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SUMMARY 

The purpose of this report is to provide information to the Planning Commission for their 
consideration of approval of Design Review for Phase 2 of the Kaiser Oakland Medical Center 
(OMC) Master Plan pursuant to new Section 17.KX.060 (d) of the City’s Zoning Regulations. 
Staff is recommending approval with conditions as attached.  

On May 28, 2008 the Design Review Committee was presented with a status report and 
preliminary designs for Kaiser Permanente’s proposed new Phase 2 Hospital. At that time the 
Committee reviewed the proposed building design, heard public comment, and determined that 
the design was ready for consideration by the full Planning Commission. Members of the 
Committee generally appreciated the Phase 2 design, but did express comments and concerns 
about certain design issues regarding the May 28th design exhibits. These Committee comments, 
Kaiser’s design responses, and staff’s recommendations are included in the following staff report. 

URBAN DESIGN ISSUES 

Throughout the Phase 2 design process, Kaiser and their architects at NBBJ have strongly 
indicated that the design of the new hospital must be driven first and foremost by medical service 
needs, operational requirements, state construction requirements, and Kaiser’s own hospital 
standards. As such, the exterior form of the building must follow from internal hospital 
programming and functional needs. Additionally, the entire hospital and its supporting facilities 
must be fit onto a fairly small, 7.3-acre site. The result is a set of buildings that, for the most part 
are efficient, simple and of a scale and mass reflecting this urban context. That said, Kaiser’s 
design team has successfully integrated many good urban design principles into this building; 
they have complied with all and improved upon many of the design requirements of the Kaiser 
OMC Master Plan; and they have responded well to the comments and concerns of their 
neighbors as expressed throughout the community workshop process. As a result, the Phase 2 
design is at a point where staff and the Design Review Committee believe it is ready for 
consideration of approval by the Planning Commission.  

However, there were a few design issues of concern to the Design Review Committee, staff and 
members of the public as of the May 28th Design Review Committee hearing. The following is a 
summary of these expressed concerns and comments, together with an overview of Kaiser’s 
currently proposed design responses. Staff anticipates that Kaiser’s representatives will more 
thoroughly present these design responses in their presentation to the Commission (see 
Attachment C).   

Pedestrian Experience and Street Activation along Broadway  

The Kaiser OMC Master Plan includes the design principle of creating street fronts that promote 
pedestrian activity. At the May 28th DRC hearing, Committee members and public speakers 
expressed the following statements about the pedestrian experience, particularly along Broadway: 

• The pedestrian walkway along Broadway is not prominent (Commissioner Huntsman) 

 



Oakland City Planning Commission September 3, 2008 
Case File Number DR07496 Page 3 

• The internal pathway takes away from the potential for Broadway’s pedestrian activity 
(Commissioner Zayas-Mart) 

• There should be more transparency to soften the building edge, especially along 
Broadway (Commissioner Zayas-Mart) 

• The parking garage along Broadway is not a good urban use (Commissioner Zayas-
Smart) 

• The design does not enhance the pedestrian and bike zone (public comment) 

• Better, more permanent materials such as tile or stone should be considered, particularly 
along the Broadway building face (public comment) 

Kaiser’s design response to these concerns includes several design elements; a) the landscaping 
plan includes street trees and a planter edge that helps to create a pleasant pedestrian experience 
along Broadway and separates the pedestrian zone from street traffic; b) use of glazing and tactile 
or “special wall” material along the ground floor street edge to increase transparency and enhance 
the pedestrian experience of the building; c) locating the cafeteria at the corner of Broadway and 
MacArthur in an effort to use this ground floor space for pedestrian-oriented, hospital-related uses 
that are capable of visually activating the Broadway street front, and d) extending design 
elements of  the Kaiser campus’ outdoor space across Broadway, with proposed improvements 
including an outdoor plaza, pedestrian improvements, landscaping and a new bus shelter in 
Mosswood Park.  

Staff is generally supportive of these design responses, as indicated below:  

1. In particular, the Park and Recreation staff has conceptually endorsed the idea of the 
Mosswood Park improvements, although Condition of Approval #23 requires the final design 
of such improvement to be subject to a subsequent Conditional Use Permit as provided in the 
OS zoning district and/or Design Review approval, including review by the public, the 
Mosswood Advisory Council, the Park and Recreation Advisory Committee and the Regular 
Design Review approvals pursuant to Section 17.XX.060 of the KX zoning district.  

