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PROJECT DATA

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.

Tassafaronga Village Oakland, California

Project Name Location

Owner Oakland Housing Authority

A new neighborhood of sustainable and affordable individual and family housing with supportive services

$75.2m

Project Use(s)

231,032 sfon 7.5 acres

Project Size Total Development Cost

Annual Operating Budget (if appropriate)
d May 2005

Date Initiate Percent Completed by December 1, 2010 100%

Project Completion Date (if appropriate) July 2010

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

Application submitted by:

Name J€ssica Cunningham Title Marketing Director

Organization David Baker + Partners

Address City/State/Zip 461 Second Street, Loft c127, SF, CA 94107

415 )896-6700 (415 )896-6103

Telephone ( Fax

| info@dbarchitect.com

E-mai Weekend Contact Number (for notification):415'987'6695

Perspective Sheets:

Organization Name Telephone/e-mail

Public Agencies City of Oakland, Michelle Byrd, 510-238-3716, mbyrd@oaklandnet.com

Architect/Designer David Baker + Partners, David Baker, 415-896-6700,db@dbarchitect.com

Oakland Housing Authority, Bridget Galka, 510-587-2142, bgalka@oakha.org

Developer

Equity Community Builders, Ben Golvin, 415-561-6200x203, ben@ecbsf.com

Professional Consultant

Cabhill Contractors, Blair Allison, 415-986-0600, ballison@-cahill-sf.com

Community Group Cavalry Temple Church, Pastor Michael Johnson, 510-632-0694, michaelpstr@aol.com

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

AIDS Project East Bay, Deborah O'Neal, 510-457-4022, doneal@apeb.org; Other: Andrea President, 510-830-8173

Please indicate how you learned of the Rudy Bruner Award for Urban Excellence. (Check all that apply).

O Direct Mailing & Magazine Announcement LI Previous Selection Committee member & Other (please specify)
O Professional DO Previous RBA entrant O Online Notice
Organization O Bruner/Loeb Forum

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 12-10-2010
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PROJECT AT-A-GLANCE

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.
) Tassafaronga Village
Project Name

Address 930 84th Avenue City/State/zip_O2Kland, CA

1. Give a brief overview of the project.

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.

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.)

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.
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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?

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.

. 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?

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.
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PROJECT DESCRIPTION (conrp)

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

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 + Parthers—
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.

4. Describe the financing of the project. Please include all funding sources and square foot costs where applicable.

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

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

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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Tassafaronga Village: Relevant Project Dates

May 2005:
2005:

2007:

Early 2008:

June 2008:

October 2008:

April 2010:
August 2010:
August 2010:
May 2010:

July 2010:

OHA started planning with residents

OHA submitted HOPE VI applications

OHA submitted HOPE VI applications

After the second HOPE VI 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.

Resident relocation begins

Demolition and site remediation

Construction of Phase 1 begins

Construction of Phase 1 ends

Phase 1 is 100% occupied

Construction of Phase 2 begins

Construction of Phase 2 ends

Phase 2 is 100% occupied
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AWARD USE

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.)

Please see enclosed, sealed envelope.

** 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 Date
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DEVELOPER 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 the person who took primary responsibility for project financing or is a representative of the group which did.

Bridget Galka Senior Development Program Manager

Name Title

Organization Oakland Housing Authority Telephone ( 510 ) 587-2142
Address 1801 Harrison Street City/State/zip Oakland, CA 94612
Fax ( 910 ) 587-2145 E-mail Pgalka@oakha.org

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.

11/29/2010

Signature

1.

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

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.

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

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.
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DEVELOPER PERSPECTIVE contp)

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

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.

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

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 |
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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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).

Ben Golvin Title Principal

(415 ) 561-6200 x203

Name

Equity Community Builders

Organization Telephone

Address 38 Keyes Avenue, Suite 201 CitviStateszip S@n Francisco, CA 94129
Fax (415 ) 561-6210

Email  PEN@ecbsf.com

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

applicatio%Wram these rights and permissions.
Signature, i Date 22 November, 2010

T N

1. What rplf did you or yourarganization play in the development of this project?

My company, Equity Community Builders, provide development consulting, effectively serving as adjunct staff to the
project manager for the Oakland Housing Authority, the developer and owner of Tassafaronga Village. For certain
development activities, | provided a strategic perspective on problem-solving, bringing to the team the experience
gained from managing affordable housing developments for the past 27 years -- particularly in the coordination of
entitlements, design, contracting and financing. For other activities | had primary responsibility for carrying out
particular tasks, in some circumstances to ensure that the project manager had adequate time to attend to other
activities, and in others because of the specific expertise | have developed. As the Housing Authority's project
manager gained experience, the range of activities for which she required detailed consulting diminished; by the
latter part of the project, she sought my assistance for fewer and more detailed aspects of the development process.

