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Oakland City Planning Commission
 STAFF REPORT

Case File Number CM01-136, ER01-17
October 17, 2001
Location:
4700 Lincoln Avenue (See map on reverse)

Proposal:
Construction of new structures associated with the existing Greek Orthodox Cathedral of the Ascension including a new three-level, 96,700 square foot parking structure for 200 cars, new 7,575 square foot chapel and on-site vehicular circulation  and access improvements

Applicant/Owner:
Greek Orthodox Cathedral of the Ascension

Planning Permits Required:
Major Conditional Use Permit for expansion of a Community Assembly Civic Activity

General Plan:
Institutional

Zoning:
R-30 One-Family Residential Zone

Environmental Determination:
A Mitigated Negative Declaration has been prepared.  The public comment period ends October 17, 2001.

Historic Status:
Non-historic Property (NHP); Survey Rating: *b (too recent to rate, potentially major importance)

Service Delivery District:
IV – Lower Hills

City Council District:
4

Support/Opposition:


Staff recommendation:
Approval with conditions

For further information: 
Contact case planner Scott Harriman at 510-238-6935.

SUMMARY
The applicant, The Greek Orthodox Cathedral of the Ascension, is proposing to construct a three-level parking structure terraced in the hillside accommodating approximately 200 cars, a new 7,575 square foot cathedral, and site improvements.  

A Mitigated Negative Declaration was prepared in accordance with the California Environmental Quality Act (CEQA).  The environmental report establishes mitigation measures that would reduce air and noise impacts caused during construction to be reduced to a less than significant level.  The public comment period runs through October 17, 2001.  

The project is consistent with the General Plan and complies with all underlying zoning standards.  Therefore, staff recommends the Planning Commission approve the Major Conditional Use Permit subject to the mitigation measures contained in the environmental documents and conditions of approval contained in the staff report.  

PROJECT DESCRIPTION

The project entails the construction of new additional structures associated with the existing Greek Orthodox Cathedral of the Ascension complex.  These new structures include:

A. New three-level parking structure of 96,700 SF that will hold about 200 parking spaces.  The structure will be constructed of reinforced concrete at the westerly portion of the project site and will be terraced into the slope; the top floor of which will be utilized as open space to overlook the San Francisco Bay, and whose structure will consist of walks that connect to the ground level of the Cathedral;

B. New chapel and information pavilion of 7,575 SF that will seat about 200 people.  This comprises a one-story reinforced concrete structure and an information center to host meetings and to guide/control visitors while on the premises; and 

C. Modifications to vehicular access to the site and vehicular drop-off location.

PROPERTY DESCRIPTION
The project is located at the site of the existing Greek Orthodox cathedral which consists of three parcels totaling approximately 6 acres.  Currently the site contains a 14,130 square foot domed cathedral, 16,000 square foot administration building, a 6200 square foot educational building and two surface parking lots at the north and southwesterly portion of the site.  The site contains a steep slope at the southwest portion of the site with panoramic views of the bay area.  The site contains approximately 54 protected trees, mostly pines, cedar and cypress trees.   

HISTORIC STATUS
The Greek Orthodox Cathedral is a non-historic property and has been rated *b in the historic survey of Oakland.  The * rating means that the facility is too recent to rate, and the “b” indicates that preliminary survey rating indicates that it would potentially be a structure of major importance.  The proposal is consistent with the existing facilities and would not adversely effect the historic integrity.
GENERAL PLAN ANALYSIS

The project site is designated as Institutional on the General Plan Land Use Diagram dated March 24, 1998. The Institutional classification is intended to create, maintain, and enhance areas appropriate for educational facilities, cultural and institutional uses, health services and medical uses as well as other uses of similar character.  The existing and proposed cathedral and associated parking facilities are defined as Community Assembly Civic Activities.

