
Planning Application Summary

County File Number: CDSD23-09669 File Date: 4/19/2024

Applicant: 
Kevin Weiss 
1731 Technology Drive Suite 880
San Jose, CA 95110

Property Owner: 
ESTUARY COVE LL DUONG 
1211 EMBARCADERO STE 300
OAKLAND, CA 946065106

kevin@jmhweiss.com         
(408) 202-2190

davidduong@calwaste.com        
(408) 202-2190

Project Description: 
The applicant requests approval to allow the subdivision of an approximately 77-acre property to 271 
dwelling units, which will include 209 market-rate low-density single-family detached homes and 62 
below-market-rate duplexes and a Final Development Plan to allow an approximately 621,500 net 
(955,870 gross) square feet of residential building area, approximately 37.16 acres of on-site open space, 
a public trail system, and related infrastructure. The subject property is located east of the Bethel Island 
Road and Sandmound Boulevard intersection in unincorporated Oakley.

Project Location: (Address: 0 BETHEL ISLAND RD, OAKLEY, CA 94561), (APN: 032-112-007)

General Plan Designation(s): AL, OIBA 

Flood Hazard Areas: AE

60-dBA Noise Control: N/A

Sphere of Influence: Oakley

Sanitary District: IRONHOUSE SANITARY

Zoning District(s): P-1, -CE

AP Fault Zone: N/A

MAC/TAC: Bethel Island

Fire District: CONSOLIDATED FIRE 

Housing Inventory Site: N/A

30 Muir Road, Martinez, CA  94553
925-655-2700

ContraCosta.ca.gov/dcd



Fees: 
Fee Item Description Account Code Total Fee Paid

048F Fish & Wildlife Fee ($75) 002606-9660-REV-000-5B048F 75.00 75.00

052B Notification Fee ($30) 002606-9660-REV-000-5B052B 30.00 30.00

ADJ0040 Fee Adjustment - DCD 002606-9660-REV-000-5B0040 3428.46 3428.46

HSDR Environmental Health Fee ($57) 002606-9660-REV-000-5BHSDR|
$5.00

57.00 57.00

SDS0040 P-1 Tentative Subdivision DCD 002606-9660-REV-000-
5B0040|.918

10000.00 10000.00

SDS0040P P-1 Tentative Subdivision PW 000651-9660-REV-000-
6L0040|.918

6000.00 6000.00

Total: 19590.46 19590.46

30 Muir Road, Martinez, CA  94553
925-655-2700

ContraCosta.ca.gov/dcd



I understand that charges for staff time spent processing this application will be based on the Board of Supervisors’ approved fee 
schedule.  I understand that my initial deposit is a retainer and not a fee.  This deposit will set up an account, which shall be charged 
at an hourly rate for all staff processing time. I assume full responsibility for all costs, incurred by the County in processing this 
application, whether or not the application is approved.  I understand and agree that if the account is in a negative balance status, 
processing will be suspended until all past due amounts have been fully paid and an additional deposit is submitted as required by 
the project planner. Further, I understand that should the final costs be more than the deposit, I will be billed monthly for the 
additional charges.  If the final costs are less, the unused portion of the deposit will be returned to me at the conclusion of the 
process or final inspection of the completed project, whichever occurs later (the necessary staff time will vary according to the 
complexity of the application and the project).   

Also, I understand that staff processing time may include initial review and ongoing project processing by the Department of 
Conservation and Development, Community Development Division and Public Works Department including, but not limited to: 

A. Reviewing plans / submittal packages and conduct site visits 
B. Routing plans to and communicating with inter-office departments and outside agencies 
C. Researching documents relative to site history 
D. Consulting with applicant and/or other interested parties either in person or by phone 
E. Preparing environmental documents 
F. Drafting of staff reports and resolutions, including preparing pertinent maps, graphs and exhibits 
G. Attending meetings, public hearing before the Zoning Administrator, Planning Commission, and the Board of Supervisors 
H. Appeals – Staff Costs for Processing an Appeal are Borne by the Applicant. 

_______ Initial 
FEES 

Development Application Fees - The Community Development Division application fee schedule is structured to generally require 
sufficient filing fees to cover the cost of processing development applications. Where the application review costs exceed the initial 
deposit, applicants will be required to submit additional deposits. For additional information about application fees or for a copy 
of the Application Fee Schedule, contact a Community Development representative at the Application and Permit Center 925-655-
2700. 

Staff Costs for Processing an Appeal are Borne by the Applicant - If an interested party files an appeal, the appeal must be 
accompanied by a filing fee of $250. However, please note that the County fee schedule requires the applicant to pay fees for all 
staff costs of processing the appeal, even if the appeal is filed by a party that opposes the project. This would include any appeal 
of an administrative decision. 

California Department of Fish & Game Fees - An additional fee may be due at the time of posting the environmental document 
and prior to project decision and before permits are issued. Additional fees are based on California Department of Fish and Game 
Code Section 713, updated annually, and effective January 1, 2023 fees are as follows: 

Categorically Exempt: No Additional Fee 

Negative Declaration: $2,764.00 

Mitigated Negative Declaration: $2,764.00 

Environmental Impact Report: $3,839.25 

Certified Regulatory Program: $1,305.25 

County Clerk Processing Fee:        $50.00 

Post-Approval Fees - Once a development permit is approved, most development still requires issuance of other types of ministerial 
permits (e.g., building permits, grading permits, parcel maps, etc.). Development fees and additional processing fees are normally 
payable at the time of the issuance of those permits. Development fees are often required for such area-wide infrastructure 
improvements as traffic improvements, park dedication, and child care. An estimate for many of the post-approval fees, which will 
apply to your project, may be obtained by contacting the Building Inspection Division at 925-655-2700. 

IMPORTANT NOTICE TO APPLICANTS & PROPERTY OWNERS 
The purpose of this notice is to alert you to various issues, which may affect your proposed project development.  You are 
encouraged to research these requirements before submitting an application for development. 
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FLOODPLAIN:  Your project must satisfy the requirements of the County’s Floodplain Management Ordinance.  If a site lies within or 
partially within a floodplain, flood zone information must be shown on the site plan.  Before a development permit application within 
any area of Special Flood Hazards can be accepted as complete, the applicant must provide verification from the Floodplain 
Administrator that the required Flood Zone, Base Flood Elevation and minimum finished floor elevation have been determined. 
Contact the Public Works Department at 925-313-2000 to determine the flood zone of your property. 

DRAINAGE IMPROVEMENTS AND ROAD IMPROVEMENTS: Your parcel may require major drainage or road improvements under 
County ordinances and policies.  Contact the Public Works Department at 925-313-2000 as soon as possible to determine the scope 
of required drainage improvements and road improvements for your project.  The counter at the Public Works Department is open 
from 7:00 a.m. to Noon and 12:30 to 5:00 p.m. Monday through Thursday, and is located at 255 Glacier Drive, Martinez. 

Is the project located on a site which is included on any of the lists specified in Government Code §65962.3 relating to hazardous waste? ☐  Yes 
Please refer to www.calepa.ca.gov/sitecleanup/corteselist/sectionA.htm to determine your site’s status. ☐  No 

PROPOSED COMMERCIAL OR INDUSTRIAL USES:  Disclosure of Hazardous Materials – Applications for development permits involving 
commercial and industrial projects, and uses where hazardous materials will be handled (in accordance with Sec. 65850.2 of the 
Government Code).  To reduce the possibility that your application will be deemed incomplete, you are required to follow the steps 
listed below: 

For businesses that will store hazardous materials and/or generate hazardous waste, please contact Contra Costa Health Services 
Hazardous Materials Programs at 4585 Pacheco Blvd., Suite 100, Martinez, CA 94553.  They can be reached via phone 925-335-3200 
or by visiting their website at www.cchealth.org/hazmat/.  They can assist you with any questions and/or assist you with completing 
your online permit application. 

Notice to Bay Area Air Quality Management District (BAAQMD) - The air permit requirements apply to all types of commercial and industrial 
projects, which generate direct sources of air pollution. For information regarding air permit requirements, Contact BAAQMD at 415-749-5000 or 
visit their website: http://www.baaqmd.gov/ 

Requirement for Business License - The approval of a development permit for a commercial or industrial operation neither satisfies nor replaces 
any County requirement to obtain a business license for the proposed use. Applicants and property owners may need to separately obtain a business 
license for their use. Questions on any County requirement for a business license should be directed to the County Treasurer/Tax Collector located 
at 625 Court Street, Martinez (925-957-5280). 

DISCLOSING PROJECT IMPACT ON TREES: (grading and development) Your site plan shall accurately and fully disclose the location, 
species, tree dripline, and trunk circumference of all trees with a trunk circumference of 20 inches (50.8 cm; approximately 6½ inches 
in diameter) or greater, measured 4½ feet (1.37 m) above the ground whose tree trunks lie within 50 feet (15 m) of proposed grading, 
trenching, or other proposed improvements. The site plan shall include any multi-stemmed tree, the sum of whose circumferences 
measures 40-inches or more, measured 4½ feet from ground level. 

Failure to fully and accurately disclose information about trees and project impacts that can reasonably be anticipated (trenching 
for utility lines, drainage ditches, grading, etc.) may result in: 

A. staff determining that the application is not complete, in which case the project will not be scheduled for hearing; and/or 

B. subsequent interruption of development activity until such time as there is compliance with applicable tree ordinances. 

Additional fees and requirements may be imposed by federal, state and local agencies that may be involved in reviewing your 
project.  It is the applicant’s responsibility to investigate whether additional fees and requirements will be imposed. 

 
 
 

 

 
 

A copy will be provided to you upon request. 

The purpose of this notice is to alert you to various issues which may affect your proposed project development.  You are 
encouraged to research these requirements before submitting an application for development. 

Important_Notice_to_Applicants_12022021.pdf

APPLICANT & PROPERTY OWNER(S) VERIFICATION 
I/We have read and understand the statements on this entire form; and I/we have contacted the above departments as suggested. 

