Oakland City Planning Commission

Design Review Committee STAFF REPORT

Case File Number: PLN20038, PLN20038-ER01, PLN20108 April 14, 2021

Location: | Lake Merritt BART TOD 51 9th Street (Block 1), 107 8th Street (Block 2)
Assessor’s Parcel Number(s): | 001 016900100; 001 017100200

Proposal: | Preliminary Development Plan (PDP) for a PUD with five new lots and one
remainder parcel (Vesting Tentative Tract Map No. 8560 and 8577) on two
separate blocks including 557 residential units (233 affordable units),
approximately 500,000 square feet of administrative office commercial activity,
approximately 16,500 sf of ground floor commercial retail, 2,000 square feet of
custom manufacturing commercial kitchen activity, 6,200 square feet of
Community Education Civic Activity daycare, and a total of 408 parking spaces.
The project includes a public paseo between Buildings A and B in Block 1.

Applicant: | STRADA/EBALDC
Contact Person/ Phone Number: | William Goodman, 314-276-0707
Owner: | San Francisco Bay Area Rapid Transit District (BART)

Case File Number:

PLN20038, PLN20038-ER01, PLN20108, T2000021

Planning Permits Required:

PDP/Planned Unit Development, Variance for Off-Street Loading, Design Review,
Vesting Tentative Tract Map, compliance with CEQA, Major Conditional Use
Permit, Tree Removal Permit

General Plan:

Central Business District (CBD)

Zoning:

D-LM-2, D-LM-4, Height Area LM-275

Environmental Determination:

TBD, under review

Historic Status:

Non-Historic Property

City Council District:

CCD2

Finality of Decision:

Project will go to Planning Commission for review and approval

For Further Information:

Contact case planner Dara O’Byrne at 510-238-6983 or dobyrne@oaklandca.gov

1. SUMMARY

The proposed project is a Preliminary Development Plan (PDP) for a Planned Unit Development
at 51 9th Street (Block 1) and 107 8th Street (Block 2). The project proposes 557 residential
units (including 233 affordable units), up to 500,000 square feet of office, up to 16,500 sf of
ground floor commercial (retail and food service), approximately 2,000 square feet of custom
manufacturing commercial kitchen, 6,200 square feet of day care, and a total of 408 parking
spaces. The project includes a public paseo and BART plaza. The project includes a Vesting
Tentative Tract Map, a Tree Permit, and project specific Design Guidelines.

2. PROJECT SITE AND SURROUNDING AREA

2.1 Existing Conditions and Surrounding Land Uses

Block 1 is bounded by 9™ St to the north, Fallon St to the east, 8" St to the south, and Oak St to
west. The block currently contains BART parking, BART station head houses, and a small BART
plaza. The block is surrounded by Laney College to the east, the BART plaza to the west, small
scale commercial buildings to the south, and a pair of historic Colonial Revival rowhouses to the

north.

Block 2 is bounded by 8™ St to the north, Oak St to the east, 7" St to the south, and Madison St to
the west. The block currently contains the Metro Center Building and surface parking. To the
north of the block is the BART plaza, to the east and south is residential in character with houses
with ‘Potential Designated Historic Property’ (PDHP) status. To the west of the block is a mix of
multifamily and single-family residential activities.
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CITY OF OAKLAND PLANNING COMMISSION

Case File: PLN20038, PLN20038-EROI, PLN20108, T2000021

Applicant: STRADA/EBALDC

Address: Lake Merritt BART TOD - 51 9th Street (Block 1),
107 8th Street (Block 2)

Zone: D-LM-2, D-LM-4

Height Area: LM-275
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3. PROJECT BACKGROUND

The Lake Merritt Station Area Plan community engagement process began in 2008 and the Lake
Merritt Station Area Plan was adopted by City Council in late 2014. The Station Area Plan lays
out a community-based vision for the roughly one-half mile radius around the Lake Merritt
BART Station in Downtown Oakland. The two development sites included in this Preliminary
Development Plan are located in the center of the Planning Area and both blocks are identified as
“Opportunity Sites” in the Station Area Plan. The two development blocks are assigned a transit
oriented development height area of 275 feet, are designated as pedestrian transitional areas, and
are primarily surrounded by commercial corridors.

The D-LM zoning was adopted concurrently with the Station Area Plan, implementing the land
use vision of the plan.

In the Spring of 2018, BART released a request for qualifications for a Transit Oriented
Development (TOD) at the two blocks owned by BART at the Lake Merritt BART station. In
May 2018, BART invited four teams to submit a proposal and in September 2018, BART
selected the STRADA/EBALC team to develop the site.

In March 2019, BART and the applicant team submitted a pre-application for initial review and
coordination with the City. The applicant team submitted a formal application for the
Preliminary Development Plan to the City of Oakland in February 2019 and CEQA review was
initiated. The application was deemed complete in November 2020.

4. PROJECT DESCRIPTION
The Project is a Preliminary Development Plan for a multi-phase Planned Unit Development that
will include two Blocks, each with two new buildings.
e Block 1 at 51 9" St proposes 3 new lots and 1 Remainder Parcel (Tract Map No. 8560)
and includes two buildings:

o Building A: 360 residential units (324 market rate, 36 moderate income), 4,500
square feet of ground floor commercial, and 105 parking spaces in a 275 ft tall
tower

o Building B: 97 affordable residential units, 2,029 sf of custom manufacturing
commercial kitchen, and 963 square feet of limited-service restaurant/cafe in an
83 ft tall mid-rise building

o Public paseo and BART plaza, including BART station entrances

e Block 2 at 107 8™ St proposes two new lots (Tract Map No. 8577) and includes two
separate buildings:

o Building C: approximately 500,000 sf office, 11,000 sf of ground floor
commercial, and 254 parking spaces in a 275 foot tall tower

o Building D: 100 affordable residential units, 6,200 sf of daycare, and 49 parking
spaces in an 83 ft tall building

#1



Design Review Committee April 14, 2021

Case File Number PLN20038, PLN20038-ER01, PLLN20108 Page 4

5. GENERAL PLAN ANALYSIS

The General Plan land use designation for this site is Central Business District. The
classification is intended to “encourage, support, and enhance the downtown area as a high
density mixed use urban center of regional importance and a primary hub for business,
communications, office, government, high technology, retail, entertainment, and transportation
in Northern California.”

The desired character and use for the CBD classification includes a mix of large-scale offices,
commercial, urban (high-rise) residential, institutional, open space, cultural, educational, arts,
entertainment, service, community facilities, and visitor uses.

The following is an analysis of how the proposed project meets applicable General Plan
objectives (staff analysis in indented, italicized text below each objective):

e Objective T2. Provide mixed use, transit-oriented development that encourages public
transit use and increases pedestrian and bicycle trips at major transportation nodes.
The proposed project provides a mixed-use, transit-oriented development at the
Lake Merritt BART station, including residential, office, and retail. The project
provides streetscape improvements that improve the conditions for pedestrians
and bicyclists and includes a paseo to improve connections to the Lake Merritt
BART station.

e Objective D1. Enhance the identify of Downtown Oakland and its distinctive districts
o Policy D1.8 Planning for the Channel Park Arts, Educational, and Cultural

Center. The area south of Lake Merritt that includes Laney College, the Henry J.
Kaiser Auditorium, the Oakland Museum, and Alameda County offices should be
enhanced as a walkable, bicycle-friendly educational, cultural and institutional
center in downtown Oakland. Efforts to strengthen this area's identity and create
transportation linkages with the Jack London Waterfront, City Center, and the
Financial District, and BART should be promoted.
The proposed project creates a transit-oriented development at the Lake Merritt
BART station that helps create a node of activity to connect Laney College and
the Oakland Museum to the BART station, with improved bicycle and pedestrian
connections and a mid-block activated paseo.

e Objective D3. Create a pedestrian-friendly downtown
The project improves the sidewalks on the four frontages of each block, providing
a minimum 5.5 foot clear width for pedestrians on all frontages. The project also
includes intersection improvements that improve pedestrian safety. The
streetscape improvements also include landscaping, street furniture, and other
amenities. The pedestrian paseo provides mid-block pedestrian access to the
BART station.

e Objective D5. Enhance the safety and perception of safety downtown at all hours
The proposed project is being designed to activate the transit node at all hours,
with ground floor active uses, activation of the paseo, and incorporation of Crime
Prevention through Environmental Design (CPTED) techniques.
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e Objective D7. Facilitate and promote downtown Oakland’s position as the primary office
center for the region.
The proposed project provides 500,000 square feet of office space located in
Building C, with direct access to the BART station.

e Objective D10. Maximize housing opportunities in the downtown to create a better sense
of community
The proposed project provides 557 new residential units, including 233
affordable units of varying size.

e Objective D11. Foster mixed use developments to help create a diverse, lively, and
vibrant downtown
The proposed project provides a mixed-use transit-oriented development with
ground floor retail. The pedestrian paseo envisions a food hub near the BART
head houses, with a commercial kitchen, restaurants, and outdoor seating. The
corner of 8 and Oak will also be a focal point for vibrant activity, with retail in
Building C connecting to the activity of the Paseo.

