
October 24, 2024 EAST COUNTY BOARD OF ZONING ADJUSTMENTS PLN2023-00039 

 

ALAMEDA COUNTY COMMUNITY DEVELOPMENT AGENCY 

PLANNING DEPARTMENT 

 

STAFF REPORT  

 

TO: EAST COUNTY BOARD OF ZONING ADJUSTMENTS  

 

HEARING DATE: 

 

October 24, 2024 

 

GENERAL INFORMATION 

 

APPLICATION 

NUMBER & TYPE: 

PLN2023-00039; Preliminary Review with Advisory Body to consider a 

Conditional Use Permit application 

 

OWNER:  

 

APPLICANT: 

Uday Gurram / Avaanti Vineyards LLC 

 

Jonathan James / William Wood Architect 

 

PROPOSAL: Request for Preliminary Review with Advisory Body to consider and provide 

feedback to staff and applicant on an application for a Conditional Use Permit 

proposing a new winery at the center of an existing 113-acre vineyard featuring 

a new 30,234 sq ft winery-related facility (4 buildings totaling 29,059 sq ft + 

1,175 sq ft breezeway: production winery; tasting room / bottle shop; 

restaurant; banquet room; event center specializing in corporate team building), 

242 space parking lot (8-acres total at 386-ft west driveway) and adjacent 9-

hole golf course and putting green), and, new 9,467 sq ft 2-story single-family 

home with pool (2-acres total at 506-ft east driveway).   

 

ADDRESS AND 

SIZE OF PARCEL: 

9846 Reuss Rd, north side, east of Tesla Rd, designated Assessor’s Parcel 

Number: 099A-2003-019-00, South Livermore area of unincorporated Alameda 

County.  The property measures 113 acres in area.  

 

ZONING: PD-2068 (Planned Development - 2068) zoning district (subject to “A-CA”, 

Agricultural zoning district regulations) 

 

GENERAL PLAN 

DESIGNATION: 

This site is located within the East County Area Plan adopted by the Alameda 

County Board of Supervisors in 1994 and amended in 2022, and designated as 

ECAP-LPA, East County Area Plan-Large Parcel Agriculture. 

 

ENVIRONMENTAL 

REVIEW: 

Environmental Review (CEQA) determination pending. 

RECOMMENDATION 

 

Staff recommends that the East County Board of Zoning Adjustments take public testimony and conduct 

a Preliminary Review to consider and provide feedback to staff and applicant on an application for a 

Conditional Use Permit proposing a new winery at the center of an existing 113-acre vineyard featuring a 

new 30,234 sq ft winery-related facility (4 buildings totaling 29,059 sq ft + 1,175 sq ft breezeway  S: 

production winery; tasting room / bottle shop; restaurant; banquet room; event center specializing in 

corporate team building), 242 space parking lot (8-acres total at 386-ft west driveway) and adjacent 9-

hole golf course and putting green), and, new 9,467 sq ft 2-story single-family home with pool (2-acres 

total at 506-ft east driveway), marked Exhibit “B” on file with the Alameda County Planning Department.   
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PARCEL ZONING HISTORY 

 

January 08, 1955, the “A”, Agricultural zoning district adopted. 

 

June 1, 1998, Planned Development PD-2068 Zoning District adopted by the Board of Supervisors, to 

include the property and 3 others within the South Livermore Valley Area Plan (subject to A, Agricultural 

zoning district regulations). 

 

November 5, 1998, Zoning Unit ZU-2075 adopted by the Board of Supervisors, to rezone this and 200+ 

other properties to A-CA (Agricultural-Cultivated Agriculture) zoning district. 

 

April 4, 2023, PLN2023-00039, Conditional Use Permit submitted.  Staff worked with the applicant 

until November 2023, when the applicant paused correspondence and resumed in June 2024 upon staff 

inquiry. 

 

SITE AND CONTEXT DESCRIPTION 

 

Physical Features: The property is a level 113-acre lot in the South Livermore Valley area.  The lot is 

situated along the north side of Reuss Rd (4,000-feet frontage) directly east of Tesla Rd.  Arroyo Seco 

Creek, a Blue Line Stream, crosses beneath Reuss Rd at 195-feet east of Tesla Rd.  The lot abuts or is 

across from eight closest lots.  Currently the property consists of a vineyard, receiving water from another 

area property previously under common ownership. 

 

Adjacent Area:  The adjacent area is in the Livermore AVA (American Viticultural Area) consisting of 

approximately 4,000 acres of vineyards.  The neighborhood consists of large agricultural properties 

including over twenty wineries clustered along Tesla Rd from west of S Vasco Rd to east of Greenville 

Rd, and several large dispersed residential properties.  To the northwest is the city of Livermore; to the 

south and east are Ridgelands.   

 

Subject Site at 9846 Reuss Rd, APN: 099A-2003-019-00: 
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Context of Surrounding Parcels to Subject Site: 

 

 
 

REFERRAL RESPONSES  

 

For more detail on the Referral Responses, see Exhibit A Referral Comments. 

 

AC Fire Department 

 

In a referral letter dated May 15, 2023, AC Fire Department staff provided the following:  

 

Items to be addressed with required re-submittal: 

 

1. Access to the event center is noted to be from a driveway. Per Title 14 a driveway cannot serve a 

commercial structure. Please show this to be a fire access road and show how this enter complies with 

the access requirements in Title 14. This will likely require the removal of the lane separation. 

 

2. Please provide information regarding the fire-fighting water supply for the home and for the event 

center. Show the type (rural or municipal), location, and provide flow information. 

 

3. Please note on the plans that all structures are required to be equipped with fire sprinkler system. 

 



October 24, 2024 EAST BZA PLN2023-00039 

 
4 

4. Please note on the plans that a fire alarm system will be installed in the event center. 

 

5. Please note on the plans that a hood suppression system will be required to be installed under any 

type 1 hoods. 

 

6. A stage is shown on the plans. If this is a platform and not a stage. Please change the name. If this is a 

stage. Please provide the stage information. 

 

7. Multiple buildings are reference. However, in several cases the buildings appear to be one. Please 

show the building separation and exiting. 

 

8. Please note on the plans that the project will comply with Title 14 and the requirements in Chapter 7A 

of the building code relative to fire resistive construction. 

 

9. Please show how fire access to the residence complies with the requirements in Title 14 relative to 

turnouts and turnarounds. 

 

PWA Development Engineering & Permits 

 

1. In a referral letter dated June 5, 2023, PWA Development Engineering & Permits staff provided the 

following:  

 

2. The tentative plan referral doesn’t include a stormwater requirements checklist. A completed 

stormwater requirements checklist should be provided with this application.  

 

3. Obtain County Fire Department and Environmental Health Care Services Agency approval of this 

application.  

 

4. All roadway and storm drain facilities are to conform to Alameda County’s Subdivision Design 

Guidelines and Hydrology and Hydraulics Criteria Summary. All work must be in compliance with 

Alameda County ordinances, guidelines, and permit requirements.  

 

5. Acquire an encroachment permit from Alameda County for all work within the roadway right-of-way.  

 

6. On-site parking should be adequately provided in order to prevent patrons from parking along the 

unpaved shoulder area of Reuss Rd.  

 

7. On-site driveway and parking area structural pavement section are required designed by a civil 

engineer.  

 

8. Before any demolition or grading, destroy known water wells that do not have documented intent of 

future use. Obtain a destruction permit from Zone 7 for any water well destruction within Zone 7’s 

service boundary.  

 

9. No grading shall be permitted on this site until a grading plan and an erosion and sedimentation 

control plans have been reviewed by the County and a grading permit is issued in accordance with the 

Alameda County Grading Ordinance.  

 

10. This area is within Alameda County Flood Control and Water Conservation District Zone 7, Special 

Drainage Area 7-1. The property is subject to the conditions of District Ordinance 0-2002-24 

(effective December 10, 2001). Any applicable conditions and fees for improvements that are 

provided for this development will be imposed at the time of issuance of building permits.  
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11. The applicant should provide measures to prevent the discharge of contaminated materials into public 

drainage facilities. It is the responsibility of the applicant to comply with Federal, State, or local water 

quality standards and regulations.  

 

12. A Storm Water Quality Control Plan, including erosion and sedimentation control, that addresses 

both construction and post-construction storm water quality shall be prepared and included in the 

project improvement plans.  

 

13. The proposed buildings sites shown on the site plans represent new impervious surfaces of more than 

10,000 square feet. The development will require Numeric Sizing Criteria for storm water treatment. 

The project will be required to design and install a permanent, post-construction storm water 

treatment facility on the site which conform to the current version of the C.3 Technical Guidance as 

published by the Alameda County Clean Water Program. The stormwater treatment system must be 

maintained in perpetuity. From a design standpoint, a roadway in an area such as this where there is 

no County stormdrain system could be designed to provide LID treatment by collecting the runoff 

into infiltration trenches.  

 

14. Trash enclosures and/or recycling areas must be completely covered. No other area shall drain into 

this area and this area shall not drain out to another area. Drains from trash or recycling areas shall 

not connect to the storm drain. 

 

AC Sheriff’s Office 

 

In a referral letter dated October 8, 2023, AC Sheriff’s Office staff responded, without comment. 

