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September 25, 2002

Case File Number: DV02-389



Location:
Redwood Day School, 3245 Sheffield Avenue (APN 026 -0801-002-00)   


Proposal:
Design Review of Phase II improvements including two new one-story classroom buildings adjacent Sheffield Avenue, one two-story classroom  building adjacent the Central Reservoir on the north side of campus, and landscape site improvements. 

  Applicant:
Herman & Coliver Architecture

Owner:
Redwood Day School

Case File Number:
DV 02-389  (A01-265, REV00-013, CM94-151)

Planning Permits Required:
Design  Review of proposed classroom and site improvements

General Plan:
Mixed Housing Type Residential

Zoning:
R-30 One Family Residential Zone 

Environmental Determination:
A Mitigated Negative Declaration (MND), (ER00-35) was adopted by the City Planning Commission, June 6, 2001.  City Council Resolution No. 76702 sustained the City Planning Commission’s adoption of the MND approval on September 18, 2001. 

Historic Status:
Not a Historic Property (NHP); OCHS Survey rating = F3

Service Delivery District:
IV – Lower Hills

City Council District:
5

Status:
The Planning Commission’s approval of the Conditional Use Permit for the school’s Master Site Plan was upheld on appeal by City Council on Sept. 18, 2001, with final design review delegated to the Design Review Committee (DRC).  The DRC reviewed and approved Phase I improvements (DR02-150) on May 30, 2002.

Action to be Taken:
Decision on Design Review application based on staff report. 

For further information:
Contact case planner Caesar Quitevis at (510) 238-6343 or clquitevis@oaklandnet.com.



SUMMARY
The Resolution No. 76702 adopted by the City Council on September 18, 2001 upheld the City Planning Commission’s approval (REV00-013, ER00-035 (CM94-151)) to increase the maximum permitted student enrollment from 275 to 387, to approve a new conceptual master plan, and approve a proposal for new education facilities at Redwood Day School, with revised and restated mitigation measures and conditions of approval.  Design Review is required for new construction and the final siting of new buildings with referral to the Design Review Subcommittee pursuant to the project specific conditions of approval. The Phase II development includes new classroom buildings and landscape site improvements located in the southern portion of the campus adjacent Sheffield Avenue and adjacent existing residential properties fronting on Sheffield Avenue.  In addition, a new proposed two-story classroom building is proposed on the north side of campus abutting the Central Reservoir, property of the East Bay Municipal Utility District. Staff believes that the site landscaping improvements and classroom building character, design, and details are compatible with the existing school facilities, are consistent with the approved master site plan and will be compatible with the neighborhood. An administrative level review of a request for a minor variance to encroach in the rear yard setback will follow.  Staff seeks comments and suggestions from the Design Review Committee of the Planning Commission after review of public testimony and review of the site specific design development plans.  

BACKGROUND

The proposed project is the second phase for new and remodeled educational facilities and site improvements at the Redwood Day School. 

Under Resolution No. 76702 adopted by the City Council September 18, 2001, the Council upheld the City Planning Commission’s approval where the Planning Commission added two Conditions of Approval, one of which delegates the Design Review Committee to review final building siting.  The Design Review Committee and Zoning Administrator shall also review the building plans defining specific quality and design characteristics of proposed facilities.  Included in the review submittal are elevations, color samples and material specifications showing details of exterior finishes, fenestrations, trim, glazing, and other such items.  The applicant will bring a color sample board to the September 25, 2002  Design Review meeting. In addition, the report states that the applicant shall make a good faith effort to resolve any design related issues with the neighbors prior to any design review applications to the City.  The Redwood Day School architects have contacted the Sheffield Avenue Neighborhood Association prior to application.  No correspondence raising issues with the design have been forwarded to the City.

