SITE AND ARCHITECTURAL REVIEW COMMITTEE
City of Campbell, California

5:30 PM May 26, 2020
Zoom Meeting Tuesday

Register in advance for this webinar/SARC meeting:
https://us02web.zoom.us/webinar/register/'WN UEStlladRXSjglzbHNqgefg

After registering, you will receive a confirmation email containing
information about joining the webinar.

SARC AGENDA

Remote Meeting

CALL TO ORDER /INTRODUCTIONS

STAFF COMMUNICATIONS

AGENDA MODIFICATIONS OR POSTPONEMENTS

MEETING MANAGEMENT

The Site and Architectural Review Committee (SARC) is a subcommittee of the Planning Commission
authorized by the Campbell Municipal Code to review the architectural design and site layout of
proposed development projects. The SARC makes reports and recommendations to the Planning
Commission, however, the SARC has no decision-making authority and its recommendations are not
binding on the Planning Commission.

SCHEDULED ITEMS

ITEM/FILE NO. ADDRESS START TIME APPLICANT

1. | PLN2019-148 16179 E. Mozart Ave. 5:30 PM Robson Homes

Planned Development rezoning (with Density Bonus) to allow a residential subdivision along a
new private street, consisting of the creation of 25 private lots and construction of 25 single-
family homes with five accessory dwelling units, removal of 18 protected trees, and installation of
associated site and landscaping improvements. Project Planner: Daniel Fama, Senior Planner

ADJOURNMENT

Adjourn to the next remote Site and Architectural Review Committee meeting not yet scheduled.

Americans with Disabilities Act (ADA)
In compliance with the Americans with Disabilities Act, listening assistance devices are available for
meetings held in the Council Chambers. If you require accommodation to participate in the meeting,
please contact Corinne Shinn at the Community Development Department, at
corinnes@cityofcampbell.com or (408) 866-2140.




ITEM NO. 1

MEMORANDUM

Community Development Department
Planning Division

To: Site and Architectural Review Committee Date: May 26, 2020
From: Daniel Fama, Senior Planne;\\) \

Via: Paul Kermoyan, Communit}\/‘/lsevelopment Director K

File No.: PLN2019-148 ~ Zoning Map Amendment, Planned Development Permit

Address: 16179 E. Mozart Ave.
PROJECT SITE

The project site consists of an approximately 3-acre parcel assemblage located along E. Mozart
Avenue, west of Bascom Avenue and north of Highway 85 (see map, below). The site is within
the R-1-6 (Single-Family Residential) Zoning District and is not subject to an area or neighborhood
plan. Single-family residences border the site on the north, west, and south (across the street),
with a medical office complex located to the east.

PROPOSAL

The proposed project is a residential planned development consisting of 23 detached single-
family homes, two attached single-family homes (“duet”), and five accessory dwelling units
accessed by a new private roadway (reference Attachment 1 — Project Plans). The project
includes an application for a Zoning Map Amendment to amend the property’s zoning from R-1-
6 (Single-Family Residential) to P-D (Planned Development), a Tentative Subdivision Map to
create 25 private lots and four common lots, a Planned Development Permit for general site
layout and the architectural design of the proposed residences, a Density Bonus to increase the
unit count from 18 to 25 (35% bonus), and a Tree Removal Permit to remove 18 protected trees.

BACKGROUND

The Planning Commission held a study session to review preliminary plans for this project at its
meeting of April 9, 2019 (reference Attachment 2 — Staff Memorandum). The commission
provided feedback on parking, traffic, tree preservation, ADUs, affordability, and density, as
captured in the meeting minutes (reference Attachment 3).


http://cityofcampbell.granicus.com/MediaPlayer.php?publish_id=ca437c26-5bd3-11e9-aee3-0050569183fa
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PROJECT DATA

Net Lot Area: 2.92 acres

Gross Lot Area: 3.15 acres

Zoning (existing): R-1-6 (Single-Family Residential)
Zoning (proposed): P-D (Planned Development)

General Plan (no change): Low Density Residential (less than 6 units/gr. acre)

Proposed Dwelling Units: 23 detached single-family homes
2 attached single-family homes (i.e., duet)
4 accessory dwelling units (detached)
1 accessory dwelling unit (interior)
30 dwelling units

Proposed Density: 7.9 units/gr. acre (excludes ADUs)
Allowable (Max) Density: 8.1 units/gr. acre (including 35% Density Bonus)
Unit Sizes:
Detached Units (23): 2,713 sq. ft. to 3,081 sq. ft.
Attached Units (2): 2,443 sq. ft. to 2,527 sq. ft.
Detached ADUs (4): 476 sq. ft.
Interior ADU (1): 427 sq. ft.
Building Coverage: 27% to 57% (per lot range)
Floor Area Ratio (FAR):  0.52 to 1.14 (per lot range)
Building Heights: 24°-2”to 31°-9” (per lot range)
Parking: Provided Minimum Required

71 (50 resident/21 guest) 63 (2 ' stalls x 25 units)

DISCUSSION

The Planning Commission’s review of this application will include consideration of the land use
and environmental aspects of the proposal, such as affordable housing and traffic. The Site and
Architectural Review Committee's (SARC) purview is limited to review of the project's
architectural design and site configuration, and to make recommendations as appropriate to the
Planning Commission.

Site Layout: The layout of the proposed development is characterized by a loop street connecting
to Mozart Avenue near the southwest corner of the site. The private roadway would provide
vehicular access to 23 of the 25 residences, with the other two residences having driveway access
off Mozart Avenue. Although the project is largely oriented to the interior of the site, it will
include an outward-facing presence along Mozart Avenue with two detached residences and a
duet fronting the public street.

Pedestrian access within the community is provided through a private sidewalk system that
would wrap the outer edge of the interior loop and connect to Mozart Avenue on either side of
the private street. A connecting walkway through the community would bisect the interior island
within the loop.
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Residential Design: The proposed residences are all shown in several styles, as depicted below.
There are five primary plan designs with sub-variations. The overall approach is to incorporate
traditional architectural styles (e.g., craftsman, farmhouse) with variations in colors, materials,
and features to provide a cohesive community that minimizes a “cookie-cutter” appearance, with
the plan styles interspersed throughout the development. The most distinct plan style is Plan 1,
reflective of the unique layout of Lot #21. Additionally, Plan 6A is the duet model incorporating
the attached units on Lots #19 and #20. Although the structure encompasses two dwelling units,
it has been designed to minimize that impression. The right-side unit has its front wall stepped
back from the left-side unit and also includes a front porch, which together provide nearly 10-
feet of depth separation between the units.
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Public Streetscape: The illustration below depicts how the project will be viewed from Mozart
Avenue. At the far left is a park area with the residence on Lot #1 beyond, then the private street
entrance into the development to the right, followed by the duet, and then two detached
dwellings. To maintain a streetscape consistent with the neighborhood, the four homes would all
face the street. The detached units would also provide driveway access from Mozart Avenue
while the duet units would have rear driveways accessible from the interior of the site.

4XAR (LOT 1) 6AR (LOT 20/19) 2XB (LOT 18) 2XA (LOT 17)

Accessory Dwelling Units (ADUs): This project is subject to the City’s new ADU Development
Policy which requires that 20% of the units be “ADU ready” or alternatively include ADUs. In
compliance with this requirement, the project will provide four detached ADUs built adopt of the
garages on Lots #22-25 and one interior ADU that would be integrated into the Lot #1 residence.

Open Space: The Planning Commission discussed the quantity of open space when the project
was reviewed at the preliminary stage. At that time the plans depicted approximately 2,800
square-feet of common open space area mostly located within a single park. The project now
provides 11,500 square-feet of shared open space spread across three park areas. The southwest
park, which includes a children’s play lot, would be open to the general public, subject to certain
limitations stipulated by future CC&Rs.

In addition, private yards would be provided for 23 of the 25 residences, ranging in area from
225 square-feet to 2,363 square-feet with an average area of 769 square-feet. On average, the
project would provide an amount of private open space equal to the 750 square-foot minimum
for single-family residences. However, the residences on Lots #19 and #21 would not have any
private open space due to the tight configuration of those lots.

Landscaping: The proposed project is subject to the State's Model Water Efficient Landscape
Ordinance (MWELO), which requires installation of drought-tolerant vegetation based on a
specified "water budget". The landscaping sheets depict planting of new trees, shrubs, and
groundcover, in both the front yards and common open space areas in compliance with the
MWELDO.

Tree Removal: Since the Planning Commission’s study session on the project, the applicant has
strived to retain additional on-site trees. The project now includes preservation of ten mature
Coast Live Oak trees found on the property. To prevent damage from grading and/or
construction, the site plan shows raised decks in certain backyards. These decks will allow the
critical root zones to remain undisturbed. The proposed protective measures are currently under
review by the City’s consulting arborist. Any changes to the proposed protection measures
and/or additional protective measures that may be recommended by the consulting arborist will
be included as Conditions of Approval for the Planning Commission’s consideration. The
Commission will also be provided a copy of the final arborist report, which is currently being
prepared.
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However, 18 additional protected trees, including fourteen Coast Live Oak, one Coast Redwood,
one Fan Palm, one Stone Pine, and one Silver Acacia are proposed to be removed. These trees
are either in poor health or are located within the footprints of future residences or the private
roadway.

Parking: As a Density Bonus project, the number of parking stalls required is limited by State
standards that supersede the City’s requirements. Whereas the City would require 3 stalls per
unit (inclusive of a ' stall of guest parking), Density Bonus parking provisions only require 2 /2
stalls per unit. However, 71 stalls are proposed where only 63 are required.! Of these stalls, 21
would be uncovered guest stalls. The parking counts do not include the driveways, which are all
deep enough to park vehicles, excepting several driveway aprons that are intentionally shallow to
prevent unpermitted parking.

Grading: To accommodate positive drainage towards Mozart Avenue for the sanitary sewer
system, the site will be graded such that the rear of the property will be lifted upwards of 3 ' to
four feet. This will result in retaining walls around the northwest corner of the property with a
height differential commensurate with the grade increase. As noted, below, careful placement of
second-story windows has been made to reduce the privacy impact of the grade differential.

Privacy: To address the privacy concerns of the residents to the north and west, the second-story
windows have all been reduced in size and number. This is reflected in a reverse streetscape
illustrations, below, which depicts the windows (and 6-foot fencing) that would face the
neighboring residents located on Beethoven Lane to the west and Kilmer Avenue to the north.

3BR (LOT 6) 3A (LOT 5) 4BR (LOT 4) 4A (LOT 3) 4BR (LOT 2) 4XAR (LOT 1)

Perspective as viewed from homes on Beethoven Lane (west)

3B (LOT 11) 4A (LOT 10) 2A (LOT 9) 4B (LOT 8) 3AR (LOT 7) 3BR (LOT 6)

Perspective as viewed from homes on Kilmer Avenue (north)

Public Improvements: The Public Works Department will require installation of new public
sidewalk, curb, gutter, and landscaping along the Mozart Avenue frontage. This will complete
the sidewalk along the north side of the street from Bascom Avenue to Beethoven Lane.

Attachments:
1. Project Plans
2. Study Session Memo
3. Study Session Minute

! Due to the proximity of a bus stop on Bascom Avenue less than % mile away, the ADUs are not subject to a
parking requirement.



Attachment 1

PLANNED DEVELOPMENT
16179 MOZART AVENU

CAMPBELL

PROJECT DENSITY FLOOR AREA TABULATION TABLE
Gross 3.15(acres Plan Type Pani | Plan2 | Plan2X | Plan3 | Pland | Plandx | Plans | Plan6A | Plan6s
- First Floor SF 705 | 106t | o8a | 1170 | o1 | vaws | 1297 | su2 750
sase DE"S“V g'g :“; g2 SecondFioor 7 La6r | v | 1297 | 1393 | 135 | 1am | 1am | Las | 1268
onus Density .1{du/ga [Third Floor SF 509
18.9 |Units - (157 [
X Garage 5¢ 395 | a37 | 437 | am | as7 | a7 | s | a5 | an
Base Units rounded [Total Area 5F 2770 | 2793 | 2713 | 3001 | 3250 | 3250 | 3557 | 2572 | 2443
18 |down * * Number of Bedrooms a a ) ) ) a 4
. [Total # per Fioor Pian Type 1 2 2 3 7 1 4 1 1
6.6|Units * Excludes ADU bedroom
Bonus Units rounded 1
'BUILDING HEIGHTS
up* [PlanTyoe T Pani | Planz [ PlanX | Plan3 | Pland | PlandX | Plans | PsAD0 ] Planc |
 Total Units 25 |Units [Building Height 319" | 259" | 259" | 266" | 272" | 272" | 261" | 242" | 289" |
Note: Assumes maximum 35% density bonus
which requires 11% of the units as Very-Low
Income FAR SETBACK TABLE (FEET)
* CMC Section 21.02.020.D. Rules of — LotNo. | Floor | FoMt | Right | left | Rear
[P T ———— LotNo. | "0 € Setback | Setback | Setback | Setback
1 Fist | 800 | 400 | a0 | 1107
1 3,910 Second | 950 | 1100 | 400 | 2149
LOT COVERAGE TABLE 2 4,054 2 Fist | 800 | 500 | 600 | 1104
Lotno, |Covered | First | Garage cﬂ‘:’:&e Lot Coverage 3 3,504 Second | 598 | 500 | 12200 | 2145
Porches SF| Floor SF | SF & % 4 3,503 3 First | 800 | 450 | so0 | 1101
5 3517 Second | 950 | 450 | s00 | 214
) 1418 | 457 | 1875 | 48.0% 6 5811 ) First 800 | 500 | 450 | 1096
2 1227 | 457 ) 1684 . 413% 7 3,868 Second | 598 | 500 | as0 | 2138
j iﬁ; 25 ;z z:: B 3,727 5 Fist | 1416 | 500 | 500 | 1243
- - 9 3,601 Second | 1298 | 500 | 500 | 10m
5 156 | LIW | A% | 1762 | 5O4% 10 | 3805 6 First | 2082 | 7.00 | 229 | 1200
: o ii:g ﬁ i:‘; g 57: 11| 4601 Second 1,:;5 ;.oo 2720902 123
. - 12| 338 7 First | 1697 75 L
2 11;;7 E :x :? x 13| 3366 Second | 1564 | 675 | 7.00 | 1900
I o7 | asr | 1ee | ez 14| 3355 8 First | 850 | 675 | 675 | 1058
. T AR R AT 15| 3301 Second | 648 | 675 | 675 | 2100
5 1227 | a7 | 1ess | o 16 | 338 9 First | 1017 | 625 | 675 | 1892
17| 3708 Second | 917 | 625 | 675 | 254
:: :: : :;Z E ;;:; z z: 18 3,69 10 First 1675 | 625 600 | 1200
s 120 | 4 | 1ees | sies 19 | 2209 Second | 19.47 | 625 | 600 | 2242
5 Tooa | a7 | 1sor | a5 20 | 227 11 First | 2783 | 523 | 600 | 1208
7 [ 9 | 4w | ises | 21 | 2795 Second | 2400 | 523 | 600 | 1608
18 [ osa | 437 | Lses | 423% 2 | 4010 2 First | 916 | 500 | 400 | 750
19 s | 4 | 1237 | sso% 23 | 4280 Second | 723 | 500 | a00 | 1792
20 1% 750 | a5 | 1311 | se% 24| 4233 13 First | 800 | 500 | 500 | 900
21 % 705 | 395 | 119 | 428% 25 | 4081 Second | 1350 | 5.00 | 500 | 1600
b} 133 1297 | as5 | 185 | 463% A | 23051 14 First_| 800 | 500 | 500 | 900
23 133 197 | 255 | 1885 | aa0% 8 3,413 Second | 1350 | 500 | 500 | 1600
2 133 197 | 455 | 1885 | 445% c 5,099 15 First | 800 | 400 | 500 | 750
2 133 107 | 455 | 1885 | a62% D 3,751 Second | 950 | 400 | 500 | 1792
FRONT VARD PAUNG TOTAL | 127,481 16 First | 1080 | 460 | 500 | 1533
S Second | 981 | 460 | 500 | 2183
LOT #] PAVED AREA | SETBACK AREA| PAVED AREA %| OPEN SPACE/ PRIVATE 7 First | 1662 | 600 | 725 | 1337
; :;2 :i‘j ‘: LOT NUMBER| PROVIDED SQFT] Second | 15.62 6.00 7.25 19.87
or1 358 18 First | 1662 | 600 | 625 | 1481
185 34 A Second | 1562 | 600 | 625 | 2131
1% 384 A LoT2 61 19 First | 1292 | 625 | 000 | 458
163 393 4 LoT3 800 second | 1292 | 6.25 0.00 2.00
s44 1384 Lot4 798 20 First | 1617 | 000 | 817 [ 458
195 520 75 714 Second | 1517 | 0.00 | 817 3.00
g ;;g :g: : 0T6 2363 21 snm 2250 | 900 | 087 | 359
econd | 2175 | 900 | 08 | 359
10 298 807 A L1 i) Third | 2117 | 1300 | 354 | 1250
1 1199 1762 6 LoT8 824 > rRt | anoosl seo | soo | 4w
12 199 419 .4 LoT9 915 Second 13.75 5.00 5.00 3.00
18 79 Ei] 4 L0T10 873 23 Fist | 1000 | 500 | 760 | 400
4 178 394 .44 LoT 11 732 Second | 1375 | 500 | 762 | 300
176 380 A oT12 625 2 First | 1000 | 662 | 500 | 400
24 603 A Second | 1375 | 662 | 500 | 300
195 456 .4 Lor13 592 2 First | 1000 | 500 | 500 | 400
195 459 4: LoT14 552 Second | 1375 | 500 | 500 | 300
1 112 429 26 LOT 15 625
2 40 282 4 OT16 590 "PARKING REQUIREMENT FOR DENSITY BONUS RESIDENTIAL DEVELOPMENT
> 14 69 X3 [CNIC Section 21.20.120 4..(3) 4. units: two and one-hal
> 5 365 30 LoT17 764 Proposed Requred Provided
3 119 397 030 LoT18 673 25 Single-family Units - 4 bedrooms ea.
=1 0 o 036 oT19 0 Sx Accessory Dwelling Units I =0 )
Total: 625 n
25 146 385 038 LoT20 25 50 covered parking stals; 17 guest parking stalls
OPEN SPACE/ PUBLIC o121 0 +*Per CMC Section 21.23.030 1 - no parking i required for an accessory dwelling unit that is
o122 655 located on a parcel that is within walking distance (one-half mile) of public transit. Public transitis
LOT LETTER |PROVIDED SQFT o723 635 defined as a location, including, but not limited to, a bus stop or train station, where the public may
LoTB 3,314) access buses, trains, subways, and other forms of transportation that charge set fares, run on fixed routes,
oTc 5,066 LoT24 658 and are available to the public.
A L0725 630 +4+1 private parking sta per ADU (4 talks total)
LOTD 3,135)
TOTAL 17,772
TOTAL 11,515]

