SITE AND ARCHITECTURAL REVIEW COMMITTEE
TUESDAY, AUGUST 23, 2016
6:25 p.m.

Doetsch Conference Room/City Hall
70 N. First Street, Campbell, CA 95008

AGENDA
START TIME /
ITEM/FILE NO. ADDRESS DURATION APPLICANT
1. PLN2016-263 225 Union Ave 6:25 p.m. Jimmy Chang

Planned Development Permit to allow the removal of private patio areas, alterations to existing
staircases, and installation of new lighting fixtures within two courtyards of an existing apartment
community (d.b.a The Parc at Pruneyard). Project Planner: Stephen Rose, Associate Planner

2. PLN2016-19 1223 Walnut Dr 6:45 p.m. Majid Saneinejad

Zone Change from R-M (Multiple Family) to P-D (Planned Development); Planned Development
Permit for site configuration, architectural design and to create lots that do not have frontage on a
public street; Tentative Parcel Map to create two single-family lots and one common lot; and a Tree
Removal Permit. Project Planner: Cindy McCormick, Senior Planner

Questions about this agenda can be directed to the Community Development Department,
Planning Division, at (408) 866-2140 or by email at planning@cityofcampbell.com.




MEMORANDUM

Community Development Department
Planning Division

To: Site and Architectural Review Committee Date: August 23, 2016
From: Cindy McCormick, Senior Planner &ﬂk/

Via: Paul Kermoyan, Community Development Directo%

Subject: Planned Development Permit, Tentative Parcel Map, Zoning Map Amendment,

Tree Removal Permit, CEQA review (Negative Declaration)
File No.: PLN2016-019 ~ 1223 Walnut Drive

PROPOSAL

The applicant is seeking approval of a Tentative Parcel Map to create two (2) single family lots
and one commonly owned lot, Zoning Map Amendment to change the zoning from R-M
(Multiple-Family Residential) to P-D (Planned Development), P-D Permit for site configuration,
architectural design and to create lots which do not have frontage on a public street, and Tree
Removal Permit. The project consists of two detached single-family homes on a 10,001 square
foot (net) lot. Each home would be approximately 2,485 square feet in area including a two-car
garage (reference Attachment 2 — Project Plans).

BACKGROUND

On April 26, 2016, the Site and Architectural Review Committee (SARC) reviewed a proposal
for three (3) units on the subject property (Reference Attachment 3). At that time, the SARC
was supportive of the project’s 3-unit density, proposed setbacks, architecture, and color palette
but recommended that the applicant reduce the floor area “closer to 50%” and incorporate more
open space into the development. Following SARC review, the applicant reduced the floor area
from 66% to 58.4% and added additional landscaping along the right side of the driveway. On
June 14, 2016, the Planning Commission reviewed the project and listened to public testimony
in opposition to the proposed density and floor area. After a thorough discussion, the Planning
Commission continued the application to a date uncertain to allow the applicant to make design
changes; recommending that the applicant reduce the floor area to 50% or less (Reference
Attachments 4 and 5).

PROJECT SITE

The project site is an approximately 12,814 square-foot (gross) lot located on Walnut Drive
between Wendell Drive and Hacienda Avenue, in the R-M (Single-Family Residential) Zoning
District (reference Attachment 1 — Location Map) in the San Tomas Area Neighbhorhood. As
further described in Attachment 2, Walnut Drive is unique in that the street has two General Plan
designations and three zoning designations. Abutting land uses include single-family detached
homes, single-family attached townhomes, and a multi-unit senior living facility.
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PLN2016-12 ~ 1223 Walnut Drive

PROJECT DATA

Current Zoning Designation: R-M (Multi-Family Residential)
Proposed Zoning Designation: ~ P-D (Planned Development)

General Plan Designation: Low-Medium Density Residential (6-13 units/gr. acre)
Gross Lot Area: 12,814 square feet
Net Lot Area: 10,001 square feet

Table 1 - Project Data

Lot & Net Lot Living Area Garage Total F.A. | Open Space**
(Sq. ft.) (Sq. ft.) (Sq. ft.) (Sq. ft.) (Sq. ft.)
1 3,551.5 2,108 372.5 2,481 881 sq. ft.
2 4,035.5 2115 372.5 2,487 1,818 sq. ft.
3% 2,424.0 | driveway / private road and guest parking
Total | 10,011 4,223 | 745 | 4968 | 2,699 sq. ft.

* “Jot 3” is the common area lot to be maintained by a homeowners association or maintenance agreement
**Minimum 300 SF of open space required per R-M zoning standards (not including front setback area).

Table 2 — Proposal Comparisons

Total Floor Area (FAR)
Original Project (3 units) 6,608 sq. ft. (66%)
Original Project as Revised 5,850 sq. ft. (58.4%)
Proposed Project (2 units) 4,968 sq. ft. (49.7%)
R-M District 50%

DISCUSSION

STANP / PD Zoning: The property is subject to the San Tomas Area Neighborhood Plan
(STANP). The STANP provides design guidance and development standards for new
development and additions to existing homes in the San Tomas Area. The existing zoning on the
property is R-M (Multi-Family Residential). The project requires rezoning as a P-D (Planned
Development) because the property is not large enough to create a flag log pursuant to the
Municipal Code. In cases where the P-D Zoning Ordinance and the STANP conflict, the STANP
policies prevail. In cases where both the P-D Zoning Ordinance and STANP are silent, the City
looks to the standards that would be permitted using the underlying General Plan land use
designation. In this case the Low-Medium General Plan designation is equivalent to the R-M
(Multi-Family Residential) zoning district.
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Floor Area and Design: Floor area is not specified in either the STANP or the P-D Zoning
Ordinance. Therefore, staff refers to the R-M zoning district which allows a maximum floor area
ratio of 50%. As shown in Table 2, the applicant’s current proposal is consistent with this
requirement. Both homes have been designed in a Mediterranean style (stucco, barrel tile roof)
with a neutral color palette of tans and browns. The entry way of ‘lot 1’ would face the public
street while the garage door for each home would face the private driveway.

Site Layout and Landscaping: Both homes in the two-unit development would take access
from Walnut Drive via a private road/driveway. In accordance with Fire Department
requirements, a portion of the curb along the private roadway would be designated as a fire lane
in case of emergency. The driveway and guest parking spaces will be constructed of permeable
pavers. Each home would have a two-car garage in addition to a guest parking space within the
development. As further discussed in Attachment 4, one tree is proposed for removal; a 13.6
inch Black acacia tree that is considered a nuisance. Nine trees will remain on the property,
exceeding the six-tree minimum requirement for this property (one tree per 2,000 square feet of
net lot area). The project also includes new landscaping in front of the home facing Walnut
Drive, along the driveway, and surrounding the two guest parking spaces.

Privacy: The subject property is located between a single-story home and a 3-unit townhome
complex. The second story of each home would be approximately 21 feet from the left (south)
side property line and approximately 23 feet from the right (north) side property line. There are
five second-story windows facing the single-story home and four second-story windows facing
the townhome development. Of the nine second-story windows, only one is needed for
emergency egress. If the SARC has concerns about privacy, it could recommend that the
applicant raise the sill height of some, or all, of the second-story windows, not needed for egress.

Public Improvements: Walnut Drive is designated to remain unimproved per the STANP.
However, as discussed in Attachment 4, the Public Works Department has recommended that
the applicant construct City standard curb, gutter and sidewalk to be consistent with the existing
development to the north and across the street. If the SARC and Planning Commission disagree
with this recommendation, an acceptable compromise could be to recommend that the applicant
extend the adjacent sidewalk only up to the right side of the proposed new driveway.

SARC REVIEW

The SARC should discuss the project's proposed site layout and architecture, including site
circulation, building form and orientation, colors and materials, landscaping, and potential
privacy impacts to neighbors. If the SARC believes that the project satisfies approval criteria
related to site and architecture, it may recommend approval to the Planning Commission as
proposed. If the SARC believes that there are elements of the project that can be improved or
refined, it can recommend specific revisions as a condition of recommending approval.

Attachments:

1. Location Map

2. Project Plans

3. April 26™ SARC Report

4. June 14" PC Report

5. June 14" PC Minutes excerpt
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Attachment 3

MEMORANDUM

Community Development Department
Planning Division

To: Site and Architectural Review Committee Date: April 26, 2016
From: Cindy McCormick, Senior Planner

Via: Paul Kermoyan, Community Development Director

Subject: Planned Development Permit, Tentative Parcel Map, Zoning Map Amendment,

‘ Tree Removal Permit, CEQA review (Negative Declaration)
File No.: PLN2016-019 ~ 1223 Walnut Drive

PROPOSAL

The applicant is seeking approval of a Tentative Parcel Map to create three single family lots and
one commonly owned lot, Zoning Map Amendment to change the zoning from R-M (Multiple-
Family Residential) to P-D (Planned Development) permit for site configuration, architectural
~ design and to create lots which do not have frontage on a public street, and Tree Removal
Permit. The project consists of a three-unit attached townhome development on a (10,001 square
foot net) lot. Each townhome would be approximately 2,100 to 2,300 square feet in area
including a two-car garage (reference Attachment 2 — Project Plans).

PROJECT SITE

The project site is an approximately 12,814 square-foot (gross) lot located on Walnut Drive
between Wendell Drive and Hacienda Avenue, in the R-M (Single-Family Residential) Zoning
District (reference Attachment 1 — Location Map). Walnut Drive is unique in that the street has
two General Plan designations. The northern end of the street (three lots on the west side of
Walnut Drive and the subdivision on the opposite corner of Walnut Drive and Hacienda Avenue)
has a low-medium density designation of 6-13 units per acre, while the remainder of the street
has a low density designation of less than 6-units per acre. The property immediately to the left
of the subject property is zoned multi-family but currently has a single-story single-family home
on the lot. The subject property is currently developed with an approximately 1,125 square foot
one-story single-family home and 392 square-foot attached garage. Abutting land uses include a
single-family residence to the south, single-family townhomes to the north and east, and a senior
living facility to the west. Pursuant to CMC Sec. 21.54.050, the Site and Architectural Review
Committee's purview is to review the site and architectural design proposal and make a
recommendation as appropriate to the Planning Commission.

