July 16, 2006
 
Ann Clevenger
City of Oakland, Planning & Zoning Division
250 Frank Ogawa Plaza
Oakland, CA 94612
 
 
Subject: Case File: #VDRC05-286, Lot 1844, APN: 048E-7347-020-00
 
Dear Ms. Clevenger:
 
Thank you for the opportunity to submit comments on the proposed new home at lot 1844, Balboa Drive. The Shepherd Canyon Home Owner’s Association met with neighbors on Sunday July 16, 2006 to review the above application. We have the following comments:
 
• We recognize and respect the right of the owner to develop his/her property for its legal intended use. This property is R-30.
 
• The site is very steep and challenging for building. Balboa Drive is very narrow and winding. We would encourage you to visit the site personally to see the inherent building difficulties for this proposed development.
 
• A seasonal creek is adjacent to the property. All the neighbors can attest to the presence of a significant flow of water during the winter months. We request that the applicant get a creek determination, thus ensuring that minimum setback requirements from the creek bed are followed. We believe this creek feeds the creek below on West Circle: Creek Protection Permit #CP06-108.
 
• We recognize that the lot complies with the lot size requirements; however, with the extremely steep slope, the developable area of the lot is functionally much smaller, resulting in over development of the property, creating an increase in density beyond a level consistent with the neighborhood.
 
• The lot is 8,455 sq. ft. with a width of 49 ft.; the proposed house is to be 4,029 sq. ft., resulting in a FAR of 48%. This FAR ratio is out of context with neighboring properties. We believe that this home is far too large for the site. We would like to see the home reduced in size (both FAR and height) to stay within compliant setback requirements, height criteria and be more characteristic of the neighborhood.
 
• We strongly object to applicant’s request for a height variance of 43 ft. within 20 ft. of the frontage (24 ft. allowed). This height and massing of the building will exacerbate the imposing nature of the building. Furthermore, the “rotunda” tower element should be eliminated, as it serves no function other than a design element (which is out of neighborhood context) and further exaggerates the overall height and mass of an already imposing structure. Per zoning regulations, “A variance is permission to depart from the development standards, or setbacks, of the zoning district. Variances provide the discretion and flexibility to resolve difficulties or hardships that may be inappropriate where special or extraordinary circumstances occur on the property.”  We believe the structure should be modified to stay within approved height regulations.
 
• We strongly object to the applicants request for a 0 ft. front setback.  The vertical massing of this home already violates the height regulations—not providing a setback at the front of the property will only add to the massive scale of the proposed structure. The proposed house is massive in comparison to neighboring houses, moving the siteing forward will only amplify this distinction.
 
• While the applicant exceeds the number of parking spaces needed, the fact that the off-street parking is tandem could result in an increase in on-street parking density. This, coupled with the fact that the street is narrow and winding, could impact traffic and emergency vehicle egress.
 
• Edge of pavement should be immediately identified as it may become obscured with the huge earth removal required, thus impacting setbacks. It is critical that the driveway and garage be built accurately to the grade, eliminating errors as it meets the street.
 
• 3,626 cubic yards of earth are to be removed for the development of this project. Neighbors are deeply concerned about soil stability and drainage; many slides have occurred in the area. We recommend that an independent geotechnical engineer be retained for a peer review of geotechnical reports. All rocks and debris are to be contained on said property to prevent damage or injury to property and people.
 
 • Construction procedures must be monitored to protect neighbor property and egress, including egress of emergency vehicles. The proposed earthwork will require heavy equipment and many dump trucks to grade and remove soil. Damage to city streets by heavy equipment will almost certainly result. We suggest that the owner be held responsible to repair the street to a level no less than its pre-construction condition.
 
• Construction staging areas must be indicated, managed and monitored to preserve the well-being and access for neighbors to their property and to maintain adequate egress at streets for traffic and emergency vehicles. Hours of construction shall be weekdays, during daylight hours.
 
• This project requires removal of many mature trees. We recommend a significant addition of mature, native trees such as oak, madrone, bay, etc. to the landscape plan in order to help screen the building mass, obscure large retaining walls and enhance the woodsy feeling of the neighborhood.
 
• The materials suggested for exterior finishes are not characteristic with the neighborhood, nor do they comply with title 17.136.070, Design Review Criteria. The proposed house is not at all suited to the surrounding area; its scale bulk and height are disproportionate to the neighboring homes and the materials are out of character with neighborhood consistency. The vast majority of homes in the area are about 2,000 sq. ft. and utilize natural, wood (or wood-like) materials for siding.
 
• The Shepherd Canyon Homeowners’ Association encourages the use of natural looking materials and earth tones for colored finishes. We request that the siding materials be wood or simulated wood siding, i.e., “Hardy plank”. Stucco and vinyl windows are not desirable, nor do they contribute to the naturalistic, scenic setting, nor do they contribute to neighborhood compatibility.
 
• Since there are inherent difficulties in the lot, we suggest that the owner consider a lot merger (with adjacent lot #1843) which will in effect mitigate the need for variance setbacks.
 
 
 
Thank you for your consideration. Please let me know if you have any questions or concerns.
 
Sincerely,
Cillesa Ullman
(510) 339-7139
Member Shepherd Canyon Homeowner’s Association, Design Review Committee.
