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UNITED STATES DEPARTMENT OF THE INTERIOR
NATIONAL PARK SERVICE

HISTORIC PRESERVATION CERTIFICATION APPLICATION
PART 1 – EVALUATION OF SIGNIFICANCE

_____________________________________________________________________________________________________________________________________________
Instructions: This page must bear the applicant’s original signature and must be dated. The National Park Service certification decision is based on the descriptions in this
application form. In the event of any discrepancy between the application form and other, supplementary material submitted with it (such as architectural plans, drawings and
specifications), the application form takes precedence. A copy of this form will be provided to the Internal Revenue Service.

1.

Property Name Oakland Auditorium (Henry J. Kaiser Auditorium)
Street
City

10 Tenth Street

Oakland

County

Alameda

State

CA

Zip

94607-4800

Name of Historic District
National Register district

2.

certified state or local district

potential district

Nature of request (check only one box)
certification that the building contributes to the significance of the above-named historic district or National Register property for rehabilitation purposes.
certification that the building contributes to the significance of the above-named historic district for a charitable contribution for conservation purposes.
certification that the building does not contribute to the significance of the above-named district.
preliminary determination for individual listing in the National Register.
preliminary determination that a building located within a potential historic district contributes to the significance of the district.
preliminary determination that a building outside the period or area of significance contributes to the significance of the district.

3.

Project Contact (if different from applicant)
Name

Nick Orton

Street

1475 Powell Street, Suite 101

Zip

4.

94608

Company

Telephone (510)

734-7634

City

Orton Development

Emeryville

Email Address

State

CA

norton@ortondevelopment.com

Applicant
I hereby attest that the information I have provided is, to the best of my knowledge, correct. I further attest that [check one or both boxes, as applicable] (1)
I am the
owner of the above-described property within the meaning of "owner" set forth in 36 CFR § 67.2 (2011), and/or (2)
if I am not the fee simple owner of the abovedescribed property, the fee simple owner is aware of the action I am taking relative to this application and has no objection, as noted in a written statement from the
owner, a copy of which (i) either is attached to this application form and incorporated herein, or has been previously submitted, and (ii) meets the requirements of 36
CFR § 67.3(a)(1) (2011). For purposes of this attestation, the singular shall include the plural wherever appropriate. I understand that knowing and willful falsification of
factual representations in this application may subject me to fines and imprisonment under 18 U.S.C. § 1001, which, under certain circumstances, provides for
imprisonment of up to 8 years.

Name

Nick Orton

Applicant Entity

ORTON DEVELOPMENT

Street

1475 Powell Street, #101

Zip

94608

Telephone

(510) 734-7636

Signature

SSN

City
Email Address

02/03/2017

Date

or TIN

Emeryville

94-3053658
State

CA

Norton@ortondevelopment.com

NPS Official Use Only
The National Park Service has reviewed the Historic Preservation Certification Application – Part 1 for the above-named property and has determined that the property:
contributes to the significance of the above-named district or National Register property and is a “certified historic structure” for rehabilitation purposes.
contributes to the significance of the above-named district and is a “certified historic structure” for a charitable contribution for conservation purposes.
does not contribute to the significance of the above-named district.
Preliminary Determinations:
appears to meet the National Register Criteria for Evaluation and will likely be listed in the National Register of Historic Places if nominated by the State Historic
Preservation Officer according to the procedures set forth in 36 CFR Part 60.
does not appear to meet the National Register Criteria for Evaluation and will likely not be listed in the National Register. (continued)
appears to contribute to the significance of a potential historic district, which will likely be listed in the National Register of Historic Places if nominated by the State
Historic Preservation Officer.
appears to contribute to the significance of a registered historic district if the period or area of significance as documented in the National Register nomination or district
documentation on file with the NPS is expanded by the State Historic Preservation Officer.
does not appear to qualify as a certified historic structure.
Date

National Park Service Authorized Signature
NPS comments attached
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Property name

Oakland Auditorium

Property address

10 Tenth Street

NPS Project Number

Oakland

Alameda

CA

94607-4800

5. Description of physical appearance

The Henry J. Kaiser Convention Center (formerly the Oakland Auditorium) is a large rectangular, Beaux Arts style building at the
southern end of Lake Merritt near downtown Oakland, California. Beaux Arts style elements that are present include the simple
orderliness of the exterior, classical massing, monumental scale, symmetrical facades, light-colored masonry walls, and decorative
elements such as pilasters, garlands, and floral details. The building has a side-gabled roof with decorative parapets that extend
slightly above the roofline, and measures approximately four hundred feet long by two hundred feet across. The sheet metal
cresting along the roof ridge that was originally present has been removed. The building has four floors, including the basement,
and totals approximately 228,000 square feet of floor area. The upper floors are accessed primarily by a system of ramps; stairs
and elevators are also present. The building is steel frame and reinforced concrete construction. The three-hinged arch roof truss
system was specifically designed to reduce the amount of steel required to support the roof and, therefore, reduce the weight of
the roof. The majority of the roof over the arena, the ballroom (northwest corner of the building), and the art gallery (southwest
corner of the building) contained skylights that were designed to be opened; however, the skylight over the arena was removed in
1927 and the skylight over the Theatre was removed in approximately 1940.
The north (primary) façade is clad in granite veneer with terra cotta trim, while the east, west, and south facades are clad in stucco.
The north façade is symmetrical in design. Centered under the cornice of the north façade is the phrase “AVDITORIVM OF THE CITY
OF OAKLAND DEDICATED BY THE CITIZENS TO THE INTELLECTVAL AND INDVSTRIAL PROCESS OF THE PEOPLE ANNO DOMINI
MCMXIV.”
Each of the
seven (7) entrance bays contains a recessed monumental niche, or exedrae, that is elaborately decorated with sculptural reliefs
made from terra cotta; collectively the works are titled the “Riches of the Earth.” Each of the seven designs shows a unique scene,
each with its own subtheme and title.
(continued on additional sheets, see Continuation Sheet 1)
Date of building

1915

Has building been moved?

Dates of alterations
no

1935, 1946, 1949, 1980s

yes, specify date

6. Statement of significance

In the wake of the 1906 San Francisco earthquake and fire, the City of Oakland saw an opportunity to become the major cultural
center of the Bay Area, and the city went into a period of rapid growth. The Oakland Auditorium was constructed between 1913
and 1915 as one of many public and private projects planned during this growth period. The Oakland Hotel, constructed in 191012, was a companion project built to accommodate those attending conventions and other events at the auditorium. The Oakland
City Hall, another major civic building, was completed in 1914. The Oakland Auditorium was originally planned as a convention
center, and in 1912 a $500,000 bond was issued for the project. The development team included: John J. Donovan, the supervising
architect, Henry F. Hornbostel, the consulting architect, N. Clark & Son, the terra cotta supplier, Alexander Stirling Calder, the
sculptor, and Maurice C. Couchot, as consulting engineer.
Alexander Stirling Calder, a nationally-renowned
sculptor, designed the sculptural reliefs in the niches on the north façade. Couchot designed the trussed roof specifically to reduce
the overall weight of the roof. After the approval of the bonds, the project scope was expanded to include the theatre, art gallery,
ballroom, and other spaces. Without an increase in funds to cover the costs of these new components, the project went over
budget. In 1913, the City Council replaced Donovan as the supervising architect with Walter J. Mathews, reportedly due to the cost
overruns. The Oakland Auditorium opened on April 30, 2015 with a 3-day celebration called “Dance of a Thousand Colors.” The
opening of the Auditorium was expedited due to the timing of the 1915 Panama-Pacific International Exposition that opened in San
Francisco on February 20, 1915 and ran for 287 days.
Minor alterations have occurred to the Oakland Auditorium over the years, including beam and truss repairs in the arena in 1935;
replacement of landscaping with a parking lot circa 1946; alterations to the south balcony wall in 1949, including new beams; and
interior renovations in the early 1980s. Historic photos and aerials show landscaping surrounding the building to the north, west,
and east, and Lake Merritt Boulevard further north running along the edge of the lake in 1946. (see Continuation Sheet 3)
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7. Photographs and maps. Photographs and Maps begin on Continuation Sheet 7 of 29
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Oakland Auditorium
5. Description of physical appearance
Continued…
From east to west the scenes are titled “The Joy of the Effort,” “Consolation of Arts,” “Wealth of the Earth,” The
Wealth of the Mind,” “Wealth of the Sea,” The Duties of Life,” and “Gifts of the Air.” Each niche is broken into
three parts, or bays, with four composite style pilasters delineating the central entrance and flanking window bays
in each niche. The pictorial scenes include figures that depict the theme. For example, the “Consolation of Arts”
has figures playing music, creating sculptures, and performing a theatrical piece. Some typical classical details are
consistently used throughout all of the niches and include decorative garland (fruit, floral, and leaf), floral panels,
bands of egg and dart molding, as well as bands of geometric designs around the window and door openings. Each
niche includes three double-height arched window and door openings. Under the arch of the center bay is a fixed,
multi-pane, wood-sash window, below which are three decorative solid panels followed by a pair of aluminumframed doors. The doors are flanked by sidelights and topped with a transom window. The center bay is flanked by
two narrower double-height arched openings, each with an identical set of fixed, multi-pane, wood-sash windows
with solid panels in between. The windows appear to be original, while the aluminum-framed doors appear to be
modern replacements. Granite and concrete stairs lead up to the entrance bays that are raised above street level.
Concrete planters flank each of the niches.
Visually the north façade is the primary façade, while functionally the main entrances are located on both the
east and west facades; the east entrance serving the arena and the west entrance serving the theatre and other
spaces on that end of the building. The niches along the north façade also served as points of entry into the
arena and theatre, as well as the primary entrance into the Olympic Room and Ballroom.
The west façade is nearly symmetrical except for the projection of the north façade, which steps back, and includes
the main entrance to the theatre. The cornice contains a band of abstract, rectangular recessed ornamental motifs.
Steps lead up to three trabeated aluminum-frame and glass double-door entrances that are centered under five
round-arched windows bays. A glass and metal-frame projecting canopy with acroteria supported by brackets
below and suspended by cables above covers all three entrances. The five round-arched window bays contain
wood-frame, multi-pane fixed lights and decorative solid panels. The main entrance bay is flanked by two small,
wood-frame, multi-pane fixed light windows followed by a single pedestrian aluminum-frame-and-glass entrance
with fixed transom windows. The windows appear to be original, while the aluminum-frame doors appear to be
modern replacements. The iron lamps and sconces on the east and west facades are matching and appear to be
original.
The east façade mirrors the west façade; it is also nearly symmetrical except for the projection of the north
façade, which steps back. A small sign on the south end of the façade notes that the main entrance provides
access to the arena. The multi-paned, wood-sash windows appear to be original to the building, and the
aluminum-framed doors appear to be modern replacements.
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The south (tertiary) façade is more utilitarian containing service doors and loading docks near the stage and has
minimal ornamentation. The band of rectangular recessed designs at the top of the east and west facades are
continued on the south façade. The windows on this façade are multi-paned, wood- sash, fixed windows that
appear to be original to the building. The doors appear to be modern replacements.
Interior Spaces
The building was designed and built to house both an arena and a theatre. The east end of the building houses a
7,900-seat arena and the west end houses a 1,924 seat theatre with a stage in the middle originally designed to
1
serve both. In the early 1980s, Degenkolb Engineers performed a structural retrofit of the building, wherein a
shear wall was added east of the stage, cutting off the stage from the arena. The theatre retained the usage of the
stage until its closing. The theatre stage was designed to be opened at the rear end and the stage floor lowered to
unify the two spaces to create a single space with a 13,000-seat capacity, although it is unclear if that feature was
2
ever constructed. In addition to the theatre and arena, the first floor includes the west lobby, east lobby, north
gallery, and offices. The second floor includes the Olympic Room, the theatre balcony, a mezzanine lobby, arena
seating, and dressing rooms. The third floor includes the theatre’s second balcony, the Ballroom, the Gold Room,
and the highest level of arena seating. The fourth level is the basement. The level of architectural detailing varies
greatly in these interior spaces, with the arena having minimal architectural embellishment and the theatre having
the most elaborate detailing of all of the publicly-accessible spaces.
Calvin Simmons Theatre
The orchestra level includes a raked floor with 866 seats and a hydraulic orchestra pit that lowers into the
basement. There are two balcony levels. The stage sits under an ornate proscenium arch. Decorative details on the
arch and around the stage include Greek Revival elements such as bands of key designs, floral and leaf designs
covered in goal leaf, fluted pilasters, and garland. On the second floor is the mezzanine lobby, which provides
access to the first balcony. The first balcony has 489 seats, a projection booth, and dressing rooms. The mezzanine
lobby has windows that overlook the Oakland Museum to the west. The third floor includes the 544 seat second
balcony and access to the stage fly.
Offices
Office space is located at the southwest corner of the building on the first floor. This space is utilitarian in nature
and general devoid of ornamentation.

1

City of Oakland Public Library, Master Facilities Plan, “Feasibility Study of the Adaptive Reuse of the Kaiser Arena
as a New Main Library, Draft Report,” June 2006.
2
Oakland Cultural Heritage Survey, “Henry J. Kaiser Convention Center DPR 523 form,” April 30, 1983.
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Ballroom
The Ballroom is located at the northwest corner of the third floor and includes a stage and a balcony area with a
bar. The main floor is approximately 3,100 square feet, the balcony is 800 square feet, the permanent stage is
3
320 square feet and the reception capacity is 400 people.
Gold Room
The Gold Room is located at the southwest corner of the third floor and was the first home of the Oakland
4
Museum of Art. The main floor is approximately 3,100 square feet and the balcony is 800 square feet with a
400 person theatre seating capacity.
Olympic Room
The Olympic Room is located at the northwest corner of the second floor and is approximately 2,000 square
feet and features a large bar with a 120-person theatre seating capacity. The room overlooks Lake Merritt and is
viewed through the large arched windows in the north façade niches.
Arena
The arena is a large room with hardwood floors, a stage at the west end, and seating on the north, east, and south
ends. A truss system supports the roof, which contained a large skylight covering most of the arena space before
its removal. Seating in the upper levels is accessed from the second and third floors. Five arched openings are
above the seats on the east wall; the windows in these openings are currently covered. The arena is accessed
primarily through the east lobby and north gallery.
6. Statement of significance
Continued…
By 1958, aerials show a parking lot on the north side of the building and the roads to the north and west located
closer to the building. Until the 1960s, the Oakland Auditorium was the primary facility for conventions and a
variety of other large indoor events. The following is a partial list of events and people that have performed at the
Oakland Auditorium:

•
•
•
•
•
•
•
•

Gallegher and Shean, a vaudeville act
Feodor Chaliapin, Russian opera singer
Pablo Casels
Ernestine Schumann-Heink
Paul Whitman
Al Jolson
James Brown
Oakland Ballet

3

City of Oakland Public Library, “Master Facilities Plan, Feasibility Study of the Adaptive Reuse of the Kaiser Arena
as a New Main Library, Draft Report,” June 2006.
4
Ibid.
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•
•
•
•
•

Annual Christmas Pageant (later the Oakland Children's Holiday Pageant)
5
Buffalo Bill’s Wild West Show (May 10-12, 1915 )
6
Sergei Rachmaninoff, composer/pianist (February 14, 1925 )
Ringling Brothers and Barnum and Bailey Circus (1941)
Elvis Presley (1956, 1957)

•

Martin Luther King Jr. – speech commemorating the 100
Proclamation (1962)

•
•
•
•

Grateful Dead/Jerry Garcia Band (1967-89)

•

Oakland Symphony Orchestra (?-1972)

•
•
•
•
•

th

anniversary of the Emancipation

Western swing pioneer and TV personality Spade Cooley (1969)
Roller Derby (1950s-60s)
Revolutionary Intercommunal Day of Solidarity for Bobby Seale, Ericka Huggins, Angela Davis, Ruchell
Magee and Post-Birthday Celebration for Huey P. Newton (Black Panther Party function with music by
7
The Grateful Dead) (1971 )
8
Star Trek and Space Science Convention (1976 )
Anthrax, Public Enemy and Primus (1991)
Oakland Skates roller hockey (1996)
University of California, Berkeley's women's basketball team (1997-99)
Occupy Oakland march (2012)

With the opening of the Oakland Coliseum and Arena in 1966, the reopening of the 1931 Paramount Theatre in the
th
1970s, and the opening of the new George P. Scotlan Convention Center at 10 and Broadway, events and
performers were drawn away from the Oakland Auditorium. In 1982, the Oakland Auditorium closed for
renovations. Interior renovations in the 1980s included replacement of some of the interior finish materials in the
hallways and lobby areas, including replacement of carpeting and light fixtures. In 1984, after a $15 million
9
renovation, it was renamed the Henry J. Kaiser Convention Center (Convention Center). The Convention Center
finally closed in December 2005 and has been vacant since that time.
John Joseph Donovan (1876 – 1949)
John J. Donovan was born in Massachusetts in 1876. He attended Phillips Andover Academy in Andover, MA, and
received his B.S. in Architecture from Massachusetts Institute of Technology (MIT) in

5

Buffalo Bill Museum and Grave, “Did Buffalo Bill Visit Your Town? A comprehensive Country/State listing of
William “Buffalo Bill” Cody’s tour destinations,” revised 2010.
http://www.buffalobill.org/pdfs/buffalo_bill_visits.pdf, accessed October 17, 2016.
6
Davie, Scott. Sergei Rachmaninoff: A Performance Diary, The Rochmaninoff Society
http://gmlile.com/rachdiary/programdetail.aspx?performanceID=920, accessed October 17, 2016.
7
Lost Live Dead blog, http://bends13.rssing.com/chan-7612101/all_p3.html, accessed October 17, 2016.
8
San Francisco Chronicle, March 18, 2016, http://www.sfchronicle.com/oursf/article/Let-s-time-travel-back-to1976-Bay-Area-science-6922053.php, accessed October 17, 2016.
9
Jerry’s Brokendown Palaces website, Henry J. Kaiser Auditorium (Oakland Auditorium), 10th Street and Pallon,
Oakland, CA, http://jerrygarciasbrokendownpalaces.blogspot.com/2012/02/henry-j-kaiser-auditoriumoakland.html, accessed February 1, 2012.
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10
Cambridge, MA, circa 1896. He worked in New York, NY and Pittsburgh, PA before moving to Oakland in 1911.
Donovan became a well-known architect in California, and the first project he oversaw was construction of
th
Oakland City Hall from 1911 to 1914. He also designed many of the early 20 century schools in Oakland. In
1921, his book “School Architecture: Principles and Practices” was published.
Other buildings attributed to him include: the Bowie Estate Company Loft Building (San Francisco, 1918- 19);
Eureka High School (Eureka, 1926); Key System Oakland Substation (Oakland, 1937); Claremont Middle School
(5750 College Avenue, Oakland, 1913); Cleveland Elementary School (745 Cleveland Street, Oakland); Clawson
School (Oakland, 1913); Oakland Technical High School (4351 Broadway, Oakland, 1912-13); Dewey High School
(Oakland); Durant Elementary School (Oakland); Emerson Elementary School (4803 Lawton Avenue); Fremont
High School addition (4610 Foothill Boulevard); Jefferson Elementary School (Oakland); Lakeview Elementary (746
Grand Avenue); Lockwood School (Oakland); Santa Fe Elementary School (Oakland); Washington Elementary
School (Oakland); Pacific Nash Motor Company Showroom/Garage (Oakland, 1928-29); Saint Anne’s Parish School
(Lodi, 1922); Yurba Buena Island Substation (Yerba Buena Island, San Francisco, 1937); Department of Public
Works - Division of Highways San Francisco-Oakland Bay Bridge #1 (1933-36); Department of Public Works –
Division of Highways San Francisco-Oakland Bay Bridge Firehouse (Yerba Buena Island, San Francisco, 1936); Miller
Avenue Branch Library (1470 Miller Avenue, 1918, NRHP listed and Oakland City Landmark); and Sterling Street
11,12
Substation (San Francisco, 1937).
Alexander Stirling Calder (1870 – 1945)
Alexander Stirling Calder was a well-known sculptor. He was born in 1870 in Philadelphia, PA. He attended the
Pennsylvania Academy of Fine Arts, and also studied under Henri Michel Chapu and Alexandre Falguière in Paris at
the Académie Julian and at the École Nationale Supérieure des Beaux- Arts. He was based originally based in
Pennsylvania after returning from his studies in Paris, but by 1905 was splitting his time between Philadelphia,
13
New York City, and California. He lived in the Bay Area from 1913-1915 because he was Acting Chief of
Sculpture for the 1915 Panama-Pacific International Exposition in San Francisco. Calder’s other well-known works
include the statue “Washington in Peace” on New York City’s Washington Square Arch. Calder’s other works
include the sculptures for the Swann Memorial Fountain in Philadelphia (1924), and the Leif Eriksson memorial
(1929) that was given to Iceland by the United States.
Maurice C. Couchot (d. 1933)
Maurice C. Couchot, a well-known engineer and partner with architect, Kenneth MacDonald, maintained an office
14
in San Francisco at 234 Pine Street until 1923. Couchot and MacDonald designed several buildings together,
including the Spanish Revival Southern Pacific Railroad Company building in
10

Pacific Coast Architecture Database, John Joseph Donovan (Architect),
http://pcad.lib.washington.edu/person/3415/, accessed October 17, 2016.
11
Pacific Coast Architecture Database, Donovan, John J., Architect (Practice),
http://pcad.lib.washington.edu/firm/2557/, accessed October 11, 2016.
12
archINFORM, John [Joseph] Donovan, https://eng.archinform.net/arch/28751.htm, accessed October 11, 2016.
13
A. Stirling Calder, http://medallicartcollector.com/a-stirling-calder_biography.html, accessed October 11, 2016.
14
Pacific Coast Architecture Database, Maurice C. Couchot (Architect),
http://pcad.lib.washington.edu/person/522/, accessed October 26, 2016.
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Glendale, CA in 1923; the Broadway Arcade Building in downtown Los Angeles in 1924; as well as the
Francesca Apartment Building in Nob Hill, San Francisco in 1922; and the National Carbon Company
15
headquarters in Cleveland, OH in 1917. An early promoter of reinforced concrete construction, Couchot
employed a three-hinged arch roof truss system and a “thin ‘Self-Centering’ roof over the theatre and arena”
16
to reduce the overall weight of the roof.
th
The Oakland Auditorium is significant as an excellent example of an early-20 century Beaux Arts public building,
and as a major work of John J. Donovan, a prominent California architect. Construction of the Oakland Auditorium
was part of a larger scheme promoted by the business community to build private and public projects to capitalize
on the rapid population increase and period of growth in the City following the devastation in San Francisco from
17
the 1906 earthquake and fire. Donovan was the supervising architect for the 1911-14 Oakland City Hall, and is
well known for other public buildings throughout the Bay Area, particularly schools in Oakland. The building is
notable for its innovative design to serve multiple uses within a single space, including a three-hinged arch roof
truss system and the skylight above the arena. The high quality and excellent integrity of the terra cotta sculptural
reliefs, designed by Alexander Stirling Calder, are also significant elements of the overall design of the building, as
is the unified composition of the exterior facades. Significant interior spaces notable for their design and
ornamentation include the Calvin Simmons Theatre.
The Auditorium is also significant as one of Oakland’s most important and longest running public facilities
providing a venue for major events for over 90 years. The list of events above is only a snapshot of the
innumerable events held at the Oakland Auditorium, which includes world-, nationally-, and regionally-renowned
musicians, artists, and public figures.
The Oakland Auditorium is recommended eligible for the National Register of Historic Places at the local level of
significance under Criterion A for its association with events that have contributed to the broad pattern of
Oakland’s history, and under Criterion C in the area of architecture as an excellent example of Beaux Arts public
building in Oakland. The period of significance for Criterion A is 1915 to 2005, which covers the time span that the
building was used for significant events. The period of significance for Criterion C is 1915, which is the year the
building was completed.

15

Ibid. See also “Francesca Apartments, San Francisco,” The Architect and Engineer, September 1922.
Historic Resources Inventory, “Henry J. Kaiser Convention Center,” April 30, 1983, p. 7.
17
Ibid., p. 6, See also, Philip L. Fradkin, The Great Earthquake and Firestorms of 1906 (Berkeley, CA: University of
California Press, 2005), pp. 182-83.
16
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7. Photographs and maps.

Historic Photos and Drawings

Oakland Magazine, circa 1913
http://www.oaklandmagazine.com/Kaiser-Auditorium-Renovation-Underway/
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“Perspective view North elevation Auditorium
Architects Palmer & Hornbostel, New York, & J.J. Donovan, Oakland”
Building and Industrial News, January 28, 1913
https://archive.org/details/buildingindustri1313cont
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General plan of the Oakland Auditorium and Civic Center, Oakland
http://archimaps.tumblr.com/post/15088105913/general-plan-of-the-oakland-auditorium-and-civic
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Jerry’s Brokendown Palaces website, Henry J. Kaiser Auditorium (Oakland Auditorium), 10th Street and
Pallon, Oakland, CA, http://jerrygarciasbrokendownpalaces.blogspot.com/2012/02/henry-j-kaiserauditorium-oakland.html
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1942 Postcard
https://www.cardcow.com/212133/municipal-auditorium-oakland-california/
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“Super Highway in Oakland, Calif. Civic Auditorium on left, Court House in center.”
http://texaswatertowers.com/kayandlyn/postcard_ca_oakland.html
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Existing Conditions Photographs

SOURCE: NAIP, 2014; ESRI, 2012; ESA, 2016

Figure 1
Regional Locator
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Photo viewpoint locator (north at left)
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Photo #1, north façade, ESA 2016
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Photo #2, north façade, ESA 2016
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May 25, 2017
William Burg, State Historian II
Office of Historic Preservation
1725 23rd Street, Suite 100
Sacramento, CA 95816-7100

Timothy J. Brandt, Senior Restoration Architect
California Office of Historic Preservation
1725 23rd Street, Suite 100
Sacramento, CA 95816

Subject: Oakland Civic Auditorium Historic Preservation Certification Application Part 1
Dear Mr. Brandt and Mr. Burg:
This letter is in response to OHP correspondence dated March 13, 2017, regarding the
proposed Period of Significance (POS) and eligibility under National Register (NR) Criterion
A.
HPCA Part 1 has been revised, as enclosed, based upon our further evaluation, which
concludes the following:
1. There no identifiable events that occurred within the past 50 years that would qualify for
exceptional significance under NR Criteria Consideration G, and therefore a POS for
Criterion A extending into the past 50 years is not justified.
2. There is no evidence in the record for any seminal event or events – i.e., an event or events
that made a significant contribution to a broad historical pattern – associated with the
Oakland Auditorium. The range of events hosted within this facility were typical of such an
event facility and the facility is not specifically known for any one significant event. The
facility is also not associated with a significant pattern of events that made a significant
contribution to the development of a community, the State of California or the nation. The
number and/or range of events or the type of events is typical of such an event facility of its
time and is not significant in event history.
3. Conversely, the 1913-1915 building that housed those events was designed to embody
urban and architectural distinction. On that basis, under NR criterion C, as physical and
historical evidence shows, the Oakland Auditorium embodies highly distinctive
characteristics of a type and period (Beaux Arts) as well as methods of construction (its roof
assembly); represents the work of a master architect (John J. Donovan) and artist
(Alexander Stirling Calder); and possesses high artistic values (in the form of its important
urban and architectural artwork).
Thank you for your assistance on this application.
Signed:

Mark Hulbert
Preservation Architect
Cc:

Matthew Weintraub, City of Oakland
Nick Orton, Orton Development

446 17th Street #302 Oakland 94612
510 418 0285 mhulbert@earthlink.net

BLDGS.114S-116, PIER 70, SF
MHPA PROPOSE–050617–P2
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Instructions: This page must bear the applicant’s original signature and must be dated. The National Park Service certification decision is based on the descriptions in this
application form. In the event of any discrepancy between the application form and other, supplementary material submitted with it (such as architectural plans, drawings and
specifications), the application form takes precedence. A copy of this form will be provided to the Internal Revenue Service.

1.

Property Name Oakland Auditorium (Henry J. Kaiser Auditorium)
Street
City

10 Tenth Street

Oakland

County

Alameda

State

CA

Zip

94607-4800

Name of Historic District
National Register district

2.

certified state or local district

potential district

Nature of request (check only one box)
certification that the building contributes to the significance of the above-named historic district or National Register property for rehabilitation purposes.
certification that the building contributes to the significance of the above-named historic district for a charitable contribution for conservation purposes.
certification that the building does not contribute to the significance of the above-named district.
preliminary determination for individual listing in the National Register.
preliminary determination that a building located within a potential historic district contributes to the significance of the district.
preliminary determination that a building outside the period or area of significance contributes to the significance of the district.

3.

Project Contact (if different from applicant)
Name

Nick Orton

Street

1475 Powell Street, Suite 101

Zip

4.

94608

Company

Telephone (510)

734-7634

City

Orton Development

Emeryville

Email Address

State

CA

norton@ortondevelopment.com

Applicant
I hereby attest that the information I have provided is, to the best of my knowledge, correct. I further attest that [check one or both boxes, as applicable] (1)
I am the
owner of the above-described property within the meaning of "owner" set forth in 36 CFR § 67.2 (2011), and/or (2)
if I am not the fee simple owner of the abovedescribed property, the fee simple owner is aware of the action I am taking relative to this application and has no objection, as noted in a written statement from the
owner, a copy of which (i) either is attached to this application form and incorporated herein, or has been previously submitted, and (ii) meets the requirements of 36
CFR § 67.3(a)(1) (2011). For purposes of this attestation, the singular shall include the plural wherever appropriate. I understand that knowing and willful falsification of
factual representations in this application may subject me to fines and imprisonment under 18 U.S.C. § 1001, which, under certain circumstances, provides for
imprisonment of up to 8 years.

Name

Nick Orton

Applicant Entity

ORTON DEVELOPMENT

Street

1475 Powell Street, #101

Zip

94608

Telephone

(510) 734-7636

Date rev.04/21/2017

Signature

SSN

City
Email Address

or TIN

Emeryville

94-3053658
State

CA

Norton@ortondevelopment.com

NPS Official Use Only
The National Park Service has reviewed the Historic Preservation Certification Application – Part 1 for the above-named property and has determined that the property:
contributes to the significance of the above-named district or National Register property and is a “certified historic structure” for rehabilitation purposes.
contributes to the significance of the above-named district and is a “certified historic structure” for a charitable contribution for conservation purposes.
does not contribute to the significance of the above-named district.
Preliminary Determinations:
appears to meet the National Register Criteria for Evaluation and will likely be listed in the National Register of Historic Places if nominated by the State Historic
Preservation Officer according to the procedures set forth in 36 CFR Part 60.
does not appear to meet the National Register Criteria for Evaluation and will likely not be listed in the National Register. (continued)
appears to contribute to the significance of a potential historic district, which will likely be listed in the National Register of Historic Places if nominated by the State
Historic Preservation Officer.
appears to contribute to the significance of a registered historic district if the period or area of significance as documented in the National Register nomination or district
documentation on file with the NPS is expanded by the State Historic Preservation Officer.
does not appear to qualify as a certified historic structure.
Date

National Park Service Authorized Signature
NPS comments attached
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Property name

Oakland Auditorium

Property address

10 Tenth Street

NPS Project Number

Oakland

Alameda

CA

94607-4800

5. Description of physical appearance

The Henry J. Kaiser Convention Center (formerly the Oakland Auditorium) is a large rectangular, Beaux Arts style building at the
southern end of Lake Merritt near downtown Oakland, California. Beaux Arts style elements that are present include the simple
orderliness of the exterior, classical massing, monumental scale, symmetrical facades, light-colored masonry walls, and decorative
elements such as pilasters, garlands, and floral details. The building has a side-gabled roof with decorative parapets that extend
slightly above the roofline, and measures approximately four hundred feet long by two hundred feet across. The sheet metal
cresting along the roof ridge that was originally present has been removed. The building has four floors, including the basement,
and totals approximately 228,000 square feet of floor area. The upper floors are accessed primarily by a system of ramps; stairs
and elevators are also present. The building is steel frame and reinforced concrete construction. The three-hinged arch roof truss
system was specifically designed to reduce the amount of steel required to support the roof and, therefore, reduce the weight of
the roof. The majority of the roof over the arena, the ballroom (northwest corner of the building), and the art gallery (southwest
corner of the building) contained skylights that were designed to be opened; however, the skylight over the arena was removed in
1927 and the skylight over the Theatre was removed in approximately 1940.
The north (primary) façade is clad in granite veneer with terra cotta trim, while the east, west, and south facades are clad in stucco.
The north façade is symmetrical in design. Centered under the cornice of the north façade is the phrase “AVDITORIVM OF THE CITY
OF OAKLAND DEDICATED BY THE CITIZENS TO THE INTELLECTVAL AND INDVSTRIAL PROCESS OF THE PEOPLE ANNO DOMINI
MCMXIV.” Each of the seven (7) entrance bays contains a recessed monumental niche, or exedrae, that is elaborately decorated
with sculptural reliefs made from terra cotta; collectively the works are titled the “Riches of the Earth.” Each of the seven designs
shows a unique scene, each with its own subtheme and title.
(continued on additional sheets, see Continuation Sheet 1)
Date of building

1915

Has building been moved?

Dates of alterations
no

1935, 1946, 1949, 1980s

yes, specify date

6. Statement of significance

In the wake of the 1906 San Francisco earthquake and fire, the City of Oakland saw an opportunity to become the major cultural
center of the Bay Area, and the city went into a period of rapid growth. The Oakland Auditorium was constructed between 1913
and 1915 as one of many public and private projects planned during this growth period. The Oakland Hotel, constructed in 191012, was a companion project built to accommodate those attending conventions and other events at the auditorium. The Oakland
City Hall, another major civic building, was completed in 1914. The Oakland Auditorium was originally planned as a convention
center, and in 1912 a $500,000 bond was issued for the project. The development team included: John J. Donovan, the supervising
architect, Henry F. Hornbostel, the consulting architect, N. Clark & Son, the terra cotta supplier, Alexander Stirling Calder, the
sculptor, and Maurice C. Couchot, as consulting engineer. Alexander Stirling Calder, a nationally-renowned sculptor, designed the
sculptural reliefs in the niches on the north façade. Couchot designed the trussed roof specifically to reduce the overall weight of
the roof. After the approval of the bonds, the project scope was expanded to include the theatre, art gallery, ballroom, and other
spaces. Without an increase in funds to cover the costs of these new components, the project went over budget. In 1913, the City
Council replaced Donovan as the supervising architect with Walter J. Mathews, reportedly due to the cost overruns. The Oakland
Auditorium opened on April 30, 1915 with a 3-day celebration called “Dance of a Thousand Colors.” The opening of the Auditorium
was expedited due to the timing of the 1915 Panama-Pacific International Exposition that opened in San Francisco on February 20,
1915 and ran for 287 days.
Minor alterations have occurred to the Oakland Auditorium over the years, including beam and truss repairs in the arena in 1935;
replacement of landscaping with a parking lot circa 1946; alterations to the south balcony wall in 1949, including new beams; and
interior renovations in the early 1980s. Historic photos and aerials show landscaping surrounding the building to the north, west,
and east, and Lake Merritt Boulevard further north running along the edge of the lake in 1946. (see Continuation Sheet 3)
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Oakland Auditorium
5. Description of physical appearance
Continued…
From east to west the scenes are titled “The Joy of the Effort,” “Consolation of Arts,” “Wealth of the Earth,” The
Wealth of the Mind,” “Wealth of the Sea,” The Duties of Life,” and “Gifts of the Air.” Each niche is broken into
three parts, or bays, with four composite style pilasters delineating the central entrance and flanking window bays
in each niche. The pictorial scenes include figures that depict the theme. For example, the “Consolation of Arts”
has figures playing music, creating sculptures, and performing a theatrical piece. Some typical classical details are
consistently used throughout all of the niches and include decorative garland (fruit, floral, and leaf), floral panels,
bands of egg and dart molding, as well as bands of geometric designs around the window and door openings. Each
niche includes three double-height arched window and door openings. Under the arch of the center bay is a fixed,
multi-pane, wood-sash window, below which are three decorative solid panels followed by a pair of aluminumframed doors. The doors are flanked by sidelights and topped with a transom window. The center bay is flanked by
two narrower double-height arched openings, each with an identical set of fixed, multi-pane, wood-sash windows
with solid panels in between. The windows appear to be original, while the aluminum-framed doors appear to be
modern replacements. Granite and concrete stairs lead up to the entrance bays that are raised above street level.
Concrete planters flank each of the niches.
Visually the north façade is the primary façade, while functionally the main entrances are located on both the
east and west facades; the east entrance serving the arena and the west entrance serving the theatre and other
spaces on that end of the building. The niches along the north façade also served as points of entry into the
arena and theatre, as well as the primary entrance into the Olympic Room and Ballroom.
The west façade is nearly symmetrical except for the projection of the north façade, which steps back, and includes
the main entrance to the theatre. The cornice contains a band of abstract, rectangular recessed ornamental motifs.
Steps lead up to three trabeated aluminum-frame and glass double-door entrances that are centered under five
round-arched windows bays. A glass and metal-frame projecting canopy with acroteria supported by brackets
below and suspended by cables above covers all three entrances. The five round-arched window bays contain
wood-frame, multi-pane fixed lights and decorative solid panels. The main entrance bay is flanked by two small,
wood-frame, multi-pane fixed light windows followed by a single pedestrian aluminum-frame-and-glass entrance
with fixed transom windows. The windows appear to be original, while the aluminum-frame doors appear to be
modern replacements. The iron lamps and sconces on the east and west facades are matching and appear to be
original.
The east façade mirrors the west façade; it is also nearly symmetrical except for the projection of the north
façade, which steps back. A small sign on the south end of the façade notes that the main entrance provides
access to the arena. The multi-paned, wood-sash windows appear to be original to the building, and the
aluminum-framed doors appear to be modern replacements.

Continuation Page
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The south (tertiary) façade is more utilitarian containing service doors and loading docks near the stage and has
minimal ornamentation. The band of rectangular recessed designs at the top of the east and west facades are
continued on the south façade. The windows on this façade are multi-paned, wood- sash, fixed windows that
appear to be original to the building. The doors appear to be modern replacements.
Interior Spaces
The building was designed and built to house both an arena and a theatre. The east end of the building houses a
7,900-seat arena and the west end houses a 1,924 seat theatre with a stage in the middle originally designed to
serve both. 1 In the early 1980s, Degenkolb Engineers performed a structural retrofit of the building, wherein a
shear wall was added east of the stage, cutting off the stage from the arena. The theatre retained the usage of the
stage until its closing. The theatre stage was designed to be opened at the rear end and the stage floor lowered to
unify the two spaces to create a single space with a 13,000-seat capacity, although it is unclear if that feature was
ever constructed. 2 In addition to the theatre and arena, the first floor includes the west lobby, east lobby, north
gallery, and offices. The second floor includes the Olympic Room, the theatre balcony, a mezzanine lobby, arena
seating, and dressing rooms. The third floor includes the theatre’s second balcony, the Ballroom, the Gold Room,
and the highest level of arena seating. The fourth level is the basement. The level of architectural detailing varies
greatly in these interior spaces, with the arena having minimal architectural embellishment and the theatre having
the most elaborate detailing of all of the publicly-accessible spaces.
Calvin Simmons Theatre
The orchestra level includes a raked floor with 866 seats and a hydraulic orchestra pit that lowers into the
basement. There are two balcony levels. The stage sits under an ornate proscenium arch. Decorative details on the
arch and around the stage include Greek Revival elements such as bands of key designs, floral and leaf designs
covered in goal leaf, fluted pilasters, and garland. On the second floor is the mezzanine lobby, which provides
access to the first balcony. The first balcony has 489 seats, a projection booth, and dressing rooms. The mezzanine
lobby has windows with views to the west. The third floor includes the 544 seat second balcony and access to the
stage fly.
Offices
Office space is located at the southwest corner of the building on the first floor. This space is utilitarian in nature
and general devoid of ornamentation.

1

City of Oakland Public Library, Master Facilities Plan, “Feasibility Study of the Adaptive Reuse of the Kaiser Arena
as a New Main Library, Draft Report,” June 2006.
2
Oakland Cultural Heritage Survey, “Henry J. Kaiser Convention Center DPR 523 form,” April 30, 1983.
Continuation Page
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Ballroom
The Ballroom is located at the northwest corner of the third floor and includes a stage and a balcony area with a
bar. The main floor is approximately 3,100 square feet, the balcony is 800 square feet, the permanent stage is
320 square feet and the reception capacity is 400 people. 3
Gold Room
The Gold Room is located at the southwest corner of the third floor and was the first home of the Oakland
Museum of Art. 4 The main floor is approximately 3,100 square feet and the balcony is 800 square feet with a
400 person theatre seating capacity.
Olympic Room
The Olympic Room is located at the northwest corner of the second floor and is approximately 2,000 square
feet and features a large bar with a 120-person theatre seating capacity. The room overlooks Lake Merritt and is
viewed through the large arched windows in the north façade niches.
Arena
The arena is a large room with hardwood floors, a stage at the west end, and seating on the north, east, and south
ends. A truss system supports the roof, which contained a large skylight covering most of the arena space before
its removal. Seating in the upper levels is accessed from the second and third floors. Five arched openings are
above the seats on the east wall; the windows in these openings are currently covered. The arena is accessed
primarily through the east lobby and north gallery.
6. Statement of significance
Continued…
By 1958, aerials show a parking lot on the north side of the building and the roads to the north and west located
closer to the building. Until the 1960s, the Oakland Auditorium was the city’s primary facility for conventions and a
variety of other large indoor events. With the opening of the Oakland Coliseum and Arena in 1966, the reopening
of the 1931 Paramount Theatre in the 1970s, and the opening of the new George P. Scotlan Convention Center in
1983, some events and performers were drawn away from the Oakland Auditorium. In 1982, the Oakland
Auditorium closed for renovations which included replacement of some of the interior finish materials in the
hallways and lobby areas, such as carpeting and light fixtures. In 1984, after a $15 million renovation, the building
was renamed the Henry J. Kaiser Convention Center (Convention Center) and returned to use as an events venue.
The Convention Center finally closed in December 2005 and has been vacant since that time.
The following is a partial list of events and people that have performed at the Oakland Auditorium:

•
•
•

Gallegher and Shean, a vaudeville act
Feodor Chaliapin, Russian opera singer
Pablo Casels

3

City of Oakland Public Library, “Master Facilities Plan, Feasibility Study of the Adaptive Reuse of the Kaiser Arena
as a New Main Library, Draft Report,” June 2006.
4
Ibid.
Continuation Page
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•
•
•
•
•
•

Ernestine Schumann-Heink
Paul Whitman
Al Jolson
James Brown
Oakland Ballet
Oakland Symphony Orchestra (?-1972)

Continuation Page
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•
•
•
•
•
•
•

Annual Christmas Pageant (later the Oakland Children's Holiday Pageant)

•

Western swing pioneer and TV personality Spade Cooley (1969)

•

Revolutionary Intercommunal Day of Solidarity for Bobby Seale, Ericka Huggins, Angela Davis, Ruchell
Magee and Post-Birthday Celebration for Huey P. Newton (Black Panther Party function with music by
The Grateful Dead) (1971) 7

•
•
•
•
•
•
•

Star Trek and Space Science Convention (1976) 8
Grateful Dead (1979-89) 9
Jerry Garcia Band (1986-94) 10

Buffalo Bill’s Wild West Show (May 10-12, 1915) 5
Sergei Rachmaninoff, composer/pianist (February 14, 1925) 6
Ringling Brothers and Barnum and Bailey Circus (1941)
Elvis Presley (1956, 1957)
Roller Derby (1950s-60s)
Martin Luther King Jr. – speech commemorating the 100th anniversary of the Emancipation
Proclamation (1962)

Anthrax, Public Enemy and Primus (1991)
Oakland Skates roller hockey (1996)
University of California, Berkeley's women's basketball team (1997-99)
Occupy Oakland march (2012)

John Joseph Donovan (1876 – 1949)
John J. Donovan was born in Massachusetts in 1876. He attended Phillips Andover Academy in Andover, MA, and
received his B.S. in Architecture from Massachusetts Institute of Technology (MIT) in

5

Buffalo Bill Museum and Grave, “Did Buffalo Bill Visit Your Town? A comprehensive Country/State listing of William
“Buffalo Bill” Cody’s tour destinations,” revised 2010.
6
Davie, Scott. Sergei Rachmaninoff: A Performance Diary, The Rochmaninoff Society
http://gmlile.com/rachdiary/programdetail.aspx?performanceID=920, accessed October 17, 2016.
7
Lost Live Dead blog, http://bends13.rssing.com/chan-7612101/all_p3.html, accessed October 17, 2016.
8
San Francisco Chronicle, March 18, 2016, http://www.sfchronicle.com/oursf/article/Let-s-time-travel-back-to1976-Bay-Area-science-6922053.php, accessed October 17, 2016.
9
Grateful Dead Setlists website, https://www.cs.cmu.edu/~./gdead/setlists.html, accessed May 17, 2017.
10
Jerry Garcia website, Shows/Tours,
http://jerrygarcia.com/shows/page/7/?kw=oakland&sd&ed&reg&stat&cty&ec&octy&srt=DO, accessed May 17,
2017.
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Cambridge, MA, circa 1896. 11 He worked in New York, NY and Pittsburgh, PA before moving to Oakland in 1911.
Donovan became a well-known architect in California, and the first project he oversaw was construction of
Oakland City Hall from 1911 to 1914. He also designed many of the early 20th century schools in Oakland. In
1921, his book “School Architecture: Principles and Practices” was published.
Other buildings attributed to him include: the Bowie Estate Company Loft Building (San Francisco, 1918- 19);
Eureka High School (Eureka, 1926); Key System Oakland Substation (Oakland, 1937); Claremont Middle School
(5750 College Avenue, Oakland, 1913); Cleveland Elementary School (745 Cleveland Street, Oakland); Clawson
School (Oakland, 1913); Oakland Technical High School (4351 Broadway, Oakland, 1912-13); Dewey High School
(Oakland); Durant Elementary School (Oakland); Emerson Elementary School (4803 Lawton Avenue); Fremont High
School addition (4610 Foothill Boulevard); Jefferson Elementary School (Oakland); Lakeview Elementary (746
Grand Avenue); Lockwood School (Oakland); Santa Fe Elementary School (Oakland); Washington Elementary
School (Oakland); Pacific Nash Motor Company Showroom/Garage (Oakland, 1928-29); Saint Anne’s Parish School
(Lodi, 1922); Yurba Buena Island Substation (Yerba Buena Island, San Francisco, 1937); Department of Public
Works - Division of Highways San Francisco-Oakland Bay Bridge #1 (1933-36); Department of Public Works –
Division of Highways San Francisco-Oakland Bay Bridge Firehouse (Yerba Buena Island, San Francisco, 1936); Miller
Avenue Branch Library (1470 Miller Avenue, 1918, NRHP listed and Oakland City Landmark); and Sterling Street
Substation (San Francisco, 1937). 1213
Alexander Stirling Calder (1870 – 1945)
Alexander Stirling Calder was a well-known sculptor. He was born in 1870 in Philadelphia, PA. He attended the
Pennsylvania Academy of Fine Arts, and also studied under Henri Michel Chapu and Alexandre Falguière in Paris at
the Académie Julian and at the École Nationale Supérieure des Beaux- Arts. He was based originally based in
Pennsylvania after returning from his studies in Paris, but by 1905 was splitting his time between Philadelphia,
New York City, and California. 14 He lived in the Bay Area from 1913-1915 because he was Acting Chief of Sculpture
for the 1915 Panama-Pacific International Exposition in San Francisco. Calder’s other well-known works include
the statue “Washington in Peace” on New York City’s Washington Square Arch. Calder’s other works include the
sculptures for the Swann Memorial Fountain in Philadelphia (1924), and the Leif Eriksson memorial (1929) that
was given to Iceland by the United States.
Maurice C. Couchot (d. 1933)
Maurice C. Couchot, a well-known engineer and partner with architect, Kenneth MacDonald, maintained an office in
San Francisco at 234 Pine Street until 1923. 15 Couchot and MacDonald designed several buildings together, including
the Spanish Revival Southern Pacific Railroad Company building in

11

Pacific Coast Architecture Database, John Joseph Donovan (Architect),
http://pcad.lib.washington.edu/person/3415/, accessed October 17, 2016.
12
Pacific Coast Architecture Database, Donovan, John J., Architect (Practice),
http://pcad.lib.washington.edu/firm/2557/, accessed October 11, 2016.
13
archINFORM, John [Joseph] Donovan, https://eng.archinform.net/arch/28751.htm, accessed October 11, 2016.
14
A. Stirling Calder, http://medallicartcollector.com/a-stirling-calder_biography.html, accessed October 11, 2016.
15
Pacific Coast Architecture Database, Maurice C. Couchot (Architect), http://pcad.lib.washington.edu/person/522/,
accessed October 26, 2016.
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Glendale, CA in 1923; the Broadway Arcade Building in downtown Los Angeles in 1924; as well as the Francesca
Apartment Building in Nob Hill, San Francisco in 1922; and the National Carbon Company headquarters in
Cleveland, OH in 1917. 16 An early promoter of reinforced concrete construction, Couchot employed a threehinged arch roof truss system and a “thin ‘Self-Centering’ roof over the theatre and arena” to reduce the overall
weight of the roof. 17
The Oakland Auditorium is significant as an excellent example of an early-20th century Beaux Arts public building,
and as a major work of John J. Donovan, a prominent California architect. Construction of the Oakland Auditorium
was part of a larger scheme promoted by the business community to build private and public projects to capitalize on
the rapid population increase and period of growth in the City following the devastation in San Francisco from the
1906 earthquake and fire. 18 Donovan was the supervising architect for the 1911-14 Oakland City Hall, and is well
known for other public buildings throughout the Bay Area, particularly schools in Oakland. The building is notable for
its innovative design to serve multiple uses within a single space, including a three-hinged arch roof truss system and
the skylight above the arena. The high quality and excellent integrity of the terra cotta sculptural reliefs, designed by
Alexander Stirling Calder, are also significant elements of the overall design of the building, as is the unified
composition of the exterior facades. Significant interior spaces notable for their design and ornamentation include
the Calvin Simmons Theatre.
Consequently, the Oakland Auditorium is recommended eligible for the National Register of Historic Places at the
local level of significance under Criterion C in the area of architecture as an excellent example of a Beaux Arts public
building in Oakland and as a major work of an important Oakland, California architect, John J. Donovan. The period
of significance for Criterion C is 1913-1915, which is the period of the building’s construction and completion.

