EMERYVILLE PLANNING COMMISSION
STAFF REPORT

Agenda Date: January 28, 2021
Report Date: January 21, 2021
TO:

Planning Commission

FROM:

Navarre Oaks, Associate Planner
Community Development Department

SUBJECT:

Garage Conversion into Two Bedrooms (UP20-007)

PROJECT
LOCATION:

1017 47th Street (APN: 49-1174-55)

APPLICANT:

Rebecca Amato/Amato Architecture
1396 Park Avenue
Emeryville, CA 94608

OWNER:

Ramses Erdtmann/Oxygen2 Investments
926 Emerson Street
Palo Alto, CA 94301

PROJECT
DESCRIPTION:

Consideration of a Conditional Use Permit and Design Review
application to convert a garage into two additional bedrooms for a groundfloor unit in an existing duplex at 1017 47th Street, resulting in a floor
area ratio (FAR) of 0.56, which exceeds the base FAR of 0.5.

GENERAL
PLAN
DESIGNATION:

Medium Density Residential

ZONING
DISTRICT:

Medium Density Residential (RM)

ENVIRONMENTAL
STATUS:
This project is exempt from environmental review under State CEQA
Guidelines Section 15303(b), which applies to conversion of small
structures and the “common sense exemption” at Section 15061(b)(3)
because it can be seen with certainty that there is no possibility that the
proposal may have a significant effect on the environment.
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APPLICABLE
Section 9-7.505
MUNICIPAL CODE Section 9-4.204(f)(1)
PROVISIONS:
Section 9-7.407

Conditional Use Permits: Findings
Development Bonuses: Findings
Design Review: Findings

RECOMMENDED
COMMISSION
1) Hear a presentation of the proposed project.
ACTION:
2) Open public hearing and take testimony regarding the proposed
Conditional Use Permit and Design Review application.
3) Close public hearing and consider the Staff Report and Resolution.
4) Approve the Conditional Use Permit and Design Review application.
BACKGROUND AND PROJECT DESCRIPTION
A Minor Design Review application (DR20-013) to renovate an existing duplex at 1017 47th
Street, including exterior modifications and the addition of approximately 515 square feet of
floor area, was approved on October 16, 2020. This was a Minor Design Review application
because there was no change in use and the additional square footage totaled to less than the base
floor area ratio (FAR) of 0.5.
A Conditional Use Permit application to convert the first-floor garage into two additional
bedrooms for the ground-floor unit was submitted on November 19, 2020. This application was
submitted as a Conditional Use Permit because it proposes a floor area increase of 385 square
feet, which increases the FAR to 0.56. Converting the garage (non-habitable space) into
bedrooms (habitable space) increases the FAR because garages do not count towards floor area.
The following table summarizes these two applications:
Project
Original Duplex
Approved: DR20-013
Proposed: UP20-007

Change in Sq. Ft.
N/A
+577
+385

Total Sq. Ft.
1,958
2,535
2,920

FAR
0.37
0.48
0.56

Ground Floor Unit
Studio
1-Bedroom
3-Bedroom

When staff reviewed the Conditional Use Permit application, it was also determined that a
Design Review permit is required as the project requires the removal of the garage door, infilling
the garage door space with a new window and exterior finishes to match the rest of the north
elevation, and the replacement of the existing driveway with landscaping.
There is also a pending Zoning Compliance Review application (ZC20-014) to add two
Accessory Dwelling Units (ADUs) to the rear of the property. This is noted for the
Commission’s information only, as Zoning Compliance Reviews are ministerial and not under
the Commission’s jurisdiction, and it does not impact this Conditional Use Permit application in
any way.
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GENERAL PLAN AND ZONING
Use: The existing property with two units is classified as Two-Unit Residential. There is no
proposed change in use.
Land Use Classification: The General Plan Land Use Diagram (Figure 2-2) classifies the project
site as Medium Density Residential. In this land use classification, the General Plan includes:
“Single family detached and attached housing. Multifamily housing types may be a conditional
use, as specified in the Zoning Ordinance.”
General Plan Figure 2-1, the “Areas of Change and Stability – 2009” map, designates the project
site as an area of stability, which is described as “those parts of the city that are not anticipated to
change significantly in character, land use or development intensity over the next 20 years. These
include the older residential neighborhoods on the east side of town as well as the Watergate
residential neighborhood on the peninsula, the Watergate office complex, Pacific Park Plaza, and
more recent developments such as residential projects in the North Hollis and North Bayfront
areas, the Emery Station complex and the Woodfin and Marriott hotels.” This proposed project
to convert space within an existing building from a garage into two bedrooms to increase the size
of the ground floor unit to three bedrooms is consistent with the character, land use, and
development intensity of the area, and therefore conforms to the General Plan designation of this
neighborhood as an “area of stability”.
Zoning District: This property is located in the Medium Density Residential (RM) Zone. TwoUnit Residential uses are a permitted use classification in the RM zone.
Floor Area Ratio (FAR): The base FAR permitted is 0.5, with a maximum 1.0 FAR available
with a bonus. The parcel is approximately 5,254 square feet, which allows a maximum of 2,627
square feet of total floor area under the base FAR of 0.5, and up to 5,254 square feet of total
floor area with a maximum bonus FAR of 1.0.
The proposed conversion of the existing garage space into two additional bedrooms for the
ground floor unit adds 385 square feet of floor area, which results in a total of 2,920 square feet,
for an FAR of 0.56. Under Section 9-4.204(b)(1)b of the Planning Regulations, a conditional use
permit is required to grant bonus floor area ratio in the RM Medium Density Residential zone
(see the Development Bonuses section, below).
Building Height: The proposed project does not increase the building height of 23 feet, which is
less than the maximum permitted height of 30 feet (no bonus is available).
Residential Density: The base residential density is 20 dwelling units per acre; with a bonus the
maximum residential density is 35 dwelling units per acre. At 0.12 acres, 2 dwelling units are
permitted at 20 dwelling units per acre, and the applicant is not proposing an increase in dwelling
units. This application therefore does not require a conditional use permit for bonus density.
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Development Bonuses: Section 9-4.204(b)(1)b states that community benefits are not required
for projects with fewer than 10 residential units in the RM zone. In order to grant a conditional
use permit for bonus FAR in the RM zone the Planning Commission must make the findings
required by Section 9-4.204(f)(1):
a. That the proposed project is compatible with the surrounding neighborhood with regard
to building scale, form, materials, and street orientation; and
b. That the proposed project has been designed to minimize the appearance from the street
of driveways, parking spaces, maneuvering aisles, and garage doors as much as possible
given the size and shape of the lot, and that at least 70% of the street frontage is devoted
to active non-parking related uses, except that a driveway of up to ten feet in width shall
be allowed.
In addition, the general findings for a conditional use permit in Section 9-7.505 must be made.
These include:
a. The proposed use is consistent with the General Plan.
b. The location, size, coverage, density, design and operating characteristics of the proposed
use will be compatible with, and will not adversely affect, the surrounding area, including
neighborhood character, street design and capacity, safety, noise, and lighting.
c. The proposed use is consistent with the capability of the water supply, wastewater
disposal, fire, and police systems to operate adequately and cost effectively.
d. The proposed use at its proposed location will provide a service or facility that will
contribute to the general well-being of the surrounding neighborhood or community.
e. The proposed use complies with all applicable standards and requirements of these
Planning Regulations.
Staff believes that these findings can be made, as discussed below under “Conformity to
Planning Regulations”.
Off-Street Parking: The estimated vehicle parking demand for residential units is one vehicular
parking space per unit. Per Section 9-4.404(f) “There is no minimum number of parking spaces
required for any use, except for accessible parking pursuant to Section 9-4.403(c).” Section 94.403(c) does not apply to projects with fewer than 26 spaces of estimated vehicular parking
demand, therefore, no parking is required for this project.
Per Section 9-4.408(c) no bicycle parking is required for Single Unit and Two Unit residential
uses. The applicant is proposing a wall mounted bicycle rack for two bicycles under the rear
deck.
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Setbacks: The proposed project does not change the footprint of the building and conforms to all
setback requirements listed under Section 9-4.301(a).
Open Space: Per Section 9-4.303(a)(5)a. Two Unit uses are exempt from open space
requirements.
Landscaping: Landscaping requirements are set forth in Article 5 of Chapter 4 of the Planning
Regulations. Section 9-4.504 stipulates that development projects in any zone other than
industrial zones must include landscaped areas consisting of at least ten percent of the project
site.
Section 9-8.212(a) defines “landscaping” as “living vegetation, planted in the ground, including
some combination of trees, ground cover, shrubs, vines, flowers, or lawns. In addition, the
combination or design may include natural features such as rock and stone; and structural
features, including but not limited to, fountains, reflecting pools, artworks, screen walls, fences
and benches, but not including swimming pools or spas.”
The parcel is approximately 5,254 square feet, requiring a minimum of 525 square feet of
landscaping. The applicant is proposing over 525 square feet of renovated landscaped area at the
front of the property and there is additional existing landscaping at the rear of the property.
Design Review: A Design Review Permit is needed due to the exterior building modifications.
To approve a design review application, all of the findings under Section 9-7.407 must be made:
a. The design of the project is consistent with the General Plan, including but not limited to
its Urban Design goals and policies.
b. The design of the project conforms to the Emeryville Design Guidelines and any other
applicable design guidelines or criteria. If strict compliance with the provisions of such
design guidelines or criteria is not achieved, the applicant must convincingly demonstrate
that the intent of the guidelines or criteria is met.
c. The project is of a high design quality that is compatible with, and will not adversely
affect, the surrounding area.
Staff believes that these findings can be made, as discussed below.
CONFORMITY TO PLANNING REGULATIONS
Conditional Use Permit Findings: Section 9-7.505
In order to approve a Conditional Use Permit, the Commission must make the findings required
by Section 9-7.505. Staff believes that these findings can be made for the following reasons:
1. The proposed use is consistent with the General Plan:
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The proposed project is consistent with the following General Plan goals and
policies:
LU-G-4

A mix of housing types - A diversity of housing types to accommodate a
variety of household sizes and incomes.
The proposed conversion of a garage into two bedrooms to increase
the size of a ground floor unit in an existing duplex from one bedroom
to three bedrooms increases the number of units with more than two
bedrooms. Per Table 2-10 of the 2015 – 2023 Emeryville Housing
Element, 82 percent of Emeryville’s housing units in 2012 were either
studios or one-bedroom units. This unit will add to an underrepresented type of housing in the Emeryville community.

LU-G-5

Preservation of residential neighborhoods - Residential use, structures,
low-rise scale, and character of the Triangle, Doyle Street, and
Watergate neighborhoods preserved, and the scale of other areas of
stability maintained.
The proposed conversion of a garage into two bedrooms to increase
the size of a ground floor unit in an existing duplex at 1017 47th Street
preserves a residential uses in a Medium Density Residential Zone in
the Triangle neighborhood. The project conforms to the height, FAR,
and residential density limits of the neighborhood as designated by
the General Plan, and therefore is in scale with this area of stability as
designated in General Plan Figure 2-1.

LU-P-1

Land uses will be consistent with the Land Use Classifications in section
2.4 and the Land Use Diagram, Figure 2-2.
The proposed conversion of a garage into two bedrooms to increase
the size of a ground floor unit in an existing duplex at 1017 47th Street
is consistent with the Medium Density Residential Classification in
section 2.4 and the Medium Density Residential land use designation
in the Land Use Diagram, Figure 2-2.

LU-P-10

Maximum building height will be defined by the Maximum Building
Heights diagram, Figure 2-4.
The proposed conversion of a garage into two bedrooms to increase
the size of a ground floor unit in an existing duplex at 1017 47th Street
is consistent with the maximum building height of 30 feet as set forth
in Figure 2-4.
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LU-P-11

Maximum floor area ratios (FARs) and residential densities for subareas of the city, will be defined by Figure 2-3 and 2-6, respectively.
The proposed conversion of a garage into two bedrooms to increase
the size of a ground floor unit in an existing duplex at 1017 47th Street
is consistent with the maximum floor area ratio and residential
densities as set forth in Figure 2-3 and 2-6.

