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C/6E2�3HEE4

01 08.01.22 PLANNING

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      24.5      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

445 VIRGINIA AVENUE, SAN MATEO, CA 94402-2235
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 DIRECTORY:

OWNER:
JOSH SMITH AND LAEL CULINER
445 VIRGINIA AVENUE
SAN MATEO, CA
415.516.5153
joshsmith218@gmail.com

ARCHITECT:
SHERRY SCOTT ARCHITECT, INC.
1784 REVERE AVENUE
SAN FRANCISCO, CA 94124
415.336.2767
sherry@sls-architect.com

LANDSCAPE ARCHITECT:
MICHAEL CALLAN LANDSCAPE ARCHITECT
63 BOVET ROAD #314
SAN MATEO, CA 94402
650.372.9220
mike@michaelcallan.com

STRUCTURAL ENGINEER:
DIARMUID MACNEILL
DOLMEN  ENGINEERS
2595 MISSION ST, STE 200
SAN FRANCISCO, CA 94110
415.409.9200
diarmuid@dolmen-engineers.net

CIVIL ENGINEER:
CLIFFORD BECHTEL
BECHTEL AND ASSOCIATES
1321 254TH PLACE, SE
SAMMAMISH, WA 98075
650.333.0103
cliffbechtel1@comcast.net

GEOTECH ENGINEER:
ROCKRIDGE GEOTECHNICAL
270 GRAND AVENUE
OAKLAND, CA 94610
CRAIG SHEILDS
510.420.5738
csshields@rockridgegeo.com

DRAWING LIST:

A0.1 COVER SHEET

A0.2 RENDERED VIEWS

A0.3 NEIGHBORHOOD CONTEXT MAP

A0.4 NEIGHBORHOOD CONTEXT PHOTOS

A0.5 NEIGHBORHOOD CONTEXT PHOTOS

A0.6 NEIGHBORHOOD CONTEXT PHOTOS

A0.7 NEIGHBORHOOD CONTEXT PHOTOS

A0.8 NEIGHBORHOOD CONTEXT PHOTOS

A0.9 NEIGHBORHOOD CONTEXT PHOTOS

A0.10 NEIGHBORHOOD CONTEXT PHOTOS

S-1 SURVEY

L1.0 LANDSCAPE PLAN

L1.5 LANDSCAPE DETAIL SHEET

L2.0 IRRIGATION PLAN / WELO CALCULATIONS

L2.5 IRRIGATION DETAIL SHEET

L3.0 OUTDOOR LIGHTING PLAN

L6.0 TREE PROTECTION / ARBORIST REPORT

C-1.0 GRADING AND DRAINAGE PLAN

C-1.1 UTILITY PLAN

A1.1 ARCHITECTURAL SITE PLAN

A1.2 WINDOW ADJACENCY DIAGRAMS

A2.0 EXISTING PLANS (FOR DEMOLITION)

A2.1 GROUND AND UPPER FLOOR PLANS

A2.2 BASEMENT AND ROOF PLANS

A2.3 AREA CALCULATIONS (PLANS)

A3.0 EXISTING ELEVATIONS (FOR DEMOLITION)

A3.1 ELEVATIONS

A3.2 ELEVATIONS

A3.3 BUILDING SECTIONS

A3.4 BUILDING SECTIONS

A3.5 BUILDING SECTIONS

A3.6 COLOR ELEVATIONS

A3.7 NEIGHBORHOOD CONTEXT

A3.8 MATERIALS BOARD

NEW SINGLE FAMILY RESIDENCE
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VIEW FROM NORTHEAST

VIEW FROM SOUTHWEST

VIEW FROM NORTHWEST

VIEW FROM SOUTHEAST
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VIRGINIA AVENUE

PARROTT DRIVE

NEVADA AVENUE
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558 EDINBURGH - MODERN MEDITERRANEAN STYLE, 2 STORIES

540 FORDHAM - TUDOR STYLE. 2 STORY OVER GARAGE 652 FORDHAM - COLONIAL STYLE, 2 STORIES

321 GEORGETOWN - SPANISH STYLE, 2 STORIES OVER GARAGE
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475 VIRGINIA -  MODERN SPANISH STYLE, 2 STORIES 480 VIRGINIA -  TUDOR STYLE, 2 STORIES

442 NEVADA -  TUDOR STYLE, 2 STORIES WITH STEEP UPHILL335 VIRGINIA -  COLONIAL STYLE, 2 STORIES UPHILL
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348 GEORGETOWN - MIDCENTURY, 2 STORIES OVER GARAGE 451 VIRGINIA - MIDCENTURY, 2 STORIES OVER GARAGE

459 PARROTT - MODERN SPANISH STYLE, 2 STORIES OVER GARAGE W/ STEEP UPHILL 373 PARROTT - COLONIAL STYLE, 3 STORIES WITH DORMERS
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634 FORDHAM - MODERN REMODEL AND ADDITION. 2 STORIES OVER GARAGE

350 GEORGETOWN - SPANISH STYLE, 2 STORIES OVER GARAGE WITH STEEP UPHILL

366 VIRGINIA -  SPANISH STYLE, 2 STORIES

478 PARROTT -  COLONIAL STYLE, 2 STORIES
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251 PARROTT - COLONIAL STYLE, 2 STORIES 544 VIRGINIA -  MODERN MIDCENTURY STYLE, 2 STORIES

311 PARROTT - TUDOR STYLE, 2+ STORIES 532 VIRGINIA -  TUDOR STYLE, 2 STORIES
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327 GEORGETOWN - SPANISH STYLE, 2 STORIES

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

362 GEORGETOWN - NEOCLASSICAL STYLE, 2+ STORIES TOP OF HILL
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618 HARVARD - COLONIAL STYLE, 2 STORIES 320 JACKSON - SPANISH STYLE, 2 STORIES OVER GARAGE

500 JACKSON - TUDOR STYLE, 2+ STORIES 541 NEVADA - MODERN MEDITERRANEAN STYLE, 2 STORIES
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     TC                    Top of curb.

114.00;114*2        Spot elevation.

     F/L                   Flow line.

   Conc.                 Concrete.

 TW / BW             Top / Base of wall.

                             Fence line, as noted.

   SDMH                Storm drain manhole.

  C. Basin             Catch basin.

  AD Gr. =             Area drain, Grate Elevation.

      GB                  Grade break.

    W.M.                 Water meter.

    Gnd.                  Ground.

    Inv.                    Invert.

   TFC                   Top, face of curb.

    FF                     Finish floor.

    Irr.                      Irrigation.

 Elect.                    Electric.

                              Contour.

  Meas.                 Tie measurement.                 

   C/L                    Center line. 

 SSMH                 Sanitary sewer manhole. 
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Rev. 5/4/20: Add measurements along north 
( N ) and south (S) lines at 12" increments.
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   shown per 16 Maps 3-5,San Mateo County Records. 7'

NOTES
_______

1).  This Topographic Survey Map was prepared from a ground surveys done by Jeffrey M. Barnea, PLS in May, 2011,
       March, 2020, and November, 2020.

2).  Spot elevations and contours shown from an assumed benchmark established upon the lid of an existing Storm 
      Drain Manhole in Virginia Ave., Elev. = 100.00  ( see benchmark note above, at left ).  This manhole lid was also 
      used for a benchmark per an earlier Topographic Survey Map for 429 Virginia Ave. dated April, 2007.

3).  Unless noted otherwise, trees shown were located at the ground and trunk diameters measured at 4.5' above 
      ground.  Driplines were not measured at time of survey, and are depicted graphically in their approximate positions 
      only.  The existing house and garage were measured at the outside trim or stucco facing.  Perpendicular or Radial 
      ( R ) tie measurements ( Meas. ) are shown to the outside stucco facing or trim of the existing house, not to 
      foundation lines.

4).  Boundaries and the 7' wide P.U.E. are shown hereon directly from the "Baywood" subdivision map filed in 16 Maps 
      3 - 6, San Mateo County Records.  This is not a record of survey boundary map.  There may be other easements 
      affecting this property not depicted upon this drawing.  The area of Lot 13, Block 17 as calculated directly from the 
      "Baywood" map is 8,605 s.f. +/-. 

