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Report And Ordinance, Recommended By The Planning Commission, To: (a) 
Amend The Oakland Planning Code To Create New Zones For The City's 
Commercial And Residential Areas And Make Related Text Amendments; (b) 
Amend The Zoning Maps To Include The New Commercial And Residential 
Zones; (c) Amend The Zoning Maps To Include Height Areas For The New 
Commercial Zones And Other New Zones On The City's Major Transportation 
Corridors; And (d) Amend The Document '̂ Guidelines For Determining Project 
Conformity With The General Plan And Zoning Regulations" To Reflect The 
Above Changes 

SUMMARY 

This ordinance provides new zoning regulations for the City's commercial and residential 
neighborhoods. The zoning update proposal is part of the City's ongoing efforts to implement 
the policies of the Oakland General Plan through new development standards, including new 
zoning designations, zoning map amendments, and related Planning Code amendments. The 
proposal is the culmination of a two and one-half year process that has included over 60 public 
meetings, thirteen Technical Advisory Group meetings, six Zoning Update Committee meetings, 
and two Planning Commission meetings. 

The zoning update proposal implements policies in the Land Use and Transportation Element of 
the General Plan (LUTE) that encourage stability in Oakland's lower density residential 
neighborhoods while strategically directing development to major transit corridors like San 
Pablo Avenue and hitemational Boulevard, the city's BART stations and AC Transit hubs. The 
proposal also implements the General Plan's vision of concentrating retail activity in compact 
nodes on the corridors. The proposal accomplishes these objectives through strategically zoning 
the City's residential neighborhoods to maintain their character and density while allowing 
greater heights and density along the corridors. 

FISCAL IMPACT 

Adoption of this ordinance should facilitate development by providing more efficient permitting 
processes. More development would result in increased property taxes, sales taxes, and other 
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revenue. These revenues would be partially offset by the ongoing costs of providing City 
services. 

The proposal also has the potential to generate a small increase in permit applications due to new 
design review requirements in some commercial zones. Any increase in permit application 
revenue would be deposited into the Development Service Fund (2415). Existing staffing and 
appropriation levels should be sufficient to process any increase in permit applications; therefore 
no additional costs are expected to be incurred by the Development Service Fund. 

BACKGROUND 

Introduction 

In 1998, Oakland adopted a new Land Use and Transportation Element of the General Plan 
(LUTE) to guide development in the City. The LUTE specifically recommended that the 
Planning Code be updated in order to implement its land use vision through development 
standards such as allowed uses, maximum heights, minimum setbacks and residential densities. 

This zoning update proposal implements the General Plan's LUTE recommendations. Without 
this update, the zoning ordinance and the General Plan will be inconsistent in two main respects. 
First, the General Plan land use map will be inconsistent with the zoning maps. The General 
Plan land use map designates each part of the City with one of several land use classifications. 
Each of these classifications describes the intended character for the areas where they are 
designated. Inconsistencies occur when the regulations of a zoning designation for an area are 
contrary to the intent of the area's General Plan classification. Second, the regulations in the 
existing zoning designations do not reflect the General Plan's vision in terms of land use, height, 
density, design, and similar regulations. 

In May 1998, the City Council adopted Ordinance Number 12504 C.M.S. to bridge this gap 
between the completion of the zoning update and the LUTE adoption. Ordinance 12504 C.M.S. 
created Interim Controls in the Planning Code (Chapter 17.01) that provide a process for 
evaluating projects where the General Plan and the Planning Code are inconsistent. The specific 
procedures required for a development to gain approval when this conflict occurs are contained 
in a document called "Guidelines for Determining Project Conformity with the General Plan and 
Zoning Regulations." The Interim Controls implemented the LUTE's guidance that, prior to 
completion of the zoning update, the City would apply existing zoning except where such action 
would expressly conflict with the LUTE. This interim approach has provided functional 
consistency between the General Plan and zoning during, but does not provide a desirable level 
of certainty among the public, developers, and the City as to what rules apply to a particular 
project. Without clearer establishment of ground rules for development through updated zoning 
regulations, developers are less likely to invest, proposed projects are more contentious, and the 
development review process is more lengthy and complex. 
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The current zoning regulations are also outdated. Most of the zoning regulations were written 46 
years ago in 1965. Although the Zoning Code has been amended since then, the City has not 
comprehensively updated the zoning rules in over four decades. As a result, much of Oakland's 
current zoning regulations are often difficult to apply or interpret under current conditions. 
Generally they are not consistent with national best practices in zoning, include many obsolete 
terms, and are cumbersome for many users. 

