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RECOMMENDATION

Planning staff recommends that the Planning Commission find that the project is conformance with the
California Environmental Quality Act (CEQA) and recommend to the City Council a conditional
approval with the following conditions and plan revisions to be included in the proposed rezoning:

1. The building setback from Havenwood Drive shall be 25 feet for three-story buildings consistent
with the Residential Design Guidelines.

2. The building setback from the northern property line shall be 33 feet consistent with past practices
of similar developments in the City of San Jose.

Upon inclusion of the above noted conditions, staff recommends approval for the following reasons:

1. There is no substantial evidence that the project will have a significant effect on the environment. A
Mitigated Negative Declaration (MND) for the proposed project was prepared in conformance with
the California Environmental Quality Act (CEQA) and the said document was circulated for public
review between June 1, 2011 and June 20, 2011.

2. The proposed Planned Development is consistent with the goals and policies of the San Jose 2020
General Plan, specifically:

a. The zoning will comply with the site’s Land Use Transportation Diagram land use designation of
Medium High Density Residential 12-25 dwelling units per net acre (DU/AC).

b. The Growth Management Major Strategy, as the change will facilitate infill development within
an urbanized area and on an existing Light Rail Line.

c. The Housing Major Strategy, as the project will maximize the infill housing opportunity in a form
that can be compatible with the surrounding development pattern.

d. Residential Land Use Policy No. 24, as the development of the site will provide pedestrian
connections through the site thereby connecting the new development with an existing pedestrian
network and the adjacent neighborhood.

3. The project is consistent with the Residential Design Guidelines appropriate for the Garden
Townhome and Cluster Housing development types.

BACKGROUND & DESCRIPTION

On October 25, 2010, Chris Davenport, representing Trumark Companies, applied for a Planned
Development Zoning on the subject site to allow for the development of up to 94 multi-family attached
residences, at an approximate net density of 24.9 DU/AC. The conceptual site plan depicts a townhome
development that is three stories in height with units fronting onto a paseo or street, and with each unit
having a private garage accessed via an alley. The site plan also provides a centrally located common
open space area that is approximately 11,342 square feet in size. The development is primarily accessed
via an entry drive off of N. Capitol Avenue with a secondary access point via Sierra Road.
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Site and Surrounding Uses

The subject site is relatively flat land and is currently developed with a single-family residence, as well as,
various other commercial uses including: seasonal sales of Christmas trees and pumpkins; firewood sales;
a searchlight rental business; and storage of old collected searchlights and associated power generators
and used vehicles. Historically, the site was developed as an orchard. The land uses surrounding the
subject site include single-family detached residences to the north and to the east, single-family detached
residences and the Berryessa Valley Church to the south, and single-family detached residences to the
west across N. Capitol Avenue and the Capitol Light Rail Transit Line.

Community Engagement

On March 2, 2011, a community meeting was held for the subject rezoning at the Berryessa Community
Center, at which approximately 12 community members were in attendance. A majority of those at the
meeting expressed that they were concerned about increased traffic in their neighborhood, in that not only
would the new units add more cars, but the increase in cars would make it more difficult to get out of the
neighborhood, especially during school hours when cars are coming in and out of the area to access
Cherrywood Elementary School. Other questions and comments received at the meeting were related to
home pricing, construction dates, street tree planting requirements, park and school district fees, the site is
blighted and development is welcome, and that the City keeps building more housing, but there are no
jobs and we need jobs first.

ANALYSIS

The proposed rezoning was analyzed with respect to: 1) conformance with the San Jose 2020 General
Plan, 2) conformance with the Residential Design Guidelines, and 3) sustainability.

San Jose 2020 General Plan Conformance

The site’s Medium High Density Residential (12-25 DU/AC) land use designation is primarily planned in
locations on major streets and near major activity centers and is typified by two-story apartments and
condominiums with surface parking, although, structures of greater height with compensating amounts of
open space would be possible. Sites with this land use designation that are located in Transit Oriented
Development Corridors or along arterials containing major bus routes should be developed at the high end
of the density range to support these transit facilities. The subject site is located within the Capitol
Avenue/Capitol Expressway Transit Oriented Development Corridor.

The project proposes a multi-family attached townhome project with a net density of 24.9 dwelling units
per acre, which is consistent with the density range of the Medium High Density Residential land use
designation. The proposed density of this project is at the top end of the range consistent with its location
in a Transit Corridor and its close proximity to two light rail stations. Therefore, the proposed
development on the site is consistent with the density range of its land use designation.

The proposed project should be considered in the context of the following General Plan Major Strategies
and Policies as discussed in the following:
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1. Growth Management Major Strategy: The purpose of a growth management strategy is to find the
delicate balance between the need to house new population and the need to balance the City's
budget, while providing acceptable levels of service.

The proposed project will facilitate new multi-family homes on a site that is located within
walking distance of the Capitol Avenue/Expressway Light Rail Line and is already served by
existing infrastructure and facilities such as, libraries, schools, parks, community centers and
commercial amenities.

2. Housing Major Strategy: This strategy seeks to maximize housing opportunities on infill parcels
already served by the City and to consider the addition of new residential lands only when the City
is confident that urban services can be provided.

The proposed project will provide significantly more housing opportunities than would have been
possible by matching the adjacent single-family detached development. Development of this site at
the higher end of the allowable density range can be compatible and consistent with the
surrounding land uses with the inclusion of appropriate building setbacks as recommended by
staff.

3. Residential Land Use Policy No. 24: New residential development should create a pedestrian
friendly environment by connecting the features of the development with safe, convenient,
accessible, and pleasant pedestrian facilities. Such connections should also be made between the
new development, the adjoining neighborhood, transit access points, and nearby commercial areas.

The proposed project furthers this policy in that, it is located on the Capitol Avenue/Expressway
Light Rail Line and within walking distance of a station, and as shown on the conceptual site plan,
some units will have direct access to Capitol Avenue, and a clear pedestrian circulation system is
provided throughout the development thereby connecting the new development with an existing
pedestrian network and the adjacent neighborhood.

Draft Envision San Jose 2040 General Plan

Under the Draft Envision San Jose 2040 General Plan, the site will be given a designation of
Neighborhood Community Commercial. This proposed designation would support a broad range of
commercial activity, such as neighborhood serving retail and services and commercial/professional office
development. Neighborhood/community commercial uses would have a strong connection to, and provide
services and amenities for, the nearby community, and should be designed to promote that connection
with an appropriate urban form that supports walking, transit use and public interaction. The proposed
project is not consistent with the Draft 2040 Plans land use designation.

The Draft 2040 Plan sets forth a vision and a comprehensive road map to guide the City’s continued
growth through the year 2040; and it supports the City’s evolution into a regional job center, protects
single-family neighborhoods and promotes San José as a great place for a diverse and thriving community
to live, work and visit. The Draft Envision San Jose 2040 General Plan and the Draft Environmental
Impact Report (DEIR) is tentatively scheduled for City Council consideration in Fall 2011.
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Residential Design Guidelines

This zoning application proposes a maximum of 94 attached residential units. Each unit has two, three or
four bedrooms; a private patio or deck; and a 2-car garage. There are 12 buildings with 7, 8 or 10 units per
building; each building is three-stories in height. In terms of analyzing the project design per the
Residential Design Guidelines, the project is considered a hybrid between the Garden Townhome and the
Cluster Housing product types as the project includes elements of each. The project can also be
considered Transit-Oriented Development (TOD) as it is multi-family housing within walking distance of
transit.

The units themselves take the form of a Garden Townhomes in that they are attached with private open
space in the form of small patios and decks. The private garages are on the opposite side of the unit from
the front porch. There is a pedestrian circulation system that is generally separated from vehicular areas.
This type of development typically has a density of 8-16 dwelling units per net acre, which is
considerably less than what the project proposes. The Cluster Housing product has typical densities that
range from 16 to 35 dwelling units per net acre, which is consistent with the density of the proposed
project, but is in the form of stacked units in groups of buildings with separate parking areas.

Setbacks and Building Height

The San Jose 2020 General Plan sets forth a maximum building height of 50 feet to address urban design
considerations only. Other factors, such as compatibility with nearby land uses, may result in more
restrictive height limitations. Consistent with the General Plan, the project proposes an overall maximum
height of 41 feet, however; the Residential Design Guidelines identify appropriate standards for perimeter
setbacks as related to adjacent uses and the height of the proposed building.

The proposed project provides perimeter street setbacks to Sierra Road and N. Capitol Ave in accordance
with the intent of Transit-Oriented Development guidelines, which is to locate buildings along pedestrian
routes with minimal setbacks. The project’s proposed setbacks along N. Capitol Avenue in particular are
consistent with other similar developments along the Capitol Avenue/Expressway Light Rail Line.

Perimeter setbacks standards are also identified in Chapter 5 — Perimeter Setbacks of the Residential
Design Guidelines. The setback for a three-story building, as the project proposes, to a minor residential
street (Havenwood Drive) should be 35 feet or at least match that of existing residential buildings adjacent
and across the street, which would be 25 feet. The project’s proposes a 13 foot to 18 foot average setback
along Havenwood Drive. Additionally, the setback from the northern property line for a three-story
building should be 64 feet as the Guidelines recommend a setback of 2 feet for every one foot of building
height where adjacent to the backyards of single-family houses. The project currently proposes only an 18
foot to 20 foot average setback at the northern property line.

Staff does not support the request for reduced setbacks at the northern and eastern property lines given the
proposed three-story building height and relationship to existing single-family houses. In neighborhoods
where redevelopment of adjacent single-family properties to a more intensive use is reasonably
foreseeable, based on the adjacent General Plan designations, the City has been slightly more lenient with
respect to imposing the 2:1 setback recommendation for three-story structures. However, the adjacent
single-family residences are not likely to ever redevelop given the fact that they are currently zoned as
such, have a San Jose 2020 General Plan designation of 8 DU/AC, and a proposed designation of
Residential Neighborhood 8 DU/AC on the Draft 2040 General Plan Update.
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The proposed 18-20 foot average setback from the northern property line again could be acceptable if the
buildings at this interface were limited to two-stories and/or have a significantly stepped back third-story
with a setback of 64 feet in accordance with the Residential Design Guidelines. This standard would only
pertain to building #12, since the other proposed building (building #8) along the northerly property line
is not directly adjacent to the rear yard of an existing single-family house.

