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NEW RESIDENCE AT
634 PALOMAR DRIVE

REDWOOD CITY, CA 94062

CB.1 COLOR/MATERIAL BOARD
E2.0 EXTERIOR LIGHTING

1 TOPOGRAPHIC SURVEY
BMP BEST MANAGEMENT PRACTICES
C-1.0 TITLE SHEET
C-2.0 GRADING & DRAINAGE PLAN
C-3.0 UTILITY PLAN
C-4.0 DETAILS
C-4.1 DETAILS
C-5.0 GRADING SPECIFICATIONS
ER-1 EROSION CONTROL
ER-2 EROSION CONTROL DETAILS

SS-1 SEPTIC CONSTRUCTION PLAN
SS-2 SEPTIC DETAILS
SS-3 SEPTIC DETAILS
SS-4 SEPTIC DETAILS
SS-5 SEPTIC DETAILS

L-1 LANDSCAPE PLAN
L-2 HYDROZONE PLAN
L-3 LANDSCAPE PLANTING MATERIAL
Total Sheets: 43

IN.1 (P) ELEVATIONS- 1ST FLR - PANTRY
IN.2 (P) ELEVATIONS- 1ST FLR -MUD ROOM
IN.3 (P) ELEVATIONS- 2ND FLR- BATH 1, 2, 3

T0.1 TITLE SHEET
T0.2 EXHIBITS
T1.2 (P) FLOOR AREA DIAGRAMS
T1.3 (P) LOT COVERAGE CALCULATIONS
T2.1 ARBORIST REPORT
T2.2 ARBORIST REPORT

A1.1 (E) SITE PLAN / TREE PROTECTION
MEASURES

A1.2 (P) SITE PLAN
A2.1 (P) BASE FLOOR PLAN
A2.2 (P) 1ST FLOOR PLAN
A2.3 (P) 2ND FLOOR PLAN
A4.1 (P) ROOF PLAN
A5.1 (P) A-A SECTION
A5.2 (P) B-B SECTION
A5.3 (P) C-C SECTION
A6.1 (P) NORTH ELEVATIONS
A6.2 (P) EAST ELEVATIONS
A6.3 (P) SOUTH ELEVATION
A6.4 (P) WEST ELEVATION
A10.1 SPECIFICATION SHEET

ZONING SUMMARY

ZONE: R-1,S-91 COMBINING DISTICT, DR - PALOMAR PARK

APN: 051-022-380

FLOOD ZONE: X

PUBLIC R.O.W.: NA

CONFORMITY: VACANT LOT

LOT DIMENSIONS: +/- 18,122 SF (VERIFY SURVEY)

SCOPE OF WORK: NEW RESIDENCE ON A VACANT LOT
BASEMENT + TWO-STORIES AND OUTDOOR SWIMMING POOL

LOT AREA SUMMARY

DESCRIPTION EXISTING PROPOSED ALLOWED

FLOOR AREA RATIO NA 4863.00 SF 5036.73 SF

LOT COVERAGE NA 2958.00 SF 5436.6 SF

LANDSCAPE AREA NA ####SF ####SF

FAR BREAKDOWN EXISTING PROPOSED ALLOWED

BASEMENT N/A 1023.00 SF

FIRST FLOOR N/A 2500.00 SF

SECOND FLOOR N/A 1340.00 SF

TOTAL N/A 4863.00 SF 5036.73 SF

HEIGHT

DESCRIPTION EXISTING PROPOSED ALLOWED

HEIGHT NA 27'-2" 28'-0"

DAYLIGHT PLANE NA 20'-0" 45d 20'-0" 45d

SETBACK LINES

DESCRIPTION EXISTING PROPOSED ALLOWED

FRONT NA 61'-10" 20'-0"

REAR NA 50'-1" 20'-0"

LEFT SIDE NA 15'-8" 10'-0"

RIGHT SIDE NA 10'-0" 10'-0"

PARKING SUMMARY

DESCRIPTION EXISTING PROPOSED REQUIRED 

ENCLOSED PARKING NA 2 2

OPEN PARKING OR CARPORT NA 1 1

EV CHARING STATIONS NA 2 NA

DRIVEWAY

DESCRIPTION EXISTING PROPOSED ALLOWED 

NUMBER OF CURB CUTS NA NA

CURB CUT WIDTH NA NA

DRIVEWAY WIDTH NA 16'-0"

