CITY OF ALBANY

SAN PABLO AVENUE DESIGN GUIDELINES

The San Pabio Avenue Urban Design Concept Plan was prepared for the City of Albany in 1989 by Freedman Tung & Bottomiey,
Uran Design Consuliants. The plan contairs recommendations for the design of private development and for sireet design.

This documens, "San Pablo Avenue Design Guideiines”, contains guidelines for privaie propersy development only. The document
is based on the recommendeaions of the Urban Design Plan. City respense to Urben Design Plan recorunendations for sireet deziga
will occur separately and at a later date. The fudl text of the Urban Design Plan is available from the Albarty Planning Deparsment,

These guidelines were adopted by City Counci Resolution No. 934 on January 19, 1993. Where any differences exist betesn e
Urban Design Plan and thiz document, the language of this adopted document will prevail.

L INTRODUCTION TO THE URBAN DESIGN PLAN:

The San Pablo Avenue Urban Design Concept Plan is as much about district revitalizadon as it is abour
physical form. Ir establishes a vision for a new type of commercial distict, the "Retall Boulevard®, 25 a
substtute for the typical commercial sirip. It proposes ways to weave this district into the fabric of Albany
s it is a source of pride to the commuxity, perhaps even excitement.

Crealing a special commercial environment 15 essental in order to atmact regional invesgment f1om
competing locadons. But the Retail Boulevard concept reflects an even more basic fact: Improving San
Pablo Avenue’s econormic potential, pardcularly for retailing, hinges on makang it a placs that has the
gualites associated with the City of Albany.

San Pablo Avenue's general parems of development and use are typical of the commercial smip, a strzet
oriented to “shopping by car”. Signs and parking lots are prominent. Many businesses are convenience-
based ("quick-stop") or provide goods and services actually related to automobiles. In contrast, 3 soeet
like Solano Avenue is odented to "shepping on foot". The scale is more intimate. There is less through-
traffic. Store windows, signs, and busiresses are oriented 1o pedestrians.

San Pablo and Solano are Albany’s only two commercial streets, and the distinction between them is
important To be most successful, each should be the best possible commercial streer of its kind, Today,
San Pablo Avenue provides only the most basic requirements for shopping by car visibility of businesses
over a considerable disiance, through signage, and direct access 1o parking areas. Special features or
amenities that add identity and atract additional business are few,
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1L SAN PABLO AVENUE URBAN DESIGN AND REVITALIZATION STRATEGY:

Thres major obiectves wiil be pursued (o improve the overail appearance and commercial vitdity of Sar
we. The first addresses the need 10 Improve commercial sirips generally, as environments for
:.hoppmtf L y car'. The other two focus on ways o lailor the physical form of San Pablo Avenus o
reflect Albany's idiosyncrasies, izs special places and its potendally special places.
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OBJECTIVE 1. CREATE A "RETAIL BOULEVARD" THAT REFLECTS THE QUALITY
OF ALBANY.

Characrerisdcs of a Retail Boulevard. The mest positive image for a big, wide street is a that of

a "boulevard”. Boulevards typically have distunctive buildings, attractive and relatvely uniform
plant materials, and a grand scale. Successful retail environments have color, activity, exuberance,
and special locadons. “Shopping by car* requires excellent visibility, access, and visual cues. New
and renovated buildings and strest improvements along San Pablo Avenue should combing to
create a physical environment that has all of these characteristics.

If San Pablo Avenue were someday io become a Retail Boulevard as envisioned by this Plan,
anractive and interesting free-standing buildings would form a consistent commercial frontage.
Dense groves of trees would screen parking areas in berween, Towers or other unigque roof
eatures would identify building enrances from a distance. Special landmarks would define vistas
and the locadon of Solano Avenue and other major destinations. Storefronts would be bold,
colorful, and clearly visibie from a car, Sidewalk areas would appear 0 be wider and more
gracious, lined by flowering mees that screen parkecd cars.

If San Pable Avenue were someday to be re-established as a light-rail transponation corridor, it

would be rcady to functien mwuch as it did up to and through World War II. The present

guidelines will help reinforce the historic pattern of a dense concentrafon  of retail business with

high density housing located within easy walking distance. As reliance on autos is redueed over

time, existing buildings could remain in place, while excess parking arcas should become the sites
of addidenal retail and residencal activites. Another post-auto use of parking lots might be to
create spaces for public enjoyment, similar to the small park at Sclano and Peralia.