CALIFORNIA

DEVELOPMENT SUMMARY TABLE
1 PROPERTY ADDRESS: 16179 MOZART AVENUE, CAMPBELL, CALFORNIA
2. ASSESSOR'S PARCEL NUMBER: 424-06-119
3 GENERAL PLAN DESIGNATION: LOW DENSITY RESDENTIAL (LESS THAN 8 UNITS/GROSS ACRE)
4. DASTING ZONING: R-1-6 (SINGLE-FAMILY RESIDENTIAL; 6,000 SF LOT SZE MINMUM)
5. PROPOSED ZONING: P-D (PLANNED DEVELOPMENT)
6. GROSS PROJECT SIZE: 315 ACRES
7. NET PROJECT SIZE: 2.93 ACRES
8 PARKING REQUIREMENTS:
STUDID TO (NE -BEDROOM UN\TS REQUIRE; 1 ON-SITE PARKING SPACE
~BEDROOM UNITS REQUIRE; 2 ON-SITE PARKING SPACES
FOUR OR mzi BEDROOM u \ 'S REQURE; 2.5 ON-SITE PARKING SPACES
SEE TABLE THIS SHEET FOR PARKING CALCULATIONS
9. BAS’S K)F KARNGS THE BEARNG NORTH 57°52'51" WEST ON THE CENVERUNE OF KILMER
WN ON THAT CERTAIN TRACT MAP FILED FOR RECORDED IN BOOK 791 OF
IMPS AV PAGES 1-6, SANTA CLARA COUNTY RECORDS, WAS TAKEN AS VP( BASIS FOR ALL
BEARINGS SHOWN ON THESE PLANS.
10.  BENCHMARK: CITY OF CAMPBELL BENCHMARK NO. 53. LOCATED AT NORTHWEST CORNER
WHITE OAKS ROAD & POPE COURT AT CENTER OF CURB RETURN, 24" BRASS DISK IN TOP
OF CURB.
ELEVATION: 251.440
n PROPOSED ONSITE IMPERVIOUS AREA = 67,573 SF (1.55 AC); PROPOSED ONSITE PERVIOUS
AREA = 50,908 SF (1.38 AC) — SEE SHEET C9 FOR ADDITIONAL INFORMATION
12, FIRE NOTE: THIS PROVECT SHALL COMPLY WITH THE REQUIREMENTS OF THE SANTA CLARA
COUNTY FIRE DEPARTMENT AS SPECIFIED IN THER "DEVELOPMENT REVIEW COMMENTS" LETTER,
DATED MARCH 1, 2019 FOR 16173 MOZART AVENUE, CAMPBELL; PLAN REVIEW NO. 19 0576;
BLDG PERMIT NO PRE2018~11; AND CITING THE FOLLOWING CQDES: THE CALIFORNIA FIRE
CODE (CFC) & BUILDING CODE (CBC), 2016 EDITION AS ADOPTED BY THE CITY OF CAMPBELL
MUNICIPAL CODE (CNC) AND CAUFORNIA CODE OF REGULATIONS (CCR).
SHEET INDEX
1
Cl COVER SHEET A-18  PLAN 38 ELEVATIONS
C2  ABBREVIATIONS & LEGEND A-19 PLAN 3 SECTIONS
€3 EXISTING CONDITIONS, DEMOLITION A-20 PLAN 3 ROOF PLANS
C4 TREE DISPOSITION NOTES AND DETALS
C5 SITE PLAN A-21 PLAN 4 FLODR PLAN
C6 SITE SECTIONS A-22 PLAN 4 FLOOR AREA DIAGRAM
C7  GRADING AND DRAINAGE PLAN A-23 PLAN 4A ELEVATIONS
€8 UTILITY PLAN A-24 PLAN 48 ELEVATIONS
€9 STORMWATER MANAGEMENT PLAN A-25 PLAN 4X FLOOR PLAN
C10 STORMWATER NOTES & DETALS A-26 PLAN 4X FLOOR AREA DIAGRAM
Ci1 CIRCULATION, PARKING & MAIL DELIVERY PLAN A-27 PLAN 4XA ELEVATIONS
C12 PROECT AREA EXHIBIT A-28 PLAN 4A SECTIONS
C13 TRASH MANAGEMENT PLAN A-29 PLAN 4 ROOF PLANS
C14 CONSTRUCTION STAGING PLAN
C15 BELOW MARKET RATE HOUSNG PLAN A-30 PLAN 4X RODF PLANS
M1 VESTING TENTATIVE NAP A-31 PLAN 5 FLODR PLAN
TM2 VESTING TENTATIVE MAP A-32 PLAN 5 FLOOR AREA DIAGRAM
A-33 PLAN 5 ADU FLOOR PLAN
LANDSCAPING A-34 PLAN 5 ADU FLOOR AREA DIAGRAN
L.t LANDSCAPE PLAN A-35 PLAN 5A ELEVATIONS
112 LANDSCAPING / OPEN SPACE A-35 PLAN 5A ADU ELEVATIONS
113 FRONT YARD PAVNG A-37 PLAN 58 ELEVATIONS
121 LANDSCAPE DETALS A-38 PLAN 58 ADU ELEVATIONS
122 LANDSCAPE DETALLS A-39 PLAN 5A SECTIONS
L3 TYPICAL PLANTING PLAN
132 TYPICAL PLANTING PLAN A-40 PLAN 5 ADU SECTIONS
L33 TYPICAL PLANTING PLAN A-41 PLAN 5 ROOF PLANS
L34 PLANT MAGES A-42 PLAN 5 ADU ROOF PLANS
IR0 TYPICAL IRRIGATION PLAN A-43 PLAN 6 (DUET) FIRST FLOOR PLAN
IR1.I  TYPICAL IRRIGATION PLAN A-44 PLAN 6 (DUET) SECOND FLOOR PLAN
IR1.2 TYPICAL IRRIGATION PLAN A-45 PLAN 6 FIRST FLOOR AREA DIAGRAM
IR1.3 TYPICAL IRRIGATION LEGEND A-46 PLAN 6 SECOND FLOOR AREA DIAGRAM
A-47 PLAN 6A ELEVATIONS
ARCHITECTURA| A-48 PLAN 6A ELEVATIONS
PLAN 1 FLOOR PLAN A-49 PLAN 6 SECTIONS
—2  PLAN 1 FLOOR AREA DIAGRAM
—3  PLAN 1A ELEVATIONS A-50 PLAN 6 ROOF PLANS
4 PLAN 1 SECTIONS A-5  STREETSCENE
=5 PLAN 1 ROOF PLANS A-52  PRIVACY PLAN STREETSCENES
6 PLAN 2 FLOOR PLAN
~7  PLAN 2 FLOOR AREA DIAGRAM JOINT TRENCH
—8  PLAN 2A ELEVATIONS JT5  JOINT TRENCH COMPOSITE PLAN
-9 PLAN 2X FLOOR PLAN SL1  STREET LIGHTING GENERAL NOTES AND DETALS
PLAN 2X FLOOR AREA DIAGRAM SL2  STREET LIGHTING GENERAL NOTES AND DETALS

1
12
13
\-14
15
16
17

PLAN 2XA ELEVATIONS

PLAN 2XB ELEVATIONS

PLAN 2A SECTIONS

PLAN 2 ROOF PLANS

PLAN 3 FLOOR PLAN
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10 BE CONSTRUCTED

EXISTING

o mo

DESCRIPTION

BOUNDARY

PROPERTY LINE

RIGHT OF WAY

CENTER LINE

EDGE OF PAVEMENT

CURS, GUTTER, SIDEWALK & DRIVEWAY
SANITARY SEWER FIPE & MANHOLE
STORM DRAIN PIPE & MANHOLE
WATER LNE

JONT TRENCH

OVERHEAD LINE

GAS LINE

WOODEN FENCE

CHAINLINK FENCE

AREA DRAIN PPE & AREA DRAIN
CURB INLET

FIELD INLET

FIRE HYDRANT

WATER NETER

POVER POLE

ELECTROLER

DECORATIVE ELECTROLIER

SIEN

GRADE TO DRAIN

DIRECTION OF FLOW & GRADIENT
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CITY OF CAMPBELL
STANDARDS FOR TREE PROTECTION DURING CONSTRUCTION

CONSTRUCTION OF PRIVATE PROPERTY WHERE PROTECTED TREES ARE DESIGNATED FOR PRESERVATION
SHALL BE PROTECTED DURING DEVELOPMENT OF A PROPERTY BY COMPLIANCE WITH THE FOLLOWING:

1. PROTECTNE FENCING SHALL BE INSTALLED NO CLOSER T0 THE TRUNK THAN THE DRIPLNE, AND
FAR ENOUGH FRON THE TRUNK TO PROTECT THE INTEGRITY OF THE TREE. PROTECTIVE FENCING
SHALL BE INSTALLED AS FOLLOWED:

A. THE FENCE SHALL BE A MNINUM OF SIX FEET IN HEIGHT AND SHALL BE SET SECURELY

8. THE FENCE SHALL BE CHAN LINK WITHOUT SLATS TO ALLOW VISIBLITY TO THE TRUNK
FOR INSPECTIONS AND SAFETY.

THERE SHALL BE NO STORAGE OF ANY KIND PRIOR TO OR AT SUCH TIME AFTER THE

PROTECTIVE FENCING 5 INSTALLED.

THE FENCE MAY BE ADJUSTED AS NECESSARY TO ACCOMMODATE WORK APPROVED WITHIN

THE DRIPLINE PROVIDED ANY EXCAVATION IS DONE IN ACCORDANCE WITH INSTRUCTIONS

DIRECTED BY A QUALIFIED ARBORIST.

2. THE EXISTNG GRADE LEVEL ARCUND A TREE SHALL NORMALLY BE MAINTAINED OUT TO THE
MPUNE or THE TREE. ALTERNATE GRADE LEVELS MAY BE APPROVED BY THE COMMUNITY
IENT DRECTOR WHEN IT IS REASDNABLY DENONSTRATED THAT THE ALTERNATE GRADE
WL NOT DAVARE 12 HEALTH OF THE TREE.

3. DRAIN WELLS SHALL BE INSTALLED WHENEVER IMPERVIOUS SURFACES WILL BE PLACED OVER THE
ROOT SYSTEM OF A PROTECTED TREE (THE ROOT SYSTEN GENERALLY EXTENDS TO THE
OUTERMOST EDGES OF THE BRANCHES).

4. TREES THAT HAVE BEEN DAGED B CONSTRUCTION SHALL BE REPAIRED IN ACCORDANCE WITH
ACCEPTED ARBORICULTURE. M

5. TREES CANNOT BE PRUNED TO Ammﬂ( GRADING DR CONSTRUCTION WITHOUT THE EXPRESS
VAL OF WRI

ARBORICULTURE AND MUST BE CARRIED OUT BY A LICENSED ARBORIST.

6. SOIL COMPACTION OF THE AREA UNDER THE DRIPLNE OF THE TREE SHALL BE AVODED DURNG
ALL PHASES OF SITE CLEARNG AND CONSTRUCTION.

7. NO SOL STERILANTS OR YEED KULER THAT WILL INHIBIT OR RESTRICT THE TREE'S GROWTH MAY
BE APPLED IN THE ROOT A

B, NO SIGNS, WRES OR ANY OTHER OBJECT SHALL BE ATTAGHED TO THE TREE.

9. ANY OTHER MEASURES DEEMED NECESSARY BY A QUALFIED ARBORIST AND SPECIFIED IN ANY
REPORT PREPARED FOR DEVELOPMENT PROJECTS WITH CITY REVIEW AND APPROVAL

THE APPLICANT SHALL PROVIDE THE PRO.ECT PLANNER WITH PHOTOS OF THE INSTALLED
PROTECTNE FENCING PRIOR TO ISSUANCE OF A BUILDING PERMIT.
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LEGEND il

STORMCAPTURE. INFILTRATION /STORAGE CHAMBERS

CUDO SYSTEM INFILTRATION /STORAGE CHAMBERS

PERVIOUS PAVEMENT

REVISIONS

L B B § | WATERSHED BOUNDARY
L0T 6 |
LANDS OF LOT 7
BANK 2008 LANDS OF

L
FAMILY TRUST 3‘ BENNETTE

NOTES

1 PROPERTY INFORMATION
16179 EAST MOZART AVENUE, CAMPBELL CA
APN No. 424-06-119
GROSS SITE AREA = 130677 SF. (3.00 AC)

LoT 2
| LANDS OF TE5T9 | ANDS oF
I GLAZNAP BAVER i TAN & LI AL AT-6 DISSLY
| il §
' of )

SONH 42 W/ WEIR PLATE

RIM 276.0C
IR | wv&ms&

:

NET SITE AREA = 127,481 SF. (293 AC)

DATE

0 sy || |y ke g
!
|
|
\
|

2. EXSTING ONSITE INPERVIOUS AREA = 12,636 SF. (0.29 AC)

A
A
A
A
A

o
3 EXSTING ONSITE PERVIOUS AREA = 114,845 SF. (2.64 AC) g

4. PROPOSED ONSITE IMPERVIOUS AREA = 67,573 SF. (1.55 AC)

RIN 2755%

FAST MOZART AVENUE WV 270.55

PROPOSED ONSITE PERVIOUS AREA = 58,908 SF. (1.38 AC)

SLAMA

LOT 160
LANDS OF

6. OFF SITE STREET DEDICATION = 3,196 SF. (0.07 AC)

STORAGE AREA A:
13 = 8 X 16' (7° X 15" INTERNAL DIMENSIONS) x &'
DEEP STORM CAPTURE INFILTRATION CHAMBERS
(TOTAL VOLUME = 13 X 7 X 15’ X 8 = 10,920 CF)

7. THERE IS 43% INCREASE (54937 SF.) IN MPERVIOUS SURFACE FOR THIS PROJECT

T (48) 4531066

Engineers « Planners « Surveyors

2055 Gateway Place
San Jose, CA 95110

8 THIS PROJECT IS WTHIN THE GREEN SHADED AREA OF THE HYDRO MODFICATION PLAN (HMP)
APPLICABIITY MAP FOR THE CITY OF CAMPBELL THIS COLOR INDICATE SUBWATERSHEDS WITH LESS
THAN 65% IMPERVIOUS AREA. THEREFORE THIS PROJECT IS SUBJECT TO HMP REQUIREMENTS.

9. ANALYSIS PERFORMED BY SCHAAF & WHEELER CONSULTING CIVIL ENGINEERS DETERMINED THAT IN
ORDER TO MEET HNP REQUREMENTS, THIS PROJECT MUST STORE 10,920 CUBIC FEET OF WATER
ONSITE AND METER STORMWATER FLOWS OUT OF THE PROJECT. THE ANALYSIS AND BAHM MODELNG

r 70 REACH THIS CONCLUSION ARE INCLUDED IN_ THE PRELININARY HMP ANALYSIS NENO PREPARED

BY SCHAAF & WHEELER UPDATED AND ON 11/13/19.

ineering

Civi
Eng

RECEIVING SYSTEM FOR THE STORM WATER: CAMPBELL PUBLIC STORM COLLECTION SYSTEM AND
ULTINATELY TO LOS GATOS CREEK.

Associates

Ci

¥ 10 POLLUTANTS THAT NAY PRESENT AT THIS SITE AS A RESULT OF THIS DEVELOPMENT INCLUDE:
2L SEDINENTS, METALS, NUTRIENTS, BACTERIA, OIL, GREASE, AND ORGANIC COMPOUNDS. THE MAJORITY
B OF THE POLLUTANT SOURCES WILL BE STREETS, DRIVEWAYS AND LANDSCAPE AREAS. RUNOFF FROM
THESE AREAS WILL BE DRECTED 10 EITHER VEGETATED BIORETENTION BASINS OR SURROUNDING
LANDSCAPE FOR SELF-RETAINNG TREATMENT.

sp.

11, THE FOLLOWING SOURCE CONTROL MEASURES WILL BE IMPLENENTED WITHIN THE PROJECT SITE TO

LINIT THE GENERATION, DISCHARGE AND RUNOFF OF POLLUTANTS INTO THE STORM COLLECTION

AL STORM INLETS WLL BE MARKED WITH THE WORDS "NO DUNPING — FLOW TO THE BAY"

I « AL ROOF DRAINS WILL BE DIRECTED TO DISCHARGE ONTO SPLASHBLOCKS AND AWAY FROM
THE BUILDING FOUNDATION TO AN UNPAVED AREA WHEREVER PRACTICAL

+ SIDEWALKS, DRIVEWAYS AND STREETS AREAS SHALL BE SWEPT REGULARLY TO NINWIZE THE
ACCUMULATION OF LITTER AND DEBRIS.

12 BASED UPON INIAL SOLS STUDIES THE SUBSURFACE SOILS ARE SUITABLE FOR INFLTRATION AS
THE PRINARY STORMWATER TREATMENT MEASURE.

o— s ———

VOLUME BASED BMP_TREATMENT DESIGN
APPUES T0 WATERSHED, DESIGN IS BASED ON SANTA CLARA VALLEY URBAN RUNOFF POLLUTION PREVENTION PROGRAN
(SCVURPPP) C3 STORMWATER HANDBOOK SECTION 6.5 SUBSURFACE INFILTRATION SYSTEM

LOT 1p2—
LANDS| OF

ROBSON HOMES
2185 THE ALAMEDA, SUITE 150

SAN JOSE, CA 95126
(408) 345-1767

o BMP DRANAGE AREA: 127,481 SF. (293 AC)

o NEAN ANNUAL PRECIPITATION PER FIGURE B1 MAP: 20°/YEAR
NEAN ANNUAL PRECIPITATION REFERENCE GAUGE — SAN JOSE ARPORT: 13.9°/YEAR
a UNIT BASIN STORAGE RAINFALL VOLUNE CORRECTION FACTOR: 20°/13.9" = 1.44

+  UNIT BASIN STORAGE RAINFALL VOLUNE: (80% CAPTURE RATE — APPENDIX D — 48 HR  DRANDOWN TINE)
- TOTAL AREA FOR WATERSHED: 127,481 SF. (293 AC.)

