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	Location:
	1165 and 1249 67th Street ; (APN 016-1507-008-03; 016-1507-009-02

	Proposal:
	Demolition of existing industrial structures and construction of 92 condominium residential dwellings

	Owners:
	FABCO Automotive Corporation

	Applicant:
	Pulte Home Corporation, Dennis O’Keefe

	Planning Permits Required:
	Interim Conditional Use Permit for residential dwellings in the M-30 zoning, with Design Review, and a Tract Map.

	General Plan:
	Housing and Business Mix

	Zoning:
	M-30, General Industrial/S-18 (Mediated Design Review)   (Best Fit per Guidelines for General Plan Conformity is S-13, Mixed Use  Combining Zone)

	Environmental Determination:
	Infill Exemption; CEQA Guidelines 15332

	Historic Status:
	Non-Historic Property ; D3 rating - OCHS 

	Service Delivery District:
	II

	City Council District:
	1

	For further information: 
	Contact case planner Scott Miller at 510 238-2235 or by e-mail at smiller@oaklandnet.com. 


SUMMARY

The purpose of this report is to provide preliminary design review comments for a project proposing the construction of 92 residential condominium units on 66th and 67th Streets west of San Pablo.  The proposed development is located partially in the City of Emeryville and partially in Oakland, near the Berkeley border.    The proposed 3-level buildings are contemporary in character, with industrial influences, with a stone or concrete building base, stucco sided walls, flat roofs, and large multi-light windows with heavy mullions.  The project is laid out with townhouse-style 3-level units,  each with a garage facing an internal driveway.  The project proposes 2 access points, one on 66th Street and one on 67th Street.

The project includes the demolition of several existing industrial buildings that have a D3 rating from the Oakland Cultural Heritage Survey (OCHS). A portion of the existing brick building along 66th Street will be preserved and incorporated into the project as the lower level building façade (see plans, sheets A1.1 and A3.0.2).

Staff has worked with the project applicant during the past several months in conjunction with the City of Emeryville staff.  Much of this work has focused on the site plan and unit layout in relation to creating higher quality open space and improving access to the site from surrounding streets.  Staff is generally supportive of the project concept, but further site plan revisions are warranted, and substantial  design revisions are needed to the eleveations.  Although the surrounding area supports an eclectic mix of building styles and uses, it is predominantly industrial in form, massing, and architectural character.  Nearby, there are several new and under construction residential projects within the City of Emeryville, and recently a 24-unit mixed use project was approved at 65th Street and San Pablo, within the City of Oakland (CMD02-341).  As
a project within both the City of Emeryville and the City of Oakland, planning permits from both Cities will be required.  The majority of the 2.85 acre site (approx. 65%) is within the City of Oakland, and hence Oakland is the Lead Agency for CEQA purposes.  An infill exemption pursuant to CEQA Guidelines 15332 is anticipated.


 Staff is interested in comments from the Design Review Committee and the public regarding the design of the proposed project that may provide direction to the applicant and staff in processing the Conditional Use,  Design Review, and Tract Map applications for the project. 

The project requires an Interim Conditional Use Permit for residential units in the M-30 zone, along with Design Review, and a Tract Map for the subdivision of  lots, as described in more detail below.
PROJECT SITE

The site abuts the planned Emeryville Greenway on the west side, an open space system utilizing a former railroad corridor.  The immediately surrounding development includes light industrial uses to the east, the vacant Myers Drum and  Oliver’s Lofts (Live/Work) to the south, across 66th Street, the Liquid Sugar residential development to the southwest, across 66th Avenue and the planned greenway,  commercial development west of the site, across the greenway, and the UC Berkeley warehouse to the north, across 67th Street.  Within Emeryville, the North Hollis Urban Design Program calls for “infill residential that compliments the existing neighborhood and activates the greenway.”  Within Oakland, the area is Housing and Business Mix in the General Plan (as described in more detail below), which anticipates transition to more residential uses that can co-exist with light industrial and business uses.
GENERAL PLAN ANALYSIS

The General Plan designation of the project site is Housing and Business Mix.  This designation states its intent is to “…address areas of the City where a complex mix of residences and businesses has evolved due to converging historic development patterns.  The classification recognizes the equal importance of both housing and business.  This classification is intended to guide the transition from heavy industry to low impact light industrial and other businesses that can co-exist compatibly with residential development.  Respect for environmental quality, coupled with opportunities for additional housing and neighborhood-friendly businesses is desired, as well as the transition from industry that generates impacts detrimental to residences.  This classification allows mixed housing type density, “live-work”, low impact light industrial, commercial, and service businesses, and compatible facilities.  These areas may require additional attention to buffer the impacts of incompatible adjacencies, and the careful development and enforcement of performance standards to insure compatible co-existence.”

The maximum residential intensity is 40 dwelling units per net acre.  The proposed 92 units on the 2.85 acre site is approximately 32 dwelling units to the acre.
  The current M-30 zoning potentially conflicts with the EPP land use designation in that the M-30 zone does not permit residential uses.  In these situations, the General Plan governs, and residential development is permitted with an Interim Conditional Use Permit, pursuant to the General Plan Guidelines (as amended Dec. 2001). 

