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PLANNING & ECONOMIC DEVELOPMENT
ENGINEERING DIVISION

EXHIBIT "A"
Revised March 28, 2019

STONY VILLAGE NORTH
2729 Stony Point Rd (APN 134-022-049)
Tentative Map extension #1 and #2
PRJ19-012

Developer's engineer shall obtain the current City Design and Construction
Standards and the Community Development Department's Standard Conditions of
Approval dated Mareh-1,-2004 August 27, 2008 and comply with all requirements
therein unless specifically waived or altered by written variance by the City
Engineer.

Developer's engineer shall comply with all requirements of the current Municipal
Separate Storm Sewer System (MS4) and City Standard Urban Storm Water
Mitigation Plan Low Impact Development Guidelines. Final Plans shall address
the storm water quality and quantity along with a maintenance agreement or
comparable document to assure continuous maintenance of the source and
treatment.

The tentative map contains wetlands which will likely require a permit from the
North Coast Water Quality Control Board and Army Corps of Engineers.
Mitigation measures required by the Board and Corps may not be consistent with
the approval of this map, which would require a re-application of the tentative
map for approval with the new configuration. It is recommended that the
applicant work closely with the Board and the City to achieve a mutually
acceptable project.

As a result of the Non-Exclusive Benefit Use Easements, several conditions of
approval refer to Servient or Dominant Lots. For the purpose of those easements
and these conditions of approval, Servient and Dominant Lots include the
following:

Servient Lots: 1, 4,5, 6, 9, 10, 11, 14, 15, 16, 19, and 20:

Dominant Lots: 2, 3, 6, 7,8,9, 12, 13, 16, 17, 18, and 19

In addition, the following summary constitutes the recommended conditions of
approval on the subject application/development based on the plans stamped

received February-23,-2016-February 26, 2019:

PARCEL AND EASEMENT DEDICATION
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Vehicular access rights shall be dedicated to the City along Stony Point road
frontage of the site except at the planned street entrances to the project and any
emergency access points that may be required but do not appear on the present
plan.

The Public Utility Easement may be reduced to 3 feet on the southern frontages of
Lot 1 and 14 and northern frontages of Lot 4 and 11 becoming 7 feet at the
common property line of the adjacent Lots. Property line fences or sound wall
fences shall not encroach into the Public Utility Easement.

The Final Map shall fully describe an easement area identifying Servient and
Dominant owners for those lots with a private use area on adjoining property.
The private use area easement is to be called a Non Exclusive Beneficial Use
Easement on the map. The C.C. and R.’s for the Subdivision shall address the
restrictions, responsibilities, and rights of the easement holder to include but not
limited to following; indemnification of the Servient owner by the Dominate owner
against all claims arising from the Dominant Owner’s agents, associates, and
the Dominant Owners’ invited and uninvited users of the easement; access for
maintenance and property improvements by the Servient property owner; and
Protection of improvements to both the property and private use area by Servient
and Dominant owners.

The Home Owners Association shall be responsible for monitoring the use of the
easement to adhere compliance with the C.C. and R’s. Private use area fencing
shall not extend beyond the easement area and all access to the private use
area is to be from the Dominate property owner. No eave, structural
encroachments or openings will be allowed into or over the Non-Exclusive
Benefit Use Easement area from the Servient property. The final location of the
Non-Exclusive Beneficial Use Easement area designated on the Tentative Map
may be adjusted on the final map while maintaining a minimum 35 foot by 4-foot
use area on the Servient property for us by the Dominant property occupant.

PUBLIC STREET IMPROVEMENTS

4.

An Encroachment Permit must be obtained from Engineering Development
Services of the Planning and Economic Development Department prior to
beginning any work within the public Right-of-Way or for any work on utilities
located within public easements.

Stony Point Road shall be dedicated and improved as a Boulevard along the
entire project frontage. Half width street improvements shall consist of a 2 travel
lanes, a 6 foot bike lane, a two way median/left turn lane, a landscaped back on
parcel, a planter strip, with sidewalk. A sound wall is required to be constructed
behind the back on landscape parcel which shall be owned and maintained by
the Home owners Association.
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6.

