EXHIBIT A
DRAFT CONDITIONS OF APPROVAL

Vesting Tentative Subdivision Map 8139
Roselyn Estates Il

SPECIAL CONDITIONS

Planning Division

1.

4.

The approval of Vesting Tentative Subdivision Map 8139 shall not become effective
until Ordinance No. 2069 approving PUD-94 has become effective.

Prior to the approval of Final Map, the lot line adjustments approved by Case Nos.
P12-1745 and P12-1809 shall be recorded.

Parcel A (Arroyo del Valle) shall be conveyed by separate instrument to the
homeowners association and shall be maintained by the homeowners association.

A public trail easement, consistent with PUD-94 development plan, shall be
dedicated on the face of the final map for Parcel B. The public trail and the
remainder of Parcel B shall be maintained by the homeowners association including,
bio-swale/retention areas, landscaping, irrigation, and fencing.

Urban Stormwater

5.

The Homeowners Association shall be responsible for annual inspection,
maintenance, and reporting of all stormwater NPDES facilities in accordance with
the Operation and Maintenance Agreement executed between the City of
Pleasanton and the Roselyn Estates, LLC representative and recorded at the
Alameda County Recorder’s office.

STANDARD CONDITIONS

Planning

6.

Vesting Tentative Map 8139 shall be in substantial conformance to Exhibit B, dated
“‘Received, May 22, 2013” on file with the Planning Division, except as modified by
the following conditions. Minor changes to the plans may be allowed subject to the
approval of the Director of Community Development.

Vesting Tentative Subdivision Map 8139 shall lapse two years from the effective
date of this approval unless a final subdivision map is recorded or an extension is
approved by the City.
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8. Vesting Tentative Subdivision Map 8139 shall incorporate by reference all applicable
conditions and requirements of PUD-94, the PUD Development Plan covering this
subdivision, as approved by the City Council.

9. To the extent permitted by law, the project applicant shall defend (with counsel
reasonably acceptable to the City), indemnify and hold harmless the City, its City
Council, its officers, boards, commissions, employees and agents from and against
any claim, action, or proceeding brought by a third party against the indemnified
parties and the applicant to attack, set aside, or void the approval of the project or
any permit authorized hereby for the project, including (without limitation)
reimbursing the City its attorneys fees and costs incurred in defense of the litigation.
The City may, in its sole discretion, elect to defend any such action with attorneys of
its choice.

10.Planning Division approval is required before any changes are implemented in the
design, grading, drainage, etc., of the subdivision map.

11.The Final Subdivision Map plan check package will be accepted for submittal only
after completion of the 15-day appeal period, measured from the date of the
resolution unless the project developer submits a signed statement acknowledging
that the plan check fees may be forfeited in the event that the approval is overturned
on appeal, or that the design is significantly changed as a result of the appeal.

STANDARD CONDITIONS
Engineering

12.A "Conditions of Approval" checklist shall be completed and attached to all plan
checks submitted for approval indicating that all conditions have been satisfied.

13.The tentative map shall contain a brief legal description of any parcel being re-
subdivided, a statement of lot and total acreage, and a statement referencing any
separate documents required to be recorded with the map.

14. Any dedications, open offers of dedication, or grants of easements to the city may be
dedicated and accepted on the face of the map. Agreement or other required items
shall be recorded as separate documents concurrently after recordation of the Final
Map.

15.Prior to approval of the Final Map, the applicant developer shall comply with all
applicable conditions of outside agencies having jurisdiction.

16.Prior to the first plan check, the applicant's engineer/surveyor shall submit a
preliminary copy of the Final Map along with a preliminary copy of the title report and
a copy of the adjoining deeds and/or recorded maps to the City. The City will
forward these documents to its consultant who will estimate the cost for examining
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the map and certifying that the map is technically correct and in accordance with
Section 66442 of the California Subdivision Map Act. After the consultant has
provided a cost estimate, the applicant's engineer/surveyor may submit the first plan
check along with a deposit for these costs along with all other standard plan check
fees. Any unused portion of the estimate will be returned to the applicant after the
map is recorded. Similarly, if the applicant withdraws their application in writing prior
to the consultant having performed the work, any unused portion of the deposit will
be returned to the applicant. Conversely, should consultant's estimate be insufficient
to cover all of the consultant's time, the applicant will be required to pay the City the
difference between the estimate and the actual cost prior to submittal of the map for
the City Engineer's approval.

17. At the time the applicant/responsible party submits the fee for the consultant map
review, the applicant/responsible party shall also submit the following information to
the City Engineer for review and approval:

a. Two prints of the Final Map.
b. One copy of the preliminary title report.
c. One set of the computer closures.

d. One legible copy of the latest recorded deed for the property being
subdivided.

e. One legible copy of the recorded deeds for each of the adjacent properties
unless those properties are part of a recorded map which has been
recorded within the last seven years; and

f. One legible copy of the Recorded Final map, Parcel Map, or Record of
Survey used to prepare this Parcel Map.

18.When the map is submitted for the City Engineer's signature, the applicant shall
provide the City with an electronic copy of the Final Map in AutoCAD format for the
City’s GIS Division.

19.The developer's title company shall record the Final Map with the Alameda County
Recorder's Office. The project developer shall provide the City with a bond copy of
the recorded map with all recording data shown.

20. The Final Map submittal shall include the Planning Division number under which the
tentative map application was approved and the Assessor’'s Parcel Number(s) for
the original parcel(s) prior to this Subdivision.

END
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EXHIBIT C

ORDINANCE NO. 2069

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF PLEASANTON
APPROVING THE APPLICATION OF LYNN JANSEN OF LYNDEN HOMES
FOR PUD DEVELOPMENT PLAN APPROVAL, AS FILED UNDER CASE PUD-
94

WHEREAS, Lynn Jansen of Lynden Homes, has applied for Planned Unit
Development (PUD) development plan approval to construct a seven lot detached
single-family home development on an approximately 3.7 acre site generally located
north of the present terminus of Calico Lane and east of the present tarminus of Lynn
Drive; and

WHEREAS, a Negative Declaration was prepared in conjunction with the
rezoning of the property in 2011. The Negative Declaration analyzed the proposed
seven lot development as a future development of the site. The Negative Declaration
states that a separate Negative Declaration would be prepared if significant changes
have occurred. The proposed PUD plan is consistent with the Negative Declaration
previously prepared for the rezoning of the subject site and none of the conditions in
CEQA Guidelines Section 15162 calling for the preparation of a subsz=quent negative
declaration have occurred; and

WHEREAS, at its meeting of May 21, 2013, the City Council received a report
from the Director of Community. Development, including the Planning Commission’s.
positive recommendations for approval of the PUD development plan; and

WHEREAS, the City Council held a public hearing on May 21, 2013, at which
time the applicant and other members of the public were offered an opportunity to
present information regarding this application; and

WHEREAS, after a review of the materials presented, the City Council
determines that the PUD plan is consistent with the General Plan and the purposes of
the PUD ordinance based on the findings set forth in the report presented to the City
Council on May 21, 2013, and information presented at the public hearing.

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF PLEASANTON
DOES HEREBY ORDAIN AS FOLLOWS:

SECTION 1. The City Council finds that the project is consistent with the
Pleasanton General Plan and the PUD District ordinance of the City of Pleasanton, and
that the project is consistent with the negative declaration prepared for the earlier
rezoning of this site.



SECTION 2. The City Council approves Case PUD-94 the application of Lynn
Jansen of Lynden Homes for a Planned Unit Development (PUD) development plan
(Case PUD-94) to construct a seven lot detached single-family home development on
an approximately 3.7 acre site generally located north of the present terminus of Calico
Lane and east of the present terminus of Lynn Drive; and subject to the conditions
shown on Exhibit A, attached here and incorporated herein by this reference.

SECTION 3. A summary of this ordinance shall be published once within fifteen
(15) days after its adoption in "The Valley Times," a newspaper of general circulation
published in the City of Pleasanton, and the complete ordinance shall be posted for
fifteen (15) days in the City Clerk's Office within fifteen (15) days after its adoption.

SECTION 4. This ordinance shall be effective thirty (30) days after its passage
and adoption.

The foregoing Ordinance was introduced at a regular meeting of the City Council
of the City of Pleasanton on May 21, 2013 by the following vote:

Ayes: Councilmembers Brown, Cook-Kallio, Narum, Pentin, Mayor Thorne
Noes: None
Absent.  None
Abstain:  None

And adopted at a regular meeting of the City Council of the City of Pleasanton on
-------------- by the following vote:

Ayes:
Noes:
Absent:
Abstain:

Jerry Thorne, Mayor

ATTEST:

Karen Diaz, City Clerk

APPOVED AS TO FORM:

Jonathan Lowell, City Attorney



EXHIBIT A
CONDITIONS OF APPROVAL
PUD-94, Lynn Jansen, Roselyn Estates Il
Project-Specific Conditions:

1. The PUD development plan shall lapse two years from the effective date of this
ordinance unless a tentative or parcel map, as applicable, is approved. If a tentative
or parcel map is approved, the PUD development plan approval shall lapse when
the tentative map or parcel map approval expires. If a final map is recorded before
the tentative map or parcel map expires, then the PUD development plan approval
shall not lapse.

2. The applicant shall annex to the existing Roselyn Estates homeowners’ association
the seven-lot Roselyn Estates |l development concurrent with the recording of the
final map for Roselyn Estates |I.

In the event that Roselyn Estates |l does not annex to the existing Roselyn Estates
HOA, a separate HOA shall be created for Roselyn Estates li. Roselyn Estates ||
HOA shall be the responsible party for the ownership and maintenance of the Arroyo
Del Valle, the trail, landscaping, bio-swales, and the bio-retention areas. The
CC&Rs of Roselyn Estates Il shall be submitted to the City and is subject to the
review and approval by the City Attorney’s Office prior to the submittal of the
tentative map. The CC&Rs for Roselyn Estates |l shall be recorded concurrently
with the Final Tract Map.

3. If Roselyn Estates Il is unable to join the existing Roselyn Estates HOA, the
applicant shall design a stormwater outfall system specifically for the proposed
development. Said stormwater outfall system is subject to the review and approval
of all applicable regulatory agencies as well as the City Engineer prior to the
submittal of the tentative tract map.

4. Prior to the approval of Final Map, the lot line adjustments approved by Case Nos.
P12-1745 and P12-1809 shall be recorded.

5. The lots covered by this PUD development plan shall be subject to the permitted and
conditional uses of the One-Family Residential District as defined in the Pleasanton
Municipal Code.

6. No building permits shall be issued prior to City approval of the tentative map and
recordation of a Final Map.

7. The residences shall be constructed to allow for future installation of a Photovoltaic
(PV) system and solar water heating systems. The project developer/applicant shall
comply with the following requirements for making the dwellings phorovoltaic-ready
and solar-water-heating-ready:
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a. Electrical conduit and cable pull strings shall be installed from the roof/attic
area to the building’s main electrical panels;

b. An area shall be provided near the electrical panel for the installation of an
“inverter” required to convert the direct current output from the: photovoltaic
panels to alternating current;

c. Engineer the roof trusses to handle an additional load as determined by a
structural engineer to accommodate the additional weight of a prototypical
photovoltaic system beyond that anticipated for roofing.

d. Plumbing shall be installed for solar-water heating; and

e. Space shall be provided for solar-heating tank.

These measures shall be shown on the building permit plan set subrnitted to the
Director of Community Development for review and approval before issuance of the
first building permit.

8. Except as shown in the PUD development plan, the lots and structures covered by
this PUD approval shall be subject to the following site development standards:

Roselyn Estates Il (PUD-94)
(in feet)
Front Setback
Living Area/House 20
Covered Porch 15
"Garage (Front Facing 20
Garage (Side Entry) : 15
Rear Yard Setback
Living Area _ 20
Covered Porches 15
Side Yard Setback 10 min. on each side
15 street-side
Height' 32 -
FAR® 40%
1)Height is taken from the lowest finished grade adjacent to the house to the highest point of the
home.

2) Maximum building area includes primary and Class | accessory structures but excludes up to
600 square feet of garage area. Portions of garage floor area over 600 square: feet shall be
included in the building area calculation.

3) The southeast corner of the garage on Lot 1 is measured 15 feet to the cul-de-sac of Street “A".

Unless otherwise specified above, the site development standards o* the R-1-10,000
District shall apply.

9. Appliances meeting Energy Star standards shall be installed as part of the project.
The proposed appliances shall be indicated on the plans submitted fior the issuance
of a building permit.

10. Water conservation devices such as low-flow faucets, toilets, shower fixtures, etc.

shall be installed as part of the project. The devices shall be indicated on the plans
submitted for the issuance of a building permit.
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11.The electrical plan for the homes shall provide telecommunications infrastructure
consistent with state-of-the-art methods (e.g. cabling for DSL, broadband, or
wireless service, wiring for total room access, etc) in effect at the time that building
permit(s) are issued. The plan shall be part of the building permit plan set.

12.The project developer/applicant shall specify the details of windows iand doors
(manufacturer, style/model, etc.) on the construction drawings submitted for plan
check. The details shall include a one-inch window recess as measured from the
siding not the window sill/trim. The details shall be subject to review and approval
by the Director of Community Development prior to issuance of building permits for
the project.

13.The project shall comply with the current City and Pleasanton Garbage Service’s
recycling and composting programs.

14.No fence shall be located beyond the top of the southern slope bank of Arroyo Del
Valle.

15.The State of California’s Green Building Standard Code, "CALGreen”, shall apply, if
applicable.

16. The Building and Safety Division may require special plan check or inspections for
the green building measures proposed. If required, the applicant shall provide
verification to the Planning Division clearly stating that the Building and Safety

‘Division approved all applicable requirements relating to green building measures.
Said verification shall be provided prior to occupancy.

17. A flagman is required to direct traffic if a construction vehicle needs to park/stop
Calico Lane, Cindy Way, or Rose Avenue.

18. A demolition permit shall be obtained and the site cleared of all structures prior to
Final Map recordation.

19. The project developer/applicant shall increase the GreenBuilding points for the
proposed homes subject to the satisfaction of the Director of the Community
Development. The final GreenBuilding checklist shall be submitted with the
construction plans and is subject to the review and approval by the Director of
Community Development prior to issuance of a building permit.

20. The proposed street lights shall match the street lights on Cindy Way/Lynn Drive.

Fire

21. The homes covered by this approval shall be equipped with an automatic fire
sprinkler system. Plans and specifications for the automatic fire sgrinkler system
shall be submitted to the Pleasanton Building and Safety Division for review and

approval prior to installation. The fire alarm system, including water flow and valve
tamper, shall have plans and specifications submitted to Fire Prevention for review
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22.

and approval prior to installation. All required inspections and witnassing of tests
shall be completed prior to final inspection and occupancy of the building.

The location(s) of the fire hydrant(s) shall be reviewed and approved by the
Livermore-Pleasanton Fire Department prior to issuance of a building permit.

Landscaping

23.

24,

25.

26.

27.

28.

The project shall comply with the State of California’s Model Water Efficient
Landscape Ordinance and Bay Friendly Landscaping Basic requirements. A
licensed landscape architect shall verify the project’'s compliance with the
ordinance and Bay Friendly requirements: 1) prior to the issuance of a building
permit; and 2) prior to final inspection. The verification shall be provided to the
Planning Division.

The project developer/applicant shall comply with the recommendations of the tree
report prepared for Roselyn Estates I, Inc. by HortScience, dated ‘Received
September 21, 2012”. No tree trimming or pruning other than that specified in the
tree report shall occur. The project developer/applicant/applicant shall arrange for
the horticultural consultant to conduct a field inspection prior to issuance of City
permits to ensure that all recommendations have been properly implemented. The
consultant shall certify in writing that such recommendations have been followed.

Prior to building final, all front yard landscaping shall be installed and inspected by
the Planning Division.

The final landscape and irrigation plan shall include the planting details in the
bioswale and bio-retention areas and are subject to review and approval by the
Director of Community Development prior to the approval of the final map.

The project developer/applicant shall mitigate the heritage tree removal by making
a payment of $33,750.00 to the Urban Forestry Fund, based on the appraised
value of the heritage-sized trees with credit given for five additional trees planted in
the northeastern corner of the project site, or paying a proportionately reduced
amount by increasing the size of some or all of the 34 trees that are presently
shown on the landscape plan. The planting size increase and reduced payment to
the Urban Forestry Fund is subject to review and approval by the City Landscape
Architect and Director of Community Development. The required payment shall be
paid in full prior to issuance of a building permit.

A final landscape plan and irrigation plan shall be submitted to and approved by
the Director of Community Development as part of the building plan set prior to the
issuance of a building permit. Said landscape plan shall be detailed in terms of
species, location, and size. Plant species shall be of a drought tolerant nature with
an irrigation system that maximizes water conservation throughout the
development (e.g., drip system).
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Engineering

29.

30.

31.

32.

33.

34.

35.

The project developer/applicant shall pay pro-rata share of the future sewer and
water main extensions aiong the Alameda County Fairgrounds property to Valley
Avenue as determined by the City Engineer. A cost estimate and pro-rata share
payment shall be approved by the City Engineer prior to approval ¢f the Final Map.

A public trail easement on Parcel A shall be dedicated on the face of the final map
and shall be maintained by the homeowners association including landscaping,
irrigation, and fencing.

