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INTRODUCTION

Throughout the San Francisco region and the nation, interest in the development
of downtown Oakland has grown. Articles in trade papers like ULl and national
newspapers like the New York Times have brought the city to the nation’s
attention. Articles in local papers (not always positive in tone) have kept the
city’s downtown in the public eye. New projects like the General Services
Administration Building and the Pacific Renaissance project in Chinatown have
just broken ground. The older office area at Kaiser Center is adding square
footage. The proposed super-regional shopping center west of Telegraph
between 16th and 20th streets is still in negotiations but prospects look positive.
And the Jack London Waterfront Project is in its beginning stages.

This development creates both opportunities and problems for the city. More
development means more people and activity downtown. More people and
activity means greater sales tax revenues for the City and opportunities for profit
for local merchants. Drawing people back downtown helps increase civic pride
and safety. ‘

On the other hand, development and the subsequent increase in activity in one
part of downtown will not necessarily spill over to other areas of downtown. And
the development within the different parts of downtown Oakland will not
necessarily be coordinated with each other. Careful planning can help
encourage development in other parts of downtown that build on and
complement each other. This coordinated development can build a strong sense
of place for downtown, increase the sense of security and attractiveness there,
and meld together its different parts.

The following proposed plan outlines a development scheme for a part of
downtown Oakland. This 54-block planning area, centered on the intersection of
Broadway and the Nimitz Freeway, offers the chance to build on current
development trends and link together the various parts of the city. The

- development scheme contains:



Recommendations on land use, circulation, design guidelines;

An analysis of market trends and opportunities in downtown
Oakland;

lllustrations of possible developments consistent with the proposed
development scheme; and,

A detailed proposed "first phase" project that the planning team
feels would do the most to implement development scheme for the
planning area.



BACKGROUND TO THE PROPOSED PLAN

Location of the Planning Area

Although the planning area has no separate identity as a distinct neighborhood
within downtown, it contains several well-known places. Most of Chinatown is
within the planning area as is the Old Oakland development, the Oakland
Produce market, and a number of important civic buildings. (See Figure 1--
Context Map.)

The planning area is divided into four sub-areas by Broadway and the Nimitz
Freeway. Broadway, the main surface transportation corridor in downtown, splits
the planning area into east and west halves. The Nimitz Freeway, which
connects downtown to San Francisco, Berkeley, and San Jose, splits the
planning area into north and south halves.

The southern boundary of the study area is the Embarcadero and the waterfront.
This area is the site of the Port of Oakland’s Jack London Waterfront. Industrial
uses border the southern parts of the planning area to the east and west. In
contrast, the northern half of the planning area is bordered by residential uses.
West of the Old Oakland sub-area are a mix of single and multi-family units. To
the east of Chinatown housing development is a little more intense with a greater
share of apartments.

The planning area’s northern boundary is 9th Street. It is north of this street that
most of the intensive office and retail development built, planned, or under
construction is located. The city’s convention center is immediately north of the
planning area on the west side of Broadway. Further to the north is the
developing City Center development and the soon-to-be built General Services
Administration building. East of Broadway is Chinatown. North of 9th Street is
the site of the Pacific Renaissance project, a mixed retail-office-residential
development designed as an extension of Chinatown.
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Character of the Surrounding Oakland Area

Oakland is the second largest city in the San Francisco Bay Area. A region
containing over 5 million inhabitants, the Bay Area is the fourth largest urban
region in the United States. The region has a diversified economy comprised of
several healthy sectors including high technology industries, a growing
biotechnology industry, a strong financial services sector and a complete range
of service industries needed to support a large and growing population.

At the center of all this activity lies the City of Oakland. Oakland is the second
largest city in the region with an estimated population of 356,200. Population has
grown four percent since 1980 and is expected to grow nearly 5 percent by the
year 2005. In addition, employment in Oakland is expected to grow from 190,100
to 226,400 jobs between 1985 and 2005. This represents a growth rate of 19
percent, making Oakland the fourth largest job market in the Bay Area. These
trends indicate that Oakland is and will continue to be a major factor in the Bay
Area economy.

Oakland is near the geographic center of this region and plays an increasingly
important role in the development of the region. The transportation core of the
region, Oakland sports the second largest port on the West Coast as well as the
western terminus of three of the nations largest railroads, Santa Fe, Southern
Pacific and The Amtrak system. In addition, Oakland is the headquarters for the
Bay Area Rapid Transit system and the Alameda County Transit system.

Transportation Facilities

‘“The planning area is affected--both negatively and positively--by the hub of
transportation facilities in the East Bay and San Francisco region in general. The
waterfront was the original center of town, focused then on port activities and
shipping. The Overland Building at the commer of Embarcadero and Broadway
was a stopover point for stage coaches in the early days of the city. Raillines still
cross the planning area, one along Embarcadero and a second along 3rd Street.
These raillines, in combination with the nearby Nimitz Freeway, make the '
southern part of the planning area an excellent place for the industrial uses found



there. The freeway also provides commuters and shoppers with improved
access to downtown.

Downtown Oakland and the planning area are well-served by transit. BART has
stations at 14th and Broadway just north of the planning area and another, the
Lake Merritt station, just to the east. All four of the routes in BART system pass
through the 14th Street Station. These rapid transit lines connect downtown with
San Francisco to the west, Berkeley and Richmond to the north, Walnut Creek
and Concord in the east, and Fremont to the south. AC Transit provides bus
service connections to places throughout Alameda County.

Transportation facilities have less fortunate impacts as well. The Nimitz Freeway
has divided the planning area into two distinct parts with clearly different
characters. It will take a lot to overcome the barrier the freeway has created.
Freeways also create considerable noise as well as locally significant pollution
levels.



MARKET ANALYSIS

Recent Development Trends in Downtown

1. The Office Market

The growing importance of Oakland is reflected in the continuing growth and
development of its Central Business District. With a total of over 19 million
square feet, Oakland has the second largest office market in the Bay Area. Over
10 million square feet are located in the CBD. Despite an overall vacancy rate of
19 percent in 1987, the CBD remains the fastest growing office sector in
Oakland. New construction was expected to add 470,000 square feet in 1988
and an additional 410,000 square feet in 1989. Overall absorption in 1987 was
761,663 square feet. Nearly two-thirds of this absorption occurred in the CBD.

Absorption is expected to remain stable while the level of new construction slows.
The reduction in new space will lead to lower vacancy rates and higher rents,
which averaged $24 per square foot for Class A space and $16.50 per foot for
Class B space in the CBD in 1987. In addition, it is expected that restrictions on
growth in San Francisco will lead to an artificially tight market, increasing the
attractiveness of Oakland’s location and price. Important developments in the
CBD include:

City Center: Located at the heart of downtown Oakland, City Center contains
over one million square feet of office space in five buildings and 60,000 square
feet of retail space. Ground was recently broken for a 225,000 square foot office
building. In early 1989 ground will be broken for the 1.2 million square foot GSA
building. This project will bring 4,500 office workers to downtown Oakland. Also
in 1989 construction will begin on the new headquarters for the American
President Companies. This project will include nearly 600,000 square feet of
office space.



Lake Merritt: The Lake Merritt area is THE Class A office market in downtown
Oakland. Since 1980 Lake Merritt has grown 62% to 5.8 million square feet.
This area contains the premier office space in Oakland, including the striking
Lake Merritt Plaza, a mixed use office/retail project of 456,000 square feet
completed in 1985. Construction is currently under way on a 12 story project of
over 200,000 square feet. This project includes plans for a spectacular 30 story
office tower to be begun as the market allows.

East Bay Municipal Utility District Headquarters: Construction is currently
underway on EBMUD's new building. The project will contain approximately
275,000 square feet of office space and will house nearly 700 workers, many of
whom will come from outside the CBD. The remainder of the space will be
speculative.

Jack London Square: Construction is currently underway on a mixed-use
office/retail project which will contain 177,000 square feet of office space. The
Port of Oakland will occupy 85,000 square feet and the remainder will be leased.

2. The Retail Market

The Bay Area contains a total of seven distinct trade areas. Oakland is at the
center of the largest of these areas. With a population of 576,000, the Oakland
trade area is nearly twice the size of the average for the seven trade areas. The
total household income of the Oakland trade area is over $7.5 billion,
considerably higher than the average of $4.5 billion for the 7 trade areas. In
addition, the Oakland trade area contains approximately 71,000 households with
annual incomes over $35,000, 50 percent more than the average for the 7 Bay
Area trade areas. Similarly, the trade area has 50 percent more household with
annual incomes over $50,000 than the average for the 7 trade areas. These
consumers spend over $3 billion annually on retail goods. Office workers and
tourists spend an additional $250 million annually. Indicators of this strength
include:

Emporium Capwell: With 300,000 square feet of space and $55 million in

annual sales, Capwell’'s in Downtown Oakland has the second highest sales
volume of the entire chain.
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Cost Plus/Bed 'n’ Bath: Located near Jack London Square, these two stores
are second in sales volume and sale volume leader, respectively, for their chains.

Chinatown: Outside of San Francisco, Oakland’s Chinatown is the largest Asian
community in the Bay Area. Over 70 percent of the Asian owned businesses in
Alameda County are located in Chinatown. With over 200,000 square feet of
restaurant and shops, these businesses produce annual sales exceeding $50
million.

Despite this level of demand, Oakland is considered one of the most understored
areas in the state. Studies estimate that three out of every ten retail dollars is
spent outside the trade area. lt is estimated that the current department store
inventory of 775,000 square feet could increase by 1.2 million square feet without
exceeding demand.

