Oakland City Planning Commission

STAFF REPORT

Case File Numbers: CMDV09-135; CP09-090; ER09-007

Project Name:

Safeway Redevelopment Project
(Broadway @ Pleasant Valley Avenue)

Location:

Proposal:

Applicant / Phone Number:
Owner:
Planning Permits Required:

General Plan:
Zoning:

Environmental Determination:

Historic Status:

Service Delivery District:
City Council District:
Status:

Action to be Taken:

Staff Recommendation:
For Further Information:

5050-5100 Broadway (APN 014-1242-002-03 & 014-1242-005-

07) (see map on reverse)

Redevelopment of the existing Rockridge Shopping Center, including

demolition of all 185,500 square feet of existing buildings and

construction of a new Safeway store and other retail, office, and
restaurant space, totaling approximately 322,500 square feet with
approximately 967 off-street parking spaces. Proposed modifications
to streets in the project vicinity including Broadway/51%

Street/Pleasant Valley Avenue, Pleasant Valley Avenue/Gilbert

Street, Broadway/Coronado Avenue, and Broadway/College Avenue

intersections. '

Property Development Centers / (925) 738-1239

Alvin B. Chan, Inc.; Safeway, Inc. (ground lessee)

1) Regular Design Review for new construction;

2) Interim Conditional Use Permit to apply the policies of the General
Plan to the portions of the site in the R-50 Zone;

3) Major Conditional Use Permit to allow a Drive-Through
Nonresidential Facility;

4) Major Conditional Use Permit to allow alcoholic beverage sales in
conjunction with a new General Food Sales Commercial Activity
(new Safeway store);

5) Minor Variance to allow a building height up to 70 feet in the C-30
Zone where the maximum allowed height is 45 feet; and

6) Creek Protection Permit (Category IV) to allow development on a
creekside property.

Community Commercial

C-30 District Thoroughfare Commercial Zone (portion of site); C-40

Community Thoroughfare Commercial Zone (portion of site); R-50

Medium Density Residential Zone (portion of site); S-4 Design Review

Combining Zone (entire site)

A Draft Environmental Impact Report (EIR) has been prepared. A

Notice of Release/Availability for the Draft EIR was published on

January 11, 2013. The public comment period on the Draft EIR ends on

February 25, 2013.

Not a Potential Designated Historic Property (PDHP); Survey rating: X

2

1

Pending

Receive comments on the Draft EIR and the project. No decision will

be made on the project at this hearing.

Receive comments on the Draft EIR and the project.

Contact case planner Darin Ranelletti at (510) 238-3663 or by email at

dranelletti@oaklandnet.com.

February 20, 2013

#3
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CMDV09-135; CP09-090; ER09-007
Property Development Centers
5050-5100 Broadway

C-40/S-4, C-30/S-4, R-50/S-4
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SUMMARY

The applicant proposes to redevelop the existing Rockridge Shopping Center' located at Broadway and
Pleasant Valley Avenue, currently anchored by Safeway and CVS Pharmacy (formerly Long’s Drugs),
with a new commercial development containing a Safeway store and other commercial space totaling
approximately 322,500 square feet of floor area.

Pursuant to the California Environmental Quality Act (CEQA), a Draft Environmental Impact Report
(EIR) has been prepared for the project.> The Draft EIR was released for public review on January 11,
2013, beginning a 45-day public comment period. The public comment period on the Draft EIR ends on
February 25, 2013. The purpose of the February 20™ hearing is to take comments on the Draft EIR and
the project. No decision will be made on the project at this hearing. After all comments are received, a
Final EIR will be prepared and the Planning Commission will consider certification of the Final EIR and
render a decision on the project at a later meeting date to be scheduled.

PROPERTY DESCRIPTION

The project site is approximately 15.4 acres in size. The irregular-shaped site is bounded by Broadway to
the west, Pleasant Valley Avenue to the south, a reservoir and recently remodeled commercial building
(occupied by AAA) to the east, and the California College of the Arts, multi-family residential apartment
buildings, and the Claremont Country Club to the north.

The site is currently occupied by the Rockridge Shopping Center, a single-story shopping center that
contains approximately 185,000 square feet of floor area. The shopping center is anchored by Safeway
and CVS Pharmacy (formerly Long’s Drugs) and includes a surface parking lot containing a total of 615
off-street parking spaces.

PROJECT DESCRIPTION

The project involves the redevelopment of the existing Rockridge Shopping Center, including the
demolition of all 185,500 square feet of existing buildings on the site and the construction of a new
Safeway store and other retail, office, and restaurant space, totaling approximately 322,500 square feet of
commercial space (293,200 square feet of gross leasable floor area and an additional 29,300 square feet
of common space). A total of approximately 967 off-street parking spaces are proposed. Parking would
be located in surface parking lots, on the rooftop of the new Safeway store, and in a three-level parking
garage located above commercial space. The current project drawings are attached (see Attachment A).

The applicant also proposes modifications to streets in the project vicinity including the following:

e Broadway between College Avenue and 49" Street would be reduced from three through lanes to
two through lanes in each direction and new bike lanes would be installed.

e A new signal would be installed at the intersection of Broadway and Coronado Avenue to
provide left turns into and out of the project site.

! The Rockridge Shopping Center is distinct from the Safeway store located at College Avenue and Claremont
Avenue in the Rockridge commercial district which is typically referred to as the “College Avenue Safeway.”

2 The Draft EIR was previously provided to each member of the Planning Commission and is also available at the
City Planning offices at 250 Frank H. Ogawa Plaza, 2" floor Zoning Counter, and on the City’s website at:
http://www2.0aklandnet.com/Government/o/PBN/OurServices/Application/DOWD009157.
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e The southbound approach to the Broadway/51%" Street/Pleasant Valley Avenue would be
modified to provide two left-turn lanes onto Pleasant Valley Avenue.

e The eastbound approach to the Pleasant Valley Avenue/Gilbert Street intersection would be
modified to provide two left-turn lanes into the project site.

A complete description of the proposed modifications to transportation facilities is included in the
Transportation chapter of the Draft EIR beginning on page 4.11-39.

