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Location:
6501 San Pablo Avenue (016-1506-004-00)

Proposal:
To construct a 25 unit residential structure with approximately 2,000 square feet of ground floor retail space.

Owner/Applicant:
Paul Parkman

Planning Permits Required:
Design review for residential projects with three or more units on a lot; Minor Variance for rear yard setback (10’-0” required, none proposed); Minor Variance for Open Space (150 square feet for each unit required, approximately 100 square feet of open space proposed); variance for required courtyard dimension.

General Plan:
Community Commercial

Zoning:
C-30, District Thoroughfare Commercial Zone

Environmental Determination:
Exempt, Section 15332, State CEQA Guidelines; Infill development

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

Service Delivery District:
II – North Oakland

City Council District:
1

For further information: 
Contact case planner Neil Gray at (510) 238-3878.



SUMMARY

The applicant proposes 24 residential units and 2,000 square feet of ground floor retail space on a 12,169 square foot lot at the northwest corner of San Pablo Avenue and 65th Street. The units have an open floor plan conducive to live/work opportunities.  The developer envisions that the building would be retail on the bottom floor, live/work units with professional service businesses accessed by the public off the courtyard on the second floor, and mainly residential uses with home offices on the top floor.

Staff requests input from the Design Review Committee regarding the proposed setbacks and lot coverage; height; usability of proposed open space; and color scheme.

PROJECT DESCRIPTION

The applicant proposes 24 residential units and 2,000 square feet of ground floor retail space on a 12,169 square foot lot at the northwest corner of San Pablo Avenue and 65th Street. The total square footage of the proposal would be approximately 35,956 square feet.  One of the residential units would be located on the ground floor and be designed to be easily converted to retail space when commercial uses become more economically feasible.  The design emphasizes a pedestrian scale along San Pablo Avenue with approximately eight-foot high windows below a canopy that wraps around the corner to 65th Street.

The units have an open floor plan conducive to live/work opportunities.  The developer envisions that the building would be retail on the bottom floor, live/work units with professional service businesses accessed by the public off the courtyard on the second floor, and mainly residential uses with home offices on the top floor.

The building is proposed to cover the entire lot.  The east elevation along San Pablo Avenue would be three stories and approximately 50 feet tall.  The third story would overhang 4’-0” into the public right of way.  The north elevation would be 50 feet high along most of its length but reach a height of 55 feet along the a portion towards the rear of the building. The south elevation along 65th Street drops to 40 feet in height and contains four bay windows angled to capture sunlight from the west.  The west elevation is two stories and 30 feet high.  The four sides of the building define an open courtyard located on the roof of the first floor.  The 30-foot high west elevation relates to the height of the residential structure located on the adjacent property to the rear and contributes solar access to the courtyard.  The applicant proposes a rooftop terrace area above the second story of the west elevation.

Due to their proposed placement on shared property lines, the west and the north are windowless walls as mandated by the building code.  The applicant does propose four-foot insets over portions of these elevations to allow for the placement of some windows.

The applicant proposes one parking space per unit in a parking area on the ground floor of the structure.  The parking would be accessed through a gate along 65th Street.  The parking area is located behind the proposed commercial and live/work space on San Pablo Avenue and 65th Street.

The project plans are shown in Attachment A and a color and material board will be presented at the September 25th meeting.  Note that the applicant has described to staff some proposed modifications to the proposal that are not yet reflected in the attached plans.  They are the following:

· The upper (5th level) along the northern property line has been setback 5' from the property line.

· The turret-shaped structure shown in the west elevation has been removed by relocating the elevator and main stairs to the San Pablo Avenue side of the building. 

· The length of 50' building height has been increased slightly along 65th street, and the length of 40' building height has been decreased along the northern property line. 

The revised plans will be presented at the September 25, 2002 meeting.

Neighborhood Context

The parcel is located at an area of San Pablo Avenue that has a number of vacant and underutilized lots.  The area is expected to experience a transition and revitalization as loft style and commercial development spread from San Pablo Avenue in Emeryville.  Industrially zoned land with a Housing and Business Mix General Plan land use designation is located to the west of the site.  The house on the parcel to the west is approximately 35 feet tall and located 14 feet from the rear property line of the subject parcel.  The house is considered a potentially designated historic property of major importance (survey rating B+3) because it is among the first homes built in Oakland.  Single family homes predominate along the subject block of 65th Street with the exception of an office use at the end of the block.  Loft developments are located further west of the site.

An approximately 12 foot high commercial structure is on a parcel immediately to the north of the site.  A 2.5 acre vacant site is located on the same block of the site at San Pablo Avenue and 66th Street.  A tall office building is located one block north of the site on San Pablo Avenue.

The stretch of San Pablo Avenue in front of the site has a 100-foot right of way and contains small business and higher density residential development.  Several major A.C. Transit routes serve the site.

GENERAL PLAN ANALYSIS

The City’s General Plan Map lists the site as having a Housing and Business Mix classification.  However, General Plan land use classifications are not designed for parcel by parcel designation.  Instead, they are meant to characterize general areas of the City.  Therefore, the Planning Direct is authorized to make General Plan designation determinations of particular parcels where appropriate. 

Upon a site visit by the Planning Director, it was determined that Community Commercial was a more suitable designation for the site because of its location along San Pablo Avenue’s commercial corridor and San Pablo Avenue to the south and across the street has a commercial corridor designation.   Further, the General Plan’s description of the Community Commercial designation as an area suitable for a “wide variety of commercial and institutional operation along the City’s major corridors” aptly describes and represents the City’s vision of this portion of San Pablo Avenue.

