Oakland City Planning Commission STAFF REPORT
Design Review Committee
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Property Location &
Assessor’s Parcel Numbers:

845 Embarcadero (Parcel B)
018 046500219

Proposal:

To construct a residential and commercial mixed-use development for

an 8-story, 241 residential unit with a ground-level retail area of
approximately 3,000 square feet and parking garage on a 1.54 acres
vacant lot. The site is located in Parcel B of the Final Development
Plan for the Brooklyn Basin.

Deborah Tu / (510) 251-2984
ZOHP-1, LLC

Applicant/ Phone Number:

Property Owner:

Case File Number: | PUD06010-PUDF03

Planning Permits Required: | Regular Design Review for new construction.

General & Estuary Plan: | Planned Waterfront Development-1

Zoning: | Planned Waterfront Zoning District (PWD-4)

Environmental Determination: | Final EIR (ER 04-0009) certified on January 20, 2009

Property Historic Status: | Non-Historic Property

Service Delivery District: | 3

City Council District: | 2

Action to be Taken: | Conduct design review, make recommendations to applicant and staff

Contact Case Planner, Mike Rivera at (510) 238-6417, or by email at
mrivera@oaklandnet.com

For Further Information:

PROJECT SUMMARY

The proposal is presented to the Design Review Committee for comments for the construction of an eight-
story residential and commercial building. The project is located on Parcel B of the approved 2009

Brooklyn Basin Final Development Plan (PDP), formerly known as the “Oak to 9" Development Plan”.

The Brooklyn Basin PDP is generally bounded by Embarcadero / I-880 to the north, 4™ Avenue to the
west, 9" Avenue to the east and the Oakland Estuary to the south. The FDP includes 12 separate
development parcels or areas designated as Parcels A through M. These parcels would accommodate a
mix of mid-rise and high-rise residential buildings with commercial uses, including future development of
affordable housing on two separate parcels, Parcel F and Parcel G.

The proposal for this application is for the construction of a mid-rise, eight-story building with 241
residential units, ground-floor retail and a parking garage above grade. The proposed mixed-use
development will be the first building to be built on Parcel B. Parcel B is located at the intersections of
Clinton Lane, 8" and 9" Avenues, and is also located near the new planned Shoreline Park, and the
Oakland Estuary.
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Planning staff is seeking feedback and direction from the Design Review Committee, based on the City's

General Plan / Estuary Plan Polices and the Oak to Ninth / Brooklyn Basin Design Guidelines that are
applicable for this application. The development proposal will require final review and determination by
the Planning Commission on a future public hearing date.

SITE DESCRIPTION

The development proposal is located on a vacant 61,204 square foot lot “Parcel B”, bounded to the north
by 8th Avenue, to the east by Clinton Lane, to the south by 9th Avenue and to the west by pedestrian
mews and adjacent to an undeveloped site known as “Parcel C”. The proposal on Parcel B will be the
first project site to be constructed in the Brooklyn Basin Development Plan. Access to Parcel B is off
Embarcadero, and currently, all required infrastructure construction for streets, utility and landscaping is
underway.

PROPERTY BACKGROUND

In 2006, the Planning Commission approved land-use entitlements for the Brooklyn Basin Development
Plan that included a mixed-use of residential, commercial/retail, civic, park and open space facilities on a
site of approximately 63.83 acres. In 2009, the Planning Commission granted final development
entitlements for the new construction of up to 3,100 residential units, 200,000 square feet of ground-floor
commercial space, a minimum of 3,950 parking spaces, 29.9 acres of parks and public open space, two
renovated marinas and restoration to the existing wetlands area. Subsequently in 2015, the Planning
Commission granted a Final Development Permit for the construction of Shoreline Park, and the
demolition and retention of portion of the 9th Avenue Terminal. In 2016, the applicant filed a Planning
application for the first mid-rise, mixed-use development on Parcel B.

PROJECT DESCRIPTION

The project proposal is for the construction of an 8-story residential and commercial building that
includes approximately 3,000 square foot of ground-floor retail space, a 1,500 square foot lounge,
residential units, 8,900 square foot of amenity space on the ground-floor, 2nd and 3rd floors, a 241
parking space garage with two enclosed residential loading berths. The plan includes a 3rd level podium
with approximately 14,600 square foot of open space including a roof deck above the 8th floor. The
308,270 square foot building area covers the entire 1.54-acres parcel. The building provides a main entry
lobby on 9th Avenue and other entries to the residences around the building. The proposal also includes
two separate garage entries including a residential loading area along Clinton Lane. The project also
includes a 40 foot wide landscaped pedestrian mews (public access pathway), located to the west of the
project and along the undeveloped “Parcel C”. The 241 unit residential building contains a mix of:

26 studios,

108 one-bedrooms,
59 two-bedrooms,
4 three-bedrooms,
18 townhouses, and
26 lofts

O OO0 O0O0O0

219 residential units will be located on the upper floors of the building, while 22 of the residential units
will be located on ground-floor and will front 8th Avenue, Clinton Lane and the Pedestrian Mews. On
the ground-floor, four of the 22 residential units will not have direct access from the street, but instead

will have access from the inside of the building. While the 18 residential units will have direct access
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from the streets, the pedestrian pathway and from the inside of the building, the entry for these units will
have raised porches or stoops to provide separation and privacy from the streets.

The proposal provides two separate entry/exit driveways for the street-level parking garage, located along
Clinton Lane. The parking garage will accommodate a total of 241 parking spaces that will be placed on a

parking lift system “stackers”, except for six of the handicap parking spaces, located near the garage
entry/exit. Adjacent to the parking garage, the proposal also provides a separate parking area for two
residential loading berths that will be used for move-in/move-out for the residential tenants. The parking
garage and the loading area will contain roll-up doors.

