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Il. Project Description

B. Site Characteristics

Existing General Plan, Redevelopment Plan and Zoning

General Plan Land Use Classifications

The Oakland General Plan Land Use Diagram adopted as part of the 1998 Land Use and
Transportation Element (LUTE) included the following land use classifications on the NMCO
property, in a manner consistent with the Final Oak Knoll Reuse Plan adopted by the Oak Knoll
Base Reuse Authority (OBRA) in 1996:

. Hillside Residential (5 residential units per gross acre)

o Community Commercial (125 residential units per gross acre / 5.0 FARS3 for non-residential
uses)

. Institutional (125 units per gross acre / 8.0 FAR)
. Urban Open Space
. Resource Conservation Area

(Discussion and map of proposed General Plan land use classifications and their configuration on
the project site is provided below under D. Project Characteristics.)

Oak Knoll Redevelopment Plan

The project site is within the Oak Knoll Redevelopment Project Area, which is conterminous with
the entire NMCO property. The adopted 1998 Oak Knoll Redevelopment Plan is consistent with
the LUTE land use Diagram, as is the proposed project. In December 2006, the City of Oakland
approved a fiscal merger of the Oak Knoll Redevelopment Project Area with the Central City
East Redevelopment Plan Area (Ordinance No. 12777 C.M.S.). While not relevant to the
environmental effects of the project under CEQA, the merger allows for tax increment revenue
from the Oak Knoll Project Area to fund redevelopment in the Central City East Project Area,
and generally allows surplus affordable unit production that may occur in Central City East to be
counted toward satisfying the affordable unit production requirements for the Oak Knoll Project
Area under redevelopment law.

Current Zoning District

The project site is within the R-30 One Family Residential Zone. The R-30 Zone permits single
family residential use at a maximum density of 8.0 dwelling units per gross acre. Other primary
uses permitted in the R-30 Zone include civic activities, such as schools, religious buildings, and
civic offices. (See F. General Plan and Zoning, below, for discussion of proposed zoning for the
Oak Knoll Project.)

3 Floor Area Ratio
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1l. Project Description

Existing Site Development and Environment

Existing Development

The project site consists of a 183-acre abandoned U.S. Navy medical facility. The NMCO facility
was closed in 1996 and has been unoccupied since that time, except for operations at the Sea
West Credit Union and Seneca properties. Development on the site includes an approximately
eight-story, decommissioned naval hospital building (approximately 475,000 square feet in floor
area), and approximately 100 other structures, including medical facilities, barracks and family
housing structures, and various other facilities. One structure on the site predates Navy
development: the 1924 clubhouse for the Oak Knoll Golf and Country Club, known as Club
Knoll. Utility infrastructure, roadways, and parking areas that supported the existing site facilities
also remain onsite. Many of the structures on the property are in deteriorated condition or have
been vandalized.

As indicated above, the only existing active uses on the project site are the Sea West Credit
Union and Seneca. Seneca is an organization that serves youth with special needs. Seneca
acquired its approximately 7.9 acre site as a public benefit conveyance through the Department of
Education based on its plan to establish a school for special needs children on the site and to
relocate its administrative operations from San Leandro and other sites to this location. Since the
acquisition, Seneca has operated administrative offices within the NMCO property (in Building
69). Approximately 100 on-site jobs are currently associated with the Sea West Credit Union and
Seneca uses according to information provided by the project sponsor.

Site Access

The Oak Knoll Project site is currently accessed via Mountain Boulevard only. Other entrances
exist from the east-west segment of Keller Avenue, and from Sequoyah Road/Barcelona Street to
the south, but neither currently permits site access. Access to the Oak Knoll Project site from I-
580 is from the Keller Avenue off-ramp and the Mountain Boulevard off-ramp. The nearest
access to 1-580 from the project site is the Mountain Boulevard on-ramp.

Natural Site Characteristics

Rifle Range Creek that flows from north to south through the central portion of the NMCO
property is a significant topographic feature of the site. The creek enters through the north
boundary of the site near the secondary site access gate off Keller Avenue and exits to a culvert at
the southeastern boundary at Mountain Boulevard. The creek runs through an approximately 700-
foot-long culvert beneath roadway and other paved areas in the north-central portion of the site.
Two secondary drainages join Rifle Range Creek from the east portion of the site.

There are three ridge and hillside areas onsite: 1) a broad ridge situated between Mountain
Boulevard and Rifle Range Creek (which includes a prominent knoll at the northwest corner of
the site); 2) a narrow ridge situated near the southern property line (which includes a second
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Il. Project Description

prominent knoll); and 3) a the prominent ridge near the project site’s eastern property line
(referred to throughout this SEIR as “the Eastern Ridge”), which includes the third and most
prominent knoll (referred to throughout as the “Central Area” of the Eastern Ridge). These key
features are described in detail and depicted in the Aesthetics analysis in Section IV.A of this
SEIR (Figure 1V.A-3)

Elevations onsite range from a low of approximately 222 feet above mean sea level (msl) where
Rifle Range Creek discharges from the site at Mountain Boulevard, to a high of about 665 feet
above msl on the ridgeline adjacent to Keller Avenue. Most of the topography in the study area
has been altered by previous grading and slopes as steep as 1:1 (horizontal:vertical) have been
created. A series of aerial photographs that depict the existing vegetation and topography of the
site are provided in the Aesthetics analysis in Section IV.A of this SEIR (Figures 1V.A-4
through 1V.A-6).

