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Please answer questions in space provided. Answers to all questions should be typed or written directly on the forms. If the forms are not 
used and answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of each 
answer should be limited to the area provided on the original form.

NOTE: This sheet and a selected image will be sent to the Committee in advance.

PROJECT DATA

Project Name	 Location

Owner

Project Use(s)

Project Size	 Total Development Cost

Annual Operating Budget (if appropriate)

Date Initiated	 Percent Completed by December 1, 2010

Project Completion Date (if appropriate)

Attach, if you wish, a list of relevant project dates

Application submitted by:

Name	 Title

Organization

Address	 City/State/Zip

Telephone   (           )	 Fax   (           )

E-mail	 Weekend Contact Number (for notification):

Perspective Sheets:

Organization	 Name			                 Telephone/e-mail

Public Agencies

Architect/Designer

Developer

Professional Consultant

Community Group

Other

Please indicate how you learned of the Rudy Bruner Award for Urban Excellence. (Check all that apply).
__ Direct Mailing	     __ Magazine Announcement	 __ Previous Selection Committee member	 __ Other (please specify)		
__ Professional	     __ Previous RBA entrant										              	
     Organization	
	  									            	 _______________________________

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, and to 
post on the Bruner Foundation web sites, the materials submitted. The applicant warrants that the applicant has full power and authority to 
submit the application and all attached materials and to grant these rights and permissions.

Signature	 Date

__ Bruner/Loeb Forum
__ Online Notice
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Please answer questions in space provided. Answers to all questions should be typed or written directly on the forms. If the forms are not 
used and answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of each 
answer should be limited to the area provided on the original form.

NOTE: This sheet and a selected image will be sent to the Committee in advance.

Project Name

Address	 City/State/ZIP

1. Give a brief overview of the project.

	

2. Why does the project merit the Rudy Bruner Award for Urban Excellence ? (You may wish to consider such factors as: effect on the 	     	
	  urban environment; innovative or unique approaches to any aspect of project development; new and creative approaches to urban 	     	
	  issues; design quality.)

PROJECT AT-A-GLANCE
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PROJECT DESCRIPTION
Please answer questions in space provided. Answers to all questions should be typed or written directly on the forms. If the forms are not 
used and answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of each 
answer should be limited to the area provided on the original form.

1.  Describe the underlying values and goals of the project. What, if any, signifcant trade-offs were required to implement the project?

2.  Briefly describe the project’s urban context. How has the project impacted the local community? Who does the project serve? How
     many people are served by the project?

13



3.  Describe the key elements of the development process, including community participation where appropriate.

5.  Is the project unique and/or does it address significant urban issues? Is the model adaptable to other urban settings?

PROJECT DESCRIPTION (CONT’D)

4.  Describe the financing of the project. Please include all funding sources and square foot costs where applicable.
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Tassafaronga Village: Relevant Project Dates

May 2005: OHA started planning with residents

2O05: OHA submitted HOPE Vl applications

2007: OHA submitted HOPE Vl applications

After the second HOPE Vl application was
unsuccessful, OHA board invested $16 million and
committed 99 Project-based Vouchers to fill
financing gaps and maintain housing at the site for
very low-income households.

Early 2008: Resident relocation begins

June 2008: Demolition and site remediation

October 2008'. Construction of Phase 1 begins

April 2010. Construction of Phase 1 ends

August 2010: Phase 1 is 1 0O% occupied

August 2010. Construction of Phase 2 begins

May 2010: Construction of Phase 2 ends

July 2010: Phase 2 is 100% occupied
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Please answer questions in space provided. Answers to all questions should be typed or written directly on the forms. If the forms are not 
used and answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of each 
answer should be limited to the area provided.

Please separate this page from the rest of the application. Award Use should be submitted in a sealed envelope along with the application 
materials. It will not be used in judging entries or be seen by members of the Selection Committee.

Please describe how Award monies will be used to benefit the project.  (The Award check will be made out to the Applicant unless otherwise 
specified.)

** This statement should be signed by the applicant. Photocopies or facsimile copies of the statement with original signature is acceptable. 		
	  Award Use statement should be submitted in a sealed envelope along with the application materials. 

Name and Title

AWARD USE

Date
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Please answer questions in space provided. Answers to all questions should be typed or written directly on the forms. If the forms are not 
used and answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of 
each answer should be limited to the area provided on the original form.

This sheet is to be filled out by the person who took primary responsibility for project financing or is a representative of the group which did.

Name	 Title

Organization	 Telephone   (           )

Address	 City/State/ZIP

Fax   (           )	 E-mail

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for 
any purpose whatsoever, the materials submitted. The applicant warrants that the applicant has full power and authority to submit the 
application and all attached materials and to grant these rights and permissions.

Signature                                                                                                    	 Date

1. What role did you or your company play in the development of this project? Describe the scope of involvement.

2.	What trade-offs or compromises were required during the development of the project?

DEVELOPER PERSPECTIVE
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3.	How was the project financed? What, if any, innovative means of financing were used? 

4.	What do you consider to be the most and least successful aspects of the project?		

DEVELOPER PERSPECTIVE (CONT’D)
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ARCHITECT OR DESIGNER PERSPECTIVE
Please answer questions in space provided. Answers to all questions should be typed or written directly on the forms. If the forms are not 
used and answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of 
each answer should be limited to the area provided on the original form.

