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Oakland City Planning Commission                 STAFF REPORT 
Design Review Committee 
Case File Number: PLN22-173 June 28, 2023 

  

   Location: 533 Kirkham Street 

(See map on reverse) 

Assessor’s Parcel Numbers: 004-0069-002-01 & -002-02 

Proposal: Design Review discussion for a proposal to construct an 

eight-story mixed use building containing 289 dwelling units 

and approximately 2900 square feet of ground floor 

commercial. The proposal involves a State Density Bonus 

proposal that would include 13 units designated as very-low 

income. 

Applicant: Justin Zucker / Rueben, Junius & Rose LLP 

Owners: TC II 533 LLC 

Planning Permits Required: Regular Design Review for new construction, Minor 

Conditional Use Permit for driveway location, and Major 

Conditional Use Permit for a development project in excess 

of 100,000 square feet in the S-15 Zone. 

General Plan: Community Commercial  

Zoning: S-15(W) 

  Environmental Determination: Determination Pending 

Historic Status: Not a historic property 

City Council District: 3 

Finality of Decision: No decision on application, receive Committee and Public 

comments prior to decision on the application at a future 

date. 

For further information:  Contact case planner Pete Vollmann at (510) 238-6167 or by 
email: pvollmann@oaklandca.gov. 

  

 

SUMMARY 

 

Justin Zucker of Rueben, Junius & Rose has filed an application with the Bureau of Planning on 

behalf of the property owner TC II 533 LLC (Tidewater Capital) to develop an eight-story mixed 

use building that would include 289 dwelling units with approximately 2,900 square feet of 

ground floor commercial fronting on 7th Street. The proposal includes a State Density Bonus 

request that would include 13 of the proposed dwelling units to be designated as affordable for 

very-low-income households and requests development waivers for open space and height 

transition at the 7th Street frontage as allowed under the Density Bonus application.  

 

Staff requests that the Design Review Committee receive public testimony and provide 

comments on the proposed design.  

  

mailto:pvollmann@oaklandca.gov
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PROPERTY DESCRIPTION 

 

The subject property consists of a 50,917 square-foot site located on the south side of 7th Street 

between Mandela Parkway and Kirkham Street. The southern end of the site is directly adjacent 

to the BART aerial tracks leading into the West Oakland BART station. The site contains the 

majority of the block north of the BART tracks except for a portion of the block that consists of a 

parcel under separate ownership at the southeast corner of 7th Street and Mandela Parkway. The 

project site contains street frontage along Kirkham Street, 7th Street, and a portion of Mandela 

Parkway to the rear of the aforementioned parcel adjacent to the site. The subject property is 

current void of any development and consists of a paved asphalt parking lot.   

 

 

PROJECT DESCRIPTION 

 

The proposed Project would construct an eight-story mixed use building containing 289 dwelling 

units as well as a ground floor commercial space of 2,995 square feet. The residential apartments 

would be located on all floors of the building with the ground floor along 7th Street containing 

the building’s residential lobby, commercial space and tenant amenities. The rear portion of the 

ground floor would contain a small, structured parking garage with an adjacent surface lot that 

extends out to the Mandela Street frontage for a total of 40 off-street parking stalls, one 

residential loading berth, and a bike storage room that would accommodate 80 long term bike 

parking stalls. The ground level also includes dwelling units on a double loaded corridors that 

includes units facing into a ground floor courtyard open space on the interior side, and on the 

exterior side of the corridor the units would have private patios facing both the side property line 

and out onto the street frontage along Kirkham Street.  

 

The applicant is taking advantage of the Affordable Housing Density bonus and would include 

13 dwelling units that would be designated as affordable for very-low income households. The 

applicant is also looking to include development waivers, as allowed under the Density Bonus 

Law, to reduce the amount of required open space and to waive the height reduction setback 

along 7th Street.  

 

 

ZONING ANALYSIS 

 

The subject property is located within the S-15 W Transit Oriented Development Commercial 

Zone (“W” being designated to the S-15 Zone in West Oakland established through the West 

Oakland Specific Plan). The Transit-Oriented Development (S-15) Zones are intended to 

create, preserve and enhance areas devoted primarily to serve multiple modes of transportation 

and to feature high-density residential, commercial, and mixed-use developments to encourage 

a balance of pedestrian-oriented activities, transit opportunities, and concentrated development; 

and encourage a safe and pleasant pedestrian environment near transit stations by allowing a 

mixture of Residential, Civic, Commercial, and Light Industrial Activities, allowing for 
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amenities such as benches, kiosks, lighting, and outdoor cafes; and by limiting conflicts 

between vehicles and pedestrians, and is typically appropriate around transit centers such as 

Bay Area Rapid Transit (BART) stations, AC Transit centers, and other transportation nodes.  

 

The site is located within the 160 Height Zone, which allows for a permitted height of 160 feet 

and residential density of one dwelling unit per 225 square feet of lot area for regular dwelling 

units and one dwelling unit per 110 square feet of lot area for efficiency dwelling units. The 

zoning also allows a commercial FAR of 5.0.  

