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SOURCE: SunCal, LLC, 2007
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Project Simulation from King Estate Open Space
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Visual simulation of proposed project without lal
Notes: Simulation shows finished grade at Central Area of Eastern Ridge approximately
35 feet lower than existing. Simulation depicts a conservative (worst-case) scenario in terms
building massing and design (no design guidelines or mitigation measures implemented).

Oak Knoll . 206232
Figure IV.A-30
Project Simulation from King Estate

Open Space without Landscaping

SOURCE: Environmental Vision



Visual simulation of proposed project

Notes: Simulation shows finished grade at Central Area of Eastern Ridge approximately 35 feet lower than existing. Simulation depicts a conservative
(worst-case) scenario in terms building massing and design and extent of tree removal and down-slope development (no design guidelines or mitigation
measures implemented). Building heights shown are approximately 40 feet above finished grade, which is consistent with the maximum 40 to 50 building
height limits proposed for this area of the site (per “Estate Lot” standards in the Oak Knoll Master Plan Zoning Program in Appendix C).

Oak Knoll . 206232

Figure IV.A-31
Project Simulation from Leona Open Space Trail

SOURCE: Environmental Vision



Visual simulation of proposed project

Notes: Simulation depicts a conservative (worst-case) scenario in terms building massing and design

(no design guidelines or mitigation measures implemented), as well as tree removal. Simulation depicts
removal of all existing eucalyptus (tall vegetation in left side of existing photo), whereas a portion is located
offsite and would is not proposed for removal by the project sponsor.
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Figure IV.A-32

Project Simulation from Keller Avenue, Near Hansom Drive




Visual simulation of proposed project

Notes: Simulation shows finished grade at Central Area of Eastern Ridge approximately 35 feet
lower than existing. Simulation depicts a conservative (worst-case) scenario in terms building
massing and designs (no design guidelines or mitigation measures implemented).

: — Oak Knoll . 206232
SOURCE: Environmental Vision Figure |VA-33
Project Simulation of Eastern Ridge

and Knoll from Keller Avenue
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1V. Environmental Setting, Impacts and Mitigation Measures

A. Aesthetics

Summary of Impacts to Scenic Vistas and Resources

Overall Change

The proposed Oak Knoll Project will result in a distinct, visible change to the existing conditions
of the project site overall. Changes in topography and vegetation as a result of grading and tree
removal for development would occur throughout the site, but areas of the site where most of
these changes would occur would not be visible from most publicly-accessible vantage points
offsite. However, new ridgetop development and associated grading and tree removal is proposed
along the length of the Eastern Ridge and would be visible from many publicly-accessible
vantage points offsite.

Effects to Ridge, Knolls and Open Space

When considering the entire approximately 183-acre Oak Knoll Project site, the project would
“generally conserve ridges, knolls, and other visually prominent features as open space” (OSCAR
Policy 0S-1.3). Overall, the project would concentrate the majority of development in the central
area of the site, which would allow the project to maintain more than approximately 50 acres for
permanent open space that would be fairly contiguous and linked by a trail system (see Figure
111-3). Most of the proposed acreage that is to be designated for permanent open space
encompasses areas containing visually prominent features, including areas with dense oak
woodlands. Specific to key OSCAR Policy 0S-1.3, the project would maintain (and in many
cases, improve through removal of invasive and/or non-native vegetation within the oak
woodlands) open space and oak woodland areas along 1) the site’s west-facing hillside and base
of the Eastern Ridge, which provides an open space backdrop to the development in the lower
area of the project site (see Figure 1V.A-33); 2) at north-facing hillsides of the south knoll at the
south edge of the site (highlighted in Figure IV.A-2); 3) at the west-facing hillside and minor
ridge that slopes up from Mountain Boulevard at the northwest corner of the site; and 4) along the
Rifle Range Creek corridor. Except for the west-facing hillside and minor ridge that slopes up
from Mountain Boulevard at the northwest corner of the site, the other features are not visible
from most publicly-accessible vantage points (as shown in Figures IVV.A-8 through IV.A-33).

Prominent ridges and knolls that the project proposes to develop include the following
previously-graded areas of the site: 1) the northwest knoll in the northwest corner of the site
(highlighted in Figure 1V.A-2), and 2) the Eastern Ridge, and particularly its Central Area that is
the high point or knoll, along the eastern edge of the property, and that are visible from most off-
site locations. Both are discussed below.

Seneca would be relocated to the area of the northwest knoll, but would not develop the visible,
west-facing hillside toward Mountain Boulevard. As shown in the visual simulation in Figure
IVV.A-30, the dense vegetation that exists in this area of the site would remain and obscure
development that would occur there. While the visual effects of Seneca being relocated are
considered in this analysis of the overall effects of the Oak Knoll Project, the development of
Seneca is separate from Oak Knoll. The visual simulation of Seneca reflects preliminary,
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1IV. Environmental Setting, Impacts and Mitigation Measures

A. Aesthetics

conceptual information that Seneca describes for its relocated campus of multiple, low-rise
buildings.

