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PROJECT DESCRIPTION:

THIS PROJECT PROPOSES A NEW, SINGLE-FAMILY RESIDENCE AT 445 VIRGINIA AVENUE
IN SAN MATEO. THE EXISTING 2,164 SF HOME WILL BE DEMOLISHED AND REPLACED
WITH A NEW 3,929 SF HOME INCLUDING AN ATTACHED ADU. THE NEW RESIDENCE IS
DESIGNED TO COMPLY WITH THE SAN MATEO ZONING CODE INCLUDING HEIGHT LIMITS,
DAYLIGHT PLANE RESTRICTIONS, FLOOR AREA RATIO AND PARKING. OFF STREET
PARKING FOR 3 INDEPENDENTLY ACCESSIBLE VEHICLES IS PROVIDED IN GARAGE.
THE NEW, TWO STORY RESIDENCE WILL INCLUDE 4 BEDROOMS, AN OFFICE, 5
BATHROOMS, LIVING, DINING, AND KITCHEN ROOMS. NEW LANDSCAPE INCLUDES NEW
PLANTING, REAR YARD PATIO INCLUDING OUTDOOR KITCHEN, NEW FRONT STEPS AND
PLANTERS.

PROJECT ADDRESS: 445 VIRGINIA AVENUE
SAN MATEO CA, 94402-2235
APN: 034-072-060
ZONING CLASSIFICATION: R1-B (RESIDENTIAL)
LOT AREA: 8,605 SF
FLOOR AREA RATIO: .5 FOR 6,000 SF, THEN .2 FOR ADDITIONAL

MAX. ALLOWBLE FLOOR AREA: 3,521 SF, NOT INCLUDING ADU

FLOOR AREAS: EXISTING PROPOSED
BASEMENT GARAGE 417.0 591.0
BASEMENT FLOOR OTHER _ 118.3 436.6
TOTAL BASEMENT 535.3 SF 1,027.6 SF
FIRST FLOOR 2,164.3 1,690.1
SECOND FLOOR 0 1.830.4:| =3,520.5 SF MAIN HOUSE
COVERED PATIOS 245 0
DETACHED STRUCTURE 0 0
ADU 0 408.1
FRONT PORCH ALLOWANCE __ (24.5) (30.5)
TOTAL FLOOR AREA: 2,164.3 SF 3,928.6 SF

FLOOR AREA FOR PARKING DETERMINATION: 3,520.5 SF
TOTAL GARAGE PARKING SPACES PROVIDED: 3 (3 REQUIRED)
EXISTING STRUCTURE TO BE DEMOLISHED: 100%

CUBIC YARD OF SOIL DISTURBANCE: APPROX. 515 CU/YARDS

| SF, CA 94124 | 415.336.2767 |

l_
l_
@)
Q-

o .
g o £
> - < O
oC - %0
= o 0
wo g
Irco oz O
n< §S§

>3
g_lnN =

445 VIRGINIA AVENUE
SAN MATEO, CALIFORNIA

I'SSUE HISTORY

01 08.01.22 | PLANNING

COVER SHEET

AO0.1

16

15

14 13 12 " 10

CURRENT I SSUE

08.01.2022




VIEW FROM NORTHEAST

VIEW FROM SOUTHWEST

VIEW FROM NORTHWEST

VIEW FROM SOUTHEAST

| SF, CA 94124 | 415.336.2767 |

E

C
1784 Revere Ave.
sls-architect.com

445 VIRGINIA AVENUE
SAN MATEO, CALIFORNIA

I'SSUE HISTORY

01 08.01.22 | PLANNING

16

15

14

13

12

11

10

RENDERED VIEWS

A0.2

CURRENT | SSUE

08.01.2022




354

345
359
366
373
402
401
411 %
442 421 ,péy
466 GE 0%
\ g
478 17 OR 418 O
O
;ﬂﬁﬂa 7%
459
Y 471
320 Che o 423
W
Sn 480 JENUE
QRGN T 451
511 500 442
475
520
531 =
VENU
556 032 LEVAOR P
544
541
A D
=LAs PULGA

BAYWOOD NEIGHBORHOOD - CHARACTER PHOTO MAP

335

558 ‘(\0@
&
%
A
Oy o
&, SPN
321 % ‘
540 7
Q .
0, 327 550
RS
A
O% 634
348
531 350 g OO0
362
618

Ave. | SF, CA 94124 | 415.336.2767 |

SHERRY L SCOTT
ARCHITECT

SAN MATEQO, CALIFORNIA

LL
D)
Z
>
<
I
<
O
o
>
o)
#
v

01 08.01.22 | PLANNING

NEIGHBORHOOD
CONTEXT
KEY MAP

UUUUUUUUUUUU

08.01.2022




558 EDINBURGH - MODERN MEDITERRANEAN STYLE, 2 STORIES

= e

N

540 FORDHAM - TUDOR STYLE. 2 STORY OVER GARAGE

-

| SF, CA 94124 | 415.336.2767 |

SHERRY L SCOTT
ARCHITECT
1784 Revere Ave.
sls-architect.com

445 VIRGINIA AVENUE
SAN MATEO, CALIFORNIA

I'SSUE HISTORY

01 08.01.22 | PLANNING

NEIGHBORHOOD
CONTEXT
PHOTOS

A0.4

16

15

14

13

12

11

10

CURRENT | SSUE

08.01.2022




L ' T e g R iy i
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335 VIRGINIA - COLONIAL STYLE, 2 STORIES UPHILL

o

480 VIRGINIA - UDOR STYLE, 2 STORIES

442 NEVADA - TUDOR STYLE, 2 STORIES WITH STEEP UPHILL
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459 PARROTT - MODERN SPANISH STYLE, 2 STORIES OVER GARAGE W/ STEEP UPHILL

451 VIRGINIA - MIDCENTURY, 2 STORIES OVER GARAGE

373 PARROTT - COLONIAL STYLE, 3 STORIES WITH DORMERS
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327 GEORGETOWN - SPANISH STYLE, 2 STORIES

365 GEORGETOWN - SPANISH STYLE, 2 STORIES
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531 HARVARD - SPANISH COLONIAL STYLE, 2 STORIES
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618 HARVARD - COLONIAL STYLE, 2 STORIES

500 JACKSON - TUDOR STYLE, 2+ STORIES

320 JACKSON - SPANISH STYLE, 2 STORIES OVER GARAGE
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GRADING AND DRAINAGE PLAN

1/8”:1’—0”

PRELIMINARY

GENERAL NOTES:

1. CONTRACTOR TO VERIFY ALL CONTROLLING DIMENSIONS & SETBACKS WITH ARCHITECTURAL
PLANS.

2. TOPOGRAPHIC INFORMATION PROVIDE BY JEFFREY BARNEA, LAND SURVEYOR, DATED NOVEMBER
10, 2020.

3. SLOPE PORCHES, LANDINGS AND TERRACES 2% AWAY FROM RESIDENCE.

4. PROVIDE POSITIVE SURFACE DRAINAGE AWAY FROM THE HOUSE PERIMETER BY SLOPING THE
FINISHED GROUND SURFACE AT LEAST 5% AWAY FROM RESIDENCE.

S. CONTRACTOR TO CONTACT SOILS ENGINEER TO COORDINATE INSPECTIONS AT LEAST ONE WEEK
PRIOR TO PENDING INSPECTIONS.

6. ALL GRADING AND TRENCH BACKFILL TO BE PERFORMED PER THE GEOTECHNICAL ENGINEERS
RECOMMENDATIONS. ALL FOUNDATION DRAINS SUBDRAINS TO BE INSTALLED PER GEOTECHNICAL

ENGINEER'S RECOMMENDATIONS AND ALL INSTALLATIONS TO BE INSPECTED BY GEOTECHNICAL
ENGINEER.

7. IT IS RECOMMENDED THAT AN AS—BUILT PLAN FOR THE DRAINAGE SYSTEM BE PREPARED AT
THE COMPLETION OF CONSTRUCTION.

8. THE OWNER RECOGNIZES THAT THE DRAINAGE FACILITIES WILL NEED TO BE PERIODICALLY
CLEANED OF DEBRIS DURING THE FUNCTIONAL LIFE OF THE SYSTEM.

9. CONTRACTOR SHALL MISIT THE SITE AND FAMILIARIZE THEMSELVES WITH ALL EXISTING
CONDITIONS. THEY SHALL BRING ANY DISCREPANCIES TO THE ATTENTION OF THE ENGINEER PRIOR TO
PROCEEDING. VERIFY THE LOCATIONS OF ALL UNDERGROUND UTILITIES BEFORE STARTING
CONSTRUCTION.

10.  ANY SITE WORK THAT DEVIATES FROM WHAT IS SHOWN ON THE PLANS SHALL HAVE THE
ENGINEER’S APPROVAL PRIOR TO PROCEEDING WITH THE DEVIATING WORK ITEM.

1. CONTRACTOR SHALL CALL "UNDERGROUND SERVICE ALERT” (800) 642—2444, 48 HOURS PRIOR
TO EXCAVATION.

12, FOR ADDITIONAL SITE LAYOUT INFORMATION SEE ARCHITECTURAL AND LANDSCAPE PLANS.

