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15), Rezone (RZ 01-15), Vesting Tentative Map (TM 01-15), Final
Development Plan (FDP 01-15), and Design Review (DR 05-15))

SUMMARY

This is a public hearing on an application by Mike Evans of DeNova Homes (“Applicant”)
requesting approval of “Emerson Neighborhood 6 — Woodbury,” including:

e A General Plan Amendment to designate approximately 16 acres of an existing 25
acre undeveloped commercial site from “Commercial” to “Multi-Family Residential,
Low Density” (GPA 01-15);

e A Rezone to amend a Planned Unit Development (P-1) District (RZ 01-15);

e A Vesting Tentative Map to subdivide approximately 16 acres into 104 single family
lots with associated improvements (TM 01-15);

e A Final Development Plan for the portion of the P-1 District modified by the tentative
map (FDP 01-15); and

e Design Review of house plans and architecture, and a development plan
(neighborhood plotting plan) (DR 05-15).

The project site is located within the existing Emerson Ranch Subdivision 9032 at the
northwest corner of East Cypress Road and Sellers Avenue and east of Emerson Ranch
Way. The site is zoned P-1 (Planned Unit Development) District. APN 037-192-031
(portion).
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Staff recommends the City Council approve the Emerson Neighborhood 6 — Woodbury
project, as conditioned.

BACKGROUND

Previous Emerson Ranch Subdivision Entitlements

City Council approval of the Emerson Ranch Subdivision project occurred in September of
2010 (Ordinance No. 18-10 and CC Resolution Nos. 105-10, 106-10, and 107-10). That
project approval included 578 single family dwelling units, an approximately 25-acre
commercial site, a neighborhood park, stormwater pond, trails, and design review of homes,
walls, and landscaping within the 140-acre Emerson Ranch. In May of 2013, per the
request of a new developer (Brookfield Homes), the City Council approved an amendment
to the Final Development Plan along with updated home design review. That approval
included minor changes to infernal road circulation and the typical lot sizes and setbacks in
Neighborhoods 1, 2, 3, and 5; removal of the “Z” lot design from the original plan; removal of
the lots adjacent to the park; and other minor changes to lot layout and common landscaped
areas. The ingress and egress locations, general circulation, and park location remained
the same. The total lot number and overall density of the project was reduced. The end
result was a reduction of 11 lots for a revised total of 567 single family dwelling units.

Following the revised project layout, design reviews (i.e. home architecture and design)
were approved for Neighborhoods 1 (Merritt), 2a (Laurel), 2b (Aspen), 3 (Orchard), and 5
(Willow). As of the date of this report, there are four active developers building homes within
the Emerson Ranch Subdivision; Brookfield Homes, DeNova Homes, Richmond American
Homes, and Signature Homes.

Preliminary General Plan Amendment Hearing

On April 28, 2015, the Emerson Neighborhood 6 project was brought to the City Council as
a work session. The entire project, including the proposed General Plan Amendment and
Tentative Map, was presented to the City Council, and topics were recommended for
discussion. As a resuit of that work session, the City Council provided feedback to the
applicant on ideas for project design and details. A summary of the topics and discussion
follows:

o With the exception of one Councilmember, the proposed lot sizes did not seem to
remain an issue, as long as there was an added benefit to the project. A HOA was
the main topic of discussion for that benefit. The applicant was asked to look into
whether a gated neighborhood with private streets would be possible.

» The Council wanted to maintain at least a five foot side yard setback on all lots.

e The loss of undeveloped commercial land was discussed. The applicant explained
that an eight acre site was sufficient for the type of commercial development being
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sought for the site (grocery anchor with possible gas station and minor tenants). The
Council stated that if commercial land were to be lost to residential development, that
the residential development would need to be unique and special.

e The Council had comments on density and whether a gradient of density would be
possible.

Since the preliminary hearing and Council feedback, the applicant made some changes to
the plans and submitted the formal application. After one round of Staff comments on the
plans, additional changes were made and the plans were resubmitted. The plans proposed
as a part of this application are in response to the Council’s feedback from the Preliminary
General Plan Amendment work session, as well as additional Staff comments made after
submittal of the formal application.

General Plan and Zoning

The project site is designated as “Commercial” in the Oakley 2020 General Plan (Figure 2 —
Land Use Designations), and is zoned P-1 (Planned Unit Development) District (as adopted
by Ordinance 18-10).

Existing Conditions and Surrounding Land Uses

The commercial corner is undeveloped and there
are no applications filed for commercial B
development of the site at this time. As of the date
of this staff report, residential portions of the
Emerson Ranch Subdivision are under
construction. Neighborhood 1 (Merritt by
Brookfield Homes), Neighborhood 2b (Aspen by
Denova Homes), Neighborhood 3 (Orchard by
Signature Homes), and Neighborhood 5 (Willow by
Richmond American Homes) have model homes in
place and have begun individual home sales and
construction. The centrally located Emerson
Ranch Park is completed, and Brookfield Homes

hosted a grand opening event for the park on May T oo

7 of this year. Figure 1 shows the prOjeCt location in Figure 1. Emerson Ranch and Project
relation to Emerson Ranch. Location (Labeled as “6")

SELLERS AVENUE

MLPUITETD AT AT LTI AT

ST
TONTANT

The project site is surrounded by both developed and undeveloped land.
North — The remaining portion of the Emerson Ranch Subdivision, and beyond that

the sites of the future Oakley community park and Dutch Slough Tidal Marsh Wetland
Restoration project.
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East — The approved and undeveloped Gilbert Ranch Subdivision 9033. This project
is similar to Emerson Ranch. It consists of 506 detached single family residential homes, a
neighborhood park, and stormwater treatment pond on approximately 120 acres.

South — Rural residential and undeveloped areas with approved tentative maps
beyond East Cypress Road. Land use designations include varying densities of residential
and a small commercial portion on the southwest corner of Sellers Avenue and East
Cypress Road (currently rural residential use).

West - The existing Cypress Grove Subdivision, which is developed with existing
single family detached residential development, a neighborhood park, and an elementary
school (Ironhouse Elementary) and middle school (Delta Vista Middle School) that share a
site location.

PROJECT DESCRIPTION

The project description is written in separate subheadings related to each entitlement
request. Tables and figures are used as supplementary information to the attached project
plans.

Proposed General Plan Amendment

The proposed general plan amendment is the first step required in order {o approve the
proposed project. The underlying General Plan Land Use Designation is currently
“Commercial’, which would not be consistent with the proposed single family residential
project. Therefore, the underlying designation must be amended in order to approve the
other requested entitlements. The applicant has requested the portion of the existing
commercial parcel proposed for the project (approximately 16 acres) be amended to “Multi-
Family Residential, Low Density (“ML")". As stated in the Oakley 2020 General Plan, one
purpose of the *ML” designation is to provide more affordable, small lot development. in this
instance, “affordable” is in reference to the design of the development (e.g. smaller lots,
square footage of homes, etc.), and does refer to a subsidized housing development.
Exhibit “A” to the proposed General Plan Amendment resolution shows the existing and
proposed land use designations.

Proposed Rezoning

The entire Emerson Ranch project site is zoned P-1 District, as adopted by Ordinance No.
18-10. Since a P-1 District is normally related to a development project, the rezoning
request would amend the existing P-1 District {o allow the proposed project as well as some
minor modifications to Emerson Ranch Neighborhood 4 to the north to accommodate a
second entry to the proposed project. If approved, the amended P-1 District would not alter
the City’s zoning map for the project site. All changes associated with the rezone would be
at the project level, and approved as a part of the “Final Development Plan,” which is
discussed later in this staff report. The P-1 District ordinance contains the development
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regulations (e.g. setbacks, minimum lot size, maximum height, etc.) that would apply to

construction of the project (See Table 1).

Table1. P-1 District Proposed Development Regulations

Development Regulation Proposed P-1 District

Minimum Lot Size

3,600 sf.

Minimum Front Yard Setback

20’ to garage
10’ to living space
5’ to porches

Minimum Side Yard Setback

5' for interior lot lines
10’ for corner side yard lot lines

Minimum Rear Yard Setback

10

Projections Into Yards

Pursuant to OMC Section 9.1.1122(g)

Proposed Vesting Tentative Map

The project’s proposed vesting tentative map (or “VTM”) is the plan that creates all of the
parcels, streets and other right of way, public areas, and project entries. It contains the
number, sizes, dimensions, and locations of the proposed lots, as well as other pertinent
project information. The approved VTM becomes the “blueprint” for the Final Map, a
ministerial approval which legally creates the lots when recorded. The VTM proposed with
this application varies slightly from the map presented to the City Council back in April of
2015. Some of the major elements of the proposed VTM are provided in Table 2, below.

Table 2. Vesting Tentative Map Major Elements

Major Elements Project Details

Gross Acreage (including commercial) 25.20 acres
Commercial Remainder Acreage 7.81 acres
Net Acreage (project after dedication) 15.81 acres
Total Lots 104

Net Density 6.58 du/acre
Average Lot Size 4,063 sf
Minimum Lot Size 3,600 sf

Figure 2. Roundabout at Project Entrance

The VTM shows the main entrance to the
neighborhood in a different location than
previously proposed. Rather than along
Emerson Ranch Way, which is the main
entry road to Emerson Ranch and off of East
Cypress Road, it is proposed further from
East Cypress Road and off of Shearwater
Way, the street that loops around the park
and pond. This was a change suggested by
Staff and accommodated by the applicant.

In conjunction with this change, the applicant
has implemented another Staff
recommendation and proposed a
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roundabout, which intersects with two other residential streets, just inside of the project entry

(See Figure 2). Another entrance to the project is connected to Neighborhood 4 to the
north. Use of this entrance would most likely be via the future Emerson Ranch entry off of
Sellers Avenue.

Other design elements of the VTM include two areas that are proposed as a landscaped
project entry at Shearwater Way. Also, a water quality and utility corridor is proposed
opposite the roundabout from the project entry and in the interior of the neighborhood. This
area is proposed as a passive open space with no access except for the path and bridge
that run through the site. It would include landscaped water quality treatment area and a
“dry creek bed” that would flow during rain events via a circulating pump. Potable or
recycled water will not be used to provide flows through the man-made creek.

Two sides of the project are adjacent to the remaining commercial site. A sound wall is
proposed along the property lines at those locations. The previously proposed pedestrian
entry to the northwest corner of the future commercial site has been removed per Staff's
recommendation. There are still two pedestrian access points further from that back corner.

The existing Emerson Ranch subdivision has an approved tentative map and final maps
recorded for Neighborhoods 1, 2b, 3 and 5. Final maps have yet to be recorded for
Neighborhoods 2a and 4. A comparison of the total number of lots, and minimum and
average lot sizes for each neighborhood, including the proposed project, is provided in Table
3.

Table 3. Neighborhood Lot Details

Neighborhood Total Lots Minimum Lot Size Average Lot Size
1 — Merritt 97 6,000 sf 6,780 sf
2a— Laurel 117 4,800 sf 5,550 sf
2b — Aspen 104 4,800 sf 5,290 sf
3 — Orchard 86 3,655 sf 3,970 sf
4 — Citrus 60 3,600 sf 4,940 sf
5 — Willow 103 3,150 sf 3,400 sf
6 — Woodbury* 104 3,600 sf 4,063 sf

*Proposed Project

Proposed Final Development Plan

The Final Development Plan is the site plan equivalent to the P-1 District project. Pursuant
to Oakley Municipal Code (“OMC”) section 9.1.1002 (Planned Unit Development) it may be
filed and approved in conjunction with a P-1 District.  In the case of this project, the VTM,
landscaping plans, wall and fence details, conceptual site plan, and development plan will
make up the Final Development Plan. The development plan sheet of the project plans is a
pre-plotted map that shows where each home type and architectural elevation is planned to
be built. It provides a product mix summary as well.
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Another aspect of the project plans is the “Maintenance Responsibilities” plan. This plan,
found in the attached “Applicant’s Plans” shows area subject to a Homeowner Association’s
(“HOA”) maintenance responsibility and that of the future Community Facility District’s
(“CFD”) responsibility. In general, all visible landscaping within the project boundaries
(including front yards), and sound walls adjacent to the commercial site will be HOA
maintained. All public landscaping and the sound walls adjacent to the project, such as
along East Cypress Road, Sellers Avenue, Emerson Ranch Way, and Shearwater Way will
be CFD maintained.

There are other design elements of the FDP worth mentioning. One element is the
enhanced paving at the project entry off of Shearwater Way and Coolcrest Drive, as well as
on the several crosswalks within the project. Other elements include the entry monuments
at either side of the main entry, at the pedestrian accesses to the commercial site (See
Figure 3), and in the middle of the roundabout (see Figure4).

Figure 3. Pedestrian Entries to Commercial Figure 4. Roundabout Landscaping and Monument
O T NOTE: VERIFY FINAL MATERIAL
FRICR 7O NSTALLATION ZELECTIONS WTH D
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Proposed Design Review

The applicant has proposed four floor plans, all of which are two-story with front-facing, two
car garages. The house sizes range from 1,942 square feet to 2,240 square feet of livable
area (excludes garages and optional “California rooms”). Each floor plan has four options
for architectural styles, which are the same for each plan. All four architectural styles include
stucco siding and stucco over foam trim, as well as theme specific garage doors. Other
style specific elements are as follows:

e “Coftage” — Decorative corbels and shutters, stone veneer, and slate profile concrete
tile roofing.

e “Farmhouse” — Board and batten gable ends, panel shutters, metal awning over
second floor window, and slate profile concrete tile roofing.
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e ‘“Traditional’ — Lap siding at accent areas, brick veneer, louver shutters, and shake
style concrete tile roofing.

e ‘“Craftsman” — Lap siding at gable ends, stone veneer, shake style concrete tile
roofing.

In addition to the combination of floor plans and architectural elevations, the applicant has
proposed 12 different color schemes (three for each architectural style). This means any lot
may have one of 36 appearance options (four styles each with three schemes (12 options)
and four plans (36 options)). With 104 homes proposed, there should be no more than
three identical floor plan, architecture style, and color scheme combinations within the entire
subdivision for any given home. Figure 5 shows an example of each floor plan with one of
the four architectural styles. The combinations shown are (clockwise from top left) Plan 1
(Cottage), Plan 2 (Farmhouse), Plan 3 (Traditional), and Plan 4 (Craftsman).

Figure 5. Examples of Proposed Homes

The applicant has also proposed elements such as shutters, board and batten, and lap
siding on side and rear elevations of “enhanced lots”. These lots are typically those found to
have either a side or rear elevation visible from a public view, such as a park, or a public
street, such as East Cypress Road or Emerson Ranch Way.
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Another feature proposed by the applicant to make the project stand out is plan-specific
driveway and walkway scoring designs. The scoring design for each plan is found on Sheet
L-4 of the Applicant’s Plans. Plan 1's driveway and walkway are scored in a diagonal
pattern with border on all sides of the driveway. A rectangular design with a wide border
and an enhanced walkway-to-driveway intersection is proposed for Plan 2. A similar
rectangular pattern as Plan 2, but with accented border lines and a rounded porch landing,
is proposed for Plan 3. Plan 4 combines large rectangular design with a large diamond
design in the center of the driveway, as well as a matching walkway-to-driveway
intersection.

Good neighbor fencing is proposed as either a six foot tall redwood louvered fence, or a
combination of a five foot tall redwood louvered fence with one foot of open lattice on top.
The fence with one foot of lattice is typically installed on corner side yards and street-facing
fences and gates. The precast concrete wall proposed between the subdivision and arterial
streets, as well as that between the subdivision and the commercial parcel, is proposed to
match the existing Emerson Ranch sound walls. They are designed with a stucco finish and
stone veneer columns with pyramid caps every three panels visible from the project
boundary and at all corner locations.

Analysis

General Plan Amendment

The proposed General Plan Amendment o designate approximately 16 acres of
“Commercial” (“C”") land to “Multi-Family Residential, Low Density” (“ML") land would result
in the reduction of the approximately 25 acre portion of the Emerson Ranch Subdivision
planned for commercial development to approximately eight acres. The applicant and their
commercial broker have stated 25 acres of commercial land in this location is a surplus for a
single site, and eight acres is sufficient to accommodate an anchor grocery store and
smaller tenants, plus at least one stand-alone pad. Staff researched the sizes of existing
commercial shopping centers in Oakley and adjacent cities and found between eight and 11
acres to be common sizes.

Overall, Oakley has vacant and underutilized commercially designated fand. However,
along the East Cypress Road corridor commercially designated land is limited to the project
site, the two parcels south of Emerson ranch (approximately 2.5 acres), and areas within the
East Cypress Corridor Specific Plan to the east (potentially 20 — 40 acres). As suggested in
the preliminary project hearing, if the Council were to approve an amendment resulting in a
net loss of commercially designated land, the applicant would need to offset that loss with a
special project. As further analyzed later, Staff believes the applicant has met the Council’s
request and designed a special project through the implementation of an HOA, unique
subdivision design features, and well thought out home design.

The allowable density of the ML land use designation is a maximum of 9.6 dwelling units per

acre. The proposed project’s gross density (excluding the remaining commercial parcel)
would be 5.89 dwelling units per acre. After dedication of East Cypress Road, the net
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density would be 6.58 dwelling units per acre. The next lower density range of the General
Plan is the “Single-Family Residential, High Density”, which maxes out at 5.5 dwelling units
per acre. The proposed ML designation is appropriate for the proposed project in that it
allows for the type and density of development being proposed.

o Staff recommends approval of the proposed General Plan Amendment.
Rezone

The proposed rezone would amend the existing P-1 District by adding the proposed
project’s development regulations as described in the “Project Description” section above.
The P-1 District would also be tied to the approved Final Development Plan, which is
analyzed below. Other existing neighborhoods within the Emerson Ranch Subdivision have
similar development regulations, so the proposed project would provide the same style of
detached single family residential development that is currently under construction and
approved.

s Staff recommends approval of the Rezone.

Vesting Tentative Map

The vesting tentative map was analyzed in relation to the required findings found in the
City's subdivision ordinance (adopted County ordinance by reference), which generally
states that the City Council shall not approve a tentative map unless it finds that the
proposed subdivision, together with the provisions for its design and improvement, is
consistent with the applicable general plan required by law. When approving the tentative
map, the decision making body shall make findings as required concerning the fulfillment of
construction requirements. The proposed parcels must also comply with the regulations set
forth in the applicable zoning district, in this case the P-1 District.

The proposed tentative map represents a subdivision of land that is consistent with the
applicable General Plan policies and guidelines in that it resuits in a density of approximately
6.6 du/ac after road dedication along East Cypress Road {and excluding the commercial
parcel), which is below the midrange of the density range for the MFL land use designation.
Proposed lot sizes and the gross density will mesh well with the existing residential
deveilopment within the Emerson Ranch subdivision in that the current average lot sizes in
Neighborhoods 1-5 range from 3,400 square feet to 6,480 square feet, and the proposed
project’s average lot size is 4,063 square feet. As a result of the subdivision, street and
frontage improvements and a sound wall will be constructed along Emerson Ranch Way
and adjacent to the commercial parcel, as well as at the main project entry along
Shearwater Way. The main location will provide close pedestrian access to the Emerson
Ranch Park and an attractive physical entry to the neighborhood as viewed from the park.
The sound wall along the commercial property lines will also be heavily planted with trees,
acting as both a visual softening of the wall and better mitigating any noise created by the
future commercial uses, white allowing for at least two pedestrian accesses to discourage
unnecessary vehicle trips from the project to the future adjacent commercial uses.
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e Staff recommends approval of the Vesting Tentative Map.

Final Development Plan

The proposed final development plan is required to include many of the details found in the
proposed vesting tentative map, landscape plans, design review plans and other
accompanying plans. It acts as the final piece of an approved P-1 District, and pursuant to
OMC section 9.1.1002(h)(3)(c) it may be combined in an application with the proposed P-1
District, which is the case on this project. For the purposes of this project, the proposed
plans will be referenced as the final development plan.

When evaluating a rezoning and final development plan application, OMC section
9.1.1002(h)(4)(c) sets forth criteria. First, the applicant should intend to start construction
within two years from the date of project approval. Second, the project shall be consistent
with the General Plan. Third, residential development shall constitute an environment of
sustained desirability and stability, and be in harmony with the character of the surrounding
neighborhood. Last, the criteria state that development of a harmonious, integrated plan
justifies exceptions from the normal application of the OMC.

In the case of the proposed final development plan, the applicant intends to begin
development as soon as spring of 2017. As stated previously in this Staff Report, the
project is consistent with the Oakley 2020 General Plan. Also, with the integration of an
HOA, similar lot size to the existing neighborhoods within Emerson Ranch, the addition of
design features such as the roundabout at project entry, uniquely scored driveways, and
stamped crosswalks throughout the neighborhood, the project constitutes an environment of
sustained desirability and stability, and is harmonious with the character of the surrounding
neighborhoods. All of these reasons lead to justifying exceptions (such as development
regulations) from the standard OMC zoning districts.

e Staff recommends approval of the Final Development Plan. |

Design Review

The project plans were analyzed for consistency with the adopted City of Oakley Residential
Guidelines (“Guidelines”). Since, the Vesting Tentative Map and Final Development Plan
are discussed elsewhere in this Staff Report, Staff has focused this analysis on residential
siting and lot design of the neighborhoods, and architectural character and details of each
house.

Residential Siting and Lot Design

Staff analyzed the variation in setbacks for front yards. The applicant has plotted the
homes, as seen on the proposed “Development Plan”, to provide setback variations.
Normally, smaller lot neighborhoods result in a lack of front yard setback variations;
however, because of the proposed floor plans, there are substantial variations in setbacks
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for both living areas and front porches. Even with the smaller and shallower lots than those
of a typical R-6 District, some setback variation is still achieved through the design of the
homes. For example, most of the Plan 3s, which include a projecting den/bedroom, show
an 11 foot front yard setback to the living area. In contrast, most Plan 1s, which include a
recessed living area, show a 24 foot setback to the front porch, with the living area setback
even further than the porch. The typical front yard setbacks to living areas for Plans 2 and 4
fall in between those for Plans 1 and 3. The homes will maintain several feet of variation
with porch and living area setbacks, which will help avaid long, straight “walls” of buildings
along the street frontages and create visual interest within the front yards. Garage setbacks
are more conventional and typically placed 20 to 22 feet behind the property line.

