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\OAKLEY

A PLACE for FAMILIES
in the HEART of the DELTA

STAFF REPORT

Approved anc{ forwarded to City Council

Date: February 24, 2015 A

¥ . Bryan H-Momgomery, City Manager
To: Bryan H. Montgomery, City Manager
From: Kenneth W. Strelo, Senior Planner

SUBJECT: Cedar Glenn Estates Design Review (DR 09-14)

Summary

This is a request by John Kiper of Kiper Development Inc. (“Applicant”) for design review
approval of house plans and architecture, and a development plan (neighborhood plotting
plan) for 20 entitled lots located within proposed Final Map 9104 (approved Tentative Map
9104) on the property known as “Cutino Property.” The 4.74 acre project is located north of
Cedar Glenn Drive in Live Oak Ranch, and abuts the west edge of Shady Oak Community
Park. The project site is zoned P-1 (Planned Development) District. APN: 034-250-008.

Staff recommends the City Council adopt the resolution approving Cedar Glenn Estates
Design Review (DR 09-14), as conditioned.

Background and Project Description

General Plan and Zoning

The project site is designated “Single Family Residential, High (SH)” density, which allows
for a maximum density of 5.5 dwelling units per gross acre. The site is zoned P-1 (Planned
Development) District, which was adopted as part of the approval for the original subdivision
project titled, “Subdivision 9104-Cutino Property.”

Existing Entitlements and Development

In 2006, Ryder Homes received the following entitlements for “Subdivision 9104-Cutino
Property,” all through adoption of City Council Resolution 141-06:

e Rezone from A-2 (General Agriculture) District to P-1(Planned Development) District
for Single Family Residential;

e Vesting Tentative Map 9104 subdividing 4.74-acres into 20 single family residential
lots; and
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¢ Adoption of a Mitigated Negative Declaration |

Project Layout

The approved Vesting Tentative Map 9104 results in two hew cul-de-sacs that spur off
of the north side of Cedar Glenn Drive. The easterly cul-de-sac will have six homes
lining the west side of the street. The east side of the street will complete improvements
along the western edge of Shady Oak Community Park. A portion of the northeast
corner of the project area will be dedicated for an expansion of Shady Oak Community
Park (see “Development Plan” of applicant’s plans). The westerly cul-de-sac will
inciude 14 new homes (seven on each side).

The project's P-1 District requires minimum 20 foot front yard setbacks (reduced to 15 feet
for living areas), five foot side yard setbacks with an aggregate of 15 feet, 15 foot rear yard
setbacks, and 10 foot street side yard setbacks. The three houses adjacent to Cedar Glenn
Drive (Lots 1, 14, and 15) are 22, 22 and 20 feet from the right of way line. The two houses
adjacent to the existing homes to the north (Lots 7 and 8) share side property lines with
those homes and are 22 and 25 feet from those respective property lines. Also, all homes
are at least 15 feet apart from an adjacent home.

Proposed Design Review Plans

Complete design review plans are attached for reference. There are 20 lots approved with
the existing tentative map. Out of those 20 lots, there will be four floor plans, including one
1-story and three 2-story plans. Table 1 provides a summary of the proposed plans.

Table 1. Summary of Proposed House Plans.

Livable Beds/Baths No. of California Garage
Square Feet (w/ options) Floors Room/Expanded Spaces
Master Option  Standard
Plan 1 2,331 413 1 Yes/Yes 2
Plan 2 2,702 513 2 Yes/No 2
Plan 3 2,904 5/3 2 Yes/No 3 (tandem)
or 2w/
expanded
great room
Plan 4 3,282 6/4 2 Yes/No 3 (tandem)

All four floor plans share the same three options for architectural elevations. Plan A
(‘Traditional”) features flat concrete tile roofing, horizontal siding on gables, stucco exterior
walls, and brick veneer accents. Plan B (“Cottage”) includes the same roofing and stucco
exterior as Plan A, but with board and batten siding on the gables and stone veneer (rather
than brick) accents. Plan C (“Tuscan”) uses S-tile, rather than flat, concrete roofing,
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replaces front gables with hip elements, also includes stucco exterior walls, and uses a
different style stone veneer accent than Plan B. Figure 1 shows the Street Scene provided
on the applicant’s plans.

Figure 1. Street Scene.

FLAN 1C AUSCANY PLAN SAR (IRAIHTHONALS PLAN 28 (00T FACED FLAN TAR HIRAFHLIONAT)

Environmental Review

The request for design review approval does not constitute changes to the physical impacts
associated with, and falls within the scope of, the adopted “Subdivision 9104 — Cutino
Property” Mitigated Negative Declaration (SCH# 2006092007).

Analysis

The project plans were analyzed for consistency with the adopted City of Oakley Residential
Guidelines (“Guidelines”). Since, the Vesting Tentative Map was previously analyzed and
approved, 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

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. Staff analyzed the variation in setbacks for front yards and between
adjacent homes on side yards. The home footprints are designed in a manner that provides
front yard setback variations between 15 feet and approximately 25 feet for living areas.
This variation in front yard setbacks and house designs will help avoid long, straight “walls”
of buildings along the street frontages and create visual interest within the front yards. The
homes are plotted so that no two homes are closer than 15 feet from each other. Doing this
not only provides for ample space between adjacent footprints, but also compliance with the
Residential Guideline that adjacent two-story elements be at least 15 feet apart.

The Oakley Residential Guidelines require at least 20% of a subdivision’s homes and 50%
of the corner lots be 1-story designs. The proposed development plan includes 25% 1-story
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homes (Plan 1), and two out of three corner lots with the one-story home. Therefore, the
guideline is sufficiently implemented.

Building mass is an element of lot siting and design. The covered porches, projecting
architectural elements, and varying roof plans within the same footprints all add to the
diversity of the house styles. Corner lot driveways are located on the interior side of the lots,
and at least 25 feet from the curb returns on Cedar Glenn Drive. 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.

Archifectural Character

The architectural character and design of the proposed homes have several consistencies
with the guidelines. The homes include window muntins, different exterior siding or veneer
for gables, porches, and some garage elements, and false shutters on some windows.
However, there has been a trend by home builders to enhance only the front elevations of
homes with some of those enhancements carried over to “visible” sides or the rear of the
home in order to save cost. Staff has been working with developers and architects to carry
these design elements over to all four sides of the homes, especially for second story
elements. In order to remain consistent the Residential Guidelines and with recent design
review approvals and “360 degree” architecture, Staff recommends the Council adopt
conditions of approval requiring:

« Final house designs to inciude window muntins with the same design as the
respective front elevation on all second story elevation windows for all homes;

¢ Final house designs to include full gable siding with the same design as the
respective front elevation on side and rear gables as follows: Plan 2A (rear), Plan 2B
(sides and rear), Plan 3B (sides), and Plan 4B (sides).

» Final house designs 1o include false shutters on appropriate windows on all second
story side and rear elevations.

With the implementation of the proposed conditions, the house designs will meet the intent
of the Residential Guidelines. The impact will result in added window muntins and shutters
to 15 of the 20 homes, and added gable siding to six of the 20 homes. These additional
design elements will increase the architectural interest of the homes not only from all public
view angles, but also to residents within and adjacent to the new development, resulting in a
higher quality product design.

Findings
Draft findings are included in the attached resolution.
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Recommendation

Staff recommends the City Council adopt the resolution approving Cedar Glenn Estates
Design Review (DR 08-14), as conditioned.

Attachments
Vicinity Map
Public Hearing Notice

Applicant's Plans
Draft Resolution

LN -




Attachment 1

VICINITY MAP
Cedar Glenn Estates Design Review (DR 09-14)
(APN 034-250-008)
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Attachment 2

Ciary City of Oakley
o 3231 Main Street

AKLEY Oakley, CA 94561

CALITORNIA -
A PLAGE jor FAMILIES WWW.oakleymfo.com

an the FIRARY of the DELTA

NOTICE OF PUBLIC HEARING

Notice is hereby given that on February 24, 2015 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 design review approval.

Project Name: Cedar Glenn Estates Design Review (DR 09-14).

Project Location: The project is located north of Cedar Glenn Drive in Live Oak Ranch, and abuts
the west edge of Live Oak Ranch Neighborhood Park. APN: 034-250-008.

Applicant: John Kiper of Kiper Development Inc., 1646 N. California Blvd. Suite #680, Walnut
Creek, CA 94596. (925) 648-8888; jkiper@kiperinc.com

Request: This is a public hearing on a request for design review approval of house plans and
architecture, and a development plan (neighborhood plotting plan) for 20 entitled lots located within
proposed Final Map 9104 (approved Tentative Map 9104) on the property known as “Cutino
Property.” The project site is zoned P-1 (Planned Development) District.

California Environmental Quality Act (CEQA): Approval of this design review falls within the
scope of the previously adopted Mitigated Negative Declaration for “Subdivision 9104 — Cutino
Property” (SCH#: 2006092007).

The Staff Report and its attachments will be available for public review, on or after February 20,
2015 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 Ken 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 Council Secretary at, or prior to, the Public
Hearing.
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GENERAL NOTES:

1. OWMER/SUBDIVIDER: KIPER DEVELOPMENT
1645 M. CALIFORMIA BLVD, STE 680
WALNUT GREEK, CAUFORNIA 94596
PHONE; (925) B4B~BG88
CONTACT: OHN KIPER

CARLSON, BARBEE & GIBSON, INC,
2633 CAMING RAMON, SUITE 150
SAN RAMON, CALIFCRMIA 94583
PHONE: (G75) BBE—0322
CONTAGT: ANGFLO OBERTELLO

NEI. 0. ANDERSDM & ASSOCIATES
5051 COMMERCIAL CIRCLE, UNIT B
CONCORD, CA 94520
PHONE: (925) 609—7224 :
CONTACT: RYAN KING :

2. CIVIL ENGINEER: -

3. SOILS ENGINEER:

4. BENCH MARK: CONTRA COSTA COUNTY BENCHMARK # 508 "W. 484, 1951
US.GS. BRONZE DISK SET IN THE TOPR OF A CONCRETE POST N THE
NORTHWEST CORNER OF THE INTERSECTION OF WEST BOLTON ROAD AMD STATE
ROUTE 4 (MA%N STREET}.-

ELEVATION: 43,14 (NGVD 28)
FROJECT SIE APN'S: 034-250-00B

. THE ENGINEER ASSUMES NQ RESPONSIBILITY BEYOND THE ADEQUACY OF HIS R
HER DESIGH CONTAINED HEREN.

SHOULD T APPEAR THAT THE WORK TO BE DOME, OR ANY MATTER RELATMVE
THERETG, 1S NOT SUFFICIENTLY DETAILED OR EXPLAINED ON THESE PLANS, THE
COMTRAGTOR SHALL CONTACT ANGELO OBERTELLG WATH CARLSON, BARBEE &
QIBSON, INC. AT (825) BE6—0327 FOR SUCH FURTHER EXPLANATION AS MAY i
BE NECESSARY. ’

CITY OF QAKLEY OR CONTRA COSTA COUNTY STANDARE DRAWNGS AND
SPECIFICATIONS, SPECIFIC NOTES AND DETAIL DRAVANGS HEREON AND M THE
50ILS REPORT, TAKE PRECEDENCE OVER GENERAL DRAWINGS AND PLANS
UNLESS OTHERWISE DIRECTED BY THE ENGINEER. ANY DEWATION FROM THE
APPROVED PLANS DURING CONSTRUCTION WALL REGUIRE TWO (2) WORKING DAYS
PRIOR NOTICE 70 THE ENGINEER AND APPROVAL BY THE CITY ENGINEER, AT
LEAST OME (1) SET OF APPROVED PLANS SHALL BE KEPT ON THE SITE AT ALL
TRES FOR INSPECTION.

o

o

=~

. AL REVISIONS TO THIS PLAN MUST BE REVIEWED BY THE PUBLIC WORKS AND
ENGINEERING DIVISION PRIOR TO CONSTRUCTION AND SHALL BE ACCURATELY
SHOWN ON REVISED PLANS STAMPED AND DISTRIBUTED PRICR TO ACCEPTANGE
OF WORK AS COMPLETE.

]

o

CONTRAGTOR AGREES T0 ASSUME SOLE AND COMPLETE RESPONSIBILITY FOR
JOB SITE CONDITIONS DURING THE COURSE OF CONSTRUCTION OF THIS PROJECT,
INCLUDIMG SAFETY OF ALL PERSONS AND PROPERTY TIAT THIS REQUIREMENT
SHALL APPLY CONTINUOUSLY AND NOT BE LIMITED TO NORMAL WORKING HOURS,
AND THE CONSTRUCTION CONTRACTOR SHALL DEFEMD, INDEMNIFY, AND HOLD
THE OWNER, THE ENGINEER, AND THE CITY OF OAKLEY HARIAESS FROM ANY
AMD ALL UABELITY REAL DR ALLEGED, ¥ COMNECTION WiTH THE PERFORMANCE
OF WORK ON THIS PROJEGT, EXCEPTING LIABILITY ARISING FROM THE SOLE
HEGLIGENCE OF THE OWMER, DR THE ENGINEER CR THE CITY OF QAKLEY.

10. THE ENGINFER ASSUMES NO RESPONSIBILITY FOR ANY WORK DONE FROM PLANS
THAT ARE NOT APPROVED BY THE CITY OF DAKLEY. ALL CORRECTIVE AGTION
RESULTING FROM CHANGES T0 THE PLANS PRIOR TG APPROVAL IS THE ‘
RESPONSIBILITY OF THE DEVELOPER.

