DESIGN REVIEW BOARD STAFF REPORT

MEETING DATE: November 9, 2009 REPORT WRITTEN: October 30, 2009
ITEM NUMBER: V.A. - Design Review

FILE NUMBER: DRB 07-09 / RICHFIELD INVESTMENT CORP. dba RICHFIELD
DEVELOPMENT (APPLICANT), BIGBURY CO. (OWNER), PALOS
COLORADOS SUBDIVISION 8378: Review of the planting and
irrigation plans for the park and ride lot and entry pilaster/trellis
gateway feature adjacent to Moraga Road and all common area
landscaping including the pocket park for the 123-lot Palos Colorados
residential development project. The project site is located on a 460-
acre property on the east side of Moraga Road and south of Sky-Hy
Drive. The review and approval of the detailed landscape plans will
fulfill Precise Development Plan conditions D.PDP.111.7 and D.1.14
from Planning Commission Resolution 06-09.

ZONING: 1-DUA (One Dwelling Unit per Acre) and OS-M (Open Space- MOSO)

GENERAL PLAN DESIGNATION: Residential 1 Dwelling Unit per Acre, Open Space, and
MOSO Open Space

ENVIRONMENTAL REVIEW STATUS: The Town Council certified the final environmental
impact report for this project on October 30, 1996 and the Planning Commission adopted
the addendum to the final environmental impact report on February 5, 2007.

PUBLIC NOTICE & MAILING LIST:

As required by Moraga Municipal Code Section 8.72.130.B, written notice of this project was
mailed to all property owners, residents, and other interested parties on the Palos
Colorados mailing list on Monday, October 19, 2009. The mailing list includes property
owners and residents within a radius of 300-feet of the property and additional recipients
that have requested notice of the project. A copy of the area of notice map, public notice
and the address list are attached as EXHIBIT A. At the time the staff report was written, no
correspondence has been received. If correspondence is received prior to the meeting, it
will be sent separately or brought to the meeting.

BACKGROUND:

The Vesting Tentative Subdivision Map and Hillside Development Permit for the Palos
Colorados Project were approved by the Planning Commission on May 7, 2007. The
Precise Development Plan was submitted by Richfield Investment Corporation on January
28, 2008 and revised on April 22, 2008 after consideration of comments at a joint meeting of
the Planning Commission and Design Review Board on March 10, 2008. The Parks and
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Recreation Commission recommended approval of the pocket park and consideration for
enhanced facilities at the park on June 17, 2008. The Design Review Board approved the
fencing design at the park and ride lot and recommended approval of the pocket park on
June 23, 2008. The Precise Development Plan was approved by the Planning Commission
on March 16, 2009 subject to the conditions listed in Resolution 06-09 PC; however, the
decision was appealed to the Town Council on March 25, 2009. On May 13, 2009 the Town
Council adopted Resolution #35-2009 upholding in part and denying in part the March 16,
2009 decision of the Planning Commission for approval of the Precise Development Plan for
the project. A copy of Town Council Resolution #35-2009 is enclosed as EXHIBIT B. The
location of the Palos Colorados project is shown on the GIS aerial photo map below:
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As noted above, the Design Review Board already approved a 3-foot high fence on the right
side of the Palos Colorados gateway entrance between Moraga Road and the Park and
Ride Lot on June 23, 2008. The fence will be built with two vertical posts set 3-inches apart
and four horizontal rails between each set of posts. The fence design is shown as detail
number 12 on sheet L1.60 of the plan set. The approved fence will be on top of a stone
retaining wall.

SCOPE OF REVIEW:

Staff has listed all the conditions that require Design Review Board approval from
Resolution #35-2009 in EXHIBIT C. The conditions pertaining to landscape improvements
for the project have been high-lighted in yellow. Prior to issuance of the grading permit for
the project, condition numbers D.PDP.IIl.L7 and D.1.14 require DRB approval of the
landscaping plan for the park and ride lot, the entry gateway feature and all the common
area landscaping, as listed on the next page:
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D.PDP.IIl.7. Prior to issuance of a grading permit, a detailed site plan and landscaping plan
shall be submitted for the park and ride lot for review and approval by the Design Review
Board. In accordance with this Settlement Agreement modified condition, the Applicant shall
construct the park and ride lot as shown on the PDP prior to the certificate of occupancy for
the 50" residence. The park and ride lot shall be maintained by the homeowners’
association. The plan for the park and ride lot shall include a drinking fountain and
pedestrian access to the end of Campolindo Drive. (Page 24 — RES 35-2009)