Parcel B (Arroyo del Valle) shall be conveyed by separate instrument to the
homeowners association and shall be maintained by the homeowners association.

Prior to the approval of the final map, the project developer/applicant shall submit a
detailed geo-grid design to the City Engineer for review and approval. The location
of the geo-grid shall not interfere with public utilities.

Prior to the approval of the final map, the project developer/applicant shall provide
a photometric of the proposed street lights to the City Engineer for review and
approval.

The project developer/applicant shall comply with the recommendations of the
project’s geotechnical consultant (Engeo) and geotechnical peer review consultant
(Kropp & Associates). The project developer/applicant/applicant’s geotechnical
consultant shall review and approve all foundation, retaining wall, end drainage
geotechnical aspects of the final development plans to ensure that the
recommendations including those from Kropp & Associates have been properly
incorporated into the development. The consultant shall certify by writing on the
plans or as otherwise acceptable to the City Engineer that the final development
plan is in conformance with the geotechnical report approved with the project.

The project developer/applicant shall protect Arroyo Del Valle during all grading
and construction activities. A $10,000.00 bond shall be posted with the City
Engineer to ensure compliance with this requirement. Protection measures shall
be described in detail on the on-site/grading plan, site plan, and any other
construction or building plans to the satisfaction of the Director of Community
Development and/or the City Engineer or Chief Building Official before
grading/construction begins.

Building

36.

Prior to receiving a foundation inspection for the structure, the project
developer/applicant shall submit a pad elevation certification prepared by a
licensed land surveyor or registered civil engineer to the Chief Building Official and
Director of Community Development, certifying that the pad elevation and building
location (setbacks) are pursuant to the approved plans.
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37.

Prior to issuance of a building permit, the project developer/applicant shall pay the
applicable Zone 7 and City connection fees and water meter cost for any water
meters, including irrigation meters. Additionally, the project developer/applicant
shall pay any applicable DSRSD sewer permit fee.

STANDARD CONDITIONS OF APPROVAL

Community Development Department

38.

39.

40.

41.

The project developer/applicant shall submit a refundable cash bord for hazard
and erosion control. The amount of this bond will be determined by the Director of
Community Development. The cash bond will be retained by the City until all the
permanent landscaping is installed for the development, including individual lots,
unless otherwise approved by the department.

The project developer/applicant shall pay any and all fees to which the property
may be subject prior to issuance of permits. The type and amount of the fees shall
be those in effect at the time the permit is issued.

If any prehistoric or historic artifacts, or other indication of cultural resources are
found once the project construction is underway, all work must stop within 20
meters (66 feet) of the find. A qualified archaeologist shall be consulted for an
immediate evaluation of the find prior to resuming groundbreaking construction:
activities within 20 meters of the find. If the find is determined to be an important
archaeological resource, the resource shall be either avoided, if feasible, or
recovered consistent with the requirements of Appendix K of the State CEQA
Guidelines. In the event of discovery or recognition of any human remains in any
on-site location, there shall be no further excavation or disturbance of the site or
any nearby area reasonably suspected to overlie adjacent remains untit the County
coroner has determined, in accordance with any law concerning investigation of
the circumstances, the manner and cause of death and has made
recommendations concerning treatment and dispositions of the human remains to
the person responsible for the excavation, or to his/her authorized representative.
A similar note shall appear on the improvement plans.

Ali existing wells on the site shall be removed or sealed, filled and abandoned
pursuant to Alameda County Ordinance 73-68, prior to the start of grading
operations. Wells shall be destroyed in accordance with the procedures outlined
on the permit obtained from Zone 7. Zone 7 may request the developer/subdivider
to retain specific wells for monitoring the ground water. The developer/subdivider
shall notify the City of Zone 7 desire to retain any well and make provisions to save
the well. Additionally, the developer/subdivider may request special approval for
temporary use of an existing well for construction water or a more permanent use
such as non potable outdoor landscaping. The developer/subdivider shall make
such request in writing to the City Engineer.
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42.

The permit plan check package will be accepted for submittal only after the
ordinance approving the PUD development plan becomes effective, unless the
project developer submits a signed statement acknowledging that the plan check
fees may be forfeited in the event that the ordinance is overturned or that the
design is significantly changed. In no case will a permit be issued prior to the
effective date of the ordinance.

43. The project developer/applicant shall submit a written dust control plan or
procedure as part of the building permit plans.

Planning

44. The seven-lot development plan covered by this approval shall be in substantial

45.

46.

47.

conformance to the development plan, Exhibit B, on file with the Planning Division,
except as modified by the following conditions. Minor changes to the plans may be
allowed subject to the approval of the Director of Community Development if found
to be in substantial conformance to the approved exhibits.

To the extent permitted by law, the project developer/applicant shall defend (with
counsel reasonably acceptable to the City), indemnify and hold harmless the City,
its City Council, its officers, boards, commissions, employees and agents from and
against any claim (including claims for attorneys fees), action, or proceeding
brought by a third party against the indemnified parties and the project
developer/applicant to attack, set aside, or void the approval of the project or any
permit authorized hereby for the project, including (without limitation) reimbursing
the City its attorneys fees and costs incurred in defense of the litigation. The City
may, in its sole discretion, elect to defend any such action with attorneys of its
choice. T

The project developer/applicant shall work with the Pleasanton Unified School
District (PUSD) to develop a program to offset this project’s long term effect on
school facility needs in Pleasanton in addition to the school impact fees required by
State law. This program shall be designed to fund school facilities necessary to
offset this project’s reasonably related effect on the long-term need for expanded
school facilities. The method and manner for the provision of these funds and/or
facilities shall be approved by the PUSD and in place prior to building permit
issuance. Written proof of compliance with this condition shall be provided by
Project developer/applicant to the City, on a form generated by the PUSD, prior to
building permit issuance.

Prior to building permit submittal, a list of the green building measures used in the
design of the units covered by this approval shall be provided to the Planning
Division for the review and approval by the Director of Community Development.

The green building measures shall be shown on one of the first two pages of the
plans submitted for issuance of a building permit. Each point identified shall
have a notation indicating the sheet the point can be found, and each sheet
shall note where the point is located. All proposed green building measures
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48.

49.

50.

51.

52.

53.

54.

55.

56.

57.

shall be shown throughout the plan set, as appropriate, as determined by the
Director of Community Development.

A special inspection by the Planning Division shall be coordinated with regards to
landscaping, irrigation, and exterior materials. All of the green building measures
indicated on the approved checklist shall be inspected and approved by either the
City of Pleasanton, a third party rater, or the project project developer/applicant
shall provide written verification by the project engineer, architect, landscape
architect, or designer.

Only gas fireplaces, pellet fueled wood heaters or EPA certified wood-burning
appliances may be installed inside or outside the homes.

All conditions of approval shall be attached to all permit pian sets submitted for
review and approval, whether stapled to the plans or located on a sieparate plan
sheet.

Planning Division approval is required before any changes are implemented in site
design, grading, house design, house colors or materials, green building
measures, landscape material, etc.

Prior to occupancy, the landscape architect or landscape designer shall certify in
writing to the Director of Community Development that the landscaoing has been
installed in accordance with the approved landscape and irrigation plans with
respect to size, number, and species of plants and overall design concept.

The developer and future homeowners are encouraged to use reclaimed gray
water, rain water, etc., for landscape irrigation. If used, the details shall be shown
on the permit plan set to the satisfaction of the Director of Commuriity
Development before issuance of a building permit.

The developer and future homeowners are encouraged to use best management
practices for the use of pesticides and herbicides.

The project developer/applicant must provide to the Director of Cornmunity
Development a building height certification performed by a licensed land surveyor
or civil engineer. Said certification must ailow for the installation of finished roof
materials and must meet the approved building height.

Campers, trailers, motor homes, or any other similar vehicle are not allowed on the
construction site except when needed as sleeping quarters for a security guard.

A construction trailer shall be allowed to be placed on the project site for daily
administration/coordination purposes during the construction period.

Portable toilets used during construction shall be kept as far as possible from

existing residences and shall be emptied on a regular basis as necessary to
prevent odor.
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58.

All demolition and construction activities, inspections, plan checking, material
delivery, staff assignment or coordination, etc., shall be limited to the hours of
8:00 a.m. to 5:00 p.m., Monday through Friday. No construction shall be allowed
on State or Federal Holidays. The Director of Community Development may allow
earlier “start times” or later “stop times” for specific construction activities, e.g.,
concrete pouring. All construction equipment must meet Department of Motor
Vehicles (DMV) noise standards and shall be equipped with muffling devices.
Prior to construction, the hours of construction shall be posted on site.

Engineering

59.

60.

61.

62.

63.

64.

65.

66.

A "Conditions of Approval” checklist shall be completed and attached to all plan
checks submitted for approval indicating that all conditions have been satisfied.

The project developer/subdivider shall post with the City, prior to approval of the
final map/parcel map, a separate labor and material bond, performance bond and
maintenance bond for the full value of all subdivision improvements. This bond
shall be in a standard form approved by the City Attorney and shall be in an
amount satisfactory to the City Engineer. The City Engineer may waive this
requirement if the required improvements have been satisfactorily installed prior to
approval of the map.

The project developer/subdivider shall grant an easement to the City over those -
parcels needed for public service easements (P.S.E.) and which are approved by
the City Engineer, or other easements, which may be designated by the City
Engineer. .

There shall be no direct roof Ieaders connected to the street gutter/parking lot or
storm drain system, unless otherwise approved by the City Engineer.

A water meter shall be provided to each lot of record within the development
unless otherwise approved by the City Engineer.

A sanitary sewer lateral with two-way cleanout {located at the back of the sidewalk
or curb, whichever is applicable) shall be provided to each lot of record within the
development unless otherwise approved by the City Engineer.

The project developer/subdivider shall construct vertical P.C.C. curbs and gutters
within this development unless otherwise approved by the City Engineer. When
the sidewalk is adjacent to the curb and gutter, they shall be poured monolithically.

For new streets, the minimum grade for the gutter flow line shall be set at one
percent where practical, but not less than .75% unless otherwise approved by the
City Engineer. The existing streets shall have grade to match existing site
conditions subject to review by the City Engineer.
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67.

68.

69.

70.

71.

72.

73.

74.

75.

All existing septic tanks or holding tanks, if any shall be properly akandoned,
pursuant to the requirements of the Alameda County Department of Heaith
Services prior to the start of grading operations, unless specifically approved by
the City Engineer.

This approval does not guarantee the availability of sufficient water and/or sewer
capacity to serve the project.

The project developer/subdivider shall submit detailed landscape and irrigation
plans as part of the improvement plans. The irrigation plan shall provide for
automatic controls.

The project developer/subdivider shall be responsible for the instaliation of the
street lighting system serving the development. The street lights shall be (LED
units) of type and poles subject to review and approval by Community
Development Director with poured in place bases, on the LS-2A schedule per City
requirements and PG&E standard details, unless otherwise specifically approved.
The lighting system design shall conform to the llluminating Engineering Society
(IES). Approval for the number, location, and type of electroliers shall be subject to
the review and approval of the City Traffic Engineer.

The improvement plans for this development shall contain signage and striping
plans that are subject to the approval of the City Traffic Engineer.

The project developer/subdivider shall be responsibie for the undergrounding of
the overhead utility lines across the project frontage. All utility lines shall be
installed in conduit. Only PG&E switch enclosures or capacity banks can be
installed above ground provided the units are screened with landscaping to the
satisfaction of the Director of Community Development.

All dry utilities (electric power distribution, gas distribution, commuriication service,
Cable television, street lights and any required alanmm systems) required to serve
existing or new development shall be installed in conduit, underground in a joint
utility trench unless otherwise specifically approved by the City Engineer.

The project developer/subdivider shall arrange and pay for the geotechnical
consultant to inspect and approve all foundation, retaining, and wa | and drainage
geotechnical aspects of project construction. The consuitant shall be present on
site during grading and excavation operations. The results of the inspections and
the as-built conditions of the project shall be certified in writing by the geotechnical
consultant for conformance to the approved plans and geotechniczl report and
submitted to the City Engineer for review and approval prior to occupancy.

The encroachment permit for haul route for all materials and equipment to and

from this development shall be approved by the City Engineer prior to the issuance
of any permit by City Building Division or Engineering Division.
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76. Any damage to existing street improvements during construction on the subject
property shall be repaired to the satisfaction of the City Engineer at full expense to
the project developer/subdivider. This shall include siurry seal, overlay, or street
reconstruction if deemed warranted by the City Engineer.

77. The in-lieu park dedication fees shall be paid to the City prior to approval of the
map, at the rate then in effect, for the total number of buildable lots on the map,
uniess this requirement has been otherwise satisfied.

URBAN STORMWATER CONDITIONS OF APPROVAL

78. The project shall comply with the City of Pleasanton’s Stormwater NPDES Permit
#CAS612008, dated October 14, 2009 and amendments (hereafter referred to as
NPDES Permit). This NPDES Permit is issued by the California Regional Water
Quality Control Board, San Francisco Bay Region (hereafter referred to as
Regional Water Quality Control Board). Information related to the NPDES Permit
is available at the City of Pleasanton Community Development Department,
Engineering Division, and on line at:

¢ http://www.ci.pleasanton.ca.us/business/planning/StormWater.htmi

 htip://www .waterboards.ca.qgov/sanfranciscobay/water_issues/programs/storm
water/Municipal/index.shtmi

A. Design Requirements
1. NPDES Permit design requirements include, but are not limited to, the following:

a. Source control, site design, implementation, and maintenance standards
when a regulated project (such as a commercial, industrial, residential
subdivision, mixed use, or public project) creates and/or -eplaces 10,000
square feet or more of impervious surface (5,000 square feet for auto service
facilities, retail gasoline outlets, restaurants, and uncovered parking lots),
including roof area, street, and sidewalk.

b. Hydvromodification standards when a regulated project creates and/or
replaces a total impervious area of one acre or more.

c. Compliance with a Diazinon pollutant reduction plan (Pesticide Plan) to
reduce or substitute pesticide use with less toxic alternatives.

d. Compliance with a Copper Pollutant Reduction Plan and a Mercury Poliutant
Reduction Plan.

2. The following requirements shalt be incorporated into the project:
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a. The project developer/applicant shall submit a final grading and drainage plan
prepared by a licensed civil engineer depicting all final grades and onsite
drainage control measures including bio-retention swales. lIrrigated bio-
retention swales shall be designed to maximize stormwater entry at their most
upstream point. The grading and drainage plans shall be subject to the
review and approval of the City Engineer prior to the issuance of a grading or
building permit, whichever is sooner.

b. In addition to natural controls, the project developer/applicant may be
required to install a structural controi(s), such as an oil/water separator(s),
sand filter(s), or approved equal(s) in the parking lot and/cr on the site to
intercept and pre-treat stormwater prior to reaching the storm drain. The
design, location(s), and a schedule for maintaining the separator shall be
submitted to the City Engineer/Chief Building Official for review and approval
prior to the issuance of a grading or building permit, whichever is sooner. The
structural control shall be cleaned at least twice a year (once immediately
prior to October 15 and once in January).

c. The project developer/applicant shall submit to the City Engineer the sizing
design criteria and calculations for a hydromodification facility, if required, and
for the treatment of stormwater runoff. The design criteria and calculations
shall be subject to the review and approval of the City Enginzer and shall be
submitted prior to the issuance of a grading or building perrit, whichever is
Sooner.

d. Building/Structures shall be designed to minimize the occurrence and entry of
pests into buildings, thus minimizing the need for pesticides, as determined
by the Chief Building Official prior to the issuance of a building permit.

e. The project’s landscape and irrigation plans shall be designed to: 1) minimize
the use of fertilizers and pesticides that can contribute to storrmwater poliution;
and 2) promote surface infiltration. Prior to the installation of project
landscaping and irrigation, the project landscape architect shall submit a
landscaping and irrigation plan to the City Engineer for review and approval
and submit written verification stating the project incorporates the following:

i. Plants tolerant of saturated soil conditions and prolon3ed exposure to
water in areas that provide detention of water.

ii. Plants and soil amendments appropriate to site specific characteristics
such as topography and climate.

ii. Landscaping and irrigation consistent with Bay-Friendly Landscaping.
iv.  Water conservation techniques to promote surface infiltration.
f. Trash dumpsters and recycling containers shall be in an enclosed and roofed

area to minimize water flowing in and from the area and to contain litter and
trash to minimize disbursement by the wind or runoff. These areas shall not
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drain to the storm drain system, but to the sanitary sewer system. An area
drain shall be installed in the enclosure area with a structural control such as
an oil/water separator or sand filter. No other area shall drain into the trash
enclosure; a ridge or a berm shall be constructed to prevent such drainage if
found necessary by the City Engineer/Chief Building Official. A sign shall be
posted prohibiting the dumping of hazardous materials into the sanitary
sewer. The project developer/applicant shall notify the Dublin San Ramon
Services District of the sanitary sewer connection and provide written
verification of such notification to the City Engineer/Chief Building Official prior
to the installation of the connection.

g. All paved outdoor storage areas shall be designed to minimize pollutant
runoff. Bulk materials stored outdoors that may contribute to the pollution of
stormwater runoff must be covered as deemed appropriate by the City
Engineer/Chief Building Official.

h. All metal roofs, gutters, and downspouts shall be finished wth rust-inhibitive
finish/paint as determined by the Chief Building Official.

i. All projects using architectural copper roofing, gutters, downspouts, etc.; shall
utilize the following Best Management Practices for use and maintenance:

a. During installation, copper material shall be pre-patinated at the
factory. If patination is done on-site; collect the rinse water in a tank
and haul off-site for disposal. With prior authorization from Dublin San
Ramon Services District (DSRSD), you may collect the rinse water in a
tank and discharge to the sanitary sewer. Optionally, consider coating
the copper materials with a clear coating that prevents further
corrosion and stormwater pollution. The clear coating, if utilized, shall
be reapplied (as recommended by the coating manufacturer) to
maintain its efficacy.

b. During maintenance, the following applies during washing and
patination:

i. Minimize washing of architectural copper as it damages the
patina and any protective coating.

ii. Block all storm drain inlets downstream of the wash.

ii. collect in a tank and dispose off-site, or discharge the wash
water to the sanitary sewer (with prior authorization from
DSRSD).

c. During re-patination, collect the rinse water in a tank and dispose off-
site or discharge to sewer (with prior authorization frorm DSRSD) .

j. Roof drains shall drain away from the building foundation. Ten percent of the
stormwater flow shall drain to a landscaped area or to an unpaved area
wherever practicable as determined by the City Engineer/Chief Building
Official.

