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Patrick Kennedy, Owner 
Panoramic Interests  
1321 Mission Street 
San Francisco, CA 94103 

June 25, 2020 

Catherine Payne 
Acting Development Planning Manager 
City of Oakland Bureau of Planning 
250 Frank H. Ogawa, Suite 2114 
Oakland, CA 94612 

RE: Application Number: PLN17428; Property Location: 500 Kirkham Street; APNs: 004-0049-
008-00; 004-0049-009-00; 004-0049-010-00; 004-0051-018-02

Dear Mrs. Payne, 

This is a formal request for a three year extension of all planning approvals associated with Planning 
Application PLN17420. The Planning Commission unanimously approved the project on August 22, 2019, 
with an expiration date of August 21, 2021. We submitted a complete extension application May 29, 
2020, and would like to get to the Planning Commission as soon as possible.  

Approximately six months after the project was approved, the World Health Organization declared 
COVID-19 a global pandemic. The pandemic has created unprecedented volatility and uncertainty in the 
financial markets, and has frozen investment and lending. During this economically fragile time, building 
confidence, particularly for a project of this scale, is paramount to a successful delivery of new 
development. Lenders must have the assurance of a longer timeline to mitigate risk in the current 
environment.  

The justification for our request is based on the impacts of COVID-19 on the lending market, a need to 
mitigate additional risks through a three year extension, and an urgency to break ground in the fall.  

 An entitlement extension is necessary to secure financing. COVID-19 has made investment
riskier and construction costs higher.

o COVID-19 has made investment riskier because it has created a recession and has
caused unpredictable economic shutdowns. To consider an investment of this size,
lenders require the assurance that our entitlements will not disappear within a year. In
the current market, more stability is needed through longer approvals to secure
financing.

ATTACHMENT-B



 

o In addition, investment risk is higher because COVID-19 has impacted construction 
costs. These include social distancing measures, temperature checks, hand washing 
stations, supply chain disruptions, and uncertainty around job site shutdowns. 
Construction schedules are anticipated to become longer to accommodate health 
measures. The project cannot absorb these costs, as well as costs from expiring 
approvals.  

 We are requesting an extension of three years.  
o It is necessary to provide confidence to our lenders that our entitlements will remain 

valid through the foreseeable impacts of COVID-19. While a modern day pandemic is 
unprecedented, we anticipate this to be a minimum of three years.  

o COVID-19 has lengthened the timeline for a project. Financing is more restricted and 
takes longer to secure, stay at home orders have caused general delays, and 
construction schedules are longer to account for uncertainties and health measures. 
This entitlement comprises three large mixed-use buildings that must be built 
sequentially. Given the current climate, we cannot deliver the entire project in the 
original timeline of two years.  

 Obtaining an extension is urgent, and we request that the Commission considers our application 
at the July or August meeting.  

o The monthly carrying costs for a project of this size are extremely high. COVID-19 has 
already delayed the project, and Building I must break ground in the fall to avoid 
catastrophic financial impacts. To break ground in the fall, we need to secure financing. 
To secure construction financing, we must have an extension granted in July or August. 
If the extension is delayed, the start of construction on Building I will be delayed, and 
project costs will rise. The project is intended to be workforce housing and cannot 
accommodate additional financial setbacks from further delays.  

o Furthermore, our original schedule anticipated commencing construction in July to 
avoid site work during the rainy season. Starting construction beforehand will help 
construction costs and productivity.  

 
 
The project at 500 Kirkham will provide 1,032 units of critically needed housing, 35,000 sf of retail space 
for small local businesses, over 40,000 sf of open space for the public, and extensive community 
benefits. Given a planning approval extension, the team will have the ability to secure financing, and to 
deliver the project.  
 
On behalf of the project team, we look forward to continuing to work with the City of Oakland, and 
appreciate your consideration for a three year planning extension.  
  
 
Sincerely, 
 
 
 
Patrick Kennedy 
 
CC: Mike Rivera, City Planner 
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ON-SITE PLANTING

Acer palmatum spp.
Japanese Maple

FOXTAIL FERN

Bamboo Palm 

OSTRICH FERN

PLANTING CONCEPT STATEMENT
GREENING AND PROVIDING HEALTHY PLANT MATERIAL WITH RICH TEXTURES IS 
AN IMPORTANT PART OF THE DESIGN FOR THIS SITE ADJACENT TO INDUSTRIAL 
AND HIGHWAY LANDSCAPES. THE PLANTING DESIGN SHOWCASES DURABLE 
URBAN PLANTS THAT HAVE BEEN PROVEN TO BE SUCCESFUL IN OAKLAND. TREES 
WILL BE INSTALLED AT 24” BOX SIZE. THE DESIGN OF THE PUBLIC OPEN SPACE 
MELDS WITH THE STREETSCAPE AND PROVIDES VARIETY THROUGHOUT THE 
SITE. CONCEPTUALLY CONNECTING PLANTING AT GRADE TO ON STRUCTURE 
ROOF TERRACES AT THE LOWER LEVELS SHOWS VISUAL CONTINUITY OF THE 
SITE AND BUILDINGS. MICROCLIMATES INFORM THE PLANTING SELECTION 
AND THE OPPORTUNITIY TO SHOWCASE DEEP SHADE UNDERSTORY TROPICAL 
PLANTINGS FOR A STRONG GARDEN CHARACTER. IN AREAS WITH MORE SUN, 
LOW WATER PLANTS ARE SHOWCASED AND COMPOSED INTO LARGE AREAS FOR 
BLOOM, FALL COLOR, AND SCALE.  