PROJECT DATA

Zoning Designation: R-M (Multi-Family Residential)

General Plan Designation: Low-Medium Density Residential (6-13 units/gr. acre)
Gross Lot Area: 12,814 square feet

Net Lot Area: 10,001 square feet



SARC Memorandum — April 26, 2016 Page 2 of 4
PLN2016-12 ~ 1223 Walnut Drive

Table 1 - Project Data

Lot # Net Lot Living Area Garage Total F.A. | Open Spacel
(Sq. ft.) (Sq. ft.) (Sq. ft.) (Sq. ft.) (Sq. ft.)
1 2,537 1,726 400 2,126 430
2 1,748 1,801 400 2,201 ' 498
3 2,985 1,881 400 2,281 1,407
4% 2,741 | driveway / private road and guest parking
Total | 10,011 5,408 | 1200 | 6,608 | 2,335

* “lot 4” is the common area lot to be maintained by a homeowners association

Table 2 — Floor Area Comparisons

Reference Net Lot (Sq. ft.) | Floor Area (FAR)
Proposed Project 10,001 6,608 SF (66%)
Abutting Subdivision 8,462 | 5,554 SF (66%)
Neighboring Subdivision > 81,170 | 42,838 SF (53%)
R-M District 9,000 50%

DISCUSSION

STANP: The property is subject to the San Tomas Area Neighborhood Plan (STANP). The
STANP is the result of resident concerns over increasing traffic and small lot Planned
Development subdivisions that are out of character with the neighborhood. The STANP provides
design guidance in terms of scale and mass, surface articulation, building orientation, and
privacy impacts. The STANP provides additional standards for Planned Developments including
height and setbacks. New Planned Developments must be well integrated into the primarily low-
density single family residential area with homes that are in proportion to lot size.

P-D Zoning: The existing zoning on the property is R-M (Multi-Family Residential). Although
the townhome project is attached, the project requires a P-D (Planned Development) zoning
designation because each home in the subdivision will be located on a separate lot, where two
lots will not have frontage on the public street. In cases where the P-D Zoning Ordinance and the
STANP conflict, the STANP policies prevail. In cases where both the P-D Zoning Ordinance and
STANP are silent, the City looks to the standards that would be permitted using the underlying

! Minimum 300 SF of open space required per R-M zoning standards (not including front setback area).

? The 3-unit townhome project is located at the southwestern corner of Walnut Dr. and Hacienda Ave, immediately
right of the subject property.

3 The 23-unit townhome development is located at the northeastern corner of Walnut Dr. and Hacienda Ave, across
the street.
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General Plan land use designation. In this case the Low-Medium General Plan designation is
equivalent to the R-M (Multi-Family Residential) zoning district.

Floor Area: Floor area is not specified in either the STANP or the P-D Zoning Ordinance.
Therefore, staff refers to the underlying General Plan equivalent (the R-M zoning district) for the
floor area standard. The proposed 66% FAR is above the 50% maximum FAR allowed in the R-
M zoning district but is consistent with the adjacent subdivision which was built in 1993 as a
Planned Development. However, the proposal is inconsistent with the 53% FAR of the larger
subdivision across the street which was built in 1980 under the multi-family zoning standard.
The applicant has been informed that the maximum floor area permitted under the R-M zoning is
50%; however the applicant is requesting flexibility under the Planned Development zoning.

If the SARC finds that the proposal as a whole is consistent with site characteristics,
demonstrates good design, and creates an optimum quantity and use of open space, then the
SARC could recommend approval of the proposed FAR. Alternatively, the SARC could
recommend that the applicant reduce the floor area to be more consistent with the R-M zoning
(50%) or to be an average FAR of the two nearest subdivisions (~60%). A lower FAR could
provide more open space by reducing the building footprint. Moreover, a lower FAR could be
found more consistent with the primarily single-family residential characteristics of Walnut
Drive and the San Tomas area.

Site Layout: The three-unit attached townhome takes access from Walnut Drive. A single
private road/driveway will serve the three units. Each unit has their own two-car garage in
addition to a guest parking space within the development. A portion of the curb along the private
roadway will be designated as a fire lane in case of emergency.

Design Scale and Massing: Staff has worked with the applicant on the design of the townhome
structure. In particular, the original proposal has been redesigned to add more surface articulation
to the left side fagade in order to be more compatible with the single-story home to the left. The
Mediterranean design is similar in style (stucco, barrel tile roof) to the subdivision to the right.
The entry way of ‘lot 1’ faces the public street, giving the appearance of a single-story home.
Two of the three garage doors face inward, so that only one garage door faces the neighboring
property, minimizing aesthetic impacts of the three-unit attached townhome structure. The
design incorporates a neutral color palette of tans and browns.

Landscaping: There are 10 existing trees on the property, only one of which is over 12-inches in
diameter. One 13.6 inch Black acacia tree will be removed. While the Black acacia tree provides
good screening, it is considered a nuisance and should be removed, as its roots are invasive
towards water sources. Nine trees will remain on the property, exceeding the six-tree minimum
requirement for this property (one tree per 2,000 square feet of net lot area). The project also
includes new landscaping in front of the home facing Walnut Drive, as well as some minimal
landscaping in front of the other two homes. The driveway and guest parking spaces shall be
constructed of permeable pavers as a condition of approval.

Privacy: The subject property is located next to an existing single-story single-family dwelling.
The second story of the structure is approximately 17 feet from the property line and
approximately 31 feet from the single-story home on the adjacent property. There are nine
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second-story windows facing the single-story home, including two smaller bathroom windows
that are setback an additional seven feet. Of the seven bedroom windows, four bedrooms require
emergency egress. If the SARC has concerns about privacy, it could recommend that the
applicant relocate the egress windows for bedroom #3 on lots 2 and 3 so that they face towards
each other rather than towards the neighboring property. Smaller windows could be added to the
bedroom’s south elevation to break up any massing issues and allow cross-ventilation into the
bedroom.

Public Improvements: Given the intensification of this property and to ensure consistency with
- the existing development to the north and across the street, the Public Works Department has
recommended that the applicant construct City standard curb, gutter and detached sidewalk.
While Walnut Drive is designated to remain unimproved per the STANP, the City Council can
review and approve exceptions to STANP policies (reference STANP page 21). Outside of the
STANP area, the scope of the project would trigger frontage improvements per Campbell
Municipal Code 11.24.040.

SARC REVIEW

The SARC should discuss the project's proposed site layout and architecture, including site
circulation, building form and orientation, colors and materials, landscaping, and potential
privacy impacts to neighbors. Consideration should be given to the following:

e Are the proposed number of units, floor area, and lot coverage appropriate for the site?

e Is the site layout and architecture compatible with the surrounding neighborhood?
o Setbacks, site access/circulation, guest parking space placement, pedestrian walkways
o Mass and bulk, height, wall and roof plane articulation, colors and materials

e Does the number, placement and size of second floor windows adequately minimize
privacy impacts on neighboring properties?

e Does the proposal create an optimum quantity and use of open space and good design?

e Does the landscape plan ensure harmony with adjacent development?

e Does the project adequately preserve existing healthy trees?

If the SARC believes that the project satisfies approval criteria related to site and architecture, it
may recommend approval to the Planning Commission as proposed. If the SARC believes that
there are elements of the project that can be improved or refined, it can recommend specific
revisions as a condition of recommending approval.

Attachments:
1. Location Map
2. Project Plans




Attachment 4

CITY OF CAMPBELL * PLANNING COMMISSION
Staff Report * June 14, 2016

PLN2016-019 Public Hearing to consider the application of Majid Saneinead for a
Planned Development Permit to allow the construction of three (3) two-
story attached townhomes. Tentative Parcel Map to create three
residential lots and one common lot, Zoning Map Amendment to change
the zoning district designation from R-M (Multi-Family Residential) to
P-D (Planned Development), and Tree Removal Permit to allow for the
removal of one protected tree at 1223 Walnut Drive (PLN2016-019).

STAFF RECOMMENDATION

That the Planning Commission take the following actions:

1. Continue the Item, requesting the applicant return to the Site and Architectural Review
Committee (SARC) with revised plans with a floor area ratio of 50% or less.

ENVIRONMENTAL DETERMINATION

Development projects are subject to review under the California Environmental Quality Act
(CEQA). The level of review required under CEQA is generally commensurate with the scale
and complexity of the proposed development. Although many projects (e.g., minor land
divisions, single-family residences, small "infill" developments, etc.) are generally exempt from
CEQA, the project requires a Zoning Map Amendment which is not generally exempt under
CEQA. Development proposals that are not exempt require preparation of an Initial Study that
analyzes a project for various potential environmental impacts, including traffic, air and water
pollution, greenhouse gas emissions, and noise.

Based on the Initial Study (reference Attachment 3), staff prepared a Negative Declaration
finding that the proposed project will not have a significant effect on the environment and does
not require the preparation of an Environmental Impact Report or a Mitigated Negative
Declaration. As required by law, the Draft Negative Declaration and Initial Study were filed with
the County Clerk-Recorder’s Office for public review, noticed in the Campbell Express
newspaper, and posted on the City’s website. The public was invited to comment on the Draft
Negative Declaration in writing during the 20-day comment period (May 25 to June 14th) and in
person at the Planning Commission Public Hearing (June 14, 2016) and City Council public
hearing (Date TBD). Staff has not received any comments on the draft Negative Declaration.

If the Planning Commission recommends approval of the project, the Negative Declaration

should be adopted. Otherwise, staff recommends that the Planning Commission continue
consideration of the Negative Declaration until the entire project is recommended for approval.

PROJECT DATA
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General Plan Designation: Low-Medium Density Residential (6-13 units/gr. acre)

Zoning Designation Proposed:  P-D (Planned Development)
Zoning Designation Existing: ~ R-M (Multi-Family Residential)

Gross Lot Area: 12,814 square feet

Net Lot Area: 10,011 square feet

Floor Area Proposed (P-D): 5,850 sq. ft. (58.43%)

Floor Area Standard (R-M): 5,001 sq. ft. (50%)

Density Proposed: 10.2 units/gr. acre (3 units)

Density Allowed: 6-13 units/gr. acre (1-3' units)

Parking Proposed: 9 spaces (6 enclosed within garage; 3 uncovered)
Parking Required: 9 spaces (3 covered; 6 uncovered)

Surrounding Uses:

North: Single-Family Attached and Detached Townhomes
South: Single Family Residential

East: Single-Family Attached Townhomes

West: Senior Living Facility

DISCUSSION

Applicant’s Proposal: The project includes an application to subdivide the project site into three
(3) single-family residential parcels, ranging from 2,126 to 2,281 square feet in net site area
(reference Attachment 1 — Project Plans). The development will include construction of three
attached two-story single-family residences at a maximum height of 26 feet, five inches from
existing grade and an average floor area ratio not to exceed 58.43% for the entire development.
Required land use entitlements for the proposed project include a Planned Development Permit
for site configuration, architectural design and to create lots which do not have frontage on a
public street, Tentative Parcel Map to create three single family lots and one commonly owned
lot, Zoning Map Amendment to change the zoning from R-M (Multiple-Family Residential) to
P-D (Planned Development), and Tree Removal Permit to allow removal of one protected tree.
The project requires approval by the City Council.

Project Location: The project site consists of a single parcel located on Walnut Drive between
Wendell Drive and Hacienda Avenue (reference Attachment 1 — Location Map). The 10,011
square foot (net area) lot is currently developed with one single-family residence that will be
demolished as part of the project. Abutting land uses include a single-family residence to the
south, single-family townhomes to the north and east, and a senior living facility to the west.