3. The project developer/applicant shall install trash capture devices within the
project's storm drain inlets or storm drain piping to capture trash within the
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development. These devices shall trap particles of 5mm or greater and have
treatment capacity not less than the peak storm from a “one year, one hour”
event within the drainage area. The project developer/applicant's engineer shall
submit calculations and product submittals to the City Engineer for review and
approval prior to the issuance of a grading or building permit, whichever is
sooner.

B. Construction Requirements

The project shall comply with the "Construction General Permit” requirements of the
NPDES Permit for construction activities {including other land disturbing activities) that
disturb one acre or more (including smaller sites that are part of a larger common plan
of development).

Information related to the Construction General Permit is on line at:

¢ http://www.waterboards.ca.gov/water issues/programs/stormwater/construction
.shtml

¢ http://www.waterboards.ca.gov/water issues/programs/stormwater/docs/finalco
nstpermit.pdf

1. The Construction General Permit’s requirements include, but are not limited to,
the following: :

a. The project developer/applicant shall obtain a constructior general permit
-(NOI) from- the Regional Water Quality Control Board to discharge
~ stormwater, and to develop and implement stormwater pollution prevention

plans. ‘

b. The project developer/applicant shall submit a Stormwater Pollution
Prevention Plan (SWPPP) to the City Engineer/Chief Building Official for
review and approval prior to the issuance of a grading or building permit,
whichever is sooner. A copy of the approved SWPPP, including all approved
amendments, shall be available at the project site for City review until all
engineering and building work is complete and City permits have been
finaled. A site specific SWPPP must be combined with proper and timely
installation of the BMPs, thorough and frequent inspections, maintenance,
and documentations. SWPPP for projects shall be kept up to date with the
projects’ progress. Failure to comply with the most updated construction
SWPPP may result in the issuance of correction notices, citations, and/ or
stop work orders.

c. The project developer/applicant is responsible for implementing the following
Best Management Practices (BMPs). These, as well as any other applicable
measures, shall be included in the SWPPP and implemented as approved by
the City.
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Vi.

vil.

The project developer/applicant shall include erosion ccntrol/stormwater
quality measures on the project grading plan which shall specifically
address measures to prevent soil, dirt, and debris from eritering the public
storm drain system. Such measures may include, but are not limited to,
hydroseeding, hay bales, sandbags, and siltation fences and shall be
subject to the review and approval of the City Engineer/Chief Building
Official. f no grading plan is required, neczssary erosion
control/stormwater quality measures shall be shown on the site plan
submitted for a building permit, and shall be subject to the review and
approval of the Building and Safety Division. The project
developer/applicant is responsible for ensuring that the contractor is aware
of and implements stich measures.

All cut and fill slopes shall be revegetated and stabilized after completion
of grading, but in no case later than October 15. Hydroseeding shall be
accomplished before September 15 and irrigated with a temporary
irrigation system to ensure that the vegetated areas are established before
October 15. No grading shall occur between October 15 and April 15
unless approved erosion control/stormwater quality measures are in place,
subject to the approval of City Engineer/Chief Building Official. Such
measures shall be maintained until such time as permanent landscaping is
in place.

Gather all sorted construction debris on a regular basis and place in the
appropriate container for recycling; to be emptied at least on a weekly
basis. When appropriate, use tarps on the ground to collect fallen debris
or splatters that could contribute to stormwater runoff pollution.

Remove all dirt, gravel, rubbish, refuse, and green waste from the street
pavement and storm drains adjoining the site. Limit construction access
routes onto the site and place gravel on them. Do not drive vehicles and
equipment off paved or graveled areas during wet weather. Broom sweep
the street pavement adjoining the project site on a daily basis. Scrape
caked on mud and dirt from these areas before sweeping.

Install filter materials (such as sandbags, filter fabric, eic.) at the storm
drain inlet nearest the downstream side of the project site in order to retain
any debris or dirt flowing in the storm drain system. Maintain and/or
replace filter materials to ensure effectiveness and to prevent street
flooding.

Create a contained and covered area on the site for the storage of
cement, paints, oils, fertilizers, pesticides, or other materials used on the
site that have the potential of being discharged into the storm drain system
by being windblown or by being spilled.

Never clean machinery, equipment, tools, brushes, or rinse containers into
a street, gutter, or storm drain.
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viii.

Xi.

Ensure that concrete/gunite supply trucks or concrete/plaster operations
do not discharge wash water into a street, gutter, or storm drain.

Equipment fueling area: use a designated area away from the storm
drainage facility; use secondary containment and spill rags when fueling;
discourage “topping off” of fuel tanks; place a stockple of absorbent
material where it will be readily accessible; check vehicles and equipment
regularly for leaking oils and fuels; and dispose of rags and absorbent
materials promptly and properly. Use of an off-site fueling station is
strongly encouraged.

Concrete wash area: 1) locate wash out area away from storm drains and
open ditches; 2) construct a temporary pit large enough to store the liquid
and solid waste; 3) clean the pit by allowing concrete to set; 4) break up
the concrete; and then 5) recycle or dispose of properly.

Equipment and vehicle maintenance area: use a designated area away
from the storm drainage facility; always use secondary containment and
keep stockpile of cleanup materials nearby; regularly inspect vehicles and
equipment for leaks and repair quickly or remove from the project site; and
train employees on spill cleanup procedures. Use of an off-site repair
shop is strongly encouraged.

2. Within 30 days of the installation and testing of the stormwater treatment and’
hydromodification facilities, the designer of the site shall submit a letter to City
Project Inspector/Construction Services Manager certifying the devices have
been constructed in accordance with the approved plans for stormwater and C3
design for the project The letter shall request an inspection by City staff.

C. Operation and Maintenance Requirefnents

The project shall comply with the operation and maintenance requirements of the
NPDES Permit. All regulated projects (such as commercial, industrial, residential
subdivision, mixed use, or public projects) that create and/or replace 10,000 square feet
or more of impervious areas (5,000 square feet for auto service facilities, retail gasoline
outlets, restaurants, and uncovered parking lots) shall enter into a recorded Stormwater
Operation and Maintenance (O&M) Agreement for treating stormwater runoff from the
site in perpetuity. The agreement is required to be recorded at the Alameda County
Recorder’s Office in a format approved by the City.

1. The Operation and Maintenance Agreement shall clarify that the property
owner(s) of the site shall be responsible for the following in perpetuity:

a.

b.

Maintaining all private stormwater treatment measures on the project site.
Annually submitting a maintenance report to the City Operations Services

Department, Utilities Division, addressing the implementation of the
Operation and Maintenance Agreement requirements.
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The final Operation and Maintenance Agreement shall be submitted to the
Engineering Division prior to the issuance of a grading or building permit,
whichever comes first. The Agreement is subject to review and approval of the
City Engineer/City Attorney, prior to recordation.

3. The Operation and Maintenance Agreement responsibilities shall include, but not
be limited to the following:

a.

b.

Repainting text near the drain inlets to state “No Dumping — Drains to Bay.”

Ensuring maintenance of landscaping with minimal pesticide and fertilizer
use.

Ensuring wastewater from industrial, commercial, and coverad vehicle wash
areas and equipment washing operations is not discharged to the storm drain
system.

Ensuring no one is disposing of vehicle fluids, hazardous miaterials or rinse
water from cleaning tools, equipment or parts into storm drains.

Cleaning all on-site storm drains at least twice a year with one cleaning
immediately prior to the rainy season. The City may require additional

cleanings.

Building

Sweeping regularly but not less than once a month, driveways, sidewalks and
paved areas to minimize the accumulation of litter and debris. Corners and
hard to reach areas shall be swept manually. Debris from pressure washing
shall be trapped and collected to prevent entry into the storm drain system.
Wastewater containing any soap, cleaning agent or degreaser shall not be
discharged into the storm drain.

Mowing and removing clippings from vegetated swales with grasses on a
regular basis.

79. Ali retaining walls higher than four feet from the top of the wall to the bottom of the
footway shall be constructed of reinforced concrete, masonry, or other material as
approved by the Director of Community Development, or shall be an approved crib
wall type. Calculations signed by a registered civil engineer shall accompany the
wall plans.

80. At the time of building permit plan submittal, the project developer/applicant shail
submit a final grading and drainage plan prepared by a licensed civil engineer
depicting all final grades and on-site drainage control measures to prevent
stormwater runoff onto adjoining properties.
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81.

Prior to issuance of building or demolition permits, the project developer/applicant
shall submit a waste management plan to the Building and Safety Division. The
plan shall include the estimated composition and quantities of waste to be
generated and how the project developer/project developer intends to recycle at
least 75 percent of the total job site construction and demolition waste measured
by weight or volume. Proof of compliance shall be provided to the Chief Building
Official prior to the issuance of a final building permit. During demolition and
construction, the project developer/project developer/applicant shall mark all trash
disposal bins “trash materials only” and all recycling bins “recycling materials only.”
The project developer/project developer/applicant shall contact Pleasanton
Garbage Service for the disposal of all waste from the site.

Landscaping

82.

83.

84.

85.

86.

87.

No trees shall be removed other than these specifically designated for removal on
the approved plans or tree report. The project developer/project
developer/applicant shall post cash, letter of credit, or other security satisfactory to
the Director of Community Development in the amount of $5,000 for each tree
required to be preserved, up to a maximum of $25,000. This cash bond or security
shall be retained for one year following acceptance of public improvements or
completion of construction, whichever is later, and shall be forfeited if the trees are
destroyed or substantially damaged. No trees shall be removed other than those
specifically designated for removal on the approved plans or tree report.

No tree trimming or pruning other than that specified in the tree report shall occur.
The project developer/project developer/applicant shall-arrange for the horticultural
consultant to conduct a field inspection prior to issuance of grading permits to
ensure that all recommendations have been properly implemented. The consuitant
shall certify in writing that such recommendations have been followed.

Six-inch vertical concrete curbs shall be installed between all paved and
landscaped areas.

The project developer/project developer shall provide root control barriers and 4-
inch perforated pipes for trees near driveways and in other paved areas less than
10-feet in width, or as determined by the Director of Community De:velopment.

Except as otherwise conditioned, all trees used in landscaping shall be a minimum
of 15 gallons in size and all shrubs a minimum of 5 gailons.

The project developer/applicant shall install an automatic irrigation system for all
landscaping, including the landscaping installed in the City right-of-way. The site
irrigation design shall utilize low-volume drip, bubbler, or other water conserving
irrigation systems to maximize water conservation to the greatest extent possible.
The irrigation systems shall include a soil moisture, rain sensor, or other irrigation
efficiency device. The proposed type of irrigation efficiency device shall be shown
on the plans submitted for the issuance of building permits.
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88. Prior to issuance of a grading or building permit, the project developer/applicant
shall install a temporary six foot tall chain-link fence (or other fence type
acceptable to the Director of Community Development) outside of the existing tree
drip lines, as shown on the plans. The fencing shall remain in placz until final
landscape inspection by the Community Development Department. Removal of
such fencing prior to that time may result in a “stop work order.”

89. For purposes of erosion control, the applicant/developer shall plant a hydroseed
mixture that has been designed by the project Landscape Architect. The
hydroseed mixture shall be specified on the subdivision improvement plans and
building permit plans for review and approval by the Director of Community
Development and shall be maintained by the project developer/applicant until the
project has been stabilized with tandscaping and stormwater NPDE:S permit has
been accepted by State Water Board.

90. The following statements shall be printed on to the site, grading, and landscape
plans where applicable to the satisfaction of the Director of Community
Development prior to issuance of a building permit:

a. No existing tree may be trimmed or pruned without prior approval by the
Community Development Director.

b. No equipment may be stored within or beneath the driplines of the existing
trees. ' -

c. No oil, gasoline, chemicals, or other harmful materials shall be deposited
or disposed within the drlphne of the trees or in drainage channels,
swales, or areas that may Iead to the drlphne

d. No stockpiling/storage of fill, etc., shall take place undemeath or within five
feet of the dripline of the existing trees.

Fire

91. The project developer/applicant shall keep the site free of fire hazards from the
start of lumber construction until the final inspection.

92. Prior to any construction framing, the project developer/applicant shall provide
adequate fire protection facilities, including, but not limited to a water supply and
water flow in conformance to the City's Fire Department Standards able to
suppress a major fire.

93. Electrical conduit shall be provided to each fire protection system control valve
including all valve(s) at the water connections. The Livermore-Pleasanton Fire
Department requires electronic supervision of all valves for automeaitic sprinkler
systems and fire protection systems.

94. The Fire Chief shall approve the number, type, and location of all grivate fire
hydrants.
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95.

96.

97.

98.

99.

All curbs located with a seven-foot, six-inch radius of a public/privare fire hydrant
shall be painted red, unless, modified by the Fire Chief. Blue street "hydrant
markers” shall be installed for all fire hydrants per City of Pleasanton Standard
Specifications.

All private streets and driveway aisles designated as fire lanes by the Fire Chief
shall be maintained in accordance with Articles 9 and 10 of the Uniform Fire Code
which permits towing vehicles illegally parked on the fire lanes. Fire lane curbs
shall be painted red with "No Parking, Fire Lane, Tow Away Zone" or "No Parking,
Fire Lane, Tow Away Zone" signs shall be installed as required by the Vehicle
Code.

The project developer/applicant shall keep the site free of fire hazards from the
start of lumber construction until the final inspection.

Prior to any construction framing, the project developer/project developer/applicant
shall provide adequate fire protection facilities, including, but not limited to a water
supply and water flow in conformance to the City's Fire Department Standards able
to suppress a major fire.

The following items will be provided prior to any consiruction above the foundation
or slab. NOTE: Periodic inspections will be made for compliance.

a. Emergency vehicle access will be required to be provided to tne site (tract),
including the area where construction is occurring.

b.. Emergency vehicle access shall be a minimum of 20 feet in clear width. A
clear height free of obstructions (power, cable, telephone lines, tree limbs,
etc.) is required. This clearance shall be a minimum of 13 feel-6 inches.
Inside turning radius of 45 feet and outside turning radius of 55 feet shali be
provided.

c. The carrying capacity of the access route(s) shall be 69,000 gounds under all
weather conditions.

d. Designated construction material storage and construction worker parking
shall not obstruct the emergency vehicle access route(s).

e. On-site fire hydrants shall be in service. Fire hydrants shall be: flushed and all
valves open.

CODE REQUIREMENTS

(Project developer/applicants are responsible for complying with all appiicable Federal,
State and City codes and regulations regardless of whether or not the requirements are
part of this list. The following items are provided for the purpose of highlighting key
requirements.)

Planning

100. All exterior lighting including landscape lighting shall be directed downward and

designed or shielded so as to not shine onto neighboring properties. The
project/building developer shall submit a final lighting plan, and irclude drawings
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and/or manufacturer's specification sheets showing the size and types of light
fixtures proposed for the exterior of the buildings.

Building

101.

102.

103.
104.

Fire |

105.

106.

107.

108.

109.

The project developer/applicant shall submit a building survey and/or record of
survey and a site development plan in accordance with the provisions of
Chapter 18.68 of the Municipal Code of the City of Pleasanton. These plans
shall be approved by the Chief Building and Safety Official prior to the issuance
of a building permit. The site development plan shall include all required
information to design and construct site, grading, paving, drainage, and utilities.

The project developer/applicant shall post address numerals on the building so
as to be plainly visible from all adjoining streets or driveways during both daylight
and night time hours.

The buildings covered by this approval shall be designed and constructed to
meet Title 24 state energy requirements.

All building and/or structural ptans must comply with all codes and ordinances in
effect before the Building Division will issue permits.

All construction shall conform to the requirements of the California Fire Code
currently in effect, City of Pleasanton Building and Safety Division and City of
Pleasanton Ordinance 2015. All required permits shall be obtained.

Automatic fire sprinklers shall be installed in ail occupancies in accordance with -
City of Pleasanton Ordinance 2015. Installations shall conform to NFPA
Pamphlet 13 for commercial occupancies NFPA 13D for residential occupancies
and NFPA 13R for multifamily residential occupancies.