IRRIGATION CONCEPT STATEMENT
THE IRRIGATION DESIGN FOR THE SITE SHALL COMPLY WITH THE STATE OF 
CALIFORNIA MODEL WATER EFFICIENT LANDSCAPE ORDINANCE (TITLE 23 - DIVISION 
2-CHAPTER 2.7) AND THE CITY OF OAKLAND WATER EFFICIENT LANDSCAPE 
STANDARDS. THE IRRIGATION SYSTEMS WILL BE AUTOMATICALLY  CONTROLLED 
BY AN ET IRRIGATION CONTROLLER CAPABLE OF  MULTIPLE PROGRAMMING AND 
INDEPENDENT TIMING OF INDIVIDUAL IRRIGATION SYSTEMS. THE CONTROLLER WILL 
HAVE A 24-HOUR CLOCK TO ALLOW MULTIPLE START TIMES AND REPEAT CYCLES TO  
ADJUST FOR SOIL PERCOLATION RATES. THE IRRIGATION SYSTEMS WILL CONSIST 
PRIMARILY OF LOW  VOLUME, LOW FLOW BUBBLERS FOR TREES, POINT SOURCE DRIP 
IRRIGATION FOR SHRUBS AND GROUNDCOVERS, AND LOW FLOW IRRIGATION FOR 
TURF PLANTINGS. PLANTS WILL BE GROUPED ONTO SEPARATE VALVES  ACCORDING 
TO SUN EXPOSURE AND WATER USE TO ALLOW FOR  IRRIGATION APPLICATION BY 
HYDROZONE.  THE IRRIGATION SCHEDULING WILL REFLECT THE REGIONAL  EVAPO-
TRANSPIRATION RATES. THE ENTIRE SITE WILL BE  DESIGNED TO RUN DURING 
NIGHTTIME HOURS WHEN  IRRIGATION IS MOST EFFICIENT.

Asarum caudatum
WESTERN WILD GINGER

Brahia edulis
GUADALUPE PALM

HAKONE GRASS

DATE PALM

STREET TREES PUBLIC REALM TREES

FERN PODOCARPUS
Quercus virginiana cathedral
SOUTHERN LIVE OAK OLIVE WESTERN REDBUD BIGLEAF MAPLE STRAWBERRY TREE NATCHEZ CRAPE MYRTLE
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AREA OF DISTURBANCE
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HAUL ROUTE

ESTIMATED EARTHWORK QUANTITIES
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NOT USEDX FIBER ROLL SEDIMENT BARRIER1
NOT TO SCALE

NOT USEDx
NOT TO SCALE

STABILIZED CONSTRUCTION ENTRANCE4
NOT TO SCALE

BIOBAG PROTECTION2
NOT TO SCALE

DROP INLET PROTECTION3
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PRECEDENT IMAGERY

Acer palmatum spp.
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PRECEDENT IMAGERY
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1. DRIP IRRIGATION TO BE USED IN ALL 
LANDSCAPE AREAS. 
2. 3” BARK MULCH TO BE USED IN ALL 
LANDSCAPED AREAS. 

PRECEDENT IMAGERY

SITE PAVING

OVERHEAD TRELLIS STRUCTURE AND SEATING

KEY PLAN

GENERAL NOTES:

7TH ST

5TH ST

KIR
KH

AM
 ST

SITE LEGEND

CONCRETE PAVING
CITY STANDARD

MORTAR SET COBBLE PAVING

FIBER REINFORCED INTEGRALLY
COLORED CONCRETE PAVING
WITH TOPCAST RETARDER FINISH. 
-20% CUSTOM TERRAZZO INLAY

OVERHEAD ART CANOPY

PODOCARPUS GRACILIOR TREE
ON 7TH ST., 24” BOX SIZE

REQUIRED SHORT-TERM BICYCLE 
PARKING, TYP.

RAMP TO ACCOMMODATE
SITE GRADING

MOVABLE FURNITURE

BUILT IN WOOD BENCH

PLANTER WITH SHRUBS
AND PERENNIALS

FENCE AND GATE

1

1

8

8 8

8

2

2

2

9

9

3

3

10

11

11

11

10

4

4

5

5

6

6

7

7

BUILDING ONE

BUILDING TWO

UN
IO

N 
ST



KEY PLAN

GENERAL NOTES:

7TH ST

5TH ST

KIR
KH

AM
 ST

SITE LEGEND

CONCRETE PAVING
CITY STANDARD

MORTAR SET COBBLE PAVING

FIBER REINFORCED INTEGRALLY
COLORED CONCRETE PAVING
WITH TOPCAST RETARDER FINISH. 
-20% CUSTOM TERRAZZO INLAY

EXISTING ART GATEWAY

PODOCARPUS GRACILIOR TREE
ON 7TH ST., 24” BOX MINIMUM SIZE

REQUIRED SHORT-TERM BICYCLE 
PARKING, TYP.

RAMP TO ACCOMMODATE
SITE GRADING

MOVEABLE FURNITURE

BUILT IN WOOD BENCH

BUILT IN CONCRETE BENCH/PLANTER WALL

PLANTER WITH SHRUBS
AND PERENNIALS

DOG PARK

FENCE AND GATE

1

1

8

8

2

2

2

9

9

3

3

10

10

4 11

12

13

13
13

1211

5

5

6

7

7

1. DRIP IRRIGATION TO BE USED IN ALL 
LANDSCAPE AREAS. 
2. 3” BARK MULCH TO BE USED IN ALL 
LANDSCAPED AREAS. 

PRECEDENT IMAGERY

SITE PAVING

SEATWALL PLANTERS

6

4

ROOF GARDEN 

ROOF GARDEN 

BUILDING TWO

BUILDING THREE

UN
IO

N 
ST



KEY PLAN

GENERAL NOTES:

7TH ST

5TH ST

KIR
KH

AM
 ST

SITE LEGEND

PEDESTAL PAVING

CONCRETE PAVER AT
PRIVATE COURTYARD

PLANTS IN POTS

GLASS RAILING

BOLLARD LIGHT IN PLANTING

RAISED PLANTER

BUILT IN CONCRETE BENCH

8TH FLOOR ROOFTOP
(PHOTOVOLTAICS)

2ND FLOOR ROOFTOP

23RD FLOOR ROOFTOP

INDOOR LOUNGE

PRIVATE PATIO FENCE

CITY VIEW

MOVABLE SEATING

PARTY AREA

FIRE PIT LOUNGE AREA

BBQ COUNTER
AND SINK

LUSH COURTYARD PLANTING

MEADOW ROOFTOP PLANTING

OLEA EUROPEA TREE

ROOF PATIO TREE 1

METAL FRAME WITH LIGHTING

1

1

8

8

2

2

9

9

3

3

10

10

11

11

11

11

11

12

12

13

13

15

15

17

17

18

18

18

19

19

16

16

4

4

5

5

6

6

6

6

PRECEDENT IMAGERY

7

7

7

14

14

1

8

5

1. DRIP IRRIGATION TO BE USED IN ALL 
LANDSCAPE AREAS. 
2. 3” BARK MULCH TO BE USED IN ALL 
LANDSCAPED AREAS. 

BUILDING 
THREE



PRECEDENT IMAGERY

PLAYGROUND

PASSIVE PARK 

KEY PLAN

GENERAL NOTES:

7TH ST

5TH ST

KIR
KH

AM
 ST

SITE LEGEND

CONCRETE PAVING
CITY STANDARD

MORTAR SET COBBLE PAVING

DOG PARK
WITH SYNTHETIC TURF

PLAYGROUND: 5-12 YRS

FLEXIBLE PLAZA SPACE

FENCE AND GATE

REQUIRED SHORT-TERM BICYCLE 
PARKING, TYP.
 

