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Oakland City Planning Commission
 STAFF REPORT

Case File Number VMD01-518
January 23, 2002
Location:
594-23rd Street 

Proposal:
To construct a 4-story, 42 unit affordable multi family housing project. 

Applicant:
Thomas Dolan, Thomas Dolan Architecture

Owner:
Resources for Community Development

Planning Permits Required:
(1) CPC Design Review for the new construction of more than 25 residential units (42 units proposed).

(2) Minor Variances to allow a reduced rear yard setback and 

       locate more than 20% of the required open space on the roof.

General Plan:
Urban Residential 

Zoning:
C-45 Community Shopping Commercial District  



Environmental Determination:
Exempt  CEQA 15280-Lower Income Housing Projects

Historic Status:
Non-Historic Property

Service Delivery District:
II-North Oakland 

City Council District:
1

Date Filed:
November 15, 2001

Staff recommendation:
Approval subject to Conditions

For further information: 
Contact case planner Dwane P. Jensen at 510-238-6344

SUMMARY
The proposed residential project entails the construction of a 42 unit, 4 story structure over parking on a vacant parcel located at 590 23rd Street (at Northgate Avenue).  The subject site is generally located between San Pablo and Telegraph Avenues and is directly adjacent to BART right of way and Highway 24/Interstate 980.  The proposed project will contain 42 residential units over parking and will consist of a variety of 2 and 3 bedroom below market rate rental apartments.  The proposal also includes 44 off-street parking spaces, ground floor community/meeting rooms, courtyard, roof decks, and private balconies.  The project’s architectural design is characterized by series of multi-scaled structures centered on a common courtyard and connected by a system of exterior walkways.  The principle structures have been juxtaposed on the irregularly shaped parcel to reduce the bulk and mass of the largest building and reinforce the projects primary orientation along Northgate Avenue. The facade will be articulated with a variety of exterior finishes including stucco, board and lap siding, asphalt shingles, metal roofing, and a variegated color palette including yellow, maroon, mustard, brown and dark green. 

The applicant is requesting Design Review approval for the 42 unit residential structure as well as Minor Variances to 1) encroach into the required setbacks, and 2) locate more than 20% of the required open space on the roof.  Staff recommends that the Planning Commission Affirm the proposed Categorical Exemption cited above; and Approve the Design Review and associated Variances and recommended conditions of approval based on the attached findings.
PROJECT DESCRIPTION

The proposal consists of new construction of a 42 unit, 4 story residential structure on a 18,786 sq.ft.  irregularly shaped parcel located at 590 23rd Street (at Northgate Avenue).  The subject site is generally located between San Pablo and Telegraph Avenues and is directly adjacent to BART and Highway 24.  The proposed project will contain 42 residential units that include a variety of 2 and 3 bedroom apartments, 44 off-street parking spaces (in structure), groundfloor community rooms, courtyard, laundry facilities, roofdecks, and private balconies.

The proposed building is accessible by pedestrians through an entry stair on the groundfloor of the 23rd Street frontage as well as through the main courtyard along Northgate Avenue. Elevators are located at the north end of the structure and serve all floors including the garage.  Vehicular access is limited to a 20’ wide gated driveway along 23rd Street. Parking lifts are being proposed for 10 spaces in order to maximize the amount of available parking in a limited space.  

Open space is being provided in the amount of 150 sq.ft. per unit and is distributed throughout the proposed building in various forms including private balconies (190 sq.ft. average), courtyards, and rooftop garden. The private balconies are located on the northwest side of the building where they are not visible from the public street or sidewalk.  The courtyard, located at ground level, includes 2,175 sq.ft. of landscaped space and children’s tot-lot that is visible from the surrounding residential units. A partial wall is being proposed in between the tot-lot and Northgate Avenue in order to provide extra security for the children.  The rooftop garden will consist of a combination of landscape and hardscape elements that is expected to include trees, plants, benches, shading devices, and tables.  Safety railings will be installed on all elevated decks, gardens and open space.