5).  The final product delivered to owners Josh Smith and Lael Culiner were signed bond prints.  An electronic CAD 
      version of this Map may be provided to the owners or their associates upon request.  Any changes, revisions or 
      additions made to this Map without the consent and approval of Jeffrey M. Barnea, PLS, is not the responsibility of 
      Jeffrey M. Barnea, as the owners have agreed to in writing.

_______________________________________
Jeffrey M. Barnea,   L.S. 7044                  Date
License expires 12-31-20

                                Topographic Survey Map

Lands of Smith & Culiner  445 Virginia Ave.   APN: 034-072-060

San Mateo                    San Mateo County                    California

JEFFREY M. BARNEA,  L.S. 7044   789 14TH AVE.
MENLO PARK, CA  94025  PH/FAX (650) 261-1982

SCALE:  1" = 8'                            11-116                        NOVEMBER, 2020
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GENERAL NOTES

1.  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.

3.  WORK WITHIN THE RIGHT OF WAY IS SUBJECT TO INSPECTION AND APPROVAL BY THE CITY.  CONTRACTOR SHALL OBTAIN AN ENCROACHMENT 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 USED ON ALL 3:1 OR GREATER SLOPES & STAKED APPROPRIATELY.

5.  CONTRACTOR SHALL PROVIDE PROTECTION FOR EXISTING TREES BY INSTALLING TEMPORARY FENCING AROUND THE TREES AS CLOSE AS 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.

7.  THE LANDSCAPE ARCHITECT MAY MAKE SITE OBSERVATIONS DURING CONSTRUCTION BUT SHALL NOT BE UTILIZED TO SUPERVISE CONSTRUCTION ONSITE.

PLANTING NOTES

1.  LANDSCAPE CONTRACTOR SHALL VERIFY PLANT AND SOD QUANTITIES PRIOR TO SUBMITTING BID FOR WORK.

2.  ALL PLANT MATERIAL SHALL COMPLY WITH THE LATEST STANDARDS OF NURSERY STOCK, PUBLISHED BY THE AMERICAN NURSERY & LANDSCAPE ASSOCIATION.

3.  PLANT MATERIAL CANNOT BE GUARANTEED AS DEER RESISTANT DUE TO CHANGING HABITS OF DEER.

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 ONE INCH.  A 2 INCH LAYER OF
GREENWASTE MULCH UNDER THE BARK MULCH IS RECOMMENDED.

5.  SOIL AMENDMENTS SHALL BE USED AS NECESSARY.  SOIL AMENDMENT SHALL BE FREE OF DEBRIS.  ROCKS LARGER THAN ONE INCH DIAMETER WILL NOT BE PERMITTED.  SOIL
AMENDMENTS ARE NOT PERMITTED IN TYPICAL NATIVE PLANT LANDSCAPE AREAS.

6.  PLANTING HOLES SHALL GENERALLY BE 2x - 3x THE SIZE OF THE ROOT BALL.  THE WALLS AND BASES OF PLANT HOLES SHALL BE SCARIFIED.  HOLES SHALL BE BACKFILLED WITH 5%
ORGANIC COMPOST & 95% EXISTING SOIL.  PLANTING HOLES OF NATIVE PLANT MATERIAL SHOULD BE INOCULATED WITH MYCORRHIZAL FUNGI, PER MANUFACTURER'S SPECS.

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 MANUFACTURER'S INSTRUCTIONS.

9.  LAWN SHALL NOT BE INSTALLED ON SLOPES GREATER THAN 25%.  ALL TURF AREAS SHALL BE FERTILIZED AT TIME OF INSTALLATION.

7/31/2021

2"x6" RWD TOP / BTM RAILS
1"x1" TOP / BTM TRIM (TYP.)

6"x6" PT RWD POSTS
*8'-0" O.C. MAX.

1"x8" RWD PANELS

2"x12" P.T. RWD
KICKBOARD/RETAINER

3'-0" DEEP CONCRETE 

*1" OVERLAP
*ALTERNATE SIDES

7
'-0

"
14"

3
'-0

"

1
2

"

2"x2" PICKETS @ 8" O.C.
50% OPEN PER  CITY REQUIREMENT

(N) SIMPSON POST 
BASE/STRAP BOLTED
TO FENCE POSTS
*CONCEAL BEHIND
2"X12" RWD BASE
BOARD

8
"

#4 REBAR
*HORIZONTAL,
CONTINUOUS

FINISH GRADE

CONTINUOUS FOOTING

WOOD FENCE
SCALE:  NTSA *SET ON CONCRETE BASE
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GENERAL NOTES

1. 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.

3. WORK WITHIN THE RIGHT OF WAY IS SUBJECT TO INSPECTION AND APPROVAL BY THE CITY.  CONTRACTOR SHALL OBTAIN AN ENCROACHMENT
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
USED ON ALL 3:1 OR GREATER SLOPES & STAKED APPROPRIATELY.

5. CONTRACTOR SHALL PROVIDE PROTECTION FOR EXISTING TREES BY INSTALLING TEMPORARY FENCING AROUND THE TREES AS CLOSE AS
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.
7. THE LANDSCAPE ARCHITECT MAY MAKE SITE OBSERVATIONS DURING CONSTRUCTION BUT SHALL NOT BE UTILIZED TO SUPERVISE CONSTRUCTION

ONSITE.
8. THIS PLAN IS NOT A SURVEY OR CONSTRUCTION DOCUMENT.  IT IS CONCEPTUAL IN NATURE AND SHOULD BE USED FOR PLANNING PURPOSES.

PLANTING NOTES

1. LANDSCAPE CONTRACTOR SHALL VERIFY PLANT AND SOD QUANTITIES PRIOR TO SUBMITTING BID FOR WORK.
2. ALL PLANT MATERIAL SHALL COMPLY WITH THE LATEST STANDARDS OF NURSERY STOCK, PUBLISHED BY THE AMERICAN NURSERY & LANDSCAPE

ASSOCIATION.
3. PLANT MATERIAL CANNOT BE GUARANTEED AS DEER RESISTANT DUE TO CHANGING HABITS OF DEER.
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

ONE INCH.  A 2 INCH LAYER OF GREENWASTE MULCH UNDER THE BARK MULCH IS RECOMMENDED.
5. SOIL AMENDMENTS SHALL BE USED AS NECESSARY.  SOIL AMENDMENT SHALL BE FREE OF DEBRIS.  ROCKS LARGER THAN ONE INCH DIAMETER

WILL NOT BE PERMITTED.  SOIL AMENDMENTS ARE NOT PERMITTED IN TYPICAL NATIVE PLANT LANDSCAPE AREAS.
6. PLANTING HOLES SHALL GENERALLY BE 2x - 3x THE SIZE OF THE ROOT BALL.  THE WALLS AND BASES OF PLANT HOLES SHALL BE SCARIFIED.

HOLES SHALL BE BACKFILLED WITH 5% ORGANIC COMPOST & 95% EXISTING SOIL.  PLANTING HOLES OF NATIVE PLANT MATERIAL SHOULD BE
INOCULATED WITH MYCORRHIZAL FUNGI, PER MANUFACTURER'S SPECS.

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
MANUFACTURER'S INSTRUCTIONS.

9. LAWN SHALL NOT BE INSTALLED ON SLOPES GREATER THAN 25%.  ALL TURF AREAS SHALL BE FERTILIZED AT TIME OF INSTALLATION.

MAY 31, 2016

7/31/2021

2"x6" RWD CAP RAIL

WOOD FENCE W/ LATTICE
SCALE:  NTSA

1"x1" TOP / BTM TRIM (TYP.)
SOLID WOOD LATTICE

6"x6" RWD POSTS
*7'-0" O.C. MAX.

