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Oakland City Planning Commission
 STAFF REPORT

Case File Number CM01-474, REV01-008; ER97-029
November 7, 2001

	Location:
	10970 International Boulevard (Durant Square)

	Assessors Parcel Number:
	047-5519-043-05, 043-04, 043-01 and 047-5519-003-01

	Proposal:
	Revise previous approved Durant Square project to increase amount of commercial space by 46,800 to accommodate a grocery store with Alcohol Beverage Sales, increase the amount of other commercial retail space by 3,820 square feet including a Fast Food Restaurant, and increase the commercial parking spaces by 64 spaces.  The project would also reduce the number of live-work units by 5 units and reduce the amount of office space by 12,365 square feet.

	Applicant:
	Signature Properties

	Owner:
	Signature Properties at Durant Square, LLC

	Case File Number:
	CM01-474, REV01-008 (Revision of PUD99-292 and Tract 7169 (PUDF00-60)), ER97-029

	Planning Permits Required:
	Major Conditional Use permit for Alcohol Beverage Sales and a Fast Food Restaurant, Revision of approved Planned Unit Development and Design Review

	General Plan:
	Community Commercial

	Zoning:
	C-40 Community Thoroughfare Commercial

	Environmental Determination:
	Draft Supplemental Environmental Impact Report prepared, circulation period ends on November 12, 2001. 

	Historic Status:
	Potential designated historic property  (PDHP)/Historic Unreinforced Masonry Building (URM); survey rating: B+a1+ (office)/Cb+1+(factory)

	Service Delivery District:
	VI – Elmhurst/South Hills/Airport

	City Council District:
	7

	Staff Recommendation:
	Hold a public hearing to accept public comments on the Draft Supplemental EIR and on the project.

	For further information: 
	Contact case planner Donovan Corliss at 510-238-3741.


SUMMARY
Signature Properties proposes a revision of the commercial portion of the Durant Square project (approved by the City Planning Commission on March 15, 2000) that would incorporate a grocery store on the ground floor of the historic Durant Motor Company factory building.  Under construction on the site are 43 detached single-family residential homes and 168 town homes that would remain unchanged by this revision.  The remaining Durant Motor Company factory and office buildings will retain the commercial uses (the International Market and the bingo hall) in a reconfigured setting with the addition of the grocery store, fast-food restaurant, and additional retail space.  The inclusion of the double height grocery store would necessitate the construction of a partial third story to accommodate live-work units.  As a part of the grocery store, the applicant requests alcohol beverage sales to be considered as a major Conditional Use Permit as well as the Fast Food Commercial use, which also requires a Conditional Use Permit.

The purpose for this initial hearing is to gather comments on the Draft Supplemental Environmental Impact Report (DSEIR) and the project.  This item is tentatively scheduled for the December 5, 2001 City Planning Commission meeting for final action.  The City prepared the DSEIR and  released it for a 45-day public review on September 27, 2001. The public comment period for the Draft EIR closes on Monday, November 12, 2001.  

PROJECT DESCRIPTION

Signature Properties has submitted applications for a revision to the Planned Unit Development (PUD99-292) and for a Major Conditional Use Permit to allow a Fast Food Restaurant and to allow Alcohol Beverage Sales as an accessory use to the grocery store.  The revision warranted the DSEIR because of the potential that there would be new significant impacts to traffic and air quality due to the increased number of trips from the grocery store.

The revision proposes to: increase the amount of commercial space by 46,800 square feet to accommodate a grocery store; increase the amount of retail space by 3,820 square feet; increase the amount of commercial parking spaces from 548 to 612; decrease the amount of office space by 12,365 square feet; and reconfigure the live-work space to include a new third floor on the factory building.  The number of live work units would be reduced from 60 to 55 units.  In addition, the Bingo Hall will include an additional 4,300 square feet including the lobby, elevators and other facility space, but this would not increase the allowable occupancy capacity.  The following table shows a summary of the approved and the proposed project changes.

	
	Sq. Ft/ Units

(approved)
	Sq. Ft./Units

(proposed)
	Net Change

(+ , -)

	Detached single family units

Townhouses

Total Residential 


	168 units

  43 units

211 units


	No Change

No Change

No Change


	

	Live-Work


	60 units


	55 units


	-5 units

	Grocery Store


	0


	46,800 sq. ft.


	(+46,800 sq. ft.)

	Retail –Int’l Market

Retail – First floor, Office Bldg.

             First floor, Factory Bldg.

Total Retail (excluding grocery store)
	68,000 sq. ft.

         0  sq. ft. 

68,000 sq. ft.
	59,430 sq. ft.

12,390 sq. ft.

71,820 sq. ft.


	  (-8,570 sq. ft.)