 

SF Bay Regional Quality Control Board / State Water Resources Control Board 

 

In a referral letter dated October 9, 2023, the SF Bay Regional Quality Control Board / State Water 

Resources Control Board staff provided the following:  

 

A letter indicating pollution-control thresholds and measures for the proposed winemaking operation.  

 

• State Water Resources Control Board letter dated October 9, 2023 (Attached) 

 

Zone 7 Water Agency: 

 

In a referral letter dated June 24, 2024, Zone 7 Water Agency staff provided the following:  

 

A letter confirming approval of a drill permit for a new well to provide water. 

 

• Drill Permit dated June 24, 2024 (Attached) 

 

AC Environmental Health Department 

In a referral letter dated July 1, 2024, AC Environmental Health Department staff provided the following:  

 

A letter confirming feasibility for proposed OWTS/Onsite Wastewater Treatment Systems (“septic 

systems”) based on the applicant’s proposal.  An earlier letter indicated the need to address OWTS needs 

for the proposal. 

   

• Original September 12, 2023 letter (Attached) 
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• OWTS Feasibility Letter dated July 1, 2024 (Attached) 

 

Tri-Valley Conservancy 

 

In a referral letter dated October 8, 2024, Tri-Valley Conservancy staff provided the following:  

 

The conservation easement was recently amended for the proposed building. The conservation easement 

protects the agricultural, open space, biological, natural, and scenic values of the property. Under the 

conservation easement, the property owners are permitted to construct within their 8-acre commercial 

building envelope and their 2-acre residential building envelope, as long as it is compliant with the terms 

of the easement. 

 

• Amendment to Restated Deed of Perpetual Agricultural Conservation Easement recorded 

November 3, 2023 (Attached) 

 

PROJECT DESCRIPTION  

 

The proposal is to establish a new winery at the center of an existing 113-acre vineyard.  The new winery 

would feature a new 30,234 sq ft winery-related facility.  Pursuant to Measure D (amended 2023), the 

113-acre site is eligible for up to 49,449 sq ft of non-residential / non-agricultural buildings.  The facility 

would consist of 4 buildings totaling 29,059 sq ft + 1,175 sq ft breezeway to include: production winery; 

tasting room / bottle shop; restaurant; banquet room; event center specializing in corporate team 

building), 242 space parking lot.  The facility would occupy 8-acres in total served by a new 386-ft west-

side driveway.  There would be an adjacent 9-hole golf course and putting green.  The proposal also 

features a new 9,467 sq ft 2-story single-family home with 800 sq ft pool to occupy 2-acres total and 

would be served by a new 506-ft east-side driveway.   
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Site Plan of proposed Uses: 

 

 
 

Site Plan of proposed Uses Showing Topography: 

 

 
 

SITE LAYOUT 

 

The winery would be located at the center of the property, served by a new west-side driveway.  The 

home would be located at the east side of the property served by a new east-side driveway.  The driveway 

separation would be 1,141-ft in distance. 

 

(1)  Winery / Event Center (West side) 

Commercial OWTS Dispersal Areas 
Shown in Rectangles 
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• New 386-ft west-side driveway situated 0.3 miles east of Tesla Rd 

• New 30,234 sq ft winery-related facility to include: four buildings (A-B-C-D) surrounding large 

circular outdoor courtyard:  

 

Building A 

Location: Front right (southeast) 

Size: 8,187 sq ft 

Activities accommodated: Wine tasting, w/kitchen retail 

Parking spaces: 102 

 

Building B 

Front left (southwest) 

5,330 sq ft 

Golf shop, banquet room w/kitchen 

66 parking spaces 

 

Building C 

Rear left (northwest) 

4,743 sq ft 

Restaurant (70 indoor seats proposed where a maximum of 49 are allowed; final plans will need to be 

revised) 

62 parking spaces 

 

Building D 

Rear right (northeast) 

7,890 sq ft 

Wine production, office, retail 

12 parking spaces 

 

Golf 

Directly west of center 

9-hole golf course and putting green 

Synthetic turf requires no water 

 

Parking lot 

242 spaces (171 standard spaces + 71 shared spaces)  

2 rows of spaces with central drive aisle along south and east sides (portion of northeast) 

 

(2) Home with pool (East side) 

 

• 2-acre envelope 

• 686-ft wide x 485-ft deep 

• 9,467 sq ft 2-story home + 1,127 sq ft garage 

• 504-ft long driveway 

 

 

 

OPERATIONAL PLAN 

 

Wine tasting room and shop, including kitchen (Building A): 
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• Days and hours of operation: Tuesday-Sunday, 11am-5pm 

• Capacity: 100 persons 

• Hot and cold food served from kitchen 

• Sales of wines and items 

• Also: Appt only for wine tasting with food pairing: Tuesday-Sunday, 6-10pm (100 persons 

maximum) 

• Recorded music played indoor only 

• Anticipated traffic demand: 

o 60 cars spread out 11am-5pm; 30 cars 6-10pm 

• 15 employees  

o 2 shifts @ 6-7 employees per shift 

o 10 cars by staff daily 

 

Banquet room w/ kitchen (Building B): 

 

• Capacity: 200 persons 

• Intent: Host corporate and social events (weddings, meetings, birthday and anniversary parties) 

• Frequency: 3 events / week 

• Days and hours of operation: Monday-Sunday, 9am-10pm  

o 8 hours average 

o Primarily indoors (approx. 5 hrs) 

o Outdoors (approx. 3 hrs): games including golf 

• Average group: 120 persons (range: 40-200 persons) 

• Arrival: primarily by chartered business 

• 25 cars per event 

• 1 sales rep 

• 2-6 cars by staff 

• Indoor music: 7-10pm 

• Events end at 10pm, all guests off site by 11pm 

 

Commercial kitchens in restaurant (Building C): 

• 1,200 sq ft 

• 4 ovens; 2 stoves; 1 commercial hood; 2 freezers; 4 fridges  

 

In addition to construction and grading, the project would require a new well to provide water and Onsite 

Wastewater Treatment Systems / OWTS (“septic systems”), with permits. 
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Bird’s Eye View of Proposed Winery and Winery-Related Events Center: 

 

 
 

Proposed Winery and Winery-Related Events Center Building Envelope: 
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Proposed Residential Building Envelope: 

 

 
 

STAFF ANALYSIS 

 

Conformance with the General Plan:   

 

This site is located within the East County Area Plan originally adopted by the Alameda County Board of 

Supervisors in 1994 and most recently amended in 2022.  The Plan currently designates the site’s land use 

as ECAP-LPA, East County Area Plan-Large Parcel Agriculture. 

 

Large Parcel Agriculture requires a minimum parcel size of 100 acres, except as provided in Programs 

40 and 41. The maximum building intensity for non-residential buildings shall be .01 FAR (floor area 

ratio) but not less than 20,000 square feet. Where permitted, greenhouses shall have a maximum intensity 

of .025. One single family home per parcel is allowed provided that all other County standards are met for 

adequate road access, sewer and water facilities, building envelope location, visual protection, and public 

services. Residential and residential accessory buildings shall have a maximum floor space of 12,000 

square feet. Additional residential units may be allowed if they are occupied by farm employees required 

to reside on-site. Apart from infrastructure under Policy 13, all buildings shall be located on a contiguous 

development envelope not to exceed 2 acres except they may be located outside the envelope if necessary 

for security reasons or, if structures for agricultural use, necessary for agricultural use. Subject to the 

provisions of the Initiative, this designation permits agricultural uses, agricultural processing facilities (for 

example wineries, olive presses), limited agricultural support service uses (for example animal feed 



October 24, 2024 EAST BZA PLN2023-00039 

 
12 

facilities, silos, stables, and feed stores), secondary residential units, visitor-serving commercial facilities 

( by way of illustration, tasting rooms, fruit stands, bed and breakfast inns), recreational uses, public and 

quasi-public uses, solid waste landfills and related waste management facilities, quarries, windfarms and 

related facilities, utility corridors, and similar uses compatible with agriculture. Different provisions may 

apply in the South Livermore Valley Plan Area, or in the North Livermore Intensive Agriculture Area. 

 

Several Policies within the East County Area Plan are designed to preserve and enhance the South 

Livermore Valley’s community character.  Relevant Area Plan ‘Policies’ are included below: 

 

Policy 83: The County shall require any proposal for a visitor-serving commercial use in an agricultural 

area to meet all of the following criteria:  

 

• The project will primarily promote agricultural products grown or processed in Alameda County;  

• The project is compatible with existing agricultural production activities in the area;  

• The project mitigates, to the satisfaction of the County, all potential conflicts with surrounding 

agricultural uses and other environmental impacts; and Land Use 24 East County Area Plan 

(Revised by Initiative Nov. 2000)  

• The project can demonstrate an adequate and reliable water source that does not significantly 

diminish the availability of water to serve existing or potential agricultural use 

 

Policy 294: The County shall require new development projects to include traffic and air pollutant 

reduction measures to help attain air quality standards. For non-residential projects, these measures could 

include Transportation Demand Management programs such as ridesharing and transit promotion; for 

residential projects, these measures could include site plan features to reduce traffic trip generation such 

as mixed use development and transit-oriented development 

 

Policy 339: The County shall encourage the expansion of cultivated agricultural, particularly viticultural, 

use in the South Livermore Valley from the current 2,100 acres to the maximum acreage possible within 

the Plan expansion limitation defined in Program 124 and with a minimum acceptable level of 5,000 

acres.  

