
 
 
 
 

REPORT TO  
PRESERVATION COMMISSION 

City of Sacramento 
915 I Street, Sacramento, CA 95814-2671

 
 
 
 

REVIEW AND COMMENT 
January 5, 2010 

To: Members of the Preservation Commission 
 
Subject: Broadway Triangle (P10-085) Located along the north side of Broadway between 

34th Street and 3rd Avenue, a request to develop a mixed use development 
consisting of 29 residential units and approximately 9,000 sf of commercial located 
in the General Commercial (C-2-SPD) zone at Broadway and 35th, within the 
Stockton/Broadway Special Planning District, Stockton/Broadway Design Review 
District, Oak Park Design Review District, and Oak Park Historic District. 

 
A. Environmental Determination: To Be Determined 

B. Request to develop 29 residential units and 9,000 sf of commercial space 
mixed use development in the Broadway/Stockton, Oak Park Design Review 
and Oak Park Historic Districts. 

Location: 

Address:  3409 Broadway, 3413 Broadway, 3436 2nd Ave, 3434 2nd Ave, 
3425 Broadway, 3535 3rd Ave, 3519 3rd Ave, 3501 3rd Ave, 
2751 35th St, 2741 35th St, 2739 35th St., Sacramento, CA 

 

Assessor’s Parcel Number: 010-0375-001, -002, -003, -004, -008, 010-0381-012, -013, -014, 
-015, -016, -017, -018 

Council District 5 
Broadway/Stockton Design Review District, Oak Park Design Review District, Oak Park 
Historic District 
 
Recommendation:  Staff recommends the Commission review and comment on the 
proposed project’s designs, rehabilitation and site proposals. 

 
Contact: Matthew Sites, Associate AIA, LEED AP, Staff, (916) 808-7646 

Roberta Deering, LEED AP, Senior Planner for Historic Preservation (916) 808-8259 
 Luis R. Sanchez, AIA, LEED AP, Senior Architect, (916) 808-5957 
 
Applicant: Ron Vrilakas, Vrilakas Architects, (916) 441-4685, 1221 18th Street, 

Sacramento, CA 95811. 

Owner: Redevelopment Agency of the City Of Sacramento, (916) 444-9210, 801 12th 
Street, Sacramento, CA 95814. 
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SUMMARY:  The project is before the Preservation Commission for review and to provide 
initial comments.  The final hearing for the project will return to the Preservation Commission 
at a later date.  This mixed use development consists of residential and retail buildings on 
three “mini” blocks along the north side of Broadway between 34th Street and 3rd Avenue.  
The proposed project includes 29 residential units, approximately 9,000 square feet of retail 
space, 40 parking spaces, and several small urban park areas.  Two of the structures 
involved in the project are existing historic structures, and several of the proposed new 
structures are to be constructed on vacant lots within the Oak Park Historic District.  The 
parking for the project will be onsite garages and parking spaces as well as the introduction 
of on-street angled parking along 35th Street. 
 
The proposed project is a collaborative partnership between Mr. Vrilakas and SHRA to 
activate the existing parcels, and further rehabilitate the Broadway Corridor and the Oak Park 
Historic District.  This project requires a quicker timeline than most due to financing elements 
required to proceed with construction.  The development team would like to break ground 
summer of 2011.  The buildings are located in a very prominent section in Oak Park and the 
uses complement those of the surrounding area.  The Design Team, SHRA, City Staff have 
been working diligently to meet the needs and deadlines of the owner and developer to make 
this a feasible project.  The project generally meets the criteria of the Broadway/Stockton and 
Oak Park Design Guidelines and is supported by staff with some revisions. 
 
