EXHIBIT B

ORDINANCE NO. 1942

AN ORDINANCE APPROVING THE APPLICATION OF CHARLES AUSTIN AND
SCOTT AUSTIN FOR PUD REZONING AND DEVELOPMENT PLAN APPROVAL,
AS FILED UNDER CASE PUD-58

WHEREAS, Charles Austin and Scott Austin have applied for PUD rezoning and
development plan approval to rezone an approximately 30-acre hill property located at
3459 Old Foothill Road from A (Agriculture) District to PUD-LDR (Planned Unit
Development — Low Density Residential) District, maximum of eight dwelling units, on
eight acres and to PUD-OS/AG (Planned Unit Development — Open Space/Agriculture
and Grazing) Districts on the remaining 22 acres, and to subdivide the subject property
into eight custom home sites and 22 acres of permanent open space; and

WHEREAS, based on the Initial Environmental Study, a Negative Declaration
was adopted by the City Council on October 17, 2006; and

WHEREAS, at its meeting of October 17, 2006, the City Council received the
Planning Commission’s positive recommendations for approval of the PUD rezoning
and development plan; and

WHEREAS, a duly noticed public hearing was held on October 17, 2006; and

WHEREAS, after a review of the materials presented, the City Council
determined that the proposed rezoning is appropriate for the site; and

WHEREAS, the City Council finds that the proposed PUD rezoning and
development plan are consistent with the General Plan policies of the City of
Pleasanton and the purposes of the PUD ordinance.

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF PLEASANTON DOES
HEREBY ORDAIN AS FOLLOWS:

Section 1. Approves the rezoning of an approximately 30-acre hill property located at
3459 Old Foothill Road from A (Agriculture) District to PUD-LDR (Planned Unit
Development — Low Density Residential) District on eight acres and to PUD-OS/AG
(Planned Unit Development — Open Space/Agriculture and Grazing) Districts on the
remaining 22 acres, as shown on the attached Exhibit C, dated October 17, 2006, and
incorporated herein by this reference.

Section2. The Zoning Map of the City of Pleasanton, dated April 18, 1960, on file
with the City Clerk, designating and dividing the City into zoning districts, is hereby
amended by Zoning Unit Map No. 466, attached hereto as Exhibit A, dated October 17,
2006, and incorporated herein by this reference.
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Section 3. Approves Case PUD-58, the application of Charles Austin and Scott
Austin for PUD development plan approval to subdivide an approximately 30-acre hill
property located at 3459 Old Foothill Road into eight custom home sites and to
designate the remaining 22 acres for permanent open space, subject to the conditions
shown on Exhibit B, attached hereto and incorporated herein by this reference.

Section4. A summary of this ordinance shall be published once within
fifteen (15) days after its adoption in “The Valley Times,” a newspaper of general
circulation published in the City of Pleasanton, and the complete ordinance shall be
posted for fifteen (15) days in the City Clerk’s office within fifteen (15) days after its
adoption.

Section 5. This ordinance shall be effective thirty (30) days after its passage and
adoption.

INTRODUCED at a regular meeting of the City Council of the City of Pleasanton on
October 17, 2006.

ADOPTED at a regular meeting of the City Council of the City of Pleasanton on
November 7, 2006, by the following vote:

AYES:Brozosky, McGovem, Sullivan, Thome,

and Mayor Hosteprmian .
NOES: None
ABSENT: None v
ABSTAIN: None %/

Jernifer Hosterméan, Mayor

Karén Diaz, Ci@

APPROVED AS TO FORM:

oo bail

Michael H. Roush, City Attorney




EXHIBIT B
CONDITIONS OF APPROVAL

PUD-58 and PGPA-11, Austin Property
3459 Old Foothill Road
October 17, 2006

Project-Specific Conditions:

1.

The subdivision, public improvements and landscaping, and buildings covered by
this approval shall be constructed/installed substantially as shown on the
development plans, Exhibit A, dated " Received August 18, 2006" on file with the
Planning Department, except as modified by the following conditions. Minor
changes to the plans may be allowed subject to the approval of the Planning
Director if found to be in substantial conformance to the approved exhibits.

The design, construction, and landscaping of the development covered by this
approval including the individual homes shall be subject to the following design
guidelines to the satisfaction of the Planning Director:

a. “Meadowlark Estates Subdivision Site Development and Architectural
Review Guidelines”, dated August 11, 2006 or as subsequently revised by
City approval, prepared by Gomy & Associates and PGAdesign.

b. “Landscape Design Guidelines for Meadowlark, Austin Property”, dated
May, 2006 or as subsequently revised by City approval, prepared by
PGAdesign.

The project developer shall work with staff to further refine the guidelines for
clear guidance to future owners regarding all aspects of the designs of these
homes. The guidelines shall state the design review procedures for these lots for
approval by the Zoning Administrator and shall state the procedures to inform the
Planning Commission of the Zoning Administrator’s actions. The guidelines shall
state that the colors of the custom homes shall be consistent with the colors of
the existing environment in the Foothill area. The revised guidelines shall be
subject to review and approval by the Planning Commission with its action on the
tentative subdivision map.

The project developer shall pay any and all fees to which the properties covered
by this PUD Development Approval are subject prior to issuance of building
permits. The developer is exempt from the City’s in-lieu park dedication fee. The
type and amount of the fees shall be those in effect at the time the building
permit is issued.



Cattle grazing shall be allowed on the 22-acre open space area surrounding the
eight-lot portion of this development. The grazing density shall be based on a
combination of factors including, but not limited to, the type of grazing (free-range
and/or supplemented with feed), the age of the animals, etc., and shall be
determined with review of the tentative map and shall be subject to the approval
of the Planning Commission. The applicant shall provide a cattle fence around
the open space area as shown on the Landscape Design Guidelines. The
existing cattle shed located near the southern side of the property is allowed to
remain. Any future use for the open space area is subject to City review
including the Trails Ad Hoc Committee and the Parks and Recreation
Commission.

The applicant shall install or provide funding for a trail in the open space area, as
determined by the Director of Parks and Community Services.

