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2748 San Pablo Avenue 
 
Use Permit Modification 2014-0005 to modify approved plans for a 4-story 
mixed-use building with 23 condominium dwelling units; proposed 
modifications include changing to an affordable rental project, reducing 
parking from 27 spaces to 13, and minor alterations to building massing 
(with no increase in height or reduction in rear setback). 

I. Application Basics 
 

A. Zoning Permits Required: 
 Use Permit Modification, under BMC Section 23B.56.020 
 Use Permit to reduce parking requirement, under BMC Section 23E.64.080.H 
 

B. CEQA Determination: Categorically exempt pursuant to Section 15332 of the 
CEQA Guidelines (“In-Fill Development Projects”). 

 
C. Parties Involved: 

 Applicant Chuck Wong, HKIT Architects 
538 9th St., Suite 240, Oakland, CA 94607 

 Property Owner Jonathan Astmann, Satellite AHA Development, Inc.,  
1521 University Avenue, Berkeley, CA 94703 

 
 
  



2748 SAN PABLO AVENUE ZONING ADJUSTMENTS BOARD 
Page 2 of 9 July 10, 2014 

 
 

Figure 1: Vicinity Map 
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Figure 2: Ground Floor Plan 
 

 
  



2748 SAN PABLO AVENUE ZONING ADJUSTMENTS BOARD 
Page 4 of 9 July 10, 2014 

 
 

Figure 3: 2nd Floor Plan 
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Table 1:  Land Use Information 
 
Location Existing Use Zoning 

District 
General Plan 
Designation 

Subject Property Vacant C-W Avenue Commercial 

Surrounding 
Properties 

North 
One- and two-story 
commercial uses 

C-W Avenue Commercial 

South 
Two-story commercial and 
residential mixed use building 

C-W Avenue Commercial 

East 
One- and two-story 
commercial and residential 
land uses 

C-W Avenue Commercial  

West 
Center for Early Intervention 
on Deafness (CEID) 

MU-R Mixed Use Residential 

 
Table 2:  Project Chronology 
 
Date Action 

September 27, 
2007 

ZAB approves Use Permit 06-10000119 for 4-story 
mixed-use building with 20 dwelling units and 24 
parking spaces  

June 26, 2008 ZAB approves Use Permit Modification 08-70000005 
to increase dwelling units to 23 and parking spaces 
to 27 

May 12, 2014 Current application submitted 

June 11, 2014 Application deemed complete 

June 19, 2014 DRC grants favorable recommendation for proposed 
modifications 

June 26, 2014 ZAB hearing notices distributed 

July 10, 2014 ZAB hearing 

 

II. Project Setting 

 
A. Neighborhood/Area Description: 

The site is located in West Berkeley, at the northwest corner of San Pablo Avenue 
and Grayson Street. This portion of San Pablo Avenue generally consists of one- 
and two-story commercial and mixed-use buildings.  The project site is surrounded 
by multiple land uses including a private school (Center for Early Intervention on 
Deafness, CEID) immediately adjacent to the western property line. Other nearby 
uses include auto repair uses to the north, and commercial and residential uses to 
the south (across Grayson Street), east (across San Pablo Avenue), and west 
(beyond CEID). 

 
B. Site Conditions: 

The project site is currently vacant, and is developed with a single-story structure 
(originally constructed as a service station), last used as a home garden supply 
facility. 
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Table 3:  Development Standards 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

III. Project Description 
 
A. Approved Project: 

The approved project, including a modification approved approximately one year 
after the initial approval, is a four-story mixed-use building with 23 market-rate 
condominium dwelling units, 27 parking spaces, and 2,064 square feet of ground-
floor commercial space. The Use Permit requires payment of an in-lieu fee rather 
than provision of on-site affordable units, as allowed by the City’s inclusionary 
ordinance for condominium projects. The approved project did not receive a density 
bonus. 
 
A copy of the approved Use Permit (including plans) is provided in Attachment 3. 
 

B. Proposed Modifications: 
The subject property (and its approved Use Permit) has been purchased by Satellite 
Affordable Housing Associates (SAHA), a Berkeley-based affordable housing 
provider, which has obtained funding from the City to construct the approved building 
as a below-market-rate rental housing project rather than a market-rate condominium 

Standard 
BMC Sections 23E.36.070-
080 

Approved 
Project 

Current 
Project 

Permitted/ 
Required 

Lot Area (sq. ft.) 9,966 No change No standard 

Gross Floor Area (sq. ft.) 26,220 24,235 29,898 

Floor Area Ratio 2.63 2.43 3.0 

Dwelling 
Units 

Total 23 (condo) 23 (rental) No standard 

Affordable 0 (in-lieu fee 
paid) 

23 3 (if no housing 
fee paid) 

Building 
Height 

Average (ft.) 48 No change 50 

Stories 4 No change 4 

Building 
Setbacks 
(ft.) 

Front (San 
Pablo) 

0 No change 0 

Rear (west) 0 (>13’ for 
upper floors) 

0 (>14’-4” for 
upper floors) 

0 

North Side 0 No change 0 

South Side 
(Grayson) 

0 No change 0 

Lot Coverage (%) 100 No change 100 

Usable Open Space (sq. ft.) 1,555 1,988 920 
(40 per unit) 

Parking Automobile 27 13 27 

Bicycle >2 No change 2 
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project. As discussed in the attached applicant statement (see Attachment 5), the 
current proposal includes several programmatic changes to reflect the needs of low-
income, Special Needs individuals, SAHA’s intended service population. 
 
