Oakland City Planning Commission STAFF REPORT

Design Review Committee
Case File Number: PLN17428 / PUDF07 February 28,2018

Project Location: | 500 Kirkham Street. The property is bounded by 7% Street, Union Street
and 5 Street and is located near the West Oakland BART Station.

Assessor’s Parcel Numbers: 004 004900100, 004 004900301 & 004005101802

Proposal: | To construct two detached eight and nine-story buildings and one detached
23-story building consisting of 1,032 residential units with ground-floor
retail and flex space commercial areas, surface parking lot for eight
parking spaces, courtyards, roof deck, terraces, pedestrian commercial
pathways including an amenity and outdoor pop-up retail space.

Project Applicant/ Telephone: | Zac Shore, Panoramic Interests / (415) 701-7002

Property Owner: | 500 Kirkham, LLC

Case File Number: | PLN17428/ PUDF07

Planning Permits Required: | Conditional Use Permits for Planned Unit Development (PUD);
Regular Design Review for new construction; and
Tentative Parcel Map Subdivision to subdivide three new parcels.

General Plan: | Community Commercial
Specific Plan: | West Oakland Specific Plan (WOSP)

Zoning: | S-15W Transit-Oriented Development Zone

'Environmental Determination: | Under Review

Property Historic Status: | Non-Historic Property

City Council District: | 3

Project Status: | Referral for Review by the Design Review Committee

Action to be Taken: | Provide comments to applicant and staff

For Further Information: | Contact Case Planner, Mike Rivera at (510) 238-6417, or by email at ;

mrivera@oaklandnet.com

SUMMARY

The applicant proposes to construct a mixed-use project consisting of residential and commercial uses on a
3.15 acres property. The project site has no buildings, except for a vacant one-story commercial building that
would be demolished. The project also includes the construction of a surface parking lot with eight parking
stalls, large private courtyards and (community gathering spaces) pedestrian pathways including other
accessory outdoor areas to be under the control and maintenance of the property owner. The proposal
includes a total of 1,032 market rate and affordable residential units. The project is undergoing an
environmental analysis, and the proposal will require a decision by the Planning Commission at a future
public meeting. Staff is seeking comments and direction from the Design Review Committee, based on the
submitted design plans.
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PROJECT SITE AND SURROUNDINGS

The property is paved, contains a vacant one-story commercial building and is enclosed by a six-foot high
chain-link fence. The property is bounded by Kirkham Street to the west, 7 Street to the north, Union
Street to the east and 5th Street to the south. The property is surrounded by a mix of uses including
medium density four-story residential and two-story commercial and light industrial buildings. Nearby
uses or facilities include auto-fee parking lots, Caltrans storage yards, BART elevated tracks and the West
Oakland BART Station. The site is also near 1-880 west-bound/east-bound freeway ramps and within the
vicinity of the Prescott and Acorn residential neighborhoods including the Mandela Parkway Park.

PROJECT PROPOSAL

The proposal “The Hub” is to construct three detached buildings that will provide a mix of residential unit

types, retail and flex-commercial spaces. The project includes private courtyards, roof decks, upper
terrace and a small parking lot. Between the buildings, two landscaped pathways, identified in the
attached plans as “community gathering spaces” traverse the property from 7™ Street to 5™ Street to
provide access to the flex commercial spaces and building separation. The applicant proposes to develop
the project in two phases. Phase 1 involves the construction of the two detached mid-rise buildings
(buildings #1 and #2), an eight-space parking lot and pop-up retail area; and Phase 2 involves the
construction of a high-rise building (building #3). The existing support columns and the elevated BART
tracks crossing the property near Kirkham and 5" Streets will not be altered. The applicant indicates that
the proposed buildings will be distanced at least 20 feet from the elevated tracks, which is based on the
development guidelines by BART. The following table is a summary of the proposed buildings:

Project Program

Building 3 (high-rise)

Building 1 (mid-rise) Building 2 (mid-rise)
Building Height/Story | 84-ft. /9 stories 84-ft. / 8 stories 233-t. / 23 stories
Building Gross Area 254,969 sf. 210,433 sf. 447,086 sf. -
Number of Units 329 residential units 267 residential units 436 residential units
Retail Floor Area 4,581 sf. 4,419 sf. 9,401 sf.
Flex Space Floor Area | 10,319 sf, 10,194 sf. 5,343 sf.
Oft-Street Parking 8 parking spaces No parking spaces. No parking spaces
Off-Street Loading 0 space 0 space 0 space