Fire alarm system shall be provided and installed in accordance with the CFC
currently in effect, the City of Pleasanton Ordinance 2015 and 2002 NFPA 72 -
National Fire Alarm Code. Notification appliances and manual fire alarm boxes
shall be provided in all areas consistent with the definition of a nctification zone
(notification zones coincide with the smoke and fire zones of a building). Shop
drawings shall be submitted for permit issuance in compliance with the CFC
currently in effect.

All buildings undergoing construction, alteration or demolition shall comply with
Chapter 14 (California Fire Code currently in effect) pertaining to the use of any
hazardous materials, flame- producing devices, asphalt/tar kettles, etc.

The buildings covered by this approval shall conform to the requirements of the
California Building Code currently in effect, the California Fire Code currently in
effect and the City of Pleasanton Ordinance 2015. If required plans and
specifications for the automatic fire sprinkler system shall be submitted to the
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Livermore-Pleasanton Fire Department for review and approval prior to
installation. The fire alarm system, including water flow and valve tamper, shall
have plans and specifications submitted to Fire Prevention for review and
approval prior to installation. All required inspections and witnessing of tests
shall be completed prior to final inspection and occupancy of the building(s).

{end}
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PROPOSED SITING SUMMARY

Frent Setback Min.- Living Space 20 Feet Front Setback Min. -Garage/Porch
Side Setback Min. -Standard 10 Feet Side Setback Min.-Corner Lot
Rear Satback Min - Living Space 20 Feat Raar Satback Min.-Parch

PRQPOSED LOT USE SUMMARY

15 Feet
15 Feet
20 Feat

26.6%
35.1%
35.1%
35.1%
26.3%
26.3%
26.3%

10.060 2977 /628 431

PROPOSED LAND USE SUMMARY

SFD Residential Lots 1617 Acres (44%)
ot Streets and Sidewlaks ROW 0 747 Acres (20%)
fq Other ROW 0.432 Acres (12%)
j Arroyo Del Valle 0913 Acres (24%)
H Total Project (Gross) 3.709 Acres (100%
Total Project (Net w/o Arroyo) 2.796 Acres (76%)

PROPOSED PROJECT SUMMARY

Total Residentiol Units 7 Units
total Gross Acres 3.71 Acres
Gross Density 1.89 Du/Ac

Total Net Acres (w/o Arroyo)  2.80 Acres
Total Net Density (/0 Arroyo) 2.50 Du/Ac

Smallest Lot Size 9987 Sq Ft.
Largest Lot Size 10.320 Sq. Ft.
Average Lot Size ~ 10060 Sq. Ft
Average Home (Living) 3.034 Sq. Ft
Average FAR 29 61%
Highest FAR 34.32%

] Uindealol GRS s i

L LOT SF PLAN-ELEV(HAND) LIVING SF/GARAGE SF PCRCH SF FAR SF
1 9.905 A-1 (left) 2.635/587 448 2.635
2 10.002 B-1 (nght) 3433 /682 409 3.433
3 10.009 B8-2 (left) 34337682 409 3.433
4 10.009 B-1 (nght) 3433 /682 409 3.433
5 10.003 A-2 (right) 2.635/587 448 2635
6 10.001 A-2 (left) 2.635/587 448 2.635
7 10.010 A-1 (right) 2635 /587 448 2635
TOTAL £9.938 20.839/4.394 3,019 20,839
HIGH 10.010 3.433 /682 448

Low 9.987 2.635/587 409

35.1%
26.3%

nty
CALIFORNIA::

4 v

ROSELYN ESTATES LLC

DEVELOPER/BUILDER: LYNN M. JANSEN
dba LYNDEN HOMES
P.0. 80X 417 u
DIABLO. CALIFORNIA 94528-0417
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LA

RECORD OWNER ; DEVELGAER
ROSELYN ESTATES, LLC
/6 MR. LYNN JANSEN
P.O, BOX 417
DIABLO, CA $4528-04°7
(925) 743-8482

ENGINEER;
DEBOLT CIVIL ENGINEERING
B11 SAN RAMON VALLEY BaVD,, SUITE 201
DANVILLE, CA 94526
(925) 837-3780

SOILS ENGINEFR:
ENGEQ, INC.
2010 CROW CANYON PLACE, SUITE 120
SAN RANON, CA 84583
(925) 8669000

ADDRESS:
1623 CINDY WAY - PARCEL '8
PLEASANTON, CA 94566

ASSESSOR'S PARCEL NUMBER
946-3477-001-06 (mtn.)

EXISTING USE  RESIDENTIAL
PROPOSED USE: RESIDENTIAL SUBDIVISION

GENERAL PLAN: MEDIUM UENSITY RESIDENTIAL
EXISTING ZONING. PUD-MDR

NOTES:

THIS TENTATIVE MAP.

1. PARCEL ‘A' TO BE CONVEYED TO THE HOMEOWNERS ASSOCIATION, WITH AN
1RREVOCABLE DFFER OF DEDICATION TO BE MADE TO ACFC & WCD 20NE 7.

2. PARCEL 'B' TO BE CONVEYED TO AND MAINTAINED BY THE ROSELYN HOMEOWNERS
ASSOCIATION FOR STORM WATER OETENTION ANO PUBLIC TRAIL PURPOSES.

3. ALL CONDITIONS OF AFPROVAL OF PLANNED UNIT DEVELOPMENT (PUD) 94 SHALL APPLY TO

4.  SEE PLANNED UNIT DEVELOPMENT (PUD) 94 FOR BUILDING SETBACKS.

LOT NO. LOT AREA (SQ. FT.)

1 9,

2 10,002
3 10.009
4 10,009
5 10,003
6 10.001
7 10,010
PARCEL ‘A’ 40,749
PARCEL '8' 17.704

SMALLEST LOT: LOT 1 = 9,505 SQ. FT.
AVERAGE LOT AREA 9,991 SQ. FT.
TOTAL AREA: 3.71 AC.

UTIUTIES:
WATER - CITY OF PLEASANTON
SANITARY SEWER - CITY OF PLEASANTON
STORM - CITY OF

TELEPHDNE - ATAT

GAS & ELECTRIC - PACIFIC GAS & ELECTRIC

CABLE TV - COMCAST

FIRE PROTECTION DISTRICT - LIVERMORE-PLEASANTON FIRE OEPARTMENT

BENCHMARK:
US C. & G.S. DISK A 972 ~ 0.45 MILES NORTHWEST ALONG DIVISION
STREET FROM THE WESTERN PACIFIC RATLROAD STATION AT PLEASANTON,
0.1 MILES NORTHWEST OF THE JUNCTION OF FAIR SYREET IN THE TOF OF
THE NORTHWEST AND THE SOUTHWEST CONCRETE CURS OF THE
CONCRETE BRIDGE F1 318 OVER ARROYO DEL VALLE, 16 1/2 FEET
SOUTHWEST OF THE CENTERLINE OF THE STREET, 1.0 FEET SOUTHWEST
DF THE NORTHWEST CURB AND ABOUT 1 FOOT HIGHER THAN THE CURB.
ELEVATION 345.042
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ROSELYN ESTATES II

PLEASANTON, CALIFORNIA

PLAN A

o PLAN AREAS

Living Area . 2,635 sf
Garage Area . 587 sf
Covered Porch Area . 448 sf

°* MAIN ROOMS

4 Bedrooms
3 Baths
3 Car Garage

° FEATURES

- Living Roorn

- Dining Room

- Kitchen Nook

- Open Family Room

- Master Bearoom Sitting

- Launary Roorn

- 10’ Cefrlings in Main Rooms
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ROSELYN ESTATES II

PLEASANTON, CALIFORNIA

Lynden

PLAN A
ELEVATION A-1

COLOR SCHEME 2

MAIN COLOR Slate Bluc / Gray

SIDING BODY KM3852-2 Constance

GARAGE DOOR  KM3§50-1 Dancing Bubbles
FRONT DOOR 73 Cortez

TRIM 23 Swiss Coffec
ROOF Eagle Lite
PRODUCT 999 Charcoal Range

DESCRIPTION Gray Range

COLOR SCHEME 2
1s used for
LOTS2 &5

a-1
-2l

PLAN A
ELEVATION A-2

EXTERIOR MATERIALS

1y Roof : Flat, Handsplit Sheke look. Concrete Tile
{Natural Wood Colors : Tan. Brown and Grey)

2) Siding : 8" "Hardipiank" Wood textured Lap Siding-
individually layed horizental.
Typicalallsides. L |
(Eanhtone colors ; Cream, sand. slate and stonc.)

COLOR SCHEME 1

MAIN COLOR Tan / Bown
3) Tnm : 2 x & Ix S48 wood trim.

(Color : primarily Swiss Coffee white SIDING BODY 231 Sundstonc Tan

239

GARAGE DOOR 36 Navajo White

; FRONT DOOR 196 Villita
| TRIM 23 Swiss Coffee
‘ [ L __| t. i | [_ *,._[ [_ o _I ROOF Eagle Lite
e [N b AR PRODLICT 901 Oakwood

DESCRIPTION Brown/Brown Streaks

COLOR SCHEME 1
is used for
LOTS1 &7




ROSELYN ESTATES II

PLEASANTON, CALIFORNIA

PLAN B

UPPER FLLOOR

MAIN FLOOR

° PLAN AREAS

Living Area Main .2 195 sf
Living Area Upper . 7,238 sf
Living Area Toltal . 3433 sf
Garage Area . 680 sf

Covered Porch Area : 409 sf

e MAIN ROOMS

5 Bedrooms

3 Bailhs plus

Powder Room Half Bath
3 Car Garage

e FEATURES

- Living Room

- Dining Roorm

- Kitchen Nook

- Qpen Family Roorn

- Master Bearoom Sitting

- Launary Room

- 10’ Cellings in Main Rooms
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ROSELYN ESTATES II

PLEASANTON, CALIFORNIA

Lynden

PLANB

ELEVATION B-1

" COLOR SCHEME 3

MAIN COLOR Stone Giay

SIDINGBODY  [K6 Keystont
GARAGEDOOR  KM33:1-| Wishing St
FRONTDOOR 407 Cirbon
TRIM 23 Swuis Culfee
Ei 2 . ) —— — ) = = 1= =F TETEh ROOF Eaglc Lite
""" : ) ST PRI I AN S 2 R PRODUCT 903 Char.oal
E s EE EF_—"“E E. EEEEEEi - ;_1| E—FHJE'_—_' EEEEFFQEE _ g 15"* . — —— | DESCRIPTION  BruwBriwn Scaks
bl [ | ‘s el .“jj{“i—'-'-f:‘—- i ! i e L 1) Cog RS _‘__J |
820"
BI - FRONT COLOR SCHEME 3
is used for
Lot4

EXTERIOR MATERIALS

13 Roof : Flat, Handsplit Shake Jook, Concrete Tile
(Natural Wood Colors : Tan. Brown and Grey)

23 Siding : 8" "Hardiplank” Wood textured Lap Siding-
individually layed horizontal.
Typical al) sides.
(Eanhtone colors : Cream. sand. slate and stonc.)

3) Tnm : 2 x & 42 S4S wood trun.
(Color : primanily Swiss Coffee white

PLAN B

ELEVATION B-2

COLOR SCHEME 4

MAIN COLOR Cream Yellow

SIDING BODY KM3531-1 Home & Hearth

GARAGEDOOR  KM3530)- | Shedded Wheat
FRONT DOOR 73 Coner

TRIM 23 Swiss Coffee
ROOF Eagle Lite
PRODUCT 904 New Cedar

DESCRIPTION Light Brown

COLOR SCHEME 4
15 used for
Lots3 & 6

B2-RIGHT i ' ) ' ' ) B2 - FRONT o ' ' o




ROSELYN ESTATES Il |

PLEASANTON, CALIFORNIA

LYNDEN HOMES

1643 CNDY WAY

1635 CINDY WAY

—

c
Z.
Q
A
5’7
1640 A
CINDY RAY
/ Ay
a, o=
ﬁ» -
\;‘4.
e32 )
CNDY HAY
L ?‘T' {
OWNER: ROSELYN ESTATES LLC
DEVELOPER/BUILDER: LYNN M. JANSEN
dba LYNDEN HOMES
P.O. BOX 417

miami A Al A

1627 CINDY WAY

LOT3
PLAN B LEFT)
ELEVATION 2
3433SF
2STORY S BORM3 5 BA.
COLOR

Lor7 |
PLAN A (RIGHT) |
ELEVATION 1

2,635 SF
‘ ORY 4 BDRW3 BATH
\ ) —6' SOL D nOOD 3 STORY}4 8OM
3 GATE (TYF. SENCE (TY®, RATE BLUEKCREY)

- PORCH !
J

GARAGE

|

PROPOSED SITING SUMMARY

Front Setback Min.- Living Space 20 Feet Front Setback Min. -Garage/Porch 15 Feet

Side Setback Min. -Standard 10 Feet Side Setback Min.-Comer Lot 15 Feet

Rear Setback Min.- Living Space 20 Feet Rear Setback Min.-Porch 20 Feet

PROPOSED LOT USE SUMMARY

LOT # LOT SF PLAN-ELEV(HAND) LIVING SFIGARAGE SF PORCH SF FAR SF FAR

1 9,905 A-1 (left) 2,635 /587 448 2,635 26.6%

2 10,002 B-1 (right) 3,433/682 409 3,433 35.1%

3 10,009 B-2 (left) 3,433 /682 409 3433 35.1%

4 10,009 B-1 (right) 3,433 /682 409 3433 35.1%

5 10,003 A-2 (right) 2,635 /587 448 2,635 26.3%

6 10,001 A-2 (left) 2,635 /587 448 2,635 26.3%

7 10,010 A-1 (right) 2,635 / 587 448 2,635 26.3%

TOTAL 69,938 20,839/4,394 3,019 20,839

HIGH 10,010 3,433 /682 448 35.1%

LOW 9,987 2,635 /587 409 26.3%
10,060 2,977 /628 431 30.1%

1623 CINDY =i . -

- 0
RE_CCATID REE-ORED o o
CRGNAL &7 P —
RESIDINCE -

|
" 2Lp PRCEERTY LINE
~C BE RE_LOZAET

554! CALICC LANE

-

GRAPHIC SCALE

0 g ‘0 20 40 B3

—

7T

—

P

[
|
|
- O_T PROSERTY _\E
~O BE RE_LCCATED

5550 CALICO LANE

PROPOSED LAND USE SUMMARY

SFD Resldential Lots 1.606 Acres (44%)

Streets and Sldewlaks ROW  0.747 Acres (20%)
Other ROW 0.432 Acres (12%)
Arroyo Del Valle 0.913 Acres (24%)
Total Project (Gross) 3.709 Acres (100%)

Total Project (Net w/o Armoyo) 2.796 Acres (76%)

PROPOSED PROJECT SUMMARY
b B s Total Residentiol Units 7 Units
e R _ . total Gross Acres 3.71 Acres
‘ y Gross Density 1.89 Du/Ac
-1 Total Net Acres (w/o Arroyo)  2.80 Acres
| | Total Net Density (w/o Arroyo) 2.50 Du/Ac
. ‘_,_ 7 Smallest Lot Size 9,905 Sq. Ft
A4 '\ ;"‘t £ S\ > Largest Lot Size 10,010 Sq. Ft.
PN Y s - . Average Lot Size 9,929 Sq. Ft.
TR T Average Home (Living) 3,034 Sq. Ft
' Average FAR 301%

Lt haas TAP ar eor
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NOTE: |

APPLICANT/DEVELOPER SHALL INCLUDE ALL RECOMMENDATIONS PROVIDED FOR TREE PROTECTION,

PRESERVATION AND/OR REMOVAL IN ACCORDANCE WITH THE HORT SCIENCE TREE REPORT DATED

"RECIEVED SEPTEMBER 23,2004’ NO TREE TRIMMING OR PRUNING OTHER THAN THAT SPECIFIED IN THE TREE

REPORT SHALL OCCUR. THE APPLICANT SHALL ARRANGE FOR THE ARBORIST TO CONDUCT A FIEL INSPECTION
|\PRIOR TO ISSUANCE OF DEMOLITION AND GRADING PERMITS TO ENSURE THAT ALL RECOMMENDATIONS HAVE

BEE PROPERLY IMPLEMENTED. THE CONSULTANT SHALL CERTIFY [N WRITING THAT SUCH RECOMMENDATIONS
HAVE BE FOLLOWED.

