Oakland City Planning Commission

Case File Numbér PLN16-295

STAFF REPORT

April 5,2017

Location:

1314 Franklin Street (See map on reverse)

Assessors Parcel Number:

002-0055-001-00

Proposal to demolish the existing auto fee parking garage and
construct a new mixed use development with approximately 16,500
square feet of ground floor retail and 634 dwelling units. The
proposal includes application of density bonus provisions of Section

Proposal: 17.107 of the Planning Code for the inclusion of low income housing
for a density bonus of 20% and requesting one development
concession for maximum height. The proposed tower on the project
site would be approximately 400 feet in height.

Applicant: | Carmel Partners / Greg Pasquali — (415) 231-0221
Owner: | CO VI Franklin, LL.C

Planning Permits Required:

Regular Design Review for new construction, Major Conditional Use
Permits for a large project in the D-LM Zone in excess of 200,000
square feet and Height Exception to allow the D-LM 275 Height Zone
regulations, Minor Conditional use Permit to allow a base height of up
to 85 feet and increase in the minimum tower dimensions by 30%, and
Vesting Tentative Parcel Map for new condominiums.

General Plan:

Central Business District

Zoning:

D-LM-2 Zone/ D-LM-3 / D-LM-4 Zone
Height Area D-LM 175 _

Environmental Determination:

A detailed CEQA Analysis was prepared for this project which
concluded that the proposed project satisfies each of the following
CEQA provisions:

15183 - Projects consistent with a community plan, general plan, or
zoning;

15183.3 - Streamlining for in-fill projects; and/or

15164 — Addendum to the 2014 certified Lake Merritt Station Area
Plan EIR;

Each of which provides a separate and independent basis for CEQA
compliance.

- The CEQA Analysis document may be reviewed at the Planning

Bureau offices at 250 Frank Ogawa Plaza, 2™ Floor or on-line at

http://www2.oaklandnet.com/Government/o/PBN/OurServices/Applica
tion/DOWD009157

Historic Status:

Not a historic property

City Council District:

3

Action to be Taken:

Decision on Application

Staff Recommendation:

Approve with the attached conditions.

Finality of Decision:

Appealable to City Council within 10 days

For Further Information:

Contact case planner Peterson Z. Vollmann at 510-238-6167 or by
e-mail at pvollmann@oaklandnet.com.
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~ SUMMARY

Greg Pasquali on behalf of Carmel Partners has filed an application with the Bureau of Planning to
develop a mixed use building that would include 634 dwelling units and approximately 16,500 square
feet of ground floor retail. The proposal would be built on a site that consists of an entire city block and
is currently being used as an auto fee parking garage.

The proposal appeared before the Design Review Committee (DRC) on November 30, 2016 and again on
January 25, 2017 to provide a presentation on the design changes resulting from the prior DRC meeting.
At the January 25, 2017 meeting the item was recommended to proceed forward to the full Planning
Commission. ' '

Staff recommends approval, subject to the attached findings and conditions of approval.

PROPERTY DESCRIPTION

The subject property consists of the entire City block in Downtown Oakland bounded by 14®, 13",
Franklin and Webster Streets. The site is approximately 60,000 square feet in size and currently contains
a multi-level auto fee parking garage known as the Downtown Merchant’s Garage.

The project site is located within the Lake Merritt Station Area Plan (LMSAP) and is surrounded -
primarily by high density office buildings with ground floor retail uses along with other buildings that
contain high density residential uses. The site is one block east of the 12" Street/City Center BART
Station.

PROJECT DESCRIPTION

The proposed project would demolish the existing two story above basement parking garage containing
520 parking stalls in order to construct a new mixed use development containing 634 residential dwelling
units and approximately 16,500 square feet of ground floor retail. The proposal would be split into two
major building components with a seven story building base occupying the majority of the site and a 40
story tower on the western portion of the property. The seven story portion of the building would form a
courtyard apartment building above the podium with a large open space in the middle of the site adjacent
to a large residential amenity space. The lower podium would contain the 16,500 square feet of retail
focused on 14™ and Franklin Streets with a smaller retail space at 13" and Webster Streets. The podium
portion of the building also contains the parking for the building, including two basement levels of
parking. The auto access would be from Webster and 13" Streets with a loading dock also on the south
side of the site on 13" Street. 13" Street would also contain a secondary residential lobby entrance and
amenity space. The primary lobby entrance would be on 14™ Street so to share a common lobby entry for
the seven story portion of the building as well as the 40 story tower. Additional residential amenity space
would be located on the 40" floor of the building with adjacent decks as well as additional rooftop open
space on the roof above. :

The applicant is requesting a Major Conditional Use Permit as set forth in the D-LM Zone to allow one

. of three exceptions permitted to jump from the D-LM-175 height area up to the D-LM-275 height area to
allow a maximum building height of 275 feet. The applicant is also taking advantage of State Law and
the City Planning Code Section 17.107 to allow for a density bonus and allowed concession by
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incorporating affordable housing into the development program, which allows the density and height of
the proposal.

GENERAL PLAN ANALYSIS

The General Plan’s Land Use and Transportation Element (LUTE) classifies the project site as being
located in the Central Business District (CBD) General Plan area. This land use classification is intended
to encourage, support, and enhance the downtown area as a high density mixed use urban center of
regional importance and a primary hub for business, communications, office, government, high
technology, retail, entertainment, community facilities, and visitor uses. The CBD classification includes
a mix of large-scale offices, commercial, urban high rise residential, institutional, open-space, cultural,
educational, arts, entertainment, service, community facilities, and visitor uses.

Among the General Plan Land Use and Transportation policies and objectives applicable to the proposed
Project, and which the Project conforms with, are the following;

Policy T2.1 - Encouraging Transit-Oriented Development - Transit-oriented development should be
encouraged at existing or proposed transit nodes, defined by the convergence of two or more modes of
public transit such as BART, bus, shuttle service, light rail or electric trolley, ferry, and intercity or
commuter rail,

Policy D2.1 - Enhancing the Downtown - Downtown development should be visually interesting,
harmonize with its surroundings, respect and enhance important views in and of the downtown, respect

the character, history, and pedestrian-orientation of the downtown, and contribute to an attractive skyline.

Policy D10.1 — Encouraging Housing — Housing in the downtown should be encouraged as a vital
component of a 24-hour community.

Policy D10.2 — Locating Housing — Housing in the downtown should be encouraged in identifiable
districts, within walking distance of the 12™ Street, 19" Street, City Center, and Lake Merritt BART
stations to encourage transit use, and in other locations where compatible with surrounding uses.

Policy 11.1 - Promoting Mixed-Use Development - Mixed use developments should be encouraged in
the downtown for such purposes as to promote its diverse character, provide for needed goods and
services, support local art and culture, and give incentive to reuse existing vacant or underutilized
structures.

Policy 11.2 - Locating Mixed-Use Development - Mixed use developrrient should be allowed in
commercial areas, where the residential component is compatible with the desired commercial function
of the area.

Policy N3.1 - Facilitating Housing Construction — Facilitating the construction of housing units should
be considered a high priority for the City of Oakland.

Policy N3.2 — Encourage In-fill Development — In order to facilitate the construction of needed housing
units, in-fill development that is consistent with the General Plan should take place throughout the City
of Oakland.

The proposed Project is consistent/conforms with the above referenced policies and objectives and the
general intent of the Central Business District land use designation by constructing a new high density
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residential building above a commercial ground floor on a major commercial street within the downtown
core within walking distance to the 12" Street, 19" Street and Lake Merritt BART stations.

Lake Merritt Station Area Plan

The Lake Merritt Station Area Plan (LMSAP) provides planning framework for future growth and
development in the area surrounding the Lake Merritt BART Station. The Planning Area encompasses
315 acres in the heart of Oakland, a major urban center within the San Francisco Bay Area. Adjacent
neighborhoods and destinations include Downtown Oakland, Lake Merritt, the Jack London District, Old
Oakland, and Uptown.

The project site was identified as a development opportunity site within the 14™ Street Corridor portion
of the LMSAP. :

Among the Specific Plan goals and policies applicable to the proposed Project, and which the Project
conforms with, are the following:

LMSAP Policy LU-2 - High intensity development potential. Support transit-oriented development and
accommodate regional growth projections by promoting high intensity and high density development in
the Planning Area.

LMSAP Policy LU-4 - Active ground floor uses. Encourage active uses in new buildings on key streets
in neighborhood hubs in order to transform key streets into activated pedestrian connections over time
and expand the vibrancy and activity that already exists in some areas, as shown in Figure 4.2. These
active ground floor uses should be located at the street edge, or at the edge of parks, plazas, or other
public spaces. Activated neighborhood hubs include the 14th Street Corridor.

LMSAP Policy LU-11 - Ceremonial street. Establish 14th Street as a ceremonial street linking Frank
Ogawa Plaza at the City Center to Lake Merritt, by promoting active uses along the corridor and
implementing special pedestrian-oriented streetscape improvements.

LMSAP Policy LU-13 - Complementary uses. Complement existing government and institutional uses —
including the Oakland Museum of California, Kaiser Auditorium, County Courthouse, Main Public
Library — with new residential uses and by promoting active ground floor commercial uses in new
development.

The Project is consistent/conforms with the above mentioned goals and policies by creating a new, mixed
use development with high density housing and an active commercial ground floor located on the 14
Street Corridor in close proximity to three BART Stations.

ZONING ANALYSIS

The subject property is located within the D-LM-2, D-LM-3, and D-LM-4 Zones. The site is also located
within the D-LM Height Area 175. The intent of the D-LM-2 Zone is to create, maintain, and enhance
areas of the Lake Merritt Station Area Plan District for ground-level, pedestrian-oriented, active
storefront uses. Upper story spaces are intended to be available for a wide range of Office and
Residential Activities. The intent of the D-LM-3 Zone is to create, maintain, and enhance areas of the
Lake Merritt Station Area Plan District appropriate for a wide range of ground-floor Commercial
Activities. Upper-story spaces are intended to be available for a wide range of Residential, Office, or
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other Commercial Activities. The intent of the D-LM-4 Zone is to designate areas of the Lake Merritt
Station Area Plan District appropriate for a wide range of Residential, Commercial, and compatible Light
Industrial Activities.

Conditional Use Permits

The D-LM Zones requires that any development that exceeds 200,000 square feet be required to obtain
approval of a Major Conditional Use Permit.

The D-LM Zones also dictate allowed height and density based upon the height area in which the
property is located. The subject property is located within a D-LM height area 175, which allows for one
dwelling unit per 110 square feet of lot area. For the subject 60,032 square foot site a total of 545
dwelling units would be permitted. The D-LM Zone allows for three exceptions west of the Lake Merritt

~Channel to jump to the D-LM height area 275 by the granting of a Major Conditional Use Permit, which
for this site would allow the height to increase from a maximum of 175 feet to 275 feet. The D-LM Zone
also requires a Conditional Use permit to allow for an increase in the base height from 45 feet to 85 feet,
which the applicant is also requesting as part of the application.

The D-LM Zone prescribes a limitation on tower length of 150 feet and a diagonal of 180 feet. The
proposal would exceed these by approximately 15 feet or 10%, which is allowed upon the granting of a
Conditional Use Permit. The Conditional Use Permit allows an increase by up to 30%.

Staff feels that the requested conditional use permits for size and height exception are warranted given
that the proposed development is located on a site identified as an opportunity site within the LMSAP. Of
the many opportunity sites within the LMSAP it is located closest to the densest parts of the plan area
being one block off of the Broadway spine and the 12" Street/City Center BART Station.

The granﬁng of the base height exception from 45 to 85 feet is also warranted since many of the
surrounding buildings exceed 45 feet in height and the design allows for a nice transition from the
podium building to the proposed tower.

The granting of the waiver for tower dimensions is also warranted since the intent is to provide for
slender towers and with the additional height concession being requested from the applicant for
affordable housing the resulting tower will appear very slender in the skyline as it would extend up to
approximately 400 feet in height making it a signature building amongst the Oakland skyline as one of
the tallest buildings in Oakland.

