Oakland City Planning Commission
Design Review Committee

Case File Number: ER030004, DA13171, PUD13170-PUDF03-R01 January 29, 2020

Location:

Assessor’s Parcel

Jack London Square Development Project: Site F3 (south of
Embarcadero, between Alice and Harrison Streets).

018 042000402

Numbers:
Proposal: Final Development Permits for Site F3.
Applicant: CIM Group, Sean Buran: p: (323) 860-1811
Contact Person: CIM Group, Sean Buran: p: (323) 860-1811
Owner: CIM Group
Case File Number: ER030004, DA13171, PUD13170-PUDF03-R01
Planning Permits Minor Revision to Final Development Permit for Site F3 of
Required: Jack London Square Planned Unit Development Project.
General Plan: Waterfront Commercial Recreation-1.
Zoning: C-45 Community Shopping Commercial Zone
Environmental Final EIR certified on March 17, 2004 by the Planning
Determination: Commission; Addendum #1 approved on September 23, 2014.

Historic Status:
Service Delivery District:

None for affected sites.
I — Downtown/West Oakland/Harbor

City Council District: 3 — Lynette Gibson McElhaney
Date Filed: January 6, 2020
Status: FDP approved March 21, 2018
Action to be Taken: Provide design review and confirm minor revision for Site F3.
Staff Recommendation: Take public testimony, close the public hearing and advise

Finality of Decision:
For Further
Information:

staff.

NA

Contact the case planner Catherine Payne at (510) 238-6168
or cpayne@oaklandnet.com

SUMMARY

CIM Group (the applicant) has submitted an application for a minor revision to the Final
Development Permit (FDP) for Site F3 of the Jack London District Planned Unit Development

(PUD). The City of Oakland originally approved the nine-site, multi-phased development project
known as “Jack London Square” in 2004. A revision to the PUD (and an accompanying General
Plan Amendment) was approved for the project in 2014. Three sites have been constructed, one
site is under construction, and a building permit application has been submitted for an additional
site. The approved project on Site F3 is for a 155-key hotel, consistent with the permitted uses in
the adopted PUD. At this time, the applicant proposes changes to the appearance of the project,
as well as minor site-planning changes, and a minor reduction to the land use intensity of the
project. Because the proposed minor revision changes the appearance of the project, staff is
informing the DRC and soliciting any design review comments prior to an administrative
decision regarding the application.
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PROJECT SITE AND SURROUNDING AREA

The Jack London Square project site is a nine-site area located along the Oakland Estuary (at the
southern terminus of Broadway) between Clay and Alice Streets. More specifically, Jack
London Square project “Site F3” is located on the waterfront, south of Water Street (a pedestrian
paseo) and between Alice and Harrison Streets. Surrounding land uses include entertainment,
dining and destination retail uses and the Jack London Square Marina to the south. Site F3 is
located immediately south of the currently under construction, mixed-use residential and ground
floor commercial project on Site F2, and west of “The Landing” multi-family residential
complex.

PROJECT BACKGROUND
Project History

The City of Oakland approved the nine-site, multi-phased development project known as “Jack
London Square” in 2004. The project is located on sites located throughout the Jack London
District of Oakland, south of Interstate 880, and owned by the Port of Oakland (with the
exception of Sites D and F2, which are owned by CIM Group). The project was subject to an
Environmental Impact Report, Preliminary and Final Development Permits (and appeal), Major
Conditional Use Permit (and appeal), Major Variance, Rezone, Development Agreement (and
appeal), with final approvals for the land use entitlements granted by the Oakland City Council
on June 15, 2004. The PUD was revised in 2014 to allow residential development options on
Sites D and F2.

The adopted project is a mixed-use development scheme that supports the retail, entertainment
and dining uses in the project area, while providing needed complementary residential uses, as
well. The project was subject to a high level of design scrutiny in both 2004 and 2014, with a
concern for how buildings and land uses would relate to the waterfront, to the public spaces in
Jack London Square (including the Bay Trail), and to nearby residential uses.

Since 2004, three sites have been completed: Sites “C”, “G” and “F1”. “Site C” is a commercial
building that includes 16,000 square feet of above-ground floor office space and 16,000 square
feet of vacant retail, dining and entertainment space on the ground floor. “Site G” includes 1,086
parking spaces (although the site was only required to have 743 spaces), 30,000 square feet of
commercial space on the ground floor, and a pedestrian bridge connecting the building to Jack
London Square over the railroad ROW along Embarcadero. “Site F1” is a six-story building with
an approximately 33,000 square-foot footprint, and encompasses a total of 191,000 square feet;
there is a restaurant located on the ground floor and mostly occupied office uses on the upper
floors.

Currently, Site F2 is under construction, and the applicant has submitted a building permit
application for the approved residential project planned for Site D.
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The Site F3 FDP for a hotel was approved in March 2018, consistent with the PUD. The
applicant is now seeking a minor revision to the Site F3 FDP, which is the subject of this report.

PROJECT DESCRIPTION

The proposed project is a revision to the Site F3 FDP for a hotel. The proposed revision includes
the following;:

Land Uses and Intensity: The proposed revision does not include changes to the hotel
and restaurant land uses approved under the Site F3 FDP. However, the revised design is
for a somewhat smaller project, including reduction of the number of hotel keys by 11
from 155 to 144, and a general ten percent reduction in overall programming and size.
Site Planning: The proposed revision separates the hotel from the restaurant, resulting in
two buildings. The restaurant and event space would be located in a building on the
corner of Water and Harrison Streets. The hotel would be located in a building on the
east side of the site, along Alice Street. This change improves activity and transparency
along the public pathways (particularly along Water and Harrison Streets) fronting the
project.