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

The successful re-building of Tassafaronga Village replaced an outdated public housing project, built at a iow density
(for multi-family housing), the design of which magnified the most problematic aspects of a community of only
very-low income families, with an architecturally innovative set of buildings that provides a high-quality living
environment for a mix of lower-income households (at a much broader range of income levels) -- including an
opportunity for home-ownership through sweat equity, and permanent housing for people living with HIV/AIDS. The
development is also highly sustainable, incorporating intelligent design elements that reduce energy use and
stormwater run-off to the local treatment plant -- and re-uses an existing concrete building that embodies a significant
investment of resources. The development is also being managed by a private entity, enabling management to more
effectively enforce the rules established for the community.

Positive impacts for both the internal and the broader community include:

Higher quality living environment for many more residents (almost double the number of homes)

Broader range of income levels among residents, providing greater diversity

Significantly safer community, both within and in its interaction with its neighbors

Significantly more sustainable and healthy physical environment

Better "eyes on the park" for the neighborhood park adjacent to the community

Less impact on the stormwater treatment system

Supportive housing for people living with HIV/AIDS

Effective connection between the new housina and new public improvements (school and librarv)
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PROFESSIONAL CONSULTANT PERSPECTIVE conrp)

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

The praject is innovative in @ number of ways that can serve as a model for other affordable housing developments:
Financially: public housing replacement without HOPE VI funding

Sustainability: green site development; broad range of green elements that, taken together, model an integrated
intelligence in the approach to a range of elements (including re-use of an existing concrete building to create a
quality living environment)

Social equity: providing supportive special needs housing weli-integrated into a broader development; providing
housing affordable to a broad range of households, from public housing to Section 8 to working families (in both
rental and ownership housing)

Public entrepreneurship: how a well-managed public Housing Authority can leverage its own financial resources,
using the range of financial mechanisms (and partnerships, as with Habitat for Humanity) used regularly by for-profit
and non-profit housing developers to make more intense use of its existing land resources and thereby provide
housing to almost twice the number of families.

Community development: by acquiring additional, strategically located property, the Housing Authority made an
effective connection between the housing development and two new public amenities (school and library).

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

Excellent, intelligent, thoughtful design, integrating a broad range of sustainability strategies (re: energy use,
stormwater management, building re-use, and building materials)

Innovative financing approach, leveraging public agency resources (land, money and expertise)

Efficient use of consulting time by experienced development consultant to both ensure success of the project and
support the learning curve of the project manager

Strategic acquisition of adjacent property, to both expand the housing opportunity to additional families and to make
a physical connection to a redeveloped portion of the community, where a new school and library provide amenities
to the residents.

Least successful:

Can't think of an element of the development that was not successful...
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PUBLIC AGENCY 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 staff representative of a public agency directly involved in the financing, design review, or public approvals
that affected this project.

Kigriies Michelle Byrd Title Deputy Director, Housing & Community Deﬁ
Organization City of Oakland Telephone 51&) 2398-3716

Address 290 Frank Ogawa Plaza City/State/zip ©Oakland, CA 94612

Fax_( ) e.mail Mbyrd@oaklandnet.com

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 a?ched materialsend to grant these rights and permissions.
11/16/2010
Signature X e S BV &Q/ Date M
/ e
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1. What role did your agency play in the development of this project? Describe any requirements made of this project by your agency
(e.g., zoning, public participation, public benefits, impact statements).

The City of Oakland (City), through its Redevelopment Agency, provided a $3M zero interest, long-term loan to the
Tassafaronga Project.

The City also granted and is enforcing the zoning, planning and entitlement approvals for the Project. The City
also issued, inspected and signed off on the building, on- and off-site construction permits for the Project.

In addition a City of Oakland park and recreation facility is located adjacent to the Project. All of the community
and resident planning meetings for the new development were held at the city-owned Tassafaronga recreation
center.

