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Oakland City Planning Commission              STAFF REPORT

Design Review Committee
Case File Number: CMDV03-035                                                                
March 26, 2003

	Location:
	1242 – 35th Avenue  (See map on reverse)

	Assessors Parcel Numbers:
	033-2197-015-03

	Proposal:
	To construct a new mixed-use building containing 30 dwelling units and approximately 4,288 sq. ft. of commercial space.

	Applicant:
	Nicolaos Theophanous

	Owners:
	Nick & Panagoula Piperis

	Planning Permits Required:
	Minor Conditional Use Permit to allow a parking bonus for mixed-use developments; Regular Design Review for new construction; Minor Variance to reduce the amount of required off-street parking spaces (31 required; 19 proposed) 

	General Plan:
	Neighborhood Center Mixed Use 

	Zoning:
	C-28 Commercial Shopping District Zone; S-15 Transit-Oriented Development Zone

	Environmental Determination:
	Exempt, Section 15332 of the State CEQA Guidelines (Class 32, In-Fill Development Projects)

	Historic Status:
	Non-historic property; survey rating: X 

	Service Delivery District:
	IV – Fruitvale

	City Council District:
	5

	For further information: 
	Contact case planner Darin Ranelletti at 510-238-3663 or  by email: dranelletti@oaklandnet.com 


SUMMARY

The applicant proposes to construct a new 25,513 square-foot mixed-use building containing 30 residential dwelling units and approximately 4,288 square feet of commercial space.  The new building would be 4 stories tall with residential uses on the upper floors, ground floor parking along East 12th Street, and ground floor retail and second floor office space along International Boulevard.  Each residential unit would contain one bedroom and measure approximately 670 square feet in size.  The units would be rented at market rates.  There would be 19 off-street parking spaces on the ground floor along East 12th Street to serve the residential units.  The ground floor retail space along International Boulevard would measure 3,706 square feet, capable of accommodating one larger tenant or two smaller tenants.  The second floor office space along International Boulevard would measure approximately 582 square feet, suitable for one office tenant.   There would be no off-street parking to serve the proposed commercial uses.  

The proposed project complies with all applicable zoning standards except for the amount of off-street parking spaces proposed.  The applicant is applying for a Minor Variance to reduce the amount of required off-street parking spaces (31 spaces are required, 19 spaces are proposed).  The applicant has submitted a report prepared by a traffic consultant stating that 19 off-street parking spaces should be sufficient to serve the project due to the site’s proximity to the Fruitvale BART Station and AC Transit bus service on International Boulevard.  The applicant is also applying for a Conditional Use Permit to apply the parking standards of the S-12 Residential Parking Combining Zone relating to the reduction of aisle and stall width and the number of allowable compact parking spaces.  Regular Design Review is required for all new construction in the C-28 and S-15 Zones.


















PROPERTY DESCRIPTION

The project site is a vacant lot located in the Fruitvale District of Oakland directly across East 12th Street from the Fruitvale BART Station parking lot and the new Fruitvale Transit Village (currently under construction).  The property is an “L”-shaped through-lot with street frontages on both East 12th Street and International Boulevard.  The site is approximately 13,307 square feet in size and is relatively flat.  Immediately to the southeast of the site along East 12th Street is a vacant warehouse building.  Along International Boulevard the site is bordered to the southeast by a 2-story residential building with ground floor retail uses and to the northwest by a single-story retail building.  

DESIGN ISSUES

Below is a summary of the key design issues related to the proposal.

Architecture 

The design of the proposed building incorporates a number of elements that reference the new Fruitvale Transit Village currently under construction across the street from the project site.  These elements include upper-floor projections, recessed balconies and a Spanish tile roof.  The projections and balconies follow the curvilinear shape of the property along East 12th Street thereby adding dimension and articulation to the East 12th Street façade.  At the corner of East 12th Street and 35th Avenue is a cylindrical tower element emphasizing the primary residential entrance to the building and providing a visual anchor to the intersection.  The proposed tower references the circular corner tower of the Transit Village located diagonally across the intersection.  The building’s exterior would be primarily stucco with vinyl slider windows and a ceramic tile base.  Staff recommends that the windows be recessed or that thicker window framing and trim be utilized in order to enhance the basic design quality.

Open Space

The amount of usable open space in the project exceeds the amount of open space required by the Planning Code (3,930 square feet required, 5,187 square feet proposed).  1,451 square feet of group open space is located on the second floor in the form of an open courtyard.  Decorative paving is proposed for the surface of the courtyard area.  A children’s play area containing patio tables and play equipment is proposed in one section of the courtyard.  The remainder of the open space is located on private balconies.

International Boulevard Façade

The building contains ground floor retail space and second floor office space along International Boulevard in keeping with the commercial character of the Fruitvale commercial district along International Boulevard.  Since the proposal involves a new 4-story residential building within a context of existing 1- and 2-story commercial buildings, the applicant has designed the building so that the third and fourth floors of the building are setback approximately 12 feet from the first and second floors.  This design allows the building to maintain a height at the sidewalk consistent with the surrounding buildings.  The proposed windows and awnings continue the storefront pattern that currently exists along International Boulevard in terms of placement and proportions.  Ceramic tiles are proposed along the base of the ground floor retail space, which is designed to accommodate one or two retail tenants.  The entrance to the second floor office space (and a secondary entrance to the upper floor residential units) is setback from the sidewalk, effectively screened from public view behind a wall of the façade.  

Ground Floor – East 12th Street

The building’s parking garage, including the vehicle entrance to the parking garage, occupies the ground floor of the building along East 12th Street.  Staff is concerned about the impact of the parking garage in its current location.  Locating retail uses on the ground floor would promote a more pedestrian-friendly environment along East 12th Street.  The applicant states that he did not want the project to compete with the retail uses in the Transit Village and those located along International Boulevard.  The developers of the Transit Village state that the retail space in the Transit Village is almost fully leased and there are few, if any, vacant retail spaces along International Boulevard, suggesting that there is demand for additional retail space in the area.  Incorporating ground floor retail uses into the project along East 12th Street would compliment the ground floor retail planned for Phase II of the Transit Village (located directly across the street from the project site) thereby creating a secondary retail corridor off of International Boulevard along East 12th Street.  Incorporating ground floor retail space along East 12th Street would require an underground parking garage.  The applicant argues that underground parking would make the project financially infeasible due to costs associated with excavating the site and installing retaining walls along the perimeter.  In order to enhance the pedestrian streetscape along East 12th Street, the applicant proposes to heavily landscape the building’s exterior at the ground floor level with trellises and vines, use decorative ventilation grills for the parking garage, and use decorative ceramic tiles along the base of the building.  The applicant states that he is willing, if necessary, to modify the design to introduce a small retail space located next to the entrance lobby at the corner of East 12th Street and 35th Avenue.  Approximately three or four parking spaces would be eliminated to accommodate the ground floor retail space.  Staff seeks guidance from the Committee regarding uses and design of the ground floor along East 12th Street.      

RECOMMENDATION
Staff recommends that the Committee review the proposed project for appropriate site and building design improvements prior to full consideration by the City Planning Commission on April 16, 2003.
Prepared by: 

DARIN RANELLETTI

Planner II

Approved:

GARY PATTON

Deputy Director of Planning & Zoning

Approved for forwarding to the

Design Review Committee of the City Planning Commission:

LESLIE GOULD

Director of Planning and Zoning
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