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Location:
247 East 18th Street 

Proposal:
Shopping Center remodel including demolition of the existing Albertson’s and vacant drug store and construct a new 36,436 square foot Albertson’s grocery store; demolish an existing 3,600 square foot multi-tenant commercial building at the corner of E. 18th Street and 3rd Avenue and construct a new 1,600 square foot commercial pad; and Parking lot modifications and landscape improvements.

Applicant:
Tate and Associates

Owner:
Something Family Trust

Planning Permits Required:
Design Review for new construction or alterations in the C-20 (Planning Commission review for projects that exceed 25, 000 square feet of floor area.)

General Plan:
Neighborhood Center Mixed Use

Zoning:
C-20, Shopping Center Commercial Zone

Environmental Determination:
To be determined as part of final Design Review (Categorically Exempt as per the California Environmental Quality Act (CEQA) Guidelines; Sections 15302 and 15303, minor alterations and new construction.

Historic Status:
Non-historic  Property (NHP); survey rating: N/A

Service Delivery District:


City Council District:


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



SUMMARY

The project proposes demolition of the existing Albertson’s and vacant drug store at the Lake Merritt shopping Center to construct a new 36,436 square foot Albertson’s grocery store, demolition of the existing 3,600 square foot multi-tenant commercial building at the corner of E. 18th Street and 3rd Avenue and construction a new 1,600 square foot commercial pad, and other improvements include landscape and parking lot renovation (Attachment A).  No changes are proposed to the Merritt Bakery building.

The project was originally reviewed as a pre-application (ZP02-28) and on May 6, 2002, the City Planning Department provided comments and suggestions for revision (Attachment B).  At that time, the City expressed a desire for an alternative site plan that would reconstruct the store closer to E. 18th Street to create a strong urban presence. Staff suggested other improvements including landscape treatment of all street frontages, screening of loading dock, trash compactor and roof mounted equipment, and improved pedestrian circulation throughout the site.  In addition, staff expressed concern that no improvements were proposed to the Merritt Bakery exterior or to the parking lot in front of the bakery to create a unified shopping center appearance.

Since that time, the applicant has indicated that moving the building to the E. 18th Street frontage was not possible due to the relatively small size, shape and topography of the site.  The applicant also expressed concern about loss of parking and safety if parking were located at the rear of the site.  

The applicant has revised their plans improving site landscaping, proposing off-site landscaping and refining the architectural and site details.  Staff supports the proposed project, recommends a number of revisions and submits the plans to the Design Review Board for comment and direction.

PROJECT DESCRIPTION

The project proposes to replace substantial portions of the existing Lake Merritt shopping center.  The following table describes the proposed building area changes.  

LAKE MERRITT SHOPPING CENTER

Comparison Table – Existing & Proposed Square Footage

Area
Existing
Proposed
Total Change

Albertson’s
17,800 sf
36,436 sf
+18,636 sf

Vacant Drug Store
12,300 sf
       -0-
-12,300 sf

Retail/Restaurant
  3,900
 1,600  sf  (Pad A)
  -2,300 sf

Merritt Bakery
12,900 sf
12,900 sf
         -0-

Office-OPD
   N/A
     457 sf
    +457 sf

Total
46,900 sf
51,393 sf
  +4,493 sf

Parking and Loading

According to the applicant’s environmental consultant, ESA, the total site parking count would be reduced from 195 to 186 spaces.  Based on the Oakland Planning Code, the proposed project’s parking requirement is 253 parking spaces.  A parking demand analysis was performed by ESA to determine the forecast parking demand.  Parking surveys were conducted at a similar Albertson’s (Lakeshore Boulevard) and the Merritt Restaurant.  The analysis concluded a parking demand of 212 spaces, 41 spaces less than the 253 spaces required by the City Planning Code.  A parking shortfall of 26 spaces has been identified which requires a minor parking variance. 

However, staff concurs with parking analysis conclusion that the center’s proximity to residential land uses, AC transit bus services and the general urban nature of the surrounding area, as well as imposing Transportation Management (TDM) measures for all tenants of the shopping center will ensure that the 26 space shortfall would be reduced to insignificant levels and supports a parking variance.  

The project provides two loading berths consistent with Planning Code standards.

Architecture

The proposed Albertson’s would be approximately 28-feet in height with roofed entrance features rising to approximately 40-feet in height.  The building would be constructed of a cement plaster exterior with an architectural grade split face block base and accent band.  Mill finish aluminum storefronts, cornices with dentils, recessed architectural metal grids, and posts and brackets are proposed at the front elevation.    The 3rd Avenue side elevation includes metal trellis and brackets, glass block accents, and a decorative metal fencing from 6’ to 9’ in height.  A gazebo of matching materials is proposed as a pedestrian gateway at 3rd Avenue.  Mission tile roofing is proposed on all sloped roof and canopy surfaces.  A ten-foot high metal screen wall is proposed to visually and acoustically screen roof mounted mechanical equipment.   A color and materials board will be provided at the Design Review Committee meeting.  

Staff finds the overall architectural character to be very good and requests clarification on exterior details such as mullion thickness, treatment of metal rooftop screen wall, façade materials (i.e. location and color of split face CMU block and cement plaster on front, side and rear elevations), detail of screen wall at rear loading dock and compactor area, and separation between the proposed store and adjacent retaining wall.  

No exterior improvements are proposed to the adjoining Merritt Bakery building and no plans have been submitted for the rear loading dock area or for a structure on Pad A.  