ANALYSIS

! Per CMC Section 21.02.20(D), the fractional result of calculating the number of housing units allowed within a
zoning district shall be rounded down to the next whole number.
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General Plan / Land Use: The Campbell General Plan represents the City’s long term vision for
the community and one of its functions is to help guide decision-making regarding the City’s
physical growth. In this regard, the General Plan provides policies applicable to land use and
development, and organizes the City into a framework of distinct land use designations (i.e.,
commercial, residential, industrial, etc.), as codified by the General Plan Land Use Map.

The General Plan land use designation for the project site is Low-Medium Density Residential
(6-13 units per gross acre). The proposed density is approximately ten (10) units per gross acre.

San Tomas Area Neighborhood: The property is located within the San Tomas Area
Neighborhood. The San Tomas Area Neighborhood Plan (STANP) furthers the goals and
policies of the General Plan by applying specific development standards to more adequately
define future developments that are in keeping with desired goals/outcomes. The STANP was
adopted in 1993 and amended in the year 2000. The STANP is the result of resident concerns
over increasing traffic and small lot Planned Development subdivisions that are out of character
with the neighborhood. The City recognizes the San Tomas Area as unique in its rural character.
The objectives of the STANP are to:

Ensure that the size of homes is in proportion to lot size.

Ensure that new developments are integrated with homes in the surrounding area.
Ensure that projects in PD zones are compatible with the surrounding area.

Use landscaping to enhance the rural characteristics of the area.

Establish criteria to determine larger than minimum lot size.

ol ol o o

Development of the site must be consistent with the STANP and should respect and enhance the
area as primarily low-density single family residential. Development should also incorporate
good design and optimal open space to minimize privacy impacts, traffic impacts, and noise
impacts to the neighborhood. The STANP provides design guidance in terms of scale and mass,
surface articulation, building orientation, exterior design variation, and privacy impacts. The
STANP provides additional standards for Planned Developments including height and setbacks.

Zoning District: The existing zoning on the property is R-M (Multi-Family Residential). The
project requires a Zoning Map Amendment to change the zoning to P-D (Planned Development).
Although the townhome project is attached, the project requires a P-D zoning designation
because each home in the subdivision will be located on a separate lot, where two lots will not
have frontage on the public street. The P-D zoning district allows for flexibility of site standards
when consistent with site characteristics, particularly related to the development’s design and
provision of open space. In cases where the P-D Zoning Ordinance and the STANP conflict, the
STANP policies prevail. In cases where both the P-D Zoning Ordinance and STANP are silent,
the City looks to the standards that would be permitted using the underlying General Plan land
use designation. In this case the Low-Medium General Plan designation is equivalent to the R-M
(Multi-Family Residential) Zoning District. Development within the P-D Zoning District must
be consistent with applicable General Plan goals, policies, and strategies.
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Tentative Parcel Map: The applicant is requesting approval of a Tentative Parcel Map to
subdivide the property into three residential lots and one common lot (as described further in this
report). Prior to recordation of the Final Map, the applicant will be required to submit draft
Covenants, Conditions and Restrictions (CC&R’s) which provide for the formation of a
homeowner’s association to ensure the long-term maintenance of the common lot and continued
architectural integrity of the project.

Site Layout: The project includes a common lot consisting of guest parking and a single private
road/driveway that will serve the three attached townhomes. Access to the private
street/driveway would be taken from the west side of Walnut Drive. The private street will range
in width from 16 to 20 feet with an additional one to five feet of landscape buffer on the north
side of the drive aisle. Each unit has their own two-car garage in addition to guest parking. A
portion of the curb along the private roadway will be designated as a fire lane in case of
emergency.

Landscaping and Tree Removal: There are 10 existing trees on the property, only one of
which is over 12-inches in diameter. One protected 13.6 inch Black acacia tree will be removed.
While the Black acacia tree provides good screening, it is considered a nuisance and should be
removed, as its roots are invasive towards water sources. The applicant will also remove two
smaller non-protected trees. Seven (7) trees will remain on the property and the applicant will
plant two additional trees including one 15-gallon street tree and one 24-inch crape myrtle tree to
replace the removed tree. The nine (9) trees exceed the six-tree minimum requirement for this
property (one tree per 2,000 square feet of net lot area). The project also includes new
landscaping in front of the home facing Walnut Drive, as well as some minimal landscaping in
front of the other two homes. The driveway and guest parking spaces will be conditioned to use
permeable pavers in order to limit stormwater runoff.

Floor Area: Floor area is not specified in either the STANP or the P-D Zoning Ordinance.
Therefore, staff refers to the underlying General Plan equivalent (the R-M zoning district) for the
floor area standard. The applicant has been informed that the maximum floor area ratio (FAR)
permitted under the R-M zoning is 50%; however the applicant is requesting flexibility under the
Planned Development zoning. The applicant’s original proposal included a FAR of 66%. As
discussed later in this report, the Site and Architectural Review Committee (SARC) requested
that the applicant reduce the floor area to be “closer to 50%”. The applicant interpreted this
direction to allow some flexibility as to the appropriate floor area ratio and therefore reduced the
floor area to approximately 58%. While the SARC did not specify an exact percentage, staff is
recommending that the maximum floor area be no greater than 50%, consistent with the R-M
zoning district.
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Table 1 - Project Data

Lot # Net Lot Living Area Garage Total F.A. | Open Space2
(Sq. ft.) (Sq. ft.) (Sq. ft.) (Sq. ft.) (Sq. ft.)
1 2,406 1,558 373 1,931 430
2 1,704 1,580 379 1,959 498
3 2,832 1,581 379 1,960 1,407
4* 3,069 | driveway / private road and guest parking
Total | 10,011 4,719 | 1,131 | 5850 | 2,335

* “lot 4” is the common area lot to be maintained by a homeowners association

In addition to asking for flexibility under the Planned Development designation, the applicant is
asking the Planning Commission and City Council to consider the FAR of the two adjacent
subdivisions. The following table shows the FAR of the 3-unit subdivision immediately north of
the subject property and the 23-unit subdivision across the street. The adjacent 3-unit subdivision
was approved in 1989 as a Planned Development with a FAR of 65.63%. The 23-unit
subdivision across the street, which retains the R-M multi-family zoning designation, was
approved in 1980 with a FAR of 52.78%.

Table 2 — Floor Area Comparisons

Reference Net Lot (Sq. ft.) | Floor Area (FAR)
Proposed Project 10,011
Abutting 3-unit Subdivision 8,462 5,554 SF (66%)
Neighboring 23-unit Subdivision 4 81,170 | 42,838 SF (53%)
R-M District 9,000 50%

While the applicant’s proposed FAR of 58.4% is below the average of the two adjacent
developments, it should be noted that these two developments were approved prior to the
STANP being adopted in 1993. As previously stated the STANP was created in response to
neighborhood concerns over small lot Planned Development subdivisions that were considered
out of character with the neighborhood. Staff is recommending a FAR of 50% which would be
consistent with the underlying General Plan designation and could provide more open space by
reducing the building footprint. Moreover, a lower FAR could be found more consistent with the
primarily single-family residential characteristics of Walnut Drive and the San Tomas area.

2 Minimum 300 SF of open space required per R-M zoning standards (not including front setback area).

3 The 3-unit townhome project is located at the southwestern corner of Walnut Dr. and Hacienda Ave, immediately
right of the subject property.

* The 23-unit townhome development is located at the northeastern corner of Walnut Dr. and Hacienda Ave, across
the street.
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Design Scale and Massing: Staff has worked with the applicant on the design of the townhome
structure. In particular, the original proposal has been redesigned to add more surface articulation
to the left side fagade in order to be more compatible with the single-story home to the left. The
Mediterranean design is similar in style (stucco, barrel tile roof) to the subdivision to the right.
The entry way of ‘lot 1° faces the public street, giving the appearance of a single-story home.
Two of the three garage doors face inward, so that only one garage door faces the neighboring
property, minimizing aesthetic impacts of the three-unit attached townhome structure. The
design incorporates a neutral color palette of tans and browns.

Privacy: The subject property is located next to an existing single-story single-family dwelling.
The second story of the structure is approximately 17 feet from the property line and
approximately 31 feet from the single-story home on the adjacent property. In response to
concerns identified by staff, the applicant reduced the size of four second-story windows and
redesigned the second-story balconies to be non-operational to reduce privacy impacts.

Public Improvements: Given the intensification of this property and to ensure consistency with
the existing development to the north and across the street, the Public Works Department has
recommended that the applicant construct City standard curb, gutter and detached sidewalk.
While Walnut Drive is designated to remain unimproved per the STANP, the City Council can
review and approve exceptions to STANP policies (reference STANP page 21). Outside of the
STANP area, the scope of the project would trigger frontage improvements per Campbell
Municipal Code 11.24.040.

Public Outreach: The applicant provided copies of the architectural plans to abutting property
owners, consistent with the City's application requirements. Three (3) forms were returned
without comment from the neighbors immediately left of the subject property and two of three
townhomes immediately right of the subject property. The applicant informed staff that he was
unsuccessful in contacting the owner of the third townhome because a renter resides there. The
applicant also attempted to notify the senior living facility behind the subject property but did not
receive a response. Following posting of the SARC report (and prior to the most recent design
changes), the City received a letter from the San Tomas Area Community Coalition (STACC).
The STACC supports the P-D zoning change with single-family homes but has concerns
regarding the proposed floor area, lot coverage, windows, balconies, and landscape strip adjacent
to the driveway.

Site and Architectural Review Committee: The Site and Architectural Review Committee
(SARC) reviewed the design and configuration of the proposed project at its April 26, 2016
meeting. The SARC was supportive of the project’s 3-unit density, proposed setbacks,
architecture, and color palette but recommended that the floor area be reduced “closer to 50%”.
The SARC also recommended that the applicant incorporate more open space into the
development. In response, the applicant reduced the floor area from 66% to 58.4% and added
additional landscaping along the right side of the driveway, as discussed earlier in this report.
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ALTERNATIVES

The Planning Commission may pursue the following alternatives in forming their
recommendation to the City Council.

1.

(%]

Accept the proposed application and provide staff with specific findings explaining how the
project as proposed including the floor area complies with the Zoning Ordinance and the
STANP and why a recommendation for approval is able to be made. Continue the Item, and
direct Staff to return to the Planning Commission on July 12, 2016 with draft findings and
conditions of approval recommending that the City Council approve the project as proposed
(PLN2016-019) which includes a Planned Development Permit to allow the construction of
three (3) two-story attached townhomes. Tentative Parcel Map to create three residential lots
and one common lot, Zoning Map Amendment to change the zoning district designation from
R-M (Multi-Family Residential) to P-D (Planned Development), Tree Removal Permit to
allow for the removal of one protected tree; and Negative Declaration; OR

Continue the Item, requesting the applicant return to the Site and Architectural Review
Committee (SARC) with revised plans with specific direction regarding requested changes in
addition to or in lieu of reducing the floor area (e.g., reduce density to a specific number of
units, detach the units with a specific setback between units, etc.); OR

Continue the Item, requesting additional information from staff and/or the applicant; OR

Adopt a Resolution, recommending that the City Council deny the project (PLN2016-019)
which includes a Planned Development Permit to allow the construction of three (3) two-
story attached townhomes, a Tentative Parcel Map to create three residential lots and one
common lot, a Zoning Map Amendment to change the zoning district designation from R-M
(Multi-Family Residential) to P-D (Planned Development), and a Tree Removal Permit to
allow for the removal of one protected tree. Staff will then prepare findings for denial for the
Council’s consideration.

