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Landmarks Preservation Advisory Board STAFF REPORT

Case File Number: PLN20137 September 12, 2022

Location: 419 4th Street (See map on reverse)
Assessor’s Parcel Number 001 013901500

Proposal: Upper story addition to an existing one-story warehouse building to create an eight-
story, 101-unit mixed-use building.

Applicant: Mark Donahue, Lowney Architecture

Phone Number: 510-269-1123

Owner: Dodwell Company, Inc.
Case File Number: PLN20137

Planning Permits Required: Regular Design Review for construction of new dwelling units and an over 100 percent 
addition to a structure and Minor Conditional Use Permits for density and to allow 
parking areas within 75 feet of the front property line.

General Plan: EPP - Retail Dining Entertainment - 2
Zoning: C-45 Community Shopping Commercial Zone / S-4 Design Review Combining Zone

Environmental Determination: Determination Pending, Environmental analysis to be conducted prior to any 
discretionary action.

Historic Status: Potentially Designated Historic Property (PDHP). Area of Primary Importance (API): 
Produce District. OCHS Rating Dc1+ “Noodle Factory”

City Council district: 3

Status: Under Review

Action to be Taken: Receive public and Landmarks Preservation Advisory Board comments on the design.

For further information: Contact Case Planner Neil Gray at 510-238-3878 or by e-mail ngray@oaklandca.gov

SUMMARY

This item is a revision to a proposed multi-story addition above a one-story commercial building in the Produce 
Market Area of Primary Importance, which was presented to the Landmark Preservation Advisory Board 
(LPAB) on November 8, 2021.  The revision would add an 8th story and 8’-9” in height to the proposal and 
responded to the input provided by a subcommittee of the LPAB. This revised upper story façade had a three-
by-six grid pattern (see Attachment A), which eliminated the prominent base, middle, and top design presented 
to the LPAB on November 8, 2021.  Acting on a request from staff, the applicant revised the plans to reflect the 
base, middle, and top design but stated that they preferred the repeating grid pattern because it more reflected the 
warehouse designs in the district.

Staff requests that the LPAB review and comment on the revised plans contained in Attachment A and provide 
input on the two options for the treatment of the front façade.
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BACKGROUND

The project was previously presented to the LPAB on April 12, 2021, and the applicant and staff received the 
following direction:

1. Increase the proposed setback of the upper-story addition.
2. Increase the size of the windows on the front façade and include industrial-style window sashes.
3. Incorporate a thick metal cornice on top of the building.
4. Simplify the exterior materials.
5. Provide more elevations/renderings from across the street.

The LPAB requested the project return to them once further revisions have been made.  Staff brought the 
project back to the LPAB on November 8, 2021 (see Attachment B for the Staff Report for this item).  The 
LPAB stated that the design reflected their prior input and asked the applicant to meet with a subcommittee to 
refine design issues and then prepare a historic resource analysis.

On July 28, 2022, staff met with the architect and applicant, and they presented a new design, which added an 
8th story and 8’-9” in height to the proposal and responded to the input provided by the LPAB subcommittee.
This revised upper story façade had a three-by-six grid pattern (see Attachment A), which eliminated the 
prominent base, middle, and top design presented to the LPAB on November 8, 2021.  Acting on a request from 
staff, the applicant revised the plans to reflect the base, middle, and top design but stated that they preferred the 
repeating grid pattern because it more reflected the warehouse designs in the district.

Staff requests input regarding the revised eight-story design contained in Attachment A. Staff also requests 
input regarding LPAB’s preference between staff’s recommended base, middle, top design or the applicant’s 
preferred repeating grid.

SITE DESCRIPTION

The property is a flat, rectangular, 13,986 square-foot, midblock parcel containing a one-story, 1922 warehouse 
building currently occupied by a noodle processing facility. The site is on the south side of 4th Street, at the 
western edge of the Produce Market API (“the API or District”). It is flanked by the locally designated Buswell 
Block building at 322 Broadway to the west, in the Lower Broadway Area of Secondary Importance (ASI), and
a two-story District contributor at 415 4th Street to the east. The site is across 4th Street from the Alameda 
County Probation Center at 400 Broadway. The API’s industrial character is continued east of Webster Street 
by the separate and larger Waterfront Warehouse District API (on the National Register, at the request of its 
property owners) that extends from Webster to Jackson Streets and 2nd to 5th Streets.

