.1 Tai

h—_ﬁ_——r

From: Christopher Buckley <cbuckleyaicp@att.net>

Sent: Monday, October 7, 2019 11:19 PM

To: ‘Heather Coleman’

Cc: Allen Tai; ANDREW THOMAS; Henry Dong

Subject: RE: Objective Multifamily Design Review Standards - -Markups of existing documents
and possible additional provisions (3 of 3)

Attachments: 2019-10-4WebsterStreetDesignManualMarkUps.pdf

bk CAUTION: This email message is coming from a non-City email address. Do not click links or open
attachments unless you trust the sender and know the content is safe. Please contact the Help Desk with any
guestions, ***

From: Christopher Buckley [mailto:cbuckleyaicp@att.net]

Sent: Monday, October 7, 2019 11:11 PM

To: 'Heather Coleman' <hcoleman@citycontext.net>

Cc: 'Allen Tai' <ATai@alamedaca.gov>; 'ANDREW THOMAS' <athomas@alamedaca.gov>; ‘Henry Dong'

<HDong@alamedaca.gov>
Subject: RE: Objective Multifamily Design Review Standards - -Markups of existing documents and possible additional

provisions (1 of 3)

Hi Heather,

[ 'am sending you the following materials:
1. Marked-up draft Objective Design Review Standards, including additional text and several illustrations;
2. Marked-up pages from the Webster Street Design Manual;

3. Marked-up pages from the Citywide Design Review Manual;

broadened to also apply to non-residential areas, including historic areas, such as Alameda Point and the
traditional business districts.

5. Additional architectural standards that could be incorporated into the Draft Standards’ “Building Mass
and Articulation” section.

Since some of the file sizes for the attachments are large, I am sending this in three separate emails.

Most of the Webster Street and Citywide Manuel mark-ups identify provisions to consider for incorporation
into the Draft Standards. Since SB 35 projects will likely, at least initially, be limited to new construction, I
have identified only those provisions of the Webster Street and Citywide Manuals that are applicable to new
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construction. Some of the indicated provisions should be wordsmithed to adequately read as “objective”
standards. Please let me know if we should structure the Standards to also apply to additions and alterations.

There is some overlap between the Webster Street and Citywide Manual provisions and those of the Draft
Standards. These provisions should be consolidated to provide a more succinct document. Alternatively, the
Webster Street provisions might be treated as a special section of the Draft Standards, applicable only to
Webster Street and supplemental to the Standards, similar to the existing relation between the Webster Street
Manual and the Citywide Manual.

I have excluded provisions that either are difficult to express as objective standards, are better expressed in
other documents, or might be appropriate as guidelines, but too limiting as standards, such as Webster Street
Manual Criterion 2.3’s restriction on sloped roofs.

The additional architectural standards (Item 5 in the above list) are mostly intended to promote good
composition and proportions. There is also a provision that requires architectural detailing to be derived from
existing buildings, to help ensure that the detailing is high-quality and does not look kitschy. Many architects
and designers do not have a good understanding of how historic architecture works and will often apply
detailing arbitrarily without considering its role articulating fagade composition and proportions. What I have
drafted for the additional architectural standards section could be more nuanced and more provisions could be
added, but I thought it best to limit it as currently submitted to see if it is headed in the right direction.

[ apologize for the crude illustrations. The intent is to show in a simplistic manner the application of certain
standards. If any of the illustrations are considered useful, they could be refined into more presentable versions.
Is there a graphics person available who could help do this? I can provide additional illustrations if you would
like me to do so.

I'have referred the attached materials to both the Alameda Architectural Preservation Society and the West
Alameda Business Association for review, but have so far received only minimal (although favorable) feedback.
A key AAPS member, who is also an architect, has been out of town and won’t return until next week and has
not yet commented.

After you have had a chance to review the materials we should probably get together to compare notes and
discuss next steps. Alternatively, I could meet with you tomorrow (October 8) and walk you through the
materials to help you get oriented. Please let me know your preference. If you would like to meet tomorrow,
afternoon works best for me.

I'am including Henry Dong in this email distribution. Allen originally thought that Henry could help guide this
project while Allen is out of the office, but then reconsidered, since Henry*s workload is already very heavy.
However, I thought it would be good to include Henry in at least this email so that he is in the loop.

Chris

Christopher Buckley, AICP
City Planning Consulting
1017 San Antonio Avenue
Alameda , California 94501
Phone: (510) 523-0411

Fax: (510) 523-1039

Email: cbuckleyAICP@att.net

From: Christopher Buckley [mailto:cbuckleyaicp@att.net]
Sent: Tuesday, October 1, 2019 7:01 PM
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Objective Design Review Standards for
Multi-family Residential Development

APPLICABILITY

The Objective Design Review Standards apply to buildings that contain three or more
residential units. They also apply to groups of three or more attached townhomes (row houses),
regardless of whether muiltiple townhomes occupy the same lot or each townhome is located
on a separate lot. The standards also apply to mixed-use buildings that include multi-family
residential units.

All development must comply with the Zoning Ordinance (Alameda Municipal Code Chapter
XXX, Development Regulations). The Objective Design Review Standards supplement the
development standards in the Zoning Ordinance and further the goals, policies, and actions of
the General Plan, which encourage high quality design and the quality of life that an enhanced
built environment fosters.

The Objective Design Review Standards serve as minimum requirements for multi-family
residential development, as well as for mixed-use development that contains residential uses.
The standards will be mandatory for any qualifying residential project for which a streamlined
approval process is requested pursuant to state law provisions that reference objective design
standards. For any developer of a qualifying project seeking exceptions to these standards, or
any of the City’s applicable design guidelines, the City's existing discretionary design review
process is available. '

STANDARDS
1. STREET CONNECTIVITY.
A. Internal Connectivity. New streets must form a continuous vehicular and

pedestrian network within the development.

B. External Connectivity. Streets within any proposed subdivision or development
site shall be aligned with existing and planned streets in adjacent neighborhoods
SO as to create a continuous street pattern. All streets, alleys, and pedestrian
pathways in any subdivision or development site shall connect to other streets
and to existing and planned streets outside the proposed subdivision or
development.

C. Cul-de-sacs and Dead-end Streets. Any cul-de-sac or other dead-end street
longer than 300 feet shall be connected to other streets by a pedestrian path.

D. No Gates/Barriers. Automobile and pedestrian access points into multi-family
residential developments shall not be gated or closed off to the public.

Exhibit 1
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Objective Design Review Standards
for Multi-family Residential Development

Block Length/Mid-Block Pedestrian Connections. Blocks shall not exceed 600
feet in length, measured from street centerline to street centerline, unless mid-
block pedestrian connections are provided at intervals of no more than 350 feet
apart. Such pedestrian connections shall include a walkway at least 10 feet wide.

Corresponding existing design guidelines and policies on street connectivity: -
e Alameda General Plan Transportation Element policies 4.1.1.j and 4.1.1. k,
¢ Alameda Point Town and Waterfront Precise Plan block design gu:de!mes, ¥
e Northern Waterfront General Plan Amendment Policy 10.6.a; e
o  NAS Alameda Community Reuse Plan Planning Guideline One. - s

2. PARKING LOCATION AND ACCESS.

A.

Parking Location. Off-street parking serving multi-family residential
development shall be located in one of the following facilities:

i Surface parking lots, garages, or carports located to the side or rear of
residential buildings in relation to adjacent streets. (If a site fronts on two
or more streets, the standard shall apply on the street with the highest
classification in the General Plan. If a site fronts on two public streets of
equal classification, the project applicant may determine on which
frontage to meet the standard.)

iii. Garages with side entries, in which the face of the garage door is
generally perpendicular to the fronting street.

iii. For row houses, individual garage doors that face the street but do not
occupy more than 50 percent of the width of any street-facing building
fagade. Where this option is used, garages shall be set back at least five
feet behind the front facade of the dwelling or the front of a covered
porch.

iv. Parking structures in which parking is located underground or the
exterior facades are treated according to the standards of Section 4B,
Fagade Articulation, of these Objective Design Review Standards.

Maximum Parking Frontage. The total width of parking areas visible from the
street, including open parking, carports, and garages, but excluding underground
parking and parking located behind buildings, may not exceed 30 percent of any
street frontage. This limitation does not to frontages along alleys.

Access to Parking. Curb cuts and driveways providing access to parking facilities
shall be from an alley or secondary street, rather than from the principal street,
wherever such alley or secondary access is feasible.
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5. BUILDING ORIENTATION AND ENTRIES. |

A.