OVERHEAD ART CANOPY

QUERCUS VIRGINIANA 
AT 5TH ST., SIZE 24” BOX

MOVABLE SEATING

BUILT-IN CONCRETE BENCH

BART COLUMN/OVERHEAD BART

SIDEWALK PLANTER
WITH LOW SHRUBS

LOW ORNAMENTAL TREE, SIZE 24” 
BOX

1

1

8

8

2

2

9

3

3

10

10

1010

9

11

11

11

11

12

12

12

12

13

14

14

13

13
13

4

4

5

5

6

6

6

6

6

6

7

7

1. DRIP IRRIGATION TO BE USED IN ALL 
LANDSCAPE AREAS. 
2. 3” BARK MULCH TO BE USED IN ALL 
LANDSCAPED AREAS. 

ROOF TERRACE 
AT 3RD FLOOR

UN
IO

N 
ST



KI
R

KH
AM

 S
TR

EE
T

7TH STREET

5TH STREET

UN
IO

N 
ST

RE
ET

STREET TREE, TYP.

SPECIAL PAVING

STANDARD 
CITY 

SIDEWALK 
 

LOW 
PLANTING

TYP.

REQUIRED 
SHORT 

TERM 
BICYCLE 

PARKING, 
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5th Street 7th StreetBuilding One Beyond

Movable Tables and Chairs RampPlanter with seating edge

PRECEDENT IMAGERY

WEST PEDESTRIAN PATHWAY SECTION

WEST PEDESTRIAN PATHWAY DETAIL OF OVERHEAD ART CANOPY

Planter with seating edge

1” = 16’-0”

1” = 8’-0”



Pre-engineered steel pole
-powdercoated with epoxy undercoat

3 form Koda XT
-exterior grade polycarbonate sheet
-1/2” thick

3/16” plasma cut steel, folded
-powdercoated with epoxy undercoat

ARTIST WORK “FLIGHT”
Materials: powdercoated steel, wood,  and 
polycarbonate sheet

OVERHEAD ART CANOPY

12
’-0

” M
IN

18
’-0

” M
AX

15’-0” MAX

ART CANOPY VIEW FROM 7TH STREET

ART CANOPY MODELS AND SHADOW ARTIST WORK “OAK”
Materials: 3/16” plasma cut steel, folded, and powdercoated with epoxy undercoat and 
polycarbonate sheet

3/16” = 1’-0”



5th Street7th Street Courtyard
Building One Beyond

Firepit lounge
(ramp beyond)

Flexible Plaza  Planters with communal seating edge

Existing Art Gateway

Aerial BART Track
20’-0” min. from face 

of building

Flexible Commercial PlaygroundLobby

Lush shade planting Playground 5-12 year olds
Shade Tree beyond

Fence beyond

Moveable 
Tables and 
Chairs

Communal Bench+Ramp 
Aerial BART track beyond 

Thick planting 
and street tree 

Meandering
Sidewalk 

WEST COURTYARD AND OPEN SPACE AND PLAYGROUND SITE SECTION 1” = 16’-0”

1” = 8’-0”WEST COURTYARD SITE DETAIL SECTION OPEN SPACE AND PLAYGROUND SITE DETAIL SECTION 1” = 8’-0”

Aerial BART Track
20’-0” min. from face 

of building



1” = 8’-0”WEST ALLEY SECTION 1” = 8’-0” EAST ALLEY AND PODIUM ROOF GARDEN SECTION



7th ST. SIDEWALK SECTION AT BUILDING ONE

UNION ST. SIDEWALK SECTION AT TOWER KIRKHAM ST. SIDEWALK SECTION

SHEET NOTES:

1. SIDEWALK WIDTH AND 
DISTANCE FROM BUILDING 
TO PROPERTY LINE VARIES 
THROUGHOUT THE SITE. SEE 
ARCHITECTURE PLANS.

1. TREE WELLS ARE A MINIMUM OF 
6’X4’ WIDE AND COMPLY WITH CITY 
STANDARDS. 

2. ALL BIKE RACKS LAYED OUT IN 
SITE FURNISHING ZONES COMPLY 
WITH CITY OF OAKLAND MINIMUM 
CLEARANCE STANDARDS. 

5TH ST. SIDEWALK SECTION 1” = 4’-0”

1” = 4’-0”
1” = 4’-0”

1” = 4’-0”

PLPL

PLPL

~6’

~2’

~7’

~8’
~14’

SIDEWALK
MIN.

SIDEWALK
MIN.

SIDEWALKPLANTING 
AREA

SIDEWALK

PLANTING/
FURNISHING

ZONE

PLANTING/
FURNISHING

ZONE

DIM VARIES 
BETWEEN 11’ - 30’

DIM VARIES, S.A.D.

DIM  VARIES 
BETWEEN 1’ AND 3’

DIM  VARIES 
BETWEEN 1’ AND 3’

DIM VARIES 
BETWEEN 5’ - AND 8.5’

DIM VARIES

PLANTING/
FURNISHING

ZONE

PLANTING/
FURNISHING

ZONE

~6.5’

~16’

~9.5’

~3’

~5’

~11.5’~4.5’

~16’ ~24’ (VARIES WIDELY)

~9.5’~11.5’



ARBORIST REPORT PREPARED BY 
WALTER LEVISON ON 6/01/2017.

Plan NTS

DBH they are rated as 27% and 10% health 
respectively in arborist report. The report 
recommends that both trees be removed. 