 

Affordable Housing Density Bonus  

 

As previously mentioned, the 160-height zone in which the Project site is located allows for a 

maximum residential density of one dwelling unit per 225 square feet of lot area for regular 

dwelling units and one dwelling per 110 square feet of lot area for efficiency dwelling units. 

Given that the project contains a mix of regular and efficiency dwelling units, the density is 

calculated by dividing the 50,917 square feet of site area based upon the percentage allocated to 

each dwelling type. In this case the applicant is proposing to allocate 9.5% of the site area to 

efficiency dwelling units (EDU) and 90.5 % to regular dwelling units (RDU) which would allow 

for a baseline density of 249 dwelling units with a unit mix of 82% RDU’s and 18% EDU’s for 

the baseline project. The applicant’s proposal would include 5% (13 units) of the baseline project 

units as affordable to very low income which allows a 20% density bonus, thus allowing for a 

maximum density of 299 units for the project. The applicant’s density bonus project would 

include 289 units, which would have the same unit type breakdown as the baseline project with 

82% (237 units) of the units being RDU’s and 18% (52 units) being EDU’s. The density bonus 

calculation and unit type allocation are illustrated in the table below.  

 
Baseline Density Project 

Dwelling Unit 

Type 

Site Area by Percentage Density Calculation Allowed Dwellings 

(%) 

EDU 9.5% x 50,917 = 4837.12 4837.12/110 = 43.9 43.9 (18%) 

RDU 90.5% x 50,917 = 46,079.89 46,079.89/225 = 204.8 204.8 (82%) 

Total Baseline    248.7 (249)* 

Density Bonus Project 289 Units 

Baseline Density Density Bonus (20%) Unit Type Percentage: RDU 82% / EDU 18% 

249 units 249 x 1.20 = 298.8 (299)* 

max density allowed 

RDU 289 x 82% = 237 EDU 289 x 18% = 52 

* Affordable Housing State Density Bonus Law allows fractional density calculations to round up to the next whole 

number. 

 

Development Waivers 

 

In addition to the density bonus described above, the Affordable Housing Density Bonus allows 

applicants to request certain development waivers that would relax standards that would otherwise 

preclude the development of the number of units proposed in density bonus project. The City is 
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required to grant such waivers if it is demonstrated that the inclusion of the regulations would 

reduce the unit count in the density bonus project and findings cannot be made that would conclude 

that the project would result in an unavoidable impact to health and safety or upon a historic 

resource or if such waiver would be inconsistent with federal or state law.  

 

The applicant has included a request for two such development waivers, 1) the applicant has 

requested to waive the open space standards of the Planning Code given that the expansion of the 

proposed open space courtyards or expansion of any other yards would result in the loss of 

dwelling units within the density bonus project, and 2) the applicant has requested to waive the 

height transition setback along 7th Street where the maximum height of the building within the first 

ten feet from the front property line is required to match the lower height limit across the street. 

By complying with said regulation the density bonus project would lose all of the eight floor units 

facing 7th Street.  

 

Given that the applicant has demonstrated a loss of units from the proposed density bonus project 

with the application of both above-described development standards, and the granting of such 

waivers would not result in an impact upon a historic resource or health and safety, nor be 

inconsistent with any state or federal laws, the City is required to grant the waivers.  

 

Conditional Use Permits 

 

The proposed project would include more than 100,000 square feet of new floor area, and pursuant 

to Planning Code Section 17.97.030 a Major Conditional Use Permit is required, thus making the 

Planning Commission the decision-making body on the application. 

 

Driveway/Parking Location 

Planning Code Section 17.97.060 requires a conditional use permit whenever a parking garage, 

loading berth or driveway located on the ground floor is within 20 feet of a pedestrian walkway or 

plaza. The project includes ground floor parking and loading accessed from a driveway on 

Kirkham Street, thus requiring the granting of a conditional use permit. Staff feels that the granting 

of a conditional use permit is appropriate given that the driveway is located on Kirkham Street, 

which creates the least impact onto the pedestrian streetscape and is preferable over the commercial 

street frontage on 7th Street or along Mandela Parkway across from the BART station.  

 

Parking 

 

Automobile Parking 

The S-15(W) Zone requires .5 parking spaces per residential dwelling unit and does not require 

any parking for commercial activities. Pursuant to the Planning Code, the project would be 

required to include 145 parking stalls. Initially the applicant had included a Concession/Incentive 

to waive the parking requirements as allowed under the Affordable Housing Density Bonus law. 

However, since the filing of the application AB2097 was adopted and went into effect on 

January 1, 2023. AB2097 states, “A public agency shall not impose or enforce any minimum 

automobile parking requirement on a residential, commercial, or other development project if 
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the project is located within one-half mile of public transit”. Given that the project site is located 

directly across the street from the West Oakland BART station, the City is precluded under state 

law from requiring any off-street parking for automobiles. Nonetheless, the applicant has 

included off-street parking for 40 automobiles. In addition, the one off-street loading berth 

required for the residential facilities is located within the parking garage to avoid a separate 

garage door and curb cut location on the street frontage.  