 

Policy 340: The County shall prohibit additional development in the unincorporated portions of the South 

Livermore Valley unless it will directly further the purpose of expanding and enhancing cultivated 

agriculture.  

 

Policy 341: The County shall encourage the establishment and permanent protection of existing and new 

cultivated agriculture, through use of agricultural easements, density bonuses, or other means 

 

Policy 343: The County shall encourage the development of additional wineries with a range of sizes, and 

other wine-country uses that promote the South Livermore Valley as a premier wine-producing area.  

 

Policy 344: The County shall encourage the promotion of the South Livermore Valley as a premier wine-

producing center by encouraging appropriate tourist attracting and supporting uses, such as bed and 

breakfast establishments, bicycle and equestrian facilities, a conference center, a wine museum, or other 

uses, and by establishing clear, well-signed travel corridors from major highways to the area. 

 

Conformance with the South Livermore Valley Area Plan: 

 

This site is also located within the South Livermore Valley Area Plan adopted by the Alameda County 

Board of Supervisors in 1993.  Several Policies within the South Livermore Valley Area Plan are 

designed to preserve and enhance the South Livermore Valley’s community character.  Relevant Area 

Plan ‘Policies’ are included below: 
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Policies and Standards: Agricultural Preservation and Enhancement 

 

Policy 3. Encourage the promotion of the South Livermore Valley as a premier wine-producing center by 

encouraging appropriate tourist attracting and supporting uses, such as bed and breakfast establishments, 

bicycle and equestrian facilities, a conference center, a wine museum, or other uses and by establishing 

clear, well-signed travel corridors from major highways to the area. 

 

Policies and Standards: Land Use 

 

Policy 5. Limit new commercial uses within the Cultivated Agriculture Overlay District to appropriate 

small-scale uses that promote the area’s image as a wine region, subject to issuance of a conditional use 

permit…Wineries and small bed-and-breakfast establishments are examples of appropriate small-scale 

uses.   Limit bed-and-breakfast establishments to existing homes or homes permitted under the plan; 

construction of separate additional structures shall not be permitted.  Require that proponents of new 

commercial development in rural area show, to the satisfaction of the County and Zone 7, that it can be 

adequately served by a septic system and that adequate water supplies are available for commercial needs. 

 

Conformance with the Zoning Ordinance: 

 

Zoning regulations  

 

The property is in the Planned Development PD-2068 zoning district.  The rezoning was adopted in 1998 

with the intent of bringing this property along with 3 others into the South Livermore Valley Area Plan.  

PD-2068 stipulates that A (Agricultural) zoning district regulations shall apply.  Additionally, Zoning 

Unit ZU-2075 attached CA (Cultivated Agriculture) overlay zoning district regulations to the property.     

 

Regulation of Uses 

 

Vineyards and wineries including tastings and sales (subject to limitations) are permitted in Agricultural 

zoning districts.  Winery-related uses including an event center require a Conditional Use Permit from the 

Board of Zoning Adjustments.  Furthermore, restaurants (subject to limitations) and some small-scale 

recreational uses (as considered for a 9 hole golf course and putting green) require a CUP in the Cultivate 

Agriculture overlay zoning district also decided by the BZA. 

 

Issues for Discussion by the East County Board of Zoning Adjustments: 

 

Potential Issues for Preliminary Review 

 

• Design Review 

• Area Wineries and Entitlements  

• Agricultural conservancy 

• Traffic congestion and safety 

• Noise 

• Architecture 

• Water 

• Landscaping / screening / Water Efficient Landscape Ordinance (W.E.L.O.) 

• Glare / Dark Sky lighting restrictions 

• South Livermore Valley Area Plan adopted 

• Measure D 
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• Agricultural Conservation Easement  

• Williamson Act (Contract #A1968-07A)  

 

Public Outreach and Public Comment So Far: 

 

• Courtesy notice sent October 12, 2023 

• Neighborhood meeting by applicant held October 3, 2024 (Attached; neighbor questions and 

applicant responses) 

• Received 8 inquiries requesting general information regarding the proposal 

• Received 3 letters from adjacent neighbors expressing concern for the following potential issues:  

 

o Traffic / safety 

o Noise 

o Glare 

o Water 

o Septic 

o Public notification 

o Code conformity 

o Agricultural conservancy / area character / precedent 

o Short-term rentals 

o Compatibility with local equestrian operations 

o Compatibility with local vineyards 

o Visual impact 

 

Environmental Analysis as Required per the California Environmental Quality Act (CEQA): 

 

Staff is collecting and examining potential issues for such a project including but not limited to traffic / 

safety, noise, glare, hydrology and water quality, water usage, and agricultural preservation. Staff will 

conduct an environmental analysis as required by CEQA. 

 

RECOMMENDATIONS  

 

Staff recommends that the East County Board of Zoning Adjustments review the staff report and 

presentation, hear public testimony, discuss potential issues, and provide direction for any modifications 

or studies as necessary and return to the EBZA for decision on a Conditional Use Permit. 

 

ATTACHMENTS  

 

• Exhibit “A” Referral Comments 

 

o Zone 7 Water Agency, drill permit dated June 24, 2024 

 

o AC DEH OWTS Feasibility Letter dated July 1, 2024  

 

o State Water Resources Control Board letter dated October 9, 2023 

 

o Amendment To Restated Deed of Perpetual Agricultural Conservation Easement 

recorded November 3, 2023  

 

• Exhibit “B” Revised Plans dated July 15, 2024 

 



October 24, 2024 EAST BZA PLN2023-00039 

 
15 

o Landscape Design Statement for Avaanti Winery dated October 10, 2024 

 

 

• Correspondence 

 

o Alison Nakagawa, October 16, 2023 

o Debbie Rose, October 18, 2023 

o Kathleen Noonan and Philip Miller, October 28, 2023 

o Myla Grasso, October 17, 2024 

 

• October 3, 2024 Neighborhood meeting (neighbor questions and applicant responses) 

 

 

 

• Title 17 Zoning Code (Definitions, Agricultural zoning district, Cultivated Agriculture overlay 

district, Conditional Use Permits) 

 

Prepared By: Aubrey Rose, Planner 

Reviewed By: Rodrigo Orduña, Assistant Planning Director 
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Alameda County Fire Department 
Fire Prevention Bureau 

Plan Review Comments  
6363 Clark Ave, Dublin California 94568      Phone (925) 833-3473 Fax (925) 875-9387 

5/15/2023 
 

Alameda County 
Community Development Agency 
Planning Department 
224 West Winton Ave., Room 111 
Hayward, California 94544 

 

 

To Aubrey Rose PLN #  2023-00039 

Address 9846 Reuss Road 
Job Description New Event Center and Single Family Home 

Reviewed By Bonnie  S. Terra, Division Chief Date: 5/15/2023 Review # 1 

 
APPLICATION NOT COMPLETE FOR FIRE REQUIREMENTS 
– WITH CUSTOMER FOR RESPONSE 

 

Fire Staff does not recommend that discretionary approval be given until the 
following issues are addressed and Fire Conditions are issued. 

 
Re-submittal Required. A re-submittal is required for this project. Submit the revised plan along with a copy of any 
necessary reference materials, cut-sheets, listing sheets and calculations. Include a written itemized response to each 
comment and where in the re-submittal the specific change or information requested can be found.   
 

Errors & Omissions. The purpose of code enforcement is to provide a means to help ensure projects are built to the 
codes, regulations and standards applicable to the project.  Two methods are used towards this goal. First, is the 
review of the plans, second, are field inspections associated with the work. Between these two methods, it is hoped 
that all code deficiencies are discovered and corrected.  
 
It is important to note that approval of the plan does not constitute permission to deviate from any code requirement 
and shall not be construed to be a permit for, or an approval of, any violation of the applicable statue, regulation, code 
or standard. Approval of a plan or permit presuming to give authority to violate or cancel the provision of any 
applicable statue, regulation, code or standard shall not be valid. 
 
Alternate Means. Any alternate means or equivalences shall be submitted in writing explaining the code provision 
that will be deviated from, the justification for such deviation, and an explanation on how this deviation meets the 
intent of the code and the equivalent level of safety intended by the code. This letter and supporting documents must 
be reviewed and approved for the deviation to be considered acceptable.  
 
ACFD is committed to assisting the applicant with getting conditions of approval for this project issued.  
Responses to the items noted below are needed before ACFD can condition the project.  The on 

Items to be addressed with required re-submittal 

1. Access to the event center is noted to be from a driveway.  Per Title 14 a driveway 

cannot serve a commercial structure.  Please show this to be a fire access road and 

show how this enter complies with the access requirements in Title 14.  This will 

likely require the removal of the lane separation. 
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2. Please provide information regarding the fire fighting water supply for the home 

and for the event center.  Show the type (rural or municipal), location, and provide 

flow information. 

3. Please note on the plans that all structures are required to be equipped with fire 

sprinkler system. 

4. Please note on the plans that a fire alarm system will be installed in the event center. 

5. Please note on the plans that a hood suppression system will be required to be 

installed under any type 1 hoods. 

