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C/?J&; 29| LXECUTIVE
- /sPANOS PARK W|:51— / SUMMARY

S.1 STATEMENT OF PURPOSE

The City of Stockton has enacted a Planned Development (PD) regulations applicable
to residential commercial and industrial zoning districts of the City. Stockton Municipal
Code sections 16-545.010 through 16-545.100.

According to the Municipal Code, the purpose of a planned development is to
“promote and encourage maximum flexibility in the residential...zoning districts of

the City related to site planning, property development, cluster development and the
provisions of open space.” Further the Planned Development should encourage design
and development innovation and creativity, ensure consistency with the General Plan

and protect the public heath and safety.

Therefore this Planned Development constitutes the primary land use and regulatory
document establishing policies, standards and objectives for developing the Crystal

Bay project. It includes planning within this comprehensive regulatory framework. The
Planned Development intend to comply with the City’s General Plan, summarize the
issues and development conditions and establish policies and standards that implement
the plan. The Planned Development grants to decision-makers the ability to amend this

Plan in the future to meet unanticipated changes to market demand.

The intent and purpose of the PD is to describe all proposed land uses within “Crystal
Bay at Spanos Park West,” (“the Project”), provide development options within the
neighborhoods, and to establish a flexible and efficient planning review process. The
PD accommodates a range of densities with each being compatible and consistent with

the objectives, policies, general land uses, and programs of the City’s General Plan.

The PD is the primary land use and regulatory document establishing the standards
and strategies for the development of Crystal Bay. The PD includes planning within
the framework of a comprehensive regulatory plan. The goals and objectives included
in this Plan are intended to comply with those of the City’s General Plan, summarize
the issues and development conditions, and establish the policies and standards

that both control and govern the build out of Crystal Bay. This Plan would grant the
decision-makers of future projects/site development the ability to amend the proposed

development and to meet unanticipated changes in market demand.
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The PD also includes an implementation program that describes regulatory and

amendment procedures.

All proposed City owned
utilities depicted in this

PD are schematic and will

be analyzed in detail in
conjunction with preparation
of utility master plans. City of
Stockton utility infrastructure
requirements for water,

sanitary sewerage, storm

drainage, and non-potable

Figure S.1 — Aerial Photo

water system shall not

be superseded by the PD. Such infrastructure shall be designed and constructed in
accordance with the City’s Standard Plans and Specifications and Municipal Utilities
Department requirements. Improvement plans will not be submitted for review until all
water, sanitary sewerage, storm drainage, and non-potable water system master plans

have been approved by the Municipal Utilities Department.

§.2 PROJECT SUMMARY
$.2.1 LOCATION

Crystal Bay is a planned residential community of 173+ acres and approximately
1,343 residential units, designed with a wide variety of park and open space amenities
located in the northwest portion of the City of Stockton. The project site is bound by
Eight Mile Road to the north, Bishop Cut and Rio Blanco Rd. to the west, and the
southern and eastern boundaries abutting Westlake at Spanos Park West. The natural
boundaries of existing development, the Delta to the West, and Eight Mile Road to the

north, make development of the project a logical extension for growth.

The site is flat topographically, typical of the central San Joaquin Valley floor. Elevation
of the property ranges from approximately four feet below mean sea level in the

northeast corner to nine feet below mean sea level in the southwest corner.

$.2.2 PROJECT INFORMATION

Crystal Bay is planned as an extension of the existing high quality development abutting

Stockton, California Crystal Bay at Spanos Park West Planned Development Page S-2
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Marina Park Elementary School

extensions to
Eight Mile Road,

Scott Creek Drive, and pedestrian and bike pathways will complete and provide for

Figure S.2 — Regional Context

additional access to the area’s already strong network of recreational and natural
amenities. These amenities include parks, open spaces, the nearby golf course, and the
Delta. (See Figure S.2) Adjacent development has also been planned to accommodate
Crystal Bay and includes two elementary schools, a fire station, sizing of future utility
stub lines, a logical system of interior and major circulation streets, and improvements
to the interchange at Eight Mile Road. Crystal Bay will also increase the resident base
of consumers to the nearby retail shopping complex at Park West Place, the adjacent

Paradise Point Marina, and the Reserve Golf Course.

The development plan consists of four neighborhoods that are generally defined by
maijor circulation roads, and a project-created lake and park amenity. The community
is anticipated to include four residential product types: traditional detached single-
family, compact single-family residential, small lot courtyard detached residential,

and attached high density multi-family residential units. The traditional single-

family residential units will be developed on approximately 19.4 acres at a density

of 7.5 dwelling units per acre. Compact single-family units will be developed on
approximately 39.8 acres at a density of 12.9 dwelling units per acre. The small lot
courtyard single-family residential units will be developed on approximately 20.5 acres
at a density of 15.2 dwelling units per acre, and the high density residential units will

be developed on approximately 18.4 acres at a density of 21.3 dwelling units per acre.
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A total of 13 acres of park land will be dedicated as part of the proposed Project.

The traditional single-family residential will be clustered around an eight-acre
neighborhood park and a 7.2-acre lake. The park may include a tot lot and open
areas for play fields. The lake will not only be a visual amenity for the project, but

will also provide for storm water treatment and a portion of the necessary retention.

In addition, the lake will serve as a source of irrigation water for the park and other
landscape areas. The courtyard single-family is developed around two mini parks with
a total of 3.1 acres. The mini parks may include such amenities as tot lots and open
play areas. High density residential will be developed around two mini parks that may

include such amenities as tot lots, barbecue facilities, open play areas. A third private

Figure S.3 — Development Site Plan

recreation amenity may include a private pool and spa complex. (See Figure S.3) Two
of the parks have been designed adjacent to the greenbelt amenity with a system of
trails to provide access to the Delta by the proposed project. The 8.5-acre greenbelt
will be landscaped and include a bike and pedestrian trail, along with a par course
consisting of exercise stations linked to the trail. The bike and pedestrian trail will

terminate at the northern portion of the Paradise Point Marina parcel. At this time, the
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marina is not planned to be redeveloped. If and when the marina is redeveloped, it
may be feasible to connect the proposed bike and pedestrian trail with this project to
a similar levee trail ot Westlake at Spanos Park West to complete the trail system within
the City. At this time, the existing marina will continue as a Delta recreational hub for

boat rentals, private boat slips, and boat launching.

$.2.3 RANGE OF ISSUES

In preparation of the PD, a number of issues related to the development of the project

were identified by City staff. These include the following:

*  Hydrology and storm water treatment

e Connectivity to the Delta recreation amenity

*  Aesthetic view shed from the Delta

* Increased demand for public services (parks, fire, police, schools and libraries)

* Increased demand for City services (water, sewage, gas and electricity)

During the design of the project, numerous design solutions and mitigation measures
were explored with City staff to address the issues identified above. The following is a

brief summary of the solutions incorporated into the PD.

Hydrology and Water Quality — The proposed project will implement a storm water
system comprised of a lake, treatment system, and conveyance facilities. The project
will be subject to the Storm Water Quality Control Criteria Plan (SWQCCP) and the
owners, developers and/or successors-in-interest (ODS) shall pay all associated fees,
as required by the City’s Storm Water Pollution Prevention Program (SWPPP) as set forth
in its NPDES Storm Water Permit.

Connectivity to the Delta — The project design has incorporated a number of
parks, greenbelts, trail linkages, and public streets to provide for both pedestrian and

vehicular access to the Delta recreational amenity and the Paradise Point Marina.

Aesthetics = Adherence of architectural and landscape requirements outlined in the
MDP and implementation of landscape buffers, landscaping and lighting requirements,

and non-glare building materials where feasible.

Public Services — The owner, developer, home owners’ association, or successor-in-
interest shall create or pay applicable development impact fees and assessments for
park development and maintenance, police, fire, school, and library improvements

and services.
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City Services — The owners, developers, and/or successors-in-interest shall, prior to
issuance of building permits, pay the applicable sewer connection fees required for
improvements to the Stockton Regional Wastewater Control facilities and obtain all

required permits for appropriate state, federal, and local agencies.
$.3.3 SUMMARY OF PREPARATION PROCESS

The Crystal Bay PD has been prepared under the guidance of the City of Stockton staff.
Working closely with staff, the project design was developed and refined under their
supervision. A Notice of Preparation and accompanying EIR have been submitted to

staff for review and public comments.
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— - INTRODUCTION
1.0 INTRODUCTION

1.1 PURPOSE OF THE PLANNED DEVELOPMENT

The purpose of this Division is to provide standards for applicants that desire to develop
under the provisions of Planned Development Permits (Division 16-545). The standards
in this Division are intended to promote quality design and innovative site planning
consistent with the goals and policies of the General Plan. The planned development
standards promote high quality development that incorporates amenities beyond those
expected under conventional development, to achieve greater flexibility in design,

to encourage well-planned projects through creative and imaginative planning, and

to provide for the appropriate use of land that is sufficiently unique in its physical
characteristics or other circumstances to warrant special consideration of development

standards.
1.2 PRO]ECT DESCRIPTION AND OVERVIEW

The Project proposes a General Plan Amendment, Prezoning, Planned Development
Application, Vesting Tentative Map, and annexation of three parcels comprising the
173+ acre Project site. The development plan consists of four neighborhoods that
are generally defined by major circulation roads, and a Project-created lake. The
community is anticipated to include approximately 1,343 units, consisting of four
residential product types; traditional detached single-family, compact single-family
residential, small lot courtyard detached residential, and attached high density multi-
family residential units. The traditional single-family residential units will be developed
on approximately 19.4 acres at a density of 7.5 dwelling units per acre. Compact
single-family units will be developed on approximately 39.8 acres at a density of 12.9
dwelling units per acre. The small lot courtyard single-family residential units will be
developed on approximately 18.3 acres at a density of 15.2 dwelling units per acre,
and the high density residential units will be developed on approximately 18.4 acres at

a density of 21.3 dwelling units per acre.

A total of 8.5 acres of park land will be dedicated as part of this proposed Project. See
Figure 1.2. The traditional single-family residential will be clustered around a 8-acre

neighborhood park and a 7.2-acre lake. The park may include a tot lot and open
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areas for play fields. The lake will provide for storm water treatment and a portion of
the necessary retention. The lake will also serve as a source of irrigation water for the
park and other landscape areas. The courtyard single-family is developed on a grid
street pattern around two mini parks with a total of 3.1 acres. The mini parks may
include such amenities as tot lots, and open play areas. The development of the high-
density parcel will require the dedication of the required park land for the number of

residents generated by the high density units.

In addition to the park dedication, the proposed Project also includes 8.5 acres of
greenbelt along the levee adjacent to Bishop Cut. The greenbelt will be landscaped
and include a bike and pedestrian trail, along with a par course consisting of
exercise stations, along the western property boundary. The bike and pedestrian trail
will terminate at the Paradise Point Marina parcel. If the marina is more intensely
developed or redeveloped, it may be feasible to connect the proposed bike and
pedestrian trail with this Project to the levee trail at Westlake at Spanos Park West.
At this time, the existing marina is not proposed for additional development, but will

continue as a Delta recreational hub for boat rentals and private slips.

1.3.1 GENERAL SITE LOCATION
Legend
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Figure 1.1 — Development Plan

The PD contains approximately 173+ acres, located within San Joaquin County near
the northwest portion of the City of Stockton, California, see Figure 1.3. The Project site
is bounded to the north by Eight Mile Road, to the South by Westlake at Spanos Park
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Figure 1.2 — Park Plan

West, to the west by Bishop Cut and Rio Blanco Road, and to the east by Westlake at
Spanos Park West. (See Figure 1.4)

Crystal Bay at Spanos Park West is
adjacent to the Westlake development,
south of Eight Mile Road and east of

Rio Blanco Road.

The site includes three parcels,
Assessors Parcel Numbers 055-310-
04, 05 and 06, consisting of 173.76

acres in area.

1.3.2 VISION AND GOALS/
PLANNING PRINCIPALS AND
INFLUENCES

Crystal Bay is a residential

development consisting of single-

family and multi-family high density

residential housing product types, Figure 1.3 — Regional Location
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offering a range of residential choices to attract individuals and families from a broad
economic spectrum. The proposed Project includes single-family residential units, high
density residential units, public parks, a lake, and open space areas designed to meet
the needs of future Stockton residents and provide connectivity with the Delta. As a
master-planned development, Crystal Bay would build upon the quality of development
created within Westlake at Spanos Park West and Spanos Park West and provide an
inter-connected circulation and pedestrian system that will provide for an integrated
and orderly expansion of the commercial and residential communities south of Eight
Mile Road.

This section sets forth the planning goals, objectives, and policies for Crystal Bay. This
PD document is intended to be a refinement of the policies, general land uses, and
programs of the Stockton General Plan. Thus, this PD incorporates the policies, general

land uses, and programs of the Stockton General Plan by reference.
The goals and objectives of the Project PD are as follows:

Primary Goal: (1) to create a well-designed residential community that is integrated
with adjoining residential to provide connectivity with the Delta; (2) to facilitate the
design and development of a community with neighborhoods diverse in population
and activity; and (3) to provide amenities such as parks, trails and lakes to enhance

project livability.