This shortage of retail space presents opportunities for growth and development.
Several retail projects are currently in the planning stages or under construction.
These projects include:

The Rotunda: An intensive restoration of this former department store was
recently completed. The building contains the largest elliptical dome in the U.S.
and has been beautifully restored to its original magnificence. The project is
expected to include approximately 120,000 square feet of retail space.

Old Oakland: Another historic preservation project, Old Oakland contains a
large collection of superbly restored Victorian era commercial buildings. This
mixed-use project will contain 120,000 square feet of retail space.

Regional Retail/Mixed-use Center: Currently in the planning stages, this
project will contain approximately 850,000 feet of retail space including 4 major
department stores. The project is being developed by The Rouse Company, one
of the nation’s most successful developers of urban shopping centers. The
project will be located near the existing Emporium Capwell and will also include
office space and housing. Both Capwell's and Nordstroms have agreed to
become tenants in the new project.
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Jack London Square: This mixed-use project will contain 200,000 square feet
of retail space.

Potential Markets for Retail Uses

Downtown retail projects must take advantage of four different sub-markets to be
successful:

1. Households living in or close to downtown for whom it is the most
convenient shopping area.

2. Other households within the metropolitan area that can be
occasionally attracted to stores downtown if the attractions and
shopping opportunities there are adequate.

3. Downtown workers.
4. Transients shoppers including tourists and conventioneers.1

Housing does not make up a major component of the uses within downtown
Oakland. There are concentrations of apartments and some single family homes
in the eastern part of downtown north of 14th Street, east of Chinatown, and
between Old Oakland and the Grove-Shafter Freeway. Retail uses within
downtown draw on these nearby residents for support. Chinatown especially
draws on the people who live within and adjacent to the planning area.
Housewive's Market in the Old Oakland sub-area depends to a large extent on
the nearby residents of West Oakland.

While most of California has more stores than people to shop in them, Oakland
has the potential to add more retail space to serve the nearby Oakland
metropolitan area. There exists a substantial potential market that is currently

1 This set of categories and the following discussion of
the problems and opportunities facing downtown retailing are
taken from "Revitalizing Downtown Retailing--Trends and
Opportunities™ by the Urban Land Institute.
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drawn to San Francisco, Contra Costa County, and Richmond. Downtown needs
to find the right mix of merchandise, improve access and parking, and vercome
the negative image shoppers have of the city. Chinatown is an example of an
area in downtown that draws from both close-in and metropolitan shoppers.

Downtown workers can create considerable demand for new retail services. The
ULI estimates that every 1,000 new workers will add about $3.32 million in retail
sales to a downtown. Transient shoppers can also add to commercial demand in
a downtown. While they are an important market, however, they rarely are
sufficient by themselves to fuel a renaissance in commercial activity. The

“ seasonality of this market makes it hard to build upon by itself. In addition,
transient shoppers vary in the spending patterns. Tourists, if a city can attract
them, spend quite a bit. Faneuil Hall in Boston has a considerable tourist portion
to its shoppers and gets sales upwards of $300 per square foot. National
conventioneers also spend well, as much as three times as much as state or
regional conventioneers.

Conclusions

Oakland is a diverse and growing part of the vibrant San Francisco region. ltis
ideally and practically located near the geographic center of this region, providing
excellent transportation and access opportunities. Oakland has the second
largest office market in the Bay Area. This market continues to grow despite
temporarily high vacancy rates. With the largest trade area in the region,
Oakland presents excellent opportunities for a growing retail trade sector. These
factors support our outlook on growth and development in Oakland. We have
proposed several new ideas for capitalizing on the growth in Oakland which will
enhance and support the increasing prosperity of this city. Our proposals attempt
to expand on these trends and promote the success of Oakland's downtown by
creating a more diverse and exciting environment. The proposals, while

- containing some specific market justifications, also rely on the trends already
mentioned for their success.
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GOALS

The following goals set out the eight most important aims that the proposed plan
hopes to achieve. These goals are general but form the standards against which
the policies and recommendations proposed in this plan should be judged.

GOAL 1: Build a link between the central parts of Oakland’s downtown and
the waterfront.

The waterfront and the industrial developments in the southern parts of the
planning area are clearly separated from the rest of downtown by the
Nimitz Freeway. This major transportation corridor, although it provides
access to downtown for workers and shoppers, blocks off most of the
streets that once seamlessly connected these two parts of Oakland
together. Within the planning area, only Broadway and Franklin streets go
under the freeway in both directions. Webster Street, which is also the
entrance to the Alameda Tunnel, allows traffic to go under the freeway
only one way: from Chinatown to the Produce Market.

This goal aims to emphasize developments and circulation designs that
encourage pedestrian and vehicular movement between these two
different parts of the planning area and of the city.

GOAL 2: Encourage the development of Broadway as the central acti vity and
transportation corridor in Oakland’s downtown.

Broadway is the already the main surface street that links the northern and
southern portions of the planning area. And it is one of the main surface
streets in downtown Oakland. Broadway isn't the kind of memorable
street that Market Street in San Francisco is (or was), the kind of street
that provides a lasting image for visitors and a symbol of civic pride for
residents. Broadway also does not provide the link between the parts of
downtown Oakland that it could.

14



The development of Broadway as a central place of activity and movement
in downtown Oakland would help build a stronger sense of place for the
city. It would increase people's sense of orientation in the city and thus
their sense of security.

GOAL 3: Encourage a mix of uses and activities within the study area
and downtown generally that maintain the presence of
people there throughout the day and night.

With the introduction of the streetcar, workers in downtown have been
able to live and work in different places. The automobile increased worker
mobility further. Workers moved not just to the edges of town but beyond
town to the distant suburbs. This movement away from living near one's
workplace downtown has led to a downtown with an ever more restricted
mix of uses. Instead of a place that was busy throughout the day and
night, downtown’s have become hives of activity during the day and dead
after 6:00 p.m.

The proposed plan recommends adding other uses to the area such as
housing and entertainment and building on the convention goer market to
increase the level of activity at night. This can lead to greater safety for
the residents, workers, and visitors to the area. It also means that
shopowners can stay open later thus increasing their opportunities for
profit.

GOAL 4: Create an identity for the four quadrants of the study area as
distinct, well-known districts within Oakland’s downtown.

Broadway and the Nimitz Freeway clearly divide the planning area into
four distinct sub-areas. The planning team has decided to accept and
build on this distinction. Chinatown already has a clear image for people
in the city and region. Old Oakland could also if it builds on the the well-
preserved Victorian era commercial buildings there. The potential for .
taking advantage of the convention and office worker markets is
increasing. The proposed development of the old Swan’s Market could

15



add to the activity there as well. The increase in retail activity in Old
Oakland would result in its being known more widely in the community.

The southern half of the planning area is more problematical. The low-
scale buildings and unrhythmical spacing of parking lots in the
Embarcadero West sub-area lessens the memorability of the place. The
Produce Market, on the other hand, is quite memorable with its unbroken
street facade and covered sidewalk.

GOAL 5; Encourage the creation of a sense of community, "24-hour
neighborhoods", and the increased intensity of use associated
with urban places through the development of housing in Old
Oakland and Chinatown and east of the Produce Market.
Create a safe and attractive downtown of which the study area
is an integral part.

Old Oakland and Chinatown, with their proximity to jobs, shopping, and
transportation, are prime candidates for the development of housing.
Chinatown already has a significant residential presence. The low-scale
of buildings also makes these areas good candidates for housing
development.

Residential can increase the number of shoppers that support local
businesses as well as the safety of the area by placing "eyes on the
street.”

GOAL 6: Build on the markets created by development trends in the
adjoining parts of the downtown to fulfill these goals and build
links with these adjoining areas.

This goal relates to both Goals 1 and 4above. Each of the quadrants will
be developed as part of the overall development of the city of Oakland and
the region surrounding it. Development schemes that go contrary to these
market trends have difficulty succeeding. The developement proposals in

16



this plan expilicitly rely on these demographic and economic changes in
the surrounding central business district and city. In addition, relying on
these development in surrounding parts of downtown can help encourage
movement among its different areas and increase the sense of downtown
as an integrated, successful city center.

17



LAND USE
Land Use Concept

The land uses recommended in this plan and their distribution throughout the
planning area are based on two ideas. First, the uses and activities should build
on development trends and markets in the planning area and the surrounding
downtown. Second, the pattern of land uses should link together the various
sub-areas in a way that minimizes conflicts and supports the general
revitalization of the area.

The different sub-areas for the most part build on different market trends. And,
except for Chinatown and the off-price area, most are rely on trends in
surrounding parts of downtown. Chinatown is a center of activity itself. Both the
sizable nearby residential population and the even larger Asian population in the
East Bay support retail uses there. The off-price center is supported by the even
larger population of bargain hunters in the East Bay.

The Old Oakland and Embarcadero East sub-areas on the other hand rely more
on trends in the surrounding downtown. Old Oakland would, under this plan,
draw on the increase in downtown workers, convention-goers, and new residents
in and surrounding the area. The Embarcadero East area would build on

- continued office/industrial use in the area south of the Nimitz Freeway as well as
the restaurant and club-goers in the whole downtown area.

Land Use By Sub-Area

The following section sets out more specifically the land uses recommended for
the planning area. The two major streets in the area--Broadway and the Nimitz
Freeway--divide the planning area into four more or less separate sub-areas.
(See Figure 2--Distinct Sub-Areas) Old Oakland is in the northwest quadrant of
the planning area and Chinatown in the northeast. South of the Nimitz Freeway
the planning area is divided into Embarcadero West and Embarcadero East. In
addition, the proposed plan has policies for a fifth sub-area, the Broadway
Corridor. Because of the importance of this street, the proposed plan has
specific recommendations and policies for the half-block area on both sides of

18
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street. Under each section below, the proposed describes the existing character,
the market and demographic trends that the plan tries to build on, and the
policies and recommendations proposed.