6. A stage is shown on the plans.  If this is a platform and not a stage.  Please change 

the name.  If this is a stage.  Please provide the stage information. 

7. Multiple buildings are reference.  However, in several cases the buildings appear to 

be one.  Please show the building separation and exiting. 

8. Please note on the plans that the project will comply with Title 14 and the 

requirements in Chapter 7A of the building code relative to fire resistive 

construction. 

9. Please show how fire access to the residence complies with the requirements in Title 

14 relative to turnouts and turnarounds. 

 



M E M O R A N D U M 

DATE: June 5, 2023 

TO: Albert Lopez, Planning Director 

ATTENTION: Aubrey Rose, Development Planning Division 

FROM: Rosemarie De Leon, Development Engineering & Permits 

SUBJECT: PLN2023-00039 Site Development Review& Conditional Use Permit 
 
We received and reviewed your exhibit and transmittal letter dated April 21, 2023, regarding 
application PLN2023-00039, located at 9846 Reuss Rd, north side, at the intersection with Tesla 
Rd., in the South Livermore area of unincorporated Alameda County, bearing County Assessor’s 
designation:  APN 099A-2003-019-00.  This project application is for a new winery-related facility 
(event center), restaurant, small golf course on driveway 1 and new single family home on new 
driveway 2 on a 113-acre property (vineyard). 

Due to the limited information provided, we completed only the preliminary review.  When grading, 
drainage, and road improvement plans are submitted, the detailed review can begin. 

Should this application receive favorable consideration by the Planning Department, please consider 
the following recommendations in establishing the conditions of approval: 

1. The tentative plan referral doesn’t include a stormwater requirements checklist.  A completed 
stormwater requirements checklist should be provided with this application.  
 

2. Obtain County Fire Department and Environmental Health Care Services Agency approval of 
this application. 

3. All roadway and storm drain facilities are to conform to Alameda County’s Subdivision 
Design Guidelines and Hydrology and Hydraulics Criteria Summary.  All work must be in 
compliance with Alameda County ordinances, guidelines, and permit requirements. 

4. Acquire an encroachment permit from Alameda County for all work within the roadway right-
of-way. 

5. On-site parking should be adequately provided in order to prevent patrons from parking along 
the unpaved shoulder area of Reuss Rd. 

6. On-site driveway and parking area structural pavement section are required designed by a civil 
engineer.  

7. Before any demolition or grading, destroy known water wells that do not have documented 
intent of future use.  Obtain a destruction permit from Zone 7 for any water well destruction 
within Zone 7’s service boundary.   
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8. No grading shall be permitted on this site until a grading plan and an erosion and 
sedimentation control plans have been reviewed by the County and a grading permit is issued 
in accordance with the Alameda County Grading Ordinance. 
 

9. This area is within Alameda County Flood Control and Water Conservation District Zone 7, 
Special Drainage Area 7-1.  The property is subject to the conditions of District Ordinance 0-
2002-24 (effective December 10, 2001).  Any applicable conditions and fees for improvements 
that are provided for this development will be imposed at the time of issuance of building 
permits. 

10. The applicant should provide measures to prevent the discharge of contaminated materials into 
public drainage facilities.  It is the responsibility of the applicant to comply with Federal, 
State, or local water quality standards and regulations. 

11. A Storm Water Quality Control Plan, including erosion and sedimentation control, that 
addresses both construction and post-construction storm water quality shall be prepared and 
included in the project improvement plans. 

 
12. The proposed buildings sites shown on the site plans represent new impervious surfaces of 

more than 10,000 square feet.  The development will require Numeric Sizing Criteria for storm 
water treatment.  The project will be required to design and install a permanent, post-
construction storm water treatment facility on the site which conform to the current version of 
the C.3 Technical Guidance as published by the Alameda County Clean Water Program.  The 
stormwater treatment system must be maintained in perpetuity.  From a design standpoint, a 
roadway in an area such as this where there is no County stormdrain system could be designed 
to provide LID treatment by collecting the runoff into infiltration trenches.   

 
13. Trash enclosures and/or recycling areas must be completely covered.  No other area shall drain 

into this area and this area shall not drain out to another area.  Drains from trash or recycling 
areas shall not connect to the storm drain.   

 
If you have any questions, please call me at X55209. 
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AVAANTI VINEYARDS
PRELIMINARY ONSITE WASTEWATER TREATMENT SYSTEM SITE PLAN

RESIDENTIAL DEVELOPMENT
SEE SHEET 2 FOR DETAILS

COMMERCIAL DEVELOPMENT
SEE SHEET 3 FOR DETAILS

MARCH 2024 SOIL
TESTING AREAS -
COMMERCIAL PRIMARY
AND RESERVE OWTS AREA

COMMERCIAL PROJECT SCOPE:
THE PROPOSED COMMERCIAL BUILDING WILL INCLUDE A WINE TASTING
AND RETAIL AREA, RETAIL GOLF SHOP WITH ASSOCIATED SMALL GOLF
COURSE, A RESTAURANT WITH LUNCH AND DINNER SERVICES, A SPECIAL
EVENTS BANQUET HALL, AND WINE MAKING FACILITY.

ASSOCIATED SANITARY WASTEWATER GENERATED ONSITE IS ESTIMATED
TO RESULT IN AN "EQUALIZED" DESIGN FLOW OF APPROX. 5,500 GALLONS
PER DAY. AN ADVANCED TREATMENT SYSTEM IS PROPOSED TO PROVIDE
SIGNIFICANT REDUCTION IN WASTE STRENGTH AND NITROGEN LOADING
PRIOR TO DISPERSAL IN A TIME DOSED PRESSURIZED SUBSURFACE DRIP
FIELD. ROUTINE MONITORING AND MAINTENANCE WILL BE REQUIRED
FOR THE LIFE OF THE SYSTEM.

ASSOCIATED PROCESS WINERY WASTEWATER WILL BE COLLECTED IN
AN ONSITE "HOLD AND HAUL" SYSTEM AND TRANSPORTED OFFSITE TO
AN APPROVED POTW FACILITY.

SEE PLANS AND OWTS REPORT FOR DETAILED INFORMATION.

RESIDENTIAL PROJECT SCOPE:
A NEW 10 BEDROOM RESIDENCE IS PROPOSED IN THE SOUTHEAST AREA
OF THE PROPERTY.

ASSOCIATED SANITARY WASTEWATER GENERATED ONSITE IS ESTIMATED
TO RESULT IN A PEAK DAILY DESIGN FLOW OF 975 GALLONS PER DAY. AN
ADVANCED TREATMENT SYSTEM IS PROPOSED TO PROVIDE SIGNIFICANT
REDUCTION IN WASTE STRENGTH PRIOR TO DISCHARGE INTO A TIME
DOSED PRESSURIZED SUBSURFACE DRIP FIELD. ROUTINE MONITORING
AND MAINTENANCE WILL BE REQUIRED FOR THE LIFE OF THE SYSTEM.

SEE PLANS AND OWTS REPORT FOR DETAILED INFORMATION.

AVAANTI VINEYARDS

VICINITY MAP - GOOGLEMAPS

SITE PLAN PROVIDED BY WILLIAM WOOD ARCHITECTS. SURVEY AND TOPOGRAPHICAL DATA
PROVIDED BY ALEXANDER & ASSOCIATES INC. SURVEY CONDUCTED IN AUGUST OF 2022.
EX WASTEWATER DESIGN LLC HAS PREPARED THESE PLANS UTILIZING THIS INFORMATION
FOR WASTEWATER DESIGN PURPOSES ONLY. THESE PLANS ARE PRELIMINARY AND "NOT
FOR CONSTRUCTION". THESE PLANS SHALL NOT BE DUPLICATED, PUBLISHED, OR OTHERWISE
USED WITHOUT WRITTEN CONSENT OF EX WASTEWATER DESIGN LLC.

PROJECT SCOPE:

100' +

(P) WATER WELL
TO BE CONSTRUCTED PER
PUBLIC WATER WELL STANDARDS
FOR COMMERCIAL & RESIDENCE
DEVELOPMENT

(P) COMMERCIAL OWS
TREATMENT TANKS AREA
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SCALE: 1" = 50'

AVAANTI VINEYARDS - SINGLE FAMILY RESIDENCE
PRELIMINARY ONSITE WASTEWATER TREATMENT SYSTEM SITE PLAN

LEGEND:

TP# = TEST PIT
R# = PERC. HOLE
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(P) CONSTRUCTION SAFETY FENCE NOT: THIS FENCE MUST
REMAIN IN PLACE UNTIL ALL CONSTRUCTION IS FINALIZED.
NO MATERIALS OR EQUIPMENT STOCKPILING, GRADING,
VEHICULAR PARKING, OR DRIVING IS TO OCCUR OVER THIS
AREA. THE DISPERSAL FIELDS AND TANK LOCATION MUST BE
PROTECTED DURING CONSTRUCTION.

IN GENERAL, PLANTS HELP THE DISPERSAL FIELD FUNCTION AT ITS BEST BY REMOVING MOISTURE AND NUTRIENTS
FROM THE SOIL. PLANT COVER IS ALSO ESSENTIAL AS EROSION CONTROL. AT A MINIMUM THE DISPERSAL FIELD
SHOULD BE PLANTED WITH A DENSE COVER OF DROUGHT TOLERANT GRASSES.