1"x8" RWD PANELS

2"x12" P.T. RWD
KICKBOARD

2' DEEP CONC FOOTING

2"x6" RWD TOP /
BTM RAILS

*1" OVERLAP
*ALTERNATE SIDES

4" DRAINROCK

6
'-0

"

10"

2
'-0

"
4

"

* WET-SET

1
2

"

STUCCO RETAINING WALL
SCALE:  NTSC

BACKFILL

WATERPROOFING

STUCCO FINISH
*MATCH HOUSE

FINISHED
GRADE

*PER MFR'S SPECS

REBAR *PER STRUCTURAL
ENGINEER'S SPECS

8" CMU BLOCK
W/ MORTAR FILL
*PER STRUCTURAL
ENGINEER'S SPECS

CONCRETE FOOTING/
REBAR *PER STRUCTURAL
ENGINEER SPECIFICATIONS

CLASS 2 DRAINROCK

FILTER FABRIC
*PER STRUCTURAL 

*PER STRUCTURAL
ENGINEER'S SPECS

ENGINEER'S SPECS

DRAINPIPE
*PER STRUCTURAL
ENGINEER'S SPECS

2" PRECAST CAP

4
'-6

" M
A
X.

4
" M

IN
.

2
" 6

"

BBQ / COUNTERTOP
SCALE:  NTSD

8" CMU W/
MORTAR FILL

#4 REBAR @ 
18" O.C. HORIZ

STUCCO FINISH
*MATCH HOUSE

16" O.C. VERT

FINISHED
GRADE

12" THICK
CONC. FOOTING

FINISHED
GRADE

FRAMING
2"x4" STEEL

VOID

6" CMU W/
MORTAR FILL

*PROVIDE
VENTILATION

3
'-0

"
1

2
"

2'-6"

1
2

"

12" COMPACTED
CLASS II AGG. BASE

CONTRACTOR
SHALL VERIFY
BTU REQ.'S 

APPLIANCES
& DIMS. OF

NOTE:

TO SIZE GAS
LINE & CUT-
OUTS *PER
UBC SPECS

#4 REBAR CAGE

GAS LINE W/ SHUT-OFF

*INSTALL PER UBC
VALVE & 3" PVC SLEEVE

4" RIGID PVC DRAINPIPE
W/ BRASS GRATE

(N) STONE COUNTERTOP/
BACKSPLASH *2" THICK

PREFAB GAS

STONE FIREPIT
SCALE:  NTSE

RING *INSTALL

LAVAROCK
*PER OWNER

FIREBRICK

2" STONE CAP

8" CMU W/
MORTAR FILL

STONE FACIA
*MATCH HOUSE

FINISHED
GRADE

GAS LINE W/ SHUT-OFF

*INSTALL PER UBC

PER UBC

VALVE & 3" PVC SLEEVE

4" RIGID PVC DRAINPIPE
W/ BRASS GRATE

COLD JOINT
(TYP.)

#4 REBAR B.W.

1
8

"

SEE PLAN

16"

3
"

1
2

"
1

2
"

12" COMPACTED
CLASS II AGG. BASE

FOUNTAIN DETAIL
SCALE: 3/4" = 1'-0"F

TROUGH

3
'-0

" T
A
LL

2
"

2" PRECAST
STONE COPING

(N) STONE TILE

(N) WATERPROOFING 

(N) STONE
PATIO

*PER MFR'S SPECS

1
2

"

1
7

" M
A
X.

2" PRECAST 
STONE CAP

(N) 12" CONCRETE 
FOOTING 12" COMPACTED

CLASS II AGG. BASE

(N) STONE TILE

(N) #4 REBAR

(N) STAINLESS 
STEEL SPOUT 

(N) 3/4" COPPER 
WATER PIPE

*18" O.C.
BOTH WAYS

*PER MFR'S SPECS
(N) WATERPROOFING

4" RIGID PVC DRAINPIPE
W/ BRASS GRATE

HOUSE

NOTE:
ELECTRICAL & PLUMBING
SHALL BE INSTALLED PER
CBC/CRC AND CPC.

STONE STEPS
SCALE:  1-1/2" = 1'-0"G

NOTE:
GROUT JOINTS TO
BE 3/8" CONCAVE

1/2" EXPANSION JOINT
FINISHED GRADE

*ALIGN W/ PAVING PATTERN

1/2" EXPANSION
JOINT *ALIGN W/
PAVING PATTERN

OR AS SPECIFIED
ON PLAN

STONE TREAD

FINISHED
GRADE

2%

6"

#3 REBAR
*18" O.C. GRID

#3 NOSING BAR

6"

1
8

"

12"

12"

1
8

"

1"

10" MIN.

7
.7

5
" M

A
X.

3
"

COMPACTED CLASS
II AGG. BASE

COMPACTED
SUBGRADE

EASED EDGE 
2" THICK

2
"

STONE PAVING
SCALE:  NTSH

STONE PAVING

W/ #3 REBAR
4" LAYER CONC

*18" O.C. GRID

MORTAR
COLORED 

FLUSH

SUBGRADE
COMPACTED

1
" M

IN
.

4
"

6
" M

IN
.

JOINTS

CLASS II
COMPACTED

AGG. BASE

NOTE:
STONE TYPE: BLUESTONE
PATTERN: ASHLAR
COLOR: FULL RANGE

TREE PLANTING
SCALE:  NTS

RUBBER CINCH TIE OR EQUAL

ROOTBALL

WATER BASIN

I
*WIDER IN CLAY SOILS

8' PINE POLE *STAKE
OUTSIDE ROOTBALL

*3" HIGH LIP

4" MULCH

FINISHED
GRADE

PREPARED SUBSOIL
PEDESTAL

ROUGHEN SIDES
& BOTTOM OF PIT
PREPARED BACKFILL
*AMEND WITH 5%
ORGANIC COMPOST
& MYCORRHIZAL FUNGI
PER MFR'S SPECS

IN BASIN
3" PVC RIGID PREF. PIPE
W/ FILTER FABRIC SOCK

9" DIA DRAINROCK

9
"

6
"

3x ROOTBALL MIN.

SHRUB PLANTING
SCALE:  NTSJ

ROOTBALL

4" MULCH AROUND PLANTFINISHED
GRADE

CONVEX PLANTER BASE
PEDESTAL

ROUGHEN SIDES
& BOTTOM OF PIT
PREPARED BACKFILL
*AMEND WITH 5%
ORGANIC COMPOST
& MYCORRHIZAL FUNGI
PER MFR'S SPECS6

"

2.5x ROOTBALL MIN.

STONE COLUMN
1/2" - 1'-0"B

FIXTURES - (1) 
60 w BULB MAX.

FACEMOUNT LIGHT 

W/ FROSTED GLASS
*MATCH HOUSE

PRECAST BASE
*MATCH HOUSE

PRECAST CAP 
*MATCH HOUSE

16" O.C. B.W.
#4 REBAR CONT.

8" CMU W/ MORTAR
FILL & STONE FACIA
*MATCH HOUSE

CONCRETE
FOOTING
*3'-0" SQ.

6
'-0

"

2' SQ

4
'-0

"
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(N) BACKFLOW
PREVENTION
DEVICE

(E) WATER METER
LOCATION *FIELD
VERIFY SIZE &
PRESSURE

RESIDENCE

(N)

V I R G I N I A      A V E N U E
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HUNTER MPR40 BODY W/ MP ROTATOR SERIES 30-55 (C)-CORNER, (1)-1000 etc.C

FILTER / PRESSURE REGULATOR

FEBCO 825Y REDUCED PRESSURE ASSEMBLY

PVC SCH 40 SLEEVING

IRRIGATION LEGEND
DESCRIPTION

PVC SCH 40 LATERAL PIPING
PVC SCH 40 MAINLINE

IRRITROL 100 SERIES CONTROL VALVE

SHUT-OFF VALVE

SYM

UNDER ALL PAVING / WALLS 

AS NEEDED PER MFR'S SPECS

SIZING TBD BY CONTRACTOR

W/ GLOBE VALVE

W/ SHUT-OFF VALVES
BRASS BALL VALVE

REMARKS

SEE PLAN FOR SIZING

W/ WEATHER STATIONWEATHERMATIC SMARTLINE SERIES CONTROLLER

HOSEBIB 30" TALL BRASS LINE & FIXTURE

60-100

-

-

60-100
60-100

-

175 max.