1. EXCAVATIONS SHALL BE ADEQUATELY SHORED, BRACED, AND SHEETED S0 THAT
THE CARTH WL, NOT SUBE OR SETILE AND SO THAT ALL EXISTING
IMPROVEMENTS OF AMY KIND WILL BE FUELY PROTECTED FROM DAMAGE. ANY :
DAMAGE RESULTING FROM THE LACK OF ADEQUATE, SHORING, BRACING, AND
SHEETING SHALL BE THE RESPGNSIBILITY OF THE GONTRACTOR AND HE SHALL
EFFECT NECESSARY REPAIRS OR RECONSTRUCTION AT IS OWN EXPENSE, |
WHERF THE EXCAVATION FOR A COMDUIT TRENCH, STRUCTURE, AND/OR BORlN{?‘
AND JACKING PIT IS FIVE (5} FEET OR MORE IN GEPTH, THE CONTRACTOR i
SHALL CONFORM TO YSE-APPLICABLE CONSTRUGTION SAFETY GRDERS OF THE
DIMSION OF SHDUSTRIAL SAFETY OF THE STATE OF CAUFORMA THE
CONTRACTOR SHALL ALWAYS COMPLY WATH C.SH.A. REQUREMENTS,

12, THE CONTRACTOR SHALL COMPLY WITH ALL STATE, COUNTY, AND CITY LAWS |
AND ORDINAMCES, AND REGULATIONS OF THE DEPARTMENT OF INDUSTRIAL ¢
RELATIONS, 0.5.H.A., THE STATE OF CALIFORNA DIVISION OF INDUSTRIAL SAFETY
CONSTRUCTION ORDERS. AND INDUSTRIAL ACCIDENT COMMISSION RELATING 30
THE SAFETY AND CHARACTER OF WORK, EQUIPMENT, AND LABOR PERSONNEL.

16,

17.

18

2,

24

25.

6.

CITY OF OAKLEY CONTRA COSTA COUNTY, CALIFORNIA

. ALL CONSTRUCTION MATERIALS AND METHODS SHALL COMPLY WITH THE

ORDINANCES, SPECIICATIONS; AND STANDARDS OF THE GHTY OF QAKLEY.

. THE CONTRACTOR'S ATTENTION IS DIRECTED TO THE REQUIREMENTS OF THE

CIVISION OF INDUSTRIAL SAFETY PERTAINMNG TO "CONFINED SPACES”. ANY
MANHOLE, GULVERT, DROP INLET, OR TRENCH {WHICH COULD CONTAIN AIR),
THAT IS NOT READILY VENTILATED MAY BE CONSIGERED A "COMFINED SPACE",

. THE CONTRACTOR SHALL POST EMERGENGY TELEPHOKE NUMBERS FOR THE CITY

OF DAKLEY DEPARTMENT OF PUBLIC WORKS, AMBULANCE, POLICE DEPARTMENT,
AND THE CONTRA COSTA COUNTY FIRE DISTRICT AT THE PROJECT SITE:

DEPARTMENT OF PUBLIC WORKS: (925} 6257037
AMBULANCE;

POLICE _DEPARTMENT:
CCC FRE DISTRIGT:

THE CONTRACTOR SHALL PROVIDE ALL LIGHTS, SIGNS, BARRICADES, FLAGMEN,
OR OTHER DEVICES NECESSARY TO PROVIDE FOR PUBLIC SAFETY. SHOULD THE
COMTRACTOR FAIL TO PROVIDE THE NECESSARY SAFETY DEVICES, AND THEY
ARE PRGVIDED Y THE CITY, THE CONTRACTOR SHALL PAY THE CITY THE AND
HATERIAL COSTS FOR PROVIDING,

(925) 6258060
(925) 941-3430

[T SHALL BE UNDERSTOOD THAT THE TERM "CITY ENGINEER™ AS USED HEREIN
IS THE CITY ENGINEER OF THE CITY OF QAKLEY OR HIS AUTHORIZED
REPRESENTATIVE.

. CONTRAGTOR SH‘ALL OBTAIN ALL ENCROACHMENT PERMITS REQUIRED FOR WORK

WTHIN EXSTING PUBLIC RIGHT OF WAYS PRIOR TO STARTING ANY
CONSTRUCTION,

. OBSTRUCTICNS (NDICATED ARE FOR INFORMATION ONLY. T IS THE

CONTRACTOR'S RESPONSIBIITY TO VERIEY THE LOCATION AND DEPTH OF ALL
DBSTRUCTIONS WETH THE APPROPRIATE AGENCIES. THE CONTRACTOR SHALL
NOTIFY UNDERGROUND SERVICE ALERT (U,S.A) AT LEAST TWO (2) WORKING
DAYS PRIOR T) ANY EXCAVATION. PHONE (BOD) 227-2600. MEVHER THE
GWNER NOR THE ENGINEER ASSUMES RESPONSIBILITY THAT THE OBSTRUCTIONS
INEICATED Wil BE THE GRSTRUGTIONS ENCOUNTFRED. THE U.S.A.
AUTHORIZATION RUMBER SHALL BE KEPT AT THE JOB SITE.

. THE DEVELOPER SHALL NOT DESTROY ANY PERMANENT SURVEY POINTS

WITHOUT THE COWSENT OF THE CITY EMGINEER. ANY PERMANENT MONUMENT
OR POMNTS DESTROYED SHALL BE REPLACED BY A REGISTERED [NGIMNFER OR
LIGENSED SURVEYCR AY THE CONTRACTOR'S EXPENSE,

THE CONTRACTOR SHALL BE RESPONSIBLE FOR ARRANGING REQUIRED
INSPECTIONS AND SHALL GIVE HOTICE TO THE CITY EMGINEER, SOILS ENGINEER,
PROJECT ENGINEER, OR OTHER REQUIRED INGIVIDLIALS OR AGENCIES A MINIMUM
OF TWO (2} WORKING DAYS PRIOR TO, BUT NOT LIMITED TO, THE FOLLOWING: 1)
THE BEGINNING OF ANY GRADING ACTMTY; 2) THE COMPLETION OF ROUGH
GRADING; 3) COMPLETION OF FINAL GRADING, 4) COMPLETION OF ALL EROSION
CONTROL MEASURES; 5) READINESS OF SITE FOR FINAL SITE INSPECTION.

. THE CONTRACTOR SHALL CONTROL BUST BY WATERING EXPOSED SURFACES AS

NEEDED, WITH INCREASED WATERING WHEN WIND SPEEDS EXCEED 10 MP.H.

NO PERSON SHALL, WHEN HAULING ANY EARTH, SAND, GRAVEL, STOWF, DEBRS,
PAPER, OR ANY OTHER SURSTANCE OVER ANY PUBLIC STREET, ALLEY OR
OTHER_ PUBLIC PLACE, ALLOW MATERIAL TO BLOW OR SPILL OVER AND UPGN
SAID PUBLIC OR ADJACENT PRIVATE PROPERTY, THE CONTRACTOR SHAIL
SUBMIT A HAULING ROUTE TO BE APPROVED BY THE GITY ENGINEER AND THE
POLICE DEPARTMENT PRIOR TO PLAN APPROVAL

CONTRACTOR SHALL CONTACT THE PUBLIC WORKS AND FNGINEERING DIMSION
INSPECTOR AT LEAST THREE WORKING DAYS PRIOR TO THE DESIRED START OF
WORK DATE AND ARRANGE FOR A PRE-CONSTRUCTION MEETING TO BE HELG AT
THE SITE.  THE FOLLOWING PEOPLE SHALL BE PRESENT: OWNER; CONTRACTOR;
PROJECT CIVit. ENCINEER; PROJECT SOILS ENGINEER; CITY ENGINEER OR HIS
DESIGNATED REPRESENTATIVE,

IT SHALL BE THE RESPONSIBILITY OF THE COMTRACTOR TO CCORDINATE ALL
NECESSARY UTIITY RELOCATIONS WiTH THE APPROPRIATE UTILTY COMPANIES.

27,

28,

29,

0.

3.

32,

33

34,

35,

38.

37

38,

ALL COMSTRUCTION STAKING SHALL BE QONE BY A REGISTERED CIVIL ENGINEER
OR LUCENSED LARD SURVEYOR. THE NUMBER AND LOCATION OF STAKES
REQUIRED SHALL BE DETERMINED BEFORE CONSTRUCTION BEGINS. ALL STAKING
REQUESTS SHALL BE DIRECTED TO THE ENGIMEER A MINIMUM OF TWO (2)
WORKING DAYS PRIOR TO ACTUAL MEED. ANY ABDITIONAL STAKING OR
RESTAKING . WiLL BE DONE .ONLY AS DIRECTED AND AUTHORIZED BY THE OWNER
OR HIS AUTHORIZED AGENT. THE CITY ENGINEER HAS THE AUTHORITY To
REGUIRE THE OMNER OR HIS AUTHGRIZED AGENT TO PLACE ADDITIONAL STAKES
OR RESTAKES, AS HE DEEMS MECESSARY FOR PROPER CONSTRUCTION OR 1O
AVOID CONFLICTS.

ALL EXISTING ELEVATIONS SHOWN ARE AS MEASURED IN THE FIELD UNLESS
GTHERWISE NOTED.

ALL CURB DATA REFERS TO THE "FACE OF CURB" AND STATIONIMG REFERS TO
THE INDICATED CENTERUNE EXCEPT WHERE SHOWN IN PARENTHESES () WHERE
THE STATIOMING REFERS 7O THE FACE CF CURB.

IT SHALL BE THE CONTRACTOR'S RESPONSIBIITY TO PROTECT IN PLACE (BY
ANY MEANS NECESSARY) ALL EXISTING UTIUTIES UMLESS OTHERWSE SPECIFIED
ON THESE PLANS OR AS- DIRECTED BY THE ENGINEER.

WO CTREES SHALL BE REMOVED UNLESS THEY ARE SHOWN AND NOTER TO BE
REMOVED ON THE GRADING PUANS. IF ANY TREES ARE REMOVED, THE PLANS
MUST BE REVIEWED AND ACKNOVAEDGED BY THE COMMUNITY DEVELOPMENT
DEPARTMENT. ALL TREES CONFLICTING WITH GRADING, UTITIES, OR OTHER
IMPROVEMENTS, OR OVERHAMGING THE SIDEWALK OR PAVEMENT SO AS TO FORM
A NUISANCE OR HAZARD, SHALL BE TRIMMED, PROFERLY TREATED AND SEALED.

ALL EXISTING WELLS LOCATED ON THE PROPERTY SHALL BE SEALED, FYLIE5,
AND ABANDONED PRIOR TO THE START OF GRADING OPERATIONS, AS DIRECTED
BY THE CITY ENGINEER AN THE COUNTY HEALTH DEPARTMENT. EXISTING
SEPTIC TANKS, HOLDING TANKS, AND RRIGATION LINES SHALL BE REMGVED AND
BACKFELED WITH ENGINEERED FiLL AS DIRECTED BY THE CITY EMGINEER AND
THE COUNTY HEALTH DEPARTMENT.

ALL GRADING, SITE PREPARATON, AND PLACING AND GOMPACTION OF FILL
SHALL BE DONE N ACCORBANCE WITH THE CITY OF CAKLEY GRADING
ORDIMANCE ANG PER THE RECOMMENDATIONS OF THE SUBJECT SOLS REPORT,
UNDER THE OBSERVATION OF THE CITY SOILS FHCINEER. SUBSEQUENT TO
COMPLETION OF WORK, THE SOILS ENGIMFER SHALL SUBMIT A REPORT T THE
CITY ENGINEER STATING THAT ALL WORK HAS BEEN DONE TO HIS SATISFAGTION
AND BEFORE UNDERGROUND WORK BEGINS.

ROUGH GRADING AND DIRT BALANCE TO BE COMPLETED PRICR T0 PAD
FINISHING S0 THAT PADS MAY BE ADJUSTED TO FINAL BALANCE.

I ARCHEOLGGICAL MATERIALS ARE UNCOVERED DURING GRADING, TREWCHING,
OR OTHER EXCAVATION; EARTHWORK WITHIN 10D FEET OF THESE MATERIALS
SHALL BE STOPPED UNTI. A PROFESSIONAL ARCHECLOGIST, CERTIFIED 8Y THE
SOCETY OF CALIFORNIA ARCHAEOLOGY (SCA} AND/OR THE SOCIETY OF
PROFESSIONAL ARCHAZOLOGY (SOPA), HAS HAD AN OPPORTUNITY 10 EVALUATE
THE SIGNIFICANCE OF THE FIND AND SUGGEST APPROPRIATE MITIGATICN
MEASURES, IF THEY ARE DEEMED NECESSARY.

THE CONTRACTOR SHALL SUBMIT A SCHEDULE OF ALL GRADING OPERATIONS
AND RECEIVE APPROVAL OF SAID SCHEDULE FRGM THE GITY ENGINGER PRIOR
TO THE STARY OF WORK.

MO GRADING OR RELATED WORK SHALL BE DONE PRIOR TO FHE ISSUANCE QF A
GRADING PERMIT.

GRADING OPERATIONS SHALL ONLY BE PERMITIED BETWEEW APRIL 15 AND
OCTOBER 15 UNLESS APPROVED BY THE CITY OF GAKLEY WITH ADEQUATE
EROSION CONTROL.  SEE THE EROSIGN CONTROL PLAN AND SEPARATE STORM
WATER POLLUTION PREVENTION PLAN (SWPPP).

, IT SHALL BE THE CONTRACTOR'S RESPONSIEILITY TO REMOVE FROM THE SITE

ALL MATERIALS RESULTING FROM THE CLEARING, GRUBBING, ANC DEMOLITION
OPERATIONS. AL ABANDONED IRRIGATION LINES SHALL BE REMOQVED FROM THE
SHE, BACKFILLED, AND PROPERLY COMPACTED.

40, THE LOCATIONS OF THE CATCH BASINS AND OTHER STORM DRAINAGE
APPURTENANCES ARE APPROXIMATE AND ARE SHOWN FOR REFFRENGE
PURPOSES ONLY. SEE THE IMPROVEMENT PLANS FOR EXACT LOCATIONS,

#1. THIS SET OF PLANS IS FOR THE ROUGH GRADING OF THE SITE OMLY. ALL
OTHER RAPROVEMENTS ARE SHOWM FOR REFERENCE PURPOSES.

42, ALL WORK SHALL BE PERFORMED BETWEEM THE NORMAL WORKING HOURS OF
7130 AM TO 5:30 PH, MONDAY THROUGH FRIDAY, EXCLUDING SATURDAY,
SUNDAY, AND CITY HOLIDAYS £XCEPT OTHERWISE APPROVED BY THE CITY
ENGIMEER N WRITING.

43. THE CONTRACTOR SHALL CONDUCT HiS. OR HER OPERATIONS i ACCORDANGE
WITH THE STORM WATER POLLUTION PREVENTION PLAN (SWPPP), A COPY OF
THE SWPPP #IUST BE KEPT ON THE SITE AT ALL TIMES.