13.  PRIOR TO CONSTRUCTING ANY IMPROVEMENTS WITHIN THE PUBLIC RIGHT OF WAY OR PUBLIC
UTILITY EASEMENT (PUE) AND FOR UNDERGROUND UTILITIES, DRIVEWAY APRONS, SIDEWALKS, CURB
DRAINS AND LANDSCAPING, CONTRACTOR SHALL OBTAIN AN ENCROACHMENT PERMIT FROM THE CITY
OF SAN MATEOC.

14. CONTRACTOR SHALL ADHERE TO "BEST MANAGEMENT PRACTICES” (BMP’s) GUIDELINES DURING
CONSTRUCTION. CONTRACTOR SHALL BE RESPONSIBLE FOR STORING, USING, AND DISPOSING OF ALL
HAZARDOUS MATERIALS, IN ACCORDANCE WITH ALL STATE AND LOCAL LAWS. SEE CONSTRUCTION

BMP’s CHECKLIST PLAN SHEET.

15.  CONTRACTOR SHALL REVIEW AND UNDERSTAND GRADING AND DRAINAGE GUIDELINES SET FORTH
IN THE GEOTECHNICAL REPORT PRIOR TO STARTING ANY SITE WORK.

16. CONTRACTOR SHALL ADHERE TO CAL OSHA STANDARD WHEN GRADING AND EXCAVATING.

17.  ANY DAMAGE RIGHT OF WAY INFRASTRUCTURES AND OTHERWISE DISPLACED CURB, GUTTER
AND/OR PARKING STRIP SHALL BE REMOVED AND REPLACED, AS DIRECTED BY THE CITY ENGINEER
OR HIS DESIGNEE.

18. CONTRACTOR/PERMITEE SHALL SCHEDULE INSPECTIONS WITH THE CITY AS REQUIRED BY
PERMIT.

19. ALL GRADING FOR WHICH THE CITY OF SAN MATEO HAS REQUIRED A SOILS REPORT SHALL BE
SUPERVISED, DURING THE PLACEMENT AND COMPACTION PERIOD, THE SOILS ENGINEER SHALL CERTIFY
SUCH GRADING WORK, UPON COMPLETION OF THE WORK, IN WRITING AND PROVIDED TO CITY PRIOR
TO FINAL SIGN—OFF.

20. CIVIL ENGINEER AND SOILS ENGINEER OF RECORD SHALL PROVIDE PROFESSIONAL INSPECTIONS
WITHIN SUCH ENGINEER’S AREA OF TECHNICAL SPECIALTY PER SECTION 3317 OF UBC. IN THE
COURSE OF FULFILLING THEIR RESPECTIVE DUTIES, THE ENGINEERS FIND THAT THE WORK IS NOT
BEING DONE IN CONFORMANCE WITH HMC, UBC OR THE APPROVED GRADING AND DRAINAGE PLANS,
THE DISCREPANCIES SHALL BE REPORTED IMMEDIATELY, IN WRITING, TO THE PERMITTED AND TO THE
ENGINEERING DEPARTMENT. FINAL INSPECTION SHALL NOT BE SCHEDULE UNTIL THE CERTIFICATION
LETTERS FOR THE CIVIL ENGINEER AND SOILS ENGINEER HAVE BEEN RECEIVED BY THE CITY.

21. CONTRACTOR SHALL TAKE EXTREME CARE AND PROTECT ALL EXISTING TREES TO REMAIN, AS
REQUIRED BY THE LANDSCAPE PLAN. PROTECTION SHALL BE INSTALLED IN ACCORDANCE WITH THE
PROJECT ARBORIST DIRECTIONS, AND SHALL BE INSPECTED BY THE ARBORIST PRIOR TO THE
COMMENCEMENT OF GRADING ACTIVITIES.

22. ALL POOLS (INCLUDING SWIMMING, SPAS, HOT TUBS, AND FOUNTAINS) SHALL DRAIN TO
EXISTING SEWER SYSTEM. ALL WATER FROM THESE SYSTEMS SHALL BE DECHLORINATED PRIOR TO
BEING DISCHARGED TO THE MUNICIPAL SANITARY SEWER SYSTEM. ANY DISCHARE OF POOL, SPA,
HOT TUBE, OR FOUNTAINS TO THE STORM DRAIN SYSTEM IS PROHIBITED.

23. GRADING SHALL OCCUR ONLY BETWEEN MAY 1ST AND SEPTEMBER 30TH, UNLESS OTHERWISE
APPROVED IN WRITING BY THE CITY ENGINEER IN CONJUNCTION WITH AN APPROVED EROSION AND
SEDIMENT CONTROL PLAN. GRADING OPERATIONS SHALL BE ACCOMPLISHED ONLY BETWEEN THE
HOURS OF 8:00 AM TO 5:00 PM, MONDAY THROUGH FRIDAY. NORMALLY SCHEDULED CONSTRUCTION

ACTIVITIES SHALL ADHERE TO THE CITY'S NOISE ORDINANCE.

24. FAILURE TO COMPLY WITH ANY PERMIT CONDITION MAY RESULT IN A "STOP WORK” ORDER OF
OTHER PENALTY.

25. ALL STORM DRAIN INLETS AND AREA DRAINS SHALL BE MARKED WITH THE WORKS "NO
DUMPING! FLOWS TO BAY”, AS REQUIRED BY THE CITY OF SAN MATEO.

26. ALL SITE STAIRS SHALL HAVE A MINIMUM WIDTH OF 3—FEET, WITH A MINIMUM RUN OF
10—INCHES AND MAXIMUM RISE OF 7.75—INCHES.
HANDRAILS ARE REQUIRED FOR 4 OR MORE STEPS.

27. ALL EXISTING AND PROPOSED IMPROVEMENTS SHALL NOT EXCEED 3—FEET IN HEIGHT WITHIN THE
10—FOOT SIGHT TRIANGLE, WHERE THE RESIDENTIAL DRIVEWAY FIRST CONFORMS TO THE PUBLIC

WALKWAY OR DRIVEWAY (MUNICIPAL CODE 27.84.010 (b) (1&2). OWNER & CONTRACTOR SHALL
MEET WITH PUBLIC WORKS ENGINEER, PRIOR TO PERFORMING WORK, TO CONFIRM REMOVAL LIMITS
FOR COMPLIANCE.

EARTHWORK TABLE CuT FILL
HOUSE 200 CY 0 CY
DRIVEWAY 35 CY 0 CY
REAR/FRONT/SIDE YARD 280 CY 15 CY
TOTAL 515 CY 15 CY
EXPORT 500 CY

EXCESS MATERIAL SHALL BE REMOVED FROM SITE AND DISPOSED OF IN A LEGAL
MANNER. EARTHWORK QUANTITIES HAVE BEEN PROVIDED FOR PLANNING
PURPOSES ONLY.

CONTRACTOR SHALL ESTIMATE HIS/HER OWN QUANTITIES TO COMPLETE JOB PER
CONTRACT WITH OWNER.

%CLI FORD BECHTEL
AND ASSOCIATES, INC.
Engheaing ad Propct Mnagement

650-333-0103
cliffbechteli@comcast.net
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UTILITY NOTES:

1. CONTRACTOR TO ASSIST OWNER IN COORDINATION WITH PG&E FOR THE
GRAPHIC SCAl E: INSTALLATION /RELOCATION OF GAS, ELECTRIC, PHONE AND TV SERVICES. SIZE OF NEW SERVICE TO
BE DETERMINED BY PG&E. ALL UTILITY SERVICES SHALL BE PLACED UNDERGROUND.

%CL[FFORD BECHTEL
AND ASSOCIATES, .

2. CONTRACTOR SHALL LOCATE AND CONDUCT VIDEO INSPECTION ON THE ENTIRE SECTION OF Engincering and Project Management
Eﬁ— THE EXISTING SEWER SERVICE FROM HOUSE TO SEWER MAIN. CONTRACTOR SHALL PERFORM ANY 1321 254th Place. SE
NECESSARY REPAIRS AND/OR CLEANING WITHIN THE EXISTING SEWER SERVICE, LATERAL AND AT SAMMAMISH. WA 98075

CONNECTION TO MAIN.
( IN FEET ) 650—-333-0103

&, 1inch = 8 ft 3. ALL SEWER WORK TO BE IN CONFORMANCE WITH THE CITY OF SAN MATEO STANDARDS. cliffbechtell@comcast.net

4. ALL STORM DRAIN PIPE SHALL BE PVC SDR 35, SLOPED AT 1% UNLESS OTHERWISE SPECIFIED
ON THE PLANS. PIPE SHALL BE SIZED AS SPECIFIED ON THE PLANS. ALL DIRECTION CHANGES SHALL
BE MADE WITH A WYE CONNECTION, ELBOWS AND TEE's SHOULD BE AVOIDED.

5. ALL DOWN SPOUTS SHALL BE CONNECTED TO THE STORM DRAIN SYSTEM, AS SHOWN ON PLAN.
ALL PIPE SHALL BE 4" PVC SDR 35 PIPE OR EQUIVALENT. SEE ARCHITECTURAL PLANS FOR EXACT
LOCATION OF THE DOWN SPOUTS.