The project’s architectural design is characterized by series of multi-scaled structures centered on a common courtyard and connected by a system of exterior walkways. The largest structure is located along the north and northwest edges of the property with the smaller structure located in the foreground

as experienced from the Northgate Avenue. These principle structures have been juxtaposed on the irregularly shaped parcel to reduce the bulk and mass of the largest building and reinforce the project’s primary/along Northgate Avenue. The resultant arrangement of buildings concentrates bulk at the corners and along the northern property lines while preserving the permeability and human scale along the primary elevation along Northgate Avenue 

The building’s principle facades are being articulated through the use of various exterior finishes and building components. The primary structures consists of a gabled, asphalt shingle roof that runs the entire length of the long axis of the site and terminates into an elevated hipped roof at the north end of the site. The structure also entails the use of operable single hung windows that range in size throughout the structure.  The white vinyl coated windows have a minimum amount of trim detailing, however, each window will be inset at a minimum of three inches.  The smaller structure consists of both a concave standing seam metal roof as well as a smaller shed roof along Northgate Avenue elevation and windows that are appropriately scaled to the buildings size and shape.  These structures are being clad with HardiPlank horizontal lap and board/batten siding, smooth stucco sand finish with geometric 

scoring, and a variegated color palette that includes red, yellow, and brown hues. (See Attachment A, Plans and Elevations)
PROPERTY DESCRIPTION
The subject property is located at the northwest corner of the 23rd Street/Northgate Avenue intersection which abuts Highway 24 to the north and BART to the northeast.  The site is currently vacant with the exception of a bus parking facility and large billboard that is oriented toward the freeway.  Existing land uses in the vicinity include a mix of single and multi-family residential facilities.  Public transportation, freeway access, and local serving entertainment and shopping opportunities are located within blocks of the subject site and provide necessary services to future residents.

The subject site is primarily visible from the 23rd Street and Northgate Avenue frontages although BART passengers will be able see the northern side of the development.  The northwestern edge of the property is characterized by a steep slope that separates the finished grade of the project and the finished elevation of Highway 24.  It is expected that this grade separation will provide a sound barrier between the proposed residential development and the existing freeway noise level.

GENERAL PLAN ANALYSIS

The project site is located in area designated by the Oakland General Plan land use map as “Urban Residential.”  “The Urban Residential designation is intended to create, preserve and enhance areas of the City that are appropriate for the multi-unit, mid-rise or high rise residential structures.  The proposal the General Plan recommends a maximum residential density of 125 principal units/ gross acre or a maximum of 150 units on the 18,786 sq.ft. subject site.  The project proposal is for 44 units, which is within the maximum intensity allowed according to the “Guidelines for Determining Project Conformity.  Additionally, the project is consistent with the following General Plan Policies for “Urban Residential” development:

· Objective N8: Direct urban density and mixed use housing development to locate near transit or commercial corridors, transit stations, the downtown, waterfront, underutilized properties where residential uses do not presently exist but may be appropriate.

· Policy N1.1 Concentrating Commercial Development:

Commercial development in the neighborhoods should be concentrated in areas that are economically viable and provide opportunities for smaller scale, neighborhood-oriented retail.

· Policy N3.1 Facilitating Housing Construction:

Facilitating the construction of housing units should be considered a high priority for the City of Oakland.

· Policy N3.2 Encouraging Infill Development:
In order to facilitate the construction of needed housing units, infill development that is consistent with the General Plan should take place throughout the City of Oakland.

· Policy N3.8 Required High-Quality Design:

High-quality design standards should be required of all new residential construction.  Design requirements and permitting procedures should be developed and implemented in a manner that is sensitive to the added costs of those requirements and procedures.

· Policy N3.10 Guiding the Development of Parking:
Off-street parking for residential buildings should be adequate in amount and conveniently located and laid out, but its visual prominence should be minimized.
ZONING ANALYSIS

The project site is located in the C-45 Commercial Shopping District.  For residential projects, R-80 High-Rise Apartment Residential Zone Regulations of the Oakland Planning Code (OPC) apply to all residential developments at this location.  The R-80 zoning regulation are intended to create, preserve, and enhance areas for high-rise apartment living at high densities in desirable settings, and is typically appropriate to areas near major shopping and community centers and rapid transit stations.