 

Bike Parking  

The S-15(W) Zone requires one long term bike parking stall per every four dwelling units and two 

stall for the commercial activity (minimum requirement) for a total of 74 stalls, and one short term 

bike parking stall per every 20 dwelling units and two stalls for the commercial activity (minimum 

requirement) for a total of 16 stalls. The project as proposed includes a bike parking room that can 

accommodate 80 bikes, thus complying with the requirements under the Planning Code, and the 

right of way surrounding the project site will easily be able to accommodate eight bike racks to 

provide for the 16 required short term stalls.  

 

Height & Setbacks 

 

As previously stated, the subject property is within the S-15(W) and the 160 height zones. Other 

than the development waiver requested to eliminate the height transition requirement along 7th 

Street, the proposed project complies with all of the height and setback regulations within the 

Planning Code.  

 

 

DESIGN REVIEW 
 

The State Housing Accountability Act (HAA) states a housing project may not be denied or its 

density reduced if it is consistent with “objective, quantifiable, written development standards, 

conditions and policies;” unless specific findings are made.  An “Objective standard” involves no 

personal or subjective judgment by a public official and is uniformly verifiable by reference to 

an external and uniform benchmark or criteria available and knowable by the applicant and 

public official. Given this legal standard under the HAA, the City is limited when performing 

design review of development application to those Code and Design Guideline standards that are 

considered “Objective” and not subject to discretionary interpretation.  

 

Staff has prepared the following analysis of the Design Review component of this development 

application with the HAA limitations in mind, and has only identified Objective standards within 

the Design Guidelines that the project is not in complete compliance with for discussion.  

 

Compliance with Objective Design Standards (Code and Design Guidelines)  

 

As explained earlier in this report the proposed project is in compliance with all of the zoning 

regulations with the exception of the two standards that are subject to the allowed waivers. As 
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such, under the Planning Code the project is compliant with all objective standards related to 

design.  

 

The project site is also subject to two sets of adopted design guidelines, as both the Commercial 

Corridor Design Guidelines as well as the West Oakland Specific Plan (WOSP) Design 

Guidelines are applicable to the subject property. Many of the WOSP Design Guidelines that 

would be applicable to the project site are design principles that are also covered within the 

Commercial Corridor Design Guidelines. The project is largely in compliance with the 

applicable objective standards from both sets of design guidelines as provided in a high level 

summary below: 

 

• Site Planning and Building Placement – The proposal locates the building, including the 

commercial storefronts, at the property line edge along the primary commercial street (7th 

Street in this case per the WOSP).  

 

• Location of Open Space – The proposed open space is integral to the building design and 

is easily accessible to residents. The group open space courtyards are southern facing 

toward solar access. 

 

• Location of Parking and Service Elements – Parking and service elements on the site are 

located off of the primary commercial street to the rear of active spaces and shielded 

from public view (see comment below regarding recommended added landscape/ buffer 

for parking lot facing Mandela Parkway).  

 

• Exterior Materials – The basis for consideration of exterior materials within the design 

guidelines documents is largely subjective given that the term “high-quality” is used to 

provide the standard. The only specific material called out as not acceptable is T-111 and 

as such staff is limited to critique of the proposed exterior finishes. The proposed project 

is proposing to use an Exterior Insulated Finish System (EIFS), which in the past has 

often been discouraged due to durability and maintenance issues. Given the limited list of 

what materials would not be considered “high-quality” within the design guidelines 

documents, staff must acknowledge that the proposed exterior finish is not inconsistent 

with any objective design guidelines. Staff will also note that the proposed granite finish 

to the EIFS could be viewed as a higher quality to that of a typical stucco exterior EIFS 

product. The design guidelines also identify the need for highly durable exterior materials 

along the ground floor on corridors. This could be argued to be seen as an objective 

standard if a particular material chosen at the ground level is a product that could be 

easily damaged by minimal impact. As such, this issue was raised to the applicant about 

the use of the EIFS panel system on the ground floor. As a result, the applicant revised 

the proposal to remove the foam EIFS system with a tile material along the base of the 

building that includes a solid substate to improve durability.  
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Bay Window Projections 

 

The WOSP Design Guidelines includes guideline Neighborhood Commercial 2: Massing, which 

states, “Residential upper stories are encouraged to include bay windows above the ground floor 

to provide light and air, and to break up the scale of buildings and convey residential use”. The 

proposed project does not include any bay window projections as encouraged by this objective 

guideline and is therefore not consistent. However, any bay window projections would be 

required to extend into the public right of way and would require a Major Encroachment Permit 

processed by OakDOT and subject to approval by the City Council. Due to a number of past 

projects incorporating projections into the right of way that were deemed excessive, OakDOT 

had taken the position of putting a hold on supporting any further requests for such projections 

until a set of standards is established that clearly sets the parameters as to what level of 

dimensional projections into the right of way would be acceptable. Currently, OakDOT is 

investigating whether bay projections consistent with limitations specified in the California 

Building Code may be allowable and is reviewing bay projections on a case-by-case 

basis.  However, given the direction from OakDOT at the time the development application was 

being considered under the pre-application, the design was developed without recommendation 

from Planning to include bay window projections into the design. Staff feels that it would be 

inappropriate to require the development project to incorporate bay projections at this time given 

that the architectural design concept has been established and the inclusion of bay windows 

would not work well with the current design. Furthermore, the guideline in question states that 

bay projections at upper stories are “encouraged” and not necessarily required, and the proposed 

recess on the 7th Street frontage that includes balconies provides the break in massing and 

residential feel of the building as intended by this guideline. 