6. PATIO DRAINS (PD) SHALL BE 8" MINIMUM IN DIAMETER OR WIDTH. STYLE PER LANDSCAPE
ARCHITECTS DIRECTION. AREA DRAINS (AD) SHALL BE 12" NDS (OR EQUIVALENT). DRAIN INLETS (D1)
SHALL BE STACKED CHRISTY B9 OR EQUAL.

7. THE EXISTING WATER LATERAL SERVICE IS TO REMAIN. CONTRACTOR TO INSTALL NEW COPPER
SERVICE FROM HOME TO ADU. SIZE OF SERVICE PER FIRE PREVENTION AND DOMESTIC NEED,
EXISTING SERVICE SHALL BE UPGRADED IF REQUIRED FOR ADU SERVICES AS REQUIRED BY WATER
SERVICE PROVIDER. CONTRACTOR TO INSTALL BACKFLOW PREVENTION DEVICE AND ISOLATION VALVE,
IF CURRENTLY NOT ON SYSTEM HOME SERVICE. DEVICES SHALL BE INSTALLED ON THE DISCHARGE
SIDE OF METER AND BE PLACED WITHIN ONE FOOT OF METER. A PRESSURE REDUCING VALVE SHALL
BE INSTALLED AT BUILDING FACE.

8. THE ACCESSORY UNIT SEWER SHALL GRAVITY FLOW TO A NEW DUPLEX SEWER PUMP STATION,
IN CRAWL SPACE. THE DUPLEX SYSTEM SHALL CONSIST OF 2—-WS1012BF GOULD SUBMERSIBLE
SEWAGE PUMPS (1HP, 1PH, 230V, 12.3FLA, 1750) WITH RHOMBUS SINGLE PHASE DUPLEX PANEL WITH
ALARM (1221W114HBA—17A). DESIGN SHALL CONFORM TO 40 GPM @ 30—FEET+LOSS FOR RUN
LENGTH AND BENDS, AS SHOWN ON THE PLAN.

9. ALL POOL OR SPA EQUIPMENT DRAINING OR FLUSHING THE POOL OR SPA SHALL BE CONNECTED
TO THE SEWER SUMP PUMP. CONTRACTOR SHALL WORK WITH PROJECT PLUMBER TO PROVIDE THE
NECESSARY SEWER CONNECTIONS.

California

10. NEW ROOF DRAINAGE WILL BE DIRECTED TO LANDSCAPE AREAS TO THE EXTENT FEASIBLE AND
NOTE TO ADJUST PROPERTIES.
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REVISIONS
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...................... g EEmET 10" MIN. 0
= 10— " : ™ STONE TREAD
STONE FACIA O 2" PRECAST \(,'\\/'Z\%/é p(|:|:9EPPER N EASED EDGE STONE PAVING
*MATCH HOUSE - STONE COPING R \J 2" THICK :
7 2% N /2" EXPANSION = ORTAR.
(N) STONE TILE -~ (N) STONE TILE — I/ J0INT *ALIGN W/ = MORTAR FLUSH 4" LAYER CONC
FINISHED = = JOINTS AR W/ #3 REBAR
: GRADE < A jroii———(N) #4 REBAR PAVING PATTERN x — XI —A—~ *18" 0.C. GRID
: :ﬂ | !: BJOS'EIHOW%YS | N — - —
% () STONE == = I / < L T e COMPACTED
= | - CoLD JOINT Tio = Eill|= |
A ] (VP T — W AR / R AGG. BASE
N SN g RERAR BW (N) WATERPROOFING — - (N) WATERPROOFING T =4 =
S e o PER MFR'S SPECS 3 — PER MFR'S SPECS 6 ® B S = = COMPACTED
N | =i HF #3 NOSING g b = FINISHED © SUBGRADE
— N —— 4" RIGID PVC DRAINPIPE | P R /, GRADE N
{ A4 ) i W/ BRASS GRATE #3 REBAR —— ; SRR .;ﬂ%}b&
b 12 COMPACTED . e ) AR D= 2
’ GAS LINE W/ SHUT-OFF N) 12" CONCRETE — — % |-
CLASS Il AGG. BASE VALVE & 3" PVC SLEEVE (Fc%onNG COMPACTED CLASS ——/ | 2 127 NOTE: o
*INSTALL PER UBC CLASS Il AGG. BASE Il AGG. BASE 1 GROUT JOINTS TO T
4"/ RIGID PVC DRAINPIPE NOTE COMPACTED %% ?/i/g's%%é'%@g 2
W/ BRASS GRATE : SUBGRADE
SCALE: NTS . "— 10" SCALE: NTS
SCALE:3/4"=1-0 CBC/CRC AND CPC. G SCALE: 1-1/2' = 1-0' o
|_
<
=
pa
<
o))

[

% GENERAL NOTES
. CONTRACTOR SHALL OBTAIN ALL PERMITS NECESSARY TO COMPLETE PROPOSED WORK PER CITY REQUIREMENTS.
2. CONTRACTOR SHALL VERIFY ON SITE ALL GRADES, PROPERTY LINES, EASEMENTS, SETBACKS, UTILITIES, SITE IMPROVEMENTS, WATERPROOFING
AND UNDERGROUND PIPING BEFORE CONSTRUCTION BEGINS. THE LANDSCAPE ARCHITECT ASSUMES NO LIABILITY FOR DISCREPANCIES BETWEEN
THE PLANS AND ACTUAL FIELD CONDITIONS. ALL DISCREPANCIES OR PROBLEMATIC SITE CONDITIONS SHALL BE BROUGHT TO THE ATTENTION OF
THE LANDSCAPE ARCHITECT.
[ & b 3. WORK WITHIN THE RIGHT OF WAY IS SUBJECT TO INSPECTION AND APPROVAL BY THE CITY. CONTRACTOR SHALL OBTAIN AN ENCROACHMENT
RUBBER CINCH TIE OR EQUAL PERMIT FROM PUBLIC WORKS DEPARTMENT PRIOR TO WORK WITHIN THE RIGHT OF WAY. THIS WORK MAY INCLUDE LANDSCAPING IN THE RIGHT OF
WAY, NEW CURB DRAINS, AND PARKING STRIP.
4. FINISHED GRADES SHALL PROVIDE POSITIVE DRAINAGE AWAY FROM STRUCTURES AND SHALL BE PROPERLY INSTALLED TO PREVENT ANY STANDING
, WATER. ALL HARDSCAPE SHALL HAVE A MINIMUM GRADE OF 2% UNLESS NOTED OTHERWISE. JUTE MESH EROSION CONTROL NETTING SHALL BE
<] , IS 8' PINE POLE *STAKE USED ON ALL 3:1 OR GREATER SLOPES & STAKED APPROPRIATELY.
OUTSIDE ROOTBALL ROOTBALL 5

y . CONTRACTOR SHALL PROVIDE PROTECTION FOR EXISTING TREES BY INSTALLING TEMPORARY FENCING AROUND THE TREES AS CLOSE AS
/ — ROOTBALL POSSIBLE TO THE DRIPLINE. IN THE EVENT THAT TREE ROOTS OVER 6" ARE DISCOVERED, THE LANDSCAPE ARCHITECT SHOULD BE CONTACTED.
6. CONTRACTOR SHALL REFER TO ARCHITECTURAL, CIVIL, & OTHER ENGINEERING DRAWINGS / DOCUMENTS FOR WORK IN RELEVANT AREAS.

4" MULCH AV 4 3" PVC RIGID PREF. PIPE EINISHED 4" MULCH AROUND PLANT 7. THE LANDSCAPE ARCHITECT MAY MAKE SITE OBSERVATIONS DURING CONSTRUCTION BUT SHALL NOT BE UTILIZED TO SUPERVISE CONSTRUCTION
IN BASIN W/ FILTER FABRIC SOCK GRADE
WATER BASIN
FINJHED *3" HIGH LIP
| ROUGHEN SIDES Tﬂ

"
O
Z
]
a
0
]
A
T
-
>
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ONSITE.
8. THIS PLAN IS NOT A SURVEY OR CONSTRUCTION DOCUMENT. IT IS CONCEPTUAL IN NATURE AND SHOULD BE USED FOR PLANNING PURPOSES.