The project currently complies with requirements set forth in the Oakland Planning Code with respect to height, parking, density and neighborhood integration and will not adversely impact adjoining property or neighborhood character. The required and proposed development standards are summarized in the Table below:

Table 1.   Applicable Zoning Provisions

Criteria
Requirement

C-45/ R -80
Proposed

Permitted Uses
Multi-Family Residential (R-80) 
Multi-Family Residential

Residential Density*
1 unit / 261 sq.ft.( max)


1 unit / 447 sq.ft..

Residential Parking
One space per unit =42 parking spaces
44 parking spaces

Open Space
150 sq.ft. sf. per  unit = 6,300 sq.ft.


6,741 sq.ft. (includes group and private open space,  23 % open space on rooftop)

Height
No maximum height limit
64’ at top of peak

Setbacks
Frontyard setback   = 10’

Rearyard setback   =  10’

Interior side setback  = 0

  
Front = 0’ (variance required)

Rear  =0’  (varince required)

Interior side = 0’



As proposed, the project does not meet the minimum requirements relative to the rearyard setback, frontyard setback, and the amount of rooftop open space. The applicant is requesting a minor variance from these three restrictions. (See Required Findings)  

ENVIRONMENTAL DETERMINATION

The proposed project has been deemed statutorily exempt from the California Environmental Quality Act (CEQA) pursuant to CEQA Guidelines Section, 15280. Lower-income Housing Projects. In order to make this exemption, the following criteria and findings have been met:

(a) The proposal entails the construction of 42 residential units an urbanized area.

(b) The proposal is intended for Affordable to lower-income households, as defined in Section 50079.5 of the Health and Safety Code, and the developer will provide sufficient legal commitments to the appropriate local agency to ensure that the housing units will continue to be available to lower income households for a period of at least 15 years. (See Condition of Approval #11) 

 

(c) Affordable to low and moderate-income households, as defined in paragraph (2) of subdivision (h) of Section 65589.5 of the Government Code, at monthly housing costs determined pursuant to paragraph (2) of subdivision (h) of Section 65589.5 of the Government Code. (See Condition of Approval #11)

 

(d) The project is consistent with the City of Oakland’s General Plan as of the date of the application was deemed complete, as set forth in the staff report

 

(e) The project is consistent with the local zoning as it existed on the date the project application was deemed complete because minor variances to the setback and open space standards are made part of the project approval and therefore complies with the zoning requirements.

(f)  Properties immediately adjacent to the subject site have been previously developed with urban uses such as Highway 24/980, BART right of way, and single family residences. 

 

(g) The site is 18,762 sq.ft., therefore, not more than two acres in area.

 

(h) The site is, or can be, adequately served by utilities, as this parcel is located within a densely developed central urban district.

 

(i) The site has no value as wildlife habitat in that it has been previously developed with urban uses.

 

(j) The project will not involve the demolition of, or any substantial adverse change in, any district, landmark, object, building, structure, site, area, or place that is listed, or determined to be eligible for listing in the California Register of Historical Resources in that the site is vacant except for bus storage.

(k) The site is not included on any list of hazardous waste or other facilities and sites compiled pursuant to Section 65962.5 of the Government Code, and the site has been subject to an assessment by a California registered environmental assessor to determine both the presence of hazardous contaminants, if any, and the potential for exposure of site occupants to significant health hazards from nearby properties and activities.  A Phase 1 report has been completed for the property and all requirements will be met prior to the issuance of building permit to comply with residential occupancy requirements. 

(l) This project is not expected to have a significant effect on the environment due to unusual circumstances or due to the related or cumulative impacts of reasonably foreseeable other projects in the vicinity. 

KEY ISSUES AND IMPACTS

Design of Project:  The applicant and staff have worked together during the past two months to refine the design and provide more articulation and interest, particularly along the Northgate elevation.  The current plans submitted to the Commission reflect this work, including a more distinct series of building elements and roof forms, a more pronounced base and color for the retaining wall along Northgate.