The Role of Design Guidelines and Street Improvements. The whole of the Retail Boulevard must
be gre.her than the sum of its parts. Design guidelines must set higher standards for new
development and renovations so they create a better overall disinicr, not just a beuer looking mini-
mall here and a better looking shopping center there. The goal is creation of a single, large,
commercial area, that shares cusicmers as well as a common physical environment

cot imprevements should be dramatic conmibutions o Albany's community character. They
siiculd also support San Pablo Avenue’s auto-criented commercial environment by accenting
butidings and businesses, not hiding them.
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OBJECTIVE 2. DEFINE THE SOLANO AVENUE INTERSECTION AS THE CENTER OF
AN IDENTIFIABLE COMMERCIAL DISTRICT.

Two Disiricts Meet. A swongly defined cenier will add identity to Albany’s portion of San Pabio
Avenue. It will provide a reference point for orientation, and it will link rhis shared commercial
area to Solano Avernwe, the main commurity shcpping area.

Retain the Storefront Character, The character created by tightly clustered storefront buildings
should te retired, so they are clearly perceived as an extension of the pattem of building aleng
Solano Avenue. Existing surface parking requirements should be examined with the goal of
minimizing the number of surface parking lots; shared paridng areas should be promoted whers
possible,

Special Street Improvements. A street design for San Pablo Avenue as a whole should include a
specially designed segment in the viciniry of this intersecion. Improvements should be used w
magnify the connection to the heart of the community.

OBJECTIVE 3. ENCOURAGE PRIVATE DEVELOPMENT TO CREATE SPECIAL
LOCATIONS AND FEATURES ALONG THE STREET.

Anvwhere there is a gateway to the community, a highly visible location, or an area where there
are no distinguishing features w speak of, privale development should be encouraged 1o
contribute something special. The following three cases - a pattemn of existing use and two
potential development sites - provide examples:

Auto Row, The buildings that make up the "auto row" along the western side of the Avenue, north
of Solano, are strongly related in terms of use. They could be renovated in a way that relates
them visually and distinguishes them from other commercial businesses, an "auto services
emporium” of sors. This would add character to the smeet and could encourage additional
business.

Albany Bowl. Development of the Albany Bowl site, located at the northern gateway to the ciry,
should reflect the imporance of this lecation to the community. Development overall should be
of a high quality, and buiidings should be designed 1o provide a landmark that helps o define the
City boundary.

U.C. Viilage and Gill Tract, Re-development of portons of the University of California propertes
could have the greatest irppact of any contemplated development on the character of San Pablo
Avenue. The gateway locadon should be highlighted. But more specifically, the quality of
building associated with the University of California should be related directly to the frontage of
San Pablo Avenme. This in itself will create a sgong gareway and visual landmark, Most
important, it will raise the siancdard for other new investment along the sireet
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T1I. THE RETAIL BOULEVARD - DESIGN GUIDELINES FOR PRIVATE DEVELOPMENT
Retail Boulevard Buildings: "Building as Sign" -

The formula for the Retail Boulevard can be reduced to
"more architecture, less signage'. . sun 2ulo Avenve Urban Desien Plan

The typical commercial smip is characterized by the relationship between buildings and signs. Signs are
tall and anenton-grabbing. Buildings are low and nondescript. This reladonship must be reversed to create
a sense of permanence and quality.

Buildings must be highly visible, eye-catching, and assume the communication function that tall, poie-
mounted signs fill along the strip today. Buildings must in a sense be signs themselves. In fact, they
should communicate more than just the name of the business to the motorist - how many businesses are
here? where to park? where 10 enter the buoilding? They must speak to the person who is shopping by car
through their overall architectural form and detail, and they must be anracdve buildings in their own right.

Atiention is directed to the "Royal Cafz” building at 811 San Pablo Avenue. That building illustrates the
characterisdcs of the prototypical Rerzil Boulevard Building: it is distincdve, fun, identfies the main
enrance with-a special architectural feature (that also happens te the best lecadon for mounting a sign
visibie from a car), and is taller than a typical one story building. When compared to buildings and signs
nearby it is an unmistakable improvement

Understanding and Using the Guidelines:

The criteria which follow are inwended o guide one of the rwo types of physical change that conmibute
to creation of 2 Retail Boulevard: development of private properies with privae sector funds. Guidelines
are provided for the design of buildings, sites, and signage. (Recommendations for improvement of the
public right-cf-way, the smeet, may be found in Chapter V. of the "San Pablo Avenue Urban Design
Plan™.

