
DOWNTOWN OAKLAND SPECIFIC PLAN 

(DOSP)



2 | RECAP: PLAN GOALS & VISION

• Economic Opportunity

• Housing & 
Homelessness

• Mobility

• Culture Keeping

• Community Health & 
Sustainability

• Land Use

• Implementation & 
Engagement



3 | OVERALL PROCESS & TIMELINE

2015-2016

Project Initiation
Existing Conditions Research & Profile Report

10-Day Public Design Charrette & Open Studio
Community Advisory Group (CAG) Launch

Plan Alternatives Report & Comment Memo

Stakeholder Meetings & Online Survey
Youth Summit

2017-2018

Racial Equity Re-Launch
Interviews & Focus Groups

Disparity Analysis
Expanded Outreach & CAG Membership
Social Equity Working Groups & Creative 

Solutions Labs
Accessibility Survey Collaboration with Senior 

and Disability Advocates

2018-2019

Plan Drafting & Iteration
Plan Options Report & Equity Assessment

Preliminary Draft Plan & Public Review
Public Review Draft Plan/EIR* & Public Hearings

Initial Zoning Incentive Program (ZIP) analysis

2020-2024

Final Plan, Zoning & Adoption
Final Draft Plan

Draft Planning Code (Zoning) and General Plan 
Amendments & Public Review

Adoption Hearings for Final Draft Plan & Zoning



4 | COMMUNITY INVOLVEMENT

2015-2016

Project Initiation

2017-2018

Racial Equity Re-Launch

2018-2019

Plan Drafting & Iteration

2020-2023

Final Plan, Zoning & Adoption



5 | RECAP: WHAT WILL THE PLAN DO?

• Modernize and broaden the role of downtown
– Mixed uses with housing and entertainment, R&D and industrial jobs rather than just office

• Increase housing and jobs near transit
– Streamline and provide community benefits

• Expand funding for public services
– One-time development impact fees and more significant long-term tax revenues

• Revitalize local businesses and enhance public safety
– Stem cultural displacement, fill vacant ground floor spaces

• Prepare for climate change and sea level rise
– Comprehensive infrastructure and adaptation plans in development projects and regionally 

• Reconnect West Oakland with Downtown
– Thoughtfully re-envision I-980 and repair harm done to Black community

Final Draft DOSP - May  15, 2024



Sets policy for inclusive implementation, a detailed work plan for 
multiple city departments, and outcomes monitoring
• Short to long term implementation actions
• Participation from City, partner agencies and community members
• Racial equity impact assessment and measures of success
• Ongoing specific plan implementation steering committee to advise and develop partnerships

Immediate/concurrent actions to be adopted with the Plan
• Zoning Map and Planning Amendments
• General Plan Amendments
• Final Environmental Impact Report (EIR)

6 | RECAP: HOW WILL THE DOSP ACHIEVE ITS GOALS?

Final Draft DOSP - May  15, 2024



7 | WHAT'S CHANGED? NEW AND UPDATED DATA, POLICIES & STRATEGIES

Updated Strategies/Policies
– Updated affordable housing 

targets to reflect the City’s 
revised Permanent Access 
to Housing (PATH) Framework

– Updated data and maps, such as 
Sea Level Rise

Pandemic Recovery Strategies
– Mixed-use downtown: arts, 

culture, housing & non-office jobs
– Center racial equity & BAMBD 

businesses, culture & nightlife
– Build an equitable economy
– Invest in community infrastructure 

& an active, safe street life

Final Draft DOSP - May  15, 2024



PUBLIC REVIEW 
DRAFT PLAN
August 2019

8 | WHAT'S CHANGED? VISION FOR GROWTH



FINAL DRAFT PLAN
March 2024

9 | WHAT'S CHANGED? VISION FOR GROWTH



FINAL DRAFT PLAN
March 2024

PUBLIC REVIEW 
DRAFT PLAN
August 2019

10 | WHAT’S CHANGED? DATA & MAPS



11 | WHAT’S NEW? APPENDICES FOR VICTORY COURT & THE GREEN LOOP

Victory Court
Green Loop



The 
Downtown 

Oakland 
Specific Plan

CAG Meeting    |  MAY 9, 2024

April 18 
May 9

DOSP Community Advisory Group (CAG) Meetings

May 6 
June 3

Landmarks Preservation Advisory Board

May 15 
June 5

Planning Commission

June 25 Community & Economic Development (CED) Committee 

July 2
July 16

City Council (1st & 2nd reading)

