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SETTING

Visual Quality

In a developed urban area, assessment of visual attributes focuses on the built environment.  Although landform can be an important element of scenic quality in urban settings, topography is not as important in the project area in downtown Oakland, which is generally flat.

The project site is within a relatively densely developed area of mostly low- and mid-rise buildings in the Jack London District, between the Interstate 880 freeway to the north and the Oakland Estuary to the south.  The project site is located in the northeastern portion of the Waterfront Warehouse District, a subarea of the Jack London District.  The Waterfront Warehouse District is about a ten-block area generally extending to the Produce Market area to the west, Madison Street to the east, Third Street and mid-blocks between Second and Third Streets to the south, and 5th Street to the north.  The Waterfront Warehouse District is an area where several former industrial and warehouse buildings have been converted to residential lofts in recent years.  The adaptive reuse of older structures – sometimes including additions to the older buildings – has allowed for the preservation of several older buildings, permitting the Waterfront Warehouse District to maintain its historic status as a historic district while the uses and population of the area have been changing.  Recent projects include the former Safeway Headquarters Building, approved for conversion to 46 residential units, and the Fourth Street Lofts; each of which is directly across 4th Street from the project site.  Other adaptive reuse projects over the years, although preserving older buildings, have not been sensitive to the historic character of the District (see Chapter IV.E: Historic Resource Section).

In addition, new residential and live-work developments of a relatively greater mass and scale than most nearby older buildings are now under construction.  For example, the Allegro Project is a new residential development located on three separate blocks south and southeast of the project site.  One of the three Allegro buildings is located within the Waterfront Warehouse District directly south of the project site, on the same block containing the Fourth Street Lofts and former Safeway Headquarters Buildings.  The other two Allegro buildings are located just outside the boundaries of the Waterfront Warehouse District within the surrounding area known as the Mixed Use District.  Another recently completed residential development, in the Mixed Use District two blocks east of the project site, is known as the 311 Oak Street project. 

Most existing buildings in the Waterfront Warehouse District are less than 50 feet tall with the exception of two buildings directly across 4th Street from the project site to the south (see Figure IV.E-5); the Fourth Street Lofts (about 60 feet) and the former Safeway Headquarters Building at 4th and Jackson Streets (soon to be about 82 feet) with an addition of a recently approved new floor. In addition, the ventilator structure above the Posey Tube, at 4th and Harrison Streets, reaches a height of about 55 feet.  The Allegro building, within the Waterfront Warehouse District, will be about 57 feet tall, and the two other Allegro Project buildings that are located just outside the district boundaries will be about 59 feet and 65 feet tall. 

The most visually cohesive portion of the Waterfront Warehouse District (a designated historic Area of Primary Importance, see Historical Resources Section) begins at 4th Street south of the project site, where older three-, four-, and five-story brick and concrete warehouse buildings predominate.  Ornamentation is typically simple and normally limited to the principal facade or main entrance, befitting the buildings’ utilitarian design.  Most buildings have some detailing at the cornice and parapet.  Large expanses of glass, in regular bands of large industrial sash (divided panes of glass) windows provide light to interior spaces.

One- and two- story brick and concrete warehouse buildings are located on the most northern portion of the District between 4th and 5th Streets with exception to the Posey Tube structure which is taller, as noted above.  These buildings also emulate the prevalent utilitarian design character of the district but with simpler ornamentation; there are typically no cornices or parapets, smaller spans of industrial sash windows, and roll-up, metal doors.

The project site itself is occupied by a vacant, single-story, former warehouse building that is similar to other one- and two- story warehouse buildings between 4th and 5th Streets.  This building formerly known as the United Grocers Company Warehouse, is built to the lot line on all four sides of the project site, is of concrete construction, and contains roll-up doors, but has fewer windows and other openings (refer to Figures IV.E-3). 

As the existing warehouse building is built to the property lines, no vegetation exists on the project site; the only vegetation is weedy species growing at the edges of paved areas.  No street trees exists adjacent to the project site, and there are no street trees on the project block itself, on the north side of 4th Street, nor on either side of Alice Street. 

Views in the area are limited because of the urban context.  Generally, the taller buildings in the Waterfront Warehouse District are visible from locations where low-rise buildings and/or parking lots permit partially unobstructed sight lines, or down street rights-of-way.  Views within and outside of the District are generally limited by existing buildings and the flat topography of surrounding areas, as well as the I-880 freeway just north of the project site.  As there are no scenic highways in the proximity of the project site, there are no views from such vantage points. 

There are also no major public open spaces in the project vicinity.  Estuary Park is located along the estuary shore more than six blocks to the southeast, and other public plazas located in Jack London Square are located about four blocks south and west of the project site.

