Oakland City Planning Commission

Design Review Committee

STAFF REPORT

Case File Number: PLN15378-PUDF04

June 23, 2021

Location: | Oak Knoll Development — Parcel 12; 8750 Mountain Boulevard

Assessor’s Parcel Number(s): | 043A467500321

Proposal: | Oak Knoll Final Development Permit (FDP) for construction of 38
residential townhouse units on Parcel 12

Applicant: | Marc Magstadt, SunCal

Contact Person/ Phone Number: [ Jeff Stevens, Danielian Associates/(949) 474-6030

Owner: | Oak Knoll Venture Acquisitions LLC

Case File Number: | PLN15378-PUDF04

Planning Permits Required: | FDP, compliance with CEQA

General Plan: | Mixed Housing Type Residential

Zoning: D-OK-3 Oak Knoll District Residential Zone - 3

Environmental Determination: | Final Supplemental EIR certified on Nov. 7, 2017

Historic Status: | Non-Historic Property

City Council District: | 7 - Treva Reid

Finality of Decision: | Planning Commission, appealable to City Council

For Further Information: | Contact case planner Michele T. Morris at 510-238-2235 or by e-mail at
mmorris2@oaklandca.gov

SUMMARY

The proposed project is a Phase 1 Final Development Permit (FDP) for construction of 38
residential units (townhomes) on Parcel 12 in the Oak Knoll Planned Unit Development (PUD).
Parcel 12 is a northern uplands site along the new Creekside Loop which is currently only
accessible from Mountain Boulevard.

PROJECT SITE AND SURROUNDING AREA

Oak Knoll Development encompasses an 84.7-acre site east of Interstate 580 (1-580) and is
located approximately 9 miles southeast of downtown Oakland. Mountain Boulevard and the I-
580 freeway to the west; Keller Avenue to the north and east; and Sequoyah Road, a City-owned
property, and residential neighborhoods to the south. Parcel 12, the project site, which is near the
center of the Oak Knoll Development site and is currently not accessible. Parcel 12 will be
accessible from a new road, Creekside Loop, and bordered on its east by Street “C” (see
Attachment A).
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Case File: PLN15378-PUDF04

Applicant: David Soyka and Marc Magstadt - SunCal
Address: Oak Knoll FDP Parcel 12

Zone: D-OK-3
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PROJECT BACKGROUND
Project History

In 1996, the Naval Medical Center Oakland property was subject to a Final Reuse Plan that
presented five land use alternatives for the reuse of the property. The Maximum Capacity
Alternative within the Final Reuse Plan included a) 584 residential units, b) 400, 000 sq. ft. of
commercial space, and c¢) 32 acres of open space. The Maximum Capacity Alternative was
approved by the Oakland City Council as the preferred alternative.

In 2005, SunCal Oak Knoll, LLC proposed the “former Oak Knoll Project” which included 960
residential units, 82,000 sq. ft. of commercial space and 53 acres of open space. The “former
Oak Knoll Project” was not approved.

Approved Oak Knoll Entitlements

The Oak Knoll Development was submitted in 2015 and approved in November 2017. The
approval included General Plan Amendments, Rezoning, Planned Unit Development/Preliminary
Development Plan, Final Development Plan for Master Developer Site Improvements, Final
Development Plan for Relocation and Rehabilitation of Club Knoll, Design Review, Vesting
Tentative Tract Map, and a Creek Permit. The project is referred to as “Oak Knoll.”

Oak Knoll includes:

o 918 residential units of varying types;

e 72,000 sq. ft. of neighborhood serving commercial in the Village Center;

e 14,000 square feet of civic/commercial use, including relocation of the historic Club
Knoll to the center of the Project site with 4,000 sq. ft. of community space and 10,000
sg. ft. of commercial space;

o Approximately 67.6 acres of open space and recreation areas, including four new public
parks, a system of trails, bikeways, and walkways;

e Restoration and enhancement of the Rifle Range Creek, Powerhouse Creek and Hospital
Creek corridors (16.7 acres);

e Three phases of development; and

o Street network designed as "complete streets™ for the safe and comfortable travel of all
transportation modes.

