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Staff Contact: Colleen Tsuchimoto
(408) 299 -57 97, Colleen. Tsuchimoto@f'ln. scc gov. org

File: 11139-18DR-18G
Design Review and Grading Approval for a new Single-Family
Residence

Summary: DESIGN REVIEV/ and GRADING APPROVAL, for a new I1,181 square foot
single-family residence (Tier 2 project), and ancillary site improvements. Estimated grading
quantities are 2,073 cubic yards of cut and 816 cubic yards of fill.

c\

Owner: David and Dana Loury
Applicant: Hannah & Brunetti
Address: 20739 Scenic Vista Court, San Jose

APN: 689-34-019
Supervisorial District: #1

Gen. Plan Designation: Hillsides
Zoning: HS-dl
Lot Size: 3.20 acres

Present Land Use: Vacant
HCP: Covered project

RECOMMENDED ACTIONS
A. Approve a Categorical Exemption, under Section 15303 (Class 3)(a) of the CEQA

Guidelines, Attachment A; and
B. Grant Design Review Approval and Grading Approval, subject to conditions outlined in

Attachment B.



ATTACHMENTS INCLUDED

Attachment A - CEQA Determination
Attachment B - Preliminary Conditions of Approval
Attachment C - Proposed Plans and Vicinity Map
Attachment D - Cluster Subdivision Conditions of Approval

PROJECT DESCRIPTION

The proposed project is for Design Review and Grading Approval for a new I 1,1 81 square foot
single-family residence. The project proposes a total of 2,073 cubic yards of cut and 816 cubic
yards of fill to accommodate the construction of the new residence and other ancillary site
improvements. Associated site improvements include a driveway, onsite wastewater system,
swimming pool, water tanks and landscaping. San Jose Water Company would serve the
property for domestic water supply. Two oak trees are proposed for removal.

Setting/Location Information

The subject parcel is currently vacant and located at20739 Scenic Vista Court, in the southwest
portion of unincorporated San Jose. The City of San Jose abuts the project site to the west. The
subject property is moderately sloped with an average slope of approximately 22.5Yo, however,
the development area has a slope of 2l .6Yo. The majority of the property is not visible from the
valley floor due to the extensive existing oak canopy coverage on the hillsides of the lot.

The surrounding neighborhood is comprised of either low density single-family residences on
larger lots, or vacant parcels. Additionally, the property is located in the Santa Clara Valley
Habitat Plan area. The property includes vegetative land covers of Coast Live Oak forest and
woodland, as well as California annual grasslands and northern coastal sage scrub.

REASONS FOR RECOMMENDATIONS

A. Environmental Review and Determination (CEQA)
The environmental impacts of the proposed project were analyzed, resulting in a proposed
Categorical Exemption (See Attachment A). The aesthetic impacts of the proposed project
and its visibility from the valley floor have been addressed through the design review
process. The biological impacts associated with special status species, habitat and
construction impacts to native Oak trees have been addressed through the County Habitat
Plan with recommended conditions of approval (See Attachment B). The project would
not create any Cultural Resource impacts as evaluated through the archaeological study
prepared for the project which recoÍrmends construction monitoring as required in the
conditions of approval for the project (See Attachment B).

Overall, the potentially significant environmental impacts can be suffrciently mitigated
through County Ordinances and policies as well the Santa Clara County Habitat Plan.
Therefore, the project qualifies for a Class 3, Section 15303 Exemption from CEQA.

B. Project/Proposal
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l. General Plan: Hillsides

Approved Buitding Site: The site is an approved building site as a result of a
subdivision processed in 1997 by the County (Lot 4 of Parcel l|i4ap 754-48. File #
6496-47-st-97cS).

Zoning Standards : The Zoníng Ordinance specifi es the required development
standards for HS-dl ZoningDistrict as summarized below, followed by a Table
noting the project's conformance with Section 3.20.040 "-dl" Combing District:

Setbacks (HS): 30-ft from all property lines
Height: 35-feet
Stories: 3-stories

STANDARDS &
REQUIRDMENTS

CODE SECTION
Meets (Y) or Does Not
Meet Standard (l\)

Sitine ô 3.20.040(AX2Xb) Y
Story Poles ô 3.20.040(AX2Xc) Y
Color & LRV $ 3.20.040(B) Y
Buildine Form & Massing $ 3.20.040(c) Y

@
Ri@

$ 3.20.040(D) Y
$ 3.20.040(E) Y

Desien Review Guidelines I3.20.040(F) Y-See Findings Below

C. Design Review Findings

All Design Review applications are subject to the scope of review as listed in $5.50.040
of the County Zoning Ordinance. The overall purpose of design review is to encourage
quality design and mitigate potential adverse visual impacts of development. In the

following discussion, the scope of review criteria is in bold, and an explanation of how
the project meets the required standard is in plain text below.

1. Mitigation of any adverse visual impacts from proposed structures, grading,
vegetation removal and landscaping;

Existing mature Oak trees in front of the ridgeline hillside and new Oak trees to be

planted will help screen the proposed residence from view which will help the project
blend into the natural environment. A proposed landscape plan including perimeter

and landscaping to screen retaining walls will mitigate visibility from both the valley
floor and the immediate neighborhood. The proposed residence is two-story and

includes natural colors and materials with a Light Reflectivity Value (LRV) of 45 or
less. Also, the grading of retaining walls have been designed to help minimize
grading impacts to the site.

2
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2. Compatibitity with the natural environment;

The proposed residence is located on the most suitable building pad on the site with
minimal grading which includes 2,073 cubic yards of cut and 816 cubic yards of fill.
1,140 cubic yards of cut and 13 cubic yards of fill are for the building pad of the
residence and garage. The remainder of grading is for driveway access and
landscaping improvements. Tree removal is minimal (removal of 2 oak trees) to
accommodate onsite improvements. Two oak trees are proposed to be planted within
the one gap on the easterly corner of the house by the valley floor to mitigate visual
impacts to the Santa Clara Valley Viewshed, and along the frontage of the site to
screen the property from neighboring properties, as viewed from the Santa Teresa
neighborhood. Thus, the proposed residence is designed to be compatible with the
natural environment.

3. Conformance with the ooDesign Review Guidelines," adopted by the Board of
Supervisors;
The project complies with the Design Review Guidelines. The conditions of approval
(Attachment B) provide the Design Review criteria including: approval of a
landscape plan for screening of the property from the valley floor, exterior colors
maintaining Light Reflectivity Value of 45 or less, outdoor lighting to be not visible
from off site, and grading minimal to blend in with the natural terrain of the site.

4. Compatibility with the neighborhood and adjacent development;

The proposed residence is in keeping with the characteristics of the surrounding
neighborhood. The proposed size and architectural design are compatible to adjacent
developments. The surrounding residences range in sizes from 3,000 s.f. to 14,000 sq

ft., mostly two-story designs. The architectural styles are predominantly
Meditenanean for the newer developments or ranch style for the older homes. The
proposed residence is a two-story design. The project will not be obtrusive or stand
out compared to the other developed parcels in the immediate vicinity and is

compatible with the immediate neighborhood.

5. Compliance with applicable zoning district regulations; and

Residential use is an allowed use in HS Hillside zoning district, and the project
complies with the HS zoning regulations. The proposed residence is in compliance
with required setbacks (3O-feet from all property lines) and up to 32 ft. height. The
proposed design is also in keeping with the -dl design standards, building massing
standards, and exterior colors are conditioned to be less than 45 in LRV. The
proposed retaining walls are designed to be up to 5-feet in height.
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6. Conformance with the general plan, any applicable specific plan, or any other
applicable guidelines.

The General Plan Growth and Development Chapter for Rural Unincorporated Areas

contains specific policies under Strategy #3,to Ensure Environmentally Safe and
Aesthetic Hillside Development.To address policies intended to minimize or avoid

unnecessary grading and for development of lots which propose hilltop or ridgeline
development, the applicant has modified the design to reduce grading of retaining
walls from a previous design submitted to the County.

The subject parcel is located near the ridgeline. The proposed building site (30 ft.
away from rear setback) blends in with the ridgelines as there is extensive existing
oak trees canopy to limit visibility toward the portion of the Santa Teresa hillsides,
below the parcel. Its elevation and location as viewed from the valley floor
immediately below would be perceived as projecting above the natural topography.

To address the potential visual impacts of the building location, natural colors and

materials with an LRV below 45 are proposed and utilizing existing mature oak trees

along with planting of two new oak trees on the easterly corner of the house along the

ridgeline have been proposed. As conditioned, the project would be in conforrnance
with the General Plan.

D. Grading Findings:

Pursuant to Section Cl2-433, all Grading Approvals are subject to specific findings. In
the following discussion, the scope of review findings are listed in bold, and an

explanation of how the project meets the required standard is in plain text below.

1. The amount, design, locationo and the nature of any proposed grading is

necessary to establish or maintain a use presently permitted by law on the

property.

Estimated grading quantities are 2,073 cubic yards of cut and 816 cubic yards of filI
associated with the proposed project that include establishing the access, building pad for
residence with attached garage, swimming pool, water tanks and landscaping. The
proposed grading is mostly related to establishing the onsite access and abuilding pad for
the residence. In addition, as a result of modification of the proposed plans, design of
grading has been reduced from those originally proposed project to establish pavers and

the swimming pool area. Consequently, the amount, design, location and the nature of
proposed grading is necessary and appropriate to establish the single-family residential

use, which is a permissible use in the HS zoning district.
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2. The grading will not endanger public and/or private property, endanger public
health and safety, will not result in excessive deposition of debris or soil sediments

on any public right-of-way, or impair any spring or existing watercourse.