Based on the precedent set by past City Council approvals for similar projects, most projects comply with
the recommended setbacks to ensure reasonable protection of the privacy of existing houses. Based on a
survey of exceptions to the 2:1 setback policy, the only recent comparable project was for a development
on Duckett Way (PDC06-062) whereby a 33-foot setback was approved, but there was a row of existing
large pine trees along the edge of the property that was preserved as part of that project.

The proposed 13 to 18 foot average setback from Havenwood Drive (a minor residential street) could be
acceptable if the buildings at this interface were to be two-stories, as a two-story residential building
would require an 18 foot setback from a minor residential street under the Guidelines. A three-story
building may be acceptable should the first and second story setback be 15 feet and the third story is
setback to 25 feet. Otherwise, staff supports a three-story building setback from Havenwood Drive of 25
feet consistent with the Guidelines. Again, as previously mentioned, the existing single-family houses
across the street that face the project site are expected to remain given the existing and proposed General
Plan designation for that area.

Additionally, the proposed project provides internal setbacks along drive isles, and separations betweens
buildings within the proposed project conform to the intent of the Guidelines and past practices for other
similar garden townhouse developments.

Parking

The Residential Design Guidelines indicate various parking ratios based on the number of bedrooms in
each unit. These standards address variations in product types that include private garages. The conceptual
site plan shows each unit with a private two-car garage in either a tandem or traditional side-by-side
configuration. Guest parking is located along the main drive isle within the site. There is also available
street parking on the project side of Sierra Road and Havenwood Drive. The project side of Havenwood
Drive is currently unimproved and as such the project will be conditioned to build out this half of the
street along the project frontage. Given that, it is appropriate to allow a parking exception as part of the
development standards that would essentially allow the project to count 50% of these on-street parking
spaces towards their overall parking requirement.

The project proposes parking ratios in conformance with the adopted standards of the Residential Design
Guidelines. These ratios take into consideration a 10% reduction, which is allowed for projects within
2,000 feet of transit facilities, as the site is located within 2,000 feet of two (2) light rail stations, the
Hostetter Station and the Penitencia Creek Station.

Open Space

The Guidelines recommend minimum amounts of private and common open space per unit for each
product type. Under the Cluster Housing guidelines, the project provides more than the required private
open space of 60 square feet per unit, but provides less than the required 200 square feet of common open
space per unit, as shown on the conceptual site and landscape plans. The Guidelines do allow for the
required common open space per unit to be reduced by an area equivalent to the amount of private open
space in excess of 60 square feet. In this case, the project provides 151 square feet of private open space
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per unit. This exceeds the required amount by 91 square feet per unit, which would equate to a
requirement of 109 square feet of common open space per unit. In conformance with this allowed
reduction, the project provides 120 square feet of common open space per unit via one centrally located
open space area that contains turf area, a picnic/BBQ area, and a play structure area.

There is additional opportunity for common open space area in the paseos should the final design include
useable open space (e.g. turf area) which could then be counted towards the common open space
requirement

Sustainability

This project is subject to the City of San Jose Green Building Ordinance for New Construction Private
Development. A future Planned Development Permit for this project will be conditioned to be
GreenPoint for 50 points or LEED Certified prior to issuance of a building permit. At this time, it is
known that the project proposes to implement the following green building measures:

Provide a built-in recycling center in each unit;
Use low VOC paints and coatings;

Install whole house fans;

Use water efficient fixtures

Use engineered lumber

Divert/recycle job site construction waste;

Use high efficiency irrigation systems;

Shield light fixtures and direct light downward.

While many of these items are required per the State Building Code (CAL Green) or already required by
separate ordinance, the applicant is thinking ahead and planning to include some additional elements now.

California Environmental Quality Act (CEQA)

An Initial Study (1S) and Mitigated Negative Declaration (MND) were prepared by the Director of
Planning, Building, and Code Enforcement for the Planned Development Rezoning (File No. PDC10-
025). The documents were circulated for public review between June 1 through June 20, 2011.

The MND states that the proposed Planned Development Zoning will not have a significant effect on the
environment. The primary environmental issues addressed in the Initial Study include the potential
impacts of the physical development of the site on: air quality, biologic resources, geology and soils,
hazards and hazardous materials, and noise. The MND includes mitigation measures that would reduce
any potentially significant project impacts to a less-than-significant level. The mitigation measures will
be included in the project in the form of development standards for the Planned Development Zoning, as
well as, in a Mitigation Monitoring Program. The entire MND and Initial Study are available for review
on the Planning web site at: www.sanjoseca.gov/planning/eir/MND.asp

CONCLUSION

As discussed in this report, the subject Planned Development Rezoning is consistent with key goals and
policies in the San Jose 2020 General Plan. However, based on the intent of the Residential Design
Guidelines, the project while consistent with most of the Guidelines with respect to setbacks, open space,
and parking, it is inconsistent with the setbacks adjacent to its most sensitive interface, the existing single-
family detached residences. Staff does not support the request for reduced setbacks at the northern and
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eastern property lines given the proposed three-story building height and relationship to existing single-
family houses. Therefore, a conditional approval is being recommended. Specifically, the building setback
from Havenwood Drive shall be 25 feet for three-story buildings and the building setback from the
northern property line shall be 33 feet consistent with past practices of similar developments in the City of

San Jose.

PUBLIC OUTREACH/INTEREST

In addition to the community meeting discussed above, the property owners and occupants within a
1,000-foot radius were sent public hearing notices for the Planning Commission and City Council
hearings. This staff report has been posted on the City’s web site. Signage has been posted at the site to
inform the public about the proposed change. Staff has been available to discuss the proposal with

interested members of the public.
/ Date:&//5/1/

Project Manager: Lesley Xavier Approved b

Owner/Applicant: Attachments:

Owner: Development Standards
William Orlando Jr. Trustee & ET AL Plan Set

4520 Peacock Gap Drive

San Jose, CA 95127

Applicant:
Trumark Companies (Chris Davenport)

4185 Blackhawk Plaza Circle, Suite 200
Danville, CA 94506
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DEVELOPMENT STANDARDS

*In any cases where the graphic plans and text may differ, the text takes precedence.*

ALLOWED USE:
= Multi-Family Residential

DENSITY:
= 12-25DU/AC

MINIMUM/MAXIMUM NUMBER OF UNITS (RANGE):
= 47 7094 units

SETBACKS

Perimeter Setbacks (setbacks are measured from the property line)
= Building to Northern Property Line
e One- and Two-Story Building(s) — 12 feet
e Three-Story Building(s) adjacent to a single-family detached rear yard — 33 feet
e Three-Story Building(s) not adjacent to a single-family detached rear yard —12feet
= Building to Easterly Property Line (Havenwood Drive)
e One- and Two-Story Building(s)- 15 feet
e Three-Story Building(s) — 25 feet
= Building to Southern Property Line (Sierra Road) — 10 feet
= Building to Western Property Line (N. Capitol Avenue) — 10 feet

Internal Building Separations (measured from building face to building face)
=  Front to Front — 25 feet
= Rear to Rear
e First floor - 26 feet
e Upper floor - 22 feet
» Rear to Side — 20 feet

BUILDING HEIGHT:
= 50 feet/3 stories

PARKING REQUIREMENTS:

Unit Type Parking Space per Unit
= 1 Bedroom 2.3
= 2 Bedroom 2.5
= 2 Bedroom w/ tandem 2.7
= 3 Bedroom 2.6
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= 3 Bedroom w/ tandem 2.8
= QOver 3 Bedroom 0.15 (per additional bedroom over 3)

Parking Exceptions. All parking exceptions are at the Discretion of the Director of Planning
and require the approval of a Development Permit.

e Parking may be reduced up to 10% reduction in the total number of parking spaces
required due to its location within 2,000 feet of a light rail transit station.

e Inaddition to the above noted exception, the overall residential parking requirement
may be reduced by up to an additional 10%, provided that the developer can
demonstrate that adequate street parking along the Havenswood Drive street frontage
of the project is provided in accordance with the standards identified for the this
project.

PRIVATE OPEN SPACE:
= 60 square feet minimum per unit, space may include porches, patios, and decks on any
floor.

CoMMON OPEN SPACE:
= 120 square feet of useable (15 foot minimum width) common open space per unit.

MINOR ARCHITECTURAL PROJECTIONS:
= Minor architectural projections such as, fireplaces, bay windows and porches, may
project into any setback or building separation by up to 2 feet for a length not to exceed
10 feet or 20% of the building elevation length.

ARCHITECTURAL DESIGN:
= The architectural design of the buildings shall conform to the standards of the Residential
Design Guidelines and be consistent with the conceptual elevations in the approved plan
set.

PuBLIC WORKS:

Prior to the approval of the Tract or Parcel Map (if applicable) by the Director of Public Works,
or the issuance of Building permits, whichever occurs first, the applicant will be required to have
satisfied all of the following Public Works conditions. The applicant is strongly advised to apply
for any necessary Public Works permits prior to applying for Building permits.

1. Construction Agreement: The public improvements conditioned as part of this permit
require the execution of a Construction Agreement that guarantees the completion of
the public improvements to the satisfaction of the Director of Public Works. This
agreement includes privately engineered plans, bonds, insurance, a completion deposit,
and engineering and inspection fees.
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2. Grading/Geology:
a. A grading permit is required prior to the issuance of a Public Works Clearance.

b. If the project proposes to haul more than 10,000 cubic yards of cut/fill to or from
the project site, a haul route permit is required. Prior to issuance of a grading
permit, contact the Department of Transportation at (408) 535-3850 for more
information concerning the requirements for obtaining this permit.

c. Because this project involves a land disturbance of one or more acres, the
applicant is required to submit a Notice of Intent to the State Water Resources
Control Board and to prepare a Storm Water Pollution Prevention Plan (SWPPP)
for controlling storm water discharges associated with construction activity.
Copies of these documents must be submitted to the City Project Engineer prior to
issuance of a grading permit.