Al oo
Prepared by: \\JW\LUY \ \M&’\VE/

[
Cindy c'x,e}’o \qk, Senior Planner

Approved by: l‘ ——""
Paul Kermoyan, Community Development Director
Attachments:
1. Project Plans & Tentative Parcel Map
2. Location Map
3. Initial Study
4. Letter with attachments from San Tomas Area Community Coalition
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e Assured that when the specific use comes before the Commission, issues _stch as
noise and parking will be addressed at that time.

Director Paul Kermoyan:

e Clarified that this use would require an Administrative Planned-Development Permit
which is managed at the staff level.

e Assured that potential for impacts would be considered ufider that process as well.

e Added that as for protecting the fence, there will be parking blocks put in place that
would stop tires from reaching the fence.

Chair Dodd:

e Said that she appreciates watching Gut for the neighbors/residents in the
surrounding area.

e Added that the idea with this propgsal is to provide safer parking and the means to
enter and exit from the site.

Motion: Upon motion 6f Commissioner Rich, seconded by Commissioner
Reynolds, the Planning Commission adopted Resolution No.

4301 reegommending that the City Council approve an
Adminijstrative Planned Development Permit (PLN2015-338) with

the réquest for an exception to a parking setback contained

within the Winchester Boulevard Master Plan, to allow for the
redevelopment of an existing building and site (formerly Michi

ushi) on property located at 2220 S Winchester Boulevard,

subject to the conditions of approval, by the following roll call

vote:
AYES: Dodd, Reynolds, Rich and Young
NOES: None

ABSENT: Bonhagen, Finch and Kendall
ABSTAIN: None

hair Dodd advised that this action is final unless appealed in writing to the City Clerk
within 10 calendar days.

F*kk

Chair Dodd read Agenda Item No. 6 into the record as follows:

6. PLN2016-19 Public Hearing to consider the application of Majid
Sanenejad for a Tentative Parcel Map, Zoning Map
Amendment and Planned Development Permit for a three
unit townhome development, and Tree removal Permit
(PLN2016-19) to allow the removal of one protected tree on
property located at 1223 Walnut Drive. Staff is
recommending that a Negative Declaration be adopted for
this project. Tentative City Council Meeting Date: July 19,
2016. Project Planner: Cindy McCormick, Senior Planner
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Ms. Cindy McCormick, Senior Planner, presented the staff report.
Chair Dodd asked if there were questions of staff.
Commissioner Reynolds asked if the street improvements will be required.

Planner Cindy McCormick said that this street is exempt from improvements per the
San Tomas Area Neighborhood Plan but Public Works is recommending the
improvements as a condition of approval with this application.

Commissioner Rich referenced the proposed FAR at 58.4 percent.

Planner Cindy McCormick:

e Reminded that at its meeting on April 26", SARC was okay with this project’s
proposed three-unit density, the setbacks, architectural style and colors but asked
for a decrease in FAR and an increase in landscaping.

o Stated that staff is recommending a continuance of this item and ask the applicant
to return to SARC with plans that have a FAR that is at 50 percent or less.

Chair Dodd opened the Public Hearing for Agenda Item No. 6.

Lou Dorcich, Project Architect:

e Pointed out that the lot coverage is well below 40 percent.

e Added that the FAR is the only issue in discussion.

e Admitted that the reason his client wants to have three units is economic. There
are fixed development costs in such a project including public improvements.

e Added that units with less than 50 percent FAR will be a tough sell.

e Assured that this plan is workable and he hopes that the Planning Commission
considers it as presented.

Sreeram R. Chakrovorthy, Resident on Hacienda Avenue:

e Said that the safety of his backyard is of concern.

e Added that there is a wooden fence separately his property from this property.

e Expressed concern over the potential loss of airflow and sunlight with this project
as proposed. From what he understands the maximum height of this building is
proposed to be 20 feet.

David Kison, Resident on Hacienda Avenue:

e Advised that his lives directly across the street from this “eyesore”.

e Reported that there are traffic issues in their neighborhood.

e Reminded that Barracuda recently tried to turn a residential lot in their
neighborhood into a parking lot.

e Cautioned that if three units are allowed on this parcel there will not be enough
parking to serve those units.

e Informed that they already deal with visitors to the nearby apartment complex who
are parking on their street.

o Stated that this parcel needs to stay residential single-family.
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Majid Sanenejad, Applicant:

Reported that he has been working with the Planning Department over the last 16
months.

Added that he has reduced the FAR several times.

Said that his proposed density is allowed per the General Plan.

Pointed out that these homes are proposed at 1,550 to 1,580 square feet, minus
the garage. These are not huge homes.

Stated that another project was developed at a 56 percent FAR nearby.

Audrey Kiehtreiber, Resident on Walnut:

Advised that she is the President of the San Tomas Area Community Coalition
(STACC).

Added that she had met with this applicant who is a very courteous gentleman.
Said that she also submitted a written letter on behalf of STACC in opposition of
this project as currently proposed.

Stated that this project’s architect, Mr. Dorcich, is an excellent architect.

Suggested that he needs to go back to the drawing board as this proposal is too
dense.

Reminded that this area is designed with slightly larger homes that provide a more
livable environment.

Stated that two units on this parcel would be more acceptable although they would
prefer to see a single very nice home there. Three units is too crammed. The lot is
too small to support three units.

Opined that this proposal doesn’t do anything for this neighborhood and would be
precedent setting.

Asked the Commission to keep to the standards of the San Tomas Area
Neighborhood Plan and preserve the look and feel of this neighborhood.

Stated that she can understand the City’s need to provide housing and as such can
support two units on this parcel but not three.

Chair Dodd asked if there were questions for Ms. Kiehtreiber.

Commissioner Rich asked Ms. Kiehtreiber whether it is the number of proposed units
or the total FAR that are of most concern.

Audrey Kiehtreiber:

Said that it was both number of units and livability.

Stated that they prefer to see more livable homes.

Advised that there are R-1-10 lots in this neighborhood that allow for desirable
homes with large backyards.

Added that two townhomes on this site would be acceptable and a better fit into the
community than would be three units there.

Mitch Stermer, Resident on Walnut:

Said that he has been a resident in the neighborhood since 1988.



Campbell Planning Commission Minutes for June 14, 2016 Page 12

Said that he too would prefer to see a single-family residence on this lot perhaps
with a secondary living unit as well.

Pointed out that this owner is trying to maximize his profit.

Cautioned that changing the street frontage on this parcel will also change their
neighborhood. That is the reason they have the San Tomas Area Neighborhood
Plan.

Asked the Commission to do what the residents want.

Chair Dodd closed the Public Hearing for Agenda Item No. 6.

Commissioner Reynolds:

Admitted that he is leaning to a continuance as staff has recommended.

Added that the Commission has heard from the community and he agrees with
each of them.

Said that development is changing our environment from what brought people here
in the first place. We are being asked to cram more in on each property.

Opined that this would not be a good fit.

Stated that he doesn’t like the idea of street improvements being required and
reminded that is the reason for the existence of the STANP. He wants to do his
part to see that continues.

Said that this project needs to go back to the drawing board and reduce the FAR to
less than 50 percent. Perhaps they need to reduce from three to two townhome
units or consider one large home with a secondary unit as well on this lot.

Stated that he is not concerned about the potential for profit but rather with the
neighborhood itself.

Said he supports either a continuance or a denial of the existing request.

Commissioner Rich:

Inquired of Commissioner Reynolds what he would like to see should this project
be continued.

Asked if his focus is on the number of units or the maximum FAR?

Can he support three units if they fall within the maximum of 50 percent FAR?
Asked what guidance he would offer to the applicant if this item should be
continued?

Stated his preference to see the FAR under and/or closer to the maximum 50
percent FAR.

Commissioner Reynolds reminded that this will ultimately be a Council decision but he
prefers a reduction to two units with a maximum 50 percent FAR. That is a reasonable
compromise.

Commissioner Young asked if that meets that all lots in the future should only have
two units and not three even if they fall within a 50 percent FAR?

Commissioner Reynolds replied that this is a single-family neighborhood.

Chair Dodd asked the Director for his comments on this.
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Director Paul Kermoyan:

o Said that questioning density is a good discussion to have but this parcel is zoned
differently.

e Added that reducing from three units to two units in this case would still be in
compliance with the General Plan land use designation of 6-13 units per gross
acre, which is the designated range for this particular property.

Commissioner Young:

e Pointed out that between Capri and Walnut there is most P-D (Planned
Development) zoning.

e Said that additional information is needed to evaluate for optimum use. Maybe it's
two units or maybe it's one.

e Suggested allowing staff to work further with the applicant in order to bring
additional information back to the Commission.

Chair Dodd:

e Said that she understands the parking problems in this neighborhood and concerns
over the long driveway proposed.

e Reminded that the underlying General Plan allows for 50 percent FAR.

e Stated that she doesn’t want to impose a particular number of units for the site but
rather leaves that up to staff and the architect to consider.

e Said that she is supportive of a 50 percent FAR.

Director Paul Kermoyan:

e Said that it appears there is a consensus of the Commission for a 50 percent
maximum FAR.

e Pointed out that staff previously has had that conversation with the applicant.

e Asked if there is any consensus on the number of units.

Chair Dodd suggested letting them be creative.

Commissioner Rich suggested letting the FAR drive that as he is not comfortable
restricting a particular number of units.

Motion: Upon motion of Commissioner Young, seconded by
Commissioner Rich, the Planning Commission CONTINUED TO A
DATE UNCERTAIN the consideration of a Tentative Parcel Map,
Zoning Map Amendment and Planned Development Permit for a
three unit townhome development, and Tree removal Permit
(PLN2016-19) to allow the removal of one protected tree on
property located at 1223 Walnut Drive, then return a revised
project to SARC with an FAR of 50 percent or less. (4-0-3;
Commissioners Bonhagen, Finch and Kendall were absent)

Fdkk



MEMORANDUM

Community Development Department

Creuar® Planning Division
To: Site and Architectural Review Committee Date: August 23, 2016
From: Stephen Rose, Associate Plange?%'
Via: Paul Kermoyan, Community D&elopment Directg;’?K
Subject: Planned Development Permit & Tree Removal Permit
File No.: PLN2016-263 & PLN2016-266 ~ 225 Union Avenue

PROPOSAL

The applicant is seeking approval of a Planned Development Permit (PLN2016-263) to allow for
the conversion of private patio areas to common open space, alterations to existing staircases,
and installation of new lighting fixtures within two courtyards of an existing apartment
community (d.b.a. The Parc at Pruneyard) (reference Attachment 2 — Project Plans). The
applicant’s proposal also includes a request for a Tree Removal Permit (PLN2016-266), to allow
the removal of protected trees.

