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2427 San Pablo Avenue  
PRELIMINARY DESIGN REVIEW

Design Review #DRCP2022-0012 to demolish two existing multifamily 
buildings and construct a new five-story, mixed use multifamily residential 
building with eight replacement apartment units and Group Living 
Accommodation (GLA) with 77 private rooms (5 VLI units), and a request for a 
density bonus in the C-W zoning district. 

I. Introduction
This five-story mixed use project is located in the C-W West Berkeley Commercial
District on the East side of San Pablo Avenue between Dwight and Channing.

This project is applying under the Housing Crisis Act, SB 330, which seeks to boost
homebuilding throughout the State with a focus on urbanized zones by expediting
the approval process for and suspending or eliminating restrictions on housing
development and limiting the number of public meetings.  Housing development is
defined as a project that is: all residential; a mixed-use project with at least two-
thirds of the square-footage residential; or for transitional or supportive housing.

This project will be scheduled for a future hearing date with Zoning Adjustments
Board (ZAB).  It is before the DRC this month for Preliminary Design Review.

II. Background

The proposed project will be comprised of 5 stories, including a ground floor
mezzanine level. The ground floor program includes a 500 square foot retail space
facing San Pablo Avenue, a private parking garage with 15 spaces, 7 one-bedroom
garden apartment units (with lofts) accessed from separate entries, and the main
residential lobby. The GLA / SRO component of the project will be comprised of
30,265 square feet on 4-floors with private bedrooms, 4,845 square feet of
common living areas, study/office rooms, common kitchens, and common laundry
facilities. The ground floor also contains 857 square feet of mechanical platforms
and the trash room. One of the replacement apartment units will be located within
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the GLA portion of the building to act as the manager’s unit. The proposed gross 
building area totals 36,467 square feet. 

III. Project Setting

A. Neighborhood/Area Description:
The proposed project is located on the East side of San Pablo north of the
intersection at Dwight in the C-W West Berkeley Commercial district.  The
project is also located just north of the San Pablo Designated Node at Dwight
Way.  The ground-floor of buildings in designated nodes, like Dwight Way just
to the south of this project site, shall only be used for pedestrian oriented uses.
Surrounding land uses are listed in Table 1 above. Surrounding building heights
are typically one and two stories, except for the new development under
construction adjacent to this project to the south.

B. Site Conditions:
The project site is currently occupied by two 2-story, 2,150 square foot multi-
family buildings (totaling 4,300 square feet) located on abutting parcels (totaling
10,820 square feet) are located at 2427 San Pablo Avenue & 2433 San Pablo
Avenue.  A driveway runs between the two buildings and connects to a surface
parking lot at the rear of both parcels.
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Figure 1: Vicinity Map 
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Table 1:  Land Use Information 
 

Location Existing Use Zoning 
District 

General Plan 
Designation 

Subject Property Multi-family dwelling 
units C-W Avenue Commercial 

Surrounding 
Properties 

North 

South 
Multi-family dwelling 
units 
(under construction) 

C-W Low Medium 
Residential 

East Single-family 
dwelling unit  R-2 Low Medium 

Residential 

West Car wash  
(under construction) C-W Avenue Commercial 

 
 
Table 2:  Development Standards 
 
Standard 
BMC Sections 23.204.110 

Existing Proposed 
Total 

Permitted/ 
Required 

Lot Area (sq. ft.) 11,036 No change  N/A 
Gross Floor Area (sq. ft.) 4,800 63,174 N/A 
Floor Area Ratio 0.4 3.37 3 max 
Dwelling Units Total 8 79 N/A 

Affordable 5 5 5 min 
Building Height Average (ft.) 20 70’-8” 50 max 

Maximum (ft.) 20 70’-8” 50 max 
Stories 2 5 4 max 

Building Setbacks 
(ft.) 

