
CITY OF EMERYVILLE 
 

MEMORANDUM 
 

 
 
 
DATE: December 3, 2013 
 
TO:  Sabrina Landreth, City Manager 
 
FROM: Charles S. Bryant, Director of Planning and Building 
 
SUBJECT: Study Session On Proposed Sherwin Williams Urban Village Project 
 
  
 
SUMMARY 
 
This is a study session to review and provide comments on the development proposal for 
the former Sherwin Williams paint factory located at 1258 Sherwin Avenue. The proposal 
will require a Planned Unit Development/Preliminary Development Plan (PUD/PDP) permit. 
All PUD/PDP proposals require City Council approval of an ordinance with a 
recommendation from the Planning Commission.  
 
The Planning Commission reviewed the project at a study session on October 24. The 
project is anticipated to come to the Council for consideration in the next 6 to 9 months. 
 
BACKGROUND: 
 
The Sherwin Williams site presents an exciting opportunity for urban redevelopment.  Its 
central location and size (8.59 acres) are advantageous to achieving an attractive mixed-
use development that meshes with and enhances the surrounding district. The Sherwin 
Williams Company has owned and operated a coatings (paint) manufacturing plant here 
since the early 1900’s.  It is an irregularly-shaped property located north of Sherwin 
Avenue, between Horton Street and the Union Pacific rail right-of-way.  The eastern edge  
of the site abuts property owned by Novartis (formerly Chiron) and Horton Street; the 
southern edge of the site abuts Sherwin Avenue; the western edge of the site abuts 
property owned by the Successor Agency to the Emeryville Redevelopment Agency 
(commonly referred to as Emeryville Greenway Parcel D) and the Union Pacific Railroad 
main line; and the northern edge of the site  extends almost to Temescal Creek. Sherwin 
Williams ceased operations in mid-2006 and site remediation was completed under the 
oversight of the California Environmental Protection Agency, Department of Toxic 
Substances (DTSC). A “no further action” letter was issued by the DTSC on January 23, 
2013. A deed restriction was recorded limiting soil excavation, groundwater extraction, and 
other site activities that may interfere with the Installed Remedial Features, but no 
restrictions were put on the type of land use that may occur here.  
 



Emeryville City Council 
Study Session – Sherwin Williams Urban Village 
December 3, 2013 
Page 2 
 
SRM Associates has an option to purchase the property for redevelopment and they have 
brought in Thompson Residential Partners for housing development. ROMA Design Group 
has been retained for site planning.  The applicants are seeking development entitlements 
in the form of a Planned Unit Development (PUD) with an associated Preliminary 
Development Plan (PDP).  In accordance with Sections 9-3.303(b)(2)c. and 9-7.1005(a) of 
the Planning Regulations, development on all sites over 5 acres in the Mixed Use Zones 
must be approved pursuant to the Planned Unit Development (PUD) Procedure 
established in Article 10 of Chapter 7. The purpose of the PUD procedure, which allows 
creation of PUD zones, is to encourage creative development of large sites so as to permit 
flexibility in physical design, allow for a mix of uses and achieve attractive designs.  Prior to 
developing the site, Final Development Plans (FDPs) would be required for each phase of 
development to identify a more detailed building and landscaping design and specifics on 
the uses of each building. City Council approval is required for the PUD/PDP, following a 
recommendation by the Planning Commission.  The Planning Commission will consider the 
FDPs, and the Commission’s decision on a final development plan may be appealed to the 
City Council.   
 
An Initial Study will be performed to determine the appropriate level of environmental 
review under the California Environmental Quality Act (CEQA). Staff has retained LSA 
Associates to prepare a scope of work to conduct the environmental study.  
 
PROJECT DESCRIPTION: 
 
The proposal presents a framework for redevelopment of the site. The framework is based 
on the idea of a village with a central open space similar to that of South Park located 
between Second and Third Streets in San Francisco. A key feature of the site plan is a 
central green that is oriented north-south with buildings along the sides and an additional 
plaza/park area towards the north end of the site adjacent to the railroad track.    
 
