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Subject: Objective Design Standards (ODS) for 4-8 story residential and mixed use
multifamily buildings— Oakland Heritage Alliance (OHA) preliminary comments—Item 1
on DRC’s 7-24-24 agenda

Dear DRC members:

Oakland Heritage Alliance (OHA) would like to thank staff for developing an impressive
objective design review standards document for 4-8 story buildings that addresses many of the
design conditions found in Oakland, and for staff’s robust public outreach. We especially thank
staff for incorporating a number of our previous recommendations into the draft and appreciate
their availability to answer questions and discuss the standards.

However, there are a number of loose ends as listed below. We are still reviewing the document,
so the following comments may be incomplete or subject to modification and are therefore
considered preliminary.

Attachment 1 is a 4/30/21 statement of OHA’s recommended objectives and strategies (including
four exhibits) for the ODS that we presented to staff. The recommendations were directed to the
RFP, but also applied to the standards themselves. We are providing Attachment 1 as
background for the comments below, and as resource material that expresses our
recommendations in greater detail. Some of Attachment 1’s components are already reflected, at
least in part, in the draft standards.

Here are our comments:

1. Continue DRC consideration of the draft ODS to a follow-up meeting to ensure that
the DRC has had an adequate opportunity to review the draft and make recommendations
to the full City Planning Commission. There are many complex design issues addressed
in the draft, which was released on July 16, giving the DRC only eight days for review
prior to the July 24 meeting.

2. Provide additional consideration of ASIs. We appreciate the draft ODS provisions to
promote contextual compatibility with Local Register properties (which include Areas of
Primary Importance (APIs)), but at least some contextual compatibility provisions should
also apply to Areas of Secondary Importance (ASIs). Many ASlIs have architectural
interest comparable to APIs that the ODS should recognize. See Attachment 2, photos of
representative ASIs.
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Page 17 of the staff responses to public comments explains that applying contextual
standards to ASIs could exclude areas outside ASIs that warrant contextual consideration
for certain design parameters, while at the same time greatly expanding the number of
properties that could be subject to contextual standards. This could add to the burden on
applicants and staff.

OHA believes that adding the ASIs can be manageable if the contextual standards are
limited to windows, surface materials and roofs. See our comments for these elements
below for specifics.

3. Facade composition. Facade composition should be more comprehensively addressed to
ensure that new buildings do not have an architecturally intrusive impact on the
neighboring context, especially within (APIs and ASIs). See Attachment 1, Exhibit A for
examples of overly assertive or contextually problematic designs. These should not be
permitted under the ODS, at least in certain situations. Such designs can use discretionary
design review. Attachment 1, Exhibit B provides examples of standards to help avoid
such designs.

Some of the Exhibit B statements are included in the draft ODS, but not all. Omitted
statements which we continue to recommend include:

a. For all street-facing doors and windows:

(1) Arrange ...the tops of doors and windows in horizontal alignments.

(i) Use consistent shapes and dimensions.

(ili)  For at least two-thirds of the windows on each floor on each
elevation except for ground-floor non-residential space:

(a) horizontally align the bottoms of the windows; and
(b) provide window heights of at least 4 feet or 50% of the floor-to
ceiling height (whichever is greater).

(iv) Do not use random fenestration patterns.

b. Do not set back portions of floors below cantilevered upper floors or roofs
without corner columns. Any such setbacks shall not exceed one story.

Exhibit B includes rudimentary sketches illustrating some of the above standards.

4. Section 2.2 (Mitigation of Blank Walls) should be expanded to specify the percentage
of wall surfaces that should be open or transparent. Here is possible text:

a. Minimum Transparency of Residential Floors. At least 25 percent of the area of
each street facing facade must consist of windows or other transparent openings.
This requirement applies to portions of buildings backed by residential uses. (For
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ground-floor transparency requirements for nonresidential portions of mixed-use
development, see below.)

b. Ground-floor Transparency of Nonresidential Floors. Ground floor street-
facing windows, doors, or other openings shall constitute at least 75 percent of
the ground-floor street-facing building wall area. Openings fulfilling this
requirement shall have transparent glazing (not tinted glass, or reflective film or
coating) and shall provide views into window displays at least five feet deep or
into sales areas, lobbies, work areas, or similar active commercial spaces.

5. Definition of “immediate context area.” The draft ODS defines immediate context area
as the five closest lots on each side of the project site and the closest ten lots across the
street. But the previous draft also set a boundary of 150 feet from the project site, the
immediate context area boundary therefore being either the greater of 150 feet or the
nearest five or 10 lots. Staff deleted the 150 foot provision in the current draft to align the
context area definition with the Planning Code, which uses only the five lot/ten lot
method. We understand this is desirable for consistency, but recommend continuation of
the 150 foot method (we previously recommended 250 feet) since it provides a more
accurate representation of which neighboring buildings can be seen concurrently with the
project site. The Planning Code definition could be modified as part of a future Planning
Code amendment to incorporate the 150 foot standard.

6. Treatment of altered buildings within the immediate context area and existing
context. This issue is not addressed in the draft ODS. Many of Oakland's architecturally
distinguished buildings have experienced adverse alterations, such as: wood or shingle
siding covered with stucco, asbestos shingles, vinyl or other material; windows replaced
with architecturally incompatible window types and/or designs; and architectural
detailing, porches, and other elements removed, or (in the case of porches) replaced with
architecturally inconsistent elements. The city should promote at least partial restoration
of these buildings over the long term as discussed in Rehab Right, the General Plan’s
Historic Preservation Element and other city publications. For purposes of identifying
altered buildings’ architectural characteristics relative to context, we recommend, at least
as a starting point, the following approach, similar to that used by the City of Alameda:

Altered Buildings. If a pre-1945 building within the context area has had its
surface materials, windows, architectural detailing, or other features altered, the
features selected for incorporation into the design of the project shall be
characteristic of the building’s original architectural style. For example, a
Victorian house that has been covered with stucco or vinyl or aluminum siding
will be considered to have horizontal wood siding for the purpose of establishing
a context for exterior materials.

Staff is concerned that staff and applicants will be excessively challenged to identify

original architectural treatments of altered buildings when defining context. But such

treatments are highly predictable for elements such as windows and surface materials.
For example, window materials for circa pre-1945 residential and non-industrial
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commercial buildings were almost always wood, with steel sash coming into use around
1920. Similarly, as noted above, Victorian wood-frame buildings almost always used
predominately horizontal wood siding (sometimes with shingles and/or stucco panels on
portions of exteriors). The architectural style guides in Rehab Right and the Oakland
Cultural Heritage Survey Manual describe materials, window treatments, and other
architectural elements characteristic of various architectural styles that could be used to
assist staff and applicant in determining original materials, windows, and other missing or
altered elements of context buildings.

. Windows. We very much appreciate inclusion of the following window material
provision:

4.7.6 Window Materials Context. For proposals located in Areas of Primary
Importance (APIs), street-facing windows shall be either wood, wood composite,
or metal.

However, we recommend that the text be modified to emphasize that windows of any
material (such as fiberglass) can be used that visually match the wood or (for some
buildings usually constructed after circa 1920) steel windows characteristic of API and
ASI contributing buildings. In addition, can this provision be expanded to ASIs?

See Attachment 1, Exhibit D for recommended text, which emphasizes conformity with
the dimensions typical of wood or steel sash windows (rather than the material itself) and
using the typical wood and steel sash window diagrams provided that include these
dimensions. Exhibit D also includes provisions, which we continue to recommend,
regarding muntins/grids and sash configuration.

Materials. We also greatly appreciate the materials context provision in Section 4.8.5.
Here is that text with our recommended revisions:

4.8.5 Materials Context. Ferproposals-outside-of-Corridors,+_If the majority of

buildings within the Immediate Context Area feature the same prominent material
on at least 50% of their street-facing facades, the proposal shall incorporate this
material on at least 36% 50% of its facade unless the prominent material is one of
the prohibited materials listed in 4.8.2.

We are recommending at least 50% rather than 30% of the principal facade to maintain
consistency with the context building material. In addition, it should be clarified that if
the context material is wood siding, an alternative material such as cement fiber siding,
(e.g. Hardiplank) that visually matches the context siding is acceptable.

Fine tune detail-oriented standards. Some of the detail-oriented standards promote
elements that will be too underscaled and may look kitschy and/or need clarification. For
example, Standard 4.5.6 requires cornices on buildings five stories or less to be at least 12
inches tall and project at least 6 inches from the face of the building. A 12 inch projection
would be better. Many context buildings, such as Victorian, Colonial Revival, Beaux Arts
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and Craftsman structures will have cornice projections of 18 inches or more. In addition,
the cornice projection, especially the projection’s fascia, should be distinguished from the
non-projecting cornice elements below (such as a frieze) with a facia height 4-8" rather
than 12”. An illustration would be helpful, which we can provide.

Alternatively, a cornice design derived from a building rated at least “C” by the OCHS
with the same architectural style as the proposed building could be used.

There must be a provision requiring consistency with architectural detailing of
contributing buildings within APIs and ASlIs. The architectural detail provisions of the
1-2 unit Residential Design Review Manual Section 8 as modified by Attachment 1,
Exhibit C, Pages 2 and 7 could be a starting point.

Percentage of buildings/features to establish a “context” condition within the
“context area” or “existing context.” Page 4 states “The “majority’ of buildings or
features in the ‘immediate context’ is defined as 60% of these features or buildings".
“Majority” is also used elsewhere in the draft ODS. This is confusing. We recommend
that references to “60%” be deleted, leaving “majority” (i.e. at least 50%). But if 60%
will be retained, then replace “majority” with 60% wherever it occurs.

Show defined terms in italics or other distinctive font to make sure that users are
aware that these terms have specific definitions. Also provide a note at the beginning of
the OS and the definition section explaining this.

We have other comments that we plan to submit on marked up pages from the ODS draft.

Thank you again for the opportunity to comment. Please contact Christopher Buckley at (510)
523-0411 or cbuckleyaicp@att.net or Naomi Schiff at (510) 910-3764 or Naomi@17th.com if
you would like to discuss these comments.

Sincerely,

Dot 37

Daniel Levy
President

Attachments:

1.

2.

OHA 4-30-21 Statement of Recommended Objectives and Strategies for the Objective
Design Standards RFP with exhibits.
ASI photos

cc: City Planning Commission
Bureau of Planning/Zoning: William Gilchrist, Ed Manasse, Laura Kaminski, Ruslan

Filipau, Catherine Payne, Heather Klein, Neil Gray, Pete Vollmann, Betty Marvin,
Audrey Lieberwort
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Oakland Objective Design Review Standards
OHA-Recommended Objectives and Strategies to be Reflected in the RFP
April 30, 2021

All project locations:

1. Write the objective standards to discourage designs that are overly assertive and/or call
excessive attention to themselves. Such projects can be processed under existing
discretionary design review procedures.

See Exhibit A for examples of these projects. See Exhibit B for examples of design
standards intended to help avoid these kinds of projects. We can provide additional
suggested standards if planning staff considers the Exhibit B standards helpful.

2. For projects located within APIs, ASIs or within visual proximity of a PDHP, DHP or
API/ASI:

a. Write the objective standards to require projects to be visually subordinate and
deferential to neighboring DHPs, PDHPs and API/ASI, including projects located
within APIs/ASIs.

i. Apply Criterion 8: “Neighborhood Compatibility (Context)” from the
Interim Design Review Manual for 1-2 Unit Residences to projects in all
areas as a basis for ensuring compatibility not only with APIs/ASIs but
existing neighborhoods in general.

ii. Consider modifications to Criterion 8, such as those shown in Exhibit C,
so that Criterion 8’s provisions read as objective standards and more
effectively ensure compatibility with the surrounding context. If the
project site is in an APl or ASI, delete the requirement that Criterion 8
applies only if there are at least 10 houses (buildings) within the context
area.

iii. See also Exhibits A and B.
b. Define “visual proximity” as:
i.  Within 200 feet of the boundaries of a DHP/PDHP with an existing or

potential rating of B or higher or an APl or ASI and having the same street
frontage as an API/ASI contributor or DHP/PDHP.

446 17th Street, Suite 301, Oakland, California 94612 ¢ (510) 763-9218 ¢ info@oaklandheritage.org
Web Site: www.oaklandheritage.org
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ii. Adjacent to a street-facing elevation of any other PDHP and having the
same street frontage(s) as the PDHP.

c. See Exhibit D for possible window provisions for projects within APIs/ASIs or
within visual proximity of an API/ASI.

3. Related strategies.

a. Use the Interim Design Review Manual for 1-2 Unit Residences and the Small
Project Design Guidelines as starting points for the objective design standards for
all projects. Revise and expand these documents as needed. Incorporate
provisions such as those shown in Exhibit B to avoid overly assertive designs.
(The 1-2 Unit Manual should be fairly easy to adapt to smaller (3-5 unit)
multifamily projects, but could also apply to larger projects, including those
within predominantly nonresidential areas.)

b. Use key sections of Oakland’s other design review manuals and guidelines as
starting points for all projects. The context section of the Commercial/Corridor
Design Guidelines is especially relevant.

Exhibit A: Examples of overly assertive or contextually incompatible designs that should be
discouraged by the objective design review standards

Exhibit B: Examples of objective design review standards intended to avoid overly assertive
designs and promote compatibility with older neighborhoods.

Exhibit C: Neighborhood compatibility (context) standards based on Criterion 8 of the Interim
Design Review Manual for 1-2 Unit Residences

Exhibit D: Window material and detail standards for projects within or in close proximity to
APIs/ASIs.
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April 30, 2021 Objective Design Review Standards

Exhibit A: Examples of overly assertive or contextually incompatible designs that
should be discouraged by the Objective Design Review Standards

N

s
.




ATTACHMENT B




ATTACHMENT B




ATTACHMENT B




ATTACHMENT B




ATTACHMENT B

April 30, 2021 Objective Design Review Standards

Exhibit B: Examples of objective design review standards to avoid overly
assertive designs and promote compatibility with older neighborhoods.

A. To ensure that the proposal’s architectural detailing is well-executed, the detailing shall
be derived from one or more existing buildings that have an existing rating of A, B or C
by the Oakland Cultural Heritage Survey and that exhibit the proposal’s selected
architectural style.