Trees Proposed for Removal
# Species DBH
 1 Pistacia chinensis 3.7
2 Pistacia chinensis 4
3 Pistacia chinensis 4
4 Pistacia chinensis 4.2
5 Pistacia chinensis 3.5
6 Pistacia chinensis 4.1
7 Pistacia chinensis 3.8
8 Pistacia chinensis 3.7
9 Pistacia chinensis 4.8

10 Pistacia chinensis 4.8
11 Pyrus calleryana Cult. 12.1*
12 Pyrus calleryana Cult. 6
13 Pyrus calleryana Cult. 12*
14 Pyrus calleryana Cult. 5.2
15 Pyrus calleryana Cult. 6.5







FDP 1 FDP 2 FDP 3



FDP 1 FDP 2 FDP 3





















(87) 2 COUNT RACKS = 174 BIKES

BUILDING 3 MEZZANINE



BUILDING 3 FLOOR 2 - 8BUILDING 3 FLOOR 2 - 8BUILDING 3 FLOOR 2 - 8BUILDING 3 FLOOR 2 - 8BUILDING 3 FLOOR 9 - 32



BUILDING 3 ROOF TERRACE
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NORTH
ELEVATION

A3.0

3⁄64 ”= 1 ’ 0 ” @ 36” x 24”

MATERIAL BOARD

1. FACING BRICK AT STOREFRONT

2. VISION GLASS, E-GL-2 – Guardian SunGuard  
SuperNeutral 68 on Ultraclear or similar

3. VISION GLASS, E-GL-1 – Guardian SunGuard  
SNR 43 on Clear or similar

4. ACCENT CANOPIES & SIGNAGE

5. VERTICAL PLANK CEMENTITIOUS SIDING;     
BLENDING TEXTURES

6. METAL ACCENTS & REVEALS; WINDOW 
FRAME & BALCONY RAILS

7. MECHANICAL PENTHOUSE SCREEN

8. METAL PANEL SIDING & FRAMING 
ELEMENTS

9. UNITIZED WINDOW WALL + METAL                   
PANEL, E-Win-01 – Quest Ecowall + Shift  
Grid or similar

10. WOOD ACCENTS
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MATERIAL BOARD

1. FACING BRICK AT STOREFRONT

2. VISION GLASS, E-GL-2 – Guardian SunGuard  
SuperNeutral 68 on Ultraclear or similar

3. VISION GLASS, E-GL-1 – Guardian SunGuard  
SNR 43 on Clear or similar

4. ACCENT CANOPIES & SIGNAGE
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Grid or similar

10. WOOD ACCENTS
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3⁄64 ”= 1 ’ 0 ” @ 36” x 24”

MATERIAL BOARD

1. FACING BRICK AT STOREFRONT

2. VISION GLASS, E-GL-2 – Guardian SunGuard  
SuperNeutral 68 on Ultraclear or similar

3. VISION GLASS, E-GL-1 – Guardian SunGuard  
SNR 43 on Clear or similar

4. ACCENT CANOPIES & SIGNAGE

5. VERTICAL PLANK CEMENTITIOUS SIDING;     
BLENDING TEXTURES
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7. MECHANICAL PENTHOUSE SCREEN

8. METAL PANEL SIDING & FRAMING 
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9. UNITIZED WINDOW WALL + METAL                   
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Grid or similar
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3⁄64 ”= 1 ’ 0 ” @ 36” x 24”

MATERIAL BOARD

1. FACING BRICK AT STOREFRONT

2. VISION GLASS, E-GL-2 – Guardian SunGuard  
SuperNeutral 68 on Ultraclear or similar

3. VISION GLASS, E-GL-1 – Guardian SunGuard  
SNR 43 on Clear or similar

4. ACCENT CANOPIES & SIGNAGE

5. VERTICAL PLANK CEMENTITIOUS SIDING;     
BLENDING TEXTURES

6. METAL ACCENTS & REVEALS; WINDOW 
FRAME & BALCONY RAILS

7. MECHANICAL PENTHOUSE SCREEN

8. METAL PANEL SIDING & FRAMING 
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9. UNITIZED WINDOW WALL + METAL                   
PANEL, E-Win-01 – Quest Ecowall + Shift  
Grid or similar

10. WOOD ACCENTS
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BUILDING 3 SECTION THROUGH TOWER AT 7TH STREET
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A7.0

1
A7.0

4
A7.0

5
A7.0

2
A7.0

1 SCALE:
WALL SECTION

3/8" = 1'-0"2 SCALE:
TOWER ELEVATION DETAIL

3/8" = 1'-0"3 SCALE:
BLDG 3 KEY ELEVATIONS

NTS

4 SCALE:
WALL SECTION

3/8" = 1'-0"5 SCALE:
TOWER ELEVATION DETAIL

3/8" = 1'-0"6 SCALE:

VISION SILL TO ALUM
PANEL HEAD DETAIL

1 1/2" = 1'-0"7 SCALE:

ALUM PANEL SILL TO OPERABLE
 WINDOW HEAD DETAIL
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WALL SECTION

3/8" = 1'-0"2 SCALE:
MID-RISE ELEVATION DETAIL

3/8" = 1'-0"3 SCALE:
BLDG 1 NORTH KEY ELEVATION

NTS

4 SCALE:
WALL SECTION

3/8" = 1'-0"5 SCALE:
MID-RISE ELEVATION DETAIL

3/8" = 1'-0"
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6 SCALE:
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1 1/2" = 1'-0"
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LIGHTING INTEGRATED INTO SCULPTURAL
ELEMENT

LIGHTING INTEGRATED WITH 
BUILDING CROWN



DESIGN PRINCIPLE 1 SITE AND WEST OAKLAND HISTORY:

NEIGHBORHOOD CONTEXT:

LEARN FROM THE UNIQUE HISTORY 
AND CONTEXT OF WEST OAKLAND

A LEGACY OF JAZZ: 7TH STREET

NEIGHBORHOOD ASSETS

OAKLAND’S INDUSTRIAL PAST
West Oakland’s 7th Street was once known as the Harlem of the 
West, with its rich legacy and high concentration of jazz and blues 
performance halls. However, in recent times, the construction of the 
BART line along 7th Street greatly impacted this character and legacy. 
Now, however, 500 Kirkham, along with its reinforcement of West 
Oakland assets, can help rebirth 7th Street as the main cultural street 
of the district.

