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Location:
1420-40 7th St., 1364-70 7th St., 1425-45 8th St, 1333 8th St., 800-816 Center St., and 1430 8th Street.


Proposal:
Demolition of 46 residential units at Westwood Gardens, two industrial buildings and a 250-car park and ride lot. Construction of a mixed use project containing 187 residential units, 23,000 sf of commercial space, a 1,425 sf community room, 186 parking spaces for the residential units and 58 parking spaces to serve one of the commercial uses. The park and ride lot will be relocated to a site approximately 6 blocks to the east. (The relocated park and ride lot is not subject to securing discretionary permits from the City because the property owner (Caltrans) is a state agency and such agencies are exempt from local land use regulations.)

Applicant:
BRIDGE Housing Corporation and Oakland Housing Authority

Owner:
Oakland Housing Authority, BRIDGE Housing, Douglas Green, Armored Truck Systems, Terrell Sadler and Caltrans. 

Case File Number:
ER02-0003, CMD02-199

Planning Permits Required:
Major Conditional Use Permits as follows:  for facility over 100,000sf in the S-15 zone (17.100.200); for off-street parking that serves non-residential uses in the S-15 zone (17.100.050 E); for exceeding the parking requirement of the S-15 zone (17.116.290 B5); for consistency with the General Plan when there is conflict with the existing zoning (17.01.100B);  for three or more units (17.20.110) and for a multi-family facility (17.20.060) in the R-36 zone for the (800-16 Center Street portion of the site). Design Review for new construction in the S-15 and R-36 zones.

General Plan Land Use Classifications:
Neighborhood Center Mixed-Use, Urban Residential and 

Mixed Housing Residential.

Zoning:
S-15 Transit Oriented Development Zone, R-36 Small Lot Residential Zone,  M-20 Light Industrial Zone.

Environmental Determination:
Environmental review is underway. Negative Declaration is anticipated. 

Historic Status:
Non-historic Property (NHP) 

Service Delivery District:
I-West Oakland

City Council District:
3

Status:
Applications for Environmental Review, Design Review and Conditional Use Permits have been submitted and are being processed. Public hearing with the Planning Commission and action on the applications is scheduled for 

June 26, 2002.

Action to be Taken:
Identification of design review issues that warrant further development.

For further information: 
Contact case planner Patricia McGowan at 510-238-3063 or pmcgowan@oaklandnet.com

BACKGROUND

BRIDGE Housing Corporation, in association with the Oakland Housing Authority, has submitted an application to construct a mixed-use project containing 187 residential units,  23,000 square feet (sf) of commercial space, a 1,425 sf community room, 186 parking spaces for the residential units and 58 parking spaces to serve one of the commercial uses. The project includes demolition of the Westwood Gardens housing complex which contains 46 residential units, demolition of two buildings containing industrial businesses and removal of a 250-car parking lot owned by Caltrans which is predominately used as a park and ride lot by BART patrons. The Caltrans-owned parking lot will be relocated to a site approximately 7 blocks to the east.  The relocated parking lot is not subject to securing discretionary permits from the City because the property owner (Caltrans) is a state agency and is thereby exempt from local planning/zoning regulations.

The project site is located in West Oakland, immediately across from the West Oakland BART station. The 5.1 acre project site is composed on three areas:


· West Block: this portion of the site contains the existing Westwood Gardens housing complex, located between 7th St., 8th St., Mandela Parkway and Center Street. This portion of the site is referred to as the West Block (west of Mandela Parkway.) 


· East Block: this portion of the site contains two industrial buildings and the Caltrans park and ride lot and is located between 7th St., 8th St., Mandela Parkway to one-half block east, toward Union Street.
 

· North Block: this portion of the site contains three vacant lots at the corner of 8th and Center Streets. (It should be noted that the project sponsor does not currently own one of these parcels, located at 800 Center St., and is actively negotiating its purchase. The application for conditional use permits and design review submitted for this project includes this parcel. However, the application is considered incomplete until a signature from the property owner on the application is secured and submitted. The design proposed for this part of the project site is included in the submitted plans and discussed in this staff report for informational purposes only. No action will be taken at this Design Review Committee meeting and the Planning Commission will take no action on this part of the project site unless the signature of the property owner is submitted as part of the application.)

