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PROJECT DIRECTORY
OWNER: MORRO 94, LLC

2141 TUOLUMNE STREET, SUITE J
FRESNO, CA 93721

CLIENT REP: RRM DESIGN GROUP
3765 S. HIGUERA STREET, SUITE 102
SAN LUIS OBISPO, CA 93401
CONTACT: TIM WALTERS
PHONE: (805)-543-1794
EMAIL: TJWALTER@RRMDESIGN.COM

PROJECT ADDRESS: 3300 PANORAMA DRIVE
APN: 065-038-001

PROJECT DESCRIPTION
THE SCOPE OF THIS PROJECT IS A 61 LOT PLAN UNIT DEVELOPMENT ON 
THE DECOMMISSIONED US NAVY JET FUEL STORAGE FACILITY. LOT SIZES 
RANGING FROM 2,270 SF TO 5,950 SF. THE LOTS VARY IN THEIR CON-
FIGURATION; FRONTING PANORAMA, ALLEY LOADED, DOWNHILL AND 
UPHILL.
THE ARCHITECTURAL STYLE OF THE PROJECT IS PROPOSED AS “COAST-
AL COTTAGE” WITH A PREDOMINANTLY LAP AND SHINGLE SIDING, 
GABLE ROOFS, COVERED PORCHS AND BALCONIES.

SHEET INDEX
T1	 TITLE SHEET
A1	 PROPOSED SITE PLAN
A2	 SITE SECTIONS
A3	 TYPICAL LOT EXHIBITS - PANORAMA FRONTING
A4	 TYPICAL LOT EXHIBITS - INTERIOR ALLEY FRONTING
A5	 TYPICAL LOT EXHIBITS - EXTERIOR ALLEY FRONTING
A6	 TYPICAL LOT EXHIBITS - DOWNHILL
A7	 TYPICAL LOT EXHIBITS - DOWNHILL
A8	 TYPICAL LOT EXHIBITS - UPHILL
A9	 TYPICAL LOT EXHIBITS - UPHILL
A10	 CHARACTER SKETCH - PANORAMA DRIVE
A11	 CHARACTER SKETCH - OPEN SPACE AT INTERIOR
A12	 CHARACTER SKETCH - OPEN SPACE AT EXISTING TREE
A13	 INSPIRATION IMAGES - CAOSTAL COTTAGE
A14	 INSPIRATION IMAGES - CAOSTAL COTTAGE
C1	 TITLE SHEET - VTM
C2	 EXISTING CONDITIONS
C3	 VESTING TENTATIVE MAP
C4	 PRELIMINARY SITE PLAN
C5	 PRELIMINARY GRADING PLAN
C6	 STORMWATER CONTROL PLAN
L1	 LANDSCAPE SITE PLAN
L2	 LANDSCAPE PLANTING PALETTE
L3	 LANDSCAPE PLANTING PALETTE
24 	 TOTAL SHEETS IN THIS SET

VICINITY MAP

ZONING MAP

PARKING
AUTO PARKING CALCULATION SPACE 

COUNT
PARKING PROPOSED:

RESIDENTIAL         2 SPACE PER GARAGE 122
DEVELOPMENT         GUEST PARKING 27

PROJECT STATISTICS
ZONING R-1/PD-ESH
PARCEL SIZE: 10.06 ACRES

MAX. LOT COVERAGE 50% TO 55% PER DEV STANDARDS

MAX. ALLOWED HEIGHT: 25 FT.
MAX. PROPOSED HEIGHT: 25 FT.

YARD SETBACKS PER DEV STANDARDS
SPACE PER UNIT TYPE



3300 PANORAMA DRIVE 0404-01-CU21

JANUARY 13, 2021 A2PROPOSED ILLUSTRATIVE SITE PLAN

A-A

A-A

PANORAMA FRONTING 

LOT TYPES
PANORAMA FRONTING				    LOTS1-9 & 48-50	
INTERIOR ALLEY FRONTING			   LOTS 10-16 & 26-33
EXTERIOR ALLEY FRONTING			   LOTS 17-25 & 34-39
DOWNHILL LOTS						     LOTS 40-47
UPHILL LOTS							       LOTS 51-61