Surrounding Land Use and Development

The Oak Knoll vicinity is characterized primarily by residential and neighborhood retail
development, a church, regional open spaces, and the 1-580 corridor, as depicted in Figure 111-4,
Aerial Photo of Surrounding Land Use Pattern, on the following page.

Areas immediately surrounding the site are characterized by residential development, regional
open space, and the 1-580 corridor.

Primarily single family neighborhoods exist to the south and east (Sequoyah Hills), within areas
zoned R-30 and within the Hillside Residential land use classification.

A mix of land uses includes residential and condominium developments (including Ridgemont
Skyline and Shadow Woods), within areas zoned R-40 and R-50, within the Detached Residential
and Mixed Housing Type Residential land use classifications. Sequoyah Community Church sits
adjacent to Oak Knoll on part of a prominent knoll in the northwest corner of the site.

Residential condominiums exist immediately to the west of the project site, along Mountain
Boulevard (Oak Knoll Heights), within the R-40 Zone and the Mixed Housing Type Residential
land use classification between Mountain Boulevard and 1-580.

Small commercial developments exist immediately northeast of the site (along Keller Avenue),
within the C-10 Zone and the Neighborhood Center Mixed Use land use classification, as well as
west of the site, along Mountain Boulevard, south of Keller Avenue.

Other notable uses in the project vicinity include large open spaces - the Leona Heights Regional
Open Space Preserve to the northeast of the site, across Keller Avenue; the King Estate
Recreational Area and Open Space west of 1-580; and the Knowland Park and Arboretum and
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Il. Project Description

Sequoyah Country Club (which includes expansive open space) to the south and southeast,
respectively, beyond the existing residential neighborhoods.

Most portions of the site are separated from surrounding uses visually or topographically, as
illustrated with a series of photographs in Section IV.A, Aesthetics.

A residential development is currently under construction approximately two blocks north of the
project site, along Keller Avenue near Mountain Boulevard (north of the Sequoyah Community
Church).The Leona Quarry residential development, also currently under construction, is located
approximately one mile north of the project site, east of 1-580.

C. Project Objectives

Project objectives have been identified for the Oak Knoll Project based on the 1996 Reuse Plan
(discussed in Chapter 1), the General Plan LUTE, as well as the Oak Knoll Redevelopment Plan.
The proposed project has been defined to be consistent with these objectives. The project
objectives include, but are not limited to, the following:

The Oak Knoll Project shall:

1)  Be consistent with the City of Oakland General Plan (LUTE) and the Oak Knoll
Redevelopment Plan, by transforming an abandoned, blighted former military hospital into
a new community compatible with surrounding development.

2)  Develop sufficient housing to support and sustain a community village retail center for Oak
Knoll and surrounding residential neighborhoods.

3)  Alleviate the need of most South Hills residents to travel outside their neighborhoods for
shopping and services by developing a village center for the underserved South Hills area
that will provide local residents with neighborhood commercial shopping opportunities, in
fulfillment of LUTE objectives, policies and strategies.

4)  Develop safe and accessible open space and recreational opportunities and provide
pedestrian linkages from on-site open space to new residential and commercial areas as
well as to existing surrounding neighborhoods and regional open space in fulfillment of
OSCAR goals and policies.

5)  Generate substantial tax increment and sales tax revenue for the Central City East and Oak
Knoll Redevelopment Areas and the City of Oakland in furtherance of the Oak Knoll and
Central City East Redevelopment Plan and the Oak Knoll Redevelopment Plan
Implementation Plan (2006).

6)  Develop a diversity of housing types and sizes, including single family homes, townhomes
and apartments that can accommodate a variety of household types and incomes.

7)  Fulfill the General Plan Open Space, Conservation, and Recreation (OSCAR) Element
goals of restoring Rifle Range Creek and developing trail connections through Oak Knoll
and between Leona Canyon Open Space and Knowland Park via Mountain Boulevard.
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1l. Project Description

8)  Remove and replace deteriorated infrastructure on the former military base in furtherance
of the Oak Knoll Redevelopment Plan and LUTE.

9)  Restore the historic Club Knoll building.

10) Remove invasive and poor quality trees and shrubs and restore native habitat in appropriate
open space areas; expand native oak woodlands, restore riparian habitat and landscape
developed areas.

D. Project Characteristics

Overview

The Oak Knoll Mixed Use Community Plan Project would create a mixed-use development
consisting of residential neighborhoods, commercial development, and open space and
recreational facilities. The project sponsor considers the project location ideal for a mixed use
residential community. Its goal for the Oak Knoll Project is to create a new community that takes
advantage of the varied topography and terrain of the area to offer striking views of the
surrounding foothills and Bay Area vistas.

A major element of the Oak Knoll Mixed Use Community Plan Project is the enhanced and
restored Rifle Range Creek, recreational facilities, and a community-wide trail system that will
link the community to the existing East Bay Regional Park District trail system. The creek, trails,
and pedestrian system are envisioned to interconnect neighborhoods, parks and open spaces,
public places, and a mixed use commercial / residential community core - the “Village Center” -
along a new Main Street.