12 | ADOPTION: MEETINGS & PUBLIC HEARINGS



DOWNTOWN OAKLAND SPECIFIC PLAN 

(DOSP)



Appendix



Plan Boundary & Adjacent 
Specific Plans



Complements the adjacent completed specific 
plans:
• West Oakland Specific Plan (west)
• Broadway-Valdez Specific Plan (north)
• Lake Merritt Station Area Plan 

(east/Chinatown)

5 | DOSP BOUNDARY



New Strategies & Policies 
Since Draft DOSP (2019)



18 | WHAT’S NEW? STRATEGIES

    

 Ensure new commercial development activity generates additional public revenues and 
community-serving uses

 Preserve industrial uses in specific areas to support blue collar jobs
 Provide resources to support downtown business activity
 Develop new sources of funds and increase existing resources to assist in the creation of 

new affordable and accessible housing
 Provide resources and amenities for the unsheltered residents of downtown
 Transportation demand management strategies
 Maintain truck routes to industrial / warehousing facilities
 Continue to protect the health and ecology of Downtown Oakland’s natural resources, 

including Lake Merritt, the Lake Merritt Channel, and the Estuary waterfront
 Plan for and invest in low-impact and sustainable infrastructure downtown

Final Draft DOSP - May  15, 2024



19 | WHAT’S NEW? POLICIES

    

 E-1.2 Encourage Development of Downtown Hotels

 E-1.3 Applying Oakland Economic Recovery Advisory 
Council's Recommendations

 E-1.7 Supporting Businesses Owned by Women and 
People of Color

 E-1.8 Supporting Worker-Owned Cooperatives

 E-2.8 Ground Floor Vacancy Requirements

 E-2.9 Low-Cost Retail Storefronts

 E-2.11 Maintaining Industrial/Port-Related Uses

 E-3.7 Business Improvement Districts

 E-3.9 Business Support Services in Public Facilities:

 E-3.11 Infrastructure for Broadband Development

 H-1.1 Unit Size Monitoring

 H-1.8 Public/Private Partnerships for Affordable Housing

 H-2.4 Tenant Subsidy Program Study

 H-2.14 Storage Lockers for Unsheltered Residents

 H-2.15 Restrooms/Drinking Water in Public Spaces

 H-2.16 Library Partnerships & Outreach Programs

 M-1.6 Temporary / Tactical Urbanism Projects

 M-2.3 COVID-19 Transit Response

 M-3.6 Parking for the Malonga Casquelourd Center for 
the Arts

 CH-1.13 Supporting Community-Serving Organizations

 CH-1.14 Food Security Resources & Partnerships

Final Draft DOSP - May  15, 2024



Pandemic Recovery 
Strategies



HOW DOES THE DOSP ADDRESS 
COVID-19 RECOVERY & THE CHANGING 

ROLE OF DOWNTOWNS?

The 
Downtown 

Oakland 
Specific Plan

BRIEFING   |   MARCH 202421



• Existing trends exacerbated
– Homelessness
– Commercial vacancies
– Closure/displacement of local businesses 

and arts organizations
– Public safety concerns
– Racial health and wealth disparities

The 
Downtown 

Oakland 
Specific Plan

BRIEFING   |   MARCH 202422

22 | WHAT'S CHANGED? RESPONDING TO THE PANDEMIC



• E-1.4: Land Trust / Master Lease Program

• E-1.7: Supporting Businesses Owned by 
Women and People of Color

• E-1.8: Supporting Worker-Owned 
Cooperatives

• E-2.3: Requirements/Incentives for 
Affordable Arts, Culture & Commercial 
Space

• E-2.7: Pop-up & Temporary Uses

• E-2.9: Low-Cost Retail Storefronts

• E-3.6: Business Outreach

• E-3.10: Increased Business Assistance 
Center Capacity

• E-1.6 Façade & Tenant Improvement 
Program

• E-3.2 Local Hire Incentives

• E-3.3 Expanded Job Training, 
Apprenticeships & Placement Services

• E-3.4 Procurement and Contracting 
Policies

• E-3.5 Partnerships to Support Small, Local 
Suppliers

HOW DOES THE DOSP ADDRESS COVID-19 RECOVERY?

