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This chapter of the Specific Plan explores 
the broader implications of development 
with respect to access to affordable housing, 
equitable economic development, and 
improved community health; and recommends 
strategies for ensuring that existing residents 
and local workers, households and businesses 
can participate in and benefit from future 
development in West Oakland. 

The recommends strategies in this chapter 
acknowledge that while the West Oakland 
area’s talented entrepreneurs, and its central 
location and unique building stock are fueling 
new market activity, and regional and local 
developers alike are taking an interest in 
West Oakland, there is the potential that new 
development may raise concerns around 
the impact of neighborhood change and 
displacement on longstanding residents and 
businesses.  The strategies to follow do not 
assume that the influx of new development 
capital will simply flow outward and “lift all 
boats”, because - as one community member 
commented - a number of local residents have 
no “boat”.  The recommended strategies in this 
chapter build upon the longstanding efforts 
of Community-Based Organizations (CBOs) 
and the City of Oakland to support the ability 
for longstanding residents (particularly those 
whose residency in West Oakland extends 

over several generations), as well as newer 
residents and businesses, to participate in and 
benefit from new economic activity in West 
Oakland. 

Section 9.1, Affordable Housing, is intended 
to support residents’ access to housing 
resources to the broadest extent possible. This 
would include, but not be limited to:

•	 Prioritizing preservation of subsidized 
affordable housing. 

•	 Taking steps to reduce the 
vulnerability to foreclosures of existing 
owners and renters, and ensure that 
new owners of foreclosed properties 
become responsible stewards of the 
properties.

•	 Preserving the affordability of 
subsidized rental housing for lower-
income households that may be at-risk 
of converting to market rate housing. 

•	 Developing and promoting 
sustainable development and 
sustainable communities that in turn 
create more disposable income for 
housing.

9: Tending to a Broader Vision
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•	 Supporting the creation of a variety of 
housing types, including those located 
near services and transit, affordable 
for the local workforce and existing 
residents, young and old.

Section 9.2, Equitable Economic 
Development, addresses the critical question 
of how this Plan can benefit the existing West 
Oakland community. Economic revitalization 
must be inclusive to the largest extent possible 
and bring substantial benefits to existing 
residents, businesses and employees. The types 
of benefits that this Plan seeks to help achieve 
within the West Oakland community include:

•	 Establishing viable linkages between 
existing West Oakland Residents and 
new job opportunities that result from 
economic development within West 
Oakland and at the former Oakland 
Army Base; and 

•	 Identifying strong, effective equity 
development strategies that minimize 
the pressures of potential residential 
and business displacement, including 
both a short- and long-term framework 
for overall equitable development in 
the area. 

Section 9.3, Community Health, includes a 
‘Checklist’ that assesses the recommendations 
throughout the Plan as to their level of support 
and benefit to certain community health 
indicators.  This Community Health ‘Checklist’ 
provides an overview of the prospective 
health impacts associated with the policy and 
strategy recommendations included in this 
Specific Plan, particularly as they relate to: 

•	 Air quality and diesel particulate 
matter exposure; 

•	 Exposure to toxic chemicals and 
hazardous materials; 

•	 Access to healthy food; 

•	 Access to parks and recreation; and 

•	 Exposure to excessive noise. 

In some instances, recommendations for 
further, future efforts are identified to better 
address important community health 
concerns.  

Vision 

West Oakland is envisioned to continue to 
reflect a culturally and economically thriving 
and diverse community. Commercial and 
residential development in West Oakland 
will attract new businesses- both those in 
the “traded” sectors producing goods and 
services for sale outside the region and for 
export globally, as well as neighborhood-
serving goods and services for local residential 
consumption.  Residential development will 
enhance opportunities for current residents 
and employees to live, work, and play. While 
the area is bustling with activity and land uses 
have become more intensive, it still maintains 
a hometown feel. Local residents are well-
trained and have access to a broad range 
of jobs and retail and commercial activities, 
as well as opportunities for relaxation, easy 
transit access and the enjoyment of the arts, 
history and culture of the community.  The 
area also offers a variety of housing types for 
all incomes, including housing affordable 
for the local workforce and for retirees. The 
diversity of housing choices has allowed 
young people to remain in West Oakland, 
bringing a new vibrancy into the social fabric.  
Residents living in West Oakland at the time 
of this Specific Plan continue to call West 
Oakland their home, and seniors in particular 
are able to find convenient and attractive 
homes near services and transit to facilitate 
aging in place. 

The West Oakland of the future is a community 
of neighborhoods where: 
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•	 Housing is varied, attractive, and 
affordable. Current residents can continue 
to call West Oakland their home, and 
benefit from new economic development 
activities, both in terms of services 
provided and employment opportunities.

•	 Overall development in the area has 
equitable outcomes crucial for West 
Oakland’s long-term success and for those 
with long standing roots and a deep 
connection to the community.

•	 Housing units and employment centers 
emphasize sustainable building practices, 
improve the built environment and seek to 
improve health outcomes of West Oakland 
residents by improving the quality of air, 
soils and water.

•	 Access to good schools and successful 
training programs prepare residents for 
jobs in biotech, green industries including 
manufacturing, and the creative economy.

•	 A new sense of safety promotes access to 
services, schools, parks, neighborhood-
serving retail, training programs, transit, 
and other services.   

•	 The increase in people’s incomes and 
wealth will further reduce their housing 
cost burdens.

•	 Transit friendly work opportunities 
will reduce combined housing and 
transportation costs.

•	 Area-wide environmental concerns such 
as air quality, have been lessened through 
such measures as:

•	 prohibiting additional encroachment 
of truck routes into West Oakland 
neighborhoods; 

•	 relocating truck parking and services 
from West Oakland neighborhoods to 

a consolidated site or sites in the Port/
Oakland Army Base area; 

•	 implementing a traffic calming 
program in residential neighborhoods 
to discourage truck traffic from 
entering the neighborhoods; 

•	 enhancing truck route enforcement 
and education to keep trucks off of 
neighborhood streets;

•	 continuing, expanding and improving 
the Port’s Diesel Truck Replacement 
Program;

•	 further restricting the expansion or 
introduction of new freight/truck 
terminals, truck yards and primary 
waste collection centers; and

•	 seeking to identify new location 
options for those heavier industrial 
and truck intensive businesses that are 
now more suitable to the west of the 
freeway and in other parts of Oakland.

This vision will ensure that the overall 
development in the area has equitable and 
environmentally sensitive and sustainable 
outcomes that are crucial for West Oakland’s 
residents and businesses’ long- term success. 

Relationship to Other Chapters of the 
Plan

Strategies for affordable housing, Equitable 
Economic Development (EED) and improved 
community health require coordinating 
efforts related to land use, transportation, 
infrastructure investments, and programs. 
Some of the strategies discussed in this 
Plan section therefore overlap with other 
sections of the Plan, but are also listed here 
to show how the Plan’s various components 
come together to create opportunities for 
affordable housing and equitable economic 
development.
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As discussed in Chapter 6, West Oakland 
currently has about 3,200 restricted affordable 
housing units, as well as market rate units 
that are more affordable than other areas of 
Oakland and the Bay Area.  However, West 
Oakland remains vulnerable to fluctuating 
market conditions such as the foreclosure crisis 
that began in 2008.  There are various possible 
options to ensure continued availability and 
improved quality of affordable housing options 
for low- to moderate-income households in 
West Oakland.

Affordable housing is a critical component of 
a sustainable neighborhood and is needed in 
the Plan Area. As of 2011, median household 
income for the average 2.90 person West 
Oakland household  was $27,055 compared 
with the citywide median income of $83,050 
The HUD-defined area median income for 
a four person household (for Alameda and 
Contra Costa Counties) was $89,300, well 
above the City of Oakland and area resident 
incomes. it is therefore imperative that a 
strategy is in place to ensure affordable 
housing is available to all existing and future 
residents, especially since having affordable 
rents targeted to 30% of household income 
both stabilizes low income residents and 
provides these households with expendable 
income for other living and recreating 
expenses. 

While many of the existing housing units 
within the Plan Area have affordability 
restrictions, due to declining federal 
assistance to support new affordable housing 
construction, the recent dissolution of 
the City’s Redevelopment Agency (which 
produced tax increment, the most important 
local source of affordable housing funding) 
and still recovering City revenue projections, 
a creative menu of strategies is needed to 

provide additional affordable housing to 
accommodate the area’s projected population 
growth and maintain a balanced mix of 
incomes in the area.                                                                  

9.1: Affordable Housing

Mandela Gateway- After

The organizations listed below provide services 
that are directly related to affordable housing 
development and access. Many West Oakland 
organizations not shown here serve as advocates 
or provide programming for interrelated 
neighborhood issues.

Mandela Gateway- Before
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Assessment of Existing Housing 
Conditions

Renters 

Renter households comprise 78% of the 
households in West Oakland compared to the 
city’s overall share of 58%, which in turn is 
already much higher than state and national 
rates. There are several reasons for a higher 
proportion of renters. Some are renters by 
choice. Some are because of lack of jobs, lack 
of availability or access to well-paying jobs. 
Some of the higher renter percentage is also 
due to the intention of some San Francisco 
workers to live in West Oakland and commute 
to San Francisco. Renter units can be a strong 
part of the economy but when such a high 
portion of the populations consist of low 
income renters, that population is extremely 
vulnerable to displacement.  

Owner Households  

Owner-occupied households comprise 22% 
of households in West Oakland, far lower than 
the City-wide rate of 42%, which in turn is 
lower than state and national ownership rates.  
Prospective homeowners in West Oakland 
face a number of challenges, including 
access to credit, higher paying employment 
opportunities, and competition from all 

cash buyers.  Existing homeowners faced 
challenges in recent years from predatory 
lending practices, and lack of access to capital 
to properly maintain their homes.  

Although a concerted effort was made to 
encourage homeownership opportunities in 
West Oakland between the late 1990’s and 
now, the foreclosure crisis appears to have 
wiped out any gains made in the last decade 
in the homeownership rate in the Plan area.

In 2000, there were 9,415 units in the area, 
with a 13.1% vacancy rate (8,181 occupied 
units).  Of the total number of occupied units, 
18.1% (were owner-occupied (1,704, or 20.8% 
of occupied units), and 68.6% were renter- 
occupied (6,459 units, so of occupied units, 
78.9% 9 were renter occupied.)

In 2010, of 10,861 housing units, 9,040 were 
occupied units.  Assuming the ratios of renter/
owner occupied units remain similar, 2,289 
(25.3%) were owner-occupied.

2013 data shows 2,220 owner-occupied 
units in Plan Area therefore of the 9409 total 
“occupied” units -- a 23.6% owner/76.4 renter 
split, slightly down from 2010.  However, 
since the number of total housing units 
also increased, there are currently more 
homeowners in West Oakland than there were 
in 2000.

Year Housing 

Units

% Vacant 

Units

Occupied Housing 

Units

Homeowner Occupied 

Units (%)

Renter Occupied Units 

(%)
2000 

(US Census)

9,415 13.1% 8,181 1,704 (20.8%) 6,459 (79.0%)

2010 

(US Census)

10,861 16.8% 9,040 2,289 (25.3%) 6,751  (74.7%)

2013 

(ACS Survey)

11,001 14.4% 9,409 2,220 (23.6%) 7,189 (76.4%)

Figures rounded – may not add up to 100%.  Also, it seems doubtful that actual vacancy rates are this high, given relatively stable 

rents.  May reflect some degree on underreporting to US Census officials.



WEST OAKLAND SPECIFIC PLAN • 9-9  

TE
N

D
IN

G
 T

O
 A

 B
RO

A
D

ER
 V

IS
IO

N

9

Housing Burdens

Housing costs are considered affordable when 
they involve payments of 30% or below of 
a family’s total income (rents or mortgage 
expenses and utilities). 

Throughout the City,  56.6% of extremely low 
income households (<30% AMI) have extreme 
cost burdens (with >50% of household 
income going to housing expenses) and 
may have trouble affording basic necessities 
after paying rent, and another 17.2% are cost 
burdened (pay more than 30% of income 
towards housing costs).  For very low income 
households (earning between 31-50% AMI), 
20.9% of households face extreme housing 
cost burdens and 38.8% are cost-burdened.  

Although rents in West Oakland are somewhat 
less expensive than in other parts of the 
City, given the Specific Plan area’s higher 
percentage of low and extremely low 
households, controlling cost burdens is 
an important component for maintaining 
affordability for West Oakland residents.  
Between 2000 and 2010, an increasing number 
of West Oakland households were burdened 
with housing costs.

Example of Residential rehab-before  

Cost burden refers to a total housing cost (including utilities) in excess of 30% of household 
income, while severe cost burden refers to a total housing cost in excess of 50% of 
household income. While this is the accepted definition, many analysts have noted that for 
low and moderate income households, a housing payment of 30% of income may leave the 
household with insufficient resources for food, clothing and other necessities. 

After residential rehab
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Affordable Housing Stock

The State of California further defines affordable housing as one which is available for the longest feasible time 
at prices affordable to low and moderate income households (HH) based on the local Area Median Income 
(AMI). AMI’s are defined by the U.S. Department of Housing and Urban Development (HUD). The affordability 
levels and income limits for the area which includes all of Oakland are described below:

9: Tending to a Broader Vision      
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Affordable Housing Stock 

 

The State of California further defines affordable housing as one which is available for the longest 
feasible time at prices affordable to low and moderate income households (HH) based on the local 
Area Median Income (AMI). AMI’s are defined by the U.S. Department of Housing and Urban 
Development (HUD). The affordability levels and income limits for the area which includes all of 
Oakland are described below: 

 
Affordability Level     AMI level1      2013 HH Income limits (3 person HH)2 
Moderate Income     Between 81% and 120% of AMI             $58,001 ‐$96,350   
Low income       Between 51% and 80% of AMI              $40,151 ‐ $58,000 
Very Low Income    Up to 50% of AMI              <$40,151   

 

In 2011, the HUD‐defined median income for a three person HH in the area which includes Oakland 
and all of Alameda and Contra Costa Counties was $83,050, well above the $27,055 median HH 
income for the average 2.90 person West Oakland households as shown in Figure X below. 

                                                 
1 AMI is determined annually by HUD by HH size  
2 Income limits are determined annually by the California Housing and Community Development (HCD). Limits are shown here for a three 
person household, which is consistent with the average household size in West Oakland of 2.90. 

In 2011, the HUD‐defined median income for a three person HH in the area which includes Oakland and all of 
Alameda and Contra Costa Counties was $83,050, well above the $27,055 median HH income for the average 
2.90 person West Oakland households as shown in Figure 9.1.1 below.  

Fig.9.1.1: Planning Area Income & Affordability

1  AMI is determined annually by HUD by HH size 

2  Income limits are determined annually by the California Housing and Community Development (HCD). Limits are 
shown here for a three person household, which is consistent with the average household size in West Oakland of 2.90.
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Citywide, renters (which comprise 52% of the 
Oakland households) have unaffordable rent 
costs. In the Plan Area, a high percentage of 
residents are cost burdened (paying more 
than 30% of their household income on rent, 
and in some instances paying over 50%) and 
may have difficulty affording necessities such 
as food, clothing, transportation and medical 
care3 (Of owner households in Oakland, 
housing payment burdens values are lower 
at 23%. West Oakland owner households can 
be expected to have higher rates of housing 
payment burdens.

West Oakland’s currently affordable housing 
stock is comprised of both long-term 
restricted affordable housing units and market 
rate housing that is currently affordable, 
but doesn’t have long term affordability 
restrictions: 

Long-Term Restricted Affordable Housing 
includes: 

(i)  Privately owned housing subsidized by 
the City of Oakland through local, state 
and federal funds. At the local level, these 
include restrictions placed by the City of 
Oakland’s former Redevelopment Agency. 
At the State level, the California Tax Credit 
Allocation Committee (CTCAC) administers 
the federal and state Low-Income 
Housing Tax Credit (LIHTC) Programs that 
encourage private investment in affordable 
rental housing for households meeting 
certain income requirements. At the 
federal level, subsidies backed HUD help 
apartment owners offer reduced rents to 
low-income tenants. 

Table XX illustrates the distribution of 
these subsidies. (See attached table as part 
of Appendix showing restricted affordable 
housing units in the Plan Area)

(ii)  Public housing owned and administered 
by the Oakland Housing Authority (OHA). 
The Oakland Housing Authority (OHA) 
owns and operates 786 units within West 
Oakland (390 units at Peralta Villa, 154 at 
Campbell Village and 242 in scattered sites 
throughout the Plan Area).  An additional 
129 units of public housing are owned and 
managed by non-profit BRIDGE Housing 
Inc. as part of the HOPE VI projects 
Mandela Gateway and Chestnut/Linden 
Courts and are included in the unit count 
in the privately owned housing count 
above.

(iii)  ‘Project Based Section 8’ also administered 
by OHA. Project-Based Section 8 exists 
in the form of a Project-Based Voucher 
Program (formerly known as the Project-
Based Certificate Program) and includes 
unit-based subsidies that provide 
assistance to eligible low-income families 
residing in designated rental units. The 
units are under contract with the OHA 
but are privately owned and managed. 
Project-Based Section 8 is included within 
the stock of the restricted affordable 
units funded by the former Oakland 
Redevelopment Agency. 

As of 2011, OHA data listed 64 units within 
Project Based Section 8 in West Oakland 
—these units all have existing City 
affordability restrictions.  OHA has more 
recently provided Project-Based Section 8 
assistance to the California Hotel as well. 
These subsidies have an initial contract 
period of 15 years. If the tenants move out 
before the contract expiration, they can 
apply for the Section 8 portable vouchers 
that protect the tenant. The Project-Based 
Section 8 subsidy contract on the unit is 
still valid for its full duration. Under the 
regulation, the contracts can be renewed 
up to another 15 years subject to funding 
from HUD. Since the current contracts are 
fairly recent, the related subsidies are not 
at a high risk in the short-term.

3  The figures include areas zoned industrial, 
which therefore have relatively low proportion of 
households).
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Market rate housing that is currently affordable 
to residents, without long term affordability 
restrictions, includes:

(i)  Market Rate housing that does not 
currently have rent or income restrictions, 
but is available at a lower rate due to 
existing market conditions, thereby 
making it affordable.  This housing 
would not have any future guarantees of 
continued affordability.

(ii)  Rent Adjustment Covered Units. The city’s 
residential rental adjustment program 
limits rent increases to once per year at 
an amount equal to the average annual 
percentage increase in the Consumer Price 
Index (CPI). This ensures stability in rental 
rates for existing tenants. Also, the City’s 
Just Cause for Eviction Ordinance helps to 
ensure tenants are not subject to eviction 
motivated by a rental property owner’s 
desire to increase rents. Such protection 
is useful, but has limits: units after 1995 
are exempt, as are owners with less than 
three units.  Also, the Ordinance doesn’t 
target by income, so households earning 
well over median income may benefit as 
well, while low income households with 
rent adjustment protections who start out 
paying higher portions of their income 
to rent will continue doing so, unless 
household income rises.  

(iii)  Tenant Based Section 8 vouchers 
administered by the Oakland Housing 
Authority (OHA). Section 8 Vouchers 
administered through the Housing Choice 
Voucher Program support low income 
tenants in paying rent to the landlords. 
Section 8 participants pay the property 
owner a portion of the rent based upon 
their income (30%-40% of their income) 
and OHA pays the difference. Section 8 
participants are free to choose where they 
live and to transfer their assistance when 
they move. Through a transfer process 
called portability, Voucher participants can 
move almost anywhere in the country. 

As of 2011, there were 1,189 Section 8 
Vouchers in the Plan Area. 

In 2011, there were a total of 10,444 units in 
the Plan Area. As the above analysis illustrates, 
there were 3,217 long term affordable 
housing units — 3,100 with affordable rental 
restrictions (including 786 units owned and 
operated by the Oakland Housing Authority) 
and 117 affordable ownership housing units.  
In addition, the 1,189 Tenant Based Affordable 
vouchers provided additional affordability 
to households, although some of those 
voucher holders live in the 2500 or so non-
OHA affordable units, and use the vouchers 
for deeper levels of affordability for their 
households.   

A market rent of $2.50 per square feet ($725 
for a studio in 2010) will require an annual 
income of $57,600 which is significantly 
higher than the current median income of 
$27,500 in West Oakland].  In 2011, there were 
3,574 additional housing units in the pipeline, 
that will included 356 units with long-term 
affordability restrictions (137 units of which 
were comprised of the rehabilitation of the 
California Hotel, rather than new affordable 
units).

Iron Horse Development at Central Station

 4  http://www.oakha.org/section8lh/voucher_program.
shtml

 5  http://www2.oaklandnet.com/oakca1/groups/ceda/
documents/form/oak034274.pdf
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The OHA working with community partners and stakeholders have developed and implemented 
solutions to issues of access to quality affordable housing, persistent poverty and lack of opportunity in 
very low income neighborhoods.

This includes giving incentives to families with children where the head of household is working, 
is seeking work, or is preparing for work by participating in job training, educational programs, or 
programs that assist people to obtain employment and become economically self-sufficient. The OHA 
leverages resources by working with and through experienced non-profit service providers and other 
local government agencies to deliver access to health, education and social services, which benefits the 
residents and neighborhoods.

The homeownership program teaches participants financial literacy and establishes escrow accounts to 
be used for the purchase of homes, investment in education, or the formation of new business ventures. 
With greater financial independence, all members of the family then have more flexibility to pursue 
personal interests, many of which transcend avocation to become future vocations.

In 2012, 181 Section 8 and Public Housing residents enrolled in the OHA Self-Sufficiency programs. Eighty 
one (81) opened escrow accounts with one notably graduating with $33,250 in savings, the highest 
disbursement ever to an Authority family. One hundred seventeen (117) OHA residents enrolled into at 
least one of the 11 career development/training programs, a success rate of 82%. Of those participating 
in OHA-sponsored employment preparation services, 14 were hired for construction projects; 26 were 
hired through Section 3 service contracts; nine (9)were hired directly for full-time employment with OHA; 
and another 20 were prepared for and received gainful employment outside of OHA.

A strong partnership with the Oakland Unified School District (OUSD) and OHA gives students and 
parents the chance to become actively involved in creating Full Service Community Schools where every 
school acts as a resource and service hub that connects with local partners to help build healthy and 
vibrant schools and communities. The OHA residents are working at summer jobs and learning useful 
skills, earning money and developing a strong work ethic. Many are also becoming more computer 
literate using state of the art technology and social media by accessing our computer labs and training. 
Additionally, youth and young adults are exposed to environments outside their own neighborhoods 
while building positive relationships with peers, authority figures, mentors and the police.

For school-aged children, OHA distributed 430 backpacks with school supplies, increasing the likelihood 
of success in the new school year. Sixty five (65) students participated in summer programs and 29 went 
to Camp Mendocino, a residential summer camp in the California coastal redwood area. Additionally, 
16 college-bound students were afforded the opportunity to view campuses more closely by taking 
advantage of the Spring Break College Tours and 13 applied for the PHADA college scholarships. Many 
families also benefited from programs like Oakland Zoo Lights and the Mayor’s Toy Give-a-Way, which 
help to make children feel special year-round, especially during the holidays. Overall, the shift toward 
expanding the experiences of traditionally underexposed children broadens their knowledge of the 
opportunities available and gives them the freedom to set goals that were previously inconceivable.

Fig.9.1.2: Opportunities through Oakland Housing Authority (OHA) Programs6

6  From OHA’s 2012 Annual Report
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Potential Risk of Displacement

As development proceeds in accordance 
with the West Oakland Specific Plan, there 
will be a renewed interest in investment in 
the district. As a result, property prices will be 
expected to rise.  While existing West Oakland 
homeowners can benefit financially from the 
increase in the value of their properties, renters 
and prospective owners could face serious 
challenges, such as renters facing higher rents 
and potential homebuyers trying to compete 
with cash investors for single family homes. 7

Several research and advocacy organizations 
as well as regional agencies have identified a 
potential for displacement of low income and/
or minority residents following reinvestment 
in their communities as an unintentional 
outcome. This displacement is likely to be 
more indirect and is different from the broad 
scale displacement of communities that was 
commonly associated with the redevelopment 
projects in the 1960s.  However, because it is 
likely to be more incremental and dispersed 
in nature, displacement associated with plan 
improvements may be difficult to track and 
counteract.  Displacement might result from 
building owners choosing to do condominium 
conversions of properties that had previously 
been rental, or responding to increasing 
market values by raising rents on existing 
tenants.  Although the City’s policies provide 
some protections for renters, these are not 
absolute.

It is important to differentiate between 
displacement and gentrification. 
Displacement jeopardizes existing residents’ 
ability to remain in their neighborhoods due 
to increased housing costs and insufficient 
access to employment opportunities. 
Gentrification is a shift in an urban community 
toward wealthier residents and/or businesses 
and increasing property values, sometimes 
at the expense of the poorer residents of the 
community and in other studies8 has been 
associated with increases in educational 
attainment and household incomes as well 
as an appreciation in housing prices.  It does 
not, however, necessarily include any level 
of displacement that is triggered in the 
process.  This section of the West Oakland 
Specific Plan focuses on displacement as the 
central issue. It has been previously studied 
that involuntary displacement as a result of 
neighborhood change is difficult to measure. 
This is largely because sufficient mobility data 
is mostly unavailable. The data can be easily 
under represented because it is difficult to 
survey people who move out of the city and 
their reasons for leaving or over represented 
because it’s difficult to know if it is due to the 
inability to pay rent due to personal hardship 
as opposed to ability to deal with rent 
increases.

Based on an analysis of 19 diverse factors, 
including housing and transportation, the 
Center for Community Innovation’s (CCI) 
2009 report ‘Mapping Susceptibility to 
Gentrification’ identified West Oakland as 
being highly susceptible to gentrification. 
As discussed earlier, this does not mean that 
displacement will happen. In the subsequent 
section, the CCI study strongly associates 
renter occupancy and high rent burdens with 
displacement “since renters may not have the 
choice to stay in the units as rents increase.”  
  At a minimum, West Oakland residents 
can experience higher cost burdens when 
property prices rise.  