The colors and materials proposed are varied and pronounced; the Commission may want to comment on the color and materials palette.  From staff’s viewpoint, the combination of colors and materials provide an interesting and dramatic building form that reflects a residential scale and character.

Requested Variances.  The design of the project requires two setback variances for the front (23rd Street) and the rear (BART right of way).  Due to the physical circumstances of the site and the orientation along three public rights of way, these variances appear to be appropriate for a number of reasons, as follows:

· The lot is oddly shaped and bounds 23rd Street, Northgate and the BART right of way.  The setbacks from rights of way are not an issue with regard to providing space between structures because the right of ways will remain as a defacto setback.  BART has indicated that their right of way along the rear is an access way for BART facilities.

· The variance enables a superior design solution for the site, and the provision of a large, enclosed courtyard that is more desirable than standard yard space along the front and rear edges of the project site.

· No other properties are affected by the granting of these variances.

With regard to the requested variance for allowing three percent more open space on a roof top deck than is permitted, the odd shape of the lot and the fact that it bounds three public rights of way are again mitigating factors in favor of approving such a request.  The design of the building has been centered around a large, enclosed open courtyard, providing a buffered common area and space between portions of the building.  Opportunities for other ground level open space are severely restricted or not desirable due to the proximity to highway noise or a public street.  The roof top area is therefore an appropriate and desirable design solution.

Staff recommends the approval of these two minor variances, with the findings set forth in the staff report.

Other Issues:  Conditions of approval have been incorporated regarding confirming that interior noise levels can be met for the units (45 Dba minimum), providing the required documentation regarding the affordability of the units, and confirming that BART will maintain the access right of way along the rear edge of the property because this strip will also be used for emergency egress from the project.

RECOMMENDATIONS:
Based on the analysis contained within this report, and elsewhere within the administrative record, staff believes that the proposed project is an appropriate land use at this location and an appropriate and well designed urban residential/commercial project that will further the overall objectives of the General Plan, particularly related those related to development of housing along transit corridor, near and accessible to regional serving facilities.  Thus, staff recommends that the Planning Commission:

1. Affirm the proposed Statutory Exemption cited above; and

2. Approve the Design Review and Variance Application along with the recommended conditions of approval based on the attached findings.   

Prepared by: 

DWANE P. JENSEN

Planner II

Approved for forwarding to the

City Planning Commission:

LESLIE GOULD

Director of Planning and Zoning

ATTACHMENTS:


A. Plans and Elevations

B. Letters of Support

FINDINGS FOR APPROVAL:

This proposal meets the required findings under Sections 17.136.070, Residential Design Review Findings, and Section 17.148.050, Variance Findings as set forth below.  Required findings are shown in bold type; explanations as to why these findings can be made are in normal type.

Section 17.136.070 (Residential Design Review Findings):

A. That the proposed design will create a building or set of buildings that are well related to the surrounding area in their setting, scale, bulk, height, materials, and textures;

The proposed design for Northgate Apartments, on a site highly impacted by adjacent transportation uses, reads from its primary elevation, (along Northgate) as a series of smaller buildings, each with unique character, yet unified by several characteristics: 1) materials, 2) fenestration, and 3) scale.  The building will be sheathed in stucco, cement fiberboard lap siding or cement fiberboard board and batten siding.  All windows in stucco walls will be inset a minimum of three inches.  Each of the three building wings are punctuated by openings into the courtyard and are of similar scale and character while being far from identical. The resultant effect is one of a grouping of buildings related to each other and defining and addressing the street in an interactive play of forms and with residential character.
B. That the proposed design will protect, preserve, or enhance desirable neighborhood characteristics;

As a five-sided building located on a site bound on four sides by transportation uses of varying intensity, the “desirable neighborhood characteristics” are to establish a quality residential environment.  With regard to scale, a positive relationship with the street and distinct and varied materials.  
C. That the proposed design will be sensitive to the topography and landscape;