DRIVEWAY LENGTH NA 10'-0"

OWNERS 
634 PALOMAR DRIVE
REDWOOD CITY, CA 94062
CONTACT: ANUSHA THALAPANENI

DAVID JACKSON

PROJECT MANAGER
M DESIGNS ARCHITECTS
4131 W. EL CAMINO REAL, STE 200
PALO ALTO, CA 94306
CONTACT: MAURITS A.V. DE GANS
PHONE: 650.565.9036 x. 109
CELL: 650.946.6490
EMAIL: maurits@mdesignsarchitects.com

ARCHITECT
M DESIGNS ARCHITECTS
4131 W. EL CAMINO REAL, STE 200
PALO ALTO, CA 94306
CONTACT: ALPHEUS W. JESSUP
PHONE: 650.565.9036
FAX: 949.625.7869
EMAIL: ajw@mdesignsarchitects.com

SURVEYOR
GIULIANI & KULL, INC.
4880 STEVENS CREEK BLVD, STE 205
SAN JOSE, CA 95129
CONTACT: MARK HELTON
PHONE: 408.615.4000
EMAIL: mhelton@gkengineers.com

CIVIL ENGINEER
LEA & BRAZE ENGINEERING, INC.
1723 HAMILTON AVENUE, STE 101
SAN JOSE, CA 95125
CONTACT: PETE CARLINO
PHONE: 510.887.4086 x.117
EMAIL: pcarlino@leabraze.com

LANDSCAPE  
CONTACT: YANIV SHMELZER
PHONE: 408.702.5141
EMAIL: yaniv@visiontocompletion.com

GENERAL CONTRACTOR
CONTACT: TBD
PHONE:
EMAIL:

GEOTECHNICAL SERVICE
GEOSPHERE CONSULTANTS, INC.
CONTACT: JOEL BALDWIN
PHONE: 650.557.0262
EMAIL: earthinvestigations@comcast.net

ARBORIST
TREE MANAGEMENT EXPERTS
3109 SACRAMENTO STREET
SAN FRANCISCO, CA 94115
CONTACT: ROY C. LEGGITT, III
PHONE: 415.921.3610
EMAIL: RCL3@mindspring.com

APPLICABLE CODES
2019 CALIFORNIA BUILDING CODE
2019 CALIFORNIA GREEN BUILDING STANDARDS CODE
2019 CALIFORNIA ELECTRICAL CODE
2019 CALIFORNIA MECHANICAL CODE
2019 CALIFORNIA PLUMBING CODE
2019 CALIFORNIA FIRE CODE
2019 CALIFORNIA ENERGY CODE
2019 CALIFORNIA RESIDENTIAL CODE
REDWOOD CITY MUNICIPAL CODE

CODE SUMMARY
OCCUPANCY: R3/U
OCCUPANT LOAD: 200 GROSS
TYPE OF CONSTRUCTION: V-B
FIRE SUPPRESSION: SPRINKLED
OCCUPANCY SEPARATION: 1-HOUR
HEIGHT MAXIMUM: 28'-0"
ALLOWABLE FLOOR AREA RATIO: 5,036.73 SF
ALLOWABLE COVERAGE: 5,436.73 SF

DEFFERED SUBMITTALS
• POOL
• PRE-MANUFACTURED GUARDRAILS & HANDRAILS
• PRE-MANUFACTURED STAIRWAY
• POTABLE WATER
• GAS LINE DIAGRAM
• LANDSCAPING
• FIRE SUPPRESSION SYSTEM

• THE BUILDING SHALL BE PROTECTED BY AN AUTOMATIC FIRE SPRINKLER SYSTEM.
• FIRE ALARM SYSTEM

N

N

N

PROJECT SITE

N

N

FAR - BASEMENT DIAGRAM (SEE A1.2)

FAR - 1ST FLOOR DIAGRAM (SEE A1.2)

FAR - 2ND FLOOR DIAGRAM (SEE A1.2)

LOT COVERAGE DIAGRAM (SEE A1.3)

N

Description Date
REVISION 1 12/18/2020
REVISION 3 06/01/2021
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0' 4' 8' 16' 32' 0' 4' 8' 16' 32'

0' 4' 8' 16' 32'