 7  Denver Regional Council of Governments [http://
www.drcog.org], 2001; http://www.drcog.org/
agendas/November%203,%202010%20MVIC%20
Agenda%20comments%20enabled.pdf;  page 30 
“Cost of Living”
8  The Center for Community Innovation’s (CCI) 2009 
report ‘Mapping Susceptibility to Gentrification’ 
sought to “create an early warning toolkit to help 
communities (in the Bay Area) identify whether 
their neighborhood is susceptible to gentrification 
as reinvestment occurs.” The report defined 
gentrification to include the following condition: 
“a central city neighborhood with housing price 
appreciation above the regional average, increase 
in educational attainment above the regional 
average, and household income at or below the 40th 
percentile of regional household income (roughly 
80% of median income, a standard definition of low-
income) in the starting year (as the process begins)”
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 Existing City Programs

Financing to fund affordable units and first 
time homebuyer programs has been seriously 
hampered by the elimination of the City of 
Oakland’s Redevelopment Agency. However, 
the following programs provide various 
forms of effective (though limited by reduced 
funding availability) assistance:

(a) City of Oakland Housing Programs

The City of Oakland’s housing programs 
support and fund housing rehabilitation, 
provide assistance to first time home buyers, 
help fund housing development, and provide 
other miscellaneous housing services for low- 
and moderate-income households through:

•	 Housing rehabilitation programs

•	 First-time home buyer programs

•	 Housing development programs to 
construct or rehabilitate affordable 
housing

•	 Programs to provide assistance to 
Oakland’s homeless

•	 Funds that assist non-profit service 
providers to support Oakland 
residents in a variety of housing 
related activities.

Although these housing programs no longer 
have access to the former Redevelopment 
Agency’s locally-generated redevelopment 
funds, the City also receives funding support 
from:

•	 Federal HOME funds, primarily for 
housing development projects, and 

•	 Community Development Block Grant 
(CDBG) funds, of which roughly 40 to 
50% supports programs for housing 
and homelessness

In 2008-09, the City was awarded $8.25 
million in supplemental CDBG funds under 
the Housing and Urban Development (HUD) 
Neighborhood Stabilization Program (NSP) 
to assist with acquisition, rehabilitation 
and resale or rental of foreclosed homes 
and apartments. This award allows the 
City to provide assistance to purchase 
and rehabilitate foreclosed, bank-owned 
properties with funding targeted to the 
most distressed neighborhoods in the city, 
particularly in selected areas in East and West 
Oakland.

The City of Oakland identified over 4,000 
homes that were foreclosed on and taken 
back by lenders between January 2007 and 
October 2008. These foreclosures have been 
most heavily concentrated in West Oakland 
and East Oakland. Many of these foreclosed 
properties have become targets for vandalism 
and theft and, if left unchecked, these 
properties will become magnets for crime, 

9  There are other reasons that displacement may 
happen besides an increase in rents. The Center for 
Transit Oriented Development (CTOD)’s TOD Action 
Guide identifies several reasons for displacement 
included within two broad categories. The first 
is the displacement that happens due to market 
improvements such as increase in rents, condo 
conversions or redevelopment of existing rental 
properties, sale of rental properties-triggering 
evictions of existing tenants and owners re-
occupying rental properties. The second includes 
displacement occurring through the expiration of 
existing subsidized housing. The latter may include 
Section 8 voucher expiration and the conclusion of 
affordability terms for subsidized affordable housing.  
10  Dukakis Center for Urban and Regional Policy in 
their 2010 report2 studied 42 neighborhoods in 
12 metropolitan areas to understand the impacts 
of transit investments between 1990 and 2000 in 
neighborhoods that have previously been lower 
income. Even though it could not prove that 
displacement occurred, the report showed how 
renter households who choose to remain in the 
neighborhood and take advantage of the new transit 
invariably experienced higher cost burdens.  

11  After a significant downturn in 2007 and 2008, 
property prices in West Oakland increased 46 percent 
between 2009 and 2010. Apartment rents nationally 
and in the Bay Area are expected to climb. Rental 
units are currently a strong preference for incoming 
young households. Also, the re-entry of former 
foreclosed properties as rental units has generated an 
increased supply of rental options. .  



1

TE
N

D
IN

G
 T

O
 A

 B
RO

A
D

ER
 V

IS
IO

N
9

9-16  •  PUBLIC DRAFT REVIEW  - JANUARY 2014

causing further declines in property values that 
could accelerate the foreclosure problem in a 
downward spiral.

Under the City’s Neighborhood Stabilization 
Program (NSP) program, these CDBG funds will 
be spent in designated areas within East and 
West Oakland.  

(b) Tenant Protections 

Several tenant protection ordinances currently 
exist in Oakland that includes Rent Adjustment 
and Just Cause for Eviction. However, these 
largely benefit current tenants, benefit eligible 
residents regardless of income levels, and do 
not guarantee rents that are affordable to 
the households currently living in the units. 
When new tenants come in because of Costa 
Hawkins (California Civil Code Section 1954.50-
1954.535) that re-assesses the initial rental 
rate for a dwelling or housing unit constructed 
after 1995, the unit gets exempted from rent 
control. The affordability of the rental unit 
therefore is lost.  In addition, properties with 
3 or fewer units are exempt from rent control. 
Moreover, exceptions to rent control are 
numerous. 

(c) Residential Lending Programs

Although West Oakland has a relatively 
high proportion of its housing units in large 
multi-family developments compared to 
most areas other than Downtown within 
the City, it also contains a high proportion 
of 1-4 unit residential buildings without 
formal rental affordability restrictions in 
neighborhoods throughout the Plan Area.  
One key component of equitable housing 
development and prevention of displacement 
of existing Oakland residents are programs to 
improve existing smaller residential buildings, 

particularly those owned by low to moderate 
income households, and/or seniors.  

The Residential Lending Division of the 
City’s Department of Housing provides 
technical and financial assistance for repairs 
to owner-occupied homes and grants for 
accessibility modifications to owner-occupied 
and rental properties in the 1-4 unit size 
category.  Residential Lending Division loans 
(as well as limited grants) provide valuable 
financing and are used to make accessibility 
improvements to allow disabled access and 
for the community’s seniors to age in place, 
to conduct lead paint remediation that allows 
young children to grow up without the threat 
of lead poisoning (See Case Study “West 
Oakland Fishbone Project” Figure 9.1.3 for 
more info on innovative lead remediation 
efforts), to conduct systems repairs that 
threaten the livability of homes, and to 
improve the outward appearances of homes.  

These programs allow low to moderate 
income households a chance to remain in their 
homes, lessening instances of displacement 
of residents, while still improving the housing 
stock and feel of neighborhoods within West 
Oakland.

The Residential Lending section provided 288 
loans/grants during FY2012-13 throughout 
the City, 16 of which were made within the 
West Oakland Plan Area. 

(d) First Time Homebuyer Assistance

The City is engaged in a variety of efforts 
to provide opportunities for first-time 
homebuyers to purchase homes.  The City’s 
Mortgage Assistance Programs provides 
deferred payment second mortgages to 
low and very low income homebuyers.  The 
city develops new and rehabilitates existing 
housing units for purchase at affordable prices 
to low income families through collaboration 
with nonprofits such as Habitat for Humanity, 
Oakland Community Land Trust, and East 
Bay Asian Local Development Corporation 

12  http://www.leginfo.ca.gov/cgi-bin/di
splaycode?section=civ&group=01001-
02000&file=1954.50-1954.535
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The Fishbone Project was a free Environmental Protection Agency (EPA) program to Treat, Lock and Cover 
lead in soil on residential properties, with the goal of significantly reducing lead exposure in the South 
Prescott neighborhood. An investigation in 2009 found that lead levels in soil were especially high in West 
Oakland. .The EPA health standard for lead is 400 parts per million, and the average level found in this area 
was 843 parts per million. Lead is extremely toxic to young children, and lead poisoning can lead to learn-
ing disabilities and violent behavior, causing serious problems in a child’s life.

Extensive removal of lead-contaminated soils is extremely cost-prohibitive and impractical, so the Fish-
bone Project was developed to utilize a more cost-effective, yet still extremely effective, means for 
treating lead-contaminated soils to reduce health impacts on the community.  Soil was first treated with 
ground up fish bone, which reacts with lead to form pyromorphite, which is not as readily absorbed by the 
body. The bioavailability of the lead in the treated soil has been reduced in the range of 20 -70%. The soil 
was then covered with a green cap, such as sod, clean soil with mulch, raised garden beds, or gravel. The 
combination of 8 inches of treated soil with 4 inches of a green cap has reduced exposure to toxic lead 
down to a 12 inch depth.   

By November, 2012, 143 out of 151 targeted properties in the South Prescott neighborhood of West Oak-
land were cleaned, making for an outstanding 95% of total properties participating. The easements on all 
of the targeted streets were also treated. Another positive result of this cleanup was the employment of 
40 West Oakland residents, including 5 South Prescott residents.

In order to help ensure that lead paint from homes did not re-contaminate the soils, referrals were made 
to lead paint remediation programs provided by Rebuilding Together Oakland and the City of Oakland ’s 
Residential Lending Division (for homeowners), and the Alameda County Lead Hazard Repair fund (for 
renters). In addition, the EPA has produced a Do-It-Yourself information sheet that is available on their 
website and Facebook page.

The success of the Fishbone project was due in large part to the participation and ideas of West Oakland 
residents and local organizations such as the West Oakland Environmental Indicators Project and the 
Cypress Mandela Job Training Center (Cypress Mandela is also profiled in the Equitable Economic Develop-
ment portion of this chapter).  

Sources: US Environmental Protection Agency website: http://www.epaosc.org/site/site_profile.aspx?site_id=5604, 
and City Housing staff visits to the South Prescott field office.

Fig.9.1.3: West Oakland Fishbone Project:  Lead Soil Remediation 

These programs allow low to moderate income households a chance to remain in their homes, 
lessening instances of displacement of residents, while still improving the housing stock and 
feel of neighborhoods within West Oakland.
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(EBALDC).   Other programs provided by the 
City and by organizations, such as the Unity 
Council, with whom the City has developed 
partnerships include counseling and education 
for first-time homebuyers.

For low to moderate income homebuyers, 
Alameda County provides for participation 
in a Mortgage Credit Certificate Program, 
through which eligible home buyers increase 
their ability to qualify for a mortgage loan and 
reduce their effective mortgage interest rate 
approximately 1.5 percentage points.

MCC recipients may take 15% of their annual 
mortgage interest payments as a dollar-for-
dollar tax credit against their federal income 
taxes. The home buyer adjusts federal income 
tax withholdings, increasing income available 
to pay the mortgage. 

In addition, the California Housing Finance 
Agency (CalHFA) has an array of loan and down 
payment assistance programs (through third 
party lenders) designed for low to moderate 
income households seeking to become first-
time homebuyers.  Within the last five years, 
43 out of 295 assisted buyers City-wide closed 
with our assistance loans within the last 5 
years.  For several years, funding was held aside 
for $100,000 loans for low to moderate income 
homebuyers at  Zephyr Gate and Pine Street in 
conjunction with those development; however, 
when the Redevelopment Agency dissolved, 
so did the authority to use the remaining funds 
for these loans.

(e) Affordable Housing Development 
Programs

This program helps implement the City of 
Oakland’s affordable housing development 
programs. City staff works with for-profit 
and non-profit developers to revitalize 
neighborhoods and increase housing 
opportunities through new construction, 
substantial rehabilitation and preservation 
of rental and ownership housing for very 
low-, low- and moderate income households. 
Staff implements the City’s annual Notice of 
Funding Availability (NOFA) process to make 
competitive funding awards for affordable 
housing projects and monitors the City’s 
and Agency’s portfolio of more than 90 
projects and roughly 8,000 units (including 18 
developments and 1,437 units in the Planning 
Area) to ensure proper management and 
maintenance and compliance with rent and 
income limits.

Except for a minor predevelopment loan 
program, funding awards are made on a 
competitive basis, with ranking criteria 
including development and management 
experience of the development sponsors, 
location near transit and service/retail 
amenities, income levels served, and 
environmental/sustainability measures 
incorporated.

As is noted in the case study “More Than 
Housing...” (See Figure 9.1.4), developers of 
affordable housing are encouraged to leverage 
significant outside funding, provide services 
appropriate to the needs of their residents and 
the surrounding community, to incorporate 
measures for resource sustainability and the 
quality of life and health of residents, and to 
build connections (literally and figuratively) to 
their surrounding communities. 

Who’s a First-Time Homebuyer?  

First Time Homebuyers are defined as 
someone who has not owned their principal 
residence during the previous three years. 
Some exceptions may apply.
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The California Hotel was constructed in the late 1920’s, and is listed on the National Register of Historic Places.  
During its heyday as a commercial hotel and ballroom, it served as a welcoming establishment during an era of ex-
treme racial discrimination for African American Americans in general and musicians in particular.  It saw musicians 
such as James Brown, Ray Charles, Billie Holiday, Sly Stone, Aretha Franklin and Big Mama Thornton play before 
it closed in the early 1970’s. In the late 1980’s, the hotel saw a second life when it was renovated into 150 Single 
Room Occupancy units for low income tenants.  

However, by the end of 2007, the California Hotel was in desperate trouble. Its owner, Oakland Community Hous-
ing Inc., was insolvent, and property management was in a downward spiral, with bed bug infestations, crime and 
an extreme number of vacancies.  

Through a partnership between the City, the Court-appointed trustee who managed the property through the 
transition period and the East Bay Asian Local Development Corporation (EBALDC), ownership was transferred to 
EBALDC in 2012, with funding (from Oakland and other public and private lenders, as well as a tax credit equity 
investor) to extensively rehabilitate the property. Project-based operating assistance from the Oakland Housing 
Authority will help stabilize the building’s operations over the long term.

The rehabilitation project, scheduled to complete in late 2013, will reduce existing 150 SRO and studio units to 137 
studios, 1-bedroom, and 2-bedroom units with at least 25% of units for designated for people who are homeless 
and have special needs. The unit reduction enabled the creation of larger apartments to accommodate families or 
live/in caretakers.  All remaining existing residents were given the opportunity to remain at the California, and the 
rehab work was conducted in stages to ensure they would not need to move off-site.

The California Hotel rehab includes low VOC paints, new plumbing, windows, and heating, a new roof, and a solar-
powered water heater. Each unit will be upgraded with filtered mechanical ventilation to improve air circulation 
and quality, and kitchenettes will be added to units that do not currently have them.   The rehabilitated historic 
ballroom will serve as a community room for both residents and for hosting community events.

 

California Hotel-after rehab

The desired retail and service mix for the building’s 8,000 square feet of commercial space includes food busi-
nesses, service providers that focus on health and well-being, as well as micro-business incubation opportunities.  
Lifelong Medical Care will provide social services on-site to all residents. People’s Grocery currently operates a 
community garden in the backyard, and intends to develop additional urban agriculture and participatory pro-
gramming.

However, EBALDC also realized that improving this one property, however impressive and service-rich, will not be 
complete or viable for the long-term without connecting to efforts to improve the surrounding neighborhood as 
well.  EBALDC is therefore a committed partner in the San Pablo Corridor Coalition, which was formed in 2009 by 
longtime residents, business owners, clergy and property owners to improve the everyday experience of those 
who live and work along Oakland’s San Pablo Avenue.  This group continues to stage regular meetings to build 
community, reduce blight and improve safety throughout the San Pablo Corridor within the Plan Area.

Fig.9.1.4: More Than Housing: The California Hotel Acquisition and Rehabilitation Project                                                                                    
    and the San Pablo Corridor  Coalition
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(f) Housing Element of the General Plan

One of the City’s major tools for neighborhood 
stabilization and housing is the Housing 
Element of the General Plan. The 2007-2014 
Housing Element is focused on eight goals that 
provide direction and guidance for meeting 
the City’s housing needs.

This Specific Plan is consistent with and 
supports these eight goals and supporting 
strategies as enumerated in the City’s recently 
adopted Housing Element, as follows: 

•	 Goal 1: Provide Adequate Sites 
Suitable for Housing for All Income 
Groups

•	 Goal 2: Promote the Development 
of Adequate Housing for Low and 
Moderate-Income Households

•	 Goal 3: Remove Constraints to the 
Availability and Affordability of 
Housing for All Income Groups

•	 Goal 4: Conserve and Improve Older 
Housing and Neighborhoods

•	 Goal 5: Preserve Affordable Rental 
Housing

•	 Goal 6: Promote Equal Housing 
Opportunity

•	 Goal 7: Promote Sustainable 
Development and Sustainable 
Communities

•	 Goal 8: Increase Public Access to 
Information through Technology

West Oakland sites that were identified in 
the 2007-2014 Housing Element as being 
suitable for new housing are identified in 
Table 9.1.5, . This table further separates 
those sites between those sites located in this 
Specific Plan’s Opportunity Areas, and those 
sites located outside of the opportunity Areas 
in the Residential Enhancement areas of West 
Oakland. 

Pipeline Projects: There are several affordable housing projects both approved and in the pre-approv-
al planning stage that will increase the number of affordable housing units in the Plan Area in the 
future. Table 16 from the Market Opportunity Report- Housing, Retail and Arts illustrates the numbers. 
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Local, Regional & State Efforts 

Foreclosure crisis: 

“The City of Oakland has been significantly 
impacted by the national foreclosure trend 
after the housing market collapsed in 2008. 
Foreclosure sales have been a downward 
force on housing prices in Oakland as well 
as nationally. The foreclosure process usually 
begins with a Notice of Default (NOD), which is 
typically sent as a letter from the lender giving 
the homeowner three months to repay all 
outstanding payments. If the repayment is not 
made within three months a Notice of Trustee 
sale (NOT) is sent to notify the homeowner of 
the impending foreclosure and the auction 
date of the property. If the property cannot 
be sold at auction, it becomes a Real Estate 
Owned (REO) property by the lender.” 13 

“As illustrated in Table 12 there was also 
an increase in foreclosure activity during 
the recent economic downturn in the 
Planning Area. There was a rapid increase 
in NOD, NOT and REO activity early on in 
the recession. In 2008, there was a 106.1% 

increase in foreclosure activity in the Planning 
Area compared to only a 46.2% increase 
citywide. However, the Planning Area had 
less foreclosure activity in 2009 with a 7.4% 
decrease in activity compared to a 3.3% 
increase in citywide foreclosure activity.” 14 

A path breaking legislation was adopted by 
the City of Oakland earlier in late 2012 that 
approved a pilot study within the Restoring 
Ownership Opportunity Today (ROOT) 
program that would enable a targeted 
number of Oakland qualified homeowners 
who are facing the threat of foreclosures to 
remain in their homes through significant 
principal reductions, by resetting their 
mortgages to today’s current market value. 
The pilot study is part of a wider Foreclosure 
Prevention/ Mitigation program that will 
include other proactive strategies to prevent 
foreclosures in Oakland. 15

13    http://www2.oaklandnet.com/oakca1/groups/
ceda/documents/form/oak034273.pdf  
14    Ibid
15    http://www.ebho.org/news/72-foreclosure-release  
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Fig.9.1.6: Foreclosures 2007-2010: West Oakland vs. Citywide

Oakland Community Land Trust 

The Oakland Community Land Trust (OakCLT) 
has received just over $5 million of the 
Neighborhood Stabilization Program HUD 
funds to be dedicated to such projects.  
The mission of OakCLT is to help provide 
permanently affordable homes and to stave 
off blight in Oakland’s neighborhoods. The 
Oakland Community Land Trust (OakCLT) was 
established through the joint efforts of Urban 
Strategies Council and other community 
partners to promote neighborhood stability 
and community involvement through 
the provision of permanently affordable 
homeownership and equity-sharing options.  
The Community Land trust works in the 
following generalized manner:

•	 The non-profit Oakland Community Land 
Trust (OakCLT) acquires vacant, foreclosed 
homes that can otherwise contribute to 
neighborhood blight and public safety 
concerns.  OakCLT rehabilitates foreclosed 
homes, including weatherization and 
energy-efficient retrofitting.  OakCLT 
then sells the renovated homes to new 
homebuyers at a price affordable to 
working families earning 50 to 80% of the 

area’s median income.  OakCLT retains 
ownership of the land under the homes, 
while leasing the land back to the new 
homeowner under a 99-year, renewable 
term.  By retaining ownership of the 
land and selling the improvements, 
OakCLT ensures permanent affordability. 
Subsequent homebuyers will benefit from 
the same affordable home prices.

However, the Land Trust has produced 
relatively few units, and most of these are 
currently located in East Oakland.  

One Bay Area Plan

Plan Bay Area provides a strategy for meeting 
80% of the region’s future housing needs in 
Priority Development Areas (PDAs). These are 
neighborhoods within walking distance of 
frequent transit service, offering a wide variety 
of housing options, and featuring amenities 
such as grocery stores, community centers, 
and restaurants. Identified by cities and towns 
across the region, the PDAs in Oakland range 
from a “Regional Center” like downtown 
Oakland to a “Transit Town Center” like the 
West Oakland BART Station area. Plan Bay Area 
helps fund mixed-income housing production 
and locally-led planning in PDAs.
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Campaign Managed by Housing 
California 

There are ongoing efforts at the State level 
similar to the recent campaign for the Senate 
Bill 1156 that was managed by Housing 
California to establish new mechanism for 
financing affordable housing among other 
sustainable activities within specified California 
communities. Although the Governor vetoed 
the Bill, he plans to reconsider this in the 
future. “I prefer to take a constructive look at 
implementing this type of program once the 
winding down of redevelopment is complete 
and general fund savings are achieved. At 
the time, we will be in a much better position 
to consider new investment authority. I am 
committed to working with the Legislature 
and interested parties on the important task of 
revitalizing our communities.” 16

Affordable Housing Objective and 
Opportunities

To continue Oakland’s track record of providing 
affordable housing for its residents, the Plan 
Area should target 15% of the new units to be 
built in the Plan Area between now and 2035 
for low and moderate income households, 
consistent with former state Redevelopment 
area requirements. The financing method for 
new affordable units, however, is uncertain, 
given the dissolution by the State of the 
Oakland Redevelopment Agency, previously 
the primary generator of affordable housing 
financing. The City is currently undertaking a 
number of initiatives to develop new funding 
mechanisms to produce affordable housing in 
the Plan Area and Citywide.  

To bolster the existing diverse community 
in the Plan Area and to encourage 
continued diversity, the Plan discourages 
over-concentration of affordable or other 
special needs housing within one area or 

development.  Instead, such housing should 
be distributed throughout the Plan Area 
and be well integrated with general market-
rate housing, either as part of mixed income 
developments or as stand-alone affordable 
housing developments in mixed income 
neighborhoods.  Given the desire to promote 
the use of transit and reduce vehicle trips, 
particular emphasis should be placed on 
providing workforce housing that is affordable 
to those who work in the area’s commercial 
businesses.

In addition, the City’s programs should be 
used to help existing restricted affordable 
housing properties stay in excellent condition, 
and to cultivate first-time homebuyers, as 
well as to provide resources for existing low 
income residents to remain in their units by 
lowering cost burdens.   

Funding Outlook

Most affordable housing in the Plan Area 
is expected to be funded with a mix of 
local and non-local sources, including Low 
Income Housing Tax Credits (LIHTC), Federal 
HOME funds, mortgage revenue bonds, 
and HUD funds. With few exceptions, non-
local subsidy sources are not adequate, 
even in combination, to fully subsidize 
the cost differential to make new housing 
development affordable to low and moderate 
income households.  It is anticipated, however, 
that the City will continue its collaboration 
with the Oakland Housing Authority to 
provide project-based vouchers that subsidize 
rents to market level while sustaining 
affordability for residents.

Up until the dissolution of the City’s 
Redevelopment Agency (ORA) on February 
1, 2012, redevelopment-generated tax 
increment was the most important local 
source of funding for affordable housing. 
The City of Oakland dedicated 25% of the tax 
increment funds to affordable housing (5% 16    http://leginfo.legislature.ca.gov/faces/

billNavClient.xhtml?bill_id=201120120SB1156  
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more than required by state law). Prior to the 
loss of Redevelopment, the City usually had 
15-25 million dollars annually for its housing 
Notice of Funding Availability (NOFA).  With 
the loss of Redevelopment and cuts to Federal 
funds, there will be a substantial reduction of 
funds available per year that will create a large 
financing gap for affordable units. 

The City is looking at several options to fill 
the financing gap. Recently, the City Council 
adopted an ordinance to dedicate 25% of 
the former property tax increment it receives 
to the production of affordable housing 
(see discussion under Affordable Housing 
Implementation Strategies). Additionally, 
Oakland will continue to support and advocate 
for pending legislation to support affordable 
housing development such as SB 391, the 
Homes and Jobs Act.  Due to declining federal 
financial assistance for affordable housing, 
the dissolution of the City’s Redevelopment 
Agency, and a lack of a citywide inclusionary 
housing requirement, a menu of creative 
strategies is required to meet the affordable 
housing needs for the Plan Area. These 
strategies are presented below.

Potential Funding Sources, 
Incentives and Approaches 

Incentive programs may help to expand 
affordable housing opportunities. Although 
the market feasibility study conducted for this 
Plan concludes a relatively modest forecast 
for the likelihood of new housing being 
constructed in the next 5 to 10 years, this 
planning document has a planning horizon 
of 25 years, with ultimate build-out forecast 
to 2035. Thus, incorporating a phased system 
of incentives once the market picks up could 
be a component of the Specific Plan; however 
feasibility studies are needed to determine the 
impact of such programs. 

Depending on the results of feasibility 
studies, future programs may be put in 

place to assist with meeting affordable 
housing goals. However, it is important that 
incentives and requirements for affordable 
housing be addressed on a citywide level.  A 
comprehensive citywide policy would alleviate 
the concern that requiring affordable housing 
only in the Plan Area could over-burden 
developers and put this area at a competitive 
disadvantage compared to the rest of the City.

Affordable Housing Unit Types

In 2011, the average household size in the 
Plan Area was 2.90 and 78.2% of Plan Area 
households rented their homes (compared to 
a Citywide average household size of 2.66 and 
a 58.4% renter occupancy rate). The Plan Area 
also includes proportionally fewer employed 
persons than in other parts of Oakland. 
Affordable units should be sized to support 
housing for seniors and families with children.  
Developers of market-rate housing have 
tended to build a greater proportion of 1-2 
bedroom units, and so development of larger 
units will need to be encouraged though 
zoning incentives and/or through affordable 
housing development, which includes 
requirements for 3+ bedroom units in family 
developments with City funds.

Parking Incentives 

Affordable housing residents, particularly 
seniors, tend to have lower rates of car 
ownership. On a case by case basis it may 
be appropriate to allow lower parking 
requirements for affordable housing, 
particularly those with excellent transit access.