2. While no pedestrian-oriented or street-activating types of uses are proposed within the large 
parking structure on Broadway, the Master Plan does not include any such requirement for 
this parking garage. 

3. Planning staff believes that the pedestrian experience along Broadway could be even further 
improved by adding an additional public entry from Broadway to the cafeteria. This entry 
could increase pedestrian activity along Broadway, facilitate lunch-time use of Mosswood 
Park, and better integrate the building into the fabric of the surrounding neighborhood. Kaiser 
has indicated that they are not in support of a Broadway entry to the cafeteria because of 
security concerns and their need to monitor public access to the hospital. While staff 
understands the importance of these operational concerns, we believe that an acceptable 
solution could be achieved. 

4. Kaiser’s programming of internal space for the MOB at MacArthur/ Piedmont has not 
progressed to the point where they are definitive about the specific uses that will be located 
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along the street frontages of this building. However, pursuant to Guideline 2.1.4 of the Kaiser 
OMC Master Plan, buildings along Broadway and MacArthur Boulevard should promote the 
commercial character of the street by having ground floor active uses (e.g., pharmacy, coffee 
shop, health food store, etc.). Staff recommends a condition of approval (Condition #27) to 
require Kaiser to make best faith efforts to incorporate such ground floor uses, particularly at 
the MacArthur/Piedmont corner.  

Building Articulation and Expression, Particularly at the Key Corners 

The Kaiser OMC Master Plan includes the design principle of creating an architecturally 
integrated campus. At the May 28th DRC hearing, Committee members and public speakers 
expressed the following statements about how the Phase 2 design should better architecturally 
integrate the campus, particularly at the MacArthur/Broadway and MacArthur/Piedmont corners: 

• The MacArthur/Broadway corner design is “shy” and does not create a special edge. The 
design needs to make a special statement, especially at the corners (Commissioner Zayas-
Smart). 

• The MacArthur/Broadway corner is not prominent enough for this important location 
(public comment) 

Kaiser’s design response to these concerns includes several design elements. At the 
MacArthur/Broadway corner the design response includes; a) recessed storefront glazing behind a 
porcelain tile knee-wall along the ground level, wrapping both edges of the corner; b) a metal 
awning and a perforated stainless steel screen which wraps the corner at the second floor level; 
and c) different colored stucco and window accents on the third and fourth floor. The result is a 
more complex and interesting architectural corner treatment than what had previously been 
proposed.  At the MacArthur/Piedmont corner the design response includes the same materials 
palette as the Broadway corner, plus a small plaza with outdoor seating, tables and umbrellas. 

Staff is supportive of these design responses. 

Neighborhood Scale of Design along Piedmont 

The Kaiser OMC Master Plan includes the design principle that buildings should be attractive and 
well designed and their form, massing, and height and should respect the adjoining 
neighborhoods in terms of size and scale. The design presented at the May 28th DRC hearing 
included a substantial landscaped plaza area between the hospital and the parking garage/CUP 
building. This area contained a landscaped pedestrian pathway that traversed from Piedmont 
Avenue through the site and ultimately connected to Mosswood Park. This landscaped plaza area 
also continued both north and south as a landscaped edge along Piedmont, from MacArthur to 
Broadway. The landscaping in this area served to screen some of the adjacent hospital facilities. 
At the May 28th DRC hearing, Committee members and public speakers expressed the following 
statements about the size and scale of the landscape and streetscape improvements along the 
Piedmont corridor: 

• Is the width of the Piedmont Avenue sidewalk adequate, and will it be light well enough 
to make pedestrians feel safe? (public comment) 
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• This street edge and the area adjacent to the freeway needs to be well light 
(Commissioner Huntsman)  

• The architecture on Piedmont should be more residential in scale, and should seek to hold 
an “urban edge” (Commissioner Zayas-Smart) 

• Investigate the need for an activated pedestrian crossing of Piedmont at the landscaped 
plaza (Commissioner Huntsman and public comment) 

• The Piedmont street edge should transition into a finer grain as one moves away from the 
buildings and into the landscape (public comment) 

Kaiser’s design response to these concerns includes a more formalized landscaping scheme along 
Piedmont, particularly for the area between the hospital and the CUP. This area now includes a 
staircase and access ramp to accommodate the grade change, and a series of wooden retaining 
walls with recessed lighting to illuminate the sidewalk. The retaining walls provide a stronger, 
more urban street edge than the less formal landscape previously shown, and are more residential 
in scale and design to compliment the adjacent Piedmont residential neighborhood. Street lights 
also help to illuminate the sidewalk and create a safer environment. 