6. ZONING ANALYSIS OVERVIEW

The proposed project is located within the D-LM Lake Merritt Station Area District Zones. The

intent of the Lake Merritt Station Area District (D-LM) Zones is to implement the Lake Merritt

Station Area Plan. Development in this zoning district shall be consistent with the Lake Merritt

Station Area Plan, of a high quality design, and include active ground floor uses where

appropriate and feasible.

The objectives of the D-LM Lake Merritt Station Area District Zones are to:

1. Create a more active and vibrant Lake Merritt Station Area District to serve and attract
residents, businesses, students, and visitors;

The proposed project creates a mixed-use, transit-oriented development on two
central blocks of the Lake Merritt Station Area that will attract residents,
businesses, office workers, students, and visitors. Block 1 will transform an
existing parking lot into two mixed-use buildings with a paseo providing mid-
block pedestrian connections to the BART station. Block 2 will provide an office
tower and a mid-rise affordable residential building with ground floor active
uses.

2. Increase activity and vibrancy in the area by encouraging vital retail nodes that provide
services, restaurants, and shopping opportunities;
The commercial spaces at Oak and the paseo will create a food hub, with
restaurants and outdoor seating to create a food destination in the neighborhood.
8" and Oak will provide more ground floor commercial opportunities in Building
C.

3. Improve connections between the Lake Merritt BART Station and major destinations
outside the Station Area District;
The pedestrian paseo provides an important connection between Laney College
and the BART station.

4. Improve safety and pedestrian-orientation;
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The proposed project provides pedestrian improvements including improved
sidewalks with minimum 5.5 ft clear width, improved intersections with curb
bulbs, curb ramps, and crosswalks, and activation to improve safety.

5. Accommodate the future population, including families;
Building D provides 100 affordable residential units geared toward families.
Building B provides 97 senior affordable residential units, accommodating the
aging demographic.

6. Increase the number of jobs and improve the local economy;
Building C provides 500,000 square feet of office space for future tenants. The
office space will provide jobs and support the local economy.

7. Identify additional recreation and open space opportunities and improve existing
resources; and
The pedestrian paseo in Block 1 provides increased landscaping and greening of
the block as well as opportunities for gathering and potential play space for
children.

8. Encourage and enhance a pedestrian-oriented streetscape.
Both blocks include improvements to the streetscape on all frontages, which
provide pedestrian-oriented streetscapes with improved sidewalks, landscaping,
and street furniture.

D-LM-2 Lake Merritt Station Area District Pedestrian - 2 Commercial Zone. The intent of the D-
LM-2 Zone is to create, maintain, and enhance areas of the Lake Merritt Station Area Plan
District for ground-level, pedestrian-oriented, active storefront uses.
The proposed project works to fulfill the Lake Merritt Station Area Plan vision for
transit-oriented development at the Lake Merritt BART station. The project
provides ground-level, pedestrian-oriented, active storefront uses along Oak St
and portions of 9" St and 8" St. The project also provides pedestrian-oriented
residential lobby entrances on Fallon St and a day care along Madison St.

D-LM-4 Lake Merritt Station Area District Mixed - 4 Commercial Zone. The intent of the D-
LM-4 Zone is to designate areas of the Lake Merritt Station Area Plan District appropriate for a
wide range of Residential, Commercial, and compatible Light Industrial Activities.
The proposed project within the D-LM-4 zone is consistent with the intent of the
zoning. The portion of the project with D-LM-4 zoning includes the 7t St
frontage and portions of Oak St and Madison St. Active retail use wrap the
corner of Oak St onto 7" St and the day care activity wraps the corner of Madison
and 7. The rest of 7" is dedicated to back of house activities.
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7.1 Zoning Analysis for the Preliminary Development Plan (PDP) for the Planned Unit
Development
Required
D-LM-2, D-LM-4 Proposed
LM-275 Proposed D-LM-2/D-LM-
001 016900100, 001 | D-LM-2, LM-275 4, LM-275 PUD Bonus
017100200 001 016900100 001 017100200 | Consistency with applied/
(Block 1 and 2) (Block 1) (Block 2) Base Zoning Variance/ CUP
Use
Multifamily | P (with limits, noton | Multifamily Multifamily Complies
ground floor)
Administrative | P (with limits L4, L5) | None Office Complies
General Retail P Retail Retail Complies
Limited service P Limited service NA Complies
restaurant restaurant
Commercial C(L1)(L3) Commercial NA Not permitted in PUD Bonus
Kitchen, kitchen with D-LM-2 allows Custom
Custom demonstration Manufacturing
Manufacturing cooking area 17.142.100.B
Daycare, | P (with limits L4, L5, Daycare facility Occupies more PUD Bonus
Community see below) (6,200 sf, up to 40 | than 25% of allows
Education students ground floor Community
Civic Activity facing Madison, Education Civic
(15 or more) so would need Activity
CupP 17.142.100A, so
CUP not needed
Lot Min Width: 25 Complies
Dimensions Min Frontage: 25
Min Lot Area: 4,000sf
Min/Max Min front: O ft Building B has Does not comply | PUD Bonus
Setbacks | Max front and street 22’ setback from allows flexibility
side: 5 ft Fallon 17.142.100G

Max front and side for
upper stories: 5 ft
Side and rear: 0 ft

Design Regulations

Ground floor

65% required for

Not enough detail

Not enough detail

Not applicable:

commercial principal buildings in PUD in PUD FDPs will provide
facade with ground floor more detail to
transparency Nonresidential determine
Facilities. On other compliance
facades, %2 the
standard for the facade
facing the principal
street.
Min height of 15 ft Building A: 15 ft Building C: 16 ft | Complies
ground floor Building B: 15 ft Building D: 16 ft
nonresidential
facilities
Min width of 15 ft Not applicable:
storefronts FDPs will provide

more detail to
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Required
D-LM-2, D-LM-4 Proposed
LM-275 Proposed D-LM-2/D-LM-
001 016900100, 001 | D-LM-2, LM-275 4, LM-275 PUD Bonus
017100200 001 016900100 001 017100200 | Consistency with applied/
(Block 1 and 2) (Block 1) (Block 2) Base Zoning Variance/ CUP
determine
compliance
Height, Bulk, and Intensity Area Specifications
Maximum 275’ Building A: 275 ft | Building C: 275 ft | Complies
Height 275’ Building B: 83 ft Building D: 83 ft
Building Base 45’ base, 85” with Building A: 48 ft Building C: 45 ft | Building C PUD Bonus
CUP Building B: 83 ft Building D: 83 ft | complies allows flexibility
45’ base, 85” with Building A, B, D | 17.142.100G,
CUP would need CUP | therefore CUP is
to exceed 45’ not needed
building base
Residential 110 sf of lot area/unit | Building A: 360 Building C: 0 Complies. 557
Density 110 sf of lot area/unit | Building B: 97 Building D: 100 proposed
Max 12 40, 860 sf 541,810 sf Complies
Nonresidential nonresidential nonresidential
FAR
Setback of 20 ft., along at least Building A: 10 ft Building C: 10 ft | Building Aand C | PUD Bonus
Tower from 50% of the perimeter | setback, so CUP setback along Oak | provide 10 ft allows flexibility
Building Base length of the building | needed and 22 ft along along at least 50% | 17.142.100G,
base; Building B: not a Building D. of perimeter, therefore CUP is
10 ft., along at least | tower Building D: nota | would need CUP | not needed
50% of the perimeter tower
length of base with
CUP and additional
findings 2.a, b, ¢
Max average 75% of site area or Building A: ~65% | Building C: Complies
per story lot 10,000 sf, whichever | of site area 180x141=25,380
coverage is greater (12,480/19,327) /35218
72%
Max tower 150 ft. Building A: 195’ Building C: 180 | Building A & PUD Bonus
elevation may be increased by Building C allows
length up to 30% with CUP include 30% flexibility
increase, CUP 17.142.100G,
would be needed | therefore CUP
is not needed
Max diagonal 180 ft 204.5° 232’ Buildings include | PUD Bonus
Length may be increased by 30% increase, allows flexibility
up to 30% with CUP CUP would be 17.142.100G,
needed. therefore CUP is
not needed
Min distance 50 ft NA NA NA
btw towers may be increased by
up to 30% with CUP
Open Space
Senior Housing 38 sf/unit Building A Building D Complies
Unit Block 1: B: 97 requires: 27,000 requires: 6,000 sf
*38=3686 Sf; Building D
Affordable 60 sf/unit Building A provides:
Housing Unit Block 2: D: provides: Courtyard 5,600