Construction Phasing

The project would be constructed in two phases over a period of approximately 20 months. Phase 1
would involve demolition of the existing CVS Pharmacy and adjacent stores and the construction of the
new Safeway store and adjacent buildings in the northeast portion of the site. Phase 2 would involve
demolition of the existing Safeway store, adjacent stores, and the existing bank building on the corner of
Broadway and Pleasant Valley Avenue, the construction of new buildings located in the southwest
portion of the site along Broadway and Pleasant Valley Avenue, and the proposed street modifications.
The proposed phasing would allow the existing Safeway store to remain open while the new Safeway
store is constructed.

PREVIOUS HEARINGS, PUBLIC COMMENTS AND REVISIONS TO PROJECT

The Planning Commission previously reviewed the project in July 2009 during the public comment

~ period on the Notice of Preparation (NOP) for the EIR and the Design Review Committee reviewed the
project in January 2011. At these meetings and in written comments the public has made a variety of
comments on the project. Some members of the public support the project, particularly as a way to
achieve City economic development goals. Other members of the public have expressed concerns that
the project lacks a housing component and is too auto-oriented and suburban in character for an urban
location.

At the Design Review Committee meeting in 2011 the Committee voted to forward the project to the full
Planning Commission for decision without the need for the project to return to the Committee. At the
meeting the Committee expressed a mix of support and concerns for the project. In response to public
and Committee concerns, the applicant submitted revisions to the project. Attachment B contains the
project site plan for the original project reviewed by the Planning Commission in 2009, the revised
project reviewed by the Design Review Committee in 2011, and the current project showing the
evolution of the proposed site plan. Attachment C contains the Broadway and Pleasant Valley Avenue
architectural elevations for the 2011 project and the current project. Attachment D contains the
concerns expressed by the Design Review Committee members in 2011 and the applicant’s responses.

"The primary recent design modifications incorporated into the current project (compared to the 2011
project) are the following:

o Pleasant Valley Avenue Facade: The service corridor serving the commercial spaces along
Pleasant Valley Avenue was relocated below ground thereby allowing more transparent windows
along Pleasant Valley Avenue increasing the visual appeal and interaction between the sidewalk
and the commercial spaces.

e Architecture: The architecture of the project has been modified so that the exterior elevations are
more refined and less chaotic.
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e Pleasant Valley Avenue Bank Building: The bank building at the corner of the project entrance
on Pleasant Valley Avenue (Building D) has been relocated closer to the street to increase its
street presence and reduce the visibility of parking.

e Relationship to Reservoir: A new restaurant building with an outdoor seating area facing the
reservoir has been introduced (Building E) and a new pedestrian path has been added to create a
direct pedestrian link from Broadway to the reservoir. These modifications are intended to
increase the visual relationship between the site and the reservoir thereby enhancing the
reservoir’s position as a site amenity.

e Rooftop Parking: The parking on the roof of the new Safeway (Building A) has been connected
to the parking structure located over the commercial space in the central portion of the site
(Buildings H and J) thereby increasing site circulation efficiency.

e Pleasant Valley Avenue Entrance: The number of inbound vehicle lanes at the primary vehicle
entrance to the site on Pleasant Valley Avenue (at Gilbert Street) has increased from two to three
in order to reduce the potential for vehicle queues backing up onto Pleasant Valley Avenue.

GENERAL PLAN ANALYSIS

The General Plan land use classification for the site is Community Commercial. According to the
General Plan, the intent and desired character of the Community Commercial is the following:

The Community Commercial classification 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. Community
Commercial areas may include neighborhood center uses and larger scale retail and
commercial uses, such as auto related businesses, business and personal services, health
services and medical uses, education facilities, and entertainment uses. Community
Commercial areas can be complemented by the addition of urban residential
development and compatible mixed use development.’

Broadway is a designated Key Corridor in the General Plan and the Broadway and Pleasant Valley
Avenue/51° Street area is a designated Neighborhood Activity Center. Key Corridors are envisioned as
mixed-use environments with concentrations of commercial and civic uses. Neighborhood Activity
Centers are considered the focal point of a community with diverse business, civic, and social activities
supported and strengthened by surrounding housing.

The Upper Broadway/College Avenue area, which includes the project site, is a target area for
community and economic development in the General Plan. In this area, the key objectives are to
“reduce loitering, improve traffic safety, code compliance, street maintenance, and development of
vacant and underutilized properties.”

The Land Use chapter of the Draft EIR, beginning on page 4.9-7, identifies the General Plan objectives
and policies relevant to the project and presents information to support a determination that the project
could generally be considered consistent with the General Plan in that the project would be consistent
with the Community Commercial land use classification, improve the economic viability of the shopping

? Oakland General Plan, Land Use and Transportation Element, p. 150
# Oakland General Plan, Land Use and Transportation Element, pp. 222-223.
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center, create a neighborhood activity center, be compatible with neighboring properties, and enhance
pedestrian, bicycle and transit facilities.

ZONING ANALYSIS

The zoning applicable to the project is the zoning in effect at the time the project’s application was
deemed complete in 2010. The applicable zoning is discussed below.

The site is split into three different base zoning districts. The southwestern corner of the site, roughly
equal to the location of the existing Chase bank building, is located in the C-40 Community Thoroughfare
Commercial Zone. The central portion of the site is located in the C-30 District Thoroughfare Commercial
Zone. The eastern portion of the site is located in the R-50 Medium Density Residential Zone. The entire
site is located in the S-4 Design Review Combining Zone. ‘

The portion of the site located in the R-50 Zone would not allow the commercial uses proposed by the
project. The R-50 Zone conflicts with the Community Commercial General Plan designation for the site.
Pursuant to the City’s Guidelines for Determining Project Conformity with the General Plan and Zoning
Regulations, an interim conditional use permit would be required to apply the policies of the General Plan to
the portion of the site in the R-50 Zone. In May 2009 the City made a determination in conjunction with the
review of a proposal to remodel the former Emil Villa’s restaurant building at 1982 Pleasant Valley Avenue
(now occupied by AAA) that in reviewing such an interim conditional use permit at the site, the City would
apply the standards of the C-30/S-4 Zone as the “best-fit” zone, meaning the C-30/S-4 Zone contains the
most appropriate zoning standards to use when reviewing the proposal because the standards best
implement the policies of the Community Commercial General Plan designation at the site. The S-4 Zone is
an overlay zone that requires design review for the construction and alteration of buildings.