2. The location, size, coverage, density, design and operating characteristics of the proposed
use will be compatible with, and will not adversely affect, the surrounding area, including
neighborhood character, street design and capacity, safety, noise, and lighting.
The proposed conversion of a garage into two bedrooms to increase the size of a
ground floor unit in an existing duplex at 1017 47th Street is consistent with the
coverage, density, design, and operating characteristics of the surrounding area, as
required by the Planning Regulations. The project does not expand the footprint of
the existing duplex. Neighborhood character, design, and quality will not be
adversely affected because the proposed development preserves the existing
residential use while providing a larger unit.
3. The proposed use is consistent with the capability of the water supply, wastewater
disposal, fire, and police systems to operate adequately and cost effectively.
The proposed conversion of a garage into two bedrooms to increase the size of a
ground floor unit in an existing duplex at 1017 47th Street is consistent with the
capability of the water supply, waste water disposal, fire, and police systems to
operate adequately and not add to their burden because the proposed development
maintains the existing residential use and is compliant with all maximum FAR,
building height, and residential density maps (Figures 2-3, 2-4, and 2-6) in the
General Plan.
4. The proposed use at its proposed location will provide a service or facility that will
contribute to the general well being of the surrounding neighborhood or community.
The proposed conversion of a garage into two bedrooms to increase the size of a
ground floor unit in an existing duplex at 1017 47th Street will contribute to the
general well-being of the surrounding neighborhood and community by maintaining
the existing residential use and meeting all requirements of the Planning
Regulations. This multi-bedroom unit will contribute to the diversity of housing
units in the City of Emeryville.
5. The proposed use complies with all applicable standards and requirements of these
Planning Regulations.
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The proposed conversion of a garage into two bedrooms to increase the size of a
ground floor unit in an existing duplex at 1017 47th Street complies with all
applicable standards and requirements of the Planning Regulations.
Development Bonus Findings: Section 9-4.204(f)(1)
In order to grant a Conditional Use Permit for bonus FAR in the RM zone, the Planning
Commission must make the findings required by Section 9-4.204(f)(1). Staff believes that these
findings can be made for the following reasons:
1. That the proposed project is compatible with the surrounding neighborhood with regard
to building scale, form, and materials, and street orientation.
The proposed conversion of a garage into two bedrooms to increase the size of a
ground floor unit in an existing duplex at 1017 47th Street is compatible with the
surrounding neighborhood as the building scale is compatible with the height
district and setback requirements, the increase in FAR does not expand the existing
footprint of the building, and the materials and gabled roof are similar to other
existing homes in the area.
2. That the proposed project has been designed to minimize the appearance from the street
of driveways, parking spaces, maneuvering aisles, and garage doors as much as possible
given the size and shape of the lot, and that at least 70% of the street frontage is devoted
to active non-parking related uses, except that a driveway of up to ten feet in width shall
be allowed.
By removing the existing garage, 100% of the street frontage will be devoted to nonparking related uses.
Design Review Findings: Section 9-7.407
In order to approve a Design Review permit, the Planning Commission must make the findings
required by Section 9-7.407. Staff believes that these findings can be made for the following
reasons:
1. The design of the project is consistent with the General Plan, including but not limited to
its Urban Design goals and policies.
The proposed project is consistent with the following General Plan Urban Design
goals and policies:
UD-G-2

A diversity of building types and scales – Variation to reinforce the
identity of individual districts and foster a variety of options for living
and working, with continuity in development scale and character and
careful transitions between densities and design typologies.
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The proposed conversion of a garage into two bedrooms to increase the size of a
ground floor unit in an existing duplex at 1017 47th Street is consistent with the
development scale and character of the Triangle Neighborhood, which contains a
variety of buildings including those with gabled roofs. The residential use type
supports the identity of the district by maintaining a residential use and conforming
to the Emeryville Design Guidelines and Planning Regulations.
UD-G-5

Neighborhood Preservation - Preservation of the existing small-scale
residential quality of older neighborhoods.

The proposed conversion of a garage into two bedrooms to increase the size of a
ground floor unit in an existing duplex at 1017 47th Street increases the size of an
existing unit while maintaining the existing residential quality of the Triangle
Neighborhood by increasing the diversity of housing types while adhering to height
and setback requirements.
UD-P-15

Infill residential development should incorporate the scale, character
and identity of adjacent existing development. To avoid a continuous
row of garages along the street, the lot frontage should provide a
minimum of 70% active non-parking related uses, provided that a
driveway of maximum ten-foot width shall be permitted.

The proposed conversion of a garage into two bedrooms to increase the size of a
ground floor unit in an existing duplex at 1017 47th Street is compatible with the
scale, character and identity of the adjacent existing developments by being similar
in building width, height, and setbacks. By removing the existing garage, 100% of
the street frontage is devoted to non-parking related uses.
UD-P-19

Infill development shall provide activation at the lot frontage and
minimize visible off-street parking.

The proposed conversion of a garage into two bedrooms to increase the size of a
ground floor unit in an existing duplex at 1017 47th Street replaces a garage and
driveway with a window to a new bedroom and landscaping adjacent to the
sidewalk. The majority of the frontage is proposed to be landscaping, with
pedestrian access to each unit at the east and west property lines.
2. The design of the project conforms to the Emeryville Design Guidelines and any other
applicable design guidelines or criteria. If strict compliance with the provisions of such
design guidelines or criteria is not achieved, the applicant must convincingly demonstrate
that the intent of the guidelines or criteria is met.
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The proposed conversion of a garage into two bedrooms to increase the size of a
ground floor unit in an existing duplex at 1017 47th Street conforms to the applicable
provisions of the Emeryville Design Guidelines, including the following:
I-10

Seek opportunities to improve landscaping, sidewalk condition, and
overall streetscape during rehabilitation and new construction.

The proposed conversion of a garage into two bedrooms to increase the size of a
ground floor unit in an existing duplex at 1017 47th Street includes the removal of an
existing driveway to be replaced with landscaping. The conditions of approval
include the removal of the curb cut for the driveway that is to be removed which
will improve the streetscape.
I-12

Design infill residential development to be sensitive to the scale,
character, and identity of adjacent existing development.
 Design homes to be generally the same height and massing of
adjacent homes.
 If higher heights are permitted, use spliced roofs to create a
transition between lower and higher building heights.
 Use commonly found architectural features, such as bay
windows and dormers.

The proposed conversion of a garage into two bedrooms to increase the size of a
ground floor unit in an existing duplex at 1017 47th Street is sensitive to the scale,
character, and identity of the adjacent existing developments because the increase in
FAR is within the footprint of the existing building. The removal of the existing
driveway and increase in landscaping will match the property adjacent to the west.
3. The project is of a high design quality that is compatible with, and will not adversely
affect, the surrounding area:
The proposed conversion of a garage into two bedrooms to increase the size of a
ground floor unit in an existing duplex at 1017 47th Street is of a high design quality
that will not adversely affect the surrounding area because it uses materials and
architectural features similar to nearby buildings, such as a gabled roof, and
maintains an existing residential use.
ENVIRONMENTAL REVIEW
This project is exempt from environmental review under State CEQA Guidelines Section
15303(b), which applies to conversion of small structures, and the “common sense exemption” at
Section 15061(b)(3). CEQA Guidelines Section 15303(b), applies to this project because it is a
duplex and consists of construction where only minor modifications are made in the exterior of
the structure. CEQA Guidelines Section 15061(b)(3) applies to this project because it can be
seen with certainty that there is no possibility that the proposal may have a significant effect on
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the environment because the project is modifying an existing building and all required findings
have been made demonstrating consistency with the Emeryville General Plan and Emeryville
Planning regulations.
RECOMMENDATION
Staff recommends that the Planning Commission approve the Conditional Use Permit and
Design Review Permit to convert a first-floor garage into two additional bedrooms for a groundfloor unit in an existing duplex at 1017 47th Street (UP20-007) subject to the attached conditions
of approval.
Attachments:
1.
2.
3.
4.
5.

Resolution
Conditions of Approval
Plans dated 01-12-2021
Plan List dated 01-11-2021
Bicycle Rack Information

   

  

 

RESOLUTION NO. UP20-007
RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF EMERYVILLE
APPROVING THE CONVERSION OF A GARAGE INTO TWO ADDITIONAL
BEDROOMS FOR A GROUND FLOOR UNIT, RESULTING IN A FLOOR AREA
RATIO (FAR) OF 0.56, WHICH EXCEEDS THE BASE FAR OF 0.5, IN AN EXISTING
DUPLEX AT 1017 47TH STREET (APN: 49-1174-55)
WHEREAS, on November 19, 2021, Rebecca Amato/Amato Architecture submitted an
application for a Conditional Use and Design Review Permit to convert a garage into two
additional bedrooms for a ground-floor unit in an existing duplex at 1017 47th Street, resulting in
a floor area ratio (FAR) of 0.56, which exceeds the base FAR of 0.5 (“Project”); and
WHEREAS, the Emeryville Planning Commission held a duly and properly noticed public
hearing on the Project on January 28, 2021 to solicit public comments and review and consider
the Project; and
WHEREAS, the Emeryville Planning Commission reviewed and considered the staff report and
attachments thereto, the plans, and all public comments for the proposed conversion of a garage
into two bedrooms at 1017 47th Street subject to the conditions and requirements set forth in
Exhibit A attached to this Resolution and the applicable standards of the Emeryville Planning
Regulations (“the Record”); now, therefore, be it
RESOLVED, that the Planning Commission of the City of Emeryville hereby finds that the
Project is exempt from the California Environmental Quality Act (CEQA) under State CEQA
Guidelines Section 15303(b), which applies to conversion of small structures; and the “common
sense exemption” at Section 15061(b)(3) because it can be seen with certainty that there is no
possibility that the proposal may have a significant effect on the environment; and be it further
RESOLVED, that, in approving the Project, UP20-007, the Planning Commission makes the
following findings as required by the Emeryville Planning Regulations:
Conditional Use Permit Findings Pursuant to Section 9-7.505:
1. The proposed use is consistent with the General Plan.
The Project is consistent with the following General Plan goals and policies:
LU-G-4

A mix of housing types- A diversity of housing types to accommodate a
variety of household sized and incomes.
The proposed conversion of a garage into two bedrooms to increase
the size of a ground floor unit in an existing duplex from one bedroom
to three bedrooms increases the number of units with more than twobedrooms. Per Table 2-10 of the 2015 – 2023 Emeryville Housing
Element, 82 percent of Emeryville’s housing units in 2012 were either
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studios or one-bedroom units. This unit will add to an underrepresented type of housing in the Emeryville community.
LU-G-5

Preservation of residential neighborhoods- Residential use, structures,
low-rise scale, and character of the Triangle, Doyle Street, and
Watergate neighborhoods preserved, and the scale of other areas of
stability maintained.
The proposed conversion of a garage into two bedrooms to increase
the size of a ground floor unit in an existing duplex at 1017 47th Street
preserves a residential uses in a Medium Density Residential Zone in
the Triangle neighborhood. The project conforms to the height, FAR,
and residential density limits of the neighborhood as designated by
the General Plan, and therefore is in scale with this area of stability as
designated in General Plan Figure 2-1.

LU-P-1

Land uses will be consistent with the Land Use Classifications in section
2.4 and the Land Use Diagram, Figure 2-2.
The proposed conversion of a garage into two bedrooms to increase
the size of a ground floor unit in an existing duplex at 1017 47th Street
is consistent with the Medium Density Residential Classification in
section 2.4 and the Medium Density Residential land use designation
in the Land Use Diagram, Figure 2-2.

LU-P-10

Maximum building height will be defined by the Maximum Building
Heights diagram, Figure 2-4.
The proposed conversion of a garage into two bedrooms to increase
the size of a ground floor unit in an existing duplex at 1017 47th Street
is consistent with the maximum building height of 30 feet as set forth
in Figure 2-4.

LU-P-11

Maximum floor area ratios (FARs) and residential densities for subareas of the city, will be defined by Figure 2-3 and 2-6, respectively.
The proposed conversion of a garage into two bedrooms to increase
the size of a ground floor unit in an existing duplex at 1017 47th Street
is consistent with the maximum floor area ratio and residential
densities as set forth in Figure 2-3 and 2-6.