Affordable housing developers will need to 
apply for the State mandated density bonus 
program reduction. Reductions in required 
parking without a conditional use permit will 
also apply to senior housing. 
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Affordable Housing Site Suitability

Given the importance of Federal Low Income 
Housing Tax Credits (LIHTC) in financing 
affordable housing, sites that are good 
candidates to be eligible for such tax credits 
would assist with addressing the affordable 
housing target set out in this Plan. Sites most 
competitive to receive tax credits are those 
sites in close proximity to transit and services, 
such as grocery stores and medical services. 

Land Banking 

Although the housing market downturn of 
2007 depressed land values, most landowners 
of underutilized sites are hesitant to sell their 
properties at lower prices, anticipating a higher 
rate of return when the market recovers.    

Inflated property value expectations from 
landowners in the Plan Area impede efforts to 
develop housing, affordable and market rate, 
since high site acquisition costs often make 
development infeasible. Thus, attention should 
be paid to motivated sellers in the near term 
who may be willing to sell land in the Plan Area 
based on current values. 

The most important public funding sources 
have limits on land acquisition. Federal HOME 
funds cannot be used for land banking. The 
dissolution of the City’s Redevelopment 
Agency marked the end of a possible 
additional funding source.  However, there are 
now several potential sites currently owned 
by the City as successor to the housing assets 
and functions of the Redevelopment Agency 
that can either be used for affordable housing 
and/or sold to generate funding for additional 
affordable housing units elsewhere.  This 
includes lots at 7th and Campbell Streets, 
Wood Street and potentially others.   

Grant Funding

Tremendous uncertainty exists around the 
future of affordable housing finance given 
California’s recent decision to eliminate 
Redevelopment Agencies in the state. To close 
the gap for which local funds have generally 
been needed to finance affordable units, 
additional funding sources must be identified. 
The City will continue to monitor and support 
State affordable housing legislation and 
identify alternative grant sources.

Jobs/Housing Impact Fee and 
Affordable Housing Trust Fund. 

The Jobs/Housing Impact Fee was established 
in Oakland to assure that certain commercial 
development projects compensate and 
mitigate for the increased demand for 
affordable housing generated by such 
development projects within the City. A fee 
(in FY 2014, the current fee is $4.74 per square 
foot) is assessed by the City on new office 
and warehouse/distribution developments 
to offset the cost of providing additional 
affordable housing for new lower-income 
resident employees who choose to reside 
in Oakland.  Impact Fees collected go into 
a Housing Trust Fund, which is then made 
available to nonprofits to build affordable 
housing.  To date, this Fee has generated 
just under $1.5 million in funding since its 
inception—it’s a welcome addition to the 
funding pool, but not a complete fix to the 
City’s affordable housing funding.  

Affordable Housing Trust Fund 
Bolstered by “Boomerang” Funds

Demonstrating a strong commitment to 
continue funding affordable housing, the 
Oakland City Council, at its October 1, 2013 
meeting, adopted an ordinance to dedicate, 
on an ongoing basis, 25% of the former 
increment property tax it now receives as a 
taxing entity (termed “boomerang” funds) is 
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deposited into the Affordable Housing Trust 
Fund. The ongoing deposit will commence 
with the budget cycle starting July 1, 2015. 
Any one-time boomerang funds (from the 
City’s share of one-time proceeds whenever 
the Redevelopment Successor Agency sells 
property or other compensation) received 
by the City after July, 2013 would be subject 
to the Ordinance, with 25% of the City’s 
distribution deposited into the Affordable 
Housing Trust Fund.  The on-going allocation 
is projected to generate approximately $4.2 
million starting in Fiscal Year 2014-15, and 
increasing annually with property tax income 
from that point forward.  

These funds will be used to increase, improve, 
and preserve the supply of affordable housing 
in the City, with priority given to housing for 
very low income households. Funds may also 
be used to cover reasonable administrative or 
related expenses of the City not reimbursed 
through processing fees. Funds in the 
Affordable Housing Trust Fund must be used 
in accordance with the City’s adopted General 
Plan Housing Element, the Consolidated Plan, 
and subsequent housing plans adopted by 
the City Council, to subsidize or assist the 
City, other government entities, nonprofit 
organizations, private organizations or firms, 
or individuals in the construction, preservation 
or substantial rehabilitation of affordable 
housing.

Anti-displacement Approaches

Diligent enforcement of the City’s Rent 
Adjustment and Just Cause for Eviction 
ordinances will help existing renters remain in 
their units with modest rental increases as the 
West Oakland housing market heats up.  

Preservation of the existing rental housing 
stock in the Plan Area will be achieved through 
various regulatory tools, such as the City’s 
Condominium Conversion regulations. The 
City’s Condominium Conversion Ordinance 

addresses the conversion of rental units 
to ownership condominiums. Currently, 
conversion of five or more units require 
replacement units, which helps maintain the 
city’s rental housing supply.

The City’s Condominium Conversion 
Ordinance outlines tenant protections which 
are paraphrased as follows (see Oakland 
Municipal Code Section 16.36 for full 
ordinance): 

•	 The right to terminate lease upon 
notification of intent to convert; right 
to continue occupancy for a period 
after conversion approved; limits 
on rent increases; limits on work to 
occupied units; exclusive right to 
purchase a unit in the building; and 
relocation assistance. Additionally, 
tenants 62 and older are offered 
lifetime leases and limitations on base 
rent and monthly rent increases. 

As of the writing of this Specific Plan, there are 
discussions underway at the City Council level, 
that contemplate additional protections for 
two- to four-unit properties.

The City’s Single Room Occupancy (SRO) 
replacement ordinance, adopted in 2003, 
requires replacement of SRO housing units, 
preserving an important source of housing for 
extremely low income residents who would 
otherwise be in danger of homelessness.  In 
restricted SRO housing, City staff is working 
with non-profit owners to tie in supportive 
services (health care, mental health services) 
to further stabilize residents’ lives.

First Time Homebuyers can use the City, 
County and State programs previously 
identified in this Plan section to purchase 
homes in the community.  Credit counseling 
programs can be used to help improve 
the credit of potential homebuyers, and 
the City and its partners can help resident 
homeowners start to take over many 
foreclosed properties from investors.  
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Existing low to moderate income homeowners 
can use the City’s programs for rehabilitating 
units, take Unity Council classes on budgeting 
and maintenance, and if needed seek out 
assistance to avoid foreclosure in the event of 
financial crises.  

Seniors can use the City’s residential lending 
programs for access improvements and local 
health care referrals to age in place to the 
greatest extent possible. 

Emphasis on Workforce Housing

Given the desire to promote the use of transit 
and reduce vehicle trips, particular emphasis 
should be placed on providing workforce 
housing that is affordable to those who 
work in the area’s commercial and industrial 
businesses. The Urban Land Institute’s 
Terwilliger Center for Workforce Housing 
defines workforce households as those with 
incomes between 60 and 120% of area median 
income, adjusted for household size. In the 
Plan Area, in 2013, this equates to a three-
person household earning between $48,140 
and $96,350 of area median income. 

Households in the Plan Area include 
proportionally fewer employed residents and 
lower household incomes than the rest of 
the City of Oakland. However, the high cost 
of new housing developments is challenging 
for “workforce” households (earning between 
60 and 120% of area median income). These 
households struggle to secure housing that is 
often geared to higher income households. 

Creative ways to finance housing for workforce 
households is essential to maintaining the 
diversity of the Plan Area, as well as the entire 
city. A citywide strategy is necessary to address 
this issue.

Citywide Affordable Housing Policies 

A citywide affordable housing policy, which 
may include providing for community benefits 
(public facilities, jobs and/or affordable 
housing requirements), could be an important 
component to providing affordable housing 
in the Plan Area. A comprehensive citywide 
policy will alleviate the concern that requiring 
affordable housing only in the Plan Area 
would over-burden developers and put this 
area at a competitive disadvantage compared 
to the rest of the City.

State-mandated Bonus and Incentive 
Program 

Oakland Planning Code Chapter 17.107 
already includes a bonus and incentive 
program, as mandated by California 
Government Code 65915, for the production 
of housing affordable to a range of incomes, 
as well as a bonus and incentive program for 
the creation of senior housing and for the 
provision of day care facilities. This existing 
Bonus and Incentive Program allows a 
developer to receive additional development 
rights (via height or density bonus or 
relaxation of requirements, such as parking 
or open space) in exchange for provision of 
affordable housing.   

Following is a comprehensive list of proposed 
strategies. 

Affordable Housing Strategies
Intent: Ensure continued availability of 
affordable housing options for lower and 
moderate income households in West Oakland.

Strategies:   

AH-1:  Prepare to accommodate existing 
residents in the West Oakland Specific Plan. 

a.  Project housing growth for a 
population of diverse incomes 
by 2035. (E.g. West Oakland will 
be a mixed income community 
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with the AMI $50,000 by 2035.)

b. Tailor marketing for future 
residential projects in view of 
this mixed income community 
demographic. 

AH-2: Prioritize preservation of subsidized 
affordable housing. 

a. Seek out sources of funding to 
continue the City of Oakland’s 
program of rehabbing existing 
affordable developments and 
extending affordability terms 
accordingly. 

b. Continue vigorous monitoring 
of the existing affordable 
housing portfolio. 

c. Ensure access to home 
improvement/blight reduction 
programs for existing small 
properties by exploring ways 
to preserve and expand 
funding to existing Residential 
Rehabilitation programs 
to provide funds for low to 
moderate income homebuyers. 

d. Continue coordination of 
counseling and referral services 
for homeowners and renters. 

e. Continue seeking out programs 
to reduce the cost and energy 
usage of operating housing 
units to thereby reduce overall 
operating expenses and/or 
tenant utility payments. Such 
programs include as Pacific Gas 
and Electric (PG&E) programs, 
that subsidize energy efficient 
appliances and fixtures, energy 
audits for property owners, 
federal programs to reduce 
energy usage and costs.

f. Continue and consider 
expanding Rent Adjustment 
outreach to tenants, 

enforcement of rent 
adjustment regulations 
regarding rent increases, and 
Just Cause eviction regulations. 
Secure a funding source to 
fill the feasibility gap (the 
difference between housing 
costs and the financial ability 
to pay) which has averaged as 
much as $40,000 per unit in 
the recent past if the former 
Redevelopment Agency’s tax 
increment set-aside funds are 
no longer available. 

AH-3:  In addition to providing market-rate 
new units, expand, stabilize, and improve 
affordable housing opportunities for 
extremely low to moderate income renters 
and homebuyers. 

a. Explore options to fund new 
affordable housing – rental 
and ownership – in select 
areas, especially in the Transit-
Oriented Development 
TOD near BART and major 
corridors with excellent transit 
and retail and social service, 
such as along the San Pablo 
Avenue corridor.  Possible 
sources of funding to explore 
include: designated portions 
of the real estate transfer 
tax or the City’s portion of 
the former redevelopment 
tax increment to affordable 
housing, applying to the 
state for matching grants for 
local housing trust funds as 
available.  

b. Utilize the Jobs/Housing 
Impact Fee to offset the cost of 
providing affordable housing.

c. Specifically target development 
and marketing resources along 
West Oakland’s major corridors 
(i.e., West Grand Avenue, the 
West Oakland BART station at 7th 
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Street, and San Pablo Avenue), 
which are easily accessible to 
transit, jobs, shopping, and 
services.

d. Promote a mix of housing types, 
including homeownership, 
multifamily rental housing, 
and housing for seniors and 
persons with special needs, 
and developing and promoting 
programs and mechanisms to 
expand opportunities for lower-
income households to become 
homeowners.

e. Continue to refine and 
implement programs to permit 
projects to exceed the maximum 
allowable density set by zoning 
if they include units set aside for 
occupancy by very low, low-, and 
moderate-income households 
and/or seniors. 

f. Pursue a comprehensive 
Citywide housing policy that 
addresses concerns from all 
constituents.

g. Expand opportunities for 
homeownership by low to 
moderate income homebuyers 
by seeking expanded funding 
for the First-time Homebuyers 
Mortgage Assistance program, 
“sweat-equity” housing 
programs (e.g. Habitat for 
Humanity) and Limited 
Housing Equity Cooperatives.

h. Explore regulatory incentives 
for promoting affordable 
housing opportunities, such 
as gearing existing zoning 
regulations to make use of 
density bonus law more 
attractive to provide for infill 
affordable housing in new 
developments (mostly mixed 
affordable/market rate). This 

could also involve exploring 
processes to foster developer 
agreements with potential 
developers. 

i. Review and revise residential 
development regulations with 
the intent of encouraging and 
sustaining a diverse mix of 
housing types and densities 
throughout the City for all 
income levels.

j. On a case-by-case basis it 
may be appropriate to allow 
lower parking requirements 
for affordable housing, 
particularly those with 
excellent transit access. 

k. As a long-term action 
item, encourage Employer 
Assisted Housing Program for 
employees in West Oakland. 

AH-4: Promote intergovernmental 
coordination in review and approval of 
residential development proposals when 
more than one governmental agency has 
jurisdiction.

a. Continue to implement permit 
processes that facilitate the 
provision of housing. 

b. Annually review and revise 
permit approval processes, 
allow flexibility in the 
application of zoning, building, 
and other regulations to reduce 
the cost of development 
through reasonable fees and 
improvement standards.

AH-5: Expand opportunities for affordable 
homeownership and rentals, while balancing 
the needs for both additional market rate and 
affordable housing.

a. Retain and improve existing 
housing units within the 
Opportunity Areas.
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b. Allow limited and carefully 
selected industrial sites to be 
re-zoned to accommodate 
new residential development.  
Criteria by which residential 
infill may be allowed include 
sites within already established 
residential patterns.

AH-6: Ensure continued availability of safe and 
affordable housing options for lower income 
and moderate income households.

a. Ensure access to home 
improvement/blight reduction 
programs for existing small 
properties by exploring ways to 
preserve and expand funding to 
existing Residential Rehabilitation 
programs to provide funds for low 
to moderate income homebuyers.

b. Work with owners of assisted 
projects that have substantial 
needs for capital improvements to 
maintain the use of the properties 
as decent affordable housing and 
continuing to administer programs 
to protect existing tenants from 
unreasonable rent increases.

c. Continue and consider expanding 
Rent Adjustment outreach to 
tenants, enforcement of rent 
adjustment regulations regarding 
rent increases, and Just Cause 
eviction regulations

d. Continue coordination of 
counseling and referral services for 
homeowners and renters. 

e. Continue seeking out programs to 
reduce the cost and energy usage 
of operating housing units: PG&E 
programs to subsidize more energy 
efficient appliances and fixtures, 
energy audits for property owners, 
federal programs to reduce energy 
usage and costs.

f. Support and facilitate the 
construction of secondary units in 

residential zones and recognize 
these units as an important 
affordable housing option.

g. Use Federal Low Income Housing 
Tax Credits (LIHTC) in financing 
affordable housing. Sites most 
competitive to receive tax credits 
are those sites in close proximity 
to transit and services, such 
as grocery stores and medical 
services.

h. Utilize land banking for sites 
currently owned by the City as 
successor to the Redevelopment 
Agency that can either be used 
for affordable housing and/or sold 
to create funding for additional 
affordable housing units 
elsewhere.

i. Continue to utilize the 
Condominium Conversion 
Ordinance to preserve existing 
rental housing stock in the Plan 
area.

j. Help resident homeowners access 
credit counseling programs 
and help improve the credit of 
potential homebuyers, and the 
City and its partners.

k. Help existing low to moderate 
income homeowners can use the 
City’s programs for rehabilitating 
units, take Unity Council classes 
on budgeting and maintenance, 
and if needed seek out assistance 
to avoid foreclosure in the event of 
financial crises.  

AH-7:  Take steps to reduce the vulnerability 
to foreclosures of existing owners and renters, 
and to ensure that new owners of foreclosed 
properties become responsible stewards of 
the properties

a. Continue to hold events and 
provide referrals to in-trouble 
homeowners to financial and 
debt counseling, as well as 
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programs designed to re-structure 
underwater mortgages (HARP/
HAMP programs on the federal 
level), provide mortgage payment 
subsidies during unexpected 
periods of unemployment (Keep 
Your Home California program 
sponsored by the California 
Housing Finance Agency).  

b. Restoring Ownership Opportunity 
Today (ROOT) program 
(homeowners): Seek to minimize 
displacement of homeowners by 
purchasing troubled mortgages 
and re-structuring loans to 
qualified homeowners to avoid 
foreclosures in a revolving loan 
program. 

c. Ensure upkeep and maintenance 
of foreclosed properties owned 
by investors and lenders through 
required registry and inspection 
programs.

d. Continue outreach and 
coordination of counseling 
programs to renters impacted by 
foreclosures in order to protect 
their rights as renters pre- and 
post-foreclosure.

AH-8:  Increase public access to information 
through technology. 

a. Update City policies, programs, 
regulations, permit processes, 
and the status of specific parcels 
through electronic means 
and expand the availability of 
information regarding meetings, 
hearings, programs, policies and 
housing-related issues through 
development and improvement of 
its web site.  

b. Update the City’s Geographic 
Information System (GIS) to provide 
more accurate and user-friendly 

access to information about parcels 
and neighborhoods.

AH-9:   Conserve and improve older housing 
and neighborhoods 

a. Abate blighting conditions through 
a combination of code enforcement, 
financial assistance, and public 
investment. 

b. Support preservation and 
rehabilitation of existing housing 
stock with an emphasis on housing 
occupied by senior citizen, disabled, 
and low-income populations using 
principles described in “Rehab 
Right”.

c. Encouraging the relocation of 
structurally sound housing units 
scheduled for demolition to 
compatible neighborhoods, when 
appropriate land can be found.

d. Provide varieties of loan programs 
to assist with the rehabilitation of 
owner-occupied and rental housing 
for very low and low-income 
households and assist senior citizen 
and disabled population with 
housing rehabilitation so that they 
may remain in their homes.

AH-10:  Preserve the affordability of subsidized 
rental housing for lower-income households 
that may be at-risk of converting to market 
rate housing. 

a. Seek mechanisms for protecting 
and improving the existing stock 
of residential hotels, which 
provide housing of last resort for 
extremely low-income households 
and continuing to use regulatory 
controls to limit the loss of housing 
and rental housing units due to their 
conversion to non-residential use.
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b. Boomerang funds will be used to 
increase, improve, and preserve 
the supply of affordable housing 
in the City, with priority given 
to housing for very low income 
households and must be used in 
the construction, preservation 
or substantial rehabilitation of 
affordable housing.

AH-11: Promote equal housing opportunity. 

a. Provide reasonable 
accommodations to persons with 
disabilities in access to public 
facilities, programs, and services.

b. Actively support efforts to 
provide education and counseling 
regarding housing discrimination, 
to investigate discrimination 
complaints, and to pursue 
enforcement when necessary. 

c. Encourage future regional housing 
allocations by the Association of Bay 
Area Governments (ABAG) to avoid 
over-concentration of low income 
housing in communities with high 
percentages of such housing.

d. Work to promote fair lending 
practices throughout the City 
to ensure that low-income and 
minority residents have fair access 
to capital resources needed to 
acquire and maintain housing.

e. Continue to provide access for 
seniors to the City’s residential 
lending programs for access 
improvements and local health 
care referrals to age in place to the 
greatest extent possible. 

AH-12: Develop and Promote sustainable 
development and sustainable communities 
that in turn create more disposable income for 
housing. 

a. Continue to direct development 
toward existing communities and 
encouraging infill development that 
is compatible with the surrounding 
communities.

b. Work with developers to encourage 
construction of new housing that, 
where feasible, reduces the footprint 
of the building and landscaping, 
preserves green spaces, and 
supports ecological systems.  

c. Encourage linkage of land use 
planning with public health planning 
as a way to improve the health 
of Oakland’s residents, reduce 
personal and government health 
costs and liabilities, and create more 
disposable income for housing.

d. Reduce the housing cost burden for 
neighborhood residents through 
local economic development, 
including targeting workforce 
development for existing West 
Oakland residents to increase 
household income over time without 
displacement. 
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 Population Initial Actions Follow-up Ideal Outcomes

Homeless 

Transitional Housing/ 
SROs with services

Operation Dignity (Veter-
ans)

East Bay Community Re-
cover Project

Stabilize Health and 
Housing

California Hotel

East Bay Recovery Proj-
ect

Self-sufficient residents 
with employment and/or 

access to benefits

Potential Home-
buyers

Homebuyer Counseling

Credit Repair and Coun-
seling

City, Unity Council

City First-Time Home-
buyer Programs Long-Term Stable Home-

owners

Unity Council programs 
re: Homeowner budgeting

Foreclosure Prevention 
Counseling

State / County Home-
buyer Assistance

Affordable Housing  - 
long term restricted

(Habitat, Density Bonus 
units, Land Trust)

Low to Moderate 
Income Renters

Increase Household 
Incomes through Better 

Access to Job Training and 
Employment

See Equitable Economic 
Development section of 

this Chapter

Renters with stable, 
healthy housing afford-
able to their household 
income (and a broader 

range of household 
incomes)

Rents stabilized; residents 
have more funds to spend 

on their families and in 
their communities

Enforce Rent Adjustment 
and Just Cause, Con-

dominium Conversion 
ordinance

City Rent Adjustment

Continued development 
of affordable rental hous-

ing

City Housing Development 
section

Fig.9.1.7: Potential Affordable Housing Pathways for West Oakland Residents

The folowing table below illustrates some of the many potential pathways to affordable housing 
for existing and future low to moderate income West Oakland residents, building on opportunities 
already available in and around West Oakland. The goal for equitable economic development in West 
Oakland is to engage opportunities for existing low to moderate income residents to improve their 
earnings potential through access to better training and employment, which in turn allow these 
households to better weather increasing housing costs.  However, this should be undertaken while 
also promoting retention and development of new affordable housing opportunities, to provide 
resources for residents with a broad range of incomes in the area, in order to reduce displacement.
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 Population Initial Actions Follow-up Ideal Outcomes

Senior  Home-
owners

Programs to Age in Place

City Residential Lending 
rehab programs Lifelong Medical

Referrals as needed to 
In-Home Health Services, 

continuum of care re-
sources

Senior Renters Rent Adjustment to stabi-
lize Rents

Affordable Housing 
Referrals

Housing Assistance 
Center

Affordable senior housing 
(including some with units 

adapted for live-in care-
takers)

Emancipated Fos-
ter Youth Pre-emancipation training

Short-term housing as-
sistance (funding and 

referrals)

First Place for Youth

Self-sufficient and healthy 
young adults, with stable 

housing
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9.2: Equitable Economic Development
This section of the Specific Plan presents 
strategies for empowering existing residents 
and businesses to participate in, and benefit 
from, the new development and economic 
activity planned for West Oakland, by building 
on and connecting existing governmental 
and community-based equitable economic 
development programs. The section’s goal is 
to benefit a range of stakeholders by:

•	 Empowering residents at a range of 
education and skill levels to find high 
quality, well-paying jobs, either in West 
Oakland or elsewhere in the region. 
West Oakland is challenged by high 
unemployment, relatively low educational 
attainment, and a lack of local jobs 
that match the skills of residents. The 
community is eager to establish career 
pathways to connect local residents 
with the new jobs that are expected 
to accompany implementation of the 
Plan. At the same time, it is unlikely that 
West Oakland businesses can employ a 
majority of local residents given that most 
neighborhoods have some share of in- and 
out-commuting. West Oakland residents 
must therefore also be connected to 
employment opportunities throughout 
Oakland and the rest of the region.

•	 Supporting, developing, and retaining 
small businesses. This includes locally-
owned, neighborhood-serving businesses, 
as well as those in West Oakland’s growing 
industrial arts and urban manufacturing 
sectors. West Oakland has a strong 
entrepreneurial culture and a growing 
urban manufacturing sector, with 
concentrations in the industrial arts, small-
batch food production, construction, 
metal fabrication, publishing, audio media, 
and fashion. 

•	 Cultivating a business environment that 
contributes to the Plan Area’s and the 

City’s overall economic competitiveness. 
West Oakland’s competitively priced land 
and building space, central location in the 
region, and entrepreneurial and artistic 
atmosphere represent an opportunity 
to attract new businesses and jobs to 
the City. Section 6.1 identifies urban 
manufacturing, construction and related 
design and engineering, clean/green 
technology, the information sector, and life 
sciences/biotechnology as industries with 
substantial growth potential both at the 
regional level and within the Plan Area. 

•	 Ensuring that households have access to 
neighborhood-serving retail and other 
goods and services to support a high 
quality of life. As discussed in Section 6.2, 
West Oakland is currently underserved by 
businesses providing access to everyday 
goods and services, such as a full-service 
grocery store, pharmacy, and financial 
services institution. Expanding access 
to neighborhood-serving retail would 
greatly improve the quality of life in West 
Oakland, provide jobs, and help make 
the neighborhood more lively, safe, and 
attractive.

•	 In some cases, the stakeholders identified 
above may have competing interests. 
For example, industrial uses may 
generate noise, pollution, and truck 
traffic that negatively affects residents; 
new businesses and commercial activity 
may lead to increased rents and place 
existing businesses at risk of displacement. 

Equitable economic development refers to 
strategies that seek to empower existing 
residents and businesses to participate in 
and benefit from development, employment 
growth, and other new economic activity in 
a neighborhood, city, or region.
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Balancing these interests is one of the 
central challenges of land use planning. 
At the same time, however, many of the 
interests of the different stakeholders are 
inherently interconnected. For instance, 
workforce training and placement programs 
could train and connect West Oakland 
residents with local businesses looking for 
skilled workers. Expanding access to retail 
and transportation and addressing the 
area’s infrastructure deficits, environmental 
contamination, and perceptions of crime 
and blight will benefit residents’ quality of 
life, facilitate the expansion and retention 
of existing businesses, and help attract new 
businesses. Supporting the industrial arts 
and urban manufacturing sector will be 
critical to cultivating and maintaining an 
atmosphere that is attractive to tech and 
biotech businesses, while new businesses 
can help expand employment opportunities 
for residents and contribute to the Plan 
Area’s and the City’s overall economic 
competitiveness. The strategies identified 
in this section seek to ensure that all West 
Oakland residents, workers and businesses 
have the opportunity to participate in and 
benefit from economic growth. 