The project will require Planning Commission approval of entitlements for the environmental 
determination, Tentative Map – to subdivide approximately 1.5 acres into 27 residential mixed 
use parcels, Special Permit – for alternative housing in the C-2 zone, Special Permit – 
Parking Reduction, Variance – to reduce courtyard requirements, and Development Plan 
Review – New Site Plan.  The Planning Commission is scheduled to initially hear this project 
as Review & Comment.  The project is located in the Broadway/Stockton Special Planning 
District and Design Review District (http://www.cityofsacramento.org/dsd/forms/design-
guidelines/documents/broadway-and-stockton-blvd-design-guidelines.pdf), Oak Park Design 
Review District (http://www.cityofsacramento.org/dsd/forms/design-guidelines/oak-
park/documents/oak-park-design-guidelines.pdf) and the Oak Park Historic District and is 
subject to Preservation review.  The City Attorney’s Office has opined that, since the project 
primarily involves Preservation rather than Design Review components, City Code requires 
the project as a whole be reviewed by the Preservation Commission in this case. Applicable 
Design Review District guidelines shall be applied to the project by the Preservation 
Commission in their review. 
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PUBLIC/NEIGHBORHOOD OUTREACH AND COMMENTS: Staff mailed an Early Notice to 
property owners and neighborhood associations within a 500 foot radius on December 3, 
2010, and a Hearing Notice on December 17, 2010 for the January 5, 2011 Preservation 
Commission Review and Comment.  The following organizations were contacted; Oak Park 
Neighborhood Association, Oak Park Business Association, the Oak Park Redevelopment 
Advisory Committee (RAC), CCAN, Sacramento Preservation Roundtable, and Sacramento 
Old City Association.  The applicant has contacted property owners and neighborhood 
associations during the initial planning and design phase, and have received general support 
for the project.  Only one public comment has been received at the time this report had been 
written, and the public comment was in support of the project. 
 
 
ENVIRONMENTAL CONSIDERATIONS: This project’s level of environmental review has yet 
to be determined.  The final determination will be available at the time this project returns for 
final action. 
 
 
SUSTAINABILITY CONSIDERATIONS:  The City has adopted a Sustainability Master Plan 
to complement the City’s General Plan.  This was done to ensure that the City set the 
standard for the practices of sustainability within its own organization as well as becoming a 
model for any construction projects within the City.  Projects should consider the following 
goals adopted by the City as projects are proposed within the City: reduce consumption of 
materials, encourage the reuse and local recycling of materials, reduce the use of toxic 
materials; establish and continuously improve “green” building standards for both residential 
and commercial development--new and remodeled, reduce dependence on the private 
automobile by working with community partners to provide efficient and accessible public 
transit and transit supportive land uses, reduce long commutes by providing a wide array of 
transportation and housing choices near jobs for a balanced, healthy city; improve the health 
of residents through access to a diverse mix of wellness activities and locally produced food, 

Table 1: Project Information 

Existing zoning of site: C-2  (General Commercial) 

Existing use of site: Existing Warehouses, Retail, Residential, and Vacant 

Property dimensions/area: Approximately 1.5 acres 

Building square footage: 47,585  square feet  

Building height:   Three story mixed use – 35’ to top plate, 37’ to top of parapet. 

   Three story Live/work – 35’ to top plate, 37’-6” to top of parapet. 

   Two story row house – 22’ to top plate, 24’ to top of parapet. 

   Two story bungalow/cottage -18’ to top plate, 25’ to top of ridge. 

Exterior building materials: brick, smooth finished cement plaster, board and batten 
siding, horizontal wood siding, corrugated metal siding, metal clad wood windows, wood 
storefront systems, aluminum storefront systems, steel awnings, metal roofing, and 
composite roofing. 
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promote “greening” and “gardening” within the City, create “Healthy Urban Environments” 
through Restorative Redevelopment, and maintain and expand the urban forest.   

Although no sustainable methods have been proposed, staff recommends the use of a 
Construction Waste Management Plan, energy efficient designs, and a priority for the use of 
local materials where feasible as minimum standards for this project. 
 
 
POLICY CONSIDERATIONS:  The proposal complies with the following guiding principles: 
Rehabilitation of Historic Structures.  Use the existing assets of infrastructure and public 
facilities to increase infill and re-use, while maintaining important qualities of community 
character. Promote strategic development of vacant, underutilized, and infill land, especially 
along transportation and commercial corridors, to improve the city’s economic outlook.  
Create and maintain a broad range of jobs that are accessible to all residents and provide 
opportunities for advancement.  Encourage sustainable levels of energy and resource 
consumption through efficient land-use, transportation, building design, construction 
techniques, waste management, and other infrastructure systems. 