 

Ground Floor Residential along Kirkham Street 

 

The Corridor Design Guidelines includes guideline 4.1.2 that addresses grade separation of 

ground floor units from the grade of the adjacent right of way. Specifically, it states, “Provide at 

least a 2-1/2 to three-foot vertical separation between ground floor living space and the sidewalk 

grade to create a sense of privacy and buffer the residences from nearby traffic. The separation 

is particularly important for units near the right-of-way. Use this separation to place windows 

above the eye level of pedestrians on the adjacent sidewalk. The bottom of a window usually 

needs to be about 4 – 6 feet above grade, depending on the setback of the building, to prevent 

pedestrians from easily looking into interior living space.”. The proposed project includes 

ground floor dwelling units that face onto Kirkham Street, in which this objective design 

guideline is applicable, and the project does not fully comply. This issue was raised with the first 

submittal of the application, and the applicant revised the proposal to bring it closer into 

conformance by providing an 18-24 inch grade separation depending on the location along 

Kirkham Street. The issue that the applicant is competing with is the limitation on ramping area 

within the internal circulation of the building that would allow the full 30-36 inch separation as 

called out in the guideline. They were able to incorporate a ramping system that was able to raise 

the floor levels form the lobby entrance by 18 inches but were limited due to the site topography 

sloping down to the south where the building’s garage is located, which requires additional 
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ramping back down in order to comply with ADA regulations. To address the privacy issue that 

the guidelines is intended to solve the applicant has included a six-foot recess of the unit from 

the property line, as well as including a raised landscape bed within the recess adjacent to the 

bedroom windows which adds an additional 18 inches in height as a buffer. That along with the 

decorative screening for the patios provides an enhanced visible separation that aims to meet the 

intent of the guideline. Many other commercial zones have the grade separation codified by 

requiring a minimum 30-inch floor level height above the adjacent grade of the right of way, 

however; the S-15 zones do not include this codified requirement. As a result, no variance is 

required, and the project is only subject to the design guideline cited here. It is within the 

discretion of City staff, and ultimately the Planning Commission as the decision-making body, as 

to whether the design as proposed is acceptable to meet the intent of the guideline even if not 

exactly meeting the dimensional requirement. Staff is comfortable with the alternative design as 

proposed to meet the intent of the guideline, and requests input from the Design Review 

Committee if there is concurrence.  
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Landscape Buffer for Surface Parking Lot 

Design Guideline 3.2.1 of the Corridor Design Guidelines states, “Provide planting and a 

screening edge between the primary right-of-way and surface parking lots and landscaping in 

the interior of surface parking lots”. While much of the parking is located within an enclosed 

garage that conceals the view of automobiles from public view, there is a portion of the site that 

includes a thin strip of land that extends from the back of the lot and connects out to Mandela 

Parkway and is proposed to be retained as a surface parking. The parking area would be 

resurfaced, and the existing curb cut onto Mandela Parkway will be removed, but staff 

recommends that an additional landscape buffer be provided at the edge along the sidewalk to 

screen the parking from public view. Additionally, landscaping should be provided along the rear 

property line of the surface parking lot beyond the backing distance necessary to accommodate 

vehicle turning movements.  

RECOMMENDATION 

Staff recommends that the Committee review the proposed project for appropriate site and 

building design considerations and provide direction to staff and the project applicant prior to the 

development application being presented before the full Planning Commission.  

Prepared by: 

PETERSON Z. VOLLMANN 

Planner IV 

Approved: 

CATEHRINE PAYNE 

Development Planning Manager 

Attachments: 

A. Project Plans
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ELEVATION 10.784 FEET (DATUM = MEAN SEA LEVEL).

BASIS OF BEARINGS
THE BEARING OF NORTH 72°53'28" WEST BETWEEN FOUND MONUMENTS ON 5TH
AVENUE BETWEEN HENRY STREET AND KIRKHAM  STREET AS SHOWN ON THAT RECORD
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TOPOGRAPHIC NOTES
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GRADING AND DRAINAGE TITLE SHEET

533 KIRKHAM
WEST OAKLAND, CALIFORNIA

PROJECT DESCRIPTION:

8 STORY MIXED USE BUILDING FEATURING APPROXIMATELY
289 APARTMENT UNITS, 3000 SF OF RETAIL, AND  24 PARKING SPACES

OWNER:

KYLE WINKLER
TC II 533 KIRKHAM, LLC
351 CALIFORNIA STREET, SUITE 1110
SAN FRANCISCO, CA 94104
(510) 290-9901

ENGINEER:

BKF ENGINEERS
1646 N. CALIFORNIA BLVD., SUITE 400
WALNUT CREEK, CA 94596
(925) 940-2263

FLOOD ZONE:
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STORM DRAIN CATCH BASIN9