2. How was this project intended to benefit your city? What trade-offs and compromises were required to implement the project? How
did your agency participate in making them?

The Tassafaronga Project was intended to create well-designed, energy-efficient, effectively managed rental and
for-sale housing opportunities for low and moderate-income households. The Tassafaronga Project was also
intended to clean up hazardous soil, upgrade public infrastructure, eradicate blight and inspire neighborhood pride
in an area of the city that struggled primarily due to the isolated nature of the original Tassafaronga site which
shared a property line with a city-owned park and recreation center but was surrounded on its other three sides by
industrial uses. The expanded Tassafaronga site effectively connects the new housing to the park, the residential
neighborhood that lies beyond the park, two elementary schools and a new community library.

A compromise that was made when planning and constructing the Tassafaronga Project was the inability to divert
a portion of the capital resources raised to develop Tassafaronga to rehabilitate the adjacent city-owned recreation
center. While the funding to rehabilitate the park buildings wasn't available the Tassafaronga site plan does
improve the safety, aesthetic quality and functionality of the city-owned park by placing unit entrances facing the
park, creating well-lit and landscaped paths around the park and replacing the park fencing. Additionally, the
service provider at Tassafaronga has been working with staff at the city-owned recreation center to pool resources
and co-develop programs in order to more effectively serve the Tassafaronga and neighborhood residents. This
partnership is building the capacity of city staff and attracting new rescources to the city's park facility.
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3. Describe the project’s impact on your city. Please be as specific as possible.

The Tassafaronga Project started construction in October 2008 during a deep recession at a time when many
planned construction projects stalled as a result of the financial credit crisis. The $75M spent to construct
Tassafaronga maintained approximately 250 and created 119 critical construction jobs during a perilous economic
time. 56 of the 119 new construction were filled by low-income Qakland residents. Additionally, the construction
activity at Tassafaronga generated economic benefits for the businesses that surround and serve the site.

The Tassafaronga Project was the first large redevelopment project in the City of Qakland that had to comply with
Alameda County's C3 requirements which mandate that all stormwater be treated prior to reaching the municipal
drain system. Tassafaronga's innovative approach to treating stormwater entirely through bio-filtration will help
alleviate flooding and improve water quality. The Tassafaronga Project serves as a model for stormwater
treatment.

The Tassafaronga Project complements the city and state investment in two new public elementary schools and a
new community library. The acquisition of a 2 acre parcel to expand the original Tassafaronga site greatly
improved and increased pedestrian access to the public schools and library for residents of Tassafaronga and
surrounding neighborhood.

4. Did this project result in new models of public/private partnerships? Are there aspects of this project that would be instructive to
agencies like yours in other cities?

The City of Oakland partners with the Oakland Housing Authority to revitalize neighborhoods throughout the city.

City staff and leaders have been consistently impressed with the Housing Authority's commitment to providing the
capital resources and leadership needed to replace severely distressed housing for very low-income households
one-for-one within well-designed, energy efficient new communities. While the City of Oakland has contributed its
own housing funds to all of the revitalization efforts spearheaded by the OHA in the case of Tassafaronga, due to
the City's current budget issues, the City contributed less on a per unit basis than on any other OHA led
revitalization effort.

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

The Tassafaronga Project is an atfractive new development that is a model of green building and energy efficient
design. The Project greatly enhances nearby city-owned amenities such as the adjacent park and recreation
center, two new public elementary schools and a new state-of-the-art community library. The Project was
developed on schedule and under budget during a period of unprecedented economic uncertainty when the
construction jobs created were more critical than usual. The Tassafaronga Project is 100% occupied and the new
residents are showing a commitment to their community by starting a Neighborhood Watch Program. It is difficult
to consider the Tassafaronga Project as anything other than a total success.
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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.

Karen Krowleski Landscape Architects

Name Title
PGADesign Inc.

( 510 ) 465-1284

Organization Telephone
Address 444 17th Street City/state/zip O2K1aNd, CA 94612
Fax (510) 465-1256 E-mail krolewski@pgadesign.com

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.

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.

2. Describe the most important social and programmatic functions of the design.

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

eIntegrated 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.
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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.

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.

4. Describe the ways in which the design relates to its 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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ARCHITECT OR DESIGNER PERSPECTIVE
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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.

Karen Krowleski Landscape Architects

Name Title
PGADesign Inc.