REFER TO L.2 FOR DETAILS AND
NOTES
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TREE PLANTING DETAIL

TREE PLANTING DETAILS FOR INDIVIDUAL LOTS ONLY. SEE
SHEET L.2 FOR TREE PLANTING DETAILS
FOR CITY STREET TREES

2-3 WATERING RAGN BERM Al LOE
OF FOJITBALL. M- “LfAIN IN THIS
POSIYION FOR FIRST 60-30 DAYZ
AFtER PLANTING WIDEN BASHC T
PLANT PIT AFTER 60-90 OA'S

AS SHOWN

=RIDTBALL (SET 7~ HI HER THAN
SJRRTUNDINL. GRAOE)

3" DEEP MULCH KEEP * awa
FROM SHRUB STEMS {9 PREVENF
RO

01G PLANT HOLES 2¥
WIOTH OF ROOTBALL ANO
tHE SAME OEPTH A
ROOTBALL SCARIFY SIOES
& BOTIOM OF PLANT Pif

BACKFILL_AND FERTLIZER
APPLICATION  SEE
PLANING NOTES

2x DIAMETER Or
ROQTBALL{MIN |

NOTES

! FROM ROJTBALL SIDES OF
PLANT PIT TO BE VERTICAL
SCARIFY SI0ES AND BOTTOM

2 ADD 5" THICK LAYER OF BARK
MULCH

! HEAVILT SCARIFY ROOTBALL
PRIOR TO PLANTING

SHRUB PLANTING DETAIL

BLANTING NOTES

CEVMER=L NOTES: The Londscaps Canlrastar sholt vitpect the ste nd b- fomilior with oll 2asting site
coaditiins priar ta submtting ns b ontroctar holt not willfully pacesd with construction as shown when
o cbvisus tho! cbstrustions. land=-npe arzo ard/or grad= diftesencS =eit thot may nat hai = been
kreswn dunng desgn such canditans hall \mmediataly b2 broujght to ihe ottention of the Lonijscope
Ar-mt=c' The _antraclor sholl cssums full respanstbdt; (gr 3l neces=1ry r= sions due 'o folwe to g :
sich notificotion Tantractar shoil ke responsibl= for moking sume2lf famuar wth aolt underground wutivhes
ep25 struztures onu obstructions. Jantroctar thalt taoke sole responsibt. tor o} -asts incurred du- t
dumage and/or replozemeit of these items “ontroctar shoh be raspan: bl= far --ordination be'ws:n trodes
ond sub ontroc'ors os required to o-complish lordscapr operoticns The Linds:ops Cantractar sholl be
responsible for orly domaje to exeting tazhiues 3.=2d be or during 'z peclarmence ot his work  All
repows shall te made it no cost to the Qurar Plarting sndlt be st d in can'“rman=t wih ol
oppt:able locol cades ond ord nintes by = terncnced workmzn and tcrnsed Lond=:zape Coniraclor wha
shall abtoin ad n<:essory permits and poy off required lees.

SOIL PREPARATION: The= Londszip= Contractar shnit he raspinsible fin finsh groding and ot plonting area
Jrainagr, Pasitive dranage away from the building as per ity codes “ho!l be maintoined No law spots
which hald stondng waler will be a.cepted. The Londscape Cantractar shall incarparote  soit preparatian
amendment into planting oreds os noted below Where rotatilling 1s nat possible inzarporote soit
im#ndments into tap 6 inches wth hand toals After installation of irrigation system, oft plantng ar=o= are
to be fina groded ta within 2 inehes ond slightly maunded oway from edjes of tap of plonter. curt. wolk
header et ond roked smooth with oll rocks ond detris 2ver t inch :n diomster remaved

SOIL PREFARATION AMEHDMENTS AND BACKFILL HMX Tha Londscape ‘ontrottor shall amend ewisting sol, b,
mtatling, & cu yd. ‘nitrohed’ son conditioner with @ PH of §5-75) and {5 Ibs granutar fertibzar
t2-12-121 per 100D sq ft it the top & inche. af sot in alt plinting or=gs. Pit Planting M= for
!rers and shrubs mix t.°3 rgonic omeniment, z 3 omended topsol Os noted obose IF SOILS FERTILT
REPORT LARIES FRNM THIS SPECFICATIOH, SOILS RIPORT TAK' S PRECEDENT

TREE FEaNTING: Th- trees 3rc to be glon’es os per d='ad an plon Tre2 shalt tipically be lacaled g
mimmum oi 4 feet from curks, wiks, headers, buitdings. ovsrheadr, ond “ther treus within the project
baokhlt shall be the 'Pit Planting Lhi" os notes abo.:. A tre=s shall ro-eiv= n~grnform 2} grom
170-20-5 fertibzer toblets ot thz 1llowing rotes Far .4 inch bos tee3 & toblets, far t5 qallon trees 4
tablets, far 5 galton tre=s 3 tabi=is Thara/jht; woter trees imrmediately ofter plonting.

RCOT BARRIERS Trees within 507 of uny bulding or 53.°d “urfozs, curb ar bulding shalt-rz ewe o raot
barrer Drep Roct' surrnung type parricr sUB-24-2 sholt be w04 2xcept lor street trees

SHRUB PLANTIIG The shruts shat be rpatted ©s por plon and the loccbons opproved pricr to the digging
ol the hites. Shrub bokfill shall be ‘he ‘P Plenting ti<' 15 natzd n Bo kil soit mises’ All shrubs shall
recevz ‘Aqritorm’ 2t gram (20-20-5 ferthres toblets ot the fall wing rotes Far t5 qollan shrubs 4
table'n. far 5 oolfen shrubs 3 tiolets, far t galtan shrub= t tabltt Thor uphly water shrubs immed ately
oiter planting.

MULTHIFIG: Mulch olt plontwg Jreas, escluding town, ho.ing o staps less than ?:1 with o 3 inch minimum
depth of £/2°-3/47 recicled black dyed fir bork (nujgjet not -hredded matrnal) with o PH of na bighzr
thon 50 ond fre= of nouous weeds and foreiyn moterials Pio. 32 Jwror somple PRIOF to nstatlotion
Krep bark t' from bose stems of shrubs, ground *overs ond trees

SC0 LAWN: Sod shalt be os specified on drawing: Jnd nstolled os prr suppliers specificationz Remove
fram olt turf oreas, stones 't7 or larasr, mortir -on.rete, ospholt, rutbish, debrs and any moterials
harmiull ta plont life Remas= ar spro; os requwsf ta =radi=ats no.ous weed growth ond root: Tharaughl,
mix nd pulverize the following proportions ¥ matenst: ‘hjhtls compuct-d megsurements tc o mimimum
depth aof 6-8 nches while n o0 mus!, friobl: “ondition € inches o topueit t5 lbs fertzer 1,000 sq #
nariams (16-16-8) 6 cu yd litrogen stoblized sl nmendmant per tUJ0 sq ft sail

LAWIt MARITERATICE  Protect oan mantain e1 h aren b wotenng, moiwng. re odfing or seeding os nece.sar,
for o minimum af 60 doys alter turf installotiin o ty the end of the 70 doy maintenonce perad (which
ever s lotest). Ectoblish o thick, we-d froe unfarm stond of 07335 Apply weed hiller when broodieaf wesds
stort daveloping in competition with gross, apply ot monuficturers specified rote hlow gross ot | f/2
inches in height when it ottans o height ot 2 inches At t4 days ofter turf instoliotion opply and
thoroughly water in fzrrous ommanium sulfate ferthier (0 5 Ibs, tuOU sq ft At 60 daoys ofter instoliotion
fertihre with (t6-16-8) @ 7 Ibs, 1,000 sq. ft. ind ogon at the =nd of the montenaonce periad

MAIHTEHANCE: The Cantractar shall mantain the progect for 90 dovs {ar as requested by awnsr) following
the opproval ta begin the moaintenance perind. During the entir= mointenance period, wotering. cultivating,
weeding, mawing, repar/tightening of stakes and tes, restarotion of basins, prowsion of supplemental woter
by hond in oddition to wrigotion system os necessory, spraying fos insects ond disease shall be performed.
At the end of the 90 doy mointrnonce pernod oll oreos ors ta be weed free ond olf plont materiol 1s to
be in a healthy, thrving candition Furnish Owner with typed miantenonce monuol outlining watering
fartihsing weeding pruning ond mcowing sche ules,

SUBSTITUTIONS  Requests for substitutions of plant varieties shall te mid: to the Londscope Architect witnin
1S Jdoys ofter signing of cantract

GUARANTEE Al canstruction, trees ond shrubs by the Londs=op= Cantractor ond/ar his subcontroctors shail
be guarantzed for (f) one year ofter beginning of maintenan:e periad The controctor shall replace, ot no
e«pense to the Dwner, any ond ol iondscape moteriols thot ore in an una:zceptable condition for time of
use, ond trees ar shrubs thot are ceid or not in 1 wigarous, healthy growing condition; within two weeks
of natificatan of such condition Replocement shall be of the some kind ond size os the ariginatly
specified item und sholt be replored ot anginalty described aon the drowings. The Controctar sholl not be
held hoble for lass of plont moterials during the guarantee period due toa vondalism, occidental couses or
icts of neglzct by others thon the Controctor, his ogents ond employces

CLEAN UP. At the end of each work doy, ot the inspecton for substontial campletion ond before
izceptance of project, cleon poved aoreos that ore dirtied or stoined by construction aperatians, by
sweeping or woshing, and remave defocements ond stans Remeve canstruction equipment, escess moterials
and tools. Haul from Owners praperty th= debns resulting fram canstruction, ond dispose of tegally. Remove
remaining temparary protection ot tme of occeptonce by Owner unjess otherwise agreed

HEADER BCARD Instolt heaoder baord whers shOwn aon plan and s specifed on detoil Anchor with stokes
spaced not mare than 3 feet on center, ond driven ot least t,/2 inch below top of heoder Use twa
galvoruzed nads or screws per stake to fosien to headers, and chnch puint of each nail.

EAISTING TREES TO REMAIN See orbarist's repart for specific dire-tions for tehniques for preserving
cristing trees

PLANT MATERIALS LIST

SYMBOL BOTANICAL NAME

TREES:

T1 CERCIS C. 'FOREST PANSY'

T-2 ERIOBOTRYA DEFLEXA

T3 LAGERSTROEMIA TUSCARORA'

SHRUBS:

LARGE ACCENTS

§-1 ANISDONTEA TARAS PINK'

§-2 ALYOGYNE HUEGELH

S-3 ROSA 'ICEBERG'

LARGE SHRUBS

S-4 DODONAEA 'PURPLE ROBE’

S-5 FEIJOA SELLOWIANA

56 MYRICA CALIFORNICA

MEDIUM SHRUBS

s-7 ARBUTUS U. 'COMPACTA'

S-8 BUXUS 'GREEN BEAUTY’

S-9 COLEONEMA 'SUNSET GOLD'

S-10 MYRTUS C. 'COMPACTA!

S-11 NANDINA 'BAR HARBOR'

§-12 RHAMNUS 'EVE CASE'

$-13 SALVIA GREGIHt

SPREADING SHRUBS

$-15 ROSA X 'MAGIC CARPET

S-16 CEANOTHUS "JOYCE COULTER'

SMALL ACCENT SHRUBS

A-1 CAREX 'PRAIRIE FIRE'

A-2 DIETES [RIDIODES

A-3 FESTUCA 1DAHOENSIS'

A4 HEMEROCALLIS 'LANDSCAPE
SUPREME YELLOW'

A-5 LAVANDULA STOECHES

A6 NASELLA TENNUSECTA

A7 PHORMIUM "JACK SPRATT

A8 TEUCRIUM LUCIDRYS

VINES

V-1 SOLANUM JASMINOIDES

GROUND COVER

E ERIGERON KARVINSKIANUS

L LANTANA MONTEVIDENSIS

R ROSEMARINUS IRENE'

TURF DWARF TALL FESCUE SOD ROLLS

NATIVE GRASSES TURF:

'BIO-INFILTRATION SOD' FROM SOD ROLLS AVAILABLE: 'DELTA BLUEGRASS COMPANY'
(800)637-8873 deltabluegrass.com

COMMON NAME

REDBUD-STANDARD
LOQUAT-STANDARD
CRAPE MYRTLE- STANDARD

CAPE MALLOW-STANDARD
BLUE HIBISCUS-STANDARD
TREE ROSE-STANDARD

HOPSEED BUSH
PINEAPPLE GUAVA
CALIFORNIA MYRTLE

DWARF STRAWBERRY BUSH
BOXWOOD

COLEONEMA

DWARF TRUE MYRTLE
DWARF HEAVENLY BAMBOO
COFFEEBERRY

AUTUMN SAGE

PINK CARPET ROSE
WILD LILAC

SEDGE
FORTNIGHT LILY
BLUE FESCUE

DAYLILY

SPANISH LAVENDER
FEATHER GRASS
DWARF FLAX
DWARF GERMANDER

POTATO VINE
SANTABARBARA DAISY

LANTANA
PROSTRATE ROSEMARY

WATER USE

Low
Low
Low

Low
Low
MED

Low
Low
Low

Low
Low
Low
Low
Low
Low
LOw

MED
Low

Low
Low
Low

Low
Low
Low
Low
Low

Low
Low

Low
Low

SIZE

15 GA
15 GA

SGA
SGA

SGA
SGA
SGA

SGA
SGA
SGA
SGA
SGA
SGA
SGA

2GA
SGA

1GA
1GA
1GA

1GA
1GA
1GA
1GA
1GA

5GA
1GA@24°0.C.

1GA@30°0.C.
1GA@30°0.C.

IRRIGATION NOTES:
1. IRRIGATION TO BE A WATER CONSERVING DRIP TYPE SYSTEM EXCEPT TURF AREAS WHICH WILL BE LOW
PRECIPITATION RATE SPRAY HEADS.
2. IRRIGATION CONTROLLERS FOR INDIVIDUAL LOTS WILL BE A WEATHER-BASED SMART CONTROLLER
3. BIO-INFILTRATION AREA TO UTILIZE EXISTING METER AND CONTROLLER IF POSSIBLE.
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THE CI?Y OF

EXHIBIT E

Planning Commission
Staff Report

PLEASANTON

SUBJECT:

APPLICANT/

PROPERTY OWNER:

PURPOSE:

GENERAL PLAN:

ZONING:

LOCATION:

EXHIBITS:

Item 6.a.

PUD-94

Lynn Jansen, Roselyn Estates |l

Application for Planned Unit Development (PUD) Develop-
ment Plan approval for a seven-lot single-family residential
development located on an approximately 3.7-acre property.

Medium Density Residential and Open Space-Public Health
and Safety/Wildland Overlay

PUD-MDR (Planned Unit Development — Medium Density
Residential) District.

Generally located north of the present terminus of Calico
Lane and east of the present terminus of Lynn Drive

A. Recommended Conditions of Approval
B. Proposed PUD Development Plan and supporting docu-

ments listed below:

= PUD Development Plan, dated “Received April 5,
2013”

» Roselyn Estates Il Design Guidelines, dated “Re-
ceived April 5, 2013”

= Arborist's Report by HortiScience, dated “Received
September 21, 2012”

»  Geotechnical Exploration Report by Engeo, dated
“‘Received September 21, 2012”

» Hydraulic Evaluation and Bank Erosion Analysis of
Arroyo Del Valle by Engeo, dated “Received Septem-
ber 21, 2012”

» Responses from Engeo Regarding Geotechnical and
Slope Stability, Dated “Received January 17, 2013”
and “ Received March 5, 2013”

»  Phase |l Environment Site Assessment, dated “Re-
ceived January, 30, 2013”

» Peer Review Comments and Report by Kropp &



Associates, Dated “Received March 1, 2013” and
‘Received March 14, 2013”

» Hydro-Modification Report by DeBolt Civil Engineer-
ing, Dated “Received March 5, 2013”

» Hydro-Modification Outlet by DeBolt Civil Engineering,
Dated March 5, 2013”

» |IMP Sizing Calculations by DeBolt Civil Engineering,
Dated “Received March 5, 2013”

»  Pre-Demolition Asbestos and Lead Inspection Report
by Kelico Services, Dated “Received September 21,
20127

»  GreenBuilding Checklist

Letter from California Department of Fish & Wildlife
Letters from Roselyn Estates HOA and Nolan Farms
Maintenance Association

Public Comments

Negative Declaration Prepared for PRZ-59

Location Map/Notification Map

emm oo

BACKGROUND

Project Site History: The subject site was formerly known as the Jones property. The
site was approximately four acres in size, and was occupied by the Jones residence
with a swimming pool and several accessory structures. The property was supported
by a septic system. ’

In 2005, Mr. Lynn Jansen of Lynden Homes developed the site to the immediate west of
the Jones site with 11 single-family homes on Cindy Way (known as Roselyn Estates,
PUD-38). As stipulated by PUD-38 conditions of approval, Lynn Jansen/Lynden Homes
extended City water and sewer lines to the Jones site for future lateral connections to
either the Jones residence or future development of the Jones site.

The Jones property had two different zoning designations: PUD-MDR (Planned Unit
Development — Medium Density Residential) and A (Agriculture) districts. In 2011, Lynn
Jansen acquired the property, and submitted applications to:

1) rezone the entire site to PUD-MDR district thus removing the A district desig-
nation on the property;

2) relocate and remodel the existing Jones residence closer to the southwestern
portion of the site;

3) modify the location of the driveway off of Cindy Way; and

4) subdivide the existing site into two lots.
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During the rezoning review, Mr. Jansen disclosed his intent to develop the remainder of
the parcel with seven single-family homes similar to Roselyn Estates.

In August 2012, the former Jones residence was relocated, remodeled and sold. The
former Jones site was subdivided into two lots: one lot is occupied by the remodeled
home, and other lot is the subject site of approximately 3.7 acres in size.

Rose Avenue Development History: In the past 10+ years, several developments
have occurred on Rose Avenue. In 2001, Summerhill Homes constructed 32 single-
family residences on a 15.2-acre site (PUD-99-05) and Trumark Commercial Develop-
ment constructed nine homes on an approximately three acre site (PUD-97-22). In
2006, Lynden Homes received approval for the construction of 11 single-family homes
on 4.19 acres, and the last home was constructed in August 2012. These develop-
ments generally followed the development standards of the R-1-10,000 zoning district.