“Ceel

Objective Design Review Standards
for Multi-family Residential Development

Vertical Articulation for Tall Buildings. In buildings of four or more stories, upper
and lower stories shall be distinguished by incorporating one or more of the
following features. These features may be applied to the transitions between
any floors, except where otherwise specifi et f‘%

Q. A change in fagade materials, along with a change in plane at least one

| inchin depth at the transition between the two materials.

ii. A horizontal design feature such as a water table, belt course, or

bellyband. éﬂ,t{—f,} a,og,”},f. too plang ‘*’"‘i)
iii. A base treatment at the gralnd floor consisting of a material such as

stone, concrete masonry, orfother material distinct from the remainder
of the fagade and prejesting-at least one inch from the wall surface of the

remainder of the building.

iv. Setting back the top floor(s) of the building at least five feet from the
remainder of the facade.

Fagade Transparency/Limitation on Blank Walls. At least 20 percent of the area
of each street-facing facade of a residential building (50 percent if located within
the planning area of the Alameda Point Town and Waterfront Precise Plan) must
consist of windows, doors, or other openings. No wall that faces a sidewalk,
pedestrian walkway, or publicly accessible outdoor space shall run in a

continuous plane of more thary39" feet Without a window, door, or other
X4

Correspondmg ex:stmg des:gn gu:delmes and poi:cres on bw{dmg mass. and
armaiat:m- e alianrs o et
: Alameda Pomt Town and Wateq‘ront Prease Plan, gwde!mes on bulk massmg,

nd facade andentry design; -+~ i 5
itywide besq.;n Review Manual gu:delmes on bu‘ g art:culatton in2.2A
Cammerc:al Block, 2.2.B Workplace Commercial, 2.2.E Stacked Flats 2.2. F
o Mu[t:plex, 2.2. G Rowhouse, and 2.2, H Covrtyard Housmg :

W

Main Entry Orientation. { [ ‘*“‘%@i A

i. A primary building entry shall'face the street or be «6nented to within 45}

;f"f"degrées of parallel to the street. \Dlrect pedestrian access shall be

“provided between the public sidewalk and such primary building entry.
Where a site is located on two or more public streets, the primary
building entry shall be oriented toward the street with the highest
classification in the General Plan. If a site fronts two public streets of
equal classification, the project applicant may determine on which
frontage to meet the standard.
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Objective Design Review st dards ‘
Jor Multi-fomily Residential Devefopment

ii. In courtyard-style developments in which residential buildings are
located in the interior of a block, entries may face interior durtyards,

i PNV IR walkways, and paseos. However, those buildings or portion urldmgs

ardart w’/t é‘é’{""’ adjacent to the public street shall include a primary ent acin“g the

ﬁ ﬁwi'é A (n treet, \gut_h d:reét ;}édgst rian agzcess between the enxry énd the pﬁbf
‘.?hn-{: 4.7 } i ilg#wgﬁi e

gw\ &1, 6 B, Dwelling Unit ﬁ\ccess/Cowﬁﬁ;;zi:n of Entries to Units. Exterior entrances to

Gmfi “Fa, C,{_}W residential units shall be/in the form of individual or shared entrances at the

'y Y uwﬁ ground floor of the byikding. Exterior entrances to individual units on upper
AN % )Y

oL Sy V“, - A hafl % floors are also permitted: W‘ fyorder to avoid a motel—style" appearance,

?‘i\ﬁm\( 1 LA <

R 1}@,&9 exterior access corndgpbcﬂe above the ground floor Ereisiiesfrom: ___EB,
e 7 */«me:am;@@m,- tofour

jnw&“
S\‘ v\.'*

L
_,-'g,gmts&u Bire pene omutiesdf ﬁ-«!';, S mmé%f’wf‘%a. |
. , Llepati N
Enitry Area and Cover. Exterior entrances serving multiple units must have > .

< “{ M‘\ \\
! roofed projection or recess with a minimum depth of five feet and a mmtmum e CO&_‘
o Rin g &
Tis e ds 5@ ? horizontal area of 60 square feel. Exterior entrances serving a single unit. musﬁ FE SR~

B SR “S_wﬂ_—ﬁﬂ*

F)
»”f have a roofed projection or recess with a minimum depth oﬁ%e-ieasﬁeﬁve feet and}
il a minimum horizontal area ofﬁﬁiﬁsﬂ 25 feet.

it

(@ orrespondmg existing design gwdeimes and palzc:es on building orientation and
entries:

*  Northern Waterfront General Pian Amendment Policy 10.8.d:

. C:tyw:de Design Review Manual guidelines in 2.2.E Stacked Flats, 2.2.F

4 Multiplex, 2.2.G Rowhouse, z.2.H Couryard Haus: 2.2.C Formal En"ry, 3.2‘5
. Stoop, and3.2.E Frontyard;

* Gwde b Rec:a‘enrtaé’ Design, New C. onstrucrion Sire Plan C onsxderaﬁors

\
6.  WINDOW DETAILS.

i
A”\h W}fﬂdy\/u Ret ess Z’Vmaoyvs mus i be rece;sed g‘t leasgxthree-quarters: (3/4} c»f an ;ﬂ

! /nch Arom/sthe §ﬁrmumﬁ.mg zal! mlg_asure fom t .e cxtegfor wa}t!’ to the’ g!*sg
j surface. Wmdcw surmunds all ngt count Lowarc?’the recess dsmensnon )"“‘”"

y Divided-tite windows, where utmzea, may consist of
true/full divided lites o% simulated divided lites, in accord with the following

standards: %’i;;vng Q}
i Muntins or grids sha!l project at least three-eighths (3/8) of an inch from

the glass surface.

ii. Muntins or grids shall be used on both the exterior and interior of the
glass.

iii. For simulated divided lites, spacers shall be used between panes.
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Traditional downtown streetscapes are characterized by a continuous street wall that
creates a sense of enclosuie and consistency in the scale and proportion of the individual
building facades resulting in a sense. R R
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Streetwall |
(See Alameda General Plan policy 3.3.f)
1.1 Maintain continuous streetwall - avoid

separations between structures.

1.2 Do not setback unless for important street-
oriented acrivities such as, :

* Areas of intense outdoor activity (e.g. sidewalk
cafes)

¢ Entrances to alley ways, pedestrian
thoroughfares, and important pedestrian
entrances to buildings.

back for important street oriented activities such as

Building Width sidewalk cafes. .

1.3 Building widths shall reflect traditional lot sizes. % a ¥ X
Emphasize narrower, individual lot widths on

facades if the building is located on assembled lots e ! |
v Lo e | v sorm wom {reml o f

1.4 Break up facades into smaller sections by design =i ! |
elements to mitigate the impact of 2 wide buifdings. PP — W UL L0 T st a m e i
Use vertical articulation of architectural elements to e e '
reference narrow adjacent building widths. Guideline 1.4{Encouraged Newer building is
divided into multiplgbays” to relate to neighboring |

buildings. s \

Building Height

L5 Limit building height to two or three stories. (40 foot maximum per City of Alameda Zoning
Ordinance). Use taller (two and three story) buildings to anchor corngrs and lower {one and owo
story) buildings mid-block.

| 33
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Yl-:;cade Composition

1.6

1.7

1.8

For multi-story buildings, differentiate the ground
floor architecturally from the upper floors to create
a visual base for the building.

Distinguish ground floors from upper floors by
using such architectural elements as:

* Belt cornice or entablature.
* Large storefront display windows on ground
floors; smaller “punch-out” windows on upper

floors.

¢ Change in materials.

Emphasize verticality by using vertical windows on
upper stories.

Guidelines 1.7 and 1.8: Encouraged - “Punch-out” vertical

windows on upper floors.

.

1.9

Articulate Corner Locations

On corner sites, provide prominant corner entrances,
distinctive elements to emphasize the location and pr.

provide upper floor wrap-around windows, turrets and

= o

Guidelines 1.6 and 1.7: Encouraged - Belt cornices,

large ground floor windows vs. smaller upper floor
windows, and changes in materials differentiate
ground floors from upper floors.

Guideline 1.9: Encouraged - At street corners,

corner entries.

w’-

wrap-around windows, turrets, and other
ovide visual inrerest.

Webster Street Design Manual
Page 10




Roof edges are key components of the building facade. Richly detailed .
cornices typically embellish roof edges on older, historic buildings.

S—

‘ 2.1  Where roofs are visible from the street, use
traditional roofing materials such as shingles,
tiles, slate, or standing-seam metal. Select
materials consistent with the buildings
architectural style, such as tile roofing on
Mediterranean style buildings.

2.2 Place a parapet in front of flat roofs.

Guideline 2.1: Tileroof on  Guideline 2.2: Encouraged -
a Mediterranean building Use parapets to conceal flat
roofs.