The address and photographs of the existing prototypical buildings shall be included as
part of the proposal’s application, along with photographs of the prototypical details that
will be used. The proposed detailing shall be consistent with the dimensions, locations,
proportions and, for repetitive elements (such as dentils and brackets on cornices and
entablatures), spacing.

B. On street-facing elevations and except for ground floor non-residential space:
(1) Use window sash with vertical rather than horizontal proportions (taller than

wide), although grouping of such windows may be in horizontally-proportioned
openings; and
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(i1))  Position windows at least 2 feet from building corners.
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C. For all street-facing doors and windows:

(1) Arrange doors and windows in vertical alignments between floors and the tops of
doors and windows in horizontal alignments;
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(i1))  Use consistent shapes and dimensions;

(ii1))  For at least two-thirds of the windows on each floor on each elevation except for
ground-floor non-residential space: (a) horizontally align the bottoms of the
windows; and (b) provide window heights of at least 4 feet or 50% of the floor-to-
ceiling height (Whichever is greater);
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(iv) Do not use random fenestration patterns;
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D. On street-facing elevations, arrange windows, bay windows and vertical facade
articulations in a regular rhythm, with equal spacing between windows or window groups

and between vertical articulations.
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E. Unless a sloped roof is provided, avoid a horizontal separation between the tops of the
top floor windows and the top of the wall that exceeds the height of two-thirds of the top
floor windows on each street-facing elevation without providing a horizontal molding at
least 18 inches in height 50% of the distance from the top of the windows to the top of

the wall.

F. Limit parapet heights to 3 feet, except for open parapet railings.

G. Do not set back portions of floors below cantilevered upper floors or roofs at building
corners without corner columns. Any such setbacks shall not exceed one story.
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H. If the wall helght of a new bu11d1ng exceeds the wall height of an adjacent building across
a side lot line by at least 8 feet (approximately one story) and the adjacent building’s wall
height is at least 18 feet (approximately two stories), set the new building’s walls that
face the adjacent building and exceed the adjacent building’s wall height by 8 feet so that
they do not penetrate a 45° skyplane angled upward from the top of the new building’s
side-facing walls and originating the height where the new building’s side-facing walls

exceed the adjacent building’s wall height by 8 feet.
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I. For new buildings over three stories with sloped roofs, enclose the top floors within the
roof envelope, using dormers and, for gable roofs, gable ends to maximize floor area.

J. If brackets are used under roof eaves, balconies and other projections: (i) the bracket
height from the base of the strut (or similar outward and upwardly angled supportive
element) to the edge of the roof eave shall be at least 18 inches: and (ii) the width of each
bracket member at least 3 1/2 inches and the thickness of each bracket member at least 2

1/2 inches.
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K. The tops of porch and balcony guardrails shall horizontally align with at least two-thirds
of the window sills on the same floor on each street-facing elevation. If the guardrails
must be higher to conform with the building code, provide a supplemental or “booster”
rail that extends along the top of the “architectural” rail to obtain the required additional
height using attenuated materials, such as metal rods or tension cables, to minimize the

booster rails’ visibility.
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L. All street-facing projecting porches and balconies shall have roofs. All projecting
balconies shall have columns supporting the roof.
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OAKLAND DESIGN REVIEW MANUAL FOR ONE AND TWO UNIT RESIDENCES

W{I ISITC: Criterion 8: Neighborhood Compatibility (Context)

CRIFERION-8: NEIGHBORHOOD COMPATABILITY (CONTEXT)

New construction within 40 feet of a front lot line shall relate well to any strong,
positive visual patterns, or “contexts” presented by neighboring buildings within the
context area. These visual patterns shall Include those created by: (i) roof forms and
pitch; (ii) principle entryway treatment; (iii) front sethack; (iv) surface materials; (v)
windows and openings; (vi) architectural detailing; and (vil) front yard landscaping (see
Figure 8-1).

The “context area” consists of the five lots on each side of the project site and the ten
closest lots across the street (see Figure 8-2).

This criterion shall apply only if the slope of the project site is 20 percent or less and
one of the following situations exists:

ATTACHMENT B

a) At least 75% of the sites (including vacant lots) within 300 feet of and on the
same street as the project site are 4,000 square feet or less in area; or

b)  Within 1,000 feet of the project site, there is a grid system of multiple streets, or
the system of streets forms a pattern of a nearly reclilinear grid or the
intersection of more than one grid.

This criterion does not apply if there are fewer than 10 houses in the context area s
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INTRODUCTION

Contextual conformity for the new development shall be determined according to the following architectural parameters of buildings
within the context arca:

ii.
iii.
V.

vi.
Vii.

i

Roof pitch and forms;
Principal entryway;
Building setback;
Surface materials;
Windows and openings;
Architectural detailing;
Landscaping; and
Architectural style.

For all of the above context parameters. if 50% or more of the context buildings share the same context treatment for that parameter,
the proposed development shall also exhibit that treatment. If less than 50% of the context buildings exhibit the same treatment for
that parameter, the proposed development may select its treatment from one of the four most prevalent treatments within the context
area if the selected treatment is used for at least 20% of the context buildings. If less than 20% of the context buildings use the same
treatment, then the proposed development is not subject to that context parameter.

Buildings within the context area that have had their surface materials, windows, architectural detailing or other original context
parameter treatment altered, shall have that treatment assigned to them by staff based on the altered building’s original architectural
style(s) and the characteristics set forth for that architectural style in the Architectural Styles Guide of these Standards. For example,
Victorian house that has been covered with stucco or vinyl or aluminum siding will be considered to have 6”-9” V-groove or 97
channel rustic horizontal wood siding for purposes of establishing a surface materials context.
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OAKLAND DESIGN REVIEW MANUAL FOR ONE AND TWO UNIT RESIDENCES
e Criterion 8: Neighborhood Compatibility {Context)

__kufx.a.&..s % z)\..?-f.\:.‘\ N.t.v.a.du.-.\%:- Q_z\h\-( .

The applicant s amuonm_za _.c- v:&c aua_._:..niﬁ:a :E m.._:,ogn_na .8..-! iwneﬁnﬁvuu £ Al _
- must-Aelitie-houses-o CLpeope X R EJER
Fele B Aty e a ) B e R e g Ly A T W PR T '—..U f _
yraphs, Cily staff wil determine which cont apply. At leagt! RE 3\_@?3
the surrounding fhewses mus! exhibit similar characleristics In order for a context/i 20% |
apply. o:m_.mn&__m__nw for which context has heon established but not considared Em_zcm 3
altributes (Such as materials not on the approved list | or dominance of open i 4&9«.33@

parking in the front) will be eliminated from context consideration.

Roof form context éstablished, bt no rasf pitch context, | m u N

L A Ay o il £ &

RERLACE WA
A PPLiepdoan
SETren) B,

A et

~GUIDBLINES ST 0ihe s

8.1 Roof Pltch and Form Context

To determine If there Is a steem Toof pitch and form conlext, at least™0% of the buildings No roof 'contaxt.

must have simllar shapes (gable, hip, gambrel, mansard, efc.), m:n m__.n__m_. a%ﬂw as definad o T

by four calegorios: L L...z..,.!!rj Fig. 83, Roof form' context Ia oatablished (1ot 58..“_..*
T,QSESJ Aue e A, bl forkoc st boss Sovhe sy sich

Flat: 0 to 1 in 12 slope /NI__S:‘D: 3 contont 1 ontabtishas 1 ansi of the b _eﬁrﬁ__ﬁ

Low: 1 in 12 to 3 In 12 slope W W context arom have similor rool A dofined by fho four

Moderate: 3 in 12 to 7 In 12 slope R ?C..\w e’ calogonen ab lofl,

Staep: greater than 7 in 12 slope i
If there Is a roof shape andfor a roof slope context, the proposal :m.: conform to all

established contexts, including overhanys if established in the cont In arder lo be
considered as a successiul response to this context, the root form and shape context must
apply to at leas! 76% of the project’s roof area. See Flo. 8-3 & Fig. B4

If the roof context Includes overhangs, or parapets, then the design should Include similar
overhangs. The minimum overhang Is consldered to be 12 inches unless a lesser averhang is
appropriale in the context,

ah.f Ea._.sssssa__a thit'eontar of the 359& |
el the ool plich atd foim  contea find n?._zf §
oaighborood. Howover, by beginning the eavis al fhe sime 3
phint mg e other homos in dhe  nelihbomond, it !
dimenstates succagshil midgation,

e

Page®e~ |}
<)

—




ATTACHMENT B

OAKLAND DESIGN REVIEW MANUAL FOR ONE AND TWO UNIT RESIDENCES
Criterion 8: Neighborhood Compatibility (Context)

8.2 Principal Entryway Context @\\rl.,r 30 sodnv

The entryway constilutes the passageway to the primary entrance(s) of the cc:a.“@.

maams_:.mmmsv_.mc_m::.._aom.Omam::Eazvoaoﬁm.ggﬂémm _ma-mn_.ﬁucm
located in the front if @-sige ' form Is oriented to, and @ the front of

the site. See Fig. 8-5.
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To determine if a strong entryway context exists, the surrounding Hemses are surveyed for the
following three entry components: (i) location, (i) type [e.g. projecling with roof, projecting
without roof, recessed. elc.], and (iii) Aoor elevation haight.

If an entryway context is established, for any of these three components, the applicable
components should be noted and incorporated Into the proposal. See Fig. 8-6.

Fiy. 85, The ralsed antry pofches in this neighborhood
craate a strong ansibion betwasn pubdic and privats spaces.
Iny addition, all entry unils are prominently located relative 1o
Ihe streel.

Fig. B-6, The size, shapa pnd orentation of the porch pelative
10 thia dwelling and the intagra! stairway projecting beyond thi
front facade of the dwedling provids for 8 prominant eriryway.




OAKLAND DESIGN REVIEW MANUAL FOR ONE AND TWO UNIT RESIDENCES
Criterion 8: Neighborhood Compatibility (Context)

8.3 Building Sethack Context ~l " J o ._1... . I_, “ It_!.l.l_.. !u.._
Il there is o selback context, the praposal's setback should be wilhin 3 faat of the context's .

average selback, or as close o it as zoning requirements allow,

o RS Y 2 g |
_ Y v \va v v B
The average front yard setback is determined from Sanborn maps. Wherever possible, the _ _m xm “ 7 _ ; 4 _\\.‘_ ” o
proposal should maintain the prevalent setbacks and relnforce the block face. Where the SRS 1 - i 87 (R _.. _ z\.&
average selbacks violate current zenlng standards, the front of the bullding: should be located e Souds S, i e =%
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If there is a materials contexd, the proposal shewld ither use the same malterial context
materdal on all walls visible from lhe street or a eeazzmw_.o: of materlals thal'ibeh

context matarials {n-ateast S0-percent of the-wa See Flg. 88

Hhi St i

. To determine the ma&_\m__nu of buliding materials contoxt, it more of the \surrounding
-, buildings must have Stmitar materials used on thelr primary fagade. Ses Fig. 8-9. Only the
ifallowing materials will be considered: (o] wood siding (dimensional lumber); {b)l board and
batten slding, including plywoad if mirimum 1" x 2" wood ballens are used al minifipum 8-inch
Intervals; [c] wood shingles,; [d) cemont plaster (stucco) applied wet at (he job site™{e] brick: [f]
asl-poncralowmpoonty-urits; [h) cement fiber or simiar synthelic slding

Dywood siding: of [i] glass! o L. qur..
X
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OAKLAND DESIGN REVIEW MANUAL FOR ONE AND TWO UNIT RESIDENCES
\ _ Criterion 8: ZQ_ng_._..oan Compatibility (Context)

B.5  Windows and Openings Context
To determing the eystence of a
buildings must displily simitar tr
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OAKLAND DESIGN REVIEW MANUAL FOR ONE AND TWO UNIT RESIDENCES
Criterion 8: Neighborhood Compatibility (Context)

8.6 Architectural Detail Context

nmE:ﬁm on existing bulildings in the area.

If there is an architectural detail context, the proposal §he : atk the
prevailing characteristics identified in the context. maw.m_u mLuY s:.\a &.&h?:)

hﬂuﬂ ﬁb,\!r .4\\«&.&\‘,\ M.W.N?n “\fag

8.7 Landscaping Context

To determine the existence of a landscaping context, there must be a strong, positive
presence of trees, shrubs, and ground cover in the context area. This Guideline will not apply
if such landscaping exists, but is sparsely located or not maintained. See Fig. 8-13.

If there is a landscaping context, the proposal should conform to all established contexts
(trees, shrubs, groundcover) and provide adequate watering faciiities for its maintenance).

SUBJELT

N\\@

Proposal doss nof conform.
SULIECT

Proposal reasonably conforms.

Fig. B-12. The use of door and window Ifim, windaw sil}
detalling, detall of the donr, and datailing of the entry Stoirs
nstablishes an architecturny datall contaxt,

Fig. B13. A visuafly rich nelghtxirhond charcler s creatad
through the successful use of landseaping
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8.7 Architectural Style Context.

To determine if there is an architectural style context, at least 20% of the buildings in the context area must exhibit the same
architectural style using the architectural styles set forth in in the Architectural Styles Guide of these Standards. If 50% or more of the
context buildings use the same architectural style, then the proposal shall also use that style. If less than 50% of the context buildings
use a particular architectural style, the proposal’s architectural style may be selected from one of the four most prevalent styles within
the context area if the selected style is used on at least 20% of the context buildings. If less than 20% of the context buildings use a
particular architectural style, any of the styles listed in the Architectural Styles Guide of these Standards may be used for the proposal.

If the project is located in an API or ASI, the proposal shall use the most prevalent architectural style within the API and ASI.
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April 30, 2021 Objective Design Review Standards

Exhibit D: Window material and detail standards for projects within or in close
proximity to APIs/ASIs.

A. Windows shall either be:
e wood or simulated wood; or
e metal

in conformity with the proposed building’s architectural style as set forth in the Architectural
Style Guide of these Standards and shall conform with the dimensions shown in Figure 1 (see
next page).

B. Divided-lite windows, where utilized, may consist of true/full divided lites or simulated
divided lites, in accord with the following standards:
i. Muntins or grids shall project at least three-eighths (3/8) of an inch from the glass surface.
ii. Muntins or grids shall be used on both the exterior and interior of the glass.
iii. For simulated divided lites, spacers shall be used between panes.
iv. Sandwich muntins, where muntin material is located between two panes of glass, but not
on the exterior or interior of the window, are prohibited.
v. Roll-on or tape muntins are prohibited.