The following provides a summary of the status of the Oak Knoll Development:
e Land Use Entitlement: The Oak Knoll Project Supplemental EIR was certified and the
General Plan Amendment, Rezoning, Vesting Tentative Tract Map, Creek Permit, and
the Oak Knoll PUD was approved on November 7, 2017.
e Construction-Related Permits:
0 Grading Permit: The applicant has received a Grading permit for Phase 1 of the
development which includes Parcel 6 and Parcel 12.
o0 Bridge Permits: The applicant has received construction related permits for the
pedestrian and vehicular bridge located in Phase 1.
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o Public Improvements: The applicant has applied for and received the PX permit
for the public improvements in Phase 1, including the streets and utilities.
0 Club Knoll: The historic Club Knoll has a series of Building Permits associated
with it, including demolition, alteration, and reconstruction.
Compliance with Conditions of Approval: The relocation and restoration of Club Knoll is
underway. Public improvement permits, various alternate method construction permits
and Private infrastructure permits for on-site improvements are under review. The City
and the applicant are actively working on formation of the Community Facilities District,
Geologic Hazard Abatement District (GHAD) and Subdivision Agreement.
Tree Permit Amendment: An amendment to the approved Tree Removal Permit was
received on May 3, 2021. The amendment proposes to remove 394 additional trees and
requires CEQA review.
Final Development Permits:
o FDP for Club Knoll was approved with the PUD on November 7, 2017,
o FDP for Phase 1 Master Developer Site Improvements was approved with the
PUD on November 7, 2017.
o FDPs for Phase 1 Residential Development Parcels. The Master Developer has
submitted eight FDPs for Phase 1, which are in various stages of City review:
= Parcel 6: Townhomes. Deemed complete and under consideration by
DRC;
= Parcel 12: Townhomes. Deemed complete and under consideration by
DRC at this meeting (and the subject of this report);
Parcel 11: Alley homes. Deemed complete and under review;
Parcel 19: Alley homes. Deemed complete and under review;
Parcel 23: Alley homes. Deemed complete and under review;
Parcel 24: Alley homes. Deemed complete and under review;
Parcel 9: Court homes. Deemed complete and under review;
Parcel 10: Court homes. Deemed complete and under review.

PROJECT DESCRIPTION

The proposed Parcel 12 project includes 38 residential units. Plans, elevations and illustrations are
provided in Attachment A to this report. In general, the proposed plans include the following
characteristics:

Style: The proposed residential development includes stylistic references to common and
vernacular California architectural styles, including Craftsman, farmhouse, and mission
architectural styles.

Site Planning: The proposed FDP includes 11 buildings including duplex, triplex, 4-plex
and 5-plex building arrangements.

Unit Types: Parcel 12 proposes three-story, three-bedroom townhomes grouped into
multifamily buildings and would consist of two duplex, five triplex, one 4-plex, and three
5-plex buildings. These may be units for rent, or condominium units in the future.
Parking: Each unit has a two-car attached garage, for a total of 76 off-street parking spaces.
Open Space: The FDP includes a combination of group open space, private balconies, and
ground floor porches.
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GENERAL PLAN ANALYSIS

The Parcel 12 project site is in the Mixed Housing Type Residential General Plan land use
designation. The intent of the Mixed Housing Type Residential land use designation is “to
create, maintain, and enhance residential areas typically located near the City's major arterials
and characterized by a mix of single family homes, townhouses, small multi-unit buildings, and
neighborhood businesses where appropriate.” However, the Land Use Element further describes
the Desired Character and Use in this designation to involve future development “remain[s]
residential in character.” The master planned Oak Knoll PUD allows for development of up to
918 residential units.

The following is an analysis of how the proposed project meets applicable General Plan
objectives (staff analysis in indented, italicized text below each objective):

e Objective N3: Encourage the construction, conservation, and enhancement of housing
resources to meet the current and future needs of the Oakland community.

0 Policy N3.9 — Facilitating Housing Construction. Orienting Residential
Development. Residential developments should be encouraged to face the street
and to orient their units to desirable sunlight and views, while avoiding
unreasonably blocking sunlight and views for neighboring buildings, respecting
the privacy needs of residents of the development and surrounding properties,
providing for sufficient conveniently located on-site open space, and avoiding
undue noise exposure.

= The proposal will deliver market rate housing that will intensify and
support new uses in the South Hills area of Oakland. Front entry porches
and rear-facing porches are designed to create a ““sense of address™ and
provide gates, yards and access to public streets and paseos and/or
pathways.
e Objective N6: Encourage a mix of housing costs, unit sizes, types, and ownership
structures.

