
                          ITEM 7-C 
CITY OF ALAMEDA 
 Memorandum 
 
 
 To:  Honorable President and  
   Members of the Planning Board 
  
       From:   Andrew Thomas  
                   Acting City Planner 
                    
 Date: December 10, 2012  
 

Re: Development Plan and Density Bonus Application PLN12-0265 
Applicant: TriPointe Homes and Catellus.  Development Plan and 
Density Bonus Application to construct 275 residential units, internal 
roadways and alleys, parks and open spaces on 22.3 acres located at 2799 
Fifth Street and commonly known as the “Alameda Landing Residential 
Project”                 
  

EXECUTIVE SUMMARY:  
 
On September 10, 2012, the Planning Board held a study session to review the 
preliminary site plan for the subject project. The Board raised several issues regarding 
the proposed design, including, but not limited to:  the project interface with adjacent 
properties, the street pattern and internal circulation, the open space network, the mix of 
uses and units, the need for universal design elements, and transit access. Since the 
meeting, a Planning Board ad hoc subcommittee assisted staff and the applicant to 
address many of the issues raised at the meeting, which enabled the design team to 
prepare an improved site plan for the project. The revised plans are attached as Exhibit 
A. 
 
The current application includes only the Development Plan and Density Bonus 
applications for the site. The applicant will return at a subsequent meeting for Design 
Review and Tentative Map approvals. Planning Board action on this Development Plan 
and Density Bonus Application will allow the applicants to begin site preparation 
activities and architectural design plans for future Planning Board review, Staff is 
recommending approval of the subject applications. 
 
BACKGROUND: 
 
The proposed site plan for the residential neighborhood at Alameda Landing represents 
an important next step in the City’s efforts to redevelop and reuse the 77-acre former 
Fleet Industrial Supply Center (FISC). Located on a 22.3 acre parcel of land near 5th 
Street and Stargell Avenue, the project will provide a mix of housing types adjacent to 
the Alameda Landing retail center and within walking distance to future planned 
waterfront parks. It will also provide a variety of public open spaces, trails, and 
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pedestrian paths linking Alameda’s existing neighborhoods to and through the site to 
the mix of uses planned on the Alameda Landing Retail site and adjacent areas. 
 
The proposal is consistent with the approved Bayport/Alameda Landing Master Plan 
that envisions a residential neighborhood with up to 300 housing units at Alameda 
Landing. The proposed plan includes 275 units in a variety of housing types. Of the 275 
total housing units, the revised site plan now includes 79 two-story condominiums, 26 
single level flats, 56 townhomes, 91 single family detached homes and 23 affordable 
  
ANALYSIS 
 
Working with the Planning Board subcommittee, the applicant made a number of 
significant improvements, which are listed below, to the site plan to address the Board’s 
concerns.  
 
Project Edges and Connectivity  
 
The residential development on this site will be surrounded by a mix of existing and 
future uses. One of the Planning Board’s concerns involved the compatibility with, and 
connectivity to, adjacent uses at the edges of the project site.  
 
Southern Edge: The site plan proposes a 23 unit affordable apartment building along 
the southern edge of the property facing Stargell Avenue. The building faces onto a 
large landscaped area that includes a Class I bicycle facilty connecting the bicycle lane 
on Stargell to the proposed multi-use trail running along the western edge of the site. 
(See Exhibit 1: page L-4) 
 
This location maximizes the project’s competitiveness to receive Tax Credit Financing, a 
major source of affordable housing funding in the State. This location, in close proximity 
to Ruby Bridges Elementary School, transit routes on Stargell Avenue, parks and open 
spaces and commercial services will score well on site amenities. The project must 
receive 100 percent of possible points to be considered for an award of Tax Credit 
funds.   
 
The revised plan shows two “options” for the siting of the affordable housing project.  
Under the current agreements between the City and Catellus, this building will be 
developed by the Alameda Housing Authority.  The two options are provided and 
recommended to allow the future architects of this building some flexibility to ensure the 
best possible design.  The final design will be subject to a future Planning Board review.  
Currently, it is anticipated that the affordable housing site be developed with stacked 
flats and townhomes will fit in well with the larger subdivision.  
 