The Guidelines for Determining General Plan Conformity specifies that Community Assembly Civic Activities are clearly conforming to the Institutional General Plan Classification.  Community Assembly Civic Activities are conditionally permitted in the R-30 zone.  Therefore, the project is subject to the standard Conditional Use Permit process.  

The following General Plan objectives and policies pertain and support this project.  Objective N2 encourages adequate civic, institutional, and educational facilities located within Oakland, appropriately designed and sited to serve the community.  Policy N2.4 seeks to locate services along major streets preferably with easy access to freeways.  In this case, the project site is adjacent to the Church of Jesus Christ of Latter-Day Saints Temple and immediately adjacent to Highway 13 and is served by an off-ramp. 

ZONING ANALYSIS

The project is situated within the R-30 One Family Residential Zone.  The purpose of the R-30 zone is to create, preserve and enhance areas for single-family dwellings in desirable settings for urban living, and is typically appropriate to already developed lower density dwellings in the city.   

Community Assembly Civic Activities are conditionally permitted in the R-30 One-Family Residential Zone and are subject to all R-30 standards specified in Chapter 17.16 and conditional use permit procedures in Chapter 17.134.

In this case, the project proposes to provide enhanced on-site parking opportunities and to improve on- and off-site vehicular circulation to serve the existing and proposed cathedral facilities.  The project also proposes to construct a new 7,575 square foot cathedral to serve smaller and everyday functions.  The applicant has indicated that the new small cathedral would serve to provide a more appropriate, less costly facility to accommodate existing activities and is not intended to create additional or multi-events.

Parking for the new cathedral is required for the cumulative increase in floor or seating area.  In this case, the new cathedral proposes fixed seating for approximately 200 persons and the existing cathedral has 1,200 seats for a total of 1,400 seats. The parking requirement for Community Assembly Civic activities is one parking space for each ten seats, for a total required parking of 140 spaces.  The existing upper (northeasterly) surface parking lot provides approximately 94 spaces and the proposed parking garage would provide approximately 200 spaces for a total of 294 provided spaces, in excess of minimum parking requirements.

Findings and conditions contained in this report support the proposed project.

ENVIRONMENTAL DETERMINATION

A proposed Mitigated Negative Declaration (ER01-17) has been prepared and may be considered for adoption by the Planning Commission (Attachment B).  Pursuant to the City’s Environmental Review Regulations, the Planning Commission is responsible for adopting the proposed Mitigated Negative Declaration (MND) to be used by the City in considering a discretionary project approval.  In adopting the MND, the Planning Commission must find that the report has been prepared in compliance with the California Environmental Quality Act (CEQA), the State CEQA Guidelines, and the City’s local Environmental Review Regulations.  A MND is acceptable if the document is accurate and adequately discusses potential adverse environmental impact and ways in which any potential impact might be mitigated to a less-than-significant level.  The proposed MND (see Attachment B) was released for public review on September 26, 2001 and comments were solicited for a 21-day period ending on October 17, 2001. 

The proposed MND evaluated the proposed project and concluded that the proposed project incorporates appropriate measures that would avoid or reduce potential impacts to a less-than-significant level and could not have a significant effect on the environment.  Potential impacts identified relate to construction and site maintenance to reduce dust levels and noise associated with potential pile driving or other extreme noise generating activity during construction.  Proposed mitigation includes standard dust control measures and limitations on hours of construction for pile driving and extreme noise generating activities to 8a.m. to 4 p.m. Monday through Friday only.  Exceptions to allow Saturday pile driving would be evaluated on a case-by-case basis, following survey of the neighbors to determine if Saturday is acceptable if the overall duration of pile driving activities is shortened. These measures have been incorporated into the Mitigation Monitoring Program and Conditions of Approval for the project.

Comments on Proposed Mitigated Negative Declaration:  As of the date of this staff report, no comments have been received on the proposed MND.  Any comments received subsequently will be reported and reviewed at the Planning Commission public hearing.