This sheet is to be filled out by a design professional who worked as a consultant on the project, providing design, planning, or other services. 

Name	 Title

Organization	 Telephone   (          )

Address	 City/State/ZIP

Fax   (          )	 E-mail

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for 
any purpose whatsoever, the materials submitted. The applicant warrants that the applicant has full power and authority to submit the 
application and all attached materials and to grant these rights and permissions.

Signature	 Date

1.	Describe the design concept of this project, including urban design considerations, choice of materials, scale, etc.

2.	Describe the most important social and programmatic functions of the design.
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3.	Describe the major challenges of designing this project and any design trade-offs or compromises required to complete the project.

4.	 Describe the ways in which the design relates to its urban context.

ARCHITECT OR DESIGNER PERSPECTIVE (CONT’D)
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ARCHITECT OR DESIGNER PERSPECTIVE
Please answer questions in space provided. Answers to all questions should be typed or written directly on the forms. If the forms are not 
used and answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of 
each answer should be limited to the area provided on the original form.

This sheet is to be filled out by a design professional who worked as a consultant on the project, providing design, planning, or other services. 

Name	 Title

Organization	 Telephone   (          )

Address	 City/State/ZIP

Fax   (          )	 E-mail

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for 
any purpose whatsoever, the materials submitted. The applicant warrants that the applicant has full power and authority to submit the 
application and all attached materials and to grant these rights and permissions.

Signature	 Date

1.	Describe the design concept of this project, including urban design considerations, choice of materials, scale, etc.

2.	Describe the most important social and programmatic functions of the design.
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3.	Describe the major challenges of designing this project and any design trade-offs or compromises required to complete the project.

4.	 Describe the ways in which the design relates to its urban context.

ARCHITECT OR DESIGNER PERSPECTIVE (CONT’D)
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PROFESSIONAL CONSULTANT PERSPECTIVE
Please answer questions in space provided. Answers to all questions should be typed or written directly on the forms. If the forms are not 
used and answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of 
each answer should be limited to the area provided on the original form.

This sheet is to be filled out by a professional who worked as a consultant on the project providing services other than physical design
or planning (e.g., legal services).

Name	 Title

Organization	 Telephone   (          )

Address	 City/State/ZIP

Fax   (          )	 E-mail

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for 
any purpose whatsoever, the materials submitted. The applicant warrants that the applicant has full power and authority to submit the 
application and all attached materials and to grant these rights and permissions.

Signature	 Date

1. What role did you or your organization play in the development of this project?

2.	Describe the project’s impact on its community. Please be as specific as possible.

25

ballison
Inserted Text
986



3. How might this project be instructive to others in your profession?

  

4.	What do you consider to be the most and least successful aspects of this project? 

PROFESSIONAL CONSULTANT PERSPECTIVE (CONT’D)

26

































TASSAFARONGA VILLAGEis an innovative new 

green neighborhood that brings a diversity of affordable housing to an under-served area  

of Oakland, California, and repairs the deteriorated urban fabric. 

Previously home to decrepit public housing, an abandoned factory, and unused train tracks, 

the 7.5 acre site had become an unhealthy living environment inviting to criminal activity. 

The bright new village knits seamlessly into its surroundings and reconnects the broken city 

via new amenities and roads, and repaired roads and pathways.  

The project is a model of sustainable development, having achieved the first LEED  

Neighborhood Gold Certified Plan in California. 



CONTEXT Tassafaronga Village is in the City of Oakland in the 

San Francisco Bay Area. It lies on the border between residential and industrial uses in  

an urban zone where the neighborhood fabric had unravelled.



site

INDUSTRIAL RESIDENTIAL



INDUSTRIAL

RESIDENTIAL

CONCEPTThe goals were to soften the industrial edge, bring density to the 

development, and create safe, convenient homes and linkages. 



NEWTypologically appropriate, modern and diverse housing allows the new 

development to repair the neighborhood. 



Blair Allison
Project Executive
Cahill Contractors

“If you visit the neighborhood now, you 
will see a transformed neighborhood with 
a renewed sense of pride.”



HABITAT FOR 
HUMANITY 
TOWNHOMES

NEW CLINIC + 
SUPPORTIVE 
APARTMENTS

HABITAT FOR 
HUMANITY 
TOWNHOMES

NEW 
STREETS AFFORDABLE 

OHA 
TOWNHOMES

AFFORDABLE OHA 
APARTMENTS

TASSAFARONGA VILLAGE The new 7.5-acre 

urban neighborhood bridges the area’s industrial-residential divide, integrates with the 

landscape, and connects previously isolated community amenities.



“The buildings are imbued with an adventurous 
urbanism attuned to larger social and 
environmental concerns—traits that should be 
commonplace, but are all too rare.”

John King 
Urban Design Writer 
The San Francisco Chronicle



APARTMENTS The village is anchored by a 60-unit three-story 

affordable rental apartment building that creates a defined residential edge. 







RESPONSIBILITY Through a wide variety of complementary 

sustainable strategies—including a 93 kW solar array and a living roof—the  

apartment building surpasses California’s strict energy standards by 47.5%.



