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Reconnecting Downtown Oakland

This existing context of the site is highly fragmented, divided by the freeway system that disrupt-
ed the urban fabric and divided neighborhoods around Downtown Oakland. The Vibe includes 
substantial public-realm improvements designed to meet this challenge directly and re-establish 
connectivity. This includes an extensive underpass park network along the south and west sides 
of the site - complete with passive and active recreational areas and lighting systems to illumi-
nate the space. 

The Vibe provides streetscape enhancements to improve safe facilities that support multiple 
modes of transportation. This includes enhanced facilities that bookend the project site - along 
Martin Luther King Jr. Blvd and Broadway - providing safe passage for pedestrians and cyclists. 
Enhancements along the 7th Street corridor will facilitate the crosstown connection between 
West Oakland and Chinatown. 

Additionally, the project site re-establishes the original street grid by opening Clay Street as 
an activity street with a terminus into Clay Plaza, a plaza with “pop-up” exhibitions and food 
vendors. 

Equity, housing affordability, and support

The Vibe directly addresses the critical issues of equity and housing affordability. Of 975 
proposed housing units, 247 (25.5%) are to be Affordable Units, accessible to households at or 
below 60% AMI. The design also proposes an infill mixed-use strategy that both optimizes land 
use at key properties in the study area for affordable housing development and partners with lo-
cal organizations and groups to provide supportive housing and services for at-risk populations. 
This approach identifies parcels that can create efficiencies for affordable housing development 
and utilizes modular construction methods that save both time and money. Partnering with local 
experts in affordable modular development and construction, such as BRIDGE Housing and 
Factory OS, is a key component of this strategy. 

Equitable and lasting economic impact

The Vibe is tailored to the unique market demands, constraints, and opportunities presented 
within the study area, Downtown Oakland, and the region.  The project prioritizes the needs of 
Oaklanders by providing housing in a mixed-use context, designed to spark street-level activity 
and harmonize with surrounding uses. The addition of an Innovation Hub and office product fur-
ther aims to generate economic value, bringing jobs and skills training and networking to spark 
new ideas and launch new opportunities.

Most importantly, the economic drivers of the site elevate the character of the city. Creatives can 
find new outlets and areas to practice and showcase their talents, representing qualities that are 
uniquely Oakland. 

Sustainable by design 

The project addresses sustainability and resiliency through several design and programmatic 
measures. A mix of uses and density reduces vehicular dependence and promotes walking, 
cycling, and public transit while landscaped areas utilize drought-resistant vegetation and rain 
gardens suited for the environment while passively treating stormwater. 

Affordable Housing

The proposed site consists of total 975 Units out of which 249 units the affordable (25.5% of all 
units). These 2-bdr units are affordable to households at 60% AMI and distributed throughout all 
buildings on the site.

Underpass Enhancements

The two major connectors – Martin Luther King Junior Way and Broadway - connecting the site 
and the Old Oakland city with Jack London and freeway are enhanced and redesigned as green 
corridors with the bike lanes, street parking, bus lane and traffic lanes. Clay street is reopened 
between the two building blocks for a pedestrian cross over from the Old Oakland. An area of 
356,601 sq.ft under the freeways to be improved with the addition of a skate park, rock climbing 
wall, art wall and basketball courts fully accessible to the public.

Supportive housing and services
We have planned to lease out the parcel north of Jefferson Park in a long-term lease agreement 
to develop Jefferson Village. A supportive housing use (20 beds) and service center along with 
56 affordable units are proposed on the site. Modular construction would be used to ensure swift 
construction and meet local demands for affordable housing as quickly as possible.

 
Open Space
In our proposal we have maintained the minimum open space required by the development in 
terms of Jefferson Park, maintaining the original square footage of the park. We are proposing a 
museum of 5,000 sq.ft., showcasing the history of the Oakland along with a roof top sitting that is 
accessible to the general public. This design allows for an additional structure while resulting in 
no loss of public open space.

 
Other Benefits
We commemorate the historical significance of Jefferson Square Park through a complete 
redesign, renewing its status as one of the original blocks of the original Oakland street grid. 
Additionally, we couple this restoration with amenities that elevate and showcase the creative 
currents that are unique to Oakland through art installations and programming on the site.  

