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  Oakland City Planning Commission
DRAFT MINUTES

Zoning Update Committee

Michael Lighty, Chair

Nicole Franklin

Glen Jarvis

JULY 31, 2002

Regular Meeting
 


CONVENE
4:15 P.M. 



Hearing Room 1, City Hall,



One Frank H. Ogawa Plaza

ROLL CALL


Present:  
Lighty, Franklin, Jarvis

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

The following persons addressed the Commission:  Sanjiv Handa, East Bay News Service
AGENDA ITEM
To review the proposed CC-Community Commercial and CR-Regional Commercial Zoning Districts (which will replace the C-25, Office Commercial; C-30, District Thoroughfare Commercial; C-40, Community Thoroughfare; C-45, Community Shopping; and C-36, Gateway Boulevard Service Commercial Zoning Districts)

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

Commissioner Franklin asked questions about residential uses in the CR-Regional Commercial (C-36) zoning district; the FAR of 5.0 vs. 10.5 in the C-35 district; and signs along the freeway.

Chair Lighty inquired about the residential density for the Claremont Hotel (R-30 and R-70); why CC-Community Commercial rather than CN-Neighborhood Commercial is not designated along major corridors; and why the zoning districts are being consolidated.

Commissioner Jarvis commented about R-35 and R-50 being lumped together in the Housing and Business Mix areas.  The districts have different intensities and height limits.  There needs to be a way to recognize different districts and neighborhoods as they each have their own character.

Commissioner Franklin supported consolidating the commercial districts.

Commissioner Jarvis suggested the use of modifiers, for example, CC-1, CC-2, to differentiate between geographic areas rather than have the same regulations apply the same to all CC areas (Oak Knoll, Claremont, Redwood Square).  He also mentioned that it might be better to designate some of these areas CN-Neighborhood Commercial.

Comments were then taken from the public.  

Bertha Westbrook, representing the Market Street Corridor Neighborhood Association, commented about the Mixed Housing Type Residential General Plan designation and allowing both residential and commercial uses.  Bill Levinson also commented about the Housing and Business Mix areas.

Joyce Roy discussed zoning mechanisms for smart growth such as:  a minimum height in commercial districts; including the area devoted to parking in the calculation of FAR; and a height limit of 45 feet as it makes 3 stories above retail economically viable.

Roy Alper spoke in favor of mixed use housing in the CC-Community Commercial zoning district with commercial uses on the ground floor.  He supported limitations on certain uses, design review for commercial projects, and the 50/90 foot height limit.  He also discussed the General Plan "growth and change" areas along corridors designated for transit-oriented, high-density development.  Other comments included the protection of low-density areas near major transit corridors, allowing residential density bonuses for mixed use projects on transit corridors (i.e., R-80 density by right); requiring parking at the rear of the site or under buildings; and not requiring sky planes (cannot achieve the higher densities and the buildings will all be pyramid shaped).

Commissioner Jarvis commented that the skyplanes were only required at the rear of the buildings when the commercial district abutted a residential district.  He then asked staff to return with examples of skyplanes.

The Claremont Hotel/Resort and the CC-Community Commercial zoning designation was discussed by the following speakers:  Mary Jane Freeland, Ellen Peterson, Ellen McKaskle, and John English.  It was recommended that the hotel not be designated CC-Community Commercial as it is surrounded on three sides by residential development.  There are concerns about the uses that could locate on the grounds of the hotel with the commercial designation.  It was suggested that staff think of another way to regulate the hotel and propose regulations with "teeth."  Concern was expressed about enforcement of the regulations and the impacts that any new land uses could have on surrounding development.  It was also mentioned that the Community Commercial zoning designation allowed a higher intensity of development than the existing residential land uses surrounding the hotel.

John English spoke against the consolidation of zoning districts and believed that it was inappropriate due to the geographic distinctions throughout the city.  Additional comments were made about the complexity of the code format, the use of overlay zones rather than base zones, and that some CC designations on the General Plan map do not make sense.

Commissioner Franklin commented that she supported extensions to the zoning district abbreviations to designate different geographic areas.