For “Parcel B”, the applicant proposes new landscaping in the pedestrian mews and within the podium and
rooftop of the building. The preliminary planting plan shows a total of 16 trees (24-inch box) within the
pedestrian mews, grass areas and ornamental planting. On the podium and on the rooftop of the building,
the plan shows a mix of trees, planting beds and a trellis. The plans also show approximate 22 street trees
around the building and planting areas at the main lobby entry and along the font of the raised stoops,
located to the north and west sides of the ground-floor building.

GENERAL PLAN ANALYSIS

The property is located in the Planned Waterfront Development-1 (PWD-1) area of the Oakland Estuary
Policy Plan (EPP). The intent of the PWD-1 is to provide for the transformation of maritime and marine
uses into a public-oriented waterfront district that encourages significant public access and open space
opportunities, including a mix of light industrial...artist lofts...hotel, commercial recreation uses that
complement the character of the waterfront. The future desired character for development in this area
should be recreational uses...parks...work/live studios, neighborhood commercial, restaurants and
cultural. Furthermore, the EPP Land Use Objectives recognizes the Estuary as an attractive location for
development opportunities and intensification of a variety of activities. The following are the applicable
objectives of the EPP, and the project should be consistent when a final determination is made by the
Planning Commission:

e Objective LU-1: Provide for a broad mixture of activities within the Estuary area.
e Objective LU-2: Provide for public activities that are oriented to the water.

e Objective LU-3: Expand opportunities and enhance the attractiveness of the Estuary as a place to
live.

e Objective LU-4: Develop the Estuary area in a way that enhances Oakland’s long-term economic
development.

e Objective LU-5: Provide for the orderly transformation of land uses while acknowledging and
respecting cultural and historical resources.

o  Objective LU-6: Create greater land use continuity between the Estuary waterfront and adjacent
inland districts.

ZONING SUMMARY

The site for the 2006 approved Brooklyn Basin Mixed Use Development Plan which measures
approximate 63.82 acres is divided into two major areas: private and commercial development (around 34
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acres), and public parks, open space, and civic uses (around 30 acres). This Development Plan is also
assigned three separate zoning districts:

e Planned Waterfront Zoning District-4 / PWD-4 (proposed project site)
e Open Space-Region Serving Park / OS (RSP)
e Civic Center Zone-Design Review / §-2, S-4

The intent of the PWD-4 Zone is to provide mid-rise and high-rise housing opportunities together with
ground-floor retail and commercial uses. Future development is to be set back from the waterfront and
address compatibility between residential and nonresidential uses, and reflect a variety of housing and
business types. The proposed residential and commercial development is located in the PWD-4 (Planned
Waterfront District-4) zone district. The purpose of the PWD-4 is to:

e Encourage the creation of a mixed use district that integrates a combination of residential,
commercial, public open space and civic uses;
e Establish development standards that allow residential, commercial, public open space and civic
activities to compatibly co-exist;
e Provide a balance of private development and public open space with convenient access to public
open space and the waterfront;
Improve access to the waterfront and recreational opportunities along the waterfront including boat
launches and marinas;
Encourage quality and variety in building and landscape design as well as compatibility in use and
form; and
Encourage development that is respectful of the environmental qualities that the site has to offer.

The table below shows the applicable PWD-4 zoning development standards for the project proposal:

Development Standards Requirements Proposed Comments

Minimum Lot Area, Width and PDP & FDP 1.53 acres Meets Plan

Frontage

Minimum Yard and Setbacks PDP & FDP 2’ to 8’ (varies) Meets Plan

Maximum Residential Density for 175 residential units 241 units * Authorized

Parcel B (proposed project) (37.5% / 66 units) up to 50%
Density Increased per Density
or Transferred Transfer
into Parcel B. with Design
Density Reduced Review
or Provided from approval
Parcel A

Maximum Height 86 feet up to 120 feet 85 feet Meets Plan

Off-Street Parking

Residential: 241 parking spaces 241 spaces Meets Plan

Residential Loading Berths: 2 parking spaces 2 spaces

* Density Transfer of up to 50% allowed on the receiving parcel per PWD-4 Zoning Regulations
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The proposal requires a Regular Design Review Planning permit approval for new construction. The
project is also subject to the applicable Findings prior to a final decision by the Planning Commission on
a future public meeting date. Staff has listed below the required Findings for Regular Design Review.

REGULAR DESIGN REVIEW CRITERIA

Regular design review approval may be granted only if the proposal conforms to all of the following
general design review findings:

A. For 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.

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.

W2

BUILDING DESIGN

The proposed building envelope covers the entire square-shaped lot (“Parcel B™), but its footprint opens
up in the center with a third-level podium for open space use that manages building mass and provides
visual relief when viewed from the street. The design of the eight-story building scales well because it
contains various roof and wall planes, sloped roof, large and medium size window patterns, window
awnings, steel railing balconies, siding materials such as seam and/or corrugated metal, and cement board
panels, storefront retail with aluminum glazing, inward angled entry fagade, metal canopies and
decorative louvers. The exterior of the building contains a color scheme to create balance and interest.
The project provides a variation of landscaping that include trees and planters on the podium, a green wall
and small planters at the main lobby entry, a large planting area with trees in the public access pathway
and a line of street trees around the building. Overall, staff believes that the building design provides an
urban expression that would transition to the nearby waterfront and future shoreline park. To make the
building more appealing to the residents and meet the City’s Design Guidelines, staff recommends the
applicant incorporate on future plans for Planning Commission review the following:

o Extent usable open space, landscaping / amenities on the podium and on the roof deck.
Ground-floor residential windows need to be at least 48 inches above sidewalk level or the plans
need to include design elements for screening to provide privacy from streets.