10.

Bellevue Ranch Road shall be dedicated and improved as a minor street through
the subdivision together with a 5.5-foot Public Sidewalk Easement contained
within a 13-foot Public Utility Easement. The Public Utility Easement behind the
right of way may be reduced to avoid obstructions and overhangs but shall
provide a minimum 13-foot wide by 10-feet long area at the common property
lines between lots. Street improvements shall consist of a travel lane, parking
lane, planter strip, and sidewalk plus a 12-foot travel way on the opposite side of
the centerline bordered with a City Standard curb and gutter. The curb line on the
undeveloped side of the centerline shall be setback 3 foot from the southerly
property line, constructed with a non-vegetated covering sloped to drain to the
fence line from the back of curb establishing a sheet flow drainage condition
through the fence line, no concentrated flows through the fence shall be allowed.
The Home Owners Association shall maintain the curb and gutter, public right of
way surface treatment in the setback area, and the projects southerly boundary
fence line including any retaining walls as a part there of.

Bellevue Ranch Road from the westerly intersection of Bellevue Ranch Circle to
the westerly project boundary shall be dedicated and improved as a minor street
together with 7.5-foot Public Utility Easement. Full width improvements shall
consist of 24-foot curb to curb width, with curb gutter and 6-foot contiguous
sidewalk with the non-project side of centerline finished with city standard curb
and gutter. The Bellevue Ranch Drive stub to the west and shall be signed “No
parking zone” terminating at the westerly project boundary. The street pavement
and sidewalk are to end at the subdivision boundary line and be posted and
barricaded with City Standard 206 “Future Road Extension” sign, City Standard
236 sidewalk barricade, and City Standard 211 metal beam street barricade.
The project boundary fence is to be constructed behind the street barricade.

Bellevue Ranch Circle shall be dedicated and improved to Minor Street
standards together with a 5.5-foot sidewalk easement contained within a 13-foot
Public Utility Easement. The Public Utility Easement may be reduced to avoid
obstructions and overhangs but shall provide a minimum 13-foot wide by 10-feet
long area at the common property lines between lots. Full width street
improvements shall consist of a travel lane, with parking lane, and 5 foot
sidewalk behind a 6 foot planter on both side of centerline.

Curb return radii shall be 35-feet at the intersection of the Bellevue Ranch Road
and Stony Point Road, and 20-foot at the intersections of Bellevue Ranch Road
and Bellevue Ranch Circle. Caltrans Standard RSP A88A curb ramps shall be
provide at all intersections and contained within the Public Right of Way at all
curb returns. Right of way is to be dedicated to the City as necessary for the
future signalization of the intersection of Bellevue Ranch Road and Stony Point
Road for the signal standards and controller cabinet to be located and installed
per City Standard 240 for a 35 foot curb return radii and public right of way
adjusted accordingly to contain all traffic equipment and vaults.

Street centerline curves with less than a 150 foot radius shall be through City
Standard 204 street knuckles with centerlines marked through the curve. No
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11.

12.

13.

15.

curb ramps are allowed at knuckle locations and the sidewalk shall maintain the
planter width separation to curb around the inside and outside curves of the
knuckle.

Common driveways and alley connections to Bellevue Ranch Circle shall through
City Standard 250B driveway curb cuts 26 feet wide. Curb islands less than 6 feet
wide between curb cuts shall be omitted.

Changes in direction on Bellevue Ranch Circle shall be through City Standard
204B knuckles with 30-foot interior radius and 45-foot exterior radius.

Two copies of the Phase 1 Environmental Site Assessment shall be included with
the submittal of the first plan check. 1 copy is to be submitted directly to the Fire
Department and review fee paid, a copy of the receipt shall be submitted with the
remaining copy to the Engineering Division. Grading, demolition or construction
permits shall not be issued until the Fire Department has reviewed and cleared the
Phase 1 Study.

Landscape Parcels “A” and “B” and Sound Walls along Stony Point Road shall
be owned and maintained in good condition by the Homeowners Association.
The required sound wall wings from Stony Point Road along Bellevue Ranch
Road Lane on Lot 21 are to be contained within maintenance and access
easement in favor of the Homeowners Association. Sound Wall design and
construction will be subject to a full structural review to be constructed under the
Subdivision Grading permit issued by the City.