2.3 Use sloped roofs only where appropriate, such as a pent (shed)
roof above a cornice, or on towers, turrets, and other free-

3{ standing elements,

24 Use cornices or similar moldings at the tops of building facades
to clearly articulate the top of tic building.

2.5 Minimize the visibility of rooftop equipment by grouping all
lumbing vents, ducts and rooftop mechanical equipment away
rom the public view.

4__._—_

L Webster Street Design Manual
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3.1

-awning, and canopies.) Select surface

A variety of building materials is essential to the diversity of the individual
buildings which make up the street facade. Recognizing the materials used in
the bistorical development of Webster Street is also integral in defining the
character of the area. The materials employed, the quality of the finish
material, their application, as well as the quantity, all determine the material’s
comparibility.

a. Use high-quality, durable materials thar are
easily maintained. Use traditional facade
materials like smooth stucco, pressed brick,
glazed tile, wood, terra cotta, and stone to
provide a sense of continuity with the rest
of Webster Streer.

b. Avoid synthetic-looking materials such as
vinyl (plastic) or textured hardboard siding,
or overly rustic materials such as rough
sawn wood and rough stone,

Guideline 3.1a: Encouraged - Use high quality
materials like architectural terra cotta (above) or

c. Also avoid aluminum and other metals. pressed brick.

These materials seldom blend with
traditional architecture and frequently are
found in corroded condition on older
buildings.

Limir surface materials, textures, and colors to
a selection of 2-3 (excluding windows,

materials, textures, etc., that are compatible
with each other and with the building overall.

{ ) 'erly
materials like venger rough stone (at left).

i e S

i T
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3.3 Clean and properly tuck-point brick walls. Clean masonry structures with nondestructive

methods to mainrain the integrity of the brick or stone surface. Do not sandblast masonry or other
materials. Refer to National Parks Service website at www2.cr.nps.gov/tps/tax/thb/stand.htm. for
further discussion regarding non-destructive cleaning methods.

oo i e e
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Guideline 3.4: Encouraged - Typical dimensions for woo. indow on upper floors.

3.4 On upper floors, either use recessed wood windows or rgtessed metal or vinyl windows (or other
window materials) with a wood-like quality with substfntial looking smooth surfaced (not molded)
stiles and rails and glazing recessed at least 3/8 inches¥Muntins or grids, if used, should project at
least 3/8 inches from the glazing surface. Do not use horizontal sliders.
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Webster Streer still retains many of its distinctive late nineteenth and early twentieth
century buildings. These ‘thematic buildings” give much of Webster Street, especially
the section south of Lincoln Avenue, the image of a traditional business district with a
strong sense of time and place. The architectural styles of these buildings include:
Victorian, Beaux Arts Classicism, Mediterranean, and Early 20th Century
Commercial.,

The Webster Street Design Manual seeks to enbance this traditional image. New
buildings and major remodelings of existing buildings must be compatible with
,( Webster Street's thematic buildings and incorporate their major design characteristics.

4.1 a. In order to best fit in with the character of the
Webster Street District, look to the proportions,
massing, rthythm and materials of the District’s
thematic buildings, while not necessarily
mimicking historical architecture.

b. Also incorporate important compositional
elements, such as cornices, belt courses and/or
changes in materials, found on these thematic
buildings which help give focus to the design.
These e?cments can be treated in simplified form
without the level of detail often found on the
L originals.

—

Guideline 4.1a: Encouraged - For new buildings,
maintain the proportions, overall facade

composition, rhythm and materials of the district’s
existing thematic building. j

successful, the a’e:fir:r must have a tbaro[ui/.r g

¢. Note: Attempts o imitate historic buildings in a
literalistic manner are often unsatisfactory. To be

knowlege and understanding of these bui ings’
architectural vocabulary.

—

Guideline 4.1a: Discouraged - Avoid infill ) "Guideline 4.1¢: Dlsco‘uragéél - Attempts to imitate

buildings that do not maintain the proportions, historic buildings are often overly elaborate, ignore
composition, rhythm and materials of the existing important proportions or compositional features, or
thematic buildings. are otherwise unsuccessful.

. ) Webster Street Design Manual
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4.2 Carry through the horizontal lines from nci%hboring buildings in cornices, tops and bottoms of »
windows, storefronts and other horizontal elements. Also maintain the rhythm established by vertical
elements such as the width of storefronts and the width and placement of upper floor windows. j

Guideline 4.2: Encouraged - Continue the
horizontal lines and vertical rhythm of existing
neighboring buildings.

. R it i
e S

\'-”"3 e

43 Do not mix architectural styles on the same building. %4

44 Do not design buildings or storefronts in “corporate” |
or “franchise” styles, where chain store business uses a
particular building type, style or combination of
architectural elements that is intended to be ;
synonomous with that business. I

These businesses must adapt their building designs to
the traditional character of Webster Street.

Guideline 4.4: Discouraged - Do not design buildings or storefronts in
“corporate” or “franchise” styles. }

T T A NS SvTE il

Webster Street Design Manual
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"‘"’M“Mb quality, pedestrian scale and walkable area are overall objectives Jor the
Webster Street district. Site and building design should create inviting entrances and
display windows to establish and maintain pedestrian interest. Design new stmj’i‘onts
to include traditional storefronts with bu&feazb, transom windows and recessed en-

tries.
6.1 Avoid solid, blank walls and other "dead" or dull spaces at ~ : © o CORE
the street level. PRARPE?

EOTETHER  rmaeow
6.2 Orient outdoor seating and dining areas to face the ‘ , B
N | s S REIESRED DaTEY
sidewalk/street. S R rcoermeci S
} 3 * BLAK-EAD
6.3  Avoid storefronts thar are inconsistent with other storefronts  vpici STORIFEONY

in the same building. Encouraged- Typical storefront elements

Guideline 6.1 Discouraged - Avoid solid Guideline 6.3 Discouraged - This building

blank walls at street level. features storefronts that are inconsistent within
the building,

Entry

6.3 fI_’roin'de: at least one clearly defined primary public entrance from Webster Street in the building
rontage,

Webster Street Design Manual
Page 21




6.4 Provide high-interest and high-quality recessed entry vestibules. Such
recesses provide protection from the elements and reinforce
pedestrian visual interest.

(a) Recess entry doors at least 2 feet but not more than 5 feet from

the facade.

(b) Pave vestibule floors with tile, stone or similar hard surface, high
quality materials to set the area apart from the sidewalk and
provide pedestrian interes atlesst Lo

6.5  Usefeonsivg glazingffe} main entry doors.

Guideline 6.4a: Encouraged -
Recessed entry vestibule.

Guideline 6.4b: (right)
Encouraged -Special
pavement on entry vestibule
flows.

Guideline 6.5: (far right)
Encouraged - This entry door
displays a large amount of
glazing.

Windows

6.6 Provide large storefront windows on all facades facing Webster Street. Sidewalk level windows allow
visual access to interiors and encourage activity on the street.

6.7 Do not use reflective film or a coating on windows. Do not use tinted display window glass, which
impedes visual access to the building interior.

|

Webster Street Design Manual
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6.8 UscTarge display windows's much as- e P"z}f
possible:) Large flass areas offer merchants the~—
opportunity to display merchandise. ~Window
- decoration and meretundise shoutd e~
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awtractive display for pedestrians.

-

Guideline 6.8: Encouraged- Large display windows help
maintain pedestrian interest.

6.9  When using openable storefront windows, select
windows which are compatible with the overall fagade
and style of the building. Sliders, folding, casement,
and awning windows are acceptable openable window

types.

L - —_—

6.10  Rerain and repair historic storefronts. Replacement
storefronts shall be similar to historic storefronts.
Older storefronts typically have slim profile storefront
window frame sections set in the face of the bulkhead.

"
N ’ Guideline 6.9 (top right): Encouraged - This storefron!
! L contains sliding windows, f

e e T S
A 5 R

Guideline 6.10 (right): Slim profile window frame on older {
storefront.

e

/
J

CMISIVER. Tos 1L st o prignd
IR &viangme (1]
“\_,mm_,w__m_

e e arrd paromt®
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6.11  For tile, stone or brick bulkheads, either: it i ¥ o

Guideline 6.11 a (top left):
a. set the storefront windows at or seer'the face of the Encouraged - Window set at face of
buﬂ{hcad; or bulkhead.
Guideline 6.11 b (top right):
b. incorporate the bulkhead material into the sill Encouraged - Window set back and
detailfi)ng. bulkhead material used on sill.