Staff is supportive of these design responses. 

Kaiser’s traffic engineers and the City’s Transportation Services Department staff have reviewed 
the issue of an activated signal for the pedestrian crosswalk at Piedmont/Westall. The conclusions 
of this review indicate that an activated signal is not warranted at this location. However, the 
pedestrian crossing will be well marked with crosswalk striping and lit with overhead streetlights 
to enhance safety. 

Materials and Color 

The design presented at the May 28th DRC hearing included an integrated materials palette for the 
Hospital, the CUP and the parking garage. The May 28th staff report suggested that the materials 
palette had been well designed to provide a mix of complimentary materials, and that these 
materials had been applied in a thoughtful and well-reasoned manner. However, Committee 
members and public speakers expressed the following statements regarding building materials 
and colors: 

• The tower façade seems flat and relentless, and the materials do not help break up the 
mass of the building  (Commissioner Zayas-Smart) 

• The textured stucco surfaces can be a maintenance problem, especially with weather 
stains and grit (Commissioner Huntsman and public comments) 

• Perhaps the green colored stucco should be softened a bit (Commissioner Huntsman) 

• The colors and mosaic pattern arrangements are subtle and pleasant (Commissioner Lee) 

• The blue metal panels suggest too much advertising or branding of the Kaiser blue 
(public comments) 

Kaiser’s design response includes several materials and color changes/modifications. First, the 
larger facades of the tower are now covered with alternating patterns of textured sand-colored and 
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Improvement Plans). As shown in these improvement plans, the team has worked to accomplish 
the following design goals;  

• travel lane and intersection configurations for Broadway, MacArthur and Piedmont 
Avenue are consistent with the requirements identified in the OMC Master Plan EIR;  

• bike lanes or shared bus/bike lanes have been provided on both north and southbound 
Broadway;  

• AC Transit bus and Kaiser shuttle stops have been located appropriately to serve the new 
hospital and adjoining uses, which has included relocation of certain existing bus stops on 
both a temporary and permanent basis;  

• generous sidewalks are provided along all streets, with a minimum dimension of 10-feet 
in width, and  

• in order to accommodate all other improvements, some existing metered parking spaces 
on Broadway and Piedmont have been relocated or removed.  

Howe Street Closure 

As a condition of approval for the OMC Master Plan approval, the City was to initiate all steps 
necessary to close Howe Street as a through street between MacArthur Boulevard and 38th Street.  
Transportation Services Department (TSD) is leading this effort. Progress to date includes; Kaiser 
has retained Fehr & Peers to perform a thorough traffic analysis to evaluate the traffic 
implications associated with the potential closure of Howe Street, the work scope has been 
approved by the TSD, data collection efforts are underway. Once the analysis has been complete, 
the City will consult with local residents and businesses and, in accordance with all legal 
requirements, initiate all steps necessary to close Howe Street. If closure is approved by the City, 
Kaiser shall fund improvements necessary for the physical street closure. 

Piedmont Parking Garage 

As a condition of approval for the OMC Master Plan, Kaiser is required to submit improvement 
plans for the existing Piedmont Avenue/Howe Street parking garage prior to issuance of any 
building permits for Phase 2.  Such improvements may include, but are not limited to landscaping 
and streetscape enhancements, façade beautification improvements and adding retail space into 
the ground floor (subject to a physical feasibility analysis for such a use), and shall include 
additional lighting and signage and other appropriate amenities for the existing pedestrian path 
connecting between Howe and Piedmont. The process for consideration of these improvements 
has been clarified under Condition of Approval #22 of the Phase 2 Design Review approval to 
require that all identified improvements shall be subject to Administrative Small Project Design 
Review pursuant to Section 17.XX.060 (c), and the improvements shall be completed prior to 
occupancy of the Phase 2 hospital. 