(+12,390 sq. ft)

(+3820 sq. ft.)

	Office

Total Office


	18,000 sq.ft.


	12,365 sq. ft.


	(-5,635

	Bingo Hall


	14,000


	18,300 sq. ft., including 

lobby, elevators, and other facility space
	(+4,300 sq. ft.)

	Residential Parking

Live-Work Parking

Commercial Parking

Total Parking
	   458 spaces

included in above

   548 spaces

1,006 spaces
	   458 spaces

included in 

commercial

   612 spaces

1,070 spaces
	(+64 spaces)


The proposal redesign of the building would add a partial third story to the factory building to accommodate 17 of the 55 live work units.  The grocery store would require a double height ground story and would be constructed within the rear portion of the factory building.  Accommodation of the grocery store would require a reconfiguration of the commercial and live-work space within the former factory building.

Food 4 Less is the proposed grocery tenant, and as a part of a full service grocery store, this tenant proposes selling beer and wine.  While the location is within 1000 feet of existing alcohol sales, the store would meet the criteria outlined in Section 17.102.210.B.1.c. permitting new alcohol sales outlets with total floor area over 20,000 and number of full time equivalent (FTE) positions greater than 25.  A slightly larger Food 4 Less located in Concord, California has 130 FTE, and the Durant Square store will employ approximately 100 FTE. 

The applicant proposes a Fast Food Restaurant within ground floor plans for the former Durant office building on the International Boulevard side of the project,.  Although, the applicant does not have a firm commitment from a specific tenant at this time, a 2,730 square foot restaurant at could be incorporated.  The restaurant would not include drive-through service and would serve as a key service component of the larger commercial development. 

PROPERTY DESCRIPTION 

Durant Square is a 20.5 acre property located at the northeast corner of International Boulevard and Durant Avenue(Oakland/San Leandro city limit line).  The Durant Square buildings face International Boulevard, which is the front and west boundary of the site, and most of the site is located behind the buildings and is undeveloped or partially paved for parking. The Durant Square complex was constructed in 1922 and includes an 18,000 square-foot front office, and the former factory building.  Only two major building wings are visible from the main bordering streets, International Boulevard and Durant Avenue.  The Durant Square buildings currently include commercial, office and related parking uses ; 20 occupied live-work units and a bingo hall .  The front office building is mostly unoccupied. 

A predominately single-family residential neighborhood is located to the east (behind) and south (toward San Leandro) of the site.  Across International Boulevard is generally a mix of duplexes and single-family residences. A variety of commercial uses, including auto-oriented services, churches, health services and residences, exist along International Boulevard north and south of the project site.  The former Star Motor Company complex, which is currently occupied by AC Transit offices, is located immediately north of the project site.

GENERAL PLAN ANALYSIS

The proposed project is located in the “Community Commercial” General Plan Land Use Classification, which is intended to “identify, create, maintain, and enhance areas suitable for a wide variety of commercial and institutional operations along the City’s major corridors and in shopping districts or centers.”   The desired character and uses in these areas include “neighborhood center uses and larger scale retail and commercial uses…and can be complemented by the addition of urban residential development and compatible mixed use development.” In addition, the following General Plan policies are particularly applicable to the proposed project: 

· Existing vacant or underutilized buildings should be reused.  Repair and rehabilitation, particularly of historic or architecturally significant structures, should be strongly encouraged.  However, where reuse is not economically feasible, demolition and other measures should be considered.  (Policy D6.2)

· Locations that create a sense of history and community within the City should be identified and preserved where feasible (Policy N9.8); and

· The City encourages rehabilitation efforts which respect the architectural integrity of a building’s original style (Policy N9.9).

Durant Square is also identified in the Land Use and Transportation Element as a “Target Area for Community and Economic Development” and as a “Neighborhood Activity Center.”

The project site is also located within the Coliseum Redevelopment Area (adopted 1995), which designates “medium density housing” for the Durant Square site.  Additionally, the Oakland/San Leandro Joint Revitalization Plan (adopted by the Cities of San Leandro and Oakland, 1997) focuses on the Durant Square site and the portion of International Boulevard adjacent to the site as an area to consider for office/services, housing and retail.  The City of San Leandro General Plan is currently being updated and identifies the area near the project site as a “Trend Change” area, and the proposed project is consistent with San Leandro’s strategies for positive change in this area.

ZONING ANALYSIS

As a part of the previous approvals in 2000 the City Council rezoned the Durant Square property to three zoning districts; R-30, R-50 and C-40.  The portion affected by the revision is entirely within the C-40 Community Thoroughfare Commercial Zone.  The approval also created a Planned Unit Development (PUD99-292) with a commercial portion.  This revision would change the uses and square footages for the commercial portion of the Planned Unit Development.  