C. For paired, triple or other grouped windows, all sash shall be separated by a wood or
simulated wood vertical casing at least 5 1/2 inches wide.

Lesg Thaw

shn

nin,

 Peamizy

D. Exterior screens, if any, on double hung or single hung windows shall cover both sash.
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Sash set back from face of

surrounding exterior wall

surfaces:

= 34" min.--wood or
simulated wood

siding
Stile width 12"-2" = 1" min.--cement
e ll oo plaster

. 3%" min.--masonry
g <

Sash set back %" min.
from surrounding exterior
wall surfaces not including
trim.

Upper rail height
1Yo

Metal window
perimeter frame 1" —
174" at top and sides.

Muntins/grids project at
least 3/8” from exterior
face of glass.

Meeting rail height
=17

Metal window
perimeter frame 1%2°-2”
at bottom.

Glass set back at least
3/8” from exterior surfaces
of stiles and rails.

1 3/8” minimum sash
thickness

Bottom rail height 2"—4”

WOOD DOUBLE HUNG SASH METAL CASEMENT SASH
Typical Dimensions Typical Dimensions
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. Meeting rails for double hung or single hung windows and horizontal mullions for all
windows shall be positioned in the upper 50% of the window opening.

| [T o ]
[

PERATTIZY rJ2YT P2 ITED

. The dimensions shown in Figure 1 shall be the same for all sash within a window opening.

i T

PEem) H“’:ﬂ' ‘

. Muntins, if used, shall be distributed in either a uniform pattern within each window opening
or concentrated in the upper 50% of each opening.

R
|

b —

PER- INS) NeY Prdent iTid

. Horizontal slider windows are not permitted.



L

ATTACHMENT B

Within each window opening, position sash, mullions and muntins in a symmetrical pattern.

]

i

|

PEemi TTED

]

i

]
[

NIT PEAM! fi&(ﬁ_

-



ATTACHMENT B

Landmarks Preservation Advisory Board April 3, 2023—ASI Photos for discussion

Cleveland Heights ASI, Newton Ave.:
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32" St., Telegraph-Grove-Shafter ASI
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Trestle Glen-Lakeshore ASI, Longridge Rd.
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OAKLAN
HERITAGE <»
ALLIANCE

August 5, 2024
By electronic transmission
City of Oakland
City Planning Commission and staff

Subject: Objective Design Standards (ODS) for 4-8 story residential and mixed use
multifamily buildings— Oakland Heritage Alliance (OHA) supplemental comments

Dear City Planning Commission members and staff:

The attached marked-up pages from the draft ODS and the following comments supplement the
comments in our 7/24/24 letter package to the City Planning Commission’s Design Review
Committee (DRC):

1. Carry through the horizontal lines from neighboring buildings in cornices, tops and
bottoms of windows, storefronts and other horizontal elements. This statement is on
page 66 of Oakland’s Design Guidelines for Corridors and Commercial Areas, but is not
reflected in the draft ODS. These horizontal alignments are important in promoting
individual buildings that relate well to another and creating architectural ensembles.

Prior to the mid-20th century, such horizontal alignments were common practice in most
situations with attached buildings and/or buildings with narrow side yards. It is highly
evident in the older parts of European cities and older US cities and it is still discernible
in older parts of Oakland, especially Downtown and Old Oakland.

Since the Corridor and Commercial Area Guidelines language is somewhat subjective,
here is a modified version that is more “objective”:

On new building street elevations, continue horizontal lines from adjacent
buildings of:

a.  Any cornice/crown molding at the top of the street elevations;

b.  Tops and bottoms of windows, and

c.  Any belt cornice or other horizontal molding at the top of first floors or
architectural base.

Exceptions to this standard are permitted when it is not possible to horizontally
align the new building’s floor elevations and other horizontal elements of the new
building with adjacent buildings due to differing floor levels or uses between the
buildings. In these cases, the new building shall align the above horizontal
elements within 18" of those of adjacent buildings. Alternatively, such horizontal
alignment may take the form of a horizontal element on the new building that does
not exist on the adjacent building, e.g. a belt course on the new building that

1



ATTACHMENT B

aligns with the tops of windows on the adjacent building or a sill course on the
new building that aligns with a belt course or other horizontal molding on the
adjacent building.

Although continuing horizontal alignments are referenced in ODS Standards 3.3.1, 3.4.1,
and 3.6.1a, it is an option rather than a requirement and/or applies only to the base
treatments or top treatments rather than comprehensively. The above standard should
apply to all projects or at least to projects in APIs and ASls.

Note: The Corridor and Commercial Area Guidelines treat ASls equally to APIs for
context purposes, while the draft ODS considers only APIs and, along corridors, "Cs".
We continue to recommend more consideration of ASls, especially since such
recognition is consistent with past practice such as in the Corridor and Commercial
Area Guidelines and the Small Project Design Review Guidelines.

Provide more complete window standards. This reiterates Item 7 in our 7/24/24 letter,
including using Exhibit D to our 4/30/21 letter as a starting point, especially Exhibit D
Figure 1. In particular, the ODS should incorporate the following Exhibit D provisions
concerning divided light windows:

Divided-lite windows, where utilized, shall consist of true/full divided lites or
simulated divided lites, in accord with the following standards:

i. Muntins or grids shall project at least three-eighths (3/8) of an inch from the
glass surface.

ii. Muntins or grids shall be used on both the exterior and interior of the glass.
iii. For simulated divided lites, spacers shall be used between panes.

iv. Sandwich muntins, where muntin material is located between two panes of
glass, but not on the exterior or interior of the window, are prohibited.

v. Roll-on or tape muntins are prohibited.

These standards address the all too common practice of using sandwiched or roll-on tape
“muntins”, which look cheap and unconvincing imitations of real muntins. It is better to
use no muntins at all than sandwiched or roll-on tape muntins. We are surprised that this
simple and (given the no-muntins option) no-cost provision was not included in the ODS.

. Horizontally align the tops of windows, doors, and other openings on the same floor.
We have added this language to Standard 4.7.4 in the attached marked-up ODS pages.
This recommendation was presented in Item 3.a.i of our 4/24/24 letter and initially
received some support by at least one DRC member at the 7/24/24 DRC meeting. But
staff demurred, commenting that: “there is a level of non-alignment in current projects
unlike the past”; “current building practice” needs to be considered; staff did not “want to
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stifle creativity”; and any shifting of horizontal alignments should be done “consistently”.
Our response is: (1) “current building practice” and overly creative designs are often not
appropriate for historic areas and possibly other contexts as shown in some of the
photographs we have previously submitted; (2) there is no mention in the ODS of
“consistency” in any variation of the horizontal alignment of the tops of windows and
doors; and (3) allowing minor “consistent” changes in alignment creates a slippery slope
if there are no limits placed on the degree of consistency.

Include more provisions from the small Project Design Review (SPDR) Guidelines.
SPDR Guidelines 2.1.2d, 2.1.6, 2.1.7c, 2.1.8c and d and 2.1.9d are not reflected in the
draft ODS. Can these SPDR provisions be included? They already read objectively or
could be easily modified to do so.

Rely less on volumetric articulations and more on materials, facade, composition,
and detailing to provide architectural interest. In the attached markups, we are
recommending deletion of additional volumetric articulation standards. We also provide
recommendations that give more priority to materials and detailing. See also item 3 of
OHA 7/24/24 letter.

We reiterate our recommendation from the 7/24/24 DRC meeting that the 4-8 story
ODS be referred to the LPAB prior to CPC consideration. The standards will
significantly impact historic areas and individual historic buildings.

Thank you for the opportunity to comment. Please contact Christopher Buckley at (510) 523—
0411 or cbuckleyaicp@att.net or Naomi Schiff at (510) 910-3764 or Naomi@17th.com if you
would like to discuss these comments.

Sincerely,

Dot 37

Daniel Levy
President

Attachment: Marked-up pages from the 7-15-24 Draft ODS

cc: Bureau of Planning/Zoning: William Gilchrist, Ed Manasse, Laura Kaminski, Ruslan

Filipau, Catherine Payne, Heather Klein, Neil Gray, Pete Vollmann, Betty Marvin, Audrey
Lieberworth
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lanning Code Definitions and Glossary.
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F

Terms used in this document are defined in Planning Code Chapter 17.09. For additional definitions, please refer to Glossary in Attachment A.
/\
(/‘mmedlate Context Area and Existing Context Applicability.

P AT P
[ 3@ &

L Some specific objective design standards requireproject applicants to survey the surrounding area and incorporate certain existing architectural

elements or features from the “immediate caatext area” or “existing context” inte the new project design. The "majority” of buildings or features
in the "immediate context" is defined as of those features or buildings.

%mmedlate Conwr/eg)and associated context transition standards apply to developments located outside of Corridor zones. Corridors are
defined on the next page.
1. Forinterior lots, the “Immediate Context Area” shall be defined as both:

a. Sresidential ots on each side of the subject lot counted from the subject lot’s side property lines on each side of the
lot along.the same side of the street. '

If fewer than 5 lots exist between the subject lot and intervening street or public open space, lots from the next block on
the same side of the street will be considered.

b. 10 closest residential or mixed-use lots on the opposite side of the street.

Note: If there are fewer than 5 lots on each side and 10 lots across, the immediate context area will be determined by the number of
available lots.

" Subject property

[ 1 Neighborhood context area

2. For corner lots, t,h.e “Immediate Context Area” shall be defined as:
A

a. 5residential or@ots on each side of the subject lot, measured from the subject lot’s side property lines on each side uf
the lot along the same side of the street.

b. 10 residential or mixed-use closest lots on the opposite side of the street.

Fae-2_ o220
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Subject property

l:] Neighborhood context area

3. For lots that cover an entire City block, the context area shall be defined as all lots across the street from each side of the subject lot
and all lots that front the same street intersections as the subject lot.

STREET

STREET
STREET

STREET

|
({"% 0"}) Subject property

D HMeghborhood context area

Note: If there are fewer than 5 lots on each side and 10 lots across, the immediate context area will be determined by the number of available '
lots.

“Existing Context”jand associated context transition standards apply to developments within the Corridor zones.
1. “Existing Context” shall be defined as:
a. Block face as measured from corner to corner of a block with the subject property.

b.  Only Local Register* and “C”-rated Potentially Designated Historic Properties (PDHPs) within a block face contribute to existing
context.

Pree 3 o7 25
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D Subject property

Local register properties within block face

*Local Register Properties include all Designated Historic Properties** (DHPs) and Potentially Designated Historic Properties (PDHPs) rated “A” or
“B”, or any properties located within Areas of Primary Importance (APIs), or properties within the S-7 and S5-20 Preservation Districts.

**Planning Code Chapter 17.09 defines DHPs as landmarks, contributors or potential contributors to Preservation Districts, or Heritage Properties.

To find out your property’s historic designation please see the Zon'mg Map. Select your parcel, click on Complete Parcel Inforrnatlon, and scroll |

-

information on Historic Ratings please refer to this webpage and the Planning Code. \:\a o -;r i 'j g < ~,r-4- £ : e ‘:‘f:':__.i_..)
\ st Yeriig boglolniss

Note: For the purposes of this document, any non-residential.p# ies are not a part of the Immedj‘leTte ontext Area PEYIS'ﬂng-‘Eeﬂteﬁt

The applicant is responsible for photo-documenting the adjacent development in the Immediate Context Area and Existing Context with color

photographs showing building street frontages on the above lots. Each photograph must be labeled with the address pictured.

Corridors.
N
&

Corridors include areas or portions thereof within the following zoning districts; RU-4, RU- 5, CN-1, CN-2, CN-3, CC-1, CC-2, D-BV-1, D-BV-2, D-
BV-3, CR-2, CBD, D-LM, C-45, 5-15, fronting the major streets with heavy transit activity. These major streets include Telegraph, College, San
Pablo, Bancroft, and Shattuck Avenue; International Blvd; Broadway; Foothill Blvd, McArthur Blvd., and other major thoroughfares. Corridors
also include areas within Downtown, Jack London District, Lake Merritt, and other parts of the city wlth high commercial activity. Parcels with
frontages along the Corridors are a subject to specific provisions specified in these objective design standards, which differ from provisions
applicable to parcels located off-Corridors. Please refer to the Corridor Map for detailed information and to find out if a subject lot is withina
Corridor area.

Also, See 0akDOT Roadway Classification Map when a standard is referring to Collector, Arterials, or Local streets.

Pare H or— 2o Se
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Purpose and Intent.
Mass and scale of long building frontages should be visually reduced using massing breaks and other architectural methods. New buildings should

not be imposing on adjacent historic resources to the extent possible and utilize transitions. Buildings that emphasize their corners help frame the
busy street intersections, add character, and often serve as nodes or landmarks due to their high visibility.

i ] i
ILDING SCALE AND FORM STANDARDS - SHTEEEE Y

= :r.j":

IContext Standards D

T

2.1.1 Height Context Transition. If adjacent lots abutting the side lot lines of a subje(ét lot contain a Designated Historic
Property (DHP) or Potentially Designated Historic Property (PDHP) rated “A” or 7B" with a height lower than that of the
subject property, a height transition shall be provided. This height transition spall apply for a minimum of the first 10 feet or
10% of the lot width (whichever is less) from the abutting side property line.Within this area, the height of the subject O 0Ol0O
property must not exceed 50% of the height difference between the designated historic building and the subject property. On
Corridors, this height transition can be applied from the side or front of the proposed building.

[L4+ o) \Exception: In Downtown zones (DT) (as defined in the Downtown Oakland Specific Plan), this standard applies in zones with a
s 755-foot height limit, and in any DT zone if a proposal is adjacent to #Civicbuilding that is a DHP or PDHP rated “A” or “B”.

2.1.2 Contextual Massing Break tside of Corridors, a minimum of one 5-footwide and 3-foot-deep recess
e provided aong e?ch ir}_feriz{ property line shared with a one- to three-story residential building'at /

fr pr jection shall be p ] _ i
{maximum intervals of/50 feet and extend the entire height of the'building. 7 —_— L O Olo
3 } e’ Shodly : s kit

or proposals o
3 i g

Egu)iolecfs qp__gq([i'ié_g_rﬁ} an existing adjacent building along the shared interior property line includes light wells, and the
proposed and existing buildings are three feet or less apart, the proposal shall include a light well directly across from the
existing light well. This light well shall have minimum dimensions of 3 feet deep by 5 feet wide.