Raise the ground-floor residential units at least three feet above grade where applicable.

Identify the entry for the retail space near the corner of 9th Avenue and Clinton Lane,.

Include additional landscaping along the building entries facing the mews (public path).
Articulate the exterior east building facade (back of house) to be more interesting from the street.
Provide design details for the garage and residential loading area doors.

Show additional bicycle parking areas inside and outside the building.

Explore design alternatives for the structure, located below the “Brooklyn Store” sign.

Show location and details for all exterior lighting fixtures, including screened utility meter,
transformers, HAVC, etc.

Show location of trash and recyclable area inside the building.

0O 00000 0O o}

0]



Design Review Committee

June 22. 2016

Case File Number: PUD06010-PUDF03

RECOMMENDATION

Page 7

Staff recommends that the Design Review Committee consider staff comments and provide further
comments and direction to the applicant and staff prior the proposal is considered by the Planning

Commission on a future public meeting.

Approved for forwarding to the
Design Review Commiittee:

Development Planning Man
Bureau of Planning .

ATTACHMENT

A. Project Design Plans, submitted May 17, 2016
B. Brooklyn Basin Design Guidelines

Prepared by
N

Mike Rivera
Planner II, Major Projects
Bureau of Planning










COPYRIGHT( 2016 BAR architects

SHEET INDEX PROJECT DIRECTORY
™ COVER DEVELOPER SIGNATURE GROUP
! 2335 BROADWAY, SUITE 200
o e
CONTACT DEBORAH TU : DTU@SIGNATUREDEVELOPRIENT.COM
04 AERIAL VIEW :
05 SITE PLAN :
06 SITE PLAN DIAGRAM ARCHITECT BAR ARCHITECTS
07 MATERIAL PALETTE 201 BATTERY STREET, SUITE 300
SAN FRANCISCO, CA 94111

08 BUILDING ELEVATION - SOUTH
09 ENLARGED ELEVATION - SOUTH
10 BUILDING ELEVATION - WEST

CONTACT BRADLEY SUGARMAN: BSUGARMAN@BARARCH.COR

1" BUILDING ELEVATION - NORTH : LANDSCAPE BRUCE JETT ASSOCIATES
12 BUILDING ELEVATION - EAST : ARCHITECT 2 THEATRE SQUARE, SUITE 218
13 LONGITUDINAL SECTION ORINDA, GA 94563

14 ELEVATION PLANNING DIAGRAMS CONTACT BRUCE JETT: BRUCEJ@LANDSARCH.COM

15 PERSPECTIVE VIEW

16 PERSPECTIVE VIEW CvIL BKF ENGINEERS
17 CIVIL SITE PLAN 255 SHORELINE DRIVE, SUITE 200
.18 LANDSCAPE PLAN REDWOOD CITY, CA 94065

CONTACT ASHLEY STAMLEY: ASTANLEY@BKF.COM

BARGrchitects SIGNATURE - ENBKF DATE: 06.15.16 DRAWN BY: l
901 Battery Street. Suite 300 1 San Francisco, CA 54151 | 415 203 5700 | wwwbararchcom | DEVELDOPMENT =il PROJECT No. 15023 CHECK BY: SCALE:
GROUR 800 e

oo


















COPYRIGHT(© 2016 BAR architects

UNIT MD{SBLAR TOLEVELS
|
e = = v
‘ 1,
|
o g g e e g g ]
‘ 1T T % |
| |
| %
- |
»
1. P
% I
S Y
|
g
o
T s
A
Y
.
o
d
. —_
T k¥l 1
STUDIO: 5
6TH LEVE!: ' 1 RO - 22
SCALE: 1" = 40 7 BORM - 15
JBDRM:1

2808 1 B 2EDRM

I R e
T

| gl e 1 el “
—

g
——t
e

= W f Ve
|
| S ’ _I
ﬂ&zw al 208
Jp |
STUND —| ___j }L_
‘ N G b |
STUDD J |
Iy
oo | |
20 S, .
1 BDRM —
Yk
155
.
L j b
1 BDRM—
16004 ] =
Ve Vol -U.F—J (— 3 BOR
26064 /
- LT
STUDIO:5 - ”
5TH LEVEL 1 EDRM 22 @
SCALE:1" = 40 2 BDRM: 15
3 BO: 1 —
SOALE: 1" dlF

) i
BARarchitects SIGNATURE ’W ™ gﬂi‘i’ﬁq Bkr
901 Battery Street, Sulte 300 | San Francisco, CA 8431 | 415 283 5700 ) www.bararch.com | D EVELOP NT | P i~
MA | 100-
GROUP ST Avscutes f " v

DATE: 06.15.16 DRAWHN BY: I
PROJECT NO. 15023 CHECK BY: SCALE: @9




































COPYRIGHT() 2016 BAR architects

s T ged T N
RED STRIPED CURB—( ©
8TH AVENUE ‘
i H . m b /

Q i i ! {
EXISTING FIRE HYDRANT

N65'32'30"E_219.85'

N24°27°30"W 286.00°

PARCEL €

R=15.00" 8l

L= 23.56° gl

£=9000°00" &

z

©

2)

™

N

N

g

PROPOSED 22.81" e |

DRIVEWAY

PARCEL B
154 ACRES

CONNECTION

PROPOSED
FW/DW/IRR
POINTS OF
CONNECTIONS
R=15.00’

L= 23.56'
A=9000'00"

EXISTING 6” SS~_ "+
CONNECTION\
PROPOSED 22.75'~——_ "3}

N65'32'30"E 219.85'

RED STRIPED, CURBN ]

e
T

CLINTON LANE

AN

o e ermes— =

N24°27'30"W 256.00’