Lots 1 through 8 of the PUD Development Plan shall be subject to the following
uses and site development standards:

a. The permitted and conditional uses of the R-1 (One-Family Residential)
District as described under Chapter 18.32 of the Pleasanton Municipal
Code.

b. Development Standards for Primary Structures: The following building
setback and height standards shall apply to the primary structures and
additions to primary structures including second units on these lots:

e  Frontyard Building Setback — 30 feet from the property line provided
that any building is at least 10 feet from the top-of-bank of a
swale/seep or slope bank.

e Interior Sideyard Building Setback — 15 feet from the property line
provided that any building is at least 5 feet from the top-of-bank of a
swale/seep or slope bank.

e Street Sideyard Building Setback — 20-teet from the property line
provided that any building is at least 5 feet from the top-of-bank of a
swale/seep or slope bank.

e Rearyard Building Setback — 30-feet from the property line provided
that any building is at least 5 feet from the top-of-bank of a
swale/seep or slope bank.

e  Maximum Height — 30-feet.

e Maximum Floor Area Ratio (FAR) — 25% or 8,000 square feet,
exclusive of 700 square feet of garage area, whichever is less.
(Note: Garage floor area over 700 square feet will be added to the
building floor area.)

The Zoning Administrator may permit a minor reduction of the setback
distance from a swale, seep, or slope bank for houses of high-quality



design where the reduced setback is to allow a significant architectural
design feature, e.g., a stepped-pad design reflecting the topographic
character of the site.

Development Standards for Open Accessory Structures, e.g., Swimming
Pools and Spas including, Arbors, Trellises, Open Patios, etc. (Note:
These setback standards shall also apply to swimming pools and spas.)

Maximum height — One-Story and 15-feet

Rearyard Setback — 15-feet from the property line provided that any
structure is at least 5 feet from the top-of-bank of a swale/seep or
slope bank.

¢ Interior Sideyard — 10-feet for the structure or 5-feet for the swimming
pool/spa equipment from the property line provided that any structure
is at least 5 feet from the top-of-bank of a swale/seep or slope bank.

e  Street Sideyard for Comer Lots — 20-feet from the property line for
the structure and for swimming pool/spa equipment provided that any
structure is at least 5§ feet from the top-of-bank of a swale/seep or
slope bank.

Development Standards for Enclosed Accessory Structures including
Second Units:

* Rearyard Setback — 20-feet from the property line provided that any
structure is at least 5 feet from the top-of-bank of a swale/seep or
slope bank.

e Interior Sideyard — 15-feet from the property line provided that any
structure is at least 5 feet from the top-of-bank of a swale/seep or
slope bank.

e Street Sideyard for Comer Lots — 15-feet from the property line
provided that any structure is at least 5 feet from the top-of-bank of a
swale/seep or slope bank.

e  Maximum height — One-Story and 15-feet

(Note: The floor area for enclosed accessory structures shall be included
in the sites’ floor area ratios.)

Architectural projections and bay/oriel windows shall conform to the
definitions and standards described under Section 18.84.120 of the
Pleasanton Municipal Code.

The maximum height for any primary or accessory structure on Lots 1
through 8 shall be measured vertically from the lowest point of the
structure to the highest point of the structure, excluding towers, cupolas,
chimneys and other such uninhabitable projections.



10.

11.

g. No sports courts shall be permitted.

The applicant shall post with the City prior to approval of final subdivision map,
an additional performance bond for all subdivision improvements that are not to
be accepted by the City of Pleasanton.

The project developer shall obtain all agency environmental permits prior to the
recordation of the final subdivision map or prior to the issuance of a grading
permit.

The project developer has offered to deed a 35-foot strip of land along the
southern property line to the following Jorgensen Lane homeowners:

David C. and Judith Blaski Banks (8055 Jorgensen Lane, 946-3930-042-00),
Lawrence and Cynthia Atherton (8037 Jorgensen Lane, 946-3930-043-00),
Lide Family Trust (8001 Jorgensen Lane, 946-3930-045-00), and

Sandeep and Eena Duggal (8019 Jorgensen Lane, 946-3930-044-00)

In the event that the homeowners accept the 35-foot strip, this area shall be
zoned PUD - LDR, matching the zoning of the Jorgensen Lane properties, and
shall be incorporated into the zoning regulations of the Jorgensen Lane sites.
The project developer shall process lot line adjustments to add this strip of land
to each lot resulting in a single parcel for each Jorgensen Lane property. The
land transfer must be entirely agreed to by these owners or their successors prior
to the City Council’'s approval of the final subdivision map; however, if the Lide
family decides not to participate, the strip of land may still be transferred to the
remaining property owners. Otherwise, this property will remain with the open
space area of the proposed development. The lot line adjustment shall be
recorded concurrently with the recording of the final subdivision map unless
otherwise approved by the City Engineer.

Prior to the demolition of any existing structure(s) located on the Austin property,
the applicant shall have the structures examined for the presence of lead, lead-
based paint, and/or asbestos by a qualified environmental professional. If lead
and/or asbestos are found to be present, demolition of these structures shall be
conducted in accordance with the applicable requirements of the California
Department of Industrial Relations (Cal-OSHA) for lead, and Cal OSHA and the
Bay Area Air Quality Management Board (BAAQMD for asbestos. The applicant
shall provide to the Planning Director a follow-up report within 30-days after
demolition of the structure(s) is completed.

The project developer shall submit with the tentative subdivision map application
a Wildland Fire Management Plan (WFMP) prepared by a licensed consultant
covering the private lots and open space area for review by the Fire Marshall and
review/approval by the Planning Commission. Measures identified in the WFMP



12.

will be incorporated into the City's management/maintenance plan of the open
space area.

The following changes shall be shown on the tentative subdivision map and/or
grading plan to the satisfaction of the City Engineer and shall be subject to
review/approval by the Planning Commission:

a.