Within the C-40 district, a wide variety of commercial uses are allowed, including those proposed for the site: General Food Sales (grocery store); Consultative and Financial Service (professional offices); and General Retail Sales.  A conditional use permit is required for the proposed Alcohol Beverage Sales and Fast Food Restaurant activities.  

Since the project contains a commercial parking area abutting a residential area, Section 17.110 of the Oakland Planning Code requires a minimum landscaping buffer at least 5 feet high and 3 feet wide between the parking and residential area.  Staff recommends that a permanent and durable fence, such as precast concrete, be used to separate the commercial parking from the residential areas. 

Parking 

The parking required by the zoning code and provided by the proposed project along with the projected demand from the DSEIR is listed in the table below.

	Proposed Use
	Parking Rate required by Code
	Parking required by Code

	Grocery Store
	46,800 sq. ft.

(1 space per 200 sq. ft.)
	234

	Retail – International Market
	59,430 sq. ft.

(1 space per 400 sq. ft.)
	149

	Fast Food

Restaurant
	2730 sq. ft.

(1 space per 200 sq. ft.) 
	14

	Other Retail
	12,390 sq. ft.

(1 space per 400 sq. ft.)
	31

	Office
	5,635 sq. ft.

(1 space per 400 sq. ft.)
	14

	Bingo Hall
	550 seats

(1 per 8 seats)
	69

	Live-Work 
	55 units 

(1 space per unit)
	55

	Total
	566

	Total Provided
	612

	Surplus
	+46


The table above shows a surplus of 46 spaces as required by the Oakland Planning Code.  In addition the Draft Supplement to the Environmental Impact Report contains a parking demand analysis conducted by Fehr and Peers, which states that at peak demand at 5PM, the commercial portion of the development will have a 26 space parking surplus.  

HISTORICAL STATUS: 

The Durant Square structure is included on the Local Register of Historical Resources (LRHR) and is a local historic resource in accordance with Policy 3.8 of the Historic Element (HPE) of the Oakland General Plan. It is considered significant for its role in Oakland’s automobile industry in the early 1900s.  The 1994 URM Survey assigned a provisional rating of B+a1+ for the front office building and a provisional rating of Cb+1+ to the rear factory building.  The Durant office, the original factory building, and a 90-foot tall water tower are contributors to a potential Area of Primary Importance (API) that would also include the former Star Motor Company office and factory building located immediately north of the project site. 

The DSEIR was prepared for the proposed project and includes a comprehensive description of the Durant Motor Company complex and its changes over time (Draft EIR, Chapter IV).  The 1922 brick and concrete structure reflects a Gothic Revival style architecture, and most of the character defining elements and original building materials remain intact. (Photographs of the existing structures are provided in the Draft EIR, previously distributed to all Planning Commissioners.)  Pursuant to Policy 3.5 (Historic Preservation and Discretionary Permit Approvals) special findings will need to be made by the city with respect to the proposed alterations to this PDHP as a part of final action on the project. 
ENVIRONMENTAL REVIEW:


The City of Oakland has prepared a Draft Supplemental Environmental Impact Report (DSEIR) released it on September 27, 2001 for a 45-day public comment period, which ends November 12, 2001.  The DSEIR is appropriate for the revised project because of changes and additions to the approved project that result in minor, but material, changes and additions to the Final Environmental Impact Report.  The DSEIR identified new significant unavoidable impacts with respect to air quality and significant impacts to peak-hour traffic volumes.  

The potentially significant impact to air quality is a result of increase in ROG and NOx levels, which cannot be mitigated at the project level as it is a issue of overall regional air quality .  The potentially significant impact to peak-hour traffic volumes is at the intersection of International Boulevard and Dutton Avenue.  This latter impact is potentially mitigatable by improvements to the intersection of International Boulevard and Dutton Avenue in San Leandro. These improvements are proposed as a part of the project; however, since this intersection lies outside of the City of Oakland’s jurisdiction and requires Caltrans approval, the impact remains as potentially significant

The Landmarks Board forwarded two small corrections to the Supplemental EIR.  Staff will correct the access points for the revised project, and will include a discussion of painted versus unpainted corrugated metal in the historical evaluation of the addition.  Staff requests comments from the Planning Commission on the DSEIR, and public testimony regarding the DSEIR at the public hearing.