100*60=6,000

Paseo*.8= 22,361+

sf + Community
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Required
D-LM-2, D-LM-4 Proposed
LM-275 Proposed D-LM-2/D-LM-
001 016900100, 001 | D-LM-2, LM-275 4, LM-275 PUD Bonus
017100200 001 016900100 001 017100200 | Consistency with applied/
(Block 1 and 2) (Block 1) (Block 2) Base Zoning Variance/ CUP
Other 75 ft/unit 2,500+2,570+12,9 | Room 1,200 sf =
residential Unit Block 1:A: 00 = 40,331 6,800 sf
360*75=27,000
Building B
requires: 3,686 sf
Building B
provides: Paseo*.2
=5474 +
1690+250 sf =
7,414
Landscaping At least 50% of NA.: Detail to be provided at FDP. NA. Compliance
Requirements rooftop or courtyard to be determined
usable open space area for each FDP
shall include
landscaping
enhancements. At least
30% of public ground
floor plaza shall
include landscaping
enhancements.
17.101G.070 No development Project over 200,000 sf of new floor Major CUP Major CUP
Special which involves more area. needed for size needed for size
regulations for | than 100,000 sf of new
large-scale floor area shall be
developments. permitted except upon
the granting of a Major
Conditional Use
Permit pursuant to
Chapter 17.134.
17.116 Parking
Parking - Min: No spaces Building A:105 Building C: 0 Complies
Multifamily required spaces Building D: 45
Max: 1.25 Building B: 0
space/dwelling unit
Parking - Min: No spaces Building A: 0 Building C: 254 Complies
Commercial required Building B: 0 Building D: 0
Max: Ground floor: 1
space/300 sf of floor
area
Above Ground floor: 1
space/500 sf of floor
area
Parking Civic Min: No spaces 0 Building D: 4 Complies
required
Parking - Min: No spaces 0 0 Complies
Industrial required for under
25,000 sf
17.116.105 A. Car share spaces Building A: 0 Building C:1 Complies.
Car share required: Building B: 3 Building D: 0 Building B and D
parking A:2 provide the car
B:1 share for Building
C:0 Aand D. FDPs

#1




Design Review Committee

April 14, 2021

Case File Number PLN20038, PLN20038-ER01, PLLN20108 Page 10
Required
D-LM-2, D-LM-4 Proposed
LM-275 Proposed D-LM-2/D-LM-
001 016900100, 001 | D-LM-2, LM-275 4, LM-275 PUD Bonus
017100200 001 016900100 001 017100200 | Consistency with applied/
(Block 1 and 2) (Block 1) (Block 2) Base Zoning Variance/ CUP
D:1 will provide detail
for function of
access to car
share
17.116.105 B. Make permanently Not enough detail Condition of
Transit Passes available a monthly Approval will
transit benefit to each require proof of
dwelling unit in an transit passes
amount equal to either
one-half the price of
an Adult 31-Day AC
Transit Pass or an AC
Transit EasyPass.
17.116.120 Building A: 1 berth A: 2 residential C: 3 office Buildings A, C, D | Building B
Loading Building B: 1 berth loading berths loading berths comply. requires Minor
Building C: 3 berths B: 0 residential D: 1 residential Building B does Variance for off-
Building D: 1 berth loading berths loading berths not comply street residential
loading
17.116.210 and | No more than 35 ft Complies
12.04.270 wide and driveways
Driveway serving a single parcel
Openings of property separated
by at least 25 feet
17.117 Bike Parking
Multifamily: A:1spl4ddu=90 A:90LT D:28 LT Complies
Long Term B:1sp/10du=10 B:10LT
D: 1 sp/4 du=25
Multifamily: A:1lsp/20du=18 A: 18 C:NA Complies
Short Term B:1sp/20du=5 B:5 D:5
D:1sp/20du=5
Restaurant A:1sp/12,000sf=0, | A:2LT C:NA Complies
café: Min 2 B:2LT D: NA
Long Term B: 1sp/ 12,000 sf=0,
Min 2
Restaurant A: 1sp/2,000sf=3 A:3ST C:NA Complies
café: Short B: 1 sp/2,000 sf B:2ST D: NA
Term Min 2
Retail: C: 1sp/12,000 sf NA C:2LT Complies
Long Term Min 2 D: NA
Retail: Short C: 1sp/5,000 sf NA C:2ST Complies
Term Min 2 ST
Day Care: D: 1 sp/ 10 employees. | NA D:2LT Complies
Long Term Min 2 sp
20 employees
Day Care Short | D: 1 sp/ 20 students NA D:2ST Complies
Term Min 2 sp
Office: Long C: 1sp/10,000sf=50 | NA C:52LT Complies
Term
Office: Short C: 1sp/20,000sf=25 | NA C:26ST Complies

Term
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Required
D-LM-2, D-LM-4 Proposed
LM-275 Proposed D-LM-2/D-LM-
001 016900100, 001 | D-LM-2, LM-275 4, LM-275 PUD Bonus
017100200 001 016900100 001 017100200 | Consistency with applied/
(Block 1 and 2) (Block 1) (Block 2) Base Zoning Variance/ CUP
Custom B: Min 2 sp B:2LT NA Complies
Manufacturing
Long Term
Custom B: 0 required 0 NA Complies
Manufacturing
Short Term
TOTAL Bike LT: 104 LT:77 | A:LT92;ST21 C:LT54;ST28 Complies
Parking ST: 27 ST:32 | B:LT12;ST7 D:LT27,;ST7
17.117.130 C: min 2 showers per NA C: 5 showers per | Complies
Lockers/Showe | gender +1 shower/ gender, 20 lockers
rs gender for each per gender
150,000 sf. above
150,000 sf.
4 lockers per shower
17.118 2 cubic feet/ du, min A: 730 C: 1071 Complies
Recycling 10 cubic feet. B: 204 D: 212
Space 2 cubic feet/ 1,000 sf
commercial
A: 720 + 9 =729 cuft
B: 194 +7 =201
C: 1016
D: 200+12.4 = 212

The applicant is not pursuing the State Affordable Housing Density Bonus, but is providing a total of 233
affordable residential units, which is over 40% of the total residential units, including:
e Building A: 36 units up to 120% Area Mean Income (AMI);

e Building B: 30 units at 30% AMI, 32 units at 50% AMI, 35 units at 60% AMI; and
e Building D: 21 units at 30% AMI, 40 units at 50% AMI, 39 units at 60% AMI.