I PARCEL A

/- EXISTIN
FIRE
HYDRANT

i

'RED STRIPED CURB~_ "EXISTING FIRE HYDRANT
3 ! ] ; . g

- 9TH AVENUE

7]

~—EXISTING
CURBS,
TYP

L Rt

_PARCRL F

00" FRHT-OF =AY,

PARCEL 8

PARCEY, D

A Ig‘ hi) 8.
5y PARD| Wlwl’mlﬁﬂ/w

L E—"

|
SECTION A=A
8TH AVENUE
NTS

B0 RIGHT=0F =AY

38" CURS TO CURB

SECTION B-B
CLINTON LANE

NTS
B5E RET-0F-WAY,

12

-

BAR architects

901 Battery Street, Suite 300 § San Francisco, CA 94111 | 415 293 5700 | wawew.bararch.com

r(

T \uomles

Ul

1IGNAT
VE

URE
OPMENT

BKF

’ trston

[»]
GR

l N

P-4 it

DATE: 06.15.16

PROJECT NO. 15023

Pm—'m‘%—‘“__w—' 3
A1 AL ] T PARGHD
!
N
SECTION C~C
9TH AVENUE
NTS

/

GRAPHIC SCALE

DRAWN BY: l
CHECK BY: SCALE:

PARCEL A













OAK TO 9TH BROOKLYN

DESIGN GUIDELINES

TABLE OF CONTENTS
‘The Vision for Brooklyn Basin 1
Urban Design Principles 3
Urban Design Concept 5

Design Guidelines 15

PREPARED BY ROMA DESIGN GROUF

NOVEMBER 2006 (REVISED JANUARY 2015)













DESIGN PRI

CIPLES

The goal for Brooklyn Basin is to create a vibrant mixed-use neigh-
borhood that furthers Oakland’s efforts to promote urban living
and to reconnect the city with its waterfront. The following urban

design principles are intended to support this goal:

1. Establish a continuous and diverse network of public open
spaces, including parks, promenades and plazas along the

Estuary shoreline.

2. Configure and design the open space system to serve as a city-

wide and regional resource.

3. Create walkable and lively public streets, open spaces and pedes-
trian ways that provide strong visual and pedestrian linkages

between the waterfront and inland areas.
4. Provide a range of cultural, recreational and commercial activi-

ties that reinforce the public destination appeal and civic role of

the waterfront.

(REVISED JANUARY 2015}

10.

Introduce a mix of housing that supports a diverse population
of residents and that promotes a day and nighttime environ-

ment along the waterfront.
Maintain and enhance public views to the waterfront.

Configure and design buildings to spadally define and reinforce

the public character of streets and open spaces.

Introduce ground level activities that enliven streets and

public spaces.
Develop a dynamic composition of taller and shorter buildings
that reinforce the spatial characteristics of the waterfront and open

space systermn, and that dramatize this unique shoreline setting.

Allow for a diversity of architectural expressions within the

strong public framework of streets and open spaces.

OAK TO NINTH AVENUE » BROOKLYN BASIN 3
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DESIGN CONCEPT

A Confinvous Necklace of Waterfront Open Space

Brooklyn Basin will provide approximately 32 acres of public open

space along the Estuary, linked by a continuous pedestrian and bicycle

trail system that connects Jack London Square with Oakland’s eastern

waterfront. The open space system will include a restored wetland,

four new parks, an expanded Estuary Park, and a wide public prom-

enade along the perimeter of Clinton Basin. More specifically:

Estuary Park will be expanded by approximately 2 acres to the
north and east, and more strongly integrated with the Aquatic
Center at the mouth of Lake Merritt Channel; public parking
will be provided along the western edge of the open space and
the large field space will be enhanced. The park will open up

panoramic views to the Estuary from The Embarcadero.

Channel Park across Lake Merritt Channel from Estuary

Park will be designed as a large waterfront meadow with a

new vegetated edge, suitable for passive recreation, picnicking
and sunbathing. Bocce ball courts are incorporated in the
southeastern portion of the open space, adjacent to a small
public parking lot. A dog park is planned immediately south of
the Lake Merritt Channel bridge along the Embarcadero. The

(REVISED JANUARY 2015)

@

park will be designed to accommodate future connections to

Lake Merritt along the Channel.

South Park at the southern terminus of Fifth Avenue will
provide panoramic views up and down the Estuary. The park
also overlooks a reclaimed wetland at the mouth of Clinton

Basin, and features a children’s playground.

Clinfon Basin forms the heart of the new community. The 3.6-
acre water space will be a unique urban destination animated by
recreational vessels and surrounded by a public esplanade lined
with overlooking cafes and restaurants. The 50-foot wide public
quay is organized in two stepped tiers, a 15-foot wide promenade
with outdoor cafes providing overlook onto a 35-foot wide prom-

enade at the water’s edge with public seating and landscaping.

Gateway Park offers dramatic views of Clinton Basin and the
Estuary from the Embarcadero and 1-880, and a direct visual and
pedestrian connection between Fifth Avenue and the shoreline.
The park will provide a stage for civic events as well as commer-
cial (e.g., farmers market, arts/crafts fairs, etc.) and recreational

activities oriented to both Clinton Basin and Main Street.