1.0ld Oakland

The Old Oakland sub-area contains some of the finest examples of Victorian-era
commercial buildings in the U.S. These buildings are generally between two and
four stories in height with between 25 and 50 feet of street frontage. Many of
these buildings have been or are being rehabilitated. The largest concentration
of these renovated buildings is found in the Old Oakland development along the
west side of Broadway. Other older buildings such as the Madrone Hotel are
being renovated for housing, primarily low-income, single-room-occupancy
residential units.

While the Old Oakland development has rehabilitated several older commercial
buildings, most of the space in them has yet to be leased. The most active
commercial use in this sub-area is the Housewive’'s Market. Although this use is
housed in a modern building, it has been in the city since the turn of the century.
Itis supported by the residents of West Oakland. The old Swan’s Market
building, which sits kitty-corner from Housewive’s Market, is now vacant but a
group of investors plan to reopen it as regional food shopping center.

Policy 1A:  Development in the Old Oakland sub-area should preserve the
medium-scale, full-coverage pattern and scale of the earlier
commercial development and reinstate it where possible.

Policy 1B:  The City should encourage the establishment of retail and service
uses that cater to visitors to the convention center. These uses
should include restaurants and bars, gift shops, clothing stores, and
Jjewelry shops. These uses are particularly appropriate within two
blocks of the convention center itself.

20



Policy 1C:  The City should support the establishment of a food and craft based
“festival” shopping area centered on Housewive's Market, Swan'’s
Market, and Ratto’s. This shopping area should be designed to
draw shoppers from the office areas to the north, visitors to the
nearby convention center, local residents, and regional shoppers.
The design of the streets adjoining these uses should encourage
pedestrian movement among these buildings. Buildings should
maximize visual and physical access from the street.

Policy 1D:  Public regulations and subsidies should encourage the
development of both low-income and market-rate housing within the
Old Oakland sub-area. Residential uses above the ground floor are
appropriate throughout the sub-area. Ground floor residential uses
are appropriate only in the eastern blocks of the sub-area.

2. Chinatown

Chinatown is one of the most successful and active commercial areas in
downtown Oakland. While its center is at 8th and Webster streets, activity
associated with Chinatown stretches out in all directions. The uses there are
highly mixed. Ground floors are devoted primarily to retail use: food sales,
restaurants, gift shops, personal services and pharmacies. Upper levels contain
offices, residences or manufacturing. Most buildings in the center of Chinatown
are moderate-scale, 2-3 story commercial structures from the 1920’s and '30's.

Recent buildings have for the most part continued this scale of development.

The soon-to-be completed Phoenix Plaza is an excellent example. It will contain
retail space on the ground floor and residential uses on the three floors above.
Another recently completed project, located at the southeast corner of 9th and
Webster, maintains the same pattern. It contains retail space on the ground floor
with three floors of office space above.

21



Unlike San Francisco, Oakland's Chinatown does not rely to any great extent on
the tourist market. It draws its shoppers primarily from the Asian community that
lives close by and in the East Bay area. Office workers in downtown do help
support restaurants there.

Policy 2A:  City actions should encourage and require when necessary the
continuation of the existing moderate scale of development in
Chinatown.

Policy 2B:  Ground floor spaces within the central parts of Chinatown should be
limited to those uses with the greatest need to be along the street
and that rely on the visual access of the space to potential
customers and users. Other uses with less need to be visually
accessible to pedestrians should be allowed only when the use
within can be seen and the street frontage taken up by the use is
limited.

Policy 2C:  New retail activities associated with Chinatown should be
encouraged to grow to the west towards Broadway as well as to the
north.

Policy 2D:  Residential uses should be an integral part of development with
Chinatown. The City should establish regulations that promote its
development and that would establish a secure and pleasant
environment for residents.

3. Embarcadero West

Embarcadero West is the least intensively developed of the sub-areas in the
planning area. It is characterized by low-scale, one to two-story buildings with
many surface parking lots. Most of these are older industrial buildings, primarily
of brick. Two types of uses are dominant here. The older of these two are the
industrial activities that have been the mainstay of the area probably since its
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earlier days. More recently, the area has seen the redevelopment of these
industrial buildings for retail and office use. The primary retail uses are off-price
retailing, where goods are sold in large volumes at below regular retail prices.

The plan assumes that these trends will continue in the future. The metropolitan
Oakland area lacks an off-price center and is generally "understored.” The office
and industrial workers in the area will constitute a market for some increase in
restaurant and other food service demand. And the development of office and
retail uses in the Jack London Waterfront just to the south should have spin-off
benefits for retail uses in the area.

Policy 3A:  Establish a link between the off-price areas of the sub-area and the
Jack London Waterfront by encouraging the development of
pedestrian oriented retail uses and pathways between those two
areas.

Policy 3B:  Separate parking structures are appropriate along the southern
edge of Embarcadero West sub-area only when they are designed
to provide a pleasant pedestrian environment along the streets they
border. Parking structures in which all of the street frontage
contains retail uses are preferred.

4, Embarcadero East

This sub-area contains the Oakland Produce Market, the major distribution point
for wholesale produce in the East Bay. The market relies on the convenient
access provided by the railroad along 3rd Street and the Nimitz Freeway. It is
housed in a series of one-story buildings centered on Franklin Street. Although
this buildings are simple, they have a pleasant pedestrian scale enhanced by the
roofed sidewalks in the area. To the west of the Produce Market along
Broadway, buildings are primarily, older two-story brick structures with a high
percentage of restaurants housed in them. East, most uses are industrial, office,
or some combination of the two. Newer development has been either the
conversion of industrial buildings to office use or the construction of newer
office/warehousing/manufacturing space.
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Policy 4A:

Policy 4B:

Policy 4C:

The City should allow the conversion of the Produce Market to an
entertainment djstrict. This district should maintain and extend the
low-scale of current building there and should use the existing
covered sidewalks as a linking design element.

The eastern edge of the sub-area should be maintained as an office
and industrial area.

Design of streets in the vicinity of the Produce Market should
encourage people to walk there from Jack London Waterfront and
Broadway.

5. Broadway

Broadway is the main circulation corridor in the planning area and one of the
primary surface streets in downtown Oakland. Along its length in the planning
area there are a number of different building styles. In Old Oakland and in parts
of lower Broadway, most structures are Victorian-era commercial structures. In
contrast, the residential tower at the southeast corner of Broadway and 9th Street
is a clearly modern structure as are the governmental buildings on both sides of
the Nimitz Freeway.

In general, the land uses along Broadway would be most affected by the
character of the sub-areas that border them. However, this sub-area has a
somewhat different character as well.

Policy 5A:

The City should encourage the intense development of a mix of
pedestrian-oriented retail, office, and residential uses along
Broadway. Ground floor should be limited to pedestrian-oriented
retail with hotels and financial and offices allowed only when they
meet design guidelines that limit frontage widths and encourage
transparent facades. The density of development and height of
buildings along Broadway should be higher than that allowed in the
areas to the east and west of this corridor.
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Policy 5B:

Policy 5C:

Policy 5D:

Development along Broadway should maintain a strong building
edge with facades built up to the edge of the property lines and
limited automaobile access to the lots fronting on Broadway. New
curb cuts should be allowed when there is no other practical access
point to parking serving the site. Redevelopment of existing sites
should be required to remove curb cuts when alternative access
points are available.

The City should develop, either alone or with the involvement of
businesses within the downtown, a trolly running along Broadway.
This trolly would connect the waterfront with the City Center
development, the proposed regional shopping center, and the office
developments in the Kaiser Center area.

The City should establish a consistent streetscape plan for
Broadway. This plan should coordinate the trolly, a tree plan, and
street fumniture into a design that emphasizes the unique role of
Broadway within downtown.
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CIRCULATION

The circulation system is an essential part of any area. The area’s streets,
freeway, raillines, and subways provide both access to properties within the
planning area and mobility within and beyond the planning area.

The circulation system is also a major land use within an area. Counting only the
surface streets within the planning area, about 58 acres or 45% of the planning
area are within the public right-of-way. The design and use of this space can
have a profound effect on the character of the area.

This plan recommends a street hierarchy and pattern of movement which is
discussed in this section. The design guideline section also proposes standards

of development for the streetscape within the planning area.

Street Hierarchy

Traditionally, streets have been classified by where they fall in the scale between
access and mobility. At one end are the local access streets. Their role is
primarily to provide public access to the properties along them. At the other end
of the spectrum are limited access freeways. Their role is move large volumes
of traffic between different points within a city, region, or nation. In the middle of
the spectrum are collectors and arterials. Collector streets, as the name
implies, collect the traffic carried on local access streets; they also provide some
access to properties along them. Arterials are the main routes within a city. their
role concentrates on movement and less so on access. Often, the points along
arterials at which properties can be entered are restricted.

Circulation system designers have built on this hierarchy of streets in laying out
cities, particularly within the last 50 years. The use of curvilinear streets and cul-
de-sacs help limit through traffic on local access streets. The recent traffic
diverter system in Berkeley and other cities is one way of doing this in a city with
a grid system of streets. In contrast, collector and anterial streets have broader
right-of-ways and fewer points of access to increase through traffic movement. °
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Earlier street systems have made less distinction among street types. In
particular, the regular grid pattern found in downtown Oakland makes liitle
distinction among streets. This grid system is made up of 200 by 300 foot blocks,
80 foot wide streets, and evenly spaced intersections. Only Broadway within the
planning area has a wider right-of-way at 110 feet. This increased width reflects
its intended role as the main corridor from the waterfront to the city beyond. The
longer spacing between intersections on east-west streets gives some emphasis
on through traffic over local access there.