Emerging Opportunities

An effective strategy for promoting equitable 
development is to build on existing and 
emerging “hotspots”– i.e., areas of emerging 
activity generated by the private market, 
Community-Based Organizations, and local 
government. With that goal in mind, this section 
provides an overview of several of the key, short- 
and long-term opportunities in West Oakland, 
including existing areas of momentum within 
the community, as well as potential future 
growth opportunities. This section aims to build 
on and integrate these individual opportunities 
and efforts into a broader, area-wide equitable 
economic development strategy. 

•	 Existing Equitable Economic Development 
Organizations and Resources: West 
Oakland benefits from a large number of 
non-profit entities, business organizations, 

and city and regional public sector 
agencies that are already working to 
address job training, education, and small 
business development. Figure 9.2.1 
lists a selection of existing resources in 
and around West Oakland that provide 
services that are directly related to 
equitable economic development, 
including youth programs, job training, job 
placement, referrals, and small business/
entrepreneurship assistance. Some of 
the organizations listed in Figure 9.2.1 
operate programs that may be expanded 
over time, or can serve as models for future 
equitable economic development efforts. 
Beyond these direct service providers, 
many other West Oakland organizations 
serve as advocates or provide 
programming for critical neighborhood 
issues that are interrelated to economic 
development, such as childhood 
education, environmental health, or 
other needs. These existing community-
based and public organizations will play 
a key role in implementing many of the 
strategies discussed below. 

•	 Industrial Arts and Urban 
Manufacturing: As noted above, West 
Oakland is home to a growing industrial 
arts and urban manufacturing sector 
and a renaissance of the small scale 
production that historically occurred in 
the district. Business owners report that 
the current building stock in West Oakland 
is well-suited to their needs – large, 
affordable industrial buildings zoned to 
accommodate manufacturing businesses 
– and cite the preservation of existing 
industrial buildings and zoning as a critical 
form of support for their businesses. 
This sector is critical to West Oakland’s 
economic vitality, and has the potential 
to contribute to short and long-term 
equitable economic development activity 
in several key ways. First, some business 
owners have expressed an interest in hiring 
West Oakland residents with appropriate 
skills and training. This may represent an 
opportunity to better connect existing 
West Oakland residents to local jobs 
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Fig.9.2.1: Selected Equitable Economic Development Resources

through youth education and workforce 
training programs – such as those 
provided by the Crucible (Figure 9.2.2) 
– targeted to industrial arts and other 
urban manufacturing businesses. Second, 
the urban manufacturing and industrial 
arts sector contributes significantly to the 

entrepreneurial and artistic atmosphere 
in West Oakland, which is one of the 
area’s greatest assets in attracting new 
businesses. Cultivating and maintaining 
this environment will be critical to 
attracting tech, biotech, and other new 
businesses. 
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•	 Neighborhood-Serving Retail and 
Service Development: Local businesses 
and Community-Based Organizations have 
begun to step in to provide access to the 
everyday goods and services that West 
Oakland lacks. For example, a number 
of community-based and/or locally-
owned establishments have opened on 
7th Street in recent years, including the 
Mandela Foods Cooperative (described in 
Figure 9.2.4, ), the Revolution Café coffee 
shop, and Bikes 4 Life bicycle store. The 
Community Trust Credit Union, which 
provides financial services to low-income 
and underserved communities, also has 

a location on 7th Street. Meanwhile, 
People’s Community Market, a community 
organization, is working to develop 
a 12,000 square foot grocery store at 
the corner of Market Street and West 
Grand Avenue that could also eventually 
include a community health clinic and 
financial services institution. In the 
short-term, these new retail and service 
establishments provide much needed 
goods and services, community gathering 
places, and employment opportunities, 
while serving as models for other local 
entrepreneurs and community-based 
economic development efforts. In the 

Figure 9.2.2. The Crucible

The Crucible is a non-profit organization in West Oakland that runs adult and youth education programs 
in the industrial arts. Every year, the staff and volunteer faculty of artists and industrial experts teach 
nearly 175 classes to over 8,500 adults and youth in subjects such as welding, blacksmithing, and glass 
flame working. The youth program serves over 900 people each year through classes, summer day 
camps, workshops, and field trips. The Crucible also rents out affordable studio space to students and 
local artists. As an active member of the West Oakland community, The Crucible partners regularly with 
American Steel Studios, purchases from local suppliers, and sponsors monthly Bike Fix-A-Thons that are 
open to all community members.

The Crucible is increasingly working to create more programming for high school students and young 
adults in order to inspire young people to explore career opportunities in the industrial arts, manufac-
turing, and related fields. For example, the annual Fuego! Internship Program provides paid, five-week 
summer internships to students aged 15 to 17 from West Oakland and other parts of the Bay Area. The 
interns make art and help teach classes, while learning leadership and professional skills. The Crucible 
is currently working to expand its programs for high school students and young adults, and has secured 
grants from the tech company LinkedIn and the James Irvine Foundation to help fund these efforts. 
Funding provided by LinkedIn will enable The Crucible to work with McClymonds High School’s new 
STEM (Science, Technology, Engineering, and Mathematics) program to provide hands-on experience 
to students. The organization is also working to establish partnerships with Laney College to encourage 
participants in the youth programs to pursue technical training.

While The Crucible’s programs do not grant degrees or certifications, they provide transferable jobs skills 
for career paths in the industrial arts, traditional manufacturing, engineering, construction, and other 
fields that involve fabrication. These skills include technical skills like bronze casting and welding, as well 
as job readiness skills such as conflict resolution and communications. 

Sources: Interviews with Steve Young (Executive Director, The Crucible), May 8 and August 21, 2013; The Crucible, 
http://www.thecrucible.org/; Nick Flinn, “Youth Build Leadership, Art, Life Skills In One of a Kind Internship Program 
at The Crucible,” The Crucible Media Release, July 22, 2013, http://ww1.prweb.com/prfiles/2013/07/23/10957432/
Crucible%20Youth%20Internship%20Media%20Release.pdf.
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longer term, these establishments have 
the potential to help attract additional, 
complementary retailers by creating 
more active shopping districts and 
demonstrating the depth of demand for 
new retail in West Oakland. 

•	 Oakland Army Base Redevelopment: 
The City of Oakland signed a development 
agreement in 2012 that aims to transform 
the former army base into the Oakland 
Global Logistics Center. The redevelopment 
project is expected to directly generate 
approximately 1,500 temporary 
“construction” jobs and 850 permanent 
“operations” positions for City residents17 
Temporary jobs will be associated primarily 
with construction and job training, 
while most permanent jobs will be in 
the fields of logistics, distribution and 
warehousing. Of these jobs, approximately 
420 temporary and 150 full-time positions 
are expected to go to West Oakland 
residents.18  The Community Jobs Policies 
(CJP) negotiated as part of this project 
include a 50% local hire requirement 
for construction and operations jobs, 
with a preference to West Oakland and 
Enterprise Zone19 residents, and a non-
discriminatory policy towards ex-offenders 
in hiring for these positions. The CJP also 
requires that 25% of operations jobs be 
reserved for disadvantaged workers, 
such as unemployed veterans and the 
long-term unemployed, and that 20% 
of all construction hours be worked by 
apprentices. 25% of apprentice hours must 
be worked by disadvantaged workers. 
All new apprentices must be Oakland 
residents.20

•	 West Oakland Job Resource Center: 
The Oakland Army Base Community 
Jobs Policies led to the creation of 
a Cooperation Agreement among 
community stakeholders, organized labor 
and the City, which requires that the City 
develop and support a West Oakland Job 
Resource Center (WOJRC). As originally 
envisioned, the Center is intended to 
connect West Oakland and other City 
residents to job training and employment 
opportunities associated with the Army 
Base redevelopment, with a focus on 
construction and logistics jobs. In order to 
help prepare residents for these jobs, the 
WOJRC is working closely with the Cypress 
Mandela Training Center (see Figure 
9.2.3) and other service providers. The City 
is also exploring opportunities to expand 
the Job Resource Center’s focus beyond 
the Army Base by forming partnerships 
with other large, public employers with 
major construction projects and local 
hire requirements, and eventually to 
branch into other industries in addition 
to construction. The Center is located 
on the second floor at the West Oakland 
Library, which is also planned to house 
a One-Stop Career Center and Alameda 
County CalWorks career counselors. 
Incorporating new and future technology, 
referring job seekers to business and 
logistics related education and training 
at the local Jobs Center will give schools 
a portal to begin to prepare students to 
enter the workforce or help them create 
economic development opportunities for 
themselves and their families.

17   Source: IMPLAN OAB Job Creation Projections – 
Oakland, September 17th, 2010,http://oaklandglobal.
com/oww.php  

18    Ibid

19   The Oakland Enterprise Zone is a 27 square 
mile area which includes Downtown, the Oakland 
International Airport and the Port of Oakland, 
among other places. The goal of the zone is to 
stimulate business and economic growth in 
these targeted areas by providing tax incentives 
to businesses located within the zone; however, 
Governor Jerry Brown signed legislation in July 
2013 that will phase out enterprise zones and 
replace them with different tax incentive programs. 

20      West Oakland Job Resource Center Request for 
Proposals, City of Oakland, April 2013 
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•	 West Oakland BART station: The West 
Oakland BART station’s central location 
within the neighborhood and the 
region presents opportunities to attract 
new economic activity, and improve 
transportation access for West Oakland 
residents and workers. Chapter 7 of this 
Plan identifies the station area as a key 
opportunity for transformative residential 
and commercial development, and the 
City is in the early stages of negotiations 
with a private developer regarding 
future development of several publicly 
owned properties near the station (the 
West Oakland Transit Village project). 
As this proposal or other development 
proposals in the station area progress, 
there may be opportunities to incorporate 
neighborhood-serving retail and/or 
showcase West Oakland’s industrial arts 
community. At the same time, the BART 
station will play an important role in 
connecting residents to jobs throughout 
the region, and attracting new employers 
to West Oakland. Section 8.2 of this 
Plan identifies a series of strategies for 
enhancing transit connections within 

West Oakland and specifically to the BART 
station.

•	 Biotechnology, Green Technology and 
Information Technology Industries: 
Section 6.1 of this Plan identifies urban 
manufacturing, clean/green technology, 
the information sector, life sciences/
biotechnology, construction and related 
design and engineering industries as 
sectors with substantial growth potential 
both at the regional level and within the 
Plan Area. In order to capture life sciences/
biotechnology industries in particular, 
however, updates to streetscape and 
infrastructure, environmental clean-up of 
contaminated sites, and improvements to 
the area’s image and perceptions of safety 
will be needed (as discussed in Chapter 
4). In the long-term, as these barriers 
are addressed, these new industries 
may create significant employment 
opportunities in scientific, technical, 
and support fields (e.g., construction, 
maintenance, and administration). In order 
to fully benefit from this opportunity, 

Figure 9.2.3. Cypress Mandela Training Center

Cypress Mandela is a non-profit corporation located on Poplar Street in West Oakland that prepares 
workers for skilled trades jobs in the construction industry. The training center was originally created 
in 1993 to provide local residents with training and jobs related to rebuilding freeways damaged in the 
1989 Loma Prieta earthquake. Today, Cypress Mandela offers a 16-week pre-apprenticeship program 
that includes class work and hands-on training in both technical and life skills. The program is intended 
to impact residents with multiple barriers, including individuals who do not have a high school degree, 
are underemployed or unemployed, or need assistance with child care or other challenges. Students can 
receive various certifications as well as college credit through the Peralta Community College District or 
University of California. 

Over two decades, Cypress Mandela has developed relationships with local unions, contractors, and 
public employers including PG&E, EBMUD, and the Port of Oakland. These relationships and the center’s 
excellent reputation as the gold standard in construction training – including five national awards for 
excellence – allow Cypress Mandela to place 98% of graduating students directly into jobs. Cypress Man-
dela has signed a Memorandum of Understanding (MOU) with the City of Oakland to provide support 
and training for clients of the West Oakland Job Resource Center interested in careers on construction.

Sources: Cypress Mandela Training Center, http://www.cypressmandela.org/; Interviews with Arthur Shanks 
(Executive Director, Cypress Mandela), August 22, 2013 and Al Auletta (Program Manager, City of Oakland), August 
23, 2013.
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West Oakland residents must have 
adequate training in the fields of Science, 
Technology, Engineering, and Mathematics 
(STEM), as well as other skills.

Implementing Agencies, Organizations 
and Institutions

Specific Plans typically provide 
recommendations for cities or other public 
sector agencies to implement the Plan’s 
goals and policies. However, equitable 
economic development incorporates not 
only actions that are traditionally performed 
by the public sector – such as planning, 
land use, infrastructure provision, workforce 
and economic development, and funding 
and financing – but also strategies that are 
more typically the domain of Community-
Based Organizations (CBOs) and educational 
institutions. Indeed, as illustrated above in 
Figure 9.2.1, a variety of public and non-profit 
organizations in West Oakland are already 
involved in equitable economic development. 
This section aims to build on existing capacity 
in and around West Oakland by recommending 
implementation strategies for a wider variety 
of actors, including educational institutions, 
Community-Based Organizations, and the City 
of Oakland. 

This section briefly describes the general role 
that different types of organizations can play in 
implementing the strategies discussed below. 

The City of Oakland

The City of Oakland supports equitable 
economic development through the following 
mechanisms:

•	 Planning, Land Use, and Infrastructure 
Provision: The City of Oakland shapes the 
potential for growth within West Oakland 
through the General Plan, this Specific Plan, 
zoning designations, and other planning, 

policy, and regulatory documents. The City 
also maintains streets, sidewalks, and the 
other basic infrastructure that is critical to 
business success. This Plan aims to support 
equitable economic development by 
addressing barriers such as blight, crime, 
infrastructure deficits, and contaminated 
brownfield sites; preserving and clarifying 
industrial land zoning designations; 
recognizing and fostering the creative 
industrial arts and urban manufacturing 
community; and enhancing transit, 
pedestrian, and other transportation 
options.

•	 Workforce and Economic Development: 
The City plays a role in supporting and 
attracting businesses and helping job 
seekers gain employment. The City of 
Oakland directly operates or serves 
as a key partner in offering a number 
of economic development resources, 
including the Department of Economic & 
Workforce Development, the Workforce 
Investment Board, the Oakland Business 
Assistance Center, the Oakland Business 
Development Corporation, the West 
Oakland Job Resource Center, and the 
West Oakland Public Library. In general, 
these agencies tend to connect job 
seekers and businesses with funding 
and referrals for services, rather than 
directly providing job training, business 
technical support, or other programming. 
Connecting West Oakland residents and 
businesses to these existing resources 
is a major focus of the strategies 
recommended below.

•	 Public Funding and Financing: The City 
administers public funding and financing 
programs to support community and 
economic development, such as federal 
Small Business Administration loans, 
Community Development Block Grants, 
and Workforce Investment Act funds. The 
City also has the ability to capture some of 
the value created by future development 
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and growth in order to provide community 
benefits such as affordable housing, 
workforce training programs, small 
business support, or infrastructure 
improvements. These “value capture” 
strategies can include community benefits 
agreements, developer agreements, 
assessment districts, and linkage and 
impact fees. However, it is important to 
note that value capture mechanisms rely 
on the strength of the private market. If 
implemented during a weak market, they 
can inhibit new development and stall 
economic growth. In addition, because 
such strategies rely on the private market, 
they are inherently uncertain; it can be 
difficult to predict the timing and scale of 
future development and therefore to plan 
for the resulting funding streams. As a 
result, value capture mechanisms are more 
useful for one-time capital improvements 
such as new sidewalks or affordable 
housing, rather than as a funding source 
for ongoing, programs.

Community-Based Organizations

While the City can lay the groundwork for 
new economic activity and connect residents 
and businesses with funding and services, 
CBOs can play a more direct role in real estate 
development and service provision, among 
other activities. The following functions are 
typically performed by Community-Based 
Organizations; many, but not all, are currently 
provided by CBOs in West Oakland. Note that 
many organizations perform more than one of 
these activities.

•	 Youth Education & Programs: A number 
of programs in West Oakland are aimed 
at preparing youth for the workforce by 
teaching both soft skills (e.g., work ethic, 
time management, communication, and 
attitude) and technical skills, ranging from 
food production to metalworking. Figure 
9.2.1 lists some of the organizations with 

career-focused youth education and 
training programs in West Oakland.

•	 Job Training & Readiness: Job training 
programs are more directly aimed at 
training adults for employment in specific 
fields. Figure 9.2.1 shows some of the 
organizations that provide job training 
and readiness programs in West Oakland.

•	 Small Business Support and 
Entrepreneurship Training: Small 
business support can include 
entrepreneurship training classes that 
teach the skills needed to start and 
manage a business; technical assistance 
programs that provide training and/
or direct assistance with management, 
bookkeeping, marketing, or other 
functions; and lending programs. For 
example, Mandela MarketPlace (Figure 
9.2.4) provides many of these services in 
West Oakland, targeted to the Mandela 
Foods Cooperative and other food-related 
enterprises. In other places, community 
development corporations (CDCs), 21 
neighborhood economic development 
centers,22 or other non-profits may provide 
these types of services to a broader range 
of businesses within a neighborhood (see 
Figure 9.2.7 for an example in Minnesota). 

•	 Real Estate Development: Some 
Community-Based Organizations, typically 
incorporated as CDCs, develop real 
estate projects. CDC real estate projects 
can include affordable space for small 
businesses (known as small business 
incubators), artists, industrial users, or 
other non-profit organizations, as well as 
affordable housing. 

21   Community development corporations (CDCs) 
are non-profit organizations dedicated to supporting 
community and economic development, typically 
within a targeted neighborhood.  

22   Neighborhood economic development 
corporations are non-profit organizations focused on 
promoting small business development in particular 
geographic areas. 
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•	 Funding and Financing: Common sources 
of funding associated with Community-
Based Organizations include foundations, 
which typically provide grants for specific 
purposes; and community development 
financial institutions (CDFIs), which 
provide financial services in underserved 
neighborhoods. Oakland and the Bay Area 
are home to many foundations and CDFIs 
that provide grants and loans for economic 
development activities, such as the James 
Irvine Foundation and the Northern 
California Community Loan Fund.

•	 Advocacy and Other Services and 
Programming: Local non-profits serve a 
variety of functions including:

•	 Environmental justice

•	 Food justice/urban farming

•	 Childcare and after-school programs

Educational Institutions

Educational institutions provide the academic 
groundwork and career-specific training 
required for placement in a wide variety of 
fields. Secondary educational institutions in 
West Oakland include McClymonds and Ralph 
Bunche High Schools. Laney College is located 
approximately one mile from the Plan Area. 
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Figure 9.2.4. Mandela MarketPlace

Mandela MarketPlace is a non-profit organization dedicated to creating entrepreneurship 
opportunities for West Oakland residents and building a healthy local food system. The organization 
incorporated in 2005 in order to support a community-based plan to open a locally-owned grocery 
store. The 2,500 square foot grocery store – Mandela Foods Cooperative – opened as an independent, 
worker-owned business in 2009. Today, Mandela Marketplace continues to support the store, while 
running a number of other programs and enterprises related to equitable economic development and 
healthy food access. The non-profit’s activities include:

•	 Entrepreneurship Training & Support: Mandela MarketPlace created a three-phase training 
program for Mandela Food’s future worker/owners that included courses in entrepreneurship, 
financial management, and grocery management, as well as hands-on experience in buying 
food from farmers and operating produce stands. Trainees were recruited from the West Oakland 
community in part through advertisements, but also through word of mouth and existing 
relationships built through an extensive community outreach process. Since the grocery store 
opened, Mandela Marketplace’s focus has shifted to ongoing technical support. As of 2012, 
Mandela Marketplace supported 22 jobs/ownership opportunities through the grocery store and 
other enterprises.

•	 Facilitating Access to Capital: Mandela MarketPlace worked with the City of Oakland, foundations, 
and other organizations to raise funding to open Mandela Foods. As a non-profit, Mandela 
MarketPlace was able to access grant funding that would not otherwise have been available to the 
store. Moreover, by building relationships with funders and providing ongoing technical support 
for the worker/owners, the organization helped mitigate the risk of investing in a new, untested 
enterprise. Mandela MarketPlace also works with Kiva Zip, a micro-lending website, in order to 
connect local entrepreneurs with lenders. So far, Mandela MarketPlace has helped Mandela Foods 
raise $5,000 through Kiva Zip for marketing and branding efforts, and helped Bestow Pesto – one 
of the 25 local food vendors that sells products at Mandela Foods – raise $1,700 for commercial 
kitchen rental fees and container labels.

•	 Youth Development: The organization’s youth program, West Oakland Youth Standing Empowered 
(WYSE) began in 2007, when Mandela MarketPlace recruited West Oakland students to participate 
in a survey of local food quality, availability, and affordability. Following completion of the survey, 
the WYSE students worked with the City to get new bus benches, crosswalks, and trashcans 
installed in the neighborhood; helped clean up local parks; and hosted a nutrition education 
program at McClymonds High School. Mandela MarketPlace began working with a second class of 
students in the summer and fall of 2013. 

•	 Building a Healthy Food Network: In addition to establishing Mandela Foods Cooperative, Mandela 
MarketPlace has created the Healthy Neighborhood Store Alliance, a program that delivers 
produce to West Oakland corner stores, and Earth’s Produce Distribution, an enterprise that is 
working to establish a produce distribution network to support small farmers and pass wholesale 
prices on to neighborhood and community-based stores. Together, Mandela MarketPlace’s 
enterprises made 125,000 pounds of produce available in West Oakland in 2012.

•	 Sources: Interview with Dana Harvey (Executive Director, Mandela MarketPlace) and Mariela 
Cedeño (Senior Manager, Social Enterprise & Communications, Mandela MarketPlace), August 13, 
2013; Mandela MarketPlace, http://www.mandelamarketplace.org/.
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Equitable Economic Development 
Strategies
Building on the opportunities and assets 
described above, this section describes 
additional recommended strategies for 
supporting equitable economic development 
in West Oakland. These strategies fall into 
five broad categories: employment and 
job training, industrial arts and urban 
manufacturing, community-based economic 
development, neighborhood-serving retail and 
services, and leveraging future development. 
Figure 9.2.8, at the end of this section, 
summarizes all of the strategies listed in this 
section, including the entities that should take 
the lead in implementation, key partners, and 
likely timing. 

Employment and Job Training

Intent: Develop training and career pathways 
to help West Oakland residents move from 
educational and training programs into paid 
positions.

Although Oakland and West Oakland are home 
to a wealth of Community-Based Organizations 
and educational institutions offering job 
readiness, training and placement programs 
for youth and adults, opportunities exist to 
better coordinate among organizations and 
establish career pathways. Career pathways are 
an integrated set of programs to help residents 
move from educational and training programs 
into paid positions within specific industries. 
The West Oakland Job Resource Center 
represents a particular opportunity for the City 
to work in partnership with Community-Based 
Organizations, educational institutions, and 
employers in order to connect residents with 
local and regional jobs. The strategies listed 
below build on the existing momentum both 
at the City of Oakland and within the West 
Oakland community to expand the role of the 
West Oakland Job Resource Center over time 
and establish strategic connections among a 

wider array of educational and Community-
Based Organizations and potential employers.

Expanding Opportunities in 
Construction and Operations

Due to its association with the Army Base 
redevelopment, the West Oakland Job 
Resource Center is currently focused on 
career pathways in construction and logistics 
operations. In the short term, the City of 
Oakland should continue to build on this 
specialty using the strategies listed below.

EED-1: Continue to work with public agencies 
to identify additional job opportunities 
on major public construction and/or 
operations projects.

The City of Oakland should continue to 
explore opportunities to partner with 
other public agencies, such as BART 
and the Port of Oakland, to increase the 
pipeline of construction and operations 
positions available through the Job 
Resource Center. 

EED-2: Continue to work with local job 
readiness, training, and placement 
organizations to establish career pathways 
in construction and operations.

The City of Oakland has already 
established a Memorandum Of 
Understanding (MOU) with the Cypress 
Mandela Training Center to provide 
support and training for clients of the 
West Oakland Job Resource Center 
interested in careers in construction. In 
the short term, similar partnerships with 
other organizations, such as offering 
construction and/or operations training 
could help to further expand the center’s 
capacity.
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Expanding Other Employment 
Opportunities

In addition to construction and operations jobs 
associated with the Army Base redevelopment, 
the West Oakland Job Resource Center also 
has the potential to connect residents to 
employment opportunities in a wider range 
of industries both within West Oakland and at 
the regional level, through the strategies listed 
below. 

EED-3: Continue to work with public 
agencies to bring job training, placement 
and referral resources for an array of 
employment types to the West Oakland 
Job Resource Center.

In the short term, the City of Oakland should 
continue efforts to expand the range of career 
development activities offered at the West 
Oakland Job Resource Center by bringing in 
additional resources and programs, such as 
a One-Stop Career Center funded through 

Figure 9.2.5. Potential Career Pathways for West Oakland Residents
West Oakland is currently home to an array of educational, job readiness, and job training programs 
that have the potential to prepare residents for employment opportunities both in West Oakland and 
throughout the region. The table below illustrates some of the many potential pathways to employment 
in existing and emerging West Oakland industries, building on educational and training opportunities al-
ready available in and around West Oakland. The West Oakland Job Resource Center has the potential to 
work with community-based organizations (including the examples listed below) and potential employ-
ers to support worker transitions from education and training programs to paid employment.
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the Workforce Investment Act and additional 
career development resources through the 
Alameda County CalWorks program. 

EED-4: Work with West Oakland employers, 
Community-Based Organizations, and 
educational institutions to establish career 
pathways for residents in a range of local 
industries.

The West Oakland Jobs Resource Center is 
in a unique position to coordinate among 
educational institutions, Community-Based 
Organizations, and potential employers 
to establish career pathways for West 
Oakland residents. Just as the City has 
partnered with Cypress Mandela and the 
Army Base redevelopment to establish 
a career pathway for the construction 
sector, the potential exists to build on 
the neighborhood’s existing assets and 
industries to establish a series of career 
pathways suitable to a range of skills and 
interests. See Figure 9.2.5 for an illustration 
of potential career pathways within West 
Oakland. In the short term, outreach 
should include:

•	 Urban Manufacturing/Industrial Arts 
organizations and firms, including the 
Crucible, American Steel studios, and 
the Oakland Makers initiative.

•	 Food-based organizations and 
employers, such as Mandela 
MarketPlace, City Slickers, People’s 
Community Market, local food 
manufacturers, and restaurateurs.

