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SUBJECT:

Study Session on Planning Application 07-100. Rezoning. Planned Unit
Development. Design Review. Parking Exception. A request for rezone to San
Pablo Commercial, planned unit development, design review and parking
exception for a new grocery store and mixed-use development at a site owned by
the University of California..

SITE:

1030-1130 San Pablo Avenue (University Village at the corner of San Pablo
Avenue and Monroe Street)

APPLICANT/
OWNER:
Bob LaLanne with The LaLanne Group for University of California
ZONING:

SPC (San Pablo Commercial) & R-2 (Residential)

STAFF RECOMMENDATION
Staff recommends that the Commission receive testimony from the applicant and members of
the public. Provide direction to staff on issues related to changes in the revised/refined project
plans. No action on the project is to be taken at this meeting.
BACKGROUND/PROJECT DESCRIPTION
The 4.2-acre project site consists of two lots located to the northwest and southwest of the
Monroe Street/San Pablo Avenue intersection. The applicant would like to construct a new
55,000 square foot grocery store at the north end of the property and a mixed-use development
at the south end of the lot, which includes approximately 30,000 square foot of retail space and
approximately 96 independent senior housing units. Originally the project was proposed to
have 175 senior/assisted housing units; however, the applicant decided to reduce the number
of senior units because of the change in the market and the difficulty in providing all the
required parking spaces.
Because the uses are not related to the educational function of the University, city land use
policies apply to the proposed project. The properties currently have two zonings, San Pablo
Commercial for the first 100’ along the eastern side of San Pablo Avenue and Medium Density
Residential for the rest of the property. A rezone to San Pablo Commercial for the entire area
would be required to consider a project with commercial uses. A planned unit development is
requested to allow an increase in height and a parking exception is requested to allow a reduced
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number of required parking spaces. This study session is meant to provide an opportunity to
focus on the proposed parking solutions. The discussion should focus on whether there is
adequate parking and if revisions are necessary.
KEY ISSUES
At previous public meetings, the public and Commission have asked questions and asked for
more information on many elements of the project. This study session is an opportunity for the
applicant to update the community on the project, but primarily to focus the proposed parking
solutions and the approvals required to allow reduced/adjusted parking requirements.
As previously stated there is a grocery store component and a mixed-use development
component of the project. There are a total 226 parking spaces proposed for the grocery store,
and small 2,000sq.ft. retail space at the northeast corner of the lot, located on a surface lot and in
a below-grade parking garage, under the store. The Planning and Zoning Code requires that
one parking space be provided for every 400sq.ft. of retail space; therefore, the proposed
parking for the grocery store is “over parked” by 83 spaces since 143 are required.
The mixed-use development has 86 parking spaces proposed in a surface-level parking garage,
located behind the retail along San Pablo Avenue. There is 28,000sq.ft. of retail spaces, which
requires 70 parking spaces at a ratio of one parking space per 400sq.ft. of retail space.
There are 96 independent senior housing units that would require 192 parking spaces since two
off-street parking spaces are required per residential unit. The mixed-use development,
therefore, requires a total of 268 parking spaces.
Currently the project is being looked at as four separate parcels, if approved as a subdivision.
One parcel contains the grocery store; the second parcel contains the retail portion of the mixeduse development; the third parcel contains the senior housing portion of the mixed use
development; and the fourth parcel includes Monroe Street and 10th Street, both of which
provide parking and bio- swales to treat water runoff and to comply with clean water
requirements.
There are a total of 44 parking spaces proposed along Monroe Street and 10th Street. The
applicant would like to allocate the parking along Monroe Street and 10th Street to the mixeduse development. If this is allowed, the mixed-use development would have 130 parking
spaces, which is 138 parking spaces short of the required 268. It should also be noted that
“back-in” parking is proposed along Monroe Street. This is somewhat of a new concept that
requires drivers to back into parallel parking spaces instead of pull in, providing greater
visibility and safety to bikers (see attachment 2).
REQUIRED APPROVALS
In order to approve the parking as proposed, motions approving the following items would
need to be made:
Municipal Code 20.28.040.A.3 allows residential parking to be reduced to 1.5 parking spaces per
unit, down from 2 parking space per unit if a special finding can be made based on a parking
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survey of the site showing that sufficient on-street parking is available to allow a parking
reduction. The challenge with making this finding is that the site is not yet developed;
therefore, making it difficult to make a finding based on existing conditions, which would vary
greatly if the proposed project were approved. It could also, however, be argued that senior
housing does not require the same amount of parking as “standard, non-specialized” residential
units. If this finding can be made 144 parking spaces would be required for the senior housing
component of the mixed-use development. If 144 parking spaces were required for the senior
housing and 70 parking spaces were required for the retail then a total of 214 parking spaces
would be needed for the mixed-use development, down from 268 required.
Municipal Code Section 20.28.040.B.4 allows shared parking of non-residential uses for other
non-residential uses through a major conditional use permit process. A conditional use permit
can be approved for a shared parking arrangement between two adjacent non-residential
properties. The peak of aggregate parking demand for the combined uses cannot exceed the
number of parking spaces provided. If a conditional use permit for shared parking is approved
for the “excess” 83 spaces on the grocery store site and the 44 spaces on Monroe Street and 10th
Street to be allocated to the mixed-use development then there would be a total of 213 parking
spaces provided, along with the proposed surface lot in the mixed-use development. A parking
study will be needed to verify the peak aggregate demand of parking.
Finally, Municipal Code Section 20.28.040.C allows a major conditional use permit to allow a
nonresidential parking to be shared with residential parking. If this is approved the senior
housing component of the mixed-use development would need to have 58 grocery store
parking spaces and 10th Street spaces allocated to it.
The table below shows how parking counts vary with each parking approval, as listed above:
Use

Required
Parking

Proposed
Parking

Grocery

143

Mixed-use
Retail
Component
Mixed-use
Residential
Component
Total

70

226 (garage
and surface,
excess 83)
0

192

86 (surface
and parking
structure)
312

394

Required
Parking with
Residential
Reduction
from 2 to 1.5
143

70

144

357

CONCLUSION
The applicant has made an effort to provide as many parking spaces as possible with the
proposed site plan. As described above, there are ways to allow parking reductions and
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provide creative parking solutions and still adhere to the Planning and Zoning Code. As
proposed, the project would need approval of a special finding to allow a reduction in the
required residential parking requirements and two major conditional use permits, one to allow
shared parking between two adjacent properties and one to allow non-residential and
residential shared parking.
At this time staff recommends that the Commission discuss the parking proposal land solutions
and provide feedback to staff and the applicant on the appropriateness of the proposed parking
plan and if any revisions are needed.
Attachments:
1. Project site plan and Parking table
2. Back in parking

4