PROJECT SITE

The project site is located on the west side of Union Avenue, east of Highway 17, south of E.
Campbell Avenue, and north of Valley Drive in the P-D (Planned Development) Zoning District
(reference Attachment 1 — Location Map). As a developed site, the property has four distinct
apartment building ‘clusters’ (identified as Building 1 through 4 on the project plans), a
combination of covered carports and garports, and a recreation building/leasing office and pool
that is located at the rear of the site.

PROJECT DATA

Zoning Designation: P-D (Planned Development)

General Plan Designation: High-Density Residential (21-27 units/gr. acre)
Net Lot Area: 380,278 square feet

Project Overview Existing Proposed

Building Height: 28-feet No Change

Parking: 408 Parking Spaces No Change

Floor Area Ratio (FAR): 39% No Change

Building (Lot) Coverage: 27.5% 27.2%"

Common Landscape Area: 93,895 sq. ft. 99,165 sq. ft.

Private Landscape Area: 13,350 sq. ft. 8,680 sq. ft.

! Nominal reduction in building lot coverage resulting from the loss of ten staircases (combined from Building A &
B). Staircases estimated to be 92 sqg. ft. each.



SARC Memorandum — August 23, 2016 Page 2 of 5
PLN2016-263 & PLN2016-266 ~ 225 Union Avenue

DISCUSSION

Background: In 1971 the property had been rezoned from R-3-S to P-D (Planned Development)
to enable the Cardiff Swim and Racquet Club to comply with Alcoholic Beverage Control
regulations which required the change in zoning in order to issue a change in liquor license type.
The Swim and Racquet Club subsequently closed, the two tennis courts were replaced with a
grass field, and alcohol is no longer served on site.

On September 9, 1997 the Planning Commission approved “S” 97-19 (Site Approval) by
Resolution No. 3117 which allowed for the renovation of the 252-unit apartment complex
(known at the time as Cardiff Gardens). The permit allowed architectural enhancements to the
existing apartment complex, the conversion of carports to garports, and provided 10 additional
parking spaces onsite.

Over the course of the past year, the property owners vacated Buildings 2 & 4 in anticipation of
tenant and architectural improvements being approved for the units. While a building permit was
able to be issued for interior work (kitchen, bathroom remodels etc.), the proposed exterior
alterations to the courtyards were withheld pending review and approval of the subject permit.
While a more comprehensive redevelopment of the property is in the works, the applicant has
submitted the subject permit, with a narrow focus, in the hopes of combining the ongoing interior
tenant improvements with exterior improvements to Buildings 2 & 4, while the units are still
vacant.

Design: Review of the subject application is governed by the General Plan, the P-D Zoning
Ordinance, and ‘considerations in review of applications’ subject to Site and Architectural
Review (CMC21.42.040). Generally these documents are not meant to prescribe any particular
style, but serve to provide developments standards and guidelines to minimize potentially
adverse impacts to surrounding properties and the environment, and promote compatibility with
the site and surrounding neighborhood.

As the applicant’s proposal would result in the removal of private patios, redesign of existing
staircases, and installation of lighting fixtures located in the interior courtyards of Building 2 &
4, impacts to offsite uses are not anticipated. However, as the plans propose to convert private
open space (patios) into common open space (passive walkways/seating areas), alter existing
staircases, and install new light fixtures, impacts to future tenants of the effected units may be
expected. As such, a discussion on improvements, with supporting references to specific goals,
policies and strategies of the General Plan as appropriate for consideration of the design changes,
have been provided below.

Staircases: The applicant’s proposal seeks to remove five staircases (ten total) in the central
courtyards of Buildings A and B with the intent of creating more common open space. Whereas
the sheer number of staircases could be considered disruptive to the open space area, removing
too many staircases can lessen convenience. As such, a discussion point has been raised to
determine if any of the staircases should be relocated, added, or removed.


https://www2.municode.com/library/ca/campbell/codes/code_of_ordinances?nodeId=TIT21ZO_ART4LAUSDEPR_CH21.42SIARRE_21.42.040COREAP
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Figure 2 — Staircases & patio areas proposed for removal

Private Patio Areas: The applicant is proposing to replace ground level patio areas (i.e. private
open space) with enhanced ‘common’ open space (passive seating/walking areas). While the
units on the second-story (which do not have private patios) could benefit from having more
common open space in the central courtyard, the ground-level units would be directly impacted
from the removal of their private patios. The private/fenced patio areas provide opportunities for
private outdoor dining (small bistro tables), secured/screened bicycle storage and hobby gardens.
In comparison, the units on the second-floor, which do not have a private open space area, have
stored bikes, potted plants, and other amenities the walkway paths blocking access to units.

Figure » 3 — Second- -story Walkway area blocked by amenities

While the loss of private open space can be mitigated through thoughtful design of the common
spaces (adding private dining tables, secure bicycle storage, etc.) the following Goals, Policies
and Strategies of the General Plan, which promote the preservation of private open space, should
be considered:

Goal OSP-3: Ensure that new development provides and/or contributes toward additional open space, parks
and recreational facilities.

Policy OSP-3.1: Standards for Residential Projects: Ensure the provision of private open space or
recreational facilities in residential projects.
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Strategy OSP-3.4c: Retention of Existing Private Open Space and Recreation Facilities: Explore incentives
to encourage the retention of existing private open space and recreation facilities.

In consideration of these General Plan priorities, a discussion point has been raised to determine
if the private open space areas should be removed, and if so, how the balance of the common
open space and recreational opportunities on the site (including the pool and clubhouse areas)
could serve to offset their loss. Further, the applicant has provided a written narrative (reference
Attachment 4) providing further considerations supporting the removal of the private patios,
which may also be taken into account.

Fighre 4 - Recreational Facilities Onsite (Pool & Clhouse)

Lighting: The applicant’s plans call for several small pedestrian bollards and tree up lights to be
located in the ground level courtyard areas (reference Attachment 3 — Lighting & Furniture
Details). As units are located at grade with these bollards, special care should be taken to ensure
the design and locations selected will result in light and glare impacting future tenants. As such,
a discussion point has been raised to solicit the SARC for feedback on their location and design.

Tree Removal: As part of the proposed improvements to the common open space, the applicant
is proposing to remove nine cypress trees (denoted in the figures below by a red x) but would
retain the existing redwood (green circles), birch (orange circle) and sycamore (purple circle)
trees. The following figures show the location of trees to be removed, and retained, overlaid with
the proposed courtyard improvements, highlighting areas of conflict.
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Figure 6 —Trees for Removal & Retention at Building 4
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As all of the cypress trees proposed for removal could be retained by redesigning the interior
courtyard, a discussion point has been raised to determine which of the cypress trees proposed
for removal should be retained.

OPTIONS

The SARC should discuss the project for compliance with the applicable policy documents. If
the SARC believes that the applicant has adequately addressed any concerns the Committee may
have, it may recommend approval to the Planning Commission as proposed, or subject to
specific revisions. The following option(s) are intended to facilitate discussion of the project’s
site and architectural review:

e Should any of the staircases proposed for removal be retained or relocated?

e Should the private patio areas on the ground-floor units be replaced with common open
space?

Should additional bicycle/storage parking be required?

Should small dining/patio tables be required?

Should any changes to the proposed lighting (location or fixtures) be required?

Should the retention of any of the existing cypress trees be required?

After discussion the SARC may recommend approval to the Planning Commission as proposed,
or subject to specific revisions.

Attachments:
1. Location Map
2. Project Plans
3. Lighting & Furniture Details
4. Applicant’s Written Narrative
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THE PARC AT PRUNEYARD
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225 UNION AVENUE, CAMPBELL, CA 95008
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EXISTING
BUILDING

XISTING BUILDING

EXISTING STAIRCASE FOOTING TO BE REMOVED, TYP NG FENCE, GATE, & LATTICE
TO BE REMOVED, TYP.

Il
EXISTING TREE TO BE REMOVED, TYP.

EXISTING CONCRETE
RAMP TO BE REMOVED:

<

LIMIT OF CONCRETE
REMOVAL

EXISTING BUILDING

L EXISTING TREE TO REMAN

EXISTING BUILDING

EXISTING

BUILDING

SANCUT (B) AseraLT
AND REPLACE NTH
NEA ASPHALT PER
LAYOUT PLAN

TIENN

@

EXISTING
CARPORT

RE-USE, REPRODUCTION OR PUBLICATION OF THESE PLANS IS PROHIBITED WITHOUT WRITTEN CONSENT OF KIKUCHI + KANKEL DESIGN GROUP.

REMOVAL

DEMOLITION LEGEND

LMIT 0F CONCRETE

DEMOLITION NOTES

XSTING CONGH
NECESSARY AT LINE AHES

XSTING CONGS
A5 NECESSARY AT L

NECESSAS

———— = EXSTNG NOOD FENCE, FOSTS AND GATES T0 BE

NG TREE TO REMAN

E PAVING & BASEROCK TO BE REMOVED. SAN-GUT AS
CRETE 15 TO REVAN.

TE PAVING TO BE REMOVED,
VAHERE CONCRETE 5

E STOOP ¢ BASEROCK TO BE REMOVED
E STAR FOOTINGS TO BE REMOVED

XSTING ASPHALT PAVING § BASEROCK TO BE REMOVED. SA-CUT AS
Ry AT LINE AHERE ASPHALT 15 TO REVAN,

NG PLANTS AND/OR TURF TO
LANDSCAPE ARCHITECT. DO NOT REMO

NG TREE TO BE REMOVED

TOPOGRAPHIC INFORMATION USED IN THE PREPARATION OF THIS PLAN IS BASED ON SURVEY
INFORMATION PREFARED BY BKF, DATED 5/1/2015. ALL GRADE CONTOURS INDICATED AS
EXISTING ARE BASED ON SURVEY NFORMATION PERFORMED PRI BULDNG CONSTRUCTION.
CONTRACTOR SHALL VERIFY AND ACCEFT EXSTING CONDITIONS PRIOR. TO BIDDNG AND

CONSTRUCTION.

CONTRAGTOR SHALL VERIFY ALL DMENSIONS, DISTANGES § LOGATIONS PRIOR TO COMM:
AORK. CONTRAGTOR SHALL IMMEDIATELY NOTIFY THE LANDSCAPE ARCHITECT OF ANY
DISCREPANGEE

THIS PLAN 15 FOR REFES
LIMITS OF DEMOLITION.
PRIOR TO COMMENGING HORK.,

(CE ONLY AND DOES NOT NECESSARILY INDICATE THE FuLl
E CONTRACTOR SHALL VERIFY EXISTING CONDITIONS & NEA HORK.