PSI

30-55

10-30

60-100

RAINBIRD XERI-BUBBLER SPIKE *NOT SHOWN AS NEEDED, SEE DETAIL15-30

-
INSTALL PER MFR'S SPECS

GPM

.07-2.63
-

-
-
-
-

.02-.22
-
-

-

-
-

-

SIZING TBD BY CONTRACTOR

IRRIGATION METHOD
WATER USE

(SPY: SPRAY  DRP: DRIP  BUB: BUBBLER  SUB: SUB-SURFACE)
(VL: VERY LOW  L: LOW  M: MEDIUM  H: HIGH  MX: MIXED)MX

DRP

NETAFIM TECHLINE CV DRIPLINE
NETAFIM TECHLINE CV (SUBSURFACE)

JUNE 2, 2022

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.

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  12" -34", DETERMINED BY CONTRACTOR .  ALL  14" 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.

7/31/2022
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L2.5

DATE:

TITLE:

SHEET NO:

DETAILS
NOTES /

REVISIONS

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.

WEATHERMATIC

SMART CONTROLLER
SCALE:  NTSB

SMARTLINE SL4800

CONDUIT 24v AC

CONTROLLER

POWER SUPPLY
WIRES
GROUND WIRE

SLW10
WEATHER
STATION

CONDUIT 115v AC

*WALL-MOUNT

RAIN STAT WIRES
*OPTIONAL

MASTER VALVE WIRE
*OPTIONAL

COMMON NEUTRAL WIRE
PUMP CIRCUIT WIRES
*OPTIONAL
VALVE CONTROL WIRES
*ONE PER VALVE

EXPANSION COILS

WATERPROOF
CONNECTIONS

CONTROL
VALVE

NOTE:
ALL ELECTRICAL WORK TO COMPLY
WITH APPLICABLE CODES

*12-48 ZONES

RAINBIRD XERI-BUBBLER

SPIKE MOUNT BUBBLERS
SCALE:  NTSH

*SPIKE MOUNT

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

1/4" BARB CONNECTOR
*INCLUDED ON SPIKE

1/2" or 3/4" POLY TUBING

MULCH

FINISHED GRADE

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

EMITTER /

EMITTER SPACING
SCALE:  NTSI

EMITTER /
LARGE SHRUB SMALL SHRUB

1/2" - 3/4"
POLY TUBING

1/4" DISTRIBUTION
TUBING *STAKED

1/2" - 3/4"
POLY TUBING

5'-0" MAX. LENGTH

BUBBLER
BUBBLER

OR TREE

1/4" DISTRIBUTION
TUBING *STAKED
5'-0" MAX. LENGTH

NOTES:

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

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

IMMATURE NON-NATIVE EXISTING TREES.

CONTROL VALVE
SCALE:  NTSC

FINISHED GRADE

VALVE BOX

WATERPROOF WIRE
CONNECTIONS

IRRITOL 100 SERIES
CONTOL VALVE

PVC MALE ADAPTER

PVC SCH 40 SxT ELL

PVC SCH 80 NIPPLE
*6" LONG

PVC LATERAL LINE
*ANGLE TO CORRECT
DEPTH W 450 ELL'S

TYP BRICK

PEA GRAVEL *12" DEEP

PVC SCH 80 PIPE

COMMON & CONTROL
WIRES TO CONTROLLER

MAIN LINE PIPING
W/ FITTING

NOTE:
ALL ELECTRICAL WORK
TO COMPLY WITH
APPLICABLE CODES

FEBCO 825Y REDUCED

REDUCED PRESSURE ASSEMBLY
SCALE:  NTSA

1
2

" M
IN

.

PRESSURE ASSEMBLY

FINISHED GRADE

NOTE:
REDUCED PRESSURE ASSEMBLY
TO BE INSTALLED PER MFR'S

FEBCO PRV SERIES
PRESSURE REGULATOR
*AS NEEDED

BRASS WYE-FILTER
*100 MESH SCREEN

SHUT-OFF VALVE
*BOTH SIDES

BRASS UNION
*BOTH SIDES

RISER PIPE
*COPPER TYPE 'K'
OR BRASS

SPECS & APPLICABLE CODES

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  12" -34", DETERMINED BY CONTRACTOR .  ALL  14" 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.

SPRAY HEAD & BODY
SCALE:  NTSD

FINISH GRADE

HUNTER MPR40 BODY

HUNTER MP ROTATOR

W/ CHECK VALVE

HUNTER PRO-FLEX TUBING,
(2) HSBE-050 ELBOWS &
(1) MARLEX STREET ELBOW

SWING JOINT:

LATERAL TEE OR ELL

LATERAL PIPE

SPRAY NOZZLE

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

FINISHED GRADE

POP-UP MICROSPRAY 
SCALE:  NTSF

XERI-POP MICROSPRAY

1/2" or 3/4" POLY TUBING
1/4" SELF-PIERCING
BARB CONNECTOR

1/4" DISTRIBUTION TUBING

NOTE:
LAWN SPRAY RISER: 6" POP-UP
MEADOW, SHRUB SPRAY RISER: 12" POP-UP

DRIPLINE SAMPLE LAYOUT
SCALE:  NTSE

AUTOMATIC FLUSH VALVE
PLUMBED TO PVC OR POLY

EXHAUST HEADER

TECHLINE TEE

TECHLINE DRIPLINE
*CENTERED ON BERM

TECHLINE DRIPLINE

TECHLINE START
CONNECTION

AIR / VACUUM RELIEF
PLUMBED TO TECHLINE
AT EACH HIGH POINT

SUPPLY HEADER

REMOTE CONTROL
VALVE WITH DISC
FILTER AND PRV

SOIL BED

SPACING

TECHLINE

MULCH

FINISHED GRADE

PER SOIL
CONDITIONS

DRIPLINE

MALE ADAPTER

1/2" PVC IRRIGATION

POT IRRIGATION / DRAINAGE
SCALE:  NTSG

W/ XERI-BUBBLER
& LASER LINE

BITUTHENE
WATER-PROOFING

FILTER FABRIC

4" DEEP PEA GRAVEL

PAVING

WATERPROOF SEAL
*PREVENT DRAINAGE
TO PAVING
4" PVC SLEEVE / DRAIN

FINISHED
GRADE

POT *PER OWNER
SUPERSOIL
*OR EQ.

CONNECT TO SITE
DRAINAGE / IRRIGATION

3
"

4
"

SEPTEMBER 00, 2015

7/31/2021
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30'-2"

16'-6"

PATH LIGHT

PATH LIGHT

PATH LIGHT

WALL-MOUNT
DOWNLIGHT

WALL-MOUNT
DOWNLIGHT

WALL-MOUNT
DOWNLIGHT

STEP-MOUNT
DOWNLIGHT WALL-MOUNT

DOWNLIGHT

UPLIGHT

PATH LIGHT

WALL-MOUNT
DOWNLIGHT

(N) FOUNTAIN 

(N) 110v GFI OUTLET
*INSTALL PER UEC

COLUMN LIGHT
(1) 60w BULB MAX.
*MATCH HOUSE

STEP-MOUNT
DOWNLIGHT

(N) 220v GFI OUTLET
*INSTALL PER UEC

(N) 110v GFI OUTLET
*INSTALL PER UEC(N) NATURAL GAS LINE 

(1") W/ SHUT OFF VALVE

(N) 110v GFI OUTLET
*INSTALL PER UEC

PATH LIGHT

*INSTALL PER UPC

UPLIGHT

LIGHTS

UPLIGHT

PATH LIGHT

UPLIGHT

(N) NATURAL GAS LINE 
(1") W/ SHUT OFF VALVE
*INSTALL PER UPC

L3.0

DATE:

SCALE:  1/8" = 1'-0"
LIGHTING / UTILITY PLAN TITLE:

SHEET NO:

REVISIONS

PLAN
LIGHTING / UTILITY
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LIGHTING NOTES

1.  THE CONCEPTS ON THE LIGHTING 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 LIGHTING SYSTEM COMPONENTS SHALL BE INSTALLED PER MANUFACTURER'S SPECIFICATIONS.  MANUFACTURER'S SPECIFICATIONS SUPERSEDE
ANY SPECS ON THESE PLANS / DETAILS.