SCALE: NONE
FIRE HYDRANT INSTALLATION

6 CONCRETE SECTION
NTS

4

2022 Solomon Cordwell Buenz 533 KIRKHAM, WEST OAKLAND 12_06_2022
20210514

15 300

TC II 533 KIRKHAM, LLC

CIVIL DETAILS

C4.0



Landscape Materials 

Palette

L3.00

Decorative Metal Screens Unit Pavers

Raised Planters

Moveable Tables and Chairs Fire Pit Bike Rack

Feature Lighting

12/05/2022

As Noted

12/2/2022



(8) Bike Racks 

(15 Parking Spacces)

Decorative Privacy Screen ~5’ Tall

-  Laser Cut Corten Steel

Raised Planter

-  Corten Steel

Sidewalk per Oakland City 

Standard

Dog Run

(3) Benches

Landscape Materials 

and Features- Level 1

L3.01

Private Patio

- Pre-Cast Concrete Unit Pavers

Private Patio

- Pre-Cast Concrete Unit Pavers

Private Patio

Pre-Cast Concrete Unit 

Pavers

Stairs to Level 2 Courtyard

Corten Fire Pit

Residential Lobby Retail SpaceResidential Amenity 

Space

Decorative Gravel Mulch

Decorative Gravel Mulch

Decorative Concrete Treatment at Residential Entry

Moveable Furniture

Pre-Cast Concrete Unit Pavers

Maintenance Path

-Pre-Cast Concrete Unit 

Paver Stepping Stones

Decorative Privacy Screen

- Laser Cut Corten Steel

Raised Planting Bed

- Cast-In-Place Concrete, Integral Col-

or with Decorative Finish

CMU Wall

-6’ Tall

Decorative Privacy Screen

-Laser Cut Corten Steel

12’ Tall Fence and Gate,

See Architecture Drawings

Surface Parking Lot,

Permeable Paving

Raised Planting Bed

- Cast-In-Place Concrete, Integral 

Color with Decorative Finish

As Noted

12/05/2022

In-Ground Planting Strip

12/2/2022



Landscape Materials 

and Features- Level 2

L3.02

Decorative Privacy Screen

-  Laser Cut Corten Steel

Private Patio

- Pre-Cast Concrete Unit Pavers

Private Patio

- Pre-Cast Concrete Unit Pavers

Stairs to Level 1 Courtyard

(2) Electric Grill

Moveable Furniture

Raised Planter

- Cast-In-Place Concrete, Integral Color 

with Decorative Finish

Pre-Cast Concrete Unit Pavers

Decorative Privacy Screen

- Laser Cut Corten Steel

Decorative Privacy Screen

-Laser Cut Corten Steel

As Noted

12/05/2022

12/2/2022



Landscape Planting 

Palette

L4.00

Chinese Pistache

Pistachia chinensis

Tufted Hairgrass

Deschampsia cespitosa

Yarrow

Achilleum millefolium

Creeping Jasmine

Jasminium polyanthum

Clematis

Clematis armantii

Bush Anemone

Carpenteria californica

Vine Maple

Acer circinatum

California Coff eeberry

Rhamnus californica

Douglas Iris

Iris douglasiana

Bear’s Britches

Acanthus mollis

Flowering Currant

Ribes sanguineum

Chitalpa

Chitalpa x tashkenensis

Little Gem Magnolia

Magnolia grandifl ora “Little Gem” 

River Wattle

Acacia cognata

River Birch

Betula nigra “Dura Heat”

As Noted

12/05/2022

12/2/2022



Landscape Planting - 

Level 1

L4.01

Residential Lobby Retail SpaceResidential Amenity 

Space

(3) Existing Trees to Remain

Pistachia chinensis

(6) Proposed Street Trees to 

Match Species on Opposite 

Side of Kirkham OR Chitalpa x 

tashkenensis

(6) Proposed Trees

Betula nigra “Dura Heat”

(2) Proposed Trees 

Pistachia chinesnsis

(4) Proposed Trees  Magnolia 

grandifl ora var. “Little Gem”

Bioretention Planting

Planting in Raised Bed

Screening Planting

Clematis armantii

Street Level Planting

Courtyard Planting

Raised Planting Bed

As Noted

12/05/2022

12/2/2022



Landscape Planting - 

Level 2

L4.02

(2) Proposed Multistem Trees 

Magnolia grandifl ora var. “Little Gem”

(6) Proposed Trees 

Betula nigra var. “Dura Heat”

Raised Planter Bed

(2) Proposed Multistem Trees 

Acacia cognata

As Noted

12/06/2022

12/2/2022



HISTORY AND PLACE
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HISTORY AND PLACE - 7TH STREET & WEST COAST JAZZ

In the 1930’s, West Oakland was a thriving, predominately African-
American neighborhood of about 280,000 residents, and 7th Street was
lined with jazz and blues clubs. African-Americans in the post-World
War II era had a rich legacy that included businesses, night clubs and
retail establishments all along the 7th Street corridor.
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HISTORY AND PLACE - ARTISTS AND MAKERS
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HISTORY AND PLACE - ART MURALS
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HISTORY AND PLACE - PORT OF OAKLAND
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SURROUNDING AREA
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SURROUNDING AREA
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SURROUNDING AREA

GOLDEN WEST

500 KIRKHAM

THE WEST OAKLAND STATION

PROJECT SITE
533 KIRKHAM
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SURROUNDING AREA