The project complies with all the development standards in the zoning regulations except for the height of a
portion of the project located in the C-30 Zone. The maximum allowed building height in the C-30 Zone is
45 feet. The three-story parking structure located over ground-floor commercial space located in the central
interior portion of the site has a maximum proposed height of 66 feet. A variance would be required to
allow the proposed height. The parking structure is located well away from surrounding neighbors in the
interior of the site and the height of the structure would roughly equal the ground elevation of the
neighboring buildings to the north due to the change in topography. For these reasons, a variance for the
proposed building height may be acceptable.

Subsequent to the project’s application being deemed complete in 2010, the City adopted new citywide
residential and commercial zoning which became effective in 2011. Under the new zoning, which is not
applicable to the project because the new zoning became effective after the project’s application was
deemed complete, the project site is located in the CC-2 Community Commercial-2 Zone.

ENVIRONMENTAL DETERMINATION

The Draft EIR was released for public review on January 11, 2013, beginning a 45-day public comment
period. The public comment period on the Draft EIR ends on February 25, 2013. The purpose of the
February 20™ hearing is to take comments on the Draft EIR and the project. No decision will be made on
the project at this hearing. All comments received will be considered by the City prior to finalizing the
EIR and making a decision on the project. Comments on the Draft EIR should focus on the sufficiency
of the EIR in discussing possible impacts on the physical environment, ways in which potential adverse
effects might be minimized, and alternatives to the project in light of the EIR’s purpose to provide useful
and accurate information about such factors. Comments on the Draft EIR may be made at the February
20™ public hearing or in writing to the Planning and Zoning Division. Comments must be received prior
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to the comment period deadline (4:00 p.m. on February 25, 2013). After all comments are received, a
Final EIR will be prepared and the Planning Commission will consider certification of the Final EIR and
render a decision on the project at a later meeting date to be scheduled.

The Executive Summary chapter of the Draft EIR (Chapter 2) is attached to this report (see Attachment
E). All of the project’s potentially significant impacts can be reduced to less-than-significant levels with
the incorporation of the identified mitigation measures and the City’s Standard Conditions of Approval,
except for the following potential transportation impacts which are considered significant and
unavoidable:

e Broadway/51* Street/Pleasant Valley Avenue (Impacts Trans-5 and Trans-10): In year 2015 the

project would degrade intersection operations from level-of-service (LOS) D to LOS E during

the weekday PM peak hour and increase delay for the critical eastbound through movement by
more than six seconds during the Saturday midday peak hour. In year 2035 the project would
increase the volume-to-capacity (v/c) ratio for the intersection by 0.01 or more and the critical
movement v/c ratio for the eastbound left, eastbound through, westbound left, northbound
through, and southbound left movements by 0.02 or more during the weekday PM peak hour, and
it would increase the v/c ratio for the intersection by 0.01 or more and the critical movement v/c
ratio for the eastbound left, eastbound through, and northbound through movements by 0.02 or
more during the Saturday midday peak hour.

To mitigate the above impacts, an additional vehicle lane would be required on both 51* Street
and Pleasant Valley Avenue. The mitigation would reduce the impact in 2015 to a less-than-
significant level but would not reduce the impact to a less-than-significant level in 2035.
Accommodating the additional vehicle lane would substantially increase the pedestrian crossing
distance which would conflict with City policy concerning pedestrian safety and comfort,
including the Public Transit and Alternative Modes Policy (i.e., the “Transit-First Policy”) and
the Pedestrian Master Plan, and would also degrade pedestrian safety by increasing pedestrian
exposure to vehicles. Due to these potential significant impacts, the mitigation is considered
infeasible.

Traffic operations at the intersection could be improved, though not to a less-than-significant
level, by providing additional vehicle travel lanes on Broadway. However, there is insufficient
existing vehicle right-of-way to accommodate new vehicle lanes on Broadway so the street
would need to be widened which would require obtaining additional right-of-way from adjacent
private property containing existing buildings/structures/improvements, and/or removing bicycle
lanes, on-street parking, or medians which would conflict with City policy concerning pedestrian
and bicycle safety. Due to these potential significant impacts, the mitigation is considered
infeasible.

e Howe Street/Pleasant Valley Avenue (Impacts Trans-3, Trans-8, and Trans-13): Under Existing
Plus Project, year 2015, and year 2035 conditions, the project would add more than 10 vehicle
trips during the weekday PM and Saturday midday peak hours and meet the peak hour signal
warrant. To mitigate these impacts, one of the following measures would be required: signalize
the intersection; prohibit on-street parking along northbound Howe Street to allow right-turning
vehicles to bypass queued left-turning vehicles; or prohibit left-turns from Howe Street to
westbound Pleasant Valley Avenue during peak commute periods.

Signalizing the intersection would allow easier vehicle access between Howe Street and Pleasant
Valley Avenue, which may encourage cut-through vehicles to use Howe Stteet and Pleasant
Valley as an alternative to the congested Broadway and Piedmont Avenue -corridors.

Page 7
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Considering that this segment of Howe Street is primarily residential, a potential increase in cut-
through traffic would be undesirable. Prohibiting on-street parking to allow right-turning
vehicles would be undesirable because parking is at or near capacity on weekday evenings.
Prohibiting left-turns from Howe Street onto Pleasant Valley Avenue during peak commute
periods would divert traffic from Howe Street to other streets such as Piedmont Avenue or
Montgomery Street. Vehicles diverted to Piedmont Avenue would increase the potential
significant impact at the Piedmont Avenue/Pleasant Valley Avenue intersection (described
below). Due to these potential significant impacts, these mitigation measures are considered
infeasible.

e Piedmont Avenue/Pleasant Valley Avenue (Impact Trans-14): In year 2035 the project would
increase the v/c ratio for the critical westbound and northbound movements by 0.02 or more.
The impact could be mitigated by installing a new left-turn lane on the northbound Piedmont
Avenue approach. There is insufficient existing vehicle right-of-way to accommodate a new left-
turn lane on Piedmont Avenue so the street would need to be widened which would require
obtaining additional right-of-way from adjacent private property containing existing
buildings/structures/improvements, and/or removing on-street parking and planned bicycle lanes.
Prohibiting on-street parking would be undesirable because parking is at or near capacity.
Removing planned bicycle lanes would conflict with City policy promoting bicycle safety and
facilities, including the Public Transit and Alternative Modes Policy (i.e., the “Transit-First
Policy”) and the Bicycle Master Plan. Due to these potential significant impacts, the mitigation
is considered infeasible.

