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COUNCIL DISTRICT: 8

SUBJECT: FILE NO. PDC11-012. A PLANNED DEVELOPMENT ZONING FROM
THE R-1-1 RESIDENTIAL ZONING DISTRICT TO THE A(PD)
PLANNED DEVELOPMENT ZONING DISTRICT TO ALLOW FOR THE
DEVELOPMENT OF UP TO FOUR (4) SINGLE-FAMILY DETACHED
RESIDENCES ON A 2.14 GROSS ACRE SITE LOCATED ON THE
NORTH SIDE OF THE FUTURE TURTURICI WAY, APPROXIMATELY
400 FEET EASTERLY SAN FELIPE ROAD. (6782 & 6790 SAN FELIPE
ROAD). . |

RECOMMENDATION

The Planning Commission voted 7-0-0 to recommend that the City Council approve the
proposed Planned Development Rezoning as recommended by staff.

OUTCOME
Should the City Council approve the Planned Development Rezoning as recommended by the

Planning Commission, the applicant would be able to move forward with a Planned
Development Permit and subsequent building permits to allow for the construction of up to four

- (4) single-family detached residential units on the subject site.

BACKGROUND

On November 7, 2012, the Planning Commission opened a public hearing to consider the
proposed Planned Development Rezoning. The Director of Planning, Building, and Code

. Enforcement recommended approval of the proposed planned Development Rezoning.

Staff provided introductory comments reiterating the conclusion of the staff report and noting
that revised development standards were provided and included one revision to Public Works
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conditions, specifically regarding the timing of the reconstruction of the culvert. The condition

was revised to allow for the lots on the west side of Misery Creek to be constructed prior to the

reconstruction of the culvert. (The aforementioned revised Development Standards are attached
to this memo). Mark Lazzarini, the applicant, then spoke on behalf of the project by stating that
he agreed with the analysis in the staff report and the revised Development Standards.

The Commission then took public testimony from one community member representing the
Sierra Club and the Santa Clara Valley Audubon Society. They submitted a letter, which is
attached to this memo, stating that the project encroaches into the riparian buffer along Misery
Creek potentially impacting the creek and upland habitats and the Coyote Creek watershed
downstream. The speaker requested that staff respond to the comments outlined in the letter.

The applicant then made closing remarks by stating that, as indicated in the Staff Report, the
project is consistent with the City’s policies and that it is also located adjacent to an approved
project that is currently under construction, which was approved with the same riparian setback
requirements and mitigation measures for Misery Creek as this project proposes. The proposed
project is in a sense an extension of the project that is under construction.

The Planning Commission then closed the public hearing to discuss the item and requested that
staff respond to the comments in the Sierra Club and Santa Clara Valley Audubon Society letter.
Staff then responded to the concerns outlined in the letter by stating the following:

1. Jurisdictional Waters. The site is required to obtain any necessary Army Corps permits
for work in the creek bank area.

2. Riparian Corridor Policy Study. The Riparian Corridor Policy Study does have a 100 foot
setback as a starting point. However, this creek is really a depression in the middle of the
field with no native riparian vegetation. With the proposed riparian restoration, and a 50
t0 75 foot setback, this project meets the intent of the Policy, which allows for reductions
in the 100 foot setback for projects with a disproportionately large riparian area on the
site.

3. Burrowing Owls. The project site provides potential habitat (ground squirrel burrows) for
burrowing owls. While burrowing owls are currently absent from the site, they could
utilize the site at some future date. Therefore, pre-construction surveys for burrowing
owls should be conducted. Fish and Game did release a staff report with updated
recommendations on mitigation. Staff is in discussion with Fish and Game on this update
and the City has not yet determined how we are going to implement Fish and Game’s
updated mitigation. However, in this case, owls have not been observed in this area and,
therefore, the standard mitigation as proposed is appropriate.

4, Nesting Birds. The project site provides potentially suitable habitat for tree-nesting
raptors and other migratory birds. The mitigation measures require pre-construction
surveys for nesting raptors and other migratory birds to be conducted prior to
construction.
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5. Lights, Fences, & Retaining Walls. Staff will review these features at the Planned
Development stage. These types of details are not typically reviewed at the zoning stage
of the entitlement process.

6. Maintenance of Creek Riparian Area. A Planned Development Permit for this project
would be conditioned to require the formation of a Homeowners Assoc1at10n (HOA) that
would maintain common areas including the creek.

Commissioner Cahan questioned staff as to why, in her experience, development projects never
provide the 100 foot setback as required in the Riparian Corridor Policy. The Planning Director
responded to the question by confirming that in the past there have been a number of projects
that included reduced riparian setbacks because of their unique circumstances. However, the
current Envision 2040 General Plan now includes stronger language regarding riparian setback
policies, which future projects would have to conform to. Additionally, the City Council has
requested staff to study the policies in the General Plan and the Riparian Corridor Study and
determine strategies for their implementation in various development circumstances.

A motion was then made to approve staff recommendation. The Planning Commission then
discussed the motion. Commissioner Abelite appreciated that the development of this project
would clean up a piece of blighted property in the community. Commissioner Cahan stated that
she was going to reluctantly support the motion as she is concerned with the less than 100 foot
riparian setback, and that approval of a Habitat Conservation Plan is still likely an uncertain date
in the future.

The Planning Commission then voted on the motion, which passed 7-0-0.

ANALYSIS

A complete analysis of the issues regarding this project, including General Plan conformance, is

contained in the staff report to the Planning Commission. This report was provided to the City
Council under separate cover.

EVALUATION AND FOLLOW-UP

If the rezoning is approved, the applicant would be required to file subsequent development
permits with the Planning Division in order to implement the project on the subject site.
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PUBLIC OUTREACH/INTEREST

D Criterion 1: Requires Council action on the use of public funds equal to $1 million or
greater.
- (Required: Website Posting)

| Criterion 2: Adoption of a new or revised policy that may have implications for public
health, safety, quality of life, or financial/economic vitality of the City. (Required: E-
mail and Website Posting)

E] Criterion 3: Consideration of proposed changes to service delivery, programs, staffing
that may have impacts to community services and have been identified by staff, Council or
a Community group that requires special outreach. (Required: E-mail, Website Posting,
Community Meetings, Notice in appropriate newspapers)

Although this item does not meet any of the above criteria, staff followed Council Policy 6-30;
Public Outreach Policy. A notice of the public hearing was distributed to the owners and tenants
of all properties located within 1,000 feet of the project site and posted on the City website. The
rezoning was also published in a local newspaper, the Post Record. This staff report is also
posted on the City’s website. Staff has been available to respond to questions from the public.

‘Additionally, two e-mails were received from an area neighbor. The letters expressed their

support of the project and asked that the relatively small riparian margin on this particular
property not be used as a precedent for other development in the area. The letter also asked that
this be a one-time exception driven by the removal of an eyesore building and the preservation of
the trees, which are the most important wildlife habitat on this particular property.

COORDINATION

This project was coordinated with the Department of Public Works, Fire Department,
Environmental Services Department and the City Attorney.

FISCAL/POLICY ALIGNMENT

This project is consistent with applicable General Plan policies and City Council approved
policies and design guidelines.
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CEQA

Mitigated Negative Declaration (MND), File No. PDC11-012. The Mitigated Negative
Declaration states that no significant impacts will result from the subject project.

/s/
JOSEPH HORWEDEL, SECRETARY
Planning Commission

For questions please contact Lesley Xavier, Project Manager, at 408-535-7852

Attachments: Revised Development Standards
Letter '




FiLE No. PDC11-012

HUNT PROPERTY

DEVELOPMENT STANDARDS
REVISED NOVEMBER 6, 2012

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

ALLOWED USES

»  Single-Family Detached Residential Dwellings and those permitted, special, and
conditional uses of the R-1-8 Single-Family Residence Zoning District, as amended.
Conditional and special uses shall require the approval of a Planned Development Permit

or Amendment.

DEVELOPMENT STANDARDS

NUMBER OF DWELLING UNITS:
= Up to 4 dwelling units.

Mmnivoum Lot Si1zi:
s 10,000 square feet

SETBACKS: (note: Lots, 1, 3, & 4 are interior lots & Lot 2 is a corner side lot)

Front

w  Living Area 25 feet
w  Porch 20 feet
w  Attached Garage 20 feet
Side

Living Area —interior lot

Living Area - corner side lot

Attached Garage — intetiot lot

= Attached Garage — corner side lot
#  Detached Garage — corner side lot
= Detached Garage — interior lot

Rear

' Living Area -

s Patio Cover/Trellis
8 Attached Garage

®  Detached Garage

15 foet

5 feet (8 feet next to Lands of Murphy- Westerly
perimeter) :
20 feet

5 feet (8 feet next to Lands of Murphy-~ Westerly
perimeter) .

20 feet

20 feet

0 feet

10 feet .

10 feet
0 feet
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Riparian
& There shall be a 50 foot setback between any building or structure and the edge of

ripatian vegetation drip line of Misery Creek. No structure are permitted in this area.
Said area shall be kept natural with riparian compatible landscape materials as specified
in the City’s Riparian Corridor Policy.

OPEN SPACE :

s 550 square feet of private open space per unit,

MAXIMUM BUILDING HEIGHT:
m 35 feet and 2 stories.

PARKING REQUIREMENTS:
= Two covered parking spaces per unit,

DRIVEWAYS:
= Lots 2, 3, and 4 shall be accessed via a shared driveway, as shown on the conceptual site
plan,

FENCE REGULATIONS:
= Fences shall conform to SIMC chapter 20,30, as amended.

ACCESSORY STRUCTURES/BUILDINGS:
= Permitted as of right, per Chapter 20.30, Part 5 Accessory Buildings and Structures, of
the Zoning Ordinance, as amended.

SECONDARY UNITS:
= Secondary units are not permitted.

ARCHITECTURAL REQUIREMENTS:

= The architectural design of the houses shall conform to the standards of the Single-Family
Design Guidelines.

PUBLIC WORKS

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

1. . Construction Agreement: The public improvements conditioned as part of this permit
require the execution of a Construction Agreement that guarantees the completion of the
public improvements to the satisfaction of the Director of Public Works. This agreement
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includes privatély‘engineered plans, bonds, insurance, a completion deposit, and
engineering and inspection fees.

2. Transportation: This project is located within the new Evergreen East Hills
Development Policy (EEHDP) area. Under this new policy, new residential development
will require allocation from the pool of 500 new residential units which includes payment
of a Traffic Impact Fee (TIF). The fee per residential unit is $13,214 and is projected to
be $26,428 for this project’s 2 additional units. This fee is due and payable to the City
prior to the issuance of building permits, We conclude that the subject project will be in
conformance with the Evergreen East Hills Development Policy and a determination for a
negative declaration can be made with respect to traffic impacts,

3. Misery Creek Culvert/Grading/Geology:

a) Based on the evaluation letter submitted by Schaaf & Wheeler dated November 1,
2012 and a comment letter from Cornerstone Earth Group dated October §, 2012,
it is unlikely that on-going erosion along Misery Creek will impact the proposed 4
residential lots.” Therefore, it is considered an acceptable level of risk to allow the
development of Lots 2, 3 & 4 prior to the culvert work. .

i) Prior to development of Lot 1, if the culvert work has not been constructed
by the previously-approved Planning Permit PD09-029, submit the final
culvert design for review at improvement plan stage. Design of the
culvert shall be to the satisfaction of the Director of Public Works and
approved prior to issuance of a Public Works Clearance. '

b) A grading permit is required prior to the issuance of a Public Works Clearance.

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

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

- grading permit.

e) A soils report must be submitted to and accepted by the City prior to the issuance

of a grading permit.

4. Stormwater Runoff Pollution Control Measures: This project must comply with the
City’s Post-Construction Urban Runoff Management Policy (Policy 6-29) which requires
implementation of site design measures, source controls, and numemcally—smed Low
Impact Development (LID) stormwater treatment measures to minimize stormwater
pollutant discharges..

a) The project’s preliminary Stormwater Control Plan and numeric sizing
calculations have been reviewed. At PD stage, submit the final Stormwater
Control Plan and numeric sizing calculations.
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a) Final inspection and maintenance information on the post—construction treatment
control measures must be submitted prior to issuance of a Public Works
Clearance.
5. Stormwater Peak Flow Control Measures: The project is located ina

10.

11.

Hydromodification Management (HM) area but will not create nor replace one acre or
more of impervious surface. Therefore, the project is not required to comply with the
City’s Post-Construction Hydromodification Management Policy (Council Policy 8-14)
which requires HM projects to demonstrate that post-project runoff does not exceed
estimated pre-project runoff rates and durations,

Flood: Zone D Although the project site is in Flood zone D which is not within a
designated Federal Emergency Management Agency (FEMA) 100-year floodplain,
flooding on the project site may be possible.

a) A Floodplain Analysis dated August 25, 2011 was subm1tted and reviewed. At
PD permit stage, submit a revised Floodplain Analysis that also address the
additional runoff from the future development of the adjacent southeasterly sites
(Planning Permits PD07-047 and PD09-029) and the proposed culvert work.

b) Elevate the lowest floor of all residential units above the applicable 100-year
watet surface elevation stated in the project’s Misery Creek Floodplain Analysis.

Streamside Resource Protection: The site is located within 50° from the top of bank of

Misery Creek and is therefore subject to the adopted Guidelines and Standards for Land

Use Near Streams that includes design requirements and recommendations for land-use

activities in order to protect stream resources.

a) The project should notify and obtain permits from appropriate regulatory agencies
if the project will construct the proposed culvert and other creck wotk.

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

Mumclpal Water: In accordance with City Ordinance #23975, Major Water Facilities
Fec is due and payable. Contact Jeffrey Provenzano at (408) 277-3288 for further
information.,

Parks: This residential project is subject to the payment of park fees in-lieu of land
dedication under either the requirements of the City’s Park Impact Ordinance (Chapter
14.25 of Title 14 of the San Jose Municipal Code) or the Parkland Dedication Ordinance
(Chapter 19.38 of Title 19 of the San Jose Municipal Code).