Phasing

The project is proposed to be developed in three phases. Phase I includes the West Oak and 
East Oak buildings with Clay Plaza as a quasi-public open space situated between them. 
Improvements to Jefferson Park are also included in Phase I. Phase I costs are estimated to be 
about $324,888,500. Existing structures on these parcels will be demolished in Year 1. 

Phase II includes “The Spark,” a mixed-use infill project with over 70% affordable units and an-
chored by the Innovation Hub, and “Jefferson Village.” This is an affordable housing development 
proposed to be developed on a land-leased site, saving in land acquisition costs. This arrange-
ment will compensate the existing property owner, New Destiny Church, with long-term monthly 
revenue. Total costs in this Phase are projected to be around $73,500,000.

“The Exchange,” is a 275’ office/residential mixed-use development in the Phase III project. The 
building is positioned to serve an office market need identifying at the corner of Broadway and 
7th and will be an architectural centerpiece at a key Downtown gateway. The underpass parks 
buildout is anticipated to be completed in this phase. 

Total costs are anticipated to be about $820 million at full buildout. 

Capital Stack

The completed development will have an equity investment of 25% from development partners 
and financial funding of 75% debt (construction and permanent). Funding from various grants 
and organizations has been identified to support infrastructure, open space, and affordable 
housing development. These sources include The Trust for Public Land (non-profit), Infill Infra-
structure Grant, and the Park Development and Community Revitalization Grant Program (State 
of California). 

The project is anticipated to earn a 22.72% IRR and a 2.59 equity multiple from a $204,573,460 
initial equity investment. The projected Y10 sale value is $1.23 billion. 

Financial Strategy for relocation of Police Administration Building (PAB)

The Oakland Police Administration Building is currently housed on a 1.37-acre parcel between 
6th Street and 7Th Street and Broadway. The building is currently occupied by the Oakland Po-
lice Department (OPD) and is scheduled to be relocating to another site in East Oakland.  

Oakland VIBE Development Group’s strategy is to purchase the site in Year 1 for $21.25 million 
dollars ($356/sq.ft.). The Group will maintain a lease with OPD for three years and they continue 
operations and await completion of the new facility. Total sales from all parcels to VIBE will total 
$53.5 million. This sale will capitalize on the initial project costs of the new PAB. Predevelopment 
and construction of the PAB can be started within one year from the sale of the site in Oakland. 

For construction, the City will raise $537 million in private debt to fund the first years of develop-
ment while the lengthy process for raising municipal bonds (10-year) commences. Within these 
two years, the city will complete the construction of the PAB.

At Year 3, VIBE will start demolition of the existing facilities at Broadway and the department 
would move to the newly constructed site, with essential operations being the first to occupy the 
new 221,340 sq. ft. building

Once approved, municipal bonds will repay the debt drawn for the construction of the new 
structure.
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Targeted enhancements to public realm 
infrastructure supports multi-modal transit, 
including plans for 7th Street as a BRT 
corridor. Design measures are integrated 
into site design throughout multiple phases 
to ensure synergy with transit service 
expansions. 

The I-980 is a major boundary, creating a 
daunting and unwelcoming barrier along a 
major frontage. The VIBE proposes strategies 
that leverage private and public funding to 
re-imagine the space under the freeway and 
enhance aesthetics in the process.

Downtown Oakland, Old Oakland and Jack 
London Square are close by, and Howard 
Terminal is on the horizon. 
The VIBE is positioned to act as a conduit 
between existing and future nodes. Design 
measures direct activity to key nodes of the 
project area, creating an environment where 
there is something for everyone to enjoy. 

Building a network of urban “rooms”, a well-
designed park system consists of updates to 
Jefferson Square Park, green corridors along 
Broadway and MLK Jr Way and a new plaza 
at the terminus of Clay Street. These open 
space resources serve local residents and 
visitors to Old Oakland.

Re-establishing Lost Connections Energizing New SpacesLinking Activity Centers Parks, Passages and Plazas



TH
E 2022-4569

A A’

Greenroofs 
Rooftop open space areas are placed to 
front 7th Street, creating better lighting 
conditions during daytime hours along 
a critical corridor. 

6th Street
The “back” of the site is not neglected. 
The frontage is well-landscaped 
greenway to provide aesthetic relief and 
mitigate air quality impacts caused by 
the freeway. 