44, ALL CONSTRUCTION EQUIPMENT SHALL USE PROPERLY OPERATING MUFFLERS,
AND NO COMBUSTON EQUIPMENT SUCH AS PUMPS OR GENERATORS SHALL BE
ALLOWED TC OPERATE WTHIN 500 FEET OF ANY OCCUPIED RESIDENCE DURING
CONSTRUCTION HOURS, UNLESS THE EQUIPMENT IS SURRDUNDED BY A NOISE
PROTECTION BARRIER AGCEPTABLE TO THE COMMUNITY DEVELOPMENT
DEPARTMENT.

45. ALL STREET SECTIONS SHOWM ARE FOR REFEREMCE PURPOSES OMLY.

- 4B ALL MASONRY WALL AND RETAINING WALL DETAILS AS SHOWH ON THESE PLANS

ARE FOR REFERENCE ONLY AND ARE SUBJECT TO CITY DF QAKLEY BUHLDING
DEPARTMENT APPROVAL AND PERMIT,

47. TEMPORARY SILT AND DRAINAGE CONTROL FACIITIES SHALL BE INSTALLED TO

CONTROL AND COMTAIN ERGSION CAUSED SILT DEPQSITS AND 7O PROMDE FCR

THE SAFE DISCHARGE OF STORM WATERS INTC EXISTING STORM WATER
FACILITIES. DESIGN OF THESE FACIITIES MUST BE APPROVED BY THE CITY
ENGINEER AND IN PLACE PRIOR TO THE START OF GRADING.

48. THE CONTRACTOR SHALL COMPLY WTH ALL RULES, REGULATIONS, AND
PROCEDURES OF THE HATIONAL POLLUTANT DISCHARGE FLRMINATION SYSTEM
{NPDES) FOR MUNICIPAL COMSTRUCTION AND INDUSTRIAL ACTIVITIES AS
PROMULGATED BY THE CALIFORNIA STATE WATER RESOURCE CONTROL BOARD

OR ANY OF I75 REGIONAL WATER QUALITY CONTROL BOARDS. WHID NUMBER TG

BE ON GRADING PLAN PRIOR TO ISSUANCE OF PERMIT.
4

o

ADJACENT TO WORK THROUGHOUT THE PERIOD OF CONSTRUCTION,

50. CONTRACTOR SHALL PROVIDE AND MAINTAIN ADEQUATE SANITARY FACIITES AT o

THE SITE DURING ALL PHASES OF CONSTRUCTION.

NO WORK SHALL BE PERFORMED WITHOUT INSPECTION BY THE CITY. iF ANY
WORK THAT REQUIRES INSPECTION MUST BF PERFORMED OQUTSIDE OF NORMAL
WORKING HOURS, CONTRACTOR SHALL SUBMIT A WRITIEN REQUEST FOR
INSPECTION SERVICES TO THE CITY ENGINEER TWO (2) WORKING DAYS IN
ADVANCE OF THE TIME SUCH SERMVICES WL BE REGUIRED.

WDID #5807C371127

5.

SHERT INDEX
CONTRACTOR SHALL PROVISE FOR INGRESS AND EGRESS TG PRIVATE PROPERTY

£ -
2
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1wl

SITE, gy

WENUE

OH\RA

ouliqs 0 R()fn-i -

WA

VICINITY MAP

HOT TO SCALE

52 ALL CUT, FILL AND TREMCH BACKFLL MUST BE
TESTED UNDER THE SUPERMISION OF A TICENSED
SOLS ENGIMEER WHO WiLL PROVIDE CERTIFICATION
THAT THE WORK CONFORMS 7O THE
REQUIREMENTS OF CiTY AND STATE CODES.

53, SILT AND EROSION CONTROL PLANS ARE
REQUIRED FOR WORK YEAR ROUND. SECIMENT
CONTROL BMPs SHALL BE IMPLEMENTED YEAR
ROUND, .

54, CONTRACTOR SHALL MAINTAW ALL SITES OF
WORK DURING CONSTRUCTION SO AS TO KEEP
THEKN REASONASLY NEAT AND FREE OF TRASH,
RUBBISH, AND OTHER DEBRIS. UPCN COMPLETION
OF WORK, CONTRACTOR SHALL REMOVE FRCM
SITES OF WORK, AND FROM PUBLIC OR PRIVATE
PROPERTY, ALL TEMPORARY STRUCTURES,
RUBBISH AND WASTE MATERIAL, AND SHALL
PROPERLY DISPOSE OF EXCAVATED MATERIALS
BEYOND THAT NEEDED TO BRING THE SE TO
THE ELEVATIONS SHOWN.

55, CONTRACTOR SHALL PROPERLY COORDINATE HIS
WORK WITH WORK UNDER OTHER CONTRACTS

THAT MAY BE UNDERWAY CONCURRENTLY WiTH
THIS PROJECT.

GENERAL NOTES, SHEET INDEX, & VICIBIYY MAP
GENERAL NOTES (CONTINUED), TYPIGAL STREET
SECTIONS, EARTHWORK SUMMARY, DETAILS, &
PAVEMENY DESIGM CHART

GRADERG PLAN

EROSION GONTROL PLAN, DETRILS, & NOTES

DAy

THIS PLAN HAS BEEN REVIEWED BY NEE O, ANDERSCN AND ASSOCIATES AND APPEARS TO BE
N GENERAL CONFOAMANCE WITH THE RECOMMENDATIONS OF RMA GROUF'S REPORT DATED
AUGUST 17, 2008, WE MAKE NO REPRESENTATIONS AS TO AGEURAGY OF DIMENSIONS,

MEASUREMENTS, CALCULATIONS, OR ANY POHTION OF DESIGN,

A a1

3 AYAN R, KING, P,E
DiAL TOLE, FREE

1-800-227-2600
AT LERST BNO D15
BFORE 0} G

REVIEWELD FOR CONFORMANCE WITH OITY OF OAKLEY STANDARDS AND REQUIREMENTS.
APPRCVAL FOR COMNETRUCTION 5 SUBJECT TQ THE INFORMATION SHOWN HEREIN. THE CIY
OF OAKLEY AND THE UNDERSIGNED ARE NOT RESPONSIBLE FGR ANY ERRORS OR
OMISSIONS THAT MAY EXIST (y’HESE PL‘!}NS/

g m

KOURDSH ROHANL, CITY ENGINEER
RCE 51138

Crry E:: N Carlson, Barbee CUTINO PROPERTY SUBDW[SIB:H 9104 1 REMISIONS BY | AFP | DATE | DESIGNED UNDER THE DIRECTION OF: " /' / . SHEET
1] & Gibson, Inc. : it /20
OARLEY | T it e GENERAL NOTES, SHEET INDE, 1
srese s | S AR B & VICINITY MAP S oS i vien fos 4
inghe EATE of e RIS CITY OF DAKLEY CALIFORNIA CHEGRED: AJ0 DATE: NOVEMBER, 2014 | oF SHEETS
G\1045-S0ACADGRGRD1
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' LEGEND:
GENERAL NOTES: HAUL ROUTE: ANOTES REGARDING E AND FLAT:
st TO A, Habk KRUUT B EXISTING PROPGEED BESCRIPTION
{CONTIMUED FROM SHEET 1) AL CONSTRUCTION AND DELIVERY TRAFFIC SHALL . FOR ELEVATION DIFFERENCES LESS THAN 1', PROVIDE 2:1 MAX SLOPE WITH I' FLAT SPACE BETWEEM THE PROPERTY LNE AND TOP OF stepE. "7 — CROFEREY LHE
R GLEMN D ACCES! SiTE. ) )
B T I P O e oo, - WASONRY A0 3 COmSTUCTON RECAED TRAFAC SHALL NoT USE . FOR ELEVATION DIFFERENCES 1" TO 4, PROVDE 2:1 MAX SLOPE WTH 2 FLAT SPACE BETWEEW THE PROPERTY LINE AND TOP OF SGPE. FLR8, GATTER, SREWALK, &
i TIPTON OK SWEETWATER COURT. THE DEVELOPER ) , PARKYAY
57. A BUILOING PERUI SHALL A REQUIRED FOR RETAWING WALLS OUTSDE OF PUBLIG ROAD SHAIL COORDINATE DELIVERIES AND CONSTRUCTION FOR ELEVATION DIFFERENCES GREATER THAN &', PROVIDE 3:1 MAX SLOPE WITH 2’ FLAT SPACE BETWEEN THE PROPERTY LINC AND TCP OF SLOPE. o o e
RIGHT-GF-WAY THAT ARE 4 FT. OR HIGHER (3 FT, OR HICHER WITH SURCHARCE). PRIOR ACTMITES [N A MANNER TO MINMIZE THE EFFECT , .
OF THESE ACTMITIES ON THE TRAFFIC IN THE 4. IF ELEVARION DIFFERENCES WALL BE ACCOMODATED BY A MASONRY RETAMMG WAL, PROVIDE 1' FLAT BEHIND THE WALl e GINTERINE
T0 ACCEPTANCE OF THE IMPROVEMENTS AS COMPETE, VERIFICATION TAHT THE BULDING NUIGHEORHOOD. | TE CENERAL HAUL ROUTE FOR
CIISION s SIGNED. OFF ON THE. PERMIT SHALL BE PROVDED 70 THE COUSTRUCHON THE SITE SHALL BE: CEDAR GLENH DRIVE, TO . THE TOP OF SLOPE MAY BE SET AT THE PROPERTY LINE WTH A 5:1 MAX SLOPE, SISO DI SO BB
I SHADY QAKS DRNVE, TO SIMONI RANCH ROAD = oresem == T s STORM ORAN PIPE

56, RETANMNG WALLS UNDER 4 FT. HICH (UNDER 3 FT. HIGH WITH SURCEARGE) OUTSIDE OF (CARPERTER ROAD), 10 WA STREET. SEE GRADIHG SECTION E @ ® STORM DRAI KAWHELE
POBEIC ROAD RIGHT-OF—ViaY WILL BE MSPECTED BY PROJECT GEOTECHNICAL ENGINEER. R/W m & AT BASEL
A LETTER STATNG THAT ALL WALLS WERE CONSTRUCTED IN ACCORUANCE WITH; THe P ey ; ) 0 6 REUOVED
STRUCTURAL AND SO1LS ENGINEERS' RECOMMENDATIONS, IF APPLICABLE, MUST IBE | gy b REE 0 TR
SUBMITFED TO THE PUBLIC WORKS AND ENGINEERING DIMISION. i ST e T GONTOURS

¥ 450 b SPOT ELEVATIONS
5. ALL RELATVC COMPACTION TESTS OF SUB~CRADE SOLS, AGGREGATE SUB- aAsE AND BASE e :
COURSE HATERIALS WILL BE SUBJECT TO THE FOLLOWING: | . RO Pasp PAD ELEVATON
ELEVATION oo ¥ et
~ KNy SCHEDULED RELATNE COMPACTION TEST THAT IS HOT READY FOR IESTNG ELEVATION ——or £ DIFFERDICE=E il ELEVATiON W P 450 ADJINBIG BAD ELEVATIOH
WITHIN 15 MINUTES GF ARRIVAL OF MATERIALS TESTING PERSCNMEL SHALL BE DIFFERENCE=E . DIFFERENCE=E ——— PAD 20 2% -
REQUIRED TO BE RESCHEDULED, A FEE WILL BE CHARGED FOR ALL | o ‘
SO A BELATVE COMPACTION TEST FAL AND T CANNOT SE REFESTED VTN : : 20 ARG LT HUMSER
% 15 WINUTE THE. PERIDD TROM THE THE ALL N-PLACE. MATERIAL HAS. BREN TYPICAL SIDEYARD SECTION TYPICAL SIDEYARD SECTION PAD RELATIONSHIP S —
;gSRT%D E]Eg%N?m DAY, A RETEST SHALL BE REQURED. A FEE WALL BE CHARGED (PADS LOWER THAN TC) {PADS HIGHER THAN TC) AT SIDE/REAR LOT LINES . SUBOMSON BOURDARY
: NOT TO SEALE NOT 10 SCALE NOT TO SCALE e " EX FEMCE
FEES FOR RESCHEBULING AND RETESTING WAL BE AT CURRENT RATE ESTABLISHED &Y o
THE CITY, : - . -

= T SN R o S At L o o o SRR oo
EXISTING MONUMENTS, WHICH CONTROL SUBDIVSIONS, . STR \ WAYS, 3 56' R/W o 4 46" BX IMPROVEMENTS BY SUBDIVISION 8541
OR PROVDE SURVEY CONTROL, WHICH WILI, BE DISTURBED OR REMOVED DUE T0 15 HNGE / 15 HHGE — ]
CONTRAGTORS’ WORK. THE GOMIRACTOR SHALL PROVIDE A MINIMUM OF 1 WORKING . . , . ¢ . \ . . , . ,

DAYS HOTICE 0. PROJECT ENGINEER/SURVEYOR PRIOR TO DISTURBANCE OR REMOVAL OF ; et SR i ; 18 P L3 B 56" R/Y 23
EXISTING. HONUMENTS.  PROJECT ENGINEER/SURVEYOR SHALL COORDIMATE WITH THE i ! ] ! e , . ¢ . , | e
COMTRACTOR TO RESET MONUMENTS OR PROVIDE PERMANENT WITNESS MOMUMENTS AND | =] fe2 L. : 1 5, 5 18 . 18 a5 s !
FILE THE REQUIRED DOCUMENTATION WTH THE COUNTY SURVEYOR PER BUSINESS AND BAD | - 2 i i | i
PROFESSIONS CODE SECTION 8771, M | VARIES AS PER et i

SLOPE NOTES i i !