Street Improvements:

a) If the frontage improvements along the future Turturici Way have not been
constructed by the previously-approved Plamning Permit PD09-029 prior to the
development of Lot 1, construct all public strect improvements, including but not
limited to, cutb, gutter, sidewalk, minimum 40° half-street, and culvert work.
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12.

13,

14.

b) Proposed driveway width to be 20 for driveway serving Lots 2,3 & 4 and 16’ for
- Lot 1 driveways,
¢) Dedicate approximately 6’ along Turturici Way for strect and sidewalk purposes.
d) Dedication and improvement of the public streets to the satisfaction of the
Director of Public Works.

Sanitary: Prior to the development of Lot 1, construct the sanitary sewer main extension
from the main to be constructed by the previously-approved PD07-047 permit along the
future street, Turturici Way, to serve this lot.

Electncal.

a) Install electroliers along project frontage.

b) Provide clearance for electrical equipment from driveways. The minimum
clearance from the proposed driveways is 5'.

Street Trees: The locations of the street trees will be determined at the street
improvement stage. Contact the City Arborist at (408) 794-1915 for the designated street
tree. Install street trees within public right-of-way along entire project street frontage per
City standards; refer to the current “Guidelines for Planning, Design, and Construction of
City Streetscape Projects”. Street trees shall be installed in the park strip. Obtain a DOT
street tree plantmg permit for any proposed street tree plantings.

ENVIRONMENTAL MITIGATION

Air Quality

Temporary Construction Dust

1, The following Best Management Practices shall be required of construction contracts an

specifications for all construction to prevent visible dust emissions from leaving the site:

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

b. All haul trucks transporting soil, sand or other loose material off-site shall be
covered.

c. All visible mud or dirt track-out onto adjacent public roads shall be removed
using wet power vacuum street sweepers at least once per day. The use of dry
power sweeping is prohibited.

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

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

f.. Idling times shall be minimized either by shutting equipment off when not in use
or reducing the maximum idling time to 5 minutes (as required by CCR Title 13).
Clear signage shall be provided for construction workers at all access points.
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g. All construction equipment shall be maintained and properly tuned in accordance
with manufacturer’s specifications, All equipment shall be checked by a certified
mechanic and determined to be running in proper condition prior to operation.

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

Biological Resources
Trees

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

~Table 4. Tree Replacement Ratios

Diameter of Tree Type of Tree to be Removed | Minimum Size of Each
to be Removed Native Non-Native Orchard Replacement Tree
18 inches or greater 5:1 4:1 3:1 24-inch box
12 to <18 inches 3:1 2:1 None 24-inch box
<12 inches I:1 1:1 None 15-gallon container

x:x = tree replacement to tree loss ratio

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

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

3. Replacement trees are to be above and beyond standard landscapmg, required street trees
do not count as Leplacement trees.

4. In the event the pmJect site does not have sufficient area to accommodate the required
tree mitigation, one or more of the following measures will be implemented, to the
satisfaction of the Director of Planmng, Bulldmg and Code Enforcement, at the
development permit stage: »

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

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

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

5. The following tree protection measures will also be included in the project in order to
protect trees to be retained during construction:

Pre-construction Treatments

a.

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

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

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

During Construction

d.

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

Any root pruning 1equ1red for construction purposes will receive the prior
approval of, and be supervised by, the consulting arborist.

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

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

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

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

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

6.

If possible, construction should be scheduled between October and December (inclusive)
to avoid the nesting season. If this is not possible, pre-construction surveys for nesting
taptors and other migratory breeding birds shall be conducted by a qualified ornithologist
to identify active nests that may be disturbed during project implementation. Between
January and Aptil (inclusive) pre-construction surveys shall be conducted no more than
14 days prior to the initiation of construction activities or tree relocation or removal.

- Between May and August (inclusive), pre-construction surveys shall be conducted no

more than thirty (30) days prior to the initiation of these activities. The surveying
ornithologist shall inspect all trees in and immediately adjacent to the construction area
for nests. If an active nest is found in or close enough to the construction area to be
disturbed by these activities, the ornithologist shall, in consultation with the California
Department of Fish and Game, designate a construction-free buffer zone (typically 250
feet for raptors and 100 feet for other birds) around the nest, which shall be maintained
until after the breeding season has ended and/or a qualified ornithologist has determined
that the young birds have fledged. The applicant shall submit a report indicating the
results of the survey and any designated buffer zones to the satisfaction of the Director of
Planning, Building and Code Enforcement prior to the issuance of any grading or
building permit.

Burrowing Owls

7.

10.

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

A buffer zone of a minimum of 250 feet shall be established around active burrowing owl
nesting sites if nesting burrowing owls are discovered during pre-construction surveys
conducted between February 1st and August 31st, and no disturbance shall occur within
the buffer zone until a qualified biologist has determined that the young birds have
fledged. -

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

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

. A biologist report outlining the results of the pre-construction burrowing owl surveys and

any recommended buffer zones or other mitigation shall be submitted to the satisfaction
of the Director of Planning, Building and Code Enforcement prior to the issuance of a
grading permit. '

Bats

=N

12,

A detailed bat survey shall be conducted to determine if bats are roosting or breeding in
the onsite buildings prior to demolition. A qualified bat specialist shall look for
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13.

individuals, guano, staining, and/or vocalization by direct observation and potential
waiting for nighttime emergence. The survey shall be conducted during the time of year
when bats are active, between April 1 and September 15. If demolition is planned within
this timeframe, the survey shall be conducted within 30 days of demolition. An initial
survey could be conducted to provide early warning if bats are present, but a follow-up
survey will be necessary within 30 days. If demolition is planned outside of this
timeframe (September 16 through March 31), the survey shall be conducted in September
prior to demolition. If no bats are observed to be roosting or breeding in these structutes,
then no further action would be required, and demolition can proceed.

If a non-breeding bat colony is found in the buildings to be demolished, the individuals
will be humanely evicted via the partial dismantlement of the buildings prior to
demolition under the direction of a qualified bat specialist to ensure that no harm or
“take” would ocout to any bats as a result of demolition activities. If a maternity colony
is detected in the bulldmgs, then a construction-free buffer shall be established around the
structure and remain in place until it has been determined by a qualified bat specialist that
the nursery is no longer active. Demolition will preferably be done between March 1 and
April 15 or August 15 and October 15 to avoid interfering with an active nursery.

14, A biologist reporf outlining the results of pre-construction bat surveys and any

recommended buffer zones or other mitigation shall be submitted and approved to the
satisfaction of the Director of Planning, Building and Code Enforcement prior to the
issuance of any grading, building, or tree removal permit.

Cultural Resources

Native American Burials

1.

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

Any Native American human remains that are discovered and would be subject to
disturbance will be removed and analyzed, a report will be prepared, and the remains will
be reburied in consultation and agreement with the Native American Most Likely
Descendant designated by the Native American Heritage Commission. Prior to obtaining
a Certificate of Occupancy, a copy of the report will be submitted to the satisfaction of
the Director of Planning, Building and Code Enforcement.
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Prehistoric Cultural Resources

3. A qualified professional archacologist shall be required to monitor all construction
grading and utility trenching until the archaeologist is satisfied that construction will not
disturb important archaeological deposits, as follows:

a. If no resources are discovered, the archacologist shall submit a report to the
Director of Planning, Building and Code Enforcement verifying that the required
monitoring occurred and that no further mitigation is necessary.

b. If evidence of any archacological, cultural, and/or historical deposits is found,
' hand excavation and/or mechanical excavation shall proceed to evaluate the
deposits for determination of significance as defined by CEQA guidelines.

c. The archaeologist shall submit reports, to the satisfaction of the Director of
Planning, Building and Code Enforcement, describing the testing program and
subsequent results; these reports shall identify any program mitigation to be
completed in order to mitigate archaeological impacts (including resource
recovery and/or avoidance, testing and analysis, removal, reburial, and curation of
archaeological resources at a recognized storage facility). A final report shall
verify completion of the mitigation program to the satisfaction of the Director of
Planning, Building and Code Enforcement.

d. In the event that human remains and/or cultural materials are found, all project-
related construction shall cease within a 50-foot radius in order to proceed with
the testing and mitigation measures required.

Geology and Soils

Geologic Hazard Zone

1. A Certificate of Geologic Hazard Clearance has been obtained from the-Director of
Public Works; and any Conditions of Clearance including, but not limited to, measures
identified in the geologic evaluation for slope stabilization, surface and subsurface

" drainage control, offsite improvements, use restrictions, erosion control and/or
maintenance guarantees for private improvements contained therein will be implemented
as specified. A4 Certificate of Geologic Hazard Clearance was issued for the project on
June 13, 2012,

Erosion

2. A City-approved Erosion Control Plan will be developed priot to approval of a grading
permit or Public Works clearance with such measures as: 1) the timing of grading
activities during the dry months, if feasible; 2) temporary and permanent planting of

| , exposed soil; 3) temporary check dams; 4) temporary sediment basins and traps; and/ot
| 5) temporary silt fences. The provisions of the Erosion Control Plan will be implemented
| to the satisfaction of the Director of Planning, Building and Code Enforcement.

Seismic Shaking

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

4,

Habitable structures shall be located a minimum of 50 feet from the steeply-incised
portions of the top of Misery Creek’s bank.

A Vegetative Bank Stabilization Plan for Misery Creek, comprised of long-term bank
stabilization via the installation of native woody and semi-woody riparian vegetation
(trees and/or shrubs/subshrubs) and short-term bank stabilization of barren soils via
hydroseeding and/or the installation of coconut fiber matting, shall be developed and
implemented.

Hazards and Hazardous MaterialS
Wells

1.

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

Septic Systems

2.

The two septic systems will be abandoned in accordance with the requirements of the
Santa Clara County Sewage Disposal Ordinance. :

Asbestos-Containing Materials

3.

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

Lead Based Paint

4,

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

General

5.

Prior to issuance of a Grading Permit, a Soil Management Plan shall be developed to the
satisfaction of the appropriate regulatory agencies, with a copy to the Director of
Planning, Building and Code Enforcement. The Soil Management Plan shall establish
practices for managing and handling buried structures; debris and/or impacted soil if
these materials/ structutes ate encountered prior to or during demolition and/or site
grading. The measures identified in the Soil Management Plan, including testing, special
handling and/or disposal measures, shall be implemented as warranted.

Chemical Use and Storage

6.

7.

All onsite hazardous materials, plles of debris, and aboveground storage tanks shall be
removed and properly disposed prior to development.

The interior of the automobile maintenance pit in the garage at 6790 San Felipe Road
shall be observed for indications of hazardous material spills or staining prior to
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development. If significant hazardous material spills or staining are observed, they shall
be tested, handled and/or disposed in accordance with the Soil Management Plan.

Soil Contamination - Chlordane and Lead

8.

10.

11

12.

Sail at the locations of the samples with the chlordane concentrations detected above the
residential CHHSL (SS-2 and SS-8) shall be over-excavated for appropriate offsite
disposal.

Soil at the location of the sampie with the lead concentration detected above the
residential CHHSL (S8-7) shall be over-excavated for appropriate offsite disposal.

An additional soil quality evaluation shall be conducted prior to over-excavating the
impacted soil to further evaluate its lateral and vertical extent in an effort to minimize the
quantity of soil to be removed from the site.

Verification samples shall be collected and analyzed for chlordane and lead to document
that the impacted soil has been sufficiently removed from the site.

Regulatory agency oversight is required if significantly elevated levels of contaminants
of concern are detected in the soil samples. Regulatory oversight can be requested prior
to and during the over-excavation of impacted soil.

Hydrology and Water Quality

Water Quality - Construction

L.

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

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

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

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

. The project applicant will comply with the City of San Jose Grading Ordinance,

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

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

b. Utilize onsite sediment control BMPs to retain sediment on the project site;
c. Utilize stabilized construction entrances and/or wash racks;

d. Implement damp street sweeping;
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e. Provide temporary cover of disturbed surfaces to help control erosion during
construction; and

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

Water Quality - Post-Construction

4,

Noise

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

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

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

Temporary Construction Noise

L.

1.

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

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

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

Transportation/Traffic

Evergreen—East Hills Development Policy -

The Traffic Impact Fee established by the Evergreen—East Hills Development Policy‘
shall be paid to fund and construct the transportation improvements necessary for the
additional development of the Evergreen—East Hills Development Policy Area.
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September 24", 2012 : via email

Leslie Xavier, Project Manager

Department of Planning, Building and Code Enforcement

City of San Jose .

Re: 6782 and 6790 San Felipe Road, City File PD11-012 and PD11-029

Deoar Ms. Xavier:

The Santa Clara Valley Audubon Society and the Loma Prieta chapter of the Sierra Club
submits these comments on the above referenced project for a Planned Development
Permit and Rezoning to allow the construction of single-family detached homes on 6782
and 6790 San Felipe Road in the City of San Jose. S

As stewards for our bioldgical tesources, our organizations are always concerned with
any development that may impact wildlife habitat and/or have impact on river and
yiparian ecosystems, encroach into stream setbacks and floodplains, or result in the
eventual conversion of natural creck banks and riparian ecosystems to reinforced, costly
and sterile structures at a project site or downstream.

The above-referenced projeect, as currently designed, encroaches into the riparian buffer
zone along Misery Creek, thus potentially impacting creek and upland habitats and the
Coyote Creek watershed downstream. . -

1. Community Meeting

The Initial Study (IS) states, “a community meeting to discuss the project has not yet
been held” (page 13.) To ensure public participation and transparency, a community .
meeting should take place prior to approval of the project by the San Jose Planning
Commission and prior to certification of the Mitigated Negative Declaration (MND)

2. Jutisdictional Waters of the United States -
Misery Creek is a fributary of Thompson Creek, which flows to Lake Cunningham and
then to Coyote Creek. Runoff from Misery Creek eventually flows to the San Francisco
Bay.Photographs of the existing conditions (see Initial Study Figure 9, page 10) clearly
show Misery Creek and its “top of the hank” delineation. The project plans show a future
[Turturici] road, and the project includes “Bank slope protection typ.), lower portions of
cut or fill slopes within the channel to be protected ...” Since work and fill are proposed

- within the creek, the site should be evaluated by the Army Corps of the United States as

e

e i

g
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“Waters of the United States” and require both State and Federal permits (401 and 404)
under the Clean Water Act.