3. Stormwater Runoff Pollution Control Measures: This project must comply with the
City’s Post-Construction Urban Runoff Management Policy (Policy 6-29) which
requires implementation of Best Management Practices (BMPs) that include site design
measures, source controls, and stormwater treatment controls to minimize stormwater
pollutant discharges. Post-construction treatment control measures, shown on the
project’s Stormwater Control Plan, shall meet the numeric sizing design criteria
specified in City Policy 6-29 -or- the project shall provide an Alternative Measure,
where installation of post-construction treatment control measures are impracticable,
subject to the approval of the Director of Planning, Building & Code Enforcement.

a. The project’s preliminary Stormwater Control Plan and numeric sizing
calculations have been reviewed. At PD stage, submit the final Stormwater
Control Plan and numeric sizing calculations.

b. Final inspection and maintenance information on the post-construction treatment
control measures must be included on the final Stormwater Control Plan.

c. A post construction Final Report is required by the Director of Public Works from
a Civil Engineer retained by the owner to observe the installation of the BMPs
and stating that all post construction storm water pollution control BMPs have
been installed as indicated in the approved plans and all significant changes have
been reviewed and approved in advance by the Department of Public Works.

4. Sewage Fees: In accordance with City Ordinance all storm sewer area fees, sanitary
sewer connection fees, and sewage treatment plant connection fees, less previous
credits, are due and payable.

5. Sanitary:

a. It has been determined from the information provided by the City’s sanitary sewer
flow monitoring data that the sanitary sewer main on Capitol Avenue is
experiencing surcharging above the acceptable level of service. The surcharging
is more prominent at the down stream pipe segments closer to Hostetter Road.

b. As a result the Developer shall upsize a portion of the 8” sanitary sewer main
(approximately 500’ in length) to its ultimate design size of 12”. The City of San
Jose has agreed to “cost share” and reimburse the construction cost associated
with the improvements to the Developer.
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c. Prior to the finalizing of the PD permit the Developer and the City will form an
agreement that outlines design, construction costs, and “not to exceed” amounts
for the upsizing of the sanitary sewer line. The improvement shall be constructed
prior to issuance of unit occupancy, this will ensure that the downstream sewer
does not experience any overflows as a result of the development.

6. Parks: This residential project is subject to either the requirements of the City’s Park
Impact Ordinance (Chapter 14.25 of Title 14 of the San Jose Municipal Code) or the
Parkland Dedication Ordinance (Chapter 19.38 of Title 19 of the San Jose Municipal
Code) for the dedication of land and/or payment of fees in-lieu of dedication of land for
public park and/or recreational purposes under the formula contained within in the
Subject Chapter and the Associated Fees and Credit Resolutions.

7. Undergrounding: The In Lieu Undergrounding Fee shall be paid to the City for all
frontage adjacent to Sierra Road prior to issuance of a Public Works clearance. One
hundred percent of the base fee in place at the time of payment will be due. Currently,
the 2011 base fee is $409 per linear foot of frontage and is subject to change every
January 31% based on the Engineering News Record’s 20 City Average Cost Index.
The project will be required to pay the current rate in effect at the time the Public
Works Clearance is issued. (Based on 2011 rate, the fee is approximately $44,990.)

8. Reimbursement: The developer will be required to reimburse the City for costs
advanced for the construction of street improvements along Capitol Avenue in
accordance with City Ordinance #19663.

9. Street Improvements:

a. Applicant shall be responsible to remove and replace curb, gutter, and sidewalk
damaged during construction of the proposed project.

Close unused driveway cut(s).
Proposed driveway width to be 26'".
Install handicap ramps at Havenwood/Sierra and Capitol/Sierra.

® o o T

Dedication and improvement of the public streets to the satisfaction of the
Director of Public Works.

f. Reconstruct half street along Havenwood Drive frontage including curb, gutter,
sidewalk, and pavement sections.

g. On-street parking will be restricted on a portion of Sierra Road between Capitol
Avenue and Havenwood Drive to accommodate the bike lanes and existing
turning pockets on west bound Sierra Road at Capitol Avenue.

10. Electrical:

a. Existing electroliers along the project frontage will be evaluated at the public
improvement stage and any street lighting requirements will be included on the
public improvement plans

b. Locate and protect existing electrical conduit in driveway and/or sidewalk
construction.
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c. Provide clearance for electrical equipment from driveways, and relocate driveway
or electrolier. The minimum clearance from driveways is 5' in residential areas.

d. Replace existing HPS luminaires in electroliers along project frontage with LPS
luminaires.

11. Street Trees:

a. The locations of the street trees will be determined at the street improvement
stage. Street trees shown on this permit are conceptual only.

b. Contact the City Arborist at (408) 277-2756 for the designated street tree.

c. Install street trees within public right-of-way along entire project street frontage
per City standards; refer to the current “Guidelines for Planning, Design, and
Construction of City Streetscape Projects.” Street trees located on Havenwood
Drive and Sierra Road shall be installed in park strip. Obtain a DOT street tree
planting permit for any proposed street tree plantings.

d. Street trees located on Capitol Avenue shall be installed at the back of curb.

e. Show all existing trees by species and diameter that are to be retained or removed.
Obtain a street tree removal permit for any street trees that are over 6 feet in
height that are proposed to be removed.

12. Private Streets:

a. Per Common Interest Development (CID) Ordinance, all common infrastructure
improvements shall be designed and constructed in accordance with the current
CID standards.

b. The plan set includes details of private infrastructure improvements. The details
are shown for information only; final design shall require the approval of the
Director of Public Works.

c. Show minimum private street width of 26 feet without parking.

ENVIRONMENTAL MITIGATION:

I. AESTHETICS
a. The project design will conform to the City’s Residential Design Guidelines.

b. Lighting on the site will conform to the City’s Outdoor Lighting Policy (4-3).

I1. AIR QUALITY:

a. The following Best Management Practices shall be required of construction
contracts and specifications for all construction to prevent visible dust emissions
from leaving the site.

i.  All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded
areas, and unpaved access roads) shall be watered two times per day.

ii.  All haul trucks transporting soil, sand or other loose material off-site shall be
covered.
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iii.  All visible mud or dirt track-out onto adjacent public roads shall be removed
using wet power vacuum street sweepers at least once per day. The use of dry
power sweeping is prohibited.

iv.  All vehicle speeds on unpaved roads shall be limited to 15 mph.

v. All roadways, driveways and sidewalks to be paved shall be completed as
soon as possible. Building pads shall be laid as soon as possible after grading
unless seeding or soil binders are used.

vi.  ldling times shall be minimized either by shutting equipment off when not in
use or reducing the maximum idling time to 5 minutes (as required by CCR
Title 13). Clear signage shall be provided for construction workers at all
access points.

vii.  All construction equipment shall be maintained and properly tuned in
accordance with manufacturer’s specifications. All equipment shall be
checked by a certified mechanic and determined to be running in proper
condition prior to operation.

viii. A publicly-visible sign with the telephone number and person to contact at the
Lead Agency regarding dust complaints shall be posted. This person shall
respond and take corrective action within 48 hours. The Air District’s phone
number shall also be visible to ensure compliance with applicable regulations.

I1l. BIOLOGICAL RESOURCES
a. Any tree that is removed will be replaced with the addition of a new tree(s) at the
ratios shown in the following Tree Replacement Ratios table.

Tree Replacement Ratios
Diameter of Tree Type of Tree to be Removed Minimum Size of Each

to be Removed Native Non-Native Orchard

Replacement Tree

18 inches or 5:1 4:1 3:1 24-inch box
greater
12 to 17 inches 3:1 2:1 None 24-inch box
Less than 12 11 11 None 15-gallon container
inches

X:X = tree replacement to tree loss ratio

Note; Trees greater that 18 diameter shall not be removed unless a Tree Removal
Permit, or equivalent, has been approved for the removal of such trees.

b. The species and exact number of trees to be planted on the site will be determined
at the development permit stage, in consultation with the City Arborist and the
Department of Planning, Building and Code Enforcement.

c. Replacement trees are to be above and beyond standard landscaping; required
street trees do not count as replacement trees.
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d. Inthe event the project site does not have sufficient area to accommodate the

require

d tree mitigation, one or more of the following measures will be

implemented, to the satisfaction of the Director of Planning, Building and Code
Enforcement, at the development permit stage:

e. The fol

The size of a 15-gallon replacement tree may be increased to 24-inch box
and count as two replacement trees.

An alternative site(s) will be identified for additional tree planting.
Alternative sites may include local parks or schools or installation of trees
on adjacent properties for screening purposes to the satisfaction of the
Director of the Department of Planning, Building and Code Enforcement.
Contact Jaime Ruiz, Parks, Recreation and Neighborhood Services
Landscape Maintenance Manager, at 975-7214 or
jaime.ruiz@sanjoseca.gov for specific park locations in need of trees.

A donation of $300.00 per mitigation tree will be paid to Our City Forest
for in-lieu offsite tree planting in the community. These funds will be
used for tree planting and maintenance of planted trees for approximately
three years. Contact Rhonda Berry, Our City Forest, at (408) 998-7337
x106 to make a donation. A donation receipt for offsite tree planting will
be provided to the Planning Project Manager prior to issuance of a
development permit.

lowing tree protection measures will also be included in the project in

order to protect trees to be retained during construction, if any:

Pre-Construction Treatments

During

The applicant will retain a consulting arborist. The construction
superintendent will meet with the consulting arborist before beginning
work to discuss work procedures and tree protection.

Fence all trees to be retained to completely enclose the tree protection
zone prior to demolition, grubbing or grading. Fences will be 6-foot chain
link or equivalent as approved by consulting arborist. Fences are to
remain until all grading and construction are completed.

Prune trees to be preserved to clean the crown and to provide clearance.
All pruning will be completed or supervised by a Certified Arborist and
adhere to the Best Management Practices for Pruning of the International
Society of Arboriculture.

Construction

iv.

Vi.

No grading, construction, demolition or other work will occur within the
tree protection zone. Any modifications must be approved and monitored
by the consulting arborist.

Any root pruning required for construction purposes will receive the prior
approval of, and be supervised by, the consulting arborist.

Supplemental irrigation will be applied as determined by the consulting
arborist.
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f.

vii. If injury should occur to any tree during construction, it will be evaluated
as soon as possible by the consulting arborist so that appropriate
treatments can be applied.

viii. No excess soil, chemicals debris, equipment or other materials will be
dumped or stored within the tree protection zone.

iX. Any additional tree pruning needed for clearance during construction must
be performed or supervised by an Arborist and not by construction
personnel.

X. As trees withdraw water from the soil, expansive soils may shrink within
the root area. Therefore, foundations, footings and pavements on
expansive soils near trees will be designed to withstand differential
displacement.