The development proposal provides a mix of 1,032 residential units ranging from studios, one-bedroom to
four-bedroom and 10-bedroom units (rooming house). The applicant has not provided any specific
information as to how the market rate and affordable residential units will be arranged in the three

buildings. The following table shows the type of bedroom and count for the residential units:

Bedroom Type Building 1 Building 2 Building 3 Unit Size*
(mid-rise) (mid-rise) (high-rise)
Studio : 0 units 1 studio 0 units 441-sf
One-Bedroom: 14 units 0 units 73 units 392/468-sf
Two-Bedroom: 151 units 137 units 0 units 462-sf
Two-Bedroom Suite 112 units 103 units 255 units 546-sf
Three-Bedroom: 52 units 26 units 22 units 676-sf
Four-Bedroom: 0 units 0 units 64 units 900-sf
Ten-Bedroom: (rooming house)** | 0 units 0 units 22 units 2,532-sf
Total Unit Count: 329 267 436
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*  The size of these units are approximate and may vary in the future

** In the S-15W zoning district, a rooming house will require a Conditional Use Permit. Rooming units are a
suite of rooms, not including a kitchen, designed or occupied as separate living quarters, with or without
common boarding provisions.

The principal entry for the residential units will be from 7" Street through the ground-floor lobbies in
each building. The ground-level of the buildings contains a lobby, bicycle storage, trash/recyclable and
utility rooms including laundry areas in the upper floors. The entry for the retail and flex space units will
be from 7" Street, Kirkham Street, Union Street and through the “community gathering’ pathways. The
proposal includes four new curb cuts on 7" and 5" Streets to allow partial vehicular access into the
pathways for the commercial-flex spaces. The project provides a surface parking lot with a total of eight
spaces for retail use, located under the BART elevated tracks and near Kirkham and 5th Streets. Access to
the parking lot will be from 5" Street and exit into Kirkham Street. The proposal does not provide within
the property any additional off-street residential parking, residential or commercial loading berths.

The project includes private courtyards that contain concrete paving pathways and plazas with pergolas,
shared stoops, metal grate crossovers over the bio-retention areas, planting area and a row of 36-inch size
trees. The courtyards will be accessed from the ground floor of the buildings and 5 Street through a door
that contains a 34-foot tall metal panel wall. The applicant indicated that the reason for such a tall wall is
to reduce noise from the passing by BART trains. The courtyards will have a mix of wall-mounted sconce
lighting and led pedestrian post lighting. Furthermore, the project includes “community gathering space”
pedestrian pathways with entry plazas, removable bollards, wooden benches, pergolas, color concrete and
pavers, planting areas, bio-retention areas, a cluster of 36-inch size trees with metal grates, wall-mounted
and pedestrian post lighting fixtures. No entry doors or gates are proposed at the entry of the pedestrian
pathways at this time, and access will be limited to fire trucks. The project does not propose any other
outdoor amenities such as playgrounds or barbecue areas for the 1,032 residential unit facility. The
proposal also includes the installation of approximately 32 new street trees around the property that would
replace the 15 street trees proposed for removal.

The project includes design concepts for public art within the ‘community gathering” pedestrian pathways

and along the south and east facade of the buildings. The proposed public art range from images and other
creative elements or structures. The applicant also proposes additions and/or modifications to the West
Oakland Historic Art signage walk along 7" Street. These existing art works derive from the City's 7%
Street Concept and Urban Design Plan by Walter Hood adopted in 2004. The intent of the Plan is to
provide recommendations to reduce impacts of transportation, primarily on the 7" Street between Wood
and Union Streets. The plan also recommends amenities conducive to future transit oriented development
and activity with emphasis on creating a strong civic character for identity. See pages G0.7 & G0.7.1 of
the design plans for details.

GENERAL PLAN POLICIES

The development proposal is located in the Community Commercial of the Oakland General Plan Land
Use and Transportation Element (LUTE). The intent of the Community Commercial is to identify, create,
maintain and enhance areas suitable for wide variety of commercial and institutional operations along the
City’s major corridors and in shopping districts and centers. The desired character and uses in the
community commercial districts may include neighborhood center uses and large scale retail and
commercial uses, such as auto related businesses, business and personal services, health services and
medical uses, educational facilities and entertainment uses. The community commercial areas can be
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complemented by the addition of urban residential and compatible mixed use development. Based on
plans submitted, below are the City's policies that would be applicable to the project when a decision is
made by the Planning Commission in the future. Staff has summarized how the proposal may or may not
meet the intent of the intended policies:

Policy N1.1 / Concentrating Commercial Development: Commercial development in the neighborhoods
should be concentrated in areas that are economically viable and provide opportunities for smaller scale,
neighborhood-oriented retail.