Project development of the entire length of the Eastern Ridge is described in detail in the previous
discussion under Ridge and Hillside Development. The prominent knoll in the Central Area
would be graded and reduced in elevation by approximately 35 feet to accommodate access and
new ridgetop homes. While some of the existing, dense vegetation at the Northern End and
Admiral’s Hill at the south end would be removed as a result of grading and development, the
development of custom homes in this area in particular would allow for tree removal to be
minimized.

Grading of Natural Features

Minimized grading to protect natural features (OSCAR Policies OS-1.3 and 0S-9) is proposed as
necessary to prepare the site for development on stable, easily accessible lots and is focused in the
central area of the site where most development would occur and where prior Navy development
exists. As discussed above, on-site areas previously identified as “aesthetic features” in Figure
IV.A-2 are the Eastern Ridge, prominent knolls in the south and northwest area of the site, and
the Rifle Range Creek corridor. As delineated in Figure 1V.A-34, development not requiring
grading is proposed on the south knoll where development (navy housing) already exists that is
not visible from off-site locations (or most on-site locations) due to topography and existing
vegetation that would remain. The Eastern Ridge would require grading to accommodate
development and vehicular and emergency access, especially in its Central Area (to be lowered
by approximately 35 feet), which is not considered a “natural” feature, having been previously
altered during operation of the NMCO property and construction of Keller Avenue. Grading
would also occur to accommodate development of Seneca in the previously-graded area of the
northwest knoll (separate from the Oak Knoll Project. As discussed previously, “creative
architecture and site planning which minimizes grading and protects the natural character of the
hills” is specifically proposed for grading and development on the Eastern Ridge (OSCAR Policy
0s-1.3).

Surrounding Scenic Views and Resources

Avreas outside and surrounding the project site offer scenic views of the Oakland Hills, downtown
Oakland, the estuary and bay shoreline, and panoramic views from Skyline Boulevard and other
hillside locations (i.e., views specified in the OSCAR Element and in Oakland’s Design Review
Manual. These are depicted in Figures 1V.A-8 through I1VV.A10, and IV.A-13. Project
development would not adversely affect existing scenic views across the site toward downtown
and the shoreline due to existing vegetation and/or primarily the lower elevation of the project
site compared to the surrounding areas south and east of the site (from where these views are
seen). Scenic views of the Oakland hills exists across the site from vantage points west, north and
south of the site and would not be affected by most of the project which would be developed at
relatively lower elevations than the surrounding areas. Development on the Eastern Ridge would
be visible within the context of these scenic views, but would appear similar to and also at lower

ER06-014 / Oak Knoll Mixed Use Community Plan Project IV.A-62 ESA / 206232
Draft Supplemental EIR September 2007



1V. Environmental Setting, Impacts and Mitigation Measures

A. Aesthetics

elevations than, the existing hillside and ridge development throughout the Oakland hills (see
Figures IV.A-11 and IV.A-12, IV.A-28, and IV.A-30 and IV.A-31. Further, development on
the Eastern Ridge would not block any existing views to or from publicly-accessible (or private)
vantage points in the surrounding hills.

Although the proposed ridgetop development would be visible within an existing context
consistent with what is proposed (i.e., lower density, ridge and hillside residential, and thus may
not be distinguishable from its surroundings), the development would significantly alter a scenic
resource that is “visually prominent” and identifiable to the surrounding community; in particular,
the Northern End and Central Area of the Eastern Ridge. Consistent with Criterion “a” and the
previous discussion of Assessing Scenic Vista and Resources, this analysis recognizes the highly
subjective nature of defining a scenic vista for purposes of this SEIR.

In addition, the project would not violate policies in the Scenic Highways Element given the
limited visibility of the site from 1-580 (Figures IV.A-23 and 1VV.A-24) and the incorporation of
appropriate commercial signage treatments, which may or may not be visible from the scenic
corridor.

Conclusion

As stated at the beginning of this Impact Analysis, the proposed project would result in a
potentially significant impact to scenic vistas and resources. Consistent with the 1998 EIS/EIR
Impact 1 discussed previously in this section (and restated below for reference), the impact
resulting with the proposed project is Impact AES-1, stated below in bold text.

1998 EIS/EIR Impact 1: The introduction of new structures and grading on the crest and
northern end of Admiral’s Hill, together with potential loss of trees at the northern end,
would cause significant and mitigable visual contrasts. These would be seen in views
from NMCO use areas, Keller Avenue, and existing residences to the north, east, and
south within foreground and middleground viewing distances. Admiral’s Hill forms a
prominent scenic feature in the immediate areas, and visual contrasts could be
augmented by ““skylining” of houses (appearance of houses along ridge of hills) in some
closer views from the NMCO site.