WHEN CONSULTING WITH A LANDSCAPE PROFESSIONAL, THE BEST CHOICES FOR PLANTING OVER A SUBSURFACE
DISPERSAL FIELD IS DROUGHT TOLERANT GRASSES, SHALLOW ROOTED HERBACEOUS PLANTS, SUCH AS FLOWERING
PERENNIALS AND ANNUALS, OR OTHER GROUND COVERS THAT ARE NOT EXCESSIVELY WATER LOVING AND HAVE NON-
INVASIVE ROOT SYSTEMS.

TREES AND SHRUBS SHOULD NOT BE PLANTED IN THE SUBSURFACE DRIP DISPERSAL AREA AND THERE SHALL BE NO
IRRIGATION USED IN OR AROUND THE IMMEDIATE AREA. SUPPLEMENTAL IRRIGATION DURING DRY WEATHER PERIODS
MAY BE SUPPLEMENTED VIA HAND WATERING OR OVERHEAD SPRINKLERS SET ON WEATHER BASED TIMER SYSTEM.

ALL WATER IRRIGATION PIPING SHALL BE INSTALLED A MINIMUM OF 10 FEET OUTSIDE THE SUBSURFACE DRIP DISPERSAL
AREA.

EX WASTEWATER DESIGN SHALL COORDINATE WITH PROJECT LANDSCAPE ARCHITECT AND CIVIL ENGINEER TO
ENSURE ALL PROPOSED LANDSCAPING AND GRADING PLANS DO NOT NEGATIVELY IMPACT THE PROPOSED ONSITE
WASTEWATER SYSTEM.

SEWER LINE SHALL
BE INSTALLED BELOW
STORMWATER PIPE
DETAIL SHALL BE
PROVIDED ON FINAL
OWS PLANS

STORM WATER COLLECTION
& DISCHARGE SYSTEM

10' MIN.

SEPTIC
TANK

RECIRC.
TANK

DOSE
TANK

AX-100(S)

(F) RESIDENCE OWS - SEE SHEET
5 FOR DETAILS - SHALL BE FENCED
TO PREVENT AG. TRAFFIC

SUBSURFACE DRIP DISPERSAL AREA LANDSCAPING/PLANTING GUIDELINES:

POOL

CO

CLEANOUT
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TP9TP10TP11TP12TP13TP14TP15TP16TP17

P1A

P2A

P3A

P4A

P5A

P6A

P7A

P8A

P9A

P10A

P11A

P12A

P13A

P14A

P15A

96MPI

58MPI

107MPI

100MPI

100MPI

117MPI

96MPI

107MPI

117MPI

107MPI

83MPI

77MPI

83MPI

72MPI

90MPI

C11
128MPI

C8
FAILED

C12
320MPI

C9
37.2MPI

C6
192MPI

C3
192MPI

C5
ABND.

C2
68.6MPI

TP8 TP6

COMMERCIAL PRIMARY DISPERSAL AREA
GEOFLOW SUBSURFACE DRIP DISPERSAL

100-200' LF LATERALS - NUMEROUS ZONES
65,000 SQ. FT. - 14-16% SLOPE
ACCEPT. SOIL DEPTH 38-43"
AVG. PERC. RATE 92.5 MPI

COMMERCIAL RESERVE DISPERSAL AREA
GEOFLOW SUBSURFACE DRIP DISPERSAL
100-200' LATERALS - NUMEROUS ZONES

55,000 SQ. FT. - 4-6% SLOPE
ACCEPT. SOIL DEPTH 36-45"
AVG. PERC. RATE 96.3 MPI

55,000 sq. ft.

10,000 sq. ft.

POND

POND

SYNTHETIC GREENS
GOLF COARSE

BIOINFILTRATION
POND

BIOINFILTRATION
POND

OUTDOOR
COURTYARD

BUILDING "B"
BANQUET ROOM

GOLF SHOP

BATHROOMS

BUILDING "C"
RESTAURANT

BATHROOMS

KITCHEN

RESTAURANT
DELIVERY

WINERY PROCESSING
DELIVERY

BUILDING "D"
WINERY PROCESSING
STORAGE, LABS, OFFICES

OFFICES

BATHROOMS

RETAIL

RETAIL

BUILDING "A"
WINE TASTING

WINE BAR
BATHROOMS
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SCALE: 1" = 50'

AVAANTI VINEYARDS - COMMERCIAL DEVELOPMENT
PRELIMINARY ONSITE WASTEWATER TREATMENT SYSTEM SITE PLAN

LEGEND:

TP# = TEST PIT
C/P# = PERC. HOLE

X C/P#= FAILED/TOO SLOW PERC. HOLE

(P) CONSTRUCTION SAFETY FENCE NOTE: THIS FENCE MUST
REMAIN IN PLACE UNTIL ALL CONSTRUCTION IS FINALIZED.
NO MATERIALS OR EQUIPMENT STOCKPILING, GRADING,
VEHICULAR PARKING, OR DRIVING IS TO OCCUR OVER THIS
AREA. THE DISPERSAL FIELDS AND TANK LOCATION MUST BE
PROTECTED DURING CONSTRUCTION.

*VINEYARD SHALL REMAIN IN PLACE UNTIL OWTS PRE-
CONSTRUCTION MEETING HAS OCCURED WHICH WILL SPECIFY
PROCEDURES FOR VINEYARD REMOVAL AND INSTALLATION
OF PROTECTIVE FENCING.

(P) WELL

POWS WASTEWATER TANKS KEY:

1

2

3

4

5

6

7

8

9

10

11

12

WINERY STAFF & TASTING ROOM SEPTIC TANK (XERXES TRAFFIC RATED)

GOLF SHOP & BANQUET HALL SEPTIC TANK (XERXES TRAFFIC RATED)

RESTAURANT GREASE TANK (XERXES TRAFFIC RATED)

RESTAURANT SEPTIC TANK (XERXES TRAFFIC RATED)

EQUALIZATION TANKS (XERXES TRAFFIC RATED) - DUPLEX PUMPS TO TREATMENT AREA

PRE-ANOXIC TANK (XERXES TRAFFIC RATED)

ORENCO AX-MAX ABOVE GROUND TREATMENT TANK (PLACED ON CONCRETE PAD)

POST-ANOXIC TANK (XERXES TRAFFIC RATED)

DRIP DISPERSAL DOSING TANK

ALKALINITY FEED TANK - ABOVE GROUND (PLACED ON CONCRETE PAD)

CARBON FEED TANK - ABOVE GROUND (PLACED ON CONCRETE PAD)

HOLD & HAUL WINERY PROCESS WASTE TANKS (TRAFFIC RATED)

WASTEWATER TANK NOTES:
SEE SHEET 4 FOR COMMERCIAL OWS FLOW SCHEMATIC.
WASTEWATER TANK SIZING SHALL BE SPECIFIED IN FINAL OWS DESIGN.

1

2

3

4

5

6

7

89

10

11

12
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For residential strength waste up to 9
bedrooms. Applications greater than 9
bedrooms requires a design review by Orenco.

Installation to be performed by an AdvanTex
Authorized Installer only.

Start-up and service to be performed by an
AdvanTex Authorized Service Provider only.

Design Notes

Side View
Scale: 1" = 4'-0"

Top View
Scale: 1" = 4'-0"

End View
Scale: 1" = 4'-0"

High Head Pump
PF300511

Y
G
W

High Level Alarm
Override Timer ON/OFF
LLA/RO

Float Functions

Float Assembly
Model MF3P

1-1/4"Ø Discharge
Assy. Model HV125

Biotube Filter (24")

1"Ø Transport Line (typ.)

2"Ø Return Line
Slope (min. 1/4"/ft)

To Dispersal Field

90"

38.5"

1,500 Gallon
Single-Compartment
Concrete Tank

1-1/4"Ø to 1"Ø Reducer
Bushing (typ.)

1,500 Gallon
Single-Compartment
Concrete Tank

1,500 Gallon
Single-Compartment
Concrete Tank

State Approved
Concrete or Fiberglass
Dosing Tank
(min. 500 gallons)

Biotube  Pump Vault
Model PVU57-1819

Biotube Filter (18")

AX20 3 Pod Mode 1B

Design Aid

Recirculating Splitter
Valve (RSV) with
Quick Disconnect

Inlet

1.25"Ø
Transport
Line

30"Ø Fiberglass Riser with
30" Gasketed Fiberglass
Lid with S.S. Bolts (typ.)
Distributing Valve
Model V4403A

AX20 AdvanTex Filter

2" Dia Vent

Biotube  Pump Vault
Model PVU68-2425-L

Y

G
W

Y
G

W

D

I

Splice Box Model SBEX4
(Optional SB4 not shown)

RSV

Note: Tank Shield not
shown for drawing clarity

24"Ø Fiberglass Riser with
24" Gasketed Fiberglass
Lid with S.S. Bolts,Tank Shield
and Simplex Pumping System

Disclaimer:

24"Ø Fiberglass Riser with
24" Gasketed Fiberglass
Lid with S.S. Bolts and
Tank Shield (typ.)