Front 0’ 1’-7” 0 min 
Rear 40’ 10’ 10 min 
Left Side 7’ 5’-1” 0 min 
Right Side 7’ 1’ 0 min 

Lot Coverage (%) 22 81 100 max 
Usable Open Space (sq. ft.) 1,350 3,286 3,280 min 
Parking Automobile 6 15 N/A 

Bicycle 0 40 40 min 
 
 

 
IV. Project Description 
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A. Requested Use Permits 

• Use Permit – Berkeley Municipal Code (BMC) Section 23.326.030(A)(2)(b), 
to demolish two buildings with two or more units constructed before June 
1980.    

• Use Permit – BMC Section 23.204.030(A) for the creation of 5,000 square 
feet or more of gross floor area.  

• Use Permit - BMC Section Table 23.204.020, to establish a mixed-use 
residential building.  

• Use Permit – BMC Section Table 23.204.020 to establish a residential 
hotel.  

 
B. CEQA Determination 

Staff’s recommendation is that this project is eligible for a Class 32 Infill 
Exemption (CEQA Guidelines Section 15332). However, the final 
determination is made by the ZAB. 

 
C. Density Bonus Information 

The application requests three waivers to reduce the following development 
standards:  
 

Development Standard Requirement  Proposed 
Average Height  50 feet 70 feet 8 inches 
Stories 4 5 
FAR  3 3.5 

 
V. Design Review Guidelines 
 

The City’s Design Guidelines are applicable for this project. Excerpts from the City-
wide Design Review Guidelines are included below for your reference: 

 
Setbacks: The street façade of commercial streets should be respected, in order 
to create or maintain the sense of urban space. 
 
Parking and Driveways: Conflict with pedestrian circulation should be prevented 
by the proper location and design of auto entrances. 
 
Harmony with Surroundings: The proposed design should be in harmony with its 
surroundings through the coordination of such design elements as cornice lines, 
eaves, and setbacks with those of existing neighborhood buildings.  
 
Articulation: Street facades in general and the ground floor level in particular 
should include elements of pedestrian scale and three-dimensional interest. 
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Lighting: Lighting for circulation, security, building/sign identification should be 
non-obtrusive, except for lighting fixtures which are themselves decorative 
additions to the streetscape.  
 
Walls and Fences: Large, unarticulated expanses of any particular wall material 
that deaden the pedestrian environment should be avoided.  The use of clear 
windows for ground floor retail projects is encouraged.  Walls designed to allow 
sitting areas for pedestrian or space for landscaping and artwork are encouraged, 
especially in areas of heavy pedestrian use.  Landscaping and/or art work should 
be maximized if large expanses of wall must be left devoid of openings. 
 
Landscape and Open Space:  Sidewalk areas should include landscaping that is 
coordinated with the neighborhood design.   
 
Building Entrances:  Entrance points should be clearly defined and easily 
identifiable by pedestrians by appropriate locations and by elements such as 
awnings, signage, artwork or changes in paving material to define the entry point. 

 
VI. Issues and Analysis 

 
A. Design Review Issues: 

 
Neighborhood Context   The project is located in the C-W Commercial District on 
the East side of San Pablo Avenue.  Currently, surrounding uses are primarily one- 
to two- story commercial spaces, however there are several mid-rise mixed use 
developments in various states of approval proposed for this portion of San Pablo, 
including a 4-story GLA project directly adjacent to the south that is already under 
construction.  Parcels to the East are primarily single family homes and are zoned as 
R-2 Residential. 
 
Massing   This five-story design has its main frontage on San Pablo Avenue.  The 
symmetrical design features two prominent bays and strong corner elements on the 
West (San Pablo) façade.  The center of the building is recessed to allow for 
balconies at the second, fourth, and fifth floors overlooking San Pablo.  A metal trellis 
is suspended between the two bays over the balconies.  The North and South 
facades step back at the center of the building to allow for access to light and air for 
interior units.  The East façade is broken up by corners that step back at the second 
floor.  The massing steps back again at the fifth floor of the East facade.  An east 
facing roof deck pulls the fifth floor massing back even further where the project 
abuts an R-2 district. 
 