Western Edge: The western edge of the project is defined by a multi-use trail for 
pedestrians and bicycles and a street that connects Mitchell Avenue to Stargell Avenue.  
The new street (“C Street”) and the multi-use trail fronts onto single family homes within 
the project, and future residential development planned on the former Coast Guard 
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housing site. (See Exhibit 1 page L-10) The multi-use trail will provide a unifying “public 
use spine” between the Alameda Landing neighborhood and the future “Coast Guard” 
neighborhood on the west side of the trail. The Mosley and Singleton Avenue 
Extensions will provide full public roadway connections between the two neighborhoods.  
(Each neighborhood developer will be responsible for building its portion of the 
extensions.)  
 
Northern Edge:  The northern edge of the site is defined by the Mitchell Avenue 
extension, which is designed to provide a major east-west arterial connection between 
Marina Village and the Posey Tube and Main Street and Alameda Point.  The 
applicant’s plans line this major arterial with attached town homes and ample landscape 
setbacks.   
 
Block D (on the north side of Mitchell) had been revised to eliminate single family 
homes and is now completely attached townhomes. This allows the townhomes to be 
arranged with all building fronts facing landscaped courtyards and open spaces and, all 
the rears of buildings facing an alley. The courtyards are at least 40 feet wide and 
provide ample distance between the building facades. The .71 acre park at the north 
edge of the site has been expanded to allow better connections between the homes and 
the pedestrian path that will eventually connect to the waterfront.  The public park will 
also provide a pleasant public gathering place for residents of both the Cardinal Point 
Senior Housing development and the new Alameda Landing neighborhood currently 
referred to as “Block D”. (See Exhibit 1, page L-7)     
 
Eastern Edge:  The revised plan locates a row of attached homes along the western 
frontage of Fifth Street facing the future retail center, currently under construction. 
These attached structures are more compatible than single family homes with the retail 
buildings across the street and also provide visual interest and interior noise reduction 
along this arterial.  (See Exhibit 1, page L-3)    
 
Street Grid and Complete Streets 
 
At the September meeting the Planning Board emphasized the importance of extending 
an Alameda-style street grid throughout the project to provide complete connections for 
pedestrians, bicyclists and automobiles through the site. As described above, the 
Stargell, Mitchell, Mosley, Singleton, and “C Street” extensions now provide complete 
“grid” of streets that create four square blocks, referred to in the plan as “Block A” 
through “Block D”.  These four new residential neighborhoods are now defined by a fully 
connected grid of streets, paseos, bike lanes and pedestrian paths.  The site plan was 
revised to feature a complete public roadway and trail along the western edge that is 
fully connected to both Stargell and Mitchell Avenues.  (See Exhibit 1, page L-2) 
 
Paseos and Open Spaces 
 
The Planning Board emphasized the importance of providing good connectivity between 
the streets, paseos and open spaces within the site. The Board also discussed the need 
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to activate these spaces and create destinations for public gathering and use. The 
amount of open space in the plan has been increased to extend the network of walking 
paths connected to the paseos. Several residential units have been removed from 
Blocks A, B and C in order to increase the amount of open space and extend pedestrian 
connections. These new open spaces are primarily linear greenways that provide east-
west pedestrian connections from the multi-use trail and C Street, through the interior of 
the site to the sidewalk that runs along the west side of Fifth Street. With these 
expanded connections, the site plan now provides a complete network of pedestrian 
paths and open spaces throughout the project. Illustrative details of the paseos and 
open spaces are included in the applicant’s submittal package. (See Exhibit 1, page L-8 
& L-10)   
 
Another concern raised by the Board was the width of the paseos and how it affects the 
distance between single family homes facing onto the paseos. The paseos are now a 
minimum of 35 feet wide to provide ample distance and space between the single family 
homes that front onto the paseos. Perspective views and sections of these paseos are 
included in the applicant’s submittal package. Porches are proposed that encroach no 
more than five feet into the paseos. In order to maximize the distance between facades, 
the site plan now alternates these porches such that there is a minimum of 30 feet 
between the front of the porch and the opposite façade. These porches provide added 
building articulation, visual interest and “eyes on the street” for pedestrians using the 
pathways running along the paseos. Staff believes that “staggering” the porches is an 
effective way to activate the paseos while maintaining adequate distance between 
facades.  (See Exhibit 1, page L-11) 
 
As shown in the plans, each of the four “neighborhood” blocks has its own 
neighborhood park which is very easily accessed by all the homes in the block by 
paseos and sidewalks.  Three of these neighborhood parks are at least one half acre in 
size. 
 