As required by CEQA, the Draft EIR includes an analysis of a range of alternatives to the project which
would feasibly attain most of the applicant’s basic objectives and avoid or substantially lessen any of the
significant effects of the project. The alternatives include the following:

e Alternative 1 (No Project) assumes the existing Safeway store remains in its existing location
and there is no redevelopment of the site apart from a possible remodeling of the Safeway store;

e Alternative 2 (Safeway Relocation) assumes the relocation of the Safeway store to the current
CVS Pharmacy space but retains the remainder of the shopping center in its current condition;

e Alternative 3 (Reduced Project) assumes the proposed redevelopment of the shopping center
except with less commercial space by removing the proposed upper-floor space;

e Alternative 4 (Concept with Commercial Emphasis) is based on a concept presented by the
Rockridge Community Planning Council (RCPC) during the scoping process for the EIR; and

e Alternative 5 (Concept with Residential Emphasis) is based on a concept presented by Urbanists
for a Livable Temescal-Rockridge Area (ULTRA) during the scoping process for the EIR.

KEY ISSUES AND IMPACTS
Below is a summary of the key issues and impacts related to the project.
Proposed Land Uses

The proposal involves commercial uses only. Some members of the public have recommended including
residential units in the project. Both the General Plan and the zoning would allow residential units at the
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site. Safeway has a ground lease on the site and the lease prohibits using the site for residential purposes.
New joint living and working quarters (i.e., “live/work” units) would not be allowed by the zoning. The
General Plan is silent on live/work units.

Site Design

Some members of the public have criticized the proposal for being too suburban in character and too
auto-oriented. In response, the current proposal (compared to the original 2009 proposal) brings
additional building massing to Broadway and Pleasant Valley Avenue to create a more urban street edge
and introduces a new internal “street” intended to function like an urban shopping street. In addition, in
the most recent set of revisions the service corridor serving the commercial spaces along Pleasant Valley
Avenue was relocated below ground thereby allowing more transparent windows along Pleasant Valley
Avenue increasing the visual appeal and interaction between the sidewalk and the commercial spaces.
The surface parking lot in front of the new Safeway store remains. The new site layout generally divides
the site into two areas characterized by the more urban pedestrian-oriented western area and the more
suburban auto-oriented eastern area.

Significant and Unavoidable Transportation Impacts

As discussed above in the Environmental Determination section of this report, the Draft EIR identifies
significant and unavoidable transportation impacts at the following intersections: Broadway/51%
Street/Pleasant Valley Avenue; Howe Street/Pleasant Valley Avenue; and Piedmont Avenue/Pleasant
Valley Avenue. Due to these significant and unavoidable impacts, under CEQA the City can only
approve the project if there are economic, legal, social, technological, or other benefits of the project that
outweigh the significant and unavoidable environmental impacts.

Broadway/College Avenue Intersection

The project would generate additional automobiles, bicycles, and pedestrians at the Broadway/College
Avenue intersection. The intersection currently does not provide a crosswalk on the south approach on
Broadway. In addition, vehicles on southbound College Avenue turn right onto Broadway at high speeds
due to the angle that College Avenue intersects Broadway. These vehicles may potentially conflict with
pedestrians crossing College Avenue or vehicles turning left from northbound Broadway into the existing
Wendy’s restaurant. The Draft EIR recommends that the intersection be modified so that College
Avenue intersects Broadway at a right angle. Appendix F contains a conceptual plan for this
modification. The modification would improve conditions for pedestrians and bicyclists by reducing the
size of the intersection, reducing the speed of automobiles on southbound College Avenue turning right
onto Broadway, and providing a crosswalk across Broadway on the south approach. The modification
would not result in a significant impact to automobile congestion. However, large trucks would continue
to not be able to turn right from southbound Broadway onto northbound College Avenue, motor vehicles
including buses on southbound College Avenue would turn right onto southbound Broadway at reduced
speeds increasing vehicle delay, and vehicles on northbound Broadway would not be able to turn left into
the existing Wendy’s restaurant, however, they would be able to make a U-turn at College Avenue.

Economic Development Implications

The City has developed a Retail Enhancement Strategy to improve the retail sector in Oakland. The
Strategy identifies Broadway and 51* Street/Pleasant Valley Avenue as one of the priority retail nodes
where retail enhancement efforts should be focused. The June 2008 Implementation Plan for the Strategy
states the following:

Page 9
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The Rockridge Shopping Center underutilizes a rare commodity in Oakland: a retail site
over 10 acres in a prime location. Today the center operates as a suburban retail solution
in a key urban location...More intensive use of this site could provide an expansion
opportunity for the supermarket and also meet the City’s strategic goal of expanding its
supply of comparison retail stores.’

The Implementation Plan includes the following strategies for enhancing the Broadway and 51*/Pleasant
Valley node (along with the nearby retail node surrounding Oakland Technical High School):

% Major development changes in these nodes provide an opportunity to redevelop the
pattern of land use to one that is less auto-oriented, and supports creation of a

pedestrian environment that serves the adjacent neighborhoods.

% Incorporate a viable comparison goods component into large scale retail
development in this node.

% Modify traffic and circulation patterns to facilitate pedestrian circulation.’
CONCLUSION

Staff recommends that the Planning Commission take public testimony on the Draft EIR and the project and
provide feedback to staff on the adequacy of the Draft EIR and the key project issues.

Prepared by:
?/\/\/
Darin Ranelletti
Planner IIT

Approved by:

%ol;ert Merkamp
Acting Zoning Manage

Approved for forwarding to the
City Planning Commission:

Scott Miller
Interim Planning and Zoning Director

> Oakland Retail Enhancement Strategy: Implementation Plan, June 2008, p. 44
® Oakland Retail Enhancement Strategy: Implementation Plan, June 2008, pp. 44-45



ATTACHMENT A

Current Project Drawings
(dated November 21, 2012; received November 27, 2012)
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ATTACHMENT B

Project Site Plans
2009 Project vs. 2011 Project vs. Current Project



2009 Original Project 2011 Project
Planning Commission Design Review Committee

Current Project



ATTACHMENT C

Project Elevations
2011 Project vs. Current Project
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ATTACHMENT D

Design Review Committee Comments and Applicant Responses



RECEIVED

JUL 19 Zein

City of Oakland
Planning & Zoning Division

SAA

July 3,2012

Mr. Darin Ranelletti, Planner 11

City of Oakland, Planning and Zoning Division
250 Frank H. Ogawa Plaza, Suite 3315
Oakland, California 94612

RE: Safeway Redevelopment Project (Broadway @ Pleasant Valley)
Design Review Committee Comments (January 26, 2011)
Needing Applicant Response

Dear Darin:

We have responded to each of the Commissioners comments and including the updated Site Plan SP-84
Data and SP-84 Overall (attached separately), dated October 20, 2011, that corresponds and reflects the
responses as stated:

Commissioner Colbruno

1. Consider traffic circle/roundabout shown on alternative design by community groups.
Consideration was made for the possibility of utilizing a traffic circle/roundabout as an
alternative, but with the required diameter size for the roundabout would provide less
queuing for the oncoming iraffic from Pleasant Valley Avenue, than what is proposed
presently.

