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Oakland City Planning Commission                 STAFF REPORT 
Design Review Committee 
Case File Number: PLN19-148 July 22, 2020 

  
Location: 2424 Webster Street 

(See map on reverse) 
Assessor’s Parcel Numbers: 008-0656-004-00 & -001-00 

Proposal: Design Review discussion for a proposed development that 
would include an 11-story commercial building containing 
approximately 162,000 square feet of office space and 
approximately 9,500 square feet of ground floor retail. 

Applicant: Elisse Douglass/ Signature Development Group 
Owners: 2410 Webster Investors LLC 

Planning Permits Required: Regular Design Review for new construction, Major 
Conditional Use Permit for D-BV-1 height bonus and to 
extend building height into adjacent zone. 

General Plan: Central Business District  
Zoning: D-BV-1 (BVDSP Retail Priority Site 3C) 

D-BV-2 
  Environmental  Determination: Determination Pending 

Historic Status: 2428 Webster Street – OCHS Rating: Ec3 
2406 Webster Street – OCHS Rating: C3 

City Council District: 3 
For further information:  Contact case planner Pete Vollmann at (510) 238-6167 or by 

email: pvollmann@oaklandca.gov. 
  
 
SUMMARY 
 
Signature Development Group has filed an application with the Bureau of Planning to develop an 
11-story commercial building that would include approximately 162,000 square feet of office 
space above approximately 9,500 square feet of ground floor retail. The site is located within the 
Broadway Valdez District Specific Plan (BVDSP) and is requesting a height bonus to exceed the 
45-foot base height through providing the required minimum retail square footage for the retail 
priority site 3C.  
 
Staff requests that the Design Review Committee receive public testimony and provide 
comments on the proposed design.  
 
     
PROPERTY DESCRIPTION 
 
The subject property consists of three parcels comprised of 26,450 square feet located on 
Webster Street, just east of Broadway on the block bounded by Webster, 26th, Valdez, and 24th 
Streets. The site contains the majority of the street frontage along Webster Street, with a small 
“dogleg” portion that fronts onto 24th Street. Existing uses in the project vicinity are primarily 
commercial and multi-family residential. 
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PROJECT DESCRIPTION 
 
The Project would demolish the existing buildings on the project site and would construct a 5- to 
11-story commercial building with a floor area of 162,720 square feet. The proposed building 
would have base height of 84 feet across the project site with a tower on the northern part of the 
site reaching a height of 164 feet. The ground floor and mezzanine level would provide for lobby 
access and approximately 9,500 square feet of retail fronting onto Webster Street. The upper 
levels of the building would contain approximately 162,000 square feet of office.  
 
Parking will be provided in a basement level to accommodate 173 off-street parking spaces with 
access off of Webster Street. The off-street loading berths will be provided in the “dogleg” 
portion of the site accessed off of 24th Street.  
 
 
ZONING ANALYSIS 
 
The subject property is located within the D-BV-, Broadway Valdez District Retail Priority Site 
Commercial-1 Zone and the D-BV-2, Broadway Valdez District Commercial-2 Zone. The intent 
of the D-BV-1 Zone is to establish Retail Priority Sites in the Broadway Valdez District Specific 
Plan Area in order to encourage a core of comparison goods retail with a combination of small-, 
medium-, and large-scale retail stores. The intent of the D-BV-2 Zone is to create, maintain, and 
enhance areas of the Broadway Valdez District Specific Plan Area for ground-level retail, 
restaurants, entertainment, and art activities with pedestrian-oriented, active storefront uses. 
Upper-story spaces are intended to be available for a wide range of Office and Residential 
Activities. The site is located within both the Height Zone 45* and 85. The Height Zone 45* 
allows for a permitted height of 45 feet and a commercial FAR of 2.5, but allows an increase in 
height of up to 200 feet and an FAR of 8.0 if the minimum retail requirement is met for the 
Retail Priority Site. The Height area 85 allows for a maximum height of 85 feet with an FAR of 
4.5. The applicant is requesting a Conditional Use Permit to extend the 200 foot height limit 30 
feet into the 85 foot height area as allowed pursuant to Planning Code Section 17.154.060C. 
 
