Oakland City Planning Commission STAFF REPORT

Design Review Committee
Case File Number: PLN17185

June 27,2018

Project Location:

Assessor’s Parcel Numbers:

Bishop O’Dowd High School: 9500 Stearns Avenue; 0 Seneca Street.
The property is bounded by 98" Avenue, Burr Street and Seneca Street.

043A467000106; 043A475500117; 043A475500107; 043A476000402;
043A476000300. '

Proposal:

To construct a multi-use sports field, surface parking lot and access road.

(The sports field and parking lot would be constructed on the former
EBMUD water tank reservoir. The main access road for the project would
be constructed on the Bishop O’Dowd High School property off 98t Ave.)

Project Applicant/ Telephone:

Mark Knoerr, CSDA Design Group / (415) 689-9800

Property Owners:

Bishop O'Dowd High School / East Bay Municipal District (EBMUD)

Case File Number:

PLN17185

Planning Permits Required:

Major Conditional Use Permit for development over 1-acre in size;
Minor Conditional Use Permit for expansion of school activities;
Regular Design Review for new site and building construction; and
Minor Variance for light poles exceeding the maximum allowed height.

General Plan:

Detached Residential

Zoning:

RD-1 Zone

Environmental Determination:

Under Review

Property Historic Status:

Non-Historic Property

City Council District:

7

Project Status:

Referral for Review to the Design Review Committee.

Action to be Taken:

Provide comments to applicant and staff,

For Further Information:

Contact Case Planner, Mike Rivera at (510) 238-6417, or by email at
mrivera@oaklandnet.com '

SUMMARY

The applicant, Bishop O'Dowd High School, proposes to construct a multi-use sports field with light poles
and surface parking lot to the rear of the school on an adjacent parcel. The project also includes the
construction of an access road off 98™ Avenue. The proposed road will be the primary access to the new
parking lot and sports field. The existing sports fields will remain. The proposal does not increase student
enrollment or include expansion of the primary school facilities.
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The proposal requires two Conditional Use Permits, Regular Design Review, Minor Variance and CEQA
determination by the Planning Commission at a future public meeting. An environmental analysis is under
review for CEQA conformance and will be available once is completed. The project also includes a Tree
Permit to remove 196 trees. The Public Works-Tree Services Division is reviewing this permit and will be the
final decision making body. Planning staff is seeking comments and direction from the Design Review
Committee, based on design plans, City’s General Plan Polices, and zoning development standards.

PROJECT SITE AND SURROUNDING NEIGHBORHOOD

The existing Bishop O'Dowd High School is located west of 1-580 at the intersection of Stearns Avenue

and 98" Avenue. The private high school sits on an approximately 20-acre property and contains a mix of
one and two-story buildings, outdoor areas, football/soccer and baseball fields, parking lots, maintenance
yards and mature vegetation. The main pedestrian and vehicle access to the school campus is from
Stearns Avenue, an upslope two-way road, located off 98™ Avenue. A security guard cabin is located at
the entry of the driveway.

The proposed expansion site is a former EBMUD reservoir located on a 19-acre hillside property, north of
and adjacent to the school campus, and is accessed at the end of Seneca Street. A downslope asphalt
driveway provides access to the site and a chain-link security fence surrounds the property. The partially
sunken water tank reservoir is in the middle of the site and is surrounded by an asphalt maintenance road.
The site contains trees along the northeast of the property that will be preserved. The property also
contains an active telecommunications monopole, operated by a wireless carrier that will remain.

The two properties are in a residential zone, mostly surrounded by single-family residences in a hillside
setting, and by a neighborhood commercial zone near 98™ Avenue and Golf Links Road. The school
campus is located near cafes, convenience markets and gas stations along 98" Avenue and Golf Links
Road. The entry and exit freeway ramps for 1-580 are located approximately one block southeast of the
school. AC Transit buses provide services to and from the school site.