3. The San Jose Ripatian Cotridor Policy Study states that development adj acent to
tiparian habitats generally should be set back 100 feet from the outside edge of the
riparian habitat. Yet two of the proposed hotnes ate proposed within the 100-ft buffer.

One of the two homes is to be constructed less than 75-ft from the creek, with some
construction to occut less than 50-ft from the creek. Anthey home is proposed at a 75-it
distance from the creek. Because the proposed homes are 0 close to the creek, the
project requires slope stabilizations and new retaining walls. While these may reduce the
risks of erosion and sedimentation at the project site itself, and may protect the riparian
ecosystem to a limited degree, it is established science that building in such close vicinity
to creeks propagates problems at downstream. This includes: -

e TIncreased ranoff that increases incision and erosion downstream,

e TPollution as a result oh home, garden and vehicle maintenance

o Fragmentation of wildlife movement cogridors

» Encroachment by pets

The IS/MND concludes that lower order tributaries require less protection. Howevet, due
to potential watershed-wide impacts, encroachment into the 100-ft setback of unmodified
streams (including lower order tributaries) should always be considered a significant
jmpact. For this project, we believe that the City of San Jose should ask the developer to
change the project plans so the project abide with the 100-ft setback. Alternatively, an
Environmental Tmpact Report should be prepared to evaluate the full impacts of the
proposed development on Misery Creek and the watershed it flows into, and to inform
the public of full scope of potential environmental impacts at the project site and

downstream.

4. Burrowing Owls : :

One survey for burrowing owls was conducted in November 2010 (IS, page 41.) This
survey does not abide by the guidelines recommended by the California Department of
Fish and Gaine (3 surveys, at least 2 in the months between May and July). -

The proposed mitigations (preconstruction survey up to 30 days prior to constiuction,
buffer zones and relocation procedures) are inadequate, as they rely on obsolete
California Department of Fish and Game (CDFQ) guidelines. o

Please review the and implement the recommended survey protocols, construction.
buffers and other mitigation as directed by the March 7, 2012 "Staff Report on Burrowing
Owl Mitigation" publication by the California Department of Fish and Game (please find

. attached.) This document replaces the Department of Fish and Game 1995 Staff Report

On Butrowing Owl Mitigation. Following the DFG directions for surveying potential
burrowing owl habitat is important, as it minimizes the risk of unlawful "take" of -
individual owls, and that of habitat loss with no mitigation.

In addition, the Project should mitigate for the loss of foraging habitat for burrowing
owls.




5. Nesting birds

The IS describes a “stick nest, possibly raptor or magpie” (IS page 40.) Since raptors
reuse their nests from one year to the next, so removal or other impact to this nest should
be considered a potentially significant impact even outside of the nesting season, and a
potential “take” of migratory birds. The MND/IS should describe and mitigate impacts to
this nest. .

6. Lights, Fences and Retaining Walls
Please analyze the impact of new fences and retaining walls, and lights from streets and
homes, on wildlife movement along the creek.

7. Maintenance of Creek Riparian Area

The organization that would be responsible for maintenance of the creek’s riparian area
should be clearly identified. It is not enough to assume that someone (HOA or other) will
assume this responsibility. '

8. Cumulative Impacts .
Please analyze cumulative impacts of neighboring development to Misery Creek,

including creck crossings and reinforcement, and evaluate impacts downstrear.

We believe that a wealth of evidence (presented, among many SOUrces, in the in the
City’s Riparian Corridor Policy and the Envision 2040 Genetal Plan) suppotts a fair
argument that the siting of new homes within the 100-ft riparian setback of Misery Creek
is a potentially significant impact, and that the potential impacts on biological resources
and hydrology downstream of the project site have not been mitigated to a less than

significant level. We maintain that this project may impact environmental harm and cost

downstream, while providing no public benefit.

Thank you for the opportunity to submit these comments, We request that you putuson -
the notification list for all further developments on this site. ‘

‘Sine erely,

Mike Fetreira

Conservation Committee Chair
Loma Prieta Chapter, Sierra Club
3921 Hast Bayshore Road, Suite 204
Palo Alto, CA 94303

Shani Kleinhaus

Environmental Advocate :
Santa Clara Valley Audubon Society
22221 McClellan Rd.

Cupertino, CA 95014




Planned Development Rezoning from the R-1-

1 Single-Family Residence District to the

A(PD) Planned Development Zoning District

to allow the development of up to 4 single-
family detached residential units on a 2.14
gross acre site.

P.C. Agenda: 11-07-12
Item: 3.a.
Deferred from 09/26/12

Submitted: June 2, 2011

‘ STAFF REPORT
PLANNING COMMISSION
FILE NO.: PDC11-012
PROJECT DESCRIPTION: Zoning

R-1-1 Single-Family Residence

Proposed Zoning A(PD) Planned Development
General Plan Rural Residential
Council District 8

Annexation Date

July 8, 1992
(Evergreen No. 176)

SNT NA
LOCATION: Historic Resource NA
North side of the future Turturici Way, Redeyelopment Area | NA
approximately 400 feet easterly San Felipe Specific Plan NA
Road. (6782 & 6790 San Felipe Road)
Aerial Map
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GENERAL PLAN
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RECOMMENDATION

Planning staff recommends that the Planning Commission find that the project is conformance with the
California Environmental Quality Act (CEQA) and recommend to the City Council approval of the
proposed Planned Development Rezoning on the subject site for the following reasons:

1. The project will not have a significant effect on the environment. A Mitigated Negative
Declaration (MND) for the proposed project was prepared in conformance with the California
Environmental Quality Act (CEQA).

2. The proposed Planned Development Rezoning is consistent with the goals and policies of the San
Jose 2040 General Plan, specifically:

a. The zoning is consistent with the site’s Land Use/Transportation Diagram land use
designation of Rural Residential (up to 2 (DU/AC)) as the proposed density of the project
is 1.96 DU/AC. :

b. General Land Use Policy LU-1.2, as the project is accessed off of a new public street that
we be constructed with the adjacent residential project. This street includes sidewalks that
connect to adjacent developments and San Felipe Road, a local connector street.

c. Residential Neighborhoods Policy LU-11.2, as the proposed two story single-family
development on the subject site at a density of 1.96 DU/AC will continue the development
pattern at a consistent density of the surrounding neighborhood.

3. The project conforms to the Evergreen-East Hills Devélopment Policy.
4. The project is conforms to City Council Policy 6-19: The Flag Lot Policy
5. The project is consistent with the City’s Riparian Corridor Policy.

BACKGROUND & DESCRIPTION

On June 2, 2011, Mark Lazzarini of DAL Properties, LLC, applied for a Planned Development Rezoning
on the subject site to allow for the development of up to four (4) single-family detached residences, at an
approximate net density of 1.96 DU/AC. Two (2) of the homes will front onto a new public street,
Turturici Way, which connects to San Felipe Road, and two (2) of the homes are in a flag lot
configuration. ‘

Site and Surrounding Uses

The subject site is gently sloping land developed with two (2) single-family detached residences and
associated accessory structures. Misery Creek, a lower order tributary, bisects the site. The land uses
surrounding the site include single-family detached residences to the north, east, south, and west.

The property immediately south of the subject site is also owned by DAL Properties, LLC and is under
construction with 15 single-family detached residences that were approved through a Planned
Development Zoning, File No. PDC09-007. This project is commonly known as Heritage Estates and
includes minimum lot sizes of 9,000 square feet, a minimum 20 foot front setback, 10 foot side setbacks,
and rear setbacks that range between 20 and 30 feet depending on the location of the lot. This project will
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also be constructing the new public street, Turturici Way, from which the subject project will be taking its
access.

ANALYSIS

The proposed rezoning was analyzed with respect to: 1) conformance with the San Jose 2040 General
Plan, 2) conformance with the Evergreen-East Hills Development Policy, 3) conformance with the
Riparian Corridor Policy, 4) conformance with City Council Policy 6-19: The Flag Lot Policy and site
design issues, 5) sustainability, and 6) the California Environmental Quality Act (CEQA).

San Jose 2040 General Plan Conformance

The site’s Rural Residential [(up to 2 DU/AC (Match existing land use pattern); FAR up to 0.35 (1 to 2.5
stories)] land use designation is applied to areas already largely developed for residential use with a low
density or rural character. Any new infill development should be limited to densities that match the
established density, lot size, and character of surrounding properties.

The project proposes large lot (11,680 to 33,766 square feet) single-family detached residential units at a
net density of 1.96 dwelling units per acre consistent with the density range of the Rural Residential land
use designation. Two of the homes front onto a public street and two of the homes are flag lots. The land
use pattern of the surrounding area is mainly cul-de-sac streets with the traditional single-family detached
lot and an occasional flag lot. The project as proposed is consistent with the density range and character of
the surrounding neighborhood, and therefore its land use designation.

The proposed project is consistent with the General Plan’s Major Strategy #2 - Form Based Plan. This
Strategy uses the General Plan Land Use / Transportation Diagram designations and Plan Goals and
Policies to address the form and character as well as land uses and densities for the future development of
San José. As discussed above, the project is consistent with its land use designation and as discussed in
the following, the project on the subject site is also consistent with the following applicable General Plan
Policies.

General Land Use Policy LU-1.2. Encourage Walking, Create safe, attractive, and accessible pedestrian
connections between developments and to adjacent public streets to minimize vehicular miles traveled.

Consistent with this policy the project is accessed off of a new public street that will be
constructed with the adjacent residential project. This street includes sidewalks that connect to
adjacent developments and San Felipe Road, a local connector street.

" General Land Use LU-9.17. Limit residential development in established nei ghborhoods that are not

identified growth areas to projects that conform to the site’s Land Use / Transportation Diagram
designation and meet Urban Design policies in this Plan.

The proposed project is located within an established neighborhood that is not an identified
growth area and the project does conform to the site’s Rural Residential Land Use / Transporta-
tion Diagram land use designation, as well as, the Urban Design policies of the General Plan.
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Residential Neighborhoods Policy LU-11.1. Design all new single-family detached residences so that
each home has a frontage on a public street or on a private street that appears and functions as a public

street.
Consistent with this policy, the proposed project has two (2) homes fronting on a new public street
and two (2) flag lot homes accessed by a private drive, of which one (1) of the homes can almost
be entirely seen from the public street.

Residential Neighborhoods Policy LU-11.2. Support subdivisions of residential lots if the new lots reflect
the established pattern of development in the immediate area, including lot sizes and street frontages.
Discourage residential developments, such as courthomes or flag lots, that increase residential densities
for an area or disrupt an established neighborhood pattern. Allow new development of a parcel, including
one to be subdivided, to match the existing number of units on that parcel; design such subdivisions to be
compatible with and, to the degree feasible, consistent with the form of the surrounding neighborhood
pattern. Consider allowing secondary units (granny or in-law units) in lieu of creating flag lots,
substandard lots, or parcels that disrupt an established neighborhood pattern.

The existing neighborhood is comprised of lots ranging from-approximately 7,400 square feet to
one acre at densities between 1.4 and 2.0 with one fo two story single-family- detached homes.
The subject site is currently two one-acre residential lots sandwiched between two single-family
detached residential developments. The proposed two story single-family development on the
subject site at a density of 1.96 DU/AC will continue the development pattern at a consistent
density of the surrounding neighborhood. The proposed project complies with the City’s Flag Lot
Policy, which limits the use of this site design pattern except when compliant with specific design
criteria.

Evergreen-East Hills Development Policy

The subject site is located within the Evergreen-East Hills Development Policy (EEHDP) area. A revised
Policy was adopted on December 8, 2008 to change the traffic analysis methodology for managing the
traffic congestion associated with near term development in the EEHDP area and promote development
consistent with the General Plan goals. The updated EEHDP establishes a capacity for the development of
up to 500 new residential units within the area. The pool of new residential units is divided up between
small projects (35 units or less) and large projects (between 35 and 150 units). Units are withdrawn from
the pool with the approval of a rezoning or development permit. The previous policy created a benefit
assessment district which allocated units to specific patcels and not every undeveloped or underdeveloped
parcel had a unit allocation. Under the previous version of the policy the subject site had a unit allocation of
2 units. With the adoption of the new EEHDP the subject site now has the ability to develop additional
residential units. Currently, 264 out of the pool of 500 residential units have been approved by the City
Council. If this rezoning is approved, an additional 2 units will have been allocated out of the pool and 262

units will remain.
The EEHDP requires new projects making use of the development pool capacity must:

= Further the Major Strategies, Goals and Policies of the City of San Jose General Plan. Although
development must adhere to all applicable aspects of the General Plan, development policies which
are particularly relevant to the topography and environment of the Evergreen-East Hills area include
hillside development and riparian corridor protection policies.

= Conform to the City’s Design Guidelines for Residential uses.

= Not require modification of the Urban Service Area or Urban Growth Boundary boundaries.

= Not create significant adverse effects upon the environment, including but not limited to; projects
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that must not require significant grading or other alteration of the natural environment.

As discussed in the preceding General Plan Conformance section of this report, the project as proposed
furthers the Form Based Plan Major Strategy and the General Land Use and Residential Neighborhood
Policies of the City of San Jose General Plan. 'The project does not require modification to the Urban
Service Area or Urban Growth Boundary, and does not create a significant adverse effect upon the
environment. Therefore, the proposed project is in conformance with the Evergreen-East Hills
Development Policy.

In addition, under the EEHDP, the applicaht will pay a Traffic Impact Fee (TIF) based on a fair-share
contribution towards the cost of providing transportation improvements that directly mitigate the traffic
impacts associated with the development.