The topography and landscape of the site are primarily established by 1) the rise of Northgate Avenue as it tops the BART tunnel entrance and 2) the elevated presence of the 980 Freeway. Both are strong features. The design of Northgate Apartments responds to this first feature of the topography primarily by submerging much of the concrete parking structure below grade. The main pedestrian entry of the building is at the second floor, at the grade of rising Northgate Avenue.  The parking entry is off of 23rd Street and is at the lower level, as is the open space of the community room and the community meeting room at the corner of 23rd and Northgate. Therefore, the way the building meets the topographic variation of the site turns this constraint into a design feature.
D. That, if situated on a hill, the design and massing of the proposed building relates to the grade of the hill;

As set forth in Finding C (above), the design of the building takes advantage of the sloping topography of the site through stepping down of different building forms and roof types.

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

The project is in a C-45 district and the Urban Residential General Plan designation. With the Approval exception of the minor variances for setbacks and the amount of rooftop open space, the project conforms with all applicable development standards.
Section 17.148.050 Variance Findings:

1. That strict compliance with the specified regulation would result in practical difficulty or unnecessary hardship inconsistent with the purposes of the zoning regulations, due to unique physical or topographic circumstances or conditions of design; or, as an alternative in the case of a minor variance, that such strict compliance would preclude an effective design solution improving livability, operational efficiency, or appearance.

The site is a tightly bound, irregularly shaped infill lot.  In order to maximize useable open space and livability, a central courtyard has been designed.  In order to maximize the courtyard area and buffer the noise from the adjacent freeway, the residential portion of the building has been “pushed out” to the north into the rear yard setback.  The rear property line abuts BART right of way which will not be built upon in the future because it is an access way.  The granting of a variance will have no significant effect on any resident neighbors.

The tight nature of the site, combined with the adjacent high-impact transportation uses precludes placement of all the open space at grade.  The rooftop open space is a good balance for such a fundamentally urban project, and the provision of additional on-grade open space would diminish its urban nature, reduce its potential contribution to the public realm, and compromise its appearance.
2.
That strict compliance with the regulations would deprive the applicant of privileges enjoyed by owners of similarly zoned property; or, as an alternative in the case of a minor variance, that such strict compliance would preclude an effective design solution fulfilling the basic intent of the applicable regulation

Variances were granted to a project at 2401 Telegraph for both rear yard setback and open space on the roof exceeding 20%.  Both properties are zoned C-45. The basic intent of the applicable regulations—1) in the case of rear yard setback, to prevent impact on abutting neighbors; and 2) in the case of open space being provided that is livable and likely to be used in this instance.

3.
That the variance, if granted, will not adversely affect the character, livability, or appropriate development of abutting properties or the surrounding area, and will not be detrimental to the public welfare or contrary to adopted plans or development policy;

The Northgate Apartments will make a positive contribution to the livability of the neighborhood in part because of the variances being requested. The rear yard setback variance has virtually no effect on neighboring properties, nor does it appreciably affect any future development. The variance request for placement of open space is, again, of little or no consequence to abutting neighbors. Setback requirements are being followed or exceeded on the only side abutting other occupied properties, and is in fact the location of the only on- ground open space. The provision of roof gardens and podium courtyard provides livability consistent with development policies and plans in Oakland.  
4.
That the variance will not constitute a grant of special privilege inconsistent with limitations imposed on similarly zoned properties or inconsistent with the purposes of the zoning regulations.
See (2) above regarding similar variances granted for 2401 Telegraph. As stated in (3) above, the purpose of the zoning regulations with respect to rear yard setback and open space is being embraced and enhanced through the creative design solutions proposed for this unique site
CONDITIONS OF APPROVAL

STANDARD CONDITIONS:

1.
Approved Use. 

a.
Ongoing.

The project shall be constructed and operated in accordance with the authorized use as described in this staff report and the plans submitted on December 5, 2001 and as amended by the following conditions.  Any additional uses or facilities other than those approved with this permit, as described in the project description and approved plans, will require a separate application and approval

2.
Effective Date, Expiration, and Extensions

a.
Ongoing.