16

Ibid. See also “Francesca Apartments, San Francisco,” The Architect and Engineer, September 1922.
Historic Resources Inventory, “Henry J. Kaiser Convention Center,” April 30, 1983, p. 7.
18
Ibid., p. 6, See also, Philip L. Fradkin, The Great Earthquake and Firestorms of 1906 (Berkeley, CA: University of
California Press, 2005), pp. 182-83.
17
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Historic Photos and Drawings

Oakland Magazine, circa 1913
http://www.oaklandmagazine.com/Kaiser-Auditorium-Renovation-Underway/
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“Perspective view North elevation Auditorium
Architects Palmer & Hornbostel, New York, & J.J. Donovan, Oakland”
Building and Industrial News, January 28, 1913
https://archive.org/details/buildingindustri1313cont
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General plan of the Oakland Auditorium and Civic Center, Oakland
http://archimaps.tumblr.com/post/15088105913/general-plan-of-the-oakland-auditorium-and-civic
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Jerry’s Brokendown Palaces website, Henry J. Kaiser Auditorium (Oakland Auditorium), 10th Street and
Pallon, Oakland, CA, http://jerrygarciasbrokendownpalaces.blogspot.com/2012/02/henry-j-kaiserauditorium-oakland.html
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1942 Postcard
https://www.cardcow.com/212133/municipal-auditorium-oakland-california/
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“Super Highway in Oakland, Calif. Civic Auditorium on left, Court House in center.”
http://texaswatertowers.com/kayandlyn/postcard_ca_oakland.html
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Existing Conditions Photographs

SOURCE: NAIP, 2014; ESRI, 2012; ESA, 2016

Figure 1
Regional Locator
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Photo viewpoint locator (north at left)
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Photo #1, north façade, ESA 2016
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Photo #2, north façade, ESA 2016
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Photo #3, north façade niches, ESA 2016
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Photo #4, north façade niche detail, ESA 2016
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Photo #5, south façade, ESA 2016
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Photo #6, west façade, ESA 2016
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Photo #7, west façade (north secondary entry), ESA 2016
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Photo #8, east façade, ESA 2016
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Photo #9, arena interior, ESA 2016
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Photo #10, Theatre interior, ESA 2016
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Photo #11, Theatre interior details, ESA 2016
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Photo #12, Ballroom, ESA 2016
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Photo #13, Gold Room (originally the Art Gallery), ESA 2016
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Photo #14, Theater Lobby (City of Oakland, 2016)
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Photo #15, Arena Lobby (City of Oakland, 2016)
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Property name

Oakland Auditorium (Henry J. Kaiser Auditorium)

Property address

10 Tenth Street, Oakland, CA

Number

1

Feature

Project Intro-Summary

NPS Project Number

94607-4800
Date of Feature

1915-present

Describe existing feature and its condition

The Henry J. Kaiser Convention Center (“HJK”), formerly the Oakland Auditorium, is a large
rectangular, Beaux Arts style building. Beaux Arts-style elements that are present include
the simple orderliness of the exterior, classical massing, monumental scale, symmetrical
façades, light-colored masonry walls, and decorative elements such as pilasters, garlands,
and floral details. The building has a side-gabled roof with decorative parapets that
extend slightly above the roofline. The building has four floors, including the basement,
and totals approximately 228,000 square feet of floor area. The building is of steel frame
and reinforced concrete construction.
The north (primary) façade is clad in granite veneer with terra cotta trim, while the east,
west, and south façades are clad in stucco. The north façade is symmetrical in design and
contains 7 recessed entryways, each of which is a monumental niche.
When in use and historically, the main building entrances were located at both the east and
west façades; the east entrance having served the arena and the west entrance having served
the theatre and associated spaces on that end of the building. When in use, the niches
along the north façade also served as points of entry into the building. A long corridor,
or Concourse, spanned the full width of the building and its north façade and which was
originally labeled the Exhibition Corridor, as the building was historically used for a
wide range of activities, including exhibitions.
The rear (south) façade, while equal in size to the north façade, is more utilitarian and
simply ornamented.
The building was designed and constructed to house both an arena and a theatre plus other
assembly spaces, including ballrooms. The east end of the building houses a 7,900-seat
arena and the west end houses a 1,924-seat theatre. The stage between the arena and theatre
was originally designed to serve both and also allowed for the stage to lower to connect
the two spaces. In 1982, a structural retrofit of the building closed the proscenium at the
arena side of the stage and fixed the stage in place.
In addition to the theatre, stage and arena, the first floor contains the theatre and arena
foyers, lobbies and the north concourse, along with a range of ancillary and interstitial
spaces (toilet rooms, loading areas, offices, etc.). The second floor contains the upper
theatre foyer and lobbies, a pair of event rooms, corridors wrapping around the arena and
under the arena seating, and, ancillary and interstitial spaces, including dressing rooms
for the theatre, toilet rooms, and arena concession areas. The third floor contains the
theatre’s second balcony, a ballroom (the “Ballroom”) with its own balcony and stage at the
north side of the theatre space, another event space at the south side of the theatre (the
“Gold Room” which also has its own balcony area), and the upper tier of arena seating. The
fourth building level is the basement, which houses utilitarian storage and building
service areas. The large arena space is open to the roof.
Weaving the building together are 6 separate ramp ways (originally labeled “inclines”). The
2 ramps at each northern corner traverse the 3 main building levels, excepting the
basement. The other 4 connect just the first and second levels. The 2 ramps at the eastern
building corners also link to stair segments to the basement level. Only 1 stairway, in the
southwest building corner, connects all 3 main floors, yet that stair originally linked
only the second and third floors.
All of the surviving original forms and features of the building’s façades are highly
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significant, though the south façade is evidently simplified and thus tertiary relative to
the primary north façade and secondary east and west façades. Its roof has been greatly
modified, yet its original double-pitched form is likewise original and thus significant
architecturally. Significant interior spaces notable for their design and ornamentation
include the Theatre, the Theatre Foyers and Lobbies, the North Concourse, and the third
floor event spaces and their lobbies. Other significant interior spaces notable for their
spatial rather than elemental or material qualities are the Arena Foyer, Lobby and
Corridors, a number of the ramps, and the character of the space of the Arena itself.
Presently, the HJK is vacant. The exterior façades are in good condition with minimal
visible material deterioration, and have been largely unaltered. The site features (e.g.,
landscaping, hardscape, and parking) have all been altered. Other effects on the property
were the expansion then contraction of convention and exposition uses, resulting in the
addition and later removal of an exposition annex directly to the south.
Since the building’s 1915 opening, many important developments have been built on
neighboring sites, including the Oakland Museum of California (OMCA) and Laney College
campuses that were constructed ca. 1969 to the west and south, respectively. New
improvements to roadways, landscaping, and open spaces to the north and east including
improvements to Lake Merritt, the Oakland estuary, and surrounding areas.
The following are chronological alteration summaries from several sources. These include
historic drawings from the City of Oakland (identified by month.year), and Oakland Tribune
newspaper clipping files from 2 file folders labeled “Oakland Auditorium” at Oakland Public
Library History Room (identified by year only), then followed by a summary of alterations
from the 1982 alteration project:
Feb.1922
Ruptured girder repairs
Oct.1925
Roof ventilators added
1926
Auditorium box seating added
1927
New theatre lighting – chandelier plus 4 lanterns plus lights under balcony
Dec.1927
120’x200’ skylight replaced with roofing
Sep.1934
Roof bracing added
Mar.1935
First floor beam repairs (under theatre)
Apr.1935
Truss repairs (to arena)
1935
New HVAC, replastered walls/ceilings, new fire hydrants, new acoustic system
between theatre/arena, repair roof, recondition plumbing/electrical system
1936
New arena stage mural (at proscenium)
Ground improved, raised
Jan.1938
Stairway to art gallery added (first to second floor)
Jul.1940
Roof improvement, reglazing art gallery skylight
Oct.1940
Progressive study of displacement (revised 1952)
1945
New freight elevators
Dec.1947
Subsidence survey of displacement
1947-48
New theatre seating
Jan.1949
Structural alterations to arena south balcony wall
1950
New neon signage
May.1952
Auditorium floor elevator added
Jul.1952
South wall parapet bracing
Sep.1953
Parking lot (layout plan)
Dec.1956
Theatre seating (added/replaced)
May.1957
Stage stairs added
Jul.1957
Paving at east entrance
1957
New exterior lighting at front/niches
New orchestra pit and lift
New theatre seats and curtain
New aluminum exit doors
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Apr.1960
Art museum exit stair added
Aug.1964
Fire sprinkler system added
Oct.1968
Arena fixed seating and elevated platforms added
Based on 1982 alteration plans:
Building Site
North – new concrete stairs, handrails.
West – new concrete ramps, handrails; alter existing stairs; refurbish historic lanterns.
East – new concrete sidewalk, ramp, stairs, landings, handrails; refurbish historic
lanterns.
South – New loading dock, stairs, railings.
Building Exterior
North – new handrails at niche stairs, niche lighting, signage.
West – Stucco repair and repainting, signage.
East – Block-up 1 existing window; stucco repair and repainting, signage.
South – New freight elevator opening/door; new loading dock, door; block up existing window
(at west end); stucco repair and repainting; signage.
Roof – Remove Gold Room skylight; remove rooftop signage; new roofing.
Building Interior
Theatre and arena entries – new tile flooring, lighting, painting.
Theatre lobbies – new carpeting (at lobbies), tile flooring (vestibules), lighting,
painting, signage; new interior door/window units; new handrails at stairs; new elevators;
signage.
Theatre – altered orchestra pit; new stage curtain, painting; acoustic treatments, incl.
block-up existing west windows; strengthened ceiling.
Stage – close up arena stage opening with concrete wall.
Concourse – new tile flooring and wall bases, lighting, painting; added structural braces.
Arena lobby – new tile flooring, lighting, painting, concession windows.
Arena – new concrete floor slab (partial); remove 2 floor lifts; new wood floor (over
existing and concrete); replace seating (selective); block-up east windows; add structural
bracing at trusses; repainting.
Ball Room – acoustic treatments, painting, signage.
Gold Room – add balcony, stair, toilet rooms; acoustic treatments, painting, signage.
Meeting rooms – add new carpeting, trimwork, casework, ceilings, lighting, signage.
Toilet rooms – replace all with new finishes, fixtures, equipment (except 1 at second floor
theatre dressing rooms).
Basement – new concrete floor slabs.
Photo numbers

figs.#16 - #126, hist.photos #1-#11

Drawing numbers

Significance diagrams; architectural
project plans(all)

Describe work and impact on feature

The proposed project consists of the adaptive reuse and rehabilitation of the Oakland/HJK
Auditorium property and building.
The proposed work intends to rehabilitate the existing building for renewed theatrical
events, and new commercial office, retail, and/or educational uses. Building repairs,
alterations and improvements will address building deficiencies and meet reuse standards.
1. SITE
The Oakland Auditorium was originally conceived as a component of a civic center which was
only partially realized. For example, original designs for the Auditorium building also
included a pair of proposed (yet unidentified) civic structures bookending the front of the
building. Over time, due to onsite and offsite developments that, separated the building
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from its surroundings by parking, busy roads and driveways, the building has taken on an
island-like aspect, despite its proximity to the lake, the college, the museum and other
civic buildings.
While the full range of these previous effects to the property cannot be remedied by the
proposed rehabilitation and reuse, a key goal of the proposed rehabilitation project is to
improve the immediate setting and, specifically, the connections between the building and
the surrounding assets.
The Oakland Auditorium was originally designed as a lakefront building in a parklike
setting with an intervening roadway that, in the 1910s, was a minor roadway. Since, a large
parking lot has supplanted its former lakefront landscaping and the early street has been
widened to a multi-lane, highly trafficked avenue. Further, the recent construction of the
lakeside amphitheater has restored a parklike character east of the roadway, yet it appears
to have raised up the formerly level or down-sloping grade, which affects visual connection
to the lake. None of these substantial changes are within the project site and none are
feasible to reverse. Nonetheless, the need to improve the setting by reducing these impacts
is a component of the proposed work, understanding that successful reuse of the property
will in part depend on improvement of the setting.
Given the constrained building site, the proposed exterior building and site alterations
and additions will be focused as follows.
A. North:
1. The addition of a podium/plinth outside of and spanning across the building north
façade, for use as a public outdoor space, the level of which will align with the
existing first floor. The purpose of this space will be to 1) create an inviting
activity and use area at the front of the building, 2) improve the visual connection of
the building to its lakefront setting by raising the proposed use/activity area above
the level of the parking area, approximately equivalent to the grade of the original
lakefront yard, and 3) provide greater access to each of the historic building niches
and entrances. This proposed freestanding structure will cover, retain and protect in
place the existing exterior stairs and landings as well within each historic niche. To
do so, the new podium/plinth will extend into the niches without touching or attaching
to the terra cotta base at the niche walls and with minimal and non-structural
connection to the historic stone and brick landings and stairs. This proposed work will
be fully reversible;
2. Addition of new pole-mounted lanterns.
B. East and West:
1. The selective repair and accessibility upgrade of the existing sidewalks, stairs, ramps
and landings;
2. Cleaning and relamping of historic pole-mounted lanterns;
C. South:
1. At the existing central loading platform, alteration of existing stairs and landing plus
addition of new entry ramp to convert this non-historic loading platform to a formal
building entry.
2. Repainting and addition of “banners” selectively along the façade.
2. EXTERIOR
Rehabilitation of the exterior building façades will require minimal alterations and
repairs:
• Retention and protection of all granite and terra cotta work;
• Repair and repainting of stucco and cast plaster ornamentation at the east, west and
south façades;
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Selective repair of and repainting of historic wood windows and their glazing at the
east, west and south façades, and including the wood window assemblies at the north
niches;
Restoring the previously removed and blocked-up windows above the entry marquee/canopy
at the east façade, to match the historic and based on original drawings;
Cleaning and relamping of historic, building-mounted light fixtures;
Replacement of non-historic central loading doors at the south façade with new entry
doors (note: no original exterior entry doors remain);
Removal and replacement of non-historic, building-mounted lighting at the south façade;
Removal of non-historic signs.

Proposed work at the roof includes:
A. Replacement roofing.
B. Reinstating a portion of the sloped skylighting.
C. Reinstating a marquee along the north roof edge.
Each of these proposed scopes of work are shown in the current project plans.
3. INTERIOR
The HJK interior is subdivided into 2 primary parts:
• The Theatre, which constitutes approximately one-third of the building volume and
includes 3 stories of theatre and theatre-related uses and spaces, including the
original stage, 2 ballroom spaces and 2 joined meeting rooms;
• The Arena, which constitutes approximately two-thirds of the building, inclusive of
arena-related use and circulation areas, yet the bulk of which is the arena volume
itself.
At the first floor, these two primary building parts physically yet indirectly interconnect
via the Concourse that spans the building. They currently have limited internal
connectivity, though the theatre and arena originally connected via the stage, which was
open to each performance space until 1982, when the arena proscenium opening was sealed
with a concrete shear wall.
As summarized in the Introduction, a wide range of alterations were undertaken in 1982.
While large-scale structural changes are not reversible, smaller scale alterations such as
the blocking up of windows, placement of carpeting over original floor finishes, and
replacement lighting will be reversed.
The spaces throughout the theatre portion of the building are ornamented, including the
Theatre, its foyers and lobbies, and the two large, event spaces at the Third Floor.
The arena portion of the building largely lacks ornamental elements, excepting for the
arcaded Concourse that also shares the architectural window walls of the niches, plus some
architectural treatment at the Arena Foyer. Rather, the character of the arena portion is
in its combined rectilinear and horseshoe-shaped open volume, which in the arena’s upper
reaches fills that entire portion of the building.
The proposed project will retain and rehabilitate the existing spaces throughout the
theatre portion of the building. Proposed changes are limited to:
A. Removal of the lowest rows of (non-original) orchestra level seating and alteration of
the floor at the theatre in order to create level and open floor space at the front of
stage.
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B. Removal of the existing (non-original) lobby to the second floor meeting rooms (Olympic
Room) and located within the Concourse in order to restore the original space of the
Concourse and to allow for the reuse of a portion of the Concourse for dining/café
space.
The historic spaces and features throughout the theatre portion of the building will be
retained without alteration. Proposed work is limited to rehabilitation, including upgrades
of finishes, accessibility components, lighting, and signage.
The arena portion of the building will be adapted for reuse and required structural
upgrades will be located in this portion of the building. To accomplish architectural and
structural programs, the project proposes to subdivide the arena portion with the insertion
of a new structure entirely within the existing building that will fill approximately onequarter of the existing arena volume. The inserted structure, to be located immediately
east of the existing shear wall and , will be steel and concrete construction. It will also
include a large glazed wall interconnecting and overlooking the arena volume. And at the
Concourse, where there is a proposed new lobby at the first floor, walls and doors within
that space will likewise be largely glazed.
The proposed new structure will have no effect on the building’s exterior. The spatial
volume of the remaining three quarters of the arena portion of the building will be
retained and adapted for new uses. In the Arena, the first floor will be opened by removal
of existing partitions separating the concourse and lobby spaces from the space of the
arena, and the lowest balcony will likewise be opened up, altered and expanded to create
mezzanine-level floor area. The upper tier of seating and its primary structure will be
retained. Several floor penetrations are also proposed to connect the first floor and the
basement.
In summary, at the arena side of the building, identified significant spaces include:
• Concourse - Its spatial volume, continuous arcade, coffered ceiling and exterior/outside
walls and openings will be retained and rehabilitated. The original anterooms formed by
the exterior niches will be retained and reopened. The interior walls will be largely
removed in order to open the Concourse to the arena space.
• First Floor Arena Foyer - Its space, defined by its vaulted ceiling, to be retained,
including the vaulted plaster ceiling and its exterior-facing wall and openings. Its
interior walls are to be largely opened.
• Second Floor Arena Lobby - Its spatial volume, again defined by a vaulted ceiling, will
be retained and rehabilitated, including recapturing the full width of the lobby space
to the perimeter wall, where original exterior windows are to be restored. The internal
side of this Lobby will again be largely opened up.
• Second Floor Corridors - Also identified as significant, curvilinear segments of the
corridors at the southeast and northeast corners of the second floor will be retained,
including their vaulted plaster ceilings, exterior plaster walls and concrete floors.
The interior walls will again be largely opened to the central space.
• Ramps/Inclines – The original concrete circulation ramps located in the southeast and
northeast building corners will be retained and rehabilitated.
The building interior also includes a full Basement, which is a utilitarian floor level
without character-defining interior spaces or features. The Basement will be repaired and
rehabilitated for a range of uses.
Finally, the existing building systems – mechanical, electrical, plumbing and fire
protection – will also be rehabilitated for reuse.
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Describe existing feature and its condition

The HJK, having been originally sited within a lakeside park, has an expansive setting that
is generally associated with a range of other nearby civic buildings, including the Oakland
Museum of California, the Alameda County Superior Courthouse and Administrative Building,
and the Oakland Public Library. The HJK property is also related spatially to Lake Merritt,
towards which its primary façade is oriented. Thus, the building’s primary façade fronts to
the north. But, uniquely, it has 3 fronts – the primary, ceremonial façade at the north,
secondary façades serving as entryways at the east and west, and a tertiary façade at the
rear, towards 10th Street to the south.
Site areas (i.e., standing outside the building plane) within the project boundaries
include:
• To the north, a deep sidewalk area with 7 sets of steps and planters between the
building and the sidewalk;
• To the south, a narrow sidewalk separated by several planting beds, steps, ramps and
landings;
• To the west, a broad sidewalk and entry area with stairs, landings and ramps;
• To the east, another broad sidewalk and entry area with steps, landings and ramps.
While each of these site areas are original to the building, surviving original/early site
features are the sets of granite entry stairs at the east (2 stairways), west (3 stairways)
and south (1 stairway), and including the lanterns east and west, plus the light wells (2)
and door ramp (1) at the west end of the south side. All other site features are later
replacements and, thus, non-historic assemblies.
Based on historic photographs, the original setting on the north side of the building was a
large yard lying between the building and the lakefront roadway (12th Street). This yard
gradually sloped upward toward the building, abutting its north façade just below the level
of the existing granite steps within the niches. Thus, historically, the building and its
yard were much closer to the lake than they are today. A result of the fill that the
building was erected upon, settlement of the building and ground altered their relationship
from the end of construction until ca.1950. According to historic drawings and news
clippings, exterior stairs were constructed and altered as a result of grade changes. By
the 1950s, parking and roadways were expanded to the north, with the north yard converted
to a sunken parking lot and drives added to the east and west, which effectively narrowed
the building site to become the island that it is today. Landscaping and road development
north of the property has also altered historic views of the building from the lake and
vice-versa.
Character-defining features include the granite stairways outside of the building façades
to the west (3), east (2) and south (1).
Photo numbers

figs. #16 - #34

Drawing numbers

A-1.0 – 9.2

Describe work and impact on feature

The proposed work at the building site includes:
1. Repaired and new concrete sidewalks.
2. Removal and replacement of non-historic stairs, ramps, and landings.
3. At the front (north), the addition of a new central stair and ramp and a new, raised
terrace/plinth level across the north façade, to align with the first floor level thus
providing access into and via each niche by bridging to the existing niche entrances.
This proposed work will retain the original/early and existing construction except at
the central bay, where the existing non-historic concrete entry stair (again, outside
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the building façade) will be removed and replaced with a new entry stair. The new
terrace/plinth construction is proposed to be freestanding, lightweight framing and
decking, lightly attached to the historic building, and reversible without detriment to
the historic building and its features.
4. An additionally proposed element at the terrace/plinth is a glass enclosed “patio” at
its west end, to create screened space for dining, etc. The transparent, temporal and
reversible design is also intended to limit any impact of this enclosure on the historic
architecture.
5. Site utilities and infrastructure:
A. Add utility equipment, including three site-mounted transformers and three backflow
preventers and telecommunications antennas.
B. Replace existing underground utilities (power, sewer, gas) and add modern utilities.
___________________________________________________________________________________________
Number

3

Feature

Front (north) Exterior Façade

Date of Feature

1915-2005

Describe existing feature and its condition

The primary façade of the HJK faces north towards the lake with a monumental, symmetrical,
and sculptural façade. Its monolithic granite face is punctuated by 7 arches that contain
half-domed entry vestibule niches. The odd number of entry arches is an expression of
invitation and openness, containing an opening in the exact center of the façade rather
than a central blank façade. While the granite-faced façade is a massive 2-dimensional
plane, the overall façade is 3-dimensional. Not only do the niches create volume, but the
whole of the north façade is appended to the bulk of the building, its granite faces
returning approximately 16 feet at each end and its flat roof abutting the double-pitched
building form. The granite work is of the highest quality, the selection and use of which
was reportedly an upgrade of the design based on the admonition of one of its original
architects, who warned that anything less would prove to be a shame. The granite façade’s
composition includes a low granite base and continuous projecting cornice. Centered under
the cornice of the north façade is the phrase “AVDITORIVM OF THE CITY OF OAKLAND DEDICATED
BY THE CITIZENS TO THE INTELLECTVAL AND INDVSTRIAL PROCESS OF THE PEOPLE ANNO DOMINI
MCMXIV.” Each of the 7 entrance niches are elaborately decorated with sculptural reliefs
made from terra cotta; collectively the works are titled the “Riches of the Earth.” Each of
the seven designs shows a unique scene with its own subtheme and title. From east to west,
the scenes are titled “The Joy of the Effort,” “Consolation of Arts,” “Wealth of the
Earth,” “The Wealth of the Mind,” “Wealth of the Sea,” “The Duties of Life,” and “Gifts of
the Air.” Each niche is divided into three parts, or bays, with four composite-style
pilasters delineating the central entrance and flanking window bays in each niche. The
pictorial scenes include figures that depict the theme. For example, the “Consolation of
Arts” has figures playing music, creating sculptures, and performing a theatrical piece.
Some typical classical details are consistently used throughout all of the niches and
include decorative garland (fruit, floral, and leaf), floral panels, bands of egg and dart
molding, and bands of geometric designs around the window and door openings. Each niche
includes three double-height arched window and door openings. Under the arch of the center
bay is a fixed, multi-pane, wood-sash window below which are three decorative solid panels
followed by a pair of aluminum-framed doors. The doors are flanked by sidelights and topped
with a transom window. The center bay is flanked by two narrower double-height arched
openings, each with an identical set of fixed, multi-pane, wood-sash windows with solid
panels in between. The windows appear to be original, while the aluminum-framed doors
appear to be modern replacements. Granite and concrete stairs lead up to the entrance bays
that are raised above the adjoining grade. Concrete planters flank each of the niches.
The building’s north façade is a bold civic expression, scaled to its urban setting and
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lending dignity to the building’s purposes.
Significant spaces and features are the building’s principle spatial relationship to the
lakefront (despite changes that have altered this relationship); the whole of its granite
work, including the granite steps and landings within each niche; terra cotta bas-relief
sculptures that form the exterior walls of each niche; and entry bays containing sets of
wood and glass window units (with non-historic aluminum doors) within the niche walls.
As summarized above, based on historic records, non-significant alterations include the
front parking lots, paths and landscaping, including planters at the base of wall and added
concrete steps and hand-railings at the front of each niche and which have altered the
building’s relationship to its setting and grade; aluminum entry doors at each entry way;
lighting and signage; an entrance to an added set of stairs which leads to the second floor
and ballroom; and miscellaneous equipment and accessories.
Photo numbers

figs. #16 - # 24

Drawing numbers

A–1.0,2.0,4.0,6.0,7.0,9.0 – 9.2

Describe work and impact on feature

The proposed work on the primary north façade includes:
1. The retention of all significant spaces and features, as summarized directly above.
2. The proposed new plinth/terrace, entry stair and ramp across the front (see Site) will
include decking that bridges across the top of the existing niche steps and landings,
which will obscure but not remove or alter those original features and which will also
avoid connecting directly to the terra cotta base of the inner niche walls.
3. Other work will include, within the niches, the replacement of non-historic entry doors
with new sets of doors similar to the originals and new light fixtures to be related by
design to the original period lighting.

Number

4

Feature

West and East Exterior Façades

Date of Feature

1915-2005

Describe existing feature and its condition

The HJK’s’ west and east façades are very similar but do not match. They are each tripartite, secondary façades with formal entrances to their relative original uses, the
theatre at the west and arena at the east. Both walls are cement plaster-finished and
symmetrical, with the exception of their north ends and the approximately 16-foot granite
return walls at each. The central entrances consist of a broad set of stairs that ascend up
to 3 entry portals opening into a recessed central vestibule. A marquee overhangs these
entries, suspended from the wall above by ornamental chains. Above, the central façades are
pedimented to reflect the broad double-pitched roof. Each pediment has short clipped ends
and are then flanked by full height rectilinear piers composed of 2 full-height pilasters
separated by a narrow field and gathered under an entablature. Outer entrances at their
bases have sets of granite steps along with doorways and transoms set at the face of wall
rather than recessed. There are also 3 sets of ornamental lanterns, a pair standing at
each outer entry and another pair mounted at the walls at each side of the central
entrances. A single window opening with a 3-lite wood window was also punched into the
lower central wall between the central and outer entries.
The differences between the east and west façades are at the central upper walls, where the
windows of each are uniquely configured relative to their specific uses. While each has 5
tall, arched upper window openings with wood windows and with low-relief plaster aprons and
moldings surrounding the openings – 3 stacked directly overhead the entrances and with
outer flanking units – the windows at the east side are 4 lites high while those at the
west front are shorter, at 3 lites. The smaller windows corresponding to the second floor
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level are larger at the west façade, where they relate to the Theater Foyer, whereas those
at the east façade are relative to the far more constrained space of the Arena Lobby at the
second level.
Character-defining features of the west and east façades are their original forms and
ornamental features. Such ornamental treatments at each façade are low-relief molded cement
plaster work including building bases, pilasters, outer door hoods, door and window frames,
apron panels, string courses and arched window heads. The entablatures are projecting
cornices over bands with incised rectangular panels the shadows of which are dentil-like.
The marquee is ornamented sheet metal with ornamental metal chains and escutcheons. The
tall, wood upper windows are 2 lites wide and 4 lites high and with robust wood frames; the
smaller wood windows are 3 lites tall. And the ornamental wall-mounted and standing
lanterns are cast bronze.
Per historic records, alterations at east and west façades include: the removal and infill
of 1 lower window unit and opening at the east façade; roll-down grilles at central entry
portals; all outer doors and transoms; all signage, equipment and accessories (see Site for
stair-related alterations).
Photo numbers

figs. #24 - #28;

#32 - #34

Drawing numbers

A-3.0,5.0,6.0,7.0,8.0

Describe work and impact on feature

Proposed rehabilitation work at the east and west façades will include:
1. The preparation for and repainting of the wood windows and exterior stucco.
2. Historic wall-mounted fixtures will be retained, cleaned, rewired and relamped.
3. Alterations at the east façade will consist of reopening of the second floor windows
currently blocked up at the interior.
There are otherwise no proposed alterations at the west façade.

Number

5

Feature

South Exterior Façade

Date of Feature

1915-2005

Describe existing feature and its condition

The south façade is essentially the rear wall, though it faces 10th Street, which has been
the Auditorium’s address since the 1960s when, to the west, the Oakland Museum was built
and the Fallon Street St. address was abandoned. Except for its scale and size, some 400
feet in length by 70 feet tall, the rear (south) façade does not reflect or architecturally
relate to the front (north) façade. The south façade has a tall base course and a high
entablature, the patterns of which continue from the east and west façades and the cornice
portions of which stand taller than the north wall. Along the south wall are 5 sets of
pilasters, 2 at either end and 3 in the middle. The paired pilasters are segregated by
narrow vertical wall segments and the paired pilasters are, in turn, separated by 4 broad
wall segments. At the base of and inserted between each of the paired pilasters are 3
different types of doorways in the middle 3, and windows in the outer 2. In the broad wall
segments are 3 tall window openings housing single-wide and double-stacked wood window
units, though one of the window openings in the western wall segment extend to grade with a
door below. The south wall finishes are flat and molded cement plaster, which was repainted
in the 1980s.
Overall, the south façade is simply rendered compared to the other three façades.
Significant features are its original cement plaster finishes and molded ornamental
treatments, all original door and window openings, and all wood windows.
Per the historic records, previous alterations at the south façade include: the blocking up
of the westernmost window opening; replacement of all doors; the addition of an exterior
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elevator opening and door in the bay to the right (east) of center; and the addition of the
loading dock at the central opening. As with the overall exterior, the walls were repaired
and repainted in the early 1980s.
Photo numbers

figs. #29 - #32

Drawing numbers

A-2.0,8.0

Describe work and impact on feature

Rehabilitation work at the south façade will include:
1. The preparation and repainting of the existing wood windows and stucco.
2. The replacement of non-historic doors at the central door opening with new entry doors.
Other existing doors, none of which are historic, will be selectively replaced.
3. Existing and non-historic wall-mounted lighting will be removed and replaced with new
lighting of historically compatible designs.
4. The installation of banners at vertical piers.

Number

6

Feature

Roof

Date of Feature

1915-2005

Describe existing feature and its condition

The bulk of the existing roof is a double-pitched and medium-sloped form with a flat
section atop the extension of the north façade. Numerous projecting elements, including
ventilator and equipment housings, stand atop the roof. Given the height of the building
and its relatively low-sloped roof, the roof itself is mostly not visible from anywhere in
the surrounding streets, whereas the various roof projections are. The existing roofing is
a membrane installed in 1984.
In addition to its overall double-pitched form, the only rooftop elements of historic
significance are the two existing flagpoles, one at each end.
Photo numbers

--

Drawing numbers

A- 2.0,9.0, 9.1, 17.0, 23.0 – 27.0

Describe work and impact on feature

Proposed work at the roof includes:
1. Replacement roofing.
2. Reinstating a portion of the sloped skylighting over the arena portion of the building.

Number

7

Feature

East and West Entry Vestibules

Date of Feature

1915-2005

Describe existing feature and its condition

The entry vestibules transition from the exterior to the interior at their respective
building entryways, east and west. The spaces are open to the exterior via 3 rectilinear
entry portals at the tops of the central stairs, yet are enclosed on 3 sides as well as
overhead. Each vestibule is narrow and 3 bays in length. The ceilings and walls are flat
and plastered, the bays separated by shallow pilasters and beams.
The east and west Entry Vestibules are in generally good material condition. Significant
characteristics and elements include the vestibule spaces and their plastered walls and
ceilings. Per historic documentation, alterations have included the addition of security
grilles in their exterior openings, the replacement of all of the entry doors, new tile
flooring (that replaced the original terrazzo), and non-historic lighting.
Photo numbers

--

Drawing numbers

A-3.0
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Describe work and impact on feature

The Entry Vestibules will be rehabilitated and proposed alterations will be limited to:
1. The replacement of non-historic doors.
2. The replacement of non-historic lighting with historically compatible fixtures.

Number

8

Feature

Marquee Signage

Date of Feature

c1930-1982

Describe existing feature and its condition

The Auditorium Building had rooftop marquee signs that faced northward to the lake. The
most recent versions were installed c1950 and removed in 1982. And an earlier version can
be seen in historic photos. While the 1950 signs were identified to be salvaged in the 1982
plans, no remnants of these signs have been located.
Photo numbers

Historic Photo # 9 - #11

Drawing numbers

A – 1.0- 3.0, 6.0 – 9.2, 30.0 – 31.2

Describe work and impact on feature

The project proposes to again add new rooftop marquee signs facing north to the lake and
south towards Interstate 880. Similar to the earlier signs, the new signs will be largescale scaffold-like assemblies with electric/electronic illumination. Two options are under
consideration:
1. Option 1 is a 3-part scheme based on a central “auditorium” sign with outboard signs for
each part of the building at each end of the façade;
2. Option 2 is a centralized design identifying the “auditorium” along with the “theatre”
and “arena” portions of the buildings.
Each option is based on the historic sign designs, the first on the c1950 version and the
second on the earlier version.
The intent of the proposed marquee signage is to again add prominent sign elements proudly
announcing this important civic facility. As with the previous and missing signage, this
signage will be additive and readily reversed without detrimental impact.
___________________________________________________________________________________________________________________________

Number

9

Feature

Theatre Foyers and Lobbies

Date of Feature

1915-2005

Describe existing feature and its condition

First Floor Theatre Foyer: The first floor foyer is an elongated space situated between the
3 sets of west entry doors from the Entry Vestibule and the 7 sets of entry doors to the
Theatre, and with secondary lobby spaces at the north and south. The Theatre Foyer is 100
feet in length by 22 feet wide by 13.5 feet tall. The central space of the Theatre Foyer is
7 bays in length, each bay under a biaxially-vaulted ceiling segregated by flat arches at
the column lines. At each end, north and south and via arched openings, the Theatre Foyer
extends an additional bay and into vestibule-like spaces that connect to the outer lobbies
and to ramped circulation.
Wall and ceiling finish materials are flat plaster. Ornamentation is limited to simple
enframed arches and wall panels in low relief. Mirrors infill the narrow panels at arch
lines and the sets of doors are centered in their respective bays. The floor is carpeted
with a marble base (original floor was indicated as stone and which is likely partly extant
under carpeting).
The Theatre Foyer’s significant features include the original space and its surviving
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original forms and materials, including its plastered walls, arches and ceiling vaults.
Original flooring is likely concealed beneath existing carpeting.
Alterations include all of the doors, chandeliers, carpeting, mirrors, grilles and
radiators, sprinkler heads, drinking fountain and signage, all of which date to 1982-83.
Second Floor Theatre Foyer: This second floor foyer, similar in plan and form to the first
floor foyer yet with a slightly higher ceiling, primarily serves the theatre balcony and
its accessory spaces. Whereas the first floor foyer directly abuts the theatre and is
separated from the exterior by the entry vestibules, the second floor foyer is aligned
directly against the exterior wall and with a set of 5 windows overlooking the west entry
area below, with the 3 center windows directly above the west entry marquee. Like the first
floor, the second floor foyer is an elongated space 7 bays in length and which terminates
in outer lobby spaces at each end, yet which the foyer is no longer open to, as doors have
been added between the foyer and outer lobbies.
The second floor Theatre Foyer is vaulted longitudinally. Its 6 flattened archways are
unbroken, their vertical pilasters transitioning to the overhead arches without any
separation. Those arches are simply decorated with a continuous low relief panel. The
intervening bays are likewise unbroken and smooth-plastered arch forms, yet inset into each
are rectilinear, vertical wall segments that cove into the arched ceilings at each side of
the space. These insets contain large wood windows over wood sills and aprons on the outer
(west) side and wall segments and theatre doorways on the interior (east) side, where the
walls are full height with inset panels. The pairs of doors have solid transoms, again with
an inset panel. The existing flooring is carpet (again, likely over the original stone
flooring) and with a near-continuous stone baseboard. Radiators with sheet metal housings
stand under windows, 4 total. Chandeliers hang from the center of each ceiling bay.
Per summarized documentation, alterations include the doorways added at each end of the
space; replacement theatre entry doors; replacement radiators; carpeting, lighting,
signage, fire sprinklers and accessories.
Theatre Lobbies First Floor
At the First Floor southwest and northwest corners, 2 secondary entries served by exterior
entry stairs and doors from the west feed into lobby spaces that lie at the north and south
ends of the Theatre Foyer. Non-historic doors separate the Theatre Foyer from each of these
outer lobbies.
At the North Lobby, those doors are atop a set of stairs that go up to the floor level of
the foyer. This lobby floor is thus at the level of its west entry doors whereas the south
lobby has a set of stairs up from its exterior entry doors so the South Lobby space is
flush with the Foyer floor level.
First Floor North Lobby: A glazed door and window wall with a pair of doors stands opposite
and is aligned with the foyer stairs. That door opening accesses a ramp to the upper
floors. Within the entry way, just inside the west entry doors is an elevator. Opposite the
exterior entry way is a glazed wall with a central set of doors to the North Concourse. The
North Lobby space has flat plaster walls and ceilings, the latter with shallow stepped
squares, and the wall have shallow relief panels like the Theatre Foyer. The floor is a
patterned quarry tile and the interior stairs carpeted. Doors to the ramp are paired wood
with large glass lites and the opening is cased in wood. Stair handrails are steel pipe
with lugs. The elevator door and frame are flat, clear aluminum. A square fluorescent light
fixture is mounted at the center of the lobby ceiling.
The North Lobby’s significant features include the original spaces and the surviving
original plaster walls, wall panels and coffered ceilings. The interior stair is likewise
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original, likely including its original treads and risers, which are presently carpeted.
Alterations include all interior doors and door/window units, elevator, elevator door and
frame, stair handrails, quarry tile flooring, lighting and signage.
First Floor South Lobby: This space, once continuous with and on the same level as the
Theatre Foyer, is today separated by a set of flush wood doors with side lites. The South
Lobby space is square in plan with a flat plaster ceiling with a simple and raised edge at
all four walls. A set of steps head down to the west entry doors, and the plaster ceiling
above slopes downward over the stairs. These stairs have steel pipe handrails. Opposite the
foyer doors is an opening with a stairway heading up to the second floor, up several marble
steps to a marble landing where the carpet-covered stair turns and disappears to the west.
That stair also has steel pipe handrailings. To the left (east) of the 2nd floor stairway
is another elevator with clear aluminum doors and frame. And to the east, directly opposite
and aligned with the exterior doors and stairs is another set of doors with sidelites into
a lobby office area. The South Lobby is finished with flat plaster walls and ceilings and a
patterned quarry tile floor with a marble band at the perimeter and marble base at the
walls. Stair treads and risers are also marble. The walls also have several shallow relief
panels. A closet door stands in the west corner of north wall. That door is painted, solid
wood panel (and is one of the few original doors remaining in the building).
In the late 1930s, the stairway to the 2nd floor was added, which altered the southwest
corner of the South Lobby.
The South Lobby’s significant features include the original spaces and surviving original
forms and materials, consisting of plaster walls and ceilings, stone floor borders and
bases, the wood panel door at the corner closet, and also including the space and stairs of
the stairway added in the 1930s (which appears to have acquired significance on its own as
it was a WPA project to provide a direct entry way to the Gold Room, which then housed the
Oakland Art Gallery).
Based on documentation, non-historic alterations – i.e., alterations made outside of the
period of significance – includes new doors and lights, tile flooring, handrails, elevator
door, opening and cab, lighting, fire sprinklering, signage and accessories.
Theatre Lobbies Second Floor
Another pair of lobbies straddle the second floor Theatre Foyer at the south and north
ends, with the South Lobby linking directly to several vertical circulation modes – the
south stair to the first, second floor and third floors, a ramp down to the first floor and
dressing rooms, and another stair up to the Theatre Balcony. The North Lobby links to two
separate ramps, one going down and reflecting the ramp flanking the theatre at the South
Lobby; and the other, in the northwest building corner, feeding to both the first and third
floors. The North Lobby also houses an elevator in its northwest corner, alongside the
passage into the northwest ramp. Again reflecting the South Lobby, another stair directly
accesses the Theatre Balcony above.
While differently configured, these spaces were similarly treated, with ornamental plaster
walls and ceilings and patterned stone floors. The ornamental and curvilinear northwest
stair is of stone, metal and wood and is a highly distinctive interior feature. That stair
originally only traveled between the second and third floors – its downward set of stairs
were added in the 1930s with the addition of the Oakland Art Gallery at the third floor,
thereby providing access from an exterior entry way.
As documented, these lobby spaces have also been similarly altered, with sets of doors
added between it and adjoining spaces and including ones separating the lobby from their
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respective ramps. The South Lobby has another set of doors in a wall that segregates that
space from the northwest stair. Doors, carpeting and lighting have also been replaced.
Photo numbers

figs. #35 - #48

Drawing numbers

A-12.0,14.0,20.0,21.0

Describe work and impact on feature

The proposed work will:
1. Retain, rehabilitate and refinish the first and second floor Theatre foyers and lobbies.
2. Plaster walls and ceilings will be prepared and repainted.
3. Stone flooring and bases will be retained, cleaned and resealed, including concealed
flooring, where feasible.
4. Existing non-historic interior doors and door/window units will be retained, as they are
part of required exiting and smoke control.
5. Non-historic materials and elements will be selectively removed and replaced with new,
including lighting. Where replacement is proposed, designs of new elements will
reference the original designs based on historic photographs and drawings.

Number

10

Feature

Arena Foyer

Date of Feature

1915-2005

Describe existing feature and its condition

At the first floor, an Arena Foyer, corresponding to the Theatre Foyer, is located at the
east entry, transitioning between the east Entry Vestibule and the Arena. The Arena Foyer
is 8 structural bays in length by 1 bay in width. It is a 100-foot long space under a long
and flat-vaulted ceiling. In addition to the 3 sets of exterior entry doors and another 3
sets of doors opposite and into the Arena, narrow spaces at the east side house several
ticket and service areas, those at the west house concession spaces with service windows
open to the foyer. Large, rectangular openings egress the Arena Foyer at each end, north
and south.
Wall and ceiling finishes are flat plaster, the floor and base are quarry tile with quarry
tile aprons at the concession windows. A continuous wood crown moulding transitions from
wall to ceiling. A linear fluorescent light fixture spans the space from north to south at
the apex of the vaulted ceiling. All doors are flush, the doors to the Arena, set within
vestibules, are clad in metal. And an open anteroom at the east side and south end of the
space has a moulded wood casing.
The Arena Foyer’s significant features include the original space and its surviving
original forms and materials, which are limited to the plaster walls and ceilings and the
door openings at each side and each end. With these exceptions, the Arena Foyer has been
substantially altered, including replacement of all doors, the addition of quarry tile wall
and floor finishes (original floor and bases were indicated as stone), lighting, sprinkler
heads, radiators, signage and accessories.
Photo numbers

figs. #49 - #52

Drawing numbers

A-13.0,20.0

Describe work and impact on feature

Proposed work will:
1. Retain, rehabilitate and refinish the surviving Arena Foyer space and identified
significant features.
2. Historic plaster work will be prepared and repainted excepting that non-structural walls
at the west side of the Arena Foyer will be partly removed to open up the space.
3. Non-historic lighting will be replaced with historically compatible fixtures.
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First Floor Concourse

Date of Feature

1915-2005

Describe existing feature and its condition

Across the north front of the building spans a broad and long circulation spine that is
entered directly from the north niches. The Concourse originally spanned from the entry
vestibule at the northwest corner to the entry vestibule at the northeast corner so was
open for the length of its 17 bays, thus measuring some 400 feet in length (by 25 feet wide
and 12.5 feet tall). As described above, the North Lobby was created by the addition of
doors segregating the westernmost bay of the Concourse. Additionally, in the latter 1930s,
an interior lobby leading to a new staircase and restrooms was added within the Concourse,
which narrowed it for several bays in the middle of its western half, corresponding with
and reinforcing the subdivision of the overall building into theatre and arena portions.
Nonetheless, the original Concourse largely survives and especially so in the arena portion
of the building.
This elongated space is broken up by a concatenation of rectilinear frames that form an
arcade expressing the building bays, each frame with triangular haunches in each upper
corner. The ceiling bays between have shallow stepped rectangular coffers with a ceilingmounted fluorescent fixture in the center of each ceiling. The walls, frames and ceilings
are flat plaster-finished. The floor and bases are quarry tile (the original scored
concrete no longer extant).
In alternate bays at the north side of the Concourse are the seven sets of exterior entry
doors and window units at the niches, the interior side of which is moulded wood casing and
trim (and, at present, boarded up for security). Between these entry ways are recessed
areas that were originally open anterooms, 2 of which remain, 4 having been closed up and
converted to toilet rooms, a kitchen and a stairway related to the lobby added in 1938-39.
Two shallow vestibules with large, metal-clad doors access the Arena from the south side of
the Concourse. At its eastern end, a large opening enters the Arena Foyer. Adjacent to that
opening are several small concession windows facing into the Concourse, and which are
aluminum-trimmed openings with quarry tile aprons.
The Concourse’s significant features include the original space with its elongated, arcaded
form, plastered walls, arches and coffered ceilings, and the wood window/door units at the
exterior wall. While the intervening lobby space and stair appear to have been added in the
1930s and were also a WPA project, that work was not associated with an important interior
use or spaces, such as the Art Gallery. Rather, it was associated with the second floor
meeting spaces. Those meeting spaces were substantially altered in the 1980s, the character
of which, in the 1930s, is unknown. Moreover, unlike the contemporaneous Art Gallery stair,
the added meeting room lobby and stair are basic spaces without architectural character,
while they also intruded detrimentally on the original Concourse. Consequently, the meeting
room lobby and stair are not identified as significant.
Historical documentation confirm that non-historic alterations include the addition of the
doors at the North Lobby; the added lobby and stair; the bathrooms and kitchen added at
original anterooms; all doors; quarry tile flooring, apron and bases; lighting, radiators,
fire-sprinklers, signage; and several sets of exposed structural braces.
Photo numbers

fig. #53 - #56

Drawing numbers

A-13.0,20.0

Describe work and impact on feature

Proposed work will:
1. Retain, rehabilitate and refinish the historic space and materials of the Concourse,
specifically the repair, preparation and repainting of the original plaster arches,
walls and ceilings, excepting that non-structural walls at the south side of the
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2.
3.
4.
5.

NPS Project Number
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Concourse into the Arena will be removed to open the space of the Concourse to the space
of the Arena.
The added Olympic Room lobby will be removed.
At the proposed north lobby at the new interior volume and structure, glazed walls will
be added within the Concourse.
At the theatre portion, a café/restaurant space will be added in the Concourse.
Non-historic lighting will be removed and replaced with historically compatible
fixtures.

While the intent of the proposed work is to retain and rehabilitate the character-defining
space and features of the Concourse, an effect of the proposed work will be to alter the
original spatial relationships by removing the partitions separating the Concourse from the
Arena and by adding divisions within the length of the Concourse. However, it is the intent
of the project to retain and rehabilitate the overall length of the original Concourse, so
any internal divisions will be transparent.