0 The proposed project will include townhomes consisting of duplexes, triplexes,
four-plex and five-plex buildings which will create more home ownership
opportunities.

ZONING ANALYSIS

Parcel 12 is located within the South Hills area of the Oakland hills in the D-OK-3 Oak Knoll
District Residential Zone - 3 (D-OK-3). The intent of the D-OK-3 Zone is to create, maintain,
and enhance areas suitable for medium-density residential units, such as townhomes. The zoning
district provides medium density housing development. The following discussion outlines the
purpose of the D-OK-3 regulations, with staff analysis provided below in indented, italicized
text:

¢ Create, maintain, and enhance areas suitable for medium-density residentials units, such

as townhomes.
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o0 The proposed project is a market-rate housing project that will diversify living
and home ownership opportunities in the Oak Knoll Development.

Zoning Analysis

Criteria Proposed Analysis
Land Use
Permanent Residential P P Allowed
Multi-family Dwelling P P Allowed
Facility
Density 1 unit per 1600 sf lot 174,240 sf, Complies
area on lots 5,000 sfor | 38 units*1600 =
greater 60,800
Maximum Lot Coverage | 55% 36.1% Complies
Maximum wall height 35 ft/ 3 stories 3 stories/ approx. 30 | Complies
primary building ft
Maximum pitched roof 40 ft 40 ft Complies
height
Open Space — Group 170 sf per unit (can be | 2™ floor decks Complies
Residential replaced by 70 sf of between 128 sf or
dedicated Private Open | 144 sf.
Space per unit) Front porch does not
meet requirement
Parking 1 space per dwelling Individual two-car Complies
unit = 38 spaces garages per unit
Retaining Walls Multiple retaining walls | 4 ft. minimum Complies

shall be separated by a
distance of at least four
(4) feet between the
exposed faces of each
wall.

Oak Knoll Design Guidelines

Design Guidelines: This FDP application is subject to the following Oak Knoll PUD Design
Guidelines (indented and italicized text below each guideline indicates staff analysis):
e 2.4 Townhomes Design Objectives:

o Create a “sense of address’ and a front door for each unit by providing ‘door
yards’, gates, and access to public streets and paseos.

Staff believes that the applicant has satisfactorily revised the floor plans to
include front doors and porch gates for the middle units, and some end
units include entries on the side with access to site walkways which

connect to the street.

o All units should feature covered entry areas either in the form of a stoop or entry

porch;

Covered porches have been included in the floor plans for all units.
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o

Variation of design is encouraged, and corner units should be treated differently
than middle units;
= The plans show that corner units and middle units are differentiated by
front entry placement and porch gates, and by third floor bay window
projection and roof articulations.

End facades should [be] treated as high visibility and should feature windows,
entries where appropriate, and other design features normally on the front facade.
= The end facades have been revised to enhance side elevations by featuring
varied fenestration and wall articulation which help distinguish highly
visible end units.

Odd numbers of units in a row are encouraged;
= The plans have been revised to be responsive to this guideline.

Stepping between units is encouraged to provide private balconies and a varied
building frontage as viewed from the street.
= There does not appear to be stepping between units or varied frontage.
This variation could help break up the facades of the triplexes facing the
street.

Landscape planting should be integrated in with streetscapes and provide
screening for parking & alleys. Please refer to the Preliminary Development Plan
for example designs for Paseos and Pocket Parks.
= Landscaping of privacy screening plantings between ground floor porches,
ornamental planting of low shrubs, groundcover and trees around the
residential buildings, no mow turf at the perimeter of the project site has
been incorporated into the site plan along the group open spaces, pathways
and retaining walls.

e 3.5 High Visibility Facades

(0}

Open Spaces: While the entry facades of all homes in Oak Knoll shall be
considered High Visibility Facades, select fagades that face the Open Space shall
also be considered High Visibility Facades. Use of porches and balconies are
encouraged on these facades, and they should be designed with their visibility in
mind, as well as the privacy of the homeowner.

= Corner units in #1, #3, and #9 were enhanced to ensure that the entry
facade faces the street and if the side facade also faces the street, it was
enhanced with high quality design. Revisions to the windows include
shutters to add to the exterior material changes for visual impact.