The current Oak Knoll Master Plan is illustrated above as Figure 111-3 has evolved from the
previous Oak Knoll Community Plan shown in Figure 111-2. The proposed development program
is also presented below in tabular format in Table 1V-1, in the following chapter. A series of
illustrations of the project are also provided in the Aesthetics analysis in Section IV.A of this
SEIR.

The following description of the Oak Knoll Mixed Use Community Plan Project is intended to
highlight aspects of the project that are relevant to the environmental analysis conducted in this
SEIR.

Project and Other Information Provided Since Publication of
the NOP/Initial Study

Following publication of the Oak Knoll Initial Study Checklist in February 2007, SunCal
provided to the City additional information regarding the proposed project and its characteristics
based upon its further development of the site plan (Figure 111-3). This additional information
regarding project characteristics is listed below and described in greater detail further within this
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Il. Project Description

Project Description chapter. To the extent that this information may result in potential
environmental effects, these effects are described and analyzed in this SEIR in Chapter IV (for
topics analyzed within the scope of the SEIR) and Chapter VII (within the discussion of
environmental topics previously analyzed in the Initial Study).

Seneca and SunCal may exchange equivalently sized parcels of land (approximately 7.9
acres) on the Oak Knoll site, resulting in Seneca relocating and constructing school
facilities at the northwest corner of the property (near Keller Avenue) and operating
administrative functions on the site and SunCal developing housing on the existing
Seneca site. The proposed exchange would not increase the maximum residential
development program for the Oak Knoll Project. (See Seneca below.)

SunCal has identified preliminary design parameters for the rehabilitation of Club Knoll.
(See Club Knoll below.)

SunCal has determined that it will conduct construction-related concrete and asphalt
recycling on site during the demolition phases of construction. (See Demolition, Grading
and Tree Removal below.)

SunCal’s technical consultants have identified trees near the base of the west-facing
hillside of the Eastern Ridge, outside the limit of grading, for oak woodland enhancement
and planting replacement trees. Eucalyptus and Monterey pine in this area, not previously
enumerated for removal, will be selectively removed as part of the oak woodland
enhancement effort. (See Figure 111-5, Mass Grading and Vegetation Removal).

SunCal has realigned Main Street through the site, between Mountain Boulevard and
Keller Avenue, to run entirely on the west side of Rifle Range Creek, which eliminates
one (of three originally proposed) roadway crossings over the creek. The realignment
also provides a more direct access route between the two site entrances (Mountain
Boulevard and Keller Avenue). Other minor roadway changes have also occurred as a
result of the Seneca relocation discussed above. (See Figures 111-2, Oak Knoll
Community Plan (February 2007), and Figure I11-3, Oak Knoll Master Plan (August
2007).)

SunCal has made a modest shift in the residential unit mix for the Oak Knoll Master Plan
(which is a refinement of the previous Oak Knoll Community Plan published in the Initial
Study). The shiftgenerally results in fewer attached multifamily unit housing types and
more detached single family unit housing types being developed. The Master Plan is
further defined to include 13 discrete neighborhoods and 13 lots and housing types. A
range of densities ranging from very low to high density housing is defined, as well as a
mix of attached and detached housing product types. (See Appendix C, the Draft
Preliminary Oak Knoll Master Plan Zoning Program, to this SEIR.)

SunCal is considering converting the existing Barcelona Street driveway entrance to the
project site (off Sequoyah) to an emergency vehicle access (EVA) facility only.

ER06-014 / Oak Knoll Mixed Use Community Plan Project 1-12 ESA / 206232
Draft Supplemental EIR September 2007



1l. Project Description

e SunCal has included an approximately 10,000 to 15,000 square-foot Homeowners
Association Center on the project site that would be used by residents and their guests
only; the specific location is not determined as of publication of this SEIR.

e SunCal has introduced the potential for administrative functions in part of Club Knoll.

Other New Information Relevant to SEIR

As discussed in Chapter I (Introduction), in addition to the above information received regarding
the project, the City has received or generated supplemental information. Those changes, which
are not part of the project description, but instead affect information, impacts and/or mitigation
measures identified in the Initial Study, are described and analyzed in Chapter I1V.F.

Seneca

Proposed Property Exchange and Development

Since publication of the Initial Study, SunCal and Seneca have entered into a letter of intent
(LOI) contemplating a property exchange of equivalently sized parcels of land (approximately 7.9
acres) on the site. (The LOI is subject to approval from the U.S. Department of Education for the
land transfer.) The proposed exchange would allow Seneca to build its school facilities at the
northwest corner of the Oak Knoll site with direct access from the Keller Street entrance. SunCal
would develop housing on the existing Seneca site (as depicted in Figure 111-3), adjacent to the
proposed Village Center. Figure 111-3 shows the proposed relocation site for Seneca as well as
the proposed SunCal development on the site Seneca now owns. Under this scenario, total
housing units proposed on the site would not exceed the maximum development program
described and analyzed herein for the Oak Knoll Project.