Number

12

Feature

Theatre

Date of Feature

1915-2005

Describe existing feature and its condition

The Theatre is an approximately 1,924-seat proscenium theatre with an orchestra and balcony
floors, the high volume which forms the center of the theatre portion of the building. In
plan it is a square space at 100 by 100 feet, its ceiling at approximately 50 feet from the
first floor level, and its proscenium opening to the stage measuring 50 feet wide by 31
feet high. The Theatre’s interior architectural style is highly ornate Neo-Classical, with
elaborately ornamented plaster side and stage walls, balcony fronts, former organ lofts
which have been converted to egress and storage, and ceiling, the character of which was
aptly described in a previous evaluation:
“The historic character of the theatre includes its dramatic space as well as numerous
features, including its raked orchestra and balcony floors, square proscenium arch,
extensive ornamental plasterwork, central chandelier light, and orchestra pit. As described
in the 1982 SHRI: Notably, the roughly square two level theater contains a rectangular
proscenium with enriched pulvinated border, flanked by canted wall sections containing
arched and screened upper level organ pipes framed by giant fluted Corinthian pilasters. An
elaborate entablature with modillioned cornice and garlanded frieze extends along the tops
of the walls. The elaborately ornamented ceiling is divided by heavy beams into a large
center section and smaller border sections. A large gilt-framed bowl-type amber glazed
chandelier hangs from the middle section; four smaller cylindrical chandeliers with
circular bases hang from the corners. A U-shaped balcony with richly decorated pulvinated
railing extends along the sides and rear.” (from 1992 SHRI)
As documented, alterations include replacement seating, flooring (carpeting), stairs and
wheelchair lift to the stage, selected lighting, and wire netting at the ceiling (part of
seismic hazard reduction), original windows at the upper rear that have been blocked,
installation of exposed acoustical panels, and exposed theatrical equipment.
Photo numbers

figs. #57 - #60

Drawing numbers

A-10.0,13.0-15.0,18.0,20.0–22.0

Describe work and impact on feature

Proposed work at the Theatre is limited to:
1. The removal of rows of (non-original) seating and alteration of the floor at the
orchestra level to allow for a level audience area at the front of stage and for greater
use flexibility.
2. The existing seating arrangement and non-historic seating will also be reconfigured to
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contemporary space standards.
3. New lighting will replace non-historic existing lighting and theatre tech will also be
replaced with new.
4. The orchestra pit will be expanded.
5. Existing and historic theatre lights will be retained, cleaned and relamped.
6. Historic ornamental plasterwork will be cleaned and touched up.

Number

13

Feature

Stage

Date of Feature

1915-2005

Describe existing feature and its condition

The theatre Stage, at 35 feet in depth and 80 feet in width (including wings), provides a
performance space with wings and with a stage fly loft equipped with stagecraft. It is
separated from the theatre by an existing fire curtain assembly and proscenium curtain.
Importantly, the original stage was two-sided, with proscenia facing both the theatre and
arena. The stage was also designed to raise and lower hydraulically in order to connect the
theatre and arena spaces. The arena proscenium was closed up with a concrete wall in the
early 1980s, so the existing and future stage serves only the theatre.
Significant characteristics of the stage are its overall space and its important spatial
relationship to the theatre via the proscenium. No stage features, elements or equipment
are identifiably significant.
Photo numbers

Figs. #61 - #62

Drawing numbers

A-10.0,13.0

Describe work and impact on feature

Like the Theatre, the proposed work will:
1. Retain and reuse the Stage for theatrical performance.
2. The existing stagecraft will be selectively retained or replaced to meet current and
future performance requirements.
3. Additional backstage features such as an ADA accessible dressing room, will be added.

Number

14

Feature

Arena

Date of Feature

1915-2005

Describe existing feature and its condition

The Arena is a large volume space, rectilinear in plan, its fixed seating two-tiered and
horseshoe-shaped in plan. The combination of the rectangular and horseshoe plans define the
overall character of the arena space.
The arena space subsumes nearly the entire area of the arena portion of the building,
giving way only to the concourse and corridors surrounding and below it on 3 sides (north,
south and east) at the first and second levels. The overall space of the Arena measures 190
feet wide (north-south) by 250 feet long (east-west) and fills the height of the building
from the first floor to the exposed, steel-framed, double-pitched roof. The first floor
level consists of the main floor of the Arena surrounded by low walls under the lip of the
projecting balcony. The upper level is two-tiered, with raked and fixed seating separated
by a continuous walkway. Above, the building’s rectilinear exterior walls define the space
with a double-pitched roof sloping to the north and south about its central axis and
supported by open steel trusswork.
The arena floor is wood. A large freight elevator is located in and flush to the field of
the floor. At the first floor, sets of large, flush wood doors (metal clad at their
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exterior sides) provide egress to and from the Arena, 2 at the north and south sides and 3
from the east.
Arena alterations have been numerous:
• It was once a sky-lit space, the large and operable skylights having been removed early
in the building’s history.
• The addition of exposed acoustic paneling.
• The proscenium closed-up.
• The original wood floor overlain by a new wood floor.
• Fixed seating added (in 1968 at first floor) and selectively replaced (in 1982 at
balconies).
• The floor-freight elevator added.
• Egress doors replaced.
• Upper windows at the east wall blocked (though the original windows remain).
In addition to the seismic structural work done in 1982-83, structural alterations have
also been undertaken at the balcony supports and at the roof trusses, including tension
wires that run the span of the arena, and the addition of a network of catwalks and
theatrical rigging above.
As the Arena was architecturally utilitarian rather than, like the Theatre, ornamental and
stylistic in plan and design, the rectangular and horseshoe-shaped, two-tiered, highvolumed space under a large double-pitched roof with exposed steel structure defines its
character. In addition to the overall space, the exposed steel structure at the upper level
and roof are historic features of the space.
Photo numbers

figs. #63 - #68

Drawing numbers

A-11.0–17.0,20.0–22.0, 25.0 – 29.0

Describe work and impact on feature

The proposed project will adapt the arena space to new commercial office, retail, and/or
assembly uses.
Proposed work at the Arena includes:
1. Subdivision of the arena space by removing existing construction and adding new
structure with 3 new floor levels, occupying approximately a quarter of the existing
arena volume at the west end of the existing arena. A large, glazed interior wall will
separate and overlook the remaining arena space. Existing arena balcony construction at
the west side of that new wall will be removed. Within the volume of space between the
new glazed wall and the stage wall, the 3 new floors will be added.
2. The retention of the approximately three-quarters of the overall arena space and its
exposed exterior walls, exposed roof and building structure.
3. To create usable space at the first floor, the surrounding first floor walls (tucked
under the balcony) and the lower seating tier are proposed to be removed. A partial new
mezzanine floor will be added to and extend forward from the level of the existing
balcony.
4. At the first floor, along with the existing elevator opening, several new floor
penetrations are proposed in order to add lightwells to the basement level.
At the east side of the new structure’s glazed wall, the upper tier balcony and its seats
will be retained and preserved in place as physical artifacts of the Arena’s original form
and function. The second floor balcony level will be converted and extended into the arena
space as a mezzanine level, while retaining the characteristic horseshoe shape. As such, a
portion of the concrete bleachers and the secondary rakers that frame the lower tier of
seating will be removed. The primary seating rakers and trusses will be retained, and the
upper seating tier and seats above the arena’s existing interior second floor doorways,
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will also be retained.
The project also proposes to recreate portions of the missing arena skylight and to reopen
the original upper east windows that have been blocked-up.
The intent of the proposed work at the Arena is to partially yet substantially retain the
overall and identified character of the arena space by retaining the bulk of its spatial
volume. The original arena use and its overall space are not proposed or feasible for
reuse. To adapt the arena space to new uses, the proposed project will reduce that overall
space by approximately one-quarter of its original volume, consequently affecting the arena
space, yet substantially retaining the bulk of the space, including its upper seating tier
and primary structure.

Number

15

Feature

Second Floor Arena Corridors

Date of Feature

1939-present

Describe existing feature and its condition

The second level of the arena portion of the building does not have an existing foyer
space. While a central foyer was original to the east end of this level and corresponding
to below, including 5 windows along the east exterior wall, that central foyer and its
windows are no longer there. Instead, the Arena Corridor continues across this end of the
space and with service spaces inserted between the corridor and the east exterior wall.
Consequently, continuous and relatively narrow corridors wrap the 3 sides of the arena
space. Tucked under the raked arena seating and following the curvature of the seating plan
in the north and southeast corners of the Arena, the Corridor spaces are narrow (approx. 9
ft. wide), low (approx. 9 ft. max.) and long, with smooth plaster walls and with low arched
ceilings. The flooring is scored concrete with concrete wall bases. Multiple, regularly
space interior doorways provide access into the Arena via narrow passages. The south and
north corridors have sets of exterior windows, the south side in window niches and the
north side the arched upper windows of the entry niches.
Remaining portions of the original foyer and the two curvilinear corridor segments wrapping
the northeast and southeast building corners are the identified significant interior spaces
at the arena portion of this building level. In addition to their spaces, their features
include smooth plaster walls, vaulted plaster ceilings and scored concrete floors.
As summarized, previous alterations include substantial changes to the original foyer
space. Typical alterations also include all replacement doors, all lighting, fire
sprinklering and signage.
Photo numbers

figs. #69 - #76

Drawing numbers

A-11.0,12.0,13.0–17.0,21.0

Describe work and impact on feature

At the second floor Arena Corridors, proposed work will:
1. Retain the identified, character-defining portions of the second floor Arena Corridors
at the east end and eastern corners of the building.
2. Remove the walls between the retained corridors and the proposed arena mezzanine to be
level with and open to the proposed Arena Mezzanine.
3. Remove the existing corridors in the western half of the arena portion of the building
in order to create open floor area.
4. At the north side of this level, the interior ante rooms between all niches will be
reopened, repaired and refinished.
5. The south side windows and their niches will be retained and rehabilitated.
This proposed work will retain the character-defining spaces and features of the Arena
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Corridors, including rehabilitation of the second floor Arena Foyer, yet with the exception
of the removal of the walls between retained foyer and corridors and the arena.

Number

16

Feature

Third Floor Ballroom and Lobby

Date of Feature

1915-2005

Describe existing feature and its condition

The Ballroom is located on the third floor and at the north side of the Theatre. The
Ballroom is a grand, 2 story high, open room with its own small stage at its east end and a
balcony across its north side. The Ballroom space is 35 feet wide by 85 feet in length and
22 feet in height, plus the balcony which has a central stair and is otherwise ingenuously
perched above the arches of two of the exterior niches. To the west, an outer vestibule and
lobby independently serve the Ballroom and which are also directly served by the northwest
ramp and an elevator from the first floor North Lobby and its entry.
The Ballroom space is 3 bays in length, with paired pilasters and corniced ceiling bays
expressing its tripartite form. The Ballroom has painted, ornamented plaster walls and
ceilings, with the central fields of the ceiling given over to glazed laylights (that were
originally natural light but are now artificially lit). The stage is raised with a shallow
projecting lip and with a simply framed proscenium. The floor is oak. A central stair with
ornamental metal railings ascends to the balcony, which has ornamental metal railings
across its open (south) side and a bar located at its east end. Chandeliers hang from the
centers of each of the ceiling bays.
The characteristics and character-defining features of the Ballroom include its original
spaces, including the balcony and stage, along with surviving original forms and features,
including its ornamental plaster walls, ceilings and proscenium; wood flooring and stairs;
ornamental iron and wood stair and balcony railings; and the ceiling laylight. The Ballroom
is in good condition.
As documented, previous alterations include the conversion of the ceiling laylight from
natural to artificial illumination, replacement doors and lighting, conversion of off-stage
storage into dressing/restrooms, added fire sprinklers, signage and accessories. The
existing bar area at the balcony was also added to this space.
Photo numbers

Figs. #72 - #85

Drawing numbers

A-15.0,22.0

Describe work and impact on feature

Proposed work at the Ballroom is limited to its required repairs and refinishing and to the
removal of selected non-historic elements and to be replaced with new. That work will
include cleaning and touching up plasterwork, touching up the wood flooring, cleaning and
relamping of the laylights, and replacement of existing light fixtures with historically
compatible fixtures.

Number

17

Feature

Third Floor Gold Room and Lobby

Date of Feature

1915-2005

Describe existing feature and its condition

A second large event space lies at the south side of the Theatre. Referred to as the Gold
Room, this event space measures 100 feet long by 36 feet wide and with a 22 feet ceiling
height and its character is distinctly gallery-like, reflecting an early (mid-1930s)
though not original use of the space. A balcony level fills its western end, yet which
was added to the previously open room in the 1980s. Like its Ballroom counterpart, the
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Gold Room has painted ornamented plaster ceilings, though much simpler than the Ballroom
and without ornamented plaster walls or any spatial divisions. Its ceiling fields are
given over to glazed laylights (that were also originally natural light but are now
artificially lit). The floor is oak.
The characteristics and character-defining features of the Gold Room include its surviving
original and early form and features. The Gold Room is in good condition.
Alterations include:
• The balcony addition with stair, toilet room and storage spaces below.
• Conversion of the laylight from natural to artificial illumination.
• Replacement doors and lighting.
• The addition of exposed acoustic paneling, fire sprinklers and signage.
Photo numbers

Figs. #86 - #90

Drawing numbers

A-15.0,22.0

Describe work and impact on feature

Proposed work at the Gold Room will again include:
1. Cleaning and touching up plaster work and wood flooring.
2. Cleaning and relamping of the laylights.
3. Replacement of existing light fixtures with historically compatible fixtures.

Number

18

Feature

Ramps/Inclines

Date of Feature

1915-2005

Describe existing feature and its condition

When in use, vertical circulation within the Oakland/HJK Auditorium was almost entirely via
ramps that were originally labeled “inclines.” There are a total of 7 such ramp ways, 2 of
which – at the northeast and northwest building corners – fully ascend/descend from the
first to the third floors with the northeast ramp continuing to the basement through a set
of stairs. A third ramp at the southeast building corner also connects to the basement with
a set of stairs. That ramp then ascends to the second floor, where it terminates.
A fourth ramp/incline is positioned to west of center at the south exterior wall and again
connects the first and second floors, primarily serving the arena portion of the building.
There are 3 other ramps, all 3 serving the theatre portion of the building and connecting
the first and second floors. Two of these flank the theatre and directly connect its
lobbies; the third is located directly at the north side of the stage.
These existing ramps/inclines are concrete construction. Serving assembly uses, they
provide broad paths of travel, each ramp direction approximately 7.5 feet wide. A shared
characteristic feature is their semi-circular landings. By current building standards, the
ramps are all steep, their slopes approximately 12.5%.
The 3 ramps at the outside building corners and the 2 others that flank and serve the
theatre portion of the building are integral parts of the building’s original architecture
and of its circulation system. The other 2 are less centrally located and more utilitarian
and service-oriented, thus functionally tertiary.
The only identifiable alterations are where doors have been added at entries to the ramps.
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Figs. #91 - #102

Drawing numbers

A-13.0–15.0,19.0–22.0

Describe work and impact on feature

The proposed work will retain, rehabilitate and reuse all of the existing ramps/inclines.

Number

19

Feature

Fl.1 Theatre Toilets and Ticket Offices Date of Feature 1915-2005

Describe existing feature and its condition

At the first floor, flanking each side of the Theatre Vestibule and separating the Theatre
Foyer from the west exterior wall are banks of small spaces that, when in use, housed
toilet rooms and ticket offices. All of the toilet rooms were altered or added in the
1980s. The spaces and elements of the ticket offices directly flanking the Vestibule
generally remain, though these spaces are again utilitarian and without character-defining
features.
Photo numbers

Figs. #103

Drawing numbers

A-13.0,20.0

Describe work and impact on feature

The toilet rooms and ticket offices will be retained, repaired, refinished and reused.

Number

20

Feature

Fl.1 Theatre Offices and Dressing Rooms Date of Feature 1915-2005

Describe existing feature and its condition

At the south side of the Theatre and along a pathway connecting the Theatre, the Stage and
the southwest Entry Lobby are a number of original back-of-house spaces with utilitarian
material and spatial qualities. Their ceilings are suspended acoustic tiles or, where
original, plaster. Walls are either plaster or gypsum board. And there are exposed concrete
stairs, ramps and floors or, in the office areas, carpeting. Lighting is fluorescent.
There are no character-defining features in these spaces and which have also been altered.
Photo numbers

Figs. #104 - #105

Drawing numbers

A-13.0,20.0

Describe work and impact on feature

The proposed work will retain, repair and refinish, and reuse these back-of-house spaces.

Number

21

Feature

Fl.1 Theatre Stage Loading

Date of Feature

1915-2005

Describe existing feature and its condition

At the south side of the Stage and connecting to a loading door at the south façade are a
set of spaces that serve the Stage, including a freight elevator, and which also connects
to the Arena via a ramp/incline and a passage through an equipment space and production
office. The materials of this stage service area consist of concrete and plaster, metal
doors and frames, including a large industrial metal roll-up door at the exterior, and
exposed equipment and utilities, etc.
While the stage loading area is original to the building and functionally of value, there
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are no spatial or material characteristics of any potential historic importance
Photo numbers

Figs. #62

Drawing numbers

A-13.0,20.0

Describe work and impact on feature

The project will again retain, re-equip, and reuse these stage loading areas.

Number

22

Feature

Fl.2 Theatre Dressing Rooms

Date of Feature

1915-2005

Describe existing feature and its condition

At the south side of the Theatre is a dressing room area, consisting of dressing rooms and
toilet rooms. These back-of-house spaces are highly utilitarian. They are original rooms,
some with exterior windows, and with a mix of old and newer elements and materials, yet
which appear to largely be original, including their plaster walls, wood trim and plumbing
fixtures. A toilet room in this area has the distinction of being the only surviving
original toilet room, with marble wainscoting and toilet partitions, and “subway” (i.e.,
hexagonal white) tile flooring and bases. Another unique, albeit utilitarian space, is the
concealed catwalk that connects the easternmost dressing room to the second floor Arena
Corridor.
These dressing room areas are in generally fair condition but, at the building perimeter
and where weather and animals have intruded, selectively poor.
Photo numbers

Figs. #106 - #114

Drawing numbers

A-14.0,21.0

Describe work and impact on feature

The theatre dressing room areas are proposed to be retained, repaired and reused, including
retention of the original toilet room.

Number

23

Feature

Fl.2 Olympic Room

Date of Feature

1915-2005

Describe existing feature and its condition

A pair of large and conjoined meeting rooms lie at the north side of the theatre now known
as the “Olympic Room”. These are original spaces that were recreated in the early 1980s to
their existing finished character of wall-to-wall carpet, gypsum board walls and ceilings,
wood veneered and plastic laminate casework, large, wooden bar with brass accessories,
acrylic chandeliers and recessed downlighting. With the exception of the presence of the
exterior windows of the niches, these spaces do not convey any original or early character.
Further, a separate stair was added to this space from one of the first floor entries.
While that stair and its associated lobby at the first floor were built in the 1930s, under
the WPA – unlike the extension of the southwest stair to that entry lobby, also completed
under the WPA – this stair and lobby have no period architectural character or quality.
Photo numbers

Figs. # 115 - #117

Drawing numbers

A-13.0,20.0

Describe work and impact on feature

The meeting rooms will be retained, repaired and refinished for reuse while its stair and
lobby are proposed to be removed, those spaces reverting and rehabilitated to their
original form.
___________________________________________________________________________________________
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Fl.2 Toilet Rooms and Lounge

Date of Feature

1915-2005

Describe existing feature and its condition

A set of toilet rooms are located at the south and north Theatre lobbies. While original,
each of these spaces were refinished in the 1980s renovation project with new ceramic tile
walls and wainscots, gypsum board walls and ceilings, metal toilet partitions, wood veneer
and plastic laminate casework, fluorescent lighting, and plumbing fixtures. These spaces
are therefore without historical character.
Photo numbers

--

Drawing numbers

A-13.0,20.0

Describe work and impact on feature

The toilet rooms and lounges will again be retained, repaired and refinished for reuse.

Number

25

Feature

Fl.1 Arena Support Spaces

Date of Feature

1915-2005

Describe existing feature and its condition

Flanking each side of the east entryway and squeezed between the Arena Foyer and east
exterior wall are a set of ticket offices. Narrow concession and storage spaces are also
sandwiched between the Arena Foyer, the North Concourse and the Arena.
Additionally, a set of small dressing and storage rooms serving the arena sandwiched
between the north stage ramp/incline and the Concourse.
All of these spaces are basic and all have been altered, including the existing concession
window and door openings into the Arena Foyer and Concourse. Consequently, none of these
spaces are characteristic.
Photo numbers

Figs. #49, #51, #55

Drawing numbers

A-13.0,20.0

Describe work and impact on feature

All of the arena ticketing, concession, dressing and storage spaces will be removed.

Number

26

Feature

Fl.1 Arena South Entry and Corridor

Date of Feature

1915-2005

Describe existing feature and its condition

At the south side of the arena space is a long, east-west Corridor with a perpendicular
passageway from an entryway at the south. These spaces are rectilinear hallways with tiled
floors and wainscots, plastered upper walls and ceilings, flush metal doors and frames, and
ceiling mounted fluorescent lights.
These spaces are original though and were originally cement floors and plaster walls and
ceiling. The existing tiled floors and walls were added at an unknown date. All doors and
equipment, including lighting, are non-original and non-historic. Given their utilitarian
and altered conditions, neither the spaces nor their elements or materials are identified
character-defining.
Photo numbers

Figs. #120 - #123

Drawing numbers

A-13.0,20.0
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Describe work and impact on feature

The South Entry way and its corridor are proposed to be retained and rehabilitated. The
north wall (separating the South Corridor from the Arena) is proposed to be removed to open
the corridor space to the arena. The south wall of the South Corridor will be retained and
repaired.

Number

27

Feature

Fl.2 Arena Toilet Rooms

Date of Feature

1915-2005

Describe existing feature and its condition

Two toilet rooms, 1 female (to the east) and 1 male (west), lie in the interstitial space
between the Arena Corridor and the south exterior wall. The female toilet and lounge spaces
were original but completely altered in the 1980s, including replacement finishes, fixtures
and equipment. The men’s room was added in the 1980s.
Another set of toilet rooms also infill the anterooms of the niches on the north side of
this floor. These two toilet rooms were added within formerly open niches in the 1980s.
Each of these toilet rooms and concession spaces were remodeled in the 1980s so likewise
have no surviving original elements, materials or character.
Photo numbers

Figs. #124

Drawing numbers

A-13.0,20.0

Describe work and impact on feature

The two existing toilet rooms at the south side of floor are proposed to be retained and
rehabilitated for reuse.

Number

28

Feature

Fl.3 Toilet Rooms

Date of Feature

1915-2005

Describe existing feature and its condition

Men’s and women’s toilet rooms flank the
these two toilet rooms were remodeled in
materials or character. While the toilet
material changes have been made so there

anteroom to the Ballroom. As elsewhere, each of
the 1980s so have no surviving original elements,
room locations are original, complete layout and
is no surviving character.

Another set of toilet rooms lie beneath the balcony of the Gold Room at the south side of
the theatre. The balcony and toilet rooms were added in the 1980s and do not fall within
the period of significance.
Photo numbers

Figs. #125 - #126

Drawing numbers

A-15.0,22.0

Describe work and impact on feature

Each of these toilet rooms are proposed to be retained and repaired for reuse.

Number

29

Feature

Stairs and Elevators - New

Date of Feature

--

Describe existing feature and its condition

The existing building is accessed via multiple ramps/inclines. The theatre portion has two
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94607-4800

existing elevators, one each in the northwest and southwest building corners. A freight
elevator and loading door was previously added at the south side, and a stair (to the
Olympic Room) was also added in the space between exterior niches at the north side
(col.lines G-H).
Photo numbers

--

Drawing numbers

A- 19.0 – 22.0

Describe work and impact on feature

To provide egress and access to the proposed new floor levels, new stairs and elevators
are required, including:
1. A new open stair in a space between exterior niches (col.lines H-K) at the north side,
and which will serve as a central stair to the new floor levels plus the existing
basement.
2. A new elevator also at the proposed north side Main Building Lobby, also serving the
proposed new floor levels plus existing basement.
3. A new stair and elevator adjacent to the existing south side ramp/incline (between
col.lines H-K & 11-12), to serve the new floor levels plus basement. This new elevator
is also proposed to provide access to the second floor theatre dressing areas and
back-of-house spaces.
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East and North Exterior
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Arena – looking west
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Arena – looking east
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Historic Photographs
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Concourse
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@https://calisphere.org/search/?q=oakland+auditorium
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Arena Foyer
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@https://calisphere.org/search/?q=oakland+auditorium

Historic Photographs
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Theatre
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Oakland Auditorium Historic Photos – 1914 – P4
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Historic Photographs
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Fl.2 Theatre Lobby
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Ballroom
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East and North Exterior with Marquee (unknown date)
From the Museum of Performance and Design, Performing Arts Library
@ https://calisphere.org/item/ark:/13030/c8pg1pp5/

Historic Photo
# 9

Historic Photographs

Property:
Oakland Auditorium (HJK)

United States Department of the Interior
National Park Service
Historic Preservation Certification Application

Historic Photographs

East and North Exterior with Marquee, c.1930s
From the Penny Postcards from California, A USGenWeb Archives Web Site
@http://www.usgwarchives.net/ca/alameda/postcards/muaud.jpg
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Historic Photographs

East and North Exterior with Marquee, c.1949
Oakland Public Library, Oakland History Room and Maps Division
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Oakland Auditorium North Facade
View from Lake Merritt Blvd.

Google 2016
Street View
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North Facade - Niche A:
“Gifts of the Air”
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North Facade - Niche B:
“The Duties of Life”
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North Facade - Niche C:
“The Wealth of the Sea”
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Property:
Oakland Auditorium (HJK)

Photograph
# 20

United States Department of the Interior
National Park Service
Historic Preservation Certification Application

North Facade - Niche D:
“The Wealth of the Mind”

Frank Deras May
Photography 2017
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North Facade - Niche E:
“Wealth of the Earth”
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North Facade - Niche F:
“Consolation of Arts”

Frank Deras May
Photography 2017
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North Facade - Niche G:
“The Joy of Effort”
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Exterior Northeast Corner
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East Facade - Former Arena Entry
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East Facade Ramps and Stairs
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East Facade - Former Arena Entry
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East Facade, South Corner Entry Stair
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10th Street (South) Facade
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10th Street (South Facade) Arena Entry Stair
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10th Street (South) Facade Loading Docks;

Metal Roll-up Door Opens onto Stage
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Photography 2017
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View of Calvin Simmons Theatre Entrance and 10th Street Facade (Southwest Corner)
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Calvin Simmons Theatre Entrance (West Facade)
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View of the Niches and Calvin Simmons Theatre Entrance (Northwest Facade)
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CST 1st Floor (Looking East)
View of CST Stage (Behind Firewall); Orchestra Pit; 1st Floor & Mezzanine Seating

Frank Deras May
Photography 2017
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CST 1st Floor (Looking West)
View of CST 1st Floor, Mezzanine, and Upper Balcony Seating

Frank Deras May
Photography 2017
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CST 1st Floor (Looking Northwest)
View of 1st Floor, Mezzanine & Balcony Seating; Orchestra Pit; Stage (Behind Firewall)
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Photography 2017

Property:
Oakland Auditorium (HJK)

Photograph
# 60

United States Department of the Interior
National Park Service
Historic Preservation Certification Application

CST 2nd Floor (Looking North)
View of 1st Floor, Mezzanine & Balcony Seating; Orchestra Pit; Stage (Behind Firewall)
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Photography 2017
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CST 1st Floor (Looking North)
CST Stage (Firewall and Theatre on the Left; Shear Wall and Arena on the Right)
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Photography 2017
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CST 1st Floor (Looking South)
CST Stage Loading Area
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Arena 1st Floor (Looking East)
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Arena 1st Floor (Looking West)
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Arena 2nd Floor, Mezzanine Level (Looking West)

Frank Deras May
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Arena 2nd Floor, Mezzanine Level (Looking Southwest)
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Arena 2nd Floor, Mezzanine Level (Looking North)
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Arena 2nd Floor, Mezzanine Level (Looking East)
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Arena 2nd Floor, North Corridor (Looking East)
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Arena 2nd Floor, North Corridor (Looking South)
Entrance onto Lower Arena Mezzanine Level
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Photography 2017
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Arena 2nd Floor, North Corridor (Looking Northwest)
View of Window into Niche
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Arena 2nd Floor, North Concourse (Looking East)
Ramp from Basement to Roof; Men’s & Women’s Restrooms
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Arena 2nd Floor, East Corridor (Looking Southeast)
Concession Stands
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Arena 2nd Floor, Southeast Corridor (Looking Southeast)
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Arena 2nd Floor, South Corridor (Looking West)
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Arena 2nd Floor, South Corridor (Looking Southwest)
View onto 10th Street; Ramp Down to 1st Floor South Corridor
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CST 3rd Floor, Ballroom (Looking East)

Frank Deras May
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CST 3rd Floor, Ballroom (Looking Northeast)
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Photograph
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CST 3rd Floor, Ballroom (Looking North)
Ballroom Mezzanine
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CST 3rd Floor, Ballroom (Looking East)
Ballroom Mezzanine with Ballroom Main Floor Below
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CST 3rd Floor, Ballroom (Looking West)
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CST 3rd Floor, Ballroom (Looking South)
Ballroom Stage
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CST 3rd Floor, Ballroom Corridor (Looking West
Connection between Ballroom Foyer and Ballroom
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CST 3rd Floor, Ballroom Foyer (Looking North)
Elevator between Floors 1 - 3; Ramp between Floors 1 - Roof

Frank Deras May
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CST 3rd Floor, Ballroom Foyer (Looking South)
Entrance to Ballroom on the Left
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Photography 2017
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CST 3rd Floor, Gold Room (Looking East)
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Photography 2017
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CST 3rd Floor, Gold Room (Looking West)
Mezzanine, Restrooms, and Entrance to Gold Room Lobby
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Photography 2017
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CST 3rd Floor, Gold Room (Looking Southwest)
Gold Room Mezzanine
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CST 3rd Floor, Gold Room Foyer (Looking Northeast)
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CST 3rd Floor, Gold Room Foyer (Looking Southwest)
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Oakland Auditorium
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Oakland Auditorium
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Arena 2nd Floor, Northeast Corner Ramp (Looking East)
Ramp from Basement Stairs to Roof

ODI May
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Arena 3rd Floor, Northeast Corner Ramp (Looking East)
Upper Arena Mezzanine Level & Roof Access; Ramp from Basement Stairs to Roof

Heller Manus June
Architects 2017
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Theatre 3rd Floor, Northwest Ramp (Looking West)
Ramp from 1st Floor CST Lobby to 2nd Floor CST Roof

Heller Manus May
Architects 2017
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Arena 1st Floor, South Interior Ramp (Looking West)
Ramp from 1st Floor- South Arena Corridor to 2nd Floor - South Arena Corridor

Heller Manus June
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Arena 2nd Floor, South Interior Ramp (Looking West)
Ramp from 1st Floor- South Arena Corridor to 2nd Floor - South Arena Corridor

ODI May
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Arena 2nd Floor, South Corridor (Looking Northwest)
Ramp to 1st Floor South Corridor; Janitor’s Closet w/ Hidden Corridor to Dressing Rooms
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Arena 2nd Floor, Southeast Corner Ramp (Looking East)
Ramp from 1st Floor- South Arena Corridor to 2nd Floor - South Arena Corridor
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Theatre 2nd Floor, Northwest Ramp (Looking East)
Ramp from 1st Floor CST Lobby to 2nd Floor CST Roof

Heller Manus June
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Arena 2nd Floor, North Interior Ramp (Looking North)
Ramp from 1st Floor - North Concourse to Arena 2nd Floor North Concourse

ODI June
2017
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Arena 2nd Floor, North Interior Ramp (Looking West)
Ramp from 1st Floor - North Concourse to Arena 2nd Floor North Concourse

ODI June
2017
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CST 2nd Floor, South Interior Ramp (Looking West)
Ramp from 1st Floor CST Foyer to 2nd Floor Dressing Rooms & Foyer
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CST 1st Floor, South Interior Ramp (Looking East)
Ramp from 1st Floor CST Foyer to 2nd Floor Dressing Rooms & Foyer
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CST 2nd Floor, Women’s Restroom (Looking South)
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CST 2nd Floor, Women’s Restroom (Looking North)
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Arena 1st Floor, South Corridor (Looking South)
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Arena 1st Floor, South Corridor (Looking North)
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CST 3rd Floor, Ballroom (Looking Southeast)
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East and North Exterior
Oakland Auditorium Historic Photos – 1914 – P1 from Oakland Public Library
@https://calisphere.org/search/?q=oakland+auditorium
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October 20, 2017
Timothy J. Brandt, Senior Restoration Architect
California Office of Historic Preservation
1725 23rd Street, Suite 101
Sacramento, CA 95816
William Burg, State Historian II
Office of Historic Preservation
1725 23rd Street, Suite 100
Sacramento, CA 95816
Subject: Oakland Auditorium (10 10th St., Oakland, CA 94607) Project Contact
Dear Mr. Brandt and Mr. Burg:
We are writing you to update the project contact for the HPCA Application of the Oakland
Auditorium located at 10 10th Street in Oakland, CA. The recently submitted Part 2
application listed the applicant, Nick Orton of Orton Development, Inc., as the main point of
contact. However, we would like to update this information to reflect Mark Hulbert, Orton
Development Inc.’s historic consultant, as the project contact. Please see below for his
information. We have also attached an updated HPCA Part 2 cover sheet for your
convenience.
Project:

Oakland Auditorium – 10 10th St., Oakland, CA 94607

Project Contact:
Company:
Street:
City/State/Zip:
Telephone:
E- mail:

Mark Hulbert
Preservation Architecture
446 17th Street, #302
Oakland, California 94612
510 | 418.0285
mhulbert@earthlink.net

Thank you for your assistance on this application.
Best,

Nick Orton
Orton Development, Inc.
Orton Development, Inc.
1475 Powell Street Suite 101 l Emeryville l California l 94608
P. 510.428.0800 l F. 510.428.0802

1

State of California • Natural Resources Agency

DEPARTMENT OF PARKS AND RECREATION
OFFICE OF HISTORIC PRESERVATION
Julianne Polanco, State Historic Preservation Officer
1725 23rd Street, Suite 100, Sacramento, CA 95816-7100
Telephone: (916) 445-7000
FAX: (916) 445-7053
calshpo.ohp@parks.ca.gov
www.ohp.parks.ca.gov

Edmund G. Brown Jr., Governor
Lisa Ann L. Mangat, Director

PRELIMINARY PROJECT CONSULTATION
November 6, 2017
Mr. Antonio Aguilar
National Park Service
Technical Preservation Services
1849 C Street NW, Mail Stop 7243
Washington, DC 20240
Re:

Oakland Auditorium, Oakland, California
• Preliminary Consultation on 20% Tax Credit application

Antonio:
The Office of Historic Preservation (OHP) is forwarding the following comments for discussion
on issues that may facilitate the review of the Oakland Auditorium tax credit submittal. This
currently vacant building, constructed in 1915 as an event center (auditorium, theater, and
ballroom uses) is being rehabilitated for a mixed-use facility (entertainment, retail/commercial,
and office uses). Although most of the work would appear to meet the Standards, there are
concerns over a number of large work scopes that currently do not appear compatible with the
character of the building and its setting. It should be noted that the actual setting of the
building has changed dramatically from the time when the building was first constructed.
Due to the impact of a number of (main) issues (as proposed), this reviewer determined a
preliminary review and consultation may be warranted. This would allow consultation on the
compatibility of these issues and allow some dialogue on the extent of revisions that would be
required to bring the project into compliance.
Main Issues
• New north elevation raised deck
• New glass enclosed structure (restaurant)
• Impacts to significant interior spaces and plan features (including circulation patterns)
• Arena impacts
Secondary Issues
• Rooftop Marquees
• Theater Floor

Oakland Auditorium
November 3, 2017
Page Two
Main Issues
New north elevation raised deck
A new raised deck with glass railings is proposed along the entire length of the primary north
elevation.
Comments
• Pro: New deck offers opportunity to actively engage a formerly inaccessible, underused,
and underappreciated side of the building.
o Would encourage more stairs to further open up deck and allow more open
visibility to the north facade.
o North elevation setting has changed dramatically since the building was originally
constructed. Because of this, the construction of the deck would not appear to
detract from the building’s importance and presence within its setting.
• Con: New construction alters both the most significant facade on the building and
changes the building’s relationship to its site and setting.
New glass enclosed structure (restaurant)
An enclosed restaurant structure is proposed at the west end of the new raised deck. This
enclosure will extend in front of, and into, the western-most decorative niche.
Comments
• Pro: New construction is allowed but may not be placed in front of, or occupy space
within any of the niches. Provide a more compatible solution.
o Consider smaller glass structures at either end of the north facade (to keep
symmetry), but at some distance from each adjacent niche.
o – OR –
o New deck use(s) and requirements must utilize only moveable/freestanding
umbrella/canopy type furniture.
• Con: The significance of the north facade does not allow for any new construction
immediately adjacent to, or obscuring any part of, this elevation.
Impacts to significant interior spaces and plan features (including circulation patterns)
The proposed work will result in the loss of character defining circulation corridors and the
arena foyer at the east end of the building (patterns and features).
Issue: Proposed wall removal to combine spaces and create open floorplates
• First floor main concourse: The walls between the existing defined concourse and the
arena are removed.
• Arena foyer: The remaining spatial characteristics are removed.
• First floor south corridor: The wall between this corridor and the arena is removed.
• Second floor barrel arched hallways (2): The walls between these hallways and the
arena are removed to combine their respective floorplate areas.
o See photos 69-76.
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Impacts to significant interior spaces and plan features (including circulation patterns),
continued
Comments
• The first floor concourse and its defining walls (and all character defining features) have
to remain in place.
• The demising wall between the first floor south corridor and the arena must remain
substantially intact.
• The second floor barrel vaulted corridors and their defining walls (and any associated
character defining features) have to remain in place.
• The arena foyer and its defining walls have to remain in place.
Strong Recommendation
• A better overall solution to rehabilitating the entire length of concourse area must be
designed.
o No new construction may occur within the concourse on the arena side. The
proposed new commercial space buildout must be contained entirely within
the existing arena space.
o The concourse area on the theater side must better reflect the historic
condition of this primary space, including providing a continuous visual
connection from one end of the building to the other.
Arena impacts
Proposed concerns include the demolition of arena fabric, extension and comingling of
floorplates, and subdividing the space.
Issues
• The removal of more than half of the bleacher tiers.
• The removal of demising walls between the arena and the surrounding circulation
corridors (as stated above).
• Insertion and design of three floors of new construction that occupies approximately one
fourth of the overall arena (at the west end former stage area of the arena).
o Note: Can’t tell (from the submitted photos of this area) if the original decorative
trim around former stage opening remains in place.
Comments
Pro
• Overall spatial volume and height maintained.
o New full height glass demising wall should be simple and straightforward in
design (e.g. straight wall of glass versus a stepped assembly).

Oakland Auditorium
November 3, 2017
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Arena impacts, Comments, continued
Con
•
•

Original length and width of horseshoe-shaped floorplates narrowed, altered, and/or
extended.
Approximately half of the bleacher tiers will be removed to facilitate extension of the
first and second floor floorplates further into the arena space.
o It is not clear if the upper tier seating will remain in place at the west end area
impacted by the new inserted construction.

Secondary Issues
Rooftop Marquees
Open structure rooftop marquees are proposed on both the north and south elevation roofs.
Comments
• The roof marquee shown in the historic photos (1930s-1940s) was installed outside the
period of significance (1913-1915) for the building. A later marquee existed between the
1950s and 1980s.
• Proposed north elevation roof marquee is longer than the marquee documented in the
historic photos.
• Further documentation is needed to know if there was a marquee on the south elevation
roof.
Theater Floor
Approximately a third of the theater floor is proposed to be removed for a new floor.
Comments
• Not enough information or justification are provided on both the removal and the
proposed replacement.
Feel free to call with any questions or to further discuss.
Sincerely,

Timothy Brandt
Enclosures (Part 2 application as received)
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PART 2 – DESCRIPTION OF REHABILITATION
Property name

Oakland Auditorium

Property address

10 Tenth Street, Oakland, CA

Number

1

Feature

Project Intro-Summary

NPS Project Number

94607-4800

Date of Feature

1915-present

Describe existing feature and its condition

The Oakland Auditorium is a large rectangular, Beaux Arts style building. Beaux Arts-style
elements that are present include the simple orderliness of the exterior, classical
massing, monumental scale, symmetrical façades, light-colored masonry walls, and decorative
elements such as pilasters, garlands, and floral details. The building has a side-gabled
roof with decorative parapets that extend slightly above the roofline. The building is
split into two parts – theatre and arena – occupying four stories, including the basement,
totaling approximately 215,000 square feet of floor area. The building structure combines
steel frame and reinforced concrete construction.
The north (primary) façade is clad in granite veneer with terra cotta trim, while the east,
west, and south façades are clad in stucco. The north façade is symmetrical in design and
contains 7 recessed entrance ways, each of which is a monumental niche.
When in use and historically, the main building entrances were located at both the east and
west façades; the east entrance having served the arena and the west entrance having served
the theatre and associated spaces on that end of the building. When in use, the niches
along the north façade also served as points of entry into the building. A long corridor,
or Concourse, spanned the full width of the building and its north façade and which was
originally labeled the Exhibition Corridor, as the building was historically used for a
wide range of activities, including exhibitions.
The rear (south) façade, while equal in size to the north façade, is more utilitarian and
simply ornamented.
The building was designed and constructed to house both an arena and a theatre plus other
assembly spaces, including ballrooms. The east end of the building houses a 6,000 seat
arena and the west end houses a 1,900 seat theatre. The stage between the arena and theatre
was originally designed to serve both and also allowed for the stage to lower to connect
the two spaces. In 1982, a structural retrofit of the building permanently closed the
proscenium at the arena side of the stage and fixed the stage in place.
In addition to the theatre, stage and arena, the first floor contains the theatre and arena
foyers, lobbies and the concourse, along with a range of ancillary and interstitial spaces
(toilet rooms, loading areas, offices, etc.). The second floor contains the upper theatre
foyer and lobbies, a pair of event rooms, corridors wrapping around the arena and under the
arena seating, plus ancillary and interstitial spaces, including dressing rooms for the
theatre, toilet rooms, and arena concession areas. The third floor contains the theatre’s
second balcony, a ballroom with its own balcony and stage at the north side of the theatre
space, another event space at the south side of the theatre, which also has its own balcony
area, and the upper tier of arena seating. The fourth building level is the basement, which
houses utilitarian storage and building service areas. The large arena space is a 3-story
high volume open to the clear-span roof structure.
Weaving the building together are 6 separate ramp ways (originally labeled “inclines”). The
2 ramps at each northern corner traverse the 3 main building levels, excepting the
basement. The other 4 connect only the first and second levels. The 2 ramps at the eastern
building corners also link to stair segments to the basement level. Only 1 stairway, in the
southwest building corner, connects all 3 main floors, yet that stair originally linked
only the second and third floors.
All of the surviving original forms and features of the building’s façades are highly
significant, though the south façade is evidently simplified and thus tertiary relative to
Oakland Civic - HPCA Part2 - 012918 - P1
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the primary north façade and secondary east and west façades. Its roof has been greatly
modified, yet its original double-pitched form is likewise original and thus significant
architecturally. Significant interior spaces notable for their design and ornamentation
include the Theatre, the Theatre Foyers and Lobbies, the North Concourse, and the third
floor event spaces and their lobbies. Other significant interior spaces notable for their
spatial rather than elemental or material qualities are the Arena Foyer, Lobby and
Corridors, a number of the ramps, and the character of the space of the Arena itself.
Since the building’s 1915 opening, many important developments have been built on
neighboring sites, including the Oakland Museum of California (OMCA) and Laney College
campuses that were constructed ca. 1969 to the west and south, respectively. New
improvements to roadways, landscaping, and open spaces to the north and east including
improvements to Lake Merritt, the Oakland estuary, and surrounding areas. Other effects on
the property were the expansion then contraction of convention and exposition uses,
resulting in the addition and later removal of an exposition annex directly to the south.
The following are chronological alteration summaries from several sources. These include
historic drawings from the City of Oakland (identified by month.year), and Oakland Tribune
newspaper clipping files from 2 file folders labeled “Oakland Auditorium” at the Oakland
Public Library History Room (identified by year only), then followed by a summary of
alterations from the 1982 alteration project:
Feb.1922
Ruptured girder repairs
Oct.1925
Roof ventilators added
1926
Auditorium box seating added
1927
New theatre lighting – chandelier plus 4 lanterns plus lights under balcony
Dec.1927
120’x200’ skylight replaced with roofing
Sep.1934
Roof bracing added
Mar.1935
First floor beam repairs (under theatre)
Apr.1935
Truss repairs (to arena)
1935
New HVAC, replastered walls/ceilings, new fire hydrants, new acoustic system
between theatre/arena, repair roof, recondition plumbing/electrical system
1936
New arena stage mural (at proscenium)
Ground improved, raised
Jan.1938
Stairway to art gallery added (first to second floor)
Jul.1940
Roof improvement, reglazing art gallery skylight
Oct.1940
Progressive study of displacement (revised 1952)
1945
New freight elevators
Dec.1947
Subsidence survey of displacement
1947-48
New theatre seating
Jan.1949
Structural alterations to arena south balcony wall
1950
New neon signage
May.1952
Auditorium floor elevator added
Jul.1952
South wall parapet bracing
Sep.1953
Parking lot (layout plan)
Dec.1956
Theatre seating (added/replaced)
May.1957
Stage stairs added
Jul.1957
Paving at east entrance
1957
New exterior lighting at front/niches
New orchestra pit and lift
New theatre seats and curtain
New aluminum exit doors
Apr.1960
Art museum exit stair added
Aug.1964
Fire sprinkler system added
Oct.1968
Arena fixed seating and elevated platforms added
Based on 1982 alteration plans:
Oakland Civic - HPCA Part2 - 012918 - P2
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Building Site
North – new concrete stairs, handrails.
West – new concrete ramps, handrails; alter existing stairs; refurbish historic lanterns.
East – new concrete sidewalk, ramp, stairs, landings, handrails; refurbish historic
lanterns.
South – New loading dock, stairs, railings.
Building Exterior
North – new handrails at niche stairs, niche lighting, signage.
West – Stucco repair and repainting, signage.
East – Block-up 1 existing window; stucco repair and repainting, signage.
South – New freight elevator opening/door; new loading dock, door; block up existing window
(at west end); stucco repair and repainting; signage.
Roof – Remove Gold Room skylight; remove rooftop signage; new roofing.
Building Interior
Theatre and arena entries – new tile flooring, lighting, painting.
Theatre lobbies – new carpeting (at lobbies), tile flooring (vestibules), lighting,
painting, signage; new interior door/window units; new handrails at stairs; new elevators;
signage.
Theatre – altered orchestra pit; new stage curtain, painting; acoustic treatments, incl.
block-up existing west windows; strengthened ceiling.
Stage – close up arena stage opening with concrete wall.
Concourse – new tile flooring and wall bases, lighting, painting; added structural braces.
Arena lobby – new tile flooring, lighting, painting, concession windows.
Arena – new concrete floor slab (partial); remove 2 floor lifts; new wood floor (over
existing and concrete); replace seating (selective); block-up east windows; add structural
bracing at trusses; repainting.
Ball Room – acoustic treatments, painting, signage.
Gold Room – add balcony, stair, toilet rooms; acoustic treatments, painting, signage.
Meeting rooms – add new carpeting, trimwork, casework, ceilings, lighting, signage.
Toilet rooms – replace all with new finishes, fixtures, equipment (except 1 at second floor
theatre dressing rooms).
Basement – new concrete floor slabs.
Existing Conditions
Presently, the Oakland Auditorium is vacant and has been since its closure in 2005. The
municipal-owned facility was closed and mothballed due to unsustainable operability and
operating costs. Between 2005 and 2015, the City of Oakland made several attempts to sell
or reuse the facility, including a failed municipal bond measure which would have
aggressively adapted the building into the City’s new main library. Current and peer
reviewed financial feasibility studies prepared for and adopted by the City of Oakland have
concluded that reuse of the arena venue is not viable. Under any scenario, in order to
reopen, the facility also requires major structural, accessibility, infrastructural and
building systems improvements.
In general, at the darkened interior, its spaces and elements are mostly as they were when
the building closed. At the exterior, the largely unaltered building façades are in good
condition with minimal visible material deterioration. Yet, mothballing efforts have fenced
and boarded off vulnerable exterior areas and openings and some damage and deterioration
has occurred since.
And the site features (e.g., landscaping, hardscape, and parking) have all been previously
altered and replaced and are in fair condition, at best.
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Property address

10 Tenth Street, Oakland, CA

Photo numbers

figs.#16 - #126, hist.photos(all)

NPS Project Number

94607-4800
Drawing numbers

Significance diagrams; project plans(all);
feasibility studies; renderings (all)

Describe work and impact on feature

The proposed project consists of the adaptive reuse and rehabilitation of the Oakland
Auditorium property and building.
The proposed work intends to rehabilitate the existing theatre for renewed theatrical and
cultural events and to adaptively reuse the arena for new commercial office, retail,
and/or educational uses, while retaining and rehabilitating the historic building
exteriors and historic circulation spaces at the interior. Building repairs, alterations
and improvements will address building deficiencies and meet reuse standards.
1. SITE
The Oakland Auditorium was originally conceived as a component of a civic center which was
only partially realized. For example, original designs for the Auditorium building also
included a pair of proposed (yet unidentified) civic structures bookending the front of the
building. Over time, due to onsite and offsite developments that separated the building
from its surroundings by parking, busy roads and driveways, the building has taken on an
island-like aspect, despite its proximity to the lake, the college, the museum and other
civic buildings.
While the full range of these previous effects to the property cannot be remedied by the
proposed rehabilitation and reuse, a key goal of the proposed project is to improve the
immediate setting and the connections between the building and the surrounding assets via
associated site planning and landscape design improvements.
The Oakland Auditorium was originally designed as a lakefront building in a park-like
setting with an intervening roadway that, in the 1910s, was a minor street. Since, a large
parking lot has supplanted its former lakefront landscaping and the early street has been
widened to a multi-lane, highly trafficked avenue. Further, the recent construction of the
lakeside amphitheater has restored a park-like character east of the roadway, yet it
appears to have raised up the formerly level or down-sloping grade, which affects visual
connection to the lake. None of these substantial changes are within the project site and
none are feasible to reverse. Nonetheless, the need to improve the setting by reducing
these impacts is a component of the proposed work, understanding that successful reuse of
the property will in part depend on improvement of the setting.
Given the constrained building site, the proposed exterior building and site alterations
and additions will be focused as follows.
A.
1.
B.
1.