An initial effort to comprehensively update the Zoning Code began in 1999, following adoption 
of the General Plan LUTE. A consultant team was retained, stakeholder meetings were 
conducted, an ordinance was drafted, and maps were prepared. This earlier comprehensive 
zoning update effort was ended due to a shift in City priorities. That year, however, the City did 
adopt a new zoning district for its parks and open spaces, protecting more than 3,000 acres of 
City and regional parkland. In 2005, the City created three new zoning districts for areas with a 
"Housing and Business Mix" General Plan classification, a designation for areas containing a 
mix of residential and industrial uses. In 2008, the City adopted new zones for the industrial 
areas; and new zoning districts were adopted for Downtown Oakland in 2009. 

The current effort, initiated in September 2008, consists of 1) developing new commercial and 
residential zoning text; 2) mapping these new zones in the residential and commercial areas of 
the City 3) and related changes in the Planning Code. Base zones have been created to 
implement the seven residential and commercial General Plan land use classifications. One or 
more new zoning districts have been developed to implement each of the General Plan LUTE 
classifications, and each new zone has been mapped to several areas of the City. The text of 
each of the proposed zones is contained in Attachment A. The proposed mapping is contained in 
Exhibit B of the ordinance Attachment B of this report. Exhibit B shows the new zoning and 
the boundaries of the height maps. Attachment B labels each of the proposed changes from the 
existing zoning. 

Community Involvement 

The current residential and commercial rezoning proposal is a culmination of an extensive 
community involvement process. Staff attended over 60 meetings of neighborhood associations, 
business groups, business improvement districts, merchant associations. Neighborhood Crime 
Prevention Councils and Redevelopment Project Area Committees (PACs). Over 30 of these 
meetings have taken place since January 2010 in an effort to inform the community and gain 
input and support for the zoning proposals. Additionally, staff held four rounds of large 
community workshops (for a total of nine workshops) in north, west, central, and east Oakland to 
introduce residents to the zoning process, issues, concepts and proposals. Staff also has been 
involved in numerous smaller meefings with neighborhood representatives, stakeholders, and 
concerned citizens. In general, the zoning proposals have been well received by the community 
and staff has received a great deal of valuable community feedback on the zoning proposals. 
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Staff also formed two Technical Advisory Groups (TAGs) comprised of volunteers representing 
balanced and varied interests (i.e., developers, advocates, property owners and renters) and 
different geographic areas. One TAG focused on the residential zones off the major corridors 
and met six times; the other TAG focused on the corridors and commercial neighborhoods and 
met seven times. These TAGs acted as sounding boards for staff proposals at various stages of 
the zone development and mapping process. 

Staff has also made efforts to reach citizens who do not typically come to community meetings 
by producing videos describing the rezoning proposal and process. These videos have been 
posted on YouTube and the City's website for several months. Staff has also produced several 
handouts and summaries describing the proposal with translations into Spanish, Chinese, and 
Vietnamese. 

Attachment C is a list of all the neighborhood meetings attended by staff, sorted by coimcil 
district. Attachment D is a list of larger community workshops and Technical Advisory Group 
meetings. 

Written comments fi"om the public, including comment cards from community and neighborhood 
meetings, received by Strategic Planning staff during the two years of preparing the Citywide 
Zoning Update, are available to be read on the City's website: 
http://www2.oaklandnet.eom/Govemment/o/CEDA/o/PlanningZoning/s/LUC/index.htm. In 
addition, these comments have been made available to the Council under separate cover for the 
February S, 2011 CED Committee meeting. 

Zoning Update Committee Meetings 

After holding six public meetings to consider the zoning update proposal, the Zoning Update 
Committee (ZUC) of the Planning Commission recommended that the zoning update proposal be 
brought to the ftill Planning Commission. The review consisted of an initial meeting to review 
the zoning regulations and fi-amework, four meetings to review the zoning maps, and a final 
wrap-up meeting. The meetings resulted in several changes to the zoning maps and regulations, 
particularly in West and North Oakland. For instance, map changes were made in the Clawson 
neighborhood, on Telegraph Avenue in the Temescal District, at the Harrison Street and Oakland 
Avenue corridor, and on San Pablo Avenue between 30"̂  and 34"' Streets. Public testimony 
resulted in changes to proposed residential setback regulations, minimum height requirements in 
the corridor zones, auto fee parking in the Community Commercial zones, height limits in the 
Laurel Commercial District and regulations regarding community gardens and urban farms. 
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Planning Commission Meetings 

The City Planning Commission held two public hearings regarding the zoning update proposal. 
On November 17, 2010, the Planning Commission considered the rezoning of the residential 
areas of the City. On December 15, 2010, the Planning Commission considered the rezoning of 
the commercial and corridor areas in the city, and unanimously voted to recommend the zoning 
update proposal to the City Council. Changes made as a result of public testimony included a 
zoning boundary adjustment at Keith Avenue near College Avenue, applying an open space 
zoning at Frog Park in Temescal, applying an RM-3 zone instead of the proposed CC-2 zone to 
Brook Street, and lowering the allowed FAR on the largest lots in the hills. 