No excessive grading will be conducted. All export will be deposited at an approved site.
No unnecessary fills will occur. Standard conditions of approval and requirements of
final grading plans will ensure that grading around the building pad will not result in
slope instability or erosion. No watercourses are located on the subject site.

3. Grading will minimize impacts to the natural landscape, scenic, biological and
aquatic resources, and minimize erosion impacts.

The proposed grading has been designed to contour to the natural topography to the
maximum extent possible, with the residence sited on the most suitable building pad

location. The majority of the proposed grading is for onsite improvements, such as the
driveway. The grading will not impose any impacts to the natural landscape, biological,
or aquatic resources. Furthermore, maximum cuts for the proposed grading will generally
not exceed 5 feet in height and are consistent with design guidelines for retaining walls
located in the -dl zoning district.

4. For grading associated with a new building or development siteo the subject
site shall be one that minimizes grading in comparison with other available
development sites, taking into consideration other development constraints and
regulations applicable to the project.

The majority of the proposed grading is related to the onsite driveway and improvements
to serve the new residence. The grading is designed to follow the natural contours to the
maximum extent possible. Other alternatives downslope of the proposed location are not
near the existing oak canopy and would require more grading for landscape screening.

5. Grading and associated improvements will conform with the natural terrain
and existing topography of the site as much as possible, and should not create a
significant visual scar.

The proposed grading is designed to conform with natural terrain and existing topography
and will not create any significant visual scar. The retaining walls within the rear of the
residence are tucked into the hillside which lowers the overall height of the building.
Access to the site is via the existing road (Scenic Vista Ct.).

6. Grading conforms with any applicable general plan or specific plan policies;

and

The proposed grading is in conformance with specific findings and policies identified in
the County General Plan. The proposed grading is designed to follow the natural terrain,
to minimize grading and to reduce visual impacts from hillside development in keeping
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with General Plan policies R-GD 20- 27, which require that grading be the minimum
necessary for the use, with no signifiant visual scar or impact the environment?.

7. Grading substantially conforms with the adopted "Guidelines for Grading and

Hillside Development" and other applicable guidelines adopted by the County.

The proposed grading is in conforïnance with the adopted "Guidelines for Grading and

Hiltside Development," íÍrparticular, the specific guidelines for siting, road design,

building form and design,. The proposed residence will be located in areas with more

gentler slopes, away from the ridgeline, which minimizes the need for grading for longer

driveways. The driveway is designed in keeping with Guidelines 5, 7, 8 and 9 that require

the proposed driveway design is curved to follow the existing contours, while meeting the

minimum emergency access standards. The retaining walls are also designed to be up to

5 feet in height and to follow the existing hillside contours to minimize visual impacts to

the valley floor.

The proposed grading is in conforTnance with specific findings and policies identified in
the County General Plan. The proposed grading is designed to follow the natural terrain,

to minimize grading, and to reduce visual impacts caused by hillside development and in

keeping with General Plan Policy R-GD 22- 36, as discussed above.

BACKGROUND

Subject parcel is one of the four lots that was approved through a cluster subdivision by the

Board of Supervisors in 1998 (County file 6496-97CS). Specific design guidelines were

incorporated in the conditions of approval (Attachment D - Cluster Subdivision conditions of
approval).

The current property owner submitted the Grading Approval and Design Review (Tier 2 project,

5,000 s.f. - 12,500 s.f.) applications in March 2018 to construct an approximately 9,400 square

foot house with covered patio, and attached garage, driveway, a swimming pool with outdoor

deck, septic system and associated road and onsite improvements'

The initial incomplete letter was issued in April 2018 and the letter outlined numerous issues

with calculating the floor area, and average slope calculations, providing tree removal plans, and

revised landscape plans, Habitat Conservation Plan surveys, drainage and septic system details,

fire access requirements, and grading design within the pavers/pool area.

Staff advised the owner and applicant of the requirement for a neighborhood public outreach

meeting. On April 23,2018, a meeting was held. Neighbors within 1,000 feet from the subject

parcel were noticed of the meeting as well as the Santa Teresa Foothills Neighborhood

Association (STFNA). One representative of STFNA attended the meeting in which the

association expressed support of the project. The applicant provided a Powerpoint presentation

regarding the proposed plans. The applicant and SFTNA indicated that a public outreach meeting

was conducted before the Design Review application was submitted and the project plans that

were submitted took into consideration all the neighborhood concerns.
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The applicant resubmitted in May 2018 and the application was subsequently deemed complete
on July 2,2018. The revised plans correctly calculate the residence floor area at I 1, 181 sq. ft.
with average slope of 21.5%.

A public notice was mailed to all property owners within a 1,000 foot radius on July 19,2018,
and was also published in the Post Records on July 19, 2018.

STAFF'REPORT REVIEW

Prepared by: Colleen Tsuchimoto, Senior Planner

Reviewed by:. LezaMikhail, Principal Planner/Zoning
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Countl' of Santa Clara
Department of Planning and Development
County Government Center, East Wing, 7th Floor
70 ùlest Hedding Street
San Jose, California 95110

Phone
Fax:

Àdministration
(4 0B ) 299-6't 40
(408) 299-615'7

Deweloprnent Services
(408) 299-5100
(408) 219-8531

Fire Marshal
(408) 299-5160
(408) 287-9308

Planning
(408) 299-5'7
(408) 2BB-9r98

Attachment A
Statement of Exemption from the

California Environmentat Quality Act (CEQA)

File Number APN(s) Date
11139-18DR-l8G 689-34-018 7n8/r8
Proiect Name Proiect Type
Lourv Residence residential
Owner Annlicant
David and Dana Loury Hanna & Brunetti

Proiect Location
20739 Scenic Vista Ct. San Jose

Proiect Description
Grading of approxim ately 2,073 cubic yards of cut and 8 I 6 cubic yards of fill for proposed new residence with
attached garage, detached swimming pool, water tanks, landscaping and access driveway.

All development permits processed by the County Planning Office which require discretionary approval must

be evaluated for compliance with the California Environmental Quality Act (CEQA) of 1970 (as amended).

Certain projects which meet criteria listed under CEQA may be deemed exempt from environmental review.

The project described above has been evaluated by County Planning Staff under the provisions of CEQA and

has been deemed to be exempt from any further environmental review per the provision(s) listed below.

CEQA (Guidelines) Exemption Section:
15303 Class 3(a), "New Construction or Conversion of Small Structures"

Comments:
Exemption approvable. Project includes minimal grading to construct a new residence with attached garage,

detached swimming pool, water tanks, landscaping, and access driveway.

Prepared by:
Colleen A. Tsuchimoto, Senior Planner

-t / \k/ I
Signature Date





Date:

Owner/Applicant:

Location:

File Number:

CEQA:

Project Description

ATTACHMENT B
PRELIMINARY DESIGN REVIEW AND GRADING APPROVAL

CONDITIONS OF APPROVAL

Iuly 25,2018

David and Dana Loury lHanna& Brunetti

20739 Scenic Vista Ct., San Jose, CA (APN: 768-34-019)

1r 139-18DR-18G

Categorically Exempt - Section 15303, Class 3(a)

Design Review and Grading for a 11,181 square foot single-family
residence with an attached garage. Associated site improvements
including a driveway, septic system, swimming pool, water tanks, and

landscaping. Associated grading consists of 2,073 cubic yards of cut and

816 cubic yards of fill (2,889 cubic yards total). NOTE: 1,140 cubic yards

of cut and 13 cubic yards of filI are associated with building pads for the

residence and garage. There are two oak trees proposed for removal.
Approval is based on plans submitted on May 3I,2018.

If you have any question regarding the following preliminary conditions of approval, call the
person whose name is listed below as the contact for that agency. She/he represents a specialty
and can details about the conditions of

STANDARD CONDITIONS OF APPROVAL
Buildine Inspection

1. For detailed information about the requirements for a Building Permit, obtain a Building
Permit Application Instruction handout from the Building Inspection Ofhce or visit the

website at www. sccbuilding. or g

Agencv Name Phone E-mail

colleen.tsuchimoto@pln. sccgov. org
Planning

Colleen
Tsuchimoto

(408) 2ee- s7e7

kim.rook@,pln. sccgov. orgPlannins (HCP) Kim Rook (408) 299-s790
Environmental
Health

Darrin Lee (408) 299 - s748 danin. lee@cep. sccgov. org

Fire Marshal Alex Goff (408) 299 - s763 alex.goff(@sccfd.org
Land
Development
Engineering

Darrell Wong (408) 299-s73s darrell.wong@pln. sccgov.org

(408) 29e-s700
Building
Inspection

lbranc atell i @v alley w ater. or g

Santa Clara
Valley V/ater
District
(scvwD)

Lisa Brancatelli
(408) 26s-2607
x2479



Preliminary Page 2

Design Review and Grading Approval
File #11139-18DR-18G

luly 25,2018

Planning
2. Development must take place in accordance with the approved plans, submitted on May

31,2018 and the conditions of approval. Any changes to the proposed project may result
in additional environmental review, pursuant to the Califomia Environmental Quality
Act, and additional Planning review

3. Existing zoning is HS-dl (Hillsides with a combined Design Review - Santa Clara
Valley Viewshed zone). Maintain the following minimum dwelling setbacks:

Front: 30 ft. Sides: 30 ft. Rear: 30 ft.