Side Facing Homes 
  
The Planning Board expressed concerns about the large number of homes that 
presented a side elevation to the street in the prior plan.  The Board was concerned that 
the side facades of corner homes would present a bland face to the street, paseo, or 
public space.    The revised plan ensures that:  1) homes face onto all the parks, 2) 
homes face onto all the paseos, and 3) fewer homes present a side elevation to a public 
street.  The plan also includes special standards and treatments for these homes to 
ensure that these homes provide ample building articulation, fenestration and visual 
interest on both facades that face a street. Illustrative architecture of typical corner 
homes is shown in the applicant’s submittal. (See Exhibit 1, page L-9)  
 
Mixed Use 
  
The site plan provides a mix of condominiums, townhomes, flats, apartments and 
single-family homes. The Bayport/Alameda Landing Master Plan states that each 
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subarea shall include open space and at least two other uses. The previous site plan 
contained a variety of residential and open space uses but no commercial uses. The 
revised site plan now includes one ground floor commercial space in each of two multi-
family buildings at the corner of Fifth Street and the Singleton Avenue Extension. (One 
in Block A and one in Block B).  The conditions of approval require that these spaces be 
a minimum of 1,000 square feet each and be preserved for non-residential uses. (See 
Exhibit 1, “cross hatched” areas on page L-4) 
 
It is anticipated that these spaces might be appropriate for office and/or commercial 
service uses on the ground floor along Fifth Street across from the retail project. These 
higher densities, mixed use residential buildings face onto a commercial mixed use 
street similar to offices that currently operate on portions of Park and Santa Clara 
Streets. Such office uses might include architects, accountants, attorneys, therapists 
and other small-scale professional services. On-street parking for clients and visitors is 
provided along Fifth Street, and within the adjacent retail center.  
 
Universal Design 
 
Another issue raised by the Board was the accessibility of homes for the elderly and 
disabled and the ability of a family to remain in a home through the aging process. The 
revised site plan now includes 24 residential flats that provide all living space on a 
single level and 14 condominiums that meet housing accessibility requirements for the 
first floor. Approximately 27 (30%) of the 91 single family floor plans include a bedroom 
suite with a full bath on the first floor. To ensure the accessibility of these units, staff has 
included a condition of approval in the Draft Resolution (Exhibit 2) that states: 
 
“Universal Design: The builder shall incorporate design features that enhance the full 
life cycle use of housing in order to accommodate a wide range of individual 
preferences and/or physical abilities. These features allow for aging in place, multi-
generational living and accessibility and shall include: 
 
a. Twenty four 24 ground-floor flats shall be incorporated in the final plans. These plans 
shall be adaptable and on an accessible route. In addition, 14 of the 135 multi-story 
dwelling units shall meet the housing accessibility requirements for the first floor of the 
unit. This includes being on an accessible route, proper turning space and grab bar 
backing in the first floor powder/bath and 2’-10” minimum door sizes.  
 
b. Approximately 30% of the 91 detached homes shall incorporate a bedroom suite with 
full bathroom on the first floor. These homes shall incorporate features of universal 
design including grab bar backing in first floor baths and powders, door widths of 2’-10” 
minimum, and installing electrical switch and outlet heights within the prescribed heights 
for universal design.” 
 
Unit Mix and Height of Single Family Homes 
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One of the Planning Board’s issues focused on the percentage of single family homes 
that would have two versus three stories. The Board was concerned that if all the 
homes were built to three stories, the project would lack a sufficient diversity of building 
heights. The revised site plan now provides a total of 275 housing units including 79 
condominiums, 26 flats, 56 townhomes, 91 single family detached homes and 23 
affordable apartments. All the multiple family units are in three story buildings. Of the 91 
single family homes, 20 to 25 percent are now proposed to be two story and 75 to 80 
percent are proposed to be three story. About 25 percent of the two story homes would 
have an optional third floor.  
 
The Planning Board will have a future opportunity to discuss and consider the actual 
architectural design and height of buildings when the Design Review application is 
submitted.  
 
Transit 
 
The Alameda Landing Mixed Use Project is designed to support transit use.  The 
residential portion is specifically designed to support transit by ensuring an excellent 
network of streets, sidewalks and paths to enable residents to easily walk to transit 
services.  In addition, the project places the higher density residential uses along the 
routes that are most likely to have transit services: Stargell, Mitchell, and 5th Street.  The 
lower density single family homes are located within the interior of the site.  
 