KEY ISSUES AND IMPACTS 

Since 1998, the lack of consistency between the General Plan LUTE and the zoning ordinance 
has created a considerable amount of uncertainly among the public, developers, and the City as 
to what rules apply to a particular project. Without the clear establishment of ground rules for 
development through updated zoning regulations, proposed projects have been more contentious, 
and the development review process more lengthy and complex. The largest impact of the 
zoning update proposal will result from providing development standards for new commercial 
and residential development that are consistent with the General Plan vision set forth in the Land 
Use and Transportation Element (LUTE) adopted in 1998. 

Under the curtcnt zoning regulations, the evaluation of many development projects must occur 
on an ad hoc basis through a conditional use permit process outlined in the Interim Controls, 
which provide guidelines to evaluate a project's consistency with the broad policy statements in 
the LUTE. Using this process to bridge the gap between the LUTE and the outdated Planning 
Code creates uncertainty for developers and the public because the City's rules for evaluating 
projects are less clear and specific than can be accomplished through updated zoning regulations. 
The process has also lengthened the development review process due to the extra negotiations 
associated with the conditional use permit process. This proposal addresses these issues by 
providing specific development standards for most of the City. 

Another impact will be the implementation of the General Plan LUTE's policy direction for the 
development of the City. A major strategy of the General Plan includes providing stability to 
Oakland's lower density residential neighborhoods while strategically directing development to 
major transit corridors like San Pablo Avenue and International Boulevard, the city's BART 
stations and AC Transit hubs. The goal behind this land use strategy is to increase transit use, 
revitalize the City's commercial districts, concentrate development where there is available land, 
and reduce suburban sprawl. Another theme of the General Plan LUTE is to concentrate retail 
activity in nodes on the corridors and to connect these nodes by longer stretches of high density 
residential development. This land use pattern is intended to create compact, pedestrian-oriented 
districts and avoid the dilution of commercial activity along the City's long corridors. The 
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zoning update proposal accomplishes these objectives through strategically zoning the City's 
residential neighborhoods to maintain their character and density while allowing greater heights 
and density along the corridors. The proposal also contains use and design regulations to define 
the retail nodes. These are described in the Project Description section, below. 

Finally, the proposed zoning text will be much more user-friendly than the existing ordinance. 
Users of the existing zoning ordinance have frequently complained that its language and 
structure is confusing and convoluted. The current residential and commercial zoning update 
proposal makes the regulations more understandable through the use of tables, illustrations, and 
simplified language. 

PROJECT DESCRIPTION 

The following section describes staffs approach in developing and mapping the proposed zones 
and the framework and content of the zoning update proposal. 

Approach 

Development of Proposed Zones 

The basic approach was to create new zones to implement each General Plan land use 
classification. The General Plan LUTE includes a land use map that designates each area of the 
City with a certain land use classification. Each land use classification, mapped in various parts 
of the City, describes the type and intensity of allowable ftjture development. The following is 
the list of the residential and commercial land use classifications: 

• Hillside Residential 
• Detached Unit Residential 
• Mixed Housing Type Residential 
• Urban Residential 
• Neighborhood Center Mixed Use 
• Community Commercial 
• Regional Commercial 

Detailed descriptions of these classifications from the General Plan LUTE, including density and 
floor area ratio (FAR) ranges, are contained m Attachment E\ summaries of the classifications 
are also contained in the Framework section, below. 

Wherever one of these General Plan LUTE classifications is mapped, one or more specified 
consistent zones are proposed to be designated. For instance, the Detached Unit Residential 
LUTE classification has two corresponding new zones: the RD-1 zone and the RD-2 zone. 
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Wherever the Detached Unit Residential classification is mapped, one of these two zones must 
be applied. 

Residential Zones. Oakland's existing zoning designations provided the fi-amework for the 
proposed new residential zones. Staff analyzed existing zones and determined their consistency 
with each of the General Plan residential classifications. Adjustments to these zones were based 
on several analyses: 

• Staff developed new zones and adjusted density ranges to cortespond to the maximum 
densities defined in the General Plan land use classifications. 