1=PUD-38/Lynden Homes 2=PUD-97-22/Trumark 3= PUD-99-05/Summerhill Homes

Previous Developments on Rose Avenue

Disturbance to the Slope Bank of Arroyo Del Valle: In September 2012, Lynn Jan-
sen submitted an application to develop the current, approximately 3.7 acre site with
seven new single-family lots. On November 20, 2012, in response to a call from a resi-
dent, the City’s Senior Code Enforcement Officer witnessed a contractor dumping a
load of concrete debris from the subject site into the creek bank. The Code Enforce-
ment Officer also noticed that concrete debris had been deposited along the southern
creek bank. The contractor indicated that he was hired by the applicant.

Staff notified the California Department of Fish & Wildlife immediately. On February 5,
2013, Warden Russo of the California Department of Fish & Wildlife notified the City
that the violation was relatively minor and “Mr. Jansen removed the debris that was
placed along the creek bed and also made a satisfactory attempt to re-vegetate (hydro-
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seeding) the surrounding areas.” Warden Russo further stated that he “explained to Mr.
Jansen if he had future plans for the creek bank he would also have to contact the U.S.

Fish and Wildlife Service for a BO [Biological Opinion] and possible permits, as this lo-
cation is possible habitat for federally protected species.” A copy of the letter is at-
tached as Exhibit C.

SUBJECT PROPERTY

The site is bounded by single-family homes on the south, east, and west sides, and by
the Arroyo Del Valle, a controlled release storm water channel, on the north side.

The existing site is currently occupied by several dilapidated accessory structures as
the existing home has been relocated to the lot to the immediate south. The site gener-
ally has flat terrain with slopes ranging from zero (0) to two (2) percent falling to the
north excepting the embankment slope of the Arroyo and the grade changes from the
easterly boundary. The northerly portion of the site has trees and shrubs located along
the slope of Arroyo Del Valle.

Site Location
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Photographs of the Site

PROJECT DESCRIPTION

The applicant proposes a PUD development plan to allow the creation of seven single-
family lots. Lot size ranges from 9,905 sq.ft. to 10,010 sq.ft. The PUD development
plan includes development standards, lotting plan, elevations, and building col-
or/material scheme for each lot. Staff notes that the “design guidelines” included in the
PUD development submittal is not for future home designs. The proposed PUD devel-
opment plan has included the specific house design for each lot; thus, the design guide-
lines summarize the proposed development standards.

The subject site has a gross acreage of approximately 3.709 acres, and a gross
developable acreage as described in the General Plan of approximately 2.796 acres
(less the area covered by Arroyo Del Valle). The proposed PUD development would
have a density of 2.5 dwelling units per developable acre.

New streets, sidewalks, curb & gutter, bioswales, stormwater retention areas, under-
ground utilities (sewer, water, storm drainage) would be installed. A bio-retention area,
referenced as Parcel A, is proposed to collect, treat and release stormwater to the City’'s
stormwater system. Bioswales are proposed to capture and treat site stormwater prior
to discharge off the site into the Arroyo via the existing stormwater system which was
designed to accommodate the additional runoff capacity from the project. The devel-
opment would provide the continuation of Lynn Drive easterly along Arroyo Del Valle
before it connects to Calico Lane. The existing trail along Arroyo Del Valle would also
be extended easterly and then southerly to connect to the sidewalk on the east side of
Calico Lane.
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Parcel B is the portion of Arroyo Del Valle that is located within the subject site. It would
be owned and maintained by a homeowners association. Street “A”, a cul-de-sac,
would provide access for Lots 1-5. Lots 6 and 7 would take access from Calico Lane.

The table below provides a summary of the proposed project components including the
number of units, density, lot sizes and floor area ratios (FARs):

Summary of the Proposed Project Components

Total Residential Units 7 Units

Total Gross Acres 3.709 Acres

Gross Development Acres (less creek area) 2.796 Acres

Smallest Lot Size 9,905 sq.ft.

Largest Lot Size 10,010 sq.ft.

Range of Home Sizes (living area) 2,635 sq.ft — 3,433 sq.ft.
Range of FARs 30.1% - 35.1%

Range of Building Heights 23'-9" to 31°-0"

The proposed PUD follows the “farm home” architectural style of the approved for Rose-
lyn Estates (PUD-38), an 11 single-family home development located to the immediate
west on Cindy Way. The proposed homes show covered front and rear porches, dor-

~ mers, horizontal siding, and tile as the roof material. As the proposed homes may not
be constructed at the same time, the proposed PUD development pian specifies the
house plan, color/material scheme, and front yard landscape plan for each lot. A three-
car garage is proposed for each home. Additional parking spaces could be accommo-
dated in each driveway area. ' ‘

Arborist Report: An arborist report was submitted assessing the existing trees on the
subject site. The report surveyed a total of 52 trees on the subject site; 30 trees would
be impacted by the proposed development, and 22 trees would not be impacted as they
are located along the banks of Arroyo Del Valle. The report indicated that among the 30
trees that are located within the development area, 27 would be removed due to project
impacts; they are all heritage-sized trees except for four trees. The 22 trees that are
located along the southern bank of the arroyo would be preserved. The report is at-
tached as Exhibit B.

Arroyo Del Valle Slope Bank Report and Geotechnical Analysis: A Hydraulic Evaluation
and Bank Erosion Analysis of Arroyo Del Valle was prepared by Engeo. The report
analyzed the estimated velocity and water surface profile of Arroyo Del Valle and as-
sessed the current and estimated erosion potential of the southerly creek bank due to
the proposed development. Due to the unauthorized dumping to the slope bank of Ar-
royo Del Valle, an addendum was prepared by Engeo to assess the stability of the
slope, which was peer reviewed by Kropp & Associates. Reports related to the slope
bank are attached as Exhibit B.
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A Geotechnical Exploration report was prepared by Engeo. It includes laboratory test-
ing results of subsurface materials, geologic mapping of the creek bank adjacent to the
site, analyzing field and lab data, and making findings and recommendations. The re-

port is attached as Exhibit B.

Homeowners Association and CC&Rs: The proposed seven single-family homes,
known as Roselyn Estates Il, would join the existing Roselyn Estates HOA. The HOA
would assume the ownership and the maintenance responsibilities of the Arroyo, the
trail along the Arroyo, the bioswale areas and the bio-retention areas for all 18 homes
(11 existing homes and seven new homes). The current Roselyn Estates CC&Rs would
be amended to reflect the inclusion of Roselyn Estates II.

Lot Line Adjustment

Calico Lane was approved as Tract 7002. The approved tract map states that if and
when Calico Lane is extended northerly on the adjacent property (the subject site) and
the area designated on the map as “EVA” is abandoned, the abandoned “EVA” area
shall be reverted to Lots 4 and 9 (5541 Calico Lane and 5550 Calico Lane, respectively)
of Tract 7002.

To facilitate the proposed PUD development plan and in conformance with the Tract
7002 requirements, the applicant proposes two lot line adjustment applications: one is
to adjust the lot line located between 5541 Calico Lane and the proposed Lot 7 and the
second lot line adjustment would be between 5550 Calico Lane and the proposed Par-
cel A.

Staff will process the requested lot line adjustment applications concurrently with the
final map to ensure the EVA would not be abandoned prior to the construction of the
street improvements.
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Outside Agency Referral

Staff referred a copy of the proposed development to California Department of Fish and
Wildlife, Regional Water Quality Control Board (RWQCB), Department of Army Corps of
Engineers, and Zone 7 Water Agency in early September 2012. Brian Wines of the
RWQCB commented on the stormwater treatment system design. The proposal has
been modified to address his comments. No comments were received from California
Department of Fish and Wildlife, Dept. of Army Corps of Engineers, or Zone 7.

ANALYSIS
General Plan Compliance

The General Plan Land Use map has an Open Space — Public Health and Safety and
Wildland Overlay land use designation for Arroyo Del Valle. The non-creek portion of
the subject site is designated Medium Density Residential (MDR) in the City of
Pleasanton’s current General Plan. A MDR designation allows a density of 2 to 8 dwell-
ing units per acre (DUA).

The General Plan states that major arroyos are not to be counted as part of residentially
designated gross developable acres. Excluding the arroyo area, the site has a 2.796
gross developable acres, resulting in a density of 2.5 DUA, which is consistent with the
General Plan.

The Proposed Development Plan
Lot Size

During the planning process of previous developments along Rose Avenue, the City
Council and Planning Commission have directed that the development along Rose Av-
enue should maintain the existing “rural character” through the creation of large single-
family lots of at least 10,000 square feet in size. As proposed, all lots, except for one,
meet the 10,000 square foot minimum lot size. The smallest lot is approximately 9,905
square feet, 95 square feet shy of 10,000 square feet.

One of the purposes of a PUD is to provide greater flexibility in the design of integrated
developments than is otherwise possible through strict application of zoning regulations.
The intent of the proposed PUD development plan is to encourage the design of a well-
planned residential development through creative planning. For example, there are lots
within the Nolan Farm development that are slightly under 10,000 square feet in lot size.
As such, a proposed PUD development plan with only one lot just 95 square feet shy of
10,000 square feet is acceptable to staff, particularly when considering that almost one
acre of the parcel is not developable due to the arroyo.
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Site Development Standards

In July 2011 the City approved a rezoning of approximately three acres of the subject
site from A (Agriculture) to PUD-MDR (Planned Unit Development — Medium Density
Residential) District (Ordinance No. 2020) to make the zoning consistent with the Gen-

eral Plan.

The proposed development standards are similar to the previously approved develop-
ments along Rose Avenue. The table on the following page shows the proposed de-
velopment standards compared to the previously approved developments along Rose

Avenue.
Site Development Standard Comparison
R-1-10,000 | Summerhill | Trumark Roselyn Proposed Rose-
Homes (PUD-97-22) Estates lyn Estates I
(PUD-99-05) (PUD-38) (PUD-94)
(in feet) (in feet) (in feet) (in feet) (in feet)
Front Setback
Living Area/House | 23 20 20 20 20
Covered Porch 23 12 15 15 15
Garage (Front 23 20 23 20 20°
Facing)
Garage (Side Entry) | 15 n/a 15 (If one sto- | 15 (Lot 8 only, 15
ry) not side facing)®
Rear Yard Setback
Living Area/House | 20 20 20 20
Covered Porches 15 15
Side Yard Setback 5 min./20 10 min./20 10 min./20 10 min./20
combined combined combined combined
Street-side 5/15 Affordable 15 street-side
lots only
Height' 30 ft. max 30-10” 22 (one-story) | 24 (one-story) 32
30 (two-story) | 32 (two-story)
FAR? 40% 40% 40% 40% 40%

1)Height is taken from the lowest finished grade adjacent to the house to the highest point of the home.
2 Excluding up to 600 square feet of garage area
® The southeast corner of the garage on Lot 1 is measured 15 feet to the cul-de-sac of Street “A”.

The previously approved PUDs generally followed the development standards of the R-
1-10,000 zoning district. Both Summerhill Homes’ Nolan Farm development and Rose-
lyn Estates varied from the R-1-10,000 standards in the reduction of the front setback to
the garage and covered porch components, the allowance of a rear covered porch to be
at a reduced rear yard setback, and a height measurement from the finished building
pad. The proposed PUD would use the same setbacks as Roselyn Estates.
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The table below summaries house plan, square footage of the home, building height,

and FAR for each lot;

Lot Lot Size House Living Area Garage Building FAR'
No. (sq.ft.) Plan (sq.ft.) Area Height (%)
(sq.ft.)
1 9,905 Plan A-1 2,635 587 23-9” 26.6
2 10,002 Plan B-1 3,433 682 31-0 35.1
3 10,009 Pian B-2 3,433 682 31-0 35.1
4 10,009 Plan B-1 3,433 682 31-07 35.1
5 10,003 Pian A-2 2,635 587 23-9” 26.3
6 10,001 Plan A-2 2,635 587 23-9” 26.3
7 10,010 Pian A-1 2,635 587 23-9” 26.3

TFAR calculation includes the garage area exceeding 600 square feet.

Site Layout and Site Improvements

The proposed development would extend the existing Lynn Drive easterly following the
alignment of the Arroyo then turn southerly to connect to the present northern terminus
of Calico Lane. The proposed Street “A,” a cul-de-sac, would be located at approxi-
mately 230 feet from the present east terminus of Lynn Drive. See site layout below:

h{\,.;{}

[

LANY
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All streets within the proposed development would be public streets. The project will
require infrastructure extensions to serve the site. New curb, gutter, sidewalk and
bioswale would be constructed. The proposed street would connect Cindy Way/Lynn
Drive and the existing Calico Lane. Street designs would be as follows:

Lynn Drive Calico Lane Street “A”
(east of the present | (north of the present | (new Cul-de-Sac)
Terminus) Terminus)
Street width 24 32’ 32
(curb-to-curb)
Bioswale width 12’ min, on the 6’ each side 6’ each side
north side
6’ on the south side
Trail width 8’ - --
Sidewalk width 4’ on the south side | 4’ each side 4’ each side

Home Design

The project proposes two different house plans: Plan A is a single-story home with ap-
proximately 2,635 square feet in living area. Plan B is a two-story home with approxi-
mately 3,433 square feet of living area. Both Plan A and Plan B have two different exte-
riors which offer a total of four different elevations for the proposed development.: Simi-
lar to the existing Roselyn Estates, the proposed homes have been designed with a ru-
ral “farm house” character, including individual horizontal wood siding, steeply pitched -
gable roofs, white single- and double-hung mullioned windows, and front and rear cov-
ered porches. Tile roof would be used on all houses with fish-scale siding above the
garage of the Plan A-1 homes.

Four different color schemes comprised of earth tones and natural colors are proposed
for exterior paint and roof colors, which appropriately compliment the rural tone of the
proposed homes.

The Plan A homes would have an appearance of a two-story home. The dormer win-
dows would function as clearstory windows allowing additional light into the house.
Four Plan A homes are sited along Lynn Drive and Calico Lane. Three Plan B homes
are located at the end of the proposed Street “A”. Proposed front elevations for both
plans are shown below and on the following page.

e & 2| EEE i
i,,_;‘ | E, Thels.is e A J4 e UL o E%_Z_—
Plan A-1 Front Elevation Plan A-2 Front Elevation
PUD-94 Planning Commission
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TATES I

Plan B-1 Front Elevation Plan B-2 Front Elevation

The house plan of the proposed homes are arranged to maximize street scene diversity.
All homes have been sited so that no same plan exterior, nor exterior color scheme, is
next to or directly across the street from itself.

Similar to Roselyn Estates, each of the proposed lots is designed with a specific plan as
identified on the site plan submitted by the applicant. No flexibility between plans and
lots is provided in the proposal. In addition to the design similarity to Roselyn Estates,
the homes on Calico Lane and homes constructed by Summerhill Homes have wood
siding, dormers, and covered front porches. Thus, the proposed designs are compati-
ble with the design of the homes in the adjacent developments.

‘Grading and Urban Stormwater Runoff

. The subject site is relatively flat; thus minor grading is proposed to prepare for the home
foundations. As shown in the preliminary grading plan, the difference between the ex--
isting grades and the proposed house pads is less than 18 inches. Additionally, the
proposed finished grades for Lots 2, 3, 4, and 7 would generally match the existing
grades of the homes located on Cindy Way and Calico Lane; thus, no retaining walls
are proposed. '

The site improvements are designed to have all storm drainage collected and conveyed
through bioswales, a bio-retention area, and underground piping to the existing drain-
age outlet, constructed with the Roselyn Estates development, within the southern
creek bank of the Arroyo Del Valle., The existing drainage outlet was sized to accom-
modate additional stormwater runoff from the current seven-lot proposal. The site storm
drainage is designed to flow first into vegetated swales located throughout the site, prior
to drainage into the storm drainage system. In case of heavy rain, the proposed bio-
retention area would temporally retain stormwater, and release it to the stormwater sys-
tem later at a regular flow rate without significantly impacting the stormwater system.

Because of the proposed release into the Arroyo via the existing stormwater system,
staff has referred the proposed development to regulatory agencies, i.e. California De-
partment of Fish and Wildlife, Regional Water Quality Control Board, Army Corps of En-
gineers, and Zone 7. As previously mentioned, other than Regional Water Quality Con-
trol Board comments regarding bioswale design and Fish & Wildlife’s comments on the
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unauthorized dumping into the creek slope bank, no comments from the other agencies
have been received. The applicant would need to obtain all necessary permits required
by the regulatory agencies prior to grading or the issuance of a building permit. A con-
dition has been added to address this item.

Water, Sewer and Other Utilities

An eight-inch water line and an eight-inch sanitary sewer line are proposed to connect
to the existing services at the eastern edge of Lynn Drive and the northern end of Calico
Lane. A fire hydrant would be installed within the right-of-way of Street “A” between the
proposed Lots 4 and 5. All utilities would be placed underground.