TRAFFIC

16.

17.

18.

Conduit and pull boxes shall be installed per City Standard for future traffic signal
interconnect along Stony Point Road.

Stony Point Road shall be striped with pedestrian crossings for both the north
and south corners of the Bellevue Ranch Road intersection together with left turn
pockets to both legs of the Bellevue Ranch Road cross connection on Stony
Point Road.

The Developer shall design and construct a signal at Stony Point and Bellevue
Ranch Road intersection. The intersection design shall be for a 6 phase signal
providing pedestrian crossings, protected left turn lanes, and bike lanes on Stony
Point Road with standard lane approaches on Bellevue Ranch Road. The City
may contribute cost equal to the difference between a City approved pedestrian
hybrid signal and City approved traffic signal. City cost participation is subject
upon approval by city Council.
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19.

20.

21.

" If City participation is not approved a hybrid traffic/pedestrian actuated
crossing signal with cobra head style street lights, pedestrian crossing
heads on mast arms and pole mounted for the Stony Point Road
directional traffic flow and pole mounted pedestrian crossing heads on
opposite side of centerline of the pole mast arm installation are required at
crosswalk locations on the Stony Point Road /Bellevue Ranch Road
intersection. The signal poles shall be located at the intersection with
poles and foundations designed to allow future full signal installations of
poles and mast arms with Caltrans case 4 loading with vehicle signal and
pedestrian heads. The traffic signal heads shall be mounted on mast
arms with heads at the center of the north south travelways of Stony Point
Road. All pedestrian heads shall be pole mounted on all four corners.
The pedestrian actuated crossing signal design shall meet CAMUTCD
requirements with advance warning signs and as approved by the City
Engineer. Pedestrian push button activators and posts shall be provided
on all corners of the intersection and individual directional pedestrian
heads mounted for all pedestrian crossings, and

o If City participation is not approved by City Council a traffic signal design
for the intersection of Stony Point Road and Bellevue Ranch Drive shall be
included with the first subdivision improvement plan review submittal with
a cost estimate for review and approval by the City Public Works Traffic
Department. The developer will be required to pay a fair share cost
reflecting the design and cost estimate approved by the City Engineer
reflecting 25% of the cost for installation of the signal design as approved
by the City Engineer and which is to be paid to the City concurrent with the
recording of the Final Map.

All foundations for future traffic signal poles not erected with the project shall be
installed with bolt down bollards covering the foundation bolts for the future signal
poles. All foundation designs shall be per Caltrans standard for the design poles
required and approved by the City.

Decorative luminaire Street lighting shall be installed per City Standard 615D for
Street Lights on the subdivisions interior streets. City Standard 611 cobra style
street lights are to be installed along Stony Point Road using LEOTEK LED
fixtures. Street light spacing, wattages, and locations will be determined during
the improvement plan review process.

Electrical boxes for street lights and signals shall be provided with grounded
vandal resistant inserts, McCain Tamper Resistant Inserts or City approved
equal, in street light pull boxes at locations as directed by the City. Catalog cuts
shall be provided with the first plan check submittal for review and approval by
the City Engineer. The street light improvement plans shall include the following
note; “The contractor may use their own locks during construction for ease of
access, however once the conductors in the pull box are live the contractor shall
coordinate with the City Inspector to have the City lock installed. Electrical pull
boxes in planter strips shall be provided with a 2 foot concrete apron around
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22.

box.

The curb line south of the centerline of Bellevue Ranch Road shall be posted as a
“No Parking Zone” starting at Parcel B along the southerly side of centerline on
Bellevue Ranch Road, and on both sides of centerline for the westerly stub in front
of lot 43.

PRIVATE STREET/DRIVEWAY IMPROVEMENTS

23.

24,

25.

26.

27.

The formation of a Homeowner’s Association, responsible for ownership and
maintenance of common area and common site improvements, is required for
this subdivision. The documents creating the Association and the Covenants,
Conditions and Restrictions (CCRs) governing the Association shall be submitted
to the City Attorney’s Office and the Planning & Economic Development
Department for review.