Building Mass Yes [No [N/A.

(2.1.3 Massing Breaks. For building frontages and continuous street walls that are 150 feet or longer, at least one massing
)14 F | preak shall be provided for every 150 feet of frontage from following options:

? Note that each option can be used more than once.
a. A recess or projection in the building massing that is at least 5 feet wide and at least 2 feet deep and extends the full j iy
_ height of the building above the base including a break in the roofline. Ololo
l b. An exterior court at the street level that is a minimum of 10 feet by 10 feet, is open to the sky, and is visually open to ! i
/ the street on at least one side. This court could be a part of the setback required by the underlying Zoning district. BLai
Fences are allowed if they comply with Zoning. Note: this option is allowed on Corridors only if other options on this list
r are not feasible. [a.A oF sl 2 Yok degd )
[ c. A portal that is at least 10 feet wideE‘nd has a minimum vertical clearance of 12 feet. Fences are allowed at such

L. portals if they comply with Zoning.

—

L]
_.! 2.1.4 Building Corners. Buildings at street intersections where at least one of the streets is a Corridor, shall include at least
two of the following features for at least 20% of each building frontage length along the street, but not less than 15 feet,
measured from the intersection of the setback lines at the corner:

a. Build to minimum setback along both front and corner side of building, followed by a massing break as specified in
2.1.3, depending on the length of the building.

> b. Corner building mass at least 3 feet taller than the rest of the building facade along the intersecting streets, as i
allowed by the underlying Zoning. Rt
c. Corner building mass that is a minimum of 3 feet shorter than the adjacent building massing on the same .
development site. b ‘\é‘
‘.":'—_d.;éhangés-inimbf.focmtsuch.asa.;hange..fmm\pitched-to.ﬂat} on-bzeaksimmf—iine5ueﬁ~és¢ﬁo§é-speciﬁed:irr&=3‘_é;{t} ;
[ or4S5.4(a)er(b). )/
. - //c
\‘ —e_Habitable projections-abovethe-ground-floer-area-of upto-50%-of the-building height. Any.projections-into-public _~ Dy
‘-\;figh%qff_vg.r:-::y=m&st7cam9_lynmth720ning-and-leak6}9}fequirement_s_._ J o e Q
@@EI%@{ﬁ?&gkais-am};etal-panélslatthevmmm - 87 A2 Idimratatue vl coonm
g. An architectural feature such as a round-ed'_or cut corner, tower/cupola, or similar. The feature shall extend at least i : S

half the building height (shall have a vertical length of at least 50% of the building height situated in any portion(s) of
! the building corner along a vertical axis). This option is not subject to the minimum facade length requirements.

A& or20
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2.1.5 Stepping for Sloping Sites. Stepping for sites sloping 20% or more shall be achieved using at least one of the following:
a. Changing the elevations of finished floors and/or roofs for no more than one story between steps. 0 Ol O
b. Adding floors at higher grade elevations as allowed by the underlying Zoning district.

c. Eliminating or stepping back upper floors at the lowest point of the slope by a minimum of 5 feet.

2.1.6 Skirt Wall Height on Hillside. Skirt wall height for buildings on hillsides shall be limited as follows:

a. On slopes of 20-60%, skirt wall heights shall not exceed 2 feet per 10% of slope, with a maximum skirt wall height of 4 D D |‘_‘]
feet for a 20% slope, 8 feet for a 40% slope, and 12 feet for a 60% slope.

b. Exception: This standard shall not be required for buildings on lots with slope greater than 60%.

2.1,7 Skirt Wall Design. At least one of the following design methods shall be used to de-emphasize ski Il bulk:
a. Incorporating horizontal molding, a belt course, and a cap at the top of ﬁ @/{‘\{- N
b. Changing material at the skirt wall to contrast with primary buildin —~ oiglg
= c. Integrating terraces at the skirt wall that horizontally ex
/g 1} (= d. Recesnngjg}gﬁsb'[t waII from the face of the upper floo cluding i tat will_ screen the skirt walls at |
\ M) 4 maturlty = = g e Y |
_j—‘ [:‘ — i P E I e 5 C—

l){ ——/’j (Tvieese aud /m othen
AfeLIES 100 3

’V{ 2.2 Mitigation of Blank Wallg’
Hb DiTpewnd TO — i
G.—eA. AS PEA [-2 UrIT RESIDEATMIA- BDESIb45 p B NE s Prs
ik walls on facades and non-active frontages, such as parking garages and service and utility Greas, contributes to

'1»\

pose and Intent.

0 ﬁp‘ :mm;zmg long stretches of bl
\ 1/\7 / a more active and safer environment. When unavoidable, use design treatments to add visual interest.
' Mitigation of Blank Walls Standards es |No IN/A!
2.2.1 Blank Wall Length. !

a. For facades that front to a street, no blank walls equal to 15 feet or longer shall be allowed, unless required by
structural demands of a building in the Building Code. When unavoidable, all blank walls shall meet the standards for
blank wall treatments specified in standard 2.2.3. i ] § D

b. For side facades visible from the public right-of-way in areas outside of Corridors, and where there is a side setback of
at least 3 feet between buildings, no blank walls 30 feet or longer shall be allowed unless required by structural
demands or the Building Code. If blank walls are unavoidable, they must meet the blank wall treatment standards
specified in Standard 2.2.3.

2.2.2 Corner Blank Walls. At building corners fronting a Corridor, Arterial or Collector street, a blank wall longer than 15 feet Og D
shall not be located within the first 20 feet measured from the building corner. !

Lz .2.3 Treatments. All continuous blank walls on the ground floor fronting any public street, sidewalk, walkway, or public open
pace shall have at least one of the following design treatments:,

a. Mura!s that are atleast 8 feet in any dlmensmn and cover at least 75% ofthe blank waf! area. : | F

. Publi art that compllesmth Municipal Ccde requirements for prwate development. and cover at least 50%70er )
blank wall area. S A ————_—
- @ﬂ FPHL.mr\ﬂnL, Usz H(?wmgw 'T\(; ”T},\w\.rm’/
a A’éecorat:ve features such as ironwork, grilles, panels, mosaics, or relief sculptures that cover no less than 50% ofa—— .
blank wall area. Additional option for parlii'ng garages: ventilation grills that match the window patterns and articulation O 1alB

..",

of the street-facing building facade. e P {— —-.&:;_, . oo A \{;‘._.’_.,‘;:

at % of the I‘a‘km E‘Tﬁe & canjbe permanent anezf verti Itrel}{s and planters — it
im ngf s, s nglmg ant/species adjacent huilg,tnj w;‘lls suC str es or Ishrubs ifpiafmr!' )
rovided/ irrigatidn s albé ovided fo ens —f—
F vided fo ensure Surv T2 EPHEMPA4L W ITH S(—‘a?‘?‘] ¢ ?qcu é;zcﬂga’}

Note: if any treatments are proposed, they shall be clearly called out on the submitted drawings. g
. Blln/{ w|~41‘(n.-.lj VSIV-D SPR”J-“«’ ﬁr45j &'“/(i’hd\-“f"".-’ ’“f ~fa, A FEv A #\f’f-"" \adtm, ";“».. - ¢

0{4 ,l_ﬂ+ v LI"-"‘ Jo P p“ﬁs-fj Ju"‘tekﬁs\{m aveghihe et ol \{*-tb"fx CoTfn n‘_"--"—. fe Sv €a (,(%j‘__ i
. i |

3. FACADE TREATMENTS AND AR CULAT‘UN
]'fl M N ?'1’ fiﬂfé-ﬁ PR o /!DF’-‘ s {..- VIsua e

Purpose ond Intent. COTHIEA iy

y r LS 2
The design and articulation of bu:fdmgjamdesaddgftom‘é tusua! r:chness and character of devefcpments Elements such as bcy wmdows
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balconies, changes of plane, and differentiation of materials reduce the monolithic appearance of large walls and uninterrupted planes. Surface
detailing of building facades can add a significant level of visual interest and provide context transitions.

Definitions:

Building Base - The bottom section of buildings, including the ground floor level and up to the second story (or third story to respond to the
Immediate Context or the Existing Context), that forms the primary street facade and pedestrian interface. Building base serves as the primary
entrance point for the uses above and often incorporates active uses such as retail, restaurants or other commercial uses designed to engage with
the street and its surroundings.

Building Middle - The middle vertical section of buildings between the base and the top that often contains the bulk of a buildings primary use(s)
ond tenant(s).

Building Top - The highest section of buildings, including the roof line (roof edge) and up to the top two stories that define the top of the building

and can help relate to the context. Top section of 4-5 story buildings includes the roofline elements and may also include up to one story. Tops of
-8 story buildings include the roofline elements and one or two top stories.

3.1 Base Treatments.

)igﬁns'immmsﬁrsmn ARTICULATION STANDARDS i e e
§4.1 | | {

Base Treatment Standards

.1.1 Base Articulation Context. If a proposal in on a Corridor, an applicant shall photo-document the existing conditions in
he Exiting Context area, identify major design features common to the building base treatment of existing buildings, and

emonstrate how the proposal responds to at least one of these features. For example, if the majority (60% or more) of 0 )
xisting context buildings have canopies above entries at the ground floor or cornices between the ground floor and upper
oors, the proposed project must include at least one of these features. i F It {is

.1.2 Base Height Context Transition. On Corridors, the proposed building's base height shall align* with that of the existing
Local Register Properties and “C"-rated PDHPs immediately adjacent to the development. If there are no adjoining structures
the base of adjoining structures is not defined, the base height shall correspond to the majority{66%-e=~mere) of existing

Panid
J uildings within the Existing Context, provided these buildings have defined bases. For example, if the adjacent or contextual

i= .a‘¢

Ape _mldmgs have a base height of one story, the proposal must incorporate a defined base of the same height within a 2-foot
Yo . ertical difference. If a majority base height does not exist in the Existing Context, this standard does not apply. The minimum O|o|a _
= Cralt height shall be at least 15 feet as established in standard 3.4.3. LS 04 [ haciiess A
Tt SFT IO N gy e "
tn . g plicant is required to survey and document the height of adjoining or contextual building bases. WouT A | L4 = = iRy (\/
Stpved _Lovtls RESLT | 122 A 2
2 [*Aligning means following or extending an imaginary horizontal plane formed by the bases of existing adjacent buildings in : WS pr el Bty
L-|m (TED 5 _...-I-j
3 e proposed buildings. B e A e R :
™
o Ld . . . . . .
PEA™S™. . B.1,3 Base Treatments. The base of new buildings and street-facing additions of 4 or more stories in Jieight shall be

QLA rticulated using at least two of the following [mclud:ng the additional options below):
i—_.g‘?ﬁb“

a. Columns or pilasters that are a maximum o'F-ae-feet on center and project from the stre ing burl ing by at least 6
inches in depth and at least 1 foot in wndtij} buT o i? € combrael with OpTie J

b &€. Primary building entrance (lobby or a shared entrance) that meets the standard 4.1.1 (Primary Building Entrance for ¥ i
Lobbies) and 4.4.2 (Entrance Covering). R

£~ . Distinct materials from the remainder of the facade dwat-&-ammlmumef- 20%.of the buildi
-less than 3 feet by 10 feet;-along with-a-change-in-plane.of at least 2-inches from the wall-surfaceoi-theremmnderoi-—-

-the-building!
‘Hdihons NInlinllin
(/! € Cornices separating the ground floor from floors above for at-least-80%-ef facade length. S Amp 0T N
e : DTS il
Additional Treatment Options for Bases with Commercial Uses: ) S J"'{ . |
Wigplas U =15 . :

a, Windows that are larger on the ground floor than windows above ground floor.

/b. A horizontal design feature such as a water table, bellybar_ld_ qr a cornice appiled to the transition between th)é —\_\__
ground floor and upper ﬂoorsj Must also meet standard 3.4.1 Ground Floor Context Transition if such context exists. fl nd

- e#ﬁMwﬁaﬁmﬂmﬁWﬂmﬁﬁﬁmh&ghmw&fM&% T

(—ora-feature such-as frieze-or-similar-ornamentation-at feast 12 inches-in height; placed-between 4.and.7 feet above— ]
T e o [ fv)
- — &

_,..--“'-'.-4 /—,y"_—""""‘-""-__‘*‘“ i
Additierial Treatment Options for Bases with Residential Uses: :a wdelo n.T N— i

Proj e« ".__’..*fru :
. Bays that are at least 5 feet W|de and pro]ect from the street-facmg bmldlng b\,r at least 2 feet. Any-projections-inte B ; s
public right of way_ s ) ; L | g ¥

L
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b. Stoops with covered landings that meet standard 4.2.3 located at a maximum distance of 30 feet from each other.

c. Covered and recessed entries that are a minimum of 6 feet wide and 6 feet deep. Note, this option is required if the
majority of existing buildings {68%-esmere) in the Immediate Context Area include covered and recessed entries
|-——outside of the Corridors. ——

{G;L ADD Vu-‘ufﬁr—f‘«'-‘ﬁ 'l CLu:uq& :C"F‘r 2 [*g 13 _,u — )

3.2 Middle Treatments

Middle Treatment Standards

Yes

No |N/A

Wmlc panernnfsc:eemngdewces&ueh-es-}ettm ¢oufr§?’5'ﬁaﬁorat€ﬂ m@t\al sc;aens, }wn:ngsi su D&Q}gﬁ, ar

.2.1 Middle Treatment. The middle vertical section of n,e.w_bmldmgs and street-facmg additions of 4 or more stories shall be
rticulated usjng at least two of the following: th & rhyt ¢

a. Bays"fhat are at least 5 feet wide and project from the street-facing bmldmg facade by at least 2 feet and not more
than 5 feet. Any projections into public right of way must comply with Zoning and 0akDOT permitting requirements.

7—b. Other-types-of projections or recesses that are at least 5-feet wide and-2 feet-deep-and-extend-the-full-height-of-the
Mg; 'inc4uding-bfeak~in-the~reeﬂim

‘tanopies that are a minimum of 18 inches deep, arg a part of a window trim or assembly,and meet the standar_/s/
\ égntloned in 4.4 Awnings, Sun. Sunshades, and Screen —

e Rhythmrc pattern ofjwndows or \ wmdow groupmgs artlculated by trim that meet eet the standards mentloned M_/

i hdediding S —_—

. Windows and Glazing. e, - _
f. Rhythmic pattern of balconies that meet standards mentioned in 4.6 Balconies.