2. Concerned about bicyclist and bus safety on busy streets.

The revised Site Plan SP-84 dated October 20, 2011, shows provisions of proposed
norihbound and southbound bike lanes along Broadway that would be part of the off-
site improvements. A specified bike lane was added ai the main site entry off
Broadway, at the new proposed traffic signal, providing a protective zone for bicyclist.
Addition of bike racks for short term and long term are provided throughout the site.
Proposed transit bus stop, northbound on Broadway, joining the pedestrian main plaza
entry will provide added safety with public activity.

3. Enhance relationship to adjacent pond; consider pond a project amenity; consider features such as
a dog walk, pedestrian pathway, and/or café-restaurant adjacent to pond.



The proposed site plan, has taken this into consideration was complimented by an
enhance pathway, treflised gathering benches facing the reflective reservoir and shear
backdrop cliff beyond. Provisions included with barrier landscaping along the
extended pedesirian pathway from Broadway, as same from pathways from Pleasant
Valley Avenue. Proposed embellish protective barrier between pathway and reservoir
cliff edge with bench like sione ledged base with open curved capped grate pickets. In
addition, café’-restaurant is proposed along this feature edge, that includes the
provision of eutdoor dining experience.

Commissioner Gibbs

4. Address and better utilize pond.
As well received, please see response Item #3.

5. Concerned about “false front” on Pleasant Valley Ave; better utilize Pleasant Valley edge;
consider using Pleasant Valley edge as terrace; make sure sound from project along Pleasant
Valley does not leak out onto adjacent street.

Stated in Comment ltem #11 — moving the delivery service core to the sub-grade,
provides storefront frontage along the face of Pleasant Valley Avenue, provisions of
tenant sireet store eniry.

6. Consider providing shuttle service to BART.
Proposed provisions of locating bus stop off Broadway and the pedestrian connection
to the bus siop and site have been provided. Further provisions, if necessary, to provide
shuttle service to BART, if feasible, could be considered, .

7. Incorporate on-site public art.

The proposed site plan incorporates provisions for Art Center display fo encompass
display window boxes within building structure frontages, strategically located along
the street pedestrian wallkway of Broadway and Plegsant Valley Avenue. In addition,
on the northeastern corner of the main site entry on Broadway, adjacent fo the Art
Center, a proposed sculptural display patio. PD Centers has taken the next step in
acquiring a professional designer with expertise in public interactive coordination
within development,

Commissioner Zayas-Mart

8. Design doesn’t fit community.
Broadway truly defines urbanizium of Oakland and as siated from previous responses
to comments #11 and #12, reveals the means to continue the covmunity feel of being
urban. Pleasant Valley Avenue would accomplish the same; with a down scale
envistons that leads to the existing establish suburban neighborhoods, today.

9. Architecture too chaotic.
The architecture has been streamlined; simplified to create identity fo individual retail
users. Trend today is to open the door for individualization from the retailers to place
their preferences, through architect, expression, character and individuality, as
nistorically in the urban settings of downtown.  Governed by parties to respect the
neighbors be means of design guidelines and creating competiveness that enhances
guality at/during that given time period.



2

10. Better civic sensibility needed.
Listening to citizens of their community, including City of Oakland’s Design
Comumission, as this project neighbors, addressing concerns, envisions and desires,
deserves respect fo support the success of this proposed project. As for all proposed
developments, there will be limits, compromise and undersianding te reach an
agreeable viable reality to support the development 1o proceed.

The site plan provides the sensibility by addressing the needs of pedestrian and
bicyclist, with accommodations that would include the enhancement and experience
the given water feature. The majority of vehicular required parking shows to being
sereened and segregated through use of parking structures. Knowingly, that the
urbanizing equates to density of which requires a formulated requirement for vehicular
parking. Provisions of community art display centers to support the art communify.
The communily requesting a landscape nursery within the center, as the original
Long’s Drugstore provided, where PD Center is presently coordinating with a tenant
that will fulfill this request, as reflected on the latest site plans.

11. Project too internally focused.
The present site plan reflects having tenants facing their storefront entry along
Broadway, enhanced pedesirian entry from public bus stop transit system. The
provisions of outdoor dining will enable interaction of public activity.

The initial site plan provided a delivery service core to service Building ‘N* and ‘G’
along the street face off Pleasant Valley Avenue, blocking potential storefront
provisions, In relocating the delivery service core to the hidden sireet level (sub-grade)
along Pleasant Valley Avenue, will provide the major retailers of having storefront
Jacing the street.

12. “False front” along Pleasant Valley Ave. is problematic.
As stated in Comment Hem #11 — moving the delivery service core to the sub-grade,
provides storefront frontage along the face of Pleasant Valley Avenue, provisions of .
tenant storefront entry off of Pleasant Valley Avenue.

13. Loading dock along internal street is not pedestrian-friendly.

Accommodating the operation of individual tenant delivery service reguirements was
achieved by utilizing a central loading dock service center for deliveries through mulii-
tenant means. This will require coordination from both ifenants and the property
management, including a program restricting deliveries during business hours.
Enhancing the plaza walkway and closure to the delivery dock areas will screen
majority of any existence to having such operation. The enclosed delivery center with
also enable to control not just visual, but acoustically and emission ventilation.

14. Internal street is too wide and too meandering.
The internal street width dimension, from building to building, ranges on the average,
Jrom 90 feet to 101 feet. Similar to Downtown Broadway urban setfing street right-of-
waty is approximately 100 feet in widith., The intent of the width is to provide pedestrian
plazas and provide natural sunlight, as possible, where shade comes inio play with
storgfronts that are on the north facing of the internal street.