2. The location, size, coverage, density, design and operating characteristics of the proposed
use will be compatible with, and will not adversely affect, the surrounding area, including
neighborhood character, street design and capacity, safety, noise, and lighting.
The proposed conversion of a garage into two bedrooms to increase the size of a
ground floor unit in an existing duplex at 1017 47th Street is consistent with the
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coverage, density, design, and operating characteristics of the surrounding area, as
required by the Planning Regulations. The project does not expand the footprint of
the existing duplex. Neighborhood character, design, and quality will not be
adversely affected because the proposed development preserves the existing
residential use while providing a larger unit.
3. The proposed use is consistent with the capability of the water supply, wastewater
disposal, fire, and police systems to operate adequately and cost effectively.
The proposed conversion of a garage into two bedrooms to increase the size of a
ground floor unit in an existing duplex at 1017 47th Street is consistent with the
capability of the water supply, waste water disposal, fire, and police systems to
operate adequately and not add to their burden because the proposed development
maintains the existing residential use and is compliant with all maximum FAR,
building height, and residential density maps (Figures 2-3, 2-4, and 2-6) in the
General Plan.
4. The proposed use at its proposed location will provide a service or facility that will
contribute to the general well being of the surrounding neighborhood or community.
The proposed conversion of a garage into two bedrooms to increase the size of a
ground floor unit in an existing duplex at 1017 47th Street will contribute to the
general well-being of the surrounding neighborhood and community by maintaining
the existing residential use and meeting all requirements of the Planning
Regulations. This multi-bedroom unit will contribute to the diversity of housing
units in the City of Emeryville.
5. The proposed use complies with all applicable standards and requirements of these
Planning Regulations.
The proposed conversion of a garage into two bedrooms to increase the size of a
ground floor unit in an existing duplex at 1017 47th Street complies with all
applicable standards and requirements of the Planning Regulations.
Development Bonuses Findings Pursuant to Section 9-4.204(f)(1):
1. That the proposed project is compatible with the surrounding neighborhood with regard
to building scale, form, and materials, and street orientation.
The proposed conversion of a garage into two bedrooms to increase the size of a
ground floor unit in an existing duplex at 1017 47th Street is compatible with the
surrounding neighborhood as the building scale is compatible with the height
district and setback requirements, the increase in FAR does not expand the existing
footprint of the building, and the materials and gabled roof are similar to other
existing homes in the area.
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2. That the proposed project has been designed to minimize the appearance from the street
of driveways, parking spaces, maneuvering aisles, and garage doors as much as possible
given the size and shape of the lot, and that at least 70% of the street frontage is devoted
to active non-parking related uses, except that a driveway of up to ten feet in width shall
be allowed.
By removing the existing garage, 100% of the street frontage will be devoted to nonparking related uses.
Design Review Findings Pursuant to Section 9-7.407:
1. The design of the project is consistent with the General Plan, including but not limited to
its Urban Design goals and policies.
The proposed project is consistent with the following General Plan Urban Design
goals and policies:
UD-G-2

A diversity of building types and scales – Variation to reinforce the
identity of individual districts and foster a variety of options for living
and working, with continuity in development scale and character and
careful transitions between densities and design typologies.
The proposed conversion of a garage into two bedrooms to increase
the size of a ground floor unit in an existing duplex at 1017 47th Street
is consistent with the development scale and character of the Triangle
Neighborhood, which contains a variety of buildings including those
with gabled roofs. The residential use type supports the identity of the
district by maintaining a residential use and conforming to the
Emeryville Design Guidelines and Planning Regulations.

UD-G-5

Neighborhood Preservation- Preservation of the existing small-scale
residential quality of older neighborhoods.
The proposed conversion of a garage into two bedrooms to increase
the size of a ground floor unit in an existing duplex at 1017 47th Street
increases the size of an existing unit while maintaining the existing
residential quality of the Triangle Neighborhood by increasing the
diversity of housing types while adhering to height and setback
requirements.

UD-P-15

Infill residential development should incorporate the scale, character
and identity of adjacent existing development. To avoid a continuous
row of garages along the street, the lot frontage should provide a
minimum of 70% active non-parking related uses, provided that a
driveway of maximum ten-foot width shall be permitted.
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The proposed conversion of a garage into two bedrooms to increase
the size of a ground floor unit in an existing duplex at 1017 47th Street
is compatible with the scale, character and identity of the adjacent
existing developments by being similar in building width, height, and
setbacks. By removing the existing garage, 100% of the street frontage
is devoted to non-parking related uses.
UD-P-19

Infill development shall provide activation at the lot frontage and
minimize visible off-street parking. The proposed development provides
an active residential use for 70% of the lot frontage. The visibility of offstreet parking areas is minimized by locating two of the three parking
spaces behind the front residential unit, and the third parking space
towards the rear of the property.
The proposed conversion of a garage into two bedrooms to increase
the size of a ground floor unit in an existing duplex at 1017 47th Street
replaces a garage and driveway with a window to a new bedroom and
landscaping adjacent to the sidewalk. The majority of the frontage is
proposed to be landscaping, with pedestrian access to each unit at the
east and west property lines.

2. The design of the project conforms to the Emeryville Design Guidelines and any other
applicable design guidelines or criteria. If strict compliance with the provisions of such
design guidelines or criteria is not achieved, the applicant must convincingly demonstrate
that the intent of the guidelines or criteria is met.
The Project conforms to the applicable provisions of the Emeryville Design
Guidelines, including the following:
I-10

Seek opportunities to improve landscaping, sidewalk condition, and overall
streetscape during rehabilitation and new construction.
The proposed conversion of a garage into two bedrooms to increase the size
of a ground floor unit in an existing duplex at 1017 47th Street includes the
removal of an existing driveway to be replaced with landscaping. The
conditions of approval include the removal of the curb cut for the driveway
that is to be removed which will improve the streetscape.

I-12

Design infill residential development to be sensitive to the scale, character, and
identity of adjacent existing development.
x Design homes to be generally the same height and massing of adjacent
homes.
x If higher heights are permitted, use spliced roofs to create a transition
between lower and higher building heights.
x Use commonly found architectural features, such as bay windows and
dormers.
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The proposed conversion of a garage into two bedrooms to increase the size
of a ground floor unit in an existing duplex at 1017 47th Street is sensitive to
the scale, character, and identity of the adjacent existing developments
because the increase in FAR is within the footprint of the existing building.
The removal of the existing driveway and increase in landscaping will match
the property adjacent to the west.
3. The project is of a high design quality that is compatible with, and will not adversely
affect, the surrounding area:
The proposed conversion of a garage into two bedrooms to increase the size of a
ground floor unit in an existing duplex at 1017 47th Street is of a high design quality
that will not adversely affect the surrounding area because it uses materials and
architectural features similar to nearby buildings, such as a gabled roof, and
maintains an existing residential use.
and be it further
RESOLVED, that the Planning Commission hereby approves Conditional Use Permit and
Design Review Permit UP20-007 for the Project, as submitted on November 19, 2020, and
revised on January 12, 2021, subject to the Conditions of Approval attached hereto and the
applicable standards of the City of Emeryville Municipal Code.
ADOPTED by the Planning Commission of the City of Emeryville at a regular meeting held on
Thursday, January 28, 2021 by the following votes:
AYES:__________________________________________________________________
NOES:______________________________ABSTAINED:_______________________
EXCUSED:__________________________ABSENT:___________________________
CHAIRPERSON
APPROVED AS TO FORM:

RECORDING SECRETARY

ASSISTANT CITY ATTORNEY

   

  

 

CONDITIONS OF APPROVAL
Garage Conversion into Two Bedrooms
1017 47th Street
File Number UP20-007: Exhibit A. Conditions of Approval
January 28, 2021
I.

COMPLIANCE WITH APPROVALS
A.

PROJECT APPROVALS. The project shall be constructed and operated in
accordance with the following actions by the Planning Commission:
1.

A Conditional Use Permit and Design Review Permit to convert a garage
into two additional bedrooms for a ground-floor unit in an existing duplex
at 1017 47th Street, resulting in a floor area ratio (FAR) of 0.56, which
exceeds the base FAR of 0.5 in accordance with the staff report dated
January 28, 2021, the approved plans described below, and as modified by
these Conditions of Approval.

Any additional uses or design modifications, including signs, will require a
separate application and approval.
B.

APPROVED PLANS. Final plans submitted for a building permit shall be
reviewed by the Planning Director to confirm that the plans substantially conform
to the following except as modified by these Conditions of Approval: [Planning]
1.

C.

The architectural drawings and renderings entitled, “Garage to Bedrooms
Conversion, 1017 47th Street, Emeryville, CA 94608,” submitted by
Amato Architecture, dated January 12, 2021.

APPROVAL EFFECTIVENESS AND DURATION. Pursuant to Section 97.213 of the Emeryville Municipal Code, this permit shall automatically expire if
an application for a building permit has not been filed and fees have not been paid
within one year from the date of this approval, and a good faith effort to
commence work upon the use has not been made, as determined by the Planning
Director in his/her sole discretion. Time extensions not exceeding one year may
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be requested by applying to the Planning Commission for such extension period
prior to the expiration date of the permit. In no case shall the expiration period
extend more than three years from the date of this approval. After that time, a new
application shall be required. In the event Applicant undertakes no construction
pursuant to this approval, then Applicant shall have no obligation under these
conditions of approval.

II.

D.

INSTALLATION AND MAINTENANCE OF IMPROVEMENTS. All
improvements shall be installed in accordance with these approvals. Once
constructed or installed, all improvements shall be maintained as approved.
Minor changes may be approved by the Planning Director.

E.

COMPLIANCE WITH THE MUNICIPAL CODE AND GENERAL PLAN. No
part of this approval shall be construed to be a violation of the Emeryville
Municipal Code or the General Plan. Operations on this site shall be conducted in
a manner that does not create a public or private nuisance or otherwise violate the
Emeryville Municipal Code.

F.

FAILURE TO COMPLY WITH CONDITIONS OF APPROVAL. If Applicant
constructs buildings or makes improvements in accordance with these approvals,
but fails to comply with any of the conditions of approval or limitations set forth
in these Conditions of Approval and does not cure any such failure within a
reasonable time after notice from the City of Emeryville (“City”), then such
failure shall be cause for nonissuance of a certificate of occupancy, revocation or
modification of these approvals or any other remedies available to the City.

G.

APPLICATION TO SUCCESSORS IN INTEREST. These Conditions of
Approval shall apply to any successor in interest in the property and Applicant
shall be responsible for assuring that the successor in interest is informed of the
terms and conditions of this zoning approval.

GENERAL CONDITIONS
A.

INDEMNIFICATION. Applicant, its assignees, and successors-in-interest shall
defend, hold harmless, and indemnify the City of Emeryville, the Bay Cities Joint
Powers Insurance Authority and their respective officials, officers, agents and
employees (the Indemnified Parties) against all claims, demands, and judgments
or other forms of legal and or equitable relief, which may or shall result from: 1)
any legal challenge or referendum filed and prosecuted to overturn, set-aside, stay
or otherwise rescind any or all final project or zoning approvals, analysis under
the California Environmental Quality Act or granting of any permit issued in
accordance with the Project; or 2) Applicant’s design, construction and/or
maintenance of the public improvements set forth in the final building plans.
Applicant shall pay for all direct and indirect costs associated with any action
herein. Direct and indirect costs as used herein shall mean but not be limited to
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attorney’s fees, expert witness fees, and court costs including, without limitation,
City Attorney time and overhead costs and other City Staff overhead costs and
normal day-to-day business expenses incurred by the City including, but not
limited to, any and all costs which may be incurred by the City in conducting an
election as a result of a referendum filed to challenge the project approvals. The
Indemnified Parties shall promptly notify the Applicant, its assignees, and
successors-in-interest of any claim, demand, or legal actions that may create a
claim for indemnification under this section and shall fully cooperate with
Applicant, its assignees and successors-in-interest. [City Attorney]
B.

PRIOR TO ISSUANCE OF A BUILDING PERMIT
1.

Fees, Dedications and Exactions. Conditions of Approval set forth herein
include certain fees, dedication requirements, reservation requirements
and other exactions, attached as Attachment 1 Pursuant to Government
Code Section 66020(d)(1), this set of Conditions of Approval constitutes
written notice of a statement of the amount of such fees and a description
of the dedications, reservations and other exactions. Applicant is hereby
further notified that the 90-day approval period in which these fees,
dedications, reservations and other exactions may be protested, pursuant to
Government Code Section 66020(a) will begin upon approval of the
aforementioned project approvals by the City of Emeryville Planning
Commission. If Applicant fails to file a protest within this 90-day period
complying with all of the requirements of Section 66020, Applicant will
be legally barred from challenging such exactions.
Prior to the issuance of a building permit, the Building Official shall
confirm that all applicable fees due at the issuance of a building permit
have been paid. [Building]

2.

C.

Cost Recovery Planning Fees. Prior to the issuance of a building permit,
the Planning Director shall confirm that all cost recovery planning fees
have been paid to date. [Planning]

PRIOR TO THE ISSUANCE OF A CERTIFICATE OF OCCUPANCY
1.

Fees, Dedications and Exactions. Prior to the issuance of a certificate of
occupancy, the Building Official shall confirm that all applicable fees due
at the issuance of a certificate of occupancy have been paid. [Building]

2.

Cost Recovery Planning Fees. Prior to the issuance of a certificate of
occupancy, the Planning Director shall confirm that all cost recovery
planning fees have been paid in full. [Planning]
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III.

BUILDING AND CONSTRUCTION REQUIREMENTS
A.

PRIOR TO ISSUANCE OF A BUILDING PERMIT
1.

Plans. Prior to the issuance of a building permit, the Building Official
shall verify that the title sheet for the building permit drawings contains
the following:
[Building]
a.
b.
c.
d.
e.
f.
g.
h.
i.
j.
k.

Permit number.
Zoning district.
FAR (density per acre for residential).
Lot area in square feet.
Total number of parking spaces with parking spaces numbered on
plans in a consecutive manner and consistent with the parking
summary on the title page.
Building heights with height of any appurtenances noted.
Number and type of residential units (e.g. live/work, apartment,
condo).
Detailed breakdown of floor areas.
Number of floors.
Existing building information (if applicable).
Total Impervious Surface area in square feet (from "Impervious
Surface and Stormwater Treatment Measures - Final Form"
provided by the City of Emeryville Public Works Department).