Commercial Intensity 
 
The proposed development site would allow the following commercial intensity based upon the 
Height Area that it is located within as described in the table below.  
 
Height Zone Lot Area Commercial FAR Max Floor Area Proposed 
45*/200 (retail bonus) 12,500 2.5/8.0 31,250/ 100,000 -- 
85 13,950 4.5 62,775 -- 
TOTAL 26,450 -- 94,025/ 162,775 162,720 
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DESIGN REVIEW 
 
Staff requests that the Design Review Committee review the proposed development project and 
provide comments and/or design recommendations to the applicant and staff prior to the proposal 
moving forward to the Planning Commission.  
 
The proposed design consists of two distinctly separate building masses with an 11-story tower 
and a lower five-story element to the east of the tower. The ground floor of the proposed building 
draws its design aesthetic from the surrounding Broadway Auto Row showrooms with the 
masonry façade as well as the height and rhythm of the storefront windows. The five-story 
element of the building shares this architectural building form with the pattern of the upper story 
windows and is clad in fiber cement panels while the 11 story tower varies by incorporating glass 
window walls that step in an out floor by floor to create visual interest to the building. The 11-
story portion of the building is integrated into the five-story portion by carrying the visibly 
projecting floor plate lines from the tower across into a section of the five story mass.  
 
Staff has the following comments and recommendations on the proposed design: 
 
Ground Floor and Five Story Mass 
 
Staff feels that the ground floor of the proposal fits in well with the surrounding area with both 
the older Auto Row Showrooms as well as the new mixed use buildings in the area that have 
been developed since the adoption of the Broadway Valdez Specific Plan. The portion of the 
building that projects up to five stories also complements the area with the window pattern and 
exterior materials. Staff does have concerns about the rooftop projection from the roof deck that 
extends out from the façade toward Webster Street as it has the feeling of being top heavy and 
tacked on to the building.  
 
Eleven Story Building Mass  
 
While the design of the proposed 11 story tower has an interesting design concept with the 
alternating floor plates that project and recede, they result in a very horizontal building façade. 
The Broadway Valdez District Design Guidelines (Guideline 41) recommends that building 
elevations contain visual breaks in the massing, in approximately 25-50 foot sections, in order to 
break down the horizontal planes of building facades. Staff recommends that the applicant look 
into ways that they can still achieve the design aesthetic with the alternating floor plates while 
incorporating a vertical break along the façade to break down the visual mass of the tower.  
 
Staff also recommends that the applicant look into adding a more defined top to the building 
either through a well designed parapet that can add to the prominence of the top floor (as well as 
screen the rooftop mechanical equipment), or look into using a design feature that pulls the the 
top two floors into a similar building form to enhance the visual top of the building.  
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RECOMMENDATION 

Staff recommends that the Committee review the proposed project for appropriate site and 
building design considerations and provide direction to staff and the project applicant. 

Prepared by: 

PETERSON Z. VOLLMANN 
Planner IV 

Approved: 

CATHERINE PAYNE 
Acting Development Planning Manager 

Attachments: 
A. Project Plans
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L1OVERALL LANDSCAPE ILLUSTRATIVE PLAN

Webster Street

PROJECT CONTEXT AERIAL - 7TH FLOOR AERIAL - 3RD FLOOR

24
th
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Property Line

PROJECT CONCEPT:
A SERIES OF ROOF TERRACES 
MAXIMIZES THE CONNECTION OF 
INTERIOR OFFICE ENVIRONMENTS 
WITH OUTDOOR SPACES. OUTDOOR 
WORKING, SOCIALIZING, AND 
RELAXATION ARE CONSIDERED 
AS INTEGRAL ELEMENTS FOR THE 
NEW OFFICE. GROUNDFLOOR 
CONNECTIONS TO THE CITY ARE 
GENEROUS, STRAIGHTFORWARD, 
AMD DESIGNED TO AUGMENT 
THE GROUNDFLOOR RETAIL 
EXPERIENCE.
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Webster Street

