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	Location:
	2470 26th Avenue (APN 026-0773-007-00)

	Proposal:
	To construct 17 residential townhouse style units.

	Applicant:
	Candace Koo

	Owner:
	Kirk Miller

	Planning Permits Required:
	Major Conditional Use Permit for seven or more units in the R-50 Zone, mini-lot subdivision and Regular Design Review.

	General Plan:
	Mixed Housing Type Residential

	Zoning:
	R-50, Medium Density Residential Zone

	Environmental Determination:
	Categorically Exempt as per the California Environmental Quality Act (CEQA) Guidelines; Section 15332, in-fill development.

	Historic Status:
	Not a Potentially Designated Historic Property (PDHP); survey rating: NA

	Service Delivery District:
	IV – Fruitvale

	City Council District:
	5

	For further information: 
	Contact case planner Robert D. Merkamp at (510) 238-6283 or by email at Rmerkamp@oaklandnet.com .


SUMMARY

The applicant proposes to construct 17 new residential units on an existing lot containing three residential units in the Fruitvale District of Oakland.  The existing units are proposed for demolition as a part of this application.  Staff requests that the Design Review Committee review the proposal because several of its features, particularly the proposed architecture and colors which would mark significant changes to the development pattern of the neighborhood.

PROJECT DESCRIPTION

The developer proposes to construct 17 new residential townhouse units on a lot with three existing residential units that would be demolished as a part of this application.  This would be a mini-lot concept where lot sizes and setbacks can be modified in favor of good design.  The developer has requested input from the City regarding the feasibility of the proposal’s current design.

The site is located on the easterly side of 26th Avenue in the Fruitvale district.  The neighborhood is characterized by a mixture of single family homes, duplexes, and apartment buildings and the project site is located in the Mixed Housing Type Residential General Plan area which seeks to create a variety of housing types at moderate densities.  The surrounding area generally lacks a particular architectural context.

The project proposes 17 attached units of two and three stories in height.  Two of the units would front out onto 26th Avenue while the remaining would face a common, interior driveway.  The applicant has submitted several design elements for consideration, including a design for each building to have a gable roof, a proposal to have each unit have a flat roof, and another proposal with a mixture of the two.  Also submitted is color board (to be made available at the meeting) with proposed colors for the exteriors, the front doors, and garage doors of the units.

AREA MAP HERE

The proposed units would vary in height, ranging from 21 to 24 feet for the two-story units up to 29 to 32 feet for the three-story units.  The three story units would incorporate covered parking for both themselves and for the other two-story units in the complex.  Such parking would be subject to easements granted in perpetuity in a Tentative Tract Map, which the applicants propose to file at a later date to complete the subdivision of the property.

KEY ISSUES AND IMPACTS

Staff presents the following items for discussion in front of the Design Review Committee:

· Density and bulk. The applicant proposes a density of approximately one unit per 1,500 square feet of lot area, consistent with the R-50, Medium Density residential zone as well as the General Plan designation of Mixed Housing Type Residential, which seeks to create neighborhoods with a variety of housing types.  The project density is divided between two segments of the site, with three-story units at the front and two-story units at the rear sections of the property, leaving an open space in between.  This area is designed to provide room for additional parking, fire apparatus turnaround, open space, and to preserve a large oak tree currently on the property.  While the project is totally in keeping with the zoning regulations and the general plan, the current character of the area is more single-family homes and duplexes, one and two stories in height.
The project would place the three-story component of the project closest to 26th Avenue.  These units are taller because they contain the parking for the entire development and it is not practical to place the parking to the rear of the lot.  These three-story units will be taller than their one-story neighbors to the south but attempt to mitigate this through breaks in the mass of the buildings.  Solar impact should be minimal as the nearest affected houses are to the south of the project and will not have their solar access affected for most of the day.  Solar access is not an issue for the property to the north as this is a parking lot for an existing apartment building.  Windows on these elevations will be small to mitigate privacy concerns with the residential units backing up to them.
· Design. The applicant is proposing two basic unit designs of both two and three stories.  They are also proposing variations between the styles.  One design idea has the buildings capped with tall gabled-roofs which is basically a Colonial Revival type of style.  Another proposes a flat roof style that borrows the roof pattern of the Italian Renaissance style with a slightly stepped out parapet.  A third option has a mix of both styles, taking advantage of the proposed breakup of the units into two different segments.  The applicant has stated their preference for the gable roof design but is looking for input from the Design Review Committee.   All the design plans consist of horizontal wood siding with what appears to be horizontal slider windows.  Bay windows on both stories of the residential living space will add additional architectural embellishment to the design.
The applicant proposes that garages be placed under the three-story units, serving both those units as well as the two-story units to the rear of the site.  The specific mechanism to accomplish this will be dealt with at the Tentative Tract Map stage.  Staff is concerned of the effect of a row of garage doors on both sides of the private driveway and how that will look visually, for both the residents as well as the immediate neighbors who see this site.  Staff recommends several methods of softening the effect of the garage doors, including staggering the front façade.  This would help to break up the faces of these buildings and add more visual interest to the project.
Staff is concerned that the porches on either design type are not substantial enough, especially related to the units fronting onto 26th Avenue.  The entryways for each unit are capped with either a miniature gable or pediment that mirrors the roof style of the design.  Staff feels that this area needs further expression and recommends a variety of elements that could improve this feature.  For instance, with the gable variety of roof, different styles of columns would be an appropriate addition to the design.  Rounded classical columns would be especially appropriate.  Additional ideas to improve the entryways could involve more substantial porches or perhaps improved doors or tall, narrow windows framing the doorways.

Staff is also concerned with the windows, namely the use of sliders and the lack of much visible trim.  Staff would strongly recommend double-hung windows be used as these are much more in keeping with the proposed styles for these units.  Trim details should be submitted as well.  High quality trim materials and detailing would be an asset for these units.

Finally, staff is concerned about the relation of the two-story units to each other.  The drawings are not clear as to what sort of front-yard fencing material will be used, what sort of landscaping will be used or what sort of common pathway will be placed.  The applicant has communicated that they are attempting to create the feel of a community here that will allow people to socially interact.  Staff is concerned however, that the extent of the front yards will reduce the common strip between them to be nothing more of a sidewalk with minimal or no landscaping.  Staff recommends that a landscaping plan be developed to show the proposed landscaping in this area to ensure an attractive and functional environment.

· Colors. The applicant is proposing a wide variety of colors for the exteriors, garage doors, and front doors.  A color chart will be provided at the meeting.  The dominant theme will be varying shades of blue, ranging from near green to purple.  Off whites and a red “Berry Wine” will also be proposed.  Staff is recommending that the color palette be revised to better integrate the project with the neighborhood, which generally consists of buildings painted in whites, tans, yellows, and greens.  It’s staff’s view that such a contrast in colors will be too garish when considered in context with the rest of the neighborhood.  Ideally, projects should be able to blend into the existing fabric while still containing elements that distinguish the project from existing.  While we understand the desire and see reason with making the project somewhat distinctive, staff believes this goes too far in that direction.  Staff recommends a new color palette be developed that brings the project more in keeping with the neighborhood.

CONCLUSION

The proposal could contribute to the revitalization of the neighborhood by developing a site that has long been underutilized and blighted.  This neighborhood could benefit from new housing stock being developed and as the surrounding environment generally lacks a specific, strong architectural context, various design options are open and available for analysis.








Respectfully submitted:

GARY PATTON

Deputy Director of Planning and Zoning

Prepared by:

ROBERT D. MERKAMP

Planner II

ATTACHMENTS

A. Plans

B. Photographs of the Neighborhood

C. Color Board (provided at hearing)
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