2.

Compliance with Applicable Codes. Prior to the issuance of a building
permit, the Building Official shall confirm that the building permit plans,
specifications and other related information conform to the California
Codes in effect at the time, and all other applicable local ordinances.
Compliance with the California Codes and local ordinances shall include,
but not be limited to, seismic and geotechnical requirements for Seismic
Zone 4, and Title 24 energy conservation and disabled access
requirements. [Building]

3.

Utility Service. Prior to the issuance of a building permit, the Building
Official shall confirm that the building permit plans, specifications and
information include detailed plans for providing water, electrical, gas,
telephone, and other like utilities services to the site, including a review of
the existing services to the site and measures or improvements on-site that
will be required to adequately serve the site, including the location and
design of transformers (if above ground and if required) and all
connections. All new and existing on-site electrical and communication
lines shall be placed underground. All transformers shall be placed
underground unless prior permission is granted by the City to place them
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above ground, in which case they shall be screened from public view by
fencing, dense landscaping, or other acceptable means. [Building]
4.

Traffic and Parking Management Plan during Construction. Prior to
issuance of a building permit for any portion of the project, Applicant
shall submit a traffic and parking management plan for review and
approval by the Public Works Director. The plan shall include any City
restrictions and limitations on using certain local streets for construction
traffic, proposed truck delivery and haul routes, parking arrangements for
construction personnel, ingress and egress, noise, efforts to address street
debris and dust control and proposed on-site staging and
equipment/material storage areas. [Public Works]

5.

Construction Sign. Prior to the issuance of a building permit, Applicant
shall submit a construction sign for approval by the Planning Director in
accordance with the prototype provided (see Attachment 2). The sign
shall be made of a permanent material with professional lettering. The
sign shall be at least 2 feet by 3 feet with a minimum letter size of 2
inches. The sign shall include this information: the project name; name of
the owner/developer; the name and phone number of a contact person,
available at all times to address complaints and with the authority to
control construction activity on the site; name and phone number of the
contractor; and the approved hours of construction. The contact person
should be the Noise Disturbance Coordinator listed below in Condition
III.B.1.c.
The sign shall be posted at the time of placing temporary fencing and start
of construction activity. At least one sign shall be placed along each
public street frontage of the site in a location facing the street where the
information can be easily read. Street frontages exceeding 300 feet in
length shall have one sign per each 300-foot segment or fraction thereof.
[Planning]

6.

Fencing. Prior to the issuance of a building permit, Applicant shall install
temporary construction fence around the perimeter of the site that provides
for continued pedestrian traffic meeting the standards of the Americans
with Disabilities Act as approved by the Public Works Director. [Public
Works]

7.

Approval of Regulatory Agencies. Prior to the issuance of a building
permit, Applicant shall submit to the Building Official copies of all other
permits necessary from the applicable regulatory agencies. [Building]

8.

Approval of Hazardous Material Regulatory Agencies. Prior to issuance
of a building or grading permit, Applicant shall confirm that the property
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has never been subject to an environmental regulatory action or order. For
sites that are or have been the subject of a regulatory action or order, the
Applicant shall submit to the Planning Director confirmation that the
proposed use of the site is acceptable to the appropriate regulatory agency
(e.g. San Francisco Bay Regional Water Quality Control Board, Alameda
County Department of Health or the State of California Department of
Toxic Substances Control) and that any conditions prior to such use have
been met. For closed cases, agency closure letters describing conditions
of closure or use restrictions (if any) may be used to satisfy this
documentation requirement. For open cases, a site-specific agency
determination may be necessary. If a Risk Management Plan, Site
Cleanup Plan, Health and Safety Plan or similar document is required for
the work that is the subject of the permit, then Applicant shall have such
plan approved by the regulatory agency; shall submit copies to the
Planning Director and Public Works Director; and shall comply with all
provisions of such plan. [Planning and Public Works]
9.

B.

Lead and Asbestos. Prior to the issuance of a demolition or building
permit, the Building Official shall confirm that a survey of lead-based
paint (LBP) and asbestos-containing materials (ACMs) shall be completed
and all identified ACMs and any loose or peeling LBP must be abated. If
intact LBP is present on the site and not abated, demolition and
construction activities must comply with the State’s construction lead
standard (Title 8, California Code of Regulators, Section 1532.1).
[Building]

DURING CONSTRUCTION. Violations of the following conditions and any
other applicable conditions may result in a stop work notice being issued or any
other measures that the City deems necessary.
1.

Construction Noise.
a.

Hours. Unless the City Council grants a waiver allowing different
construction hours pursuant to Section 5-13.06 of the Emeryville
Municipal Code, construction hours shall be limited to 7:00 a.m. to
6:00 p.m., Monday through Friday, except that pile driving and
similarly loud equipment, including but not limited to jack
hammering, grading, compacting, dump trucks, generators, and
chain saws shall be limited to 8:00 a.m. to 5:00 p.m., Monday
through Friday. In an urgent situation, the City Manager, Planning
and Building Director, or Public Works Director may approve
weekend or night work pursuant to Section 5-13.05(e) of the
Emeryville Municipal Code.
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b.

Equipment. All heavy construction equipment used on the project
shall be maintained in good operating condition, with all internal
combustion, engine-driven equipment equipped with intake and
exhaust mufflers that are in good condition and as deemed to be
practically feasible. All non-impact tools shall meet a maximum
noise level of no more than 85 dB when measured at a distance of
50 feet. All stationary noise-generating equipment shall be located
as far away as possible from neighboring property lines especially
residential uses.

c.

Noise Disturbance Coordinator. Applicant shall designate a
“Noise Disturbance Coordinator” who shall be responsible for
responding to any complaints about construction noise. The Noise
Disturbance Coordinator shall determine the cause of the noise
complaint and shall require that reasonable measures warranted to
correct the problem be implemented. Applicant shall
conspicuously post a telephone number for the Noise Disturbance
Coordinator at the construction site and include it in the notice sent
to neighbors regarding the construction schedule. The Noise
Disturbance Coordinator shall be the contact person listed on the
construction sign required by Condition III.A.5 above.

2.

Traffic Measures. Applicant, through its contractor, shall implement
comprehensive traffic control measures as set forth in the approved Traffic
and Parking Management Plan, including scheduling of major truck trips
and deliveries to avoid peak hours (normally 7 a.m. to 9 a.m. and 4 p.m. to
6 p.m.).

3.

Street Debris. All mud, dirt and construction debris carried off the
construction site onto adjacent streets shall be removed and cleaned daily.
Failure to adequately sweep the streets may result in the City undertaking
the effort at Applicant’s cost.

4.

Dust Control Measures. Dust control measures to minimize air quality
impacts shall be implemented including:
a.

Cover stockpiles of debris, soil, sand or other materials that can be
blown by the wind.

b.

Cover all trucks hauling soil, sand, and other loose materials.

c.

Pave, apply non-potable water three times daily, or apply (nontoxic) soil stabilizers on all unpaved access roads, parking areas
and staging areas at site.

   

  

 

Garage Conversion into Two Bedrooms - 1017 47th Street
UP20-007: Exhibit A. Conditions of Approval
January 28, 2021
Page 8

5.

IV.

d.

Limit traffic speeds on unpaved roads to 5 mph.

e.

Install, maintain and replace sandbags or other erosion control
measures to prevent silt runoff to public roadways.

f.

Minimize removal and replant vegetation in disturbed areas as
quickly as possible.

g.

No grading between October 1st and April 15th unless the Public
Works Director has approved an erosion and sedimentation control
plan.

Archeological Resources. If archeological resources are encountered
during construction, then Applicant shall: cease all construction activity
in the vicinity; notify the Planning Director; have the significance of the
items determined by a qualified archeologist or cultural consultant; and
take any further appropriate measures under the California Environmental
Quality Act and other applicable laws with the Planning Director’s
approval. If human remains are encountered, state law requires that the
County Coroner be called immediately. All work must be halted in the
vicinity of the discovery until the Coroner’s approval to continue has been
received.

PUBLIC IMPROVEMENTS
A.

PRIOR TO ISSUANCE OF A BUILDING PERMIT
1.

Street Improvements. The Applicant shall be responsible for the
following Public improvements described herein, to conform to City of
Emeryville Standards, the City of Emeryville Urban Forestry Ordinance,
the Americans with Disabilities Act and implementing regulations, and the
California accessibility regulations:
a.

Constructing all new curb, gutter, and sidewalk on the 47th Street
frontage. The existing curb cut for the driveway shall be removed
and replaced with a continuous sidewalk, landscaping, curb, and
gutter for the length of the property. The replaced sidewalks shall
match the finish of existing sidewalks including scoring.
Installation of all landscaping and irrigation to meet Bay Friendly
requirements.

Prior to the issuance of a building permit, the Public Works Director shall
confirm that detailed improvement plans and specifications have been
prepared for said public improvements [Public Works]
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B.

2.

Site Grading and Storm Drainage. Development that contributes
additional stormwater to an existing off-site drainage facility shall be
required to perform a hydraulic review of the off-site drainage systems
and shall be required to make improvements to the system as may be
necessary to accommodate the additional stormwater flow. [Public
Works]

3.

Sanitary Sewer. The Applicant shall be responsible to conform to the
requirements of the City’s Wastewater Collection System Ordinance and
to the East Bay Municipal Utility Districts (EBMUD) Private Sewer
Lateral Ordinance. Any existing sanitary sewer lateral serving the
property that is not to be reused shall be abandoned up to the connection to
the City sanitary sewer main. Any existing sanitary sewer lateral serving
the property that is to be reused or any new private sanitary sewer lateral
to be installed shall pass a verification test witnessed by the City of
Emeryville and EBMUD inspectors prior to occupancy. It shall be noted
that if an existing sewer lateral can not pass a verification test then it will
need to be replaced. All work performed on sanitary sewer laterals shall
require a Sanitary Sewer Lateral Permit and said work is not covered
under the Building Permit. [Public Works]

4.

Underground Utility Lines. All new and existing on-site electrical and
communication lines shall be placed underground.

5.

Improvement Agreement. Prior to the issuance of a building permit and as
deemed appropriate by the Public Works Director, Applicant shall enter
into an Improvement Agreement with the City of Emeryville to ensure the
faithful performance of the design, construction, inspection and
installation of all public improvements secured by good and sufficient
surety bond or cash deposit adequate to cover all of the costs, inspections
and administrative expenses of completing such improvement in the event
of a default. [City Attorney/Public Works]

PRIOR TO BEGINNING CONSTRUCTION IN THE PUBLIC RIGHT OF
WAY
1.

Encroachment Permit. Prior to removing any street trees or beginning any
construction in the public right of way, Applicant shall apply for and
receive an encroachment permit for all work and improvements within the
City’s right of way or City easements. As required by the Public Works
Director, Applicant shall post the required security and provide evidence
of liability insurance as part of the encroachment permit process.
Applicant shall pay for all inspection fees associated with work within the
City’s right of way. [Public Works]
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C.

PRIOR TO ISSUANCE OF A CERTIFICATE OF OCCUPANCY
1.

D.

V.

Completion of Public Improvements. Prior to issuance of a certificate of
occupancy, the Public Works Director shall confirm that all off-site and
on-site public improvements are completed in accordance with the final
building permit and improvement plans or that other arrangements
acceptable to the Public Works Director have been made for ensuring that
the work is completed, such as an irrevocable standby letter of credit.
[Public Works]

ONGOING
1.

Damage to Public Facilities. Applicant shall be deemed responsible for
any damage to public improvements that occurs during construction and
shall repair such damage at its expense and to the satisfaction of the Public
Works Director, including but not limited to sidewalk repair, street slurry
seal or street reconstruction.

2.

Maintenance of Street Trees and other vegetation in the Public Right of
Way: Applicant, its successors and assigns, shall maintain all
landscaping improvements in the public areas fronting the property, in a
healthy, growing condition at all times according to Bay Friendly
Landscaping Practices as described by StopWaste.org’s Bay Friendly
Landscaping program. The landscaped areas shall be irrigated by an
automatic sprinkler system designed to reduce water usage. Applicant
shall replace all landscaping that dies with the exact living species, or
substitutes approved by the Public Works Director after obtaining an
encroachment permit from the City. Landscaping work shall comply with
the provisions of Chapter 10 of Title 7 of the Emeryville Municipal Code.

3.

Compliance with Trash, Recycling and Composting Plan: Applicant and
its successors and assigns shall implement the approved Trash, Recycling
and Composting plan and report its activities and achievements to the
Public Works Director annually.

PUBLIC SAFETY REQUIREMENTS
A.