B-B

B-BA11

A12

A13



3300 PANORAMA DRIVE 0404-01-CU21

JANUARY 13, 2021 A3SITE SECTIONS

SITE SECTION A-A

SITE SECTION B-B

LOT 40

LOT 6
LOT 13

LOT 42

LOT 41 LOT 42 LOT 43 LOT 44
LOT 45 LOT 53
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3300 PANORAMA DRIVE 0404-01-CU21

JANUARY 13, 2021 A4TYPICAL LOT EXHIBITS - PANORAMA FRONTING (LOTS 1-9 & 48-50)

GROUND FLOOR PLAN
3/16" = 1'-0" (24 X 36 SHEET)1

LOT STATS
TYPICAL LOT SIZE: 40’ X 70’

DECK/PORCH SETBACK: 15’-0”

HOUSE SETBACK: 20’-0”

GARAGE SETBACK: 20’-0”

REAR SETBACK: 10’-0”

SIDE SETBACKS: 5’-0”

MAX. LOT COVERAGE: 50%

SECOND FLOOR PLAN
3/16" = 1'-0" (24 X 36 SHEET)2
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3300 PANORAMA DRIVE 0404-01-CU21

JANUARY 13, 2021 A5TYPICAL LOT EXHIBITS - INTERIOR ALLEY FRONTING (LOTS 10-16 & 26-33)

GROUND FLOOR PLAN
3/16" = 1'-0" (24 X 36 SHEET)1 SECOND FLOOR PLAN

3/16" = 1'-0" (24 X 36 SHEET)2

LOT STATS
TYPICAL LOT SIZE: 38’ X 60’

DECK/PORCH SETBACK: 5’-0”

HOUSE SETBACK: 10’-0”

GARAGE SETBACK: 3’-0”

REAR SETBACK: 3’-0”

SIDE SETBACKS: 5’-0”

MAX. LOT COVERAGE: 60%
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3300 PANORAMA DRIVE 0404-01-CU21

JANUARY 13, 2021 A6TYPICAL LOT EXHIBITS - EXTERIOR ALLEY FRONTING (LOTS 17-25 & 34-39)

GROUND FLOOR PLAN
3/16" = 1'-0" (24 X 36 SHEET)1 SECOND FLOOR PLAN

3/16" = 1'-0" (24 X 36 SHEET)2

LOT STATS
TYPICAL LOT SIZE: 38’ X 60’

DECK/PORCH SETBACK: 5’-0”

HOUSE SETBACK: 10’-0”

GARAGE SETBACK: 3’-0”

REAR SETBACK: 3’-0”

SIDE SETBACKS: 5’-0”

MAX. LOT COVERAGE: 60%
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3300 PANORAMA DRIVE 0404-01-CU21

JANUARY 13, 2021 A7TYPICAL LOT EXHIBITS - DOWNHILL (LOTS 40-47)

MAIN FLOOR PLAN
3/16" = 1'-0" (24 X 36 SHEET)1

LOT STATS
TYPICAL LOT SIZE: 70’ X 80’

DECK/PORCH SETBACK: 10’-0”

HOUSE SETBACK: 15’-0”

GARAGE SETBACK: 20’-0”

REAR SETBACK: 15’-0”

SIDE SETBACKS: 5’-0”

MAX. LOT COVERAGE: 50%
SIDE 
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SIDE 
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3300 PANORAMA DRIVE 0404-01-CU21

JANUARY 13, 2021 A8TYPICAL LOT EXHIBITS - DOWNHILL (LOTS 40-47)

GROUND FLOOR PLAN
3/16" = 1'-0" (24 X 36 SHEET)2
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3300 PANORAMA DRIVE 0404-01-CU21

JANUARY 13, 2021 A9TYPICAL LOT EXHIBITS - UPHILL (LOTS 51-61)

GROUND FLOOR PLAN
3/16" = 1'-0" (24 X 36 SHEET)1

LOT STATS
TYPICAL LOT SIZE: 70’ X 85’

DECK/PORCH SETBACK: 10’-0”

HOUSE SETBACK: 15’-0”

GARAGE SETBACK: 20’-0”

REAR SETBACK: 15’-0”

SIDE SETBACKS: 5’-0”

MAX. LOT COVERAGE: 50%
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3300 PANORAMA DRIVE 0404-01-CU21