4. The maximum height of dwellings is 35 ft. and shall not exceed two (2) stories.

5. Any increase in grading quantities, or modification to the grading or design, is subject to
further review.

6. Two off-street parking spaces are required, one of which must be covered.

L Accessory structures are limited to two (2) plumbing fixtures, per Zoning Ordinance
Chapter 4.20.020(I) (1). 4 Special Permit is required for detached structures with more
than two plumbing fixtures.

8. Water tanks required to be at least 30 feet from the front yard setback for the HS zoning
district per Zoning Ordinance Section 4.20.020(O)(a). V/ater tanks 12 ft. or less in height
shall have a minimum setback of 3 feet from the side and rear property lines.

9. Maximum height of water tanks are not more than 35 feet, including tower mounted
tanks.

10. Swimming pool required to be at least 5 feet from front, side, and rear setbacks per
Zoning Ordinance Section 4.20.0200). Building envelope for swimming pool shall be
consistent with site plans submitted on May 3 1 , 20 1 8.

Habitat Plan
11. Based on the location of the project, the following Conditions of Approval are required,

as prescribed in the Santa Clara Valley Habitat Plan. Please note that not all conditions
listed in the Santa ClaraValley Habitat Plan document apply to your project. The

conditions listed below are specific and apply to your project:

Condition No. I - Avoid Direct Impacts on Legally Protected Plant and Wildlife
Species

Condition No. 2 - Incorporate Urban-Reserve System Interface Design
Requirements.

Condition No. 3 - Maintain Hydrologic Conditions and Protect Water Quality.

o
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Preliminary Page 3

Design Review and Grading Approval
File #11139-18DR-18G

July 25,2018

o Condition No. 7 - Rural Development Design and Construction Projects
o Condition No. 14 - Valley Oak and Blue Oak V/oodland Avoidance and

Minimization.

Land Development Engineering
Drainage

12. Property ownsr is responsible for the adequacy of any drainage facilities and for the

continued maintenance thereof in a manner that will preclude any hazard to life, health or
damage to adjoining property.

Utilities
13. All new on-site utilities, mains and services shall be placed underground and extended to

serve the proposed development. All extensions shall be included in the improvement
plans submitted to the Land Development Engineering Section for review. Off-site work
should be coordinated with any other undergrounding to serve other properties in the

immediate area.

Environmental Health
14. Based on the application rate of 0.4 gallons per day per square f'eet, sewage disposal

conditions have been determined to be 1,500 sq. ft. plus 1,500 sq. ft. feet: 3,000 sq. ft.
minimum drip dispersal fields for a 5 bedroom home. A 1,500 gallon septic tank, 1,500

gallon Advantex wastewater treatment tank, and 1,500 gallon pump tank will be required,

The septic design has been oversized to accommodate for a maximum design flow of 900

gallons per day.

15. All construction activities shall be in conformance with the Santa Clara County Noise

Ordinance Section 811-154 and prohibited between the hours of 7:00 p.m. and 7:00 a.m.

on weekdays and Saturdays, or at any time on Sundays for the duration of construction.

Fire Marshal's Office
16. Per CFMO-AI and PRC-4290, Scenic Vista Drive to be a minimum of 20 ft. in width,

made of an "All Weather" material capable of holding 75,000 pounds.

17. Fire hydrant to meet CFMO-W4 standards. See details at

https://www.sccgov.org/sites/dpd/DocsForms/Documents/CFMo V/4 WharlHyd.pdf



Preliminary
Design Review and Grading Approval
File #11139-18DR-18G

lu,ly 25,2078

Santa Clara Valley Water District
18. Any wells in use that will be impacted by project activities must be protected. As

required by District Ordinance 90-1, an application must be filed with the District for a
permit to construct or destroy any well or to drill any exploratory holes deeper than 45

feet. Contact the District's Wells and Water Measurement Unit at (408) 630-2660,for
more information.

CONDITIONS OF APPROVAL TO BE COMPI,ETE,D PRIOR TO F'INAL GRADING

Page 4

PERMIT ISSUANCE

Plannine
19. Prior to issuance of any permits, the applicant shall pay all reasonable costs associated

with the work by the Department of Planning and Development.

20. Prior to the issuance of a grading permit, submit copy of contract by qualified
archaeologist to perform monitoring during grading/construction activities in consistency
with archaeological report recommendations ("Cultural Resource Evaluation of the
Project at20739 Scenic Vista Court in the County of Santa CIaÍa," by Archaeological
Resource Management, dated April 19, 2018.)

21. Prior to the issuance of a grading permit, submit tree protection plan. Fencing shall be

installed around all trees not slated for removal that are adjacent to construction areas,

and shall be maintained during the duration of construction.

22. If possible, tree removal should be scheduled between October and December (inclusive)
to avoid the raptor nesting season. Should the October - December time window not be

feasible, pre-construction surveys for nesting raptors shall be required as follows:

a. Between January and April (inclusive), pre-construction surveys shall be

conducted by a qualified ornithologist to identify raptor nests that may be

disturbed during project implementation. The survey shall be conducted no more

than 14 days prior to the initiation of construction activities and trees removal.

Between May and August (inclusive), pre-construction surveys shall be conducted

by a qualified ornithologist within 30 days prior to the initiation of construction

activities and trees removal. If an active raptor nest is found in or close enough to

the construction area to be disturbed by these activities, the ornithologist shall, in
consultation with the California Department of Fish & Wildlife, designate a

construction free buffer zone (typically 250 feet) around the nest.

b. The applicant shall submit a report indicating the results of the surveys and any

designated buffer zones to the Planning Dept. prior to the issuance of the fÏnal
grading permit.
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Design Review and Grading Approval
File #11139-18DR-18G

\iy 25,2018

Habitat Conservation Plan (HCP)

Habitat Plan Applicationfor Private Projects
23. Prior to the issuance of grading permit, submit a completed Habitat Plan Application

for Private Projects ("Application") and the required submittal materials, as described in
the Application (See Exhibit A - Santa Clara Valley Habitat Plan Conditions of Approval
for details), with GIS compatible file (Shape or CAD file). The required site plan/land

cover mapping shall show the project development, including a delineation of the
permanent (50-foot) and temporary (10-foot) development buffer areas, accompanied by
written verification of accuracy of land cover by the qualified biologist. Plans do not
need to show buffer areas that cross property boundaries.

Permanent development ares is defined as all land that will have permanent

improvements (house, driveway, landscaping, off- site road improvements,

landscaping), plus a 5O-foot buffer surrounding these areas.

Temporary development area is defined as land that will be temporarily affected

during development (construction laydown areas, subsurface utilities, septic

system) that will be restored within one year of completing construction, plus a

1O-foot buffer surrounding these areas.

Habitat Plan Fees

24. New development that is covered by the Habitat Plan is required to pay fees to

compensate for the loss of endangered species habitat. Land cover fees are paid based on

the land cover, as verified by a qualified biologist, and development area associated with
the project. Fees shall be paid prior to issuance of grading permit. This project is

subject to the following Habitat Plan fees:

a) Land Cover Fee Zone A-Ranchlands and Natural Lands

b) Nitrogen Deposition Fee for new single-family residence.

Temporary development fees are based on the amount of time the land is disturbed

during construction, plus ons year after completing construction, and cannot exceed a

combined fotal of 2 years. All temporary development that exceeds 2 years from the

onset of construction will be subject to permanent impact fees.

25.The Land Cover Fee shall be paid based on the total area included within the Permanent

and Temporary development areas. All SCVHP fees must be paid prior to the issuance

building permits. Worksheets used to calculate Habitat Plan fees are provided in the

Habitat Plan Application for Private Projects and the Habitat Agency website at

http ://www. scv-habitatagencv. org.

26. Incorporate the attached Exhibit A - Santa Clara Valley Habitat Plan Conditions of
Approval in the grading plans.

a
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Design Review and Grading Approval
File f11139-18DR-18G

luly 25,2018

Land Development Engineering (LDE)

27.Prior to start of any construction activities, obtain a Grading Permit from Land

Development Engineering (LDE).

28. Prior to LDE clearance of the building permit, issuance of the grading permit is

required (building and drainage permits can be applied for concurrently). The process for
obtaining a Grading Permit and the forms that are required can be found at the following
web page: www.sccplanning.org > I 'Want to...> Apply for a Permit > Grading Permit.

Please contact LDE for additional information and timelines.

29.Final plans shall include a single sheet which contains the County standard notes and

certificates as shown on County Standard Cover Sheet. Plans shall be neatly and

accurately drawn, at an appropriate scale that will enable ready identification and

recognition of submitted information.

Monuments and Access

30. Existing and set permanent survey monuments shall be verified by inspectors prior to
final acceptance of the improvements by the County. Any permanent survey

monuments damaged or missing shall be reset by a licensed land surveyor or registered

civil engineer authorized to practice land surveying and they shall file appropriate records

pursuant to Business and Professions Code Section 8762 or 8771 of the Land Surveyors

Act with the County Surveyor.

Easements

31. All applicable easements affecting the parcel(s) with benefactors and recording
information shall be shown on the improvement plans.

32.The following offers to dedicate easements shall be submitted to LDE. All easement

dedications shall include legal descriptions, plats, and corresponding documents to be

reviewed and approved by the County Surveyor's Office.

a. Offer to dedicate the curvilinear rights-of-way to the public and the County for
public/private road purposes for the end of road tumaround at end of Scenic Vista
Court.

33. Demonstrate that the property owner has easement rights to perform work on the

neighboring property, APN 689-3 4-020. Otherwise provide anotarized letter of
authorization from the owner for said property allowing that work to be performed.