OCAK TO NINTH AVENUE « BROQOQKLYN BASIN 5






o Shoreline Park along the southern and western edges of the com-
munity provides a grand civic space oriented to the open water of
Brooklyn Basin. The park is designed to accommodate large cel-
ebrations, concerts, water festivals, as well as day-to-day activities,
such as informal play and passive recreation. Much of the park
is built on the existing pile-supported pier structure of the 9th
Avenue Terminal, the maritime history of which will be celebrated

through interpretive elements and displays.
A Rich Pattern of Public Streefs and Pedestrian Ways

Streets in the Brooklyn Basin community are configured and
designed as an integral extension of the open space system,
providing direct pedestrian and visual linkages between the city and
the waterfront. The streets are aligned to offer direct views to the
Estuary from the Embarcadero and oriented to ensure maximum
exposure to the sun throughout the day and year. Each street is
designed to create a unique urban and pedestrian experience with
generous sidewalks and adjoining buildings that provide activi-
ties, eyes on the street and strong spatial definition. The pattern of
blocks, at intervals of 300 to 400-feet, extends the grid pattern of
the city and offers multiple and diverse routes between the Embar-

cadero and the shoreline. More specifically:

°  Main Sireet joins the Embarcadero at the foot of Clinton Basin,

and terminates at Shoreline Park. The wide street serves as a

(REVISED JANUARY 2015}

commercial mixed-use spine and gathering place for the com-
munity. Between the Embarcadero and 8th Avenue, itis lined
with neighborhood-serving shops that will benefit from the
intensity of activity, the high levels of visibility, and convenient
on-street diagonal parking. Between 8th and 9th Avenues,
workshops, galleries and work-live lofts will extend the commer-

cial character and activity of the street to Shoreline Park.

Ninth Avenue forms a strong public edge to Shoreline Park,

and a direct and welcoming entrance to the community from

the Embarcadero. A wide bicycle and pedestrian promenade u
along the park edge of the street accommodates the significant
volumes of waterfront visitors that are expected, and the street
offers generous on-street curbside parking as well as access to a

public parking lot just north of the 9th Avenue Terminal.

Eighth Avenue is an urban residential street connecting the
Embarcadero with the waterfront at the southeastern tip of
the Brooklyn Basin community. The street will have an urban
village character, with tree-lined sidewalks defined by ground

level lobbies, townhouse and loft units.

Fifth Avenue: As a major north-south corridor through
Oakland, Fifth Avenue will be maintained and enhanced as
a critical linking and gateway street in the Brooklyn Basin

community. The street provides the principal address and

OAK TO NINTH AVENUE o BROOKLYN BASIN 7






access for the existing artists' community, which will remain.

Provision will be made for continuous pedestrian access along
the western edge of the street, and the relatively light volumes
of vehicular traffic will make the street a comfortable route for

recreational cyclists destined for the waterfront.

Fourth Avenue will provide public pedestrian, vehicular and
bicycle access along the western edge of Channel Park from the

Embarcadero. The street will include on-street public parking

and provide access to a small public parking lot for park visitors.

Pedestrian Mews: Complementing and extending the public
street network, a series of more intimately scaled pedestrian
streets will offer additional access through the community and
to the waterfront. These include a pedestrian and bicycle way
along the eastern edge of the Fifth Avenue artists’ community,
which will be lined with workshops and lofts, and two resi-
dential mews between Eighth and Ninth Avenues that connect

Clinton Basin with Shoreline Park.

[REVISED JANUARY 2015)

A Diverse Mix of Public-Oriented Activities

A program of cultural, recreational and commercial activities
has been programmed to reinforce the public spiritedness of the
Brooklyn Basin community and its appeal as a citywide resource

and waterfront open space destination. More specifically:

° Ninth Avenue Terminal: A refurbished section of the Ninth
Avenue Terminal will provide an opportunity for historical and
interpretive exhibits that celebrate the maritime heritage of the
site, a cultural center, community-gathering place, restaurant

and retail opportunities.

e Recreational Boating will be further expanded in the area
through the renovation of the Clinton Basin and Fifth Avenue
Marina. The Aquatic Center at Estuary Park will be maintained

and enhanced as an integral part of the new community.

o Commercial Recreation: Visitor-oriented shops and restau-
rants will further reinforce the public appeal of Clinton Basin,
creating a vibrant urban place at the water’s edge, and a water-

front destination unique in the region and indeed the country.

OAK TO NINTH AVENUE » BROOKLYN BASIN 9






o Neighborhood Serving Commercial Use: In addition, Main
Street is planned with 75,000 square feet of ground level shops
and a grocery store that will be attractive to both residents and
visitors. The friendly pedestrian environment and the prox-
imity to both Clinton Basin and Shoreline Park will make this a

popular new activity center in Oakland.
A Wide Range of Housing Opportunities

Brooklyn Basin is planned and designed as a new Oakland neigh-
borhood, focused on livability and diversity in the spirit of the
broader community. As such, the neighborhood includes a wide
range of housing types that can meet the needs of families, seniors,

young couples and singles. More specifically:

o Live-Work Loft Unifs capable of accommodating artist work-
shops or galleries and other small businesses are envisioned
in a variety of locations in the Brooklyn Basin community,
including along Main Street between 8th and 9th Avenues and
along other internal streets of the community where they will

contribute to a lively and interesting pedestrian environment.

o Townhouse Style Units will also activate sidewalks along the
pedestrian mews near Shoreline Park and along the other
internal streets of the community. With their direct proximity
to the open space and trail system, these units will be particu-

larly suitable for young families.

(REVISED JANUARY 2015}

o Podium Unifs in the mid-rise buildings of Brooklyn Basin
will come in a full range of sizes and as such will serve a broad
segment of the population including seniors, singles, and young
couples. Many of these units will enjoy direct views to the
waterfront and/or internal courtyard open spaces with resident

serving amenities.

o High Rise Tower Unifs: As an urban neighborhood, Brooklyn
Basin also offers high rise living with units that will have broad

panoramic views of the Estuary, Bay and Oakland hills.