7.2 Planned Unit Development Bonus — 17.142.100

The following aspects of the project typically require variances or conditional use permits under the
applicable base zoning regulations; however, these aspects of the project are permitted through the
Planned Unit Development Bonus (17.142.100), as part of this PUD application:

e Commercial Kitchen (Custom Manufacturing) in Building B. The Commercial Kitchen
(Custom Manufacturing) is a conditionally permitted activity in the D-LM-2 zone, but the
PUD bonus (17.142.100.B4) allows Custom Manufacturing activity by right, so a CUP is not
necessary.

e Daycare, Community Education Civic Activity in Building D. Community Education Civic
Activity requires a Conditional Use Permit in the D-LM-2/D-LM-4 zones, but the PUD Bonus
(17.142.100.A1) allows the Community Education Civic Activity by right, so a CUP is not
necessary.

e Waiver or Reduction of Yard and Other Dimensional Requirements (17.142.100.G). Except as
otherwise provided in Subsection 17.142.110.E, the minimum lot area, width, and frontage;
height; and yard requirements otherwise applying may be waived or modified for the purpose of
promoting an integrated site plan.
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This PUD application is seeking a waiver or reduction of the following dimensional
requirements through the PUD bonus:

O

Maximum setback. The maximum front and street side setback for the first through
third stories is a maximum of 5 feet for Building B, but the building is setback from
Fallon Street 23.5 feet. The PUD Bonus (17.142.100.G) allows for waiver or
reduction of this requirement if the waiver promotes an integrated site plan. In this
case, the increased street side setback allows for a wide public entrance into the paseo
and a plaza area in front of the lobby entrance to Building B.

Maximum Height of Building Base. The maximum height of the building base in the LM-
275 height area is 45 feet, or 85 feet upon the granting of a CUP and consistent with the
additional findings below. Buildings A, B, C, and D all exceed the maximum building
base height of 45 feet, but are below 85 feet. A CUP is not required, however, because the
PUD Bonus (17.142.100.G) allows for a waiver of height requirements for the purpose of
promoting an integrated site plan. The height in the building base of all four buildings
meets the findings below:

a. The proposal is consistent with the intent and desired land use character identified
in the Lake Merritt Station Area Plan and its associated policies;

b. The proposal will promote implementation of the Lake Merritt Station Area Plan;
and

c. The proposal is consistent with the desired visual character described in the Lake
Merritt Station Area Plan and Lake Merritt Station Area Design Guidelines, with
consideration given to the existing character of the site and surrounding area.

Setback of Tower from Building Base. The Building A and C towers are required to
setback the tower from the building base a minimum of 20 ft., along at least 50% of the
perimeter length of the building base or 10 ft., along at least 50% of the perimeter length
of base upon granting of a CUP and additional findings in findings a, b, ¢ below. Both
Building A and C meet the standard of setting back the tower from the base a minimum of
10 feet along at least 50% of the perimeter of the base of the building, requiring a CUP,
but the PUD Bonus allows a waiver of dimensional requirements, so a CUP is not required.

Maximum Tower Elevation Length. Building A has a tower elevation length of 195 feet
and Building C has a tower elevation length of 180 feet. The towers have a maximum
tower elevation length requirement of 150 feet, but this may be increased by up to thirty
percent (30%) upon determination that the proposal conforms to the general use permit
criteria set forth in the conditional use permit procedure in Chapter 17.134 and to the
following additional use permit criteria:

a. The proposal will result in a signature building within the neighborhood, City, or
region based on qualities, including but not limited to, exterior visual quality,
craftsmanship, detailing, and high quality and durable materials.

Both of the towers in Building A and Building C have the potential to be signature
buildings, but many of the design details will be determined at the Final Development
Plan (FDP) stage. The PUD Bonus allows waiver of this dimensional requirement, but
because it is not directly related to an integrated site plan, the FDP shall ensure a
signature building is provided.

Maximum Diagonal Length. The Maximum Diagonal Length of each tower is 180 feet,
but this may be increased by up to thirty percent (30%) upon determination that the
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proposal conforms to the general use permit criteria set forth in the conditional use permit
procedure in Chapter 17.134 and to the following additional use permit criteria:

a. The proposal will result in a signature building within the neighborhood, City, or
region based on qualities, including but not limited to, exterior visual quality,
craftsmanship, detailing, and high quality and durable materials.

The diagonal length for the Building A Tower is 204.5 feet and the diagonal length for the
Building B Tower is 232 feet, satisfying the increase by 30%, however the determination
for a signature building cannot be made until the FDP stage. This dimensional standard
can be waived through the PUD Bonus, but in order to ensure this waiver is consistent with
contributing to an integrated site plan, the FDP shall ensure a signature building is
provided.

7.2 Design Review for the Preliminary Development Plan (PDP) for the Planned Unit
Development

The Preliminary Development Plan provides conceptual designs for the overall project with
supporting Design Guidelines to guide the design of future phases of the project. The PDP and
associated Design Guidelines need to follow the Lake Merritt Station Area Design Guidelines
(LMSADG), as discussed below. All Final Development Plans will be expected to be consistent
with the PDP, the LMSADG, and the Design Guidelines associated with the PDP.

7.2.1 Consistency with the Lake Merritt Station Area Design Guidelines (LMSADG)

In accordance with 17.101G.020, the project is required to conform with the design review
criteria listed in Chapter 17.136 and with the “Design Guidelines for the Lake Merritt Station
Area Plan” (LMSADG). The LMSADG are analyzed below, with staff feedback indented and in
italics.

Site Planning and Building Orientation

DG-2. Streetfront Location. Spatially define the streetfront by locating storefronts near the
property lines facing the street and adjacent to one another. Build the ground level of commercial
buildings near sidewalks and close to side property lines. A consistent series of commercial
buildings constructed at the sidewalk and adjacent to one another creates a street wall and a
defined pedestrian space. Each zoning district has a maximum setback limit to create or maintain
this storefront pattern.
Buildings in Block 1 and Block 2 are located near the property lines facing the street.
Building B is setback more than 5 feet from Fallon St to accommodate improved access
to the paseo and to create a small plaza in front of the primary entrance. Block 1 does
not provide ground level commercial along the full frontage of 8" St and 9™ St, but does
provide active corners.

DG-5. Define Open Spaces. Site buildings and locate plazas, courtyards, seating, and visually
interesting architectural features to encourage interaction among occupants and passersby.
Configure buildings to define open spaces and provide visibility and accessibility from a public
street, as shown in Figure 2. Special building forms (i.e. towers) and site improvements should
be incorporated to help organize and accent spaces by framing entrances, terminating views, and
highlighting central focal points.
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Buildings A and B in Block 1 are sited well to define the public paseo and to welcome
pedestrians from Fallon Street through the paseo to the buildings and the BART head
houses.

DG-7 Corner Building Design. Emphasize and highlight architectural features at block corners
to visually define and animate the intersection and facilitate pedestrian flow.
The PDP does not provide enough detail to determine if the corners are being adequately
emphasized and highlighted, but staff would like to ensure both the project specific
guidelines and Final Development Plans adequately satisfy this guideline.

In particular, the following corners should be emphasized:
e 8"and Oak in Building C
e 8" and Fallon in Building B
e 9" and Fallon in Building A

DG-8 Primary Lot Frontage. Locate the primary building facade and main entrance along the
primary lot frontage. The primary frontage should further be maximized by active building walls
and addressed by the most active, articulated and public facade of a building. Active uses, such
as storefronts, dining areas, lobbies, and offices should front onto the primary lot frontage.

e Primary lot frontages include all street-facing frontages, and can also include frontages
that address public spaces that will likely see the most pedestrian activity or serve as
important gateways.

e Corner lots or sites that encompass a block may have more than one primary frontage.
Block 2 generally complies with this guideline, with the primary lot frontage on 8™ St
including pedestrian entrances to residential lobby, commercial lobby, and access to
retail. The Oak St frontage also contains active uses, with retail storefronts,
transparency, and pedestrian entrances.

Block 1 generally does not comply with this guideline, with back of house activities
dominating the primary lot frontage. Building A primary lot frontage is 9" St. The
applicant has improved the design from the initial submittal by consolidating the back of
house activities and activating the corners. lIdeally, the activated corners could be
extended and the curb cuts could be reduced and consolidated to reduce the impact on
this primary facade.

Building B’s primary lot frontage is on 8" St. With a constrained lot, all of the back of
house activities are located along this frontage. A secondary entrance to the residential
lobby is provided on 8" St, but staff would ideally like to see additional pedestrian
entrances along the frontage, potentially a pedestrian entrance to the commercial kitchen
space near Oak St, although there is a grade change that makes this difficult. The FDP
for Building B should show design details to activate the frontage, like adding windows,
glazing, awnings, and other details to the ‘back of house’ activities, to help create an
appearance of an activated facade.