Any prepesed changes made to the CCRs for Stony Village North Subdivision
governing the Home Owners and Home Owners Association involving the Non-
Exclusive Benefit Use easements shall be reviewed and approved by the City of
Santa Rosa in keeping with these conditions of approval. The information sheet
of the Final Map shall be noted to say that any changes the CCRs implemented
without City approval shall not be valid.

The common driveways for lots 24 and 25 and Lots 37and 38 shall be contained
within a 20-foot-wide Joint Access and Utility Easements. The driveway
connection for Lot 39 shall omit the curb island between curb cut for the shared
driveway of Lots 37 and 38. The driveway shall be built to City minor street
structural standards and bordered with concrete curb and gutter or drain to
center to a valley gutter with nor curb and gutter at edge of pavement.

Parcel C shall be a private alley built to a minor street structural standard and
connected to the public street through a City Standard 250A curb cut 26 feet
wide becoming 20 feet at back of sidewalk. The alley shall be privately owned
and maintained by the Home Owners Association. Curb and gutter is not needed
if the drainage is to the center. The Alley, Parcel C, shall be signed behind the
sidewalk as “No Parking Zone” on site between the driveway curb cuts at the
public street.

Turn around capability on the common driveways and Parcel C alley shall be
provided with clear backup of 26 feet from garage face to opposing face of curb
and with a continuation of the common driveway 10 feet beyond the last driveway
access point.

STORM DRAINAGE

28.

The proposed Stony Village North Subdivision public storm drain extension
connecting to the existing public storm drain system in Barndance Lane, installed
City File 2000-0031, shall meet City of Santa Rosa and Sonoma County Water
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29.

30.

31.

32.

Agency, SCWA, criteria. EXxisting public storm drain in Barndance Lane
removed and replaced as necessary for the proposed Stony Village North
Subdivision storm drain system is to be per City standards for line and grade and
per SCWA criteria. New storm drain in Barndance Lane shall protect existing
utilities and adhere to all clearance and separation requirements.

The developer’s engineer shall comply with all requirements of the latest edition
of the City Standard Urban Storm Water Mitigation Plan Guidelines. Final Public
Improvement Plans shall incorporate all SUSMP Best Management Practices
(BMP’s) and shall be accompanied by a Final Storm Water Mitigation Plan which
shall address the storm water quality and quantity. Final Public Improvement
Plans shall be accompanied by a maintenance agreement or comparable
document to assure continuous maintenance in perpetuity of the SUSMP BMP’s,
and shall include a maintenance schedule.

Perpetual maintenance of SUSMP Best Management Practices (BMP’s) shall be
the responsibility of one or more of the following:

a) The individual homeowners fronting or owning these BMP’s. Individual
owners shall be responsible for performing and documenting an annual
inspection of the BMP’s on their respective properties. The annual reports
shall be retained by the private property owner for a period of the latest
five years, and shall be made available to the City upon request.

b) A Homeowner’s Association or Property Owners Association. If
perpetual maintenance of these BMP’s is through a Homeowner’s
Association or Property Owner’s Association, the documents creating the
Association and the Covenants, Conditions and Restrictions governing
the Association shall be submitted to the City Attorney’s Office and the
Department of Planning and Economic Development for review.

C)A special tax district for public BMP facilities.

d)An alternate means acceptable to the City of Santa Rosa.

After the SUSMP BMP improvements have been constructed, the developers
Civil Engineer is to prepare and sign a written certification that they were
constructed and installed as required or per the manufacturer's recommendation.
Written certification of SUSMP BMP’s is to be received by the City prior to
acceptance of subdivision improvements.

All storm water systems both public and private shall be designed to City of Santa
Rosa standards and meet Sonoma County Water Agency, SCWA, criteria.

Cross lot drainage shall be contained in a minimum 6-foot-wide private drainage
easement in favor of the uphill or upstream property owners or owners.