The use of one-way streets increases the capacity of streets in an area at the
expense of emphasizing through traffic over local and the auto over the
pedestrian. Within the planning area, the sub-areas with the highest level of
traffic have the greatest number of one-way streets. Streets in Chinatown are
almost all one-way. This reflects both an emphasis on through traffic and the
need to compensate for the lack of loading docks in the older commercial areas
of the city. Without these loading docks, trucks have to stop in the street and
would block one or more lanes of movement if the streets were two-way.

Pedestrian Circulation

Pedestrian access and movement are also important parts of the recommended
plan. The plan proposes and encourages an increased intensity of development
within the planning area. This increased intensity would lead to greater numbers
of pedestrians walking. While automobile and pedestrian mixing is not always
bad, it can present difficulties. Where pedestrians cross auto travel lanes, there
is always the possibility of accidents. This is especially true where no sign or
signal establishes a clear priority for pedestrians, at least part of the time. Noise
and pollution from automobile traffic, especially trucks, can make walking along a
street a distinctly unpleasant experience.
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Policies

Policy BA:

The City should establish a clear hierarchy of streets within the
planning area. This hierarchy of streets should balance
access with movement and balance pedestrian with
automobile needs.

This plan designates five types of streets within the planning area:

Policy 6B:

The Nimitz Freeway.

Broadway and the Embarcadero. These streets have a special
place in the street hierarchy. Both are major through auto traffic
streets, major pedestrian pathways, and design elements that link
together the various parts of the planning area and downtown.

Through Auto Traffic Streets. These streets, while having some
role in pedestrian movement and local access, will primarily carry
through traffic from one part of the area to another. These streets
will especially carry cars to the Nimitz Freeway.

Auto/Pedestrian Equal Streets. On these streets, through traffic
will be limited to that connecting the various parts of the downtown
rather than with other parts of the city and region.

Pedestrian Dominant Streets. These streets will give clear
dominance to the movement of pedestrians. They are designated
within the centers of greatest pedestrian movement.

The design of pedestrian-dominant streets should give clear
dominance to pedestrians at intersections and mid-block
crossings and should have relatively larger sidewalks. The
design should also slow auto traffic speed and emphasize
access over movement. Where possible, these streets
should be two-way.
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Policy 6C:  Streets designated for through auto traffic should be located away
from high pedestnan activity centers. Those paralleling the
freeway should be located as close as possible to it.
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Design ana Development Guidelines 1. _The Broadway Corridor

introduction

These guidelines are for use by the
Oakland Department of Economic
Development in guiding development in the
Broadway/ Nimitz Central Oakland area.
The primary objective of this report is to
improve the visual quality of the area, to
promote economic growth and increase
community involvement.

This area is comprised of distinct sub-
areas. Four sub-areas-01d Oakland,
Chinatown, Embarcadero East, and
Embarcadero West-each have distinct
social-and physical characteristics and
therefor in the planning process should be
treated as separate but interrelated parts.

In addition to these four already
distinct sub-areas this report proposes
the creation of a fifth distinct sub-area,
the Broadway corridor. This special sub-
area will include the street frontages
along Broadway and up to one-half of the
adjacent blocks.

Format
This report will provide guidelines for
each of the five sub-areas with respect to
the following topics:
-Urban Design Concepts
-Physical Characteristics
-image
-Facades
-Materials
-Building heights
Additionally, general guidelines for the
entire area will address the following
issues:
-Streetscape
-Open space
-Signage
-Lighting
-parking structures
-Under freeway space
-Historic buildings
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Urban Design Concepts
Although Broadway is the main north-
south artery through the downtown area,
it does not yet have a strong identity as a
central corridor. This problem is due to
under-developed or inappropriate 1and use;
a lack of visual interest, visual coherence
and spatial enclosure; and poorly designed
entries and open space. The points of
activity along Broadway (e.g. City Center,
01d Oakland, Jack London Square, etc.) are
not linked in any meaningful way.
The purpose of these guidelines is to:

1) increase pedestrian activity along
Broadway
2) increase land use intensity on
frontages
3) to create a central axis for the
downtown area which will 1ink the major
points of activity
4) to create a sense of orientations

Physical Characteristics

/mage

As a main corridor Broadway should
convey a sense of activity, movement, and
commerce. A mixture of buiiding styles,
modern and traditional, 1ine the street.
Various modes of transportation-
pedestrian, vehicular and transit-
converge here, adding to the street's
vitality.

Facades

At street level provide visual interest and
pedestrian activity with narrow frontage
widths and transparent facades.

Ideally, frontages in the area would not
exceed 25, Larger frontages are .
acceptable up to 60’ if multiple entrances
and windows are part of the facade.
Entrances are encouraged at closely
spaced Intervals of 15° wherever possible,
however it {s also acceptable to have
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spacings of 20-40' between entrances if
multiple windows are provided.

Upper stories should have an indication
of the floor levels.

HMaterials

Most standard building materials are
acceptable, however materials which
compliment the significant historical
buildings of Oakland are preferred. Such

materials include masonry, brick veneer,
wood, and glazed tile.

HMaximum Building Heights- north of 880
Butidings along Broadway north of the
Nimitz freeway should be built to give a
sense of uniform height. Bulldings along
the street and up to one-half of the block
depth (150°) should be 5-6 stories, or a
maximum average height of 70",
Structures of this scale are massive
enough to physically enclose the street,
yet still allow pedestrians in the street
torelate to the upper stories.

In some instances existing historic
buildings would prevent a uniform
butlding height, such as in the 0ld Oakland
sub-area. In such instances adjacent
bufldings should have an intermediate
height to transition smoothly from the
higher roof line to the lower ones.
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Closely spaced entrances encouragé pédestrian
ectivity. Where passible, facades along Broadway
north of 1-880 should maintain uniform heights.

-south or 880

Buildings along Broadway south of the
freeway should be of a scale sympathetic
with the Embarcadero area and lower than
those in the areas north of 880. A
maximum of 40'4S’ is recommended.

L. 0Old Oakland

Urban Design Concepts

0ld Oakland's close proximity to City
Center, the convention center, and
Chinatown, as well as its historical
architectural character make this sub-
area an outstanding opportunity for
redevelopment.

The guidelines in this report serve to
revitalize the area through expansion of
services for the City Center work force
and convention-goers, and improved
pedestrian links between these activities.
Residential projects in the area will
serve the City Center workers as well as
provide 24-hour activity and a sense of
security for visitors to the area.



Transparent facades are desireable in all pedestrian

activity areas.

Several significant Yictorian buildings in the Oid
Oaklar)d area swait renovation, such as this ong on
Washington Strest near Seventh.

Physical Characteristics

/mage

Old Oakland, as the name implies, has a
unique historic character created by the
many turn of the century Victorian row-

houses In the area, especially along 8th
and washington Streets.

New developments, alterations to
existing structures, or renovations must
enhance this existing historical context.

Facaaes

Facades should come to the edge of the
property line to keep a continuous street
wall.

Facades should not be primarily flat
and planer, but should have sculptural
elements which protrude beyond the wall
plane. Such elements include cornices,
pilasters, window mullions, bayed
windows, and entrance details. Such
elements on the upper stories may project
several feet over the property line.

Facades should be divided vertically
into bays which correspond to or enhance
the rhythm or cadence of adjacent
buildings.

when new construction is planned
adjacent to significant historic buildings,
horizontal 1ines such as cornices and
windows in new buildings should be
consistent with the old.

Doors and windows should emphasize the
high, vertical proportion of the older

Victorian structures.

Housewives' Market is a “worst case” design scenario.
The facades have no windows, no protruding elements
and are constructed of uninteresting materials.




raterials
Interfor finishes and structural elements
may be of any appropriate material, but
exterior cladding must be harmonious
with the historic character of the area.

Masonry, especially red brick, terra
cotta, or wood cladding are most
appropriate. Materials should have a
hand-crafted rather than a machine-made
appearance.,

Pre-fabricated panels of metal, plastic
or concrete are not acceptable cladding
materials in the area.

Maximum Building Herghts-

The scale of 0ld Oakland should be
preserved to enhance the historic
character of the area. Four stories
(approx. 45-50") should be considered a
maximum.

| C ow

Urban Design Concepts

Oakland's Chinatown is a long-established
social and economic center of Asian
cultural groups.

Due to current worldwide economic and
political conditions Chinatown is
experiencing tremendous growth and has
become a choice investment area. This
area is destined to remain and expand as a
vital, active part of the downtown area.

IT allowed to expand beyond its present
limits, this vitality may help re-establish
other adjacent areas which are currently
underutilized.

Problems related to growth in the area
include congestion and displacement of
low income residents, including the
elderly, as land becomes more valuable
and rents increase.

Visual Characteristics

/mage

The area’s unique cultural and social
character is reflected in its architecture.

The open street fronts allow merchants to
display their merchandise on the
sidewalks, softening the distinction
between interior and exterior, making the
combined space one large active
marketplace. Nofses, smells and visual
stimuli are all-encompassing, as overhead
signs compete for the attention of
passers-by.

Above the activity on the street,
buildings reflect the area's cultural
heritage, with Asfan motifs and colors.