JANUARY 13, 2021 A10TYPICAL LOT EXHIBITS - UPHILL (LOTS 51-61)

SECOND FLOOR PLAN
3/16" = 1'-0" (24 X 36 SHEET)2
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JANUARY 13, 2021 A11CHARACTER SKETCH - PANORAMA DRIVE
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JANUARY 13, 2021 A12CHARACTER SKETCH - OPEN SPACE AT INTERIOR



3300 PANORAMA DRIVE 0404-01-CU21

JANUARY 13, 2021 A13CHARACTER SKETCH - OPEN SPACE AT EXISTING TREE
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JANUARY 13, 2021 A14INSPIRATION IMAGES - COASTAL COTTAGE
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JANUARY 13, 2021 A15INSPIRATION IMAGES - COASTAL COTTAGE
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Vesting Tentative Map No. 3190
IN THE CITY OF MORRO BAY, CALIFORNIA

UTILITIES

BEING A PARCEL OF LAND IN LOT 8 IN BLOCK 1-E OF
THE ATASCADERO BEACH SUBDIVISION, IN THE COUNTY

OF SAN LUIS OBISPO, STATE OF CALIFORNIA, AS
DESCRIBED IN BOOK 2 OF MAPS, PAGE 15

ELECTRIC.............. PACIFIC GAS & ELECTRIC
TELEPHONE.......... AT&T
CABLE.................. CHARTER COMMUNICATIONS
GAS...................... SOCAL GAS COMPANY
SEWER.................. CITY OF MORRO BAY
WATER.................. CITY OF MORRO BAY

HORIZONTAL & VERTICAL CONTROL

TOPOGRAPHY
AERIAL MAPPING DONE BY OTHERS, SUPPLEMENTAL

TOPOGRAPHY AND MAPPING PROVIDED BY RRM
DESIGN GROUP, MAY 2021

VICINITY MAP

SHEET INDEX

NOT TO SCALE

C1.............. TITLE SHEET
C2.............. EXISTING CONDITIONS MAP
C3.............. VESTING PARCEL MAP
C4.............. SITE PLAN
C5.............. GRADING PLAN
C6.............. STORMWATER MANAGEMENT PLAN
L7............... PRELIMINARY LANDSCAPE PLAN

THE BASIS OF BEARING FOR THIS SURVEY IS THIS IS LINE
BETWEEN 2 SET PK NAILS WITH TINS SHOWN HEREON

THE BEARING BEING N14°09'46"E.  THE POINTS WERE SET
USING THE RTN NETWORK NAD 83 ZONE 5

THE BENCHMARK FOR THIS PROJECT IS A FOUND 2.5 INCH
BRASS CAP ON TOP OF A CONCRETE HEADWALL

NGS DESIGNATION Q1314 1977 AT THE NORTHEAST
CORNER OF THE INTERSECTION OF HWY 41 AND HWY 1

ELEVATION BEING 25.74'.  NAVD 88

OWNER
CURRY PARKWAY, LP
3300 PANORAMA DRIVE
MORRO BAY, CA 93442

REPRESENTATIVE
RRM DESIGN GROUP
3765 S. HIGUERA STREET
SAN LUIS OBISPO, CA 93401
(805) 543-1794

LAND USE
THE PROPOSED LAND USE IS CONSISTENT WITH THE

EXISTING R-1/PD ZONING AND FOR (61) RESIDENTIAL
LOTS AND (8) COMMON LOTS AS A SUBDIVISION OF (1)

R-1/PD LOT.
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JANUARY 13, 2021 C2EXISTING CONDITIONS
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PTN LOT 8
2/MB/15

(APN 065-038-001)
9.36 ac

PTN LOT 8
2/MB/15

(APN 073-076-016)

EXISTING APPROXIMATE
LIMITS OF POTENTIAL

LANDSLIDE AREA

REMOVE EXISTING
BUILDINGS AND

APPURTENANCES
(TYP)

REMOVE EXISTING STORM
DRAIN; SEE C5 FOR LIMITS

OF REMOVAL

REMOVE RETAINING
WALLS AND CANOPY

(TYP)

REMOVE EXISTING
FLATWORK AND

PAVEMENT
(TYP)

EXISTING LIMITS OF SURVEYED
ENVIRONMENTALLY SENSITIVE
HABITAT AREA (ESHA)