Corner Lot Facades: Corner lot fagades shall have consistent details and elements
on elevations facing both streets. The rhythm of openings established on the entry
facade shall continue on the side facade that faces the street, and divided window
patterns shall be consistent on both elevations.
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= The units have consistent elements on side and front elevations.

o0 Additive Facade Elements: Once the design of the High Visibility Facade
openings has been determined, additive building elements like porches and
dormers should follow the rhythm of the facade composition. Wraparound
porches are encouraged on corner lots, as well as projected window bays. Porch
columns should be spaced equally to either side of facade openings.

= Porches and dormers have consistent design elements, and side elevations
include window bay projections. Some second-floor balconies have been
reduced in scale to better frame the front entries below. Staff believes the
dimensions of the second-floor balconies and the ground floor porches
compete in terms of visual impact.

0 Successful Execution of Secondary Facades: Secondary Facades that successfully
follow the above guidelines will support a composition of the Bay Area home that
is balanced and continuous rather than one-sided and fragmented.

= Revisions have been made to secondary facades to enhance secondary
facades, as previously outlined above to buildings #1, #3, and #9 by
mixing exterior materials, and adding decorative trim such as window
shutters.

ZONING AND RELATED ISSUES
Design

Staff has worked with the applicant and architect to refine the proposed design for the Parcel 12
site. The project complies with the underlying zoning regulations. The applicant team has worked
to improve the overall site plan of the project to provide activation on Creekside Loop and to limit
the “back of house’ impacts. Key aspects of the building include:

e Additive Fagade Elements
o The applicant responded to staff’s request to improve fagcade components on
townhomes facing the public street and reducing the profile railings/corner pieces
of second-floor balconies. Staff believes this helps to enhance the building facades.

e Successful Execution of Secondary Facades
o Staff was concerned with previous designs of corner lot facades included
townhomes which needed more refined design revisions. Porch columns widths and
the bulky dimensions of second-story decks tend to detract from the ground-floor
entry areas. The applicant responded with more articulation and slimmer porch
column profiles. Staff believes that the revisions create more visual impact for the
secondary facgades but there is room for improvement.
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Issues

In general, staff finds the project improved since the original submittal. The applicant has
responded to staff comments with improvements to the site plan and design but there is still room
for improvement. Staff would like the DRC to consider the following issues:

Sense of address for townhomes facing Creekside Loop. Staff appreciates the design
updates the applicant has made to the units facing Creekside Loop, but would like to see
more of a sense of address for the units facing the street, so it is clear that these are front
entries and front doors.
0 Does the DRC think the ground-floor facades along Creekside Loop should be
further activated to meet the design intent of PUD Design Guidelines?

Corner Lot Facades. The porch columns widths and the dominance of second-story decks
tend to detract from the ground floor entry areas. Some scaling back of the porch column
widths have been applied, however the porches still seem overshadowed by the decks
overhead.
0 Does the DRC think the facade elements of buildings #1, 3 and 9 (see Townhome
Renderings, Attachment A) meet the guideline’s objectives of Corner Lot fagades
elements for High Visibility Facades openings?

Additive Facade Elements. The applicant responded to staff’s request to reduce the profile
of the porch railings/corner pieces of second-floor balconies. The porch columns widths
and the dominance of second-story balconies detract from the ground floor entry areas. The
applicant responded with enhanced elevations and more articulation and noted that the
column widths at the second floor have been reduced on Mission and Farmhouse styled
townhomes, however, the porch column widths vary according to architectural style. Some
scaling back of the porch column widths have been applied, however staff believes the
porches still seem overshadowed by the decks overhead.

0 Does the DRC think the fagade elements of the buildings meet the guideline’s

objective of Additive facade elements for High Visibility Facades openings?
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RECOMMENDATION

Staff recommends the DRC review and comment on the proposed Oak Knoll Development Parcel
12 FDP, with attention to the issues raised by staff in this report.

Prepared by:

Michele T. Morris, Planner 111

Reviewed by:

Catherine Payne, Acting Development Planning Manager
Bureau of Planning

Attachment:
A. Proposed Plans, dated June 1, 2021
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09-24-13 BY PHOTO SCIENCE, INC.
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FOUND.3/4” IRON. PIPE
W/PLASTIC PLUG "LS 5944
PER PM_B730, 2B4 PM 63
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S3715'08"W

N17°03°08"W
23161

$52°00'04"\
9.46'

LEGEND

@  FOUND BRASS DISK MONUMENT AS NOTED

R=20.00"
A-110'56'50
L=38.73"
A=——BRASS PIN, PER R7 N 0 125" 250’ 500"