CONTRAGTOR SHALL ENSURE ALL BASE MATERIAL ¢ DELETERIOUS MATERIAL IS REMOVED FROM
SOIL IN PROFOSED FLANTING AREAS,

CONTRACTOR SHALL A AR § REPLACEMENT OF ALL FEATURES "TO REMAN' TO
ETURN TO PRE-CONSTRUCTION CONDITION. CONTRAGTOR SHALL REPAR ANY DAVAGE AS A
JLT OF CONSTRUGTION ACTIVITIES.

£

EXISTING DONNSPOUT LEADERS ¢ DRANAGE SHALL REMAN UNLESS OTHERAS
GRADING 3 DRANAGE PLANS,

NDICATED BY

AL EXISTING LIGHT BOLLARDS SHALL BE RETANED N PLACE OR
PLANe,

L OCATED. SEE LIGHTNG.

AL EROSION CONTROL MEASURES M
SEE CIVIL PLANS.

BE IN PLACE PRIOR TO ANY LAND DISTURBING ACTIVITY.

+ ALL DEBRIS SHALL BE IE SITE. THE CONTRAGTOR SHALL VERIFY WTH THE
LANDSCAPE ARCHTECT THE LOCATION OF MATERIALS TO BE STORED OR RELOCATED. THE
CONTRACTOR SHALL PROTECT ALL FEATURES TO REVAN.

NO CONSTRUCTION MATERIAL, EQUIPMENT. FORTABLE TOILETS, TRASH CONTANERS, OR DEBRIS
ar.

SHALL BE PLACED IN THE PUBLIC RIGHT-OF -

A TRASH CONTAINER SHALL BE MANTANED ON SITE AT ALL TMES AND DEBRIS ON SITE WHICH
COULD OTHERASE BLOW ANAY, SHALL BE REGULARLY COLLECTED AND PLACED IN THE

CONTANER.

AL PLANT MATERIAL NOT INDIGATED TO BE REMOVED SHALL REMAN.

CONTRAGTOR SHALL PROTECT AL EXISTNG TRE

«RoOT sYSTEMS.

CONTRAGTOR SHALL MANTAN THE AUTOMATIC [RRIGATION SYSTEM OPERATIONAL TO ALL
LANDECAPE AREAS TO REMAN. IF SUCH RRIGATION 1 NOT MANTANABLE, CONTRACTOR SHALL.
HAND WATER TO ENSURE PLANT HEALTH FOR DURATION OF THE PROECT.

‘SEE SPECIFICATIONS FOR ADDITIONAL

UREMENT:

4
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SEE SHEET L0.3 FOR NOTES AND LEGEND
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CAMPBELL, CA

LAYOUT LEGEND LAYOUT NOTES BOULDER KEY

+ CONTRACTOR SHALL VERIFY ALL DIMENSIONS, DISTANGES ¢ LOCATION R TO COMMENGING. (EXISTNG STOCKPILED BOULDERS) or (NEW NAPA FIELDSTONE BOULDERS) or (S SELECTED BY THE
CONCRETE PAVING: 4" THICK INTEGRAL COLOR CONCRETE W/ MEDUM ORI CONTRACTOR. SAALL MMEDATEL NOTI THE LANDSAPE ARCHTECT OF A0y LANDSCAPE ARCHITECT). SIZES AS FOLLORS:
BROOM FINSH. COLOR AND SEAL PER SPECS. DISCREPANCEES.

A 12 x22e © 2430 x 3647
TOOLED SCORE JONT + ALL NORK SHALL CONFORM TO LOCAL BULDNG CODES ¢ ORDINANCES. CONTRACTOR SHALL KEY MAP
EXPANSION JOINT OBTAN & PAY FOR AL NECESSARY FERMITS. o e s o seerxnns

REFER TO CIVIL DRAANGS FOR ALL GRADING, DRANAGE, SUBGRADE DRANAGE AND
CONCRETE PAVERS: CAST CONCRETE PAVER OVER 4" CONCRETE =
BASE. COLOR & FINSH TO BE SELECTED BY ONER.
- CONTRAGTOR SHALL INSTALL UTILTY
IRRIGATION PLANS FOR LOCATIONS.

EEVES PRIOR TO FORMNG CONCRETE, REFER TO

GRAVEL: 3" THICK GRAVEL BED OF 1/2" X 1" LA PAZ PEBBLES. PAVING SCORE LINES, HEN NOT DIMENSIONED, SHALL BE LOCATED PER FLAN, ALIGNED AS

INDICATED. AND SPACED EGUALLY. NOTIFY LANDSCAFE ARCHITECT OF ANY DISCREPANCES
R TO LAYNG REBAR.
GRAVEL OR D.6. PAVING: 2" THICK BLUE FINES, DECOMPOSED GRANITE

WITH STABILIZER PER SPECS. ALL VISIBLE POURED-N-PLACE CONCRETE SHALL BE SEALES

PER sPECS.

+ CONTRACTOR SHALL NOT E LANDSCAPE ARGHITECT 45 HOURS IN ADVANGE TO ARRAN
FOR FELD REVER OF AL PAVNG AND AT LN OTS

REPLACE EXISTNG ASPHALT PAVING

CONTRACTOR SHALL PROVIDE POOL S40P DRARNGS, NDICATING SIGNACE, TLE MARKERS,
D st D FOR REVIEA BY THE LANDSCAPE ARCHITECT PRIOR. TO
o Fob, ConaTsETon

DOUBLE WIDE STOOP: CONCRETE REINFORCED W/ #4 REBAR @ 12' O.C., #3
Wz // REBAR CONTINUOUS @ EACH NOSING. INTEGRAL COLOR, STANING, SEALING AND
U] marmrinomoos in

VW///A SINGLE WIDE STOOP: CONCRETE RENFORCED W/ #4 REBAR @ 12 OC., 13

+ CONTRAGTOR SHALL PROTECT ALL EXISTNG TREES ¢ ROOT Y57

(O EXCAVATION FOR ANY
EXCAVATION BEYOND 5 FEET
DU

SEBAR CONTIIEUS 6 EACH NOSING. INTESRAL COLOR, STANNG, SEALNG AND RS GREATER T 1 SAALL BE ot Ak QUT ROGTS DAL BE CLEANCY Gt 4 DRESGED.

FINISH PER PLAN. DIVENSIONS PER

NO CONSTRUCTION MATERIAL EQUPMENT: PORTABLE TOILETS, TRASH CONTANERS, OR DEBRS
SHALL BE PLACED IN THE PUBLIC RIGHT-OF
PLANTING AREA

»
.
¢
8§

TANER SHALL BE MANTAINED ON STE AT ALL TMES AND DEBRS ON STTE pich
ISE BLON ANAY, SHALL BE REGULARLY GCOLLECTED AND FLACED N THE
BOULDERS: NAPA FIELDSTONE BOULDERS of (AS SELECTED BY OANER CONTANER

OR LANDSCAPE ARCHITECT),

ALL CONSTRUGTION DEBRIS (NGOD SCRAT DEBRIS, AHICH CANNOT BLOW AWAY)
R R P T T PROPER T UNED OF TOE FROLECT N A NEAT AND SAPE ANNER Revisions:
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GRADING LEGEND

GRADING NOTES

STAIRWAY FABRICATION & FLATWORK INSTALLATION

F5 10000
FE 79 \ PROPOSED SPOT ELEVATION (SEE ABBREVIATION KEY)

(F5 10000)
T\Estﬂw SPOT ELEVATION
¥ ¥ INDICATES CONFORMING ELEVATIONS
RIDGE OR VALLEY LINE
DRAN PIPE: PVC SDR 35, 4°® UNLESS OTHERAISE NOTED, MINMUM 1% SLOPE
20% _ INDICATES DEGREE AND DIRECTION OF SLOPE ACROSS PAVED SURFACES
A2% —  INDICATES DEGREE AND DIRECTION OF SLOPE ACROSS PLANTED AREAS
® RELOCATED AREA DRAN OR NEA TO MATCH EXISTNG
EXISTING AREA DRAN TO REMAN
X EXISTING AREA DRAN TO REMOVED OR RELOCATED

EXISTING CATCH BASIN TO REMAN

ABBREVIATION KEY

FFE FINISHED FLOOR ELEVATION (PER ARCHITECTS PLANS)
Fs FINISHED SURFACE ELEVATION
Fo FINISHED GRDE ELEVATION

RE/E  RIM/NVERT ELEVATION
TOP/BOTTOM OF WALL ELEVATION
TC/BC  TOP/BOTTOM OF CURB ELEVATION
Te/BS  TOP/BOTTOM OF STEP ELEVATION
TR/BR  TOP/BOTTOM OF RAMP ELEVATION
TBC  TOP OF BARBEQUE COUNTER

TBR TOP OF BRIDGE

CTE  CONFORM TO EXISTNG ELEVATION

CONTRACTOR SHALL VERIFY ALL EXISTING ¢ PROFPOSED ELEVATIONS PRIOR TO CONSTRUCTION ¢ SHALL NOTIFY LANDSCAPE ARCHITECT OF ANY

DISCREPANCIES FOUND.

DRAINAGE INTENT: [T IS THE INTENT OF THESE DRANNGS TO PROVIDE POSITIVE DRANAGE IN ALL PAVED AND LANDSCAPED AREAS. THE
CONTRACTOR SHALL PROVIDE POSITIVE DRAINAGE FOR ALL AREAS.

ALL NEN PLANTING AREAS (EXCEPT UNDER EXISTING TREE CANOPIES) SHALL RECEIVE A 2" LAYER OF ORGANIC AMENDMENTS INCORPORATED
INTO THE TOP &' O FSOIL PER SPECS. ALL PLANTING AREAS SHALL RECEIVE A 2' LAYER OF BARK MULCH PER SPECS.

THE SUBGRADE BELOA ALL PAVED AREAS (EXCEPT UNDER EXISTING TREE CANOPIES) SHALL BE BASEROCK COMPACTED TO 95%, DEPTH PER

PLAN. SEE DETAILS FOR PAVING AND SUBGRADE COMPACTION BENEATH EXISTING TREES.

ALL GRADING SHALL CONFROM TO LOCAL CODES AND ORDINANCES.

NO TRENCHES FOR ANY FURPOSE SHALL BE DUG WITHIN 15 FEET OF EXISTING TREE TRUNKS. TRENCHES BEYOND 15 FEET AND WITHIN DRIPLINES
ES TO REMAN SHALL BE HAND DUG. NO ROOTS GREATER THAN 1" DIAMETER SHALL BE CUT. ALL CUT ROOTS
BETIEEN 1/2° AND 1" DIAMETER SHALL BE CLEANLY CUT AND DRESSED.