EXISTING ABANDONED 6"
PIPELINE TO REMAIN

REMOVE EXISTING
DRIVEWAY AND
PAVEMENT

PROTECT EXISTING PUBLIC
IMPROVEMENTS
(TYP)
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RELOCATE/REMOVE
EXISTING AUXILIARY POLE

REMOVE EXISTING TREE
(TYP)

PROTECT EXISTING TREE

REMOVE EXISTING FENCE

REMOVE EXISTING FENCE

RELOCATE/REMOVE
EXISTING AUXILIARY POLE

REMOVE EXISTING
TANK AND CONCRETE

REMOVE EXISTING DRAINAGE
STRUCTURE AND ASSOCIATED
PIPING

REMOVE ACCESSORY
STRUCTURE AND RETAINING
WALL

PREVIOUS LOCATION OF
STORAGE TANK

PREVIOUS LOCATION OF
STORAGE TANK

REMOVE ACCESSORY
STRUCTURE

PROTECT EXISTING FENCE

PROTECT EXISTING
HEADWALL AND CULVERT

LEGEND

EXISTING PUBLIC STORM DRAIN

SS EXISTING PUBLIC SEWER MAIN

W EXISTING PUBLIC WATER MAIN

SD

500 EXISTING MAJOR CONTOUR

497 EXISTING MINOR CONTOUR
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JANUARY 13, 2021 C3VESTING TENTATIVE MAP	
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PANORAMA DRIVE
VESTING TENTATIVE MAP C3

PRIVATE VEHICULAR ACCESS, PEDESTRIAN ACCESS, EMERGENCY ACCESS,
PARKING, DRAINAGE, STORM DRAIN, SEWER, AND WATER EASEMENTS OVER
PRIVATE ROAD A, PRIVATE ROAD B, AND OPEN SPACE LOTS TO THE BENEFIT OF
LOTS 1 THROUGH 61.

EASEMENTS NOTE

TRACT BOUNDARY

PROPOSED PROPERTY LINE

PROPOSED EASEMENT/SETBACK

PROPOSED RW
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2280 SQFT
LOT 27