PREPARED FOR:

— IMPERVIOUS AREA - 67,573 SF. (1.55 AC.
PERVIOUS AREA - 59,908 SF. (1.38 AC)
WATERSHED IS 53% INPERVIOUS

o SOLS CLASSFICATION: SILT/LOAM (B) (PER FIGURE B~1) - UTILIZE CLAY LOAM (D) DUE TO COMPACTION DURING
CONSTRUCTION

CALIFORNIA

o ADJUSTED UNIT BASIN STORAGE RANFALL VOLUNE:

AVERAGE SLOPE OF THS WATERSHED IS ROUGHLY 1%

UB(1%) = 0.32

ADJSTED UNIT BASIN STORAGE RANFALL VOLUNE: 1.4 x 032 = 0.46"

0T 163 -

o +  BWP STORMWATER TREATMENT VOLUME: (127,481 SF.) (0.46") (1'/12") = 4,895 CF.

+ ACTUAL VOLUME PROVIDED 10,920 CF > 4895 CF THEREFORE OK

MAXIMUM DEPTH OF FACILITY DESIGN

BASED UPON FIELD MEASURED INFILTRATION RATES THE AVERAGE INFILTRATION RATE IS 3 IN/HR

THEREFORE THE MAXIMUM DEPTH USING A FACTOR OF SAFETY OF 2 AND A 72 HR NAX DRAWDOWN TIME IS AS
FOLLOWS:

MAX DEPTH = 72 HRS X 3 IN/HR / 2.0 FS = 108" = 9" NAX

& DEPTH UTILIZED THEREFORE 0K

MOZART AVENUE
STORMWATER MANAGEMENT PLAN

- so——————eofs—————5s0

CAMPBELL

DATE

o
N

SCALE

PARCEL 2 PARCEL 1
LANDS OF LUCLE SALTER - LANDS OF LUCLE SALTER DESIGNED
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A CALIFORNIA LIMITED LIABILITY COMPANY
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GRADING PLAN

. " 2X4 TOP RAIL
2 XL TRIM
T o IXLTRIM -
1X6 VERTICAL 1X6 VERTICAL
A SLATS (BOARD g:»\;g;akgx)wn
ON BOARD)
1X VERTICAL = sxaposT
SLATS, T&G, 2 STEPPING STONE PATH
ALTERNATING
WIDTHS
F3
<] 2XAFRAMING
3 ON BACK-SIDE
= OF GATE
5
- 24
| — 24
/ g
|_— 2X6BOTTOM RAIL L éﬁsmmm
—
CONCRETE FOOTING
80.C 1\' [
NOTE: 2
« WOOD TO BE STAINED CON HEART OR CLEAR CEDAR PAINED WHITE. SEE
VARIES SEE PLAN PLAN FOR LOCATIONS
o STANTBD
m FENCE AND GATE m SPLIT RAIL FENCE
\___/ GOODNEIGHBOR U/
TOPSTONE THICKNESS TO VARY IN DEPTH
2X4 TOP RAIL
IXLTRIM
45
3
2 WALL STONE: MIX OF PERMEABILITY SOIL
3 MONTANA GOLD & WILLOW
= CREEKWITH SIERRA GRANITE
8 BOULDERS
£ AREA BEHIND WALL BACKFILLED
AND PACKED AS WALL IS BUILT 1X6 VERTICAL SLATS
CLASS 2 PERMEABLE MATERIAL GOOD NEIGHBOR (LAP ONDIAGONAL)
FENCE, SEE (o
DETAIL #1 4X4POST ~
H ™
NATIVE SOIL E NATIVE SOIL e
PR CMU BLOCK WALL \
12" EMBEDMENT o CLASS 2 PERMEABLE MATERIAL WITH STUCCO \ 2X6 BOTTOM RAIL
FINISH \
F— 18 MIN. *4' s CMU BLOCK WALL E CMU BLOCK WALL =
WITH STUCCO m WITH STUCCO FINISH
NOTES ON STONE WALLS BT FINISH 1 b FINISH GRADE
FINISH GRADE | HEIGHT VARIES, SEE 3 \
*  WALLROCK TO BE AN AVERAGE SIZE OF 24" UP TO WHEEL BARROW SIZE OR LARGER AT BASE. (e = =1 T
PREDOMINANCE OF ROCK AT BASE TO BE A MINIMUM OF 12" IN SIZE. =
BASE ROCKS TO BEAR ON COMPACTED CLASS 2 PERMEABLE MATERIAL, FINISH GRADE \ HEIGHT VARIES, SEE

CAP ROCK MIN. 12" IN ONE DIMENSION.
CONSTRUCT DURING DRY SEASON.

NO ROCKS SHALL COME LOOSE IN KICK TEST.

CONTRACTOR RESPONSIBLE FOR TEMPORARY EXCAVATION STABILITY.

MAXIMUM 36" WALL (30" WITHOUT MORTAR) WITH A MAXIMUM BACKSLOPE INCLINE OF 3:1. HIGHER WALLS OR

STEEPER BACKSLOPE WILL REQUIRE LARGER STONES OR GEOSYNTHETICALLY REINFORCED BACKFILL TO BE

DESIGNED BY GEOTECHNICAL ENGINEER |
©  RELEASE POINT IN WALL TO BE PROVIDED AT 3" ABOVE LOW POINT.

THIS IS NOT AN ENGINEERED PLAN. THE UNIQUENESS OF MATERIALS AND NATURE OF A STRUCTURE OF THIS
TYPE RENDER IT UNQUANTIFIABLE. THE INSTALLER MUST INTERPRET THE DETAILS AND SPECIFICATION AS
MINIMUM REQUIREMENTS IN THE CONSTRUCTION OF EACH WALL FOR THE SITE SPECIFIC SITUATION.

m TREE WELL

SEE OTHERS FOR
FOOTING AND \ AT
DRAINAGE DETAIL, 9 .
CMU BLOCK SIZING, B
AND STEEL
REINFORCEMENT

m RETAINING WALL

SEE OTHERS FOR
FOOTING AND
DRAINAGE DETAIL,
CMU BLOCK SIZING,
AND STEEL
REINFORCEMENT

& CONSTRUCTION

DESIGN FOCUS

\__/ DRY STACK STONE WALL

SCALE: 1

v CMU BLOCK

SCALE: 3/

ON CMU BLOCK WALL

m GOOD NEIGHBOR FENCE

SCALE: 3/4"

REVISED: 11/26/19
DESIGN BY: RID
DRAWN BY: KH,GEM
SCALE: AS NOTED
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10" CONCRETE BORDER
"

MOZART
CAMPBELL, CA

LANDSCAPE
DETAILS

MIN. 12" PLAYGROUND FIBER - B> a7
AVAILABLE AT R Y
LYNGSO GARDEN MATERIALS o N R [
(650) 364-1730 BN . -
1% MIN. COVER . éa
- STT[—2-#3REBAR HORIZONTAL v
FILTER FABRIC ) I COMPACTED BASE ROCK ‘s & -
(IE. MIRAFI 140N) \// ‘/\\ . I J |
> S S \;g/wmvs SoIL I
(& pd S0 J
 DRAINROCK—" } ¥ a3
4" PERFORATED | NOTE: CONTRACTOR TO MARK EQUIPMENT { i 1
SDR35DRAINPIPE 1} |~ SUPPORTS WITH A MINIMUM FILL LEVEL MARK TO 1 -
#”} AID IN MAINTAINING THE ORIGINAL DEPTH OF THE T | I
DRAINAGE PIPE AND MATERIAL. L
SUBGRADE TO SLOPE s
5% MIN TO INVERT
m PLAY SURFACING
U WITH CONCRETE BORDER SCALE: 11510 =
m PLAY STRUCTURE
U BIG TOYS
o=
| -
o P
L. 3 —— 16" —
25" (8 PLACES)
o ( ) 0% T,; e
R b
& b @ b ® b ® b ®
A— s @ o @ e @ o M@
e ®© o @ b ® b @
r b @ o @ b @ o ®=
3385 3 e ® ce: o] o ® H o
PEDESTAL 14% ° — J
b ® o e ® o % e
e @ o @ o @ o @ E Tk § [l oy
% 10 ﬁk fp— s ® 0 o ® o % r i ar
1 O e = r i
i . -
1 4 ° ° -
o® o " Fra v
J o o )
F 1 ‘;\’ —
MODEL # 3316
16 MAILBOXES

m SALSBURY MAILBOX

1 OUTGOING MAIL COMPARTMENT

2 PARCEL LOCKERS

U CLUSTER BOX UNIT 3300 F SERIES. (2) #3316

SCALE: 1"

SCALE: 1/4'=1-0"
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ON-SITE TREES

MOZART
CAMPBELL, CA

@ LASERSTROEMADICAX U woskosee e e e
<2z
OE <
o Z
>
(S
o
COMMON AREA + LOT 1 PLANTING
® [cwoomn serveiey seooe EEEEED
® T R T ey
® E e [ PO BOX 485
o [Feusrmmn oo N o |w SEVOVE oM STAKE & 0UTT0 GROUND, LOWWATER OGS BEN LOMOND, CA 95005
© [Fomen ETE ER D (831) 336-3100
© [ % o [L [woc owwmsccomne i s FOCUS
@ [ —— SaravesE e I
ANT 1 56 L LOW WATER ACCORDING TO L A, EXPERIENCE
S v T e It
@) [ormom oncroun ez T RUSH 3 1 v w
MuNLthzrimALTwLu«ma LY GRass 1 16 . :) w
© e onor owTANFLA T = o O ¢ 2
@@’ TS [ T o
© Z 5
&, [[rosnomwsioe mesmew VIHITE LADY BANKS CLIMGING ROSE. . s v O g8
@) remmrcmmne e e D =~ 2
© [rormos oo = [ n 2
& Lz e ST w s

NOTE:

- THE PROJECT WILL COMPLY WITH THE WATER EFFICIENCY LANDSCAPE ORDINANCE
ADOPTED AS THE CITY OF CAMPBELL WATER EFFICIENT LANDSCAPE GUIDELINES

- SOIL WILL BE TREATED PER THE RECOMMENDATIONS OF THE REQUIRED SOIL
MANAGEMENT REPORT PER MWELO SECTION 4925, FOLLOWING COMPLETION OF
GRADING AND PRIOR TO INSTALLATION OF LANDSCAPING

- CERTIFICATE OF COMPLETION AND IRRIGATION AUDIT WILL BE SUBMITTED PRIOR TO
PERMIT FINAL

- LANDSCAPING MUST BE INSTALLED PRIOR TO FINAL INSPECTION

REVISED: 3/3/2020
DESIGN BY: RID
DRAWN BY: KH, GEM
SCALE: 1/8"=1'-0"
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ONSITE TREES LOTS 23.8.24 PLANTING
o e TR T o e S
AR PALMATUM WOLFE D EMPEROR JAPANESE MAPLE. . . " APANESE WARLE @ | poseantius vasy pere BABY PETE™ LILY OF THE NILE 143 N 16 16°0.C. LOW WATER ACCORDING TO LA EXPERIENCE
@ | rorewmus storm cLoue 'STORM GLOUD LILY OF THE NILE . i 1 2 0.C.LOW WATER ACCORDING TO LA EXPERIENCE
AReuTUS AR MARINA STRAWBERRY TREE s w | STD, REPLACEMENT TREE ® N M -
e " W [ [w
JR—— ey one o o] sronercoenrme ® E O N
@ DAPHNE X TRANSATLANTICA BLAFRA ETERNAL FRAGRANCE DAPHNE 2 L 6 D 0T DISTURD SOOTS WHEN PLANTING PLANT 27 HIGH LOW
- n T
) s v [ [ [wwoc owwsmen sccomona roux svemencr
O [Fevermmamann comamis ® [t |io[woc wovwarenscconons roux pecaince
® AwoLE B . 5| LoWWATER ACCORDING TO LA EXPERIENCE.
® T v =
KNIPHOFIA 2 L 56 LOW WATER ACCORDING TO L A EXPERIENCE
[T — v e P O )
+ [rermoters cororoun v =
@ [roman = E O
() rosenc WHTE SHRUB ROSE b .
(© [rossmosomee Feow carpEr wHTE RS + [t [= [swoc owwnmaccomonoro a e
@ [Fosmerany PoLvanTHA RoSE v P
Q)| wownss Crtapas saGe p . 5G| LOWWATER ACCORDING T0 LA EXPERIENCE NOTE:
@ | sarcococea rusciFoLA FRAGRANT SWEETBOX 1 L 56 - THE PROJECT WILL COMPLY WITH THE WATER EFFICIENCY LANDSCAPE ORDINANCE
SYRINGA VLGNS "COMMON LILAC 1 * s ADOPTED AS THE CITY OF CAMPBELL WATER EFFICIENT LANDSCAPE GUIDELINES
o p————— ey p—— B N P - SOIL WILL BE TREATED PER THE RECOMMENDATIONS OF THE REQUIRED SOIL
— REPORT PER MWELO SECTION 492.5, FOLLOWING COMPLETION OF
[r—— v [t |%|iowwanenaccomnoron ewemece GRADING AND PRIOR TO INSTALLATION OF LANDSCAPING

- CERTIFICATE OF COMPLETION AND IRRIGATION AUDIT WILL BE SUBMITTED PRIOR TO
PERMIT FINAL
- LANDSCAPING MUST BE INSTALLED PRIOR TO FINAL INSPECTION

MOZART
CAMPBELL, CA

TYPICAL
PLAN

PLANTING

DESIGN

PO BOX 485
BEN LOMOND, CA 95005
(831) 336-3100

FOCUS

& CONSTRUCTION

DESIGN FOCUS

REVISED: 3/3/2020
DESIGN BY: RID
DRAWN BY: KH, GEM
SCALE: 1/8"=1'-0"

132 @




&)
§

b

-

STREET TREES

S0, REPLACEMENT TREE

LAGERSTROEMIA WNOICA X FAURIE! MUSKOGEE CRAPE MYRTLE w0 2 L STD, REPLAGEMENT TREE

© | rormus werpere S PETE LY OF THE NLE o w ¢ 190 LOWWATER ACGORDING TO LA EXPERIENCE
@ [ rorus stom cuou ST CLOUD LY OF e NIE B | 7.0 LOW WATER ACGORDING T0 LA EXPERIENCE
O s cremnem o GreensERTY sowoon z |

Q| comexomrsa canex oL = © |c Lo WATER ACCORDING TO LA EXPERENCE

[CI T —— ETERNAL FRAGREANCE OAPHIE s s | DONOT DISTURE ROOTS WHEN PLANTING PLANT 1" HIGH.
@ | GERANIUM X RIVERSLEAIANUM MAVIS SIMPSON' MAVIS SIMPSON CRANESBILL i) 16 u zoc
- — T

@[ o o > v | Lo WATER ACCOROIG To LA EXPERIENGE

O [ Lwonum perez PEREZ'S SEA LAVENDER 2 6 L

@ [rosa neary wio NEARLY WILD ROSE 3 B f

# | saLvia waverLy WAVERLY SAGE 3 G M

NOTE:

- THE PROJECT WILL COMPLY WITH THE WATER EFFICIENCY LANDSCAPE ORDINANCE
ADOPTED AS THE CITY OF CAMPBELL WATER EFFICIENT LANDSCAPE GUIDELINES

- SOIL WILL BE TREATED PER THE RECOMMENDATIONS OF THE REQUIRED SOIL
MANAGEMENT REPORT PER MWELO SECTION 492.5, FOLLOWING COMPLETION OF
GRADING AND PRIOR TO INSTALLATION OF LANDSCAPING

- CERTIFICATE OF COMPLETION AND IRRIGATION AUDIT WILL BE SUBMITTED PRIOR TO
PERMIT FINAL

- LANDSCAPING MUST BE INSTALLED PRIOR TO FINAL INSPECTION
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PLANTS

AGAPANTHUS ‘BABY PETE

SALVIA WAVERLY

TREES

ACER PALMATUM ‘WOLFF' (RED EMPEROR)

HELLEBORUS ‘SPARKLING DIAMOND'

ARBUTUS MARINA'

MUHLENBERGIA CAPILLARIS

LAGERSTROEMIA INDICA X FAURIEI MUSKOGEE'

BOUGAINVILLEA 'BARBARA KARST-TRACHELO-
SPERMUM JASMINOIDES

BUXUS GREEN BEAUTY.

MYRTUS COMMUNIS ‘COMPACTA'

SYRINGA VULGARIS.

PISTACIA CHINENSIS 'KEITH DAVEY'

ROSA'MUTABILIS'
-

VIBURNUM OPULUS

QUERCUS LOBATA

CAMELLIA JAPONICA NUCCIO'S GEM

FRAGARIAVESCA
"

WOODWARDIA FIMBRIATA

JASMINUM POLYANTHUM
il L

OSMANTHUS HETEROPHYLLUS.

ROSA THE FAIRY"

KNIPHOFIA CHRISTMAS CHEER'

PYRACANTHA RED ELF

= -

SALVIA CHIAPENSIS
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IRRIGATION SCHEDULE

AEinc
Sooct b Cortiliod  ASIC
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MANUFACTURER/MODEL/DESCRIPTION sl

HUNTER MP1000 1812 SAM-PRS/P45

HUNTER MP 1000 RAIN BIRD 1812 SAM-PRS/PA45 SHRUB
ROTATOR, MP ROTATOR NOZZLE ON SAM-PRS P45
BODY.M=MAROON ADJ ARC 90 TO 210, L=LIGHT BLUE 210 TO
270 ARC, O=OLIVE 360 ARC.