On the proposed new site for the school campus, Seneca currently envisions three structures: a
preschool with 4 classrooms (8 children per classroom); a K-12 school with 10 classrooms (10 to
12 students per classroom), and a group care facility for up to 12 youth, who would receive
24-hour assessment and support services for up to 90 days. The preschool would be
approximately 10,000 square feet; the K-12 school would be approximately 30,000 square feet,
and the group care facility would be approximately 20,000 square feet.

Relationship to Oak Knoll Project and SEIR

Seneca was included in the Maximum Capacity Alternative, as analyzed in the 1998 EIS/EIR.
That analysis described Seneca as occupying a 6-acre site and as proposing a school and multi-
service campus to provide special education, mental health and support services for emotionally
disabled children. No specific amount of development was stated for Seneca in the 1998 EIS/EIR,
but it was described as part of the 15-acre Mixed Use Zone that included an overall development
area of 100,000 square feet, an overall floor area ratio (FAR) of 0.3, and largely comprised the
northwest portion of the Oak Knoll site.
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If the property exchange with SunCal does not proceed, Seneca could independently proceed to
develop its proposed school and administrative offices on its existing site (subject to required
environmental review and project approvals); however, the scope of Seneca development in terms
of students and employees is anticipated to be identical under either scenario. Accordingly,
regardless of whether or not the property exchange takes place, Seneca project is included in the
SEIR as part of the Oak Knoll Project Description; the only difference is whether Seneca’s
activities are developed on the current Seneca site or the new site at the northwest corner of the
Oak Knoll site. As indicated previously, environmental effects that are potentially affected by the
Seneca exchange are analyzed in this SEIR in Chapter IV (for topics analyzed within the scope of
the SEIR) and Chapter VII (within the discussion of topics previously analyzed in the Initial
Study).

Although the property exchange and the proposed school on the new Seneca site are being
included in the project description in the SEIR in order to assure that the overall impacts of
development of the former NMCO property are addressed, Seneca will be seeking its entitlements
for the new school facility separately from SunCal’s entitlement applications. Seneca has not
submitted an application to the City as of the date of issuance of this SEIR. For purposes of this
analysis, it is assumed that Seneca entitlements would be obtained concurrently with or
immediately following entitlements of the SunCal project and that, if approved, Seneca would be
constructed concurrently with development of the Oak Knoll site.

Major Project Elements and Principles

Residential Development and Neighborhoods

The Oak Knoll Project would develop up to 960 residential units that would offer a wide range of
housing types as detailed in Appendix C to this SEIR. The distribution of these housing types is
depicted in Figure 111-3, the Oak Knoll Master Plan. Generally, the project would develop large-
lot single family (Estate Lots) in the eastern and more steeply sloped areas of the site, with a
variety of single family detached unit types in the central portion of site. A range of attached
multifamily housing types that include apartments, townhomes and flats (including senior
housing and affordable housing) along “Main Street” and within and adjacent to the Mixed Use
Village Center. (Also see Mixed Use Village Center, below.) The proposed housing development
includes a variety of housing types and densities - varying in size, housing mix, architectural style
and price range. This diversity is intended to avoid a “mass produced” appearance and to provide
a range of housing options.

Since publication of the Initial Study, the project sponsor has made some modifications to the
project site design (compare the Community Plan in Figure I11-2 to the Master Plan in Figure I11-
3). However, these changes have not modified the overall maximum development envelope of the
project. Overall, the project proposes 14 more single family units and 14 fewer multifamily units.
A total of 538 multifamily housing types and 422 single family units, for a total of 960 units.
Since the vehicle trip generation rate for each multifamily residential unit is lower than for single
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1l. Project Description

family residential unit the project change reduces slightly the residential vehicle trips of the
project.

Mixed Use Village Center

The Village Center of the Oak Knoll Project would contain a variety of land uses intended to
support a dynamic, mixed use, neighborhood-serving environment. The Village Center would
contain up to 82,000 square feet of street-fronting, local-serving commercial development
(approximately 76,000 square feet of grocery store and other retail commercial uses and 6,000
square feet of restaurant use).

The overall design concept for the Village Center would support a pedestrian scale “Main Street”
environment featuring active ground-floor uses and sidewalk and building frontage treatments,
such as continuous storefront facades with entries oriented to streets and pedestrian courtyards.
Design elements would also facilitate walkability and connectivity within the Village Center and
to and from adjacent residential neighborhoods and open spaces.

The highest density residential development within the Oak Knoll Project would be located
within and adjacent to the Village Center near the Mountain Boulevard entrance. These include
multifamily and town homes, including multifamily housing for seniors. The project sponsor has
submitted a Draft Preliminary Oak Knoll Master Plan Zoning Program (Appendix C to this
SEIR) that describes residential development types in the Village Center (as well as all other
areas of the site). Residential development in the Village Center would include higher density
housing types, including affordable apartments, senior flats, and townhomes (see Figure I11-3).

Parks, Open Space and Recreation Facilities

The Oak Knoll Project would provide approximately 50 acres of open space, including areas for
active and passive recreation and hiking trails and bicycle pathways, some of which would occur
along Rifle Range Creek (see Creek Restoration and Enhancement below). Figure 111-3 shows
the proposed areas of parks and open spaces, including the system of parks, trails, and walkways
that would weave through the project site, creating a network that would link the various
neighborhoods within the project site and that would connect to adjacent open space areas and
neighborhoods. The proposed parks within the Oak Knoll Project would vary in size, with a
community park envisioned at the southwest corner of the site, near Club Knoll. Most of the
existing natural open space areas that occur in the grassland and vegetated areas in the eastern and
south eastern portions of the site would remain as open space areas. Generally, the project would
provide passive recreation space, with opportunities for active recreation, which may include but
would not be limited to ball fields and tennis.