The Oakley Residential Design Guidelines include a provision to provide adequate setbacks
between adjacent homes, specifically, increased setbacks of 15 feet between adjacent
second stories. The narrow lots (apx. 45 — 50 feet) combined with the full second story
width of the proposed homes will not allow the project to implement this element of the
guidelines. However, that applicable design guideline is intended for at least 6,000 sf lots,
which have a minimum lot width requirement of 60 feet. Because this is a P-1 District that
has allowed for smaller square footage, depth and width than a typical R-6 District lot, Staff
does not recommend strictly enforcing this guideline on the project. This would be
consistent with how it has been relaxed on other approved small-lot neighborhoods, such as
Orchard at Emerson and Willow at Emerson. Relaxation or omission of typical development
standards, or design guidelines that function like development standards, is sometimes
necessatry in order to allow a P-1 District to achieve marketable and well-designed homes.

Building mass is an element of lot siting and design. The covered porches, projecting
architectural elements, and varying roof plans within the same plan types all add to the
diversity of the house styles. Also, as a result of the smaller lot sizes resulting in all two-
story house plans, the applicant is unable to provide at least 20% of the lots and 50% of the
corner lots to be plotted with one-story homes. Corner lot driveways are located on the
interior side of the lots to reduce visual prominence and allow landscaping to wrap around
the corner yard. Overall, the applicant has taken into account many of the residential
guidelines when plotting and designing the homes, and varying setbacks, resulting in a
diverse and interesting streetscape.

Architectural Character

The architectural character and design of the proposed homes have several consistencies
with the guidelines. The front elevations of the homes include at least two materials (stucco
plus stone or brick veneer, lap siding, or board and batten siding). Window trim is
prominent, and the rocflines are varied depending on the specific architectural type, even
within the same floor plan. Also, the garage doors are specific to the architectural type. The
only modification Staff recommends is that the elements proposed on “enhanced lots” be
installed on all elevations on all lots. Staff would work with the applicant to appropriately
wrap any front veneer or siding either to the fence line (for wainscot) or just beyond the
corner and finish with trim (for full wall veneer and siding). All rear and side gables would be
treated with the same material used on front-facing gables, and all side and rear windows

Page 12 of 14




Emerson Neighborhood 6 - Waodbury
June 14, 2016

shown to include shutters at enhanced lots would include shutters on all lots. The applicant
has agreed to implement this modification.

Depending on the specific architectural style, a variety of rooflines, colors, and materials are
used o enhance porches, window freatments, wainscots, and gables. For example, when
looking at Plan 1, Elevation A {Cottage) includes the use of shutters, brick veneer and a
jerkinhead (or “clipped gable”) front gable, as well as a brick veneer porch column and
kickers. Elevation B (Farmhouse) includes shutters, prominent board and batten siding,
overlapping upper front-facing gables, and a porch supported by square posts with kickers.
The porch also contains a gable above the front door. Elevation C (Traditional) includes
shutter, both horizontal siding and brick veneer, and a porch supported by cylindrical
columns and a decorative wide projecting gable. Finally, Elevation D (Craftsman) includes
brick veneer wainscot, lap siding, and shingle siding on the gables. The porch is supported
by angled rectangular columns with matching brick veneer wainscot.

Overall, the design of the homes, along with typical front yard landscaping and other
common area and right of way area of landscaping, the proposed design review is mostly
consistent with the adopted Oakley Residential Design Guidelines. Implementation of the
proposed modification requiring more 360 degree architecture with side and rear elevation
enhancements brings the project into further compliance with the guidelines.

¢ With implementation of the proposed modification, Staff recommends approval of the
Design Review.

Environmental Review

The proposed project is subject to compliance with the California Environmental Quality Act
(*CEQA". It has been determined that all of the potential impacts associated with the
proposed project have been adequately analyzed and mitigated in the Emerson Property
Project Environmental Impact Report (“EIR”), which was certified by the Oakley City Council
on September 14, 2010 through adoption of Resolution 105-10. The mitigation measures
included in that EIR will continue to mitigate the proposed project, and no further
environmental analysis is required under CEQA. A background discussion on this
determination is included in the attachments. To summarize, the proposed project does not
trigger the need for a Subsequent or Supplemental EIR, nor is there a need for an EIR
Addendum. A few bullet points from the attachment follow:

» The proposed residential use will create less traffic impacts than the original
commercial use analyzed in the EIR (558 fewer PM peak hour trips and 250 fewer
AM peak hours trips)’.

» |mpacts related to Hazards, Hydrology\Water Quality/MWater Supply, and Public
Services and Utilities would all be less than those analyzed under “Apartments and
Commercial Alternative” of the Certified EIR. Although the EIR determined this

! See traffic memo attached to the EIR discussion attachment.
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alternative would have greater impacts than those associated with the adopted
Proposed Project Alternative (original Emerson Property Project), it also found that
the proposed mitigation would mitigate those impacts to a less than significant level.

Impacts related to Air Quality, Noise, Biclogical Resources, Geology/Soils, and
Historical/Cultural Resources would be no greater than those analyzed under the
Emerson Property Project and Apartments and Commercial Alternative.

The General Plan Land Use Amendment does not create any additional Land Use
impacts beyond those existing and already analyzed under other categories. Also,
the impacts to Agricuitural Resources remain the same with either type of
development.

Findings

Draft findings can be found in the proposed ordinance for the Rezone and resolutions for the

General Plan Amendment, Vesting Tentative Map, Final Development Plan, and Design
Review.

Recommendation

Staff recommends the City Council take action on each of the resolutions separately as
follows:

Adopt the resolution approving the General Plan Amendment, as conditioned;
Waive the first reading and introduce the ordinance approving the Rezone, as
conditioned;

Adopt a resolution approving the Vesting Tentative Map, Final Development Plan,
and Design Review, as conditioned.

Attachments

Nk N 2

Vicinity Map

Public Hearing Notice

Applicant's Plans

California Environmental Quality Act (CEQA) Finding and Traffic Memo
Proposed General Plan Land Use Amendment Resolution

Proposed Rezone Ordinance

Proposed Vesting Tentative Map, Final Development Pian and Design Review
Resolution

Page 14 of 14
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Attachment 2

OAKLEY
3231 Main Street
_*__ Oakley, CA 94561

www.oakleyinfo.com
CALIFORNIA

NOTICE OF PUBLIC HEARING

Notice is hereby given that on June 14, 2016 at 6:30 p.m., or as soon thereafter as the matter may
be heard, the City Council of the City of Oakley will hold a Public Hearing at the Council
Chambers located at 3231 Main Street, Oakley, CA 94561 for the purposes of considering an
application for a General Plan Amendment, Rezone, Vesting Tentative Map, Final
Development Plan, and Design Review.

Project Name: Emerson Neighborhood 6 — Woodbury (GPA 01-15, RZ 01-15, VIM 01-15, FDP 01-
15, and DR 05-15).

Project Location: The project site is located within the existing Emerson Ranch Subdivision 9032
at the northwest corner of East Cypress Road and Sellers Avenue and east of Emerson Ranch
Way. Oakley, CA 94561. APN 037-192-031 (portion).

Applicant: Mike Evans, DeNova Homes, 1500 Willow Pass Ct. Concord, CA 94520.

Request: This is a public hearing on a request for approval of: a General Plan Amendment to
designate approximately 16 acres of an existing 25 acre undeveloped commercial site from
“Commercial” to “Multi-Family Residential, Low Density” (GPA 01-15); a Rezone to amend a
Planned Development (P-1) District (RZ 01-15); a Vesting Tentative Map to subdivide
approximately 16 acres into 104 single family lots with associated improvements (TM 01-15); a
Final Development Plan for the portion of the P-1 District modified by the tentative map (FDP
01-15); and Design Review of house plans and architecture, and a development plan
(neighborhood plotting plan) (DR 05-15). The site is zoned P-1 (Planned Unit Development)
District. The project falls within the scope of the certified Emerson Property Project EIR (SCH
2007052073).

The Staff Report and its attachments will be available for public review, on or after June 10, 2016
at City Hall, 3231 Main Street, Oakley, CA 94561 or on the City’s website www.oakleyinfo.com.

Interested persons are invited to submit written comments prior to and may testify at the public
hearing. Written comments may be submitted to Kenneth W. Strelo, Senior Planner at the
City of Oakley, 3231 Main Street, Oakley, CA 94561 or by email to strelo@ci.oakley.ca.us.

NOTICE IS ALSO GIVEN pursuant to Government Code Section 65009(b) that, if this matter is
subsequently challenged in Court by you or others, you may be limited to raising only those
issues you or someone else has raised at a Public Hearing described in this notice or in written
correspondence delivered to the City of Oakley City Clerk at, or prior to, the Public Hearing.



Attachment 3

v
* I
.
~ |
LAKE/ PARK _ EMERSON RANCH . ! AT |
PARCELB NEIGHBORHOOD 4 [ H |
oPeN sPACE SUBDIVISION 9350 Rt |
4,927 SF _ t
I 45 45 45 50 45 50 50 I3 50 97’ 2070 |
. ] ) ) By s g | |
igies 1 8 28 38 48 58 8 78 §8 g 108 18 128 3% 14° 01 5E . |
= 4,207 SF | 3500 SF | 4000 SF | 4,000 SF | 3,600 SF| 3.600 SF| 4000 SF | 3600 SF | 4000 SF | 3,600 SF | 4000 SF| 4000 SF | 3600 SF| 3,887 SF 7 |
PARCEL A : ; ; > ' |
OPEN SPACE 50 50 45 16 3 |
8,074 F x T 4621 SF | |
R =30 |4 ; |
H 92
W % 30 [ [ |
B & R=30" [}]. :
\)@JP&\N / ¥ = 17 B!
S « P:{ = ; 4624 SF /'}/ PARCELF |
2 - : . -« OPEN SPACE
5‘1‘/ = 2 E : 82 S | ToosF }
j = & : i E § : E E : H ;
Ey— 51 ;2 08 538 548 55 B o568 578 sp Bl 50 |l F S 18 F [
/3 9 ! 3600 SF | 4,000 SF | 3,600 SF | 3,600 5F | 4000 SF [ 3500 5F | 3600 SF| 4000 SF | 3887 S Bl 4627 SF b I |
S & 6@ 6 w2
|
666;14 = %N\ 5005 55| 147 SF 45 50 45 45 50° 45 45' 50° 50° c% Hg 19 = | i | w
| 2 ‘ w 7] s i S g 4629 SF —— l —~—EX 20° LEVEE | NOT TO SCALE
9 YV & = - = . 5 £ g n K
= : o2 30 8 29 B 288 278 2 8 258 438 »n3 n* O [ 92 | R A .
= - 3,600 SF | 4,000 SF | 3,500 SF | 3600 SF | 4,000 SF | 3600 SF| 35600 SH 4000 SF O 20 5l ! \ GENERAL NOTES:
| SELLERS AVENUE DEDICATION
6.788 SF . T . 50 45 45 0L r 8. 5E bR S Ch St W SOE Tt
T
[ Tk = - = ‘ b .
/ 92 DANVILLE, CA 94526
: g [ I o R=30 . ' | 925) 743-8000
wo | COOLCRESTDRIVE ~ $f& =3 oL a ol |l o
i 66 ; i 5.699 SF A1 i 2. APPLICANT: DENOVA HOMES
3,600 SF g : p n T X 20 I 1500 WILLOW PASS CT
: : - "o CONCORD, CA 94520
EMERSON RANCH 5 i E : 80 E 3600 SF 3,620 SF \ 5 : | | (925) 685-0110
E. 2 g bl - H - : : |
NEIGHBORHOOD 28 Tl 'é g 9 R 94 E 80 80 #e L l 3 CIVIL ENGINEER:  CARLSON, BARBEE & GISSON, INC.
SUBDIVISION 9348 : H g #0005 4.000 SF 48 = 3 PARCEL G L [ 2633 CAMINO RAMON, SUITE 350
& A} & & w0 4,000 SF 4000 57 OPEN SPAGE Lol SAN RAUON, CA 04563
B L o wf] < , o) 8784 5F I L | 1 (925) 866-0332
= s | o8 8 3 a0 W CITY OF - =TT [ A
; ] | 4 SOLS ENGNEER: ENGEO, INC.
= 4.000 SF 4000, 5 4 4 OF O‘AKLEY il : | 2010 CROW CANYON PLACE, SUITE 250
‘ - 3600 SF 3600 SF s - SAN RAMON, CA 94583
5 | 80 piahﬁlz ig Depafh nent I I = | (925) 866-9000
9 8 02 if | <
4000 SF 4000 5 180 o | | 5. LAND AREA SUMMARY:
3,600 SF 3,600 F i | = LOT AREA
; ‘ \‘ L =970 AC
% 80 80 — - MAR [} l_ ZD IE If= : = | PARCEL A — OPEN SPACE = 0.14 AC
0m 2 91 | & — PARCEL B — OPEN SPACE =091 AC
g o g PARCEL C — WATER QUALITY & UTILITY CORRIDOR = 0.87 AC
4,000 SF 4,000 SF : 45 3 36 ik | o
80 g ; 4000 5 4000 < i w PARCEL D — OPEN SPACE/ENTRY MONUMENT = 0.08 AC
T h ¢ REC E IVED I : | PARCEL G — OPEN SPACE - 0.20 AC
5] ) I ; ] ) S = IN-TRACT STREETS = 471 AC
2 90 =f oge a /—579 PARCEL E } | | GILBERT SUB—TOTAL RESDENTIAL AREA =158 AC
4000 SF g o 37 FUTURE COMMERCIAL SITE —— | 032-081-016 CYPRESS ROAD DEDICATION = 0.49 AC
3,600 SF 3600 SF 781ACE I | SELLERS AVENUE DEDICATION = 0.93 AC
= : : Lo SUBDIVISION 9033 PARCEL E — FUTURE COMMERCIAL SITE = 781 AC
) a0 80 Lo | PARCEL F — OPEN SPACE = 016 AC
2 408090 & 4 o i } I TOTAL AREA = 2590 AC
7 : : 4000 SF 4,000 5 | : [ 6. TOTAL NUMBER OF LOTS = 104
80' 2 T ;
3,600 SF . M 80’ 80 t I [ 7. DENSITY: 104 UNITS / 1581 AC = 658 DU/AC
B0 “ B B 2 B 39 ‘ E 8 LAND USE:
4,000 SF . :
s w B 40005 HOD0SE ‘F | | EXISTING:  VACANT LAND
? s H 80 65 LEVEE EASEMENT N Favor oF | || | PROPOSED: SINGLE FAMILY RESIDENTIAL / COMMERCIAL (PARCEL E)
_H 5, %7 - o CITY OF OAKLEY 10 REMAIN T 5 Tl
0 “H “ 4367 SF s @ 3887 5F 43 | } | EXISTING: P~1 (PLANNED DEVELOPMENT)
75 5 i } | l PROPOSED: P-1 (PLANNED DEVELOPMENT)
4,768 SF il 10, GENERAL PLAN:
‘ | i | EXISTING:  COMMERCIAL
45 OFFER OF DEDICATION FOR| PROPOSED: MULTI-FAMILY LOW / COMMERCIAL (PARCEL E)
PUBLIC ROAD " | i i,
50° 45 4 } | | WATER: DIABLO WATER DISTRICT
CYPRESS ROAD DEDICATION SEVER: IRGNHOUSE SANITARY DISTRICT
gg:%ﬂ OF DEDICATION FOR PUBLIC 71,334 S 1 ‘[ | STORM DRAIN: CITY OF OAKLEY
5 ;| el L = 2, GAS & ELECTRIC:  PGAE
79 8003 8l = 8 = 8% 843 8 B P HONE: AT&T
. OPEN SPACE 4317 SF | 4115 5F | 3688 5F| 4,082 5 | 4,085 5F | 3504 SF| 3529 F | 4,085 5F o g a5 | } |
2 3625 5F ) st 51 187 8 12. PROJECT SITE APN: 037-192-031 (PORTION)
85' 50° 50° 45 50° o83 110 e T —— =1
‘ / I 13. MULTIPLE FINAL MAPS MAY BE FILED ON THE LANDS SHOWN ON THIS MAP.
L S 14. GRADING SHOWN IS PRELIMINARY AND SUBJECT TO CHANGE DURING FINAL
DESIGN. PAD GRADES SHOWN ON SITE DEVELOPMENT PERMIT PLANS MUST BE
IN_ SUBSTANTIAL CONFORMANCE WITH THOSE DEPICTED ON THE APPROVED
2 T e TENTATIVE MAP.
R/W 56 R/ R/ R/W 45 R/ R
25 LOT NUMBER ¢ T
100 LOT DIVENSION 5.5 18 i 18" A 5 5 18' '.E 18" L85
s/ S/W S/W PARCEL G
—— = = ——  PROJCT BOUNDARY
PROPOSED RIGHT OF WAY 0.5—={{=—
EMERSON RANCH - SUBDIVISION 9398
PROPOSED LOT LINE - = 2. R
PROPOSED FACE OF CURB CITY OF OAKLEY CONTRA COSTA COUNTY CALIFORNIA
——————— EXISTING EASEMENT TYPICAL STREET SECTION (56' R/W) TYPICAL STREET SECTION (46.5' R/W) : 0 60 180 240 —
NOT TO SCALE NOT TO SCALE Carl_son‘ Barbee .
AT & Gibson, Inc.
CIVILENGINEERS « SURVEYORS « PLANNERS T -1
I RN 2673 CAMING RAMON, SUITE 350 025 06002 I . 1
e Ova Ol I IeS R SAH RAMORI CALIFORINA 4583
J SCALE: 1"=60 DATE: FEBRUARY 18, 2016 OF § SHEETS

T,
(GIBTE-11ACADATMATMO.DWG



TN GoLA
oy ’ rﬁl@ o
LAKE /PARK i EMERSON RANCH 4 ' L Eif
Sl : NEIGHBGRHGOD 4 : Iw_‘!’lt_il -
N ; ‘ SUBDNVISION 9350 ; T
Sy A i e - S - —— NEBEST 95270 i - -
B _ S/
i oY A
o S oty
A ' G T
4 RV g
K R A 4 %41,
] SN
<, //'E:{ 4 //
. P 'QI ’'e
. - ‘&, o’
I i
RS ‘Ql/?étg/// o
o VE e BT
#r% LE 2N pmsor mepndes L3030
e LBE TABLE
i [ 3 0/._--_-, - No | seammg | LENGM
e
[ é 4 L1 | NoD23eE | 3419
T ; [T X |
o T 12 | wamzasye | 1635
I i v ml 1
! Wt 13 | wsrazaee | soor
| Sigaal
P H
: [RTEEE § | .
| N |
| ey |)
1 (R S S
| RN S
i i I
| ' EMERSON RANCH IQ . ! :
: i e b LEGEND;
NEIGHBORHOOD 2B : THRHE Ul LEGEND:
—: SQBDIVISSDN 9348 ¢ . } ) l : I{ — = e m— PROJECT BOUNDARY
: 3 e e e ADJACENT PARCEL UNE
B ‘ ai | .
_ ik e —— Tt B VL N (1 E N EXISTING EASEMENT LINE
e |
[==H : PARCEL D EXSTING CONTOUR LNE
g (23 M4)
' : : 2520 ACE
‘ o1 b
- b ] oy
P = sl
e h bl =
!
=t =] S
| sl o .
S i = FLOOD ZONE;
fal B
i i ; ZO0HE X (SHADED}:  AREAS OF 500 YEAR FLOOD. AREAS GF 100 YEAR FLOOD WITH
ET ;M T B apsioehED - AVERAGE EEPTHS LESS THAN 1 FOOT OR YSTH ORAINAGE AREA
158 ) R SB3 LESS THAN | SCUIRE MLE; AKD AREAS PROTECTED BY LEVEES
o o _ '
o l | s SOURCE: FLOOD INSURANCE RATE MAP PANEL 05013C 0360
ol o h
i{:j I DATER: ANE 16, 2000
o i ] |
|
C ]
P ! : 65" LEVEE EASEMENT N FAYOR OF
o | TITY OF DAKLEY PER '
i ;K 2010-0247048 OR. T0 REMAR
by :
i IR l|
Fy A i
Py . 1 ' 3
-1 . L
: ! = 45' OFFER OF CEDICATION 11
i U | TOR FRLUC ROAD PER -
by B T 7008-102940 O.R.
h .y | TG REMAW
b : x '; OFFER. 6F DEDICATION FOR PUBLIC
e L ROAD PER 2008-102933 OF.
: '
H i
1 e

NBGUTIE™W 65152 |

rrmert—p e ER ) STt e}

ST =L S i
<X BT

i, —

o e—
NEGIEZZ W, 7495,

i
NBIT167W. 32049

L]

Fred

WOODBURY

EXISTING CONDITIONS
EMERSON RANCH - SUBDIVISION 9398

CITY OF OAKLEY ~ CONTRA COSTA COUNTY CALIFORNIA

180' 40 SHEET NO.
Carlson, Barbee
& Gibson, Ing.
CI¥IL ENGIMEERS » SURVEYORS + PLAMMERS TM- 2
2633 CAMING RAMON, SUITE 350 1925) 8650322
BAN RAMOR, CALIFOIRMNIA 345R3
OF 5§ SHEETS

smontmemrerewemem—
G781 1ACATATIATIA00. NG



EMERSON RANCH
MEIGHBORHOOD 28
SUBDIVISION 9348

EMERSONRANCHWAY oo

“BEE-

3

a1

<F

33

3

X

S

&
e

i
'E
iy i
o
Iy
:i ?’E i
} et ]
;éh Lk
Heof @
5 Lr
r]né =
5 1%
‘5’1 a
\:‘
l i

0.75%

i e I

F s

T

'“»"_“g_g";::::f‘;{:::::::::*m

T

¥
e e e s e o
S B

BB

e P

LAKE/ PARK

Iy
e e e Ex]:%}fff [: j - : :
Al P — W [ ——EBEFy———— -
I HA R DU S S SRR P WINDDRIFT WAY ars - ﬂ+
EMERSON RANCH : IA
SR MEIGHBORHOOD 4 ot
i Q , SUBDIVISION 9350 P
EAE ; o
éﬁ_{& E
tfyT SRR
AN Sl
e ) i 1
3 " ﬁ.9+ E,9+ SA‘EI+ 5,$+ 6,9+ 5.9+ E.9+
2 3 4 5] g 7 8 |
P 6.2 P62 P 6.2 P 6.2 P &2 P a2 P&z
E STREET i
o e = : e i
A 75—t 5% _0_757me|—0 TS?—mﬂ m——D 75§—~n L7 0. TH—
T - f B35 ot g ss Gt 1
PARCEL A ; - o = &
GRADE TO DRAN L2 g o8 e F— e s g S
7 (G A ——— = i
s T T TR i
) 4 Gy (L) ©B W/ LOW-FLOW SUMP | X : HIM
60 , AL PUMP T0 WATER QUAUTY | : [ o
P B0 I HeR é@_*_ R & AREAS "f HIGH FLOW BWAsz Psgi PS‘!Z PSE} ] Eé
; (@R PARGEL G "é 4 o] B
: BN /Q‘; is
B d 1 SRRBIR 4 | ¥ HS
2 =z | . AR d _GR _0..
3 | - TREATED = AN - <
| WATER N ! 31 §
I L % o] Ples
) WO AREA SRy
| R 45 R 4.0 e
j oo RORAS )
£ R 7 BB SERET — IR R T
= - AT 1 WA T / r\%}\ =) ovsx—yl—O—_&; —E s 4—————5 :
f ] ) :
£ 2 Zf/( = =T GILBERT
; P \ 032-081-016
PARCEL G GRADE DIRT SWALE