Figure 1.4 — Aerial Photo
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Residential Goals: (1) to build high quality residential units combining the best of
modern development practices with architectural styles and detailing consistent with
traditional neighborhoods; (2) to create a safe, secure environment with walkable
neighborhoods that meet the needs of a diverse market sector; and (3) to design
streets and a circulation system resulting
in neighborhoods that balance the scale

between pedestrians and vehicles and

connectivity with the Delta.

Open Space Goals: (1) to promote open

space within neighborhoods to provide

a convenient and safe destination for

children to play and families to gather;

(2) to develop a lake that provides a focal
point and recreation opportunities that
would also be utilized for enhancing the
environment by improving water quality and
reducing water demand; and (3) to provide a

system of pathways/sidewalks that would be

recreation opportunities, and connectivity to
the Delta, as an amenity to be enjoyed by the

community.

1.4 VILLAGE CONCEPTS

The Crystal Bay project was not identified Conceptual Residential
as a village within the Stockton Tomorrow Alternatives for the Stockton General Plan.
However, the project design does incorporate many of the village concepts put forth

with those being the following:

*  Each village should be connected to the City’s overall circulation systems.
Transit armatures, open space corridors, waterways, civic streets, and other
organizational features would link villages to each other.

* A mix of housing and uses would be found in every village. Denser housing
would be located along transit routes and adjacent to commercial areas. Uses

would be mixed and organized around public streets and spaces. Uses, such
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as churches and schools, would
be located in residential areas
providing an opportunity for joint
use of park spaces and provide
neighborhood social and physical
focal points.

*  An underlying organization feature

of the villages would be their scale

and patterns that are conducive i
to walking and using transit. Block Conceptual Lake View
patterns, walking routes and edges, social orientation of buildings, and
streetscapes provide for pedestrian comfort and interest.

e Stockton has a variety of parks and waterways that transverse the City. Future
parkways and civic corridors would
add other citywide organizational
features that will connect villages
and their neighborhoods together.
Each village would contribute to

making connections.

1.5 PLANNING PROCESS

Crystal Bay is presently located within
the unincorporated area of San Joaquin Open Space Concept

County and within the City of Stockton

Sphere of Influence as established by the San Joaquin County Local Agency Formation

Commission (“LAFCo”). Applications have been made to the City of Stockton for the

following:
1. General plan amendment
2. Prezoning
3. Planned Development Application
4.  Precise Road Plan Amendment for Eight Mile Road
5. Vesting Tentative Map
6. Annexation

Upon approval by the City Council of the City of Stockton of items 1, 2, 3, 4, 5 and 6
set forth in the preceding paragraph, the PD will be consistent with the policies, general

land uses, and programs of the City of Stockton General Plan. The Land Use Element
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of the General Plan will be amended to reflect the land use designation for Crystal Bay
at Spanos Park West. This PD specifies a range of land uses and development densities
that will be implemented within the Project. The Proposed General Plan illustrates the
amendment to the City of Stockton General Plan Land Use Map. The following are

the amendments necessary to implement the project; approximately 97-acres will be
amended to Medium Density Residential; approximately 20-acres will be amended to
High Density Residential; approximately 16-acres will be amended to Open Space; and
approximately 9.98-acres will be amended to Public Facilities. Figure 1.5 illustrates the

approximate boundaries of the areas to be amended.
1.6 PROPOSED PREZONING

The project is currently within the County and is zoned Commercial Recreation. The
PD proposes Prezoning the project to be consistent with the densities of the General
Plan Amendment and housing product types planned by this project. The Proposed
Prezoning Plan illustrates the amendment to the City of Stockton Zoning Map. The
following prezonings will be necessary to implement the project; approximately 97-
acres will be amended to RM-Residential Medium; approximately 20-acres will be

amended to RH-Residential High; approximately 16-acres will be amended to OS-

Low Density Residential to

High Density Residential .
-~ FEightMileRoad _._

Low Density Residential
to Medium Density Residential

Legend

Open
Space Low Density Residential
0 - 8.7 D/U’s per net acre
Neighborhoods D and E
Lot Size: 50’ x 100"
" Medium Density Residential
8.8 -17.4 D/U’s per net acre
Neighborhoods B and C
Lot Size: 50" x 75"
Neighborhoods A and F
Lot Size: 45" x 65"
Neighborhoods G and H
Courtyard Lots
N High Density Residential
17.5 - 29 D/U’s per net acre
Neighborhood |
Apartments.

I Public Facilities

Neighborhood Park Public
Mini - Park Private

[ Open Space
Greenbelt Private
@ Lake Private

Rio Blanco Road

Low Density Residential
to Park and Recreation

Low Density Residential
to Open Space

Low Density Residential to
Open Space

Figure 1.5 — Proposed General Plan Designation
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Open Space; and approximately 9.98-acres will be amended to PF-Public Facilities.

Figure 1.6 illustrates the approximate boundaries for the proposed project.

Prezone
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Prezone
to RM

,,,,,,,,,,, Eight Mile Road

Legend
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Lot Size: 50" x 75
Neighborhoods A and F
: 45" x 65"
Neighborhoods G and H
Courtyard Lots
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17.5 - 29 D/U’s per net acre
Neighborhood |
Apartments

I FPF - Public Facilities

PF
Neighborhood Park Public

(Public Facilities)
e Mini - Park Private
[0S - Open Space
Greenbelt Private
Lake Private

Rio Blanco Road

Prezone
to PF

Prezone
to OS

Prezone
to OS

Figure 1.6 — Proposed Prezoning Designation

1.61 STATEMENT OF GENERAL PLAN CONSISTENCY

The PD complies with the following General Obijectives, Goals, and Policies of the

existing General Plan;

General Objectives: Stockion’s General Plan is a document designed to achieve the
following general objectives (Refer to page |-13 of the City of Stockton General Plan

Policy document):

Objective 1: Develop a balanced and complete community in terms of land use

distribution and densities, housing types, and economic development opportunities.

Objective 2: Promote the development of a sufficient quantity and variety of well-

designed, safe, and sanitary housing units to meet the needs of all residents.

Objective 3: Establish a balanced transportation and circulation system, which

provides for the efficient movement of people and goods while minimizing the impacts
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on adjacent land uses.

Objective 4: Promote development that, by its location and design, reduces the need

for nonrenewable energy resources and the associated release of air pollutants.
1.6.2 FUTURE PROJECTS AND CONSISTENCY WITH THE PD

This Planned Development Application, and the companion Environmental Impact
Report (EIR) establish the criteria for evaluating and processing specific proposals for
development within Crystal Bay at Spanos Park West. The primary intent and purpose
of this PD are to create the framework for future development and provide effective
design solutions where the residential uses interface with the proposed recreational and
existing commercial uses adjacent to Crystal Bay, while remaining consistent with the

policies, general land uses, and programs of the City’s General Plan.

Any future development application within Crystal Bay must demonstrate that the
proposed development is consistent with the goals, objectives, and policies of the PD
and the City’s General Plan. The City’s General Plan, Zoning Ordinance, this PD and
the companion EIR provide the criteria and process for considering and implementing
development proposals taking into account the specific facts and conditions as

disclosed by the Project application.

The proposed Project put forth in this application is residential and provides a range of
development options for residential neighborhoods. Future project applications would
need to include plans and technical studies, including site plans, floor plans, exterior
building elevations, and soils reports to allow the proposed Project to be evaluated for
consistency with the PD. The Community Development Director may require additional

studies, determined on a case-by-case basis.

Several findings are required before the Planning Commission and City Council may
approve the PD. The reviewing body must be able to make all of the following findings

in a positive manner to approve the Planned Development:

A. The PD is consistent with the objectives, policies, general land uses, programs,

and actions of the City’s General Plan
B. The PD adequately describes the physical development characteristics of the site
C. The development standards identified in the PD would serve to protect the

public convenience, health, safety and general welfare
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D. The development would provide a compatible land use relationship with the

surrounding neighborhoods

E. The PD is in compliance with all applicable requirements of the City’s Planning

and Zoning Code, other local ordinances and State and Federal Law

F.  The PD is in compliance with the provisions of the California Environmental
Quality Act (CEQA) and the City’s environmental guidelines

The proposed PD would not create internal inconsistencies within the PD and is

consistent with the purpose and intent of the PD it is amending.

During the review of an application for development of a project within Crystal Bay

at Spanos Park West, it could be determined that the proposed Project could be
inconsistent with the uses and development densities identified and allowed within the
PD. In that event, the PD shall only be amended if all of the above-mentioned findings

of fact can be made in a positive manner.

1.7 COMPLIANCE WITH CEQA

The Crystal Bay at Spanos Park West Environmental Impact Report (EIR) is the

project EIR for the Project and is intended to apply to a series of actions. The EIR

is a companion document to the Planned Development for a residential project

with a range of densities allocated for all portions of Crystal Bay. Thus, any future
development or use within Crystal Bay is exempt from further environmental review
provided the proposed development or use is substantially consistent with the PD and

no new environmental impacts or conditions need to be addressed as provided by
Section 21083.3 of the Public Resources Code.

If an application for development is determined to propose development which
deviates from the PD, a subsequent EIR, a supplemental EIR, or an addendum to the
project EIR may be required, to the extent that the specific details of the proposal
disclose facts or conditions that were not available when this PD was adopted, or the
EIR certified (Sections 15162, 15163 and 15164 of the CEQA Guidelines).
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CHAPTER 2

EXISTING CONDITIONS
AND CONSTRAINTS

2.0 INTRODUCTION

- . \
The existing environmental
N Thompson
setting for Crystal B.oy I‘Dlonned om0 .
Development Area is discussed HiSoanm Eax
in this chapter. The primary e o
purpose of this chapter is to o 2
o8 Westlake at
provide the City with an analysis ™ | Spanos Park
of the characteristics of the = A State Lands
=0 @ Atlas

Project site. The companion et

U Shima
Tract

Crystal Bay EIR provides an
assessment of the existing

conditions in greater detail. . ) .
Figure 2.1 — Project Location

2.1 PROJECT LOCATION

The Planned Development area contains
approximately 173+ acres. The Plan area is
bounded by neighborhoods of the recently
approved Westlake at Spanos Park West to
the south and east, Eight Mile Road to the

north, and to the west by Rio Blanco Road

and Bishop Cut. The southern and eastern

Site Photo

boundary abuts the Westlake development

consisting of single-family residential neighborhoods. (See Figure 2.1)

The lands west of Crystal Bay on the opposite sides of Bishop Cut have historically been
used for agricultural production. Land uses north of Eight Mile Road include agricultural
production. The Vicinity Map, shown above, depicts the location of Crystal Bay,

including the northern portions of the City of Stockton to the east and southeast.

Crystal Bay consists of relatively flat land, typical of the San Joaquin Valley floor. The
elevation of Crystal Bay ranges from approximately four feet below mean sea level in

the northeast corner to nine feet below mean sea level in the southwest corner.
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2.1.1 REGIONAL LOCAL SETTING

Public access to Crystal Bay is provided from Eight Mile Road, which abuts the northern
boundary of the Project site. Eight Mile Road provides access to the east to Interstate 5
and State Routes 99 and 88. State Route 99 provides access to and from Crystal Bay to
Stanislaus County and the City of Modesto to the south and the cities of Lodi, Galt, Elk
Grove, Sacramento, and other destinations to the north. Interstate 5 provides access to
and from Crystal Bay to Sacramento County and the cities of Lodi and Sacramento to
the north and the cities of Lathrop, Manteca, and Tracy to the south. Major employment

centers are located in the Stockton, Modesto, Tracy, Livermore, and Sacramento areas.

Crystal Bay is an extension of the existing development surrounding the proposed
Project. The natural boundaries of existing development, the Delta to the West and
Eight Mile Road to the north, make development of the site a logical extension for

growth.

Crystal Bay completes the fabric of the established development pattern. With the
widening of Eight Mile Road, extension of Scott Creek Drive and pedestrian and bike
pathways, these elements provide for, and complete access to, the area’s already
strong network of recreational and natural amenities. These include parks, open

spaces, and the nearby golf course. (See Figure 2.2)

The Reserve Golf Course
North

Telephone Cut
elepnone Bu at Spanos Park West To Sacramento

e e
\o= i} gl Park West Place
Existing \ Commercial Center

Elementary School |
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Cut { Oak Grove
ional Park
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Paradise Point Pixley Slough Community Proposed
Marina Park Elementary School

Figure 2.2 — Regional Context
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Adjacent development has also been planned to accommodate Crystal Bay and
includes two elementary schools, a fire station, sizing of future utility stub lines, a
logical system of interior and major circulation streets, and improvements to the
interchange at Eight Mile Road. Crystal Bay will also present an increase to the tax base
and consumers to the nearby retail shopping at Park West Place, the adjacent Paradise

Point Marina, and the Reserve Golf Course.
2.1.2 EXISTING GENERAL PLAN AND ZONING DESIGNATIONS

The existing General Plan designation for the property is Low-Medium Density

Residential, which allows for a density of 0 to 17.4 dwelling units per acre. (See Figure
2.3)
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Figure 2.3 — Existing 1990 General Plan Designations
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The existing Zoning designation for the property is Unzoned with a San Joaquin County
designation of Commercial Recreation. (See Figure 2.4) The property is within the

Sphere of Influence and outside the City limits for the City of Stockton.
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Figure 2.4 — Existing Zoning Designations

The property is within the Urban Services boundary for the City for the provision of
utilities and services. (See Figure 2.5)

2.2 EXISTING SITE CONDITIONS AND CONSTRAINTS

The parcels have historically been used for growing agricultural crops, including corn,

tomatoes, and other row crops since they were reclaimed from the Sacramento/San
Joaquin Delta in 1919.