61, COMTRACTOR IS RESPONSIBLE FOR WATCHING EXISTING STREETS, SURROUNDING PR !
LANGSCAPE, AN GTHER IMPROVEMENTS WITH A SMOOTH TRANSITON I PAVRNG, CURES, s -
GUTTERS, SIDEWALKS, GRADING, ETC., AND TO AYDID ANY ABRUPT OR APPARENT CHANCES WATER METER & BACKFLOW SLOPE VARIES—"" S
IN GRADES CR CROSS SLOFE, LOW SPOTS, OR HAZARDOUS CONDITIOMS, | PREVENTER {TYP) {SEE NOTES REGARDING

: O W Wi WATER INES
£2. CONTRACTOR SHALL EXPOSE AND VERIEY INVERT ELEVATIONS ON EXISTHG SANTARY AND 1 s D e o PROPERIY LINES)
STORM SEWERS, AND CLEARANCES OF KNOWN UTILITY CROSSINGS, BEFORE COMSTRUCTING . AB CLASS Qss PREVENTER BOX IS 2 OBl
SUCH UTEIIES. CONTRACTOR IS RESPONSIGLE FOR COGROINATING THIS WORK TG AVOID VERTICAL CURB & GUTIER PER ' FX 50
CONFLICTS BETWEEN SEWER LATERALS, STORM DRAINS AND WATER MANS, | PROPOSED S o CITY OF OAKLEY STANDARD PLAM 1 € €X S8 ’
; ’ 5' MONOLITHIC. SIDEWALK PER OTE: E£X CURB & GUTTER
CITY OF GAKLEY STANDARD PLAN 5 _ NOTE ity
; ‘ PER DIABLO WATER DISTRICT, JOINT 5 MONGLITHC SIDEWALK PER
Al
BB — : RUSTIC COURT &: ‘A’ COURT (56 R/W) LOCRIED UNDER ALL WAIER s CITY OF ORKIEY STANDARD PLA 5
oM ow e NOT TO SCALE ' AT CROSSNGS. CEDAR GLENN DRIVE (EX 56 R/W)
too o5 L HOT 70 SCALE
S HP 1.0 : HP 1.0 : T B,
6 113 v el I BARTHWORK SUMMARY
12" REVEAL] 15" REVEAL] 0
0107 : DESCRIPTION 0
e K T ,/ \\ ABBREVIATIONS:
PAD 113 P 108 s WD OF HOWE, s el - i
P IS ’ : o N Bg BEGINMIMG OF CURVE £UT. 8,000
&_STEP 1N 6 REVEAL (TYR) ‘ t/? T . 9
= S RO A ta CRTCH S SHRK 60
AD 108 . = - OUGH GRADE PAD i
i gJ _;———-—— . ’ e (\Mmss ar 10T DEPTHY - g$ Eﬁ'é’é %\gm WPORT i
o
., ! 30 £C D OF LURVE EXPORT 5,300
P 108 B ¢
| a4 | gN— ek SYSTEM L-me GRADE 5% M FF FNSHED FLoOR
R : AWAY FROM Fo FNSHED GRADE
srg :%Z ' A EE— 1;@“%01?& FOURDATION (TP} ﬁg GRABE RREAK
R | _EMENE _L.g f e TYPICAL LOT CROSS-SECTION e e
7 | el i NOT TO SCALE 5 iljggrm FEET Db\L TOLL FREE
B 87 - - By 102 | _ Ty o powy 1£800-227-2600
o - R it A il
STANDARD DETAL'ODGS -~ oot L l-lo v iticlclc It | STANDARD DETAL CDOS _ ree mﬂ{%%ﬁgﬁfm‘vmﬁm WDERROARD SERVEE SR OF MOFTHRN AIRAIE
a PAVEMENT DESIGN CHART FUE PUBLC UTILITES EASEMENT
,\ﬁ L &y, : , STXE)EF ;1 2R5 W A MR AE RA o oF v
RUSTIG COURT ARD & GOURT (56 R/W) (UP 70 NECK OF 7HE BULB) ' T | 35 5 SL0E
NOTE: TYPICAL LOT GRADING : CUL—DE-5ACS. (TS SFCTON SHALL OEGIN AT THE, NECK OF THE BULE) 5 5 | a7l w SR o
ALL SWALES Wi 10 OF THE BULDG NaT T0 SCALE NOTE: THE 'R' VALUE IS BASED ON AN ESTIMATE OF THE SOI CONDIONS AT THE STE. FNAL STREET SECTIONS WL BE e L -
FCUTPRAT (SDEVARIS) AL BE 2% DETERMINED BASED ON AN ACTUAL ‘R' VALUE OF SUBGRADE AS DETERMINED BY THE SOILS ENGIMEER AND WALL 8E SUBMTIED TO e 100 OF HEDAR CLR
CONPLETED AFTER HOUSE CONSTRUETION. THE Gy OF OAKLEY. ™ TPRIGAL
3 1 MO ACVISIONS EY {APP | DATE DESIGNED UNDER THE DIRECTION OF: SHEET
Crry Carlson, Barhee CUTING PROPERTY SUBDIVESICH 2104 , .
of & Gibson, Inc. . tﬂ Il:ll‘ATzE;DH 2
AKLEY | L TS+ YRS - Ptz GENERAL NOTES (GCONTINUED), TYPICAL STREET SECTIONS, ASERPERI
" DESIGN: KEJ DATE; NOVEMBEF, 2014
oo ir B OTTA || 2050 ol B, St 20 memen | EARTHWORK SUMMARY, DETAILS, & PAVEMENT DESIGN CHART e S TR 4
i e FIEANY of the DRETA GITY DF OAKLEY GCALIFORMNIA -GHECKED: AJO DATE: NOVEMBEF, 2014 oF SHEETS
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EROSION CONTROL NOTES:

RUSTIC COURT
e g

N ~PARCHEA

NEGHEORHODD-PARK. ]
S TR

PARCEL A’

SUBDIVISION 8541 3

SUMHARY OF MONITORING REQUIREMENTS

VISUAL INSPECTICNS SAMPLE COLLECTION

RISK LEVEL QUARTERLY PRE--STORM EVENT DALY | POST
HON-STORMRATER Stonu | sToRM

DISCHARGE GASELINE REAP BUP

STORMWAIER RECEMING
HSCHARGE WATER

FaSK LEVEL 1 SITES:
1
2. RISK LEVEL 1 SITES DO NOT REQUIRE A RAW EVENT ACTION PLAN.
3. RiSK LEVEL 1 SITE MONITORING AND REPCRTING REQUIREMENTS:

5K LEVEL 1 SITES ARE HOT SUBJECT TO h RUMERIC EFFLUENT STANDARD.

AL SITES:
1.

IT SHALL BE THE LEGALLY RESPONSIBLE PARTY'S (L3P /DISCHARGER) DYTY TC MAWTAIN CONTROL OF THE
ENTRE: CONSTRUCTION CPERATION AND TO ENSURE THE ENTIRE SITE 1S 1N COMPUANGE YATH THE STORM WATER
POLLTION FREVENTION PLAN (SHPPP) APPROVED FOR THE SITE, THE CALIFORMIA STATE WATER RESQURGES
CONTROL BOARD (SWRCE) ORDER NO. 20000009 DV, NPDES HO. CASODOGD2 AND THE CASQA
CONSTRUCTION BMP GUIDANCE HAHDBOCK,

2. THIS PLAN 15 INTENDED TO BE UNILIZED FOR INTERM EROSION AND SEDIMENT COMTROL ONLY AND IS NOT TOBE

UNLIZED FOR FIRAL ELEVATIONS OR PERMANENT THPROVEMENTS.

THIS PLAN MAY HOT COVER ALL THE SITUATIONS THAT MAY ARISE QURING COHSTRUCTICN DUE TO
UNANTIGIPATED FIELD CONBITIONS. YARIATIONS AND ADDITIONS MAY BE MADE TO THIS PLAR AS NECESSARY IN
THE, FiELD. DOCUMENT AND REPORT ANY FIELD: CHARGES PER THE REQUIREMERTS OF THE SWEPP AND NOTFY
THE CITY OR COURTY REPRESENTATIVE OF THE RELD: CHANGES.

4. ALL MANTENARCE AND OPERATION REQUIREMENTS SHALL COMPLY WTH THE SWPPP AHD THE CASQA

COMSTRUCTION BUP GLIDAKCE HANDBOOK.

5. DISCHARGERS SHALL EFFECT AND MAINTAIN PRECAUTIONARY MEASURES KECESSARY TO PROTECT ADJACENT

WATERCOURSES AHD PUBLIC CR PRIVATE PROPERTY FROM DAMAGE BY EROSION, FLODDING AND DEPGSITGN OF
MUD OR DEBRIS DRIGINATING FROM THE SITE

& THE CONTRACTOR IS RESPONSIBLE FOR ALL ASPECTS OF FROSION CONTROL FOR THE PROJECT AND SHALL

INSIALL AND MANTAIN ANY DEWCES AND ISEASURES RECESSARY T0 THE-SATISFACTON OF THE CITY OR
COUNTY ENGINEER AND THE REGIORAL WATER QUALITY CONTROL BOARD {RWQCB),

7. DISCHARGERS SHALL ESTABLISH AND MAINTAIN EFFECTIVE BNP PERIMETER CONTROLS AND STABILIZED ALL

DAY T s . 7 : 25 : LA A RIS : gﬁuézs;%!tglfg mw‘s AHD EXYS 0 SUFBCENTLY CONTROL EROSION AND SEDIMENT DISCHARGES FROM
e Yo S ,__,_—f(’l'i s i R L T I I R T g R .
’ i i T % 0
7 : Z{EDAR GLENN D EROSION CONTROL MEASURES WL BE PROPERLY IN PLACE YEAR-ROUND. ALL REMOVABLE PROTECTIVE BEVICES
o ; ‘//igggz SHOWN SHALL BE IR PLACE AT THE £ND OF EACH WORKING DAY WHEN: THE FIVE DAY RAIN PROBABILITY
7 i e e e L S LT 7 EXCEEDS 50 PERCENT.
;'_.;;.;___H'MJT_;.., LT ; S —— g
196 1 197 1 188 199 200 20 i 202 203 9. WSPECTONS AMD. OBSERVATIONS SHALL OUCUR WEEKLY, AN AT LEAST GHCE EACH 24-HOUR PERIOD DURNE
i i i | \} I i EXTENCED STORH EVENTS, TO IOENTFY AND RECORD BMPS THAT NEED MAINTENANCE T0 OPERATE EFFECTIVELY,
t | i I SUBDIVISION 8541 i THAT HAVE FALED Gt THAT COULD AL 70 OPERATE AS NTENDED,
10, DISCHARGERS SHALL IMPLEMENT MEASURES TG CONTROL ALL NON-STORMYATER DISCHARGES DURING
LEGE CONSTRUCTION,
EROSIONSgSI:E]}-OL FLAN — Z%TE Eﬂﬁﬁﬁ}éﬁ s_mtj&ﬁ?? M. DISCHARGERS SHALL IMPLENENT EEFECEVE MHD EROSION CONTROL.
o R DIRECTION OF FLOW WITH ==
2 s - L5 . STORM DRAIN INSTALLED T 12 CONSTRUCHON YRAFFIC SPEEDS it BE LUMITED T4 15 HPH, OR LESS, AS REQUIRED BY THE CONTRACTOR.
. . ; .
WM/— ] H FIELD IRLET PROTECTION — {S5-10) S ORCSEED WX 13, STABILIZED GONSTRUCTON ENTRANCES SHAUL BE BSTALLED PRIOR TO COMMENCEMENT OF SITE WORK. ALL
4 . o i F -
: : (S CERESTRUCTION TRAFFIC ENIERING THE PAVED ROAD UST CROSS THE ENTRANCE. THE EHTRANCE SHALL
SOALTE: 1° 56 A o= CURB WLET PROTECTION - (SE-10) B CATCH BASIN MAINTAMEL 1N A CONDITION THAT WILL PREVENT TRACKING CF FLOWING OF SEDIMENT ONT0 PALII{BLIC R
St AAS STRAW WATTLE (FIBER ROULS) - (SE-5) o FIELD INLET FRTS- e
e K e ST FENCE (SE-1) PROPOSED STORM DRAM 14, APPLY GRAVEL CONSTRGGTION ENTRANCE MATERIAL WTHIN MATERIAL STORAGE AREA.

!N. TOLL FREE
1-800-227-2600

AY EEAST TWO DAYS
BEFORE. ¥ DG

UKBERGRIURD SERVCE ALERT OF RORTHERN CAGFORIA

GENERAL NOTES:

1. NO PART OF TEMPORARY PERIMETER FENCING OR EROSION CONTROL
MEASURES SHALL ENCROACH INTO PUBLIC RIGHT-OF--WAY OR ADJACENT
PRIVATE PROPERTY.

2. O GRADING TO OCCUR UNDER SAVED TRFES CANOPY, OMLY
REMOVAL OF IMPERVIOUS SURFACES MAY OCGUR UNDER THE SUPERVISION
GF PROJECT ARBORIST, CONTACT PROJECT ARBORIST FIVE BUSINESS
DAYS FRIOR TO PERFORMING WORK.

3. SEE LANDSCAPE PLAN FGR TREE PROTECTION BY VANDER TOOLEN
LANDSCAPE ARCHITECTS,

4, ALL ON-SITE AREA DRAINS AND CATCH BASINS, EXISTING OR
PROPOSED, SHALL BE EQUIPPED WITH INLET PROTECTION,

15, APPLY GRAVEL CONSTRUCTION ENTRANCE MATERIAL YATHIN THE VEMICLE STORAGE AREA,

APPLICABLE (BUT NOT LIMITED T0)
CURRENT CASQA STORMWATER
BMP CONSTRUCTION GUIDELINES

EC—4 HYDROSEED

NS-8 VEHICLE & EQUIPHIENT CLEANING

H5-9 VERICLE 2 EQUIPHENT FUELING

N5-10 VEHICLE # EQUIPMENT MAINTENANCE.
SE-1 SLTFERCE

SE-5 FIBER ROLLS

SE-10 B PROTECTION TYPE +

SE~10 Bl PROTECTION TYPE 2

Se-10 B PROTECTION TVPE 3

-1 STABIIZED CONSTRUGTON ENTRANCE /O3
-3 ENERANCE & OUTLET TIRE WASH

-t MATERIAL DELIVERY & STORAGE

Wi-2 MATERIAL USE

Wii—3 STOCHPILE MANAGERENT

Wi-g CONCRETE WASTE MANAGEMENT

-9 SARITARY/SEPTIC WASTE MANAGEMENT

16, PLACE ALL ECUPMENT OR VEHICLES, WHICH ARE TO BE FUFLED, MANTANED AND STORED IN A
DESIGHATED AREA FTTED YATH APPROPRIATE BMPS. .