History and Context

Produce Market District API

The project site is at the west end of the API. The District occupies portions of seven city blocks between Broadway 
and Webster Street and between the Embarcadero (1st Street and Southern Pacific tracks) and the Nimitz Freeway
(5th Street). The District is centered on the original market buildings at 3rd and Franklin Streets. The Western 
Pacific railroad tracks historically crossed the District on 3rd Street. Of the 27 buildings included in the District, all
low-rise warehouses or produce related, five Designated Historic Properties (DHPs) are components of the original 
Fruit and Produce Realty (F&PR) Co. complex at 3rd and Franklin Streets that establishes the District’s character, 
16 more are classified as contributing, three as noncontributing, and three as potential contributors when older or 
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restored. Architecturally, the API’s unique feature, and its physical and historical centerpiece, is the 1916-17 
complex of one-story canopied, screen-fronted, concrete and stucco market buildings designed by Charles McCall 
for the F&PR Co.

Surrounding the F&PR Co. buildings, other contributing buildings in the API are a mix of utilitarian warehouse, 
garage, and storefront styles, often adapted for produce market use with the wide bays and metal sidewalk canopies 
that define the District. Buildings in the District include the l920s ornamental pressed brick storefront style adapted 
to market and warehouse use (400-414 and 416-426 3rd Street, 424 2nd Street, and 116-126 Broadway), and the one-
story garage style with wide openings and shaped parapet such as the subject building at 419-435 4th Street.

419-435 4th Street, Subject Building

The proposed project site is in the group of properties surrounding the F&PR Co. buildings. It is a one-story 
reinforced concrete and stucco garage building on an interior 1ot, 16 feet high, with a north-facing sky-lit sawtooth 
roof. Its facade consists of six bays separated by full-height paneled pilasters with stepped-pyramid tops and
diamond patterns high on the panels. End bays have low gabled parapets, and parapet spandrels on all

bays have plain panels with painted signs. Except where interrupted by three, tall rolling doors, half a bay wide, each 
bay has a high transom with vertical mullions. Most bays have been partly or completely bricked in with smaller 
doors and windows. Bays were originally alternating store and garage entries. The rear of the building abuts 416-
426 3rd Street, a former Lucky supermarket warehouse. For a time, these two buildings were connected.

According to permit 65760, issued December 10, 1921, 419 4th Street was built as a garage, including a machine 
shop and "garage laundry", for the Bruzzone Estate. The garage construction cost $20,000 and was designed by 
engineer R. Vane Woods, who a year later designed the back-to-back 416-426 3rd Street warehouse for Hyman
Davis. Directories through the 1920s identify it as the Merchant's Garage of James Doyne, J.A. Whitton, and E. J. 
Monni. The building’s use became food oriented in the 1940s, as a warehouse for wholesale fish and wholesale 
groceries.

Despite the alterations, this is a good example of 1920s utilitarian construction. The building’s design and original 
use reflect the general industrial/warehouse history of the waterfront, and the subsequent food related uses tie it to 
the Produce Market API. The use by Lucky reflects the development of the supermarket as a system of food 
distribution parallel to and competing with that of the old-style, specialized produce merchants in the Franklin Street 
market.

While the “Produce Market District” on the EPP’s map is only for the F&PR Co. buildings, this map does not 
reflect the entire Produce Market API. As an API contributor, 419 4th Street is on the Local Register.

PROJECT DESCRIPTION

The proposed project (Attachment A for plans) would construct seven stories over an existing 11,527 square-foot 
commercial warehouse building. The building would be 86’-9” to the top of the parapet, while the prior project 
contained six stories over above the base and was 78’-8” to the top of the parapet.  The proposal would contain 101 
units (39 efficiency and 62 regular dwelling units), while the prior plans proposed a total of 69 dwelling units.

As directed by the LPAB, the proposed upper-story additions would have increased setbacks, with floors two 
through eight having a and 18-foot setback from the façade of the existing building. The upper stories have 
industrial references to existing and new buildings in the Jack London area. This includes large window areas with 
industrial style sashes. As discussed, staff is presenting two options for the front façade to the LPAB: staff’s 
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recommended design with a prominent top, middle and base and the applicant’s preferred design with a repeated 
grid pattern. The front façade of the existing building would remain and be integrated into the proposed 
development. The front façade of the ground floor would incorporate roll-up style industrial glazing at the ground 
floor to maintain the warehouse style elements at the pedestrian level.

The ground floor would contain 41 parking spaces, and a 1,422 square-foot commercial space. There is private and 
group open space contained within the second-floor setback from the façade of the existing building.

The front wall of the building would be restored through the addition of clerestory windows, transom band glass, and 
restoration of the concrete ornamentation. The existing garage bays would be converted into commercial storefronts 
and ingress/egress points to the building. The proposal would consolidate the existing four curb cuts into one 25-
foot curb cut. The existing façade and upper-story setback would distinguish the base of the building from the upper
stories.