The typical street section for the public street/cul-de-sac accessing Lots 1
through 8 shall include an 8-foot wide Public Service Easement (PSE)
measured from the back of curb. Unless otherwise approved by the City
Engineer, the first 5 feet of the easement shall be graded at 2.0% towards
the street.

b. The water, stormdrain system, and gravity sanitary sewer mains shall be

public and maintained by the City. There shall be individual sanitary
sewer and water laterals to each dwelling unit. The gravity sanitary sewer
lateral shall have a two-way cleanout located at the back of curb. All
water services shall be 2-inches unless otherwise approved by the City
Engineer.

The width of the court/street between Foothill Road and the Old Foothill
Road shall be increased to allow sufficient width for two, 12-foot wide exit
lanes and a 16-foot wide entrance lane.

Old Foothill Road.
The project developer shall:

e Construct an earth swale along the westerly edge of pavement to
capture surface drainage along the roadway.

* Unless otherwise required by the City Engineer based upon further
information from P.G. & E., the project developer shall underground
the overhead utility lines along Old Foothill Road as determined to the
satisfaction of the City Engineer.

» Improvements to Old Foothill Road shall include a slurry seal or
overlay as determined by the City Engineer, if any. If an overlay, a
pro-rata cost sharing shall be established between the project
developer and the City.



13.

14.

15.

16.

e. Foothill Road
The project developer shall:

e Construct the new street tie-in to Foothill Road as shown on the plans
(except as modified above).

o Re-stripe the median striping to create a left turn pocket into the
development.

e Shorten the existing raised median north of the proposed entrance
street/court as determine by the City Engineer to allow for a smooth
transition while exiting the proposed street/court.

» Construct a de-acceleration lane for vehicles traveling southbound and
turning into the site. The de-acceleration lane can be combined with
the existing bike lane on the street. The City Engineer shall determine
the exact length and width of the de-acceleration lane.

The project developer shall provide individual booster pumps on the domestic
water service to Lots 4, 5 and 6, located above the 400-foot elevation. The
proposed location of these pumps shall be shown on the tentative subdivision
map to the satisfaction of the City Engineer and shall be subject to
review/approval by the Planning Commission.

The project developer shall install the following:

a. A “V"-ditch located along the south property line of Lots 1 through 5 and
along the north property line of Lots 6 and 7 to intercept any storm water
from the lots and direct the water into the bio-retention area;

b. A “V’-ditch along the west property line of Lots 5 and 6 to intercept storm
water runoff from the open space flowing onto these lots; and,

c. Swales or “V”-ditches between these lots to prevent storm water from the
upper lot flowing onto the lower lot.

All storm water from the lots and private street/court shall be directed to the bio-
retention area. The storm drain system outside the public right-of-way shall be
private and maintained by the development's homeowners association (HOA).
The HOA shall provide annual maintenance report to the City prepared by a
California licensed Civil Engineer for the bio-retention area and “V"-ditches.

All roof leaders shall be connected to the storm drain system. This statement
shall be added to the development’s design guidelines.

Lot 7 shall be accessed through the shared access driveway over Lot 6. After
the subdivision improvements are completed, the project developer shall
eliminate the driveway access from Lot 7 onto Old Foothill Road. This statement
shall appear on the face of the Tentative Subdivision Map.



17.

18.

19.

20.

The existing septic tank and leach field to the existing house on Lot 7 shall be
abandoned per Alameda County Health Department regulations. Any existing
well may be used for landscape purposes or shall be abandoned per Zone 7
standards. If an existing well is used for landscape purposes, the home that is
served by the well is required to have a backflow device on the domestic water
service. The backflow device shall be re-certified each year.

The perimeter of all building foundations shall be designed with subdrains. The
subdrains shall have a cleanout installed at the beginning of the pipe. The
bottom of the pipe shall terminate in a storm drain or other storm drain outfall
subject to the approval of the City Engineer. The project developer's engineer
shall submit a final subdrain location map to the City Engineer prior to
acceptance of the public improvements for this development. It shall be the
responsibility of the homeowner to relocate the subdrains if the subdrains are
encountered during the excavation of a pool or other subsurface structure. All
owners within the subdivision shall receive notice of the presence of these
subdrains. The City Attorney shall approve said notice.

Unless otherwise approved by the City Engineer, all fill and cut slopes shall be
graded at a 3:1 (horizontal:vertical) slope. There shall be a minimum, 2-foot wide
“overbuild” area between the lot line(s) and the slope’s hinge point. This change
shall be shown on the tentative subdivision map and/or grading plan to the
satisfaction of the City Engineer and shall be subject to review/ approval by the
Planning Commission.

The project developer shall comply with the recommendations of the following
geotechnical reports:

o ‘Landslide Investigation, Austin Property, Foothill Road, Pleasanton,
California”, prepared for Austin and Briggs Investments by Berogar
Geotechnical Consultants, dated July 18, 2002.

e “‘Supplemental Landslide Investigation, Austin Property, Foothill Road,
Pleasanton, Califomia”, prepared for Austin and Briggs Investments by
Berlogar Geotechnical Consultants, dated September 24, 2003.

e “Geologic/Geotechnic Investigation, Proposed Eight-Lot Meadowlark
Development, Foothill Road, Pleasanton, California”, prepared for Austin and
Briggs Investments by Berlogar Geotechnical Consultants, dated May 25,
2006.

e “Laboratory Corrosivity Tests, Proposed Eight-Lot Meadowlark Property,
Austin Property, Pleasanton, California”, prepared for Charles Austin by
Berlogar Geotechnical Consultants, dated June 15, 2006.

* The peer-review comment letters from Dale Marcum of Cotton, Shires &
Associates to Marion Pavan dated July 12, 2006.



21.

22.

23.

24,

25.

26.

The project developer shall implement Comment 1b of the Cotton/Shires letter —
provide an analysis of storm drainage impacts to the proposed building pads —
with the tentative subdivision map application.

The project developer's geotechnical consultant shall review and approve all
foundation, retaining wall, and drainage geotechnical aspects of the final
development plans to ensure that the recommendations have been properly
incorporated into the development. The consultant shall certify by writing on the
plans or as otherwise acceptable to the Director of Building Inspection that the
final development plan is in conformance with the geotechnical report approved
with the project.