3.  ALL ELECTRICAL WORK SHALL BE PERFORMED IN CONFORMANCE WITH STATE AND LOCAL CODES.  ALL 120v / 220v ELECTRICAL WORK SHALL BE
PERFORMED BY A LICENSED ELECTRICIAN.  ALL ELECTRICAL WORK SHALL BE COORDINATED WITH GENERAL CONTRACTOR.

4.  DIRECT BURIAL WIRE SHALL BE INSTALLED WITH A MINIMUM OF 8" SOIL COVER.  CABLE SHALL BE CIRCUITED AND SIZED TO PROVIDE A MINIMUM
OF 10.5v AND A MAXIMUM OF 11.5v TO ALL LIGHTING FIXTURES.  MINIMUM UNDERGROUND LOW VOLTAGE CABLE SIZE IS 12-GAUGE MULTI-STRAND
DIRECT BURIAL CABLE.  LEAVE 24" LOOPS AT ALL FIXTURE LOCATIONS FOR FINAL ADJUSTMENT.  ALL WIRE JUNCTIONS SHALL BE JOINED WITH FULLY
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".

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.

JUNE 2, 2022

FX LUMINAIRE M-PL

COLUMN LIGHTS

SWITCH LOCATIONS

LIGHTING / UTILITY LEGEND

FX LUMINAIRE MU-LED
FX LUMINAIRE LM-LED

$

SYM DESCRIPTION

WALL / STEP MOUNT LIGHT

PATH LIGHT
UPLIGHT

MATCH HOUSE

INSTALL PER UBC STDS.

WATT

12-

110v

VOLTS

11 12
68 12

QTY.

30 12

REMARKS

4

TRANSFORMER - MULTI-TAP

ELECTRICAL OUTLET

INSTALL PER UBC STDS.

INSTALL PER UBC STDS.10

- 110v

110v

4 FOUNTAIN LIGHTS
60
20
35
20

35

ELECTRICAL OUTLET INSTALL PER UBC STDS.1 220v

FOUNTAIN LIGHTS 12
-
-
-
-
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L6.0

DATE:

SCALE:  1/8" = 1'-0"
/ TREE PROTECTION PLAN
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VEGETATION MANAGEMENT
MAY 12, 2022

7/31/2022

17.  NO MATERIALS SHALL BE STORED WITHIN THE TREE PROTECTION ZONE;

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

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;

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

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.

*TPZ: TREE PROTECTION ZONE.

CONDITIONS OF APPROVAL - TREE PROTECTION / TREE REPLACEMENT

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:

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.

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.

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
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)

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 ACCOMP0LISH 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)

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)

CITY OF SAN MATEO NOTES

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.

(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.

(B) WITH REGARD TO ANY TREE REQUIRED TO BE IDENTIFIED UNDER SECTION (A) ABOVE, (HEREAFTER “PROTECTED TREE”), ANY EXTERIOR
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.

(C) A TREE PROTECTION PLAN SHALL AT A MINIMUM INCLUDE THE FOLLOWING REQUIREMENTS:

(1) PRIOR TO THE COMMENCEMENT OF ANY DEVELOPMENT PROJECT, A CHAIN LINK FENCE SHALL BE INSTALLED AT THE DRIP LINE OF ANY PROTECTED
TREE WHICH WILL BE AFFECTED BY THE CONSTRUCTION AND SHALL PROHIBIT THE STORAGE OF ANY CONSTRUCTION MATERIALS, EQUIPMENT OR
OTHER MATERIALS INSIDE THE FENCE. THE DRIP LINE SHALL NOT BE ALTERED IN ANY WAY SO AS TO INCREASE THE ENCROACHMENT OF THE
CONSTRUCTION.

(2) PROHIBIT EXCAVATION, GRADING, SOIL DEPOSIT, DRAINAGE AND LEVELING WITHIN THE DRIP LINE UNLESS APPROVED BY THE CITY ARBORIST.

(3) PROHIBIT DISPOSAL OR DEPOSITING OF OIL, GASOLINE, CHEMICALS, PAINTS, SOLVENTS OR OTHER MATERIALS WITHIN THE DRIP LINE OR IN
DRAINAGE CHANNELS, SWALES OR AREAS THAT MAY LEAD TO THE DRIP LINE.

(4) PROHIBIT THE ATTACHMENT OF WIRES, SIGNS AND ROPES TO ANY PROTECTED TREE.

(5) UTILITY SERVICE AND IRRIGATION LINES SHALL BE LOCATED OUTSIDE OF THE DRIP LINE WHEN FEASIBLE.

(6) INCLUDE PROVISION FOR THE RETENTION OF THE SERVICES OF A CERTIFIED ARBORIST FOR PERIODIC MONITORING OF THE PROJECT SITE AND THE
HEALTH OF PROTECTED TREES. THE ARBORIST SHALL BE PRESENT WHENEVER ACTIVITIES OCCUR WHICH WILL POSE A POTENTIAL THREAT TO THE
HEALTH OF THE PROTECTED TREES OR WHENEVER ANY WORK NEEDS TO BE DONE WITHIN THE DRIP LINE OF SUCH TREE.

(7) INCLUDE OTHER PROVISIONS AS DEEMED NECESSARY BY THE CITY ARBORIST TO PRESERVE THE PROTECTED TREE AND INSURE COMPLIANCE WITH
THOSE PROVISIONS.

(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.

(9) CONTAIN THE SIGNATURE OF THE PROPERTY OWNER AND BUILDING PERMIT APPLICANT.

(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
APPROVED AND RELATED BUILDING PERMITS OTHERWISE COMPLETE SHALL ISSUE. (ORD. 2007-1 § 3; 2007; ORD. 2005-3, § 1, 2005; ORD.
2004-6, § 1, 2004).

TREE PROTECTION FENCING
SCALE:  NTS

BLACK CHAINLINK FENCING

BASEROCK FOOTING

3" DIA. STEEL POST *8'-0" O.C. MAX.
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ST
 A

N
D

 S
EC

O
N

D
 S

TO
R

Y
R

EA
R

 S
ET

BA
C

K

62
'-1

" F
IR

ST
 A

N
D

 S
EC

O
N

D
 S

TO
R

Y
R

EA
R

 S
ET

BA
C

K

NEW 2ND FL.
14'-11 3/16"

NEW 2ND FL.
9'-5 1/2"

128

127

126

125

124

123

122

121

120

119

118

117

116

115

114

113

112

111
110

110

109

108

107

106

105
104

111

112

113

114

115

116

117

118

119

120

121

122

123

124

125

126

127128

VIRGINIA AVENUE

(E) SIDEWALK

F.O. CURB

+116.0'

+108.5'

+117.2'

10
'-0

 5
/8

"
C

U
R

B 
TO

 P
.L

.

N
 2

6°
35

'4
8"

 W
   

13
0.

0'

S 
32

°0
3'

12
" E

   
13

0.
0'

5°27'24" R=760.0' L=72.38'

5°27'24" R=630.0' L=60.00'

FINISH FLOOR
ELEVATION

FIRST FLOOR
+118.5'

20'-0" DRIVEWAY

+118.2'

EXISTING DRIVEWAY CURB
CUT TO REMAIN UNCHANGED

NEW GRADES

SEE LANDSCAPE PLAN FOR
NEW PLANTING AND

HARDSCAPE LAYOUT.

+118.2'

5'
-0

 1
/2

"
B.

O
. W

AL
K

TO
 P

.L
.

(E) 7' WIDE P.U.E.