A Dynamic Composition of
Building Forms and Expressions

Rather than a homogeneous or monolithic grouping of buildings,
the Brooklyn Basin community is conceived as a diverse and varied
skyline carefully composed to give form to the waterfront and to
the public spaces and streets of the neighborhood. From a distance
the community will appear as an extension of the city, with five
distinctive towers spaced in a manner that maintains views to the
water from the Oakland hills and upland areas. Along the Embar-
cadero and the I-880 freeway, the building wall will be varied in
height and broken at regular intervals by streets and open spaces
that provide views to the Estuary and shoreline parks. Within the
community, the height and massing of buildings serve to dramatize

the visual setting of the waterfront and open space, spatially define
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key public spaces, and lend diversity and interest to the public
environment. The composition of buildings is predicated on the

following principles:

e Four-Sided Archifecfure: Although Brooklyn Basin is a
waterfront community with dramatic views up and down the
Estuary, the waterfront edge is not given priority over any other
edge. In order to ensure strong integration with the remainder
of the city, a high quality of architectural treatment is planned
on all sides, those facing the Embarcadero and I-880 freeway,
internal streets and pedestrian ways, as well as the public open

spaces and waterfront.

°  Multiplicify of Architectural Expressions: Buildings within
Brooklyn Basin are not restricted to any specific architectural
style. Rather, a variety of architectural expressions are encour-
aged as a means of enhancing the diverse mixed-use, urban
character of the community. Each development project will, by
use of massing, articulation, materials and detail, contribute to a

coherent form and structure within the new community.

¢ Buildings that Provide Sirong Spatial Definition: Individual
buildings are not conceived as isolated or stand-alone projects,
but instrumental in shaping and defining the public spaces and

streets of the community. Buildings will be generally buile to

[REVISED JANUARY 2015)

the property lines of streets and parks to provide such definition
and overlook, but will be massed and articulated to avoid the
creation of an undifferentiated and monolithic environment.
Building walls will become lively and delightful edges to strects
and open spaces through the variation of building materials

and planes, and the introduction of architectural elements like

balconies, loggias, moldings, stepbacks, etc.

Towers that Punciuate the Urban Landscape: The place-
ment of tower buildings up to 240 feet in height has been
carefully considered relative to the surrounding waterfront
context and the overall skyline. Five towers are located where
they will have minimal impact on the shading of public spaces,
and where they will have a positive effect in creating gateways,
defining major public places and in creating an exciting and
dynamic urban environment. Three towers flanking Clinton
Basin will accentuate the primary importance of this urban
water space and create a dramatic gateway from both the water
and the land. Two additional towers, one facing Channel Park
and the other Shoreline Park provide a visual counterpoint to
the horizontal plane of water and open space, and strong gate-
ways along Embarcadero and 1-880 Freeway. The spacing of
the towers ensures that views from upland areas as well as from

within the community are maintained.
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ESIGN GUIDELINES

Building H@ghﬁ’, Massing and Treatment
Design Intent

The massing of buildings should contribute to the overall form

and structure of the community, to the spatial definition of public
spaces and streets, and to the visual diversity and interest of the
public realm. Taller buildings up to 240 feet in height should

be designed and sited to accentuate the form and importance of
Clinton Basin, and to mark the key gateways into the commu-
nity. Mid-rise buildings up to 86 feet in height should be utilized
to define internal streets, and building edges should step down to
55 feet along the remainder of the Clinton Basin and along more
intimately-scaled residential mews. Portions of buildings should
also be permitted to a height of 120 feet where such massing can
be visually supported by the adjacent public open space. Within
these overall massing envelopes, additional variation and articu-
lation should be provided in both the horizontal plane and the
vertical profile of buildings to break down their perceived mass and
bulk, and to promote a finer increment of development. Building
massing should provide additional variation and architectural
interest that promotes a cohesive community scale and an attractive

pedestrian environment.

(REVISED JANUARY 2015}

a. Building volumes should be articulated separately to break
down the perceived scale and mass of the structure and to

provide visual interest.

b. Corner locations, visual termini, major entries and other visible

building frontages should receive special emphasis and treatment.

c. Avaried building silhouette is encouraged through significant

changes in massing at rooflines.
Tower Location and Massing

Buildings above 120 feet and up to 240 feet in height are limited
to particular tower zones (see diagram) located in areas that will
have less shadow impact, and that will reinforce the overall form
and structure of the community. Tower zones are established: at
the edges of Clinton Basin and Gateway Park, along the Embar-
cadero at Channel and Shoreline Parks, and near the foot of Eighth
Avenue. Within each of these zones, one tower will be permitted,

subject to the following guidelines:
1. 'The tower should be sited and shaped in a manner that rein-
forces the spatial characteristics of the public space and/or street

on which it is located.
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Variation in Overall Building Height

Apart from the tower zones, the predominant building height

within the Brooklyn Basin community is 86 feet. To promote

additional variation in building height and to avoid a “pancake” or

benching effect on the skyline, buildings will be permitted addi-

tional height of up to 120 feet, subject to the following guidelines:

. The additional height is located along edges that will not result

in excessive shading of public and pedestrian-oriented spaces.
Acceptable locations include the 9th Avenue/Shoreline Park
edge, on Parcels B, C, D, and H of the Preliminary Develop-

ment Package.

The additional height is employed in areas that articulate key

intersections, gateways, and/or street and building geometries.

The additional height does not exceed 50% of the area of the
topmost floor below the 86-foot height.

. A reduction of building height is encouraged below 86 feet

(equivalent to the total floor area of the additional height above
86 feet); these reduced height areas should be located in areas
that will result in increased solar access to streets, mews, or

other public spaces.