( 510 ) 465-1284

Organization Telephone
Address 444 17th Street City/state/zip O2K1aNd, CA 94612
Fax (510) 465-1256 E-mail krolewski@pgadesign.com

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 I|<0/\,m_ I< ool Date ’2/%/20(0

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

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.

2. Describe the most important social and programmatic functions of the design.

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

eIntegrated 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.
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ARCHITECT OR DESIGNER PERSPECTIVE (conro)

3. Describe the major challenges of designing this project and any design trade-offs or compromises required to complete the project.

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.

4. Describe the ways in which the design relates to its 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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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 Blair Allison Title Project Executive

Cahill Contractors, Inc. ( 415 \ 986-0600

Organization

Address 425 California Street, Suite 2200
( 415 ) 986-4406

Telephone

City/State/zip 94104

ballison@cahill-sf.com

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 11.22.10

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

Cabhill Contractors, Inc. provided estimating and Pre-Construction Services, as well as acting as General Contractor
on the project.

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

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.
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PROFESSIONAL CONSULTANT PERSPECTIVE «conrp)

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

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.

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

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, | can't think of any!
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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.
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Organization I"/de,h.;wﬂ 0.;,.”_‘&',.{_.&/ Telephone (470 ) (’){/%57/?;:2’;
Address /201 53" Ave City/State/Z\P_(Lafefar] Ca P44
Fax (S0 ) s 7953 Email _DONEALC AL LS 0

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 m%terials: and to grant these rights and permissions.
Signature _f,\f Ju‘, fz/u*t qu)j, @M‘Zjl/é Date N {" 2o7¢)

1. What role did you play in the’development of this project?

AIDS Project of the East Bay (APEB) is one of the lead service providers at Tassafaronga. As lead service provider
APEB operates a primary care clinic and access to emergency food, transportation assistance and case
management. APEB also offers counseling services and facilitates various support groups for residents at
Tassafaronga at its main office in downtown Oakland.

2. Describe the impact that this project has had on the your community. Please be as specific as possible.

The Tassafaronga Project has provided 19 units of critically needed well-designed, energy efficient, subsidized
housing for our clients who have HIV/AIDs and are homeless (9 households) or at risk of homelessness (10
households). These households have convenient on-site access to medical care, emergency food and
transportation resources and case management. Research has shown that stable housing is critical to HIV/AIDS
treatment, allowing persons with HIV/AIDS to access comprehensive healthcare and adhere to complex HIV/AIDS
drug therapies.

In addition to providing subsidized housing and healthcare we've found that many of our clients who are living at
Tassafaronga are interested in building and contributing to the Tassafaronga community. 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.
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3. What trade-offs and compromises were required during the development of the project? Did you participate in making them?

APEB staff worked closely with the project architect and Oakland Housing Authority staff to design and equip the
1,000 square foot on-site primary care clinic. The clinic space is well-equipped and functional. In addition to having
a good layout the clinic waiting area and exam rooms have bright, vibrant colors that create a positive feeling for staff
and clients.

APEB staff also worked closely with OHA staff and the property management staff to design a comprehensive
supportive housing plan for Tassafaronga residents. The cornerstone of the supportive housing plan is providing
convenient access to quality primary medical care, emergency food and transportation resources and case
management services.

The only compromise is the concern over funding clinic operations. APEB staff is currently researching the possibility
of expanding the clinic to serve more individuals. Expanding the clinic wiil help generate additional income, expand
healthcare options for low-income individuals at Tassafaronga and more effectively utlitize the clinic space &
equipment.

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

Tassafaronga is a beautiful new development that has the potential to inspire people to overcome, with assistance,
their personal issues and challenges. APEB is pleased to be a key contributor to the continued success of this new
development. Even though finding the funds to provide critical services is more challenging than usual APEB staff
and leadership is committed to working hard and being creative to meet the health and emotional needs of our clients
fortunate enough to be living at Tassafaronga.
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Please answer questions in space provided. Answers to all questions should be typed or written directly an 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.
. Natalie Monk Assistant Project Manager

Nam Title

Organization Habitat for Humanity East Bay Telephone ( 510 ) 251-6304 X372
Address 2619 Broadway City/state/zip Oakland, CA 94612
Fax (510 ) 2516309 t-mail NMonk@HabitatEB.org

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.

signanwre VAL - (YoM e 12/1012010

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

Founded in 1988, Habitat for Humanity East Bay was formed as an independent affiliate of Habitat for Humanity
International serving Alameda and Contra Costa Counties. Our mission is to create successful homeownership
opportunities for families with limited incomes by building sustainable housing and revitalizing neighborhoods. Now the
largest Habitat affiliate in Northern California, Habitat East Bay envisions simple, decent affordable homes in safe
neighborhoods for all families.