The 
Downtown 

Oakland 
Specific Plan

BRIEFING   |   MARCH 202423

Equitable Economic Recovery



• H-1.2 High intensity, Mixed-Use Neighborhoods

• H-1.9: Directing Affordable Housing Funds 
Downtown

• H-1.16: Family-Friendly Design

• H-2.15: Restrooms/Drinking Water in Public Spaces

• C-1.2: Supporting the BAMBD

• C-1.5: Incentives for Affordable Arts, Culture & 
Commercial Space

• C-1.8 Community Ownership & Stewardship

• C-1.14 Staffing to Support Cultural Programs

• C-2.2 Community Gathering Spaces

• C-2.4 Streamline Event Permitting

• M-1.1 Pedestrian Safety Measures

• M-2.2 Improve Amenities/Security at Bus Stops

• M-2.8 Low-Income Transit Pass

• CH-1.1 Public Realm Improvements

• CH-1.7 Encouraging Vendors & Artists in Public 
Space

• CH-1.12 Youth & Senior-Driven Programming for 
Public Spaces

• CH-1.17 Crime Prevention Through Environmental 
Design (CPTED) Guidelines

• Ch-1.18 Community Safety Initiatives

• LU-1.7: Streetscape & Public Space Improvements

HOW DOES THE DOSP ADDRESS COVID-19 RECOVERY?

The 
Downtown 

Oakland 
Specific Plan

BRIEFING   |   MARCH 202424

Downtowns for All People



• Created a light industrial transition 
in Jack London between residential 
and industrial areas to protect 
accessible well-paid industrial jobs 
associated with the Port

• Revised Office Priority Sites 
strategy to allow residential units 
on these sites in addition to 
required employment space

• Converted Office Priority to 
Employment Priority to establish 
support for non-office employment 
uses such as life sciences, biotech 
and research & development

• Further developed the master 
lease/commercial tenanting 
program to provide below market-
rate rents to small businesses that 
meet equity goals

HOW DOES THE DOSP ADDRESS COVID-19 RECOVERY?

The 
Downtown 

Oakland 
Specific Plan

BRIEFING   |   MARCH 202425

Changes Since the Public Review Draft Plan (2019)



26 | PLAN REVISIONS & ZONING DEVELOPMENT 2019-2024

2019-2020

Public Review Draft Plan
Public meetings, pop-ups at community events

LPAB, Cultural Affairs Commission, PRAC, BPAC, 
Commission on Aging, MCPD, Library 

Commission, ZUC & Planning Commission 
meetings

4 CAG meetings: Review of Preliminary Draft 
comments, implementation, how feedback has 
been incorporated, initial ZIP feasibility study

2020-2021

Plan & CEQA Revision & ZIP Analysis
Reviewing public comments, revising Plan & EIR

Economic analysis for Zoning Incentive Program 
3 CAG meetings: Community benefits 

prioritization, ZIP structure and benefits, housing 
& implementation strategies

2021-2023

Zoning Drafting & Review
3 community meetings on zoning topics, online 

survey, targeted meetings w/BAMBD, Chinatown 
& Jack London

2 LPAB & 3 ZUC meetings

3 CAG meetings: Zoning, policy objectives & 
affordable housing/ZIP study session

2024

Zoning Revisions & Adoption
LPAB meeting, 2 Planning Commission meetings

2 CAG meetings: plan & zoning
Adoption hearings: CED & Council



Details of Changes Since 
Draft DOSP (2019)

Appendices



28 | WHAT’S NEW? VICTORY COURT DEVELOPMENT CONCEPT

Victory Court
Potential
Development

% of Total
DOSP 2040
Development

Residential (Units) 6,200 21.3%

Total Commercial (SF) 850,000 4.6%

Office 550,000 3.5%

Retail / Neighborhood
Serving Commercial

300,000 17.4%



Key Elements:
• Accommodate sea level rise through adaptation 

plans and local/regional infrastructure
• Extend 3rd Street through the new development 

area and provide protected bicycle lanes along it
• Create new multi-use paths to connect people in 

the new development area to the Lake Merritt 
Channel and Estuary Park

• Require a 60’ wide landscape buffer between new 
development and the Lake Merritt Channel