Density Bonus and Concessions for Affordable Housing

The applicant has proposed as part of their development proposal to include affordable units within the
project in order to take advantage of a density bonus and concessions pursuant to Planning Code Section
-17.107. The applicant proposes to include either 5% of the 545 baseline allowed dwelling units at Very
Low Income (less than 50% of Median Income) resulting in 27 affordable units or 10% of the baseline
545 units at Low Income (50-80% Median income) resulting in 54 affordable units. This allows for a
Density Bonus of 20% above the baseline number of 545 units resulting in a maximum density of 654
dwelling units on the site, in which the proposed 634 dwelling units falls well within.

In addition to the bonus in density allowed on-site the applicant is also able to take advantage of one
density bonus concession/incentive that would relax other Zoning Regulations. The applicant has
requested that the Bureau of Planning waive the maximum height limit of 275 feet to allow the proposed
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40 story tower that would result in a building height of approximately 400 feet in height (approximately
420 feet to the top of the mechanical penthouse).

Staff feels that the concession request is reasonable since it would result in a superior design by creating
a slender tower versus that of if they were to request a waiver to the dimensional requirements that could
result in a very tall and bulky building that could negatively impact the Oakland skyline.

Parking

The proposed project is located within the D-LM Zone which does not require new parking for
residential or commercial uses. However, the proposal would include a multi-level structured garage that
would include off-street parking for approximately 600 vehicles. Pursuant to Section 17.116.105 the
development will also be required to provide two car share spaces as well as provide transit benefits for
the units within the project.

Pursuant to Section 17.117 of the Planning Code bicYcle parking is required and proposed as set forth in
the following tables:

Use Amount Required Bike Parking . Provided
Residential 634 units 1: 4 units = 159

Commercial 16,810 sq.ft. 1:12,000 sq.ft. =2

TOTAL 161 195 minimum

- | Amount Required Bike Parking Provided
Residential 634 units 1:20 units = 32 o
Commercial 16,810 sq.ft. 1:2,000 sq.ft. = 8
TOTAL 40

Design Review

The proposed design occupies an entire City block and includes four block face frontages. In order to try
to reduce the visual bulkiness of the building the architect has split the building into two distinctly
different building forms. One building form is of a seven story “podium” type building that would sit on
the eastern side of the site encompassing much of the city block while the second building mass would be
to the western portion of the site in a 40 story tower. '

The seven story podium building will consist of five stories above the double height ground floor base
(including a level of parking tucked behind the facade) for a seven story mass. The building will be
broken down with material changes and recesses with a dark bronze hardie panel facade backdrop with
projecting elements that will be a mix of champagne and white stucco through the 3™ to 6" floors of the
building.

The tower element of the project will be a combination of a glass tower with an intersecting solid form
made up of aluminum paneling crating a rectilinear form over three story segments that will visually be
compatible with the form of older masonry clad buildings in the area. The tower also steps back from the
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south of the site to provide additional spatial separation from it and the historic Oakland Tribune
Building to allow it to continue to stand out visually in the skyline.

The proposal provides for an active retail frontage along both 14" and Franklin Streets with continuous
retail and a large lobby entrance at the joining point of the two building types. The 13" Street frontage
would contain a small retail space located at the corner of 13™ and Webster with a residential amenity
space located along the mid-block section of 13" Street to still provide eyes on the street. A garage entry
and loading berth access would also be proposed along 13" Street, which is appropriate since it is not
designated as a commercial street in the D-LM Zoning. Webster Street is also not designated as a
commercial street and would contain a second garage entry with decorative screening to conceal the
ground level parking garage. Portions of Webster will still contain active space as the retail portions will
wrap around the block at the corners.

Design Review Committee

As previously mentioned, this item appeared before the Design Review Committee (DRC) on November
30, 2016 as well as on January 25, 2017. The main items raised at the first meeting were largely about
the general design direction on the podium building and the ground floor design of the buildings.
Comments were also included about the treatment of the building top to the residential tower. When the
item returned to the DRC for the second time the meeting was mainly a presentation by the applicant on
their responses to the comments from the prior meeting and the incorporated design changes. At the
conclusion of the second DRC meeting the item was forwarded to the full Planning Commission with the
feeling that the applicant had satisfactorily responded to the previous comments. One additional comment
was provided to request that the applicant look at a an additional option for the tower top by aligning the
mechanical penthouse with the tower exterior which the applicant has stated would be financially
infeasible due to added structural costs.

Staff believes the proposed design is consistent with the Lake Merritt Station Area Plan Design
Guidelines by creating a mixed use development that establishes a strong pedestrian oriented commercial
ground floor along 14™ and Franklin Streets, while still providing attractive ground floors on the other
two “non-commercial” streets of Webster and 13" Streets by providing retail wrapping the corners and
adding amenity space. The applicant has also done a good job of breaking down the site into two visually
different buildings and is proposing a well-designed tower that will be a signature building.amongst the
Oakland skyline as one of the tallest building in Oakland.

KEY ISSUES
Affordable Housing

One issue that has often come up on projects that have been proposed within the LMSAP as well as
citywide is the provision for including affordable housing. The LMSAP identifies as goal of including
15% of new units to be available to low and moderate income households within the plan area. The
adopted D-LM Zoning regulations following the adoption of the LMSAP did not place a direct
requirement on development projects to provide on-site affordable housing. However, the City did pass a
Citywide ordinance requiring impact fees, some of which would go into a fund to build affordable
housing. If a development includes affordable housing built on-site then they are not subject to the
impact fees related to affordable housing. The proposed development project will take advantage of the
Density Bonus ordinance and provide either 5% very low income or 10% low income units that would be
included on site as part of the development.
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Community Benefits

Another issue that has often come up on recent projects proposed within the LMSAP is that of
“community benefits” in addition to the benefits of the project. The LMSAP does discuss looking into
the feasibility of creating a developer incentive program in which a developer could receive density
bonuses for providing affordable units, public open space, or other identified community benefits as part
of the development proposal. This developer incentive program was never specifically adopted for the D-
LM Zones since the idea would have been to reduce the allowable development in the area and allow a
Jjump up in density with a community benefits package and was seen as being somewhat contrary to the
idea of the plan area to provide high densities adjacent to BART Stations. What the adopted D-LM
Zoning did include was a provision in which an applicant could request an increase in the allowed
density and height by requesting a Major Conditional Use Permit to move up to a higher height/intensity
zone which would be only be for a limited number of projects and was meant to keep individuals from
gaining entitlements and land banking on properties with those entitlements rather than immediately
constructing them.

Nonetheless, most large projects that have gone through the entitlement process within the LMSAP have
been approached by community groups seeking community benefits which have been responded to in a
number of different ways. While this is not a Planning Code requirement, staff understands that the
applicant is going to propose a community benefits package that they will develop with the City Council
members that represent the two districts in the LMSAP. However, staff has not required nor reviewed for
comment any such community benefits package as it is outside the Planning submittal requirements.

ENVIRONMENTAL DETERMINATION

The Lake Merritt Station Area Plan (EIR) analyzed the environmental impacts of adoption and
implementation of the LMSAP and, where the level of detail available was sufficient to adequately
analyze the potential environmental effects, provided a project-level CEQA review for reasonably
foreseeable development. This project-level analysis allows the use of CEQA streamlining and/or tiering
provisions for projects developed under the LMSAP.

Applicable CEQA streamlining and/or tiering code sections are described below, each of which,
separately and independently, provide a basis for CEQA compliance.

1.Community Plan Exemption. Public Resources Code Section 21083.3 and CEQA Guidelines
Section 15183 allow streamlined environmental review for projects that are “consistent with the
development density established by existing zoning, community plan or general plan policies for
which an EIR was certified, except as might be necessary to examine whether there are project-
specific significant effects which are peculiar to the project or its site.” Section 15183(c) specifies
that “if an impact is not peculiar to the parcel or to the proposed project, has been addressed as a
significant effect in the prior EIR, or can be substantially mitigated by the imposition of uniformly
applied development policies or standards..., then an EIR need not be prepared for the project
solely on the basis of that impact.”

2.Qualified Infill Exemption. Public Resources Code Section 21094.5 and CEQA Guidelines
Section 15183.3 allow streamlining for certain qualified infill projects by limiting the topics
subject to review at the project level, if the effects of infill development have been addressed in a
planning level decision, or by uniformly applying development policies or standards. Infill projects
are eligible if they are located in an urban area on a site that either has been previously developed
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or that adjoins existing qualified urban uses on at least 75 percent of the site’s perimeter; satisfy
the performance standards provided in CEQA Guidelines Appendix M; and are consistent with the
general use designation, density, building intensity, and applicable policies specified for the project
area in either a sustainable communities strategy or an alternative planning strategy. No additional
environmental review is required if the infill project would not cause any new specific effects or
more significant effects, or if uniformly applicable development policies or standards would
substantially mitigate such effects.

3.Addendum. Public Resources Code Section 21166 and CEQA Guidelines Section 15164 state that
an addendum to a certified EIR is allowed when minor changes or additions are necessary and none
of the conditions for preparation of a subsequent EIR or Negative Declaration pursuant to
Section 15162 are satisfied.

Note: :

A detailed CEQA Analysis was prepared for the project and was provided under separate cover for
review and consideration by the Planning Commission, and is available to the public at the Planning
Department office at 250 Frank H. Ogawa Plaza, 2" Floor, Oakland, CA 94612 and on the City’s
website at: http://www2.oaklandnet.con/Government/o/PBN/QurServices/Application/DOWD009157

CONCLUSION

Staff believes that the proposed project is appropriate and helps to implement the vision of the LMSAP
by providing a well-designed high density residential development with active ground floor retail on 14™
Street. The building is within walking distance of three BART Stations. It is critical that the City
develop densely around our valuable BART Stations to maximize the benefits of this regional
transportation system. The proposed design is also consistent with the required Conditional Use Permit
(CUP) criteria, Design Review criteria and LMSAP Design Guidelines.
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RECOMMENDATIONS: 1. Affirm staff’s environmental determination and adopt the attached
CEQA Findings.

2. Approve the Conditional Use Permits, Design Review, and Vesting
Tentative Parcel Map subject to the attached findings and conditions.

Prepared by:

PETERSON Z. VOLLMANN
Planner IV

Reviewed by:

et

Development Projects Manager
Bureau of Planning

Approved for Forwarding to the
City Planning Commission:

DARIN RANELETTI, Interim Director
Department of Planning and Building

ATTACHMENTS:

Findings for Approval

Conditions of Approval

SCA/MMRP from the 1314 Franklin Street CEQA Analysis Checklist
Plans of the Project Site

Saw»




ATTACHMENT A

FINDINGS FOR APPROVAL

This proposal meets all the required Conditional Use Permit Criteria (Section 17.134.050, &
17.101.G.050B.2 & 5), and Design Review Criteria (Section 17.136.050) as set forth below and
which are required to approve your application. This proposal does not contain characteristics
that require denial pursuant to the Tentative Map Findings (Section 16.08.030) and is consistent
with the Lot Design Standards (Section 16.24.040) of the Oakland Subdivision Regulations.
Required findings are shown in beld type; reasons your proposal satisfies them are shown in
normal type. (Note: the Project’s conformance with the following findings is not limited to the
discussion below, but is also included in all discussions in this report and elsewhere in the
record).

SECTION 17.134.050 -CONDITIONAL USE PERMIT FINDINGS:

1. That the location, size, design, and operating characteristics of the proposed development
will be compatible with, and will not adversely affect, the livability or appropriate
development of abutting properties and the surrounding neighborhood, with
consideration to be given to harmony in scale, bulk, coverage, and density; to the
availability of civic facilities and utilities; to harmful effect, if any upon desirable
neighborhood character; to the generation of traffic and the capacity of surrounding
streets; and to any other relevant impact of the development.