If possible, construction should be scheduled between September and December
(inclusive) to avoid the raptor nesting season. If this is not possible, pre-
construction surveys for nesting raptors shall be conducted by a qualified
biologist to identify active raptor nests that may be disturbed during project
implementation. Between January and April (inclusive) pre-construction surveys
shall be conducted no more than 14 days prior to the initiation of construction
activities or tree relocation or removal. Between May and August (inclusive),
pre-construction surveys shall be conducted no more than thirty (30) days prior to
the initiation of these activities. The surveying biologist shall inspect all trees in
and immediately adjacent to the construction area for raptor nests. If an active
raptor nest is found in or close enough to the construction area to be disturbed by
these activities, the biologist shall, in consultation with the California Department
of Fish and Game, designate a construction-free buffer zone (typically 250 feet)
around the nest, which shall be maintained until after the breeding season has
ended and/or a qualified biologist has determined that the young birds have
fledged. The applicant shall submit a report to the City’s Environmental Principal
Planner indicating the results of the survey and any designated buffer zones to the
satisfaction of the City’s Environmental Principal Planner prior to the issuance of
any grading or building permit.

A pre-construction survey for burrowing owls shall be conducted by a qualified
biologist within 30 days prior to any ground disturbance activities.

. A buffer zone of a minimum of 250 feet shall be established around active

burrowing owl nesting sites if nesting burrowing owls are discovered during pre-
construction surveys conducted between February 1st and August 31st, and no
disturbance shall occur within the buffer zone until a qualified biologist has
determined that the young birds have fledged.

No disturbance shall occur within 160 feet of occupied burrows if over-wintering
burrowing owls are discovered using the site during the non-breeding season
(September 1st through January 31st).

If any burrowing owls are discovered using the site during the pre-construction
surveys during the non-breeding season, a burrowing owl relocation plan to be
approved by the California Department of Fish and Game shall be developed and
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implemented, including passive measures such as installation of one-way doors in
active burrows for up to four days, careful excavation of all active burrows after
four days to ensure no owls remain underground, and filling all burrows in the
construction area to prevent owls from using them.

A biologist report outlining the results of the pre-construction burrowing owl
surveys and any recommended buffer zones or other mitigation shall be submitted
to the satisfaction of the City’s Environmental Principal Planner prior to the
issuance of a grading permit.

Surveys for roosting bats shall be conducted by a qualified bat biologist no more
than thirty (30) days prior to any building demolition or removal, construction
activities, or oak tree relocation and/or removal. If no bats are observed to be
roosting in these features, then no further action would be required and
construction activities could proceed. If a female or maternity colony of bats is
found on the project site, and the project can be constructed without disturbance
to the roosting colony, a qualified bat biologist shall designate buffer zones (both
physical and temporal) as necessary to ensure the continued success of the colony;
buffer zones may include a 200-foot buffer zone from the roost and/or timing of
the construction activities outside the maternity roosting season (after July 31st
and before March 1st).

If an active maternity roost is known to occur on the site and the project cannot be
conducted outside of the maternity roosting season, bats shall be excluded after
July 31st and before March 1st to prevent the formation of new maternity
colonies. Such exclusion shall occur, under the direction of a qualified bat
biologist, by sealing openings and providing bats with one-way exclusion doors.
Bat roosts shall be monitored as determined necessary by a qualified bat biologist,
and the removal or displacement of bats shall be performed in conformance with
California Department of Fish and Game requirements.

A biologist report outlining the results of pre-construction bat surveys and any
recommended buffer zones or other mitigation shall be submitted to the City’s
Environmental Principal Planner and shall be approved to the satisfaction of the
Director of Planning prior to the issuance of any grading, building, or tree
removal permit.

IV. CULTURAL RESOURCES

a.

In the unlikely event that evidence of unknown prehistoric cultural resources
(darker than surrounding soils containing evidence of fire — ash, charcoal, fire
affected rock or earth; concentrations of stone, bone or freshwater shellfish;
artifacts of these materials; and burials, both animal and human) is discovered
during construction, work within 50 feet of the find will be stopped to allow
adequate time for evaluation and mitigation, and a qualified professional
archaeologist called in to make an evaluation; the material will be evaluated; and
if significant, a mitigation program including collection and analysis of the
materials prior to the resumption of grading, preparation of a report and curation
of the materials at a recognized storage facility will be developed and
implemented to the satisfaction of the Director of Planning and submitted to the
City’s Environmental Principal Planner.
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b.

Pursuant to Section 7050.5 of the Health and Safety Code, and Section 5097.94 of
the Public Resources Code of the State of California: In the event of the
discovery of human remains during construction, there will be no further
excavation or disturbance of the site or any nearby area reasonably suspected to
overlie adjacent remains. The Santa Clara County Coroner will be notified by the
developer and will make a determination as to whether the remains are Native
American. If the Coroner determines that the remains are not subject to his
authority, he will notify the Native American Heritage Commission, who will
attempt to identify descendants of the deceased Native American. If no
satisfactory agreement can be reached as to the disposition of the remains
pursuant to this State law, then the landowner will reinter the human remains and
items associated with Native American burials on the property in a location not
subject to further subsurface disturbance.

Any Native American human remains that are discovered and would be subject to
disturbance will be removed and analyzed, a report will be prepared, and the
remains will be reburied in consultation and agreement with the Native American
Most Likely Descendant designated by the Native American Heritage
Commission. Prior to obtaining a Building Permit, a copy of the report will be
submitted to the City’s Environmental Principal Planner to the satisfaction of the
Director of Planning.

V. GEOLOGY AND SOILS

a.

A City-approved Erosion Control Plan will be developed and implemented prior
to approval of a grading permit or Public Works clearance with such measures as:
1) the timing of grading activities during the dry months, if feasible; 2) temporary
and permanent planting of exposed soil; 3) temporary check dams; 4) temporary
sediment basins and traps and/or 5) temporary silt fences.

The proposed structures on the site will be designed and constructed in
conformance with the Uniform Building Code Guidelines for Seismic Zone 4 to
avoid or minimize potential damage from seismic shaking on the site.

A design-level geotechnical report shall be conducted at the PD Permit stage to
evaluate potential impacts due to undocumented fill, loose surficial soils,
expansive soils, etc.; and mitigation measures, including site grading
requirements, utilization of special foundations and control of drainage, shall be
developed and implemented as warranted.

VI. GREENHOUSE GAS EMISSIONS

a.

The project will be reviewed for conformance to the Green Building Policy
(Policy 6-32) at the PD Permit stage.

VIl. HAZARDS AND HAZARDOUS MATERIALS

a.

b.

A well destruction permit will be obtained from the Santa Clara Valley Water
District, and the well will be destroyed in accordance with District standards.

The septic system will be abandoned in accordance with the requirements of the
Santa Clara County Sewage Disposal Ordinance.
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C.

The structure(s) to be removed will be surveyed for the presence of asbestos-
containing materials at the demolition permit stage; and if any suspect ACM are
present, they will be sampled prior to demolition in accordance with NESHAP
guidelines, and all potentially friable ACM will be removed prior to building
demolition and disposed of by offsite burial at a permitted facility in accordance
with NESHAP, Cal-OSHA and BAAQMD requirements.

The structure(s) to be removed will be surveyed for the presence of lead based
paint at the demolition permit stage; and if any suspect LBP is present, it will be
sampled prior to demolition, and all potential LBP will be removed prior to
building demolition and disposed of by offsite burial at a permitted facility in
accordance with EPA and OSHA requirements.

Prior to issuance of a Grading Permit, a Soil Management Plan shall be developed
to the satisfaction of the Environmental Compliance Officer of the City’s
Environmental Services Department and the appropriate regulatory agency based
on jurisdiction and type of hazardous material. The Soil Management Plan shall
establish practices for managing and handling buried structures, wells, burn areas,
debris and/or impacted soil if these materials/structures are encountered prior to
or during demolition and/or site grading. The measures identified in the Soil
Management Plan, including special handling and/or disposal measures, shall be
implemented as warranted.

Soil at the location of the sample with the chlordane concentration detected above
the residential CHHSL (SS-1) shall be over-excavated for appropriate offsite
disposal.

Soil at the location of the sample with the chlordane concentration detected above
the residential CHHSL and the California hazardous waste limit (SS-2) shall be
over-excavated for appropriate offsite disposal.

Soil at the location of the sample with the cadmium concentration detected above
the residential CHHSL (SS-5) shall be over-excavated for appropriate offsite
disposal.

Soil at the location of the samples with the lead concentrations detected above the
residential CHHSL (SS-5 and SS-24) shall be over-excavated for appropriate
offsite disposal.

Soil at the location of the sample with the TPHd and TPHmMo concentrations
detected above the residential ESLs (SS-5) shall be over-excavated for
appropriate offsite disposal.

Soil at the location of the samples with the PAHs concentrations detected above
the residential RSLs (SS-3 and SS-24) shall be over-excavated for appropriate
offsite disposal.

Verification samples shall be collected and analyzed for chlordane, cadmium,
lead, TPHd and TPHmo, and/or PAHSs to document that the impacted soil has
been sufficiently removed from the site.

Regulatory agency oversight shall be requested if significantly elevated levels of
contaminants of concern are detected in the soil samples.
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VIll. HYDROLOGY AND WATER QUALITY

a.

Prior to the commencement of any clearing, grading or excavation, the project
will comply with the State Water Resources Control Board’s National Pollutant
Discharge Elimination System (NPDES) General Construction Activities Permit,
to the satisfaction of the Director of Public Works, as follows:

I. The applicant will develop, implement and maintain a Storm Water
Pollution Prevention Plan (SWPPP) to control the discharge of stormwater
pollutants including sediments associated with construction activities; and

ii. The applicant will file a Notice of Intent (NOI) with the State Water
Resources Control Board (SWRCB).

The project will incorporate Best Management Practices (BMPs) into the project
to control the discharge of stormwater pollutants including sediments associated
with construction activities.

The project applicant will comply with the City of San Jose Grading Ordinance,
including erosion and dust control during site preparation and with the City of San
Jose Zoning Ordinance requirements for keeping adjacent streets free of dirt and
mud during construction. The following specific BMPs will be implemented to
prevent stormwater pollution and minimize potential sedimentation during
construction:

I. Restriction of grading to the dry season (April 15 through October 15) or
meet City requirements for grading during the rainy season;

ii. Utilize onsite sediment control BMPs to retain sediment on the project
site;

iii. Utilize stabilized construction entrances and/or wash racks;
iv. Implement damp street sweeping;

v. Provide temporary cover of disturbed surfaces to help control erosion
during construction; and

vi. Provide permanent cover to stabilize the disturbed surfaces after
construction has been completed.