Three street lights are proposed for the development. However, the proposal does not
show the location of the existing light poles on Lynn Drive and the second light pole on
Calico Lane. In order to determine adequate luminosity, the applicant has been condi-
tioned to show the location of the light poles in the vicinity of the project area and pro-
vide a photometric study to determine if additional light pole(s) would be needed. In ad-
dition, the light poles in the Roselyn Estates development (Lynn Drive and Cindy Way)
have a different style from those that are located on Calico Lane. Staff has added a
condition that the style of the light poles match the existing light pole style on Cindy
Way. :

Arroyo Del Valle Slope Stability

The northerly portion of property lies within the Arroyo Del Valle channel bottom and
embankment. The applicant retained Engeo to conduct a hydraulic evaluation and bank
erosion analysis of the Arroyo to:

o estimate and velocity and water surface profile of Arroyo Del Valle within the
limits of the study reach for various peak hydrologic flow rates; and,

o assess the current condition and estimate the erosion potential of the souther-
ly creek bank of the Arroyo within the limits of the proposed development and
validate the structural setback zones recommended in the previous studies,
including the property immediately to the east of the subject site.

The Engeo report, dated August 1, 2012, recommends the following:

» 3:1 (horizontal:vertical) line of projection from the toe of the creek bank to
the top of the bank plus an additional horizontal distance of 15 feet for
habitable structures.

» 2.5:1 (horizontal:vertical) line of projection from the toe of the creek bank
to the top of the bank for non-habitable improvements, including the pro-
posed Lynn Drive if no reinforcement is used.

» 2:1 (horizontal:vertical) line of projection from the toe of the creek bank to
the top of the bank for non-habitable improvements, including the pro-
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posed roadway fronting the Arroyo Del Valle Creek with geogrid rein-
forcement.

Instead of proposing a 2.5:1 line of projection from the toe of the creek bank, the appli-
cant proposes using geogrid to reinforce the areas between the 3:1 and 2:1 lines of
projection from the toe of the creek bank to the top of the bank underneath the public
right-of-way. The City Engineer has reviewed the geogrid solution, and required peer
review of the proposed geogrid design by a City consulting geotechnical engineer. The
City Engineer also required the geogrid to be located below the public utilities and to
not interfere with public utilities. A condition of approval has been added to address
this item.

Due to the unauthorized dumping of concrete into the Arroyo, as previously described,
at the City’s request, an updated slope stability study was prepared by Engeo and it
was peer reviewed by Kropp & Associates.

Kropp & Associates reviewed the documents prepared by Engeo, investigated the pro-
ject site, and evaluated whether the static slope stability analysis of the arroyo bank
conformed to generally accepted principles and practices. Kropp & Associates con-
cluded that the proposed development conforms to generally accepted geotechnical
engineering principles and practices. Specifically, Kropp & Associates concluded and
recommended:

o the entire bio-retention facility will be underlain by a geomembrane to limit
the entry of collected water into the. top. of the bank area;

o the project civil engineer should design the bio-retention area with sufficient
volume so that overflow outside the area does not occur;

o the static slope stability analysis performed by Engeo appears reasonable
and appears to utilize appropriate topographic conditions, soil parameters,
and ground levels;

o the inclusion of geogrid in the locations proposed is a reasonable response
to the conditions present and the proposed construction from a geotechnical
standpoint; and,

o the clean-up work performed at the top of the bank and subsequently re-
paired does not appear to have significantly disturbed the slope.

Copies of Engeo’s and Kropp’s documents are attached as Exhibit B.

Arborist Report and Landscape Design

An arborist report was prepared by HortScience. It surveyed 52 trees on the project
site; 30 trees are located within the proposed development area, and 22 trees are locat-
ed outside the proposed development area along the Arroyo. The arborist report rec-
ommends the preservation of all trees that are located outside the development area
but the removal of 27 of the 30 trees that are located within the project site due to pro
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ject impacts. Among the 27 trees that are recommended to be removed, 22 are herit-
age-sized trees. The following table lists the reasons and health conditions of the trees
that are recommended to be removed.

Tree No. | Species Heritage Health Condition Reason for Removal

Tree
9 English walnut Yes poor Located within Lot 7 grading
10 English walnut Yes Moderate Located within Lot 6 footprint
11 English walnut No Poor Located within Lot 5 grading
12 Purple leaf plum No Moderate Located within road
13 English walnut Yes Poor Located within Lot 5 footprint
14 English walnut Yes Poor Located within Lot 5 footprint
15 Calif. Black walnut Yes Poor Located within road
16 English walnut Yes Poor Located within sidewalk
17 English walnut Yes Poor Located within road
18 English walnut Yes Poor Located within road
19 English walnut No Poor Located within sidewalk
20 English walnut Yes Poor Located within Lot 1 drive
23 English walnut Yes Poor Located within Lot 1 footprint
24 English walnut Yes Poor Located within Lot 1 footprint
25 Calif. Black walnut Yes Moderate Located within sidewalk
26 English walnut Yes Poor Located within road
27 Calif. Black walnut Yes Poor Located within road
28 Calif. Black walnut Yes Poor Located within road ~
29 English walnut Yes Poor Located within Lot 1 grading
30 English walnut Yes Poor Located within Lot 1 grading
31 English walnut Yes Poor Located within Lot 2 drive
32 English walnut Yes | Poor Located within Lot 2 footprint
33 English walnut Yes Poor Located within Lot 2 grading
34 Calif. Black walnut Yes Poor Impacted by road and storm

drain

35 Monterey pine Yes Poor Located within road
61 Privet No Moderate Located within Lot 5
63 Raywood ash No Poor Located within Lot 2 footprint

The City Landscape Architect reviewed the arborist’s report and found that it is well pre-
pared. The City Landscape Architect recommends that tree protection measures identi-
fied in the report be incorporated in the plan review set submitted for building permits
and be followed throughout the construction. A condition is added to address this item.

To mitigate the loss of existing trees, the proposed landscape plan shows a total of 34,
24-inch box sized street trees consisting of four species: flowering plum (5), coastal live
oak (14), valley oak (13), and Bradford pear (2). The proposed landscape plan also in-
cludes a variety of large- and medium-sized shrubs, spreading shrubs, accent shrubs,

and groundcovers. The proposed plant species require low water usage with a few of
medium water use.

PUD-94 Planning Commission
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Proposed Landscape Plan

In the past, the Planning Commission and/or City Council have attempted to discourage
tree loss in developments by adding an extra requirement to contribute the value of the
removed trees to the City’'s Urban Forestry Fund. The Urban Forestry Fund is used to
plant new trees in the City as well as conservation, promotion, and public education in
regard to Pleasanton’s street trees, park trees, and trees on private property. Staff
normally tries to mitigate tree removal by requiring additional trees be planted on the
site beyond what is normally required in production home developments (i.e., street
trees and other trees installed in the front yards). In some developments, tree mitigation
is required at a 6:1 ratio for each tree removed with a certain percentage of those trees
being box-sized. In this case, the proposed development would remove 27 trees includ-
ing 22 heritage sized trees, valued at $38,900, and replace them with 34 trees.

The proposed landscape plan does not include any additional trees beyond what is typi-
cally required for a residential development. There is little room on each lot for addi-
tional tree planting as the proposed development has maximized the use of the site.
Staff has included a condition which requires the applicant to mitigate the heritage tree
removal by making a payment to the Urban Forestry Fund. The payment amount would
be based on the appraised value of the heritage sized trees ($38,900). Also, should the
applicant increase the size of some or all of the 34 trees that are presently shown on the
landscape plan, staff would support reducing the payment to the Urban Forestry Fund
proportionately.

PUD-94 Planning Commission
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Fencing

Two types of fencing are proposed: open wire fencing and solid privacy fencing. All
fencing is six feet in height. The open wire fencing would be located along the top of
creek bank to prevent access to the creek area and also to provide views of the Arroyo.
The proposed open wire fencing would match the existing open wire fencing at Roselyn
Estates.

The solid privacy fencing consists of two styles: solid wood fence and solid wood fence
with lattice on top. The solid wood fence would be located on the side and rear property
lines of the lots; the solid wood fence with lattice on top would be located between the
house/garage and the side property line fence providing a more aesthetic appearance.

In addition to the proposed fencing, the existing fencing located on the north property
lines of 5541 and 5550 Calico Lane would be adjusted as a result of the proposed lot
line adjustment applications. Staff has added a condition requiring the applicant relo-
cate the affected fences located at 5541 and 5550 Calico Lane.

Circulation and Traffic

The City’s Traffic Engineering Division reviewed the proposed development and found
that the street design conforms to the City’s requirements for residential development
and that the anticipated traffic volume generated from the proposed seven single-family
residential homes can be accommodated by the existing roadways. A condition re-

" quires the project developer to pay the 'required_region'al and local traffic fees,

Green Building

The Pleasanton Municipal Code requires single-family residential homes that are 2,000
square feet or more in size achieve a “green home” rating on the single-family green
building rating system. The Green Points rating system establishes a minimum of 50
points for a home to be determined to be a "green home" with a minimum of 30 points in
Energy, a minimum of five points in Indoor Air Quality/Health, a minimum of six points in
Resources, and a minimum of nine points in Water. The GreenPoint rated Checklist
submitted by the applicant shows a total of 58 points with 36 points in Energy, six points
in Indoor Air Quality/Health, six points in Resources, one point in community, and nine
points in Water, exceeding the minimum requirements. A copy of the GreenPoint Rated
Checklist is included in Exhibit B.

Although the proposed 58 total green points meet the requirements of the Green Build-
ing Ordinance, they are on the lower end compared to other recently approved single-

family home projects. Staff has brought it to the applicant’s attention and has added a

condition requiring additional green points.

PUD-94 Planning Commission
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Homeowners Association and CC&Rs

As proposed, the seven-lot Roselyn Estates Il would join the Homeowners Association
of Roselyn Estates and the current Roselyn Estates CC&Rs would be amended to in-
clude the seven new lots. By joining the existing HOA, the proposed development
would be allowed to tie into the existing stormwater outfall system instead of construct-
ing its own.

The Roselyn Estates HOA stated support of the proposed development. However, if
the proposed development is not accepted by the Roselyn Estates HOA to become part
of the existing Roselyn Estates HOA, a separate homeowners association would need
to be established. In addition, the proposed development would not have the permis-
sion to connect to the existing stormwater outfall system. A separate outfall system
would need to be constructed for this development and be subject to the review and ap-
proval of all regulatory agencies. Staff has added conditions to addresses these items.

PUBLIC COMMENT

Notices of the Planning Commission’s public hearing on this item were sent to the prop-
erty owners located within 1,000-feet of the subject property. Roselyn Estates HOA and
Nolan Farms Maintenance Associated submitted letters stating thier support of the pro- -
posed development. Ms. Joann Lombardi, 5577 Corte Del Cajon, reviewed the pro-
posal and commented that the proposed single-story homes have a two-story home ap-
pearance and appear to be too tall for the corner.locations. Mr. Christopher Koopmans,
1643 Cindy Way, emailed staff stating his support of the proposed development. .~ -~

At the time this report was prepared, no other comments from the public were re-
ceived.

PUD DEVELOPMENT PLAN FINDINGS

The Pleasanton Municipal Code sets forth the purposes of the Planned Unit Develop-
ment (PUD) District and the considerations to be addressed in reviewing a PUD devel-
opment plan proposal. The Planning Commission must make the following findings that
the proposed PUD development plan conforms to the purposes of the PUD District, be-
fore making its recommendation.

1. Whether the proposed development plan is in the best interests of the public
health, safety, and general welfare:

The proposed project, as conditioned, meets all applicable City standards concern-
ing public health, safety, and welfare, e.g. vehicle access, geologic hazards (not
within a special study zone), and flood hazards. The proposed development is de-
signed to be compatible with the adjacent land uses, as well as the General Plan
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designation for this site and all other relevant policies and programs. The project has
been planned to allow the proposed development to connect to the existing infra-
structure. Adequate storm drain, sanitary sewer, and water service utilities are pre-
sent near the development and are sufficient to serve the new buildings. Public
street access is provided to all structures for police, fire, and other emergency re-
sponse vehicles. The buildings are designed to meet the requirements of the Build-
ing Code and other applicable City codes. The applicant would install public land-
scaping with street trees, along the public trail and along the south side of Arroyo
Del Valle. As conditioned, staff feels that the design of the homes compliments the
neighborhood. Furthermore, minimum grading would be performed on the subject
site. Therefore, staff recommends that this finding be made.

2. Whether the proposed development plan is consistent with the Pleasanton
General Plan :

The General Plan land use designation of Medium Density Residential allows a den-
sity range of two to eight dwelling units per gross developable acre. The proposed
project yields a density of 2.5 dwelling units per gross developable acre, consistent
with the General Plan. The lot sizes are consistent with the large lot precedent es-
tablished by the prior subdivisions near this project site.

The proposed development has been found to be consistent with the General Plan
policies including development outside 100-year flood zone areas, development on
stable soils, construction (future) of housing stock, development which respects ex-
isting residential neighborhoods, development which does not create traffic impacts
beyond acceptable standards, and densities consistent with surrounding properties.
Based on the analysis contained within this staff report, staff believes that, as condi-
tioned, the subject development is consistent with the General Plan. Therefore, staff
recommends that this finding be made.

3. Whether the proposed development plan is compatible with the previously
developed properties in the vicinity and the natural, topographic features of
the site.

The project site is an infill property surrounded by a variety of existing residential
developments. The proposed development plan incorporates numerous provi-
sions, such as maximum building heights, minimum setbacks, maximum floor ar-
ea, etc,, to integrate the design of the planned buildings on the lots with the ad-
jacent single-family homes.

As proposed, minimum grading would be performed, and as the result, the pro-
posed building pads would be at a similar elevation as the existing grades. In ad-
dition, the proposed development is proposed in conformance with the current
stormwater runoff requirements (C3). Staff believes that through the proposed

PUD-94 Planning Commission
19



conditions, grading and drainage issues would be adequately addressed. There-
fore, staff recommends that this finding be made.

4. Whether grading in conjunction with the proposed development plan takes
into account environmental characteristics and is designed in keeping with
the best engineering practices to avoid erosion, slides, or flooding, and to
have as minimal an effect upon the environment as possible.

The subject site is flat and has a general slope of 0.5%, therefore, as condi-
tioned, staff feels that the minimal grading required is designed in keeping with
the best engineering practices and would not have an impact on the environ-
ment. Storm water runoff would be directed into bio-swales then the proposed
bio-retention area before entering the Arroyo. Therefore, staff recommends that
this finding be made.

5. Whether streets, buildings, and other manmade structures have been de-
signed and located in such manner to complement the natural terrain and
landscape:

The project site is in a developed area of the City. The proposed homes will be
compatible in size and scale with the existing homes in the neighborhood. The
arborist report prepared for the proposed development surveyed a total of 52
trees and recommends the removal of 27 trees. The proposed landscape plan
includes the planting of 34 trees. Staff has included a condition which requires
the -applicant to mitigate the heritage tree removal by making a payment to the
Urban Forestry Fund, based on the appraised value of the heritage-sized trees.
Also, should the applicant increase the size of some or all of the 34 trees that are
presently shown on the landscape plan, staff would support proportionately re-
ducing payment to the Urban Forestry Fund. Therefore, staff recommends that
this finding be made.

6. Whether adequate public safety measures have been incorporated into the
design of the proposed development plan:

Through the proposed conditions of approval, staff believes that all public safety
measures would be addressed. The subject property is not located in an Alquist-
Priolo Special study zone. The proposed drainage improvements are adequate
to handle on-site stormwater runoff. All construction would be designed to meet
the requirements of applicable Building, Fire, and other City codes. Therefore,
staff recommends that this finding be made.

7. Whether the proposed development plan conforms to the purposes of the
PUD District:

The proposed PUD development plan conforms to the purposes of the PUD dis-
trict. One of these purposes is to ensure that the desires of the developer and
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the community are understood prior to the commencement of construction. Staff
believes that the proposed project implements the purposes of the PUD ordi-
nance in this case by providing a medium-density project consistent with the
General Plan and Municipal Code. Therefore, staff recommends that this finding
be made as conditioned.

ENVIRONMENTAL ASSESSMENT

A Negative Declaration was prepared in conjunction with the rezoning of the property in
2011. The Negative Declaration analyzed the proposed seven-lot development as a
future development of the site. The Negative Declaration states that a separate Nega-
tive Declaration would be prepared if significant changes have occurred.

The project site and its surrounding remain as they were until the unauthorized dumping
into the creek bank occurred in November 2012. The State’s Dept. of Fish and Wildiife
reviewed the incident and determined that the impacts resuiting from the dumping was
insignificant.

CONCLUSION

Staff believes that the proposed project would be similar to the existing Roslyn Estates
. development located to the immediate west of the subject site. The proposed project is
designed in a manner that is compatible with surrounding properties. Staff, therefore,
believes that the proposed development merits a favorable recommendat|on from the
Planning Commission.

STAFF RECOMMENDATION

Staff recommends the Planning Commission forward Case PUD-93 to the City Council
with a recommendation of approval by taking the following actions:

1. Find that the proposed PUD Development is consistent with the Negative Decla-
ration previously prepared for the rezoning of the subject site (PRZ-59) and that
none of the conditions in CEQA Guidelines Section 15162 calling for preparation
of a subsequent negative declaration have occurred;

2. Find that the proposed PUD Development Plan is consistent with the General
Plan and the purposes of the PUD Ordinance;

3. Make the appropriate PUD development plan findings as stated in the staff re-
port; and

4. Adopt a resolution recommending approval of Case PUD-94 subject to the Draft
Conditions of Approval listed in Exhibit A.