D.l.14. The Applicant shall prepare a detailed landscape plan that includes the entry
gateway and a combination of native plants and trees in sensitive biological habitats (see
Section 4.4 of the EIR) and native and ornamental plants and trees in non-sensitive
locations. Common landscaping in the area of the project entry (Lots 1 through 15 and 111
through 123) facing Moraga Road and Sky-Hy development shall be completed as soon as
practicable after rough grading of these lots is completed, and no more than 6 months,
following completion of grading, unless approved by the Town. Species shall be selected in
the non-sensitive habitat areas that favor more rapid growth and dense coverage, while still
meeting the character of the Town. The common area landscape plan shall be approved by
the Design Review Board prior to the issuance of any grading permits. (Mitigation Measure
for IMPACT 4.9-2) (Pages 24-25 — RES 35-2009)

OVERVIEW OF PLANS SUBMITTED FOR REVIEW:

Richfield Development has submitted one complete set of detailed landscape plans (72
sheets), which staff will bring to the Board meeting. Each Board member has been
provided with an abridged set of the landscaping plans with 28 sheets (EXHIBIT H). The
abridged set includes the construction plans, hardscape plans, irrigation plans, tree planting
plans, shrub plans and bio cell plans for two typical areas of the project. The two typical
areas are identified on the site map on sheet L0.00 as area X.11 near the entrance of the
project on Camino Palos Colorados (lots 3 and 115-121) and area X.22 at the south end of
Camino Briones (lots 92-97). In addition the abridged set includes the plans for the park
and ride lot and entry gate feature and the pocket park. A two page Plant Palette is
attached as EXHIBIT D, which lists additional information on the selected trees for the
project. A three page “Image Board”, with pictures of the interlocking concrete pavers,
color and materials for the walls and fences and pictures of the play equipment for the
pocket park is included as EXHIBIT E. An updated set of the Landscape Design
Guidelines for Palos Colorados is attached as EXHIBIT F. The revised text in the
guidelines is shown in “blue” print. The applicant intends to make power point presentation
at the meeting.

SITE PLAN AND LANDSCAPING PLAN FOR THE PARK AND RIDE LOT:

The drawings that pertain to the park and ride lot include the site plan on sheet L1.30,
various hardscape construction details on sheet L1.60, the tree planting plan on sheet
L3.10 and the shrub planting plan on sheet L4.10. The trees are identified with symbols
and the shrubs have a key number on the plant lists. The mature height and spread for the
trees is shown on the plant palette. Details for the staking of the trees are shown on sheet
L5.00. There is also a large “bio cell” area at the east side of the parking area for treatment
of stormwater before it is discharged into the storm drain system. The bio cell is labeled as
a “Type 17 bio cell, which is shown on sheet L6.30 of the plans. Detail number 8 on sheet
L1.60 shows a cross section of the retaining wall at the west side of the park and ride lot.
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Referring to sheet L3.10, the trees selected for the park and ride lot area include the Coast
Live Oak, California Black Oak and California Sycamore. There will also be five Arroyo
Willows in the upper Laguna Creek channel south of the bridge at the entrance and west of
the park and ride lot. All the trees are California natives. The planting size is 36-inch box,
except that the four California Coast Live Oak trees at the west side of the park and ride lot
will be 72-inch box specimens. Three of the California Sycamore trees will also be 72-inch
box size, including one tree located in an island in the center of the park and ride lot and
two trees at the southeast corner of Camino Palos Colorados and Moraga Road.

With reference to sheet L4.10, the shrubs around the park and ride lot include the “Yankee
Point” and “Centennial” varieties of Ceanothus, Rockrose, Mexican Bush Sage, two
varieties of Rosemary, Indian Hawthorn, Yellow Formite Lily, La Jolla Bougainvillea, Marie’s
Fescue and Texas Redstar Daylily. Indian Hawthorn (Raphiolepis indica) will be used as a
border along the east side of the parking area. All the other shrubs will be in divided beds
along the upper bank of Laguna Creek on the west side of the parking area and at other
available planting areas around the parking area. Beyond the formally planted areas there
will be hydroseeded areas at the margins of the bio cells and other wetland areas. The list
for the hydroseed mix is shown on the plant list on sheet L4.10.