Shadow

The existing warehouse building on the project site, which is situated on western portion of a city block and is a single story tall, casts minimal shadow off of the project site in the very early morning and late afternoon.  No trees or other landscape exist on or along the project site.

light and Glare

The project site is in a built out urban area, among a variety of existing sources of light and glare from associated industrial, warehouse, residential, commercial, and live-work loft uses.  The site is also situated in a context of local roadways and is adjacent to the I-880 freeway where street lighting projects light and glare during evening and nighttime hours. 

impacts and mitigation measures

Significance Criteria

Visual Quality

A project would be considered to have a significant effect if it would:

· have a substantial adverse effect on a scenic vista; 

· substantially damage scenic resources; or 

· substantially degrade the existing visual character of the site and its surroundings.  

Shadow

A project would have a significant impact if it would unreasonably block sunlight for neighboring buildings or open space (see Section IV.A: Land Use, Plans and Policies). Specifically, a project would unreasonably block sunlight for neighboring buildings if it would:

· introduce landscape that would now or in the future cast shadow on existing solar collectors (in conflict with California Public Resource Code Section 25980-25986);

· casts shadow that substantially impairs the function of a building using passive solar heat collection, solar collectors for hot water heating, or photovoltaic solar collectors;

· casts shadow that substantially impairs the beneficial use of any public or quasi-public park, lawn, garden, or open space; or

· casts shadow on a historic resource, as defined by CEQA Section 15064.5(a), such that it would substantially diminish/impair its eligibility for listing in the National Register of Historic Places, California Register of Historical Resources, or in a local register of historical resources or a historical resource survey as defined by the Public Resource Code.

In addition, if a project requires an exception (variance) to the policies and regulations in the General Plan, Planning Code, or Uniform Building Code, a project would have a significant impact (i.e., unreasonably block sunlight) if it would:

· fundamentally conflict with policies and regulations in the General Plan, Planning Code, and Uniform Building Code addressing the provision of adequate light related to appropriate uses. 

Light and Glare

A project would have a significant effect if it would create a new source of substantial light or glare which would adversely affect daytime or nighttime views in the area.

Impacts

Visual Quality

The project was initially determined to have less-than-significant impacts on scenic vistas or scenic resources (see Appendix B).  Therefore, this analysis focuses on whether the proposed project would substantially degrade the existing visual character of the site and its surroundings. (See Section IV.E for impacts related to historic resources.)  The analysis incorporates visual simulations of the proposed project in its surroundings.  The simulations are based on the elevations of the project design as provided by the project architect.  Some of the simulations also include massing diagrams representing approved projects and projects currently under construction to provide a future cumulative context for the proposed project in its surroundings.

Impact F.1:  The project would result in a change in the visual character of the project site and surrounding area as the project would include demolition of an existing building.  This would be a less than significant impact.

With the demolition of the United Grocers Company Warehouse, the project would result in a visual change to the site and surrounding Waterfront Warehouse District.  The existing warehouse building is a one-story, reinforced concrete warehouse of about 14 feet in height.  As documented by the Oakland Cultural Heritage Survey, the building was constructed solely to serve as a wholesale grocers warehouse with simple concrete pilaster and parapet detailing, rolling freight doors, small metal sash windows, and a metal canopy.  The former use as a wholesale grocer adds to the continuity of other similar uses in the area, but the building itself lacks distinctive design.  The building lacks a distinct architectural design in a built-out urban area of the downtown and Jack London District with buildings comprised of varying urban design elements.  The building does not constitute a significant visual resource and its removal would not substantially degrade the visual character of the site or surroundings (refer to Section IV. E regarding the building’s contribution to the historic character of the District).  The demolition of the building would therefore not be considered a significant visual quality impact.

Mitigation Measure:  None required.

_________________________

Impact F.2:  The project would construct a building of greater height than existing nearby buildings.  This would be a less-than-significant impact.

The proposed project, with a building height of about 85 feet, 4 inches would be the tallest structures in the Waterfront Warehouse District.  The project would be 3 feet taller than the next tallest building, the former Safeway Headquarters Building at 4th and Jackson Streets after the approved construction of an additional story.  The proposed project would be about 27 feet taller than the Fourth Street Loft Building, directly south of the project site and adjacent to the former Safeway Headquarters Building.  The proposed project would be considerably taller than buildings immediately to the east and west, as none of these existing buildings is taller than two stories.  The additional height would be apparent from surrounding buildings and would most directly be seen from the Fourth Street Loft building and former Safeway Headquarters Building.  As the proposed project is located to the north of both the Fourth Street Loft and former Safeway buildings, direct access to sunlight would generally not be affected.  There are no major public open spaces in the vicinity of the project site and the proposed project would be constructed within an increasingly dense urban area.  The proposed building would not obstruct any publicly available scenic views or have a substantial adverse effect on any scenic vista.  Furthermore, the project site is located at the northern edge of both the Waterfront Warehouse District and the overall Jack London District and adjacent to an elevated I-880 freeway.  As such, any development here would have less potential to affect surrounding properties than would a project at the center of the District.  