GENERAL PLAN ANALYSIS

Applicable policies are found in the Estuary Policy Plan and the Historic Preservation Element.

Estuary Policy Plan (EPP)

The site is in the Retail Dining Entertainment - 2 EPP land use classification, which has a maximum 
nonresidential floor area ratio (FAR) of 7.0 and maximum residential density of one regular unit per 261 square 
feet of lot area. The project has an FAR of 5.5, which is less than that required under the EPP.

The project is also consistent with the density allowed under the EPP. The EPP permits one unit per 261 square 
feet of lot area.  The Zoning Manager has determined in prior projects that, consistent with the Planning Code,
efficiency units are allowed twice the maximum density as regular units under the Land Use and Transportation 
Element of the General Plan (LUTE). Carrying this determination to this site is appropriate because the EPP 
sets the LUTE policies for the Estuary Plan area.  This formula allows one efficiency unit per 130.5 square feet 
of site area. Further, the applicant is proposing 50 percent additional units under the State Density Bonus Law 
by providing 15 percent of units affordable to very low-income residents.

The project contains 39 efficiency units and 62 regular dwelling units, which is within the density permitted 
under the EPP and the State Density Bonus Law.  Under the base EPP maximum density, the application is 
permitted 26 efficiency units and 41 regular units.  Under the State Density Law, these numbers are increased to 
39 efficiency units and 61.5 regular dwelling units (rounded up to 62).

The proposal is also consistent with the following EPP Policies.

Policy JL – 1.2: Intensify Phase 1 of Jack London Square. Phase 1 portion of Jack London Square is between Clay 
Street and Webster Street.

Policy JL – 4: Preserve the historic character of the Produce District and encourage activities that create a viable urban 
mixed-use district.

Policy JL -4.1 Encourage the sensitive rehabilitation and adaptive reuse of existing buildings. Policy JL – 4.2: 
Provide for a mix of new uses in the Produce District.
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Land Use and Transportation Element of the General Plan (LUTE)

The project conforms to the following LUTE Policies:

Policy I/C2.2 Reusing of Abandon Buildings.
The reuse of abandoned industrial buildings by non-traditional activities should be encouraged where the uses 
are consistent with and will assist in the attainment of, the goals and objectives of all elements of the Plan.

Policy D1.11 Supporting the Jack London District
The continuing commercial growth and success of Jack London Square should be supported and linkages such 
as the Bay Trail, bicycle lanes, and pedestrian walks to downtown Oakland and the airport should be improved.

Policy I/C3.2 Enhancing Business Districts
Retain and enhance clusters of similar types of commercial enterprises as the nucleus of distinctive business 
districts, such as the existing new and used automobile sales and related uses through urban design and business 
retention efforts.

Policy I/C3.4 Strengthening Vitality.
The vitality of existing neighborhood mixed use and community commercial areas should be strengthened and 
preserved.

Policy D10.6 Creating Infill Housing.
Infill housing that respects surrounding development and the streetscape should be encouraged in the downtown 
to strengthen or create distinct districts.

Historic Preservation Element (HPE)

The HPE sets out a hierarchy of historic properties based on OCHS ratings and local, state, and federal 
designations. About 20% of Oakland’s buildings are classified as Potential Designated Historic Properties (PDHPs) 
which “warrant consideration for possible preservation” (HPE Policy 1.2).  About two to four percent, individually 
or as district contributors, make up Oakland’s Local Register, the most significant properties as defined for CEQA 
and other regulatory purposes. These are properties individually rated A or B, formally designated, or within APIs, 
i.e. National Register quality districts.

The existing building is a PDHP and on the Local Register as a contributor to an API. The project affects both the 
individual building and the API. As such, the policies and goals of the HPE apply to the project including the 
following:

Policy 3.1 –Minimize Adverse Historic Preservation Impacts Related to Discretionary City Actions
The City will make all reasonable efforts to avoid or minimize adverse effects on the Character-Defining 
Elements of existing or Potential Designated Historic Properties which could result from private or public 
projects requiring discretionary City actions.