Condition number D.PDP.III.7 states that “The plan for the park and ride lot shall include a
drinking fountain and pedestrian access to the end of Campolindo Drive.” The drinking
fountain is item number 28 on the legend on sheet L1.30 and is located at the southeast
end of the park and ride Iot. Details for the drinking fountain have not been included with
the hardscape construction details. The pedestrian access to the end of Campolindo Drive
is shown on sheets L3.10 and L4.10. The 120-foot long pathway starts near the drinking
fountain and ADA parking space and goes southeast to the end of Campolindo Drive. The
purpose of this pathway is to provide a means for pedestrians to walk to the signalized
intersection at Campolindo Drive to safely cross Moraga Road. The surface of the pathway
is not identified. It would be a good improvement to have an all-weather surface for this
short pathway. Compacted decomposed granite or some other low maintenance material
would be satisfactory.

PLANS FOR THE ENTRY GATEWAY FEATURE:

The site plan for the entry gateway feature is shown on sheet L1.30. The front elevation
drawing of the stucco-plaster pilasters and wood trellis structures on either side of Camino
Palos Colorados is shown in detail number 1 on sheet L1.40. The two pilasters will be
about 50-feet apart from one another and 215-feet east of Moraga Road. Additional details
for the pilasters and trellis are shown on sheets L1.60 and L1.61. The overall height of the
pilasters is 16-feet. The pilasters are divided into three sections, with a 3-foot high base,
11-foot mid-section and 2-foot high dome at the top. Detail number 6 on sheet L1.61 of the
plans states that the color of the stucco-plaster for the pilasters is “to be determined”;
however, sheet 2 of the image board (EXHIBIT E) shows the color options for the pilasters
and trellis. All the colors are earth tones in shades of tan and brown. Detail number 6 also
shows the profile of a man next to the pilaster for scale.
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In addition to the pilasters and wood trellis structure, the entry includes interlocking
concrete pavers between the bridge and the pilasters for a distance of 103-feet. Page 1 of
the applicant’s image board shows the colors and pattern for the pavers. The bridge
across the upper end of Laguna Creek at the entry will have five pilasters with a metal
railing on each side of the bridge. The color rendering of the bridge railing and pilasters is
shown on page 2 of the image board.

Sheet L3.10 shows the tree planting in the vicinity of the entry pilasters. There will be three
72-inch box specimen Coast Live Oak trees between the bridge and the entry gate pilasters
on each side of Camino Palos Colorados. As these trees grow, they will eventually
obscure the view of the entry pilasters. The Plant Palette indicates that the mature size of
the Coast Live Oak would have a height and spread of 35-feet. The circles for the Coast
Live Oak trees on the tree planting plan are 30-feet in diameter. The oak tree behind the
south entry pilaster (right side as you enter) will have to be trimmed extensively or removed
since it is located only 6-feet from the back of the pilaster. Two Coast Live Oak trees are
also shown in a median strip between the entry pilasters. These trees will require some
pruning and training to eliminate low branches that could interfere with high trucks. It might
be better to have a more columnar tree in the median strip. The tree and shrub planting
and staking details are shown on sheet L5.00.

Sheet L4.10 shows the shrubs in the vicinity of the entry pilasters. For the most part, the
shrubs are similar to the ones used for the park and ride lot. The median strip between the
two entry pilasters will have Marie’s Fescue (a variety of bunch grass) at either end of the
median and Texas Redstar Daylily in the center section. The formal landscaping on the
north side of Camino Palos Colorados varies from about 45 to 60 feet, including the 10-foot
wide sidewalk. The formal landscaping on the south side of Camino Palos Colorados
varies from 15 to 40 feet wide. The area beyond the formal landscaped area on either side
of the road will be hydroseeded. There are three different hydroseed mixes listed in the
legend on sheet L4.10 as follows: (1) Native Grasses, (2) General Erosion and (3) Margins
of Ponds and Wetlands. The width of the hydroseeded areas varies from as little as 10-feet
to 120-feet.