The Delta Farms Reclamation District No. 2042 will relocate the existing ditches on

the Project site that convey off-site flows from the agricultural lands north of Eight Mile
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Road. This conveyance for off-site agricultural runoff would be located on the south
side of Eight Mile Road and would deliver the runoff to a pump station adjacent to the
levee at Rio Blanco Road located at the southwest corner of the property.
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2.2.1 VISUAL CHARACTER

Due to the relatively level topography, the
former agricultural management of property,
and lack of the other site characteristics, the

property presents limited visual character

and scenic value.

Site Picture
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2.3 EXISTING ENVIRONMENTAL CONDITIONS AND CONSTRAINTS

2.3.1 WETLANDS

Portions of the levee toe drain along the western property boundary were identified as
meeting the criteria for Army Corps of Engineers for wetlands. However, the wetlands
on the project are not expected to be regulated as waters of the U.S. in light of the

Corps delineation verification on the Westlake Village site.
2.3.2 BIOLOGICAL RESOURCES

A Biological Resources Evaluation was prepared for the proposed project by LSA
Associates. Generally, agricultural lands do not provide high quality habitat for resident
wildlife species. This is due in part, to extensive land manipulation and pesticide
application associated with agricultural operations. Some species, however, inhabit
agricultural lands. Wildlife species observed in this community during the field surveys
include: song sparrow, mourning dove northern mockingbird, western kingbird,
bullfrog, and California ground squirrel. Other wildlife species likely to occur in these
areas include raccoon, coyote, Brewer’s blackird, opossum, and California meadow
vole. In addition, several raptor species are likely to forage over crop lands, including

American kestrel, white-tailed kite, red-tailed hawk, and Swainson’s hawk.

The drainage ditches provide irrigation to the surrounding agricultural fields and collect
irrigation discharge. Many wildlife species potentially utilize the drainage ditches,
including snowy egret, mallard, great blue heron, and great egret. In addition, many
bat and bird species potentially forage over the irrigation ditches and the adjacent

agricultural lands.

Aquatic resources located on the project site are limited to a toe drain adjacent to

the east levee of Bishop Cut and two drainage ditches within the agricultural areas.
These ditches collect and convey run-off water and are dominated by wetland species
typically associated with freshwater marsh habitat. The toe drain and drainage ditches
on the project site are isolated from navigable waters by the levees. These drainages all
originate in the study area and there is currently no connection between the drainage

system and navigable water.
2.3.3 FLOODING

The FIRM map issued on April 2, 2002, indicates that the proposed project site is
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located in Zone B. Zone B is defined as: “areas between the 10-year flood and 500-
year flood; or certain areas subject to 10-year flooding with average depths less than
one (1) foot or where the contributing drainage area is less than one square mile;

or areas protected by levees from the base flood.” The project site is also within the
assessment district formed to pay for the flood protection improvements, and new
development would be required to pay the flood assessment at the time of building
permit issuance. The levees adjacent to the project are maintained by Reclamation

District 2042. The district accesses the levees via Rio Blanco Road for maintenance

2.3.4 BOAT NOISE IMPACTS

The project site will be exposed to noise events associated with both boat activity from
the adjacent Bishop Cut waterway, as well as traffic noise from area roadways. Boat
noise from Bishop Cut is expected to be intermittent, with the peak noise occurring

on summer weekends when boat activity is the greatest. Generally, boat noise is
associated with un-muffled power boats, with the most intense noise generated by ski
boats. In the portion of Bishop Cut adjacent to the project, the waterway has some
speed controls (5 mph) to the south as a result of the adjacent marina. To the north,
the Eight Mile Road Bridge into the delta also regulates power boat speed due to the
bridge height and piles. However, the speed restriction does not occur in the area
directly across from the project. Nevertheless, the speed restriction/bridge regulation
would influence the motor boat driver performance as the unrestricted speed segment.
While boat activity does occur in this short segment, the activity is intermittent, and thus

boat-related noise is, likewise, intermittent, and only applies to power boats.

Any boat noise generated in Bishop Cut is also partially attenuated by the existing
levee, essentially mitigating all first floor exterior noise (single-family and multi-family
residences). For the proposed multi-family residential product, second and third

floor levels will be exposed more directly by un-muffled power boat noise, but at an
infrequent and intermittent basis. As a result, the boat noise is not expected to create a

significant noise issue.
2.3.5 LAND FORM/TOPOGRAPHY

The Plan Area consists of relatively flat land with no significant topographic features.
The western boundary of Crystal Bay includes an earthen levee along Bishop Cut.

Otherwise, Crystal Bay is typical of parcels under agricultural cultivation.
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2.3.6 VEGETATION AND WILDLIFE

The Plan Area has been historically used to grow food crops, primarily corn and
tomatoes. The site is void of trees or mature vegetation. Due to the ongoing
agricultural-related activities occurring over the entire site, only limited wildlife is found

on the site—primarily isolated in the irrigation and drainage ditches.
2.3.7 SOILS AND GEOLOGY

The geology of the Plan Area is similar to that found within the greater San Joaquin
Valley, being composed primarily of delta fluvial and alluvial fan deposits. The Plan
Area is located in the southwest quadrant of Bishop Tract in San Joaquin County. Soils
conditions at Bishop Tract vary widely, but the surface conditions can be generally
described as becoming more organic from east to west. Soil conditions in the southwest
quadrant of the Project site consist of organic clayey silt and silty clay, with some
organic soil deposits (peat) present. The majority of the site consists of a heterogeneous

mix of poorly sorted clay, silt, sand, and gravel of standard densities.

The entire Plan Area is subject to relatively high groundwater, particularly along the
levee at Bishop Cut, and near the irrigation and drainage ditches where the depth to

groundwater can be as little as two feet.

There are no active seismic faults in proximity of the Plan Area. Earthquake events
on several active faults, ranging from 24 to 64 miles away from the Plan Area, may

subject the proposed development to significant ground shaking.
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proposed Westlake development includes
a planned extension of Scott Creek Drive,
which as designed would end at the adjoining
eastern boundary of Crystal Bay and would be

extended as Phase | implementation of this PD.

Unpaved farm roads presently provide access
to and from Eight Mile Road with the interior of

the Plan Area. Vehicular access to and from Paradise Point Marina is provided by Rio
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Blanco Road, located on top of the levee at Bishop Cut and extending from the marina

parcel to Eight Mile Road to the north.

2.5 EXISTING UTILITIES, CONDITIONS, AND CONSTRAINTS

2.5.1 WATER

Potable water for Crystal Bay would

be provided by the City of Stockton’s
Municipal Utilities Department. Three
points of connection will exist adjacent to
the site as part of the development of the
Westlake project. One at the northeast
boundary of the project within Eight Mile

Road, a proposed 12" water main will be
extended. A second point of connection Water Treatment Facility

will exist at the future extension of Scoftt

Creek Drive where another 12" water main is proposed. Finally, a third point of
connection will exist at the southwest portion of the project where an 8” water line will
be installed as part of the Westlake project. Coordination with the adjacent developer
of the Westlake project has occurred so that adequate water supply and pressure will

be available for the Crystal Bay project.
2.5.2 WASTEWATER

Wastewater treatment for Crystal Bay
would be provided by the City of Stockton’s
Municipal Utilities Department. A proposed
15" sanitary sewer main will be extended
to the eastern property boundary of Crystal
Bay within Scott Creek Drive as part of the
Westlake development. The sewer main has

been sized to accommodate

the additional flows from the proposed

Sewer Treatment Facility

Crystal Bay Development.
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2.5.3 ELECTRICITY AND NATURAL GAS

Points of connection for both electricity and natural gas are proposed to be extended
to the eastern property boundary as part of the Westlake project, by Pacific Gas and
Electric. Final designs for the utilities have not been completed; however, it is assumed

that the provider will serve the project.
2.5.4 TELEPHONE SERVICE

A telephone service point of connection is proposed to be extended to the eastern
property boundary as part of the Westlake project by AT&T. It is assumed that the

provider with serve the project.
2.5.5 CABLE SERVICE

A cable service point of connection is proposed to be extended to the eastern property
boundary as part of the Westlake project and Comcast. It is assumed that the provider

with serve the project.
2.5.6 FIRE AND POLICE SERVICES

Fire protection for Crystal Bay would be provided by the City of Stockton Fire
Department. In addition, the Fire Department is responsible for water rescues, technical

rescues, and response to hazardous material spills.

Police protection would be provided to Crystal Bay by the City of Stockton Police
Department.

A new fire station is proposed as part of the Westlake project. The facility is to be
located at approximately the mid-portion of the Westlake site at the corner of Eight Mile

Road and one of the project’s major intersections to the project.
2.6 EXISTING OWNERSHIP

The subject site consists of three parcels, owned by The Spanos Family Trust. The
Assessor’s Parcel Numbers for Crystal Bay are APN 066-060-01, 066-060-02, and
066-060-03 owned by the Alex and Fay Spanos Family Trust. (See Figure 2.6)
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Figure 2.6 — Existing Parcels
2.7 WILLIAMSON ACT CONTRACTS

The property is not currently under Williamson Act Contracts and there are no issues

with canceling of contracts.
2.8 PRIMARY/SECONDARY DELTA

The extensive Delta waterway system is one of the state’s most valuable fresh water
resources. Over 700,000 acres of agricultural land and 700 miles of interlacing
waterways form the Sacramento-San Joaquin Delta. As the San Joaquin River and
its tributaries thread their way through the Delta, they provide an unusual area of

scenic value and also sustain many wildlife varieties of commercial and recreational

importance.

The largest striped bass spawning grounds along the Pacific Coast are located in the
Delta. The Stockton Deep Water Channel, which runs through the Delta and the San
Joaquin River, is used as a navigational channel by large commercial ships which stop
at the Port of Stockton. The various waterways in the Delta are used extensively for

boating, water-skiing, swimming, hunting, and fishing.
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The Delta Protection Act of 1992 established the Delta Protection Commission, a

State entity to plan for and to guide the conservation and enhancement of the natural

resources of the Delta, while sustaining agriculture and meeting increased recreational
demand. The Act defines a Primary Zone, which comprises the principal jurisdiction of
the Delta Protection Commission. The Secondary Zone is the area outside the Primary

Zone and within the “Legal Delta”; the Secondary Zone is not within the planning area
of the Delta Protection Commission. (See Figure 2.7) The project is outside the Primary

Zone and within the Secondary Zone as delineated by San Joaquin County.
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2.9 RELATIONSHIP TO GENERAL PLAN, OTHER PLANNING
DOCUMENTS, AND NEIGHBORING JURISDICTIONS, REGIONAL
AGENCIES, AND STATE

The City of Stockton uses the 1990 General Plan as a guide for future land use
development, with revisions, to the Housing Element adopted on January 31, 2004.
The Plan Area is within the 2035 Sphere of Influence. A new General Plan Update has
been approved by the City. It will be the governing document. Land uses depicted in the
Planned Development are consistent with land uses shown in the standards contained
within the Planned Development will constitute the new zoning once the Plan has been
adopted. Any policies, regulations, standards, or guidelines not specifically addressed
or modified in this Planned Development will be regulated under the existing provisions
within the City of Stockton’s Development Code (Stockton Municipal Code, Chapter
16). All individual development projects within the Planned Development will be subject
to these requirements. This also applies to issuance of any discretionary land use

entitlements.
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CHAPTER 3

LAND USE PLAN

3.0 INTRODUCTION

The overall concept for land use of the Crystal Bay at Spanos Park West PD includes a
description of the primary and secondary land use options for each development area
or neighborhood. The range of development intensity is provided for each anticipated
land use, which includes residential, open space, and parks. This chapter also provides
the goals and objectives for establishing the development character for Crystal Bay at

Spanos Park West.

3.1 LAND USE PLAN CONCEPT

Crystal Bay is a residential development
consisting of single-family, multifamily,
and high density residential housing
product types, offering a range of
residential choices to attract individuals
and families from a broad economic
spectrum. The proposed Project also
includes public parks, a lake, and open
space areas, designed to meet the
needs of future Stockton residents and
provide connectivity with the Delta. As

a master-planned development, Crystal
Bay would build upon the quality of
development created within Westlake

at Spanos Park West and Spanos Park
West to provide an inter-connected
circulation and pedestrian system. This
system will provide for an integrated and
orderly expansion to the commercial and
residential communities south of Eight
Mile Road.