Applicant Signature Name  Date 

Owner(s) Signature(s) Name:  Date 

http://www.calepa.ca.gov/sitecleanup/corteselist/sectionA.htm
http://www.cchealth.org/hazmat/
http://www.baaqmd.gov/


APPLICATION SUBMITTAL CHECKLIST 

g:\current planning\apc\apc forms\current forms\planning\new applications\new planning application checklist draft .docx 

SITE PLANS 
  Site boundary and topographical survey   Easements 
  Existing/proposed right-of-ways   Traffic Circulation 
  Existing and proposed building/structures/uses clearly labeled with setbacks   Location of light fixtures          
  Conceptual grading and drainage plan   Contiguous off-site features 
  Existing natural features            Dimensioned parking spaces 
  Location and heights of existing and proposed fences & retaining walls    Landscaped areas with total area 
  Impervious area (square footage) 

☐  Tree information
• The site (grading and development) plan shall accurately and fully disclose the location, species, tree dripline, and trunk circumference 

of all trees with a trunk circumference of 20 inches (50.8 cm; approximately 6½ inches in diameter) or greater, measured 4½ feet (1.37 
m) above the ground whose tree trunks lie within 50 feet (15 m) of proposed grading, trenching, or other proposed improvements. The 
site plan shall include any multi-stemmed tree, the sum of whose circumferences measures 40-inches or more, measured 4½ feet from 
ground level. 

• Trees Along Property Lines - Include any qualifying trees whose trunks lie on adjoining property but whose canopy (dripline) extends
onto the subject property. 

• Numbering of Trees for Identification Purposes - If the proposed development is in proximity to two or more qualifying trees, then each 
tree shall be assigned a number for identification purposes (e.g., #3, #5, etc.). (Trees whose trunks are more than 50 feet removed from 
the proposed ground disturbance need be only denoted by the outline of the aggregate tree canopy.) 

• Identification of Project Impact on Individual Trees -The site plan shall also specifically and clearly indicate whether individual trees are 
proposed to be (1) removed, or (2) altered or otherwise affected. The plan shall identify any proposed drainage ditches, sewer or water 
mains, drainage lines or other utility improvements which would result in trenching. 

• Tally of Trees to be Removed - The site plan shall contain a tally of the total number of trees proposed to be removed, and their
respective trunk circumference sizes. 

• Identification of Designated Heritage Trees Any tree that has been designated by the Board of Supervisors for “heritage” status shall be
so labeled on the site plan. 

ARCHITECTURAL DRAWINGS              LANDSCAPING  
Exterior elevations        Preliminary landscape plans 
  All sides of building(s)/structure(s)   Plant Legend 
  Proposed exterior materials, details, and features (i.e. shutters, planting 

boxes, window trim, cornices, signs, railings, wood siding, stucco, stone 
veneer, concrete tile roof, etc.) 

  Planting Plan 
  Trees to remain or be removed 
  Tree Preservation Information 

  Exterior dimensions (height, width, depth) of all proposed improvements. 
(82-4.214 "Building height" means the vertical distance measured from grade to 
the top of structure directly above with exceptions noted elsewhere in the code. 
Height may be measured from finished grade when such grade is below natural 
grade.  Height shall be measured from natural grade when the finished grade is 
higher than natural grade.) 

  Hardscape features 
  Schematic irrigation plan 
  Trash area and landscape screening 
  Utility transformer locations 

  For properties on 10% slope or greater and when the maximum height 
proposed is within 5 feet of the maximum allowed height, a roof plan with 
peak elevations should be shown on a grading plan that has natural and 
finished grades. 

 

  Cross section of building(s) with height labeled 

Floor plans
☐   All rooms, hallways and other common areas clearly labeled with their dimensions and use (i.e. bedroom, kitchen, etc.)       
☐   All locations of doorways, stairways and landings, windows, permanent fixtures (sinks, toilets, showers, etc.) and major mechanical              
       equipment (hot water heaters, furnaces, etc.) 

SIGNAGE PLANS 
Site plan    Sign Details 
  Table of total signage square footage   Sign details and dimensions 
  Setback to monument signs      Dimensions of proposed letters on signs 

  One colored elevation 

Planning_Application_Checklist_08272021.pdf

SUBMITTAL AUTHORIZATION FORMS

  Property Owner Authorization Form (Link)
  Important Notice To Applicants and Property Owners (Link)

https://www.contracosta.ca.gov/DocumentCenter/View/1090/Important-Notice-to-Applicants-PDF?bidId=
https://www.contracosta.ca.gov/DocumentCenter/View/71353/Planning-Intake-App-Owner-Authorization-
nbrown
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Contra 
Costa  
County 

 
 
 
 
 

October 24, 2023 
 
Kevin Weiss 
1731 Technology Drive, Suite 880 
San Jose, CA 95110       
 
 
RE: Notice of Incomplete Subdivision and Development Plan Applications 
  

Site Address: 0 Bethel Island Road, Oakley 
APN:  032-112-007 
County File:  #CDSD23-09669 and CDDP23-03040 

 
Dear Mr. Weiss: 
 
On September 25, 2023 the Department of Conservation and Development (DCD) received an 
application for a development plan and subdivision to develop an approximately 78-acre parcel 
into 271 residential units. The application was submitted pursuant to SB 330 and the builder’s 
remedy. Staff has determined that the submittal is incomplete, and that additional information is 
required before the application can be deemed complete.  
 
Based on the information provided with your application, additional information as identified 
below must be provided prior to the application being deemed complete.  

Preliminary Application (SB 330) 

1. Item #3 on the Preliminary Application form requires a site plan showing the building(s) 
location on the individual lots. The location of the duplex buildings was provided; however, 
this information was not provided for the single-family residential lots.  

2. Item #7 requests the proposed number of parking spaces. The response provided on the 
application was 32 street parking spaces for the duplexes. The response does not include 
the number of off-street parking spaces that would be provided for single-family 
residences.  

                            
                                   John Kopchik 
                                                Director              
 
                                      Jason Crapo 
    Deputy Director 
                                       
     MaureenToms 
                                   Deputy Director 
 

Deidra Dingman 
                                   Deputy Director 

                                 
Ruben Hernandez 

Deputy Director 
 

Gabriel Lemus 
Assistant Deputy Director 

 

Department of 
Conservation and  
Development 
 
30 Muir Road 
Martinez, CA  94553 
 
Phone:1-855-323-2626 
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Page 2 of 3 
 

3. Item #12e was checked as having a stream or other resource on the project site. However, 
no location or description was provided. 

4. The County Assessor records indicate that Duong Estuary Cove LLC is the owner of the 
subject parcel. The Property Owner Affidavit indicates that the agent for service of process 
or officer of the ownership entity authorized may sign so long as an ownership disclosure 
is provided. This information was not provided. Please see the attached Property Owner 
Affidavit (page 8 of Preliminary Application form) for the complete requirement.  

Additional Incomplete Items 

5. County Code Section 94-2.204 identifies the requirements for a tentative map and County 
Code Section 94-2.206 identifies data to accompany the tentative map. The following are 
items that are required. 

a. A preliminary plan – site plan was submitted with the application. However, no 
tentative map was provided. Further, the site plan provided does not contain the 
recorded easements. Based on the recorded Parcel Map for Subdivision 8220, it 
appears that there is a 20’ wide right-of-way and utility easement along Wells Road 
and a drill site easement on Sandmound Blvd. The drill site easement is likely within 
the open space public passive park. 

b. The site plan provided does not include the subdivision number assigned for the 
application. Please revise to include the subdivision number CDSD23-09669. 

c. The site plan provided identifies the source of water supply as Diablo Water 
District. However, County records do not identify the project site as being served 
by the Water District. Please provide any correspondence from the Water District 
that indicates they will serve the project site. If none, then how will the project be 
served for water? 

d. The area of each lot should be indicated on the tentative map. 

e. Provide a preliminary geologic report. Please refer to the County Geologist’s 
attached email which provides the requirements for the report.  

6. Trees within 50 feet of any proposed improvements should be identified on the site plan 
and should include the location, species, drip line and trunk diameter for trees with a 
diameter of 6 inches or greater. These trees should also be numbered and identified if they 
are proposed for removal or altered. Additionally, an arborist report should also be 
submitted. 

7. Dimensioned floor plans, a landscaping plan, and grading plans were not submitted. 
Please provide these plans.  

8. The elevations provided included a color scheme, but not the proposed materials. 

9. The project site has a General Plan land use designation of Agricultural Lands (AL) and Off-
Island Bonus Area (OIBA). These designations allow for a density of one dwelling unit per 5 
acres. However, OIBA allows a density of 1.0-2.9 units per net acre if substantial recreation 
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facilities are included in the proposed project. The proposed project does not appear to 
meet either density range.  

10. Attached are agency comments received at the time this letter was prepared. Please read 
through the comments and provide a response or the requirements indicated in the letter. 
Additional agency comments will be provided to you upon receipt. 

 
If you have additional questions, please feel free to contact me directly at (925) 655-2867 or via 
email at Jennifer.Cruz@dcd.cccounty.us.  
 
 
Sincerely yours, 
 
 
 
Jennifer Cruz 
Principal Planner 
 
 
 
 
Attachments:  Preliminary Application Form 
  Agency Comments 
 
 
Cc: Duong Estuary Cove LLC, 1211 Embarcadero, Suite 300, Oakland, CA 94606 

Bryan Wenter, Miller Starr Regalia, 1331 North California Blvd., Suite 600, Walnut Creek, CA 94596 
County Files #CDSD23-09669, CDDP23-03040 
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Jennifer Cruz

From: Darwin Myers <dmyersassoc@gmail.com>
Sent: Wednesday, October 4, 2023 10:25 PM
To: Jennifer Cruz
Subject: CDSD23-09669 (APN 032-112-007 973.33 ac.)

Jennifer, 
I will be on vacation from October 7th thru Oct 21st. I received the Agency Comment Request for the captioned project. 
My only comment at this time is that the Subdivision Ordinance requires all subdivision  applications to include a 
geotechnical report. Without the investigation, the application must be deemed incomplete. 
 
Furthermore, the project site is in a Seismic Hazard Zone (for earthquake‐triggered liquefaction). Therefore the focus of 
the required investigation should be on analysis of liquefaction potential as well as expansive and corrosive soils. 
Mitigation measures must be provided for all hazards confirmed to be present on the project site (e.g. risk of a lateral 
spreading failure, and surface manifestation of liquefaction (i.e. ground cracking, total and differential settlement, etc.). 
Normally I would expect the investigation to include several 50 ft. deep (or greater) CPTs, along with auger boreholes 
and laboratory testing of samples. 
 
We should touch base when I'm at work. (week of Oct. 23th‐ 27th). 
Cheers, Darwin  
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Jennifer Cruz

From: Will Nelson
Sent: Monday, October 23, 2023 4:56 PM
To: Jennifer Cruz
Subject: RE: Anne Nounou shared "Agency Comment Request Packet" with you
Attachments: Advance Planning SD23-9669 and DP23-3040 Comments.docx

Hi Jen, 

I’ve reviewed these applications. The project is inconsistent with the AL/OIBA land use designation in terms of use and 
density. I have attached several pages of policies and implementation measures from various elements of the General 
Plan. I am particularly concerned that this project may not be consistent with policies and implementation measures 
related to availability of utilities (water and sewer), impacts to the natural environment (particularly wetlands and 
upland habitat), and mitigation of flood hazards.  