/g Rhythmtc pattern of colun-;ns pilasters or fins that are at Ieast inches e
A g A TR Ml 2 A 2ib-<11 B )
. N ) ecoratwe mo]dmg, tnms, aF‘thtlc lnIays or reliefs, or scngturesﬁTth a minimum degthoﬂ?mche& e S

(1P
L- L tf.g-“.—,f {‘.ﬂé‘i— '5 G- T 30 T, ' Lerry Lotla
e a v 1’) £z —

. 3.3Top Treatments s

Top Treatment Standards /

3.3.1 Top Articulation
buildings within the

ffloor(s) from the rést of the building (outline
visually similapgleme or-atdeast-508-6f t

*The applicant is responsible for photo-documekfng any such features and elements including roof forms, material and
h

medlate Context Area of the Ate
in/standard 3.3.2 belgw), the proposal shall also include at least one such

building frontage. m)

lane changes, window shapes, cornices, and ot

the\fgof line (roof edge) and up to the top two stacies that define the top of the building, shall be articulated using at least il £

e fone/of the following for 4 to 5 story buildings and m of the following for buildings of 6 to 8 story: (M 155
Wb

“; a. Material changes for the top ﬂoor{s} giﬁ%covera’mmﬂn i el S~

than 3 feet by-10 feet : - -

Varlat:on in wmdow shape and proportwns such asal-engatag the wmdows onthstop ﬂoor{s) or changlng th_ shap f.
the window tops, while keeping the same window patterns and alignment. :;._f_:“f v an h-eo Lt a’)

-<
e. Incorporate cornices at the roof line as per standard 4.5.6 and i e a horizontal band or trtm that wsually
separates the top floor(s) from the rest of the building that prOJ t at least 4 inches.

B.3.2/Top Treatment. The highest section of new bi |idmgs and street-facing additions of 4 or more stories in height, including —

né

Purpose and Intent.

: S |
.3.3 Artlculatlon and Matenals Each street-facing building fagade must have the same level of detailing and material ) Olg [:' .
uality. | e
J___,.»*""__I b ieT cLr "‘[f-«r Tv.'* < ‘:r?:.‘_\ [3‘ D& ":?waﬁ
i / .
3.4 Ground Floor Commercial a‘___i‘s NS [ 9:,’4 f- Fure <o, DECBRITE - .

Well-designed ground-floor commercial spaces enliven the street and enhance the pedestrian experience. Transparent and inviting storefronts,

shop displays, architectural detailing, and outdoor uses contribute to the success of these spaces. Coordinating horizontal ground floor features |

with other commercial facades creates a unified composition at the street wall. Because of the long lifespans of most buildings, ground floor
spaces should include a high level of flexibility to accommodate present and future commercial uses.
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FrLeon. I'S IR 20T

iGround Floor Commercial

Yes

No

N/A

the ground floor expression line height and dlnl_gsmn.[-wmhin iﬁ"dl erence) on.adjacent. Local Register Properties and “C"-

p-4.1 Ground Floor Context Transition. New facades frontingastreet shall have a ground floor expression line* that matches
rated PDHP's. =96

=) 3 @, ?9/: 13 U3ELEsS
*Expression Line is a horizontal building element such as trim, massmg change, matenal change or architectural elements
uch as a belly band, belt course, a water table, or a cornice.

O

B8.4.2 Ground Floor Recess. The ground floor commercial space shall not be recessed for more than 3 feet from building
facade above the ground floor unless outdoor seating is proposed for that portion of the ground floor.

B.4.3 Ground floor height. Unless otherwise mentioned in the underlying Zoning district, the minimum ground floor-to-floor
height shall be 15 feet (measured from the sidewalk grade to the second story floor as per Zoning Code requirements) for
buildings containing ground floor non-residential facilities.

B.4.4 Commercial Space Viability. If commercial space is proposed for the ground floor, it shall accommodate fire-rated vent
shafts, venting away from other tenants and the storefront, exhaust vents, grease traps, stub outs for bathroom plumbing, and
floor sinks. The elements shall be shown on plans,

B.4.5 Building Corners. Storefront elements including windows, transparent facades, bulkheads, and other similar horizontal
storefront elements at building corners shall wrap around the corner such that these elements extend from Corridors,
Arterial or Collector streets to any Local streets, alleys, or public open space for at least 10 feet.

Note: Refer to Section 3.5 for a description of typical storefront elements.

.4.6 Finished Floor. The finished ground floor level for all commercial active frontages shall be within 3 vertical feet of the
idewalk grade. For sites with principal street slope of 10% or more the finished ground floor level shall be within 5 vertical
eet of the sidewalk grade.

Exception: When a site is in a designated flood or sea level rise area, the finished ground floor level is allowed to be raised so
‘ hat it is 1 vertical foot above the designated flood or sea rise level.

47 Wall Plane. o oid a  continuous ﬂq{sy 3|l plane, storefront windows, bulkheads, bnme£ »an@ofﬁ&éﬁpfﬁ@s@aﬁ
_ ecessor project ét as 3 but no’mor‘e th ‘.8 |rieﬁes“from theprimar? building facade. P

T e s

.4.8 Outdoor Seating or Dlnlng. Any proposal must receive OakDOT approvals for outdoor seating in the public right of way.
When outdoor seating or dining is provided in the area between the public right of way and building facade at the ground
evel, the following shall apply:

a. Unobstructed access is maintained at building entrances.

b. Outdoor seating and dining areas shall include receptacles for refuse and recycling.

djacent to sidewalks, streets, alleys and parking areas, barriers around outdoor dining areas (i.e., fences, railings, planters)

E .4.9 Outdoor Dining Barriers. If proposed in the area between the public right of way and building facade and when
hall meet the following standards:

a. Fences, walls, or railings provided between seating areas and sidewalk or to ensure the safety between commercial
uses and any street traffic shall not be taller than 42 inches when measured from the sidewalk level.

b.  Barriers shall be securely attached to the ground or shall be weighted.

c.  Fences, walls, or railings fronting the street shall incorporate landscaped planters along a minimum of 20% of the
linear frontage of the dining area.

d. Planters (removable or permanent) shall not be taller than 42 inches from the sidewalk level. This does not include
the height of the plants contained in the planters.

Note: Sidewalk elements within public right of way shall conform to 0akDOT permitting standards.

the facade length: Ar A R mase

yé {__fi.-’-r ‘r._:— ) —

LI 4.10 Ground Floor Architectural Detailing. Commercial facades shall include at least tw.o,nilhe follow193Meaa.E.D,%>0f
Yhew. 157

a.  Arhythmic pattern of columns or pilasters of at le foot in widt —
b. (Surface detailing (tile, brick, or other artistic accents. . & 5. i“ =CTE, " /689 needy/
(__N —_ ; Aol i e

c¢.  Bulkhead or belt course made of high-quality durable materials listed in standard 3 5.1 or Section 4.8 Materials.

d. Mosaics or other art. R E i e
f‘- !r_‘;v'c‘l’-.-'-;_:”'r ! v P e Lo '.—‘.--; ‘-r"'\', —'.’A‘.B

3.5 Storefront Elements.

Purpose and Intent.
Typical storefront elements help foster architectural cohesion, connection to the street, and natural light access.
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Storefront Elements Standards

Yes |No

N/A

B.5.1 Storefront Elements. Commercial facades shall provide at least three of the following elements of a typical storefront:

a. Transom or Clerestory window with a window trim. If transom windows are proposed, they shall be at least 18 inches

high ] =N ) S —
2 ; e . T ! ‘Pj
§ # < | -
b. Lintel with piers that connect lintel to the ground. Lrecessed al leie J,,

c. Emtry &ys with display windows and entry doors that are‘at least 50% transparent.

d. ﬂfh_:e&eeppﬁapr —Esupport storefront windows, a bulkhead of at least 6 inches and no more than 24 inches in
height, measured from the adjacent sidewalk. Storefront windows shall be set at or within 1 inch of the face of the
bulkhead or the bulkhead materials shall be incorporated into the sill detailing.

| %~ If bulkhead is proposed, all materials must be durable and resistant to surface damage, such as tile, polished
4 stone slabs, wood panels, pressed brick, mve#al and formed concrete.

7 &~ Prohibited materials for bulkheads are stucco, wood shingles, board-and-batten siding, rustic materials such as

~tNoterAll right- __c:i_wayancmachmentuequlre anapproved encroachment permitissued by the Oakland Department of
~{Fransportation-and shati i ns.

rough-sawn wood, vinyl, and cultured stoneJ COmair el ¥ recessed il pan-efs,
3/ If any of the materials above conflict with Section 4.8, materials in this standard shall prevail for bulkheads
only.
i i daﬂimremﬂeﬂ@mimlmdumble mamﬂmaﬂéﬂmt )
ageinststorefrentwalis=* Tde Ealy Te Rlw o, ol £Lv | Lin teod T2
ALl ] N=cTullae

= [‘:F:nl';i:

B8.5.2 Transom Window. When a transom or clerestory window is provided, a clearance of at least 18 inches shall be maintained
between a dropped ceiling and a transom window to allow light to enter the room.

- stes o JCRCEaly

'

B.5.3 Relling.Security Doorson onts. When :})rogpsed for new or emstmgstorefrents the security-facilities. shall meet the
following standards: bﬁ V«c*"“ -l (ve ‘-'g 1".‘:5‘:_",_ Thie hdvlaenTol (rpline J!',(r.- 9

ycf s:aﬂc‘

R e PP e e -

R S e

a.  Asecurity gate shall preserve, repair, or replace in-kind, if necessary, any original design and details of an existing
storefront and shall be architecturally integrated with the design and construction of a new storefront.

b.  New storefronts shall be constructed with an internally housed (in an enclosed housing box) or completely internal

security gate system orseissamgates.
¢.  The security gate housing must be located as follows in the matter of preference:
1. Onthe interior of the storefront.
2. The outer face of the security gate housing is set so as not to protrude beyond the building streetwall.
3. The security gate tracks are recessed or set into reveals along the sides of the storefront.

d.  Security gates shall be composed entirely of open metal mesh. A solid metal panel at the base that does not
exceed the height of a bulkhead it covers is acceptable. If there is no bulkhead, the metal plate shall not be higher
than 12 inches. Exception: a solid security door is allowed if a mural or other type of art is included on the surface
of the door.

e. Security gate housing and tracks shall be finished in a color to visually match with the storefront.

A A,

3.5.4 Windows for Ground-Floor Commercial Uses and Common Areas. Windows and glazing at ground-floor commerecial
facades shall have no opaque, semi-opaque or dark tinted glass.

O

O

3.6 Ground Floor Residential.

——

Purpose and Intent. — -

Residential units in a close physical and visual relationship to the street keeps the street safer and more active. Shared spaces and amenities such ..

——— s ———— = B

= F- - rd Y 2 . a4

-— 3 - y
~_TYA 5:. roHALR o2 Tuiz r’m*"z‘r'

as lobbies and common spaces along street frontages help create visual connections between the building and the street. A prominent and

differentiated residential ground floor helps relate new buildings to existing context. To mark the transition between public and private spaces and
enhance a sense of privacy, features like planting, low walls, fences, porches, stoops, or decorative paving should be incorporated in the 5etbacks

Ground Floor Residential Standards

3.6.1 Ground Floor Context Transition. If 60% or more of existing developments in the Immediate Context Area (outside of
Corridors) feature ground-floor dwelling units, any street-facing building facade longer than 50 feet shall include artrcuiatuorf&:_aﬁ
Jeasthalf-ofthe residential frontage oratleast 50% of the.individual-entries, if such are proposed, to maintain consistency with

the existing residential scale. This articulation shall be achieved through one or more of the following:

a. Provide a ground-floor horizontal expression line formed by massing changes, material changes, architectural

elements such as entry coverings,"eyebrows], trims, cornices, water tables, belly bands, or belt courses.

7\
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b. Provide entry recess so that proposed entries are recessed at least 50% of the@isting recess depth.)

¢. Provide entry features such as gates, low walls, dooryards, entry courts or landscaping features.

d. Provide stoops only in cases when options above are not feasible.

B8.6.2 Ground Floor Height. Within the Corridors, the minimum ground floor height for buildings containing street-fronting ground
floor residential uses shall be no less than 12 feet as measured from the sidewalk grade to the second story floor.

.6.3 Ground Floor Access. If ground floor residential units are fronting Corridors where Zoning allows dwelling units to be located|
t the ground floor, and include entries from the street, these units shall provide one the following in the order of preference:

a. A minimum 6-foot front setback that extends the entirety of at least the first story of each unit, including the entry.
The following Transitional Features shall be provided in the setback zones:

=
5
.‘\

) A planting area, which may be at ground level or in raised planters up to 42 inches in height, abutting the
\ sidewalk in at least the first 18 inches of the setback depth, for at least half of the width of each residential
unit, planted using live plant materials.

combination with planting, and a gate (if a direct unit entry is provided) that meets all Zoning requirements.

2 Ab il A low wall, fence, raised planter or another similar vertical transition feature (up to 42 inches in height), in
f /

& AF ; ing buildi
\J VA et A i, The remainder of the setback area between the street-facing building facade and property line thatis not a

- part of a stoop, porch, ramp, pedestrian pathway, or planting areas shall be set with decorative paving
y materials such as pavers, bricks, tile, colored concrete, or another decorative paving material,

= = For SULIEeTIOE PLOVIDE  TopanivGL N E 6 Zopiwi Pliels 2E0Re SETRA
beditont e} ids

et =
b. If the first option (a) IS@_OEDhVSICBWE&?‘!E@ ground floor units shall be elevated between 2.5 and 5 vertical feet
above the closest sidewalk level.

¢. Exception: A dwelling unit can be elevated higher than 5 vertical feet above the sidewalk level if required due to a
designated flood or sea level rise area or if the site’s cross slope requires that.