Prior to the issuance of a Planned Development Permit, the applicant will provide
details of specific BMPs including, but not limited to, bioswales, disconnected
downspouts, landscaping to reduce impervious surface area, and inlets stenciled
“No Dumping — Flows to Bay” to the satisfaction of the Director of Planning,
Building and Code Enforcement.

The project will comply with the Municipal Regional Stormwater NPDES Permit
No. CAS612008, which provides enhanced performance standards for the
management of stormwater of new development.

The project will comply with applicable provisions of the following City Policies
— 1) Post-Construction Urban Runoff Management Policy (6-29) which
establishes guidelines and minimum BMPs and numerically-sized (or
hydraulically-sized) Treatment Control Measures (TCMs) for all projects; and 2)
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Post-Construction Hydromodification Management Policy (8-14) which provides
for hydromodification measures.

a. 42-inch-high solid railings shall be constructed at all elevated decks along N.
Capitol Avenue and Sierra Road.

b. Mechanical ventilation will be provided in accordance with Uniform Building
Code requirements when windows are to be closed for noise control, to the
satisfaction of the Chief Building Inspector.

c. Windows and sliding glass doors shall be maintained closed and STC 30 to 33 or
higher rated windows and doors shall be installed at homes along N. Capitol
Avenue.

d. Windows and sliding glass doors shall be maintained closed and STC 26 to 28 or
higher rated windows and doors shall be installed at homes along Sierra Road and
in other portions of the site.

e. All units shall be equipped with forced air ventilation systems to allow the
occupants the option of maintaining the windows closed to control noise, and
maintain an interior noise level of 45 dB DNL.

f. Prior to issuance of building permits, the developer shall retain a qualified
acoustical consultant to check the building plans for all units to ensure that
interior noise levels will be attenuated to 45 dB DNL to the satisfaction of the
Director of Planning, Building and Code Enforcement.

g. Post-construction mechanical equipment will conform to the City’s General Plan
limitation of 55 dB DNL at residential property lines and 60 dB DNL at
commercial property lines by utilizing measures such as equipment selection and
location and, if necessary, equipment enclosures.

h. Construction activities will be limited to the hours of 7:00 a.m. to 7:00 p.m.
Monday through Friday for any onsite or offsite work within 500 feet of any
residential unit. Construction outside of these hours may be approved through a
development permit based on a site-specific construction noise mitigation plan
and a finding by the Director of Planning, Building and Code Enforcement that
the construction noise mitigation plan is adequate to prevent noise disturbance of
affected residential uses.

I.  The contractor will use “new technology” power construction equipment with
state-of-the-art noise shielding and muffling devices. All internal combustion
engines used on the project site will be equipped with adequate mufflers and will
be in good mechanical condition to minimize noise created by faulty or poorly
maintained engines or other components.

j. Stationary noise-generating equipment will be located as far as possible from
sensitive receptors. Staging areas will be located a minimum of 200 feet from
noise-sensitive receptors, such as residential uses.
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X. PUBLIC SERVICES

a. A school impact fee will be paid to the school districts to offset the increased
demands on school facilities caused by the proposed project, in accordance with
California Government Code Section 65996.

b. The project will conform to the City’s Park Impact Ordinance (P10) and/or
Parkland Dedication Ordinance (PDO) (Municipal Code Chapters 14.25 and
19.38, respectively).

Xl. RECREATION

a. The project will conform to the City’s Park Impact Ordinance (P10) and/or
Parkland Dedication Ordinance (PDO) (Municipal Code Chapters 14.25 and
19.38, respectively).

XIl. UTILITIES AND SERVICE SYSTEMS

a. A portion of the sanitary sewer line in N. Capitol Avenue near Hostetter Road

shall be upgraded to its ultimate design size prior to project occupancy on a cost
sharing basis with the City of San Jose.
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Site Sofls: “Dur explorations generolly encountered stiff to hard, sondy lean clay ond lean —LECEND
. EXISTING. PROPOSED DESCRIPTION
clay with sand o the moximum depth explored in our bonings of 25 feet”™ Per Comerstone ‘%
—— = == - PROPERTY LINE

Earth Group "Prehminary hnicol igotion” daled May 26, 2010,
Ground Water Depth: Ground woter was not encounlered in ony of our borings... e
anticipate that the high ground woter level will be greater than 50 feel below cument site
grodes.” Per Cornerstons Eorth Group “Preliminary Geolachnical Invesiigolion” dated Moy 26, mm———————— ERTICAL CURE %)
2010. [m] =] V=64 CHRISTY DRAW
A A STANDARD HOODED INLET 1030 50 150
el POSITIVE RELEASE T ]
Name of receiving woter body: East Penitencia Cresk 7 16100 FNISHED FLOOR ELEVATION 0 26 40 100
0 15000 PAD ELEVATION _____GR:?I_?‘Z!CG?CALE
100 Yeor Flood Hevotion X e 16000 ToP OF CURS ELEVATION
A 16000 FLOW LINE ELEVATION
x160.00 GRADE
POLLUTANTS AND POLUTANT. SOURCE. AREAS: 500> Stoee STORMWATER LEGEND. g
SEDIMENT:  roads, parking jots and roofs & GRADE BREAK I
The main component of total suspended solids (TSS), and is detrimentol fo oquatic Kfs. i ToP OF WAL é
po h “ LANDSCAPE AREA
They aiso tronspor pollutants such os trace metol, nutnents, ond hydrocarbons that attach o ROOF AREA T
to eoch particte. E STREET AREA \ \Sg e 5 3|t
AN sRexT N
<.
: e i fei ortil; —
W COMPOUNDS: outomotive fluids, pesffcldas ond fertilizers A - g
Organic compaunds offen attoch to soll portickes w SHEET NUMBER TO VIEW SECTION ﬁzzia
» - REd -
NUTRIENTS: organic Rter, fertilizers, food waste, sewoge ond sediment. .
Nutrients inchude nitrogen, phosphorus and other orgenic compounds.  Excess nutnients EE
impoct creek health ond impoir use of water in woter supply sources by promoling excessive @ sar mamG " g z é|
growth of olgoe or vegelation. 58 g S

METALS: motor vehicks, roafing ond construction maleriols ond chemicals.
Troce metols such os copper, leod, cadmium, chromium, nickel ond zinc con be toxic fo
oquatic organisms and, i jes, con inate drinking waler supphes.

BACTERIA & VIRUSES: onimal excrement (oreas where psts are offen wolked), sonilory

overflow, and trash hondling orsos (dumpstars).

Bocteria & viruses may pose public health and safely concems if they ore prasent in RUNOFE CALCULATIONS FOR STORI WATER TREATHENT
drinking water sourves.

SAN JOSE, CA 95110~2408
FAX_(408) 9931511
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FLOW - BASED BEAP [ 2
OlL & CREASE: motor vehicles, food service establishments and fueling stations. ID | Tyee ol Treatment Lard Type, Trbiilary frea Feea | Runall | hiensdy|Treatment] Swale | Bofiom | Flow Side o] Caleulated | P | Aea| R Fiow vV |Resdence (e | Caltclatad Used Fiiter Flow ermd g
. e . Treated Flow Slope | Widin [Deptr 1'ver | Top wigth {werted Ry, | Mean:ngs | Veiocily] Swala Length | Swate Length Capacidy 8L (B! 5
Ol & grease act o corriers for heavy melals and conlain hydrcarbon compBounds, which Device (S.F) |(hcms)| (asresy | Coet. | unmny | wts) |y | (met { teon) M deety | per. |(SFilRadius| (cfsy | misecy] (miny | secy feel) (teoty icls) =7
even ot Jfow concenirabons may be loxic fo oquotic organisms. Lardscaping Sell Treating Arsas | @ 0.000 ’E’
- Vegelated Swale” |Lardscaping 5125 [0918 | 6398 { 090 020 0002 2
Hardscaa 17,531 ] 0402 | 0462 | 070 | 020 | 0046
Roof Tops 22873 | 0825 | G&25 ] bab | 020 | "609s
45,578 1046 | 075 | 020 | 0153 {0005 | 300.|0266] 025] 30 T80 | 468 [101] 022 | 6483 | 0152 | 908 | 5060 91 G TA A -
7 Tards Capng Gell Treatng Areas | 8,632 | 0.157 o
i iadia Fiter L andscaping 37,774 | 0.857 | 067 | 0o | 020 | ‘odir =}
Hardscape 24608 | 0.0807{ 0060 | 070 020 {008
051 Tops srmi 0850 | oss0 | aso | 620 0153 g
84,275 1777 | 050 | 020 | €178 | RA | HA | HA | WA | %A TR WA | WA | NE NA TA | TA | AR WA TA 503 TTE
e |
g |&3
STORMHATER._TREATVENT SUMMARY g
The infil site wil be designed to Minimize the Directly Connected impervious Area (DCH). [ FLOW -BASED BAMP % E
Filterra Capacity by Manufacturer
The downspouts wifl not be directly connected to the storm sewer system ond will be 0 [Tye of Treatnent Tond Tyoa Tributary Area Aea | Runofl | nfensay| Traeimant] T D urta Flow
directed into the hndscape oreas. . ) Troated Flow Flow [ L 1 W | Aea | Copaciy
Device (SF.) |tAcresi| (acresy | Cosft. | nnn) (cls) @ann | W M| w2 (£3nr)
Candscapiig Sell Treating Aess | . 0- - | 0.000
The public & pnvate street areos will be treated via Fiferra Units, Vegelated Swales and b Filarra " |iendscaping 3222 | 0074 | D07€ {890 0207 | 0001
N L L {Boretention) *|Hardscane 14540 | 0.3347] 03347 070 020 | 0047
Madia Filters.  These measures will be maintoined by the home owners gssociation. Roof Taps 21578 0495 | 0405 | 000 | 020 | 0082
39,340 0903 | 07€ | 020 | 0437 | 4946 | @ | 6 | 600 %55
Tandscaping Sell Treatig Areas | - 0] 0000
2 Fiterrs tandscaping o |ooo| 0000 | o10 | 020 | pogo
(Boretenton) [Hardscape 0. |oboo| ooco | 070 | 020 | o000
Public Street 12089 | 0323 | 0323 | 080 | 020 | ouse
12,089 0323 | 000 | 020 | 0058 | 2098 | B | 3 | 320 760