The Guidelines for General Plan Conformity also specifies a number of Best Fit Zones that may be applied in Housing and Business Mix areas.  The S-13 (Mixed-Use Development Combining Zone Regulations) is identified as the best fit zone, with R-50 (and others) identified as a potential best fit zone.

In conjunction with the Citywide zoning rewrite process, the Housing and Business Mix (HBM) land use category is currently being studied and development standards drafted for proposed new zoning districts appropriate to the HBM land use category.  The proposed zoning standards for the HBM land use areas include 2 districts, BHX-1 and BHX-2.  While the proposed zoning regulations being drafted are not adopted, they have been specifically targeted for this area.  The proposed BHX-1 standards are proposed for this area of the HBM land use category, given the existing development patterns and anticipated future growth and redevelopment in the area. These standards are outlined, along with the existing zoning and R-50 potential best fit zone standards, in the following section of this report.  

ZONING COMPLIANCE

The site is located in the M-30, General Industrial zoning district.  As explained above, the Best Fit zone is S-13, but the S-13 does not have development standards other than design and use permit criteria, since it is an overlay zone meant to be combined with a base district.  The newly proposed BHX-1 standards are most appropriate to use as a guide as they have been specifically drafted for this area and for this type of development.  The following table depicts the project’s comparison to R-50,  M-30, and the proposed BHX-1 standards.

	Criteria
	Requirement

 R-50   M-30  BHX             
	Proposed
	Comment

	Yard – Front
	15’
	 0*
	10’**
	Ranges from 0’ to 5’
	Satisfies M-30 and proposed BHX-1, subject to design considerations/CUP

	Yard – Side
	4’
	 0*
	0-4’
	0’-6’+ (west);  0’-10’ (east)
	Meets or Exceeds requirements for BHX

	Yard – Rear
	15’
	 0*
	 15’
	20’+
	Exceeds requirements

	Height
	30’
	 N/A
	30’ up to 50’*** 
	32’ to roof
	      Meets BHX for most units; some do not **** 

	Open Space
	200sf/unit=20,000 sf
	   21,600+ sf
	Exceeds requirements

	Parking
	1 space per unit=92 spaces
	142 spaces (garages)
	Exceeds requirements –     see Design Issues regarding visitor parking

	Density
	1 unit/ 1,500 sf=82 (R-50)
	1unit/ 1,100    sf =112 (BHX-1)
	   92 units
	The maximum units is 114 based on the HBM density


Table Notes:

*Except when adjacent to a Residential Zoning District, which is not the case for the subject site.

**The proposed BHX-1 front setback is 10’, with the ability to reduce it to 0’ with a CUP, based on development patterns, residential design to insure privacy, and sidewalk-streetscape elements, including landscape area and street trees.

***Proposed height limitation of the BHX-1 is 30’ at the setback line, stepping up to a maximum of 50’ on a 45 degree angle. 

****The proposed buildings would not comply with the R-50 zone 30’ limitation or with the proposed BHX-1 zone 30’ limitation at the setback lines but would comply with the maximum 50’ height limit of the proposed BHX-1.  Some units are approx. 32’ in height at the setback line.

As shown in the above table, the project generally complies with most R-50 development standards, but it does not comply with R-50 density, building height, and minimum front and side setbacks.  The project generally complies with the proposed BHX-1 regulations, except for the 30’ height limitation at the setback line.   

DESIGN REVIEW COMMENTS

The project is a medium density residential project that is striving to create an urban, townhouse-like setting on a former industrial site.  The area around the site is currently predominantly light industrial and business in character, although the General Plan encourages introduction of additional residential uses and there has recently been much interest in residential development in the area (both in Oakland and most notably in Emeryville).  Although the area will undoubtedly continue to transition into a more residential and mixed-use neighborhood (as supported by the General Plan), it is staff’s opinion that the character of future development should maintain a significant industrial quality with regard to overall building form and design character.  In addition, as the area is redeveloped, staff believes it is particularly important to demand high design quality so that a project preserves its quality over time, thereby creating a stable and desirable neighborhood.    

The subject proposal has been revised through the pre-application process to address some site layout issues, including dimension between buildings and amount of open space on site. There is a good modulation of units so that overall building walls are interesting and not flat.  There has been provided a good continuity of pedestrian connections through the site (note bullet point below regarding whether a more “straight-through” alignment should be explored).  The site layout provides a good relationship to the greenway and to 66th Street, as well as a positive re-use of part of the existing brick building along 66th Street.  The interior courtyards are a nice feature and the half-level up elevation provides a good relationship of the units to the open space while still providing privacy.  In addition, the 3rd levels are stepped back from the lower floors which will improve the character of the courtyard open space.  Also, the ground floor office/extra room is a nice interior feature of the floor plans.
From an architectural standpoint, staff has identified substantial design issues related to facades, articulation, and window design, in addition to a few comments relating to site layout and setbacks.  These are listed in the following section. 