2280 SQFT
LOT 26

2280 SQFT
LOT 33

2280 SQFT
LOT 32

2280 SQFT
LOT 31

2280 SQFT
LOT 30

2280 SQFT
LOT 29

2280 SQFT
LOT 28

2272 SQFT
LOT 16

2280 SQFT
LOT 15

2280 SQFT
LOT 14

2280 SQFT
LOT 10

2280 SQFT
LOT 13

2280 SQFT
LOT 12

2280 SQFT
LOT 11

2467 SQFT
LOT 18

2280 SQFT
LOT 34

2280 SQFT
LOT 20

2398 SQFT
LOT 21

2280 SQFT
LOT 36

3523 SQFT
LOT 22

2280 SQFT
LOT 24

2280 SQFT
LOT 38

2280 SQFT
LOT 25

2707 SQFT
LOT 23

2800 SQFT
LOT 48

2890 SQFT
LOT 49

5950 SQFT
LOT 51

5950 SQFT
LOT 60

2800 SQFT
LOT 5

2793 SQFT
LOT 6

7023 SQFT
LOT 54

6194 SQFT
LOT 61

2793 SQFT
LOT 7

6016 SQFT
LOT 55

2800 SQFT
LOT 8

5950 SQFT
LOT 56

2800 SQFT
LOT 9

5950 SQFT
LOT 57

3446 SQFT
LOT 17

5950 SQFT
LOT 58

2800 SQFT
LOT 3

4910 SQFT
LOT 50

5950 SQFT
LOT 59

2800 SQFT
LOT 4

5904 SQFT
LOT 53

5950 SQFT
LOT 52

2687 SQFT
LOT 39

2280 SQFT
LOT 37

2280 SQFT
LOT 35

3789 SQFT
LOT 1 2800 SQFT

LOT 2

2280 SQFT
LOT 19

5600 SQFT
LOT 40

5600 SQFT
LOT 41

5600 SQFT
LOT 42

5838 SQFT
LOT 44

5600 SQFT
LOT 43

5605 SQFT
LOT 47

6973 SQFT
LOT 45

5600 SQFT
LOT 46

^

^
^

SEE SHEET C6 FOR BASIN DETAILS

ESHA LIMITS AND
50' SETBACK

EX SSMH
78.1± RIM

71.2 INV (N)
71.1± INV(S)

SSMH
91.2 RIM
85.2 INV

SSMH
87.6 RIM
81.6 INV

SSMH
101.4 RIM
95.4 INV

SSMH
96.3 RIM
90.3 INV

SSMH
97.7 RIM
91.7 INV

SSMH
102.2 RIM
96.2 INV

SSMH
110.3 RIM
104.3 INV

SSMH
112.9 RIM
106.9 INV

SSMH
119.7 RIM
113.7 INV

SSMH
121.5 RIM
115.5 INV

SSMH
124.1 RIM
118.1 INV

SSMH
129.1 RIM
123.1 INV

SSMH
131.2 RIM
125.2 INV

SSMH
122.4 RIM
116.4 INV

SSMH
110.4 RIM
104.4 INV

SSMH
105.0 RIM
99.0 INV

SSMH
100.1 RIM

94.1 INV
EX SSMH

99.2± RIM
92.3 INV (N)
92.2± INV(S)

8' MAX RETAINING WALL;
SEE SHEET C5 FOR DETAILS

8' MAX RETAINING WALL;
SEE SHEET C5 FOR DETAILS

SDMH
91.8 RIM
85.8 INV

SDMH
95.7 RIM
89.7 INV SDMH

95.1 RIM
89.1 INV SSMH

101.0 RIM
95.0 INV

SSMH
102.5 RIM

96.5 INV

SDMH
105.4 RIM
99.4 INV

SDMH
110.2 RIM
104.2 INV

SDMH
112.6 RIM
106.6 INV

SDMH
117.2 RIM
111.2 INV

GUEST PARKING
SPACES (TYP)

SDMH
105.8 RIM

99.8 INV

SDMH
93.5 RIM
87.5 INV

L=204.76'

L=28.69'

L=102.16'

L=38.40'

L=370.22'

L=30.79'

L=
10

9.
61

'

L=
45

.22
'

L=127.61'L=143.00'

PUBLIC FIRE HYDRANT
(TYP)

L=153.88'

L=20.70'

L=
18

9.
35

'

L=61.25'

L=
47

.1
0'

L=33.32'

SEE PRELIM LANDSCAPE
PLANS FOR TRAIL DETAILS

SEE PRELIM LANDSCAPE
PLANS FOR COMMON

AREA FACILITIES

INTERCEPT EXISTING 30"
RCP STORM DRAIN WITH

NEW STORM DRAIN
MANHOLE

LOTS 1 THRU 9
DRIVEWAY ACCESS OFF

PANORAMA

LOTS 48 THRU 50
DRIVEWAY ACCESS OFF

PANORAMA

PUBLIC FIRE HYDRANT
(TYP)

AREA FOR POTENTIAL LANDSLIDE;
APPROXIMATE LOCATION
SHOWN

LEGEND

PRIVATE STORM DRAIN

SS 8" PUBLIC SEWER SERVICE

W 8" PUBLIC WATER MAIN

SD

500 EXISTING MAJOR CONTOUR

497 EXISTING MINOR CONTOUR

5'
SIDEWALK

FP PER PLAN

TYPICAL PRIVATE STREET

N
:\

04
01

\0
40

4-
01

-C
U2

1-
33

00
-P

an
or

am
a-

D
riv

e-
Re

sid
en

tia
l-S

ub
-E

nt
itl

e\
En

gi
ne

er
in

g\
TT

M
\S

he
et

-F
ile

s\
C

4_
Si

te
 P

la
n.

d
w

g,
 C

4,
 N

ov
 2

9,
 2

02
1 

 1
0:

47
am

, n
gw

al
te

rs

November 29, 2021

0 feet80

1"=40'

40 120

PANORAMA DRIVE
PRELIMINARY SITE PLAN C4

FP PER PLAN

12'
TRAVEL LANE

12'
TRAVEL LANE

CL

30'

ROLLED CURB PER PLAN

6" CURB PER PLAN

2%

8" PUBLIC WATER MAIN

18" PRIVATE STORM DRAIN

8" PUBLIC SEWER MAIN

6' MIN

6' MIN

PROPOSED FIRE HYDRANT
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107.0 FP