The proposal would provide retail and flex space commercial units on the ground floor of the
buildings to create business opportunities that can be allowed under the underlying zoning district.
Some of these commercial activities can include custom-manufacturing goods, general food sales
and/or compatible personal services. The flex space would comply if it includes active commercial
uses.

Policy N1.5 / Designing Commercial Development: Commercial development should be designed in a
manner that is sensitive to surrounding residential uses.

The proposal includes ground floor retail and flex space commercial facilities that would be sensitive
to the character of the surrounding residential properties. However, because the project does not
include on-site commercial loading spaces, staff believes that large vehicles would use curb side
parking or park on the street, which may affect traffic flow on the surrounding streets.

Policy N3.1 / Facilitating Housing Construction: Facilitating the construction of housing units should be
considered a high priority of the City of Oakland.

The proposal would provide substantial new housing on a site that has not been developed for high
density residential and thus, the project would increase the housing stock that is much needed in the
City. .

Policy N3.2 / Encouraging Infill Development: In order to facilitate the construction of needed housing
units, infill development that is consistent with the General Plan should take place throughout the City of
Oakland.

The proposal is located in an urban setting and the construction of new housing on an
underdeveloped site will be consistent with the General Plan for providing additional residential
units. However, as the application is not yet complete, staff has not fully analyzed the proposal in
order to determine if it is fully in compliance with the General Plan.

Policy N3.8 / Required High-Quality Design: High-quality design standards should be required of all
new residential construction. Design requirements and permitting procedures should be developed and
implemented in a manner that is sensitive to the added costs of those requirements and procedures.

The proposal provides a design intended for high density development, but further development is
recommended to meet the applicable policies and criteria. The building needs at least massing relief
and design features to improve visual appearance.

Policy N3.9: Orienting Residential Development. Residential development should be encouraged to face
the street and to orient their units to desirable sunlight and view, while avoiding unreasonably blocking
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sunlight and views for neighboring buildings, respecting the privacy needs of residents of the
development and surrounding properties, providing for sufficient conveniently located on-site open space,
and avoiding undue noise exposure.

The proposal includes on-site open space for its residential units, but further development is
recommended to increase the size and accessibility of open space at least for the units in the high-rise.
The open space on the roof deck and lower terrace may not be of adequate size and practical for the
residents of the proposed 436 residential units.

Policy N3.10.: Guiding the Development of Parking. Off-street parking for residential buildings should
be adequate in amount and conveniently located and laid out, but its visual prominence should be
minimized.

The project proposal does not provide adequate off-street parking. is and the applicant has yet to
demonstrate analysis that justifies that additional parking can't be accommodated in the property.

Staff is concerned that: one) what little parking is provided is visually prominent; and that two) With
no on-site parking for over 1,000 residential units, even minimal parking demand for the project
would negatively affect public parking and circulation in the surrounding area.

Policy N6.1: Mixing Housing Types. The City will generally be supportive of a mix of projects that
provide a variety of housing types, unit sizes, and lot sizes which are available to households with a range
of incomes.

The proposal includes a mix of residential units that vary in bedroom type and size area and would
also accommodate households with different incomes.

Policy N8.1: Developing Transit Villages. ‘Transit Village” areas should consist of attached multi-story
development on properties near or adjacent to BART Stations or other well-used or high volume transit
Jacilities, such as light rail, train, ferry stations or multiple-bus transfer locations. While residential units
should be encouraged as part of any transit village, other uses may be included where they will not
negatively affect the residential living environment.

The proposal is within a Transient Oriented Development (TOD) area that includes high-density
residential and ground floor commercial development, located near the West Oakland BART
Station. The mixed-use project would also serve other existing transportation nodes such as AC
transit bus lines and thus contribute to a pedestrian-oriented environment.

ZONING ANALYSIS

The proposal is located in the S-15W Transit Oriented Development Zone. The S-15W regulations are
intended to create, preserve and enhance areas devoted primarily to serve multiple nodes of transportation
and to feature high-density residential, commercial, and mixed-use developments to encourage a balance
of pedestrian-oriented activities, transit opportunities, and concentrated development.

Development in the S-15W zone is intended to encourage a safe and pleasant pedestrian environment near
transit stations by allowing a mixture of residential, civic, commercial, and light industrial activities,
allowing for amenities such as benches, kiosks, lighting, and outdoor cafes; and by limiting conflicts
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between vehicles and pedestrians, and is typically appropriate around transit centers such as Bay Area
Rapid Transit (BART) stations, AC Transit centers, and other alternatives for transportation nodes.