DG-12 Screening and Location of Building Equipment and other Non-Active Spaces.
Mechanical, electrical, and all other building equipment, as well as non-active spaces, such as
parking area, locker areas or mechanical rooms, should be concealed from all public right-of-
ways, pedestrian paths and adjacent buildings; and should not be located along or within 30 feet
of the ground floor street frontage
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Block 2 has all of the back of house activities like mechanical rooms, loading, trash, etc
located along and within 30 feet of 7" St, but staff feels this is the most logical location
for these non-active spaces that need to have access to a street.

Block 1 has a more challenging site plan because there is not a logical location for non-
active spaces. Building A has located a portion of the mechanical equipment below
grade, but a portion of it is located along 9™" St, which is the Principal Street and primary
facade, so does not comply with this guideline. Building B has all of the non-active space
fronting 8™ St, which is the Principal Street and primary fagade. There is not necessarily
a more logical place for these non-active spaces, but staff would like to see this non-
active space minimized as much as possible to reduce the negative impact to 8" St and 9"
St.

Building Massing and Scale

DG-18 Transitions in Building Height, DG-19 Step Back Above the Podium Height, and
DG-20 Reduce Overall Massing.

Each block has one tower and one mid-rise building, creating a transition in building
height within the block. In addition, tower step backs are used to transition from the
building base to the tower. The overall massing in Block 1 is reduced by using the paseo
to separate Building A and Building B, drawing the public through the site from Fallon to
Oak St.

Towers
DG 22-25: Slender Towers, Tower Spacing, Distinguish Tower Design, and Skyline.

Building A is naturally a slender tower along Fallon and Oak St because of the shape of
the parcel, but does exceed the tower elevation dimensions along 9" St. Building A tower
is located next to the mid-rise Building B, providing appropriate spacing. The specific
design details of the tower will be evaluated at the FDP stage and will need to meet the
condition of approval:

“In order to meet the requirements for waiving the tower dimensional standards

for maximum diagonal length and maximum tower elevation length, ensure the

proposals for both towers will result in a signature building within the

neighborhood, City, or region based on qualities, including but not limited to,

exterior visual quality, craftsmanship, detailing, and high quality and durable

materials. ”

Building C does provide the minimum step back from the base height, but is otherwise not
a very narrow tower. It is not located adjacent to another tower. The specific tower
design will be evaluated at the FDP stage and will need to meet the condition of
approval:

“In order to meet the requirements for waiving the tower dimensional standards

for maximum diagonal length and maximum tower elevation length, ensure the

proposals for both towers will result in a signature building within the

neighborhood, City, or region based on qualities, including but not limited to,

exterior visual quality, craftsmanship, detailing, and high quality and durable

materials.”

Building Fagade Articulation
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DG-26 — Pedestrian Scale, DG-27 Active Upper-Stories, DG-28 Articulation, DG-29
District Ground Floor

The PDP is not required to provide this level of detail, but the FDP for each building will
have to provide design details to ensure the design intent is met. Building A on 9" St and
Building B on 8" St are particularly concerning and will need to provide fine grain scale,
multiple entries, and articulation including bays, horizontal banding, sills, fenestration,
alcoves, awnings/canopies, trellises, well defined entries, storefront design, and other
pedestrian amenities.

DG-30 Ground Floor Entrances. Carefully design entrances to be distinct and prominent
features of a building, particularly lobby entrances.

e At least one prominent pedestrian entrance should be provided for each building and face
the principle street. Main entrances should always face the principal street, not parking
lots.

e A clear, hierarchical distinction should be made between primary entrances and
secondary entrances. Main entrances should be larger than other doors on the facade and
clearly
This is a critical design issue that is not clearly being met in Building A or Building B.
Building A does have pedestrian entrances for ground floor commercial spaces facing the
Principal Street (9" St), but the primary pedestrian entrance for the residential lobby is
located on Fallon. A corner entrance on 9" and Fallon might help to satisfy this design
guideline. An entrance to the residential lobby for Building B was added on the
Principal Street 8" St, but there are no other pedestrian entrances along the 8" St
frontage. A pedestrian entrance for the commercial kitchen would help activate the
frontage.

Parking

DG-91 Location. Where possible, locate parking structures either partly or entirely below

grade. Surface parking lots should be considered temporary uses. If parking is located above

ground, locate commercial building space at the street, at least 15 feet in height and 20 feet deep.
Building C provides the parking below grade. Building A provides parking on the 2 -4
floors of the project on Floors 2-4. Building D provides parking at the ground level, but
it is wrapped with day care activities along Madison and residential lobby along 8" St.

DG-97 Encapsulation. On sites that are half a block or greater (30,000 square feet or greater) in
size, at least 50 percent of the above grade parking should be encapsulated, or wrapped so that
the parking area is not apparent from the public right-of-way.
Building A occupies approximately half a block, but the parcel size is less than 30,000
square feet, but the design concept could still apply to Building A. The parking is not
encapsulated or wrapped on floors 2-4 and is apparent from the public right-of-way.

DG-98 Integral Design. Design all visible structured parking as an integral part of the project it
serves, consistent in style and materials with the balance of the project.
The PUD provides preliminary designs for Building A with the parking structure fronting
9th St and visible from the right of way, but the preliminary designs do not dictate how
the parking will be integrated into the overall design of the project or use contrasting,
high quality materials to create an architectural feature. The FDP should provide the
detail to show how this guideline will be met.
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Utilities

The design meets all of the applicable Utilities guidelines, which include: Location and Utilities, and
Undergrounding. These items correspond to Design Guidelines DG 108 — DG 109 (page 35).

The impact of back of house uses should be minimized along 8™ and 9", including areas
for utilities. Utilities that have to be accessed off 8" and 9™ should be enclosed in the
building, with high quality access doors, architectural details, landscaping, and other
features to minimize the negative impact of the non-active space on the pedestrian realm.

Streetscape Design Guidelines

General
The proposed project includes streetscape improvement that improve walkability,
pedestrian comfort, bicyclist comfort, and accommodate transit. Bike lanes are added on
9™ St, Fallon St, 8" St, and Oak St. Each street frontage includes a minimum 5.5’
pedestrian clear width sidewalks, landscape area, and street furniture area. All
streetscape designs will be verified in detail at the FDP for public infrastructure phase.

8. ZONING AND DESIGN RELATED ISSUES

8.1 Design
Staff has worked with the applicant to refine the site plan and preliminary design of the project.
The PDP includes Design Guidelines, which will guide future phases of the project.

8.2 Issues
In general, staff finds the project to be well-designed and much improved since the original
submittal. This is a signature project, satisfying the high-level vision from the Lake Merritt Station
Area Plan of transit-oriented development at the BART station. Staff generally supports the
project. That said, staff has a few remaining design concerns and asks the DRC to consider the
following:

e Building A:

o 9t St Frontage. 9™ St is designated as the Principal Street, is planned for active
ground floor uses in the LMSAP, and is designated as a Commercial Corridor in
the Planning Code. The Planning Code requires 65% transparency between 2-9 ft
along the frontage. The proposed project, however, focuses the back of house
activities on this frontage, including garage access, residential off-street loading,
and space for mechanical, electrical, and plumbing. Because these activities have
to front on a public street, there isn’t a preferred location for these non-active uses
because this is a constrained site due to the BART tunnel, BART head houses, and
narrow frontage on Fallon, but it does not strictly comply with the design guidelines
or the intent of the Planning Code. Since the initial submittal, the applicant has
decreased the back of house area on 9" St, adding a basement to accommodate
utility space. The limited service restaurant wraps the corner onto 9" and pedestrian
entrances to the restaurant space have been added on 9", improving activation of
that corner. In addition, the applicant increased the residential lobby and residential
amenity space that wraps from Fallon St onto 9" St, increasing activation toward
Fallon. To further improve the 9" St frontage, staff recommends removing the
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second off-street residential loading berth, which exceeds the requirements of the
Planning Code. This will further reduce the non-active fagade on 9" and reduce
the extent of curb cuts on 9™ St, which is a concern for OakDOT because of the
negative impact on the Class IV bike lane.
= Does DRC think the off-street residential loading should be reduced on 9™
St to reduce the non-active space on this frontage and to reduce the curb
cut? Does DRC have other design feedback for this important frontage?

o Garage Screen (floors 2-4). The proposed project includes three floors of parking
garage that extend to the facade on Floors 2-4 on 9" St, Oak St, and along the Paseo.
The applicant intends to use natural ventilation for the parking garage, so a
minimum of 25% of the facade will be porous. The Design Guidelines recommend
that 50% of the above grade parking be encapsulated or wrapped so the parking is
not apparent from the public right of way. In addition, the guidelines state that
visible structured parking should be consistent in style and materials with the rest
of the project OR contrasting, high quality materials should be used to create an
architectural feature. Because the proposal is preliminary in nature, the design
details of the facade for these three stories has not been determined and will be
provided in the FDP.