COMMUNITY The rolling roof caps a double-height lobby and 

community room with a waved wooden ceiling that creates a chapel-like quality.



ACTIVE EDGES Residential units wrap the embedded parking 

garage, hiding it from view and maintaining a pedestrian-friendly streetscape.



PRACTICAL PARKING  Placing parking in one embedded 

garage and along the streets eliminates parking lots, freeing land for additional housing 

and allowing homes to connect directly to the street.



COURTYARD The podium courtyard, overlooked by private stoops and 

balconies, tops the garage. Deep planter beds can accommodate full-grown trees.





VILLAGE SQUARE Each housing area has a semi-private 

gathering space, the largest of which—the Village Square—can host neighborhood events.





“Being a part of a community helps to break 
down the isolation that can arise from living with 
a chronic disability and contributes to higher 
emotional and physical stability.”

Debra Wyatt-O’Neal
Director of Clinic/Client Services
AIDS Project East Bay



PASTA FACTORY A defunct pasta factory and parcel of unused 

industrial land were acquired and reclaimed for supportive housing and a medical clinic.



REVITALIZE The abandoned industrial building and lot had become a 

crime hot-spot, but now welcome people to the new village.



REUSE  93% of the existing pasta factory building was reused; 

94% of all demolition and construction waste was recycled, and the  

remainder was salvaged for other uses. All of the housing is slated for  

LEED for Homes Platinum certification.



“The impact from Tassa in my community has 
been tremendous.  It’s like a breath of fresh air 
when you turn down the street.”

Andrea A. President 
Tassafaronga Resident



TOWNHOUSES  Affordable rental family townhouses—77 in 13 

buildings—are arranged throughout the site along pathways and pocket parks to create a 

rich and varied neighborhood fabric.





FAMILIES The townhouses are two-, three-, and four-bedroom 

homes that can accommodate growing and extended families and multiple 

generations. More than 500 people live in Tassafaronga’s 157 units.



Natalie Monk
Assistant Project Manager
Habitat for Humanity East Bay

“The Habitat sites are fully integrated within 
Tassafaronga Village’s rental units, and help to create 
an economically balanced, mixed-income community.”



KINSELL COMMONS 22 affordable for-sale townhouses in 

9 buildings will contribute to economica and social the diversity of the new neighborhood. 





CONTRIBUTE Oakland Housing Authority provided the land and 

David Baker + Partners provided the design for the Habitat for Humanity first-time-buyer 

townhomes that complete the Village.



Michelle Byrd
Deputy Director 
Housing and Community Development
City of Oakland

It is difficult to consider the Tassafaronga Project as 
anything other than a total success.”



CONNECT New private roads and landscaped paths now link homes with 

the park, new library, and elementary schools.



CONNECT Despite concerns, successful negotiations with the City allowed 

the low-income housing development to remain ungated and visually and physically  

connected to the adjacent City-owned park. 





GREEN The development team persisted in their committment to high 

sustainability standards throughout, and created an affordable, supportive earth- and  

human-friendly project on time and on budget. 



A NEW STANDARD Green housing is not a luxury, but a 

necessity. Everyone deserves beautiful, sustainable, responsible homes.





40 Stories about Design for
the Public Good by Architects
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Tassafaronga

Tassafaronga Village
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David Baker
Princìpal, David tsaker +

Partners,
San Francisco, California

Looking back at the his-
tory ofpublic housing
in the U.S., much of it
was built as cheaply and
haphazardly as possible,
and it ended up destroy-
ing communities in the
process. If an area was
identifi ed as "blighted,"
it was torn down and
rebuilt. The planning
theories employed were
based on having large,
common, open spaces
with segregated uses
and lots ofparking. Over
time, we've learned that
doesn't really work.

Tassafaronga is on the
site ofan isolated, poorly
maintained public hous-
ing project that had
deteriorated. It had been
neglected for a long time
and most of the units
weren't even occupied,
so the OHA took the
opportunity to start over
and create more appro-
priate building types.
Tassafaronga is part ofa
larger redevelopment ef-
fort. There's a new school
nearby, as well as a com-
munity center, )
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Janice Jenscl
Presidc¡rt and ClìO, llabitlrt lirr llurrrarrity lìast ßay,
O¿rl<l¿rncl. Califor¡ria

! The Tassafaronga Village site was originally a

6 which was home to the poorest of the poor in

I Housing Authority (OHA) decided to tear it dor diverse project for different income levels, and they brought in our
for Humanity affiliate to provide a home-ownership component. Part of
our organization's mission is to revitalize neighborhoods, and this was a,

perfect project to do that.

We try to design our homes to match the neighborhoods in which they
will be located, Often that means we come up with a traditional look.
This was a unique opportunity, since the neighborhood that OHA was
developing is designed to look very modern and chic. ln terms of
materials, colors, and details, I think our project and the OHA units are
very similar, but the massing of ours looks much more like a traditional
house. Our decision to organize things that way was part of our attempt
to create something susta¡nable for the community members. We want
these houses to look different, but we also want them to fit in-it was a
fine line to walk, ln the end, we want our homes to have a look of
permanence, like someone owns them.