B3.6.4 Setback Treatments for Ground Floor Residential Units. When provided in conjunction with ground floor residential
uses, public space facing setbacks shall be utilized to create a transition between the public space and ground floor
residential uses by providing at least one of the following features:

a. Porches at grade with minimum dimension of 5 feet wide by 3 feet deep.

b. Low walls or fences and gates that are a maximum of 3.5 feet tall when provided. If the wall is proposed, it must be
set back by a minimum of 2 feet and that setback is planted.

c. Stoops meeting the requirements of standard 4.2.3 if the options above are not physically feasible. A reason must be
provided.

ntrances, lobbies, management offices, fitness rooms, common spaces or commercial uses are located within 20 feet of a

t.s.s Active Frontage Transparency and Entry Clearance. When ground floor residential active uses such as primary building
principal street frontage (right-of-way line), all the following standards shall be met:

a. Clear glazing shall be provided for a minimum of 60% of the active frontage length unless otherwise specified in the
underlying zoning district.

b. The area of required transparency is anywhere between 2 and 9 feet in height of the ground floor. When
transparent doors are provided, their glazing area shall be counted towards the total glazing area.

c.  Exception: This standard does not apply for street-facing ground floor residential units.

B.6.6 Ground Floor Unit Definition and Differentiation. For buildings frontages of 50 feet or more in length include at least
one of the following deﬁ‘!non elements at or above the ground floor for at least 50% of ground floor units:

-a=Mu+al—er—pub#a-§(=» 'T*"p r=a r-; T &-th,. FA s :_., :.' et AQrE - -"-..;f Tue_id

b. Horizontal expression Ime elements above the ground floor formed by massing changes, material changes, paloboass D D D
architectural elements such as entry coverings, ’éyebrows trims, cornices, water tables, belly bands, or belt i
courses. _

DEFror
c. Material change that complies with Section 4.8 for high quality materials.
d. Weather protection or privacy elements above or around outdoor areas.
4, BUILDING ELEMENTS
Building Entrances.
Purpose and Intent.
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Well-designed and easily accessible building entrances play a crucial role in shaping the overall design and character of buildings and
neighborhoods. Frequent prominent entrances that are accessible from the street contribute to neighborhood safety, walkability, and accessibility.
Entries for ground-floor residential units accessible directly from the sidewalk level along with windows overlooking the street support safe, active,
and comfortable pedestrian environments, while enabling access to wheelchair users and people with limited mobility. Individual residential
entries should include transition features in the areas between the sidewalk and the entrance or be raised above street level such as plantings,
entry courts, low walls, or other similar features. Commercial entries should be recessed and provide individual business identity.

4.1 Shared Building Entrances

B ! e | Project

i | § ! 4 R ;__.:;_‘._\ |
BUILDING ELEMENTS STANDARDS | S | s
Shared Building Entrance Standards Yes | No | N/A

14.1.1 Primary Building Entrance for Lobbies or Shared Entries. When provided, a primary building entrance that leads to a
residential or commercial lobby or a shared entry (serving multiple units) shall provide all the following:

a. When a shared entry is provided it shall be at-grade (no steps) to promote universal accessibility unless
unreconcilable physical site conditions preclude creation of such at-grade entries.

b. A clear vertical height of at least 10 feet measured from the top of landing or finished floor at the door at the
bottom of the building to a canopy above:

c. Adoorthatis either a double door or a single door with side-lites or full-length windows to achieve at least 6 feet
in width. O|o|g

d. In addition, an entry shall provide at least two of the following:
i Door frame and/or trim of 4 inches minimum width.
ii. Recessed entry area, minimum of 3 feet in depth.
iii. Projected area consistent with standards in section 4.4 Awnings, Sunshades, Screens and Coverings.
iv. A covered porch.

V. Decorative entry trellis.

[4.1.2 Exterior Access Limitations. Unenclosed exterior access corridors with unit entrance doors above the ground floor shall not
be permitted on public street-facing building facades and side elevations adjacent to other properties and visible from either a Ongrg
ublic right of way or from the adjacent properties.

4.2 Residential Entrances

Residential Entrance Standards Yes |No :l_\f):_'A

r.z.l Individual Ground Floor Residential Unit Entrances. When street-facing ground floor residential units are provided,
ndividual residential entrances shall meet all the following:

a. Individual ground floor units along the street-facing building facade shall have a unit entrance door that faces the
street.

b. When a stairway, ramp, or walkway is provided to the entrance perpendicular to a sidewalk, planting strip(s) of at
least 18 inches deep shall adjoin the sidewalk and frame the stair, ramp, or walkway for at least half of the width of
each residential unit. The planting strip(s) can be raised up to 42 inches to create planters that may be terraced.
This standard shall not apply to stairs or stoops recessed into the building.

c.  When a wall is created by an entry stair parallel to the sidewalk, it shall not exceed 5 feet in height.

d. All the following Transitional Features shall be provided in the areas between the sidewalk and individual
ﬁ residential entrances:
i

; Planting strip(s) of at least 18 inches deep abutting the sidewalk. The planting strip(s) can be raised up to 42
! inches as planters. If raised planters are provided, they shall be made of concrete, steel, or similar durable
material.

i il A low wall, or a fence, or other similar vertical transition feature (up to 42 inches in height).

‘i\ __iii. A gate that meets all Zoning requirements if a direct unit entry is provided.
\ .2.2 Recessed Entrances for Ground Floor Residential Units. Recessed entrances shall have a minimum vertical clearance of
\ feet as measured from front of landing in front of the door to the underside of the ceiling or projecting element defining i ]
. tthe entryway.
f F\‘EL?FE) Ovii—y L 137 LS | HE ::__ 'Y L 15 SET Bag N3 2
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4.2.3 Stoops for Ground Floor Residential Units. When stoops are provided, they shall be designed such that they meet all
following requirements:

a. Stoops that recess into the building facade shall be provided when they are in a development with zero setback
requirements.

b. Stoops shall be a minimum of 5 feet wide and at least 1 foot deep. Onglog
c. The landing elevation at stoops shall be not less than 2 feet and not more than 5 feet above the adjacent sidewalk

grade. Up to 25% of the stoops provided along a given street frontage can deviate from these height requirements to
accommodate sloping site conditions and/or configuration of primary entry internal to the building.

d. If stoops are oriented such that the direction of travel is parallel to the street (partially or entirely), street-facing
railings along the stoops shall maintain at least 60% transparency.

4.3 Commercial Entrances

Commercial Entrance Standards Yes |No [N/A

t.3.1 Commercial entrances. Pedestrian entries to ground-floor and upper-floor commercial uses.shall meet all following

tandards: SEE 4.4,2
a.  All commercial active uses located at the ground level shall provide at least opé at-grade entrance from the public
right- of-way. Exception: Designated flood or sea level rise areas.

b. For commercial use frontages that are equal or exceed 100 feet in length, there shall be a minimum of one entrance

for each 100 feet of frontage or portion thereof. H_—//——-*—-- oy, .
= T LeisT- 32 PN IEL OB
n addition, at least two of the following standards shall byw( \._ﬁ_.f....:_ﬂ_z__/ ,f /__’ i “f%ﬂ N “\\\>D 0o
F e SIET L2ty

Entrances shall be recessed in a vestibule 2s#e5 f

b.  Entrances shall'be covered by a roof/awming,jor other architectural projection that provides weather protection
consistent-with standards in Section 4.4

c. The flqé'.rs of exteri try vestibules shall be paved with tile, stone, or other hard-surface material distinct from
jacent sidewalk i dard-mey-alsobe et by Seoring concrete-and-using integrated-cofor )
: the adjacent si ewa‘_: ! gir tegratechotor
{ 1 - \ o S pem==r 4 —————
\@nd viiny &Y lessT “hwe rrlorg ) / \, TMISu BRIC] Bl T """“"--—m_,_‘
4.4 Awnings, Sunshades, Screens and Coverings PEOBSTRIA o #nd DTS ,D

Purpose and Intent.
Shading devices are important for facade articulation and weather protection. Awnings at ground floor level add human scale to the pedestrian

level, visually differentiate the base from the middle of the building and enhance individual business identity. Awnings also reduce solar heat gain

and glare in buildings.

|Awnings, Sunshades, Screens and Coverings Standards Yes |No [ N/A
4.1 Context Transition. When proposed, awnings, canopies, cornices, coverings, and similar horizontal shade elements shall
atch the height of existing such elements on adjacent buildings. If there are no buildings adjoining the site or if the adjoining !
uildings lack such elements, refer to the Immediate Context Area or the Existing Context. Provide avalance if canopies of olgolo

butting or context buildings also include valance. ( M by g el 5Sed 635 described abpse _‘2'...’_4
ception: If the awnings or other shade elements have varying hefght?withimmm&ra shall

ot apply.

4.2 Main Building Entrance Covering. A projection or recess shall be provided at all building entrances to provide weather
rotection and visibility. If a recess is utilized, it shall be at least 3 feet deep and at as wide as the entrance itself. For residential
ntrances, including lobbies and individual units, the entrance brojeeti s-shall extend.out at least 3 feet from the entry facade

while meeting any 0akDOT permitting requirements if projecting abeve public right-of-way) =G 6 44 O|ao(d

If a breezeway is provided, it shall be covered by a roofed projection or trellis with a minimum depth of 5 feet and a minimum

rea of 60 feet.

4.4.3 Ground Floor Awnings and Sunshades, When provided, the following standards shall be met:

a.  Awnings and sunshades at the ground level shall maintain a vertical clearance of at least 8 feet from the sidewalk
unless a greater height clearance is required by the Building Code or OakDOT.

b. When transom windows are provided, awnings, canopies, and similar weather protection elements shall be installed
between the transom windows and display windows to allow for light to enter the storefront through the transom 0 0Ol o
windows.

¢ Awnings shall not extend over columns or structural piers/pilasters. Individual segments shall be divided into sections
to reflect the major vertical divisions of the facade and shall be installed over each storefront entry or set of storefront

windows.
d.  Canvas and vinyl awnings are prohibited for residential entrances.
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Purpose and Intent. /
The appearance and character of bun‘ ngs are influenced by, he; roof forms. Detailing and articulation dn roofs can heu’p new buﬂdmgs transition

”ﬂ'\" more harmoniously to their surro s. Breaking up long sanes helps prevent monolithic and imposing buildings.~
7 To
st ofs and Parapets Standards / \| 5 P )/ / < k &‘{ "2 ) Yes |No | N/A

<~ vo/a"l{ 5.1 Roof Form Context. If the Imphediate Context Area o has mest (0% of more}roofs ?}ﬁm ar shape; new
uildings of 4 stories tall shall proyid oof shap : “For ex le, if the Immediate Ololo
ontext Area has a context of sloped roofs, the new 4 story buildings shall also prowde a sloped-oof for étleast 50% Gf theirroof

. This standard applies only£o 4 story buildings. a2

L T ¢ ....,._;
.5.2 Roof Eaves/Overhangs Context. If the Inmediate Context Area-ﬁ(as FrafoTity ot T ,eﬁfs w1th eaves/overhangs, then any
roposed project of 4 stories tall shall also have roof overhangs of 12 inches or more foraminimum-of-50% of the oot area. This Oglg

tandard applies only to 4 stopy buildings.

B EL ‘_:' ™ I4.5.3 Roofline Edge Treatments. Buildings shall be designed with at least one of the following roofline edge treatments:

-ﬁg B 2 a. A three-dimensional decorative cornice treatment meeting the requirements of 4.5.6 (other than colored stripes or

rLyitt 4 bands). oglo
B .7is  b.Asloped roof with gverhangs that extenﬁﬁmimum 12 lnchgé.ﬂﬂdmaxmmiiﬁnlmbﬂh including the eave and -

lAR.l;H)‘ gutter profile. \‘_.a,, — (U ET e 7T, r_-:,e}\/.-: DECrénd Fasm ]

%ﬁg,p.?;’ﬂd__g A parapet that inclufies(decorative detailing.) K LE g W&, = -
4. 59?°f Articulation. Rooflinesdonger than 50 feet shall’E?-z bmken up into sect;ons bv usmg at Ieast one of the followmg

eleménts or methods:

Roofline pmjectlons or changes in et heights Df a{ least 2 feet in h%&ht and 5 feet m-w[dth
Prow{on of gables or/other similar péﬁ(_amculgﬂon f‘ O
Exceptlon Provision of a cornicefor the entir ing roofline cogsistent with stgndard 4.5, 9’
Note: roof articulafion methods coyld be synchronized with ing/break reqwrements to achieve a cohes
design. < - ~ k== e
T ("-;viw"‘“ <
4.5.5 Flat roofs. When flat roofs are prsﬁed, they shall include a parapet wa
boundary that may be transparent, ¢ roof cornice t O|g|0O

ar

4.5.6 Cornices. When cornices are provided, they shall be: 5[' | = ;]r' Pl
a.  Minimum of 12 inches tall and shall project at lea hes from the face of the building for buildings of 5% ololo
b. Minimum of 12 inches tall and shall project at !east‘-i“-iinches from the face of the building for buildings above 5 storie '

.5.7 Parapet Coping/Caps. When parapets are provided, they shall project at least 2 feet high above the surface of the roof and Ololo
hall include a cap that is a minimum of six inches tall and projects at least 2 inches from the building facade. 5

E.S.s Rooftop Mechanical Equipment. Where roof terraces or group useable open spaces are provided at the roof, rooftop
quipment shall be screened from the group useable open spaces using architectural and landscape elements as allowed by
Zoning. In addition, all rooftop mechanical equipment shall be:

a. Located so as not to be visible from any adjacent street or from any public sidewalk on the opposite side of any 41
street fronting the site. Oinglg

b. Located at least 5 feet from the edge of any roof of a street-facing public fagade; or screened with a device that is
architecturally consistent with the building and matches the materials and texture of the building exterior. Height
of the screening device shall be at least as high as the highest point of the equipment.

c.  Exception: Solar Energy Systems.

4.6 Balconies

Purpose and Intent. i
Integrate the design of balconies with the overall building design to avoid a tacked-on appearance. To achieve this, balconies should be at least |
partially inset into the structure. To maintain privacy, avoid placing balconies along interior shared property hnes 1 PEoCE
[Balconies Standards 7} Yes [No[N/A] <
F .6.1 Exterior Projecting Balconies. When balconies project frém building facade along the public right-of-way, they shall not

xtend more than 5 feet. Projecting balconies shall not exceed the allowed encroachment in the public right-of-way as mentioned [:] D |:|
n the California Building Code.
CITY OF OAKLAND bE] OBJECTIVE DESIGN STANDARDS
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INote: All right-of-way encroachments require an approved encroachment permit issued by the Oakland Department of
Transportation and shall comply with 0akDOT encroachment limitations.