The proposed residential building and ground floor commercial is appropriate for the site
location. The proposed project will provide for a high density development in close proximity
to jobs within the downtown core as well as numerous local and regional mass transit
options. The project will contain a development that covers an entire city block and will
break down the massing by divining the development into two distinct buildings with the
lower seven story building to the eastern portion of the site and the 40 story tower on the
western portion of the site which is in closer relation to other towers within the downtown
area including those directly across Franklin Street. The development will be consistent with
the density envisioned in the LMSAP EIR and will pay traffic impacts fees to cover the
development’s fair share of traffic mitigations identified in the specific plan.

2. That the location, design, and site planning of the proposed development will provide a
convenient and functional living, working, shopping, or civic environment, and will be as
attractive as the nature of the use and its location and setting warrant.

The proposal will provide a functional living environment with ample open space, and close
proximity for residents to jobs downtown and multiple mass transit options for transportation.
The new ground floor retail will improve the setting of the block by replacing a large parking
garage that has largely blank non-active facades.

FINDINGS
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3. That the proposed development will enhance the successful operation of the surrounding
area in its basic community functions, or will provide an essential service to the
community or region.

The development will help to enhance the area as a high density residential neighborhood and
important shopping street along 14™ Street by developing new high density housing in close
proximity to downtown and regional and local mass transit and by providing new ground floor
commercial along 14" Street to replace the existing parking garage that is void of active uses at
the ground floor.

4. That the proposal conforms to all applicable design review criteria set forth in the
DESIGN REVIEW PROCEDURE of Chapter 17.136 of the Oakland Planning Clode.

See Design Review findings below.

S. That the proposal conforms in all significant respects with the Oakland General Plan and
with any other applicable plan or development control map which has been adopted by
the City Council.

As detailed earlier in the report, and hereby incorporated by reference, the General Plan’s
Land Use and Transportation Element (LUTE) classifies the project site as being located in
the Central Business District (CBD) General Plan area. This land use classification is
intended encourage, support, and enhance the downtown area as a high density mixed use
urban center of regional importance and a primary hub for business, communications, office,
government, high technology, retail, entertainment, community facilities, and visitor uses.
The CBD classification includes a mix of large-scale offices, commercial, urban high rise
residential, institutional, open-space, cultural, educational, arts, entertainment, service,
community facilities, and visitor uses. The site is also within the Lake Merritt Station Area
Plan (LMSAP), which was established to guide development for the large area surrounding
the Lake Merritt BART station.

The proposed Project meets the referenced policies and objectives and the general intent of
the Central Business District land use designation and the LMSAP by constructing a new
high density residential building above a commercial ground floor on a major commercial
street within the downtown core and within walking distance to three BART stations.

17.101.G.050.B.2 — D-LM HEIGHT CRITERIA:

a. The proposal is consistent with the intent and desired land use character identified in
the Lake Merritt Station Area Plan and its associated policies;

The proposal is consistent with the intent and desired land use character of the site within the
LMSAP by developing a high density residential development within close proximity to

FINDINGS
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downtown jobs and local and regional mass transit options as well as providing new
pedestrian oriented ground floor commercial to enhance the 14" Street corridor.

b. The proposal will promote implementation of the Lake Merritt Station Area Plan;

The proposal will promote the implementation of the LMSAP by developing a high density
residential development within close proximity to downtown jobs and local and regional
mass transit options as well as providing new pedestrian oriented ground floor commercial to
enhance the 14" Street corridor.

¢. The proposal is consistent with the desired visual character described in the Lake
Merritt Station Area Plan and Lake Merritt Station Area Design Guidelines, with
consideration given to the existing character of the site and surrounding area; and

The proposed project is consistent with the required Design Review Findings below, and is
consistent with the LMSAP Design Guidelines.

17.101.G.050.B.2 — D-LM TOWER DIMENSION EXCEPTION:

a. The proposal will result in a signature building within the neighborhood, City, or
region based on qualities, including but not limited to, exterior visual quality,
craftsmanship, detailing, and high quality and durable materials.

The proposed 40 story tower component of the project will include a design that incorporates
a glass tower design intersected by an exterior cladding of metal paneling that will create a
rectilinear pattern more reminiscent of the older masonry clad historic high rises in the
district. The building will be a signature building within the Oakland skyline by being one of
the tallest buildings in the City and will create a tall slender tower as intended by the
dimensional limitations. The tower will contain a simplified rooftop component that will
light up in the skyline in the evening while still stepping back from the Tribune Building and
being a simplified design as to not compete with the ornate top of the Tribune Building.

RESIDENTIAL DESIGN REVIEW CRITERIA:

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

The proposed project will construct a mixed use building with 634 units above ground floor
commercial fronting on 14" Street. The proposed design occupies an entire City block and
includes four block face frontages. In order to reduce the visual massiveness of the building
the architect has split the building into two building masses. One will be a seven story
podium building situated on the eastern portion of the site while a 40 story tower would
occupy the western portion of the site. The eastern podium building would be of a similar
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height and scale of other buildings in close proximity to the east. The exterior would contain
a dark bronze hardie paneling contrasted by a lighter champagne and white cements plaster
that would relate to other cement plaster and brick veneer exterior sin the area. The 40 story
tower would contain a mix of a glass fagade intersecting with a fagade made up of metal
paneling that would create a rectilinear pattern that would relate to the composition of older
masonry clad high rises. The ground floor of the building would create new active retail store
fronts along the majority of 14" and Franklin Streets to activate the streetscape in the area.

2. The proposed design will protect, preserve, or enhance desirable neighborhood
characteristics.

The proposed design will enhance the desirable neighborhood characteristics by developing
an existing auto fee parking garage that is void of active space at the ground floor with new
active ground floor commercial spaces, as well as provide for a dense residential environment
in close proximity to downtown jobs, local and regional transit and open space.

3. The proposed design will be sensitive to the topdgraphy and landscape:
The project site is flat and void of any existing landscaping.

4. If situated on a hill, the design and massing of the proposed building relates to the
grade of the hill.

The project site is flat.

5. The proposed design conforms in all significant respects with the Oakland General Plan
and with any applicable design review guidelines or criteria, district plan or
development control map which has been adopted by the Planning Commission or City
Council.

The project site is consistent with the City’s Corridor Design Guidelines and the LMSAP
Design Guidelines. The Project is consistent with the goals and policies of the LUTE and
LMSAP as indicated in Findings in Sections 17.134.050 above and the City Planning
Commission Report, hereby incorporated by reference.

16.08.030 - TENTATIVE MAP FINDINGS (Pursuant also to California Government Code
§66474 (Chapter 4, Subdivision Map Act)

The Advisory Agency shall deny approval of a tentative map, or a parcel map for which a tentative map
was not required, if it makes any of the following findings: -

A. That the proposed map is not consistent with applicable genera) and specific plans as specified in
the State Government Code Section 65451.

The proposal is consistent with the Central Business District General Plan designation and with the
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LMSAP by creating a mixed use development with viable street fronting retail along 14™ Street. See
additional General Plan Conformity findings above.

B. That the design or improvement of the proposed subdivision is not consistent with applicable
general and specific plans.

The proposal is consistent with the Central Business District General Plan designation and with the
LMSAP by creating a mixed use development with viable street fronting retail along 14" Street. See
additional General Plan Conformity findings above.

C. That the site is not physically suitable for the type of development.

The site is suitable for the proposed development as it is located close to public utilities, transit, and
other civic facilities, and fulfills the vision for the area as set forth in the LMSAP.

D. That the site is not physically suitable for the proposed density of development.

The proposed density is consistent with the General Plan and Specific Plan density envisioned for the
area.

E. That the design of the subdivision or the propesed improvements are likely to cause substantial
environmental damage or substantially and avoidably injure fish or wildlife or their habitat.

This site has been previously developed and does not contain any wildlife habitat or waterways.

F. That the design of the subdivision or type of improvements is likely to cause serious public health
problems.

There should be no adverse health effects. This is in a mixed use development containing residential
and retail uses located in the downtown area and it will introduce no new use classifications that are
incompatible with the surrounding neighborhood.

G. That the design of the subdivision or the type of improvements will conflict with easements,
acquired by the public at large, for access through or use of, property within the proposed
subdivision. In this connection, the governing body may approve a map if it finds that alternate
easements, for access or for use, will be provided, and that these will be substantially equivalent
to ones previously acquired by the public. (This subsection shall apply only to easements of
record or to easements established by judgment of a court of competent jurisdiction and no
authority is hereby granted to a legislative body to determine that the public at large has
acquired easements for access through or use of property within the proposed subdivision.)

There are no easements on this property at present to allow the public access to anything.

H. That the design of the subdivision does not provide to the extent feasible, for future passive or
natural heating or cooling opportunities in the subdivision

The project could to be set up for solar panels on the rooftop.

SECTION 16.24.040 — LOT DESIGN STANDARDS

As a one lot subdivision for condominium purposes these standards are not applicable.
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CEQA COMPLIANCE FINDINGS

I Introduction These findings are made pursuant to the California Environmental Quality Act
(Public Resources Code section 21000 et seq.; “CEQA™) and the CEQA Guidelines (Cal. Code
Regs. title 14, section 15000 et seq.; “CEQA Guidelines™) by the City Planning Commission in
connection with the environmental analysis of the effects of implementation of the 1314 Franklin
Street project, as more fully described elsewhere in this Staff Report and City Of Oakland
(“City”)-prepared CEQA Analysis document entitled “1314 Franklin Street CEQA Analysis”
dated March 16, 2016 (“CEQA Analysis”) (the “Project”). The City is the lead agency for
purposes of compliance with the requirements of CEQA. These CEQA findings are attached and
incorporated by reference into each and every decision associated with approval of the Project
and are based on substantial evidence in the entire administrative record.

II. Adoption of LMSAP and Certification of LMSAP EIR: The City finds and determines that
(@) the Oakland City Council on November 18, 2014 adopted Resolution No. 85276 C.M.S.
which adopted the Lake Merritt Station Area Plan (“LMSAP”), made appropriate CEQA
findings, including certification of the LMSAP Environmental Impact Report (“EIR”); and (b)
the LMSAP satisfies the description of “Community Plan” set out in Public Resources Code
section 21083.3(e) and in CEQA Guidelines section 15183 as well the description of “Planning
Level Document” set out in Public Resources Code section 21094.5 and in CEQA Guidelines
section 15183.3. The City Council, in adopting the LMSAP following a public hearing,
approved as a part thereof Standard Conditions of Approval (“SCAs”) which constitute
uniformly applied development policies or standards (together with other City development
regulations) and determined that the uniformly applicable development policies or standards,
together with the mitigation measures set out in the LMSAP EIR, would substantially mitigate
the impacts of the LMSAP and future projects thereunder.

III. CEQA Analysis Document: The CEQA Analysis and all of its findings, determinations and
information is hereby incorporated by reference as if fully set forth herein. The CEQA Analysis
concluded that the Project satisfies each of the following CEQA provisions, qualifying the
Project for two separate CEQA statutory exemptions and that the CEQA Analysis constitutes an
addendum to the LMSAP EIR, as summarized below and provides substantial evidence to
support the following findings. '

The City hereby finds that, as set forth below and in the checklist attached as part of the
CEQA Analysis, the Project is exempt from any additional CEQA Analysis under the
“Community Plan Exemption” of Public Resources Code section 21083.3 (CEQA Guidelines
§15183) and/or the “Qualified Infill Exemption” under Public Resources section 21094.5 (CEQA
Guidelines §15183.3) and that the CEQA Analysis also constitutes an Addendum to the LMSAP
EIR pursuant to Public Resources Code section 21166 (CEQA Guidelines §15162) and that such
Addendum determines that none of the three events requiring subsequent or supplemental
environmental analysis as stipulated in Public Resources Code section 21166 have occurred, thus
no additional environmental analysis beyond the LMSAP EIR and the CEQA Analysis is
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necessary. The specific statutory exemptions and the status of the CEQA Analysis as an
Addendum are discussed below in more detail.