Impact AES-1: The Oak Knoll Project would adversely affect an existing scenic vista and
scenic resource due to the visual contrast that would result with new structures and grading
on the Central Area, and the Northern End of the Eastern Ridge, and the potential loss of
some trees at the Northern End of the Eastern Ridge. (Potentially Significant)

This SEIR looks to the 1998 EIS/EIR Mitigation 1 (restated below for reference) as a starting
point from which to formulate appropriate, feasible mitigation to reduce Impact AES-1, identified
for the Oak Knoll Project, to less than significant. The 1998 EIS/EIR Mitigation 1 was identified

6 1998 EIS/EIR references to “Admiral's Hill” pertains to the entire Eastern Ridge defined in this SEIR (see Figure
IV.A-3). “Admiral's Hill” in this SEIR refers to the southern end of the Eastern Ridge.
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1IV. Environmental Setting, Impacts and Mitigation Measures
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to reduce the significant impact resulting from development proposed on the northern and
southern sections of the eastern ridge (which is referred to therein as “Admiral’s Hill”) to less
than significant:

1998 EIS/EIR Mitigation 1: The impact is mitigable to a level that is less than significant
through careful siting and design of new construction and minimizing losses of mature
trees at the northern end of the hill. Contour grading should be used to minimize cuts and
fills. Building design should avoid blank walls, flat roofs, and simple geometric forms
which would increase the apparent scale and contrast of the structures. Buildings on
steep slopes should be stepped down to avoid massive (3+) story facades. Design
controls on buildings’ color, material reflectivity, and fencing should be established to
reduce visual contrasts. Landscaping that is consistent with the more natural appearing
vegetation on the surrounding hills should be developed to provide some screening and
shade for new buildings. It is recommended that a site survey and detailed visual analysis
be prepared prior to final design approval in order to identify the appropriate number,
location, and design theme of ridge top buildings, consistent with retaining scenic
quality.

The proposed project would be required to comply with the City’s Design Review Approval
Criteria (“Design Criteria”) specified in the Oakland’s Design Review Manual (previously
discussed in this SEIR section under Local Plans, Policies and Regulations; Residential Design
Guidelines). To ensure compliance with the Design Criteria and moreover, to address the
potentially significant impact of the Oak Knoll Project on scenic vistas and resources, specific
design guidelines, methods, and techniques (identified in the Oakland Design Review Manual)
that when implemented allow a project to achieve compliance with the required criteria, are
incorporated as mitigation to reduce Impact AES-1 to less than significant (detailed in Revised
Mitigation Measure AES-1, below).

The 1998 EIS/EIR Mitigation 1 establishes the setting for the City to require and review further
detailed visual and site analysis in this SEIR, prior to considering the appropriate development
that would not adversely affect scenic quality.

In addition, as described in Chapter 11, Project Description, the project sponsor has submitted for
review and approval by the City the Draft Preliminary Oak Knoll Master Plan Zoning Program
(referred to as Draft Master Plan Zoning Program) (see Appendix C) that incorporates site-
specific development regulations, limitations, and design standards for various building types that
would be developed throughout the project site, including the “Estate Single Family” housing
type that would be developed on the Eastern Ridge. The Draft Master Plan Zoning Program
reflects standard development requirements and includes guidelines and standards specific to
development on the Eastern Ridge (and all development of o the Oak Knoll Project site) that
would reduce the effect of Impact AES-1. The Draft Master Plan Zoning Program provides
additional detailed information about the proposed development that assists the City in its review
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1V. Environmental Setting, Impacts and Mitigation Measures
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of the project in light of the potentially significant aesthetics impact. (The Draft Revised
Preliminary Oak Knoll Master Plan Zoning Program is included as Appendix C to this SEIR).

To assist the City in conducting this “detailed visual analysis...prior to final design approval,”
(as required by 1998 EIS/EIR Mitigation 1, above) the project sponsor has also developed and
submitted to the City for review and approval preliminary plans for grading, tree preservation and
removal, site layout and parcelization, as well as several other detailed preliminary site
preparation and development plans. While these materials will be reviewed and finalized
throughout the City’s review and permitting of the project beyond this environmental review, the
information provided in the submitted materials are adequate for the level of analysis conducted
herein under CEQA. Together, the detailed, preliminary, and site-specific information available
in these documents also provides additional site survey information and plans about the proposed
development to facilitate the City’s review of the project in light of the potentially significant
aesthetics impact.

Overall, implementation of Mitigation Measure AES-1 would reduce the potentially significant
impact resulting from grading, tree removal and development on all portions of the Eastern

Ridge. Specific measures that would address the project’s impact on this scenic resources require
that the project locate structures to preserve open space and minimize grading; to situate buildings
within the natural topography (to the extent feasible for development); and to minimize the visual
prominence of new structures visible from publicly-accessible vantage points offsite by ensuring
naturally-appearing landscaping visible from offsite locations and designing and orienting
buildings to avoid prominent walls, roofs, materials, colors, or bulky massing — all of which also
address the effect “visual contrast” described in the 1998 EIS/EIR.

As presented below, the 1998 EIS/EIR Mitigation 1 is modified for clarity and to incorporate
current City measures to address Impact AES-1. (Underlined text is added and strike-through text
is deleted.)

Revised Mitigation Measure AES-1 (modified from 1998 EIS/EIR Mitigation 1): Fhe
impact-is-mitigable-to-a-level thatisless than-significant-threugh The Preliminary
Development Plan (PDP) and Vesting Tentative Map (VTM) for the Oak Knoll Project
shall include the following guidelines, methods, and techniques specified primarily in the
Oakland Interim Design Review Manual for One- and Two-Unit Residences (2005) into
the Final Preliminary Oak Knoll Master Plan Zoning Program that shall specifically be
implemented, as applicable, to each development site proposed on the Northern End and
Central Portion knell-at-the (i.e., Admiral’s Hill) of the Eastern Ridge to 1) ensure careful
siting and design of new construction, 2) minimize grading along the full length of the
ridge, and 3) and-minimizeing losses of mature native trees at the northern end of the
hillridge (page numbers and Guideline numbers refer to the Oakland Interim Design
Review Manual):

(Figures referenced below are included in Appendix D to this SEIR.)