PRIOR TO ISSUANCE OF A BUILDING PERMIT
1.

Fire Department Standards. Prior to the issuance of a building permit, the
Fire Department shall confirm that the final building plans include all fire
and emergency safety measures as required by the Department, including
access requirements, premises identification, key boxes, hydrants, fire
protection systems and equipment and exiting and emergency
illumination.

   

  

 

Garage Conversion into Two Bedrooms - 1017 47th Street
UP20-007: Exhibit A. Conditions of Approval
January 28, 2021
Page 11

B.

PRIOR TO ISSUANCE OF A CERTIFICATE OF OCCUPANCY
1.

C.

ONGOING
1.

VI.

Fire Department Standards. Prior to the issuance of a certificate of
occupancy, the Fire Chief shall confirm compliance with the applicable
Fire Department standards. [Fire]

Compliance with Fire Department Standards. Applicant shall comply with
the Fire Department Standards during operations. [Fire]

PARKING AND TRANSPORTATION
A.

PRIOR TO ISSUANCE OF A BUILDING PERMIT
1.

Parking. Prior to the issuance of a building permit, the Planning Director
shall confirm that the final building plans for the project incorporate:
[Planning]
a.

VII.

A minimum of 2 bicycle parking spaces. Bicycle parking shall
include rack or locker information and include the dimensions of
all parking spaces.

DESIGN CONDITIONS AND SITE STANDARDS
A.

PRIOR TO ISSUANCE OF A BUILDING PERMIT
1.

Elevations/Colors/Materials/Site Plan. Prior to the issuance of a building
permit, Applicant shall submit a color scheme, samples and details of all
exterior elevations and building materials of sufficient size to the Planning
Director for review and approval. Materials to be submitted shall include,
but not be limited to, all perimeter gates and fences, window treatments,
storefront windows and doors, awnings, outdoor furniture, paving and
lighting fixtures. [Planning]

2.

Landscaping Plans.
a.

Prior to the issuance of a building permit, Applicant shall submit a
detailed on-site landscaping and irrigation plan for the approval of
the Community Development Director. The plans shall conform to
Article 5 (Landscaping and Screening) and Article 6 (Water Use)
of Chapter 4 of Title 9 of the Municipal Code and Section B of the
attached Stormwater Pollution Prevention and Source Control
Measures. The plans shall include species, number of plantings,
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size of plantings and specifications for the irrigation system.
Minimum plant sizes are flats or 1-gallon containers for ground
cover, 5-gallon containers for shrubs and 24-inch box containers
for trees. [Planning]
b.

Prior to the issuance of a building permit, Applicant shall submit a
detailed off-site landscaping and irrigation plan for the approval of
the Public Works Director. The plans shall conform to Article 5 of
Chapter 4 of Title 9 of the Emeryville Municipal Code, Bay
Friendly Landscaping Practices as per the guidelines from
StopWaste.org and Section B of the attached Stormwater Pollution
Prevention and Source Control Measures. The plans shall include
species, number of plantings, size of plantings and specifications
for the irrigation system. Minimum plant sizes are flats or 1-gallon
containers for ground cover, 5-gallon containers for shrubs and 24inch box containers for trees. Street trees shall be of a species
approved by the Public Works Director and shall be spaced no
farther than 25 feet on center or as approved by the Director. Street
trees may require tree grates and an automatic sprinkler system.
[Public Works]

3.

Recycled Water. Prior to the issuance of a building permit, Applicant
shall submit plans for the approval of the Planning Director showing the
design of a plumbing system to serve nonpotable uses in common areas
including, but not limited to, landscaped areas and planters, if recycled
water is available at the project site at a reasonable cost, is of adequate
quality, will not be detrimental to public health, and will not adversely
affect downstream water rights, degrade water quality or injure plants, fish
and wildlife. In addition, Applicant shall submit a letter from the recycled
water provider (East Bay Municipal Utility District) stating requirements
for recycled water plumbing, prior to issuance of building permit. If
Applicant is not complying with the requirements of the recycled water
provider, Applicant shall provide a written explanation of its actions.
[Planning]

4.

Trash, Recycling and Composting Facilities. Prior to the issuance of a
building permit, the Planning Director and Public Works Director shall
review and approve a Trash, Recycling and Composting Plan from the
applicant.
a.

Maintenance and Service: Trash, recycling and composting
storage areas shall include adequate space for the maintenance and
servicing of containers for all materials that are provided by local
hauling companies. [Planning and Public Works]
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5.

Development Sign. The project is allowed one development sign
indicating developer, architect, contractor, etc. during construction that
shall not exceed four square feet. Other development/marketing signs
may be approved administratively by the Planning Director provided that
they are removed prior to issuance of a final certificate of occupancy.
[Planning]

6.

Exterior Lighting. Prior to issuance of a building permit, Applicant shall
provide sufficient information for the Planning Director to confirm that
exterior lighting for the project complies with the following standards and
criteria: [Planning]
a.

B.

Light fixtures attached to buildings shall be designed as an integral
part of the building facades to highlight building forms and
architectural details.

7.

Noise. Prior to the issuance of a building permit, the Building Official
shall confirm that the project is designed in order to limit noise exposure
to those levels set forth in the Emeryville Municipal Code and General
Plan. [Building]

8.

Water Efficiency. Prior to issuance of a building permit, the Public Works
Director shall confirm that the project is complies with the attached East
Bay Municipal Utility District requirements (see Attachment 3). [Public
Works]

PRIOR TO ISSUANCE OF A CERTIFICATE OF OCCUPANCY
1.

Completion of Landscaping.
a.

Prior to issuance of a certificate of occupancy, the project architect
shall confirm to the Planning Director that all on-site landscaping
is completed and in accordance with the final building permit and
improvement plans, including off-site and public improvements, or
that other acceptable arrangements acceptable have been made for
ensuring that the work is completed, such as an irrevocable
standby letter of credit to cover all costs of the unfinished work
plus 25 percent. [Planning]

b.

Prior to issuance of a certificate of occupancy, the project
landscape architect shall confirm to the Public Works Director that
all off-site landscaping is completed and in accordance with the
final building permit and improvement plans, including off-site
and public improvements, or that other acceptable arrangements
acceptable have been made for ensuring that the work is
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completed, such as an irrevocable standby letter of credit to cover
all costs of the unfinished work plus 25 percent. [Public Works]
2.

C.

Equipment/Storage. Prior to issuance of a certificate of occupancy, the
Planning Director shall confirm that: [Planning]
a.

All mechanical equipment, including electrical and gas meters,
heating/air conditioning or ventilation units, radio/TV antennas or
satellite dishes shall be appropriately screened from off-site view,
and electrical transformers shall be either placed underground or
appropriately screened.

b.

All trash enclosures shall be completely screened and covered
from off-site view by a solid fence or masonry wall at least six feet
high and in harmony with the architecture of the building(s).
Alternatively, the trash facilities may be placed within the
building.

c.

All visible vents, gutters, down spouts, flashings, and the like shall
match the color of adjacent surfaces, or shall be incorporated into
the overall exterior color and materials scheme for the building.

ONGOING
1.

Landscaping. All landscaping improvements shall be maintained in a
healthy, growing condition at all times. The landscaped areas shall be
irrigated by an automatic sprinkler system designed to reduce water usage.
Applicant shall replace all landscaping that dies with the exact living
species, or substitutes approved by the Planning Director. Landscapes
within the public right of way shall be maintained according to the
principles of Bay Friendly Landscaping per guidelines by StopWaste.org

2.

Maintenance and Graffiti Removal. The site and improvements shall be
well maintained and kept free of litter, debris, weeds and graffiti. Any
graffiti shall be removed within 72 hours of discovery in a manner which
retains the existing color and texture of the original wall or fence as most
practically feasible.

3.

Noise. The project shall operate in order to limit noise exposure to those
levels set forth in the Emeryville Municipal Code and General Plan.

4.

Exterior Lighting. Exterior lighting shall provide adequate illumination for
on-site security and display purposes for the building, parking lots and
pedestrian accessways while limiting off-site spillover of light through
shielding. No light shall create a hazard for auto drivers.
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5.

Attachments: 1.
2.
3.
4.

Trash, Recycling and Composting Plan. Applicant and its successors and
assigns shall implement the approved Trash, Recycling and Composting
Plan and report its activities and achievements to the Public Works
Director annually.
Fee Chart
Construction Sign Prototype
East Bay Municipal Utility District Requirements
Emeryville Water Efficient Landscape Prescriptive Requirements for Smaller
Landscapes (WELO Small Requirements)

UP20-007 Conditions of Approval: Attachment 1
Fee Chart

PROJECT

1017 47th St - Garage Conversion to bedrooms

Valuation

$

SUMMARY OF ALL FEES
Building Permit Fee
Plan Review Fee
Energy Review Fee
Electrical Permit Fee
Plumbing Permit Fee
Mechanical Permit Fee
S.M.I.P.
Microfiche
Fire Department Fees
Fire Suppression Fees
Sewer Connection Fees
Bay-Shell-Mound Contingent Fees
Waste Management Plan
Transportation Facility Fees
School Fees
Art In Public Places
Technology Fee
Building Standards Commision Fee
General Plan Maintenance Fee
Affordable Housing Fee
Parks and Recreation Fee
TOTAL:

FEES
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$

PRELIMINARY FEE CALCULATIONS

60,110.05

Print Date: December 28, 2020
PAYMENT
DATE

480.88
240.44
60.11
165.00
165.00
165.00
7.81
4.81
138.00
60.11
3.00
300.55
1,790.71

AMOUNT
PAID

$

-

AMOUNT DUE
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$

480.88
240.44
60.11
165.00
165.00
165.00
7.81
4.81
138.00
60.11
3.00
300.55
1,790.71

NOTES

N.A.
N.A.
N.A.
N.A. Residential
Flat Fee: GreenHalo Systems
N.A.
Less than 500 sq ft N.A.
N.A.

N.A.
N.A.

1,790.71

*****************************************************************************************************
*****************************************************************************************************
FEES TO BE PAID AT PLAN CHECK SUBMITTAL:
Plan Review Fee $
240.44
Energy Review Fee $
60.11
Other Fees
**
Sub Total: $
300.55
FEES TO BE PAID AT PERMIT ISSUANCE:
Building Permit Fee $
480.88
Electrical Permit Fee $
165.00
Plumbing Permit Fee $
165.00
Mechanical Permit Fee $
165.00
S.M.I.P. $
7.81
Microfiche $
4.81
Fire Department Fees $
Fire Suppression Fees $
Sewer Connection Fees $
Bay-Shell-Mound Contingent Fees $
Waste Management Plan $
138.00
Transportation Facility Fee $
School Fees $
Art In Public Places $
Technology Fee $
60.11
Building Standards Commision Fee $
3.00
General Plan Maintenance Fee $
300.55
Affordable Housing Fee $
Parks and Recreation Fee $
Sub Total: $
1,490.16

$
$

-

$
$

240.44
60.11

$

-

$

300.55

$
$
$
$
$
$
$
$
$
$

-

$
$
$
$
$
$
$
$
$

-

$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$

480.88
165.00
165.00
165.00
7.81
4.81
138.00
60.11
3.00
300.55
1,490.16

Encroachment, Stormwater & PSL Fees See separate Fee Chart by Public Works for additional fees

{Calculated By Public Works}

Notes: This is a PRELIMINARY fee calculation for estimating purposes only. Fees will be recalculated at the time of submittal, prior to permit
issuance and at any time when the scope of work is revised (including: type of construction, # of stories, floor area, declared valuation, and use).
Preliminary Fee Calculations 1017 47th St 2020-12-24 Garage Conversion

12/28/2020

CITY OF EMERYVILLE CALCULATION OF BUILDING FEES:
PROJECT:

1017 47th St - Garage Conversion to bedrooms

DATE:

December 24, 2020

PREPARED BY:

Courtney

PRELIMINARY FEE CALCULATIONS

FEES ARE BASED UPON THE VALUATION OF THE PROJECT. "VALUATION OF A BUILDING SHALL BE THE
ESTIMATED COST TO REPLACE THE BUILDING AND STRUCTURE IN KIND, BASED ON CURRENT COSTS …. " UBC,
This fee calculation is based upon the information submitted to the Building Department.
FEES BASED ON VALUATION OF:

$

TYPE OF PERMIT OR FEE

60,110.05
AMOUNT

BUILDING PERMIT FEE (See calculation below)

$

480.88

PLAN REVIEW FEE (65% of Building Permit Fee)

$

240.44

ENERGY CONSERVATION REVIEW FEE (12.5% of Building Permit Fee)

$

60.11

ELECTRICAL PERMIT FEE (20% of Building Permit Fee)

$

165.00

PLUMBING PERMIT FEE (18% of Building Permit Fee)

$

165.00

MECHANICAL PERMIT FEE (17% of Building Permit Fee)

$

165.00

S.M.I.P. ( Res. <= 3 story = 0.00013 or 0.00028 of the Valu.)
MICROFICHE
Valuation < $ 100,000 = $ 1.00/ Page.