A. Community Plan Exemption; Public Resources Code Section 21083.3 (CEQA Guidelines
§15183): The City finds and determines that, for the reasons set out below and in the CEQA
Analysis, the Community Plan Exemption applies to the Project. Therefore, no further
environmental analysis is required because all of the Project’s effects on the environment were
adequately analyzed and mitigation measures provided in the LMSAP EIR; there are no
significant effects on the environment which are peculiar to the Project or to the parcel upon
which it is located not addressed and mitigated in the LMSAP EIR; and there is no new
information showing that any of the effects shall be more significant than described in the
LMSAP EIR.

As set out in detail in Attachment C to the CEQA Analysis, the City finds that, pursuant to
CEQA Guidelines section 15183 and Public Resources Code section 21083.3, the Project is
consistent with the development density established by the LMSAP and analyzed in the LMSAP
EIR and that there are no environmental effects of the Project peculiar to the Project or the
Project Site which were not analyzed as significant effects in the LMSAP EIR: nor are there
potentially significant off-site impacts and cumulative impacts not discussed in the LMSAP EIR;
nor are any of the previously identified significant effects which, as a result of substantial
information not known at the time of certification of the LMSAP EIR, are now determined to
present a more severe adverse impact than discussed in the LMSAP EIR. As such, no further
analysis of the environmental effects of the Project is required.

B. Qualified Infill Exemption; Public Resources Code Section 21094.5 (CEQA Guidelines
§15183.3): The City finds and determines that, for the reasons set forth below and in the CEQA
Analysis, a Qualified Infill Exemption applies to the Project and no further environmental
analysis is required since all the Project’s effects on the environment were adequately analyzed
and mitigation measures provided in the LMSAP EIR; the Project will cause no new specific
effects not addressed in the LMSAP EIR that are specific to the Project or the Project Site; and
there is no substantial new information showing that the adverse environmental effects of the
Project are more significant than described in the LMSAP EIR.

The City finds that, pursuant to CEQA Guidelines section 15183.3, the CEQA Analysis
contains in Attachment D a written analysis consistent with Appendix M to the CEQA
Guidelines examining whether the Project will cause any effects that require additional review
under CEQA. The contents of Attachment D documents that the Project is located in an urban
area satisfying the requirements of CEQA Guidelines section 15183.3 and satisfies the applicable
performance standards set forth in Appendix M to the CEQA Guidelines. It also explains how
the effects of the Project were analyzed in the LMSAP EIR; and indicates that the Project
incorporates all applicable mitigation measures and SCAs from the LMSAP EIR. Attachment D
also determines that the Project will cause no new specific effects not analyzed in the LMSAP
EIR; determines that there is no substantial new information showing that the adverse
environmental effects of the Project are more significant than described in the LMSAP EIR,
determines that the Project will not cause new specific effects or more significant effects, and
documents how uniformly applicable development policies or standards (including, without
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limitation, the SCAs) will mitigate environmental effects of the Project. Based upon the CEQA
Analysis and other substantial evidence in the record, the City finds and determines that no
further environmental analysis of the effects of the Project is required.

C. CEQA Analysis Constitutes an Addendum; Public Resources Code Section 21166
(CEQA Guidelines §15164): The City finds and determines that the CEQA Analysis constitutes
an Addendum to the LMSAP EIR and that no additional environmental analysis of the Project
beyond that contained in the LMSAP EIR is necessary. The City further finds that no substantial
changes are proposed in the Project that would require major revisions to the LMSAP EIR
because of new significant environmental effects or a substantial increase in the severity of
previously identified significant effects; no substantial changes occur with respect to the
circumstances under which the Project will be undertaken which will require major revisions of
the LMSAP EIR due to the involvement of new significant environmental effects or a substantial
increase in the severity of previously identified significant effects; and there is no new
information of substantial importance not known and which could not have been known with the
exercise of reasonable diligence as of the time of certification of the LMSAP EIR showing that
the Project will have one or more significant effects not discussed in the LMSAP EIR; significant
effects previously examined will be substantially more severe than shown in the LMSAP EIR,
mitigation measures or alternatives previously found not to be feasible would in fact be feasible
and would substantially reduce one or more significant effects of the Project; or mitigation
measures or alternatives which are considerably different from those analyzed in the LMSAP
EIR would substantially reduce one or more significant effects on the environment.

Based on these findings and determinations, the City further finds that no Subsequent or
Supplemental EIR or additional environmental analysis shall be required because of the Project.
The City has considered the CEQA Analysis along with the LMSAP EIR prior to making its
decision on the Project and a discussion is set out in the CEQA Analysis explaining the City’s
decision not to prepare a Subsequent or Supplemental EIR pursuant to Guidelines sections 15162
and/or 15163.

IV. Severability: The City finds that all three CEQA provisions discussed and determined to be
applicable in Section III above are separately and independently applicable to the consideration
of the Project and should any of the three be determined not to be so applicable, such
determinations shall have no effect on the validity of these findings and the approval of the
Project on any of the other grounds.

V. Incorporation by Reference of Statement of Overriding Considerations: The LMSAP EIR
identified three areas of environmental effects of the LMSAP that presented significant and
unavoidable impacts. Because the Project may contribute to some significant and unavoidable
impacts identified in the LMSAP EIR, but a Subsequent and/or Supplemental EIR is not required
in accordance with CEQA Guidelines sections 15162, 15 163, 15164, 15183 and 15183.3, a
Statement of Overriding Considerations is not legally required. Nevertheless, in the interest of
being conservative, the Statement of Overriding Consideration for the LMSAP EIR, approved as
Section XII of the CEQA Findings adopted by the City Council on Novemberl8, 2104, via
Resolution No. 85276 C.M.S., is hereby incorporated by reference as if fully set forth herein.
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ATTACHMENT B

CONDITIONS OF APPROVAL -

STANDARD ADMINISTRATIVE CONDITIONS:

Approved Use

The project shall be constructed and operated in accordance with the authorized use as
described in the approved application materials, staff report and the approved plans dated
March 15, 2017, as amended by the following conditions of approval and mitigation
measures, if applicable (“Conditions of Approval” or “Conditions™).

Effective Date, Expiration, Extensions and Extinguishment

This Approval shall become effective immediately, unless the Approval is appealable, in
which case the Approval shall become effective in ten calendar days unless an appeal is
filed. Unless a different termination date is prescribed, this Approval shall expire two years
from the Approval date, or from the date of the final decision in the event of an appeal,
unless within such period all necessary permits for construction or alteration have been
issued, or the authorized activities have commenced in the case of a permit not involving
construction or alteration. Upon written request and payment of appropriate fees submitted
no later than the expiration date of this Approval, the Director of City Planning or designee
may grant a one-year extension of this date, with additional extensions subject to approval
by the approving body. Expiration of any necessary building permit or other construction-
related permit for this project may invalidate this Approval if said Approval has also
expired. If litigation is filed challenging this Approval, or its implementation, then the time
period stated above for obtaining necessary permits for construction or alteration and/or
commencement of authorized activities is automatically extended for the duration of the
litigation.

Compliance with Other Requirements

The project applicant shall comply with all other applicable federal, state, reglonal and
local laws/codes, requirements, regulations, and guidelines, including but not limited to
those imposed by the City’s Bureau of Building, Fire Marshal, and Public Works
Department. Compliance with other applicable requirements may require changes to the
approved use and/or plans. These changes shall be processed in accordance with the
procedures contained in Condition #4.

Minor and Major Changes

a. Minor changes to the approved project, plans, Conditions, facilities, or use may be
approved administratively by the Director of City Planning.

b. Major changes to the approved project, plans, Conditions, facilities, or use shall be
reviewed by the Director of City Planning to determine whether such changes require
submittal and approval of a revision to the Approval by the original approving body or
a new independent permit/approval. Major revisions shall be reviewed in accordance
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with the procedures required for the original permit/approval. A new independent
permit/approval shall be reviewed in accordance with the procedures required for the
new permit/approval.

S.  Compliance with Conditions of Approval

a. The project applicant and property owner, including successors, (collectively referred
to hereafter as the “project applicant” or “applicant”) shall be responsible for
compliance with all the Conditions of Approval and any recommendations contained in
any submitted and approved technical report at his/her sole cost and expense, subject to
review and approval by the City of Oakland.

b. The City of Oakland reserves the right at any time during construction to require
certification by a licensed professional at the project applicant’s expense that the as-
built project conforms to all applicable requirements, including but not limited to,
approved maximum heights and minimum setbacks. Failure to construct the project in
accordance with the Approval may result in remedial reconstruction, permit revocation,
permit modification, stop work, permit suspension, or other corrective action.

¢. Violation of any term, Condition, or project description relating to the Approval is
unlawful, prohibited, and a violation of the Oakland Municipal Code. The City of
Oakland reserves the right to initiate civil and/or criminal enforcement and/or
abatement proceedings, or after notice and public hearing, to revoke the Approval or
alter these Conditions if it is found that there is violation of any of the Conditions or the
provisions of the Planning Code or Municipal Code, or the project operates as or causes
a public nuisance. This provision is not intended to, nor does it, limit in any manner
whatsoever the ability of the City to take appropriate enforcement actions. The project
applicant shall be responsible for paying fees in accordance with the City’s Master Fee
Schedule for inspections conducted by the City or a City-designated third-party to
investigate alleged violations of the Approval or Conditions.

6. Signed Copy of the Approval/Conditions

A copy of the Approval letter and Conditions shall be signed by the project applicant,
attached to each set of permit plans submitted to the appropriate City agency for the project,
and made available for review at the project job site at all times.

7. Blight/Nuisances

The project site shall be kept in a blight/nuisance-free condition. Any existing blight or
nuisance shall be abated within 60 days of approval, unless an earlier date is specified
elsewhere.

8. Indemnification

a. To the maximum extent permitted by law, the project applicant shall defend (with
counsel acceptable to the City), indemnify, and hold harmless the City of Oakland, the
Oakland City Council, the Oakland Redevelopment Successor Agency, the Oakland
City Planning Commission, and their respective agents, officers, employees, and
volunteers (hereafter collectively called “City”) from any liability, damages, claim,
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judgment, loss (direct or indirect), action, causes of action, or proceeding (including
legal costs, attorneys’ fees, expert witness or consultant fees, City Attorney or staff
time, expenses or costs) (collectively called “Action”) against the City to attack, set
aside, void or annul this Approval or implementation of this Approval. The City may
elect, in its sole discretion, to participate in the defense of said Action and the project
applicant shall reimburse the City for its reasonable legal costs and attorneys’ fees.

b. Within ten (10) calendar days of the serving of any Action as specified in subsection (a)
above on the City, the project applicant shall execute a Joint Defense Letter of
Agreement with the City, acceptable to the Office of the City Attorney, which
memorializes the above obligations. These obligations and the Joint Defense Letter of
Agreement shall survive termination, extinguishment, or invalidation of the Approval.
Failure to timely execute the Letter of Agreement does not relieve the project applicant
of any of the obligations contained in this Condition or other requirements or
Conditions of Approval that may be imposed by the City.

9. Severability _
The Approval would not have been granted but for the applicability and validity of each
and every one of the specified Conditions, and if one or more of such Conditions is found to
be invalid by a court of competent jurisdiction this Approval would not have been granted
without requiring other valid Conditions consistent with achieving the same purpose and
intent of such Approval,

10. Special Inspector/Inspections, Independent Technical Review, Project Coordination
and Monitoring

The project applicant may be required to cover the full costs of independent third-party

“technical review and City monitoring and inspection, including without limitation, special
inspector(s)/inspection(s) during times of extensive or specialized plan-check review or
construction, and inspections of potential violations of the Conditions of Approval. The
project applicant shall establish a deposit with the Bureau of Building, if directed by the
Building Official, Director of City Planning, or designee, prior to the issuance of a
construction-related permit and on an ongoing as-needed basis.

11. Public Improvements

The project applicant shall obtain all necessary permits/approvals, such as encroachment
permits, obstruction permits, curb/gutter/sidewalk permits, and public improvement (“p-
job”) permits from the City for work in the public right-of-way, including but not limited
to, streets, curbs, gutters, sidewalks, utilities, and fire hydrants. Prior to any work in the
public right-of-way, the applicant shall submit plans for review and approval by the Bureau
of Planning, the Bureau of Building, and other City departments as required. Public
improvements shall be designed and installed to the satisfaction of the City.