General Site Design
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1IV. Environmental Setting, Impacts and Mitigation Measures
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Generally locate structures to conserve existing open portions of the Eastern Ridge
and minimize the appearance of an uninterrupted row of ridgetop development
visible from off-site vantage points.

On hillsides, use courtyards and other spaces to organize building volumes and
create transitions from house to land. (Guideline 4.5, text)

On hillsides, avoid filling up side yards with concrete stairs or paved areas that
limit landscape and potential usable space. (Guideline 4.7, text); Maintain openness
between structures. Avoided long and high building walls close to side lot lines.
Provide sufficient side yard setbacks, especially at the front and rear elevations, to
allow plantings between this structure to help the perceived mass. (Guideline 7.5,

text and figure)

On hillside sites, major shifts in siting from the neighborhood pattern may be
warranted to help break-up continuous walls of downslope facades and minimize
their collective bulk. (Guideline 5.11 B, text)

Step building massing with terrain. (Guideline 7.1, text); Step or slope rooflines
with the terrain and avoid large gables on downslope lots. (Guideline 7.6, text and

figures)

Position the building on the site to minimize height on the downsloping side.
(Guideline 7.4, text and figures)

Designate a “buildable development zone” and a “landscape easement zone” for
each lot created on the Eastern Ridge which shall be delineated to minimize loss of
existing vegetation and ensure existing and new vegetation around and between
new structures, except as limited for wildfire risk management.

Building Design

Where applicable, adhere to all special height restrictions and measuring methods
for buildings and retaining walls on steep hillside lots that apply to the R-30 Zone
on the Eastern Ridge, which are established in Sections 17.108.020(B) and
17.09.040 of the Oakland Planning Code, and further as consistent with the
approved PUD for the project, pursuant to Section 17.122.110c.

Use materials and colors having naturalistic quality that will blend into the
surrounding landscape. (Guideline 7.8, text)

Avoid blank or under-designed walls visible from the street. (Guideline 5.3, text);
use multiple materials and/or detailing to break up walls and make large surfaces
seem smaller (Guideline 6.6A, text)

On front elevations on upslope lots, emphasize eave lines/roof planes as visually
dominant features, group windows horizontally within all planes and at building
corners. (p.5-4, text and figure)
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) Break the building into multiple volumes with staggered setbacks to reflect the
irreqularity of hillside terrain. (Guideline 7.2, text and figures)

. Place floor levels close to and/or partially inset into grade to avoid or minimize tall
skirt walls and other tall support structures. (Guideline 7.3, text and figures);
Deemphasize skirt walls where they cannot be avoided, as follows:

- Incorporate a strong horizontal molding or cap at the top of the skirt wall;

- Change materials and/or colors at the skirt wall to contrast with primary
building volume;

- Outwardly taper the skirt wall to create a buttress effect

- Recess skirt wall from the face of the upper floors

(Guideline 7.3B, text and figures)

. On rear elevations on downslope lots, symmetrically organize windows, decks
(etc.) within individual building masses and aligned floor-to-floor, and incorporate
windows that appear as “punch-outs” with adequate wall space between windows
and balcony columns that read as a lighter open frame. (p.5-4, text and figure)

. Provide strong shadow patterns on downslope elevations. (Guideline 7.7, text and

figures)

° In hill areas, consider the visual impact on neighborhood appearance and natural
hillsides in the siting and design of long fences. Fences should not be dominant
visual elements on hillsides. Tall fences around the property perimeter are often
discouraged. (Guideline 10.15, text; p.10-3, figures)

. Discourage placement of antennas on roofs. (Modified Guideline 12.5a, which
shall apply to development of the Eastern Ridge)

Grading

. Use contour grading to minimize cuts and fills and necessary removal of mature,
native trees.

) On hillsides, avoid large retaining walls and excessive grading. (From Guideline

4.6, text)

Landscaping and Open Space

. Incorporate ample open space between houses to assist in reducing building bulk.
(p.4-1, text)
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Incorporate landscaping that is consistent with the more natural appearing
vegetation on the surrounding hills to provide some screening and shade for new

buildings.

At the skirt walls, intersperse native species’ of trees and/or other landscaping with
City-approved, non-native species that will grow taller and faster than required by
the Zoning Requlations’ landscaping standards to fully screen the skirt wall.