Preliminary PageT

Design Review and Grading Approval
File #11139-18DR-18G

July 25,2018

Improvement Plans
34. Final improvement plans shall be prepared by a licensed civil engineer for review and

approval by LDE and the scope of work shall be in substantial conformance with the

conditionally approved preliminary plans on file with the Planning Office. Include plan,

profile, typical sections, contour grading for all street, road, driveway, structures and

other improvements as appropriate for construction. The improvement plans shall include
an Erosion and Sediment Control Plan that outlines seasonally appropriate erosion and

sediment controls during the construction period. Include the County's Standard Best

Management Practice Plan Sheets BMP-I and BMP-2 with the Plan Set.

The final design shall be in conformance with all currently adopted standards and

ordinances. The following standards are available on-line:
o March 1981 Standards and Policies Manual, Volume 1 (Land Development)

www.sccplanning.org > Plans & Ordinances > Land Development Standards

and Policies
o 2007 Santa ClaraCounty Drainage Manual www.sccplanning.org > Plans &

Ordinances > Grading and Drainage Ordinance

35. Prior to grading permit issuance, provide a drainage analysis prepared by a licensed

civil engineer in accordance with criteria as designated in the 2007 County Drainage

Manual (see Section 6.3.3 and Appendix L for design requirements). The on-site

drainage will be controlled in such a manner as to not increase the downstream peak flow
for the 1O-year and 1O0-year storm event or cause ahazard or public nuisance. The mean

annual precipitation is available on the on-line property profile.

Storm Water Treatment - SF Bay watershed
36. Include one of the following site design measures in the project design: (a) direct

hardscape andlor roof runoff onto vegetated areas, (b) collect roof runoff in cisterns or
rain barrels for reuse, or (c) construct hardscape (driveway, walkways, patios, etc.) with
permeable surfaces. Though only one site design measure is required, it is encouraged to

incorporate as many site design measures as possible into the project. For additional
information, please refer to the C.3 Stormwater Handbook (June 2016) available at the

following website: www.scvu{ppp.org ) Resources > reports and work products > New
Development and Redevelopment >C.3 Stormwater Handbook (June 2016)

Soils and Geology
37. Submit one copy of the signed and stamped geotechnical report for the project.

38. Submit a plan review letter by the Project Geotechnical Engineer certifying that the
geotechnical recommendation in the above geotechnical report have been incorporated

into the improvement plans.
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Santa Clara Valley V/ater District
39. Prior to obtaining a grading permit, plans should note type of ditch proposed above

leach field and the ditch should include an energy dissipater directing water to flow down
the slope without causing erosion.

CONDITIONS OF APPROVAL TO BE TE,D PRIOR TO BUILDING PERMIT
ISSUANCE

Planning
40. Prior to issuance of any permits, the applicant shall pay all reasonable costs associated

with the work by the Department of Planning and Development.

41. Prior to the issuance of a building permit submit a landscape documentation package

for review and approval. The submittal shall include a landscaping plan, irrigation plan,

and water budget calculations stamped and signed by a licensed landscape architect. The
requirements of Division 833 of the County Ordinance Code (Sustainable Landscape
Ordinance) shall apply as the total landscape area appears to exceed 2,500 square feet.

The landscape ordinance and supporting information can be found on the following web
page:

htçs:äwww.sccgov.org/sites/dpd/PlansOrdinances/LandscapelPageslwelo-apply.aspx

42. Prior to issuance of a building permit, submit color samples for the house facade, trim
and roof indicating the Light Reflectivity Value is less than or equal to 45, pursuant to
Zoning Ordinance Section 3 . 20. 0408

43. Prior to issuance of a building permit, submit exterior lighting plan if applicable. All
tighting on the site shall be designed, controlled and maintained such that no light source

is visible from off the property.

44.Prior to issuance of a building permit, and pursuant to Zoning Ordinance Section
5 .20.125 record a Notice of Permit and Conditions with the County Office of Clerk-
Recorder to ensure that successor property owners are aware that certain conditions of
approval shall have enduring obligation. Evidence of such recordation shall be provided
prior to building permit issuance.

Habitat Conservation Plan (HCP)

45. Incorporate the attached Exhibit A - Santa ClaraValley Habitat Plan Conditions of
Approval in the building permit plans.

Environmental Health
46. Prior to issuance of a buitding permit, provide three wet-stamped septic plans signed

by Department of Environmental Health to 70 W Hedding, Permit Center, for signoff.
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47 .Prior to issuance of a building permit, provide a water connection letter from the local

water purveyor.

Fire Marshal's Offrce
48. Title page of building permit plans to state residential fire sprinklers will be a "Deferred

Submittal" during Building Permit submittal.

4g.Location of fire hydrants need to be shown on building permit plans. A wharf hydrant

must meet requirements of CFMO-V/4.

50. Will-serve letter to be submitted prior to building permit issuance from a water
purveyor if water is to be supplied from a source other than a well.

CONDITIONS OF APPROVAL TO BE COMPLETED PRIOR TO OCCUPANCY OR
ONE YEAR FROM THE DATE OF THE LAND DEVELOPMENT AGREEMENT.
WHICHEVER COMES FIRST.

Planning
51. Prior to fïnal inspection, archaeological monitoring report prepared by qualified

archaeologist shall be submitted in consistency with archaeological report
recommendations ("Cultural Resource Evaluation of the Project at20739 Scenic Vista
Court in the County of Santa Clara," by Archaeological Resource Management, dated

April 19,2018.)

52.Prior to final inspection, contact Colleen Tsuchimoto, at least a week in advance to
schedule a site visit to verify the approved exterior colors have been installed as

approved.

Land Develooment Engineering
53. Construct all the improvements. Construction staking is required and shall be the

responsibility of the developer.

54. Property owner is responsible for the adequacy of any drainage facilities and for the

continued maintenance thereof in a marìner that will preclude any hazard to life, health or

damage to adjoining property.

Fire Marshal's Office
55. V/ater protection tanks and wharf hydrant to be installed before combustible materials are

brought on-site.

56. Fire Department access to be installed before combustible materials are brought on site.
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Santo Clara Valley Høbitat Pldn Conditions ol Approvol

lncorporote the following into the groding and building plons, ond submit written documentotion to the

Plonning Office of how the project complies with the required conditions, below. These Conditions are

described in more detail within Chapter 6 of the Santa Clara Valley Habitat Plan.

Condition 7: Avoîd Direct tmpacts on Legdlly Protected Plon and Wildlite Species

D u ri n g P roje ct Con structi o n

1-. Large Trees (migratory birds or raptors) - lf construction will require the removal of large trees

during the bird nesting season, conduct pre-construction surveys by a qualified biologist to

determine if active nests are present within trees. Private applicants should follow procedures

currently used (including definition of nesting season and timing of pre-construction surveys) to

comply with Migratory Bird Treaty Act (MBTA) and California state regulation requirements in

addressing this condition.

Condition 2: lncorporate Urban-Reserve System lnterlace Design Requirements

D u ri n g P roje ct Con stru cti on

2. Fences adjacent to yards or home sites will be designed to minimize the risk of pets escaping

private yards and enter¡ng reserves (e.g., fences will be as tall as permitted by County codes,

with no spaces between slats).

3. Outdoor lighting will be of low intensity and will utilize full cutoff fixtures to reduce light
pollution of the surrounding natural areas.

4. For any landscaping, non-invasive plants will be required and use of native plants is highly

encouraged, consistent with County landscaping guidelines (County of Santa Clara 2009).

Condition 3: Mdíntøin Hydrologic ConditÍons dnd Protect Water Quølity

D u ri ng P roje ct Con stru cti o n

5. Minimize the potential impacts on covered species most likely to be affected by changes in

hydrology and water quality.

6. To the extent possible, restore the hydrograph to more closely resemble predevelopment

conditions.
7. All trash will be removed from the site daily to avoid attract¡ng potential predators to the site.

Personnel will clean the work site before leaving each day by removing all litter and construction

related materials.



11139-18G-18DR

20739 Scenic Vista Ct

APN:768-34-019

6/18/20L8

8. lnvasive plant species removed during maintenance will be handled and disposed of in such a

manner as to prevent further spread of the invasive species.

9. When possible, maintain a vegetated buffer strip between staging/excavation areas and

receiving waters.

10. Use existing roads for access and disturbed area for staging as site constraints allow. To the

extent feasible, vehicles and equipment will be parked on pavement, existing roads, and

previously disturbed areas.

11. Only clear/prepare land which will be actively under construction in the short term.

12. When possible, avoid wet-season construction.

13. Fiber rolls used for erosion control will be certified as free of noxious weed seed. Filter fences

and mesh will be of material that will not entrap reptiles and amphibians.

14. Topsoil removed during soil excavation will be preserved and used as topsoil during

revegetation when it is necessary to conserve the natural seed bank and aid in revegetation of
the site.

15. All trash will be removed from the site daily to avoid attracting potential predators to the site.

Personnel will clean the work site before leaving each day by removing all litter and

construction-related materia ls.

16. Seed mixtures applied for erosion eontrol will not eontain invasive nonnative species and will be

composed of native species or sterile nonnative species. lf sterile nonnative species are used for
temporary erosion control, native seed mixtures must be used in subsequent treatments to
provide long-term erosion control and slow colonization by invasive nonnatives.

17. When accessing upland areas adjacent to riparian areas or streams, access routes on slopes of
greater than20% should generally be avoided. Subsequent to access, any sloped area should be

examined for evidence of instability and either revegetated or filled as necessary to prevent

future landslide or erosion.

18. Minimize the potential impacts on covered species most likely to be affected by changes in

hydrology and water quality.