12. Compliance Matrix

The project applicant shall submit a Compliance Matrix, in both written and electronic
form, for review and approval by the Bureau of Planning and the Bureau of Building that
lists each Condition of Approval (including each mitigation measure if applicable) in a
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sortable spreadsheet. The Compliance Matrix shall contain, at a minimum, each required
Condition of Approval, when compliance with the Condition is required, and the status of
compliance with each Condition. For multi-phased projects, the Compliance Matrix shall
indicate which Condition applies to each phase. The project applicant shall submit the
initial Compliance Matrix prior to the issuance of the first construction-related permit and
shall submit an updated matrix upon request by the City.

13. Construction Management Plan

Prior to the issuance of the first construction-related permit, the project applicant and
his/her general contractor shall submit a Construction Management Plan (CMP) for review
and approval by the Bureau of Planning, Bureau of Building, and other relevant City
departments such as the Fire Department and the Public Works Department as directed. The
CMP shall contain measures to minimize potential construction impacts including measures
to comply with all construction-related Conditions of Approval (and mitigation measures if
applicable) such as dust control, construction emissions, hazardous materials, construction
days/hours, construction traffic control, waste reduction and recycling, stormwater pollution
prevention, noise control, complaint management, and cultural resource management (see
applicable Conditions below). The CMP shall provide project-specific information
including descriptive procedures, approval documentation, and drawings (such as a site
logistics plan, fire safety plan, construction phasing plan, proposed truck routes, traffic
control plan, complaint management plan, construction worker parking plan, and
litter/debris clean-up -plan) that specify how potential construction impacts will be
minimized and how each construction-related requirement will be satisfied throughout
construction of the project.

14. Standard Conditions of Approval / Mitigation Monitoring and Reporting Program

(SCAMMRP)

a. All mitigation measures identified in the 1314 Franklin Street CEQA Analysis
Document are included in the Standard Condition of Approval / Mitigation Monitoring
and Reporting Program (SCAMMRP) which is included in these Conditions of
Approval and are incorporated herein by reference, as Attachment C, as Conditions of
Approval of the project. The Standard Conditions of Approval identified in the 1314
Franklin Street CEQA Analysis Document are also included in the SCAMMRP, and
are, therefore, incorporated into these Conditions by reference but are not repeated in
these Conditions. To the extent that there is any inconsistency between the SCAMMRP
and these Conditions, the more restrictive Conditions shall govern. In the event a
Standard Condition of Approval or mitigation measure recommended in the 1314
Franklin Street CEQA Analysis Document has been inadvertently omitted from the
SCAMMRP, that Standard Condition of Approval or mitigation measure is adopted and
incorporated from the 1314 Franklin Street CEQA Analysis Document into the
SCAMMRP by reference, and adopted as a Condition of Approval. The project
applicant and property owner shall be responsible for compliance with the requirements
of any submitted and approved technical reports, all applicable mitigation measures
adopted, and with all Conditions of Approval set forth herein at his/her sole cost and
expense, unless otherwise expressly provided in a specific mitigation measure or
Condition of Approval, and subject to the review and approval by the City of Oakland.
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The SCAMMREP identifies the timeframe and responsible party for implementation and
monitoring for each Standard Condition of Approval and mitigation measure.
Monitoring of compliance with the Standard Conditions of Approval and mitigation
measures will be the responsibility of the Bureau of Planning and the Bureau of
Building, with overall authority concerning compliance residing with the
Environmental Review Officer. Adoption of the SCAMMRP will constitute fulfillment
of the CEQA monitoring and/or reportmg requirement set forth in sectlon 21081.6 of
CEQA.

b. Prior to the issuance of the ﬁrst construction-related permit, the project applicant shall

pay the applicable mitigation and momtorlng fee to the City in accordance with the
City’s Master Fee Schedule.

PROJECT SPECIFIC CONDITIONS:

15. Exterior Finishes/ Final Design Details

Requirement: The final building permit plan set shall contain detailed information on all
proposed exterior finishes and elevations for approval by the Director of Planning. If
requested sample materials shall be submitted to the Bureau of Planning,

When Required: Prior to issuance of a Building Permit
Initial Approval: Bureau of Planning

Monitoring/Inspection: Bureau of Planning

16. Public Art for Private Development Condition of Approval

Requirement: The project is subject to the City’s Public Art Requlrements for Private
Development, adopted by Ordinance No. 13275 C.M.S. (“Ordinance™). The public art
contribution requirements are equivalent to one-half percent (0.5%) for the “residential”
building development costs, and one percent (1.0%) for the “non-residential” building
development costs. The contribution requirement can be met through the commission or
acquisition and installation of publicly accessible art fund, or satisfaction of alternative
compliance methods described in the Ordinance. The applicant shall provide proof of full
payment of the in-lieu contribution, or provide proof of installation of artwork on the
development site prior to the City’s issuance of a final certificate of occupancy for each
phase unless a separate, legal binding instrument is executed ensuring compliance within a
timely manner subject to City approval. On-site art installation shall be designed by
independent artists, or artists working in conjunction with arts or community organizations
that are verified by the City to either hold a valid Oakland business license and/or be an
Oakland-based 501(c) (3) tax designated organization in good standing.

When Required: Prior to issuance of Final Certificate of Occupancy and Ongoing

Initial Approval: Bureau of Planning
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17. Covenants, Conditions and Restrictions & Homeowner’s Association

Requirement: When the condominium units created are offered for sale, the Covenants,
Conditions and Restrictions (CC&Rs) for the approved units shall be submitted to the
Planning and Zoning Division for review. The CC&Rs shall provide for the establishment
of a non-profit homeowners association to maintenance and operation of all common
landscaping, driveways, and other facilities, in accordance with approved plans.
Membership in the association shall be made a condition of ownership. The developer shall
be a member of such association until all units are sold.

When Required: If the condominium units are offered for immediate sale, within one year
after issuance of the first certificate of occupancy. If not, prior to the first sale of a.
condominium unit.

18. Miscellaneous Transportation Improvement Measures

Requirement #1: Ensure that the project driveway on 13th Street would provide adequate
sight distance between motorists exiting the driveway and pedestrians on the adjacent
sidewalks. This may require redesigning and/or widening the driveway. If adequate sight
distance cannot be provided, provide audio/visual warning devices at the driveway.

Requirement #2: Ensure that the project driveway on Webster Street would provide
adequate sight distance between motorists exiting the driveway and passing bicyclists on
Webster Street. Potential improvements may include implementing a raised crossing,
parking-protected bikeway, or other high-visibility treatment at the driveway entrance.
Requirement #3: Implement a continuation of the existing Class 2 bicycle lanes on Webster
Street and Franklin Street along the project frontage between 13th and 14th Streets.
Requirement #4: Ensure that long-term bicycle parking includes adequate space for cargo
bicycles or bicycle trailer storage.
Requirement #5: Explore the feasibility of installing directional curb ramps at all four
corners of the four intersections adjacent to the site. Considering that fire hydrants, signal
poles, and/or light poles are provided at all the corners, construction of curb extensions
(bulbouts) may also be required to provide directional curb ramps.
Requirement #6: Final p-job plans shall include improvements consistent with the City of
Oakland Improvement Plans for 14th Street subject to review and approval by the
Department of Public Works.

- When Required: Prior to issuance of a building permit

Initial Approval: Bureau of Planning

19. Minimum Required Number of Affordable Units

Requirement: Pursuant to Section 17.107 of the Oakland Planning Code, the proposed
project shall provide target dwelling units as follows for receiving a density bonus and
concession:

a) At least 54 dwelling units for low income households; or

b) At least 27 dwelling units for very low income households; or
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c) At least 54 dwelling units for moderate income households in the case of a
residential condominium development

When Required: Ongoing

20. Affordable Housing Agreement

Requirement: The applicant shall submit an agreement for review and approval by the City
Attorney, the Bureau of Planning, and any other relevant City departments, identifying
which of the options for providing the target dwelling units described above in Condition
#41 will be implemented. The agreement must also ensure the continued affordability of
the target dwelling units for a period of not less than 30 years or a longer period of time if
required by the construction or mortgage financing assistance program mortgage insurance
program, or rental subsidy program, and to restrict occupancy only to residents who satisfy
the affordability requirement for the specified unit(s). Rents for the lower income density
bonus units shall be set at an affordable rent as defined in Section 50053 of the Health and
Safety Code. Owner-occupied units shall be available at an affordable housing cost as
defined in Section 50052.5 of the Health and Safety Code. Prior to issuance of a building
permit for the affordable housing project, the applicant shall record as a deed restriction in
the Alameda County Recorder’s Office, notice of this requirement, in a form prescribed by
the Director of City Planning.

When Required: Prior to issuance of a building permit

21, Affordability Monitoring

Requirement #1: The applicant shall submit for review and approval by the City Attorney,
the Community and Economic Development Agency, and any other relevant City
departments, proof that all buyers of for-sale target dwelling units have entered into a
density bonus resale agreement with the City prior to purchasing the unit or property. The
resale agreement shall specify that the title to the subject property or unit may not be
transferred without prior approval of the City. The applicant shall record the above
agreement with the Alameda County Recorder and shall provide a copy of recorded
agreement to the City.

When Required: Prior to any sale of a unit

Requirement #2: Rental target dwelling units shall be managed/operated by the developer,
developer’s agent, or the developer’s successor. The developer shall submit for review and
approval by the City Attorney, the Community and Economic Development Agency, and
any other relevant City departments, an annual report identifying which units are target
dwelling units, the monthly rent, vacancy information, monthly income for tenants of each
target rental dwelling unit throughout the prior year, and other information required by the
City. Said agreement shall maintain the tenant privacy.

When Required: Ongoing annually

Requirement #3: The applicant shall pay an administrative monitoring fee to in accordance with the
City’s Master Fee Schedule (currently $250 per unit per year for rental units or $250 per homebuyer
for condominiums) for City monitoring of the target dwelling units. '
When Required: Prior to issuance of a building permit
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Attachment C

Standard Conditions of Approval and
Mitigation Monitoring and Reporting
Program

This Standard Conditions of Approval (“SCAs”) and Mitigation Monitoring and Reporting
Program (“SCAMMRP”) is based on the CEQA Analysis prepared for the 1314 Franklin Street
Mixed-Use Project.

This SCAMMRP is in compliance with Section 15097 of the CEQA Guidelines, which requires
that the Lead Agency “adopt a program for monitoring or reporting on the revisions which it has
required in the project and the measures it has imposed to mitigate or avoid significant
environmental effects.” The SCAMMRP lists mitigation measures recommended in the 2014
LMSAP EIR that apply to the proposed project. The SCAMMRP also lists other SCAs that apply
to the proposed project, most of which were identified in the LMSAP EIR and some of which
have been subsequently updated or otherwise modified by the City. Specifically, on July 22, 2015,
the City of Oakland released a revised set of all City of Oakland SCAs, which largely still include
SCAs adopted by the City in 2008, along with supplemental, modified, and new SCAs. SCAs are
measures that would minimize potential adverse effects that could result from implementation of
the proposed project, to ensure the conditions are implemented and monitored. The revised set of
the City of Oakland SCAs includes new, modified, and reorganized SCAs; however, none of the
revisions diminish or negate the ability of the SCAs considered “environmental protection
measures” to minimize potential adverse environmental effects. As such, the SCAs identified in
the SCAMMREP reflect the current SCAs only. Although the SCA numbers listed below may not
correspond to the SCA numbers in the 2014 LMSAP EIR, all of the environmental topics and
potential effects addressed by the SCAs in the LMSAP EIR are included in this SCAMMRP (as
applicable to the proposed project). This SCAMMRP also identifies the mitigation monitoring
requirements for each mitigation measure and SCA.