;B 55 STUB 10 FUTURE

COMMERCIAL SITE

O DRAN {0.5% HN)

SHOWN ON THIS TENTATVE

P,
MAP REPRESENT THE GRADE AT THE

OF A 1% SLOPING PAD

PARCELE
FUTURE COMMERCIAL SITE
*
+ By
-~ CRAE DIRT SHALE 107 107
g 70 DRAIN {0.5% WN) g
g
o Ble
&= 5
) 5 3 B CRADE
g HINCE UNE
+ DN, 3 DN L) -/ SO
78 Y o0
ROUGH GRADE PAD DETAIL
| FLAT. 31 SLOPE NOT 10 SCALE
10 EX CROUND
A

EMERSON
RANCH WAy

SECTION G
HOT 1O SCALE

1" FLAT & %1 SLOPE
WHERE NECESARY

L
snuuuwm\%
+ AT 15' FRONTAGE I
31 WA _\ EX 2.0%

AD CYPRESS'_h

SECTION H
NOT 10 SCALE

LEGEND:

e PROJECT BOUNDARY
P76 APFROXIMATE PAD ELEVATION
b EXISTING CONTOUR LINE
; EXISTING SPOT GRADE
STORA DRAIN
SANITARY SEWER

— W WATER LINE
L] HANHOLE
L] CATCH BASIN
- TEMPORARY SWALE
e RETANING WALL

o 60

SCALE: 1"=6('

CITY OF OAKLEY CONTRA COSTA COUNTY CALIFORNIA
Flll!lﬂlliltlIIi[HIIIEIlIIII[IIIIIIIIIIIIIII! T & Gbson o il
& Gibson, Inc.
il LI¥IL EMGIMNEERS « SURVEYORS » PLANNERS TM - 3
2631 CAMIHG RAMOM. SUITE 350 (925) BE6-D222
SAM RAWCH CALIFORMIA 54587
DATE:; FEBRUARY 18, 2016 OF 5 SHEETS

— PRELIM]

SUBBIVISION 5033

SELLERS AVENUE

WOODBURY

NARY GRADING &

UTILITY PLAN
EMERSON RANCH - SUBDIVISION 9398

uw

FENCE O RETAM 1" MAX
WOOD FENCE —._ / {1 FLAT & 2:1 SLOPE

PAD

AT LOTS 90-93)

SECTION A
HGT 70 SCALE

15 WOODBURY
SOUNDWALL

1.0°-1.5" RET WALLE

SECTION B
NGT TO SCALE

u
i
¥ FENCE T0 RETAIN ' MAX
WooD FENCE\} / {1 FLAT & 2.1 SLOPE

o PA!J AT LOTS 10-14)

SECTION C
HOT 1O SCALE

EXISTRG
R,
45" SELLERS AVE R/W DECICAYION

[d
PERIMETER
wm\

10" TP EX 20' LEVEE 15

MATCH £
L arou

1" FLAT

BT NAX
PAD \ o

2.0%

FG 11.04 /
EXISTING LEVEE
TO REMAIN

SECTION D
NOT TO SCALE

[
FUTURE COMMERCIAL
SOUNDWALL—\ f——‘——“ﬂg

HATCH EX GROUND

GRADE DIRT SWALE
TO DRAIN (0.5% Mibt)

SECTION E
NOT TO SCALE
'iﬁ
1" FLAT & 3:1 SLOPE; SOUKOWALL
WHERE NECESARY
EMERSON £X 20%

RANCH WAy

SECTION F
HOT T0 SCALE

GIRTE-1 HACADITMITMOZ.DWG




EMERSON RANCH
NEIGHBORHOOD 2B
SUE_D_]VISION 9343

LAKE/PARK

P 1\

65

66

61

68

=

69

~——px %0 (R

PARCEL F
_OFENSPACE
1o

LEGEND;

LOT HUMBER

LOT BIMENSION

PROJECT BOUNDARY
PROPOSED RIGHT OF wWaAY
PROPOSED LOT LINE
PROPOSED FACE OF CURB

o

EMERSON RANCH - SUBDIVISION 9398

CITY OF OAKLEY
60 180"
R

] 56 o
I WL : c'rc‘ sostgoss ®
EMERSON RANCH I |
NEIGHBORHOOD 4 g |
SUBDIVISION 9350 B : . E‘582015‘r o
(60 LOTS) = w0
i | &= 0§ s
{ O H 4886 i
l o=d F
g 8 a2
....................... E = (90 . 438?-",381; -
WINDDRIFT WAY @ g “ '92. -’
58 50 55 53 50 50 50 50 a7 . 4I359%4$ _m
P NEIGHBORMOOD & 2 .
; . . . . . . . , 8 97
g 539 8 536 & B8 8 Bl 530 & 298 5B 5278 526 | €
5521 §F 4750 5 4TS0S [ 4750SF | 4990 5F | 4750 SF | 47505 | 47505 | e7sow | sde o = x| HI. 525
2 F  oamEsF
58’ 50 50 5¢° ES 9z
g| I 15
3 [ 7 8 %
PARCEL A i - 16
. - 'E'STREET
...... e e e T E—— l',l
\g’%ﬁ / = = T 0
B e e \ T e
5 52 3! 55 | s L&
63 62 ;
S PARCEL & _ 19
T Tt . WATER QUALITY & UTILITY CORRIDOR .
A e 29 2% 2 25
20
9 j : RIVE
% : X
: ' PARCEL G
M OPEN SPACE
ey
93 % ﬁ ] PARCEL D
[ = 1 FUTURE COMMERCIAL STTE
1w
=l
) Ll

MR
DATE: FEBRUARY 18, 2016

oo SELLERSAVENUE. . — oo

EEMAH‘?

GILBERT
-032-081-01%
SUBDIVISION 9033

WOODBURY
NEIGHBORHOOD 4 ADJUSTM

CONTRA.COSTA COUNTY CALIFORNIA

ENTS

TTTTITN

Carison, Barbes
& Gibson, Inc,

hex VL EHGHEERS » SURVEYORS » PLANNERS

2633 CAKIND RAMON, SLITE 350
SANRANOHN, CALIFORRA 84583

(92%) 455-0322

SHEET HO.

T™-4

Of 5 SHEETS

GABYB-1 1 ACALNTMTHCA DWYG



LEGEND

COOLCREST DRIVE

LANDSCAPE & BIO RETENTION AREA DETAIL

NOT TO SCALE

NOTE:

SANDY LOAM SOIL MIX SHALL HAVE MINIMUM
LONG TERM PERCOLATION RATE OF 5"/HOUR.

|
1
i 25 LOT NUMBER
PROPOSED RIGHT OF WAY
15 | PROPOSED LOT LINE
E [ PROPOSED FACE OF CURB
6 g | - e OMA BOUNDARY
| BIO-RETENTION AREA
< | | »
] | [ DM 1 DRAINAGE MANAGEMENT AREA
= AL
17 =0 IMP 1 INTEGRATED MANAGEMENT PRACTICE — BIORETENTION AREA
m
| ik
1 L VARIES
|
| ‘ SEE LANDSCAPE PLANS
1]
B i I i | \ .
| e e
| DO A ULEH
| 2* CLASS 2 PERM OVER DRAIN PIPE 6" CLASS 2 PERM
| 4" PERFORATED UNDERDRAIM PIPE (SOR 35) UNDER DRAIN FIPE
|

MAXIMUM TREATMENT FLOW-
WATER SURFACE ELEVATION

OUTLET STRUCTURE
/ (FIELD INLET)

LANDSCAPE AND
BI0 RETENTION .
AREA FLOR S —Z——L _MNE_PONGNG _
0.35% I

FILTRATION MEDIA

HIGH FLOWS
(10 YEAR STORM)

18" SANDY LOAM

2" CLASS 2 PERM
OVER DRAIN PIPE

S U T
4" PERFORATED UNDERDRAIN PIPE t

22 YA T Tt TP AL
025

LOW FLOWS
(TYPICAL STORM)

6" CLASS 2 PERM
UNDER DRAIN PIPE

[TNTTTITTITTTITTTITIT
\

(FLOW)

18" STORM DRAIN
(TO SHEARWATER
WAY)

CONCEPTUAL OUTLET STRUCTURE
NOT TO SCALE

LAKE /PARK EMERSON RANCH
NEIGHBORHOOD 4
SUBDIVISION 9350
& &
63 62
64 61
65
66 H % 95
EMERSON RANCH =
NEIGHBORHOOD 28 67 E H o o 94 1
SUBDIVISION 9343 3: : i @ 7
A
o
B 68 - 9
= : H § 4 34
5 6 : 1
99 92 g
E :J E 3 46 35 =
=z 70 a5 1] E fg
o 1
A : 100 91 w
o : m i s 36 iz
= I & o
5] q H
90 oy 5 FUTURE
2 COMMERCIAL SITE
B P
88 Il )
87 g 41
'D' STREET
79 80 81 ) 8 8
CYPRESS ROAD
NOTE;
DRAINAGE MANAGEMENT AREA SUMMARY B—
«  VALUES IN THE TABLE ABOVE ARE ESTIMATED BASED UPON THE
AVAILABLE INFORMATION AT THE TIME OF THIS TENTATIVE MAP.
PRIVATE IMPROVEMENTS PUBLIC IMPROVEMENTS TREATMENT AREA
«  CALCULATIONS ASSUME FRONT AMD BACKYARDS WILL HAVE A
AREA | IMPERVIOUS AREA | PERVIOUS AREA | IMPERVIOUS AREA | PERVIOUS AREA | REQUIRED | PROVIDED C-VALUE OF 0.3 (307% HARDSCAPE & 707 LANDSCAPE).
1D (SF) (SE) (SF) (SF) (SF) (SF) +  REQUIRED TREATMENT AREAS CALCULATED USING THE 4% RULE WITH
DMA 1 277,367 145,173 185,157 57,184 19,310 20475 A FACTOR OF 1.0 FOR IMPERVIOUS AREAS AND 0.1 FOR PERVIOUS

AREAS (CONTRA COSTA COUNTY IMP SIZING ToOL).

i

0

T
SCALE: 1"=60'

- WOODBURY
PRELIMINARY

STORMWATER CONTROL PLAN

EMERSON RANCH - SUBDIVISION 9398

CITY OF OAKLEY

CONTRA COSTA COUNTY

CALIFORNIA

60 180" 240
A

Carlson, Barbee
& Gibson, Inc.

GIVIL ENGINEERS « SURVEYTORS = PLANNERS

SHEET NO.

M
DATE: FEBRUARY 18, 2016

2633 GANING RAMON, SUITE 350
SAN HAMON, CALIFGRNIA 84583

(825 B66-0372

OF 5 SHEETS

B8T6-11\ACADITMITMOS DWG

T™-S




EMERSON RANCH WAY

PARK / LAKE

BENY

49

R

50

51

52

53

54

55

56

57

58

59

43

k]

47

1

16

35

B’ STREET

45

36

'C' STREET

37

LX)

38

42

39

40

ki

30

29

28

27

26

25

24

23

22

COOLCREST DRIVE

COMMERCIAL SITE

COOLCREST DRIVE

[ 19 I

2

18 |

21

LEGEND

[ Hoa RESPONSIBILITY — PRIVATE LANDSCAPING & SOUNDWALLS

[ T HoA RESPONSBILITY — PRIVATE LANDSCAPING (FRONT YARD LANDSCAPING)

] crD#2 RESPONSIBILITY — PUBLIC LANDSCAPING & SOUNDWALLS
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o ; 7 7 79 80 81 82 8
evRy |
MONUMENT
CYPRESS ROAD
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EMERSON RANCH

MAINTENANCE RESPONSIBILITIES
NEIGHBORHOOD 6 - WOODBURY

DATE: FEBRUARY 18, 2016

CITY OF OAKLEY CONTRA COSTA COUNTY CALIFORNIA
50' 150" 200' o
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cvIL . = PLANNERS
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ENTRY MONUMENT

2|

SEE DETAIL, SHEET L5 i?!;ﬁgf[?([‘)TPE}:\N\{TI:E
CORRIDOR ENTRY ~ ___ PARCEL 'B' STREET ENTRY PILASTER & FENCE )
TRER, TYPICAL TREE, TYPICAL SEE DETAIL, SHEET LS
PROJECT ENTRY PRELIMINARY PROPOSED PLANT PALETTE
i SS]-[;:EI.:_FTI‘OI_ZI BOTANICAL NAME COMMON NAME sze WATER USE
o) | GTREET TREES
Gl | ‘ KOELREUTERIA PANICULATA GOLDENRAIN TREE 24" BOX MEDIUM
ENHANCED | |
PAVING AT . | PISTACIA CHINENSIS CHINESE PISTACHE 24" BOX VEDIUM
PROJECT ENTRY :fww,‘ | |
. @ . | SCREENING TREES
= — . i | | LAURUS NOBILIS GRECIAN LAUREL 24" BOX LOW
WATER QUALITY & ' CORRIDOR
‘LJTI.l"I:r‘Y’ (' ORRIPDR |‘ PLATANUS lmol.m LONDON PLAME TREE 24" BOX MEDIUM
PARCEL 'B' SEE SHEET L3 ;
ENTRY TREES
OLEA EUROPAEA 'SWAN HILL' FRUITLESS OLIVE 24 0K VEDIUM
: O PYRUS C. CHATICLEER' FLOWERING PEAR 24" BOX MEDIUM
|
'i NOTES:
I: (3 ALL TREES SHALL BE PLANTED AND STAKED PER CITY STANDARDS.
2. RCOT BARRIERS SHALL BE INSTALLED ON ALL TREES WHICH ARE
PLANTED WITHIN 10" OF PAVEMENT, FOUNDATIONS OR FOOTINGS.

EMERSON RANCH WAY

SOUND WALL SEE
DETAIL SHEET L6

N L

L ACCENT TREE,

~ STREET TREE,
N TYPICAL TYPICAL
GRAPHIC SCALE SOUND WALL SEE
0 80 120 180 DETAIL SHEET Lo
- ( IN FEET ) -

1 inch = 60

—— SOUND WALL ‘

3. ALL PLANTING AREAS SHALL BE MULCHED TO A MiINMUM DEPTH OF 3.

SELLERS AVENUE

EES— PEDESTRIAN it 4. REFER TO CIVIL ENGINEER'S PLANS FOR STORM WATER MANAGEMENT
3 s CALCULATIONS, ALL BI0-FILTER PLANTERS LANDSCAPED PER SWPPP
| ‘1 | | ENTRY BROW, - REQUIREMENTS,
i y . — - ) S— | . “ b 4 |
SE[: DETAIL | 5, LANDSCAPE SHALL COMPLY WATH CITY'S CURRENT WATER-EFFICIENT
PARCEL 'B' CORRIDOR SHEET L5 [ y LANDSCAPE ORDINANCE:
| | A TOTAL AREA OF HIGH WATER USE PLANTINGS WILL BE IRRIGATED
- TREE, TYPICAL | | WITH LOW-VOLUME SPRAY MEADS.
\ . PR B. AT LEAST B0% OF NON-TURF AREA 1S NATIVE OR LOW WATER USE
1 SCREENING TREE, PLANTS (LOW WATER USE PLANTINGS * 82%),
TYPICAL : | €. AL SHRUB AND GROUNDCOVER PLANTING AREAS SHALL BE

| AUTOMATICALLY IRRIGATED PER CiTY STANDAROS. USING
BUBBLERS OR DRIP METHODS,

0. PLANTS T0 BE GROUPED BY HYDROZONES AMD IRRIGATED BY
SEPARATE VALVES.

CONTROLLER SHALL BE ET-BASED, AND HAVE RAIN SHUT-OFF,

|

[

| | E,

' ALL PLANT MATERIAL AND LANDSCAPE ELEMENTS WITHIN VISION

[ TRIANGLES NOT 10 EXCEED 3.5 FROM THE GROUND.

7. AL ABOVE-GROUND UTILITIES, INCLUDING BACKFLOW PREVENTION
OEVICES, FIRE DEPARTMENT CONNECTIONS, AND POST IKDICATGR
VALVES, SHALL BE SCREENED ON THREE SIDES WITH LANDSCASE.

PEDESTRIAN ENTRY
BROW SEE DETAIL
SHEET L5

CYPRESS ROAD

ENHANCED PAVING FUTURE
AT PEDESTRIAN COMMERCIAL SITE
CROSSINGS

RIPLIEY
@)

LANDSCAPE ARCHITECTURE
LAND PLANNING

et
1615 BONANZA STREF T
S sunE e
S WALNUT CREEK, CA 94596
S 9259387377
FAX: 9259387430

Preliminary Landscape Plan

Woodbury

Oakley,

DENOVA HOMES
California

February 22, 2016

L1




3 H ENHANCED PAVING AT H
TRAFFIC CIRCLE

60

ENHANCED 6'-0" GOOD
NEIGHBOR FENCE

ENHANCED PAVING AT
PROJECT ENTRY

SCREENING TREE. SEE
TREE PLANTING SHEET L1

ENTRY FENCE. SEE
ELEVATION D, SHEET L5

CONCRETE SIDEWALK
PER CIVIL ENGINEER

ENHANCED 6'-0" GOOD
¢ NEIGHBOR FENCE

FLOWERING ENTRY
STREET TREE. SEE TREE \ _ . 5 ¢ : g \
PLANTING SHEET L1 4 1iak e A w

ENHANCED PAVING AT
KEYMAP PEDESTRIAN CROSSWALKS

SHEARWATER WAY @

SELECTED: STONE, TO
MATCH ARCHITECTURE

GRAPHIC SCALE

0 10 20 30
{ IN FEET }
Linch = 10 1t

RIPLEY I DENOVA HOMES iz} '.' OOdbury
LANDSCAPE ARCHITECTURE . .
LAND PLANNING Oakley, California
1615 BONANZA STREET
SUITE 314

WALNUT CREEK, CA 94596

TEL: 9259387377 P roj ect E ntry February 22, 2016

FAX: 9259387436
L2




ENHANCED PAVING
AT PROJECT ENTRY

ENTRY FENCE, SEE
DETAIL SHEET L5

FLOWERING ENTRY
STREET TREE. SEE TREE
PLANTING SHEET L1

N
GRAPHIC SCALE
0 20 40 60
{ IN FEET )

L inch = 20 f

CORRIDOR ENTRY -
TREE. SEE TREE
PLANTING SHEET LI

CORRIDOR TREE.

SEE TREE PLANTING

SHEET L1
BIOFILTER, TYPICAL -

BRIDGE CULVERT
SEE SHEET L6

PARCEL 'B' STREET -
TREE. SEE TREE
PLANTING SHEET LI

SCREENING TREE. ——— __|

SEE TREE PLANTING
SHEET L1

e

|

ENHANCED PAVING
AT TRAFFIC CIRCLE

ENTRY MONUMENT

ENHANCED PAVING
AT PEDESTRIAN
CROSSINGS

6-0" CONCRETE
WALK

\
\
|
Weesss

ENHANCED 6'-0" GOOD
NEIGHBOR FENCE

PRELIMINARY PROPOSED PLANT PALETTE

]

BOTANICAL NAME COMMON NAME 8IZE 'WATER USE
SHRUBS
AGAVE ATTERUATA FOX TAIL AGAVE 5 GALLON Low
ALOE PLICATILIS FAN ALCE 5 GALLON Low
ARBUTUS U, 'COMPACTA' COMPACT STRAWNERRY TREE 5 GALLON Low
ARCTOSTAPHYLOS HOWARD MCMINN' MANZANITA 5 GALLON Low
ARTEMISIA CALIFORNICA CALIFORNIA SAGEBAUSH | GALLON Low
BOUTELOUA GRACILIS 'BLONDE AMBITHON' BLUE GRAMA | GALLON Low
CAREX PANSA CALIFORNIA MEADOYW SEDGE | GALLON Low
FESTUCA MAIRE( ATLAS FESCUE | GALLON LOw
GAURA LINDHEIMERN "WHIRLING BUTTERFLIES" BUTTERFLY GAURA | GALLON LowW
KNIPHOFIA ‘LITTLE MAID" LITTLE MAID POKER PLANT | GALLON LOW
LUPINUS EXCUBITUS GRAPE 5004 LUPINE. | GALLGN LOW
MUHLENBERGIA PINK FLAMINGD' PINK FLAMINGO MUHLY 5 GALLON Low
MUHLENBERGIA RIGENS DEER GRASS 5 GALLON Low
PENNISETUM SPATHIOLATUM SLENDER VELDT GRASS | GALLON LoW
AIHUS INTEGRIFOLIA LEMONADE BERRY 5 GALLON Low
GROUNDCOVERS

S| LYGEUM SPARTUM FALSE ESPARYO GRASS LOW
| GALLON o 36" 0.C.
BOTANICAL NAME COMMON NAME WATER USE
BHAUBS - BIO-SWALE
JUNCUS PATENS RUSH MEQIUM
| GALLON o 36" O.C.

RIPLEY

LANDSCAPE ARCHITECTURE
LAND PLANNING

1615 BONANZA STREET

SUITE 314

WALNUT CREEK, CA 94396

TEL: 9259387377

FAX: 9259387436

= DENOVA HOMES i}

Parcel 'B' Enlargement

Woodbury

Oakley, California

February 22, 2016

L3




6'-0" GOOD NEIGHBOR

f FENCE

i 2
[ |
= \
ENHANCED 6'-0" GOOD
\ NEIGHBOR FENCE
b
6'-0" GOOD NEIGHBOR : {
FENCE W/ GATE, TYPICAL * : |
; ; > b p
50" CONCRETE WALK STREET TREE. SEE TREE PORCH PER CONCRETE DRIVE W/ SCORE L CONCRETE ENTRY WALK,
PLANTING SHEET L1 ARCHITECTURE PLANS PATTERN UNIQUE TO PLAN STYLE & SCORE PATTERN
TYPE UNIQUE TO PLAN TYPE
ACCENT TREE. SEE PLANT
PALETTE SHEET L8
GRAPHIC SCALE
0 10 20 a0
( IN PEET )
1 inch = 10
s - DENOVA HOMES = Woodbury

LANDSCAPE ARCHITECTURE
LAND PLANNING Oakley,

1615 BONANZA STREET
SUITE 314

Preliminary Landscape Typical

FAX' 9259387436

California

February 22, 2016
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ROTE: VERIFY FINAL MATERIAL
SELECTIONS WITH
PRIOR TO INSTALLATION

=z

ENTRY PILASTER WITH
LOSO PLAGUE. DESIGN
TBD

{—— STONE VENEER TO BE
SELEGTED: STONE, TO
MATCH ARCHITECTURE

SCALE: 28" = I-0°

NOTE: VERIFY FINAL MATERIAL
SELECTIONS WITH DEVELOPER
PRIOR TO INSTALLATION

PRECAST CONCRETE NALL CAF

ENTRY PILASTER NITH
Loso DESISN
TBD.