The proposal partially meets the intent of the S-15W Zone by creating a high density residential and
commercial building that will also promote and enhance the use of the existing major transportation
systems such as AC Transit lines, BART and other potential modes of transportation such as car-share,
bike-ride, etc. The proposal will in some ways facilitate the growth of pedestrian-oriented activities
because retail uses and other commercial uses are included in the project that will serve local and regional
residents, thus contributing to a vibrant transit corridor in the West Oakland BART Station area.

While the proposed project meets some of the objectives of the underlying zoning district, it is deficient
and/or not enough information is provided to determine compliance with regards to specific regulations.
Staff recommends that the applicant revise the project to meet the required zoning regulations as
described in the table below. The table below shows the applicable regulations and development proposal
in the S-15W zone:

Development Standards ‘Requirements | Proposed. | Comments
Minimum Lot Area 4,000 sq. ft. 3.15 acres Meets Code
Minimum Lot Width and Frontage 25 ft. 372 ft. to 520 ft. Meets Code
Maximum Residential Density 611 units 1,032 units Allowed per

(baseline or PUD and
outright Density Bonus
permitted) Regulations
Maximum Building Height * 160 ft. 233 ft.
Maximum Building Height on Principal | 75 ft. 84 ft.
Street (7™ St) * (Buildings 1 & 2)
(If within 10 feet of the front property Does Not Meet
line, the maximum building height is 233 ft. Code: May
the height area of the parcel across the (Building 3) qualify if
rincipal street, whichever is less) conforms to
Off-Street Parking-Residential * 361 spaces ** 0 spaces criteria for
Density Bonus
Group Open Space * 206,400 sq. ft. | 22,125 sq. ft. & PUD
Minimum Front Setback 0 ft. 2.5 ft. to 5 ft. Meets Code
Minimum Street Side Setback 0ft. 1.5 ft. to 8 ft. Meets Code
| Minimum Rear Setback (Residential) 10 ft. 1.3 ft. to 5.7 ft. Does Not Meet
' Code
Ground Floor Off-Street Parking & 20 ft. 10 ft. Does Not Meet
Loading within Pedestrian Walkways Code '
Off-Street Parking-Retail/Commercial | 0 spaces 8 spaces Meets Code
Residential Loading Berth 1 space 0 space Does Not Meet
Code
Commercial Loading Berth 1 space 0 space Does Not Meet

Code
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Development Standards Requirements | Proposed Comments
Bicycle Parking-Residential Long Term 258 spaces 299 spaces Meets Code
Bicycle Parking-Residential Short Term 52 spaces 207 spaces Meets Code
Bicycle Parking-Commercial Long Term 4 spaces 6 spaces Meets Code
Bicycle Parking-Commercial Short Term 22 spaces 23 spaces Meets Code

* The proposed building height, off-street parking, building height within 10 feet of 7" street and group open space
are at least four elements that require deviation or reduction from the development standards when the project
seeks Density Bonus. ] '

** The required number of parking spaces for this project is 516 spaces (% parking space per unit in the 8-15 zone).
Section 17.116.110(c)(1) of the OMC states that required parking can be reduced up to an additional 30% when
located within Transit Accessible Areas such as BART. So, the proposed count is 516 x 0.30 (155) = 361 parking
spaces.

Density Bonus

The applicant proposes a Density Bonus and Planned Unit Development to include affordable residential
units. The purpose of the State and City’s Density Bonus and Planned Unit Development provisions is to
encourage the construction of affordable housing where incentives or concessions and waivers can be
applied to provide relaxation of the required development standards. California Government Code Section
65915 states that local governments shall grant a density bonus and concessions or incentives to
residential development that includes a percentage of affordable units within the project site.

The applicant proposes a Density Bonus of 35% and Planned Unit Development bonus of 25% to
construct 11% of very low-income affordable units within the property. The proposal would increase the
number of residential units from the allowed 611 units to 1,032 units. Based on State and City Density
Bonus regulations, the applicant can receive up to two concessions and can also ask for two waivers or
relaxations from the development standards. Based on documentation submitted, the following table
shows the applicable density bonus regulations, the applicant’s request, and the State and City’s
allowance for concessions/incentives and waivers:

n da

Planned Unit Deve Ovpme‘r‘it}%

17.142.004(B) | Dwelling Units | 611 du 153 du N/A Meets Planning N/A 17.142.100
(du) {max. 25% ' Code. E(2)
increase)
153+611=
764 du
‘Density Bonus and Concessions or Incentive Procedures e L s
17.107.010 Dwelling Units | 764 du 268 du Up to Four Up to [ Oniy two Government | 17.107.040
(du) (based on | (max. 35% Four concessions or al Code (c)
S15Wand | increase) (Building incentives Section
PUD height, (Building | allowed per 65915(d}{(1)(
regulation building height, State and City 2)(B)
s) height building | Regulations;
268+764= | setback height however,
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éétback