In addition, the proposed project would cover half a city block; thus, its building footprint would be larger than most other buildings in the Waterfront Warehouse District.  The building footprint of the proposed project, however, is comparable to those of recently approved projects in the vicinity, as discussed below.  

From long-range vantage points, as new construction is currently underway in the Waterfront Warehouse District and just outside the District in the area known as the Mixed Use District, the proposed project’s height and building mass would be generally consistent with other nearby buildings.  Four buildings are currently under construction in the vicinity of the project site: Building 1 of the Allegro Project which is about 65 feet in height and encompasses an entire city block bounded by 2nd, 3rd, Jackson and Madison Streets; Building 2 of the Allegro Project which is about 57 feet in height and encompasses half a city block bounded by 3rd, 4th, Alice, and Jackson Streets; Building 3 of the Allegro Project which is about 63 feet in height and encompasses half a city block bounded by 3rd, 4th, Jackson and Madison Streets; and 311 Oak Street Project which is about 94 feet in height and encompasses an entire city block bounded by 3rd, 4th, Madison, and Oak Streets.  The former Safeway Headquarters Building (about 82 feet in height) is being rehabilitated with an additional floor and encompasses a quarter city block bounded by 3rd, 4th, Alice and Jackson Streets (refer to Figures IV.F-1 through IV.F-10b).

The project would incorporate certain characteristics of an industrial architectural style in the Waterfront Warehouse District and Jack London District that contain buildings of varying architectural styles and urban elements.  The exterior of the building would consist of an exposed concrete frame with stucco infill panels that would match the concrete structure and would contain large spans of industrial-style windows.   The project would be built to the property line on all sides adjacent to sidewalks and would emulate a flat “box”-type design with simple ornamentation, typical of other structures in the surrounding area.

The project would continue a trend of residential construction in the Jack London District that continues to alter the visual character of the area, both by enlarging older buildings and by construction of new buildings at a larger scale than many existing structures.  Also part of this trend is the renovation and upgrading of older buildings that are adaptively reused.  The cumulative effect of this increased level of activity and new construction in the area has incrementally altered the scale and appearance of the neighborhood (see Section IV.E).  

Although visual quality is subjective, given that the project site is at the edge of both the Waterfront Warehouse District and Jack London District and immediately adjacent to I-880, it cannot be concluded that the proposed building would result in a substantial, demonstrable negative aesthetic effect, or that it would substantially degrade the existing visual character of the site and its surroundings.

Mitigation Measure F.2:  None required.

_________________________

figure IV.F-1 + 2: Existing View and Corresponding simulation

figure IV.F-3 + 4: Existing View and Corresponding simulation

figure IV.F-5 + 6a: Existing View and Corresponding simulation

figure IV.F-5 + 6b: Existing View and Corresponding simulation

figure IV.F-7 + 8a: Existing View and Corresponding simulation

figure IV.F-7 + 8b: Existing View and Corresponding simulation

figure IV.F-9 + 10a: Existing View and Corresponding simulation

figure IV.F-9 + 10b: Existing View and Corresponding simulation

Shadow

Impact F.3:  The project would create additional shadow on adjacent blocks to the west
, north, and east (under I-880) including casting shadow on historic contributor resources, but would not introduce landscaping conflicting with the California Public Resource Code; not cast shadow on buildings using passive solar heat,  solar collectors for hot water heating, or photovoltaic solar collectors; and not cast shadow that impairs the use of any public or quasi-public park, lawn, garden, or open space.  This would be a less than significant impact.
The project would cast new shadow on surrounding streets, sidewalks, and on buildings on adjacent blocks.  A computer-generated shadow analysis (see Figure IV.F-11 through IV.F-13) indicates that the project would cast most of its shadow during the winter, when the sun is the lowest.  These shadows would occur to the north on properties between 4th and 5th Streets and to the east under I-880. During the summer, when the least amount of shadow would occur, most of 4th Street and both sidewalks immediately to the west and most of Alice Street and sidewalk immediately to the north would be in shade in the early morning.  At other times during the day, the southern sidewalk of Alice Street and western sidewalk of 5th Street would be shade in the summer months.  

During the spring, most of 4th Street, both sidewalks, and portions of properties fronting Alice Street would be in shade in the morning hours.  Alice Street and southern sidewalk is in shadow in the midday, and 5th Street and western sidewalk is in shadow in the afternoon.

During the fall, most of the shadow is cast in the early morning on properties between 4th and 5th Streets as well as on properties on the northwest corner of Alice and 4th Streets.  Similar to the spring months, Alice Street and southern sidewalk is in shadow during the midday, and 5th Street and western sidewalk is in shadow in the afternoon. 