6.12  Provide projecting wood sill detailing for wo

@omfmnt frames, wood bulkheads
e )
: r!;lsom windows ;

6.14 Do not use residential style windows (such as
those with nailing fins) as the storefront system.
It is acceptable to install mulled wood units
(where jambs are joined) to avoid short vertical
segments of wall between window. Do nort use
vinyl windows e AT

Iy

&

Guideline 6.14: Biscouraged
- Residential style windows are
not appropriate windows for

Guideline 6.12: Restored Victorian storefront
with wood bulkhead and wood sill. storefront systems.

Page 24




Bulkheads

] ’ehevwmdo;w sledm:

6.16  Select bulkhead materials that are compatible with the marerials of

the overall fagade and style

u1dehne 6. I‘Sh;tli § torefr
ave a bul d; the wmdow“bsg: t
[ thersi the‘s%hualk grade

lkheads-belewthestorefront

of the building,

{617  Select high high quality, durable, smooth-surfaced marerials for
bulkheads with a high level of pedestrian interest, such as glazed tile, stone, |
marble, wood panels and pressed brick. KL

o

o—F

6.18 Do not use informal or rustic materi

cultured m@&ngﬂw - 1‘~ & g&\\,‘#

et S

eaaesw&ereihe-»ev

dxspla;zsast-ueca,km%fse‘wfrhﬂdrad

Guideline  6.18a (left):
Discouraged - Avoid informal or
rustic materials like rough stone
or common brick.

Guideline 6.18b  (right):
Discouraged - Recessed metal
panels used as bulkhead.

g

ials such as rough- W
sawn wood, rough stone or common brick. Do not use
recessed metal panels or synthetic materials such as vinyl or

6.19 \é:'é?mcco cot as a bulkhead material.

ﬁ%%ﬂﬁbgﬁg%gl
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Signage is a vitally important part of the streetscape. lIts impact should be recognized
at every stage of the design process, not as an afterthought at the completion of a
project.

General Sign Guidelines

Special Note: The following are “guidelines” and are not intended to supercede the Alameda Zoning
Ordinance. All signs must comply with the Alameda Zoning Ordinance, or the most restrictive code. This
Design Manual will be updated to conform with the soon-to-be adopted revised Sign Ordinance.

7.1 Signs should not obscure other building elements
such as windows, cornices or archirectural derails.

7.2 The size and the lettering of signs, canopies, or
awnings should be in scale and proportional to the
space in which they are located. Also consider the
size of signs and lettering on neighboring buildings. |

A, Sl e o deA43)

7.3 . Integrate sign lOC%%E;l into the overall design of the
builging. Signage’§ - d

the primary use, primary tenant, or the name
ry

of the buil ing.

Sign Types and Illumination

vt o

74 igns % sed into the the facade above Uansoms%%}xing% areeneouraged.

7.5 Tubular neon may be appropriate for a building on Webster Street, but
its use should be Iimitecf

i f 3
civldren o sloghing S éhoes

, 7.6 Blade signs, those that project perpendicular to the
building face, are encouraged. Locate blade
signage near the entrance.

17.7 Internally illuminated signs - those with a light
source contained within the sign - are prohibited.

/-8 Externally illuminated signs - those with a direct
spotlight or halo light, are encouraged. Individual

letrers placed on a sign frieze, or wood background, I

that are externally illuminated are allowed. 1

1 7.9 Do not use box or cabinet signs.

¥

i ii ' \L},’!"..iij " 7 :
i 7.10 N Signage on awnings ﬁheu-ld'-bﬁ-lmscd to the valance. = i 5
S ' g Webster Street Design Manual
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SignwLettering at Buildings
and Awnings and Canopies ____

be‘chosen thav.is refimed g1 the-character-of tre-
V{arge, plain, boldface frpe-should-be-avoided’

7.12  Signs with too much information can appear cluttered.-Limit sign wording to
just the business name and logo. ,

7.11

.

A-lereerins sevle shor
—business-or. che-building.

Signs in Windows

&“)‘zmﬁ i

7.13  Permanent window signs shewld not exceed 25% of the window area in which the sign is
located. Temporary window signs are not allowed as per the City of Alameda Zoning

Ordinance.

Webster Street Design Manual
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Awninfs above storefronts promote a sense of pedestrian scale and provide protection
Sfrom 1

e weather. Awnings also help articulate individual business storefronts and
provide visual relief from a flat building facade, especially on a multi-story building.

i,

———
F

" Materials (b vy we ) o 7

8.1 a) Use non-glossy materials, such as fabric /metal-framed glass,
and painted or patinated sheet metal. #alvanizcd sheet meral

b) Do not use corrugated sheet metal or frequently-seamed
metals.

8.2 Select fire and fade resistant awning fabric.
8.3

-building styling... Do not use materials such as vinyl, plastic, or
other polymer products.

S i Ze a n d POSi ti 0 n i n g Guideline 8.1; Encure - Metal-

; framed glass awning.
Vie the gamue/ ‘ vie |
8.4 mﬁ% shapes and placcmcnt-i‘o&hos& on the building anﬁ?hrtﬁc—smdc of the street in
the same block. .

s
a) Use the same awning alignment and shape on the same level of any single building if consistent

with other geideimes.. <4 » At g, Al £ o 3734:»7‘ ‘
b) Mount awnings so that their lower edge will selareo those of adjacent build%h\ W;;h‘ :}'L“"“
L T

8.6 Place awnings over individual display windows between prominent vertical elements such as pilasters
or columns. Do not use continuous awnings across the entire building frontage.

r

8.5 Do not cever-transom windows or architectural detailing with awnings.

T :

- . g eV I (B2
Ty .y— ol o o -
e & - o= =
* e B

Guideline 8.5: Discouraged- Avoid awnings that cover  Guideline 8.6: Encouraged- Place awnings over individual display
pilasters and columns. windows and between pilasters and columns.

Webster Street Design Manual
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\ 8.7  Design awnings to conform to the Building and Fire Codes.
|
i

a) Do not extend awnings more than seven feet from the face of the building, nor closer than
two feet to the curb, nor more than two-thirds of the distance from the property line to
the curb face.

b) Provide eight feet minimum vertical clearance over the sidewalk for framed orrigid
g
portion of awning, and seven feet minimum vertical clearance for any unframed valance.

Stylef (/:f., éTM Flo)
8.8  a)°Slanted awnings gfe-pnie;;ﬂe—% flat or curved awnings.
b) However, domed awnings may be used over arched windows.
¢) Valances are attractive additions to slanted awnings.

8.9 Do not internally illuminate awnings.

8.10 Retractable awnings are encouraged.

~8.11-Remove mansard-styled-awnings,cspecialiy-if-chey
~-have beer-added-to-a-historic-storefromt-and-are
.covesing significant.architecturalelements.. ve.-......

8.12 Limit awning signage to the valance. Awning signage
is included in the total sign area allowed by the
Alameda Sign Ordinance.

Guideline 8.8 a: Encouraged - Traditional
slanted awnings'mm

Guideline 8.8 b Allowed Domed awnmg(s) over arched
window(s).

Webster Street Design Manual
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BUILDING TYPES
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2.1 Overview

Purpose and intent

This section contains guidelines for all Building Types
to be used in combination with regulations for Frontage
Types and Architectural Standards and Guidelines to
ensure that new developient is consistent with the
City’s goals for building form and communily character.

2.1.1 Applicability

A range of Building Types ensures visually appealing
neighborhoods, districts, and n,o_._‘:._caﬁ Lach proposed

- S e,

building SFal i deSigned as one of the individual
building types permitied for the District in which the
property is located. Multiple building types may be
builton a single property.

A complex building type may incorporate components
of multiple individual building types within a single
structure. Fach individual building component should

any

adhere to ¢ onjts respective Building Type.

PRV PP

ﬁ

L R o R P B Y Ry iaed B0 R WSS R S Tl
MRVILAING T7e | PRAVIIIGS LT Fritd T OR INGatind I TS
RO T Aty RWiLblie Ty Pk

N

2.1.2 Contents

For cach Building Type, a briel description is followed by guidelines as follovs:

1. Massing and Compaosition describes the organization
of masses, volumes, and disposition relative to its
surroundings.

2. Articulation informs a buildings’s perceived scale and
character by “breaking down" its horizontal (length) and
vertical (height) fagades into human-scale components
supportive of Alameda’s small-town character.

3. Building Flements refers to design features thal create
opportunities for expression of architectural character
and detail. Suggested elements may not be appropriate
to all architectural styles. Desipn and arrangement of
specific building and fagade clements should be in
accordance with the building’s architectural style.