Let me know if you would like to discuss further. 

William R. Nelson 
Principal Planner 
Contra Costa County 
Department of Conservation and Development 
30 Muir Road, Martinez, CA 94553 
Phone (925) 655-2898 
Web www.contracosta.ca.gov 

We’re planning for the future of Contra Costa County. 
Learn more and get involved at envisioncontracosta2040.org. 

This message was sent from a public e-mail system and may be subject to disclosure under the California 
Public Records Act. 



LAND USE ELEMENT 

Policies 

3-9. Areas not suitable for urban development because of the lack of availability of public facili�es shall 
remain in their present use un�l the needed infrastructure is or can be assured of being provided. 

3-22. Housing opportuni�es for all income levels shall be created. Fair affordable housing opportuni�es 
should exist for all economic segments of the county. 

3-25. Innova�on in site planning and design of housing developments shall be encouraged in order to 
upgrade quality and efficiency of residen�al living arrangements and to protect the surrounding 
environment. 

3-28. New residen�al development shall be accommodated only in areas where it will avoid crea�ng 
severe unmi�gated adverse impacts upon the environment and upon the exis�ng community. 

3-64. To retain the characteris�cs of Bethel Island that make it a unique place in the Delta with its own 
separate iden�ty, development shall be limited to a low overall density, and open space buffers shall be 
required. In addi�on, agricultural, open space, and wetland areas, along with rare plant communi�es, 
shall be preserved and protected. 

3-65. Residen�al development on Agricultural Lands, to the extent permited beyond one unit per parcel 
in the off-island area, shall be clustered with development rights on the undeveloped land dedicated to 
the County. 

Implementa�on Measures 

3-c. Where appropriate, require the dedica�on of deeded development rights to the County (or 
cooperate in dedica�on to other public agencies) for lands to be protected as open space. 

3-d. Review proposed land development projects for consistency with land use designa�ons and relevant 
policies and standards of each element of the General Plan. 

PUBLIC FACILITIES AND SERVICES ELEMENT 

Policies 

7-21. At the project approval stage, the County shall require new development to demonstrate that 
adequate water quan�ty and quality can be provided. The County shall determine whether (1) capacity 
exists within the water system if a development project is built within a set period of �me, or (2) capacity 
will be provided by a funded program or other mechanism. This finding will be based on informa�on 
furnished or made available to the County from consulta�ons with the appropriate water agency, the 
applicant, or other sources. 

7-26. The need for water system improvements shall be reduced by encouraging new development to 
incorporate water conserva�on measures to decrease peak water use. 

7-33. At the project approval stage, the County shall require new development to demonstrate that 
wastewater treatment capacity can be provided. The County shall determine whether (1) capacity exists 
within the wastewater treatment system if a development project is built within a set period of �me, or 
(2) capacity will be provided by a funded program or other mechanism. This finding will be based on 
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Proposed development is occurring in areas that have been evaluated by the project biologist.  Site planning has taken into consideration, and avoided to the extent practicable, those areas occupied by sensitive habitat such as wetlands and riparian communities.
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Where development does encroach into sensitive communities mitigation measure will be implemented to ensure protection of the remaining habitat and to compensate on site with the creation/conversion, and protection of wetlands and riparian resources.



informa�on furnished or made available to the County from consulta�ons with the appropriate water 
agency, the applicant, or other sources. 

7-45. On-site water control shall be required of major new developments so that no significant increase 
in peak flows occurs compared to the site's pre-development condi�on, unless the Planning Agency 
determines that off-site measures can be employed which are equally effec�ve in preven�ng adverse 
downstream impacts expected from the development or the project is implemen�ng an adopted 
drainage plan. 

7-55. As appropriate and to the extent allowed by law, assess all new development projects at least 
$0.35 per square foot of impervious surface created. This drainage fee is to be collected through exis�ng 
County Flood Control drainage area fee ordinances, newly adopted drainage area fee ordinances, 
exis�ng and new assessment districts, or other financial en��es. The fee may be applied to the cost of 
any developer-sponsored regional flood control improvements on- or off-site which mi�gate the 
project's flooding impacts. Regional facili�es are defined as systems sized to handle at least 15 cubic feet 
per second and suitable for public agency maintenance, i.e., 24-inch diameter and larger storm drains. 7-
7-56. All residen�al and non-residen�al uses proposed in areas of special flood hazards, as shown on 
FEMA maps, shall conform to the requirements of County Floodplain management applied to all 
ordinances, approved en�tlements (land use permits, tenta�ve, final, and parcel maps, development 
plan permits, and variances) and ministerial permits (buildings and grading permits). 

Implementa�on Measures 

7-i. Condi�onally approve all tenta�ve subdivision maps and other preliminary development plans on 
verifica�on of adequate water supply for the project. Such condi�on shall be sa�sfied by verifica�on, 
based on substan�al evidence in the record, that capacity within the system to serve the specific 
development project exists or comparable demonstra�on of adequate wastewater treatment capacity. 
Where no tenta�ve map or preliminary plan is required prior to development, approve no map or 
development permit without this standard being sa�sfied. 

7-t. Condi�onally approve all tenta�ve subdivision maps and other preliminary development plans on 
verifica�on of adequate wastewater treatment capacity for the project. Such condi�on shall be sa�sfied 
by verifica�on based upon substan�al informa�on in the record that capacity within the system to serve 
the specific development project exists or comparable demonstra�on of adequate wastewater 
treatment capacity. Where no tenta�ve map or preliminary plan is required prior to development, 
approve no map or development permit without this standard being sa�sfied. 

7-ah. Protect natural channels that are not to be maintained by government by requiring dedicated 
development rights; protect storm drainpipes by requiring drainage easements; and seek to secure open 
government-maintained facili�es by fee �tle land rights. 

7-as. In considering subdivision map approval, evaluate whether the project would violate the standards 
expressed in the Growth Management Element, in order to appropriately condi�on or deny such 
approval. 
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CONSERVATION ELEMENT 

Policies 

8-23. Runoff of pollutants and silta�on into marsh and wetland areas from ou�alls serving nearby urban 
development shall be discouraged. Where permited, development plans shall be designed in such a 
manner that no such pollutants and silta�on will significantly adversely affect the value or func�on of 
wetlands. In addi�on, berms, guters, or other structures should be required at the outer boundary of 
the buffer zones to divert runoff to sewer systems for transport out of the area. 

8-24. The County shall strive to iden�fy and conserve remaining upland habitat areas which are adjacent 
to wetlands and are cri�cal to the survival and nes�ng of wetland species. 

8-27. Seasonal wetlands in grassland areas of the County shall be iden�fied and protected. 

Implementa�on Measures 

8-e Prior to the approval of discre�onary permits involving parcels within a significant ecological 
resource area as described in Implementa�on Measure 8-a, the County shall require a bio�c resources 
evalua�on based upon field reconnaissance performed at the appropriate �me of year to determine the 
presence or absence of rare, threatened or endangered species of plants or animals. Such evalua�on will 
consider the poten�al for significant impact on these resources, and measures proposed to mi�gate such 
impacts, where feasible, or indicate why mi�ga�on if not feasible. 

8-g Require the environmental impact analysis of all significant grassland land sites proposed for 
development to include an early spring site reconnaissance to determine the presence of vernal pools 
and rare species associated with vernal pools, and document the use of any seasonal wetlands by water 
bird species. A general observa�on of such sites during the dry por�on of the year shall be deemed 
insufficient for environmental review. Significant grasslands include generally parcels of more than 40 
acres which are located in an area dominated by na�ve or introduced grass species. 

8-j A setback from the edge of any wetland area may be required for any new structure. The breadth of 
any such setback shall be determined by the County a�er environmental review examining (a) the size 
and habitat value of the poten�ally affected wetland, and (b) poten�al impacts on the wetland, and 
adjacent uplands, arising out of the development and opera�on of the new structure. Unless 
environmental review indicates that greater or lesser protec�on is necessary or adequate, setbacks 
generally will be between 50 and 100 feet in breadth. Expansions or other modifica�ons of non-
habitable agriculturally-related structures exis�ng as of 1990 shall be exempt from this setback 
requirement. Parcels which would be rendered un-buildable by applica�on of this standard shall also be 
exempt. 

8-l The County shall require avoidance, minimiza�on and/or compensatory mi�ga�on techniques to be 
employed with respect to specific development projects having a poten�al to affect a wetland. In 
evalua�ng the level of compensa�on to be required with respect to any given project, (a) on-site 
mi�ga�on shall be preferred to offsite and in-kind mi�ga�on shall be preferred to out-of-kind, (b) 
func�onal replacement ra�os may vary to the extent necessary to incorporate a margin of safety 
reflec�ng the expected degree of success associated with the mi�ga�on plan, and © acreage 
replacement ra�os may vary depending on the rela�ve func�ons and values of those wetlands being lost 
and those being supplied. 
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To the extent permited by law, the County may require 3:1 compensatory mi�ga�on of any project 
affec�ng a "Significant Wetland". 

SAFETY ELEMENT 

Policies 

10-33. The areas designated on Figure 10-8 shall be considered inappropriate for conven�onal urban 
development due to unmi�gated flood hazards as defined by FEMA. Applica�ons for development at 
urban or suburban densi�es in areas where there is a serious risk to life shall demonstrate appropriate 
solu�ons or be denied. 

10-38. Flood-proofing of structures shall be required in any area subject to flooding; this shall occur both 
adjacent to watercourses as well as in the Delta or along the waterfront. Flood-proofing includes, but is 
not necessarily limited to: anchoring to prevent flota�on, collapse, or lateral movement; using flood-
resistant construc�on materials; employing construc�on methods and prac�ces that minimize flood 
damage; eleva�ng building pads above the base flood eleva�on plus required freeboard; eleva�ng 
habitable building floors above the base flood eleva�on plus required freeboard; and providing adequate 
ven�ng to allow for equaliza�on of hydrosta�c flood forces. Appropriate flood-proofing methods shall be 
determined by the Floodplain Administrator on a project-by-project basis. 

10-49. Buildings in urban development near the shoreline and in flood-prone areas shall be protected 
from flood dangers, including considera�on of rising sea levels caused by climate change. 