Although the proposed project would cast shadow on nearby buildings, it does not result in an unreasonable blocking of light to these properties as it was observed that none of the affected adjacent buildings were designed for passive solar heating or are equipped with photovoltaic or solar hot water collectors.  As there are no public or quasi-public parks, lawn, garden, or open space affected by the project’s shadow, there would be no shadow impacts that would impair these areas’ use. The project would not introduce landscape that would now or in the future cast shadow on any existing solar collectors. 

Figure IV.f-11 a + B: Computer-generated shadow diagrams-early morning

Figure IV.f-11 c + d: Computer-generated shadow diagrams-early morning

Figure IV.f-12 a+ B: Computer-generated shadow diagrams-midday

Figure IV.f-12 c+ d: Computer-generated shadow diagrams-midday

Figure IV.f-13 a+ B: Computer-generated shadow diagrams-mid-afternoon

Figure IV.f-13 c+ d: Computer-generated shadow diagrams-mid-afternoon

However, the project would result in shadow cast on historic resources, as defined by CEQA Section 15064.5(a), by shadowing contributor buildings to a National Register District and Area of Primary Importance.  As analyzed in Section IV.E, Historic Resources, the resulting shadow would not substantially diminish/impair the Waterfront Warehouse District’s eligibility for listing in the National Register of Historic Places, California Register of Historical Resources, or identification as an Area of Primary Importance. Thus, the resulting shadow would not affect the historic character of the District or its eligibility for listing.  As the project would not result in unreasonably blocking of sunlight for neighboring buildings as per the significance criteria, it can be concluded that the project would result in less than significant effects.

Mitigation Measure:  None required.

_________________________

Impact F.4:  The project requires a conditional use permit for the siting of parking within the 75 feet of the front property line but would be consistent with policies and regulations addressing the provision of adequate light.  This would be a less than significant impact.
The project requires a conditional use permit for site parking within 75 feet of the front lot line; thus, this analysis includes an assessment on whether the proposed project is consistent with policies and regulations regarding the provision of adequate light and ventilation.

Although the proposed project requires review regarding the placement of parking within 75 feet of the front lot line, the proposed project is generally consistent with relevant policies that address the provision of adequate light and ventilation.  The proposed project is consistent with the General Plan regarding the overall orientation of residential development (LUTE N3.9) and provision of useable open space (OSCAR OS4.1).  The project complies with all required setback and height requirements specified in the zoning regulations; no yard setbacks or height requirements are prescribed in this zone.  The project is consistent with the light and ventilation section for residential uses (Section 1203) of the Uniform Building Code.  Operable exterior windows off the interior courtyard are designed to code.  Windows along the interior property line are not operable.  

Although the proposed project would cast shadow on nearby buildings particularly during the winter and fall seasons, indirect sunlight would still be available to windows of nearby buildings.  

The project is consistent with relevant policies and regulations regarding the provision of light and therefore would not have a significant impact.

Mitigation:  None required.

_________________________

Light and Glare

Impact F.5:  The project would increase the amount of light and glare emitted from the project site.  This would be a less-than-significant impact.

The project would be a more intensive use than the existing, vacant warehouse building.  It would be a larger building with more sources of light.  The amount of light and glare emitted from the site would therefore be increased.  However, this incremental increase would not substantially increase the overall ambient light levels in the project area, as light and glare produced from the proposed project would be typical of residential and live-work loft structures nearby, and throughout the Jack London District and greater downtown area.  Although the building contains large industrial size windows, the majority of the building’s exterior facades is comprised of non- or low-reflective materials, concrete frame with stucco and metal infill panels of a galvanized finish.  The project would therefore not produce obtrusive glare that would substantially affect other properties.

The project is located in an built-out urban area that includes increasingly intensifying existing sources of light and glare from industrial, warehouse, residential, commercial, and live-work loft uses.  The site is adjacent to local roadways and a major freeway where street lighting projects light and glare during evening hours.  The proposed project would not include any new open surface parking areas nor would it necessitate extensive outdoor lighting for operational or security purposes.  The proposed project would include some fixed indirect exterior lighting, particularly at building and parking garage entrance points, to promote resident and automobile safety.  

As the project would use non- to low reflective exterior building materials and include lighting that would be typical of other residential buildings in the area, it cannot be concluded that the proposed building would result in substantial negative light or glare impacts.

Mitigation Measure:  None required.

_________________________
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� 	For purposes of this shadow analysis, true compass directions (north, south, east, and west) were used – the rest of the DEIR followed the Oakland convention.  Following Oakland convention, the hills are to the north; therefore, Broadway and streets parallel to it run north-south, and numbered streets run east-west.
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