OF EXISTNG VEGETATION AND TRE

ALL PERFORATED PIPES SHALL DRAN TO SOLID PIPES. UNDER NO CIRCUMSTANCES SHALL A SOLID PIPE BE ALLONED TO DRAN INTO A
PERFORATED PIPE.  HERE TIGHT LINES ARE INDICATED TO FLOW BENEATH A WALL, PERFORATED FIPE SHALL CONNECT AITH A VERTICAL SOLID
PIPE STRAIGHT DOAN TO THE SOLID PIPE.

ALL DRAINAGE PIPES SHALL BE 4" DIAMETER MINIMUM SOLID PIPE PER SPECS, SLOPED AT 1% MINIMUM UNLESS OTHERNISE NOTED ON PLAN.

ALL BUILDING RAN WATER LEADERS SHALL REMAN CONNECTED TO EXISTING DRAINAGE SYSTEM

TOPOGRAPHIC INFORMATION USED IN THE PREPARATION OF THIS PLAN IS BASED ON SURVEY INFORMATION PREPARED BY BKF, DATED 5/1/2015.
ALL GRADES AND CONTOURS INDICATED AS EXISTING ARE BASED ON SURVEY INFORMATION PERFORMED PRIOR TO BUILDING CONSTRUCTION.
CONTRACTOR SHALL VERIFY AND ACCEPT EXISTNG CONDITIONS PRIOR TO BIDDING AND CONSTRUCTION

ALL FINISH GRADES SHALL BE NO LESS THAN 6" BELOW TOP OF FOUNDATION. CONTRACTOR SHALL VERIFY.

EROSION CONTROL MEASURES MUST BE IN PLACE PRIOR TO COMMENCEMENT OF ANY LAND DISTURBING ACTIVITY.

THE CONTRACTOR SHALL BE RESPONSIBLE FOR MANTANING ALL EROSION CONTROL MEASURES AND SHALL BE RESPONSIBLE FOR ANY AND
ALL FINES ASSOCIATED WITH THE DISCHARGE OF SEDIMENTS, EROSION, OR POLLUTANTS LEAVING THE SITE AS A RESULT OF CONSTRUCTION

ACTIVITY.

THE CONTRACTOR SHALL USE A SILT FENCE BARRIER, STRAW BALE BARRIER, SAND BAGS, BRUSH OR ROCK FILTER OR OTHER APPROPRIATE
MEASURES, AS NECESSARY, TO MINIMIZE THE QUANTITY OF SEDIMENT-LADEN RUNOFF FROM THE SITE.

CONTRACTOR SHALL STABILIZE ANY AREAS THAT HAVE BEEN STRIPPED OF VEGETATION AND MANTAN EROSION CONTROL MEASURES BETEEN

OCTOBER 15 AND APRIL 15 OR PER CITY STANDARDS,

CONTRACTOR SHALL USE WATERING AND OTHER MEANS NECESSARY TO CONTROL DUST DURING PERFORMANCE OF WORK TO PREVENT A

NUISANCE TO THE PUBLIC.

SEE SPECIFICATIONS FOR ADDITIONAL REQUIREMENTS.

CONTRACTOR SHALL VERIFY ALL EXISTING 4 PROPOSED ELEVATIONS PRIOR TO FABRICATION
OF STARAAYTS OR INSTALLATION OF FLATWORK. CONTRACTOR SHALL NOTIFY LANDSCAPE
ARCHITECT OF ANY DISCREPANCIES FOUND IN THE FIELD. CONTRACTOR SHALL REVIEW ALL FELD
ADUSTMENTS A/ LANDSCAPE ARCHITECT PRIOR TO ANY CONCRETE POUR.
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R
S
"
| Bsimis
TesiofN T~

AN\ B

‘\‘ i

S
© X
(e @ +
+ (191.94) +
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EcT.
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Fe (19101

674
EVERFY

5 19845
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BS 19131
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Fs 1124

[ E@si2

FSCTE
(VERIFY) [

F5 (198.63)
CTE

F5 19847
TS 19641
BS 1a7.41

BS 19115

n
F6 (191.20)

RE 196.95
E 195.20
IE 195.07
Fs 19118 FSCIE
o 107 (ERIFT

RE 196,91
E 195,20
Fe (1716,

BS 19123
TS 196.50
F5 9856

e a2
54

BS 191.43
TS 19843
FS 196,49

Fs (198.58)
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LIGHTING LEGEND LIGHTING NOTES

LINE VOLTAGE WRING: SCHEMATIC LOCATION. WIRE TO BE SOLID-CONDUCTOR COPPER, SITCHING AND SWITCHING CONTROLS SHALL BE COORDINATED WITH BUILDING CONTROLS AND

TTTT T GAUGE AS REQURED. ROUTE AIRE IN CONDUIT, SIZE AS REQUIRED. BURIAL PER CODES. HIGHTING. 1d4
LON VOLTAGE NRING: SCHEMATIC LOCATION. WIRE TO BE DIRECT-BURIAL, #10/2 OR 12/2, AS

——+—= REQURED. SIX-NCH (&") MNIMUM BURIAL. ROUTE INSIDE NOOD VENEERING, ATOP BEAMS, ETC.
TO MINIMIZE VISIBILITY AND IMPACT TO TREE ROOTS. NO LOW-VOLTAGE WIRE RUN SHALL EXCEED 120 FT. AND/OR 100 WATTS. PROVIDE BETWEEN 11.0

TRANSFORMER: FX LUMNARE MODEL 'PX 150 OR 300 WATT (AS APPROPRIATE PER ZONE & 115 VOLTS AT EACH FIXTURE

INATTAGE), MULTI-TAP TRANSFORMER WTH PHOTOCELL. PROVIDE HARD-WIRED 120V PONER

SUPPLY. LOCATION AS DETERMINED IN THE FIELD.

SITCHING SHALL BE ON TIMERS/PHOTOCELLS TO SATISFY TITLE 24 REQUIREMENTS,

+  NATERPROOF JUNCTION BOXES SHALL BE UTILIZED WHENEVER REQUIRED TO CONNECT TO

EXISTING STUB BY OTHERS OR TO EXTEND CIRCUIT. CONTRACTOR SHALL USE BELL STYLE BOXES
ELECTRICAL JUNCTION BOX ON SIDE OF BULDING NHERE OCCURS; ALL UNCTION BOXES SHALL BE PAINTED TO MATCH
ADJACENT SURFACE.

o

UP LIGHT (LOWN VOLTAGE): FX LUMNARE NP-'#'LED-BZ-TB'. MOUNT ON ‘555’ STAKE. "+
INDICATES NUMBER OF LEDS PER FIXTURE.

PRECISE LOCATIONS FOR ALL FIXTURES SHALL BE FIELD STAKED, MARKED, AND VERIFIED AITH
LANDSCAPE ARCHITECT PRIOR TO WIRING AND INSTALLATION. ADJUSTABLE FIXTURES SHALL BE
BOLLARD LIGHT: PHILLIPS GARDCO SQUARE BOLLARD 'BST00', METAL HALIDE, ON CONCRETE DIRECTED IN THE FIELD BY LANDSCAPE ARCHITECT.

FOOTNG. FINISH AS SELECTED BY ONNER. MOUNT PER MFG. RECOMMENDATIONS.

ALL LOW VOLTAGE CIRCUITS SHALL BE WRED TO UTILIZE THE APPROPRIATE TRANSFORMER
BULDING LIGHT TO REMAN OR BY OTHERS LOADS AND SHALL NOT EXCEED 80% OF RATED MAXIMUM LOAD. ALL CIRCUITS SHALL BE WRED
TO MINIMIZE VOLTAGE DROP AT THE END OF THE LINE

" 4

o

INTERIOR SNITCH: NEW INTERIOR SINGLE POLE DIMMER SITCH

ALL TRANSFORMERS SHALL BE HARD WRED. TRANSFORMERS ADJACENT TO BULDING OR SITE
NALLS SHALL BE MOUNTED TO WALL 12" ABOVE GRADE. ALL TRANSFORMERS LOCATED IN

v] TIMER: INTERMATIC ELECTROMECHANICAL IN-WALL TIMER, OR APPROVED EQUIVALENT. PLANTING AREAS SHALL BE MOUNTED 9" ABOVE GRADE ON A CON HRT RAD 4x4 POST PAINTED Revisions
DARK BROAN AND SET N A ' X 12" DEEP CONCRETE FOOTING.

MIT SET
+ ALL NORK SHALL CONFORM TO LOCAL ELECTRICAL CODES. Date: e/iosie  TERMITSE
- TRANSFORMER NUMBER +  NO TRENCHES FOR ANY PURPOSE SHALL BE DUG WITHIN 15' OF EXISTING TREE TRUNKS. TRENCHES Scale:
BEYOND 15' AND WTHIN DRIPLINES OF EXISTING VEGETATION ¢ TREES TO REMAN SHALL BE HAND
ZONE WATTAGE DUG. NO ROOTS GREATER THAN 1"® SHALL BE CUT. ALL ROOTS BETWEEN 1/2" 4 1'® SHALL BE
CLEANLY CUT AND DRESSED.
° EXISTING TREE
+ ALL FX LUMNARE FIXTURES AND TRANSFORMERS HAVE A 10 YEAR WARRANTY AS A COMPLETE
SYSTEM. FX LUMNAIRE AVAILABLE FROM EANG IRRIGATION. ALL FIXTURES SHALL BE UL 1838
® PROPOSED TREE

APPROVED.

ON SITE TECHNICAL SERVICES PROVIDED BY FX LUMINAIRE. CONTACT FX TECHNICAL SERVICES &
£00-685-1269. SAMPLE FIXTURES AND DEMONSTRATION AVAILABLE. LIGHTING PLAN

SEE SPECIFICATIONS FOR ADDITIONAL REGUIREMENTS.
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IRRIGATION LEGEND

IRRIGATION NOTES

EXSTING MANLINE. APPROXIMATE LOGATION SHOAN.

LATERAL LINE: PVC CLASS 200, SIZE AS SHON PER PLAN. 12° MNMUM
BURIAL, UNLESS OTHERWSE NOTED.

FoNT

F CONNECTION: LOGATE N VALVE BOX A/ SHUT OFF VAL

BACKFLON PREVENTER: EXISTING TO REMAN

FLTER RANSIRD &
A/ 100 MESH SCRE

50 PVC BALL VALVE AS MANUFACTURED BY KING.
BROTHERS NDUSTRIES (OR EQ). SIZE PER LINE; LOCATE N VALVE BOX.

ALVE: IRRITROL SYSTEMS T00 SERIES VALVE, 1" SZE. INSTALL
OMNREG OMR-100' PRESSURE RESULATION MODULE: NTAL PRESSURE
SETTNG 25 PS. LOGATE N VALVE BO)

(- SELECT ONE) TREE BUBS
-4-180-FC2/FB-50-FC) (STREAM/FLOOD) BUBBLER NOZZLES,

INDICATES LIMITS OF DRIP IRRIGATION AND RESPECTIVE VALVE

=5
(& EMITTERS MODEL.

DPCOB-DC-RED. 2 EMITTERS FER FLANT.