(P) FLOOR AREA RATIO

NO. WIDTH LENGTH AREA

BASEMENT (COUNTED)
B1 26' - 0" 25' - 7" 666 SF
B2 9' - 4" 4' - 6" 42 SF
B3 27' - 0" 5' - 6" 148 SF
B4 11' - 0" 4' - 0" 44 SF

900 SF
GARAGE (COUNTED)
G1 14' - 1" 4' - 6" 64 SF
G2 21' - 6" 4' - 9" 102 SF

166 SF
BASE FLR 1066 SF

1ST FLOOR
FF1 59' - 0" 19' - 0" 1121 SF
FF2 36' - 0" 15' - 0" 540 SF
FF4 15' - 0" 14' - 7" 218 SF
S2 25' - 9" 3' - 8" 95 SF

1974 SF
COVERED TERRACE
T4 35' - 0" 9' - 0" 315 SF

315 SF
DECK
D1 54' - 0" 6' - 0" 324 SF

324 SF
1ST FLR 2613 SF

2ND FLOOR
SF1 39' - 4" 12' - 2" 479 SF
SF2 51' - 0" 16' - 6" 840 SF
SF3 8' - 8" 2' - 6" 22 SF

1340 SF
2ND FLR 1340 SF
TOTAL 5019 SF

(P) FLOOR AREA RATIO (NOT COUNTED)

NO. WIDTH LENGTH AREA

GARAGE (NOT COUNTED)
N1 21' - 6" 18' - 8" 400 SF

400 SF
STAIRWAY (NOT COUNTED)
S1 12' - 0" 3' - 6" 42 SF

42 SF
BASE FLR 442 SF

STAIRWAY (NOT COUNTED)
S2 9' - 8" 8' - 8" 84 SF

84 SF
2ND FLR 84 SF
TOTAL 526 SF

ALLOWED 5036.73 SF

Description Date
REVISION 1 12/18/2020
REVISION 3 06/01/2021
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(P) LOT COVERAGE CALCULATIONS
0' 4' 8' 16' 32'

(P) LOT COVERAGE CALCULATIONS

NO. AREA PERCENTAGE

DECK
D1 428 SF 2.36%

428 SF 2.36%
FIRST FLOOR
FF1 2097 SF 11.57%

2097 SF 11.57%
PROJECTION
P2 3 SF 0.01%
P3 295 SF 1.63%

297 SF 1.64%
SECOND FLOOR ABOVE
SF1 567 SF 3.13%

567 SF 3.13%
TOTAL 3388 SF 18.70%
ALLOWED 5436.6 SF 30.00%        

N

Description Date
REVISION 1 12/18/2020
REVISION 2 04/19/2021
REVISION 3 06/01/2021
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(E) SITE PLAN / TREE PROTECTION MEASURES
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REVISION 1 12/18/2020
REVISION 3 06/01/2021

1

1

1

NOTES: 

1. DEAD END EMERGENCY ACCESS EXCEEDING 150 FEET SHALL BE PROVIDED WITH WIDTH 
AND TURNAROUND PROVISIONS MEETING CALIFORNIA FIRE CODE APPENDIX D.

2. FIRE APPARATUS ACCESS ROADS TO BE AN APPROVED ALL WEATHER SURFACE. GRADES 
15% OR GREATER TO BE SURFACED W/ ASPHALT, OR BRUSHED CONCRETE. GRADES 15 % 
OR GREATER SHALL BE LIMITED TO 150 FT. IN LENGTH WITH A MINIMUM OF 500 FT. 
BETWEEN THE NEXT SECTION. FOR ROADS APPROVED LESS THAN 20 FT., 20 FT. WIDE 
TURNOUTS SHALL BE ON EACH SIDE OF 15% OR GREATER SECTION. NO GRADES OVER 
20%. (PLAN AND PROFILE REQUIRED) CFC 503.

3. A KNOX PADLOCK OR KEY SWITCH WILL BE REQUIRED IF THERE IS LIMITED ACCESS TO 
PROPERTY PER CFC 506.1.

4. GATES SHALL BE A MINIMUM OF 2 FEET WIDER THAN THE ACCESS ROAD/DRIVEWAY THEY 
SERVE. OVERHEAD GATE STRUCTURES SHALL HAVE A MINIMUM OF 15 FEET OF VERTICAL 
CLEARANCE. LOCKED GATES SHALL BE PROVIDED WITH A KNOX BOX OR KNOX PADLOCK. 
ELECTRIC GATES SHALL HAVE A KNOX KEY SWITCH. ELECTRIC GATES SHALL 
AUTOMATICALLY OPEN DURING POWER FAILURES PER CFC 503.6, 506