1,032 du application
(total principal within requests up to
proposed) | street, off- principal | four and does
street street, not clarify
parking, off- whether
Open space street requests are
parking, | specifically for
open concessions or
space) waivers

Above density
bonus
allowances,
applicant would
need to request
variances and
make findings

Based on the State and City’s regulations for Density Bonus and Planned Unit Development (PUD) and
the applicant’s request it shows that at least four significant elements of the project require reduction or
deviation from the City’s development standards as follow: :

a) Building Height (high-rise)

b) Off-street parking

¢) Open space; and -

d) Maximum building height within 10 feet of the front property line on 7" Street

Under Government Code 659159(d)(2)(b), the proposal is entitled to request two incentives or
concessions. Additional relief from the strict application of the City’s zoning regulations may be available
under the waiver provisions of Government Code 659(e)(1). However, the proposed application shows
that a total of four waivers are requested, where two waivers could only be permitted under the allowed
concessions or incentives. So, if the project proposal seeks two additional waivers under the Density
Bonus regulations, these would not be allowed. Without any justification for the two additional waivers,
the proposal will require a Variance permit that staff may not be able to support.

PROJECT DESIGN

The envelopes for the buildings are sited in three sections on the large parcel and include pedestrian
pathways, courtyards and other small outdoor areas to provide circulation access through the ground-floor
commercial spaces and around the property. The mid-rises’ two private courtyards and the high-rise L-
shaped building are designed to provide natural light and views of the streets for the residential units. The
high-rise and two mid-rise buildings step down from the east to the west to some degree to manage
volume. The buildings provide similar roof and wall planes, except for a section of the west and north
sides of the high-rise walls that are set back to provide open space to the nine residential units on level 9.
Also, the south fagade of Building 1 and east fagade of the retail space on Building 3 provide different
wall planes to provide mass relief. The ground-floor retail has a glazing storefront of approximately 18
feet high. The building windows are symmetrical and of different sizes. The building vertical and
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horizontal bands and Juliette balconies help to provide form and scale. The building also provides a
variation of materials that include metal cladding, cement fiber panels with reveal joints, aluminum
widows and storefront frame including subtle colors. The project provides a variety of landscaping that
range from 36-inch size Birch, Gingko and London trees to a mix of 5-gallon shrubs and lawns to be
planted in the courtyards, “community gathering spaces” pedestrian pathways and on the upper level
terrace of Building 3. The plan includes a mix of structures such as wood benches, concrete seatmg walls,
texture sidewalks and colorful pavers including decorative outdoor lighting.

Staff has worked with the applicant to provide more elegant massing, articulation and fagade variation to

reduce the appearance of monotonous and bulky massing. However, staff remains concerned that the
buildings are not sited to provide an inviting site plan with a rich public-private interface, and that the
buildings are not yet elegant and attractive. :

~ DESIGN GUIDELINES APPLICABLE TO ALL INDUSTRIAL / BUSINESS / COMMERCIAL
OPPORTUNITY AREAS IN THE WEST OAKLAND SPECIFIC PLANS (WOSP)

The following guidelines are applicable throughout the West Oakland Specific Plan’s industrial/ business/
commercial Opportunity Areas. The Intent for new construction and renovation in the four identified
Opportunity Areas should be designed to maintain continuity with West Oakland’s unique history and
character. The proposed project is located in the West Oakland Specific Plan (WOSP) Opportunity Area 2
(7th Street).

SITE PLANNING

Site Planning 1 / Pedestrian Circulation: Active street edges with entrances from city sidewalks should
directly face streets, maximizing the utilization of city sidewalks by users of the buildings.

The project provides direct access from the street to the proposed residences, retail, flex space and
community gathering pathways. These entries are located around the property, thus making them
adequate for the users of the property and to the general public. However, the edges of the buildings
and the areas where the on-site open space meet the public rights-of-way are not detailed enough to
indicate articulated, welcoming project entries with appropriate gateway and amenity features.

Site Planning 2 / Vehicular Circulation: Vehicular entrances and garages should be less prominent than
pedestrian entrances.