Today, the area of West Oakland is amidst a positive transformation. 
The Mandela Food Coop; the Grow Incubator Center, which promotes 
small, local arts businesses; and the Civicorps Job Training and 
Education Center, all have made tremendous community impact and 
are setting the direction for the social and physical transformation of 
the district.
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AMTRAK OAKLAND
MAINTENANCE FACILITY
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500 KIRKHAM
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WEST OAKLAND
PARK + RIDE

500 KIRKHAM

Prescott

South Prescott

Acorn

Acorn Industrial

Oak Center

3

1

1

2

Mandela Food Cooperative

1

Dancing Lights + 
Blues Walk of Fame

7th Street Gateway

The Crucible

Grow Incubator

Holistic Community Clinic

CIVICORPS Job Training 
& Recycling Center

NEIGHBORHOOD ASSETS
Community Ammenities

Food + Cafe

Liquor Stores

Key Assets

PIPELINE PROJECTS

West Oakland BART: China Harbor 

Engineering Co.,25 stories, 700-850K sf 

office, 165 units, 62K sf retail

532 Union Street: 110 market rate units, 

3,384 sf commercial

1676 7th street: 6 stories, 79 market rate 

units, 20K sf retail

ADJACENT LAND ASSEMBLY

3

2

1

The Crucible Civicorps

Slim Jenkins

Esthers Orbit Room (closed 2011)West Oakland circa 1940’s: The West Coast Blues

Grow Incubator Mandela Food Co-Op

One of the project’s goals is to be anchored to its unique context. West 
Oakland’s rich history is closely associated with the development of 
the Oakland Port and the ship building activities during the Second 
World War. The area’s history and wide mix of creative uses are key 
elements that drive the project design and will be celebrated through 
the incorporation of related materials, finishes, visual references and 
creative programming.

DESIGN
PRINCIPLE

ap.1



DESIGN PRINCIPLE 2

CREATE A LANDMARK ON 7TH STREET AS A GATEWAY TO OAKLAND

500 KIRKHAM DOWNTOWN  OAKLANDWEST OAKLAND + PORT 

A CRITICAL JUNCTION FOR OAKLAND

BART

500 KIRKHAM

The site is at a critical junction in Oakland. By location, it works as a 
bridge between West Oakland and Downtown Oakland and the high-
rise serves as a gateway to West Oakland and Oakland as a whole, as 
seen from BART and Highway 880.

BRIDGING MATERIALITY 
AND SCALE

NEW TOWER AS AN ICONIC 
GATEWAY TO WEST OAKLAND 
AND OAKLAND

View from 7th Street Looking East View from 7th Street Looking West

MORPHOLOGY: CONTEXT RESPONSIVE FORM

S

N

S

N

S
S

The massing strategies are a direct response to the site location and the potential role the project could play in creating a legible urban 
environment. The taller portion of the project connects the project to Downtown Oakland and Oakland as a whole. The site is intersected by 
pedestrian pathway, oriented North-South, inviting the neighborhood in, to partake in the ground floor activities. Residential courtyards are 
also oriented North-South to be thermally welcoming and comfortable. The iconic high-rise building is oriented facing 7th Street to reinforce 
the role of the street as an important boulevard in the district.

MASSING ENVELOPE TALLER LANDMARK TOWARDS 
DOWNTOWN OAKLAND

FORM OF BUILDINGS REINFORCES ROLE OF 7TH 
STREET, COURTYARDS OPEN ON TO 5TH STREET

OPEN SITE WITH NORTH - SOUTH 
PEDESTRIAN PATHWAYS

DESIGN
PRINCIPLE

ap.2



DESIGN PRINCIPLE 3

PROMOTE AN ACTIVE GROUND PLANE EXPERIENCE

DESIGN PRINCIPLE 4

REPOSITION 7TH STREET AS THE MAIN BOULEVARD OF WEST OAKLAND

EVENTS +
OUTDOOR  MARKET +
59 PARKING SPACES 

FOR RESIDENTS
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PROGRAMMING: PHASE 2
The ground plane diagram indicates how the public realm could begin the transformation of the area in Phase 2 as an attractive and active 
urban place. Kirkham retail fronrtage will be the first experience that pedestrians coming form the West Oakland BART station will encounter. 
The retail frontage on Kirkham will provide a strong connection to the open space located under the BART elevated tracks that is also 
activated with additional commercial frontage. This new park/open space will become a social destination in the district and will set the tone 
for the overall transformation of the area. 

The surface lots adjacent to the 7th West business (Phase 2 Site) will be used for public events such as a farmers’ market, pop-up 
performances, art shows, movie nights, and other social events to bring 500 Kirkham and surrounding community together even before final 
project completion. This phase will lay the ground work and connect the site’s open space network and active program into a rich and active 
public realm. The seeds for the active retail pathway will take shape and provide West Oakland with unique opportunities for businesses and 
micro businesses.  

PROGRAMMING: PHASE 3 PROGRAMMING: PHASE 4
Once Phase 2 is complete, two unique pedestrian pathways will contribute to a rich public realm, in addition to the 7th Street and 5th Street 
active frontages. The “Essential Services Pathway” which by that time will be framed only by one building, focuses on providing residents 
and neighbors with essential services such as after-school care, laundromat, food market, drugstore, and bike repair while the “Active Retail 
Pathway” will be a new destination in the district. Between both pathways, a wide range of uses would serve the local population, while the 
retail and business opportunities would provide much-needed activation to the area.

Once Phase 3 is complete, two unique pedestrian pathways will be fully created and will contribute to create a rich public realm in the 
project, in addition to the 7th Street and Kirkham Street active frontages. In addition to the role of providing amenities for residents, the 
“Essential Services Pathway” will also be an extension of the open space network along 5th street and provide space for a dog park, 
encouraging social interaction between the 500 Kirkham residents.

7TH STREET AS AN URBAN BOULEVARD
7th Street is repositioned as the main street of West Oakland through significant urban architecture that responds appropriately to the scale of the boulevard and by locating anchor retail tenants along the frontage. The retail frontage is maximized along the length of the boulevard to ensure a vibrant urban experience that builds on the unique heritage of the district, including markets, food destinations, and a jazz performance 
space. The residential lobbies will have a limited presence on the boulevard and serve primarily as welcoming spaces for social interaction between residents and visitors. The retail storefront design will be open to invite the local neighborhood to engage with the project. The 7th Street sidewalk is designed to be generous in width, accentuated with a recessed ground floor and will include bike parking, outdoor seating, and street 
trees. 