2.

ENTRY PILASTER

SCALE: 3/3" = |'-0"

ELEVATION

NOTE: VERIFY FINAL
MATERIAL SELECTIONS

WITH DEVELOPER FRIOR

TO INSTALLATION

— FINISH 6RADE

&-0"

ENTRY FENCE

METAL FENCE PANELS
COLOR TBD

SCMLE: U2' = 10"

ELEVATION

NOTE, VERIFY FINAL MATERIAL
SELECTIONS WITH
PRIOR TQ INSTALLATION

PRECAST CONCRETE WALL CAP

STONE VENEER TO BE
SELECTED: STONE, TO
MATCH ARCHITECTURE

FF g T ey
* € 3

ENTRY MONUMENT o

oM .

A

B NOTE:
ok e

DETAIL A A FaCn
n [

TREE TYIE Sk B CR TR S
Bl vy |

3 I AT TEN PRL IR FREATED
Fags o

T oA B
™

CHNTER TREE & PT |

C# 4D 05 NT
06 nge

BHOVE. LT 1 TOEE 0% T

RECOHPACTID RATNE 10K

wor £

T T "
| THLLE PLANTING
o e Roan| DET AN |5

STONE VENEER TO BE
SELECTED: STONE, TO
MATCH ARCHITEGTURE

TREE SPECIFICATIONS

raioprr e

B PR s T st ) Bas W 9] s Bt ) P ke
N T T -

¥ U e ey sl b enats & ot sy i e e e

e = PR
| asTisg
2 ’“"\‘ PRI ATIONS

RIE L1

LANDSCAPE ARCHITECTURE
LAND PLANNING

1615 BONANZA STRELT

SUTTE 314

WALNUT CREEK, CA 94596

LEL: 9259387377

FAX: 9259387436

" DENOVA HOMES

Preliminary Details

S FINISH
GRADE

KEYMAP

Woodbury

Oakley, California

February 22, 2016
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INSTALL STONE VEREER ON
AND

COLUMNS
COLUMN, STONE VENEER TO BE SELECTED,
STONE TO MATCH ARCHITECTURE
PRECAST PRECAST CONCRETE WALL PANELS
CONCRETE CAP W STUCCO FINISH TO MATCH
EXISTING COMMUNITY WALLS

CCIMM& ARE EVERY (125' O.C. MAXIMUM,
EVERY CORNER VISIBLE FROM TRACT BOUNDARY TO WALL HAS STONE
VENEER COLUMN (ON PROJECT SIDE),

[VEd

P T o NDARY 10 MALL HAG & o
¥ FROM TRACT BOUNDARY TO TONE VENEER.
PRECAST SOUNDWALL SCALE, 378" = 10" 4. ELEVATION DEPICTS MALL FACING FUBLIC STREETS.
W/ STONE PILASTERS o -

NOTES: ALL HARDAARE TO BE GALVANIZED.
WOOD TO BE CONSTRUCTION GRADE X
CEDAR, OR IPE

2°%X4° TOP RAIL - EASE ALL EDSES
TURNEUCKLE W COMPRESSION
FERRULES, TYP. - ALTERNATE

AT ENDFOSTS 4°X4" WOOD POSTS - DRILL 1/8" HOLES

FOR WIRE AT MIDPOSTS

2/32" GALVANIZED HWIRE
AT 378" ocC.. TYP.

FINISH GRADE
OR FINISH
SURFACE

CREEK BED PLANTINGS

GOOD NEIGHBOR FENCE SCALE 2 = 10* ENHANCED GOOD NEIGHBOR FENCE SCALE 12 8 10" BRIDGE CULVERT W/ RAILING  scar 125 1o

o4~

GRAPHIC SCALE

0 80 120 180
( IN FEET )
1 inch = 60 ft

RIPLEY

] DENOVA HOMES ] ' v 00 dbury
LANDSCAPE ARCHITECTURE

LAND PLANNING Oakley, California
1615 BONANZA STREET
SUITE 314

= L ® o
i Preliminary Details
FAX: 9259387436 L6




PRELIMINARY PROPOSED PLANT PALETTE

CRAFTSMAN STYLE ELEVATIONS

PRELIMINARY PROPOSED PLANT PALETTE

TRADITIONAL STYLE ELEVATIONS

PRELIMINARY PROPOSED PLANT PALETTE

FARMHOUSE STYLE ELEVATIONS

PRELIMINARY PROPOSED PLANT PALETTE

COTTAGE STYLE ELEVATIONS

| GALLON @ 36" 0.C

| GALLON & 36" O.C.

BOTANICAL NAME COMMON NAME 8IZE WATER USE BOTANICAL NAME COMMON NAME 81ZE WATER USE BOTANICAL NAME COMMON NAME BIZE WATER USE BOTANICAL NAME COMMON NAME 8iZE WATER USE
ACCENT TREES ACCENT TREES ACCENT TREES ACCENT TREES
CERCIS OCCIBENTALIS WESTERN REDBUD 15 GALLON Low LAGERSTROEMIA INDICA 'NATCHEZ' CRAPE MYRILE 15 GALLON Low PRUNUS €. KRAUTER VESUVIS PURPLE-LEAF PLUM 15 GALLON Low ACER PALMATUM JAPANESE MAPLE 15 GALLON MEDUM
ACHELLIA MILLEFOLIUM COMMON YARROW | GALLON LOW ACANTHUS MOLLIS BEAR'S BREECH 5 GALLON WEDIUM ABELIA G, ‘PROSTRATA OWARF GLOSSY ABELIA 5 GALLON VEDIUM ABELIA G. PROSTRATA" DWARF GLOSSY ABELIA 5 GALLON MEDIUM
AGAPANTHUS AFRICANUS LILY-OF -THE-KILE | GALLON MEDIUM ALYOGYNE NUEGELN BLUE HIBISCUS 5 GALLON LOW AGAPANTHUS "TINKER BELL' LILY-OF - THE-NILE | GALLON MEDIUM ABUTILON HYBRIDUM FLOWERNG MAPLE 5 GALLON MEDIM
BUDDLEJA DAVIDI BUTTERFLY BUSH 5 GALLON LOW ASPARAGUS DENSIFLORUS MYERS MYERS ASPARAGUS 5 GALLON MEDIUM BUKUS JAPGNICA BOXWO0D | GALLON MEDIUM ACACIA COGNATA ‘COUSIN ITT' COUSIN ITT ACACIA 5 GALLON Low
CAREX DIPSAGEA AUTUMN SEODGE | GALLON WEDIM CHOISYA TERNATA MEXICAN ORANGE 5 GALLON MEDIM COLEONEMA PULCHELLUM 'SUNSET GOLD'  GOLDEN BREATH OF HEAVEN 5 GALLON MEDIUM AZALEA ‘SCUTHERN INDICA' SUN AZALEA 5 GALLON MEDUM
CALAMAGROSTIS “KARL FOERSTER' FEATHER REED GRASS | GALLON LOW EUONYMUS J, 'MICROPKYLLUS' BOXLEAF EUOHYNUS 5 GALLON LOW DIETES IRIDIODES FORTNIGHT LILY | GALLON Low BERBERIS THUNBERGI 'CRIMSON PYGMY' JAPANESE BARBERRY 5 GALLON MEDIUM
CHRYSANTHEMUM MAXIMUM SHASTA DAISY | GALLON MEDIM GERANIUM “JOHNSON'S BLUE" GERANIUM | GALLON MEDIUM ESCALLONIA ‘FRADESI ESCALLONIA 5 GALLON MEDIUM BUDBLESA DAVIDII BUTTERFLY BUSH 5 GALLON Low
DIETES BICOLOR FORTHIGHT LiLY | GALLON LOW HEMERGCALLIS HYBRIDS DAYLILY | GALLON VEDIUM FATSIA JAPOKICA JAPANESE ARALIA 5 GALLON MEDIUM CAMELLIA SASANGUA CAMELLIA 5 GALLON MEDIUM
ECHIUM CANDICANS PRIDE OF MADEIRA 5 GALLOK Low LIGUSTRUM J. “TEXANUM JAPANESE PRIVET 5 GALLON MEDIUM HEUCHERA 'KEY LIME PIE CORAL BELLS | GALLON LOW CLIVIA MINIATA BUSH LILY | GALLON MEDIUM
ERIGERON KARVINSKIANUS SANTA BARBARA DAISY | GALLON LOW NANDINA D. "GULF STREAM' GULF STREAM BAMB00 | GALLON LOW ILEX VOMITORIA ‘RANK DWARF YAUPGH HOLLY | GALLON Low DIETES BICOLOR FORTNIGHT LILY | GALLON oW
GREVILLEA ‘NOELLI WOOLY GREVILLEA 5 GALLON Low OLEA E, ‘LITTLE OLIF DWARE OLIE 5 GALLON Low LAVAKDULA A. ‘MUNSTEAD' ENGLISH LAVANOER | GALLON Low HELICTOTRICHON SEMPERVIRENS BLUE OAT GRASS 1 GALLON Low
HELICTOTRICHON SEMPERVIRENS BLUE AT GRASS | GALLON Low PHORMIUM ACK SPRATT' NEW ZEALAND FLAX | GALLON Low LIGUSTRUM J. TEXANUM' JAPANESE PRIVET 5 GALLON MEDIUM HEUCHERA ‘CHOCOLATE VEIL' CORAL BELLS | GALLON Low
KNIPHOFIA UVARIA ‘BLAZE' RED HOT POKER | GALLON Low PITTOSPORUM WHEELER'S DWARK DWARF TOBIRA | GALLON MEDIUM LIRIOPE GIGANTEA GIANT LILY TURF | GALLON MEDIUM LIRIGRE MUSCAR! UILYTURF | GALLOK MEDIUM
LAVANDULA A. 'MUNSTEAD' ENGLISH LAVANDER | GALLON Low PODOCARPUS GRACILIOR FERN PINE 5 GALLON MEDIUM LOROPETALUM. C. ‘RAZZLEBERAY RED FRINGE FLOWER 5 GALLON Low LORDPETALUM CHINENSE CHINESE FRINGE FLONER 8 GALLON oW
WUHLENBERGIA RIGENS DEER GAASS 5 GALLON LOW POLYGALA DALMASIANA SWEET PEA SHRUD 5 GALLON MEDIUM NEPETA FAASSENNI CATMINT 1 GALLON Low NANDINA D. 'COMPACTA' DWARF HEAVEKLY BAMBOO 5 GALLON LowW
PEROVSKIA ATRIPLICIFCLIA RUSSIAN SAGE | GALLON Low RHAPHIDLEPS 1, "BALLERINA INOIA HAWTHORN | GALLON Low PHOTINIA FRASERI RED-LEAF PHOTING 5 GALLON MEDIUM NEFETA FAASSENNI CATMINT | 6ALLON LOW
ROSA ‘CECILE BRUNNER' CECILE BRUNNER ROSE 5 GALLON LOW ROSA 'MEIDELAND WHITE' WHITE SHAUB ROSE 5 GALLON WEDIUM PRUNUS 'BRIGHT B TIGHT' BAIGHT B TIGHT LAUREL 5 GALLON LOW OSMANTHUS FRAGRANS SWEET OLIVE 5 GALLON MEDIUM
ROSMARINUS CFFICINALIS 'TUSCAN BLUE TUSCAN BLUE ROSEMARY 5 GALLON Low SESLERIA AUTUMNALIS AUTUMN MOOR GAASS | GALLON MEDIUM AOSA FLOWER CARPET PINK' GROUNDCOVER ROSE | GALLON MEDIUM PHORMIUM ‘RAINBOW MAIDEN" NEW ZEALAND FLAX 5 GALLON Low
RUDBECKIA FULGIDA ‘GOLDSTURM' BLACK-EYED SUSAN I GALLON WMEDIUM STACHYS BYZANTINA LAME'S AR | GALLON LOW SALVIA NEMOROSA 'CARADONNA' CARADDNAA MEADOW SAGE | GALLON Low PIKUS MUGO PUMILIO DWARF MUGO PINE 5 GALLON Low
SOLLYA HETEROPHYLLA BLUEBELL CAFEPER | GALLON LOW TEUCRIUM CHAMAEDRYS TRAILING GERMANDER | GALLON LOW SYRINGA VULGRRIS COMMON LILAC 5 GALLON Low RHAPHIOLEPIS . 'WHITE ENCHANTRESS' INDIA HAWTHORN | GALLON LOW
XYLOSMA €, 'COMPACTA' COMPACT XYLOSMA 5 GALLON Low WESTRINGIA R. "MORNING LIGHT" COAST ROSEMARY | GALLON LOW VIBURNUM TINUS LAURUSTIRUS 5 GALLON MEDIUM RHODODENDRON PURPLE PURPLE RHODODENDRON 5 GALLON MEDIUM
GROUNDCOVERS GROUNDCOVERS GROUNDCOVERS QROUNDCOVERS
CONVOLVULUS MAURITANICUS GAOUND MORNING GLORY Low MYOPORUM PARVIFOLIM MYOPORUM Low SCAEVOLA ‘WAUVE CLUSTERS FAN FLOWER Low ARCTOSTAPHYLOS . EMERALD CARPET' BEARBERRY LowW

| GALLON o 36 0.C.

| GALLON o 26" O.C,

The Trodilionol style would have o more (milored landscope, using
hedges and Shrub Standards. Shrubs used in these gardens would be
Jopanese Boxwood and Holly which enclose Howerng perenmals such
os Roses, Lavender and Sage.

Craftsman londscopes utihze plant moterials Ihat exemplify the
craltsman tradilion. They would concenltrale on using a combination
of textured folioge and flowering shrubs. We would speeily plants
such as Acacia Cousin ‘I, Sun Azalea, Kaftw Lily and grass-like
plants.

Formhouse landscapes would be typified by o mix of textures ond
folioge colors. A Farmhouse garden weuld contain mare evergreen
shrubs than ofher styles. Typical plants used would include Foxtoil
Fem, Litlle Qlwe, Ceas! Rosemary, ond New Zealond Flox

Cottage londscape would be lypitied by loose mosses of flowenng
shrubs. A Cottage garden would contain more perenniols than the
alher slyles. Typical plants used would include Shosta Daisy,
Black-Eyed Susan, Russian Sage, and Ornamental Grasses,

| — Woodbury

il DENOVA HOMES
Oakley,

LANDSCAPE ARCHITECTURE
LAND PLANNING

1615 BONANZA STREET

SUITE 314

WALNUT CREEK, CA 94596

TEL: 925.938.7377

i 9259387436

California

February 22, 2016
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EMERSON RANCH WAY

PARK / LAKE A/ /| - ‘ o N ‘ ‘

COOLCREST DRIVE

COOLCREST DRIVE

\CDMMERCIAL

SITE ACCESS

SELLERS AVENUE

COMMERCIAL SITE

M COMMERCIAL

‘D' STREET SITE ACCESS

EMERSON RANCH

CONCEPTUAL SITE PLAN
NEIGHBORHOOD 6 - WOODBURY

\o y | CITY OF OAKLEY =~ CONTRA COSTA COUNTY CALIFORNIA
- - - g 5 1 0 HM  Carlson, Barbee

CYPRESS ROAD 00Ot ﬁj@ & Gibson, Inc.

SRR CIVIL ENGINEERS « SURVEYORS « FLANNERS
T A - _—

2533 CAMING RAMGH, SUITE 350 (025) BES 0377
SCALE: 1"=50' DATE: DECEMBER 1,2015 AN RAMON, CALIFORNIA 94583 Wi chandg com

GABTE-11\ACAD'EXHIBITSIXB_CONCEPTUAL SITE PLAN.OWG




EMERSON LAKE
AND PARK

!

N TAMMONTT (AT

EMERSON RAMCH

\y SHBOR
Wi NEIGHBORHOOD 4 NEIGHBORHOOD INDEX MAP
’ SOAE 1= 400
L

EMERSON RANCH — |

NEIGH

GENERAL NOTES:

1. OWNER /SUBDIVIDER:

. CMIL ENGINEER:

o

ACREAGE:

. LAND USE:

o

. ZONING;

BORHOOD 2B

i
T
i ==}

S :ll::“ —
J_é =

COMMERCIAL SITE

SELLERS AVENUE

e ——— T m e oo oo oo o oo romprecnern

AS () ST un) 45 (i) S0 )

BEHOVA HOMES
1500 WILLOW PASS COURT
CONCORD, CA 94520
PHOME: (925) §85-0110
CONTACT: MIKE EVANS

CARLSON, BARBEE & GISSON, INC.
2633 CAMING RAMON, SUITE 350
SAN RAMON, CALIFORNIA 94583
BHONE: (925) B66-0322
CONTACT: ANGELO OBERTELLO

158 ACx

\ HOT OF AT
FACE OF CUFD

TYPICAL LOT SETBACKS

EXISTING - VACANT LAND
FROPOSED — SINGLE FAMILY RESIDENTIAL/COMMERCIAL

EXISTHG — P~1 (PLANNED DEVELOPMENT) DISTRICT — MATCH MEICHBORHOOD 5 STANDARDS
PROPOSED — P—1 (PLANNED DEVELOPMENT) DISTRICT - MATCH NETGHBORHOOD 5 STANDARDS

PRODUCT MLX - WOODBURY LOT COVERAGE - WOODBURY
FLAN NUMSER LOT COUMT  [PERCENT OF TOTA FLAN NUMBER | BLDG FODTPRINT [TVP. LOT COVERAGE]
[ % 250% 1 1.270 5F& [
7 [ 2508 2 1547 SF% 9%
3 25 250% [ 3 1,623 $FE 4511
4 % 2508 [l 1,708 SFE 27
TOTAL 08 [ BURDING FOOTPRINT EXCLUDES FORCHES

CALIFORNIA ROOM NOTES:

PLAN 3. MO CALFORMIA ROOM OM LOTS 40 & 59

ﬂl DeNova Homes
NEIGHBORHOOD 6 - WOODBURY

DEVELOPMENT PLAN
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ROOF: Eagle

‘METAL ROOF: Metal Sales
PAINT: Kelly Moore
STONE: Cultured

THIN BRICK: Cultured

"A" ELEVATION - COTTAGE

WOOPBURY

OAKLEY, CA
DENOVA HOMES
SCHEME aa SCHEME bb SCHEME cc
ROQOF
Concrete Slate Tile 4880 4671 SCB 8802
SHASTA BLEND VILLAGE BLEND NANTUCKET BLEND
TRIM COLOR
Corbels
Eaves
Fascia KM 5799-5
Garage Door KM 4818-5 KM 5818-5 DOWNTOWN
Lap Siding @ Gables KNIT CARDIGAN KETTLEMAN BENNY
Louvered Vents BROWN
Pot Shelf
Trim
BODY COLOR
Sticeo KM 4718-2 KM 5781-3 KM 4684-2
WAGON WHEEL LIGHT TRUFFLE ALOQOF LAMA
ACCENT COLOR
Entry Door KM A75-5 KM 4498-5 KM 5803-3
Shutters CELLAR DOOR DANCING DOGS AMERICAN RIVER
STONE BUCKS COUNTY HUDSON BAY FOG
SOUTHERN LEDGESTONE SOUTHERN LEDGESTONE SOUTHERN LEDGESTONE

REVISION #4: 07/23/15 PROJECT # 2014013.00

FOR EXACT COLORS PLEASE REFER TO MANUFACTURE SAMPLE. © COLORS BY LILY



ROOF: Eagle

‘METAL ROOF: Metal Sales
PAINT: Kelly Moore
STONE: Cultured

THIN BRICK: Cultured

"B" ELEVATION - FARMHOUSE

WOOPBURY

OAKLEY, CA
DENOVA HOMES
SCHEME dd SCHEME ee SCHEME ff

ROOF

Concrete Slate Tile SCB 8805 4883 4602

SEATTLE BLEND HILLSBOROUGH BLEND CONCORD BLEND

‘METAL ROOF (26 gauge) DARK BROWN (44) DARK BROWN (44) DARK BROWN (44)
TRIM COLOR #1

Eaves

Fascia

Kickers KM 5819-1 KM 5819-1 KM 5819-1

Posts ROTUNDA WHITE ROTUNDA WHITE ROTUNDA WHITE

Railing

Trim
TRIM COLOR #2

Board & Batten @ Gables KM 4560-5 KM 4944-3 KM 4498-5

[ iiErsd Mot MEXICAN CHOCOLATE VIKING CASTLE DANCING DOGS
BODY COLOR

Yhusen GINGER PIE BIG BAND DINOSAUR BONE
ACCENT COLOR

Entry Door 'KM A81-5 HLS 4234-5 KM A77-5

Shutters EVENING CITYSCAPE VICTORIA RED BROWN BEAR

REVISION #4: 07/23/15 PROJECT # 2014013.00

FOR EXACT COLORS PLEASE REFER TO MANUFACTURE SAMPLE.

© COLORS BY LILY



ROOQOF: Eagle

‘METAL ROOF: Metal Sales
PAINT: Kelly Moore
STONE: Cultured

THIN BRICK: Cultured

"C" ELEVATION - TRADITIONAL

WOOPBURY

OAKLEY, CA
DENOVA HOMES
SCHEME gg SCHEME hh SCHEME ii
&((Z?olzncrete Shake Tile SCP 8803 SHP 8707 5808
ARLINGTON BLEND SIERRA BLEND TOMBSTONE BLEND

TRIM COLOR

Corbels

Eaves

Fascia

Lap Siding @ Gables ALABASTER BEAUTY ALABASTER BEAUTY ALABASTER BEAUTY

Louvered Vents

Posts

Trim
BODY COLOR

"Corner Boards KM 4719-3 KM 5821-3 KM 4930-3

“Lap Siding HARVEST DANCE SANDPIPER COVE YOUNG COLT .

Stucco
ACCENT COLOR #1 KM 4799-5 KM 4911-5 KM 4946-5

Shutters TREASURE ISLAND DESERT SHADOW SEAWEED WRAP
ACCENT COLOR #2 KM A54-5 KM 5247-5 HLS 4267-5

Entry Door TOPAZ MOUNTAIN KISS CANDY REMINGTON RUST

HIGH DESERT RUSTIC MANOR ANTIQUE RED

IHIN BRICK USED BRICK HANDMADE BRICK USED BRICK

REVISION #4: 07/23/15 PROJECT # 2014013.00

FOR EXACT COLORS PLEASE REFER TO MANUFACTURE SAMPLE.