Environmental Findings: In adopting the proposed MND for the Greek Orthodox Cathedral of the Ascension project, the Planning Commission must make the following findings based on the staff report and the administrative record as a whole:

1.
That the proposed MND was prepared by the City of Oakland as the Lead Agency, was properly circulated for public review and comment for 21 days.

2.
That the proposed MND was independently reviewed and analyzed by the Planning Commission and reflects the independent judgement of the Planning Commission; that such independent judgement is based on substantial evidence in the record (even though there may be difference between or among the different sources of information and opinions offered in the documents, testimony, public comments and such responses that make up the proposed MND and the administrative record as a whole); that the Planing Commission adopts the proposed MND and its findings and conclusions as its source of environmental information; and that the proposed MND is legally adequate and completed in compliance with CEQA.

3.
That the proposed MND identifies all potential significant adverse impacts and feasible mitigation measures that would reduce these impacts to less-than-significant levels; and that all of the measures identified in the proposed MND will be adopted and implemented.

4.
That the project complies with CEQA; and that the proposed MND was presented to the Planning Commission, which reviewed and considered the information contained therein prior to acting on the development approvals for the project.

Based on the analysis and discussion contained in this staff report and the administrative record as a whole, staff believes that the above listed findings can be made to adopt the proposed MND.

KEY ISSUES AND IMPACTS

Traffic and Circulation

Key issues and impacts relate to traffic along Lincoln Avenue and proposed on and off-site circulation improvements.  Currently, the cathedral facility maintains three access points from Lincoln Avenue; one at the upper (northern) surface parking lot, one at the lower surface parking lot, and one approximately midway along the Lincoln Avenue frontage at the apex of the curve.  A review of potential traffic impacts performed as part of the environmental initial study concludes that increased vehicle trips caused by the cathedral expansion would be negligible.  In addition, the project proposes to eliminate the driveway at the curve greatly improving sight distance and vehicular circulation.  The applicant also proposes public street improvements to add a turning pocket into the project site at the proposed parking structure.  Staff concludes that these improvements will enhance on and off-site vehicular circulation and improve safety by elimination of a driveway along a curve.

Design and Landscaping

The project has been designed to architecturally integrate and enhance the existing cathedral facility.  The new smaller cathedral is domed, constructed of concrete and appointed to complement the existing domed cathedral.  The proposed parking structure would be terraced into the hillside, with an open, half-wall design to eliminate mechanical ventilation and providing a less massive appearance.  The parking structure also incorporates cascading foliage to conceal and blend with the hillside location.  Conditions of approval require heavy foreground landscaping including trees to provide additional screening from the public street and surrounding properties.

Views from neighboring properties

View issues from off-site locations relate primarily to the parking structure.  The proposed parking structure predominantly faces Lincoln Avenue and the Cerebral Palsy Association of Alameda County facility to the southwest.  The open design, use of cascading foliage, heavy foreground landscaping as required in conditions of approval and use of architectural columns and entablature serve to enhance the appearance of the parking structure and provide a visual amenity commensurate with the surrounding institutional and residential activities.  Other proposed site improvements including the new one-story cathedral are not anticipated to raise visual concern.

Neighborhood input

As of the time of this writing, staff has received one phone inquiry from a neighboring resident concerned about overall traffic levels on Lincoln Avenue and no comments verbally or in writing opposed to the project.  Staff has received letters of support from adjacent property owners to the east and west (Attachment C).

RECOMMENDATIONS:
1.
Affirm staff’s environmental  determination.

2. Approve the Conditional Use Permit subject to the attached findings and conditions.

Prepared by: 

SCOTT HARRIMAN

Planner III

Approved by:

GARY PATTON

Deputy Director of Planning and Zoning

Approved for forwarding to the

City Planning Commission:

LESLIE GOULD

Director of Planning and Zoning

ATTACHMENTS:


A. Plans and Elevations

B. Mitigated Negative Declaration and Initial Study

C. Letters from neighboring property owners

FINDINGS FOR APPROVAL:

This proposal meets the required findings under Section 17.134.050, General Use Permit Criteria as set forth below.  Required findings are shown in bold type; explanations as to why these findings {can or cannot} be made are in normal type.