The Courts
The clearance under the I-980 offramp 
allows for utilization of multiple parcels. 
The sports and recreational facilities 
currently situated in Jefferson Park 
will be moved and improved, creating 
an activity space that defies the 
boundaries of the freeway. 

Clay Plaza
The terminus of Clay Street is re-imagined 
as a vibrant plaza, complete with art 
installations, active retail storefronts, 
live music, and “pop-up” commerce and 
dining uses. 

Clay Street
Currently a underutilized corridor, 
streetscape enhancements and 
aesthetic improvements will transform 
the street into an activity space that can 
be closed for street-level programming. 
Additionally, this serves as an extension 
to the center of Old Oakland. 
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JEFFERSON PARK WEST OAK CLAY PLAZA EAST OAK THE EXCHANGE

Jefferson Park provides an open, multi-functional green space for people 
to have a truly natural space for physical and mental relaxation. At the 
same time, the park can also be used as an outdoor museum and gallery, 
promoting people’s cultural communication.

The Exchange is the site with the largest building volume. It has direct access to 
the downtown via the Broadway, so it mainly serves as the connection between 
our site and the CBD. This area has more offices, and has a floor of innovation hub 
as a high-tech institutions station, which can communicate with other companies 
in information technology.

West Oak is connected to Jefferson Park in the west and Central 
Plaza in the east. The lower floor design of this plot makes the pub-
lic open spaces on both sides more open in terms of space. At the 
same time, it also has a large roof garden, which can interact well 
with the retail on the ground floor, as well as a good view.

The East Oak is higher than the West Oak, and the main part is still a 
residential area. There is an innovation hub in the westernmost row 
of buildings, which mainly focuses on the learning and exchange of 
creative skills, which can promote cultural exchanges among residents 
in the site, and also provide good resources for some disadvantaged 
groups.

The Clay plaza is the main commercial space. The 
central part is more inclined to public activities 
and pedestrian flow, and the two sides near the 
building are outdoor commercial spaces, pro-
viding a safer shopping and dining environment 
during the epidemic.
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Streetscape are an extension of on-site construction and design and, when well designed, help create 
an environment conducive to safety and activity. 

Streetscape Enhancement
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The Underpass Park
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The Jefferson Park
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Retail Promenade
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Families will enjoy 
proximity to parks, 
nearby services, 
and safe and stable 
housing

The Innovation Hub 
will catalyze new 
skills training and 
networking opportuni-
ties for those looking 
to advance their ca-
reers or simply learn 
something new

Foodies will expe-
rience new flavors 
and cuisines across 
a range of diverse 
dining options in 
both restaurants and 
“pop-up” formats

Creatives will find 
new canvas to prac-
tice and showcase 
their crafts 

Young profession-
als will be close to 
where the action is 
- in both the work-
place and entertain-
ment options

Transformative 
parks and open 
spaces are tailored 
to a variety of uses, 
athletes and thrill 
seekers included
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79.7%
Residential
585,817 sf 

2.3%
Retail
16,750 sf 

1.8%
Innovation Hub
13,608 sf 

16.1%
Parking
118,150 sf

12.1% Unleveraged IRR
30.0% Leveraged IRR

55.5%
Residential
304,350 sf 

26.8%

146,800 sf 

14.7%
Parking
80,250 sf

3.0%
Retail
16,550 sf 

10.5% Unleveraged IRR
32.7% Leveraged IRR

63.1%
Residential
118,900 sf 

7.6%
Innovation Hub
14,316 sf 

2.5%
Service Center
4,750 sf 

3.6%
Retail
6,826 sf 

23.1%
Parking
43,625 sf

12.2% Unleveraged IRR
22.0% Leveraged IRR*
*
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Shelter
Innovation Hub
Retail
Residential
Office 
Parking

l
62.6%
Residentia
836,400 sf 

2.5%
Innovation Hub
33,500 sf 

0.4%
Service Center
4,750 sf 

3.7%
Retail
50,057 sf 

19.8%
Parking
264,350 sf

11.0%
146,800 sf 

12.90% Unleveraged IRR
22.72% Leveraged IRR

2.59x Equity Multiple
8.20% Yield on Cost

Project Site Value @ Y10 : $1,230,489,575

25.5%