7'
-0

"

(E) GRADE @ PL
+123.25'

(E) GRADE @ PL
+117.7'

(E) GRADE @ PL
+118.2'

(E) GRADE @ PL
+113.0'

(E) GRADE @ PL
+119.4'

(E) GRADE @ PL
+125.5'

(E) GRADE @ PL
+120.8'

(E) GRADE @ PL
+115.8'

(E) GRADE @ PL
+116.6'

(E) GRADE @ PL
+121.0'

E
A3.5

C
A3.4

A
A3.3

B
A3.3

D
A3.4

1
A3.1

1
A3.2

2
A3.1

2
A3.2

+118.2'

+118.2'

NEW 1ST FL.
8'-7 3/8"

5'-0"

5'
-0

"

NEW 2ND FL.
11'-0 11/16"

NEW
8'-4 3/4"

47
'-7

 3
/4

" S
ET

BA
C

K 
TO

 A
R

BO
R

51
'-4

" S
ET

BA
C

K 
TO

 A
R

BO
R

FRONT WALK AND STEPS
5'-0" WIDE TYPICAL. SEE
LANDSCAPE PLAN

+109.7'

+1
18

.2
'

+1
17

.2
'

SEE CIVIL PLAN FOR TOP
OF RETAINING WALL

ELEVATIONS.

NEW
7'-5 3/4"

NEW PERIMETER FENCE.
SEE LANDSCAPE PLAN
L1.0 AND DETAIL A.

3'-6"
WALK
WIDTH

5'-0"
WALK
WIDTH

3'-6"
WALK
WIDTH
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3I4E�PLAN
E8I34ING�AND�

P2/P/3ED

01 08.01.22 PLANNING

SITE PLAN - EXISTING/DEMO
1/8"=1'-0"

1
A1.1

N
TRUE

SITE PLAN - PROPOSED
1/8"=1'-0"

2
A1.1

N
TRUE



126

125

124

123

122

121

120

119

118

117
112

113

114

115

116

117

118

119

120

SILL 119.4', HEAD 123.8'

SILL 119.5', HEAD 123.8'

SILL 120.2',
HEAD 123.6'

SILL 129.6',
HEAD 133.6'

SILL 129.2', HEAD 133.8'
SILL 135.3' , HEAD 143.0'

SILL 123.3', HEAD 125.8'

SILL 130.7', HEAD 133.8'

SILL 138.9', HEAD 143.0'

EXISTING +/-35' TALL TREE

EXISTING EVERGREEN
TREES +/- 18' TALL

451 VIRGINIA
433 VIRGINIA

BEDROOM

DEN

KITCHEN

BEDROOM
ABOVE

DINING ROOM

BEDROOM ABOVE

GARAGE BELOW

BEDROOM ABOVE

BATHROOM ABOVE

19'-7 7/16" BTW. WINDOWS

19'-5 9/16"
BTW. WINDOWS

13'-10"
BTW. WINDOWS

FINISH FLOOR ELEVATION
FIRST FLOOR

+118.5'

SILL 122.8', HEAD 126.5'

SILL 127.3',
HEAD 132.0'

SILL 121.2'
HEAD 126.2'

LIVING ROOM

BATH 4

BEDROOM 4

DEN

STAIR

KITCHEN

SILL 122.0', HEAD 126.5'

445 VIRGINIA

SILL 122.5'
HEAD 126.3' DINING

SILL 122.0'
HEAD 127.5'

14'-6 3/16"
BTW. WINDOWS

SILL 119.8', HEAD 127.5'

SILL 121.2'
HEAD 126.2'

SILL 121.0'
HEAD 127.0'

SILL 119.5',
HEAD 121.7'

OBSCURE
GLASS

OBSCURE
GLASS SILL 121.0'

HEAD 127.0'

SILL 122.0'
HEAD 127.5'

16'-5"
BTW. WINDOWS

OBSCURE
GLASS

126

125

124

123

122

121

120

119

118

117
112

113

114

115

116

117

118

119

120

FINISH FLOOR ELEVATION
SECOND FLOOR    +129.5'

SILL 119.4', HEAD 123.8'

SILL 119.5', HEAD 123.8'

SILL 120.2',
HEAD 123.6'

SILL 129.6',
HEAD 133.6'

SILL 129.2', HEAD 133.8'
SILL 135.3' , HEAD 143.0'

SILL 123.3', HEAD 125.8'

SILL 130.7', HEAD 133.8'

SILL 138.9', HEAD 143.0'

SILL 131.5'
HEAD 137.5'

EXISTING +/-35' TALL TREE

EXISTING EVERGREEN
TREES +/- 18' TALL

SILL 132.2'
HEAD 135.8'

PRIMARY
BEDROOM

CLOSET

BEDROOM 2

STAIR

OFFICE

SILL 132.8',
HEAD 137.5'

BATH 5

SILL 132.2'
HEAD 137.5'

BEDROOM 3
BATH 2

SILL 131.5'
HEAD 137.5'

SILL 133.5',
HEAD 137.2'

SILL 132.2'
HEAD 137.2'

445 VIRGINIA

451 VIRGINIA
433 VIRGINIA

BEDROOM

DEN

KITCHEN

BEDROOM
ABOVE

DINING ROOM

BEDROOM ABOVE

GARAGE BELOW

BEDROOM ABOVE

BATHROOM ABOVE

16'-5"
BTW. WINDOWS

19'-7 7/16"
BTW. WINDOWS

13'-9"
BTW. WINDOWS

19'-5 9/16"
BTW. WINDOWS

14'-6 3/16"
BTW. WINDOWS

23'-0 1/2"
BTW. WINDOWS

SILL 133.5',
HEAD 137.2'

SILL 133.5',
HEAD 137.2'

SILL 132.2'
HEAD 137.2'

SILL 132.2'
HEAD 135.8'

OBSCURE
GLASS

OBSCURE
GLASS
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ADJACENC9
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WINDOW ADJACENCY - GROUND
3/16"=1'-0"

1
A1.2

N
TRUE

WINDOW ADJACENCY - UPPER
3/16"=1'-0"

2
A1.2

N
TRUE



47
'-6

 1
/2

"

CHIMNEY

CHIMNEY

SKYLIGHT

BUILDING LINE

52'-11"

43
'-5

 1
/2

"

51'-0 1/2"

EXISTING GROUND FLOOR PLAN
3/16"=1'-0'

2
A2.0

N
TRUEEXISTING ROOF PLAN

3/16"=1'-0'
3

A2.0

N
TRUE EXISTING BASEMENT PLAN

3/16"=1'-0'
1

A2.0

N
TRUE

PERIMETER LENGTH
OF EXTERIOR WALL TO
BE REMOVED  232'-8"

EXISTING ROOF TO BE
DEMOLISHED 100%

EXISTING GROUND FLOOR
TO BE DEMOLISHED 100%

2164.3 SQ. FT.

PERIMETER LENGTH
OF EXTERIOR WALL TO
BE REMOVED  97'-11"

EXISTING BASEMENT
FLOOR TO BE

DEMOLISHED 100%
535.3 SQ. FT.

EXISTING FLOOR PLANS INCLUDED FOR REFERENCE ONLY. ENTIRE EXISTING HOME TO BE DEMOLISHED.
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GROUND FLOOR PLAN
1/4"=1'-0'

1
A2.1

N
TRUE

DS INDICATES DOWNSPOUT LOCATION

14'-10"
15

'-0
"

29'-10"

44'-8"

2'-8"

14'-6" 9'-0" 21'-10"

48'-4"

20
'-4

"

19
'-7

"

55
'-0

"

10
'-2

"

3'
-6

"

4'
-6

"

3'-0"

LIVING ROOM
17'-0" X 20'-4"

ENTRY
7'-0" X 12'-10"

COVERED
PORCH

KITCHEN
21'-0" X 20'-2"

21
'-2

"

40
'-9

"

DINING ROOM
12'-0" X 18'-6"

ADU BED 4
13'-10" X 12'-0"

ADU BATH 4
6'-0" x 9'-8"

DEN
16'-0" X 18'-6"

FREEZR.

REFR.