5. DUE TO THE SIZE OF THE STRUCTURE (OVER 3600 SQUARE FEET), AS PER 2019 CFC, 
APPENDIX B AND C, AN APPROVED FIRE HYDRANT (CLOW 960) SHALL BE LOCATED WITHIN 
500 FEET OF THE PROPOSED SINGLE-FAMILY DWELLING UNIT MEASURED BY WAY OF 
DRIVABLE ACCESS WITH A MINIMUM FIRE FLOW OF 875 PER MINUTE AT 20 POUNDS PER 
SQUARE INCH. CONTACT THE LOCAL PURVEYOR FOR WATER FLOW DETAILS.

1

1
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Description Date
REVISION 1 12/18/2020
REVISION 3 06/01/2021

NOTES:

1. SMOKE ALARM SHALL BE HARD WIRED PER THE CALIFORNIA BUILDING CODE, AND STATE 
FIRE MARSHAL REGULATIONS. THE APPLICANT IS REQUIRED TO INSTALL STATE FIRE 
MARSHAL APPROVED AND LISTED SMOKE DETECTORS WHICH ARE HARD WIRED, 
INTERCONNECTED, AND HAVE BATTERY BACKUP. THESE DETECTORS ARE REQUIRED TO 
BE PLACED IN EACH NEW AND RECONDITION SLEEPING ROOM AND AT A POINT 
CENTRALLY LOCATED IN THE CORRIDOR OR AREA GIVING ACCESS TO EACH SEPARATE 
SLEEPING AREA. IN EXISTING SLEEPING ROOMS, AREAS MAY HAVE BATTERY POWERED 
SMOKE ALARMS. A MINIMUM OF ONE DETECTOR SHALL BE PLACED ON EACH FLOOR. 
SMOKE DETECTORS SHALL BE TESTED AND APPROVED PRIOR TO THE BUILDING FINAL. 
DATE OF INSTALLATION MUST BE ADDED TO EXTERIOR OF THE SMOKE ALARM AND WILL 
BE CHECKED AT FINAL.

2. SMOKE ALARMS TO BE INSTALLED PER MANUFACTURES INSTRUCTION AND NFPA 72

3. ESCAPE OR RESCUE WINDOWS SHALL HAVE A MINIMUM NET CLEAR OPENABLE AREA OF 
5.7 SQUARE FEET, 5.0 SQ. FT. ALLOWED AT GRADE. THE MINIMUM ET CLEAR OPENABLE 
HEIGHT DIMENSION SHALL BE 24 INCHES. THE NET CLEAR OPENABLE WIDTH DIMENSION 
SHALL BE 20 INCHES. FINISHED SILL HEIGHT SHALL BE NOT MORE THAN 44 INCHES ABOVE 
THE FINISHED FLOOR. (CFC 2019 SECTION 1030.2).

4. NEW RESIDENTIAL BUILDINGS SHALL HAVE INTERNALLY ILLUMINATED ADDRESS NUMBERS 
CONTRASTING WITH THE BACKGROUND SO AS TO BE SEEN FROM THE PUBLIC WAY 
FRONTING THE BUILDING. THE LETTERS/NUMERALS FOR PERMANENT ADDRESS SIGNS 
SHALL BE 4 INCHES IN HEIGHT WITH A MINIMUM 1/2-INCH STROKE. RESIDENTIAL ADDRESS 
NUMBERS SHALL BE AT LEAST SIX FEET ABOVE THE FINISHED SURFACE OF THE 
DRIVEWAY. WHERE BUILDINGS ARE LOCATED REMOTELY TO THE PUBLIC ROADWAY, 
ADDITIONAL SIGNAGE AT THE DRIVEWAY/ROADWAY ENTRANCE LEADING TO THE 
BUILDING AND/OR ON EACH INDIVIDUAL BUILDING SHALL BE REQUIRED. THIS REMOTE 
SIGNAGE SHALL CONSIST OF A 6 INCH BY 18 INCH GREEN REFLECTIVE METAL SIGN WITH 3 
INCH REFLECTIVE NUMBERS/ LETTERS SIMILAR TO HY-KO 911 OR EQUIVALENT. 
(TEMPORARY ADDRESS NUMBERS SHALL BE POSTED PRIOR TO COMBUSTIBLES BEING 
PLACED ON SITE).