N3754°03"W
988 TRB320 /AE
$52'10'04" W,
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TRB320/AH BENCH WARK #815 R11 DATA PER NON-RECORDED EAST BAY MUNICIPAL
BRASS PIN PER R7 S4504'40"W UTILITY DISTRICT MAP NO. 3670—G, REVISION NO. 5
CITY OF OAKLAND 108.28 DATED "16 OCT 72"
BENCH MARK #814 R=199.99"
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LEGEND

9 BUILDING NUMBERS
==+ PROPERTY BOUNDARY
P1A: PLAN 1 MISSION
P1B: PLAN 1 FARMHOUSE
P1C: PLAN 1 CRAFTSMAN
P2A: PLAN 2 MISSION

P2B: PLAN 2 FARMHOUSE
P2C: PLAN 2 CRAFTSMAN
P3A: PLAN 3 MISSION
P3B: PLAN 3 FARMHOUSE
P3C: PLAN 3 CRAFTSMAN
*: HIGH VISIBILITY FACADE

WALKWAY

TYPICAL TRASH-CAN
PICK-UP LOCATIONS

PARCEL 12
ZONE: OK-3 MEDIUM

UNIT TYPE: TOWNHOMES

BUILDING TYPE:
DUPLEX, TRIPLEX, 4-PLEX, 5-PLEX

PLAN SIZE:

RANGING FROM 2,000 SF TO 2,550 SF

LOT COVERAGE:
36.1% (55% MAX. ALLOWED)

DEVELOPMENT STANDARDS PER OK-3
ZONING CODE:

FRONT SETBACK = 8’MIN.

SIDE SETBACK AT INTERIOR = 4’MIN.

— f I SIDE SETBACK AT STREET = 5'MIN.

REAR SETBACK = N/A

s B \/@M
e - & %N’%/ S T 1 MAX. HEIGHT (PRIMARY WALL) = 35’

I X S 341.79
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OAK KNOLL

PARCEL SITE PLAN
FINAL DEVELOPMENT PLAN - PARCEL 12

Notes:

Refer to engineer’s drawings for details regarding retaining walls, precise location of
boundaries, grading and slopes.

For details of the floorplans, please see the floorplans in the Architecture section of
this document.

For landscaping and fence details refer to landscape plans of this document.
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For details of the floorplans, please see the floorplans in the Architecture section of

this document FIRST FLOOR SITE PLAN

For landscaping and fence details refer to landscape plans of this document.

Notes:
Refer to engineer’s drawings for details regarding retaining walls, precise location of '
boundaries, grading and slopes. 1 Sun‘ :al
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s s S T | == . T
@SEDDE’UP\ | dkb ] D] “ .0" “‘ u""ﬂ i

)
% 35 ifs :
1= &
.ﬁ
2.3 ACRES
16.5 DU/AC
38 UNITS
LEGEND
== = = == Property Boundary

:1 Sun C al O AK KN O LL For etals of the floorplans, please see the floorplans in

the Architecture section of this document.
SECOND FLOOR SITE PLAN
FINAL DEVELOPMENT PLAN - PARCEL 12 12



72 Frofferty Boundary.,

| [l ws

2.3 ACRES
16.5 DU/AC
38 UNITS

Ay

s 172l

e
B
S

LEGEND
== = = == Property Boundary

Notes:
For details of the floorplans, please see the floorplans in

the Architecture section of this document.
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PARCEL 12
OPEN SPACE SUMMARY

TOTAL USABLE GROUP OPEN SPACE
REQUIRED 170 SF PER UNIT (38 UNITS) = 6,460 SF
PROVIDED = 16,510 SF

TOTAL USABLE PRIVATE OPEN SPACE
PROVIDED (2"° FLOOR DECK*) = 5,264 SF

PRIVATE OPEN SPACE PROVIDED- DETAIL SUMMARY PER UNIT

REQUIRED: 70 SF PER UNIT

Building | Unit Private Building | Unit Private
Open Open
Space Space
(2nd Floor (2nd Floor
Deck) Deck)
1 128 sf 1 128 sf
1 2 144 sf 2 144 sf
3 128 sf 7 3 144 sf
1 128 sf 4 144 sf
2 2 144 sf 5 128 sf
3 128 sf 1 128 sf
1 128 sf 2 144 sf
3 2 144 sf 8 3 144 sf
3 128 sf 4 144 sf
1 128 sf 5 128 sf
4 2 128 sf 1 144 sf
1 128 sf 9 2 144 sf
2 144 sf 1 128 sf
S 3 144 sf 10 2 144 sf
4 128 sf 3 128 sf
1 128 sf 1 128 sf
2 144 sf 11 2 144 sf
6 3 144 sf 3 128 sf
4 144 sf
5 128 sf

