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  Oakland City Planning Commission
DRAFT MINUTES

Zoning Update Committee

Michael Lighty, Chair

Nicole Franklin

Glen Jarvis

JUNE 19, 2002

Regular Meeting
 


CONVENE
4:12 P.M. 



Hearing Room 1, City Hall,



One Frank H. Ogawa Plaza

ROLL CALL


Present:  
Lighty, Franklin, Jarvis (4:20)

Staff:  
Gould, Stanzione, Payne - CEDA, Planning and Zoning; Truxaw - City Attorney

WELCOME BY THE CHAIR

Chair Lighty welcomed all to the meeting and explained the conduct of the meeting.




APPROVAL OF MINUTES
 None


DISCUSSION
 None

CORRESPONDENCE
The Committee was provided with copies of all correspondence received.  All correspondence related to the items on the agenda.


OPEN FORUM

No one addressed the Committee

AGENDA ITEM
1. Revised Land Use Classifications

Margaret Stanzione, Strategic Planning Coordinator, made a brief presentation on the revisions to the Land Use Classifications.  Chair Lighty inquired about the Use Classifications for Hospitals, Clinics, and Health Care Service Centers and asked where surgery centers and diagnostic facilities are classified.  He also comments about medical offices and asked why they were a separate land use classification.  He believes that medical offices are similar to primary care clinics and should not be regulated differently.

2. Introduction of the CN - Neighborhood Commercial Zoning District

(to replace the C-5, C-10, C-20, C-27, C-30, C-31 and C-35 zoning districts)

Catherine Payne, Strategic Planner III, presented the staff report.

Commissioner Franklin asked for clarification regarding Overlay Zones for the C-27 and C-31 districts (as mentioned in the staff report on page 12).

Commissioner Jarvis asked why there could not be two zoning districts (C-31 and CN) rather than Overlay Zones.  The intent of the C-31 zone was to recreate the neighborhood shopping area before the "mall" concept.  In the Rockridge area (zoned C-31) can Dreyers be done again?  There is an existing 35-foot height limit; 45 feet is allowed with a CUP.  What findings would have to be made to allow the height to be increased from 35 to 45 feet?

Leslie Gould asked whether the Committee thought that the differences between the zones were that different to justify a separate zone.  

Commissioner Jarvis added that on College Avenue, where there are two travel lanes, a 45 height limit would be too high.  He believes that wider streets, such as Telegraph Avenue, are more appropriate for taller buildings.

Chair Lighty commented that the CN is very similar to the C-27 and C-31 districts.  He cited similarities between Lakeshore and other areas and noted that the only major difference was the width of the street.

Leslie Gould commented that the main differences were the ground floor uses.

Commissioner Jarvis added that in the Rockridge areas, the store entries are recessed; the stores use non-reflective glass; and the storefronts are subject to design review.   He believes the design review standards should be used in other commercial zoning districts.

Leslie Gould commented that the recently adopted Small Project Design Review guidelines address minor improvements to storefronts.

Chair Lighty pointed out that the CN-Neighborhood Commercial zoning standards were more restrictive than C-31 for health care facilities, requiring a CUP rather than allowing by right.  He noted that there is a major difference in the way auto-related uses, specifically gas stations, are regulated.  And eating and drinking establishments are proposed to be Permitted rather than Conditionally Permitted (he asked why the neighborhood does not want restaurants).  For other uses, he does not believe that the CN district is less restrictive than C-31.

Commissioner Jarvis responded that some neighborhoods do not want restaurants because they require more parking, take over necessary services, are noisy, have food odors, and with outdoor seating in the rear of the restaurant, sometimes impact nearby residents.

Chair Lighty suggested that College Avenue and Piedmont Avenue should be the standards for the CN district.

Commissioner Jarvis added that Rockridge and Piedmont are anti-chain store and want to develop with small neighborhood stores.  Noah's Bagels started on College Avenue.

Comments were then taken from the public.  

Roy Alper (also submitted a letter) testified that he's been an Oakland resident for 40 years and is currently developing a mixed-use project on Telegraph Avenue.  He strongly recommended that there be more than one CN zone with different zones for different neighborhood characteristics.  He has no problems with the proposed land uses.  He believes that there should be incentives for higher density and increased building heights along major corridors such as International Blvd, Lakeshore, Telegraph, etc.  He said that the proposed draft does not address the General Plan's "growth and change" areas.  The maximum residential density of 125 du/acre should be reduced to 96 du/acre in the lower density areas with allowances for up to 125 du/ac in the higher density areas; those identified as growth and change areas in the General Plan.