= Does the DRC have design guidance on the facade for the three stories of
parking structure that are visible from the street that could be incorporated
into the project specific design guidelines or inform the FDP for Building
A?

o Corner of 9" and Fallon. The LMSADG and the project specific guidelines call
for an emphasized corner at 9" and Fallon, but the preliminary designs in the PUD
do not indicate an emphasized corner.

= What type of design details would DRC like to see at this corner at the FDP
phase to help emphasize this corner?
e Building B:

o 8t St Frontage. 8" St is designated as the Principal Street, is proposed for active
ground floor uses in the LMSAP, and is designated as a Commercial Corridor in
the Planning Code. The Planning Code requires 65% transparency between 2-9 ft
along the frontage. Building B is located on a constrained site, with 8" St the only
primary frontage facing a street, because the building is blocked from Oak St by
the BART head houses and only has a narrow frontage on Fallon St. Therefore, the
back of house activities that are required to be located along a public street have to
be located on the 8" St frontage. The applicant has worked to improve the
activation of 8" St by wrapping the residential lobby from Fallon St onto 8" St and
adding a pedestrian entrance from 8" St, however the design guidelines state that
the primary entrance should be located on the Principal Street. They have also
added windows on 8™ St that provide visual access to the commercial kitchen and
a community room, but do not provide physical pedestrian access.

= Based on the intent of the design guidelines, vision of the LMSAP, and the
requirements of the Commercial Corridor designation, but considering the
site constraints of Building B, does the DRC have design feedback on how
to improve this fagcade?
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e Towers — Building A and Building C

o The tower regulations in the Planning Code and the LMSADG lay out key requirements
for the design of towers. The Planning Code allows for the maximum tower elevation
length and diagonal length to be increased by up to 30% through a CUP if the following
criteria is met: Towers will result in a signature building within the neighborhood, City, or
region based on qualities, including but not limited to, exterior visual quality,

craftsmanship, detailing, and high quality and durable materials.
= Based on the criteria to be a signature building, does DRC have feedback on the
preliminary designs of the tower for Building A or Building C or feedback on the

project specific design guidelines for towers?

8.3 On-going, Non-design Related Issues

e Minor variance for Off-Street Residential Loading for Building B. Building B does not
provide off-street parking and does not include any curb cuts or driveways off 8 St. The
applicant has requested a variance from providing off-street residential loading and
proposes providing a loading space on Fallon St.

e Major Conditional Use Permit for Large Project. 17.101G.070 requires development over
100,000 square feet of new floor area shall not be permitted except upon the granting of a
conditional use permit pursuant to the conditional use permit procedure in Chapter 17.134.

RECOMMENDATION
Staff recommends the DRC review and comment on the proposed Lake Merritt BART TOD

Preliminary Development Plan, Tentative Tract Map, and associated Design Guidelines
(PLN20038), with attention to the issues raised by staff in this report.

Prepared by:

i & Byt

Dara O’Byrne, Planner IV

Reviewed by:

Catherine Payne, Acting Development Planning Manager
Bureau of Planning

Attachment A: Proposed Lake Merritt BART TOD PUD/PDP and Design Guidelines
Attachment B: Vesting Tentative Tract Map dated March 29, 2021
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ATTACHMENT A:

Proposed Lake Merritt BART TOD PUD/PDP, dated March 29, 2021
Lake Merritt BART TOD Design Guidelines
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Preliminary BART Access Study Proposed Off-Site

Improvements

BART is conducting an analysis of access to the Lake Merritt BART
Station and surrounding infrastructure. This analysis is still in process,
but the off-site improvements on this diagram reflect the Access Study
preliminary recommendations. These changes to streets, sidewalks,
bike lanes, and other streetscape elements are subject to further
coordination with BART, the City of Oakland, and other agency and

community stakeholders.
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Block 1 1 2 2 1&2
FDP Complete Application Submission Q3-2022| Q3-2021| Q3-2024] Q3-2024 Q3-2021
FDP Approval Q1-2023]Q1-2022]1Q1-2025| Q1-2025 Q1-2022
Complete Building Permit Submission Q3-2023]1Q2-2022] Q4-2025] Q1-2025 Q1-2023
Start date of construction Q3-2024] Q2-2023]1 Q4-2026| Q1-2026 Various
Certificate of Occupancy Q4-2026| Q4-2024]1 Q4-2028 | Q4-2026 Various
First year of operation 2026 2024 2028 2026 Various

* Allow developers two years to submit their Final Development Plan (FDP) after PUD approval (Section 17.140.040)

e Block 2 construction cannot start until BART Police vacates the premise, and critical BART infrastructure is moved Dec-2025 at the earliest.

eAssumes PUD/PDP Planning Commission May-2021
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LAKE MERRITT BART DEVELOPMENT SUMMARY

updated 03/30/21
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REVISION SCHEDULE

NO. |ISSUE

DATE

1 RESPONSES TO
COMMENTS FROM BART

11/15/2019

RESPONSES TO
COMMENTS FROM BART

1/20/2020

PDP SUBMITTAL #1
TOCITY

2/12/2020

REVISED RESPONSE TO
PDP#1 COMMENTS

Al w N

6/8/2020

REVISED RESPONSE TO
PDP#2 COMMENTS

(&) ]