URBAN BOULEVARD
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DESIGN PRINCIPLE 5

CREATE UNIQUE AND COMFORTABLE PEDESTRIAN PATHWAYS TO SUPPORT THE CREATIVE ECONOMY OF WEST OAKLAND

2
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Maker Space

Spill Out Seating

Art Gallery

Outdoor Seating

Brewery + Beer Garden5

4

1+2

3 6

1

3
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5

Benches5

Lush Vegetation

Dog Park4

After School Program2

Benches1

6Giant Chess3

PATHWAY TYPOLOGIES
The character and experience of the pedestrian pathways are designed and programmed to provide on-site services for residents as well as a new destination for the people of Oakland. The eclectic mix of proposed uses, materials, façade design, and signage bring a human scale to the 
walkways. These pathways do not have curb cuts and are designed to be predominantly pedestrian-accessible. However, service and emergency vehicles will have access to them through a combination of rolled curbs and removable bollards. Vehicular access to the pathways will be 
restricted to non-peak hours for deliveries and/or emergencies.

The Active Retail Pathway serves as the more prominent, public-facing pedestrian pathway – a new destination for both on-site residents 
and locals of Oakland. The character of the place intends to be energetic and inviting by providing ample types of outdoor seating, lighting, 
and various retail uses on both sides. Potential programming includes art galleries, performance spaces, beer garden, cafes, and incubators/
makerspaces.

ACTIVE RETAIL PATHWAY PASSIVE ESSENTIAL SERVICES PATHWAY
To complement the Active Retail Pathway, the Essential Services Pathway’s main purpose is to serve the residents of the project by providing 
more family-oriented, passive activation zones. Potential retail uses include a children’s after-school program, laundromat, a workout space, 
and shared work spaces. The parking garage in Building 3 will be screened with lush vegetation.

RETAIL ZONES

1 PROPOSED BUILDING HEIGHT

2

FACADE BREAKDOWN STRATEGYBUILDING 2 - FACING WEST - TYPICAL ELEVATION

WITH VARIED STOREFRONT CONFIGURATIONS, 
HORIZONTAL CANOPY, AND ACTIVE PROGRAMMING

CREATE A HUMAN SCALE

PATHWAY DEVELOPMENT STRATEGY
IIn order to provide human scale and a unique character to each pedestrian way, the façade of the buildings facing the pathways are broken down in scale through material changes and architectural features to visually lower the perceived height of the facades. Finally, at the ground 
floor, a variation in storefront configurations and a wide range of programming ensures interesting and active frontages along the entire walkways. In addition, a horizontal canopy on the Active Retail Pathway will reinforce a human scale and provide visual interests and a unique 
destination in the City. y. 

±85’

±25’
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VARYING COLORS, TEXTURES, STORE SIZES AND USES TO BREAK UP LENGTH OF PATHWAY

VARYING STORE SIZES

DESIGN PRINCIPLE 5, CONTINUED

BUILDING 2 - FACING WEST

RENDER OF ACTIVE RETAIL PEDESTRIAN PATHWAY

LARGE

MEDIUM

MEDIUM

MEDIUM
SMALL

MEDIUM
SMALL

SMALL SMALL SMALLMEDIUM

SMALL

STOREFRONT VARIATION
In order to attract diverse retail tenants and provide a vibrant retail environment, the design strategies for the retail frontage provide the ability to adapt the retail frontage to accommodate small (micro-retail), medium, and 
larger spaces with the goal to create opportunities for incubator retail and art spaces to start, grow, and expand in the pedestrian pathways. Given the taller than average ceiling heights for the ground floor retail spaces, 
spaces will have the opportunity to build out mezzanine levels as their businesses expand.

INTERLOCKING

SIDE-BY-SIDE

STOREFRONT COMBINATIONS
Storefronts will be designed individually by each tenant, giving unique character to each space, with the goal that the character of the pedestrian pathways will evolve over time as the businesses grow and 
expand and the neighborhood is transforming. This strategy invites the West Oakland creative community - specialized users and artists - to be a part of the public realm culture. Small (micro-retail), Medium, and 
Large stores will provide opportunities for incubator retail and art spaces to start, grow, and expand.
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DESIGN PRINCIPLE 6

CURATE VARIED PEDESTRIAN EXPERIENCES ALONG 5TH STREET
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EXISTING CURBLINE ON 5TH STREET SECTION

IMPROVED 5TH STREET SECTION

Additional 10’ of 
Pedestrian Sidewalk 
Along 5th Street

ROAD DIET
The Project Sponsor intends to expand the sidewalk by reducing the road width along 5th Street at Union Street, in sync with the Road Diet program that the City of Oakland has embarked on, and 
contingent upon Caltrans and Department of Transportation approval. Additionally, the medians will be extended to create a safer mid-block crossing along 5th Street. This improvement will provide a 
more enjoyable pedestrian experience for people living, working, and walking in the area.

5TH STREET PROGRAMING
The entire open space along 5th Street is broken into subzones featuring a variety of activities and program that relate to adjacent ground floor uses. This experience serves as an additional neighborhood amenity 
providing a variety of on-site services for the residents and neighborhood including a dog run, groved seating, children’s playground, and quality planted areas to buffer from 5th Street and the BART tracks above.
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ON-SITE SERVICES
The project is designed to include essential services on-site as a part of the ground floor activation strategies to further support a car-free lifestyle.
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DESIGN PRINCIPLE 7

MINIMIZE PARKING NEEDS THROUGH ALTERNATIVE MODES OF TRANSPORTATION AND ON-SITE SERVICES
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SHORT-TERM BIKE 
PARKING SPACES
(102 TOTAL ON-SITE)

240 TOTAL
LONG-TERM 
SPACES

207 TOTAL
LONG-TERM 
SPACES

174
LONG-TERM 
SPACES

59
SPACES WITHIN 

BUILDING 3, ONCE 
COMPLETE

59
SPACES

59
SPACES WHILE 

BUILDING 3 IS UNDER 
CONSTRUCTION

CONNECTIVITY AND PUBLIC TRANSIT
The site is well-connected to the rest of Oakland and San Francisco through multiple modes of public transportation. With West Oakland BART station being a short walk from the 
project, San Francisco and Downtown Oakland become very accessible by train. The site is also well-served by existing and proposed bus routes and bike paths.

BICYCLE PARKING
With the site’s proximity to multiple modes of public transportation, the project envisions residents to be heavily reliant on public and non-vehicular modes of transport for their daily commute and 
last-mile connectivity. The project includes 615 bicycle parking spaces for the residents within the three buildings and an additional 102 on-site public bicycle parking provided on sidewalks along 7th, 
Kirkham, Union and 5th Streets totaling over 700 bicycle parking spaces for the project and exceeding the city requirement by 2.5 times.

