9 September 2006
 
Cesar Quitevis
City of Oakland Planning Department
250 Frank Ogawa Plaza, 2nd Floor
Oakland , CA  94612
 
SUBJECT:  DR006-443 (DR04-140) LOT 80 “BALBOA DRIVE” ON PASO ROBLES DRIVE
 
Dear Mr Quitevis:
 
Thank you for this opportunity to submit comments on the proposed new house on Paso Robles Drive .  The Shepherd Canyon Homeowners Association met today with neighbors of the project to discuss the drawings and the impact the project will have on the neighborhood.
 
The site is a narrow and deep lot with steep and irregular contours, populated with oak woodlands and eucalyptus trees.  This site has traditionally been considered part of the Bishop Court project because it was created when that land was subdivided.  However, the street frontage is entirely on Paso Robles, and there is a vacant lot at the corner of Paso Robles and Balboa which may not be built due to various factors.  This property is physically and aesthetically entirely associated with Paso Robles Drive, and has no adjacency or relationship with Bishop Court .
 
Due to the steep and irregular topography, the functional buildable area of this lot is reduced to a small area near the street.  The design places an extremely large house very close to the street in a neighborhood where all other houses are set back away from the street.  The design of this house fills the entire buildable width of the lot, right up to the setbacks, with a wide and massive building that is completely out of context with the scale and style of the existing houses on Paso Robles.
 
We have reviewed this design in comparison with the City of Oakland Design Review Manual for One and Two Unit Residences and found it to be out of compliance with the following sections.
 
17.136.070 Design Review Criteria  …
 
“1. That the proposed design will create a building …that (is) well related to the surrounding area in (its) setting, scale, bulk, height, materials, and textures.
 
2.That the proposed design will protect, preserve, or enhance desirable neighborhood characteristics.
 
3.That the  proposed design will be sensitive to the topography and landscape.”
 
The proposed design does not comply with these criteria because it:
 
1.
- Does not relate to the surrounding area in setting (too close to the road)
- Scale (it is much larger than all surrounding houses on Paso Robles)
- Bulk and height (it is far too large and massive to fit into the context of this woodsy street)
- Materials and textures (the stucco siding does not relate to the wood siding of the adjacent neighbor, and the style of the building is more Mediterranean than most existing contemporary houses).
 
2. It does not protect, preserve or enhance desirable neighborhood characteristics in that it is an imposing attention grabber of a house, rather than the smaller woodsy homes on the adjacent sites.
 
3  .It is not sensitive to the topography and landscape because it overburdens the street frontage with a massive and imposing structure unlike any others either on Paso Robles or Bishop Court , where the street facades are narrow and conform to the long skinny lots.
 
17.90.050 Design Review Criteria: “ That the proposed development will … maintain the visual value of the total setting or character of the surrounding area.”  This design contradicts the existing woodsy nature of the street, where houses are set well back from the pavement with trees and landscaping buffering the houses from the street and neighbors.
 
In addition, this design violates Criterion 12:  S-10 Scenic Route Combining Zone:  “when man-made structures are introduced… they are sensitively related to the natural setting  and that special consideration has been given to their setting and design.”  We find the proposed design vastly too bulky, looming and imposing on the street elevation.  The siting is contrary to other existing buildings on the street, and the context of the urban forest and low-density setting is completely disregarded.  “Natural materials such as brick, stone, masonry or wood” are not used.  Instead, large solid planes of stucco are proposed without relief.
 
12.3 Landscaping:  The recommendations of the tree permit have been disregarded.  The tree permit is based on a 12 foot setback from the 24” oak tree, drawn in a straight line parallel to the property line.  The design instead creates an alcove in the building which wraps around the oak tree.  We do not think this was the intent of the tree permit.  In addition, four replacement trees were called for to remediate the removal of oak trees in the building footprint.  There is no indication of the replacement trees in the documents.
           
The western portion of this site is a scenic easement.  No mention of this is made on the documents.  In addition, we believe there is a drainage easement on the property that is not shown.
 
Of great concern to the immediate neighbors is the configuration of the proposed driveway.  The documents do not specify whether the project includes relocating the utilities to underground trenches.  The survey and our site visit reveal a power pole and two fire hydrants in the location of the proposed driveway.  These utilities will make the driveway impossible as shown in the design.
 
The driveway as shown in the design curves sharply off the street pavement.  This configuration will not meet the requirements of the City of Oakland for several reasons.
 
1. Virtually all vehicles entering this driveway will be coming from Shepherd Canyon Road , from the left of the house.  The driveway as designed has no curve or radius to provide for vehicles turning in from the left.  This will force cars to either drive up the hill, turn around and approach from the right, or to pull a “Y” or three point turn to enter the driveway, which is objectionable.  Most likely, residents will just park on the street.
2. The driveway does not provide a 24 foot straight back-up from the garage, but rather curves sharply uphill.  Oakland Engineering guidelines require a straight back-up out of the garage.
3. A four-bedroom home in the S-10 requires four off-street parking spaces, typically two in the garage and two in the driveway.  The driveway must provide 9’ x 18’ rectangular tandem spaces on level ground in the driveway.  The contours are not shown on the driveway, but the site plan indicates a 4.5 foot rise from the pavement to the garage door.  The distance is about 25 feet.  So the level, rectangular, tandem spaces are not provided in the driveway.
4. The Oakland driveway guidelines require a 10’ level transition at the edge of the pavement, with a 10% rise for 10 feet, and a 5’ level transition at the garage door.  This driveway is not detailed, but the garage is set at too high an elevation to provide the level transitions, and the slope of the driveway as too steep to comply with the guidelines.
 
The house as designed has windows in Bedroom No. 1 and 2 that will look directly into the existing window of the neighbor’s master bedroom.  This is in direct violation of  Criterion 1 of the Design Review Manual.  Privacy issues are discussed in detail in Criterion 1.  This design completely disregards the privacy of the existing neighbor to the north.
 
The design indicates a light well to provide windows in the kitchen and bathrooms upstairs.  The retaining wall at this light well will be eight-feet-high, creating a tunnel-like area that will be detrimental to the house.  We suggest that this light well be omitted.
 
This home will act as a gateway to the Paso Robles neighborhood.  Paso Robles Drive is an important artery to the neighborhood along the northern flank of Shepherd Canyon Road .  Along with Saroni, it is only one of two connectors to the hill to the north.  This home will establish the aesthetic tenor of the neighborhood to the north, as the entry and the first house that will be seen on Paso Robles.  We do not believe the style of this house is in keeping with the existing established context.
 
We request that prior to approval, story poles be erected so that neighbors can see the location and height of the proposed house.
 
I will fax you a comparison of the floor areas of existing homes on Paso Robles Drive.  At 3600 s.f., this house is dramatically out of scale with the existing neighbors.  Although the floor area ratio is low because the lot is relatively large for our neighborhood, the impact of this house will be much more significant because the building is massed as close to the street as possible.  This increases the apparent bulk and mass of the building beyond the tolerance of the neighborhood.
 
We request that the size and width of the house be reduced to conform to the existing neighborhood and that the style be modified to be more in keeping with the wood-siding and contemporary detailing existing on the street.
 
The following neighbors are in agreement with this letter.
 
Sincerely,
 
Claudia Falconer
Shepherd Canyon Homeowners Association\
Design Review Committee