This CEQA Analysis is also based on the analysis in the following Prior EIRs that apply to the
proposed project: Oakland’s 1998 General Plan Land Use and Transportation Element (“LUTE"”)
EIR (“1998 LUTE EIR”), the 2010 General Plan Housing Element Update EIR and its 2014
Addendum, and the 2011 Central District Urban Renewal Plan Amendments EIR (or
“Redevelopment Plan Amendments EIR”). None of the mitigation measures or SCAs from these
EIRs are included in this SCAMMRP because they, or an updated or equally effective mitigation
measure or SCA, is identified in the 2014 LMSAP EIR, its addenda, or in this CEQA Analysis for
the proposed project.
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Attachment A. Standard Conditions of Approval and Mitigation Monitoring and Reporting Program
1

To the extent that there is any inconsistency between any mitigation measures and/or SCAs, the
more restrictive conditions shall govern; to the extent any mitigation measure and/or SCA
identified in the CEQA Analysis were inadvertently omitted, they are automatically incorporated
herein by reference.

. The first column of the SCAMMRP table identifies the mitigation measure or SCA
applicable to that topic in the CEQA Analysis. While a mitigation measure or SCA can
apply to more than one topic, it is listed in its entirety only under its primary topic (as
indicated in the mitigation or SCA designator). The SCAs are numbered to specifically
apply to the proposed project and this CEQA Analysis; however, the SCAs as presented in
the City’s Standard Conditions of Approval and Uniformly Applied Development Standards
document®! are included in parenthesis for cross-reference purposes.

] The second column identifies the monitoring schedule or timing applicable to the Project.
. The third column names the party responsible for monitoring the required action for the
Project.

The Project Sponsor is responsible for compliance with any recommendations identified in City-
approved technical reports, all applicable mitigation measures adopted, and with all SCAs set
forth herein at its sole cost and expense, unless otherwise expressly provided in a specific
mitigation measure or condition of approval, and subject to the review and approval of the City
of Oakland. Overall monitoring and compliance with the mitigation measures will be the
responsibility of the Bureau or Planning, Zoning Inspections Division. Prior to the issuance of a
demolition, grading, and/or construction permit, the Project Sponsor shall pay the applicable
mitigation and monitoring fee to the City in accordance with the City’s Master Fee Schedule.

31 Dated July 22, 2015, as amended.
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MASSING

The high rise is biased towards the
downtown core, while the podium
relates to its low-rise surroundings.

CONTEXT

The tower gets wrapped with a
punched- masonry skin to relate with
the existing historical urban fabric. The
podium body has a playful grid expres-
sion that relates to the tower and the
neighborhood.

glass wedge

B

EXPRESSION

A glass volume breaks the tower
punched-masonry skin, opening the
views toward the Tribune tower and
Lake Merritt. The podium corners
become glassy elements that activate
street intersections. A bronze color is
suggested at the window frames and
metal elements to blend with the
surrounding brick buildings.

el TR

bu
-
|
Sl
u
L

CHARACTER

The rooftop steps back, creating a
loggia and outdoor terrace expressing
the interlocking geometries. This
"beacon" initiates a dialogue with the
Tribune tower and other surrounding
landmarks.

punched masonry skin

i —

TOWER SHIFT

The tower steps back and reaches
upward to increase separation from the
Tribune Tower.
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1 Metal Panel / Mullion - Dark Brown
2 Metal Panel - Champagne
3 Insulated Glazing Unit

4 Hardie Board - Dark Bronze 5 Dark Brown

6 Aluminum Window - Bronze
7 Stucco - White

8 Stucco - Champagne

9 Vinyl Window - White

10 Perforated Metal - Dark Bronze 11 Champagne

13 12 Tile - Dark Bronze 13 Champagne

1P

EXTERIOR MATERIALS

o
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ZONING SUMMARY

GENERAL ZONING INFORMATION
ASSESSORS BLOCK
ZONING USE DISTRICT

PERMITTED AND/OR CONDITIONAL USES

GENERAL PLAN / ESTUARY POLICY PLAN
HISTORIC OR LANDMARK STATUS
LIQUEFACTION HAZARD ZONE

CONDO CONVERSTION IMPACT AREA

HEIGHT AND BULK CONTROLS

SITE AREA

FLOOR AREA RATIO (FAR) - NON-RESIDENTIAL

HEIGHT LIMIT - BASE

HEIGHT LIMIT - TOWER

MAXIMUM AVERAGE PER STORY ABOVE BUILDING BASE
BULK LIMITS

REQUIRED SETBACKS

TOWER SEPARATION REQUIREMENTS
REAR YARDS / COURTS
UNIT SEPARATION / EXPOSURE REQUIREMENTS

DETAILED CONTROLS & REQUIREMENTS
RESIDENTIAL DENSITY LIMITS

OPEN SPACE REQUIREMENTS

GROUND FLOOR MINIMUM FLOOR HEIGHT
GROUND FLOOR FRONTAGE TRANSPARENCY
STOREFRONT WIDTH MINIMUM

OFF-STREET PARKING - RESIDENTIAL
OFF-STREET PARKING - RETAIL

OFF-STREET PARKING - COMMERCIAL
OFF-STREET PARKING DIMENSIONS
OFF-STREET DRIVE AISLE DIMENSIONS
LOADING BERTH REQUIREMENTS

LOADING BERTH REQUIREMENTS (COMMERCIAL)
LOADING BERTH DIMENSIONS

BICYCLE REQUIREMENTS - RESIDENTIAL
BICYCLE REQUIREMENTS - RESTAURANT
BICYCLE REQUIREMENTS - RETAIL

BICYCLE REQUIREMENTS - COMMERCIAL

REFERENCE
Survey
OAK-GIS

17.101G.01

OAK-GIS
OAK-GIS
OAK-GIS
OAK-GIS

REFERENCE
Survey
17.101G.04
17.101G.04
17.101G.04
17.101G.04
17.101G.04

17.101G.04

17.101G.04
17.108.080
17.108.080

REFERENCE
17.101G.04

17.101G.05
17.126.020
17.126.040
17.101G.03
17.101G.03
17.101G.03
17.116.060
17.116.080
17.116.080
17.116.200
17.116.210
17.116.120
17.116.140
17.116.220
17.117.090
17.117.090
17.117.110
17.117.110

DETAIL

Block 192, Kellersberger's Map of Oakland, Book 7, Page 3

Northern Half: D-LM-2 Pedestrian Commercial, Southwest Quarter: D-LM-3 General Commerical,
Southeast Quarter: D-LM-4 Mixed Commercia

Residential, Community Assembly, General Retail, Full + Limited Service Restaurant, Consumer Service,
Parking

Central Business District

No

Severity 2

No

DETAIL

60,032 sqft

8-12:1

45ft.

175ft. Subject to 3 Buildings - LM-275 standards apply.

65% of site area or 10,000sf, whichever is greater: 38,990sf max. Proposed: 13,020sf
TOWER DIMENSIONS:

- 150ft maximum tower elevation length.

- 180ft maximum diagonal tower length.

Property Line: D-LM-2 - 5ft max., D-LM-3 - 5ft max., D-LM-4 - 10ft max. at ground floor only;
Tower: 20ft at least 50ft of perimeter length of base

50ft minimum between towers on same lot: N/A

oft

8ft minimum at living room windows +2ft for each floor above - maximum 10% of lot width

DETAIL

110 sqft of lot area per unit, 35% density increase for very low income, senior citizens, or child care
facilities = 546 dwelling units.

75 sqft per unit per unit. 1sf Private = 2sf Group. Min. Dimensions: Ground Floor Private: 10ft, Above
ground floor: None, Public Ground-Floor P 15ft, Off-Site Open Space: 10ft, Community Room: 250 sqft.

15" 19'-4" Provided

D-LM-2: 65%, D-LM-3: 55%, D-LM-4: 55%, reduced by 50% on secondary frontages
15ft: 36ft (min.) Provided

None required for D-LM-4: 554 Provided

None required for D-LM-4: 36 Provided

None required for D-LM-4: 4 Provided

50-50 compact/standard, or 75% intermediate + 12.5% compact
11ft parallel parking one-way; 21 ft 90 degrees two-way

50,000 sqft or more: One (1) berth.

Less than 25,000 sqft: No berth required.

10ft x 23ft, 12ft high

LT: 0.25 spaces per dwelling unit; ST: 0.05 per dwelling units
LT: 1 per 12k (2 min); ST: 1 per 2k (2 min)

LT: 1 per 12k (2 min); ST: 1 per 5k (2 min)

LT: 1 per 10k (2 min); ST: 1 per 20k (2 min)

DEVIATIONS
N/A
N/A

N/A

N/A
N/A
N/A
N/A

DEVIATIONS

N/A

N/A

85ft Pursuant to CUP

Unlimited per Concession Pursuant to (Government Code §§ 65915 et seq.)
N/A

30% increase pursuant to CUP -

Elevation length allowed: 195ft; Proposed: 173.16ft Tower Length
Diagonal length allowed: 252ft; Proposed: 189ft Tower Diagonal

N/A
N/A
N/A
N/A

DEVIATIONS

20% increase pursuant to Density Bonus Law (Government Code §§ 65915 et seq.).

Density allowed: 656 dwelling units;
N/A

Proposed: 634 dwelling units

N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A

ZONING DIAGRAM
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FLR. ELEV. F/F

+418.66
+401.33
+386.33
+375.67
+365.00
+354.33
+344.67
+335.00
+325.33
+315.67
+306.00
+296.33
+286.67
+277.00
+267.33
+257.67
+248.00
+238.33
+228.67
+219.00
+209.33
+199.67
+190.00
+180.33
+170.67
+161.00
+151.33
+141.67
+132.00
+122.33
+112.67
+103.00
+93.33
+83.67
+74.00
+64.33
+54.67
+45.00
+32.00
+19.33
+9.67
+0.00
-10.000
-20.000