General:
New site work, including landscaping, paving and lighting.
North:
The addition of a porch outside of and spanning across the building’s north façade, for
use as a public outdoor space, the level of which will align with the existing first
floor. The purpose of this space will be to 1) create an inviting activity and use area
at the front of the building, 2) improve the visual connection of the building to its
lakefront setting by raising the proposed use/activity area above the level of the
parking area, approximately equivalent to the grade of the original lakefront yard, 3)
provide greater access to each of the historic building niches and entrances, and 4)
provide some protected enclosed space at each end of the porch. This proposed
freestanding structure will cover, retain and protect in place the existing exterior
stairs and landings within each historic niche. To do so, the new public porch will
extend into the niches without touching or attaching to the terra cotta base at the
niche walls and with minimal and non-structural connection to the historic stone and
brick landings and stairs. And the enclosed spaces at each end will be glazed volumes.
This proposed work will be fully reversible.
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2. EXTERIOR
Rehabilitation of the exterior building façades will require minimal alterations and
repairs:
• Retention and protection of all granite and terra cotta work;
• Repair and repainting of stucco and cast plaster ornamentation at the east, west and
south façades;
• Selective repair and repainting of historic wood windows;
• Restoring the previously removed and blocked-up windows above the entry marquee/canopy
at the east façade, to match the historic and based on original drawings;
• Cleaning and relamping of historic, building-mounted light fixtures (lanterns);
• Replacement of non-historic central loading doors at the south façade with new entry
doors (note: no original exterior entry doors remain);
• Removal and replacement of non-historic, building-mounted lighting at the south façade;
• Removal of non-historic signs.
Proposed work at the roof includes:
A. Replacement roofing.
B. Reinstating a portion of the sloped skylighting.
C. Reinstating a marquee along the north roof edge.
D. Adding a new marquee at the south roof edge.
3. INTERIOR
The Oakland Auditorium interior is subdivided into 2 primary parts:
• The Theatre, which constitutes approximately one-third of the building volume and
includes 3 stories of theatre and theatre-related uses and spaces, including the
original stage, 2 ballroom spaces and 2 conjoined meeting rooms;
• The Arena, which constitutes approximately two-thirds of the building, inclusive of
arena-related use and circulation areas, yet the bulk of which is the 3-story arena
volume.
At the first floor, these two primary building parts physically yet indirectly interconnect
via the concourse that spans the north side of the building. Currently, the 2 parts
otherwise have limited internal connectivity, though the theatre and arena originally
connected via the stage, which was open to each performance space until 1982, when the
arena proscenium opening was sealed with a concrete wall.
As summarized, a wide range of alterations were undertaken in 1982. While large-scale
structural changes are not reversible, smaller scale alterations such as the blocking up of
windows, placement of carpeting over original floor finishes, and replacement lighting will
be reversed where possible.
The historic spaces and features throughout the theatre portion of the building will be
retained without alteration. Proposed work is limited to rehabilitation, including upgrades
of finishes, accessibility components, lighting, and signage.
The spaces throughout the theatre portion of the building, including the Theatre, its
foyers and lobbies, stairs, and the two large event spaces at the Third Floor, have a wide
range of period ornamentation.
The proposed project will retain and rehabilitate the existing spaces and features
throughout the theatre portion of the building. Proposed changes are limited to:
A. Removal of the front rows of orchestra level seating and alteration of the floor at the
theatre in order to allow for a larger orchestra pit and for flexible seating at the
orchestra front (note: both the existing pit and the existing seating have previously
been altered).
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B. Upgrading of existing seats, technical equipment, and fly loft.
C. Removal of the existing (non-original) lobby to the second floor meeting rooms (Olympic
Room) and located within the Concourse in order to restore the original space of the
Concourse and to allow for the reuse of a portion of the Concourse for dining/café
space.
The arena portion of the building largely lacks ornamental elements, excepting for the
arched Concourse that shares the architectural window walls of the niches, plus some
architectural treatment at the first floor Arena Foyer. The primary character of the arena
portion is in its combined rectilinear and horseshoe-shaped open expanse, which fills the
entire building to the underside of the exposed roof structure.
The arena portion of the building is proposed to be adapted for reuse for new commercial
office, retail, arts and/or educational uses. The concourse, lobbies and corridors will be
retained, including the walls separating these circulation spaces from the arena, where
openings and glazing will be introduced to incorporate these spaces into the adapted uses.
The spatial volume of the arena will be retained. At the second floor, the lowest balcony
level is proposed to be expanded to create mezzanine-like floor area. At the first and
second levels, interior spatial layouts will be created to allow for the new uses. Though
no specific tenancies have yet been identified, as conceptually illustrated, the intention
is to maintain the open-ness of the arena volume, yet with the understanding that some
divisions will be needed to accommodate multiple users. At the first floor, several floor
penetrations are also proposed to connect the first floor of the arena and the basement. At
the mezzanine level, a new bridge and staircase is also proposed to create a circulation
loop through this level and which will reuse and incorporate the historic circulation
corridors to serve as the primary circulation at the mezzanine level. Above, the upper tier
of seating and its primary structure will be retained.
In summary, at the arena side of the building, identified significant spaces and related
work includes:
• Concourse (North)- Its spatial volume, continuous arcade, coffered ceiling and
exterior/outside walls and openings will be retained and rehabilitated. The original
anterooms formed by the exterior niches will be retained and reopened. The interior
walls separating the Concourse from the Arena will be retained along with new and
altered openings to connect these spaces for the adapted uses.
• First Floor Arena Foyer (East)- Its space, defined by its vaulted ceiling, is to be
retained, including the vaulted plaster ceiling and its exterior-facing wall and
openings. Its non-historic interior doorways to the arena are to be removed to open the
lobby to the adapted arena space.
• Second Floor Arena Corridor (East) – Situated in and continuous with the center of the
east side corridor, this space originally widened to the exterior wall and windows. Its
spatial volume, defined by a vaulted ceiling, will be largely retained and
rehabilitated, including recapturing the full width of the lobby space to the perimeter
wall (which is currently concession stand and storage areas), where original exterior
windows are to be restored. The internal side of this Lobby will be opened to the
mezzanine level at the arena.
• Second Floor Arena Corridors (Northeast and Southeast) - Also identified as
significant, curvilinear segments of the corridors at the southeast and northeast
corners of the second floor will be retained, including their vaulted plaster ceilings,
exterior plaster walls and concrete floors. The north and south corridors, which are
basic and constrained spaces that have little architectural character, will nonetheless
be largely retained for primary circulation at the level. The interior walls will again
be retained with new and altered openings and glazing into the floor spaces at the
arena.
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Ramps/Inclines – The original concrete circulation ramps located in the southeast and
northeast building corners will be retained and rehabilitated.

The building interior also includes a full basement, which is a utilitarian floor level
without character-defining interior spaces or features. The basement will be repaired and
rehabilitated for a range of uses.
Finally, the existing building systems – mechanical, electrical, plumbing and fire
protection – will also be upgraded or replaced.

Number

2

Feature

Site

Date of Feature

1915-present

Describe existing feature and its condition

The Oakland Auditorium, having been originally sited within a lakeside park, has an
expansive setting that is generally associated with a range of other nearby civic
buildings, including the Oakland Museum of California, the Alameda County Superior
Courthouse and Administrative Building, and the Oakland Public Library. The Oakland
Auditorium property is also related spatially to Lake Merritt, towards which its primary
façade is oriented. Thus, the building’s primary façade fronts to the north. But, uniquely,
it has 3 fronts – the primary, ceremonial façade at the north, secondary façades serving as
entryways at the east and west, and a tertiary façade at the rear, towards 10th Street to
the south.
Site areas (i.e., standing outside the building plane) within the project boundaries
include:
• To the north, a deep sidewalk area with 7 sets of steps and planters between the
building and the sidewalk;
• To the south, a narrow sidewalk separated by several planting beds, steps, ramps and
landings;
• To the west, a broad sidewalk and entry area with stairs, landings and ramps;
• To the east, another broad sidewalk and entry area with steps, landings and ramps.
While each of these site areas are original to the building, surviving original/early site
features are the sets of granite entry stairs at the east (2 stairways), west (3 stairways)
and south (1 stairway), and including the lanterns east and west, plus the light wells (2)
and door ramp (1) at the west end of the south side. All other site features are later
replacements and, thus, non-historic assemblies.
Based on historic photographs, the original setting on the north side of the building was a
large yard lying between the building and the lakefront roadway (12th Street). This yard
gradually sloped upward toward the building, abutting its north façade just below the level
of the existing granite steps within the niches. Thus, historically, the building and its
yard were much closer to the lake than they are today. A result of the fill that the
building was erected upon, settlement of the building and ground altered their relationship
from the end of construction until ca.1950. According to historic drawings and news
clippings, exterior stairs were constructed and altered as a result of grade changes. By
the 1950s, parking and roadways were expanded to the north, with the north yard converted
to a sunken parking lot and drives added to the east and west, which effectively narrowed
the building site to become the island that it is today. Landscaping and road development
north of the property has also altered historic views of the building from the lake and
vice-versa.
Character-defining features include the granite stairways outside of the building façades
to the west (3), east (2) and south (1).
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Photo numbers

figs. #16 - #34

NPS Project Number

94607-4800
Drawing numbers

A-1.0 – 8.0; Landscape plans (all)

Describe work and impact on feature

The proposed site and landscape alterations feature new entry areas and ground plane
treatments that reinforce the building and site history. The design aims to activate the
surrounding area by improving pedestrian and vehicular circulation through new way-finding
elements and building-related treatments. The design offers a variety of diverse gathering
spaces along the north-facing porch to showcase the Calder niches and renews the plaza that
serves the Calvin Simmons Theatre.
The proposed porch along the north side of the building offers room for outdoor restaurant
seating, flexible zone for performances, staging area for events, and informal gatherings
areas. Two glass-covered pavilions are located at opposite ends of the deck providing
enclosure for the restaurant and events. The porch reinforces the pedestrian promenade,
linking both the east and the west entrances to the Lake Merritt crossings to the north.
At the west side, the one-way two-lane street without curbing is to be controlled with
removable bollards. The new 58 feet wide curb table is pedestrian and bike friendly. The
street allows vehicle access only during event or special delivery/drop off. A new handicap
wheelchair ramp at the northwest corner provides access to the theatre and the new entry
porch on the north side. New tree plantings grace both sides of the theatre entrance along
with movable benches for both event goers and passerby to sit and relax.
The proposal also removes the round vegetated median island to the west. By doing so, the
west façade becomes a focal point and a wayfinding element for people coming from the Lake
Merritt BART station. New concrete sidewalks embossed with classical geometrical patterns
inspired by the Calder niches create a connection between OMCA and the Calvin Simmons
Theatre while also creating continuous path to the Lake Merritt crossing.
The design for the parking area is a large-scale diamond pattern with stone pavers set in
asphalt paving, aligned with the auto parking markings. Existing islands and planting will
be removed. This creates a continuous surface that not only functions for parking but also
creates a uniform visual surface for other events when the auto is removed. Two new groves
of trees are planted on Lake Merritt Blvd. adjacent to the arena’s parking lot, framing
views from the lake to the arena and its niches.
Along 10th Street (south), the landscape proposal features a widened sidewalk that accents
the building entrance at this side. Wisteria vines self-supported by cable armatures are
planted at doorway entrances to articulate the façade lines in addition to banners located
to façade pillars. New lighting elements and signage are featured adjacent to the building.
The work will also include rehabilitated site utilities and infrastructure:
1. Add utility equipment, including three site-mounted transformers and three backflow
preventers and telecommunications antennas.
2. Replace existing underground utilities (power, sewer, gas) and add modern utilities.
Number

3

Feature

Front (north) Exterior Façade

Date of Feature

1915-2005

Describe existing feature and its condition

The primary façade of the Oakland Auditorium faces north towards the lake with a
monumental, symmetrical, and sculptural wall. Its monolithic granite face is punctuated by
7 arches that contain half-domed entry vestibule niches. The odd number of entry arches is
an expression of invitation and openness, containing an opening in the exact center of the
façade rather than a central solid wall. While the granite façade is a monumental 2dimensional plane, the overall façade is 3-dimensional. Not only do the niches create
volume, but the whole of the north façade is appended to the bulk of the building, its
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granite faces returning approximately 16 feet at each end and its flat roof abutting the
double-pitched building form. The granite work is of the highest quality, the selection and
use of which was reportedly an upgrade of the design based on the admonition of one of its
original architects, who warned that anything less would prove to be a shame. The granite
façade’s composition includes a low granite base and continuous projecting cornice.
Centered under the cornice is the phrase “AVDITORIVM OF THE CITY OF OAKLAND DEDICATED BY
THE CITIZENS TO THE INTELLECTVAL AND INDVSTRIAL PROCESS OF THE PEOPLE ANNO DOMINI MCMXIV.”
Each of the 7 entrance niches are elaborately decorated with sculptural reliefs made from
terra cotta; collectively the works are titled the “Riches of the Earth.” Each of the seven
designs shows a unique scene with its own subtheme and title. From east to west, the scenes
are titled “The Joy of the Effort,” “Consolation of Arts,” “Wealth of the Earth,” “The
Wealth of the Mind,” “Wealth of the Sea,” “The Duties of Life,” and “Gifts of the Air.”
Each niche is divided into three parts, or bays, with four composite-style pilasters
delineating the central entrance and flanking window bays in each niche. The pictorial
scenes include figures that depict the theme. For example, the “Consolation of Arts” has
figures playing music, creating sculptures, and performing a theatrical piece. Some typical
classical details are consistently used throughout all of the niches and include decorative
garland (fruit, floral, and leaf), floral panels, bands of egg and dart molding, and bands
of geometric designs around the window and door openings. Each niche includes three doubleheight arched window and door openings. Under the arch of the center bay is a fixed, multipane, wood-sash window below which are three decorative solid panels followed by a pair of
aluminum-framed doors. The doors are flanked by sidelights and topped with a transom
window. The center bay is flanked by two narrower double-height arched openings, each with
an identical set of fixed, multi-pane, wood-sash windows with solid panels in between. The
windows appear to be original, while the aluminum-framed doors are modern replacements.
Granite and concrete stairs – the granite original, the concrete added – lead up to the
entrance bays that are raised above the adjoining grade. Concrete planters, also added,
flank each of the niches.
The building’s north façade is a bold civic expression, scaled to its urban setting,
lending importance and dignity to the building’s purposes.
Significant spaces and features are the building’s principle spatial relationship to the
lakefront (despite changes that have altered this relationship); the whole of its granite
work, including the granite steps and landings within each niche; terra cotta bas-relief
sculptures that form the exterior walls of each niche; and entry bays containing sets of
wood and glass window units (with non-historic aluminum doors) within the niche walls.
As summarized above, based on historic records, non-significant alterations include the
front parking lots, paths and landscaping, including planters at the base of wall and
concrete steps and hand-railings at the front of each niche and which have altered the
building’s relationship to its setting and grade; aluminum entry doors at each entry way;
lighting and signage; an entrance to an added set of stairs which leads to the second floor
and ballroom; and miscellaneous equipment and accessories.
Photo numbers

figs. #16 - # 24

Drawing numbers A 1.0, 2.0, 4.0, 5.0 – 7.0, 22.0
L. 4.0, 5.0, 9.0, 10.0, 14.0

Describe work and impact on feature

The proposed work on the primary north façade includes:
1. The retention of all significant spaces and features.
2. The proposed new terrace, entry stair and ramp across the front (see Site) will include
decking that bridges across the top of the existing niche steps and landings, which will
obscure but not remove or alter those original features and which will also avoid
connecting directly to the terra cotta base of the inner niche walls.
Oakland Civic - HPCA Part2 - 012918 - P9

HISTORIC PRESERVATION CERTIFICATION APPLICATION
PART 2 – DESCRIPTION OF REHABILITATION
Property name

Oakland Auditorium

Property address

10 Tenth Street, Oakland, CA

NPS Project Number

94607-4800

3. Upon the new porch, a pair of enclosed spaces are also proposed, one at each end. So as
to minimize any direct impacts, these 2 rooms will be located away from the niches and
will be fully glazed and freestanding. Their structures will be part of the added
terrace, as will their conditioning (heated). Any physical connection to the granite
wall – specifically to avoid the creation of an unmanageable gap between the enclosures
and the granite wall – will be minimized and fully reversible.
4. Other work will include, within the niches, the replacement of non-historic entry doors
with new sets of doors similar to the originals and new light fixtures to be related by
design to the original period lighting.
5. A marquee is proposed atop this wall (see below in number 8).

Number

4

Feature

West and East Exterior Façades

Date of Feature

1915-2005

Describe existing feature and its condition

The Oakland Auditorium’s west and east façades are very similar but do not match. They are
each tri-partite, secondary façades with formal entrances, the theatre at the west and
arena at the east. Both walls are cement plaster-finished and symmetrical, with the
exception of their north ends and the approximately 16-foot granite return walls at each.
The central entrances consist of a broad set of stairs that ascend up to 3 entry portals
opening into a recessed central vestibule. A marquee overhangs these entries, suspended
from the wall above by ornamental chains. Above, the central façades are pedimented to
reflect the broad double-pitched roof. Each pediment has short clipped ends and are then
flanked by full height rectilinear piers composed of 2 full-height pilasters separated by a
narrow field and gathered under an entablature. Outer entrances at their bases have sets of
granite steps along with doorways and transoms set at the face of wall rather than
recessed. There are also 3 sets of ornamental lanterns, a pair standing at each outer
entry and another pair mounted at the walls at each side of the central entrances. A single
window opening with a 3-lite wood window was also punched into the lower central wall
between the central and outer entries.
The differences between the east and west façades are at the central upper walls, where the
windows of each are uniquely configured relative to their specific uses. While each has 5
tall, arched upper window openings with wood windows and with low-relief plaster aprons and
moldings surrounding the openings – 3 stacked directly overhead the entrances and with
outer flanking units – the windows at the east side are 4 lites high while those at the
west front are shorter, at 3 lites. The smaller windows corresponding to the second floor
level are larger at the west façade, where they relate to the Theater Foyer, whereas those
at the east façade are relative to the far more constrained space of the Arena Lobby at the
second level.
Character-defining features of the west and east façades are their original forms and
ornamental features. Such ornamental treatments at each façade are low-relief molded cement
plaster work including building bases, pilasters, outer door hoods, door and window frames,
apron panels, string courses and arched window heads. The entablatures are projecting
cornices over bands with incised rectangular panels the shadows of which are dentil-like.
The marquee is ornamented sheet metal with ornamental metal chains and escutcheons. The
tall, wood upper windows are 2 lites wide and 4 lites high and with robust wood frames; the
smaller wood windows are 3 lites tall. And the ornamental wall-mounted and standing
lanterns are cast bronze.
Per historic records, alterations at east and west façades include: the removal and infill
of 1 lower window unit and opening at the east façade; roll-down grilles at central entry
portals; all outer doors and transoms; all signage, equipment and accessories (see Site for
stair-related alterations).
Photo numbers

figs. #24 - #28;

#32 - #34

Drawing numbers

A-3.0 – 5.0,8.0, L – 4.0 – 8.0
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Describe work and impact on feature

Proposed rehabilitation work at the east and west façades will include:
1. The preparation for and repainting of the wood windows and exterior stucco.
2. Historic wall-mounted fixtures will be retained, cleaned, rewired and relamped.
3. Alterations at the east façade will consist of reopening of the second floor windows
currently blocked up at the interior.
There are otherwise no proposed alterations at the west façade.

Number

5

Feature

South Exterior Façade

Date of Feature

1915-2005

Describe existing feature and its condition

The south façade is essentially the rear wall, though it faces 10th Street, which has been
the Auditorium’s address since the 1960s when, to the west, the Oakland Museum was built
and the Fallon Street St. address was abandoned. Except for its scale and size, some 400
feet in length by 70 feet tall, the rear (south) façade does not reflect or architecturally
relate to the front (north) façade. The south façade has a tall base course and a high
entablature, the patterns of which continue from the east and west façades and the cornice
portions of which stand taller than the north wall. Along the south wall are 5 sets of
pilasters, 2 at either end and 3 in the middle. The paired pilasters are segregated by
narrow vertical wall segments and the paired pilasters are, in turn, separated by 4 broad
wall segments. At the base of and inserted between each of the paired pilasters are 3
different types of doorways in the middle 3, and windows in the outer 2. In the broad wall
segments are 3 tall window openings housing single-wide and double-stacked wood window
units, though one of the window openings in the western wall segment extend to grade with a
door below. The south wall finishes are flat and molded cement plaster, which was repainted
in the 1980s.
Overall, the south façade is simply rendered compared to the other three façades.
Significant features are its original cement plaster finishes and molded ornamental
treatments, all original door and window openings, and all wood windows.
Per the historic records, previous alterations at the south façade include: the blocking up
of the westernmost window opening; replacement of all doors; the addition of an exterior
elevator opening and door in the bay to the right (east) of center; and the addition of the
loading dock at the central opening. As with the overall exterior, the walls were repaired
and repainted in the early 1980s.
Photo numbers

figs. #29 - #32

Drawing numbers

A- 3.0, 7.0; L – 5.0, 16.0

Describe work and impact on feature

Rehabilitation work at the south façade will include:
1. The preparation and repainting of the existing wood windows and stucco.
2. The replacement of non-historic doors at the central door opening with new entry doors.
Other existing doors, none of which are historic, will be selectively replaced.
3. Existing and non-historic wall-mounted lighting will be removed and replaced with new
lighting of historically compatible designs.
4. A marquee is proposed atop this wall (see below in number 8).

Number

6

Feature

Roof

Date of Feature

1915-2005

Describe existing feature and its condition

The bulk of the existing roof is a double-pitched and medium-sloped form with a flat
section atop the extension of the north façade. Numerous projecting elements, including
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ventilator and equipment housings, stand atop the roof. Given the height of the building
and its relatively low-sloped roof, the roof itself is mostly not visible from anywhere in
the surrounding streets, whereas the various roof projections are. The existing roofing is
a membrane installed in 1984.
In addition to its overall double-pitched form, the only rooftop elements of historic
significance are the two existing flagpoles, one at each end.
Photo numbers

--

Drawing numbers

A- 1.0, 2.0, 7.0, 10.0, 11.0

Describe work and impact on feature

Proposed work at the roof includes:
1. Replacement roofing.
2. Reinstating a portion of the sloped skylighting over the north side of the arena portion
of the building.

Number

7

Feature

East and West Entry Vestibules

Date of Feature

1915-2005

Describe existing feature and its condition

The entry vestibules transition from the exterior to the interior at their respective
building entry ways, east and west. The spaces are open to the exterior via 3 rectilinear
entry portals at the tops of the central stairs, yet are enclosed on 3 sides as well as
overhead. Each vestibule is narrow and 3 bays in length. The ceilings and walls are flat
and plastered, the bays separated by shallow pilasters and beams.
The east and west Entry Vestibules are in generally good material condition. Significant
characteristics and elements include the vestibule spaces and their plastered walls and
ceilings. Per historic documentation, alterations have included the addition of security
grilles in their exterior openings, the replacement of all of the entry doors, new tile
flooring (that replaced the original terrazzo), and non-historic lighting.
Photo numbers

--

Drawing numbers

A- 8.0, 10.0, 12.0, 16.0 – 19.0; HSD 1

Describe work and impact on feature

The Entry Vestibules will be rehabilitated and proposed alterations will be limited to:
1. The replacement of non-historic doors.
2. The replacement of non-historic lighting with historically compatible fixtures.
Number

8

Feature

Marquee Signage

Date of Feature

c1930-1982

Describe existing feature and its condition

The Auditorium Building had rooftop marquee signs that faced northward to the lake. The
most recent versions were installed c1950 and removed in 1982. And an earlier version can
be seen in historic photos. While the 1950 signs were identified to be salvaged in the 1982
plans, evidence of the former signs are limited to drawings and photographs, as no physical
remnants of these signs have been located
Photo numbers

Historic Photo # 9 - #11

Drawing numbers

A 1.0 – 9.0

Describe work and impact on feature

Based on the earlier design, the project proposes to reinstate a rooftop marquee sign
facing north to the lake and add a second marquee sign facing south towards Interstate 880.
Similar to the original sign, the proposed signs are a centralized design identifying the
theatre and arena portions of the buildings. The new signs will be roof-mounted, largescale scaffold-like assemblies with electric/electronic illumination.
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The intent of the proposed marquee signage is to add prominent rooftop sign elements
proudly announcing this important civic facility. Adding a second marquee sign to the south
will increase exposure of the facility and its civic theatre performances, as it will be
visible from the freeway. As with the previous and missing signage, this signage will be
additive and readily reversed without detrimental impact.
Number

9

Feature

Theatre Foyers and Lobbies

Date of Feature

1915-2005

Describe existing feature and its condition

First Floor Theatre Foyer: The first floor foyer is an elongated space situated between the
3 sets of west entry doors from the Entry Vestibule and the 7 sets of entry doors to the
Theatre, and with secondary lobby spaces at the north and south. The Theatre Foyer is 100
feet in length by 22 feet wide by 13.5 feet tall. The central space of the Theatre Foyer is
7 bays in length, each bay under a biaxially-vaulted ceiling segregated by flat arches at
the column lines. At each end, north and south and via arched openings, the Theatre Foyer
extends an additional bay and into vestibule-like spaces that connect to the outer lobbies
and to ramped circulation.
Wall and ceiling finish materials are flat plaster. Ornamentation is limited to simple
enframed arches and wall panels in low relief. Mirrors infill the narrow panels at arch
lines and the sets of doors are centered in their respective bays. The floor is carpeted
with a marble base (original floor was indicated as stone and which is likely partly extant
under carpeting).
The Theatre Foyer’s significant features include the original space and its surviving
original forms and materials, including its plastered walls, arches and ceiling vaults.
Original flooring is likely concealed beneath existing carpeting.
Alterations include all of the doors, chandeliers, carpeting, mirrors, grilles and
radiators, sprinkler heads, drinking fountain and signage, all of which date to 1982-83.
Second Floor Theatre Foyer: This second floor foyer, similar in plan and form to the first
floor foyer yet with a slightly higher ceiling, primarily serves the theatre balcony and
its accessory spaces. Whereas the first floor foyer directly abuts the theatre and is
separated from the exterior by the entry vestibules, the second floor foyer is aligned
directly against the exterior wall and with a set of 5 windows overlooking the west entry
area below, with the 3 center windows directly above the west entry marquee. Like the first
floor, the second floor foyer is an elongated space 7 bays in length and which terminates
in outer lobby spaces at each end, yet which the foyer is no longer open to, as doors have
been added between the foyer and outer lobbies.
The second floor Theatre Foyer is vaulted longitudinally. Its 6 flattened archways are
unbroken, their vertical pilasters transitioning to the overhead arches without any
separation. Those arches are simply decorated with a continuous low relief panel. The
intervening bays are likewise unbroken and smooth-plastered arch forms, yet inset into each
are rectilinear, vertical wall segments that cove into the arched ceilings at each side of
the space. These insets contain large wood windows over wood sills and aprons on the outer
(west) side and wall segments and theatre doorways on the interior (east) side, where the
walls are full height with inset panels. The pairs of doors have solid transoms, again with
an inset panel. The existing flooring is carpet (again, likely over the original stone
flooring) and with a near-continuous stone baseboard. Radiators with sheet metal housings
stand under windows, 4 total. Chandeliers hang from the center of each ceiling bay.
Per summarized documentation, alterations include the doorways added at each end of the
space; replacement theatre entry doors; replacement radiators; carpeting, lighting,
signage, fire sprinklers and accessories.
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Theatre Lobbies First Floor
At the First Floor southwest and northwest corners, 2 secondary entries served by exterior
entry stairs and doors from the west feed into lobby spaces that lie at the north and south
ends of the Theatre Foyer. Non-historic doors separate the Theatre Foyer from each of these
outer lobbies.
At the North Lobby, those doors are atop a set of stairs that go up to the floor level of
the foyer. This lobby floor is thus at the level of its west entry doors whereas the south
lobby has a set of stairs up from its exterior entry doors so the South Lobby space is
flush with the Foyer floor level.
First Floor North Lobby: A glazed door and window wall with a pair of doors stands opposite
and is aligned with the foyer stairs. That door opening accesses a ramp to the upper
floors. Within the entry way, just inside the west entry doors is an elevator. Opposite the
exterior entry way is a glazed wall with a central set of doors to the North Concourse. The
North Lobby space has flat plaster walls and ceilings, the latter with shallow stepped
squares, and the wall have shallow relief panels like the Theatre Foyer. The floor is a
patterned quarry tile and the interior stairs carpeted. Doors to the ramp are paired wood
with large glass lites and the opening is cased in wood. Stair handrails are steel pipe
with lugs. The elevator door and frame are flat, clear aluminum. A square fluorescent light
fixture is mounted at the center of the lobby ceiling.
The North Lobby’s significant features include the original spaces and the surviving
original plaster walls, wall panels and coffered ceilings. The interior stair is likewise
original, likely including its original treads and risers, which are presently carpeted.
Alterations include all interior doors and door/window units, elevator, elevator door and
frame, stair handrails, quarry tile flooring, lighting and signage.
First Floor South Lobby: This space, once continuous with and on the same level as the
Theatre Foyer, is today separated by a set of flush wood doors with side lites. The South
Lobby space is square in plan with a flat plaster ceiling with a simple and raised edge at
all four walls. A set of steps head down to the west entry doors, and the plaster ceiling
above slopes downward over the stairs. These stairs have steel pipe handrails. Opposite the
foyer doors is an opening with a stairway heading up to the second floor, up several marble
steps to a marble landing where the carpet-covered stair turns and disappears to the west.
That stair also has steel pipe handrailings. To the left (east) of the 2nd floor stairway
is another elevator with clear aluminum doors and frame. And to the east, directly opposite
and aligned with the exterior doors and stairs is another set of doors with sidelites into
a lobby office area.
The South Lobby is finished with flat plaster walls and ceilings and a patterned quarry
tile floor with a marble band at the perimeter and marble base at the walls. Stair treads
and risers are also marble. The walls also have several shallow relief panels. A closet
door stands in the west corner of north wall. That door is painted, solid wood panel (and
is one of the few original doors remaining in the building).
In the late 1930s, the stairway to the 2nd floor was added, which altered the southwest
corner of the South Lobby.
The South Lobby’s significant features include the original spaces and surviving original
forms and materials, consisting of plaster walls and ceilings, stone floor borders and
bases, the wood panel door at the corner closet, and also including the space and stairs of
the stairway added in the 1930s (which appears to have acquired significance on its own as
it was a WPA project to provide a direct entry way to the Gold Room, which then housed the
Oakland Civic - HPCA Part2 - 012918 - P14

HISTORIC PRESERVATION CERTIFICATION APPLICATION
PART 2 – DESCRIPTION OF REHABILITATION
Property name

Oakland Auditorium

Property address

10 Tenth Street, Oakland, CA

NPS Project Number

94607-4800

Oakland Art Gallery).
Based on documentation, non-historic alterations – i.e., alterations made outside of the
period of significance – includes new doors and lights, tile flooring, handrails, elevator
door, opening and cab, lighting, fire sprinklering, signage and accessories.
Theatre Lobbies Second Floor
Another pair of lobbies straddle the second floor Theatre Foyer at the south and north
ends, with the South Lobby linking directly to several vertical circulation modes – the
south stair to the first, second floor and third floors, a ramp down to the first floor and
dressing rooms, and another stair up to the Theatre Balcony. The North Lobby links to two
separate ramps, one going down and reflecting the ramp flanking the theatre at the South
Lobby; and the other, in the northwest building corner, feeding to both the first and third
floors. The North Lobby also houses an elevator in its northwest corner, alongside the
passage into the northwest ramp. Again reflecting the South Lobby, another stair directly
accesses the Theatre Balcony above.
While differently configured, these spaces were similarly treated, with ornamental plaster
walls and ceilings and patterned stone floors. The ornamental and curvilinear northwest
stair is of stone, metal and wood and is a highly distinctive interior feature. That stair
originally only traveled between the second and third floors – its downward set of stairs
were added in the 1930s with the addition of the Oakland Art Gallery at the third floor,
thereby providing access from an exterior entry way.
As documented, these lobby spaces have also been similarly altered, with sets of doors
added between it and adjoining spaces and including ones separating the lobby from their
respective ramps. The South Lobby has another set of doors in a wall that segregates that
space from the northwest stair. Doors, carpeting and lighting have also been replaced.
Photo numbers

figs. #35 - #48

Drawing numbers

A- 12.0, 13.0, 16.0 – 20.0; HSD 1, 2

Describe work and impact on feature

The proposed work will:
1. Retain, rehabilitate and refinish the first and second floor Theatre foyers and lobbies.
2. Plaster walls and ceilings will be prepared and repainted.
3. Stone flooring and bases will be retained, cleaned and resealed, including removal of
non-historic flooring, where feasible.
4. Existing non-historic interior doors and door/window units will be retained, as they are
part of required exiting and smoke control.
5. Non-historic materials and elements will be selectively removed and replaced with new,
including lighting. Where replacement is proposed, designs of new elements will
reference the original designs based on historic photographs and drawings.

Number

10

Feature

Arena Foyer

Date of Feature

1915-2005

Describe existing feature and its condition

At the first floor, an Arena Foyer, corresponding to the Theatre Foyer, is located at the
east entry, transitioning between the east Entry Vestibule and the Arena. The Arena Foyer
is 8 structural bays in length by 1 bay in width. It is a 100 foot long space under a
curved-vaulted ceiling. In addition to the 3 sets of exterior entry doors and another 3
sets of doors opposite and into the Arena, narrow spaces at the east side house several
ticket and service areas, those at the west house concession spaces with service windows
open to the foyer. Large, rectangular openings egress the Arena Foyer at each end, north
and south.
Wall and ceiling finishes are flat plaster, the floor and base are quarry tile with quarry
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tile aprons at the concession windows. A continuous wood crown moulding transitions from
wall to ceiling. A linear fluorescent light fixture spans the space from north to south at
the apex of the vaulted ceiling. All doors are flush, the doors to the Arena, set within
vestibules, are clad in metal. And an open anteroom at the east side and south end of the
space has a moulded wood casing.
The Arena Foyer’s significant features include the original space and its surviving
original forms and materials, which are limited to the plaster walls and ceilings and the
door openings at each side and each end. With these exceptions, the Arena Foyer has been
substantially altered, including replacement of all doors, the addition of quarry tile wall
and floor finishes (original floor and bases were indicated as stone), lighting, sprinkler
heads, radiators, signage and accessories.
Photo numbers

figs. #49 - #52

Drawing numbers

A- 10.0, 12.0; HSD 1

Describe work and impact on feature

Proposed work will:
1. Retain, rehabilitate and refinish the surviving Arena Foyer space and identified
significant features.
2. Historic plaster work will be prepared and repainted excepting that non-structural walls
at the west side of the Arena Foyer will be partly removed to open up the space.
3. Non-historic lighting will be replaced with historically compatible fixtures.
4. Retain and rehabilitate the central lobby as an entry space into the arena uses. Remove
sets of non-historic doors from the lobby into the arena.
5. Add partitioning at the north and south portions of the foyer to create use areas. Where
partitioning is proposed, new walls to be glazed, additive assemblies to protect the
integrity of the original space.

Number

11

Feature

First Floor Concourse

Date of Feature

1915-2005

Describe existing feature and its condition

Across the north front of the building spans a broad and long circulation spine that is
entered directly from the north niches. The Concourse originally spanned from the entry
vestibule at the northwest corner to the entry vestibule at the northeast corner so was
open for the length of its 17 bays, thus measuring some 400 feet long by 25 feet wide and
12.5 feet tall. As described above, the North Lobby was created by the addition of doors
segregating the westernmost bay of the Concourse. Nonetheless, the existing, fully glazed
door assemblies have retained the overall character of the Concourse space.
Additionally, in the latter 1930s, an interior lobby leading to a new staircase and
restrooms was added within the Concourse, which narrowed it for several bays in the middle
of its western half, corresponding with and reinforcing the subdivision of the overall
building into theatre and arena portions. Overall, the original Concourse largely survives
and especially so in the arena portion of the building.
This elongated space is broken up by a concatenation of rectilinear frames that form an
arcade expressing the building bays, each frame with triangular haunches in each upper
corner. The ceiling bays between have shallow stepped rectangular coffers with a ceilingmounted fluorescent fixture in the center of each ceiling. The walls, frames and ceilings
are flat plaster-finished. The floor and bases are quarry tile (the original scored
concrete no longer extant).
In alternate bays at the north side of the Concourse are the seven sets of exterior entry
doors and window units at the niches, the interior side of which is molded wood casing and
trim (and, at present, boarded up for security). Between these entry ways are recessed
areas that were originally open anterooms, 2 of which remain, 4 having been closed up and
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converted to toilet rooms, a kitchen and a stairway.
Two shallow vestibules with large, metal-clad doors access the Arena from the south side of
the Concourse. At its eastern end, a large opening enters the Arena Foyer. Adjacent to that
opening are several small concession windows facing into the Concourse, and which are
aluminum trimmed openings with quarry tile aprons.
The Concourse’s significant features include the original space with its elongated, arcaded
form, plastered walls, rectilinear arches and coffered ceilings, and the wood window/door
units at the exterior wall. While the intervening (Olympic Room and Ballroom) lobby space
and stair appear to have been added in the 1930s and were a WPA project, that work was not
associated with an important interior use or spaces, such as at the Art Gallery/Gold Room
stair, which was also added in the 1930s. Rather, the lobby and stair within the Concourse
were associated with the second and third floor meeting spaces. Those meeting spaces were
substantially altered in the 1980s, the character of which, in the 1930s, is unknown.
Moreover, unlike the contemporaneous Art Gallery stair, the added meeting room lobby and
stair are basic spaces without architectural character, while they also intruded
detrimentally on the original Concourse. Consequently, the meeting room lobby and stair are
not identified as significant.
Historical documentation confirm that non-historic alterations include the addition of the
doors at the North Lobby; the added lobby and stair; the bathrooms and kitchen added at
original anterooms; all doors; quarry tile flooring, apron and bases; lighting, radiators,
fire-sprinklers, signage; and several sets of exposed structural braces.
Photo numbers

fig. #53 - #56

Drawing numbers

A- 9.0 – 12.0, 22.0; HSD 1; AR 7, 8

Describe work and impact on feature

Proposed work will:
1. Retain, rehabilitate and refinish the historic space and materials of the Concourse,
specifically the repair, preparation and repainting of the original plaster arches,
walls and ceilings.
2. Alter existing and add new door openings at the south side of the Concourse into the
arena space.
3. The added interior (Olympic Room) lobby will be altered. The associated, existing stair
to be retained and repaired for reuse.
4. The central niche is to be reinforced as a primary public entry way and foyer with a
new, open stair added within the adjacent anteroom and a new elevator and restrooms
opposite.
5. At the theatre portion, a café/restaurant space will be added in the Concourse.
6. At the arena portion, partitions are proposed to create tenant areas. Where interior
partitioning is proposed within the Concourse, new walls to be fully glazed, additive
assemblies to protect the integrity of the original space.
7. Non-historic lighting will be removed and replaced with historically compatible
fixtures.
In order to avoid altering original spatial relationships yet with the need to add
divisions within the length of the Concourse, it is the intent of the project to retain and
rehabilitate the overall length of the original Concourse, so any new internal partitions
will be minimized or, where proposed, fully transparent.

Number

12

Feature

Theatre

Date of Feature

1915-2005

Describe existing feature and its condition

The Theatre is an approximately 1,924 seat proscenium theatre with an orchestra and balcony
floors, the high volume which forms the center of the theatre portion of the building. In
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plan it is a square space at 100 by 100 feet, its ceiling at approximately 50 feet from the
first floor level, and its proscenium opening to the stage measuring 50 feet wide by 31
feet high. The Theatre’s interior architectural style is highly ornate Neo-Classical, with
elaborately ornamented plaster side and stage walls, balcony fronts, former organ lofts
which have been converted to egress and storage, and ceiling, the character of which was
aptly described in a previous evaluation:
“The historic character of the theatre includes its dramatic space as well as numerous
features, including its raked orchestra and balcony floors, square proscenium arch,
extensive ornamental plasterwork, central chandelier light, and orchestra pit. As described
in the 1982 SHRI: Notably, the roughly square two level theater contains a rectangular
proscenium with enriched pulvinated border, flanked by canted wall sections containing
arched and screened upper level organ pipes framed by giant fluted Corinthian pilasters. An
elaborate entablature with modillioned cornice and garlanded frieze extends along the tops
of the walls. The elaborately ornamented ceiling is divided by heavy beams into a large
center section and smaller border sections. A large gilt-framed bowl-type amber glazed
chandelier hangs from the middle section; four smaller cylindrical chandeliers with
circular bases hang from the corners. A U-shaped balcony with richly decorated pulvinated
railing extends along the sides and rear.” (from 1992 SHRI)
As documented, alterations include replacement seating, flooring (carpeting), stairs and
wheelchair lift to the stage, selected lighting, and wire netting at the ceiling (part of
seismic hazard reduction), original windows at the upper rear that have been blocked,
installation of exposed acoustical panels, and exposed theatrical equipment.
Photo numbers

figs. #57 - #60

Drawing numbers

A- 12.0 – 14.0, 16.0 – 20.0; HSD 1 -3

Describe work and impact on feature

Proposed work at the Theatre is limited to:
1. The removal of the front rows of (non-original) seating and expansion of the (previously
altered) orchestra pit to allow for greater use flexibility. Front seating rows will be
removable to allow for more flexible seating and use.
2. At the balcony, the existing central seating will be reconfigured to contemporary loge box space standards to
again provide a wider range of seating options.
3. New lighting will replace non-historic existing lighting and theatre tech will also be
replaced with new.
4. Existing and historic theatre lights will be retained, cleaned and relamped.
5. Historic ornamental plaster work will be cleaned and touched up.
Number

13

Feature

Stage

Date of Feature

1915-2005

Describe existing feature and its condition

The theatre Stage, at 35 feet in depth and 80 feet in width (including wings), provides a
performance space with wings and with a stage fly loft equipped with stagecraft. It is
separated from the theatre by an existing fire curtain assembly and proscenium curtain.
Importantly, the original stage was two-sided, with proscenia facing both the theatre and
arena. The stage was also designed to raise and lower hydraulically in order to connect the
theatre and arena spaces. The arena proscenium was closed up with a concrete wall in the
early 1980s, so the existing and future stage serves only the theatre.
Significant characteristics of the stage are its overall space and its important spatial
relationship to the theatre via the proscenium. No stage features, elements or equipment
are identifiably significant.
Photo numbers

Figs. #61 - #62

Drawing numbers

A-12.0 – 14.0, 16.0 – 20.0; HSD 1-3
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Describe work and impact on feature

Like the Theatre, the proposed work will:
1. Retain and reuse the Stage for theatrical performance.
2. The existing stagecraft will be selectively retained or replaced to meet current and
future performance requirements.
3. Additional backstage features such as an ADA accessible dressing room, will be added.
Number

14

Feature

Arena

Date of Feature

1915-2005

Describe existing feature and its condition

The Arena is a large volume space, rectilinear in plan, its fixed seating two-tiered and
horseshoe-shaped in plan. The combination of the rectangular and horseshoe plans define the
overall character of the arena space.
The arena space subsumes nearly the entire area of the arena portion of the building,
giving way only to the concourse and corridors surrounding and below it on 3 sides (north,
south and east) at the first and second levels. The overall space of the Arena measures 190
feet wide (north-south) by 250 feet long (east-west) and fills the height of the building
from the first floor to the exposed, steel-framed, double-pitched roof. The first floor
level consists of the main floor of the Arena surrounded by low walls under the lip of the
projecting balcony. The upper level is two-tiered, with raked and fixed seating separated
by a continuous walkway. Above, the building’s rectilinear exterior walls define the space
with a double-pitched roof sloping to the north and south about its central axis and
supported by open steel trusswork.
The arena floor is wood. A large freight elevator is located in and flush to the field of
the floor. At the first floor, sets of large, flush wood doors (metal clad at their
exterior sides) provide egress to and from the Arena, 2 at the north and south sides and 3
from the east.
Arena alterations have been numerous:
• It was once a sky-lit space, the large and operable skylights having been removed early
in the building’s history.
• The addition of exposed acoustic paneling.
• The proscenium closed-up and the painted proscenium arch painted over.
• The original wood floor overlain by a new wood floor.
• Fixed seating added (in 1968 at first floor) and selectively replaced (in 1982 at
balconies).
• The floor-freight elevator added.
• Egress doors replaced.
• Upper windows at the east wall blocked (though the original windows remain).
• In addition to the seismic structural work done in 1982-83, structural alterations have
also been undertaken at the balcony supports and at the roof trusses, including tension
wires that run the span of the arena, and the addition of a network of catwalks and
theatrical rigging above.
As the Arena was architecturally functional rather than, like the Theatre, ornamental and
stylistic in plan and design, the rectangular and horseshoe-shaped, two-tiered, highvolumed space under a large double-pitched roof with exposed roof structure defines its
character. In addition to the overall space, the exposed steel structure at the upper level
and roof are its historic features.
Photo numbers

figs. #63 - #68

Drawing numbers

A- 9.0 – 14.0; HSD 1-3; AR 1- 6
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Describe work and impact on feature

The Oakland Auditorium has been vacant since 2005, when it was closed and mothballed due to
unsustainable operability and operating costs. Current and peer reviewed financial
feasibility studies have concluded that reuse of the arena venue is not viable. Thus, a
substantial basis of the current project is to reuse the arena portion of the building for
a mix of new commercial and non-profit office, retail, arts and/or educational uses.
Based on the prescription to adapt the arena space for reuse, the proposed work intends:
1. To partially yet substantially retain the overall and identified character of the arena
space by retaining the bulk of its spatial volume, including retention of the upper
seating tier and primary raked seating structure as identifiable characteristics of the
Arena’s original form and function.
2. To retain and reuse the first floor. Additionally, along with the existing elevator
opening, several new floor penetrations are proposed in order to add lightwells to the
basement level.
3. To create usable floor area, the second floor seating level will be converted and
extended into the arena space as a usable mezzanine-like floor while also retaining the
characteristic horseshoe shape. As such, a portion of the concrete bleachers and the
secondary rakers that frame the lower tier of seating will be removed. Yet, as noted,
the primary seating rakers and trusses will be retained and, as noted, the upper seating
tier and seats will also be retained.
4. To add elevators from the north and south public entries at the first floor, and an open
bridge is proposed to create a circulation loop interconnecting the north and south
sides of the building.
5. To recreate portions of the missing arena skylight at the north sloping roof and to
reopen the original upper east windows that have been blocked-up.

Number

15

Feature

Second Floor Arena Corridors

Date of Feature

1939-present

Describe existing feature and its condition

The second level of the arena portion of the building does not have an existing foyer
space. While a central foyer was original to the east end of this level and corresponding
to below, including 5 windows along the east exterior wall, that central foyer and its
windows are no longer there. Instead, the Arena Corridor continues across this end of the
space and with service spaces inserted between the corridor and the east exterior wall.
Consequently, continuous and relatively narrow corridors wrap the 3 sides of the arena
space. Tucked under the raked arena seating and following the curvature of the seating plan
in the north and southeast corners of the Arena, the Corridor spaces are narrow (approx. 9
ft. wide), low (approx. 9 ft. max.) and long, with smooth plaster walls and with low arched
ceilings. The flooring is scored concrete with concrete wall bases. Multiple, regularly
space interior doorways provide access into the Arena via narrow passages. The south and
north corridors have sets of exterior windows, the south side in window niches and the
north side the arched upper windows of the entry niches.
Remaining portions of the original foyer and the two curvilinear corridor segments wrapping
the northeast and southeast building corners are the identified significant interior spaces
at the arena portion of this building level. In addition to their spaces, their features
include smooth plaster walls, vaulted plaster ceilings and scored concrete floors.
As summarized, previous alterations include substantial changes to the original foyer
space. Typical alterations also include all replacement doors, all lighting, fire
sprinklering and signage.
Photo numbers

figs. #69 - #76

Drawing numbers

A- 9.0 – 13.0, 22.0; HSD 2
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Describe work and impact on feature

At the second floor Arena Corridors, proposed work will:
1. Retain the identified, character-defining second floor Corridors at the east end and
eastern corners of the building, along with the secondary corridors at the north and
south. These existing corridors will again provide primary circulation to the new arena
uses at the second floor. Within the existing walls, openings between the corridor and
the arena space will be altered and added.
2. At the north side of this level, the interior ante rooms between all niches will be
reopened, repaired and refinished.
3. At the east end, the corridor space will be reopened to the reinstated east exterior
windows.
4. The south side windows and their niches will be retained and rehabilitated.
Corridors, including rehabilitation of the
second floor Arena Foyer, yet with the exception of the removal of the walls between
retained foyer and corridors and the arena.