The guidelines proceed from the general o the specific, reflecting the sequence of chamciensics which
a person "shopping by car” wouid perceive when approaching 2 goed Retail Boulevard Building. They
also reflect the sequencs of concems the City and private property ewners should address when beginning
to design or review a building for San Pablo Avenue.

The following considerations are impornant:

D The guidelines do not dictate a ardcular architecturzl style.
3 The guidelines apply only to new develcprment or voluntary renovations to existing buildings.

Existing businesses, if they are not making property improvements, are in no way forced o
vpegrade in accordance with the guidelines.

(%]

The impertance of adhering sTictly 0 panicular guidelines will need 10 be weighed curing the
design review process.



City Administration of Design Guidelines and Other Regulations:

e following is a summary of City regulanions and procedures which business and property owners may

ne=d w be familiar with, when planning for propeny improvements. The staff of the Ciry Planning

Department is available to provide advics on interpretadons, and how o proceed through any required
application processes.

Zoning:

With the excepdons of the U.C. Village and City Hall sites, ail properties along San Pablo Avenue
are within the "C-2", Highway Commercial zening dismict. (Albany Municipal Code Secdon 20-
2.12). Most uses of property, inciuding retzil sales, persenal services and professicnal offices, are
allowed without specmi zoning permits {though changes of occupancy may require City .vvmw)
Some special uses, such as motels, resiaurants with bars, auto services and warchouses requi
"conditonal use permit”, granted by the Planming and Zoning Commission. A condi"on.ll use
permit may be required upon a change of use, or upon a change of ownership of land.

Off-street Parking:

The City has requirements for off-sireet parking which apply to mcst lropcrucs in the City.
(Municipal Cede Sectdon O-:.J;. ror cxample, for retail stores the requirement is cne pariing
space per 400 square feet of gross floor area. Medical offices require one space per 200 square
feet. Under cerain circumstances, the Planning Commission . may grant excesptions o the
requirements.

New developments and major and miror renovadons will be subject to the design review
procedures established in Albany's Design Review Crdinance, Municipal Code Secden 20-10.
Work cn building interiors and normal repairs are exempted from design review,

Building additions of under 400 square feet, building-mounted signs and most awning insialladons
may be approved by the Planning Department staff, subject to confimmaticn by :Jne Planning
Commission. Improvements of grezizr significance will be reviewed by  the Planning
Comunission, usually in conjunction with any cther necessary approvals such as a condidona use
DEermiL.

In adopting a new Design Review Oréinance on August 19, 1991, the City antcipated adupmcn
of these guidelines. Scecton 20-10.5 b. authonzes the C.{v Courcil to adopt c_f d es by

resoiution for the purpose of implemeniing the "San Pable Avenue Urban Design Plan”.



Sectien 20-10.6 d.4. requires that any approval cf a project on San Pablo Avenue inciude a
finding that the adopted criteria, or guidelines, have been considersd acd incomerated into the
project, This subsecton further provides:

The Planning Commissicn may grant excepuons tc the criteria, provided one or more of the
iollowing findings are made:

a) There are cified special circumstances applicable to the property, such as size, shape,
spe 124 It prepe !
location of existing structures, or traffic cenditions, which canse practical dzrz;calu‘cs in
the application of the design guidelines.

(b.)  The Commission recognizes that the proposal exhibits a superior level of design which
exceeds the approved criteria

c.) With the grandng of an exception, development on the site will achieve the overall
urposes of the design guidclines, and the devalopment will not be detn ':zczzs'ﬂ o the
puip gn g P
public welfare or injurious o persons or property in the vicinizy.

Sigms:

Sign types and sizes are govemed by Municipal Code Secdon 20-5. With few excepiicns, tny
new or altered signs tequire 2 building permir, and usually design review by the planning staff or
Planning Commission is required as well. Business and propenty OWTIETS should be aware that
some existng signs may be ﬂlegal and their removal may be prompted by changes of ewnership
or proposed modificadons to the signs {Section 20-5.8).
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The Guidelines:

A.

Silhouette

A-1.

M a

B-1.

B-3.

Buildings Should Have an Expressive Silhouette, The silhouenz a building creaies
against the backdrop of the sky is its most distinctive characteristic when viewed from a
distance. The silhouette should be instantly recognizable as that of a distncuve
commercial building in an active retail environment, not 1o be confused with a wareshouse,
assembly plant, or corporate oifice.