+55.00
+44.00
+33.00
+22.00
+11.00
+0.00
+0.00
+0.00
+0.00
0.00
0.00

BUILDING AREA SUMMARY
TOWER

TYPE 1A RESIDENTIAL

OPEN SPACE CALCULATIONS

PARKING GARAGE

PRIVATE

COMMON

GSF - ACCESSORY/| GSF - INTERIOR| STOR./BOH/, GSF BALCONIES
STOR./BOH LOBBIES/AMEN/OFFICE CIRCULATION LOADING WOO0D CON!
FLR. ary Qry
3] €0
17.33  RF 0 1,160 3,265 315 2,145 6,900 6,900 RF 315 2,145 2,460
15.00 40 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 1,785 895 9,510 805 12,575 12,575 40 9,510 805 10,315
10.67 39 12 1 1 2 2 1 1 0 0 0 2 1 1 0 10,845 1,500 190 0 0 13,020 83.3% 13,020 39 6 370 370
10.67 38 12 1 1 2 2 1 1 0 0 0 2 1 1 0 10,845 1,500 190 0 0 13,020 83.3% 13,020 38 6 370 370
1067 37 12 1 1 2 2 1 1 0 0 0 2 1 1 0 10,845 1,500 190 0 0 13,020 83.3% 13,020 37 6 370 370
9.67 36 12 1 1 2 2 1 1 0 0 0 2 1 1 0 10,845 1,500 190 0 0 13,020 83.3% 13,020 36 6 370 370
967 35 12 1 1 2 2 1 1 0 0 0 2 1 1 0 10,845 1,500 190 (] 0 13,020 83.3% 13,020 35 6 370 370
9.67 34 12 1 1 2 2 1 1 0 0 0 2 1 1 0 10,845 1,500 190 0 0 13,020 83.3% 13,020 34 6 370 370
967 33 12 1 1 2 2 1 1 0 0 0 2 1 1 0 10,845 1,500 190 0 0 13,020 83.3% 13,020 33 6 370 370
967 32 12 1 1 2 2 1 1 0 0 0 2 1 1 0 10,845 1,500 190 0 0 13,020 83.3% 13,020 32 6 370 370
967 31 12 1 1 2 2 1 1 0 0 0 2 1 1 0 10,845 1,500 190 0 0 13,020 83.3% 13,020 31 6 370 370
9.67 30 12 1 1 2 2 1 1 0 0 0 2 1 1 0 10,845 1,500 190 0 0 13,020 83.3% 13,020 30 6 370 370
967 29 12 1 1 2 2 1 1 0 ()] 0 2 1 1 (] 10,845 1,500 190 0 0 13,020 83.3% 13,020 29 6 370 370
967 28 12 1 1 2 2 1 1 0 0 0 2 1 1 0 10,845 1,500 190 0 0 13,020 83.3% 13,020 28 6 370 370
9.67 27 12 1 1 2 2 1 1 0 0 0 2 1 1 0 10,845 1,500 190 0 ()] 13,020 83.3% 13,020 27 6 370 370
9.67 26 12 1 1 2 2 1 1 0 0 0 2 1 1 0 10,845 1,500 190 (] 0 13,020 83.3% 13,020 26 6 370 370
967 25 12 1 1 2 2 1 1 0 0 0 2 1 1 0 10,845 1,500 190 0 0 13,020 83.3% 13,020 25 6 370 370
967 24 12 1 1 2 2 1 1 0 0 0 2 1 1 (i 10,845 1,500 190 0 0 13,020 83.3% 13,020 24 6 370 370
967 23 12 1 1 2 2 1 1 0 0 0 2 1 1 0 10,845 1,500 190 0 0 13,020 83.3% 13,020 23 6 370 370
9.67 22 12 1 1 2 2 1 1 0 0 0 2 1 1 0 10,845 1,500 190 0 0 13,020 83.3% 13,020 2 6 370 370
967 21 12 1 1 2 2 1 1 0 0 0 2 1 1 0 10,845 1,500 190 0 0 13,020 83.3% 13,020 21 6 370 370
967 20 12 1 1 2 2 1 1 0 0 0 2 1 1 0 10,845 1,500 190 0 0 13,020 83.3% 13,020 20 6 370 370
967 19 12 1 1 2 2 1 1 0 [} 0 2 1 1 ()] 10,845 1,500 190 0 0 13,020 83.3% 13,020 19 6 370 370
9.67 18 12 1 1 2 2 1 1 0 0 0 2 1 1 0 10,845 1,500 190 0 0 13,020 83.3% 13,020 18 6 370 370
967 17 12 1 1 2 2 1 1 0 0 0 2 1 1 0 10,845 1,500 190 0 0 13,020 83.3% 13,020 17 6 370 370
967 16 12 1 1 2 2 1 1 0 0 0 2 1 1 0 10,845 1,500 190 0 0 13,020 83.3% 13,020 16 6 370 370
967 15 12 1 1 2 2 1 1 0 0 0 2 1 1 0 10,845 1,500 190 0 0 13,020 83.3% 13,020 15 6 370 370
9.67 14 12 1 1 ") 2 1 1 0 0 0 2 1 1 0 10,845 1,500 190 [ 0 13,020 83.3% 13,020 14 6 370 370
9.67 13 12 1 1 2 2 1 1 0 0 0 2 1 1 0 10,845 1,500 190 0 0 13,020 83.3% 13,020 13 6 370 370
967 12 12 1 1 2 2 1 1 0 0 0 2 1 1 0 10,845 1,500 190 0 0 13,020 83.3% 13,020 12 6 370 370
967 11 12 1 1 2 2 1 1 0 0 0 2 1 1 0 10,845 1,500 190 (] 0 13,020 83.3% 13,020 1 6 370 370
9.67 10 12 1 1 2 2 1 1 0 0 0 2 1 1 0 10,845 1,500 190 0 0 13,020 83.3% 13,020 10 6 370 370
9.67 9 12 1 1 2 2 1 1 0 0 0 2 1 1 0 10,845 1,500 190 0 0 13,020 83.3% 13,020 9 6 370 370
9.67 8 12 1 1 2 2 1 1 0 0 (] 2 1 1 0 10,845 1,500 190 0 (] 13,020 83.3% 43,835 8 4 235 6 370 605
9.67 ? 12 1 1 2 2 1 1 0 0 0 2 1 1 0 10,845 1,500 190 0 0 13,020 83.3% 43,835 7 4 235 6 370 605
9.67 6 12 1 1 2 2 1 1 0 0 0 2 S 1 0 10,845 1,500 190 (] 0 13,020 83.3% 6 4 235 6 370 605
9.67 5 12 1 1 2 2 1 1 0 0 0 2 1 1 0 10,845 1,500 190 0 0 13,020 83.3% 5 4 235 6 370 605
1500 4 8 0 0 1 1 1 0 1 0 1 1 1 1 0 7,165 1,930 919 3,000 0 13,140 77.4% 4 4 815 4 260 3,870 13,010 17,955
1067 3 ] 540 385 1,135 ,085 56.8% 3 385 1,135 >
9.67 2 9 640 | 0 2
9.67 1 4 2,0 6,060 0 0 16,810 6,040 1
1000 B1 2,200 6,860 9,610 w/o Parking 45,225 2,740 57,575 B1 0 0 0 0 0 (] 0
1000 B2 1,805 9,820 12,180 w/o Parking 44,975 2,465 59,620 82 0 0 0 0 0 0 0
436 35 35 72 72 36 35 2 1 2 72 36 37 1 393,225 69,090 32,444 19,910 4,085 538,025 16,810 189,330 10,945 1,315) . 910,500 20 1,755 215 13,265
TOTAL 1BA 1BB  1BC 1BDEN 1BE 1BF 1BG 1BH 181 28A 288 28C STA GSF CIRCULATION STOR./BOH  LOBBIES/AMEN/OFFICE AMENITIES GSF NSF GSF LOADING| GSF
80% 8.0% 165%  165% 83% 80% 05%  02%  0.5% 16.5% 8.3% 8.5% 0.2% 902 sf average 3,510 26,530 14,080 17,095 57,705
SF (X2) SF (X2) SE SF SF
PODIUM PARKING CALCULATIONS
TYPE 1A RESIDENTIAL PARKING GARAGE
282BHA | 2B1BHB | 282BHC | 2B2BHD GSF - ACCESSORY/| GSF - INTERIOR| MOTORCYLE PARKING|  STOR./ BOH/ CIRC.
1,065 890 STOR./BOH] L04 ENTRY LOBBIES GSF GSF|
11.00 P8 40 4 1 1 8 4 8 (] 2 1 2 4 4 1 27,360 3,195 180 30,815 88.8%
1100 P7 40 4 1 1 8 4 8 0 2 1 2 4 4 1 27,360 3,195 180 30,815 88.8%
11.00 P6 40 4 1 1 8 4 8 0 2 1 2 4 4 1 27,360 3,195 180 30,815 88.8%
11.00 PS 40 4 1 1 8 4 8 (i 2 1 2 4 4 1 27,360 3,195 180 30,815 88.8%
1100 P4 38 2 1 1 8 4 8 1 2 2 4 4 0 26,215 3,500 180 870 13,010 30,815 85.1%
000 3 ? ]
0.00 2
000 1 v b5 26,04C :
000 Bl 149 3 108 16 22 0 45,225 2,740
0.00 B2 162 2 106 26 28 0 44,975 2,465
198 18 5 3 40 20 40 1 10 10 20 20 4 135,655 16,280 900 870 13,010 154,075
TOTAL STA  1BA 188 JRIBA JR1BB 1BC  1BD 18E 18F 2B2BHA  2B1BHB  2B2BHC  282BHD RESGSF  CIRCULATION STOR./BOH LOBBIES & AMENITIES EXTERIOR GSF. TOTAL ADA  REGULAR COMPACT  TANDEM| MOTORCYLE|  PARKINGJOR./BOH/CIRC.| LOADING
9.1%  2.5% 2.5%  202% 10.1% 202% 0.5%  5.1%  2.5% 51%  10.1%  10.1% 2.0% sf average 0.94 per unit
C P VI F kl. LLC BUILDING AREA SUMMARY
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OPEN SPACE SUMMARY

OPEN SPACE REQUIRED

UNITS REQUIRED
634 UNITS 47,550 SF
OPEN SPACE PROVIDED
GROUP OPEN SPACE - INTERIOR
LEVEL 03 AMENITY 385 SF
LEVEL 04 AMENITY 3,870 SF
LEVEL 40 AMENITY 9,510 SF
ROOF AMENITY 315 SF
GROUP OPEN SPACE - EXTERIOR
LEVEL 03 DOG RUN 1,135 SF
LEVEL 04 TERRACE 13,010 SF
LEVEL 40 AMENITY 805 SF
ROOF 2,145 SF
PRIVATE OPEN SPACE - EXTERIOR
PODIUM 1,755 x2 3,510 SF
TOWER 13,265 x2 26,530 SF
(1SF PRIVATE = 2 SF GROUP)
TOTAL OPEN SPACE 57,705 SF
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SURVEYOR'S NOTES

THIS SURVEY WAS MADE ON THE GROUND AND CORRECTLY
SHOWS THE AREA OF THE SUBJECT PROPERTY, THE
LOCATION AND TYPE OF ALL BUILDINGS, STRUCTURES AND
OTHER IMPROVEMENTS SITUATED ON THE SUBJECT PROPERTY.

EXCEPT AS SHOWN ON THIS SURVEY, THERE ARE NO VISIBLE

OR RECORDED EASEMENTS OR RIGHTS-OF-WAY ACROSS THE

%BICT PROPERTY OF WHICH THE UNDERSIGNED HAS BEEN
VISED.

EXCEPT AS SHOWN ON THE SURVEY, THERE ARE NO
ENCROACHMENTS ONTO ADJOINING PREMISES, STREETS, OR
ALLEYS BY ANY BUILDING, STRUCTURES OR OTHER
IMPROVEMENTS AT THE SUBJECT PROPERTY, AND NO
ENCROACHMENTS ONTO THE SUBJECT PROPERTY BY
BUILDINGS, STRUCTURES OR OTHER IMPROVEMENTS SITUATED
ON ADJOINING PREMISES.

LEGAL DESCRIPTION

THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE CITY OF
OAKLAND, COUNTY OF ALAMEDA, STATE OF CALIFORNIA AND IS
DESCRIBED AS FOLLOWS:

BEGINNING AT THE POINT OF INTERSECTION OF THE SOUTHERN UNE OF
14TH STREET WITH THE EASTERN UNE OF FRANKUN STREET; RUNNING

THENCE EASTERLY ALONG SAID LINE OF 14TH STREET 300 FEET T0 THE

WESTERN LINE OF WEBSTER STREET; THENCE SOUTHERLY ALONG SAID
UNE OF WEBSTER STREET 200 FEET TO THE NORTHERN LINE OF 13TH
STREET; THENCE ALONG SAID UNE OF 13TH STREET WESTERLY 300
FEET TO THE SAID EASTERN UNE OF FRANKUN STREET; THENCE ALONG
SAID LINE OF FRANKLIN STREET NORTHERLY 200 FEET TO THE POINT
OF BEGINNING.

BEING ALL OF BLOCK 192, AS SAID BLOCK IS SHOWN ON
KELLERSBERGER'S MAP OF OAKLAND, FILED SEPTEMBER 2, 1853, IN
BOOK 7 OF MAPS, AT PAGE 3, IN THE OFFICE OF THE COUNTY
RECORDER OF ALAMEDA COUNTY.

APN: 002-0055-001-00

EXCEPTIONS

SCHEDULE B OF THE POLICY OR POUCIES TO BE ISSUED WLL
CONTAIN EXCEPTIONS TO THE FOLLOWING MATTERS UNLESS THE
SAME ARE DISPOSED OF TO THE SATISFACTION OF THE
COMPANY:

1. PROPERTY TAXES, WHICH ARE A LIEN NOT YET DUE AND
PAYABLE, INCLUDING ANY ASSESSMENTS COLLECTED WTH
TAXES TO BE LEVIED FOR THE FISCAL YEAR 2016-2017.