4. Access and Parking refers (o the circulation for
pedestrians and autos.

Citywide Design Review Manual

5. Frontage Types specifies a list of treatments to guide
the space between the building and the public right-of-
way.

6. Common Architectural Styles suggests styles found
in the Manual’s Architectural Style Guidelines that are
recommended for the Building Type.

A perspective skerdd illustrates common massing
and composition. These drawings do_not represent a
required design or configuration,

Photographs of exemplary buildings are provided to
ustrate typical configurations and conmmon styles.
These examples do not indicate required aspects of
building design, and are provided as visual aids to assist
with the application and design review process.
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BUILDING TYPES

2.2,A Commercial Block

-

1. ?.uwamrw & Camposiiion =
1. A distinctive volume with different fagade treatment 3. ’
for the ground-floor and upper stories. ¢33 the height of two-story buildings fmeasured to the
2. Tor corner locations, fagade articulation sheukl be  “3 second story ceiling height). / .
applied evenly to all sides facing public stre ¢ a.ﬁﬁvﬂ@é:ﬁ&w s .wquwiaﬂ_m%r}zlu 2
led injmalti-stdry. bildings toq »_#r&um@,.

ol

O

1 slgrefronts. e

Multi-story buildings: ﬁmi_u_ov» a 'base-shalt-

2. Articulation
]

y as the *base’, the middle floors) serve as the “shaft’,
1o Storefronts are the prominent feati

and the upper floor as the “tlop’. Fach section-sbs
have distinguishing architectural weatments,

51t

top’ configuration, wherein the ground floor serves Ch

A building designed with ground-
floor storefronts for retail uses.
Commercial block huildings

are specifically intended to
aclivate pedestrian areas and
contribule W the City’s most
urban conditions, Upper floors

% may be configured for residential,
& veeJ %rw\b,m ¢,.. Yworkplace, commercial and
- -
et lodging ses.
iy S
E V& Y

Building length should be well articulated using
vertical volumes and design elements in accordance
with the build
Design elements including columns or pilasters, and
the offsetting of bays and reof fines can help create
a vhythin of building increments that provides visual
interest and supports padestrian scale,

Where upper floors contain Joits, rownhouses
flats or other residences, design elements shou
articulate individial dwelling units.

14 feel clear interior height. . . Additions bﬁ&mxa;ﬁ. courses such as watertables 3. Building _“F.:E_z”x
2. Where storefronts aren’t presert, buildings shat-have™ & ,:uw...: hellylidnds or a change .M»@s cade materials-ases whagd 1. Alcoves, m_...inc:_cw &:_ terfaces are encouraged at
a clearly defined ground floor delineated by change T " lo help delineategép feg,.and g® uppir stories 1o provide outdaor m_z%_...:. .
in color and material, corice, band, or other 7 shsskkbe designed in accordanca With overall style, 2+ Omamental w .._:\:_:..:::_,,._ .,.:._Ecnq __x_:_._._m 15
horizontal cour el 7. Roof treatment may include a comice, parapet, or encouraged toy r_:A.:..E.: pedestrian entries and
distinctive eave 1o provide visual interest, N accent building desipn
3. Blade signs and wall-mounted signs are encouraged

7 Citywide Design Review Manual

whaore buildings front onto pedestrian enviFonments.,
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BUILDING TYPES

2.2.F Multiplex

Guidelines [ e

Mltiplexes should complement adjacent residential
uildings in terms of seale and character.
3 \E:E:mm that are setback less than 8 feet from the

sidewalk or pathway shall be elevated a minimum of
18 inches above finished grade.

2. Articulation

ight
Delineation of upper stories may include belt

courses, change in building material, and insetting of

building volumes, where applicable style.

Raof treatment should include a comice, parapet,
cap, gables, doimers, deep caves, or otherwise
distinctive roof forms in accordance with style.
Brackets and other design features may be used to
add visual interest.

17

‘This building type appears as a large

seale house and conlains two, three,

four, or more flats or lownhouse

units which may be stacked or

side-by-side. Common development

types include duplex, triplex, quads,

and villas. Carriage houses may be

Jocated at-thescac gl the property. .

Staim Bases shall e tmelese |
E.? T €avne SurCace Sn o T afy g,

Ty, vest Tl Guilodiny o Starms it |

z

Vnen dosed 0dses aAve nst StV %\%& :

Length
1. Building masses should articulate individual units. 5. Roof gardens or green roofs should be copsidered 1o
2. Projecting and insetting of building volumes, enhance energy efficiency, reduce stormwater run-

delincation of bays and entries should be employed off, and provide visual interest. e

to add visual interest. ;
3. Mierarchy of window sizes- 4. Access & Parking

spaces within. o i

— A 4 “ 1. Primary pedestiian access to ground fl

3. Building Elements

1. Building designs that inggrporate formal eutdoor courtyards where possible. Catrances sl
spaces such as courtyagts, plazas, and gardens are prominent and residential in character
encouraged. Terraces Hr balconies may be used 1o 2. Upper story units should be acc
create variety on upper floors, lobby, or stairwell contained within t
2. Entrances may be jtlentified with porticoes, ~bitiflding volupe:™ € Lol )
| pyominent doorways. E . Cxterior stairs m%nmmmw_u:en_ g
3. Terraces and bglconies can be used to create integral part of the primary building f
ad esidential character,  inehude.a-levol-of detail-simitarto
/ﬂ.« 2 s> ¥ihclows and w “hutldingmass- -
doars et he designed and located 1o avoid A e ne cnn |
wivacy contlicts with neighboring buildings. 4 ,}w:z.”,u..,;... S T T )
(Y3 OPkipets 5 0D FGI80E ST el )

| For. PRINACY

Citywide Design Review Manual Ao |~ ° )




BUILDING TYPES

~

A
s&T [k S Parking should vn in garages or car ports acce ed
Ifyaue from rear alleys or side streets where possible,
bgo "N o Services should be accessed through an alley where
~,,..1WA. " possible.
\ \,\,m;.xé_..A 3. dnternal “tucleinder” parages may be accessod from

) Frearalleys or driveways. g s &.‘,i,..m.,..‘w, A B

. e

{4, Tree mww..&:_m garages or eardnge-houses ey he
i ) T

{»“Mh Jocated
.

At e

\;\, & he

v 5. Garages or driveways may be accessed directly
_.,./ from the primary street only where site development
\ ___prohibits rear or side access.
/
PR riex 5. Frontage Types
B 1 NP 1. Formal eniries shall be used for all access ta ground
| Vo ! floor lobbies.
2, Aforecourt may be used to crenle an attractive enbry
“Erren and opportunity for gardens and outdoor seating.
(Tf.«k . Stoops and porches are recommended where
STvie & ] first floors are raised above the sidewalk to create

2 gathering spaces for residents.
~ Prst 740 Frantyards may be terraced above the sidewalk to
L @u enhance the transition between the sidewalk and
e the building facade, and may include & low wall or
decorative fence at the back of sidewalk.

6. Commion Architectural Styles
@« Mictorian

a  Colonial Revival

o Neoclas
s Craftsmian

o Mediterranean
«  Art Deco

= Modern

at the rear of property. e
)

Spanish Mission Revival 'Villa’ containing six individual
homes. Formal entries with ormamental wails, wrought
iron detailing, and decorative landscaping. Frontyard is
‘terraced’ and includes a decorative wall at the back of
sitdlewaik.

Muitiplex building containing six individual homes.
Tudor architectural style and shared common yard
enhance residential character.

Duplex with ground floor garden unii
and two story apartment above.

Citywide Design Review Manual

Colonial Revivai multiplex with
rointyard and decorative fence.

Mediterranean Revival quadruplex with
stoop and formal entry.

18




FRONTAGE TYPES

Forecourt serves as shared garden and
patio for residents of this villa.

3.2.B Forecourt

A recessed area where a portion of the primary building

fagade is significantly sethack from the public sidewalk

and enclosed by building volumes on adjacent sides.
tor residential development, the forecourt is ideally

‘or commercial

suited for shared gardens and plaza
and live-work development types, the space may be
used for outdoor dining or display of goods.

Guidelines )

1. The side of the forecourt that opens to the public
sidewalk should be a minimum of 15 feet wide and
a maximum of 40 feet wide.

2. The forecourt should not exceed 30 feet in depth.

3. forecourts may be raised above the sidewalk and
retained with a decorative wall or plant materials.

4. Fountains and other water :. atures 3.:2 an

excellent amenity in a fore Y

Formal entries to commercial block and ic..xu_mma
commercial buildings provide access to upper fioor uses.

Formal entry to lobby of
multiplex building

Raised formal entry with
portico on live-work units.