Setbacks   At the West side of the property, the building sets back 1’-6” from the 
property line with a recessed entry at the center of the ground floor.  The project 
provides a 10’-0” setback from the East property line where the C-W district abuts an 
R-2 residential district.  There is a 5’-1” minimum setback from the south property 
line and a 1’0” setback from the North property line. 
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Ground Floor Design   The ground floor design features a residential lobby that 
opens to San Pablo Avenue.  A retail space is proposed to the North of the lobby 
with trash room and vehicular access to the garage provided at the North corner of 
the project.  There are two bike storage rooms proposed adjacent to the lobby space 
with dwelling units occupying the remainder of the floor. 
 
Streetscape   A new curb cut is proposed at the North end of the property where 
vehicular access to the garage is proposed.  New planters are proposed along the 
West property line and would not encroach on the public right of way.  The three 
existing street trees would remain. 
 
Open Space   Open space for the project is proposed on the ground floor in the rear 
and side yard setbacks, as well as with balconies extending from common spaces on 
the second, fourth, and fifth floors.  A rooftop deck is proposed at the center of the 
building overlooking San Pablo. The deck space is inset from the East side of the 
building to provide privacy for neighbors to the East.  A metal trellis would provide 
some shade and a top to the space. 
 
Colors and Materials   The project proposes cement plaster, board formed 
concrete, a wood patterned rainscreen, vinyl and aluminum windows, anodized 
aluminum storefront, and painted metal accents.  A decorative metal panel is 
proposed for the egress gate and garage door. 
 

B. Issues for Discussion: 
• Neighborhood 
• Massing 
• Façade Design 
• Ground Floor  
• Landscape/Open Space 
• Colors and Materials 

 
VII. Recommendation 

Staff recommends that the DRC discuss the above issues and forward a favorable 
recommendation to ZAB with any conditions as necessary and specific direction for 
Final Design Review. 

 
 
Attachments: 
1. Project Plans, received June 6, 2023 
2. Applicant Statement, received April 12, 2023 

 
Staff Planner:  Anne Burns, aburns@berkeleyca.gov, (510) 981-7410 
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1 
2427-2433 San Pablo Avenue, Berkeley, CA 94702 

Applicant Statement  

2427-2433 San Pablo Way Berkeley, CA 94702 

Applicant Statement  

November 30, 2022 (Revised 3/3/2023) 

Project Overview   

We are pleased to present this application to provide expanded housing capacity along the San 

Pablo Avenue corridor by way of a proposed 5-story mixed-use building. The project, located in 

the C-W District and within San Pablo Designated Node, is designed to add new housing options 

to the area by way of garden apartment units and Group Living Accommodations (GLA) / Single 

Room Occupancy units. The proposed project also includes a ground floor retail space and a 

private parking garage.  While the proposal does include the demolition of two existing multi-family 

buildings, totaling eight 1-bedroom units, the project adds a total of 77 private residential rooms 

and replaces the 8 rent-controlled apartment for a total of 85 new housing units.  

Zoning Information 

Existing Building Information: 

The current 2-story, 2,150 square foot multi-family buildings (totaling 4,300 square feet) located 

on abutting parcels (totaling 10,820 square feet) are located at 2427 San Pablo Avenue & 2433 

San Pablo Avenue. While built in 1943, neither building is of any substantial historical or 

architectural merit and offer “no exceptional value” to their neighborhood per the Historical 

Resource Report commissioned for this project. Their demolition will allow for the construction of 

the proposed project, including the replacement of the eight existing rent-controlled units.   

Proposed Building Information: 

The proposed building, located in the C-W zone & San Pablo Designated Node, will be comprised 

of 5 stories, including a ground floor mezzanine level. The ground floor program includes a 500 

sqft retail space facing San Pablo Avenue, a private parking garage with 15 spaces, 7 lofted one-

bedroom garden apartment units (with lofts) accessed from a separate entry, and the main 

residential lobby. The GLA / SRO component of the project will be comprised of 30,265 sqft on 4-

floors with private bedrooms, 4,845 sqft of common living areas, study/office rooms, common 

kitchens, and common laundry facilities. The ground floor also contains 857 sqft of mechanical 

platforms and the trash room. One of the replacement apartment units will be located within the 
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2427-2433 San Pablo Avenue, Berkeley, CA 94702 

Applicant Statement  

GLA portion of the building to act as the manager’s unit. The proposed gross building area totals 

36,467 sqft. 