2. THE UEN OF SUPPLEMENTAL OR ESCAPED ASSESSMENTS
OF PROPERTY TAXES, IF ANY, MADE PURSUANT TO THE
PROVISIONS OF CHAPTER 3.5 (COMMENCING WITH SECTION
75) OR PART 2, CHAPTER 3, ARTICLES 3 AND 4,
RESPECTIVELY, OF THE REVENUE AND TAXATION CODE OF
THE STATE OF CAUFORNIA AS A RESULT OF THE
TRANSFER OF TITLE TO THE VESTEE NAMED IN SCHEDULE
A OR AS A RESULT OF CHANGES IN OWNERSHIP OR NEW
CONSTRUCTION OCCURRING PRIOR TO DATE OF POLICY.

3. PRIOR TO CLOSE OF ESCROW, PLEASE CONTACT THE TAX
COLLECTOR'S OFFICE TO CONFIRM ALL AMOUNTS OWING,
INCLUDING CURRENT FISCAL YEAR TAXES, SUPPLEMENTAL
TAXES, ESCAPED ASSESSMENTS AND ANY DELINQUENCIES.

4. REVISED STATEMENT OF INSTITUTION OF REDEVELOPMENT
FOR THE CENTRAL DISTRICT REDEVELOPMENT PROJECT
CALIFORNIA HEALTH & SAFETY CODE SECTION 33373(C)),
CORDED DECEMBER 3, 2007, INSTRUMENT NO.
2007-409569, OF OFFICIAL RECORDS.

5. ANY RIGHTS OF THE PARTIES IN POSSESSION OF A
PORTION OF, OR ALL OF, SAID LAND, WHICH RIGHTS ARE
NOT DISCLOSED BY THE PUBLIC RECORD.

THIS COMPANY WILL REQUIRE, FOR REVIEW, A FULL AND
COMPLETE COPY OF ANY UNRECORDED AGREEMENT,
CONTRACT, LICENSE AND/OR LEASE, TOGETHER WTH ALL
SUPPLEMENTS, ASSIGNMENTS AND AMENDMENTS THERETO,
BEFORE ISSUING ANY POLICY OF TITLE INSURANCE
WTHOUT EXCEPTING THIS ITEM FROM COVERAGE. THE
COMPANY RESERVES THE RIGHT TO EXCEPT ADDITIONAL
ITEMS AND/OR MAKE ADDITIONAL REQUIREMENTS AFTER
REVIEMING SAID DOCUMENTS.

6. ANY FACTS, RIGHTS, INTERESTS OR CLAIMS WHICH A
CORRECT SURVEY WOULD DISCLOSE AND WHICH ARE NOT
DISCLOSED BY THE PUBLIC RECORDS.

7. THIS COMPANY WILL REQUIRE THE FOLLOWING DOCUMENTS
FOR REVIEW PRIOR TO THE ISSUANCE OF ANY MTLE
ASSURANCE PREDICATED UPON A CONVEYANCE OR
ENCUMBRANCE BY THE CORPORATION NAMED BELOW.

CORPORATION: DOWNTOWN REALTY CO., A CALIFORNIA
CORPORATION

(A) A COPY OF THE CORPORATION BY-LAWS AND
ARTICLES OF INCORPORATION.

(B) AN ORIGINAL OR CERTIFIED COPY OF THE RESOLUTION
AUTHORIZING THE TRANSACTION CONTEMPLATED HEREIN.

(C) IF THE ARTICLES AND/OR BY-LAWS REQUIRE
APPROVAL BY A "PARENT" ORGANIZATION, A COPY OF
THE ARTICLES AND BY-LAWS OF THE PARENT.

THE RIGHT IS RESERVED TO ADD REQUIREMENTS OR
ADDITIONAL ITEMS AFTER COMPLETION OF SUCH REVIEW.

8. THIS COMPANY WILL REQUIRE AN OWNERS AFFIDAVIT TO
BE COMPLETED BY THE PARTY(IES) NAMED BELOW BEFORE
ANY TITLE ASSURANCE REQUESTED UNDER THIS
APPLICATION WILL BE ISSUED.

PARTY(IES):  DOWNTOWN REALTY CO., A CALIFORNIA
CORPORATION

THE COMPANY RESERVES THE RIGHT TO ADD ADDITIONAL
ITEMS OR MAKE FURTHER REQUIREMENTS AFTER REVIEW
OF THE REQUESTED AFFIDAVIT.

9. PLEASE BE ADVISED THAT OUR SEARCH DID NOT DISCLOSE
ANY OPEN DEEDS OF TRUST OF RECORD. IF YOU SHOULD
HAVE KNOWLEDGE OF ANY OUTSTANDING OBLIGATION,
PLEASE CONTACT THE TITLE DEPARTMENT IMMEDIATELY
FOR FURTHER REVIEW PRIOR TO CLOSING.

SURVEYOR'S CERTIFICATE

TO CARMEL PARTNERS, LLC, A COLORADO UMITED LIABILITY
COMPANY, ITS SUCCESSORS AND ASSIGNS AND CHICAGO
TITLE INSURANCE COMPANY:

THIS IS TO CERTIFY THAT THIS MAP OR PLAT AND THE
SURVEY ON WHICH IT IS BASED WERE MADE IN /
ACCORDANCE WITH THE 2016 MINIMUM STANDARD DETAIL 2
REQUIREMENTS FOR ALTA/NSPS LAND TITLE SURVEYS, MKy
JOINTLY ESTABUSHED AND ADOPTED BY ALTA AND NSPS, o
AND INCLUDED ITEMS 2, 3, 4, 5, 6(A), 7(A), 7(BX1), 8, 9,
11(A), 13, 16, 18 AND 20(A) OF TABLE A THEREOF. THE
FIELD WORK WAS COMPLETED ON MARCH 26, 2016

900w K Nem
MICHAEL W. THOMPSON DATE
mthompson@lesbraze.com

OPTIONAL SURVEY
RESPONSIBILITIES AND
SPECIFICATIONS

2 ADDRESS(ES) OF THE SURVEYED PROPERTY IF
DISCLOSED IN DOCUMENTS PROVIDED TO OR OBTAINED
BY THE SURVEYOR, OR OBSERVED WHILE CONDUCTING
THE FIELDWORK,

1314 FRANKUN STREET, OAKLAND, CALIFORNIA, 94612

3 FLOOD ZONE CLASSIFICATION (MTH PROPER
ANNOTATION BASED ON FEDERAL FLOOD INSURANCE
RATE MAPS OR THE STATE OR LOCAL EQUIVALEN
DEPICTED BY SCALED MAP LOCATION AND GRAPHI
PLOTTING ONLY.

SUBJECT PROPERTY IS LOCATED IN ZONE X
UNSHADED) — AREAS DETERMINED TO BE OUTSIDE
~YEAR FLOOD-PLAIN.

PANEL NUMBER 06001 C 0067G,
CITY OF OAKLAND, 085048
MAP REVISED: AUGUST 3, 2009

4 GROSS LAND AREA (AND OTHER AREAS IF SPECIFIED
BY THE CUENT)

LAND AREAS SHOWN ON SHEETS 2.

5  VERTICAL RELIEF WITH THE SOURCE OF INFORMATION
(E.G. GROUND SURVEY OR AERIAL MAP), CONTOUR
INTERVAL, DATUM, AND ORIGINATING ICHMARK
IDENTIFIED.

SHOWN ON SHEET 3

6A IF SET FORTH IN A ZONING REPORT OR LETTER
PROVIDED TO THE SURVEYOR BY THE CUENT, UST THE
CURRENT ZONING CLASSIFICATION, SET BACK
REQUIREMENTS, THE HEIGHT AND FLOOR SPACE AREA
RESTRICTIONS, AND PARKING REQUIREMENTS. IDENTIFY
THE DATE AND SOURCE OF THE REPORT OR LETTER.

NO ZONING REPORT PROVIDED

SUBJECT PROPERTY IS IN ZONE - D-LM-2 (LAKE
MERRITT STATION AREA DISTRICT PEDESTRIAN
COMMERCIAL —~ 2 ZONE.

SETBACKS

FRONT - 0

MAXIMUM FRONT AND STREET SIDE FOR FIRST STORY —
o

SIDE - 0
CORNER SIDE - 0'

REAR - 0

HEIGHT

CENTRAL BUSINESS DISTRICT —

LM-175 ~ 45 FT. BASE; 85 BASE UPON GRANTING OF

CUP AND ADDITIONAL FINDINGS; 175 FT MAX.

W/CUP: LM-275 — 45 FT. BASE; 85 BASE UPON
;NTING OF CUP AND ADDITIONAL FINDINGS; 275 FT

MA:

BASED ON CITY OF OAKLAND ZONING CODE

(A) EXTERIOR DIMENSIONS OF ALL BUILDINGS AS

GROUND LEVEL
B) SQUARE FOOTAGE OF:

(1) EXTERIOR FOOTPRINT OF ALL BUILDINGS AT
GROUND LEVEL

BUILDING SQUARE FOOTAGE AND AREA SHOWN ON
SHEET 2

SUBSTANTIAL FEATURES OBSERVED IN THE PROCESS OF
CONDUCTING THE FIELDWORK (IN ADDITION TO THE
IMPROVEMENTS AND FEATURES REQUIRED PURSUANT TO
SECTION 5 ABOVE) (E.G. PARKING LOTS, BiLLBOARDS,
SIGNS, SWIMMING POOLS, LANDSCAPED AREA,
SUBSTANTIAL AREAS OF REFUSE) SHOWN ON SHEET 2.

NUMBER AND TYPE (E.G. DISABLED, MOTORCYCLE,
REGULAR AND OTHER MARKED SPECIALIZED TYPES) OF
CLEARLY IDENTIFIABLE PARKING SPACES ON SURFACE
PARKING AREAS, LOTS AND IN PARKING STRUCTURES.
STRIPING OF CLEARLY IDENTIFIABLE PARKING SPACES
ON SURFACE PARKING AREAS AND LOTS.

520 TOTAL PARKING SPOTS (PLUS 2 MOTORCYCLE

SPACES)
4 DISABLED PARKING SPACES DESIGNATED
31 COMPACT PARKING SPACES DESIGNATED

LOCATION OF UTILITIES EXISTING ON OR SERVING THE

SURVEYED PROPERTY AS DETERMINED BY:

+ OBSERVED EVIDENCE COLLECTED PURSUANT TO
SECTION 5.E.Iv.

+ EVIDENCE FROM PLANS REQUESTED BY THE

SURVEYOR AND OBTAINED FROM UTILITY COMPANIES,

OR PROVIDED BY CUENT (WITH REFERENCE AS TO

THE SOURCES OF INFORMATION), AND

MARKINGS REQUESTED BY THE SURVEYOR

:g&?JANT TO AN 811 UTIUTY LOCATE OR SIMILAR

EST.

VISIBLE UTILITIES ONLY; ANY MUNICIPAL RESEARCH OR
UNDESEGROUND UTILITY LOCATION AT GROUND SERWICE
AN D

C, AS AN ADDENDUM PER REQUEST
FROM CLIENT.

NAMES OF ADJOINING OWNERS ACCORDING TO CURRENT
TAX RECORDS.

THERE ARE NO ADJOINING PROPERTIES.

THERE IS NO EVIDENCE OF CURRENT EARTH MOVING
WORK, BUILDING CONSTRUCTION OR BUILDING ADDITIONS
OBSERVED IN THE PROCESS OF CONDUCTING THE
FIELOWORK.

IF THERE HAS BEEN A FIELD DELINEATION OF WETLANDS
CONDUCTED BY A QUALIFIED SPECIALIST HIRED BY THE
CUENT, THE SURVEYOR SHALL LOCATE ANY
DELINEATION MARKERS OBSERVED IN THE PROCESS OF
CONDUCTING THE FIELDWORK AND SHOW THEM ON THE
FACE OF THE PLAT OR MAP. IF NO MARKERS WERE
OBSERVED, THE SURVEYOR SHALL SO STATE.

NO WETLAND MARKERS WERE OBSERVED.

CP VI Franklin, LLC

2016 SOLOMON CORDWELL BUENZ
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