* For detailed view of decks refer to architecture sheets

LEGEND
@ suioinG NUMBERS
@ uniTNUMBERS

B common open sPAcE

. 20 FLOOR DECKS
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OAK KNOLL

OPEN SPACE SUMMARY
FINAL DEVELOPMENT PLAN - PARCEL 12
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FINAL DEVELOPMENT PLAN - PARCEL 12
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TREATMENT CONTROL MEASURE SUMMARY

TREATMENT AREA (FLOW—VOLUME

DRAINAGE | DRAINAGE AREA | IMPERVIOUS BASED)
AREAS SIZE (SF) AREA (SF)
REQUIRED (SF) PROVIDED (SF)
35258 1713 469 555
A-2 23849 18798 752 774
A-3 18345 13907 556 656
A—4 25124 18493 740 817
14811 12450 498 732

I [
LID STORMWATER

e =
l /’E“L o SD

\‘f_\_\_\_\_\—la\

TREATMENT 555 SF P
e — O
12"SD = s £y
I = LIJ
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— | LD STORMWATER i
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1D STORMWATER
TREATMENT 732 SF

' LEGEND:

| I DRAINAGE AREA BOUNDARY

TREATMENT AREA

- ket STORM TREATMENT AREA

A
as.ch

_—-335""SEE_PX_PERMIT
1700067 FOR .
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— PATH OF FLOW

OAK KNOLL

STORMWATER TREATMENT PLAN
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/ PROPERTY LINE

HOA RECREATIONAL SPACE

BIKE RACKS - 4 SPACES

DIMENSIONS 6' LONG X 8' WIDE
COMMUNITY WALLJ

STORMWATER TREATMENT
AREAS, TYP.

WAYFINDING SIGNAGE TO COMMUNITY OPEN SPACE

PLAYGROUND /’

PARCEL 12
SHORT-TERM BICYCLE PARKING SUMMARY

1 PER 20 MULTIFAMILY UNITS REQUIRED (38 UNITS)
REQUIRED:
38/20 = 1.9 SPACES

PROVIDED:
4 SPACES

0 30

60

90

150ft

e

:1 SunCal

OAK KNOLL

LANDSCAPE ILLUSTRATIVE
FINAL DEVELOPMENT PLAN - PARCEL 12
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HARDSCAPE LEGEND

PROPERTY LINE

ENTRY DRIVEWAY, SEE CIVIL PLAN

L]
PRIVATE DRIVEWAY

PEDESTRIAN PAVING, SEE LANDSCAPE MATERIALS

. LED BOLLARD LIGHT, TYP.

o= LED POLE LIGHT, TYP.

- = = = 3'TALL FENCE, STEEL PICKET

— = 6'TALL FENCE, WOOD

= BENCH

N,

3' TALL FENCE =

BIKE RACKS - 4 SPACES
DIMENSIONS 6' LONG X 8' WIDE

PROPERTY LINE

WAYFINDING SIGNAGE TO COMMUNITY OPEN SPACE

ot

LED BOLLARD LIGHT TYP.

PLANTING LEGEND

LARGE CANOPY TREE

" ¥ ORNAMENTAL TREE

SEE PLANT LIST FOR SPECIES

PRIVACY SCREENING PLANTING
HIGH SHRUBS, LOW SHRUBS, GROUNDCOVER & GRASSES

ORNAMENTAL PLANTING
LOW SHRUBS, GROUNDCOVER & GRASSES

EE= STORMWATER TREATMENT PLANTING

SEE PLANT LIST FOR SPECIES

NO MOW TURF
SEE PLANT LIST FOR SPECIES, HYDROSEED ON SLOPES
GREATER THAN 3:1

RECREATIONAL TURF

MAILBOXES

K
-

2

A ey e . )

: : 1 — 7 v ATH] 1 3> 5 \
-l <\E jg : x': j> S |
\ <‘ > PEEEGYAY \ > j | N . )
= =hwl
<E E ! | Al
D <i:]/ i ( f[::> éik )‘,

=l = ( =
< : 5 7> ‘ »é .
LED POLE LIGHT, TYP. S TS 7 D N Aéﬁ

BENCH TYP.