•	 Educational institutions such as Laney 
College and the Science, Technology, 
Engineering, and Mathematics (STEM) 
program and Global Training Academy 
at McClymonds High School.

Establishing relationships today with 
organizations and institutions that train 
students for math and science-based 
careers, such as Laney College and the 

McClymonds STEM program, will also 
prepare the West Oakland Jobs Resource 
Center and West Oakland residents for 
the types of industries that are expected 
to experience significant future growth 
in West Oakland. Section 6.1 identifies 
clean/green technology, the information 
sector, and life sciences/biotechnology 
as industries with substantial growth 
potential within West Oakland. Over 
the longer term, as new industries 
develop, the Jobs Resource Center should 
expand its outreach to include direct 
communication with new firms starting 
up or locating in West Oakland to identify 
the types of training programs needed 
to prepare local workers to fill emerging 
employment opportunities. 

EED-5: Work with regional employers, 
Community-Based Organizations, 
educational institutions to establish 
career pathways for residents in a range of 
industries at the regional level.

In addition to better connecting West 
Oakland residents to jobs within the 
neighborhood, the City should explore 
long-term opportunities to partner 
with regional employers, Community-
Based Organizations, and educational 
institutions throughout the East Bay and 
other parts of the Bay Area. This should 
include opportunities in industries 
that also exist in West Oakland, such as 
construction and manufacturing, as well 
as sectors projected to experience growth 
at the regional level, such as professional 
services, healthcare and educational 
services, and leisure and hospitality.23 
These sectors are expected to create 
employment opportunities at a range of 
wage and training levels. For example, 
jobs in the professional services will range 
from management positions to entry-

23   ABAG and MTC, “Final Forecast of Jobs, Population 
and Housing,” Draft Plan Bay Area, July 2013.  
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level administrative support jobs that 
could start workers on a career pathway; 
occupations in the healthcare sector can 
include everything from doctors and nurse 
practitioners, to medical assistants and 
home health care aids.

Industrial Arts and Urban 
Manufacturing 

Intent: Retain industrial zoning and facilitate 
the preservation or adaptive reuse of existing 
industrial buildings in order to encourage the 
preservation of affordable space for industrial 
artists, urban manufacturing, and other small 
businesses.

Industrial artists and urban manufacturers play 
a key role in contributing to West Oakland’s 
entrepreneurial and artistic culture, and may 
provide long-term employment opportunities 
for West Oakland residents. These small 
businesses are attracted to West Oakland in 
large part because of its historic industrial and 
warehousing buildings, which have low rents 
and large, flexible floor plates. Maintaining 
this space and allowing for adaptive reuse is 
critical to ensuring that industrial artists, urban 
manufacturers, and other small businesses can 
continue to locate and thrive in the Plan Area. 
In order to help preserve industrial space, this 
Plan recommends retaining the vast majority 
of industrially zoned land for industrial 
or business purposes, with only limited 
conversion to other uses. Additional strategies 
for preserving affordable industrial space are 
described below.

EED-6: Enact land use policies, zoning 
regulations, and design guidelines to 
protect historic, architecturally and 
structurally significant structures through 
adaptive reuse and encourage infill 
development between existing buildings.

Section 7.2 in this Plan recommends 
the establishment of a CIX-1 – Business 
Enhancement Overlay. Where it applies, 
this land use overlay would encourage 

property owners and developers to 
preserve and reuse existing structures that 
are structurally sound and economically 
viable, and would encourage new 
development to take the form of lower-
intensity, infill development.  The Plan also 
identifies opportunities for adaptive reuse 
in Section 5.3.

EED-7: Encourage the preservation of 
affordable space for artists and/or small 
urban manufacturers.

The regulatory strategies discussed above 
will help preserve the types of space that 
industrial artists, urban manufacturers, 
and other small businesses require. 
However, as West Oakland attracts new 
industries that can afford to pay higher 
rents, rental rates are likely to rise. In the 
long term, the only sure way for artists 
and small urban manufacturers to avoid 
displacement is to control their own 
space, either through ownership or by 
renting from a non-profit organization 
dedicated to artist space and/or industrial 
development.

Affordable space for artists and urban 
manufacturers typically falls into two 
general categories: work spaces that 
provide space solely for making art 
and/or small-scale manufacturing, and 
live/work spaces that provide housing 
and working space in the same unit. 
Work spaces and live/work spaces are 
typically treated differently under zoning 
regulations, and may have different 
ownership structures and funding sources. 
Work spaces that provide low-cost space 
to artists and/or small manufacturers 
are typically developed and managed 
by non-profit organizations dedicated 
to this explicit purpose. As non-profits, 
these organizations can provide long-
term stability and access funding sources 
that are not available to individual artists 
or privately owned businesses, such as 
foundation grants and New Markets Tax 
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Credits. Compared to live/work spaces, 
work spaces are more often able to 
take advantage of sources dedicated to 
economic development or community 
revitalization, such as New Market Tax 
Credits, Historic Preservation Tax Credits, 
Community Development Block Grants, or 
loans from CDFIs.  

In contrast to work space, live/work 
space can sometimes be developed and 
owned by artists themselves through a 
condominium or cooperative structure 
(e.g., the 45th Street Artist Cooperative, 
described in Figure 9.2.6). 
 However, given the Bay Area’s high 
property values, artists can rarely afford to 
develop buildings on their own. Moreover, 
it can be challenging to control the mix of 
users and resale cost of units. A non-profit 
organization could ensure that the space 
remains affordable and occupied by artists 
over the long term, and could access a 
wider array of funding sources than can 
individuals.  While work spaces developed 
by non-profits are often funded by sources 
related to economic development, non-
profit developers of live/work space more 
typically rely on Low Income Housing 
Tax Credits and other state and federal 
affordable housing programs. 

Given these advantages, a non-profit 
structure is likely to be the best alternative 
for acquiring and developing permanently 
affordable artist/manufacturing space in 
West Oakland. Existing artists and urban 
manufacturers may wish to form their own 
non-profit organizations, and/or work in 
partnership with existing organizations in 
the Bay Area or nationally. As a first step 
towards forming such an organization, 
West Oakland artists/manufacturers should 
consult with existing non-profit developers 
and experts, who may be able to serve as 
partners or provide valuable expertise on 
funding, acquisition, and development. 
Figure 9.2.6 provides a sample of existing 
organizations and initiatives that have 
successfully developed projects around the 

country, or that can provide other types of 
related expertise.

Intent: Support existing and attract new artists 
and arts-related businesses.

EED-8: Market West Oakland’s arts and culture 
districts and unique “maker” identity.

As described in Section 5.4 of this Plan, 
tools for marketing West Oakland’s 
industrial arts environment include 
enhancing and expanding the www.
westoaklandworks.com website, and 
supporting the growth and branding of 
Oaklandmakers.org.

EED-9: Include local art, design, and 
fabrication as integral components of new 
development.

Section 5.4 of this Plan recommends a 
number of strategies for ensuring that 
major public and private development 
projects incorporate locally-made art. 
These include using the City’s 1.5% Public 
Art Ordinance Fund to support art in 
public and private development projects, 
including locally-contracted public art 
in City-sponsored streetscape projects, 
and working with community groups to 
install educational and interpretive signs, 
artwork, and landscaping that highlight 
West Oakland’s historic and cultural 
features.

24   Chris Walker, “Artist Space Development: Finance,” 
Urban Institute, 2007.

25   Note that most of the existing live/work spaces in 
West Oakland were privately developed, and are not 
intended to be permanently affordable. As discussed 
in Chapter 6, many of the existing units are not 
currently occupied by artists.

26   Chris Walker, 2007.
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Community-Based Economic 
Development

Intent: Support local entrepreneurs and the 
development of community-based businesses.

Supporting community-based small businesses 
and entrepreneurs can provide career 
opportunities and economic empowerment 
for residents. Many West Oakland residents 
have the vision and energy to start their 
own businesses, but entrepreneurship is 
challenging and can benefit from ongoing 
assistance. Many established small businesses 
could also benefit from technical assistance 
or access to capital in order to grow their 
businesses.

EED-10: Continue to offer and raise awareness 
of small business support opportunities 
for West Oakland businesses through the 
City of Oakland’s existing economic and 
workforce development programs.

The City of Oakland offers a number of 
programs designed to support small 
businesses. By ensuring that small 
businesses in West Oakland are aware of 
these programs, the City can ensure that 
West Oakland businesses benefit from 
these programs. Existing City programs 
include:

•	 City of Oakland, Office of Economic 
& Workforce Development, Business 
Development Unit: Oakland’s Business 
Developer Officers can address 
businesses’ concerns, help businesses 
find appropriate locations, and 
connect businesses to other resources.

•	 The Oakland Business Assistance 
Center: A one-stop information 
and referral center for businesses in 
Oakland.

•	 The Oakland Business Development 
Corporation: Offers U.S. Small Business 

Figure 9.2.6: Examples of Affordable Artist & Manufacturing Space Developers and Initiatives 

•	 45th Street Artists’ Cooperative, Emeryville: The 45th Street Artists’ Cooperative began in the mid-
1970s, when artists leased two warehouses in Emeryville and began subleasing to other artists 
as live/work space. In the 1980s, the residents formed a coop, bought the founding artists out of 
the remainder of their lease, and acquired and rehabilitated the properties. The coop has since 
converted a third warehouse space into live/work units. For more information, see http://www.
emeryvilleartistscoop.org/ and http://www.americansforthearts.org/NAPD/files/8441/Live%20
Work%20Space.pdf.

•	 Artspace Places, Inc.: Artspace is a national, non-profit real estate developer that specializes in 
developing and managing affordable space for artists and creative businesses. The organization 
operates 33 affordable arts facilities – including live/work housing, studios, art centers, and 
commercial space – in 13 states. In addition to property development and management, Artspace 
offers consulting services around the country. For more information, see http://www.artspace.org/. 

•	 Community Arts Stabilization Trust (CAST): CAST is a new partnership among the City and County of 
San Francisco, the Kenneth Rainin Foundation, and Northern California Community Loan Fund (NCCLF) 
that is working with local community arts organizations to acquire permanently affordable artist space 
in the Central Market neighborhood of San Francisco using foundation funding and New Markets Tax 
Credits.  

•	 Greenpoint Manufacturing and Design Center (GMDC): GMDC is a non-profit industrial developer in 
New York City that acquires, rehabilitates, and manages industrial buildings that provide affordable 
production space to small and midsize manufacturing businesses and artists. Since its establishment 
in 1992, GMDC has rehabilitated six buildings in North Brooklyn, which together account for more 
than 500,000 square feet of space for more than 100 businesses. Tenants include artists, designers, 
manufacturers, and other creative companies. For more information, see http://www.gmdconline.org/.
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Administration   loans, referrals, and 
other resources.

EED-11: Establish a neighborhood economic 
development corporation to provide 
entrepreneurship training and small 
business support in West Oakland.

Neighborhood economic development 
corporations, such as the Neighborhood 
Development Center in St. Paul, Minnesota 
(Figure 9.2.7), are community-based, 
non-profit organizations focused on 
promoting small business development 
in particular geographic areas. These 
organizations build long-term, ongoing 
relationships with local businesses and 
residents, while providing the capacity 
to support small businesses as they 
start up and expand over time. In West 
Oakland, a neighborhood economic 
development corporation could provide 

entrepreneurship training, technical 
assistance, small business lending, and/
or real estate development of small 
business incubator space. The same 
organization could also potentially 
develop permanently affordable artist/
manufacturing space (see EED-7 above). 

A neighborhood economic development 
corporation in West Oakland could be 
formed as a new non-profit, or grow 
out of an existing community-based 
organization. Either way, one or more of 
West Oakland’s many existing community 
organizations are likely to be in the best 
position to lead the effort to establish 
this type of organization. First steps could 
include:

•	 Explore potential models, such as 
the Neighborhood Development 
Center in St. Paul, Minnesota (Figure 

Figure 9.2.7. Neighborhood Development Center, St. Paul, Minnesota

The Neighborhood Development Center (NDC) is a non-profit organization founded in 1993 to sup-
port local economic revitalization in core neighborhoods of Minneapolis and St. Paul. The NDC oper-
ates a range of programs and activities including:

•	 Entrepreneur Training Program: Works with other community-based organizations to offer 11-week 
entrepreneur training courses. Topics include accounting, management, and creating a viable 
business plan.

•	 Small Business Consulting: Provides eligible businesses with ongoing, one-on-one support and 
technical assistance in topics such as business management, accounting, marketing, and legal 
assistance.

•	 Small Business Lending: Lends to small businesses that are unable to access traditional sources of 
capital. The average loan size is $16,000. 

•	 Real Estate Development of Small Business Incubator Space: Has developed six formerly vacant or 
underutilized commercial properties into small business incubators that provide affordable space 
and connect tenants with NDC’s other programs and services.

•	 Community Organization Capacity Building: NDC supports local community-based 
organizations, and provides a variety of training and consulting programs to non-profits across the 
country that are interested in implementing NDC’s community economic development strategies.

• Source: Neighborhood Development Center, http://www.ndc-mn.org/.
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9.2.7). Mandela Market Place (Figure 
9.2.4) is a local example that already 
provides many of the functions of a 
neighborhood economic development 
corporation, although focused 
specifically around food.

•	 Form a board of directors that 
fully represents West Oakland’s 
stakeholders, including members from 
existing community organizations and 
businesses, and residents.

•	 Develop a strategic plan for the 
organization.

•	 Apply for grants from private 
foundations and public agencies to 
fund activities.

Neighborhood-Serving Retail & Services

Intent: Support community-based efforts to 
improve West Oakland residents’ access to 
everyday goods and services. 

Expanding access to everyday goods and 
services, such as a full-service grocery store, 
pharmacy, and financial services institution, 
would greatly improve the quality of 
life in West Oakland, and help make the 
neighborhood more lively, safe, and attractive. 
Community-based neighborhood-serving 
retail businesses may also create new 
entrepreneurship and job opportunities for 
West Oakland residents.

EED-12: Support the expansion of an existing 
grocery store and/or the establishment of 
new grocery stores in West Oakland.

As discussed in Section 6.2, the “leakage” 
of grocery store sales from West Oakland 
(i.e., demand for groceries from West 
Oakland residents that is currently being 
captured by stores located outside of the 
neighborhood) could support as much as 

65,000 square feet of new grocery retail 
space. A full-service grocery store could be 
created by:

•	 Supporting the expansion of an 
existing, limited-service grocery store, 
such as Mandela MarketPlace; or 

•	 Supporting the opening of new 
grocery stores, such as the proposed 
People’s Community Market.

EED-13: Promote the development of 
community-based, neighborhood-serving 
retail and service businesses.

A new neighborhood economic 
development corporation, described 
above in EED-11, could support the 
development of locally owned businesses 
that provide much-needed goods and 
services to the neighborhood. A new or 
expanded grocery store (EED-12) could 
serve as an anchor for smaller stores.

Leveraging Future Development

Intent: Explore opportunities for future 
development to contribute to equitable 
growth.

EED-14: Identify vacant or underutilized 
publicly-owned land in West Oakland with 
the potential for community benefit.

Working with other public agencies, 
the City should create a map of vacant 
or underutilized publicly-owned land 
with the potential to be developed for 
community benefit. This map should 
be made available to the West Oakland 
community and opportunities to develop 
land for community benefit through 
public-private partnership and other 
mechanisms should be explored. Potential 
uses might include affordable housing 
or industrial space, a small business 
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incubator, or some combination of 
beneficial uses. 

EED-15: Work with the developers of the West 
Oakland Transit Village project to include 
space for community-based businesses as 
part of the development.

The City of Oakland should work with 
Caltrans and the developer of the West 
Oakland Transit Village project to include 
commercial space for the industrial arts, 
small-scale urban manufacturing, and/
or community-based businesses, such as 
retailers serving local needs and/or selling 
locally-made goods.

EED-16: Explore long-term opportunities to 
leverage new development and industries 
for community benefit. 

The short-term priority for West Oakland 
should be to attract new employment, 
development, and businesses to the 
area in order to create jobs and other 
economic benefits. In the longer term, as 
the West Oakland market strengthens, 
the City should explore opportunities to 
use value capture tools such as developer 
agreements, linkage fees, and assessment 
districts to leverage new development 
for community benefits. Additional 
analysis may be necessary to determine 
the “threshold” at which the market is 
strong enough to support these kinds of 
measures without discouraging investor 
interest, and to determine which types of 
community benefits value capture might 
support. Because value capture strategies 
rely on the strength of the private market, 
it can be difficult to predict the timing and 
scale of future development and therefore 
to plan for the resulting funding streams. 
As a result, value capture mechanisms 
are more useful for one-time capital 
improvements such as new sidewalks 
or affordable housing, rather than as a 
funding source for ongoing, programs.
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Checklist Approach

The West Oakland Specific Plan includes 
a ‘Checklist’ approach to identifying the 
potential health issues or impacts associated 
with the Plan.

As an alternative, a comprehensive ‘Health 
Impact Assessment’ (HIA) would typically 
include:

•	 comprehensive consideration of all 
potential health effects, including positive 
and negative effects;

•	 participation and oversight by multiple 
stakeholders or community members in 
partnership with public institutions;

•	 integration within existing regulatory and 
non-regulatory assessment processes; and

•	 collection and analysis of new data using 
multiple quantitative and qualitative 
methods.

Within the timeframe and budgetary 
constraints of this Plan, there are simply not 
the resources available to conduct such a 
comprehensive HIA.

The checklist approach is a streamlined 
screening process that supports identification 
of potential health issues or impacts associated 
with the Specific and which provides a 
preliminary assessment as to whether the 
Specific Plan is supportive and beneficial, 
silent, or potentially detrimental to certain 
community health indicators.  

This Community Health Checklist provides 
an overview of the prospective health 
impacts associated with policies and strategy 
recommendations included in the Specific 
Plan, particularly as they relate to the following 
selected community health indicators:

•	 air quality and diesel particulate matter 
exposure;

•	 exposure to toxic chemicals and 
hazardous materials;

•	 access to healthy food,

•	 access to parks and recreation; and

•	 exposure to excessive noise.

These health indicators have been chosen 
from among a broad spectrum of such 
indicators because they are the most directly 
affected and influenced by land use decisions 
recommended in the Specific Plan. 

The Community Health Checklist includes a 
brief overview of current conditions in West 
Oakland relative to each of these community 
health indicators, and identifies the health-
related concerns associated with each 
indicator. It also includes a list of those Specific 
Plan policies and strategies that directly 
address or affect each of these indicators, 
providing an explanation as to the level of 
benefit to community health of each these 
policies and strategies.  Finally, this Checklist 
includes (in certain cases) suggestions and 
recommendations for further, future efforts by 
the City and others that may better address 
important community health concerns but 
that are beyond the scope and feasibility of 
this Specific Plan.

The community health indicators addressed 
in this Checklist are not a complete and 
comprehensive list.  Additional discussion of 
other community health indicators can be 
found in the following chapters and sections 
of this Specific Plan:

•	 Illegal dumping and blight – see Section 
4.1

9.3: Community Health
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•	 Crime and safety – see Section 4.2

•	 Land use conflicts and proximity of 
residential and industrial land uses – see 
Section 7.1

•	 Bike-able and pedestrian streets – see 
Section 8.1

•	 Mobility and access to transit – see Section 
8.2

•	 Community stability and vulnerability to 
housing displacement – see Section 9.1

•	 Access to new jobs and equity in job 
opportunities– see Section 9.2

Furthermore, there are many community 
health indicators that are critical and vital to 
overall community health in West Oakland, but 
that are not directly addressed in the Specific 
Plan.  Although the Specific Plan attempts to 
be comprehensive and multi-faceted, there 
are numerous issues and relevant community 
concerns that cannot be addressed within 
the limits of this Plan.  Some of the larger, 
important community health indicators which 
require and deserve a different forum other 
than this Specific Plan for community-wide 
discussion include:   

•	 Greater access to health care;

•	 Access to quality educational 
opportunities;

•	 Voting power;

•	 Youth engagement and empowerment;

•	 Homelessness and joblessness, and 

•	 Poverty.

Finally, the Health Impact Assessment 
prepared in 2010 for the Port of Oakland 
provides a comprehensive assessment of 
the health of the West Oakland community 
associated with growth at the Port of Oakland.27 

That HIA provides a link between the issues 
of air quality, traffic, noise, hazardous waste 
and land use, and presents numerous 
mitigation measures that are intended to 
comprehensively address these inter-related 
issues. While this Specific Plan has neither 
the jurisdictional reach nor the authority to 
establish policies or regulations pertaining to 
the Port of Oakland or to the former Oakland 
Army Base, this Plan does support and echo 
those measures recommended in the 2010 
Port of Oakland HIA, particularly given the 
health disparities indicated within the West 
Oakland population.

Public Health Goal

The Community Health goal of this Specific 
Plan is:

•	 To promote healthy environmental 
conditions in West Oakland that foster 
healthy individuals, families, and 
institutions. 

This goal can be implemented through 
implementation of the following strategies:

Health-1: Consider establishing a community 
health checklist or other similar system to 
evaluate the community health implications 
of new area plans and development 
projects. Such a checklist may be 
appropriate for broader implementation 
City-wide.

27  UC Berkeley Health Impact Group, “Health 
Impact Assessment of the Port of Oakland”, University of 
California, Berkeley, CA,  March 2010
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Air Quality and Diesel Particulate 
Matter Exposure

This section of the Community Health Checklist 
provides some important background 
information and context about air quality and 
the adverse community health implications 
that poor air quality has in West Oakland. 
Specifically, the Checklist addresses the 
following three questions pertaining to the 
Specific Plan’s response to air quality concerns:

1. Does this Specific Plan include policies, 
strategies or other efforts to reduce the 
amount of diesel particulate matter 
and other toxic air contaminants 
that are emitted in and around West 
Oakland?

 

2. Does this Specific Plan include policies, 
strategies or other efforts to ensure 
that new development adequately 
protects future residents from the 
harmful effects of poor air quality?, and 

3. Does this Specific Plan include policies, 
strategies or other efforts that can 
make a direct positive contribution to 
the health of existing residents and 
employees who are already adversely 
affected by poor air quality?

Ambient Air Quality Conditions

As referenced in previous sections of the Plan, 
air quality in West Oakland is adversely affected 
by a number of contributing sources, including 
industrial uses and a large array of mobile 
sources. The mobile sources include the three 
interstate freeways (I-580, I-880 and I-980), the 
Port of Oakland, two rail yards and rail tracks, 
numerous trucking-based distribution centers 
and a host of truck-related businesses.28  

Diesel engines from these mobile sources 
emit a complex mixture of air pollutants 
commonly known as soot, which includes 
Diesel Particulate Matter (DPM).  In 1998, 
the California Air Resources Board (CARB) 
identified DPM as a Toxic Air Contaminant 
(TAC) based on its potential to cause cancer 
and other health problems.  Health risks from 
DPM are highest in areas of concentrated 
emissions, and exposure to DPM is particularly 
hazardous to children and to the elderly. The 
health impacts of exposure to DPM include 
premature death and a number of heart and 
lung diseases including asthma.

West Oakland has been identified under 
the Bay Area Air Quality Management 
District’s (BAAQMD) Community Air Risk 
Evaluation (CARE) Program as a community 
with particularly high ambient toxic air 
contaminant concentrations, as well as a 
high concentration of sensitive populations.29 
This study also found that, of the toxic air 
contaminants responsible for cumulative 
cancer risk, DPM accounts for about 80% of 
this risk.  

Several additional studies conducted by state, 
regional and local government agencies, 
research institutions and community groups 
have identified the sources of West Oakland’s 
toxic air contaminants and DPM emissions, 
and measured the concentrations of these 
emissions.30,31,32  The results of these studies are 
generally similar in their conclusions.

28  Pacific Institute (Swati Prakash), Community 
Strategies for Sustainability & Justice, Ditching Dirty Die-
sel Collaborative, with the West Oakland Environmental 
Indicators Project, “Clearing the Air in West Oakland: Port 
Impacts, Freight Transport & Environmental Justice” 2004 

29  BAAQMD, CARE Program, as accessed at: http://
www.baaqmd.gov/Divisions/Planning-and-Research/CARE-
Program.aspx
30  The Air Resources Board, in cooperation with the 
BAAQMD, the Port of Oakland and the Union Pacific Railroad, 
“West Oakland Health Risk Assessment”, Final Report, Decem-
ber 2008
31  Pacific Institute, West Oakland Environmental Indi-
cators Project, Sonoma Technologies, Inc., and Wiltec, “West 
Oakland Diesel Emission Inventory and Air Quality Monitor-
ing Study”, 2009
32  Desert Research Institute, Division of Atmospheric 
Sciences of the Nevada System of Higher Education, “West 
Oakland Monitoring Study, Draft Report”, October 7, 2010
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Associated Community Health Risks 

Many of these previous studies have also 
assessed the current health risks to West 
Oakland residents associated with known 
emission sources - finding, among other 
conclusions, that West Oakland has one of 
the highest rates of asthma hospitalization in 
Alameda County.

On-Going Efforts by Others to Address 
DPM-Related Health Risks 

In response to these and other similar studies 
conducted in areas near ports and freeways 
throughout the state, the California Air 
Resources Board (CARB), the BAAQMD and the 
Port of Oakland have each adopted policies 
and regulations intended to significantly 
reduce emissions from port operations and 
from on-road drayage (hauling or transport) 
trucks.  Notably, these policies and regulations 
include:

•	 A current statewide ban on older model 
trucks (pre-1994) from entering ports and 
rail yards; 

•	 Pending CARB regulations which require all 
ocean-going ships to use cleaner fuels;

•	 Current Port of Oakland requirements that 
newer model trucks (post-1994) be retrofit 
with diesel particle filters before being 
allowed to enter the Port (this regulation 
began in 2010, and eventually will require 
all trucks to be retrofitted with a diesel 
particulate filter or be replaced to meet 
higher engine emission standards); and 

•	 On-going Port of Oakland actions 
to reduce diesel emissions through 
implementation of its Maritime Air Quality 
Improvement Program, a master plan of 
long-term air quality strategies, initiatives, 
programs and projects to achieve the Port’s 
goal of reducing health risk related to 
seaport sources of diesel pollution.

Along with these regulations and programs, 
the CARB, BAAQMD, US EPA and the Port of 
Oakland have all funded grant programs for 
truck retrofits and replacements. 