7. m?& BMPS TO PREVENT THE OFF--SITE TRACKING OF LOOSE CONSTRUCHON AHD LANGSCARE

18 PAVED STRECYS WU. BE MORITORED DALY AND FREQUENTLY CEEANED, STREETS WAL ALSQ BE SWEPT O
AT LEAST A WEEXLY BASIS OR KORE OFTEW, AS NEFDED, TO MAINTAM CONTIHUOUS LITRER AND TRACKING
CONTROL. STREET WASHING Wik HOT BE DOMNE :

18, TRASH RECEPTACLES WL BE FROVIDED THROUGHOUT THE SITE ARD UMLIZED BY ALL WORKERS FOR
WISCELLANEQUS TRASH. SITE REFUSE WAL BE PICKFD UP OM A WEEKLY BARIS OR AS OFIEM AS
NECESSARY IN ORDER TO KEEP THE SITE CLEAN.

0. COVER AND BERM LCOSE STOCHPILED COHMSTRUCTION WATFRIALS THAT ARE HOT ACRYELY SEING USED
(IE. 301, SPOILS. AGOREGATE, FLY--ASH, STUCCO, HYDRATED LIME, EiC).

2. CONTAIN AHD SECURELY PROTECT STOCKPILED WASTE MATERIAL FRON MO AND RAW AT ALL TMES
ULFSS ACTVELY BEING USED,

22, EXCAVATHE, FILUNG, BAGKFILLING AMD GRADING WORK SHALL KOT BE.PERFORMED DURING UNFAVERABLE
WEATHER CONDITICNS. .

23.  DISCHARGERS SHALL PROVIDE EFFECTIVE SOR GOVER FOR MIACTIVE AREAS AND ALL FINISHED SLOPES,
OFEN SPACE, UTILITY BACKALL AND COMPLETED LOTS. INACTVE ARERS OF CORSTRUCTION ARE AREAS OF
CONSTRUCTION ACTIMTY THAT HAYE BEEN DISTURBED AND ARE NGT SCHEDULED TO BE RE-DISTURBED
FOR AT LEAST 14 DAYS, .

24 SLOPES WL BE GRADED SO YHAY WATER 1S DIRECTED AWAY FROM THE SLOPE FAGES AT THE END OF
CACH WORKING DAY YHEN A CHANCE OF RAR IS FORECAST.

25, ALL RILLS, GULLIES, ETC. Wil BE PROMPTLY REPAWIED AS PRACTICAL BY REGRADING OR INSTALLATION oF
SOIL, GRAVEL OR SANDBAGS,

26, ALL DRAM INLETS WL BE PROTECTED AS THEY ARE COMPLETED, DURING THE ENTRE COURSE OF
CENSTRUCTION. .

27, IF SEDIMENT BASINS ARE TO BE USED, DISCHARGERS SHALL, AT A MNIMUM DESICH SEDIMEN] BASKS
ACCORDING 0 THE WETHOD PROVIDED iN CASQA'S CONSTRUCTICN BMP GUIDANCE HARGBOOK.

2B, AFTER EACH RAINSTORM, SRT AND DIBRIS SHALL BE REMOVED FROM CHECK DAMS, PIBER ROILS, ST
FENCES AND ST SACKS. SEDIMENT TRAPS/BASING SHOULD ALSO BF ORSERVED AND PUMPED DRY AS
NECESSARY TO ASSURE PROPER FUNCTION AND CAPAGITY.

29, INTERIOR FIBER ROLLS MAY BE REMOVED AS THE AREA COMES UNDER CONSTRUGTION FOR FIHISH GRADING
AND LANDSCAPG INSTALLATION. PERIMETER #ROTECTION SHOULD BE LEFT i PLACE YEAR-ROUND,

30, GRAVEL CHECK DAMS MAY BE REMOVED FROM UNPAVED ROADWAYS AS THEY COME UNDER COMSTRUCTION.

SWPPP MANAGER TO MARK KNOWN LOCATIONS

o,
o
ek
Sy
R

% MATERIALS AND EQUIPMENT STORAGE AREA

YEHICLE MARTENANCE/ FUELIG AREA

# 7  SANITARY FACILITY
V4 ‘

CONCRETE /WASTE WASHOUT

(}!‘I‘k‘ , j gaélion, Barbee CUTINO PROPERTY SUBDIVISION 8104 NO. REVISICNS BY | APP | DATE | DESIGNED UNDER THE DIRECTION OF: . /u ] SHEET

[ X r ibson, Inc. 1/ %a)
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WATER EFFICIENT LANDSCAPE WORKSHEET
PLAN 2 INTERIOR LOT

MAXIMUM APPLIED WATER ALLOWANCE: ESTIMATED TOTAL WATER USE:

MAWA = (EToND.62)[{0.7 x LA) + (0.3 x SLAJ ETWU = (ETa)0.52)[(PF x HA}/ IE + SLA]

MAWA = (48.3)(0.624(0.7 x 1,333) + (03 x 0)] ETWU = (48,3)(0,52)[(483.9) / 0,71 + 0]
MAWA = (29,946)[(557.2) + (O)] ETWU = (20.946)[681,5482]
MAWA = 27,942 GALLONS PER YEAR ETWU = 20,410 GALLONS PER YEAR

ETWU £ MAWA

HYDROZONE INFORMATION TABLE

N | HYDROZONE AREA | PE 2 HA 2

[ ME] | (SQUARE FEETY .| (SQUARE FEET)

] ey b7 SPRAY Fi 47}
2 oW 03 DRI ke 3369

1333 481

LANDSCAPE IRRIGATION AUDITS:

WATER AUDITS FOR THE LANDSCAPE IRRIGATION SYSTEM SHALL
BE CONDUCTED ONGE EVERY FIVE YEARS (60 MONTHS) AFTER
FINAL ACCEFTANCE GF THE PROJECT LANDSCAPE INSTALLATION.
THE AUDITS SHALL BE CONDUCTED BY A CERTIFIED LANDSCAPE
IRRIGATION AUDHTOR IN ACCORDANCE WITH THE CALIFORNIA,
LANDSCAPE WATER MANAGEMENT PROGRAM, AS DESCRIBED IN
THE LANDSCAPE IRRIGATION AURITOR HANDBOOK.

IRRIGATION LEGEND:

'IRRITROL' #5D600-EXT 6 STATION EXTERIOR WALL-MOUNT CONTROLLER
WITH WEATHERTRAK TECHNOLOGY

'KING BROS' SCHEDULE 80 PVC BALL VALVE; LINE 52
'RAINBIRD' #100-ASVF 1" ANTI-SIPHON REMOTE CONTROL VALVE

'RAINBIRD' #100-ASVF 1" ANTI-SIPHON REMOTE CONTROL VALVE AND 'AMIAD
FILTER WITH #150 MESH SCREEN

MAIN LINE: t-1/4" CLASS 315 PVC PIPE WITH SCHEDULE 40 PYC SOLVENT-
WELD FITTINGS; ALL CUTS TO BE SQUARE, PRIMER T0 BE USED, PROVIDE
18" (MiN,) COVER

LATERAL LINE; CLASS 200 PVC PIPE WITH SCHEDULE 40 PYC SOLVENTWELD
34" FITTINGS; SEE PLAN FOR LINE SIZE. ALL CUTS TO BE SQUARE, PRIMER

1" TOBE USED. PROVIDE 127 (MiN.} COVER

1-1/4"

47" SCHEDULE 40 PVC PIPE SLEEVES UNDER PAVING (6" FOR SHARED PIPES
GROUPED N SLEEVES); PROVIDE 24" (MIN.} COVER BELCW FINISH BASE
ROCK GRADE

CONTROLLER STATION NUMBER
GALLONS PER MINUTE

®o ¢
DO
® @

‘RAINBIRD' #1804 SAM 15H, 15Q, 15VAN LAWN 47 POP-UP SPRAY HEAD
‘RAINBIRD' #1804 SAM 12H, 12Q, 12VAN . "
‘RAINBIRD' #1804 SAM 10Q, 10VAN " "

'PEPCO #8566 OCTABUBBLER (BLACK, 0.80 GPM HEAD)
EMITTER SCHEDULE: (2) PER 5 GAL, PLANT, (1} PER 1 GAL. PLANT

'PEPCO’ #5633 QUADRABUBBLER {BLACK, 0.40 GPM HEAD)
EMITTER SCHEDULE: {2) PER 5 GAL. PLANT, {1} PER 1 GAL, PLANT

‘PEPCC’ #9633 QUADRABUBBLER (RED, 0.65 GPM HEAD)
EMITTER SCHEDULE: (1) HEAD PER TREE

POINT-OF-CONNECTICN TO YWATER SUPPLY: PROVIDE CONNECTION TO
UOMESTIC WATER SERVICE WITH COMPRESSION TEE' AND ADAPT TO NEW
114" PVYC MAIN LINE. VERIFY LOCATION WITH PROJECT SUPERINTENDENT
IN FIELD. VERIFY A MINIMUM AVAILABLE STATIC WATER PRESSURE OF 70
P3l; IF EXCEEDS 85 P3i INSTALL "WILKINS' #8500 PRESSURE REGULATOR [N
10" ROUND VALVE BOX. VERIFY A MINIMUM AVAILABLE FLOW OF 16.2 GFM.

EXTERIOR WALL-MOUNT CONTROLLER: PROVIDE 120 vOLT POWER WITHIN
RIGID CONDUIT FROM SOURCE STUBBED-QUT BY ELECTRICAL
CONTRACTOR TO CONTROLLER LOCATICN; FINAL LOCATION ON WALL TO
BE GOORDINATED WITH PROJECT SUPERINTENDENT. ALL ABOVE GRADE
CONTROL WIRES SHALL BE CONTAINED WITHIN PVC ELETRICAL CONDUIT
SECURELY FASTENED TO EXTERIOR WALL,

GRAPHIC NOTE:

IRRIGATION PLAN IS A SCHEMATIC REPRESENTATION OF THE DESIGN.
ALL IRRIGATION PIPES AND VALVES SHOWN IN PAVING AREAS
SHALL BE INSTALLED iN ADJACENT PLANTERS ALONG BACK OF
PAVING AS SITE CONSTRAINTS ALLOW. 3L EEVE LOCATIONS ARE
SHOWN RELATIVE TO RELATED SITE PAVING LOCATIONS.

GRAPHIC SCALE

10 o 16 26 40

( IN FEET )
t inch = 10 ft

REFER TO SHEET L-2 FOR NOTES AND DETAILS
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PLAN 1

WATER EFFICIENT LANDSCAPE WORKSHEET
PLAN 1 CORNER L.OT

MAXIMUM APPLIED WATER ALLOWANCE: ESTIMATED TOTAL WATER USE;

MAWA = (ETo}(0.62)[{0.7 x LAY+ (0.3 x SLA)] ETWU ={ETo)0.62){(PF x HA) F IE + SLA]
MAWA = (48.3)(0.62){(0.7 x 1,802} + (0.2 x O} ETWU = {48.3)(0.62)[{621.4}/ 0.71 + 1]
MAWA = (29,046)[(1,421.4) + (O} ETWU = {29.846)[875.2112]

MAWA = 33,581 GALLONS PER YEAR ETWi = 76,209 GALLONS PER YEAR

ETWU < MAWA

VALVE

- [ IRRIGATIONT HYDROZONE AREAT = PEXHA =
" METHOD ! | {SQUARE FEE): | (500RRE FEED)
DRIP 1250] 374
SPiAY = T4

 TOTAL:[

~
LANDSCAPE IRRIGATION AUDRITS:

WATER AUDHTS FOR THE LANDSCAPE IRRIGATION SYSTEM SHALL
BE CONDUCTED ONCE EVERY FIVE YEARS (60 MONTHS) AFTER
FINAL ACCEPTANCE OF THE PROJECT LANDSCAPE INSTALLATION,
THE AUDITS SHALL BE CONDUCTED BY A CERTIFIED LANDSCAPE
IRRIGATION AUDITOR IN ACCORDANCE WITH THE CALIFORNIA
LANDSCAPE WATER MANAGEMENT PROGRAM, AS DESCRIBED IN
THE LANDSCAPE IRRIGATION AUDITOR HANDBOOK.

piping, valves, etc, shown wiltin paved areas are for deslgn clardfcation only and shall bz Installed In planting
ateas where possiblz,

CGNTRGLLER Iiigation Conlractor is le program timing of statiohs on conlroller to iigals In the most
efiiclent, water conserving manner posshile. IL1s Be responsibliity of the Landseape Malnlenance Contraclor
andfor tha ovimer to program the lrigation Controliers lo provide the minimum amotnl of water nenpded to
sustain proper plant heallh. This includes making adjustments to Ihe program lor seasonal weather changes,
plant malerial needs, waler requirements, changes in elovation, sun, shade and wind exposures. Contractor
shall assume responsibility for any damags, erosion, puddiing, ele. dug ko nproper programming. Electrical
Conlraclor fo supply 120-VOLT A€, (2.5 AMP) stivise & disconnect, junction box and conduit, as necsssary, lo
centrofier localion. krigation Contractor to make final copnection from electrical stub-out b controfler. Instat naw
9-YGLT Buracel battery(s) In contreller (ji requlred} lo retain program: in memory during lemporary pewar
failures. Conlroller shall have ground wire as per manufaciurar's Instructions,

VALVES: BackRow Device, Isolation and Control Valve Jocalions shown are dizgrammatic. Install in
groundeovellshub areas where possible (not in lawn area), and al Ihe edges of the planting areas so 23 to ot
Interfere with plan! hole excavallen. Install valve bozes 12 Inches kom and perpendicular fo; walks, curbs, ele,
and each bax shall be 12 inches apart. The short side of valve box shall be parallel o wiajk, curb, edgs, slc.
Install {1} valve per raclangular bex Inflne with the length of the box. Locate Quick Coupling Vaives 2 inches
from pe area. lrlgation C: {o nokily &l losal Jurisdictiens for inspection and testing of Installed
Backfiow Device. If pressure exceeds 80 PSI, Conliactor shall install Pressure Reducing equipment as required.