 

Building Height:   

The maximum allowed height in the C-W district is 50’ in height and a maximum 4 stories for 

mixed-use projects. The proposed project requests a waiver or modification to the maximum 

allowed building height to increase average building height to 70’-8” tall and 5 stories. Refer the 

Density Bonus Statement and Density Bonus diagrams in the plans. 

 

Setbacks and yards:   

The required front and side setbacks for the C-W zone are 0’-0”. The proposed front setback is 

1’-6” at the ground floor and then reducing down to a 0’-0” setback at the 2nd through 5th floors. 

The proposed side set backs are 1’-0” on the left (north) and a min of 5’-0” on the right (south). 

The required rear yard setback is 10’-0” or 10% of the lot depth, whichever is more (the lot depth 

is 99’-7”, thus the proposed rear setback is 10’-0”). The footprint of the proposed building will be 

9,047 square feet. 

 

Off-street Parking and Loading:   

There are no off-street parking or loading space requirements for residential projects in the C-W 

district. However, the 500 sqft commercial space requires 2 parking spaces; one standard and 

one accessible apace are provided in an attached parking garage.  

To provide like accommodations for the replacement units, 8 spaces will be allocated in the 

parking garage. Five additional parking spaces will be provided in a partially below-grade car 

stacking mechanical system. There will be a total of 15 parking spaces. 

 

Bicycle Parking:   

The C-W zone requires 1 space of long-term bike parking per 2.5 bedrooms in a GLA project, 1 

space per 2,000 sqft of commercial space, and 1 space per 3 bedrooms for the residential units 

(replacement units). The project proposes to provide 39 long-term spaces total – 31 spaces for 

the GLA units and 8 spaces for the replacement units, and 6 short-term bike parking spaces. 

 

Usable Open Space (UOS):   

The requirement of UOS in the C-W district is 40 square feet per unit; 4 GLA units have private 

balconies and are omitted from the U.O.S. calculations. The proposed project requires that 81 
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2427-2433 San Pablo Avenue, Berkeley, CA 94702 

Applicant Statement  

units are provided provide 3,240 square feet of UOS. The proposed project provides a total of 

3,280 square feet of UOS space; 1,120 sqft on the ground floor, 692 sqft at 2nd, 4th, & 5th floor 

common area balconies, and 1,468 sqft  at a rooftop deck. A minimum of 40%, or 1,296 square 

feet, of the required UOS is to be landscaped. The proposed project provides 1,494 square feet 

of landscaped area.  

 

Project Benefits: 

This project provides several benefits and is consistent with the purposes of the C-W district and 

the West Berkeley Plan. The proposal is compatible with its surrounding buildings and continues 

recent development along the San Pablo Avenue corridor. The proposal also intensifies the 

current multi-family use by increasing housing density on the property.  

Further, the proposal increases the use-types on the property by introducing ground floor retail. 

Its location and prominence at the back of sidewalk helps to further build the urban fabric of the 

San Pablo Corridor. The project’s location within 100’ of a heavily used mass transit (AC Transit) 

stop and the voluntary inclusion of an on-site parking garage will help to mitigate any increase in 

the intensity of the local parking supply. 

The mixture of 8 one-bedroom apartments with 77 GLA private bedrooms provides several 

different housing options for the C-W District and neighborhood and the GLA model offers a lower 

cost alternative to traditional housing options in the area. 

 

Project Team: 

 

Owner(s): 

ARON Homes, LLC 

125 Burlwood Ln 

Los Gatos, CA 95033 

Adam Oback 

Bobby Nilsen 

408-755-6745 

  

Architect/Applicant  

Studio KDA  

1810 6th Street  

Berkeley, CA 94710  
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Applicant Statement  

510-841-3555  

Charles Kahn, charles@studiokda.com  

Buddy Williams, buddy@studiokda.com  

Till Houtermans, till@studiokda.com 

Jason André, jason@studiokda.com   
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