4.6.2 Balcony Dimensions. Balconies shall meet the following requirements:

a. To avoid a tacked-on look, occupied balconies that are at least 3 feet deep shall be recessed into the building facade by
a minimum of 12 inches.

b. Facade elements and unoccupied spaces such as Juliet balconies shall be a minimum of 3 feet wide and 6 inches deep to
provide articulation in the facade.

O
O
O

4.6.3 Transparency. When private balconies are provided, railings or screens shall have a transparency of no less than 25%. If
glass panels are provided, they shall be transparent or translucent, but shall not be opaque.

#4.6.4 Privacy. Balconies shall only be allowed along an interior side property line if the balcony is set back 15 feet or more from
the shared side property line.

#4.6.5 Stair and Elevator Penthouses. Penthouses shall be set back at last 5 feet from the street-facing building fagade or shall be
designed in the same style, materials, and finishes as the main building.

#4.6.6 Balcony as Entrance Cover. When balconies are located above building entrances, they shall be designed to provide
coverage or act as a projection for the building entrance.

4.6.7 Equipment on Balconies. Permanent storage boxes, condensers for air-conditioning units, or other mechanical equipment
shall not occupy more than 25% of the balcony area and shall not project beyond the balcony. Vents and louvers for such
equipment shall be allowed.

gl{aio |00
O|0|0|0|0
g =Ry = = -

4.7 Windows and Glazing

Purpose and Intent.
The design and orientation of windows are vital for maintaining architectural balance. Windows with adequate recess create a shadow line and
provide depth and detail to a building fagade. Clear street-facing windows contribute to a sense of presence and safety. Windows allow natural
light and ventilation and promote sustainability and comfort. Consistency.in-window.design and orientation with the surrounding context can help
integrate a new building into its environment. il = L, ) “ [ ,-,\*H,/T'

\Windows and Glazing Standards / Yes | No | N/A
The applicant shall be responsible for photo-documenting thyl'mmediate Context Area or the Existing Context. The applicant shall f
llustrate window alignment in these context areas to supplément standards in this section. Such illustration could be inaformof | [J] |[J | [
[annotated photographs that clearly show the window aiighment. The photo-documentation is attached with the application.

[4.7.1 Windows Context. Street-facing windows shall have the same vertical or horizontal orientation as more than 60% of the
windows of bwldmg{s} in t the e Immediate Context Area¥lf there is no established window orientation context this standard shall

not apply - this.st: ada:d_shauvenly apply when the Exrstmgﬂmtm includes-existing 4-8-story-buildi
. - D|-' r‘_; Q tordBe "T_a',.- e T-"::_.h_"q i
Orientation. /5~ Epesl i~ Fw e - "4 IS R3ov ¥ __fj:} .‘
The project shall match the general orientation (vertical or horizontal) of the wmdow forms that predominate II‘%_\ ™ N2
Immediate Context Area'buildings. Example: If the windows of the context building(s) have vertical orientation (helght is A i el ’.‘T'h? i
greater than width), then the windows of the proposed project shall also have vertrcal orlentateon b 5_':’- o o ‘" 1
Window groupings. or Epstids (o T )
’ , /
i If more tha(f\l)f the windows in the Immediate Context Area bunldmgs exhibit groupmgs of windows, the proposed Oiglg SR
‘7' |~ projectshall afsc utilize similar grouping types. Such groupings may include the following: -_L e R —f— N b
e s V4 14, surfach . i | ;
: ,..« . =7|= |3 Groups of side-by-side vertically oriented windows that together form a horizontal bank"of windo ol 13 Babelke Tl
-—'—’.-' i -ur)-.\_‘l. J
*/_:7: < _|b. Square or horizontally oriented (fixed) wind wmdgwaﬂanked byvertlcally oriented wlndows (5|de ||;Es} e Grave hirepon ) 1.,
= (33" Lpr e lowver sash of / e — TR, Fhg tn et|p
¢. Bay window. S7% . o . 5N T st A e
{ Pvale— "1 —~ Sl .g-—{.,/‘. ey —,-"-“_,' 3 y / i it ¢ €4 - )
d. Stand-alone vert?aﬂvmmtm e-ha i ré}."_}/ / f
\}’ '

e, Other similar type of window groupings that exist in the Immediat ntext Area.

/ Ve
f. Exception: This standard does not apply to windows in ercial ground floor. / Q
4.7.2 Glazmg nghly reﬂectwe or mirrored g‘agj_ghauanoi'ﬁe used for any wmdcws or deors on any public street-facing building
facade. © #n/ olie, e
4.7.3 Wmdow InsWemg windows above the ground floor shall be inset from the building facade or exterior wmfpw trim
by at least 2 inches*fo create shadow detan\(!ﬁ!en no |nse(ta§_prowdeq_,_tn,e exterior window trim shall be a minimum ofﬂlﬁches

wide and 2 inches thick. A1 v ~idess gh, 4 4 bare gy (15, (et ¢ nad Forris iw‘m.f’ﬂrwn,f | =2vors ey PSR
- ot ./

O

Windows may be grouped in banks if the groupings are recessed at least 2 inches.

4.7.4 Alignment. A-minimum-ef-60%-ofiypper-floor windows shall be vertically aligned (center-aligned) mtﬁﬁ]ther adoor or
entrance, or other windows at the ground level.

8 8=
DEIDEI

0|0

t .7.5 Privacy. Windows that are not required by the Building Code, are located on upper stories closer than 15 feet from and D D
acing existing residential buildings on an adjacent property sh II be designed to maximize privacy for adjacent properties by using|
CITY OF QAKLAND s 24 u - . OBJECTIVE DESIGN STANDF;DQ / :) .ﬁf‘ 55’
At leact £ Vs o€ oo viesulting windowr o lsmm ¢ L DRC Draft. 07.15.2024,
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fat least one of the following: ./

a. Sill height at Iea@nches above the finished floor unless the window is placed at an angle of at least 30 degrees,
measured perpendicular to the adjacent interior property line.

b. Window offset such that the centerline of the glazing is more than 2 lateral feet from the centerline of any glazing
on an existing dwelling on an adjacent lot.

Any window sash located partially or entirely below 60 inches from the finished floor conslsts of frosted or

—ﬁ—z-—obscumd.glass.thaus.pauemdef ~textured. - e Y
4.7.6 Window Materials Context. For proposals located in Areas of Primary Importance (APIs), street-facmg windows shall be

either wood, wood composite, or metal. =

- —

-~ . / v TN T ~ . AL
4.8 Materials /;L A 4(301'1‘ l?.‘%"*d*b'"’-“ L g 8 g‘i'.‘-l__"‘:_f._%;
: (T 2 100 OHA 2430 Lo,

Purpose and Intent.

Quality materials on building facades and especially at the ground level ensure longevity and sustainability, reducing the need for maintenance.

Materials influenced by the surrounding context create and enforce a sense of place. The composition of materials and colors grounds a building

in its surroundings and helps to emphasize different portions of a building.

IMaterials Standards Yes [ No | N/A

E;B.I High Quality Durable Materials for Ground Floor. Use high-quality, durable, and low-maintenance materials that can
|

ithstand the elements and use over time. Street-facing ground floor elevations shall have high-quality materials and textures in
| non-fenestrated areas. High-quality durable materials include the following:

a. Natural stone (such as marble, granite or other}.___

b. MD‘\ /,_. - IPPESERY TO Sraam o) E‘y‘-‘_z,k‘}

. ~Brick - real or veneer. e — S, o€ _'Séil_gl,_:’.______,--’

c
d. Ceramictile.

e. Glass.

f.  Heavy Timber or Mass Timber.

g. Horizontal wood siding, and wood shingles * (see note).

h. Board and batten siding with batten dimension at least 1”"x2"”, and Z-bar covered by trim * O|a|0o

i. Terracotta. '

j.  Pre-cast concrete, glass-fiber reinforced concrete. i

k.  High-quality, cast-in-place concrete, including board-form concrete. !
. Cement plaster or Stucco (light sand or smooth trowel finish) above a bulkhead.

m. Cement fiber or similar synthetic siding resembling wood siding or shingles that must be smooth surfaced
(without imitation of raised wood grain). *

seR—eSteel and metal-panels—

0. High-density fiber cement panels of minimum 7/16” inch thick.

*Note: Material is not allowed for ground floor elevations along Corridors and for commercial frontages unless this material is
ghove a bulkhead made of another approved durable material from this list.
14.8.2 Prohibited Materials. T1-11 siding, foam/spray stucco, and vinyl siding and trim (not windows) are prohibited.
4.8.3 Stucco. The use of stucco shall be limited to a maximum of 80% of non-glazed areas for a public street-facing building
facade.
.8.3 Material Transitions. Material transitions along any facade shall only occur on the inside corner of plane change. When
aterial changes need to happen in the same plane, trims, cornices, or other architectural elements shall be utilized to create a E| O [:]
=~ corner for material transition. !

00O
OO

f =& | 1.8.4Variation in Materials. The following shall be met:
Unbroken multi-story sections (three. ?cnes or more) of th same material or texture shall not be provided for ERAH BT ‘
more than 50 feet of fagade length. 3 + LH"’" ot The Tmedivke (rmtesl Aoen o i shs D '
Cortest - Eacates vy ,;—H..m o rn Lenatn,
At least two materials or textures shall be used on a!l street-fronting bulldlng facaEles, in addition to glazing and D D | D
railings. i
Lo I‘o
The primary material shall be used for a minimum of-28% of the building frontage, excludin mdaws,;admgs, base
bulkheads, and trim. o BTy Ot/

.8.5 Materials Context. Wmm;—&fthe majority of buildings within the lmmed:ate Context Area ™
eature the same prominent material on at least 50% of their street-facing fagades, the proposal shall incorporate this material on
t Ieastp&f@:f its facade unless the prominent material is one of the prohibited materials listed in 4.8.2.
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5. ADDITlONAL STANDARDS FOR ADDITIONS AND NEW BUILDINGS &
<BUILDINGS- |

In addition to standards in the checklist above, these standards apply to addition or new construction projects adding residential unit(s) on lots
with ewmmmeaw?rweﬂy Any reference to “the existing building” means the existing main building(s) on the
‘same lot as the proposed pro;ecﬂ#f a lot has been divided using the lot split provisions of Government Code Section 66411.7, existing buildings
also include any buildings on the original (pre-subdivided) lot.

Local Register Properties include all Designated Historic Properties** (DHPs) and Potentially Designated Historic Properties (PDHPs) rated
“A" or “B”, or any properties located within Areas of Primary Importance (APIs), or properties within the S-7 and S-20 Preservation Districts.

**Planning Code Chapter 17.09 defines DHPs as landmarks, contributors or potential contrlbutors to- Preserva‘tlon ‘Districts, orHeritage—

e ——

|
Note: Standards below apply in addition to all other standards specified in the checklist for 4-8 story residential and mixed-use buildings. If any

standard in this section creates a conflict with any standard in the checklist above, a standard from this section shqll apply.

[t’(iwﬂh/—ﬂ C“\.{c’d-‘ér Crn. et Squ,fo. e '{-',i;- {1 *!' J""J e 1 “ [ AV g \u'L ' a'nwl‘] ‘)\

5.1 Maintenance of Existing Features. The construction of additions and/or new structures shall preserve, repair, or replace in-kind,~whemever
feasibte;any original architectural details or materials of an existing building portion that is being modified, except as n%essary to construct and
integrate an addition. This does not apply to the portions of a building that are not being modified. \
\aJ 1™ h: - /e:‘-"f'. A ¢ '*‘L*‘u.:t

5.2 Entrances. The following standards shall be met: ltrieq

a. Any additions or new detached buildings on a lot with existing buildings shall not obstruct pedestrian access to the existing building’s
primary entrance. If additions obstruct the current pedestrian access, a new pathway shall be created to ensure access to the existing
building’s primary entrance.

b. Any street-facing additions shall provide a primary entrance door that faces the street (individual or shared entries) and are a subject
to the same entry orientation, pedestrian access, and other entry standards as new construction.

c. Entries of non-street-facing additions may be oriented towards the side or front if accessed from a minimum of 10 feet by 10 feet
court and must be connected to a street by a direct pedestrian access. S

Exception: A unit entrance door may be oriented towards the side if it is accessed through a stoop or porch that faces the public right-
of-way. The porch may be recessed or ro;ected but |t;ha|l have a minimum of 5 feet wide and 5 feet long dimension.
ﬁ’T‘ (s Vie
5.3 Roof Slope. Aemimirrumref-S0%lof the mof area of street-facing additions shall exhibit the same roof form* and roof slope category** as the
existing building(s) on site. A new building on site shall exhibit the same roof form(s) as the existing building but need not match the existing roof
pitch as long as the pitch is not shallower than the existing roof pitch. Rear additions and new buildings shall be required to meet this standard !
only if they are taller than the existing building(s) along the street. £

*Examples of roof forms are gable, hip, mansard, gambrel, flat, shed, bonnet, and false front.

**Roof slope categories:
Slope Category 2 F?oof- PJtch_ {ri-se.'rur;;!
ELAT == e
Low =¥2and 5412

| MODERATE > 432and S712
STEEP ) >T7a2

 TAGE S e prrcH 17 &
RUN . ANGLE A4}
AUN
RISE
PITCH = RUN
! 18
5.4 Roof Eaves. Additions, and any new buildings on a site shall include eaves that match the eaves on the existing building, including eave depth. | | i

5.5 Porches. If there is an existing front porch, any front addition shall preserve, repair, or replace in-kind the existing porch. Any new porches =
shall exhibit the same shape and proportions and match the same architectural details as those of the existing buildings on site.