• Existing zones were combined if they had similar regulations. 
• Staff reviewed variance applications (or exceptions to development standards) granted for 

development projects for the period 2004 through 2009 to indicate where existing 
regulations might require amendment. For example, based on the large number of 
variances granted for hillside development, staff determined that development standards 
in the Oakland Hills needed to be revisited. As stated in the General Plan (Policy N l 1.3), 
an excessive number of variances may signal a need to update specific zoning 
regulations. 

• Geographic Information Systems (GIS) was used to quantitatively analyze citywide 
parcel data. Staff executed complex GIS queries to determine the number of parcels, the 
total number of acres and the median lot size in each General Plan classification. The 
findings from these queries provided appropriate lot size and density requirements. 

• Existing regulations were discussed with current planning staff, developers, the public, 
and TAG members to assess which were most problematic and needed adjustment. 

Commercial/Corridor Zones. Staff analyzed the different General Plan commercial/corridor 
classifications and grouped areas into neighborhood typologies. For instance, the Community 
Commercial General Plan land use classification is mapped in three basic types of areas: on the 
corridors such as Broadway and International Boulevard, at large shopping centers such as 
Eastmont Mall, and in light industrial areas such as the west side of 7'̂  Street in West Oakland. 
Thus, staff developed three zones to be designated wherever the Community Commercial 
General Plan land use classification is mapped. Activity and design regulations for each area 
were based on the intent of the corresponding General Plan land use classification and the 
context of the neighborhood in which they are located. 

Like the residential zones, staff also surveyed best practices from cities of similar character and 
discussed the zoning update proposal with current planning staff developers, the public, and 
TAG members. 

Base Zone Revision. This current phase of the zoning update focuses on replacing and mapping 
the commercial and residential "base zones" for the City. Major changes to other parts of the 
Planning Code will not be made at this time. A future phase of the zoning update involves 
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revising our parking standards, developing design guidelines, looking at other aspects of the 
zoning regulations, and creafing new zoning districts for institufional uses like hospitals and 
schools. The proposed base zones do not have specific regulations relating to particular 
neighborhoods; rather, they contain general regulations that appropriately guide development 
throughout the City. Once base zones are implemented, area plans, specific plans, and district-
specific zoning overlays can be used to address the issues and goals of specific neighborhoods. 

Approach to Mapping the Zones 

A consistent citywide methodology was used to develop the maps, taking into consideration the 
following criteria: 

• General Plan Designation. The primary guiding criterion for how a property is proposed 
to be zoned is its designation on the General Plan Land Use Diagram. The overarching 
goal of the zoning update is to achieve a zoning map that is fully consistent with the Land 
Use Diagram. 

• Strategy Diagram Designation. As noted earlier, the General Plan land use Strategy 
Diagram designates some areas of Oakland as "Maintain and Enhance" and others as 
"Grow and Change." For areas with the former designation, an effort was made to assign 
a zoning district which reflected existing densities. In the residential zones, this most 
often resulted in areas receiving a zone comparable or less dense than their existing zone. 
This reflects General Plan LUTE policies to stabilize residential neighborhoods and focus 
new development on the corridors, downtown, and near transit. 

• Existing Zoning. Within a given General Plan category, existing zoning was a major 
factor in determining future zoning, particularly in areas that were rezoned during the 
1990s and 2000s, and in commercial areas (such as C-31). 

• Existing Land Uses. Extensive field work was conducted as part of the mapping process, 
especially in areas where the existing zoning does not align with the General Plan Map. 
In residential areas, existing densities were calculated in order to assign the correct 
zoning designations. In commercial areas, the existing use mix was evaluated to 
determine the "best fif zone for a given General Plan category. The result is a much 
finer-grained zoning map than the current map. 

• Parcelization. Existing lot sizes, dimensions, and Parcelization patterns were used to 
determine the appropriate zone in many areas, particularly in residential zones. 

• General Plan policies. The maps reflect the interpretation of General Plan policies as 
well as the Land Use Diagram. For instance, height limits on any given commercial 
parcel reflect Historic Preservation policies to promote context-sensitive design; hillside 
densities reflect OSCAR Element policies to conserve steep slopes; and densities near the 
BART stafions reflect General Plan policies to promote transit-oriented development; and 
so on. 

