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June 29, 2018

Dear Selection Panel Members,

Orton Development, Inc. (ODI) is pleased to submit its Phase II proposal for the Art Center Building at 4060 Hollis Street. This project 
provides an opportunity for ODI to continue our work supporting creative spaces and local artists in our company’s home town of 
Emeryville.

After analyzing the City’s Prior Capital Project (PCP), ODI has come to the conclusion that the PCP is not economically feasible. 
The PCP would require additional sources, principally fundraising, creating a substantial risk that the project is not completed and an 
additional burden on the theatre operator in the case that additional donations are secured.

reuse of the existing building, ODI’s proposed project will provide year-round meeting and event space and a permanent home 
for Emeryville’s Celebration of the Arts. The development will bring arts and educational programming to Emeryville’s diverse arts 
community, and will be completely supported by revenue from events and commercial spaces.

We look forward to the opportunity of working with the City of Emeryville and local artists and residents on the revitalization of the 
Emeryville Arts Center.

Thank you for your time and consideration.

Sincerely,

David Dial 
Project Manager, Orton Development, Inc.

ddial@ortondevelopment.com
510  |  833.6250
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Section D
Preliminary Proposals

OPTION 1 PRIOR CAPITAL PROJECT

and provide an estimated timeline for construction and leasing.

such as new glass storefronts along the Hollis St. facade; and reduces the anticipated revenue from operations by providing large 
common areas and a too-large theater. ODI does not believe the project to be economically viable without additional public monies 
and possibly a subsidy from the City of Emeryville. See Section E for a more detailed critique of the PCP design.

Escalated to 2019 prices, we estimate the PCP will exceed $20,000,000. With a total of $11M available from the City of Emeryville, 
the project would require fundraising, additional debt or developer equity to bridge the gap of approximately $9,500,000. The initial 
effort to make the PCP a reality in 2011demonstrated the challenges of the project. Though the PCP was unsuccessful in 2011, it had 
many qualities which might have made it successful.

  1.  A Fundraising Feasibility study produced by Museum Management Consultants predicted the project could raise the money   

   expressed interest in supporting the project.

 2. The PCP proposed a founding Board of Directors composed of community leaders capable of providing donations individually  
   or on behalf of their companies or foundations. The Board members could use their cachet in Emeryville to solicit additional   
   donations.

 3.    The board would be led by an experience Chair with extensive fundraising.
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 4.  The PCP’s proposed design appealed to local artists and the larger Emeryville community.

Despite the PCP’s promise, the project ultimately failed. While the dissolution of Redevelopment agencies partially explained the 
project’s failure, ODI believes there is a simpler explanation for why the project was not fully realized.

The 2011 proposal centered around the Emeryville Celebration of the Arts, a month-long event that’s been a cornerstone of the 
community for 31 years. However, the proposed development put little focus on how operations would sustain themselves the 
other eleven months of the year. While Emeryville has a vibrant arts community, ODI does not believe there is enough demand for 
performances and exhibitions to support the project without supplementary year-round uses.

It is possible that, over time, the Emeryville Celebration grows organically, as the Berkeley Repertory Theater and other organizations 
have, and are able to utilize the entire facility as performance and event space. But without time to expand organically, a building of 
this size dedicated solely to performances will not be able to sustain itself operationally.

spaces. No phasing of the project is proposed.

Please see Section G for a more in-depth discussion regarding costs and funding gaps related to the Prior Capital Project.
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EMERYVILLE CENTER FOR THE ARTS  BIRDS EYE VIEW  09.22.2011    3

Attachment 3
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Section E
Design

OPTION 1 PRIOR CAPITAL PROJECT

Some ideas for reducing the Prior Capital Project’s budget include:

   -  Removing the mezzanine level of the Theater
   -  Removing the new, ptd metal panel structure over the existing barrel roof
   -  Not new translucent polycarbonate cladding over the existing roof structure
   -  No interior Courtyard
 -  Reduce exterior glazing
   -  Remove and/or reduce aluminum and glass storefront system throughout facades
   -  Reduce new fenestrations

 -  Theater
   -  Reduce Theater FF&E through more economical seating options, lighting, and seating
   -  Eliminate mezzanine, thereby eliminating the new elevator
 -  Reduce restroom facilities: shared restrooms among all uses
 -  Reduce common area space, which is approximately 22% of total space in the Jensen plan

Prior Capital Project Timeline

Not applicable.  ODI is not pursuing developing the Prior Capital Project.
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OPTION 2 REVISED CAPITAL PROJECT

timeline for construction and leasing.

Objectives & Key Elements for Revised Capital Project

 -  Maximize civic and arts uses at the facility
 -  Expedite completion of the project.
 -  Utilize robust community engagement in developing programming for the facility.
 -  Dedicated space for the annual Emeryville Celebration of the Arts.
 -  Dedicated and managed gallery space for local artists.
 -  Flexible use space suitable for performing arts and other community events.
  -  Flexible use space to serve as the City’s Emergency Operations Center (EOC).