ROUGHEN SIDES
& BOTTOM OF PIT

PLANTING NOTES

‘ _ /1 PREPARED BACKFILL
| | / 7 S ﬁ%gz R & BOTTOM OF PIT *AMEND WITH 5% 1. LANDSCAPE CONTRACTOR SHALL VERIFY PLANT AND SOD QUANTITIES PRIOR TO SUBMITTING BID FOR WORK.
A B 1 S| :%i EREP ARED BACKFILL ORGANIC COMPOST 2. QLSLS%LéuTT ll\O/IQTERIAL SHALL COMPLY WITH THE LATEST STANDARDS OF NURSERY STOCK, PUBLISHED BY THE AMERICAN NURSERY & LANDSCAPE
| i | %—5 AMEND WITH 5% o T = — RS %E%Yﬁgggl'ls%éégu'\lel 3. PLANT MATERIAL CANNOT BE GUARANTEED AS DEER RESISTANT DUE TO CHANGING HABITS OF DEER.
SRR S | R ORGANIC COMPOST AT — o ' 4. ALL PLANTING AREAS SHALL BE COVERED WITH A LAYER OF BARK MULCH TO A MINIMUM DEPTH OF 2 INCHES, WITH A CHIP SIZE OF NO LESS THAN
e e L e I R & MYCORRHIZAL FUNGI ONE INCH. A 2 INCH LAYER OF GREENWASTE MULCH UNDER THE BARK MULCH IS RECOMMENDED. —
O . \7m:W7‘ ‘\ S| S S 5 N PER MFR'S SPECS CONVEX PLANTER BASE 5. SOIL AMENDMENTS SHALL BE USED AS NECESSARY. SOIL AMENDMENT SHALL BE FREE OF DEBRIS. ROCKS LARGER THAN ONE INCH DIAMETER
— = E 9" DIA DRAINROCK L, PEDESTAL WILL NOT BE PERMITTED. SOIL AMENDMENTS ARE NOT PERMITTED IN TYPICAL NATIVE PLANT LANDSCAPE AREAS. __MAY 31, 2016
PREPARED SUBSOIL 7; 2.5x ROOTBALL MIN. ——4 6. PLANTING HOLES SHALL GENERALLY BE 2x - 3x THE SIZE OF THE ROOT BALL. THE WALLS AND BASES OF PLANT HOLES SHALL BE SCARIFIED. TTLE:
PEDESTAL HOLES SHALL BE BACKFILLED WITH 5% ORGANIC COMPOST & 95% EXISTING SOIL. PLANTING HOLES OF NATIVE PLANT MATERIAL SHOULD BE NOTES /
3x ROOTBALL MIN. INOCULATED WITH MYCORRHIZAL FUNGI, PER MANUFACTURER'S SPECS. DETAILS
“WIDER IN CLAY SOILS 7. TREES SHALL BE STAKED WITH TWO PRESSURE TREATED 2" DIA. POLES. TREE TRUNK SHALL BE SECURED WITH TWO RUBBER TIES OR STRAPS
FORMING A FIGURE-EIGHT BETWEEN TRUNK AND STAKE. —
8. RESIDUAL WEED PRE-EMERGENT SHALL BE APPLIED BY THE CONTRACTOR AS NECESSARY. APPLICATION SHALL BE ACCORDING TO
T R E E P LA N Tl N G S H R U B P LAN T| N G MANUFACTURER'S INSTRUCTIONS.
| J 9. LAWN SHALL NOT BE INSTALLED ON SLOPES GREATER THAN 25%. ALL TURF AREAS SHALL BE FERTILIZED AT TIME OF INSTALLATION.
SCALE: NTS SCALE: NTS L 1 5
| |




REVISIONS

RRIGATION LEGEND
SYM | DESCRIPTION PSI GPM REMARKS
IRRIGATION METHOD (SPY: SPRAY DRP: DRIP BUB: BUBBLER SUB: SUB-SURFACE)
& | WATER USE  (VL: VERY LOW L: LOW M: MEDIUM H: HIGH MX: MIXED)
WEATHERMATIC SMARTLINE SERIES CONTROLLER - - W/ WEATHER STATION
‘ X | FEBCO 825Y REDUCED PRESSURE ASSEMBLY 175 max. - W/ SHUT-OFF VALVES
»<« | SHUT-OFF VALVE 60-100 - BRASS BALL VALVE
! Vv | HOSEBIB 60-100 - 30" TALL BRASS LINE & FIXTURE
| G IRRITROL 100 SERIES CONTROL VALVE 60-100 - W/ GLOBE VALVE
o | FILTER / PRESSURE REGULATOR - - AS NEEDED PER MFR'S SPECS ‘Zj
‘@ | HUNTER MPR40 BODY W/ MP ROTATOR SERIES 30-55 |.07-2.63 | (C)-CORNER, (1)-1000 etc. §
RAINBIRD XERI-BUBBLER SPIKE *NOT SHOWN 15-30 .02-.22 | AS NEEDED, SEE DETAIL B
—— | PVC SCH 40 MAINLINE 60-100 - SEE PLAN FOR SIZING
% I —— | PVC SCH 40 LATERAL PIPING 30-55 - SIZING TBD BY CONTRACTOR "5
% | — | NETAFIM TECHLINE CV DRIPLINE - - SIZING TBD BY CONTRACTOR D
@ (Bl N A o5 e Il ———— i ey (0 e NETAFIM TECHLINE CV (SUBSURFACE) 10-30 - INSTALL PER MFR'S SPECS E
) === | PVC SCH 40 SLEEVING - - UNDER ALL PAVING / WALLS (&)
| —
\ IRRIGATION NOTES ©
1. THE CONCEPTS ON THE IRRIGATION PLAN ARE SCHEMATIC MINIMUM REQUIREMENTS, THE FULL EXTENT OF WHICH ARE TO BE DETERMINED BY THE 8
CONTRACTOR. THE CONTRACTOR SHALL MAKE ADJUSTMENTS AS NECESSARY BASED ON ACTUAL SITE CONDITIONS. s
| 2. ALL IRRIGATION SYSTEM COMPONENTS SHALL BE INSTALLED PER MANUFACTURER'S SPECIFICATIONS. MANUFACTURER'S SPECIFICATIONS O
SUPERSEDE ANY SPECS ON THESE PLANS / DETAILS. _—w»;
| 3. IRRIGATION SYSTEM SHALL USE PRESSURE REGULATORS AS NEEDED TO KEEP ALL COMPONENTS WITHIN OPTIMAL PSI RANGE, PER GJ_O
MANUFACTURER'S SPECS. —
4. CONTROLLER TYPE SHALL BE A SMART CONTROLLER. RAIN SENSORS AND / OR WEATHER STATIONS ARE RECOMMENDED. CUE
5. CONTROLLER SHALL BE SET TO IRRIGATE BETWEEN THE HOURS OF 8PM AND 10AM. CONTROLLER SHALL BE SET TO IRRIGATE DEEPLY AND LESS £
% FREQUENTLY TO ENCOURAGE DROUGHT RESISTANT ROOT GROWTH. IRRIGATION SCHEDULE TO BE DETERMINED BY AUDITOR / CONTRACTOR. o
% 6. PIPING BETWEEN THE WATER METER AND A REDUCED PRESSURE ASSEMBLY SHALL BE BRASS OR COPPER TYPE K. plp—
% 120 7. THE BOTTOM OF THE REDUCED PRESSURE ASSEMBLY SHALL BE INSTALLED MIN. 12" ABOVE THE GROUND. E

8. A 100 MESH FILTER SHALL BE INSTALLED ON THE MAINLINE BEFORE THE REDUCED PRESSURE ASSEMBLY.
9. VALVES SHALL BE HOUSED IN WEATHER-PROOF PLASTIC BOXES, WITH LOCKABLE LIDS MARKED WATER.

10. CONTROL WIRE CONNECTIONS SHALL BE MADE WITH WATERPROOF PLASTIC WIRE NUTS.

11. MAIN SUPPLY LINES & FITTINGS SHALL BE PVC SCH 40, SIZE AS NOTED ON PLAN, BURIED 12" - 16" DEEP.

12. LATERAL SUPPLY LINES & FITTINGS SHALL BE PVC SCH 40, SIZE TO BE DETERMINED BY CONTRACTOR, BURIED 9" - 12" DEEP.

13. FLEXIBLE POLY PIPE TO BE %" -%;", DETERMINED BY CONTRACTOR . ALL %;" FLEXIBLE DISTRIBUTION LINES TO BE A MAXIMUM OF 5-0" IN LENGTH
& ARE TO BE STAKED.

119 - H

118 L

(N) 4,
]

RESIDENCE

14. BUBBLERS SHALL BE SPACED TO CREATE AN EVEN WET ZONE ABOUT THE SIZE OF THE CANOPY OF ALL NEW SHRUBS, NEW TREES & EXISTING
IMMATURE NON-NATIVE TREES. BUBBLERS SHALL BE PLACED TO AVOID AS MUCH AS POSSIBLE IRRIGATING OAK TREES & ANY OTHER EXISTING,
MATURE NATIVE OR DROUGHT TOLERANT PLANTS.

CH 40 MAINLINE

—

15. HOSE BIBS SHALL BE MOUNTED ON GALVANIZED STEEL RISERS 30" ABOVE FINISHED GRADE. SECURE TO A #4 STEEL BAR DRIVEN 18" INTO
SOLID GROUND.

H
H
SCH A40WMAINLINE

16. CHECK VALVES SHALL BE INSTALLED ON ALL DOWNHILL DRIPLINE & DISTRIBUTION LINE.

|_\
=
11/2"PVC s

fl12" pv©

17. RISER HEIGHT IN LAWN AREAS SHALL BE 4". RISER HEIGHT IN MEADOW AREAS AND OTHER LANDSCAPE AREAS SHALL BE 12". THE RISERS FOR
SPRINKLERS ON SLOPES SHALL BE SET APPROXIMATELY PERPENDICULAR TO THE PLANE OF THE SLOPE.