David Baker + Partners brought extensive expertise in affordable hous-
ing to the table. The breadth of experience that the firm has and its
to give examples of what other developers have done in the past was
really helpful. The architects that we normally work with typically come
from a single-family residential background, as we usually build singlei
family homes and duplexes. This was our first tíme buildingtriplexes.

The firm's pro bono contribution made the partnership possible for us.
We wouldn't have been able to do this without them. lt's been a genui

happy marriage, ln the past, we have had to bring architects up to speed
on what our goals are and what we are trying to accomplish. ln this
they already knew and understood our mission and methods. r

Th. Powaa of Pro Bono



When we got the program
from Habitat for Human-
ity, it simply asked us
to provide a certain num-
ber of units, with a certain
amount ofparking, and
a certain unit mix. The
larger, three-unit build-
ings we developed were
beyond what Habitat was
used to; the whole site was
tight, and there wasn't as

much parking as many of
the organization's other
sites have.

This is dense, urban hous-
ing, and we got a lot more
bang for our buck in this
project by having common
spaces, rather than trying
to maximize private open
space. The common spac-
es are not completely open
to the public; residents
have some ownership over
them. That was one of the
problems with the previ-
ous site, where there was
a lot of indefensible space.
We also took a lot of care
to make sure that the
sidewalks are good, that
there's plenty of planting,
and that front doors face
the street. We didn't want
to design something that,
when people saw it, they
thought, *There's that
housing project with all
the weírd buildings."

Habitat for Humanity
does energy and materi-
ally efficient building,
and this project would
probably qualify for
LEED gold or platinum
certifrcation. The organi-
zation has a lot of sustain-
ability targets built into
the guidelines that it
gives all of its arcl-ritects
and engineers when they
start a new pro,ect.
We took those goals
even further with Tas-
safaronga. The leaders at
Habitat made a deal
with Pacifrc Gas & Elec-
tric on photovoltaic >

a

Hou5lns



Tassafaronga is slightly more modern than other projects we've done.
It was the first time that we did an open plan on the first floor, for
example. We have very specific guidelines from Habitaf for Humanity
lnternational that call for a simple, decent home, which translates
as "not too large," so rt was really nice to have an open first floor with
an efficient kitchen. lt overlaps with the livrng areas and creates
spaces where people can meet and gather.

We mandate that our homes must be simple to build. Workrng with
architects can be a challenge because we primarily use volunteer labor
for construction. That is our main motivation for adhering to the design
criteria. lt's something we articulate to the design consultants, and it is
something we tell our applicants, so they know what they are getting
when they buy a Habitat home. Our project architect at David Baker's
office paid special attention to these constraints, while still coming up
with some creative detailing.

Our design team was especially helpful in the LEED Nerghborhood
Development process; we had never done it before. We have a pretty
high standard for green construction already, but we didn't have
experience with the planning process. There are three different build-
ingtypes in Tassafaronga, and our plan right now is to certify one of
each type for LEED for Homes. All of them are going to get Green Point
and Energy Star certifications, making this one of our greenest
developments to date.

solar panels, so we're us-

ing solar thermal arrays
for hot water.

In addition to its green
building principles,
Flabitat for Humanity
has a very systematic way
of putting its buildings
together. There are a
limited number of rvin-
dow sizes, and there are
colìstraints on framing.
This is partly to make rhe
building as efficient as
possible but also because
the organization needs to
malcc construction sim-

¡rle. I-ay people, including
the lamilies rvho rvill live
in the houses, provide
nrost ofthe labor, almost
ail on a volunteer basis.
We had a lot oldiscus-
siorr rbout developing our
techniques to rvork better
within that system.

Onc zrclvantage to this
kind of work is that ir
broadcns your horizons.
You tend to get very spe-
cial izcd in architecture;
rlot that it is boring, bur
it can get stale. The rolo

l),'ogram of Public Ar-
chitecture and pro bono
clesign rvork generally
are good rvays ofrvorking
¿rlotrnd that.