This proposed project is consistent with the Broadway/Stockton and Oak Park Design Review 
Districts’ Design Guidelines.  Staff is supportive of the design and recommends Preservation 
Commission review and comment on the following items to assist the Design Team with 
further project development.   

Design and Preservation Policy Considerations:  Allow for creative architectural 
solutions that acknowledge and respect contextual design through complementing the 
architectural character of existing historic and surrounding building enclaves and promote 
harmony in the visual relationships and transitions between new and older buildings. 
Relate the bulk of new buildings generally to the prevailing scale of development to avoid 
an overwhelming or dominating appearance in new construction.  Enhance the pedestrian 
experience.  Promote efforts to utilize high quality building materials, detailing & 
landscaping.  Promote functional & aesthetic integration of building services, vehicular 
access and parking facilities.  Promote sustainability in building design, construction and 
operation. 

 
Design Guidelines Considerations:  Any non-residential ground floor use (except 
parking and servicing) shall have walls at least 60% transparent. Articulation of street-
walls should be spaced no further than 20’ on center.  Lighting should be appropriate to 
the ground floor uses, and respectful of adjacent property uses.  Entry locations should be 
obvious, easy to find, clearly visible from the sidewalk, and safe. Double-height entries are 
encouraged in new construction.  Recessed entries are discouraged.  To provide human 
scale to buildings, windows shall be well-proportioned, relating in type and design to the 
project, articulating the wall system, and operable where appropriate.  Mechanical 
equipment located at roof level should be integrated into the building design, e.g. as a 
screened volume.   
 
Rehabilitation Standards:  Comply with the Secretary of the Interiors Rehabilitation 
Standards for the two historic structures in the project. 
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STAFF RECOMMENDATIONS TO COMMISSION:  Staff is supportive of this project and 
recommends some refinements to the overall design as noted below.  Staff has visited the 
proposed project site and is partnering with the applicant/design team to facilitate a design 
that can meet the Design Review Guidelines, the Secretary of the Interiors Rehabilitation 
Standards, respect the character of the Historic District, and meet the owner’s needs.  Staff 
requests that the Preservation Commission review and comment on the proposed project 
design as well as the following points. 

 

Site Comments: 
1. The proposed mixed use buildings maintain the established zero lot line setbacks as 

the existing streetwalls along both sides of Broadway in the Broadway Commercial 
Character Area.  These setbacks invoke activation at the street while upper level step 
backs of the structures create a welcoming pedestrian environment. 

 

2. The project provides breaks along the Broadway streetscape through the use of small 
urban parks and pedestrian entries between buildings that lead to small internal 
courtyards and residential entries off the courtyards.  The buildings are sited to 
complement the triangulated nature of the existing roadways and alleys, which meets 
the Broadway Commercial Character Area Design Guidelines 39-6: Broadway 
intersects north/south streets at an angle, creating triangular or oddly-shaped lots that 
pose a challenge to creating a traditional street-wall. In these instances, the front 
facade of the building must be designed to face Broadway, which is the primary 
pedestrian street. 
 

3. Smaller parking areas are provided at the rear of the project to meet the Broadway 
Commercial Character Area Design Guidelines.  The proposed parking is accessed off 
of the alley and at a single point along 2nd Avenue.  The reduction in the number of 
curb cuts along 2nd Avenue from four to one allows for better vehicular circulation and 
additional street trees.  The design team has also proposed on-street parking to 
supplement parking requirements needed on awkward triangular lots which is also a 
requirement of the Broadway Commercial Character Area Design Guidelines. 

 

4. A substantial amount of landscaping has been proposed for this project which includes 
the small urban parks and community garden access at Triangle East.  Staff supports 
the proposed layout, but recommends some additional detailing of the park spaces, 
along with species selections especially relative to trees, and street trees in particular.  

 
5. The siting of mechanical equipment has not been provided on the plans, and staff 

recommends that this equipment be located so they are not visible from any street or 
pedestrian views.   

 
6. A site lighting plan and cut sheets will be provided at the Review and Comment 

hearing in order for the Preservation Commission to comment on the proposed site 
lighting design.  Staff recommends that the light fixtures complement the building 
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design and wall pack and shoebox style lighting shall be avoided.  Pole lights shall be 
limited to a maximum of 14’-0” in height to the lens of the light fixture. 