15. Pedestrian access cut from Broadway into project leads to parking garage entry — problematic.



16.

17.

18.

19.

20.

Pedestrian access as shown from Broadway was taken into comsideration of
conforming terraced grades and extensive storefront frontages and plazas as
pedestrian will experience when approaching the cenier. The parking garage entry
plays just as an important role, by providing the vehicular user g direct access to the
center core, as @ welcoming visual experience when entering as a pedestrian.

Celebrate pond. ‘
As well received, please see response Comment Iiem #3.

Internal street leads to surface parking — problematic.
Perhaps that may be the case, but from a smaller scale, as majority of the parking is
provided through utilization of parking structures.

Traffic on Pleasant Valley Ave. needs to be slowed down / calmed.
The propesed traffic signal on Broadway, will give provisions of another main
vehicular eniry to this site, which was non-existing at its present condition. Iniended to
reduce the traffic demand off from Pleasant Valley Avenue will hopefully decrease the
traffic demand, in return giving a sense of calmness.

Improve interaction with Pleasant Valley Ave.; take advantage of grade change to provide
entrances onto Pleasant Valley on ground floor and entrances to internal project on upper floor;
add on-street parking on Pleasant Valley without removing traffic lanes.
As stated in Item #11 — moving the delivery service core to the sub-grade, provides
storefront frontage along the face of Pleasant Valley Avenue, provisions of tenant
storefront entry off Pleasant Valley. The addition of on-street parking on Pleasant
Valley without removing traffic lanes would be problematic via right-of-way
dedication.

Proposed Chase bank building should not be positioned at an angle to the street.

The proposed Chase Bank building is situated ogainst the existing overflow storm
drain easement that forms an angle from the reservoir to tie-in within Pleasant Volley
Avenue at the main vehicular entry, for the reservoir. The lotest Site Plans represents
in moving Chase Bank forward towards the main entry drive, creating o pedestrian
ploza entry for Chase Bank. Positioning provides the screening of vehicular parking
away from Pleasant Valley, including the Drive-Thru Banking sitting below street jevel,
screened by grades ond existing motured trees. The angle position seems to
compliment the adjoining angle building foces and enhance the window to the center,

Upon your review, if you require further information or clarification, please do not hesitate in
contacting us.

Sincerely,

L. Owen Chrisman
Benner Stange Associates, Architects, Inc.
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Executive Summary

Project Overview

Property Development Centers, Inc. (an affiliate of Safeway, Inc.), proposes to redevelop the existing
Rockridge Shopping Center, including the demolition of all 185,500 square feet of existing buildings on
the site. Removed buildings would be replaced with construction of a new “Lifestyle”' Safeway store
along with other retail, office and restaurant space, resulting in a total of approximately 322,500 square
feet of new commercial building space (293,200 square feet of gross leasable floor area and an additional
29,300 square feet of common space). This represents an increase of approximately 137,000 square feet
over existing development on the site. The applicant also proposes modifications to the adjacent streets
and public rights-of-way to improve access and circulation for all travel modes and to provide new
signalized left-turn access onto Broadway.

In early 2009, Property Development Centers, Inc. submitted an application to the City of Oakland for
environmental review of the Project. On June 25, 2009 the City of Oakland issued a Notice of
Preparation, determining that a project-level EIR would be the appropriate document to analyze the
potential environmental effects of the proposed Project under CEQA. This EIR addresses environmental
topics pertaining to Aesthetics; Air Quality; Biological Resources; Cultural Resources; Geology and
Soils; Greenhouse Gas Emissions; Hazards and Hazardous Materials; Hydrology and Water Quality;
Land Use, Plans and Policies; Noise and Vibration; Transportation, Circulation and Parking; Utilities and
Public Services; and other environmental effects found to be less than significant.

Site Location

The 15.4-acre Project site is located on the northeast corner of the intersection of Pleasant Valley Avenue
and Broadway in the City of Oakland, Alameda County, California.

The Project site is currently designated on the General Plan Land Use and Transportation Element
(LUTE) Diagram as Community Commercial. The Project is consistent with this Oakland General Plan
land use designation.

The effective zoning designation of the Project site is split into three different zoning districts.” The
southwestern comer of the site, roughly equal to the location of the Chase Bank building, has an effective
zoning of C-40 Community Thoroughfare Commercial. The central portion of the site has an effective

! The “Lifestyle” Safeway store is part of a corporate branding campaign intended to differentiate these stores from
competitors as a more upscale shopping experience. Generally, these types of stores are designed with a more
inviting decor with warm ambiance and subdued lighting, and containing special elements such as sushi and olive
bars and the addition of in-store coffee kiosks. Many Safeway store locations are being converted to the "Lifestyle"
format.

% The applicable zoning for the Project is the zoning that was in effect at the time the Project application was deemed
complete in 2010.

SAFEWAY REDEVELOPMENT PROJECT: BROADWAY AND PLEASANT VALLEY AVENUE — DRAFT EIR PAGE 2-1



CHAPTER 2: EXECUTIVE SUMMARY

zoning of C-30 District Thoroughfare Commercial. The eastern portion of the site has an effective zoning
of R-50 Medium Density Residential.

Key Components of the Project

The Project would be constructed in two phases over approximately 20 months. Construction is
anticipated to begin in July 2013 and end in March 2015. Project phasing is intended to enable the
shopping center to remain operational and economically viable throughout the construction period, to
capitalize on the current opportunity to move the Safeway grocery store into the current CVS Pharmacy
site soon after the current CVS lease expires, and to match future phase development to meet both current
and expected future retail market demands.

Buildings

At completion, the Project would include demolition of the entire 185,500 square feet of the existing 1
story shopping center. The shopping center would be replaced by an approximately 322,500 square- -foot®
new shopping center anchored by an approximately 65,000 square-foot new Safeway store. The new
buildings would range in height from 1 to 4 stories. The new Safeway would be a single story bulldmg,
but with high ceilings it would appear to be 2 stories in height.

Parking

The Project proposes a total of 967 off-street parking spaces, including 851 standard spaces, 30
designated handicap spaces and 86 designated compact spaces. Parking would be located in surface
parking lots and along drive aisles throughout the site, on a rooftop parking lot over the Safeway store and
adjacent buildings, and in a centralized parking garage with three levels of parking over ground floor
retail space.