LANDSCAPE PLANS FOR THE COMMON AREA LANDSCAPING:

Two typical areas were chosen to be representative of the common area landscaping.
Staff will have the complete set of drawings at the meeting showing the entire project area.
The two areas selected include lot 3 and lots 115-121 near the entrance of the project on
Camino Palos Colorados and lots 92-97 at the south end of Camino Briones. The tree
planting plans for these two typical areas are on sheets L3.11 and L3.22 of the plan set.
London Plane trees are proposed as the street tree along both sides of Camino Palos
Colorados and Fruitless Olive trees are the selected street tree for Camino Briones. In
addition to the street trees, the plans also show a variety of trees in the common area
behind the lots, including Valley Oaks, Common Manzanita, Paperbark Trees, and Western
Redbud. Most of the trees selected for the back of the lots are listed on the “Screen Trees”
list on page 2 of the Plant Palette (EXHIBIT D).
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The shrubs for the two typical areas are shown on sheets L4.11 and L4.22. The principal
shrub used at the front of the lots between the street curb and sidewalks and between the
curb and bio cells is Berkeley Sedge (Carex divulsa). This specific variety of sedge was
not listed in my copy of the Western Garden book, but in general sedges are grasslike,
clumping plants that are often used as borders around rock gardens or water gardens.
They have long narrow evergreen leaves that are variegated on some varieties. Where
there are no lots fronting directly on the street, beds of various shrubs are shown, including:
Mexican Bush Sage, Yellow Kangaroo Paw, French Lavendar and Marie’s Fescue. The
shrubs at the rear of the lots are planted in divided beds that vary in width from 20-feet to
80-feet. The shrubs proposed include: Emerald Carpet Manzanita, Rockrose, Mexican
Bush Sage, Huntington Carpet Rosemary, Indian Hawthorn, Hen and Chicks, California
Rose and California Blackberry. There appears to a small error on sheet L4.22 where one
of the planting beds located east of lots 94, 95 and 96 has labels for both California
Blackberry and Berkeley Sedge. | presume the Berkeley Sedge label is incorrect, since
this plant is generally used only at the front of the lots along the streets.

Most of the narrow “Type 2” bio cells are located along the south side of Camino Palos
Colorados and on the east side of Camino Briones. The location of the bio cells is dictated
by the topography, where the bio cells must be on the low side of the street. There are 18
homes along the south side of Camino Palos Colorados and only 7 homes on the north
side of the road, but the location and 10-foot width of the sidewalk on the north side of the
road was part of the requirement for a multi-purpose trail in the court settlement agreement.
Since the walkway for school children and other pedestrians that connects Campolindo
Drive with the park and ride lot is located on the south side of Camino Palos Colorados,
some provision should be made for a cross walk near the entry gate feature for children to
cross to the park and ride lot for access to the Campolindo path.

LANDSCAPE PLANS FOR THE POCKET PARK:

The location of the 1.4 acre pocket park on the north side of Camino Briones across the
road from Pond #1 was chosen to take advantage of the views to Lafayette as well as the
views of the pond. The pocket park includes: a trellis, a play structure, a portion of the multi-
purpose ftrail, fencing, seat walls, gateway pilasters, viewing areas, and a grassy
meadow/play area. Richfield Development, in an arrangement with the U.S. Postal Service,
has also planned a cluster mailbox unit at the pocket park. The large open space area
located west of the formally landscaped section of the park and north of Camino Palos
Colorados complies with the required wildlife corridor in accord with the Settlement Agreement
and it provides a sightline buffer to the proposed residences on lots 106 and 107 to mitigate
any visual impacts from the Lafayette BART station.

The tree planting plan for the pocket park is shown on sheet L3.14 of the plan set. Most of
the trees are either Coast Live Oaks, California Black Oaks or Valley Oaks. There will be
four Chinese Flame Trees along the front of the park on either side of the children’s play
structure area for special effect. The shrub planting plan is included on sheet L4.14. Dwarf
Tall Fescue Sod will be used as ground cover in the seat wall area and under the trellis
structure in the park. The divided planters around the formally landscaped portion of the
park will include the following plants: Julia Phelps Ceanothus, Rockrose, Mexican Bush
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Sage, Indian Hawthorn, Wax-Leaf Privet, Yellow Formite Lily, La Jolla Bougainvillea, Hen
and Chicks, Marie’s Fescue and Texas Redstar Daylily. There are no bio cells within the
pocket park area.