Policy 3.5 – Historic Preservation and Discretionary Permit Approvals
For additions or alteration to Heritage Properties or Potential Designated Historic Properties requiring 
discretionary City permits, the City will make a finding that: (1) the design matches or is compatible with, but 
not necessarily identical to, the property’s existing or historical design; or (2) the proposed design 
comprehensively modifies and is at least equal in quality to the existing design and is compatible with the 
character of the neighborhood; or (3) the existing design is undistinguished and does not warrant retention and 
the proposed design is compatible with the character of the neighborhood.
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ZONING ANALYSIS

The subject property is within the C-45 Community Shopping Commercial (C-45) Zone / S-4 Design Review 
Combining (S-4) Zone. The intent of the C-45 Zone is: “to create, preserve, and enhance areas with a wide range 
of both retail and wholesale establishments serving both long- and short-term needs in compact locations 
oriented toward pedestrian comparison shopping, and is typically appropriate to commercial clusters near
intersections of major thoroughfares.” The C-45 Zone does not have a general height limit but does have a 7.0 
FAR. The base allowable density is one unit per 300 square-feet of lot area. The S-4 Zone requires approval for 
construction pursuant to the design review procedure in Chapter 17.136 of the Oakland Planning Code.

Development Standards

The following table describes key development standards for the project.

Regulation Required Proposed
Maximum Residential 
Density

Permitted: One unit per 300 square
feet of lot area for regular dwelling 
units and one unit 150 square feet of 
lot area for efficiency units.
Conditionally Permitted: One unit per 
200 square feet of lot area for regular 
dwelling units and one unit per 100 
square feet of lot area for efficiency 
units.

42 regular and 39 efficiency units. 
Site needs to be at least 12,300
square feet.  The proposal meets 
the requirement upon the granting 
of a Conditional Use Permit 
because the site is 13,986 square 
feet.

Maximum Floor Area 
Ratio

7.0 5.4

Maximum Height No maximum 86’-9” to top of parapet

Minimum Usable 
Open Space

15,150 square feet of usable open space.  
(150 square feet of usable open space per 
required for regular units and 75 square 
feet required per efficiency units. Each 
square foot of private usable open space 
counts as two square feet of usable open 
space but a minimum of 30 square feet of 
group usable open space is required per 
unit.)

5,473 square feet of usable open 
space.  The applicant has proposed a 
waiver from the usable open space 
requirements per the State Density 
Bonus Law.

Parking 71 parking spaces (one parking space per 
unit, reduced by 30 percent due to 
proximity to public transit).

41 parking spaces.  The applicant is 
seeking a waiver from parking 
requirements per the State Density 
Bonus Law.

ENVIRONMENTAL DETERMINATION

An analysis of the project’s compliance with the California Environmental Quality Act (CEQA) has not been 
completed. Analysis is expected to include the effect of the modification of this API contributor both on the 
individual Local Register building and on the overall integrity of the District, with reference to the Secretary of 
the Interior’s Standards and the City’s CEQA Thresholds of Significance.
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KEY ISSUES

Staff requests that the LPAB compare and provide input on the elevations contained on pages G2.1A and G2.1 
of the project plans (see Attachment B).  Staff recommends the elevation contained in G2.1 of the project 
plans because its prominent base, middle and top will appear less top-heavy, which will emphasize the 
significance of the existing structure on the ground floor.

Staff further requests input on whether the additional floor (8’-9” in height) of the building is consistent with 
its location in the API.  Staff believes that the additional floor of the addition would not be affect the character 
differently than the prior proposal because the 18-foot upper story stepback will highlight the existing building 
and subordinate the addition above.  

RECOMMENDATIONS:

1. Receive any testimony from the applicant and/or interested parties.
2. Provide direction and recommendations to staff and the applicant regarding design of the building.

Prepared by:

Neil Gray
Planner IV

Reviewed by:

Robert D. Merkamp, Zoning Manager 
Bureau of Planning

ATTACHMENTS:
A. Project Plans
B. November 8, 2021 LPAB Staff Report



ATTACHMENT A





































































#1

Landmarks Preservation Advisory Board  STAFF REPORT

Case File Number PLN20137 November 8, 2021 

Location: 419 4th Street (See map on reverse) 
Assessor’s Parcel Number 001 013901500

Proposal: Modification of an existing one-story warehouse building to construct a seven-story, 69-
unit mixed-use building.

Applicant: Mark Donahue, Lowney Architecture

Phone Number: 510-269-1123

Owner: Dodwell Company, Inc.
Case File Number: PLN20137 

Planning Permits Required: Regular Design Review for modification of an existing one-story warehouse and 
construction of a seven-story, 69-unit mixed use building and Minor Conditional Use 
Permits for density and  to allow parking areas within 75 feet of the front property line. 

General Plan: EPP - Retail Dining Entertainment - 2 
Zoning: C-45 Community Shopping Commercial Zone / S-4 Design Review Combining Zone

Environmental Determination: Determination Pending, Environmental analysis to be conducted prior to any 
discretionary action.