The Sithouette Should Explain the Building. The silhouette of a tower, murret, parapet,
or other architectural slement can idendfy the main enmrance to a building or 0 an
adjacent parking area. Repeating roof forms can be used o indicate the presence of
individual tenants.

ssing and Height

Massing Should Be Used to Organize an Overall Building Composition. The sithouetis
of a building is created by its three-dimensional characteristics, or massing. Different
combinatons of building mass and building bays (sec next guideline section) should be
used w put a building together

Building masses may be singular, like a tall or projecing mass in the center 1o mark the
main entrance, or they may be repeated; for example, towers placed on efther side of the
main enry or repeated in a slightly different way in another building locadon.

Taller Building Masses Should Be Closest to the Street. Visibility of buildings and
businesses is a fundamental aspect of the Rerail Boulevard concept. Keeping tailer masses

closest to the street is essennal. It will also minimize visual iropacts 1o adjacent residenzial
properties.

Massing Should Be Exuberant. Buildings should be designed 1o address an "auio-spesd”
rate of perception, perhaps 25 miles per hour or more. In general, form should be more
coarse than appropriate for buildings in more pedestrian-orienied places in the community.
Masses should be pushed out or pulled in more dramatcally to make them siand out inn
rclation to the rest of the building. Parapets and towers should be somewhat taller and
more baldly shaped.

Note: ’Ihere is a fine line between exuberance and caricature, a line many “post modem”
buildings cross. Defining the difference between exuberence, style, and garishness is
difficuit to accomplish with design: guidelines alone. The definition must ocgur as past of
the design review process.



C.

‘Building Bays/ Facade Rhythm

C-1.  Building Facades and Wall Areas Should Reflect the Patterns of Buildings and
Parcelization Which Exist Along San Pablo Avenue. It is important that larger masses
and wall areas reflect a scale and visual interest appropriate for a commercial building,
Buildings should be subdivided into discrete "building bays" by architecrural feamres,
such as pilasters, changes in the roof line, and clusiering of windows, in increments of 25
or 50 feet. This will create a common visual thythm among the various types and styles
of development, both existing and future,

Increments of 25 fest may be most appropriate to reflect the presence of individual
tenants, with each bay appearing as an individual storefront; 50 feet may be rmore
appropriate for a large building with a single tenant, with bays created by pilasters and/or
clusters of windows.

C-2. Bays for Individual Retail Tenants Within a Larger Building Should Appear as
"Buildings Within a Building". It is important that all retail businesses along San Pabio
Avenue have visibility from the street. This is most effecdve and anractive if each
building bay is expressed as a single building, with its own cntrance, grouping of
windows, and roof line.

Facade Composition: Verticals,
Horizontals, Base, Cap, and
Windows

D-1.  All Buildings Should Have a "Public Face”. The reladonship a building has with the
street, with the public realm, is expressed by its front facade. It should always present a
building’s most intzresting architectural feamures. Doors, windows, and details should
combine to project a lively and welcoming architectural characier.

D-2.  Vertical Elements Should be Equal to or Stronger Than Horizontal Elements. Long
horizontal roof lines, "nbbon" windows, and other horizontal feanues do not make 2
proper contrast with a wide street; they parallel the street visually and make it s2em even
wider. Buildings with a vertical emphasis provide balance, by creatng a visual hytn
along the street edge.
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example, towers may not be appropnate ar feasible in all cases; awnings

10



-3.

D-4.

D-6.

All Visible Sides of a Building Should Receive Attention in Terms of Massing and
Composition. Surface parking requirements generally create space berwesn buildings.
This means that the sides of buildings are often as visible as the front. Rear facades are
highly visibie (o patrons when there are rear parking areas. Windows, rocf lines, massing,
and other features shouid be subordinate o the front facade, but nonetheless present on
all visible elevations.

All Buildings Should Have a Base. This could be considered as a basic rule for any
building, but is especially important for Retail Boulevard Buildings, where the ability ©
differentate the vertical face of the building from the horizontal plane of the street :
important. For a cne story building the base could be a projection of the wall surface, or,
it could be a change in the finish or color of the wall surface.

For a building two stories or taller the entire first floor could be appear as the base,
differentiated by architectural treamment, coler, or surface matenal from upper pordons of
the building.

All Buildings Should Have a Cap. The design of mofs, cornice lines or parapets helps
creats the building silhouette, but should alsc complete the overall compositon of the
building’s facade. Roofs should be in keeping with the exuberance of form suggested for
a Rerail Boulevard Building. Comice lines should be boldly detailed and cleariy visible
from the street. Special details, like brackers and capitals, should be used to highlight
reofs and comices. Parapets should have a distinctive profile and be related in design ©
the facade features below.

