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Design Narrative
The CIRCUIT connects and redevelops Old Oakland with a distinct focus on bring-
ing tourists and entrepreneurs together into Oakland’s downtown area. With the 7th 
Street “Art Corridor”, central commercial area, and a new BART station, visitors and 
investors, who have been attracted to Old Oakland, will bring development and em-
ployment opportunities into this area. Combined with climate alleviation, sustainabil-
ity, and adaptation, the CIRCUIT transforms Old Oakland into a constantly vibrant 
and diverse community.

Economy and Community
CIRCUIT aims to build a prosperous and inclusive community by creating a startup 
environment, enhancing travel experience, providing social services, and offering 
ample affordable housing. Different sized offices across site offer flexible space 
options for high-tech startups, artist studios, etc. Considering the business climate 
of Old Oakland and its connection to the Ballpark by the aerial gondola, commer-
cial spaces at the central area, retail space across CIRCUIT, featured restaurants, 
and hotels can further compliment visitors’ travel experience. NPOs, job/art training 
schools, and other social services can be found in accessible public spaces. The dis-
trict benefits from non-profits, work opportunities at official and commercial business-
es, and adequate affordable housing.

Culture and History
To leverage Oakland’s diverse culture and history, CIRCUIT connects the Chinatown 
and West Oakland cultural districts through the 7th street Art Corridor. This pedestri-
an-oriented art promenade street will feature mural scenes, art galleries, street arts, 
and local art schools. CIRCUIT also maintains the historic Victorian buildings at 9th 
street to preserve the historic heritage of Old Oakland. The immersive experimen-
tal art experience at the 7th street art corridor and the historic neighborhoods at 9th 
street show the varied history and culture of  Oakland to visitors and residents.

Connectivity and Mobility 
CIRCUIT connects north to south Oakland by proposing a new BART station at 4th 
Street (Jack London Station) and improving I-880 underpasses. With Jack London 
station, tourists can move easily between Oakland Waterfront Ballpark and Down-
town Oakland, and the rest of Oakland. Transforming the enclosed parking lots under 

the highway into pedestrian-friendly open spaces can further link Old London and 
Jack London. The replacement of I-980 with a boulevard and the westward extension 
of the art corridor as well as other east to west traffic connections will further recon-
nect West Oakland and downtown. The mobility of the site is also redefined by mul-
tiple traffic modes including walking, bike/car sharing, etc. Thus, CIRCUIT becomes 
the node of linking various districts of Oakland. 

Environment and Resilience
CIRCUIT responded to climate hazards by alleviating and adapting to climate 
change. Solar panels and other renewable energy systems are installed to help re-
duce GHG emissions. More open spaces and corridors are deployed to increase 
green coverage and reconnect fragmented open spaces across Old Oakland and 
Jack London. To enhance adaptation to climate disasters, resilience hubs at munici-
pal and community facilities, and relief networks comprised of businesses and other 
private organizations will support and serve communities before, during, and after 
hazards. In this way, CIRCUIT better prepares the site and city for the future. 



Financial Narrative

CIRCUIT is a 5.9M SF mixed-use development project in Old Oakland, California. To 
create a comprehensive, environmentally-friendly, multicultural town, Circuit devotes to 
center on four main buildings (CBD) in Phase I, which projects to 1.66M SF. The $3.8B 
development project will be built in three phases over a 10-year horizon. In Phase II, 
Oakland Station, including 260,000 SF, on the side of Central Plaza requires the ac-
quisition of additional land in our area and will be built for $100M. The project will also 
include 141,605 SF of public green space, 30 sustainable solar panels, and 3544 SF 
parking spaces above and below ground .

Because the project uses the land of the Police Department, the Police Administration 
Facility (PAF) has to be relocated. The new PAF is expected to start in 2022 and com-
plete by 2033. The capital stack will be comprised of $302M in construction loan debt 
and $201M in developer equity. The cash generated by the main project can be used 
to pay back the principal as well as the interest.

PHASE I (2022-2026):
During Phase I, the CBD, consisting of 4 commercial and office mixed-use buildings, 
will be constructed at the center of the project area to attract people in Oakland. Phase 
I will be financed by developer equity, Opportunity Fund Zone Equity, Low Income 
Housing Tax Credit (LIHTC) Equity and construction loan at 60 percent loan-to-cost 
(LTC), and will cost approximately $1,290M to build out the housing, retail, hotel and 
underground parking by 2026.

PHASE II (2027-2029):
The station will be constructed in the south of the project area during Phase II and will 
be completed by 2029. Phase II capital stack will consist of $787M in construction to 
permanent debt at 60% LTC, $513M in developer equity, and $12M in LIHTC equity.

DEVELOPMENT COSTS         $3,844,484,038.51
UNLEVERED IRR                     12.13%
LEVERED IRR                          28.42%

PHASE III (2029-2031):
Phase III capital stack will consist of $806M in construction to permanent debt at 
60% LTC, $520M in developer equity, and $17M in LIHTC equity. The land acquisi-
tion costs in Phase III is $41M, approximately half of Phase I, which offers less de-
velopment costs.The residential portion of the development takes the ratio of 50% in 
the whole section, which promotes a great return at the end of project.

Returns Overview
On a cash flow basis, 25% affordable housing makes the residential rental revenue 
comparatively low due to the same quality and high demand in the market. However, 
the commercial, office and retail components will assist in covering the expenses of 
the residential portion. Overall, the project will increase the site value from $199M to 
$5,552M over a 10-year period, providing an unlevered IRR of 12.13% and a levered 
IRR of 28.42%.
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Strategy Diagram

Improving Accessibility Open Space Network

• Adding a new BART station
• Creating geen buffer along the highway
• Improving highway undercrossings (lighting, artwork)
• Putting new function near highway underpasses (parking, Pop-up 

store)

• Consisting of multiple parks, linear greenways, and featured corri-
dors

• Providing immerisive art experience by galleries, mural scenes, 
and art shcools

• Offering temporary and movable shelters near green spaces
• Enhancing daily experience by creating semi-private courtyards
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