Riparian Corridor Policy

. The Riparian Corridor Policy intends to preserve riparian corridors and protect them for environmental as

well as recreational purposes. Setbacks from the riparian corridor are the principle means of minimizing
impacts. The Riparian Corridor Policy Study recommends a setback of 100 feet from the edge of the
corridor for any new development, Exceptions to the 100-foot setback can be considered as long as no
reasonable alternative exits which avoids or reduces the encroachment into the setback area and the
habitat protection objectives are achieved, with no less than 30 feet considered the minimum.

Misery Creck is a lower order tributary that bisects the subject site. The width of the corridor in this reach
of Misery Creek is relatively narrow and has been substantially degraded due to human activity that
includes the location of the two (2) existing homes and outbuildings within approximately 20 feet of the
top-of-bank and the planting of or invasion by eucalyptus trees.

The edge of the riparian corridor for the Creek was established to be a combination of the top-of-bank
where vegetation is absent and the dripline of one red willow tree. The project, in an attempt to improve
the presently degraded riparian corridor, includes a riparian enhancement component that is intended to
improve the current conditions along this reach of Misery Creek. The key component of this approach is
to increase the setback to 50 feet, which exceeds the current setbacks of the two existing homes. This
enhancement will include native trees and shrubs along the presently sparse riparian corridor

The following two exceptions to the 100 foot setback are indicated in the Riparian Corridor Policy and
apply to the project site:

1. Sites adjacent to small lower order tributaries whose riparian influence does not extend 100 feet.

2. Instances where implementation of the project includes measures which can protect and enhance
the riparian vatue of the corridor more than a 100 foot-setback.

Per the biological assessment provided for this project, Misery Creek’s riparian influence does not extend
100 feet, but rather has riparian vegetation of only one to three trees wide. In addition, the banks have
been impacted by human activity, including planting of non-native vegetation and the location of
buildings and structures within close proximity to the top of bank.

As a part of the project, riparian revegetation is proposed along Misery Creek. This revegetation along
with the removal of the two buildings located within close proximity to the top of bank will off-set the
area of encroachment into the 100-foot setback. Riparian plantings per the biological assessment will
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restore and improve wildlife value within this short reach of the creek. The proposed riparian setback is
also consistent with that which was recently approved with the adjacent Heritage Estates project.

Flag Lot Policy/Site Design

For flexibility, the proposed development standards for the project include a minimum lot size of 10,000
square feet. The conceptual site plan includes lot sizes ranging from approximately 11,680 to 33,766 square
feet in a standard and flag lotting pattern consistent with the residential development pattern in the
surrounding area. The single-family detached units are all on individual lots with private rear yards and
three of the lots share one driveway, which minimizes the curb cuts to the street and provides a safer
pedestrian and bicycle environment. The proposed development standards require each unit to provide a

‘two-car garage. The conceptual site plan shows each unit having a three-car garage which exceeds this

typical standard.

The site layout generally complies with the key principles contained in the Flag Lot Policy that ensure
compatible unit relationships and proper integration into the surrounding neighborhoaod. Specifically, the
Flag Lot Policy recommends that units front toward a common driveway, have both front and rear yards,
provide a common driveway for the flag lots, and the flag lots shall be visible from the street. The Flag lot
policy also recommends larger perimeter setbacks to improve separation from adjacent off-site properties.
As stated above, and consistent with the aforementioned flag lot standards, the project provides individual
lots with private rear yards, the flag lots share one driveway, one of the two flag lots is visible from the
street and larger than standard perimeter setbacks are provided.

The Residential Design Guidelines are technically not applicable to single-family development with lot
sizes larger than 6,000 square feet. However, the project is proposing to utilize lot sizes, setbacks, parking
requirements, and height limits that are comparable to the surrounding residential development.
Additionally, the site layout generally complies with the principles contained in the Residential Design
Guidelines that ensure compatible unit relationships and proper integration into the surrounding
neighborhood.

Sustainability

This project is subject to the City of San Jose Green Building Ordinance for New Construction Private
Development. A future Planned Development Permit for this project will be conditioned to provide a
GreenPoint or LEED checklist for the project prior to issuance of a building permit. The project’s specific
green building measures have not been established at this stage of the process, but will evaluated at the
Planned Development Permit stage of the development process.

California Environmental Quality Act (CEQA)

An Initial Study (IS) and Mitigated Negative Declaration (MND) were prepared by the Director of
Planning, Building, and Code Enforcement for the subject rezoning. The documents were circulated for
public review between August 24, 2012 and September 24, 2012,

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

PUBLIC OUTREACH/INTEREST

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

General Correspondence

In addition, two e-mails were received from an area neighbor, The letters expressed their support of the
project and asked that the relatively small riparian margin on this particular property not be used as a
precedent for other development in the area. That this should be a one-time exception driven by the
removal of an eyesore building and the preservation of the trees, which are the most important wildlife
habitat on this particular property.

Project Manager: Lesley Xavier Approved by: \\bﬁ/mN \%M Date: L[ % K%P"v l’L

Owner/Applicant: Attachments:

DAL Properties, LLC Plan Set

Attn: Mark Lazzarini Development Standards
255 W. Julian Street, Suite 502 Neighbor Correspondence
San Jose, CA 95110
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HUNT PROPERTY
DEVELOPMENT STANDARDS

ALLOWED USES

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

s Single-Family Detached Residential Dwellings and those permitted, special, and
conditional uses of the R-1-8 Single-Family Residence Zoning District, as amended.
Conditional and special uses shall require the approval of a Planned Development Permit

or Amendment.

DEVELOPMENT STANDARDS

NUMBER OF DWELLING UNITS:

Up to 4 dwelling units.

MinivuM LoT SIZE:

10,000 square feet

SETBACKS: (note: Lots, 1, 3, & 4 are interior lots & Lot 2 is a corner side lot)

Front

= Living Area 25 feet

s Porch - 20 feet

= Attached Garage 20 feet

Side

= Living Area —interior lot

= Living Area - corner side lot

= Attached Garage — interior lot

= Attached Garage — corner side lot

= Detached Garage — corner side lot

= Detached Garage — interior lot

Rear

s Living Area 15 feet
= Patio Cover/Trellis 10 feet
= Attached Garage 10 feet
=  Detached Garage 0 feet

5 feet (8 feet next to Lands of Murphy- Westerly
perimeter)

20 feet

5 feet (8 feet next to Lands of Murphy- Westerly
perimeter)

20 feet

20 feet

0 feet
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Riparian

= There shall be a 50 foot setback between any building or structure and the edge of
riparian vegetation drip line of Misery Creek. No structure are permitted in this area.
Said area shall be kept natural with riparian compatible landscape materials as specified

in the City’s Riparian Corridor Policy.

= 550 square feet of private open space per unit.

MAXIMUM BUILDING HEIGHT:
a  3() feet and 2 stories.

PARKING REQUIREMENTS:
= Two covered parking spaces per unit.

DRIVEWAYS:
» Lots 2, 3, and 4 shall be accessed via a shared driveway, as shown on the conceptual site

plan,

FENCE REGULATIONS:
= Fences shall conform to SIMC chapter 20.30, as amended.

ACCESSORY STRUCTURES/BUILDINGS: |
=  Permitted as of right, per Chapter 20.30, Part 5 Accessory Buildings and Structures, of

the Zoning Ordinance, as amended.

SECONDARY UNITS:
= Secondary units are not permitted.

ARCHITECTURAL REQUIREMENTS:

= The architectural design of the houses shall conform to the standards of the Single-Family
Design Guidelines.

PUBLIC WORKS

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

1. Construction Agreement: The public improvements conditioned as part of this permit
require the execution of a Construction Agreement that guarantees the completion of the
public improvements to the satisfaction of the Director of Public Works. This agreement
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includes privately engineered plans, bonds, insurance, a completion deposit, and
engineering and inspection fees.

2. Transportation: This project is located within the new Evergreen East Hills
Development Policy (EEHDP) area. Under this new policy, new residential development
will require allocation from the pool of 500 new residential units which includes payment
of a Traffic Impact Fee (TIF). The fee per residential unit is $13,214 and is projected to
be $26,428 for this project’s 2 additional units. This fee is due and payable to the City
prior to the issuance of building permits. We conclude that the subject project will be in
conformance with the Evergreen East Hills Development Policy and a determination for a
negative declaration can be made with respect to traffic impacts.

3. Misery Creek Culvert/Grading/Geology:

a) If the culvert work has not been constructed by the previously-approved Planning
Permit PD09-029 at the time of this project’s implementation, submit the final
culvert design for review at improvement plan stage. Design of the culvert shall
be to the satisfaction of the Director of Public Works and approved prior to
issuance of a Public Works Clearance.

b) At PD permit stage, submit a design-level Geotechnical and Geologic Report for
the project that includes the culvert work to address the potential hazards of slope
instability and erosion.

c) A grading permit is required prior to the issuance of a Public Works Clearance.

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

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

f) A soils report must be submitted to and accepted by the City prior to the issuance
of a grading permit.

4. Stormwater Runoff Pollution Control Measures: This project must comply with the

City’s Post-Construction Urban Runoff Management Policy (Policy 6-29) which requires
implementation of Best Management Practices (BMPs) that include site design measures,
source controls, and stormwater treatment controls to minimize stormwater pollutant
discharges. Post-construction treatment control measures, shown on the project’s
Stormwater Control Plan, shall meet the numeric sizing design criteria specified in City
Policy 6-29.
a) The project’s preliminary Stormwater Control Plan and numeric sizing
calculations have been reviewed. At PD stage, submit the final Stormwater
Control Plan and numeric sizing calculations.
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11.
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a) Final inspection and maintenance information on the post-construction treatment
control measures must be submitted prior to issuance of a Public Works
Clearance.
5. Stormwater Peak Flow Control Measures: The project is located in a

Hydromodification Management (HM) area but will not create nor replace one acre or
more of impervious surface. Therefore, the project is not required to comply with the
City’s Post-Construction Hydromedification Management Policy (Council Policy 8-14)
which requires HM projects to demonstrate that post-project runoff does not exceed
estimated pre-project runoff rates and durations.

Flood: Zone D Although the project site is in Flood zone D which is not within a
designated Federal Emergency Management Agency (FEMA) 100-year floodplain,
flooding on the project site may be possible.

a) A Floodplain Analysis dated August 25, 2011 was submitted and reviewed. At
PD permit stage, submit a revised Floodplain Analysis that also address the
additional runoff from the future development of the adjacent southeasterly sites
(Planning Permits PD07-047 and PD09-029) and the proposed culvert work.

b) Elevate the lowest floor of all residential units above the applicable 100-year
water surface elevation stated in the project’s Misery Creek Floodplain Analysis.

Streamside Resource Protection: The site is located within 50° from the top of bank of

Misery Creek and is therefore subject to the adopted Guidelines and Standards for Land

Use Near Streams that includes design requirements and recommendations for land-use

activities in order to protect stream resources.

a) The project should notify and obtain permits from appropriate regulatory agencies
if the project will construct the proposed culvert and other creek work.

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

Municipal Water: In accordance with City Ordinance #23975, Major Water Facilities
Fee is due and payable. Contact Jeffrey Provenzano at (408) 277-3288 for further
information.

‘Parks: This residential project is subject to the payment of park fees in-lieu of land

dedication under either the requirements of the City’s Park Impact Ordinance (Chapter
14.25 of Title 14 of the San Jose Municipal Code) or the Parkland Dedication Ordinance
(Chapter 19.38 of Title 19 of the San Jose Municipal Code).

Street Improvements: '

a) If the frontage improvements along the future Turturici Way have not been
constructed by the previously-approved Planning Permits PD07-047 and PD09-
029 at the time of this project’s implementation, construct all public street
improvements, including but not limited to, curb, gutter, sidewalk, minimum 40’
half-street, and culvert work.
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12.

13.

14.

b) Proposed driveway width to be 20’ for driveway serving Lots 2, 3 & 4 and 16’ for
Lot 1 driveways.

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

Sanitary: Construct the sanitary sewer main extension from the main to be constructed
by the previously-approved PD07-047 permit along the future street, Turturici Way, to
serve Lot 1.

Electrical:
a) Install clectroliers along project frontage.
b) Provide clearance for electrical equipment from driveways. The minimum

clearance from the proposed driveways is 5'.

Street Trees: The locations of the street trees will be determined at the street
improvement stage. Contact the City Arborist at (408) 277-2756 for the designated street
tree. Install street trees within public right-of-way along entire project street frontage per
City standards; refer to the current “Guidelines for Planning, Design, and Construction of
City Streetscape Projects™. Street trees shall be installed in the park strip. Obtaina DOT
street tree planting permit for any proposed street tree plantings.

ENVIRONMENTAL MITIGATION

Air Quality

Temporary Construction Dust

. The following Best Management Practices shall be required of construction contracts an

specifications for all construction to prevent visible dust emissions from leaving the site:

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

b. All haul trucks transporting soil, sand or other loose material off-site shall be
covered.

¢. All visible mud or dirt track-out onto adjacent public roads shall be removed
using wet power vacuum street sweepers at least once per day. The use of dry
power sweeping is prohibited.

d. All vehicle speeds on unpaved roads shall be limited to 15 mph.
e. All roadways, driveways and sidewalks to be paved shall be completed as soon as

possible. Building pads shall be laid as soon as possible after grading unless
seeding or soil binders are used.

f. Idling times shall be minimized either by shutting equipment off when not in use
or reducing the maximum idling time to 5 minutes (as required by CCR Title 13).
Clear signage shall be provided for construction workers at all access points.
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g. All construction equipment shall be maintained and properly tuned in accordance
with manufacturer’s specifications. All equipment shall be checked by a certified
mechanic and determined to be running in proper condition prior to operation.

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

Biological Resources
Trees

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

Table 4. Tree Replacement Ratios

Diameter of Tree Type of Tree to be Removed Minimum Size of Each
to be Removed Native Non-Native Orchard vReplacement Tree
18 inches or greater 5:1 4:1 ' 3:1 24-inch box
12 to <18 inches 3:1 2:1 None 24-inch box
<12 inches 1:1 1:1 None 15-gallon container

x:x = tree replacement to tree loss ratio

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

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

3. Replacement trees are to be above and beyond standard landscapmg, required street trees
do not count as replacement trees.