29 | WHAT’S NEW? VICTORY COURT DEVELOPMENT CONCEPT

Final Draft DOSP - May  15, 2024



30 | WHAT’S NEW? GREEN LOOP

    

Intent
 Connect the Lake Merritt, Channel, and 

Estuary waterfronts with safe, enjoyable 
"green streets" to form a downtown loop

 Connect West Oakland to Downtown and 
support the West Oakland Walk

Zoning Tools
 Combining and Open Space zones
 Frontage requirements
 Landscaping requirements

Additional Work Anticipated
 Improvements to bicycle and pedestrian 

network
 Improvements to green spaces along the 

Green Loop

Final Draft DOSP - May  15, 2024



Details of Changes Since 
Draft DOSP (2019)

Development Program & Maps



32 | WHAT’S CHANGED: DEVELOPMENT PROGRAM

FINAL DRAFT PLAN
March 2024

PUBLIC REVIEW 
DRAFT PLAN
August 2019

Key Changes:
– Slight reduction in 

office and flex 
commercial space

– Reduction in retail and 
neighborhood serving 
commercial space

– Large increase in light 
industrial space

Final Draft DOSP - May  15, 2024



33 | WHAT’S CHANGED: PRESERVING INDUSTRIAL LAND USES

PUBLIC REVIEW 
DRAFT PLAN
August 2019

FINAL DRAFT PLAN
March 2024



FINAL DRAFT PLAN
March 2024

PUBLIC REVIEW 
DRAFT PLAN
August 2019

34 | WHAT’S CHANGED? INTENSITY MAP



20 | WHAT’S CHANGED: CHARACTER AREA MAP

FINAL DRAFT PLAN
March 2024

PUBLIC REVIEW 
DRAFT PLAN
August 2019



16 | WHAT’S CHANGED: BICYCLE NETWORK MAP

FINAL DRAFT PLAN
March 2024

PUBLIC REVIEW 
DRAFT PLAN
August 2019



Implementation & Timeline



6 | RECAP: IMPLEMENTATION & ENGAGEMENT
Policies for inclusive implementation, a detailed implementation matrix, and information on concurrent 
actions the City is undertaking, like:

– Zoning Amendments
– General Plan Amendments
– Final Environmental Impact Report (EIR)

Implementation information for each policy includes:
– Implementation Mechanism
– Action Steps
– Timeframe
– Lead Agency
– Potential Partners
– Estimated Costs
– Potential Funding Sources
– Related Policies & Equity Indicators

Final Draft DOSP - May  15, 2024



• Immediate
– Zoning Map & Planning Code amendments

• Short-Term (0-2 Years)
– Establish Arts & Cultural Districts program
– Land Trust/Master Lease program
– Update Impact Fees
– Enhanced Infrastructure Financing District
– Library facility improvements plan
– Universal design principles for public spaces

11 | RECAP: KEY IMPLEMENTATION ACTIONS

SLIDE 11   |   DOSP CAG MEETING  |  APRIL 2024



• Near-Term (2-5 Years)
- Increased accessibility requirements
- Restrooms/drinking water in public spaces
- Explore encouraging affordable live/work units in cultural 

districts
- Capital improvements to public facilities for resilience and 

relief
- Train “quiet zone” study
- Accommodating two-way circulation

12 | RECAP: KEY IMPLEMENTATION ACTIONS

SLIDE 12   |   DOSP CAG MEETING  |  APRIL 2024



• Medium-Term (5-10 Years)
– Nightlife strategy
– Proactive assistance to vulnerable 

homeowners
– Cultural facilities fee

• Long-Term (10+ Years)
– I-980 replacement feasibility study
– Implement shoreline protection measures

13 | RECAP: KEY IMPLEMENTATION ACTIONS

SLIDE 13   |   DOSP CAG MEETNG  |  APRIL 2024



9 | RECAP:  KEY IMPLEMENTATION ACTIONS

SLIDE 9  |   DOSP CAG MEETING  |  APRIL 2024

Reconnect West Oakland with Downtown
• Forward a vision for reimagining I-980 to accommodate up to 5,000 