GOLDEN WEST

500 KIRKHAM

THE WEST OAKLAND STATION

PROJECT SITE
533 KIRKHAM
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FLOOR PLANS & AREA MATRIX
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FLOOR PLAN - GROUND LEVEL
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FLOOR PLAN - GROUND LEVEL
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FLOOR PLAN - LEVEL 2
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2022 Solomon Cordwell Buenz
TYPICAL LEVEL FLOOR PLAN
533 KIRKHAM, WEST OAKLAND 2022_0712

2021012

15 300

TC II 533 KIRKHAM, LLC A203

FLOOR PLAN - LEVELS 3-8

WAIVER REQUIRED FOR 10’
BUILDING SETBACK ABOVE 75’
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ROOF PLAN
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BIKE STORAGE ROOM
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AREA MATRIX

Bicycle Parking Calculation

Residential Per 17.117.090
Long-term 1 space for each 4 dwelling units

289 units/4 = 72.25 spaces required
80 spaces provided

Short-term 1 space for each 20 dwelling units
289 units/20 = 14.45 spaces required
15 spaces provided

Commercial Per 17.117.110
Long-term 1 space for each 10,000 sf floor area

2,999 sf/10,000 = 1 space minimum
1 space provided

Short-term 1 space for each 20,000 sf floor area
2,999 sf/20,000 = 1 space minimum
1 space provided
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AREA MATRIX
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OPEN SPACE

Open Space Calculation

Per 17.97.070
75 sf of group open space for 1 dwelling unit
38 sf of group open space for 1 efficiency dwelling unit

289 units total
237 DU x 75 sf = 17,775 sf
52 EDU x 38 sf = 1,976 sf
Total Required = 19,751 sf

Group Open Space Provided
L1 = 4,714 sf
L2 = 2,200 sf

Private Open Space Provided (counts 2x)
L1 = 3,035 sf
L2 = 1,950 sf

Group Private Total
(4,714+2,200) + 2(3,035+1,950) = 16,884 sf Provided
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2022 Solomon Cordwell Buenz
OPEN SPACE - L1 PLAN
533 KIRKHAM, WEST OAKLAND
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Open Space Calculation

Per 17.97.070
75 sf of group open space for 1 dwelling unit
38 sf of group open space for 1 efficiency dwelling unit

289 units total
216 DU x 75 sf = 16,200 sf
21 DU x 15 sf = 315 sf
49 EDU x 38 sf = 1862 sf
3 EDU x 15 sf = 45 sf
Total Required = 18,422 sf

Group Open Space Provided
L1 = 4,714 sf
L2 = 2,200 sf

Private Open Space Provided (counts 2x)
L1 = 3,035 sf
L2 = 1,950 sf

A222

Open Space Calculation

Per 17.97.070
75 sf of group open space for 1 dwelling unit
38 sf of group open space for 1 efficiency dwelling unit

289 units total
216 DU x 75 sf = 16,200 sf
21 DU x 15 sf = 315 sf
49 EDU x 38 sf = 1862 sf
3 EDU x 15 sf = 45 sf
Total Required = 18,422 sf

Group Open Space Provided
L1 = 4,714 sf
L2 = 2,200 sf

Private Open Space Provided (counts 2x)
L1 = 3,035 sf
L2 = 1,950 sf

Group Private Total
(4,714+2,200) + 2(3,035+1,950) = 16,884 sf Provided

A222
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OPEN SPACE

Open Space Calculation

Per 17.97.070
75 sf of group open space for 1 dwelling unit
38 sf of group open space for 1 efficiency dwelling unit

289 units total
216 DU x 75 sf = 16,200 sf
21 DU x 15 sf = 315 sf
49 EDU x 38 sf = 1862 sf
3 EDU x 15 sf = 45 sf
Total Required = 18,422 sf

Group Open Space Provided
L1 = 2,368 sf
L2 = 2,200 sf

Private Open Space Provided (counts 2x)
L1 = 3,035 sf
L2 = 1,950 sf

Group Private Total
(2,368+2,200) + 2(3,035+1,950) = 14,538 sf Provided
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LEED CHECKLIST
Certified 40-49 points

7/14/2022 Silver 50-59 points

Target = Gold Gold 60-79 points

Yes ? No Checklist Certification Level: (Does not include ? credits) Platinum 80 points and above
Project Totals 63 32 31 Gold Cells highlighted yellow - substitute to v4.1

Category  Credit Name Yes ? No Phase Status Responsibility Requirements

Integrative Process C Integrative Process 1 D Targeted SCB/MEP Perform preliminary energy and water budget analysis before completion of schematic design.

Location and Transportation C LEED-ND Location 16 n/a Not Attempted - Alternative LT points option for projects within LEED-ND certified site.

C Sensitive Land Protection 1 D Targeted SCB Achieved if site is previously developed.

C High Priority Site 2 n/a Not Attempted SCB Historical District (1pt); Priority Designation(1pt); Brownfield Remediation(2pts).