Concept Park

Page 3-1 Crystal Bay at Spanos Park West Planned Development Stockton, California



3.2 OBJECTIVES

A key objective of the Project PD is to create a high quality mixed density residential
community that complements development to the east. Crystal Bay would provide
housing choices, with a range of affordability, with on-site recreational amenities and
an efficient circulation system in an attractive landscaped setting. Crystal Bay at Spanos
Park West would expand the customer base for businesses developing in Spanos Park

West, as well as Paradise Point Marina and The Reserve at Spanos Park Golf Course.

The Park West Place Retail Center is an important component of the northern Stockton
community. Due to the close proximity of the Park West Place Retail Center, commercial
retail land uses are not contemplated within the project. The number of residential units
within the project would probably not provide enough patronage and economic base
to support service oriented or retail businesses. Alternatively, the roadway network and
pedestrian and bicycle trail systems have been designed to provide a strong link and

convenient access to and an alternative to vehicle trips to the Park West Place center.

3.3 GOALS AND POLICIES

This section sets forth the planning goals, objectives and policies for Crystal Bay.
This document is intended to be a refinement of the policies, general land uses, and
programs of the Stockton General Plan. Thus, this document incorporates the policies,

general land uses, and programs of the Stockton General Plan by reference.
The goals and obijectives of the Project PD are as follows:

Primary Goal: (1) to create a well-designed residential community that is integrated
with adjoining residential and commercial development and to provide connectivity
with the Delta; (2) to facilitate the design and development of a community with
neighborhoods diverse in population and activity; and (3) to provide amenities such as

parks, trails, and lakes to enhance project livability.

Residential Development Policies: The following policies are to be used to

implement those areas of the PD designated for residential development:

Policy 1: Residential developments shall be in compliance with the Housing Element

of the City’s General Plan and meet the affordable housing requirements.

Policy 2: Residential developments shall include architectural elements with a variety

of exterior design character.
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Policy 3: Building facades shall be varied to emphasize individuality within the

neighborhoods.

Policy 4: Residential developments shall include a landscape plan that specifies water

conserving plant materials for all public or common areas.

Policy 5: Residential neighborhood security shall be promoted by the use of

architectural and urban design elements that create defensible spaces.

Policy 6: Residential developments shall be planned to provide adequate emergency
access for vehicles and personnel as determined by the service providers and approved

by the Community Development Director.
3.3.1 URBAN GROWTH AND OVERALL DEVELOPMENT

Goal 1: Ensure that Stockton’s future growth will proceed in an orderly planned
manner, thereby preventing urban sprawl and the wasteful use of land and promoting

the efficient and equitable provision of public services.

Goal 2: Promote and maintain environmental quality and the preservation of

agricultural land while promoting logical and efficient urban growth.

Policy 1: Urban growth, particularly sensitive developments (i.e., homes, schools,
hospitals), should avoid locating in areas that are subject to adverse environmental or

noise impacts.

Policy 2: Environmentally sensitive areas, such as the Delta, Oak Groves and areas
of archaeological/historic value, should be preserved for the benefit of present and

future generations.

Policy 3: Storm water quality measures shall be undertaken to enhance, to the
maximum extent practicable, the quality of the water in the sloughs, creeks, and rivers

in this area.

Policy 4: Encourage the use of energy efficient transportation systems and building
designs along with other measures to reduce air pollution and to conserve energy

resources in the process of urban development.
3.3.2 CITY CONCEPT AND DESIGN

Goal 1: Enhance the sense of community in Stockton.
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Policy 1: Encourage the development of identifiable boundaries for the City to
maintain a sense of community identity. The City should also consider the development

of some type of “gateway” treatment at major entrances into the City.

Policy 2: Public and private development shall be designed to improve the character

of existing neighborhoods.

Policy 3: Residential subdivisions shall be designed to provide for internal
circulation within neighborhoods and to prevent through- traffic from traversing the

neighborhoods.

Policy 4: Promote aesthetically pleasing and environmentally sound urban
development by providing for design flexibility through the use of development controls

such as planned unit developments.

Goal 2: Develop a balanced and complete community in terms of land use
distribution and densities, housing types and styles, job opportunities, and opportunities

for social and cultural expression.

Policy 1: Varied residential densities, housing types, and styles should be equitably
and appropriately distributed throughout the community and integrated with public

facilities and commercial services.

Goal 3: Address, and where appropriate and possible, remove governmental

constraints to the development, improvement and maintenance of the housing stock.

Policy 1: Continue to plan for the timely and adequate expansion and/or
improvement of public facilities and infrastructure to coincide with housing

developments and improvements.

Policy 2: Continue efforts to streamline the local permit approval and review

processes.

Policy 3: Evaluate the City’s application and development fees to determine their
effect on the costs of providing housing and consider fee modifications to reduce the

cost of housing where appropriate.
3.3.3 PARKS, LANDSCAPE CORRIDORS, AND OTHER OPEN SPACE

Policy 1: Develop Crystal Bay with a mixture of residential densities, and open space

intfo a cohesive community.
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Policy 2: Integrate Crystal Bay community into the existing surrounding community of

neighborhoods by connecting to existing street to the east.

Policy 3: The land use plan will meet the expectations of residential and land use

densities as proposed in the General Plan.

Policy 4: Interconnect proposed residential and neighborhood streets with existing

surrounding streets.

Policy 5: Develop a linear recreation and pedestrian/bike trail system along Bishop
Cut.

Policy 6: Provide an interior circulation system that encourages alternative forms of

transportation.
Policy 7: Develop interior collector streets that include pedestrian and bike trails.
3.4 LAND USE CATEGORIES

RL (Residential, Low Density) District.

The RL zoning district is applied to single-
family residential neighborhoods, low-density a
residential Planned Developments, and/or : I‘n

other low-density residential development, lﬁé,'?',/' B
and is intended to maintain densities and
protect existing neighborhood character.
Allowable density may be up to 8.7 dwelling
units per net acre. Neighborhoods D and E Concept Residential Low
will compromise the RL district. The RL zoning
district is consistent with the Low/Medium
Density Residential land use designation of the

General Plan.

RM (Residential, Medium Density)
District

The RM zoning district is applied to more

intensely developed residential neighborhoods

and/or other medium-density residential

Planned Developments. Allowable housing Concept Residential Medium
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types may include single-family detached dwelling units, duplexes, triplex

townhouses, and multi-family units. Allowable |
density may be up to 17.4 dwelling units per
net acre; minimum density is 8.8 dwelling
units per net acre (however, any single

legal residential parcel of record may be
developed with one single-family dwelling).
Neighborhoods A, B, C, F, H and G will
consist of the RM district. The RM zoning Concept Courtyard Residential
district is consistent with the Low/Medium

Density Residential land use designation of

the General Plan.
RH (Residential, High Density) District

The RH zoning district is applied to high-
density residential neighborhoods. Allowable |

housing types may include multi-family

and various types of group housing, as
well as high density single-family residential Concept High Density
development. Allowable density may be up

to 29 dwelling units per net acre, minimum density is 17.5 dwelling units per net acre
(however, any single legal residential parcel of record may be developed with one
single-family dwelling). Neighborhood | will encompass the RH district. The RH zoning
district is consistent with the High Density Residential land use designation of the

General Plan.
PF (Public Facilities) District

The PF zoning district is applied to areas appropriate for a variety of public and quasi-
public land uses, including facilities and lands owned by the City, County, State, or
Federal Governments. The PF zoning district is consistent with the Institutional and Parks
and Recreational land use designations of the General Plan. A proposed neighborhood
park adjacent to the future lake will be designated as a PF (Public Facilities) district with

the project area.
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OS (Open Space) District

The Open Space designation refers to the lake and proposed landscape parcels and
the greenbelt recreational facilities within the project. Approximately 20.9-acres have
been designated for the active and passive recreational needs of the community. The
lake and greenbelt are linked by a system of sidewalks and pedestrian/bike paths
that inter-connect the uses. The open space will be maintained by the homeowners

association.
Lake

Approximately 7.2-acres of lake will be developed adjacent to the neighborhood
park. The lake will function not only as a visual amenity for the project but will also be
an irrigation source for landscape areas, and storm water retention. The lake will be

maintained by the homeowners association.
Greenbelt

Approximately 8.5 acres have been designated for a greenbelt that extends the length
of the western project boundary and includes the levee. The greenbelt will include a
pedestrian/bicycle path as well as exercise

stations and limited landscaping.
3.5 LAND USE SUMMARY

The development plan consists of four

neighborhoods that are generally defined

by maijor circulation streets, and a project

created lake and park amenity. The community

Concept Park

is anticipated to include approximately 1,343

units, consisting of four residential product types: traditional detached single-family,
compact single-family residential, courtyard detached residential, and attached

high density multi-family residential units. (See Figure 3.1) The traditional single-
family residential units will be developed on approximately 19.4 acres at a density

of 7.5 dwelling units per acre. Compact single-family units will be developed on
approximately 39.8 acres at a density of 12.9 dwelling units per acre. The small lot
courtyard single-family residential units will be developed on approximately 15.2 acres
at a density of 17.4 dwelling units per acre, and the high density residential units will

be developed on approximately 17.5 acres at a density of 21.3 dwelling units per acre.
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A total of 13.0 acres of park land will be dedicated as part of the proposed

project. The traditional single-family residential will be clustered around an 8-acre
neighborhood park and a 7.2-acre lake. The park may include a tot lot, splash

pad, and open areas for play fields. (See Figure 3.2) The lake will not only be a

visual amenity for the project, but will also provide for storm water treatment and

a portion of the necessary retention. In addition, the lake will serve as a source of
irrigation water for the park and other landscape areas. The courtyard single-family is
developed around two mini parks with a total of 3.1 acres. The mini parks will include
such amenities as tot lots, barbecue facilities, and open play areas. High density
residential will be developed around two mini parks and may include such amenities
as tot lots, barbecue facilities, and open play areas. A third amenity may include a

pool/spa complex as part of the high density apartment project.

Two of the parks have been designed adjacent to the greenbelt amenity with a system
of trails to provide access to the Delta. The 8.5-acre greenbelt will be landscaped

and include a bike and pedestrian trail, along with exercise stations linked to the trail.
The bike and pedestrian trail will terminate at the northern portion of the Paradise
Point Marina parcel. At this time, the marina is not planned to be redeveloped. If and
when the marina is redeveloped, it may be feasible to connect the proposed bike and
pedestrian trail with this project to a similar levee trail at Westlake at Spanos Park West
and complete the trail system within the City. The existing marina will continue as a

Delta recreational hub for boat rentals, private boat slips, and boat launching.
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TABLE 3.5 - LAND USE SUMMARY

Zoning Range of  Neighborhood
Zoning Primary Use Densities Densities
Designation (Net Density) (Net density)
0 - 8.7 dwelling
Neighborhoods - D, E 19.2 |RL 145 dwelling units units/ac 7.5 dn/ac
Neighborhoods - A, B, C, F 8.8-17.4 dwelling
(50x75 and 40x65 lots) 39.2 |RM 506 dwelling units units/ac 12.7
Neighborhoods 8.8-17.4 dwelling
G, H (Courtyard lots) 20.8 |RM 300 dwelling units units/ac 14.6
Neighborhood | (Multi- 17.5-29.0 dwelling
family units) 18.4 |RH 392 dwelling units units/ac 21.3
Parks 9.98 |PF Public Park
Lake 7.2 (ON) Open Space/Recreation
Public Streets 36.7 |N/A Public Use
Private Streets 7.0 |N/A Public Use
Pump Stations 0.4 |RH Public Facilities
Greenbelt 8.5 |OS Open Space/Recreation
Landscape Parcels 6.42 |RL, RM, RH | Open Space/Recreation
TOTALS 173.8 1,343 residential units

See table 3.6 for allowable land uses and permit requirements

TABLE 3.6 - ALLOWABLE LAND USES AND PERMIT REQUIREMENTS
PERMIT REQUIREMENT BY ZONING DISTRICT

LAND USES RL RM RH
RESIDENTIAL USES
Caretaker and employee housing
Duplexes A P P
Mobile home parks A A A
Multi-family dwellings A A
Organizational houses A
Residential care facilities
Assisted living facilities C A
Care homes, 6 or fewer clients P P P
Family care homes, 7 or more clients C
Senior care facilities, 7 or more clients A
Rooming and boarding houses A
Senior residential projects A L Key: g
- - - P = Use permitte
Single-family dwellings P P P L = Land Development
Townhouses A P P Permit required
T P P A = Administrative Use
riplexes Permit required
RECREATION, EDUCATION, AND PUBLIC ASSEMBLY USES C = Conditional Use
— Permit Required
Activity Center A A A E=Use not allowed,
Parks and playgrounds A A A except under special
Private residential recreation facilities A A A EI;:;t?ZngsUse not
Religious facilities A A A allowed
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CHAPTER 4

HOUSING PLAN

4.1 CONCEPT

Crystal Bay is a mixed density project including four housing product types: traditional
single-family detached homes, courtyard units, and attached high density residential.
In all, the Project will include approximately 651 detached single-family units, 300
courtyard units, and 392 high-density residential units. Generally, the detached single-
family units are located on the eastern portion of the site, east of the north/south
collector street, and the high density residential units are located on the western portion
of the site adjacent to Rio Blanco Road. (See Figure 4.1) Both development areas have
been designed to function as separate projects and will provide for the requirement of
parkland dedication. Public pedestrian access to Delta recreation is provided through
mini parks connected to the greenbelt on the levee at Rio Blanco Road. All residential
units are designed with four-sided architecture with multiple architectural styles.