This proposed work will retain the character-defining spaces and features of the Arena

Number

16

Feature

Third Floor Ballroom and Lobby

Date of Feature

1915-2005

Describe existing feature and its condition

The Ballroom is located on the third floor and at the north side of the Theatre. The
Ballroom is a grand, 2 story high, open room with its own small stage at its east end and a
balcony across its north side. The Ballroom space is 35 feet wide by 85 feet in length and
22 feet in height, plus the balcony which has a central stair and is otherwise ingenuously
perched above the arches of two of the exterior niches. To the west, an outer vestibule and
lobby independently serve the Ballroom and which are also directly served by the northwest
ramp and an elevator from the first floor North Lobby and its entry.
The Ballroom space is 3 bays in length, with paired pilasters and corniced ceiling bays
expressing its tripartite form. The Ballroom has painted, ornamented plaster walls and
ceilings, with the central fields of the ceiling given over to glazed laylights (that were
originally natural light but are now artificially lit). The stage is raised with a shallow
projecting lip and with a simply framed proscenium. The floor is oak. A central stair with
ornamental metal railings ascends to the balcony, which has ornamental metal railings
across its open (south) side and a bar located at its east end. Chandeliers hang from the
centers of each of the ceiling bays.
The characteristics and character-defining features of the Ballroom include its original
spaces, including the balcony and stage, along with surviving original forms and features,
including its ornamental plaster walls, ceilings and proscenium; wood flooring and stairs;
ornamental iron and wood stair and balcony railings; and the ceiling laylight. The Ballroom
is in good condition.
As documented, previous alterations include the conversion of the ceiling laylight from
natural to artificial illumination, replacement doors and lighting, conversion of off-stage
storage into dressing/restrooms, added fire sprinklers, signage and accessories. The
existing bar area at the balcony was also added to this space.
Photo numbers

Figs. #72 - #85

Drawing numbers

A- 14.0; HSD 3

Describe work and impact on feature

Proposed work at the Ballroom is limited to its required repairs and refinishing and to the
removal of selected non-historic elements and to be replaced with new. That work will
include cleaning and touching up plaster work, touching up the wood flooring, cleaning and
relamping of the laylights, and replacement of existing light fixtures with historically
compatible fixtures.
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Third Floor Gold Room and Lobby

Date of Feature

1915-2005

Describe existing feature and its condition

A second large event space lies at the south side of the Theatre. Referred to as the Gold
Room, this event space measures 100 feet long by 36 feet wide and with a 22 feet ceiling
height and its character is distinctly gallery-like, reflecting an early (mid-1930s)
though not original use of the space. A balcony level fills its western end, yet which
was added to the previously open room in the 1980s. Like its Ballroom counterpart, the
Gold Room has painted ornamented plaster ceilings, though much simpler than the Ballroom
and without ornamented plaster walls or any spatial divisions. Its ceiling fields are
given over to glazed laylights (that were also originally natural light but are now
artificially lit). The floor is oak.
The characteristics and character-defining features of the Gold Room include its surviving
original and early form and features. The Gold Room is in good condition.
Alterations include:
• The balcony addition with stair, toilet room and storage spaces below.
• Conversion of the laylight from natural to artificial illumination.
• Replacement doors and lighting.
• The addition of exposed acoustic paneling, fire sprinklers and signage.
Photo numbers

Figs. #86 - #90

Drawing numbers

A- 14.0; HSD 3

Describe work and impact on feature

Proposed work at the Gold Room will again include:
1. Cleaning and touching up plaster work and wood flooring.
2. Cleaning and relamping of the laylights.
3. Replacement of existing light fixtures with historically compatible fixtures.

Number

17

Feature

Ramps/Inclines

Date of Feature

1915-2005

Describe existing feature and its condition

When in use, vertical circulation within the Oakland Auditorium was almost entirely via
ramps that were originally labeled “inclines.” There are a total of 7 such ramp ways, 2 of
which – at the northeast and northwest building corners – fully ascend/descend from the
first to the third floors with the northeast ramp continuing to the basement through a set
of stairs. A third ramp at the southeast building corner also connects to the basement with
a set of stairs. That ramp then ascends to the second floor, where it terminates.
A fourth ramp/incline is positioned to west of center at the south exterior wall and again
connects the first and second floors, primarily serving the arena portion of the building.
There are 3 other ramps, all 3 serving the theatre portion of the building and connecting
the first and second floors. Two of these flank the theatre and directly connect its
lobbies; the third is located directly at the north side of the stage.
These existing ramps/inclines are concrete construction. Serving assembly uses, they
provide broad paths of travel, each ramp direction approximately 7.5 feet wide. A shared
characteristic feature is their semi-circular landings. By current building standards, the
ramps are all steep, their slopes approximately 12.5%.
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The 3 ramps at the outside building corners and the 2 others that flank and serve the
theatre portion of the building are integral parts of the building’s original architecture
and of its circulation system. The other 2 are less centrally located and more utilitarian
and service-oriented, thus functionally tertiary.
The only identifiable alterations are where doors have been added at entries to the ramps.
Photo numbers

Figs. #91 - #102

Drawing numbers

A- 12.0 – 15.0, 19.0, 20.0; HSD 1-3

Describe work and impact on feature

The proposed work will retain, rehabilitate and reuse all of the existing ramps/inclines.

Number

18

Feature

Fl.1 Theatre Toilets and Ticket Offices Date of Feature 1915-2005

Describe existing feature and its condition

At the first floor, flanking each side of the Theatre Vestibule and separating the Theatre
Foyer from the west exterior wall are banks of small spaces that, when in use, housed
toilet rooms and ticket offices. All of the toilet rooms were altered or added in the
1980s. The spaces and elements of the ticket offices directly flanking the Vestibule
generally remain, though these spaces are again utilitarian and without character-defining
features.
Photo numbers

Figs. #103

Drawing numbers

A-12.0, 19.0; HSD 1

Describe work and impact on feature

The toilet rooms and ticket offices will be retained, repaired, refinished and reused.

Number

19

Feature

Fl.1 Theatre Offices and Dressing Rooms Date of Feature 1915-2005

Describe existing feature and its condition

At the south side of the Theatre and along a pathway connecting the Theatre, the Stage and
the southwest Entry Lobby are a number of original back-of-house spaces with utilitarian
material and spatial qualities. Their ceilings are suspended acoustic tiles or, where
original, plaster. Walls are either plaster or gypsum board. And there are exposed concrete
stairs, ramps and floors or, in the office areas, carpeting. Lighting is fluorescent.
There are no character-defining features in these spaces and which have also been altered.
Photo numbers

Figs. #104 - #105

Drawing numbers

A-12.0, 19.0; HSD 1

Describe work and impact on feature

The proposed work will retain, repair and refinish, and reuse these back-of-house spaces.

Number

20

Feature

Fl.1 Theatre Stage Loading

Date of Feature

1915-2005

Describe existing feature and its condition

At the south side of the Stage and connecting to a loading door at the south façade are a
set of spaces that serve the Stage, including a freight elevator, and which also connects
to the Arena via a ramp/incline and a passage through an equipment space and production
office. The materials of this stage service area consists of concrete and plaster, metal
doors and frames, including a large industrial metal roll-up door at the exterior, and
exposed equipment and utilities, etc.
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Property name

Oakland Auditorium

Property address

10 Tenth Street, Oakland, CA

NPS Project Number

94607-4800

While the stage loading area is original to the building and functionally of value, there

are no spatial or material characteristics of

any potential historic importance.
Photo numbers

Figs. #62

Drawing numbers

A-12.0, 19.0; HSD 1

Describe work and impact on feature

The project will again retain, re-equip, and reuse these stage loading areas.

Number

21

Feature

Fl.2 Theatre Dressing Rooms

Date of Feature

1915-2005

Describe existing feature and its condition

At the south side of the Theatre is a dressing room area, consisting of dressing rooms and
toilet rooms. These back-of-house spaces are highly utilitarian. They are original rooms,
some with exterior windows, and with a mix of old and newer elements and materials, yet
which appear to largely be original, including their plaster walls, wood trim and plumbing
fixtures. A toilet room in this area has the distinction of being the only surviving
original toilet room, with marble wainscoting and toilet partitions, and “subway” (i.e.,
hexagonal white) tile flooring and bases. Another unique, albeit utilitarian space is the
concealed catwalk that connects the easternmost dressing room to the second floor Arena
Corridor.
These dressing room areas are in generally fair condition but, at the building perimeter
and where weather and animals have intruded, selectively poor.
Photo numbers

Figs. #106 - #114

Drawing numbers

A-13.0, 20.0; HSD 2

Describe work and impact on feature

The theatre dressing room areas are proposed to be retained, repaired and reused, including
retention of the original toilet room.

Number

22

Feature

Fl.2 Olympic Room

Date of Feature

1915-2005

Describe existing feature and its condition

A pair of large and conjoined meeting rooms lie at the north side of the theatre now known
as the “Olympic Room”. These are original spaces that were recreated in the early 1980s to
their existing finished character of wall-to-wall carpet, gypsum board walls and ceilings,
wood veneered and plastic laminate casework, large, wooden bar with brass accessories,
acrylic chandeliers and recessed downlighting. With the exception of the presence of the
exterior windows of the niches, these spaces do not convey any original or early character.
Further, a separate stair was added to this space from one of the first floor entries.
While that stair and its associated lobby at the first floor were built in the 1930s, under
the WPA – unlike the extension of the southwest stair to that entry lobby, also completed
under the WPA – this stair and lobby have no period architectural character or quality.
Photo numbers

Figs. # 115 - #117

Drawing numbers

A-13.0, 20.0; HSD 2

Describe work and impact on feature

The meeting rooms will be retained, repaired and refinished for reuse while its stair and
lobby are proposed to be removed, those spaces reverting and rehabilitated to their
original form.
Number

23

Feature

Fl.2 Toilet Rooms and Lounge

Date of Feature

1915-2005
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Property name

Oakland Auditorium

Property address

10 Tenth Street, Oakland, CA

NPS Project Number

94607-4800

Describe existing feature and its condition

A set of toilet rooms are located at the south and north Theatre lobbies. While original,
each of these spaces were refinished in the 1980s renovation project with new ceramic tile
walls and wainscots, gypsum board walls and ceilings, metal toilet partitions, wood veneer
and plastic laminate casework, fluorescent lighting, and plumbing fixtures. These spaces
are therefore without historical character.
Photo numbers

--

Drawing numbers

A-13.0, 20.0; HSD 2

Describe work and impact on feature

The toilet rooms and lounges will again be retained, repaired and refinished for reuse.

Number

24

Feature

Fl.1 Arena Support Spaces

Date of Feature

1915-2005

Describe existing feature and its condition

Flanking each side of the east entry way and squeezed between the Arena Foyer and east
exterior wall are a set of ticket offices. Narrow concession and storage spaces are also
sandwiched between the Arena Foyer, the North Concourse and the Arena.
Additionally, a set of small dressing and storage rooms serving the arena are sandwiched
between the north stage ramp/incline and the Concourse.
All of these spaces are basic and all have been altered, including the existing concession
window and door openings into the Arena Foyer and Concourse. Consequently, none of these
spaces are characteristic.
Photo numbers

Figs. #49, #51, #55

Drawing numbers

A-12.0; HSD 1

Describe work and impact on feature

All of the arena ticketing, concession, dressing and storage spaces will be removed.

Number

25

Feature

Fl.1 Arena South Entry and Corridor

Date of Feature

1915-2005

Describe existing feature and its condition

At the south side of the arena space is a long, east-west Corridor with a perpendicular
passageway from an entry way at the south. These spaces are rectilinear hallways with tiled
floors and wainscots, plastered upper walls and ceilings, flush metal doors and frames, and
ceiling mounted fluorescent lights.
These spaces are original though and were originally cement floors and plaster walls and
ceiling. The existing tiled floors and walls were added at an unknown date. All doors and
equipment, including lighting, are non-original and non-historic. Given their utilitarian
and altered conditions, neither the spaces nor their elements or materials are identified
character-defining.
Photo numbers

Figs. #120 - #123

Drawing numbers

A-12.0; HSD 1

Describe work and impact on feature

The south entry way is proposed to be retained and rehabilitated. The south corridor, a
highly utilitarian circulation space is proposed to be removed, though the south wall of
the south corridor will be retained and repaired.
Number

26

Feature

Fl.2 Arena Toilet Rooms

Date of Feature

1915-2005
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Property name

Oakland Auditorium

Property address

10 Tenth Street, Oakland, CA

NPS Project Number

94607-4800

Describe existing feature and its condition

Two toilet rooms, 1 female (to the east) and 1 male (west), lie in the interstitial space
between the Arena Corridor and the south exterior wall. The female toilet and lounge spaces
were original but completely altered in the 1980s, including replacement finishes, fixtures
and equipment. The men’s room was added in the 1980s.
Another set of toilet rooms also infill the anterooms of the niches on the north side of
this floor. These two toilet rooms were added within formerly open niches in the 1980s.
Each of these toilet rooms and concession spaces were remodeled in the 1980s so likewise
have no surviving original elements, materials or character.
Photo numbers

Figs. #124

Drawing numbers

A-13.0; HSD 2

Describe work and impact on feature

The two existing toilet rooms at the south side of floor are proposed to be retained and
rehabilitated for reuse.

Number

27

Feature

Fl.3 Toilet Rooms

Date of Feature

1915-2005

Describe existing feature and its condition

Men’s and women’s toilet rooms flank the
these two toilet rooms were remodeled in
materials or character. While the toilet
material changes have been made so there

anteroom to the Ballroom. As elsewhere, each of
the 1980s so have no surviving original elements,
room locations are original, complete layout and
is no surviving character.

Another set of toilet rooms lie beneath the balcony of the Gold Room at the south side of
the theatre. The balcony and toilet rooms were added in the 1980s and do not fall within
the period of significance.
Photo numbers

Figs. #125 - #126

Drawing numbers

A- 14.0; HSD 3

Describe work and impact on feature

Each of these toilet rooms are proposed to be retained and repaired for reuse.

Number

28

Feature

Stairs and Elevators - New

Date of Feature

--

Describe existing feature and its condition

The existing building is primarily accessed via multiple ramps/inclines/stairs. The theatre
portion has two existing elevators, one each in the northwest and southwest building
corners. A stair (to the Olympic Room) was also added in the space between exterior niches
at the north side.
At the arena side, an elevator was previously added adjacent to the east entry, and a
freight elevator and loading door, serving just the arena level, were also previously added
at the south side.
Photo numbers

--

Drawing numbers

A- 12.0 – 15.0; HSD 1-3

Describe work and impact on feature

To provide egress and access to the proposed new floor levels, new stairs and elevators
are required, including:
1. A new open stair in a space between exterior niches (col.lines H-K) at the north side,
and which will serve as a central stair to the second floor level at the arena side
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HISTORIC PRESERVATION CERTIFICATION APPLICATION
PART 2 – DESCRIPTION OF REHABILITATION
Property name

Oakland Auditorium

Property address

10 Tenth Street, Oakland, CA

NPS Project Number

94607-4800

plus the existing basement.
2. Two new elevators are proposed to serve the arena uses at the second floor plus the
basement, both located within the arena space, one at the north side and one at the
south. The new south elevator will also provide access to the second floor theatre
dressing areas and back-of-house spaces.
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________________________________________________&
EXECUTIVE&SUMMARY&
At the request of the Oakland City Council, Orton Development, Inc. (ODI) conducted a
feasibility study to determine whether rehabilitating the Henry J. Kaiser Convention Center
arena as a venue space could be economically viable. ODI set out on the project with a set
of fresh eyes. Very soon, however, the result was clear: arenas cost a lot to build and lose
money, even before taking into consideration the costs of renovation and debt service.
We took seven approaches:
1.
2.
3.
4.
5.

We looked at the economic research in the field.
We looked at similar arenas.
We looked at our competitive advantages and disadvantages.
We looked at costs and income.
We canvased potential users:
a. WNBA
b. Minor league hockey team
c. Cirque du Soleil
d. APE
e. Live Nation
6. We looked at the Bay Area competitive market:
a. University of California halls
b. Berkeley Community Theater
c. Bill Graham Auditorium
d. Paramount Theatre
e. Fox Theatre
7. We took a detailed look at the following facilities:
a. Sacramento Convention Center
b. Anaheim Convention Center
c. Rabobank Arena (Bakersfield)
Our findings can be summarized by the following quote:

“Convention centers have thus come to be justified as “loss leaders.”
Local convention and visitors bureaus (CVBs) and center promoters
acknowledge that almost every convention center in the U.S. operates at a
loss, not even counting the annual cost in debt service. Centers simply do
not take in revenues equal to the cost of operation.”
- Heywood T. Sanders -

Convention Center Follies: Politics, Power, and Public Investment in American Cities
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Photo!credit:!Jennifer!Inez!Ward!(http://oaklandscene.blogspot.com/2013/07/awaitingDfriendDkaiserDconventionDcenter.html?view=mosaic)!

________________________________________________&
HENRY&J.&KAISER&CONVENTION&CENTER:&BACKGROUND&
Oakland, California

History&
&
Built in 1914 as a Beaux Arts-style multi-purpose arena and theater, the Henry J. Kaiser
Convention Center (HJKCC) contains approximately 215,000 square feet of floor area and
includes a 45,000 square foot, 6,000 seat arena and a 1,900 seat theatre, as well as multiple
ballrooms and a full basement. Historically, the site has been used as two adjoining but
distinct venues.
The convention center and theatre have a very rich history. The 45,000 square foot arena
has hosted events ranging from a Martin Luther King Jr. speech on the 100th anniversary of
the Emancipation Proclamation’s signing to concert performances by Elvis, James Brown,
and the Grateful Dead. Opposite the arena floor sits the Calvin Simmons Theatre, a 1,900seat venue that shares a stage with the arena. Since the arena and theatre share a single stage
area, there were often issues with noise contamination when both venues were in use on the
same night. For example, on one night, a ballerina performance of Anna Pavlova’s “The
Dying Swan” in the Calvin Simmons Theatre was drowned out by a boxing match next
door, according to Graham Lustig, Artistic Director of the Oakland Ballet Company.

!
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Financials
Throughout the years, the Henry J Kaiser Convention Center struggled to remain profitable.
In the five years immediately preceding its 2005 closing, the HJKCC incurred heavy losses,
operating at a $516,000 loss in 2005 and accumulating $2.5 million in losses between FY2001
and its FY2005 closing.1
A 2005 report produced by the Finance & Management Committee estimated that the
annual cost to “mothball” the facility would only be $94,000 annually and would include
“basic, post-closure maintenance and repairs, including graffiti abatement, litter control, and
landscape maintenance.”2!

Henry&J.&Kaiser&Convention&Center&&
5Dyear!Operating!Loss!Totaling!Over!$2.5MM!
Average'Annual'Loss'of'$514,182'

!$700,000!!
!$600,000!!

!$615,886!!
!$558,559!!

!$500,000!!

!$485,320!!

!$400,000!!

!$516,240!!

!$394,906!!
!$300,000!!
!$200,000!!
!$100,000!!
!$D!!!!
FY!00D01!

FY!01D02!

FY!02D03!

FY!03D04!

FY!04D05!

Since its closure in 2005, the City has made several attempts to sell or reuse the Henry J.
Kaiser Convention Center. A bond measure was placed on the ballot in 2006 to fund the
conversion of the building to the City's new main public library, but the measure was
defeated. In 2010, Peralta Community College District considered purchasing the facility for
!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!
!

1!Deborah!Edgerley.!“Status!Report!Regarding!the!Proposed!Closure!of!the!Henry!J.!Kaiser!Convention!

Center.”!City!of!Oakland,!December!31,!2005.!Available![online]:!
http://clerkwebsvr1.oaklandnet.com/attachments/12228.pdf!!
2!Edgerley.!
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$10 million, but in 2011 declined to move forward.3 In 2011, the building was sold for $28
million to the Oakland Redevelopment Agency. In 2012, the redevelopment agency was
dissolved by the State of California, and ownership of the Henry J. Kaiser Convention
Center reverted back to the City of Oakland.
In the ten years since the HJKCC’s closing, the building has deteriorated and has been
repeatedly vandalized. Security measures are costing the City $15,000 per month, nearly
twice the City’s original $7,800 per month cost estimate for mothballing the facility.4

Previous&Considerations
Before its closure in 2005, the Office of the City Administrator issued an RFP to contract
with an outside entity to manage the facility as an attempt to keep the Henry J. Kaiser
Convention Center in operation with the following goals:
• To increase revenue generated by the Henry J. Kaiser Convention Center
• To increase the occupancy rates of the Center
• To allow private, non-profit and governmental entities to continue to rent space in
the facility for meetings, performances and cultural events
The City required the following services:
• Management of the operations
• Management of the grounds and parking lot
• Management of sales and marketing
• Box office management
• Management of repairs and maintenance
• Administrative services reporting and auditing5
After an exhaustive search, only two of the ten contractors who expressed interest in the
RFP submitted a proposal: M & M Consulting and Project Management, Inc. and
International Facilities Group (IFG). The City concluded that, irrespective of the subsidy,
neither management company was qualified to manage the HJKCC, and after further
dialogue and review, City staff concluded that “neither proposal presented a viable solution
to significantly reduce the City’s ongoing financial subsidy of the HJK Center.”6 In both
proposals, the City would continue to operate at a significant loss. The chart below
compares the costs to the City under the various proposals.
!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!
!
3!Matt!Krupnick.!“Peralta!District!Considering!Kaiser!Purchase.”!San!Jose!Mercury!News,!November!

10,!2010.!Available![online]:!http://www.mercurynews.com/breakingDnews/ci_16577487!
4!Claudia!Cappio.!“Developer!Selection!and!ENA!for!The!Henry!J.!Kaiser!Convention!Center.”!!
City!of!Oakland.!
5!Edgerly.!
6!Edgerly.!
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2006&Projected&Annual&Subsidy&for&HJKCC&
!$1,400,000.00!!
Project!Annual!Loss!Under!City!
Management!FY!05D06!

!$1,200,000.00!!

!$200,000.00!!

!$94,220.00!!

!$400,000.00!!

Projected!City!Subsidy!Under!M!
&!M!Consulting!&!Project!
Management,!Inc.!
!$175,000.00!!

!$600,000.00!!

!$755,278.00!!

!$800,000.00!!

!$1,250,000.00!!

!$1,000,000.00!!

Projected!City!Subsidy!Under!
International!Facilities!Group!
(IFG)!
Projected!Annual!Cost!to!
Mothball!Facility!

!$D!!!!

Building&Upgrades&
In the late 1970s, engineers recommended a seismic retrofit to bring the building to up to
then-current building code to mitigate earthquake hazards. At that time, however, the City
of Oakland did not have the funding required to complete all necessary upgrades. Today, the
HJKCC requires a substantial seismic retrofit to return the facility to any productive use.
The HJKCC is in need of major seismic, base building systems, and ADA improvements for
any future use. To rehabilitate the arena into a viable venue that is competitive with other
similar venues in the arena will require additional substantial investment. Previous studies7
have estimated that upgrading arena-side base systems would cost approximately $10 million,
with a full-building renovation estimates ranging from approximately $52 million to $142.7
million, depending on exact use and level of buildout.

!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!
!
7!Claudia!Cappio.!“Developer!Selection!and!ENA!for!The!Henry!J.!Kaiser!Convention!Center.”!!

City!of!Oakland.
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________________________________________________&
COMPARABLE&VENUES&
In order to determine the feasibility of rehabilitating the HJKCC arena into a venue, Orton
Development, Inc. (ODI) looked at comparable venue spaces throughout California. To the
extent possible, ODI tried to find venues of similar square footage, seating capacity, age, and
locational appeal to the HJKCC arena. For some comparable venues, information on
operating budget and renovation costs were either unavailable or inconsistent between
sources. Nevertheless, the information available supports the argument that renovating the
HJKCC as an arena is not financially tenable for ODI or any other private investor without
significant public subsidy from the City of Oakland.
Due to complexities of financing and accounting practices for these different venues and
cities, debt service, capital outlay, annual taxes, depreciation, insurance, etc. have not been
included in annual operating expenses unless otherwise noted in cited sources’
documentation. For the vast majority of venues studied, however, it is clear that the facilities
debt service is equal to, if not greater than, its operating expenses, meaning that a facilities’
debt is far greater than represented by its annual (operating) loss. To detail these facilities’
debt services and capital outlay would take a great amount of expense – an unnecessary
expenditure since major losses can be shown through facilities’ annual budgets.

“I literally have never seen a study that says anything other than build it,
expand it. Given the realities of the market, it’s astonishing to me, to say the
least, that there isn’t a feasibility study that says demand is down, supply is up
— don’t built it.”
- Charles Chieppo Research Fellow at the Harvard Kennedy School
On Convention Center Expansions8

!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!
!

8!Adam!Elmahrek.!“Experts:!Anaheim's!Convention!Center!Gamble!Sure!to!Fail.”!Voice!of!OC,!March!

10,!2014.!Available![online]:!http://voiceofoc.org/2014/03/expertsDanaheimsDconventionDcenterD
gambleDsureDtoDfail/!
!
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Map&Of&Venues&Studied&
Henry!J.!Kaiser!Convention!Center!!
Paramount!Theater!!
Fox!Theater!
Oakland,'CA'
'
Bill!Graham!Civic!Auditorium!
San'Francisco,'CA!
!
Sacramento!Convention!Center!Complex!!!
Sacramento,'CA!
!
Rabobank!Arena,!Theater!&!Convention!Center!Complex!!
Bakersfield,'CA!
!
Anaheim!Convention!Center!!
Anaheim,'CA!

!

Map!credit:!http://geology.com/citiesDmap/mapDofDcaliforniaDcities.gif!
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Sacramento&Convention&Center&Complex
Sacramento, California
&
Overview
The Sacramento Convention Center Complex located in downtown Sacramento, California
consists of several facilities, including 37,000 square feet of exhibit space, 70,559 square feet
of meeting rooms, a 2,398-seat Community Center Theater, and a 3,849-seat Memorial
Auditorium. Though these three venues are distinct in terms of the events they put on, their
financials are lumped together in Sacramento’s accounting system, and individual financial
statements are not available for each venue.
Memorial Auditorium

Photo!Credit:!“King!of!Hearts”D!https://upload.wikimedia.org/wikipedia/commons/7/7a/Sacramento_Memorial_Auditorium_March_2009.jpg!

Built in 1926, the Memorial Auditorium is a Nationally Registered historic property that
hosted a variety of performances ranging from violin concertos to Rolling Stones concerts.
After sixty years of performances, Sacramento City Council voted to close Memorial
Auditorium on February 18, 1986 due to fire, life and safety considerations, and lack of
ADA accessibility.9
After ten years and a $10.8 million dollar renovation, the building reopened in 1996 and
serves as a venue for concerts, community events, and corporate conferences.
!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!
!
9!William!Edgar.!“Report!Back!to!Councilmember!Pane!Regarding!Memorial!Auditorium.”!!

City!of!Sacramento!
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Community Center Theater

Photo!credit:!Sacramento!City!Express!D!https://sacramentocityexpress.files.wordpress.com/2014/03/sac_8011.jpg!

The nearby Brutalist-style Community Center Theater was built in 1974 and currently hosts
performances by the Sacramento Philharmonic Orchestra, California Musical Theatre,
Sacramento Opera, and the Sacramento Ballet.
In 2007, the Sacramento City Council approved a $48,000,000 ADA renovation for the
2,400-seat theater, which had not had a major renovation since its 1974 construction. The
theater has still not been upgraded to date due to a lack of financial resources, despite a
judge’s order to move forward with the renovation.10
Convention Center

http://www.sacramentoconventioncenter.com/~/media/Convention/Images/kStreetPatioShotInterior.jpg!

!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!
!

10!Ryan!Lillis.!“Sacramento!City!Treasurer!Delays!Major!Renovation!of!the!Community!Center!

Theater.”!The'Sacramento'Bee,'November!18,!2013.!Available![online]:!
http://www.sacbee.com/news/local/newsDcolumnsDblogs/cityDbeat/article2583165.html!
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Originally designed as a 50,000 square foot exhibit hall with ten meeting rooms, the
Convention Center was built in 1974 to accommodate large meetings and conferences. In
1996, the Convention Center underwent an expansion that brought the total available space
of the center to 134,000 square feet in hopes of making the Convention Center more
competitive and thus more profitable.
Since the City of Sacramento knew the Convention Center would not generate enough
revenue to cover its costs, it had hoped that the City’s transient occupancy tax would help
cover the remainder of its costs. The City reasoned that the improved Convention Center
would lead to bigger conferences, which in turn would lead to more hotel rooms being
rented in Sacramento, with the Transient Occupancy Tax (TOT) from those rooms flowing
through to the City. In a June 1997 City of Sacramento memo titled “Convention Center
Status and Fund Balance Analysis,” two projections were made with similar assumptions: a
“best case” scenario, where an additional 750 hotel rooms were added by July 1, 2004, and a
“worse case” scenario, where no additional hotel rooms were added to the supply. The chart
below describes the “worst case” scenario based on 1997 Community Center Fund
projections.11

1997&Sacramento&Community&Center&Fund&Projection&&
Worst!Case!Scenario:!$21MM!Loss!Over!Ten!Year!Period!
Average'Annual'Loss'of'$2,104,500''
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!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!
!
11!Sam!Burns.!!“Convention!Center!Status!and!Fund!Balance!Analysis.”!City!of!Sacramento!

!
!

12!

In the City’s worst case scenario, they estimated an approximate $21 million loss ($2.1
million per year) in the ten year period following the renovation. In fact, the City’s losses
have been significantly higher. The Sacramento Convention Center Complex has lost
approximately $219 million over the last fourteen years, or nearly $16 million per year,
according to Eye on Sacramento, a city watchdog group, more than seven times the
estimated “worst case” scenario.12
According to the 2015/2016 Sacramento Budget report, approximately two thirds of the
Convention Center’s expenses are covered by the City’s Transient Occupancy Tax (TOT).
Though the Convention Center, which hosts an average of around two major events per
month, has only a small effect on the TOT generated, 80% of the tax revenue generated is
used to cover the losses of the Community Center Fund.13 Absent revenue from the TOT,
the City is projected to lose $17,088,000 from the Convention Center in FY 2015/16 alone –
a staggering number for a city with a $951 million budget. That $17 million in TOT would
be enough to cover Sacramento’s projected deficit for 2016-2017 and 2017-2018 if the
Convention Center were mothballed.14
!

Sacramento&Community&Center&Fund&
Loss!of!Nearly!$219MM!Over!Fourteen!Year!Period!!
Average'Annual'Loss'of'$15,625,714''
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Convention!Center!Fund!REVENUES!PostDExpansion!
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!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!
!

12!Raheem!Hosseini.!“New!Report!Says!Sacramento!Convention!Center!is!a!Taxpayer!Money!Pit.”!

News!Review,!September!12,!2013.!Available![online]:!
https://www.newsreview.com/sacramento/newDreportDsaysDsacramentoD
convention/content?oid=11390525!!
13!Hosseini.!
14!Hosseini.!
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Rabobank&Arena,&Theater&&&Convention&Center&Complex
Bakersfield, California!
!
Overview
!
The!Rabobank!Arena,!Theater,!and!Convention!Center!Complex!encompasses!two!
separate!buildings,!an!arena!and!nearby!theater!and!convention!center.!!!
!
!
Rabobank Theater and Convention Center

"Bakersfield!Convention!Center!Entrance"!by!Skyman9999!D!Own!work.!Licensed!under!CC0!via!Commons!D!
https://commons.wikimedia.org/wiki/File:Bakersfield_Convention_Center_Entrance.jpg#/media/File:Bakersfield_Convention_Center_Entrance.jpg

!

Built in 1962, the Civic Auditorium is a municipal auditorium that hosts large conventions.
The theater has 3,000 permanent seats and hosts the Bakersfield Symphony Orchestra,
Broadway in Bakersfield, and the Bakersfield Community Concert Association.
In 1980, the Convention Center was expanded to connect with the existing theater. The
Center is a 29,450 square foot exhibit hall with thirteen meeting rooms and a 12,885 square
foot lobby.15 The Convention Center hosts large conferences and musical performances.!

!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!
!

15!“Rabo!Bakersfield.”!Visit!Bakersfield,!n.d.!!Available![online]:!http://visitD

bakersfield.s3.amazonaws.com/digital_files/1388/raboDconventionDcenter.pdf!
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Rabobank Arena

Photo!credit:!http://www.rabobankarena.com/assets/img/arenaDday.jpg!

Built in 1998 in the old parking lot of the theater and convention center, the Rabobank
Arena Center has a capacity of 6,400 for sporting events and approximately 10,000 for
concerts.16
The arena hosts a wide variety of sporting events, including CSU-Bakersfield basketball
games, the California Interscholastic Federation High School State Wrestling Championship
Tournament, and the Bakersfield Condors of the AHL, a minor hockey league.
Management
The Rabobank Arena, Theater, and Convention Center are all managed by a third party
operator, AEG Facilities, who also manages the San Joaquin Community Hospital Ice
Center and Bright House Networks Amphitheatre for the City of Bakersfield. In AEG’s
accounting, all five venues managed by AEG appear on the same income statement. From
outside reports, ODI was able to determine that the losses from the San Joaquin Community
Hospital Ice Center and Bright House Networks Amphitheatre are small, coming in at
$20,785 and $62,358 respectively in 2013.17 Backing out the losses of these other venues
from the Bakersfield Facilities average annual loss of $546,897, we see that the losses
Bakersfield incurs from the arena and theatre are approximately $463,754 annually.
!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!
!
16!“Rabo!Bakersfield,”!

17!Linda!Deckard.!“AEG!Gives!Bakersfield!a!Guarantee.”!Venues'Today,'April!10,!2013.!Available!

[online]:!http://www.venuestoday.com/news/detail/aegDgivesDbakersfieldDaDguarantee04102013!
!
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BakersEield&Facilities&&

Loss!of!$3,281,381!Over!Six!Year!Period!
Average'Annual'Loss'of'$546,897''
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Anaheim&Convention&Center&
Anaheim, California

Photo credit: Arnold C (Buchanan-Hermit) https://upload.wikimedia.org/wikipedia/commons/8/8b/Anaheimconvctr-extside.jpg

!

Overview
Located in Southern California, the Anaheim Convention Center is the largest convention
center on the West Coast, totaling over 1.6 million square feet of total space. Ideally located
near many tourist attractions such as Disneyland Resort and beautiful outdoor recreational
areas, the Center is host to a wide variety of events and conventions, including the video
game expo, BlizzCon.
The Anaheim Convention Center opened on July 12, 1967 and featured 400,000 square feet
of space.18 Since its opening, the convention center has been expanded over seven times
beginning in 1974 with its seventh “Betterment” expansion slated to open in 2017.
!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!
!
18!Charles!Epting.!“Elvis,!Nixon!&!More:!Remembering!the!History!of!the!Anaheim!Convention!

Center.”!Visit!Anaheim,!April!2015.!Available![online]:!http://blog.visitanaheim.org/blogD
post/2015/04/20/elvisDnixonDmoreDrememberingDhistoryDanaheimDconventionDcenter!
!
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Management
The most recent 2015/16 Anaheim budget breaks out the Convention Center budget for
FY 2013-2015 but does not break out expenditure costs. Instead, various operations such as
the Visitor and Convention Bureau, Stadium Operations, Arena Operations, Grove
Operations, ARTIC Operations, and the Convention Center and overseen by the
Convention, Sports & Entertainment Department and grouped together in a single line item:
“Department Expenditure Total.”
Due to this accounting practice, the most recent data that can be found denoting individual
revenue and expenditure is for the FY2002–2005. The chart below details the Anaheim
Convention Center Fund Expenditures and Revenues for this time period19, indicating over
$2.1 million loss in each of the years cited.

Anaheim&Convention&Center&Enterprise&Fund&
Nearly!$7MM!Loss!Over!Three!Year!Period!
Average'Annual'Loss'of'$2,320,274'
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!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!
!

19!“Enterprise!Fund!–!Convention!Center.”!City!of!Anaheim,!n.d.!!Available![online]:!

www.anaheim.net/DocumentCenter/View/1039!
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Paramount&Theatre&of&the&Arts
Oakland, California
Overview
Built in 1931, the Paramount Theatre is a movie
theatre featuring a live orchestra and Wurlitzer
organ. Today, the Paramount is home to the
Oakland Symphony Orchestra and the Oakland
Ballet and hosts events ranging from movie
screenings to live comedy.
When completed, the Art Deco-style Paramount
Theatre was the largest multi-purpose theatre on
the West Coast with the ability to seat 3,476.
On September 15, 1970, after nearly thirty-nine
years of operation, the Paramount was forced to
close due to financial difficulties.
After two years of closure, the building was
purchased by the Oakland Symphony Orchestra
Association’s Board of Directions and after a
Photo credit: Historic American Building Survey – HABS
year of careful restoration, the building was
http://memory.loc.gov/pnp/habshaer/ca/ca0000/ca0015/color/571433
placed on the National Register of Historic
Places in 1973. Less than two years later, the Oakland Symphony Orchestra declared
bankruptcy and sold the Paramount to the City of Oakland for $1 with the requirement that
the Symphony would be guaranteed bookings for the next forty years20.
Management
The Paramount is owned by the City of Oakland and managed by a non-profit organization
called Paramount Theatre of the Arts, Inc.
The Paramount financial performance ranges from break-even to losses of $300,000 per year.
The costs do not include taxes, insurance, management overhead, reserves, or much
maintenance. Though precise financials are not available, it is clear that the Paramount loses
money.21
!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!
!
20!http://www.worldlibrary.org/articles/paramount_theatre_(oakland,_california)!

21Downs,!D.!(2006,!October!24).!Oakland's'Paramount'Losing'Money,'Lining'Pockets.!Retrieved!from!East!
Bay!Express:!http://www.eastbayexpress.com/CultureSpyBlog/archives/2006/10/24/oaklandsD
paramountDlosingDmoneyDliningDpockets!
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Fox&Oakland&Theater
Oakland, California
!!!
Overview
In 1928, the Fox Oakland Theater was the
largest movie theater in Oakland, boasting
3,200 seats. Today, the Fox is a home to
the Oakland School for the Arts and major
musical acts in its 2,800-seat concert
venue.
The Fox opened on October 27, 1928 as a
theater where audiences could take in both
live shows as well as motion pictures.22
After only thirty-eight years of operation,
the Fox closed in 1966. During its closure,
the theater survived possible demolition,
vandalism, decay, and water damage. A
fire in 1973 left the building in poor shape,
and its shabby condition led to its being
called “the largest outdoor urinal in the
world.” In 1993, the City bought the
property for $3,000,000.23

By!English:!Photographed!by!Paul!Stokstad,!August!2002.!(Own!work)![Public!
domain],!via!Wikimedia!Commons!

In December 2004, Oakland City Council approved the “basic renovation,” a project that
was estimated to cost $33 million. By the time the renovation was completed in 2009,
however, the cost of the project had ballooned substantially. “A significant expansion of the
project’s scope, failure to conduct a comprehensive financial feasibility study, a project
management structure that lacked independence, insufficient legislative oversight, and poor
contract administration led to a final renovation project cost totaling almost $91 million, or a
172 percent increase from the initial project cost estimate of $33 million,” according to a
City of Oakland audit.24
Management
The Friends of the Oakland Fox (FOF) was formed in 1998 as a subcommittee of the
Oakland Heritage Alliance (OHA). After a year of meeting at the OHA office, FOF formed
!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!
!

22!“The!Fox!Oakland!–!History.”!Available![online]:!http://thefoxoakland.com!!!
23!“The!Fox!Oakland!–!History.”!
24!Courtney!Rudy.!“Fox!Theater!Renovation!Project!Performance!Audit.”!City!of!Oakland!

!
!

20!

its own non-profit to raise awareness and funds for the renovation of the theater 25. Since
then, financials for the Fox have not been available.
Though the Fox Theatre renovation has been a major catalyst for revitalizing uptown
Oakland, it has done so at a significant financial cost to the City. The Oakland
Redevelopment Agency contributed $52 million to the project (funds borrowed by the City
of Oakland), with additional millions in public monies coming from grants, tax credits, and
fundraising.26 The Fox’s redevelopment shows that even successful venues require
substantial public subsidies to be economically viable.
!
!

&

&

!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!
!
25!Gagné,!N.!V.!(2011,!August).!Traditional'Building.!Retrieved!from!21stDCentury!Fox!
http://www.traditionalbuilding.com/PreviousDIssuesD11/AugustProject11Fox.html!
26!Rudy.!
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Bill&Graham&Civic&Auditorium&
San Francisco, CA

Overview
The Bill Graham Civic Auditorium is a multi-purpose arena located in San Francisco’s Civic
Center district. The 6,000 seat venue was built in 1915 and has hosted a variety of events
throughout the years, including the 1920 Democratic Convention. It was also the home of
the Golden State Warriors from 1964 to 1967. Currently, the arena hosts large corporate
events and trade shows as well as a wide range of musical performances.
Since 2010, the Bill Graham Auditorium has been managed by Another Planet
Entertainment on behalf of the City of San Francisco. Though financials are not available
for Another Planet, public documents show that Another Planet pays a $100,000 annual
lease payment to the City of San Francisco,27 which covers all costs including utilities and
maintenance.
The Bill Graham Auditorium presents very stiff competition for the HJKCC. Though the
venues are similar in size and layout, the Bill Graham has superior location and accessibility,
an excellent reputation, and extensive nearby amenities. Additionally, the Bill Graham is
managed by Another Planet Entertainment, which also controls the Fox Theater and the
Greek Theater. Another Planet is likely to oppose the opening of any new venue that might
present competitive events or threaten its existing venues.
!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!
!

&

&

27!Andrew!Wietstock.!“$10!million!Renovation!on!the!way!for!the!Bill!Graham!Civic!Auditorium!with!

New!Lease.”!Curbed'SF,'July!1,!2010.!Available![online]:!http://sf.curbed.com/tags/anotherDplanetD
entertainment!
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Other&Venues&Studied&
Oracle Arena and O.co Coliseum
Oakland, CA
All anchor tenants currently at the Oracle Arena are considering leaving. If one (or more) are
successful, the facility will become more available for large concerts and sporting events.
Relative to the HJKCC, Oracle is a far better facility for these events due to its name
recognition, better seating, higher capacity (19,596 seats), more modern infrastructure, and
ample parking and transportation.
Although the City has a far better understanding of the Coliseum complex’s financial
situation than ODI, outside reports show that taxpayers still owe $179 million in bonds
whose payments extend well beyond the expected tenure of its anchor tenants.28 As such,
ODI expects the City to continue to aggressively look for productive uses for the Oracle
Arena facility, presenting serious competition to an HJKCC arena.

Cal Performances
Berkeley, CA
Cal Performances manages four venues including the Zellerbach Auditorium, Zellerbach
Playhouse, the Will Randolph Hearst Greek Theatre, and the Wheeler Auditorium. This
organization receives financial assistance from UC Berkeley and requires robust annual
giving for its funding. Additionally, significant fundraising is required for capital
improvements.

The Berkeley Community Theater
Berkeley, CA
The upgraded 3,491 seat Berkeley Community Theater and its smaller 575-seat Florence
Schwimley Little Theater is located at Berkeley High School. This venue is very rarely used.
It does present competition to the arena for medium sized events.

!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!
!

28!Darrell!Preston.!“Oakland's!Unwanted!Sports!Arenas!Leave!$179!Million!Bond!Burden.”!Bloomberg'

Business,'May!4,!2015.!Available![online]:!http://www.bloomberg.com/news/articles/2015D05D
05/oaklandDsDunwantedDsportsDarenasDleaveD179DmillionDbondDburden!
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The UC Theatre in Berkeley
David Mayeri, a former Live Nation executive, took on the UC Theatre in Berkeley as his
life's work. He has recently completed a multi-year fund-raising program to completely fund
the $5.6 million renovation29. It is a presenting organization. As such, it is entirely dependent
on philanthropy both for its capital improvements and annual campaign. With performances
scheduled for March 1, 2016, its 1,400 person flexible concert space and state-of-the-art
sound system, the newly renovated UC Theatre is sure to be a strong competitor to HJKCC.

!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!
!

29!Mira!Chaplin.!“UC!Theatre!Receives!$1.3!Million!Grant!to!Finish!Renovation.”!The'Daily'Californian,!

July!31,!2015.!Available![online]:!http://www.dailycal.org/2015/07/30/ucDtheatreDreceivesD1D3D
millionDgrantDfinishDrenovation/!
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________________________________________________&
POTENTIAL&USES&FOR&HJKCC&
Very few of the comparable venues ODI studied were even operationally breakeven, and
none generated much income to cover their capital cost of redevelopment. In light of this,
ODI has looked into leasing the property to a single user as well as an operator like Live
Nation or Another Planet Entertainment. Unfortunately, the evidence suggests that these
options are also not viable.

WNBA&/&NHL&Minor&League&Franchise&
Discussions with two hockey minor league representatives and research into the WNBA
confirm that an additional investment would be required to bring a team to the Henry J.
Kaiser Convention Center. Roughly the start-up cost for any franchise, including hockey,
requires a minimum of $25,000,000+, including the necessary locker rooms, work out
rooms, amenity areas, and parking.
WNBA
Very few WNBA franchises post a profit in any given year, and given the start-up cost, there
aren’t a lot of investors.30 Additionally, the WNBA does not have similar contract values for
television and sponsorship as the NBA. For example, the WNBA currently has a television
agreement with ESPN believed to be worth about $12 million annually; the NBA on the
other hand, has an agreement with ESPN and Turner Sports worth an estimated $930
million annually.31 This large disparity over television rights, where the WNBA earns little
over 1% of the NBA’s deals, shows that the WBNA does not have the profitability of other
major sports leagues.
The most frequent owner of a WNBA franchise is the nearest NBA franchise. Our efforts to
reach the Golden State Warriors on this matter did not bear fruit. The City’s contacts with
the Warriors are better than ours, and we suggest the City contact the Warriors directly if
they believe this to be a viable option.

!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!
!

30!John!Lombardo.!“WNBA Expects at least Six Teams to Turn Profit.” Sports Business Daily, August 18,
2014. Available [online]: http://www.sportsbusinessdaily.com/Journal/Issues/2014/08/18/Leagues-andGoverning-Bodies/WNBA.aspx
31
Albert Lee. “Reasons why the WNBA Should Not Significantly Spend More Money in the Immediate
Future.” Swish Appeal, December 23, 2013. Available [online];
http://www.swishappeal.com/2013/12/22/5234570/reasons-why-wnba-should-not-expand-or-spend-more
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Were a WNBA deal to arise, there is a distinct possibility the Oracle Arena would be a better
solution. Most WNBA venues are similar in size to the Oracle, and the 6,000-seat HJKCC
lacks the capacity to seat an average WNBA crowd of 7,318.32 In addition, HJKCC lacks any
of the required locker rooms, work-out rooms, offices, and other amenities modern
franchises require.
NHL Minor League Franchise
ODI has had the chance to look at two NHL minor league franchise opportunities: The
Wild in St. Paul and the Sharks locally. The costs of building two ice rinks, locker rooms,
work out rooms, spa, retail space, and other amenities exceed $50,000,000. In the case of the
Wild, the City had offered a full abatement of any rent.
Locally, the NHL minor league franchise matter is further complicated by the fact that it has
announced a deal in Monterrey for a long-term home and is only looking for a temporary
site.
It also bears noting that one of the comparable venues studied, the Rabobank Arena, loses
money despite being home to the Bakersfield Condors, an AHL franchise.

&
Operator&
Another Planet Entertainment
ODI has known Another Planet cofounders Gregg Perloff and Sherry Wasserman for
decades. A principal of ODI was engaged in the negotiation for Cal Performances Greek
Theater. In a conversation with another ODI principal Another Planet’s reaction to our
proposing the reuse of the arena: “We would have to be out of our mind to consider it.”
Unfortunately, despite multiple efforts, ODI has not been able to get them to expand on this
observation. Knowing them as well as we do, we are sure their top priority will be to
preserve their positions at the Bill Graham, the Greek, and the Fox.
Live Nation
Although City Council directed staff to negotiate exclusively with Live Nation in 2008, later
expanded to include Peralta College and the Alliance of Performing Arts amongst other
groups, to bring live entertainment back to the HJKCC, City staff came to the conclusion
that “the total funds potentially available from those entities are unlikely to cover all of the
!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!
!
32!Lombardo.!!!
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repair and equipment upgrade costs described in this report.33 Estimates detailed in the 2009
staff report to repair the facility range between $2.8 million and $5.5 million and focused
“primarily on electrical, heating, ventilation and air conditioning equipment capital costs34,”
and did not include necessary seismic, life safety, and ADA improvements.
Recent ODI discussions with Live Nation indicate that, if they were to manage the HJKCC,
they expect to put up little or no money and control the calendar for a wide variety of live
performances. All the risk would be on the City, with Live Nation still receiving a substantial
part of the upside. ODI believes that these negotiations will ultimately prove fruitless, but if
the City is able to make subsidy funds available, we are pleased to introduce the City to the
appropriate people at Live Nation.

&
User&
Cirque du Soleil
Regrettably, Cirque recently sold to new owners, and they are in the middle of
reorganization. We are monitoring the situation.