$

7.81

$

4.81

# of Pages

Valuation > $ 100,000 = 1% of Bldg. Permit Fee. Bldg.. Permit Fee * 1%
FIRE DEPARTMENT FEES ( New Construction, T.I's - 40% of Building Permit Fee)
FIRE SUPPRESSION FEES - Separate Submittal - (See calculation below)
SEWER CONNECTION FEE *
New traps - traps removed
$291.00 per Trap or $1462.00 per Dwelling
Unit
Number of Dwelling Units
BAY SHELLMOUND FEES

$

-

$

-

$

138.00

$

-

$

-

TECHNOLOGY FEE (Effective February 3, 2010 - 0.1% of Valuation)

$

60.11

BUILDING STANDARDS COMMISSION FEE ($ 1.00 per $ 25k Valuation)

$

3.00

GENERAL PLAN MAINTENANCE FEE (Effective May 20, 2004 - 0.5% of Valuation)

$

300.55

AFFORDABLE HOUSING (effective July 1, 2020 - June 30, 2021)

$

-

PARKS AND RECREATION (effective July 1, 2020 - June 30, 2021)

$

-

WASTE MANAGEMENT PLAN (Flat Fee for GreenHalo Systems)
TRANSPORTATION FACILITY FEE (effective July 1, 2020 - June 30, 2021)
EMERY UNIFIED SCHOOL DISTRICT FACILITIES DEVELOPMENT FEE (See calculation below)
ART IN PUBLIC PLACES (Commercial Projects > $300k valu. Artwork or in-lieu fee -1% of valu.)

TOTAL

$

1,790.71

* Unable to determine the sewer connection fees at this time with the information provided.

FEES ARE BASED ON THE USE, GROSS FLOOR AREA, TYPE OF CONSTRUCTION, NUMBER OF STORIES, AND NUMBER OF PLUMBING TRAPS.
IF ANY OF THESE FACTORS CHANGE, THE FEES WILL CHANGE.

12/28/2020

Page 2 of 4

FEE PAYMENT SCHEDULE:
AT SUBMITTAL OF INITIAL BUILDING PERMIT APPLICATION AND PLANS:
1 Plan Review Fee for the Entire Project .
2 Energy Conservation Review Fee.
AT ISSUANCE OF FIRST BUILDING PERMIT
(All of the following fees shall be paid with the issuance of the first permit for phased permits.)
1 Building Permit Fee. ( Plumbing, Electrical & Mechanical permits may be taken out by the General
Contractor or by the subs. These permits may not be divided into phases. The entire sewer connection fee
shall be paid with the plumbing permit.)
2 S.M.I.P and Building Standards Commission Fees
3 Microfiche Fee
4 Bay/Shellmound Contingent Assessment (N.A for residential projects)
5 School District Facilities Impact Fee
6 General Plan Maintenance and Technology Fees
7 Art in Public Places: For residential projects exceeding 19 units 0.5% of the project valuation is required
for Art in Public Places.
8 Development Impact Fees (including Traffic Impact, Affordable Housing and Park & Rec)
9 Business Licenses: City of Emeryville Business Licenses are required from the contractor.
PRIOR TO OCCUPANCY OF THE BUILDING AND RELEASE OF THE FINAL UTILITY METER:
1 If public art is to be installed it shall be in place.
2 Any and all outstanding fees; including charges for review of changes to approved plans or increased fees
due to increased project valuation.
3
Final business license fees will be calculated by the finance department for all projects with a valuation in
excess of 1,000,000.00 (one million) dollars. These fees must be paid prior to building occupancy.

VALUATION CALCULATIONS:
Type of
Const.

Use

Number of
Floors

Gross Floor
Area

Square Foot Sprinklers +
Cost
$5.23

(sq.ft.)
VB

Duplex

Totals

2

2

385

($)

$5.23

197.73

Air Cond.
+8.45/7.04

Modifier x
1.00

Story > 3,
+5% ea.

Total Valuation

$7.04

1

($)

($)

$

197.73

$

197.73

$197.73

$ 197.73

$

$

5.23

$

12.27

$12.27

$ 12.27

$

-

$

5.23

$

13.68

$13.68

$ 13.68

$

-

$

5.23

$

12.27

$12.27

$ 12.27

$

-

$

5.23

$

12.27

$12.27

$ 12.27

$

-

385

76,126.05

$

76,126.05

$

(16,016.00)

Exist. Bldg. Adjustment - 80% ( No credit for existing sprinklers or HVAC)
VB

Garage

2

385 $ 52.00

$

52.00

$

52.00

$

52.00

$

-

$

-

$

-

$ 52.00

T.I. ONLY Adjustment * 20%
$

-

$

DECLARED VALUATION
TOTAL

12/28/2020

-

$

8,000.00

$

60,110.05

Page 3 of 4

BUILDING PERMIT FEE CALCULATIONS: (Valuation is the replacement cost of the project once it is completed.)
Grading, Demolition and Fire Sprinkler Permits are calculated in the same way except that the contract price may be
used instead of the valuation.
TOTAL VALUATION

$

VALUATION BASIS

60,110.05
AMOUNT

PERCENTAGE

TOTAL

$ 1.00 - $ 50,000.00 $

50,000.00

0.80% $

400.00

$ 50,000.00 - $ 250,000.00 $

10,110.05

0.80% $

80.88

0.80% $

-

Over $ 250000.00 $

-

BUILDING PERMIT FEE:

$

480.88

EMERY UNIFIED SCHOOL FACILITIES DEVELOPMENT FEE CALCULATION: (D78)
TYPE OF PROJECT

AREA

FEE/SQ.FT.

TOTAL FEE

Commercial

$

0.66

$

-

Live/work

$

2.37

$

-

Residential

$

4.08

$

-

Existing Building Credit

$

4.08

$

-

$

-

$

-

Low Income Housing Credit
SCHOOL DISTRICT FEE:
(School fees reflect the new fees effective January 17, 2021)

School Facilities Development Fees are due and payable at the Building Division at the time of issuance of
the first building permit for the project. An applicant who believes the fee is not justified shall pay the fee
and appeal directly to the Emery School District.

12/28/2020
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Construction Sign

2 feet

Construction Sign - Minimum 2" letters

XYZ PROJECT
ACE DEVELOPMENT COMPANY
Approved Construction Hours:
7am to 6pm
Monday through Friday
Contractor: Acme Construction
123-456-7890
For complaints or concerns call
Joe Smith at 098-765-4321
3 feet

UP20-007 Conditions of Approval: Attachment 3
East Bay Municipal Utility District Requirements

REGULATIONS GOVERNING WATER SERVICE TO CUSTOMERS PAGE NUMBER
OF THE EAST BAY MUNICIPAL UTILITY DISTRICT
NEW
EFFECTIVE

31-A

07/01/07

SECTION 31
WATER EFFICIENCY REQUIREMENTS
These regulations identify the types of water efficiency requirements for water service and the
procedure for notification to Applicants that water efficiency measures are required.
A.

DETERMINATION OF FEASIBILITY OF WATER EFFICIENCY MEASURES

The District will review applications for new standard services and determine the applicability of,
and compliance with, water-efficiency requirements. Applicants for expanded service may be
required to retrofit existing water service facilities or uses to comply with these requirements.
Applicant shall maintain design documents and construction and installation records and furnish a
copy of said documents and records to the District upon request. The District may inspect the
installation of water efficiency measures to verify that the items are installed and performing to the
required water use levels. The Applicant or their representative may be present during any District
inspection.
B.

WATER EFFICIENCY REQUIREMENTS FOR NEW DEVELOPMENT OR EXPANDED
SERVICE

Water service shall not be furnished to any Applicant for new or expanded service unless all the
applicable water-efficiency measures hereinafter described in this Section 31 are installed at
Applicant expense.
C.

RESIDENTIAL SERVICE

1. Indoor Water Use (All Applicants)
a. Toilets shall be high-efficiency or dual flush models rated and (third party) tested at a
maximum average flush volume of 1.28 gallons per flush (gpf) or a maximum of 1.1
and 1.6 gpf for a half and full flush respectively, and be certified as passing a 350 gram
or higher flush test as established by the Uniform North American Requirements or
other District-accepted third party testing entity. No flush or conversion devices of any
other kind shall be accepted.
b. Showerheads shall be individually plumbed and have a maximum rated flow of 2.5
gallons per minute or less and be limited to one showerhead per shower stall of 2,500
sq. inches in area or less. Installation of flow restrictors in existing showerheads does
not satisfy this requirement.
c. Lavatory faucets shall have aerators or laminar flow control devices (i.e. orifices) with a
maximum rated flow of 1.5 gallons per minute or less.
d. Kitchen faucets shall have aerators or laminar flow control devices (i.e. orifices) with a
maximum rated flow of 2.2 gallons per minute or less.

AUTHORITY-RESOLUTION NUMBER

33610-07

REGULATIONS GOVERNING WATER SERVICE TO CUSTOMERS PAGE NUMBER
OF THE EAST BAY MUNICIPAL UTILITY DISTRICT
NEW
EFFECTIVE

31-B

07/01/07

SECTION 31
WATER EFFICIENCY REQUIREMENTS
(continued)
e. Clothes washing machines shall be front loading horizontal axis or top loading models
with both: (1) a water factor rating of 7.5; and (2) a maximum average water use of 7.5
gallons per cubic foot of laundry or less.
2. Outdoor Water Use
The provisions herein shall apply to all Applicants with more than two residential units.
a. Landscaping.
i. Plans shall be submitted to the District for review and approval by District for
compliance with these Regulations prior to planting. Landscaping shall be
designed to be irrigated at no more than 80% of the reference
evapotranspiration (the amount of water required to maintain a healthy
landscape accounting for the evaporation of water from the soil surface and the
transpiration of water through the plant foliage) for the irrigated area.
Applicants with less than three residential units shall be required to complete a
check list in lieu of a detailed landscaping plan.
ii. Turf areas shall be limited to no more than 25% of the total irrigated area.
Exceptions may be granted when using drought tolerant grasses. Turf is not
permitted in areas or medians less than eight feet in width.
iii. Non-turf areas. At least 80% of the plant selection shall be native or climateappropriate low water use species and require minimal water once established.
Up to 20% of the plants may be of a non-drought tolerant variety as long as
they are appropriately grouped together and irrigated separately and efficiently.
b. Irrigation.
i. Irrigation Efficiency. Irrigation systems shall be designed and installed to avoid
overspray and runoff and be operated at no more than 80% of the reference
evapotranspiration (the amount of water required to maintain a healthy
landscape accounting for the evaporation of water from the soil surface and the
transpiration of water through the plant foliage) for the irrigated area.
ii. Automatic, self-adjusting irrigation controllers shall be required on all irrigation
systems and shall automatically activate and deactivate the irrigation system
based on changes in the weather. All automatic irrigation systems shall be
equipped with a moisture sensor and/or rain sensor shutoffs. Applicants with
less than three residential units are not required to install weather-based
controllers.

AUTHORITY-RESOLUTION NUMBER

33610-07

REGULATIONS GOVERNING WATER SERVICE TO CUSTOMERS PAGE NUMBER
OF THE EAST BAY MUNICIPAL UTILITY DISTRICT
NEW
EFFECTIVE

31-C

07/01/07

SECTION 31
WATER EFFICIENCY REQUIREMENTS
(continued)
iii. Sprinklers and spray heads shall not be permitted in areas less than eight feet
wide. All sprinklers shall have matched precipitation rates within each control
valve and circuit. Landscape design best practices shall include distribution
uniformity, head-to-head spacing and setbacks from walkways and pavement.
iv. Valves and circuits shall be separated (individual hydrozones) based on plant
material and water use.
v. Dedicated Irrigation Meter shall be required for irrigated landscaping of 5,000
square feet or more.
c. Swimming Pools and Spas.
i. Covers shall be required for all pool and spa water features.
D.

NONRESIDENTIAL SERVICE (including Residential Common Area)

1. Indoor Plumbing
a. Toilets shall be high-efficiency or dual flush models rated and (third-party) tested at a
maximum average flush volume of 1.28 gallons per flush (gpf) or a maximum of 1.1
and 1.6 gpf for a half and full flush respectively, and be certified as passing a 350 gram
or higher flush test as established by the Uniform North American Requirements or
other District-accepted third party testing entity. Pressure-assisted or flushometer type
toilets shall be high-efficiency rated at a maximum 1.0 gpf. No flush or conversion
devices of any other kind shall be accepted.
b. Urinals shall have a maximum rated flow of 0.5 gpf or less, or be zero water
consumption urinals.
c. Showerheads shall be individually plumbed and have a maximum rated flow of 2.5
gallons per minute or less, and be limited to one showerhead per shower stall of 2,500
sq. inches in area or less. Installation of flow restrictors in existing showerheads does
not satisfy this requirement.
d. Lavatory faucets shall have aerators or laminar flow control devices (i.e. orifices) with a
maximum rated flow of 1.5 gallons per minute or less.