lhc Powcr of Pro Bono
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	Project Name: Tassafaronga Village
	Location: Oakland, California
	Owner: Oakland Housing Authority
	Project Uses: A new neighborhood of sustainable and affordable individual and family housing with supportive services
	Project Size: 231,032 sf on 7.5 acres
	Total Development Cost: $75.2m
	Annual Operating Budget: 
	Date Initiated: May 2005
	% Complete by 12/1/10: 100%
	Project Completion Date (if appropriate): July 2010
	Applicant Name: Jessica Cunningham
	Applicant Title: Marketing Director
	Organization: David Baker + Partners
	Address: 
	City, State Zip: 461 Second Street, Loft c127, SF, CA 94107
	Phone Area: 415
	Phone: 896-6700
	Fax Area: 415
	Fax: 896-6103
	Email: info@dbarchitect.com
	Weekend Contact: 415-987-6695
	Public Agency 1: City of Oakland, Michelle Byrd, 510-238-3716, mbyrd@oaklandnet.com
	Public Agency 2: 
	ArchitectDesigner: David Baker + Partners, David Baker, 415-896-6700,db@dbarchitect.com
	Developer: Oakland Housing Authority, Bridget Galka, 510-587-2142, bgalka@oakha.org
	Professional Consultant 1: Equity Community Builders, Ben Golvin, 415-561-6200x203, ben@ecbsf.com
	Professional Consultant 2: Cahill Contractors, Blair Allison, 415-986-0600, ballison@cahill-sf.com
	Community Group 1: Cavalry Temple Church, Pastor Michael Johnson, 510-632-0694, michaelpstr@aol.com
	Community Group 2: Other:  PGADesign, Karen Krowleski, 510-465-1284, krowleski@pgadesign.com; Other: Francine Kakos, 510-325-6085
	Other: Habitat for Humanity East Bay, Natalie Monk, 510-251-6304x372, nmonk@habitateb.org
	Other 2: AIDS Project East Bay, Deborah O'Neal, 510-457-4022, doneal@apeb.org; Other: Andrea President, 510-830-8173
	Direct Mail: Off
	Magazine: Off
	SC Member: Yes
	Other Source: Off
	Prof Org: Off
	Previous RBA entrant: Off
	Online Notice: Off
	BL Forum: Off
	Other Text: 
	Sign Date: 12-10-2010
	POG Project Name: Tassafaronga Village
	POG Address: 930 84th Avenue
	POG City/State/Zip: Oakland, CA 
	POG Project Overview: Tassafaronga Village is a new green neighborhood designed to bring a diversity of affordable housing to an under-served area of Oakland, while repairing the deteriorated neighborhood fabric. 

The 7.5 acre brownfield infill site—previously home to decrepit public housing, and abandoned factory building, and unused train tracks—was an unhealthy living environment and inviting to criminal activity. The absence or otherwise decay of infrastructure on the site served to isolate and undermine even the new improvements in the area. The majority of residents of the existing housing, who were relocated—as well as members of the surrounding community—voiced support for the re-imagination of the site. Many of the original tenants have been welcomed back to the new development, which opened in mid-2010.

The new village comprises a vibrant, green community filled with multiple housing types, including affordable family rental apartments, affordable rental townhouses, and supportive apartments with an on-site medical clinic. Additionally for-sale family townhomes are going up in cooperation with the local chapter of Habitat for Humanity. New landscaped walking paths and traffic-calmed public and private roadways connect new housing to the library and local schools and create access to an under-used city park and community center. 

Developed by the Oakland Housing Authority, the sustainable project achieved the first LEED ND Gold Certified Plan in California.
	POG Self-Evaluation: Beauty + Heart: Tassafaronga exemplifies an innovative, bold, humane, and successful approach to modern urban affordable housing. Urban Design critic John King wrote, "...the buildings are imbued with an adventurous urbanism attuned to larger social and environmental concerns—traits that should be commonplace, but are all too rare." More than 500 people, many tenants of the previous housing, now call Tassafaronga home.

Green Leader: Tassafaronga Village achieved the first LEED Neighborhood Development Gold Certified Plan in California, and 100% of its housing is on-track for LEED for Homes Platinum. It stands as a model of and encouragement for teams considering pursuing LEED ND Certification, and as an example of innovative green principals integrated into affordable housing, within budget, removing the elitism from sustainable building. 

Diversity + Dignity: The integration of the community into the larger city repairs the street grid, benefitting the new residents as well as the larger neighborhood. The openness of the plan and diversity of housing types precludes the stigma that can come with large blocks of affordable housing, pigeon-holing people for poverty. Residents at different income and need levels live side-by-side, unidentifiable by need, creating new relationships across social circles and strengthening the social fabric.

Better Living Through Density: Modulation of the scale and mix of buildings on the site create a peaceful neighbor- hood with a density three times that of the surrounding city. This strategy allows the maximum number of needy families to be housed and allows services and amenities to be shared by the largest population possible. The eyes on the street have increased the liveliness and reduced the crime  in this previously desolated area. The team took great care with the scale and details of the development, creating a landscape that is typologically and topologically consistent with surrounding buildings. It will eventually seem as if Tassafaronga Village has always been there.
	PD Values and Goals: It is the Oakland Housing Authority’s firm belief that it is never too late to fix a neighborhood. Every neighborhood deserves and can benefit from excellent urban design.

The Tassafaronga development is located on the border between single-family residential and industrial uses.  The goal of the revitalization effort was to remediate the site and the decrepit former housing into accessible, energy-efficient units for low and very low-income households and to create a pedestrian-friendly environment that would soften the site’s industrial border and create safe, convenient linkages to neighborhood amenities. 

While no significant compromises or trade-offs needed to be made within this particular project, in the face of not receiving an anticipated HOPE IV revitalization grant, the OHA invested significant amounts of its own local reserve funds to redevelop Tassafaronga Village. Therefore, OHA monies spent on Tassafaronga resulted in less money for the OHA to invest in other aspects of its housing portfolio and operations. 

While very ambitious, Tassafaronga has proved to be a successful and welcoming community that now houses and supports more than 500 people in a safe, clean, beautiful neighborhood and can serve as model for future developments, including other Oakland Housing Authority projects.  

	PD Urban Context: The Tassafaronga site spans four blocks and is sandwiched between residential and industrial uses.  From the beginning, the primary challenge was to create a development that would soften the site’s industrial edge and create a residential environment that was attractive, pedestrian-friendly and safe. Maximizing the density of the development to the greatest extent feasible was key, as was creating as many accessible units as possible. 