108.0 FP

109.0 FP

109.0 FP

110.0 FP

111.0 FP

110.0 FP

109.0 FP

108.0 FP

108.0 FP

106.0 FP

106.0 FP

104.0 FP

103.0 FP
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105.0 FP

106.0 FP

102.0 FP

101.0 FP

99.0 FP

97.0 FP

97.0 FP

96.0 FP95.0 FP94.0 FP92.0 FP91.0 FP90.0 FP89.0 FP

86.0 FP85.0 FP84.0 FP82.0 FP81.0 FP81.0 FP81.0 FP83.0 FP
85.0 FP

96.0 FP 99.0 FP
109.0 FP

102.0 FP

124.0 FP

116.0 FP

133.0 FP

120.0 FP
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127.0 FP

130.0 FP
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%
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4.5%

6.
3%

37.4%

6.
6%

2.1%

3.
5%

3.5%3.5%

11.5%

2280 SQFT
LOT 27

2280 SQFT
LOT 26

2280 SQFT
LOT 33

2280 SQFT
LOT 32

2280 SQFT
LOT 31

2280 SQFT
LOT 30

2280 SQFT
LOT 29

2280 SQFT
LOT 28

2272 SQFT
LOT 16

2280 SQFT
LOT 15

2280 SQFT
LOT 14

2280 SQFT
LOT 10

2280 SQFT
LOT 13

2280 SQFT
LOT 12

2280 SQFT
LOT 11

2467 SQFT
LOT 18

2280 SQFT
LOT 34

2280 SQFT
LOT 20

2398 SQFT
LOT 21

2280 SQFT
LOT 36

3523 SQFT
LOT 22

2280 SQFT
LOT 24

2280 SQFT
LOT 38

2280 SQFT
LOT 25

2707 SQFT
LOT 23

2800 SQFT
LOT 48

2890 SQFT
LOT 49

5950 SQFT
LOT 51

5950 SQFT
LOT 60

2800 SQFT
LOT 5

2793 SQFT
LOT 6

7023 SQFT
LOT 54

6194 SQFT
LOT 61

2793 SQFT
LOT 7

6016 SQFT
LOT 55

2800 SQFT
LOT 8

5950 SQFT
LOT 56

2800 SQFT
LOT 9

5950 SQFT
LOT 57

3446 SQFT
LOT 17

5950 SQFT
LOT 58

2800 SQFT
LOT 3

4910 SQFT
LOT 50

5950 SQFT
LOT 59

2800 SQFT
LOT 4

5904 SQFT
LOT 53

5950 SQFT
LOT 52

2687 SQFT
LOT 39

2280 SQFT
LOT 37

2280 SQFT
LOT 35

3789 SQFT
LOT 1 2800 SQFT

LOT 2

2280 SQFT
LOT 19

112.0 FP

114.0 FP

130.0 FP

142.0 FP

134.0 FP

135.0 FP

138.0 FP

141.0 FP

140.0 FP

137.0 FP

137.0 FP

123.0 FP

128.0 FP118.0 FP

127.0 FP

110.0 FP

106.0 FP

125.0 FP

128.0 FP

130.0 FP
112.0 FP

SDMH
117.2 RIM
111.2 INV

SDMH
112.6 RIM
106.6 INV

SDMH
110.2 RIM
104.2 INV

SDMH
105.4 RIM
99.4 INV

SDMH
105.8 RIM
99.8 INV

SDMH
93.5 RIM
87.5 INV

SDMH
91.8 RIM
85.8 INV

BASIN BOT
82.5 FG

SDMH
95.8 RIM
89.8 INV

SDMH
102.9 RIM

96.9 INV

SDMH
96.7 RIM
90.7 INV

5600 SQFT
LOT 40

5600 SQFT
LOT 41

5600 SQFT
LOT 42

5838 SQFT
LOT 44

5600 SQFT
LOT 43

5605 SQFT
LOT 47

6973 SQFT
LOT 45

5600 SQFT
LOT 46

8' CONSTRUCT CMU
RETAINING WALL

RETAINING WALL SECTION (A-A)
NOT TO SCALE

CONSTRUCT 4'
CONCRETE

SWALE

INSTALL 4" PVC FRENCH
DRAIN; PROVIDE OUTLET

THROUGH WALL FACE, TYP.