AUTHORITY-RESOLUTION NUMBER

33610-07

REGULATIONS GOVERNING WATER SERVICE TO CUSTOMERS PAGE NUMBER
OF THE EAST BAY MUNICIPAL UTILITY DISTRICT
NEW
EFFECTIVE

31-D

07/01/07

SECTION 31
WATER EFFICIENCY REQUIREMENTS
(continued)
e.

Kitchen faucets shall have aerators or laminar flow control devices (i.e. orifices) with a
maximum rated flow of 2.2 gallons per minute or less.

f.

Laundry washing machines shall be front loading horizontal axis or top loading models
with both: (1) a water factor rating of 7.5; and (2) a maximum average water use of 7.5
gallons per cubic foot of laundry or less.

g. Cooling towers not utilizing recycled water shall be equipped with recirculating systems
and operate at a minimum of five (5) cycles of concentration. Newly constructed
cooling towers shall be operated with conductivity controllers, as well as make up and
blowdown meters.
h. Food steamers in all food service facilities shall be boiler less or self-contained models
where applicable.
i.

Ice machines shall be air-cooled or use no more than 25 gallons of water per 100
pounds of ice and shall be equipped with a recirculating cooling unit.

j.

Commercial refrigeration shall be air-cooled or if water-cooled, must have a closed
looped system. No once through, single pass systems are permitted.

k. Pre-Rinse Dishwashing Spray Valves shall have a maximum rated flow of 1.6 gpm or
less.
l.

Vehicle wash facilities shall reuse a minimum of 50% of water from previous vehicle
rinses in subsequent washes.

2. Outdoor Water Use
a. Landscaping.
i. Plans shall be submitted to the District for review and approval by District for
compliance with these Regulations prior to planting. Landscaping shall be
designed to be irrigated at no more than 80% of the reference
evapotranspiration (the amount of water required to maintain a healthy
landscape accounting for the evaporation of water from the soil surface and the
transpiration of water through the plant foliage) for the irrigated area.
ii. Turf areas shall be limited to no more than 25% of the total irrigated area.
Exceptions may be granted when using drought tolerant grasses. Turf is not
permitted in areas or medians less than eight feet in width.

AUTHORITY-RESOLUTION NUMBER

33610-07

REGULATIONS GOVERNING WATER SERVICE TO CUSTOMERS PAGE NUMBER
OF THE EAST BAY MUNICIPAL UTILITY DISTRICT
NEW
EFFECTIVE

31-E

07/01/07

SECTION 31
WATER EFFICIENCY REQUIREMENTS
(continued)
iii. Non turf areas. At least 80% of the plant selection shall be native or climateappropriate low water use species and require minimal water once established.
Up to 20% of the plants may be of a non-drought tolerant variety as long as
they are appropriately grouped together and irrigated separately and efficiently.
b. Irrigation.
i. Irrigation Efficiency. Irrigation systems shall be designed and installed to avoid
overspray and runoff and be operated at no more than 80% of the reference
evapotranspiration (the amount of water required to maintain a healthy
landscape accounting for the evaporation of water from the soil surface and the
transpiration of water through the plant foliage) for the irrigated area.
ii. Automatic, self-adjusting irrigation controllers shall be required on all irrigation
systems and shall automatically activate and deactivate the irrigation system
based on changes in the weather. All automatic irrigation systems shall be
equipped with a moisture sensor and/or rain sensor shutoffs.
iii. Sprinklers and spray heads shall not be permitted in areas less than eight feet
wide. All sprinklers shall have matched precipitation rates within each control
valve and circuit. Landscape design best practices shall include distribution
uniformity, head-to-head spacing, and setbacks from walkways and pavement.
iv. Valves and circuits shall be separated (individual hydrozones) based on plant
material and water use.
v. Dedicated Irrigation Meter shall be required for irrigated landscaping of 5,000
square feet or more.
E.

PENALTIES/CONSEQUENCES

Failure of Applicant to conform to this Regulation and these water-efficiency requirements stated
herein may result in:
1. A requirement to resubmit water service application and water-efficiency plan at
Applicant’s expense until District approves water service.
2. District’s inability to release water meter(s) for installation and inability to activate account
until water-efficiency plan is approved by District.

AUTHORITY-RESOLUTION NUMBER

33610-07

UP20-007 Conditions of Approval: Attachment 4
WELO Small Requirements

Emeryville Water Efficient Landscape Prescriptive Requirements for Smaller Landscapes
New landscaping from 500 square feet and up to, but not including, 2,500 square feet of landscape area
shall comply with the following requirements, as referred to in Section 9-4.70.3 of the Emeryville
Municipal Code, unless the applicant opts to comply with the performance requirements for larger
landscapes. Any project with a landscape area less than 2,500 square feet that meets the landscape water
requirement entirely with graywater, rainwater captured on site, or both, is subject only to the sections B
and C of these requirements. Applications for projects that include new landscapes must include a
project information form.
A. Plants
1. For residential areas, install climate adapted plants that require occasional, little or no summer water
(average WUCOLS plant factor 0.3) for 75% of the plant area excluding edibles and areas using
recycled water. For non-residential areas, install climate adapted plants that require occasional, little or
no summer water (average WUCOLS plant factor 0.3) for 100% of the plant area excluding edibles and
areas using recycled water. (http://ucanr.edu/sites/WUCOLS/Plant_Search –> North Central Coast)
2. Those species identified by the California Invasive Plant Council’s “Don’t Plant a Pest! San Francisco
Bay Area” and “Don’t Plant a Pest! Trees in California” brochures shall not be installed.
3. Turf shall not exceed 25% of the landscaped area in residential areas, and there shall be no turf in
non-residential areas, with recreational areas exempted. Exceptions may be granted when using
drought-tolerant grasses requiring limited irrigation and mowing or for grassy swales designed and
maintained to treat stormwater runoff.
4. Turf shall not be planted on sloped areas which exceed a slope of 1 foot vertical elevation change for
every 4 feet horizontal length.
5. Turf is prohibited in parkways less than 10 feet wide, unless the parkway is adjacent to a parking strip
and used to enter and exit vehicles. Any turf in parkways must be irrigated by subsurface irrigation or
by other technology that creates no overspray or irrigation runoff.
B. Amendments and Mulch
1. At least 6 cubic yards of compost, with a composition according to City standards or a City-approved
soil report recommendation, per 1,000 square feet shall be incorporated into the top 6 inches of soil.
2. A minimum 3-inch layer of mulch shall be applied on all exposed soil surfaces of planting areas
except in turf areas, areas receiving closely spaced plugs as a lawn alternative, areas with creeping or
rooting ground covers, or direct seeding applications where mulch is contraindicated. Nonporous
material shall not be placed under the mulch.
3. Required trees shall have adequate rootable soil volume (600 cubic feet for small trees, 900 cubic feet
for medium-size trees, and 1,200 cubic feet for large trees) and good drainage. Tree sizes refer to sizes
of canopy at maturity: small 15-24’ wide and 20’ tall, medium 25-34’ wide and 35’ tall, large 35’+ wide.
C. Irrigation
1. Automatic irrigation controllers are required and must use evapotranspiration or soil moisture sensor
data and utilize a rain sensor.
2. Irrigation controllers shall be of a type which does not lose programming data in the event the primary
power source is interrupted.
3. Pressure regulators shall be installed on the irrigation system to ensure the dynamic pressure of the
system is within the manufacturer’s recommended pressure range.
4. Manual shut-off valves (such as a gate valve, ball valve, or butterfly valve) shall be installed as close
as possible to the point of connection to the water supply.
5. All irrigation emission devices must meet the requirements set in the American National Standards
Institute (ANSI) standard, ASABE/ICC 802-2014. “Landscape Irrigation Sprinkler and Emitter
Standard.” All sprinkler heads installed in the landscape must document a distribution uniformity low
quarter of 0.65 or higher using the protocol defined in ASABE/ICCC 802-2014.

6. Areas less than 10 feet in width in any direction shall be irrigated with subsurface irrigation or other
means that produces no irrigation runoff or overspray.
7. For non-residential projects with landscape areas of 1,000 square feet or more, a private submeter to
measure landscape water use shall be installed.
Definitions
automatic controller An automatic timing device used to remotely control valves that operate an
irrigation system, using either evapotranspiration (weather-based) or soil moisture data.
compost The safe and stable product of controlled biological decomposition of organic materials that is
beneficial to plant growth.
flow sensor An inline device installed at the supply point of the irrigation system that produces a
repeatable signal proportional to flow rate. A combination flow sensor/controller may function as a
water meter or submeter.
graywater Untreated waste water which has not come into contact with toilet, food, or chemical waste.
Graywater includes used water from bathtubs, showers, bathroom sinks, clothes washing machines and
laundry tubs. It does not include waste water from kitchen sinks, photo lab sinks, dishwashers or
laundry water from soiled diapers.
irrigation runoff Applied water which is not absorbed by the soil or landscape to which it is applied
and flows from the landscape area. For example, runoff may result from water that is applied at too great
a rate (application rate exceeds infiltration rate) or where there is a slope.
mulch Any organic material such as leaves, arbor or wood chips, recycled wood waste, straw, compost,
or inorganic mineral materials such as rocks, gravel, and decomposed granite left loose and applied to
the soil surface for the beneficial purposes of reducing evaporation, suppressing weeds, moderating soil
temperature, and preventing soil erosion.
overspray Irrigation water which is delivered beyond the target area.
recreational area Area dedicated to active play, recreation or public assembly, such as a park, sports
field, picnic ground, pool, spa, amphitheater, or informal play area where turf provides a play surface.
rehabilitated landscape Any re-landscaping project in which the modified area was previously planted
and the modified landscape area is equal to or greater than 2,500 square feet. .
rootable soil volume The volume of soil in and around tree wells and planting islands that tree roots can
easily utilize.
soil moisture sensor A device that measures the amount of water in the soil. The device may also
suspend or initiate irrigation.
sprinkler head A device which delivers water through a nozzle.
turf A ground cover surface of mowed grass. Annual bluegrass, Perennial ryegrass, Red fescue, and Tall
fescue are cool-season grasses. Kikuyugrass, Seashore Paspalum, St. Augustinegrass, Zoysiagrass, and
Buffalo grass are warm-season grasses.
valve A device used to control the flow of water in the irrigation system.
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FRONT SETBACK: 10'

PLANTING

PROPERTY LINE = 75.78'

(E) ROOF RIDGE = 20'-6"

0' - 6"
CURB
4' - 6"

47TH STREET

7' - 10"

1'-0" / 1'-0"

LANSCAPING NOTES

PROPOSED IRRIGATION PLAN

3' - 0"

PLANT LEGEND

P.2

AT

DN

REMOVE (E) LANDSCAPING @ FRONT YARD

P.1

P.2

5' - 1 1
/2"

D.2

ST

7' - 10"

7' - 10"

REMOVE (E) DRIVEWAY

T
EC O

PROPERTY LINE = 75.78'

(E) ROOF RIDGE = 20'-6"

P.2

1'-0" / 1'-0"

WALKWAY

13' - 3
1/2"

D.1

P.2

PLANTING

P.2
FRONT SETBACK: 10'

13' - 3
1/2"

PROPERTY LINE = 48.84'

1'-0" / 1'-0"

DEMOLITION NOTES

ERTY

3' - 0"

PORCH

26' - 3"

(N) LANDSCAPING AT
FORMER DRIVEWAY

SIDEWALK

5' - 2 1/2"

PROP. LINE = 48.84'

8' - 0"

PLANTING STRIP

6' - 0"

DEMO (E)
DRIVEWAY

DRIVEWAY

WALKWAY

5' - 2 1/2"

6' - 0"

SIDEWALK

6' - 9 1/2"

4' - 6"

8' - 0"

PLANTING STRIP

6' - 10"

4' - 6"

EXISTING CONSTRUCTION TO BE DEMOLISED

L.8

PROJECT PROGRESSION:
ISSUE FOR PLANNING
CUP CHECK 2
ISSUE FOR PLAN
ISSUE FOR PLAN CHECK 3

DATE:
11.13.20
01.11.21
01.05.21
01.12.21

GARAGE TO
BEDROOMS
CONVERSION
1017 47TH ST.
EMERYVILLE, CA
SHEET TITLE:

LANDSCAPING
PLANS

AREAS LESS THAN 10 FEET IN WIDTH IN ANY DIRECTION SHALL BE
IRRIGATED WITH SUBSURFACE IRRIGATION OR OTHER
MEANS THAT PRODUCES NO IRRIGATION RUNOFF OR OVERSPRAY.
SCALE:

DRAWN BY:
JOB #:

5' - 1 1
/2"
SHEET NO:

As indicated
LS
2020-16

A2.0

3

2

1

1

2

3

4

(N) ROOF TO MATCH
(E) ROOF SLOPE &
LAYOUT IN KIND,
TYP.