18. IF LOCATION OF A SUPPLY LINE INTERFERES WITH THE DRILLING OF THE PLANT HOLES, THE PLANT HOLES SHALL BE LOCATED AS TO CLEAR THE

<

prd

e

11 SUPPLY LINES. 8
18. ALL LINES SHALL BE THOROUGHLY FLUSHED OUT PRIOR TO ATTACHMENT OF VALVES, SPRINKLERS, EMITTERS, & OTHER TERMINAL FITTINGS. 2

| 19. THE CONTRACTOR SHALL MAKE FINAL ADJUSTMENTS TO THE IRRIGATION SYSTEM TO ENSURE PROPER COVERAGE AND PREVENT WATER RUN-OFF @)

114 AND EXCESS SPRAY. S
20. ALL SPRAY AND DRIP ZONES TO BE MIN. 5-0" AND PREFERABLY 10%-0" AWAY FROM OAK TREE TRUNKS. Il-I_J

| <
113 =
T WATER CONSERVATION IN LANDSCAPING ORDINANCE COMPLIANCE -

<

VD]

THESE PLANS COMPLY WITH THE CRITERIA OF THE WATER CONSERVATION
IN LANDSCAPING ORDINANCE AND APPLIED THEM FOR THE EFFICIENT USE
OF WATER IN THE LANDSCAPE AND IRRIGATION DESIGN PLAN.
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(% WATER METER
LOCATION *FIELD
VERIFY SIZE &

PRESSURE T

VIRGINIA AVENUE

IRRIGATION PLAN

SCALE: 1/8" = 1'-0" LZO




NOTE:

REDUCED PRESSURE ASSEMBLY
TO BE INSTALLED PER MFR'S
SPECS & APPLICABLE CODES

BRASS WYE-FILTER
*100 MESH SCREEN

FEBCO 825Y REDUCED
PRESSURE ASSEMBLY

S e oIl
N FEBCO PRV SERIES
PRESSURE REGULATOR
*AS NEEDED
o BRASS UNION = s
, *BOTH SIDES = —
= RISER PIPE
N * 1 1
SHUT-OFF VALVE + M COPPER TYPE 'K
*BOTH SIDES OR BRASS
| | / FINISHED GRADE
™

A REDUCED PRESSURE ASSEMBLY

SCALE: NTS

SLW10
WEATHER
STATION

NOTE:

ALL ELECTRICAL WORK TO COMPLY
WITH APPLICABLE CODES

1

MASTER VALVE WIRE
*OPTIONAL

CONDUIT 115v AC —E
POWER SUPPLY

I
/
AN
wmfom

N

WEATHERMATIC
SMARTLINE SL4800
CONTROLLER
*WALL-MOUNT
*12-48 ZONES

CONDUIT 24v AC

WIRES
GROUND WIRE 4\
COMMON NEUTRAL WIRE

PUMP CIRCUIT WIRES
*OPTIONAL

VALVE CONTROL WIRES
*ONE PER VALVE

RAIN STAT WIRES
*OPTIONAL

EXPANSION COILS

WATERPROOF
CONNECTIONS

CONTROL
VALVE

B SMART CONTROLLER

SCALE: NTS

NOTE:

ALL ELECTRICAL WORK
TO COMPLY WITH

PVC LATERAL LINE

APPLICABLE CODES

*ANGLE TO CORRECT
DEPTH W 450 ELL'S

VALVE BOX

WATERPROOF WIRE
CONNECTIONS

FINISHED GRADE
PVC MALE ADAPTER

IRRITOL 100 SERIES

CONTOL VALVE
PVC SCH 40 SxT ELL

PVC SCH 80 NIPPLE

*6" LONG

TYP BRICK

PVC SCH 80 PIPE

MAIN LINE PIPING

2

e (% W/ FITTING

COMMON & CONTROL
WIRES TO CONTROLLER

PEA GRAVEL *12" DEEP

C CONTROL VALVE

SCALE: NTS

NOTE:

LAWN SPRAY RISER: 6" POP-UP
MEADOW SPRAY RISER: 12" POP-UP

HUNTER MP ROTATOR
SPRAY NOZZLE

=] \“ u W FINISH GRADE
— HUNTER MPR40 BODY
/| W/ CHECK VALVE
SWING JOINT:

HUNTER PRO-FLEX TUBING,
EZ; HSBE-O50 ELBOWS &

1) MARLEX STREET ELBOW

{ LATERAL PIPE

O LATERAL TEE OR ELL
D SPRAY HEAD & BODY

SCALE: NTS

FINISHED GRADE
MULCH

SPACING
PER SOIL
CONDITIONS

AUTOMATIC FLUSH VALVE

B

TECHLINE S
DRIPLINE \Qﬁ
?\ PLUMBED TO PVC OR POLY
SOIL BED EXHAUST HEADER
( TECHLINE START
CONNECTION
MALE ADAPTER
TECHLINE DRIPLINE

TECHLINE DRIPLINE
*CENTERED ON BERM

TECHLINE TEE

AIR / VACUUM RELIEF
PLUMBED TO TECHLINE
AT EACH HIGH POINT

SUPPLY HEADER

REMOTE CONTROL
VALVE WITH DISC
FILTER AND PRV

E DRIPLINE SAMPLE LAYOUT

SCALE: NTS

NOTE:
LAWN SPRAY RISER: 6" POP-UP

MEADOW, SHRUB SPRAY RISER: 12" POP-UP

XERI-POP MICROSPRAY
FINISHED GRADE

1/2" or 3/4" POLY TUBING

1/4" SELF-PIERCING
BARB CONNECTOR

1/4" DISTRIBUTION TUBING

- POP-UP MICROSPRAY

SCALE: NTS

1/2" PVC IRRIGATION
W/ XERI-BUBBLER
& LASER LINE

SUPERSOIL
*OR EQ.

BITUTHENE
WATER-PROOFING

POT *PER OWNER

15
1l
=

FILTER FABRIC

4" DEEP PEA GRAVEL

e

FINISHED

TEIFT
\ .

WATERPROOF SEAL
*PREVENT DRAINAGE
TO PAVING

4" PVC SLEEVE / DRAIN

@ POT IRRIGATION / DRAINAGE

CONNECT TO SITE
DRAINAGE / IRRIGATION

SCALE: NTS

NOTE:

USE RAINBIRD XERI-MAN TOOL TO
INSERT BARB INTO POLY TUBING

RAINBIRD XERI-BUBBLER
*SPIKE MOUNT

1/4" DISTRUBUTION TUBING
*STAKE *5'-0" MAX. LENGTH

1/4" BARB CONNECTOR

*INCLUDED ON SPIKE

e \\—MULCH

1/2" or 3/4" POLY TUBING

= | T T T T =T I
= ‘& CINISHED GRADE

H SPIKE MOUNT BUBBLERS

SCALE: NTS

NOTES:

1. SPACE EMITTERS TO CREATE AN EVEN WET ZONE ABOUT THE SIZE
OF THE CANOPY OF ALL NEW SHRUBS, NEW TREES, & EXISTING

IMMATURE NON-NATIVE EXISTING TREES.

2. PLACE EMITTERS AS TO AVOID AS MUCH AS POSSIBLE IRRIGATING
OAK TREES & ANY OTHER EXISTING, MATURE NATIVE OR DROUGHT

TOLERANT PLANTS.

1/2" - 3/4"
POLY TUBING
LARGE SHRUB SMALL SHRUB
OR TREE EMITTER /
EMITTER / BUBBLER
BUBBLER
\
1/2" - 3/4"
POLY TUBING

1/4" DISTRIBUTION
TUBING *STAKED

5-0" MAX.

1/4" DISTRIBUTION
TUBING *STAKED

LENGTH 5'-0" MAX. LENGTH

@ EMITTER SPACING

SCALE: NTS

IRRIGATION NOTES

1. THE CONCEPTS ON THE IRRIGATION PLAN ARE SCHEMATIC MINIMUM REQUIREMENTS, THE FULL EXTENT OF WHICH ARE TO BE DETERMINED BY THE
CONTRACTOR. THE CONTRACTOR SHALL MAKE ADJUSTMENTS AS NECESSARY BASED ON ACTUAL SITE CONDITIONS.

2. ALL IRRIGATION SYSTEM COMPONENTS SHALL BE INSTALLED PER MANUFACTURER'S SPECIFICATIONS. MANUFACTURER'S SPECIFICATIONS
SUPERSEDE ANY SPECS ON THESE PLANS / DETAILS.

3. IRRIGATION SYSTEM SHALL USE PRESSURE REGULATORS AS NEEDED TO KEEP ALL COMPONENTS WITHIN OPTIMAL PSI RANGE, PER
MANUFACTURER'S SPECS.

4. CONTROLLER TYPE SHALL BE A SMART CONTROLLER. RAIN SENSORS AND / OR WEATHER STATIONS ARE RECOMMENDED.

5. CONTROLLER SHALL BE SET TO IRRIGATE BETWEEN THE HOURS OF 8PM AND 10AM. CONTROLLER SHALL BE SET TO IRRIGATE DEEPLY AND LESS
FREQUENTLY TO ENCOURAGE DROUGHT RESISTANT ROOT GROWTH. IRRIGATION SCHEDULE TO BE DETERMINED BY AUDITOR / CONTRACTOR.