Project Overview

By redeveloping only within the existing building footprint, ODI will simplify the project and reduce its budget. ODI plans to deliver a 

home for local artists as well as gallery and event space for the annual Emeryville Celebration of the Arts as early as fourth quarter 
2020.

organizations, and anyone else who is interested in the Emeryville Arts Center’s redevelopment. We listen to their ideas and 



Art Center Building RFP |  Orton Development, Inc.  |  P:  510.428.0800  |  www.ortondevelopment.com  |  June 29, 2018 29

Consistent with the community’s input from the initial outreach event, we plan to create spaces for a wide range of uses.  Commercial 
uses may include a small cafe and possibly additional retail.  Rooms for classes, art studios, children’s activities, seminars, meetings, 
and social gathering space will also be included.  A 200-person variable form theatre and a large visual arts gallery would anchor the 
project.  A new opening along the walkway shared with City Hall will help bring energy from the courtyard into the Arts Center.

The Arts Center will serve as the permanent home for the Emeryville Celebration of the Arts, which will utilize not only the building’s 
theatre and gallery space but the entirety of the parking lot as well.

ODI will partner with a local existing or newly formed arts organization to manage the day-to-day operations.  Operations of the Arts 
Center will be funded by revenue from commercial uses, activity space revenue, event/performance rental revenue, and possibly 

Redevelopment & Construction

The redevelopment of the Emeryville Arts Center will be completed in a single phase and will be consistent with the California 
Existing Building Code.

natural light into the space. Building systems will be modernized where possible and replaced where needed, including roof, 

Use

Key to the program design will be the Emeryville Arts Center’s partnering with a wide variety of local and national organizations to 
bring arts programming to the center.  The objective is to work with a diverse set of organizations that have diverse audiences; these 
audiences blending to create the EAC’s new audience .  Visual Arts programming will come from a variety of sources, including guest 
curators, exhibits organized and curated by local arts organizations and traveling shows from national institutions.  The result will be 

Bay Area communities. Similarly, the programming of the theatre will initially depend upon musicians, theater companies and other 

small performances.  A digital audio system will transform the room into a wide variety of spaces acoustically.
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Many of the partnering organizations will bring students into the Emeryville Arts Center activating the space in the late afternoon 
and early evening hours.  Discussions with organizations such as Chapter 510 & The Department of Make Believe, a youth writing 
organization based in Oakland, will add to visual arts offerings for young people in the classroom and studio space.  It will also serve 
an under-served community in Emeryville.  ODI may partner with Blue Bear School of Music, an organization that provides music 
lessons to children and adults throughout the day and evening.  Their work will also focus on providing opportunity for youth in 
Emeryville that may not be able to afford music lessons.

Annually, the Emeryville Arts Center will host the Emeryville Celebration of the Arts.  The EAC will provide a stable home for the 
festival and an opportunity to expand its audience even more.  The Celebration of the Arts will be seen in the larger context of other 
shows occurring at the EAC.

Our goal is to provide a constant level of activity throughout the day and evening.  ODI anticipates attracting patrons through the mix 
of food/retail, event and commercial business use of the facility.

Operations

ODI’s David Dial, who has many years of experience working on making arts spaces a reality, will be the lead project manager.  
For the day-to-day operations of the EAC, ODI expects to partner with a local existing or newly formed arts organization.  Annual 
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OPTION 2 REVISED CAPITAL PROJECT

Plant Construction provided an estimate (see Appendix A), which is incorporated into the pro forma  (Section G). Speaking with our 

results in a project budget below $11 million.



FLEX SPACE 







Flex Space and Reception Area |  BEFORE
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Flex Space and Reception Area |  AFTER (Rendering)



Gallery and Theater Space  |  BEFORE
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Gallery and Theater Space  |  AFTER (Rendering)
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REVISED CAPITAL PROJECT TIMELINE

Step 1 (Second Quarter 2018) 

ODI develops partnerships with local arts groups.

Step 2 (Third Quarter 2018)

City Council approves the Term Sheet.

Step 3 (Late Third Quarter 2018 - Fourth Quarter 2018)

ODI begins entitlement work including CEQA work.
ODI completes due diligence and design drawings.

Step 4 (First Quarter 2019)

Step 5 (Second Quarter 2019)
ODI completes entitlement process. 
All CEQA work is complete 

Step 6 (Second Quarter 2019)
ODI and City close on ground lease.
ODI issued building permits, completes pre-leasing as required.
Construction begins.

Step 7 (First Quarter 2020)
ODI completes cold-shell construction.

Step 8 (Second Quarter 2020)
Tenant Improvements are complete.

Step 9 (Third Quarter 2020)
Grand reopening of the Emeryville Arts Center.