(E) ASPHALT
COMPOSITE ROOF

(N) ASPHALT
COMPOSITE ROOF
SHINGLES OVER (N)
TRUSSES

ROOF PEAK
23' - 0"

ROOF PEAK
23' - 0"

NOTE: ITEMS LISTED AS EXISTING
OR (E) ARE SHOWN ASAPPROVED
UNDER PERMIT #DR20-013

DR
15

(E) ROOF HEIGHT
TO REMAIN AT
BUILDING REAR

WN
22

(N) ENTRY PORCH
& STAIRS FOR
UPPER UNIT WITH
WOOD & METAL
RAILINGS

(N) REAR DECK
WITH WOOD &
METAL RAILINGS
(E) PORCH &
STAIRS

2ND FLR
8' - 5"

2ND FLR (E)
8' - 5"

1ST FLR (N)
7' - 4"

1ST FLR (E)
4' - 4"

WN
10
DR
2

GRND FLR (E)
0' - 0"
DEMO GARAGE
DOOR

(E) 3-COAT
STUCCO FINISH

(N) 3-COAT
STUCCO FINISH

(AS APPROVED PER DR20-013)

NORTH ELEVATION - EXISTING

C

(E) FENCE AT
PROP. LINE TO
REMAIN

(N) DOORS &
WINDOWS
THROUGHOUT, TYP.

(N) LOWERED SLAB
ON GRADE AT
GROUND FLOOR

SOUTH ELEVATION - EXISTING (AS APPROVED PER DR20-013)
EC

M

AT

RE
B

A
SED RCH
EN CA IVANS A IT
No. C-25700

3

2

1

1

2

3

4

AT

ST

4

(N) ROOF TO MATCH
(E) ROOF SLOPE &
LAYOUT IN KIND,
TYP.

(E) ASPHALT
COMPOSITE ROOF

ROOF PEAK
23' - 0"

DR
15

(E) JULIETTE
BALCONY

(E) ENTRY PORCH
& STAIRS FOR
UPPER UNIT

WN
1

(E) STUCCO
FINISH
(N) WINDOW
TO MATCH (E)

(E) ROOF HEIGHT
TO REMAIN AT
BUILDING REAR
WN
22

(N) ENTRY PORCH
& STAIRS FOR
UPPER UNIT WITH
WOOD & METAL
RAILINGS

(N) REAR DECK
WITH WOOD &
METAL RAILINGS

2ND FLR
8' - 5"

2ND FLR
8' - 5"

1ST FLR (N)
7' - 4"

1ST FLR (N)
7' - 4"

(N) 3-COAT
STUCCO FINISH

B

DATE:
10.22.20
11.13.20
01.05.21
01.11.21
01.12.21

DR
2

(E) ENTRY DOOR TO
LOWER UNIT

GRND FLR (N)
-1' - 0"

(N) STUCCO FINISH
TO MATCH (E) @
FORMER GARAGE
DOOR LOCATION

NORTH ELEVATION - PROPOSED

PROJECT PROGRESSION:
ISSUE FOR REVIEW
ISSUE FOR PLANNING
ISSUE FOR CUP 1
ISSUE FOR PLAN CHECK 2
ISSUE FOR PLAN CHECK 3

WN
10

GRND FLR (N)
-1' - 0"

(N) HORIZONTAL FIBER
CEMENT BOARD SIDING TO
MATCH (E) @ FORMER
GARAGE DOOR LOCATION

N . 8 - 3 1- 2 1

E O
RN
F CA L I FO

(N) ASPHALT
COMPOSITE ROOF
SHINGLES OVER (N)
TRUSSES

ROOF PEAK
23' - 0"

(E) HORIZONTAL
FIBER CEMENT
BOARD SIDING

RE

T
EC O

L IC

A

GRND FLR (N)
-1' - 0"

IA

4

WALL MOUNTED VERTICAL BIKE
STORAGE. DOUBLEUP RACK W/
LOCKING BAR, MODEL #543-4002

D

(N) DOORS &
WINDOWS
THROUGHOUT, TYP.

(E) FENCE AT
PROP. LINE TO
REMAIN

(N) LOWERED SLAB
ON GRADE AT
GROUND FLOOR

SOUTH ELEVATION - PROPOSED
EXTERIOR FINISH LEGEND

WE
1

WE
1
A101

- SECTION TAG
- SHEET NAME/NUMBER

2

RF
1
A-5.0

- DETAIL TAG
- SHEET NAME/NUMBER

1

RL
WN
1

DOOR/WINDOW TAG
SEE DOOR & WINDOW SCHEDULES ON SHEET A-2.1

1

WALL FINISH @ EXTERIOR: STUCCO W/ 1/2" S.S. REVEALS
SPEC: 7/8" THICK 3-COAT PROCESS; 1/8" TH. FINISH COAT O/ 3/8"
TH. BROWN COAT O/ 3/8" TH. BASE SCRATCH COAT O/ METAL LATH
WALL FINISH @ EXTERIOR: HORIZONTAL FIBER CEMENT SIDING
SPEC: NICHIHA OR SIMILAR

GARAGE TO
BEDROOMS
CONVERSION
1017 47TH ST.
EMERYVILLE, CA
SHEET TITLE:

EXISTING &
PROPOSED EXT
ELEVATIONS

ROOFING MATERIAL @ ROOF: ASPHALT COMPOSITE SHINGLES
SPEC:
GUARD RAIL @ EXTERIOR: WOOD POSTS W/ METAL INFILL PANELS
SPEC:

SCALE:

DRAWN BY:
PS
1

TR
1

PRIVACY SCREEN @ EXTERIOR: VERTICAL METAL FINS
SPEC:

TRIM @ EXTERIOR: PAINT
SPEC: TBD

JOB #:

SHEET NO:

3/16" = 1'-0"
RAM
2020-16

A4.0

A

B
CL

(E) ENTRY
DOOR TO
UPPER UNIT

C
(E) ASPHALT
COMPOSITE ROOF

D

CL

ROOF PEAK
23' - 0"

(E) HORIZONTAL
FIBER CEMENT
BOARD SIDING

3' - 6"

3' - 6"

2ND FLR
8' - 5"

1ST FLR (N)
7' - 4"

8' - 5"

24' - 0"

(E) HORIZONTAL
FIBER CEMENT
BOARD SIDING

M

No. C-25700

E

(E) 3-COAT
STUCCO
FINISH

(E) UTILITY
CLOSET

(E) VERTICAL PRIVACY
SCREENING

(E) ENTRY
PORCH & STAIRS
FOR UPPER UNIT

AT

ST

NOTE: ITEMS LISTED AS EXISTING
OR (E) ARE SHOWN ASAPPROVED
UNDER PERMIT #DR20-013

RE

N . 8 - 3 1- 2 1

IA

L IC

EC

AT

RE
B

A
SED RCH
EN CA IVANS A IT

T
EC O

GRND FLR (N)
-1' - 0"

E O
RN
F CA L I FO

EAST ELEVATION - EXISTING (AS APPROVED PER DR20-013 / NO PROPOSED CHANGES / FOR REFERENCE ONLY)
PROJECT PROGRESSION:
ISSUE FOR REVIEW
ISSUE FOR PLANNING
ISSUE FOR CUP 1
ISSUE FOR PLAN CHECK 2
ISSUE FOR PLAN CHECK 3

D

C
CL

CL

B
CL

DATE:
10.22.20
11.13.20
01.05.21
01.11.21
01.12.21

A
CL

CL

(E) ASPHALT
COMPOSITE ROOF

(E) JULIETTE
BALCONY

ROOF PEAK
23' - 0"

(E) HORIZONTAL
FIBER CEMENT
BOARD SIDING
(E) REAR DECK

EXTERIOR FINISH LEGEND
1

3' - 6"

2ND FLR
8' - 5"

3' - 6"

A101

1
A-5.0

1ST FLR (N)
7' - 4"

8' - 5"

RAISE (E)
FIRST FLOOR
APPROX. 3 '-0"

WN
1

WE
1

GRND FLR (N)
-1' - 0"

WE
2

UTILITY
METERS
NOTE: ITEMS LISTED AS EXISTING
OR (E) ARE SHOWN ASAPPROVED
UNDER PERMIT #DR20-013

(E) STUCCO FINISH
WITH 1/2" STAINLESS
STEEL REVEALS

(E) VERTICAL
PRIVACY SCREENING

(E) 3-COAT
STUCCO
FINISH

(E) VERTICAL
PRIVACY SCREENING

RF
1

RL
1

F

WEST ELEVATION - EXISTING (AS APPROVED PER DR20-013 / NO PROPOSED CHANGES / FOR REFERENCE ONLY)

PS
1

TR
1

- SECTION TAG
- SHEET NAME/NUMBER
- DETAIL TAG
- SHEET NAME/NUMBER
DOOR/WINDOW TAG
SEE DOOR & WINDOW SCHEDULES ON SHEET A-2.1
WALL FINISH @ EXTERIOR: STUCCO W/ 1/2" S.S. REVEALS
SPEC: 7/8" THICK 3-COAT PROCESS; 1/8" TH. FINISH COAT O/ 3/8"
TH. BROWN COAT O/ 3/8" TH. BASE SCRATCH COAT O/ METAL LATH
WALL FINISH @ EXTERIOR: HORIZONTAL FIBER CEMENT SIDING
SPEC: NICHIHA OR SIMILAR

GARAGE TO
BEDROOMS
CONVERSION
1017 47TH ST.
EMERYVILLE, CA
SHEET TITLE:

EXISTING EXT
ELEVATIONS

ROOFING MATERIAL @ ROOF: ASPHALT COMPOSITE SHINGLES
SPEC:

GUARD RAIL @ EXTERIOR: WOOD POSTS W/ METAL INFILL PANELS
SPEC:
PRIVACY SCREEN @ EXTERIOR: VERTICAL METAL FINS
SPEC:

SCALE:

DRAWN BY:
JOB #:

TRIM @ EXTERIOR: PAINT
SPEC: TBD
SHEET NO:

3/16" = 1'-0"
RAM
2020-16

A4.1

PARTIAL TOPOGRAPHIC SURVEY & BOUNDARY

SURVEYOR'S STATEMENT

BASIS OF BEARINGS:

∟

LEGAL DESCRIPTION:

SURVEY NOTES:

REF-1
DESIGNED UNDER THE DIRECTION OF:

APN# 049-1174-055-00

PARTIAL TOPOGRAPHIC SURVEY & BOUNDARY
1017 47th STREET
CITY OF OAKLAND

ALAMEDA COUNTY

CALIFORNIA

NO.

MICHAEL E. MILANI

REVISIONS

BY

APP

DATE

SHEET

1

DATE

L.S. No. 5311 REGISTRATION EXPIRES 12/31/21
DESIGN:

XXX

JOB NO: 1562

DRAWN:

SJAG / JMJ

DATE:

MAY 2020

SCALE:

AS SHOWN

CHECKED: KRA

1
OF

SHEETS

PLANT DETAIL LIST
Address: 1017 47th Street Emeryville, CA 94608
Date: 01.11.21
LIST #

PLANT NAME

IMAGE

POT SIZE

QUANTITY

WATER USAGE

P.1

Arctostaphylos 'Sunset' "Sunset Manzanita"

15 Gallon

3 Low

P.2

Salvia 'Bee's Bliss' - "Bee's
Bliss Sage"

5 Gallon

8 Low

P.3

Thymus Praecox "Mother-of-Thyme"
groundcover

1 Gallon

26 Low

Product

DoubleUp Rack (w/locking bar)

C A T A

Model: 543-4002

L O

G

Materials and Benefits:

11 gauge steel
¼” x 2” flat steel hook mounts
3/4” solid steel locking bar
7/16” holes to accommodate 3/8” bolt

Finishes:
Powder Coat
Our powder coat finish assures a
high level of adhesion and durability
by following these steps:
1. Sanded Down
2. Washed and Dried
3. Zinc Primer
4. Powder Coat
5. UV Clear Topcoat

Side View

Color Options:

Front View

Standard Color
Black

26

.59

Mount Options:
45°

Distance from ground to bottom of rack: 42”
Ceiling height: Minimum 92”

23.09

Space Recommendations:

23

.52

Side wall to rack center:
Minimum 20”, recommended 24”
Distance between racks center to center:
Minimum 28”, recommended 31”

19.16

0.125

Top view
8.88
0.25
0.38

220 Congress Park Dr. #215 Delray Beach, FL 33445
www.theparkcatalog.com Ph: 800-695-3503

38.05

30.22

Wall Mount