Windows and Doors Should Be Separated and "Punched” into or out of the Wall
Surface. Windows and doors are major elements in the compositon of a facade, and
should be arranged to create a clear surface patiern, whether symmetrical or asymmetrical.
Windows and deers should be "punched", (recessed or projected from e wall surface)
to add a third dimension, emphasizing shadows and a sease of the thickness of walls.

Awnings Are Useful Additions for Color and Variety. On the Retail Boulevard,
awnings are as important for facade composition as they are for shade. They should help
idendfy storefronts, with individual awnings for individual storefronts. Long, condnuous
awnings should be intermupted by peaks or other structural feamres thar identify building
entrances and differendate businesses. Solid, interesting colors that add accent to the
building wall are recommended. Awnings mav contain signage (ses next secucn).

11



na g e [As of Jenuzy 19, 1993, the standards underlined below will not be in effect wrud
amendments are made o the City's sign ordinance)

Signage Should be Mounted on Architecture, not Above It. As the most prominent
charactersdc of the commercial suip, signage is obviously one of the mest impormant
features of shopping by car. No macer how expressive a building 1S, signs arz nesded o
idendfy individual businesses. Signs should therefore be mounted on the face of the talles:
architectural element that relares 1o an individual business. Separate, lower signg shouid
be provided for the attention of pedestrians.

Signs should be mounted on functicnal elements of the building; for example, a tower
may be designed primarily for the purpose of exiending signage higher for greater
visibility, but it should also enclose useable floor area, or a useable volume such as an
atfumn - it should not be just a glorified free-standing sign.

Except for small directional signs, new free-standing signs mounted on 2 single pole
should not be used. Where there is a need for signs which are detached rom buildings,
they should be mounted on sclid monument bases. Such monument-type signs may be
justified where buildings are set well-back from the street, or for essentially open uses
such as auto sales lots. The total height of monument sigms should not exceed 5 feer
width at the base should exceed total height.  Taller signs mav be permnined on
demonstradon of visibility problems, but in no casc should thev excesd a maximum of
ten fest. Existing pole-type siens should be phased out, according to Municipal Coede
Seciion 20-5.8.

Large, building-mounted projeciing signs should generally not be used. Sculpmural neon
signs designed as an exiension of the architectural form of the main buiiding may be usad.
A neon sign designed to look like a paraper roof or marquee is an example.

Signs projecting outward from buildings shouid be limited to those which serve tc orient
pedestrians rather than o attract motorists. Signs projecting above a roof or parapet line
should be limited 1o those which are incorporated into a three-dimensicnal architectural
fearure of the building.

Sisns Should be in Proportion with the Size of the Building They Identify. On the
Retail Boulevard, signs should be clear and easy to read, but clearly subordinaie
buildings. The _sum total of building mounted siens used to idenufy an individual use
should not exceed two square feet of area for each linear foot of the frontage pecupied
by that use:; special considerations should be eiven to sites that have visibilitv problems
or very large frontages.

Signs Should Be Located on a Building in a Place that is Designed {or Them Signs
should be mounted on parapets, recessed wall areas, and other architecturdl fearures. Wall-
moeunted signs should not crowd, or cover over, surrounding architectural desails, such as
windows, pilasters, or trum.
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F.

E-4

E-3.

Materials and Lighting. A successful sign depends gready on the design and guality of

its materials. Following arc examples of matedals which can provide thg desired guality
of execunon:

1) painted wood with individually mounted, scored or painted leters;
2) painted or anodized metal signs with letters as indicated above;

3) custom neon, either mounted on a painted board or suspended in storeftont window or
mansom areas, or applied directly to building walls;

4) pained canvas awnings.

Recommendanons for lighting are:

1) back-lit with lighting behind projecting lettering;

2) top or botom lit, with spodights or concealed fucrescent tbes.

Internally Iluminated “Canned" Signs Should Not Be Used; Neon is preferred.
Neon sigos, including individual “channel” lemers, are wsually custom made 0 suit 2n
individual business. They lend a sense of ¢haracier and energy 0 a reiail environment
Canned signs, cn the cther hand, lock and often are mass-produced, making any place
look generic. They become glowing rectilinear shapes at night, detracting from a.,Jac-:.m
uildings th \ e windows and other sources 0 L Small canned sign
buildings that have atzractiv d d other so flight Small d

i Ain C rate r deccrative device may acceptaple paris of a sig
display a corporate logo or decc d be 1apl
programn, if they are incidental to ihe main $ign message.