KEY ISSUES

Design of Third Story Addition

The applicant proposes that the third story addition be set back 15 feet from the front edge of the building, and have an exterior of corrugated metal, and be painted in a deep maroon color.  The rear of the building would be a smooth stucco finish and would house the entrance to the grocery store.  The third story would be visible from International Boulevard and a small portion would be visible from Durant Avenue.  The windows on the third story would be industrial in style and aligned with the second story windows.  The roofline would vary to break up massing, but be parallel to the existing roofline.
This revision to the Durant Square project was reviewed by the Landmarks Review Board at its meeting on October 8, 2001.  At the Landmarks hearing, staff recommended that the exterior material of the third story addition be changed to stucco with a durable color that contrasts less with the original brick façade.  This would eliminate the banding shadows that the relief of corrugated metal creates and could create a more durable color. In contrast to staff’s recommendation, the Landmarks Board approved of the design submitted by the architect.  The members commented that the historical consultant, Carey and Company, found that the corrugated metal distinguished the addition effectively from the existing building.  The Board members felt that issues of the durability of the color could be addressed by adequate maintenance of the building.  They further noted that they supported the adaptive reuse of an important historical building, and noted the developer’s contribution – including displaying a 1928 Durant and other artifacts – to the preservation of the building.  

Parking Lot and Residential Interface

The landscaping and parking plan has changed from the previous approval due to the reconfiguration of the parking and the increase in the number of parking spaces.  Staff recommends that the precast concrete wall, or other durable fence, that is shown separating the commercial parking from the residential areas be added back in to the plans in order to form a visual, sound and privacy barrier between the parking lot and the residential areas.  Staff also recommends that the previous pedestrian access at the north interface with the residential development be retained and enhanced through accent paving and a raised hump for safe pedestrian crossing.  Staff further recommends that the walkways surrounding the grocery store and retail sections be widened to provide comfortable and safe foot traffic.  In addition, secure areas for bicycle parking in the commercial areas will be required to meet the mitigation measure as stated in the DSEIR.  As a part of the final report on the project for the December 5th, 2001 Planning Commission meeting, staff will also have recommendations regarding limiting times for truck delivery.  

Signs

The applicant will provide a more detailed sign program at the December 5 Planning Commission meeting, but the conceptual sign plans are shown on the elevations.  The signs generally meet the C-40 Community Shopping District Regulations, except for the rooftop sign shown as the Durant Marketplace that was part of the previous approval.  

Alcohol Beverage Sales

Staff supports the granting of a conditional use permit to allow beer and wine sales as a part of the full service grocery store, Food 4 Less.  The grocery store would be a key anchor tenant within the adaptive reuse of the site and would increase the selection, service and convenience of grocery shopping for an under-served trade area.  The site is not within an area over concentrated with alcohol sales, though is within 1000 feet of an existing liquor store. However since the floor area of the store is over 20,000 square feet and the store will employ more than 25 employees, it meets the City’s ordinance criteria to allow this type of alcohol sales use.  

Because of the proximity to residential uses, staff is in discussions with the applicant regarding conditions for operation of the alcohol beverage sales.  These include limiting the following:  external advertising of alcohol sales, hours for alcohol sales, container type, and total display area for alcohol.  Staff also suggests internal video surveillance and presence of a security guard during hours of operation. Staff believes that these conditions will limit potential loitering and nuisance behavior as well as help provide full grocery services to the surrounding community.
Fast Food Commercial

The proposed fast food restaurant would occupy a portion of the ground floor of the former Durant Motor Company office building.  The restoration of the office building is nearly complete and the occupation by a fast food restaurant would not change the exterior except for signage and as shown in the color elevations.  The restaurant would not include a drive through window or a walk up take out window.  

Section 17.102.210 of the Oakland Planning Code stipulates that a Fast Food Restaurant not be located within 1000 feet of an approved Fast Food Restaurant, except within the main building of a Shopping Center Facility.  There are additional fast food uses along International Boulevard within 1000 feet; however, this proposal is within an existing former Durant Motor Company building of the Durant Square shopping center, which meets the intent of this code provision.  

The applicant has agreed to the standard conditions for fast food restaurants including a litter control plan, venting away from residential uses, limiting noise, controlling exterior lighting and limiting hours of operation so as not to disturb nearby residential uses, and that the restaurant provide at least 5 secure bicycle parking spaces. 

RECOMMENDED COMMISSION ACTION:


1. Take public testimony public hearing on the Draft Supplement to the Environmental Impact Report and the proposed project revisions, including the major Conditional Use permit for Alcohol Beverage Sales and a Fast Food Restaurant, and close the public hearing.

2. Provide any comments regarding the DSEIR.

3. Give the applicant direction on design review and the Conditional Use Permit applications.

Prepared by: 

_________________________________








Donovan Corliss










Planner II

Approved for forwarding to the

City Planning Commission:

LESLIE GOULD

Director of Planning and Zoning

ATTACHMENTS:


A.
Project Plans, Elevations and Description

B.
Report to the Landmarks Board, October 8, 2001

C.
Minutes from the Landmarks Advisory Board minutes
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