In hill areas, use irregular plant spacing and plant trees in undulating groups to
achieve a grove effect. Especially consider native, fire-resistant species such as
coast live oaks, etc. Plant shrubs of varying heights and sizes among trees.
(Guideline 10.8, text and figure)

In hill areas, maintain natural topography or use a series of stepped
terrace/retaining walls to create grade transition between the street and the houses.
(Guideline 10.9, text)

In high visibility hillside and canyon areas, fully landscape all graded surfaces and
buffer the structure using guantities of vegetation beyond the basic landscaping
requirements of the Zoning Regulations. Aim for a natural appearance on graded
slopes. (Guideline 10.11, text)

Plant feature trees to diffuse building mass. (p.10-5, text)

Preference should be given to planting and encouraging the growth of desirable
low-combustion plant types found in the area. Contrived, non-native landscaping,
such as cactus gardens, brightly colored gravel, extreme plant shaping, etc., are
inappropriate. (Guideline 12.3 a, which shall apply to development of the Eastern

Ridge)

Whenever removal of large live trees, especially oaks and oak woodlands, is
necessary, they shall be replaced by planting, prior to building occupancy, of trees,
elsewhere on the property within view from public vantage points. (Modified
Guideline 12.3 B, which shall apply to development of the Eastern Ridge)

Significance After Implementation of Revised Mitigation: Less than Significant
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1V. Environmental Setting, Impacts and Mitigation Measures
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Comparison to Scenic Vistas and Resources Impacts Identified in the 1998 EIS/EIR

Based on the above analysis, this SEIR analysis concludes that the proposed project would result
in the same (potentially significant but mitigable), but “more severe” (pursuant to CEQA
Guidelines, Section 15162) impact to scenic vistas and resources (due to an additional portion of
Eastern Ridge to be developed). As determined for the Maximum Capacity Alternative in the
1998 EIS/EIR, the project’s impact would result from altering existing topography and vegetation
on portions of the project site and introducing new structures and grading on the Eastern Ridge
(primarily referred to in the 1998 EIS/EIR as Admiral's Hill), thus creating “visual contrasts.”
However, the proposed project would result in ridgetop housing along the entire length of the
Eastern Ridge whereas the Maximum Capacity Alternative would only develop the Northern End
and Admiral’s Hill at the southern end, leaving the intervening Central Area as open space. It is
presumed that development of a new access road, or improvements to the existing access road,
would be required to accommodate development of the Central Area and Northern End in
particular and would take place under either scenario.

Overall, required or proposed changes to the project site that would result with the Oak Knoll
Project would be similar to those that would occur with the Maximum Capacity Alternative.
Changes resulting from grading and tree removal would occur across the site to the same extent to
facilitate development, and new construction in both the project and the Maximum Capacity
Alternative would be similar in scale and height. Most relevant is that most of the site is not
visible from most offsite publicly-accessible locations (except from areas within the King Estate
Open Space west of 1-580) due to intervening development; significant elevation changes at the
edges of the site which create the effect of a low-lying bowl-shaped property; and dense, mature
vegetation along segments of the site perimeter. With the project and Maximum Capacity
Alternative, these characteristics limit the potential effect of the project to scenic vistas or
resources since site changes would not be visible nor would they adversely affect scenic vistas or
resources. The primary difference is development of housing proposed in the Central Area of the
Eastern Ridge.

The 1998 Mitigation 1 provided a basis to create suitable and feasible mitigation to reduce the
proposed project’s impact to less than significant, and similarly Revised Mitigation Measure
AES-1 above provides similar feasible mitigation and reduces the potentially significant impact to
less than significant.

Comparison of Project Impacts with Pre-Base Closure Conditions — Scenic Vistas and
Resources

No changes have occurred to the project site or surrounding viewshed since closure of the NMCO
property (pre-closure) that would constitute a substantial change in baseline conditions against
which the project’s effects to scenic vistas and resources are measured for purposes of CEQA.
The same significant impact and mitigation measure identified for the proposed project in this
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SEIR (Revised Mitigation Measure AES-1) would apply to reduce the project’s impact to less
than significant.

Visual Character and Quality

The following discussion addresses the aesthetics impacts, pursuant to Criterion “c,” which
assesses whether the project would “substantially degrade the existing visual character or quality
of the site and its surroundings.”

Discussion

Relevant Project Characteristics Compared to 1998 EIS/EIR Maximum Capacity Alternative

The proposed project would remove existing buildings and create new residential and commercial
development, with new and enhanced open space areas throughout the site, including restoration
of Rifle Range Creek. The project includes the same characteristics that would affect visual
quality or character (adversely or beneficially) as those identified above for the Maximum
Capacity Alternative: (1) preservation and enhancement of Rifle Range Creek, (2) demolition of
the hospital and redevelopment of the area east of the creek (referred to in the 1998 EIS/EIR as
“north quadrant,”) and (3) demolition and redevelopment of the area west of the creek (referred to
in the 1998 EIS/EIR as “west quadrant™).

Under both scenarios, existing infrastructure and buildings, which currently are in further
disrepair than during preparation of the 1998 EIS/EIR, would be removed and replaced with new
residential, commercial/retail structures, and open spaces and landscaping, including existing
mature vegetation areas that would remain. Site development would require extensive tree
removal (as discussed under Scenic Vistas and Resources Impacts, above), and new buildings
with architecture different than existing on-site buildings would be visible from off-site locations
to a limited degree.

Variations that would occur with the Oak Knoll Project as compared to the Maximum Capacity
Alternative include the following that are relevant to this analysis:

. Development of residential use and open space along the northern area of the site (along
lower Keller Avenue), versus a mix of new commercial and neighborhood retail buildings
with the Maximum Capacity Alternative;

° Development of a neo-traditional residential village pattern throughout the central area, east
of Rifle Range Creek, instead of a 54-acre golf course with golf-course housing integrated
throughout the central area of the property;

. Relocation of Seneca to the northwest corner of the project site, instead of maintaining the
existing facility in place in the central area of the site; and
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° Development along the length of the Eastern Ridge, instead of only at the Northern End and
Admiral’s Hill which is the southern section.