• Community Input. As noted above, more than 60 public meefings and five ZUC 
meetings have been held to date. The maps and have been continually edited to reflect 
input from these meetings, as well as written correspondence from residents. 
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Approach to Regulating Building Height and Intensity 

In commercial/corridor areas, development intensity (maximum height, number of floors, floor 
area ratio, and residential density) is proposed to be regulated using height designations on the 
zoning map. Each height designation has corresponding maximum number of floors, floor area 
ratio, and residential density. For instance, if a particular block has a 45-foot height designation, 
its maximum height is 45 feet, maximum density is one unit per 450 square feet of lot area, 
maximum floor area ratio is 2.5, and maximum number of stories is four. 

These height designations are based on location and context and not by the base zone. In other 
words, two areas may have the same zoning but different permitted heights and development 
intensity regulations. This approach provides greater flexibility in the application of a single 
zone to areas with different height contexts. For instance, the Laurel and Fruitvale Commercial 
Districts are both proposed to have a CN-2 zoning because they are both intended to remain 
pedestrian-oriented districts, but these areas have different height and intensity regulations 
designated on the height map because these areas have very different contexts in terms of street 
width, transit availability and existing building intensity. 

Framework 

The following section describes the content and framework of the proposed residential and 
commercial/corridor zones and height/intensity regulations. As mentioned, each General Plan 
Land Use Classification proposed for the zoning update - 'Hillside Residential', 'Detached Unit 
Residenfial', 'Mixed Housing Type Residenfial', 'Urban Residential', 'Neighborhood Center 
Mixed Use', 'Community Commercial', and 'Regional Commercial' - has one or more 
associated zones to achieve the character described in the General Plan. A complete description 
of each of these classifications is contained m Attachment E. 

This section will provide a general description of the proposed zones and height areas and where 
they are proposed to be mapped. The following attachments and exhibit contain more detailed 
information about the zoning update proposal: 

> The full text of the zones is contained in Attachment A\ 
> The proposed maps are contained in Attachment B and Exhibit B of the ordinance; 
> Full descriptions of General Plan land use classifications are contained in Attachment E 
> A summary of the proposed zones is in Attachment F; 
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> Attachment G is a summary of activity regulations in the 
commercial/corridor zones; 

> Attachment H is a summary of development standards contained in 
the zones; 

> A geographic specific, narrative description of the proposed zoning maps is contained in 
Attachment /; and 

> Attachment J is a summary of the height/intensity area regulations. 

Residential Zones 

This section contains a descripfion of the residential land use classifications in the General Plan 
LUTE and the corresponding proposed residential zones. For reference, the following table 
summarizes how the proposed residential zones correlate to the General Plan land use 
classifications. 

LUTE Classification Corresponding Zoning Designation 
Hillside Residential RH-1, RH-2, RH-3, and RH-4 
Detached Unit Residential RD-1 and RD-2 
Mixed Housing Type 
Residential 

RM-1, RM-2, RM-3, and RM-4 

Urban Residential RU-1, RU-2, RU-3, RU-4*, and RU-5* 
*RU-4 and RU-5 are commercial/corridor designations and are not described in this section. 

Hillside Residential General Plan Land Use Classification Zones. This General Plan land use 
classification is mapped in the single family residential neighborhoods of the Oakland Hills. 
Lots in this General Plan classification are often affected by slope, environmental, transportation, 
and fire safety constraints. 

Staff proposes four zones to implement the Hillside Residential General Plan Land Use 
classification. Each of these zones allows one unit per lot. A secondary (in-law) unit is also 
permitted if a proposal meets regulations regarding unit size, parking, and street width. State law 
requires this accommodation of secondary units. The following is a summary of the zones that 
implement the Hillside Residential General Plan Land Use classification. New regulations such 
as maximum floor area ratio (FAR) and lot coverage are being proposed to control building bulk. 
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Zone Minimum Lot Size Similar existing 
zone 

RH-1 43,560 sf(l acre) R-1 
RM-2 25,000 sf R-10 
RH-3 12,000 sf R-20 
RH-4 6,500/8,000 sf(see below) R-30 

RH-4 has the highest density of the Hillside General Plan land use categories. In areas without 
significant slope, the minimum lot size is 8,000 square feet for a subdivision of five or more lots 
and 6,500 square feet for subdivisions of 4 lots or fewer. The minimum lot size increases to 
8,000 square feet if any of the newly created lots have a slope of 20 percent or greater. The RH-
4 zone is similar to the existing R-30 zone. 

Detached Unit Residential General Plan Land Use Classification Zones. The Detached Unit 
Residential General Plan Land Use Classification is characterized by detached, single family 
structures outside the hillside area. The two zones designated for this General Plan classification, 
RD-1 and RD-2, are similar to each other except the RD-2 zones allow two units on lots greater 
than 6,000 square feet while the RD-1 only allows one principal unit. The zones also include the 
following regulations: 

• Accommodation of secondary units; 
• FAR requirement for steep lots; 
• Maximum lot coverage requirements; 
• Reduced side and rear yard setbacks for narrow lots; and 
• Small offices are permitted and other low impact commercial acfivifies may be 

conditionally permitted in existing non-residential facilities. 