4. In the event the project site does not have sufficient area to accommodate the required
tree mitigation, one or more of the following measures will be implemented, to the
satisfaction of the Director of Planning, Building and Code Enforcement, at the
development permit stage:

a. The size of a 15—ga116n replacement tree may be increased to 24-inch box and
count as two replacement trees.

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

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

5. The following tree protection measures will also be included in the project in order to
protect trees to be retained during construction:

Pre-construction Treatments

a.

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

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

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

During Construction

d.

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

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

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

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

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

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

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

6.

If possible, construction should be scheduled between October and December (inclusive)
to avoid the nesting season. If this is not possible, pre-construction surveys for nesting
raptors and other migratory breeding birds shall be conducted by a qualified ornithologist
to identify active nests that may be disturbed during project implementation. Between
January and April (inclusive) pre-construction surveys shall be conducted no more than
14 days prior to the initiation of construction activities or tree relocation or removal.
Between May and August (inclusive), pre-construction surveys shall be conducted no
more than thirty (30) days prior to the initiation of these activities. The surveying
ornithologist shall inspect all trees in and immediately adjacent to the construction area
for nests. If an active nest is found in or close enough to the construction area to be
disturbed by these activities, the ornithologist shall, in consultation with the California
Department of Fish and Game, designate a construction-free buffer zone (typically 250
feet for raptors and 100 feet for other birds) around the nest, which shall be maintained
until after the breeding season has ended and/or a qualified ornithologist has determined
that the young birds have fledged. The applicant shall submit a report indicating the
results of the survey and any designated buffer zones to the satisfaction of the Director of
Planning, Building and Code Enforcement prior to the issuance of any grading or
building permit.

Burrowing Owls

7.

10.

11.

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

A buffer zone of a minimum of 250 feet shall be established around active burrowing owl
nesting sites if nesting burrowing owls are discovered during pre-construction surveys
conducted between February 1st and August 31st, and no disturbance shall occur within
the buffer zone until a qualified biologist has determined that the young birds have
fledged.

No disturbance shall occur within 160 feet of occupied burrows if over-wintering
burrowing owls are discovered using the site during the non-breeding season (September
1 st through January 3 1st).

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

A biologist report outlining the results of the pre-construction burrowing owl surveys and
any recommended buffer zones or other mitigation shall be submitted to the satisfaction
of the Director of Planning, Building and Code Enforcement prior to the issuance of a

grading permit.

Bats

12.

A detailed bat survey shall be conducted to determine if bats are roosting or breeding in
the onsite buildings prior to demolition. A qualified bat specialist shall look for
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13.

14.

individuals, guano, staining, and/or vocalization by direct observation and potential
waiting for nighttime emergence. The survey shall be conducted during the time of year
when bats are active, between April 1 and September 15. If demolition is planned within
this timeframe, the survey shall be conducted within 30 days of demolition. An initial
survey could be conducted to provide early warning if bats are present, but a follow-up
survey will be necessary within 30 days. If demolition is planned outside of this
timeframe (September 16 through March 31), the survey shall be conducted in September
prior to demolition. If no bats are observed to be roosting or breeding in these structures,
then no further action would be required, and demolition can proceed.

If a non-breeding bat colony is found in the buildings to be demolished, the individuals
will be humanely evicted via the partial dismantlement of the buildings prior to
demolition under the direction of a qualified bat specialist to ensure that no harm or
“take” would occur to any bats as a result of demolition activities. If a maternity colony
is detected in the buildings, then a construction-free buffer shall be established around the
structure and remain in place until it has been determined by a qualified bat specialist that
the nursery is no longer active. Demolition will preferably be done between March 1 and
April 15 or August 15 and October 15 to avoid interfering with an active nursery.

A biologist report outlining the results of pre-construction bat surveys and any
recommended buffer zones or other mitigation shall be submitted and approved to the
satisfaction of the Director of Planning, Building and Code Enforcement prior to the

- issuance of any grading, building, or tree removal permit.

Cultural Resources

Native American Burials

1.

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

Any Native American human remains that are discovered and would be subject to
disturbance will be removed and analyzed, a report will be prepared, and the remains will
be reburied in consultation and agreement with the Native American Most Likely
Descendant designated by the Native American Heritage Commission. Prior to obtaining
a Certificate of Occupancy, a copy of the report will be submitted to the satisfaction of
the Director of Planning, Building and Code Enforcement.
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Prehistoric Cultural Resources

3. A qualified professional archaeologist shall be required to monitor all construction

grading and utility trenching until the archaeologist is satisfied that construction will not
disturb important archaeological deposits, as follows:

a. If no resources are discovered, the archaeologist shall submit a report to the
Director of Planning, Building and Code Enforcement verifying that the required
monitoring occurred and that no further mitigation is necessary.

b. If evidence of any archaeological, cultural, and/or historical deposits is found,
hand excavation and/or mechanical excavation shall proceed to evaluate the
deposits for determination of significance as defined by CEQA guidelines.

c. The archaeologist shall submit reports, to the satisfaction of the Director of
Planning, Building and Code Enforcement, describing the testing program and
subsequent results;. these reports shall identify any program mitigation to be
completed in order to mitigate archaeological impacts (including resource
recovery and/or avoidance, testing and analysis, removal, reburial, and curation of
archaeological resources at a recognized storage facility). A final report shall
verify completion of the mitigation program to the satisfaction of the Director of
Planning, Building and Code Enforcement.

d. In the event that human remains and/or cultural materials are found, all project-
related construction shall cease within a 50-foot radius in order to proceed with
the testing and mitigation measures required.

Geology and Soils

Geologic Hazard Zone

1.

A Certificate of Geologic Hazard Clearance has been obtained from the Director of
Public Works; and any Conditions of Clearance including, but not limited to, measures
identified in the geologic evaluation for slope stabilization, surface and subsurface
drainage control, offsite improvements, use restrictions, erosion control and/or
maintenance guarantees for private improvements contained therein will be implemented
as specified. A4 Certificate of Geologic Hazard Clearance was issued for the project on
June 13, 2012.

Erosion

2. A City-approved Erosion Control Plan will be developed prior to approval of a grading

permit or Public Works clearance with such measures as: 1) the timing of grading
activities during the dry months, if feasible; 2) temporary and permanent planting of
exposed soil; 3) temporary check dams; 4) temporary sediment basins and traps; and/or
5) temporary silt fences. The provisions of the Erosion Control Plan will be implemented
to the satisfaction of the Director of Planning, Building and Code Enforcement.

Seismic Shaking

3.

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

4. Habitable structures shall be located a minimum of 50 feet from the steeply-incised

portions of the top of Misery Creek’s bank.

A Vegetative Bank Stabilization Plan for Misery Creek, comprised of long-term bank
stabilization via the installation of native woody and semi-woody riparian vegetation
(trees and/or shrubs/subshrubs) and short-term bank stabilization of barren soils via
hydroseeding and/or the installation of coconut fiber matting, shall be developed and
implemented.

i Hazards and Hazardous Materials
Wells

1.

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

Septic Systems

2.

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

Asbestos-Containing Materials

3.

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

Lead Based Paint

4.

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

General

5.

Prior to issuance of a Grading Permit, a Soil Management Plan shall be developed to the
satisfaction of the appropriate regulatory agencies, with a copy to the Director of
Planning, Building and Code Enforcement. The Soil Management Plan shall establish
practices for managing and handling buried structures, debris and/or impacted soil if
these materials/ structures are encountered prior to or during demolition and/or site
grading. The measures identified in the Soil Management Plan, including testing, special
handling and/or disposal measures, shall be implemented as warranted.

Chemical Use and Storage

6.

All onsite hazardous materials, piles of debris, and aboveground storage tanks shall be
removed and properly disposed prior to development.

The interior of the automobile maintenance pit in the garage at 6790 San Felipe Road
shall be observed for indications of hazardous material spills or staining prior to
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development. If significant hazardous material spills or staining are observed, they shall
be tested, handled and/or disposed in accordance with the Soil Management Plan.

Soil Contamination - Chlordane and Lead

8.

10.

11.

12.

Soil at the locations of the samples with the chlordane concentrations detected above the
residential CHHSL (SS-2 and SS-8) shall be over-excavated for appropriate offsite
disposal.

Soil at the location of the sample with the lead concentration detected above the
residential CHHSL (SS-7) shall be over-excavated for appropriate offsite disposal.

An additional soil quality evaluation shall be conducted prior to over-excavating the
impacted soil to further evaluate its lateral and vertical extent in an effort to minimize the
quantity of soil to be removed from the site.

Verification samples shall be collected and analyzed for chlordane and lead to document
that the impacted soil has been sufficiently removed from the site.

Regulatory agency oversight is required if significantly elevated levels of contaminants
of concern are detected in the soil samples. Regulatory oversight can be requested prior
to and during the over-excavation of impacted soil.

Hydrology and Water Quality

Water Quality - Construction

1.

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

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

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

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

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

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

b. Utilize onsite sediment control BMPs to retain sediment on the project site;
¢. Utilize stabilized construction entrances and/or wash racks;

d. Implement damp street sweeping;
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e. Provide temporary cover of disturbed surfaces to help control erosion during
construction; and

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

Water Quality - Post-Construction

Noise

4. Prior to the issuance of a Planned Development Permit, the applicant must provide details

of specific BMPs including, but not limited to, bioswales, disconnected downspouts,
landscaping to reduce impervious surface area, and inlets stenciled “No Dumping —
Flows to Bay” to the satisfaction of the Director of Planning, Building and Code
Enforcement.

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

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

Temporary Construction Noise

L.

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

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

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

Transportation/Traffic

Evergreen—East Hills Development Policy

1. The Traffic Impact Fee established by the Evergreen-East Hills Development Policy

shall be paid to fund and construct the transportation improvements necessary for the
additional development of the Evergreen—East Hills Development Policy Area.
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Xavier, Lesley

From: Michael Mace [michaelcmace@gmail.com]

Sent:  Tuesday, September 11, 2012 1:16 AM

To: Xavier, Lesley

Cc: mlazzarini@dalpropertieslic.com

Subject: RE: Initial Study and Mitigated Negative Declaration (File No. PDC11-012/PD11-029)

Dear Ms. Xavier,

' spoke to the neighbors regarding this project. No one I've spoken to has an objection to the mitigated

negative declaration on this project. Our basis for this decision is that the applicant has already changed
the project to avoid possible negative impacts, by preserving the large trees on the property. One home
is being built within the riparian corridor, and normally we would have strong concerns about the
negative impact of that, but in this case the applicant is removing an existing house, and a detached
garage that is even further into the riparian zone than the proposed construction. So we see this as an
environmental improvement.

We see this construction in the riparian zone as a special situation, and not a precedent to allow
constryction within the riparian zone in other properties in the area.

The applicant has also let us know about some of the modifications that staff has made to the work
planned in this area, such as configuring the adjoining road to reduce erosion on Misery Creek, and
shifting the road so that there will be adequate clearance around the trees. We want to thank you for
all the work you've put into this.

Some of the neighbors will probably have some comments related to some other aspects of the project,
outside the MND. We'll work with Mr. Lazzarini to discuss those Issues ahead of time.

Thanks again,

Michael Mace

From: Xavier, Lesley [mailto:Lesley.Xavier@sanjoseca.gov]
Sent: Tuesday, August 28, 2012 4:52 PM
To: Xavier, Lesley

~ Subject: Initial Study and Mitigated Negative Declaration (File No. PDC11-012/PD11-029)

This email is to let you know that the City of San Jose has performed environmental
review on the proposed project to allow for a Planned Development Rezoning from the
R-1-1 Single Family Residence Zoning District to the A(PD) Planned Development
Zoning District and subsequent permits to allow for the development of up to 4 single-
family detached residences on an approximately 2.04 gross acre site located
approximately 200 feet northeasterly of San Felipe Road on future Turturici Way,
approximately 400 feet south of Meadowleaf Court.

Environmental review examines the nature and extent of any adverse effects on the
environment that could occur if a project is approved and implemented.

9/11/2012
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The public comment period for this draft Mitigated Negative Declaration ends at 5:00 p.m. on September 24,
2012. Before that time/day, any person may:

1. Review the Draft Mitigated Negative Declaration (MND) as an informational document only; or

2. Submit written comments regarding the information, analysis, and mitigation measures in the Draft
MND. Before the MND is adopted, Planning staff will prepare written responses to any comments, and
revise the Draft MND, if necessary, to reflect any concerns raised during the public review period. All
written comments will be included as part of the Final MND.

The draft MND, initial study, and reference documents are available online under the file number, PDC11-
012/PD11-029, at:
http://www.sanjoseca.gov/planning/eir/MND.asp

Sincerely,

Lesley Xavier, Planner II

Planning Division

Planning, Building and Code Enforcement
City of San José

200 E. Santa Clara Street, 3rd Flr, Tower
San Jose, CA 95113

Tel: (408) 535-7852 FAX: (408) 292-6055

If you need basic information regarding a property’s zoning and land use, or information about our
environmental clearance requirements please go to our website at:
http://www.sanjoseca.gov/planning/counter/

Interested in being informed about Planning, Development, and Land Use Issues in San Jose? You can subscribe to e-mail
notifications on the issues that interest you by going to: www.sanjoseca.gov/development/subscription/email_updates.asp

9/11/2012
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Xavier, Lesley

| From: Michael Mace [michaelcmace@gmail.com]
3 Sent:  Wednesday, September 14, 2011 10:43 AM
To: Xavier, Lesley

Cc: mlazzarini@dalpropertieslic.com; 'Gary Do'; "Tom Huff; ‘Eric Parker'; 'Kathleen Helsing'; 'Lawrence Cargnoni'; jean@ereed.com;
Mace, Bonnie; kk@kozminski.com; ana_2_u@yahoo.com; Richard.Kast@hitachigst.com; 'Val Parker’; 'Jim Barrett"
lipikab@yahoo.com; 'Lisa Himawan'; maryannkempner@yahoo.com; 'jazmine hoang'; Vince@VinceWin.com;
jonathan_ly777@yahoo.com

Subject: Support for PDC 11-012
Dear Ms. Xavier,

|

\

|

! On behalf of the concerned neighbors of the Meadowlands and California Oak Creek, we wanted to

i © . express our support for PDC 11-012, DAL Properties' development proposal on the two-acre Hunt
property near our homes,

When DAL's proposal was first- made, we had several concerns:

--Preserving the large Eucalyptus trees on the property, which are an important wildlife and scenic
resource,

--Protecting the riparian corridor on the property.