(REVISED JANUARY 2015)

Variation in Street Woll Building Volume and Flane

Within a clear and coherent architectural composition, building
facades should be articulated by means of recesses, changes in
plane, bays, projecting elements, variations in exterior finishes or a
combination thereof. Articulation strategies may include emphasis
of groupings of dwelling units or occupied spaces, establishing
vertical and horizontal rhythms, creating a varied building silhou-
ette, adding visual accents and similar architectural strategies. Long
unarticulated street walls should be avoided. The following guide-

lines apply to buildings of 86 feet in height or less:

1. Buildings should introduce a differentiated architectural expres-
sion and/or a step of at least 5 feet, above a height of 65 feet, to
allow for the uppermost floors to be articulated, and to maintain
a perceived street wall height roughly equivalent to, or less than,
the building face-to-face dimension across the street. Along
Clinton Basin, such expression should be provided above a
height of 55 feet. (In order to encourage vertical expression, this
stepback does not apply to tower buildings, corner elements, or

to areas where additional height above 86 feet is permitted.)

2. Significant changes in building massing should be provided
above a height of 30 feet. Such changes are defined as a
building offset of not less than five (5) feet for 20% of the

building frontage along a public street or open space, incorpo-
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rated at particular intervals depending upon the frontage and
the scale of the adjoining street or public space. These intervals

are as follows:

e 150 feet along Main Street, Clinton Basin, Shoreline Park,
the Embarcadero, and Channel Park;

° 100 feet along all other internal streets; and

° 60 feet along pedestrian mews.

3. To promote additional variation and articulation, changes in
building materials are encouraged, consistent with a coherent
volumetric approach to the overall massing and architectural
expression. Varied fenestration, balconies, bay windows, loggia,

etc. are also encouraged.
Parking Garage Facades

While parking garages are encouraged to be encapsulated within
buildings, it is anticipated that some frontages may have portions
of garages exposed to public street fronts. In such cases, special
architectural treatments should be implemented to reduce their
visual dominance and to integrate them into the overall form and
character of the primary building, without masking the function of
the structure for parking. Exposed parking garage facades should

comply with the following guidelines:

(REVISED JANUARY 2015)

The parking garage facade should be architecturally integrated
with the facade of the occupied space served by the garage.

Patterns of openings at garage facades should be similar in

rhythm and scale to other openings within the building.

Building materials should be the same as those utilized in the

occupied portion of the building.

Awnings, canopies, sunscreens, planters, ornamental railings,

and other elements should be utilized to provide visual richness.

Transparent glazed or unglazed openings should not exceed

50% of the wall area visible from any public street front.
Interior lighting of garages should be designed to prevent direct
view of the light source from streets or public access areas to the

greatest degree practicable.

Exposed parking garages are not permitted along Clinton Basin,
Shoreline Park or Channel Park.
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Rooftop Treatment

Since many roofs will be visible from surrounding structures, they
should be designed to be visually interesting, using non-reflective

materials and colors.

1. Terraces and open spaces for the use and enjoyment of residents

are encouraged.

2. Appliance vents, exhaust fans, and similar roof penetrations
should be located so as to not be visible from streets or open
spaces. Exposed metal penetrations and roof accessories should

be finished to match or blend with the roof color.

3. Any screening devices employed should be consistent with the

architectural character and composition of the building.
Exterior Wall Materials

All exterior materials should be durable and of a high quality.
Acceptable materials include: cement plaster (stucco), cement
boards or pre-cast panels, concrete, metal panels, stone, brick and
split face block. EIFS (Exterior Insulation and Finish Systems),
unfinished concrete block, hardboard or plywood siding, vinyl or

aluminum siding are not allowed.

(REVISED JANUARY 2015)

Roofing Materials for Sloped Roofs

Concrete or clay tile, high quality composition shingles, slate, and
standing seam metal roofing are permitted roof materials for slopes
of 2:12 or greater. Sheet or roll roofing, synthetic shakes or shin-

gles, high glaze tiles or glossy painted concrete tiles are discouraged.
Exterior Color

Each project should create a cohesive color palette that takes into
consideration the finish of all exterior elements, and that comple-
ments the architectural character and composition of the building.
Projects are encouraged to employ more than one body color to
articulate the form, rhythm and scale of the building. Accent colors
are encouraged where they enhance the architectural character of

the development project.
Mechanical Penefrations af Facades

Mechanical penetrations at building facades, including kitchen and
dryer vents, bath exhausts and other penetrations should be mini-
mized to the maximum extent practicable. Where necessary they
should be aligned horizontally and vertically with other penetra-
tions, window openings and/or other architectural features to
present an organized appearance, consistent with the architectural

character and composition of the building.
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Commercial and Work/Live Frontages

Along Main Street (between 8th and 9th Avenues, and along
Gateway Park (see diagram), at least 75% of the building frontages
should be developed with a retail frontage as described above, and/
or with a commercial work/live frontage that includes ground floor
work spaces (e.g., workshops, studios, galleries, offices, etc.) with

a direct orientation to the street or public space. These building

frontages should adhere to the following guidelines:

1. Ground floor uses should have their primary access from the

street or public space.

2. The ground level use should be accessible to the public, and as
such generally flush with the elevation of the adjacent sidewalk

or promenade.

3. 'The commercial frontage should be built to the front yard
setback or build-to line, except where an additional setback is
occupied by a publicly accessible entry court that is visible from

the street or promenade.
4. Building entries to ground level work-live or commercial space

should be oriented to the street or promenade at intervals of

approximately 50 feet or less.

([REVISED JANUARY 2015)
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TYPICAL BUILDING SECTION: MAIN STREET LIVE/WORK COMMERCIAL

5. Building fronts should include a moderate to high level of
transparency — at least 50% - to promote pedestrian interest

and security.