OVENS

ELEVATOR

DN

UPDN

DR 3'-6" x 8'-6"

W
- 2

'-3
" x

 7
'-8

"

W
- 4

'-0
" x

 5
'-6

"

W
- 2

'-0
" x

 5
'-0

"

DSDS

W
- 2

'-3
" x

 7
'-0

"

W- 6'-6" x 7'-8"

W
- 2

'-3
" x

 5
'-6

"

W- 3'-2" x 5'-4"

W
- 2

'-0
" x

 3
'-8

"

W- 3'-2" x 5'-4"W- 3'-2" x 5'-4"

W
- 3

'-2
" x

 5
'-4

"

W
- 2

'-0
" x

 5
'-0

"

TABLE
3'-0" X 6'-0"

ISLAND
9'-6" X 4'-0"

9'
-0

"

PANTRY

1'-8"

W- 3'-2" x 5'-4" W- 3'-2" x 5'-4"

W
- 3

'-2
" x

 5
'-4

"

MEP

10
'-3

"

DS

W
- 3

'-4
" x

 4
'-8

"

DR 7'-10" x 9'-0" DR 7'-10" x 9'-0" DR 7'-10" x 9'-0"

W
- 6

'-0
" x

 5
'-0

"

DR 7'-10" x 9'-0"

W
- 4

'-0
" x

 6
'-0

"
W

- 4
'-0

" x
 6

'-0
"

W- 2'-0" x 7'-8"W- 2'-0" x 7'-8"

DS

DS

DS

DS

ARBOR ABOVE

ARBOR ABOVE

1'-0"

1'-8"

9'
-1

1 
1/

2"

4'
-0

"

ROOF
BELOW

ROOF
BELOW

3'
-6

"

1 HOUR FIRE SEPARATION AT
WALLS AND CEILING OF ADU.
1 HOUR FIRE RATED DOOR.

SEPARATE EXTERIOR
ENTRANCE FOR ADU

SHOWER
2'-10" X 6'-0"

UPPER FLOOR PLAN
1/4"=1'-0'

2
A2.1

N
TRUE

DS INDICATES DOWNSPOUT LOCATION

OFFICE
11'-0" X 13'-6"

PRIMARY BED
13'-6" X 17'-0"

PRIMARY
BATH

11'-0" X 11'-8"

PRIMARY CLOSET 1
9'-0" X 2'-6"

BATH 2
6'-0" X 9'-8"

BEDROOM 2
13'-10" X 14'-6"

BEDROOM 3
13'-8" X 13'-10"

BATH 3
6'-0" X 10'-6"

LAUNDRY
7'-7" X 13'-10"

BATH 5
9'-4" x 6'-0"

14'-6" 9'-0" 14'-6"

16
'-8

"

38'-0"

55
'-0

"

44'-8"

40
'-9

"

4'
-2

"

PRIMARY
CLOSET 2

11'-6" X 8'-0"

1'-0"

3'-0"

20
'-1

0"
19

'-2
"

15
'-0

"

HATCH INDICATES SLOPED
CEILING. 6'-6" TO 9'

MEP

ELEVATOR

4'-8"

24
'-1

"

14'-10" 29'-10"

7'-4"

W- 1'-6" x 2'-8"

W
- 2

'-0
" x

 3
'-8

"
W

- 2
'-0

" x
 3

'-8
"

W
- 2

'-0
" x

 3
'-8

"

W- 2'-0" x 3'-8" W- 2'-0" x 3'-8" W- 6'-6" x 6'-0"

W- 6'-6" x 6'-0"

W
- 3

'-4
" x

 4
'-8

"

W
- 2

'-3
" x

 6
'-0

"

W- 3'-2" x 3'-8"W- 3'-2" x 3'-8"W- 3'-2" x 3'-8"

W
- 2

'-0
" x

 5
'-0

"
W

- 2
'-0

" x
 5

'-0
"

W
- 3

'-2
" x

 3
'-8

"
W

- 3
'-2

" x
 3

'-8
"

W
- 2

'-3
" x

 6
'-0

"

W
- 2

'-3
" x

 6
'-0

"

W
- 6

'-0
" x

 3
'-8

"

W- 4'-8" x 5'-0"

W- 4'-0" x 6'-0" W- 2'-0" x 6'-0"W- 2'-0" x 6'-0"

DS
DS

DS

DS

DS

DS

DS

ARBOR BELOW

ARBOR BELOW

3'
-6

"

DN

10
'-3

"

4'
-0

"

W
- 3

'-2
" x

 5
'-4

"SHOWER
4'-8" X 3'-6"

SHOWER
2'-10" X 6'-0"

SHOWER
2'-10" X 6'-0"

SHOWER
2'-10" X 6'-0"

ROOF
BELOW

ROOF
BELOW

A
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GARAGE
3 CAR PARKING
28'-0" X 18'-10"

NON-HABITABLE
MECHANICAL/STORAGE

20'-10" x 5'-2"

MUD ROOM
8'-1" X 12'-11"

BENCH

BASEMENT FLOOR PLAN
1/4"=1'-0'

1
A2.2

OUTLINE OF GROUND
FLOOR ABOVE

30'-0"

IMPACTED SPACE 9'X18'
(7'-0" MIN. HIGH)
NO EQUIPMENT IN THIS AREA

STANDARD SPACE 8'-6"X18'
(7'-0" MIN. HIGH)
NO EQUIPMENT IN THIS AREA

IMPACTED SPACE 9'X18'
(7'-0" MIN. HIGH)
NO EQUIPMENT IN THIS AREA

DR 20' x 7'

N
TRUE

TRASH
ENCLOSURE
WITH GATE

UNDER
EXTERIOR

STAIR

4'-8"

16
'-6

"
9'

-8
"

4'
-1

1"

15'-0"

4'
-1

1"
20

'-6
"

COAT HOOKS, SHOE SHELVES, ETC.

ELEVATOR

ROOF ABOVE

3'
-6

"

UP

W
- 3

'-4
" x

 3
'-4

"

5'
-8

"

4'-4"20'-10"

ROOF PLAN
1/4"=1'-0'

2
A2.2

ROOF PITCH 5:12

ROOF BELOWROOF
BELOW

SOLAR PANELS ON THIS
SECTION OF ROOF

SKYLIGHT
22 X 38

(ROOF ACCESS)

5:12

5:12

3:12

3:12

5:125:12

5:12

ROOF PITCH 5:12

N
TRUE

SKYLIGHT, 22" x 28"
TYP. OF 4

ASPHALT ROOF SHINGLE
TYPICAL THROUGHOUT

4" HALF ROUND
GUTTER TYPICAL
AT ALL EAVES

6" EAVE
OVERHANG TYP.

3"
 R

A
K

E 
O

VE
R

H
A

N
G

 T
YP

IC
A

L

DS

DS

DS

DS

DSDS

DS INDICATES DOWNSPOUT LOCATION

DS

DS

5:125:12

ROOF
BELOW

3:12

DS

ARBOR BELOW

ARBOR BELOW

SKYLIGHT
22 X 38

ROOF
BELOW

3:12
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37'-11 1/2" 48'-4"

55
'-0

"

GROUND FLOOR AREA 1,690.1
UPPER FLOOR AREA 1,830.4
TOTAL LIVING MAIN HOUSE 3,520.5 SF

ADU GROUND FLOOR    408.1 SF

MAX. ALLOWED PER S.M. FAR 3,521.0 SF
ADU ALLOWED PER S.M.    800.0 SF

COVERED FRONT PORCH     30.5 SF

GARAGE (BASEMENT LEVEL)    591.0
OTHER (BASEMENT LEVEL)    436.6
TOTAL BASEMENT AREA        1,027.6 SF

55
'-0

"

20
'-6

"

UPPER FLOOR
AREA

1830.4 SQ. FT.

40
'-9

"

GARAGE
AREA

591.0 SQ. FT.

OTHER BASEMENT AREA
436.6 SQ. FT.

GROUND FLOOR PLAN
3/16"=1'-0'

2
A2.3

UPPER FLOOR PLAN
3/16"=1'-0'

3
A2.3

BASEMENT AREA PLAN
3/16"=1'-0'

1
A2.3

ELEVATOR
AREA

INCLUDED
THIS LEVEL

ADU

ELEVATOR

OUTLINE OF GROUND FLOOR ABOVE

DN

DN

UP

ROOF
BELOW

ROOF
BELOW

40
'-9

"

GROUND
FLOOR AREA
1690.1 SQ. FT.