Specific issues of building bulk, building massing, building height, detailing, shade, shadows, noise, and lighting will be reviewed in Design Review to ensure that the project development adheres with adopted Design Review criteria. Specific criteria under Section 17.136.070.B include the following: 

1)
That the proposal will help achieve or maintain a group of facilities which are well related to one another and which, when taken together, will result in a well-composed design, with consideration given to site, landscape, bulk, height, arrangement, texture, materials, colors, and appurtenances; the relation of the proposal to the total setting as seen from key points in the surrounding area.    Only elements of design which have some significant relationship to outside appearance shall be considered.  

2) That the proposed design will be of a quality and character which harmonizes with and serves to protect the value of, private and public investments in the area;

3) That the proposed design conforms in all significant respects with the Oakland Comprehensive Plan and with any; applicable district plan or development control map which has been adopted by the City Council.

In one portion of the proposed project, two one-story buildings will be constructed surrounding a modified common open green space with comprehensive landscaping. New construction of Classroom Building F  (2,716 square feet and three classrooms) and Building G (2,028 square feet and two classrooms)  are limited to heights of 15’-0”, located a minimum of 25’-0” from abutting properties, and of a scale compatible to adjacent residential properties.

The other portion of the proposed project, Building J (11,063 square feet) will be constructed as a new two-story building with four classrooms, restroom facilities, and dance/extended care and gymnasium spaces with a maximum building height of 30’-0”.  This multi-use building aligns with existing classroom Building B and is located in the western most location of the site abutting the EBMUD property and encroaching 10’-0” within the minimum required 20’-0” rear yard setback. 

KEY DESIGN ISSUES 

The issues required by Conditions of Approval to be approved by the Design Review Committee include the following:

1. Final Siting of new buildings shall be reviewed by the Design Review Committee.

Staff Response:

The siting of proposed buildings in the southern portion of the subject property adjacent to existing residential properties are in strict compliance with the conceptual master site plan.  Project specific conditions of approval include the following: 1) to minimize removal of existing trees, 2) locate building mass away from residential properties and locate one story buildings where impacts would be minimal, and 3) increase buffering between educational facilities and residential properties through site design, screening, landscaping and a minimum 25 foot buffer distance (see Attachment D: Exhibit C, Revised and Restated Mitigation Measures and Conditions of Approval, Project Specific Conditions, Item 8: Master Site Plan). The cumulative floor area in the southern area of 9324 square feet ( 4,744 square feet of  new classrooms, 4,580 square feet of existing portables)   is well below the  negotiated cumulative square footage maximum of 20,000 square feet of floor area    (Project Specific Conditions, Item 8b) located in the southern area plus decks, exterior stairs and covered walkways.  The seven existing trees abutting residential properties and to be preserved (Project Specific Conditions, Item 8c) will be temporarily transplanted during installation of utilities and replanted in their approximate existing locations. The maximum height of new one-story classrooms (Project Specific Conditions, Item 8d) is approximately 15’-0” and less than the maximum negotiated height of 17’-0”classrooms.  Project Specific Conditions, Items 8e, 8f, and 8g are construction specification items to employ sound-proofing measures, operational measures to limit activity after 9:30 p.m., and operational measures to maintain security lighting on site with illumination not directed at neighboring homes.  Staff recommends  that the proposed future walkway canopy located  between new Buildings F and G should be considered for impacts to the view shed.  Buildings were sited with neighbor feedback to preserve existing views and sight lines from abutting properties of open space areas on the campus as well as open space views beyond to the Central Reservoir and Central Reservoir Park, and to maintain a buffer area to preserve privacy.  Staff also recommends that proposed landscape planting in easement areas be considered for appropriateness so as not to disrupt or disturb utility services. Also the grass cell paving system should be considered for appearance, safety, and maintenance.  The alternative siting of Building J departs from the conceptual master site plan and encroaches into the rear yard setback and aligns with existing Building B.  Staff recommends relocating Building J a few feet further north.  The current proposal results in a “pinch point” in the site plan where building, circulation, and landscaping are in confined relationships. The school currently exceeds the minimum required number of parking spaces (one space for three employees) of 18 with 58 spaces. Staff believes that further design modifications would address issues of this restricted area, although a rear yard variance of some extent may still be warranted. With further siting modifications, staff believes that the proposal will meet the conditions of the approved Master Site Plan .