WIRING: Control wires shall be UL approved for direc! bural in ground, Copper size #14-1, Common ground
wice shall have while Insulation jackel, Conleol wire shall have insulation jackel of coler other than white.
Splicing shall be done with 36 #1570 Scotchlok seaf pasks. Splicing of 24-VOLT wires will not be permitied
excepl it valve boxes. Leave a 24 Inch coll of exeel wire at each spiice and at $00 feet on conter 2long wire run.
Tape wire In bundles at 10 feel on center. No taping permilted in sleeves, Install a control wire for sach exlra
station left on the comtroller and 2 spare control wire of a different color along the entira maln ine. Loop 24
inches of excess wine Inle each single valve box and into one valve Sox In each group of valves.,

HEADS: The Irigation Contractor shalf fush and adjust 2l sprinkler heat's lor optimum performance and to
prevent overspray onto walks, roadways, bulldings and fences. This shall Include selesting the best degree of
arc to fil ihe sile conditions and to throftle the flow controf at each valve 1o obiein the optlimum eperating
pressure for e2ch system. Head layout and quantity is as close as possible a the scale of the drawing, tha
conlracter shall adjust and add heads as necessary io provide optimum performance and coverage of af
planted ateas. Atheads where low head drainage wii occur, use manufasturers integral in-head check valve or
approved in-ine check valve. Al sprinkier heads shall be set perpendicudar o the finish grade of the area to be
imigated untess otherwise designaled on the plans. Heads shalt be st 14" helow and 2" eway from adjacent
walks, curbs or keaders.

DRIP HEADS: Contiactor shall install drip heads in plastic cans per defail;insiall por, plug In any and all unused
drip emitler ports; dislrution tublng shall not extend beyond manufaclurers recommendations {8 feet max.).
Securs distdbution tubing le grade with lublng melal staples at a maximum spacing of 24 inches. Provide
plastio stake supporls al distibulion tubing terminus to anchor and secure emitier(s) over ruotbal; evenly space
multiple emitier inslallations around plant rootball. Install 'bug plugs” in every distribution ubing terminus.

PIFING/ITRENCHING: inslall main fine piptng with concrele thrust blocks as per manufachwer's
recommiendation, Maln and latera] fines shall be surounded with a minimum of 2° of sand or rock free soil. Pipe
sealant compound shall be Recter Seal T+2, Permatex §1 or Lases ¥905305. Pressure the Main Line @ 150
PSl for 2 hours and the Laleral Aines @ 100 P51 for 2 hours, where |t Is necessary lo excavate adjacent lo
exlsting trees, the contrastor shall use all possible care to avoid injury fo trees, and iree root systems.
Excavallon in 2rea where two (2) inch and Jarger roots xisl shall be donz by hand. Cut 1eois one {1} iach and
larger i distneler shall be painted with hvo coals of lree seal, or equal. Trenches adjacent to trees should be
closed within lwenty-four {24) hours; and whene this is hol possibie, the side of the tench adiscent to the tree
shall be kept shaded with wel buriap or canvas.

SLEEVES: The lrigaticn Contraclor shall coordinate with the General Contractor and cther Subeanlraclors for
the location and the installation of sleeves, conduit or pipe through walls, under foatways, paving, structures,
etc, prior lo construction. In addition to the sleeves and conduits shown on he drawlngs, fe rigation

©: shafl be ible for the b andfor llation of sleeves and condults of sufflclsnt size
under all paved areas.

IRRIGATION SYSTEM: The Ivigalon syslem design is based on a minimum operafing pressure (PS5l and a
ficar demand {GPM) as noted on pian. The Indgation Confractor shalf verlly waler pressure prior o conskruction,
Reporl any difference between tha water pressure Indicaled on the drawings and the actual pressure reading at
the livigation Pelnt-ol Connection lo the Landscape Architect. Failure 1o do so wilf rsstll in the conlractor being
responsible for any necessary changes due to tis difference,

GUARANTEE: All construcion, parts and products by the £ pe C: andior his sy

shall be guaranleed for one (1) ull year after the beginning of the maldenance period. The conkactor shall
replace {at no expense to the Ownsr) any and aff iflgation preducts thal ar: ih an unatceptable conditlon for
{he lime of use, Replacement of any ilems =hall match c+lginal descripfion of ltemi(s) o construction plans and
shall be installed per specillsation. The Contraclor shefl nol be held liable for loss of kgalion parts or products
due fo vandafism, accidenlal causes, or acls of neginct by othets Ihan the Contractor, hls agents or smployees,

DO NOT BID, GRDER MATERIALS OR INSTALL ANY GR ALL GF SYSTEM BEFORE READING THE
IRRIGATION NOTES IN THEIR ENTIRETY. THE CONTRAGTOR SHALL ASSUME FULL RESFONSIBILITY
FOR ALL CHANGES, REVISIONS AND OR ADDITIONS TQ SYSTEM DUE TO FAILURE TO DO 50.

(D ISOLATION/ BALL VALVE

WALL MOUNT CONTROLLER

/__ CTHLED COMTROL WIRES

TEWOTE CORTRIN, WALYE.
P SOt B0 ADMPTER

PG SO 60 PIFE

WE FILTER — PRIP YALYES DMLY
(REFER To LIoEID)

FOISH CRADESTOR OF WINEY

G SCH B0 WANLIME PPE

HOTRE
- 107 OF MULGH

o FIMSH CRADE

POP-UP SPRAV SPREVLER

PYC SCH 40 BLL
PYG SGH 40 STREET HL

7Y SoH 50 TP
(LENGTH AS REGIRED)

PVG SCH 40 STREET BL

FYS LATERAL PIPE

@)

POP—UP SPRAY HEAD DETAIL

180" 1207
EMITIER ALCESS
BOX (TP
£DEE OF
RO EMITTER TUBE
TBAL OUILET POINT

(P

2 oM TUBES
5 _GALLON SHRUB)

7 DT WES TP
{5 GRLEON_ SHRYA)

4 DISTRIBUTION TUBES
15.GA DR 247 BOX

SLOPE

2" BARK HULCH COVER

FINISH SO/ GRADE

QliADRA-DUBBLER TURING

FPEPCO QUADRA-BUBBLER
ARD TUOE CLAMP PLATE

BYG ELL

SCHEDULE BO RISER

LATERAL LIRE

PVC TEE

f ) EMITTER QUTLET PLACEMENT DETAIL

QUADRRA-BUBBLER DETAIL

GRAPHIC NOTE;

IRRIGATION PLAN 35 A SCHEMATIC REPRESENTATION OF THE DESIGN. ALL
IRRIGATION PIPES AND YALVES SHOWN IN PAVING AREAS SHALL BE
INSTALLED IN ADJACENT PLANTERS ALONG BACK OF PAVING AS SITE
CONSTRAINTS ALLOW. SLEEVE LOCATIONS ARE SHOWN RELATIVE TO
RELATED SITE PAVING LOCATIONS,

GRAPHIC SCALE

q 5 10 20 . 40

( IN FEET )
iimch = 10§t

n

L REVISIONS
. P
. i
IRRIGATION NOTES: A
GENERAL NGTES: Do notwillnlly instail the inigation syslem as shown on the drwlngs when it is obvious ia ﬁ
T ¥ the field that obetruclions, grade or diff in area dh {ons exist that might ncl have been ’ A
! consfdered in the design of the system. Sush obsteuctions or differences should be brought ko the altention of - Ku—_— 1
l ; the Land! Aschitect. Nofify | Architec! of any aspects of layout, which will provide Incomplete or ~ = IRFIGATON. CORTROLLER A
insufficlent water covetage of plant materal and do not proceed until the instruelions are obteined. In the event }] - FINISH GRADE 24 vy COMTROL TRHE
I this notificalion js not performed, the Irrigation Contraclor shall assume full rasponstbifity for any revisions 10" ROUND FIBERGLASS YALVE /2 ELECT. CONDIAY 1 . \
| necessary. Itis the responsibility of the lrigation Contractor to famBiafize himself with 2l the grade differences, BOX &
l locallon of watks, rataining walls, elo, prior lo construckions. I shall be the Conbaclor's responsibiity to protect 120 WOLY LOCKABLE |
| inplace (by all means necessary) all existing uklilies unless otherwise specifled on the pans. Gily slandard mgﬁ“”‘mr GHAGFF |
I i drawings, specificalions, specillc noles & delail drawings and Ite soils raport lake precedence over general ISOLATION YALYE o
i drawings and plans unless otherwise directed. Any devlallon from approved plans durng construction wil — FMISH GRADE =
l { ] require 48 hours prlor notice to the Landscape Architect. At least one set of plans shall be on the site at all times KAl LINE ks
t for Inspectlen, Jrrigalion Conlractor shall comply with all State, Counly and Clty lawrs and ordinances; and U Senicn PYC SCH 4D CONOURT. % 53 ;
! i g regutations of lhe Bepartment of Industrial Retallons, 0,5.H.A. and Industiia) Accident Commission relating to 0. 5 REBAR ANCHORS SKEEP FIL AND FFTHRGS <23,
] the safely and characler of work, equipment and laber pessonnel, The irrigation Consullant assumas no <3 ..::-": 53
P | responsibilty beyond the adequacy of the design centaing hersln, TRUST stonk- VERES
S 208
| DRAWINGS: Due lo he scale of drawings, it is nol pessible to indisate all ofiseis, fitlings, sleeves, etc., vhich e g REMaTE CONTROL £ ‘S_g %a
miay be 1equired. The Contraclor shall also carefully investigate the stuclural and finished condiions affecting @ g 8 o
i all of his work, plan his work accardingly and furnish such fittings, 816 as may be netessary to meel such 1—IHCH PYC SCH 13, s, 5] 5 Sy
| conditions, Drawings are generally diagrammalic and indlealive of the work lo be Installed. The work shalt be SWEER EXL AHD FITRRGS 2 g5 82
| instalied In sich a manner as to avoid confiicts between inlgallon syslem, plantihg and Brchitectural features. All A EEE
i
I
|
|
i
|
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- DRIVEWAYS BY OTHERS
PRODUCTION i PRODUCTION CTION . |
?RIVEWAYS BY OTHERS i DRIVEWAYS BY OTHERS DRIVEWAYS BY OTHERS |
,,,,,,,, - I R _ ; | R IS S
—
—
SUGGESTED PLANT MATERIALS LIST: NOTES FOR PLANT MATERIAL SELECTION: >
FRONT YARD LANDSCAFE 1. ROTATE PLANT MATERIALS LOT TO LOT SO THAT THE PLANT <t
PALETTE FOR ADJOINING LOTS IS DIFFERENT ESPECIALLY AT [
TREES: TO BE 16 GAL. S8IZE S-4  MEDIUM SHRUSS: TO BE 5 GAL. SIZE THE FRONT ENTRIES. ne n
T-1 STREET TREE; REFER TO STREET TREE AND FENCING ABELIA EDWARD GOUCHER' (ABELIA) 2, |F APLANT MATERIAL GROUPING CROSSES THE PROPERTY o
PLAN COLEONEMA PULCHRUM {PINK BREATH GF HEAVEN) LINE BETWEEN LOTS, USE ALL OF ONE SPEGIES OF PLANT FOR Q
T2 ARBUTUS 'MARINA' (ARBUTUS) NANBINA ‘FIREPOWER' (DWARF HEAVENLY BAMBOQ) THAT GROUPING, > prd
PRUNUS CER. 'KRAUTER VESUVIUS' (FLOWERING PLUM) b
S5  SMALL SHRUSS: TO BE 5 GAL, SIZE AL NOTES:
SHRU%S: NOARD SHRUR: T . BUXUS M. 'GREEN BEAUTY' (BOXWOOD) ADDITIONAL N S % E
S-1  STANDARD SHRUB: TO BE 5 GAL, SIZE ESCALLONIA 'COMPAKTA' (DWARF ESGALLONIA} .
4. ALL PLANTING AREAS {EXCEPT LAWNS) SHALL RECEIVE A 3
LAVATERA ASSURGENTIFL.ORA (TREE MALLOW) PUNICA GRANATUN 'NANA' (COMPACT POMEGRANTE} o
RHAPHIOLEPIS ‘MAJESTIC BEAUTY' (INDIA HAWTHORN) ¢ ‘é‘mz%ggg FRBARK TOP DRESSING MULCH (NUGGET NOT I N,
ez LARGE SHR . s 56 SMALL ACCENT SHRUBS: TO BE 1 GAL, SIZE : i
- UBS; TO BE 5 GAL. SIZE ASPARAGUS D. 'SPRENGERI (ASPARAGUS FERN) ey
. L \f BY A :
CoroumRTIRLACTR ot eheraTeny AT S Corn e ) b O S e L e T Y, = e )
FLAEAGNUS P. ‘MAGULATA {GOLDEN SILVERBERRY) PHORMIUM T. 'BRONZE BABY [DWARF FLAX} LOT. i
FEIJOA SELLOWIANA (PINEAPPLE GUAVA) . CHECKED: - JoB W
G GROUNDCOVER: TO BE 1 GAL. SIZE TR E——
53 HEDGING SHRUBS: TO BE 5 GAL. SIZE COPROSMA VERDE VISTA' (COPROSMA) @ 30" 0.C. 03014
LIGUSTRUM TEXANUM (WAX LEAF PRIVET) -
NERIUM 0. 'PETITE PINK' (DWARF CLEANDER) T  TURF FROM DWARF TALL FESGUE 80D ROLLS GRAPHIC SCALE o
RHAPHIOLEPIS ACK EVANS' (INDIA HAWTHORN) 0 e s 2 10 )
e ——— —
¢ FERT ) SHEET
1 inch = 10 ft
REFER TO SHEET L4 FOR NOTES AND DETAILS L"B
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TREE PLANTING DETAIL

2-3" WATERIT BASW BEH AT Shoe
& (HOTRALL WITH MINCH. 00 No¥ tovss
STEM DF FLANT,

25 IMETER TF
ROGYBALL(WIN}

SHRUB PLANTING DETAIL

PLANTING NOTES:

GENERAL NOTES! The Landscapa Contractor shall inspect the site and be famitiar with all existing site conditions priot to submitilng hls
bid. Gentractor shall not witifully procesd with consiructlon as shosvn when | Is obvious that obsiructions, landseape area andior grade
differences exist thal may not have been known during design. such conditions shall iImmediately be brought to the altention of e
Landscapa Architect. The conlractor shall assume full responsibility for all necessary revislons due o fajiure to give sush notification.
Contractor shall be responsitle for making timset familiar with ajl underground uliiities, pipes, structures and ohstrucions, Contractor shall
teke sole rasponsibility for alf costs incurred dite to damage andior replatement of these items, Contractor shall be responsible for
covrdination between Utades and as reguired to Hish landscape fions. The 1 pe Conlractor shall be
respongibia for any damage 1o existing facilties caused by or during the performance of his wock, Al fepairs shall be made at no cost lo the
Craner. Planting shafl be Installed In conformance wilh alf applicable local codes and ordinances by experiznced wotkmen and a lfoensed
Landscaps Comlrastor who shall obtain ol necessary permiifs and pay alk reduired fees.