Creek Restoration and Enhancement

The project proposes to restore and enhance Rifle Range Creek, and to some extent its tributaries.
The Creek Plan is subject to review and approval by several permitting agencies (see Table I111-1,
below), including the City’s review and approval of a Category 4 Creek Protection Permit,
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currently underway for the proposed project on a separate but parallel track (see Oak Knoll
Application Materials, November 10, 2006, VVolume I). If implemented, The proposed creek
improvements would redress some of the previous large-scale impacts to the creek that have
resulted from land use changes offsite, previous alterations conducted by the United States Navy
(“Navy”) prior to closure of the NMCO, and the invasion of non-native plant species.

SunCal has prepared a preliminary Rifle Range Creek Restoration Plan that involves enhancing
riparian habitat value and removing non-native plant species, stabilizing the creek channel and
banks, safely accommodating stormwater flows, providing an aesthetic amenity, creating
appropriate public access, and accommodating infrastructure requirements (road crossings,
utilities, etc.).Overall, the project would daylight Rifle Range Creek onsite by removing existing
culverts, as much as is feasible, and would reconfigure oversteepened creeks banks to a more
stable slope that will support existing and more robust native riparian vegetation over time. The
restoration activities would not remove existing culverts along segments of Hospital Creek or
Powerhouse Creek (tributaries to Rifle Range Creek), but would employ bank stabilization
measures along the open segments of these tributaries (PWA, 2006).

If the Creek Restoration Plan is not approved by the required permitting agencies, the Oak Knoll
Project would be implemented, but Rifle Range Creek would remain in its existing condition,
with no removal of existing vegetation or alterations to the creek, except as required to
reconstruct road crossings over the creek and to demolish existing buildings located within the
proposed Resource Conservation Area boundaries.# Mitigations identified in the SEIR that are
specifically required for proposed creek restoration activities would not be implemented if the
creek restoration did not occur. In addition, the width of the Resource Conservation Area (or
distance between the stabilized top of banks on each side of the creek) would be narrower if the
Creek Restoration Plan is not implemented because creek bank stabilization efforts that involve
lowering bank slopes would not occur.

Club Knoll Rehabilitation and Reuse

The project proposes to rehabilitate Club Knoll, a locally-designated historic resource constructed
in 1924 as a clubhouse to the Oak Knoll Golf and Country Club that pre-dated the site’s
development as a naval medical facility. Club Knoll is located in the southwestern area of the
project site near Sequoyah Road (the site’s southern boundary) and is currently in disrepair,
having been vacant and subject to extensive vandalism in past years.

SunCal’s preliminary design parameters for the rehabilitation of the structure will seek to respect
the building’s most identifiable characteristics by maintaining the overall architectural style,
historic building configuration, its immediate open space setting, and characteristic exterior
details (subject to City review and approval) so as to not result in an adverse environmental
effect. (See detailed discussion and analysis in Section IV.E, Cultural Resources, in this SEIR.)
The project sponsor has indicated that reuse of Club Knoll would likely consist of a community

4 “Resource Conservation Area" is the General Plan land use classification that generally aligns with and essentially
prohibits development near the creek
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or non-profit use such as public meeting space, in addition to administrative functions. (These
potential Club Knoll land uses are encompassed in the ITE® trip generation land use category
used in the transportation analysis in this SEIR.)

Community Design Principles

SunCal has developed its plans for the project site with extensive community input, and the
project is based on the following overall design principles developed as part of that community
outreach:

. Creating a sense of community through design which promotes a village concept and
connectivity between developed areas to the extent feasible given the site topography.

° Providing a diversity of home sizes, home styles and shopping venues to create a balanced
community.

° Using varied elevations, lot designs and orientations to create a unique feel for each street.

° Building to a pedestrian scale by creating a walkable environment with attractive
streetscapes, centrally located gathering points and pedestrian greenbelts.

. Promoting conservation and restoration of the site’s natural features and resources where
feasible.

° Planning the site in the context of its region, its district and its neighborhood, so it becomes
part of the larger community.

. Providing usable open space for the community by creating trails and active and passive
recreation areas.

The project sponsor is also working with the City to develop specific sustainable building and site
design, construction, and operational methods and standards that would be incorporated in the
project. Some existing components of the project that support sustainable development goals
include: the renovation and reuse of Club Knoll; development of a “village” plan that “combines
housing, open space, recreation, civic and retail into a balanced and walkable community”
(Calthorpe Associates, 2006); development of pedestrian and bicycle facilities throughout the
proposed development areas; restoration of Rifle Range Creek, which will enhance water quality,
stormwater flow, and native vegetative habitats; and the establishment of approximately 50 acres
(approximately 30 percent) of the total site as open space.