HUNTER MP8OOSR 1812 SAM-PRS/P45 40
HUNTER MP 800SR RAIN BIRD 1812 SAM-PRS/PAS SHRUB
ROTATOR, MP ROTATOR NOZZLE ON SAM-PRS P45 BODY. OR

= ORANGE ADJ ARC 90 TO 210.

MANUFACTURER/MODEL/DESCRIPTION

TORO DZK-700-1-F

LOW FLOW DRIP CONTROL VALVE KIT. WITH 1" IRRITROL 700
ULTRAFLOW INLINE VALVE, TORO Y-FILTER, AND LOW-FLOW
PRESSURE REGULATOR AND FITTINGS. 0.25GPM-8GPM.

‘TORO EZF-29-03-T-ALFDT5150-L-T-PMR40

ANTI-SIPHON LOW FLOW DRIP CONTROL VALVE KIT: 3/4"
ELECTRIC REMOTE CONTROL VALVE, JAR-TOP, WITH NPT AND
ANTI-SIPHON MODEL, TORO Y-FILTER DISC AND LOW-FLOW
PRESSURE REGULATOR PLUS FITTINGS,

PIPE TRANSITION POINT
PVC-PLOY PIPE TRANSITION POINT.

TORO T-FCH-H-FIPT FLUSH VALVE
FLUSH VALVE, PLUMBED TO FLUSH MANIFOLD AT LOW POINT.
INSTALL IN 6" VALVE BOX WITH LOCKING LID.

TORO T-YD-500-34
1/2" AIR VENT- MIPT AIR RELEASE AND VACUUM RELIEF

RAIN BIRD OPERIND

DRIP SYSTEM OPERATION INDICATOR, STEM RISES 6" FOR
CLEAR VISIBILITY WHEN DRIP SYSTEM IS CHARGED TO A
MINIMUM OF 20PSI. INCLUDES 16" OF 1/4” DISTRIBUTIO!
TUBING WITH CONNECTION FITTING PRE-INSTALLED. \NSTAI.I.
MINIMUM TWO PER DRIP ZONE, PLAGE NEXT TO FLUSH

TORO DB-PC DRIP BUBBLER

PRESSURE COMPENSATING DRIP BUBBLER EASILY THREADS

ON A 1/2" THREADED RISER. FLOW RATE: 4.0 GPH. INSTALL

AT FINISH GRADE PER DETAIL. INSTALL (2) ROOTWELL 318-C
EVENLY AROUND THE ROOT BALL OF EVERY PROPOSED TREE.

AREATO RECE\\/E DRIPLINE

TORO RGP-

OB SURPACE PRESSURE COMPENSATING LANDSCAPE
DRIPLINE WITH ROOTGUARD TECHNOLOGY. 0.53 GPH
EMITTERS AT 18" O.C. DRIPLINE LATERALS SPACED AT 18"
APART, WITH EMITTERS OFFSET FOR TRIANGULAR PATTERN.

AREA TO RECEIVE DRIPLINE
TORO RGP-418

SUB-SURFACE PRESSURE COMPENSATING LANDSCAPE
DRIPLINE WITH ROOTGUARD TECHNOLOGY. 1.00 GPH

EMITTERS AT 18" O.C. DRIPLINE LATERALS SPACED AT 18"
APART, WITH EMITTERS OFFSET FOR TRIANGULAR PATTERN,

MANUFACTURER/MODEL/DESCRIPTION

TORO EZF-29-03
3/4" ELECTRIC REMOTE CONTROL VALVE, JAR-TOP, WITH NPT
AND ANTI-SIPHON MODEL. RESIDENTIAL APPLICATION USE.

TORO P220-26-0 GLOBE

ELECTRIC, 1", 1-1/2", 2" AND 3" PLASTIC IN-LINE REMOTE
CONTROL VALVE. EQUIPPED TO WITHSTAND PRESSURE UP TO
220 PI. FILTER SCREEN ON 2" AND 3" MODELS. STANDARD
SOLENOID. GLOBE BODY STYLE.

TORO 100-25LVC
TWO-PIECE, 1" SINGLE LUG QUICK COUPLER VALVE WITH
VINYL COVER.

NIBCO T-113

CLASS 125 BRONZE GATE SHUT OFF VALVE WITH WHEEL
HANDLE, SAME SIZE AS MAINLINE PIPE DIAMETER AT VALVE
LOCATION. SIZE RANGE - 1/4" - 3"

BUCKNER-SUPERIOR 3200 1"

NORMALLY CLOSED BRASS MASTER VALVE THAT PROVIDES
DIRTY WATER PROTECTION AND NO MINIMUM FLOW
FEATURE, WHICH ENSURES RELIABLE OPENING AND CLOSING
‘OF THE VALVE IN EXTREME HIGH OR LOW FLOW SCENARIOS,
RAIN MASTER DECODER TO BE USED WITH MASTER VALVE
AND WIRED TO THE CONTROLLER.

FEBCO 825Y 1"
REDUCED PRESSURE BACKFLOW PREVENTER

svmgoL

MANUFACTURER/MODEL/DESCRIPTION

CONTROLLER A - RAIN MASTER - EGPI-SPED-TW-PROMAX
CONTROLLER A IS FOR HOA/COMMON AREA. RAIN MASTER
EAGLE PLUS - 2-WIRE CONTROLLER. SERIAL TWO-WIRE
CONNECTION FOR UP TO 200 STATIONS (100 DECODERS
MAXIMUM). WEB ENABLED; CONTROLLER HAS CELL MODEM
INSTALLED. WITH RAIN MASTER PROMAX REMOTE KIT.

CONTROLLER B - RAIN MASTER - EGPI-SPED-TW-PROMAX
CONTROLLER B IS FOR HOA/INDIVIDUAL LOTS, DO NOT
CONNECT CONTROLLER B TO MASTER VALVE AND FLOW
SENSOR. RAIN MASTER EAGLE PLUS - 2-WIRE CONTROLLER
SERIAL TWO-WIRE CONNECTION FOR UP TO 200 STATIONS
(100 DECODERS MAXIMUM). WEB ENABLED; CONTROLLER
HAS CELL MODEM INSTALLED. WITH RAIN MASTER PROMAX
REMOTE KIT.

IRRITROL RFS1000

WIRELESS RAIN/FREEZE SENSOR, MOUNT AS NOTED OR
APPROVED, USE CONTROLLER POWER OR OPTIONAL
TRANSFORMER

RAIN MASTER DECODER

TW-D-1: FOR SINGLE VALVE CONTROL
TW-D-2: FOR DUAL VALVE CONTROL
TW-D-4: FOR QUAD VALVE CONTROL

‘TWICE LINE SURGE PROTECTION

RAIN MASTER TWO-WIRE LIGHTNING ARRESTOR. INSTALL
EVERY 600 LF OF TWO WIRE PATH RUN AND AT END OF ALL
TWO PATH RUNS. CONNECT TO TWO WIRE PATH AND
GROUNDING ROD. CONTACT RAIN MASTER FOR ADDITIONAL
INFORMATION AT (951) 785-3734

CREATIVE SENSOR TECHNOLOGY FSI-T10-001

1" (25MM) PVC TEE TYPE FLOW SENSOR W/SOCKET ENDS,
CUSTOM MOUNTING TEE AND ULTRA-LIGHTWEIGHT
IMPELLER ENHANCES LOW FLOW MEASUREMENT. 2 WIRE
DIGITAL OUTPUT COMPATIBLE W/ALL IRRIGATION
CONTROLLERS. FLOW RANGE: .86-52 GPM.

8 GROUNDING ROD

INSTALL 8" GROUNDING ROD AS PER MANUFACTURERS
RECOMMENDATIONS 10° FROM CONTRDLLER AND EVERY 600
LF ALONG TWO WIRE PATH AND AT END OF ALL TWO WIRE
PATH RUNS. CONNECT RAIN MASTER uemmwc ARRESTOR
TWICE LINE SURGE PROECTION AT EVERY GROUNDING ROD
LOCATION. CONTACT RAIN MASTER FOR ADDITIONAL
INFORMATION,

WATER METER 1
HOA POC

POINT OF CONNECTION 3/4"
LOT1POC

POINT OF CONNECTION 3/4"
LOT23POC

POINT OF CONNECTION 3/4"
LOT 24 POC

POINT OF CONNECTION 3/4"
LOT 17 POC

POINT OF CONNECTION 3/4"
LOT 18POC

IRRIGATION LATERAL LINE: PVC CLASS 200 SDR 21
INSTALL ALL LATERAL LINES TO A DEPTH OF 12" BELOW FINISH
GRADE. BACKFILL WITH CLEAN FILL NO ROCKS OVER 1/2" IN
SIZE.

IRRIGATION MAINLINE: PVC SCHEDULE 40

INSTALL ALL MAINLINE TO A DEPTH OF 18" UNLESS
OTHERWISE NOTED. BACKFILL WITH CLEAN FILL, NO ROCKS
OVER 1/2" IN SIZE. NOTE ALL MAINLINE LOCATION ON
AS-BUILT PLANS.

PIPE SLEEVE: PVC SCHEDULE 4(

INSTALL SLEEVE 12" PAST EDGE OF HARDSCAPE TO A DEPTH
‘OF 24" FOR MAINLINE AND 18" FOR LATERAL LINES. ALL
OTHER SLEEVING INSTALL TO A DEPTH OF 12"