Changes in Circumstances and Information since the 1998 EIS/EIR

There have been changes in circumstances and conditions since preparation of the 1998 EIS/EIR
and are relevant to the consideration of visual character and visual quality impacts under CEQA.
Physical conditions on the project site have further deteriorated due to lack of use and
maintenance, resulting in deteriorated and abandoned structures and signage and poorly
maintained vegetation and infrastructure.

Summary of 1998 EIS/EIR Conclusions for Visual Character and Quality

The 1998 EIS/EIR indicated that development of the Maximum Capacity Alternative would result
in both adverse and beneficial changes to the visual quality of the project site. The 1998 EIS/EIR
specifically discussed the following components of the Maximum Capacity Alternative that
would substantially affect the visual quality or character of the site (discussed under “visual
resources” in that document):

1. Preservation and Enhancement of Rifle Range Creek

The 1998 EIS/EIR discussed that the Maximum Capacity Alternative would retain, enhance,
and extend (by approximately 1,200 feet)’ the Rifle Range Creek corridor through the site,
with substantial removal and revegetation of paved areas (approximately 360,000 square
feet). The creation of a landscaped open space along the restored creek through the center of
the project would result in a beneficial effect as seen from on-site and from adjacent elevated
residential areas (i.e., Sequoyah Hills and Ridgemont Skyline).

2. Demolition of Hospital and Redevelopment of North Quadrant

The 1998 EIS/EIR analysis discussed that the Alternative would demolish this most dominant
and large scale structure on the site, which would generally enhance views from on- and off-
site to the backdrop of the hill, which would be beneficial on the visual quality of the site and
surrounding area. Redevelopment of this area would include residential buildings with
heights of one to three stories and new landscaping.

3. Demolition and Redevelopment of the West Quadrant

The 1998 EIS/EIR analysis discussed that the Alternative would redevelop the west quadrant
of the site with new commercial neighborhood retail buildings, parking, and signage —
introducing a new and different visual character to a portion of Keller Avenue, visible from
adjacent neighborhoods to the north. While this development could result in some new view
blockage from vantage points along approximately 1,000 feet of Keller Avenue, the 1998

7 Asindicated and assumed in the Initial Study and in this SEIR based on the analysis presented in the 1998 EIS/EIR,
improvements to Rifle Range Creek with the Maximum Capacity Alternative would be limited to establishing a
riparian habitat buffer zone.
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EIS/EIR concluded that the effect would be beneficial given the compatible architectural
design and landscape treatment that would be employed.

Other characteristics of the Maximum Capacity Alternative that the 1998 EIS/EIR analyzed
include the increased development of mixed uses near the Mountain Boulevard entrance to the
site. The analysis determined this would result in “no impact” since the development would retain
buffering vegetation, entail a more unified design theme for new construction, and have views to
the “relaxed” backdrop of the proposed golf course. The increased public access to new viewing
locations onsite — namely Admiral’s hill and the helipad area (i.e., the northwest corner of the
site) that would be created was also considered a beneficial effect.

In summary, the 1998 EIS/EIR identified that the Maximum Capacity Alternative would result in
“nonsignificant” (i.e., less-than-significant) impacts to visual character and quality (referred to in
that document as Aesthetics and Scenic Resources), with likely beneficial effects. No mitigation
was required.

Proposed Project Impact Analysis

Impact AES-2: The Oak Knoll Project would not substantially degrade the existing visual
character or quality of the site and its surroundings by replacing the abandoned NMCO
facilities with a mixed use residential community within a context of residential
development and open space. (Less than Significant / Beneficial)

Approach to Analysis

As conducted in the 1998 EIS/EIR, the following SEIR analysis focuses on the Oak Knoll
Project’s effect on visual quality and character from public vantage points in the project area. As
previously discussed under Assessing Visual Quality and Character (within the discussion of
Significance Criteria), a significance determination in this SEIR considers the extent of change in
the appearance of the project area, and whether that change would be substantially adverse,
damaging, or degrading when compared to baseline conditions, as analyzed below.

Considerations include the visual contrast and/or compatibility in physical appearance based on
all aspects of the project to the extent that they are detailed to date. These include (but are not
limited to) overall design and architectural quality, building massing, facade articulation, relative
building heights, project scale, site plan layout, ground-floor treatments (e.qg., uses, glazing,
pedestrian-amenities). The analysis also considers public improvements that would occur as part
of the project, including new landscaping, parks, plaza/courtyards, open spaces, and streetscape
treatments (e.g., lighting and paving, wayfinding signage), and any changes within the public
rights-of-way (e.g., underground utilities, roadway width, pedestrian facilities, such as cross-
walks).

A significance determination considers whether the extent of change in the appearance of the
project area would be substantially adverse, damaging, or degrading when compared to existing
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conditions. It is important to clarify that this analysis is not a design review assessment of the
project. The City will evaluate all aspects of the project against design review criteria established
in the Oakland Planning Code and Oakland Subdivision Regulations prior to acting on the
project, and separate from the environmental analysis presented in this Draft SEIR.