10-44. Development shall be restricted in areas where flood-related hazards cannot be adequately 
addressed. 

10-54. New development and substan�al improvements or upgrades in the 100- and 500-year flood 
hazard zones shall be constructed in accordance with applicable County, State, and federal regula�ons 
including compliance with the minimum standards of FEMA’s Na�onal Flood Insurance Program (NFIP) to 
avoid or minimize the risk of flood damage. 

10-63. In order to protect lives and property, intensive urban and suburban development shall not be 
permited in reclaimed areas unless flood protec�on in such areas is constructed, at a minimum, to the 
standards of the Flood Disaster Protec�on Act of 1973. Levees protec�ng these areas shall meet the 
standards of the U.S. Army Corps of Engineers. 

10-69. Dam and levee failure, as well as poten�al inunda�on from tsunamis and seiche, shall be a 
significant considera�on of the appropriateness of land use proposals. 

Implementa�on Measures 

10-y. Through the environmental review process, ensure that poten�al flooding impacts, due to new 
development, including on-site and downstream flood damage, subsidence, dam or levee failure, and 
poten�al inunda�on from tsunamis and seiche, are adequately assessed. Impose appropriate mi�ga�on 
measures (e.g., flood-proofing, levee protec�on, Delta reclama�ons). 

nbrown
Text Box
Noted. Housing structures are designed such that the living area will be 2ft above FEMAs 100yr flood elevation, and walls and structure will have adequate flood venting and bracing.

nbrown
Typewritten Text
This note has been provided on the Sections. See Sheet A47 & A48

nbrown
Typewritten Text
Noted

nbrown
Text Box
Noted.  See 10-33's response.

nbrown
Text Box
Noted.  See 10-33's response.

nbrown
Text Box
Noted.  See 10-33's response.

nbrown
Text Box
Noted.  See 10-33's response.

nbrown
Text Box
Noted. We are studying the hydrology of the site an providing appropriate detention to alleviate downstream issues.



CONTRA COSTA COUNTY 
DEPARTMENT OF CONSERVATION & DEVELOPMENT 
30 Muir Road  
Martinez, CA  94553 
Telephone: (925) 655-2709 Fax: (925) 655-2750 

 
TO: Jennifer Cruz, Project Planner 
 
FROM: Robert Sarmiento, Transportation Planning Section 
   
DATE: October 12, 2023 
 

SUBJECT: Coronado Estates (DP23-03040) 
 
The Transportation Planning Section has reviewed the subject project, located between 
Sandmound Boulevard and Wells Boulevard near Bethel Island Road. Comments are below; in 
summary, the comments pertain to an evaluation of the project’s “vehicle miles traveled” and 
transportation operations (“level of service”) impacts, pedestrian facilities, bicycle parking, 
electric vehicle charging infrastructure, and transportation demand management. Please let me 
know if you have any questions. 
 
Background 
The project is subject to the following policies and plan: 
 
Vehicle Miles Traveled (VMT): On June 23, 2020, in compliance with SB 743 (2013), the Board 
of Supervisors adopted Transportation Analysis Guidelines (TAG)1, which defines the County’s 
approach to analyzing VMT impacts from certain projects. As a result of SB 743, VMT is the 
metric used to define transportation impacts in a CEQA review. 
 
Level of Service (LOS): The County and the Contra Costa Transportation Authority (CCTA) 
require an LOS analysis in order to comply with the Growth Management Program. CCTA 
maintains the Technical Procedures Manual 2, which defines the approach to analyzing LOS 
impacts from certain projects. While LOS is no longer considered an impact under CEQA, SB 743 
does allow local jurisdictions to maintain LOS-based policies and standards. 
 
Contra Costa Complete Streets Policy3: In July 2016, the County adopted the Complete 
Streets Policy, which ensures that the needs of travelers of all ages and abilities, in a wide variety 
of travel modes, are considered in all planning, programming, design, construction, operations, 
and maintenance activities. 
 

 
1 County Transportation Analysis Guidelines (TAG): link 
2 CCTA Technical Procedures: 
https://ccta.net/wp-content/uploads/2018/12/Final_Technical_Procedures_Full_Jan2013-1.pdf 
3 Complete Streets Policy:  

2016: Complete Streets Resolution link, CS Policy Final Draft link 

https://www.contracosta.ca.gov/DocumentCenter/View/70739/FINAL-CCC-Transportation-Analysis-Guidelines-v3-5-10-21
https://ccta.net/wp-content/uploads/2018/12/Final_Technical_Procedures_Full_Jan2013-1.pdf
http://64.166.146.245/docs/2016/BOS/20160712_784/23923_BO_Adoption%20of%20Complete%20Streets%20Resolution%20%26%20Policy.pdf
http://64.166.146.245/docs/2016/BOS/20160712_784/23923_Exhibit%20A%20-%20Complete%20Streets%20Policy%20Final%20Draft.pdf
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East County Action Plan4: The East County Action Plan addresses key East County 
transportation issues. Among other things, it identifies Routes of Regional Significance, which 
includes Bethel Island Road. The Action Plan sets quantitative Regional Transportation 
Objectives (RTOs), with a target year for achieving those RTOs, and establishes a program of 
actions, measures, and projects for meeting the RTOs. 
 
Comments 
1. In accordance with SB 743 and the TAG, an evaluation of VMT impacts is required to be 

conducted for the project. 
 

2. An LOS analysis to evaluate the project’s impact on transportation operations is required to 
be conducted for the project, consistent with the TAG, East County Action Plan, and the 
CCTA Technical Procedures Manual. The LOS analysis should include an analysis of the 
project’s impact on the operational performance of Bethel Island Road, a Route of Regional 
Significance with associated RTOs and actions in the East County Action Plan. 

 
3. The proposed sidewalk on Sandmound Boulevard should be extended both west to the 

proposed roadway associated with the future commercial project/property and east to the 
project boundary and an existing sidewalk. 
 

4. Please have the applicant confirm if sidewalks will be installed along the frontage of Wells 
Road, including its north-south segment. 

 
5. Please have the applicant provide pedestrian facilities within the public parking lot and from 

the parking lot to both the sidewalk on Sandmound Boulevard and the project’s internal 
roadways/trails and/or the proposed roadway connection to the future commercial project. 

 
6. To encourage non-motorized travel to the open space public passive park, the project should 

install bicycle parking facilities in the public parking lot.  
 

7. In accordance with the County’s electric vehicle (EV) Ordinance, the project will be required 
to include EV charging infrastructure in each residential unit. According to Appendix A 
(“Electric Vehicle Charging Chart”) in the TAG, “for each dwelling unit, a listed raceway to 
accommodate a dedicated 208/240-volt branch circuit” is required to be installed in each 
single-family residential unit. In addition, the public parking lot should include EV charging 
infrastructure.5 
 

8. As a residential development that includes more than 13 units, the project is subject to the 
County’s Transportation Demand Management (TDM) Ordinance6. Information on 
complying with the TDM Ordinance can be found in the residential project sections of the 
County TDM Ordinance Guide7. 

 
4 2023 Final Draft East County Action Plan: link 
5 The number of required EV charging spaces for the public parking lot can be found in Table 5.106.5.3.1 within 
Section 74-4.006 - Amendments to CGBSC: link 
6 County TDM Ordinance: link 
7 County TDM Ordinance Guide: link 

https://ccta.net/wp-content/uploads/2023/03/Draft-East-County-Action-Plan_03-13-23.pdf
https://library.municode.com/ca/contra_costa_county/codes/ordinance_code?nodeId=TIT7BURE_DIV74BUCO_CH74-4MO_74-4.006AMCG
https://library.municode.com/ca/contra_costa_county/codes/ordinance_code?nodeId=TIT8ZO_DIV82GERE_CH82-32TRDEMA
https://www.contracosta.ca.gov/DocumentCenter/View/50168/TDM-Ordinance-Guide---FINAL#page=11
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CONTRA COSTA COUNTY 
DEPARTMENT OF CONSERVATION & DEVELOPMENT 
30 Muir Road 
Martinez, CA  94553  
Telephone: (925) 674-7203 Fax: (925) 674-7250 
  

 

TO:  Jennifer Cruz, Project Planner 
  
FROM: Joanne Chiu, East Contra Costa County Habitat Conservancy 
  

DATE: October 16, 2023 

  

SUBJECT: County File #CDSD23-09669/CDDP23-03040 and the ECCC HCP/NCCP 
 

 

Applicability of the ECCC HCP/NCCP to County File #CDSD23-09669/CDDP23-03040 

The proposed project, County File #CDSD23-09669/CDDP23-03040, a subdivision of a ~78.33-acre 

parcel (APN 032-112-007) into 271 residential lots, easements and dedications, and open space (the 

“Project” or “Bethel Estuary Estates”), is subject to Ordinance No. 2007-53, updated per Ordinance 

No. 2021-25 and Ordinance No. 2023-10. The Project will need to comply with the East Contra Costa 

County Habitat Conservation Plan/Natural Community Conservation Plan (“HCP/NCCP”). 

 

Background on the ECCC HCP/NCCP 

The HCP/NCCP is intended to provide an effective framework to protect natural resources in eastern 

Contra Costa County, while improving and streamlining the environmental permitting process for 

impacts on endangered species. The Plan provides for comprehensive species, wetlands, and 

ecosystem conservation and contributes to the recovery of endangered species in northern California. 

The HCP/NCCP avoids project-by-project permitting that is generally costly and time consuming for 

applicants and often results in uncoordinated and biologically ineffective mitigation. Rather than 

individually surveying, negotiating, and securing mitigation, project proponents can receive their 

endangered species permit by paying a single fee and/or dedicating land, conducting limited species- 

and habitat-specific biological surveys and adhering to specified species avoidance and minimization 

measures. 

 

Through the HCP/NCCP, the County has authorization from United States Fish and Wildlife Service 

(“USFWS”) and the California Department of Fish and Wildlife (“CDFW:) to cover activities and 

projects that may impact sensitive species under the County’s regional endangered species permit. All 

development activities within the HCP/NCCP inventory area and the Urban Limit Line (ULL) are 

automatically subject to HCP/NCCP compliance and will receive authorization to impact or “take” 

endangered species when such take is incidental to an otherwise lawful activity (incidental take 

coverage). If the activity or project occurs outside the ULL, but within the HCP/NCCP inventory area, 

incidental take coverage can be voluntarily obtained through the HCP/NCCP. 
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Coverage under the HCP/NCCP include, but are not limited to the following:  

• Fulfillment of ESA, CESA, NEPA, and CEQA requirements 

• Streamlined species permitting process saving time and planning costs 

• Consistent and predictable mitigation measures 

 

ECCC HCP/NCCP Permitting  

The Project applicant will need to complete and submit an application for take authorization under the 

HCP/NCCP to the Department of Conservation and Development simultaneously with the submittal of 

the request for approval of the Project.  