Land Use and Massing:  The site would be divided into four new parcels (Parcels A, B, C 
and D) for which building heights, residential density and square footage for commercial 
space are outlined (see Site Development Plan).  Parcel A is created to accommodate the 
existing 45 foot tall Tier I significant building (70,000 square feet) that will be reused as 
office space at the corner of Horton Street and Sherwin Avenue. Parcels B and C, west of 
Parcel A, will have that same maximum height (75 feet) and the tallest building (100 feet) is 
placed at the north end on Parcel D (not to be confused with Emeryville Greenway Parcel 
D). Parcel B will have frontage on Horton Street and wrap Parcel A to the south such that it 
also fronts Sherwin Avenue; and will accommodate 220 dwelling units and 15,000 square 
feet of retail space. Parcel C fronts Sherwin Avenue and will be a residential-only building 
with 150 units. Parcel D, adjacent to Novartis’s site, will accommodate 90 residential units.  
 
Circulation: The primary access to the site is oriented to Sherwin Avenue, with two 
driveways leading to buildings on Parcel B and Parcel C. In addition, the central green 
between Parcels B and C is aligned with Hubbard Street on the south, and ends in a 
roundabout within the site that is connected with an access road leading to Horton Street to 
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the east and another access road along the Novartis site that terminates at the north end of 
the property. The latter access road provides two entry points to Parcel D. A non-vehicular 
access is provided on Horton Street between Parcels A and B that connects to Sherwin 
Avenue. The Emeryville Greenway Parcel D located along the westerly edge of Parcel C is 
conceived to be a City Park with the Emeryville Greenway extension lying along the 
railroad track and connecting to Halleck Street. This parcel was acquired by the former 
Redevelopment Agency and thus is currently owned by the Emeryville Successor Agency. 
Under the provisions of State law governing the dissolution of former redevelopment 
agency assets, it is anticipated that this parcel will eventually be transferred to the City for 
use and development as a public park. However, such a disposition will require the 
approval of the Emeryville Oversight Board and the State Department of Finance. It is 
anticipated that such approvals will be sought in early 2014. (See Sheet entitled “Illustrative 
Development Concept”). [Note: The Successor Agency-owned property is also known as 
“Parcel D”, not to be confused with the developer’s proposed Parcel D.] 
 
Open Space:  Approximately 2.08 acres of open space is provided in the form of a central 
green (0.58 acres) and a park between Parcel C and D (1.5 acres). The size of the central 
green appears to be approximately 50 feet wide by 500 feet long. The 1.5 acre park is 
envisioned to be a children’s playground with facilities for adult fitness activities. The 
project also anticipates converting the Successor Agency-owned railroad parcel to a City 
park with multi-use play lawns and a dog park. 
 
DISCUSSION 
 
GENERAL PLAN AND ZONING  
 
Land Use Designation: Most of the site is in the Mixed Use with Residential (MUR) 
General Plan land use classification and zoning district. The northern portion of the site, 
about 2.08 acres, is in the PO Park/Open Space district. In addition, the General Plan 
shows a new “dog-leg” street through the site, going north from Sherwin Avenue along the 
alignment of Hubbard Street, and turning east to connect with Horton Street between 45th 
and 53rd Streets. Assuming a 60-foot right-of-way, this new street would occupy about 1.17 
acres. Subtracting the open space zoning and the new street from the 8.55 acre site would 
leave about 5.30 acres of developable land in the MUR zone.  
 
The proposed project provides the new street as called for in the General Plan. However, a 
survey would be required to determine the exact area of the site under PO Park/Open 
Space designation and to confirm that an equivalent amount of open space is provided in 
the project. Please note that the new street and any access roads will not be included in 
the calculation of open space within the project.  
 
Mixed Use and PUD: The MUR district requires a mix of uses, one of which must be 
residential. Other uses must come from the retail, office, hotel, recreational, and/or 
industrial and agricultural mixed use groups, as listed in the Planning Regulations under 
Article 8 of Chapter 2. The exact mix of uses is not specified, but is to be determined by the 
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Planning Commission and City Council as part of the entitlement process (Article 8 is 
attached for the full list of uses).  
 