6. 'The use of canvas awnings and metal canopies are encouraged
to provide shelter and shade to the pedestrian, and color and

life to the building facade.
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1. Frontages should include one or more of the following:

* Residential lobbies with articulated building entries that

provide a welcoming gesture to the street;

» Common areas and/or sales or leasing offices generally flush

with the elevation of the sidewalk; amd

*  Ground level residential units that are at grade or elevated
above the adjacent sidewalk should include other devices
that protect the privacy of the unit from the street. If the

average setback is less than three feet from the property line

along a non-commercial street, ground floor residential uses

should be raised a minimum of three feet above grade. In

addition, setback areas adjacent to residential units should
provide separation from the public right-of-way with deco-

rative low fences, vegetation or other attractive barriers.

2. If stoops are used, they should become an attractive addition to

the ambience of the street and provide another layer of positive

activities to the streetscape environment.

3. Residential street fronts should incorporate landscaping in the

front yard setback including planting beds, hedges, planters, etc.

4. Ground level residential windows should generally be located

(REVISED JANUARY 2015)
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at least 48 inches above the elevation of the sidewalk or include

elements that protect privacy.

5. Datio or street front gardens are also permitted within the

setback area along residential street frontages, provided that

they include attractive garden walls and landscaping to soften

the edge, create a positive transition to the street and are well

fitted to the scale and architectural character of the building.
Mews Edges

Two pedestrian streets providing public pedestrian and visual access
between 8th Avenue and Shoreline Park should be designed as
intimately scaled mews lined with residential stoops that provide
primary access to individual units. The following guidelines should

be followed for these frontages:

1. Ground level residential or live/work units should be located

along at least 75% of these frontages.

2. If the ground level use is residential, it should be elevated above
the grade of the adjacent sidewalk and/or incorporate devices

that protect the privacy of the unit from the street.
3. If the ground level use is live-work, it may be located generally
flush with the sidewalk. However, provision should be made for

appropriate privacy screening through low walls and landscaping.

[REVISED JANUARY 2015}



4. If stoops are used, they should be an attractive addition to the

ambience of the street and provide another layer of positive

activities to the streetscape environment.

5. 'The mews should incorporate landscaping along the building
fronts between entries and stoops, including planting beds,

hedges, planters, etc.

Waterfront/Park Edge

Along park edges, buildings should introduce high quality architec-
fural finishes and freatments to reinforce the public and civic nature
of the open space. Ground level common spaces and second
level terraces that overlook the open space are encouraged.

(REVISED JANUARY 2015)

Ground level treatment of buildings facing waterfront open space
including those along Shoreline Park (9th Avenue), South Park,
Channel Park and Estuary Park should be designed to create a
strong and visually attractive edge to the parks. While ground level
activities are encouraged along these edges to the maximum extent
practicable, it is particularly important for the buildings to intro-
duce high quality architectural finishes and treatments that rein-
force the public and civic nature of the open spaces. The following

guidelines should be followed for these frontages:

1. Ground level common spaces such as courtyards or gardens that

are accessible and visible from adjacent streets are encouraged.

2. Second level terraces and balconies that overlook the open space

and provide a sense of security are also encouraged.

3. High quality materials (stone, masonry, terra cotta, architectural
pre-cast, etc.), architectural and storefront detailing, and deco-
rative elements, should be employed on the base of the building

up to a height of at least 20 feet.

4. Articulated building entries should be provided wherever appro-

priate, at intervals of at least 200 feet or one per block face.
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the back of sidewalk shall be used.

Blank Wealls

Blank walls are discouraged along public streets and open spaces,
but where they are unavoidable should be treated with high quality

materials that are integral with the remainder of the building.
Awnings and Canopies

Along ground level commercial street frontages, storefront awnings
and/or canopies are encouraged to provide articulation and interest
along the building facade, to avoid solar heat gain and glare within

the buildings, and to provide sun and rain protection to pedestrians.

1. Awnings should be canvas or of a similar durable fabric

designed for exterior use.

2. Retractable awnings are strongly encouraged and preferred over

stretched framed awnings or awnings that are designed as signs.

3. Canopies should be of a lightweight material (e.g., metal) that is

complementary with the overall design of the building.
4. Awnings and canopies should be divided into sections that
relate to and emphasize the vertical elements and horizontal

datum of the building fagade.

(REVISED JANUARY 2015}

Service Areas

Along street fronts and public access ways, service doors and gates
should be designed as an integral element of the building design,

and screened from predominant public view.

1. The aggregate width of service doors should not exceed fifteen

(15) feet within 60 (sixty) feet of any frontage.

2. Doors exceeding thirty (30) square feet in area should be
recessed a minimum of six (6) inches from the primary building

plane.

3. Service doors or gates should not allow any views into spaces
served. Louvers required for venting or ventilation purposes
are acceptable provided that they do not allow visibility into

service areas.
Equipment Screening

Mechanical equipment should be screened from predominant
public view. All equipment within twenty (20) feet of a street front

or setback line should be screened by one of the following means:

1. By enclosure entirely within the structure of the building with

access provided by opaque service access doors, a portion of
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which may be exposed for meter reading;

2. By enclosure in a below grade vault or structure;

3. By provision of a fence or wall with a maximum average trans-
parency of 50 percent. The top of the fence or wall should be at
least equal in height to the equipment screened but not higher
than eight (8) feet;

4. By combination of an open fence and adjoining planting that
will reach a height sufficient to screen the equipment within

three years.

5. Residential gas meters serving individual dwelling units in
groups not exceeding four meters, individual commercial gas
meters, and back flow preventers for irrigation systems not
exceeding 2” nominal size, are excluded from the screening

requirements.
Waste Handling Areas

All waste handling areas should be either enclosed in the structure
of the building or screened by a wall or fence consistent with the
architectural character of the building and adequate to prevent view
of trash or recycling containers from the street, public access areas,

common circulation areas, or open spaces.
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