Historic Status: Potentially Designated Historic Property (PDHP). Area of Primary Importance (API): 
Produce District. OCHS Rating Dc1+ “Noodle Factory”

City Council district: 3

Status: Under Review

Action to be Taken: Receive public and Landmarks Preservation Advisory Board comments on the design.

For further information: Contact Case Planner Jose M. Herrera-Preza at 510-238-3808 or by e-mail 
jherrera@oaklandca.gov 

SUMMARY 

Staff seeks input and design recommendations regarding the applicant’s proposal to modify an existing, one-
story warehouse building on the Local Register of Historical Resources (Local Register), while preserving the 
original commercial façade and the three exterior walls. The addition would be above and behind the existing 
ground floor perimeter walls and result in a seven-story, 68-dwelling unit, 80-foot-tall mixed-use building.  

The project is in the Jack London neighborhood and the Estuary Policy Plan’s (EPP) Retail Dining 
Entertainment - 2 land use classification. The building is on the edge of, and a contributor to, the Produce 
Market District Area of Primary Importance (API), which is on the Local Register and recorded in the State 
Inventory as appearing eligible for the National Register of Historic Places. Its individual Oakland Cultural 
Heritage Survey (OCHS) rating is Dc1+, reflecting previous moderate alterations and API contributor status. 
Signs identify the occupant since 2015 as “HL Noodle Inc.”  

As the project involves a California Environmental Quality Act (CEQA) historic resource per Policy 3.8 of 
the General Plan’s Historic Preservation Element, further historical analysis is needed to determine whether 
the project would have a significant effect either on the existing building or the API. However, this analysis 
cannot begin until an agreed upon design has been established. The Landmarks Preservation Advisory 
Board’s (LPAB) comments are solicited at this meeting on the current design proposal.

Attachment B
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BACKGROUND  
 
The project was previously presented to the LPAB on April 12, 2021, and the applicant and staff received 
the following direction: 

1. Increase the proposed setback of the upper-story addition.  
2. Increase the size of the windows on the front façade and include industrial-style window sashes. 
3. Incorporate a thick metal cornice on top of the building. 
4. Simplify the exterior materials. 
5. Provide more elevations/renderings from across the street.  

 
The LPAB requested the project return to them once further revisions have been made.  
 
 
SITE DESCRIPTION 
  
The property is a flat, rectangular, 13,986 square-foot, midblock parcel containing a one-story, 1922 warehouse 
building currently occupied by a noodle processing facility. The site is on the south side of 4th Street, at the 
western edge of the Produce Market API (“the API or District”). It is flanked by the locally designated Buswell 
Block building at 322 Broadway to the west, in the Lower Broadway Area of Secondary Importance (ASI), 
and a two-story District contributor at 415 4th Street to the east. The site is across 4th Street from the Alameda 
County Probation Center at 400 Broadway. The API’s industrial character is continued east of Webster Street 
by the separate and larger Waterfront Warehouse District API (on the National Register, at the request of its 
property owners) that extends from Webster to Jackson Streets and 2nd to 5th Streets.    
 
History and Context  

Produce Market District API 
 
The project site is at the west end of the API. The District occupies portions of seven city blocks between 
Broadway and Webster Street and between the Embarcadero (1st Street and Southern Pacific tracks) and the 
Nimitz Freeway (5th Street). The District is centered on the original market buildings at 3rd and Franklin 
Streets. The Western Pacific railroad tracks historically crossed the District on 3rd Street. Of the 27 buildings 
included in the District, all low-rise warehouses or produce related, five Designated Historic Properties (DHPs) 
are components of the original Fruit and Produce Realty (F&PR) Co. complex at 3rd and Franklin Streets that 
establishes the District’s character, 16 more are classified as contributing, three as noncontributing, and three 
as potential contributors when older or restored. Architecturally, the API’s unique feature, and its physical and 
historical centerpiece, is the 1916-17 complex of one-story canopied, screen-fronted, concrete and stucco 
market buildings designed by Charles McCall for the F&PR Co. 
 
Surrounding the F&PR Co. buildings, other contributing buildings in the API are a mix of utilitarian warehouse, 
garage, and storefront styles, often adapted for produce market use with the wide bays and metal sidewalk 
canopies that define the District. Buildings in the District include the l920s ornamental pressed brick storefront 
style adapted to market and warehouse use (400-414 and 416-426 3rd Street, 424 2nd Street, and 116-126 
Broadway), and the one-story garage style with wide openings and shaped parapet such as the subject building 
at 419-435 4th Street. 
 