Residential Permit Parking 

As another condition of approval for the OMC Master Plan, Kaiser is required to work with the 
City of Oakland to implement, expand or further continue a Residential Parking Permit (RPP) in 
the residential neighborhoods west of Broadway, north of MacArthur Boulevard, east of 
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Piedmont Avenue and south of 42nd Street, including the Richmond neighborhood immediately 
east of the Phase 2 hospital site. The timing for implementation of this program has been clarified 
under Condition of Approval #20 of the Phase 2 Design Review approvals, as follows:  

• If Kaiser’s efforts to locate satellite parking and to implement their TDM program 
achieves a 12.5% decrease in the baseline SOV rate prior to planned demolition of the 
M/B Center garage, implementation of the RPP program will be conditioned upon 
issuance of the demolition permit for the M/B Center.  

• If Kaiser’s efforts to locate satellite parking and to implement their TDM program are not 
able to achieve the 12.5% decrease in the baseline SOV rate prior to planned demolition 
of the M/B Center garage, Kaiser shall prepare a report for City review and approval 
which proposes additional TDM measures to achieve the TDM goals. In this event, 
implementation of the RPP program will be conditioned upon issuance of occupancy 
permits for the Phase 2 parking garage.   

Mosswood Park Maintenance Agreement  

Another condition of approval for the OMC Master Plan required Kaiser to add landscaping to 
the medians and to make a negotiated financial contribution to the City towards maintenance of 
Mosswood Park. Kaiser has worked with the Park and Recreation Department staff, the 
Mosswood Advisory Council and the Park and Recreation Advisory Committee to negotiate a 
financial contribution value of $200,000 to go toward needed maintenance improvements in 
Mosswood Park including a new Tot Lot, resurfacing of the basketball courts and resurfacing of 
the tennis courts. These improvements are in addition to Kaiser’s commitment to continuation of 
the Kaiser Volunteer Day wherein Kaiser volunteers a substantial contribution of employee time 
for conducting maintenance efforts within the park. 

Guaranty of Demolition and Site Clearance of Existing Hospital 

Another condition of approval for the OMC Master Plan requires Kaiser to provide to the City, 
prior to issuance of this Design Review approval for Phase 2, a guaranty that they will completely 
demolish the existing Hospital and completely clear and landscape that site within thirty-six 
months of completion of Phase 2. This guaranty is to be backed by assurances that Kaiser has 
sufficient financial resources to assure faithful performance of the guaranty.  

Staff has been working with Kaiser’s representatives to draft this guaranty, but the terms have 
proven to be more complex than staff had been anticipated. As a result, staff recommends that 
this obligation be deferred for a short period of time until the issues can be resolved. Instead of 
requiring this guaranty prior to issuance of this Design Review approval, staff is recommending 
the obligation be provided prior to issuance of a demolition permit for the M/B Center or any 
other portion of the Phase 2 site. Such deferral does not relieve Kaiser of the obligation, nor does 
it reduce the City’s ability to ensure that the obligation is met. It merely provides more time for 
staff and Kaiser to work out the terms. Staff has prepared a modified condition of approval 
(Condition #14) to reflect the change in timing of this obligation.  
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STAFF RECOMMENDATION  

Staff recommends that the Planning Commission: 

1. Affirm staff’s environmental determination. 

2. Approve the Design Review application, subject to the attached Findings and Conditions. 

 

 

Prepared by: 
Scott Gregory 
SCOTT GREGORY 
Contract Planner  

 

Approved for forwarding to the  
City Planning Commission: 
 
_________________________ 
GARY PATTON  
Deputy Director of Planning and Zoning 
 

Attachments:  

A. Design Review Committee staff report, 05/28/08  
B. Design Review Committee staff report, 12/12/07 
C. Kaiser’s Design Review Submittal, dated 8/26/08 
D. Design Review Findings 
E. CEQA Determination 
F. Phase 2 Mitigation Monitoring and Reporting Program (MMRP) 
G. Conditions of Approval, Phase 2 Design Review 
H. Conceptual Right-of-Way Improvement Plans 
I. Community Comment Summary, Public Workshop #7, August 25th 2008 
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