The placement of the apartment building on the most industrial edge of the site buffers the harshest industrial uses from the rest of the site and effectively demarcates a neat residential edge. The configuration of the townhouse buildings in rows and clusters beyond and around the apartment building has created pocket areas for residents to claim, increasing the sense of home and ownership. These pocket areas within the site naturally encourage use and increase foot traffic on central paths and sidewalks because there is a sense that the interior areas of the site “belong” to residents that live within the pocket areas. Townhouse entrances also line the side of a large public park. 

The Oakland Housing Authority portion of the development 100% occupied and is presently home to 533 people. The Habitat for Humanity townhomes will be welcoming the first four families (out of 22) in March 2011. 

• 68% of the rental units are priced for below 50% Area Median Income (AMI) (below $30K)
• 32% of the rental units are priced for 50% to 80% AMI ($30K - $48K)
• Habitat for Humanity for-sale townhomes: 
  11 priced for 60% AMI ($46K - $54K); 6 priced for 80%  AMI ($62K-$72K); 5 priced at 100%  AMI ($77K - $90K)

On-site, AIDS Project of the East Bay has served more than 160 clients this year, between its two locations. Also on-site, Project Access serves all residents of the development in the areas of health management, job counseling, financial programs, literacy services, technology support and more. Project Access partnered with Peacemakers to provide summer youth programs. So far, 200 people from the development have participated in the Project Access program. 
	PD Development Process: The two-and-a-half year planning process with former residents and members of the surrounding community was critical because it galvanized support for the project and elevated the residents’ hopes and dreams for the future.  Despite much effort, the development team was unable to obtain HOPE VI  funds. But as residents and the community had invested so much time in the planning process and created such an exceptional vision for the site, OHA was determined not to let the residents down by abandoning the effort. OHA committed a considerable amount of its reserve funds to ensure realization of what they felt was a profoundly important development. 

The OHA expanded the development site by purchasing and rezoning an adjacent 2-acre parcel with an existing abandoned pasta factory. The expanded parcel allowed for the Tassafaronga development to become a residential edge between existing industrial and residential uses that finally made sense.

A crucial element of the development process was the initial “green charrette” that the David Baker + Partners—selected for a demonstrated commitment and track record in sustainable design—guided. Because all members of the team were united early in the process and committed to the common goal of meeting the needs for LEED certification, the team was able to coordinate their green strategies to successfully to achieve the first LEED ND Certified Gold Plan in California.
	PD Financing: The total development cost was $75.2m. The per-unit construction cost was $439K for Phase 1 and $431K for Phase 2. The cost per square foot was $232. Approximately $6.5m of that budget covered costs associated with demolition, resident relocation and site work. While these costs are high, unfortunately they fall within the normal range for similar sized affordable housing developments in Northern California. Sources of funding include: 

Tax Credit Equity 
U.S. Environmental Protection Agency Brownfield Cleanup Grant   
Permanent Loans - Citibank PBV, non-PBV
Permanent Loan - HOPWA  (Housing Opportunities for Persons With AIDS)
State of California MHP Loan 
State of California Infill Grant 
CalHFA HELP Loan 
Deferred Developer Fee Loan 
Oakland Housing Authority Loan 
City of Oakland CEDA 
Tax Credit Assistance Program Loan 
Federal Home Loan Bank AHP Loan 


	PD Uniqueness/Adaptability: There are a number of development and design principals represented at Tassafaronga village that make sense for other affordable housing developments. It is a great example of successful public housing replacement without HOPE VI funding, by a Housing Authority that innovatively leveraged financial resources and created partnerships to maximize existing land resources for housing opportunities. Also, the development provides a good example of creative and strategic land acquisition and rezoning that included adaptive re-use, acquisition of a tax default parcel from the county, and facilitating a land swap/lot line exchange with an adjacent owner. 

Tassafaronga is a model of integrated affordable housing, with a mix of household types—from public housing to Section 8 to working families, in rental and ownership units—that are distributed throughout the broader community in a more organic arrangement of diversity. That is, the arrangement of the population provides anonymity to the residents, making them equal citizens of the community, rather than distinguishing one as formerly homeless, another as requiring social services, etc.

Additionally, this development serves as a concrete, built example of and encouragement for those interested in pursuing LEED ND development—a holisitic, thinking-beyond-the-property-line approach that is essential to effective urban development. An important lesson is that the overall complexity of the project, and the attendant challenges, are well worth it considering the result.
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	DP Role Description: The Oakland Housing Authority (OHA) is the developer, land owner and lender for the Tassafaronga Project.  
     
The OHA competitively procured a stellar design and construction team.  The architect selection process was competitive with 11 firms represented.  All of the firms were highly qualified so the firm that received the most points for the "experience and commitment to green building" RFP evaluation criteria edged out the competition and was awarded the contract.  Emphasizing "green experience" in the architect RFP turned out to be one of the most important early decisions that the OHA made.  Other early decisions that maximized the positive impact of the project was the OHA's land assembly strategy.   The OHA acquired a 2 acre industrial parcel with an existing 2-story former pasta factory, a tax-default parcel and land from an adjacent construction company.  The expansion of the original Tassafaronga site created the opportunity to design well-lit and landscaped pedestrian pathways to nearby neighborhood amenities and resolved the issues of safety and blight which arose primarily as a result of the original sites isolation from the surrounding residential neighborhood.  