3.2.C Formal Entry

formal entries may define the primary pedestrian entrance to a workplace commercial building or a lobby of a
residential or mixed use building. They may also be used for access to stairs leading to upper floor uses in multistory
buildings. Formal entries should be prominent and easy to identify from the sidewalk. Entries should have roof
overhangs to provide sheller and to further distinguish the entrance. A portico, cansisting of a roof located above the
ratpportectby-colmnngis-asecommended treatment to add grandeug te-eivie-eu

residential.

al ~ Hret Crets ¥ \\ oT el 26 Zo & 1 2eny
a e .hm.....« m
1. Where _.a_s..._ entries are elqvated abo ishett firade, stairyhaving decorative sidewalls and/or handrails should

6. Formal entries ..:c:E he: rea .a S:_, ,._m:_:.. ant .A.::czcr._ cxc_dm.m_cs .

7. A grand stairway leading o §f portico is a recopfmenided treatment for large buildings.

8. Lntrances may b slighftly from :E primdry building wall and are typically raised above finished grade.
#ertralentry doors(shemid contain ) enhance pedestrian comfort.

10. Double-doors may be used to create prominent entr




ARCHITECTURE

Mediterranean style commercial block building.

4.2 Architectur ‘p..mmmﬁ&wquﬁ‘%:smm Z:M}: m:vw&\w:Wm Le Ortagundots Desiao. ¢
' B \R&-‘ - ’ b -
o
;i@d..wiws?mqmﬁ.:m New Buildings into Existing

7 Seleshe 2 A EpaetThose ?a.&.?

VL < PV Ny DU Ui
4.2.1 mww\mﬂw ﬁ 93& . w\m@m EX XY ag&.v:fi!ﬁsinmzﬁ.iuxnk\

Alameda’s architectural beritage is embaodied by the variety of distinet building /
styles that are key (o the ¢ity’s rich built environment. During periods of style

transition it was common for buildings to incorporate design elements and
materials shared among different architectural styles. However, the blending of

design elements from non-related styles from different time periods resulting in o

vague architectural expression, is not appropriate in Alameda.

PE.E_:a Is .

i 1. Al huitdings shaldl have a predo NE 1 identifiable architectural Style,
120 Allaspects of building design i riculations, mtTerials,
cordaace with the

,..c.%y P rm..:/wun.n.«mir.ﬂi, N

Victorian style single family house.

e ————

Sl SrPed %

»}:g«*

—
e

B |
LY s A &g.s%%mmmﬁ,ﬁ% A Dlen |

.i#z

Neighborhoods and Districis

Alameda is rich with neighborhoods and districts having a mix of raditional
and contemporary architecwural styles and character. As new development
oceurs, it is essential that building design is considerate of, and builds on
key elements of scale, craft, and character found on adjacent buildings and

k lklxii%%;i%.a?iéﬁg

throughout the city’s neighborhoods,
AZLnl 1 inepeyprr A1

et

1. Massing and proportions ofhew buildings should complemient the

awler of adjacent ré&.:_ﬁ.

A Building design showld-consider the vertical and horizontal shythm of
neighboring building elements inc _:Q:_M, windows, cornice lines, belt

] comice, pilasters, and cancpies. | % %ﬂ%\%:m: windows,

rooflines, cornices, belt courses and ather horizontal elements with those

ol adjace

3 ,gmﬁ,..,.mmw., of architeciural s é\“a should take into consideration the.

ant styles of key hisioric and otherwise notable buldiogs within

the district or neighborhoud, Jr T e S e T

T

i,

AL iR
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SCREENING.
A.

Objective Design Review Standards
for Multi-family Residential Deveispment

iv. Sandwich muntins, where muntin material is located between two panes
of glass, but not on the exterior or interior of the window, are prohibited.

V. Roll-or: or tape muntins are prohibited.

Corresponding existing design guidalines and policies on window details:
*  Guide to Residential Design, Section Hi, Building Materials and Detailing;
e Ct{ywm’e Des:gn Review Manual 4.2.6, Windows.

Equipment Screening. All exterior mechanical and electrical equipment shall be
screened or incorporated into the design of buildings so as not to be visible from
the street. Equipment to be screened includes, but is not limited to, all roof-
mounted equipment, air conditioners, heaters, utility meters, cable equipment,
telephone entry boxes, backflow preventions, irrigation contro! vaives, electrical
transformers, pull boxes, and all ducting for air conditioning, heating, and blower
systems. Screening materials shall be consistent with the exterior colors and
materials of the building.

Corres pondmg existing design guidefines and policies on screenin ig:

e Citywide Design Review Manual 4.2.12, Mechanical Equinment and Screer"ng

ADDITIONAL STANDARDS FOR MIXED-USE DEVELOPMENT. Mixed-use buildings that
include residential uses shall meet the Objective Design Review Standards for multi-
ramaty dw ellings, as well as the following additional standards.

< trhnspdrendy shéll bé

Groun&-f‘oor Height. Any building with commercial uses on the ground floor
shall have a ground-floor height of least 14 feet, measured from floor to ceiling.

Entry Ares and Cover. Pedestrian entries to ground-floor and upper-floor
commercial uses shall meet at least one of the following standards:

i. The entrance is recessed in a vestib ee to five feet in depth.

ii. The entrance is covered by an
projection that provides weather p

portico or other architectural

Ground-floor Transparency. For ground-floor commercial uses, exterior walls
facing a street shall include windows, do rs, or pther gpenings for at least 75
percent of the building wall area 3 located/ o 5 two w feet above the
level of the side For gifice,/ onél and /Eonyenﬁbr unﬁﬁd’tﬁ “ﬁ% 5
at‘least 50 percent To wall may run in a continuous plane

for more than 10 feet without an opening. Openings fulfilling this requirement
shall have transparent glazing and provide views into work areas, sales areas,
lobbies, or similar active spaces, or into window displays at least five feet deep.

Page 6
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INSERT 1 (on Page 6)

C. For paired, triple or other grouped windows, all sash shall be separated by a wood or simulated
wood vertical casing at least 5 1/2 inches wide, except where the architectural style is Art Deco,
Streamline Modern or Moderne as defined in the Citywide Design Review Manual.

S-j@"/:j ? ] ~f  Les< Tha
Mnin, ‘ 2 T ‘ [ s
I | . |
=l
/-] L_J} } |
| —5 = A
PeERMmILIEY NIy PiEdwu (7D

D. Exterior screens, if any, on double hung or single hung windows shell cover both sash.

E. Meeting rails for double hung or single hung windows and horizontal mullions for all windows
shall be positioned in the upper 50% of the window opening.

0B HH

I Jagat

PERMTITED rJay P ERWITED

—_——

(. The dimensions shown on Attachment 1 shall be the same for all sash within a window opening.
/’/ G. Muntins, if used, shall be distributed in either a uniform pattern within each window opening or
7 concentrated in the upper 50% of each opening.

™ A

FEA SR

H. Horizontal slider windows are not permitted.




. Within each window opening, position sash, mullions and muntins in a symmeirical pattern.
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2 Wicd Sied S Wrﬁd b andad “ jective Design Review Standards

for Multi-family Residential Development

%\L'
f[/D) Storefront Base Treatment. Storefront windows shall be supported by one of
the following types of bases:
g ’/%

i. Bulkheads aetesst(18 inches/n height, measured from the adjacent
sidewalk.

5’" B vtcffi’m-r P
npiadews 4 2 a{
T (2%4) me&eg, ‘
; ow trim and
Sha it 0t i‘
Ve itdse A t

i
&1 e Y & j
.(i)?”\'c., \t"}:-"v

ecessed at least three-quirters (%) of an inch, measured from the

L._M&Lﬂﬂmw . i

..: UMJ\"\‘A\ ";& e eaiid
WAl ¢y ~ERren) / Conespondmg existing des:gn policies and gmdelmes TR
i Citywide Design Review Manyal 2.2.A, Commercial Blad: 2.2. B
; - Workplace Commeraal, 3 2. AStarqS'ont, 2e C Farmal Enﬂ;v, and 4 2. 6
WndGWS, R o
-~ * - Alameda Point Town and Wate:ji'ont Prease Plan, Bu:[dmg Des:gn, ‘
s Fenestratlon and Transparency oozt R =
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DRAFT 10-4-19

4. Architecture (Combine with Section 4—“Building Mass and Articulation” of the Draft
Objective Design Review Standards and/or with the indicated provisions from the Citywide
Design Review Manual.)