24"Ø Fiberglass Riser with
24" Gasketed Fiberglass
Lid with S.S. Bolts and
Tank Shield (typ.)

24"Ø Fiberglass Riser with
24" Gasketed Fiberglass
Lid with S.S. Bolts,Tank Shield
and Simplex Pumping System

CONCEPTUAL RESIDENCE TREATMENT SYSTEM - "PRELIMINARY"

*MIN. 2,500 GAL REQUIRED

COMMERCIAL & RESIDENTIAL CONCEPTUAL TREATMENT SYSTEM DETAILS

SEPTIC TANK
EST. 3,000 GAL.

RECIRULATION
TANK EST. 1,500
GAL.

SUBSURFACE DRIP
DOSING TANK EST.
2,500 GAL.

PP

ORENCO AX-20
TREATMENT PODS

RSV

P

RSV

ORENCO HIGH HEAD EFFLUENT PUMP

ORENCO RECIRCULATING SPLITTER VALVE

GEOFLOW
HEADWORKS

FLOW
METERS GEOFLOW SUBSURFACE

DRIP DISPERSAL FIELD

RAW WASTEWATER
FROM RESIDENCE

RESIDENCE OWS FLOW SCHEMATIC

P ORENCO HIGH HEAD EFFLUENT PUMP

COMMERCIAL OWS FLOW SCHEMATIC

WINERY STAFF & TASTING ROOM
SEPTIC TANK

GOLF SHOP & BANQUET HALL
SEPTIC TANK

RESTAURANT SEPTIC TANK

GEOFLOW
HEADWORKS

FLOW
METERS GEOFLOW SUBSURFACE

DRIP DISPERSAL FIELD

RESTAURANT GREASE TANK

P

P

P

P

P

P

P

P

P

P

RAW WASTEWATER
FROM COMMERCIAL
BUILDING EQUALIZATION TANK (1 OF 2)

EQUALIZATION TANK (2 OF 2)

CONNECTED VIA
LOW POINT PIPE

PRE-ANOXIC TANK ORENCO AX-MAX TREATMENT UNIT

ALKALINITY
FEED TANK

CARBON
FEED TANK

P

TEXTILE FILTER & RECIRCULATION
CHAMBER

*POST ANOXIC TANK W/ CARBON FEED
OR ANOXIC MOVING BED BIOFILM REACTOR DRIP DISPERSAL DOSING TANK

*THIS STAGE OF TREATMENT WOULD BE REQUIRED IF
DESIGN ASSUMES PEAK COMMERCIAL FLOWS OF 5,500
GPD. OR, COULD BE ADDED TO THE TREATMENT TRAIN
IF FOLLOWING INSTALLATION TESTING INDICATES
FURTHER NITROGEN REDUCTION IS REQUIRED.



PRESSURE SEWER
LINE TRENCH DETAIL

CLEAN FILL

ORIG
IN

AL G
ROUND SU

RFA
CE

GEOFLOW WASTEFLOW PC DRIPLINE

GEOFLOW LOCKSLIP COUPLING

BLANK GEOFLOW WASTEFLOW DRIPLINE

GEOFLOW MANIFOLD DRIPLINE CONNECTION DETAIL

GEOFLOW AUTOMATIC HEADWORKS BOX  N.T.S.

GEOFLOW DRIPFIELD LAYOUT  N.T.S.

PVC REDUCER TEE

SCH. 80 RISER NIPPLE
LENGTH AS REQ.

BRICK SUPPORTS

*TO BE INSTALLED AT THE HIGH POINT OF SUPPLY AND RETURN LINES

MONITORING WELL  N.T.S.

EMITTER (TYP)

GEOFLOW AIR VENT & VACUUM RELIEF VALVE (ARV/VRV) N.T.S.

1" THREAD DIA.

PEA GRAVEL SUMP

MONITORING WELL CAP

DRAIN HOLE (DOWN SLOPE)

FINISH GRADE

12" ANNULAR CONC. SEAL

NATIVE SOIL

3/4" CRUSHED ROCK

GLUED ON PERF. CAP

EXISTING/FINISH GRADE

GEOFLOW PC DRIPLINE

DRIPLINE TRENCH SECTION

SUBSURFACE DRIP DETAILS - "PRELIMINARY"

BRICK SUPPORTS

PEA GRAVEL SUMP

TO (F) ZONE 8

TO (F) ZONE 7TO ZONE 6

TO ZONE 5

TO ZONE 1

TO ZONE 2 TO ZONE 3

TO ZONE 4

GEOGLOW DRIPFILTER PRO - ZONE VALVE SYSTEM (NTS)

PART# WHWSGUT-D-15FA2
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WINERY
MATERIAL BOARD

L-1.1

Permeable Pavers

Non-permeable Pavers - Entrance Non-permeable Pavers - Side Walks Non-permeable Pavers - Large Areas Non-permeable Pavers - Entrance Drive Radial Paving

Permeable Pavers Turf Block Decomposed Granite Walkway Decomposed Granite Walkway Decomposed Granite Walkway
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Concrete Driveway

Vine Overhead Walkway Vine Overhead Walkway

Outdoor Wine Tasting Roof Design Outdoor Wine Tasting Shade Structure

Mass Ornamental Planting

Mass Ornamental PlantingTopiary GardenAnnual Planting 

Mass Ornamental Planting

Putting Course Inspiration

Bridge and Pond at Putting Course

Synthetic Greens and White Turf Bunkers

Courtyard style Outdoor Wine Tasting

Vineyard Demontration Vineyard Demontration
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RESIDENCE
MATERIAL BOARD

L-2.1
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Concrete Driveway with Paver Bands Porcelain Pavers 

Planting Edge Detail

Two tone Porcelain Step

Timbertech Deck

Decomposed Granite Walkway

Al Fresco Dinning Ornamental Landscape Ornamental Landscape Ornamental Landscape Ornamental Landscape

Ornamental Landscape

Bocce Ball Court with ArborCut Flower GardenCut Flower Garden

Cabana Style Seating

Lounge Style Seating

Porcelain Pads in Lawn
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PLANTING LIST

L-3.0

PLANT LIST - AVAANTI VINEYARD
CODE BOTANICAL NAME COMMON NAME QTY. SIZE WUCOLS CA NATIVE MATURE HEIGHT MATURE WIDTH UNDER OAK UNDER

REDWOOD NOTES

TREES
ACE MAR Acer macrophyllum Big Leaf Maple 36" Box M * 45' 45' perimeter, parking lot, shade tree
ARB COM Arbutus unedo 'Compacta' Compact Strawberry Tree 24" Box L 10' 10' * front bank, entry path, patio, focal point
ARB MAR Arbutus x 'Marina' Marina Strawberry Tree 24" Box L * 30' 30' * * Border, Windbreak, Shade
BRA POP Brachychiton populneus Bottle Tree 24" Box L 30' 25' perimeter, parking lot, driveway, golf course
CER OCC Cercis occidentalis Western Redbud 24" Box L * 15' 10' * ornamental, foundational, landscape beds
CER DES Cercidium x 'Desert Museum' Desert Museum Palo Verde 24" Box L * 25' 25' ornamental, accent, entrance, massing
COR CIT Corymbia citriodora Lemon Eucalyptus 36" Box L 10' 5' groups, clusters, fragrant
CUP GLA Cupressus sempervirens 'Glauca' Blue Italian Cypress 24" Box L 60' 6' privacy screen, driveway, vineyard, golf course
LAG NAT Lagerstroemia indica x fauriei 'Natchez' Natchez Crape Myrtle 24" Box L 20' 20' driveway, entrances, ornamental
OLE SWA Olea europaea 'Swan Hill' Swan Hill Olives Tree 24" Box L 20' 20' ornamental, headge, vineyard, backyard
PLA RAC Platanus racemosa Western Sycamore 36" BOX M * 70' 50' near golf puttings
PIS CHI Pistacia chinensis 'Red Push' Red Push Chinese Pistache 24" Box L 40' 30' parking lots, walkways
PRU CAR Prunus caroliniana Carolina laurel cherry 24" Box L 30' 25' tall screen, privacy,
PYR CAL Pyrus calleryana 'Capital' Callery Pear 36" Box M 30' 12' street tree, golf course, entrance
QUE COC Quercus coccinea Scarlet Oak 36" Box M 50' 40' parking lots, walkways, perimeter
QUE SHU Quercus shumardii Shumard Red Oak 36" Box M 50' 40' parking lots, walkways, perimeter
ULM PAR Ulmus parvifolia Chinese Elm 24" Box L 40' 30' parking lots, walkways, perimeter

UMB CAL Umbellularia californica California Laurel 24" Box M * 35' 35' parking lots, walkways, perimeter, privacy

SHRUBS & PERENNIALS
ACA COG Acacia cognata 'Cousin Itt' Little River Wattle 5 Gal L 3' 6' Border, Container, Hillside, Massing
ARC HOW Arctostaphylos 'Howard McMinn' Howard McMinn Manzanita 15 Gal L * 10' 12' * sculptural, informal hedge, slopes
ARC HOW Arctostaphylos 'Dr. Hurd' Dr. Hurd Manzanita 15 Gal L * 15' 15' * Hedges, Deer Resistant, Bird Gardens
ARM MAR Armeria maritima rubrifolia Red Leaf Thrift 1 Gal L * 1' 1' Border, Container, Ground Cover, Edging
CAR CAL Carpenteria californica Bush Anemone 5 gal M * 8' 8' Privacy Screen, Hedge, Olf Course, Perimeter