The Oakland Housing Authority donated two parcels of land at Tassafaronga Village to Habitat for the purpose of
developing 22 new townhouses. As the developer of these two sites, we are responsible for designing, funding,
constructing, and selling our homes to very low and low income purchasers. The Habitat sites are fully integrated
within the surrounding Tassafaronga Village development's rental units, and help to create an economically balanced,
mixed-income community.

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

Habitat strives to build homes which are simple, decent, and affordable. \We worked with David Baker + Partners to
match the architectural feel of Tassafaronga Village, while still designing a product type that is easy to build with
volunteers and cost-efficient. Similar to previous Habitat developments, homes at Kinsell Commons are two stories
with durable cement board siding, large windows, solar panels, and composition shingle roofs. Additional design details
were added to the exterior of the homes and site to create an aesthetic which is modern, yet simple to build - in keeping
with Tassafaronga Village. Examples include metal trim and semi-open fencing, trash enclosures, and utility screens,
etc. Some trade-offs were made during design for cost-efficiency; for example, we were not able to match the design of
the Oakland Housing Authority's prefabricated metal infiltration planters and the sites allowed us to provide only one
parking space per home.
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3. How was the project financed? What, if any, innovative means of financing were used?

Kinsell Commons was financed with a land donation from the Oakland Housing Authority and funds from the City of
Oakland's Redevelopment Agency, the Federal Home Loan Bank of San Francisco's Affordable Housing Program, the

State of California's Self-Help Housing Program (CSHHP), and funds from Habitat for Humanity. Major donors to this
development included:

- Bank of America

- PMI Foundation

- Simpson Strong-Tie
- Cisco

- The North Face

- Thrivent Financial

- PG&E

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

Tassafaronga Village is a compelling example of a successful partnership between a Housing Authority and a
non-profit developer. This has helped the Oakland Housing Authority to achieve a strong community with a variety of
housing types and income levels - the Oakland Housing Authority provided 157 high-end rental units and Habitat has
provided 22 homes. The previous project of stark barrack buildings, imposing rusty garbage chutes, weed strewn
landscape, and high black iron fences has been completely replaced by a new development which is able to address
the deepest levels of affordability, while also providing stability and community investment through homeownership.

From Habitat's perspective, least successful aspect of Kinsell Commons may be the limited space of the sites. We
were able to provide only one on-site parking space per home, and front and rear yards are smaller than is typical for
new Habitat developments. However, the limited space available helped integrate Kinsell Commons into the higher
density of the surrounding Tassafaronga Village.
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Please answer questions in space provided. Answers to all questions should be typed or written directly on the forms. [f 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.

Francine Kakos

Prospective Home Buyer

Name Title
Organization n/a Telephone ( 510 ) 325-6085
Address 1948 20th Avenue — Oakland, CA 94606

510 ,482-1253 E-mail francine@projectreconnect.net

Fax ( )

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.
; i 2 .
Signature Z‘f/,;gffgg#p ‘-‘z';ﬁ." f Ly Date 12-10-2010

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

| am a prospective home buyer at Kinsell Commons, currently going through the approval process at the City of
Oakland.

The Habitat approval process has been very smooth for us. Starting from day one when | attended the first
informative meeting; where everyone who attended was given information about Habitat, qualifications, and the
packet to be completed and turned in. Each step of the way | was treated friendly, respectfully, and received
tremendous support from each person | have worked with in the different processes. Whenever | have had a
question | quickly received an answer.