Outstanding Design Issues

Staff believes the project  is in scale with the surrounding industrial and residential development, and has been designed at an appropriate density and with a balance of industrial and residential character.  However, staff has identified substantial  design issues that warrant further design study and revision, and requests the DRC provide comments and direction, as well as any other issues the DRC believes are important to address as the project design work proceeds:
Site Plan Layout/Setbacks

· Building18: Add a setback from driveway at front of units so there is room for landscaping and so that vehicles will not damage building;
· Building 18: Add a step back in the 3rd level from the east side where there is only a 10 foot setback.   At full 30’ height, there is not adequate light and air, especially if adjacent property redevelops close to the property line;
· Internal pedestrian access and links to streets and the greenway – While the plan has been revised to improve the internal pedestrian circulation system and expand the courtyards between building entries, staff requests input on whether a straight alignment of the north-south pedestrian connections should be provided, in lieu of the offset alignment (which is most apparent between buildings 6-7 and 8-9);
Building Design/Elevations

· Fenestration, window design and window quality needs to be more specifically identified and may need to be redesigned.  Details must be provided. The window design is critical, given the modern, simple architecture, to the overall success of the design. In current design, there are large areas of blank façade and some facades with a strong sense of composition.  The size, design, and solid/void proportions need to be re-examined; along with detailed information on window dimensions, materials, and recesses.
· Railings and Overhangs – Need more information in order to evaluate;
· Prototypical Elevation – Need blow-up to study design details further;
· Specific Elevations needing further study and modification – Buildings 5, 6, & 7 east and west ends; Buildings 6 & 7 north elevation is very flat; All internal street elevations with garages are also very flat with no strong sense of composition and too symmetrical;
· 3rd Floor fenestration on all buildings (single windows not sufficient, overly repetitive and symmetrical);

· Projecting Bays – Need more information with regard to dimension, materials and proportions, and a section;
· Roof forms – The proposed roofline and massing is flat with no variation.  There is no strong top or edge to the buildings which is a critical flaw.  While the articulation of the units in plan view and the stepbacks in the upper floors will create some interest and depth, staff believes that some roofline variation and/or edge treatment is essential;
· Garage door domination and monotony – variation is needed in design, color, articulation, etc.  The private driveways providing vehicular access to the residences are dominated by rows of garage doors, which tend to create a monotonous internal streetscape.  While there is some articulation of the units at the garage doors, further improvement is necessary;
Other Issues
· Convenient Guest Parking – The project exceeds the City’s code required parking by providing garages for each unit (142 spaces provided; 92 spaces required by code). There is no on-site parking available for visitors;  The public on street parking proposed can provide some opportunity for visitor and overflow resident parking (up to 20 or 25 or more public on street spaces). Emeryville’s staff and Planning Commission would prefer to have a minimal amount of guest parking provided on the site (such as 10-15 spaces).  Since there is currently no readily apparent space for such parking spaces, redesign with a loss of some units would be required.  Oakland staff believes guest parking can be easily accommodated on-street.
· 
· 
· Color – The colors indicated in the colored rendering (dated Nov. 27, 2002) are lacking a level of boldness that might be expected and desired in a contemporary design such as this.  Staff requests a fresh look at providing more color, especially in accents and architectural details, such as railings and entryways.

Public Street Improvements/Proposed Encroachments

Improvements to 66th and 67th Streets are necessary, due to its lack of consistent sidewalk treatment or curb and gutter, and lack of landscaping.  Street improvements will provide an upgraded urban edge and will allow for on street parking along the curb.  Subject to Public Works Agency review and approval, it is anticipated that from 20 to 25 parallel on street parking spaces can be provided along the street frontages, and more if angled parking is provided. Portions of the existing building wall along 66th Street that will be preserved and incorporated into the development actually encroach slightly on the public right of way (much of it within the City of Emeryville).  While staff agrees that the benefits of preservation of the existing brick building wall may outweigh the minor encroachment of the wall itself, there are proposed entry stairs and balconies also encroaching on the public right of way.  The degree to which these encroach and the nature of the improvements are subject to Public Works Agency review (currently scheduled for December 19th Technical Review Advisory Committee review).  If these encroachments are not supported by Public Works staff, significant redesign of the front entryways and front façade along 66th Street will be required.  Staff notes that the overall width of the 67th Street right of way will accommodate sidewalk, landscaping, and travel lanes with the proposed encroachment. Part of the project review process should include new street sections and public improvement plans for both 66th and 67th Streets, in order to establish a new urban neighborhood context and improve visual quality. 
CONCLUSION

Staff recommends the Design Review Committee review and comment on the site layout and building design of the proposed project, with emphasis on the issues discussed above.








Respectfully submitted:

LESLIE GOULD

Director of Planning and Zoning

Prepared by:

SCOTT MILLER

Planner IV

Attachments:
A.
Project Plans
Oakland City Planning Commission	
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