At this stage the project envisions residential use as the major use with a mix of office 
space (70,000 square feet) and retail space (15,000 square feet).  
 
Residential Density: The maximum allowed residential density is 85 units per acre by right 
and 100 units per acre with a development bonus. This calculates to 451 units by right and 
530 units with a bonus if it were entirely residential. Since a mix of uses is required, the 
number of residential units will be fewer than this range. 
 
The project proposes 460 units, which calculates to about 86.8 units per acres (460 
units/5.30 acres). This is about 12% of the “bonus increment” of 15 (100 – 85 units per 
acre), and therefore would require 12 bonus points for residential density.  
 
Building Intensity: The maximum allowed floor area ratio (FAR) is 2.0 by right and up to 
3.0 with a development bonus. FAR applies to both residential and non-residential uses. 
The proposed FAR is 2.7. The project would therefore require 70 bonus points for FAR 
(Bonus Amount/ Bonus Increment x 100 or 0.7/1.0 x 100 = 70).  
 
Height: The height limit in the southern portion of the site is 55 feet by right, up to 75 feet 
with a bonus. The height limit in the northern portion of the site is 75 feet by right, up to 100 
feet with a development bonus. Buildings on Parcels B and C are each proposed to be 75 
feet. This would trigger a requirement of 100 bonus points (Bonus Amount/ Bonus 
Increment x 100 or 20/20 x 100 = 100). The bonus points for the 100 foot building on 
Parcel D would also be 100 points (Bonus Amount/ Bonus Increment x 100 or 25/25 x 100 
= 100). 
 
Bonus Points: Pursuant to Section 9-4.204 (b)(3), it is not necessary to earn separate 
points for bonuses in each category, i.e. FAR, density and height, but rather to earn the 
maximum number of points required in any category. The category in which the maximum 
bonus points are required is height where the applicant requires 100 points.  
 
The applicant has not yet identified the categories in which the project is proposed to 
obtain bonus points. However, the project involves reuse of a significant building and 
therefore qualifies for at least 35 bonus points. Other potential categories include:  
 
• Development of a public park on the portion of the site zoned Park/Open Space – up to 

50 points. 
 
• Alternative energy – up to 50 points for “zero net energy”. (Note that this was the site of 

the PG&E Zero Net Energy design competition in 2011). 
 
• Public improvements beyond the interior and frontages of the site, such as improvement 

of Hubbard Street between Park and Sherwin Avenues as part of the Greenway; traffic 
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calming measures for the Horton Street bicycle boulevard; and/or assisting the City in 
acquiring and developing the now-abandoned railroad bridge over Temescal Creek to 
connect with the Greenway to the north – up to 50 points. 

 
• Utility undergrounding beyond the interior and frontages of the site – up to 50 points. 
 
• Transportation demand management program to promote walking, bicycling, and transit 

use – up to 35 points. 
 
• Family friendly housing – up to 50 points. 
 
• Providing public parking – up to 35 points. 
 
• Electric vehicle charging stations (non-residential only; residential is required) – up to 35 

points. 
 
Parks and Greenway: In addition to a public park of approximately two acres, the General 
Plan calls for the Emeryville Greenway to traverse this parcel to connect between Horton 
Landing Park to the north and the Park Avenue District/Bay Trail to the south. The exact 
alignment is not yet determined, and the pedestrian route and bicycle route could be 
different.  
 
The project provides a park/open space of approximately two acres within the site. It also 
envisions extension of the Greenway as a bicycle and pedestrian path between the Horton 
Landing Park and Halleck Street along the railroad track.  
 
Park Avenue District: As noted above, the project is located in the Park Avenue District, 
which is implemented through the P-A Overlay Zone. One implication of this is the 
designation of the existing building as a significant structure. The project includes adaptive 
reuse of the existing “Building 1-31”. 
 
The Park Avenue District Plan (implemented through the P-A Overlay Zone), also contains 
development guidelines, including the following: 
 
• Work with surrounding property owners and businesses to time-share parking. 
 