 

Building Design Comments: 

 
7. The design team has provided a range of building scales and masses that 

complement and mend the Broadway Corridor streetscape.  The proposed building 
heights respect the existing street walls and taper down to the lower height residential 
areas a block away from Broadway.  The Broadway-fronting, mixed-use retail buildings 
invoke a sense of age-appropriate building design that has been converted and 
expanded to fit current mixed use trends.  The step-backs on the commercial buildings 
provide an additional nod to an “addition” to an “existing” building.  The proposed row 
house and live/work structures provide an appropriate infill transition that visually 
mends the existing adjacent residential and warehouse streetwalls with the proposed 
Broadway Corridor structures.  Staff supports the proposed massing, scale and 
heights as proposed. 

 

8. A varied material palette of thin brick, smooth-finished cement plaster, wood horizontal 
lap siding, board-and-batten siding, corrugated metal siding, metal-clad wood windows, 
wood storefront systems, aluminum storefront systems, steel awnings, metal roofing, 
composite roofing, and tube steel balcony rails has been provided for this project.  
Existing contributing historic structures’ original materials shall be 
repaired/reconstructed in-kind.  Staff supports the proposed material palette. 

 

9. The general composition and variety of the fenestration is acceptable, but additional 
fenestration or articulation could be provided along the side of the Triangle Center and 
Triangle East row houses at 35th Street and the alley, the garages along 2nd Avenue, 
and the mixed use courtyard facing walls of Triangle Center.  Staff recommends that 
the second and third floor fenestration be aligned to better complement established 
patterns. 

 
10. Variations of roof patterns and designs appear to reflect that of a recent project 

constructed on the southeast corner of 35th Street and 4th Avenue.  Staff recommends 
that this continuation of design could use some additional refinements at the garages, 
namely changing the Triangle East garage’s offset gable design to a more traditional 
gable, a 180 degree rotation of the Triangle Center garage shed roof that would allow 
additional light and air for the walkway between buildings, and clarifications of how the 
saw-tooth design of the Triangle West garages clerestory windows will function with 
two separate occupants in the same roof space. 

 
11. Staff recommends that additional details and cross sections regarding the various 

cornice treatments utilized on the building be provided at the review and comment 
hearing. 
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12. Staff recommends that a roof plan, cross-sections, and details of the mechanical 
parapet walls and the associated mechanical equipment be provided to the 
Preservation Commission at the review and comment hearing. Mechanical systems 
should be located behind the parapet wall and not visible from any street or pedestrian 
views. 

Signage Comments: 

13.Although a sign program has not yet been developed, staff supports the use of blade 
signs and "bird on a wire" internally illuminated signage located on awnings above the 
retail spaces. 

Respectfully submitted by: 

~~ ~ MattheW ~LEEDAP 
Preservation Staff 

Recommendation Approved: 

Willam Crouch, AlA, FRAIA, NCARB, LEED AP 
Urban Design Manager 
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 Page 18  Overall Site Plan 
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Oak Park Historic District 
 
The Oak Park Downtown area represents the commercial core of Oak Park, and is 
comprised mostly of brick buildings constructed in the teens and 1920s. In 1911, when 
Oak Park was annexed to the City of Sacramento, the burg had several thousand 
residents and a thriving business district. The Oak Park annexation was the first 
expansion of the boundaries of Sacramento since the city was first laid out in 1848. The 
prompt response by the City of Sacramento to Oak Park’s needs was instrumental in 
laying the foundation for growth in the years to come. In 1913, the City’s Building 
Inspector reported that Oak Park was the fastest growing residential district in the City, 
and the 1914 City Directory listed almost 800 homes in Oak Park. 
 