Landscape Design: The landscape design has been refined to satisfy Bay Conservation
and Development Commission (BCDC) permit requirements. However, the concept is
consistent with what was desired by Planning Commission, providing usable lawn area
on the Estuary side of the project, and connectivity between the San Francisco Bay Trail
and Jack London Square at the intersection of Water and Harrison Streets.

Architectural Design: While the project massing and layout have not changed
substantially, the architectural design of the project is different from the approved Site F3
FDP:

o Buildings: Whereas the approved FDP is for a single, L-shaped building, the
proposed revision breaks the project into two buildings with a generous outdoor,
public gathering area located between the two buildings.

o Hotel: The hotel continues to be contained within a 5-story building along Alice
Street. The proposed design is less articulated and varied than the approved
project. However, the proposal includes a more open, responsive treatment facing
the Estuary, including projecting balconies and generous glazing,

o Restaurant: The restaurant and event spaces are proposed in a separate, one-story
building fronting Water and Harrison Street. The building has a shed-form with
corrugated metal siding and a generous entrance area at the corner of Water and
Harrison Streets. The design of the restaurant building reflects the historic
industrial, warehouse character of Oakland’s waterfront and provides variety of
form and massing in the immediate area.
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ISSUES

The proposed revision provides a greatly improved treatment of the western side of the project
site: staff supports the relocated restaurant, warehouse vernacular massing and style of the
western building, and expansive porch along Water Street. Staff also supports the separation of
the hotel and restaurant buildings with an inviting, public gathering area. The public open space
design is inspired, and enhances connectivity between the regional Bay Trail along the Estuary
and the site-specific Jack London Square public promenade. These elements provide activation,
as well as architectural and design variety to Jack London Square. However, the proposed
revisions to the hotel building result in a bulkier, more massive building overall that requires
further refinement, as follows:

e Hotel North Elevation: The north elevation, adjacent to Water Street (the primary
pedestrian street through Jack London Square) is essentially a blank wall. The wall
should include window penetrations above ground floor, consistent with the south end of
the building, and should be articulated to provide a more attractive, activated, and
appropriately scaled presence along Water Street and across from the F2 residential
project that is currently under construction and has townhouse units facing Water Street.
The ground floor fagade should be similarly revised to include articulation and
interesting, high quality materials to soften the wall, reduce the scale and provide a more
inviting entrance to Jack London Square from Alice Street.

e Hotel East and West Elevations: The east and west elevations are minimally articulated
and have a repetitive arrangement and pattern of openings and materials. Both elevations
should be revised to be more visually complex, break the horizontal mass of the building,
and provide an interesting top to the building. The ground floor of the east elevation
should visually extend the lobby south to reduce the extensive back-of-house quality of
the elevation.

e Hotel South Elevation: The south elevation facing the Estuary is well-resolved, with
ample transparency, articulation, and connectivity between the balcony projections and
the Estuary.

e Hotel Building Top: The top of the building should appear light and transparent,
reducing the mass and providing visual interest, responding particularly to the unique
views of the waterfront from the higher levels of the building.
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RECOMMENDATION

Staff finds the proposed revision to the Site F3 FDP to improve upon the site planning, public
open space design, and restaurant and event space building; however, the hotel building appears
bulky and lacks visual interest. Staff recommends the DRC do the following:

e Provide design comments regarding the proposed revision to the Site F3 FDP; and

e Regarding the hotel building, direct the applicant to work with staff to:

o Redesign the north elevation to include windows, articulation, and refined and
scaled treatment of the ground floor treatment;

o Revise the west fagade to provide more articulation, materials and variation of
scale to reduce scale and mass of building and increase visual interest;

o Revise the east fagade similarly to the west fagade, and maximize transparency
and activation on the northern portion of the fagade (adjacent to Water Street);
and

o Provide an interesting top to the building that responds to the location on the
water and views from that elevation, and reduces the building mass.

Prepared by:

Catherine Payne
Acting Development Planning Manager

Approved for forwarding to the
Design Review Committee:

Catherine Payne
Acting Development Planning Manager
Bureau of Planning

Attachments:
A. Proposed Project Plans
B. Approved Plans
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ATTACHMENT A:
PROPOSED PLANS
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ATTACHMENT B:
APPROVED PLANS
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NEIGHBORING PROPERTY VIEWS
PLANNING COMMISSION REVIEW

Jack London Square - Parcel F3

CIM Group

A0.2
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Planning Package
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Aluminum Window Frames Wood siding (color TBD)

Endicott Thin Brick (Manganese
Ironspot)

Material Board
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Previous Design 08.30.2017
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1 HIGH PERFORMANCE INSULATED GLAZING (LOW-E)
2 THERMOCROMEX PLASTER FINISH

3 RESYSTA COMPOSITE SIDE (LIGHT)
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4 RESYSTA COMPOSITE SIDING (DARK)

5 PRE-FINISHED ALUMINUM WINDOW FRAME

@ © 2017 Solomon Cordwell Buenz

MATERIAL SELECTION

FINAL DEVELOPMENT PLAN
Jack London Square - Parcel F3
CIM Group

08 - 30 - 2017

F3: 2017011 A3 4
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Previous Design Material Board
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THE SHED

Water Street at Harrison Street - current design

Development Package 08.30.2017

Comparison Water Street View
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View from Harbor / Estuary

Development Package 08.30.2017

Comparison Harbor View
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Entrance on Water Street
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Courtyard Views
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Entrance on Water Street Courtyard garden

View from Harbor Water Street at Harrison Street

Perspective Views
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