• Residential projects should include units with multiple bedrooms that could accommodate 

families. 
 
• Development of large sites (1 acre or greater) should include residential or live/work 

units. 
 
• Encourage new development north of Sherwin Avenue and west of Horton Street (i.e. on 

the Sherwin Williams site) to include a public park or parks with ample green space. 
 



Emeryville City Council 
Study Session – Sherwin Williams Urban Village 
December 3, 2013 
Page 6 
 
Except for the time-share parking arrangement, the project complies with the above 
guidelines.  
 
There are other Park Avenue District Plan guidelines that apply to this project and need to 
be taken into consideration as the project is further refined. These include: 
 
• Ensure that new buildings are compatible with the architectural patterns of the older brick 

and concrete industrial buildings. 
 
• Provide varied residential development for a mix of household types, sizes and income 

levels.  
 
• Provide active uses on the street frontage of buildings. 
 
Design Guidelines: The Citywide design guidelines will also apply to this project. 
Provisions applicable to the Sherwin Williams site include: 
 
• Sidewalks and Landscaping 
• Parking and Access 
• Site Planning 
• Building Massing 
• Building Form and Articulation 
• Architecture and Building Materials 
• Open Space 
• Signs 
• Greenways and Green Streets 
• Freeway/Railway Adjacent 
• Mixed Use Developments 
• Local Streets 
• Bicycle Boulevards, Paths and Routes 
 
At this preliminary stage there is not enough information to assess the project’s compliance 
with the Design Guidelines.  
 
General Plan Amendment: The project will require a General Plan Amendment to 
reconfigure the Land Use Designation of Park/Open Space at the north end of the parcel to 
MUR and to redesignate the proposed open space area in the MUR area to Park/Open 
Space such that the same amount of land ends up in the PO and MUR zones (i.e. no 
reduction in the total amount of open space). An amendment to the General Plan 
“Maximum Residential Densities” map will also be required to show residential use in the 
re-designated MUR area, and not in the re-designated open space area. 
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PROJECT REVIEW 
 
The development concept was reviewed by the staff-level Development Coordinating 
Committee (DCC) on September 11, 2013, by the Bicycle Pedestrian Advisory 
Subcommittee (BPAC) on October 7, 2013, by the Planning Commission on October 24, 
2013, by the Park Avenue District Advisory Committee on November 13, 2013, and by 
Parks and Recreation Committee on November 20, 2013. Comments received are as 
follows: 
 
DCC Comments: 
 
There was much discussion on the traffic volumes on the streets. It was felt that some 
preliminary traffic volume numbers would be useful in determining the usability of the 
proposed open spaces as well as width of roads and sidewalks. In addition, it was not clear 
what the intended goal of the park and the Greenway was in relation to the anticipated 
users. It was suggested that while the proposal was modeled after South Park in San 
Francisco, the width of the proposed linear park was not adequate as a useable area. 
Precita Park, San Francisco, was an example of a small linear park that works well in an 
area with low traffic volumes on the street. Santana Row was also mentioned as an 
example that had the oval configurations at the nodes of a linear park. It was unanimously 
agreed that the project’s open space connect with the City’s Horton Landing Park. One of 
the many possible ways to achieve this would be to relocate Parcel D to the south and 
move the open space/plaza area towards the northern property boundary so that the 
project’s open area would work together with the Horton Landing Space. (See attached 
“DCC -Alternative Site Plan”).  
 
It was suggested that the applicant look at the PG&E Net Zero competition entries and the 
Stormwater Design Manual that used the Sherwin Williams site as an example for possible 
ideas. It was agreed that the design of the roads was a critical component and that the 
design detail be in compliance with City’s Design Guidelines. A suggestion was made to 
look into the design of Octavia Street in San Francisco to determine feasibility of using 
mountable curbs and curb extensions. 
 