Discussion of Proposed Project Impacts to Visual Character and Quality

Figures IV.A-29 and 1V.A-30 are computer-generated visual simulations that encompass a view
of the entire project site, to the extent that it is visible from the public open space at a high point
of King Estate Open Space, west of 1-580. The simulation, for purposes of this analysis of visual
character and quality, conveys the collective mass, height, relationships of project buildings, and
overall development pattern and visual character on the site and within the context of the
surrounding area. It also presents a comparison of the visual appearance of the project
development to existing conditions onsite and offsite. This visual simulation demonstrates
whether the changes to visual character or visual quality that would occur with the proposed
project compared to existing conditions would reasonably constitute a “demonstrable negative
effect,” pursuant to Criterion “c.”

As depicted in the visual simulations, while a different visual character and quality would result
on the site with the proposed project, the effect would not result in a demonstrable negative
effect. With acknowledgment that visual character and quality are subjective interpretations, this
analysis relies primarily on the physical elements of the proposed project illustrated in plans and
exhibits submitted by the project sponsor for this analysis.

The project would change the visual character of the site by developing a variety of new
residential uses, open spaces, and commercial and neighborhood retail uses throughout the project
site, with relocation and expansion of an existing educational facility and use onsite (Seneca).
New development would occur along the entire length on top of the Eastern Ridge, and
specifically its Central Area, which is the only portion of the site readily visible from most
publicly-accessible vantage points in the area, and which is currently undeveloped (as is the
Northern End). As proposed, the site would be characterized by a mixed use residential
neighborhood, which is a substantial change from the abandoned naval hospital facility that
currently characterizes the site, but which is consistent with the overall development of the
surrounding area.

The project would change the visual quality of the site with the introduction of new development
that would be required to incorporate design and construction and a variety of usable open spaces.
Development would implement the Final Oak Knoll Master Plan Zoning Program (draft provided
as Appendix C to this SEIR) which is part of the project (and not fully incorporated in the visual
simulations, Figures IV.A-29 through 1V.A-33), as well as all other requirements and standards
in the Oakland Planning Code and Oakland General Plan, to which the proposed project would be
required to comply. Implementation of Revised Mitigation Measure AES-1, which includes
measures specific to developing the Eastern Ridge, is not assumed in-place; however, as shown in
the visual simulations, development of the Eastern Ridge (or any other area of the property)
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would not affect the overall visual character of the project site as a mixed use residential
neighborhood, the visual quality of the site as new construction adhering to all City of Oakland
requirements and plans, or the visual character or quality of the surrounding areas, which include
residential development (including ridgetop housing) of similar density/intensity proposed by the
project.

In summary, the project would develop new, modern, well-designed development and
infrastructure and well-maintained open spaces and vegetation throughout the site. This would
replace existing site development that is primarily abandoned, deteriorating and not consistent
with the surrounding residential character of the area. The impact is considered less than
significant and overall beneficial. No mitigation measure is required.

Comparison to Visual Character and Quality Impacts Identified in the 1998 EIS/EIR

As discussed previously under Relevant Project Characteristics Compared to 1998 EIS/EIR
Maximum Capacity Alternative, the visual character that would result with the Oak Knoll Project
would be somewhat different in certain areas from that which would occur with the Maximum
Capacity Alternative. Overall, both scenarios would change the visual character and quality of the
site: both would result in new, high-quality development that would be well-maintained and
consistent with the surrounding hillside residential development; would replace the existing
abandoned naval facility; and would specifically replace existing asphalt parking lots and
utilitarian buildings throughout the site, including the hospital. All building development under
both scenarios would be architecturally compatible with similar adjacent development, adhering
to site and building design guidelines for residential and commercial development, and
particularly for ridge and hillside single family homes.

The 1998 EIS/EIR concluded that the Maximum Capacity Alternative had “nonsignificant” (i.e.,
less-than-significant) impacts to visual character and quality (referred to in that document as
“Aesthetics and Scenic Resources”), with likely beneficial effects. The beneficial effects would
be a result of proposed enhancement to Rifle Range Creek and introduction of new development
and landscaping that would improve the appearance of the site, despite the resulting loss of
mature landscaping throughout the interior of the site where most development was proposed. As
with the proposed project, most of the existing perimeter vegetation would not be removed. The
1998 EIS/EIR concluded that the project would not substantially degrade the visual character or
quality of the project site.

There are specific differences between the proposed project and the Maximum Capacity
Alternative (see Relevant Project Characteristics Compared to 1998 EIS/EIR Maximum Capacity
Alternative). To summarize from above, the relevant differences are: 1) along lower Keller
Avenue (the project is more residential than commercial/retail in character as with the Maximum
Capacity Alternative); 2) in the central area of the site (neo-traditional character rather than golf-
course residential character); 3) in the northwest corner (with the relocation of Seneca from the
central area of the site); and 4) development along the length of the Eastern Ridge, instead of only
at the Northern End and Admiral’s Hill at the southern section. Based on the above analysis, even
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with these variations, although both the project and the Maximum Capacity Alternative would
change the visual character of the project site, neither change would be considered significantly
adverse relative to existing conditions. Similarly, while the change in visual character and quality
that would occur with the proposed project could be considered slightly different than with the
Maximum Capacity Alternative (e.g., less-intensive mixed use commercial/retail character and no
golf-course character), it would not be considered significantly adverse in comparison.