1-9. To prevent inadvertent entrapment of animals during excavation, all excavated, steep-walled

holes or trenches more than 2-feet deep will be covered at the close of each working day by

plywood or similar materials, or provided with one or more escape ramps constructed of earth

fill or wooden planks.

20. All construction pipes, culverts, or similar structures with a diameter of 4 inches or greater that
are stored at a construction site for one or more overnight periods will be thoroughly inspected

for wildlife by properly trained construction personnel before the pipe is subsequently buried,

capped, or otherwise used or moved in anyway.

Considering the animals expected to enter the site during the calendar period work will be

occurring, the project biologist should use his or her best judgment to remove entrapment

conditions, allow for escape (such as a ramp leading out of a trench) or develop a site specific

protocol (such as daily post-dawn surveys) to eliminate or minimize entrapment.

2
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21. lf no project biologist exists, the job foreman or property owner will designate an individual to

carry out these activities. Only individuals that hold permits or that have been approved by the

Habitat Agency as a qualified biologist may handle listed species.

22. All disturbed soils will be revegetated with native plants and/or grasses or sterile nonnative

species suitable for the altered soil conditions upon completion of construction. Local

watershed native plants will be used if available. lf sterile nonnative species are used for

temporary erosion control, native seed mixtures must be used in subsequent treatments to

provide long-term erosion control and slow colonization by invasive nonnatives. All disturbed

areas that have been compacted shall be de-compacted prior to planting or seeding. Cut-and-fill

slopes will be planted with local native or non-invasive plants suitable for the altered soil

conditions.

Condition 7: Rural Development

D u ri ng P roje ct Constr ucti on

23. At project sites that are adjacent to any drainage, natural or manmade, exposed soils must be

stabilized or otherwise contained on site to prevent excessive sediment from entering a

waterway.
24. Minimize to the maximum extent possible the amount of ground disturbance when constructing

roads.
25. Ground-disturbing activ¡ties associated with road construction should be timed to occur during

dry weather months to reduce the possibility of landslides or other sediment being transported

to local streams during wet weather.
26. lf construction extends into wet weather, the road bed will be surfaced with appropriate

surfacing materialto prevent erosion of the exposed roadbed.

27. lf construct¡on on steep slopes is required, construction will be timed for dry weather months to

reduce the potential for landslides.

28. All temporarily disturbed soils will be revegetated w¡th native plants and/or grasses or sterile

nonnative species suitable for the altered soil conditions upon completion of construction. Local

watershed native plants will be used if available. lf sterile nonnative species are used for
temporary erosion control, native seed mixtures must be used in subsequent treatments to
provide long-term erosion control and slow colonization by invasive nonnatives. All disturbed

areas that have been compacted shall be de-compacted prior to planting or seeding.

29. All temporarily disturbed areas, such as stag¡ng areas, will be returned to pre- project or

ecologically improved conditions within 1- year of completing construction or the impact will be

considered permanent.

30. No plants identified by the California lnvasive Plant Council as lnvasive will be planted on the

project site. Planting with watershed local native and/or drought-res¡stant plants is highly

encouraged. This reduces the need for watering as well as the need for fertilizers and pesticides.

31. Outdoor lighting will be of low intensity and will utilize full cutoff fixtures to reduce light

pollution of the surrounding natural areas.

3
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Condition 74: Valley Odk dnd Blue Odk Woodland Avoidance ond Minìmìzøtion
During Project Design

32. Projects on sites supporting substantial stands of valley oak woodland or blue oak woodland will
minimize their impacts on these communities and preserve these stands on site when to do so

would further the biological goals and objectives of the Habitat Plan. For example, projects
should preserve oak woodland communities that are adjacent to existing stands of protected
oak woodlands to avoid habitat fragmentation and degradation of wildlife linkages.

33. To the maximum extent feasible, projects will avoid irrigating in and around valley oak woodland
and willavoid altering hydrologyof the site, including location of septic leach fields, such that
valley oak woodland receives more water than under pre-project conditions.

34. Large and healthy trees will be maintained on site whenever feasible. Localjurisdictions may set
tree size thresholds for preservation that are consistent with local tree ordinances. Large valley
oak trees still healthy today are clearly visible on air photos from as far back as 1939 (San

Francisco Estuary lnstitute 2006), even though they are surrounded by agricultural fields or
urban development. Preserved trees can provide habitat value for many decades; they also
provide a significant community amenity.

35. lf trees are maintained on a site, buffer zones will be established between preserved valley oak

or blue oak trees and development at a distance equal to or greater than the root protect¡on

zone, which is defined as a buffer zone determined by calculating 1 foot for each ineh of trunk
diameter measured at 4.5 feet above ground surface (Matheny and Clark l-998).

D u r i n g P roje ct Co nstr ucti o n

36. Temporary project access points will be constructed as close as possible to the work area to
minimize necessity for tree removal.

37. Roads and pathways will be aligned outside of the tree's root protection zone (as defined above)

whenever possible.

38. Roads and pathways designed beneath or within 25 feet of the dripline of oak trees will be

graded using handheld equipment and will use permeable surfacing (e.g., grass pavers that
allow runoff to infiltrate the ground).

39. Alteration of natural grade through fill or other means within the root protection zone of oak

trees will be minimized.
40. Trenching for utility lines and other purposes will be minimized within root protection zones.

Utilities may be installed in these areas by boring below the root zone.

4l-. lf extensive pruning of blue oaks and valley oaks is necessary, pruning will be conducted during

the winter dormant period for these species and under the supervision of an arborist certified to
lnternational Society of Arboriculture or similar standards.

4
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SCOPE OF WORK

I. TNI DEVNæER IS RESPONSELE FOR TNt INSIALLÀ1ION OT ilE WORK

PROPOSED S NE EROSION CONÌROL PLAN. IHE TNGNÊER OI RECMD

S RESPONSIBLÊ FOR TE OESGN OF frE ERO9ON CONIROL PLANS AND

ANY üODIfCAIIilS OI IHE EROSIOÑ CONIROL PLANS TO PREVEN] ILICII
ÙSCHARGTS FROM TE Str DURING CONSIRUCIION

I, üTÀR AND 6TUÊ BIILONG PAO ÀND DRWWÂY.
2 BILDING ÞAD ÀND DRIVEWAY CRADINC.

I. CONSNUCT DRWWAY
4. INSfÂLL SEPIIC TANX

5. ]ÑSIÀLL LEÄCHF]ELO

5. CONSIRUCI REIANN6 SALL
7. NST¡LL WAtrR ilEER
8. Á CONSftUCION OSTRVAIOÑ LEITER FROü frE RESPONSIBLE

6OECNNCA! ENGÑTER ANO CERIIIEO ENGINÊERING GOOCISI
æTALNG CONSNUCION OBSTRVÀIONS AND CERIIFYING frAT IlT MR(
WÀS DONE IN ACCORDANCT WN NT RTCOMMENOAIIONS Iil IHE

GEOIECHNLCAL AND COLæICAL REPORIS SHÁtr BE SUBMIIIED PRIOR IO
GRADING COMPLEIION AND RELEASE G BOND.

SHEE-T INDEX

ñ

EXISTING TREE PROTECTION DETAILS

]. PRIOR IO IHE COMMENCÊM'NI O' ANY GRAOING, IREE PROIECTVE FÉNC]NG
SNALL B¿ IN PLAC' IN ACCORDAÑCE WIH INE IREE PÊ'SERVÂION PLÂN
AND INSPECÌÊO ÊY A CERIIF'D ÀRBORISI. IHE ARBffiISI StsÀLL MON]IOR
CONSMUCION ÀCIIVIY IO ENSURE THÀI ÊÊ IREE PROIECION MEASURES
ARE IüPLEMENIED AND AOtsERED IO DUR NC CONSTRICÌON. IHIS COND ION
SHALL BE ÑC@PORAITD NIO ]HE GRÀDINo PLÂNS,

2. FENCE SHALL AE MNIMUM 5 FEE] IALL CONSIRUCIED OF SIURDY MÀIÉR]ÂL
(CNAIN-LIÑK OR EOUVALENI SIRENCIN/ OURAÊILIIY)

3. FENCE SNÂLL BÊ SUPPÔRED BY VERICAL POS]S ORIWN 2 ÊE'I IM]N) ÑIO
È€ 6ROUÑD AND SPACED NO] MORE THAN IO FEEI ÀPARI.

4. REE FENCNG StsALL ÊE MÀNIÀÌN€O IFROUCHOUT IHT SIIE DURING IHE
CONSRICIÔN ÊËRIOD INSPECEO PER]ODICÂLLY 

'OR 
DAMÀ68 ÂÑD PROPER

ÉINCÎÔN REPÀIR'D AS NECESSARY IO ÞROVLO' A PNYSCAL BARRIER FRd
COÑSIRUCION ACIIVIES, AND REMAÑ N PLACE UNÌL IHE ÊNAL

5, A SloN lHAl NCLUDES lNÊ W0R0S, "WARNNCj frls FENCE SHALL NOI BE
R¡MOVED WIHOUT IHE EXPRESSTD PERMISSION f IHE SÀNIA CLÀRÀ
COUNIY PLANNINô O'FCE," SHÂLL AE SECURELY ÀIIACNÊO IO IHE FENCE
IN A VSUALLY PROMINENI LOCÂIION.
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DRæ rMrß. #ÊnE SfR$t NnlE CRÀD| EXCTEDS 5r DRoP ilrÊls SHAU 3t SÛ 

^lITR OR AS sltr il ftÊ PIAÑS
wttt curtrRE ¡Rt rNsrÁuED frt mtrLoÞtR $^tr Bt Rt90N3la Ê0R mÀorc ftE
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IMPROVEMENT PLANS