 

The standard application, the HCP/NCCP Planning Survey Report (“PSR”), is located with the 

Department of Conservation and Development and at www.cocohcp.org/193/Project-Permitting. A 

complete PSR application package includes the following information:  
 

• Project Details 

o Project Description 

o Project Vicinity Map 

o Project Site Plans 

• Existing Conditions and Impacts 

o Field-Verified Land Cover Mapping 

o Descriptions of Land Cover Types 

o Photographs of the Project Site 

o Project Impacts 

o Methods and Results of Species Planning Surveys 

o Habitat Maps 

o Wetland Delineation (if applicable) 

• Identification of applicable: 

o Species-Specific Avoidance and Minimization Measures 

o Pre-construction Surveys 

o Avoidance and Minimization Measures and Construction Monitoring 

o Other applicable HCP/NCCP Conservation Measures 

• Mitigation Measures 

o HCP/NCCP mitigation fee calculation 

 

A USFWS and CDFW-approved biologist(s) is required to complete the PSR and conduct the surveys 

required as part of the PSR; a current list of approved biologists can be found at 

www.cocohcp.org/270/Approved-Biologists. 

 

The PSR can be submitted during, and as part of, the project’s CEQA review. The PSR must be 

deemed complete and final by the Department of Conservation and Development prior to granting take 

authorization to the Project. Conditions of approval for the Project require the project applicant to 

comply with all terms and conditions of the HCP/NCCP, including payment of the required 

HCP/NCCP mitigation fees and compliance with all relevant surveys, monitoring, avoidance, 

minimization and conservation measures of the HCP/NCCP.  

 

If you have any questions or would like to speak with staff regarding the proposed project and 

HCP/NCCP applicability, please contact me at (925) 655-2906, or joanne.chiu@dcd.cccounty.us. 

http://www.cocohcp.org/193/Project-Permitting
http://www.cocohcp.org/270/Approved-Biologists
mailto:joanne.chiu@dcd.cccounty.us
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To:  Jennifer Cruz, Principal Planner 
From:  Gabriel Lemus, Assistant Deputy Director 
By:  Susan Johnson, Planner & Melanie Erickson, Planner 
Date:  October 18, 2023 
Subject:  Bethel Estuary Estates County Files #CDSD23-09669 & #CDDP23-03040 – 0 Bethel 

Island Rd., Oakley  
 
 
Dear Jennifer, 
  
The following is the Housing and Community Improvement Division’s response to an Agency Comment 
Request to assist in your review of a Development Plan application #CDDP23-03040. The subject 
property (APN: 032-112-007) is located at 0 Bethel Island Road in the Oakley area of unincorporated 
Contra Costa County. 
 
As indicated in the submitted Planning application, the applicant seeks Tentative Map and Final 
Development Plan approval to subdivide an approximately 78.33-acre parcel into 271 lots resulting in 
165 market-rate single-family (2,200 – 3,000 SF) detached homes (the subdivision plans show 209 units) 
and 62 moderate-income (1,100 – 1,200 SF) duplex units (the subdivision drawings show 62 duplex 
units and not duplex lots). The application included the submittal of a SB 330 preliminary application 
form and Government Code Section 65589.5(d)(5) (Builder’s Remedy) request. The unit count in the 
plans and application do not match and the applicant should make corrections accordingly. In addition, 
the elevations depict a “high-density single-family duplex”. Please clarify with the applicant whether 
they are referring to townhomes or a duplex, as they are two very different housing types.  
 
SB 330 / Builder’s Remedy 
It is our understanding that for a project to qualify for Builder’s Remedy, it needs to meet one of the 
following criteria as outlined in Government Code Section 65589.5: 
  

- Twenty percent of the total units sold or rented to lower-income households; or 
- One hundred percent of the units sold or rented to moderate-income households; or 
- The project must be an emergency shelter   

 
Based on our review of the application submittal, the project does not qualify for Builder’s Remedy 
because of the proposed mix of affordability in the total development project (only twenty-three 
percent of the units are proposed to be moderate-income units). Moderate income is defined as 120 
percent of area median income (AMI). Lower income is defined as 80 percent of AMI. Please request 
that the applicant provide more information further explaining their SB 330 proposal and how it 
qualifies with the above criteria.  
 
Housing Element Sites Inventory 
The parcel is listed on the County’s current HCD approved Housing Element Sites Inventory (Sites 
Inventory) (APN: 032-112-007) and is subject to compliance with the State’s SB 166 No Net Loss Rule 
regarding Sites Inventory sites pursuant to Government Code 65863.   
 
The Sites Inventory is a separate requirement, distinct from the Inclusionary Housing Ordinance. Parcels 
on the Sites Inventory are sites that have been evaluated and identified as suitable parcels for 
residential development to fulfill the County’s share of regional housing needs as determined by the 
Association of Bay Area Government (ABAG). Government Code Section 65863 requires the County to 
ensure that its Sites Inventory can accommodate its share of the regional housing need throughout the 
planning period.  

nbrown
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Assessor’s Parcel Number (APN): 032-112-007 is listed in the current Housing Element Sites Inventory 
with a development potential of 185 moderate-income units. The application proposes to develop 62 
moderate-income duplex units. As proposed, the project is only proposing 62 moderate income units, 
which is 123 moderate income units less than what was identified for the site in the Sites Inventory. As 
such, the project will need to make findings that explain whether there is remaining capacity in the 
remaining undeveloped Sites Inventory sites to comply with the No Net Loss rule.  
 
The State’s Government Code mandates SB166 findings for all discretionary projects where a housing 
development does not propose the maximum density on the property or does not propose the number 
of units at the affordability levels indicated in the Sites Inventory list. If the development of the number 
of units in a project is less than the density listed in the Sites Inventory, then a developer may be 
required to assist staff in identifying an alternative site or rezoning another site to make up the 
deficiency of units at the affordability levels identified in the Sites Inventory.  
 
Inclusionary Housing 
Pursuant to County Code Section 822-4.402(d), in a residential development of one hundred twenty-six 
or more for-sale units, at least fifteen percent of the for-sale units shall be developed and sold as 
inclusionary units under the terms and conditions of County Code Section 822-4.410(b). At least twenty 
percent of the inclusionary units shall be sold at an affordable sales price to lower income households, 
and the remaining inclusionary units shall be sold at an affordable sales price to moderate income 
households.  
 
If the calculation of the required number of inclusionary units results in a fraction of a whole number, a 
partial in-lieu fee shall be paid in accordance with County Code Section 822-4.404 for the fraction of the 
unit. The amount of the partial in-lieu fee shall be a percentage of the in-lieu fee for a single unit, with 
the percentage equal to the fraction of the whole number. 
 
As proposed, the development does not comply with the County’s Inclusionary Housing Ordinance, 
which, as mentioned above, requires at least twenty percent of the inclusionary units to be sold at an 
affordable sales price to lower income households. In addition, inclusionary units must be dispersed 
throughout the residential development and have access to all on-site amenities that are available to 
market rate units. The proposed duplexes are concentrated in one corner of the development and are 
not comparable in size to the proposed market rate units. Please refer to County Code Section 822-
4.412 for additional requirements.  
 
271 units x 15% = 40.65 Inclusionary Units required 
40.65 units x 20% = 8.13 Lower-Income Units required 
 
Comments  
 

• The applicant should ensure the project description is consistent with the submitted plans and 
clarify if all the units proposed are for-sale or a combination of for-sale and rental. The duplexes 
are being viewed as for-sale owner-occupied units. For example, the assumption is that each 
unit in the duplex will be owned and occupied by a separate household. Please confirm that 
both of the units in the proposed duplexes are intended to be for-sale owner-occupied units or 
if one or both of the duplex units are intended for rent.   
 

• The project as proposed does not appear to qualify as an eligible SB 330/Builder’s Remedy 
project. Please have the applicant provide more information regarding how they are proposing 
an eligible housing project under the referenced law.  

nbrown
Text Box
The current intent is for-sale, but this may change based on developer of the duplexes.

nbrown
Text Box
We intend to satisfy via 822-4.406 (d): Dual Developers, one affordable and one market rate.



 
• Provide a completed Inclusionary Housing Plan. The application shall be deemed incomplete 

pursuant to Section 822-4.414 until a housing plan has been submitted, reviewed, and 
preliminarily approved. A copy of the Inclusionary Housing Plan Checklist is attached for your 
reference and use. Failure to submit a housing plan may result in delays in the processing of the 
application.  
 

• As proposed, the project does not comply with County Code Section 822-4.402(d) and Section 
822-4.412. A copy of the Inclusionary Housing Ordinance is attached for your reference.  
 

• Staff will need to make findings regarding the State’s No Net Loss regulations under Government 
Code Section 65863 relating to the remaining capacity and density in the Housing Element Sites 
Inventory for low-income units. The findings will need to include the quantification of the 
remaining unmet need for the jurisdiction’s share of the regional housing need at the designated 
income level and the remaining capacity of sites identified in the housing element to 
accommodate that need by income level. 
 

• Pursuant to Government Code 65863(e), if the applicant’s initial application would result in the 
remaining sites in the housing element to not be adequate to accommodate the County’s share 
of the regional housing need, then the County may require the project applicant to comply with 
state law. The County may request the applicant to assist in researching the undeveloped sites 
listed in the Sites Inventory to quantify and demonstrate that the County still has sufficient 
capacity by density and affordability to meet the County’s remaining share of the regional 
housing needs. Alternatively, the County may require the applicant to assist in providing 
potential undeveloped or underdeveloped sites that are not listed in the Sites Inventory that 
may be rezoned to accommodate the potential deficiency in density and affordability of units in 
the County as a result of this project. 

 
• Please address non-compliance with the Housing Element Sites Inventory and the applicant’s 

proposal to comply. 
  

• We reserve the ability to make further comments if the project scope/project plans are revised, 
and based on the Inclusionary Housing Plan when it is submitted.  
 

• We are available to meet with you and the developer to discuss this letter if requested.  
 