The proposed project would not result in a new or more severe effect to the visual character and
quality of the project site. No new impact is identified and no mitigation measure is required.

Comparison of Project Impacts with Pre-Base Closure Conditions — Visual Character and
Quality Impacts

No changes have occurred to the project site or surrounding viewshed since closure of the NMCO
property (pre-closure) that would constitute a substantial change in baseline conditions against
which the project’s effects to scenic vistas and resources are measured for purposes of CEQA. As
previously discussed, physical conditions on the project site have further deteriorated since
closure of the NMCO property in 1996, thus a pre-closure baseline would reflect the property at a
higher level of visual quality (i.e., lack of deteriorating, abandoned structures and signage, poorly
maintained vegetation and infrastructure). Therefore, comparison of the proposed project to a pre-
closure baseline would result in less of a change with respect to visual character and quality than
the comparison of the proposed project to the existing deteriorated condition of the property.
However, this analysis presumes that the pre-closure condition of the NMCO property was one of
high visual character and quality, as a well-maintained, operational medical hospital facility. The
impact using the pre-base closure baseline would be less than significant, as identified above in
Impact AES-2. No mitigation measure would be required.

Cumulative Impacts

Impact AES-3: The proposed project, when combined with other foreseeable development
in the vicinity, would not result in a cumulative aesthetics impact related to scenic vistas
and resources, or visual character and visual quality. (Less than Significant)

Cumulative Context

The geographic context used for the cumulative assessment of aesthetics impacts includes areas
with views to or across the project site. The site is not visible or is viewable to a very limited
extent from most offsite locations due to intervening development, significant elevation changes
at the edges of the site which create the effect of a low-lying bowl-shaped property, and dense,
mature vegetation along segments of the site perimeter. The Central Area of the Eastern Ridge is
the prominent feature visible from several off-site locations surrounding the site. The Rifle Range
Creek watershed creates a valley between off-site hills and ridges to the east and south (see
Figure 1V.A-2), and the King Estate Open Space ridge (also depicted in Figure 1V.A-2) rises to
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the west of 1-580 and blocks the project site from views from other areas of the city, west of that
ridge.

Development considered within Oakland’s Cumulative Growth Scenario that could be considered
within the cumulative visual context for the project is the Leona Quarry Residential Development
that fronts 1-580, approximately one mile north of the site, the Siena Hill development of
approximately 32 new residences under construction on Keller Avenue, between Greenridge
Drive and Rilea Way (north of the project site), and three new residences being developed further
east on Keller Avenue.

Impact Discussion

As indicated above, the limited visibility of the project site limits the cumulative visual context
(areas where other development could occur and be located in a manner allowing its visual effect
to be viewed in combination with that of the Oak Knoll Project). The Leona Quarry Residential
Project is a major nearby development that has a prominent visual effect as viewed from the
MacArthur Freeway Scenic Highway (I-580), as well as from most mid- and long- range vantage
points in the west and southern areas of the city — as far away as the Oakland Estuary (and
beyond, from southwest San Francisco). Combined views of the Oak Knoll Project site and the
Leona Quarry Project, as well as existing hillside and ridge development that exists north and
south (generally along 1-580 and Highway 13) and at lower elevations downslope from the
project site (generally between 1-580 and the flatlands) are visible from distant locations to the
west, such as the Oakland International Airport, which capture expansive views of southeast
Oakland.

Conservatively, it is anticipated that future development or redevelopment could feasibly occur in
the project vicinity — particularly in areas designated for residential use by the General Plan,
however, the City has not identified any foreseeable major development projects that may occur
within the Oak Knoll viewshed corridors. Moreover, because the surrounding area is substantially
developed, there is not much opportunity for more or substantial future development within the
viewshed. Although some of the existing development within the viewshed currently appears in a
much more obtrusive manner along hillsides and ridges than proposed by the project, all future
development, particularly hillside residential, would be required to adhere to existing regulations,
standards, policies, and design criteria and guidelines that address building appearance, height,
bulk, configuration and suitability to the environmental context. In particular, the City’s design
review criteria set forth in the Oakland Planning Code primarily considers a project’s
appropriateness to its physical setting. Development would be required to comply with General
Plan policies (identified under Local Land Use Plans, Policies, and Regulations, in this section)
pertaining to the effects of development on scenic resources (including ridges, hillsides, and
knolls and resource conservation). Also, the design review process, which will include a review
of adherence to development standards (such as those to be included in the project sponsor’s
Final Oak Knoll Master Plan Zoning Program for the project site), pursuant to Revised Mitigation
Measure AES-1 identified in this analysis, would help ensure that future projects, taken together,
would not result in cumulative adverse effects to aesthetic considerations under CEQA.
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In summary, the project, in combination with foreseeable and other potential future projects that
could be viewed in context with the proposed project site, and in combination with existing
hillside and ridge development throughout the Oakland Hills, would not result in cumulative
changes that would substantially degrade existing scenic vistas and resources or visual quality
and character of the project site or its surroundings.

Mitigation: None Required.
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