ENCI\IFÞ'S NÀVE: -U!!¡ } 
gqt:w

aDDqESS. 76r r 0ñ|RRY 91tr-. Orqd C^ 9S20

FOR THË
HOME GRADING AND DRANAGE

ONTHE UNDS OF LOURY

2073S SCENIC VISTA COURT- SAN JOSE

R€COROED IÑ æOK 754 OF MAre,

A.P.N.:689-34019

PRELIMINARY

BEST MANAGEMENT PRAC'fiCES

EROgON CONIROL PLAN

DEIAILS, NOfES,

ABBRE!]A'IìONS AND LEGEND

PRELIMINARY GRADING & DRAIÑAGE PLAN

EXIS'IING TOPOGRAPHY MAP
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NtUcfnn-errt D
I

FIIE NUMBER

N;{ME (ApPlicant):

MEETINGDATE:

FOT'R .tOT SI'BDÍVTSION

FINAL CONDÍIION OF APPROVAT

649647-5t-97C5

Paul and lGis A¡ure Gustavsón (lvfason-Sulic)

March 12,L998 (ASA Coruri:tee)
Modiñed by ttre PlaniringCournissio:r April? 1998

APPLICATION APPROVED SUBIECT 10 COI\¡DmONS STATED BELOW IN ACCORDANCE
WITII PÍ-AN5 AS SUBMITTED.

Items marked with an asterisk (') atust be completed prior to recording a parcel map,

Items marked with a d.ouble aste¡¡sk (") utuÉt be completed prior to tpleasqof a bond ior one year Êour
the'date of the la¡rd developmant agreemerit, wlrldrever occurs first).

Itesrs ha¡ked with a triple asteÍ¡sk (o.) uu¡st be courpteted prior to obtaíning a building Fgfmit

Itesrs srarked with a quadruple asterisk f*r) must be completed PrÍol to lÍS¡FÂnSâ

Els+ningOffice:

1. Ouster Pemit is for Single f""tity detactred dwelling un¡B to be located within the buílding
errvelopes as shown on the Approved Developurent P, laru

2. Atl ca¡rdiüc¡¡u of apprornl for the tenhtive aap arÊ hereby tncorpot¿ted by reference as part of
the conditons of åpprornl oÍthÍs Chuter Perú¡t

3.t+. All apprcved lob rre zoned ¡{Sd, Desig¡t R€vlst{ snåU Ue obhtud pdor lo coûtsür¡cüon of any
c¡¡¡Aire. At the drnc of DesigÍ Revlew, ¡t ls r€coinmended th¡t stsuctr¡r€s be tinritcd to a eingle
it"ry t" t rtro l¡Bit &ê vidof the home¡ &om thc valtey ioor betow by asdüing th¡t the-
rooftops do not ¡uCand ábove the height of the bees, whídr are g:hown on the rpproved
developmcntPlas

4.... At ü¡ç ticrc of co¡fptruc.tioç proæËve fendrq ailan Ue plaoeU amr¡¡dd atl tees 12 hçheg or
greater ¡n'diânetes in A" 

"låttity 
of each c,oruh¡A¡on slie to pr€vent cmstsuction e{tripanent

ã'out arcroadringinto ñt driPün1er of thcsc ucd¡.

S. âtt approved l,ots a¡e þ trave hdtvtduat Fãdþg feruÉb iltoutd the voh¡sres and/or
altsnËo¡u of arthmovhgreguil a Comf GndingPermÍt

6 .' Derælopmcnt dghts for the pordon of the land dT!¡¡rate¿ "OpP gpT" PT"f 
^* 

shown on the

approvla phn [approtnaety fSe.e ac¡et]6håü bo peryralcnüy dcdtsted to- the-County of
Säa Ct"¡å, or ifrïCoru,ty Olen Space Authority, per tl,e County's Tnevocable OfJe¡ to

Dedlcaæ Open Space Easèmer¡t and Decl¡r¿tÍon of Rcsbtcüorrsl A note hat rcads ?c¡¡na¡rent

Open Spacõ øttiOevetopment Righb Dedfcatef shall be placed on tlre final utap for siúd

Open SPace Pa¡cel

E¡ßEIBIT B

t
I

t
r

I

I

r--llTÍ I
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FOUR.LOT CLUSTER SUb- .VISION
' 6496-17-51-97CS (Scenic Vista Þrive)

7-' Final drafts of inskumenB for dedication of development rights shall be reviewed by the
Secretary of 

-the 
Architech¡rât and Site Approval conm¡tteeãnd Office of County Cor¡¡rsel A -

!?py of Ûre final, recorded docr¡¡rent shali be subm¡tted td the gecreraqy of ¿rcr,íecn¡raf ;j' '
Site.ApBrwal, for enby into the Planning Office Open Space databas*'*a puce*e¡rt into the
land use file.

8.' Drafts of ¡estrictive covenanb to be reviewed þ County Planning staff and the Of6ce of County
Cor¡nsel Resbictive covenants shall provide øí ttr" ¡raíntena"ce-of coûrmon op* rp".".

9 ó" No stn¡ch¡¡e¡ shatl be allowed on the Ôpen Space P-arccl r¡nle$ the site has been surveyed by a
qualiñed biologist and detemrined notio haie a significant impact upon habitat for úre Aay

.. Checkerspot Butterfly or other special status speciõ.

10" thc use of comsron oPen sPace ¡¡¡eas by motor vehicles and motor bikes for rec¡eation pu¡poses is
prohibitcd.

lf i¡.u$ulg on this.proiect shall be designed,_corrtsolted and mainained so that no light source
i5 visible fro¡n off the properry. No street lighting is being approved.

12.o*' Provide underground utilities to build.ing sites.

13. No sr¡tr¡re healthy tsees are to be renoved except for thatrequired forconstsr¡ction of roadwa¡
Existíng bees are to beprotecd druing the period of consuu¿ÉorL

74. ¡t/at¡¡¡e t¡ees on all tÌ¡c gltcs slu¡l bê retained to the extent pocsÍble. No live trees with a tru¡rk
ci¡n¡nftr¡nre of 37.7 hdre¡ or more (about 12 inchË in diaåeter), rneasnrrd {.5 feet above ths
qryna !|e !o be cut or nûrolæd without prior wrlthn rgproval Êón üre Co.rnty plaruríng
Office. Contact Pat Muqphy Er ({08} Zgg-Z4il for deraiö.

Gçolo¡g¡ï :.

15.ooo TERRASE¿{RCIfS rcPoj} b {$*te for purpocco of cvduating the feasibitity' of the proposed
s¡¡bdivlsiotl Far¡lb and land¡lidec wer mapped h ¡rea¡ away-fr,out Ac acceltaule briildirg
enrrclopee. Dêt¡llcd qçot€clni-gt invesËgations shsll bG pcrúsìd on each åf Ure parce¡,-
prior !o cøutnctinn of ngn'¡eddenacs.

¡ _s?',-, l-__' - -ì :'

{

I

: '--ã:*a..";'$ii --- .. ' ' .-4iæ'"..

16- Ihe applicant sh¡ll install a posltivc stom rr'aet {ir¡*"1rysçE¡ in accord¡nce with County
staridards" In o¡dcr to assur? that waær
thc slopee bdow the home¡lhr, prior lo ffnat approval of ttrc grrdùnß and d¡afoiace irla"¡ "letter sh¡ll be submitted Ê,on thc cøreultlng gãõtogiet t¡rat ¡nd¡caùeã rhs finâl añinäge plår's
do not pose a dsk to any of the sþcs on Ère property.

Land Dev,eloprrent Enlinee"ing:

llufoUopf'aic the Lan{Develog¡nurt Englneertrg co¡rditio¡u for A¡chibectu¡al and Sire Approvat
for the $r¡birct dr¡sær sr¿bôvísion ConÞcttÍlr Shr at ({0S) 2*-2971for deafls.

Mepsl

17.". Þrepare and submit a Tract Map.

þrii"!'f

Paç2
I r-l t--t'f



FOUR-LOT CLUSTER SUBu¡VISION
6+96-17-SI-97CS (Scenic Vista Drive)

18. ' L'ots 12,3,4 andjle open space lot mrut be suweyed by a regisrered civíl engineer or ticerued
land rurueyor-. 

^Monr¡s¡ents 
are to be seL reset, oi ver¡iied, iiexistinp in accõrdance wittr Cour,ry

sbndardE and Subdivision Map AcL .

; ",
Dninage:

79.' Submit t PE,Py a registered cÍvil cngineer that desro¡rstrat$ $e subjcct property has
adequate posidve storor dninuæ in accordançe.with aiteriâ as,derigiateå n tne'County
Drainage Ma¡rual.

20., Provide I Po¡lÉve gtorur waier dièposa-l qfJts¡r and eassrenb as reguÍred for sewers, charur-t{s
and swale¡. New fâiilities, wheî required" are b be desþed in coñforma¡rce with tire Co,-ry
Drainaqe Manual, the Cou¡ty Master Storrr Dralnaç PËn and the l9B2 Sür¡rda¡d D€taiÈ
Manual..

21. Provide for the nnintemrpted flow of water ín cwa¡er a¡rd natr¡ral cou¡ses on the property oräny
access road. No fill or crossíng of any swales or w¡ùer couË€t is irrplied Uy thæe coriaitibru
without appro-ved plans. .Propsty^owne¡ is reqponsíble for the adeþacy äf any drainaç
fadlities and for the corttinúed maiinþna¡rce thercof h a manner wfüctr-wiU píectude airy
hazerd ro [ife, healtli or danage to adJotrlng property.