The proposed project only provides within the property an eight-space surface parking lot for
commercial use. The entry for this small parking lot will be on 5" Street, near Kirkham Street. The
entry for the open non-residential parking lot facility will not be prominent because it is located under
the BART elevated tracks and will contain new landscaping for screening. However, the eight-space
surface parking lot is prominent in that it is unenclosed and near the property line with the public right-
of-way and will require a Conditional Use Permit for an open Nonresidential facility.

Site Planning 3 / Service Circulation: Service-areas should be hidden from view from sidewalks whenever
possible.

The proposed service areas such as the trash/recyclable rooms are fairly distanced and screened from
view from the sidewalks. However, it is unclear how some of the flex spaces on Buildings 1 and 2 will
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have convenient access to the service rooms. The plans do not show any internal access to the service
rooms and would require tenants of the flex spaces to walk at least 280 feet to the closes service
rooms. '

Site Planning 4/ Building Footprint: New construction should be built to the edge of sidewalks to
maintain the continuity of the area’s street walls. Small ground-level inset bays for entrarices, outdoor
seating, and special corner features are appropriate variations within the street wall. In addition, an
occasional plaza may be also appropriate.

*  Relate to existing buildings and utilitarian structures, which need to be rehabilitated and reused.

¢ Expansion of existing buildings is encouraged, with unique aspects of existing buildings
respected, featured, and protected.

*  Surface parking is strongly discouraged along frontages facing public streets.

The proposed project provides a building footprint close to the sidewalk along the front and street
side of the property. The ground floor of the buildings along 7" and Kirkham Streets are slightly
setback to allow for potential outdoor seating; and the main entry doors are also recessed to identify
and provide distinction along the storefront. At this time, the proposal does not contain prominent
building corner features at the main street intersections such as Kirkham and Union Streets.

Site Planning 5 / Open Space: West Oakland’s public streetscapes along with its parks need to be
_embraced, improved, and enriched as public open space elements. Any new open space located in public
view should not be walled from the street by dense planting or a tall fence.

To improve the public streetscape, the proposal includes the replacement of the street trees around the
project site. The proposal includes courtyards for the two low-rise buildings that can be seen from
public view along 5™ Street. The two courtyards, however, include a 34 foot tall wall metal fence
intended to minimize noise reduction from the adjacent BART tracks.

BUILDING DESIGN

Building Design 1 / Massing: New buildings should be designed with major massing elements that are
consistent with those found in existing desirable buildings located in the immediate vicinity.

The project contains two mid-rise and one high-rise buildings that range from 7-story to 23-story. As
discussed in this staff report, the proposed buildings provide minimal massing relief on the facades
and roof to create a cohesive composition. The proposal needs to consider using different design
components to create volumes and articulation to create balance and style.

Building Design 2 / Fenestration and Materials: Fenestration elements, such as windows, doors, louvers,
vents, wall panels, skylights, storefironts, curtain walls, and other glazed systems, can be either more
historic or more contemporary depending on the context, and should be articulated to maintain the sense
of scale found in the immediate context.

The project provides a cohesive arrangement of various size of windows, wall panels and glazing
storefronts that are contemporary and help to reduce the visual scale of the large building frontage.
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WEST OAKLAND SPECIFIC DESIGN GUIDELINES TO THE 7TH STREET OPPORTUNITY
AREAS

The following section of the Design Guidelines addresses the urban design strategies and guidelines that
are particular to the 7th Street Opportunity Areas, especially as to neighborhood commercial corridors
with housing. The 7th Street guidelines intend that the project become the focus of the surrounding
neighborhoods with active street edges that would encourage neighbors and visitors to experience a high-
quality urban streetscape.

NEIGHBORHOOD COMMERCIAL

Neighborhood Commercial 1/ Site Planning: Buildings should be built immediately fronting 7th Street to
emphasize and re-establish where necessary the continuity of the neighborhood commercial street.
Ground floors should have active publically accessible uses such as restaurants, retail, lobbies and
galleries. Driveways and vehicular entrances are discouraged from accessing directly from 7th Street
and moved to side streets where feasible. :

The proposal contains three detached mixed-use buildings that front 7" Street to create continuity in

“the S-15 Transit-Oriented Development Commercial zone. The project includes ground floor retail
and residential lobbies that would be accessible from 7" Street and thus create a more active
environment on the main corridor. The proposal also includes two separate driveways for partial
vehicular access to the “community gathering” pedestrian pathways, which is opposite to the
prescribed 7" Street guidelines.

Neighborhood Commercial 2 / Massing:  Residential upper stories are encouraged to include bay
windows above the ground floor to provide light and air, and to break up the scale of buildings and
convey residential use.