 

Sincerely, 
 
Susan Johnson, Planner     Melanie Erickson, Planner 
Contra Costa County      Contra Costa County 
Department of Conservation & Development  Department of Conservation & Development         
Housing & Community Improvement Division  Housing & Community Improvement Division 
 

nbrown
Text Box
We intend to satisfy via 822-4.406 (d): Dual Developers, One affordable and one market rate.

nbrown
Text Box
Noted.

nbrown
Text Box
Noted.

nbrown
Text Box
We intend to satisfy via 822-4.406 (d): Dual Developers, One affordable and one market rate.

nbrown
Text Box
Noted.

nbrown
Text Box
Noted. Inclusionary Housing plan, will be submitted. 





nbrown
Text Box
The traffic study complies with TAG requirements

nbrown
Text Box
The effective width for a car maneuvering is 26ft. If it is sufficient for fire, and parking lot, we argue it should be sufficient for Alley loaded products.

nbrown
Text Box
Sidewalks are proposed along both Wells and Sandmound. See Section sheet and horizontal control plans.

nbrown
Text Box
Plans will be submitted to City of Oakley and currently conform to their Ultimate Road design.

nbrown
Text Box
Noted, and revised. 

nbrown
Text Box
L/S

nbrown
Text Box
Public, for Single Detached, Private for Duplexes.

nbrown
Text Box
Recommendations discussed in traffic study

nbrown
Text Box
This can be adjusted. What is the minimum distance from intersections required?
As for who will maintain said public park, we assumed the county. Please let us know how the county would prefer this to be handled.

nbrown
Text Box
Sidewalks and Bike lanes are proposed along  Sandmound Blvd. See Section sheet and horizontal control plans. Please provide more information about Project #2.1

nbrown
Text Box
Holding the existing Centerline of Sandmound, the project will dedicate the additional RoW, such that we upload our half the 76ft responsibility.

nbrown
Text Box
Revised. 



nbrown
Text Box
See Stormwater Control Plan.

nbrown
Text Box
See Grading Plan.

nbrown
Typewritten Text
This note has been provided on the Sections. See Sheet A47 & A48

nbrown
Typewritten Text
The Architectural Construction Documents shall calculate and show adequate flood vents.

nbrown
Text Box
Hydraulics of the site will be such that the run off will be comparable to pre-development conditions with the use of detention areas.



nbrown
Text Box
Noted, see preliminary Light Locations on plans.

nbrown
Text Box
Noted.

nbrown
Text Box
Noted. The above shall be address with this next submittal.
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COVER

GENERAL NOTES:
OWNER: DUONG ESTUARY COVE, LLC

1211 EMBARCADERO #300
OAKLAND, CALIFORNIA 94606

DEVELOPER: SANDMOUND HOLDINGS, LLC
9201 MADRONE RANCH TRAIL
AUSTIN, TEXAS 78738

CIVIL ENGINEER: JMH WEISS, INC.
1731 TECHNOLOGY DRIVE, SUITE 880
SAN JOSE, CA 95110

A.P.N.: 032-112-007

SITE AREA: 78.33 ACRES
DEDICATIONS & EASEMENTS:  2.97 ACRES
DEVELOPMENT AREA: 38.20 ACRES
OPEN SPACE: 37.16 ACRES

EXISTING ZONING: P-1, PLANNED DISTRICT - 
RESIDENTIAL & OPEN SPACE

EXISTING GENERAL PLAN: AL, OIBA, AGRICULTURAL LANDS &
OFF ISLAND BONUS AREA

PROPOSED ZONING: P-1, PLANNED DISTRICT - 
RESIDENTIAL & OPEN SPACE

EXISTING USE: OPEN SPACE

PROPOSED USE: RESIDENTIAL &
OPEN SPACE RECREATIONAL

NUMBER OF RESIDENTIAL LOTS: 271
SINGLE FAMILY DETACHED: 209 LOTS, (1-209)
SINGLE FAMILY DUPLEX: 62 LOTS, (210-271)
BELOW MARKET RATE RATIO: 22%

SERVICES:
WATER SUPPLY: DIABLO WATER DISTRICT
SANITARY SEWER: IRONHORSE SANITARY DISTRICT
STORM DRAIN: CITY OF OAKLEY
GAS & ELECTRIC: PACIFIC GAS & ELECTRIC
FIRE: EAST CONTRA COSTA FIRE 

PROTECTION DISTRICT
TELEPHONE: AT&T
CABLE TV: COMCAST

FLOODING: ENTIRE SITE IS WITHIN:
FIRM PANEL 06013C0170G
DATED 3/21/2017
ZONE AE (EL 9 FEET NAVD 88)

TOPOGRAPHY: AERIAL TOPOGRAPHY
PROVIDED BY NEXUS 3D
CONSULTING
DATED JULY 27, 2023

BASIS OF ELEVATION: ELEVATIONS ARE SHOWN
 IN NAVD 88

BASIS OF BEARING: CALIFORNIA COORDINATE
SYSTEM ZONE III (NAD 83)

SETBACKS:
SINGLE FAMILY DETACHED FRONT: 20FT

SIDE: 5FT
REAR: 15FT

SINGLE FAMILY DUPLEX (SEE SHEET 2)

ROUGH EARTHWORK*:
SEASONAL WETLAND CREATION: 40,000 CY FILL
PARKS AND DEVELOPMENT AREA: 300,000 CY FILL

* EARTHWORK QUANTITIES SHOW ARE APPROXIMATE IN PLACE CUBIC YARDS AND
DOES NOT ACCOUNT FOR SHRINK OR SWELL OF SOILS.

PUBLIC AMENITY
PUBLIC PARKS AND CONNECTED LINEAR WETLAND TRAIL SYSTEM

PUBLIC PARK 2.77 ACRES
NEIGHBORHOOD PARKS 1.64 ACRES
PUBLIC TRAIL SYSTEM 2.10 MILES

PARKING
SINGLE FAMILY DUPLEX - AFFORDABLE HOUSING NEIGHBORHOOD

OFF-STREET SPACES: 124 (2 SPACES IN GARAGE PER HOUSE)
ON-STREET SPACES: 27 (VARIOUS LOCATIONS OFF DRIVE AISLE)

SINGLE FAMILY DETACHED
OFF-STREET RESIDENT SPACES: 418 (2 SPACES IN GARAGE PER HOUSE)
OFF-STREET GUEST SPACES: 418 (2 SPACES ON DRIVEWAY PER HOUSE)

C1.0

SHEET INDEX
PAGE SHEET DESCRIPTION

1 C1.0 COVER
2 C1.1 NOTES
3 C2.0 EXISTING CONDITIONS
4 C3.0 OVERALL HORIZONTAL CONTROL PLAN
5 C3.1 SOUTHWEST DETACHED HORIZONTAL CONTROL PLAN
6 C3.2 SOUTHEAST DETACHED HORIZONTAL CONTROL PLAN
7 C3.3 NORTHWEST DETACHED HORIZONTAL CONTROL PLAN
8 C3.4 DUPLEX HORIZONTAL CONTROL PLAN
9 C4.0 OVERALL GRADING PLAN

10 C4.1 SOUTHWEST DETACHED GRADING PLAN
11 C4.2 SOUTHEAST DETACHED GRADING PLAN
12 C4.3 NORTHWEST DETACHED GRADING PLAN
13 C4.4 DUPLEX GRADING PLAN
14 C5.0 OVERALL UTILITY PLAN
15 C5.1 SOUTHWEST DETACHED UTILITY PLAN
16 C5.2 SOUTHEAST DETACHED UTILITY PLAN
17 C5.3 NORTHWEST DETACHED UTILITY PLAN
18 C5.4 DUPLEX UTILITY PLAN
19 C6.0 CROSS SECTIONS
20 C7.0 OVERALL STORM WATER CONTROL PLAN
21 C8.0 TRAFFIC CIRCULATION PLAN

22 A01 PLAN 1 FLOOR PLAN
23 A02 PLAN 1 FRONT ELEVATIONS
24 A03 PLAN 1 ELEVATION 'A' FRONT & RIGHT EXTERIOR ELEVATIONS
25 A04 PLAN 1 ELEVATION 'A' LEFT & REAR EXTERIOR ELEVATIONS
26 A05 PLAN 1 ELEVATION 'B' FRONT & RIGHT EXTERIOR ELEVATIONS
27 A06 PLAN 1 ELEVATION 'B' LEFT & REAR EXTERIOR ELEVATIONS
28 A07 PLAN 1 ELEVATION 'C' FRONT & RIGHT EXTERIOR ELEVATIONS
29 A08 PLAN 1 ELEVATION 'C' LEFT & REAR EXTERIOR ELEVATIONS
30 A09 PLAN 1 ROOF PLANS
31 A10 PLAN 2 FLOOR PLANS
32 A11 PLAN 2 FRONT ELEVATIONS
33 A12 PLAN 2 ELEVATION 'A' FRONT & RIGHT EXTERIOR ELEVATIONS
34 A13 PLAN 2 ELEVATION 'A' LEFT & REAR EXTERIOR ELEVATIONS
35 A14 PLAN 2 ELEVATION 'B' FRONT & RIGHT EXTERIOR ELEVATIONS
36 A15 PLAN 2 ELEVATION 'B' LEFT & REAR EXTERIOR ELEVATIONS
37 A16 PLAN 2 ELEVATION 'C' FRONT & RIGHT EXTERIOR ELEVATIONS
38 A17 PLAN 2 ELEVATION 'C' LEFT & REAR EXTERIOR ELEVATIONS
39 A18 PLAN 2 ROOF PLANS
40 A19 PLAN 3 FLOOR PLANS
41 A20 PLAN 3 FRONT ELEVATIONS
42 A21 PLAN 3 ELEVATION 'A' FRONT & RIGHT EXTERIOR ELEVATIONS
43 A22 PLAN 3 ELEVATION 'A' LEFT & REAR EXTERIOR ELEVATIONS
44 A23 PLAN 3 ELEVATION 'B' FRONT & RIGHT EXTERIOR ELEVATIONS
45 A24 PLAN 3 ELEVATION 'B' LEFT & REAR EXTERIOR ELEVATIONS
46 A25 PLAN 3 ELEVATION 'C' FRONT & RIGHT EXTERIOR ELEVATIONS
47 A26 PLAN 3 ELEVATION 'C' LEFT & REAR EXTERIOR ELEVATIONS
48 A27 PLAN 3 ROOF PLANS
49 A28 PLAN 4 FLOOR PLANS
50 A29 PLAN 4 FRONT ELEVATIONS
51 A30 PLAN 4 ELEVATION 'A' FRONT & RIGHT EXTERIOR ELEVATIONS
52 A31 PLAN 4 ELEVATION 'A' LEFT & REAR EXTERIOR ELEVATIONS
53 A32 PLAN 4 ELEVATION 'B' FRONT & RIGHT EXTERIOR ELEVATIONS
54 A33 PLAN 4 ELEVATION 'B' LEFT & REAR EXTERIOR ELEVATIONS
55 A34 PLAN 4 ELEVATION 'C' FRONT & RIGHT EXTERIOR ELEVATIONS
56 A35 PLAN 4 ELEVATION 'C' LEFT & REAR EXTERIOR ELEVATIONS
57 A36 PLAN 4 ROOF PLANS
58 A37 UNIT FLOOR PLANS
59 A38 DUET FLOOR PLANS
60 A39 DUET FRONT ELEVATIONS
61 A40 DUET ELEVATION 'A' FRONT & RIGHT EXTERIOR ELEVATIONS
62 A41 DUET ELEVATION 'A' LEFT & REAR EXTERIOR ELEVATIONS
63 A42 DUET ELEVATION 'B' FRONT & RIGHT EXTERIOR ELEVATIONS