::.._. : e '-- .-.-' 2%
An example of open facades at strest level in Chintown.
Also notics how facade reveais the lot size.

Facades

Facades should be designed to show the
module or rhythm of the lot size, which in
this area is approximately 25"

Facades should be open to the street or
visually transparent for a large part of
their width on the ground floor. Entrances
should be closely spaced, from {5-40'
spacings acceptable.

Asian architectural styles are
appropriate, but should not be added
indiscriminately to facades. All elements
must combine harmoniously.

Balconies with ornate railings or
details are encouraged.
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availability of large open industrial
buildings provide opportunities for
conversion.

Asian architectural styles are sncouraged in
Chinatown. Second story balcony adds to image.

/aterials

Masonry, stucco,or wood finishes are _ _

preferred. Avold pre-fabricated metal Typical industrial butldings in the Embercadero area
plastic, or concrete cladding, ! have significant glass aress. These industrial

buildings express strength and permanence.

Iaximum Building Heights

A'thOUgh mcreasing land prices in the phys‘cal Characteristics

area may persuade developers build /mage

higher, a maximum height of 45' Is The area would not be characterized by a

recommended for the area. This s great deal of street activity. Workers and

Intended to encourage expansion of shoppers come to particular places to

Chinatown in an ‘outward’ rather than shop. The streets would be uncongested

‘upward’ direction. Higher densities may and peaceful, since the Embarcadero West

produce problems such as increased - area has the least problem with providing

congestion and parking shortages. sufficient parking. The adaptive re-use of
older fndustrial buildings retains the

1V. Embarcadero West historic charms of the area to create a

pleasant shopping area.
Urban Design Concepts

Although the industrial activities in this Facades

area may not seem inappropriate, there Facades may borrow elements from the

are other uses for this area which may - surrounding architectural examples, many
better serve the residents and commercial of which are warehouse lofts. These

interests in the community and attract buildings typically include high transoms
commerce and growth. and large, leaded windows made up of

Several home-improvement and small panes,
discount retail outlets recently opened Facades should express the structure of
have shown outstanding success. Lower the building, exposing the load-bearing

rents and relatively abundant space for columns, beams, and trusses as much as
parking make this area quite viable for possible.

this type of large retail use. The 40  Decorative protruding elements such as



cornices and pilasters are highly
appropriate, however planer facades may
be equally attractive.

rMaterials

Materials which express strength and
solidity are preferred. Such materials
include masonry, concrete block, poured-
in-place concrete, heavy timber, iron and
steel.

HNaximum Buriding Heights

A smaller scale is preferred for the area
south of the freeway to preserve the
qualities of openness and light. The
maximum building height in the area is
45",

Lower building heights reduce scale and increase
sunlight exposure.

V. Embarcadero East

Urban Design Concepts
The most unique feature of the
Embarcadero East area is the produce
market, an intriguing historic area.
The produce market is a lively center of
activity, however most of this activity is
from between the hours of 4 and 9 AM so
that few people in the community are able
to participate or observe this activity.
With the area's close proximity to Jack
London Square the opportunity exists to
create aregional entertainment district.

These new businesses would cater to
downtown workers, metropolitan
residents, and tourists. These uses would
compliment the office and industrial uses
already in the area.

Covered sidewalks in the entertainment district will
enclose cafes and restaurants.

Physical Characteristics

/mage

This area is much like the Embarcadero
west area in 1ts physical appearance.
However much more street activity would
be observable as restaurant and club
patrons pause to read a menu or hurry
back to the office after the ritual one-
hour lunch.

The wide covered sidewalks provide
enclosure and are the perfect location for
sidewalk cafes or open air restaurants,
especially considering Oakland's mild
climate.
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racades

Most of the frontages in the produce
market are open to the street. With the
new uses Infill walls or rolldown doors
will be necessary. As often as possible,
do not obstruct the structural concrete
columns with new construction. Retain or
replace existing corrugated eaves and iron
supports.

Materials

Appropriate materials include masonry,
concrete block, poured-in—-place concrete,
heavy timber, iron and steel.

HMaximum Builaing Heights

In the old produce market maintain the
one or two story structures. In other
parts of the area the maximum buiflding
height ts 45",

Yi. General Guidelines

Streetscape

Streets are public spaces which in recent
decades have been poorly designed or
neglected. Beautiful streets may be a

source of civic pride as well a means for .

circulation and a place for social
interaction. Street amenities may
increase pedestrian by creating a more
attractive walking environment.

Jrees

A coordinated planting scheme enhances
any street. Preserve existing trees and
plant additional trees wherever possible,

especially along designated pedestrian
dominant streets and in pedestrian

activity areas.

Extend the current planting scheme to
include the following areas:
- 7th, 8th and 9th Streets west of
Broadway.
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- Clay and Wasnington Streets from
Embarcadero to 8th. :
Select hearty, drought-resistant
varieties.

Admittedly the proposed trolley system
will require removal of median trees.
However the benefits of such a system
eastly justify this sacrifice.

Streel Furniture

The downtown area is noticeably lacking
in street furniture. Benches and garbage
receptacles should be provided along
major pedestrian routes such as
Broadway, 8th and 9th Streets in Old
Oakland and Webster Street in the
produce/entertainment district.

Street furniture need not be of any
particular style, but should be consistent
within each of the sub-areas described in
the report. Select furniture which is
comfortable, attractive, and durable.
Benches should be placed to provide a
significant view or in a location where
there will be a great number of passers-
by. Furniture should be placed so as not to
impede pedestrian traffic.

Street Moagifications
Certain designated pedestrian dominant
streets should be modified to create more
attractive pedestrian environments and
provide more on-street parking ror
shoppers and visitors to the area.

Two lanes of one-way traffic, 45
degree parking and parallel parking should

be created on the following streets:
-8th, 9th and 10th Streets between

Webster and Jefferson.
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Typical plan of 45 degres street parking.
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Open Space

Public spaces are often underused If they
are poorly designed. Too often designers
focus too much attentfon on the design of
butldings and neglect the space
surrounding or between them. Open space
should not be simply ‘what is left over’
after the buildings are designed. Rather
the public spaces must be carefully
designed to be attractive, inviting places
for people to gather or rest.

Well designed open spaces take advantage of sunlight
and views.
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Provide ample seating which faces a
significant view. A common pastime (s
people-watching, and public spaces which
are adjacent to lines of pedestrian
movement are usually well used. A good
place for seating is facing a sidewalk or
well used path.

Define the edges df the open space.
This may be done with low walls which
may double as seating, plantings, paving,
or other devices.

Use water features and vegetation to -
soften the urban ‘hardscape.’ Water
fountains provide a soothing background
noise which makes traffic less noticeable.

Provide a barrier when open spaces are
adjacent to heavy traffic arteries.
Vegetation does not actually block sound
but it provides a psychological barrier.

Design public spaces to receive as much
direct sunlight as possible, most
importantly during the lunch hour and
afternoon. Because Oakland is often
overcast in the morning, designing to
receive morning sun may be less
important.

Whenever possible, design open spaces
with several entries to encourage
pedestrian use.

Place open spaces where they will be
overlooked by windows on adjacent
bufldings. This will provide a sense of
security for the users of the space. Never
design an open space which will be
surrounded by high walls blocking lines of
sight into and out of the space.

Signage

Although signage is important for
advertising the location of a business,
they often become eyesores and detract
from the beauty of an environment. When
selecting or designing signage, great care
must be taken to integrate the sign into
its setting. -



Signs should be appropriately sized.
This is a function of the distance to the
viewer, and whether the sign is meant to
attract pedestrians or motorists.
Generally, well designed small signs may
have a greater impact than poorly
designed large signs. Avoid large, gaudy
signs.

Signs may illustrate the nature of the
business. Simple symbols may at once be
quaint as well as readable from a great
distance.

Neon signs are appropriate. Lighting of
signs {s appropriate, especially reflected
lighting.

Signs should not block attractive
details on the building. They should be
positioned to fit in to the architectural
composition. When multiple signs are -
placed on one building, they should be
complimentary in style and placement.

Lighting
Lighting is an important part of any urban
design plan. At night street lighting
provides security and and encourages
pedestrian circulation. During the
daytime lighting elements may serve as
decorative elements In the streetscape.

The reinstallation of the antique
streetlights along Broadway should be
continued to the waterfront. The same or
similar fixtures should be installed in Old
Oakland and Chinatown. In the
Embarcadero area, well designed
industrial or ‘high tech’ fixtures are
appropriate.

In the old produce area, retain or
replace with close facsimiles the pendant
fixtures suspended under the eaves.

Parking Structures

Although in most parts of Oakland parking
is not seen as a problem, with increased
development in the central downtown area
parking space may decrease and the

demand for parking will increase. To
avoid a shortage of parking spaces for
shoppers parking structures should be
developed.

Locate parking structures off of
Broadway. Sites adfacent to the freeway
are especially appropriate.

Vehicular entries should not impede
pedestrian movement.

Allow for active uses at street level in
street frontage space. This may be
achieved by placing parking above or
below grade, or fn mid-block lots.

Design parking structures to blend with
other buildings. Facades may use
horizontal lines such as cornices,
‘windows'’ or other devices. Use
attractive cladding materials such as
masonry, brick veneer.

Under Freeway Space

Presently the freeway creates a
formidable barrier to pedestrians.

Several improvements will make this area
less intimidating and encourage people to
walk between activities on efther side.

Remove all chain-link fences which
surround parking areas. These fences are
eyesores, catch litter, and indicate an
unsafe environment.

Limit the number of curb breaks to
parking areas to reduce pedestrian/auto
conflicts.