ELEVATOR
N.I.C.

STAIR
N.I.C.

30'-0"

N
TRUE

N
TRUE

COVERED
PORCH

30.5 SQ. FT.

ADU FLOOR AREA
408.1 SQ. FT.

3,928.6 SF
COMBINED

4,321.0 SF
COMBINED

LIVING ROOM
383.7 SQ. FT.

ENTRY
145.9 SQ. FT.

KITCHEN
462.1 SQ. FT.

DEN/DINING
563.0 SQ. FT.

GROUND FLOOR AREA DETAIL

LIVING ROOM 383.7 SF

KITCHEN 462.1 SF

ENTRY 145.9 SF

STAIR 135.3 SF

DEN/DINING 563.0 SF

ADU 408.1 SF

TOTAL GROUND FLOOR AREA      2098.2 SF

STAIR
135.3 SQ. FT.

SECOND FLOOR AREA DETAIL

PRIMARY SUITE 571.3SF

OFFICE SUITE 279.2 SF

BEDROOM 2 SUITE 359.7 SF

BEDROOM 3 SUITE 328.8 SF

LAUNDRY/HALL 291.4 SF

TOTAL SECOND FLOOR AREA        1830.4 SF

PRIMARY SUITE
571.3 SF

OFFICE SUITE
279.2 SQ. FT.

BEDROOM 3 SUITE
328.8 SQ. FT.

BEDROOM 2 SUITE
359.7 SQ. FT.

HALL/LAUNDRY
291.4 SQ. FT.
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EXISTING ELEVATIONS SHOWN FOR REFERENCE ONLY.
FOR DEMOLITION

EXISTING NORTH ELEVATION
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EXISTING EAST ELEVATION
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EXISTING WEST ELEVATION
FOR DEMOLITION
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DAYLIGHT PLANE.
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ELEVATION - NORTH
1/4"=1'-0"

1
A3.1

ELEVATION - SOUTH
1/4"=1'-0"

2
A3.1

ELEVATION NOTES:

ROOF COMPOSITION ASPHALT SHINGLES
CERTAINTEED, LANDMARK SOLARIS
COLOR: BURNT SIENNA
(CLASS A, COOL ROOF)

SIDING STUCCO
SMOOTH FINISH, PAINTED
COLOR: BENJAMIN MOORE, SWISS COFFEE

WINDOWS MARVIN SIGNATURE ULTIMATE WOOD
ALUMINUM CLAD
EXTERIOR COLOR: BRONZE

FASCIA STAINED WOOD (GUTTER AT EAVES)
COLOR: BENJAMIN MOORE ARBORCOAT
MIDSUMMER NIGHTS DREAM

WOOD ARBOR
STAINED WOOD
COLOR: BENJAMIN MOORE ARBORCOAT
MIDSUMMER NIGHTS DREAM

CUSTOM WOOD ENTRY DOOR
SOLID MAHOGANY WOOD WITH CLEAR GLASS
VISION PANEL

CUSTOM METAL RAILINGS AT LANDSCAPE STEPS
COLOR, BENJAMIN MOORE WROUGHT IRON

CARRIAGE STYLE CUSTOM GARAGE DOOR
(SECTIONAL OVERHEAD OPERATION)
CARRIAGE DOORS.
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T.O. PLATE (OFFICE)
+136.15'

EXISTING GRADE
ALONG EAST

PROPERTY LINE

GABLE END IN
 DAYLIGHT PLANE 6'-8 1/2"
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(E) GRADE @ PLATE
+115.8'

COMPOSITE ASPHALT
SHINGLE TYPICAL.

STUCCO SMOOTH FINISH TYPICAL.
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17
'-1

0 
13

/1
6"

 T
.O

. P
LA

TE

22
'-2

 3
/8

" P
LA

TE
 H

EI
G

H
T

10
'-0

"
11

'-0
"

9'
-0

"
7'

-9
"

GARAGE LEVEL 
+108.5'

FIRST FLOOR
+118.5'

SECOND FLOOR
+129.5'

T.O. PLATE
+138.5'

MAX. ROOF HT.
+146.25'

25
'-2

"

5
12

EXISTING GRADE
ELEVATION ALONG
WEST PROPERTY LINE

OBSCURE GLASS ON WINDOWS
WITH AN ASTERICK.

(E) GRADE @ RIDGE
+121.0'

(E) GRADE @ PLATE
+116.3'

(E) GRADE @ PLATE
+120.8'

*

* *

*

*

A

1

I   S   S   U   E       H   I   S   T   O   R   Y

B

C

D

E

F

G

H

J

K

L

2345678910111213141516

44
5�
6
I2
G
IN
IA
�A
6
E
N
5
E

3A
N
�-

A
4E
/
��C

A
LI
F/

2
N
IA

C   U   R   R   E   N   T      I   S   S   U   E

17
84

 R
ev

er
e 

A
ve

.  
I  

SF
, C

A
 9

41
24

  I
  4

15
.3

36
.2

76
7 

 I
sl

s-
ar

ch
ite

ct
.c

o
m

S
H

E
R

R
Y

  L
  S

C
O

T
T

A
  R

  C
  H

  I
  T

  E
  C

  T

A3.2
08.01.2022

ELE6A4I/N3

01 08.01.22 PLANNING

ELEVATION - EAST
1/4"=1'-0"

1
A3.2

ELEVATION - WEST
1/4"=1'-0"

2
A3.2

ELEVATION NOTES:

ROOF COMPOSITION ASPHALT SHINGLES
CERTAINTEED, LANDMARK SOLARIS
COLOR: BURNT SIENNA
(CLASS A, COOL ROOF)

SIDING STUCCO
SMOOTH FINISH, PAINTED
COLOR: BENJAMIN MOORE, SWISS COFFEE

WINDOWS MARVIN SIGNATURE ULTIMATE WOOD
ALUMINUM CLAD
EXTERIOR COLOR: BRONZE

FASCIA STAINED WOOD (GUTTER AT EAVES)
COLOR: BENJAMIN MOORE ARBORCOAT
MIDSUMMER NIGHTS DREAM

WOOD ARBOR
STAINED WOOD
COLOR: BENJAMIN MOORE ARBORCOAT
MIDSUMMER NIGHTS DREAM

CUSTOM WOOD ENTRY DOOR
SOLID MAHOGANY WOOD WITH CLEAR GLASS
VISION PANEL

CUSTOM METAL RAILINGS AT LANDSCAPE STEPS
COLOR, BENJAMIN MOORE WROUGHT IRON

CARRIAGE STYLE CUSTOM GARAGE DOOR
(SECTIONAL OVERHEAD OPERATION)
CARRIAGE DOORS.
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SECTION A - NORTH 1
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SECTION B - NORTH 2
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STREETVIEW - EXISTING
1/8"=1'-0"

1
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STREETVIEW - PROPOSED
1/8"=1'-0"

2
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451 VIRGINIA AVENUE (NEIGHBOR TO THE WEST) 2 STORIES OVER GARAGE445 - 451 VIRGINIA AVENUE

433, 445 AND 451 VIRGINIA AVENUE. EXISTING NEIGHBORS ARE TWO STORIES TALL

445 VIRGINIA TO BE
DEMOLISHED FOR

NEW HOME

433 VIRGINIA. TWO
STORIES EXISTING

451 VIRGINA AVENUE. TWO
STORIES OVER GARAGE
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STUCCO PAINT FINISH BY BENJAMIN MOORE - COLOR: SWISS COFFEE OC-45

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

COMPOSITION ROOF SHINGLES BY CERTAINTEED. LANDMARK SOLARIS - COLOR: BURNT SIENNA

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

EXTERIOR STAIR RAILINGS. COLOR: WROUGHT IRON BY BENJAMIN MOOREARBOR AT SOUTH FACADE. REFER TO ELEVATION DRAWINGS.

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

CUSTOM GARAGE DOORS. SEE ELEVATIONS

COLORED, SCORED CONCRETE DRIVEWAY. COLOR COACHELLA SAND. (TBD)
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