The project developer shall annex this development and the open-space area to
be deeded to the City to the Lemoine Ranch Geologic Hazard Abatement District
(GHAD). The project developer shall be responsible for preparing all necessary
documentation to annex to the Lemoine Ranch GHAD including any expenses of
the City's geotechnical engineer for the GHAD. The project developer shall be
responsible for paying a catch—up payment to the GHAD assessments and any
expenses of the City’s geotechnical engineer prior to the approval of the final
map. Upon recordation of the final subdivision map, the project developer and/or
lot owners shall be responsible for paying the future annual GHAD assessments
for the development and the public open-space area.

At the tentative map stage, the applicant shall work with staff to reduce the height
of the slope banks on the west side of Lot 6 and on the south side of Lot 7 facing
the proposed Public Street and Old Foothill Road. Measures such as using
additional, lower retaining walls and/or split pads shall be considered.

At the tentative map stage, staff shall discuss the means to permanently
preserve the open space area, and shall make a recommendation to the
Planning Commission.

With the first construction phase, the project developer shall construct the public
infrastructure including the street and cul-de-sac, mass grading for the lots, bio-
retention pond/swales, perimeter landscaping in the open space area, the shared
access driveways, and all entry landscaping along Foothill Road, Old Foothill
Road, and Austin Place. The applicant shall work with Parks and Community
Services staff to design a coordinated entry landscape plan for the development
and the Alviso Adobe Park, and shall install such landscaping.

With the application for the tentative subdivision map, the project developer shall
submit the following:

a. An updated tree analysis for the eight-lot portion of this development; and,
b. A mitigation plan showing the location of protective fencing for the trees,
swales, seeps, efc.



27.

28,

29.

30.

31.

These items shall be subject to final review and approval with the Planning
Commission’s action on the tentative subdivision map.

Thirty days before grading begins, the project developer shall survey the eight-lot
portion of this development for nesting raptors and burrowing owls. If present,
the project developer shall submit a mitigation plan prepared by a licensed
biologist for the review and approval by the Planning Director. The project
developer shall implement the mitigation plan to the satisfaction of the Planning
Director.

The project developer shall complete all of the on-site improvements at one time,
including all improvements around future building pads.

After the subdivision improvements are completed to the satisfaction of the
Planning Director and the City Engineer, the project developer shall install the
reforestation trees and interim irrigation system in the areas surrounding the
eight-fot portion of this development. The project developer shall maintain the
tree planting and irrigation system for a time-period no less than three years
where the maintenance shall then revert to the homeowners association created
for this development.

If the applicant commences grading for the project prior to the City’s Alviso
Adobe Park Project, he shall work with the Director of Parks and Community
Services to identify potential improvements that could be done to the Park. Any
work performed by the applicant for strictly Park improvements will be subject to
a reimbursement agreement.

The uses in the open space area to be dedicated to the City shall be addressed
at a later time.

General Conditions:

32.

33.

The project developer shall obtain a building permit from the Building and Safety
Division for the structures covered by this approval and any other applicable City
permits for the project prior to the commencement of any construction.

Prior to issuance of a building permit, the project developer shall pay the
applicable Zone 7 and City connection fees and water meter cost for any water
meters, including irrigation meters. Additionally, the project developer shall pay
any applicable Dublin San Ramon Services District (DSRSD) sewer permit fee.

This development plan shall be of no further validity and the project developer
shall be required to submit the same or new development plan for City approval
prior to development of the site in the event that the project developer fails to
record a final map within two years of PUD approval.



35.

36.

The project developer acknowledges that the City of Pleasanton does not
guarantee the availability of sufficient sewer capacity to serve this development
by the approval of this case, and that the project developer agrees and
acknowledges that building permit approval may be withheld if sewer capacity is
found by the City not to be available.

This approval does not guarantee the availability of sufficient water to serve the
project. The City shall withhold building permits for the project if at the time
building permits are applied for, mandatory water rationing is in effect, unless the
City has adopted a water offset program and unless the project developer is
participating in the program. Notwithstanding the project developer's
participation in such a program, the City may withhold building permits if the City
determines that sufficient water is not available at the time of application of
building permits.

Planning Requirements:

37.

38.

39.

40.

41.

The project developer shall survey the building pad heights to verify their
conformance to the approved building pad elevations on Exhibit "A*. Said
verification shall be performed by a licensed land surveyor or civil engineer, and
shall be completed and provided to the Planning Department before the building
foundations/slabs are formed.

The project developer shall survey the heights of the structures to verify their
conformance to the approved building height as shown on Exhibit "A". Said
verification shall be performed by a licensed land surveyor or civil engineer, and
shall be completed and provided to the Planning Department before the first
framing or structural inspection of each building on each lot by the Building and
Safety Division.

The homes covered by this approval shall be constructed to encourage
telecommuting by providing as an option telecommunications infrastructure
consistent with state-of-the-art methods at the time that the homes are submitted
for site-specific design review approval.

A list of all green building measures used in the design of the home(s) shall be
provided for the review and approval of the Planning Director with the application
for design review approval for the home(s). Each home shall be designed to
include a minimum of 50 points using the ACWMA'’s Green Points rating system
with a minimum of ten points in each category (Resources, Energy, and
IAQ/Health).

The project developer shall submit a waste management plan to the Building and

Safety Division prior to issuance of building or demolition permits. The plan shall
include the estimated composition and quantities of waste to be generated and

10



42,

43.

how the project developer intends to recycle at least 50-percent of the total job
site construction and demolition waste measured by weight or volume. Proof of
compliance shall be provided to the Chief Building Official prior to the issuance of
a final building permit. During demolition and construction, the project developer
shall mark all trash disposal bins "trash materials only" and all recycling bins
“recycling materials only". The project developer shall contact Pleasanton
Garbage Service for the disposal of all waste from the site.