A West Oakland Transit Village study was undertaken in 1998 by a tri-agency team consisting of the City of Oakland Community and Economic Development Agency, the Oakland Housing Authority and BART. This team was formed to study the possibilities for creating a transit village around the West Oakland BART station. The study resulted in an Action Report which was reviewed by the Planning Commission and the City Council in February, 2002. This report estimates a potential for over 600 housing units to be created or redeveloped in the Transit Village area along with additional retail and parking opportunities. The proposed project will be the first development to implement the goals of this Action Report.

The purpose of this report is to provide the Design Review Committee and the public with an overview of the design of the project and to identify issues that warrant further design study or design analysis. No action will be taken at this meeting and the Planning Commission will not take any formal actions regarding the project until the necessary environmental review is completed and public hearings are held.

PROJECT DESCRIPTION

The project proposes the construction of a mixed-use project containing 187 residential units,  23,000 square feet (sf) of commercial space, a 1,425 sf community room, 186 parking spaces for the residential units and 58 parking spaces to serve one of the commercial uses. The proposed residential units will include 168 rental apartments (both flats and townhouses) plus 19 townhouses that will be for-sale condominiums. All of the units, including the for-sale units, will be affordable housing.

LAND USE CLASSIFICATIONS

General Plan and Zoning
The General Plan Land Use and Transportation Element (LUTE) classifies the project site as neighborhood center mixed-use along the Seventh St. frontage, urban residential along the Eighth Street frontage of the east block and mixed housing residential along the Eighth St. frontage of the west block and the north block. The intent of each of these land use classifications is summarized as follows:


· The neighborhood center mixed-use classification is intended to “create mixed use neighborhood commercial centers characterized by pedestrian-oriented street frontages with a mix of retail, housing and other uses”. Maximum density: 167 dwelling units/net acre.
 

· The mixed housing residential classification is intended to “create residential areas characterized by a mix of townhouses, small multi-unit buildings, single family homes and neighborhood businesses”. Maximum density: 40 dwelling units/net acre.


· The urban residential classification is intended “to create, maintain and enhance areas of the City that are appropriate for multi-unit, mid-rise or high-rise residential buildings in locations with good access to transportation and other services.” Maximum density: 167 dwelling units/net acre.


The proposed residential and general retail uses, and the proposed residential density (44 dwelling units per acre for the west block, 40 dwelling units per acre for the east block and 16 dwelling units for per acre for the north block) is below the maximum density specified in the General Plan for each land use designation and is consistent with policy direction of the General Plan for each land use classification. 

The west block of the project site is zoned S-15, Transit Oriented Development Zone, and R-36, Small Lot Residential Zone. The east block is zoned S-15 and M-20, Light Industrial, and the north block is zoned R-36, without the S-15 overlay zone. The S-15 zone which was added by the City Council to the zoning around the West Oakland BART station in October, 2000, is intended to “create areas devoted primarily to serving multiple nodes of transportation and to feature high density residential, commercial and mixed-use development to encourage a balance of pedestrian-oriented activities, transit opportunities and concentrated development.” The S-15 zoning regulations and development standards will be utilized instead of the R-36 and M-20 regulations in the east and west blocks because the intent of the S-15 zone to create high-density transit oriented development is more consistent with the General Plan land use classifications for these two areas. The R-36 regulations will be used on the north block. 

A conditional use permit is required for this project based on consistency with the General Plan when the project is not expressly in compliance with the underlying zoning (in this case, the project proposed on the east and west blocks is not in fully in compliance with the R-36 or M-20 zoning regulations, but rather is in compliance with the S-15 regulations). A conditional use permit is required for developments in the S-15 zone that involve more than 100,000 square feet of new floor area (the project proposes approximately 200,000 sf of new floor area). Applications have been submitted for these conditional use permits.

Residential and general retail activities are permitted uses in the S-15 zone. The S-15 zone allows a maximum density of one dwelling unit per 450 sf of lot area (97 units per acre) and a maximum height of 45 feet (with an increase of one-foot in height for each one-foot of step back over the 45 feet for a maximum height of 55’).  The density of the proposed project on the east and west blocks (44 dwelling units per acre for the west block, 40 dwelling units per acre for the east block) and the height  (28’ to 41’) comply with the standards of the S-15 zone.  The S-15 allows a maximum non-residential floor area ratio of 4:1, and the commercial component of the proposed project is well below this FAR. Regarding yards and setbacks, no setbacks are required in the east and west blocks, because no portion of the frontage on the same side of the block is located in a residential zoning district. The project generally complies with the parking, loading and open space requirements of the zoning ordinance; this will be thoroughly presented in the future staff report regarding the discretionary land use permits. 