© COLORS BY LILY



ROOF: Eagle

‘METAL ROOF: Metal Sales
PAINT: Kelly Moore
STONE: Cultured

THIN BRICK: Cultured

"D" ELEVATION - CRAFTSMAN

WOOPBURY

OAKLEY, CA
DENOVA HOMES

SCHEME jj SCHEME kk SCHEME Il
ROOF _ SCP 8802 SHP 8706 5699
Concrete Shake Tile NANTUCKET BLEND CASCADE BLEND CHARCOAL RANGE
TRIM COLOR #1
Corbels
Eaves KM 4589-5 KM A76-5 KM A62-5
Fascia MAMA RACOON LOG CABIN PARKVIEW
Garage Door
Outlookers
TRIM COLOR #2
Siding @ Gables
Louvered Vents KM 4749-5 KM 5783-3 KM 5797-5
*Posts RAINFOREST ZIPLINE VILLAGE SQUARE WOODWARD PARK
Trim
BODY COLOR
3Corner Boards
Lap Siding KM 4730-1 KM 5766-1 KM 5248-1
*Shiigle Siding PEARLY SWIRLY WHISPER RIDGE CREAMY GELATO
Stucco
ACCENT COLOR KM A49-5 KM A70-5 KM A66-5
Entry Door FRUIT YARD ZIN CLUSTER SANTANA SOUL
STONE: WOLF CREEK ECHO RIDGE SEVILLA
’DRESSED FIELDSTONE ’DRESSED FIELDSTONE ’DRESSED FIELDSTONE

REVISION #4: 07/23/15 PROJECT # 2014013.00

FOR EXACT COLORS PLEASE REFER TO MANUFACTURE SAMPLE.

© COLORS BY LILY



COLOR SCHEME aa

Cottage
"A" Elevations

8.4.15

ﬁh DeNova Homes
Woodbury, Oakley

ACCENT COLOR BODY COLOR TRIM COLOR
. Corbels, Eaves, Fascia,
Entry Door, Shutters Stucco Garage Door, Lap Siding @

Kelly Moore #KM A75-5

Kelly Moore #KM 4718-2

Gabels, Louvered Vents, Pot
Shelf, Trim
Kelly Moore #KM 4818-5

Cellar Door Wagon Wheel Knit Cardigan
STONE ROOFING
Cultured Eagle Concrete Slate Tile

Bucks County Southern Ledgestone

4880 - Shasta Blend




COLOR SCHEME bb

8.4.15

Cottage
"A" Elevations

!TIII)eTJOW@LI{omneS
Woodbury, Oakley

ACCENT COLOR BODY COLOR TRIM COLOR
Corbels, Eaves, Fascia,
Entry Door, Shutters Stucco Garage Door, Lap Siding @

Kelly Moore #KM 4498-5
Dancing Dogs

STONE

Kelly Moore #KM 5781-3
Light Truffle

Gabels, Louvered Vents, Pot
Shelf, Trim

Kelly Moore #KM 5818-5
Kettleman

"ROOFING

Cultured
Hudson Bay Southern Ledgestone

Eagle Concrete Slate Tile
4671 - Village Blend




COLOR SCHEME cc

8.4.15

Cottage
"A" Elevations

ﬁh DeNova Homes
Woodbury, Oakley

ACCENT COLOR BODY COLOR TRIM COLQR
Corbels, Eaves, ngcia,
Entry Door, Shutters Stucco Garage Door, Lap Siding @

Kelly Moore #KM 5803-3
American River

STONE

Kelly Moore #KM 4684-2
Aloof Lama

Gabels, Louvered Vents, Pot
Shelf, Trim

Kelly Moore #KM 5799-5

Downtown Benny Brown

ROOFING

Cultured
Fog Southern Ledgestone

Eagle Concrete Slate Tile
SCB 8802 - Nantucket Blend




COLOR SCHEME dd

Farmhouse
"B" Elevations

h’h DeNova Homes
Woodbury, Oakley

BODY COLOR

TRIM COLOR #1

TRIM COLOR #2

Garage Door, Stucco

Kelly Moore #KM 4545-3
Ginger Pie

Eaves, Fascia, Kickers, Posts,
Railing, Trim

Kelly Moore #KM 5819-1

Board & Batten @ Gables,
Louvered Vents

Kelly Moore #KM 4560-5
Mexican Chocolate

ACCENT COLOR

Entry Door, Shutters

Kelly Moore #KM A81-5
Evening Cityscape

8.4.15

Rotunda White

METAL ROOF

ROOFING

Metal Sales (26 Gauge)
Dark Brown (44)

Eagle Concrete Slate Tile
SCB 8805 - Seattle Blend




COLOR SCHEME ee

Farmhouse
"B" Elevations

[TIII)eIQCnmlfiomnes
Woodbury, Oakley

BODY COLOR

TRIM COLOR #1

TRIM COLOR #2

Garage Door, Stucco

Kelly Moore #KM 5828-2
Big Band

Eaves, Fascia, Kickers, Posts,
Railing, Trim

Kelly Moore #KM 5819-1
Rotunda White

Board & Batten @ Gables,
Louvered Vents

Kelly Moore #KM 4944-3
Viking Castle

ACCENT COLOR

Entry Door, Shutters

Kelly Moore #HLS 4234-5
Victoria Red

8.4.15

METAL ROOF

ROOFING

Metal Sales (26 Gauge)
Dark Brown (44)

Eagle Concrete Slate Tile
4883 - Hillsborough Blend




COLOR SCHEME ff

Farmhouse
"B" Elevations

fflll)eIQCnmi}{ornes
Woodbury, Oakley

BODY COLOR

TRIM COLOR #1

TRIM COLOR #2

Garage Door, Stucco

Kelly Moore #KM 4567-3
Dinosaur Bone

ACCENT COLOR

Entry Door, Shutters

Kelly Moore #KM A77-5
Brown Bear

8.4.15

Eaves, Fascia, Kickers, Posts,
Railing, Trim

Kelly Moore #KM 5819-1
Rotunda White

Board & Batten @ Gables,
Louvered Vents

Kelly Moore #KN 4498-5
Dancing Dogs

METAL ROOF

ROOFING

Metal Sales (26 Gauge)
Dark Brown (44)

Eagle Concrete Slate Tile
4602 - Concord Blend




COLOR SCHEME gg

Traditional
"C" Elevations

!TIII)eP%oanELonnes
Woodbury, Oakley

ACCENT COLOR #2

BODY COLOR

TRIM COLOR

Entry Door

Kelly Moore #KM A54-5
Topaz Moutain

ACCENT COLOR #1

Shutters

Kelly Moore #KM 4799-5
Treasure Island

8.4.15

Corner Boards, Lap Siding,
Stucco

Kelly Moore #KM 4719-3
Harvest Dance

THIN BRICK

Corbels, Eaves, Fascia,
Garage Door, Lap Siding @
Gables, Louvered Vents,
Posts, Trim
Kelly Moore #KM 4744-1
Alabaster Beauty

— ROOFING

Cultured
High Desert Used Brick

Eagle Concrete Shake Tile
SCP 8803 - Arlington Blend




ﬂh DeNova Homes
Woodbury, Oakley

ACCENT COLOR #2 BODY COLOR TRIM COLOR
COLOR SCHEME hh Corbels, Eaves, Fascia,
Traditional Corner Boards, Lap Siding, Garage Door, Lap Siding @
. Entry Door
"C" Elevations Stucco Gables, Louvered Vents,
Posts, Trim
Kelly Moore #KM 5247-5 Kelly Moore #KM 5821-3 Kelly Moore #KNM 4744-1
Kiss Candy Sandpiper Cove Alabaster Beauty
ACCENT COLOR #1
Shutters

Kelly Moore #KM 4911-5
Desert Shadow

8.4.15

- THIN BRICK

ROOFING

Cultured

_Rustic Manor Handmade Brick

Eagle Concrete Shake Tile
SHP 8707 - Sierra Blend




COLOR SCHEME ii
Traditional
gr Elevations

!‘fh DeNova Homes
Woodbury, Oakley

ACCENT COLOR #2 BODY COLOR TRIM COLOR
Corbels, Eaves, Fascia,
Entry Door Corner Boards, Lap Siding, Garage Door, Lap Siding @

Kelly Moore #HLS 4946-5
Remington Rust

ACCENT COLOR #1

Shutters

Kelly Moore #KM 4946-5
Seaweed Wrap

Stucco

Kelly Moore #KM4930-3
Young Colt

8.4.15

THIN BRICK

Gables, Louvered Vents,
Posts, Trim

Kelly Moore #KWNM 4744-1
Alabaster Beauty

"ROOFING

Cultured
Antique Red Used Brick

Eagle Concrete Shake Tile
5808- - Tombstone Blend




COLOR SCHEME jj

Craftsman
"D" Elevations

ﬁh DeNova Homes
Woodbury, Oakley

BODY COLOR

TRIM COLOR #1

TRIM COLOR #2

Corner Boards, Lap Siding, Shingle

Siding, Stucco

Kelly Moore #KM 4730-1

Corbels, Eaves, Fascia,
Garage Door, Outlookers

Kelly Moore #KM 4589-5

Siding @ Gables, Louvered
Vents, Posts, Trim

Kelly Moore #KM 4749-5

Pearly Swirly Mama Raccon Rainforest Zipline
ACCENT COLOR
Entry Door
Kelly Moore #A49-5
Fruit Yard o )
STONE ROOFING
Cultured Eagle Concrete Shake Tile

8.4.15

Wolf Creek Dressed Fieldstone

SCP 8802 - Nantucket Blend




COLOR SCHEME kk
Craftsman
"D" Elevations

ﬂh DelNova Homes
Woodbury, Oakley

BODY COLOR

TRIM COLOR #1

TRIM COLOR #2

Corner Boards, Lap Siding, Shingle

Siding, Stucco

Kelly Moore #KM 5766-1

Corbels, Eaves, Fascia,
Garage Door, Outlookers

Kelly Moore #KM A76-5

Siding @ Gables, Louvered
Vents, Posts, Trim

Kelly Moore #KM 5783-3

Whisper Ridge Log Cabin Village Square
ACCENT COLOR
Entry Door
Kelly Moore #KM A70-5
Zin Cluster
STONE ROOFING
Cultured Eagle Concrete Shake Tile

8.4.15

Echo Ridge Dressed Fieldstone

SHP 8706 - Cascade Blend




COLOR SCHEME II

Craftsman
"D" Elevations

lfllljkﬂ\kjvafELonnes
Woodbury, Oakley

BODY COLOR

TRIM COLOR #1

TRIM COLOR #2

Corner Boards, Lap Siding, Shingle
Siding, Stucco

Kelly Moore #KM 5248-1
Creamy Gelato

Corbels, Eaves, Fascia,
Garage Door, Outlookers

Kelly Moore #KM A62-5
Parkview

ACCENT COLOR

Entry Door

Kelly Moore #KM A66-5
Santana Soul

8.4.156

STONE

Siding @ Gables, Louvered
Vents, Posts, Trim

Kelly Moore #KM 5797-5
Woodward Park

ROOFING

Cultured
Sevilla Dressed Fieldstone

Eagle Concrete Shake Tile
5699 - Charcoal Range




Attachment 4

CEQA Finding Discussion for “Emerson Neighborhood 6 — Woodbury (GPA 01-15,
RZ 01-15, VTM 01-15, FDP 01-15, and DR 05-15)”

l. Introduction

The California Environmental Quality Act ("CEQA”) Guidelines sections 15162
through 15164 set forth the criteria for determining the appropriate level of
environmental documentation, if any, to be completed when there is a previously
certified environmental impact report covering a project wherein subsequent
discretionary action is required.

This document explains the appropriate level of environmental review required
for the Emerson Ranch Neighborhood 6 — Woodbury Project (“Woodbury Project”). In
sum, the Woodbury Project requires no additional environmental review or
documentation other than that provided herein since the Project was already adequately
analyzed in the Emerson Property Project Environmental Impact Report (SCH
2007052073) ("EIR") certified by the City in Resoclution No. 105-10 on September 14,
2010. The mitigation measures approved for the Emerson Ranch Project will continue
to apply to the Woodbury Project. No changes or revisions are needed or suggested o
those mitigation measures.

Il CEQA Finding

Any potential significant environmental impacts that may result from the
Woodbury Project have already been analyzed in the EIR. The Woodbury Project does
not include substantial changes that would require major revisions to the EIR due to the
involvement of new significant environmental effects or a substantial increase in the
severity of significant effects already identified in the EIR (CEQA Guidelines section
156162(a)(1)). In addition, there are no substantial changes in circumstances that would
require major revisions to the EIR due to the involvement of new significant
environmental effects or an increase in the severity of previously identified significant
impacts (CEQA Guidelines section 15162(a)(2)). There is no new information of
substantial importance that would change the conclusions set forth in the EIR such that
a subsequent or supplemental EIR or negative declaration would be required pursuant
to CEQA Guidelines sections 15162 or 15163. No changes or additions to the EIR are
required since the Woodbury Project is within the scope of the EIR and as a result, an
addendum need not be prepared (CEQA Guidelines section 15164). Moreover, the
mitigation measures approved for the Emerson Ranch Project will continue to apply to
the Woodbury Project. No changes or revisions are needed or suggested to those
mitigation measures.

][ Evidence to Support Finding

A Description of Changes from Emerson Ranch Project to Woodbury Proiect




The Emerson Ranch Project (140 acres) was approved by the City for 578
single-family residential units and approximately 25 acres (278,046 sq. ft.) of
commercial uses. The EIR analyzed the potential significant environmental effects of
this project and thoroughly analyzed a wide range of project alternatives.

The Woodbury Project is located on the 25 acre site identified for commercial
uses in the Emerson Ranch Project. The Woodbury Project will reduce the commercial
area from 25 acres to 7.8 acres and develop the remainder of the site (approximately 17
acres) with 104 single family units. The Woodbury Project reduces the amount of
commercial space from 278,046 sq. ft. to 83,825 sq. ft.

B. Traffic and Associated Impacts Compared {c the Emerson Ranch Project

To substantiate that the Woodbury Project will result in fewer traffic trips and
associated impacts than the Emerson Ranch Project, a traffic trip generation report was
prepared'. The report conciuded that the Woodbury Project would generate about two
thirds the amount of traffic that was forecasted to be generated by the Emerson Ranch
Project. The report shows that the Woodbury Project would generate 558 fewer trips
during the PM peak hour and 250 fewer trips during the AM peak hour. Because the
Woodbury Project will result in significantly fewer traffic trips, any associated air
quality/greenhouse gas emissions and noise impacts from the Project would decrease
in proportion.

C. Impacts Compared to the Apartment and Commercial Alternative

1. Impacts Related to Hazards, Hydrology/Water Quality/\Water
Supply, and Public Services and Ultilities.

The EIR analyzed not only the proposed project (the Emerson Ranch Project) but
also a wide range of alternatives®. The “Apartment and Commercial Alternative”
analyzed 578 units, 280 apartments and 122,967 sq. ft. of commercial uses. With
respect to residential uses, this Alternative analyzed a total of 858 residential units®.
The apartment and commercial component of this Alternative was assumed to be
located on the same 25 acre site that encompasses the Woodbury Project. The EIR
concluded that this Alternative would have “greater” impacts than the proposed project
on hazards, hydrology/water quality/water supply, and public services and utilities

! See, Comparison of Trip Generation from the Currently proposed Woodbury-Emerson Project
Versus what was Project Previously Studied in the Emerson Ranch Project EIR prepared by
Abrams Associates dated April 18, 2016, attached.

*The EIR analyzed several alternatives with residential uses (and commercial uses) on this 25
acre site (see, p. 5-5 of the EIR, attached). This Finding uses the analysis of the “Apartment and
Commercial Alternative” to provide the most conservative analysis but the other alternatives can
also be used to further substantiate that the Woodbury Project has been adequately analyzed in
the EIR.

3 See, p. 5-26 of the EIR, attached.




because more residents would be generated by this Alternative®. The EIR also
concluded that even though these impacts were “greater” than those same impacts that
may be caused by the proposed project, the impacts could be reduced to the same level
with the same mitigation measures required for the proposed project. Thus, to the
extent the Woodbury project may cause “greater” impacts because it will generate a few
more residents than the proposed project, any impacts that can be associated with this
increase of residents is covered under this Alternative analysis.

While the Woodbury Project will generate 104 additional units than the proposed
project, it will generate 176 fewer units than the Apartment and Commercial Alternative.
Moreover, the Woodbury Project includes only 83,825 sq. ft. of commercial uses
whereas this Alternative assumed 122,967 sq. ft. of commercial uses. The analysis for
the Apartment and Commercial Alternative more than covers the potential impacts that
can be created from an increase in residents by the Woodbury Project (specifically,
hazards, hydrology/water quality/water supply, and public services and utilities). Thus,
no additional analysis is required on these potential impacts for the Woodbury Project.

2. Impacts Related to Traffic.

With respect to traffic, the Woodbury Project would generate 162 fewer AM peak
hour trips and 283 PM peak hour trips than the Apartment and Commercial Alternative.
As already noted, the Woodbury Project will also generate fewer AM and PM peak hour
trips than the proposed project. Thus, no additional traffic analysis is required for the
Woodbury Project.

3. Impacts Related to Air Quality, Noise, Biological Resources,
Geology/Soils, and Historical/Cultural Resources.

The EIR acknowledges that the proposed project and the Apartment and
Commercial Alternative will have “equal” environmental impacts relating to air quality,
noise, biological resources; geology and soils; and historical and cultural resources.
The Woodbury Project falls within the scope of the analysis for the proposed project and
the Apartment and Commercial Alternative. Thus, the Woodbury Project will not have
greater impacts that those already analyzed. Rather, the Woodbury Project will have
fewer impacts than both the proposed project and this Alternative relating to traffic and
those impacts associated with traffic (air quality/greenhouse gas emissions and noise).
Thus, no additional analysis is required on these potential impacts for the Woodbury
Project.

4, Impacts Related to Land UéelAgricuIturaI Resources.

With respect to potential impacts on land use and agricultural resources, the
Woodbury Project will cause a need to amend the General Plan to reduce the
commercial area and increase the residential area. An amendment to the General Plan
does not cause physical impacts to the environment that are required to be analyzed

* See, p. 5-37 of the EIR, attached.




beyond those environmental categories already analyzed in the EIR. As a result, the
Woodbury Project will not change the analysis already included in the EIR for this
potential impact and no additional analysis is required.




Abrams Associates

TRAFFIC ENGINEERING, INC,

April 18, 2016

Mike Evans

Denova Homes

1500 Willow Pass Court
Concord, CA 94520

Re: Comparison of trip generation from the currently proposed Woodbury-
Emerson Project versus what was project previously studied in the Emerson
Ranch Project EIR

Dear Mr. Evans,

This letter was prepared to summarize the comparison of the trip generation from the
previously proposed Emerson Ranch Project to the currently proposed Woodbury
Emerson Project. The currently proposed project includes 671 units which is an
additional 93 single family residential units over what was analyzed as the “proposed
project” in the EIR (the proposed project included 578 units). The currently proposed
project also includes a corresponding reduction in the amount of commercial space
being proposed (83,825 sq. fi. versus the previously proposed 278,046 sq. ft.).

The EIR analyzed a wide range of aiternatives, The Medium Density Clustered
Development Alternative analyzed 564 homes and 50,000 sq. ft. of commercial, the Al
Residential Alternative analyzed 585 homes and 278 apartments, the On-Site School
Alternative analyzed 522 homes, 278,046 square feet of commercial and a 580 student
elementary school, and the Apartment and Commercial Alternative analyzed 578 homes,
280 apartments and 122,967 square feet of commercial. Attached to this letter is Table
5-1 from the EIR showing the trip generation numbers from the proposed project and the
alternatives. The Woodbury project's trip generation numbers fall within the analysis of
the proposed project and alternatives.

Trip generation for development projects are typically calculated based on rates
contained in the Institute of Transportation Engineer's (ITE) publication, Trip Generation
9% Edition. Trip Generation is the standard reference used by jurisdictions throughout
the country for the estimation of potential vehicular trips from proposed developments.
For the estimates of traffic from the revised project we used the exact same trip
generation rates and trip reductions that were used to calculate the trip generation in the
EIR. Please note this assumes that approximately 7% of the retail trips would be
internal projects trips to and from the proposed single family residential neighborhoods.
A summary of the Emerson-Woodbury trip generation comparison is shown in Table 1.

As shown in Table 1, the proposed Emerson-Woodbury project is forecast to generate
about two thirds the amount of traffic that was forecast to be generated by the previously
proposed Emerson Ranch Project that was studied in the EIR. When compared to the
previously proposed project the currently proposed project would generate about 560
less trips during the PM peak hour and about 250 less trips during the AM peak hour,

1875 Olympic Boulevard, Suite 210+ Walnut Creek, CA 94596 - 9725.945.0201 + Fax: 925.945.7966
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Please don't hesitate to contact me if you have any questions about our analysis.

Sincerely,

Stephen C. Abrams
President, Abrams Associates
Registered Traffic Engineer
T.E. License No. 1852
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TABLE 1
WOODBURY EMERSON PROJECT TRIP GENERATION CALCULATIONS
e AM Peak Hour PM Peak Hour
Land Use Cod Size ADT
ode tn | out | Total | In | out | Tota
Project Previously Studied in the EIR
Single Family Homes | 210 578 units 4219 104 | 312 | 416 | 320 ; 188 | 509
Supermarket 854 65,000 sq. f. 3,785 81 52 133 198 | 180 | 388
Shopping Center 820 208,459 sq. ft. 6,441 112 84 196 899 312 611
Fast Food Restaurant | 934 4,587 sq. f, 1,013 51 50 101 36 33 69
Gasoline/Service 18 fueling
Station 44 stations 1,668 58 55 113 64 85 129
Internal Reduction
(Residential to Retail) 939 | 28 | 26 | 54 | 70 | 62 ) 122
EIR Project Trip
Totals 16,085 378 527 905 848 736 | 1,584
Currently Proposed Woodbury-Emerson Praject
Single Family Homes | 210 671 units 4,898 119 357 478 368 218 584
Supermarket 854 56,560 sq. ft. 3,294 71 45 116 173 166 339
Shopping Center 820 27,265 sq. ft. 818 15 11 26 39 41 80
Gascline/Service 8 fueling
Station 944 stations 6596 26 25 51 28 29 57
Internal Reduction 337 8 6 14 17 16 33

(Residential to Retail)

Currently Proposed
Project Trip Totals 9,369 223 | 432 | 655 | 591 | 435 | 1,026

Net Change in

Trip Generation
Compared to the 6,716 | -155 | -95 | -250 | -257 | -301 | -558

Previous EIR
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¢ On-Site School Alternative; and
+ Apartment and Commercial Alternative.