Trellis-covered arbors and/or porches up to a height of 15-feet supporting
photovoltaic panels shall be exempt from the City's Administrative Design
Review procedures. Design review at the Planning staff level and
building/electrical permits would still be required.

The project developer shall implement the following measures with the
construction of the structures covered by this approval so that the owners can
install roof-mounted photo-voltaic systems in the future:

a. Electrical conduit and pull strings shall be installed from the roof/attic
areas to the buildings’ main electrical panels.

b. Roof trusses shall be “engineered” to handle an additional load of five-
pounds per square foot beyond that of the anticipated for roofing.

c. An area shall be provided near the electrical panel for the “inverter’
required to convert the direct current output from the photovoltaic panels
to alternating current.

d. A bi-directional electrical meter shall be installed.

These measures shall be shown on the building permit plan set submitted to the
Planning Director for review and approval before issuance of the first building
permit. The project developer shall provide to the future homebuyers the
necessary information delineating the means by which photovoltaic panels can
be applied to the roofs of the structures covered by this approval. This
information shall be submitted to the Director of Planning for review and approval
prior to occupancy of the first unit.

Tentative/Final Subdivision Map Requirements:

44,

With the tentative subdivision map, the project developer shall set forth the
common open space/maintenance areas of the proposed development and
maintenance responsibilities. The project developer shall record CC&R's at the
time of recordation of the final subdivision map, which shall create a homeowners
association for the development. The CC&R's shall be subject to the review and
approval of the City Attorney prior to recordation of the final map. The property
owners association shall be responsible for the maintenance of all private
utilities, wildland fire and buffer areas, bio-retention ponds, landscape buffer
areas along the south side of Lots 1 through 5 and the north side of Lots 6
through 8, and other common areas/facilities on the site. The City shall be

11



45.

46.

47.

48.

49.

granted the rights and remedies of the association, but not the obligation, to
enforce the maintenance responsibilities of the property owners association.

The project developer shall show with the tentative subdivision map application
the building setback lines conditioned by this approval superimposed on the lots.

The CC&R's for the project shall prohibit the parking of boats, campers, and
trailers on Lots 1 through 8.

Prior to recordation of the final subdivision map, all modifications required to the
design guidelines through conditions of approval shall be combined into a single
comprehensive document. This document shall be submitted to the Planning
Director for review and approval prior to publication. The project developer or its
successor in interest shall disclose the design guidelines to the lot buyers prior to
close of escrow, and shall provide them with copies of the guidelines.

The project developer shall prepare maintenance agreements for the shared
driveway including the culverts/bridges. The agreements shall be submitted to
the City Attorney for review and approval before City Council approval of the first
final subdivision map for this development and shall be recorded over the project
site by separate instrument.

The recorded deed of sale for all lots covered by this PUD Development Plan
approval shall include the following:

a. A disclosure stating that the City of Pleasanton intends to develop and
operate the Alviso Adobe Park, a City park, and that the buyer recognizes
that the activities that take place in the Alviso Adobe Park may result in
noise, odors, dust, traffic or other conditions that may affect the lots
covered by this PUD Development Plan.

b. A disclosure stating that the City of Pleasanton owns the open space area
surrounding Lots 1 through 8, that the open space area can be used by
the public, that the open space area may include a trail which would
connect to the Pleasanton Ridge trail, and that the buyer recognizes that
the activities that take place in the open space area may result in noise,
odors, dust, or other conditions that may affect the lots covered by this
PUD Development Plan.

c. A disclosure indicating the presence of the subdrains and cleanouts and
that it is the responsibility of the homeowner to relocate the subdrains if
encountered during the excavation of a pool or other subsurface structure.

d. The following statement, signed by the future homeowner stating, that:

12



50.

“You are hereby advised that this property is surrounded by land
zoned and/or used for the day and night-time activity relating to
livestock grazing and the keeping of livestock. Some of the impacts
associated with this use include, but are not limited to, noise, odor,
dust, chemicals, refuse, waste, unsightliness, use of agricultural
equipment, and traffic. Permitted agricultural pursuits conducted in
accordance with good practice and maintenance are not deemed
by the City of Pleasanton to be a nuisance.”

Wording for these clauses and/or disclosures shall be submitied to the City
Attorney for review and approval before City Council approval of the first final
subdivision map for this development and shall be recorded over the project site
by separate instrument.

With recordation of the final map, the project developer shall abandon access
rights to Old Foothill Road.

Building and Site Design Requirements:

51.

52.

53.

The project developer shall provide automatic opening sectional roll-up garage
doors throughout the project, as approved by the Chief Building Official and the
Planning Director.

The project developer shall post address numerals on the buildings so as to be
plainly visible from all adjoining streets or driveways during both daylight and
night time hours.

Approved building materials and colors shall be stated on the building permit
plans submitted for issuance of building permits.

Only natural gas burning fireplaces and/or USEPA-approved wood/pellet stoves
shall be permitted in the proposed homes. This condition shall not apply to
outdoor bar-be-ques.

Existing Trees:

55.

56.

The project developer shall comply with the recommendations of the tree report
prepared by HortScience, Inc., dated November, 2005. No tree trimming or
pruning other than that specified in the tree report shall occur. The project
developer shall arrange for the horticultural consultant to conduct a field
inspection prior to issuance of grading permits to ensure that all
recommendations have been properly implemented. The consultant shall certify
in writing that such recommendations have been followed.

No trees shall be removed other than those specifically designated for removal
on the approved plans or tree report. The project developer shall post cash,
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letter of credit, or other security satisfactory to the Planning Director in the
amount of $5,000 for each tree required to be preserved, up to a maximum of
$25,000. This cash bond or security shall be retained for one year following
acceptance of public improvements or completion of construction, whichever is
later, and shall be forfeited if the trees are destroyed or substantially damaged.

Landscaping and Irrigation System Design and Operation:

57.

58.

59.

60.

61.

62.

63.

The project developer shall enter into an agreement with the City, approved by
the City Attorney, which guarantees that all landscaping, landscape buffer areas,
and open space areas included in this project will be maintained at all times in a
manner consistent with the approved landscape plan for this development. Said
agreement shall run with the land for the duration of the existence of the
structures located on the subject property.