In addition, the Alameda Landing project is conditioned by the Master Plan, the 
Development Agreement and the previously approved Transportation Demand 
Management (TDM) Plan to provide privately funded shuttle services.  Per those 
agreements every commercial tenant and every market-rate residential unit is obligated 
to provide annual funding (approximately $300 per year) to fund transportation services.  
 
Throughout the development of the Alameda Landing project, City staff and Catellus 
have worked to provide complete streets to accommodate all modes of transportation, 
including walking, bicycling, transit, and automobiles. (See Exhibit 1, page L-8)  The 
team has worked extensively with AC Transit and Bike Alameda over the years to 
ensure that the street design meets the needs of each mode of travel.  Staff will 
continue to work with AC Transit to ensure that all improvements provide adequate 
access for AC Transit service and a variety of transit vehicles (very long buses, 
articulated buses, and smaller shuttle buses).  
 
As AC Transit routes, standards and vehicle fleet requirements change over time, staff 
and Catellus fully expect that minor changes to striping and bus stop location may be 
necessary in the future. Plans currently call for four bus stops: one at Fifth Street and 
Stargell Avenue, two at Fifth Street and Mitchell Avenue and one at Mariner Square 
Loop and Mitchell Avenue. Staff and Catellus are committed to ensuring that the project 
accommodates transit service to the maximum extent feasible without negatively 
impacting other modes of travel, such as pedestrian and bicycle levels of service.   
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Affordable Housing and Density Bonus Application  
 
This project requires approval of a Density Bonus Application pursuant to State of 
California Section 65915 and Alameda Municipal Code (AMC) Section 30-17. The 
applicant is requesting a density bonus for a “base” project of 227 units. The “base” 
project is defined by the Alameda Municipal Code as a hypothetical Measure A-
compliant project. The project qualifies for a 22.5 percent density bonus (51 units) 
because the applicant proposes to provide 6% of the 227 units to households that 
qualify as very-low income. The maximum number of housing units allowed with the 
bonus is 278 and the applicant is proposing 275. In addition to the 14 very low-income 
units, the project is also providing 9 units (4%) for low-income households and 16 units 
(7%) for moderate-income households.  The 23 very low- and low-income units will be 
rental units developed by the Housing Authority within the multifamily site on Stargell 
Avenue. The 16 moderate-income units will be for-sale flats and townhouses distributed 
throughout the TriPointe project.  
 
Pursuant to State and local regulations, the applicant is eligible to request incentives, 
concessions, and/or waivers from local development standards in exchange for 
providing additional affordable housing.  Under state and local regulations, incentives 
and concessions are requests that are made by the applicant to reduce the cost of 
constructing the project. Waivers are requests made by the developer that are 
necessary to allow the base project and the bonus units to physically fit on the property.    
 
TriPointe Homes is not requesting any concessions or incentives, but is requesting two 
waivers from development standards to enable the project to fit on the property.  
Specifically, the applicant is requesting a waiver from AMC Section 30-53.2’s prohibition 
on multifamily housing and AMC Section 30-4.2’s 2,000 square foot minimum lot size. 
The flats and townhomes are located in multifamily buildings ranging in size from three 
to seven units per building. Although the multiple-unit structures are located on large 
lots, the density of each multiple-unit building is greater than that which would be 
provided by 2,000 square foot lots.  
  
IV. ENVIRONMENTAL REVIEW 
 
On December 5, 2006, the City Council certified the Final Environmental Impact Report 
for the Alameda Landing Mixed Use Development Project (a Supplement to the 2000 
Catellus Mixed Use Development Project EIR) in accordance with the California 
Environmental Quality Act (CEQA) (State Clearinghouse #2006012091). The City 
approved three Addenda to the 2006 SEIR in 2007, 2008 and 2012 that found that this 
project will not result in any new or substantially more severe environmental impacts 
than identified in the SEIR. 
 
V. PUBLIC NOTICE AND COMMENTS 
 
Property owners and residents within 300 feet of the project’s boundaries were notified 
of the public hearing and given the opportunity to review and comment on the proposal.   
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VI. RECOMMENDATION 
 
Approve the draft resolution (Exhibit 2) to approve the Development Plan and Density 
Bonus Application.  
 
Respectfully submitted, 
 

 
 
Andrew Thomas 
Acting City Planner 
 
Exhibit: 
  

1. Alameda Landing Residential Project Development Plans 
2. Draft Planning Board Resolution 

 


