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Oakland City & Planning Commission
 STAFF REPORT

Zoning Update Committee
October 16, 2002

 Michael Lighty, Chair

Nicole Franklin

Glen Jarvis
SPECIAL MEETING TIME:  3:30 PM-5:45 PM

RESERVATIONS FOR PERSONS DESIRING TO BE INCLUDED IN TOUR ON OCTOBER 16TH MUST BE MADE PRIOR TO OCTOBER 9TH 5:00 PM 

CALL 238-6766 AND LEAVE NAME & PHONE NUMBER OF PERSONS ATTENDING

Location:
Citywide

Proposal:
Planning Commission Citywide Tour to review the proposed Business & Housing Mix District as part of the Zoning Code Update

Applicant:
City Planning Commission 

Staff recommendation:
None

For further information: 
Contact Margot Lederer Prado Strategic Planning, at 

510-238-6766 or email mprado@oaklandnet.com

SUMMARY

The Zoning Update Committee (ZUC) of the Planning Commission is requested to undertake a citywide tour of the areas designated as Housing & Business Mix in the General Plan as part of the Zoning Code Update.  (The proposed new Business & Housing Mix Zoning District will be heard by the ZUC on October 30, 2002 at 4:00 pm.)  The Tour is intended to introduce the Committee to the areas currently designated Housing & Business Mix in the General Plan and to areas which may be designated Housing & Business  Mix through future General Plan amendments.  

ZONING UPDATE PROCESS

Zoning Code Update Process

This is one of a series of meetings that will be held by the Zoning Update Committee to discuss the proposed revisions to the Oakland Planning Code.  The revisions to the code are necessary for conformance with the land use policies that were adopted in the Land Use and Transportation Element of the General Plan in March 1998. The proposed Tour is preliminary to the first presentation on the proposed new regulations and classifications for the Business & Housing Mix Zoning District (BHX).  The BHX will not be applied to all areas designated as Housing & Business Mix in the General Plan. A residential zoning district may be applied to areas that have a predominantly residential pattern.  Conversely, where the predominant pattern is largely industrial with few residential uses, a light industrial zoning district designation may be applied with an appropriate amendment made to the general plan to designate the area Business Mix rather than Housing & Business Mix Zoning District. The presentation of the new preliminary text for the Business & Housing Mix Zoning District will be presented initially to the Zoning Update Committee at its regular meeting on October 30, 2002. There is opportunity throughout the development of the new Zoning Code and preparation of zoning maps over the next year for further public input. 

CURRENT ZONING DISTRICTS EXISTING IN AREAS DESIGNATED HOUSING & BUSINESS MIX AREAS IN THE GENERAL PLAN

R-36 Small Lot Residential, 

R-40 Garden Apartment Residential

R-50 Medium Density Residential

R-70 High Density Residential Zone

C-40 Community Thoroughfare Commercial

M-20 Light Industrial

M-30 General Industrial

PROPOSED ITINERARY

Staff has developed a draft itinerary for a Tour based on current planning issues regarding the new zoning district (Business & Housing Mix) which is proposed to be applied to portions of the Housing & Business Mix General Plan Areas). The Tour will begin at the San Leandro border (Area # 9- Gould Street) and work back towards the H&B areas in North Oakland.  Staff is preparing a full staff report for the October 30th Zoning Update Committee meeting with the preliminary draft text of the proposed Business & Housing Mix areas.  Staff are proposing two new zoning districts: Business & Housing Mix 1 and Business & Housing Mix 2. The distinction reflects the differences in land use and development context for these areas.  

BHX1 is primarily intended to serve the Housing & Business Mix areas that currently contain a mixture of uses, but which will be moving primarily into more intense residential uses in the future.  These areas are located in more central locations within the City and which are located at Oakland’s borders to the north, and which serve as gateways from the Emeryville and Berkeley. BHX1 may also be appropriate to areas that are already developed in transitional uses as artisans’ work-live quarters and which, due to their proximity to the waterfront, may continue to be developed in residential uses. The existing residential uses in the proposed BHX1 areas are a combination of early Victorians that typically have very narrow side yards and either paved or minimally landscaped front yards, some of which have gone through various alterations over the years.  There is more residential development activity in these areas and interest in increasing density to provide for more neighborhood services, transit opportunities. As such, there are more restrictions and discretionary allowance for light industrial and commercial activities in BHX1 than are recommended for BHX2. 