Reduce the visual impact of parking
areas with decorative plantings along the
edges. However plantings should not be
high enough to completely break the line
of sight. Parking areas should be visible
from surrounding streets for reasons of
personal security.

Decorative lighting, signage, and paving
should be used to enhance the area. At
night parking areas and sidewalks should
be brightly lit.
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Chain link fences around parking areas are eyesores.

Alternative Uses

It 1s desirable to encourage the
development of uses other than parking
under the freeway. One proposed use is
museum or gatlery space. Such uses
usually require low levels of direct
sunlight which would be damaging to
works of art or artifacts. The monolithic
freeway supports could become
incorporated into an interior design
scheme. Sound isolating construction
could mitigate traffic noise.

Historic Buildings

The many significant historic buildings in
the area add character and a sense of time
and place. Whenever possible preserve
and restore older structures even if this
incurs a higher cost than new
construction. It is not necessary to
meticulously replicate every detail to its
original condition. What is most
important is to respect the simple
integrity of the original design.

Preserve as much of the original facade
as possible, including ornamentation (if
still in place), transom, cornice, and other
elements.

If cladding has been applied over
original surfaces it should be removed.

Additions to historic buildings should
retain original proportions and materials.

e R L Ao

The Overland Station s a fine example of careful
restoration.

Remove siding which conceals the original design.




PROPOSED FIRST PHASE PROJECT

An-important component in the success of any downtown is the inclusion of
housing opportunities. A quick look at any major city with a successful downtown
core will reveal a mix of housing opportunities. Across the bay in San Francisco
is an excellent example. From the expensive townhomes of North Beach to the
affordable housing available in Chinatown, the people who live in the city support
local businesses and create the vibrant, eclectic atmosphere which makes San
Francisco a desireable place to live, work and play.

The development of Downtown Oakland likewise should include housing
opportunities. Central city housing not only provides convenient living situations
for downtown workers but a level of support for local business as well. As more
people choose to live in the city, new opportunities for business growth occur,
increasing the attractiveness of the city. Inner city residents give the city its life.

Proof that this concept works is beginning to be seen in Oakland’s Chinatown
district. This area is the most healthy and vital part of Downtown Oakland. Much
of this activity stems from the growth of residential uses in Chinatown. It is
estimated that over 5,000 Asians live in or near Chinatown. These residents
provide market support for the many thriving businesses in the district. However,
there would easily be more people living in the district were it not for a shortage
of housing opportunities. Over the last twenty years Chinatown has suffered a
net loss in housing units. This has led to increasing housing costs. Rents range
as high as $700 for two bedroom apartments and 2 bedroom condos sell for as
much as $140,000. Despite these price levels, new housing units are highly
sought after in Chinatown. The Phoenix Plaza development contains 42 condos
and all have been sold prior to completion. These trends indicate both the need
for and desirability of downtown housing.

There are other indicators of this need. In its projections of major demographic
‘trends for the twenty year period 1985-2005, the Association of Bay Area
Governments (ABAG) finds that inadequate housing production is the most
persistent and serious obstacle to the health of the Bay Area’s economy.
Furthermore, ABAG found that the northern area of Alameda County, including
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Oakland, would lag far behind the rest of the county in providing housing for its
residents and workers. ABAG predicted the addition of 12,700 new households
in Oakland by 2005 while most of the new housing will be built in areas outside of
Oakland. By 2005, Alameda County will have a shortfall of 16,270 units, 80
percent of which will occur in the Northern third of the county. Recent estimates
of vacancy rates in downtown Oakland may support some of these projections.

in November of 1987, the Federal Home Loan Bank Board survey of housing
vacancy indicated an average vacancy rate for downtown Oakland of around 1-2
percent. This indicates the shortage of housing in the area as reflected by rising
rents.

Based on these trends and the desirability of central city housing, we propose the
development of a mixed use project in the Old Oakland section of the city. The
project would include both affordable and market rate housing, retail space and
parking. The parking would include space for the residents as well as public
parking space. The site is located across from the Housewives's Market and
Swan’s, bounded by 10th, 11th, Jefferson and Clay streets. It is currently being
used as a parking lot.

Project Description

The proposed design consists of retail space at the street level surrounding a
split level parking structure. Entry to the parking areas are located on Jefferson
and Clay Streets. One entry would provide access to residential parking while
the other, located across from Swan's Market would provide public parking to
patrons of the local businesses, reducing the impact of intense development on
the surrounding area. The upper three levels consists of a mix of affordable and
market rate studios, one and two bedroom units.

~ The project will be designed to enhance the existing character of the Old Oakland
district. Maximum height would be four stories or about fifty feet. Glazing,
storefronts and exterior walls would be designed to complement the restored
Victorians nearby.
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Entries to the residential units are located on 9th and 10th

streets. Residents ascend to one of two central courtyards located above the
parking garage. The courtyards provide open space for rest and relaxation as
well as recreation for small children. Central units open onto the courtyards and
peripheral units face the street. The project would consist of 124 residential
units, 27,200 square feet of retail space and 184 parking spaces. The residential
units would range in size from 500 square foot studios, 700 square foot one
bedroom units and 900 square foot two bedroom units. The top floor would
consist of higher priced two bedroom units only. They would be provided with
roof decks and would have excellent views.
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The mix of units is as follows:

Floor Studio 1BR 2BR

1 “Retail and Parking

2 12 30 8

3 12 30 8

4 24
Totals: 24 60 40
Units Quantity Size Total

(Sq.Ft.)

Studlo 24 500 12,000
1BR 60 700 42,000
2BR 40 900 36,000
Retail 27,200
Parking 184 62,400
Total 124 (Residential) 189,600

Financial Analysis

This proposal includes an in-depth financial analysis of three possible scenarios
for the first phase project. Several assumptions have been made concerning
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these scenarios which range from best case to realistic to worst case. Following
a discussion of these assumptions is the pro forma from the "realistic” scenario.
The results of this pro forma will be analyzed and compared with the results of
the best case and worst case scenarios.

Land Costs: Using recent sales in the area as a reference, land costs for the
60,000 square foot project site are estimated at $50/Sq.Ft. This reflects the price
recently paid for this site in the acquisition of Swan’s Market. This is the highest
price and is included in the worst case scenario. Under the realistic scenario, the
land is valued at $30/Sq.Ft. This assumes that the most recent sale of this land
1in a deal which includes Swan’s Market does not indicate the true value of the
site but rather reflects the value of Swan’s. While $30/Sq.Ft. may not be the
actual value of the land it may be more realistic than $50. Finally, the best case
scenario eliminates the land cost on the assumption that the city will write down
the cost of the land for the proposed development.

Hard Costs: Hard Costs were derived from estimates found in Mean's Square
Foot Costs: 1988. Common Area costs are lower than unit costs due to the
reduced level of finish. Retail costs are also lower as Tenant Improvements will
be added to build out the shell space provided.

Soft Costs: Permits & Fees are based on estimates provided by The City of
Oakland. Architectural and engineering fees are estimated at 5 percent, slightly
on the low side of estimates provided by local firms. The worst case scenario
assumes a 10 percent developer’s fee which is reduced to 5 percent in the
realistic and best case scenarios. The contingency is 10 percent in the worst
case, 5 percent in the realistic scenario and eliminated in the best case scenario.
It is felt that a contingency will automatically be used if it is provided and in a
tightly budgeted project should be kept off the books.

Construction Financing: There is little flexibility in this

factor and the 10 percent interest rate is held constant for each scenario.
Calculations for interest costs assume the first three months would absorb 1/8th
of the loan, the next six months 1/2 of the loan and the final three months 3/8ths
of the loan.
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Permanent Financing: In the worst case the project would be financed using a
standard fixed rate loan amortized over 30 years at a market interest rate of 10.5
percent. The realistic scenario is similar except for a slightly reduced interest
rate (9%) achieved with the help of a guarantee provided by the city. In the best
case the project would be financed through a tax exempt bond issue providing a
below market interest rate of 6 percent.

Rental Rates: The following table displays the rents assumed in each scenario.

Scenario Studio 1BR 2BR Retail Pkg.
Low Income$365 $418 $522

Worst Case $400 $550 $650 $1.25 $25
Best Case $500 $650 $800 $1.50 $40
Realistic  $450 - $625 $750 $1.30 $30

Retail rents are per square foot per month. Parking rates are per space per
month.

Since this project includes 26 units of affordable housing, these rents remain
stable throughout the scenarios. In the worst case scenario, the market rate
rents are similar to those charged in less desirable projects in downtown
Oakland. The realistic rents are similar to those in Chinatown and other more
desireable areas in or near downtown Oakland. The best case assumes rents
only slightly higher than those used in the realistic scenario. Rental rates for the
commercial space are similarly adjusted with the realistic scenario reflecting
current rates in Old Oakland. Rent for parking in the realistic scenario reflects

“the figure charged by some apartment buildings in downtown Oakland. This
calculation is probably conservative given the higher rates which could be
charged for the public parking.
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Inflation Rates: Each scenario assumes inflation in rents and expenses
throughout the period of analysis. In the worst case inflation rates are low and
the rate for expenses exceeds that for rents. The realistic case assumes rents
increase faster than expenses and reflects current inflation rates. The best case
assumes higher inflation rates, particularly those for rents.