6. PIPING BETWEEN THE WATER METER AND A REDUCED PRESSURE ASSEMBLY SHALL BE BRASS OR COPPER TYPE K'.
7. THE BOTTOM OF THE REDUCED PRESSURE ASSEMBLY SHALL BE INSTALLED MIN. 12" ABOVE THE GROUND.

8. A 100 MESH FILTER SHALL BE INSTALLED ON THE MAINLINE BEFORE THE REDUCED PRESSURE ASSEMBLY.

9. VALVES SHALL BE HOUSED IN WEATHER-PROOF PLASTIC BOXES, WITH LOCKABLE LIDS MARKED WATER.

10. CONTROL WIRE CONNECTIONS SHALL BE MADE WITH WATERPROOF PLASTIC WIRE NUTS.

11. MAIN SUPPLY LINES & FITTINGS SHALL BE PVC SCH 40, SIZE AS NOTED ON PLAN, BURIED 12" - 16" DEEP.

12. LATERAL SUPPLY LINES & FITTINGS SHALL BE PVC SCH 40, SIZE TO BE DETERMINED BY CONTRACTOR, BURIED 9" - 12" DEEP.

13. FLEXIBLE POLY PIPE TO BE %' -%,", DETERMINED BY CONTRACTOR . ALL %;" FLEXIBLE DISTRIBUTION LINES TO BE A MAXIMUM OF 5'-0" IN LENGTH
& ARE TO BE STAKED.

14. BUBBLERS SHALL BE SPACED TO CREATE AN EVEN WET ZONE ABOUT THE SIZE OF THE CANOPY OF ALL NEW SHRUBS, NEW TREES & EXISTING
IMMATURE NON-NATIVE TREES. BUBBLERS SHALL BE PLACED TO AVOID AS MUCH AS POSSIBLE IRRIGATING OAK TREES & ANY OTHER EXISTING,
MATURE NATIVE OR DROUGHT TOLERANT PLANTS.

15. HOSE BIBS SHALL BE MOUNTED ON GALVANIZED STEEL RISERS 30" ABOVE FINISHED GRADE. SECURE TO A #4 STEEL BAR DRIVEN 18" INTO
SOLID GROUND.

16. CHECK VALVES SHALL BE INSTALLED ON ALL DOWNHILL DRIPLINE & DISTRIBUTION LINE.

17. RISER HEIGHT IN LAWN AREAS SHALL BE 4". RISER HEIGHT IN MEADOW AREAS AND OTHER LANDSCAPE AREAS SHALL BE 12". THE RISERS FOR
SPRINKLERS ON SLOPES SHALL BE SET APPROXIMATELY PERPENDICULAR TO THE PLANE OF THE SLOPE.

18. IF LOCATION OF A SUPPLY LINE INTERFERES WITH THE DRILLING OF THE PLANT HOLES, THE PLANT HOLES SHALL BE LOCATED AS TO CLEAR THE
SUPPLY LINES.

18. ALL LINES SHALL BE THOROUGHLY FLUSHED OUT PRIOR TO ATTACHMENT OF VALVES, SPRINKLERS, EMITTERS, & OTHER TERMINAL FITTINGS.

19. THE CONTRACTOR SHALL MAKE FINAL ADJUSTMENTS TO THE IRRIGATION SYSTEM TO ENSURE PROPER COVERAGE AND PREVENT WATER RUN-OFF
AND EXCESS SPRAY.

20. ALL SPRAY AND DRIP ZONES TO BE MIN. 5-0" AND PREFERABLY 10-0" AWAY FROM OAK TREE TRUNKS.

WATER CONSERVATION IN LANDSCAPING ORDINANCE COMPLIANCE

THESE PLANS COMPLY WITH THE CRITERIA OF THE WATER CONSERVATION
IN LANDSCAPING ORDINANCE AND APPLIED THEM FOR THE EFFICIENT USE
OF WATER IN THE LANDSCAPE AND IRRIGATION DESIGN PLAN.
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REVISIONS

SYM | DESCRIPTION WATT | QTY.| VOLTS| REMARKS
@® | FX LUMINAIRE M-PL 20 | 30 | 12 | PATH LIGHT
A | FX LUMINAIRE MU-LED 35 11 12 UPLIGHT
S ~ e & | FX LUMINAIRE LM-LED 20 | 68 | 12 | WALL/ STEP MOUNT LIGHT
I M | COLUMN LIGHTS 60 | 4 |110v | MATCH HOUSE 533a2
b UpLiHT & | FOUNTAIN LIGHTS 35 | 4 | 12 | FOUNTAIN LIGHTS e
DA MQLNT | \ Z Z / | $ | SWITCH LOCATIONS - - | 12 | INSTALL PER UBC STDS. 52353
” D U il M ¥, v 3 @ | ELECTRICAL OUTLET - | 10 [ 110v | INSTALL PER UBC STDS. 5% it
| / < | ¢ | ELECTRICAL OUTLET - 1 | 220v | INSTALL PER UBC STDS. o2
UPLIGHT . A1l (N) L10v GF1 OUTLET TRANSFORMER - MULTI-TAP - 110v| INSTALL PER UBC STDS. :
o o
- ¢b,/ ¢ " hd
w STEP-MOUNT -+
PATH LIGHT S - ° DOWNLIGHT (&)
N * - e bet}
o b ——
COLUMN LIGHT | b / © ® - UPLIGHT -—
IR Aot =S | S
(=] '
4 | S—
(N) FOUNTAIN | @ ® o 4 ’ LIGHTING NOTES Q)
HERTS (ﬁ) - (n) I 1. THE CONCEPTS ON THE LIGHTING PLAN ARE SCHEMATIC MINIMUM REQUIREMENTS, THE FULL EXTENT OF WHICH ARE TO BE DETERMINED BY THE O
o o () N) NATURAL GAS LINE CONTRACTOR. THE CONTRACTOR SHALL MAKE ADJUSTMENTS AS NECESSARY BASED ON ACTUAL SITE CONDITIONS. D_
O N il §1 W] SHUT OFF VALVE e
INSTALL PER UPC 2. ALL LIGHTING SYSTEM COMPONENTS SHALL BE INSTALLED PER MANUFACTURER'S SPECIFICATIONS. MANUFACTURER'S SPECIFICATIONS SUPERSEDE
c,/X \ o ANY SPECS ON THESE PLANS / DETAILS. ()
. \-4
| o/ / \\ PATH LIGHT 3. ALL ELECTRICAL WORK SHALL BE PERFORMED IN CONFORMANCE WITH STATE AND LOCAL CODES. ALL 120v / 220v ELECTRICAL WORK SHALL BE _—g
WALL-MOUNT / / ’ PERFORMED BY A LICENSED ELECTRICIAN. ALL ELECTRICAL WORK SHALL BE COORDINATED WITH GENERAL CONTRACTOR. G) —
DOWNLIGHT | ; /303:2“ ’ 4. DIRECT BURIAL WIRE SHALL BE INSTALLED WITH A MINIMUM OF 8" SOIL COVER. CABLE SHALL BE CIRCUITED AND SIZED TO PROVIDE A MINIMUM CU m
3 OF 10.5v AND A MAXIMUM OF 11.5v TO ALL LIGHTING FIXTURES. MINIMUM UNDERGROUND LOW VOLTAGE CABLE SIZE IS 12-GAUGE MULTI-STRAND —
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ENCAPSULATED WATERPROOF CONNECTORS RATED FOR DIRECT BURIAL INSTALLATIONS.

5. ELECTRICAL CONTRACTOR SHALL INSTALL SLEEVES AND CONDUITS OF SUFFICIENT SIZE UNDER ALL PAVED AREAS AS NEEDED. SCHEDULE 40 PVC
ELECTRICAL CONDUIT SHALL BE BURIED A MINIMUM DEPTH OF 18".

O
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6. TRANSFORMERS SHALL BE STAINLESS STEEL MULTI-TAP SIZED TO BE 80% LOADED. INSTALL TRANSFORMERS 12" OFF FINISH GRADE AND LEVEL.
ALL WIRES LEADING TO OR FROM TRANSFORMER SHALL BE IN CONDUIT SLEEVE THAT IS AFFIXED TO MOUNTING SURFACE. ALL JUNCTION BOXES AND
OTHER EQUIPMENT SHALL BE UL APPROVED FOR WET LOCATIONS.

7. CONTRACTOR SHALL COORDINATE WITH OWNER ON TIMERS, SWITCH LOCATIONS, AND SYSTEM GROUPING OF LIGHTING FIXTURES ON EACH
SWITCH.

8. FIXTURES SHALL NOT BE DIRECTED TOWARD THE STREET, SKY, OR NEIGHBORING PROPERTIES.
9. CONTRACTOR SHALL INSTALL FIXTURES WITH A MINIMUM OF 18" CLEARANCE TO ALL PATHWAYS.