Sanjiv Handa commented that the new zoning code should take into consideration the marketplace realities of larger vehicles and parking standards.  He also mentioned that parking meters were being removed for the designation of passenger loading zones for businesses; and that the commercial areas should be cleaned up and the parking rules enforced so that cars do not park on sidewalks.

Eugene Sim commented about auto-related businesses in areas designated Urban Residential and that the zoning should be more flexible about these uses.

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

Broadway Auto Row

1. Should Broadway Auto Row remain in the CC district or should it be zoned for the CR district?

2. Would an overlay district that designates this area specifically for auto dealerships with site frontage parking for retail display be appropriate for Broadway Auto Row?  

Franklin - Broadway Auto Row should be its own base district

Jarvis - there is a conflict with supporting the surrounding residences with basic services

Lighty - Broadway Auto Row should not be CC or CR; nor should it be an overlay zone

CONCLUSION - Broadway Auto Row should be its own base district

Claremont Hotel/Resort

Should the Claremont Hotel/Resort have unique zoning regulations that permit the existing use and allow oversight of any future proposals on the site?

Jarvis - limit CC zoning to the hotel only and designate the remainder of the ground Mixed Housing Type

Franklin - both CC and CR are inappropriate; should have its own zone

Lighty - need to compare the existing regulations to the proposed regulations and decide what should be allowed by right

CONCLUSION - The Claremont Hotel/Resort should have its own zoning or set of regulations

Increased Regulations

Are the new regulations appropriate for the CC-Community Commercial and CR-Regional Commercial General Plan land use designations, or are the new regulations overly restrictive?

All - The regulations are not overly restrictive; they make the rules clearer.  Jarvis and Lighty both supported the minimum height suggestion made by one of the speakers for commercial areas, however, Jarvis did not support expressing height in terms of number of stories.

CONCLUSION - The regulations are not overly restrictive.

Religious Assembly Land Use Classification

Is the CUP the appropriate permit track for religious assembly land uses in the CC and CR districts?

All - CUP is appropriate; new use must blend well with area.

CONCLUSION - A conditional use permit for religious assembly land uses is appropriate.

Residential Land Use Classification in the CR-Regional Commercial Zoning District

Is the CUP the appropriate permit track for multi-family residential land uses in the CR district?

Franklin - Residential should not be permitted; only retail uses should be allowed.

Lighty - It's an auto access zone.  Concerned about Gateway development on Hegenberger Drive.  Residential type development could affect the look of the area.

CONCLUSION - Generally favor CR without residential; but undecided.  Bring the issue up with the full Planning Commission.
Automobile/Equipment Sales and Services Land Use Classifications

Are the proposed automobile-related use regulations appropriate for the CC and CR districts?

Lighty - The auto regulations proposed are okay in the CC and CR districts.

Jarvis - Okay with the regulations, provided the facilities are subject to design review.  Believes that auto dealerships should be allowed to do auto repair by right as it is an integral part of the business.

CONCLUSION - No changes to the auto-related land use regulations, as proposed by staff.

Design Review

Should design review be applied to all projects in the CC district?

All:  All commercial development should have design review.

CONCLUSION - All commercial development should have design review.

Building Height

Are the proposed height limits appropriate?

Skyplane

Is the skyplane appropriate for both the CC and CR districts?

Jarvis - The concept is appropriate although not sure about the numbers.  Concerned that FARs are too high.  5.0 FAR and a 90 foot height limit could result in very high buildings.  What about the impacts on adjacent residential uses?  Where would these standards be appropriate?

Franklin - Not comfortable with the regulations as proposed.  FARs, skyplanes and building heights should be area-specific.

Lighty - CUP process would address height limits.
CONCLUSION - Height limits should be tailored to different geographic areas.

Limitations on Personal Services

Franklin - no restrictions should be placed on specific uses; there could be vacant buildings

Jarvis - the market takes care of things

Lighty - restrict nuisance-producing activities only

CONCLUSION - No restrictions should be placed on the over-concentration of personal services.

Additional Commission Comments:

Lighty - Medical offices and health clinics should be regulated the same.

ADJOURNMENT   6:10
MARGARET STANZIONE 

Project Manager, Zoning Code Update Project

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