PLAY STRUCTURES AT POCKET PARK

IRRIGATION DESIGN INTENT & PERFORMANCE STANDARDS

1. ALL SHRUBS AND GROUNDCOVER AREAS (NON-TURF AREAS) TO BE IRRIGATED WITH DRIP
IRRIGATION. ALL TURF AREAS IRRIGATED WITH HIGH EFFICIENCY SPRINKLERS.

2. LANDSCAPING TO BE DESIGNED TO BE IRRIGATED AT NO MORE THAN 55% OF THE REFERENCE
EVAPOTRANSPIRATION FOR THE IRRIGATED AREA.

3. NO ORNAMENTAL TURF HAS BEEN SPECIFIED. ALL TURF IS FOR RECREATIONAL USE AND WILL

NOT COVER MORE THAN 25% OF TOTAL IRRIGATED AREA.

TURF IS NOT ALLOWED IN AREAS LESS THAN 10' WIDE.

AUTOMATIC, SELF-ADJUSTING IRRIGATION CONTROLLERS ARE TO BE SPECIFIED ON ALL

IRRIGATION SYSTEMS AND WILL AUTOMATICALLY ACTIVATE AND DEACTIVATE THE IRRIGATION

SYSTEM BASED ON CHANGES IN THE WEATHER. ALL AUTOMATIC IRRIGATION SYSTEMS ARE

EQUIPPED WITH RAIN SENSORS.

6. OVERHEAD SPRINKLER IRRIGATION FOR TURF AREAS ONLY, NO SPRINKLERS OR SPRAY HEADS IN
AREAS LESS THAN 10' WIDE. LANDSCAPE DESIGN BEST PRACTICES WILL INCLUDE DISTRIBUTION
UNIFORMITY, HEAD TO HEAD SPACING AND SETBACKS FROM WALKWAYS AND PAVEMENT.

7. HOMEOWNER AND DEVELOPER TO CONFORM TO EBMUD SECTION 31 WATER EFFICIENCY
REQUIREMENTS FOR LANDSCAPE. PLANS PROVIDED INCLUDE SUGGESTED PLANT PALETTE, AND
IRRIGATION DESIGN/BUILD SPECIFICATION TO CONFORM TO SECTION 31. HOMEOWNER TO REFER
TO EBMUD BOOK "PLANTS AND LANDSCAPES FOR SUMMER-DRY CLIMATES OF THE SAN
FRANCISCO BAY REGION" FOR FURTHER INFORMATION AND PLANT SELECTION.
WWW.STOPWASTE.ORG WEB SITE PROVIDES ADDITIONAL INFORMATION REGARDING BAY
FRIENDLY PLANTS AND PRACTICES FOR LANDSCAPING.

8. VALVES AND CIRCUITS TO BE SEPARATED (INDIVIDUAL HYDROZONES) BASED ON PLANT
MATERIAL AND WATER USE.

9. STATIC PRESSURE AT POINT OF CONNECTION TO BE 60 PSI OR HIGHER. IRRIGATION DEMAND NOT
TO EXCEED 20 GPM AT 60 PSI STATIC PRESSURE.

10. PROVIDE AUTOMATIC IRRIGATION SYSTEM THAT PROVIDES 100% UNIFORM COVERAGE AND
MEETS CURRENT WATER EFFICIENCY STANDARDS FOR LANDSCAPE AREAS.

11.  IRRIGATION BACKFLOW PREVENTION DEVICE TO BE LOCATED CLOSE TO STRUCTURE AWAY
FROM EDGE OF ROAD OR PAVEMENT ON A CONCRETE PAD. A POLAR BLANKET AND STEEL
CAGING TO BE PROVIDED FOR EACH BACKFLOW PREVENTER.

12.  WATER USE ACCORDING TO "WUCOLS: WATER USE CLASSIFICATION OF LANDSCAPE SPECIES"

o

PLANTING DESIGN INTENT & NOTES

-

ALL LANDSCAPE AREAS ARE TO BE MAINTAINED BY HOME OWNERS' ASSOCIATION.
PRIVATE PATIOS AND PRIVATE YARDS WILL BE MAINTAINED BY INDIVIDUAL HOME
OWNERS.

2. PLANT LISTS ARE SUGGESTED PALETTE, PLANTS MAY BE SUBSTITUTED AT OWNER'S

DISCRETION SO LONG AS THEY ARE CLIMATE ADAPTED, AND MEET WATER

REQUIREMENTS.