(l-

Pedestrian Detail

F-1.

Pedestrian Detail is Important. The shopper is on foot between the car and the front
doer of a business, and between the doors of adjacent businesses. Am:znu‘es, such as
colorful awnings, well-proportioned window mullions, and other features that are viewed
at close range should be provided by a Retail Boulevard Building.

Denails should be of high quality design and materials, but not necassarily of the same
level of derafl or expense preferred for a storefront in a pedestrian shopping distdicr, L.-.
Sclanc Avenue. In a pedestrian district, for example, it may be desirzble for a building
base w be surfaced wath a special matedal, like decorative tile. For a Rerail Boulevard
Building a variaton in the wall surface material may be all that is necessary; a different
celor of masonry or a pleasing scoring patiern may be sufficient. The same holds true for
windows; beautifully milled wood mullions may be desirable for the pedesirian sireet,
ancdized color aluminum is fine for the Retail Beulevard.
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G. Building Illumination

G-1.

Lighting Should Be Used to Make the Retail Boulevard Safer and More Inviting.
Building-mounted lighting is encouraged for all new consmuctionn It should be used
illuminate the front facade and sidewalk, in effect, creating an atfractive "undemstory”
beneath the existing "cobra-head” highway lights.

Lighting Should Be Used to Enhance Retail Character. Thres forms of building
illuminadon should be considered: architectural illuminadon, intemal lumination, and
accent lightng. Architectural illumiration, such as uplighing, floodlighting,

and "wall washing” can be used 10 highlight special architectural feanires or crears interest
on an otherwise plain wall surface, Exposed light fixmires can be used as anraciive accenty
if consistent with the building’s architectural style,

emal fluminaton should be used 1o creaw a bold compesition and/or highiigit special
glazing of windows and doors, or objects displayed in windows. Accent lighting, such g
neon light tubes, can be used 1o putline building masses, openings, and add vertical of
horzontal emphasis.

Note: Lighring should be used 10 enhance form, not 10 advertise or mask bad desion.
¥

H. Color

H-1.

H-Z.

Colors Should Be Lively and Attractive. Color should be used to commurnicate rerail
energy and to atiract anention. Office buildings and other non-retzail uses should aise use
color, but in more muted shades. In a commercial distnict, earth tones tend o lock dmb
and uninteresting.

Color Should be Used to Bring out Contrast between Walls, Windows, Awnings, and
Trim. If a wall is painted a light color, it may be best to paint window wrim a darker or
a much lighter color. Walls should generally not be painted a dark color- this 1eads w©
make a building appear larger, more massive, and less detailed because the shadows that
help define changes in wall and window surfaces are not visible. If a dark color is used,
lighter colors should be used for window twim and architectural detaiis. In all cases,
conrrasting and/or vibrant colors are recommended as accents for window mullicns,
cornices, and other architectural detatls, Solid, interesting colors are recommended {or
awnings.



™

Colors and Materials Should be Selected for Resistance to Graffiti. The sudden
appearance of graffid can megaie much of the dme and expense devoted © propem;
improvemenss. Its removal can entail addidonal dme and expense, and its waces may
persist on some materials. Selections of colors and materials should be made with a
consciousness of the potental for graffin. Consideration shouid be given o avoiding
textured surfaces, at least in locations thar might be partculariy vulnerabie to graffid.
Smecoth and/or cleanabie surfaces should be used on lower, reachable pordons of
souctures and in areas, such as those adjacent 0 parking Iots or at the rears of buildings,
which are less well-lighted or subject to streer surveillance. Project plans should call for
an exma supply of marching paints as a means of ¢expediting the covering of graffid in a
way that blends with the original design.

e Design

Buildings Should Be Sited to Add to the Sidewalk Space, Yet Maintain Maximum
Visibility. New buildings should be built to a line 4 feet back from and parailel 10 the
existing right-of-way. This "build-to/setbackline will keep buildings close o the sirest
and create a consistent commercial frontage. It will also make the sidewalk space more
generous and boulevard-like, more in proportien with the width of the siser

In some lcocadons, such as near Solano Aveaue, it will be desirable 10 renforce and
maintain the consistency of the hisioric urban commercial partern along San Pablo. In
other cases, limited lot depth may make it infeasible (0 set aside four fest ziong the
frontage. An allematdve way of creating more sidewalk space for incidental uses, stch
as cafes or flower sales, would be to build to the dght-of-way line, while opening up the
fronr wall as an arcade; the open 1rea behind an arcaded building front could gxceed four
feer without breakdng the condnuiry of the street line.