Drainage design for Non-Exclusive Benefit Use Easement Areas shall sheet flow
away from foundation and structures of the Servient owner and be included in the
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33.

use restrictions and responsibilities of the Non-Exclusive Benefit Use Easement
Dominant property owner.

The proposed concrete valley gutter for Parcel C may be permeable concrete and
shall be limited to the BMP LID locations only as shown in the Preliminary SUSMP
Report and the structural section shall meet minor street structural requirements.

GRADING

34.

35.

36.

37.

The subdivision grading shall incorporate existing retaining walls constructed by
the Alameda Subdivision, City File 2000-0031 into the proposed fill for subdivision
pads to match existing grades at property line.

Prior to work in wetland areas the Developer shall have obtained all agreements
and permits from those regulatory agencies whose jurisdiction is responsible for
oversight and protection of wetland areas. Any construction modifications required
by other Regulatory Agencies for obtaining permits or agreements shall be
reflected through revisions to the City approved Subdivision Improvement Plans.

Maximum grade difference at project boundary to offsite property shall be less than
2 foot and contained behind a concrete retaining wall supporting project boundary
property fence line and as approved by the City Engineer. Retaining wall structures
shall not cross property lines. Combined fence and retaining wall designs will be
subject to a full structural review to be constructed under the Subdivision Grading
Permit issued by the City.

Grading for this subdivision will be subject to the Geotechnical Investigation Report
by TMakdissy Consulting, Inc. dated September 16, 2014.

SEWER AND WATER

38.

39.

40.

41.

42.

Water laterals and meters shall be sized to meet domestic, irrigation and fire protection
uses and double check back flow per City Standard 875 will be required on all water
services. The flow calculations shall be submitted to the Santa Rosa Water Department
during the plan check phase of the Improvement Plans or Encroachment Permit to
determine adequate sizing.

Backflow prevention devices shall be designed and installed in accordance with current
City Standards, State Health code Title 17, and as required by the Director of Utilities.

Water services and meters must be provided per Section X of the Water System Design
Standards.

Where bio swales are required, meter boxes, cleanouts, fire hydrants, etc. must be
located without conflict with the swales. Locations of infrastructure will be reviewed
during plan check. No bio swales or SUSMP BMP LID improvements shall cross public
sewer, water, or storm drain utilities.

The information sheet of the Final Map shall be annotated as follows: Water and sewer
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43.

44,

45,

46.

47.

48.

49.

50.

51.

demand fees and processing fees are based on the number and type of units to be built
on each lot. Water and sewer demand, processing and meter installation fees must be
paid prior to the issuance of a Building Permit for the respective lot. Submit the square
footage of each lot to determine sewer and water demand fees. The lot sizes shall be
listed on the information sheet of the Final Map.

Fire hydrant placement shall be provided in accordance with Fire Department
requirements to coincide with fire tactics and equipment and shall be identified via a
reflectorized blue marker located in the center of the adjoining access drive or street.
Fire hydrant type and installation shall comply with City Water Standard 857. For
specific fire hydrant locations and flow requirements see Section XlI of the Water
System Design Standards.

City Operational Locks shall be placed on all gates that are to be locked.

A public easement shall be provided for public utility mains outside of the public right of
way. The width of the easement shall be 15 feet wide for a single utility and 20 feet wide
for a double utility, and shall be centered over the facility and configured to include all
publicly maintained appurtenances and structures. No surface structure including but
not limited to roof eaves, decks or pools may encroach into the easement. Trees may
not be planted within 10’ of a public sewer main. The City Utilities Department will not be
responsible for repairs or replacement of landscaping in public sewer main easement
and shall be so noted on the Final Map.

A Public Sewer Easement shall be dedicated to the City for the full curb to curb width of
the Parcel C. The driveway for Lots 24 and 25 shall contain a Public Storm Drain
easement and Public Sewer Easement.

The proposed sound wall fence crossing public storm drain, water and sewer mains shall
have no footings installed within 5 feet of the mains. Sections of fences that cross a
public utility easements must be removable. Access to public utilities including all
structures, i.e. manholes, cleanouts, mainline valves etc., is to be provided at all times.