It was also suggested that the applicant be responsible for design and construction of the 
park on the City-owned parcel (“Parcel D”) between the project site and the railroad track. 
Further, the applicant should also assist in funding the acquisition and clean-up of “Parcel 
C” which is part of Phase 2 of the Horton Landing Park (See Attached Horton Landing Park 
07-11-08). This would qualify the project for bonus points.   
 
The plan did not provide adequate detail to comment on the proposed circulation for 
pedestrians, autos and service-oriented deliveries to the site. It was agreed that it was 
critical to figure out circulatory functions at this early stage.  
 
It was suggested that since this was a primarily a residential project, the applicant should 
provide a mix of family friendly, affordable, disabled housing and service-enriched housing. 
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Amenities within the project should include things that support families and non-traditional 
household units.   
 
It was noted that the EBMUD’s reclaimed water line runs up Horton Street and therefore 
this project should include use of reclaimed water for landscaping and interior non-potable 
uses for at least commercial spaces.  
 
Suggested bonus points included provision of some type of pedestrian amenity along 
Hubbard Street between Sherwin and Park Avenues; an art center in the existing Tier 1 
building; and alternate housing types as mentioned above.  
  
BPAC Comments: 
 

• Traffic diversion at Sherwin is needed to reduce the use of Horton. 
• Question: what type of retail will it be? What does the developer think 

“neighborhood serving” means? 
o Café, restaurants, gallery space, bike shop… things for the immediate use of 

the neighborhood. 
o A survey will be posted on the Neighborland website asking people what kind 

of retail they would like. 
• Some community members see the project as an opportunity to provide affordable 

housing and below market value commercial space that would encourage small, 
local serving commercial uses, and would support a tower up to 200 feet tall at the 
north end in order to achieve these aims. 

• Concern about delivery vehicles parking in the bicycle lane.  
• Concern about noise from the railroad tracks. 
• Emery Go-Round should not be routed on Horton Street. 
• Important to increase connectivity to Mandela Parkway/Bay Trail. 
• Provide residents and workers with transit passes. 
• Committee recommendation: Put in more bike parking than required by the Planning 

regulations.  
 
Community Meeting Comments: 
 
A community meeting was held on October 16 in the City Council Chambers. 
Approximately 45 people attended including Commissioners Cardoza, Gunkel and Keller. 
The following comments were made at the meeting: 
 
• Swap railway parcel with the “central green” and put access to the garage towards the 

railroad. 
 
•  Visually connect the Central Green to the Horton Landing Park. 
 
•  Buildings are too long for pedestrians and need east-west divisions. 
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•  A concern about traffic particularly on Sherwin Avenue was expressed. 
 
•  Encourage using co-op kind of entities for commercial spaces as they tend to be more 

neighborhood oriented. 
 
•  Encourage Emery Go-Round to extend to the West Oakland BART station. 
 
Planning Commission Comments: 
 
At the October 24 Planning Commission meeting, approximately twelve members of the 
public spoke on this item with a majority being residents of 1500 Park Avenue. Some 
residents felt that the proposed density was too high and that traffic would be a major 
concern particularly on Sherwin Avenue and Hubbard Street. It was commented that the 
height of the buildings along the street edges should be lower, in the range of 40 feet 
and/or that the buildings should be set back from Sherwin Avenue. In addition, there were 
comments regarding the design of the project and how it should fit into the neighboring 
community consisting of a mix of residential and commercial uses. It was noted that taller 
buildings would be more appropriate towards the north of the site. It was also suggested 
that the proposed parcels were too large and that at least two parcels should be broken up 
and east-west connections made. Opinions were expressed that the commercial spaces 
should be occupied by local-serving and locally owned, small businesses. The project 
developer should be pay particular attention to encourage biking and use of transit through 
provision of adequate bike parking and storage and should take measures so that the 
Emery Go-Round would add a new route to the West Oakland BART station.  
 