1.   POURED IN PLACE CONCRETE 
2.   STREET LIGHT
3.   STREET TREE
4.   BICYCLE RACK
5.   BENCH
6.   ACCESS TO PARKING AND LOADING
7.   RETAIL

16’ 32’0

1

L2LANDSCAPE GROUND FLOOR
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L3LANDSCAPE THIRD FLOOR

2
3

1.   PLANTS IN POTS 
2.   PRECAST PAVERS AND WOOD DECKING
3.   LINEAR PLANTERS
4.   PLANTER FOR SMALL TREE
5.   FRAME TRELLIS
6.   OUTDOOR CONFERENCE TABLES
7.  BALCONIES
8.   FURNITURE
9.   STORMWATER TREATMENT PLANTER

1

4
5

6 

8

2

5

6 

3

7

3

6 

3

8
1 446 

5

5

6 

7

16’ 32’0
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1.   ELEVATOR ACCESS 
2.   EGRESS STAIR
3.   STORMWATER TREATMENT PLANTER
4.   CONFERENCE ZONE
5.   SHADE TRELLIS
6.   PRECAST PAVERS
7.   THERMALLY MODIFIED WOOD DECKING
8.   BUILT IN BENCH

9.   LARGE OAK TREE 
10.  FIRE PIT
11. 6TH FLOOR DECK

16’ 32’0
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L4LANDSCAPE SIXTH AND SEVENTH FLOOR
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L5LANDSCAPE MODEL VIEWS

7TH FLOOR PATIO 7TH FLOOR PATIO

7TH FLOOR PATIO 3RD FLOOR PATIO



LEUCOSPERMUM ‘SCARLET RIBBON’
TO 4-12’ H X 4-8’ W
FULL SUN
EASILY PRUNED SMALLER

CEANOTHUS GRISEUS 
DIAMOND HEIGHTS

PELARGONIUM SIDOIDES LOTUS BERTHELOTTII ECHEVERIA CANTE ‘WHITE 
CLOUD’

ECHEVERIA ‘AFTERGLOW’LEUCADENDRON EBONY
TO 3-4’ H X 3-5’ W
FULL SUN
COMPACT

SALVIA MYSTIC BLUE SPIRES
TO 2-3’ X 2-3’
FULL SUN
BLOOMS EARLY SUMMER TO FROST
COMPACT, EASY TO GROW

LIMONIUM PEREZII
TO 2-3’ X 2-3’
FULL SUN
TOUGH EVERGREEN PERENNIAL / SUBSHRUB
BLOOMS ALMOST YEAR-ROUND, HEAVIEST IN 
SUMMER

ALOE POLYPHYLLA
TO 2-3’ X 2-3’
FULL SUN TO PART SUN
NEEDS GOOD DRAINAGE AND ROOTS 
COOL.

AGAVE BLUE GLOW
TO 18” T X 24” W
PARTIAL TO FULL SUN

AGAVE ‘NOVA’
TO 3-4’ X 3-4’
SUN OR SHADE

YUCCA PALLIDA
TO 1-2’ T X 2-3’ W
FULL SUN TO PART SHADE

CORDYLINE CHA CHA
TO 3-4’ X 3-4’
SUN TO PART SHADE

NEPETA SIX HILLS GIANT
TO 2-3’ HX 1-2’ W
FULL SUN, PART SUN
GRAY-GREEN FOLIAGE
LOW MAINTENANCE, EASY TO GROW
FRAGRANT

YUCCA LINEARIFOLIA
TO 2-4’ H X 2-3’ W
FULL SUN

L5PLANTING PALETTE

PLANTING CONCEPT STATEMENT

Street trees will be installed at a minmimum 24” 
box size and bioswale plantings will comply with c3 
requirements. Final planting design may vary from 
concept species based on plant availibility, quality, and 
overall design cohesiveness based on availabilty.