The modified project would maintain the number of dwelling units at 23 (17 for 
Special Needs individuals), but with two additional two-bedroom units and two fewer 
one-bedroom units, and a smaller average unit size (908 square feet vs. 1004). The 
number of parking spaces would be reduced from 27 to 13, in order to reflect the 
lower anticipated car ownership of the target resident population, and to reduce costs 
by reducing the number of mechanical lifts. Other modifications include: 
 

 Relocate commercial space to corner and increase by 30 square feet (2,094 
square feet vs. 2,064); 

 Relocate residential lobby to north end of San Pablo frontage; 

 Create a 959 square feet for residential common area and supportive services 
on the second floor; 

 Increase open space from 1,555 square feet to 1,988; and 

 Minor changes to building massing and architectural detailing; increased rear 
setback; no change to building height. 

 
Attachment 2 provides a side-by-side comparison of the proposed and approved 
plans. 

 
V. Community Discussion 

 
A. Neighbor/Community Concerns: 

Prior to filing the application, the applicant posted a yellow “Proposed Project” sign at 
the site with basic information about the proposed modifications. On June 26, 2014, 
the City mailed notices to property owners and occupants within 300 feet, as well as 
to interested neighborhood organizations. No communications from community 
members regarding the current application have been received at this writing. 

 
B. Committee Review: 

No Landmarks review was required. On June 19, 2014, the Design Review 
Committee granted a favorable recommendation to the proposed modifications. The 
summary of DRC comments was not available at this writing, but staff can provide an 
update at the ZAB meeting. 

 

VI. Issues and Analysis 
 
A. Affordability Requirements: 

As noted earlier, the property owner has received funding from the City to construct 
the project as an all-affordable rental apartment building. All units in the building 
would be available to “Very Low Income” households earning no more than 50 
percent of Area Median Income. The owner has signed a Regulatory Agreement with 
the Housing Department assuring this affordability level for the first 55 years. After 
this period, the project would be subject to the requirements of BMC Section 
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22.20.065 for a market-rate rental project (i.e., 9.1 percent of the units would have to 
be reserved for Very Low Income households, or a pro-rated affordable housing 
mitigation payment would have to be made). 
 
Because the proposed modifications result in much greater affordable housing 
production than the approved project, and given the City’s need for more affordable 
housing, staff recommends approval of this change. 
 

B. Parking Reduction: 
As noted earlier, the proposed modifications include reducing the project’s off-street 
parking from 27 to 13 spaces. According to the property owner, this reflects the lower 
car ownership rate anticipated for the project’s Very Low Income, special-needs 
residents, based on other similar projects operated by the owner. These other 
projects include a 16-unit building at 3240 Sacramento Street and a 19-unit building 
in Alameda, each of which have only one resident who owns a car, according to 
building management (see Attachment 6). 
 
Based on discussions with the City’s Traffic Engineer, information from the property 
owner, and recent research, staff believes the amount of parking proposed will be 
adequate for the project.1 In addition, the following factors will further reduce the 
project’s potential parking demand: 
 

 There is good public transit service available on San Pablo Avenue, including 
the 72R “rapid bus” service. 

 The approved Use Permit contains a condition requiring transit subsidies for 
commercial employees (see Attachment 3, Condition 35). 

 There is a City Carshare “pod” within a 5-minute walk from the site at San 
Pablo Avenue and Burnett Street. 

 The project provides a dedicated bicycle storage room, and staff has included 
a new condition of approval requiring additional bicycle parking to be added in 
the parking garage and on the sidewalk adjoining the commercial space (see 
Attachment 1, Condition 4). 

 Staff has included new conditions of approval requiring residential parking to 
be “unbundled” from the lease for the dwelling units, and prohibiting the 
issuance of RPP passes for this property in the event it is included in an RPP 
zone in the future (see Attachment 1, Conditions 5 and 6). 

 
Section 23E.64.080.H of the C-W District allows the ZAB to grant parking reductions 
if its finds that the reduction would promote any of the purposes of the District. By 
helping to allow the construction of a mixed-use building with neighborhood-serving 
commercial space and affordable housing located directly on a major public transit 

                                                 
1
 See for example, Wilbur Smith Associates, “San Diego Affordable Housing Parking Study,” December 2011, 

available at http://www.sandiego.gov/planning/programs/transportation/mobility/pdf/111231sdafhfinal.pdf. 
According to this study, parking demand for affordable projects in San Diego is about one half of typical rental 
units in San Diego, and almost half the units surveyed had no vehicle. The study also notes that parking 
demand is less in areas with many walkable destinations and more transit service. Given Berkeley’s generally 
higher level of transit service than San Diego’s, it is reasonable to expect that parking demand would be even 
lower in Berkeley than San Diego. 

http://www.sandiego.gov/planning/programs/transportation/mobility/pdf/111231sdafhfinal.pdf
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corridor, staff believes that the parking reduction would promote the following C-W 
purposes: 
 

G. Increase the opportunities for development of housing in commercial areas to 
support local retailing and use of transit lines and opportunities for mixed use 
projects combining pedestrian-oriented neighborhood-serving uses with mixed 
income housing in locations abutting residential districts. 
 
H. Encourage appropriately intense development in underutilized portions of 
commercial streets. 

 

VII. Recommendation 
 
Because the proposed modifications conform to all applicable zoning requirements and 
are generally consistent with the scope of the approved project, staff recommends that 
the Zoning Adjustments Board: 
 
1. APPROVE Use Permit Modification #2014-0005, pursuant to Section 23B.32.040 

and subject to the attached Findings and Conditions (see Attachment 1). 
 
Attachments: 
1. Finding and Conditions 
2. Project Plans, dated May 6, 2014 (includes previous plans) 
3. Approved Use Permit (includes plans) 
4. Notice of Public Hearing 
5. Applicant Statement 
6. Correspondence Received 
 
Staff Planner: Aaron Sage, AICP, asage@ci.berkeley.ca.us, (510) 981-7425 

mailto:asage@ci.berkeley.ca.us