The hardscape plan for the pocket park is shown on sheet L1.31. Page 3 of the image
board (EXHIBIT E) shows the proposed designs of the children’s play equipment, which
includes: The Pinnacle and Pointe Natural Climber, an Arch Belt Swing and EVOS climbing
structure. Sectional drawings showing the seatwalls at the playground and the plaza with
the trellis are shown in details 2 and 3, respectively, on sheet L1.40 of the plan set.
Additional plans are shown in details 6, 9, 10 and 15 on sheet L1.60. The cluster mailbox
unit, which includes an arbor over the mail box cabinets, is shown in detail 8 on sheet L1.61.

ENTRY MONUMENT SIGN:

A project identification sign is shown in detail number 14 on sheet L1.60 of the plans. The
legend on the site plan lists the entry monument sign as item number 11; however, staff
has not been able to find the location of the sign on any of the drawings. The proposed
sign is 4-feet 10-inches high and 17-feet long (82 square feet). The maximum area of a
free-standing sign under MMC Section 8.88.170-B is 35 square feet. The sign has a large
stucco-plaster background. The letters measure about 1-foot high and 14-feet 6-inches
long for a total area of 14.5 square feet.

In addition to the entry monument sign, there are two conditions of approval that require
design review of on-site signage and street signs prior to the first certificate of occupancy,
as follows:

L.lll.4 Prior to the issuance of the first certificate of occupancy, the Applicant shall include
on-site signage and shall provide brochure information to all new home buyers that
promotes the use of public transit and the on-site park and ride lot. The number and location
of signs shall be reviewed and approved by the Design Review Board. (Mitigation Measure
for IMPACT 4.8-1)

L.lIl.2 Prior to the issuance of the first certificate of occupancy, the Applicant shall install
street signs encouraging motorists to admit side traffic during a.m. peak periods along
Moraga Road between Buckingham Drive and Sky-Hy Drive. The number and location of
signs shall be reviewed and approved by the Design Review Board. (Mitigation Measure for
IMPACT 4.8-1, Moraga Road/Sky-Hy Drive/Via Granada/Buckingham Drive).

Since the location of the entry monument sign is not shown, perhaps it would be better to
consider all the signs at a future design review board meeting.

OTHER OPEN SPACE COMMON AREAS IN THE PROJECT:

The Palos Colorados development will also provide approximately 389 acres of open space
(including natural habitat areas), with more than 4.5 miles of trails with public access. The
proposed open space and trails are in the MOSO and non-MOSO land use districts on the
property. The trails include a multi-purpose trail for pedestrians and bikers as wells as a
hiking trail which will be linked to existing trails in the area. The park and ride lot at the
entrance of the project will also function as a trailhead. This arrangement will provide
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reasonable public access to the westernmost portion of the new trails and allow for
pedestrian access off the pedestrian pathway and adjacent connector trails in Lafayette.

REQUIRED FINDINGS FOR DESIGN REVIEW APPROVAL.:

Planning Commission Resolution 16-01 lists four findings that need to be made in order for
the Design Review Board to approve a project within a single-family residential land use
district. The majority of the proposed landscaping improvements are located in the 1-DUA
single family residential zone; therefore, these would be the most appropriate findings to use.
The required findings are listed in bold italic print and staff comments with regard to each
finding are stated below each finding. To disapprove a project, a finding must be made as to
why one or more of the standards below have not been satisfied.

1. The proposed improvement conforms with good design as set forth in the

Town of Moraga Design Guidelines, and in general contributes to the character
and image of the town as a place of beauty, spaciousness, balance, taste,
fitness, broad vistas, and high quality.
With a few exceptions, most of the plants conform with recommended plants in
Appendix B of the Moraga Design Guidelines and the proposed planting size
exceeds the minimum standards. The visual impact of the landscaping and proposed
hardscape improvements will enhance the scenic corridor along Moraga Road. The
extensive open space areas in the project will help preserve the spaciousness and
broad vista in Moraga.