Residential units and 1.5 M Sq. Ft. of Commercial Space
• Consider new multi-way boulevard with possible transit below
• Repair harm done to West Oakland community during construction 

of I-980



Community Engagement 
Details



3 | COMMUNITY INVOLVEMENT: CAG

SLIDE 3   |   DOSP CAG MEETING  |  APRIL 2024

• 2/1/2016: Review of Plan Alternatives Report and Discussion of Downtown Neighborhoods
• 3/23/2016: Connectivity & Access, Built Environment, Preservation & Housing, Open Space, Recreation & 

Environmental Sustainability, Arts, Cultural Heritage & Economic Development
• 2/2/2018: Disparity Analysis and Racial Equity Indicators
• 6/6/2018: REIA Focus Group

• 11/29/2018: Plan Options Report & Draft Vision
• 1/22/2019: DOSP Goals
• 2/1/2019:  TDR & Incentive Program, Streets & Mobility, Height/Intensity, and Affordable Housing
• 2/28/2019: Review of Preliminary Draft Plan public comments
• 6/24/2019: DOSP Implementation Ideas
• 9/25/2019: How feedback has been incorporated into Plan and the ZIP
• 12/5/2019: ZIP Feasibility Study

•  1/16/2020: Community Benefits Prioritization
• 5/14/2020: ZIP Structure & Benefits
• 10/1/2020: Housing Strategy & Implementation Strategy
• 2/2021 and 9/19/2022: Zoning & Policy Objectives
• 2023: Affordable Housing and ZIP Study Session
• 4/18 and 5/9 2024: Feedback on the Final Draft Package



1|  COMMUNITY INVOLVEMENT: CAG

Racial Equity Relaunch
Interviews, Focus Groups, Disparity Analysis, Expanded Outreach 
& CAG Membership, Social Equity Working Groups, Creative 
Solution Labs, Accessibility Survey, Collaboration with Senior & 
Disability Advocates

CAG Meetings: Disparity Analysis and Racial Equity Indicators 
(2/18), REIA Focus Group (6/18)

Project Initiation
Existing Conditions Research & Profile Report, 10-Day Public 
Design Charrette & Open Studio, Community Advisory Group 
(CAG) Launch, Plan Alternatives Report & Comment 
Memo, Stakeholder Meetings & Online Survey, Youth Summit

CAG Meetings: Review of Plan Alternatives Report and Discussion 
of Downtown Neighborhoods (2/16), Connectivity & Access, 
Built Environment, Preservation & Housing, Open Space, 
Recreation & Environmental Sustainability, Arts, Cultural Heritage 
& Economic Development (3/16)

Plan Drafting & Iteration
Plan Options Report & Equity Assessment, Preliminary Draft Plan & 
Public Review, Public Review Draft Plan/EIR* & Public Hearings, Initial 
Zoning Incentive Program (ZIP) analysis

CAG Meetings: Plan Options Report & Draft Vision (11/18), DOSP Goals
(1/19), TDR & Incentive Program, Streets & Mobility, Height/Intensity, 
and Affordable Housing (2/19), Review of Preliminary Draft Plan public 
comments (3/19), DOSP Implementation Ideas (6/19),  How feedback 
has been incorporated into Plan and the ZIP (9/19), ZIP 
Feasibility  Study (12/19)

Final Plan, Zoning & Adoption
Final Draft Plan, Draft Planning Code (Zoning) and General Plan Amendments 
& Public Review, Adoption Hearings for Final Draft Plan & Zoning

CAG Meetings: Community Benefits Prioritization (1/20), ZIP Structure & 
Benefits (5/20), Housing Strategy & Implementation Strategy (10/20), Zoning 
& Policy Objectives (2/21 and 9/21), Affordable Housing and ZIP Study 
Session (23), Feedback on the Final Draft Package (4/24)



WHAT’S INSIDE: EQUITY FRAMEWORK

The 
Downtown 

Oakland 
Specific Plan

BRIEFING   |   MARCH 202446

Equity Approach:
– Involve all voices
– Identify racial disparities
– Identify strategies to 

close gaps
– Implement with help 

from communities most 
Impacted

– Measure success & 
adjust policies



WHAT’S INSIDE: YOUTH ENGAGEMENT & INPUT

The 
Downtown 

Oakland 
Specific Plan

BRIEFING   |   MARCH 202447

Policies for and by 
Young People:
The policies that were 
recommended and 
supported by young people 
who participated in the 
planning process have been 
marked throughout the plan 
with an asterisk.