10. ALL OUTDOOR FIXTURES MOUNTED TO THE BUILDING OR TO OTHER BUILDINGS ON THE SAME LOT SHALL BE HIGH EFFICACY LUMINARIES OR
SHALL BE CONTROLLED BY A PHOTO-CONTROL / MOTION SENSOR COMBINATION.

11. ALL 125v, SINGLE PHASE, 15 & 20 AMP RECEPTACLES INSTALLED OUTDOORS WITHIN 6 FT. OF A WET BAR SINK OR LAUNDRY / UTILITY SINK,
SHALL HAVE GROUND-FAULT CIRCUIT INTERRUPTER PROTECTION PER STATE AND LOCAL CODE.

12. CONTRACTOR IS RESPONSIBLE FOR FINAL ADJUSTMENTS TO CHECK FOR VOLTAGE DROP AND POSSIBLE WIRING PROBLEMS.
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CONDITIONS OF APPROVAL - TREE PROTECTION / TREE REPLACEMENT

REVISIONS

11. RECOMMENDATIONS BY CONSULTING ARBORIST - THE RECOMMENDATIONS CONTAINED IN THE REPORT PREPARED BY THE CONSULTING
ARBORIST, INCLUDING THE MITIGATION MEASURES OUTLINED IN THE MITIGATED NEGATIVE DECLARATION REGARDING TREE PRESERVATION,
PROTECTION AND REPLACEMENT PLANTINGS, AND ANY MODIFICATIONS IMPOSED THROUGH THE APPROVAL PROCESS, SHALL BE INCORPORATED INTO
THE FINAL DESIGN OF THE PROJECT AND WILL BE REVIEWED BY THE PLANNING DIVISION PRIOR TO THE ISSUANCE OF A BUILDING PERMIT AND WILL BE
MONITORED BY ROUTIME INSPECTIONS BY THE PLANNING, BUILDING AND PUBLIC WORKS DEPARTMENTS AND THROUGH MONTHLY REPORTS
SUBMITTED FOR REVIEW TO THE PLANNING DIVISION BY THE PROJECT ARBORIST AND APPLICANT. (PLANNING, BUILDING, PUBLIC WORKS

12. TREE PROTECITON - THE APPLICANT SHALL PROTECT ALL MAJOR VEGETATION DESIGNATED TO REMAIN FROM DAMAGE DURING CONSTRUCTION.
TREE PROTECTION SHALL COMPLY WITH ALL PROVISIONS OF THE HERITAGE TREE ORDINANCE, APPROMED ARBORIST'S REPORT, AND ANY
REQUIREMENTS IMPOSED BY THE CITY. THE FOLLOWING TREE PROTECTION MEASURES SHALL BE SHOWN ON BUILDING PERMIT DRAWINGS:

A) PROTECTIVE FENCING SHALL BE LOCATED AT THE DRIP LINE OF EXISTING MAJOR VEGETATION TO REMAIN. THIS PROTECTIVE FENCING SHALL BE
CONSTRUCTED OF CHAIN LINK IN FOOTINGS AND SHALL REMAIN IN PLACE UNTIL FINAL INSPECTION PER THE ARBORIST'S REPORT.

B) ALL RECOMMENDATIONS FOR TREE PRESERVATION - INCLUDING ROOT PRUNING, PRUNING, FERTILIZATION AND MULCHING - CONTAINED IN THE
APPROVED ARBORIST REPORT, AND / OR ADDITIONAL REQUIREMENTS IMPOSED BY THE CITY.

IN ADDITION, THE FOLLOWING REQUIREMENTS SHALL BE COMPLIED WITH AT ALL TIMES DURING CONSTRUCTION:
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C) OIL, GAS, CHEMICALS, TOPSOIL, CONSTRUCTION MATERIALS, VEHICLES AND EQUIPMENT SHALL NOT BE STORED WITHIN THE DRIP LINE OF TREES
| THAT ARE DESIGNATED TO BE PRESERVED.

Il i
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g===
- ”EEE%F&EGQTEQUQN* - ) D) SIGNS, WIRES, OR OTHER TYPED OF OBSTRUCTIONS SHALL NOT BE ATTACHED TO TREES.

E) TRENCHING UNDER THE DRIP LINE OF TREES IS TO BE AVOIDED. IF TRENCING IS NECESSARY, TRENCHES ARE TO BE HAND DUG AND MAJOR
ROOTS RETAINED.
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F) TO MITIGATE THE REMOVAL OF MAJOR VEGETATION AND HERITAGE TREES, REPLACEMENT LANDSCAPING WILL BE PROVIDED. THE SIZE OF
PROPOSED PLANTINGS INCLUDE: 50 (15-GALLON TREES), 28 (24-INCH BOX TREES), AND 8 (36-INCH BOX TREES).

ALL TREE PROTECTION MEASURES SHALL BE CONSTRUCTED PRIOR TO ISSUANCE OF A GRADING PERMIT, DEMOLITION PERMIT, OR BUILDING PERMIT.
THE APPLICANT SHALL CONTACT THE PLANNING DIVISION TO INSPECT THE TREE PROTECTION MEASURES PRIOR TO ISSUANCE OF ANY PERMITS ON
THE PROPERTY. (PLANNING)

13. TREE PROTECTION - THE APPLICANT SHALL PROTECT ALL MAJOR VEGETATION DESIGNATED TO REMAIN FROM DAMAGE DURING CONSTRUCTION.
TREE PROTECTION SHALL COMPLY WITH ALL PROVISIONS OF THE HERITAGE TREE ORDINANCE AND SHALL DEMONSTRATE AND INCLUDE THE MITIGATION
MEASURES OUTLINED IN THE MITIGATED NEGATIVE DECLARATION REGARDING TREE PRESERVATION, PROTECTION AND REPLACEMENT PLANTINGS ON
THE BUILDING PERMIT DRAWINGS. THE MITIGATION MEASURES IN THE REPORT PREPARED BY THE CONSULTING ARBORIST SHALL BE INCORPORATED
INTO THE PROJECT PLANS AND WILL BE REVIEWED BY THE PLANNING DIVISION PRIOR TO THE ISSUANCE OF A BUILDING PERMIT AND WILL BE
MONITORED BY ROUTINE INSPECTIONS BY THE PLANNING, BUILDING AND PUBLIC WORKS DEPARTMENTS. IN ADDITION, THE PROJECT ARBORIST WILL

I PROVIDE MONTHLY REPORTS (DURING PRE-DEMOLITION, DEMOLITION AND CONSTRUCTION ACTIVITIES) REGARDING THE HEALTH OF ALL TREES
PROPOSED TO BE RETAINED. THESE REPORTS SHALL BE SUBMITTED TO THE CITY OF SAN MATEO PLANNING DIVISION FOR REVIEW. (PLANNING,
BUILDING, PUBLIC WORKS)
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14. FINANCIAL SECURITIES FOR TREE PRESERVATION - THE APPLICANT SHALL SUBMIT FINANCIAL SECURITIES TO ENSURE THE PRESERVATION OF
EXISTING TREES PRIOR TO THE ISSUANCE OF A BUILDING PERMIT. TREE PRESERVATION FEES SHALL BE DETERMINED BY THE LANDSCAPE UNIT (LU)
VALUE AT A RATE OF NINETY DOLLARS ($90) PER LU. IN ORDER TO RECLAIM FINANCIAL SECURITIES, THE APPLICANT SHALL REQUEST A FINAL PROJECT
INSPECTION BY THE PLANNING DIVISION. IF THE APPLICANT DOES MEET THE OBLIGATIONS UNDER THE TERMS OF THE SECURITIES THAT MONEY SHALL
BE USED TO ACCOMPOLISH THE PRESERVATION OF EXISTING TREES. (PLANNING)

15. TREE REPLACEMENT / IN LIEU FEES - THE APPLICANT SHALL PLANT TREES EQUIVALENT TO THE LANDSCAPE UNIT (LU) VALUE OF TREES TO BE
REMOVED OR PAY A FEE IN LIEU OF PLANTING TREES AT THE RATE OF NINETY DOLLARS ($90) PER REQUIRED LU PER THE ARBORIST REPORT AND THE
MITIGATION MEASURES CONTAINED IN THE MITIGATED NEGATIVE DECLARATION. THE APPLICANT SHALL PAY THE REQUIRED LU FEES PRIOR TO THE
ISSUANCE OF A BUILDING PERMIT. THE FEES WILL GO INTO THE CITY'S PRESERVATION FUND TO ENSURE THAT REPLACEMENT PLANTING ARE PLANTED
WITHIN THE CITY OF SAN MATEO. (PLANNING, PARKS AND RECREATION)

landscape architect
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16. PERMIT FOR REMOVAL OF MAJOR VEGETATION - THE APPLICANT SHALL OBTAIN A SITE DEVELOPMENT PERMIT FROM THE PLANNING DIVISION FOR
REMOVAL OF MAJOR VEGETATION (TREES 6" DIAMETER OR LARGER) PRIOR TO THE ISSUANCE OF A GRADING OR BUILDING PERMIT. FEES FOR TREE
REMOVAL SHALL BE BASED ON THE NUMBER OF TREES TO BE REMOVED IN ACCORDANCE WITH CITY REGULATIONS. (PLANNING)
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17. NO MATERIALS SHALL BE STORED WITHIN THE TREE PROTECTION ZONE;