(Areas proposed to be considered for BHX1 zoning: Map Areas # 1-4 & 9, including portions of West Clawson in West Oakland; 65th-67th & San Pablo, Lowell Street and 40th Street in North Oakland, portions of Eastlake and portions of the Estuary area designated as Residential Mixed Use.)

BHX2 is appropriate to areas designated Housing & Business Mix which are located on the edge of the industrial and heavy commercial areas and which have a variety or both light industrial/commercial as well as typically one and two-family homes.  There are few multi-family buildings in these areas and residential development tends to follow either an R-35, R-40 or R-50 pattern. Therefore the development standards proposed for BHX2 should reflect and reinforce these existing patterns, and allow more opportunities for light industrial and commercial activities to exist equally with the residential uses. Areas that could be designated as BHX2: Map Areas 5,6,7,8,10, including Wattling Street, 50th  (Melrose), Coliseum/Elmhurst, San Leandro Street SE & Pippin/Permain & Gould Streets.

GEOGRAPHIC SETTING

There are 11 different areas designated Housing & Business Mix throughout Oakland (See attached maps). These areas can be described as follows:

North Oakland

Area #1 A: 65th-67th Streets & San Pablo Avenue- bounded by Vallejo Street and San Pablo Ave
Current Zoning:  M-30, R-40, C-30

Grid Map Numbers:  317, 327

Area #1 Lowell Street Corridor bounded by Stanford Street to the north and 54th Street to the south and Market Street to the east; continuing – crossing Adeline Street south along Linden Street to 40th Street at the Emeryville/Berkeley border.

Current Zoning: M-20, R-40 

Grid Map Numbers:  308, 318
West Oakland

Area #2 Clawson Neighborhood (Emeryville border)  Bounded by the I-580 freeway to the north; Ettie Street to the west; Peralta Street to the east, and the lower end of 28th/intersection of Peralta to the south, (excepting residential neighborhood zoned R-36 in the middle)

Current Zoning: M-30, R-36, 

Grid Map Numbers: 266, 267
Area #3  McClymonds Gateway Bounded by Adeline Street /28th Street and Union/Peralta Streets. 

Current Zoning: M-20 along one side of Adeline Street and parts of Union Street, R-36 along the east portion of Adeline Street, Magnolia Street and Union Streets within the Housing & Business Mix designation.

Current Zoning:  M-30, R-36

Grid Map Numbers:  267

Central Oakland
Area # 4 Laney College/ Eastlake - North and East of Laney College Bounded by 3rd Avenue and 10th Street to the north;  8th Street to the south/12th Street to the east; and E 11th Street/12th Avenue to the south. 

Current Zoning:  C-40, M-20, R-50 (S-4 near Laney College)

Grid Map Numbers:  166, 167, 185

Area #5 Fruitvale-  Bounded by E. 9th Street/ San Leandro Street/ Fruitvale Avenue/ 42nd Street.

Current Zoning: M-30

Grid Map Numbers: 109, 121, 110

Area #6 Melrose - Bounded by 50th Avenue / San Leandro Street/ E 12th Street/ 54th Avenue (Near Melrose Elementary)

Current Zoning:   M-30 

Grid Map Numbers:  98, 99, 111

East Oakland

Area #7 Coliseum/Elmhurst 

Bounded by 66th Avenue to the north; 77th Avenue to the south; Hawley Avenue (east side) to the east; and portions of Snell Street to the west.