A. To ensure that the proposal’s architectural detailing is well-executed. the detailing shall
be derived from one or more existing buildings that are either Alameda Historical
Monuments or on the Historic Building Study List that exhibit the proposal’s selected
architectural style. For proposals that use a “godern® architectural style, as defined in
Section 4.3 of the Citywide Design Review Manual, the detailing derived from any of the
following buildings shall be accepted:

1925 Park St.
Alameda Theater Cineplex addition at 2301Central Avenue
(List other buildings—perhaps good examples in Alameda Landing?)

The address and photographs of the existing prototypical buildings shall be included as
part of the proposal’s application, along with photographs of the prototypical details that
will be used. The proposed detailing shall be consistent with the dimensions, locations,
proportions and, for repetitive elements (such as dentils and brackets on cornices and
entablatures), spacing.

B. On street-facing elevagions and except: (i) where the proposal’s architecture is
“Streamlined Modern™ or “Modern™ as defined in Section 4.3 of the Citywide Design
Review Manual; and (ii) for ground floor non-residential space:

6] Use window sash with vertical rather than horizontal proportions (taller than
wide), although grouping of such windows may be in horizontally-proportioned
openings; and

B s S

e

PERMTED MET_PBRZIGES Pacger
D i iat S A —

.. . X — I Ny
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C. For all streei-facing doors and windows

{ Arrange doors and windows in vertical alignments between floors and the tops of

doors and windows in horizontal alignments;
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(lii}  For at least 2/3 of the windows on each floor on each elevation except for ground-
floor non-residential space: (a) horizontally ﬂhgn h bottoms of the windows: and

(b) provide window heights of at least 4 feet or 50% of the floor-to-ceiling height

{whichever is greater});
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{iv) Do notuse random fenesrratmn patterns;
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D. On street-facing clevations, arrange windows, bay windows and vertical facade
articulations in a regular rhythm, with equal spacing between windows or window groups

and between vertical articulations.
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E. Unless a sloped roof is provided, avoid a horizontal separation between the tops of the
top floor windows and the top of the wall that exceeds the height of two-thirds of the top
floor windows on each street-facing elevation without providing a horizontal molding at
least 18 inches in height 50% of the distance from the top of the windows to the top of

the wall.
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F. Limit parapet héights to 3 feet, except for open parapet railings.

G. Do not set back portions of floors below cantilevered upper floors or roofs at building
corners without corner columns. Any such setbacks shall not exceed one story.
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H. If the wall height of a new building exceeds the wall height of an adjacent building across
a side lot line by at least 8 feet (approximately one story) and the adjacent building’s wall
height is at least 18 feet (approximately two stories), set the new building’s walls that
face the adjacent building and exceed the adjacent building’s wall height by 8 feet so that
they do not penetrate a 45° skyplane angled upward from the top of the new building’s
side-facing walls and originating the height where the new building’s side-facing walls

exceed the adjacent bulldmg s wall height by 8 feet. B
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I. For new buildings over three stories with sloped roofs, enclose the top floors within the
roof envelope, using dormers and, for gable roofs, gable ends to maximize floor area.

J. If brackets are used under roof eaves, balconies and other projections: (i) the bracket
height from the base of the strut (or similar outward and upwardly angled supportive
element) to the edge of the roof eave shall be at least 18 inches: and (if) the width of each
bracket mernber at least 3 1/2 inches and the thickness of each bracket member at least 2
1/2 inches. o

K. The tops of porch and balcony guardrails shall horizontally align with at least two-thirds
of the window sills on the same floor on each sireet-facing elevation. If the guardrails
must be higher to conform with the buiiding code, provide a supplemental or “booster”
rail that extends along the top of the “architectural” rail to obtain the required additional
height using attenuated materials, such as metal rods @if\t“e\r;s'ion cables, to minimize the

booster rails’ visibility. ]/{ \
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L. All street-facing projecting porches and balconies shall have roofs. All projecting
balconies shall have columns supporting the roof except where the proposal’s
architecture is “Streamlined Moderne™ or “Modern™.
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September 8, 2019
(By electronic transmission)
Planning Board
City of Alameda
2263 Santa Clara Avenue
Alameda, CA 94501

Subject: Proposed objective design review standards for affordable multifamily housing projects
(Item 7-D on Planning Board’s 9-9-19 agenda) --Preliminary comments and request for continuance.

Dear Boardmembers:

It is good that staff is developing “objective design review standards” for eligible multifamily projects
pursuant to SB 35. It is important that the City has such standards in place when the first projects seeking
to use SB 35’s streamlined “ministerial review process” submit applications.

However, given that properties eligible for the ministerial review process and using the objective
standards could be developed citywide, the standards need to be crafted to ensure that the designs of the
projects are consistent with the architectural character of the surrounding area. The Alameda Architectural
Preservation Society (AAPS) is especially concerned about ensuring these projects’ architectural
compatibility with the older neighborhoods on the main island and the historic commercial districts—Park
Street, Webster Street and the “Stations”.

The draft standards are a good start. AAPS has preliminarily reviewed the draft and identified various
provisions that we believe should be expanded or clarified. However, AAPS needs more time to complete
our review and there has not been enough time for AAPS to provide complete comments before the
September 9 Planning Board meeting. The draft standards first became available for public and Planning
Board review on Thursday, August 30, which provided only an 11 day review period, including a holiday
weekend. Eleven days is insufficient for an important document such as this.

AAPS therefore requests that the Planning Board continue its consideration of the proposal to a
future meeting.

As drafted, the proposed standards do not appear sufficient to maintain the architectural compatibility
recently obtained with new multifamily projects in Alameda’s older neighborhoods. For example, the
relatively high quality designs ultimately approved for the Mulberry project bounded by Eagle Avenue,
Willow Street and Clement Avenue, and the Housing Authority*s affordable housing project on the north
side of Eagle Avenue between Park and Everett Street on the former Island High School site, would
probably not have been possible under the standards as proposed. The final designs of these projects are
major improvements over the initial designs as a result of comments from AAPS and neighbors submitted
to the Planning Board and the Planning Board’s responsiveness to these comments.

P.O. Box 1677 * Alameda, CA 94501 ¢ 510-479-6489 ¢ www.alameda-preservation.org



There are a number of issues that are not addressed by the proposed standards but should be. These issues
include:

1. Surface materials. For example, vinyl siding should probably be prohibited and cement fiber and
other imitation wood siding should be smooth surfaced rather than with imitation raised wood
grain.

2. Consistency with the surrounding architectural context, especially in historic areas, such as
was the case for the Mulberry and Island High School projects. “Context” could be defined by
architectural features of neighboring buildings, such as those within the same block face within
perhaps 300 feet, as well as those across the street.

Elements of context could include, among others:
a.  Roof type, pitch and form (symmetrical versus asymmetrical);

b.  Window type (single/double hung, casement, etc.), material and proportions (vertical vs.
horizontal);

c.  Surface materials; and

d.  Architectural style (perhaps selected from a list, such as that which is already in the
Citywide Design Review Manual)

If a specified proportion (e.g. 50%) of buildings within the context area reflect a particular
treatment or range of treatments for any of the above context elements, a “context” is considered
established for that element and applied to the proposed project. Other communities have
developed systems for applying context in this manner for new construction and could be used as
starting points for Alameda’s approach.

3. Ensuring that the architectural detailing referred to in Sections 4B.iii and 4C.ii and all other
detailing are well executed and do not look Kitschy, perhaps by requiring that they be derived
from existing well-designed buildings that have the same architectural style. A list of such
buildings could be developed and include all architecturally intact historic buildings (Historical
Monuments and Study List buildings) plus well-designed newer buildings, such as 1925 Park
Street and the Alameda Theatre Cineplex.

In addition:

a.  The window standards should be expanded to more fully reflect the criteria in the Guide to
Residential Design and the Webster Street Design Review Manual.

b.  Provisions such as Section 4D’s requirement that there must be a door, window or other opening
every 30 feet within a street-facing wall are insufficient. Every 6 feet would probably be about
right, but the distance could also be a function of the total number of openings and their size
(individual and cumulative) within a particular wall length.
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c.  Some of the standards are not clear. For example Section 8D.ii. states, as one option, that
storefront windows shall be supported by “a base treatment bottom frame element at least 4 inches
in height”. Does this “bottom frame element” refer to the bottom rail of the sash or some other
architectural feature? An illustration or diagram would be helpful.

The above comments are only preliminary. We plan to expand them after we have reviewed the standards
in more detail.

AAPS is prepared to suggest specific language to improve the standards and can supply rudimentary
graphics illustrating some of the standards. We would like to work with staff in developing this language
and the graphics.

Because of the time needed to develop the improved language for the standards and the desirability for
staff review prior to submittal of revised standards to the Planning Board, continuing consideration of the
standards to at least the Planning Board’s October 14 meeting would be helpful.

