









July 19, 2000


Oakland City Planning Commission - Design Review Committee
July 24, 2002

Case File: CMD02-0064

Page 4


Location:
3250-3262 Louise Street (APNs 007-0594-029-00 through 007-0594-031-00) and 3245-3251 Hollis Street (APNs 007-0594-08-00 and 007-0594-009-00)

Proposal:
To construct 22 residential townhouse style units.

Owner/Applicant:
Pocket Development, LLC

Planning Permits Required:
Project is still in preapplication phase.  As proposed, the project would require a major variance for density greater than conditionally permitted in the R-36 Zone and within the Mixed Housing Type Residential General Plan Classification (one unit per 1,511 square feet of site area) and an interim Conditional Use Permit for residential development not allowed by the Zoning designation but allowed by the General Plan designation), minor variance for front setback (15’-0” provided for Hollis Street, 20’-0” required (15’-0” provided for Louise Street, 20’-0” required for R-36 “best fit” zone);  minor variance for open space (100 square feet of required group per unit with the provided private open space; none provided); minor variance for parking (1.5 spaces per unit required, 1.0 space provided; minor variance for parking location (parking required to be 25 feet from front of residence;  15 feet proposed); Design Review for new construction in the R-36 Zone.

General Plan:
Mixed Housing Type Residential

Zoning:
R-36, Small Lot Residential Zone and M-30, General Industrial Zone

Environmental Determination:
To be determined.

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

Service Delivery District:
I – West Oakland

City Council District:
3

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



SUMMARY

The applicant proposes to construct 22 new residential units spanning over five existing parcels in the Dogtown neighborhood of West Oakland.  The project is currently in the preapplication phase of the planning process and the developer is in the process of assessing the feasibility of the project.  Staff requests that the Design Review Committee review the proposal because several of its features, particularly the proposed density, lot coverage, and bulk, would mark significant changes to the development pattern of the neighborhood.

  

PROJECT DESCRIPTION

The developer proposes to construct 22 new residential townhouse units on lots currently used as a parking area and an automotive dismantling yard.  This development is still in the preapplication phase; the developer has requested input from the City regarding the feasibility of the proposal’s current design.

The site is within "Dogtown", a West Oakland neighborhood with a Mixed Housing Type Residential General Plan designation, that is roughly bounded by Ettie, 32nd, Hollis, and 34th Streets. Older single-family and two-family Victorian homes set the context of the neighborhood, although some industrial uses, industrial buildings converted to live-work units, and neighborhood serving retail stores exist in the area.

The proposal would include 16 units on two existing parcels fronting Louise and another six units on three adjacent parcels that front Hollis Street.  The applicant would merge these five adjacent lots upon completion of the development. There would be three pairs of duplexes fronting Louise Street and one pair fronting Hollis Street (the “exterior units”).  The remaining homes (the “interior units”) would be behind the exterior units.

The exterior units would feature steeply pitched gable roofs, second story front porches, prominent window features, and front stairs to relate to the Victorian style of homes found in the neighborhood. Shed roofs and flat facades would give the interior units a modern design. Each interior unit would contain two tandem parking spaces on the bottom floor while each exterior unit would contain a one-car garage directly accessed from the street.  The exterior units would be approximately 25 feet tall to the roofline and 35 feet to the peak of the roof.  The applicant proposes the interior units to be approximately 35 feet in height to the peak of the roof and 30 feet to the roofline.

The exterior units would each contain approximately 280 square of private open space contained in a rear yard and a 160 square foot second story front porch.  The interior units would each contain a 225 square foot rear yard.

Note that the current designs are preliminary and schematic because the project is in the preapplication phase of the planning process.  Attachment A contains a proposed site plan and plans showing the currently proposed elevations of the proposal in context with the streets.  Staff will present a three dimensional model of the proposal and the streetscape at the July 24, 2002 meeting of the Design Review Committee.

KEY ISSUES AND IMPACTS

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

· Density. 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. However, staff has generally applied the R-36 (Small Lot Residential) “Best Fit” Zone, which conditionally permits of one unit per 2,500 square feet of lot area, to the neighborhood because that designation provides development standards for the Victorian Homes on small lots typical of Dogtown. Although the applicant proposes a design for the front homes that relates to the Victorian context of Dogtown, the proposed density results in lot coverage and architectural bulk that would represent a change in character for the neighborhood.  The exterior homes would be taller than existing homes in the area, but consistent in style and within the allowed height limits.  The interior homes represent a significant change to the neighborhood by building large, tall structures in the rear yard area.  Staff believes that the height of the rear yard structures should be reduced.  However, the developer states that the square footage is necessary for the project to be economically viable.

· Parking Accommodation.  The applicant proposes one parking space per unit; the R-36 “Best Fit” Zone requires 1.5 parking spaces per unit.  Also, the front units contain garages accessed directly from Hollis and Louise Streets, removing all available on-street public parking along the length of the development. To mitigate the parking issue, the applicant has provided tandem parking spaces on the bottom floor of the interior units and proposed increasing the length of the driveways off Louise and Hollis Street from 15 feet to 18 feet to accommodate a front yard parking space.  The applicant also states that some on-street parking could be preserved if each pair of front units shared a stairway.  This scheme, however, reduces the prominence of stairs leading to porches, removing a critical architectural feature that relates to the surrounding Victorian buildings.  The Zoning Ordinance does not allow a tandem space to be counted as a legally required space.  However, total parking ratio is two spaces per unit if the tandem spaces are included.

· Parking Design.  As mentioned, the applicant proposes parking in a garage at the front of the units.  However, rear parking is the context of the neighborhood; Section 17.102.370(a) states that when such a context exists, new development must locate parking at least 25 feet from the front property line.  Staff has suggested that parking in the front of a home can have a design that does not emphasize the garage if its entrance is recessed from the front of the building.  Staff requests that the Planning Commission provide input to staff regarding this design issue.

· Open Space.  The applicant proposes no group open space but, as described in the “Project Description” section of this report, proposes 280 and 225 square feet of private open space for the exterior and interior units, respectively.  The R-36 Zoning Designation requires 100 square feet of group open space per unit given the proposed provision of private open space.  Staff requests that the Design Review Committee discusses the appropriateness of providing the proposed private open space in lieu of the entire required public open space requirement.

· Stairs. As mentioned, the applicant has made efforts to relate the design of the exterior structures to the Victorian context of the neighborhood.  Staff has noted that the architectural prominence of the proposed entry stairs and entry porches should be enhanced to better relate to the neighborhood’s architectural style.
Conclusion

The proposal could contribute to the current revitalization of the neighborhood by developing a site that has long been underutilized and blighted.  Several features of the development, particularly the proposed density, lot coverage, and bulk, would mark significant changes to the development pattern of Dogtown.  Staff requests that the Design Review Committee review these issues at their July 24, 2002 meeting.








Respectfully submitted:

GARY V. PATTON

Deputy Director of Planning and Zoning

Prepared by:

NEIL GRAY

Planner II

Attachments:
A.
Preliminary project site plan and front elevations within a street context.
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