NOTES:

1. SPLASH BLOCKS SHALL BE LOCATED UNDER ALL
BUILDING DOWNSPOUTS,

2. SWALE SHALL RUN FROM SPLASH BLOCK AWAY
FROM BUILDING TO AREA DRAIN. MIN. SWALE SLOPE
0.5%, TYPICAL SWALE SLOPE IX.

CALIFORNIA

Pervious and Impenrvious Sufaces Compatison

LANDS OF TRUMARK
NORTH CAPITOL AVENUE & SIERRA ROAD

CONCEPTUAL STORM WATER TREATMENT PLAN

[Project Phase Numver: (INA 1, 2 cte) I NA I
BULDING T 4/ v T g
e | / - >
[Towml Site f~/-ncresy: | ey | ] v v A < B4
{Total Acen of Site Disturbed (= ncres) | 187300 ] i g v w w vl
DOWN SPOUT =
Existing Condition of | Propased Conditiou of Site Aven Dis ur bed v o v v . i
Site Avea Disturbed (= sqhi v < ?ZUSH Efvo“ v wil's 3
Tnpervious Sar fces ) Repluced (or Rewin) New < i I
- v v - W [+ £
5 LANDSCAPE ER S
o v v v
05 v v v
[ a:
Total Inperrions Sor faces | 11990 v A v v v v i
Tpertious Sur faces v v v v v v v g
W . PROVERTY e — L
Other Perviows Surfaces wiees 9o, cic] o 3 PLAN VIEW SWALE @ 1% TYP.
Total Pervions Surfrces] 124782 o
Fotat Proposed lnaper vions Surfers = Total Propoed Replaced = New Enperviows S ur G rs: SPLASH BLOCK IMAGE JoB NO.
Totat Propos ed Pervicus SnvExces = Trust Propesed Replaced + New Pepvions Surfaces: 1838

SHEET

@ SPLASH BLOCK 4.3
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STANDARD DETAIL

AN VEGE-— ¢ ¢ ey LI
D Swf G s \-04 WATER QLRLITY TREATMENT ELEWATION.
2 /A/\"

15"

e PERFORED PE

VEGETATED SWALE

A SCALE: 1°=0.5'

SDR-35 PYC COUPLING
CAST INTO PRECAST BOX WAL
{OUTLET PIPE LOCATION VARIES)

located dof the valve box. This is o visuol observation thal con be mode by noling the watermark on the vaulf structure
wall.

The amount of sofids in the voult may be cstimated using g colibrated ing rod or tope.  Coplured floatoble
pollutants may be removed with o vocuum or skimming net.

During the rainfall season, the unit should be inspected of least once every 30 doys. Flootable moterials should be
removed whenever obssrved. /?eplacemmt of the media carlridges is reqmned when the MFS voult is filed with water to
the extent that the curiridges are ond water fr tly bypasses the heod—control weir. Solids in
the vault should be removed when they reach a depth of about I—fooL and the mediu cortridges should be replaced ot
that time.

A vocuum bruck or troiler provides the easiest means of removing settted solids from the vauit fleor. The replocement of
media cartridges requires a confined spoce enlry, repasitioning the onti—flotation rocks by hangmg them on the wolls,
disconnecting the slip connection flexible druin tubes from the bottom of the cortridge, removing the cariridges from the
voult. i necessary, the carindge support racks may be repositioned against the wall lo offow easy occess to the voult
floor.

CDS Technologies, Inc. may provide contract maintenonce services of MFS units as needed by the owner or owner's agent.
This controct Gpically covers all inspections ond maintenance cycles. As part of the mamtenam agreement, CDS
Technologies will provde to the owner ond the jurisdictional outhority written confimation that maintenonce has occurred,
what aclions were token, and any recommended follow—up actions required, if required. Altematively, the owner may opt to
purchase new conisters or media from COS Technologies and instofl them on site. COS Technologies odvisory personnel are
avoitable fo be on—sile during the maintenonce procedure.

Inspections for proper operation and cleonout assessment are bypicolly g non—hazardous activly ond con normally be
performed by one person from outside the unil. For deep installations, when the media cartridges need replacement, or

72 MARHOLE MFS DEBIGN NOTEB MFS Unit Inspection & Cleanout Overview:
O IMTEOAL Dot Gy 5L ery, ¥ oS o fflvortoormiin-Tamatans The visuol inspection should ascertain that the unjt is functioning properly, and thot thers are no blockages or damage to
RS u AR AP E 5OR SDC LT AND the inlet forsbay structurs, media cartridges, coliector monifold piping or outiet box/siide gate dssembly. The quantities of The mointenance requirements and frequenty of direct fiftration syslems is highly site specific depending on the
LocATIONE coptured poliutants within the MFS voull should be vssessed as well as signs of requiar bypassing of the head~control weir chorocteristics of the munoff including:  sediment porticle size distribution, poliviants associated with those porticulates
volume

porticutary oil and greese ond umount of organics, trosh and litter. The Medio Filiration System with the dedicated

for the capture and retention of lorger sized solids will exiend the period before replacement of cartridges is required thus
reducing mointenonce costs. In addition, with its large forebay ond cortridges mounted on a support above the forebay,

ollows the cartridges to be muaintained numerous times prior to the need to cleon out the forebay.

Replocement of the corlridge media is required when the cartridge chomber is filed with water lo the exteni thot the
cartridges are submerged ond woler is flowing over the heod control weir of the vahe box. This is o visual observation
thot con be made by noting the watermark on the voult structure. When the high—woter level (HWL) is ot or above the
top of the weir of the vulve box, the carlridges need to be removed, ond reploced with corlridges charged with clean
media.  The spent cortridges need to be properly transported fo @ COS maintenonce fociity where the corlridges may be
refurbished.

Removal of solids from the boltom of the vaull is not always required when the coriridges are reploced,  However, the
solids in the voull should be removed when they reach a depth of obout I~fool. A vacuum lruck or troiler provides the
egsiest meons of removing scttied solids from the voult floor.  The process requires sefting up troffic—control os needed,

sefting up and performing o confined space enlry, remove anbi-flolation devices (it present), disconnecting and removing

the cartridges from the vauit.

After the solids are completely removed from the MFS vault, the cortridge supports are repositioned os necessary, new

cartridges ore installed, droin tubes reconnecled, ond any enti—flototion devices are repositioned.

Since the moteriols exfrocted from the voult may be hozordous, it i oppropriate to onalyze o sediment somple to

ascertom if any speciol handling for disposol is required.

2.2 Detailed inspections sholl be conducted at least hwice onnually with inspections occurming (1) at the end of the wet
season fo schedule summer mainfenance,
(2) before major foll runoff in preparution for winter, and (3) ofter periods of heavy runoff. The objective of detailed
inspections is fo identify ervsion, domage to vegslnlmn. grass or plont height, debnis, ktter, orsas of sediment
accumulation, onid pmls/s(md‘ng water. X any issues exist, activities as outhined in Section 3, Maintenonce Activties
wil be conducted,

3 Maintenance Activties

JIMmmm_mmfmmmmlmlowmm&mlanMMmdMumqmwm o keep the swole

oesthetic ond in proper working order. Routine mointenonce includes debris removal, st and sediment removal,

dnanngofwgahmonamandﬂorcmtmldmmtomvmldoggmg Routine maintenance diso includes the

of o heofthy vegetative cover. Deod turf or other unheolthy vegefative oreas wil need to be reploced after
ible.

being discovered.

3.1.1Ermsion: Areas of ernsion and skope foilure sholl be repaired aond reseeded (or sodded) os soon oS possi
Eroded orsas neor the infet or outlet may ofso need to be kned with riprop, which wiil be determined on o case
by cose basis.

JlZDamageto vegetation: If the channel develops rufs or holes, /fshallbempmreduﬂwngasmtdbk soil that is
properly tar npedandsndodlhagmsammshoukfbetlwct:/dunotitsha reseaded os necessary. K
flow will be radirected until new grass is firmly estoblished to avoid deteriorution. K invasive species

and/or weeds develop, promplly remove to avoid disruption (o onigingl vegetation.

3.1.36russ or plont height: Mow as required by plant variety fo mointoin ot Jeast a 4-6" gruss height or to
suppress weeds and woody vegalation. Liter must be removed prior to mowing. During the growing season mow
as indicated by species fo promote growth and pollutont uptake. Remove cuttings and dispase /compost.  Species
in the swole include; Grosses: Agrostis Gigontsa (Red top), Agrostis Tenuis (Coloniol Bent Gross), Festuca Elatior
(Dwart Toll Fescue); Trees:  Plotonus Acenfoka (London Plone Tres); Shrubs: Dictes Bicokor (Fortnight Liy)

wmrnl A B T P iy the voult forebay needs to be cleaned, confined space entry is required, and needs to be camied out in conformance with
e bawar
Py anchen’ - o oll sofely provisions required.
e r‘—.‘&mmmwmmmu
1 puoaae .
. SARE CONIAGT YO
GomTRED W TE
A RTRUCTURE WREL MEET AASHTO HIk?E LOAD AATIRG CARTINGA SHALL MEE'T AAGHTO MIDA CAST
WITH THE OO TROH v TER
DEALLT O R Yegetaled Swle/Baswale Mainienance Plon
1. ANY AL WVAR, WCXFLL LEFTY,
2 Y U T EE b inchi " bjecti
e e ronar ! Tho tires for m"zwﬁ"h"” stems rcluda keaping up the hydroul ond 1 rovof J.1.6P0ls ond stonding water: Observe soll ot the bottom of the swale for uniform percolation throughout. If
£ S e e A e e e o efficiency of the channel and maintaining o y gross (o plant) cover. of the swale do not drain within 5 days offer the end of a storm, the soil shall be tilled ond mp/anfed fomore. any
ENORON LWOFY. debris or eccumulation of sediment.
MEDAFLATION SYaTEX CUNTECH 72" MANHOLE MFS FILTER 2 Inspection Schedule ) .
MF PRECAST CONCRETE WATER QUALITY SYSTEM 2.1 Visual inspactions shall be conducted monthly, particutarly afier heavy runoff, to ensure normal functioning of swake 317 Imrigation: Water plants in swales during dry conditions. Confirm that imigation is odequats ond not excessive.
P LL R PR it oy (ie. mo pooking, or blockage)

J.1.8Pesticides ond Fertilizers: Applicotion of pesticides and fertilizers sholl be minimol.  Biokogical, physicol, and
culturol controls shall be used prior to pesticide and fortilizer uss.