Pedestrian and Bicycle Access

The Project proposes a substantially expanded pedestrian and bicycle network for the site, including:

« A continuous sidewalk that connects with small plazas ringing the entire site, separated only at the
two vehicle entry points,

« Separated pedestrian and vehicle access provided at each of the entry points into the site, as well as a
new pedestrian connection on Broadway near the Pleasant Valley Avenue/Broadway intersection,

o A number of routes leading pedestrians to the new Safeway store from Pleasant Valley Avenue, and

« Two routes that would lead pedestrians into the site from the Broadway/Coronado Avenue
intersection.

The pedestrian and bicycle routes would interconnect a number of plazas. The two main plazas would be
located along Broadway at the Pleasant Valley Avenue intersection and just north of the intersection,
connecting through the buildings at this location. The internal street would also have a number of smaller
plazas and wider sidewalks for outdoor cafes and public seating. The landscaped edge near the quarry
pond would have two smaller plazas which serve as scenic outlooks over the pond.

* Ofthe total 322,536 square feet within the proposed new shopping center, 293,233 square feet would be gross
leasable floor area and approximately 29,303 square feet would be common space (e.g., stairs and loading
corridors)

PAGE 2-2 SAFEWAY REDEVELOPMENT PROJECT: BROADWAY AND PLEASANT VALLEY AVENUE — DRAFT EIR
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Vehicle Access

The current shopping center has three vehicle access points along Broadway. Under the proposed Project,
the two most southerly vehicle access points would be eliminated, and the intersection at Coronado
Avenue would be converted to a signalized intersection providing full turning movements with 1 inbound
and 2 outbound lanes. The current shopping center also has two vehicle access points along Pleasant
Valley Avenue. These access points would remain where they currently exist, but the main entry would
be realigned and re-striped to provide 3 inbound lanes and 2 outbound lanes.

Off-Site Roadway Modifications

The Project also proposes a number of roadway modifications on Broadway and 51st Street/Pleasant
Valley Avenue to generally improve access and circulation for all travel modes and to specifically
provide signalized left-turn access on Broadway to and from the Project site. Off-site roadway
modifications proposed as part of the Project include the following.

. Broadway would be reduced from three through lanes to two through lanes in each direction between
College Avenue and 49th Street.

« Class 2 bicycle lanes would be provided on both sides of Broadway between College Avenue and just
south of 51st Street/Pleasant Valley Avenue.

« The Project driveway on Broadway opposite Coronado Avenue would be signalized to provide left
turns in and out of the Project site. The proposed signal would be coordinated with the existing
signals on Broadway at 45th Street, SIst Street/Pleasant Valley Avenue, College Avenue, and
Broadway Terrace. The intersection would provide an exclusive left-turn lane from southbound
Broadway to the Project site. The proposed signal would also provide a protected pedestrian crossing
connecting the residential neighborhood west of Broadway to the Project site.

« The provision for the southbound left-turn lane from Broadway into the Project site would require the
elimination of the existing median break that provides access to Wendy’s Restaurant from northbound
Broadway. As such, the northbound left-turn lane on Broadway at College Avenue would be
modified to provide left-turn access into the existing Wendy’s Restaurant on the opposite side of
Broadway from the Project site.

o The Broadway/51st Street/Pleasant Valley Avenue intersection would be modified to increase vehicle
capacity, to provide a six-foot wide median pedestrian refuge island, and to provide more efficient
and safer signal operations.

o The Gilbert Street/Project Driveway/Pleasant Valley Avenue intersection would also be modified to
provide additional turn lanes and the intersection signal equipment would be upgraded to provide
protected phasing for the westbound Pleasant Valley Avenue left-turn movement.

o The locations of several bus stops would be moved from the near side to the far side of (i.e., from
before to after) the intersection at northbound Broadway and Pleasant Valley Avenue, at eastbound
51st Street/Pleasant Valley Avenue at Broadway, and at eastbound Pleasant Valley Avenue at Gilbert
Street.

The proposed modifications along Broadway can be accommodated within the existing curb-to-curb
right-of-way. Providing a second left-turn lane from eastbound Pleasant Valley Avenue into the Project
site would require widening Pleasant Valley Avenue by an additional 1 to 4 feet along the Project
frontage.

SAFEWAY REDEVELOPMENT PROJECT: BROADWAY AND PLEASANT VALLEY AVENUE — DRAFT EIR PAGE 2-3
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Public Agency Approvals

This EIR is intended to cover all approvals necessary to implement the Project. These approvals include,
but are not limited to the following.

City of Oakland

Approval of an Interim Conditional Use Permit to allow for commercial use in the R-50 Medium
Density Residential Zone pursuant to Chapter 17.01 of the Oakland Planning Code;

Design Review pursuant to Chapter 17.136 of the Oakland Planning Code;
Zoning variances (if required);

Approval of a Category IV Creek Protection Permit for exterior development and work that may
include earthwork, landscape walls, fences, patios, decks, private drainage improvements, irrigation
systems and trenching conducted within the 20 foot setback from the top of bank of the adjacent
watercourse (the quarry pond) pursuant to Chapter 13.16 of the Oakland Municipal Code;

Approval of a Conditional Use Permit (for any drive-through facilities or alcohol sales);
Approval of a Subdivision Map (or lot line adjustment);

Tree removal permits pursuant to the City’s Protected Trees Ordinance (Chapter 12.36 of the Oakland
Municipal Code); .

Encroachment permits for work within and close to public rights-of-way (Chapter 12.08 of the
Oakland Municipal Code); and

Demolition permits, grading permits, and building permits.

Other Agencies Whose Approval May be Required

Bay Area Air Quality Management District (BAAQMD) — Granting of permits for stationary source
air emissions and compliance with Regulation 2, Rule 1 for all portable construction equipment
subject to that rule.

East Bay Municipal Utilities District (EBMUD) — Granting new water service connections and
meters.

State Water Resources Control Board (SWRCB) — Acceptance of Notice of Intent to obtain coverage
under the General Construction Activity Storm Water Permit.

San Francisco Bay Regional Water Quality Control Board (RWQCB) — Water quality certification
under Section 401 of the Clean Water Act may be necessary for landscaping adjacent to the quarry
pond.

California Department of Fish and Game (CDFG) — A Streambed Alteration Agreement pursuant to
California Fish and Game Code Sections 1600-1616 may be necessary for landscaping adjacent to
the quarry pond.