Main Parking Areas Should be located to the Side or Rear of Buildings, Not In
Front. Buildings, not parking lots, should be the dominanr view aldng the Ratail
Boulevard, Parking in front makes businesses less visibie © mowrisis who are potenal
Customers.

Thres basic configurations may be appropriaze, depending on the pature of the speciiic
sire:

1) Commercial use that exiends through a bleck - The full fonrage sheuld be buils out,
with the exception of the access drive, and parking should be locared behind. Curb cuts

into adjacent residential streets should be provicded where appropriate.

venue -

2

2) Commercial use confined o parcels that have frontage onlv on San Pabic 4
Parking must go o the side of die building. In development planming and review if is best
1o oot for a "building-parking-building-parking" arangement of adjacent developments
with this configuradon, rather than "building-building-parking-parking”.
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Retail Boulevard Buildings - Composite



I,

I-5.

3y Apn aliermadve which may be sutted 1w a few large develovment sites is to —'\c'mit 2
single-icaded parking aisle in {Tont of buildings. This maintairs He sense {har businesses
ars part of e street, not in a detached develepment, while providing just e;.cugn parking
to aumact convenience shoppers. Two curb cuts are required for this layour. It works best
for developments of one-half bicck of fromtage or more. Smaller increments of
development wiil result in too many curb cuts, too close together

Parking Lots Should Be Landscaped As "Groves". One shade iree of a significant size
{15 gal. or larger) should be provided per three parking spaces; ihe minimum requiremen:
should e no less than cne tree per five spaces. Wherever site dimensions penmif, ges
should be planted berwegn parking stalls, not berween bays. This provides mere shade
where it is needed, on the passenger compamment of a car inst2ad of on the hood. It will
1150 result in a more evenly landscaped and less visible paring area overzll. This is
imperwnt for compadbility with adjacent uses, especially residendal, as well as for the
general appearance of the Retil Boulevard.
Curbed planzers are not necess grates or bollards should be used 10
protect trees.
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Low Walls That Match the Architectural Design and Materiais of the Prindp:ﬂ
Building Should Be Provided Aleng Parking Area Frontages. The architecture of the
muin building should be exiended along the entre site frontags, in the form of walls,
fences, and/or other site elemenis, 10 screen parking areas.

Walls should be at least as high as the hood of a car, approximately 32", though net so
high as to obscure the visibility of the parking area emtirely. Lower walls topped by
cmamental metal fences are an aimctive way 10 screen parking. Walls and fences should
consist of smaller panels, with substandal columns or posts at 25’ intervais (o reflect the

basic increment of buiiding aleng the sweer  Walls should be complimentzd by
landscaping, which should be simple and COonsistent among vanous prepertes along the
sires

Parking Lots Across the Street from Houses Should Have 2 Residential Edge. Parking
lots should be setback approximately 10’ from the existing property line, This setbueck
should be planted with grass or another low ground cover to maich residendal fiont yards
across the street. Low walls, as recommended above, should Iocate columns or posis
directly across from resideniial property lines.

"moug;r} not a substtule for a residental fronrage, this reammen: will alieviate the jamin -C,
etfact of a parking lot adjacent o the sidev ’alk of a predeminanty residendal street It wil
also denne a space ac:oss the sireet from existng houses that apoears 0 be an extension
of front yard areas. Maintenancs of ahesc res by the propernty ownesS IS an important
aspestt of this feamre,
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In scme cases the requirement of 2 10 foot setback could severely restrict pariing lot
design. the optdon shouid be available 10 use a denser planting with a reduced setback
arca. In some cases vines oo wails, with tees in the rght of way may be most
effectve. The pessibility of commercial building walls opposite residences should aiso be
addressed; in the CE zone, setbacks are at the discretion of the Planning Commission.