Mixed Housing Type Residential General Plan Land Use Classification Zones. This General 
Plan land use classification envisions a mix of single family homes, townhomes, small multi-imit 
buildings, and some neighborhood businesses. Staff proposes four zones for the Mixed Housing 
Type Residential General Plan land use category: RM-1 through RM-4. The following table 
summarizes the proposed density for these zones: 

Zone Density Similar existing 
zone 

RM-1 One unit permitted per lot and two units condifionally 
permitted on lots larger than 4,000 square feet. 

R-35 

RM-2 One unit permitted per lot and two units permitted on lots 
larger than 4,000 square feet. For three or more units, one 
unit per 2,500 square feet of lot area conditionally 
permitted. 

R-36 and R-40 

RM-3 One unit permitted per lot and two units permitted for lots R-50 
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Zone Density Similar existing 
zone 

over 4,000 square feet. For three or more units, one imit 
per 1,500 sf of lot area is conditionally permitted. 

RM-4 One unit permitted per lot. For 1-4 units on lots 4,000 sf 
or greater, one unit per 1,100 sf of lot area is permitted. 
For 5 or more units, one unit per 1,100 sf of lot area is 
conditionally permitted. 

NA 

The new zones also include reduced side yard setbacks for narrow lots. In addition, a greater 
range of commercial activities in existing non-residential facilities are allowed compared to the 
existing residential zones. The RM-4 zone was created to accommodate development at the 
maximum density allowed under the LUTE for the Mixed Housing Type Residential General 
Plan land use classification. Finally, the C-Residential Commercial Combining Zone is an 
overlay zone that, when combined with any of the four RM base zones, allows a greater range of 
new commercial activities and facilities. This zone is mapped in a small number of areas that 
have historically been zoned "Commercial" but that are designated on the General Plan as 
"Mixed Housing Type Residential." 

Urban Residential General Plan Land Use Classification Zones. The Urban Residential 
General Plan land use designation envisions high density residential neighborhoods with some 
ground floor commercial activity in appropriate locations. Staff proposes RU-1 through RU-5 to 
implement the Urban Residenfial General Plan Land Use Classification. Three of the zones, RU-
1, RU-2, and RU-3, are generally mapped in areas of established residential neighborhoods not 
directly on the corridors. The other two zones, RU-4 and RU-5, are mapped along the City's 
major transportation corridors. The following table describes the proposed density for the RU-1 
through RU-3 zones. 

Zone Density Maximum Height Similar existing zone 
RU-1 One unit per 

1,100 square 
feet of lot area 

40 feet NA 

RU-2 One unit per 
800 square feet 
of lot area 

50 feet R-60 

RU-3 One unit per 
450 square feet 
of lot area 

60 feet R-70 
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Commercial/Corridor Zones 

The following is a description of each of the proposed commercial/corridor zones, organized by 
the General Plan land use classification. For reference, the following table summarizes how the 
proposed commercial/corridor zones correlate to the General Plan Land Use classifications. 

Land Use Classification Corresponding Zoning Designation 
Urban Residential RU-1*, RU-2*, RU-3*, RU-4, and RU-5 
Neighborhood Center 
Mixed Use 

CN-1, CN-2, CN-3, and CN-4 

Community Commercial CC-l ,CC-2, and CC-3 
*RU-1, RU-2, and RU-3 are not corridor designations and are not described in this section. 

Urban Residential General Plan land use Classification Zones. The Urban Residential General 
Plan land use classification envisions high density residential neighborhoods with some ground 
floor commercial activity in appropriate locations. Staff proposes the RU-4 and RU-5 zones to 
implement the Urban Residential Land Use Classification located on the corridors. 

RU-4 is mapped in neighborhoods on the corridors that already have a solid residential character. 
RU-4 encourages high density, multifamily development and only allows new ground floor 
commercial construction on comer lots, but not at mid-block locations. This commercial 
limitation is intended to focus commercial activities at the retail nodes mapped as Neighborhood 
Center Mixed Use. Allowing new ground floor commercial construcfion at all locations along 
the corridors could dilute the commercial presence and decrease the economic viability of the 
identified retail nodes. Construction with ground floor residential units requires a separation 
between the sidewalk and the ground floor to preserve privacy and security. 

