Oakland City Planning Commission             STAFF REPORT
Design Review Committee

Case File Number CMDV01-466, ER 01-0039                                November 14, 2001

Location:
1331 Harrison Street 

Assessors Parcel Number:
002-0065-006-01

Proposal:
Construction of mixed-use project with 98 for-sale residential units, 9,054 square feet of ground-floor commercial uses, and 125 structured parking spaces. 

Applicant/Owner:
301 14th Street Associates

Planning Permits Required:
Design Review, Major Conditional Use Permit, Minor Variance, Tentative Parcel Map

General Plan:
Central Business District

Zoning:
C-55 Central Core Commercial Zone

Environmental Determination:
Proposed Mitigated Negative Declaration being prepared.

Historic Status:
Non-historic property (NHP); survey rating N/A

Service Delivery District:
I – Downtown/West Oakland/Harbor

City Council District:
3

Date Filed:
2/13/01

Staff recommendation:
Comment on what issues need further clarification or follow-up for the full Planning Commission.

For further information: 
Contact case planner Lynn Warner at 510-238-6168.

SUMMARY

The proposed 1331 Harrison Street project entails the construction of a mixed-use building containing 98 for-sale residential units, 9,054 square feet of ground-floor commercial space, and 125 structured parking spaces. The building will be 19 stories tall with 14 levels of residential units located above 4 levels of parking and ground-floor commercial space.  Key issues related to the project design include the proposed location of the vehicle access for the building, impacts of the project on an adjacent property owner, the parking and open space provided by the project, and the proposed design treatment of the northwest elevation of the building.  Staff recommends that the Design Review Committee comment on what issues need further clarification or follow-up for the full Planning Commission.
BACKGROUND

The 1331 Harrison Street project was presented to the Planning Commission in a Director’s Report on April 18, 2001 and at the May 30, 2001 Design Review Committee (DRC) meeting.  Design issues raised at these meetings and in a subsequent comment letter received from an adjacent property owner (see attached) are discussed below. The project is currently undergoing environmental review and will be before the full Planning Commission for a decision in the next several months.

PROJECT DESCRIPTION

The proposed mixed-use project entails the construction of a mixed-use building containing 98 for-sale residential units, 9,054 square feet of ground-floor commercial space, and 125 structured parking spaces. The building will be 19 stories tall with 14 levels of residential units located above 4 levels of parking and ground-floor commercial space.  The pedestrian entrance to the building is proposed to be located on Harrison Street. The vehicle access to the parking garage and truck access to the loading berth is proposed to be located on 14th Street. 

The building construction type will be poured in place concrete with a brick base for the ground floor and parking levels. The window openings are large industrial style windows that dominate the wall surface.  The scale of the building is reduced by incorporating stepbacks and grouped bay windows.  Furthermore, the building is divided into three distinct parts with a base, middle, and top.  The brick base is delineated by a cornice element, which delineates the base from the middle of the building.  The top of the building has been highlighted by a penthouse utility unit that has strong vertical and horizontal bands.

PROPERTY DESCRIPTION 
The 15,000 square foot site is an existing surface parking lot with 60 marked spaces. Surrounding land uses include commercial and residential uses.  Building heights in the area vary widely from 2 – 23 stories. The site is located within a few blocks of the 12th Street BART station and is served by multiple AC Transit lines.

LAND USE CLASSIFICATIONS

The General Plan Land Use Diagram designates the site as Central Business District. The Central Business District classification is intended to “encourage, support, and enhance the downtown area as a high density mixed-use urban center of regional importance.”  The maximum floor area ratio (FAR) allowed by the General Plan is 20. 

The project site is zoned C-55 Central Core Commercial.  The intent of the C-55 zone is “to preserve and enhance a very high-intensity regional center of employment, shopping, culture and recreation appropriate to the core of the central district.”  The C-55 zone regulations do not have a maximum FAR for mixed-use projects. 

The project is generally consistent with both the General Plan and the Zoning Regulations.  However, development of the proposed project requires the approval of a Major Conditional Use Permit because of the size of the project, a Minor Variance for reduced setbacks, a Tentative Parcel Map for subdivision, and Design Review. 
KEY ISSUES 

The primary design issues related to the project include the following:

Location of Driveway and Loading Berth: The primary design issue raised relates to the location of the parking and loading access to the building.  The access is proposed on 14th Street adjacent to the building next door.  The owner of the adjacent property expressed his concerns over conflicts between AC Transit bus traffic and the proposed garage access, the safety of turning movements into the garage, and locating the garage access on 14th Street, which as a major pedestrian corridor to and from the downtown area, could be better utilized as continuous commercial frontage.  In response to a request from the DRC to consider an alternative location for garage and loading access, the applicant has evaluated an alternative site plan that moves the access to Harrison Street and has stated that it would not be desirable for several reasons (see attached alternative site plan and comparison table).  The alternative garage access would result in a substantial reduction of commercial space due to the additional space required to accommodate ramping and circulation in the modified garage.  In addition, moving the access to Harrison Street would place it in close visual and functional proximity to the pedestrian residential entrance.   