Vae Callout

Vale Nurmber

Vaive Fow

Ve sze

=
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ROBERT HIDEY ARCHITECTS

PLAN 1 FLOOR PLAN

PLAN 1 FLOOR AREA DIAGRAM
PLAN 1A ELEVATIONS

PLAN 1 SECTIONS

PLAN 1 ROOF PLANS

PLAN 2 FLOOR PLAN

PLAN 2 FLOOR AREA DIAGRAM
PLAN 2A ELEVATIONS

PLAN 2X FLOOR PLAN

PLAN 2X FLOOR AREA DIAGRAM
PLAN 2XA ELEVATIONS

PLAN 2XB ELEVATIONS

PLAN 2A SECTIONS

PLAN 2 ROOF PLANS

PLAN 3 FLOOR PLAN

PLAN 3 FLOOR AREA DIAGRAM
PLAN 3A ELEVATIONS

PLAN 3B ELEVATIONS

PLAN 3 SECTIONS

PLAN 3 ROOF PLANS

PLAN 4 FLOOR PLAN

PLAN 4 FLOOR AREA DIAGRAM
PLAN 4A ELEVATIONS

PLAN 4B ELEVATIONS

PLAN 4X FLOOR PLAN
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FROJECT NOTES: GENERAL NOTES:
1, FELD ADJUST SERWOES 10 MMMRCE MTERFERENCE WITH ENISTNG FACLINES [IYRCAL)
L ML JONT TENCH CONSTRUCTON WORK SHALL BE M1 ACCORINCE WITH FOAE UTLITY JPERATONS U STANDAR) S5481
3 CONRACTOR SHALL PERFORM ML TRENCHING, EXCAVATING, BADGILLING AND OTHER WORK AS SHOWN OR
WOTED OH PLANS, WD 45 SPECFIED OH UNUIIY BD DOCUVENTS. I ML WOR DAL BT SUBKET 10 S WSPCTON A SATHFACTON OF ALL PARBOPATNG UTLINES AMD 7Y BESPLCTORS
1 FELD ADWST SPUCE BOWES 10 KESF DLEAR OF SOEWALX, DRWVEWAYS AND EXSTNG FADUITES (TWRCALL 1 BACKRL SELECTION SHALL BE SUBUCCT B0 THE APPROVAL OF THE RESPLCTIVE UTLITY COMPANES. THE SIS INGHEDR MO THE OTY AMD/OR COUNTY WHERE
THE FROECT 5 (OCATED.  CONSUAT PARTIORATINC UTRITES, SOLS ENCHICER, AND THE DTV FOR APPROVED BAOCFEL MATERUAL  CONPACRON 10 UEET LOCAL
A A JFOOT LEVEL WORKOKG ARTA MUST BE MANTAMID ARDUMD AL E\ECNC mms Pu IO AZENOLS REQURIMINTS.
ENERGLONG THE SYSTEM, TE ELECTIOC UMUITY COMPANY NSECTOR WLL CETLRURE F
B REOURLD 15 T WAOY CLEARANGE BETWIEN VA0S, Al T TOP% o 1965 OF BLOPEE & & THE BOTIOM OF THE TRENCH SHALL BE CLEASED OF FOOCS W0 DTHER WARD SUSFACES. DFSTREUTON TREMCHES WIHOUT FELEPHORE COMDUTT 0O HOT RECURE
RETAMING WALLS ARE REQUIRED, TE DEVELOPER AND,/DR CONTRACHOR SHALL OBTAN THE MECESSARY BEODMG WATERAL SERACE SENOHMES WTMOUT TELOPMONE CORDUIT BEQURE 1 W s(m AS A PaD ON WO UTLITY FACUTES Can REST, SERWCE
PORATS PO THE T/ SOUNTY BULDNG DEPARTUENT FR0cst B0 mALL CONS TN TRENCHES COMTAMNG TELEPHONE CONDUT OMLY SECUSE A 1" SAND BEDDWG. M4 DTWER TRINCHES CONTADGNG TELEPHONE COMDUT REQURE A I° SAND
BEDDMC. REFER B0 PGAL CREEN BOOK PUBUCATON SS4AL (CHaMT B AND AfAT snm TATET SPALORCATIONS” TRENCHING AMD COMDUIT GLADE FOR FUAMER
& TANSIRON TO VAULTS FROM TRENCH MOT SHOWN, SEE TRANENON DETAL SHEET JT3 (TYPICAL). FORUATION,
B COMTACTOR SHALL FLACE AL UNUTY SPUCE BOVES, ENCLOSIFES & COMDUST i PROPER RELATKNGHP TO 5 THE CONTRACTOR SHALL BE PESPONGBLE 10 MFLACE PAVININT AND/OR SODWALK WHRE ROMOVID OF DAMKCD A5 A RESULT OF (75 CPERATRN (WWLESS
TRUL GRADE (SO SIMEMATICALLY). OTHERWEE MOTED). FEPLACEMENT (F PAVEVENT AMD/CR SUXWALK TO BE PER OITY SFECRICATONS
T ML PGAE, WELOPHONE, CARE V. AND FEER OPNC BOSES JAD JONT TRENCH FACLITES MSE TO MAMTAN B THE COWTRACTOR SHaLL BE RESPONGERL 10 COORDIATL AND MOTFY AL PARTICPATING UTIITY ASTALLATONS.
A A F ¥ SERARATION FROM SEWER, WATER LATERALS AND [STWEWAYS,
T THE CONTRACTOR SHALL BE MELD RESPONSELE FOR ANY NELD CMANGES WADE wifselUT FRST NOTIFYING TARSAR UTLITY CONSIRTANTS.
B CONRRACTOR SHALL COCROMATL ALL COMNICRONS BETWILN PROPOSID AND EXISTING FACLIRES AS
DRICTED BY THE RESPECTIVE UTIITY COUPANY INSPECTOR. UNUITY COMPANY PERSONMIL SHALL WAKE AL & (765 THE CONTRACTON'S RESPONSEILITY TO VERSY THE EMSIENCE AND/0R PRECISE LOCATION OF ALL UNDERGROUMD FACIITES PRIOR TO THE START OF
T TE-INS™, THE CONTRACHOR 15 PROMEITED FROM WORKMG N ANY EMERGIED FACUTIES. TARRAR UTUTY CONGATY MAKES WO WA WHATSCEVER THAT THE ERSTING UTUTES o™
THE PLANS HAVE BEEN ACCURATELY LOCATID OR THAT THERE ARE WO OTMER m AMD STRUCTURES IN ADDITION 0 WHAT HAS BEFN SHOWN.
8. THE CONTRACTOR SMALL OBTAN THE APPROPRIATE STREET DXCAVATION AMD ENCEOACHUENT PERMITS) FROM CALL USA A MMNMA OF 48 HOURS m O STARTING CONSTRUCTION. IR CAUFDRNLA NORTH, (KERN COUNTY AND WORTHERLY, ARD
THE QTY/COUNTY PRIOR TO STARTING WORY N THE PUBLIC STREET AREA. [SAM BERNARDMG COUNTY AND SOUTHERLY) CALL (S00)422-4133
0. FELD LOCATE JOWT TRENCH FADIITES 10 KEEP CLEAR OF SCRWCE LATERALS. SERWCE LATERALS 10 B€ G CONTEACTOR SHALL COMPLY WTH ALL STATE, COUNTY AND CITY LAWS AMD OFDIRANCES AND MTH THE w(a;u‘ms OF THE D&'Fﬂ’\l(kl o vmsai_
ROUTED TO AVOD SPUCE BO (ADDMOAAL PULE MAY BE REQURED). BELATIONS, (.5H.A AND ANY OS2 COVERMUENTAL AGEMCY RELATING 10 Tl SAFETY AND CHARACTER OF woR, COUPUIENT AND
T BEPECTVE UTUTY COUPANY 10 DBTAN CIFY APPROVAL OF WL ABOVE GROUND COUPUENT, T DR 0 SPEDGATEAES SL 9 NSUCIED ] 6 OOMPIEUINTE 10 DA NG APTRmeS SaTm O 1 [NARESS ) T AN )
W Tl SPEOFICANOMS, OR WMENTIONED 0 T SPECRICATONS AND HOT SHOWN N DRAMNGS, SHALL BE OF LE DIFICT &S F SHOWH ON O MENTIONED
1 THEFWSE SHOWH ON THE FLANS, NATURAL BENDS SeALL BE USED FOR ALL CONDUT ENCERT RO, I DECREPANCY -s TOURD, NOTFY TRRAR UTITY CONSULTRHTS. PROR w TURTHG, WA,
SEET U CovaT . -
THIS AREA RESERVED FOR STREET o
11 WOOENTAL SRENCHNG TO SPUCE BIOES MOT SHOWN (TYPICAL]  CONTRACTOR TO PROVOE ADDNTHNAL ' < ke < FR 4 4 13 WILL
TRENCHING A5 REQURED FOR CORDUT SOUTING 10 SPUCE BINES AKD CABKETS (TYRCAL). T2 TRENCHMG DRt SUBSTRUCTURE ENCAVATON MAY NECESSITATL PERATON OVEN, UNDCK, (61 ADJACENT 10D OTHER USCERCAOIND UTLIRES (5106, SEWEN, WATER,
1 - 1 3 T rn TEE &l A R} THE CONTRACTOR 19 RESFONSHLE TO LOCATE, PROSPECT, DXPOSE AND FROTICT ML ADUACENT OR CROSSNG MNWHJ UNUNES.  THS wORK 1O
T4 ML CONDATS SHALL ENTER O EXT PERPINDCULAR TO BOX WALLS. ( l I()\ \ l () [}I-( I I .\( I‘1 ][) \ l \ I \ 1 I-< I{ l Il\fl:[“ PEOTECT THOSE UTRITES & h@l mﬂ"ﬂ.‘ls EXTRA WORK. (1 15 THE CONTRACDOR'S RESPONSBLITY 50 REVEW MERDMEMENT PLANS, W COMUNCTION WM
Jh LI 4 & Y N N FH 4 4 THEE PLAN, W0 B0 THE WORX A
15 ML CONDUITS WUST B MAMDREL TESTED AND APPROVID.
11 THE QUANTIRES SHOWN ON BESE PLANS A0T OMLY ESTMATES OF WeAT WL ACTUALLY B REURED FOR ME CONSTRUCTION OF el OVERML PROECT FRaL
T8 OFFSET SPUCE BONES T0 ROUTE TELEPSORE FBER OPNIC CONDUNT AS MEEDED {TYRICAL) QUANTITICS WAY VARY ACCORING T0) DRANGES, ACCITONS, (ELETONS. OF CWESSIONS ON AL PLA
17, PINL BOPES SHALL BE FLACED M ALL EUPTY CORDUITS A5 RECUSED BY EACH LITLITY COMPANY. W VERTY ML SUSTRUCRAL CICAVETION DUENSONS W SUPLERS) BVORE BOONG
8. ML PGAE SPUCE BOIES ADSACENT T0 TRANSFORMER SHALL BE 267 M DEPTH (TYRCAL 6 TARRAR UTLITY COMSULIANTS ASSIMES HO PESPONGEILITY §0R ANY WARUNCE BETWEDN THDSE PLANS AMD THE ACTUAL MELD CONDMONS. THE CONTMACTOR
! ! SORD ROVEW Tl PROECT SITE PRIOR 10 SUBWTTG 1TS BO
T8, AL CONDUIES MOT ENTERMNG SPUCE BOSES O ENCLOSURLS SHALL BE CAPPED
6 THE CONTHACTON (5 WEOURED B0 EXCAVATE BELL MOLE(S) AT TE-M LOCATONS AS BBECTLD BY PARTICRATNG LUy,
0 CORDNATE TE-N WIK UNUTY CONPANY AS RECUSIED.
17 CONGRACTOR WL COMPLY W1H AL LAWS, ORDRUCES AND RECULAPCNG. OONTRACTOR SHALL BE FAMUUR Wik 0 SHA WOUSTAAL DROERS AN SHAL
20 THE STREET LIGHT SYSTEM SHALL BE WSTALLED N ACCOROANCE WItH THE "WATERIAL AND LABOR RECAR" COPDUCT 195 WORY. ACCORDINGLY. WHLR WORKAG [NCRGIED (DUSAIMT, THE UTLITY OWMER SHAL O NOTVICD |0 WU THE APPROPIEATL MAN POWCH AND
AHD UGHT SOUDULE AS SHOWN 0N THESE PLANS. SAFETY PRECAUTONS A5 MEZED: THE CONTRACTOR (5 RESPONSELE FOH PUBLC SAFETY AMD THAFFC CONTHOL UE
2. M EWSTING DUCTS TO € USED N THESE PLANS SMALL BE “VERFIED™ BY PULLING A UANDREL THROUGH 6 THE CONTRACTOR 15 RESPORSIELE TO PROVOE AS-BULT DRANRGS ATTER INSTALLATON OF PORE'S GA5 AND ELECTRC SYERUS (P0R 10 “WOT TE-05°).
THE ENTRE DXSTING LENGTH PRIOR TO CONMECTON,
18 THE OTY MSPECIOR Sull BE MOTHUD PWO SORONG DAYS PROR 10 COMMENCTMENT OF WORM  COOROMATE WM ML BGPECTOR ANY SERACES 0 B
24 DG OF SPuCT BONES & PEDESTALS SHALL B€ 5 FROM EDGE OF FRE ODRANT AND Y FROM STRCET ABANDCNED.
LUCHT (TYPICAL)  CONTRACROR T A0 (KSPURBNG FIRE HYDSANT SHRUST BLOCL 0 THE CONTRACTOR 15 10 VERFY ,,.( BT 0 WAy, UL §TUTY EASEMDNT A/ PUBLE STHVCE EXSTMENT ACGUSTION Wl B APLCANT PR 10
24, ML UTIITY SUBSTRUCTLRES SHALL BE INGTALLED I ACCORDNCE WTH THE “WATERUL AND LABOR FECAP® CONSTRUCTON Wi AGEAS OF
e I PCAL'S CEMERAL TERM AMD CONDYIONS FOR CAS A0 ELECTRC EXTENSON A0 SERWCE CONSTRUCTION BY “APRUCANT (EFFECTIVE 07, /35} 0 B UDUTED
25 WANTAM Y CLEARSNCE AND LEVEL AREA SROUMD PRIARY SPUCE BOXES & DFNRS. FOR-AL TRENGIRG, SUNTRUNG, AND SESTALKRON WORL
ke "ﬁ E(M OF QIEFUTES DR DIEACRETUENT (WER ANY l‘ﬁ‘ﬂllﬁﬂf& DESNS. \‘Uh‘ R DRAMNDS, T=€ SPIDFICADONS AND REQUISEUENTS. OF THE
e I T e T AT OF PRoPOaD UTGTY CONPANES AND TWOR ASPECIORS SHALL IMAE PRECEDOKE. W CASE (F OSCHEPANCES WM THE CRANBKIS AW SPECICATINS MREN,
; - ) |N( @Nhlm SAALL CONSALT TARKAR URLITY mm TS PO I'IWU\N'N BETORE WO IS STARND
e n..:vl;h-imgsmn:sms ARE SHOWN AT LARCER S7E THAN ACTUAL LD ADMIST 10 KEEF 25 TARRAR UTLITY COMSULTANPS WERLH, ASSUMES WO BESPONLITY WHATSCEW FOR B QUALITY, OUANTITY O TAING OF WORK 10 BE STRFORMID BY T
e waYS (TYRCAL) CONTRACTOR, UTLITY COMPANY CONSTRUCTON CRIWS, OR OTHER SUB-CONTRACTOR OF DOVILOPER
o0 S Faavies Sl I EITENICH 0 BINCR THE PRCPCRTY LB OR B0 SIS (M e 24, AL TIOXHNC. BIOTKLNG M0 MITRLATKS VO 110 B 8§ ACCOROHACE WIK THE STANOAND PRACICES A0 SPECAICATINS,OF LACH UTRITY Gt
PLANG, AN THEN CAPPID, BRRED AND LOCARON STAKTD. T A ST
25 THESE PLANS WERE PEEPARED UTUIZING PLANS FECEIVED Fiin CZA WNC. (608] 4531068 25 THE CONTRACTOR 1 RESPONGERE FOR VANTAMNG PONTS (F ACCESS THAT ARE ACRITARLE 10 ADSACINY LAND USES MO TTMANTS AT AL TS
6. THE CONTRACTOR Sl B RESPONSELE 1R ASCIRTARND WHAT MGPLCTIONS WAL BE FEQURED FOR APPROVAL OF B ARD FOR COORDOATHG ALL
S WSPICTRNS.  THE CONTRACTOR ‘Nld. G AT LEAST 4B WOLURS PRIOR NOTCL 10 THE OTY, S85 (lﬂ(l' U‘llrv COMPMSES DR ANY O'H_'
AODUAS O FUBLE AGENCES, THAT THE WOPK 15 READY FOR INSPECTION.
e HaDr OF Cul WES i PRESRAL SOlaw L] A WL 27, THE CONTRACTOR SHALL NOTWY DEVILOPER &5 WOURS PRI0R 10 THE WEED FOR SURVEY STAKNG. TWE CONTRACTOR IS SESPOMSIRE FOR Tl PRESDIATION OF
W moo mx T B oo ML CONSTRUCTION STAKNG SET HY Fo6 DEVELDFER'S SURVEYORS AND WLL BE SACK DAKRCED FOP MY RE-STAKNG THAT IS FECURED ANY EXTRA
" B T T a T o SEUE CONGTRUCTION STAKMG MECESRTATED SOLELY Y THE CONTRACTOR'S WEGLICENCE WL B OWARCED 70 AND PAO FOR Y ™M CONTRACIOR
a CaH i " LT = o AN 20 ML TRANSFORMERS AND TRANSFORMCY PADS AME 10 BE WSTALED PER PCM SPECHCATIONS. PROSICTN BOLLARDS ARE 10 BE PLACED WM(BE M{IDED.
b fEE 1 e e o 29, THE CONTHACTOR SHALL MAKE WAKSELF FAMLILH WK B4 FROEDT MPSOVEUENT FLING AMD COMDUCT MS WP ACCORDILY.
o ten U e oot s mowas
TORG CAD TSN W sl ER 30 NEEP ALL BODES AND FEDESTALS WIS PLELC UNUTY EXSEUENTS OR BCHT OF WAY, A5 SHOWL
O s T AN O - S Sl s Dot B ML SANG BACEILL MUST WAVE TESTING OF P LEVL AS WELL A5 SAMD CGUAWLENT, SE OTY OF CAUPILL SOORMINTS
WA CUWRWNENMOT AT MK AN PR OF O s e A2 THE PROPOSED CONSSRUCTION OPERATON WAY TAKE PLACE AT OR WEAR FINCE LINES, PROPERTY UMCS WD ERDPCRTY IMPROVEMENTS PROR 10 CONSHLCTION,
(3 NI Lo nis a1 Al L W"IUM 9‘ML B REFONSELE 108 OENINTG THESE ABEAS AND TOR UANTASSNG THESE ARCAS MWD TACLITES AT AL TS UJ‘N’. |'I( CONSTRUCTON
e P TR s R o e
i LT R D v WP 33 THE CONTRACTOR ASSUMES SOLE AND COUPLTTE RESPONGENMITY FOR THE ST CONDITON AND SHALL OOVTHD ARD WOUD THE DEVELOPER AMD TARSMR UTLTY
P —— [ T — CONGUL TANTE HAFBLESS FROM ANY MLEDED CLAMS OR LIABSITES, ENCEPT TWOSE ARSING FROM SOLE AETLIERCE OF THE CEWILOPER 0N TASAR UNLITY
ST EATT COMSUL TANES.
M DR W L
S Lastnt FRCPRTY L [T —— 34, THE APPROSUATE LOCATONS OF AL ENETING LIRUTY COMPAKY UMDERIROUND AWES, POLES BONES, EIC, WERE CHTARED FROM A FEVEW OF AVALARE UTRITY
B T FouE ST COMPRNY BLCORDS, KD‘!I\II’I'\‘I& OF UTRITY COMPANY PERSONAL. OR MNLD OESCRYATCRS. WOTMIR THE DEVELOPER MOR TARRAR URITY CORSULTANTS
VR e ASSUE ANY BESPONTENS ABACES, GETMEEN THESE PURKS AN THE ACTUAL PELD) CONGITOKS. MO DXTHA PAYUENT WAL BE UACE TO THE CONTRACTOR
" X OF reOECT N et st winD FOR ANY ADDIROHAL mmw. m’ EXCAVATONS, MATERULS, ETC, AT UAY 6€ PEQUIED 10 COMPLETE THS PROECT I THE £VENT AN ENISTING TH-84
™ o T FE S SR CASEMENT PONT SUBSTRUCTURE @ DTHER NOM-ERSTIG OR 15 NOT SHOM 0N T PLAVG I ITS ACTUAL FHLD POSITON, 1T 55 THE CONTRACTOR'S OBUGATION M0
. oA FEFONGBUTY 10 SAFELY LOCATE ALL ENSTHG UNDERCROUN FADUIMES BY GUSFACE MAROMO AN/ HAND CRCKYATION PRS0 STARTING CORSTRUCTON
L nnsy PURC SEFACT EATMNT . -t
o nEE O PR VM MOEES AT - 3 “TEVILOPER AND/TR CONRACTON 15 SESPONSELE 10 CETAN A CITY.OF CAMPBELL ENCROACHUENT FERWT FOR ALL WORK: DOME W THE PUSLID MGHT OF WAY.
L] s DEVELOPER A840/0R CONTRACTOR 15 ALSO RESPONSHLE O PROVIOE JORT TRONCH PLAlS 10 THE CITY OF CAMPBELL AT THE BAIL OF MPPLICATION FOR ‘THE
o e st w ENCROACHUEN] PERUIE"
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o NOTES;

t THE SUBSURTAZE DNCLOSURT MUST B DESGMID S ACCORDANCE W THE REQUIREMINTS OF A3 VOOWED BY Thl PROWSONT siRIN
4. LOW DESICN CROUMDWATER LEVEL 5 NE COMDTION WHERE T DESION CROUADWATER (EWEL 5 AT OF BELOW THE CXCAVATON

ey
MU LA

OF THE ENCLOSLRE.
il MK DESIGN CROUMOWATER LEVEL & Thil COMDITON WeiRE T DESICH CROUNDWATER LIVEL 16 ABCVE ™ EXCAVATION DEFTH OF THE
51

STS 10 USE SUBSURFACE TRANSFORUERS. RECURE SOL CHUDRIE TESTRG, MO DETERUSVATION O DEDCH GROND WATER LEVE
£ TESTHG AMO DESON GROUNDWATER LEVEL DETESMBMATION & THE SESPONSBLITY OF THE APPLICANT. PCAS DOES HOT
THE APPUCANT FOR TME COST

G UAY BE OMITED ¥ THE APPLICANT BLECTS 1 PROVEE EXTERON WATIRPEDOAING OF HE SUBSUSFACE ENCLOSURE,
FPROONNG OF THE EXTEROR RUSTACE © OTHERMSE RECURED SUCH AS 8 HOW CESICHN CROUNOWATER TARE
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LUMNARE. SP[C\F\CAT\ONS

€VD2 P30 40K AS T TDC 3 N N U RALBOOS
LENS MATL: PRISMATIC GLASS REFRACTER
S CLASSIFIC: TYPE |

WATTAGE: 60 WATTS.

LIGHT SOURCE: LED —

INEVOUTAGE: 410 SoNSG 120 TRU 2770

POLE_SPECIFICATIONS:
CATALOG NO.
WD-A-12-FTJ~17-PO7-ABG-RAL600S
POST: WADSWORTH

MATERIAL: ALUMINUM

POLE HEIGHT: 12°-0"

SHAFT STYLE: FLUTED TAPERED (CAST), 25
BASE: 17" ROUND (TW-85)

TENON: 3 0.. X 3 LG.

ANCHOR BOLTS: GALVANIZED STEEL

BOLT CIRCLE: 12"

ALL NON ELECTRICAL HARDWARE SHALL
BE STAINLESS STEEL

COLOR & FINISH: CREEN
PANT WARRANTY: 5 YEARS

10" OPENING

12°% BOLT CIRCLE

BASE PLATE

HAND HOLE LOCATION

" NOMIAL

ALSO SEE SHEET SL2 DETAIL | FOR
CONTINUED STREET LIGHT SPECIFICATIONS

DISTANCE
/ARIE:

r 7
t
(==

FACE OF CURB

50"

CONSTRUCTION JOINT TO:
ALLOW ADJUSTNENT OF
! LEVEL

ING NUTS.

O— 6 CLEAN DRAIN ROCK
GALVANIZED STEEL 12° MIN. RADIUS BEND

¥ (SEE STREET LIGHT NOTE 5 & 6) DUCT SEAL
4-3%"x20" FULLY GALVANIZED ANCHOR BOLT

W/DOUBLE NUTS ON WASHERS. BOLT CIRCLE 10"

NOTE:
BASE DETAIL IS BASED ON

INSTALLED IN SOIL THAT HAS BEEN
COMPACTED TO 90-95% RELATIVE COMPACTION.

(VERFY WITH POLE MANUFACTURER)
CLASS "A" CONCRETE FIELD CAST-4,500 PSI MIN.

%10’ COPPER WELD GRD. ROD SECURE

0 ELECTROLIER GRD. STUD OR 15'

BARE CU. GRD. WIRE COIL. COVER W/ 2"
SOIL PRIOR TO POURING CONCRETE BASE

FOOTNG

ROBSON HOMES

EAST MOZART AVENUE

CAMPBELL SANTA CLARA COUNTY CALIFORNIA

ese
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X(XX’SL. COND.)

X(XX)

()
(W)

(3%c)

(4%6)

=

(00%)

LN

LEGEND

EXISTING STREET LIGHT CONDUIT
PROPOSED STREET LIGHT CONDUIT

STREET LIGHTING CONDUIT LABEL, X' INDICATES CONDUIT LENGTH,
(XX'SL. COND.) INDICATES CONDUIT SIZE

STREET LIGHTNG WIRE LABEL, X' INDICATES WRE LENGTH,
(XX) INDICATES WIRE TYPE.

2-48 CU. WIRE (SEE NOTE 15)
3-48 CU. WIRE (SEE NOTE 15)

2-48 CU. WRE & 1-48 BARE CU. GROUND (UNLESS
OTHERWISE NOTED): SEE NOTE 15

3-48 CU. WRE & 1-4B BARE CU. CROUND (UNLESS
OTHERWISE NOTED): SEE NOTE 15

EXISTING TRAFFIC SIGNAL
STREET LIGHTING PULL BOX STATE TYPE 43 1/2, 10" x 17" x 12"
STREET LIGHTING CROUND BOX STATE TYPE 45, 13" x 24° x 12°
PROPOSED PRIVATE STREET LIGHT, POST TOP

EXISTING STREET LIGHT, POST TOP

EXISTING STREET LIGHT, SINGLE. ARM

WETERED SERVICE PEDESTAL

CIRCUIT NUMBER/PHASE (SEE ELECTRIC SOURCE DETALS)

POLE NUMBER

STREET LIGHT PONT OF SERVICE

FACE OF CURB

MATERIAL RESPONSIBILITY
STREET LIGHTING SYSTEM
(PRIVATE|

POE
CONTRACTOR

Ree s

RIS
INSTALL.

sou 53

INSTALL N P —Y

INSTALL IN SEPARATE TRENCH_YES

conDurT s z

CONDUIT TYPE, 530

WRE SiZEL_VARES

ADDITONAL NOTES:
PRIVATE UGHTS 10 BE MANTAIED BY HOA
(HOMEOWNER ASSOCIATION) UPON TRACT
ACCEPTANCE.