RU-5 is designated for areas that currently contain a concentration of ground floor commercial 
activities. Staff proposes high density residenfial activities for these areas and to allow, but not 
require, ground floor commercial storefronts that contain low impact commercial activities such 
as small offices, markets, real estate brokers, cafes, and stores. Upper stories are generally 
preserved for residential acfivifies. The RU-5 zone requires the same ground floor unit street 
separation as the RU-4 zone. 

Neighborhood Center Mixed Use General Plan land use Classification Zones. The General 
Plan LUTE defines Neighborhood Center Mixed Use areas as vibrant, compact, and pedestrian-
oriented neighborhood commercial centers with continuous retail street frontage. These areas 
are generally mapped along the City's transportation corridors. Staff proposes four new zones to 
implement the Neighborhood Center Mixed Use classificafion: CN-1, CN-2, CN-3, and CN-4. 
The first three zones are more pedestrian-oriented and do not permit automotive repair activities. 
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The CN-1 zone corresponds to Oakland's most well-established retail districts, including 
Rockridge, Piedmont Avenue, and Montclair. These zoning districts are heavily oriented toward 
retail shopping and new development is required to have commercial space on the ground floor. 
Of all the proposed commercial districts, the CN-1 zone has the greatest number of limitafions on 
the types of activities that are permitted and conditionally permitted. For example, all restaurants 
and cafes require a conditional use permit, and uses such as offices, banks, small gyms and copy 
shops must receive a conditional use permit before they can locate on the ground floor. The 
regulafions for this zone are similar to those of the current C-27 Village Commercial Zone and 
C-31 Special Retail Commercial Zone. Proposed design regulations included in this zone would 
require that new construction have a traditional storefront character. These regulations include a 
maximum fi-ont yard setback, minimum ground floor height, a minimum ground floor facade 
transparency, and prohibition of parking between the sidewalk and principal buildings. 

The CN-2 zone is similar to CN-1, but allows a few more neighborhood services on the ground 
floor without a conditional use permit. For example, restaurants do not require a conditional use 
permit, and uses such as yoga studios can locate on the ground floor without a use permit. 
However, like CN-1, ground floor residential activities are not permitted, and the goal is still to 
create a pedestrian-oriented shopping street, so offices and ground floor residential are 
discouraged. The storefront design regulations for the CN-2 zone are the same as those for the 
CN-1 zone. Examples of the CN-2 zone include Telegraph Avenue in the Temescal district, 
MacArthur Boulevard in the Laurel District, and International Boulevard in the Fruitvale district. 

The CN-3 zone is a neighborhood shopping district with fewer restrictions than CN-1 or CN-2. 
By allowing a greater number of uses, the CN-3 zone provides more options for commercial 
districts that may currently lack the goods and services available in CN-1 and CN-2, such as 
grocery stores, banks, and restaurants. The storefront design regulations for the CN-3 zone are 
the same as those for the CN-1 and CN-2 zones. Residential uses are conditionally permitted on 
the ground floor. CN-3 is mapped along parts of San Pablo Avenue in North Oakland, and along 
much of Intemational Boulevard and Foothill Boulevard in East Oakland. 

The CN-4 zone is applied to existing small commercial properties in lower density residential 
neighborhoods. These areas are so small that they do not show up on the LUTE map, but they 
have supported small businesses for many years. CN-4 zone businesses are typically auto-
oriented, with customers arriving by car rather than on foot. Service stations are conditionally 
permitted. Storefront design requirements are not contained in this zone. Examples include the 
gas stations and convenience stores at off-ramps along Highway 13 and Highway 580. 

Community Commercial General Plan Land Use Classification Zones. The Community 
Commercial General Plan land use classification is intended to accommodate a wide variety of 
commercial activities on the City's transportation corridors, such as larger scale retail and service 
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businesses and automotive related activities. Staff proposes the CC-1 through CC-3 zones to 
implement this classification. 

The CC-1 zone corresponds to Oakland's large auto oriented shopping centers. Auto repair uses 
are conditionally permitted and new construction could contain some residential construction if 
part of a larger commercial development. CC-1 zone areas include Eastmont Mall, Foothill 
Square, Lincoln Square, Fruitvale Station, and other large retail centers where patrons usually 
arrive by car. 

The CC-2 zone also allows a wide variety of commercial activhies and auto repair is 
conditionally permitted, but the CC-2 zone requires a strong commercial storefront presence, 
including ground floor height and transparency and parking location requirements. The CC-2 
zone requires new construction to have ground floor commercial facilities but allows residential 
facilities in upper stories. The CC-2 zone is mapped along major commercial streets like 
Broadway, Grand Avenue, and parts of San Pablo Avenue. 