Other Project Characteristics

Circulation, Access and Traffic Control

The project site would be served by the three points of access that serve the NMCO: Mountain
Boulevard and Keller Avenue as the primary access points, with an additional access from

5 Institute of Transportation Engineers
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Sequoyah Road. The proposed network of trails, walkways, and bicycle pathways would connect
with the proposed streets and roadways within the Oak Knoll Project to create a safe circulation
system throughout the project site. The proposed Main Street (extending from the Mountain
Boulevard entrance to the Keller Avenue entrance.) would be the primary collector street onsite,
and all other internal roadways would be local streets. All streets would be dedicated public
rights-of-way.

Vehicular access to the site would be unrestricted, and emergency vehicles would be able to
access all of the project site from each of the three proposed site entrances (i.e., Mountain
Boulevard, Keller Boulevard, and Sequoyah Avenue). A new traffic signal would be installed at
the Mountain Boulevard entrance to the project site, but no traffic signals would be introduced
within the development. As discussed above, SunCal is considering converting the existing
Barcelona Street driveway entrance to the project site (off Sequoyah) to an emergency vehicle
access (EVA) facility only. This EVA Option is analyzed throughout this SEIR.

Parking and Loading

As discussed in detail in the Transportation, Circulation and Parking analysis in Section IV.B of
this document, the Oak Knoll Project proposes a total of approximately 1,951 parking spaces for
the various uses within the project at buildout. A total of approximately 585 parking space would
be located within the Village Center and approximately 1,366 would occur outside the Village
Center. Commercial and multifamily residential loading areas would be located within proposed
buildings and designed in accordance with all City standards, ordinances, and regulations to avoid
conflicts with all roadways, driveways, and service lanes. Loading and service area facilities
would also be located to avoid conflicts or visibility from pedestrian facilities, open spaces, and
residential uses.

Site Preparation, Demolition, Grading and Tree Removal

All existing structures on the project site, except Club Knoll and the Sea West Credit Union
would be demolished to accommodate the project. Since publication of the Initial Study, SunCal
has decided to conduct construction-related concrete recycling on site during the demolition
phases of construction. This would involve the “crushing” of uncontaminated concrete aggregate
and asphalt resulting from the demolition of existing buildings and infrastructure for reuse, for
example in project buildings and roadways. Development of the site will involve approximately
900,000 cubic yards of grading (including corrective grading required for existing unstable areas
and grading associated with the proposed creek improvements). The overall intent of the grading
plan is to balance the amount of cut and fill throughout the project site so that no soil will need to
be imported or exported. (See Figures 1S-12a and 12b, Corrective Grading Plan, and Figure IS-
13, Proposed Grading Cut and Fill Depth, in the Initial Study in Appendix A to this SEIR.)

The project also includes tree removal as part of site development. Figure 111-5 delineates mass
grading and tree removal areas across the site. Trees identified for removal primarily include
those 1) situated in areas of the site where grading would occur (both development and corrective
grading), 2) located near site areas where demolition of existing buildings or infrastructure would
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occur, 3) present dangerous and hazardous conditions, or 4) that have overall poor suitability for
preservation.

Since publication of the Initial Study, SunCal has identified 190 trees that may be removed from
the existing identified Seneca site to accommodate development of the proposed project
(assuming approval of the exchange), and additional eucalyptus and Monterey pine near the base
of the west-facing hillside from the Eastern Ridge that may be selectively removed to reduce fire
hazard conditions and support expansion of existing oak woodland communities. This area is
delineated in Figure 111-5 as “Oak Woodland Enhancement Area.” As shown, eucalyptus and
Monterey pine currently dominate the vegetative overstory in the Oak Woodland Enhancement
Area; however, coast live oak saplings exist in the Monterey pine understory and within the
“Mixed Non-native Woodland” (also shown within the Oak Woodland Enhancement Area).6

A key principle for development of the Oak Knoll Project site is that the project would seek to
retain to the extent feasible larger trees that are most suitable for preservation given their overall
good health and provision of high-value habitat (i.e., valuable food source and suitable nesting
conditions), including, in particular, the native oak woodland areas located primarily in the
steeper, open areas of the site. All tree removal will comply with the Oakland Protected Tree
Ordinance (Oakland Municipal Code Section 12.36).

The Oak Knoll Project also proposes an extensive replanting and landscaping plan within
developed and undeveloped open space areas of the site, as shown in Figure I11-3. (Also see
Figure 1S-9, Typical Creek Planting Plan and Section, in the Initial Study in Appendix A to this
SEIR.)

Wastewater and Storm Drainage

The proposed project would replace the existing onsite wastewater collection system constructed
by the U.S. Navy. The new system is being designed to reduce the infiltration and inflow of
stormwater into the sanitary sewer system to the maximum extent feasible.

The project also would include a stormwater system of culverted and open channel drainage
facilities, with Rifle Range Creek continuing to be the predominant stormwater conveyance from
the site. Specifically, the proposed removal of existing undersized culverts (discussed under
Creek Restoration and Enhancement, above) and a series of vegetated swales and
bioretention/detention facilities throughout the site (in compliance with the Alameda Countywide
Clean Water Program C.3 Stormwater Technical Guidance) would improve the ability for 100-
year storm flows to be conveyed within the creek’s banks. The project site is being designed to
incorporate increased pervious surfaces and control stormwater runoff volumes from the site to
not exceed existing conditions. (See Figures 14a and 14b, Proposed Stormwater Control Plan, in
the Initial Study in Appendix A to this SEIR.)