419-435 4th Street, Subject Building 
 
The proposed project site is in the group of properties surrounding the F&PR Co. buildings. It is a one-story 
reinforced concrete and stucco garage building on an interior 1ot, 16 feet high, with a north-facing sky-lit 
sawtooth roof. Its facade consists of six bays separated by full-height paneled pilasters with stepped-pyramid 
tops and diamond patterns high on the panels. End bays have low gabled parapets, and parapet spandrels on all 
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bays have plain panels with painted signs. Except where interrupted by three, tall rolling doors, half a bay wide, 
each bay has a high transom with vertical mullions. Most bays have been partly or completely bricked in with 
smaller doors and windows. Bays were originally alternating store and garage entries. The rear of the building 
abuts 416-426 3rd Street, a former Lucky supermarket warehouse.  For a time, these two buildings were 
connected. 

 
According to permit 65760, issued December 10, 1921, 419 4th Street was built as a garage, including a 
machine shop and "garage laundry", for the Bruzzone Estate. The garage construction cost $20,000 and was 
designed by engineer R. Vane Woods, who a year later designed the back-to-back 416-426 3rd Street 
warehouse for Hyman Davis. Directories through the 1920s identify it as the Merchant's Garage of James 
Doyne, J.A. Whitton, and E. J. Monni. The building’s use became food oriented in the 1940s, as a warehouse 
for wholesale fish and wholesale groceries.  
 
Despite the alterations, this is a good example of 1920s utilitarian construction. The building’s design and 
original use reflect the general industrial/warehouse history of the waterfront, and the subsequent food related 
uses tie it to the Produce Market API. The use by Lucky reflects the development of the supermarket as a 
system of food distribution parallel to and competing with that of the old-style, specialized produce merchants 
in the Franklin Street market.  
 
While the “Produce Market District” on the EPP’s map is only for the F&PR Co. buildings, this map does not 
reflect the entire Produce Market API. As an API contributor, 419 4th Street is on the Local Register. 
 
 
PROJECT DESCRIPTION 
 
The proposed project (Attachment A) would create a series of alterations and additions to the existing 11,527 
square-foot commercial warehouse building. As directed by the LPAB, the proposed upper-story additions 
would have increased setbacks, with floor 2 having a 5-foot setback, and floors 3-7 setback 18 feet from the 
façade of the building. In addition, the upper stories have been revised to have more industrial references to 
existing and new buildings in the Jack London area. This includes larger window areas with industrial style 
sashes. 
 
The project would preserve the two off-street side walls and the rear wall as site wall to the project. The front 
façade would remain and be integrated into the proposed development. The front façade has incorporated roll-
up style industrial glazing at the ground floor to maintain the warehouse style elements at the pedestrian level.  
 
The ground floor would contain 41 parking spaces (8,263 square-feet), a 1,422 square-foot commercial space, 
and 472 square-feet of residential amenities. Floors 2-7 would consist of 68 residential units. Floor 8 would 
consist of rooftop open space.   
 
The preserved front wall of the building would be restored through the addition of clerestory windows, transom 
band glass, and restoration of the concrete ornamentation.  The existing garage bays would be converted into 
commercial storefronts and ingress/egress points to the building. The proposal would consolidate the existing 
four curb cuts into one 25-foot curb cut. The existing façade and upper-story setback would distinguish the 
base of the building from the upper stories. 
 
 
GENERAL PLAN ANALYSIS 
 
Applicable policies are found in the Estuary Policy Plan and the Historic Preservation Element. 
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Estuary Policy Plan (EPP) 

The site is in the Retail Dining Entertainment - 2 EPP land use classification, which has a maximum 
nonresidential floor area ratio (FAR) of 7.0 and maximum residential density of one unit per 261 square 
feet of lot area. The site is adjacent to the Produce Market EPP District which has a maximum nonresidential 
FAR of 1.0 and maximum density of one unit per 1,089 square feet of lot area (see Attachment B).  

The proposal to construct a mixed-use building is consistent with and meets the policies (noted below) 
through residential intensification and the addition of ground floor commercial spaces. 
 
Policy JL – 1.2: Intensify Phase 1 of Jack London Square. Phase 1 portion of Jack London Square is between 
Clay Street and Webster Street.  
 
Policy JL – 4: Preserve the historic character of the Produce District and encourage activities that create a viable 
urban mixed-use district.  
 
Policy JL -4.1 Encourage the sensitive rehabilitation and adaptive reuse of existing buildings. 
 
Policy JL – 4.2: Provide for a mix of new uses in the Produce District.   
 