64 A43 DUET ELEVATION 'B' LEFT & REAR EXTERIOR ELEVATIONS

65 A44 DUET ELEVATION 'C' FRONT & RIGHT EXTERIOR ELEVATIONS

66 A45 DUET ELEVATION 'C' LEFT & REAR EXTERIOR ELEVATIONS

67 A46 DUET ROOF PLANS

68 A47 PLANS 1, 2, & 3 SECTIONS

69 A48 PLAN 4 & DUET SECTIONS

70 A49 COLOR SCHEMES

71 L1.0 TREE DISPOSITION PLAN

72 L1.1 TREE DISPOSITION PLAN

73 L1.2 TREE DISPOSITION PLAN

74 L1.3 TREE DISPOSITION PLAN

75 L2.0 OVERALL LANDSCAPE PLAN

76 L2.1 LANDSCAPE PLAN ENLARGEMENTS

77 L2.2 LANDSCAPE PLAN ENLARGEMENTS
78 L2.3 LANDSCAPE ELEVATIONS
79 L2.4 LANDSCAPE ELEVATIONS
80 L2.5 LANDSCAPE PLANTING LIST
81 L3.0 SCHEMATIC IRRIGATION PLAN
82 L3.1 SCHEMATIC IRRIGATION PLAN
83 L3.2 SCHEMATIC IRRIGATION PLAN
84 L3.3 SCHEMATIC IRRIGATION PLAN
85 L3.4 SCHEMATIC IRRIGATION PLAN
86 L4.0 LANDSCAPE MATERIALS
87 L5.0 PLANT IMAGERY
88 L5.1 PLANT IMAGERY
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NOTES

C1.1

DATA  (D)
MEASURED DATA  (M)
OVERHEAD ELECTRICAL  (OH)E
AGGREGATE BASE  AB
ASPHALT CONCRETE  AC
AREA DRAIN  AD
APPROXIMATE APPROX
ARCHITECTURE  ARCH
AIR RELEASE VALVE  ARV
AGGREGATE SUB-BASE  ASB
BEGINNING OF CURVE  BC
BACKFLOW PREVENTER BFP
BLOW-OFF  BO
BEST MANAGEMENT PRACTICES BMP
BUTTERFLY VALVE  BV
BACK OF WALK  BW
BARB WIRE FENCE  BWF
CURB & GUTTER  C&G
CATCH BASIN CB
CENTERLINE  CL
CHAIN LINK FENCE  CLF
CLASS  CLS
CONCRETE  CONC
COUNTER CLOCKWISE  CCW
CLEANOUT TO GRADE  COTG
CURB RETURN  CR
CLOCKWISE  CW
DEMOLITION  DEMO
DRAINAGE INLET DI
DUCTILE IRON PIPE  DIP
DOMESTIC  DOM
DRAWING  DWG
DRIVEWAY  DWY
END OF CURVE  EC
EXISTING GRADE EG
ELBOW  ELB
ELEVATION EL, ELEV
ELECTRICAL/ELECTRIC  ELEC
EDGE OF PAVEMENT  EP
END OF RADIUS  ER
EASEMENT  ESMT
ELECTROLYSIS TESTING STATION ETS
EMERGENCY VEHICLE
ACCESS EASEMENT EVAE
EXISTING  EX, EXIST
FACE OF CURB  FC
FINISH GRADE  FG
FIRE HYDRANT  FH
FLOW LINE  FL
FINISHED PAVEMENT  FP
GAS  G
GRIND & OVERLAY  G&O
GRADE BREAK  GB
HIGH POINT  HP
HVAC UNIT  HV
INVERT  INV
IRON PIPE  IP
IRRIGATION IRR
JOINT ACCESS EASEMENT  JAE
JOINT POLE  JP
JOINT TRENCH  JT
LATERAL  LAT

LANDSCAPE EASEMENT  LSE
LINEAR FEET  LF
LANDSCAPE  LS
LEFT  LT
MAINTENANCE HOLE  MH
MONUMENT TO MONUMENT  M-M
MONUMENT  MON
MONITORING MANHOLE  MON-MH
ON CURB O.C.
PUBLIC ACCESS EASEMENT  PAE
PRESSURE BLOW-OFF VALVE  PBO
PORTLAND CEMENT CONCRETE  PCC
PACIFIC GAS & ELECTRIC  PG&E
POST INDICATOR VALVE  PIV
PROPERTY LINE  PL
PRIVATE LANDSCAPE EASEMENT PLSE
PLANTER  PLTR
PARCEL MAP  PM
POINT OF BEGINNING  POB
PRIVATE STREET PS
PRIVATE STORM DRAIN EASEMENT  PSDE
PRIVATE SANITARY SEWER EASEMENT PSSE
PUBLIC UTILITY EASEMENT  PUE
POLYVINYL CHLORIDE PIPE  PVC
POINT OF VERTICAL INTERSECTION  PVI
QUICK LIME TREATED  QLT
REINFORCED CONCRETE BOX RCB
REINFORCED CONCRETE PIPE  RCP
REVISION  REV
RIGHT-OF-WAY  ROW, R/W
RIGHT  RT
RAIN WATER LEADER RWL
STORM DRAIN SD
SIDEWALK SW, SWLK
STORM DRAINAGE CLEANOUT SDCO
SERVICE  SERV
SANITARY SEWER  SS
SANITARY SEWER CLEANOUT SSCO
STATION STA
TOP OF CURB TC
TRANSFORMER TFMR
TOP OF GRATE TG
TYPICAL  TYP
UNDERGROUND UG
VERTICAL CURVE VC
VITRIFIED CLAY PIPE VCP
WATER  W
WITH  W/
WATER LINE EASEMENT  WLE
WATER METER WM
WELDED STEEL PIPE WSP
WATER VALVE WV

ABBREVIATIONS

EXISTING PROPOSED
L E G E N D

LANDSCAPE (SEE LANDSCAPE PLANS)

CONCRETE
(SEE GEOTECHNICAL REPORT FOR SECTIONS)

PROPERTY BOUNDARY
PROPERTY LINE - ADJACENT PARCEL

LOT LINE
GRADING LIMIT OF WORK

CURB & GUTTER

STORM DRAIN

SANITARY SEWER

CITY STANDARD CURB INLET

STORM DRAIN INLET/FLAT GRATE INLET
AREA DRAIN

STORM MANHOLE

SANITARY MANHOLE
DIRECTION OF SURFACE DRAINAGE

OVERLAND RELEASE
CONTOUR

GRADE BREAK

FENCELINE

CURB OPENING

GAS LINE
ROOF DRAIN DOWNSPOUT

SITE LIGHTING (SEE ARCH PLANS)

TREES (SEE LANDSCAPE PLANS)

(SYMBOL SIZE MAY VARY)
FIRE NOTES
1. DURING CONSTRUCTION, THE APPLICANT SHALL PROVIDE A 20 FOOT WIDE ALL WEATHER PAVING SURFACE

(PAVING) FOR EMERGENCY VEHICLE ACCESS WITHIN 150 FEET OF ALL CONSTRUCTION OR COMBUSTIBLE STORAGE.
THIS ACCESS AND THE INSTALLATION OF THE HYDRANTS SHALL BE PROVIDED BEFORE ANY CONSTRUCTION OR
COMBUSTIBLE STORAGE WILL BE ALLOWED.

A TEMPORARY AGGREGATE BASE OR ASPHALT GRINDINGS ROADWAY IS NOT CONSIDERED AN ALL-WEATHER
SURFACE FOR EMERGENCY APPARATUS ACCESS. THE FIRST LIFT OF ASPHALT CONCRETE PAVING SHALL BE
INSTALLED AS THE MINIMUM ROADWAY MATERIAL AND MUST BE ENGINEERED TO SUPPORT THE DESIGNATED
GROSS VEHICLE WEIGHT OF 22/37 TONS.

2. DURING CONSTRUCTION, PERSONNEL OPERATING AT THE CONSTRUCTION SITE SHALL HAVE A MEANS OF
COMMUNICATING AND REPORTING A FIRE OR MEDICAL EMERGENCY. THIS REQUIREMENT MAY BE MET BY USE OF A
CELLULAR TELEPHONE AND DIALING 911.

3. FLAMMABLE OR COMBUSTIBLE LIQUID STORAGE TANKS SHALL NOT BE LOCATED ON THE SITE WITH OUT OBTAINING
APPROVAL AND NECESSARY PERMITS FROM THE FIRE DISTRICT.

4. THE APPLICANT MUST IMMEDIATELY NOTIFY THE  FIRE DEPARTMENT, HAZARDOUS MATERIALS UNIT (510-494-4282)
OF ANY UNDERGROUND PIPES, TANKS, OR STRUCTURES; ANY SUSPECTED OR ACTUAL CONTAMINATED SOILS; OR
OTHER ENVIRONMENTAL ANOMALIES ENCOUNTERED DURING SITE DEVELOPMENT ACTIVITIES. ANY CONFIRMED
ENVIRONMENTAL LIABILITIES WILL NEED TO BE REMEDIED PRIOR TO PROCEEDING WITH SITE DEVELOPMENT.

5. A SEPARATE PERMIT IS REQUIRED FOR THE UNDERGROUND FIRE SERVICE.

6. FIRE ALARM/ECS WILL BE ISSUED UNDER A SEPARATE PERMIT

7. FIRE DEPARTMENT CONNECTIONS (FDC) FOR ALL SPRINKLER SYSTEMS MUST BE LOCATED NOT MORE THAN 100
FEET AWAY FROM A FIRE HYDRANT PER N.F.D.A 13.

