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Oakland City Planning Commission             STAFF REPORT
Design Review Committee

Case File Number CMDV01-462, ER 01-0038                                December 19, 2001

Location:
289 12th Street 

Assessors Parcel Number:
002-0075-002-00

Proposal:
Construction of Jackson Center Two building with approximately 300,000 square feet of office, daycare, and food service uses and 100 structured parking spaces. 

Applicant/Owner:
Encinal Jackson

Planning Permits Required:
Design Review, Major Conditional Use Permit, Minor Variance

General Plan:
Central Business District

Zoning:
S-2 Civic Center Zone/S-4 Design Review Combining Zone

Environmental Determination:
Environmental Impact Report being prepared.

Historic Status:
Non-historic property (NHP); survey rating F

Service Delivery District:
I – Downtown/West Oakland/Harbor

City Council District:
2

Date Filed:
10/11/01

Staff recommendation:
Comment on what issues need further clarification or follow-up for the full Planning Commission.

For further information: 
Contact case planner Lynn Warner at 510-238-6168.

SUMMARY

The proposed Jackson Center Two project entails the construction of a 12-story building with approximately 300,000 square feet of space for office, daycare, and food service uses and 100 structured parking spaces.  The rectilinear building is designed as two interlocking “L”-shaped portions connected by exposed steel bracing. One portion of the building is a large expanse of glass curtain wall and the other portion is stone panels with punched window openings. The primary design element is a reflective glass cylinder at the northwest corner, which extends from the second floor to the twelfth floor of the building. The base of the building will be treated with stone and the top of the building will be highlighted by a pronounced roofline.

The 1.4-acre project site occupies the half-block bounded by 11th, 12th, and Alice Streets. The site is currently occupied by the one-story annex to the adjacent former State office building, which the developer rehabilitated as a separate office project.  Surrounding land uses include a combination of commercial, residential, and civic uses.

Key issues related to the project include the massing of the building and the amount of parking spaces provided by the project. Staff recommends that the Design Review Committee comment on what issues need further clarification or follow-up for the full Planning Commission.
BACKGROUND

Staff has been working on the proposed project with the applicant for several months.  Although the design details are still being refined, staff believes that it is appropriate to seek feedback from the Design Review Committee at this time.  The project is currently undergoing preliminary environmental review and will be before the full Planning Commission for a public hearing once the Draft Environmental Impact Report has been published.

PROJECT DESCRIPTION 

The proposed project entails the construction of a 12-story building with approximately 300,000 square feet of space for office, daycare, and food service uses and 100 structured parking spaces.  The lobby of the building will be connected to the adjacent office building, which occupies the remainder of the block.  The pedestrian entrance to the building will be located at the corner of 12th and Alice Streets. The vehicle access to the parking garage and truck access to the loading berth will be located mid-block on 11th Street. 

The rectilinear building is designed as two interlocking “L”-shaped portions connected by exposed steel bracing. One portion of the building is a large expanse of glass curtain wall and the other portion is stone panels with punched window openings. The primary design element is a reflective glass cylinder at the northwest corner, which extends from the second floor to the twelfth floor of the building. The base of the building will be treated with stone and the top of the building will be highlighted by a pronounced roofline. 

PROPERTY DESCRIPTION 
The 1.4-acre project site occupies the half-block bounded by 11th, 12th, and Alice Streets. The site is currently occupied by the one-story annex to the adjacent former State office building, which the developer rehabilitated as a separate office project. Surrounding land uses include a combination of commercial, residential, and civic uses. The site is located within a few blocks of the Lake Merritt and 12th Street BART stations and is served by AC Transit.

LAND USE CLASSIFICATIONS

The General Plan Land Use Diagram designates the site as Central Business District. The Central Business District classification is intended to “encourage, support, and enhance the downtown area as a high density mixed-use urban center of regional importance.”  The maximum floor area ratio (FAR) allowed by the General Plan is 20. The FAR of the proposed project is approximately 5.0.

The project site is zoned S-2 Civic Center Zone/S-4 Design Review Combining Zone.  The intent of the S-2 zone is “to create, preserve, and enhance areas devoted primarily to major public and quasi-public facilities and auxiliary uses, and is typically appropriate to the Oakland Central District and to outlying areas of public facilities.”  The S-2 zone regulations only have a maximum FAR for mixed-use projects. 

The project is generally consistent with both the General Plan and the Zoning Regulations.  However, development of the proposed project requires the approval of a Major Conditional Use Permit because of the size of the project, a Minor Variance for reduced parking, and Design Review because of the S-4 combining zone. 
KEY ISSUES 

The primary issues related to the project include the following:

Design:  The original building design was primarily characterized by glass curtain walls, a reflective glass cyclinder at the northwest corner of the building, and a stone base. Staff felt that the proposed building was rather massive and uniform in appearance and has worked extensively with the project sponsor’s design team to refine the design of the building and reduce the appearance of bulk.  Modifications to the original design include breaking up the uniformity of the curtain walls by incorporating exposed steel bracing and stone panels with punched window openings, as well as emphasizing the southwest corner and the roofline of the building.  Staff believes that these refinements have improved the massing and design of the building and would like feedback from the Design Review Committee.

Parking:  Because of security concerns of the proposed long-term government tenant of the building, the proposed project will provide only about 100 parking spaces in a one-level basement garage via use of parking lifts.  The parking demand for the project, which includes a reduction due to the proximity of the site to public transit, is estimated to be approximately 420 spaces, this number may change based on further data being gathered.  Therefore, there would be a parking deficit of approximately 320 spaces.  At the direction of staff, the project sponsor is exploring alternative off-site locations to provide additional parking.  This may entail either leasing spaces in an existing parking garage or constructing a new parking garage in the vicinity of the project site.  In addition, the project sponsor will complete a commuter survey and will provide direct shuttle service between the site and BART, which should justify a further reduction in the parking demand for the project. 

RECOMMENDATION:


Staff requests that the Design Review Committee comment on what issues need further clarification or follow-up for the full Planning Commission.  

Prepared by: 

LYNN WARNER

Planner III, Major Projects

Approved by:

CLAUDIA CAPPIO

Manager of Major Projects
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LESLIE GOULD

Director of Planning and Zoning

ATTACHMENTS:


Project site plan, floor plans, and elevations
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