The evaluation of the above project alternatives discusses the potential to reduce the significant
impacts of the proposed project. As shown in Table 5-22 at the end of this chapter, the proposed
project would result in less-than-significant impacts with the incorporation of mitigation
measures for Land Use and Agricultural Resources; Traffic and Circulation; Hazards; Biological
Resources; Geology and Soils; Hydrology, Water Quality, and Water Supply; and Public
Services and Utilities. Historical and Cultural Resources impacts, however, would result in a
significant and unavoidable impact. Although project-level Noise impacts would be reduced to a
less-than-significant level with implementation of mitigation measures, the cumulative noise
impact would remain significant and unavoidable. " In addition, Air Quality impacts associated
with operational project emissions, cumulative contribution to regional emissions, and
cumulative contribution to greenhouse gas emissions would be significant and unavoidable.

The abovementioned alternatives were analyzed in detail as part of the traffic analysis. Table 5-1
presents a description of the land use components and the estimated trip generation for each of
the alternatives.

Table 5-1
Trlp Generatlon for Project Alternatlves
" Number.of Vehicle Trips- .- o 00 fsi el an S B
AM Peak Hour PM Peak Hour
{(8: GO 9: 08 AM) (5 10-6; ()0 PM)
TAlternative -~ Daily Trips © In - -Out - Total "~ “In'' "Out::"Total =
Proposed Project (578 homcs
+ 278,046 sq. ft. of 16,085 378 527 905 848 736 1,584
commercial}
Minimum Density Clustered _
Development Alternative 5752 123 119 442 182 256 638

(564 homes + 50,000 sq. fi.

of commercial)

All Residential Alternative

(585 homes + 278 6,114 134 429 563 436 251 687
apartments)

On-Site School Alternative

(522 homes +278,046 sq. ft 16,249 461 573 1,034 849 749 1,598
commercial + 580 student

elementary school)

Apartment and Commercial

Alternative (578 homes + - '

280 apartme(nts 122,967 12,536 281 536 817 745 564 1,309
sq. ft. of commercial)

It should be noted the project applicant is vested with the right to develop the project site
consistent with the densities included in the existing General Plan, Memoranda of

Understanding, and Development Agreement,

SECTION |- CHAPTER 5 ALTERNATIVES ANALYSIS
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Table 5-15
On-Slte School Alternative Water Demand
FEAR S N ' : Water Demand :
Land Use Type Umts/Acres CRate Estlmatcd Water D .
Smgle Family Homes 522 bU 525 gpd /DU 274,050 gpd 307.2 AFY
Commercial 23.74 acres | 2,250 gpd / acre 53,415 gpd 59.9 AFY
Schoo!’ 6 acres | 1,450 gpd /acre 8,700 9.8 AFY
Parks 10.13 acres | 1,450 gpd / acre 14,689 gnd 16.5 AFY
Total Estimated Water Demand 393.4 AFY
Propased Project Total Estimated Water Demand 416.2 AFY
'School demand rate provided by RBF Consulting.
Note: Calculations based on Senate Bill 610 Water Supply Assessment, Diablo Water District,
June 22, 2007.

Public Services and Utilities

The implementation of the On-Site School Alternative would result in a decreased number of
residents when compared to the proposed project. However, the On-Site School Alternative
would include the construction of an elementary school and would introduce students to the
project area, potentially creating an increased need for public services and utilities (i.e., solid
waste disposal, police services, and fire protection services). Although the need for services
would increase, the same mitigation measures required for the proposed project and collection of
development fees would mitigate impacts to the above areas (similar to the proposed project).
However, under the On-Site School Alternative, impacts related to the provision of adequate
school facilities would be fewer because the alternative would provide an elementary school. In
addition, as noted in Table 5-16, this alternative would result in similar wastewater demand as
the proposed project. Therefore, although potential impacts from this alternative associated with
public services and utilities would initially be somewhat greater, the impacts would be similar
with incorporation of the same mitigation measures as the proposed project.

Apartment and Commercial Alternative

Under this alternative, the commercial component of the proposed project would be reduced
from 23.74 acres to 12.96 acres. The remaining 10.78 acres would include an apartment complex
with up to 280 dwelling units, a recreation center, pool, garages, and on-site parking. An
additional right-in-right-out restricted access to the Apartment Site from East Cypress Road
would be included as part of the Alternative (See Figure 5-2).

This Apartment and Commercial Alternative assumes up to 280 dwelling units instead of 266
dwelling units as seen in Figure 5-2, to be on the conservative side of the analysis. The
remainder of the proposed project would not be changed; therefore, under this alternative, the
proposed project would include a total of 858 residential units and 122,967 square feet of

commercial, including a gas station.

SBECTION T —~ CHAPTER D — ALTERNATIVES ANALYSIS
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Table 522

Comparison of Environmental Impacts from the Proposed Project and Project Alternatives
Resource | Proposed: esidentia
“iArea ~Project - - “Alternative | Alternative |-
LalzidUse Less-Than- _
. ) Significant With Fewer Fewer Fewer Equal Fewer
Agticultural e
) Mitigation
Resources
Less-Than-
T{'afﬁc e%nd Significant With Fewer Fewer Fewer Equal Fewer
Circulation s
Mitigation
Significant and
Unavoidable
Air Quality | (Project-level and Fewer Fewer* Fewer* Equal* Equal*
Cumulative
Emissions)
Significant and
Unavoidable
Noise {(Cumulative Fewer Fewer* Fewer* Greater®* Equal*
Operational
Noise)
Less-Than-
Hazards Significant With Fewer Fewer Greater Cireater Greater
Mitigation
Biological Less-Than-
. Significant With Fewer Fewer Equal Equal Equal
Resotirces N
Mitigation
Geology Lt?ss—Than—
- Significant With Fewer Equal Eqgual Equal Equal
and Soils PRI
Mitigation
Historical |
Cua}]t]L?l'a§ S;ﬁ?;ﬁ;i;gbigd Fewer Fewer Equal* Equal* Equal* |
Resources
Hydrology,
Water i.ess-Than-
Quality, Significant With Fewer Fewer Greater Fewer Greater
and Water Mitigation
Supply
and Slgm‘ﬁ‘cam‘: With Fewer Fewer Greater Equal Greater
Utikities Mitigation
Less Than PP = “Fewer” Equal to PP = “Equal” Greater Than PP = “Greater” |
|
* Significant and unavoidable impact determined for the proposed project would still be expected to occur. '

SECTION | — CHAPTER £ ALTERNATIVES ANALYSIS



Attachment 5

CITY OF OAKLEY
RESOLUTION NO. XX-16

A RESOLUTION OF THE CITY OF OAKLEY CITY COUNCIL MAKING FINDINGS
AND APPROVING A GENERAL PLAN AMENDMENT TO DESIGNATE
APPROXIMATELY 16 ACRES OF AN EXISTING 25 ACRE UNDEVELOPED
COMMERCIAL SITE FROM “COMMERCIAL” TO “MULTI-FAMILY RESIDENTIAL,
LOW DENSITY” FOR THE PROJECT TITLED “EMERSON NEIGHBORHOOD 6 —
WOODBURY (GPA 01-15)” APN 037-192-031 (PORTION)

FINDINGS

WHEREAS, on July 1, 1999, the incorporation of the City of Oakley took effect;
and

WHEREAS, after incorporation, the City adopted the Contra Costa County
General Plan for the Oakley Area as its general plan, the County’s subdivision
ordinance as its subdivision ordinance, and the County’s zoning ordinance as its zoning
ordinance {(Ordinance Nos. 1-99, 17-99, 22-99). Since that time, the City has prepared
its own general plan, as required by Government Code Section 65360; and

WHEREAS, in December 2002, the Oakley City Council adopted the Oakley
2020 General Plan; and

WHEREAS, on January 6, 2015, Michael Evans of DeNova Homes, Inc.
(“Applicant”) submitted an application requesting approval of. 1) a General Plan
Amendment o designate approximately 16 acres of an existing 25 acre undeveloped
commercial site from “Commercial” to *Multi-Family Residential, Low Density” (GPA 01-
15); 2) a Rezone to amend a Planned Unit Development (P-1) District (RZ 01-15); 3) a
Vesting Tentative Map to subdivide approximately 16 acres into 104 single family lots
with associated improvements (TM 01-15); and 4) a Final Development Plan for the
portion of the P-1 District modified by the tentative map (FDP 01-15); and

WHEREAS, on April 16, 2015, the Applicant submitted an application requesting
Design Review approval of house plans and architecture, and a development plan
(neighborhood plotting plan) (DR 05-15); and

WHEREAS, the applications (GPA 01-15, RZ 01-15, TM 01-15, FDP 01-15, and
DR 05-15) make up the project known as “Emerson Neighborhood 6 — Woodbury”
located within the existing Emerson Ranch Subdivision 9032 at the northwest corner of
East Cypress Road and Sellers Avenue and east of Emerson Ranch Way. The site is
zoned P-1 (Planned Unit Development) District. APN 037-192-031 (portion); and

WHEREAS, the Applicant has initiated a request to change the General Plan

Land Use Designation for a portion of the property from Commercial (CO) to Multi-
Family Residential, Low Density (ML) (“project’); and

Resolution No. XX-16 1of3 June 14, 2016




WHEREAS, pursuant to the requirements of the California Environmental Quality
Act ("CEQA"), it has been determined that all of the potential impacts associated with
the proposed project have been adequately analyzed and mitigated in the Emerson
Property Project Environmental Impact Report (SCH 2007052073) (*EIR”"), which was
certified by the Oakley City Councii on September 14, 2010 through adoption of
Resolution 105-10. The mitigation measures included in that EIR will continue to
mitigate the proposed project, and no further environmental analysis is required under
CEQA, and

WHEREAS, on June 2, 2016, the Notice of Public Hearing was posted at Oakley
City Hall located at 3231 Main Street, outside the gym at Delta Vista Middle School
located at 4901 Frank Hengel Way, outside the library at Freedom High School located
at 1050 Neroly Road, and at the project site. The notice was also mailed out to all
owners of property within a 500-foot radius of the subject property's boundaries, to
parties requesting such notice, and to outside agencies. On June 3, 2016, the Notice of
Public Hearing for the Project was duly noticed in the Contra Costa Times, a newspaper
of general distribution; and

WHEREAS, on June 14, 2016, the City Council opened the public hearing at
which it received a report from City Staff, oral and written testimony from the public, and
deliberated on the project. At the conclusion of its deliberations, the City Council took a
vote and adopted this resolution to approve the project, as revised by the City Council
during its deliberations; and

WHEREAS, these Findings are based on the City’'s General Plan and the City's
Zoning Ordinance, and the information submitted to the City Council at its June 14,
2016 meeting, both written and oral, as reflected in the minutes of such meetings,
together with the documents contained in the file for the Project (hereafter the
“Record”).

NOW, THEREFORE, on the basis of the above findings of fact and the entire
Record, the City Council makes the following findings regarding the General Plan
Amendment as shown in “Exhibit A" of this resolution in support of the recommended
approvals:

A. [t has been determined that all of the potential impacts associated with the
proposed project have been adequately analyzed and mitigated in the Emerson
Property Project Environmental impact Report (“EIR”), which was certified by the
Oakley City Council on September 14, 2010 through adoption of Resolution 105-
10. The mitigation measures included in that EIR will continue to mitigate the
proposed project and no further environmental analysis is required under CEQA
(See discussion — Exhibit “B”).

B. The change in Land Use Designation will provide for the orderly, well planned
and balanced growth within the City in that:
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1. Redesignating this site to allow for additional detached single family
residential development in the manner proposed in conjunction with this
General Plan Amendment application would result in a residential density
(5.9 net and 6.6 gross dwelling units per acre) within the range of the ML
designation 5.6 — 9.6 dwelling units per acre) and within that already
existing within the Emerson Ranch Subdivision; and

2. It would serve to reduce the commercial portion to a more feasible size for
development (from approximately 25 acres to approximately 8 acres)
which is more in line with other commercial centers throughout Oakley and
neighboring cities.

BE IT FURTHER RESOLVED THAT, on the basis of the foregoing Findings and
the entire Record, the City Council hereby approves the amendment to the General
Plan as shown in “Exhibit A” of this resolution.

PASSED AND ADOPTED by the City Council of the City of Oakley at a meeting
held on the 14" of June, 2016 by the following vote:

AYES:
NOES:
ABSTENTIONS:
ABSENT:
APPROVED:
Kevin Romick, Mayor Date
ATTEST:
Libby Vreonis, City Clerk Date
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Exhibit A to City Council Resolution
Existing and Preliminary Proposed General Plan Land Use Designations
Emerson Neighborhood 6 - Woodbury (GPA 01-15)

Existing: Commercial Proposed: Multi-Family Residential, Low Density




CEQA Finding Discuséion for “Emerson Neighborhood 6 — Woodbury (GPA 01-15,
RZ 01-15, VTM 01-15, FDP 01-15, and DR 05-15)”

1. Introduction

The California Environmental Quality Act (“CEQA”") Guidelines sections 15162
through 15164 set forth the criteria for determining the appropriate level of
environmental documentation, if any, to be compieted when there is a previously
certified environmental impact report covering a project wherein subsequent
discretionary action is required.

This document explains the appropriate level of environmental review required
for the Emerson Ranch Neighborhood 6 — Woodbury Project (“Woodbury Project’). In
sum, the Woodbury Project requires no additional envircnmental review or
documentation other than that provided herein since the Project was already adequately
analyzed in the Emerson Property Project Environmental Impact Report (SCH
2007052073) ("EIR”) certified by the City in Resolution No. 105-10 on September 14,
2010, The mitigation measures approved for the Emerson Ranch Project will continue
to apply to the Woodbury Project. No changes or revisions are needed or suggested to
those mitigation measures.

1. CEQA Finding

Any potential significant environmental impacts that may result from the
Woodbury Project have already been analyzed in the EIR. The Woodbury Project does
not include substantial changes that wouid require major revisions to the EIR due to the
involvement of new significant environmental effects or a substantial increase in the
severity of significant effects already identified in the EIR (CEQA Guidelines section
15162(a){1)). In addition, there are no substantial changes in circumstances that would
require major revisions to the EIR due to the involvement of new significant
environmental effects or an increase in the severity of previously identified significant
impacts (CEQA Guidelines section 15162(a)(2)). There is no new information of
substantial importance that would change the conclusions set forth in the EIR such that
a subsequent or supplemental EIR or negative declaration would be required pursuant
to CEQA Guidelines sections 15162 or 15163. No changes or additions to the EIR are
required since the Woodbury Project is within the scope of the EIR and as a resulf, an
addendum need not be prepared (CEQA Guidelines section 15164). Moreover, the
mitigation measures approved for the Emerson Ranch Project will continue to apply to
the Woodbury Project. No changes or revisions are needed or suggested to those
mitigation measures.

IH. Evidence to Support Finding

A Description of Changes from Emerson Ranch Project to Woodbury Project




The Emerson Ranch Project (140 acres) was approved by the City for 578
single-family residential units and approximately 25 acres (278,046 sq. ft.) of
commercial uses. The EIR analyzed the potential significant environmental effects of
this project and thoroughly analyzed a wide range of project alternatives.

The Woodbury Project is located on the 25 acre site identified for commercial
uses in the Emerson Ranch Project. The Woodbury Project will reduce the commercial
area from 25 acres to 7.8 acres and develop the remainder of the site (approximately 17
acres) with 104 single family units. The Woodbury Project reduces the amount of
commercial space from 278,046 sq. fi. to 83,825 sq. ft.

B. Traffic and Associated Impacts Compared to the Emerson Ranch Project

To substantiate that the Woodbury Project will result in fewer traffic trips and
associated impacts than the Emerson Ranch Project, a traffic trip generation report was
prepared’. The report concluded that the Woodbury Project would generate about two
thirds the amount of traffic that was forecasted to be generated by the Emerson Ranch
Project. The report shows that the Woodbury Project would generate 558 fewer trips
during the PM peak hour and 250 fewer trips during the AM peak hour. Because the
Woodbury Project will result in significantly fewer traffic trips, any associated air
quality/greenhouse gas emissions and noise impacts from the Project would decrease
in proportion.

C. Impacts Compared to the Apartment and Commergcial Alternative

1. Impacts Related to Hazards, Hydrology/Water Quality/Water
Supply, and Public Services and Ulilities.

The EIR analyzed not only the proposed project (the Emerson Ranch Project) but
also a wide range of alternatives®. The “Apartment and Commercial Alternative”
analyzed 578 units, 280 apartments and 122,967 sq. ft. of commercial uses. With
respect to residential uses, this Alternative analyzed a total of 858 residential units®.
The apartment and commercial component of this Alternative was assumed to be
located on the same 25 acre site that encompasses the Woodbury Project. The EIR
concluded that this Alternative would have “greater” impacts than the proposed project
on hazards, hydrology/water quality/water supply, and public services and utilities

' See, Comparison of Trip Generation from the Currently proposed Woodbury-Emerson Project
Versus what was Project Previously Studied in the Emerson Ranch Project EIR prepared by
Abrams Associates dated April 18, 2016, attached.

* The EIR analyzed several alternatives with residential uses (and commercial uses) on this 25
acre site (see, p. 5-5 of the EIR, attached). This Finding uses the analysis of the “Apartment and
Commercial Alternative” to provide the most conservative analysis but the other alternatives can
also be used to further substantiate that the Woodbury Project has been adequately analyzed in
the EIR.

3 See, p. 5-26 of the EIR, attached.




because more residents would be generated by this Alternative*. The EIR also
concluded that even though these impacts were “greater” than those same impacts that
may be caused by the proposed project, the impacts could be reduced to the same level
with the same mitigation measures required for the proposed project. Thus, {o the
extent the Woodbury project may cause “greater” impacts because it will generate a few
more residents than the proposed project, any impacts that can be associated with this
increase of residents is covered under this Alternative analysis.

While the Woodbury Project will generate 104 additional units than the proposed
project, it will generate 176 fewer units than the Apartment and Commercial Alternative.
Moreover, the Woodbury Project includes only 83,825 sq. ft. of commercial uses
whereas this Alternative assumed 122,967 sq. ft. of commercial uses. The analysis for
the Apartment and Commercial Alternative more than covers the potential impacts that
can be created from an increase in residents by the Waoodbury Project (specifically,
hazards, hydrology/water quality/water supply, and public services and utilities). Thus,
no additional analysis is required on these potential impacts for the Woodbury Project.

2. Impacts Related to Traffic.

With respect to traffic, the Woodbury Project would generate 162 fewer AM peak
hour trips and 283 PM peak hour trips than the Apartment and Commercial Alternative.
As already noted, the Woodbury Project will also generate fewer AM and PM peak hour
trips than the proposed project. Thus, no additional traffic analysis is required for the
Woodbury Project.

3. Impacts Related to Air Quality, Noise, Biological Resources,
Geology/Soils, and Historical/Cuitural Resources.

The EIR acknowledges that the proposed project and the Apartment and
Commercial Alternative will have “equal’ environmental impacts relating fo air quality,
noise, biological resources; geology and soils; and historical and cultural resources.
The Woodbury Project falls within the scope of the analysis for the proposed project and
the Apartment and Commercial Alternative. Thus, the Woodbury Project will not have
greater impacts that those already analyzed. Rather, the Woodbury Project will have
fewer impacts than both the proposed project and this Alternative relating to traffic and
those impacts associated with traffic (air quality/greenhouse gas emissions and noise).
Thus, no additionatl analysis is required on these potential impacts for the Woodbury
Project.

4. Impacts Related to Land Use/Agricultural Resources.

With respect to potential impacts on land use and agricultural resources, the
Woodbury Project will cause a need to amend the General Plan to reduce the
commercial area and increase the residential area. An amendment to the General Plan
does not cause physical impacts to the environment that are required to be analyzed

* See, p. 5-37 of the EIR, attached.




beyond those environmental categories already analyzed in the EIR. As a result, the
Woodbury Project will not change the analysis already included in the EIR for this
potential impact and no additional analysis is required.
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April 18, 2016

Mike Evans

Cenova Homes

1500 Willow Pass Court
Concord, CA 94520

Re: Comparison of trip generation from the currently proposed Woodbury-
Emerson Project versus what was project previously studied in the Emerson
Ranch Project EIR

Dear Mr. Evans,

This letter was prepared to summarize the comparison of the trip generation from the
praviously proposed Emerson Ranch Project to the currently proposed Woadbury
Emerson Project. The currently proposed project includes 671 units which is an
additional 93 single family residential units over what was analyzed as the "proposed
project’ in the EIR (the proposed project included 578 units). The currently proposed
project also includes a corresponding reduction in the amount of commercial space
being proposed (83,825 sq. ft. versus the previously proposed 278,046 sq. ft.).

The EIR analyzed a wide range of alternatives. The Medium Density Clustered
Development Alternative analyzed 564 homes and 50,000 sq. ft. of commercial, the All
Residential Alternative analyzed 585 homes and 278 apartments, the On-Site School
Alternative analyzed 522 homes, 278,046 square feet of commercial and a 580 student
elementary school, and the Apartment and Commercial Alternative analyzed 578 homes,
280 apartments and 122,967 square feet of commercial. Attached to this letter is Table
5-1 from the EIR showing the trip generation numbers from the proposed project and the
alternatives. The Woodbury project's trip generation numbers fall within the analysis of
the proposed project and alternatives.

Trip generation for development projects are typically calculated based on rates
contained in the Institute of Transportation Engineer’s (ITE) publication, Trip Generation
9" Edition. Trip Generation is the standard reference used by jurisdictions throughout
the country for the estimation of potential vehicular trips from proposed developments.
For the estimates of traffic from the revised project we used the exact same trip
generation rates and trip reductions that were used to calculate the trip generation in the
EIR. Please note this assumes that approximately 7% of the retail trips would be
internal projects trips to and from the proposed single family residential neighborhoods.
A summary of the Emerson-Woodbury trip generation comparison is shown in Table 1.

As shown in Table 1, the proposed Emerson-Woodbury project is forecast to generate
about two thirds the amount of traffic that was forecast to be generated by the previously
proposed Emerson Ranch Project that was studied in the EIR. When compared to the
previously proposed project the currently proposed project would generate about 560
less trips during the PM peak hour and about 250 less trips during the AM peak hour.

1875 Olympic Boulevard, Suite 210 + Walnut Creek, CA 94596 - 925.945.020T - Fax: 925.945.7366
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Please don’t hesitate to contact me if you have any questions about our analysis.