!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!
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33!Cohen,!W.!S.!(2009).!A'Report'and'Possible'Action'on'the'Status'of'Negotiations'and'Proposals'for'the'

Use'of'the'Henry'J.'Kaiser'Center.!Staff!Report,!Community!and!!
Economic!Development!Agency,!City!of!Oakland.!
34!Critical!Engineering!Group,!Inc.!(2008).!Henry'J.'Kaiser'Center'W'10'Tenth'Street,'Oakland,'CA.!
Oakland.!
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________________________________________________&
COMPETITIVE&ADVANTAGES!
The sole competitive advantage of a potential arena space is a central Oakland location,
including proximity to Lake Merritt BART station a half-mile away. The Henry J. Kaiser
Convention Center is also a neighbor to the Oakland Museum of California, Laney College,
the Peralta Park and the Lake Merritt Amphitheater.!
The main disadvantages include size and historic constraints, which oversee the building’s
character and renovation. The building is not code-compliant and will perform poorly in the
case of a seismic event. Built more than 100 years ago, the arena is extremely small for
today’s standards - seating only 6,000 - which further hinders the usability and economics of
the space. (The Sacramento King’s Arena has been criticized for having among the fewest
seats in the NBA at 17,500.) !
The arena is adjacent to the Calvin Simmons Theater, which predisposes both sides to
technical difficulties such as noise bleed and stage-sharing. The facility has severely dated
infrastructure which will need significant upgrades in HVAC, electrical, data and ADA
compliance. There is also a lack of yard/parking and transit between BART and door.
!

________________________________________________&
COSTS&AND&INCOME&
The basic scope – to build an arena, back of house, seismic retrofit, and to bring the entire
structure up to current code, depending on exactly what is built – is a $50,000,000+
enterprise. For the City to bring in a franchise sport such as the WNBA or NHL minor
league would require at least another $25,000,000 investment, and would still produce annual
losses in every likely scenario. These estimates do not include the capital required to cover
studies, due diligence, environmental reports, start-up costs, maintenance, insurance, taxes,
salary, marketing, debt service etc.!
The market evidence clearly shows there is no income to pay for the investment. In addition,
these properties can, and often do, lose a lot of money. Even if public monies were made
available for the HJKCC Arena’s rehabilitation, the City would likely incur losses beyond its
initial investment.
In summary, an HJKCC arena potential revenues would likely not cover the costs of its
operation, would certainly not cover the debt of its renovation, and would not generate
anywhere near enough returns required to justify undertaking such a risky and complex
project for a private developer.

!
!
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_______________________________________________&
CONCLUSION&
Based on the above outlined financial, structural, and operational factors, we recommend
moving towards alternative uses, other than an arena, at the Henry J. Kaiser Convention
Center. We look forward to presenting our vision for the redevelopment of this iconic
Oakland building in a financially viable, highly useable, beautiful and historicallysignificant way.

“When studying this issue, almost all economists and development
specialists (at least those who work independently and not for
a chamber of commerce or similar organization)
conclude that the rate of return a city or metropolitan area
receives for its investment is generally below that of alternative projects.
In addition, evidence suggests that cities and metro areas that have
invested heavily in sports stadiums and arenas have, on average,
experienced slower income growth than those that have not.”
– Adam M. Zaretsky –
Federal Reserve Bank of St. Louis

Should Cities Pay for Sports Facilities?35

!

!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!!
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35!Adam!Zaretsky.!“Should!Cities!Pay!for!Sports!Facilities?”!Federal!Reserve!Bank!of!St.!Louis,!April!

2001.!Available![online]:!https://www.stlouisfed.org/Publications/RegionalDEconomist/AprilD
2001/ShouldDCitiesDPayDforDSportsDFacilities!(Zaretsky!2001)!
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EXECUTIVE SUMMARY
1. EXECUTIVE SUMMARY

1.1.

T H E N E E D F O R A R E V I TA L I Z E D M A I N L I B R A R Y

A citywide Master Facility Plan has identiﬁed a need for revitalized and
expanded Main library service for the City of Oakland. The present library is
over 50 years old and was built for a different era. While the community and
library services have changed, the library has essentially remained untouched.
The shelves were ﬁlled to capacity decades ago, preventing the collection of
books and other materials from growing with the needs of the community. The
majority of the books are warehoused in the original multi-level, low-ceiling
stack core that is off-limits to the public, and denies patrons free access to the
materials. Even though the collection needs to grow, for each book added one
book must be discarded.

Built in 1950, the present Main
Library is located at 125 14th
Street, one block from Lake Merritt

The present building is poorly organized. Major areas are disconnected from
each other. The poor organization makes it difﬁcult for to ﬁnd library staff
and makes the library less efﬁcient to operate. Seating is but a fraction of what
is needed with shortages of reading tables and study carrels and almost no
comfortable lounge type seats that are so popular in today’s libraries.
The present Main library building’s infrastructure dates back to the time of
typewriters, and as a result the power and data supports for modern technology
are woefully inadequate. The limited number of computers and media stations
are poorly supported from a cobbled-together and inﬂexible network. The
Main library’s media and new format collections are very undersized. The
present building’s outdated building systems, while functional and complying
with the codes of their day, do not meet current life safety or health and
comfort requirements.
A preliminary Needs Assessment was prepared as part of the Master Facility
Plan process. It identiﬁes the need for expanded collections of every type to
solidify the new Main library’s role in providing premier library services for
children, school age students, teens, and life-long learners. It identiﬁes a
need to increase the libraries role in connecting residents with local history
and collecting that history as it is written every day. An expanded and
improved auditorium is needed to support the wide range of literature, arts,
and community events that will further enhance the library’s role as a major
cultural institution. Acoustically controlled group study rooms are needed to
support literacy tutoring, visiting school groups, and small group work.
All of these needs were translated into a preliminary Building Program that
identiﬁes an expanded Main library of 120,000 to 160,000 square feet. This
facility, while somewhat smaller than many Main libraries in comparably
sized communities, will be an attractive destination for all Oakland residents
and visitors alike.

New Main Library at the Kaiser Center – Executive Summary
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The majority of the existing
collection is housed in the core
stacks which is off-limits to the
public

Inadequate and outdated
infrastructure limits the provision of
contemporary library services

EXECUTIVE SUMMARY
1.2.

Compared to the alternative of
expanding the present Main, the
adaptive reuse of the arena as
a new Main is significantly less
expensive, will function better, and
can be built with less disruption of
service.

O P T I O N S F O R E X PA N D I N G M A I N L I B R A R Y S E R V I C E S

In late 2004 through early 2005 a number of development options were
investigated as part of the Master Facility Plan process. These included
renovation and expansion, demolition and new construction, and relocation
options. These options are summarized brieﬂy in the appendix. In January
of 2006 the City closed the doors of the nearby Henry J. Kaiser Convention
Center after years of unsuccessful attempts at ﬁnding an economically
sustainable operating model. The City suggested that the adaptive reuse of
the least-used arena portion of the Center be considered as a possible site for a
new Main Library. The feasibility of this option is the topic of this report.

1.3.
C O N S T R U C T I O N O F A N E W M A I N W I T H I N T H E H I S TO R I C
KAISER ARENA

This option includes construction of a brand new library within the Kaiser
Center arena while preserving the historic and west theater, meeting rooms
and exterior.

Artist Rendering of Atrium of New
Main library under restored historic
skylight.

With its closure in January of 2006, the beloved landmark Henry J. Kaiser
Convention Center building is under threat of decline and deterioration unless
a viable use is found. The development option investigated in this study and
summarized in this report analyzed the possibility of converting the eastern
two-thirds of the Kaiser Center (containing the arena) into a state-of-the-art
library facility. This would be done by preserving the historic exterior and
selectively removing the stadium seating and constructing four to ﬁve new
levels of library around a skylit central atrium within the open volume. This
atrium would be under a restored historic skylight and would contain stairs
and elevators as well as new structural supports for the historic roof. As the
new library will be able to use the Kaiser Center’s Calvin Simmons Theater
and its three large multi-purpose rooms, approximately 10,000 square feet less
library program space will be needed. As the Kaiser Center already has 200
parking spaces that will be upgraded as part of the 12th Street Improvement
project, no new parking will be required.
Providing for all library services under one roof will provide better service and
be more efﬁcient to operate than the Expanded Main and Annex option. The
construction can take place while the current Main library remains open and
the move-in can occur in a single stage. Without the requirement to purchase
new land and construct parking and because the shared use results in building
less area, the New Main at Kaiser will be signiﬁcantly less expensive to
build.

3
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EXECUTIVE SUMMARY
1.4.

N E W M A I N AT K A I S E R F E A S I B I L I T Y

As part of the library Master Facilities Plan process this study was begun to
determine if the conversion of the Kaiser arena into a new Main library is
feasible. This study has found that:
 The adaptive reuse of the Kaiser arena into a new state-of-the-art Main
library would be an excellent fulﬁllment of the City’s need to revitalize
and expand Main library service.
 The conversion of the arena into a Main library also would serve to meet
the needs of the City to ﬁnd a viable function for this space and preserve
this landmark facility.
 The adaptive reuse of the arena is technically feasible from structural,
mechanical, code and historic preservation perspectives.
 Compared to the alternative of expanding the present Main, the adaptive
reuse of the arena as a new Main is signiﬁcantly less expensive, will
function better, and can be built with less disruption of service.

New Main Library at the Kaiser Center – Executive Summary
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New Main library project will
preserve the Kaiser Center’s
Historic Exterior
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STUDY METHODOLOGY
2. STUDY METHODOLOGY

2.1.

S C O P E O F S T U DY

This study was conducted under the citywide library facility master planning
process. A draft Master Facility Plan released in September 2004 identiﬁed a
need for improved branch library services and the need for a revitalized and
expanded Main library. In the course of that study meetings were held with
City of Oakland’s Planning and Zoning Department Real Estate Services
during which a variety of potential sites were identiﬁed for preliminary
evaluation. Among those sites was the Henry J. Kaiser Convention Center
(HJKCC).
The Henry J. Kaiser Convention Center has two sides. The eastern two-thirds
consists of the arena and the western third consists of the Calvin Simmons
Theater, the Olympic, Gold, and Ballroom multipurpose spaces as well as
support spaces. The entire facility was in operation through the end of 2005.

This study considers the adaptive reuse of the eastern arena portion of the
HJKCC and only those portions of the western theater side that are impacted
by the proposed conversion of the arena. The goal of this study was to
determine the feasibility of the project and establish an appropriate cost plan.
2.2.

S T U DY P R O C E S S

The study methodology was designed to determine if the conversion of the
arena is functionally and technically feasible and if so, to establish a budget.
The Study determined feasibility in four areas:
 Library Functionality
 Technical Feasibility
 Historic Impacts and Feasibility
 Costs
The study began with document collection that continued throughout the
study. A list of resources collected or consulted is included in the appendix.
Library functionality ﬁrst considered the capacity of the arena volume to
house the required library area. After technical feasibility was conﬁrmed,
further diagrammatic layouts or stacking diagrams were prepared. These are
presented in Section 5 of this report.
Technical Feasibility was investigated in stages. Structural issues were
addressed ﬁrst and, once feasibility was demonstrated, the study continued
with mechanical and electrical feasibility. Code issues were also investigated.

New Main Library at the Kaiser Center – Study Methodology
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STUDY METHODOLOGY
Technical Feasibility is presented in Section 6 of this report.
As the building is an historic landmark structure, preservation and adaptive
reuse strategies were investigated and feasibility determined. This topic is
presented in Section 6.5 of this report.

Kaiser Center third floor

A cost plan was prepared to assist the City in developing funding plans for the
Main Library and the branch library improvements proposed in the Master
Facility Plan. A cost plan is discussed in Section 7 and a detailed estimate is
included in the appendix.

2.3.

R E V I E W O F PA S T S T U D I E S

This Feasibility Study was greatly assisted by documents provided from the
on-site records of the Kaiser Center’s Stationary Engineer and the archives of
Ratcliff Architects and Degenkolb Engineers who were involved in building
upgrades in the 1980’s. Documents reviewed or collected are listed in the
appendix.
Kaiser Center second floor

2.4.

FIELD STUDIES

Members of the study team were given access to the building and walked
through most spaces to become generally familiar with the spaces and their
relationships. A preliminary survey of the exterior conducted from ground
level observation was conducted on the north facade.
2.5.

Kaiser Center first floor

S T U D Y L I M I TAT I O N S

For the limited purpose of determining project feasibility the consultant
team made use of previous studies and documents. Extensive structural
analyses had been previously prepared and were reviewed for this study. No
new computational structural analyses or material sampling or testing was
conducted as part of this study. Existing plans were scanned and scaled and
used for approximate dimensions and sizes. No surveys or ﬁeld measurements
were conducted as part of this study. The Kaiser Center’s Stationary Engineer
was the resource for description of operational condition of existing building
systems.
This feasibility study is not a conceptual or schematic design. Any
architectural, structural or technical solutions suggested in this study are only
preliminary suggestions offered to demonstrate general feasibility. Once this
project moves towards implementation additional technical studies will be
necessary as part of a full design process.
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STUDY METHODOLOGY
2.6.

S T U DY T E A M

This study was prepared by a consultant team lead by Group 4 Architecture
Research + Planning, Inc. as part of a comprehensive citywide Library
Master Facilities Plan. Technical subconsultants determined feasibility of
major building systems and historical approach. Oakland Public Library
management and staff gave input as well as technical support by the Public
Works Agency, the Community and Economic Development agency and
the Oakland Redevelopment Agency and other departments. Life safety
input was given by the City Building Ofﬁcial and Fire Marshal and their
staffs. The community gave input through the Master Plan’s Community
Action Committee, presentations to City Committees as well as City Council
meetings. Other participating groups and organizations are shown below with
most participants listed in the appendix under acknowledgements.
City Participants
 City Council
 Oakland Public Library (OPL)
 H.J. Kaiser Convention Center Staff
 Oakland Museum of California
 Public Works Agency (PWA)
 Community and Economic Development (CEDA)
 Oakland Redevelopment Agency (ORA)
 Building Services/CEDA
 Fire Prevention Bureau
Community Participants
 Oakland Public Library Master Facility Plan Community Action
Committee
 Friends of the Oakland Public Library
 Oakland Public Library Advisory Commission
 Landmarks Preservation Advisory Board
 Participants at Library Open Houses, June 2006

New Main Library at the Kaiser Center – Study Methodology
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Peralta College District /Laney College
Consultant Team
 Architects and Planners: Group 4 Architecture Research + Planning, Inc
 Structural Engineers: Rutherford & Chekene
 Historic Resource Consultants: Carey & Company
 Code Consultant: Calvin Wong, retired City of Oakland Building Ofﬁcial
 Cost Consultants: M. Lee Corporation
 Mechanical and Energy Engineers: Rumsey Engineers
 Electrical Engineers: FW Associates
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NEED FOR REVITALIZED AND
EXPANDED MAIN LIBRARY
3. NEED FOR REVITALIZED AND EXPANDED MAIN
LIBRARY

The majority of the collections are
housed in the low ceiling stack
core that is not open to the public.

Current Main library at 125 14th Street
3.1.

O U T D AT E D, U N D E R S I Z E D E X I S T I N G M A I N

A citywide facility master planning process has identiﬁed a need for revitalized
and expanded main library service for the City of Oakland. The present library
is over 50 years old and was built for a different era. While the community’s
demographics have changed, population has increased and library services
have evolved, the library has essentially remained untouched. The shelves
were ﬁlled to capacity decades ago preventing the collection of books and
other materials from growing with the needs of the community. The majority
of the books are warehoused in the original multi-level, low ceiling stack core
that is off-limits to the public denying patrons free access to the materials.
Even with needs to grow the collection, for each book added one book must
be discarded.
The building is poorly organized with major areas disconnected from each
other separated by a rabbit warren of hallways. The poor organization makes
it difﬁcult for patrons to ﬁnd library staff and makes the library inefﬁcient to
operate. Seating is only a fraction of what is needed with shortages of reading
tables and study carrels and almost no comfortable lounge type seats that are
so popular in today’s libraries.
The building’s infrastructure dates back to the time of typewriters and the
power and data, and as a result, supports for modern technology are woefully
New Main Library at the Kaiser Center – Need for Revitalized and Expanded...
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Main library shelving was filled to
capacity decades ago.

NEED FOR REVITALIZED AND
EXPANDED MAIN LIBRARY
inadequate to support the necessary numbers of computers and media stations.
The Main Library’s media and new format collections are very undersized.
The building systems were functional and code-compliant when constructed
ﬁfty years ago, but do not meet current life-safety or health and comfort
requirements.

3.2.

V I S I O N F O R R E V I TA L I Z E D S E R V I C E S

The unique characteristics of Oakland – demographically and geographically
– require a unique solution to best serve the diverse needs of the community,
citywide. The vision developed in the Master Facility Plan is one that retains the
existing system of local branches while signiﬁcantly increasing and improving
library service levels sunder a three-tier network of libraries: neighborhood
branches, community Branches and the Main library. OPL proposes to
improve all libraries, by renovating those that cannot be practically expanded
to better serve local needs and expanding those that can be. The neighborhood
branches will be supplemented by larger community branches that will be
geographically distributed throughout the city and large enough to include
more extensive library services. The Main library will also be expanded to

Three tiers of library service
compliment and support each
other.

Oakland map overlaid with proposed library improvements and their general
service areas.
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NEED FOR REVITALIZED AND
EXPANDED MAIN LIBRARY
improve the system-wide support services such as acquisitions, technology,
purchasing, administration, and more. Main library research and specialized
collections, Oakland history collections, and programs will also be increased
to strengthen the Main library’s role as a citywide destination and as a premier
educational and cultural resource.

3.3.

T H E N E E D F O R A R E V I TA L I Z E D M A I N L I B R A R Y

As part of the Master Facility Plan process a needs assessment identiﬁed a host
of service and facility needs that the Main library building cannot provide in
its current building:
 The need for expanded collections of every type that will solidify the
new main library’s role in providing premier library services for children,
school age students, teens, and life-long learners.
 The need to increase the libraries role in connecting residents with local
history and collecting that history as it is written every day.
 An expanded and improved auditorium is needed to support the wide
range of literature, arts, and community events that will further solidify
the library’s role as a major cultural institution.
 Acoustically controlled group study rooms are needed to support literacy
tutoring and visiting school groups for information literacy training.
All of these needs were translated into a preliminary building program that
identiﬁed an expanded Main library of 120,000 to 160,000 square feet. This
proposed facility, while somewhat smaller than many Main libraries in
comparably sized communities will be an attractive destination for all Oakland
residents and visitors alike.

3.4.

M A I N L I B R A RY D E V E LO P M E N T O P T I O N S

A number of options to expand the existing Main library facility were explored
early on during the development of the Master Facility Plan between late 2004
through early 2005. These included renovation and expansion, demolition and
new construction, and relocation options. At the time, the most promising
option was the vertical expansion of the existing Main with two new ﬂoors and
construction of a new annex. This is summarized brieﬂy below and included
in the appendix.

New Main Library at the Kaiser Center – Need for Revitalized and Expanded...
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One alternative to expand the
Main library is to add two stories
to the existing main and build a
nearby annex with parking and
services that will not fit. This
option functions less well and is
significantly more expensive.

NEED FOR REVITALIZED AND
EXPANDED MAIN LIBRARY
Expansion of existing Main and Construction of a new Main Annex

 Comprehensive upgrade of the existing building. Expansion up with two
additional ﬂoors and construction of a new freestanding annex building.
This option preserves the historic values of the existing library building’s
exterior and expands upwards with two ﬂoors as envisioned in the original
design. The stack core would be removed and replaced with a skylit atrium that
would contain stairs, elevators and new structural frames that will strengthen
the existing building. To meet the remaining balance of program area a new
Main Library Annex building would need to be constructed to house a new 350
seat auditorium, meeting rooms, and relocated administrative, and technical
services. The Annex would also provide parking for a minimum of 200 cars.
The challenges with this strategy include: acquisition of a site of sufﬁcient
size close enough to the existing Main library; the need to stage temporary
main library facilities while the existing facility is being renovated; and the
operational issues for public and staff of having Main Library services split
between two structures.
Other options determined to be less promising
Alternate expansion concepts for
Existing Main facility

The existing Main library only
occupies about half of the site
area. Another alternative to
expand the Main library is to
remove the existing building and
build a new one in its place.
Larger floors and under-library
parking make this a functional
alternative, but it would come with
a higher cost than the alternative
of relocating to the Kaiser Center.

Other options also explored and summarized in the appendix include:
 Demolition of existing building and replacement with a single new
structure.
 Relocation to New Location
Henry J. Kaiser Center closed and Considered option for a new Main
Library
In January of 2006 the City closed the doors of the Henry J. Kaiser Convention
Center after years of unsuccessful attempts at ﬁnding an economically
sustainable operating model. The City suggested that the arena portion of
the complex be considered as a possible site for a new Main Library. The
feasibility of this option is summarized in this report.
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4. KAISER CENTER DESCRIPTION

4.1.

DESCRIPTION

The Kaiser Convention Center, originally named the Oakland Auditorium
is located on 10 Tenth Street at the southern end of Lake Merritt. It was
designed in the Beaux Arts style by John J. Donovan, architect, and Henry F.
Hornbostel, consulting architect, and was constructed between 1913 and 1915.
It underwent a major refurbishment in 1985. The rectangular gable-roofed
building houses an approximately 1,800 seat formal theater at the western end
and an 8,000 seat capacity arena in the remaining two-thirds to the east.
The building measures approximately four hundred feet long by two hundred
feet across and contains approximately 228,000 square feet of ﬂoor area on
four levels that include a basement.

Existing east entry to be reused as
library main entry

The building has a steel frame and reinforced concrete structure. The arena
is covered by lightweight three-hinged-arch trusses. The exterior is clad with
granite veneer on its principal northern façade, with terra cotta trim. This
elevation features seven monumental niches or exedrae, each containing a
sculptural relief designed by Alexander Stirling Calder. Collectively, the group
is entitled “Riches of the Earth.” The remaining elevations are cement-plaster
clad concrete.
Main entries are on both the east and west elevations - the east entries serve the
arena, while the west serve the theater. These elevations are nearly identical,
with slight differences in the conﬁguration of the large arch-topped windows
above the door openings. Secondary doorways are found on the north elevation
in the monumental niches, and on the Tenth Street elevation as well.
The Kaiser Center is a Designated City of Oakland Historic Landmark and is
also listed on the California Register of Historic Resources.
Monumental niche with terra cotta
relief by Alexander Calder to be
preserved

View of north side of Kaiser Center as seen across Lake Merritt
New Main Library at the Kaiser Center – Kaiser Center Description
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4.2.

Arena east lobby to be preserved
and adapted to new library lobby

H I S TO RY

The Opening of the Oakland Auditorium coincided with the Panama-Paciﬁc
Exposition. In that day and for decades to follow the Auditorium served as the
premier convention and event center in Oakland hosting many well known
vaudeville acts, sporting events, circuses and music concerts. Starting in the
1960s, the Auditorium’s use declined as it was supplemented by additional
venues like the Oakland Coliseum and Arena, the Paramount Theater and
the George P. Scotlan Convention Center. In 1982, the Auditorium was
temporarily closed so that major rehabilitation efforts could be undertaken.
The work was ﬁnanced through an arrangment that involved the sale of the
Auditorium and Oakland Museum to private investors. The city then leased
the facility with an eventual repurchasing option in place. The Auditorium
reopened in 1985 as an annex of the Scotlan Convention Center and operated
with the new name Henry J. Kaiser Convention Center honoring the prominent
Oakland industrialist.

North gallery of the Arena

Arena looking East

4.3.

FORMER ARENA USES

The arena has been used for a wide range of entertainment and sporting events
including concerts, dances, banquets and parties to trade shows, exhibitions,
conventions and fund raisers. The arena also was the venue for a myriad of
sporting events including boxing, wrestling, tennis, gymnastics, roller hockey
and basketball competitions. Over the years more and more commercial
attractions went to larger and newer venues around the bay area.
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4.4.

O N - G O I N G U S E S F O R T H E AU D I TO R I U M

The proposal to convert the arena into a new Main library does not propose to
do any work on the west, Theatre, side of the project. A preliminary budget
for new carpet and interior paint and an allowance for theater sound and
lighting system enhancements are described as options in the cost plan. For
the purposes of this study it is assumed that the City will reopen and operate
this side of the facility in its current state. The various meeting and assembly
rooms could be regularly scheduled for library sponsored or coordinated
programs and as such eliminates the need to build approximately 10,000
square feet of library program space. The theater and multi-purpose rooms
will still be available for general community use.
The west side of the building offers the following features:

1877 Seat Calvin Simmons Theater

Calvin Simmons Theatre
The Calvin Simmons Theatre has been praised for its unparalleled intimacy
and charm, and its near perfect acoustics. The historic theater has elegant
chandeliers, gold leaf detail, and art deco-inﬂuenced upholstered seats. The
theatre has a seating capacity of 1877 people and was regularly used for
concerts, shows, plays, seminars, and assemblies. The theater was home to the
Oakland Ballet until that organization closed in 2005.

New Main Library at the Kaiser Center – Kaiser Center Description
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Basement Level
The basement level on the west side of the building contains support spaces.
The hydraulic orchestra pit is accessed from a complete below stage area
which is accessed by stairs and service elevator from the south side of
the stage. Mechanical and electrical rooms that presently serve the whole
building. When the arena is converted into the library the new service loads
will be handled by new equipment and the existing systems will remain for
the theater side only.

First Floor Key Locations
1) North Gallery
2) West Entry
3) West Lobby
4) East Entry
5) East Lobby
6) Theatre
7) Offices

First Floor Level
The ﬁrst ﬂoor level which is approximately six feet aove street level is
accessed via monumental stairs or accessible ramp. A large projected canopy
shelters multiple doors into the theater lobby.
The theater orchestra level has a raked ﬂoor with 866 seats. Behind a large
ornate proscenium arch is the stage measuring 42’ x 34’. There is a stage
loading / delivery area with access off Tenth Street. The stage door is large
enough to accommodate a tractor trailer with the rig extending over the
sidewalk and into the street. The ﬁrst level also houses administrative ofﬁces
along the south side.
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Second Floor Key Locations
8) Olympic Room
9) Balcony
10) Arena Seating
11) Dressing Rooms

Second Floor Level Mezzanine
At this level is the Mezzanine lobby with windows overlooking the roof
gardens of the Oakland Museum. This lobby serves the theater ﬁrst balcony
that has 489 seats. Also at this level is a projection booth and performer
dressing rooms
Third Floor Key Locations
12) Ballroom
13) Second Balcony
14) Gold Room
15) Highest Arena Seating

Third Floor level
Theater second balcony with 544 seats. This balcony is accessed directly from
the second ﬂoor level mezzanine lobby by two stairs but there is no elevator
service to this level. At this level is the stage ﬂy of a ½” hemp supporting 47
ﬁve line sets.
Ballroom
The Ballroom is located at the northwest corner of the third ﬂoor of the facility
and is accessed by elevator from the northwest lobby or by stair and ramp from
the northwest niche. The Ballroom features a performance stage and a balcony
bar area. It has a capacity of 150 in banquet seating to 350 for a reception. The
Ballroom has been used for arts and lecture programs, receptions, recitals,
banquets and dances. Its main ﬂoor is approximately 3,100 sq. ft. with a 800
foot side balcony that has no elevator access. There is a raised platform “stage”
of 320-sq. ft. without a ﬂy.
New Main Library at the Kaiser Center – Kaiser Center Description
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Gold Room

Gold Room

The Gold Room is located at the southwest corner of the third ﬂoor of the
facility and is accessed by elevator from the southwest lobby or by stair and
ramp from the southwest Theatre lobby. The Gold Room was the ﬁrst home of
the Oakland Museum of Art, and features hardwood ﬂoors, overhead luminous
skylight and a balcony service area. With entry by private elevator or carpeted
stairway dominated by crystal chandeliers, this room was used for receptions,
parties, banquets, lectures, fundraisers and exhibitions. It has a capacity of
120 as a classroom, 160 in banquet conﬁguration or 350 for a reception.Its
main ﬂoor is approximately 3100 sq. ft. with a 800 foot end balcony that has
no elevator access.

Olympic Room
The Olympic Room is located at the northwest corner of the second ﬂoor of
the facility and is accessed by elevator from the northwest lobby or by stair
and ramp from the northwest niche. The Olympic Room is approximately
2,000 square feet and was used for receptions and meetings. It features a large
bar and is the only function room with exterior views through the top windows
of the northwest niches. Views from these windows look out over Lake Merritt
to the Oakland Hills.
Olympic Room
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K A I S E R C E N T E R AT R I S K

As the Kaiser Center sits closed it is at increased risk of vandalism and
deterioration. In the half-year that the Kaiser Center has been closed the
building has already been subject to vandalism of the terra cotta sculptures
in a north facing niches. The homeless are sleeping and erecting temporary
shelters under the entry canopies and north niches. Fencing and security
patrols are recommended to protect this cherished landmark.
The City’s experience with the former Main library, now the African American
Museum and Library of Oakland (AAMLO) offers a cautionary tale. That
building, while closed for many years was subject to squatters and severe
vandalism and deterioration. The restoration and adaptive reuse of that
building was much more extensive and costly than had the building been kept
in use.
Further, if the building sits vacant for an extended period, its present legal nonconforming status could be lost. If this were to happen, the future reopening of
the theater could require extremely costly structural and building upgrades that
would otherwise not be required if the building remained in operation.

New Main Library at the Kaiser Center – Kaiser Center Description
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Fox Theatre vandalism

Fox Theatre interior damage

21

Oakland Public Library Master Facilities Plan

FUNCTIONAL
FEASIBILITY STUDY
5. FUNCTIONAL FEASIBILITY STUDY

5.1.

FUNCTIONAL FEASIBILITY SUMMARY

The Kaiser Center offers a very desirable location for a new Main Library. Its
prominent location at the foot of Lake Merritt is well suited for its important
civic role and will signiﬁcantly raise the visibility of the library. Its proximity
to lake-related park resources, the Oakland Museum of California, Laney
College and Alameda County buildings create the opportunity for a vibrant
cultural district. The location is very well served by public transit and is well
connected for walking or bicycling. In addition, the signiﬁcant trafﬁc and
roadway improvements under design and funded through Measure DD will
greatly enhance the bicycle and pedestrian connecting of the Kaiser Center
to lake Merritt’s pathways and beyond. There is signiﬁcantly more parking
available at the Kaiser site than the present library and there is the possibility
for additional parking to be constructed in the area in the future.
The historic exterior of the Kaiser Center provides an excellent shell within
which new construction can be in-ﬁlled to provide ample space of the highest
quality for the required library program. All library services will ﬁt efﬁciently
in one building distributed logically on four to ﬁve levels around a central
sky-lit atrium.
Preliminary “place holder” layouts demonstrate how the adaptive reuse of the
Kaiser Arena as a new Main Library will create an exceptionally functional
library.
5.2.

S U I TA B I L I T Y O F L O C AT I O N

Desirable Location
The Kaiser Center is located at 10 Tenth Street at the southern end of Lake
Merritt. Lake Merritt is one of the City’s most important open spaces and
its shores are home to parks, walking and biking trails, a demonstration
wetland, a habitat refuge, a sailboat house, a garden center, a future restaurant,
a children’s amusement area and other public amenities. In addition to the
Kaiser Center the lake is ringed by prominent public and private institutions
including the historic Cameron Stanford House, the Veterans Auditorium,
Scottish Rites Center, the Lakeshore branch library and a new Catholic
cathedral that is under construction.
The Kaiser Center is only one-quarter mile from the present Main library
which itself is very near the Lake. A prominent location on the shores of Lake
Merritt will fulﬁl the original vision of past community leaders for a Main
library located on the shores of the lake.

New Main Library at the Kaiser Center – Funchtional Feasibility Study
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The New Main library - at the heart of a cultural center

Anchor of a new Cultural District
The Kaiser Center is immediately adjacent to the Oakland Museum of
California, one of the Bay Area’s leading art and history museums. The Kaiser
Center is also directly across the street from the Laney College campus of the
Peralta Community College District. With the construction of a new Main
library in the Kaiser arena and the reopening of the Calvin Simmons Theatre,
there will be a critical mass of cultural and educational activities to form a new
cultural district along Tenth Street. Tenth Street could be transformed into a
much needed cultural spine that plays host to visual and performing arts, street
fairs, and a variety of other cultural and civic celebrations.
Transit Access
The Kaiser Center site is presently served by more than nine AC Transit
bus lines including routes 13, 14, 15,40, 43, 59, 62, and 88 which all have
stops within 0-3 blocks of the Kaiser Center. These routes serve the local
neighborhoods, most sections of Oakland as well as more distant points in the
East Bay. The Kaiser Center site is also on the route of the proposed RAPID
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high-speed bus service that will run down the full length of International Blvd
connecting east Oakland to the Lake, downtown and Berkeley. The site is only
four blocks from Lake Merritt BART station and may be reached by foot or
by bus making this location more conveniently accessible by transit to a large
part of the entire Bay region.
Pedestrian and Bicycle Access
While the present collection of vehicular and pedestrian underpasses act as a
barrier separating the Lake from the Kaiser Center the 12th Street Realignment
Project will correct these problems and reconnect the new Main library site
to the lake and all of its walking and bicycle trails. The Kaiser Center is well
situated for Bicycle access. Tenth Street and new bike paths along the 12th
Street Realignment greatly improve bicycle access to the Kaiser Center. Ample
bicycle parking, and covered or secured options should be considered.
Automobile and Vehicular access
The Kaiser Center is well located on arterial roadways. The Kaiser Center
fronts on the 12th Street realignment that connects directly to International
Boulevard (14th Street ) and is only two or three blocks from the Seventh
Street/Eight Street corridor. Highway 880 has nearby northbound exits on
Oak Street and southbound on Broadway. From Highway 80 or 24, the Center
is accessible via Highway 980 and the Jackson Street exit. Access is also
convenient from Interstate 580 via the Grand Avenue and Lakeshore exits and
via Lakeside Drive. There is presently a vehicular drop off on both the east and
west ends of the Kaiser center building .
Parking and Parking Need
Convenient parking is a component of library service that needs to be carefully
evaluated. There are no well-established standards for parking requirements
for large urban main libraries that are well served by public transit or that
are located in areas with other parking options. City of Oakland zoning
regulations do not have requirements speciﬁcally for library uses. City policies
suggest promoting transit options and increased transit use to reduce trafﬁc
congestion, reduce pollution and increase community health.
Like some other urban main libraries such as the San Francisco Main library,
the current Oakland Main library provides no off-street public parking and
only provides 20 spaces for staff or city vehicles. Presently the library is
served by on-street metered parking and nearby private pay lots.
In contrast to the present Main, the Kaiser Center has an off-street surface
lot with a 200-car capacity. Compared to the present situation, the quantity
of parking at the Kaiser is more in line with some other recent urban main
libraries such as in Seattle or Minneapolis or as proposed in San Diego, that
New Main Library at the Kaiser Center – Funchtional Feasibility Study
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provide 1 space per 1,000-2,000 square feet of library space. A parking study
may be desirable to establish an appropriate parking requirement for the
library.
Parking at the Kaiser Center

200 spaces of parking are
available at the Kaiser Center
which will greatly increase access
to the Main library.

The present parking will be reconﬁgured as part of the Measure DD 12th Street
Realignment Project, but the quantity of spaces will be maintained. On the
east side there are opportunities to create dedicated accessible parking and
short-term parking suited for shorter visits to the Main. There is metered
parking on Tenth Street. This parking lot would be a resource for a new library
and reopened theater uses. For the majority of anticipated uses the parking
requirements of the library and the theater are complementary. Peak use of
the library is anticipated to be in the early evenings and weekends which may
coincide with scheduled events in the theater.
Nearby Parking
According to the City’s Parks and Recreation website there are an additional
2,500 spaces available in the immediate vicinity of the Kaiser Convention
Center. The adjacent Oakland Museum has its own parking structure for 175
cars. Laney College has parking lots for students and faculty and is planning
on evaluating parking requirements and the possibility of a new parking
structure in the near future.
Additional Parking Options
The lower level of the new construction within the arena could be designed
to accommodate parking. The structural constraints of the foundations for

New library construction - concept
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the historic exterior walls that are to remain will limit parking to the center
inﬁll portions providing only 30-40 new parking spaces. This limited quantity
suggests the lower level be considered for better uses such as public, staff or
support spaces.
If at a later date more parking were to be desired, the 200 space surface lot
could be considered for construction of a below grade parking structure that
could accommodate between 350-550 spaces on two to three levels.
Service Access
Presently the theater and arena have service and loading access on the Tenth
Street side. This loading area allows full size tractor-trailers to partially backin to the building for unloading. When the theater is reopened for regular use
it will still need to have stage access. The Tenth Street side appears to be the
best suited for library service access.
There is a possibility of reconﬁguring the Tenth street side of the arena to
accommodate library vehicles providing system-wide delivery and service
support. The delivery and service needs and alternatives will be explored in a
future design phase.
5.3.
A D E Q U AT E A R E N A I N F I L L C A PA C I T Y F O R N E W M A I N
LIBRARY SERVICES

The arena side of the Henry J. Kaiser Convention Center has the capacity to be
inﬁlled with new construction to accommodate the new Main library building
program requirement of 120,000 to 160,000 square feet. Each new ﬂoor level
can include a large opening to create a central atrium. It will not be necessary

New Main Library at the Kaiser Center – Funchtional Feasibility Study
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2nd Floor

1st Floor

Lower Level
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Roof Level

4th Floor

3rd Level
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to include existing marginal spaces along existing basement perimeter, such
as those with limited ceiling height and small spaces between the north niches
or in and around the exit ramp inclines that would be costly and impractical to
capture for new library building program spaces.
The dimensions of the arena footprint can accommodate new library ﬂoors
between 30,000-40,000 square feet which is a comfortable ﬂoor area for main
library services. Distributing the services on four to ﬁve levels affords efﬁcient
and convenient stafﬁng.
5.4.
MANY OPTIONS FOR AN EXCEPTIONAL FUNCTIONAL
LIBRARY

A preliminary building program was organized onto a possible ﬁve levels of
new construction. The ﬂoor layout diagrams and building section demonstrate
that there are many ways in which the spaces can be organized and that the
adaptive reuse of the Kaiser arena will make an exceptionally functional new
Main library. The illustrative building section shows a hypothetical distribution
of library functions. Other options will be explored in later project phases.
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6.1.

SUMMARY

Structural engineers from Rutherford and Chekene reviewed previous
structural studies and geotechnical reports and have proposed a new structural
approach to inﬁll the arena with new ﬂoors around a central atrium to fulﬁll the
library program. This approach proposes the selective removal of the arena
ﬂoor and part of the basement ﬂoor below it, drilling new pile foundations
upon which will be built new steel braced frames with concrete topped metal
ﬂoor decks. This approach will bring the entire east side of the building
into compliance with current codes and will likely improve the structural
performance of the theater side to remain mostly as-is. Code Consultant and
retired City of Oakland Building Ofﬁcial, Calvin Wong prepared a preliminary
code analysis of the proposed project which was reviewed and conﬁrmed with
acting City Building Ofﬁcial Ray Derania and Fire Marshal Deputy Chief
James A. Williams and their staffs. In this analysis it was determined that
the relevant building codes permit the adaptive reuse of the arena portion of
the Kaiser Center without needing to bringing the theater side of the building
into compliance with the requirements of new construction. Conservation
architect Carey & Company has conﬁrmed that the proposed architectural
and structural approach which includes preservation of the exterior and much
of the interior historic fabric can be done in compliance with Secretary of
Interior Guidelines for Historic Preservation. The study also found that the
project can be designed to the highest quality sustainable design criteria and is
budgeted for the Leadership in Energy and Environmental Design (LEEDTM)
silver rating, a certiﬁcation of high performance across many measures of
sustainability. The proposed project will be an example of the best synthesis
of historic restoration and state-of the art design.
6.2.

C O D E S T R AT E G Y

Change of Use and Continued Use of a Legal Non-Conforming Structure
While building codes are constantly evolving, existing buildings are generally
permitted to remain in their original uses as originally constructed. This is
generally referred to as legal non-conforming uses, which is how the Kaiser
Center is presently classiﬁed.
As is required of all new construction, the proposed in-ﬁll of the Arena volume
will be designed to meet current codes.
Major alterations or changes of use, such as those contemplated in converting
the Arena into a library, are potential triggers of more comprehensive
mandatory upgrades.
In the 1980’s, the building underwent a major renovation due to its declining
New Main Library at the Kaiser Center – Technical Feasibility
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infrastructure and the need to be competitive in attracting smaller assembly
events to the Arena as the larger events were shifting to the Oakland Coliseum/
Arena and to the newly constructed Oakland Convention Center. Since the
renovation work was voluntary and there was no change in the use of the
building, the building code in effect at that time did not require all of the work
being done to meet current codes. After the renovation, the building remained
legal non-conforming, but with enhanced building systems. The project
obtained various building code variances through the Board of Examiners and
Appeals to preserve historic elements. A substantial number of accessibility
elements were installed. The voluntary seismic upgrade work was intended to
substantially meet the provisions of the State Historical Building Code.
While it is technically possible to engineer and reconstruct the existing Kaiser
Center building to meet current code requirements for new construction, such
an effort would be prohibitively expensive and economically unfeasible. This
is particularly true on the auditorium side where structural and mechanical
code upgrades would require signiﬁcant removal of highly ornate decorative
ﬁnishes that would be very difﬁcult to replicate and reconstruct. Similarly, to
bring the exterior fully up to present codes for new construction it is likely that
the existing stonework and terra cotta relief sculptures would require removal,
reinforcement and potential replacement. This type of effort and expense is
typically reserved only for essential facilities and other infrastructure critical
in emergencies. The direction of the City was to determine if there was an
adaptive reuse strategy that would permit the continued operations with the
majority of the existing construction to remain in its present condition.
A preliminary code review was prepared by Calvin Wong, former City of
Oakland Building Ofﬁcial, and is included in the appendix. This review was
discussed and conﬁrmed with acting City Building Ofﬁcial Ray Derania.
The State Building Code and the State Historic Building Code posit the
determination of the scope of upgrades required with the local building
ofﬁcial. Key ﬁndings in this review are:
 The proposed main library project requires approval from the Oakland
Building Ofﬁcial on the building systems, operational programs, and
mitigating measures to ensure that the existing theater will not become
unsafe as a result of the library addition.
The general areas of risk include life safety, ﬁre safety, sanitation, and public
health.
To mitigate these risks:
 The building systems of the library should be self-contained within the
library. This would include structural, plumbing, electrical, ﬁre sprinklers,
smoke control, and mechanical systems.
 The programmatic operation of the library should be self-contained.
Exiting system, public restrooms, ADA access, employee and public paths
of travel should all be contained in the library.
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 Indirect impacts for lateral seismic loads should be fully evaluated to
ensure that that load paths has not negatively affected the theater structural
system.
 A 1-hour ﬁre rated occupancy separation (wall) separating the library and
the theater should be considered. This can protect both uses from spread
of ﬁre and smoke.
Applicable Building Codes
Entitlement for using the current codes are established when a development
application is ﬁled. If the application is ﬁled prior to the effective date of a
newly adopted State code (such as the pending International Building Code),
the project is entitled to use the code in effect at the time of application.
Development applications are determine by the local jurisdiction. Development
applications may include planning permits, application for alternate methods
and materials to the building codes, and building permits.
Construction Type and Fire Rating
The existing building is classiﬁed as a legal nonconforming Type II-FR. It
is nonconforming because the building doesn’t fully comply with the type
of materials and ﬁre rated construction for Type II-FR. Based on the uses,
ﬂoor area, and height of the building, this is the designated classiﬁcation. All
future addition, alterations, and repairs must be constructed with Type II-FR
materials.
Based on the proposed additional ﬂoor areas, the building addition must
maintain construction Type II-FR.
Allowable Floor Area
If the library is classiﬁed as B occupancy, the allowable ﬂoor area of the
library could reach approximately 160,000 square feet.
If the library is classiﬁed as A-2.1 occupancy, the maximum allowable area in
the library may be approximately 120,000 square feet.
Atrium Requirements
A central atrium organized under a restored historic skylight will bring
daylight deep into the building and will assist customers with wayﬁnding.
The construction of an atrium is governed by a number of codes with some of
the following key requirements:
 Smoke control system with standby power and sized to handle all opened
ﬂoors.

New Main Library at the Kaiser Center – Technical Feasibility
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 Quantity of combustible furnishings in the atrium are limited per Fire
Code.
 Fire sprinklers required throughout the building as a condition for an
atrium can not be used to use to increase the allowable ﬂoor area.
 Only three ﬂoor levels can be opened into the atrium.
Exiting
Exiting from the new library in-ﬁll should be provided in new ﬁre-rated
stair enclosures located within the new in-ﬁll and connecting to the exterior.
One approach to this is illustrated the exiting diagrams. The exiting for
the auditorium side of the building is comprised of stairs and high capacity
inclined ramps. These will not be modiﬁed by the library project.
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KAISER CENTER EXISTING EXITING
DIAGRAMS
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NEW MAIN LIBRARY IN KAISER ARENA PROPOSED EXITING DIAGRAMS

35

Oakland Public Library Master Facilities Plan

TECHNICAL FEASIBILITY
6.3.

STRUCTURAL FEASIBILITY

Structural engineers Rutherford & Chekene reviewed existing drawings and
past engineering reports to understand the present conditions of the Kaiser
Center and to propose structural strategies for the adaptive reuse of the Arena
into a new main library.
Description of Existing Structure
The Henry J, Kaiser Convention center building is founded on wood piles
approximately 60-70 feet deep. The above grade structure is an essentially
complete steel frame. Walls and ﬂoors are constructed of cast-in-place
concrete. Past material testing has indicated that the concrete is of low
strength, probably 1500 psi. Lightweight three-hinged-arch trusses span over
the Arena. The roof over the theater and around the perimeter of the Arena is
concrete (slab) construction. The original skylights at the roof over the Arena,
Ballroom and Gold Room have been replaced with sheathing panels. The steel
framing and majority of roof covering over the Arena appears to be of unrated
construction.
Past Structural Performance
At the east end of the building (Arena portion), the wood piles were not driven
to adequate depth. As a result, the structure settled more than 15 inches in its
early years, causing signiﬁcant damage to walls at the east end. Additionally,
because the stability of the roof is dependent on resistance to outward thrust,
cables were added across the building to resist this thrust and remove these
forces from the piles. Although the rate of settlement appears to have slowed
to a negligible amount by the mid-1940’s, a geotechnical report by Charles H.
Lee dated February 14, 1947 describes the possibility of renewed settlement
“due to the disturbance of the existing hair-trigger static balance of the ﬁll
by vibration during driving of piles.” This highlights the need to minimize
disturbance of the soil in the vicinity of existing piles and to minimize changes
in loading of existing piles.
In the 1980’s the building was renovated. The renovations included limited
seismic strengthening. In general, the work was performed on the Arena side
for two reasons: 1) the auditorium side had more walls and diaphragms, and
2) work on the west side would have been at a signiﬁcant cost premium. It
is important to recognize that the 1982 renovation efforts did not bring the
building into compliance with the codes in effect at the time, nor with current
codes today. A May 11, 1982, memo by Henry Degenkolb, the structural
engineer for the seismic strengthening, comments upon the expected seismic
performance of the building, including the 1982 retroﬁt measures. At the
conclusion of the memo Degenkolb states that: “In the foregoing comments,
the city of Oakland and its ofﬁcials must realize that we are at their express
direction designing a seismic resisting system for this building that is much
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less than that required by current or recent Building Codes in this area.” The
balance of the memo describes both retroﬁt measures that were included and
excluded and the fact that limited funding drove those decisions.

Structural Approach to Infill
The structural approach currently under consideration is to build a new library
structure within the Arena volume that would be founded upon new drilled
piles, would contain an independent lateral system and would be seismically
isolated from the existing building between the ground and the roof on all four
sides. This new structure would be connected to the existing roof level.