C Surrounding Density & Diverse Uses 4 1 D Targeted SCB Substitute to v4.1 -allows use of Walkscore

C Access to Quality Transit 5 D Targeted SCB v4.1: 72/100/144/250/360 weekday trips, 30/70/108/160/216 weekend trips. (210/121 for 3 points)

C Bicycle Facilities 1 D Targeted SCB/Owner Long Term Storage: 60 minimum, 1 is for FTEs, Short Term: 2. 1 shower required. Will FTEs have shower access? 

C Reduced Parking Footprint 1 D Targeted SCB/Owner 40% reduction reqd and  5% as preferred for car-pool. v4.1: 30% reduction or provide carshare 1 vehicle parking space.

C Green Vehicles 1 D Targeted SCB/Owner Provide 1 charging stations/ 2 EV ready  and 2 preferred parking spaces for green vehicles.

Sustainable Sites P Construction Activity Pollution Prevention Y C Required Contractor Develop/implement SWPP and dust control plan.

C Site Assessment 1 D Targeted SCB Assess site factors (wind, solar exposure, terrain, etc.) and describe how they influenced project design.

C Site Development - Protect or Restore Habitat 2 D Targeted Landscape Restore 15% or 25% of site area under v4.1. 

C Open Space 1 D Targeted Landscape 30% of site area open and accessible to occupants, 25% of that must be vegetated. Green roof OK on high-density sites.

C Rainwater Management 1 2 D Targeted Civil Manage 70th-75th-80th in v4.1 percentile rainfall and use LID practices. 

C Heat Island Reduction 2 D Targeted SCB Roof and non-roof (2pt) 

C Light Pollution Reduction 1 D Targeted Lighting Specify fixtures with low BUG ratings; internally illuminated signage must comply.

Water Efficiency P Outdoor Water Use Reduction Y D Required Landscape No irrigation or reduce peak potable water usage by at least 30% from baseline.

P Indoor Water Use Reduction Y D Required SCB/Owner 20% reduction.

P Building-Level Water Metering Y D Required MEP Install water metering equipment and share usage data for 5 years.

C Outdoor Water Use Reduction 1 1 D Targeted Landscape Do not install landscape irrigation or reduce potable water 50-100%.

C Indoor Water Use Reduction 3 1 2 D Targeted SCB (1pt: 25%, 2pts: 30%, 3pts: 35%, 4pts: 40%, 5pts: 45%, 6pts: 50%).

D Cooling Tower Water Use 2 D Targeted MEP Limit potable water use and contaminants.

C Water Metering 1 D Targeted MEP Provide water meters on 2 or more water subsystems.

Energy and Atmosphere P Fundamental Commissioning and Verification Y C Required Cx Complete commissioning activities in accordance with ASHRAE guidelines.

P Minimum Energy Performance Y D Required MEP 5% reduction compared to ASHRAE 90.1-2010.

P Building-Level Energy Metering Y D Required MEP Install energy meters and submeters. Reporting must be 1 month periods for 5 years.

P Fundamental Refrigerant Management Y D Required MEP No CFC based refrigerant in any new systems. 

C Enhanced Commissioning 3 3 C Targeted Cx Contract enhanced Cx (3pts), include O&M performance issues (+1pt), envelope Cx (2pts).

C Optimize Energy Performance 6 6 6 D Targeted MEP (6%: 1pt, 8%: 2pts, 10% 3pts, etc.).

C Advanced Energy Metering 1 D Targeted MEP Install metering of any individual end uses accounting for 10% or more of energy use.

C Demand Response 2 C Targeted Owner Demand response utility program for 10% of estimated building energy. 

C Renewable Energy Production 2 1 n/a Targeted MEP Produce a minimum of 1%/ 5%/ 10% of predicted annual energy cost.

C Enhanced Refrigerant Management 1 D Targeted MEP No refrigerants or refrigerant types that do not exceed calculated project threshold.

C Green Power and Carbon Offsets 2 D Targeted Owner 50% for 1 point, 100% for 2. Typically defer till end of process.

Materials and Resources P Storage and Collection of Recyclables Y D Required SCB/Owner Provide dedicated areas for collection of building recyclable material.

P CDWM Planning Y C Required Contractor Establish recycling goals for at least 5 streams of construction or demolition waste.

C Building Life-Cycle Impact Reduction 3 2 D Deferred Contractor Reuse existing structure, or conduct LCA (1 pt.) and show 5-10-20% impact reduction (2-3-4 pts)

C BPDO - Environmental Product Declarations 1 1 C Targeted Contractor Provide EPD for 20 products from 5 manufacturers.

C BPDO - Sourcing of Raw Materials 1 1 C Targeted Contractor Good sourcing practice for 15% or 30% (2 pts.) of total project material cost (buyback program, recycled content, FSC wood, salvage/reuse)

C BPDO - Material Ingredients 1 1 C Targeted Contractor Ingredient disclosure for 20 products from 5 manufacturers (HPD, C2C,  Declare)

C C&D Waste Management 2 C Targeted Contractor Divert at least 75% of total construction material including at least 3 streams of waste. Commingled = single stream.

Indoor Environmental Quality P Minimum IAQ Performance Y D Required MEP Meet ASHRAE 62.1-2010. Combustion appliances must be vented.

P Environmental Tobacco Smoke Control Y C Required Owner No smoking: provide signage and nonsmoking lease docs for student housing.