. Sincerely,

Stephen C. Abrams
President, Abrams Associates
Registered Traffic Engineer
T.E. License No. 1852
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TABLE 1
WOODBURY EMERSON PROJECT TRIP GENERATION CALCULATIONS
ITE AM Peak Hour PM Peak Hour
Land Use Cod Size ADT
oce Irs | Cut l Total In | Out | Total
Project Previously Studied in the EIR ,
Single Family Homes | 210 578 units 4,219 104 312 4186 320 188 509
Supermarket 854 65,000 sq. ft. 3,785 81 52 133 198 190 388
Shaopping Center 820 | 208,459sq.ft. | B441 | 112 | 84 | 196 | 899 | 312 | &11
Fast Food Restaurant | 934 4,587 sq. ft. 1,013 51 50 101 36 33 68
Gasoline/Service 18 fueling i
Station 44 stations 1,666 58 55 113 64 65 129
internal Reduction
(Residential to Retail) 939 | 28 | 26 | 54 | 70 | 52 | 122
EIR Project Trip
Totals 16,085 | 378 527 905 848 736 | 1,584
4 f Currently Proposed Woodbury-Emerson Project
Single Family Homes 210 671 units 4,898 119 357 476 3568 216 584
Supermarket 854 56,560 sq. ft. 3,294 71 45 116 173 166 339
Shopping Center 820 27,285 sq. ft. 818 15 11 26 39 41 80
Gasoline/Service 8 fueling
Station 944 stations 6967 26 25 51 28 28 57
Internal Reduction
(Residential to Retail) 337 8 | 6 | 14| 17 | 16| 3
Currently Proposed
Project Trip Totals 9,369 223 432 655 591 435 | 1,026
Net Change in *
Trip Generation
Compared to the 6,716 | -155 | -85 | -250 | -257 | -301 | -558
Previous EIR ’
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o  On-Site School Alternative; and
e Apartment and Commercial Alternative.

The evaluation of the above project alternatives discusses the potential to reduce the significant
impacts of the proposed project. As shown in Table 5-22 at the end of this chapter, the proposed
project would result in less-than-significant impacts with the incorporation of mitigation
measures for Land Use and Agricultural Resources; Traffic and Circulation; Hazards; Biological
Resources; Geology and Soils; Hydrology, Water Quality, and Water Supply; and Public
Services and Utilities. Historical and Cultural Resources impacts, however, would result in a
significant and unavoidable impact. Although project-level Noise impacts would be reduced to a
fess-than-significant level with implementation of mitigation measures, the cumulative noise
impact would remain significant and unavoidable. - In addition, Air Quality impacts associated
with operational project emissions, cumulative contribution to regional emissions, and
cumulative contribution to greenhouse gas emissions would be significant and unavoidable.

The abovementioned alternatives were analyzed in detail as part of the traffic analysis. Table 5-1
presents a description of the land use components and the estimated trip generation for each of

the alternatives.

Table 5-1
Tnp Geueratlon for Project Alternat:ves
“:Number. of Vehicle Trips - ST R
AM Peak Hour PM Peak Hour
(8 09-9 00 AM) : (S 00 6: OG PM)

L CAlternative - Daily Trips - In 7 -Out™ i Tota) rodn Total:
Proposed Project (578 homes
+ 278,046 sq. ft. of 16,085 378 527 905 848 736 1,584
commercial)
Minimum Density Clustered ‘
Development Alternative 5752 173 319 449 182 256 638
{564 homes + 50,000 sq. fi. ’
of commercial)
All Residential Alternative
(585 homes + 278 6,114 134 . 429 563 436 251 687
apartments)
On-Site School Alternative
(522 homes + 278,046 sq. . 16,249 461 573 1,034 849 749 1,598
commercial + 580 student
elementary school)
Apartment and Commercial
Alternative {578 homes +
280 apartments + 122,967 12,536 281 536 817 745 564 1,309
sq. ft. of commercial)

It should be noted the project applicant is vested with the right to develop the project site
consistent with the densities included in the existing General Plan, Memoranda of

Understanding, and Development Agreement.
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Table 5-1§
On-Site School Alternative Water Demand
" Land Use Type | Units/Acres’| - * . Rate - 7| Estimated Water Demand.
Single Family Homes 522 DbU 525 gpd /DU 274,050 gpd | 307.2 AFY
Commercial 23.74 acres | 2,250 gpd / acre 53,415 gpd 59.9 AFY
School’ 6acres | . 1,450 gpd /acre 8,700 9.8 AFY

Parks 10.13 acres | 1,450 gpd / acre 14,689 gpd 16.5 AFY

Total Estimated Water Demand 393.4 AFY
Proposed Project Total Estimated Water Demand 416.2 AFY

"School demand rate provided by RBF Consulting.

Note: Calculations based on Senate Bill 610 Water Supply Assessment, Diablo Water District,
June 22, 2007,

Public Services and Utilities

The implementation of the On-Site School Alternative would result in a decreased number of
residents when compared to the proposed project. However, the On-Site School Alternative
would include the construction of an elementary school and would introduce students to the
project area, potentially creating an increased need for public services and utilities (i.e., solid
waste disposal, police services, and fire protection services). Although the need for services
would increase, the same mitigation measures required for the proposed project and collection of
development fees would mitigate impacts to the above areas (similar to the proposed project).
However, under the On-Site School Alternative, impacts related to the provision of adequate
school facilities would be fewer because the alternative would provide an elementary school. In
addition, as noted in Table 5-16, this alternative would result in similar wastewater demand as
the proposed project. Therefore, although potential impacts from this alternative associated with
public services and utilities would initially be somewhat greater, the impacts would be similar
with incorporation of the same mitigation measures as the proposed project.

Apartment and Commercial Alternative

Under this alternative, the commercial component of the proposed project would be reduced
from 23.74 acres to 12.96 acres. The remaining 10.78 acres would include an apartment complex
with up to 280 dwelling units, a recreation center, pool, garages, and on-site parking. An
additional right-in-right-out restricted access to the Apartment Site from East Cypress Road
would be included as part of the Alternative (See Figure 5-2).

This Apartment and Commercial Alternative assumes up to 280 dwelling units instead of 266
dwelling units as seen in Figure 5-2, to be on the conservative side of the analysis. The
remainder of the proposed project would not be changed; therefore, under this alternative, the
proposed project would include a total of 858 residential units and 122,967 square feet of
commercial, including a gas station.

SECTION |~ CHAPTER 5~ ALTERNATIVES ANALYSBIS
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Table 5-22

Comparison of Environmental Impacts from the Proposed Project and Project Alternatives
PR R oject/Ne
_Resource | ‘Proposed | Development |
Area | - "Projeet | Alternative:
Lal;idUse . Le.ss-Than—' _
. ] Significant With Fewer Fewer Fewer Equal Fewer
Agricultural e
) Mitigation
Resources
Less-Than-
Tx_'afﬁc a:nd Significant With Fewer Fewer Fewer Fqual Fewer
Circulation e
Mitigation
Significant and
Unavoidable
Air Quality | (Project-level and Fewer Fewer* Fewer*® Equal* Equal*
Cumulative
Emissions)
Significant and
Unavoidable
Noise (Cumulative Fewer Fewer® Fewer* Greater® Equal*
Operational '
Noise)
Less-Than-
Hazards Significant With Fewer Fewer Greater Greater Greater
Mitigation
Biolosical f.ess-Than-
tologle Significant With Fewer Fewer Equal Equal Equal
Resources e
Mitigation
Geology Less-Than-_
; Significant With Fewer Equal Equal Equal Equal
and Soils e
Mitigation
Historical
Cj]?jral Slljg:;f}gi?;bi:d Fewer Fevger Equal* Equal* Equal*
Resources
Hydrology,
Water Less-Than-
Quality, Significant With Fewer Fewer Greater Fewer Greater
and Water Mitigation
Supply
bl 7 et
and Slgm?‘i'canf With Fewer Fewer Greater Equal Greater
Utilities Mitigation
Less Than PP = “Fewer” Equal to PP = “Equal” Greater Than PP = “Greater”
* Significant and unavoidable impact determined for the proposed project would still be expected to occur,




Attachment 6
CITY OF OAKLEY
ORDINANCE NO. XX-16

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF OAKLEY
AMENDING AN EXISTING P-1 (PLANNED UNIT DEVELOPMENT) DISTRICT FOR
THE EMERSON RANCH SUBDIVISION TO ACCOMMODATE A FINAL
DEVELOPMENT PLAN FOR THE PROJECT TITLED “EMERSON NEIGHBORHOQOD
6 — WOODBURY” (RZ 01-15)”

WHEREAS, on January 6, 2015, Michael Evans of DeNova Homes, Inc.
(“Applicant”) submitted an application requesting approval of: 1) a General Plan
Amendment to designate approximately 16 acres of an existing 25 acre undeveloped
commercial site from “Commercial” to “Multi-Family Residential, Low Density” (GPA 01-
15); 2) a Rezone to amend a Planned Unit Development (P-1) District (RZ 01-15); 3) a
Vesting Tentative Map to subdivide approximately 16 acres into 104 single family lots
with associated improvements (TM 01-15); and 4) a Final Development Plan for the
portion of the P-1 District modified by the tentative map (FDP 01-15); and

WHEREAS, on April 18, 2015, the Applicant submitted an application requesting
Design Review approval of house plans and architecture, and a development plan
(neighborhoaod plotting plan) (DR 05-15); and

WHEREAS, the applications (GPA 01-15, RZ 01-15, TM 01-15, FDP 01-15, and
DR 05-15) make up the project known as “Emerson Neighborhood 6 — Woodbury®
located within the existing Emerson Ranch Subdivision 9032 at the northwest corner of
East Cypress Road and Sellers Avenue and east of Emerson Ranch Way. The site is
zoned P-1 (Planned Unit Development) District. APN 037-192-031 (portion); and

WHEREAS, the rezoning application complies with the requirements of the
Oakley Municipal Code ("OMC?) Section 2.4.012 {Rezoning); and

WHEREAS, the Applicant has initiated a request to amend the P-1 (Planned Unit
Development) District zoning for the Emerson Ranch Subdivision (adopted by
Ordinance 18-10) to accommodate the Project's Final Development Plan (FDP 01-15);
and

WHEREAS, pursuant to the requirements of the California Environmental Quality
Act ("CEQA”), it has been determined that all of the potential impacts associated with
the proposed project have been adequately analyzed and mitigated in the Emerson
Property Project Environmental Impact Report (SCH 2007052073) (*EIR"), which was
certified by the Oakley City Council on September 14, 2010 through adoption of
Resolution 105-10. The mitigation measures included in that EIR will continue to
mitigate the proposed project, and no further environmental analysis is required under
CEQA; and
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WHEREAS, on June 2, 2016, the Notice of Public Hearing was posted at Oakley
City Hall located at 3231 Main Street, outside the gym at Delta Vista Middle School
located at 4901 Frank Hengel Way, outside the library at Freedom High School located
at 1050 Neroly Road, and at the project site. The notice was also mailed out to all
owners of property within a 500-foot radius of the subject property’s boundaries, to
parties requesting such notice, and to outside agencies. On June 3, 2016, the Notice of
Public Hearing for the Project was duly noticed in the Contra Costa Times, a newspaper
of general distribution; and

WHEREAS, on June 14, 2016, the City Council opened the public hearing at
which it received a report from City Staff, oral and written testimony from the public,
deliberated on the project, and adopted the resolutions approving the Project’'s General
Plan Amendment, Vesting Tentative Map, Final Development Plan, and Design Review;
and

WHEREAS, these Findings are based on the City’'s General Plan and the City’s
Zoning Ordinance, and the information submitted to the City Council at its June 14,
2016 meeting, both written and oral, as reflected in the minutes of such meetings,
together with the documents contained in the file for the Project (hereafter the
“Record”).

The City Council of the City of Oakley does ordain as follows:

SECTION 1. FINDINGS. Pursuant to Chapter 2.4.012 of the Oakley Municipal Code,
the City Council of the City of Oakley hereby finds and determines as follows:

A. The change proposed will substantially comply with the Oakley 2020 General
Plan in that the proposed amendment to the P-1 (Planned Unit Development)
District in conjunction with the proposed General Plan Amendment to Multi-
Family Residential, Low Density (ML) will allow the project site {o be developed
with additional detached, single-family residential homes in the same style and
similar density to that already existing and approved within the Emerson Ranch
Subdivision.

B. The allowable uses are the same, and the applicable development regulations
are similar to those already permitted in the originally approved P-1 District for
Emerson ranch Subdivision.

C. The Project site of the amended P-1 District is tied to the Project’'s approved
Final Development Plan (Final Development Plan).

SECTION 2. Property Defined and Rezoned.

Pursuant to Section 2.4.012 of the Oakley Municipal Code, the P-1 District for the
following property is amended:
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A. Approximately 140 acres of real property located on the northwest corner of East
Cypress Road and Sellers (known as “Emerson ranch Subdivision), as shown
on the “Exhibit A” attached to this ordinance.

SECTION 3. Applicable Regulations and Standards.

A. The regulations for the use, development, improvement and maintenance of the
property shall be subject to the City's General Plan, Residential Design
Guidelines, Oakley Zoning Ordinance and Municipal Code, and the P-1 District's
associated Final Planned Development Plans, previously approved for
Neighborhoods 1-5, and currently approved for Neighborhood 6 (FDP 01-15):

B. Neighborhood 6 shall be subject to the following development regulations:

. Minimum Lot Size: 3,600 sf.

* Minimum Front Yard Setback: 20’ to garage; 10’ to living space; 5' to
porches

. Minimum Side Yard Setback: 5 for interior lot lines; 10’ for corner side
yard lot lines

o Minimum Rear Yard Setback: 10’

o Projections Into Yards: Pursuant to OMC Section 9.1.1122(g)

C. The Oakley Municipal Code R-6 (Single Family Residential) District development
standards shall apply where this ordinance does not specify a standard.

SECTION 4. California Environmental Quality Act (CEQA).

It has been determined that all of the potential impacts associated with the proposed
project have been adequately analyzed and mitigated in the Emerson Property Project
Environmental Impact Report (“EIR”), which was certified by the Oakley City Council on
September 14, 2010 through adoption of Resolution 105-10. The mitigation measures
included in that EIR will continue to mitigate the proposed project and no further
environmental analysis is required under CEQA.

SECTION 5. Severability.

If any provision of this ordinance or the application thereof to any person or
circumstance is held invalid, the remainder of the ordinance, including the application of
such part or provision to other persons or circumstances shall not be affected thereby
and shall continue in full force and effect. To this end, the provisions of this ordinance
are severable. The City Council hereby declares that it would have passed each
section, subsection, subdivision, paragraph, sentence, clause, or phrase thereof,
irrespective of the fact that any one or more sections, subsections, subdivisions,
paragraphs, sentences, clauses or phrases may be held unconstitutional, invalid or
unenforceable.
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SECTION 6. Effective Date and Posting.

This ordinance shall take effect and be in force thirty (30) days from and after the date
of its passage. The City Clerk shall cause the ordinance to be published within fifteen
(15) days after its passage in a newspaper of general circulation, or by publishing a
summary of the proposed ordinance, posting a certified copy of the proposed office in
the City Clerk’s Office at least five (5) days prior to the City Council meeting at which the
ordinance is to be adopted, and within fifteen (15) days after its adoption, publishing a
summary of the ordinance with the names of the Council Members voting for and
against the ordinance.

The foregoing ordinance was adopted with the reading waived at a regular meeting of
the Oakley City Council on , 2016 by the foliowing vote:

AYES:

NOES:

ABSTENTIONS:

ABSENT:

APPROVED:

Kevin Romick, Mayor Date

ATTEST:

Libby Vreonis, City Clerk Date
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Attachment+

RESOLUTION NO. XX-16

A RESOLUTION OF THE CITY OF OAKLEY CITY COUNCIL MAKING FINDINGS
AND APPROVING A VESTING TENTATIVE MAP (TM 01-15), FINAL
DEVELOPMENT PLAN (FDP 01-15), AND DESIGN REVIEW (DR 05-15) FOR THE
PROJECT TITLED “EMERSON NEIGHBORHOOD 6 - WOODBURY” APN 037-192-
031 (PORTION)

WHEREAS, on January 6, 2015, Michael Evans of DeNova Homes, Inc.
(“Applicant”) submitted an application requesting approval of: 1) a General Plan
Amendment to designate approximately 16 acres of an existing 25 acre undeveloped
commercial site from “Commercial” to “Multi-Family Residential, Low Density” (GPA 01-
15); 2) a Rezone to amend a Planned Unit Development (P-1) District (RZ 01-15); 3) a
Vesting Tentative Map to subdivide approximately 16 acres into 104 single family lots
with associated improvements (TM 01-15); and 4) a Final Development Plan for the
portion of the P-1 District modified by the tentative map (FDP 01-15); and

WHEREAS, on April 16, 2015, the Applicant submitted an application requesting
Design Review approval of house plans and architecture, and a development plan
(neighborhood plotting plan} (DR 05-15); and

WHEREAS, the applications {GPA 01-15, RZ 01-15, TM 01-15, FDP 01-15, and
DR 05-15) make up the project known as “Emerson Neighborhood 6 — Woodbury”
located within the existing Emerson Ranch Subdivision 9032 at the northwest corner of
East Cypress Road and Sellers Avenue and east of Emerson Ranch Way. The TM,
FDP, and DR constitute the “Project” approved by this resolution. The site is zoned P-1
(Planned Unit Development) District. APN 037-192-031 (portion); and

WHEREAS, on February 10, 2016, the project application was deemed complete
per Government Code section 65920 et. seq; and

WHEREAS, the project is designated as Mulfti-Family Residential, Low Density in
the Oakley 2020 General Plan per City Council Resolution No. and zoned P-1
(Planned Unit Development) District per Ordinance No. ; and

WHEREAS, pursuant to the requirements of the California Environmental Quality
Act (“CEQA"), it has been determined that all of the potential impacts associated with
the proposed project have been adequately analyzed and mitigated in the Emerson
Property Project Environmental Impact Report (SCH 2007052073) ("EIR"), which was
certified by the Oakley City Council on September 14, 2010 through adoption of
Resolution 105-10. The mitigation measures included in that EIR will continue to
mitigate the proposed project, and no further envircnmental analysis is required under
CEQA; and

WHEREAS, on June 2, 2016, the Notice of Public Hearing was posted at Oakley
City Hall located at 3231 Main Street, outside the gym at Delta Vista Middle School
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located at 4901 Frank Hengel Way, outside the library at Freedom High School located
at 1050 Neroly Road, and at the project site. The notice was also mailed out to all
owners of property within a 500-foot radius of the subject property’s boundaries, to
parties requesting such notice, and to outside agencies. On June 3, 2016, the Notice of
Public Hearing for the Project was duly noticed in the Contra Costa Times, a newspaper
of general distribution; and

WHEREAS, on June 14, 2016, the City Council opened the public hearing at
which it received a report from City Staff, oral and written testimony from the public, and
deliberated on the project. At the conclusion of its deliberations, the City Council took a
vote and adopted this resolution to approve the project, as revised by the City Council
during its deliberations; and

WHEREAS, these Findings are based on the City's General Plan and the City’s
Zoning Ordinance, the project’s applicable P-1 District, the City of Oakley Residential
Design Guidelines, and the information submitted to the City Council at its June 14,
2016 meeting, both written and oral, as reflected in the minutes of such meetings,
together with the documents contained in the file for the Project (hereafter the
“‘Record”).

WHEREAS, if any term, provision, or portion of these Findings or the application
of these Findings to a particular situation is held by a court of competent jurisdiction to
be invalid, void or unenforceable, the remaining provisions of these Findings, or their
application to other actions related to the Project, shall continue in full force and effect
unless amended or modified by the City; and

NOW, THEREFORE, BE IT RESOLVED THAT, on the basis of the above
findings of fact and the entire Record, the City Council makes the following additional
findings in support of the approvals:

A In regards to approval of the Vesting Tentative Map application (TM 01-15):

1. The proposed tentative map represents a subdivision of land that is
consistent with the applicable General Plan policies and guidelines in that
it results in a density of approximately 6.6 du/ac after road dedication
along East Cypress Road (and excluding the commercial parcel), which is
below the midrange of the density range for the Multi-Family Residential,
Low Density land use designation;

2. Proposed lot sizes and the gross density will mesh well with the existing
residential development within the Emerson Ranch subdivision in that the
current average lot sizes in Neighborhoods 1-5 range from 3,400 square
feet to 6,480 square feet, and the proposed project’s average lot size is
4,063 square feet. As a result of the subdivision, street and frontage
improvements and a sound wall will be constructed along Emerson Ranch
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Way and adjacent to the commercial parcel, as well as at the main project
entry along Shearwater Way; and

3. The main location will provide close pedestrian access to the Emerson
Ranch Park and an attractive physical entry to the neighborhood as
viewed from the park. The sound wall along the commercial property lines
will also be heavily planted with trees, acting as both a visual softening of
the wall and better mitigating any noise created by the future commercial
uses, while allowing for at least two pedestrian accesses to discourage
unnecessary vehicle trips from the project to the future adjacent
commercial uses.

B. In regards to approval of the Final Development Plan application (FDP 01-15):

1. The applicant intends to start construction within two years from the date
of project approval in that the intended start date is spring of 2017;

2. The project is consistent with the General Plan;

3. With the integration of a Homeowner's Association, similar lot size to the
existing neighborhoods within Emerson Ranch, the addition of design
features such as the roundabout at project entry, uniquely scored
driveways, and stamped crosswalks throughout the neighborhood, the
project constitutes an environment of sustained desirability and stability,
and is harmonious with the character of the surrounding neighborhoods.
The residential development proposed with the Final Development Plan
constitutes an environment of sustained desirability and stability, and be in
harmony with the character of the surrounding neighborhood; and

4. All of the above findings justify exceptions (such as development
regulations) from the standard OMC zoning districts.

C. In regards to approval of the Design Review application (DR 05-15):

1. The project design implements many of the residential guidelines when
plotting and designing the homes, and varying setbacks, resulting in a
diverse and interesting streetscape;

2. The design of the homes, along with typical front yard landscaping and
other common area and right of way area of landscaping is mostly
consistent with the adopted Oakley Residential Design Guidelines.
Implementation of the condition of approval requiring more 360 degree
architecture with side and rear elevation enhancements brings the project
into further compliance with the guidelines.

D. The project complies with Measure J Growth Management requirements.
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BE IT FURTHER RESOLVED THAT, on the basis of the above Findings and the
Record, the City Council approves of the Applicant’'s request for approvai of a Vesting
Tentative Map (TM 01-15), Final Development Plan (FDP 01-15), and Design
Review (DR 05-15), subject to the following Conditions of Approval.