Merritt Bakery Facade

Staff continues to be concerned about the visual interface between the existing Merritt Bakery building and the new Albertson’s building.  Staff believes the extent of the proposed renovations to the center as a whole and the relatively small size of the bakery building warrant some facade improvement to the bakery building.  The 12,300 square foot Merritt Bakery comprises about eight percent (8%) of the total 3.368-acre site which will undergo almost complete reconstruction.  In addition, the bakery building is prominently situated at corner facing the Lake Merritt gateway.   Land-use entitlements run with the land and are binding upon property owners. Albertson’s is one tenant of the multi-tenant center and is acting on behalf of the property owner of the entire center.  Further, the proposed Transportation Demand Management measures that would be required to reduce the parking shortage at the center to a less than significant level stipulates participation of all tenants of the center including Merritt Bakery.   For these reasons, staff finds that there is sufficient nexus to require exterior improvements to the Merritt Bakery building to provide a unified shopping center appearance.  Staff seeks the Committees input on this issue. 

Pad A Proposal

With regard to Pad A, staff recommends that plans submitted for Commission review address the treatment and maintenance of this area until a permanent structure is submitted for review.

Site and Landscape Improvements

The project proposes new landscape areas across the entire E. 18th Street frontage including the portion in front of the Merritt Bakery (omitted on previous plan).  Parked cars would be screened along the public sidewalk with an evergreen hedge in front of Albertson’s and wrought iron fencing in front of the bakery.  In addition, approximately 18-24” box Locust trees are proposed throughout the front parking lot, as well as new crape myrtle trees, evergreen shrubs and Pyrus trees are proposed.  A pedestrian walkway is shown on-site.  Staff supports these landscape improvements with revisions outlined below and finds that the proposed landscape improvements would be a positive contribution to the site and shopping district.

Landscape and Fence Detail at Sidewalk on E. 18th Street

As described above, the applicant proposes two different landscape perimeter treatments along the E. 18th Street frontage.  Wrought iron fencing is proposed along the bakery frontage and a landscape hedge is proposed along the remaining frontage behind the sidewalk.  Staff recommends development of a unified perimeter treatment throughout the site.  Staff recommends that a solid, low profile wall of matching materials and trim cap, approximately 36” to 42” in height, would be a preferred parking lot screen.  Staff believes a low profile wall would create a unified appearance, clearly defines the parking lot areas providing clear visual ownership to encourage maintenance, provides a solid edge to protect landscaping and prevent trash accumulation.  Staff further recommends that the low solid wall be installed at the perimeter of all parking areas including along Foothill Boulevard and 2nd Avenue frontages. Staff seeks the Committees input on this issue.

Landscaping at Rear Parking and Loading Area

No planting is proposed within the rear parking area or along the site’s rear perimeter.  Staff has identified this area as being within a view corridor from the adjacent city park and Lake Merritt as specified in the Lake Merritt Master Plan.   Staff continues to suggest that the rear parking area is an important element in the center’s unified appearance and that a landscape treatment would provide visual screening of parked cars, loading dock, trash and utilities area, and provide visual enhancement to and from Lake Merritt and adjacent residential uses.  In addition, the landscape areas would provide opportunities to reduce impervious surfaces, provides passive storm water treatment and reduces surface run-off.  Staff recommends that plans be revised to include perimeter landscaping and curbed landscaping/tree wells within the rear parking lot in areas shown stripped.  

Pedestrian Pathways

Staff suggests that pedestrian circulation could be improved throughout the site to encourage foot and bike traffic to the facility.  The plans depict one pedestrian pathway mid-site. Staff recommends that this pathway be shifted slightly to be adjacent to planter areas rather than between parking spaces.  Staff also recommends adding an additional pedestrian pathway from Pad A and the 3rd Avenue bus stop to the main store.  Staff recommends the use of a different paving treatment, such as stamped concrete or stripping, to clearly identify the pedestrian pathways.  Staff believes these pedestrian pathway improvements can be made without the loss of parking.  

Bicycle Parking and Shopping Cart Storage

No provision is shown on the plans for bicycle parking.  Shopping cart storage is shown within the store with no provision for outdoor storage or collection.  Staff recommends that plans submitted for Commission review respond to or clarify this issue.

Lighting 

No exterior lighting is shown on plans submitted for review.  Staff recommends that all lighting fixtures be architecturally integrated into the design of the building and site.  Parking lot lighting should be down directed, shielded from neighboring properties and on poles approximately 14’ to 16’ in height. 

Signage

Internally illuminated signage is proposed on the front elevation.  No specific size or colors are specified.   Staff recommends that signage consist of individual letters and that electrical raceways be integrated into the architectural banding and hidden from view.   

Off site Improvements

The project proposes landscape planting within the E. 18th Street median island along the entire length of the project site.  Proposed planting include a center row of evergreen hedge bordered by flowering accent shrubs.  Staff agrees that these improvements are desirable and is concerned about long-term maintenance.  Staff will forward the applicant’s proposal to Public Works Maintenance for review and comment.    

CONCLUSION

Staff finds that the project is well designed and would be a positive contribution to the neighborhood.  Recommendations for improvements are consistent with those we’ve made for other grocery store expansions – for example, Safeway and Lucky’s in Montclair and Safeway on Grand Avenue.  Staff recommends that the Design Review Committee provide comments and direction on the project, and specifically address recommendations outlined in the staff report.








Respectfully submitted:

LESLIE GOULD

Director of Planning and Zoning

Prepared by:

SCOTT HARRIMAN

Planner III

Attachments:
A.
Current project plans 



B.
Pre-Application letter dated May 6, 2002
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