--Ensuring that the homes built on the site would be in accordance with the look of the rest of the
neighborhood.

The original proposal was a big worry to us, because it called for clear-cutting of all the trees. After we
raised concerns about that, the developer warked with us to modify his plan. We support the changes
he has made. Specifically, he is preserving all of the Eucalyptus trees. To make room for this, he plans
not to install a sidewalk on the side of the road next to the trees. We see that as a reasonable
compromise, as most pedestrian traffic will be on the other side of the road due to the public pathway
planned there for the riparian area. People could easily cross the road if they need to (it's not going to
have much traffic, since it will not.connect through to California Oak Creek). And there is already
restricted sidewalk space in other parts of our neighborhood.

We also are comfortable with his plan to build one of the homes within the 100-foot riparian zone. We
would not normally support this, as we feel that preservation of full riparian corridors is extremely
important in a semi-rural area of the city. However, in this case the developer is removing a detached
garage that is even further inside the riparian corridor, and is making other habitat improvements. We
understand that city staff has been pushing to preserve as much riparian space as possible in this
development, and we thank you for that.

We ask that the relatively small riparian margin on this particular property not be used as a precedent
for other development in the area. We view this as a one-time exception driven by the removal of an
eyesore building and the preservation of the trees, which are the most important wildlife habitat on this
particular property.

We understand that the look of the homes, and their spacing, will be the same as the rest of the DAL
development, so that addresses our concerns about keeping a consistent look to the neighborhood.

Thanks for your help.
Sincerely,

Michael Mace, on behalf of the concerned neighbors

9/11/2012
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Wwilliam Hezmalhalch Architects Inc.
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Style Elements

Roof - Concrete "S" Tile
Eave — Closed 2x4 w/ Shaped Foam Trim

Rake - 2x4 w/ Shaped Foam Trim
Exterior Wall - Sand Finish Stucco
= Window — Viny!
I %-"‘* Column - Prefab
L \( e Trim — Stucco O/ Foam
= Shulters - Wood
7 ot L = Garage Door - Metal Sectional Roil-Up
| ]
] | )
£ o
Lo
T

o o o
Style Elements : Style Elements
Roof — Flat Cancrete Tile ;{oof - Conxﬂted“S' T(I:[!e
Eave - 2x6 Wood Fascla ave - 2x4 Wood Fascla
Rake - 2x8 Waod Barge Board W/ 6x4 Wood Rafler Talls
Gable End Detail - Louvered Vent Rake - 6x6 Wood Barge Board
Exterior Wall - Sand Flnish Stucco . Gable End Detall - Wd Qutlookers or
\]{\g:ﬂdom ; ;Ici‘nyl MEDITERRANEAN V‘Ez:zdﬂ;‘),rv ‘-N\?ilx:;/[sand Finish Stucco
Garage Door - Metaf Sectional Rolf-Up Post/Bracket - Wood™

Shutters - Wood

Chimney Shroud — Metal

Accent — Brick Veneer / 2x4 Wood Garage Door - Metal Sectlonal Roll-Up

Accerit— Wrought Iron

i
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PLAN FOUR
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ROOF PLAN

SCALE: 1/8"=1-0"
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o+ o - San Felipe Road Site e s 0
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BIORETENTION Sl I 24" BOX REPLACEMENT Sk o«
PLANTING DESIGN INTENT e e N PROPERTY LINE—~ J / TReE {yp of 20 requved S8z
" N — iy or Heritage Estates mhgE 22
The tandscape planting dosign will utilize costhotically pleasing CIVIL DRAWINGS B E ;;'"?, b 2
waler conserving plant species (hat are well suited 10 the 5 2Ip° 4%
projects local climatic cenditions, and that are not known 10 be DASHED LINE DESIGNATES |3 2 'EE 22
Invaslve specios. CENERAL AREA TO BE : o : N
& SOUD GOOD - /' MANTANED BY HOA OR | 28 %
The projecia Troa Removal Plan roquires 2 new 15 gallon troes IPARIAN REVEGETATION AREA TO MAINTENANCE DISTRICT
be alonted on the slfe. An odditiorial 20 now 24" box NEIGHBOR FENCE ON BE PLANTED WITH NATIVE RIPARIAN ﬁ%:
replacement lroos will be jacotad n tho riparian aren In ofder 1o RETAINING WALL, SEE GRAS: FLOWERS, SHRUBS & TREES, R ) (UMIT OF RIPARIAN
comply wilh the (rad raplcement roquirements tor tha adjacent SHEET 62 SES, . - pa REVEGETATION AREA)
property. A total of 37 now 15 galion and 247 bax trees ara SEE PLANT UST ON SHEET 6.4 24°80X P
prapasod lar tha sita. Theso proposed tress exceed the frma N
raptacoment roquiraments. Existing trees thal are to remaln are CONCRETE ENTRY =y /
shown on this shaat. Seo Civk Engineer’s “Trae Removat Plan® WALKS WITH I A
for list of trees beng remover. L0k -J———— EXISTING TREES TO
SPECIAL PAVING ,_7 LR REMAIN, TYP.
, TYP.
Decliuaus accent rees wil be ullized in the smaller landscope OR SCORE i -
arass around tho homos and open spese aroas o provida PATTERN, SEE g =AY /
shade, saasonal lawerlng, and taff colar chenges. Some DETAL A/63 =
accan freas will be vergreen Lo provide visual Interast during
tho wintor monis. TURF, TYP. MISERY 'CREEK— e
Layerod shrub and ground covar massings wil provide a TN !
pleasing separation betwaen the proposed homes and adjacent K 1;;1,! A\ EXISTING SEASONAL CREEK—-
slroots. Tallor 3hrub masaings wil be ulitzed oround the W %%, BED ALONG MISERY CREEK -
building permeters and n 5omo of (he large open spacs Brons. e T xs
Mixed varialies of caloriul lowar {oraground flowering shrubs & GOOD \": Lo o TO REMAIN l.:ND(STURBED_I OPEN WIRE MESH FENCE
and ground covers will provido Intorest and addod (nyering NEGHBOR FENCE - o EIERIN 3 N ON RETAINING WALL,
affect, To cansarve water, lawn aroas are imited to amal key WITH LATTICE ON s e, Z SEE DETAL £/63. SE
accant araas - such a8 near the entry walkways to homes. RETAINNG WALL, ) ém \ 2t zﬁgﬁ;)—.ig& 5 CIVIL DRAWINGS FOR ayss
The lpasian revagelation areas wil be plarted with native plant SEE SHEET 62 ","li 7Sk s et S RETANING WALL = C"i
speclos zelectod by the projects wetland biologist, These plant L-", i ST = (5 Qg
spocles are shown on Sheet 8.4. A 'Comprehensivo Ripariart bz = = <5 5 bl
Carridor Revogetallon Pian’ wi be produced during the CD \“"’E i o L E é.%
{construction drawing ) Phase of tho praject, This will occur B = z5 25
e o i ] e e | EEE
b R e
@2 ”f‘% ey ok g
L Hlescrabigsiesies bz
VERTICAL ACCENT P o Bl Z2Eg
IRRIGATION SYSTEM TREES AND *'i s 3 ;25;
DESIGN INTENT SHRUBS ALONG (Pl :
2 £
P
All planing areas wil be krigatod with 5 fully aulomatic imgation bevc ,
syslom ulllizing pop-up spray hoads adjocent to all walkways, 24" BOX Sy 15g REPLACEMENT TREE
The spray system wil be an efficlant low pracipitaion rale * REPLACEMENT TREE E m! % (typ. of 2 required for
ovarhoad spmy aystom, utlizing matched precipitalion rate i il Hunt Properties
spray hoads. Tha spray system wil be designed provida head liyp. of 20 roquired G4 V& lunt Properties)
1o head caverage with minimal ovorspray ante nor-irigated for Heritage Estates) -y n
areas. Separale vaivo clrcuils will e used for the lurf areas [Sbes Z
and tho waler consarving iraes, shrub, ground cover areas. I w 3
Riperlan revegetation area natlve froe and shrub plantings wil ot T A e <« =
be Irtigaled wilh 2 (smporary drip lrrigation systsm. Once plants | 8 ERMEABEE PAVERS AT nj =
fave hocoma established irigation wil bo discontinucd. — < DRIVEWAYS, o T b
Hyaroseod i the fparlan avogotation areas fs norvsrigoled. LAYER MASSINGS OF - B SEE DETAL F/63 L Pl Za
— < _ R DElAL RS —
iy s vl oo ose TRES SPRUBS, AND S\ _TORTURICLWAY % TREET 1ok p of 5 | 2 3| BT
precise schoduled walaring lymes. ET based irigalion GROUNDCOVER . . \ Y [ nay S yp. o O 24,
controlters automatically optimize Irgation watering based upon ALONG STREET . & GOOD NEGHSBOR FENCE ~ e ~N 1 STREET TREE SPECIES _ o o =z
tha project sitos local climatic conditiors, typo ot plant matericls, FRONTAGE AREAS T P WILL BE SELECTEDBY = | § I
soilypes ond oier microclimate factors. 1 } WITH LATTICE, SEE SHEET 6. { s e CITY ARBORIST.SEE = |5 G | 22
[ 1} - AN T "STREET TREE v 2 S
: § ) A = NOTES". TYP. f Zz | B
1 ‘ Y SOOI, S| %‘ P E B
R ) —= TER N 0 =
! H EXSTING TREES —" oy 3T 7 ™ 4 WIDE SIDEWALK s g
GENERAL NOTES ' ‘ H TG REMAN, TYP. — . f/;t;/“ H :z
t ] - RN Vo NN 2 R
- { i~ ) g t
1. SEE CIVIL ENGINEER'S "TREE REMOVAL PLAN' FOR i REPLACEMENT TREES ON-T N *uw__/t‘y—‘? i B
ADJACENT PROPERTY, TYP. ~. ™ AR
LOCATIONS OF TREES REMOVED, AND ADDITIONAL R SEE HERITAGE ESTATES PLANS, N S
INFORMATION, EXISTING TREES TO REMAIN ARE i | - . Ne—— "
SHOWN ON THIS SHEET. ! A \, ~3 £
| ®
STREET TREE NOTES - - - > - Gl
1. STREET TREE SPECIES & CONTAINER SIZE WILL BE LEGEND TREE REPLACEMENT CHART TREE REPLACEMENT LEGEND
SELEGTED BY GITY ARBORIST AT TIME STREET TREE
. Total New Replacoment Trees Roauirod: 1
PLANTING PERMIT IS ISSUED TO CONTRACTOR. & SOLID GOOD NEIGHBOR FENCE, - 45 Galon Hont Propertios Replocemont T 5
CONTACT CITY ARBORIST FCR TREE PLANTING PERMITS SEEDETAILER3 gs;;{;o;:;gxhn for Hunl Praperties} (R} 159 allon Hunt Propeslios Replocement Tree ;
(408) 222-2756. 6 GOOD NEIGHBOR FENCE WITH 2-15 patlon Tree B
. . LATTICE, SEE DETAIL /6.3 20- 24" box Traos {Overtlow guantity requirement for Herltage n 24" Box Horltage Estates Overflow
2. STREET TREES WILL BE LOCATED AS FOLLOWS: Estates Project) (HR) 24°GOX Replacarmont 1160
5 FROM WATER LINES, FIRE HYDRANTS, GAS LINES ——o——0——o= OPEN WIRE MESH FENCE, SEE u |
10" FROM STORM LINES. SEWER LINES DETAIL BI6.3 - H
20 FROW STREET LIGHTS ) ) “Total New Treos Proposod: 37 g [ l
NG RET DASHED LINE DESIGNATES Quantiy lllifea':dvm . e
GENERAL AREA TQ BE 2-15 gallon Replacement Traa
MAINTAINED BY HOA OR 20-24" box Raplacemant Trees pXREKL%g‘IA‘},%Y
ROOT DEFLECTOR NOTES MAINTENANCE DISTRICT 3-15 gallon Frontyard LandacapoTroes TAN
7- 247 box Frontyard Landscape Treas
1, ALL TREES CLOSER THAN 5-G" FROM CURBS, 5. Stroal Tree (as salocted by the Clty Arborist)
FOUNDATICHS, SIDEWALKS. OR OTHER HARDSCAPE =

ITEMS SHALL BE INSTALLED WITH ROOT DEFLECTORS.
SEE SHEET 6.4

pinzeraas
sz Vi1
0

SCALE: 17-20-07




6" SOUD GOOD NEIGHBOR

FENCE, SEE DETAL E/63

& GOOD NEIGHBOR FENCE
WITH LATTICE, SEE DETAL D/63 \

6’ SOUD GOOD NEIGHBOR ——
FENCE ON RETAINING
WALL, SEE DETAL E/63

6’ GOOD NHGHBOR FENCE ——
WITH LATTICE, SEE DETAL D/63

6’ GOOD NEIGHBOR FENCE—
WITH LATTICE ON RETAINING
WALL, SEE DETAWL D/6.3

6’ GOOD NEGHBOR FENCE ——
WITH LATTICE, SEE DETAIL D/6.3

|
|

PROPERTY LINE

J

|
! PROPERTY LINE I
|

& SOUD GOOD NEIGHBOR FENCE, SEE].DEI'AIL E/63

o
DL\SHE LINE DESIGNATES
GENERAL AREA TO BE
MAINTAINED BY HOA OR .
MAINTENANCE DISTRICT
(UMIT OF RIPARIAN
REVEGETATION AR%A)

I

! \
OPEN WRE MESH FENCE,
SIE DETALL B/63

N

FENCE ON RETAINING WALL,
SEE DETAILL E/63

|

6" GOOD NEIGHEOR FENCE
WITH LATTICE, SEE DETALL D/E.’-)
!