The Planning Commission felt that the proposed mix of uses was acceptable although it 
was a bit heavy on the residential uses. The Commission felt unanimously that active uses 
in form of commercial or live-work spaces be accommodated on both sides of the “central 
green”. The Commissioners also agreed that the parcels were too big and that they needed 
to be broken up to create a more “fine-grained” site plan. It was also suggested that an 
alternative approach to the garages be considered, with a driveway along the railroad tract 
for garage access connecting to Halleck Street rather than Sherwin Avenue. It was 
commented that the use of open spaces be considered carefully to include a variety of 
adult and children activities. Staff’s suggestion that the “Rambla” concept be considered for 
the central green received a positive response. “La Rambla” is a street in Barcelona with a 
tree-lined central pedestrian mall that serves a variety of active uses including fairs, 
farmers’ markets, vender stalls, and café seating. It was suggested that the buildings be no 
taller than 7 to 9 stories on the northern site but no taller than 6 stories for the remainder of 
the site. The Commission desired to have buildings that were more modern and industrial 
in look with brick and steel rather than multi-colored stucco buildings. A desire for family-
friendly and mixed income housing units was expressed. It was also suggested that the 
developer should work on their Transportation Demand Management (TDM) measures 
now so that they could be analyzed as part of the traffic study.  
 



Emeryville City Council 
Study Session – Sherwin Williams Urban Village 
December 3, 2013 
Page 10 
 
Park Avenue District Advisory Committee Comments: 
 
The Committee asked the sequential construction of the project and felt that if the green 
open spaces should be built early in the process rather than at the end. In addition, the 
proposed mix of uses was discussed and it was agreed that ground level spaces on both 
sides of the “Central Green” should be “flexible” spaces that would allow a variety of 
commercial uses and not just be retail or residential. The Committee suggested that the 
applicant should try to find a tenant for a restaurant now so that the space could be built to 
meet the specific needs of the tenant. It was stated that the design of the individual 
buildings be in compliance with the fenestration and visual connection guidelines of the 
Park Avenue Plan.  
 
Parks and Recreation Advisory Committee Comments: 
 
The project was reviewed by this Committee on November 20, 2013. The Committee 
asked and was provided clarifications regarding the type of commercial uses that were 
envisioned around the Central Green. A concern was expressed regarding attracting viable 
retail tenants at this location especially if the pedestrian bridge over the railroad tracks 
connecting to Bay Street does not get constructed. Temescal Alley in Oakland was 
suggested as a potential model for having small, successful retail shops despite its 
location. The Committee also suggested that the applicant look at the programming of the 
Doyle-Hollis park as it has been very successful in terms of its usage. The Committee 
stated that given the location of the project site, the open areas will need to be actively 
publicized so that the citizens in other parts of the city will know of its existence. Holding 
city sponsored events would be one way to advertise parks within the site. The Committee 
felt that programming of the open spaces would be important as will be making visual 
connections between the open areas. Overall, the Committee was glad that this project 
would provide publicly accessible open areas with different programs that would suit both 
children as well as adults.  
 
RECOMMENDATION 
 
After hearing a presentation from the applicant and receiving public testimony, staff 
requests that the City Council provide comment and direction regarding this project, 
addressing the following issues, and any other issues, as appropriate: 
 
• Is the proposed siting of parcels and buildings acceptable? 
• Is the proposed circulation and layout of the streets appropriate for the site?  
• Is the siting and sizes of open spaces acceptable?  
• What type of open spaces does the City Council wish to see for the Central Green and 

the park areas? 
• Is the proposed height and massing acceptable? 
• Is the mix of use appropriate for the project site? 
• What public benefits does the City Council prefer for the project to earn the necessary 

100 bonus points? 
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• Any other issues or recommendations? 
 
Report Submitted By:   Report Reviewed By: 
 
Miroo Desai   Charles S. Bryant 
Senior Planner   Director of Planning and Building 
 
 
APPROVED AND FORWARDED TO THE  
EMERYVILLE CITY COUNCIL 
 
Sabrina Landreth  
City Manager 
 
 
Attachments:    
 
Article 8 of Chapter 2 of the Planning Regulations, “Mixed Use Groups” 
DCC – Alternative Site Plan 
Horton Landing Park 07-11-08 Design showing Phase 2 parcel 
Sherwin Williams PUD Plans 
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