J.2Non~—routine or_commoctive maintonence refers to any rehabikitative octidly thot is not performed on a requbor basis.
This includes flow control struchire replocement or the major replocoment ond cleaning of aquatic vegatation.
Non—routine mointenance wl bs compisted as needed.

4 Vector Control

4.1 Objective: To prevent conditions within swoles that otfroct and/or promote the growth of disease vectors, including but
not fmited to mosquitos, rodents, and fies.

4.2 Ugintenance Activities for Vector Control

4.2, tons: Regulor i tions wil delermine if swales have pools of slondng waler or debris occumuiation.
Inspections wi¥ be conducted prior to the roiny season, offer major storm events, ond ot least once dunng the
dry season fo ascertoin that stonding woter droins from the swale within 5 days.

4.2.2Holes in ground: Abate potential vectors by filing holes in the ground in and oround the swale and by
insuring that there are no orecs where water stonds longer than 5 days following a storm.

4.2.30ther mointenance activities: i ony obstructions develop (e.g. debris acciumidation, invasive vegelation, clogging
of oullefs and/or under drains) within the swale, cppropriote maintenonce aclivities shall be implemented fo
the obstruction. Rofer fo Section J for delails on specific mointenonce octivfies.

4.3 Mosquito Abatement: The outhorily in Santa Clarg Counly in cllorpe o/ mosquln abotement  sholl be contacled as
noedtd for aswfance should any masquiia LSSM arise. ) be 01 2

JHDobns/lrtta-menllmerofdabmwthmswaloandpmrtnmamgmdasmspocbmwnun Keep 5 Comespondence
swale free of Comesp regording oparatic and mainte of the stovm water treatment measwres will be provided
3.1.54rens of sedment occumulation: Remove sediment by hand with o flat—bottomed shovel whenever sediment lo the Gly of San dose’s Envionmantal Sanvices Dision as. roquired ond according lo the schede outived in the
P

covers vegelation or begins to reduce swole capacily. Maintain clean curb cuts to avoid sof and vegetation

recycle ond cccumulote pol/utanta within the biomass, but is also subjected to other matenials enltering the throat This may
include trash, st and feaves efc. which will be contained within the void below the top grote and above the mulch hoyer.

reason for delgiled noles of maintenance octions per unit, helping the Supplier and Owner predict future maintenance

N A‘[ v ]r—s' bu:?dupSedwmrammuhhngmlcdmbmdmchanndsshowdbcmwdmenﬂhﬂdsupm75mm(J
C T [T m)utunywl.ormvolsmgelubmIlmlelﬁovspmodemmd/arunderdlmnsmslnﬂadkmpadmlclﬂov
¥ b, aven and free of debnis. If cobbles or other simiar flow sproaders ore used, ensure thot cobbles
\'(',:,ﬂom;“ \ s not become unbeddod in sediment. Remove ony debris in undor droins that could cause clogging. [At Ieasf two
N A J\ A (Y OTHERS) times por ynor]
™ A
{ T C : ! ¢ n < \ } ! SOR-35 PVO_COURLING
- CAST WID PRECASI BaX
{OUTLET fIPE
LOCATION VARES)
CURA (BY OTHERS)
= PLA VW L FILTERRA
T / CURE (BY DTHERS) Al Maintanance . .
o i Stmpla maintencnce of the F/Itmnx‘ is required to continue effective poliutont removal from storm water runoff before Maintenance Toof List
A into de This p il aiso extend the longewly of the kving biofitter system. The unit will Ideol tools include o comers, gloves, bucksl, shovel, broom, pruners, hos/roke ond tope megsure. Most visils require only

replacement mukch. Threa bags of shredded hordwood mukch are used per unit (onnslandmd&xﬁ siza).  Some visits
may require additionol Filterra® engineered soil medio ovodable from the Suppler.

IREE FRAME & GRATE 1P S48 Too much sit may inhibit the Fiterra’ss: flow rate, which is the reason for site stabilization before octivation. Regular
CAST N TOP SLAB ™ ’"’E"Mfcﬂ.‘:'“f)\ replocement of the mulch stops accumulation of such sediment. 4 Vector Confrol
TP SUAB . T N 4.1 Objective: To prevent conditions within CDS units that altroct ond/or promota the profiferation of dissase vectors,
INTERLOCKING JOMT (TYP) ~_ " Americost includes g I—yeor maintenance plon with eoch system purchose. Annudl consists of o of including but not limited to mosquitoes ond rodents.
T w2 two (2) scheduled visits. The start of the maintsnance plon begins when the systom is octivated for full operation. Full

} N w Je operation is defined os the unit installed, curb and gutter and tronsitons in ploce ond octivation (by Supplier) when mulch 4.2 Maintenance Activities for Vector Control

we - z ond plant are added ond temporary throat prolection removed. Acflvabon connot be carried out untﬂ HM slfa is ﬁlly oy onc: Reaua 4 dat ‘i i M ‘ . vl be o
G oae K stabilized (full londscaping, gross cover, finol paving and stroet sweepi leted).  Mai d tions: Regubor inspections wi i thers is mosquito breeding in the unit. Inspections i condic
< 7z 4 msonal{y‘(thu spnncgap;rsi‘ g;ms lo cleon up ‘n);erywmler foads mcludmg solts ond sonds. The foll nslt hel;m the system by monthly. If there is evidence of mosqutoss or mosquito breeding, the Mosquito Abatement District shall be contacted for
] 5 P removing excessive keaf litter. assistance.  The vendor may alkso be conlocled to help correct the problsm.

ALITR MEDIA PROVIDED BY AMERICAST - e Some sites may ba subjected to extreme sediment or trosh loads, requining more frequent muintenance wisits. This is the 4.2.2 Vector icting covers:  Vector—restricting covers should be inspected to ensure inlegnty. Access holes should be

sedled to prevent masqu:to enlry.
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= frequencies, reflecting individual site conditions. . . i
4.2.3 Mosquito netfing: i necessary, install mosquito netting over the outlet.
DESIGNATION L w g?f‘g,‘;g °,E}=‘{f QESIGNATION L w W&mﬁg ogtTPLgr ?;Zf :ﬂ,mwﬁﬁ%mmm"maﬂ%/: Psﬁ:rs:zlzg damoga e MB planl(s) which canstlrufe(s) . mtegml port 4.2.4 Other maintenance aclivities: i any obstructions develop (a.g9. debris ﬂccumula(ion, clogging of outlels ond/or
5x 4 [ 4" SDR—35 AT ix6 - 0" ) 33 4" SDR-35 PVC maintenance to the Supplier (is. no pruning or fertiizing). separation screen) within the L‘DS umt appmpnale mointenonce activities sholl be ir to comect the obstructi
Bx4 o REX] ¥ SDR-35 VG ixE - 80" () 33 47 SDR-35 PVC The vendor shall be contacted ting recuming problems.
BxE &~0" 0" ) x4 4" SOR—35 PV 6x R - -0 (1) 4k ¥ SOA-35 P Mointenance Visit Summary
0w s oo v Y | & soR-3s P 5« 10 oo () s | & son-as e EFach maintenance visit consists of the following simple fasks 4.3 Mosquito Abotement: The authorily in Sonto Clara County in chorge of mosquito abatement shall be conlacted as
e e o By o o e PR i o @ & SRS e A Filterra® unit inspection needed for ossistonce should any mosquite issues orise.  Mosquito lorvicides should be opplicd only when absolutely
B. Foreign debris, s, mulch & trosh removal necessary ond then only by a licensed professionol or controctor,
DRAWING AVARABLE N T FILE FORMAT. DRAWING AVAILABLE IN T FILE FORMAT. C. Filter media evolustion ond recharge as necessory
v zzor e iz T ) D. Plont heoltt evoluation and pruning or replacement as necessary 5 Comespondence " . .
g £ Replocement of mulch I'Bgﬂlﬂmy p and i of the storm water treatment meosures will be provided
M}::m::?;?;guu:hﬁloﬁ ﬁue [}Ié' - ﬂ ME@H ﬂ s Pﬂchss;;‘:'l‘um@ l-lNi'l'm‘"‘%i ﬁuﬂfﬁ' F. Disposal of all mointenance refuse items 5? the Cl{y af San Josss Elmmnmm[al Services Division as required ond according lo the schedule outlined in the
BES-ATLANTIC REEION vs v e2r e ettty A HID-ATLAKTIC REGSOH g sz G. Maintenonce records updated and stored (reports avoiloble upon request) p
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Cement Plaster

Fiber-cement siding
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Cementitious Trim