SOIL PREPARATION: The Landscape Conliacter shall be respensibie for linlsh grading and all planting area drainage, Positive drainage
away from fhe buliding s per city codes shall be maintained. No low spals which hold standing water will be accspted. The Landscaps
Contractor shall incorporate sol] preparaiion amendment into planting areas as noled balow. Where rototiling is not possible, Incomporate
soliamendments ink op 6 inches with hand {ools. After Inslaflation of krgation system, all planting areas are to be fine graded to within 2
Inches and slightly mounded away from edges of top of pianter, curb, walk, header, ele. and raked smosih with all rocks and delrls over 1
inch in diameter removed.

S0iL PREPARATIGN AMENDMENTS AND BACKFILL MIX: The Landscape Conlrattor shall amend existing scil, by rototiting, 6 cu. yd.
BFl'Super Humus™ compost and 15 Ibs. organic balanced lertillzer 'Phyta-Boost' (#-4-72) per 1,000 s0. | .available fom Caffornia Crganics
or aqual jntc the top B inches of soil In sl planting areas. (or equaly Pit Planling Mix: for Irees 2nd shrubs mix 143 organis smendment, 2/3
amsnded lopsell as noted above,

TREE PLANTING: The trees ase to be planted as per detall on plan. Trees shall typlcally be lvcaled 2 minimum of 4 feel from curbs, valks,
headers, bulldings, overheads, and olher trees within the project, backiill shal be the 'Pil Planting Mix' as noted sbove. All tress shalk tecelve
organic fefliizer 'Phyta boost’ 7-1-2 avall. from Califorola Fetillzer Company Inc.for equal) for 15 gallen trees; 1 cup, for 5 gallon bees and
shrubs; 112 sup. Thoroughly walsr rees immediately afler planling.

ROOT BARRIERS: All frees planted within 5'of a paved suface shall receive a inear type root barmier 18° deep and 10" leng 2bng
adjacen! paving edges. cenlesed on the tres trunk. {See detall)

EHRUB PLANTING: The shrubs shall be spolted as per plan and the iocations approved prior o the digging of the holes, Shrub backlil shall
ba the 'Pil Planting Mix’ 28 noted in 'Backfili soil mixes'. All shrubs shalf receive Phyla-Boos!' 7-1-2 ergande fertitizer avail from Catffornla
Ferlifizer Gompany Ine.(of equat) at the following rates; For 5 galton shrubsi#f2 cup for, 1 galion shrubs:i/d cup. Thoroughly water shrubs
immediately after planting. Do nel ptant any plant within 20" of any building vrall.

MULCHING: Mulch all planBng ereas, excluding favwn and storm waler bloswale areas, having a slops jess than 2:1 with a 3 Inch minimum
deplh of recycled wood fiber, UY stabilized dyed-colorfast black with a PH of no higher than 5.0, and free of noxious weeds and forelgn
materials. #135 Black Chip lrom ‘Re-User Inc.' or approved equal,

S0D LAWRN: Sod shali be as specifled on drawings and instelled as per suppllers specifications. Remove from all turd areas, slones {1"or
larger}, mortar, concrete, asphall, rubbish, debris and any malerials harmfull 1o planl hfe Rempve noxious weed growih and reols.
Thoreughly mix and pubverize the following props 18 of ials (Hightly s} io a minimum depth of 8-8 inches.
while in a moist, friable condldon; & cu yards of BF| 'super humus' compost per 1000 sq . of lavn area and 15 Ibs per 1000 organioc forbilizer
‘Phyta-Green' Turf Fertilizey 8-2-2 availeble from Calfornda Crganic fedifzer Ine., {or equat)

LAWN MAINTENANCE: Protec! an malniain each area by walering, mowing, resodding or seeding as necessary for a minimum ol 60 days
after turf installation or lo the end of the $0 day malntenance pered (which ever is lalest). Esloblish a Lhick, weed fres uniform stand of grass,
tow grass at 1 12 inches in heighl when it altains & belght of 2 inches. Apply 10 Ibs ger 1000 sq L. of 'Phyta Green' Ciganic Lawn Ferilizer
el end of maintenance petlod,

MAINTENANCE; The Confrastor shafl maintain the project for 80 days {or as requested by owner) following the epproval to begin the

254 GOMPOSITE (PLASTIC)
'BEND-A-BOARD’ OR EQUAL
HEADER {CONTINGUS)

_WW! 2X2X 18 WOOD STAKING (REDWOOD)
AT 4 FT. SPACING (MAX.)

GROUNDCOVERMULCH

-57

FOR USE BETWEEN LAWN
AND GROUND COVER AREAS

HEADERBOARD

NO SCALE

period. During the entire maintenance period, watering, cultivating, weeding, mowlng, repaliftightening of slakes and ties,
restoralion of basing, provision of supplemental water by hand in addifion to irrigation system as necessary. Mo pro-emergence herbicides
shall be applied- hand femove weeds. Only organic ferliizers shall be applied such as those spacified above. install per manulacturer's
recommendalions. At the end of the 80 day maintenance petiod all areas ate io be weed free ahd sk plant malerial is 1o be in a healthy,
Ihriving condition. fnlegraled pest managemenl praclices shell be implemented,

SUBSTITUTIONS: Requests for substilulions of pland vasielies shall be made lo Ihe Landscape Architect within 15 days aRer signing of
contract.

GUARANTEE: All construction, trees and shrubs by the Landscaps Contrattor andfor his subtontractors shall e puaranteed for (1) one
year altey beginning of mainlenance perbd. The contraciur shall replace, at no espense Lo the Dwnes, any and 2ll landscape materfals that
are in an unaceeptable condillon for ime of use, and {rees or shrubs that ars dead or ot In a vigorous, heelthy growing conditfon; within two
wasks of notfication of such. condition. Replacement shail be of Lhe same kind and size as the originally specified itern and shall be replaced
a3 otigihally described on the drawings. The Gontractor shalf not be held liable for loss of planl materiats during the guarantes period due to
vandslism, accidertal causes or acts of neglact by others than the Contractor, his agenls and empioyees,

CLEAN UP; Atthe snd of sach work day, al the inapecBon for substential sempletion and before acceptance of pmjﬁcl tiean paved aieas
Ihal are dirtied or steined by conslruction operations, by sweeping or washing, end remove Remove

amqiipmeant, excess materlals and lools. Hau! from Cwners properiy the debris resulling from consiruelion, and dispese of fegally. Remove
remaining temporary prolection al ime of acceptance by Owner unless otherwise agreed.

FERTILIZERS: Avallable Caliiomia Fertilizers Company Inc. 1-800-268-5690 wwv.organicag.com
wvew.califomianganiclediizers com. Compost avaliable from BF| 468-888-7632 www.bil.com

EXISTING TREES TO REMAIN: Provide lemporary fencing, bardeades of guards as necessary lo protecl exishing trees or other plants
which are io remalp, from abeve grade damage, Protect root systems from smetherng, Do not sfore construction malerisls, debris o
excavated material vithin drip fine {outer periimeler of lres branches), Restrict vehleular and fos! Laflic within drip line o prevent excessive
compaclion of soll over fool systems. Arborisls report, when present, lakes precedent over these notes,

GRAPHIC SCALE
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LANDSCAPE TYPICALS
CUTINO PROPERTY

RONT YARD
PLANTING PLAN
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DESIGET:




6' HT. SOLID WOOD
FENGE; (TYP.)

_ RUSTIC COURT

FENGE; (TYP.)

mprp— 7 enr.soowooo—/  CEDAR GLENN DRIVE

\_4 |PIS CHI

REVISIONS )

PLANT MATERIAL LIST:
WUCOLS
SYMBOL _ BOTANICAL NAME ~_ COMMON NAME WATER NEEDS
TREES: TO BE 15 GAL. SIZE
FRARAY FRAXINUS 'RAYWOOCDII' RAYWOOD ASH MEDIUM
PIS CHI PISTACIA CHINENSIS CHINESE PISTACHE LOwW
CITY OF OAKLEY
Planning Department
JAN 06 2015
GRAPHIC SCALE
30 1] 15 30 B0 120
( IN FEET )
1 inch = 30 ft

REFER TO SHEET L-2 FOR NOTES AND DETAILS
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ITEM DESCRIPTIONS:

A - 2°X8" CAP; CONTINUOUS

8- 1"X4" CLEATS; BOTH SIDES

© - 1"X8* BOARDS; ANGLE SET WITH 1" OVERLAP
D -4"¥4" POST AT 8' 0.C. MAX,

E - 2'X4" BOTTOM STRINGER

F - 27X8" KiCKER

G - 3'px 36" DEEP CONCRETE FCOTING

H - EiNISH GRADE

WOOD FENCE DETAIL

NOTES;

ALL WOOD TO BE ROUGH SAWN REDWOOD UNLESS
NOTED OTHERWISE.

HOLD TOP RAIL tEVEL: STEP FENCE & ALTER PANEL
WIDTH AS NECESSARY TQ CONFORM TO GRADES.

NO SCALE

PLANTING NOTES:

GENERAL NOTES: The Landscape Conteactor shall inspect the site and be familiar with all exisling site conditions prior to
submitting his bid. Conieactor shall nol wilfully procesd with construclon as shown when i is obvious that obstructions,
landscape area andfor grade diiferences extst thal may nol have been known durlig declgn, such conditions shall immediately
be hrought to the attention ol the Landscape Architect. The conlracior shall assume tull responsiblilty for all necessary revisions.
dus o [gilure to give such notiflcatllon. Contractor shall be responsible for making Mmsell famiflar with all underground ubillties,
pipes, struclures and i [+ shall take sole ibifity for 2l cosls ncurred due to damage andfor
replacement of thass items. Contractor shall be responsible for coordination between irades and subcentractors as requlred to

h land: operalions. The L G shall be responsible for any damage fo exlsting fachifles caused
by or dusing the perfermance of his work. All repairs shall be made at no cost lo the Owner. Planting shall be instabied in
eonformance with all applicable ocal codes and crdinanees by experienced workmen and a ficensed Landscape Contractor
who shall obtaln all necessary permits and pay alf requbred fees.

SGIL PREPARATION: The Landscape Contraclor shall be responsible for finish grading and all planting area drainage.
Fosllive drainage away from the building as par cily codes shall be maintained. No low spols which hold standing water will be
accepled. The L. pe C shall backiill solf mixes in planting areas as noted below. Where rotolllfing is
not posstbie, incorporate soll amendmenls lnto top 6 nches with hand toois, After installation of indgation system, all planting
areas are to be fine graded lo wihin 2 Inches and stightly mounded away from ndges of top of plentet, cuib, walk, header, ele.
and raked smooth with all rocks and debds over 1 Inch In diamater removed,

BAGKFILL SOIL MIXES: The Landscape Conlractor shall amend existing soil, by reloliling. € ou. yd. "nivofied" sofl condifioner
[wilh & PH of 5.5-7.5) and 15 s, granutar ferdilfzer (12-12-12) per 1,000 =q. fi, Into the top 6 Inches of soll in all planting aveas,
£l Planting Mix: for lrees and shrubs mix 113 organlc amendmenl, 2/3 amended topsoll a5 noted ebove. Ackd Backll bix: 112
pit planting mix, 142 sphaghum peal moss (premolstened), "4%er Brand Asid Food" (4-8-5) at 1/2 manulaclurers suggesled
applicalion rate. Planter and Pol Mix: 42 topsoll, 172 organle amendment, 143 sand, 1 Ib, fertifizer (8-20-26) per cu, yd. of mix
and 2 Ibs. iron sulphate parcu, yd, of mix,

TREE PLANTING; The frees are lo be planted as per detail on plan. Tres backfil shall be the Pt Planting Mix' a5 noted above,
All trees shall receive (4) 'Agriform’ 21 gram {20-20-5) ledilizer tablets. All Planatroes shall recelve root barrier Installation for
any kraes within 10 . of walls or paved suaves,

RGOT BARRIERS: Al tress within § It. of paved surface or wall, shall racelve rool sarder inslaliation of ‘Deep Rool’ Barder
FUB-18-2 inoar panels: Install pansls sxtendlng 6 . In elther direction from tree frunk along adjacent paving sdges,

SHRUB PLANTING; The sheubs shall be spotled as per plan and the focalions approvad prior lo the digging of the holes, Shub
backfilt ehall bo the “Pil Planting Mix' as noled In '‘Backill soil mixes'. Azaleas, Camellias and fern varjetles shall recelve the ‘Acid
backfill mix'. Al shrubs shall recelve 'Agriform’ 21 gram (20-20-5} ferlilizer iablats at the following rates: For 15 gallon shrubs: 4
lahlels, for 5 gallon shrubs; 3 tablsts, for 1 gallon shrubs: 1 tablet. Thoroughly waler shrubs immediately atter planting.

VINE PLANTENG: The vines shall be planted similar to the shrubs. All vines shall be removed [rom stakes and faslened lo
climbirg surface by means of vine Bes for each major leader.

MULGHING & PRE-EMERGENT: All planting areas ave Io ba Ireated with a pre-emergent. Mulch al planfing areas, excluding
fawn, having a slope less than 2:1 wilh a 3 inch minimum depth of #/27-3/4" recyeled wood bark, dyed with color fas! dye, with a
PH of no higher than 5.0, and lree of noxious weeds and foraign materials.