KEY DESIGN CONSIDERATIONS 
· Bulk, Scale and Massing 


The elevations on sheet 3 illustrate that the project proposes a four-story building mass along the Seventh Street frontage of the project site, across from the West Oakland BART station. The four-story building mass will contain ground floor retail uses, one-story parking garages and a community room with three stories of apartments above the ground floor. The elevations on sheet 4 illustrate that the project is proposing a lower-scale, more fine-grained building massing along Eighth Street portions of the site, across from existing residences. These buildings will be two stories in height and will contain both townhouses and apartments. 

Along the Seventh Street frontage, retail storefronts are proposed at the ground floor with a retail anchor, such as a Walgreen’s store, proposed at the corner of Seventh and Center Streets.  The entry to the Walgreen’s is shown on the Center St. façade within a wider sidewalk created by an arcade. The main entry to the residential portions of the project is shown near two plazas located at the corners of Seventh St. at Mandela Parkway. A community room and management office is shown near the main entry on the east block. Above the ground floor, three-stories of housing is proposed for a total building height along the Seventh Street frontage of 42’. The massing of the upper three stories is modulated with inset portions and projecting bay windows. The height, scale and massing of the Center Street façade and the Mandela Parkway façade is shown on sheet 4.

Along the Eighth Street frontage, the proposed lower-scale buildings include two-story townhouses in the west block, across from existing single family homes, and two-story apartment buildings located in the east block across from the Peralta housing complex. The proposed building height along the Eighth Street frontage is 24’. 

On the north block, five townhouses are proposed; four fronting onto Eighth Street and one fronting onto Center Street. These buildings will be located adjacent to existing single-family Victorian buildings that are located within the Oakland Point Historic District.

In general, it appears that the height, scale and massing of the Seventh Street portion of the project is appropriate in this location where four stories will be an enhancement along this wide street and across from the BART station. The stepping down in height from four stories along Seventh Street to two stories on Eighth Street responds to the height and scale of the existing buildings along the Eighth and Center Streets. 

However, staff believes that the massing and the rooflines of the townhouses along the Eighth Street frontage in both area A (the west block) and area C (the north block) need to be revised to make the massing of these townhouses more consistent with the massing of the existing Victorian houses along Eighth Street. Area C is located within the Oakland Point Historic District and the existing houses adjacent to area C are identified by the Oakland Cultural Heritage Survey as being “contributor buildings” to that historic district. Staff recommends the following revisions to the design:

· that the massing and the roof lines of the townhouses along Eighth Street in both areas A and C be revised in a manner that strengthens the connection between the massing of the existing tall, thin Victorian buildings in the surrounding area with the massing of the proposed townhouses.

· The design in area C needs to be consistent with the Secretary of the Interior’s standards which state that “new work shall be differentiated from the old and shall be compatible with the historic materials, features, size, scale, proportion and massing” to protect the integrity of the historic district.

· Design of the Ground Floor along Seventh Street, Center Street and Mandela Parkway
The design of the ground level along Seventh Street, Center Street and Mandela Parkway is particularly important since the building mass directly abuts the public sidewalk in these areas with little or no building setback. Retail uses abut Seventh and part of Center Street; structured parking and residential uses abut Mandela Parkway; and residential uses abut Eighth Street. Staff recommends that the following items be refined:


· Use high-quality, durable materials such as concrete, stone and tile on the ground floor in all these locations. 


· Provide more detailed information about the retail storefronts along the Seventh Street façade, including materials, awnings and locations for signage. 


· Increase the depth of these storefronts beyond the 25’ depth if at all possible. The narrow depth proposed will limit the type of tenants that can use these spaces which may result in vacant storefronts.


· Consider alternatives to residential units being located on the ground level adjacent to Mandela Parkway (in the east block.) Staff is concerned that these units will be undesirable based on noise and safety. Another use at the ground level should be given serious consideration.


· Further consideration is needed for the design of the street façade walls of the parking garage, particularly to ensure visual permeability into and out of the parking garage both along Mandela Parkway and along the façade of the garage that fronts onto the private drive behind the townhouses. 