A final landscape plan and irrigation plan for this development shall be submitted
to and approved by the Planning Director as part of the improvement plans prior
to issuance of a grading permit. Said landscape plan shall be consistent with the
approved landscape plan plus any conditions of approval, and shall be detailed in
terms of species, location, size, quantities, and spacing.

Six-inch vertical concrete curbs shall be installed between all paved and
landscaped areas.

The project developer shall provide root control barriers and four inch perforated
pipes for parking lot trees, street trees, and trees in planting areas less than ten-
feet in width, as determined necessary by the Planning Director at the time of
review of the final landscape plans.

All private yard landscaping for the custom homes covered by this approval shall
be installed within nine months of occupancy.

Root control barriers and four inch perforated pipes shall be provided for all trees
planted in an area less than 10 feet in width, as determined necessary by the
Planning Director at the time of review of the final landscape plans.

The sizes and species of the trees shall be determined at the Tentative Tract
Map stage.

Building Permit Review:

64.

All conditions of approval for this case shall be reprinted and included as a plan
sheet(s) with the improvement plan and building permit plan check sets
submitted for review and approval. These conditions of approval shall be on, at
all times, all grading and construction plans kept on the project site. It is the
responsibility of the building developer to ensure that the project contractor is
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65.

66.

67.

68.

aware of, and abides by, all conditions of approval. It is the responsibility of the
building developer to ensure that the project landscape contractor is aware of,
and adheres to, the approved landscape and irrigation plans. Prior approval from
the Planning Department must be received before any changes are constituted in
site design, grading, building design, building colors or materials, landscape
material, etc.

All dwelling units in the development shall be constructed to meet Title 24 state
energy requirements.

All building and/or structural plans must comply with all codes and ordinances in
effect before the Building and Safety Division will issue permits.

All retaining walls higher than four-feet from the top of the wall to the bottom of
the footway shall be constructed of reinforced concrete. Calculations signed by a
registered civil engineer shall accompany the wall plans.

The soils engineer shall certify the pad compactions of all lots containing fill to
the satisfaction of the Chief Building Official prior to the issuance of building
permits.

Construction Requirements:

69.

70.

71.

72,

All site improvements and house construction activities shall be limited to the
hours of 8:00 am. to 5:00 p.m., Monday through Friday. All construction
equipment must meet Department of Motor Vehicles (DMV) noise standards and
shall be equipped with muffling devices.

Final inspection by the Planning Department is required prior to the occupancy of
the custom homes on Lots 1 through 8.

At no time shall campers, trailers, motor homes, or any other vehicle be used as
living or sleeping quarters on the construction site. All such vehicles shall be
removed from the site at the end of each workday. A construction trailer shall be
allowed to be placed on the project site for daily administration/coordination
purposes during the construction period.

If archeological materials are uncovered during grading, trenching, or other on-
site excavation, all work on site shall be stopped and the City immediately
notified. The county coroner and the Native American Heritage Commission
shall also be notified and procedures followed as required in Appendix "K" of the
California Environmental Quality Act (CEQA). A similar note shall appear on the
improvement plans.

15



73.

Portable toilets used during construction shall be kept as far as possible from
existing residences and shall be emptied on a regular basis as necessary to
prevent odor.

Fire Department Requirements:

74.

75.

76.

78.

79.

80.

The project developer shall meet all requirements of the Pleasanton Fire Code
(Pleasanton Municipal Code, Chapter 20.24).

The building(s) covered by this approval shall be equipped with an automatic fire
sprinkler system. Plans and specifications for the automatic fire sprinkler system
shall be submitted to the Pleasanton Building and Safety Division for review and
approval prior to installation. The fire alarm system, including waterflow and
valve tamper, shall have plans and specifications submitted to Fire Prevention for
review and approval prior to installation. All required inspections and witnessing
of tests shall be completed prior to final inspection and occupancy of the
building(s).

The project developer shall keep the site free of fire hazards from the start of
lumber construction until the final inspection.

Prior to any construction framing, the project developer shall provide adequate
fire protection facilities, including, but not limited to surface roads, fire hydrants,
and a water supply and water flow in conformance to the City's Fire Department
Standards able to suppress a major fire. When alternate methods of fire
protection are approved by the Fire Chief, this requirement may be waived or
modified. Proposed alternative methods of fire protection shall be submitted in
writing to the Fire Chief prior to any framing construction. Work on the alternative
fire protection methods shall not begin until approved by the Fire Chief.

Unless otherwise approved by the Fire Marshal, no housing construction shall
begin until such time as an acceptable emergency vehicle access has been
established, as defined by the Fire Marshal. This access shall be maintained at
all times until the public improvements are accepted

The Fire Chief and the City Engineer shall approve the number, type, and
location of all public fire hydrants.

Blue Street "hydrant markers® shall be installed for all fire hydrants per City of
Pleasanton Standard Specifications.
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81.

82.

All public streets designated as fire lanes by the Fire Chief shall be maintained in
accordance with Articles 9 and 10 of the Uniform Fire Code, which permits
towing vehicles illegally parked on the fire lanes. Fire lane curbs shall be painted
red with “No Parking, Fire Lane, Tow Away Zone" or "No Parking, Fire Lane, Tow
Away Zone" signs shall be installed as required by the Vehicle Code.

In order to provide a minimum fire flow of 60 g.p.m. for 10 minutes in addition to
the domestic water demand of 5 g.p.m. to the houses on Lots 4, 5, and 6, the
project developer shall provide the following:

¢ A minimum, 2-inch diameter domestic water line lateral from the City water
main to the water meter. (The water lines for the other lots shall be sized to
meet their fire flow and domestic demands as determined by the City
Engineer and the Fire Marshal.

» A pressure tank and electric booster pump, which can be located in the
garage, on a protected pad outside the home, etc.

e A minimum, sustained fire sprinkler system flow of 60 g.p.m. for 10 minutes in
addition to the minimum, domestic water demand of 5 g.p.m.

e The pressure tank and pump system shall be interconnected to the domestic
service so that this combination system is used for both the domestic and fire
protection systems.