Initial Results

According to a recent UC Berkeley study33, 
since the emission control programs for trucks 
entering the Port of Oakland took effect in 
early 2010, black smoke emissions from diesel 
trucks have been reduced by about half, and 
nitrogen oxide (NOx) emissions have dropped 
by 40%. The direct improvements to the 
health of West Oakland’s residents have yet to 
be modeled, but CARB expects reduction in 
DPM emissions and commensurate reductions 
in resulting average health risk of between 
75% and 80% by year 2020.

Despite these seemingly encouraging initial 
results, the current health risk to West Oakland 
residents from DPM emissions remains high. 
Continued efforts to monitor and better 
address toxic air contaminants of all types, but 
in particular DPM, remains crucial for to the 
health of existing and future West Oakland 
residents. 

33  Environmental Science and Technology, “Ef-
fects of Diesel Particle Filter Retrofits and Accelerated 
Fleet Turnover on Drayage Truck Emissions at the Port 
of Oakland”, Robert A. Harley et.al, 2011. Accessed at: 
http://its.berkeley.edu/sites/default/files/Dallmann%20
port%20trucks%20EST%202011-1.pdf
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Specific Plan’s Response to Air Quality 
Issues

DPM and other TAC Emission Reductions 

Q Air-1:  Does the Specific Plan seek to reduce 
emissions of toxic air contaminates (particularly 
DPM) that adversely affect the health of existing 
and future West Oakland residents? 

	Beneficial

	Silent

	Detrimental

	Other – More direct action needed

Specific Plan Policies and Strategies

Truck Traffic

One of this Specific Plan’s most direct 
objectives for addressing air quality concerns 
throughout West Oakland is found in the 
Transportation and Complete Streets Strategies 
(found in Chapter 8: Supporting the Plan). This 
objective is specifically intended to reduce the 
adverse effects of freight-related truck traffic 
(including the emission of DPM) impacting 
West Oakland’s residential neighborhoods. 
Plan policies (in parenthesis) pursuant to this 
objective include:

•	 maintaining those truck routes necessary 
to serve Port of Oakland activities, but 
prohibiting additional encroachment 
of truck routes into West Oakland 
neighborhoods (Truck Traffic-1);

•	 relocating truck parking and services 
from West Oakland neighborhoods to 
a consolidated site or sites in the Port/
Oakland Army Base area (Truck Traffic-2);

•	 implementing a traffic calming program 
in residential neighborhoods that could 
include vehicle lane reductions, speed 
humps, neighborhood traffic circles, 
pedestrian crossing improvements, etc., to 
discourage truck traffic from entering the 
neighborhoods (Truck Traffic-3);

•	 enhancing truck route enforcement 
and education to keep trucks off of 
neighborhood streets (Truck Traffic-4); and

•	 continuing, expanding and improving the 
Port’s Diesel Truck Replacement Program 
(Truck Traffic-5), including:

•	 encouraging Port operations to 
provide sufficient staff and funding to 
enable more replacement and retrofit 
of diesel trucks,

•	 including community and industry 
input on the program design and 
ongoing implementation, and 

•	 collaborating with the Port of 
Oakland’s research efforts on the 
independent trucker market to more 
effectively target and attract drivers/
owners that operate cleaner burning 
rigs.

Stationary Sources

Another of this Specific Plan’s objectives 
for addressing air quality concerns in 
West Oakland is found in the Commercial/
Industrial Land Use Overlay Strategies 
(found in Chapter 7: Building the Plan). This 
objective is specifically intended to attract 
new businesses and different business market 
sectors to West Oakland and to ensure that 
such new development projects contribute 
to the economic and environmental health of 
the West Oakland community. Plan policies 
(in parenthesis) pursuant to this objective 
include:
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•	 discouraging removal of existing structures 
for storage of shipping containers 
(Business Enhance-6); and 

•	 further restricting the expansion or 
introduction of new freight/truck 
terminals, truck yards and primary waste 
collection centers (Business Enhance-7 and 
Low Intensity Bus -5).

Implementing these strategies would have the 
effect of reducing truck traffic on local roads 
that is inherent with these land uses, thereby 
reducing emissions of DPM within the interior 
of the West Oakland community. 

•	 Commensurate with the objective of 
attracting new businesses and different 
business market sectors is the need to 
identify relocation options for existing 
heavier industrial (and potentially higher 
pollutant emitting) land uses.  The 
relocation of I-880 to the western edge of 
the district has created a potential new 
boundary between heavier industrial and 
truck-intensive uses, and lighter industrial 
business and residential uses. Strategies 
pursuant to this objective include:

•	 capitalizing on the expected relocation of 
existing recycling facilities to the former 
Oakland Army Base, and redeveloping 
these properties with new, higher-intensity 
commercial business and light industrial 
uses (M/WG 1C-2); and 

•	 seeking to identify new location options 
for those heavier industrial and truck 
intensive businesses that contribute to 
the economy, provide jobs, and support 
nearby Port operations, but that are now 
more suitable to the west of the freeway 
and in other parts of Oakland.

Reductions in Vehicle Miles Travelled

West Oakland is also adversely affected by 
emissions from standard vehicles and light-
duty trucks traveling on local roads and the 
surrounding freeway system.  Emissions from 
these vehicles include:

•	 reactive organic gases (ROG) - an ozone 
precursor that contributes to respiratory 
irritation, susceptibility to respiratory 
infections and reduced lung function; 

•	 nitrogen oxides including nitrogen 
dioxide (NO2) - a primary component of 
smog which acts as a respiratory irritant, 
decreasing lung function and may reduce 
resistance to infection;

•	 particulate matter (PM10 and PM2.5) –  
including small and very small particulates 
that may transport carcinogens and other 
toxic compounds that adhere to the 
particle surfaces and can enter the human 
body through the lungs. 

The Specific Plan’s objectives for addressing 
air quality concerns from vehicle emissions in 
West Oakland are found in the Plan’s transit 
strategies (included in Chapter 8: Supporting 
the Plan). These transit strategies are intended 
to foster greater use and reliance on transit as 
an alternative to the private automobile.  This 
Specific Plan additionally identifies funding 
sources that are able to enhance existing 
transit service and to develop a new, high 
quality West Oakland transit system for all 
residents, employees and visitors traveling 
to, from and within West Oakland. Specific 
strategies include:

•	 improving West Oakland BART station 
access and public safety (Existing Transit 
Enhance-3);

•	 studying the potential for expanded 
shuttle/transit service in West Oakland, 
similar to the Emery-Go-Round in 
Emeryville (Existing Transit Enhance-4); 
and 



1

TE
N

D
IN

G
 T

O
 A

 B
RO

A
D

ER
 V

IS
IO

N
9

9-62  •  PUBLIC DRAFT REVIEW  - JANUARY 2014

•	 working toward development of an 
enhanced transit system providing fast, 
frequent, safe and reliable transit service 
in pleasant and aesthetically pleasing 
vehicles and facilities, including: 

•	 a network of circular routes seamlessly 
interconnecting West Oakland 
to nearby neighborhoods, job 
destinations, and to other city and 
regional transit systems (Enhanced 
Local Transit-2),  and

•	 one or more of the many potentially 
appropriate transit modes, including 
but not limited to local buses, rapid 
buses, express buses, streetcars, light 
rail, and additional modes (Enhanced 
Local Transit-4). 

•	 The Specific Plan also strongly advocates 
for, and includes a step-by-step process 
to identify potential funding sources for 
enhanced transit service within West 
Oakland (Enhanced Local Transit-5).

Through implementation of these strategies, 
future growth within West Oakland would 
occur under policies encouraging greater use 
of transit, alternative transportation modes 
and sustainable development patterns which 
reduce transportation demand. 

City of Oakland Standard Conditions of 
Approval

The following City of Oakland development 
standard, also known as Standard Conditions 
of Approval (SCAs), currently applies to all 
development projects in throughout the city 
and will continue to apply to any projects 
resulting from the Specific Plan. 

SCA #24: Parking and Traffic 
Management Plan 

The City of Oakland Standard Condition 
of Approval No. 24 (SCA #24) requires that 

projects which include 50 or more new 
residential units or 50,000 square feet or 
more of new non-residential space prepare 
and implement a Transportation Demand 
Management Plan capable of reducing single-
occupant vehicle use at the site through a 
variety of strategies, including enhancement 
and promotion of transit and other alternative 
modes of travel.  

Implementation of this Standard Condition 
of Approval for development projects 
throughout West Oakland would reduce 
criteria air pollutants and ozone precursor 
emissions, and their associated adverse health 
effects. 

BAAQMD Stationary Source Controls

As a regulatory matter, all new development 
pursuant to the Specific Plan, including 
new industrial and commercial uses (such 
as manufacturing facilities, refineries, dry 
cleaners, auto body shops, gas stations, etc.), 
will be required to comply with all measures 
that the BAAQMD adopts and enforces to 
control emissions from stationary sources. 
These stationary source measures will 
provide for reductions in emissions of ozone 
precursors, particulate matter, air toxics and 
greenhouse gases.

Recommendations for Future Action 

This Specific Plan includes numerous policies, 
strategies and development requirements 
that will effectively help reduce DPM and 
other toxic air contaminant emissions that are 
adversely affecting the health of West Oakland 
residents. Other state-wide and regional rules 
have already begun to reduce cancer and non-
cancer health risks in West Oakland, and will 
continue to reduce risks in the future.  

However, this Specific Plan does not, and was 
not intended to provide a comprehensive, 
multi-faceted and focused plan specifically 
targeted to the issue of reducing health risks 
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to West Oakland residents associated with poor 
air quality. Achievement of such a goal requires 
a much more detailed and targeted effort 
involving multiple organizations and agencies, 
and is beyond the scope of this Plan.  

Clean Air Communities Initiative

The BAAQMD has developed a framework 
for comprehensive air quality and health risk 
reduction planning, known as the Clean Air 
Communities Initiative.33 The objective of 
this Initiative is to focus efforts on health risk 
reduction within impacted communities such 
as West Oakland. The Clean Air Communities 
Initiative provides a framework within which 
the District, CARB, local governments and 
other agencies, as well as affected community 
members can work together toward the goal of 
reducing poor air quality and associated health 
risks. This Initiative provides opportunities 
for the City of Oakland and West Oakland 
organizations and residents to participate and 
more fully address the health risks associated 
with DPM and toxic air contaminants.   

Based on the stated efforts of this Initiative, 
the following strategies are recommended 
as further actions taken to address West 
Oakland health concerns related to air quality 
emissions.  

Clean Air Initiative-1: The City and stakeholders 
should continue to assist in scientific 
research efforts and provide feedback on 
how best to address and reduce Toxic Air 
Contaminant (TAC) emissions. 

Clean Air Initiative-2:  The City and 
stakeholders should seek all available grants 
and incentives aimed at achieving emission 
reductions and improving West Oakland’s air 
quality. Sample funding programs include:

•	The BAAQMD’s Community Grant Fund, 
which provides financial assistance for 
efforts to actively engage and inform 
the community on ways of reducing air 
pollution and improving their health. 

•	Mobile grant programs such as the Carl 
Moyer Program, I-Bond/Goods Movement 
Bond, TFCA Regional Fund, and TFCA 
County Program Managers Funds, which 
are focused on entities that operate 
in priority communities (such as West 
Oakland) to replace and retrofit heavy 
duty diesel engines with cleaner burning 
engines. 

•	Climate Protection Grants, which are 
available to local governments and non-
profits for implementation of innovative 
projects to reduce greenhouse gas 
emissions.

Clean Air Initiative-3: Collaborate with 
BAAQMD in development of new rules and 
regulations that require reduction of TAC 
emissions from significant sources. 

Clean Air Initiative-4: Consider developing 
a West Oakland-specific Community Risk 
Reduction Plan (CRRP) as a proactive 
approach to achieve the greatest reductions 
in emissions and exposure to Toxic Air 
Contaminants (TACs) and particulates. 
The Air District has indicated their 
commitment to assist local jurisdictions 
that chose to develop CRRPs by providing 
technical expertise in developing emission 
inventories, modeling assistance, and 
monitoring. 

Clean Air Initiative-5:  Partner with BAAQMD, 
CARB, the US EPA and the County Health 
Department to help:

34  accessed at: http://www.baaqmd.gov/Divi-
sions/Planning-and-Research/CARE-Program.aspx
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•	develop additional information on the 
sources and emissions of TACs in West 
Oakland, 

•	ensure compliance with existing 
regulations and permit conditions, 
and help develop new enforcement 
agreements for CARB diesel regulations,

•	monitor TAC concentrations at special-
study sites, and

•	assess the effectiveness of on-going 
programs and regulations in achieving 
reductions in TAC concentrations and 
overall cancer risk levels.

Port of Oakland Planning Efforts 

There is a clear link between existing and 
future plans and operations at the adjacent 
Port of Oakland, and with the air quality 
implications on West Oakland residents.  

Port-1: Continue efforts toward expanding City 
and stakeholder involvement in the Port of 
Oakland’s Maritime Air Quality Improvement 
Program (MAQUIP) as a means of monitoring 
quarterly emissions reduction goals.

Port -2: Continue to monitor the Port’s progress 
toward implementation of the “A Bold Vision: 
Redeveloping the Former Oakland Army 
Base.”   

Introduction of New Sensitive Receptors

Q Air-2: Does the Specific Plan introduce new 
sensitive receptors into areas where poor air 
quality is highly concentrated? Does the Specific 
Plan include measures that seek to mitigate this 
effect?

	Beneficial

	Silent

	Detrimental

	Other  – Mitigation Measures Included

Proposed Urban Infill and TOD 

Urban infill and Transit-Oriented 
Developments (TODs) seek to create compact, 
mixed-use, pedestrian-friendly communities 
in already urbanized areas. These strategies 
are encouraged by State legislation and are 
specifically recommended in this Plan as a 
means of aligning land use, housing, and 
transportation planning priorities.  On a broad 
scale, urban infill and TODs aim to reverse 
the trend of sprawling regional development 
by encouraging the use of available urban 
land and public transportation.  Within 
West Oakland, the Specific Plan advocates 
for focused urban infill development, and 
especially for TOD at the West Oakland BART 
station. The West Oakland BART station 
TOD is intended as a mixed use, compact 
development that includes new residential 
and commercial space in tall, high-density 
buildings located in close proximity to the 
I-880 freeway and subject to emissions of 
freight-related DPM emissions and other 
vehicle emissions. These emissions have 
the potential to subject future residents to 
increased health risks. 

Similarly, infill mixed-use development is 
proposed along the 7th Street corridor, at 
the former Phoenix Iron Works Site (along 
Wood Street between 8th Street and 9th 
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Street), at the Roadway Site (between 17th and 
18th Streets and between Wood Street and 
Campbell Street) and at the 12th and Mandela 
Site. Each of these sites is subject to emissions 
from the I-880 freeway and/or stationary 
sources of pollutants that have the potential to 
increase risk of contracting cancer and/or other 
health concerns.

Specific Plan Policies and Strategies

The Specific Plan’s approach for addressing 
air quality and other environmental concerns 
at the West Oakland BART Station TOD and 
other urban infill sites near freeways is found 
in Chapter 7: Building the Plan. This approach 
requires new development of all sensitive 
receptor uses at the West Oakland BART 
Station TOD and other sites exposed to toxic 
air contaminants to mitigate anticipated 
health risks and air quality hazards through 
implementation of Best Management Practices 
(BMPs) for air quality, including but not limited 
to:

•	 Installing and maintaining air filtration 
units to achieve BAAQMD effectiveness 
performance standards for removing 
PM2.5 from indoor air. The system 
effectiveness requirement will be 
determined during final design when the 
exact level of exposure is known, based on 
proximity to emission sources; 

•	 prohibiting sensitive receptor uses on 
the first floor of buildings (diesel exhaust 
emissions generally decrease with 
elevation); and 

•	 locating operable windows, balconies and 
the air intake for air ventilation system as 
far away as possible from high volume 
roadways or other stationary sources of 
TAC pollution (7th Street TOD Env.-4).

City of Oakland Standard Conditions of 
Approval

The following City of Oakland development 
standards, also known as Standard Conditions 
of Approval (SCAs), currently apply to all 
development projects in throughout the city 
and will continue to apply to any projects 
resulting from the Specific Plan. 

SCA B: DPM Exposure

The City of Oakland Supplemental Standard 
Condition of Approval No. B (SCA B) applies 
to all residential uses (new dwelling units) or 
new or expanded schools, daycare centers, 
parks, nursing homes, or medical facilities at 
sites which exceed the health risk screening 
criteria and that are located within 1,000 
feet of a freeway; a roadway with significant 
traffic (at least 10,000 vehicles/day); a rail line 
(except BART) with over 30 trains per day; a 
distribution center that accommodates more 
than 100 trucks per day, more than 40 trucks 
with operating refrigeration units (TRU) per 
day, or where the TRU unit operations exceed 
300 hours per week; a major service and 
maintenance rail or truck yard; or the Port of 
Oakland. 

This SCA requires that appropriate measures 
be incorporated into the project design in 
order to reduce the potential health risk due 
to exposure to diesel particulate matter to 
achieve an acceptable interior air quality level 
for sensitive receptors, including:

•	 Redesign the site layout to locate sensitive 
receptors as far as possible from any 
freeways, major roadways, or other 
sources of air pollution (e.g., loading 
docks, parking lots).

•	 Do not locate sensitive receptors near 
distribution center’s entry and exit points.

•	 Incorporate tiered plantings of trees 
(redwood, deodar cedar, live oak, and/or 
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oleander) to the maximum extent feasible 
between the sources of pollution and the 
sensitive receptors.

•	 Install, operate and maintain in good 
working order a central heating and 
ventilation (HV) system or other air 
take system in the building, or in each 
individual residential unit, that meets or 
exceeds the current efficiency standard.

•	 Install indoor air quality monitoring units 
in buildings.

•	 To the maximum extent practicable, 
individual and common exterior open 
space areas including playgrounds, patios, 
and decks shall either be shielded from 
the source of air pollution by buildings or 
otherwise buffered to further reduce air 
pollution for project occupants.

SCA C: Toxic Air Contaminants

The City of Oakland Supplemental Standard 
Condition of Approval No. C (SCA C) applies to 
all residential uses (new dwelling units) or new 
or expanded schools, daycare centers, parks, 
nursing homes, or medical facilities at sites 
which exceed health risk screening criteria; and 
where the project is located within 1,000 feet 
of an electroplating or chrome plating facility; 
a dry cleaner using perchloroethylene; an auto 
body shop, or other source of gaseous TAC 
requiring a permit from the BAAQMD. 

This SCA requires that appropriate measures 
be incorporated into the project design in 
order to reduce potential risk due to exposure 
to toxic air contaminants to achieve an 
acceptable interior air quality level for sensitive 
receptors. It also requires that, to the maximum 
extent practicable, individual and common 
exterior open space including playgrounds, 
patios, and decks shall either be shielded 
from the source of air pollution by buildings 
or otherwise buffered to further reduce air 
pollution for project occupants.

This Specific Plan includes policies, strategies 
and development requirements that will 
effectively reduce the risk of exposure of 
new sensitive receptors to DPM and toxic air 
contaminants.  

Air Quality Mitigation

Q Air-3:  Does the Specific Plan include strategies 
that can mitigate the adverse health effects 
of existing on- and off-site sources of toxic air 
contamination? 

	Beneficial

	Silent

	Detrimental

	Other – Partial Benefits

Specific Plan Policies and Strategies

Urban Forests

The Specific Plan includes several strategies 
for increasing the amount of trees and 
other landscaping that can positively affect 
community health and the aesthetics of West 
Oakland’s neighborhoods.  These strategies 
include:

•	 Providing policy support and 
implementation recommendations for the 
West Oakland Reforestation Plan.34  This 
Reforestation Plan provides mechanisms 
for developing a thriving sustainable 
urban forest encompassing West 
Oakland’s streets, parks, other publicly 

35  The West Oakland Reforestation Plan has been 
prepared for the City of Oakland by PGA Design with H.T. 
Harvey Associates under contract to the West Oakland 
Green Initiative (WOGI), a private nonprofit tree advo-
cacy organization representing West Oakland residents 
and businesspeople, in partnership with other tree 
advocacy organizations, the City of Oakland, the Port of 
Oakland and the California Department of Forestry and 
Fire Protection



WEST OAKLAND SPECIFIC PLAN • 9-67  

TE
N

D
IN

G
 T

O
 A

 B
RO

A
D

ER
 V

IS
IO

N

9

owned facilities and private properties.  
Expanding West Oakland’s urban forest 
can help improve air quality by reducing 
air temperature, by directly removing 
pollutants from the air, and by reducing 
energy consumption in buildings; 

•	 Seeking to incorporate innovative 
“green infrastructure” standards into City 
development policy, consistent with 
those standards recommended under 
the Adapt Oakland project.35  The Adapt 
Oakland project seeks new opportunities 
to provide for ecological designs and 
planning strategies that better integrate 
West Oakland with the redevelopment 
plans for the former Oakland Army Base.  
Adapt Oakland is specifically focused on 
the freeway area between the Port and 
West Oakland and explores the potential 
for creating a dense urban forest at the 
edge of the industrial zone.  The goals of 
the Adapt Oakland project are to utilize 
this urban forest to inhibit the movement 
of polluted air, mitigate contamination, 
reduce dust, fumes and noise, and to 
provide an aesthetically pleasing edge 
along the neighborhood; 

•	 Requiring that new, larger-scale private 
development projects incorporate 
urban open space into the fabric of West 
Oakland. The open space elements of 
new development projects should be 
predominantly outdoors and inviting 
to the public, and promote physical, 
social, and economic health of the larger 
community (Chapter 8: Supporting the 
Plan, Urban Open Space-2); and

•	 Recommending that portions of the 
former AMCO Chemical/DC Metals site 
near the West Oakland BART station 
should be considered for permanent use 

as an open space buffer adjacent to the 
South Prescott neighborhood.  This buffer 
could include a bamboo forest that could 
facilitate groundwater cleanup, provide 
a cap for known lead present within the 
soil, help reduce air pollution from nearby 
I-880 freeway traffic, and provide an 
aesthetic screen around the site (Urban 
Open Space-3).  

Other Recommendations for Future 
Consideration

Data collected by others has shown that 
the total West Oakland DPM exposure risk 
is derived from emissions from Port seaport 
operations, Union Pacific rail yard sources, 
heavy-duty trucks on the roadway within West 
Oakland and on the freeways surrounding 
West Oakland and from stationary sources 
located within West Oakland. This Specific 
Plan includes policy recommendations 
and strategies to positively affect emission 
sources from within West Oakland (i.e., vehicle 
emissions on local roadways and stationary 
sources).  The urban forest strategies of this 
Plan are measures that can be implemented 
within West Oakland to have a direct positive 
effect on these off-site sources.  However, 
this Plan has neither the jurisdictional reach 
nor the authority to establish policies or 
regulations pertaining to locations and 
emission sources outside of West Oakland.  

Separate on-going planning programs are 
in the process of being implemented at the 
Port of Oakland and at the former Oakland 
Army Base. These other programs and their 
environmental review documents establish 
the rules under which emissions of toxic air 
contaminants that affect West Oakland are 
regulated.   This Plan does not recommend 
the establishment of new regulations that 
would be applicable to sources of toxic air 
contaminants outside of West Oakland. 
Further efforts to reduce the total emissions 
from these off-site sources will have positive 
implications in the future, as cleaner burning 

36  Adapt Oakland is a separate planning effort 
being conducted by the firm Urban Biofilter, under an 
Urban Greening Planning Grant from the State Office of 
Planning and the Strategic Growth Council. 
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fuels and emission controls take effect.  As 
better information on the sources and 
emissions of toxic air contaminants in West 
Oakland is developed, and the effectiveness 
of on-going programs and regulations in 
achieving reductions in TAC concentrations 
are assessed, further strategies for addressing 
community health risks – particularly at highly 
impacted locations – may be evaluated.  Such 
strategies may become integral components of 
a Community Risk Reduction Plan (CRRP) that 
is specific to West Oakland.  

Proactive approaches to achieving the greatest 
reductions in exposure of West Oakland 
residents to toxic air contaminants could 
potentially include:

•	 Retro-fitting existing homes in sensitive 
receptor locations with new air filters (i.e., 
HEPA filters, electrostatic air filters and 
electronic air cleaners;

•	 Further restricting truck traffic on certain 
sensitive routes; and 

•	 Further restricting truck parking (i.e. 
establishing a “buffer zone” between truck 
parking and housing).

Exposure to toxic Chemicals and 
hazardous Materials

This section of the Community Health 
Checklist provides important background 
information and context about soil and 
groundwater contamination and the adverse 
community health implications that exposure 
to such contaminants may have in West 
Oakland. Specifically, this section of the 
Checklist addresses the following questions:

1. Does this Specific Plan include policies, 
strategies or other efforts to reduce the 
extent of known toxic sites within West 
Oakland?

 

2. Does this Specific Plan include policies or 
strategies intended to minimize the risk of 
exposure to on-going uses of hazardous 
materials? 

3. Does this Specific Plan include policies or 
strategies that seek to resolve the health 
risks to the surrounding community posed 
by previous contamination at the AMCO 
Chemicals/DC Metals site?

4. Does this Specific Plan (or other City 
requirements) reduce the health risks 
associated with exposure to hazardous 
building materials?

The Current Status of Toxic Sites in West 
Oakland

Contaminated or hazardous sites within 
West Oakland include older land uses which 
involved the use of hazardous materials, 
older buildings which were constructed 
with materials now identified as being 
hazardous (i.e., asbestos, lead-based paint, 
etc.), as well as current uses that include the 
handling of hazardous materials that have 
at times resulted in leakage into the ground, 
including leaking underground storage 
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tanks.  According to current database lists, the 
majority of such sites are attributed to leaking 
underground storage tanks, most of which 
contain or used to contain motor oil, gasoline 
or other similar petroleum products.  However, 
there are also a number of reported cases of 
more complex and hazardous incidents where 
toxic chemicals have been spilled or otherwise 
released into the soils and groundwater, 
resulting in potential health and safety 
concerns for residents and employees of the 
area.

As presented in Section 4.4 of this Specific 
Plan, there are as many as 235 reported cases 
of environmental contamination that have 
occurred within West Oakland’s Opportunity 
areas.  However, more than half (138 cases) 
have been closed by the respective oversight 
agencies.