Þcdic¡tio¡rs ¡¡rd Easements:

2?-. Ded¡ceÞ the following righC-of-way for¡oad puqroses:

A 60'(sr¡ri¡nun) ríght of way fortlre new culde+ai
NOt& A¡ldghts of wayto be cr¡rrrilinear

" 23. ' Hicats 15 foot nininr¡¡r easeursrE for süorrrdraínage pr¡rlroses, as æquired.

?;tL) P¡ovÍdccasengrts as çquired for wahr, seweu¡, and utilitiea

25. t Submit dgnsd ¡nd nota¡ized agreeurecit to $ant æCproc¡l ríghts of-ln¡pesi ur{ egress for
cnonrnon driwwa¡ Easeûrent to be nrfEciørtly rvldc ¡o acrom¡rodate rfouired Érplovcmcnc.

NOIE: lhc IPRMTE 60' R,/W TO¡ft NTBR" b mlf b bÊ used ss afr acc€st¡ for strgle frntty
rsdd€nti¡l r¡¡¿ lt i¡ not b be uaed fo,r,ury othapurpoaa If ñk€ i¡ 3rtf otlrs r¡sc ofttr¡¡ R¿W,

' . .,. .. '. th.tt 4øt¿Hon¡ srill rud ¡o t'r madiâed lh¡r"€b$È þts¡grcdnñcaiæpocqrtor !hl¡.,
¡pp¡ov¡l w¡Il þe volded.

Provide evidence of legal access to the site &oa the nearest publtcly-na&rtained road.

Dedicate a onefoot resenre along the ¡outh side of the eulde-sac fo¡ the first approxinately
350 feet

Iur¡rrovcuranE-Roed¡ not ùo bc County l\lr¡¡h¡nce

U. ) Sr¡bmit stre€t and drahaç tplans prepared by a reglstered cívil uqiineer for the
comnon drÍræway from the culde+rc butb !o tre point in tot 3 tñat ttre access cea¡es to be
com¡ron a¡rd Íor a single driveway b the couurrm bonndary of lot 3 a¡rd 4. All gndes to be less
than 15% and the approadr to mÊ€t County Sbndardr.

t

.,...*eú+.

26..

al.

!
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FOUR-LOT CLUSTER SUb-TVISION
6496-17-51-97CS (Scenic Vista Drive)

29. " Constn¡ct pr¡vate cotrunon driveway and single driveway tò lot { and all drainage
improvements in accordance with Envi¡oncrental Managerrenl Agency Standard Details

NOTE: Constn¡ction staking is reguired a¡rd shall be the responsibility of the developer,

30. ' Enter into land development improverrtent agreement and submit accompanyíng bonds, fees; and
related doct¡srenb.

31.' Obtain encroachment and/or constn¡ction perarit Êom the County of Sana Clara a¡rd othe¡
jurisdictions as required by the Counly Eng:rr"o for the constn¡ction of sËreet iarprovements
induding any required aPPurtenances. Developer uruit provide Cor.urly with Certificate of
Worker's Coinpensatiori fnsurance,

Utilities:

32.'r Allnew utilities, mains and services ùo rcsidmces a¡e to be placed underground and extènded to
serve the proposed devélopurenL Letters are required f¡om the utility companies stating that
all easeurmts and financial obligations have beeri sa¡isñed. (ConÞct the utility conpanies
imnediately as this nay requke 60-90 days.)

33. r If developer ProPoses to i¡utall a water systeur thal is not an existing public domestie water
s,rÊ&t oPerating r¡nder a valid peranit, then he shall sub&it an engineered water s/Etem report
and water systen irrproveurent plans prepared by a registered civil engineer as provided in
Section C12-198 of County Ordinance Code- $aid leport and plar¡s to be submitted fo¡ review
and appro.'"I to the Xeain Departnent, Fire Ma¡siral, tand Oevaopmmt Engineering crd
Bu¡¡ding Irupectioru

Soüs and Geolog¡

34. * Submit prelimirrary sóils report by a rcgisiered civii mgineer as reguired by the Santa Clar¡' CountyOrdinanceCoda

JO.

Othc¡Condidoru:

tr: r .Apply to the County Plrrming Offrce and obtain a Grading Fernlt condlüon¡I approval prior to
nbmttting plarr¡ for rovicï fg: tbe comnør ¡¡l ¡¡ryle driv.eï¡q¡egr Firal,$ap for processing.

Cøtply with the æquírerrene of the CorurËy Ordinance Code relating to fences ¡nd u¡¡l¿wil
obstn¡ctions of view.

Roads ?nd Airports:

The following are the DcparUrent of Roads arrd Airpors eonditio¡u for Archítectural a¡rd SiE
Approval for the subject ch¡ster subdivision- Contact Bob Van Etten at (408) 5Þ2465 for deÈaíls.

Dedic¡tio¡rs ¡nd Easernents:

37-+ Dedicate the followtng rights'of-way:

.2Gloot minimr¡sr retum rad.ius on each s¡¿e of the access location at Scenic Vista Drive.

J

f
ir .3 --s , '- -... . .-
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Irñptorcncrtts'Roid¡ to be Corutty Mainhíned: 
.

3E.' Obtain a¡r e¡rcoach¡itint perurit to cbn3tsr¡cta Rr¡¡al County Road hteæictiôn per Traruportation' 
Agency 1982 Standard DebÍl A/4 and piovide the County with'a Cerlificate of Worker!
CompersatÍon Insurance. Submit four ({) copies of the site plan ri'hén'applying for the perurit

39." Install the Rural County Roâd trnte¡section per Transportation Agency'1982 Standard Detail
A/4.

I

I

FOTJR.LOT CLUSTER SUb- . V'ISION
6496-{7-51-97C5 (Scertic Vlsta Drive)

Environmental Health S.enric¿s:

The following are the Department of Envi¡onsre¡rtat Health conditions for the subject site. Contact A¡t
IGupert, Senior Environmentaf Healttr Specialist, at (408) 299-2454 for details.

40. Sewaç disposal conditioru have been detersrined as iollóws.

Lot;1 - The lot was developed within the last three ycars io cur.rent Enviro¡nental Health
Standards. Ttre¡e ale no addlÉonal conditio¡rs.

41.r..

tt;¿..).

43..

Loùs ilz ' *4 - Each tot wlll reqrrire 700 plus 7T0 lineal feet of subsurfacê itni¡rli¡re , The two
d¡ainliûe syttems must be co¡ürected Uimugh a pooidve dileision valva A 1J00 gallon septic
tank wiü b€ !Êquir€d for eadr Enterr. Tttig sptern ts adequãte tÐ serve a for¡r bed¡oom home
with no more than 4"500 sErare feet of living area Obtain a pennii as per guidelines in Bulletin
A.

At the:tisre of building pernit application nrburit plot plans to scale (1" . 20i showÍng howe,
drlveway, acaessoqf stn¡ctures,'aftd æquiæd d¡¡¡ht¡nes to contour.' lvf¡i¡¡hltr all setbadcs as
outlineö in Bulletin,{.

, tt

Plot plans sttowing ¡equi¡Ed dra¡rùhes to contour mr¡st be 6eld ¡evie?vd and çpproved by the
O:.egUrent of Eni,irorrsrental HedÉr prior !o lssuance of a septic tank p€nn¡t -

U the stopc ftr thc draùrfield ¡xßce&'209¿É

b (1' I

conþurs, cr¡t üd ñll gmdes, detail of
and dqpdr and ¡pachg

b. P¡ovide a gcotccturical report pnparcd by a strÞ iqlster€d civil engineer, sate certified
enginecrÍng geologict or it¡te ngistercd enr¡l¡o¡t¡¡rental health specialist that r¡sc of a
sutisr¡rface sewaç dþøal ep¡ecr wlll nol pcrmits€wagç cflusrt to surface, will not degrade
waùer quality, creaÞ a nubüræ or rfftct coil stabttiry. ïrlr report is regui¡d where
drainfiãlds arc proposed to bc i¡uhlled on sloper crcccding 20?ô'

The waler rystcm for tot #l is approved. Iltc wdls for the water syst€ns for loB 23 a¡rd 4 mrut
be corstn¡cted and shöwn to provide an adeçarc voh¡sre of water prior to recording the nap.
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FOUR-LOT CLUSTER sub-. V]sTON

6'19 6.{7-Si-97c5 (Scenic Vista Drive)

44."'n Domestic wate¡ shall be supplied þy an apprpved. qater system ürstalled tq Environmental
Health standa¡ds. The water s!'sten application nust be epproved prior to obtaining a septic . .
s"Êten or building pcrnit A well log mrst be submi$ed which shows e 5(l foot sanitary seal,

urd pump tests, bacterial and drenical tgsthg mrst be completed, Conhct the DeparErmt of
Environsrer¡tal Health at 2:)9-6060 for detailed informatioru

Fi¡r-Àl¡nh¡l^

The following are the Fi¡e Ma¡shall conditioru for the subject site. Conh¡ct Tracy McDerurott at (408)' - -
299-2454 for details.

FIRE PROTECTION WAITA,

45. 
o lvfinisrr¡n ñ¡e flow for this facitity/sfucnrre shall be 1000 gpm at 20 Psi fôr a cwo (2) hour

du¡ation or condítions 4ß,4í/ au;r.d, {€, below.