These measures shall be shown on the building permit plan sets for the
individual homes and shall be subject to the review and approval by the Chief
Building Official and the Fire Marshall before issuance of a building permit.

Engineering Requirements:

83.

84,

85.

All utilities required to serve any existing or proposed development on-site shall
be installed underground.

The project developer shall arrange and pay for the geotechnical consuitant to
inspect and approve all foundation, retaining, and wall and drainage geotechnical
aspects of project construction. The consultant shall be present on site during
grading and excavation operations. The results of the inspections and the as-
built conditions of the project shall be certified in writing by the geotechnical
consultant for conformance to the approved plans and geotechnical report and
submitted to the City Engineer and Chief Building Official for review and approval
prior to occupancy.

The paving sections for the on-site parking and drive areas shall be designed on
the basis of an R-Value test and a traffic index to carry the anticipated traffic
loads. This design shall be subject to the approval of the Chief Building Official.
The minimum paving section shall be two inches of asphalt concrete (A.C.) on a
six-inch asphalt base (A.B.). The minimum A.C. pavement slope shall be one
percent. For pavement slopes less than one-percent, the surface runoff shall be
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86.

87.

88.

89.

90.

91.

92.

93.

94.

95.

carried in a concrete gutter to an acceptable point of discharge. The minimum
slope for concrete gutter shall be 0.5-percent.

Property lines shall be located a minimum of two feet from the uphill side of the
top of bank.

The project developer shall submit a final grading and drainage plan prepared by
a licensed civil engineer depicting all final grades and on-site drainage control
measures, including concrete-lined V-ditches, to protect all cut and fill slopes
from surface water overflow. This plan shall be subject to the review and
approval of the City Engineer and/or the Chief Building Official, as applicable,
prior to the issuance of any building permits.

The project developer shall submit a refundable cash bond for hazard and
erosion control prior to issuance of an Engineering or Building and Safety
Division permit. The amount of this bond will be determined by the City
Engineer.

The project developer shall dedicate to the City for street right-of-way purposes
those parcels of land intended to be public streets.

The project developer shall grant an easement to the City over those parcels
needed for public service easements (P.S.E.) and which are approved by the
City Engineer or other easements, which may be designated by the City
Engineer.

The design for the line, grade, and structural sections for the streets serving this
development shall be subject to final review and approval by the City Engineer.

The project developer shall construct vertical P.C.C. curbs and gutters within this
development unless otherwise approved by the City Engineer. When the
sidewalk is adjacent to the curb and gutter, they shall be poured monolithically.

The haul route for all materials to and from this development shall be approved
by the City Engineer prior to the issuance of an encroachment permit.

The project developer shall submit a dust control plan or procedure as part of the
improvement plans.

The design of the water supply and sanitary sewer systems shall be subject to
the review and approval of the City Engineer.
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96.

97.

98.

99.

100.

101.

Storm drainage swales, gutters, inlets, outfalls, and channels not within the area
of a dedicated public street or public service easement approved by the City
Engineer shall be privately maintained by the property owners or through an
association approved by the City.

Approval of the storm drainage system shall be subject to the review and
approval of the City Engineer and Zone 7, where applicable. The storm drainage
system shall connect to an approved point of discharge and shall meet any and
all applicable requirements of the Alameda County Flood Control District - Zone
7, the Federal Emergency Management Flood Hazard Program, the California
Department of Fish and Game, and the immediate and long-range requirements
of this development and all upstream areas intended to be drained through this
development.

Electric power distribution, gas distribution, communication service, cable
television, and any required alarm systems shall be installed underground in a
joint utility trench unless otherwise specifically approved by the City Engineer or
Chief Building Official for on-site.

The project developer shall be responsible for the installation of the street lighting
system serving the development. The street lighting for the development shall be
designed and located so as to minimize its visibility from the valley fioor to the
greatest extent possible. Approval for the number, location, design, and type of
electroliers shall be subject to the review and approval of the City Engineer.

Any damage to existing street improvements during construction on the subject
property shall be repaired to the satisfaction of the City Engineer at full expense
to the project developer. This shall include slurry seal, overlay, or street
reconstruction if deemed warranted by the City Engineer.

The project developer's contractor(s) shall obtain an encroachment permit from
the City Engineer prior to moving any construction equipment onto the site.

Urban Stormwater Design Requirements:

102.

The project shall comply with the Alameda Countywide NPDES Permit
#CA50020831, a copy of which is available at the City offices. In addition to the
Standard Urban Stormwater Runoff Requirements for compliance with the
Alameda County NPDES Permit, the project shall also comply with the Permit's
Hydro Modification requirements as approved by the Regional Water Quality
Control Board for Alameda County.
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103. The following requirements shall be incorporated into the project:

a.

The project developer shall submit a final grading and drainage plan
prepared by a licensed civil engineer depicting all final grades and on-site
drainage control measures including bio-swales. Irrigated bio-retention
swales and areas shall be designed as needed to the satisfaction of the
City Engineer to optimize the amount of the storm water running off the
paved surface that enters the bio-retention swale at its most upstream
end. This plan shall be subject to the review and approval of the City
Engineer prior to the issuance of the first grading permit for the
development covered by this approval.

The project developer shall submit sizing designs criteria to treat
stormwater runoff at the time of the grading plan submittal.

Public and private landscaping shall be designed to minimize irrigation
and runoff, promote surface infiltration where appropriate, and minimize
the use of fertilizers and pesticides that can contribute to stormwater
pollution.

» Structures shall be designed to discourage the occurrence and entry of
pests into buildings, thus minimizing the need for pesticides.

» Where feasible, landscaping shall be designed and operated to treat
stormwater runoff. In areas that provide detention of water, plants that
are tolerant of saturated soil conditions and prolonged exposure to
water shall be specified. Soil shall be amended as required.

e Plant materials selected shall be appropriate to site specific
characteristics such as soil type, topography, climate, amount and
timing of sunlight, prevailing winds, rainfall, air movement, patterns of
land use, ecological consistency and plant interactions to ensure
successful establishment,

e Landscaping shall ailso comply with City of Pleasanton ordinances and
policies regarding water conservation.