Staff Planner: Jenny Soo, 925.931.5615, email: jsoo@cityofpleasantonca.gov

PUD-94 Planning Commission
21



EXHIBIT F

PUD-94, Lynn Jansen, Roselyn Estates |l

Application for Planned Unit Development (PUD) Development Plan approval for
a seven-lot single-family residential development located on an approximately
3.7-acre property generally located north of the present terminus of Calico Lane
and east of the present terminus of Lynn Drive. Zoning for the property is PUD-
MDR (Planned Unit Development - Medium Density Residential) District.

Jenny Soo presented the staff report and described the background, scope, and key
elements of the application.

THE PUBLIC HEARING WAS OPENED.

Lynn Jansen, Applicant, thanked the Commissioners for their time and staff for their effort.
He indicated that they have been working on this Phase |l of Roselyn Estates for almost
two years and that while the project plan has not really changed much from when it was
originally proposed, it has been tweaked and perfected and has gone through a very
thorough analysis by staff.

Mr. Jansen stated that this project is essentially a second phase of the very successful
first phase of 12 homes: 11 new homes, with the 12™ being the relocated original house
on the site. He noted that as shown in the many letters of support received regarding the
project, the neighborhood is very happy with the homes, the builder, and the developer,
and he is looking forward to advocating that next phase to complete the neighborhood.

Mr. Jansen stated that these seven homes will become part of the Roselyn Estates
Homeowners Association (HOA) which is integral to some things with respect to the creek
side ownership and maintenance. He noted that the Roselyn Estates HOA has
unanimously voted for this, as confirmed in its letter included in the project packet.

Mr. Jansen stated that the house plans for this project are essentially those of the most
successful ones from the prior subdivision, with some adjustments and improvements.

He noted that these homes have been very well received, and they will stay with all the
same exteriors, colors and materials, and widths and lot sizes.

Chair Blank stated that this is a fun project for him because he has seen it and has heard
discussions about the creek. He inquired what the new houses would sell for.

Mr. Jansen replied that the project has changed since the homes in the first phase came
off the line, the last single-story home of which sold for about $1.1 million, and the last
two-story home sold for about $100,000 or so more than that. He noted that the market
has gone up a little since then.

Mike Derbish stated that he lives in the area that that this whole development is kind of
his front yard. He indicated that they have a problem on Cindy Way where people drive
down Rose Avenue without looking in either direction or following the signs, go all the way
down to the end of Rose Lane, down through Cindy Way which terminates in a dead end
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on either side; then turn around and come back up. He noted that a number of people
who live down there complain about the cars coming back and forth.

Mr. Derbish stated that he likes this new plan because it solves this problem. He
indicated that there will always be people who will not read signs and will come down the
street, and this project allows an outlet where these drivers will not have to turn around
and come back down the street. He added that it also gives a better connectivity to the
entire neighborhood and gives the residents a walking route to go around for exercising.
He stated that all of the people he has talked to like this design and this idea. He added
that the lot there has been neglected for years, with junk cars, trailers, and trucks on it
right now, and this development will get this all cleaned up. He stated that he thinks the
people who live on this end with a two-story house would love to see the area cleaned up.

Mr. Derbish stated that the HOA is a very small one, so any addition to it will be beneficial
to all the homeowners because the HOA takes care of the lawn maintenance and
everything else. He noted that he just loves the design of the houses with their huge front
and rear porches, really cute houses, really great materials, little details like crown
molding under the gutters, and things like HardieBoard®© sidings that do not need a lot of
maintenance.

THE PUBLIC HEARING WAS CLOSED.

Commissioner Narum commented that she happened to be in the neighborhood over the
weekend, and she has always been very impressed with this development, tucked back in
‘there and the look and feel of it. She noted that it looks like a real neighborhood and that
she is partly jealous of the big front porches because she used to have one in the
Midwest.

Commissioner Narum moved to find that the proposed PUD Development Plan is
consistent with the Negative Declaration previously prepared for the rezoning of
the subject site, PRZ-59, and that none of the conditions in CEQA guidelines
Section 15162 calling for preparation of a supplemental Negative Declaration
have occurred; and that the proposed PUD Development Plan is consistent with
the General Plan and the purposes of the PUD Ordinance; to make the
appropriate PUD Development Plan findings as stated in the staff report; and to
recommend approval to the City Council of Case PUD-94 subject to the
Conditions of Approval listed in Exhibit A of the staff report, with the modification
of Condition No. 33 as stated in the staff memo, dated April 24, 2013.
Commissioner O’Connor seconded the motion.

Commissioner Olson noted that it is great and really refreshing to see a project where
the neighborhood comes in and says it is a terrific project and we love it.
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ROLL CALL VOTE:

AYES: Commissioners Blank, Narum, O’Connor, Olson, and Posson.
NOES: None.

ABSTAIN: None.

RECUSED: None.

ABSENT: Commissioner Pearce.

Resolution No. PC-2013-20 recommending approval to the City Council of Case PUD-
94 was entered and adopted as motioned.
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EXHIBIT G

THE CITY OF

CITY COUNCIL AGENDA REPORT

May 21, 2013
Community Development Department

TITLE: PUD-94, LYNN JANSEN - APPLICATION FOR PLANNED UNIT
DEVELOPMENT (PUD) DEVELOPMENT PLAN APPROVAL FOR
A SEVEN-LOT SINGLE-FAMILY RESIDENTIAL DEVELOPMENT
LOCATED ON AN APPROXIMATELY 3.7-ACRE PROPERTY
GENERALLY LOCATED NORTH OF THE PRESENT TERMINUS OF
CALICO LANE AND EAST OF THE PRESENT TERMINUS OF LYNN
DRIVE

SUMMARY
The applicant proposes a development plan for seven single-family residential lots on
an approximately 3.7-acre site. All streets would be public streets. A public pedestrian
trail would be constructed on the south side of Arroyo Del Valle connecting the existing
public pedestrian trail on Lynn Drive to Calico Lane. Staff and the Planning Commission
believe the proposed development, as conditioned, would be compatible with the
-surrounding uses. The applicant is in an agreement W|th the conditions of approval
recommended by the Planning Commission.

PLANNING COMMISSION ACTION :
Recommended approval of the application (4-0) subject to the conditions of approval in
Attachment 3.

RECOMMENDATION

1. Find that the proposed PUD Development is consistent with the Negative
Declaration previously prepared for the rezoning of the subject site (PRZ-59) and
that none of the conditions in CEQA Guidelines Section 15162 calling for preparation
of a subsequent negative declaration have occurred;

2. Find that the proposed PUD Development Plan is consistent with the General Plan
and the purposes of the PUD Ordinance;

3. Make the PUD findings for the proposed development as stated in the April 24, 2013
Planning Commission staff report (Attachment 4);

4. Introduce the attached draft ordinance approving Case PUD-94 subject to Draft
Conditions of Approval listed in Exhibit A (Attachment 1).



FINANCIAL STATEMENT

The proposed project would be responsible for the installation of the necessary
infrastructure improvements to serve this development. The creation of new lots and
construction of the new residences will generate property taxes and revenue to be used
to provide services such as Police and Fire.

BACKGROUND

The subject site was formerly known as the Jones property. The site was approximately
four acres in size, and was occupied by the Jones residence with a swimming pool and
several accessory structures. The property was supported by a septic system.

In 2005, Mr. Lynn Jansen of Lynden Homes developed the site to the immediate west of
the Jones site (Cindy Way) with 11 single-family homes known as Roselyn Estates,
PUD-38. As stipulated by PUD-38 conditions of approval, Lynn Jansen/Lynden Homes
extended City water and sewer lines to the Jones site for future lateral connections to
either the Jones residence or future development of the Jones site.

The Jones property had two different zoning designations: PUD-MDR (Planned Unit
Development — Medium Density Residential) and A (Agriculture) districts. In 2011, Lynn
Jansen acquired the property, and submitted applications to:

1) rezone the entire site to PUD-MDR district thus removing the A district
~ designation on the property; :
2) relocate and remodel the existing Jones reS|dence closer to the southwestern -
portion of the site;
3) modify the location of the driveway off of Cindy Way; and
4) subdivide the existing site into two lots.

During the rezoning review, Mr. Jansen disclosed his intent to develop the remainder of
the parcel with seven single-family homes similar to Roselyn Estates.

In August 2012, the former Jones residence was relocated, remodeled and sold. The
former Jones site was subdivided into two lots: one lot is occupied by the remodeled
home, and other lot is the subject site of approximately 3.7 acres in size.

PROJECT DESCRIPTION

The applicant proposes a PUD development plan to allow the creation of seven single-
family lots. Lot size ranges from 9,905 sq.ft. to 10,010 sq.ft. The PUD development
plan includes development standards, lotting plan, elevations, and building
color/material scheme for each lot. Staff notes that the “design guidelines” included in
the PUD development submittal is not for future home designs. The proposed PUD
development plan has included the specific house design for each lot; thus, the design
guidelines summarize the proposed development standards.
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The table below provides a summary of the proposed project components including the
number of units, density, lot sizes and floor area ratios (FARSs):

Summary of the Proposed Project Components

Total Residential Units 7 Units

Total Gross Acres 3.709 Acres

Gross Development Acres (less creek area) 2.796 Acres

Smallest Lot Size 9,905 sq.ft.

Largest Lot Size 10,010 sq.ft.

Range of Home Sizes (living area) 2,635 sq.ft — 3,433 sq.ft.
Range of FARs 30.1% - 35.1%

Range of Building Heights 23-9” to 31’-0”

The proposed PUD follows the “farm home” architectural style approved for Roselyn
Estates (PUD-38), an 11 single-family home development located to the immediate
west on Cindy Way. The proposed homes include covered front and rear porches,
dormers, horizontal siding, and concrete tile as the roof material. The proposed PUD
development plan specifies the house plan, color/material scheme, and front yard
landscape plan for each lot. A three-car garage is proposed for each home. Additional
parking spaces can be accommodated in each driveway area.

New streets, sidewalks, curb & gutter, bioswales, stormwater retention areas and
underground utilities (sewer, water, storm drainage) would be installed. A bio-retention
area, referenced as Parcel A, is proposed to collect, treat and release stormwater to the
City’s stormwater system. Bioswales are proposed to capture and treat site stormwater
prior to discharge off the site into the Arroyo via the existing stormwater system which
was designed to accommodate the additional runoff capacity from the project. The
development would provide the continuation of Lynn Drive easterly along Arroyo Del
Valle before it connects to Calico Lane. The existing trail along Arroyo Del Valle would
also be extended easterly and then southerly to connect to the sidewalk on the east
side of Calico Lane.

An arborist report was submitted assessing the existing trees on the subject site. The
report surveyed a total of 52 trees on the subject site; 30 trees would be impacted by
the proposed development, and 22 trees would not be impacted as they are located
along the banks of Arroyo Del Valle. The report indicated that among the 30 trees that
are located within the development area, 27 would be removed due to project impacts;
they are all heritage-sized trees except for four trees. The 22 trees that are located
along the southern bank of the arroyo would be preserved. The report is attached as
Attachment 2.

A Hydraulic Evaluation and Bank Erosion Analysis of Arroyo Del Valle was prepared by
Engeo. The report analyzed the estimated velocity and water surface profile of Arroyo
Del Valle and assessed the current and estimated erosion potential for the southerly
creek bank due to the proposed development. Due to unauthorized dumping on the
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slope bank of Arroyo Del Valle (which took place in November 2012)", an addendum
was prepared by Engeo to assess the stability of the slope, which was peer reviewed by
Kropp & Associates. Reports related to the slope bank are provided in Attachment 2

A Geotechnical Exploration report was prepared by Engeo in order to provide
geotechinical recommendations for the grading and foundation design. These
recommendations shall be followed during site preparation and construction and the
geotechnical consultant shall inspect and approve this work.

Lot Line Adjustment

Calico Lane was approved as Tract 7002. The approved tract map states that if and
when Calico Lane is extended northerly on the adjacent property (the subject site) and
the area designated on the map as “EVA” is abandoned, the abandoned “EVA” area
shall be reverted to Lots 4 and 9 (5541 Calico Lane and 5550 Calico Lane, respectively)
of Tract 7002.

To facilitate the proposed PUD development plan and in conformance with the Tract
7002 requirements, the applicant proposes two lot line adjustment applications: one is
to adjust the lot line located between 5541 Calico Lane and the proposed Lot 7 and the

second lot line adjustment would be between 5550 Calico Lane and the proposed
Parcel A.

Staff will process the requested lot line adjustment applications concurrently with the
final map to ensure the EVA would not be abandoned prior to the construction of the
street improvements.

'The State’s Dept. of Fish and Wildlife reviewed the incident, required remediation, and determined that
the impacts resulting from the dumping were insignificant.
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Please refer to the attached Planning Commission staff report, dated April 24, 2013 and
the proposed plans for additional project information.

PLANNING COMMISSION ACTION

The Planning Commission held a public hearing on April 24, 2013 to review the subject
application. Michael Derbish, property owner of 1624 Cindy Way spoke in favor of the
proposed development.

The Planning Commission recommended approval of the proposed PUD development
plan on a 4-0 vote. Planning Commission meeting minutes (draft) can be found in
Attachment 3.

DISCUSSION

During the planning process of previous developments along Rose Avenue, the City
Council and Planning Commission have directed that the development along Rose
Avenue should maintain the existing “rural character” through the creation of large
single- family lots of at least 10,000 square feet in size. As proposed, all lots, except for
one, meet the 10,000 square foot lot size. The smallest lot is approximately 9,905
square feet, 95 square feet shy of 10,000 square feet.

The proposed PUD development plan is compatible with the existing homes in the
vicinity and is appropriate for the subject site. The project proposes two different house
plans with four different color schemes comprised of earth tones and natural colors for
exterior paint and roof colors. Similar to the existing Roselyn Estates, the proposed
homes have been designed with a rural “farm house” character, including individual
horizontal wood siding, steeply pitched gable roofs, white single- and double-hung
mullioned windows, and front and rear covered porches. Each of the proposed lots is
designed with a specific plan as identified on the site plan submitted by the applicant.

The proposed landscaping would provide a pleasant streetscape along Lynn Drive and
the new Street “A”, and preserve the trees along southern slope bank of the arroyo. A
detailed analysis and discussion of the proposal is included in the attached Planning
Commission staff report dated April 28, 2013 (Attachment 4).

PUBLIC NOTICE

Notices regarding the public hearing were mailed to the surrounding property owners
and tenants within a 1,000-foot radius of the project site. At the time this report was
prepared staff had not received any additional comments or concerns.

ENVIRONMENTAL ASSESSMENT

A Negative Declaration was prepared in conjunction with the rezoning of the property in
2011. The Negative Declaration analyzed the proposed seven-lot development as a
future development of the site. The Negative Declaration states that a separate
Negative Declaration would be prepared if significant changes have occurred. The
project site and its surroundings remain as they were at the time the Negative
Declaration was prepared.
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CONCLUSION

The proposed density meets the General Plan density requirement. The project site is
relatively flat except for the arroyo portion site. The proposed design of the homes
would be similar to the existing Roslyn Estates development located to the immediate
west of the subject site. With the proposed conditions, the proposed development
would minimize the impacts to the adjoining residents. Staff believes that the proposed
PUD development plan meets all applicable requirements of the Pleasanton Municipal
Code and General Plan, and is supported by staff and the Planning Commission.

Submitted by: Fiscal Review: Approved by:
Brian Dolan Emily Wagner Nelson Fialho
Director of Community Development Director of Finance City Manager
Attachments:
1. Draft City Council Ordinance with Exhibit A, Recommended Conditions of
Approval

2. Proposed PUD Development Plan and supporting documents listed below:
= PUD Development Plan, dated “Received April 5, 2013
* Roselyn Estates |l Design Guidelines, dated “Received April 5, 2013
»  GreenBuilding Checklist
= Letter from California Department of Fish & Wildlife
= Negative Declaration Prepared for PRZ-59
The following documents are available upon request:
» Arborist's Report by HortiScience, dated “Received September 21, 2012" .
» Geotechnical Exploration Report by Engeo, dated “Received September 21,
2012”
» Hydraulic Evaluation and Bank Erosion Analysis of Arroyo Del Valle by
Engeo, dated “Received September 21, 2012”
*» Responses from Engeo Regarding Geotechnical and Slope Stability, Dated
“Received January 17, 2013” and * Received March 6, 2013”
* Phase Il Environment Site Assessment, dated “Received January, 30, 2013
» Peer Review Comments and Report by Kropp &
Associates, Dated “Received March 1, 2013” and “Received March 14, 2013”
* Hydro-Modification Report by DeBolt Civil Engineering, Dated “Received
March 5, 2013”
» Hydro-Modification Outlet by DeBolt Civil Engineering, Dated March 5, 2013”
» |IMP Sizing Calculations by DeBolt Civil Engineering, Dated “Received March
5,2013”
» Pre-Demolition Asbestos and Lead Inspection Report by Kellco Services,
Dated “Received September 21, 2012”
3. Planning Commission Meeting Minutes, dated April 24, 2013 (Excerpt)
4. April 24, 2013, Planning Commission Staff Report without exhibits
5. Location/Notification Maps
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