CONSTRUCTION LABOR AND

43 1/2 PRECAST
CONCRETE 80K /LD

PVC CONDUIT
45 SPECIFED

TO LUNNARIE(S)

STREET LIGHTING PULL BOX DETAIL
NOT T0 SCALE

WATERPROCF SPLICE CONNECTOR
UNLESS OTHERWISE NOTED.

=
[N yureseroc seuce ()

=— DRAIN ROCK 1" NIN.
2" NAX. AGGREGATE

PVC CONDUI AS SPECIED

T0 NETERED PEDESTAL/LUMNARE

PRIVATE STREET LIGHTING NOTES

ALL MATERIAL AND WORKMANSHIP SHALL FULLY CONFORM WITH THE NATIONAL ELECTRIC CODE AND
STANDARD SPEGFICATIONS AND DETAILS OF THE CITY OF CANPBELL.

THE ELECTRICAL CONTRACTOR SHALL INSTALL THE UNDERGROUND SERVICE FROM THE LUMINAIRE TO
H.OA. SERVICE POINT AND TERMINATE CONDUIT AND WIRES AT BOX AS DIRECTED BY THE CITY.

KEEP STREET LIGHTS A MINMUM OF 3 FEET AWAY FRON THE EDGE OF DRIVEWAYS, SEWER AND WATER
LATERALS. AND § FEET AWAY FROM FIRE HYDRANTS & CATCH BASINS

TWO OR MORE STREET LIGHTS ON THE SAME CIRCUIT SHALL BE WIRED TO BALANCE THE LOAD. (SEE
WIRING DIAGRAM). UNLESS OTHERWISE NOTED.

CONDUIT AND AITTINGS: ALL CONDUIT AND FITTINGS SHALL BE UL, APPROVED SCHEDULE 40 P.V.C., USE
MINMUM 2" SCH. 40 P.V.C. CONDUIT AND FITTINGS BELOW GRADE, UNLESS OTHERWSE NOTED OR
REQUIRED.  MINMUM RADIUS BENDS SHALL BE 13" FOR ABOVE GROUND INSTALLATION USE NETALLIC
RICID STEEL CONDUIT.  PROVIDE PLLL WIRE IN EMPTY CONDUITS, ALL CROSSINGS TO BE PERPENDICULAR
0 STREET.

CONDUIT DEPTH; 24" UNDER SIDEWALK: 24” UNDER PLANTER STRIP; 30" UNDER PAVEMENT.

CABLE: CABLE SHALL BE UL AW.G. NO. 8 7-STRAND SOFT COPPER, TYPE THW OR THWN WITH
MINMUM OF 3/64" (40 NIL) POLYVINILCHLORIDE INSULATION, UNLESS OTHERWSE NOTED. UL. LISTED
600 VOLT, NO. 10 IN POLE MAY BE USED (40 MIL INSULATION).

SPLICE BOXES; SPLICE BOXES SHALL BE NO. 31/ 2 STATE TYPE WTH LID AND BRASS HOLD DOWN
BOLTS, UNLESS OTHERWISE NOTED. LIDS T0 BE INSCRIBED 'STREET UGHTING'. SPUICE BOXES SHALL
NOT BE MORE THAN 200 FEET APART ON LONG RUNS. SPLICE BOXES 10 BE SET ON A CONCRETE

FOOTING WHEN SUBJECT TO TRAFFIC LOAD.

FUSES: EACH POLE SHALL BE FUSED WITH WATERPROOF IN-LINE FUSE HOLDERS AT EACH ADJACENT
BOX WITH 5 AMP FUSE. FOR DUPLEX LIGHTS, EACH LUMINAIRE SHALL BE FUSED SEPARATELY.

SPLING: ALL SPLICES SHALL BE MADE IN HAND HOLES OR SPLICE BOXES ONLY. SPLICES SHALL BE
MADE WTH "STACK —ON" CRMP_JOINTS, "SCOTCH LOCK” FASTENERS, OR APPROVED EQUAL.
SPLICES MADE BELOW GRADE, WRAP WITH MOISTURE PROCF INSULATION THICKNESS.

POLE NUMBERS: OBTAIN AND PLACE POLE NUMBERS ON ALL STREET LIGHT STANDARDS AS REQUIRED,
COORDINATE WTH PG&E AND/OR CITY FOR THEIR REQUIRENENTS.

TRENCH: CANNOT BE PLACED N JOINT TRENCH. THE CONDUIT LAYOUT IS SHOWN SCHENATICALLY. SEE
COMPOSITE DRAWING FOR TRENCH AND BOX LOCATIONS. ANY INIDENTAL TRENCHING NOT PROVIDED BY
TRENCHING AGENT IS CONTRACTOR'S RESPONSIBILITY.

THE CONTRACTOR SHALL BE HELD RESPONSIBLE FOR ANY FIELD CHANGES MADE WITHOUT FIRST
NOTIFYING TARRAR UTILTY CONSULTANTS.

B

TARRAR UTIITY CONSULTANTS ASSUMES NO RESPONSIBILITY FOR ANY VARIANCE BETVEEN THESE PLANS
AND THE ACTUAL FIELD CONDITIONS.  CONTRACTOR SHOULD REVIEW PROJECT SITE PRIOR TO SUBMITING
178 BID.

CONTRACTOR T0 CONSULT WITH LOCAL AGENCIES FOR THEIR CIRCUIT GROUNDING REQUREMENTS. IF
GROUND WIRE IS REQURED IN CONDUIT, INSTALL ACCORDINGLY.

LEGEND SYNBOLS ARE SHOWN IN STREET AREA FOR CLARITY. INSTALL BEHIND CURB AND/OR SDEWALK
PER THE CITY SPECIFICATIONS KEEP CLEAR OF DRIVEWAYS AND PATHWAYS (TYPICAL).

CENTERLINE OF STREET LICHTS SHALL BE LOCATED ON THE LOT LINE UNLESS OTHERWISE NOTED ON
THESE PLANS.

. ANY CHANGES OR MODIFICATIONS T0 PROPOSED STREET LIGHT LOCATIONS SHALL BE APPROVED, IN
WRITING, BY THE CITY PRIOR TO INSTALLATION.

SET ALL STREET LIGHTS TO ULTIMATE FINISHED GRADE. CONSULT WITH CITY FOR PROPER PHYSICAL
PROTECTION AND/OR SIGNING AND STRIPING ADJACENT TO ANY STREET LIGHTS INSTALLED IN THEIR
ULTMATE LOCATIONS THAT ARE NOT PROTECTED BY A VERTICAL CURB. BERN AND COMPACT EARTH TO
FINISHED GRADE A MINIMUM OF 5' AROUND STREET LIGHT BASES AT THESE LOCATIONS.

CONTACT USA. (2) FULL WORKING DAYS PRIOR TO STARTING WORK IF EXISTING UTILITIES CONFLICT WITH
POLE LOCATION, FIELD ADJUST TO CLEAR EXISTNG UTILITIES A MNINUN OF 3'-0".

. STREET LIGHT CONDUIT BENDS SHALL HAVE A NINIMUM 18" RADIUS. UNLESS OTHERWISE SHOWN ON THE
PLANS, NO BEND SHALL BE INSTALLED IN THE STREET LIGHT SYSTEM WITHOUT PRIOR APPROVAL OF THE
CITY INSPECTOR

. AL BOXES ARE TO BE INSTALLED WITHIN THE R/W AND/OR P.UE. AREA.

BLACK (HL)

A

WHITE (N)

& B &

RED (HL) Bo
BARE CU. - -

120/240 VOLT WIRING DIAGRAM
SEE GENERAL NOTE #4
NOT TO SCALE

STREET LIGHTING GENERAL NOTES AND DETAILS
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SL2 DETAIL 1 FOR
LIGHT SPECIFICATIONS

FACE OF CURB

(2w)
(3W)

(3W6)

(4W6)

¢ N

(XXXX)

F/C—\

\AA) INUILAILD WIRE 1 1FL.
2-#8 CU. WIRE (SEE NOTE 15)
3-#8 CU. WIRE (SEE NOTE 15)

2-#8 CU. WIRE & 1-#8 BARE CU. GROUND (UNLESS
OTHERWISE NOTED); SEE NOTE 15

3-#8 CU. WIRE & 1-#8 BARE CU. GROUND (UNLESS
OTHERWISE NOTED); SEE NOTE 15

EXISTING TRAFFIC SIGNAL

STREET LIGHTING PULL BOX STATE TYPE #3 1/2, 10" x 17" x 12"
STREET LIGHTING GROUND BOX STATE TYPE #5, 13" x 24" x 12
PROPOSED PRIVATE STREET LIGHT, POST TOP

EXISTING STREET LIGHT, POST TOP

EXISTING STREET LIGHT, SINGLE ARM

METERED SERVICE PEDESTAL

CIRCUIT NUMBER/PHASE (SEE ELECTRIC SOURCE DETAILS)

POLE NUMBER

STREET LIGHT POINT OF SERVICE

FACE OF CURB

SCHEDULE: LS3
INSTALL IN' JOINT TRENCH: NO
INSTALL IN SEPARATE TRENCH: _YES
CONDUIT SIZE: 2"
CONDUIT TYPE: SCH. 40
WRE SIZE._VAREES _ TYPE: cu

ADDITIONAL NOTES:

—PRIVATE LIGHTS TO BE MAINTAINED BY H.0.A
(HOMEOWNER ASSOCIATION) UPON TRACT
ACCEPTANCE.

#3 1/2 PRECAST
CONCRETE BOX W/ LID

WATERPROOF SPLICE CONNECTOR
UNLESS OTHERWISE NOTED.
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ACCESSORIES
DECORATIVE BAND OPTIONS

GVBANDX'™ = DECORATIVE BAND (INSERT TRIM FINISH

FOR X), FOR EXAMPLE: GVBANDBK (BLACK]

i THE MATERIAL TO BE FURNIS
‘ON THE ORDER NOTED ABOVE. A UNIT OF SIMILAR DESIGN NAY BE

THIS DRAWING, WHEN APPROVED, SHALL BECOME THE COMPLETE
'SUPPLIED, BUT ONLY AFTER APPROVAL BY THE CUSTOMER IN

WRITING. ON POLE ORDERS AN ANCHOR BOLT TEMPLATE PRINT WILL
BE SUPPLIED WITH EACH ANCHOR BOLT ORDER TO MATCH THE POLE.
PROVIDED. THIS PRINT IS THE PROPERTY OF HOLOPHANE AND IS

‘CONNECTION WITH MATERIAL FURNISHED BY HOLOPHANE.
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Specifications

GENERAL DESCRIPTION

The GranVille Il LED Utility is designed for ease o
Holophane's Utility Luminaire Series. The tradition
system that maximizes post spacings while maint:
OPTICAL SYSTEM

The optical system consists of a precisely molded
decorative aluminum housing. The glass top reflec
soft uplight component to define the traditional acc
refractor uses precisely molded prisms to maximiz
designed for |.E.S. type Ill and V distributions. Lur
LUMINAIRE HOUSING

The luminaire housing, cast of aluminum, provides
spring clips enclosed in a clear polyvinyl chloride
refractor. The same 1/4-20 bolts support the decol
tenon.

LUMINAIRE HOUSING / DOOR

Cast of aluminum, the housing opens with minimu
photocell receptacle, the housing contains a "wind
ELECTRICAL MODULE

The electrical components are mounted on a alurr
plug connects to the receptacle in the luminaire hc
provided with an E.E.l.-N.E.M.A. twist lock photoc:
DRIVER

AS drivers are programmable dimmable drivers, w
FINISH

The luminaire is finished with polyester powder pa
WARRANTY

Limited warranty located at http://www.acuitybranc
NOTE

Luminaire is CSA listed for Wet Locations.
Luminaire housing is IP55 rated. Optical chamber
Specification subject to change without notice.
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Attachment 2

MEMORANDUM
Community Development Department
Planning Division
To: Acting Chair Rivlin and Planning Commissioners Date: April 9, 2019
From: Cindy McCormick, Senior Planner
Via: Paul Kermoyan, Community Development Director

Subject:  Study Session to consider a Pre-Application (PLN2019-34) for a conceptual
subdivision with 28 single-family lots and one commonly owned lot on property
located at 16179 Mozart Avenue

PURPOSE

The purpose of this study session is to present a conceptual plan to subdivide the subject property
into 28 single family lots and one common lot. The applicant’s scope of work requires a pre-
application, pursuant to Campbell Municipal Code (CMC) Sec. 21.41.020, as it would result in
over one acre of property being rezoned from R-1-6 to P-D (Planned Development).

Review of the preliminary project plans is limited to the overall project design concept and is not
considered a substitute for formal project review. The preliminary application process provides
an opportunity for the Planning Commission to provide feedback during the early stages of the
planning process in order to facilitate preparation of a formal application. Comments provided on
the pre-application are not binding on the formal application.

BACKGROUND

On February 5, 2019 the City Council authorized* the applicant to submit a formal application to
request a General Plan amendment to change the land use designation from low-density (less
than 6 du/ga®) to low-medium density (6-13 du/ga). This authorization does not guarantee that
the amendments will be approved, only that the request warrants further review and analysis as
part of a formal application. The Low-Density land use designation typically consists of single-
family detached homes on 6,000+ square-foot lots, while the Low-Medium Density designation
has historically been in the form of small lot single-family detached homes and townhomes. The
increased density is desired by the applicant in order to pursue a small-lot 28-unit Planned
Development with a density of approximately nine (9) units per gross acre.

! The Campbell Municipal Code (CMC Section 21.60.020.A) specifies that an amendment to the General Plan may
only be initiated by the City Council. See City Council Staff Report (Attachment 6).
? du/ga = dwelling units per gross acre
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Pre-Application Study Session - 16179 Mozart Ave

PROJECT DATA

Existing General Plan Designation:
Proposed Designation:
Proposed Density:

Existing Zoning Designation:
Proposed Zoning:

Existing Gross Lot Size:
Existing Net Lot Size:

Open Space®:

Floor Area:
1) Townhome: (attached garage):
2) Single-Family (attached garage):
3) Single-Family (attached garage):
4) S. F. (ADU/detached garage):

Required Parking (S.F.):
Required Parking (ADU):
Total Required®:

Proposed Parking (S.F.):
Proposed Parking (ADU):
Total Proposed:

Surrounding Uses:

Low Density Residential (>6 du/ga)®
Low-Medium Density Residential (6-13 du/ga)
~9 du/ga

R-1-6 (Single Family Residential) (min 6,000 SF lot size)
P-D (Planned Development)

2.95 Acres
2.93* Acres

~2,800 sq. ft. “community green”

1,522 square feet
2,363 square feet
2,820 square feet
3,000 square feet

84 spaces (56 covered; 14 uncovered, 14 guest)
6 spaces (uncovered)
90 spaces

76 parking spaces (52 covered, 24 uncovered/guest)
None
76 spaces (deficient by 14 spaces per current code)

Northwest: Single-Family Residential (R-1-6 zoning)

Southwest: Small-lot S.F. Residential (P-D zoning)

Northeast: Professional Office (PO zoning)

Southeast: Single-Family Residential (R-1-6 zoning)
OVERVIEW

Project Site: The approximately 3-acre site is located on Mozart Avenue, northwest of
Winchester Boulevard, north of State Route 85, and east of State Route 17, near the border of
Campbell and Los Gatos (Attachment 1). The property is currently developed with several
structures that would be removed to accommodate the subdivision. There are 166 trees on the
property, including 57 protected trees, 55 of which are proposed for removal.

® du/ga = dwelling units per gross acre

* A portion of the site would be dedicated right-of-way, potentially changing the net lot calculations. The net lot size
will be further reduced by the private road, guest parking, and common lot landscaping.

> See General Plan goals related to open space on page 3 of this memo, and the discussion on page 7 of this memo.

® City Code requires 2.5 spaces plus 0.5 guest spaces per dwelling unit (84) and 1 space per detached ADU (6).
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Project Description: The applicant’s proposal (Attachment 2) would require approval of a
General Plan Amendment to change the land use designation from low-density (less than 6
du/ga) to low-medium density (6-13 du/ga), a Zoning Map Amendment to change the zoning
from R-1-6 (Single-Family Residential) to P-D (Planned Development), a Planned Development
Permit for site configuration and architectural design for each home/lot, a Tentative Subdivision
Map to create 28 single-family lots and one commonly owned lot, a Tree Removal Permit to
allow for the removal and replacement of approximately 55 protected trees, a parking
modification, and environmental review. Given the applicant’s desire to develop accessory
dwelling units (ADUSs) that are not otherwise allowed by code (see discussion on page 5), the
City will also require a Master Development Plan to determine if the establishment of flexible
standards could achieve consistency with the intent of the Planned Development Ordinance.

General Plan Compliance: In reviewing the conceptual plans, the Planning Commission should
consider the following General Plan goals, polices, and strategies:

Goal LUT-3: [Provide] [o]ptions in ownership and rental housing in terms of style, size, and density
that contribute positively to the surrounding neighborhood.

Goal LUT-5: Preserv[e] and enhance[e] of the quality character and land use patterns that support the
neighborhood concept.

Policy LUT-5.1: Neighborhood Integrity: Recognize that the City is composed of residential, industrial
and commercial neighborhoods, each with its own individual character; and allow change
consistent with reinforcing positive neighborhood values, while protecting the integrity of
the city’s neighborhoods.

Policy LUT-5.2: Residential Neighborhoods: Maintain safe, attractive, pedestrian friendly residential
neighborhoods with identifiable centers and consistent development patterns and a range
of public and private services.