T TTTTTT

/— OPEN WIRE MESH FENCE, SEE DETAIL B/6.3

6’ SOUD-GOOD NEIGHBOR FENCE,
SEE DETAIL £/6.3

e
7
/7

OPEN WRE MESH FENCE ON
RETAINING WALL, SEE DETAL
E/63. SEE QVIL DRAWINGS

FOR RETANING WALL

WITH LATTICE, SEE DETAL D/63

\ g
e e
Al BR \'\_
Y p > 6 GOOD NEGHBOR FENCE
:
;
LB

-————PROPERTY LINE

~———BIORETENTION AREA, TYP.
SEE CVIL DRAWINGS

)
Hi|
|

5 GOOD NAGHBOR FENGE WITH
_LATTICE, SEE DETAL D/6.

%_ - __TURTURICLWAY.

]

]

e - I!

I -

DAL PROPERTIES LLC
258 ¥, JUUAN STREET
SUITE S02
SAN JOSE, CALIFORNIA
BSLI0-2468
403.208 9302

VAN DOBRN ABED
LANDSCAPE ARCHITECTS, INC.

%

B) 14TH ST, SAN FRANCISCO, CA

TP $4M) P () 66411 FAXI(D) 864~7%

/782-6790 SAN FELIPE
SAN JOSE, CALIFORMNIA

CIES

FROEET O,

CAPE PLANS

-012

CONCEPTUAL LANDS
PDC 11

s T

LEGEND

' SOLID GOOD NEIGHBOR FENCE,
SEE DETAIL E/6.3

=t m e 5 GOOD NEIGHBOR FENCE WITH
LATTICE, SEE DETAIL DI6.3

rm—nG—me0~  OPEN WIRE MESH FENCE, SEE
DETAIL B/8.3

BN DASHED LINE DESIGNATES
GENERAL AREA TO BE
MAINTAINED BY HOA OR
MAINTENANCE DISTRICT

33
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3f =
a

(@ 2xo RO. RWD. TOP RAL. nE 2o

guq2 28

I tx4 RO_RWD. FRAME BOARDS TQ Ezs3 e

HILD FENCC DOARTS IN PLACC t 83p i=

@4.4 RO RVD. POSTS @ 6° OC. MAX. °"5§ﬁ Sa

1. SPLCIAL PAVING (STAWPLD, COLORLD, CTC) OR SCORC Eghe 2
BRITERR 15 10 BC SOLLCTED BY OWNES. (9 1x6 RO . FEsCE DOARDS-08RD Sw 5
DN BDARD. REF BTL =8 d

41 OPNCHATG SD ADADUATS, THEKNSID OF CONCRLTE

AGCRLCATL GASL SMALL KE PER CEOTECHNIGAL

ENGINELE, THERWIEE MK DEPTHG APBLY.

HULGH-3 OEER MIN

forke Gy

EDLY RO
FINGH

1747 WDL SRH CuT
'SCORE JOINT, 173
e 5 DEFTH OF 5LAR
1/2° R AT COGES o

o

I}

EAR

nroRE i

CONCRETE WALKWAYS

43 MEHha S CORCLS. EXIEND

L EXPANSION

cane.
ToNre i afnd o ConcRene
INSTALLED ADLAC

INT TO CXISTNG

CONCRETE.

1/2° WATERPRODFED IMPREGNATER
ASENELTC TIOLT SXPANSION JONT_20'

D WHERE PAANG WEETS
G SLART,

B e c. BuLbi
STRUCTYRES.

e
3 REBAR © 18" 0.C. BOTH WaYs

R @ DXPANSION JOINT

47 UiN. SEC GEOTECH. REPGHT
rcR SUABASE REOUIREMENTS

EXPANTION "“"'ﬂk COMPACTLD SUOGRADL, 30%

CLASS I AGGREGATC BASC

NT.E

NOTES:

1. ALL WODD SHALL BE CEDaR OR REDWOOD
CONSTRUCTION GRADE

2. ALL NAILS T BE HOT DIPPED GALVANIZED.

5. SEE ENGINEER'S PLAN FOR LOCATIONS DF
RETAINING WALLS

FRONT OF FENCE FACES | REAR OF FENCE FACES

R
PRIVATE LOTS OPEN SPACE AREA

2x6 RYD
TOP CAR

1x4 R J'h

2x4 RWD. TOP
RAIL

4™ WIRE -

MESH

4x RWD. POST
® B 0C

2x4 RWD,
BOTTOM RAH

SLOPE CONC. 2° AHOVE GRADE

12" 8 CONC. FOOTING,
3" GRAVEL LAYER
95% COMPACTED SUBGRADE

ELEVATION — FRONT
SIDE _OF FENCE

OPEN WIRE MESH FENCE

\—\ns RWD.,

KICKER

2'-6" @ FLAT AREAS
3-6" O SLOFED AREAS

SECTION

HEADER BOARD

77 ———2x4x18” REOHODD STAKLC
35" sousk weowaa ue soar
0F TanGENCY

3. 3/H#6” ROUCH REDVOOD BENGLR
HOAROS LAMINATED FOR CURVE SECTION

FAVSHED GRADE TURF DR Otk
BOUNDED

2™ OR (3} W X4" RLOWODO

204x15° RIDWO00D STAKC ® &7 0.C..
e

NTS

FCNCE ELEVATION

GATC CLOVATION

NOTES:

L ALL GATES INSTALLED SHALL BC SUPPORTEL BY
A DIAGONAL CABLE ATTACHED 10 BOTTOM DF GATE
FURTHEST FROM MINGES AND ARJACCNT TUR OF GATE
NEAREST HINGES.

B YHERC FENCE IS COCATED 0N RETAINING VALLS.
DSTS 1O BE ATTACHLD TO RCTAINING WALLS
U RAL TCROINCERCS RECOMENDATIONS.

6’ GOOD NEIGHBOR FENCE WITH LATTICE

BLAN FENCE_RDARDS
NTS

(@ens RO RVD surrnn PA[L
(6)2x8 RU. RWD. KICKBOARD

@) FinrsH Grase

(©) SLOPE CONCRETE 2° ABDVC GRADD
(1" D1 CONCRETE FOOTING

(D cuass 1 agGREGATE

(i) 957 CONPACTED SOIL

(@) GATE LATCH TD HE ARPROVED BY DWNER

(@)HEAVY DUTY HINGE. 3 RECD. GaTC
OPENS TO DDWNSLUE SIDE OF FCNCE

(D) by TRIM TG FRAME LATTICC
() 2x2 PRIVACY LATTICC

.em SIBC anD BOTTON RAHC
E0ARDS 1

(@ EYC LUTPS AND CABLL

72 -

FENCE ELEVATION

NOTES:
L ALL OATES INSTALLCD SacL BE
Al

5 WAL CABLT
ATTAGHL T, BTTON B GATE
FURTHCST FROM HINGLS AND 8DJACENT
TOR DF GATC NEARCST HINGES.

2 wrCRE FENCE IS LOCATCR TN
RCTAINING WALLS, P
ATTACHED TO erumc ALLS PER
STRUCTURAL CNGINCTS
RCCOMMENDATIDNS.

8' SOLID GOOD NEIGHBOR FENCE

{Daxs RO. AWD. TOP RAIL

(2)1xs RO PV, FRANC BQ3RIS TO OB
FENGE BOARDS 1N PLA

4xa RO RYD. POSTS # 6 DL. MAX. (EXCEPT
‘AT VEST PL. SEC NOTE 2 BELOWS

®L’E‘Aﬂ? M, FONCE B00RDS-A0ARD ON
{5) 2«4 RO RVD. DOTTOM RAIL.

(E) 2x8 RO. RWD. KICKBDARD

(@) FimsH Graoc

SLOPE CONCRCTE 2° ASOVE GRADC

(9) 12 Dia. CONCRETE FDOTING

CLASS 1 AGGREGATC

(i) o5 compacTED SOIL

{i2) GATE LATCH TO BE APPROVED BY DWNER

HEAVY BUTY HINGC. 3 RCAD. GATE
TPENG TO DOWKSLOPE SIDE OF FENCE

(@1 x 6 BUARDS, LAP JINTS

(B2 x 47 SIIC FRAMC FOR GATC

(i8) 7xe" TOP &ND BOTTOM FRAME 5DARDS
FOR GATE

(@) CYE, LUOPS AND CABLE

81 4TH ST, SAN FRANCESCO, CA

VAN DORN ABED
LANDSCAPE ARCHITECTS, INC.
T $HRT R T 254-BT PAXHTR B54-0%5

i

mmwm
ZA

e
Wi
Lo e
ZA.

Y2 = 1-0*

1, PAVERS SHALL 3E: CALSTONL "DUARRY STONE PERMEABLE PAVERS”. OR APPROVED EQUAL PAVER SIZE: 3°H X &'W X 9L COLOR TO BE: RUSTIC YELLOWSTONE SUBMIT SAMPLE TO CUENT
FOR APPROVAL SEE CALLDUT PLAN PAVER PATTLRN. CALSTONE: WWWW CALSTONE.COM. (40H) 686-3527

2. SOIL SUBGRADE AND AGGREGATE BASE MATERWLS SHALL BE COMPACTLD TO 95%

3. EXPANSION JOINTS USING 1747 PREMOLDED JOINT FILLER (FELT) SHALL BE INSTALLEO AT 10" INTERVALS ALONG CURB.
4. INSTALL EXPANSIGN JOWITS WHERT NEW PAVING MEETS EXISTING PAVING, WALLS. CURBS. FOUNDATIONS, OR QTHER FIXED OBJECTS, AND CHANGES N WaLK DIRECTIONS.

DETALL_ CALLOUTS:
() FLusw CONCRETE CURE W/ CONT. £4 REBR,
X RADIUS AT EDGES TYP. LIGHI BRODM
FINISH.

@ (2) §4 RCBAR. CONT.

(3 17 THCk BEDOING COURSE & .0W}

OPENING FILLER. NO. 8 ACCRECATC

00 NARROW 10 ACTEPT

3 FILL JONTS WITH WASHED
00 _NoT

SIONES. SEE NOTE 2.
CONCRETE_UNI[ PACERS

SC NOTE 1 FOR PAVER TYPC. JOWT
SPACING PER MANUFACTURER'S
SPLCIFCATIONS.

47 THIGS KO, 57 STORE (%
CRUSHED ROCK) OPEN-GRADED B
W 2

@ wRsR oD G
ECUPMALENT) SHALL  LOGETED A1 SUBGRADE
(HELDE CUASS #t ALT. BASE ROCK).

RELATVE COMPACTION AT A MO!STURE CONTENT AT 2 PERCENTAGE POINTS ABOVE OPTIMUM.

(@ 87 TICK CLASS 1l AGCREGATE SUB-BASE.
SEE NOTC 2.

(D) SUBGRADE, COMPACTED T0 957 REL.
DENSITY. SEE NOTE 2.

(® WRAR 4 0Z. WOVEN FABRIC (R
EOUMALENT) SHALL COVPLEIELY
CNCAPSULATE THE NO. 57 STONE (3/4°
CLE4N CRUSHED ROCK). OVIR LAP FABRIC

(B) MOJACENT PAVIE. ST CALLOULT FLAN
(© /77 WX FOR FINISH GRADE iN TURT

AREAS /47 MK FOR FINISH GRADE OF
HON-TURF AREAS #ND FINISH SURFACE DF
BULCH

Gl HhBRIC 1F

() ERMEABLE PAVERS AT DRIVEWAYS
NTS

6782-6790 SAN FELIPE
SAN JOSE, CALIFORNIA
CONCEPTUAL LANDSCAPE PLANS
PDC 11-012

FIAET R AGTATE

B imne THE

T

e

([

BRELINARY
CONSTRUCTION

A8 sHowN




NOTES: 1. ROOT DERECIORS Y BE AEQUIRED UNLR CERTAN CONOMIONS, SEE PLANTING
WOTES. FOR SPLUMC EDNDHIONS WHERE RODT GESLICTORS ARE REQURED.

2. NSTAL RCOF DEFLECTOR ACAST SIRUCIURE DR 4G ELORE TO STRLETURE A5
POSSIIE, THE 0P OF ROO! DEFLECICR SHALL 8 SET ABOVE GRRDE A3 NOTED (NLVER
BELOW GRADL) THE KATED RDO! DEFLECTORS SMALL FACT [OWARDS TAEE.

3. SEE TREE PLANTING DETAL FOR TREE INGTALLATION

't PINISH GRADE
b CURB, SIDEWALK. PAVING. OR BLOG. FOUNDATION
POLYETHILENE LEAR RDOT DEFLECTION PANELS, MODEL fRS-24
(147 DEEP) X 10" LONG CENTEWED ON TWEE (5 ON EACH SODE
OF TREE). MANUFACTURICO BY ROOT SOLUTOUS. AWALABLE FROM
VESPRD, INC. PHi 1-HDO-554-031¢; FAK 1-415-430-4008.

STRUSTURE, USE FRS-36 OR fRS—3B PANELS WSTERD IF
REQUIRED 10 PROVIDE MiNINUM CLEARANCE. INSTALL PANELS 45
DETALED kND PER MAHUTACTURC'S INSTALLATION SPLCINCATIONS.
SEE PUNTING NOTCG FOR ADDITIGNAL REQUARCKENTS,

MAX.TYP.

ROOT DELECTOR
Al

NITES

PLANT CRDWN SHALL 3T 1" ABOVE FIMISH GRADE SOR SHRUBS

L
o a0 AND 1-172° ABOVE FINISH GRADL FOR TREES AFTCR WATLRING
o egitn ND SCITLING,
Nl e
W Rc") 2. ONC STAKE FOR S GAL. TREES AND TWD STARES FOR 15 GAL
b (LTI LAY AND LARGER TREELS.
i .‘zﬁ:’ LOCATE STAKCS AT OUTSIBC EDGE OF RODTBALL.

4.

. SCARIFY SIDES OF PIT.