6 Plant Communities Map (Figure 111-5) detailed legend description, WRA Environmental Consultants, July 18,
2007.
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1l. Project Description

Site Remediation

In accordance with the findings of the Final Finding of Suitability to Transfer (FOST) prepared
by the U.S. Department of the Navy and confirmed by the U.S. Environmental Protection Agency
(EPA) in 1999, the project sponsor shall conduct additional remedial actions for certain
hazardous substance existing on the project site. 7 Specifically, the project sponsor will conduct
the necessary localized site clean-up in accordance with all applicable laws and regulations and to
appropriate levels, pursuant to the review, approval, and oversight of a lead oversight agency,
which is anticipated to be the California Department of Toxic Substances Control (DTSC) (or
other regulatory agency, as appropriate). Subject to approval by DTSC, remediation would be
implemented during the demolition and construction phase of the project and may be conducted
in a single, continuous task over the entire project site. A detailed analysis of site conditions is
provided in Section IV.H, Hazardous Materials, in the Initial Study provided as Appendix A to
this SEIR.

E. Project Phasing

The project would be developed in multiple phases over approximately five to ten years. As
shown below in Figure 111-6, Oak Knoll Master Plan Phasing, the initial phase of work may be
the creek improvements, grading and construction of roadways in the Village Center area of the
site, and construction of the residential development in the northwest portion of the site (near
Keller Avenue). Subsequent phases would generally occur in the east and south areas of the site,
with development of the Village Center and the higher density housing proposed along Main
Street.

Development of the Seneca parcels (both current and proposed) depends on finalizing details of
the transaction between SunCal and Seneca, and could be developed during any Oak Knoll Phase,
subject to all approvals and entitlements required for the Seneca development. The geographic
area of Phase | has been reconfigured from the Overall Phasing Plan presented in the Initial Study
(Figure 1S-4, provided in Appendix A to this SEIR) to include Oak Knoll development on the
existing Seneca site, and grading would occur in this area within Phase I.

7 The U.S. Navy would be responsible for clean-up of any contamination except remaining Aesbestos Containing
Materials (ACM), lead-based paint, and residual pesticides since these were the known remaining hazardous
substances on site upon issuance of EPA’s Final Finding of Suitability to Transfer (FOST) in 1999.
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1l. Project Description

F. General Plan and Zoning

Proposed General Plan Land Uses and Configuration

The Oak Knoll Project proposes the same land use classifications adopted for the NMCO
property as part of the 1998 LUTE, in a manner consistent with the 1996 Final Oak Knoll Reuse

° Hillside Residential (5 units per gross acre)

° Community Commercial (125 units per gross acre / 5.0 FAR)
° Institutional (125 units per gross acre / 8.0 FAR)

° Urban Open Space

. Resource Conservation

The land use diagram for Oak Knoll is shown below in Figure 111-7. The Oak Knoll land use
configuration is consistent with the existing Oakland General Plan Land Use Diagram, pursuant
to the City’s Determination of General Plan Conformity initially rendered by the Deputy Director
on May 25, 2006, with an amended Determination rendered on December 20, 2006. (The
December 2006 Determination was subsequently upheld by the Planning Commission on March
7,2007.)

The City determined and confirmed in March 2007 that the configuration of land use designations
for Oak Knoll conformed to the Oakland General Plan with specific respect to land use diagram
boundaries, density and intensity limits, and specific land use policies in the Open Space,
Conservation, and Recreation (OSCAR) Element of the General Plan. In specific regard to the
potential land exchange between SunCal and Seneca, Figure 111-7 was determined to be consistent
with the proposed land use diagram for Oak Knoll even though the Institutional and Community
Commercial land use designations are not “exchanged” on the map; as pursuant to the City’s March
2007 Determination, Institutional land use would follow the institutional owner of land, and
Community Commercial land use would follow a commercial developer of land.

Proposed Zoning

The entire Oak Knoll Project site is currently located within the R-30 (One Family Residential)
Zone which permits single family residential use at a maximum density of 8.0 dwelling units per
acre. The site was designated R-30 prior to the City’s adoption of the General Plan LUTE in
1998. The 1998 LUTE designates land use classifications for the NMCO site that permit a wider
range of land uses and higher maximum densities and/or intensities than permitted by the R-30
Zone. The Oakland Planning Code includes an administrative process pursuant to which a
property owner can propose and the City can approve “best fit zoning” that more closely
conforms to the corresponding General Plan classifications.
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1l. Project Description

While generally retaining the R-30 Zone to cover the residential, open space and Rifle Range
Creek, SunCal is proposing the best fit zoning of C-45 (Community Shopping Commercial)
Zone, for the Village Center or residential areas designated within the Community Commercial
land use classification on the LUTE land use diagram. Both the R-30 Zone and the C-45 Zone
conform to the remaining General Plan land use classifications on the site, pursuant to Section
17.01.100B of the Oakland Planning Code. The project sponsor has submitted to the City a set
Draft Preliminary Oak Knoll Master Plan Zoning Program (Appendix C to this SEIR), which the
City is currently reviewing as part of the project entitlements. The project sponsor’s Draft
Preliminary Oak Knoll Master Plan Zoning Program is generally consistent with the
aforementioned R-30 Zone and the “best fit” C-45 Zoning District and seeks development
bonuses (as allowed by the City’s PUD Regulations) for.] Maximum building heights, minimum
lot area and width, maximum lot coverage, lot frontage, minimum yards (setbacks), and minimum
open space. (Also see Land Use and Planning, Zoning analysis in the Initial Study, provided as
Appendix A to this SEIR). The proposed development standards are specified in the Draft
Preliminary Zoning Program.

