
 

Planning Commission Subcommittee Report 
Ashby BART Objective Design Standards (ODS) 
October 5, 2026 
 
 
Dear Planning Commissioners: 
 
Planning Commissioners Alfred Twu, Angela Wang and Blaine Merker met as a subcommittee 
to further study the Ashby BART objective design standards proposed by staff at the 9/16/26 
Planning Commission Meeting. The Planning Commission voted to recommend that the 
standards as proposed by staff be forwarded to the City Council as-is, with the provision that 
this subcommittee would study and develop additional improvements or additions to be included 
as a letter to Council. This report includes the additional recommendations from this 
subcommittee. 
 
During the 9/16/26 meeting, some public commenters expressed concern that the ODS didn’t 
adequately address provisions for community open space, ecological features and public 
gathering in the neighborhood and within the project. Many of the issues raised were complex 
and cannot be addressed within the framework of ODS. Some are being addressed in separate 
projects, are larger scale city issues, have significant technical constraints on this site, or would 
impact the target capacity for housing already settled through years of public process and set 
forth in the Joint Vision and Priorities document and BMU zoning.  
 
Without weighing in on all of the comments expressed at the public hearing, this subcommittee 
feels that there are some improvements to be made to the ODS that will allow for a more 
vibrant, high quality and human scale public realm that serves both the many future residents on 
this site and the general public who will use the BART station. We have focused our 
recommendations only on factors that can be addressed through ODS and that we understand 
are practical and feasible to implement, without impacting the housing goals of the project. 
 
The Ashby BART project will be home to hundreds of future residents of all ages and household 
types, living in denser and more urban conditions than are typical of the neighborhood today. 
Therefore it is critical that the public spaces of the project be of a quality and robustness that 
invites the fullest level of vibrancy possible, accommodates both moving and staying, and 
supports users of all ages. We believe the additions detailed below can meet these goals in 
accordance with the Exchange Agreement and expressed community needs without delaying 
the project.  
 



 

Additions and Modifications to the ODS for Consideration 
Rationale discussed by the subcommittee is shown in italics 
 
2.1 Streets and Sidewalks 
The current ODS provides tree spacing requirements on MLK and Ashby but does not ensure 
their installation size, mature size, or establishment requirements. 
 
2.1.2 Street Trees + Planting Area/Amenity Zone 

● Street trees shall be selected from city approved list that, at mature size, provide at least 
40’ crown diameter. Trees shall be planted as a minimum 24” box and provided irrigation 
and no less than three years’ establishment warranty. 
 

 
2.2 Station Entrance Plaza Design 
The current ODS has little to say about the station entrance plaza (144 of the 4280 words in the 
ODS), though it is one of the most central public features of the project and will be used by large 
numbers of people. It is arguably the living room and heart of the project. These 
recommendations address elements that the ODS was silent on but would provide for the 
structural conditions of successful public spaces: 1) comfort and protection, 2) access to nature, 
3) places to gather, 4) places to sit or stay, 5) provisions for different aged users. 
 

● Trees shall be planted in the plaza to provide not less than 25% canopy coverage at 
maturity, as a portion of the total plaza area. Trees shall be planted as a minimum 24” 
box and provided irrigation and no less than three years’ establishment warranty.  

● Seating shall be provided within the plaza to accommodate at least ⅓ of the number of 
users in an active period. Because the exact plaza size is not fixed and “active” is open 
to interpretation, we recommend calculating this number based on the following formula: 

○ Size in square feet x 0.005 x 33% (based on 50 users per 10,000 square feet as 
a target for active use – typical of other plazas in the region when active). 
Example: 24,000 square foot plaza x 0.005 x 33% = 40 seats 

○ This provision may be satisfied with site furnishings or integral site elements such 
as seatwalls, provided the geometry is equivalent to a typical seat. 

○ Not less than 50% of the seating shall be shaded by tree canopy coverage at its 
mature size. 

● The plaza shall provide not less than one drinking fountain. 
● A children’s play feature shall be provided within the Station Entrance Plaza. This 

requirement can be satisfied with formal or informal play features. 
 
 
2.3 Internal Access Drives and Emergency Vehicle Access (EVA) Design 
The internal EVA drives can function as public spaces and extensions of the station entrance 
plaza, providing additional capacity and options for residents. We assume at least the B1/B2 
street will be provided as the EVA-only option, which effectively makes it a resident woonerf-



 

style public space. Current ODS does not specify tree spacing, which makes the requirement for 
either trees or public art ineffective since there’s no way to measure fulfillment. 
 
2.3.1 Access Drive Design 

● Internal access drives shall provide pedestrian amenities along both sides, including but 
not limited to seating, at the rate provided in the plaza requirements in Section 2.2. 

● Emergency Vehicle Access drives within the Station Entrance Plaza and the internal 
north-south street between buildings B1 and B2 shall be curbless. 

● Trees shall be provided on both sides of the street to the specifications listed for MLK 
and Ashby in Section 2.1.2, but if a tree is not feasible within 10’ of a specified location, 
substitutions with “other elements” that “enhance the pedestrian experience and buffer 
parking and utility area frontages” as specified in Section 2.3.1 (5) shall be of similar 
height to the mature clear trunk of the street trees or 20% of the width of their mature 
crown. (This ensures any tree substitute that is not public art is not simply a trash can, 
but would need to be of a scale that reads as a continuation of the tree pattern.) 

 
 
2.4 TPSS Access and Staging Area 
The current ODS does not specify the amount/coverage of trees, their size at maturity or 
planting, or provide the elements for long-term health and establishment. We understand the 
TPSS Staging Area can be used as an ad-hoc public space when not in use by BART for 
staging. However, the ODS does not provide for “eyes on the space” safety principles or 
physical access that would be advisable for this use, given the staging area’s isolated 
configuration on the site. 
 
2.4.1 TPSS Access and Staging Area   

● The TPSS Staging Area shall be designed to be accessible to residents when not in use 
for staging, with paving quality and exterior landscape finishes at least as high quality as 
the sidewalks of internal streets and the station entrance plaza. 

● The TPSS Staging Area shall be lit similarly to other public spaces in the project and 
provide for sightlines that allow for substantial visibility both into and out of the staging 
area. At least two pedestrian exit points shall be provided.  

● The public access point to the TPSS Staging Area shall be clear and visible from other 
public areas. Residential buildings may access the TPSS Staging Area directly from their 
ground floors and shall not be prohibited from access when TPSS Staging is not in use 
by BART. 

● Trees shall be provided at a coverage of no less than 50% of the provided buffer planter 
area, measured by the mature crown width. Trees shall be provided with the same box 
size, irrigation and establishment warranty as those listed in the street tree section, 
Section 2.1.2. (This allows for trees to be narrow if needed for TPSS staging 
requirements.) 

 
 
3.3 Design Elements 



 

The conditions around the station entrance plaza and the future plaza along Adeline are 
significantly different given the cultural tradition of live music and public gathering that the 
project expects to continue. Given this outdoor condition of intermittent noise, buildings should 
be designed to minimize future conflicts between indoor and outdoor users. 
 

3.3.4 Events and Noise 
● Window glazing - Building design should assume there will be live music in the 

Station Entrance Plaza and Adeline Street Main Plaza 
 
 
 
 
 