The CC&Rs covering Lots 1 through 8 shall include the above statements
in their wording.

Bulk construction materials stored outdoors that may contribute to the
pollution of storm water runoff shall be covered as deemed appropriate by
the City Engineer and/or the Chief Building Official as applicable. The
CC&Rs covering Lots 1 through 8 shall include this statement in their
wording.

Prior to grading permit issuance the project developer shall submit a copy

of the State Water Resources Control Board Notice of Intent (NOI) for
coverage under the State Construction Storm Water General Permit for
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projects with clearing, grading and excavation exceeding the current
standards.

All metal roofs shall be finished with rust-inhibitive paint. The CC&Rs
covering Lots 1 through 8 shall include this statement in their wording.

Roof drains for all existing and future primary and accessory structures on
Lots 1 through 8 shall be connected to the development’s storm drain
system. The CC&Rs covering Lots 1 through 8 shall include this
statement in their wording.

Urban Stormwater Construction Requirements:

104. The project developer shall submit a Stormwater Pollution Prevention Plan
(SWPPP) for review and approval by the City Engineer prior to issuance of
building or grading permits. Failure to comply with the approved construction
SWPPP may result in the issuance of correction notices, citations or stop work
order. The following construction Best Management Practices (BMPs), as well
as any other applicable measure, shall be included in the SWPPP and
implemented as approved by the City.

105.

The project developer and the homeowner after building occupancy is
responsible for implementing the following measures during all construction
phases of the project and the lots covered by this approval:

a.

The project developer shall include erosion control/storm water quality
measures on the final grading plan which shall specifically address
measures to prevent soil, dirt, and debris from entering the storm drain
system.  Such measures may include, but are not limited to,
hydroseeding, hay bales, sandbags, and siltation fences and are subject
to the review and approval of the City Engineer and/or the Chief Building
Official as applicable. The project developer is responsible for ensuring
that their contractors and sub-contractors are aware of and implement
these measures.

All graded lots shall be revegetated and stabilized after completion of
grading, but in no case later than October 15". The hydroseed mixture
shall consist of the following species and rate-of-cover: crimson clover
(20.0 Ibs/acre), California poppy (3.0 Ibs/acre), valley lupine (5.0 Ibs/acre),
farewell-to-spring (2.0 Ibs/acre), and African daisy (2.0 Ibs/acre). The
hydroseed mixture shall be specified on the subdivision’s grading plans
and the building permit plans for review and approval by the Planning
Director.

The hydroseeding shall be accomplished before September 15" and
irigated with a temporary irrigation system to ensure that the grasses are
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established before October 15". No grading shall occur between October
15" and April 15" unless approved erosion control/storm water quality
measures are in place, subject to the approval of City Engineer and/or the
Chief Building Official as applicable. Such measures shall be maintained
until such time as building construction begins.

c. Gather all construction debris on a regular basis and place it in a dumpster
or other container which is emptied or removed on a weekly basis. When
appropriate, use tarps on the ground to collect fallen debris or splatters
that could contribute to storm water runoff pollution.

d. Remove all dirt, gravel, rubbish, refuse, and green waste from the street
pavement and storm drains adjoining the site. Limit construction access
routes onto the site and place gravel on them. Do not drive vehicles and
equipment off paved or graveled areas during wet weather. Broom sweep
the street pavement adjoining the project site on a daily basis. Scrape
caked-on mud and dirt from these areas before sweeping.

e. Install filter materials (such as sandbags, filter fabric, etc.) at the storm
drain inlet nearest the downstream side of the project site in order to retain
any debris or dirt flowing in the storm drain system. Maintain and/or
replace filter materials to ensure effectiveness and to prevent street
flooding.

f. Create a contained and covered area on the site for the storage of bags,
cement, paints, oils, fertilizers, pesticides, or other materials used on the
site that have the potential of being discharged into the storm drain system
through being windblown or in the event of a material spill.

g. Never clean machinery, equipment, tools, brushes, or rinse containers into
a street, gutter, or storm drain.

h. Ensure that concrete/gunite supply trucks or concrete/plaster operations
do not discharge wash water into street, gutters, or storm drains.

The CC&Rs covering Lots 1 through 8 shall include the above statements in their
wording.

Urban Stormwater Operation Requirements:

106.

All projects, unless otherwise determined by the City Engineer or Chief Building
Official, shall enter into a recorded Stormwater Treatment Measures Inspection
and Maintenance Agreement for ongoing maintenance and reporting of required
stormwater measures. These measures may include, but are not limited to:
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{end)

The property owners’ association for this development shall be
responsible for maintaining the bio-swales adjoining the public street, the
bio-retention to be located in the public area adjoining Old Foothill Road,
and any other stormwater treatment measures determined to be required
by the City Engineer. The association shall be composed of Lots 1
through 8. These maintenance responsibilities shall include implementing
the maintenance plan, which is attached to the Stormwater Treatment
Measures Inspection and Maintenance Agreement. This document shall
be reviewed by the City Attorney’s Office and recorded with the final map.

All storm drain inlets shall be clearly marked and maintained with the
words “No Dumping -~ Drains to Bay.”

Ensure wastewater from vehicle and equipment washing operations is not
discharged to the storm drain system.

The CC&Rs covering Lots 1 through 8 shall include the statement, “No
person shall dispose of, nor permit the disposal, directly or indirectly, of
vehicle fluids, hazardous materials or rinsewater from cleaning tools,
equipment or parts into the private, on-site storm drains.

The CC&Rs covering Lots 1 through 8 shall include the statement, “All
private on-site storm drains shall be cleaned by the property owner at
least twice a year with one cleaning immediately prior to the rainy season.”

The vegetated bio-retention swales shall be mowed and clippings
removed on a regular basis by the Property Owners Association.
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