10/02/2020

REVISED RESPONSE TO
6 | PoP#3 COMMENTS

02/22/2021

REVISED RESPONSE TO
7 PDP#4 COMMENTS

03/19/2021

Block 1 Block 2 TOTAL
Area ~ 60,000 SF (1.38 Acres) ~ 60,000 SF (1.38 Acres) 2 75 ACRES
Maximum Length and Width 300 F X200 F 300 F X 200 F
Existing Uses to Be Removed
] Block 1 Block 2 TOTAL
Office Space N/A Office Space: 103,296
Parking Space Parking Spaces: 132 Parking Spaces: 82
Proposed Land Use Program
Block 1 Block 2 TOTAL
Building A Building B Subtotal Building C Building D Subtotal
SRl:a;Figertn;ial (including amenity spaces, circulation and 326,055 69.276 395,331 101,703 101,703 497,034
Residential Parking and associated service areas) 53,500 3,426 56,926 10,850 10,850 67,776
Office (including circulation and support) - - 496,933 496,933 496,933
Day Care - - 6,200 6,200 6,200
Commercial Uses: - - -
Limited-Service Restaurant and Café 4,500 963 5,463 - 5,463
Commercial Kitchen 2,029 2,029 2,029
Retail - - 11,000 11,000 11,000
Residential/Commercial Parking & Service 1,100 450 1,550 21,767 21,767 23,317
Total Building Area 385,155 76,144 461,299 529,700 118,753 648,453 1,109,752
Proposed Dwelling Units
Block 1 Block 2 TOTAL
Building A Building B Subtotal Building C Building D Subtotal
# % # % # % # % # % # % # %
Studio 108 30% 0 0% 108 24% 18 18% 18 18% 126 23%
1-Bedroom 180 50% 92 95% 272 60% 30 30% 30 30% 302 54%
2-Bedroom 72 20% 5 5% 77 17% 23 23% 23 23% 100 18%
3-Bedroom 0 0% 0 0% 0 0% 29 29% 29 29% 29 5%
Total Dwelling Units 360 100% 97 100% 457  100% 100 100% 100 100% 557  100%
Proposed Residential Density per Block
Block 1 Block 2
*Dwelling per Acre 644 72
*Note: For density calculation for Block 1, the BART plaza and the Paseo is excluded from the lot area.
Proposed Parking
Block 1 Block 2 TOTAL
Building A Building B Subtotal Building C Building D Subtotal
Vehicle Parking Space (Total) 105 105 254 49 303 408
**Car Share Spaces (Included in total) 2 1 3] (Not Required) 1 1 4
Bicycle Parking 0 - 0
Bicycle Parking Long-term 92 12 104 54 27 81 185
Bicycle Parking Short-term 21 7 28 28 7 35 63
Total Bicycle parking 113 19 132 82 34 116 248
**Note: Care share spaces for building B is locaded in building A garage and for building D is located in building C garage.
Open Space
Block 1 Block 2 TOTAL
Building A Building B Total Block 1 Building C Building D Subtotal
Publicly Accessible Open Space:
A. BART Plaza (publicly owned) 11,610
B. Paseo @ Block 1 (separate parcel) 12,609 3,152 15,761
C. Publicly Accessible Open Space on Building Parcel 305 i 305 - - -
Total Publicly Accessible Open Space 27,676 - 27,676
Group Useable Open Space 7,990 1,940 9,930 - 6,800 6,800 16,730
Private Useable Open Space 12,900 12,900 - - - 12,900
Total Open Space 33,804 5,092 50,506 - 6,800 6,800 57,306
***Note: Covered open space is excluded from "Publicly Accessible Open Space" calculations.
Building Characteristics
Block 1 Block 2 AVERAGE
Building A Building B Average Building C Building D Average
Stories 28 7 19 7
Height 275' 83' 275' 83'
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EAST BAY ASIAN LOCAL
PLANNING CODE COMPLIANCE CALCULATIONS FOR BUILDING B (SENIOR BUILDING) PLANNING CODE COMPLIANCE CALCULATIONS FOR BUILDING A (RESIDENTIAL) 3 DEVELOPENT GORPORATION
Oakland Planning Code 1997 (with updates effective March 17, 2016) Oakland Planning Code 1997 (with updates effective March 17, 2016) || 1825 SAN PABLO AVE. #200
OAKLAND, CA 94612
updated 03/29/2021 updated 03/30/2021
Property Development Standards Property Development Standards S T RA D A
Code Section for D-LM-2 17.101G.03 REQUIRED PROPOSED COMPLIANT? | NOTE Code Section for D-LM-2 17.101G.05 REQUIRED PROPOSED COMPLIANT? | NOTE 01 MSSION ST 100
in | idth 25 f 29.5 f YE I tofi [ lot i th of 9th, TBD . . . SAN FRANCISCO, CA 94105
2:: IZ: :‘,:‘I(I)C:tage 2: f: 252.3 f: YE: pracement of Imaginety 1ot ine sotin @ min lot width 25 ft 120.0 ft YES placement of imaginery lot line south of 9th, TBD
m?n lot area 4,000 sf 11,695 sf YES min lot frontage 25 ft 74.25 ft YES measured on Fallon Street FyATu(
min front setback 0 ft 0 ft YES gegéL&i‘LDEGCFj\AgA%¢§/E.SU|TE200
max front and street side setback for , . . . min lot area 4,000 sf 19,332 sf YES imaginary assigned lot area to Bldgs A + B i pyatok com
the first story 5 ft 2' ft YES 8th Street is considered as the Principal street. min front setback 0 ft upto 3 ft YES varies at Street Frontages, 3' maximum
max front and street side setback for 5 ft 0 ft YES max.front and street side setback for 5 ft 3 ft YES SOLOMON CORDWELL BUENZ ARCHITECTS
2/3 Story or 35 ' the fIrSt Story 255 CALIFORNIA ST.
min interior side setback 0 ft 0 ft YES max front and street side setback for =7 AN PRANCISCO, CAouttt
. . ' N/A N/A - ft YES &NW\)NSCb com
Project will employ the PUD Bonus for Development 2/3 story or 35 R
min corner side setback 0 ft 22 ft YES Standards, can use findings from CUP and apply min interior side setback 0 ft 0 ft YES
PUD bonus 17.142.100G min corner side setback 0 ft 0 ft YES
min rear setback 0 ft 0 ft YES min rear setback 0 ft 0 ft YES :
average min setback from Lake average min setback from Lake gLsanﬁﬁg!s&N%sﬁTd;STE 301
Merritt Estuary Channel 60 ft YES Merritt Estuary Channel 60 ft N/A YES o slauehloon
Ground floor commercial fagade 65 % 65 % YES minimum requirement to be detailed at FDP Ground floor commercial fagade 65 % 65 % VES —~ IOO+
transparency transparency =R l Bkr YEARS
min height of ground floor non- min height of ground floor non- ENGINEERS . SURVEYORS . PLANNERS
residential facilities 15 ft 15 ft YES residential facilities 15 ft 16.5 ft YES measured from average grade plane %fﬁiﬁzog‘%% 200
min width of storefront 15 ft 15 ft YES min width of storefront 15 ft 445 ft YES measured on 9th Street frontage skteam
Use Height, Density, Bulk & Tower Regulations
Code Section for D-LM-2 & LM-275 REQUIRED PROPOSED COMPLIANT? | NOTE Code Section for LM-275 table 17.101G.04 REQUIRED PROPOSED COMPLIANT? | NOTE
Permanent Residential Activity 17.101G.03 YES building base max height 45 (?35UVF\’/; ft 47 ft YES wind screens allowed above 45' per 17.108.030 (f)
Limited-Se.rvice Rggtaurant and Cafe 17 101G.03 YES max height 275 ft 275 ft YES
(Commercial Activities) max residential density 110 SF/unit 53.7 SF/unit | YES 19,332SF lot area / 360 units
. . Project will employ the PUD Bonus for Additional . _ . .
:\BAomn;erlca_l Kitchen (Custom 17 142.100.B.4 YES Permitted Activities, Commercial Kitchen (Custom max non residential intensity (FAR) 12 0.23 YES based on food retail area only
anufacturing) Manufacturing) (17.142.100.B)
min setback of tower from base 50% 65% YES 395.5ft of 609ft total perimeter set back min 10ft
HEIght, DenSity, Bulk & Tower RQgUIationS max average per story lot coverage 759 65% VES
(o] (o]
Code Section for LM-275 17.101G.04 REQUIRED PROPOSED COMPLIANT? | NOTE above base
Project will employ the PUD Bonus for Development . Project will employ the PUD Bonus for Development Standards,
building base max height 55 (85' W/ CUP) ft 85 ft YES Standards, can use findings from CUP and apply max tower elevation length 195 it 195 ft YES can use findings from CUP and apply PUD bonus 17.142.100G
PUD bonus 17.142.100G
. Project will employ the PUD Bonus for Devel Standards,
max height 275 ft 85 ft YES max diagonal length 234 ft 204.33 ft YES caffﬁévf?éd?nzg ?r};; %UP andO;:;yO;ueDVEoonpuZin?t.13.11c?c;GS
max residential density 110 SF/unit 120 SF/unit | YES 11,695 SF Lot Area/97 Unit
max non residential intensity (FAR) 12 0.29 YES 3,442 SF Retail area / 11,695 SF Lot Area Usable Open Space Standards
Usable Open Space Standards Code Section table 17.101G.05 REQUIRED PROPOSED COMPLIANT? | NOTE
total ber of unit 360
Code Section 17.101G.05 REQUIRED PROPOSED __| COMPLIANT? | NOTE ol HDEr o Hhfs _ : LAKE
total number of units 97 open space requirements (SF) 75 SF/DU| 360 x 75 = 27000 SF 33,804 S [vES The total open space consists of 80% of paseo plus
The total open space consists of 20% of paseo plus L5 shared terrace, private balconies, and L5
. — | (s u it
open space requirements (SF) 38 SF/DU| 97X38 3686 SF 5,092 SF YES L7 shared balcony, and the community rooms community room M E RRITT
Required Dimensions of Usable Open Space Requlret.zl Dimensions of Usable Open Space BART
Private 10 fton G fir N/A Prlvgte 10 ft on G floor N/A N/A REDEVELOPMENT
Public Ground-Floor Plaza 10 ft 65 ft YES the whole width of the paseo Public Ground-Floor Plaza 10 ft 65 ft YES
Rooftop 15 ft 15 ft YES Rooftop 15 ;t 15 ;t YES Oakland, CA 94607
Courtyard 15 ft NA g?f“",tyard 12 ft E;ﬁ ft mﬁ
Off-site open space 10 ft N/A ft c -site o_;:en space 250 StF 2 000 StF VES
Community room 250 SF 1,690 SF YES ommunity room ' PRELIMINARY
Off Street Parking Off Street Parking DEVELOPMENT
- 3 ?
Code Section 17.116.060-080 REQUIRED PROPOSED _| COMPLIANT? | NOTE Code Section 1,:-1"_5-960 080 REQUIRED PROPOSED | COMPLIANT? | NOTE PLAN PACKAGE
— . . 0 minimum
. . No minimum Residential (D-LM zones) . . - 105 YES
Residential (D-LM zones) parking requirement - - | YES parking requirement - PRELIMINARY - NOT FOR CONSTRUCTION -
0 for | th Food service 0 for less than - none YES
Food service or 1ess than - - YES Food service area = 3,442 SF 10,000 SF REVISION SCHEDULE
_ 10,000 SF NO. |ISSUE DATE
Code Section :) 7.116.110f — REQUIRED PROPOSED COMPLIANT? :lgTE . — — Off Street Loading || Respowses o 11512019
- . COMMENTS FROM BART
Car Share Space ne space for 1 1|vEes | ~ar share space for Bldg. b wifl be proviae Code Section 17.116.120-140 REQUIRED PROPOSED COMPLIANT? | NOTE
units in Bldg. A garage Tl Floor A 2 | R reromEART | 112012020
Residential 58 gOO g(l):rorr(renaore 1 spaces 2 spaces | YES 3 | PorsuemLe 21272020
Off Street Loadin ’ TociTY
H g i i 0 for IeSS than REVISED RESPONSE TO
Code Section 17.116.120-140 REQUIRED PROPOSED COMPLIANT? | NOTE Retail/ Food Service 10.000 SE 0 spaces 0 spaces | YES 4 | Sopst COMENTS 6/8/2020
*Total floor area = 76,209 SF REVISED RESPONSE TO
. . Total Floor Area : . ’ . . . . . 5 | Pors2 cOMMENTS 10/02/2020
Residential 50.000-149.999 SF 1 space - Varlgnce required for Bldg-B loading. Residential Blcycle Parklng —
’ ’ loading proposed on-street. 6 | PoP#3 COMMENTS 02/22/2021
0 for less than Code Section 17.117 REQUIRED PROPOSED COMPLIANT? | NOTE
. . . — REVISED RESPONSE TO 03/19/2021
Retail/ Food Service 10,000 SF 0 space Food service area = 3,442 SF long term: residential unit 1 ;,Bace per 4 90 360 units / 4 = 90 7| popss comes
YES
Bicycle Parking short term: residential unit 1 oy P 20 18 360 units / 20 = 18
Code Section 17.117 REQUIRED PROPOSED COMPLIANT? | NOTE space per
long term: units with parking space 0.1] space per DU 10 10 for 97 DU long term: restaurant/café 1 12,K sf (MIN. 2 2 YES 4,500 sf, min 2
YES 2)
short term: units with parking space 0.05 | space per DU 5 5
. . space per 4,500 sf/ 2,000 =2.5
short term: restaurant/café 1 3 3 YES
] . space per 12,000 . _ 2K sf (MIN. 2) rounds to 3
long term: restaurant/café 1 2 2 Food service area = 3,442 SF
SF (MIN. 2)
. . space per 2000
short term: restaurant/café 1 SF (MIN. 2) 2 2 .
Recycling Space DATE:
Recycling Space Code Section 17.118 REQUIRED PROPOSED COMPLIANT? | NOTE SCALE.
Code Section 17.118 REQUIRED PROPOSED COMPLIANT? | NOTE ident; cubic ft per - 3 ally i : '
e —— Residential 2 DU (Min. 10) 720 Min. 720 ft stacked vertically in smaller footprint ZON | NG SUMMARY
Residential 2 (Min. 10) 194 Min. 194 ft* for 97 DU cubic ft per YES 1
. YES Commercial 2 [1000 sf (Min. 9 Min. 10 ft® FOR BLOCK
Commercial g | cubic ft per 1000 10 Min. 10  ft® Food service area = 3,442 SF 10)
sf (Min. 10)
‘ \ 1 | 8