STATION/VALVE NUMBER - LETTER INDICATES CONTROLLES

STATION GPM

O TREE BUBBLER
MEDUM TREE BUBBLER

ICK-CHECK BASKET FILTER ‘GKCHK-100' 1" BASKET FILTER

RO 5707 XF 12" FOPUP BODES W/ TORO

THS SYSTEM IS BASE ON AN ESTMATED AVALABLE 30 GPM & 65 PSI CONTRACTOR SHALL
NOTIFY THE LANDSCAPE ARCHITECT OF ANY DISCREPANCES,

AL NORK SHALL CONFORM TO LOCAL PLUMBING ¢ ELECTRICAL CODES,

OCATE ALL NEN LATERALS, MANS ¢ VALVES N FLANTING AREAS
ATER LINES SHONN BENEATH WALKS AND DRIVES ARE FOR GRAPHIC
CLARITY ONLY. PLACE NO ELLS OR TEES BENEATH PAVNG. ALL FPNG BENEATH PAVING SHALL
IATHIN FVC SCH 40 SLEEVING - SEE LIGHTING PLANS FOR LOCATIONS,

NTRACTOR SHALL NSTALL FLTER AND REGULATOR AND THORGUGHLY FLUBH ALL DRI
IRRIGATION LINES PRIOR TO NSTALLING FLUSH

CONTRAGTOR SHALL REPAIR ANY EXISTING IRRIGATION 575
CONSTRUCTION. KECARDLESS OF LOCATION ON STE COVTRACTOR SraLl T

OPERATION OF EXISTING SYSTEM & NOTIFY THE LANDSCAT ITECT OF ANY CURRENT
PGS NEN AND EXSTNG IRRIATION STETEMS SLALL BE FULLr GFERATIONAL UPON
COMPLETION OF PROECT.

15 DAMAGED DURNG.
T ¢ vERIFY

NO TRENCHES FOR ANY PURPOSE SHALL BE DUG NTHIN 10 FEET OF EXISTING TREE TRUNKS.
TRENCHES ATHN DRILINES O EXSTING VESETATION AND TREES 1O REMAN SHALL o

/6. NO ROOTS GREATER THAN 1" SHALL BE CUT. AL CUT ROOTS BETAEEN 1/2' AND 1@ SHALL.
BE CLEANLY CUT AND DRESSED.

SEE SPECIFICATIONS FOR ADDITIONAL REGUIREMENTS.

NOTES TO BIDDERS

IRRIGATION DRAANGS ARE S
PROVIDE ONLY A GENERAL GUIDELINE

EMATIC NERE DEVELOPED FOR PERMIT FURF
FOR INSTALLATION

s THEY

CONTRAGTOR SHALL RETROFIT THE EXISTING IRRIGATION SYSTEM AS NECESSARY AND AS
DRECTED By O/NER.

TOR 1S RESPONSIBLE FOR ENSURING THAT THE EXISTNG METER(S) AND BACKFLOA
PREVENTION DEVICE(S) ARE DEDICATED SOLELY FOR RRIGATION FURFOSES.

METER SZE, AVALABLE FLON AND PREGSURE, AND MANLIE SZE SHALL BE VERIFED A
DEGUATE PRIOR TO BIDDN

NTRACTOR SHALL CALCULATE DEMAND FOR EACH STATION AND COMPARE WTH AVAILABLE
FLOM AND PRESSURE TO E A FULLY OPERATIONAL.
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A B cc = ™ N oA si so
1624
B A N TREES
\Le5) ® EXISTING TREE TO REMAN BOTANICAL NAME (Common Name) LETTER ¢ GRAPHIC SYMBOL | SIZE QTY. [ MCOLS ID | COMMENTS
T — N e e P w] s | e
@ (Bloodgood Japanese Maple)
(Viridis Laceleaf Japanese Maple)
— SIZE OF NURSERY CAN
+  PLANT QUANTITIES IN THE ABOVE KEY ARE FOR REFERENCE ONLY. GRAPHIC SYMBOLS ON PLAN(S) SUPERCEDES ACER PALMATUM var. DISSECTUM 'GARNET T m 248 3 MED
ABOVE LISTED QUANTITIES OR GUANTITIES SHOAN IN THE PLANT ID TAG. — SYMBOL PER PLANT KEY (Japenese Maple)
+  FINAL PLANT LOCATIONS SHALL BE REVIEAED BY THE LANDSCAPE ARCHITECT PRIOR TO PLANT EXCAVATION. ACER JAPONICA 'SANGO KAKU! e m 248 B MED
_ _ (Coral Bark Japanese Maple)
- PHEN PLANTING IN ESTABLISHED PLANTING AREAS, CONTRACTOR SHALL TAKE UTMOST CARE AS TO NOT DAMAGE ANY
EXISTING PLANTS OR TREES. CEDRUS ATLANTICA ‘GLAUCA PENDULA T m 24B 2 MED
*  ALL PLANTING AREAS SHALL RECEIVE A 2" LAYER OF ORGANIC AMENDMENTS INCORPORATED INTO THE TOP 6" OF (Weeping Blue Atlas Cedar) Revisions:
SOIL. NO TILLNG SHALL OCCUR BENEATH EXISTNG TREES OR SHRUBS. AREAS BENEATH EXISTNG TREES AND SHRUBS
CHAMAECYPARIS OBTUSA NELLS SPECIAL T 248 2 MED -
SHALL RECEIVE TOP DRESSING. AREAS BENEATH EXISTING TREES SHALL HAVE PLANT PITS INDIVIDUALLY AMENDED. L] Dore. eriosie  PERMITSET
(Hinoki Capress)
+ ALL GROUND COVERS PLANTED FROM 1 GALLON CANS SHALL BE INSTALLED MIN 36" CLEAR FROM ADIACENT PAVING CRTETOMERIA AFONCA BLACH DRAGON. P Py " viD Scale:
OR TURF AREAS. AcH = 2 . oo
(Black Dragon Japanese Cedar) 1= 100
- "ADDITIONAL PLANTS" ARE TO BE FIELD LOCATED AS DIRECTED BY LANDSCAPE ARCHITECT. CONTRACTOR TO NOTIFY 2
LANDSCAPE ARCHITECT 48 HOURS IN ADVANCE FOR FIELD REVIEA. THE CONTRACTOR SHALL PROVIDE THE oy ™ L] 248 4 MER Drawn By:
FOLLOANG "ADDITIONAL PLANTS' FOR INSTALLATION AS INFILL PER FIELD DIRECTION BY THE LANDSCAPE ARCHITECT: NR, AL
. N
PINUS MUGO T = 248 2 Lon
(Xx) = 1 GAL = XXXXXXXXX (Creeping Pine)
+ SEE SPECIFICATIONS FOR ADDITIONAL REGUIREMENTS. S o0 VAR P iy = I 2 on
(Dwarf Mugo Pine) PLANTING PLAN
VINES
BOTANICAL NAME (Common Name) LETTER & GRAPHIC SYMBOL SIZE QTY. NUCOLS ID COMMENTS Sh N
et No
FICUS PUMILA VA 56 1 MED
(Creeping Fig) L6 3
.

SEE SHEET L6.4 FOR ADDITIONAL PLANT KEY & QUANTITIES
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SEE SHEET L6.3 FOR NOTES, LEGEND, AND ADDITIONAL PLANT KEY & QUANTITIES

SHRUBS SHRUBS
BOTANICAL NAME (Common Name) LETTER & GRAPHIC SYMBOL | SIZE | QY. | AUCOLS ID | COMMENTS BOTANICAL NAME (Common Name) LETTER § GRAPHIC SYMBOL QY. [ NCOLS D | COMMENTS
AZALEA HAPPY DAYS A @ 56 26 MED NANDINA DOMESTICA FIRE PONER! M @ 53 Lon
(Happy Days Azalea) (Fire Power Heavenly Bamooo)
AZALEA HINO CRIMSON B @ 56 46 MED PIERIS JAPONICA FLAMING SILVER N B MED
(Hino Crimson Azalea) (Flaming Silver Andromeda)
CAREX DIVULSA sc e 16 Rl Lon PITTOSPORUM 'CREME DE MINT s0 @ 56 Lon
(Berkeley Sedge) (Dwarf Variegated Japanese Mock Orange)
EUONTMUS JAPONICUS MICROPHYLLUS VAREGATUS| €D o) o 14 Low PITTOSPORUM TENUFOLUM ‘6OLF BALL' B3 20 Low
(Variegated Boxleaf Euonymus) (Golf Ball Kohuhu)
FATSIA JAPONICA SE 156 4 MED PITTOSPORUM TOBIRA WHEELER'S DNARF sa O il Lon
(Paperplant) (Dwarf Japanese Mock Orange)
HEMEROCALLIS CRANBERRY BABY" sF ) © e MED SARCOCOCCA RUSCIFOLIA = o 28 Lon
(Dwarf Daylily) (Fragrant Sweet Box)
HEMEROCALLIS X LITTLE BUSINESS s o e 0 MED GROUNDCOVER
(Little Business Dwarf Daylily) BOTANICAL NAME (Common Name) LETTER & GRAPHIC STMBOL QY. | NCOLS ID | COMMENTS
IRS, DoUELASIANA PLRFLE = e} o | @ Lon INPERUS KORZONTAL'S YONGSTONN o - on
19 (Youngstown Andorra Juniper)
¥ ple Lyt (Dwarf Japanese Garden Luniper)
LONICERA NITIDA 'BAGGESEN'S GOLD' sd 56 & Lon
(Golden Boxleaf Honeysuckle) @ ;2:2:‘\”:; '::E:\:; ec % 255 Lon
LOROPETALUM CHINENSE PLUM DELIGHT = 6 ® Lon
(Chinese Fringeflower)
LOROPETALUM CHINENSE BLUSH' oL 3 56 22 Lon
(Red Fringe Flower)
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Attachment 4
Applicant’s Written Narrative

The Parc at Pruneyard
Landscape Concept Narrative

The general intent of the landscape design is to improve the overall visual & spatial quality of the project and
the tenant’s living experience. This is accomplished via a combination of expanded planting areas and new
common use areas.

By eliminating the fenced patios, accumulated clutter such as bicycles, old furniture and BBQ grills will in turn
be eliminated. There are liabilities associated with the current situation described, such as the potential for fire
as well as theft.

The increased planting areas will increase the site’s ability to infiltrate stormwater and will provide more open
space for all the residents to enjoy. There overall character will be a larger and more pleasing space for
everyday living as well as for passive recreation.

The landscape will be replaced with a more appropriate planting palate, which will include lower water
requiring plants as well as more appropriately sized trees for the limited space. Existing oversized canopy trees
and those with poor health or poor structure, will be removed and replaced with smaller understory trees.
Mature trees that have adapted well to the site’s conditions will be preserved and protected as appropriate.

The added common areas will provide residents a more tranquil setting for outdoor enjoyment and will also
provide an opportunity for more social and community oriented activities.
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