Construction is anticipated to occur in three phases.
42 OBJECTIVE

The guiding concept for Crystal Bay at

Spanos Park West is the creation of well

planned, mixed density neighborhoods

that utilize a variety of architectural
housing styles and detail elements

that are complementary to each other

while unifying the Project with a strong

landscape theme. Crystal Bay is an

infill project within the existing fabric of
Westlake and Spanos Park West to the

east. The project will provide additional
housing and recreational opportunities Neighborhood Plan

within this important part of the City of

Stockton. The project proposes a logical circulation network to complete and provide
access to the area. The development program reflects land uses that are responsive
to the demands of the market while complying with the policies and programs of the
General Plan of the City.
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4.3 GOALS AND POLICIES

The City’s General Plan provides the primary guidance for the PD. The policies and
programs included in the General Plan establish the parameters for residential density

to be included in the various phases of the Project.

Consistent and common design theme elements should be used throughout the
Project. These elements of the overall development should be features that stem from
the landscape guidelines contained in this PD. All landscape design elements shall be

subject to review by the Design Review Board.
4.3.1 ADEQUATE SITES

Goal 1: Assure the adequate provision of sites for housing of all types.

Policy 1: The General Plan shall designate sufficient vacant land for residential

purposes to accommodate anticipated population growth.

Policy 2: New residential uses shall be located close to main transportation routes to
ensure convenient access to employment centers, schools, shopping and recreational

facilities.
4.3.2 HOUSING ACCESSIBILITY

Goal 1: Promote housing opportunities for all residents and support the elimination
of discrimination in housing based on race, religion, sex, age, marital status, ancestry,

national origin, color or other arbitrary factors.

Policy 1: Encourage the provision of housing units to meet the needs of families of all

sizes affordable to all income levels.
4.3.3 ENERGY CONSERVATION

Goal 1: Promote the conservation of energy in Stockton’s housing developments.
4.3.4 HOUSING POLICIES

Goal 1: Promote a variety of housing types and densities throughout the City to satisfy

the housing needs of various age and socioeconomic groups.

Policy 1: Provide for low and moderate-income housing and social service housing
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(i.e., rest homes, convalescent hospitals, group homes) throughout the City.

Goal 2: Promote and maintain a safe, healthful, and aesthetically pleasing
environment for residential development and conserve and enhance distinctive

neighborhood identities.

Policy 1: The neighborhood shall be utilized as the basic planning unit for
maintaining and preserving existing residential areas and in the planning of new
ones. Key features of the neighborhood unit include a centrally located meeting place
(i.e., school, park), access to arterial streets only through collector streets with an
internally directed local roadway system and services located at the periphery of the

neighborhood (i.e., commercial, offices, institutional).

Policy 2: Individual direct access to arterial streets from residential lots shall be

strongly discouraged.

Policy 3: Residential development shall provide open space in either private yards or

common areas to partially meet the residents’ recreational needs.

Policy 4: Planned unit developments shall be encouraged in residential developments
to provide flexibility, to meet various socioeconomic needs and to address

environmental and site design constraints.

Policy 5: Any change proposed in density for existing residential areas shall consider
such factors as: neighborhood character and identity; compatibility of land use; impact

on services and facilities (including schools); and impact on streets and highways.

Policy 6: Residential neighborhoods shall be protected from the excessive
encroachment of incompatible activities and land uses (i.e., traffic, noise) and
environmental hazards (i.e., flood, soil instability) that may have negative impacts on

the living environment.

Policy 7: The residential neighborhoods will have a housing mix, based on acreage,

which closely conforms to the Land Use Diagram.

Policy 8: Utilize the Planned Development (PD) guidelines when designing denser

single-family neighborhoods.

Policy 9: Develop a phasing strategy for residential development that anticipates

house prices, housing demands, and absorption.
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Policy 10: Residential neighborhoods should include small parks or mini parks that

contain neighborhood amenities and an identifiable sense of place.

Policy 11: Develop high-density residential neighborhoods concurrent with adjacent

residential development.

Policy 12: Crystal Bay will develop Design Standards that will be used to review and

approve the final designs for residential units.
Policy 13: Housing designs will be aesthetically pleasing.

Policy 14: Minimize the use of sound walls except where required for sound

attenuation.

Policy 15: Applicant shall supply plans and elevations for all proposed designs for
review and approval by the City.

Policy 16: Planned Developments shall show where the plan conforms to the open
space requirement. Show front and side yard calculations and designate any additional

park space needed to meet these standards.

Policy 17: Applicant shall show all entry features, architectural details, signage, and

landscape treatments.

4.4 DESCRIPTION OF CONCEPT AND SPECIFICS

441 RESIDENTIAL LOW (RL)

Neighborhoods D and E are Low Density
Residential with traditional single-family
detached homes with a lot size of 5,000
square feet. Bounded by Street ‘1’ and
Scott Creek Drive, neighborhoods D and E
are comprised of the largest lots at 5,000

square feet. The Low Density Residential

neighborhoods are located adjacent to the

Figure 4.2 — Residential Low
Neighborhoods

eight-acre public park and the 7.2-acre lake

to provide easy access for residents to the

amenities within a close walking distance. (See Figure 4.2)

The park is centrally located to maximize accessibility. The lake will serve as a focal

point for the community while improving water quality tfreatment, storm water retention,
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and providing a source of non-potable water for landscape irrigation. Neighborhood E
along with the bike and park facilities will be constructed in Phase |, and neighborhood

D will be completed in Phase .

442 RESIDENTIAL
MEDIUM (RM)

Neighborhoods B and C

contain lots of 3,750 square

RS

|

feet and neighborhoods A and

et

F are compromised of 2,600

square-foot lots. A key concept

for these neighborhoods is

to cluster the units around

a central park feature with
development on a grid system
to allow for easy vehicular and
pedestrian access. (See Figure
4.3) Additional pedestrian

access is provided by two

paseos, one to Eight Mile

Road, and a second to Scott Creek Drive. Both
points will allow pedestrians improved access to the
sidewalk systems to the Delta amenity to the west,

and parks, schools, and retail commercial to the east.

Neighborhoods G and H are courtyard lots ranging
from 1,900 to 2,700 square feet. (See Figure 4.4)
The single-family detached homes are arranged in
clusters of five and seven units located around private
courtyards. (See Figure 4.5) Smaller mini parks are
dispersed throughout the neighborhoods within

walking distance for residents.

Figure 4.4 —Courtyard
Neighborhoods
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Yard/Patio
Area Typical

Unit Entry
Typical

Fence Locations
Typical. Fences
may not always
be on the Property
Line due to yard
area easements.

Vehicle Acces
to Courtyard

Yard area typical,—

easements for 5
yard area §; 2-space Guest
crossing Property » Parking Typical
lines Typical §

i

(O}

Q

&
2 Car Garage -z
Typical o

Figure 4.5 — Typical Courtyard Site Plan

Neighborhoods F, G, and a portion of B will be built in Phase | and neighborhoods A,
C, H, and a portion of B will be completed in Phase Il. Additional pedestrian access

is provided by two paseos, one to Eight Mile Road, and a second to “Street 1.” Both
points will allow pedestrians improved access
to the sidewalk systems to the Delta amenity
to the west, and parks, schools, and retail

commercial to the east.

Typical Paseo
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4.4.3 RESIDENTIAL HIGH (RH)

Located adjacent to Rio Blanco Road, Neighborhood | is High Density Residential
comprised of multi-family attached residential units with surface parking. A conceptual
development plan for Neighborhood | is shown below. (See Figure 4.6) Two key
concepts for the design of a development proposal for this portion of the site are the
dedication of park land as required by the City standards and the integration and
access of this Project to the Delta. City staff has indicated that development adjacent
to the Delta should capitalize on the amenity it presents and propose designs that

integrate with, and provide pedestrian access to, this important natural design feature

and amenity.

Greenbelt w/ Trail & — Mini - Park Mini - Park
Exercise Stations
Private Recreation 3-Story Apartment

Area Buildings Typical |

L]
K A

peoy 2w 34613

o
> Ll J ¥ D .
1 N o
» "
0 G e »
B
:
'.
i s
4

4 -
N =y e
Py ot =y

Resident & Guest Open Space & Landscaped Project Entry
Parking Typical Area Typical Typical

Figure 4.6 — High Density Neighborhoods

444 AFFORDABLE HOUSING

The variety of housing product types proposed by this plan offers a range of residential

choices to attract individuals and families and provides for affordable housing through

market rate pricing of units.
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CHAPTER 5

CIRCULATION PLAN

5.0 INTRODUCTION

The key elements of the circulation and transportation system for vehicles are described
in this chapter. The plan includes features designed to provide traffic calming and
pedestrian enhancements designed to facilitate bicycle and pedestrian access, and on-

site bus service with anticipated bus stop locations.
5.1 CONCEPT

The development of the Crystal Bay Plan Area would require both new and
upgraded roadways to meet the needs

of vehicular, bicycle, and pedestrian

traffic generated as a result of the Project.
When considered along with other

projects in the general vicinity, the proposed

Project would contribute to the cumulative

regional traffic impacts. These impacts
and the proposed mitigation measures have Typical Roadway Landscape
been identified in the EIR for the Annexation,

General Plan Amendment, Pre-zoning, and development of the Project and are not
discussed here. Fair share impact fees would be assigned to the property owner and

applicant and any successors to implement the required improvements.

The network of streets and sidewalks are designed to allow residents to walk to
neighborhood parks and other amenities. Additionally, the extensions of Scott Creek
Drive and Eight Mile Road link the Project -t
to residential developments (Westloke and
Spanos Park West), commercial centers
(Park West Place), and recreational facilities
(The Reserve Golf Course at Spanos Park
West and Oak Grove Regional Park) in the

surrounding vicinity.

A greenbelt and multi-use trail located

Scott Creek Drive

adjacent to Rio Blanco Road connects the
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Project to the Delta and Paradise Point Marina. Vehicle access to the neighborhoods

is provided by the limited access collector road extending from Eight Mile Road to Rio
Blanco Road. The extension of Scott Creek would also provide access to the single-
family residential neighborhoods. Within each of the neighborhoods a system of public

and private residential streets provide access to each of the residential units.

Policy 1: A hierarchy of residential streets, collectors, and arterials will facilitate the
development of the residential neighborhoods and conform to the City of Stockton

transportation standards.

Policy 2: Provide an integrated circulation network that includes vehicular traffic,

bicycles, pedestrians, and transit.
Policy 3: Contribute to the improvement of Eight Mile Road east to Bishop Cut.

Policy 4: Interior residential street systems shall have redundant connections to

collectors and arterials to reduce congestion and travel times within the neighborhoods.
Policy 5: Crystal Bay will connect to and support the citywide transit system.
Policy 6: Streets will be landscaped with trees from the list provided in this document.
Policy 7: All residential streets shall be designed and built to City standards.

Policy 8: Crystal Bay entry features shall be designed and approved as part of the

development of the arterial entry into the Plan Area.

Policy 9: Streetlights shall be a minimum of 12 feet tall, be dark green or black in
color, and meet the illumination standards required by the City. Acorn top designs are

encouraged.
5.2 OBJECTIVE

The objective of the circulation plan for Crystal Bay is to provide a variety of
connections to surrounding and existing roads and, in particular, the region’s major
transportation corridor, Highway 5. This same system will also provide the pedestrian

and bicyclist with alternatives to vehicle trips.

Crystal Bay includes a hierarchy of roadways, a pedestrian and bikeway network, and
public transit. Emphasis is placed on ensuring connectivity between uses, creating
a safe and efficient circulation system, and complying with the City of Stockton

transportation policies and improvement programs, while also allowing for other
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alternative transportation options.

5.3 GOALS AND POLICIES

Circulation and Transportation Policies: The following circulation and transportation

policies are to be used to implement the PD:

A.

5.3.1

All public improvements shall meet the requirements established by the City’s

Department of Public Works Standard Specifications and Plans.

Streets shall be aligned to discourage high speeds in residential neighborhoods.
Incorporation of recommended traffic calming features into final project design

shall be required as part of the Vesting Tentative Map and Improvement Plans.

Residential developments shall be planned to allow safe and convenient

pedestrian access to parks, schools, and open space.

All roads and streets in Crystal Bay shall be landscaped in accordance with the

Development Standards and Design Guidelines included in this document.

Pedestrian paths at collector streets shall be separated from vehicular traffic and

streets to the maximum extent possible, with the exception of street intersections.

Parking and setback Neighborhoods adjacent to Eight Mile road shall be

screened by using sound walls and landscape materials.