PARKING
The parking provisions for the project are based on the future advancements in transportation technology, while responding to residents’ desire for various transit options and reduced parking needs. 
Phase 2 and 3 (completition of Building 1 and 2, respectively) would include 59 on-site parking spaces on the existing surface parking lot. In Phase 4, the surface parking lot would be replaced with a 
parking garage with 59 spaces in the ground floor of Building 3. During the construction of Buliding 3, leased parking across the street would provide 59 spaces.

PHASE 3 PARKING PHASE 4 PARKING

PHASE 2 PHASE 2

BUILDING 1 BUILDING 1BUILDING 2 BUILDING 2 BUILDING 3

PHASE 3 PHASE 3 PHASE 4
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PROJECT NOTES

004-0049-008, -009 & 04-051-018-02

PHONE: (415) 701-7006

PHONE: (925) 398-7916 / (925) 847-1547
CONTACT: RYAN SEXTON, LS / KARRIE MOSCA, PE 
PLEASANTON, CA 94588
4670 WILLOW ROAD, SUITE 125
WOOD RODGERS INC.
SURVEYOR/ENGINEER

PANORAMIC INTERESTS
1321 MISSION STREET, SUITE 101
SAN FRANCISCO, CA 94103
CONTACT:  MICHAEL THOMAS

APPLICANT/SUBDIVIDER

ASSESSOR'S PARCEL NO.

PARCEL 1: 1 COMMERCIAL CONDOMINIUM, 1 RESIDENTIAL CONDOMINIUM
No. OF PROPOSED CONDOMINIUMS

500 KIRKHAM, LLC.
OWNERS

EXISTING GENERAL PLAN | ZONING
COMMUNITY COMMERCIAL | TRANSIT ORIENTED WEST OAKLAND (S-15W)

EXISTING USE
VACANT, BART TRACKS, PARKING

BENCHMARK
THE BENCHMARK FOR THIS SURVEY IS A PIN IN A MONUMENT WELL LOCATED
AT THE CENTERLINE INTERSECTION OF 5TH STREET AND MANDELA PARKWAY 
(FORMERLY CYPRESS STREET). CITY OF OAKLAND MONUMENT 16NW05 (1192), 

BASIS OF BEARINGS
THE BEARING 17°06'32" BETWEEN FOUND MONUMENTS ON MANDELA 
PARKWAY WAS USED AS THE BASIS OF BEARINGS FOR THIS SURVEY. 

FLOOD ZONE
"X", AREAS DETERMINED TO BE OUTSIDE THE 0.2% ANNUAL CHANCE
FLOODPLAIN. MAP NUMBER: 06001C0066G. EFFECTIVE DATE: AUGUST 3, 2009
FEMA DATUM: NORTH AMERICAN VERTICAL DATUM (NAVD88)

WATER
EAST BAY MUNICIPAL UTILITY DISTRICT

STORM
CITY OF OAKLAND

SEWER
CITY OF OAKLAND

GAS & ELECTRIC
PG&E

TELEPHONE
AT&T / COMCAST

CABLE TV
COMCAST

CITY DATUM, ELEVATION=3.693 FEET 

1321 MISSION STREET, SUITE 101
SAN FRANCISCO, CA 94103

NOTES
1. THIS IS AN APPLICATION FOR A DEVELOPMENT PERMIT PER THE PERMIT

STREAMLINING ACT (SECTION 65920 ET SEQ OF THE GOVERNMENT
CODE).

2. SUBDIVIDER INTENDS TO FILE MULTIPLE FINAL MAPS PURSUANT TO SECTION
66456.1 AND SECTION 66452.6(a)(1) OF THE SUBDIVISION MAP ACT.

3. ALL EXISTING STRUCTURES TO BE REMOVED AND ALL EXISTING WELLS TO
BE ABANDONED.

4. THIS EXHIBIT IF FOR TENTATIVE MAP PURPOSES ONLY. ALL SITE
CHARACTERISTICS ARE TO BE VERIFIED.

5. THE PEDESTRIAN PATHWAYS, AND RELATED OPEN SPACE, SHOWN
HEREON WILL BE OPEN TO THE PUBLIC SUBJECT TO THE TERMS AND
CONDITIONS OF THE FOLLOWING DOCUMENT: DEED RESTRICTION &
DECLARATION OF COVENANT, RECORDED ON  __________ AS
DOC. NO. _________.

6. A LOT MERGER AND 3 LOT RE-SUBDIVISION FOR CONDOMINIUM
PURPOSES (3 COMMERCIAL CONDOMINIUMS, 3 RESIDENTIAL
CONDOMINIUMS AND 1 GARAGE CONDOMINIUM) OF PARCEL 1 ON
PARCEL MAP 10662, IN BOOK 336 OF PARCEL MAPS, AT PAGES 47
THROUGH 48, WITH A PORTION OF LOTS 19 TO 25 INCLUSIVE, BLOCK 490,
MAP NO. 2 OF THE BRIGGS TRACT, MAP BOOK 2, AT PAGE 19, ALAMEDA
COUNTY RECORDS CITY OF OAKLAND APRIL 2019 COUNTY OF ALAMEDA.

PROPOSED USE
GROUND FLOOR COMMERCIAL 
WITH RESIDENTIAL ABOVE;& COMMERCIAL BUILDING
GROUND FLOOR RESIDENTIAL (BLDG 1&2)

3 LOTS
No. OF PROPOSED LOTS

PARCEL 2: 1 COMMERCIAL CONDOMINIUM, 1 RESIDENTIAL CONDOMINIUM
PARCEL 3: 1 COMMERCIAL CONDOMINIUM, 1 RESIDENTIAL CONDOMINIUM, 

AND 1 GARAGE CONDOMINIUM

PARCEL 3 0.76

1.07

AREA (AC.)

1.10

NET

PARCEL 2
PARCEL 1

LAND USE

LAND USE SUMMARY TRACT MAP 8525

33,275

46,768

AREA (SF.)

47,713

NET

(REVISED: MAY 2018)
(REVISED: AUGUST 2018)
(REVISED: MARCH 2019)

(REVISED: APRIL 2019)
(REVISED: MAY 2019)
(REVISED: JULY 2019)

 SHEET 2 OF 6

APN 004-049-010 IS A SEPARATE LEGAL PARCEL THAT IS A PART OF THE DEVELOPMENT
PROJECT TO BE ENTITLED BY THIS VESTING TENTATIVE PARCEL MAP AND WILL BE OPEN
TO THE PUBLIC SUBJECT TO THE TERMS AND CONDITIONS OF THE DEED OF
RESTRICTIONS AND DECLARATION OF COVENANT, RECORDED ON _________ AS DOC.
NO. _________, BUT IS NOT TO BE FURTHER SUBDIVIDED OR MERGED BY THIS MAP.