New Library Construction - Infill

This new work would be fully compliant with current structural performance
requirements of new construction. New structural work would be limited to
the Arena portion of the building with no structural upgrades of the theater
portion of the building proposed. The structural approach to the Arena inﬁll
will result in seismic performance of the theater that is no worse and possibly
much better than its existing condition.
The recommended structural approach does not propose the addition of a
seismic joint that would physically separate the Arena exterior shell from the
auditorium as this is not believed to be necessary and could be visible in the
historic exterior facades.
It is likely that removal of the existing cables that were installed in 1934
between the lower hinges of the 3-hinge arches will be desirable to maximize
the headroom available for added ﬂoors. This can be accomplished very
economically by propping the trusses from the new structure in the Arena.
Propping the trusses would have many advantages. It would place a signiﬁcant
portion of the roof load on the new pile foundation system relieving load on
the existing foundations, which have been prone to settlement. It would allow
the cables to be removed and at the same time eliminate the outward thrust on
the north and south walls that have historically caused bowing and cracking of
the exterior walls. It is unclear at this time whether the sloped concrete seating
currently plays a signiﬁcant role in resisting the outward thrust of the arches.
The elimination of the outward thrust would allow for demolition of the sloped
concrete seating, which might not be otherwise possible.
The connection of the existing roof to the new structure is intended to laterally
brace the roof and the top of the exterior walls out of plane. With signiﬁcantly
reduced seismic loads, the exterior walls and seating structures should be
capable of carrying themselves with little or no strengthening. Having
reduced the demands on the roof diaphragm, it would be possible to reopen
some or all of the original skylight.
Clever design and detailing would be required to ensure that both the force
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and the deformation demands on the existing structure would in fact be
decreased rather than increased given the connection of the new structure and
the existing roof. This can be accomplished by providing a strong stiff new
structure and by surgically introducing ﬂexibility in the existing building at
key locations. One such location would be the knee of the roof truss at the
north wall. With some study it is possible that the truss could be modiﬁed,
with little or no visible effect, such that it would load the north wall laterally
only at the roof and not at the lower hinge. Since the transverse niche walls,
which are relatively stiff, terminate at about the lower hinge level, this would
allow some ﬂexibility between the roof and the niche walls with deformations
taken up in out of plane bending of the longitudinal walls above the niches.
Flexibility in the roof diaphragm, either existing or introduced, would also be
beneﬁcial.
It should be expected that the existing ﬂoors are not level. Survey data from
1948 indicates settlement along the south wall of 16” at one end of the Arena
and 8” at the other. If the new structure can be treated as isolated functionally
as well as seismically with discreet points of connection (possibly with shallow
ramps) the new ﬂoors could be poured level instead of trying to build them to
match existing slopes. This would simplify construction and therefore reduce
costs. It would also provide some ability to tolerate any future differential
settlement between the new and the existing structures.
Scope of Construction
Demolition
The Arena main ﬂoor concrete slab beams and columns would be demolished
and the basement ﬂoor slab might be demolished if there was a desire to
deepen the basement. The Arena seating, which consists of concrete over
steel framing, would be demolished. The main steel framing at truss lines,
including the two diagonal C15x33 would remain in place. The cantilevered
steel framing for the portion of the seating below the passageways (vomitoria)
would be removed in its entirety. The sheathing panels that currently inﬁll the
original skylight would be removed.
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SCOPE OF SELECTIVE DEMOLITION

2nd Floor

1st Floor

Lower level
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SCOPE OF SELECTIVE DEMOLITION

Roof Level

3rd Floor
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Temporary Construction
Construction sequencing would likely require that the existing tension
cables be removed before the trusses could be propped by the new structure.
Temporary support of the trusses would be required during this period.
New Construction
The new structure would be steel framed and founded on a new drilled pile
foundation system such as that shown on Sketch SK-4. The ﬂoor slabs would
be of concrete ﬁll over metal deck. The lateral system would consist of braced
frames, concrete shear walls, or a combination of the two. Connections
between the new structure and the existing exterior walls at the roof level
would be added or strengthened. In particular the east wall would be braced
out of plane along its full width at an elevation approximately level with the
eaves on the north and south walls.
Along the north wall of the Arena it is envisioned that new ﬂoor area will be
constructed above the demolished seating. This ﬂoor area will be integral
with the existing construction and structurally separate from the main new
structure within the Arena. As such it will require braced frames for lateral
support, and may require foundation strengthening at braced frame locations.
To the extent that the weight of the new ﬂoor area can be limited to no more
than the weight of the demolished seating, new foundation work for support of
gravity loads can be avoided in this area. Where foundation strengthening is
required, micropiles, which can be installed in low headroom areas with tight
access constraints, will be utilized. Strengthening of roof to wall connections
will also be required. As described above, modiﬁcations to the existing truss
to eliminate its lateral load transfer to the wall at its lower hinge will likely be
required.
Along the east wall of the Arena, similar measures will be taken to those
described for the north wall. Added ﬂoor area above the demolished seating
will be treated in a similar manner. Strengthening of roof to wall connections
will be required. In addition, bracing of the east wall gable end out of plane
will be required along its full width. This will likely be accomplished by
adding steel strongbacks (vertical tubes anchored to the wall that extend from
the highest ﬂoor diaphragm to the roof). The modiﬁcations to the existing
truss, described for the north wall are not required at the east wall.
Along the south wall of the Arena, similar measures will be taken to those
described for the north wall. Added ﬂoor area above the demolished seating
will be treated in a similar manner. Strengthening of roof to wall connections
will be required. The modiﬁcations to the existing truss, described for the
north wall are not required at the south wall, except where the truss intersects
the concrete walls of an incline.
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Rehabilitation
The roof deck over the Arena trusses would be partially or entirely replaced
in the context of reopening the original skylight. If it is desirable to prop the
trusses at locations other than the center hinge, strengthening of the trusses
may be required. If signiﬁcant mechanical equipment will be placed on the
roof, localized strengthening of the existing trusses may be required.
It is anticipated that restoration of the terra cotta in the niches along the north
façade will be limited to repair of cracks and small spalls, and repointing of
open joints. It is not expected that seismic anchorage of the terra cotta will be
required. A limited number of terra cotta units in the two westernmost niches
may require replacement. The new units will be anchored with stainless steel
hardware.
Possible Seismic Joint Separating Arena from Theater
Along the west edge of the Arena, the existing concrete wall will be considered
part of the theater and will not be strengthened. As discussed above, the
treatment of the seismic joint between the theater and the Arena will be the
subject of negotiation with the building department. If a full seismic joint is
required it will be on the order of 6” wide and will be placed on the Arena side
of the common wall between the Arena and the theater. It would extend across
the roof and down both the north and south walls (interior and exterior), as well

New Library Construction - Structure
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as through the ﬂoor slabs along the north and south edges. If the architect and
the preservation architect conclude that it is important to preserve the north
and south facades without a seismic joint, and if agreement can be reached
with the building department and the owner on this point, we would be pleased
to support a structural solution that limits the joint to portions of the roof and
eliminates it from the facades.
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6.4.

A P P R O A C H T O H I S T O R I C P R E S E R V AT I O N

Historical issues presented by the proposed adaptive reuse of Kaiser Arena
were reviewed and evaluated by Historic Resource specialists Carey &
Company. Their ﬁndings are summarized below and their memoranda are
included in the appendix.
Historic Status
The Kaiser Convention Center building is a Designated City of Oakland
Landmark and is also listed on the California Register. As such, it is subject
to speciﬁc review procedures, and is also highly likely to come under
careful scrutiny by Oakland’s preservation community. Major preservation
stakeholders in Oakland include the Oakland Heritage Alliance, and the
Oakland Landmark’s Board.
Historic Reviews and Input
The proposed project was presented to the Oakland Heritage Alliance, the
community’s non-proﬁt preservation advocacy organization as well as the
City’s Landmarks Preservation Advisory Board.
The project may also be subject to CEQA review. If the project meets the
Secretary of the Interior’s Standards, then the project would be considered
categorically exempt for Cultural Resources under CEQA.
If state funds are involved, the project would also come under review by the
State Historic Preservation Ofﬁce (SHPO). If federal funds are involved, it
would come under Section 106 review.
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Application of the Secretary of the Interior Standards
The project will build a new library structure within the Arena, leaving the
theater portion of the building essentially untouched. The exterior walls
will also be preserved, with the sculptural terra cotta elements on the north
elevation repaired. The much less signiﬁcant 10th Street elevation may be
modiﬁed by the insertion of compatible new openings. The new interior
construction within the Arena will likely be up to four stories high, attached
to and supporting the roof but isolated from the exterior walls and from the
theater portion of the building.
The proposed concept is consistent with the Secretary of the Interior’s
Standards for Rehabilitation. The most relevant Standards to review at this
stage of the project, include Standards 1, 2, 3, 9, and 10.
1.
A property shall be used for its historic purpose or be placed in a new
use that requires minimal change to the deﬁning characteristics of the building
and its site and environment.
2.
The historic character of a property shall be retained and preserved.
The removal of historic materials or alterations of features and spaces that
characterize a property shall be avoided.
The western, theater portion of the building will retain its existing use. The
eastern, Arena portion will have a compatible new use. The character-deﬁning
elements of this part of the building, including the trusses and the skylight
(which is currently covered) will be retained and, in the case of the skylight,
either partially or fully restored. Opportunities to retain portions of the gallery
spaces will be explored as part of the conceptual design process. North, east
and west exterior elevations will also be retained.
It may be argued that the Arena portion of the building is characterized by
stadium seats and a large open volume. However, Standard 10 states that:
9.
New additions and adjacent or related new construction shall be
undertaken in such a manner that if removed in the future, the essential
form and integrity of the historic property and its environment would be
unimpaired.
Since the new library inﬁll will be isolated from the exterior walls, the open
volume of the Arena could be restored at some point in the future if that use
is once again desired. This is highly unlikely, however, given the many other
stadium venues that have been constructed in Oakland in the years since the
Kaiser Center was constructed. In the unlikely event that this is contemplated,
the new library inﬁll, isolated from most elements of the existing structure,
could be removed and the Arena seats could be reconstructed from original
drawings.
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Standards 3 and 10 also deal with the design of related new construction:
3.
Each property shall be recognized as a physical record of its time,
place and use. Changes that create a false sense of historical development,
such as adding conjectural features or architectural elements from other
buildings, shall not be undertaken.
10.
New additions exterior alterations, or related new construction shall
not destroy historic materials that characterize the property. The new work
shall be differentiated from the old and shall be compatible with the massing,
size, scale and architectural features to protect the historic integrity of the
property and its environment.
These standards inform the ways in which new fabric and features relate to
the existing historic ones. For this project, these two standards relate to the
appearance of the library inﬁll structure, any new openings or features on the
building exterior, and any new site features. In general, these new features
must be designed in such a way that they are compatible with, but cannot be
mistaken for, original historic elements.
Speciﬁc elements of the project vis-à-vis these Standards are addressed in the
following sections.
Preservation Strategies
The main entry for this portion of the building is currently at the East elevation.
The entry consists of three large square openings, each containing two pairs
of double doors. Highlighting this entry are a canopy and a monumental
staircase (since supplemented by an accessible ramp). The elevation also
includes double doors at either end. The elevation very closely matches the
west. As one of the more signiﬁcant elevations, this elevation should not be,
or should only minimally be altered by the project. Therefore, the entry door
conﬁguration on this elevation should not be altered.
The very signiﬁcant north elevation should not be modiﬁed, only cleaned and
repaired. Each ornate monumental arches includes a pair of doors at each of.
These doors, and especially the highly signiﬁcant terra cotta-lined exedrae,
should also not be altered. [scope of repair still in progress]
Repair cracks and smaller spalls with a proprietary restoration mortar, such
as those manufactured by Edison or Jahn. The repairs would then be coated
with a breathable masonry coating, tinted to match the surrounding terra cotta
glaze.
More heavily damaged units should be replaced in kind. At this time, we do
not believe that any units would require replacement.
Repoint open joints to match surrounding joints physically (strength,
New Main Library at the Kaiser Center – Technical Feasibility
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composition) and visually (color, texture, proﬁle).
The project proposes reopening some or all of the existing skylights. Surviving
elements of the framing should be retained and repaired or, if missing or badly
deteriorated, replaced in kind. If none of the historic assembly remains, it may
be possible to replace it with a contemporary compatible glazing feature.
We would also recommend cleaning the exterior using the gentlest means
possible. Existing historic windows, doors, light ﬁxtures and other metal
elements should also be examined and repaired as required.
Adaptive Reuse In-fill Strategies
The project proposes a relatively isolated inﬁll that should appear distinct
from the historic. That this assembly will be physically isolated from the walls
will assist in visually distinguishing this feature. Two main strategies come to
mind for the aesthetic of this inﬁll structure. The ﬁrst would be to create a very
contemporary-looking inﬁll structure. It would relate to the existing structure
by a careful study of proportion and material selection. A second strategy
would be to create a new inﬁll assembly that is more neutral and subservient to
the historic. Since the Arena interior is already relatively plain and unadorned,
in this case the ﬁrst strategy may be more appropriate. Whichever strategy is
selected, it is critical that the character deﬁning elements of the Arena that are
preserved – the trusses, the skylight, the plaster proscenium arch on the west
interior elevation, and the large arched windows on the east – are celebrated in
the newly designed space.
The south 10th Street façade has always been a secondary elevation, and does
lend itself to some modiﬁcation. Currently, there are two minor doors and a
roll-up loading door on this elevation. As what has always been a secondary
elevation, this would lend itself to the insertion of new entry doors. Any new
openings should, of course, meet the Secretary of the Interior’s Standards, and
particularly, Standards 3 and 10 (see above).
Other openings: The 10th Street elevation would also permit the introduction
of new window openings, if sensitively placed. The most obvious place to
insert new openings would be at existing solid panels, replacing these with
glazing. Such panels exist at the top of the wall, and also near the base. Other
openings may be possible, but would require careful study.
Mechanical features: The project will introduce new mechanical systems,
with requirements to ventilate to the exterior. These new ventilation elements
should be located on the roof, if possible. New system elements should be
integrated into the new interior construction.
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7. COST PLAN

7.1.

SUMMARY

A cost plan was prepared to assist in planning for the project’s implementation.
A detailed estimate of probable construction cost was prepared by M. Lee
Corporation for the 160,000 gross square feet (GSF) library program option
and is included in the appendix. The cost plan for the 120,000 GSF library
program is extrapolated from the 160,000 GSF library program cost model.
Because of library shared use of the Kaiser theater 10,000 GSF less library
space is required and is reﬂected in both cost plans. Hard costs that are eligible
for bond funding include historic preservation, renovation, new construction,
shelving, landscape, utilities and public art. Soft costs that are eligible for
bond funding include engineering, design and management and community
participation costs. Hard and Soft costs include multiple design, bid and
construction contingencies. Escalation from June 2006 to the estimated mid
point of construction in June 2009 is also estimated. Library furniture and
technology costs that are not eligible for bond funding with contingency and
escalation are also estimated and included in the cost plan below.
Summary of Cost Plan for the Adaptive Reuse of the Kaiser Arena as a
New Main Library
Library Program Size
Shared use of Kaiser theater
Library Construction
Bondable Hard Costs
Bondable Soft Costs
Escalation

Total Bondable

Non-Bondable FFE Costs

160,000 GSF
10,000 GSF
150,000 GSF

120,000 GSF
10,000 GSF
110,000 GSF

$68,302,000
$29,370,000
$17,581,000
$115,253,000

$52,355,000
$22,513,000
$13,477,000
$88,345,000

$8,910,000

$6,534,000

Optional Theater Side Paint Carpet, Stage Sound And Lighting Upgrades

Optional Theater Upgrades
New Paint, Carpet &
Sound and Stage Lighting Upgrades
Bondable Hard Costs
Bondable Soft Costs
Escalation

Total Bondable

New Main Library at the Kaiser Center – Cost Plan

54,800 GSF
$2,906,000
$1,018,000
$707,000
$4,631,000
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Oakland Public Library branch projects have been built over the years with a
combination of redevelopment funds, Mello Roos assessment districts, public
and private grants and general fund reserves. The current Main library was
funded by a City bond measure that has long ago been retired. What was true
in the past is still true today and a civic project of this scale will likely require a
citywide implementation strategy. The success of the 2002 Oakland Measure
DD: Oakland Trust for Clean Water, Safe Parks Bond was a local indicator that
this community might support a comprehensive local funding measure such as
a new general obligation bond program. In this section, the key components
required to implement this plan are discussed.
Operating and maintenance costs and funding are addressed in the Master
Facilities Plan document.
7.2.

COST PLAN

CAPITAL COST MODEL METHODOLOGY

Construction budgets are based on a public design-bid-build delivery process
and on per-square-foot costs for demolition, temporary construction, historic
rehabilitation and new construction. All costs are for the adaptive reuse of the
arena only with the exception of full building new rooﬁng, full building exterior
cleaning and upgrades to the theater ﬁre alarm system.
BONDABLE HARD COSTS

Demolition
Demolition costs are estimated for the structural removal and disposal of the
arena ﬂoor, its supporting structure, the basement slab-on-grade and existing
pile caps beneath it. It also includes the selective structural removal and disposal of the concrete arena seating decks leaving the steel support structure in
place. Removal of the existing roof framing above the historic trusses is also
included. For existing areas to renovated, demolition scope includes removal
of non-historic partitions and ﬁnishes. Existing non-historic building systems
such as lighting, electrical, HVAC and plumbing will be removed. Existing
arena exit ramps offer structural value to the perimeter zones of the building,
but no functional value in the new library and will be left in place. While no
hazardous material assessment was conducted as part of this study a general
allowance for hazardous material abatement is included in the cost plan.
Temporary Construction
Temporary construction scope includes temporary supports of the roof trusses
needed because their horizontal ties will likely be in the way of new construction.
An allowance for interior barricades or other temporary supports is included in
the cost estimate. A temporary library is not needed as the work on the Kaiser
is expected to be completed while the library remains at its present location.
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Renovation
Renovation includes both preservation, restoration and/or adaptive reuse of
historic areas such as the east lobbies and north galleries as well as renovation
and adaptive reuse to new library functions of the non-historical areas such as
the south perimeter zone and parts of the lower level. Renovation scope includes
structural upgrades of the existing perimeter walls and ﬂoors that will remain
and modiﬁcation and ﬁreprooﬁng of existing roof trusses to remain. Renovation scope also includes construction of new ﬁre separation wall between the
library and theater parts of the building.
Preservation of Exterior
To maintain visual continuity the proposed exterior preservation work is estimated for the full Kaiser Center building including both library and theater
sides. Preservation of exterior scope includes repairs and cleaning to preserve
the historic exterior stone, plaster, terra cotta, windows and metal work on the
entire building.
Theater Side Scope
Upgrades to the theater ﬁre alarm system are required and are included in the
cost plan. As with the exterior preservation, the theater roof is budgeted for
replacement. Optional interior ﬁnish and stage lighting and sound upgrades
are budgeted outside of the library cost plan and are described later in this
section.
New Construction
New construction scope includes new drilled micro-pile foundations, new library construction, new atrium construction, new roof framing over the library
and new skylight. New stairs, elevators and restrooms are budgeted. New
construction includes budgets for new high performance HVAC with raised
access ﬂoor for air, power, data and telecommunications distribution systems.
New lighting, new power including an emergency power generator required of a
smoke exhaust system are included. New ﬁre sprinklers will be provided. Seismic expansion joints between new and existing construction are also included.
Code required, wayﬁnding and new exterior signage is included. Built-in case
work for staff areas, kitchennettes and public copy areas is also included. Per
City policy, construction will be to LEEDTM silver rating, an indicator of broad
sustainable design performance.
Stacks
A per-square-foot budget for stacks is provided to cover the variety of library
shelving types that will be required. Library furniture is budgeted under ﬁxtures,
furnishings and equipment (FFE).
Surface Parking, Hardscape, Landscape
New Main Library at the Kaiser Center – Cost Plan
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A budget to reconﬁgure the east driveway to include short term and accessible
parking opposite the east entry is provided. The north parking lot will be reconstructed as part of the 12th Street realignment project that will reconﬁgure the
200 existing spaces to remain and plant new landscape. A budget is provided
to upgrade the paving and walkways and plantings immediately around the
library.
Utilities
An allowance for new transformer, water, sewer and communication service
hook ups is included.
General Conditions, Overhead & Proﬁt and Contingencies
General conditions, overhead and contingencies appropriate to public construction projects in Oakland are included in the cost plan. A general contractor’s
general conditions and overhead and proﬁt of 20% is included in each of the
detailed estimated sections: demolition, temporary, renovation, exterior preservation and new construction. General conditions are based on contractor
having full access to the building and normal construction hours. Restrictions
on access or times of operation that may be required for simultaneous occupancy and use of the theater were not provided for in this cost plan. For each
of detailed estimate sections a design contingency of 25% is added to provide
for additional project requirements that are not deﬁned in this early feasibility
study. A 10% bid contingency is budgeted and provides a small cushion but
assumes a competitive bidding climate.
A construction contingency of 15% for renovated areas and 10% for new construction areas is applied to estimated hard costs and hard cost allowances.
Public Art
Per City policy 1.5% of construction costs are budgeted for public art.
BONDABLE SOFT COSTS

Design Engineering and Construction Management
Soft costs utilize a budget of 41% of the hard costs, which includes engineering
and design fees, City project management, and construction management costs,
engineering and design fees for FFE and a 10% contingency on soft costs.
ESCALATION

A project schedule was prepared based upon project funding being secured and
the project begun before the end of 2006. Construction is proposed to start by
June 2008 and last two years. For cost planning purposes bondable budgets are
escalated to the mid-point of construction in June 2009 or a period of three years
of 6% per year cost rise or total of 18% escalation. Furniture and Equipment
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bid a little later and have a 20% escalation applied to their total.
NON-BONDABLE FURNITURE FIXTURES AND EQUIPMENT

Furniture ﬁxtures and equipment (FF&E) are budgeted on a cost per square foor
basis for the full 150,000 square feet of library area. This includes library reading tables, study tables, carrels, study room furniture, study chairs, lounge chairs
and meeting room chairs. FF&E includes custom millwork for display shelving,
service desks, stack end panels and canopy tops. Stack signage is included as
well. Equipment includes public access internet and catalog computers, staff
work stations, materials security devices and audio visual systems.
OPTIONAL THEATER UPGRADES

The Kaiser Convention Center’s Calvin Simmons Theater and three multipurpose rooms were in good condition when the Center closed at the end of
2005. Most of its ﬁnishes date back from its mid 1980’s renovation and are
now approximately twenty years old and could use freshening up. New paint
and carpet in all public spaces was estimated. Similarly, those familiar with
the stage lighting and sound system proposed that both systems be upgraded.
A general allowance was proposed without the beneﬁt of an analysis or
proposal for speciﬁc system upgrades.
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Cost Plan For A New Main At Kaiser 160,000 GSF Library Program
(150,000 Library Area)
Hard and Soft Costs
SF Area

Unit Cost

115,100 GSF

$32 / GSF

36,600 GSF

$318 / GSF

113,400 GSF

$350/SF

Project Cost
n.a.
$3,727,000
$528,000
$11,639,000
$945,000
$1,115,000
$39,690,000

150,000 GSF

$7.50 / GSF

$1,125,000

10,000 GSF
15,000 GSF
15,000 GSF

$15/SF
$20/SF
$20/SF

$150,000
$300,000
$300,000

Bondable Hard Costs

Land
Demolition
Temporary Construction
Rehabilitation of Existing
Preservation of Exterior
New Roof and Fire Alarm
New Construction
Stacks, Main Library
Surface Parking
Hardscape
Landscape

Utilities allowance
Hazardous Materials Abatement Allowance

$250,000
$750,000

Construction Contingency Rehabilitation, Temp
Construction Contingency, New

15%
10%

$2,693,100
$4,181,500

1.5%
Subtotal - Construction Hard Cost in 2006 dollars

$907,785
$68,302,000

Design, Engineering & Const. Mgmt.
43.0%
Subtotal - Construction Soft Cost in 2006 dollars

$29,370,000
$29,370,000

Public Art

Bondable Soft Costs

Escalation

to 6/2009 ,3 years to mid point of constructon

18%
Total Bondable

$17,581,000
$115,253,000

$25 / GSF
$20 / GSF
10%
20%
Total Non-Bondable

$3,750,000
$3,000,000
$675,000
$1,485,000
$8,910,000

Non-Bondable Furniture Costs

FF&E
Technology
Furniture Contingency
Escalation to 6/2010
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COST PLAN
Cost Plan For A New Main At Kaiser 120,000 GSF Library Program
(110,000 Library Area)
Hard and Soft Costs
SF Area

Unit Cost

115,100 GSF

$32 / GSF

36,600 GSF

$318 / GSF

73,400 GSF

$350/SF

Project Cost
n.a.
$3,727,000
$528,000
$11,639,000
$945,000
$1,115,000
$25,690,000

140,000 GSF

$7.50 / GSF

$1,050,000

10,000 GSF
15,000 GSF
15,000 GSF

$15/SF
$20/SF
$20/SF

$150,000
$300,000
$300,000

Bondable Hard Costs

Land
Demolition
Temporary Construction
Rehabilitation of Existing
Preservation of Exterior
New Roof and Fire Alarm
New Construction
Stacks, Main Library
Surface Parking
Hardscape
Landscape

Utilities allowance
Hazardous Materials Abatement Allowance

$250,000
$500,000

Construction Contingency Rehabilitation, Temp
Construction Contingency, New

15%
10%

$2,693,100
$2,774,000

1.5%
Subtotal - Construction Hard Cost in 2006 dollars

$692,910
$52,355,000

Design, Engineering & Const. Mgmt.
43.0%
Subtotal - Construction Soft Cost in 2006 dollars

$22,513,000
$22,513,000

Public Art

Bondable Soft Costs

Escalation

to 6/2009 ,3 years to mid point of constructon

18%
Total Bondable

$13,477,000
$88,345,000

$25 / GSF
$20 / GSF
10%
20%
Total Non-Bondable

$2,750,000
$2,200,000
$495,000
$1,089,000
$6,534,000

Non-Bondable Furniture Costs

FF&E
Technology
Furniture Contingency
Escalation to 6/2010

110,000 GSF
110,000 GSF

New Main Library at the Kaiser Center – Cost Plan
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COST PLAN
Cost Plan For Optional Theater Improvements
Hard and Soft Costs
SF Area

Bondable Hard Costs

Unit Cost

New Paint, Carpet &
Stage Sound and Lighting Upgrade

Project Cost
$2,641,000

Construction Contingency, New

10%

$264,100

Subtotal - Construction Hard Cost in 2006 dollars

$2,906,000

Design, Engineering & Const. Mgmt.
35.0%
Subtotal - Construction Soft Cost in 2006 dollars

$1,018,000
$1,018,000

Bondable Soft Costs

Escalation

to 6/2009 ,3 years to mid point of constructon
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18%
Total Bondable

$707,000
$4,631,000
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COST PLAN
7.3.

FUNDING OPTIONS

Summary
A comprehensive funding strategy is needed to implement the proposed library
improvement projects. Funding strategies are discussed in more detail in the
2006 Draft Master Facilities Plan. Relevant strategies to implementation of a
new Main Library at the Kaiser Arena are discussed below.
Lease of existing Main Library building to County
Alameda County owns several properties in the vicinity of the Main Library,
including the county courthouse and administration buildings at Fallon &
12th and Oak & 12th. The county’s space needs have been expanding and
may require additional space in the future. The lease and rehabilitation of the
current Main library facility at 125 14th St could potentially meet the needs
the County’s needed expansion. A lease would also ensure that the current
Main library facility would remain a public building and would compliment
the county’s municipal complex.
General Fund
A basic approach to ﬁnance projects is to use available cash from the City’s
General Fund for each project. Unfortunately there are almost no funds
available to implement any of the Master Plan Projects in this fund.
Redevelopment Area Funding
State of California Redevelopment law allows a redevelopment agency to
obtain funds using “tax increment ﬁnancing.” This type of ﬁnancing registers
a total property tax value for the area and then allows any future increases in
taxes (the “tax increment”) due to increases in the assessed value of properties
within the area to go to the Redevelopment Agency for use in stimulating
development. The purpose of these redevelopment areas is to fund new
projects that will create a healthier environment for businesses and residents.
The Redevelopment Agency can then use the funds raised through the tax
increment to rehabilitate properties, promote creation of jobs, improve streets
and streetscapes, parks, and other public facilities, stimulate private business
and development, and create investment to accomplish what could not be done
by other public or private means.
The City of Oakland has nine Redevelopment Areas which could potentially
tap into funding available through Redevelopment, either as supplemental
funding as was done for the Prop. 14 Grant Application, or full funding for
speciﬁc eligible projects. These areas are: the Oak Center and Acorn in West
Oakland; Broadway/MacArthur/San Pablo Area and Stanford Adeline in north
Oakland; Central District (downtown); Central City East; Oak Knoll; and the
New Main Library at the Kaiser Center – Cost Plan
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Coliseum Area and West Oakland/Oakland Army Base (the newest). Current
or proposed libraries in Redevelopment areas include the West Oakland,
Hoover, Asian, Main, San Antonio, Chavez, Melrose, Eastmont, Elmhurst,
Martin Luther King, Jr., Brookﬁeld, and Oak Knoll Libraries.
General Obligation Bonds
Since the passage of Proposition 46 on the June 3, 1986 ballot, cities have
been able to issue general obligation bonds to acquire, construct or improve
real property. General obligation bonds are the most efﬁcient form of longterm debt ﬁnancing because they require neither a reserve fund nor funded
interest (i.e. capitalized interest) during construction or acquisition of the
project. Therefore, general obligation bonds are smaller in size and annual
total debt is correspondingly lower than any other form of long term debt
ﬁnancing. The major challenge of a general obligation bond is the required
2/3rds majority voter approval.
State Grants
The City of Oakland applied for and received a State Proposition 14 Grant in
the third and ﬁnal round of funding for a co-located Public-School Library
with the Oakland Uniﬁed School District at the ACORN Woodland and
EnCompass Academy Elementary School site at 81st and Rudsdale Avenue.
The local match requirement for this grant was supplied by Redevelopment
Area School set-aside funds within the Coliseum Redevelopment Area. The
city had previously received a state grant through the 1988 state grant program
which received matching funds through the Rockridge Community Facilities
District and the City as a whole.

After two successful state library construction bonds in 1988 and 2000, the
third proposed bond measure, Proposition 81, failed in June 2006. Statewide
library leaders hope to place a similar ballot measure in the near future. If a
future measure similar to Proposition 14 is passed it could be a source of grant
funding of up to approximately $20 Million.

Capital Campaigns
Many cities have received signiﬁcant funding from capital fund raising
campaigns tapping into wide spread support of the library from philanthropic
individuals, foundations and corporations. private donations. The City of San
Mateo’s campaign for their new library hopes to raise ten million dollars.
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EXISTING MAIN
8. APPENDICIES

8.1.

EXISTING MAIN LIBRARY

Neighborhood Needs And Opportunities
The Martin Luther King, Jr. Library, or King Library, serves the surrounding
neighborhoods as far as Foothill Boulevard and to either side of International
Boulevard.
This area has a relatively low median household income and high number of
families, indicating, along with community input, a need for children's services
and school support, literacy, and other community programs.
Technology access is important to this community, with almost 60% of current
patrons surveyed using the library as their only access to computers; computer
access was the top ranked service that patron surveys emphasized, followed by
collection and information and referral. (Patron Survey)

New Main Library at the Kaiser Center – Appendices
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Digital Model of Existing Main
Library

EXISTING MAIN
Existing Facility / Services
The existing facility is well-located for students as it is adjacent to the
Lockwood Elementary and Havenscourt Junior High School, and other nearby
parochial schools. It is also very visible to other community members at its
location on a corner on International Boulevard.
Despite its central location, the existing facility is land-locked on its current
site, and unable to expand as needed to meet community needs.

EXISTING SPACE SUMMARY

Mezzanine 1st Floor

1st Floor

Ground Floor
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EXISTING MAIN
EXISTING SPACE SUMMARY

Roof Level

Mezzanine 3rd Floor

2nd Floor

Mezzanine 2rd Floor
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EXISTING MAIN
CURRENT USES IN MAIN LIBRARY

Mezzanine 2nd Floor

Mezzanine 1st Floor

1st Floor

Ground Floor
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EXISTING MAIN
CURRENT USES IN MAIN LIBRARY

Roof Level

Mezzanine 3rd Floor

2rd Floor
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OTHER DEVELOPMENT
OPTIONS EXPLORED
8.2.

OT H E R D E V E LO P M E N T O P T I O N S E X P LO R E D

In late 2004 through early 2005 a number of Main library development options
were investigated as part of the Master Facility Plan process. These included
renovation and expansion, demolition and new construction, and relocation
options. These are summarized below in the following sections:
8.2.1: Expansion of existing Main and construction of a new Main Annex
8.2.2: Demolition and construction of a new Main library at present site
8.2.3: Other renovation options studied that do not fulﬁll program
requirements
8.2.4: New sites for a new Main

8.2.1 Expansion of existing Main and Construction of a new Main Annex
The option for expanding services at the existing Main Library facility to meet
the service and square footage needs would include a comprehensive upgrade
of the existing building with an expansion through the addition of 2 ﬂoors as
well as construction of a new free standing annex building.
This option preserves the historic values of the existing library building’s
exterior and expands upwards with two ﬂoors as was believed to be envisioned
in the original design. The stack core would be removed and replaced with
a skylit atrium that would contain stairs, elevators and new structural frames
that will strengthen the existing building. To meet the remaining balance
of program area a new Main Library Annex building would need to be
constructed to house a new 350 seat auditorium, meeting rooms and relocated
administrative and technical services. The Annex would also provide parking
for a minimum of 200 cars.
The challenges with this strategy include: acquisition of a site of sufﬁcient
size close enough to the existing Main Library; the need to stage temporary
Main Library facilities while the existing facility is being renovated; and the
operational issues for public and staff of having Main Library services split
between two structures.
New Main Library at the Kaiser Center – Appendices
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OTHER DEVELOPMENT
OPTIONS EXPLORED
RENOVATION WITH 2 ADDITIONAL FLOORS
Mezzanine 2nd Floor

Mezzanine 1st Floor

1st Floor

Ground Floor
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OTHER DEVELOPMENT
OPTIONS EXPLORED
RENOVATION WITH 2 ADDITIONAL FLOORS
Atrium 2nd Floor

Atruim 1st Floor

Mezzanine 3rd Floor

2nd Floor

New Main Library at the Kaiser Center – Appendices

66

OTHER DEVELOPMENT
OPTIONS EXPLORED
ANNEX PLAN DIAGRAMS

1st Floor

Ground Floor

Lower Level
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OTHER DEVELOPMENT
OPTIONS EXPLORED
ANNEX PLAN DIAGRAMS
3rd Floor

4th Floor
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OTHER DEVELOPMENT
OPTIONS EXPLORED
8.2.2 Demolition and construction of a new Main library at present site

The present site of the Main library does present an opportunity to fulﬁl the
needs of the library if the present building is removed and new construction
with alarger footprint and additional levels is constructed in its place.
There are a variety of approaches to responding to the historical values of
the building. These range from the preparation of an Historic American
Buildings Survey (HABS) report, ranging from demolition, to salvage and
reconstruction of the lobby, to design of new exterior elevations that are
sympathetic to the Courthouse and Fire Alarm Building. Like the adaptive
reuse of the Kaiser Center, this option does not require purchase of a site. As
there is no opportunity for shared use of the Calvin Simmons Theater, the full
building program with
Where as the Kaiser Center provides existing surface parking, the new
construction development strategy should include two or more levels of
parking below the library. To avoid interruption of Main library service, a
temporary library should be set up in rental space or modular structres for
a period of approximately two years. Because of the larger program area
needing to be built, the need to build structured parking, and the need for
a temporary Main library, this development strategy is signiﬁcantly more
expensive than the Adaptive Reuse of the Kaiser arena.
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OTHER DEVELOPMENT
OPTIONS EXPLORED
8.2.3 Other renovation options studied that do not fulfill program
requirements

Renovation only with no expansion
Alternate expansion concepts for
Existing Main facility

New Main Library at the Kaiser Center – Appendices
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OTHER DEVELOPMENT
OPTIONS EXPLORED
Cost Plan For A Renovated Main At Existing Site + 2 New Floors + Annex
160,000 GSF Library Area
Hard and Soft Costs
Bondable Hard Costs

Land
Demolition
Temporary Construction
Rehabilitation of Existing
Preservation of Exterior
New Floors above exist
New Const Annex
Stacks, Main Library
Structured Parking

SF Area
30,000
80,000 GSF

Unit Cost
$150/SF
$32 / GSF

60,000 GSF

$400 / GSF

50,000 GSF
50,000 GSF

$400/SF
$375/SF

Project Cost
$4,500,000
$2,590,400
$150,000
$24,000,000
$700,000
$20,000,000
$18,750,000

150,000 GSF

$7.50 / GSF

$1,125,000

80,000 GSF

$165/SF

$13,200,000

Utilities

$250,000

Hardscape
Landscape

15,000 GSF
15,000 GSF

Construction Contingency Rehabilitation, Temp
Construction Contingency, New

$20/SF
$20/SF

$300,000
$300,000

15%
10%

$7,116,060
$3,392,500

1.5%
Subtotal - Construction Hard Cost in 2006 dollars

$1,220,481
$93,095,000

Temporary Library 3 years
60,000 GSF
Design, Engineering & Const. Mgmt.
43.0%
Subtotal - Construction Soft Cost in 2006 dollars

$6,000,000
$42,610,850
$48,610,850

Public Art

Bondable Soft Costs

Escalation

to 6/2009 ,3 years to mid point of constructon

18%
Total Bondable

$25,508,000
$167,213,850

$25 / GSF
$19 / GSF
10%
20%
Total Non-Bondable

$4,000,000
$3,040,000
$704,000
$1,548,800
$9,293,000

Non-Bondable Furniture Costs

FF&E
Technology
Furniture Contingency
Escalation to 6/2010
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OTHER DEVELOPMENT
OPTIONS EXPLORED
Cost Plan For A Renovated Main At Existing Site + 2 New Floors + Annex
120,000 GSF Library Area
Bondable Hard Costs

Land
Demolition
Temporary Construction
Rehabilitation of Existing
Preservation of Exterior
New Floors above exist
New Const Annex
Stacks, Main Library
Structured Parking

SF Area
30,000
80,000 GSF

Unit Cost
$150/SF
$32 / GSF

60,000 GSF

$400 / GSF

50,000 GSF
10,000 GSF

$400/SF
$400/SF

Project Cost
$4,500,000
$2,590,400
$150,000
$24,000,000
$700,000
$20,000,000
$4,000,000

150,000 GSF

$7.50 / GSF

$1,125,000

80,000 GSF

$165/SF

$13,200,000
$250,000

Utilities
Hardscape
Landscape

15,000 GSF
10,000 GSF

$20/SF
$20/SF

Construction Contingency Rehabilitation, Temp
Construction Contingency, New

$300,000
$200,000

15%
10%

$7,116,060
$1,907,500

1.5%
Subtotal - Construction Hard Cost in 2006 dollars

$997,731
$76,537,000

Temporary Library 3 years
60,000 GSF
Design, Engineering & Const. Mgmt.
43.0%
Subtotal - Construction Soft Cost in 2006 dollars

$6,000,000
$35,490,910
$41,490,910

Public Art

Bondable Soft Costs

Escalation

to 6/2009 ,3 years to mid point of constructon

18%
Total Bondable

$21,246,000
$139,273,910

$25 / GSF
$19 / GSF
10%
20%
Total Non-Bondable

$4,000,000
$3,040,000
$704,000
$1,548,800
$9,293,000

Non-Bondable Furniture Costs

FF&E
Technology
FF&E Tech Contingency
Escalation to 6/2010

160,000 GSF
160,000 GSF
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OTHER DEVELOPMENT
OPTIONS EXPLORED
Cost Plan For A New Main At Existing Site
160,000 GSF Library Area
Hard and Soft Costs
Bondable Hard Costs

Land
Demolition
Temporary Construction
Rehabilitation of Existing
Preservation of Exterior
New Floors above exist
New Const
Stacks, Main Library
Structured Parking

SF Area

Unit Cost

Project Cost

80,000 GSF

$32 / GSF

$2,590,400

160,000 GSF

$375/SF

$60,000,000

150,000 GSF

$7.50 / GSF

$1,125,000

80,000 GSF

$165/SF

$13,200,000

-

Utilities

$250,000

Hardscape
Landscape

5,000 GSF
5,000 GSF

Construction Contingency Rehabilitation, Temp
Construction Contingency, New

$20/SF
$20/SF

$100,000
$100,000

10%

$7,736,540

1.5%
Subtotal - Construction Hard Cost in 2006 dollars

$1,160,481
$85,102,000

Temporary Library 3 years
60,000 GSF
Design, Engineering & Const. Mgmt.
43.0%
Subtotal - Construction Soft Cost in 2006 dollars

$6,000,000
$39,173,860
$45,173,860

Public Art

Bondable Soft Costs

Escalation

to 6/2009 ,3 years to mid point of constructon

18%
Total Bondable

$23,450,000
$153,725,860

$25 / GSF
$19 / GSF
10%
20%
Total Non-Bondable

$4,000,000
$3,040,000
$704,000
$1,548,800
$9,293,000

Non-Bondable Furniture Costs

FF&E
Technology
Furniture Contingency
Escalation to 6/2010
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OTHER DEVELOPMENT
OPTIONS EXPLORED
Cost Plan For A New Main At Existing Site
120,000 GSF Library Area
Hard and Soft Costs
Bondable Hard Costs

Land
Demolition
Temporary Construction
Rehabilitation of Existing
Preservation of Exterior
New Floors above exist
New Const
Stacks, Main Library
Structured Parking

SF Area

Unit Cost

Project Cost

80,000 GSF

$32 / GSF

$2,590,400

120,000 GSF

$375/SF

$45,000,000

120,000 GSF

$7.50 / GSF

$900,000

80,000 GSF

$165/SF

$13,200,000

-

$250,000

Utilities
Hardscape
Landscape

5,000 GSF
5,000 GSF

$20/SF
$20/SF

Construction Contingency Rehabilitation, Temp
Construction Contingency, New

$100,000
$100,000

10%

$6,214,040

1.5%
Subtotal - Construction Hard Cost in 2006 dollars

$932,106
$68,355,000

Temporary Library 3 years
60,000 GSF
Design, Engineering & Const. Mgmt.
43.0%
Subtotal - Construction Soft Cost in 2006 dollars

$6,000,000
$31,972,650
$37,972,650

Public Art

Bondable Soft Costs

Escalation

to 6/2009 ,3 years to mid point of constructon

18%
Total Bondable

$19,139,000
$125,466,650

$25 / GSF
$19 / GSF
10%
20%
Total Non-Bondable

$4,000,000
$3,040,000
$704,000
$1,548,800
$9,293,000

Non-Bondable Furniture Costs

FF&E
Technology
FF&E-Tech Contingency
Escalation to 6/2010

160,000 GSF
160,000 GSF
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OTHER DEVELOPMENT
OPTIONS EXPLORED
Cost Plan Comparisons

Library Program Size
Development Option
Shared use of Kaiser theater
Library Construction
Bondable Hard Costs
Bondable Soft Costs
Escalation

Total Bondable

Non-Bondable FFE Costs

Library Program Size
Development Option

160,000 GSF
New Main at
Kaiser
10,000 GSF
150,000 GSF

Exist Main + 2
Floors + Annex
160,000 GSF

New Main at
Exist Site
160,000 GSF

$68,302,000
$29,370,000
$17,581,000
$115,253,000

$93,095,000
$48,610,850
$25,508,000
$167,213,850

$85,102,000
$45,173,860
$21,246,000
$151,521,860

$8,910,000

$9,293,000

$6,389,000

120,000 GSF
New Main at
Kaiser

Exist Main + 2
Floors + Annex

New Main at
Exist Site

Shared use of Kaiser theater
Library Construction

10,000 GSF
110,000 GSF

Bondable Hard Costs
Bondable Soft Costs
Escalation

$52,355,000
$22,513,000
$13,477,000
$88,345,000

$76,537,000
$41,490,910
$21,246,000
$139,273,910

$68,355,000
$37,972,650
$19,139,000
$125,466,650

$6,534,000

$9,293,000

$9,293,000

Total Bondable

Non-Bondable FFE Costs
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ALTERNATIVE SITES
8.2.4 Other sites
Due to the inherent complexities of renovating and expanding the current
Main library, a preliminary investigation and evaluation of other possible sites
was conducted. As part of that effort site evaluation criteria were prepared.

1. Kaiser Convention Center Site
2.. Existing Main Site
3. Existing Sears Site
4. Lake Merritt BART Parking Lot
5. MLK/Jefferson Site

New Main Library at the Kaiser Center – Appendices
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ALTERNATIVE SITES
1.

KAISER CONVENTION CENTER
PARKING LOT

•

Site Control is City owned, either by the City or Redevelopment Agency.
Site may need to be leased from the Convention Center with a long term
lease.

•

Another possibility is using the Kaiser CC building if it is currently underutilized

SITE INFORMATION

LOCATION
Lake Merritt

:Civic/Lower

AREA

: 2.8 acres

LAND USE
Cultural

: P a r k i n g/

ZONING

: S-2

HISTORIC

: S-4

CON’S

PRO’S
•

Public use of site is compatible
with Lake Merritt Master Plan

•

Library use would add to the
Cultural District

•

Close proximity to BART

•

Close proximity to Laney
College as well as OUSD
schools (La Escuelita and
Lincoln)
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•

HKCC parking would need
to be accommodated in new
design (approximately 215
spaces)

•

Portion of the land is regulated
by State Trust

•

HKCC is a historic building,
might be sensitive to new
developments

Oakland Public Library Master Facilities Plan

ALTERNATIVE SITES
2.

EXISTING MAIN & FIRE ALARM
BUILDING

•

The Main library is a 1930’s design which was altered both in
ornamentation & site and built in 1949

•

Possibility to partially use existing Main site in combination with another
site by having administration and technical services at one site and public
areas at another

•

Fire Alarm building site is in the Lake Merrit Master plan.

•

CALM (Citizen’s Alliance for Lake Merritt) is adamant about retaining
the Fire Alarm site as open space.

SITE INFORMATION

LOCATION
: 125
Street + Fire Alarm Bldg

CON’S

PRO’S
•

Library currently owns Main
Site

•

Library’s presence enhances to
the Cultural District and Lake
Merritt area

•

Potential to synergize with Lake
Merritt Master Plan work

•

HKCC parking would need
to be accommodated in new
design (approximately 215
spaces)

•

Portion of the land is regulated
by State Trust

•

HKCC is a historic building,
might be sensitive to new
developments

New Main Library at the Kaiser Center – Appendices
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AREA
Lake Merritt

:

LAND USE

: Public

ZONING

: S-2

HISTORIC

: S-4

14th

Civic/Lower

ALTERNATIVE SITES
3.

EXISTING SEARS BUILDING

•

Six story building, currently only two ﬂoors are occupied

•

Not an historic building

SITE INFORMATION

LOCATION
Broadway

:

1955

AREA

: Uptown

LAND USE

: Commercial

ZONING

: C-55

HISTORIC

: S-6

PRO’S

CON’S

•

BART is located at the site

•

•

Site could synergize with the
Forest City development at the
Uptown site

Building is currently partially
occupied

•

Site control maybe an issue as
it is privately owned

•

Site is constrained on all sides
by streets and other buildings

79

Oakland Public Library Master Facilities Plan

ALTERNATIVE SITES
4.
•

BART PARKING LOT AT LAKE MERRIT
STATION
BART parking lot and BART and MTC headquarters are currently located
at this site, but these uses have outgrown the structure and may be looking
to move

SITE INFORMATION

CON’S

PRO’S
•

BART is located at the site

•

•

Site could synergize with the
Forest City development at the
Uptown site

•

•

Library use would add to the
Cultural District

•

•

Close to Laney College and
OUSD school (Lincoln)

New Main Library at the Kaiser Center – Appendices

BART and MTC timeline
currently unknown
Site maybe very expensive
to build upon given that it
is directly above the BART
line
May be constrained by cost
and timeline
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LOCATION
Broadway

:

1955

AREA

: Uptown

LAND USE

: Commercial

ZONING

: C-55

HISTORIC

: S-6

ALTERNATIVE SITES
5.

MLK / JEFFERSON

•

Site currently under consideration for other use

•

Site would require parcel consolidation

SITE INFORMATION

LOCATION
: MLK
Jefferson from14-16th St
San

and

AREA
Triangle

:

Pablo

LAND USE

: Mixed

ZONING

: C-51/S-17

CON’S

PRO’S
•

Central Location in Downtown

•

Proximity to BART/AC transit

•

Proximity
Complex

•

Easy freeway access
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to

Civic

Center

•

Site currently being considered
for another use, so may not be
available

•

Some sites currently occupied

•

Separate sites would require
consolidation

•

Sites divided by a street
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DOCUMENTS REVIEWED

List of Drawings received or reviewed by Group 4
The following drawings were collected from the on-site engineer’s ofﬁce,
logged, and returned.
While a complete set of original drawings was not found, duplicate
architectural and structural drawings were retrieved from the archives of
Degenkolb Engineers, copied and distributed to Public Works Agency, Group
4 and Rutherford & Chekene.