The project development contains buildings that range from 7-story to 23-story, but do not contain any
bay windows to the residences or provide articulation to create visual relief to the building mass.

Neighborhood Commercial 3 / Height: Except when located at important intersections such as Mandela
Parkway and 7th Street, buildings over 5 stories in height should generally include a significant step-
back along commercial arterial roadways to harmonize the scale of new buildings with the existing
neighborhood.

The project proposal is not located at the intersection of 7" Street and Mandela Parkway. The project
includes buildings that are more than five stories in height and do not provide a significant step-back
from the main commercial corridor, 7™ Street, to create a balanced scale with other buildings in the
area.

Neighborhood Commercial 4 / Fenestration: Ground floors should have as many openings as possible
with as few blank wall sections as possible. Awnings and canopies are encouraged.

The proposal provides a decent amount of openings and glazing along the ground floor on 7% Street.
The project development, however, can use additional awnings or canopies to define and make the
main entries more prominent from the commercial corridor.
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Neighborhood Commercial 5 / Materials: Buildings should have a variety of high quality materials that
 will define an interesting character when viewed up close and from a distance.

The proposal provides a modest mix of materials and colors that range from light to medium color
metal cladding, cement panels, powder coated storefront and aluminum window framing, gray
glazing, accent colors and perforated metal balcony railings.

Neighborhood Commercial 6 / Renovation of Older Buildings: Older commercial buildings should be
restored in a manner consistent with their original architectural style.

The project proposal does not plan to restore the existing one-story commercial building because it
will be demolished as part of the new development. The property is not considered a historic property
or in a historic district.

Neighborhood Commercial 7 / Landscape: Street trees should be of a type that allows high visibility to
storefronts and spaced to allow street lights to penetrate to sidewalks during nighttime.

The proposal includes a landscaping plan that shows the installation of a mix of street trees around the
property. The species of the street trees range from 36-inch box size Quercus Suber, Pistacia
Chinensis and Gingko Biloba trees. The plan also shows that these trees are spaced between an
average of 20 to 40 feet on center. The majority of the street trees will be planted on a landscaped
strip, except for the trees on 7™ Street which will be contained in a well surrounded by metal grates.

Neighborhood Commercial 8 / Landscape: Publicly accessible outdoor space areas should be
comprehensively designed with high quality pavement, landscaping, and seating, and are encouraged at
the following locations: Mandela and 7th Street, San Pablo Avenue and West Grand Avenue, San Pablo
and 32nd Street.

The project proposal is not located on any of these street intersections, so it does not apply. However,
the project includes “community gathering spaces”, located between the mid-rise and high-rise
buildings. These pedestrian pathways are designed to provide direct access from 7% and 5" Streets to
the ground floor commercial flex spaces. These two pedestrian pathways provide some type of open
space that include furniture and landscaping such as pergolas, benches, planting areas and color
paving surfaces to create an inviting environment to the public and residents as well. It should be
noted that the community gathering spaces are unarticulated and the buildings on either side are not
stepped back. These areas risk being dark, cold, and unanimated without a high-quality, detailed
design.
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DESIGN ISSUES

Based on design plans provided, staff has reviewed the project and has the following comments for
consideration by the Planning Commission:

Site Planning
Public Right-of-Way:

The proposed design plans, received on February 10, 2018 provide minimal information as to the
extent of any right-of-way improvements around the subject property. Other than proposing new
or improved curb-cuts for ADA access ramps and extension of the existing median strips around
the project site, staff believes that additional detail plans are needed to better evaluate the project
and provide recommendations. Typically, such information is provided when a Subdivision Map
and/or a Planned Unit Development plan is provided. The submission of a subdivision map to
merge and subdivide the property into three new parcels has not been submitted to provide
additional information that can help assess the off-site improvements as it relates to the proposed
project.

Parcelization:

The applicant has indicated that the existing three parcels will be reconfigured and merged into
three new parcels through a subdivision map. The three new proposed parcels would allow each
of the proposed detached buildings to be developed in two phases. Phase 1 will include the
construction of the two mid-rises and Phase 2 will include the construction of the high-rise.
Without the required subdivision map, it is not clear at this time where would the property lines
be located in relation to the proposed “community gathering space (pedestrian pathways) and
building separation. If the map shows a proposed property line in the center of the pedestrian
pathways, it may or may not conform to the zoning development standards such as building
setbacks or will it conflict with any proposed utility easements. The subdivision map is critical to -
analyzing the project and determining appropriate permits and procedures:

Building Design
Building Height and Mass:

The proposal provides three detached buildings, two mid-rises and one high-rise. The two mid-
rise buildings measure up to 84 feet in height and the high-rise measures up to 233 feet in height
to the rooftop. The maximum allowed building height in the S-15W zoning district is 160 feet.
Because the application includes a Density Bonus, the project sponsor is entitled to request for
concessions or incentives. So, in this case the applicant proposes a building height increase of 233
feet (+73 feet). Staff believes that this transit-oriented development site could accommodate the
proposed density. However, staff has some concerns about the massing of the buildings. The
West Oakland Specific Plan Design Guidelines implies for continuity with the West Oakland’s
unique history and character. The intent of the guidelines is for new buildings to be designed with
major massing elements that are consistent. with buildings in the immediate vicinity. The current
massing of the buildings is bulky and monolithic, and needs to be finessed to create different
volumes and articulation. The proposal can use a strong variation of roof and fagade planes to
provide an attractive appearance when viewed from the street and from distant views from around -
the city. Staff comments also apply to the two mid-rise buildings that further development is
recommended to break up mass on the facade and roof planes. The height of these two buildings




Oakland City Planning Commission

Design Review Committee February 28, 2018
Case File Number: PLN17428 / PUDF(07 Page 15

are not of a concern, but how the massing can be improved to provide visual relief and interest
within the context of the neighborhood is of concern.

Land-Uses
Off-street Parking:

The project proposes a total of 8 parking spaces for commercial use on a small surface parking
lot, located near the intersection of 5" and Kirkham Streets. Per the S-15W zone district, the
required number of parking spaces for the proposed application is 516 spaces (0.5 parking space
per residential unit). Zoning regulations also allow additional parking reduction of 30%, when a
project development site is located in a Transit Accessible Area such as BART. So, the result for
the base parking count for required off-street residential parking is 361 spaces within the
property. Furthermore, per the Density Bonus regulations, the applicant can request incentives or
concessions to reduce the required number of off-street parking. In this case, the applicant is
proposing to reduce residential parking to zero and instead proposes 8 parking spaces primarily
for commercial or retail uses in a small surface parking lot. Staff believes that the proposal for
not providing off-street parking for the residential units and/or parking for residential and
commercial loading berths may be of a concern in the surrounding neighborhood.

CONCLUSION

The proposed project reflects to some degree the intent of the S-15 W zoning district and vision of the

West Oakland Specific Plans (WOSP) for developing multi-story, high-density mixed-use development in

Transit-Oriented Development Commercial Zones. There are issues, however that staff believes are

significant and need to be addressed to improve the overall design appearance of the buildings. Staff has

concerns regarding the lack of building wall and roof planes particularly along 7" Street. Although the

buildings integrate horizontal and vertical design features, the buildings appear bulky and massive in
appearance. To provide visual relief on the building mass it is recommended that further development is

made to improve articulation and design interest of the building facades. At a minimum, staff

recommends the applicant consider and incorporate on a revised design plan the following: '

* Provide roof plane variety to be less monotonous to create a balance proportion and articulation,
The high-rise roof plane needs further development to reduce the heavy top. The building roof can
also use a prominent design feature to provide interest. The low-rise building also need roof plane
articulation to reduce bulk. It is suggested that the low-rise building at 7% and Kirkham Streets
include a design feature such as a marquee to make the entry more prominent.

* Submit conceptual design plans for future commercial signage for retail and flex spaces.

® Include details for the courtyard 34-foot tall wall metal panel, and building windows.

* Integrate sun shades or trellises and aesthetic features on the roof deck and upper terraces.

» Consider removal of new curb cuts /driveways on 7% Street for the community gathering areas.

* Provide additional information (program) for the operation of the pop-up retail activities.

* Include laundry areas for the residential tenants of Building 3/ high-rise.

* Provide decorative lamps in the public open spaces, community gathering spaces and courtyards.

* Screen from view all utility equipment from public view and from building rooftop.

Submit details for the solar system located on the rooftop.

*» Review with City Public Works/Traffic the feasibility for all street parking around the site.
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RECOMMENDATION

Staff recommends that the Design Review Committee consider the proposal and provide comments to the
applicant and staff before the proposal is considered by the Planning Commission at a future public

hearing.

Prepared}\c

QL

Mike Rivera
Major Projects Development
Bureau of Planning

Approved for forwarding to the
Design Review Committee:

Catherine Payne
Acting Development iifg Manager
Bureau of Planning

ATTACHMENTS

Project Design Plans, dated February 9, 2018
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