SOL LAWN: Sod shall be a5 specified on drawings and installad as per suppliers specifications. Remove from all turf areas,
stonas {17 or lacger). mortar. concrele, asphalt, nubbish, debris and any matecials harmbiull Lo plant Efe. Remove of spray as
required lo eradleale noxious weed growth and rools. Thoroughly mix and pulverlze the foliowing proportions of materials
{lightly compacted measurements) ¢ a minimum dopth of 6-8 inches while In a molst, ilable condilen: & inches of topsoil $5
this, fertillzen!1,000 #q. it inorganic (16-15-8) § cu. yd. Nitrogen stabllized soll amendrment per 1,000 5q. fl. soli.

MAINTENANCE: The Contraclor shall maintaia the project for 30 days (or as requested by owner} foliowing the approval to
begla lhe malnlenance pedod. During the entire maintenance perod, walering, cullivating, weeding, repairlightening of slakes
and ties, restoralion of basins, provision of supplemental waler by hand In addition o imrgation syslem as necessary, spraying
for Insects and disease shall be perfarmed. At the end of the B0 day malntenance period all areas are to be weet kee and alf
plant matertal Is Lo be in 2 healthy, thiving condition, Fuerish Owner wilh typed mainlenance maneal outlining watering,
feriMizing, weeding, and pruning schedules.

TREE PRUNING NCTE: THE OWNER SHALL HOT PRUNE ANY TREES WITHIM THE PUBLIC RIGHT-DF-WAY. Such
pruning shall enly be periormed pursuant o an arborist's recommendatton andfer s parl of the County's regular streat trea
inalnlenance peogran.

SUBSTITUTIONS: Requests for substitutions of plant varleties shall be made to the Landscape Archllect within 15 days after
signing of contract,

GUARANTEE: Al construction, trees and shrubs by the Landscape Centraclor andfor his subconiractors shall be guaranleed
for (1) one year aflar beginning of perlod. The shall raplace, at no expense (o the Crmer, any and all
landscape maledials that are in en unacceptable condifion for time of use, and ¥ees or shrubs that are dead or not in a vigorous,
healthy growing condition; within two weeks of notification of such condition, Replactment shall be of the same Kind and size as
the originally specified item and shall be replaced a5 oflglnally described on the drawings. The Gontraclor shall not be held
liable for loss of plant materials dutlng the guarantee perlod dus to vandalism, accldental causes or acts of neglect by others
than the Contractor, his agenis and employees.

CLEAN UP: At the cnd of each work day, al the inspection for substantial completion and before ateeplance of profect, olean
paved areas that ars didisd or stalned by construction cperalions, by swecplng or washing, and remove delacements and
slains. Remove construction equipment, excess materials and tools. Haul from Owners property the debris resulling from
consiruction, and dispose of legafly. Remove remalning temporary protecion at ime of acceptance by Owner unless otherwlse
agreed.

EXISTING TREES TOQ Provide temporary fancing, barricades ot guaids as necessary to prolect exisling trees or
other plants which are to remain, from above grads damage. Prolett roul systems from smothering. Do not stora construction
materials, dehris or excavated material wilhin drip fine {olter parimeler of ree branches). Restrict vehicular and foct traffic
within drlp line lo prevenl excessive compaction of scil ever root systems. Arborist's report, when present, takes prscedent over
these notes.

JUTE MESH: Install jute mesh unflormilly in contac! wilh soit. The top and Hottom edges shall be {ofded tighly over and shall be
anchored with '’ shaped staples 67 long al 3" 0.0, Overlap slips 5" and staple at 3' o.e, For each strip of mesh 3 rows of staples
and one row aflernalely spaced In the niiddle.

REVISIONS )

NOTES
AVGIG BAMAGE TO ROOTS,
4 AVCH> ROOTBALL WHEN PLACING STAKES.
DETAIL A
HTS

BY PARKS DiVISION,

£ MiN.

VARIES

ENBS ARE EXPOSED

5 MIN.

2x ROOT BALLIQIAMETER

CENTER TREE iN PIT

18" ROOT
BARRIER

GRADE

WIRE BASKET

TRUNK

PLANTING MIX

TREE TYPE SHALL BE DETERMINED

12 GA. WIRE, TWIST TO TIGHTEN.
ALLOW 2" MOVEMENT WITH EAGH
STRAP, TUCK ANY LOOSE ENDS INTO
THE WIRE WRAP S0 THAT NO SHARP

Lot sisiss s smsimesss (3] 2% HAMETER PRESSURE TREATED
POLES - TYP,

172" DIA BLACK RURBER HOSE

TVYP,

EACH TREE MUST BE PLAGED SUCH

THAT THE ROOT COLLAR IS VISBLE AT
THE TOP OF THE ROOT BALL & 2° ABOVE

COMPLETELY REMOVE BURLAP OR

2" DEPTH MULCH AS SPECIFIED, PO NOT
PLACE MULGH WITHIN 3°-4" OF TREE

——— SHOVEL CUT ALL SIDES OF PIT

NOT TO SCALE
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fm TREE PLANTING
APHIL 204 OAxiey DETAILL

CITY ENGINEER

STD. PLAN NO,

15

TREE SPECIFICATIONS
Al 18 gal, treas must meet the follewing minimum specifications:
HEIGHT: 7 - 8 feet high planted in the ground.
CALIPER: 1-4/2 inchas, measwred § inches from the basa,
BRANCHING NEED: Minimum spread of 2 - 3 feel,
. CENTRAL LEADER: Single, relatively stralght

s R

Any exeaplion fo the above must be approved by the Cly.
Al planting stock must must have the approval of the City,

Gity reserves the righl lo raject rees that do not meet
quality mirsery sloek.

PLANTING SEQUENCE

Dig the hote bwice as largs in diamelsr and 1-142 times as deep as the
oontainer in which the plant was delivered. Provide a 6 inch minimum
clearance alt around the rootbail.

The axistiog soil area is to be removed to a depth of 2 feel and replaced
with U.C. Ag. mik or approved equivalent, U.C. Ag, mix shafl by
combined with exising soil, 113 mix, 273 natives sol.

Fifl hole with the backfill mix to a fevet 1 inch bilow the curb.

Placa 3 Agriform Planting Tablets par frea at aquldistant spacing.
Tablels shall be 21 grams pach with a guarantaad (est analysis of
20405,

Ramove the roolball cacsfully from tha contalnar by supperting t from
belaw, Saver any dicling rools (316 inch or greatar) with sharp shears
orknife. If the rootball is dense or compacted, carefully icosen tha roots
at the slte and boltom of the roiball. Do not pull the roolball apar. Tha
severing of large ools will encewrage new ronls Initiating at the cuta.

Fill arpund the roatball with backfill and pack Lhe goll with the shovel
handle as you K. Be carelul not to distur the rootball Rself.

Use tha remzining »ative solf lo create a basin appropriate to tha sile.

APPROVED BY

DATE
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G TREE PLANTING
APRIL 2014 &\OAKLE“ SPECIFICATIONS

CITY ENGINEER
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Attachment 4

RESOLUTION NO. XX-15

A RESOLUTION OF THE CITY OF OAKLEY CITY COUNCIL MAKING FINDINGS
AND APPROVING DESIGN REVIEW FOR “CEDAR GLENN ESTATES DESIGN
REVIEW” LOCATED ON THE NORTH SIDE OF CEDAR GLENN DRIVE WITHIN

SUBDIVISION 9104 (DR 07-14)

FINDINGS

WHEREAS, on December 16, 2014, John Kiper of Kiper Development, Inc.
(“Applicant”) filed an application for design review approval of house plans and
architecture, and a development plan (neighborhood plotting plan) for 20 entitled lots
located within proposed Final Map 9104 (approved Tentative Map 9104) on the property
known as “Cutino Property” (*Project”). The 4.74 acre project is located north of Cedar
Glenn Drive in Live Oak Ranch, and abuts the west edge of Shady Oak Community
Park. The project site is zoned P-1 (Planned Development) District. APN: 034-250-
008.

WHEREAS, the applicant’s plans include house floor plans and architectural
elevations, color and material palettes, conceptual landscaping, street tree selections,
neighborhood plot plan map (“development plan”), and grading plan (“Plans™); and

WHEREAS, on January 6, 2015 the project application was deemed complete
per Government Code section 65920 et. seq; and

WHEREAS, the project site is designated Single Familty High (SH) on the Oakley
2020 General Plan Land Use Map, and zoned P-1 (Planned Development) District; and

WHEREAS, the project does not constitute changes to the physical impacts
associated with, and falls within the scope of, the adopted “Subdivision 9104 — Cutino
Property” Mitigated Negative Declaration (SCH# 2006092007) adopted as part of City
Council Resolution 141-06 on November 13, 2006; and

WHEREAS, on February 13, 2015, the Notice of Public Hearing for the project
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 300-foot radius of the subject property’s
boundaries, to outside agencies, and to parties requesting such notice; and; and

WHEREAS, on February 24, 2015, the City Council opened the public hearing
and received a report from City Staff, oral and written testimony from the applicant and
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
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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

WHEREAS, these Findings are based on the City's General Plan, the City’s
Zoning Ordinance, Vesting Tentative Map 9104, City Council Resolution 141-06, and
the information submitted to the City Council at its February 24, 2015 meeting, both
written and oral, including oral information provided by the applicant, as reflected in the
minutes of such meetings, together with the documents contained in the file for the
Subdivision (hereafter the “Record”). '

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

A. Regarding the application requesting design review approval for project titled,
“Cedar Glenn Estates Design Review (DR 09-14)", the City Council finds that:

1. The proposed design review plans are consistent with the applicable
General Plan designation and approved Vesting Tentative Map 9104. The
proposed use was anticipated in the General Plan and the Vesting
Tentative Map 9104 was approved on November 13, 2006; and

2. The proposed design review plans comply with project's P-1 District
zoning regulations, as incorporated in these conditions of approval
through reference to City Council Resolution 141-06; and.

3. The proposed design and materials of the single-family homes, as well as
the typical front yard landscaping and street trees are compatible with the
applicable adopted City of Oakley Residential Design Guidelines
standards, as modified through implementation of this resolution’s
conditions of approval.

B. The Project complies with Measure J Growth Management requirements.

BE IT FURTHER RESOLVED THAT, on the basis of the above Findings and the
Record, the City Council approves the applicant’s request for design review approval of
“Cedar Glenn Estates Design Review (DR 09-14)”, subject to the following conditions:

Applicant shall comply with the requirements of the Oakley Municipal Code and
applicable Conditions of Approval from City Council Resolution No. 141-06, unless
otherwise stipulated in this resolution. Conditions of Approval are based on the plans
received by the Community Development Department and made a part of the City
Council's meeting packet for February 24, 2015.
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THE FOLLOWING CONDITIONS OF APPROVAL SHALL BE SATISFIED PRIOR TO
THE ISSUANCE OF A BUILDING PERMIT UNLESS OTHERWISE NOTED (BOLD
CONDITIONS ADDED OR AMENDED AT PUBLIC HEARING):

Planning Department Conditions
General:

1. This Design Review is approved, as shown on the plans, date stamped by the
Planning Department on February 24, 2015, and as conditioned below.

2. This approval shall be effectuated within a period of one (1) year from the
effective date of this resolution and if not effectuated shall expire on February
24, 2016. Prior to said expiration date, the applicant may apply for an extension
of time pursuant to the provisions of the Municipal Code.

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
February 24, 2015 and conditicned herein.

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.

5. 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.

6. 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.

7. All mitigation measures contained in the Mitigated Negative Declaration
adopted for Vesting Tentative Map 9104 and associated entitlements
(available at City Hall, 3231 Main Sireet, Oakley, CA 94561) shall be
implemented, as applicable.

8. The applicant shall indemnify, defend, and hold harmless the City of Oakley,
the City Approving Authorities, and the officers, agents, and employees of the
City from any and all claims, damages and liability (including, but not limited
to, damages, attorney fees, expenses of litigation, costs of court).
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9.

Any 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
informational material provided to prospective home buyers.

Architecture:

10.

11.

12.

Final house designs shall include window muntins with the same design as
the respective front elevation on all second story elevation windows for all
homes, subject to the review and approval of the Planning Division.

Final house designs shall include full gable siding with the same design as
the respective front elevation on side and rear gables as follows: Plan 2A
(rear), Plan 2B (sides and rear), Plan 3B (sides), and Plan 4B (sides), subject
to the review and approval of the Planning Division.

Final house designs shall include false shuﬁers on appropriate windows on all
second story side and rear elevations, subject to the review and approval of
the Planning Division.

Development Regulations:

13.

Development of the subdivision shall be subject to the P-1 District adopted in
conjunction with City Council Resolution 141-06, adopted on November 13,
2006.

Landscaping:

14.

15.

16.

17.

Front yard and right-of-way landscaping shall conform to the Oakley
Landscape Guidelines and the City's Water Conservation Landscape
Ordinance 82-26 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.

California native drought tolerant plants shall be used as much as possible.
All trees shall be a mix of 15-gallon and 24-inch box; all shrubs shall be a
minimum five-gallon size, except as otherwise noted.

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

The applicant shall maintain all private landscaping until occupancy.
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Subdivision Disclosures:

18. Where a lot/parcel is located within 300" of a high voltage 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. At this time no risk assessment has been
made.”

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

19. 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 noftification that you have
purchased land in an agricultural area where you may regularly
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.

Energy Efficiency:

20.  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 piot plans for review and approval of the Community
Development Director.

21.  Design and site units so as to take advantage of natural heating and cooling,
sun and wind exposure, and solar energy opportunities.
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Waste Management Plan:

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

Building Division Conditions

23. 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.

24.  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

All Public Works and Engineering Conditions of Approval adopted with City Council
Resolution No. 141-06 (Subdivision 9104 approval) shall apply, as applicable.

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. 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.
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Comply with the requirements of the East Contra Costa Fire Protection District.
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Comply with the requirements of the Building Inspection Division. Building
permits are required prior to the construction of most structures.

Resolution No. XX-15 Page 6 of 7 February 24, 2015



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

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

I. The applicant shall obtain an encroachment permit for construction within

existing City rights of way.

PASSED AND ADOPTED by thé City Council of the City of Oakley at a meeting
held on the 24™ of February, 2015 by the following vote:

AYES:
NOES:
ABSENT:
ABSTENTIONS:
APPROVED:
Doug Hardcastle, Mayor
ATTEST:
Libby Vreonis, City Clerk Date
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