Land Use and Transportation Element of the General Plan (LUTE) 

The project conforms to the following LUTE Policies and Objective: 

Policy I/C2.2 Reusing of Abandon Buildings.   
The reuse of abandoned industrial buildings by non-traditional activities should be encouraged where the 
uses are consistent with and will assist in the attainment of, the goals and objectives of all elements of the 
Plan. 
 
Policy D1.11 Supporting the Jack London District 
The continuing commercial growth and success of Jack London Square should be supported and linkages 
such as the Bay Trail, bicycle lanes, and pedestrian walks to downtown Oakland and the airport should be 
improved.   

Policy I/C3.2 Enhancing Business Districts 
Retain and enhance clusters of similar types of commercial enterprises as the nucleus of distinctive business 
districts, such as the existing new and used automobile sales and related uses through urban design and 
business retention efforts. 
 
Policy I/C3.4 Strengthening Vitality. 
The vitality of existing neighborhood mixed use and community commercial areas should be strengthened 
and preserved. 

Policy D10.6 Creating Infill Housing. 
Infill housing that respects surrounding development and the streetscape should be encouraged in the 
downtown to strengthen or create distinct districts.  

Historic Preservation Element (HPE) 

The HPE sets out a hierarchy of historic properties based on OCHS ratings and local, state, and federal 
designations. About 20% of Oakland’s buildings are classified as Potential Designated Historic Properties 
(PDHPs) which “warrant consideration for possible preservation” (HPE Policy 1.2). About 2% to 3%, 
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individually or as district contributors, make up Oakland’s Local Register, the most significant properties as 
defined for CEQA and other regulatory purposes. These are properties individually rated A or B, formally 
designated, or within APIs, i.e. National Register quality districts.  

The existing building is a PDHP and on the Local Register as a contributor to an API. The project affects both 
the individual building and the API. As such, the policies and goals of the HPE apply to the project including 
the following: 
 

 Policy 3.1 – Avoid of Minimize Adverse Historic Preservation Impacts Related to Discretionary City 
Actions - The City will make all reasonable efforts to avoid or minimize adverse effects on the 
Character-Defining Elements of existing or Potential Designated Historic Properties which could 
result from private or public projects requiring discretionary City actions. 

 
 Policy 3.5 – Historic Preservation and Discretionary Permit Approvals - For additions or alteration to 

Heritage Properties or Potential Designated Historic Properties requiring discretionary City permits, 
the City will make a finding that: (1) the design matches or is compatible with, but not necessarily 
identical to, the property’s existing or historical design; or (2) the proposed design comprehensively 
modifies and is at least equal in quality to the existing design and is compatible with the character of 
the neighborhood; or (3) the existing design is undistinguished and does not warrant retention and the 
proposed design is compatible with the character of the neighborhood. 

 
 
ZONING ANALYSIS 
 
The subject property is within the C-45 Community Shopping Commercial (C-45) Zone / S-4 Design Review 
Combining (S-4) Zone. The intent of the C-45 Zone is: “to create, preserve, and enhance areas with a wide 
range of both retail and wholesale establishments serving both long- and short-term needs in compact 
locations oriented toward pedestrian comparison shopping, and is typically appropriate to commercial 
clusters near intersections of major thoroughfares.” The C-45 Zone does not have a general height limit but 
does have a 7.0 FAR. The base allowable density is one unit per 300 square-feet of lot area. The S-4 Zone 
requires approval for construction pursuant to the design review procedure in Chapter 17.136 of the Oakland 
Planning Code.  
 
Development Standards 

The following table describes key development standards for the project. 
          

Regulation Required Proposed
Maximum Residential Density  1 unit per 300 square-feet of lot 

area. 1 unit per 200 square-feet 
with a Minor Conditional Use 
Permit.

1 unit per 200 square-feet of lot 
area. 

Maximum Floor Area Ratio 7.0 7.0 
Maximum Height No maximum 78’-8”
Minimum Usable Open Space  150 per unit. – 10,350 square-feet 10,361
Minimum Parking 1 space per unit or 69 spaces.  41 includes 50% reduction. 
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Planning Permits Required 

Regular Design Review 

The construction of residential units requires Regular Design Review approval pursuant to Planning Code 
Sections 17.101G.020 and 17.136.050 and is subject to the following Design Review Criteria: 

Section 17.136.050. A – Regular Design Review Criteria (Residential Facilities) 
1. That the proposed design will create a building or set of buildings that are well related to the 

surrounding area in their setting, scale, bulk, height, materials, and textures;  
2. That the proposed design will protect, preserve, or enhance desirable neighborhood characteristics;  
3. That the proposed design will be sensitive to the topography and landscape;  
4. That, if situated on a hill, the design and massing of the proposed building relates to the grade of the 

hill;  
5. That the proposed design conforms in all significant respects with the Oakland General Plan and with 

any applicable design review guidelines or criteria, district plan, or development control map which 
have been adopted by the Planning Commission or City Council.  