•	 Within the Mandela/West Grand 
Opportunity Area, there are a total of 
123 reported environmental cases. 
Of that total, there are 54 sites that 
currently remain open or unresolved, 
indicating that 69 sites (or nearly 60% 
of all reported environmental cases 
within this Opportunity Area) have been 
remediated and closed in a manner that 
meets regulatory agency standards for the 
protection of environmental health and 
safety. 

•	 Within the 7th Street Opportunity 
Area, there are a total of 52 reported 
environmental cases.  Of that total, there 
are 18 sites that currently remain open 
or unresolved, indicating that 34 sites (or 
nearly 65% of all reported environmental 
cases within this Opportunity Area) have 
been remediated and closed.

•	 Within the 3rd Street Opportunity Area, 
there are 31 reported environmental 
cases.  Of that total, there are 12 sites that 
currently remain open or unresolved, 
indicating that 19 sites (or over 60% of all 

reported environmental cases within this 
Opportunity Area) have been remediated 
and closed.

•	 Within the San Pablo Avenue Opportunity 
area, there are 29 reported environmental 
cases.  Of that total, there are 13 sites that 
currently remain open or unresolved, 
indicating that 16 sites (or over 55% of all 
reported environmental cases within this 
Opportunity Area) have been remediated 
and closed.

As a result of new development that has 
occurred on previously contaminated sites, 
together with regulatory agency intervention 
and the advocacy and activism of many West 
Oakland community members, well over 
one-half of the known contaminated sites 
that once existed in West Oakland have now 
been “closed” (i.e., remediation or clean-up has 
been completed to appropriate standards and 
approved by the regulatory agency). However, 
on-going efforts still are needed to continue 
the clean-up of hazardous materials spills and 
contamination.

Associated Community Health Risks 

From an economic development perspective, 
soil and/or groundwater contamination poses 
a constraint to redevelopment of affected 
properties. Federal, state and local regulations 
prohibit activities such as grading or new 
development prior to cleanup or remediation 
at sites where contamination may present 
hazards to human health or the environment.

More specific to the issues of community 
health, emergency incidents involving 
hazardous materials can threaten human 
life, damage property, contaminate the 
environment, and even require the evacuation 
of nearby populations.  Residents neighboring 
contaminated sites contend with health 
problems associated with significant levels of 
exposure to environmental contamination. 
These health problems can range from 
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breathing problems or other types of allergic 
reactions, to more serious effects such as 
cancer, long-term nerve damage, or even 
death.37

Potential hazards include accidental releases of 
toxic substances, industrial fires and explosion 
of petroleum products and other chemicals.

Hazardous Building Materials

In addition to sites with prior environmental 
contamination, many older buildings within 
West Oakland have been constructed with 
building materials now considered to be 
hazardous, including asbestos, lead-based 
paint and polychlorinated biphenyls (PCBs).

Specific Plan’s Response to Toxic 
Exposure

Brownfield Remediation

Q Toxics-1: Does this Specific Plan include 
policies, strategies or other efforts to reduce 
the extent of known toxic sites within West 
Oakland? 

	Beneficial

	Silent

	Detrimental

	Other

Section 4.4 of this Plan is dedicated to the 
topic of contaminated sites (or “brownfields”).  
Although Section 4.4 focuses on contaminated 
sites as representing a barrier to economic 
development, the community health 
implications of these sites is also well 
identified.  Consistent with this Plan’s intent to 

facilitate new development, those strategies 
indicated in this Plan to help redevelop 
brownfield sites is also effective in reducing 
the health risks to adjacent neighborhoods 
associated with contaminated properties.

Specific Plan Policies and Strategies

Funding Strategies

As suggested in Section 4.4 of the Plan, the 
investigation and clean-up of contaminated 
sites in West Oakland is an issue that can 
be almost fully addressed with additional 
funding.  While government grants and 
loans may provide needed stimulus, the 
catalytic land use changes envisioned 
under this Plan are intended to increase the 
economic likelihood that property owners 
and developers will invest private money into 
efforts needed to redevelop brownfield sites.  
Objectives and strategies that are included in 
this Plan (in parenthesis) that seek to further 
the economics of brownfield development 
include:

•	 Seeking the means by which to facilitate 
private brownfield investments and to 
use new private development projects 
as a means to achieve remediation of 
remaining open environmental cases, 
and effectively partnering with public 
and private initiatives which seek to 
clean up sites that have been previously 
contaminated and where remediation 
efforts may be stalled or not yet initiated 
(Brownfield Investment-1 through 3);

•	 Continuing to pursue all available federal 
and state brownfield grants, loans and 
other funding sources to help off-set the 
costs of site characterization and clean-up 
efforts, and to support related job training 
activities (Brownfield Grants and Loans-1 
through 3).37  West Oakland Environmental Indicators 

Project, “Neighborhood Knowledge for Change”, 
January 2002
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Addressing Legal Liabilities and Delay

Once the economics of private brownfield 
remediation “pencil out”, additional steps are 
needed to overcome the obstacles associated 
with legal liability exposure and the perception 
of excessive time associated with regulatory 
reviews and approvals. Policies included in 
this Plan (in parenthesis) that the City can 
take to advocate, promote and motivate 
private investors to take advantage of funding 
programs include:

•	 Utilizing the tools and powers of AB 440 to 
actively compel those responsible parties 
to clean-up contaminated sites (AB 440-1);

•	 Taking all legal and appropriate steps 
to reduce CEQA-related delays without 
increasing the risks to the public or the 
environment and without reducing public 
disclosure and transparency (Facilitate 
CEQA-1 through -3);

•	 Reducing and minimizing the public’s 
exposure to contamination by:

•	 Retaining commercial and/or industrial 
land use designations on those sites 
which have been remediated, but only 
to commercial/industrial standards, 
and limiting the exposure of sensitive 
land uses by restricting or limiting 
new residential development at those 
sites known to have been previously 
environmentally contaminated 
(Reduce Exposure-1),

•	 Identifying additional steps that may 
be necessary to further investigate 
and remediate sites proposed for more 
sensitive uses ( Reduce Exposure-2),

•	 Recognizing that certain sites carry 
deed restrictions which prevent 
development of more sensitive (e.g., 
residential) land uses, and restricting 
development of more sensitive 
(e.g., residential) land uses on those 

sites which carry deed restrictions 
prohibiting such uses.  If sensitive uses 
are proposed on such sites, additional 
remediation requirements will be 
required (Reduce Exposure-3), and 

•	 Acknowledging the longer-term 
development phasing requirements 
associated with certain sites that 
have lengthy site characterization 
and remediation programs (Reduce 
Exposure-4).

In almost all instances, continued economic 
investment in the conversion of remaining 
brownfield sites to new, economically 
productive land uses can remove both the 
real and the perceived environmental and 
community health concerns associated with 
these sites.  

Industrial/Residential Interface

Q Toxics-2: Does this Specific Plan include 
policies or strategies intended to minimize the 
risk of exposure to on-going uses of hazardous 
materials? 

	Beneficial

	Silent

	Detrimental

	Other

Specific Plan Policies and Strategies

An important objective of this Specific Plan 
is to retain those industrial and business uses 
that are important contributors to the West 
Oakland economy, while addressing the 
sensitive relationship between these uses and 
adjacent neighborhoods.  Strategies included 
in the Plan to address the interface between 
industrial and residential land uses include:
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•	 Encouraging the relocation of those types 
of land uses which are known to generate 
toxic hazard concerns (i.e., waste recycling 
operations, heavy truck-dependent uses, 
and large quantity generators of hazardous 
materials) to alternative locations 
outside of and distant from residential 
neighborhoods (Ind./Res. Interface-1);

•	 Ensuring that new industrial and 
commercial development which may use 
or generate hazardous materials provides 
appropriate buffers between adjacent 
sensitive uses. The City should retain, 
modify as appropriate, and rigorously 
enforce the current S-19 Health and Safety 
Protection Combining Zone regulations. 
Among other requirements, these 
regulations:

•	 prohibit certain activities (such as 
manufacturing, storing or use of 
explosives, electroplating; hazardous 
waste management, industrial/transfer 
storage, and residuals repositories); 
and 

•	 preclude the storage or use of 
hazardous materials and waste within 
300 feet of a residential, institutional 
or open space zoning district without 
written approval or consent of the Fire 
Department (Ind. /Res. Interface-2);.

•	 Continuing to implement those regulatory 
mechanisms which seek to minimize the 
potential for spills and contamination 
of soils and groundwater. Under these 
regulations any new use which handles 
or generates hazardous materials must 
submit a Hazardous Materials Business 
Plan for review and approval (Ind. /Res. 
Interface-3). 

AMCO Chemicals/DC Metals Site

Q Toxics-3: Does this Specific Plan include 
policies or strategies that seek to resolve the 
health risks to the surrounding community 
posed by previous contamination at the AMCO 
Chemicals/DC Metals site?

	Beneficial

	Silent

	Detrimental

	Other

Specific Plan Policies and Strategies

Within the 7th Street Opportunity Area 
and approximately one block south of the 
West Oakland BART Station is the former 
AMCO Chemical facility located at 1414 3rd 
Street. This property has a long history of 
documented contamination, is listed on 
the National Priorities List (NPL) of federal 
Superfund sites, and is currently under site 
investigation and characterization efforts by 
the US EPA. Once these investigations are 
completed, the EPA will be identifying and 
selecting a Remediation Plan for the site.  

Important planning considerations for this site 
which are addressed and incorporated into 
this Specific Plan include:

•	 Coordinating with the US EPA to 
ensure that remediation plans for this 
site anticipate and allow for adaptive 
redevelopment that can occur in as 
reasonable a time frame as possible.  

•	 The former AMCO property is located 
on a block that is planned as a 
transition zone between the West 
Oakland BART Station TOD and the 
core residential area of the South 
Prescott neighborhood.  
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•	 Adaptive redevelopment should weigh 
costs and time frames for the variety 
and desirability of future land use 
options (AMCO Superfund Site-1);

•	 Recognizing that cleanup activities at 
the site may influence how this site may 
ultimately be developed.

•	 Future development may need to 
accommodate land use restrictions as 
needed to ensure protection of human 
health. 

•	 Options may include restricting 
residential uses on the ground floor, 
while allowing upper story residential 
uses (AMCO Superfund Site-2);

•	 Acknowledging and accommodating long 
term clean-up actions which may require 
phased and/or limitations to development 
of the property. 

•	 Technical expertise should be applied 
to explore the potential benefits of 
a bamboo forest as an interim (or 
potentially permanent) use at the 
AMCO site.  Such an interim use could 
facilitate groundwater cleanup, provide 
a cap for known lead present within 
the soil, help reduce air pollution 
from nearby I-880 freeway traffic, and 
provide an aesthetic screen around the 
site while cleanup is ongoing. 

•	 Consider commercial-only alternatives 
as a viable development scenario, 
rather than residential, due to cost of 
contamination remediation.

•	 Provide an appropriate land use buffer 
to ensure compatibility with the 
adjacent South Prescott neighborhood 
(AMCO Superfund Site-3).

Hazardous Building Materials

Q Toxics-4: Does this Specific Plan (or other 
City requirements) reduce the health risks 
associated with exposure to hazardous building 
materials?

	Beneficial

	Silent

	Detrimental

	Other – Addressed in City of Oakland 
Condition on New Development

Existing older structures and sites within 
West Oakland may have asbestos-containing 
insulation, siding, finishes and other asbestos-
containing building materials, and may 
contain lead based paint.  Residual asbestos or 
lead-based paint can be inhaled or ingested, 
particularly during construction or demolition 
activities, posing a health risk to construction 
workers, future occupants and nearby 
residents. 

City of Oakland Standard Conditions of 
Approval

All new development pursuant to the Plan 
will be managed in accordance with existing 
laws and regulations, including the following 
conditions of approval applicable to all new 
development within the City:

SCA 63: Lead-Based Paint/Coatings, 
Asbestos, or PCB Occurrence 
Assessment

Prior to issuance of any demolition, grading 
or building permits, the project applicant 
is required to submit a comprehensive 
assessment report to the Fire Prevention 
Bureau, Hazardous Materials Unit, signed 
by a qualified environmental professional, 
documenting the presence or lack of asbestos-
containing materials (ACM), lead-based paint, 
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and any other building materials or stored 
materials classified as hazardous waste by 
State or federal law.

SCA 65: Lead-Based Paint Remediation 

If lead-based paint is present, project 
applicants are required to submit specifications 
for the stabilization and/or removal of 
identified lead paint in accordance with all 
applicable laws and regulations.

SCA 67: Health and Safety Plan per 
Assessment

If the required lead-based paint/coatings, 
asbestos, or PCB assessment finds presence 
of such materials, project applicants must 
create and implement a Health and Safety 
Plan to protect workers and others from risks 
associated with hazardous materials during 
demolition, renovation of affected structures, 
and transport and disposal.

Recommendations for Future Action

Soil that is contaminated with lead is perhaps 
the most pervasive toxics issue throughout 
West Oakland.  To address the issue of soil 
contaminated with lead, future efforts to 
remediate soil and remove lead from the 
environment are needed.  Previous and current 
efforts which have shown significant promise 
and improvement include:

Lead-1:  Expand implementation of the US 
EPA’s innovative program of using ground 
fishbone, tilled directly into the ground, as a 
sustainable method of soil decontamination 

(for more information on this program, see 
Section 9.1, Figure 9.1.3).

•	 Prior efforts by the US EPA using ground 
fishbone have successfully remediated 
a 150-home pilot area in the South 
Prescott neighborhood of West Oakland.  

Lead-2: Continue the free risk assessment for 
lead hazards offered by the City of Oakland, 
along with free contracted painting services 
to qualified owner-occupied low and 
moderate income households.

•	 Eligible applicants for the program 
must be Oakland property owners 
living in the unit and, must meet other 
financial eligibility sensitive population 
requirements, and the property must 
be located within one of Oakland’s 
Community Development Districts. 
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Access to Healthy Food

As indicated earlier in the Plan, West Oakland 
is considered a “food desert” because there are 
few supermarkets or other retail outlets selling 
affordable, nutritious food. The lack of access to 
healthy, affordable food is a major contributor 
to higher levels of obesity and other diet-
related diseases. This problem goes beyond 
health and limits West Oakland’s economic 
development opportunities that arise from 
local grocery stores.

Assessing the Market Potential

The retail market study presented in Chapter 
6 of this Specific Plan found that supermarket 
and food stores sales in West Oakland are 
about $19.3 million less than the estimated 
expenditure potential of existing West Oakland 
residents.  In contrast, liquor store sales are 
actually $7.5 million more than the projected 
demand. This data indicates that liquor stores 
are over-represented and account for a large 
share of West Oakland’s food sales, despite 
more than enough spending power to support 
a new grocery store by existing residents.

Furthermore, the potential increases in 
employment and residences expected under 
this Plan at build out are set to expand the 
West Oakland trade area by as many as 14,000 
new residential consumers and by 5,000 new 
employees. When combined with the potential 
capture of current economic leakage, there 
will be enough additional spending potential 
at this Plan’s buildout to support more than 
100,000 square feet of retail space in the 
grocery store category.

Associated Community Health Risks 

Studies show that residents with limited 
resources and/or limited access to healthy food 
are more susceptible to diet-sensitive chronic 
diseases such as obesity, hypertension, and 
diabetes, as well as increased doctor visits and 
hospitalizations. 

These studies clearly show that many 
predominantly low-income, urban 
communities of color (such as West Oakland) 
lack adequate access to healthy food, and 
that the lack of access negatively impacts 
the health of residents and neighborhoods. 
Studies of health concerns related to food 
deserts also find that:

•	 Produce quality is lower in low-income 
communities of color compared to more 
affluent or racially mixed neighborhoods;

•	 Nationally, low-income zip codes have 
30% more convenience stores, which tend 
to lack healthy items, than middle-income 
zip codes;

•	 Residents with greater access to 
supermarkets or a greater abundance 
of healthy foods in neighborhood food 
stores consume more fresh produce and 
other healthful items;

•	 Residents who live near supermarkets 
or in areas where food markets selling 
fresh produce (supermarkets, grocery 
stores, farmers’ markets, etc.) have lower 
rates of diet-related diseases than their 
counterparts in neighborhoods lacking 
food access.
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Specific Plan’s Response to Healthy Food 
Access

Grocery / Retail Space Allocation 

Q Healthy Food-1:  Does the Specific Plan 
promote and provide adequate locations for 
the establishment of new retail uses, especially 
grocery stores, within West Oakland?

	Beneficial

	Partial – More direct action needed

	Silent

	Detrimental

Specific Plan Policies and Strategies

Total Retail Development Potential

This Specific Plan recognizes that existing retail 
uses in West Oakland do not fully meet the 
needs of residents. Within the West Oakland 
Opportunity Areas, there is a below-market 
supply of only approximately 27 acres of 
land accommodating about 445,000 square 
feet of neighborhood-serving (i.e., grocery, 
small professional services and retail services 
establishments, cafes and restaurants, etc.) 
retail space. In comparison, the Plan envisions 
a market-supportable increase to nearly 1 
million square feet of retail space, providing for 
growth of approximately 1,200 new retail jobs.

Neighborhood-serving retail use is envisioned 
under this Plan within many new development 
sites. The transit-oriented development near 
the West Oakland BART Station and many infill 
parcels along 7th Street, and the commercial 
corridors along West Grand Avenue and San 
Pablo Avenue are all planned to accommodate 
new neighborhood-serving retail uses.  

Specifically Identified Grocery Retail 
Spaces

Specific land use strategies pertaining to 
neighborhood-serving retail land uses, 
particularly grocery stores, include:

•	 Establishing West Oakland BART Station 
area as an active, 24-hour community.  
Uses that are specifically desired and 
which should be actively sought include 
grocery stores, restaurants, music 
venues, neighborhood-serving retail 
shops, food and beverage sales, and 
professional services. (7th Street TOD Non-
Residential-2);

•	 Exploring the potential for a mixed use 
development on the northerly block of 
West Grand Avenue between Myrtle Street 
and Market Street, potentially anchored 
by a grocery store on West Grand Avenue 
at Myrtle Street (Chapter 7: Building the 
Plan); and

•	 Redeveloping the existing shopping 
center on the south side of West Grand 
Avenue is envisioned to make full use 
of the potential of this site, encouraging 
uses that provide services and goods 
particularly sought by West Oakland 
residents including banks, healthy foods 
and groceries, and specialty retail (West 
Grand/Market-1).

Greater Access to Grocery Stores 

Q Healthy Food-2:  Does the Specific Plan 
include urban design strategies intended to 
provide greater access to grocery-based retail 
space from West Oakland’s neighborhoods?

	Beneficial

	Silent

	Detrimental 

	Other
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Specific Plan Policies and Strategies

An important objective of the Specific Plan is 
to use new development as a means to create 
better physical connections to and within 
residential neighborhoods. 

•	 The Specific Plan encourages new 
commercial development, specifically 
grocery stores, to contribute to a cohesive 
neighborhood form rather than being 
developed as isolated ‘strip centers’ (Re-
Knitting Neighborhoods-5);

•	 The Specific Plan identifies multiple sites 
for smaller grocery stores, notwithstanding 
the fact that traditional grocers are moving 
towards larger store sizes:

o Grocery stores are seen as forming 
the core of a future, fully functioning 
neighborhood center for West 
Oakland.

o Because of the large share of West 
Oakland grocery store sales currently 
diverted to liquor stores, corner stores 
and mini marts, new grocery stores 
have the potential to capture those 
sales as well, and support more space 
than may be indicated by the leakage 
analysis (Grocery-1).

•	 The Specific Plan recommends 
adding other important missing retail 
uses, including a drug store or other 
convenience use, most effectively co-
located with a grocery store.

o Since grocery stores act as anchors 
for other convenience store tenants, 
at least one new grocery store should 
be sited where other convenience 
service shops, including service retail 
shops, small specialty retail stores, and 
restaurants, can be successfully co-
located (Neigh. Retail-3).

Greater Availability of Healthy Food 

Q Healthy Food-3:  Does the Specific Plan 
include strategies specifically intended to 
increase the availability of healthy foods to West 
Oakland residents?

	Beneficial

	Silent

	Detrimental 

	Partial – greater emphasis necessary 
over the longer term

Specific Plan Policies and Strategies

The Specific Plan includes policies and 
strategies intended to increase access to 
healthy food that can improve people’s diet 
and can contribute to community economic 
development, including:

•	 seeking to attract and develop new 
grocery stores and supermarkets (as more 
fully discussed above);

•	 encouraging and promoting the 
development of other healthy food outlets 
such as farmers’ markets, public markets, 
cooperatives and community-supported 
agriculture programs such as the People’s 
Market and Mandela MarketPlace/
Mandela Foods (see Chapter 8: Supporting 
the Plan); and

•	 supporting the growing of healthy food 
locally through community gardens and 
larger scale urban agriculture such as City 
Slicker Farms in West Oakland (see Chapter 
8: Supporting the Plan); and

•	 improving transit options throughout 
West Oakland, thereby increasing public 
access to all locations including food 
outlets, grocery stores and urban gardens 
[insert citation re: where this is covered in 
the Plan, similar to above]. 
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Other Recommendations for Future 
Consideration

Improving access to healthy food in West 
Oakland is a much broader public agenda than 
just the land use and economic development 
strategies that can be presented in this Specific 
Plan.  

The following issues may be among the 
barriers to establishment of more healthy food 
outlets in West Oakland:

•	 Retailers may lack good information on 
the true purchasing power or demand for 
healthy food,

•	 Construction and operating costs (e.g., 
rent, real estate taxes, security costs) may 
be higher in an urban area such as West 
Oakland than in suburban locations, and 

•	 Traditional retailers and their banks/
financing partners may be reluctant to 
invest in less affluent urban locations. 

A number of funding and financing strategies 
can be pursued or furthered within West 
Oakland to overcome these barriers.

Focus on Local Business Retention and 
Support

As recommended throughout the Specific 
Plan, the economic development strategy 
that provides the most direct and immediate 
community benefits is the support and 
enhancement of existing, small and local West 
Oakland businesses.  

Local Support-1: The City should continue and 
expand its efforts to assist those existing 
local businesses in West Oakland seeking to 
grow and distribute healthy foods, including 
but not limited to Mandela MarketPlace, 
People’s Grocery, City Slicker Farms, etc. 

Local Support-2: The City should seek to 
bolster efforts education and support 
for smaller, local retailers, such as 
those programs managed by the HOPE 
Collaborative

Outside Funding Sources

Federal Healthy Food Financing Initiative: 
In 2009, the federal government created 
the Healthy Food Financing Initiative to 
support fresh food retail in underserved 
communities. This inter-agency initiative 
involves the U.S. Department of the 
Treasury’s Community Development 
Financial Institutions Fund, the U.S. 
Department of Agriculture, and the U.S. 
Department of Health and Human Services, 
and represents a coordinated federal effort 
to expand access to healthy, fresh food in 
underserved communities. 

•	 Since the launch of this Initiative in 2011, 
nearly $118 million has been awarded 
through grants and augmented loans and 
with tax credit financing for healthy food 
access projects across the country. 

•	 In 2013, Mandela MarketPlace Inc. (in West 
Oakland) received a $400,000 grant from 
this program.

California Healthy Food Financing Initiative 
Council: The California Healthy Food 
Financing Initiative Council was established 
in 2011 as a public/private partnership 
program intended to increase access to 
healthy foods in underserved communities, 
and to inspire innovation in healthy food 
retailing. Funding for the Initiative includes 
federal, state, philanthropic, and private 
funds that finance grocery stores and other 
forms of healthy food retail and distribution 
by providing capital to eligible applicants.
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Alternative Grocery Store and Healthy 
Food Market Funding Strategies 

Direct Public Offerings are a form of fund 
raising that enables investments in local 
groceries to come directly from the local 
community rather than relying on outside 
venture capital. 

•	 This form of financing is currently 
being used to help launch the Portside 
Community Market in Oakland’s Jack 
London Square District.

Founding Shareholders Financing (or “crowd-
funding’) enables grocery stores to operate 
as an independent business with high 
engagement of employees and smaller-scale 
investors.

•	 A current West Oakland example of this 
type of financing strategy is the People’s 
Community Market, which is seeking 
to establish a new, 15,000 square-foot 
grocery supported by smaller investment 
shareholders. 

Food Cooperatives are non-profit organizations 
that work in partnership with local residents, 
family farmers, and community-based 
businesses to improve health, create wealth, 
and build assets through cooperative food 
enterprises. 

•	 Mandela Foods is a worker- and 
community-owned retail grocery store and 
nutrition education center in West Oakland 
that fosters economic empowerment and 
community health. 

•	 Though independently owned, Mandela 
Foods has a synergistic relationship with 
Mandela MarketPlace, which serves as its 
entrepreneurship and food retail incubator. 
This innovative project developed from 
a community vision to address a lack of 
access to healthy food, healthy jobs, and 
economic development to benefit West 

Oakland residents by increasing their 
access to healthy food, the local economy, 
and business ownership. 

Healthy Food Ordinances

The City could consider enacting new 
ordinances and changing business licensing 
policies to require all food stores to carry a 
minimum selection of healthy food and to 
meet other basic operating standards. Such 
an ordinance would set a “healthy baseline” to 
improve food quality and accessibility at food 
stores across the West Oakland community. 38

•	 An example of a successfully passed 
ordinance is the City of Minneapolis’ 
Staple Food Ordinance (Minneapolis 
Code of Ordinances Chapter 203.20c), 
which requires that all licensed grocery 
stores must offer, on a continuous basis, 
specific varieties of healthy foods for home 
preparation and consumption.39

Grocery Store Attraction Strategies

The City of Oakland can also further develop 
a list of “tools” for attracting healthy food and 
grocery outlets, including:

•	 Establishing one main point of contact at 
the City to convene and build incentive 
packages, and to more fully engage 
elected officials;

•	 Potentially better understanding those 
issues facing the grocery industry, and 
enacting additional strategies against 

38  an example of such an ordinance can be 
found in “A Guide to the Model Licensing Ordi-
nance for Healthy Food Retailers”, ChangeLab 
Solutions, accessed at http://changelabsolutions.
org/sites/default/files/Licensing_for_Lettuce_FI-
NAL_20130212_0.pdf
39  accessed at: http://www.minneapolismn.
gov/www/groups/public/@regservices/docu-
ments/webcontent/convert_272863.pdf
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real and/or perceived retail market 
obstacles(i.e., public safety);

•	 Creating marketing and incentive packages 
that may include a fast-track development 
process, use of Enterprise Zone tax credits, 
and pre-development assistance with site 
identification and acquisition;

•	 Providing operations assistance such as 
property management support, integrated 
workforce development strategies, 
façade improvement funding, and energy 
efficiency; and 

•	 Establishing greater business partnerships 
with private banks, which are required by 
a federal law to invest in the communities 
they serve, including moderate- and low-
income neighborhoods within their service 
areas.40

Access to Parks and Recreation

This section of the Community Health 
Checklist provides some important 
background information and context about 
parks and recreation opportunities in West 
Oakland and about the positive community 
health benefits of parks, open space and 
recreation facilities. Specifically, this section 
of the Checklist addresses the following 
questions:

1. Does this Specific Plan include policies, 
strategies or plans to increase West 
Oakland residents’ access to parks, open 
space and recreational areas?