Exception: A porch is allowed to be modified to accommodate a removal of steps and a grade separation to enhance accessibility. All other
elements and proportions of the porch must be preserved, repaired, or replaced in kind.
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ATIACHMENT B

5.6 Windows. Window type, alignment fhorizontal and vertical), proportion (vertigafly or horizontally oriented), major divisions (between sashes
including rails or mullions), detailing (icluding trim and sill), recess, compositiop‘and materials for street-facing additions or new buildings on a
lot with existing buildings shall match-mesethant0%-of the existing building’ street-facing windows.

a. [ifthe existing windows are not original, any new windows shall conform in appearance with those traditionally associated with the
G-ovd = building’s architectural design. If a specific architectural style cannot be determined, new windows shall have the same vertical or

,: horizontal orientation as the original window openings or ”?50’ more windows in the Immediate Context Are. sistentwith —
B standard-4.7.1 from the Window section above. _____gﬁ__f_.--“""" =t y[a;k;n.ﬁ Hie k PR Bl
- L = _~Window materials shall match the existing. Different window materials may be allowed if the new materia = 'm Sha
( ﬁf‘j:; appearancerwith the e gmaterials, but no material shall be allowed from the list of prohibited materials in standard 4.8.1 from the, 6,‘_ " ;
RS Materials section above. \/ >
¢.  For additions on non-street-facing elevations, wmdows shall visually match style, detail, trim, and sill of the existing windows.
Exception: new windows required for egress. - n e
d. Exception: If no consistency of-@&'shnfﬁnndow deslgns can be established, new windows shall match any appropriate window type and
proportion of the existing building. “Appropriate” means a proposed bedroom windows shall match an existing legally perm:tted
bedroom window, or a proposed bathraom window shall match an existing legally permitted bathroom window. W il ==
ﬁ Exception: Thls standard does not apply to.wmdows in cgmmerc:aljrcund ﬂg:rsﬁ - VIsve N )/7
/" h‘-l'i [ ’ ] ~ vlhple Mmgten 1l st - 3 — Wral e b
\l" 17—3, $ame 2vepioliom @l Ao &y ‘-...L ! omaalgemissoeide o afg¥ro o  Tet \Qk
5 7 Wind s{Obenlngs for Upper Story Additions. Any part of the addition that faces a street shall include wmdows or othernﬁemngs \/
s _5.8 Matefials. For street-fronting additions and for new buildings/®n the lot ,-atleast50%-of the materials and textures shall be the same as
Fhe primary’materials of the existing street-fronting building facade.To be considered primary, a material must cover at least 50% of the street-
facing facade of an existing building. ¥
a. If there are two or more existing buildings on thelsite, 3 "aw e-materials-used.on-the existing.street-frontingbuilding-facades .-
Tha
b. Ifan-slnhhg primary material is on the list of prohibited materials as per standard 4.8.1 then a different high- quality materlal from dlist in
o st s ol ) ox i preti St { terwl covavs v i e ESrqraal A Reny »'(5‘5
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ATTACHMENT B

6. ATTACHMENT A. GLOSSARY AND DEFINITIONS

Please refer to Planning Code Chapter 17.09 Definitions for any definitions of terms not defined in this section.

Active Uses - Uses and occupancy types that encourage physical and/or visual engagement between building tenants, visitors, and the public
outside of these spaces. Examples include retail storefronts, bars and restaurants, entertainment venues and businesses, personal services
businesses, art galleries, gyms and fitness studios, offices, salons, lobbies, community rooms and other examples.

Active Frontages - Building ground floor frontages with occupied spaces that encourage engagement between the building tenants and the
public space. They allow visual or physical access to the active uses within the building from sidewalks.

Addition — New construction or extension that is added to an existing building or when a new building added on a lot with an existing
building that result in creation of a new residential unit(s). It expands the footprint of the original structure, increasing its overall size and/or
functionality, or increasing a total building footprint on a lot.

Articulation - The way portions of a building form are expressed (materials, color, texture, pattern, medulation, etc.) and come together to
define the structure,

Arterial Streets — Per Oakland Municipal Code, an arterial street is any street of eighty (80) foot width or more which serves or is to serve as a
major traffic artery for intercommunication between districts of the city when shown on the 0akDOT Roadway Classification Map.

Balcony — Balconies are exterior floor systems projecting from a structure and supported by that structure, with no additional independent
support. They have private entrances from living space and are generally smaller than decks in size, enclosed with a railing, and feature a
roof.

Blank Facade or Wall - Blank Wall Definition: Any portion of a street wall (including the wall of a parking structure) equal to 15 feet of more
without fenestration. Blank walls include any street wall area that is not transparent, including solid doors without fenestration and
mechanical areas. Faux windows do not count as fenestration.

Block - The area bounded by public street rights-of-way, by publicly owned open space, or by utility or transportation parcels (such as
railroads). !

Collector Street — Per Oakland Municipal Code, a collector street is any street of sixty (60) foot width or more which serves or is to serve as a
traffic way for a neighborhood or a feeder to a thoroughfare when shown on the 0akDOT Roadway Classification Map.

nceal - Hide or keep from sight or public view by using atchitectural elements.
i P ‘.’,Ei“’- f a'ﬂ;u';‘y I‘J—g’a
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Direct Access - A connection or access between two locations uninterrupted by vehicular driveways or traffic.

8T roratoye

Facade - Any exterior face or wall of a building. Corriess are s‘,-n‘,“h.,_,és 1

Finished Floor - Finished floor level refers to the uppermost surface of a floor once construction has been completed and all floor fifiTshes Ny
have been applied. "'f”.p’f}
il T, it

Erontage (Building) - The building fagade facing a street or public open space and the length thereof, : i -“f’ i

1w ENn] a :.,r,.Wr“;_e.
Frontage (Street) - A front lot line and the length thereof. EBhE 0 S
Frontage Zone - The area between the sidewalk and adjacent property, which may accommodate activities and elements such as street
furniture, planting, café seating, outdoor retail displays and other. It can act as a buffer or a transition zone between doorways and other
entries.
Fully Cut-off Fixtures — Light fixtures that do not allow light to be emitted above the fixture and reduce glare by limiting the light output. &
Fully Shielded Fixtures — Light fixtures that project light below a horizontal plane running through the lowest point on the fixture where light
is emitted.
Ground Floor Residential/Dwelling Unit — A dwelling unit at the first level of a building’s finished floor.
Group Useable Open Space — Private open space that is shared between all building occupants and visitors. 11 ol
Juliet Balcony — A shallow balcony consisting of a balustrade connection to the building fagade without a deck to walk on. It typically gives an | '
appearance of a balcony without protruding more than a couple feet from the building facade. :
Landscape/Landscaping - Pervious areas containing organic and inorganic elements such as plants, soil, mulch, trees, and shrubs, rocks, il 4 _'."5
pathways, pavers, and other elements.
Local Street — Per Oakland Municipal Code, local street is any street that is not a freeway, arterial, or collector street shown on the QakDOT T

Roadway Classification Map.

Massing - The three-dimensional bulk of a structure - height, width, and depth,
Massing Break — Changes or variations in the form, size, or volume of a building.

Maturity (planting) - Maturity is when a tree reaches 12.1 inches diameter at four and a half feet above grade. For plants other than trees,
maturity is the average size for a plant at full growth.
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ATTACHMENT B

Porch - A roofed area outside at building entry, typically attached to the front walls of the house.

Portal — An opening in a wall of a building which creates a grand entrance to an interior space, typically a courtyard. Doors or gates in the
opening can be used to control entry or exit.

Primary Building Entrance - A single entrance to a building that provides access to the maximum area in the building program. A building can
have several uses and more than one separate entranc/eﬁ_ea;h_uj, a building can have only one primary entrance; all others

are secondary building entrances. LJentresiis
5 [

Principal Street - Is a street a building is facing. Ref mﬁﬁgéha.ﬁer -1"1.'.05’9“for a detailed definition.

Private Usable Ope S’Eé‘—“Thesg are outdoor spaces for use by a single unit's residents accessible only from that unit. Some examples of

m—:mn_sm%'hlconies, ks, patios] porches, private gardens, private yards and terraces.

Rhythmic -ﬁ\ffig_%l{@and repeating patter?hgf.;igjgg o_r_a_rcllitfzctur_‘_:-_l_l elements such as a bays, columns, windows, sunshades, awmings,
v, :./ﬁn < qurlh Space A 0~ glhe

doors, projections etc
Roof Forms - Roof form means one or more roof typeés used in a structure, including but not limited to: gable, hip, gambrel, shed, mansard,
flat, and dormers.

Roof Line ~ Outline or contour formed by the top edge of a roof as it meets the walls or other structural elements of a building. It defines the
shape and profile of the roof when viewed from the exterior.

Secondary Street - A street of lower classification according to QakDOT Streets Map when a lot is facing more than one street.

Setback - The minimum distance by which buildings, structures, and parking shall be separated from any lot line, as defined in the Planning
Code.

Side Parking — Parking area between a main building and a side lot line.

Streetwall - The portion of a building facade facing a public right-of-way or a public open space that lies within five feet of the setback line. If
there are no required setbacks, then the streetwall should be within five feet of the property line, extending from the ground level to the top
of the highest occupied floor of that portion of the building.

Stoop - A set of steps leading from the sidewalk or street either to the entrance of a building or to a landing or a small porch attached to the
building.

Tuck-under Parking - Parking spaces that are covered by the upper floor of a building but are otherwise open.

Valance - a vertical stripe at the end of a canopy.
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EAST BAY
FOR EVERYONE

Design Review Committee
Planning Commission

City of Oakland

250 Frank Ogawa Plaza
Oakland, CA 94610

July 22, 2024

RE: Draft 4-8 Story Multifamily Residential ODS
Planning Commissioners,

East Bay for Everyone provides these comments on the City of Oakland’s (City) draft 4-8 Story
Multifamily Residential Objective Design Standards (Draft ODS). Prior to commenting on
specific portions of Draft ODS, we would first ask where Objective Design Standards (ODS) are
necessary and where ODS may not be necessary or even unnecessarily raise the cost of
housing, foster bad design, or detract from the livability of new apartments unintentionally.

With the 2017 amendments to the Housing Accountability Act, many local governments are
creating ODS for the first time in order to retain an element of discretion in approving — or
disapproving — housing development. EB4E has observed that many local governments in more
suburban East Bay locations have proposed or adopted ODS that are basically identical in
breadth, scope, and prescription. These ODS seem to be procured from a handful of planning
consultants. Given Oakland’s history and rich diversity of neighborhoods as well as values of
housing inclusion, the adoption of ODS indistinguishable from more suburban jurisdictions with
more exclusionary land practices in Alameda and Contra Costa counties would be a mistake.

The public realm is clearly the purview of planning and objective design standards by extension
— this is undisputed. How 4-8 story multifamily residential relates to the street is worth public
consideration where there are clear public objectives. But adding prescriptive requirements into
ODS where there is either no clear public purpose or when the purpose is more about
subjective taste is not costless. Such additional ODS can increase construction costs, reduce
group and private open space, and result in a narrow band of poor-to-middling design.
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While we appreciate that staff has refined the Draft ODS from its May 2024 version — including
increasing the threshold for massing breaks to 150’ frontages, offering additional articulation
options and the exclusion of ground floors from massing break requirements — there is still more
work to be done to achieve quality design without imposing high costs.

Exempt Smaller Sites

As a general matter, for smaller sites, design standards can often be difficult to meet without
causing an awkward or inefficient plan. We recommend exempting small sites (less than 1/4
acre, or about 2-3 house lots) from the Draft ODS.

Contextual Requirements

While we appreciate the clarification provided by staff as to the spatial scope of the contextual
transitions requirements, we remain concerned that such requirements will have the effect of
decreasing floor space, imposing higher hard costs through additional structural elements and
reducing the viability of development on smaller lots in affected geographies.

Balconies

Balconies are an excellent way to provide private open space in midrise multifamily
developments. The City’s Draft ODS should facilitate their construction, not saddle them with
unnecessary restrictions. Oakland is full of existing apartment buildings with unrecessed “tacked
on” balconies, and they look fine while providing a valuable amenity for building residents.

Requiring balconies to be inset will make them more difficult and costly to provide to residents of
new multifamily structures, and for no clear public benefit. Staff's July Draft ODS public
comment responses states: “[b]alconies integrated into the building design create a cohesive
appearance, while "tacked on" balconies can make a building look overly busy and imposing.”
This is a purely subjective preference by staff and their consultants about the appearance of
balconies. Other North American cities and developed countries with high quality design have
lots of non-recessed balconies.
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If staff wish to reduce the “busy” quality of facades they can further reduce the massing breaks —
which provide no benefit to the user of the multifamily unit — unlike a balcony.

The public benefit of requiring balconies to have transparent railings is similarly unclear. When
paired with the restriction on balconies along the interior side property line, it gives an
unfortunate suggestion that privacy is required for the neighbors of multifamily housing but not
for the residents. Many existing Oakland buildings have balconies facing the side lot line,
allowing their residents a quiet outdoor space of their own.

Thank you for your consideration of these comments.

Sincerely,

John Minot
Co-Executive
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East Bay for Everyone



ATTACHMENT B

Dear City of Oakland Planning Department,

The RCPC board is committed to supporting housing production within Rockridge, and more
broadly throughout Oakland, to address the Bay Area's current housing crisis and advance
equity within our communities.

We appreciate the Oakland Planning Department's efforts to provide predictable, objective
standards to expedite approvals for new housing. We recognize the challenge of creating a
document that provides flexibility to developers while ensuring that projects make a positive
contribution to the public realm. The "Public Draft 4-8 Story Multi-Family Residential Objective
Design Standards" is a good start at achieving that balance.

As you finalize this document, we would appreciate consideration of the following comments,
which aim to ensure that these standards remain as objective as possible and work for a broad
range of site conditions, project types and scales of development.

1. Consider revising the name and applicability of this document to address buildings of 4-9
stories, up to 85'.

In recent years, many buildings, particularly on sloped sites, are using Type | concrete
construction with thin floor-ceiling assemblies to provide 9 stories of housing within the "mid-rise"
construction requirements of the building code. These buildings are typically about 85' tall, and
should be covered by these guidelines, as they have the same urban design impact as an 8-
story building at a similar height.

2. Consider providing more exceptions tied to building size/ parking count/ building frontage
where this distinction is not already made, to provide more flexibility for smaller, space
constrained sites.

Some of these standards feel more important for a one-to-two-acre site or sites with longer
frontages. While some standards include provisions for this, others don't. Landscape and frees in
driveways or parking areas, top freatment, and middle freatment are examples of sections that
should provide exceptions or reduced requirements for smaller buildings and/ or narrower street
frontages.

3. Consider concentrating design standards on aspects of the building that most impact the
urban experience, such as ground floor pedestrian experience, including streetscape planting
requirements. Standards should not unnecessarily add to costs. The requirements for the “middle
treatment” in particular are problematic. One method of articulation is sufficient for most
buildings. Consider reducing this requirement.

We welcome any questions related to points above, or discussion tied to opfimizing the design
standards for both economic efficiency and urban experience.

Sincerely,

BT

Casey Farmer
Chair, Rockridge Community Planning Council

CC: Planning Commission
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