Tax Credit Analysis: Since this project provides affordable

housing at below market rents, our proposal assumes the project will qualify for
both Federal and State Low Income Housing Tax Credits. The eligible basis
includes hard costs, soft costs, land costs and construction loan costs. The
qualified basis equals that portion of the eligible costs multiplied by the
percentage of square feet or the percentage of units (whichever is less) set aside
for affordable housing. In order to be considered affordable, the rents cannot
exceed 30 percent of 50 percent of the area median income. This formula
provided the rents for single, two and three person households as reflected in the
pro forma.

Once the qualified basis is determined, the Federal Low Income Housing Tax
Credit (LIHC) provides a tax credit of 9 percent of this basis per year for ten
years. The State LIHC allows a 30 percent tax credit over four years. Since the
purchaser of these credits may not be able to fully utilize them, they are sold at a
discount, 13 percent for the Federal credits and 20% for the State credits. The
sum of these credits is then discounted at a 10 percent cost of capital to arrive at
a present value. This figure represent the value of these credits to an investor
with sufficient income. These credits may be syndicated and this analysis
assumes that the funds from this syndication will be used to write down initial
development costs.

Expenses: Expenses range from 50 percent of effective gross income in the
worst case to 40 percent in the realistic case to 35 percent in the best case.
Actually, these figures are applied to residential income only. Since the retail
space is leased on a triple net basis, expenses are reduced to 5 percent of
effective gross income. The same calculation applies to parking income.
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Results Of The Analysis

Included as an appendix to this proposal is the "realistic™ pro forma. Based on
the.assumptions discussed above, the developer’s initial equity in the project
would total $1,068,244. Due to the high costs of the land and development and
the inclusion of affordable housing, the project produces a negative before tax
cash flow in year one of $243,420. Negative before tax cash flows continue until
year six, when the project generates a positive before tax cash flow of $39,132.
Positive before tax cash flows continue and grow through the ten year analysis
period to $323,655.

Although the negative before tax cash flows appear to kill the project, the true
benefits are realized in an after tax cash flow analysis. Assuming the maximum
corporate tax rate of 34 percent, after tax cash flow is a positive $353,513 in year
one. This is based on the assumption that the project's ownership entity will
have taxable income of at least $1,755,683 (paper losses) in year one. In any
case the project would break even after taxes if the ownership entity had taxable
income of at least $715,941. After tax cash flows rise to $656,792 by the tenth
year.

This analysis also assumes sale of the project in the tenth year. At a 10 percent
cap rate the project's NOI yields a sale price of $21,236,336. Net proceeds
following a 5 percent cost of sale are $20,174,519. This figure produces an after
tax gain on sale of $5,837,899. Combined with after tax cash flow from
operations, total after tax cash flow in year ten equals $6,494,692.

As indicated on the pro forma, the net present value of these after tax cash flows
discounted at 10 percent is a healthy $4,074,657. Internal rate of return is an
amazing 44.05 percent. Since IRR assumes that cash flows are reinvested at
the calculated rate, this figure is unrealistic and should be adjusted using the
FMRR calculation. FMRR provides a more realistic rate of return by assuming
that cash flows are reinvested at a risk free "safe” rate. It also allows the
elimination of future negative cash flows by compounding previous positive cash
flows.
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Under these assumptions the FMRR for this particular project is a very positive
22.2 percent. This is a more realistic figure and indicates the true potential for
the'success of this project. '

As expected, the results produced by the worst case scenario are dismal. Before
tax cash flow in year one is a negative $773,360. This figure is reduced to a
negative $629,548 by year ten. This would obviously be too risky an undertaking
for any investor. Interestingly, the large losses provide a significant tax shelter.
After tax cash flows are significant and produce an IRR of 77.57 percent.
However, the riskiness of the project is indicated by the FMRR of only 7.67
percent. At this low return the investor is much safer investing at the risk free
rate.

Finally, the best case scenario produces the most pleasing results. Before tax
cash flow is a positive $352,197 in year one. This figure grows to an attractive
$1,408,209 by year ten! IRR for the best case weighs in at an unbelievable
68.45 percent! FMRR is also an incredible 38.45 percent. Obviously this
scenario is very pie-in-the-sky. However, it does indicate the presence of
considerable upside potential with this project.

Conclusions

Housing is an important factor in the comprehensive revitalization efforts of any
central city. Many cities derive significant benefits by having a reasonable supply
of housing affordable to a variety or residents in their central cities. The current
revitalization plans and trends for Downtown Oakland should also include
housing. This analysis indicates the feasibility of developing housing. It provides
both affordable and reasonably market rate housing in an area which is expected
to experience considerable growth and revitalization. In addition, there is a
possibility of significant return for the right investor committed to this concept and
backed by the city.

Hopefully this analysis provides a promising example for developers, planners
and designers committed to reviving city living in Oakland.
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PROTOTYPES

The following section outlines prototypes that could put the goals, land use and
circulation policies, market analysis, and design guidelines into effect. They are
not detailed designs for projects. Instead, they illustrate potential designs and
schematic representations of development ideas for particular sites within the
planning area. These descriptions of our prototypes also cite some of the basic
yet fundamental market foundations for our suggestions and proposals.

1. The Broadway Trolley

We would like to propose the construction of a fixed rail trolley along Broadway
from the Lake Merritt area to Jack London Square. This proposal will provide
several important benefits to Oakland. It will provide a physical as well as a
psychological link between the central city and the waterfront. It helps identify
the waterfront as a destination and increases access to the area, allowing more
people to enjoy the amenities of the city. It increases the continuity of Broadway
and supports the concept of this street as a corridor and as the main spine of the
CBD. Furthermore, it would help create a more cohesive and sophisticated
urban environment. It improves the transportation base of the city and possibly
could

be expanded to meet future mass transit needs.

It is difficult to estimate the costs of such a project. There are no truly similar
projects in the U.S. Depending on quality and design, costs could range from a
low of $2 million per mil to as high as $9 million per mile. It is also quite difficult
to estimate the monetary benefits of this type of project. On the other hand, the
social and psychological benefits of this project would be significant.

2. Higher Density On Available Sites Along Broadway
We would like to see increased density of use on the remaining sites along

Broadway north of I-880. This would enhance the continuity of development
along this important thoroughfare. It helps focus on Broadway as the corridor,
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the central spine of the city. It makes for a more uniform scale of mass and
structure.

We feel that there is sufficient market activity for the justification of this proposal.
This is mainly a design guideline and it is easily justified by a quick look at the
scale of most of the buildings along Broadway. Recent land sales in the $200
per square foot range also support the need for the proposed high density
development. The development of sites adjacent to those along Broadway in a
high density manner further support our suggestion. An example is the Phoenix
Plaza development where the sale price of housing units ranges from $100 to
$140 per square foot and retail space may go for as much as $275 per square
foot. These numbers demand that additional development be more intense and
squeeze the highest value from the land.

3. Chinatown Expansion

The current success of Chinatown leads us to support the expansionof this vital
and exciting section of downtown Oakland. We wouldlike to encourage the
expansion of Chinatown ub to and alongBroadway. This will increase the level of
street activity onBroadway and help attract more visitors and activity. We also
encourage the expansion of Chinatown across Broadway along 7th and 8th
streets. This would increase the vitality of this somewhat dead area and improve
street level activity.

The current success of this area precludes the need for further market
justification. The rents mentioned in the market justification are one indication of
the level of activity in Chinatown. As mentioned by Ted Dang of the Chinatown
Chamber of Commerce, these prices are forcing businessmen and residents to
look outside the traditional district. Some of the lots along 7th and 8th, an area
we see as ripe for Chinatown’s expansion, are already owned by Asian
entrepreneurs. The presence of some Asian businesses in this area also
indicate expansion. Also, the level of current and planned development in and
around Chinatown suggest that the area will continue to expand. Construction
recently began on the Pacific Renaissance Plaza. This project will include
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10,000 square feet of retail space, a 24,000 square foot cultural center and 200
condominium units.

4. Broadway Retail South of 1-880

This is another area where we propose the enhancement of existing and
successful uses. The short stretch of Broadway between 1-880 and Jack London
Square already consists of restaurants, offices and retail and we propose to
support that use. This use helps serve as a gateway to the entertainment and
retail district at the waterfront. It indicates the character of the area and improves
the linkage along Broadway. '

Our proposal is feasible in that it complements the planned uses in the area. As
the South of Nimitz area improves, the uses along this stretch of Broadway will
upgrade in quality but retain their character. The development of Jack London
Square into a food and entertainment destination should enhance the upgrading
of these uses.

5. Cost Plus/Discount Retail Area

Another area where we hope to capitalize on current successful trends is the
retail area including Cost Plus, The Ironworks and C. Markus Hardware. We
would like to encourage the development of this area into a discount/home
product retail area. As discussedin the market justification, Oakland presents bo
untiful opportunities for growth in retail services. We feel this is an excellent
location for further retail expansion, especially of the discount and home
furnishing nature. Our ideas are very in-tune with the existing market. The Cost
Plus store has the second highest sales volume of the entire chain. The Bed 'n’
Bath store is the sales volume leader in its chain. In addition, Terranomics, the
developer of the Ironworks where Bed 'n’ Bath is located, owns additional land
and buildings in the area. This is a further indication of market potential for the
Discount/Home retail concept.
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6. Produce Market Entertainment District

We would like to propose a new use for the produce market area, that of an
entertainment district. This concept would take the existing structures and
improve them for use as restaurants, nightclubs and theatres. Again we hope to
capitalize on current market trends in the area. Adjacent land uses, including the
growth of the office market and the Port of Oakland's Jack London Square
project will continue to drive rents upward and the produce market will no longer
be a viable use.