New Lake Merritt Rendering
Corrected since March 2024 to remove pier into Lake Merritt



LAKE MERRITT BOULEVARD
Existing Conditions

  SLIDE  18   |   DOSP CAG MEETING  |  APRIL 2024



  SLIDE 19   |   DOSP CAG MEETING  |  APRIL 2024

LAKE MERRITT BOULEVARD
Conceptual Proposed Street 
Improvements, New Plaza and Museum



General Plan & Zoning
(Subject of the Upcoming June 5, 2024 Planning Commission meeting)



52| RECAP: DOSP GOALS & ZONING STRATEGIES
DOSP Objective Zoning Approach
Economic Opportunity • Flexibility in ground floor uses

• Employment priority overlay zone
• Preservation of industrial land & industrial transition in western Jack London, R&D uses in central core
• Zoning Incentive Program below market-rate commercial space benefit

Housing & Homelessness • Increased residential density with community benefits, including affordable housing funds
• Allowing high-density residential in Victory Court (South Jack London Area) with sea level rise adaptation
• Permitting high-density efficiency units and work/live units

Mobility, Safety & 
Connectivity

• Green Loop pedestrian/bicycle/landscaping infrastructure improvements
• Freeway zones to improve pedestrian experience
• Infrastructure improvements (primarily implemented by DOT)

Culture Keeping • BAMBD Arts & Culture overlay zone to support a thriving district with concentration of relevant activities
• Arts & Garage District zoning to protect artists & small-scale manufacturers
• Relaxed rules to permit entertainment and performance venues, revised process for alcohol permits
• Permitting artisan production commercial activities by right

Community Health & 
Sustainability

• Sea Level Rise overlay zone to require large scale comprehensive sea level rise adaptation plans
• Green Loop to encourage walking, biking, and use of green/recreational space
• Standards to protect Lake Merritt Channel for nature and recreation

Land Use & Urban Form • Revised design standards for towers, storefronts, Green Loop and other key frontages
• Trading of development rights (TDR) program to preserve historic buildings



21 | WHAT’S CHANGED: GENERAL PLAN AMENDMENTS MAP

PUBLIC REVIEW 
DRAFT PLAN
August 2019

FINAL DRAFT PLAN
March 2024



DOWNTOWN OAKLAND SPECIFIC PLAN
  Current City Planning Staff

– William Gilchrist, Director of Planning & Building
– Ed Manasse, Deputy Director of Planning
– Laura Kaminski, Strategic Planning Manager
– Joanna Winter, Project Manager
– Michelle Matranga, Planner (Strategic Planning)
– Neil Gray, Planner (Zoning)
– Stephanie Skelton, Public Service Representative

  Consultant Team
– Plan lead: Dover, Kohl & Partners
– EIR lead: Urban Planning Partners
– Zoning: PlaceWorks
– Zoning Economic Analysis: Hausrath Economic Group & EPS 

54



Specific Plan Lead
Dover, Kohl & Partners

Urban Design
Opticos Design

Economic Analysis
Strategic Economics

Transportation
Fehr & Peers

Toole Design Group

Environmental Review
Urban Planning Partners

Architecture + History LLC
Baseline Environmental
William Self Associates

Lead Agency
Planning & Building Department

(Planning Bureau; Strategic Planning Unit)

Partner Departments
Economic & Workforce Development
Housing & Community Development

Public Works
Race & Equity
Transportation

Human Services

Consultant TeamCity of Oakland
Equity Team Lead

I-SEEED

Equity Team
Asian Health Services
Khepera Consulting

Oakulture
Popuphood

Center for Social Inclusion
Mesu Strategies

PolicyLink

Facilitation
Envirocom Communications Strategies

Zoning Amendments
EPS

PlaceWorks
Hausrath Economics Group

The 
Downtown 

Oakland 
Specific Plan

BRIEFING   |   MARCH 202455

FULL CITY PLANNING TEAM
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