Most of the more important businesses and business structures in Oak Park were 
located alongside the streetcar tracks that came down Sacramento Boulevard from 31st 
to 35th, then turning south down 35th Street and into the park. The money that flowed 
into this strip was largely from residents in other parts of the city coming to Oak Park. 
The buildings along 35th Street from Sacramento to 5th Avenue gave Oak Park a look 
similar to many of California’s Main Street towns from the 1920s. The movement of 
employment opportunities in the area around Oak Park also aided growth and stability. 
Across Stockton Boulevard to the east were the State Fair grounds provided both full 
time and seasonal work. The Libby, McNeil & Libby cannery on Alhambra and Stockton 
Boulevard was built in 1912, providing hundreds of seasonal jobs. In 1924 the California 
Highway Commission (now Caltrans) opened its vehicle and equipment repair shops 
buildings nearby at 34th & R Streets employing more than 100 skilled mechanics. 
 
The District that has been delineated for Oak Park is just a remnant of its once vital 
business core. However, its remaining members evoke a sense of the original business 
district’s character, and several of its buildings are fine examples of their era. 
 
Ordinance # 2007-094 and 2008-11 
December 4, 2007 and March 4, 2008 
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VR I LAKAS 
architects 

Statement of Intent 

The Broadway Triangle Development 

This mixed-use development is comprised of residential and retail buildings on 
three distinct parcels made up of mUltiple lots, which we propose to subdivide 
into additional lots for home ownership sites, along with parcels for small 
commercial buildings with condominium units on their upper floors. The project 
is to be carried out in partnership with the Sacramento Housing and 
Redevelopment Agency (SHRA), who owns two ofthe three sites, which we have 
named Triangle West and Triangle Center. The site shown as Triangle East is 
privately owned by the development entity. Together the three sites make up the 
Broadway Triangle Development project. 

Consistent with the Broadway Stockton Special Planning District and the 
intentions of SHRA, we have conceived a project that reflects the scale, use, and 
architectural heritage of the Oak Park Historic District. The project has 5 distinct 
major street frontages, and the design and proposed uses respond differently to 
each frontage. These frontages are the following: 

o Broadway: the commercial emphasis, with ground floor retail & 
restaurants fronting the entire length, and residential units on the second 
and third floors. 

o 2nd Avenue: a combination oflive/work at the comer of 34th Street, and 
modern loft rowhouses fronting 2nd A venue with front stoops. Also, an 
entry to the parking area, including detached garages. 

o 35th Street, east facing: the Broadway 3-story mixed-use building turns 
the comer onto 35th Street, and adjacent are three brick rowhouses. 

o 35th Street, west facing: at the comer of 35th Street! 3n1 Avenue/ and 
Broadway, the existing historic brick commercial building will be 
rehabilitated, and adjacent are three proposed brick rowhouses. 

o 3rd Avenue: the existing historic brick commercial building is adjacent 
to an existing historic house; both will be rehabilitated, and east of the 
historic house two new bungalow style homes are proposed to be 
constructed. The land to the rear of the properties will provide an open 
green spaee along with four additional homes internal to the site, and 
garages. 
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VRILAKAS 
architects 

Statement of Intent (page 2) 

The entitlements requested, in addition to the tentative map, are setback 
reductions to better accommodate the new infill development; a smalI variance in 
maximum height to accommodate architectural design; and a reduction in parking 
to accommodate restaurants. We have provided one parking space per residential 
unit, most in garages, and propose street parking for the commercial uses, as is 
consistent with other commercial uses in the historic district. We wiII propose 
under separate application the addition of diagonal parking on 35th Street and 2nd 

A venue, which will add to the parking supply in front ofthe development. 

As is the case in the central city of Sacramento, current zoning requirements for 
parking are difficult, if not impossible to meet while maintaining the higher 
density, mixed-use, pedestrian oriented character of the historic commercial 
districts. We believe the Oak Park Historic District has special circumstances that 
warrant a different parking strategy then other parts of the city for its commercial 
uses. 

The architectural design of the various buildings will draw upon the tradition of 
the use of brick in the historic district. There will be stylistic variety among the 
new buildings, each intended to respond to its particular street frontage and 
context. Some buildings will utilize modern materials, some will emphasize 
traditional materials, and all buildings will approximate a scale and attention to 
detail found in the best blocks of the district. The architecture of the new 
buildings will both harmonize and draw contrast to the existing buildings, with 
the intent of supporting the character of the district while at the same time 
representing the era of origin of the new buildings- 2010. 

Ron V rilakas 
V rilakas Architects 

11. 18.2010 
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