10" LONG LIIDGE POLE PINC TRCE STAKC ~ olle
WINDWARTD SIDE (FOR SINGLE STAKDY R m%
”
-APPROVLD RUDBER TIES FIGURE G - > "
PATTERN I
K )

—\a{:fmms

N FINISH GRADE e
G s )

2° DEEP FIRBARK MULCH
e - 378" DA

FERTILIZER TADLETS
RODTBALL
FOOT TAMPED BACKFILL
MIx

RUDTBALL

SHRUB

UNDISTURBED EXISTING SO

TREE .
TREE AND SHRUB PLANTING
NTS

B

R OTES: .
s, .
“R“W Mnd;'iv/ 1. PLANT CROWN SHALL BE 17 ABOVE FINISH GRADE
T, £ FOR SHRUBS ANO 1-1/2" ABQVE FINIGH GRADE FOR
b s TREES AFTER WATERING AND SETTUNG.

2.ONE STAKE FOR 5 GAL. TREES 4ND TWO STAKES FOR 15 GAL. &
LARGER TRLLS.
3. LOCATE STAKES AT DUTSIDE EDGE OF RODTBALL,
4. SCARWFY SIDES OF PIT
5. SEE TREE AND SHRUB PLANTING OETAL FOR GINERAL
PLANTING SPECIFICATIONS.

FINISK GRADE OF SLCPL

BARK MULCH, SEC
SPECITICATIONS

KEEP ROGT CROWN CLLAR OF
ST ANG BACKFILL

37 WIGH WATER BASIN
N DRY SEASON QNLY.
EREAKEAWAY IN RANY
SEASON)

RQG:/E‘SLYLN ; PD"OY\E—_I"'\DTYLH_
TREE SHRUB

@%LLSIDE TREE AND SHRUB PLANTING
s

FRONTAGE & PRIVATE YARD AREA
PLANT PALETTE: '
STREET TREE

STREET TREE SPECIES WILL BE SELECTLO B CITY ARGORIST. SEL “STREET TAEE
PLANTING NOTLS™, SHEET 0.1

TREES:
CANCPYV TRECES
CELTIS AUTRALIS EUROPEAN NACKBERRY 16 GAL
GHITALPA TASHKENTENSIS CHITALPA 24 DOX.
CINANAMCMUM CAMPHORA CAMPHORTREL 15041
15 0AL
MAYTCNUS BORAIA MAYTEN TREE 15GAL
OLEA EURCPAEA TURDPEAN E
PRUNUS CAROUNIA CARLONIA CHERRY 24°DOX
PLATANUS ACERIFOLIA LONDON PLANE TREE 15GAL.
QUERGUE ILEX HOWLY Dk 15GAL.
TRISTANIA CONFERTA BRISEANE BOX 150AL
ULMUE PARVIFOLIA DYNAGTY CVERGREEN ELM 150AL
cAL S¢ LS
CEDRUS DEGDARA. DEDRAR CEDAR 15 GAL.
GINKGO HILOBA SENTRT MAIDENHAIR TREE. 10 0AL
HYMENOBPORUN FLAVLIM EWELT GHADT 15GAL
POPOCARPUS GRACILIOR FERN FINE. 15 0L
PYRUI CALLERYANA THANTICLEER' ORNAMENTAL PEAR 15BAL
SEQUOIA GEMPERVIRGNS LOSALTOT  LOS ALTOS REDWOCD 15 GAL
L OWERING ACCE/ 33
ACER PALUATUN ‘ACONITIFOLUUM' SAPANCIE MAPLEL 15 GAL & 24°DOX

ARBUTUS UNEDD STRAWBERRY TREE. 13 GAL 424" BOX
rr NACENSIS E o 15 GAL L247HOX
GHAMAEROPS NLMILIS MEDERRANEANFANPALM 15 GAL & 24°BOX
COTINUS COGOYGRIA BMOXE BUSK 15 GAL & 24°B0X
NOPYRUM THGRN 15 GAL 24" BOX.
TRICAOTRYA JAPONICA {PANESE LOGUAT 15 DAL L 24°BOX
AGERSTROMIA HYBRIDS CREPE MYRTLE 15 GAL L24°A0X
(EPTOSPERMUM LAEVIGATUM AUSTRAUAN TEA TREE. 15 GAL £ 2°80%
MELALUCA QUINGUENERIVA CAJUPUT TREE 15 GAL, &24700%
MAGNOLIA SOLLANGIANA 3PP, LILLIPUTIAN MAGNOLIA 15GAL 4 2€00%
MALUS FLORIBUNDA TFLOWERING CRABAPPLE 13 GAL, &34 BOX
PRUNUS CORASIFERA KV FURPLE-LEAF PLUM 15 GAL &2 BDX
TWANZAN 15 0AL 2 24 D0X
K " 15 0AL 827 80%
TIBUCHINA LRVILLCANA PRINGCSS FLOWER 156AL & 24 pOX
IREE STANDARDS
ANISDENTIA HYPOMANDARLI CAPL MALLOW 150AL
FHOTINIA SERRULATA PHOTINIA 1B GAL
SOLANUM RANTONNCTTII ROYALAGDE  PARAGUAY NIGHTSHADE 15 6L
RHAPHIDLEPSIS MAICSTIC BEAUTY INDIA HEVTHORN ELES
ROBAICEACRG. TREE ROGE 15eAL

NOTES!

4 TIES MIN. 4 1 GAL

8 TICS M 7 5 GAL.
16 31E3 MIN 2 1S GaL
DR AS REOUIPED

vaLl

ASTIC COVERCD WIRE TICS
ATTACH A5 SPECIFIED [N PLANTING
hTES

VINE TYING DETAIL
D NTS

SHRUBS:

ABCUIA GRANDIFLORA TG
AGAPANTHYS 3PP

ATALZA HYGRIDS ‘PINK & SWEET
BERBERIS THUNBERGH

GLOSSY ABELA
AGRPANTHUS

AZALEA

IAPANESE BARBERRY
HEARTLEAY DERGENA

cAELUA
INISHI GASHIRA CAMELUA

CRIMSON SPOT RCCK ROSE

KAFFR ULY

PINK DREATH OF KEAVEN

AUSTALIAN FUGHSIA

LOWFAST BEARBERRY COTONEASTER

DICTES BICOLOR FORTMIGHT LiLY
ERIGERGH KARVINSKIANUS. ‘SANTA BARBARA DAISY
ERYSIMUM DEVILLS MAUVE' COMPACT WALLFLOWER
EURYOPS PECTINATUS SHRUD DAY
EECALLONIA GPP. cscaLLONA
FUCHSIA HYBRIDA ‘GARTENMEISTER  FUE
GREVILLIA ROEMARINFOLIA ROSEMARY GREVILLEA
GREVILLEANOEILI NOCLL'S GREVILLEA
EBE “COED" HeR
B "VERGNIGA LAKE wrog
HEMERDCALLIS HTDRID FLOWEHING DAYLILY
MEUCHERA SANGUINEA CORALBELLY
MIDISCUT ROSASINENGIS REDTLOWERING HBISCUS
LATANASPP. LANTARA
LAVATCRA THURINGIACA TRCE MALLOWY
LAVENDULA DENTATA FRENCH LAVENDAR.
LIGUSTRUM JAPCNICUM SAPANESE PRIVET
MAHONIA AQUIFCLIH ‘OREGON GRAPE
NANDINA DONEETICA . HEAVENLY DAMBGO
FERN

PHOTINA FRASCRI PHOTING
PHORMIUM TAZZLER' NEW ZELAND FLaX
PHORMIUM MAORI QUEEN" NEW ZELAND FLAX
PHORMIUM TINY The' ‘OWARF NEW ZELAND FLAX
PITTOSPORUM TOBIRA ‘CREME DEMNT  VARIEOATED DWARF MOCK CRANGE
PITIQIPORUM TOBIRA “VARICGATA” VARICOATED MOCK GRANOE.
RHAPIOLEPTS INDICA 3FP, INDIA KAWTHORN
RHODODCNORON RHODODENDREN
ROTATFUCHBIA MEIDLIAND PINK SNRLD RESE
ROSA REG MEIDUAND' "RED SNRUB ROSE
ROGA'ALIA MEIDLAND' WHITE SHRUD ROSE
ROSA ICEBERT ROSE ICEBERG
ROMARINUS TUSCAN BLUE" ROSEMARY
SOLLYA HETEROP AUSTRALAN DLUEBELLS
TRAGHELOIPERMUM JASIINOIDES STAR ASUINE

BENA PERLVIANA FERUVIAN VERBENA
XYLOSHA CONGESTUM COMPACTA' DWART X¥LOSUA
VINES:
BICNGNIA VIOLACEA VIDLET TRUMPET VINE
FICUS PUMILA CRETPING FIG
WANUENSENGIA VIGLACEA HARDENBURGIA
ASMINUIM POLYANTHUM PINK JATAINE
PANDOREA JATMINIODES PANGOREA
RO BANKSIAE LADY BANKS' ROSE
‘SCLANUM JASMONIODES POTATO VNG
WISTERIA SINNSIS CMINCSC WISTERIA
GROUNDCOQVERS:
BACCHARIS PILULARIS PIGEONPOINT  SPREADING COYOTE DRUSH '
CEANOTHUS HEARSTIORUM HEARST CEANQTHUS
CHAMAEMELUM NOBILE CHAMOMILE
COPHOBMA KIFII VERQE VISTA VERDE VISTA MIKROR PLANT
COTONCASTER LOWFAST SPRCADING COTONCASTER
FRAGARIA CHILEONSIS ‘ORNANENTAL STRAWBERRY
PYRACANTHA TANTA CRUZ PYRACANTHA
RO%A TLOWER CARPET CARPET ROSES
MEDALION DWARF TALL HESGUE TURF GRASS

saaL
s0AL
50AL

SOAL
50AL.
sGAL.
5CAL.

RIPARIAN REVEGITATION AREA
PLANT PALETTE:

TREES:
AESLUS CAUFDRNICA BUCKEYE Tren Pots
CERCIG DCEIDENTALIS. WESTERNREDDUD Tree Puts
QUERCUS AGRIFOLIA COAST LIVE DAk Tres Pas
PLATANUS RACLMODA WESTERN 3YGAMOKE Tise Pofs
UMBELLULARIA CALIFGRNICA CALUFORNA DAY LAUREL Tres Fots
SHRUBS: R
ARCTOSTAPHYLUS EMERALD GAHPET  MANZANITA 10aL

~ HODKCI'S MAN 1850A
BACCHARIS PILULARIS DWARF COYETE BRUGH 10aL
CARPCTER!A CALIFORNICA BUSH ANCMONG 185GAL
CEANOTHUS GRIBEUS HCRIZONTALIS CARMEL CREEPER 1850AL
HETEROMELES ARBUTIFOUA CALIFORMIA TOYON 1RIGAL
HIMLLUS AURANTIAGUS. STICKY MONKEY FLOWER 10aL
HYRICA CALIFORNICA PACIFIC WAX MYRTLE 185GaL
RHAMNUS CALIFORNICA COFFEENERRY 1aSCAL
RIDES CALFDRNICUI HILLSIDE GOGSCBIRRY 10aL
RD3A CALFORNY WILD ROSE 10aL
TALVIA CLEVELANDI) CLEVELAND GAGL 164
SAMBLIEUS MEXCANA. DLUE ELBERBLRRY 1850AL
SYMPNOCARFOS ALBUD COMMDN WHITE SNCWREERY 1oAL

RIPARIAN PLANT PALETTE NOTES:

1. ALLRIPARIAN AREAS WILL. BE REPLANTED WITH PLANT SPECIES
INDICATED IN ‘RIPARIAR REVEGITATION AREA PLANT PALETTE".

2. DETAILEO RIPARIAN RESTORATION AREA PLANTING AND IRRIGATION.

PLANS (INGLUDING A COMPREHENSIVE RIPARIAN CORRIDOR
REVEGITATION PLAN) WiLL BE PRODLICER DURING THE
CONSTRUCTION DOCUMENT PHASE OF THE PROJECT (AFTER THE
PD PLANS HAVE BEEN APPROVED),

PLANT PALETTE NOTES:

1. ALLTREES, SHRUBS, VINES AND GROUND GOVERS ARE WATER
CONSERVING SPECIES, LISTED IN ONE OR MORE OF THE FOLLOWING
PUBLICATIONS:

"WATER CONSERVING PLANTS & LANDSCAPES FOR THE BAY AREA",
EBMUD BOOKS

“WATER CONSERVING PLANTS A LIST OF LOWWATER USING TREES,
SHRUBS, VINES & GROUND GOVERS", CITY OF PALO ALTO

“WUCOLS PROJECT: WATER USE CLASSIFICATION OF LANDSCAPE
SPECIES®, UC COOPERATIVE EXTENSION & STATE OF CALIFORNIA A8
325 MODEL WATER EFFICIENT LANDSCAPE ORDINANCE.

NOTE: ¢
"= ON CINTLR SPACING OF
GROUND COVER PLANT CALLED
FOR ON FLAN,

OCATION OF
CROUND COVER
PLANT TYFICAL.

COCE OF Walk,
Cufas, HDR. OR
QW STRIP.

O EgOUNDCOVER PLANTING

ET
DAL PROPERTIES LLC
SUTTE 592
SAN JOSE, CAUFORNIA
95110-2405
408.208.8302

255 W. JULIAN STREET

VAN DORN ABED

SCAPE ARCHITECTS, INC.
8] 1TH ST, SAN FRANCECO, CA
TP ) P4 ) 844-5T1 FATA M7

GG
AR

i
GLCED BT

6782-6790 SAN FELIPE
SAN JOSE, CALIFORNIA
CONCEPTUAL LANDSCAPE PLANS
PDC 11-012
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TREE MITIGATION TABLE
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1o (eoa 29570167~ ax (] 9931311

Telephone: (408) 298-5005 6782 AND 6790 SAN FELIPE ROAD - APPROX 400" SOUTH OF MEADOWLEAF COURT PDC 11-012 - —

Fax (408) 296-5306 SAN JOSE, CALIFORNIA