Roy Alper also spoke at the end of the meeting.  He supported the proposed standards in the draft text, but expressed concern about the regulations for building height, density and skyplane requirements because they make it more difficult to construct infill projects.  He also commented that the regulations could result in more closed gas stations, which then become vacant, empty structures that are difficult to reuse.

Lynn Klein lives near the Claremont Hotel/Resort and is concerned about the CC-Community Commercial zoning standards for the Claremont.  There is already a lot of traffic congestion, noise, smells and rats.  She expressed concern about the property becoming a large commercial development and asked about when the General Plan land use designation changed.

Joyce Roy talked about smart growth and infill development.  She supports a minimum density in the CN zoning districts with buildings higher than one story.  She believes that the Rockridge BART Station area should have more intense development.  The regulations should encourage transit development and the parking requirements should be decreased.

Commissioner Jarvis commented that a reduction in parking around the BART station in C-31 did not work.  The parking standards were reduced in the C-31 district on College Avenue.  A parking study revealed that the number of available parking spaces met only one third of the demand for parking.

Commissioner Franklin asked about gross vs. net acres used in expressions of density.  She believed that the zoning changes should reflect the growth and change areas identified in the General Plan.  She pointed out that the General Plan specifies density in terms of dwelling units per gross acre and the zoning code refers to net acre.

Chair Lighty addressed the issue of development density on transit corridors.  He stated that CN should probably allow a lower density than other commercial districts.  He supported buildings taller than one story and stated that the CN zone should not be used to "downzone" areas that should be denser. 

The Committee responded to specific policy issues raised in the staff report as follows:

Increased Regulations

Are the new regulations appropriate to the CN-Neighborhood Commercial Mixed Use General Plan land use designation, or are the new regulations overly restrictive? 

CONCLUSION - The new regulations are appropriate.

Design Review

Should design review be applied in the areas currently zoned C-10, C-30, and C-35?

CONCLUSION - Design review requirements should be applied to all commercial zoning districts. 

Building Height

Is a single maximum height limited appropriate throughout the CN district (35 feet; 45 feet w/CUP)?

Jarvis - concerned about the maximum 45 foot height limit, with a CUP, in the C-31 zone.  How does this affect residential uses in the same zone?  What findings would have to be made to allow a height increase with a CUP?  Wider streets?

Franklin - would like to think about the issue a little more

Lighty - Market Hall is 35 feet and some of the surrounding houses are taller.  Findings may need to be made on the width of the street and the street width is what makes a big difference with building heights.  May want to consider an Overlay for lower heights.

CONCLUSION - Staff should prepare specific CUP findings for when the height could be increased over 35 feet.  There is some justification for different height limits in different districts.

FAR

Is the introduction of an FAR regulation appropriate or beneficial for the CN district?

Jarvis - FAR of 4.0 may be too high.

Lighty - Maybe

[LG - Staff will provide examples of FARs of 2.0, 3.0 and 4.0]

CONCLUSION - Staff will return with examples of FARs of 2.0, 3.0 and 4.0.

Skyplane

Is this more restrictive skyplane appropriate for the CN district?

Jarvis - it's a good concept, but what is the right number?  He is not opposed; just wants to see some examples.

Lighty - Yes

Franklin - not opposed; but not sure either

[LG - Staff will provide examples of sections with skyplanes]

CONCLUSION - Staff will return with examples of sections of skyplanes.

Ground Floor Uses

Is 4,000 square feet the appropriate maximum size for offices, financial institutions and personal services located on the ground floor?

Franklin - Yes

Lighty - Yes

Jarvis - Yes

[LG - Staff will research the sizes of current ground floor land uses]

CONCLUSION - Yes.
Clubs or Lodges and Religious Assembly

Is the CUP process the appropriate land use control for clubs or ledge and religious assembly in the CN district?

CONCLUSION - Yes

Overlay Zoning District

Should there be a storefront overlay zone for the existing C-27 and C-31 zoning districts?

Lighty - what are the real differences between C-27, C-31 and the other zones?  Is there a geographical uniqueness?  If auto uses are the only distinction, then do not need an overlay zone.

CONCLUSION - Prepare a further analysis of the C-31 ground floor regulations and look at applying those regulations to all CN-Neighborhood Commercial zoning districts.

ADJOURNMENT   6:10
MARGARET STANZIONE 

Strategic Planning Coordinator

Notice – Staff reports are available on-line. See web site and download instructions below.
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