M:, " Endn€ered plans shall be submitted to the Cur¡e¡rt Plmnlrrg OÍñce showing the exirtingl
proloced add/or drangps to watcrsupgly for 8re protecüon th¡t rvill meet 1994 California Fi¡e

êode $a¡rda¡ds. Water suppþ ahall have a urÍnimun ot5,000 gallon eorage ln addilion to
' domestic watersupply. I}¡¡ióU¿ be i¡rcreased depøraing upon lhe sÞe of home and attached

. garôgg Detalls fúb¡e prokcdon waær supply shalt be submitted with irmprovement plaru
ãnd/or building peruri¡àpplication Waùer c¡nùe¡n must beiruulkd prior to issuance of

. bu¡ldlngpermit/æordingofpucelmap.

q;/", trhe derreloper shall insall wharf hydnnt adiacmt to the driveway-behveen l0--{d 150 f¿ of
all cxuiorþortio¡rs of üre sbuctruã ùo mcet loel ü¡e dbtdct speci6ca-dona -.Atl .û* hydranb
dgtl be ¡nchücd and ¡çcepbd pdor b constn¡c[m of any otsuctu¡es. If applicable cor¡taÊt

stror¡ld be qr¡d€ wiñ the *ater-compa¡rf 8s soon al pq*¡lble to ell¡nh¡Þ Gtttineering detays.

Worl mr¡st be coørpleùed prior to lr¡¡a¡rce of btdtdhg Petttf¿
.:_

¡g.-æ Uriüaing(r¡ shsü req¡¡tue the lnst¡ll¡tion otapprovcð_autorgsq Erc e.prhldlrrtytt* A ryPe
C-fd coãiåCorg liqrrse it reqr¡tiËd for Lr¡htl¡tion of Êrc r¡nirrllers. A PÊ¡trtit ?¡nd prior
¡pptoval &our the Firl Ìvfa¡shâfa Offio lo:egutrcd- Contact ütc,wabet_Cørpaûty ¿t soon as

p.Ë"Ot" io avoid cngùrecr&rg dela¡en WorL b to be cocrplehd prior to fnal ocs¡Pancy.

. 4t " gÀtoqdm of"Ére êrieting ïnter rystq r4þctftt lo t¡te b regrdreå Co.¡i¿ct locú l¡¿tc¡
punnyo_rj lfüformUcørpanywtllnotþntrw¡brsurec{ionrnrbcritcorreæondenca&om
Úrem to th¡t etrGct

50j liæ proùcctíon ryEEÉ rhåIl b'e m¡ds public by earcuultt'

Aqg¡Es RoaDg AND nRryFW,À\ß

51. n Provide 15 ft miniau¡¡r vcrücal clearu¡ce ovcr all ¡oad¡ rnd drivcwa¡rs to buildlng site

it*,o"" Uee limbs, clectrlcd rriæs o¡ sh¡ctures). Work to be coarpletãd prtor to recording of

parcel mcP/istuåne of b'uildlng pernlt'
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FOUR.LOT CLUSTER SUb-IWSION
6,t96-17-Sl-97CS (Scenic Vista Drive)

5Z . Proridc ari irrproved access road for ñre pmÞction to,q wiäth o!'18 ft. ptus a 3 ft ryide ghoulder

on eadr side. hside tt¡rn radius should be a m¡n¡mun of € k Maxinnrm grade shall not erceed . ,

2W". Gadæ 15% or greater reguire engineered pla¡rs, ha¡d surface paving and sh¡ll not e.rceed
300 ft in lengtlu All road sr¡rfaces and bridges mr¡st susù¡in 40,000 pounds loading and shall
have an ¡ll weather sr¡rface. Work ùo bc conpleted prior to" issuance of building perurit

53. ' Provide a safe and adequate driveway not less than 12 ft wide with one 3 ft. shoulde¡ and
adequate pasSing h¡¡t¡ouB. Provide adeguate parking and tuma¡o¡¡nd dehil for 4 e¡rerg€nq/
vehides at the site Minimiuh size of tumaror¡¡rd ¡s 40 ft by aS ft. AIt road s'r¡faces and brídg*. --
urr¡¡t st¡stain 4O,W pounds loading and shall have a¡r all weathe¡ su¡face. G¡ades aru¡ tu¡n
radir¡s shall sreet access standards. Work to be completed prior to issuance of building pernit

54. Consbn¡ct accens road as required by local6reiurisd,ictioru

MrscELróNEQUS

5t. Property is located in the SAI.I IOSE FIRE DËPT Fi¡e Response Area. Contact them at 408-277-
4656 for local requirenens

Appfig¡{AL cal4fF',Nrs

16. "FrFi 
AEovE BEot IREMENTS ARE FoB EACH LCr.rN¡mE ¡f LCrr SUBDrvIsIoN.

9aBta CleF V¡llcv Watcr Dietrfch

57. The site is not subject to f,ooding from a Santa Cla¡a Valley Water Disuict Facility; a Distict :t,;i.'-

6t

r^

S+V.,f"Îthin ñ¡s pm¡n¡ty, nancd {ryessa GeeL '::t '

, . -,.r.*-r:!.. ,... s.., . . ..

58.' lvfake a Eeparate appl¡ca¡¡* in writhg o lhc Santr Clara Valle¡¡ Water Dists¡ct for a pernít r. i",.ìj''.
.binrtattan}rcr¡twrt bridgcor.othrrtypcofgauEucüonir,over,ornca¡|¡tseü¡t,drannelor..i;j+t:
Disuict watei utitit" rs rci¡rired by Dbtrict O¡dtr¡¡rcc S$1 To prwirirt rlltaÉori rif lhc '" ' " - - ii-r1'1

Dirtrictl dowirstreãm f"cúty, all grading opcratio¡rg a¡e to be dõsely nrpcn'i{ea; all ctrt ¡nd. .. : i.i,
Ell alorpes a¡ê to b€ plantcdwith- trlctetrtio¡t , L'i .-' )-..::"i i-,..,-,....r...r...,..y- : " ' ".,''Í. ï:;.i;'' ' ' ..:." ", 

';' ;ì;r'
S9.. -' 'l'Ài ú,ri."d Uy Water Oier'ict O"ddiú 9ÞL ñlc ur apiitc"ton wittr ttraO¡strlct for ¡ r:ü,T '

' 'plsnia O cørsËr¡cfor'd€rtsof âny wcll or $o drill my c*;plontoiy holeo deepcr *rñ .f'5 ftct . ,':r.r:&ñj;':

Buildinglmp"cÉor.Tothcr 
':! " r' '"' 

'.:

60.r'. A separate building perurit is requircd fof eac}r sepanþ dehdred stn¡cturt induding the

m¡¡¡¡en¡¡rcc bgilding accessory stnrcture(s), r:eDaining walt(s), swinning pool" fenccs over six
feet ÞlL or simllar stn¡ctr¡res. When aPPtnng for a buildlng pemrit, rr¡ke sr¡¡e that a¡r

applicaËon lor eadr sUr¡str¡¡e is subnitæd-

At ¡!¡e timc of site developmenb earürnoving activities into native soíls shall be moniùond by
a quoliñcd archaeologist-In Ure Gv.nt thâthurr¡âtt elceletal tlñâiru a¡e ç¡rcounte¡ed. ürc
apil¡ca¡rt i¡ requ¡rd by Cor.urty ffiinance No 8&18 to imnediatety notify the County
Cïioncr. Up* detcrcrination by the Co.urty Coroner that the renui¡rs an Native ¡{srerican,
thc coronerlhall contact the Califomia Native ¿{lredFn Heritaç Com¡rri¡sio¡l pi¡r$¡ant to

iubdivi¡ion (e) of section 7D505 of tl¡e Health a¡rd Safety Code and the Coturþr Coordin¡tor of
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FOUR.LOT CLUSTER SUb-^ TISION

6496.17-51-97C5 (Scenie Vist¡ D¡ve)

Indian alfain. NO FLTRTHER DTfURBAI{CE OF THE SITE N4AY BE À4ADE Ð(CEPT AS' 
AI¡IHOR¡ZED BY THE COT NTY CORONER If artifacb are found on the sitc d'qurlried

. a¡draeelogist shall bc conùacted along with úre County Planning Office. NO FLTRTIIER
DISTURBA¡\¡CE OF üTE SITE [4AY 8E ¡á{PE Þ(CE!T 45 AUTHORIZED BY T}IE COUNTY
CORONER

These conditioru approved April23, l99g,by the Board of Supirvisors arc valid for a period of thirty
(30) nonths.

Authorized

STATETVÍETYTOF ACCEPIôNCÊ

We, Paul and Kris ¿d¡r¡re Gusùavso¡r, ¡urderstand and accept the attached final conditions of approval

Þate

SÍgnahrre of ProPertY Owner

NO[E: Please ¡ehua one cûprr of these condltions, as per instnleüoru of the er¡closed cover letter, to;

Corrnty of Santa Cla¡a
Planning Ofñce

Cotn¡yGovemm¡ntCelrÞr
70 Wcstllcdddtng,sgq

'*.::,:" - .i '; ." ;": ' Sanlos€"C49ú10 
"' 

-' '. t.-'"' i.

,.r,*,;i,.- . r"'ii'.r-,i ''".''',,i"$,'*' - 'l:.';'.";. -r'i"i¡:
lrtllrør ygu arc rùdy p pmcced wlü¡ tr¡r pnoicct, plcase call land Ehlrqlop'¡ngrt Engltêc¡ùtg¡ntf '

Snrvr¡ng at 1Æl i9Þign, ¡lryar¿¡rg hrE ¡11ùir¡s for cq¡¡pt¡åncÊ wtth trc crñøton¡ gf apSovit
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