FINISHED
PAD PER
PLAN

6" MIN.

5' (TYP)

EXISTING TOPOGRAPHY

TRACT BOUNDARY

8' CONSTRUCT CMU
RETAINING WALL

RETAINING WALL SECTION (B-B)
NOT TO SCALE

CONSTRUCT 4'
EARTHEN SWALE

INSTALL 4" PVC FRENCH
DRAIN; PROVIDE OUTLET

THROUGH WALL FACE, TYP.

FINISHED
PAD PER
PLAN

15' (TYP)

PROPERTY LINE PER PLAN

2:1 SLOPE MAX
EASEMENT LIMITS; SEE
SHEET C3

LEGEND

STORM DRAIN

SS SEWER SERVICE

W WATER MAIN

SD

500 EXISTING MAJOR CONTOUR

497 EXISTING MINOR CONTOUR

500 PROPOSED MAJOR CONTOUR

497 PROPOSED MINOR CONTOUR

LIMITS OF GRADING
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November 29, 2021
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PANORAMA DRIVE
PRELIMINARY GRADING PLAN C5

RAW CUT: 16,100 cu yd
RAW FILL: 79,300 cu yd
RAW NET: 63,200 cu yd <IMPORT>

AREA OF DISTURBANCE: 8.50 ac

QUANTITY ESTIMATES ON THESE PLANS ARE TO BE USED FOR IMPACT ANALYSIS
ONLY. IT IS THE RESPONSIBILITY OF THE CONTRACTOR TO VERIFY ACTUAL
QUANTITIES FOR THE PURPOSE OF CONSTRUCTION.

ESTIMATED EARTHWORK
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BASIN 1:
DMA 1 TREATMENT + DMA 2

TREATMENT CREDIT
TREATMENT AREA: 5,700 sf

RETENTION VOLUME: 21,200 cf
PROPOSED DRY WELL

(TYP)

2280 SQFT
LOT 27

2280 SQFT
LOT 26

2280 SQFT
LOT 33

2280 SQFT
LOT 32

2280 SQFT
LOT 31

2280 SQFT
LOT 30

2280 SQFT
LOT 29

2280 SQFT
LOT 28

2272 SQFT
LOT 16

2280 SQFT
LOT 15

2280 SQFT
LOT 14

2280 SQFT
LOT 10

2280 SQFT
LOT 13

2280 SQFT
LOT 12

2280 SQFT
LOT 11

2467 SQFT
LOT 18

2280 SQFT
LOT 34

2280 SQFT
LOT 20

2398 SQFT
LOT 21

2280 SQFT
LOT 36

3523 SQFT
LOT 22

2280 SQFT
LOT 24

2280 SQFT
LOT 38

2280 SQFT
LOT 25

2707 SQFT
LOT 23

2800 SQFT
LOT 48

2890 SQFT
LOT 49

5950 SQFT
LOT 51

5950 SQFT
LOT 60

2800 SQFT
LOT 5

2793 SQFT
LOT 6

7023 SQFT
LOT 54

6194 SQFT
LOT 61

2793 SQFT
LOT 7

6016 SQFT
LOT 55

2800 SQFT
LOT 8

5950 SQFT
LOT 56

2800 SQFT
LOT 9

5950 SQFT
LOT 57

3446 SQFT
LOT 17

5950 SQFT
LOT 58

2800 SQFT
LOT 3

4910 SQFT
LOT 50

5950 SQFT
LOT 59

2800 SQFT
LOT 4

5904 SQFT
LOT 53

5950 SQFT
LOT 52

2687 SQFT
LOT 39

2280 SQFT
LOT 37

2280 SQFT
LOT 35

3789 SQFT
LOT 1 2800 SQFT

LOT 2

2280 SQFT
LOT 19

5600 SQFT
LOT 40

5600 SQFT
LOT 41

5600 SQFT
LOT 42

5838 SQFT
LOT 44

5600 SQFT
LOT 43

5605 SQFT
LOT 47

6973 SQFT
LOT 45

5600 SQFT
LOT 46

BASIN 2:
SECONDARY TREATMENT
1,500 sf TREATMENT AREA

1,300 cf RETENTION VOLUME

PROTOTYPICAL SPLIT LEVEL HOME
(19 HOMES @ 3040± sf IMPERVIOUS AREA)