· Further consideration is needed for the design of the façade of the drug store/retail use along Seventh and Center Streets. The arcade and display windows shown along Center Street will help enliven this façade. However, the design of the Seventh Street façade, which is not yet shown on the plans, is a very important façade that needs to be designed and developed. This prominent street façade of this transit village cannot be a blank wall. The Seventh Street façade of the Walgreen’s needs to be designed to ensure that it is a visual asset along this street without long expanses of blank or non- transparent walls along Seventh Street.


· The main entrances for the residents are shown along Seventh Street with large sloping roofs and large expanses of clear glass. Staff recommends that the refined design of these areas clearly signify the function of these areas as the main front door for most of the residents and that the transparency into the lobby be enhanced, including moving the elevator on the west block to an interior wall.  

· Architectural Character, Materials and Detailing
The primary façade materials are shown as cement plaster and board siding with frameless metal windows on the four story buildings. The townhouses and two-story apartment buildings along the Eighth Street facades will use the same façade materials. The windows will vary slightly by being framed with wooden trim on the façade surrounding the windows. Front porches, wooden railings and projecting roofs will provide a more fine-grained design for the Eighth Street facades which will be located across from existing residential buildings. Typical residential building materials are proposed.

Staff finds that the architectural character for the proposed project is moving in the right direction other than the design of the townhouses along Eighth Street.  Staff recommends revised massing of the rooflines of the townhouses, and revisions in the architectural character that will result in the townhouses blending in well with the Victorian architecture of the neighborhood. Staff recommends that the following items be refined: 


· Revised design of the townhouses along Eighth Street to improve the blending of these buildings with the Victorian architecture of the neighborhood.


· The design in area C needs to be consistent with the Secretary of the Interior’s standards which state that “new work shall be differentiated from the old and shall be compatible with the historic materials, features, size, scale, proportion and massing” to protect the integrity of the historic district.


· Provide more information on the detailing and the materials to ensure high-quality detailing and durable, long-lasting buildings. 


· Color and material samples 


· Information on the proposed windows including detailing, trim and sills, where proposed.

· Landscape, Streetscape and Open Space
The usable open space for the residents is shown on sheets 1 and 2 (indicated with a diagonal pattern). Two large group open spaces are proposed: one on the ground floor in the east block and one on the podium level in the west block. Several other open spaces are shown on the plans including open circulation area on the podium level and ground level areas around the townhouses and apartment buildings. 


· More information needs to be provided about the design, materials and landscaping of these areas in order to ensure that they provide functional, usable group open space areas. 


· Staff is concerned about adequate privacy between the residential units with the 22’ separation between portions of the buildings on the podium level on the west block and 25’ separation on portions of the east block. Staff recommends that this distance be increased if at all possible.

The proposed surface parking lot for the Walgreen’s store, located along Center St., needs to be landscaped along the street edge as well as within the parking lot. Several trees need to be added within the parking lot (which can be done without losing parking spaces) and the parking lot needs to be landscaped along the street edge in a manner that reduces the visibility of the parking without creating a security problem. 

Street trees are proposed along all street frontages of the project. Some of these trees will be installed as part of streetscape improvements to be undertaken by the City of Oakland and the others will be installed as part of the proposed project. Staff feels that these street trees are an important component of the project. They need to be installed in such a manner and irrigated to ensure their viability.  

Landscaping is indicated along the Mandela Parkway façade and along the private drive. More information on this needs to be provided on this and irrigation will be needed. The front yards along Eighth Street and the rear yards of these building will be landscaped as part of the project. More information needs to be provided on this. 
NEXT STEPS

An Initial Study is underway to analyze the environmental impacts of the project. Staff anticipates that the project will come before the Planning Commission for a public hearing on the Conditional Use Permits, Design Review and environmental review application on June 26, 2002.

Staff will continue to work with the applicant to refine the design of the project and to address issues identified by staff and by the Design Review Committee.

Respectfully submitted:

________________________________

LESLIE GOULD

Director of Planning and Zoning

Prepared by:

________________________________

Patricia McGowan

Planner IV, Major Development Projects 

Attachments

a. Aerial Photo

b. Site Plan and Elevations

c. West Oakland Transit Village Action Report Executive Summary
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