Current Zoning:  R-70, M-20, M-30
Grid Map Numbers:  77, 89

Area #8 San Leandro SouthEast  

Bounded by 100th Avenue to the north, 105th Avenue to the South; Permain Street to the west and San Leandro Street to the east

Current Zoning:  M-40 R-50

Grid Map Number:  41,42

Area #9 Gould Street

Bounded by 98th Avenue and Medford

Current Zoning:  R-40, M-30

Grid Pages: 42, 54

ESTUARY AREA

Area #10 East of High/ North-South of Tidewater
Bounded by High Street and the waterfront east of the Kennedy Street/ 23rd Avenue, and 42nd Street

Current Zoning:  Residential Mixed Use (Estuary Plan)

Grid Map Number: 120, 108,121

KEY ISSUES TO CONSIDER

Allowable Land Uses

· Should more impactive land uses be restricted in the BHX Zoning District? Should auto uses be conditionally allowed and be governed by a concentration limit (no more than 1 every 300 feet)? 

· Should Custom or Light Industrial uses with 10,000 square feet or less be allowed “by right” if operating in conformance with City performance standards, and a Conditional Use Permitted only for those with 10,000 square feet or more? Should all industrial and select commercial activities (auto repair) require review by the Office of Emergency Services to determine if a Local Risk Management Plan is necessary? 

H&B Areas as “Residential” zones 

· Staff is preparing performance standards for industrial property located adjacent to residential zones.  Such performance standards would require physical buffers or operational limits to ensure that industrial activities do not pose health or safety risks, or seriously jeopardize the quality of life for adjacent residential uses.  Should the BHX areas be considered a “residential “ zone, which would be protected by the proposed performance standards; or should it be considered a commercial zone because it includes both housing & business uses?

Retention of Residential Zoning in some Housing & Business Mix Areas

· If more than 80 percent of a block’s street frontage is residential, or if there are 10 contiguous residential parcels or more on a block and the existing zoning is residential, staff recommends that residential zoning should be retained. Does the Committee agree? Should the General Plan still be Housing & Business Mix, or should there be a General Plan Amendment to Mixed Housing Type Residential or Detached Unit Residential if the predominant pattern is residential dwelling units?

Residential Density 

· What is the appropriate density for the Housing & Business Mix Areas?  Should density be regulated in units per land area, as in residential zones, or by FAR as in commercial zones? 

Zoning Regulation for Business and Residential Uses

· Should zoning standards for setbacks be the same for both business and residential uses? Residential uses have different needs for light, air and open space; however buildings in the BHX district could be occupied by either business or residential uses. 

Lot Coverage

· Should a lot coverage maximum be considered for both residential and industrial/commercial parcels? 

Setbacks

· What are the minimum setbacks we should allow? Should front yard setbacks and minimum landscaping be required?  Should setbacks mirror existing conditions?  How should the BHX1 and BHX2 setback requirements differ?

· If minimum or zero (side) setbacks are allowed, how are minimum standards for light, air and ventilation ensured?  

Floor Area Ratio (FAR)

· Is a base FAR of 2.0 appropriate for these areas? 

· Should a 3.0 FAR be allowed with discretionary review with a Conditional Use Permit (minor)? Criteria for approving an FAR of up to 3.0 could include: 

1) Larger site area

2) Compatibility with the scale of other nearby uses;

3) Location on a wider street or boulevard, or gateway corridor;

4) Proximity near transit or major transportation nodes.

Height

· Existing heights vary from one-story structures (approximately 12-15 feet) to warehouses with upper floor mezzanines (35-40 ft). What should be the maximum height ? Should it be different in BHX than BHX2 to reflect the different style of residential development in those areas? 
RECOMMENDATIONS:
Planning Commission to consider the issues raised by staff when reviewing the proposed zoning districts for the Housing & Business Mix General Plan areas.

Prepared by:

_______________________________________

MARGOT L PRADO,AICP Planner III

Strategic Planning
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Approved for forwarding to the

Zoning Update Committee of the
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___________________________

LESLIE GOULD

Director of Planning and Zoning

ATTACHMENTS:

A. Citywide map with Housing & Business Mix Areas indicated
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