2. Describe the impact that this project has had on the your community. Please be as specific as possible.

Being low income owning a 3 bedroom home is a dream come true for us. | cannot tell you how excited both
Brianna and Mikie are about having their own bedrooms (me too!). Our family is very happy and excited to be able
to live in Kinsell Commons for many reasons. It is our desire for Kinsell Commons to grow into a family community
where everyone is connected. We did drive around the area a few months ago and feel it is an up and coming
community. We know Habitat for Humanity is giving the gift of homeownership to families like ours in a good area.
We do not know too much about the greater Tassafaronga community, except it is new and offers services to the
families who live there.
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3. What trade-offs and compromises were required during the development of the project? Did you participate in making them?

n/a

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

We feel good about the up and coming Kinsell Commons development. [ think this is an area that is changing for the
better. Our family is totally grateful to Habitat for Humanity and the dedication demonstrated to help provide an
opportunity for families like ours to own a home. Thank you!
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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,

Name Andrea A, President Title Resident

Organization Tassafaronga Village Telephone (510 ) 830-8173
Address 930 84th Ave #210 CitylState/ZIP Oakland, Ca, 94621
Fax { ) £-mail andrea.president@gmail.com

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 subimitted. The applicant warrants that the applicant has full power and authority to submit the

application a?!l atfached materjaigand t/grant these rights and permissions.
Signaturce &fZ{g’ /%/.«,// ;%: ,o'é( ) Date /4/181/20/ O

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

| didn't have a role in the development of this project, but | was apart of the grand opening of Tassafaronga Village
as a resident representative.

2, Describe the impact that this project has had on the your community. Please be as specific as possible.

The impact from Tassa in my community has been tremendous. The building itself is so beautiful. it's like a breath of
fresh air when you turn down the street. Not only does it look beautiful, but beautiful opportunities have come from
this place. For instance, it gave people like me the opportunity to live in an incredible apartment at an affordable
price. There is free internet in every apartment and there is a computer lab on site that helps with creating resumes,
completing G.E.D's, and general computer use. Although | do not have any children, the free back to school
backpack program, plus supplies for the families, is wonderful. In our Community Room there have been activities
for the children and frequent community meetings for the residents.
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OTHER PERSPECTIVE conrm)

3. What trade-offs and compromises were required during the development of the project? Did you participate in making them?

{ was not apart of the development.

4. What do you consider 10 be the the most and least successful aspects of this project?

Everything about Tassaforanga is great; however, ! have witnessed only one flaw aboult this place. The flaw has
nothing to do with the building itself or the employees. As beautiful as this place is, not every resident views it as | do.
As a result some people don't take care of their homes. They leave trash on the ground and break the building rules,
Rules to which they agreed to when signing the iease agreement. | know | can't expect everyone to act as they
should, but sometimes it's sad fo see the lack of pride that some residents have in this building {their home}; but most
of all, it's sad to see lack of pride in themselves
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COMMUNITY REPRESENTATIVE 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 fiiled out by someone who was involved, or who represents an organization that was involved, in helping the project
respond to neighborhood issues, .

Name MichaelJ. Johnson Title Pastor

Organization Calvary Temple Church Telephone (510 ) 632-0694

Address 1000 82nd Avenue City/Staterzip  Q@kland, California 84621
fax_( ) E-mail

The undersigned grants the Bruner Foundation permission to use, repraduce, 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 ta submit the
application and z!l attached materials asd to grant these rights and permissions.

Signature “r\‘ :M é’l .
1. How did you, or the organization you represent, become involved in this project? What role did you play?
We became involved from the beginning of the project in the following areas:

12/7/2010

W\ (Sv\‘ Date

1. Attending and voicing our concerns and opinions during the through community meetings held with the City of
Oakland Housing Authority and Design Firm David Baker.

2. We furthered our involvement by supplying commercial space for the building contractor Cahill for the total length of
the project. We also supplied commercial space to the Management Company John Steward allowing thousands of
applicants to apply for residency.

2. From the community's point of view, what were the major issues concerning this project?

- Relocating the existing residents within the community
- The fair offering of completed housing units to the public at large
- The project design blending within the and upgrading the community.
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COMMUNITY REPRESENTATIVE PERSPECTIVE conro,

3. Has this project made the community a better place to live or work? If so, how?

The project has transformed the community in overall positive ways:

1. Creation of needed multiple low income housing units.

2. Retrofitting of the Merlino Pasta Factory into housing units designated for a specific designated use.
. Green build and environmental friendly place

3
4. Creation of new streets and needed lighting
5. Creation of a more diverse community

6

. Crime and violence has greatly decreased in the immediate area

4. Would you change anything about this project or the development process you went through?

If it had been passible, the only thing | would change seeing the actual end result of the project would have been to
expand it by purchasing more land for housing units. But unfortunately the area was and still is limited in its available
land for such use.



TAS SAFARON GA VI LLAG Eis 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.