2. The proposed improvement will not have a substantial adverse affect on
neighboring properties or the community due to poor planning; neglect of
proper design standards; or the existence of building and structures
unsuitable to and incompatible with the character of the neighborhood and the
character of the community.

The location of the pocket park should help reduce impacts to any existing homes in
the adjacent Sky-Hi development in Lafayette. The location of the undeveloped open
space in the project will serve as a buffer to neighboring residential properties.

3. The proposed improvement will not lower property values; discourage the

maintenance and improvement of surrounding properties; or preclude the most
appropriate development of other properties in the vicinity.
The Palos Colorados development is planned as an upscale single family residential
project and the proposed landscaping is compatible with the high quality proposed for
the new homes. The new landscaping is expected to contribute to an increase in
value for homes in the vicinity.

4. The proposed improvement will not impair the public health, safety or welfare.

The proposed landscaping improvements are not expected to have any adverse
health or safety impacts on the community.
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RECOMMENDATION:

After the Board hears testimony from the applicant and any other people wishing to testify at
the meeting, the Board may ask questions of the applicant and then deliberate on any
conditions of approval that may be deemed appropriate. The Board may also discuss the
proposed new or revised language in the Palos Colorados landscaping guidelines. The
conditions of approval for the Precise Development Plan require that the following
conditions shall be “incorporated in all design review decisions” for the Palos Colorados
project:

.LVTM.60 The Applicant's landscape architect shall require imported suitable material as
necessary for lots where the depth of topsoil is not sufficient to provide a suitable
environment for landscaping.

.V.7 The PDP plans, Design Review Plans and building plans shall show that all housing
will be constructed with fire retardant roofing (Class A or Class B) and interior sprinklers.
Landscaping around the residence by homeowners shall be designed to minimize the
interfface between grassland areas and residences (i.e., fire resistant vegetation).
Compliance shall be subject to the review of plans and periodic site inspection by the
Moraga Fire Protection District (or successor District thereto). (Mitigation Measure for
IMPACT 4.7-3, part (c)) This condition of approval will be incorporated in all design review
decisions.

I.V.13. All landscape plans shall include drip irrigation and drought-tolerant landscaping for
all houses within the proposed project. This action shall be taken regardless of any
relaxation of EBMUD requirements. (Mitigation Measure for IMPACT 4.7-9, part (b))

Staff recommends approval of the project with the following additional conditions:

(1) A well marked sidewalk shall be installed to connect the multi-purpose trail (10-
foot sidewalk) on the north side of Camino Palos Colorados with the park and
ride lot so that pedestrian can safely reach the pathway to Campolindo Drive.

(2) The pathway between the park and ride lot and Campolindo Drive shall have an
all-weather surface, such as compacted decomposed granite or some other low
maintenance material that resists erosion.

(3) The 72-inch box specimen Coast Live Oak tree at the east rear side of the south
entry pilaster should be relocated further from the pilaster or eliminated from the
plan.

(4) The applicant should consider a more columnar tree in the median strip between
the two entry pilasters.

(5) The location and design of the entry monument sign shall be considered at future
design review board meeting at the time the other street signs are reviewed in
accordance with conditions L.111.4 and L.III.2.

A draft action memorandum for approval of the landscape plans has been prepared for
consideration by the Board and attached as EXHIBIT G.
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REPORT PREPARED BY: Richard Chamberlain, Senior Planner

EXHIBITS:

A — Area of Notice Map, Public Notice and Project Mailing List

B — Town Council Resolution #35-2009 (Approval of the Precise Development Plan for
Palos Colorados)

C — Abridged List of Conditions from RES. #35-2009 that require Design Review Board
Approval

D — Plant Palette with additional information on trees selected for Palos Colorados

E — Image Board with pictures of the interlocking concrete pavers, color and materials for
the walls and fences and pictures of the play equipment for the pocket park

F — Landscape Design Guidelines for Palos Colorados

G — Draft Action Memorandum

H — Landscaping Plan Set with hardscape plans, tree and shrub planting, irrigation
details and bio cell plans and details.
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