Wrapped Post

8. Metal Canopy
9. Metal Guardrail
10. Metal Brackets
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Materials Legend
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PLANT_SCHEDULE 57
_ PLANTING DESIGN INTENT e °
g
TREES CODE BOTANICAL COMMON CONT VIB DAV VIBURNUM DAVIDI DAVID VIBURNUKE 5 GAL |} g
iTYPIC . . P . . =~ 2
TYPICAL) The landscape planting design will utilize aesthetically-pleasing f i :-r
ACE SAN  ACER PALMATUM "SANGO KAKY CORAL BARK MAPLE 15 GAL GROUND COVERS CODE BOTANICAL COBMON CONT water-conserving plant species that are well suited to the project’s local climatic = = =
(TYPICAL) conditions. =R
CATSPE  CATALPA SPECIOSA NORTHERN CATALPA 24" BOX N . . . =
. FES ELA FESTUCA ELATOR "MEDALLION DWARF TALL FESCLE s0D Street trees will be selected in accordance with the City's Street Tree Master Bt o<
Plan. Accent trees will be lacated along the walkways that connect to the ==
= CHINE et 24° L - y Ny - i
CELSIN - CELTIS SINENSIS CHINESE HACKSERRY 780X building entries. The accent trees will provide shade. seasonal flowering and
FESTUCA OVINA GLAUCA ELIJAH BLUE BLUE FESCUE 4'POT@ 12°0 fall color changes. Some accent trees will be evergreen to provide visual
GEIPAR  GEIJERA PARVIFLORA AUSTRALIANWILLOW 24" BOX interest during the winter months.
O LAG MUS LAGERSTROEMIA X MUSKOGEE CRAPE MYRTLE LIGHT LAVENDER 15 GAL FES Mix FESTUCA X "NO 300 Layered shrub and ground cover massing will provide a pleasing separation
between the proposed buildings and adjacent streets. Taller shrub massings
MAG PLA MAGNOLIA STELLATA “JANE PLATT' STAR MAGMOLIA 15 GAL will be utilized around the building peru"nelers and in some of the large apen
FRAGARIA CHILOENSIS ORMNAMENTAL STRAWBERRY FLAT @ 127 OC space areas. Lower foreground flowering shrubs and ground covers will
provide a layered appearance. Lawn areas will minimized, primarily located in
MAG SWE MAGNOLIA VIRGINIANA SWEET BAY 24" 30X key accent areas - such as near building entries and gathering areas. Lawn
HEUCHERA X "SANTA ANA CARDINAL® CORAL BELLS 4POT@ 127 O areas will be kept below 25% of total landscaped area.
OLE SWA OLEA EUROPAEA SWAN HILL TM SWAN HILL OLIVE 24" 80X
PHOCHI  PHOTINIA SERRULATA CHINESE PHOTINIA STANDARD 15GAL 8TD. MYO PRO MYOPORUM PARVIFOLIUN 'PROSTRATUM KIYOPORUM FLAT @ 24" OC I R R I GAT! O N SYSTE M D ES IG N INTENT
FRUAKE PRUNUS X YEDOENSIS "AKEBONO FLOWERING CHERRY 15 GAL BIO-SWALES CODE BOTANICAL COMMON CONT All planting areas will be irfigated with  fully automatic irigation system i
’ utilizing pop-up spray heads adjacent to ail walkways. The spray system
PRUCHA PYRUS CALLERYANA 'CHANTICLEER CHANTICLEER PEAR 247 BOX : FESHUB FESTUGA RUBRA RED FESCUE 1 POTE 127 Ot will be an efficient fow precipitation rate overhead spray system, utilizing Qu <
T RUBR ; @ RV i
matched precipitation rate spray heads. The spray system will be iz U'i
RHA STA  RHAPHIOLEPIS INDICA "MAJESTIC BEAUTY' T4 SAAJESTIC BEAUTY INDIAN HAWTHORME STANDARD 15 GAL designed provide head to head coverage with minimal overspray onto s 05
y ]
. . . non-irrigated areas. Separate valve circuits will be used for the turf area: Eaa
FESOVI  FESTUCA OVINA GLAUCA "ELIJAH BLUE BLUE FESCUE 420T@ 12 0C i 9 A ep N b d‘ ed fo fareas < uds
RHU SUM RHUS LANGEA AFRICAN SUMAC 24" 80X an € water conserving irees, snrub, ground cover areas. = % Z
i o
. . A fully automatic ET based controller will be used to provide precise g e
ULM PAR  ULMUS PARVIFOLIA CHINESE Et 24" BOX FESMIX FESTUCA 'NO NOW NO MOV FESCUE S0D scheguled watering times. ET based imgation Contrgllers au?omalical[y % 24: z g
N N o N N N N w
optimize irrigation watering based upon the project sites local climatic I} b = =)
SHRUBS CODE BOTANICAL COMMON CONT conditions, type of plant materials, sail types and other microclimatic 5 nz
(TYPICAL) . - factors. Zafkg
ANIBSH  ANIGOZANTHOS X 'BUSH BABY BUSH BABY KANGAROO PAW 5GAL b okE
[ 3 Z =3
[ >S5sa
| P AMIPAW  ANIGOZANTHOS X "CAPE RED LEAD KANGAROO PAVY 5 GAL
VN
| | AST MAR  ASTERISCUS MARITIRAUS GOLD COIN 1 GAL
‘ : i SPACING @ 3’ O.C.
! ! AUC JAP  AUCUBA JAPONICA ‘GOLD DUST GOLD DUST AUCUBA 5 GAL -
i |
Lo 2
CARICE  CAREX MORROWH 'ICE DANCE ICE DANCE SEDGE 1 GAL 08:
3
COL SUN COLEONEMA PULCHRUM 'SUNSET GOLD' GOLDEN BREATH OF HEAVEN 1GAL (R
O
) iz
DIEBIC  DIETES BICOLOR FORTNIGHT LILY 5 GAL j g j
= Npn,
= =
FES SIS  FESTUCA IDAHOENSIS "SISKIYOU BLUE" SISKIYOU BLUE FESCUE 1 GAL - =
- 3 <
O [
GRE NOE GREVILLEA HYBRID "NOELLH GREVILLEA 5 GAL [ =)
o =E
< 5 Q
HEBLAK HEBE VERONICA LAKE’ VERONICA LAKE HEBE 5 GAL [@) = =
£
T | &g
HEB SPE  HEBE SPECIOSA HEBE SPECIES 5 GAL lu—: % 5
o) ZR
HEM BET HEMEROCALLIS X BETTY WOODS DOUBLE YELLOW DAYLILY 1GAL p=4 8 <
DWARF EVERGREEN VARIETY TO 18" TALL iy
LANYEL LANTANA MONTEVIDENSIS 'LEMON SWIRL' LEMON SWIRL TRAILING LANTANA 1GAL % ,
2
EiE
LAV THU LAVATERA THURINGIACA TREE MALLLOW 5 GAL |
UG TEX  LIGUSTRUM JAPONICUM "TEXANUM WAX LEAF PRIVET 5 GAL w
LOR CHI LOROPETALUM CHINENSE GREEN-LEAF FRINGE FLOWER 5GAL
MUHRIG MUHLENBERGIA RIGENS DEER GRASS 5 GAL _ -
NAN GUL  NANDINA DOMESTICA "GULF STREAM' TM HEAVENLY BAMBOO 5 GAL
PHOTT  PHORMIUM TENAX ‘TINY TIGER™ DWARF GREEN FLAX 1 GAL
DWARF CULTIVAR TO 18" TALL AND WIDE
PHO GOL  PHORMIUM X “GOLD SWORD GOLD SWORD FLAX 5 GAL
PITTUR  PITTOSPORUM TOBIRA TURNERS VARIEGATED DWARF  TURNERS VARIEGATED DWARF MOCK ORANGE 5 GAL
PRUBT  PRUNUS CAROLINIANA ‘BRIGHT ‘N TIGHT Th BRIGHT 'N TIGHT CAROLINA LAUREL 5 GAL T
RHA CLA  RHAPHIOLEPIS INDICA CLARA™ CLARA INDIAN HAWTHORNE SHRUB 5 GAL
ROSICE  ROSA FLORIBUNDA ICEBERG ICEBERG ROSE (Fi] 5 GAL
ROS FCP ROSA HYBRIDS 'FLOWER CARPET PINK ROSE 'FLOWER CARPET PINK 2 GAL
VIB DAY VIBURNUN DAVIDI DAVID VIBURNU! 5 GAL T
V1032 .
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LEGEND

OPEN SPACE REQUIRED:
Private Open Space Required
Common Open Space Required

5,640 SF
18,800 SF

TOTAL OPEN SPACE REQUIRED

OPEN SPACE PROVIDED:
Private Open Space Provided
Common Open Space Provided

24,440 SF

14,261 SF
11,342 SF

TOTAL OPEN SPACE PROVIDED

25,603 SF

TOTAL PROVIDED OPEN SPACE OVERAGE

1,163 SF
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TREE MITIGATION TABLE

REPLACEMENT RATIO FOR TYPE OF TREES REMOVED REPLACEMENT
TREE CAUPER TREE SIZE
(DUHETER) NATVE NON-NATIE ORCHARD
No. | RepuACEMENT REPLACEMENT REPLACEMENT | 15 GAL | 24" B
LESS TN 127 11 - 15 6L - 15 oL NONE 7
12"~ 17 31 - 247 BOX 21 - 247 B0X NoME 13
18" & GREATER 51 - 247 80X 41 - 24" BOX 31 - 24" BOX 77
ToI 7 %0

TREE TABLE
Tag [Species Trunk Ordinance| Native | Condition Save Tag Species Trunk Ordinance| MNative |Condition Save
No. Diameler Size? Non-Native |5S=excellent of Mo, Diameter Size? Hen-Native | 5=escailent or
inches) Orchard | 1= poar Remove (nckes) 1=p00- | Remove
56 hMexican fan palm 2z Yes Non-Native 4 Remave 76 Parsimmor: 14.9 Yes 3 Remove
57 Logual 4,32 No Nor: e 2 Remove 77 Holiy oak ] Fo. 3 Remo.e
58 |Sitver aoilar gum iE) Yes Nor Native 3 Remove 75 TEvoc 3o 7 No Tor-tiatie 5 Remoe
55 |Siver dollar cum [ENE] Yes___| Non-Nalive 3 Remove 75 TLogust = o Non-Natie ] Remove
56 [Caitomia pepper 131287 Yes | Mon-Nalie 3 Remoe 20 |Bottie orosh 555 o 3 Remowe
61 Enclish walnut 7 Ho Orchard Remove E1 Fir species Tt o B Remowe
62 Siver doijar gum 15,108 Yes Norn-Mative Remowe 33 Bersimmon 55 o Nomtiatie 3 Remowe
63 Mezican fan peim 22 Yes Nan-Nalive Renove a3 Evergreen ash a7 Yes Non-Nati 1 Remoe
&4 [Holly o2k 19.19 Yes M Remove 87 |Evergreen ash 8 Yes |NooNathe| 4 Remowe
65 ltdexican fan paim 75,18 Yes Nor Remowe = — ks S
3 Aexicar fan paim 53 Yes o 7 Remove 85 tdexican fan palm it Yes Non-Mative 3 Remu.e
57 Tres of heaven 31 Tes Torative 3 Remow 86 Glossy privet 10.8.7 Yes Nnn—Na:!\e 3 Remowe
68 |Evergreen ash 2] Yes  |NonNate| 2 Remote 87 [Hally aak 7.3 Mo |Nonhaihe| 3 Remowe
€5 |Evergreen gsn 76 Yes 2 Remow 88 [Cheay 6.3 Mo Ortharg 1 Remowe
70 ALOC G0 73 Yes 3 Remove 89 Loguat 8,8.5 Yes Non-Mative 3 Remo.e
71__Awxaco 655 No - 3 Remowe 90 _|Crevy 18 No Qrchart ! Remoe
72 Holly oak 9 No Nog-Nathe 3 Remowe
73 California bay Nathe 3 Remowe
74 California bay Mative 2 Remowe
75 Glossy privet Non-Nati.e z Remowe
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