2. Does this Specific Plan require new 
development to contribute towards new, 
accessible open space?  

Existing Parks and Recreation Facilities

City of Oakland parks in West Oakland include 
Brush Street, Bertha Port, Crescent, Cypress 
Freeway Memorial, DeFremery, Durant, 
Fitzgerald, Grove Shafter, Lowell, Marston 
Campbell, McClymonds, Poplar, Raimondi, 
South Prescott, Saint Andrews Plaza, Union 
Plaza, Wade Johnson, Willow Street, Wood 
Street Pocket Park, and 25th Street.  Other 
nearby parks that also serve West Oakland 
residents includes Middle Harbor Park and 
PortView Park in the Port of Oakland.

Several community recreation centers offer 
sports, arts and crafts, culture arts and dance, 
computer labs, drama, mentoring, general 
learning, and afterschool activities. Recreation 
centers in West Oakland include DeFremery 
Recreation Center, West Oakland Senior 
Center, and Willie Keyes Community Center.

40  Getting to Grocery – Tools for Attracting 
Healthy Food (Change Lab Solutions, 2012), and 
Grocery Store Attraction Strategies; A Resource 
Guide for Community Activists and Local Govern-
ments (Policy Link, Bay Area LISC, 2007)
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Park Standards

The City of Oakland General Plan establishes 
a parkland objective of 4 acres per 1,000 
residents for parks that meet the active 
recreational needs of the community. Within 
West Oakland there are approximately 57 acres 
of parkland (including schoolyards and athletic 
fields), which equates to 2.43 acres of parkland 
per 1,000 residents, or 60% of the General Plan 
parkland objective but nearly two times the 
ratio of parkland per population city-wide. 

Community Health Benefits of Parks and 
Recreation

Parks support public health, the economy, 
the environment, education, and community 
cohesion.  Parks can provide measurable 
health benefits, from providing direct contact 
with nature and a cleaner environment to 
opportunities for physical activity and social 
interaction: 

•	 parks provide people with contact with 
nature, known to confer certain health 
benefits and enhance well-being,

•	 physical activity opportunities in parks 
help to increase fitness and reduce obesity, 
and 

•	 parks resources can mitigate climate, air, 
and water pollution impacts on public 
health. 41

Specific Plan’s Response to Parks and 
Recreation

Parkland

QParks-1: Does this Specific Plan include 
policies, strategies or plans to increase West 
Oakland residents’ access to parks, open space 
and recreational areas? 

	Beneficial

	Silent

	Detrimental

	Other – focus on improvements to 
existing urban parks and open space

Specific Plan Policies and Strategies

Parkland

Section 8.3 of this Plan promotes 
improvements to existing parks and urban 
open spaces within the public realm.  
Important strategies of the Specific Plan call 
for:

•	 The pursuit of additional funding to 
further implement subsequent phases of 
the Raimondi Park concept plan, including 
a second multi-purpose field, additional 
infrastructure upgrades, park amenities, 
tot lots, picnic tables, benches, barbeques, 
bleachers, and additional lighting and 
landscape improvements (City Parks-1); 

•	 The pursuit of additional funding 
sources to implement subsequent 
phases remaining in the De Fremery 
Park improvements project, including 
improvements to the picnic areas, lead 
abatement and new painting of the De 
Fremery House, and the installation of an 
edible garden (City Parks-2); and

41  American Planning Association, City Parks 
Forum Briefing Papers, “How Cities Use Parks to 
Improve Public Health”, accessed at: (https://www.
planning.org/cityparks/briefingpapers/physicalac-
tivity.htm)
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•	 The pursuit of additional sources of public 
funding to support efforts to clean-up and 
beautify St. Andrews Park (City Parks-3).

Urban Open Space

The Specific Plan also calls for West Oakland’s 
public streetscapes to be improved and 
enriched as public open space elements.  
Urban open space strategies of this Plan call 
for:

•	 Encouraging development of pocket 
parks and plazas where the street pattern 
has created small, angular or otherwise 
unbuildable parcels and large leftover 
paved areas (Pedestrian-3);

•	 Improving the smaller triangular parcels 
along San Pablo Avenue (especially St. 
Andrews Plaza) as attractive neighborhood 
gathering places with new trees (see West 
Oakland Reforestation Plan) and well lit at 
evenings and at night to reduce incidences 
of crime (Urban Open Space-6); 

•	 Encouraging the use of portions of the 
former AMCO Chemical/DC Metals site 
near the West Oakland BART station for 
interim (and potentially permanent) use as 
an open space buffer adjacent to the South 
Prescott neighborhood.  This open space 
buffer could accommodate long-term 
hazardous materials clean-up actions and 
a bamboo forest at the site could facilitate 
groundwater cleanup, provide a cap for 
known lead present within the soil, help 
reduce air pollution from nearby I-880 
freeway traffic, and provide an aesthetic 
screen around the site (Urban Open 
Space-3); 

•	 Implementing the recommendations 
of the West Oakland Reforestation Plan, 
which are directed at developing a thriving 
sustainable urban forest encompassing 
West Oakland’s streets, parks, other 
publicly owned facilities and private 

properties (Reforestation-1 through -3); 
and

•	 Working with the creators of the West 
Oakland Walk concept to assess needed 
physical improvements and how to best 
communicate and market the idea for 
creating a “social circuit” for walking, 
biking, organic gardening, exercising 
and socializing, all activities that build 
sustainable communities (West Oakland 
Walk-1 through -3). 

Other Recommendations for Future 
Consideration

Enhanced Park Maintenance and 
Monitoring 

The City should further its efforts to solve 
existing problems that continue to plague the 
City’s smaller pocket parks along San Pablo 
Avenue. These problems include criminal 
activity, temporary housing encampments, 
graffiti and tagging. 

Additionally, efforts should be enhanced 
within the City’s budget process to ensure 
an adequate City parks maintenance budget 
to maintain West Oakland’s existing parks in 
better condition than is currently provided. 

Coordinated Planning with the Gateway 
Park

Preliminary plans for the proposed Gateway 
Park adjacent to the new Bay Bridge and 
former Army Base include recreational areas 
and trail links within and immediately adjacent 
to West Oakland, with active recreation areas 
under the MacArthur Maze/West Oakland 
area and a new elevated bike path that would 
connect West Oakland to the waterfront. The 
Concept Report acknowledges that the level 
and scale of amenities is dependent upon 
the type of development that occurs in the 
surrounding area. 
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Further coordination with the planning efforts 
for Gateway Park, particularly regarding how 
the recreation areas at the MacArthur Maze 
and the pedestrian/bike trail would link to West 
Oakland, could make a substantial contribution 
toward better meeting the existing parkland 
and recreational need in West Oakland.

Recreational Programing, Especially for 
Youth

This Specific Plan’s approach to recreation and 
open space concerns is focused on the physical 
and built environment.  However, it is also 
important to consider how the programming 
of recreational facilities can better contribute 
to the vitality of the community and its 
residents.

The services provided at parks and public 
open space areas are more than gym and swim 
programs. These places are also where positive 
social relationships are built, conflict resolution 
skills can be learned, and where youth can 
learn to achieve academic success, mental 
health, and civic engagement.  The values 
of recreational programming for youth, for 
families, and for the wider community include: 

•	 reducing juvenile delinquency 

•	 increasing positive and reducing negative 
behaviors 

•	 exposing youth to less violence 

•	 improving children’s educational 
performance 

•	 helping decrease health care costs related 
to childhood obesity 

•	 increasing the economic contributions of 
young people to society, and 

•	 helping youth develop self-confidence, 
optimism, and initiative.42

The Oakland Parks and Recreation 
Department currently offers quality of life 
programming in areas of enrichment, cultural 
arts, prevention and intervention, sports and 
physical activities, health and wellness, youth 
violence abatement, and leisure activities 
for adults, youth, and children. Programs 
and camps are part of the efforts to promote 
health, stem obesity, and encourage civic 
participation, personal development, and 
empowerment.  

Continuing efforts can be made to better 
program West Oakland’s existing recreation 
facilities to serve its residents. 

Private Open Space

Q Parks-2: Does this Specific Plan require 
new development to contribute towards new, 
accessible open space? 

	Beneficial

	Silent

	Detrimental

	Other 

New, larger-scale private development 
projects pursuant to this Specific Plan will 
be incentivized to incorporate new urban 
open space into the fabric of West Oakland. 
These new open space elements will be 
predominantly outdoors and inviting to the 
public; providing public seating, sun and 
shade, trees and plantings with attractions 
and features that offer different ways for 
visitors to enjoy the space. These spaces are 
intended to be used intensively on a daily 
basis, serving as destinations for a broad 
spectrum of users. They are also intended 

42  National Recreation and Park Association, 
“The Rational for Recreation Services for Youth: 
An Evidence Based Approach, 2010. Accessed at: 
http://www.nrpa.org/uploadedFiles/nrpa.org/
Publications_and_Research/Research/Papers/Witt-
Caldwell-Full-Research-Paper.pdf
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to have positive economic impacts on their 
surroundings and promote physical, social, 
and economic health of the larger community. 
Specific Plan strategies call for:

•	 New, large-scale development projects to 
include publically accessible courtyards as 
part of their overall development plan.

o Courtyards to be designed to maximize 
exposure to the street front and 
include people- attracting elements, 
such as water features and public art.

o Pedestrian connections through the 
courtyards to provide interconnections 
between on-site buildings (Urban 
Open Space-1);

•	 New large scale commercial development 
should include public gathering places and 
landscaped areas as part of their overall 
development.

o Retail entrances should be highly 
indicated by open space entries, 
potentially including seating areas, 
trees and pedestrian plazas.

o Internal and abutting streets should 
include streetscape open space 
potentially including wide, landscaped 
planting strips, bulb-outs for tree 
wells, and parking areas that have 
landscaped visual buffers along their 
external edge and planting islands 
within (Urban Open Space-2).

Other Recommendations for Future 
Consideration

As part of implementation of the Wood 
Street/16th Street Train Station project, efforts 
should be made to establish a new public plaza 
at the Train Station.

Exposure to Community Noise

This section of the Community Health 
Checklist addresses the following three 
questions pertaining to the Specific Plan’s 
response to community noise concerns:

1. Does this Specific Plan include policies, 
strategies or other efforts to reduce the 
extent to which West Oakland residents 
and employees are exposed to excessive 
community noise? 

2. Does this Specific Plan include measures 
or requirement to ensure that new land 
use development does not result in 
increased noise levels adversely affecting 
existing residents? and  

3. Does this Specific Plan include policies, 
strategies or other efforts to ensure that 
new development adequately protects 
future residents from the harmful effects 
of excessive noise? 

Ambient Noise Conditions

Community noise in West Oakland is adversely 
affected by a number of transportation 
sources, such as automobiles, trucks and 
trains. These noise sources have been 
measured under a number of studies 
conducted in West Oakland over the past 
several years. 43 The results can generally be 
summarized as follows: 

•	 The primary noise source is traffic on the 
I-880, I-980 and I-580 freeways. CNEL noise 
levels are estimated at 68 to 71 dBA at 400 
feet from freeway centerlines. Freeway 

43   Noise studies include the Port of Oak-
land Health Impact Assessment (2010), MacArthur 
BART Transit Village EIR, City of Oakland Housing 
Element EIR (2009), Noise Element of the City of 
Oakland General Plan (2004), and the West Oakland 
Redevelopment Plan EIR (2003)
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noise levels are lower in areas protected by 
sound walls (less than 60 dBA at 400 feet 
from the I-880 freeway centerline).

•	 Local arterial streets are also major noise 
sources. Generally, the louder arterial 
streets include Mandela Parkway, 14th 
Street, West Grand Avenue, 7th Street, 
Adeline Street, Peralta Street, Hollis Street, 
San Pablo Avenue, Market Street, 27th 
Street and Martin Luther King Jr. Way, 
where daytime noise levels are mostly 
between 66 to 68 dBA (Leq) and CNEL 
levels were mostly between 68 and 72 dBA 
at 50 feet from roadway centerlines. 

•	 The elevated BART line is a major noise 
source affecting the southern part of 
West Oakland. Noise levels reach in excess 
of 67 dBA (Leq) during the day in the 
southeastern portion of the West Oakland 
BART Station south parking lot. Noise 
levels at the northern edge of the BART 
station on 7th Street reach in excess of 68 
dBA (Leq) during the day.

•	 The Union Pacific Railroad and BNSF 
Railroad and their associated rail yards 
and Port of Oakland intermodal facilities 
that border West Oakland on the south 
and west are additional significant noise 
sources affecting those immediate areas. 

In areas away from arterials, freeways, and 
BART (where there are no adjacent major noise 
sources), noise levels are generally less than 65 
dBA CNEL.  In these areas, typical noise sources 
include car horns, car alarms, loud vehicles or 
motorcycles, emergency sirens, loud music, 
mechanical equipment, trucks, and people 
talking or yelling. Many of these sources are 
common and although annoying, do not 
contribute substantially to the overall ambient 
noise level in any particular area.

Noise Standards

City of Oakland noise exposure standards 
indicate that there is exposure to 
unacceptable community noise if noise levels 
exceed the land use compatibility guidelines 
of the Oakland General Plan. For residential 
and other sensitive land uses, this land use 
compatibility guideline is 65db CNEL (after 
incorporation of all applicable Standard 
Conditions of Approval). Another City 
threshold is exposure of persons to interior 
Ldn or CNEL greater than 45 dBA for multi-
family dwellings, hotels, motels, dormitories 
and long-term care facilities per California 
Noise Insulation Standards.

When measured noise levels are compared to 
these City noise and land use compatibility 
guidelines, the existing environments near 
the elevated segments of I-580 and I-880 
(unprotected by sound walls) and near the 
elevated BART tracks and West Oakland 
BART Station include unacceptable levels of 
community noise for residential and other 
noise-sensitive uses. 

Noise levels along many major arterial streets 
generally meet the threshold for conditionally 
acceptable noise levels for residential uses.

Associated Community Health Risks of 
Noise

Community noise is associated with a variety 
of potential health impacts. 

The 2010 Health Impact Assessment for the 
Port of Oakland estimated that the majority 
of West Oakland residents are exposed to 
ambient noise levels of 75 dB Ldn. Based on 
these exposures and established noise-health 
relationships, the report estimated that:

•	 currently, greater than one in three 
residents are likely to be highly annoyed 
by noise, which has considerable bearing 
on stress and its associated health 
impacts, 
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•	 approximately one third of West 
Oakland residents may be at risk of sleep 
disturbance, and

•	 West Oakland residents experience 29% 
impairment in recall and reading, and 4% 
impairment in recognition and attention 
over a residential area that has a typical 60 
dB noise environment.

Community Noise Reduction

Q Noise-1: Does this Specific Plan include 
policies, strategies or other efforts to reduce the 
extent to which West Oakland residents and 
employees are exposed to excessive community 
noise?

	Beneficial

	Silent

	Detrimental

	Other 

BART Noise

As indicated earlier in the Plan, one of the 
primary noise sources currently affecting West 
Oakland, particularly in the Prescott and South 
Prescott neighborhoods, is BART train noise.  
Noise from the BART trains, especially where 
trains slow down to enter and speed up to 
leave the West Oakland station, is unaccept-
ably loud for existing residents.  A typical BART 
train produces an instantaneous 85 dBA noise 
level at a distance of 100 feet from the tracks. 

Specific Plan Policies and Strategies

BART Noise

The Specific Plan’s approach for addressing 
noise reduction, particularly at the West Oak-
land BART station, is found in Chapter 7: Build-
ing the Plan.  Specific strategies include:

•	 The West Oakland BART Transit Oriented 
Development (TOD) project’s new 
buildings are expected to provide a 
noticeable and significant noise buffer 
between portions of both the freeway and 
the BART tracks, and existing residential 
neighborhoods. The noise attenuation 
benefits from these building should be 
fully considered in final designs for these 
structures (7th Street TOD Env-2).

Noise reduction of as much as 15 dBA could 
potentially occur with the proposed TOD 
project if buildings are effectively designed 
to act as noise barriers and break the line of 
sight between the noise sources (I-880 and the 
BART tracks) and existing neighborhoods. 

•	 The Specific Plan recommends that BART 
consider a number of potential noise 
reduction strategies that would have 
significant benefit to the surrounding 
existing community as well as for the new 
residential and commercial buildings 
anticipated by this Specific Plan, including:

•	 regularly-scheduled rail grinding 
in the West Oakland area, and a 
monitoring and reporting mechanism 
similar to actions taken by BART in 
other parts of its service area (7th 
Street TOD Env-3).

According to BART’s analysis, rail grinding (or 
ballasted tracks) has been shown to result in a 
2dB reduction along straight track, and up to 
an 8dB reduction (from 80 to 72 dB) at elevat-
ed curves. 

•	 BART, in coordination with the City and 
other development parties at the TOD, 
should fully investigate, and implement if 
feasible, a noise baffling structure and/or a 
completely enclosed noise baffling “tube” 
surrounding the BART overhead structure 
along 7th Street. This concept, and a 
preliminary design which can serve as a 
basis for further study moving forward, 
is recommended in the Seventh Street 
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Concept and Urban Design Plan (7th Street 
TOD Env-3).

The potential noise reductions that might be 
achieved by such a noise baffle and/or a com-
pletely enclosed noise baffling “tube” on the 
BART overhead structure is unknown at this 
time, and is dependent upon the design and 
construction techniques that might be used. 
However, substantial noise reductions could 
reasonably be expected.

Truck Noise

There have been a number of prior efforts to 
minimize traffic noise impacts in West Oakland, 
in particular noise from trucks associated with 
the Port of Oakland. Currently, signs direct 
trucks to prescribed truck routes. However, 
trucks still deviate from these prescribed routes 
and documented traffic counts indicate nu-
merous trucks in mixed industrial and residen-
tial parts of West Oakland. Sound walls have 
also been constructed along portions of I-880 
adjacent to the Prescott and South Prescott 
neighborhoods.

Strategies for minimizing truck noise impacts 
in the Specific Plan include:

•	 maintaining those truck routes necessary 
to serve Port of Oakland activities, but 
prohibiting additional encroachment 
of truck routes into West Oakland 
neighborhoods (Truck Traffic-1);

•	 relocating truck parking and services 
from West Oakland neighborhoods to a 
consolidated site or sites in the Port/former 
Oakland Army Base area (Truck Traffic-2);

•	 implementing a traffic calming program 
in residential neighborhoods that could 
include vehicle lane reductions, speed 
humps, neighborhood traffic circles, 
pedestrian crossing improvements, etc., to 
discourage truck traffic from entering the 
neighborhoods (Truck Traffic-3); and

•	 enhancing truck route enforcement 
and education to keep trucks off of 
neighborhood streets (Truck Traffic-4).

Other Recommendations for Future Con-
sideration 

Trucks heading to the Port of Oakland and 
other destinations typically exit the freeways 
via off-ramps that drop trucks directly onto 
local West Oakland streets. Often, these trucks 
are unfamiliar with the established truck 
routes for their destinations, and instead wind 
their way through local neighborhoods emit-
ting diesel pollutants and noise. 

Noise Reduction-1: To prevent trucks from 
deviating from established truck routes, 
additional way finding signage should be 
provided along key routes.  Signage should 
direct trucks to acceptable truck routes, as 
well as warn against truck prohibitions on 
local streets. 

Noise Reduction-2: The City should pursue 
establishment of a “Railroad Quiet Zone”, 
similar to that recently enacted in the City 
of Richmond that seeks to replace the need 
for train horns and whistles with other ap-
propriate, acceptable, and quieter physical 
safety measures.

New Noise Sources

Q Noise-2: Does this Specific Plan include mea-
sures or requirement to ensure that new land use 
development does not result in increased noise 
levels adversely affecting existing residents? 

	Beneficial

	Silent

	Detrimental

	Other 



1

TE
N

D
IN

G
 T

O
 A

 B
RO

A
D

ER
 V

IS
IO

N
9

9-88  •  PUBLIC DRAFT REVIEW  - JANUARY 2014

Specific Plan Policies and Strategies

Industrial Noise

An important objective of this Specific Plan is 
to address the relationship between industrial 
uses and adjacent neighborhoods.  The intent 
of the Plan is to establish a well-defined indus-
trial/residential edge between West Oakland’s 
residential neighborhoods and its growing in-
dustrial base.  Historically, the lack of a defined 
residential/industrial edge in West Oakland 
has allowed heavy truck traffic and container 
storage, with its associated noise impacts, into 
residential areas.

Strategies included in the Plan to address the 
interface between industrial and residential 
land uses include:

•	 Creating a clearly defined boundary 
between West Oakland’s Opportunity 
Areas (areas in need of transformative 
growth and change), and West Oakland’s 
Residential Areas. The identified border 
between the industrial and intensive 
commercial business areas and the 
Residential Areas provides a clear and 
intentional boundary (Residential Edge-1);

•	 Encouraging the relocation of waste 
recycling operations, heavy truck-
dependent uses and other noise-
generating uses to alternative locations 
outside of and distant from West Oakland’s 
residential neighborhoods (Ind./Res. 
Interface-1);

•	 Ensuring that new industrial development 
provides appropriate buffers between 
adjacent sensitive uses; and 

•	 Retaining the current S-19 Health and 
Safety Protection Combining Zone and 
modifying its boundaries (Ind./Res. 
Interface-2).

City-wide Standard Conditions of Ap-
proval 

SCA 32: Operational Noise – General 

Noise levels from activities, property, or any 
mechanical equipment shall comply with the 
performance standards of Section 17.120 of 
the Oakland Planning Code and Section 8.18 
of the Oakland Municipal Code. If noise levels 
exceed these standards, the activity causing 
the noise shall be abated until appropriate 
noise reduction measures have been installed 
and compliance verified by the Planning and 
Zoning Division and Building Services.

Under the Planning Code provisions, the maxi-
mum allowable receiving noise varies depend-
ing upon the sensitivity associated with the 
receiving land use.  In other words, the City Of 
Oakland’s Standard Conditions of Approval 
(SCAs) and Section 17.120 set forth different 
(more stringent) maximum allowable noise 
levels for residential and civic uses (including 
parks/open space areas) than for commercial 
or industrial uses deemed to have lower noise 
sensitivity. If noise levels exceed the pro-
scribed standards, SCA 32 stipulates that the 
activity causing the noise shall be abated until 
appropriate noise reduction measures have 
been installed, and compliance verified by the 
Planning and Zoning Division and Building 
Services. 
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Introduction of New Noise Sensitive Re-
ceptors

Q Noise-3: Does this Specific Plan include poli-
cies, strategies or other efforts to ensure that new 
development adequately protects future resi-
dents from the harmful effects of excessive noise?

	Beneficial

	Silent

	Detrimental

	Other  – Mitigation Measures Included

Noise Exposure at the West Oakland BART 
TOD and Infill Sites

Specific Plan Policies and Strategies

This Specific Plan’s approach for addressing 
noise issues at the West Oakland BART Station 
TOD and other urban infill sites near freeways 
is found in Chapter 7: Building the Plan. Spe-
cific strategies include:

•	 New residences within the West Oakland 
BART Station TOD project will be subject 
to Title 24 of the California Code of 
Regulations, which requires an interior 
noise standard of 45 dBA DNL in any 
habitable room, and requires an acoustical 
analysis demonstrating how dwelling units 
have been designed to meet this interior 
standard. To meet the interior standard of 
DNL 45 dBA, a noise level reduction of up 
to nearly 35 dBA will likely be necessary 
from the exterior façades of the buildings 
facing towards the I-880 freeway and BART 
tracks and station (7th Street TOD Env-1); 

•	 Require new residential and live/work 
building design to address air quality and 
noise impacts with appropriate noise 
insulation and air filtration systems (7th 
Street Lower Pine-1).

City of Oakland Standard Conditions of 
Approval

The following Standard Conditions of Approv-
al (SCAs) will apply to all development projects 
in West Oakland: 

SCA 31: Interior Noise 

Prior to issuance of a building permit and 
Certificate of Occupancy, and if necessary to 
comply with the interior noise requirements 
of the City of Oakland’s General Plan Noise Ele-
ment and achieve an acceptable interior noise 
level, noise reduction in the form of sound-
rated assemblies (i.e., windows, exterior doors, 
and walls), and/or other appropriate features/
measures, shall be incorporated into project 
building design, based upon recommenda-
tions of a qualified acoustical engineer and 
submitted to the Building Services Division for 
review and approval prior to issuance of build-
ing permit. Final recommendations for sound-
rated assemblies, and/or other appropriate 
features/measures, will depend on the specific 
building designs and layout of buildings on 
the site and shall be determined during the 
design phases. Written confirmation by the 
acoustical consultant, HVAC or HERS specialist, 
shall be submitted for City review and ap-
proval, prior to Certificate of Occupancy  (or 
equivalent) that:

•	 Quality control was exercised during 
construction to ensure all air-gaps and 
penetrations of the building shell are 
controlled and sealed; and

•	 Demonstrates compliance with interior 
noise standards based upon performance 
testing of a sample unit.

•	 Inclusion of a  Statement of Disclosure 
Notice in the CC&R’s on the lease or title 
to all new tenants or owners of the units 
acknowledging the noise generating 
activity and the single event noise 
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occurrences. Potential features/measures 
to reduce interior noise could include, but 
are not limited to, the following:

•	 Installation of an alternative form of 
ventilation in all units identified in the 
acoustical analysis as not being able to 
meet the interior noise requirements 
due to adjacency to a noise generating 
activity, filtration of ambient make-up air 
in each unit and analysis of ventilation 
noise if ventilation is included in the 
recommendations by the acoustical 
analysis. 

These standard conditions of approval require 
the inclusion of design measures to reduce 
interior noise to acceptable levels within the 
buildings.
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