Section 17.134.050 (General Use Permit Criteria):

A. That the location, size, design, and operating characteristics of the proposed development will be compatible with and will not adversely affect the livability or appropriate development of abutting properties and the surrounding neighborhood, with consideration to be given to harmony in scale, bulk, coverage, and density; to the availability of civic facilities and utilities; to harmful effect, if any, upon desirable neighborhood character; to the generation of traffic and the capacity of surrounding streets; and to any other relevant impact of the development. 

The proposed cathedral expansion has been designed to be consistent with the architectural context of the existing facility and integrate into the character of the surrounding area.  The project complies with R-30 zoning criteria and provides enhanced vehicular circulation through the removal of a driveway access on to Lincoln Avenue along a curve with minimal sight distance.

B. That the location, design, and site planning of the proposed development will provide a convenient and functional living, working, shopping, or civic environment, and will be as attractive as the nature of the use and its location and setting warrant. 

The project location, design and on- and off-site improvements would provide enhanced civic opportunities through architectural integration of the proposed facilities and neighborhood and through the addition of convenient and functional parking and on-site circulation and off-site improvements including removal of a driveway along a curve and addition of turning pockets into the project site.  

C. That the proposed development will enhance the successful operation of the surrounding area in its basic community functions, or will provide an essential service to the community or region.

The proposed facility will improve and enhance vehicular circulation along the Lincoln Avenue corridor through the removal of a driveway along a curve, through adding turn pockets and by improving on-site parking opportunities.  The proposed improvements would also serve to support enhance community-wide civic functions which presently occur at the cathedral complex.

D. That the proposal conforms to all applicable design review criteria set forth in the design review procedure at Section 17.136.070. 

The proposed cathedral and site improvements were developed by a licensed architectural firm and were designed to integrate into the architectural character of the existing facility.  Further, the project provides improved parking, improves on- and off- site vehicular circulation and provides landscaping improvements.  These improvements when taken together, result in a well-composed design with consideration given to site, landscape bulk, height, arrangement, texture, materials and appurtenances.  The design, which includes a row of columns and entablature at the new open-space area above the parking structure, provides a quality design which harmonizes with and serves to protect values of public and private investments in the area.

E. That the proposal conforms in all significant respects with the Oakland Comprehensive Plan and with any other applicable plan or development control map which has been adopted by the City Council.

The project conforms to the Institutional General Plan classification which clearly permits Community Assembly civic Activities and all applicable development controls adopted by the City Council.

CONDITIONS OF APPROVAL

STANDARD CONDITIONS:

1.
Approved Use. 

a.
Ongoing.

The project shall be constructed and operated in accordance with the authorized use as described in this staff report and the plans submitted on October 17, 2001 and as amended by the following conditions.  Any additional uses other than those approved with this permit, as described in the project description, will require a separate application and approval

2.
Effective Date, Expiration, and Extensions

a.
Ongoing.

This permit shall become effective upon satisfactory compliance with these conditions.  This permit shall expire on October 17, 2002, unless actual construction or alteration, or actual commencement of the authorized activities in the case of a permit not involving construction or alteration, has begun under necessary permits by this date.  Upon written request and payment of appropriate fees, the Zoning Administrator may grant a one-year extension of this date, with additional extensions subject to approval by the City Planning Commission.

3.
Scope of This Approval; Major and Minor Changes

a.
Ongoing.

The project is approved pursuant to the Planning Code only and shall comply with all other applicable codes and requirements imposed by other affected departments, including but not limited to the Building Services Division and the Fire Marshal. Minor changes to approved plans may be approved administratively by the Zoning Administrator; major changes shall be subject to review and approval by the City Planning Commission. 