CEA CON Ceanothus 'Concha' California Mountain Lilac 15 Gal L * 6' 6' * Beds, Hedge, Wall Side Border, Screening

CEA YAN
Ceanothus grseus horizontalis 'Yankee
Point' Yankee Point California Lilac 15 Gal L * 3' 8' * Mixed Borders, Mounding, Slopes, Massing

CIS PUR Cistus x purpureus Orchid Rockrose 5 Gal L 4' 6' Border, Container, Hedge, Ornamental
DIE IRI Dietes iridiodes Fortnight Lily 5 Gal L 3' 4' Border, Container, Hedge, Poolside
DOD PUR Dodonaea viscosa 'Purpurea' Purple Leaved Hopseed Bush 15 Gal L 15' 15' Border, Espalier, Hedge, Privacy Screen, Windbreak
HET ARB Heteromeles arbutifolia Toyon 15 Gal L * 8' 5' * Banks, Slopes, Hedge, Screen
LAV BIC Lavaterra bicolor Mallow 5 Gal L * 8' 4' Banks, Slopes, Container, Borders, Ornamental
LAV INT Lavandula x intermedia 'Hidcote Giant' Hidcote Giant Lavender 5 Gal L 3' 4' Border, Container, Hedge, Accent

LIR MUS Liriope muscari 'Silvery Sunproof' Silvery Sunproof Lilyturf 5 Gal M 2' 2' Border, Container, Poolside, Ground Cover, Edging
NAN DOM Nandina domestica Heavenly Bamboo 5 Gal L 4' 3' Border, Container, Hedge, Poolside
NAN HAR Nandina 'Harbor Dwarf' Harbor Dwarf Heavenly Bamboo 5 Gal L 2' 2' Border, Container, Hedge, Edging
OLE LIT Olea europaea 'Little Ollie' Little Ollie Olive 15 Gal L 6' 6' Border, Container, Hedge

PHO DUE Phormium 'Duet' Duet New Zealand Flax 5 Gal L 4' 4' Mixed Borders, Mounding, Slopes, Massing
PHO SUN Phormium 'Sundowner' Sundowner New Zealand Flax 5 Gal L 8' 6' Mixed Planting
RHA EVE Rhamnus californica 'Eve Case' Eve Case Coffeeberry 5 Gal L * 6' 6' * Edgeing, Hedges, Groundcovers, Deer Resistant

RIB KIN Ribes sanguineum 'King Edward VII' King Edward VII Red Flowering Currant 5 Gal L * 6' 6' * * Border, Hedge, Mixed Planting

ROS OFF Rosmarinus officinalis 'Tuscan Blue' Tuscan Blue Rosemary 5 Gal L 6' 4' Border, Container, Hedge
SAL GRE Salvia greggii Autumn Sage 1 Gal L 3' 3' * Beds ,Patio, Container, Borders
TRI LAN Trichostema lanatum Woolly blue curls 1 Gal VL * 4' 4' Beds ,Patio, Container, Borders

GRASSES
BOU GRA Bouteloua gracilis 'Blonde Ambition' Blue Grama 5 Gal L * 2' 2' medows, prairie areas, ornamental bed

CAL KAR Calamagrostis x acutiflora 'Karl Foerster' Karl Foerster Feather Reed Grass 5 Gal L 3' 6' Ornamental, Massing, Borders, Parking lot

CHO TEC Chondropetalum tectorum Small Cape Rush 5 Gal L 3' 3' Border, Poolside, Walkways

DES CES Deschampsia cespitosa 'Northern Lights' Northern Lights Tufted Hair Grass 1 Gal L * 4' 2' Ornamental, Massing, Borders, Container

LOM BRE Lomandra longifolia 'Breeze' Dwarf Matt Rush 5 Gal L 3' 3' Border, Ground Cover, Ornamental

LOM PLA Lomandra longifolia 'Platinum Beauty' Variegated Matt Rush 5 Gal L 3' 3' Accent, Container, Mass Planting, Poolside, Slope

MIS GRA Miscanthus sinensis 'Gracillimus' Maiden Grass 5 Gal M 8' 5' Borders, Perennial beds, foliage grass
MUH CAP Muhlenbergia capillaris Pink Muhlygrass 5 Gal L 3' 3' Banks, Slopes, Borders, Parking Lots
MUH RIG Muhlenbergia rigens Deer Grass 5 Gal L 5' 4' * Banks, Slopes, Borders, Parking Lots

NAS TEN Nassella tenuissima Mexican Feather Grass 1 Gal VL 2' 2' Accent, Container, Mass Planting, Poolside, Slope

PAN VIR Panicum virgatum ‘Heavy Metal’ Heavy Metal Blue Switch Grass 1 Gal M 5' 2' Accent, Container, Mass Planting, Poolside, Slope

PEN ALO Pennisetum alopercuroides Fountain Grass 1 Gal L 5' 5' Specimen, Grouping, Ornamental, Foundational
PEN HAM Pennisetum 'Hamelyn' Dwarf Fountain Grass 1 Gal L 3' 3' Beds, borders, Patio, Ponds, Stream, Container

PEN RUB Pennisetum 'Rubrum' Purple Fountain Grass 1 Gal L 5' 3' Ornamental, Openareas, specimen, Massing

GROUND COVER
BAC PIL Baccharis pilularis 'Pigeon Point' Pigeon Point Dwarf Coyote Bush 60" O.C. 1 Gal L * 2' 6' Groundcover, Parking lots, borders, massing
CEA CAR Ceanothus griseus horizontalis Carmel Creeper 48" O.C. 5 Gal L * 3' 10' Banks, Slopes, Wall Side Borders, Ground Cover
COT LOW Cotoneaster 'Lowfast' Bearberry Cotoneaster 60" O.C. 1 Gal L 2' 10' Mass Planting, Border Edging, Groundcover
LAN MON Lantana montevidensis Purple Trailing Lantana 36" O.C. 1 Gal L 2' 4' Beds, Borders, Baskets, Patio, Fence, Walls

LAN NEW Lantana 'New Gold' New Gold Lantana 24" O.C. 1 Gal L 2' 2' Border, Container, Ground Cover, Hillside, Hanging Basket
MYO PAR Myoporum parvifolium Prostrate Myoporum 60" O.C. 1 Gal L 1' 6' groundcover, Massing, Slopes, Banks
ROS HUN Rosmarinus 'Huntington Carpet' Huntington Carpet Rosemary 60" O.C. 1 Gal L 2' 8' Border, Container, Ground Cover, Hillside

PALMS
ARC CUN Archontophoenix cunninghamiana King Palm 36" Box M 60' 12' Entrance, Driveway
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Acer macrophyllum
Big Leaf Maple

Olea europaea ‘Swan Hill’
Swan Hill Olives Tree

Acacia cognata ‘Cousin Itt’
Little River Wattle

Dodonaea viscosa ‘Purpurea’ 
Purple Leaved Hopseed Bush

Phormium ‘Sundowner’
Sundowner New Zealand Flax

Chondropetalum tectorum
Small Cape Rush

Rhamnus californica ‘Eve Case’
Eve Case Coffeeberry

Ribes sanguineum ‘King Edward 
VII’ - King Edward VII Red Flower-
ing Currant

Rosmarinus officinalis ‘Tuscan 
Blue’
Tuscan Blue Rosemary

Salvia greggii
Autumn Sage

Trichostema lanatum
Woolly blue curls

Bouteloua gracilis ‘Blonde Ambition’
Blue Grama

Calamagrostis x acutiflora ‘Karl 
Foerster’
Karl Foerster Feather Reed Grass

Deschampsia cespitosa ‘Northern 
Lights’
Northern Lights Tufted Hair Grass

Lomandra longifolia ‘Breeze’
Dwarf Matt Rush

Lomandra longifolia ‘Platinum 
Beauty’
Variegated Matt Rush

Miscanthus sinensis ‘Gracillimus’
Maiden Grass

Muhlenbergia capillaris
Pink Muhlygrass 

Muhlenbergia rigens
Deer Grass

Nassella tenuissima
Mexican Feather Grass

Heavy Metal Blue Switch Grass
Pink Muhlygrass 

Arbutus unedo ‘Compacta’
Compact Strawberry Tree

Platanus racemosa
Western Sycamore

Pistacia chinensis ‘Red Push’
Red Push Chinese Pistache

Prunus caroliniana
Carolina laurel cherry

Pyrus calleryana ‘Capital’
Callery Pear

Quercus coccinea 
Scarlet Oak

Quercus shumardii
Shumard Red Oak

Ulmus parvifolia
Chinese Elm

Umbellularia californica
California Laurel

Cupressus sempervirens ‘Glauca’
Blue Italian Cypress

Corymbia citriodora
Lemon Eucalyptus

Lagerstroemia indica xNatchez’ 
Natchez Crape Myrtle

Arctostaphylos ‘Howard McMinn’
Howard McMinn Manzanita

Heteromeles arbutifolia
Toyon

Arctostaphylos ‘Dr. Hurd’
Dr. Hurd Manzanita

Lavaterra bicolor
Mallow

Lavandula x intermedia ‘Hidcote 
Giant’ 
Hidcote Giant Lavender

Liriope muscari ‘Silvery Sunproof’
Silvery Sunproof Lilyturf

Nandina domestica
Heavenly Bamboo

Nandina ‘Harbor Dwarf’
Harbor Dwarf Heavenly Bamboo

Olea europaea ‘Little Ollie’
Little Ollie Olive

Phormium ‘Duet’
Duet New Zealand Flax

Armeria maritima rubrifolia
Red Leaf Thrift

Carpenteria californica
Bush Anemone

Ceanothus ‘Concha’
California Mountain Lilac

Ceanothus grseus horizontalis 
‘Yankee Point’
Yankee Point California Lilac

Cistus x purpureus
Orchid Rockrose

Dietes iridiodes
Fortnight Lily

Arbutus x ‘Marina’
Marina Strawberry Tree

Brachychiton populneus
Bottle Tree

Cercis occidentalis
Western Redbud

Cercidium x ‘Desert Museum’
Desert Museum Palo Verde
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Fountain Grass