PROTOTYPICAL FRONT LOAD HOME
(30 HOMES @1480± sf IMPERVIOUS AREA)

PROTOTYPICAL FRONT LOAD HOME
(12 HOMES @1800± sf IMPERVIOUS AREA)

LEGEND
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PANORAMA DRIVE
STORMWATER CONTROL PLAN C6

24"

42"

COBBLE OR SPLASH
BLOCK WHERE STORM

WATER ENTERS

FLAT BOTTOM
NO SLOPES

3:1M
AX

GRAVEL STORAGE

DEPTH VARIES

OVERFLOW / OUTLET STRUCTURE

CONNECT TO ADJACENT
STORM DRAIN MAINLINE

TYPICAL TREATMENT BASIN
NTS

HOA MAINTAINED
WATER QUALITY

TREATMENT AREA

BIORETENTION SOIL MIX

PROPOSED DRY
WELL PER PLAN

DIRECTION OF FLOW

DRAINAGE MANAGEMENT AREA 1

DRAINAGE MANAGEMENT AREA 2

PROPOSED IMPROVEMENTS

PAVING AREA/SIDEWALK: 59,423 sf

BUILDINGS: 82,285 sf

LANDSCAPE: 173,411 sf

TOTAL IMPERVIOUS = 141,708 sf (3.25 ac)
TOTAL AREA: 7.36 ACRES

PROPOSED TREATMENT

BIORETENTION AREA

TIER 1- RUNOFF REDUCTION
· ROOF DRAIN DISCONNECT
· MINIMIZE IMPERVIOUS AREAS

TIER 2 - WATER QUALITY (85th PERCENTILE = 1.0")
· ON-SITE RETENTION-BASED TREATMENT AND INFILTRATION

TIER 3 - RETAIN 95TH PERCENTILE STORM EVENT (1.55")
· WATERSHED MANAGEMENT ZONE 1
· BASINS WILL RETAIN AND INFILTRATE THE REQUIRED
95TH PERCENTILE RETENTION VOLUME WHERE:

VOLUME (cf) = (1.55" / 12")* C i * A
C i = 0.858i 3 - 0.78i 2 + 0.774i + 0.04

i = IMPERVIOUS AREA RATIO
A = TRIBUTARY AREA (sf)

TIER 4 - PEAK MANAGEMENT
· WATERSHED MANAGEMENT ZONE 1
· PEAK MANAGEMENT FOR THE ON-SITE DEVELOPMENT IS

PROVIDED IN THE RETENTION BASINS AS SHOWN.

REQUIRED STORMWATER CONTROL MEASURES

DMA 1: 283,400 sf

NEW IMPERVIOUS = 157,360 sf
(19) SPLIT LEVEL @ 3040 sf = 57,760 sf
(30) FRONT LOAD @ 1480 sf = 44,400 sf
ROADS = 55,200 sf

LANDSCAPE = 126,040 sf

i = 157,360 / 283,400 = 55.5% IMPERVIOUS

DMA 2: 39,200 sf

NEW IMPERVIOUS = 27,200 sf
(12) FRONT LOAD @ 1800 sf = 21,600 sf
ROADS = 5,600 sf

LANDSCAPE = 12,000 sf

i = 27,200 / 39,200 = 69.4% IMPERVIOUS

COMPOSITE: 322,600 sf

NEW IMPERVIOUS = 184,560
LANDSCAPE = 138,040
i = 184,560 / 322,600 = 57.2%

DRAINAGE SUMMARY:
[POST-DEV]  -  [POST-DEV] = QΔ [STORAGE REQ]

Q2 = 6.57 cfs - 2.55 cfs = 4.02 cfs [7,235 cf]
Q10 = 10.22 cfs - 3.97 cfs = 6.25 cfs [11,253 cf]
Q25 = 12.54 cfs - 4.87 cfs = 7.67 cfs [13,811 cf]
Q50 = 14.40 cfs - 5.59 cfs = 8.81 cfs [15,857 cf]

Q100 = 16.39 cfs - 6.36 cfs = 10.03 cfs [18,050 cf] < 21,200 cf provided

DMA STATISTICS
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