Policy LUT-9.1: Land Use Pattern: Establish a compatible land use pattern citywide.

Policy LUT-9.3: Design and Planning Compatibility: Promote high quality, creative design and site
planning that is compatible with surrounding development, public spaces, and natural
resources.

Policy LUT-10.1: Landscaping: Encourage the retention and planting of landscaping to enhance the natural
and built environment.

Strategy LUT-10.1a: Natural Feature Retention: Encourage site design that incorporates or otherwise retains
natural features such as mature trees, terrain, vegetation, wildlife and creeks.

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.

Policy OSP-3.4: Variety of Techniques: Utilize a variety of techniques to increase, preserve or maintain
open space facilities in conjunction with development projects.
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Design Guidelines: The project will be subject to either the City’s Design Guidelines for Single
Family Homes or the Design Guidelines for Low-Medium Density Residential Projects (e.g., the
townhomes).

DISCUSSION

Project Description: The conceptual plans illustrate 28 two-story homes including: four (4)
~1,500 square foot attached townhomes with one-car garage; eighteen (18) ~2,400 to 2,800
square foot detached single-family homes with attached garages; and six (6) ~3,000 square foot
detached single-family homes with an ADU over detached garages.

Existing Site and Neighborhood: The site is surrounded by low-density single-family homes
across the street (southeast) and to the rear (northwest), professional/medical offices to the right
(northeast), and a small-lot Planned Development subdivision consisting of 24 detached single-
family homes to the left (southwest). Given the proximity to Bascom Avenue, there are also
several nearby commercial businesses and office uses. The subject property is also located within
approximately 1/4 to 1/2 mile of the recently approved North-40 Phase 1 mixed-use development
project located in the Town of Los Gatos.

Tentative Subdivision Map: The tentative subdivision map would subdivide the three acre
property into 28 residential lots ranging in size from approximately 1,680 sg. ft. (ftownhomes) to
3,500 sq. ft. in net site area, in addition to a common lot with shared private driveway, guest
parking spaces, and “community green” pocket park. Prior to recordation of the Final Map, the
applicant shall be required to provide draft Covenants, Conditions and Restrictions (CC&R’s)
which provide for the formation of a homeowner’s association (HOA) to ensure the long-term
maintenance of the common lot and continued architectural integrity of the project.

Planned Development: The City has a goal to maintain a variety of residential ownership and
rental types in terms of style and sizes that contribute positively to the surrounding
neighborhood. The compatibility of residential development is determined by such factors as
density, lot size, lot configuration, building scale, and building design. As currently proposed,
the Planned Development would include four (4) different housing types, as briefly described
next and illustrated in Attachment 3.

1. Detached Single-family homes (fronting Mozart Avenue) with attached garages: As currently
proposed, three (3) of the detached single-family homes would have an entry door and front
yard that faces Mozart Avenue with an attached garage that faces the private street within the
subdivision. By facing Mozart Avenue, these homes have the potential to maintain a
consistent development pattern with the single-family homes across the street. The average
lot size of these three properties would be approximately 3,200 square feet.

2. Detached Single-family homes (fronting the private street) with attached garages: As
currently proposed, there would be 15 detached single-family homes with attached garages,
where the average lot size would be approximately 3,500 square feet. These homes would
face the private street located within the subdivision. The rear yards of these homes would
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face the rear yard of the homes along the northwesterly (left side) and the northerly (rear)
property lines.

3. Detached single-family homes with an accessory dwelling unit over each detached garage:
The applicant is also proposing six (6) detached single-family homes with detached garages
on approximately 3,400 square foot lots, to be located in the center of the subdivision. As
proposed, the applicant would like to build an accessory dwelling unit (ADU) over each
garage, as discussed further below.

4. Townhomes: The third type of housing envisioned by the applicant is four townhomes (two
attached townhomes with two homes each) where the average lot size for each townhome
would be approximately 1,680 square feet.

Accessory Dwelling Units: As proposed, the applicant would like to build an accessory dwelling
unit (ADU) over each garage; however second story ADUs are not currently allowed by City
Code’. The City Council will be considering changes to the ADU Ordinance (following the
Commission’s March 26™ recommendations); however it is not known at this time if the changes
would allow second-story ADUs. Nevertheless, the City could authorize a second-story ADU
with implementation of a Master Development Plan for the subject property. A Master
Development Plan could provide a mechanism to establish flexible development standards with
regard to the ADUs, setbacks, open space, etc.®. One reason why such a tool could be applied is
because the ADUs would be confined to a Planned Development neighborhood and not be
visible to the surrounding neighborhoods. Objections to ADUs typically are attributed to how
they can alter a neighborhood’s character. Since these units would be confined to a small
gated/fenced community, no visual impact would disrupt the character of the surrounding
neighborhood.

Architectural Design: The conceptual drawings illustrate three fagade designs, each with a
traditional architectural style and neutral color palette. The 27-foot tall townhome (“Plan 17)
includes composite tile hipped/gabled roofs, stucco siding, wood trim and wood garage doors.
The 24-foot tall single-family home with detached garage (“Plan 2) has similar exterior materials
to Plan 1, but calls for wood shingle siding as opposed to stucco. The 24- to 25-foot tall single-
family home with attached garage (“Plan 3”) illustrates composite tile hipped/gabled roofs,
vertical or horizontal board and batten siding, wood trim, and wood garage doors. While the
plans are only conceptual and do not yet include a formal landscape plan, the drawings appear
generally consistent with the Design Guidelines, except perhaps for the amount of common
public open space®. The amount of private open space appears to be consistent with the Design
Guidelines (300 square feet per unit).

" Under the current Campbell Municipal Code, a detached ADU shall be a maximum of fourteen feet in height and
not exceed one story.

& Staff needs to confer with the City Attorney on the viability of such a planning tool.

® Per the Design Guidelines, at least 300 of the required 600 square feet of open space per unit (or 40% of the net
site area, whichever is greater) shall be private and at least 100 square feet shall be shared, leaving applicant
discretion regarding allocation of the remaining 200 square feet.


https://library.municode.com/ca/campbell/codes/code_of_ordinances?nodeId=TIT21ZO_ART3DEOPST_CH21.23ACDWUN
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Affordable Housing: Five (5) of the 28 homes would be made affordable, in compliance with the
City’s Inclusionary Ordinance®. It should be noted that under the existing low-density
designation, the applicant could pay a fee in lieu of actually constructing the required
inclusionary units. However, it is clear that the applicant does not intend to do this since he is
asking for a General Plan amendment to increase the density. In this regard, it appears the
applicant is willing to provide more affordability (via physical units) in exchange for allowing a
higher density through a General Plan amendment.

While the applicant has not specified the affordability level of the five (5) affordable units, the
City will require them to be in proportion to the City’s Regional Housing Needs Allocation
(RHNA), as issued by the Association of Bay Area Governments (ABAG). In this regard, the
project would be required to include three (3) moderate-income units and two (2) low-income
units*’. The affordable homes shall be both proportional** and comparable to the market rate
homes in terms of type (single-family with ADU), size (floor area), materials (wood siding), and
amenities (e.g., stainless steel appliances®®). Alternatively, the applicant may propose a density-
bonus project (as discussed on page 8) which would require the affordability level to be
consistent with State Density Bonus law.

Parking Modification: The project proposes 76 parking spaces, however City Code requires 90
spaces. Thus, the project would require a parking modification permit. As illustrated in the table
below, the proposed parking is comprised of four (4) attached one-car garages, 18 attached two-
car garages, six (6) detached two-car garages, and 24 uncovered parking spaces placed
strategically around the private loop street.

Housing Type Parking Space Type Required Proposed
Single Family (28 units) Covered  (2.0/ unit) 56 52
Uncovered (0.5 / unit) 14 18
Subtotal: 70 70
ADU (6 units) Uncovered (1 / bedroom) 6 6
Guest Uncovered (0.5 / unit) 14 0
Total: 90 76

A parking modification permit shall only be granted upon making the following findings:

a. Due to the unique nature and circumstances of the project, or special development features, the anticipated
number of parking spaces necessary to serve the use or structure is less than that required by the applicable

19 The City’s Inclusionary Ordinance requires at least 15% of the units in a development with 10 or more units to be
sold at an affordable ownership cost to lower-income and moderate-income households.

1 pursuant to CMC 21.24.040 (Inclusionary Ordinance), for sale projects typically requires moderate and low-
income units in proportion to RHNA, while rental projects require 60% of the affordable units to be low-income and
40%o0f the affordable units to be very-low income.

12 Three (3) of the 18 single-family homes with attached garage, one (1) of the six (6) single-family homes with
detached garage, and one (1) of four (4) townhomes shall be BMR units.

3 While higher-end appliances (e.g., stainless steel Wolf) may be installed in the market rate homes, the appliances
in both the BMR and market rate homes should be comparable in terms of finishes (e.g., stainless steel Whirpool).



https://library.municode.com/ca/campbell/codes/code_of_ordinances?nodeId=TIT21ZO_ART3DEOPST_CH21.24INHOOR
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off-street parking standard, and would be satisfied by the existing or proposed number of parking spaces, as
supported by review of the applicant's documentation and/or a parking demand study prepared by a
qualified transportation engineer accepted by the decision-making body;

b. Conditions of approval have been incorporated into the project to ensure the long-term adequacy of the
provided off-street parking; and

c. Approval of the parking modification permit will further the purpose of [the Parking Ordinance].

While it is not apparent that the “unique nature and circumstances of the project or special
development features” would warrant the request, the Planning Commission could find that the
proposed guest parking is consistent with site characteristics or place other conditions of the
project to address the guest parking issue. For example, the project could be conditioned such
that Covenants, Conditions & Restrictions (CC&Rs) for the development would restrict residents
from parking on the private street, leaving these spaces available for guests. Alternatively, the
type of development proposed (e.g., senior housing, smaller units, stacked stalls, shared parking)
could justify the parking modification.

Landscaping and Open Space: As provided on page 3 of this staff memo, the General Plan has
goals and policies to ensure that new residential development projects provide open space in a
manner that enhances the natural and built environment. The conceptual plans illustrate a ~2,800
square foot “community green” pocket park for use of the residents; but the plans do not
illustrate the private open space that would be provided for each individual property. As a
general benchmark for the amount of open space in a Planned Development project, staff
commonly looks to the General Plan equivalent zoning, which in this case would be R-D or R-
M. However this is a single-family development and the R-D/R-M standards (20% of net site
area) are specific to multi-family developments. The City also has general landscaping standards
(CMC 21.26.030) for all zoning districts which require: all front yard areas (except driveways) to
be landscaped; all driveways, parking areas, and other paved areas to be screened with
landscaping; and all landscaped areas to be water efficient with a mix of materials, species and
sizes that are irrigated with a permanent automatic underground system. CMC section 21.26.030
(Site and architectural review permits) provides additional considerations for landscaping
including: maximizing open space around structures for aesthetic and screening purposes;
protecting access to natural light, ventilation, and direct sunlight; ensuring compatibility of land
uses; and providing space for privacy and recreation.

Tree Removal: City Code requires the retention of existing mature trees and vegetation to the
greatest extent feasible by minimizing the unnecessary destruction of existing healthy trees.
Furthermore, CMC Chapter 21.32 (Tree Protection Regulations) establishes policies, regulations,
and standards to protect and manage trees on private property to ensure that development is
compatible with and enhances Campbell's small town quality and character. In enacting this
chapter, the city recognizes the substantial aesthetic, environmental and economic importance of
its tree population. However the project, as conceptually proposed, would remove all but two
trees, as discussed below. Staff suggests the applicant plot site improvements to retain as many
protected trees as possible.

! The R-D and R-M zoning districts permit 6-13 du/ga, consistent with the proposed density request.
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An inventory of the site (Attachment 6) identified 166 trees on the property; however 109 of
these trees are exempt from the City’s tree protection ordinance (fruit trees and/or trees under
12” DBH). Of the remaining 57 trees, there are 42 coast live oak trees, 8 holly oak trees, and one
(1) each of the following: fan palm tree, Chinese pistache, olive, pepper, privet, silver acacia, and
stone pine. The applicant’s proposal would result in removal of 55 protected trees, where 27 of
these trees are rated to have “poor suitability for conservation”. The applicant proposes to retain
two (2) trees on site, including one (1) existing oak tree along the site frontage (to be integrated
with the proposed community green park) and one (1) existing oak tree along the northern corner
of the property (reference Preliminary Site Plan, Attachment 3).

A more complete arborist analysis will be required under a formal application to determine if any
protected trees meet the findings for removal. All protected trees approved to be removed shall
be replaced in accordance with the City’s tree protection ordinance.

Utilities: All on-site utilities and utility lines along the public street frontage will be installed
underground per Campbell Municipal Code Section 21.18.140.

Public Improvements: The project requires frontage improvements per Campbell Municipal
Code Section 11.24.040, including but not limited to: relocation and undergrounding of all
existing utilities; removal of existing driveway approach; installation of City standard curb,
gutter, sidewalk and ADA compliant driveway approaches consistent with the adjacent
developed property; installation of LED streetlights in accordance with the City of Campbell’s
Street Lighting Policies; installation of City approved street trees and irrigation; and installation
of traffic control, stripes and signs.

Alternative Site Plan: The previous discussion summarizes the applicant’s preferred site plan and
housing types. However, in the event that the City would not permit second-story ADUs or the
requested increased density, the applicant has prepared an alternative site plan with 25 homes on
6,000+ square foot lots (Attachment 4). This option would require a density bonus to obtain the
seven (7) additional (bonus) units, by designating two (2) of the units as very-low-income (VLI),
or four (4) of the units as low-income (L1), or eight (8) of the units as moderate-income (Ml), as
estimated™ in the following table.

. Base Bonus . 16
Low Density (<6 du/ga) Density Density Total Units (MR + BMR™)
15 market rate (MR) units N . _ .
+ 3 below market rate (BMR) units 18 units n/a 15 MR + 3 BMR = 18 units
+ 8 Moderate-income units ~18 units ~7 units 17 MR + 8 Ml = ~25 units
+ 4 Low-income units ~18 units ~7 units 21 MR + 4 LI = ~25 units
+ 2 Very-Low-income units ~18 units ~7 units 23 MR + 2 VLI = ~25 units

15 Estimate only: Base density / Bonus density will be determined upon formal project submittal
1° The 15% BMR unit count is based on the 18-unit base density, not the 25-unit bonus density
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In certain respects, a Density Bonus alternative project would yield improved affordability since
the applicant would be required to provide a minimum of two (2) very-low-income units or four
(4) low-income units or eight (8) moderate-income units'’ as opposed to three (3) moderate-
income units and two (2) low-income units, as previously discussed. The City has a long way to
go in terms of satisfying its RHNA obligation with only 14% of the moderate-income category,
2% of the low-income category, and 7% of the very-low income category being satisfied for the
current RHNA cycle (2015-2023); illustrating a greater need for low- and very-low income units.

If the City does not approve the requested General Plan amendment to increase the density, the
applicant also has the option to develop an 18-unit Planned Development without the density
bonus. This type of development would be consistent with the existing General Plan low-density
designation (<6 du/ga). While this alternative would still be subject to the Inclusionary
Ordinance, the applicant could pay a fee in-lieu of actually building the BMR homes. This fee is
far below what it would cost a developer (or the City) to build three (3) BMR units. Staff has
estimated the in-lieu fee for the project, assuming 18 units on 6,000 square foot (net) lots, built to
the maximum 45% floor area of 2,700 square feet (6000*.45=2700). The in-lieu calculation is
the in-lieu fee ($34.50) multiplied by the average square footage (2,700) multiplied by the
number of BMR units. In this case, three (3) BMR units would be required for an 18-unit
development (18*.15=3). Thus, the estimated in-lieu fee for this hypothetical 18-unit project
would be $279,450 (34.5*2700*3 = $279,450), less than 1/10™ the cost to actually build the
units®®. Nevertheless, as previously discussed, the applicant has expressed their desire to
construct more units; hence the request for greater density.

Environmental Review: Completion of an Initial Study and preparation of a Mitigated Negative
Declaration will be required prior to formal review of the subdivision application by the Planning
Commission and City Council. The applicant will be required to submit an arborist report and
analysis reports related to air quality, biology, geology, and noise. The City will hire a third-
party consultant to evaluate potential traffic impacts. As part of the pre-application process, the
Planning Commission may elect to recommend additional and/or more focused studies where a
potential impact is identified to assist in the scoping of the environmental review.

Neighborhood Notification: In addition to noticing the pre-application study session in the
newspaper, notices were sent to all property owners within 300 feet of the site. While no pre-
application comments were received as of the writing of this report, public comments were
provided at the February 5™ City Council meeting and included concerns regarding the “small
town feel of the neighborhood” and potential impacts related to the proposed increase in density,
traffic, parking, vehicle egress from the neighborhood, and pedestrian/bicycle traffic due to the
Los Gatos Creek trail adjacency (Attachment 7). Any comments received by the City following
publication of this report will be provided to the Planning Commission and presented at the study
session.

17 per State Density Bonus law, a project cannot combine more than one affordability category.
'8 This estimate assumes the construction cost to be approximately $200/sq. ft. which is low by today’s standards.
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NEXT STEPS

The Planning Commission’s pre-application comments will help inform the applicant’s formal
submittal. In addition to requiring a General Plan Amendment, a proposal for a small lot
subdivision (<6,000 square feet) with a private street would require a Zoning Map Amendment
to rezone the property to P-D (Planned Development), a Tentative Subdivision Map to develop
fee-simple lots, a P-D Permit with Site and Architectural Review, a parking modification, and a
Tree Removal Permit.

Given the applicant’s desire to develop accessory dwelling units (ADUSs) that are not otherwise
allowed by code, the City will also require a Master Development Plan to determine if the
establishment of flexible standards could achieve consistency with the intent of the Planned
Development Ordinance. The project would be reviewed for compatibility with the surroundings
properties in terms of visual appearance, tree removal, privacy, noise, and traffic. The proposal
will also require an environmental analysis pursuant to the California Environmental Quality Act
(CEQA).