8. THE APPLICANT SHALL INSTALL N.F.P.A 13 FIRE SPRINKLERS COMPLYING WITH LOCAL AMENDMENTS. FIRE
SPRINKLER DENSITIES ARE REQUIRED AS FOLLOWED.

a. ROOF HEIGHTS 20 FEET OR LESS PROVIDE A .33GPM/3,000 SQUARE FOOT

b. ROOF HEIGHTS OVER 20 FEET AND UP TO 30 FEET PROVIDE A .495GPM/3,000 SQUARE FOOT

c. ROOF HEIGHTS OVER 30 FEET PROVIDE A .6GPM/3,000 SQUARE FOOT

9. THE PROJECT WILL REQUIRE A DIGITAL PLAN SUBMISSION TO THE GIS DEPARTMENT. THE DIGITAL PLAN
SUBMISSION WILL BE USED BY THE FIRE DEPARTMENT TO AID IN EMERGENCY RESPONSE.
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PLANS 1, 2, & 3 SECTIONS
A47

FLOOD-PROOFING OF STRUCTURES SHALL BE
REQUIRED IN ANY AREA SUBJECT TO FLOODING

FLOOD-PROOFING INCLUDES, BUT IS NOT
NECESSARILY LIMITED TO:

· ANCHORING TO PREVENT FLOTATION,
COLLAPSE, OR LATERAL MOVEMENT

· USING FLOOD- RESISTANT
CONSTRUCTION MATERIALS

· EMPLOYING CONSTRUCTION METHODS AND
PRACTICES THAT MINIMIZE FLOOD DAMAGE

· ELEVATING BUILDING PADS ABOVE THE BASE
FLOOD ELEVATION PLUS REQUIRED FREEBOARD

· ELEVATING HABITABLE BUILDING FLOORS ABOVE THE
BASE FLOOD ELEVATION PLUS REQUIRED FREEBOARD

· PROVIDING ADEQUATE VENTING TO ALLOW FOR
EQUALIZATION OF HYDROSTATIC FLOOD FORCES

APPROPRIATE FLOOD-PROOFING METHODS SHALL BE
DETERMINED BY THE FLOODPLAIN ADMINISTRATOR ON
A PROJECT-BY-PROJECT BASIS.

NEW DEVELOPMENT AND SUBSTANTIAL IMPROVEMENTS
OR UPGRADES IN THE 100- AND 500-YEAR FLOOD HAZARD
ZONES SHALL BE CONSTRUCTED IN ACCORDANCE WITH
APPLICABLE COUNTY, STATE, AND FEDERAL
REGULATIONS INCLUDING COMPLIANCE WITH THE
MINIMUM STANDARDS OF FEMA'S NATIONAL FLOOD
INSURANCE PROGRAM (NFIP) TO AVOID OR MINIMIZE THE
RISK OF FLOOD DAMAGE.

THE PROPERTY LIES WITHIN THE SPECIAL FLOOD HAZARD AREA (100-YEAR
FLOOD BOUNDARY) ZONE AE AS DESIGNATED ON THE FEDERAL EMERGENCY
MANAGEMENT AGENCY FLOOD INSURANCE RATE MAP. TO MEET FEMA AND
COUNTY FLOODPLAIN ORDINANCE REQUIREMENTS, THE LOWEST HABITABLE
SPACE AND ALL EQUIPMENT SERVICING IT MUST BE ELEVATED AT LEAST 2
FEET ABOVE THE 9.0-FOOT BASE FLOOD ELEVATION.

ALL HABITABLE SPACES ARE ABOVE THE GARAGE AREA, WHICH IS ALLOWED.
HOWEVER, THESE SPACES STILL REQUIRE ADEQUATE FLOOD VENTING TO
MINIMIZE HYDROSTATIC PRESSURE FROM COLLAPSING STRUCTURES.
· IT WOULD ALSO PRECLUDE EMERGENCY ACCESS

FOR THE RESIDENTS AND REQUIRE THEM TO
SHELTER IN PLACE DURING A FLOOD EVENT.

· DEED RESTRICTIONS AGAINST CONVERTING THESE
LOWER GARAGE/STORAGE AREAS INTO HABITABLE
RESTRICTIONS WILL ALSO BE REQUIRED.
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PLAN 4 & DUET SECTIONS
A48

FLOOD-PROOFING OF STRUCTURES SHALL BE
REQUIRED IN ANY AREA SUBJECT TO FLOODING

FLOOD-PROOFING INCLUDES, BUT IS NOT
NECESSARILY LIMITED TO:

· ANCHORING TO PREVENT FLOTATION,
COLLAPSE, OR LATERAL MOVEMENT

· USING FLOOD- RESISTANT
CONSTRUCTION MATERIALS

· EMPLOYING CONSTRUCTION METHODS AND
PRACTICES THAT MINIMIZE FLOOD DAMAGE

· ELEVATING BUILDING PADS ABOVE THE BASE
FLOOD ELEVATION PLUS REQUIRED FREEBOARD

· ELEVATING HABITABLE BUILDING FLOORS ABOVE THE
BASE FLOOD ELEVATION PLUS REQUIRED FREEBOARD

· PROVIDING ADEQUATE VENTING TO ALLOW FOR
EQUALIZATION OF HYDROSTATIC FLOOD FORCES

APPROPRIATE FLOOD-PROOFING METHODS SHALL BE
DETERMINED BY THE FLOODPLAIN ADMINISTRATOR ON
A PROJECT-BY-PROJECT BASIS.

NEW DEVELOPMENT AND SUBSTANTIAL IMPROVEMENTS
OR UPGRADES IN THE 100- AND 500-YEAR FLOOD HAZARD
ZONES SHALL BE CONSTRUCTED IN ACCORDANCE WITH
APPLICABLE COUNTY, STATE, AND FEDERAL
REGULATIONS INCLUDING COMPLIANCE WITH THE
MINIMUM STANDARDS OF FEMA'S NATIONAL FLOOD
INSURANCE PROGRAM (NFIP) TO AVOID OR MINIMIZE THE
RISK OF FLOOD DAMAGE.

THE PROPERTY LIES WITHIN THE SPECIAL FLOOD HAZARD AREA (100-YEAR
FLOOD BOUNDARY) ZONE AE AS DESIGNATED ON THE FEDERAL EMERGENCY
MANAGEMENT AGENCY FLOOD INSURANCE RATE MAP. TO MEET FEMA AND
COUNTY FLOODPLAIN ORDINANCE REQUIREMENTS, THE LOWEST HABITABLE
SPACE AND ALL EQUIPMENT SERVICING IT MUST BE ELEVATED AT LEAST 2
FEET ABOVE THE 9.0-FOOT BASE FLOOD ELEVATION.

ALL HABITABLE SPACES ARE ABOVE THE GARAGE AREA, WHICH IS ALLOWED.
HOWEVER, THESE SPACES STILL REQUIRE ADEQUATE FLOOD VENTING TO
MINIMIZE HYDROSTATIC PRESSURE FROM COLLAPSING STRUCTURES.
· IT WOULD ALSO PRECLUDE EMERGENCY ACCESS

FOR THE RESIDENTS AND REQUIRE THEM TO
SHELTER IN PLACE DURING A FLOOD EVENT.

· DEED RESTRICTIONS AGAINST CONVERTING THESE
LOWER GARAGE/STORAGE AREAS INTO HABITABLE
RESTRICTIONS WILL ALSO BE REQUIRED.
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TYPE QUANTITY (EA) AREA (SF) TOTAL (SF)

MONUMENT/ENTRY 6 32 192

SIGNAGE TABLE

5ft SETBACK TO
BACK OF WALK

nbrown
Snapshot
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SIGNAGE

wayfinding sign

interpretive panels

trail mileage sign

OPEN SPACE PARK

nature play area

adirondack group seating

bench seating

 pedestrian bridge crossover/ culvert

COMMUNITY PARK

basketball half court

alternative 1 - play structure

alternative 2 - play structure

soccer fields, U-10

shaded group picnic area

DUPLEX PARK

tot play structure

tot swings

picnic area w/ cafe style tables & chairs

bbq island

trellis style shaded picnic area

LINEAR PARK & TRAIL

bench seating

fitness station

bike rack

decomposed granite trail

trail-head plaza

L4.0

MATERIALS



JOB:

DATE:

SHEET NO:

SCALE:

5298

MARCH 2024
AS SHOWN

BETHEL ESTUARY ESTATES

CALIFORNIACONTRA COSTA COUNTY

 VESTING TENTATIVE MAP
SUBDIVISION TRACT XXXX

1633 Bayshore Highway, Suite 133
Burlingame, CA 94010

T 650.375.1313
www.callanderassociates.com

DRAWN BY: DC
CHECKED BY: MM
#24004

LANDSCAPE PLAN ENLARGEMENTS

L2.4L5.0

PLANT IMAGERY

Achillea millefolium

Agave americana ‘Alba’

Anigozanthos ‘Bush Ranger’

Armeria maritima

Artemisia californica

Ceanothus thyrsiflorus var. 

Chondropetalum tectorum

Cistus purpureus

Cistus salviifolius ‘Prostratus’

Prunus cerasifera

Quercus agrifolia

Salix lasiolepis

Zelkova serrata ‘Village 
Green’

Acer rubrum ‘October Glory

Arbutus ‘Marina’

Cedrus atlantica ‘Glauca’

Cercis occidentalis

Crataegus phaenopyrum

Artemisia douglasiana

Baccharis pilularis

Bouteloua gracilis ‘Blonde 
Ambition’

Callistemon ‘Little John’

Carex divulsa

Koelreuteria bipinnata

Lagerstroemia ‘Arapaho’

Magnolia grandiflora ‘Little 
Gem’

Pistacia chinensis

Platanus racemosa

TREES SHRUBS/
GROUNDCOVER
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PLANT IMAGERY

Juncus effusus

Juncus patens

Lavatera maritima

Limonium perezii

Muhlenbergia rigens

Dipterostemon capitatus

Dodonaea viscosa

Festuca californica

Festuca mairei

Grewia occidentalis

Stachys byzantina

Teucrium fruticans ‘Azureum’

Westringia fruticosa ‘Morning 
Light’

Phormium ‘Platts Black’

Phormium ‘Yellow Wave’

Rosa californica

Rosmarinus officinalis 
‘Huntington Carpet’

Salvia leucantha ‘Santa 
Barbara’

Cotinus coggygria

Cotoneaster dammeri

Deschampsia cespitosa

Dietes grandiflora

Coleonema pulchellum

SHRUBS/
GROUNDCOVER
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