As the developer, the OHA also facilitated the relocation of  residents, raised $60 million in capital, managed the planning and entitlement process, created a new parcel map, administered the construction process, managed the lease up of 99 Project-based Voucher (PBV) units, and more generally kept the project on-time and on-budget while at the same time seeking, and achieving, the highest level of energy efficiency, urban planning and design.


	DP Trade Offs: Over the years of intensive OHA staff effort to plan and develop the Tassafaronga Project it is has been difficult for OHA staff not to get distracted and heavily involved in the exciting initiatives that were taking shape around the development site that would, once realized, greatly enhance the Tassafaronga development.  For example, the City of Oakland has discussed transforming abandoned rail spurs around Tassafaronga into greenways to connect the neighborhood more effectively to the closest Bay Area Rapid Transit (BART) station.  The City has also discussed barricading one of the streets next to the site in order to separate commercial and residential traffic.  In addition the adjacent city-owned park facility staff was working with an urban farm nonprofit to create a community garden and submitted grant applications to demolish and rebuild the existing recreation center.  While OHA staff contributed to and encouraged these “off-site” planning efforts and continues to do so staff maintained a laser-like focus on managing the complexity of the immediate task at hand … revitalizing the 7-acre Tassafaronga site.  
	DP Financing: The OHA started planning to redevelop the existing severely distressed 87-unit Tassafaronga public housing (PH) development in 2005.  The OHA worked with the existing residents to submit two HOPE VI applications to the U.S. Dept of Housing and Urban Development (HUD).  After the 2007 HOPE VI application was not funded the OHA decided to pursue a Project-based Section 8 Voucher (PBV) approach to financing the revitalization of Tassafaronga.  The OHA submitted an application to HUD to demolish the 87 PH units and dispose of the Tassafaronga site to a tax credit partnership managed by a wholly-controlled nonprofit affiliate of the OHA.  The 87 PH units were replaced with 99 PBV units in order to continue serving very low-income households and generate rental income to raise debt and equity from private, City, and State sources.  The OHA contributed approximately $15M of its own local funds and raised an additional $60 million in debt and equity to complete the revitalization.  All of the PH units, and then some, were replaced with PBV units.

The Tassafaronga Project was originally conceived as a one phase project.  However, in order to fill a significant financing gap the Project was split into two financial phases that were designed, constructed and are being managed as if they are one development.  Phase 1 of the project includes 137 units (a mix of 1, 2, 3 and 4 bedrooms).  Phase 2 is the adaptive reuse of an existing warehouse into a small supportive housing development.  The Phase 2 project offers a total of 20 units for households with at least one adult member that is disabled and that are homeless or at risk of homelessness.  The Phase 2 building includes a 1,000 SF primary care clinic.  Both Phase 1 and 2 leveraged OHA local funds with tax exempt bonds, 4% low income housing tax credits and a dizzying array of City, State and private funding sources.   
	DP Critique: There are many successful aspects to the Tassafaronga Project.  Perhaps the most significant is the result of the expansion of the original site.  By expanding the site critical connections were made between the new housing development and adjacent amenities such as two new public elementary schools, a new community library, a park and recreation center.  The "new" Tassafaronga mends the residential fabric of the neighborhood.  The Tassafaronga Project also achieved a high level of energy efficiency and sustainability.  The Project was able to minimize the environmental impact of construction by reusing 93% of the existing Phase 2 warehouse building and recycling 94% of the demolition and construction waste.  The Project was also able to maximize the energy efficiency of the buildings by installing solar hot water systems, having all of the insulation and equipment inspected by a 3rd party verifier and installing photovoltaic panels to generate 129 KW  of energy.  Additionally, we were able to reduce the parking footprint by using permit parking along the streets to meet the parking requirement rather than creating parking lots.  Another successful aspect of Tassafaronga is that it is not gated.  The site was designed in line with the principles of "Crime Prevention Through Environmental Design" (CPTED).  A key CPTED goal is to promote positive uses of the site and surrounding amenities in order to deter and discourage criminal uses.  

A less successful aspect of the development is the costs and trade-offs involved in maintaining a safe and secure development considering many, if not all, people live stressful lives.  At a recent meeting with property management I was told, “This isn’t utopia,” as we discussed strategies to manage domestic disputes, unsupervised youths and visiting drug dealers.  The strategy we laid out is multifaceted and revolves around active property management, 24 hour on-site security and working with neighbors and residents to establish a Neighborhood Watch.  The reality is that maintaining the budget for on-site security at current levels would be a discouraging outcome and economically unsustainable over the long-term.  Our hope is that by investing resources in the Neighborhood Watch program we can shift funding away from on-site security in order to invest in a more robust service program, new amenities for residents and incentives to encourage positive behavior.  
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	AD Design Concept: Our intention was to knit separate housing seamlessly into the community, using classic New Urbanist strategies to integrate and ultimately repair the existing deteriorated street grid. The aesthetic challenge was to create buildings that are modern yet typologically compatible with the surrounding buildings without mimicking existing styles.