The landscaping of major intersections within Crystal Bay shall be according to

the conceptual scheme in Figure 5.9.
All proposed design concepts shall be subject to review and approval by the
Design Review Board.

II'I ”n

The primary access to all development parcels shall be by way of Street

STREETS AND HIGHWAYS

Goal 1: Develop a street and highway system that promotes the safe, efficient, and

reliable movement of people and goods.

Policy 1: Significant trip generating land uses should be served by roadways

adequate to provide vehicular access with a minimum of delay.

Page 5-3

Crystal Bay at Spanos Park West Planned Development Stockton, California



Policy 2: State highways and arterial streets should provide for the flow of traffic with

a minimum of delay. Therefore, the following should be undertaken:
A.  Minimize the number of intersections along arterials;

B. Reduce curb cuts along arterials through the use of common access easements,

backup lots, and other design measures;

C. Extend arterials over waterways, railroads, and through undeveloped areas to

provide for the continuous flow of through-traffic and appropriate area access.

Policy 3: Maintain existing arterial streets and develop new arterial streets to function

as routes for efficient intra-city travel (i.e., streets paralleling State highways).

Policy 4: For traffic operating conditions, use “Level of Service” (LOS) of “D”, or
better, on a p.m. peak hour basis as the planning objective for the evaluation of new
development, mitigation measures, impact fees, and public works capital improvement

programs.

Goal 2: Promote the development of a street and highway system that minimizes

adverse impacts on the environment and surrounding land uses.

Policy 1: Inter-neighborhood traffic movement should occur on arterial and collector

streets and is discouraged on neighborhood streets.

Policy 2: Neighborhood streets shall be designed to discourage through-traffic and

excessive speeds.

Policy 3: Off-street parking shall be required for all land uses in order to reduce

congestion, improve overall operation, and land use compatibility.

Goal 3: Design a street and highway system that accommodates urban development

and is consistent with orderly growth.

Policy 1: Streets and highways shall be constructed to accommodate the expected

traffic flow from existing and planned development, both local and regional.

Policy 2: Future street rights-of-way shall be protected through the adoption of

precise plans.
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5.3.2 PUBLIC TRANSPORTATION

Goal 1: Develop an efficient and attractive public transit system, which provides

access o major activity centers.

Policy 1: Larger new developments along arterial and major collector streets
shall provide transit-related public improvements (i.e., bus pullouts, bus shelters) to

encourage bus use.

Policy 2: Strongly encourage that new development projects incorporate transit-

related design features as outlined below:

A. A through roadway should connect adjacent developments to permit transit

circulation between developments.

B. Shielded openings in subdivisions sound walls should be provided to facilitate

more direct pedestrian access to transit stops.

5.3.3 NON-MOTORIZED TRANSPORTATION

Goal 1: Provide adequate pedestrian and bikeway facilities for present and future

transportation needs.

Policy 1: Pedestrian travel shall be encouraged as a viable mode of movement
throughout the City by providing safe and convenient pedestrian facilities, particularly

in commercial areas and residential neighborhoods.

Policy 2: Recreational bikeways shall be developed and maintained on separate

rights-of-way (i.e., East Bay Municipal Utility District easement path).

Policy 3: Right-of-way requirements for bike usage shall be considered in the

planning of new arterial and collector streets and in street improvement projects.

Policy 4: Safe and secure bicycle parking facilities should be provided at major

activity centers such as parks and community spaces.

Goal 2: Protect the citizens of the Stockton Planning Area from the harmful and

annoying effects of exposure to excessive noise.

Goal 3: Protect the economic base of the Stockton Planning Area by preventing
incompatible land uses from encroaching upon areas with existing noise-producing

uses.
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5.34 NOISE

Policy 1: New residential Development shall not be allowed where the ambient noise
level due to locally regulated noise sources (i.e., all noise sources other than roadway,
railroad, and aircraft noise) will exceed the noise level standards as described in the

General Plan.

Policy 2: The compatibility of proposed projects with existing and future noise levels

due to traffic on public roadways.

Policy 3: Before approving proposed development of new residential land uses in
areas exposed to existing or projected exterior noise levels exceeding 60 dB Ldn/
CNEL, an acoustical analysis shall be required. The acoustical analysis shall be
required in the environmental review process so that noise mitigation may be included

in the project design.

Policy 4: Develop and employ procedures to ensure that requirements imposed
pursuant to the findings of an acoustical analysis are implemented as part of the

project review and building permit processes.
Noise Policies: The following noise policies are to be used to implement the PD:

A. All residential development shall be sufficiently located away from, or screened

from noise generators as recommended by an acoustical study.

B. Sound attenuation walls, fences, and screens shall be designed to comply with

the Design Guidelines of this PD and the requirements of the project EIR.

The Noise Element of the City’s General Plan includes policies and standards
applicable to the proposed project. The primary emphasis of the Noise Element is to
ensure that all sections of the City are free from excessive noise, while establishing

maximum sound levels for residential, commercial, and industrial areas.

The project EIR further specifies noise sources, such as construction activities and traffic,
and provides mitigation measures that would reduce these noise impacts to less than
significant levels. This PD shall be in conformance with the mitigation measures for

noise impacts cited in the EIR.
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5.4 REGIONAL CIRCULATION PATTERN

Regional access to Crystal Bay would be by way of Eight Mile Road, connecting to
Interstate Highway 5, State Highway 99, and other north-south arterial roads serving
Stockton. Additional local vehicular access would be provided via Scott Creek Drive,

Cosumnes Drive, and Melones Way from Westlake and Spanos Park West to the east.

Eight Mile Road intersects with Interstate 5 east of the Project site near the eastern

boundary of Spanos Park West. Major signalized intersections in the vicinity of the

site include the Thornton Road, Lower ‘§§7/"_ N T
X /§7 \‘IOODBRD:E ) Mooooenoie E Sl
Sacramento Road, and West Lane Y 8 A ] Voo A BN
15 8 £ 46 oal \\ ~ = Victor B
. . . . . 4 pRasnon|E 5
intersections with Eight Mile Road. Thornton i s 2 O oF 5ol e
Bouldin erminous 9 e =
. . . . Istand EL 10 = = 5 3 = g
Road/Wagner Heights is also a signalized o\ ]z 2 ‘
. . . . o o) BT e [, sert |3 e e
intersection. Scott Creek Drive will be per * ¥
! % i o
1 M B nage HAMMER] = X
designed as a collector street with the same ~ * -t N
D 37, Ty e
street section as in Westlake. The access road ¢ R e (Y- P
) ) n \) o, 7, \Stockton, 7
from Eight Mile Road (Street “1”) would be B R~ 2y
. , FAC Haty——— oSS\ NSy, S
designed to accommodate traffic generated 3 = A\ % .
. . . . LA g TS N
by the Project and will provide access to Rio et é"\’ g '{m’““‘“?,'; U
v EL 16 R =

Blanco Road and the Paradise Point Marina.

The Eight Mile Road Precise Road Alignment Plan will be amended to include the

vehicular access points serving the proposed Project.
5.4.1 CIRCULATION PLAN

Eight Mile Road serves as the major east-west arterial providing direct access to the
Plan Area. Scott Creek Drive will be extended to serve local residential and collector
street connecting the Project site to the neighboring Westlake and Spanos Park West
developments. Additional access to the Project site is provided by Street “1” which
also accommodates vehicular access to Rio
Blanco Road and the Paradise Point Marina.
(See Figure 5.1) Traffic forecast data shall be
utilized and provided to support the proposed
circulation plan. Based on the circulation plan

and associated traffic analysis, modifications to

the PD may be necessary.

Typical Streetscape

EL.S
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Figure 5.1 — Circulation Plan

The proposed streets and streetscapes for
Crystal Bay serve various functions. These
include movement of traffic and transit,
pedestrians and bicycles, and providing
street trees and other landscaping to screen
and provide buffer to the built environment.
Crystal Bay's street system consists of arterial
streets to provide the main circulation to

and from the site, collector streets to provide
access to the neighborhoods, and residential

streets to provide access to individual homes.
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5.4.3 PEDESTRIAN/BIKE SYSTEM

A system of paths for pedestrians and bicyclists
will provide access to and between important
destinations within the Project area, such as
the residential neighborhoods, parks, and
other open space amenities. The pedestrian
and bicycle circulation system will also provide

links to areas outside Crystal Bay, including the

commercial center in Spanos Park West, the
Typical Bike Path Community Centers and parks in Westlake, and
the Delta system including Bishop Cut and the

Paradise Point Marina.
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REETCLLIE Future Class |l Bike Path (Marked & Signed)

Figure 5.2 — Bikeways Plan

Page 5-9 Crystal Bay at Spanos Park West Planned Development Stockton, California



The basic components of the proposed pedestrian and bicycle circulation system
include an eight-foot wide pedestrian and bicycle path located within landscaped

II'I n

corridors adjacent to Street and Scott Creek Drive. The proposed system of
pathways will provide a connection to the facilities within the proposed development
and ultimately to the 12’ wide Class | bike path on the south side of Eight Mile Road.
Pedestrian access would be provided within the neighborhoods by concrete sidewalks,

typically separated from the roadway system and a minimum of four feet wide.

All pedestrian and bicycle circulation system components will be compatible with the
City of Stockton Existing and Future Bikeways Plan. The exact locations of the elements
of the pedestrian/bikeway system would be subject to the review and approval of the
City Engineer. See Figure 5.2 for the proposed integration of the bikeway system to the
City of Stockton Bikeways Plan.

In addition, landscaped pedestrian and bicycle corridors will be provided through the
high density residential area to the Bishop Cut in order to connect all future residents to
the Delta System. (See Figure 5.3) The levee at Bishop Cut will also be enhanced as a
greenbelt amenity with suitable path and bikeways, park furniture, and shrub plantings.
Walk and bikeways will be designed with a possible future connection to the Paradise

Point Marina in mind.
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Figure 5.3 — Greenbelt Concept at Bishop Cut
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5.5 STREET SECTIONS

5.5.1 EIGHT MILE ROAD (MAJOR ARTERIAL STREET)

Eight Mile road will be the major access road to the project and will be designed as a
half street section of a Major Arterial Street per City Standard drawing number 11H.
Eight Mile Road would have a half-street right-of-way of 48 feet and consist of a 7-foot
half median, two travel lanes, a 15-foot landscape area with an 12-foot meandering

walk, and an additional 18-foot landscape area. (See Figure 5.4)

Landscape Larwlsc;ape‘| TLane” Lane T L/
Easement 48 Future improvements by others

Centerline for "
future Right of Way

@A 96’ Minor Arterial Street (Half Street Section at Eight Mile Road

Figure 5.4

At the intersection of Eight Mile Road and Street “1”, Eight Mile Road would transition
to one lane in each direction. Eight Mile Road would have a half-street right-of-way of
40 feet and consist of a 7-foot half median, one travel lane, a 15-foot landscape area

with a 12-foot meandering walk, and an additional landscape easement area. (See
Figure 5.5)

Median

#
Landscape Lane

Varies 40 Future improvements by others
Landscape Centerline of
future Right of Way

&0’Collector Street (Half Street Section @ Eight Mile Road)

Figure 5.5
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Eight Mile Road will only be constructed as a half street section to the property line,
center line of the existing road, in the interim. The Spanos Family Trust does not
have ownership of the property on the north side of Eight Mile Road and until those

properties develop it will function with one lane of traffic in each direction.

5.5.2 STREET “1” (MINOR ARTERIAL STREET)

Street “1” will be the primary spine road connecting to Eight Mile Road and running
south through the Project site and will be designed as a Minor Arterial Street per
City Standard drawing number 11G. Street “1” will have a right-of-way width of 96
feet, with a 15’-wide landscaped area on each side including an eight-foot wide

meandering sidewalk, a four-lane configuration with a 14’-wide landscaped median/

P Y

Lam:lscapeﬂ " Lane Lane Median Lane Lane Landscape

96’ Right of Way

@ 96’ Minor Arterial Street (Street I’

Figure 5.6

turn lane to accommodate traffic circulation. Development parcels/neighborhoods
would take access from Street “1,” by way of neighborhood roads, collector streets,

and driveways.

5.5.3 SCOTT CREEK DRIVE (RESIDENTIAL COLLECTOR STREET)

Scott Creek Drive will be designed as a 74-foot right-of-way to match the street section

II] "

from the Westlake development and will extend through Crystal Bay to Street

II'III

Scott Creek Drive will provide access to the neighborhoods adjacent to Street and
Eight Mile Road. On-street parking will only be allowed along the neighborhood park
frontage and will terminate at the first entry to Neighborhood C. At that point, Scott
Creek Drive will consist of a 74-foot right-of-way to match the street section at Westlake

and will consist of two 17-foot travel lanes and a 20-foot landscape area on each side.
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Parking along Park
Frontage Only

13 13 20
Landscape 1 Parking] Lane | Lane | Landscape

74’ Right of Way

(D) 74 Collector Street (Scott Creek Drive

Figure 5.7

At the intersection of Street “1” and Scott Creek Drive, Street “1” would transition to one

II'I n

lane in each direction, See Figure 5.8. Street will be designed as a modified Back
Up Residential Collector and will consist of a 76 right-of-way, a 14’ median with two
4’ sections of “drive over” pavement for emergency vehicles, 13’ travel lanes in each

direction, and a 15 foot landscape area with an 8-foot walk.