C O N T E XT 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.
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INDUSTRIAL

RESIDENTIAL

C O N C E P TThe goals were to soften the industrial edge, bring density to the

development, and create safe, convenient homes and linkages.



N E WTypoIogicaIIy appropriate, modern and diverse housing allows the new

development to repair the neighborhood.



“If you visit the neighborhood now, you
will see a transformed neighborhood with

a renewed sense of pride.”

Blair Allison
Project Executive
Cahill Contractors
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TAS SAFARON GA VI LLAG E 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
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A PA RT M E N TS The village is anchored by a 60

affordable rental apartment building that creates a defined residential edge.
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R E S P O N S I B I L I TY 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%.
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C O M M U N I TY The rolling roof caps a double-height lobby and

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



AC T I V E E D G E S Residential units wrap the embedded parking

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



P RACT I CAL PA R KI N G 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.



C O U RTYA R D The podium courtyard, overlooked by private stoops and

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






V I L LAG E S Q U A R E 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
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PAS TA FA C TO RY A defunct pasta factory and parcel of unused

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



R EV I TA L I Z E The abandoned industrial building and lot had become a

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



R E U S E 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

LEED for Homes Platinum certification. FOR HOMES



“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
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TO W N H O U S E S 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.
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FAM I L I E S 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.



“The Habitat sites are fully integrated within
Tassafaronga Village’s rental units, and help to create

an economically balanced, mixed-income community.”

Natalie Monk
Assistant Project Manager
Habitat for Humanity East Bay
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K I N S E L L C O M M O N S 22 affordable for-sale townhouses in

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






C O N T R I B U T E 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.



It is difficult to consider the Tassafaronga Project as

anything other than a total success.”

Michelle Byrd

Deputy Director

Housing and Community Development
City of Oakland
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New private roads and landscaped paths now link homes with

the park, new library, and elementary schools.

CONNECT



C O N N E C T 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.



AW
- g

82
: g
%
! |7
. 3 '
22 5
TR a
£ = E
——— A rﬂvJ - o I
B 9 —

i AL



LEED FOR NEIGHBORHOOD DEVELOPMENT
PILOT

The U.S. {_;m EN HL ILpING CouNcIL, the NaTural REsources DerFeENSE COUNCIL,
¢ CONGRESS FOR THE NEW URBANISM heri

TASSAFARONGA VILLAGE

Oakland, CA

HAS ACHIENERDTHE DESIGNATION OF

STAGE.2, GOLD

BY SUCCESSFULLY MEETING THE GREEN BUILDING AND PLANNING STANDARDS |-!|-|.__||.'|!-il-:|| FOR CERTIFICATION UNDER
THE LEADERSHIP IN ENERGY anD EnvironmMENTAL DEsicN (LEED®) BaTinG 5YSTEM.

OCTOBER 2008

ki, Boasse S 72_/ &iﬂ%

G R E E N 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 N EW STA N DA R D Green housing is not a luxury, but a

necessity. Everyone deserves beautiful, sustainable, responsible homes.
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Tassafaronga

Tassafaronga Village var il
Location Oakland, California Date zo1o Client Habitat for Humanity East Bay Client liaison Janice Jensen . -
Design firm David Baker + Partners Design team David Baker, Mark Hogan, Peter MacKenzie, Sara Mae 4
Martens, Amit Price Patel, Daniel Simons, Angela Thomasen Area 27,350 sq. ft, Cost $5.45 million

Estimated value of pro bono design services $22,000 Websites www.habitateb.org,

www.dbarchilecl.com

David Baker

Principal, David Baker +
Partners,

San Francisco, California

£ Looking back at the his- o~
g tory of pUblic hOUSing Pz;gé‘i'gcx;‘tn:;:i‘ CEQ, Habitat for Humanity East Bay,

T in the U.S., much of it Oakland, California

~ was built as cheaply and

g haphazardly as possible, The Tassafaronga Village site was originally a public housing project,
~i and it ended up destroy- which was home to the poorest of the poor in Qakland. The Qakland

Housing Authority (OHA) decided to tear it down and make it a more

ing communities in the
diverse project for different income levels, and they brought in our Habitat

process. If an area was

identified as “blighted,” for Humanity affiliate to provide a home-ownership component. Partof
it was torn down and our organization’s mission is to revitalize neighborhoods, and this was a: "
rebuilt. The planning perfect project to do that. ]

theories employed were
based on having large,
common, open spaces
with segregated uses