PROJECT PROPOSAL

Sports Field- ‘

Bishop O’Dowd High school proposes to add a new sports facility for football, soccer, lacrosse, rugby,
track & field and other physical education classes for the students. The turf field will be built within the
footprint of the reservoir after is removed by EBMUD. The field will measure approximately 300’ x 150’ in

area. A 25-foot high bleacher building with 825 seats is proposed west of the field and will have a press
box, upper deck, team rooms, bathrooms, concession room, office, storage, bicycle racks and solar panels.
A second bleacher with approximately 790 seats will be located east of the field. The field will contain
four light poles. The plans do not show a score board sign or amplified speakers for the proposed field. A
6-foot tall fence is proposed along the edge of the new sports field, parking lot, and access road.
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Light Poles-
The sports field includes the installation of four 80-foot tall light poles, located near the corners of the

track and field. Each of the light poles will contain 10 LED heads. The plans do not provide illustrative

detail elevations to determine the size and shape of the light poles. However, a 3D view color plan shows

renderings of the light poles with the sports field on the background. The project includes photometric

plans showing the absolute amount of illumination coverage, but is not clear the extent of light casting

over the property lines. The applicant states that the light poles will be used for school practice from

3:30pm to 6:00pm, Monday thru Thursday. Scheduled school games will be from 4:00pm to 9:30pm on
Fridays and Saturdays.

Parking Lot-
The proposal includes the construction of a 195-space surface parking lot, located northwest of the new

field. The main entry and exit to the parking lot is from the proposed access road, located south of the
property. The existing asphalt driveway, located at the end of Seneca Street will be replaced and used as a
second fire access only. The proposed asphalt parking lot has two driveways and a roundabout. The
parking lot will operate during school game events. School faculty and students will utilize the parking lot
during regular school days. At least eleven 22 foot tall light poles, and fifty 24-inch size London Plain
trees are proposed. The light poles and trees will be placed along the edge and within the center of the
parking lot. A photometric plan shows the extent of the lighting within the parking lot. The new trees will
be placed in planter areas. The project includes three separate bioretention treatment areas to manage
stormwater runoff from the parking lot and sports field. The stormwater will be directed to a new drainage
system consisting of catch basins and detention pipes, and will be tied to the existing storm drainline,
located on 98™ Avenue.

Access Road-

A new access road is proposed along the southeast of the school campus. The new road will be the main
access that will connect to the parking lot and sports field. The road will be accessed off 98" Avenue
through the existing drop-off/pick-up parking area. A new security guard cabin is proposed in the center
of the road. The 26 feet wide two-way road slopes between 2% to 15%, and 3 to 12 feet tall retaining
walls are proposed on both sides of the road. The new road includes approximately eleven 30-foot tall
light poles, located along the west side of the road. New landscaping such as trees, shrubs and vines are
proposed to minimize visibility of the retaining walls and lights from surrounding areas.

Grading/Cut & Fill-

The proposed grading plan shows estimated earthwork for the sports field, parking lot and access road.
Site and cross section plans show further details of existing and proposed grades. The required grading for
the project will be approximately 3,000 cubic yards of cut and 2,500 cubic yards of fill. The grade for the
new spotts field will be raised by approximately eight feet. To the west of the sports field, the downslope
grade will be filled and raised to extend the new parking lot. The parking lot and access road will require
retaining walls that measure between 3 to 12 feet tall.
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Tree Removal & Planting-

The proposal includes removal of 195 trees for the proposed access road and parking lot. The tree permit
is under review and a final decision will be made by the Public Works-Tree Services Division at the same
time as any decision related to the proposed project. The proposal shows a tree survey and mitigation plan
detailing the trees to be removed and replaced including size and species. An arborist report provides
further analysis of the surveyed trees. The plan calls for the installation of 259 new trees on the north,
west and south of the new sports field, within the parking lot, and on both sides of the access road. The
landscaping plan includes new shrubs and vines along the sides of the access road, and stormwater
planting in the parking lot.

Building Design-

The proposed development includes a sports field, building bleachers, light poles and retaining walls.
The two-story bleachers is a concrete building with pilasters, cement plaster finish, CMU cement plaster,
‘concrete caps and steel pipe painted guardrails. The 80-foot tall light poles with ten LED heads in the
sports field is light gray. The 22-foot tall light poles in the parking lot contain a mix of single, double and
triple head light fixtures, and is also light gray. The retaining walls measuring from 3 to 12 feet high will
be concrete and finished with a compatible color to blend in with the hillside setting,

Creekside Property-

The proposed development is located within a creek side property, but no construction will occur within
100 feet from the creek. The Arroyo creek is located northeast of the property and approximately 285 feet
from the development site. The plans show the new stormwater runoff will be directed to the west of the
property, and into a new drainage system that will connect to the existing drainage line, located on 98"
Avenue. The plan also shows a creek protection management plan that would be installed on site to
prevent pollution during construction activities.