Thank you for the opportunity to comment. Please contact me at (510) 523-0411 or cbuckleyAICP@att.net
if you would like to discuss these comments.

Sincerely,

Christopher Buckley, Chair
Preservation Action Committee
Alameda Architectural Preservation Society

cc: Andrew Thomas and Allen Tai (by electronic transmission)
AAPS Board and Preservation Action Committee (by electronic transmission)


mailto:cbuckleyAICP@att.net

September 6, 2019

(By electronic transmission)
Planning Board

City of Alameda

2263 Santa Clara Avenue
Alameda, CA 94501

Subject; Adoption of objective design review standards for multi-family residential development involving
affordable housing (Item 7-D on Planning Board’s 9-9-19 agenda)--REQUEST FOR CONTINUANCE

Dear Planning Board members:

The West Alameda business Association (WABA) and its Design Committee are active participants in the design
review of projects within the Webster Street Business District and have worked closely with planning staff, project
sponsors and the Planning Board on the design of these projects. We initiated and, working with our consultant,
wrote most of the Webster Street Design Review Manual that was adopted by the Planning Board in 2001, updated
in 2005 and is now part of the Citywide Design Review Manual.

We are therefore very interested in the subject design review standards, since they apply to mixed use projects and
could significantly impact development within the Webster Street Business District.

We would like to give the proposed standards a thorough review, including solicitation of input from our members,
but not enough time has been provided for us to do this prior to the Planning Board’s September 9, 2019 meeting.
The draft standards only became available for public and Planning Board review late on August 30 as part of the
website posting of the Planning Board’s September 9 agenda, allowing only an 11 day review period, including a
holiday weekend. This is insufficient review time for such an important document.

We therefore request that the Planning Board continue its consideration of the proposal, preferably to no
sooner than its October 14, 2019 meeting.

Sincerely,

Linda Asbury, Executive Director
West Alameda Business Association
linda@wvestalamedabusiness.com
510.523.5955

By electronic transmission:

cc: Andrew Thomas, Allen Tai, Nancy McPeak and Erin Garcia (Department of Planning, Building and
Transportation)
Mayor and City Council Members
WABA Board and Design Committee


mailto:linda@westalamedabusiness.com

NANCY McPeak

From:
Sent:
To:
Cc:

Subject:

pennycozad 1 <penny@cozad.com>

Saturday, September 07, 2019 7:02 AM

NANCY McPeak

Dorothy Freeman; Kate Pryor; stephbutler43@yahoo.com; wholebodies@msn.com;
Christopher Buckley

Proposed streamlined review process for affordable housing projects to be considered
at 9-9-19 Planning Board meeting

*** CAUTION: This email message is coming from a non-City email address. Do not click links or
open attachments unless you trust the sender and know the content is safe. Please contact the Help

Desk with any questions. ***

| am requesting a continuance of the Planning Board’s September 9, 2019, meeting agenda item for
the adoption of “objective design review standards” for multi-family residential projects that provide
50% affordable housing and payment of prevailing wages, among other requirements. The proposed
standard will have a big impact on the future image of projects built in Alameda.

The Alameda Architectural Preservation Society and community members need more time to
consider possible revisions to the proposed standards. Among the considerations would be: designs
that fit in with the surrounding built environment, specification of materials for exterior walls, and the
use of architectural detailing based on a list (to be developed) that includes architecturally intact
historic buildings as well as recent construction that represents the historic quality of Alameda.

Alameda currently has a distinct architectural image that is a part of the city’s desirability. Please
remove item 7-D - 2019-7231 from the Sept 9 agenda items.

Penny Cozad

2049A Eagle Avenue
Alameda, CA 94501
Penny@cozad.com
cell: 510 499-3399



NANCY McPeak

From: Virginia Dofflemyer <wholebodies@msn.com>

Sent: Saturday, September 07, 2019 2:24 PM

To: NANCY McPeak

Subject: Continuance for Proposed Agenda Item (7-D - 2019-7231) on Alameda Planning Board

Meeting (9-09-19_

Follow Up Flag: Follow up
Flag Status: Flagged

*** CAUTION: This email message is coming from a non-City email address. Do not click links or open
attachments unless you trust the sender and know the content is safe. Please contact the Help Desk with any
guestions. ***

The proposed meeting of the Planning Board on September 9, 2019 is scheduled to approve a streamlined
review process for affordable housing projects. These projects tend to be larger in scope than those that may
be less dedicated to affordable housing; and they are often folded into mixed use developments. Once
completed, the anomalies and unconsidered design flaws (whether aesthetic or functional) are ultimately
impossible to address even if there were a potential desire to do so. Careful design planning is perhaps one
thing when addressing a single project, but to create a streamline review process for all affordable housing
projects going forward within the city limits invites a careful study of the proposed plan, of the “failures” of
projects already constructed, and community-wide input of the ways and means whereby such new housing
entities might blend as seamlessly as possible with the architectural ambiance of the city; might functionally
serve the communities who might potentially occupy them; and explore the optimal materials and standards
for the safety and optimal interface of business and residential occupation.

The Alameda Architectural Preservation Society and members of the Alameda community would like to be
involved in a more considered review of the proposal in order to consider potential revisions to the proposed
standards that might be needed. Of considerable significance are the following: (1) preservation of
homogeneity within the built environment in which such projects are intended to be constructed; (2) the clear
specification of materials for exterior walls incorporated into the proposed standards together with a “to be
prepared list” of specific architectural "detailing" of historical and modern architectural designs in the city of
Alameda that might better support a conscious effort to preserve the integrity of the city's history (past and
present).

| am requesting that the proposed agenda Item (7-D - 2019-7231) for the Alameda Planning Board Meeting (9-
09-19) be removed and the item be continued for a future time, allowing Alameda community members more
time to thoughtfully review the proposal and potentially make useful suggestions.

Sincerely,

G. Dofflemyer



NANCY McPeak

From: Allen Tai

Sent: Monday, September 09, 2019 11:40 AM

To: NANCY McPeak

Subject: FW: Proposed streamlined review process for affordable housing projects

From: Patsy Paul [mailto:patsypaul@comcast.net]

Sent: Saturday, September 7, 2019 5:45 PM

To: Ronald Curtis <rcurtis@alamedaca.gov>

Cc: ANDREW THOMAS <ATHOMAS @alamedaca.gov>; Allen Tai <ATai@alamedaca.gov>
Subject: RE: Proposed streamlined review process for affordable housing projects

*** CAUTION: This email message is coming from a non-City email address. Do not click links or
open attachments unless you trust the sender and know the content is safe. Please contact the Help
Desk with any questions. ***

I'd like to request a continuance of this proposal so that AAPS will have adequate time for review and
comment.

Thank you.

Patsy Paul—home owner

2426 Buena Vista Ave.



NANCY McPeak

From: Allen Tai

Sent: Monday, September 09, 2019 11:40 AM

To: NANCY McPeak

Subject: FW: Proposed streamlined review process for affordable housing projects to be

considered at 9-9-19 Planning Board meeting

From: Melanie Wartenberg [mailto:mwartenberg@hotmail.com]

Sent: Saturday, September 7, 2019 5:09 PM

To: Ronald Curtis <rcurtis@alamedaca.gov>; Jeffrey Cavanaugh <JCavanaugh@alamedaca.gov>; Alan Teague
<ateague@alamedaca.gov>; Rona Rothenberg <RRothenberg@alamedaca.gov>; Asheshh Saheba
<asaheba@alamedaca.gov>; Teresa Ruiz <truiz@alamedaca.gov>; Hanson Hom <hhom@alamedaca.gov>

Cc: ANDREW THOMAS <ATHOMAS@alamedaca.gov>; Allen Tai <ATai@alamedaca.gov>

Subject: RE: Proposed streamlined review process for affordable housing projects to be considered at 9-9-19 Planning
Board meeting

*** CAUTION: This email message is coming from a non-City email address. Do not click links or open
attachments unless you trust the sender and know the content is safe. Please contact the Help Desk with any
guestions. ***

Dear Planning Board and staff,

I am requesting a continuance of this proposal so that AAPS and other residents all have adequate time for
review and comment. As a neighbor directly across from the Housing Authority‘s affordable housing project on
Eagle Avenue between Park and Everett Street on the former Island High School site, I am concerned about the
standards as proposed. The final design of the Eagle housing I look at each and every day was a major
improvement over the initial designs as a result of comments from AAPS and neighbors submitted to the
Planning Board and the Planning Board’s responsiveness to these comments. All future residents should have
the same opportunity to participate and we need more time to fully understand the current proposal.

Thank you,

Melanie Wartenberg
2422 Eagle Ave