Upon receipt of a formal application, staff will email a courtesy notice to all residences within
300-feet of the project site. Once the permit is ready for a public hearing, an additional public
notice will be mailed providing an additional opportunity for the public to review/comment on
the project plans. A formal project submittal will require review by the City’s Site and
Architectural Review Committee (SARC) and Planning Commission (PC), before it is brought
before the City Council for a decision.
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Attachment 3

CITY OF CAMPBELL PLANNING COMMISSION

MINUTES

7:30 P.M. TUESDAY
APRIL 9, 2019
CITY HALL COUNCIL CHAMBERS

The Planning Commission meeting of April 9, 2019, was called to order at 7:30 p.m., in
the Council Chambers, 70 North First Street, Campbell, California by Acting Chair
Rivlin and the following proceedings were had, to wit:

ROLL CALL

Commissioners Present: Acting Chair: Andrew Rivlin
Commissioner: Stuart Ching
Commissioner: Terry Hines
Commissioner: Mike Krey

Commissioners Absent: Chair: JoElle Hernandez
Commissioner: Maggie Ostrowski
Commissioner: Michael L. Rich

Staff Present: Community
Development Director:  Paul Kermoyan
Senior Planner: Daniel Fama
Senior Planner: Cindy McCormick
Associate Planner: Stephen Rose
City Attorney: William Seligmann

Recording Secretary: Corinne Shinn

APPROVAL OF MINUTES

Motion: Upon motion by Commissioner Krey, seconded by Commissioner
Ching, the Planning Commission minutes of the meeting of March
26, 2019, were approved as submitted. (4-0-3; Chair Hernandez and
Commissioners Ostrowski and Rich were absent)
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NEW BUSINESS

Acting Chair Rivlin read Agenda Item No. 3 into the record as follows:

3. PLN2019-34 Study Session (PLN2019-34) to review pre-application
conceptual plans for a potential 28-unit subdivision and
associated General Plan Amendment to increase the density
from <6 du/ga to 6-13 du/ga, Zoning Map Amendment to
change zoning from R-1-6 to Planned Development (P-D),
and P-D permit for the property located at 16179 Mozart
Avenue. Staff is recommending that this is not a project
subject to CEQA. Project Planner: Cindy McCormick, Senior
Planner

Ms. Cindy McCormick, Senior Planner, provided the staff report.

Director Paul Kermoyan:

e Said that it is very common for a developer to take a site and want a clean slate.

e Stated that staff is suggesting the developer instead work within the existing
environment and work with existing trees on the property.

e Pointed out that density can be retained while providing necessary parking simply
by providing smaller units to leave more room to accommodate parking.

e Reported that the developer is currently asking for a Parking Modification Permit.

e Suggested the Commission focus on the big issues including how to justify a
Parking Modification Permit.

Commissioner Hines said that the properties around this one look similar.

Planner Cindy McCormick said that the adjoining subdivision has traditional
architecture.

Commissioner Hines asked if there has been any discussion about the exit off Mozart.
Planner Cindy McCormick said that can be looked at with the traffic study.
Commissioner Hines asked if there is a possible location for another exit.

Planner Cindy McCormick said that is a challenge but it can be looked at with the
traffic study.

Commissioner Hines asked if right turns are the only option when coming off Mozart
and onto Bascom.

Planner Cindy McCormick said that another entrance doesn’t seem feasible.

Commissioner Hines said that this exit is already a problem.
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Commissioner Ching asked if the proposed park would be for public use or just for
residents of the development.

Planner Cindy McCormick said she would defer to the applicant but thinks it likely
would be intended for use just by residents for liability concerns.

Commissioner Krey asked what represents a “small” lot.
Planner Cindy McCormick replied less than 6,000 square feet, which is a standard lot.
Acting Chair Rivlin opened the Public Hearing for Agenda Item No. 3.

Mark Robson, Applicant, Robson Homes:

e Stated that the need for housing is acute and this site offers a good opportunity to
increase density and create affordable homes.

e Compared projects. If lots are a minimum of 6,000 square feet the site could
accommodate 18 units. A Planned Development project could either
accommodate 23 market rate units and two BMR units; or 23 market rate units with
five BMR units with added density.

e Opined that small lots equate to more affordable units than do 6,000 square foot
lots.

e Stated that their initial site plan includes a total of 28 units with five of them being
BMR where only four are required to be.

e Suggested that having an ADU atop a detached garage offers affordable rental
housing options. The income from renting out an ADU could help a property owner
to offset their cost of mortgage while providing an affordable living unit.

e Advised that there would be seven additional street parking spaces along Mozart
with this development. There will be public improvements along Mozart.

e Assured that he would try to save the best trees on this lot and proposes a 4,500
square foot open space on site for private use by the residents of the development.

e Pointed out that the General Plan encourages development of housing.

e Stated that having affordable units built now with the project is the best project for
the City of Campbell in providing affording housing.

Commissioner Hines asked Mr. Mark Robson what he thought about the potential for
access onto Bascom.

Commissioner Ching:

e Pointed out that with this initial site plan with 28 houses they have placed their
proposed park at the entrance of the development.

e Expressed concern for the safety of children who would be at play there.

Mark Robson explained that a picket fence would be placed along the street frontage.
He said he was considering placing a rope swing on one of the oak trees that will be
within the park area. He pointed out that each home would also have their own yards
as private open space.



Campbell Planning Commission Minutes for April 9, 2019 Page 11

Commissioner Ching asked whether placement of the park space elsewhere on site
might be better.

Mark Robson said that the homes would have large front porches intended to
encourage homeowners utilizing them and therefore creating a sense of community.
No garage doors will be visible from the street. This development will be very
attractive and create a nice feel of neighborhood.

Commissioner Krey asked Mr. Mark Robson if he has constructed any projects where
driveways are counted to meet parking requirements.

Mark Robson replied yes. He did so early on in the late 80’s.
Commissioner Krey asked Mark Robson if he would build ADU’s at the beginning.

Mark Robson said they would be constructed immediately as a place for the property
owner to use and/or to rent out to help cover the mortgage.

Commissioner Krey asked if there would be exterior staircases for access to the
ADU’s above detached garages.

Mark Robson replied yes, they all do.

Commissioner Krey asked Mark Robson how his proposed lot size and house size
compares to the homes along Beethoven.

Mark Robson said his lots would be a little smaller. As a result there will be more
affordability for market rate homes. He added that he has been building detached
garages for the last 20 years.

Director Paul Kermoyan:

e Clarified that the Parking Modification Permit relates to the number of spaces
required.

e Added that the number of parking spaces counted for a site cannot include parking
on driveways within the first 25 feet of the property. That standard cannot be
deviated on.

e Elaborated that you can however deviate from the number of spaces provided as a
concession per State law.

Acting Chair Rivlin asked if there was anyone else present who wished to address the
Commission about this project.

Heidi Heckman, Resident on Beethoven Drive:

¢ Reminded that she had submitted an email to the Commission earlier today.

e Reported that Beethoven is a special community in and of itself. She has lived
there for the last 12 years.

e Added that more than 30 kids play on the streets in their neighborhood. There are
block parties and events for every holiday. They are a really close community.
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Stated that they are right next to the Hwy. 85 entrance. When people miss the exit
they often end up driving down their street really fast.

Advised that there are a couple of pedestrian access points to the Los Gatos Creek
Trail from their neighborhood.

Admitted that she likes Robson Homes and is just concern about density.
Calculated that each home generally has two cars. As a family’s kids grow up
more cars are added per household.

Pointed out that their street is a two lane with parking along both sides of it. There
IS No opportunity to bypass each other.

Said that there is an existing impact as there is no light to assist people departing
off Mozart onto Bascom.

Added that there is a fixed median to prevent left turns off Mozart so people in the
neighborhood “sneak” out to left turn onto Bascom Avenue where the kids’ schools
are located. This is accomplished by using the parking lot of the medical office at
the corner.

Said that those are some of the concerns of her neighborhood. Mainly traffic and
egress.

Stated that she’d like to see smaller development but this project seems great.
Expressed appreciation for the open house conducted by Robson.

Reiterated her desire to see the density of the project reduced.

Gabriel Gonzales, Resident on Beethoven:

Said he too has parking concerns.

Reported that he works for the phone company.

Advised that he often sees people having to park far from their homes and walk in.
Advised that half the people in the neighborhood don'’t park in their garages. He
stated that it seems that garages tend to be used for stuff or is converted space.
Cautioned that parking overflow will be pushed out to other people in the
community.

Stated that there is not enough parking for people who will be living there.

Mark Robson said that with a strong Homeowners’ Association and effective CC&R’s
his projects have had good luck in restricting garages for parking of vehicles. There is
a parking committee to oversee this issue as part of the HOA structure.

Gary Black, Traffic Consultant for Robson Homes:

Informed that he went to the neighborhood to count cars.

Reported that less than half of the street parking spaces were taken.

Added that there will be more street parking created with this development as right
now there are no curbs, gutters or sidewalks along this project site.

Stated that most of the street parking was for the medical building at the corner.
Said that he counted the cars leaving Mozart. Unfortunately only right turns are
allowed coming out from Mozart onto Bascom.

Said that 40 seconds was the highest time taken. From five to 10 seconds was
typical. Fourteen (14) cars per hour on average.

Concluded that this exit could accommodate ten times the traffic it currently
accommodates.
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Acting Chair Rivlin asked what times the exit off Mozart was monitored.

Gary Black, Traffic Engineer for Robson Homes, said it was between 7 a.m. and 9
a.m. in the morning and between 4 p.m. and 6 p.m. in the evening.

Acting Chair Rivlin asked if this development would double or triple existing traffic.

Gary Black, Traffic Engineer for Robson Homes:

e Said that 28 homes would result in 20 cars coming out in the morning or double
what’s going out right now.

e Stated that he observed that most of the time there were no cars there waiting to
exit right from Mozart.

Commissioner Ching asked Gary Black if while conducting his traffic counts he
observed what happens to those cars that exited right off Mozart onto Bascom. Did
they make a U-turn to go back towards Camden or turn directly onto the Highway 85
entrance lane?

Gary Black, Traffic Engineer for Robson Homes:

e Said no he didn’t note that information.

e Stated that his opinion is that cars that want to turn left onto Bascom are cutting
through the medical office parking lot to do so.

Commissioner Ching pointed out that there is another similarly sized lot across the
street. Was that considered if it were to be developed in a similar fashion?

Gary Black, Traffic Engineer for Robson Homes, replied no. He just considered this
project.

Planner Cindy McCormick advised that someone has already been in to City Hall
inquiring about the lot across the street.

Mark Robson, Applicant, said that the site can allow for 18 homes if the lots are 6,000
square foot and 25 homes if smaller lots are allowed. This is worth considering.

Commissioner Krey:

e Said that three extra BMR and ADU’s would rely on breaks we give them.

e Pointed out that this is a tough location as the only way in or out is via one exit with
only right-hand turns.

e Stated he can see higher density with more BMR units, which are so needed.
These BMR units would belong to their homeowners.

e Stressed that parking is a big deal and that more parking is needed.

Acting Chair Rivlin suggested organizing the topics and having each Commissioner
provide their input on each topic:

1. Traffic & Parking
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2. Amenities — is proposed space large enough / is proposed placement best
option?

3. Accessory Dwelling Units (ADU'’s)

4. Below Market Rate (BMR) Units

5. Trees

6. Density

Commissioner Krey:

Stated that more parking is needed.

Suggested marking the street on Bascom to read, “Don’t Block EXxit”.

Add signage to facilitate egress off Mozart onto Bascom.

Admitted that he is leery about parking.

Said that he likes the architecture.

Stated that he like to see more trees protected and retained. There are some great
trees there.

Express support for density that would allow for the highest number of BMR units
possible.

Commissioner Hines:

Said that he would support the highest density for which there is no requirement for
a parking exception to achieve. The State exception is fine.

Stated that they don’t need to get into a traffic study as it is obvious what the issues
are.

Suggested that there should be a thorough review of right turns onto Bascom.
There must be some way to improve that turn.

Regarding design, he said it is great and looks very presentable and workable.
Added that he would love to live there.

Opined that this development would generate a similar sense of community that
already exists on Beethoven.

Said that he likes the inclusion of ADU's.

Supported the goal of saving more trees and to adding some additional trees as
well. Even newer trees will look beautiful in 10 years or more.

Stated that he supports a density that is as high was we can get including ADU and
BMR units.

Concluded that he would not support parking exception beyond that already
mandated by the State.

Acting Chair Rivlin:

Agreed that traffic and parking will be an issue.

Stated that inclusion of BMR units is important. Providing more allows the
applicant to obtain a higher density of development.

Said that he supports the applicant’s interest in placing ADU’s above the detached
garages.

Asked staff if there would be a traffic study.

Planner Cindy McCormick replied yes.
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Acting Chair Rivlin:

Reminded that there is another similar property across the street that may be
developed very much like this one.

Added that the owners of the medical office may decide one day to prevent
neighborhood use of their property to achieve a left turn onto Bascom Avenue.
Suggested that Public Works provide information on what future traffic
improvement plans there might be added for that area of Bascom.

Said that the proposed architecture is charming and seems to fit the “Campbell”
feel. Mr. Robson has a lot of experience and knows what works.

Listed the last two issues as amenities and trees.

Suggested modifying the architecture to accommodate the retention of more of the
existing trees on site if possible. This might even include the consideration of
relocating of some of the oaks and/or replanting additional oaks.

Pointed out that some of the garage units offer only one covered parking space so
perhaps they should consider two-car garages instead.

Commissioner Ching:

Stated the need for traffic and parking safety.

Expressed concern about the exiting ability onto Bascom.

Opined that there is an existing problem there the City needs to look at.

Reported that he saw 10 cars cut through the health center’'s property in order to
achieve a left-turn exit. The City should look into that no matter how many units
are allowed.

Reminded that the other site will also be developed.

Said he was really worried about the traffic and parking on this development. What
are being proposed are small parcels. Cars will be parked on driveways. Kids will
play on the streets. There is a safety implication.

Advised that he is not in favor of counting driveway space as require parking
spaces.

Admitted he’d like to see the pocket park be made larger and relocated to another
part of the development. Those changes might help to keep kids from running out
into the street.

Said he has no problems with the architectural appearance of these homes.
Pointed out that 97 percent of the protected trees on site are proposed to be cut
down. That will substantially change the site.

Reminded that a Planned Development should be special. He'd like to see more
imagination on architecture and design and at least half of the existing trees on site
retained. We should be challenging ourselves on how we design.

Said that he supports ADU’s but not the proposed total of 28 units overall. He
might be more in favor of up to 25 units in total.

Stressed that safety is his major concern as well as any impacts on the
surrounding environment as per the General Plan.

Acting Chair Rivlin said he agreed on the issue of trees and suggested provision of a
map with trees specified and offering ways to design around existing trees. He
supports a maximum of 23 units rather than 25.
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Ms. Heidi Heckman, Resident on Beethoven:

e Returned to the podium and reminded the Commission that the North 40 project is
coming in Los Gatos just on the other side of the highway. That project will also
have a significant impact on this area.

e Added that her neighborhood is seeking to secure a speed hump on their street to
slow traffic down that is currently speeding down their street. Perhaps one should
go on Mozart as well.

Acting Chair Rivlin suggested the addition of “No Outlet” signs and suggested to staff
that Public Works be asked about that.

Director Paul Kermoyan said that he’s added that suggestion to his list.

Mark Robson, Applicant, Robson Homes:

e Advised that they would have to bring fill onto their site to cover sewage pipes.
There are utility conflicts. With fill more is feasible.

Planner Cindy McCormick said that staff is encouraging the applicant to save as many

trees as possible. She cautioned that the initial tree inventory indicates that many

trees are not salvageable.

Commissioner Hines suggested the applicant work with the City and expressed
appreciation to Mr. Robson and his team for listening to the Commission’s feedback.

Acting Chair Rivlin closed the Public Hearing for Agenda Item No. 3.

*k%k

REPORT OF THE COMMUNITY DEVELOPMENT DIRECTOR

Director Paul Kermoyan provided the following update to his written report:

e Reported that Council took second reading of the Planning Commission Ordinance.
Per this Ordinance any absence, excused or not, is counted.

e Added that with adoption of this Ordinance attendance at the League of California
Cities Planning Commissioner Academy is mandatory for the first two years of
service on the Commission. For other Commissioners attendance is voluntary.

e Stated that the City Council is really encouraging training.

e Advised that staff will continue to consider opportunities, such as when PC meeting
agendas are light or empty, to instead schedule Planning 101 training sessions.
CEQA is one possible future topic.

Commissioner Ching raised the issue of budget limitations.
Director Paul Kermoyan said the budget line ran out this year but for the next fiscal
year, which starts on July 1%, he is requesting more funds to support this mandatory

training.

Commissioner Ching asked about events that might have no cost.
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Director Paul Kermoyan said that is also an option. The American Planning
Association (APA) has a site. There is potential to locate a timely training video and
view it together as a group.

Commissioner Hines told the other Commissioners that the LCC Conference was very
good and offered a good perspective as well as the opportunity to meet other
Commissioners from throughout the State.

Director Paul Kermoyan said that the California APA Conference starts this next
Saturday. Senior Planner Cindy McCormick will be attending that.

Acting Chair Rivlin asked Commissioner Hines if he wanted to update the Commission
on the sessions he attended in March.

Commissioner Hines said he would put together a written update as he hasn'’t
prepared anything for tonight.

Acting Chair Rivlin asked if it would be possible for a not-so-new Commissioner to still
attend the LCC training.

Director Paul Kermoyan replied yes and said it occurs each year in March. The next
State APA Conference will occur in September.

Commissioner Hines said that he finds it helpful to attend with someone else the first
time attending.

Acting Chair Rivlin agreed and said he attended a CalAPA Conference with
Commissioner Hernandez.

Commissioner Hines asked what constitutes a new commissioner.

Director Paul Kermoyan said it is the most recently appointed.

Acting Chair Rivlin asked about scheduling the selection of a new Chair.

Director Paul Kermoyan said that Council must first accept the resignation of Chair
Hernandez at its meeting on April 16" and direct the posting of this new vacancy on
the Planning Commission. After that has occurred, staff will include the selection of a

new Chair and Vice Chair to complete the year on the appropriate PC agenda.

ADJOURNMENT

The Planning Commission meeting adjourned at 9:37 p.m. to the next Regular
Planning Commission Meeting of April 23, 2019.
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