4’ “Drive Over”

Pavement Area
for Emergency
Vehicles

[U7

%ﬂw

J

90’ Right of Way

90’ Back-up Residential Collector Street
(Street 1 from Round About to Rio Blanco Road)

Figure 5.8
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Figure 5.9

5.5.4 COURTYARD PERIMETER STREET

The main access road to the apartment development will consist of a 45’ public utility
easement (PUE) private street. (See Figure 5.9) The street will consist of two travel lanes,
parking adjacent to the apartment development with a separated sidewalk, and high
density adjacent to the development. The private streets will be maintained by a home

owners association.

110,PUE 'I s Pkg | Lane | Lane | Pkg T s Tsm[ 10 PUE T

54’ Right of Way

© 54 Low Volume Residential (Public Road)

Figure 5.10

5.5.5 NEIGHBORHOOD STREETS PUBLIC (LOW VOLUME RESIDENTIAL)

Neighborhood streets within Crystal Bay will connect the individual neighborhoods
to the main access roads. The internal streets within the traditional single-family
neighborhoods will consist of 54-foot right-of-way and two travel lanes with parking

on both sides per City Standard drawing number 11A. (See Figure 5.10)
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5.5.6 NEIGHBORHOOD STREETS PRIVATE (MODIFIED LOW VOLUME
RESIDENTIAL)

Private neighborhood streets within the courtyard development will connect the
neighborhood to the main arterial streets. The internal streets will consist of a 40’
public utility easement (PUE) with two travel lanes with parking on both sides. (See

Figure 5.11) The street section is a modification of City Standard 11A, with the curb-

T 10pPuE ] 8W T pg | Lane | Lane | Pkg | |10°PUE |
/s

40’'PUE

H 40’ Low Volume Residential (Private Road)

Figure 5.11

to-curb width being the same. The difference is that there is only sidewalk on one side
which is monolithic as opposed to detached with a planting strip. The private streets will

be maintained by a home owners association.

Rio Blanco Road will not be modified as part of the project. The existing street section
consists of a 24’ pavement section, two travel lanes, and unpaved shoulders on each
side. (See Figure 5.12) Only 17’ of the street is within the property boundary of the
project and Street “1” will intersect Rio Blanco Road in a “T” intersection with stop sign

Rio Blanco Road

Bishop Cut )
L‘(.,‘l-ll ®)

S —

24
Existing
Pavement

Property Line

Rio Blanco Road Section (Existing)

Figure 5.12
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control at the intersection.
5.6 TRAFFIC CALMING

Traffic calming and pedestrian enhancement features will be incorporated as key
elements of the roadway system. The roadway widths will be minimized, in part to
reduce the amount of impervious surfaces, but also to promote slower vehicular speeds
within the Project area. Included in the plan are; traffic signals, roundabouts, traffic
circles, and high-visibility crosswalks to further reduce traffic speeds and increase
pedestrian safety. (See Figure 5.13) The recommended traffic calming elements are
considered preliminary and shall be supported

by traffic forecast data analysis for development.
Traffic calming measures are subject to City review
and approval based on appropriate supporting

traffic analysis and City Design Standards.

A signal at the project entry of the intersection of
Eight Mile Road and Street “1” will be utilized to

direct the flow of traffic at the main intersection

to the project. Fiber-optic interconnects will be

0 Traffic Signal 4 lane Street

n Roundabout [ 2 lane Street

. High Visiblity
Crosswalk

. Traffic Circle

& Stop Sign

Rio Blanco Road

Wéstlaké at =
Spanos Park West

Figure 5.13 — Traffic Calming Plan
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installed to allow for synchronization with

adjacent projects.

A roundabout will be utilized at the
intersection of Street “1” and Scott Creek
Drive to substitute for a traffic signal and/or
all-way stop signs. The roundabout will be

constructed with two through lanes on Street

II'I n

and single lanes accessing Scott Creek

Typical Roundabout

Drive and the Courtyard development. The
roundabout will consist of a raised central landscaped island and splitter islands similar
to City of Stockton Detail 12A, Typical Urban Roundabout.

Three traffic circles are proposed to assist
in slowing vehicles within the residential
neighborhoods. Two traffic circles would

be located in the compact single-family lot

development, and one in the courtyard lots. The
traffic circles will consist of raised islands, placed \ -
in intersections, and landscaped in their center
islands similar to City of Stockton Detail 13,
Traffic Circle. The circles will assist in reducing Typical Traffic Circle
speeding through intersections by impeding the

straight-through movement and forcing drivers to slow down to yield. Drivers must first
turn to the right, then to the left as they pass the circle, and then back to the

right again after clearing the circle.

Two high-visibility crosswalks may be considered along Scott Creek Drive to create a

safe pedestrian movement from development north of the neighborhood park. High-

visibility crosswalks use special marking - e
patterns and raised reflectors to increase |
the visibility of a crosswalk at night. These
crosswalks may be located at the two

entrances to the compact lot development

from Scott Creek Drive.

Typical High Visibility Crosswalk
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Stop signs will be used at the intersections of neighborhoods and Street The stop
signs will be located at the intersection from the neighborhoods only and will regulate

traffic entering onto Street “1.”
5.7 MULTI-MODAL PROVISIONS/OPPORTUNITIES/PLANS

The San Joaquin Regional Transit District (SJRTD) is the principal public transportation
service serving Crystal Bay. SIRTD currently provides a fixed-route bus service and a
dial-a-ride response function for elderly or handicapped persons that cannot use the

regularly scheduled vehicles.

Public transportation will be encouraged within Crystal Bay by incorporating bus

II'I n

turnouts and shelters along Street and Scott Creek Drive. The proposed locations
for bus stops/turnouts are indicated on the Circulation Plan. (Figure 5.1)

Final design and locations would be subject to the approval of the SIRTD. These bus
stops could be used for fixed route public bus service connecting other parts of the City

of Stockton to Crystal Bay, private commuter bus services, or a shuttle system.

5.8 PUBLIC LANDSCAPE AND STREETSCAPE
5.8.1 STREETSCAPE CONCEPT

The streetscape concept for Crystal Bay consists of five design elements that will provide
for a unified and organizational framework for the project. These elements consist of
major and minor gateways, neighborhood entries, neighborhood street trees, and
fencing and walls. This framework will provide residents and visitors with a visual
structure of the development and a series of monuments and landmarks by which to
navigate through the neighborhoods. The Master Streetscape Concept, see Figure
5.14, illustrates the concept of the plan with locations of the gateways, neighborhood
entries, and neighborhood street tree themes and plant palette. Wall and fencing
locations will determined as more precise plans are prepared for each neighborhood.

II‘| n

In general walls will be located along Eight Mile Road, Street “1”, and along Scott
Creek Drive where residential units abut the street. Described in the following sections

are more detailed descriptions of the design elements of the streetscape concept.

A hierarchy of three types of entrance features are provided for within Crystal Bay

along the coordinated community signage. These three types will be:

*  Major Gateway (Eight Mile Road at Street “1”)
*  Minor Gateway (Street “1” at Scott Creek Drive)
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MASTER TREE PLANT PALETTE
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*  Neighborhood Entries-Small Project/Subdivision Features

(e.g. Neighborhood Entry)

COMMUNITY GATEWAYS OR ENTRANCES

Major Gateways

The Major Gateway will include signs
identifying the Crystal Bay Community.
This gateway should include themed and

coordinated signage and graphics (logo

and lettering) themed lighting, enhanced
hardscape elements (walls, construction Typical Major Gateway

materials, and finishes) large tree selections, and distinct use of the planting palettes.

Any proposed non-city standard street lighting will be maintained by a Lighting and

Maintenance District (or other mechanism by the master developer of Crystal Bay).

A conceptual character depiction of a potential major community gateway and entry

scheme is depicted in Figures 5.15 and 5.16.

ENTRY SIGN
STUCCO WITH BRICK TRIM

TILE

MASONRY WITH BRICK CAP

MONUMENT COLUMN

| e
RAISED PLANTER WITH BRICK CAP ENTRY SIGNAGE ELEVATION © 2 4 8FT.

Figures 5.16 — Major Gateway Concept
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Any proposed non-city standard feature
such as decorative paving may also require
a revocable permit for placement and will

require the master developer to maintain.
Minor Gateways

Minor Gateways are intended to highlight

intersections within Crystal Bay and announce

Typical Minor Gateway

arrival into the project from minor circulation
routes. They will be designed to integrate with the landscape treatments and

complement the major gateways.
Minor Gateways may include:

*  Signage identifying the particular residential district or community (low-scale
and within the entry drive).

*  Themed lighting, enhanced hardscape elements but of smaller stature and
scale than the Major Gateway.

*  Less of a reliance on specimen sized trees.

A conceptual minor community gateway and entry scheme is depicted in Figure 5.17.

LARGE MONUMENT COLUMN
AT MASONRY WALL

‘SHORT MONUMENT
COLUMN

SPHERE FINIAL

BRICK ACCENT

TILE TO MATCH
ENTRY SIGN

PROJECT
LETTERING

LARGE MONUMENT
COLUMN

SHORT MONUMENT
COLUMN

BRICK ACCENT

ACCENT PAVING

PROJECT
BOUNDARY

FLOWERING
ACCENT TREES

Figure 5.17 — Typical Minor Gateway Concept

Page 5-21 Crystal Bay at Spanos Park West Planned Development Stockton, California



NEIGHBORHOOD ENTRIES

Neighborhood entries should signal the entrance into a defined residential
neighborhood. Neighborhood entries should have similar elements from the major and
minor gateway entries. The following general guidelines will apply to neighborhood

entry points:

*  Neighborhood entries are not to be placed at all entries to each project. The
exact location of neighborhood entries will be determined.

*  Neighborhood entries may include subdued identification signs, themed
lighting, the thematic architectural character elements and enhanced hardscape
and plantings, which draw from the palette of adjoining streets.

*  Neighborhood entries will be small in scale and can be incorporated into the

entry points of projects as a form of identification.
NEIGHBORHOOD STREET TREES

In order to enhance the sense of individual

neighborhoods within the project, a

master tree plant palette has been
developed so that each has a distinct
and different street tree. (Refer back

to Figure 5.14 on page 5-19) Figure

5.14 presents a conceptual street tree

Typical Neighborhood Entry

planting concept along with a representative

list of tree choices for each neighborhood.

EXTERIOR AND INTERIOR FENCES AND WALLS

Walls and fences within Crystal Bay will provide screening and barriers between
properties and uses, help define the edges of arterial and collector streetscapes, and
provide privacy and security for private property. The material and design of walls and

fencing will vary throughout depending on each location.

Walls will be primarily features along the main arterial and collector streets within
Crystal Bay. The intent is for all to share and exhibit a common community appearance
or theme. Minor variations in the location, extent, and length of these walls are
anticipated with each land use development project. The following general design

requirements pertain to the walls.
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*  Walls along public streets should be
placed to avoid blocking views to the open
space corridors and should not obstruct
underground or aboveground elecitric,
telephone cable, water or sewer services or

equipment.

Typical Wall

. Exterior and interior fences and walls need

to provide sufficient set-back at intersections for sight distance.

*  Opportunities for wall openings between land uses designation should be

evaluated where appropriate to encourage and facilitate pedestrian connection.

*  Wall materials shall have a textured face such as cast patterns, split-faced or

stucco-finished on the side facing the street or public view.

*  Minor variations in theme and view wall designs are acceptable; however

continuity in theme and materials shall be incorporated where variations occur.

*  Pilasters should be used at each side of neighborhood vehicular and pedestrian
entrances to define openings, and at each angle point or change in direction to

enhance wall aesthetics.

*  Multiple pilasters at neighborhood entries are encouraged, and should be

spaced no less than 50 feet-on-center along straight runs of walls.

*  Pilasters shall be constructed of materials complementary to the masonry wall.
Acceptable materials include masonry block, brick, stone, cobble or stucco

finishes.

*  Pilasters may include embellishments such as logos incorporated in the column

or pilaster design and concrete caps.

. Pilasters should have sufficient

bulk and dimensions to appear in

proportion to the height and mass of

the wall.

Masonry Walls

Standard masonry walls shall be used as

Typical Masonry Wall
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barriers and screens between different land uses. This type of wall shall be used
in locations that are less visible from public streets. Six-foot masonry walls shall be
provided where public or private parks are adjacent to residential commercial property.

Such walls shall be on private property.
Wood Fencing

Two types of wood fencing are specified

for use at Crystal Bay. Both fence types are

intended to provide security, screening, and
privacy. Standard wood fences are located

in areas that are less visible from public view

and enhanced wood fences are located in

areas with greater public visibility. Typical Wood Fence

Residential lots backing onto any type of street at Crystal Bay will require a masonry

wall.
Standard Wood Fence

This fence type is typically located adjacent to other residential uses, paseos, or other

areas with more limited public views.
General guidelines for standard wood fences are as follows:

*  Typically constructed adjacent to other residential uses, paseos, or other areas

with limited public view.
*  Maximum solid-wood fence height adjacent is 6 feet.
*  Fence sections may be eight to 10 feet in length supported by four by four posts.