The CC-3 zone is the most permissive commercial zone, allowing auto repair, heavy commercial 
uses such as building suppliers, light industrial activities, as well as general commercial 
activities. This zone does not allow new residential units to avoid conflicts between residential 
and heavier commercial activities. The CC-3 zone is mapped at locations that are not adjacent to 
low density residenfial neighborhoods, including the area north of Dovmtown between Telegraph 
and Broadway. 

Regional Commercial General Plan Land Use Classification Zone. The Regional Commercial 
General Plan land use classification is mapped in areas that contain region-drawing facilities 
such as hotels, big box stores, and major office buildings. The General Plan LUTE designates 
the Regional Commercial land use classification at two locations: the Hegenberger/Coliseum 
area and the East BayBridge Shopping Center at the Emeryville border. 

The CR-1 zone is the only Regional Commercial zone. The CR-1 zone is analogous to the 
existing C-36 zone, which was written for the Hegenberger Corridor. The CR-1 zone permits 
large scale commercial activities and limits light industrial activities at locations away from 
Hegenberger Road. Residential activities are not permitted in the CR-1 zone. 

Commercial/Corridor Height Framework 

As mentioned in the Approach section above, height, bulk and intensity controls are proposed to 
be regulated separately from the base zoning districts in the commercial/corridor zones. Staff 
proposes seven height levels with corresponding maximum residential densities, nonresidential 
floor area ratios and number of floors. These regulations are summarized in Attachment J. The 
height maximums (35, 45, 60, 75, 90, 120, and 160 feet) were chosen to be just below where 
"life safety" requirements necessitate a more expensive building type. As mentioned, the 
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boundaries of the height maps are contained in Exhibit B and a geographic specific, narrative 
description of the mapping proposal is contained in Attachment I. 

These height levels were mapped using the following basic principles: 
> Height maximums were set higher on wider corridors to create an appropriate "wall" to 

contain the street space on the widest streets. 
> Height maximums were also set higher near transit (BART stations and AC Transit hubs) 

to increase transit accessibility and near the Central Business District. 
> Height maximums were set lower to preserve intact historic districts, generally Areas of 

Secondary Importance (ASIs)'. 
> Heights were set lower adjacent to lower density residential neighborhoods and corridors 

adjacent to a bluff to preserve views. 

The following table summarizes the principles used when determining heights on the corridors; it 
does not, however, include all contexts and situations. 

Condition Height 
Maximum 

Examples 

Wide Street (streets with a right of way > 100 feet such 
as San Pablo Ave, Telegraph Ave, and International 
Blvd 

Near a BART Station 75 to 120 feet Fruitvale. West Oakland BART station areas 
At an AC Transit hub (the intersection of two trunk lines) 
or intersection of two major streets 

75 feet 40"̂  Street and Broadway 

Not adjacent to a lower density residential neighborhood 75 feet Telegraph Ave adjacent to Pill Hill 
Adjacent to a lower density residential neighborhood 60 feet Most of San Pablo Avenue 
In a historic neighborhood 45 feet Grand Avenue at the Adams Point neighborhood 
Directly adjacent to a bluff 45 feet Broadway 41" to 45'" Streets 
Hegenberger Corridor 120 to 160 feet Hegenberger Road. 9S'̂  Avenue 

Narrow Streets (streets with a right of way < 100 feet 
such as College Ave, Macarthur Blvd, and Foothill Blvd 

At an AC transit hub (the intersection of two trunk lines) 
or intersection of two major streets 

60 feet Macarthur and 73"* Avenue 

Not adjacent to a lower densit>' residential neighborhood 60 feet Intemational Boulevard near 4'" Avenue 
Adjacent to a lower density residential neighborhood 45 feet Dimond District 
In a historic neighborhood 35 feet Rockridge 

The pattem of major corridors that adjoin residential neighborhoods along rear lot lines is 
common in Oakland due to its history of streetcar lines running along the corridors. Current 
regulations require a ten-foot setback adjacent to residential neighborhoods and a 30-foot height 

' ASIs are historically or visually cohesive areas or property groups identified by City surveys that contain a high proportion of 
historic buildings. ASIs do not appear eligible and not considered CEQA Historic Resources. There are several ASIs on the 
corridors and tend to be located at commercial districts where major streets intersect, such as the Fruitvale and Rockridge 
Commercial Districts. ASIs are distinguished from APIs because APIs appear eligible for the National Register of Historic Places 
and thus are considered CEQA Historic Resources. The 7'" Street commercial district is the only API on a commercial corridor 
outside of Downtown. 
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