C Enhanced IAQ Strategies 1 1 D Targeted SCB Improve indoor air quality using combination of listed strategies. Mech + Interior

C Low-Emitting Materials 3 C Targeted Contractor Low VOC products and documentation (4 categories for full credit, sub for 4.1)

C Construction IAQ Management Plan 1 C Targeted Contractor Develop/implement IAQ plan during construction.

C Indoor Air Quality Assessment 2 C Targeted Contractor

C Thermal Comfort 1 D Targeted MEP Meet requirements of ASHRAE 55-2010.

C Interior Lighting 1 1 D Targeted Lighting Provide user control of interior lighting or Meet at least 4 quality criteria.

C Daylight 2 1 C Deferred SCB Provide shading and demonstrate illumination levels are met but not exceeded.

C Quality Views 1 D Targeted SCB 75% of regularly occupied area meet at least 2 view criteria.

C Acoustic Performance 1 D Targeted - Reduce reverb, HVAC background noise, and sound transmission in all occupied spaces.

Innovation C Innovation in Design: Reduced Parking 1 D/C Targeted - EP LTc7 Reduced Parking Footprint, over 80%

C Innovation in Design: Quality Views 1 D/C Targeted - EP IEQ - Quality Views? Waste Diversion?

C Innovation in Design: TBD 1 D/C Targeted - Innovation in Design: O&M Green Cleaning Policy

C Innovation in Design: TBD 1 D/C Targeted - Innovation in Design: O&M Green Building Education

C Innovation in Design: TBD 1 D/C Targeted - Pilot credit: Design for active users? Water Leak Detection and Monitoring?

C LEED Accredited Professional 1 C Targeted - Yes

Regional Priority C Optimize Energy Performance 1 D/C Targeted - 10-pt threshold

C Access to Quality Transit 1 D/C Targeted - 2-pt threshold

C Indoor Water Use Reduction 1 D/C Targeted - 4-pt threshold

C BPDO - Sourcing of Raw Materials 1 D/C Not Attempted - 5-pt threshold

LEED-NC v4 Checklist
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PERSPECTIVE - KIRKHAM & 7TH ST.
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PERSPECTIVE - KIRKHAM & 7TH ST.
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WAIVER REQUIRED FOR 10’
BUILDING SETBACK ABOVE 75’

EAST ELEVATION - KIRKHAM ST.

1. GRANITE TEXTURED EIFS - MEDIUM GREY

2. GRANITE TEXTURED EIFS - GREEN

3. WINDOW MULLION & METAL PANEL - DARK GREY

4. VISION GLASS - CLEAR

5. VISION GLASS - LOW IRON

6. WALL TILE - DARK GREY

7. SMOOTH EIFS - DARK GREY

8. CORTEN STEEL
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1

3

77

1. GRANITE TEXTURED EIFS - MEDIUM GREY

2. GRANITE TEXTURED EIFS - GREEN

3. WINDOW MULLION & METAL PANEL - DARK GREY

4. VISION GLASS - CLEAR

5. VISION GLASS - LOW IRON

6. WALL TILE - DARK GREY

7. SMOOTH EIFS - DARK GREY

8. CORTEN STEEL

NORTH ELEVATION - 7TH ST.
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1. GRANITE TEXTURED EIFS - MEDIUM GREY

2. GRANITE TEXTURED EIFS - GREEN

3. WINDOW MULLION & METAL PANEL - DARK GREY

4. VISION GLASS - CLEAR

5. VISION GLASS - LOW IRON

6. WALL TILE - DARK GREY

7. SMOOTH EIFS - DARK GREY

8. CORTEN STEEL

WAIVER REQUIRED FOR 10’
BUILDING SETBACK ABOVE 75’

WEST ELEVATION
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1. GRANITE TEXTURED EIFS - MEDIUM GREY

2. GRANITE TEXTURED EIFS - GREEN

3. WINDOW MULLION & METAL PANEL - DARK GREY

4. VISION GLASS - CLEAR

5. VISION GLASS - LOW IRON

6. WALL TILE - DARK GREY

7. SMOOTH EIFS - DARK GREY

8. CORTEN STEEL

SOUTH ELEVATION
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1. GRANITE TEXTURED EIFS - MEDIUM GREY

2. GRANITE TEXTURED EIFS - GREEN

3. WINDOW MULLION & METAL PANEL - DARK GREY

4. VISION GLASS - CLEAR

5. VISION GLASS - LOW IRON

6. WALL TILE - DARK GREY

7. SMOOTH EIFS - DARK GREY

8. CORTEN STEEL

BUILDING SECTION / COURTYARD ELEVATION
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EXTERIOR BUILDING MATERIALS
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1. GRANITE TEXTURED EIFS - MEDIUM GREY

2. GRANITE TEXTURED EIFS - GREEN

3. WINDOW MULLION & METAL PANEL - DARK GREY

4. VISION GLASS - CLEAR

5. VISION GLASS - LOW IRON

6. WALL TILE - DARK GREY

7. SMOOTH EIFS - DARK GREY

8. CORTEN STEEL
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SO LOMON CORDWE L L B U EN Z

255 California Street

San Francisco, CA 94111

T 415.216.2450
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