Myoporum parvifolium
Prostrate Myoporum

Pennisetum ‘Hamelyn’
Dwarf Fountain Grass

Rosmarinus ‘Huntington Carpet’
Dwarf Fountain Grass

Lantana montevidensis
Purple Trailing Lantana

Cotoneaster ‘Lowfast’
Bearberry Cotoneaster

Lantana ‘New Gold’
New Gold Lantana

Pennisetum ‘Rubrum’
Purple Fountain Grass

Archontophoenix cunninghamiana
King Palm

Baccharis pilularis ‘Pigeon Point’
Pigeon Point Dwarf Coyote Bush

Ceanothus griseus horizontalis
Carmel Creeper
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October 10, 2024 
 
Landscape Design Statement for Avaanti Winery 
 
Project Design Intent 
The landscape design for the winery seeks to create an immersive, visually 
appealing, and sustainable environment that reflects the elegance of the winery's 
architecture and its connection to the surrounding landscape. The design is rooted 
in the principles of screening, architectural enhancement, water-efficient drought-
tolerant landscapes, and thoughtful lighting design. All plantings and lighting 
comply with the State and City’s Water Efficient Landscape Ordinance (W.E.L.O.) 
and Dark Sky lighting restrictions. 
 
Screening 
To preserve the serene atmosphere of the winery and offer privacy, the landscape 
plan includes native and drought-tolerant plants, forming natural screens. 
Evergreen trees and shrubs will be strategically placed to shield parking areas, 
utility structures, and service zones from view, creating a seamless experience for 
guests. This vegetative screening not only provides privacy but also harmonizes with 
the natural beauty of the vineyard setting. 
 
Architectural Enhancement 
The landscape will enhance the winery's architecture through complementary 
planting arrangements and hardscape features. Key areas such as the tasting 
rooms, patios, and entryways will be accentuated by drought-tolerant, ornamental 
plantings that mirror the sophistication of the winery. Feature trees and vertical 
elements will be positioned to frame views and emphasize the building's 
architectural lines, while softening its presence within the vineyard. 
 
Water-Efficient Drought-Tolerant Landscaping 
The landscape design incorporates a palette of water-efficient, drought-tolerant 
plant species that thrive in the region's climate, reducing water usage while 
maintaining lush, vibrant outdoor spaces. Native plants will be the cornerstone of 
the landscape, requiring minimal irrigation and providing habitat benefits. The use 
of efficient drip irrigation systems and mulching will further reduce water 
consumption and meet the city’s W.E.L.O. requirements. 
 
Dark Sky Compliance and Lighting Design 
Observing the city’s Dark Sky lighting restrictions, the lighting design will ensure low 
light levels while providing a safe and inviting environment. Landscape lighting will 
adhere to the zero light trespass standard, ensuring that no light escapes beyond 

http://www.campandcamp.com/
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the property. Any uplighting will be limited to subtle, tasteful illumination for wall 
washing on architectural features and selected trees to enhance the ambiance 
without encroaching upon the natural surroundings. 
 
This thoughtful and sustainable approach to landscape design not only 
complements the winery’s architectural character but also aligns with 
environmental and regulatory standards, providing a serene and functional space 
for visitors. 

http://www.campandcamp.com/
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Rose, Aubrey, CDA

From: Alison Nakagawa <alison.m.nakagawa@gmail.com>
Sent: Monday, October 16, 2023 1:04 PM
To: Rose, Aubrey, CDA
Subject: Requesting Detailed Plans for PLN2023-00039
Attachments: 2023-10-16 12-11.pdf

Good Afternoon Aubrey -   
I received an indirect letter that was sent to our neighbors about the above request for development. This property is 
directly across the street from my house and not only did I not receive any notification, I would like to express my formal 
concern for any type of event center, restaurant and golf course on this private rural / residential road.  
 
My family has worked extremely hard to move to our home to avoid country roads with increased risks of late night 
drunk drivers, traffic congestion (like Tesla, Vasco, Greenville and Cross Rd), and late night noise seven days a week (like 
most winery and event centers in this area). Not to mention, the amount of water a golf course would take to maintain.  
 
Please accept this as a formal concern, and send me ( and all other Reuss Rd neighbors) the attached letter and any 
specific plans and open hearings.  
 
Thanks, 
Alison Nakagawa 
 
 

** This email was sent from an external source. If you do not know the sender, do not click on links or 
attachments. **  
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Rose, Aubrey, CDA

From: Debbie Rose <debbierose751@aol.com>
Sent: Wednesday, October 18, 2023 1:00 PM
To: Rose, Aubrey, CDA
Subject: Planning Application PLN2023-00039

As a resident of 11157 Reuss Road in Livermore for the past 35+ years I would like the following 
concerns addressed regarding Planning Application PLN2023-00039. 
 
1. Traffic - Reuss Road was not built for this added traffic.  Safety with drinking and driving is also a 
concern.  
 
2. Water - Where is the water supply coming from for a house of this size, the event center and the 
proposed golf course. 
 
3. Septic - What kind of septic system will be put in place to protect our ground water from 
contamination.   
 
4. How are we just now getting a "Courtesy Notice" when this has obviously been in the works for a 
long time.  This is our home, where our families live, where we can walk safely down our little country 
road.  What you are proposing will change the entire environment of our homes.  The structures, both 
the event center and the home, are huge two-story facilities that are completely out of place on Reuss 
Road. 
 
5. How many acres will remain in vineyard. 
  
6. How many acres will the golf course cover. 
 
7.  What would the hours of operation be. 
 
8. There must be rules on how many acres of land you must have per square footage of buildings in 
rural areas.  What are those rules. 
 
9. I know there was a sign at the end of Reuss Road for years that this property was in an agricultural 
conservancy, what happened to that.  The sign magically disappeared so the conservancy 
disappeared too?  We went from an agricultural conservancy parcel to an event center, a golf course 
and a huge house?  Please explain to me how this happened. 
 
I am sure I will have more questions, but I would like to start with these concerns being addressed. 
 
Sincerely, 
 
Debbie Rose 
 
11157 Reuss Road 
Livermore, CA  94550 
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** This email was sent from an external source. If you do not know the sender, do not click on links or 
attachments. **  

 









9846 REUSS RD / # PLN2023-00039 

 

Neighborhood meeting by applicant held October 3, 2024 – following are neighbor inquiries 

with applicant responses: 

 

1.  When there are no weddings or corporate events will the "residence" be available to rent 

by the night/week? 

 

Response: The residence will only be rented during events and weddings. 

 

2.  When actual weddings or corporate events are taking place will the restaurant and/or golf 

course still be open to the public? 

 

The restaurant and golf course will still be open to the public during corporate events but not 

during weddings. 

 

4.  Why does the residence need a loading dock and service corridor? 

 

Response: The residence does not have a loading dock or service corridor..  There will be a 

deliver/loading area at the wine processing building and restaurant. 

 

5.  Will the weddings typically represent the Indian culture of lasting 3-5 days?   

 

Response:  Weddings will be open to all religions and races and will be limited to single 

night events. 

 

6.  Are any of the 19 bathrooms multiple use or are they single toilet/sinks only? 

 

Response: Some of the bathrooms will be single occupancy at the wine processing building 

where the number of occupants is lower and some will be multiple occupant bathrooms at the 

restaurant and banquet room as required by the building code.  

 

7.  Will revered animals be brought to the site (elephants, tigers, etc.) for events/ 

 

Response: No, "revered animals" will not be brought to the site. 

 

8.  Where will the additional parking spaces noted as "shared" actually be or from? 

 

9.  Will security be on-site 24 hours/day, 7 days/week or just during events? 

 

Response: Security will not be onsite 7 days a week.  Only during some events. 

 

10. What improvements would be made to Reuss Rd. to handle additional 100's of cars/trucks 

per week? 

 

Response: The road will be improved to meet all the fire department requirements for width 

and weight.   

 

11. From where do you plan water for all 7 water features to come from?  For pool & spa? 

 

Response: The water for the initial filling of the water features and pool will be trucked in to 



the site. After full minimal water will be used to keep it at a full level. 
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