Summary of Impacts and Mitigation Measures

The following Table 2-1: Summary of Impacts and Mitigation Measures provides a summary of potential
environmental impacts, applicable Standard Conditions of Approval, recommended mitigation measures,
and the resulting level of significance after implementation of all mitigation measures. For a more
complete discussion of potential impacts and recommended mitigation measures, please refer to the
specific discussions in the respective individual chapters of this Draft EIR.
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CHAPTER 2: EXECUTIVE SUMMARY

Significant and Unavoidable Impacts

For purposes of this EIR, the following impacts are considered significant and unavoidable. Although
mitigation measures consisting of physical modifications to intersection operations have been identified,
such modifications would adversely affect other travel modes and conflict with City policy concerning
pedestrian and bicyclist safety and comfort, therefore resulting in secondary impacts. Traffic operations at
these intersections could be further improved by providing additional automobile travel lanes. However,
such modifications cannot be accommodated within the existing automobile right-of-way and would
require additional right-of-way and/or loss of bicycle lanes, on-street parking, or medians, and are
therefore considered to be infeasible.

Broadway/5 1st Street/Pleasant Valley Avenue (Intersection #7)

o Impact Trans-5: The Project would degrade intersection operations from LOS D to LOS E during
the weekday PM peak hour at the Broadway/51st Street/Pleasant Valley Avenue (#7) intersection
under 2015 Conditions. The proposed Project would also add traffic that would increase delay for the
critical eastbound through movement by more than six seconds during the Saturday midday peak
hour, which the intersection would operate at LOS E regardless of the proposed Project.

« Impact Trans-10: The Project would increase the volume-to-capacity (v/c) ratio for the intersection
by 0.01 or more, and the critical movement v/c ratio for the eastbound left, eastbound through,
westbound left, northbound through, and the southbound left movements by 0.02 or more during the
weekday PM peak hour, and it would increase v/c ratio for the intersection by 0.01 or more and the
critical movement v/c ratio for the eastbound left, eastbound' through, and, northbound through
movements by 0.02 or more during the Saturday midday peak hour at the Broadway/51st
Street/Pleasant Valley Avenue (#7) intersection under 2035 Conditions, which would operate at LOS
F regardless of the Project. R

Howe Street/Pleasant Valley Avenue Intersection (Intersection #19)

« Impact Trans-3, -8 and -13: The proposed Project would add more than 10 trips to the Howe
Street/Pleasant Valley Avenue intersection during the weekday PM and Saturday midday peak hours
under Existing plus Project conditions, 2015 Plus Project conditions, and 2035 Plus Project
conditions. The intersection would meet the peak hour signal warrant during both time periods.

Piedmont Avenue/Pleasant Valley Avenue (Intersection #20)

« Impact Trans-14: The Project would increase the volume-to-capacity (v/c) ratio for the intersection
by 0.01 or more, and the critical movement v/c ratio for the eastbound, westbound, and northbound
movements by 0.02 or more during the weekday PM, Saturday midday, and Saturday PM peak hours
at the Piedmont Avenue/Pleasant Valley Avenue (#20) intersection under 2035 Conditions, which
would operate at LOS F regardless of the Project.

Recommended Conditions of Approval

Although not required by CEQA, certain “recommendations” are included in this EIR, and summarized in
Table 2-2. These recommendations are not necessary to address or mitigate any significant
environmental impacts of the Project under CEQA, but are recommended by City staff to address effects
of the Project. These recommendations will be considered by decision makers during the course of
Project review and may be imposed as Project-Specific Conditions of Approval.

It is not yet known which of these recommendations may be implemented and if so whether it would be
as part of the Project or independent of the Project. The environmental consequences of each
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CHAPTER 2: EXECUTIVE SUMMARY

recommendation have been considered and none of the recommendations would result in any significant
impacts under CEQA.

Alternatives

Chapter 5 presents an analysis of a range of reasonable alternatives to the Project. The following
alternatives were analyzed:

« Alternative 1: No Project

o Alternative 2: Safeway Relocation

o Alternative 3: Reduced Project

o Alternative 4: Concept with Commercial Emphasis (RCPC Plan)
o Alternative 5: Concept with Residential Emphasis (ULTRA Plan)

As required by the CEQA Guidelines, an alternative site location was considered but eliminated from
further evaluation in this EIR because it would not meet the basic project objectives and would likely
result in similar traffic impacts at intersections in the vicinity of any alternative site.

Alternative 1: No Project would be the environmentally superior alternative. Alternative 5: Concept with
Residential Emphasis (ULTRA Plan) would be considered environmentally superior in the absence of the
No Project alternative. This alternative would generate fewer vehicle trips as compared to all other
alternatives (other than “no project” alternatives) as evaluated in this EIR. However, Alternative 5 would
also not achieve many of the basic Project objectives.

Areas of Public Concern

The following topics were raised in comments received in response to the June 25, 2009 Notice of
Preparation (NOP) of this EIR and at the July 15, 2009 EIR scoping session held before the City’s
Planning Commission. Each of these topics is addressed in this EIR. Issues of concern (including some
non-CEQA issues) include, but are not limited to, the following:

o Aesthetics
« Overall visual character of site
« Street frontage character on Broadway and Pleasant Valley Avenue
o  Auto-centric nature of proposed site layout
«  Opportunity for enhancement of quarry pond as site and community amenity
« Blight and urban decay
o Air Quality
« Construction period dust
o  Human health risks
« Biological Resources
. Wildlife habitat in quarry pond
« Geology and Soils
« Stability of slope at rear of site

« Greenhouse Gas Emissions
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CHAPTER 2: EXECUTIVE SUMMARY

« Hydrology and Water Quality
«  Water quality of quarry pond
« Land Use, Plans and Policies

o Proposed development density, mix of uses and site laj}out may not be sufficiently urban in
character, integrated with surrounding neighborhoods, or supportive of alternative modes of
travel

» Socioeconomic impacts
o Transportation, Circulation and Parking
« Auto-centric nature of proposed site design
« Need for safer and more convenient pedestrian and bicycle access
» Adequacy and appropriateness of parking supply
« Local and regional traffic congestion
«  Utilities and Public Services
« Demand on public services
o Alternatives
o Community amenities
« Mixed-use development
» Housing

o Continued street grid
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ATTACHMENT F

Conceptual Improvements at Broadway/College Avenue Intersection
(Figure 4.11-23 from Draft EIR)
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