Oakland City Planning Commission              STAFF REPORT
Design Review Sub-committee

Case File Number:  CMD 02-306 ER 99-01                                              July 24, 2002

Project Name:
17th Street Parking Garage 

Location:
529-39 17th Street, 524-28 16th St. &1608-30 San Pablo Ave.

Assessors Parcel Numbers:
APN: 008-0620-009-01 and 011 through 015

Proposal:
Preliminary Review of proposal to construct a six story structure containing 515 parking spaces, 5,900 square feet of ground floor retail and 27 bicycle storage lockers on a 36,650 sf site bounded by 17th Street, 16th Street and San Pablo Avenue in Downtown Oakland. The project includes demolition of the one-story building located at 1630 San Pablo Avenue.

Applicant:
Komorous- Towey Architects on behalf of the 

Oakland Redevelopment Agency

Owner:
Oakland Redevelopment Agency 

Planning Permits Required:
Design Review and Major Conditional Use Permit

General Plan:
Central Business District

Zoning:
C-55  Central Core Commercial Zone

Environmental Determination:
An Environmental Impact Report (EIR) was certified for this project by the Planning Commission in April, 2001.

Historic Status:
The parcels fronting on 16th Street are located in the Downtown Oakland Historic District (DOHD).

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

City Council District:
3

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

SUMMARY
Komorous- Towey Architects on behalf of the City of Oakland Redevelopment Agency (ORA)  has filed a major conditional use permit and design review application to construct a 515 car parking garage on a 36,612 square foot site bounded by 17th Street to the north, 16th Street to the south, the Traveller’s Aid Building and Dufwin Theatre Building to the east and San Pablo Avenue to the west.  The existing Adcock-Joyner Building at 1600-06 San Pablo and 532-38 16th Street is located at the corner of 16th and San Pablo and is not a part of this project. The plans call for a structure that would be six stories high (seven levels) with approximately 5,900 square feet of ground floor retail space located along San Pablo Avenue and a small surface parking area for 13 cars on the 16th Street frontage.  The main access to the garage would be located on 17th Street with a secondary entry/exit on 16th Street. The main pedestrian access to the garage is at the corner of San Pablo Avenue and 17th Street.

The ORA, in anticipation of actions to be taken to develop the garage, including property acquisition, filed an environmental review application in late 1999.  An Environmental Impact Report  (EIR) was prepared and the Planning Commission certified the EIR in April, 2001.   The design work for the parking structure has now been initiated.  The purpose of this meeting is for the DRC to review the preliminary design and to solicit public comments prior to review by the Planning Commission.  Prior to review by the DRC, the RDA has sponsored two public meetings (January 10 and June 19, 2002) with surrounding neighbors and property owners to solicit comments and review preliminary plans.

PROJECT DESCRIPTION  AND BACKGROUND

The project calls for a seven level structure with approximately 72 cars per level.  The ground floor would contain a small administrative office/ticket booth (200 square feet) and approximately 5,900 square feet of retail along San Pablo.  The main pedestrian entrance is located at the apex of the structure at San Pablo Ave./17th Street. Two elevators would be incorporated into the entry, along with a stairway to the upper levels.  Another pedestrian stairway is located at the 16th Street entrance.

Vehicles would access the garage primarily from 17th Street, between San Pablo and Telegraph Avenues. A secondary entrance/exit would be located at the 16th Street edge. This parking entry would contain approximately 13 surface spaces for employee use.   

A large triangular light well has been incorporated into the project design in consideration of the adjacent six-story residential building. This light well has a minimum setback of 10 feet, with the widest point measured at approximately 30 feet. Solid masonry walls on the south and east sides are proposed to shield the residential building and the adjacent office building to the west, thereby reducing noise and air pollutants from the garage.

As part of the project, the ORA acquired the Lai Insurance Building at 1630 San Pablo Avenue.  This building will be demolished.  The site would be cleared and a minor amount of excavation is proposed for structural and utility purposes.

The Planning Commission has previously reviewed, considered and certified an EIR for this project.  The plans studied in the EIR were at a conceptual level of detail, and reflected similar mass and height of the current plans.  Concerns raised during the environmental review process included the light and air impacts to the adjacent Adcock-Joyner and construction noise. 

The exterior treatment of the garage is composed of concrete and stucco vertical elements with long narrow openings.  A wider band sets the ground floor levels apart from the middle levels of the structure.  A wide cornice is also shown.  The apex of the structure at San Pablo and 17th street has been made a major corner element and is higher.  It has a round shape and a circular column at the ground level.  The pattern of the exterior openings reflects the proportions and rhythms of the surrounding Beaux Arts Revival buildings such as the adjacent Adcock Joyner building and the nearby Latham Square building at 1601 Telegraph and the East Bay Water Company at 512 16th Street.   The proposed color palette calls for beige tones.

PROPERTY DESCRIPTION AND SURROUNDING CONTEXT

The project site consists of three vacant parcels, two parcels used for surface parking and the small, one story office building at 1630 San Pablo Avenue. The site is located in the midst of a densely developed urban commercial area within downtown Oakland.  Directly bordering the site on the south side, at the corner of San Pablo and 16th Street is the Adcock-Joyner building, containing approximately 50 residential units and ground floor commercial space.  East of the project site, facing 17th Street, is the seven story Dufwin Theatre Building, presently containing offices.    A small, three story commercial building, the Traveller’s Aid Building, is located southeast of the project site along 16th Street.  To the north, across 17th Street is the Oakland Ice Arena, and to the southwest, across San Pablo Avenue, is the City Administration Building and Frank Ogawa Plaza.

A portion of one of the vacant parcels, fronting on 16th Street, is within the Downtown Oakland Historic District (DOHD).  Five contributor buildings to the DOHD surround the project site. 

KEY DESIGN ISSUES 

The EIR for the project pointed out two important issues that would need to be considered in the design of the proposed garage:  the light well and wall treatment adjacent to the Adcock-Joyner Building and the incorporation of key physical design elements of the surrounding Beaux Arts Revival buildings in the DOHD.  These issues are discussed briefly as follows:

Light Well.  The light well has been expanded from the 10 foot setback shown in the conceptual plans presented in the EIR.  The architects have been able to take advantage of the parking layout and shear wall system to expand this light well area into a triangular shape with a 10 foot minimum setback, gradually increasing to a 30 foot setback toward the street.  This feature provides adequate light and is a superior design solution.  The adjacent wall will be painted light color to further reflect light and, as noted above, will be solid (without openings) such that noise and exhaust fumes do not vent into the light well.

Key Physical Defining Elements.  The pattern of openings, rhythm and proportion of the structure reflect some of the key defining elements of the historic district with a strong bottom, middle, top and wide cornice. Overall, staff believes that the design is very high quality and is compatible with the historic district.

Other Design Comments.  Staff has a number of other design comments that the DRC may want to consider:

· The ground floor proportions should be widened and design of the entry at 17th and San Pablo should be strengthened.
· Lighting details on the street frontages and roof top will be important to review in order to shield neighbors and compliment the design.

· Landscape treatment of the light well area should include trees in order to provide an attractive visual outlook for residents of the adjacent building.

RECOMMENDED DRC ACTION:

To review the proposed design of the 17th Street Garage and give comments pertaining to further information and direction about the design aspects of the project.

Report Submitted by : 

_____________________________________

Claudia Cappio

Major Projects Manager

Report approved for forwarding

To the Design Review Subcommittee:

_____________________________________

Leslie Gould, Planning and Zoning Director

Attachments: Renderings

                   Plans, elevations and sections

CONDITIONS OF APPROVAL