4.
Modification of Conditions or Revocation

a.
Ongoing.

The City Planning Commission reserves the right, after notice and public hearing, to alter Conditions of Approval or revoke this conditional use permit if it is found that the approved facility is violating any of the Conditions of Approval or the provisions of the Zoning Regulations.

5.
Recording of Conditions of Approval

a.
Prior to issuance of building permit or commencement of activity.
The applicant shall execute and record with the Alameda County Recorder’s Office a copy of these conditions of approval on a form approved by the Zoning Administrator.  Proof of recordation shall be provided to the Zoning Administrator.

6.
Reproduction of Conditions on Building Plans

a.
Prior to issuance of building permit.
These conditions of approval shall be reproduced on page one of any plans submitted for a building permit for this project.

7.
Indemnification

a.
Ongoing.

The applicant shall defend, indemnify, and hold harmless the City of Oakland, its agents, officers, and employees from any claim, action, or proceeding (including legal costs and attorney’s fees) against the City of Oakland, its agents, officers or employees to attack, set aside, void or annul, an approval by the City of Oakland, the Office of Planning and Building, Planning Commission, or City Council. The City shall promptly notify the applicant of any claim, action or proceeding and the City shall cooperate fully in such defense. The City may elect, in its sole discretion, to participate in the defense of said claim, action, or proceeding.

STANDARD CONDITIONS FOR THE CATHEDRAL AND PARKING STRUCTURE EXPANSION:

8.
Landscape Plans

a.
Prior to issuance of building permit
Plans submitted for building permit shall include detailed landscape and irrigation plans prepared by a licensed landscape architect or other qualified person or company.  Landscape plans shall include landscaping and tree cover to help screen the parking structure facing Lincoln Avenue.  Plans shall also identify to the type of planting materials and technique used to provide the foliage cascading down the parking structure.  Street trees shall be planted consistent with Park and Recreation standards.  In addition, the project shall comply with all conditions specified in the Parks and Recreation Tree Removal and Preservation Ordinance. 

b.
Ongoing
All landscaping shall be maintained in a healthy and vigorous condition.  Dead and dying plant materials shall be promptly replaced.

9.
Exterior Lighting

a.
Ongoing
All exterior lighting shall be an integral part of the architectural and landscape design.  Overall lighting levels shall be compatible with neighborhood ambient light levels.  Area lighting shall be predominantly down directed and designed so there is no light directed off-site.  Architecturally designed fixtures compatible with the building shall be provided.  No “wall-pack” type fixtures shall be utilized.

b.
Prior to the issuance of building permit
Plans submitted for building permit shall include all exterior lighting.  Manufacturers specification sheets for all exterior lighting fixtures shall be provided and approved by the Zoning Administrator prior to installation.

10.
Dust control and Noise

a.
Ongoing
The applicant shall comply with all applicable City regulations and operating procedures prior to and as part of the issuance of building and/or grading permits, including noise and dust control measures identified as part of environmental mitigation and incorporated into this approval by reference.

b. Ongoing

The applicant shall post a notice at the entrance of the project site identifying a phone number and contact person to receive and respond to complaints during and caused by construction activities.  

ENGINEERING AND BUILDING SERVICES REQUIREMENTS:

11.
Public Improvements

a.
Prior to submittal of Building Permit
The applicant shall submit to Engineering Services Section for review and approval an improvement plan showing all proposed public improvement including sign and stripping plans, roadwork, streetlight, street relocation, sidewalk, curb and gutter construction, and other infrastructure improvements associated with the project.  A “p-job” permit will be required prior to construction of said improvements.

12. Lot merger

a.
Prior to submittal of Building Permit

The three parcels that make up the project site shall be merged to accommodate the proposed development.  Application for Parcel Map Waiver along with submittal requirements and the applicable processing fee shall be submitted for review.  

APPROVED BY: 
City Planning Commission: 
(date)
(vote) 


City Council: 
(date)
(vote)


#2