The traffic consultant addressed the traffic issues raised by the adjacent property owner in a letter (see attached).  The consultant concluded that there would be no significant conflicts between through traffic and vehicles accessing the project driveway and loading berth.  Furthermore, the impacts of the driveway and loading berth on traffic operations are virtually the same whether the access is located on the 14th Street or Harrison Street side of the project. 

There is generally continuous ground-floor commercial frontage on 14th Street between Harrison Street and Broadway, except for the Merchant’s Garage, and on Harrison Street towards Chinatown, except for the Hotel Oakland.  The proposed garage driveway and loading dock for the project site would somewhat interrupt the continuous commercial frontage on 14th Street.  Although a loading berth is required by the zoning regulations, removing it from the project design would reduce the number of vehicle openings and increase the amount of commercial frontage on the 14th Street side of the site.  Removal of the loading berth is not anticipated to result in a significant impact on circulation in the vicinity because it would likely be used infrequently to accommodate moving vans, which could utilize on-street parking spaces.  Approval of a minor variance would be required to delete the loading berth from the project design.

Location of AC Transit Bus Stop: The adjacent property owner has expressed concern over impacts of the existing AC Transit bus stop located in front of the project site on 14th Street. The traffic consultant noted that one of the two existing curb cuts on the 14th Street frontage of the site will be removed by the project, thereby allowing AC Transit buses to pull closer to the intersection of 14th and Harrison Street and further away from the adjacent property on 14th Street.  Therefore, the project may reduce the impact of the existing bus stop in front of the project site and on the adjacent property. 

Tree on Adjacent Property: Another issue raised is the mature redwood tree located in a courtyard on the adjacent property on 14th Street.  The adjacent property owner and tenants are concerned that the proposed project will negatively impact the redwood. To address these concerns, the applicant hired a horticultural consultant to evaluate the redwood tree (see attached report). Although the tree itself is located on the adjacent property, the retaining wall next to the tree extends onto the project site.  The report found that there may be negative impacts on the tree when the retaining wall is removed and reconstructed so that it does not encroach onto the project site.  Although this would reduce the amount of soil volume remaining for the tree, whether the tree survives will depend greatly on how the wall is removed and reconstructed and how the tree is maintained in the future.  Additional shading created by the project is not expected to have a substantial impact on the redwood tree.

Parking: The DRC asked about whether the project provided parking to serve the proposed commercial uses.  The traffic analysis prepared for the project determined that 109 spaces are required for the residential units and 14 spaces are required for the commercial space.  That results in a total of 123 parking spaces required to serve the project. The 125 parking spaces proposed in the garage will therefore meet the project demand; they will be shared by the residents and employees of the neighborhood-serving commercial uses.  In addition, the project will replace an existing surface parking lot with 60 marked spaces.

Open Space: The DRC also asked for more information on the proposed open space.  The project will include approximately 9,000 square feet of combined group and private open space.  This amount of open space will substantially exceed the requirement of 7,350 square feet, which is based on the recently revised open space requirements of 75 square feet per unit in the zoning regulations.  The open space will be provided at the ground floor and at terraces on the 6th, 9th, 14th, and 17th levels of the building.  Open space visible from street level includes the landscaped entrance and trees on the terraces. Each terrace will provide a combination of landscaped group and private open space areas separated by low stucco walls capped by open metal railings. 

Location of Building Wall on Property Line: Another issue noted by staff is that the portion of the northwest facade of the building is located on the property line.  The design of this elevation includes windows and score lines to provide some articulation along this side of the building, which will be visible from downtown.  To address building and fire code issues, the applicant will submit an Alternative Methods Request to the Building Services and Fire Services Departments proposing the placement of fixed, 1-hour fire-rated windows along the property line, and the recordation of deed restrictions on affected units to require closure of these windows if the adjacent property is redeveloped so that the windows would be blocked.
RECOMMENDATION:


Staff requests that the Design Review Committee comment on what issues need further clarification or follow-up for the full Planning Commission.  
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April 18, 2001 Director’s Report to Planning Commission

May 30, 2001 Memo to Design Review Committee

Comment letter from Charles Stickney

Alternative site plan

Comparison of garage/loading access locations
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Horticultural report
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