PLANT ALL TREES A MINIMUM OF 5 FEET AWAY FROM ANY UNDERGROUND UTILITIES,

A MINIMUM OF 15 FEET FROM A LIGHT POLE, AND A MINIMUM OF 30 FEET FROM THE

FACE OF A TRAFFIC SIGNAL, OR AS OTHERWISE SPECIFIED BY THE CITY.

4. PROVIDE ROOT BARRIER FOR ALL TREES LOCATED WITHIN 7 FEET OF PAVED EDGES
OR STRUCTURE. ROOT BARRIER IS 24 INCH DEEP BY APPROXIMATELY 6 FT LONG
PANEL BARRIER, DEEP ROOT SM 24, AVAILABLE FROM VILLA LANDSCAPE PRODUCTS,
INC. (714) 630-3181; ROOT SOLUTIONS (800)554-0914 OR APPROVED EQUIVALENT.
INSTALL 12' LENGTH ALONG EDGE OF PAVEMENT CENTERED ON EACH TREE.

5. ALL SHRUBS, GROUNDCOVERS, TREES AND VINES SELECTED FOR PLANTING ARE
CLIMATE ADAPTED AND DROUGHT TOLERANT. ALL SHRUBS AND GROUNDCOVER
AREAS (NON-TURF AREAS) TO BE IRRIGATED WITH DRIP IRRIGATION. ALL TURF
AREAS IRRIGATED WITH HIGH-EFFIENCY SPRAY.

6. NON-TURF AREAS: AT LEAST 80% OF PLANTS SELECTED ARE CLIMATE APPROPRIATE

LOW WATER USE SPECIES AND REQUIRE MINIMAL WATER ONCE ESTABLISHED. UP

TO 20% OF THE PLANTS MAY BE NON-DROUGHT TOLERANT VARIETY AS LONG AS

THEY ARE APPROPRIATELY GROUPED TOGETHER AND IRRIGATED SEPARATELY AND

w

EFFICIENTLY.
7. WATER USE ACCORDING TO "WUCOLS: WATER USE CLASSIFICATION OF LANDSCAPE
SPECIES"
0 30 60 90 150ft

OAK KNOLL

LANDSCAPE CONCEPT
FINAL DEVELOPMENT PLAN - PARCEL 12
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OAK KNOLL 5 SunCal

PLANT LIST
FINAL DEVELOPMENT PLAN - PARCEL 12 23
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PLANT LIST & NOTES
FINAL DEVELOPMENT PLAN - PARCEL 12
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Imagery shown is to indicate design intent. Actual
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5 | ] . SHUTTERS AT ENHANCE CONDITION
FACING STREET
3. o 5 WINDOW WOOD TRIM
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REQUIRED BY CODE BUT MUST RESPECT THE DESIGN
10

PROPORTIONS AND MADE OUT OF VINYL. THE
WINDOW MANUFACTURER SHALL BE SELECTED BY

THE BUILDER.
SCALE 3/16" = 10"

Imagery shown is to indicate design intent. Actual
floorplans, colors or materials may vary slightly.
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REQUIRED BY

WINDOWS WILL MAINTAIN A STANDARD SIZE AS

CODE BUT MUST RESPECT THE DESIGN

PROPORTIONS AND MADE OUT OF VINYL. THE
WINDOW MANUFACTURER SHALL BE SELECTED BY

THE BUILDER.

SCALE 3/16" = 1-0"
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Imagery shown is to indicate design intent. Actual
floorplans, colors or materials may vary slightly.
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Imagery shown is to indicate design intent. Actual
floorplans, colors or materials may vary slightly.
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CREEKSIDE LOOP

A

STREET
s
| T
| ‘ 7 TW 326.5
\ BW 322.0
\ \ \ f 7 4.5" WALL
| | | | -/ | | B
| | | | e | | S
‘ | ‘ | 2.5" WALL | ‘
\ \ \ \ \ \
\ \ \ \ \ \
\ \ \ \ \ \ N 0 10 20’ 40
\ \ \ \ \ \ 4
DUPLEX TRIPLEX TRIPLEX TRIPLEX TRIPLEX TRIPLEX SOUTH TO PARCEL 6 17=40’
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Imagery shown is to indicate design intent. Actual
floorplans, colors or materials may vary slightly.
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