Conditions of Approval

Applicant shall comply with the requirements of the Oakley Municipal Code. Any
exceptions must be stipulated in these Conditions of Approval. Conditions of Approval
are based on the applications received by the Planning Division dated January 6, 2015
and April 16, 2015, as well as additional information acquired since that time and made
part of the project file.

THE FOLLOWING CONDITIONS OF APPROVAL SHALL BE SATISFIED PRIOR TO
THE ISSUANCE OF THE FIRST BUILDING PERMIT UNLESS OTHERWISE NOTED:

Planning Division Conditions
General:

1. The Vesting Tentative Map (TM 01-15), Final Development Plan (FDP 01-15),
and Design Review (DR 05-15) are approved, as shown on the plans, date
stamped by the Planning Division on August 17, 2015 (DR packet) and March
1, 2016 (TM and FDP packet), and as modified by the following conditions of
approval, subject to final review and approval by the Community Development
Director.

2. This approval for the Vesting Tentative Map (TM 01-15), Final Development
Plan (FDP 01-15), and Design Review (DR 05-15} shall be effectuated within a
period of three (3) years from the effective date of this resolution by pulling a
grading or building permit and if not effectuated shall expire. Prior to said expiration
date, the applicant may apply for an extension of time pursuant to the provisions of
the Zoning Code. Any automatic extensions applicable to the Vesting Tentative
Map shall also apply to the Final Development Plan and Design Review.
Requests for discretionary extensions shall explicitly request an extension for
each entitlement.

3. All construction drawings submitted for plan check shall be in substantial
compliance with the plans presented to and approved by the City Council on
June 14, 2016.

4. All conditions of approval shall be satisfied by the owner/developer. All costs
associated with compliance with the conditions shall be at the owner/developer's
expense.
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10.

Noise generating construction activities, including such things as power
generators, shall be limited to the hours of 7:30 a.m. to 5:30 p.m. Monday
through Friday, and shall be prohibited on City, State and Federal Holidays. The
restrictions on allowed working days and times may be modified on prior written
approval by the Community Development Director.

The applicant shall ensure all Contractors maintain a neat and orderly
appearance to the work site at all times. Debris and trash developed during
construction shall be disposed concurrently with its generation. Stockpiling of
debris or constructicn materials shall not be allowed unless in secure closed
containers. Streets adjacent to the construction area and its vicinity shall be
swept and kept clean from all debris and trash. Should the Contractor fail to keep
trash and debris from streets, the City representative, at the City representative’s
scle discretion, may elect to have the streets cleaned at the contractor expense.
The City representative may take further steps of shutting down the contractor
operations if further non-compliance with this task is evident by the Contractor.

Should archaeological materials be uncovered during grading, trenching or other
on- site excavation(s), earthwork within 30 yards of these materials shall be
stopped until a professional archaeologist who is certified by the Society of
Professional Archaeology (SOPA) has had an opportunity to evaluate the
significance of the find and suggest appropriate mitigation(s), if deemed
necessary. [f the remains are determined to be that of Native American origin,
procedures will be guided by California PRC 5097 through California’s Native
American Heritage Commission.

All uses proposed on the site shall be in accordance with the uses allowed within
the project’'s P-1 District,

The project shall implement all applicable mitigation measures addressed in the
Emerson Property Project Environmental Impact Report (SCH 2007052073)
(“EIR”), which was certified by the Oakley City Council on September 14, 2010
through adoption of Resolution 105-10.

The applicant shall defend, indemnify, and hold harmless the city or any of its
boards, commissions, agents, officers, and employees from any claim, action or
proceeding against the city, its boards, commissions, agents, officers, or
employees to attack, set aside, void, or annul, the approval of the project. The
city shall promptly notify the applicant of any such claim, action or proceeding.
The city shall have the option of coordinating the defense. Nothing contained in
this condition shall prohibit the city from participating in a defense of any claim,
action, or proceeding if the city bears its own attorney’s fees and costs, and the
city defends the action in good faith.
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Homeowners Association:

11.  The applicant shall formulate a Homeowner's Association as proposed and with
the maintenance responsibilities shown on the Applicant's Plan sheet titled
‘Emerson Ranch Maintenance Responsibilities Neighborhood 6 — Woodbury”
submitted with the proposed Vesting Tentative Map and date stamped March 1,
2016.

Habitat Conservation Plan (HCP):

12.  The project shall implement all applicable mitigation measures included in the
approved Emerson Property Planning Survey Report for which the Emerson
Subdivision project has received Certificates of Coverage.

Development Standards:

13. Development of Neighborhood 6 is subject to the standards adopted in
Ordinance No. , amending the P-1 District.

Parks and Landscaping:

14.  This project has a park requirement of 1.70-acres {neighborhood and community
park acreage). The project does not include dedication or improvement of any
parkland; therefore, the project shall pay in-lieu fees for the entire park
requirement.

15. A mix of evergreen and deciduous trees as well as shrubs and ground cover
shall be planted along the street frontages as specified in the Residential Design
Guidelines per the review and approval of the Community Development Director.

16. A landscaping and irrigation plan for all front yard, right-of-way, parks, open
space, and trail landscaping shall conform to the Oakley Water Efficient
Landscape Ordinance and the Guidelines for Implementation of the City of
Oakley Water Efficient Landscape Ordinance and shall be installed prior to final
occupancy. The plan shall be prepared by a licensed landscape architect and
shall be certified to be in compliance with the City's Water Conservation
Ordinance.

17.  California native drought tolerant plants shall be used as much as possible. All
trees shall be a mix of fifteen-gallon and 24" box; all shrubs shall be a minimum
five-gallon size, except as otherwise noted.

18.  All landscaped areas not covered by shrubs or groundcover shall be covered

with bark or acceptable alternative as reviewed and approved by the Community
Development Director. On slopes greater than 3 to 1, the applicant shall use an
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19.

20.

21.

alternative to bark per the review and approval of the Community Development
Director.

Each residential lot shall have a minimum of two trees within the front yard, plus
corner lots shall have an additional two trees within the corner side yard. At least
one of the front yard trees and both of the corner side yard trees shall be within
the public right of way, adjacent to the sidewalk. The additional front yard tree
may be placed anywhere within the required front yard.

The applicant shall maintain all private landscaping until occupancy.

A street tree plan shall be submitted for review prior to issuance of Building
Permits. The street trees shall be inter-mixed throughout the subdivision, so
there are a variety of trees on every street, per review of the Community
Development Director.

Fences and Walls:

22.

23.

24.

25.

Within the subdivision good neighbor fences shall be constructed of six-foot high
redwood louvered fence with metal posts or acceptable alternative as reviewed

~and approved by the Community Development Director. Fences along corner

side yards of corner lots and other fencing facing a street, such as fencing
spanning the area between the house and side yard fence, shall consist of a
combination of a five foot tall redwood louvered fence with one foot of open
lattice on top. All wood fencing visible from the street shall be stained or painted
on both sides to prevent water damage to the satisfaction of the Community
Development Director.

In order to comply with the adopted City of Oakley Commercial and Industrial
Guidelines, the masonry wall proposed along the border with the adjacent
commercial parcel created by this tentative map shall be at least eight (8) feet in
height. The eight foot wall shall continue along the eastern property line of Lot
86 and the southern property line of Lot 21 until it reaches the rear property line
wallffence of each respective lot.

Sound walls shall attenuate, not just deflect sound. The use of sound absorbing
material should be used for the construction of sound walls per the review and
approval of the Community Development Director.

Anti-graffiti techniques shall be used on sound walls.

Subdivision Design:

26.

Driveway openings shall be a maximum 18’ in width or up to 25% of a lot's
frontage, whichever is more.
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27.

The street names shall be approved by the Community Development Department
and the East Contra Costa Fire District.

Subdivision Disclosures:

28.

29,

30.

The model home complex shall have a copy of the City of Oakley’s General Plan
land use map posted within the sales office or included with the informaticnal
material provided to prospective home buyers.

Where a lot/parcel is located within 300’ of a high voitage electric transmission
line, the applicant shall record the following notice:

“The subject property is located near a high voltage electric transmission line.
Purchasers should be aware that there is ongoing research on possible
potential adverse health effects caused by the exposure to a magnetic field
generated by high voltage lines. Although much more research is needed
before the question of whether magnetic fields actually cause adverse health
effects can be resolved, the basis for such a hypothesis is established. Af this
time no risk assessment has been made.”

When a Final Subdivision Public Report issued by the California Department of
Real Estate is required, the applicant shall also request that the Department of
Real Estate insert the above note in the report.

The following statements shall be recorded at the County Recorder’s Office for
each parcel to notify future owners of the parcels that they own property in an
agricultural area:

“This document shall serve as notification that you have purchased land in an
agricultural area where you may regutarly find farm equipment using local
roads; farm equipment causing dust or blowing sand; crop dusting and
spraying occurring regularly; burning associated with agricultural activities;
noise associated with farm equipment such as zon guns and aerial crop
dusting and certain animals, including equestrian trails as well as flies may
exist on surrounding properties. This statement is again, notification that this
is part of the agricultural way of life in the open space areas of the City of
Oakley and you should be fully aware of this at the time of purchase.

Design Review:

31.

Final design of all applicable homes shall include wrapping any front veneer or
siding either to the fence line (for wainscot) or just beyond the corner and finish
with trim (for full wall veneer and siding).
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32. The architectural elements (e.g. shutters, gable end treatment) proposed for side
and rear elevations at “enhanced lots” shall be installed on all elevations on all
lots.

33.  The house floor plans and setbacks shall match those provided on the approved
Development Plan included with the Vesting Tentative Map submittal.

Energy Efficiency:

34.  Air conditioning condenser units shall be located to take advantage of natural
shade. Condensers should not be placed on the west or south elevation of a
home, unless shade is provided. The location of the condenser shall be added to
all plot plans for review and approval of the Community Development Director.

Waste Management Plan:

35.  The applicant shall submit a Waste Management Plan that complies with the City
of Oakley Construction and Demolition Debris Recycling Ordinance.

Building Division Conditions

36.  Plans shall meet the currently adopted Uniform Codes as well as the newest T-
24 Energy requirements from the State of California Energy Commission. To
confirm the most recent adopted codes please contact the Building Division at
(925) 625-7005.

37.  Prior to requesting a Certificate of Occupancy from the Building Division, all
Conditions of Approval required for occupancy must be completed. When the
Public Works Division and the Planning Division place Conditions of Approval on
the project, those divisions will sign off on the project prior to the request for a
Building division final inspection. Similarly, if the Health Department and/or Fire
Department reviewed and approved the original plans, those departments must
sign off on the project prior to the request for a final inspection by the Building
Division.

Public Works and Engineering Conditions

THE FOLLOWING PUBLIC WORKS AND ENGINEERING CONDITIONS OF

APPROVAL SHALL BE SATISFIED PRIOR TO THE APPROVAL OF A FINAL MAP

UNLESS OTHERWISE NOTED:

General:

38. Submit improvement plans prepared by a registered civil engineer to the City

Engineer for review and approval and pay the appropriate processing costs in
accordance with the Municipal Code and these conditions of approval. The plans
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39.

40.

41.

42.

43.

shall be consistent with the Stormwater Control Plan for the project, include the
drawings and specifications necessary to implement the required stormwater
control measures, and be accompanied by a Construction Plan C.3 Checklist as
described in the Stormwater C.3 Guidebook.

Submit a final map prepared by a licensed land surveyor or qualified registered
civil engineer to the City Engineer and pay appropriate fees in accordance with
the Code and these conditions of approval.

Submit grading plans including erosion control measures and revegetation plans
prepared by a registered civil engineer to the City Engineer for review and pay
appropriate processing costs in accordance with the Code and these conditions
of approval.

Submit landscaping plans for publicly maintained landscaping, including planting
and irrigation details, as prepared by a licensed landscape architect to the City
Engineer for review and pay appropriate processing costs in accordance with the
Code and these conditions of approval.

Execute any agreements required by the Stormwater Control Plan which pertain
to the transfer of ownership and/or long term maintenance of stormwater
treatment mechanisms required by the plan prior to the final inspection of the first
house within the subdivision.

Building permits for house construction shall not be issued until the subdivision
streets serving the lots have been paved. When approved by the Fire District,
temporary access roads and water supply systems may be installed to serve
projects under construction until such time that the permanent access roads or
water supply systems are in place.

Roadway Improvements:

44

Construct the project streets to City public road standards and as shown on the
Tentative Map with the following exceptions:

A. The minimum street grade may be lowered from the standard 1% to
0.75% provided that the project proponent demonstrates that the City's
drainage standards can be achieved.

B. Submit a turning radius exhibit to the City Engineer for review and
approval to illustrate that the ninety-degree turns of project streets can
accommodate the largest expected vehicle to use the streets without the
inclusion of City standard elbows. If the exhibit illustrates that elbows are
necessary to accommodate the expected traffic then they shall be
inctuded in the improvement plans.
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45.

46.

47.

48.

Install traffic calming measures consistent with the City’s Neighborhood Traffic
Management Program. The traffic calming measures shall be included on the
improvement plans and are subject to the review and approval of the City
Engineer.

Install traffic control devices such as stop signs and other signing and striping on
the project streets to the satisfaction of the City Engineer.

Design all public and private pedestrian facilities in accordance with Title 24
(Handicap Access) and the Americans with Disabilities Act.

Submit a phasing plan for the project streets to the City Engineer for review if the
street improvement will be phased. The plan shall include provisions for
emergency vehicle access, temporary turn-around facilities, and access to the
occupied lots.

Road Dedications:

49.  Convey to the City, by Offer of Dedication, the right of way for the project streets.

50. Relinquish abutter’'s rights of access along all non-primary frontages to the
satisfaction of the City Engineer.

51.  Furnish necessary rights of way, rights of entry, permits and/or easements for the
construction of off-site, temporary or permanent, public and private road, utility
and drainage improvements.

Street Lights:

52. Install streetlights along all project streets. The City Engineer shall determine the final
number and location of the lights, and the lights shall be on an LS2-A rate service.
The lights on the project streets shall be decorative with LEDs per City standards.

Grading:

53. Submit a geotechnical report to the City Engineer for review that substantiates
the design features incorporated into the subdivision including, but not limited to
grading activities, compaction requirements, utility construction, slopes, retaining
walls, and rocadway sections.

54. At least one week prior to commencement of grading, the applicant shall post the

site and mail to the owners of property within 300 feet of the exterior boundary of
the project site notice that construction work will commence. The notice shall
include a list of contact persons with name, title, phone number and area of
responsibility. The person responsible for maintaining the list shall be included.
The list shall be kept current at all times and shall consist of persons with
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25.

56.

o7.

58.

99.

60.

61.

62.

authority to indicate and implement corrective action in their area of
responsibility. The names of the individual responsibie for noise and litter control
shall be expressly identified in the notice. The notice shall be reissued with each
phase of major grading activity. A copy of the notice shall be concurrently
transmitted to the City Engineer. The notice shall be accompanied by a list of the
names and addresses of the property owners noticed, and a map identifying the
area noticed.

Grade all pads so that they drain directly to the public street at a minimum of one
percent without the use of private drainage systems through rear and side yards.

Grade any slopes with a vertical height of four feet or more at a slope of 3 to 1.
Retaining walls that may be installed to reduce the slope must be masonry and
comply with the City’s building code.

Submit a dust and litter control plan to the City Engineer prior to beginning any
construction activities. Dust control measures shall be provided for all stockpiling
per the review and approval of the City Engineer.

Submit a haul route plan to the City Engineer for review and approval prior to
importing or exporting any material from the site. The plan shall include the
location of the borrow or fill area, the proposed haul routes, the estimated
number and frequency of trips, and the proposed schedule of hauling. Based on
this plan the City Engineer shall determine whether pavement condition surveys
must be conducted along the proposed haul routes to determine what impacts
the trucking activities may have. The project proponents shall be responsible to
repair to their pre-construction condition any roads along the utilized routes.

Prior to commencement of any site work that will result in a land disturbance of
one acre or more, the applicant shall provide evidence to the City Engineer that
the requirements for obtaining a State General Construction Permit have been
met. Such evidence may be a copy of the Notice of Intent letter sent by the State
Water Resources Control Board. The WDID Number shall be shown on the
grading plan prior to approval by the City Engineer.

Submit an updated erosion control plan reflecting current site conditions to the
City Engineer for review and approval no later than September 1st of every year
while the Notice of Intent is active.

Grade all pad elevations or install levees to satisfy Chapter 914-10 of the City's
Municipal Code, including the degree of protection provisions.

The burying of any construction debris is prohibited on construction sites.
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Utilities/Undergrounding:

63.

64.

65.

Underground all new and existing utility distribution facilities. The developer shall
provide joint trench composite plans for the underground electrical, gas,
telephone, cable television and communication conduits and cables including the
size, location and details of all trenches, locations of building utility service stubs
and meters and placements or arrangements of junction structures as a part of
the Improvement Plan submittals for the project. The composite drawings and/or
utility improvement plans shall be signed by a licensed civil engineer.

All utility boxes shall be installed underground and all wires and cables must be
installed in conduits. Compliance with this condition shall be at the discretion of
the City Engineer.

Above ground utility boxes shall be camouflaged per the review and approval of
the City Engineer.

Drainage Improvements:

66.

67.

68.

69.

70.

Collect and convey all stormwater entering and/or originating on this property,
without diversion and within an adequate storm drainage facility, to an adequate
natural watercourse having definable bed and banks, or to an existing adequate
public storm drainage facility that conveys the storm waters to an adequate
natural watercourse.

Submit a final hydrology and hydraulic report including 10-year and 100-year
frequency event calculations for the proposed drainage system and stormwater
pond to the City Engineer for review and approval.

Design and construct all storm drainage facilities in compliance with the
Municipal Code and City design standards.

Prevent storm drainage from draining across the sidewalk(s) and driveway(s} in a
concentrated manner.

Dedicate a public drainage easement over the drainage system that conveys
storm water run-off from public streets.

Landscaping in the Public Right of Way:

71.

72.

tnstall all public right of way landscaping prior to the issuance of the building
permit for the 25th unit. Public right of way landscaping along the project streets
shall be installed prior to occupancy of homes adjacent to that street.

Maintain all landscaping within the public right of way until such time that the
adjacent roadway improvements have been accepted for maintenance.
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National Pollutant Discharge Elimination System (NPDES):

73.

Comply with all rules, regulations and procedures of the National Pollutant
Discharge Elimination System (NPDES) for municipal, construction and industrial
activities as promulgated by the California State Water Resources Control Board,
the Regional Water Quality Control Board (Central Valley - Region V), including
the Stormwater C.3 requirements as detailed in the Guidebook available at
www.cccleanwater.org.

Compliance shall include developing long-term best management practices
(BMP's) for the reduction or elimination of storm water pollutants. The project
design shall incorporate wherever feasibie, the following long-term BMP's in
accordance with the Contra Costa Clean Water Program for the site's storm
water drainage:

» Offer pavers for household driveways and/or walkways as an option to
buyers.

+ Minimize the amount of directly connected impervious surface area.

s Delineate all storm drains with “No Dumping, Drains to the Delta” permanent
metal markers per City standards.

s Construct concrete driveway weakened plane joints at angles to assist in
directing run-off to landscaped/pervious areas prior to entering the street
curb and gutter.

¢ Distribute public information items regarding the Clean Water Program to

buyers.

Other alternatives as approved by the City Engineer.

Fees/Assessments:

74.

Comply with the requirements of the development impact fees listed below, in
addition to those noticed by the City Council in Resolution 85-00 and 08-03. The
applicant shall pay the fees in the amounts in effect at the time each building
permit is issued.

A Traffic Impact Fee (authorized by Ordinance No. 14-00, adopted by
Resolution 49-03);

B. Regional Transportation Development Impact Mitigation Fee or any future
alternative regional fee adopted by the City (authorized by Ordinance No.
14-00, adopted by Resolution No. 73-05);

C. Park Land Dedication In-Lieu Fee (adopted by Ordinance No. 03-03);

D. Park Impact Fee (authorized by Ordinance No. 05-00, adopted by
Resolution No. 19-03);
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75.

E. Public Facilities Fee (authorized by Ordinance No. 05-00, adopted by
Resolution No. 18-03);

F. Fire Facilities Impact Fee, collected by the City (adopted by Resolution
No. 09-01);

G. General Plan Fee (adopted by Resolution No. 53-03)

H. East Contra Costa County Habitat Conservation Plan Fee (adopted by
Resolution No. 112-07 & 124-07)

The applicant should contact the City Engineer prior to constructing any public
improvements to determine if any of the required improvements are eligible for
credits or reimbursements against the applicable traffic benefit fees or from future
developments.

The applicant shall be responsible for paying the County Recorder's fee for the
Notice of Determination as well as the State Department of Fish and Game’s
filing fee.

ADVISORY NOTES

THE FOLLOWING ADVISORY NOTES ARE PROVIDED TO THE APPLICANT AS
A COURTESY BUT ARE NOT A PART OF THE CONDITIONS OF APPROVAL.
ADVISORY NOTES ARE PROVIDED FOR THE PURPOSE OF INFORMING THE
APPLICANT OF ADDITIONAL ORDINANCE REQUIREMENTS THAT MUST BE
MET IN ORDER TO PROCEED WITH DEVELOPMENT.,

A

w

o o

m

The applicant/owner should be aware of the expiration dates and renewing
requirements prior to requesting building or grading permits.

The project will require a grading permit pursuant to the Ordinance Code.
Applicant shall comply with the requirements of Ironhouse Sanitary District.
The applicant shall comply with the requirements of the Diablo Water District.
Comply with the requirements of the East Contra Costa Fire Protection District.

Comply with the requirements of the Building Inspection Division. Building
permits are required prior to the construction of most structures.

. This project may be subject to the requirements of the Department of Fish and

Game. It is the applicant's responsibility to notify the Department of Fish and
Game, P.O. Box 47, Yountville, California 94599, of any proposed construction
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within this development that may affect any fish and wildlife resources, per the
Fish and Game Code.

H. This project may be subject toc the requirements of the Army Corps of Engineers.
It is the applicant's responsibility fo notify the appropriate district of the Corps of
Engineers to determine if a permit is required, and if it can be obtained.

|. The applicant shall obtain an encroachment permit for construction within
existing City rights of way.

J. The applicant shall obtain an encroachment permit from Caltrans for construction
within the State right of way.

PASSED AND ADOPTED by the City Council of the City of Oakley at a meeting
held on the 14" day of June, 2016 by the following vote:

AYES:
NOES:
ABSENT:
ABSTENTIONS:
APPROVED:
Kevin Romick, Mayor Date
ATTEST:
Libby Vreonis, City Clerk Date
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