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

and lots of parking. Over developing is designed to look very modern and chic. In terms of

time, we’ve learned that materials, colors, and details, | think our project and the OHA units are

doesn’t really work. 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

Tassafaronga is on the to create something sustainable for the community members. We want

site of an isolated, poorly these houses to look different, but we also want them to fit in—it was a

maintained public hous- fine line to walk. In the end, we want our homes to have a look of ]

ing project that had permanencs, like someone owns them.

deteriorated. It had been

neglected for a long time David Baker + Partners brought extensive expertise in affordable hous-

and most of the units ing to the table. The breadth of experience that the firm has and its ability
weren’t even occupied, to give examples of what other developers have done in the past was 9
so the OHA took the really helpful. The architects that we normally work with typically come
opportunity to start over from a single-family residential background, as we usually build singles
and create more appro- family homes and duplexes. This was our first time building triplexes.
priate building types.

Tassafaronga is part of a The firm's pro bono contribution made the partnership possible for us.
larger redevelopment ef- We wouldn't have been able to do this without them. It's been a genuinely
fort. There’s a new school happy marriage. In the past, we have had to bring architects up to speed
nearby, as well as a com- on what our goals are and what we are trying to accomplish. In this case,

munity center, » they already knew and understood our mission and methods. » |
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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 of parking, and
acertain 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
alot 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 weird buildings.”

Habitat for Humanity
does energy and materi-
ally efficient building,
and this project would
probably qualify for
LEED gold or platinum
certification. The organi-
zation has a lot of sustain-
ability targets built into
the guidelines that it
gives all of its architects
and engineers when they
start a new project.

We took those goals

even further with Tas-
safaronga. The leaders at
Habitat made a deal

with Pacific Gas & Elec-
tric on photovoltaic »

Housing
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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 Habitat for Humanity
International that call for a simple, decent home, which translates

as “not too large,” so it was really nice to have an open first floor with
an efficient kitchen. It overlaps with the living areas and creates
spaces where people can meet and gather.

We mandate that our homes must be simple to build. Working 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. It'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 Neighborhood
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-
ing types 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.

258 The Power of Pro Bono

solar panels, so we’re us-
ing solar thermal arrays
for hot water.

In addition to its green
building principles,
Habitat for Humanity
bas a very systematic way
of putting its buildings
together. There are a
limited number of win-
dow sizes, and there are
constraints on framing.
This is partly to make the
building as efficient as
possible but also because
the organization needs to
make construction sim-
ple. Lay people, including
the families who will live
in the houses, provide
most of the labor, almost
all on a volunteer basis.
We had a lot of discus-
sion about developing our
techniques to work better
within that system.

One advantage to this
kind of work is that it
broadens your horizons.
You tend to get very spe-
cialized in architecture;
not that it is boring, but
it can get stale. The 1%
program of Public Ar-
chitecture and pro bono
design work generally
are good ways of working
around that.
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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.
	Award Use Narrative: Please see enclosed, sealed envelope.
	AU Name and Title: 
	AU Sign Date: 
	DP Name: Bridget Galka
	DP Title: Senior Development Program Manager
	DP Org: Oakland Housing Authority
	DP Phone Area: 510
	DP Phone: 587-2142
	DP Address: 1801 Harrison Street
	DP Fax Area: 510
	DP City/State/Zip: Oakland, CA 94612
	DP Fax: 587-2145
	DP Email: bgalka@oakha.org
	DP Sign Date: 11/29/2010
	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.  
	AD Name: Karen Krowleski
	AD Title: Landscape Architects
	AD Org: PGADesign Inc.
	AD Phone Area: 510
	AD Phone: 465-1284
	AD Address: 444 17th Street
	AD City/State/Zip: Oakland, CA 94612
	AD Fax Area: 510
	AD Fax: 465-1256
	AD Email: krolewski@pgadesign.com
	AD Sign Date: 
	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.
	PC Name: Blair Allison
	PC Title: Project Executive
	PC Org: Cahill Contractors, Inc.
	PC Phone Area: 415
	PC Phone: 986-0600
	PC Address: 425 California Street, Suite 2200
	PC City/State/Zip: 94104
	PC Fax Area: 415
	PC Fax: 986-4406
	PC Email: ballison@cahill-sf.com
	PC Sign Date: 11.22.10
	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!