PROJECT BOUNDARY

EASEMENT LINE
CENTERLINE

PROPERTY LINE

EXISTINGPROPOSED
LEGEND

BUILDING
HARDSCAPE

FOR SUBDIVISION AND CONDOMINIUM PURPOSES



KI
RK

HA
M

 S
TR

EE
T

7th STREET

5th STREET

UN
IO

N
 S

TR
EE

T

RIGHT-OF-WAY

STATE ROUTE 880

E

L

E

V

A

T

E

D

 
B

A

R

T

 
T

R

A

C

K

S

S73° 20' 06"E520.60'

S61° 59' 26"E  172.93' 76.05'

Δ
=1

0°
 0

4'
 2

7"
   

  L
=1

73
.0

6'

R=
41

5.
50

'

Δ=61° 2
0' 25"

R=134.00' L=
14

3.4
6'

Δ=20° 09' 23"     L=146.00'

R=415.00'

APN 4-49-2-1

STATE OF CA.

S1
7°

 0
6'

 3
2"

W
26

8.
20

'

Δ=0° 14' 14"

R=1234.00'L=5.11'

Δ
=1

0°
 3

6'
 5

9"
   

L=
77

.8
2'

R=
42

0.
00

'

BART
APN 4-49-2-2
2175 OR 967

100' WIDE

60
' W

ID
E

WIDTH VARIES

W
ID

TH
 V

A
RI

ES

4

0

'
 
W

I
D

E

PARCEL 1

2.76± AC.

PER PM 10662

0.17± AC.

DOC. 2017-123972

APN 004-0049-008 & 004-0049-009

APN 004-0051-018-02

APN 004-049-010

FOUND PIN
IN CONCRETE

FOUND PIN IN
CONCRETE
16NW-23-R

FOUND DISK IN
CONCRETE
A-831(1)
MON E/PM 10662

FOUND DISK IN
CONCRETE
A-826(1)

MONUMENT WELL PRESENT. LID NOT
ACCESSIBLE
MON B/PM 10662 SFNF

FOUND PIN
IN CONCRETE

PARCEL 2

500 KIRKHAM, LLC.

500 KIRKHAM, LLC.

APPROXIMATE
LOCATION OF

EXISTING
DRIVEWAY

APPROXIMATE
LOCATION OF
EXISTING
DRIVEWAY

APPROXIMATE
LOCATION OF
EXISTING
DRIVEWAY

1. THIS SURVEY DOES NOT IDENTIFY SPRINGS, WATERS OF THE STATE, WATERS OF
THE UNITED STATES, OR JURISDICTIONAL WETLANDS.

2. NO MONUMENTS WERE SET WITH THIS SURVEY.

NOTES:

500 KIRKHAM STREET - EXISTING CONDITIONS, SHEET 3 OF 6

500 KIRKHAM STREET
EXISTING CONDITIONS & SURVEY PLAN

CITY OF OAKLAND, CALIFORNIA

LOCATION MAP
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THE BEARING N17°06'32"E BETWEEN FOUND MONUMENTS ON MANDELA PARKWAY
WAS USED AS THE BASIS OF BEARINGS FOR THIS SURVEY.

BASIS OF BEARINGS

THE BENCHMARK FOR THIS SURVEY IS A PIN IN THE MONUMENT LOCATED AT THE
INTERSECTION OF 5TH STREET AND MANDELA PARKWAY (FORMERLY CYPRESS
STREET).

CITY OF OAKLAND MONUMENT 16NW05
ELEVATION = 3.693 FEET

BENCHMARK

BUILDING RELATIONSHIPS ONE PROJECT AT A TIME

4670 willow road, suite 125 TEL 925.847.1556
FAX 925.847.1557PLEASANTON, CA 94588
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80

40
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NORTH

THIS MAP CORRECTLY REPRESENTS A SURVEY MADE BY ME OR UNDER MY DIRECTION IN
CONFORMANCE WITH THE REQUIREMENTS OF THE CALIFORNIA LAND SURVEYORS ACT
AT THE REQUEST OF PANORAMIC INTERESTS, ON AUGUST 1, 2018.          

I HEREBY STATE THAT ALL EXISTING GRADES AND CONTOURS ARE BASED UPON THE CITY
OF OAKLAND DATUM.

I HEREBY FURTHER STATE THAT TO THE BEST OF MY KNOWLEDGE ALL PROVISIONS OF
APPLICABLE STATE LAWS AND LOCAL ORDINANCES HAVE BEEN FULLY SATISFIED.

I HEREBY FURTHER STATE THAT THE PARCEL DESIGNATED BY MY SURVEY AND SHOWN ON
THIS MAP IS THE SAME AS THAT SHOWN ON THAT CERTAIN MAP ENTITLED "PARCEL MAP
10662" FILED ON JULY 25, 2017 IN BOOK 336 OF MAPS AT PAGES 47-48 IN THE OFFICE OF
THE ALAMEDA COUNTY RECORDER.

I HEREBY FURTHER STATE THAT IN ACCORDANCE WITH THE CALIFORNIA LAND
SURVEYORS ACT THE PERFORMANCE OF THIS SURVEY DOES NOT REQUIRE A CORNER
RECORD OR RECORD OF SURVEY TO BE FILED.

I HEREBY ACKNOWLEDGE THAT THIS SURVEY SHALL BE A PUBLIC RECORD AND MAY BE
AVAILABLE FOR INSPECTION AND DISTRIBUTION TO THE GENERAL PUBLIC.

     

SURVEYOR'S STATEMENT

MARCH 2018
(REVISED: MAY 2018)

(REVISED: AUGUST 2018)
(REVISED: MARCH 2019)
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(REVISED: MAY 2019)
(REVISED: APRIL 2019)

(REVISED: JULY 2019)



kbaylis
Text Box
SHEET 4 OF 6



kbaylis
Text Box
SHEET 5 OF 6



kbaylis
Text Box
SHEET 6 OF 6


	500 Kirkham. PC Map. PLN17428; PUDF07-PUDF01; PUDF07-PUDF02  PUDF07-PUDF03
	Attachment B. Applicant's Letter
	Attachment D. 1 of 2. Approved Design Plans
	Attachment D. 2 of 2. Approved Map