PLANNING CODE COMPLIANCE CALCULATIONS FOR BUILDING D (AFFORDABLE HOUSING) PLANNING CODE COMPLIANCE CALCULATIONS FOR BUILDING C (OFFICE) oo ismoon
Oakland Planning Code 1997 (with updates effective March 17, 2016) Oakland Planning Code 1997 (with updates effective March 17, 2016)
updated 03/18/21 updated 03/18/21 EBALDC g:lil_s;\m Tvé\;nga AVE #200
Property Development Standards Property Development Standards
Code Section for D-LM-2 Table 17.101G.03 REQUIRED PROPOSED COMPLIANT? | NOTE Code Section for D-LM-2 table 17.101G.03 REQUIRED PROPOSED COMPLIANT? | NOTE s T R A D A
min lot width 25 ft 125 ft YES min lot width 50 ft 175 ft YES 101 MISSION ST #420
min lot frontage 25 ft 200 SF YES min lot frontage 50 ft 200 SF YES SAN FRANCISCO, CA 94105
min lot area 4,000 SF 25,000 ft YES min lot area 4,000 SF 35,000 ft YES
min front setback 0 ft 0 ft YES min front setback 0 ft varies ft YES varies between 0-13 ft at 8th Street WAT“(
max front and street side setback for the first ; ft YES | Madi st max front and street side setback for the first Project will employ the PUD Bonus for Development Standards, can use
sory oo Voot e e ] L AN NS A s B YES e romcUPmay U bons riz 006 AN SRt
;?53')( front and street side setback for 2/3 story or 5 0 ft YES ;n5a.x front and street side setback for 2/3 story or 5 0 ¢ VES wwwpyatok.com
W T waulﬁmumuuw me wa‘E‘LSuuu‘mm [ -r-'n":] |n1;er-|é)r -é|d-e S-ett;-aCk ----------------------------------------------------------------------------------------------------- -(-)" ft ------------------------------------------ 0 -ft --------------------------- YE-S ------------------------------------------------------------------------------------------------------- SOLOMON CORDWELL BUENZ ARCHITECTS
min corner side setback 0 ft 0 ft YES min corner side setback 0 ft 0 ft YES 255 CALIFORNIA ST.
SLULERCACILL B0 A oEho = ] SRR FRPRNRUUPNRISRRURNPRIRUU USROS SO0 PO FEUO 0L SO SOTN o - 2 PP | _, AT,
minrearsetback e e Ot 0ft D= T SRR min rear setback 0 ft 0 ft YES ;6152162450
. . |iuiainiaeieieieteieteiietieieteie ottt ittt ittt toiieieieinteie ettty o ] WWW.SCDh.com
average min setback from Lake Merritt Estuary 60 ft YES average min setback from Lake Merritt Estuary 60 ft N/A VES
R AL L OSSO SROTN (SO S O SRRN OSSOSO (SO ssSSSOSATN FSSTOT SRS SOOI Channel
Ground floor commercial fagade transparency 65% 65% YES minimum requirement to be detailed at FDP Ground floor commercial fagade transparency 65% 65% YES minimum requirement to be detailed at FDP
............................................................................................................................................................................................................................................................................................................................................... 115 HARRISON ST STE 301
min height of ground floor non-residential facilties 15 ft 15 ft YES min height of ground floor non-residential facilities 15 ft 16-21 ft YES site slope causes variable height Biopstise
e s T e e T B e e e s . % [ U R [ [ FA www.einwillerkuehl.com
min width of storefront 15 ft 20 ft YES min width of storefront 15 ft 20 ft YES
Use ] h‘l l B kf !Q.os+
se ENGIN