 
Section 17.136.050(C) For Local Register Properties that are not Landmarks or located in the S-7 or S-20 
Zone  

1. That for additions or alterations, the proposal will not substantially impair the visual, architectural, or 
historic value of the affected site or facility. Consideration shall he given to design, form, scale, 
materials, texture, lighting, landscaping, Signs, and any other relevant design element or effect, and, 
where applicable, the relation of the above to the original design of the affected facility. 

 
LPAB Review 
 
Prior to project approval, the following projects require a hearing in front of the LPAB for its recommendations 
and/or advice to the decision-making body:  

1. Any construction of a new principal building in an API;  
2. An addition to an API contributor when required by Subsection 17.136.055.B.2.f.  
3. With the exception of additions that are not visible from a street or other public area, projects in an 

API that would result in a building taller than the character-defining height of the district, if any. 
Districts with a character-defining height and their character-defining height levels are designated on 
the zoning maps. An addition is considered "visible from a street or other public area" if it is located 
within the "critical design area," defined as the area within forty (40) feet of any street line, public 
alley, public path, park or other public area.  

4. New construction or an addition to a building when required by Subsection 17.136.055.B.3.d.  
5. Any proposal involving a Local Register Property that requires Regular Design Review approval 

 
The proposal is required to appear before the LPAB for a recommendation prior to a decision being made upon 
the application involving a Local Register property that requires Regular Design Review approval.  
 
Conditional Use Permits 
 
The project is also subject to Minor Conditional Use Permits for density and to allow parking areas within 75 
feet of the front property line and is subject to the following criteria: 
 
Section 17.134.050 – General Use Permit Criteria  

1.  That the location, size, design, and operating characteristics of the proposed development will be 
compatible with and will not adversely affect the livability or appropriate development of abutting 
properties and the surrounding neighborhood, with consideration to be given to harmony in scale, bulk, 
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coverage, and density; to the availability of civic facilities and utilities; to harmful effect, if any, upon 
desirable neighborhood character; to the generation of traffic and the capacity of surrounding streets; 
and to any other relevant impact of the development;  

2.  That the location, design, and site planning of the proposed development will provide a convenient 
and functional living, working, shopping, or civic environment, and will be as attractive as the nature 
of the use and its location and setting warrant;  

3.   That the proposed development will enhance the successful operation of the surrounding area in its 
basic community functions, or will provide an essential service to the community or region; 

4.  That the proposal conforms to all applicable regular design review criteria set forth in the r Regular 
design review procedure at Section 17.136.050  
5.  That the proposal conforms in all significant respects with the Oakland General Plan and with any 

other applicable guidelines or criteria, district plan or development control map which has been 
adopted by the Planning Commission or City Council. 

 
 
ENVIRONMENTAL DETERMINATION 
 

An analysis of the project’s compliance with CEQA has not been completed.  Analysis is expected to include 
the effect of the modification of this API contributor both on the individual Local Register building and on the 
overall integrity of the District, with reference to the Secretary of the Interior’s Standards and the  
City’s CEQA Thresholds of Significance. 
 
 
KEY ISSUES 
 
Staff believes that the current version of the proposal is significantly more consistent with the API in terms of 
architectural context and scale. The design has incorporated design elements found in historic industrial 
buildings within the District and recently constructed buildings in Jack London. The simple and classic form 
of the addition and the upper story step backs highlight the existing building in a subordinate and differential 
manner. The historic ornamentation of the existing building would be preserved and restored without visual 
competition from the proposed building above. The upper stories are clearly distinguished from the ground 
floor in design vocabulary and materials and incorporates elements to reduce the perceived visual bulk through 
a mixture of setbacks, façade detailing, and window patterns.  
 
RECOMMENDATIONS:  
 

1. Receive any testimony from the applicant and/or interested parties. 
2. Provide direction and recommendations to staff and the applicant regarding design of the building. 

 
Prepared by:  
 
 
Jose M. Herrera-Preza 
Planner III 

 
Reviewed by: 

 
 
Heather Klein Acting for
Robert D. Merkamp, Zoning Manager 
Bureau of Planning 
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ATTACHMENTS: 
A. Plans, dated November 1, 2021 
B. Estuary Policy Plan District Map 
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