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 san francisco 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.

QUERCUS AGRIFOLIA
TO 60’ HIGH X 60 FOOT WIDE
SUN TO LIGHT SHADE
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2410 WEBSTER
INVESTORS, LLC
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LEED v4 for BD+C: New Construction and Major Renovation
Project Checklist Project Name: 2424 Webster Street

Y ? N

1 Credit 1

13 0 0 16 2 0 0 13
Credit 16 Y Prereq Required
Credit 1 Y Prereq Required
Credit 2 Credit 5

5 Credit 5 Credit 2

5 Credit 5 Credit 2
1 Credit 1 Credit Building Product Disclosure and Optimization - Material Ingredients 2
1 Credit 1 2 Credit 2
1 Credit Green Vehicles 1

9 0 0 Indoor Environmental Quality 16
6 0 0 10 Y Prereq Required

Y Prereq Required Y Prereq Required
Credit 1 1 Credit 2
Credit 2 2 Credit 3
Credit 1 1 Credit Construction Indoor Air Quality Management Plan 1

3 Credit 3 2 Credit 2
2 Credit 2 1 Credit 1
1 Credit 1 1 Credit 2

Credit 3

5 0 0 11 Credit 1
Y Prereq Required 1 Credit 1
Y Prereq Required
Y Prereq Building-Level Water Metering Required 1 0 0 Innovation 6
1 Credit 2 Credit 5
3 Credit 6 1 Credit 1

Credit 2
1 Credit Water Metering 1 1 0 0 Regional Priority 4

1 Credit Regional Priority: Specific Credit 1

14 0 0 33 Credit Regional Priority: Specific Credit 1
Y Prereq Required Credit Regional Priority: Specific Credit 1
Y Prereq Required Credit Regional Priority: Specific Credit 1
Y Prereq Required
Y Prereq Required 52 0 0 TOTALS Possible Points: 110
3 Credit 6
8 Credit 18
1 Credit 1
2 Credit 2

Credit 3
Credit 1
Credit 2

Acoustic Performance
Quality Views

Enhanced Indoor Air Quality Strategies
Low-Emitting Materials

Indoor Air Quality Assessment
Thermal Comfort - ASHRAE Standard 55-2010

Certified: 40 to 49 points,   Silver: 50 to 59 points,  Gold: 60 to 79 points,  Platinum: 80 to 110 

Access to Quality Transit

Reduced Parking Footprint

Open Space

Site Assessment

Interior Lighting
Daylight

LEED Accredited Professional
Innovation  

Rainwater Management

Light Pollution Reduction

Environmental Tobacco Smoke Control

Energy and Atmosphere

Minimum Energy Performance

Fundamental Refrigerant Management

Cooling Tower Water Use

Green Power and Carbon Offsets

Heat Island Reduction

Outdoor Water Use Reduction
Indoor Water Use Reduction

Outdoor Water Use Reduction
Indoor Water Use Reduction

Enhanced Commissioning

Building-Level Energy Metering

Water Efficiency

Fundamental Commissioning and Verification

Demand Response
Renewable Energy Production
Enhanced Refrigerant Management

Optimize Energy Performance
Advanced Energy Metering

Construction Activity Pollution Prevention

High Priority Site

Surrounding Density and Diverse Uses

Sustainable Sites

Building Life-Cycle Impact Reduction

Site Development - Protect or Restore Habitat

Building Product Disclosure and Optimization - Sourcing of Raw Materials

Date: 6/13/19

Location and Transportation

Sensitive Land Protection
LEED for Neighborhood Development Location

Bicycle Facilities

Construction and Demolition Waste Management Planning

Materials and Resources
Storage and Collection of Recyclables

Construction and Demolition Waste Management 

Minimum Indoor Air Quality Performance

Building Product Disclosure and Optimization - Environmental Product 
Declarations

Integrative Process
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