18. NOTHING SHALL BE ATTACHED TO THE TREES WITHIN THE TPZ;

119

19. UTILITY SERVICES SHALL NOT BE LOCATED WITHIN THE TPZ;

20. THE PROJECT ARBORIST SHALL BE RETAINED FOR PERIODIC MONITORING OF THE TREES AND PROTECTION MEASURES;

21. THE GENERAL CONTRACTOR IS RESPONSIBLE FOR CONTACTING THE PROJECT ARBORIST IN A TIMELY MANNER TO HAVE THE PROJECT ARBORIST
PRESENT FOR ALL WORK PERFORMED WITHIN THE TPZ OF PROTECTED TREES;

118

22. NO SELF-PROPELLED EQUIPMENT MAY ENTER THE TPZ;

TREE PROTECTION :
FENCING 23. THE PROJECT ARBORIST IS TO MONITOR ALL WORK WITHIN THE TPZ;

24. THE PROJECT ARBORIST IS TO DETERMINE THE IRRIGATION SCHEDULE FOR PROTECTED TREES. THE GENERAL CONTRACTOR IS EXPECTED TO
APPLY SUPPLEMENTAL WATER AT THE DIRECTION OF THE PROJECT ARBORIST.
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*TPZ: TREE PROTECTION ZONE.
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13.52.025 TREE PROTECTION AND PRESERVATION.

ANY PERSON WHO OWNS, CONTROLS, HAS CUSTODY OR POSSESSION OF ANY REAL PROPERTY WITHIN THE CITY SHALL USE REASONABLE EFFORTS
TO MAINTAIN AND PRESERVE ALL HERITAGE TREES LOCATED THEREON IN A STATE OF GOOD HEALTH, PURSUANT TO THE PROVISIONS OF THIS
CHAPTER.

115

(A) ANY APPLICATION FOR DISCRETIONARY DEVELOPMENT APPROVAL FOR REAL PROPERTY OR FOR ANY OTHER DEVELOPMENT PROJECT SHALL BE
ACCOMPANIED BY A SIGNED STATEMENT BY THE PROPERTY OWNER OR AUTHORIZED AGENT WHICH DISCLOSES WHETHER ANY HERITAGE TREES EXIST
ON THE PROPERTY AND DESCRIBES ON THE PLANS ASSOCIATED WITH THE APPLICATION THE LOCATION OF EACH SUCH TREE, ITS SPECIES, TRUNK
SIZE AND DRIP LINE AREA. IN ADDITION, THE LOCATION OF ANY TREE WITHIN THIRTY FEET OF THE AREA PROPOSED FOR CONSTRUCTION THAT IS
WITHIN THE PUBLIC RIGHT-OF-WAY SHALL BE SHOWN ON THE PLANS AND IDENTIFIED BY SPECIES.

114

- — — — , (B) WITH REGARD TO ANY TREE REQUIRED TO BE IDENTIFIED UNDER SECTION (A) ABOVE, (HEREAFTER “PROTECTED TREE”), ANY EXTERIOR
77777 : : CONSTRUCTION WORK ASSOCIATED WITH ANY DEVELOPMENT PROJECT PERFORMED WITHIN A RADIUS MEASURED FROM THE TRUNK CENTER EQUAL
TO TEN TIMES THE DIAMETER OF THE TREE TRUNK MEASURED AT 4’ ABOVE GRADE SHALL REQUIRE THE PREPARATION AND SUBMITTAL OF A TREE
PROTECTION PLAN FOR REVIEW AND APPROVAL BY THE CITY ARBORIST PRIOR TO THE ISSUANCE OF ANY PERMIT FOR A DEVELOPMENT PROJECT. THE
TREE PROTECTION PLAN SHALL BE PREPARED BY A CERTIFIED ARBORIST.
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| | | | M\ (C) A TREE PROTECTION PLAN SHALL AT A MINIMUM INCLUDE THE FOLLOWING REQUIREMENTS:
‘ ‘ ‘ ‘ ‘ | W ST
R NN R B ) = R (1) PRIOR TO THE COMMENCEMENT OF ANY DEVELOPMENT PROJECT, A CHAIN LINK FENCE SHALL BE INSTALLED AT THE DRIP LINE OF ANY PROTECTED
3" DIA. STEEL POST *8-0" O.C. MAX. ‘ | | | o e TREE WHICH WILL BE AFFECTED BY THE CONSTRUCTION AND SHALL PROHIBIT THE STORAGE OF ANY CONSTRUCTION MATERIALS, EQUIPMENT OR
| — 1\ | | N 1 OTHER MATERIALS INSIDE THE FENCE. THE DRIP LINE SHALL NOT BE ALTERED IN ANY WAY SO AS TO INCREASE THE ENCROACHMENT OF THE LU
BLACK CHAINLINK FENCING — | f——jxfgjlgff +‘ 7‘74\ ! ; —L CONSTRUCTION. %
} | ‘\ ‘\ ‘\ | : | (2) PROHIBIT EXCAVATION, GRADING, SOIL DEPOSIT, DRAINAGE AND LEVELING WITHIN THE DRIP LINE UNLESS APPROVED BY THE CITY ARBORIST. m
| |
| \ ! ‘
/ / 7iff,Lfff+‘f77 #777 +‘7 U (3) PROHIBIT DISPOSAL OR DEPOSITING OF OIL, GASOLINE, CHEMICALS, PAINTS, SOLVENTS OR OTHER MATERIALS WITHIN THE DRIP LINE OR IN <>E
/ NG } ‘\ | | | WT* 5 DRAINAGE CHANNELS, SWALES OR AREAS THAT MAY LEAD TO THE DRIP LINE. <
| \ \
\ L‘ | | . (4) PROHIBIT THE ATTACHMENT OF WIRES, SIGNS AND ROPES TO ANY PROTECTED TREE. =
T ]| <=
I ‘\ | ‘\ I (5) UTILITY SERVICE AND IRRIGATION LINES SHALL BE LOCATED OUTSIDE OF THE DRIP LINE WHEN FEASIBLE. 0)
\ \ ‘ |
747foff#Lii I +‘7 T (6) INCLUDE PROVISION FOR THE RETENTION OF THE SERVICES OF A CERTIFIED ARBORIST FOR PERIODIC MONITORING OF THE PROJECT SITE AND THE ad
| “ | | - HEALTH OF PROTECTED TREES. THE ARBORIST SHALL BE PRESENT WHENEVER ACTIVITIES OCCUR WHICH WILL POSE A POTENTIAL THREAT TO THE =
. L = | HEALTH OF THE PROTECTED TREES OR WHENEVER ANY WORK NEEDS TO BE DONE WITHIN THE DRIP LINE OF SUCH TREE. LO
< || \ 1 \ \ T <
s e N R e (7) INCLUDE OTHER PROVISIONS AS DEEMED NECESSARY BY THE CITY ARBORIST TO PRESERVE THE PROTECTED TREE AND INSURE COMPLIANCE WITH <t
- o | | | THOSE PROVISIONS.
o ol
) - = \ (8) REQUIRE THAT THE CITY BUILDING OFFICIAL BE NOTIFIED WHENEVER ANY DAMAGE OR INJURY OCCURS TO A PROTECTED TREE DURING
© \‘ \‘ ] \ CONSTRUCTION SO THAT PROPER TREATMENT MAY BE ADMINISTERED.
| / ‘ |
\ | N | \ (9) CONTAIN THE SIGNATURE OF THE PROPERTY OWNER AND BUILDING PERMIT APPLICANT.
| | I )
(D) TREE PROTECTION PLAN REVIEW. THE TREE PROTECTION PLAN DESCRIBED IN SECTION (C), ABOVE, SHALL BE REVIEWED BY THE CITY ARBORIST. IF
THE PLAN IS SUFFICIENT TO PREVENT HARM TO PROTECTED TREES FROM REASONABLY FORESEEABLE CONSTRUCTION ACTIVITIES, IT SHALL BE
“ J APPROVED AND RELATED BUILDING PERMITS OTHERWISE COMPLETE SHALL ISSUE. (ORD. 2007-1 § 3; 2007; ORD. 2005-3, § 1, 2005; ORD.
/‘" e \ 2004-6, § 1, 2004). |
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COMPOSITION ROOF SHINGLES BY CERTAINTEED. LANDMARK SOLARIS - COLOR: BURNT SIENNA

ULTIMATE CASEMENT WINDOWS BY MARVIN. CUSTOM SIZE AND STYLE AS SHOWN ON ELEVATION DRAWINGS. LIFT SLIDE PATIO DOORS BY MARVIN. CUSTOM SIZE AND STYLE AS SHOWN ON ELEVATION DRAWINGS.

FASCIA SOLID STAIN FINISH (ARBORCOAT) BY BENJAMIN MOORE - COLOR: MIDSUMMER NIGHT 2134-20 —

DETAIL OF MARVIN ULTIMATE SIGNATURE
SERIES WINDOWS. WOOD INTERIOR WITH
ALUMINUM CLAD EXTERIOR.
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