Public maintenance access in private driveways with public sewer, water mains, or storm
drains must be provided to all structures with a turnaround per City Standard 206 when
the backup distance for any maintenance vehicle exceeds 100'. The design of the
access road shall include drainage measures required to prevent damage from water.
Refer to XIV of the Sewer System Design Standards and 111.D of the Water Design
Standards.

A fire flow test will be completed at the time of the tie in of the project to the City system.
The hydrant which will most likely produce the least flow will be tested. In the case of a
project that has multiple dead end systems such as cul de sacs, a fire flow test will be
completed at the hydrant on each separate cul de sac or dead end system. The fire flow
must meet the requirement for the project before the project is accepted. The City will
perform the fire flow test. The fee to have the test performed must be paid to the Santa
Rosa Water Department prior to the test being performed.

Separate sewer laterals shall be installed for each lot.
Public sewer and storm drain mains in Public Easements will be allowed in Private

Concrete alleys, walks, and driveways. All pavements over public utilities outside of
public right of way shall be designed and built to minor street structural standards.
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52.

54.

55.

56.
S7.

58.

59.

Public sewer in Parcel C shall be located under the asphalt pavement and the utility
trench shall not encroach into the proposed SUSMP BMP LID.

Submit landscape and irrigation plans in conformance with the Water Efficient
Landscape Ordinance adopted by the Santa Rosa City Council, Ordinance 4051, on
October 27, 2015. Plans shall be submitted with the Building Permit application. Submit
the following with the above-mentioned plans: Maximum Applied Water Allowance
(Appendix A) and Hydrozone Table (Appendix B).

Fire hydrants shall be located not more than 500 feet apart on all required Fire
apparatus access roads, so that no building site frontage is more than 250 feet
from a hydrant.

A Phase 1 Environmental Site Assessment shall be submitted to the Fire
Department with a review fee. Grading, demolition or construction permits shall
not be issued until the Fire Department has reviewed and approved the Phase 1
study.

A Fire Flow Analysis including proposed building areas, type of construction, and
calculated available fire flow at the new fire hydrants shall be provided to the Fire
Department for review and approval. Basic fire flow to be not less than 1500 gpm
with 20 psi residual in the main at the hydraulically most remote appliance.

4" single-family residential premise identification shall be provided.

All structures will be required to install an automatic fire sprinkler system installed
in accordance with the current edition of NFPA 13D.

Access roads and water supplies for fire protection shall be installed and made
serviceable prior to storage or construction of any combustible materials.

Site shall be maintained to comply with the City of Santa Rosa’s Weed and
Rubbish Abatement Ordinance.

Recreation and Parks Conditions

60.

The developer shall provide a means acceptable to the City to fund the
maintenance of the landscaped easement into perpetuity through a special tax
district, CC&R’s, property owners association(s), and/or other acceptable
method. The landscaped easement shall be conveyed. Parcel(s) shall not be
dedicated to the City. In the event the developer chooses a method of assuring
perpetual maintenance which is subject to revocation by the property owners by
an election or other means of termination, developers shall establish a backup
alternative which will be capable of automatically assuming the maintenance
funding obligation in the event the primary method is no longer available. The
documents creating the method for permanent maintenance and any necessary
backup alternative(s) shall be subject to and have been approved by the City
Attorney and the Director of the Recreation and Parks and in place prior to
approval of the final map. The landscaping improvement plans and standards for
maintenance shall be subject to approval by the Department of Recreation and
Parks.
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61.

62.

63.

Street trees will be required and planted by the developer. Selection will be made
from the City’s approved master plan list. Planting shall be done in accordance
with City Standards and Specifications for Planting Parkway Trees. Contact the
Parks Division Office (707) 543-3770 for copies of the master street tree list and
standards. This declaration shall be added to the General Notes of the
improvement plans.

Property owners shall be responsible for the irrigation and maintenance of the
street trees and the maintenance of the planter strips in front of and alongside of
their parcel(s).

Parks acquisition and/or park development fees shall be paid at the time of
building permit issuance. The fee amount shall be determined by the resolution in
effect at the time.

Carol Clark Project Engineer

E:\\ENG\CEC\EXT\Stony Point Rd 2729. Stony Village North
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