ZONING ANALYSIS

The site is zoned C-30, District Thoroughfare Commercial Zone.  The relevant development standards and the site’s compliance with these standards are as follows:


Required
Proposed
Variance

Front Setback
0’-0”
0’-0”


Side Setbacks
0’-0”
0’-0”


Rear Setback
10’-0”
0’-0”
X

Floor Area Ratio
3.0
2.5


Maximum Residential Density
1 per 450 square feet of lot area
1 per 479 square feet of lot area


Group Open Space Area
150 sf per unit 


103 sf per unit; 828 sf on rooftop terrace, 2,200 in plaza.  Note that the plaza contains 548 square feet that does not qualify as group open space because it is obstructed by two platforms approximately 20 feet overhead.
X

Required Courtyard
28 feet
18 to 30 feet
X

Parking
One per unit
One per unit


Height
40 feet for residential structures at the rear yard setback; height may increase from rear setback, but there must be a minimum horizontal distance of one foot for each two feet the height extends above 40 feet.
30 feet at rear 10-foot setback.  Height increases to 50 feet after a horizontal distance of 12 feet from the required rear setback. Project complies because horizontal distance is 2.4 feet for every 2 feet above 40 feet. *


*Note that the applicant’s revised plans show that the structure would be 30 feet at the property line and 40 feet at part of the elevation at the required 10 foot rear yard setback.  The structure would rise to 50 feet approximately 43 feet from the property line.  This revised elevation also complies with the C-30 Zoning.  The revised plans will be presented at the September 25, 2002 meeting.

KEY ISSUES AND IMPACTS

Staff requests input from the Design Review Committee regarding the following issues and recommendations.

Setbacks and Lot Coverage

The applicant is proposing no setbacks from the property lines and nearly complete coverage of the site.  The Zoning Ordinance requires no setbacks at the front and side lot line but does require a ten-foot setback from the rear property line for residential facilities.  This variance would directly impact the historically rated home directly to the west of the proposed site.

Staff believes that there may be justification for some variance from the Zoning Ordinance for the following reasons:

· The applicant mitigates the impact of the proposal by reducing the height of the structure to 30 feet at the rear property line.

· The impact is further mitigated because the home is setback approximately 14 feet away from its side property line.  Staff believes this to be a sufficient distance from the proposal because it is greater than the 10 feet required between neighboring homes in the R-30, One Family Residential District. The proposed 30 foot height at this elevation is also comparable to the R-30 District.

· Requiring a 10-foot rear yard setback would severely impact the feasibility of a project that represents a significant opportunity for a neighborhood in need of revitalization.

Staff suggests that setting back the top story of the west elevation would reduce the visual and privacy impact on the neighboring property.  However, moving this story to the east would reduce the usable open space of the courtyard below.  Staff requests input from the Design Review Committee on how to balance these issues.

Height

As mentioned, the applicant proposes a 50-foot height along San Pablo Avenue.  Staff is concerned that this height, coupled with the massing proposed by third floor windows overhanging four feet into the right of way, would create an imposing presence for pedestrians travelling along San Pablo Avenue.  Staff recommends that the top floor of the building be setback from the front façade at least three feet instead of overhanging into the street.  This will achieve the height desired by the applicant and mitigate the appearance of bulk along San Pablo Avenue.

Open Space and Interior Courtyard Setbacks

The courtyard would be located on the roof of the first floor, approximately 10 feet from the ground.  The second and third floor units of the building define each side of the courtyard.  This creates an open plaza area that varies in width from approximately 18 to 30 feet in width and stretches 78 feet from the eastern to the western side of the building.  The walls defining the open space would be 40 feet on the north and east, 28 feet to the south, and 20 feet to the west. 

Staff has concerns regarding the usability of the proposed courtyard open space in terms of solar access because: a) the 28-foot southern wall and the width of the courtyard will create area with minimal solar access, reducing its usability; and b) Section 17.108.120 of the Zoning Ordinance (minimum court between opposite walls on same lot) requires a courtyard width of 28 feet between required living room windows; most of the proposed courtyard would be narrower than this requirement.  Staff believes that due to the live/work nature of the project, a variance for a reduced courtyard, open space location and quantity may be appropriate for the project.  However, staff believes the open space should have more solar access than currently proposed and greater distance between opposite walls in the interior courtyard.

Color and Materials Scheme

Staff requests input from the Design Review Committee regarding the proposed color and materials scheme.  The proposed building is highly articulated, with numerous sculptural forms.  It further contains several materials and colors.  Staff is concerned that the proposed color scheme is too varied given the already complex design of the building.  The applicant will present elevations with the proposed colors at the Design Review Committee meeting.  Staff recommends that the color and materials scheme be simplified and requests the Committee comment on this issue.

CONCLUSION

This project is consistent with numerous General Plan and City goals for revitalization of commercial corridors and residential development.  Overall, it is sensitive to design issues, and offers an innovative model of housing and live/work development in a commercial corridor setting.  Staff requests committee input on four issues identified:  setbacks and lot coverage, especially on the rear property line; height and bulk, especially on the San Pablo Avenue façade; open space and interior courtyard setbacks; and the proposed color and materials scheme.







Respectfully submitted:

GARY V. PATTON

Deputy Director of Planning and Zoning

Prepared by:

Neil Gray

Planner III

Attachments:
A.
Project Plans
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