The table below shows existing, proposed and compared project information:

Facility Existing Proposed Change/ Delta
Site Area 17.46 acres 19.76 acres +2.3 acres

Sports Field Area 72,000-sf 68,000-sf 140,000-sf
Building Floor Area 158,953-sf 14,164-sf 173,117-sf/ 9%
Parking Spaces 321 spaces 195 spaces _ 516 spaces/ 60%
GENERAL PLAN POLICIES

The project proposal is located within the Detached Unit Residential Classification of the Oakland
General Plan Land Use and Transportation Element (LUTE). The intent of the Detached Unit Residential
is to maintain residential areas characterized by detached single-family dwellings. The desired character
and uses for future development should remain residential in character with appropriate allowances for

- schools and other small scale civic institutions. The proposal is an expansion of the existing high school
activity and facilities. School activities such as sport fields are appropriate because they would improve
and enhance the operation of the school facilities. The proposed project is not consistent with the desired
character and uses for the site and area; however, the project is consistent with the existing high school
use and facilities. The proposal would meet the intent of the applicable General Plan policies for
designing, maintaining and supporting institutional facilities.

The policy framework basis for this neighborhood classification sets goals and objectives. The following
in italics are the applicable policies for the project, and staff responses are in normal type:
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Policy N2.1 / Designing and Maintaining Institutions: As institutional uses are among the most visible
activities in the City and can be sources of community pride, high quality design and maintenance should
be encouraged. The facilities should be designed and operated in a manner that is sensitive to
surrounding residential and other uses.

The proposed sports field, parking lot and access road would be minimally visible from the surrounding
area. The location of these facilities is at a distance and screened from neighboring properties and public
view. However, the 80 foot tall light poles and light exposure during evenings and nighttime activity may
be of concern from neighboring residential and public areas.

Policy N2.3 / Supporting Institutional Facilities: The City should support many uses occurring in
institutional facilities where they are compatible with surrounding activities and where the Jacility site
adequately supports the proposed uses.

The project is in a residential neighborhood. The desired character and uses under the General Plan
classification is for residential and conditionally allows schools as a civic use. The existing school has
been in operation since the 1950s. The proposed expansion is a conditionally permitted activity in the
designated RD-1 zone. The new sports field and related structures are an expansion of the high school
athletic facilities. The site can accommodate the development, and would improve the operation of the

school's sports program.
ZONING ANALYSIS

The project is located in the RD-1 Detached Unit Residential Zone, and has regulations intended to create,
maintain, and enhance areas with detached, single unit structures. A limited number of commercial uses
will be permitted or conditionally permitted in existing Nonresidential Facilities. The proposal is a
conditionally permitted civic activity under the Community Education classification, and is subject to
Conditional Use Permit Findings. The proposal also includes a minor variance for exceeding the
maximum height allowed for accessory structures. In the RD-1 Zone, the maximum height for accessory
buildings or structures is 15 foot. In this case, the proposed sports field, parking lot and access road light
poles will require a variance.

The proposed use would be compatible with the existing school operations, but not with the underlying
zoning district. The proposed use is an expansion to the school activity, and requires a Conditional Use
Permit in the RD-1 zone.
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The table below shows the applicable development standards for the project in the RD-1 Zone:

Development Standards Requirement | P‘ropbsed +|*Comments

Civic Activity-Community Education Minor CUP Minor CUP Needed
CuUP

Max. FAR for lots over an acre with a footprint 0.20 0 Meets Code
slope over 20%
Max. lot coverage 15% 10% Meets Code
Min. Front Setback (field light pole) 20 ft. 300 (+) ft. Meets Code
Min. Side Setback (field light pole) 51t 375 (+) ft. Meets Code
Min. Rear Setback (field light pole) 15 fi. 225 (+) ft. | Meets Code
Max. Building Height (field, parking & road light poles) 15 ft. 80 ft. Variance Needed
Off-Street Parking-Civic (high schools) 192 spaces | Meets Code

Minor Variance

No Minimum

The applicant requests for a minor variance for structures exceeding the maximum height allowed. The
RD-1 zone allows a maximum of 15 feet high for accessory structures. The variance proposal is for the
installation of light poles in the sports field, parking lot and access road. The height of these structures
measure 80 foot, 30 foot and 22 foot tall. Accessory buildings or structures are typically considered
secondary facilities to the principal building. In this case, the proposal is for the light poles (accessory
structure) to service the new sports field, parking lot and access road during evening and nighttime school
games and practices. To show the proposal will not adversely affect the surrounding area, findings are
required to support the requested variance. An environmental analysis is underway to determine if the

location, size and light exposure will or not have an impact in the surrounding areas.