Where site area or depth does net allow for a ten foot setback as called for, a combination
of a screening wall, compact landscaping such as vines, and street trees may be approved
0 serve as a buffer berween residendal and non residendal uses. Where walls of
commercial buildings extend w the esidendal steet, the Planming Commission may
approve a suitable combination of architectural detailing, landscaped setback, landscape
marterials against the wall, and soest trees, [0 provide a pleasing view from the nearty residenc

Qe"nce Areas Should Not Be Visible. Areas for loading, storagz, and refuse should b
ocated 1o the rear of Duﬂqus and should be screened by building, walls, fencss, or
tandscape matenials so that they can not be seen frem San Pabio Avenue. This should also
apply to air cwndmor;rvY urits, electrical tmnsformers, satellite dishes, and other
mechanical appurtenances.

e

Roof 1op equipment such as air condidoning, kitchen exhausts, sarellite dishes and other
mechanical equipment should be screened fom view of abumting properties as well as
from San Pablo Avenue. Special attendon to "roofscapes®, including marerials and colors

as well as screening, may be required for projects bordering Albany Hill

N’cisa characteristics of service areas and equipment installations nezd o be considered
both site design and building design. It may be necessary w0 accompany visual
5 r-:emng with ncise bufiering, using appropriate techniques suck as sound walls, insulated
guclosures, or direcden of fans and exhausts away from sensitve neighborng uses.
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Special Site - U.C. Village and
Gill Tract

J-1.

J-3.

New Development of the University Frontage Should Reflect the Urban Character of
San Publo Avenue. Buildings should be buiit close to the sirzet and shouid comprise
a coniinuous frontage along the Avenue, excepr in locations where significant vegetation
is 10 be preserved. Any non-residential development should be consisten: with guidelines
for other portions of the Sireer; however, yariarions may be considered in light of the
porential scale of development and the pardcular characterisics of the Village and Gill
Tract sites. Depending on the extent of arny non-residential developmen:, the Cizy may
encourage site and building designs which are not feasible in other locations along the
Aveanue.

A Main Campus Enirance Should Be Located Directiy on San Pablo Avenue, This
enmrance should be a powerful visual landmark, and a statement that the campus itself
faces, rather than tums away frem, San Pablo Avenue. It will add the sense of quality and
permanence that encourzges further invesgment elsewhere along the strest It may also
encourage campus residents 10 veanre out to commercial business alonyg the suwe

The Corner of San Pablo Avenue and Buchanan/Marin Should Be Oune of the Most
Memorable Locaticns in the Comrmunity. The grove of evergreen trees and palms at
the comer has been a comimurity landmark for years, and shouid be reteined and
enhanced as part of new development plans for the site.

The San Pabloe Avenue Urban Design Concept Plan reccramends "that the grove be
ceded’, in visual terms at least, w the City as a public open space. A highly visibie piece
of civic art or architectural marker, framed against the backdrop of the trees, should
announce that to one side is the Albany City Hall, 1o the other a major campus of the
University of Califomia. This sculpture or monument should be clearly visible
approaching San Pablo Avenue along Buchanan and exiting the City aleng Marin. Unlike
the entry feature proposed for the western comer of the City Hall compiex, this shouid
be larger and more dmmaric....”
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K-1.

K-2.

K-3.

Special Site - Albany Bowl

Individual Storefronts Should be Clearly Defined. As recommended for all Remmil
Boulevard Buildings, the roof line should be expressive and indicate the presence of
individual tenants. Building bays, in this case individual storefronts, should be separated
by architectural features for identification, reflecting the 25 and 50° building increments
typically found along the street.

A Maximum of One Row of Parking Spaces Should be Permitted along the Frontage.
A minima! amount of surface parking is recommended in front of any propcsed
commercial uses. A single-loaded parking aisle provides convenience, but keeps
businesses part of the pverall commercial environment of San Pablo Avenue.

Perpendicular Parking Areas Should Appear to Be Streets. To maximize reeail
visibility, storefronts which are located perpendicular to the strest, along parking areas,
should refiect the same characteristics as Retail Boulevard buildings located along San
Pablo Avenue. Perpendicular frontages are generally better for services that do not need
1o rely as heavily on visibility and "impulse” patronage. Species for ree plantings betwesn
parking sralls should be short and ormamental, or tall and finely textured, 10 maintin
visibility from the strest

The Northern Portion of the Site Should Contain a Gateway Building That Helps
Define the City Boundary. A new building in this locaton should be particularly
disdnctive. The roof line and overall architectural teatment should be clearly special,
different than that of adjacent buildings. Towers, turrets, and/or distinctve puraper roof
forms are recommended 0 set a standard of design quality for the rest of the swes

The Albany Bowl Building Requires Special Anention. If the existing building is rewained
as part of an overall plan for the site, improvements should be commensurare with the
size and importance of the building. Rerail Boulevard Buildirg guidelings sr.aw.d be
applied 10 encourage creaiion of a lively facade - especially appropriate if the building
remains in a recreational usage, Distinctive parapet(s), signage, awnings, and overall
facade renovaiion should emphasize the building's size and accentuare its verical
characieristics.
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