2. That the building plans shall adequately define the specific quality and design characteristics of the proposed facilities. 

Staff Response:

The design addresses increased use and efficiency of the educational facility with incremental new classroom buildings that are consistent with, but not entirely matching with the existing building facade.  The exterior finishes include a combination of horizontal and vertical hardboard siding,  redwood batten trim, and painted redwood fascia and trim. The articulation of the new classroom buildings, site paving, and landscape features break down the scale of the classroom building.   Color samples will also be presented to indicate the design quality. From Sheet A3.1 of the design proposal, a conscious effort is made to keep the height of buildings low relative to existing residential buildings. The proposal  has been refined to  indicate a quality of design that is compatible with both adjacent properties and existing school facilities. Staff recommends further design modifications in finish material can better relate the school to the cement plaster and stucco character of existing residential properties by incorporating a stucco base to the buildings.    

3. Minimize trees to be removed.

 Staff Response:

The proposal maintains the open space quality of the existing educational facility.  However, previously planted trees in easement areas are an issue with EBMUD (see attachment C).  A selection for alternative planting  for landscaping within easement areas is suggested by EBMUD.  Trees within the easement are not protected trees because their existing trunk diameter do not meet the minimum for protected trees. Existing encroaching trees in the easement areas have already been removed. The seven existing trees abutting residential properties and to be preserved (Project Specific Conditions, Item 8c) will be temporarily transplanted during installation of utilities and replanted in their approximate existing locations. A total of fourteen existing trees are within 10’-0” of construction activity and will be protected from removal under the Tree Protection Ordinance.  However four trees are identified for removal; two pine trees located in the north west corner of the site adjacent the parking area and freeway, and one birch (10” diameter trunk) and one oak (8” diameter trunk) located where Building F is proposed.  New trees are proposed to be planted throughout the site (one maple, one western redbud, and six redwood trees). Although four trees will be removed, the majority of trees will remain and the overall number of trees will increase to maintain the open space quality of the site.

4. Preservation of Residential Character of the Neighborhood:

Staff Response:

The proposal attempts to achieve a balance between the civic character of the school and the residential character of the neighborhood.  Proposed buildings adjacent residential properties are scaled in response to surrounding residential characteristics by maintaining a low height, an increased separation of 25’-0” versus the minimum required five foot side-yard setback, and proposed landscaping to minimize the visual disruption of open space views by classroom buildings. The use of hardboard siding differs from the predominantly cement plaster finish of existing residential properties, but is of a similar scale to the residential properties in detail. As stated earlier, the school can better relate to the residential properties by incorporating a stucco building base.  The applicant is also subject to the Revised and Restated Mitigation Measures pertaining to air quality, biological resources,  noise, and traffic.  Preservation of the residential character of the neighborhood will be maintained based on compliance with these measures referenced in attachment D.

RECOMMENDATIONS:

Staff seeks comments and suggestions from the Design Review Committee of the Planning Commission regarding the attached Phase II new building construction and site improvements. Staff recommends the Design Review Committee open the public hearing, take public testimony, close the public hearing and consider staff’s recommendations. Staff is recommending approval pursuant to design modifications to include minor changes to landscaping, exterior finish materials, and relocating Building J to relieve a restricted area in the site design. 
Respectfully submitted: 

GARY V. PATTON

Deputy Director of Planning and Zoning

Prepared by:

CAESAR QUITEVIS, Planner II
ATTACHMENTS:


A. Approved Master Site Plan

B. Reduced  Proposal Building Plans and Site Plan

C. Preliminary Review letter from EBMUD dated March 19,2002

D. Resolution 76702 adopted by City Council on September 18, 2001,  Exhibit C:


Revised and Restated Mitigation Measures and Conditions of Approval. 
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