This permit shall become effective upon satisfactory compliance with these conditions.  This permit shall expire on January 23, 2003 unless actual construction or alteration, or actual commencement of the authorized activities in the case of a permit not involving construction or alteration, has begun under necessary permits by this date.  Upon written request and payment of appropriate fees submitted no later than the expiration date, the Zoning Administrator may grant a one-year extension of this date, with additional extensions subject to approval by the City Planning Commission.

3.
Scope of This Approval; Major and Minor Changes

a.
Ongoing.

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

4.
Modification of Conditions or Revocation

a.
Ongoing.

The City Planning Commission reserves the right, after notice and public hearing, to alter Conditions of Approval or revoke this conditional use permit if it is found that the approved use or facility is violating any of the Conditions of Approval, any applicable codes, requirements, regulation, guideline or causing a public nuisance.

5.
Recording of Conditions of Approval

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

6.
Reproduction of Conditions on Building Plans

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

7.
Indemnification

a.
Ongoing.

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

8.
Design

a.
Prior to issuance of building permit
Final Plans including architectural details, recycling areas, trash enclosures, fencing, exterior urban design elements, landscaping, exterior colors and materials shall be reviewed to ensure that the details will be durable and maintain a high quality appearance and approved by the Zoning Administrator. 

b. The applicant shall submit sufficient written documentation from the Bay Area Rapid Transit District (BART), as approved by the Planning Director, that a minimum of 10 feet of their right of way along the rear edge of the site will continue to be used for access and will not be developed or obstructed for other uses.

c. The proposed windows shall be constructed with a minimum of 3 inches as measured from building façade to the window face.

9.
Landscape Plans

a.
Prior to issuance of building permit
Plans submitted for building permit shall include detailed landscape and irrigation plans.  Street trees shall be planted consistent with Park and Recreation standards.

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

10.
Exterior Lighting

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

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

11.
Affordable Housing 

a.  Prior to the issuance of building permit
This project is being approved as an affordable housing project, as defined by Section 50079.5 of the California Health and Safety Code.  The applicant shall submit sufficient documentation, as acceptable to the Planning Director, that all the units in the project will be rented to households who meet this criteria and to ensure that the housing units will continue to be available to such households for a minimum period of 15 years.
12.  Dust Control 

 a.  During Construction
Prior to the issuance of a building permit and during construction the applicant will be required to               

comply with all applicable City regulations and operating procedures prior to and as part of the issuance of building and/or grading permits, including standard dust control measures included as specifications in the building permit application which include the following:

1. Water all active construction areas at least twice daily;

2. Cover all trucks hauling soil, sand, and other loose materials or require all trucks to maintain at least two feet of freeboard;

3. Pave, apply water three times daily, or apply (non-toxic) soil stabilizers on all unpaved access roads, parking areas and construction staging areas;

4. Sweep daily with water sweepers all paved access roads, parking areas, and staging areas at construction sites.

5. Sweep streets daily with water sweepers if visible soil material is carried onto adjacent public streets.
13.    Construction Noise

a. Prior to the Issuance of a Building Permit and During Construction and Ongoing.

1. Construction equipment shall utilize the best available noise control techniques (improved mufflers, equipment redesign, use of intake silencers, ducts, engine enclosures and acoustically-attenuating shields or shrouds) in order to minimize construction noise impacts. Construction equipment shall not generate noise levels above 80 dBA at 50 feet for equipment operating more than 10 days (except pile drivers, which are addressed in measures below).  No pile driving is approved as part of this project.

2. The applicant shall comply with the Uniform Building Code and Oakland Noise Ordinance as it relates to construction activities.  Hours of construction shall be limited to 7:00 am to 7:00 pm, Monday through Friday.

3. That interior noise levels do not exceed 45dBA

14.   Best Management Practices

a. Ongoing
The project plans shall incorporate all of the Best Management Practices deemed necessary by the representative of the City’s Building Services Department for the construction and operation of the project. As required by the City, the project applicant/owner shall be responsible for the implementation of continuous and/or post-construction Best Management Practices such as good housekeeping practices or storm water treatment systems. Compliance with the BMP guidelines or requirements shall be required as determined and identified by the Environmental Services Manager.

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


City Council: 
(date)
(vote)
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