Much of the land uses around and within the produce market area are evolving
from the traditional wholesale uses to more profitable and efficient uses such as
office, retail and restaurants. This area could support a mix of uses including
restaurants and night clubs with live music and dancing. In addition, we would
like to see the inclusion of live and/or movie theatres. An eclectic mix of evening
entertainment opportunities would add to the attraction of the area and
complement existing and planned uses. This would increase the number of
people patronizing the waterfront district, providing additional support for planned
uses.

Several market factors and characteristics support this proposal. The area is
already experiencing a growth of office and restaurant activity. The last few
years have seen major increases in the amount of office space in the area and
office development has approached and infiltrated the produce market. Total
office space south of the Nimitz Freeway exceeds 625,000 square feet (Market
St. to Livingston). Although overall vacancy is about 28%, it is somewhat lower
in our study area. Vacancy rates will continue to fall as absorption remains
steady while the addition of new space slows. Current rents range from $1.00 to
$1.25 per foot per month effective. Asking prices for existing product are
approaching $100 per square foot.

In light of these trends there is little possibility of the produce market remaining a
viable use. As rents rise the market will move elsewhere and the expanding uses
will move in. We feel that entertainment uses fit well in this area. Rents paid by
nightclubs, restaurants and theatres can equal or exceed office rents. The area
will complement the planned uses in Jack London Square and make the area
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attractive. The increase in office space will provide a captive market for our
product. Another major factor in our favor concerns the lack of existing
entertainment activities in Downtown Oakland. A Friday or Saturday evening tour
of the area indicates a lack of clubs where live music and dancing can be
enjoyed. In fact, there are only three or four such spots downtown. There is not
a single live theatre in all of downtown save for civic institutions which
occasionally offer such fare. There is not a single dinner theatre in all of
Oakland.

Finally, the character of the produce market lends itself to our plans. The
buildings could easily be converted to the proposed uses at reasonable costs and
in a way which maintains their character. This alternative would be significantly
cheaper than demolition and is a realistic use of these existing structures.

7. Oakland Promotional Project

One of the problems which has consistently plagued Oakland is a negative media
image. With the level and variety of activity and development now occurring in
Oakland, the time has come for the city and its benefactors to undertake a
positive image building campaign. We would like to propose the initiation of an
advertising and promotional campaign designed to inform people and businesses
locally and nationwide about the opportunities and amenities available in a
growing and vibrant Oakland.

This is an interesting idea which makes sense given Oakland’s changing
character. Many people in the Bay Area are unaware of the changes occurring in
Oakland and a promotional campaign may help draw them here. This would
have to be a well planned and coordinated venture requiring cooperation
between The City of Oakland, the Port of Oakland and local businesses in the
area. The campaign would be designed to inform the public about the new
opportunities in Oakland as they occur in a way which gives one a sense of the
overall revitalization of the city.
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The benefits of such a campaign could be numerous. It would inform current Bay
Area residents about the changes occurring in Oakland. These people may
choose to visit Oakland for recreation and shopping. Some may choose to
relocate to Oakland. It would provide a positive image for the city and help it
attract new residents moving to the Bay Area. A successful media campaign
could also help the city attract businesses wishing to relocate. It could increase
the number of conventions which choose Oakland for their functions.

Media campaigns such as the one suggested here have been used successfully
at the state and city level for years. One may recall the recent campaign by San

- Diego which sparked a battle with Pittsburgh. The costs of such a campaign are
difficult to estimate and would vary widely depending on quality and the level of
coverage desired by The City and its partners. The campaign could utilize a wide
variety of media sources including the print and broadcast industries. Mass
mailings could be used to focus on specific market segments. Brochures and
similar devices could be designed for those in the travel and convention
industries as well as to aid businesses in their locational decisions.
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sCoretructios Lodr Fee §253,738 $2,053, T30
+lponetrecticn Intersss $548, 768 $2,622,007
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68

CE99°11E 1% nZntEz HU

ik “S99E Er6 'b39g BEC B2 IS B " LZGS 536 ‘91Ibs usir‘sies SN B eE 3 WAST J04 POYRSAUL UBE]) &3

IP9 ‘L0Ss S50 ‘bebs 2z29°'31b% 9% ‘82ZEs 249 b ZE ZbEUELLSE s es0y

0% o3 (ZEE‘EZ$) 839 2E% ) CIEQ‘HETEY (T26°'6418) EMOT4 yseo -“Beu pejunousiy

b3 'L0Ss S50 ‘blbs SG6 “Ibbs b2l T Tbg 60 “I8ES EIG‘ESES SMOT4 USSR X&| 4oy

CESITIE 142 s g qYseo cBeu | a4+ hyimby

3 AA =3 AN I Ak E Hh EANPN LR PN D A HE 2 OeY JUBWESILEY |, BIES,

WD LY [NOTR] N

Pl I 9 EE

253 a0 2OT 3% hdN

6E9 ‘ZbSE 19 205% S60 “kFebe 556 b P21 1 Ik E0.L ¢ T3 E1S'ESES i in BEXE ] ADGHY MO Ee)
(252 2Eb4) (DG BIbEY  (LZb Leb3)  (EZU'BZGE) (F0Z0S5E) (L8P 2GE (TEB “YESED (DY onEy Xy
JCG0S UBZ ISICEI6 C2E [EICIZ0ESP T (6N EPG  T$3 (ESZ ‘BT19°1$I (IS0 639 ' TH1(EBI‘GEL ‘T4 BUODU] B gREe)
060 ‘tb T 5T TETS 10k 321 QL0DTIE GES'00TS SQ0“ZEE BT ‘eB8S 13 TouT. iy

ST2°EPO TS IZ202S0°TS  S98° 3301 169°320°1$  ZETIHB0'I$ 29L'950°1s  ESIBOI‘Ts PR ADJUL SRS ) -
GZLLEbYE 524 15E% GZ2 *TEPE SZL1ELE 522 15kE G2l 1EbS GZ2 16k Ho TR rDasadsp so ).

288°L013 ZET"6ESB (ZEE‘EZTE) (839'2B%) CIEC'HETSY  (89G°2HIEI  (0Zk ‘Cb2Zs FOXw) SA03mI 0[] 4=
L92BTTT1S 2ILBHTI TS SULUBBTTES 28BS 292°8871°TF  L92831°TE L9281 18 BOTAAST i) »@ |-

LS9 CET TS SEEZE TS GELSSTCIS 650°901 ‘13 9EL ‘B0 IE  BET ‘9563 LPE b swoou burgeasdn ey
POk CESEE ETN kg ESZ 61k BZ1 “Elb$ EZ3°/BES G122 EE ‘O5ES Sesusd.oy Buy geasdl e 282

BTLAPL TS SZ5°E9a TE  UAY‘LSSTs  2I2°608° TS BSE UER 1S ETLB3E 1E LTS ENE‘ IS WD EaldE) oA 10 )}

BSH LES - Gk ES EEL "B2E (nl=3: RENEE - _ arg SR | [0 FouesEs g wse ).
TANTHESTE LELCTSACTE EE0°R99°1E 03983513 £00°E1S IR it ‘Tg LbE SWODU] (G TYUSY0 LSO
2 Hy3L 9 g S HY3AL 2 = P SRS A TE T dwan

FUNTIR YT T g R T B TR DN S S 1o} (=T



BlEes U0 Xeg
gius un ureb jeu

Tree] paysnlpe sser

YIT "YZE ‘EW
Ze8fZal ‘s

229 TBE ‘DS

SIS LT D2

Db 1702 “11s
Z69 ‘P 9%
Z69 ‘Pek T3S
[WEH

Zua ok I

o1 3A

SIS UG MRy xR 9% d LB 2E8 TS

SO0 AT YA
oL g

o) SEoT PGP DI0 TS

GPHBTO LY BN BIS ‘bl 0TS
A TEE TWO]) 2TB 190 1S
s[5 FO WO 25

BT BEE “YET  1CF

.@#Em de] 2070T

PES ELT IS
5

e tEST 2
DLl TV IS

BNk CGEZ T
MO L5303

CIE 199
OLT L 19%
93 3 0s
0212198 PET

[ S

269 ek T 021

CLETSEEEEY (90D

0

(8

CITB G268 (b3
NnIs‘uete £k
SEZN0° TS b2

G2l IEbE SZe

LS9 ‘EZES
SYLBBYI IS 232
badad -l Kl € S € OF)
Qe NISE

yng TEn s
Bl a01E )

DGE BET

Dl dy3N =)

€258

MW m."

"DLEE

950 Pyl

BEY " TIrsd

BEL*BA5E

CH20 TS0k

BEIDITEICEYTTEL T

R &
‘9T
‘1665
=
‘e81°1$
SER TS
‘06l%
RN €
R {a) &H

zntet

33N

E9s et
B T
SZo N IBLS

SO ‘bLls

ERR == ¢

P

[154 " Qb




5l

of Tof

1

s

-
s

L2, BYS

£

=

Tax Credit Aralysis

Fligitsle Ra=i
Hualifisd RBazis

of Oualifiad

*
o
g

. THL

Nl

ral

¥

Yeoaae

>

£

Yoacr

2

v

57

A I 1

E AN

e

b}

4
'
N

OuslifFisd

of
Ysar

Urerhi s

tpcia ) vz

oz

<

ymye

tote LIHC

rredit
e T-El.‘-'.

{
LENCS R

-
5
L
D3
Ry
L3
(i

(Pt
il

'.-'-'l Tips

Ty

&
P

F2%1.

51,729

2,149

T

Ide

el

Tt

]
-

191

Al

1,

JER%

¥
11

Frp=is-

L

e Iit”
251,

.

=

kT
E251.725%

E25 LTS