G. Sponsor-Submitted Applications and Technical
Studies

The project sponsor has submitted to the City a Request for Environmental Review (ER06-014)
and the following applications and supporting materials for permits required to develop the Oak
Knoll Mixed Use Community Plan Project:

. Basic Application for Development Review (Case No. ER06-014)

° Planned Unit Development - Preliminary Development Plan (Case File No. PUD06-446)

° Interim Conditional Use Permit8 for Best Fit Zoning

° Vesting Tentative Tract Map No. 7828 (Large Parcel Lot map)

° Vesting Tentative Tract Map No. 7860 (Small Parcel Lot map)

o Creek Protection Permit

o Tree Preservation and Removal Permit

A compendium of the applications, plans, and supporting technical information (Volumes 1, 11,
and I11) submitted for the project is available for review at the City of Oakland Planning and
Zoning Division Office at 250 Frank H. Ogawa Plaza. A complete list of these materials is
provided as Appendix E to this SEIR. In addition, a compact disc (CD) containing the 1998
EIS/EIR and other relevant Oak Knoll Project Background Reports and Technical Studies, such
as the Oak Knoll Transportation Study prepared by Fehr & Peers Associates, is included inside
the back cover of the appendix volume of this SEIR.

8 The Conditional Use Permit for best it zoning (considered in cases where the project is not permitted by existing
zoning but clearly conforms with the General Plan) is referred to as “interim”, consistent with the City’s adopted
“interim controls for implementing the General Plan prior to the adoption of revisions to the Oakland Planning
Code, pursuant to Chapter 17.01 of the Oakland Planning Code.
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H. Discretionary Actions and Other Planning
Considerations

Public Agency Approvals Required

A number of permits and approvals (in addition to those discussed above) would be required
before development of the Oak Knoll Project could proceed. As Lead Agency, the City of
Oakland is responsible for preparation of this SEIR (pursuant to CEQA Guidelines Section
15051). As Lead Agency for the project, the City of Oakland would also be responsible for the
majority of approvals required for development.

A list of the currently anticipated City and other agency permits and approvals that may be
required is provided below in Table I11-1. This SEIR is intended to be used for the required
discretionary actions described below, along with any other discretionary approvals that are
requested and required in connection with the project, including Seneca, but not listed below. In
addition, the project may rely on or require review and approval by a number of public agencies
and jurisdictions that have authority over specific aspects of the project.

The approvals needed for the project may include the following, without limitation:
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TABLE llI-1

REQUIRED PERMITS AND APPROVALS ANTICIPATED FOR THE PROPOSED PROJECT

City of Oakland
(Lead Agency)

Oakland Redevelopment Agency

Responsible Agencies
East Bay Municipal Utility District
(EBMUD)

California Department of Transportation
(Caltrans)

Other Agencies
California Regional Water Quality
Control Board (RWQCB)

Bay Area Air Quality Management
District (BAAQMD)

U.S. Army Corps of Engineers

California Department of Fish & Game

Alameda County Flood Control and
Water Conservation District (ACFCD)

California Department of Toxic
Substances Control (DTSC)

General Plan Conformity Determination, Best Fit Zoning and Interim
CUP

Vesting Tentative Subdivision Maps to create new parcels (large and
small lot) or create condominiums, if proposed

Planned Unit Development (preliminary and final)

Variances to the Subdivision Ordinance

Conditional Use Permits or Variances, if determined necessary once
detailed plans are submitted

Design Guidelines/ Design Review

Demolition Permits

Grading Permits

Tree Preservation and Removal Permit

Creek Protection Permit

Other Potential City Action

Formation of Community Facilities District

Amendment to Oak Knoll Redevelopment Plan

Owner Participation Agreement

Disposition and Development Agreement

Oak Knoll Redevelopment Area Five Year Implementation Plan
Redevelopment Plan Consistency Determination

Demolition Permit

Approval of water line, water hookups and review of water needs
Preparation of Water Supply Assessment (Issued November 15, 2006)

Approval of plans and encroachment permit for improvements located
within the State of California right-of-way

Improvements within the public right-of-way (including re-paving, re-
striping, signal improvements, street lights, and signal optimization);
Excavation for utilities

National Pollutant Discharge Elimination System (NPDES) permit for
stormwater discharge

Section 401 permit for any jurisdictional waters on site (creek
restoration work)

Oversight of potential site cleanup (also see DTSC)

Permitting of asbestos abatement activities prior to and during
demolition

Section 404 permit for any jurisdictional waters of the United States on
site (creek restoration work)

Streambed Alteration Permit

Compliance with federal floodplain regulations

Oversight of potential site cleanup (also see RWQCB)
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