ISSUES / ANALYSIS

Field Light Poles:

 Four 80 foot tall LED light poles are proposed around the sports field. The photometric plans

“ show technical data, but do not show clearly whether the light exposure extends over the
property line or into the adjacent properties. The plans also lack elevation details of the light
poles to assess height and visibility from surrounding areas. Staff anticipates further light
analysis will be provided for review when the environmental study is completed.

Staff suggests that at least schematic plans demonstrate site, elevation and 3D view plans or
images of the light poles and source projecting into the proposed field.

Parking Lot:

Thel95 space parking lot will be used for sport events, and by school faculty and students.
The applicant states that the new parking lot would be used by spectators and students and
reduce, but may not eliminate parking from the school in the surrounding residential
neighborhood. Given that the school holds at least nine games during the football season, staff
has concerns for the need to build a large parking lot that requires the removal of protected
trees. Staff believes that at least 1/3 of the trees along the west of the parking lot could be
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retained by reducing and reconfiguring the size of the parking area.

Staff recommends the applicant study the feasibility to reconfigure the parking lot to reduce
the size and number of parking spaces in the portion of the parking area, located along the
west. It is recommended that a portion of the proposed parking is moved instead to the north
side of the sports field.

Access Road:
The two-way 26 feet wide access road, located off 98" Avenue would be built on the side of
the school property. The proposed road gradually slopes up and curbs along the rear side of
the school to connect with the proposed parking lot and sports field. The new road contains
retaining walls up to 12 foot high. Staff believes the retaining walls will not be visible from
public view because they will be screened by existing and new landscaping. The proposal
also includes 30 foot tall single-head light poles, placed along the inner side of the road. The
photometric plans do not clearly show if the light poles will be installed at grade or on top of
the retaining walls to prevent damages by moving vehicles.

Staff suggests that the light poles are mounted on top of the inner side retaining walls if
feasible to prevent damages by vehicles.

Project Noise: _

- The proposal includes the use of amplified sound directed into the new sports field.
Typically, high school football events generate the most noise levels, then soccer or lacrosse.
The school plans to use amplified speakers for football games including other events such as
track and field. Football games will be held on Friday evenings and occasionally on
Saturdays during the daytime. The applicant states that football games would be the event
that attracts the most spectators, and may generate increased levels of noise. The proposal
would use amplified system announcement, and will stop by 9:45 pm. A noise study is
expected to be completed later as part of the CEQA analysis that is under review. Staff
believes that the proposed sports field and parking lot would be the facilities that generate the
most significant level of noise. Staff recommends the following are considered for the sports
field and parking lot:

- Reduce and reconfigure the proposed parking lot, so it is located farther from the
surrounding residences.
- Provide alternative design options such as hardscape/landscaping to reduce noise.

Traffic Patterns:
The project proposes an access road off 98" Avenue, next to the existing drop-off/pick-up
parking lot. An existing driveway within the school will connect to the new access road. The
existing access at the end of Seneca Street will remain, but will not be used except for
emergency fire access. The proposal would alter the pattern of traffic due to the increase of
auto trip generation, circulation and queuing, especially at 98™ Avenue and the parking lot. It
is expected that the project traffic engineer will provide recommendations for the school
operator to apply. Staff believes that traffic patterns will be altered, but managed through a
traffic plan to be included on the project. The plan should provide alternatives to address
events such as football games, during peak hours which could range from 6 to 9 games a
year.
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Staff recommends that all the applicable traffic recommendations by the project consultant and
City should be applied and incorporated on plans and documents.

RECOMMENDATION

Staff recommends that the Design Review Committee consider the proposal and provide comments to the
applicant and staff before the proposal is considered by the Planning Commission on a future public
hearing.

" Prepared by:

il
Mike ﬁiveya/

Major Projects Development
Bureau of Planning

Approved for forwarding to the
Design Review Committee:

ey,

Catherine Payne /
Acting Developmient ning Manager
Bureau of Planning

ATTACHMENT

Project Design Plans, dated June 8, 2018
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