For the townhouse groupings, we applied rational design to restrict the number of different unit types, making them easier and more economical to build. We designed a “pinwheel” unit of four townhouses which we  rotated in space to create a fundamental variation.  As you move past, there a sense of organic variety rather than of repetition. 

The materials throughout are economical, durable, and green. Using a very inexpensive material, such as HardiBoard, in a thoughtful manner, it is possible to achieve a very sharp, high-end detail. We maximize impact: An expensive material used judiciously—as “jewelry”—can serve to imbue a place with a sense of opulence. For example, the waved wood ceiling of the apartment lobby and community room creates a feeling of grandeur.

We performed a bit of sleight of hand with the scale, facades, and materials, maintaning a human scale throughout  while still housing a population three times as dense as the surrounding city. 


	AD Programmatic: •Anonymity: The development knits into the existing community allowing residents to be equal citizens of the city. 

•Integrated parking: The parking is along the surface streets and in one garage fronted with housing. This eliminates parking lots, freeing land for additional housing and maintaining an active, pedestrian-friendly street edge.

•Open space: From private balconies and patios to large public courtyards—a gradient of open space allows residents to have both a sense of ownership of space and also access to larger green areas when desired.

•Traffic-calming: Wide streets and sidewalks that are heavily planted, have traffic tables to slow cars, and residential stoops and porches opening directly onto them create a sense of neighborhood-ness and relaxation. 

•Connectivity: We created a well-lit, landscaped throughway connecting all nearby housing to the local schools and library—previously kids were jumping fences to cut through the old industrial site, which was protected by large dogs. 

•Sustainability: We designed with a wide range of completmentary sustainable strategies to earn LEED ND Gold Certification, creating a development that is healthy for residents and the planet. The buildings model at 30-50% below California’ stringent energy requirements, saving power as well as money for low-income residents.
	AD Challenges: Again, the primary challenge was not having the development appear to be affordable housing. We wanted to be sure that the homes were contextual, varied, beautiful, and rooted in the neighborhood, and believe that we succeeded. 

We worked closely with OHA police officers trained in “Crime Prevention through Environmental Design” to design the site to deter criminal activity from reestablishing itself in and around the development. The site is not fenced or gated, which is atypical for this type of development, and which met with a lot of resistance. It may feel easier to control or monitor a closed site, but an open site is also open to law enforcement. The Parks and Recreation Department was interested in separating the housing development from the adjacent park with a tall fence, but was eventually convinced to allow a low fence with gates to create a sense of connection to and ownership of the park by the residents. By leaving the site open to all we hope to express optimism and encourage positive pedestrian uses, especially around the park, which had once been a well-known criminal hot-spot. As evidenced by a dramatic increase in the use of the park by families that live in and around the new development, the constant flow of traffic along the edge of the park has succeeded in putting “eyes on the street” and creating a safe-feeling environment.  Additionally the open site reinforces the development's connection to the city and prevents it from existing in isolation.  

One compromise was limiting the amount of urban agriculture on the site. A resource like allotment garden plots can be seen as difficult and time-consuming to manage, and there was concern that the plots would not be maintained to the proper level or distributed in a mutually agreeable manner. Adding a small urban community farm to the development could have resolved some of these issues, but proved untenable in the larger scheme of the project and  schedule. 

Another compromise included not being able to go farther with  pedestrian-friendly design strategies. While the development is within 1/2 mile of a regional train station, there is no good walkable route to the station. We had related disappointments with the DPT resisting adding corresponding traffic-calming measures on the surrounding city streets. While we strive to think beyond the property line, there are limits to the impact that we can have, and there are only so many partnerships that can be created in support of a development with limited time and resources.
	AD Urban Context: The design for this development takes note of the surrounding typologies—industrial to one side and residential to the other—and creates an integrated mix of housing that forms a gradient between the two. Additionally, this development patches the broken and missing parts of the roadways. It serves as both a destination in itself and a link connecting the previously isolated sides of the neighborhood. 

The entire development has a comprehensive and complete stormwater managment system that further links it to the urban area, taking responsibility for treating and diverting runoff before it hits the city system.
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	PC Role Description: Cahill Contractors, Inc. provided estimating and Pre-Construction Services, as well as acting as General Contractor on the project.
	PC Impact: The project's impact on the community has been significant.  Prior to construction, the existing public housing project was dilapidated and a blight on the community.  This was reflected in the overall feel of the neighborhood, and the lack of pride in the community was evident.  If you visit the neighborhood now, you will see a transformed community with a renewed sense of pride.
	PC Analysis: The integrated project delivery was key to the success of the project.  During Pre-Construction, the Owner and Architect worked very closely with the Contractor to refine cost and schedule, and to manage the expectations of the Oakland Housing Authority, lenders, and the City of Oakland.  During Construction, all three major team members continued this collaborative effort to identify and solve construction related problems.  This team effort paid off in a very successful, on time, under budget completion, with minimal punch list.
	PC Critique: The most successful aspect of the project was the overall team approach to the entire development.  The continued and open communication between team members was critical to the project's success.

the least successful aspect of the project....honestly, I can't think of any!