*  Solid wood fences are to be of
redwood construction, and if painted
or stained, should be an earth tone

color.
Wood Fence with Pilasters

This is a variation of the standard wood fence

with the addition of decorative pilasters at

regular intervals. This fence type is typically
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located along community collector and
neighborhood (local) residential streets
at the back of the landscape corridor,

usually where residential lots back or side?

onto the street.

General guidelines for wood fences with

Pilasters area as follows:

Page 5-25

Minimum height of solid wood

Wood Fence with Pilasters

fence along all residential

collectors within neighborhoods is six feet.
Fence sections may be eight to 10 feet in length supported by four x four posts.

Pilasters or columns should be used for enhanced wood fences at each side

of neighborhood vehicular and pedestrian entrances so as to visually define
openings, and at each angel point (change in direction) to enhance wall
aesthetics. Pilasters are encouraged at regular spaced intervals along lengths of

fences.
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CHAPTER 6

PUBLIC FACILITIES,
SERVICES, AND UTILITIES

6.0 INTRODUCTION

The elements of the physical
infrastructure required to serve
and support the phased and full
development of the Project are
described in this chapter of the
PD. The necessary infrastructure
described herein is based on the
land use program identified in
Chapter 3.

6.1 GENERAL

The proposed utility infrastructure will be designed to accommodate and serve full
build out of Crystal Bay. Phasing of these improvements and funding obligations will be
outlined in Chapter 11. Public facilities and services will be served by multiple agencies

and utility providers as listed below:
*  Water — City of Stockton, Municipal Utilities Department

*  Sanitary Sewer — City of Stockton, Municipal Utilities Department and Regional
Wastewater Control Facility (RWCF)

*  Public Transit — San Joaquin Regional Transit District (SJRTD), also called
Stockton Metropolitan Transit (SMART)

*  Solid Waste — Stockton Scavengers (a franchise of the City of Stockton)
*  Electricity and Natural Gas - Pacific Gas and Electric (PG&E)

*  Telephone Service and Fiber-Optics — AT&T

*  Cable Television — Comcast

*  Fire Protection — City of Stockton Fire Department

*  Police Protection — City of Stockton Police Department
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All proposed City owned utilities depicted in this PD are schematic and will be analyzed
in detail in conjunction with preparation of utility master plans. City of Stockton

utility infrastructure requirements for water, sanitary sewerage, storm drainage, and
non-potable water system shall not be superseded by the PD. Such infrastructure

shall be designed and constructed in accordance with the City’s Standard Plans and
Specifications and Municipal Utilities Department requirements. Improvement plans
will not be submitted for review until all water, sanitary sewerage, storm drainage, and
non-potable water system master plans have been approved by the Municipal Utilities

Department.
6.1.1 OBJECTIVE

The obijective for providing utilities and public facilities is that all necessary infrastructure
facilities would be constructed in the most cost-effective, orderly fashion and all
necessary infrastructure facilities would be in place and operational for connection and
use as phases of the projects are completed. Public services (fire, police, schools, etc.)
would be funded and provided for by development impact fees. These fees would be
levied at the time of building permits, which would provide for the provision of public

services as demand increases.

6.1.2 POLICIES

Goal 1: Provide public facilities and City services throughout the urbanized area.

Policy 1: Capital improvements and facility needs generated by new development
shall be financed by new development. The existing community should not be burdened
by increased taxes and fees nor by lowered service levels to accommodate the needs
created by new development. Exceptions to this policy may be considered in an effort to

encourage affordable housing.

Policy 2: Development proposals shall be reviewed for their impacts on various
infrastructure components (i.e., sewer, water, fire stations, libraries, streets) and should
be required to provide appropriate mitigation measures if development reduces service

levels.

Policy 3: Continue to utilize developer fees and the City’s public facilities fees to
finance public facilities (e.g. sewer, water, parks and recreation, police and fire, general

government).
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Policy 4: Continue to utilize various methods in addition to the use of fees fo finance

public facilities (i.e. grant funding, assessment district, Mello-Roos funding).

Policy 5: PG&E, AT&T, and Comcast should upgrade their facilities and acquire

appropriate easements to accommodate development.

Goal 2: Provide a full range of public facilities and City services where they are

accessible to the public and are compatible with the area in which they are located.

Policy 1: Residential developers should coordinate with the school district to ensure

the adequate provision of schools.
Goal 1: Promote the conservation of energy in Stockton’s housing developments.
General Policies: The following general policies are to be used to achieve the goals.

A.  The City shall require that all proposals for development within Crystal Bay be

consistent with the intent and purpose of the PD.

B. The City shall require that the backbone infrastructure plan for Crystal Bay
include implementation programs for the roads and streets, water service,
sewerage and storm drainage that connect Crystal Bay with other parts of the
City of Stockton.

6.2 UTILITY MASTER PLANS

6.2.1 WATER
Potable Water Supply and Distribution

Domestic water would be provided to Crystal Bay by
the City of Stockton’s Water Utility. A 12-inch water
main stubbed out at the end of Scott Creek Drive

in Westlake. The water line will be extended to the

west to the intersection of Street “1.” From there, a

II] ”

12-inch main will continue north along Street
and east along the Project frontage in Eight Mile Road and connect to an existing 12-
inch main line stubbed out from Westlake. Additionally, a 12-inch line will run south

II'I n

in Street from Scott Creek Drive to the intersection of the neighborhood road. The
mains will reduce to 8-inch and loop through the neighborhoods. Potable water shall

not be used to fill any lake or water feature.
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The water distribution system will provide the Crystal Bay Project Area with a “looped”
system and will be fully constructed as part of the initial development phase. The PD
includes a secondary distribution system of smaller diameter water lines that would
serve all of the individual Project neighborhoods. The secondary system would be

installed and expanded as the various phases of the overall Project are implemented.

Point of Connection
to existing 12”
Water Main

(See Figure 6.1)
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Figure 6.1 — Water Master Plan

Water Facilities
Goal 1: Conserve groundwater and surface water resources in order to ensure
sufficient supplies of good quality water.

Policy 1: All urban development shall be served by a sanitary sewage system to avoid

possible contamination of groundwater from septic systems.
Policy 2: The use of Best Management Practices for the reduction of pollutants in
urban runoff shall be encouraged within the storm drainage system in order to reduce

the amount of pollutants entering the surface waters.
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Policy 3: Encourage and support water conservation measures by all City water users.

Policy 4: Non-potable water should be used to fill any lake or water features within

development projects.

Policy 5: The City shall require preparation of detailed watershed drainage plans
for those areas identified in the City of Stockton Drainage Infrastructure Plan. These
plans should be completed before development occurs in the areas and shall identify
required drainage improvements and costs. The watershed drainage plans shall
include Best Management Practices that will reduce pollutants in urban runoff to the

maximum extent practicable.

Policy 6: The City will comply with the requirements of the Clean Water Act with the

intent of minimizing the discharge of pollutants into surface waters.
Senate Bill 610 and SB221

Senate Bill 610 (Chapter 643, Statutes of 2001) was adopted by the State Legislature
in January 2002 along with Senate Bill 221. It was enacted to improve the link between
information on water supply availability and land use decisions made by cites and
counties. Under SB 610, a water assessment must be furnished to local governments
for inclusion in any environmental documentation for certain projects (as defined in
Water Code 10912 [a]), subject to the California Environmental Quality Act. The Urban
Water Management Plan (UWMP) is the foundation document for compliance with this
statute. A water supply assessment is required to be submitted to the City or County

(Lead Agency) with the PD for any large development.

Senate Bill 221 (Chapter 642, Statues of 2001) was adopted along with SB 610 to
amend the state law to provide a link between availability of water for any project

and certain land use decisions made by cities and counties. SB 610 and SB 221 are
companion measures that seek to promote more collaborative planning between local
water suppliers, cities, and counties. Under SB221, the developer of a large-scale
development must provide an affirmative written verification of sufficient water supply,
based upon substantial evidence to the local jurisdiction, when the tentative map is
submitted for the development. The Urban Water Management Plan is the foundation

for compliance with this statute.

Projects under SB 610 and SB 221 Government code §66473(a) provides that a

subdivision consisting of 500 or more dwelling units is subject to SB 610. Regardless of
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the number of dwellings, a project can be considered a “subdivision” if it increases the

number of service connections for a water utility by 10 percent.
Urban Water Management Plan

The Urban Water Management Plan (UWMP) is the foundation document for both SB
610 and SB 221. The UWMP serves as an important source of documents for cities and
counties when they update their General Plans. General plans are source documents
for water suppliers as they update their UWMP. The UWMP is both a water assessment
and water verification document that lead agencies use in determining whether to
approve the PD and/or the tentative map of a large development or “subdivision.” It is
crucial that cities/counties coordinate very closely with water suppliers in development
and updating UWMPs.

Requirements of SB 610

The developer or urban water supplier develops an Urban Water Management Plan for

inclusion into the PD and includes:

1. Description of the service area of the water supplier, including current and
projected population, climate, and other demographic factors. Population
projections shall be based upon date from State, Regional, or local service
agency populations within the service area of the supplier and shall be in five-
year increments, up to a minimum of 20 years.

2. ldentifies and quantifies the existing and planned sources of water available to
the supplier.

3. Copy of the groundwater management plan adopted by the urban water
supplier.

4. Description of the groundwater basins from which the groundwater will be
pumped.

5. Detailed description and analysis of the location, amount, and sufficiency of
groundwater pumped by the urban water supplier in the last five years.

6. A detailed description and analysis of the amount and location of groundwater
that is projected to be pumped by the urban water supplier.

7. A description of the reliability of the water supply and vulnerability to seasonal
or climatic shortage for:

A. An average water year

B. Asingle dry year
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10.

11.

12.

13.

14.

15.
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C. Multiple dry water years

A description of the opportunities for exchanges or transfers of water on a

short-term or long-term basis.

Quantity over five-year increments as described in ltem 1 of projected water

use, identifying uses among water sectors including, but limited to the following

uses:

a. Single-family residential d. Institutional uses
uses

b. Multiple-family e. Landscape uses

residential uses
c. Commercial uses f.  Saline water intrusion barriers,
groundwater recharge, conjunctive

use, or any combination thereof
A description of the water supplier’s water demand management measures.

A description of each water demand management measure that will be

implemented or is currently being implemented.
A schedule for implementation for all water demand management measures.

A description of the methods, if any, that the supplier will use to evaluate the
effectiveness of water demand management measures described under the

plan.

An estimate, if available, of the existing conservation savings or water use within
the supplier’s service area and effect of savings on the supplier’s ability to

further reduce demand.

An evaluation of each water demand management measure listed in ltem 10

that is not currently being implemented or scheduled for implementation.

a. Consider economic factors: environmental, social, health, customer impact,
and technological factors

b. Cost-benefit analysis
Funding available to implement any planned water supply project

d. Description of the water supplier’s legal authority and efforts to work with
other agencies to ensure implementation of the measure and share the

costs
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16. A description of the water supply projects and programs that may be

undertaken by the water supplier.
Non Potable Water Supply and Distribution

Water solely used for irrigation of the various parks, common landscaped areas, and
planting strips within the public right-of-way will be supplied by the on-site lake and
conveyed in a “purple pipe” (non-potable water) system. The lake system design would
include a series of small pumps that would deliver pressurized water. Potable water

shall not be used to fill any lake or water feature. (See Figure 6.2)

The use of treated lake water for irrigation would have the following benefits: (1)
reducing the demand for potable water serving the Project; (2) providing another
valuable function for the man-made lake; (3) improving the water treatment capability
of the lake by increasing lake circulation and water movement within the lake; and

(4) reduced lake maintenance through increased water movement and hindering

eutrophication.

A preliminary non-potable water demand has been prepared for the manmade

lake associated with the Crystal Bay development project which includes the public
landscape irrigation requirements for the project. The public area landscape irrigation
water requirements are included in the lake water demand since it is assumed that the
irrigation water will be withdrawn from the lake as part of the lake operation since this
turnover of the lake water will improve the overall water quality. A simplified “water
balance” analysis for the lake system evaluates all the water input and withdrawal

to determine the net deficit that must be accommodated with “makeup” water. The
water withdrawals from the lake only include (1) evaporation, and (2) irrigation of
landscaping within the development. There will be no infiliration loss from the loss since
the lake will be lined with an impermeable
water barrier. The water entering the lake
includes both nuisance and storm water
runoff, and direct precipitation into the
lake. Makeup water supply will be used

to maintain water level in the lake, and
irrigation will be operated based on the

landscaping needs.

Lake Water Source
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Based on the water balance, July is the peak make-up water demand month this
correlates to the peak ETo of 11.9 inches. Assuming average monthly precipitation
conditions and approximately 5 AF nuisance flow into the lake in July, approximately
21 AF of make-up water will be necessary for irrigation and lake replenishment in that

month.

Every other month requires less make-up water. Demands in March and April are offset
by the availability 