Henry J. Kaiser Convention Center
*Strikethrough indicates drawings are progress versions and not as-builts
Date
Sheets
1952, 53, 54, 57, E
64
6/1/1960
O a k l a n d
Auditorium
Schedules
and
7/23/1982*
Abbreviations,
Plans, key plans
7/23/1982
single
line
diagram, plans
7/23/1982
Alternates:
Theater, orchestra
pit, arena. Roof
details, elevations,
repairs, basement
7/23/1982
Electric
7/23/1982*

7/23/1982*
7/23/1982;*
7/24/1982

Plan, Elevations,
Alternates,
Details
Stair
Details,
Plans, demo
AD;
Rev.
8.18.1982
single
line
diagram, plans

Prepared By
City of Oakland Electrical
Department
A.R.Taylor
Ratcliff Architects

Ratcliff Architects
Ratcliff Architects

Ratcliff Architects
Ratcliff Architects

Ratcliff Architects
Ratcliff Architects
Ratcliff Architects
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DOCUMENTS REVIEWED
8/16/1982

Schedules
and
Abbreviations &
Plans
SF-”” Control /
Air supply
As Builts

Ratcliff Architects

1/31/1990

Ratcliff Architects - JYA
Consulting Engineers
Food Service Facility As
Builts
Bid
Set
for City of Oakland Ofﬁce of
new
Main Public Works Engineering
Switchboard
and Design Services
Architectural Services
Loading Dock
David Byrens Architects
HJKCC
Elevations
Bell and Byrens

12/10/1991

E

4/10/1992

A sheets, M, E

Thayer Hall Consulting
Engineers
Bell and Byrens

6/3/1992

E

Thayer Hall Consulting
Engineers
Morpheus Lights

E

City of Oakland Ofﬁce of
Public Works Engineering
and Design Services
Architectural Services

10/28/1983
1/23/1984
3/20/1985

11/16/1989

4/17/2001
no date

Henry J. Kaiser Convention Center - Earthquake damage repairs
Date
6/3/1993
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DOCUMENTS REVIEWED
References Reviewed by Rutherford & Chekene, structural engineers

Original Structural Drawings by MC Couchot, dated October 9, 1912.
Seismic Retroﬁt Drawings by Ratcliff Architects and HJ Degenkolb
Associates, dated 1982.
Oakland Auditorium Seismic Strengthening Calculations-Sections I to III by
HJ Degenkolb Associates, dated 1982.
Geotechnical Investigation Report-12th Street Reconstruction Project by Geo/
Resource Consultants, Inc, dated May 24, 2005.
Various construction administration memos by HJ Degenkolb Associates,
dated between February 14, 1983 and March 27, 1984.
Oakland Auditorium Seismic Strengthening-Summary of Structural Work
Required by HJ Degenkolb Associates, dated May 17, 1982.
Oakland Municipal Auditorium-Some Comments on Seismic Performance, by
HJ Degenkolb Associates, dated May 11, 1982.
Soil Investigation-Oakland Auditorium, 10 Tenth St., Oakland, CA, by
Harding Lawson Associates, dated May 4, 1982.
Materials Testing, Oakland Auditorium, Oakland, CA by Testing Engineers,
Inc, dated April 1982.
Structural Evaluation of the Oakland Municipal Auditorium by Paul Fratessa
Associates, dated November 3, 1978.
Report on Foundation Conditions at Proposed Development-12th Street at
Lake Merritt by Charles H. Lee, dated February 14, 1947.
Report on Investigation of Structural Condition-Oakland City Auditorium by
Clarence E. Seage, dated May 24, 1948.
Report on Investigation of Structural Condition-Oakland Municipal
Auditorium by George Whittle, dated October 19, 1950.
Report on Investigation of Structural Condition-Oakland Municipal
Auditorium by George Whittle, dated May 28, 1952.
Engineering Investigation Report-Oakland Auditorium by Dalton & Dalton,
dated August 26, 1966.

New Main Library at the Kaiser Center – Appendices

84

DOCUMENTS REVIEWED
Geotechnical Review-Oakland Municipal Auditorium, Oakland California by
Harding Lawson, dated August 2, 1978.
Pile Inspection-Oakland Municipal Auditorium, Oakland, CA by Harding
Lawson, dated November 2, 1978.
“Municipal Auditorium for the City of Oakland,” The Architect and Engineer,
by O.P. Shelley (undated).
“Oakland Sells the City Jewels,” Western City, by William Reynolds, dated
March 1982.
Historic Resources Inventory, dated 1982.
“City’s Dream that Crystallized into an Auditorium,” Oakland Tribune, by
Jack Burroughs, dated October 8, 1950.
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FEASIBILITY STUDY TO CONVERT THE ARENA
PORTION OF THE KAISER CONVENTION CENTER
INTO THE OAKLAND MAIN LIBRARY
CODE ISSUES
By Calvin Wong
SUMMARY
As part of the Group 4 Architecture, Research + Planning, Inc. feasibility study to
convert the arena portion of the Henry J. Kaiser Convention Center (HJKCC) to a new
main library, a building code analysis was performed. Since the HJKCC is an existing
historic building, the analysis required careful navigation through the various building
codes to ensure that the study complies with the applicable building codes, preserves the
building’s historic fabric, meets the functional needs of the library, and doesn’t trigger
any major additional construction work. The study was reviewed by key senior City staff
(including the Building Official and Fire Marshal) from the Building Services
Department and Fire Prevention Division. Their recommendations were included the
study.
We believe the study addresses the major building code requirements and is technically
feasible.
This memo summarizes the major conceptual building code issues. As additional details
of the study evolve, additional code analysis and assessments may be necessary to ensure
there are no additional major building code issues that could negatively impact the
project.
HJKCC BUILDING BACKGROUND
The HJKCC building was constructed in about 1914. The southeast portion of the
building has a two level arena with about an 8,000 seating capacity. The northwest
portion of the building has a three level theater with a seating capacity of about 2,000 and
two separate ballrooms.
In the 1980’s, the building obtained a major renovation due to its declining infrastructure
and the need to be competitive in attracting smaller assembly events as the larger events
were shifting to the Oakland Coliseum/Arena and to the newly constructed Oakland
Convention Center. Since the renovation work was voluntary and there was no change in
the use of the building, the building code in effect at that time did not require all the work
to meet current codes. After the renovation, the building remained legal nonconforming,
but with enhanced building systems. The project obtained various building code
variances through the City’s Board of Examiners and Appeals to preserve historical
elements. A substantial number of accessibility elements were installed. The voluntary
seismic upgrade work was intended to substantially meet with the provisions of the State
Historical Building Code.
Calvin Wong Code Consultant
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SCOPE OF CONCEPTUAL PROJECT
The conceptual project is to convert the existing arena in the HJKCC to a main library.
The existing theater will substantially remain as is, but minor life-safety upgrades such as
alarm and smoke detection system were considered. The project will include demolition
of the existing seating area in the arena and building a new 4 to 5 level library structure
(120,000 to 160,000 square feet of floor area) within the core of the arena. The new
library structure will have a new atrium (similar to the Oakland Rotunda Building at
Frank Ogawa Plaza).
SOCIAL AND ECONOMICAL BENEFITS
The location and the conversion of the HJKCC to the Main Public Library will created
numerous benefits to the City. This will allow the library to establish more attractive,
functional, progressive and contemporary programs for the community.
These programs will:
- Help support the education of the youths (since most public and private schools in
Oakland have no meaningful libraries)
- Provide constructive alternative program and activities for the youths, especially
in the evenings and weekends.
- Provide free access to books and the internet for the socially and economically
diverse community.
- Provide valuable resources to the City’s emerging population whose English is
their second language.
The location:
- Is centrally located around an education area including Laney College, Oakland
Museum, Dewy Academy, Lincoln School, and numerous private and charter schools.
-Will meet the demand from the emerging residential population in and around the
downtown area.
-Will provide an additional destination point in the downtown area
-Is easy access for public and private transportation
The building is a major historical asset for the City and considered the Jewel on Lake
Merritt. The conversion to a public library will:
- Preserve the building’s historic features
- For the first time, provide continuous free public access into the building
- Provide a sustainable and community use for the building. Other proposed use,
such as a trade center, historically has had short term success in Oakland.

Calvin Wong Code Consultant
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FEASIBILITY STUDY GOALS
To develop a conceptual project that will:
- meet the programmatic needs for the Oakland Public Library
- be economically feasible
- comply with the applicable building codes
- not trigger any additional major upgrade work within the building beyond the
library conversion/addition work
- preserve the historic fabric of the building
APPLICABLE BUILDING CODES
The building code analysis was based on the following current State adopted building
codes:
-Oakland Building Code- 2001 California Building Code (CBC) with local amendments
- State Historical Building Code (Chapter 34, Division II in the CBC)
- State Library Construction Standards- Various amendments and adoptions in the CBC
- State Elevator Safety and Construction Codes- Elevator provisions in the CBC
- State Fire Code- 2000 Edition of Uniform Fire Code with NFPA provisions
- State Electrical Code – 1999 National Electric Code
- State Mechanical Code- 2000 Uniform Mechanical Code
- State Plumbing Code- 2000 Uniform Plumbing Code
- State/County Food Service and Preparation Standards
.
Entitlement for using the current codes are established when a development application is
filed. If the application is filed prior to the effective date of a newly State adopted code
(such as the pending International Building Code), the project is entitled to use the code
in effect at the time of application. Development applications are determine by the local
jurisdiction. Development applications may include application for alternate methods and
materials to the building codes, interior demolition permits, and building permits.
The State has not established a definitive date for adoption or amendments to the pending
new International Building Code (IBC). If the project becomes subject to the new code, it
is anticipated that the technical requirements will not substantially impact this study.
However, further code analysis should be performed when the IBC is adopted.

Calvin Wong Code Consultant
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WHAT TRIGGERS LEGAL NONCONFORMING BUILDINGS TO COMPLY
WITH CURRENT CODES?
When any of the following condition occurs to an existing building, all or the affected
portion of that building may be required to comply with the current building codes.
1. Change in use- (Per section 3405 of the CBC see Attachment A)
When the activity, functions, or program in a building changes its occupancy
classification, the building or affected portion of the building shall meet current code.
An exception may be granted by the Building Official when the change in use is less
hazardous (see Attachment B for occupancy classifications and Attachment C for hazard
rankings by classifications and building systems)
2. The actual addition, alteration, or repair work must meet current code (per section
3403.2 of the CBC, see Attachment D).
3. When the addition, alteration, or repairs makes all or a portion of the building unsafe,
all or a portion of that building shall be upgrade to current code. Unsafe is determined by
the Building Official, but it is generally defined as increased hazards to life safety, fire
safety, sanitation, and health. The building systems become unsafe if they are more
hazardous than before the addition or alteration (per section 3403.2 in the CBC, see
Attachment D).
SPECIAL DESIGN AND OPERATION CRITERIA FOR THE BUILDING
To mitigate any potential negative impacts to the existing theater from the library
addition and operation, the following general guidelines were established and approved
by the Building Official and Fire Marshal:
-

-

The building systems of the library should be self contained within the library.
This would include separate structural, plumbing, electrical, fire sprinklers, smoke
control, and mechanical systems that will be independent from the theater’s
system.
The programmatic operation of the library should be self contained. Exiting
system, public restrooms, ADA access, employee and public paths of travel
should all be contained in the library.
Indirect impacts for lateral seismic loads should be fully evaluated to ensure that
that load paths has not negatively affected the theater structural system.
A 1-hour fire rated occupancy separation (wall) separating the library and the
theater should be considered. This can protect both uses from spread of fire and
smoke.
The alarm system in the theater is enhanced based on value engineering analysis
that will include an interconnecting alarm or early warning system for the library
and theater portions of the building.

Calvin Wong Code Consultant
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ALTERNATIVE MEASURES TO MITIGATE FULL CODE UPGRADES
The following CBC provisions allow alternative measures in lieu meeting current codes:
1. State Historical Building Code per section 3403.5 CBC (Attachment D)
2. Alternate methods and materials that meets the intent of the code per section 104.2.8
CBC
PROPOSED AND EXISTING USES AND THEIR DESIGNATED OCCUPANCY
CLASSIFICATIONS
See Attachments B and E for descriptions of occupancy classifications
Existing Uses
Theater- A-2.1 or A-1 (if it has legitimate stage as defined in the CBC)
Ballrooms- A-3
Arena- A-2.1
Propose Uses
Library – B (civic administration or educational use above 12th grade)
Potential Accessory Uses- Which will be less than 10% (total floor area) of the
library use
Storage rooms – S-1
Café – B (less than 50 people) or A-3 (50 to 299 people)
Offices- B
Assembly rooms or areas- A-3
Merchandise sales- M
TYPE OF BUILDING CONSTRUCTION
See Attachment F for the requirements for the various types of construction
The existing building construction type is classified as a legal nonconforming Type IIFR. It is nonconforming because the existing materials and fireproofing in the building
doesn’t fully comply with the type of materials and fire rated construction for Type IIFR. However, based on the uses, floor area, and height of the building, this is the
minimum type of construction permitted by the current building code. All future addition,
alterations, and repairs must be constructed with at least Type II-FR materials.

Calvin Wong Code Consultant
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TYPE OF BUILDING CONSTRUCTION (Continue)
The Building Services Department recommended that the proposed atrium addition be
constructed as Type I-FR. This would require 3-hour rated fireproofing on the new steel
columns and beam. Fireproofing on the existing structural columns and beams may
remain as is provided they are not altered. The existing roof trusses may require
additional fireproofing due to the atrium addition. The fire rating of the trusses will
depend on the minimum height between the roof truss and the closest floor level directly
below. If it is 25 feet or more, fireproofing/protection may be omitted for the entire roof
system. If the height is more than 18 feet, but less than 25 feet, the code could be
interpreted to require a 1-hour fire rated roof system. Otherwise, if the height is 18 feet or
less, the roof system (including the trusses) must be 2-hour fire rated protection as
required for Type II-FR construction.
ALLOWABLE FLOOR AREA
If the library is classified as B occupancy, the total allowable floor area of the library
could reach about 160,000 square feet for Type II-FR construction.
ATRIUM REQUIREMENTS
The critical code requirement for atriums includes the following elements:
- Smoke control system with standby power and sized to handle all opened floors.
- Quantity of combustible furnishings in the atrium are limited per Fire Code
- Fire sprinklers required throughout the building as a condition for an atrium can
not to use to increase the allowable floor area.
- Only three floor levels can be opened into the atrium
These elements were factored into the study.
EXITING SYSTEM
The placement and number of exits must be optimized to address the maximum distance
travel, the library occupants have a separate exiting system from the theater occupants,
and the stairway system also facilitate the programmatic use of the library. Conceptual
exiting systems meeting these criteria were factored into the study.
PARKING GARAGE
The concept of converting the basement into a garage appears to be feasible. The design
must factor the 7 foot height clearance, placement of mechanical systems, street access,
traffic queuing, ADA parking, placement of the new structural columns, and carbon
monoxide seepage. However, due to the existing and proposed columns in the basement,
the number of useable parking spaces would be limited and therefore, may not be
cost/beneficial.
Calvin Wong Code Consultant
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STRUCTURAL REQUIREMENTS
The proposed structural concept by Rutherford and Chekene is a solid approach.
However, additional detail design and analysis will be required within the existing
building:
- if the portion of the new library exiting system exits through the existing building,
those exits must be substantially up to current code;
- if the library plans to place stacked books on the existing floor areas, additional
lateral and vertical loads must also be evaluated;
- if the southeast windows are going to be reopened:
- to determine if the existing skylights and roof above the new structure can meet
current code performance.
- to verify that structural work will not negatively impact the theater.
- to determine if the existing sprinkler system have adequate seismic bracings
- to mitigate potential differential settlement between the new and existing
structures.
The Building Services Department has reviewed the structural concept and has raised two
recommendations:
1. A seismic joint is installed long the roof line between the Arena and the Theater or a
structural analysis demonstrates that the joint isn’t necessary and/or an alternative method
is used to prevent earthquake forces from the Arena portion of the building from
damaging the Theater portion of the building.
2. The City acknowledges that the building will not be used as an essential facility in the
event of any disaster.

Calvin Wong Code Consultant
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Consulting Engineers • Structural Geotechnical
55 Second Street Suite 600 San Francisco CA 94105 • TEL 415 568 4400 FAX 415 618 0684

Notes on the Structural Concept for the Kaiser Auditorium
Rutherford & Chekene
June 14, 2006
Historic Background
A brief background is provided to aid in understanding the proposed structural concept.
The Kaiser Convention Center was constructed in 1914. The western third of the building
contains a 2,000 seat formal theatre, characterized by finished spaces on multiple levels. The
eastern two thirds houses an arena with a seating capacity of about 8,000. The arena space is
generally unfinished or simply finished. The space was originally designed to have the feel of an
outdoor space with the center portion of the roof covered by skylight, including a retractable
portion. Lightweight three-hinged-arch trusses span over the arena.
The structure has an essentially complete steel frame. Walls and floors are constructed of castin-place concrete. Past material testing has indicated that the concrete is of low strength,
probably 1500 psi. The roof over the theater and around the perimeter of the arena is concrete
(slab) construction. The original skylights at the roof over the arena have been replaced with
sheathing panels. The steel framing and majority of roof covering over the arena appears to be
of unrated construction.
The building is founded on wood piles approximately 60-70 feet deep. At the east end of the
building (arena portion), the piles were not driven to adequate depth. As a result, the structure
settled more than 15-inches in its early years, causing significant damage to walls at the east end.
Additionally, because the stability of the roof is dependent on resistance to outward thrust, cables
were added across the building to resist this thrust and remove these forces from the piles.
Although the rate of settlement appears to have slowed to a negligible amount by the mid 1940’s,
a geotechnical report by Charles H. Lee dated February 14, 1947 describes the possibility of
renewed settlement “due to the disturbance of the existing hair-trigger static balance of the fill by
vibration during driving of piles.” This highlights the need to minimize disturbance of the soil in
the vicinity of existing piles and to minimize changes in loading of existing piles.
In the 1980’s the building was renovated. The renovations included limited seismic
strengthening. A May 11, 1982 memo by Henry Degenkolb, the structural engineer for the
seismic strengthening, comments upon the expected seismic performance of the building,
including the 1982 retrofit measures. At the conclusion of the memo Degenkolb states that: “In
the foregoing comments, the city of Oakland and its officials must realize that we are at their
express direction designing a seismic resisting system for this building that is much less than that
required by current or recent Building Codes in this area.” The balance of the memo describes
both retrofit measures that were included and excluded and the fact that limited funding drove

those decisions. In general, the work was performed on the arena side for two reasons—(1) the
auditorium side had more walls and diaphragms, and (2) work on the west side would have been
at a significant cost premium. It is important to recognize that the 1982 renovation efforts did
not bring the building into compliance with the codes in effect at the time, nor with current codes
today.
Structural Concept
The structural approach currently under consideration is to build a new library structure within
the arena that is connected to the existing roof level and structurally isolated from the existing
building between the ground and the roof on all four sides. This structure would contain an
independent lateral system founded upon new drilled piles. The arena portion of the building
would be seismically retrofit with the goal of achieving equivalent seismic performance to that
expected of a new building designed to the California Building Code (CBC). The retrofit work
would be focused on the arena portion of the building with the goal of doing no work to the
theater portion.
While the decision to provide no upgrade of the theater portion of the building would be easiest
to make if a seismic joint were introduced between the theater and the arena, we believe that
arguments can be made that even without a seismic joint the structural approach we are pursuing
will result in seismic performance of the theater that is no worse and possibly much better than
would be expected in its existing condition. If the architect and the preservation architect
conclude that it is important to preserve the north and south facades without seismic joints, and if
agreement can be reached with the Building Department and the owner on this point, we would
be pleased to support a structural solution that does not include a full seismic joint between the
theater and the arena. Preliminary discussions with the Building Department indicate that this
approach will be acceptable with no joint in the north and south walls as long as a joint is
included across the roof. The Building Department has indicated that it would be receptive to
elimination of the joint in the roof as well with adequate structural analysis. We believe that
significant cost would be added to the project if it were to include seismic improvements to bring
the theater up to current code.
The seismic performance expected of a building designed to the California Building Code is
summarized in the SEAOC Blue Book as follows:
Structures designed in conformance with these requirements should, in general, be able to:
1. Resist a minor level of earthquake ground motion without damage.
2. Resist a moderate level of earthquake ground motion without structural damage, but possibly
experience some nonstructural damage.
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3. Resist a major level of earthquake ground motion-of an intensity equal to the strongest
earthquake, either experienced or forecast, for the building site-without collapse, but possibly
with some structural as well as nonstructural damage.
It is important to understand that seismic damage to the arena side of the existing building,
consistent with that expected for a new code designed building, would still be possible after the
retrofit. Seismic damage to the theater side of the existing building could be greater than that
expected for a new code designed building.
It is likely that removal of the existing cables that were installed in 1934 between the lower
hinges of the 3-hinge arches will be desirable to maximize the headroom available for added
floors. This can be accomplished very economically by propping the trusses, at their centerpoint,
from the new structure in the arena. Propping the trusses would accomplish many good things.
It would place a significant portion of the roof load on the new pile foundation system relieving
load on the existing foundations, which have been prone to settlement. It would allow the cables
to be removed and at the same time eliminate the outward thrust on the north and south walls that
have historically caused bowing and cracking of the exterior walls. It is unclear at this time
whether the sloped concrete seating currently plays a significant role in resisting the outward
thrust of the arches. The elimination of the outward thrust would allow for demolition of the
sloped concrete seating, which might not be otherwise possible.
The connection of the existing roof to the new structure is intended to laterally brace the roof and
the top of the exterior walls out of plane. With significantly reduced seismic loads, the exterior
walls and seating structures should be capable of carrying themselves with little or no
strengthening. It is possible that in-plane strengthening of the north and south walls, such that
they would have the strength to support both the arena and the theater for CBC demands, would
be required to justify the omission of the seismic joint in the north and south facades. Having
reduced the demands on the roof diaphragm, it would be possible to reopen some or all of the
original skylight.
Clever design and detailing would be required to ensure that both the force and the deformation
demands on the existing structure would in fact be decreased rather than increased given the
connection of the new structure and the existing roof. This can be accomplished by providing a
strong stiff new structure and by surgically introducing flexibility in the existing building at key
locations. One such location would be the knee of the roof truss at the north wall. With some
study it is possible that the truss could be modified, with little or no visible effect, such that it
would load the north wall laterally only at the roof and not at the lower hinge. Since the
transverse niche walls, which are relatively stiff, terminate at about the lower hinge level, this
would allow some flexibility between the roof and the niche walls with deformations taken up in
out of plane bending of the longitudinal walls above the niches. Flexibility in the roof
diaphragm, either existing or introduced, would also be beneficial.
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It should be expected that the existing floors are not level. Survey data from 1948 indicates
settlement along the south wall of 16” at one end of the arena and 8” at the other. If the new
structure can be treated as isolated functionally as well as seismically with discreet points of
connection (possibly with shallow ramps) the new floors could be poured level instead of trying
to build them to match existing slopes. This would simplify construction and therefore reduce
costs. It would also provide some ability to tolerate any future differential settlement between
the new and the existing structures.
Scope of Construction
Demolition (See SK-1 & SK-2)
The arena main floor concrete slab beams and columns would be demolished and the basement
floor slab might be demolished if there was a desire to deepen the basement. The arena seating,
which consists of concrete over steel framing, would be demolished. The main steel framing at
truss lines, including the sloped C15x33 beams would remain in place. The cantilevered steel
framing for the portion of the seating below the vomitoria would be removed in its entirety. The
sheathing panels that currently infill the original skylight would be removed.
Temporary Construction
Construction sequencing would likely require that the existing tension cables be removed before
the trusses could be propped by the new structure. Temporary support of the trusses would be
required during this period.
New Construction (See SK-3, SK-4, & SK-5)
The new structure would be steel framed and founded on a new drilled pile foundation system
such as that shown on Sketch SK-4. The floor slabs would be of concrete fill over metal deck.
The lateral system would consist of braced frames, concrete shear walls, or a combination of the
two.
Along the north wall of the arena it is envisioned that new floor area will be constructed above
the demolished seating. This floor area will be integral with the existing construction and
structurally separate from the main new structure within the arena. As such it will require braced
frames or shear walls for lateral support, and may require foundation strengthening at braced
frame locations. To the extent that the weight of the new floor area can be limited to no more
than the weight of the demolished seating, new foundation work for support of gravity loads can
be avoided in this area. Where foundation strengthening is required, micropiles, which can be
installed in low headroom areas with tight access constraints, will be utilized. Strengthening of
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roof to wall connections will also be required. As described above, modifications to the existing
truss to eliminate its lateral load transfer to the wall at its lower hinge will likely be required.
Along the east wall of the arena, similar measures will be taken to those described for the north
wall. Added floor area above the demolished seating will be treated in a similar manner.
Strengthening of roof to wall connections will be required. In addition, bracing of the east wall
gable end out of plane will be required along its full width. This will likely be accomplished by
adding steel strongbacks (vertical tubes anchored to the wall that extend from the highest floor
diaphragm to the roof). The modifications to the existing truss, described for the north wall are
not required at the east wall.
Along the south wall of the arena, similar measures will be taken to those described for the north
wall. Added floor area above the demolished seating will be treated in a similar manner.
Strengthening of roof to wall connections will be required. The modifications to the existing
truss, described for the north wall are not required at the south wall, except where the truss
intersects the concrete walls of an incline.
Along the west edge of the arena, the existing concrete wall will be considered part of the theater
and will not be strengthened. As discussed above, the treatment of the seismic joint between the
theater and the arena will be the subject of negotiation with the building department. The
seismic joint across the roof will be on the order of 6” wide and will be placed on the arena side
of the common wall between the arena and the theater. If the architect and the preservation
architect conclude that it is important to preserve the north and south facades without a seismic
joint, and if agreement is reached with the building department and the owner on this point, we
would be pleased to support a structural solution that limits the joint to portions of the roof and
eliminates it from the facades. As discussed above, preliminary discussions with the building
department indicate that the joint can be eliminated from the north and south facades.
Rehabilitation
The roof deck over the arena trusses would be partially or entirely replaced in the context of
reopening the original skylight. If it is desirable to prop the trusses at locations other than the
center hinge, strengthening of the trusses may be required. If significant mechanical equipment
will be placed on the roof, localized strengthening of the existing trusses may be required.
It is anticipated that restoration of the terra cotta in the niches along the north façade will be
limited to repair of cracks and small spalls, and repointing of open joints. It is not expected that
seismic anchorage of the terra cotta will be required. A limited number of terra cotta units in the
two westernmost niches may require replacement. The new units will be anchored with stainless
steel hardware.
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M. Lee Corporation
Oakland Public Main Library -Adaptive Reuse of Kaiser Arena
Feasibility Study
Preliminary Construction Cost Estimate
Preamble
06/14//2006

1 This general plan construction cost estimate, which represents our opinion of probable construction
cost, consists of the following integral sections:
a Basis of Estimate
b Estimate Summaries
c Estimate Details
2 The scope of estimate is based on the following:
a Feasibility Study of the Adaptive Reuse of Kaiser Arena as a New Main Library - Draft Report
June 2006 by Group 4
b Notes on the Structural Concept for the Kaiser Auditorium by Rutherford & Chekene dated June
14, 2006.
c Notes on Historical Preservation by Carey & Company dated June 2006.
d Selective architectural & structural drawings of the existing Henry J. Kaiser Convention Center
dated 23 July 1982.
e Observations during the site visit on January 25, 2006.
f Clarifications with Architect & Engineer.
g Area allocation by Group 4 dated 6/12/2006.
3 The estimate includes the following scope of work:
a Full demolition of the Arena below the roof trusses down to and including basement slab
b Temporary structural support and construction of existing structure.
c Renovation and upgrading of the perimeter areas of Arena.
d Construction of a new library within the existing envelope of the Arena, including new skylights
and roofing.
e Associated roof replacement and fire alarm upgrade for the Theater area
f Associated miscellaneous work
4 The estimate specifically excludes the following items:
a Any work in the Theatre and the Ballrooms areas except limited improvements
b Exterior wall, doors and windows replacement, except cleaning and minor repair work.
c Hazmat abatement, if any
d Legal fees and finance costs
e Permit & plan check fees
f Utility connection fees
g Owner's administration costs
h Design, engineering, consulting and other soft costs
i Survey services, materials lab
j Project/Construction management

1) Preamble
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M. Lee Corporation
Oakland Public Main Library -Adaptive Reuse of Kaiser Arena
Feasibility Study
Preliminary Construction Cost Estimate
Preamble
06/14//2006
k Change orders during construction
l Cost escalation beyond the date of this estimate (we recommend 6% per year for the next three
years)
m Library equipment & furnishing
It is assumed that the above items, if needed, are included elsewhere in the owner's overall project
budget.
5 The estimate is based on the following assumptions:
a The work will be constructed as one general contract..
b All work will be done during regular working hours. Assumed no overtime work is required.
c Unit costs are based on prevailing wage rates.
d The estimate is based on estimated prices, current as of June 2006, with a minimum of four
responsible and responsive bids under a competitive bidding environment for a fixed price lump
sum contract.
6 Allowances have been used for items which are required but are currently undefined.
7 The unit prices used in the direct cost estimate section are composite unit prices which include
costs for material, labor, equipment and subcontractor's/supplier's mark-ups.
8 The following markups are added to the direct cost at the summary level:
General contractor's general condition, overhead & profit.
Design contingency to cover the costs of unforeseen design changes and the uncertainty of early
quantity estimates.
Bid contingency to cover unforeseen construction and bid market conditions.
9 Cost Escalation
No cost escalation has been included in this estimate. We recommend that client carry a 6% per
year average increase for the escalation for the next three years to the mid-point of construction.
10 The following is a list of some items that may affect the cost estimate:
a Modifications to the scope of work or assumptions included in this estimate
b Unforeseen sub-surface conditions such as rock and hazardous material
c Special phasing requirements
d Restrictive technical specifications or excessive contract conditions
e Any specified item of equipment, material, or product that cannot be obtained from at least three
different sources
f Any other non-competitive bid situations.

1) Preamble

Page 4

M. Lee Corporation
Oakland Public Main Library -Adaptive Reuse of Kaiser Arena
Feasibility Study
Preliminary Construction Cost Estimate
Preamble
06/14//2006

11 The estimate has been prepared using accepted practices and it represents our opinion of probable
construction costs. It is intended to be a determination of fair market value for the project
construction. It is not a prediction of low bid. Since we have no control over market conditions
(such as surges in steel and cement prices) and other factors which may affect the bid prices, we
cannot and do not warrant nor guarantee that bids or ultimate construction costs will not vary
from the cost estimate.
12 Please note that the estimate has been prepared based on very preliminary information and design
assumptions which are subject to verifications and changes as the design progresses. An updated
estimate should be prepared when more specific and detailed design information is available.
13 Abbreviations used in the estimate:
CY = cubic yard
EA = each
GSF = gross square foot
LB = pound
LF = linear foot
LOC=location
LS = lump sum
SF = square foot

1) Preamble
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M. Lee Corporation
Oakland Public Main Library -Adaptive Reuse of Kaiser Arena
Feasibility Study
Preliminary Construction Cost Estimate
Grand Summary

Total

Section

06/14//2006

GSF

$/GSF

% of
Total

GRAND ESTIMATE SUMMARY
New Added Area
Renovated Area

113,600
36,400

Total Area

150,000

1.0 EXISTING WORK
1.1

DEMOLITION

1.2

$3,727,000

115,100

$32.38

6%

TEMPORARY CONSTRUCTION

$528,000

115,100

$4.59

1%

1.3

REHABILITATION OF (E) AREA

$11,639,000

36,600

$318.01

20%

1.4

PRESERVATION OF EXTERIOR

$945,000

150,000

$6.30

2%

1.5

ROOFING & F.A. @ THEATER WORK

$1,115,000

93,600

$11.91

2%

$39,522,000

113,400

$348.52

69%

$57,476,000

150,000

$383.17

100%

$2,640,990

93,600

$28.22

2.0 NEW AREA CONSTRUCTION
TOTAL
In 2006 Dollars

ADD:
3.0 THEATER IMPROVEMENTS
In 2006 Dollars

Note: For a complete scope of the estimate including assumptions & qualifications,
please also read the attached "Preamble" and "Estimate Details"

2) Grand Summary
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M. Lee Corporation
Oakland Public Main Library -Adaptive Reuse of Kaiser Arena
Feasibility Study
Preliminary Construction Cost Estimate
Summary for 113,400 SF New Floor Area

Ref.

06/14//2006
113,400 GSF
Total
Cost

Section

$/GSF

SEE SECTION 5B) FOR DETAILS
A10
A1010
A1020
A1030

B10
B1010
B1020
B1030

FOUNDATIONS
FOUNDATIONS
SPECIAL FOUNDATIONS
SLAB ON GRADE

190,460
1,662,000
213,050

1.68
14.66
1.88

FOUNDATIONS

2,065,510

18.21

FLOOR CONSTRUCTION
ROOF CONSTRUCTION
STAIR CONSTRUCTION

5,375,785
576,000
770,000

47.41
5.08
6.79

SUPERSTRUCTURE

6,721,785

59.28

SUPERSTRUCTURE

B20

EXTERIOR CLOSURE

B30

ROOFING

B3010
B3020

C10
C1010
C1020
C1030

EXISTING

ROOF COVERINGS
ROOF OPENINGS

268,800
1,212,000

2.37
10.69

ROOFING

1,480,800

13.06

936,340
180,800
651,350

8.26
1.59
5.74

1,768,490

15.60

263,296
801,875
758,100

2.32
7.07
6.69

INTERIOR CONSTRUCTION
PARTITIONS
INTERIOR DOORS
SPECIALTIES
INTERIOR CONSTRUCTION

C30
C3010
C3020
C3030

INTERIOR FINISHES
WALL FINISHES
FLOOR FINISHES
CEILING FINISHES

3) Summary New Area
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M. Lee Corporation
Oakland Public Main Library -Adaptive Reuse of Kaiser Arena
Feasibility Study
Preliminary Construction Cost Estimate
Summary for 113,400 SF New Floor Area

Ref.

D1010

D15
D1520
D1530
D1540

D50
D5010
D5020
D5030
D5040

E10
E1022

113,400 GSF
Total
Cost

Section
INTERIOR FINISHES

D10

06/14//2006

$/GSF

1,823,271

16.08

ELEVATORS & LIFTS

840,000

7.41

CONVEYING SYSTEMS

840,000

7.41

PLUMBING
HVAC
FIRE PROTECTION

1,814,400
3,175,200
703,600

16.00
28.00
6.20

MECHANICAL

5,693,200

50.20

ELECTRICAL DISTRIBUTION
LIGHTING & BRANCH WIRING
COMMUNICATION & SECURITY
SPECIAL ELECTRICAL SYSTEMS

1,070,600
1,814,400
963,900
708,750

9.44
16.00
8.50
6.25

ELECTRICAL

4,557,650

40.19

24,950,706

220.02

4,990,141

44.00

CONVEYING SYSTEMS

MECHANICAL

ELECTRICAL

EQUIPMENT
LIBRARY EQUIPMENT
EQUIPMENT

E20
E2010
E2020

FURNISHINGS
FIXED FURNISHINGS
MOVABLE FURNISHINGS
FURNISHINGS

TOTAL DIRECT COSTS
GENERAL CONDITIONS, OVERHEAD & PROFIT

3) Summary New Area

20%
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M. Lee Corporation
Oakland Public Main Library -Adaptive Reuse of Kaiser Arena
Feasibility Study
Preliminary Construction Cost Estimate
Summary for 113,400 SF New Floor Area

Ref.

06/14//2006
113,400 GSF
Total
Cost

Section
Sub-Total
DESIGN CONTINGENCY

25%

Sub-Total

$/GSF

29,940,847

264.03

5,988,169

52.81

35,929,017

316.83

35,929,017

316.83

35,929,017

316.83

3,592,902

31.68

39,521,918

348.52

CONSTRUCTION MANAGER
Sub-Total
ESCALATION
To start of construction
To mid point of construction

TO BE ADDED

SUBTOTAL
BID CONTINGENCY

10%

Sub-Total
DESIGN FEES
PERMITS, LICENSES, FEES

TO BE ADDED
TO BE ADDED

ESTIMATE TOTAL FOR BUILDING

3) Summary New Area

39,521,918

348.52
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M. Lee Corporation
Oakland Public Main Library -Adaptive Reuse of Kaiser Arena
Feasibility Study
Preliminary Construction Cost Estimate
Work on Existing Arena

Elem.

G10

Description

Quantity

DEMOLITION
Demolish including haul-off
Concrete slab, main floor
Concrete beams, main floor
Pile caps
Concrete columns, basement
Basement slab
Arena concrete seating & supporting steel
framing
Selective demolition, non-struct area
Selective demolition, preservation area
Cantilevered steel framing for seating below
Vomitoria
Tension cables
Roofing
Roof deck
Mechanical
Electrical

06/14//2006

U.o.M.

Unit Cost

30,100
2,575
63
63
30,100

sf
lf
ea
ea
sf

5.50
55.00
1000.00
1500.00
3.50

165,550
141,625
63,000
94,500
105,350

18,300
23,100
13,500

sf
sf
sf

16.00
8.00
17.00

292,800
184,800
229,500

26
1
48,400
48,400
115,100
115,100

ea
ls
sf
sf
sf
sf

4000.00
50000.00
1.50
3.00
2.50
2.80

104,000
50,000
72,600
145,200
287,750
322,280

DIRECT COSTS -DEMOLITION

2,258,955

GENERAL CONDITIONS, OVERHEAD & PROFIT

20%

Sub-Total

451,791
2,710,746

DESIGN CONTINGENCY

25%

Sub-Total

677,687
3,388,433

ESCALATION

TO BE ADDED

SUBTOTAL

3,388,433

BID CONTINGENCY

10%

TOTAL - DEMOLITION

G20

Total

338,843
3,727,276

TEMPORARY CONSTRUCTION
Temporary support of trusses
Other temporary construction/support

4) Existing Work

11
1

ea
ls

20000.00
100000.00

220,000
100,000
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M. Lee Corporation
Oakland Public Main Library -Adaptive Reuse of Kaiser Arena
Feasibility Study
Preliminary Construction Cost Estimate
Work on Existing Arena

Elem.

Description

Quantity

U.o.M.

06/14//2006

Unit Cost

DIRECT COSTS -TEMPORARY CONSTRUCTION

320,000

GENERAL CONDITIONS, OVERHEAD & PROFIT

20%

Sub-Total

64,000
384,000

DESIGN CONTINGENCY

25%

Sub-Total

96,000
480,000

ESCALATION

TO BE ADDED

SUBTOTAL

480,000

BID CONTINGENCY

10%

TOTAL - TEMPORARY CONSTRUCTION

G30

Total

REHABILITATION OF EXISTING ARENA
Structural separation Arena/Theater
Prop the trusses
Modify knees of roof trusses at north wall
Roof & skylights
Renovate bath rooms
Out of plan wall bracing at east wall
Seismic rehabilitation
One hour fire proofing to structural steel
Paint exposed roof trusses
Renovate existing non-historical areas
Renovate existing historic areas

528,000

1
ls
400000.00
11
ea
50000.00
20
ea
10000.00
See New Work Section
4
ea
50000.00
10
ea
10000.00
1
ls
600000.00
48,000
sf
4.00
48,000
sf
1.50
23,100
sf
100.00
13,500
sf
180.00

DIRECT COSTS -REHABILITATION OF EXISTING ARENA
GENERAL CONDITIONS, OVERHEAD & PROFIT

48,000

400,000
550,000
200,000
200,000
100,000
600,000
192,000
72,000
2,310,000
2,430,000
7,054,000

20%

Sub-Total

1,410,800
8,464,800

DESIGN CONTINGENCY

25%

4) Existing Work

2,116,200
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M. Lee Corporation
Oakland Public Main Library -Adaptive Reuse of Kaiser Arena
Feasibility Study
Preliminary Construction Cost Estimate
Work on Existing Arena

Elem.

Description

Quantity

06/14//2006

U.o.M.

Unit Cost

Sub-Total

10,581,000

ESCALATION

TO BE ADDED

SUBTOTAL

10,581,000

BID CONTINGENCY

10%

TOTAL - REHABILITATION OF EXISTING ARENA
G40

PRESERVATION OF EXTERIOR ELEVATIONS
General cleaning of exterior elevations
Solid wall
Windows
Doors
Minor repair & painting of canopies
Replace (E) door with glazed bronze door
Repair/patch damaged terra cotta
Replace damaged terra cotta
Examine & repair historic windows, doors, light
fixtures and other metal elements

1,058,100
11,639,100

72,700
3,500
7,000
2,800
7
15
5

sf
sf
sf
sf
pair
locs
locs

1.00
3.00
3.00
12.00
10000.00
6000.00
15000.00

72,700
10,500
21,000
33,600
70,000
90,000
75,000

ls

200000.00

200,000

1

DIRECT COSTS -PRESERVATION OF EXTERIOR ELEVATIONS
GENERAL CONDITIONS, OVERHEAD & PROFIT

572,800
20%

Sub-Total

114,560
687,360

DESIGN CONTINGENCY

25%

Sub-Total

171,840
859,200

ESCALATION

TO BE ADDED

SUBTOTAL

859,200

BID CONTINGENCY

10%

TOTAL - PRESERVATION OF EXTERIOR ELEVATIONS

G50

Total

85,920
945,120

ROOFING & F.A. @ THEATER
4) Existing Work
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M. Lee Corporation
Oakland Public Main Library -Adaptive Reuse of Kaiser Arena
Feasibility Study
Preliminary Construction Cost Estimate
Work on Existing Arena

Elem.

Description

Quantity

Replace roofing
Upgrade fire alarm system

26,800
93,600

06/14//2006

U.o.M.
sf
sf

Unit Cost
6.00
5.50

DIRECT COSTS -ROOFING & F.A. @ THEATER
GENERAL CONDITIONS, OVERHEAD & PROFIT

Total
160,800
514,800
675,600

20%

Sub-Total

135,120
810,720

DESIGN CONTINGENCY

25%

Sub-Total

202,680
1,013,400

ESCALATION

TO BE ADDED

SUBTOTAL

1,013,400

BID CONTINGENCY

10%

TOTAL - ROOFING & F.A. @ THEATER

4) Existing Work

101,340
1,114,740
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M. Lee Corporation
Oakland Public Main Library -Adaptive Reuse of Kaiser Arena
Feasibility Study
Preliminary Construction Cost Estimate
Details for New Floor Area

Elem.

Description

A1010

FOUNDATIONS
Continuous footings/grade beams

Quantity

06/14//2006
113,400 GSF

U.o.M.

2,140

lf

Unit Cost

89.00

FOUNDATIONS

A1020

SPECIAL FOUNDATIONS
Drilled piles, 80 ft long
Pile caps

SLAB ON GRADE
Slab on grade
Premium for elevator pits
Waterproofing elevator pits

189
60

ea
ea

8000.00
2500.00

FLOOR CONSTRUCTION
Structural steel framing,
Connection: new struct & (E) ext wall
Metal decking
Concrete fill, reinforce
SOFP to structural steel
Expansion joint assembly
Misc. items

30,100
5
5

sf
ea
ea

5.50
8500.00
1000.00

ROOF CONSTRUCTION
New roof deck & framing

964
680
83,300
83,300
964
2,010
113,400

ton
lf
sf
sf
ton
lf
sf

3500.00
200.00
3.95
8.50
325.00
200.00
1.00

STAIR CONSTRUCTION
Fire stairs
Grand stair

38,400

3,374,000
136,000
329,035
708,050
313,300
402,000
113,400

17 lb/gsf
At roof level
Light wt conc
With (E) floor @ 3 levels

sf

15.00

576,000
576,000

3
1

STAIR CONSTRUCTION

B2010

165,550 5" thick, (E) AB,
42,500
5,000

5,375,785

ROOF CONSTRUCTION

B1030

1,512,000 600 gsf/ea
150,000

213,050

FLOOR CONSTRUCTION

B1020

190,460 2'x2' ftg

1,662,000

SLAB ON GRADE

B1010

Assumptions/Remarks

190,460

SPECIAL FOUNDATIONS

A1030

Total

ea
ea

150000.00
320000.00

450,000 Bsmt to roof
320,000 Bsmt to 4/F
770,000

EXTERIOR WALLS
Existing
EXTERIOR WALLS

5) New Area Detail
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M. Lee Corporation
Oakland Public Main Library -Adaptive Reuse of Kaiser Arena
Feasibility Study
Preliminary Construction Cost Estimate
Details for New Floor Area

Elem.

Description

B2020

EXTERIOR WINDOWS
Existing

Quantity

06/14//2006
113,400 GSF

U.o.M.

Unit Cost

Total

Assumptions/Remarks

EXTERIOR WINDOWS

B2030

EXTERIOR DOORS
Existing
EXTERIOR DOORS

B3010

ROOF COVERINGS
New roofing
Roof insulation

38,400
38,400

sf
sf

4.50
2.50

ROOF COVERINGS

B3020

ROOF OPENINGS
Skylights

268,800

10,100

sf

120.00

ROOF OPENINGS
C1010

PARTITIONS
Interior partitions of metal studs & gypsum
board
Atrium parapets/guardrails
Operable partitions

INTERIOR DOORS
Interior door/frame/hardware

68,040
1,600
1,000

sf
lf
sf

8.50
180.00
70.00

578,340 0.6 sf/gsf
288,000 Allowance
70,000 Allowance
936,340

113

ea

1600.00

INTERIOR DOORS

C1030

1,212,000
1,212,000

PARTITIONS

C1020

172,800
96,000

180,800 1 per 1000 gsf
180,800

SPECIALTIES
Toilet partitions & accessories - with Rehab
Cabinetry & finish carpentry
Book drop
Lockers
Main signage
General signage & graphic
Visual display board, allow
Wall & corner guards, allow
Fire extinguisher & cabinet
SS recessed entry grilles
Projection screen
Flag pole

113,400
1
80
1
113,400
1
1
1
1
1
1

5) New Area Detail

gsf
ea
ea
ls
gsf
ls
ls
ls
ls
ls
ls

2.50
10000.00
275.00
20000.00
1.50
17500.00
10500.00
10000.00
3500.00
15000.00
4200.00

283,500
10,000
22,000
20,000
170,100
17,500
10,500
10,000
3,500
15,000
4,200
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M. Lee Corporation
Oakland Public Main Library -Adaptive Reuse of Kaiser Arena
Feasibility Study
Preliminary Construction Cost Estimate
Details for New Floor Area

Elem.

Description
Misc. specialties

Quantity

06/14//2006
113,400 GSF

U.o.M.

113,400

gsf

Unit Cost
0.75

SPECIALTIES

C3010

WALL FINISHES
Paint on gypsum board
Allow for special finishes/wall paper

FLOOR FINISHES
Stone tile
Cork
Vinyl tiles
Carpet tile
Bathroom finishes

136,080
1

sf
ls

1.20
100000.00

CEILING FINISHES
Decorative wood ceiling
Gypsum board, painted
Acoustical tiles

2,000
28,350
3,000
80,050
1

sf
sf
sf
sf
ls

40.00
7.50
3.00
5.00
100000.00

ELEVATORS & LIFTS
Passenger elevators, 5 stops, 2 doors
Freight elevators, 5 stops, 2 doors

14,000
3,000
96,400

sf
sf
sf

25.00
7.50
4.00

PLUMBING
Plumbing budget allowance

3
2

ea
ea

180000.00
150000.00

HVAC
HVAC system, budget allowance

113,400

gsf

16.00

FIRE PROTECTION
Fire sprinkler system, design build
Smoke control system at Atrium

540,000
300,000

1,814,400 80 fixtures
1,814,400

113,400

gsf

28.00

HVAC

D1540

350,000
22,500
385,600

840,000

PLUMBING

D1530

80,000 entry
212,625 25% of total
9,000
400,250
100,000

758,100

ELEVATORS & LIFTS

D1520

163,296
100,000

801,875

CEILING FINISHES

D1010

85,050

263,296

FLOOR FINISHES

C3030

Assumptions/Remarks

651,350

WALL FINISHES

C3020

Total

3,175,200
3,175,200

113,400
1

5) New Area Detail

gsf
ls

4.00
250000.00

453,600
250,000
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M. Lee Corporation
Oakland Public Main Library -Adaptive Reuse of Kaiser Arena
Feasibility Study
Preliminary Construction Cost Estimate
Details for New Floor Area

Elem.

Description

Quantity

06/14//2006
113,400 GSF

U.o.M.

Unit Cost

FIRE PROTECTION

D5010

ELECTRICAL DISTRIBUTION
Power distribution
Wiring devices, including conduits &
conductors
Emergency power

LIGHTING & BRANCH WIRING
Lighting & branch wiring

113,400

gsf

5.00

567,000

113,400
1

gsf
ls

4.00
50000.00

453,600
50,000
1,070,600

113,400

gsf

16.00

LIGHTING & BRANCH WIRING

D5030

COMMUNICATION & SECURITY
Communication & security

SPECIAL ELECTRICAL SYSTEMS
Fire alarm system
Clock system

113,400

gsf

8.50

963,900
963,900

113,400
113,400

gsf
gsf

SPECIAL ELECTRICAL SYSTEMS

E1022

1,814,400
1,814,400

COMMUNICATION & SECURITY

D5040

Assumptions/Remarks

703,600

ELECTRICAL DISTRIBUTION

D5020

Total

5.50
0.75

623,700
85,050
708,750

LIBRARY EQUIPMENT
Library Equipment Allowance

NIC

shows up outside of budget

LIBRARY EQUIPMENT

E1025

AUDIO-VISUAL EQUIPMENT

E2010

FIXED FURNISHINGS
Furnishing Allowance

With Library Equipment

NIC

FIXED FURNISHINGS

5) New Area Detail

Page 17

M. Lee Corporation
Oakland Public Main Library -Adaptive Reuse of Kaiser Arena
Feasibility Study
Preliminary Construction Cost Estimate
Work on Existing Arena

Elem.

Description

Quantity

THEATER IMPROVEMENTS
New painting
New carpet
Upgrade sound system
Upgrade lighting system
Upgrade fire alarm system
Replace roofing
Theater "As Is" area

U.o.M.

06/14//2006

Unit Cost

54,800
sf
2.00
54,800
sf
7.50
54,800
sf
9.00
54,800
sf
10.00
With Library Section
With Library Section
38,800
sf
1.00

DIRECT COSTS -THEATER IMPROVEMENTS
GENERAL CONDITIONS, OVERHEAD & PROFIT

Total

109,600
411,000
493,200
548,000

38,800
1,600,600

20%

Sub-Total

320,120
1,920,720

DESIGN CONTINGENCY

25%

Sub-Total

480,180
2,400,900

ESCALATION

TO BE ADDED

SUBTOTAL

2,400,900

BID CONTINGENCY

10%

TOTAL - THEATER IMPROVEMENTS

6) Theater Improvements

240,090
2,640,990
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