5. (FIRE SPRINKLER PLANS WILL REQUIRE A SEPARATE PERMIT). THE APPLICANT IS 
REQUIRED TO INSTALL AN AUTOMATIC FIRE SPRINKLER SYSTEM THROUGHOUT THE 
PROPOSED OR IMPROVED DWELLING AND GARAGE. ALL ATTIC ACCESS LOCATIONS WILL 
BE PROVIDED WITH A PILOT HEAD ON A METAL UPRIGHT. SPRINKLER COVERAGE SHALL 
BE PROVIDED THROUGHOUT THE RESIDENCE TO INCLUDE ALL BATHROOMS, GARAGES, 
AND ANY AREA USED FOR STORAGE. THE ONLY EXCEPTION IS SMALL LINEN CLOSETS 
LESS THAN 24 SQUARE FEET WITH FULL DEPTH SHELVING. THE PLANS FOR THIS SYSTEM 
MUST BE SUBMITTED TO THE SAN MATEO COUNTY PLANNING AND BUILDING 
DEPARTMENT. A BUILDING PERMIT WILL NOT BE ISSUED UNTIL PLANS ARE RECEIVED, 
REVIEWED AND APPROVED. UPON SUBMISSION OF PLANS, THE COUNTY WILL FORWARD A 
COMPLETE SET TO THE COASTSIDE FIRE DISTRICT FOR REVIEW.

6. AN EXTERIOR BELL IS REQUIRED TO BE WIRED INTO THE REQUIRED FLOW SWITCH ON 
YOUR FIRE SPRINKLER SYSTEM

1

1
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Description Date
REVISION 1 12/18/2020
REVISION 3 06/01/2021

NOTES:

1. SMOKE ALARM SHALL BE HARD WIRED PER THE CALIFORNIA BUILDING CODE, AND STATE 
FIRE MARSHAL REGULATIONS. THE APPLICANT IS REQUIRED TO INSTALL STATE FIRE 
MARSHAL APPROVED AND LISTED SMOKE DETECTORS WHICH ARE HARD WIRED, 
INTERCONNECTED, AND HAVE BATTERY BACKUP. THESE DETECTORS ARE REQUIRED TO 
BE PLACED IN EACH NEW AND RECONDITION SLEEPING ROOM AND AT A POINT 
CENTRALLY LOCATED IN THE CORRIDOR OR AREA GIVING ACCESS TO EACH SEPARATE 
SLEEPING AREA. IN EXISTING SLEEPING ROOMS, AREAS MAY HAVE BATTERY POWERED 
SMOKE ALARMS. A MINIMUM OF ONE DETECTOR SHALL BE PLACED ON EACH FLOOR. 
SMOKE DETECTORS SHALL BE TESTED AND APPROVED PRIOR TO THE BUILDING FINAL. 
DATE OF INSTALLATION MUST BE ADDED TO EXTERIOR OF THE SMOKE ALARM AND WILL 
BE CHECKED AT FINAL.

2. SMOKE ALARMS TO BE INSTALLED PER MANUFACTURES INSTRUCTION AND NFPA 72

3. ESCAPE OR RESCUE WINDOWS SHALL HAVE A MINIMUM NET CLEAR OPENABLE AREA OF 
5.7 SQUARE FEET, 5.0 SQ. FT. ALLOWED AT GRADE. THE MINIMUM ET CLEAR OPENABLE 
HEIGHT DIMENSION SHALL BE 24 INCHES. THE NET CLEAR OPENABLE WIDTH DIMENSION 
SHALL BE 20 INCHES. FINISHED SILL HEIGHT SHALL BE NOT MORE THAN 44 INCHES ABOVE 
THE FINISHED FLOOR. (CFC 2019 SECTION 1030.2).

4. NEW RESIDENTIAL BUILDINGS SHALL HAVE INTERNALLY ILLUMINATED ADDRESS NUMBERS 
CONTRASTING WITH THE BACKGROUND SO AS TO BE SEEN FROM THE PUBLIC WAY 
FRONTING THE BUILDING. THE LETTERS/NUMERALS FOR PERMANENT ADDRESS SIGNS 
SHALL BE 4 INCHES IN HEIGHT WITH A MINIMUM 1/2-INCH STROKE. RESIDENTIAL ADDRESS 
NUMBERS SHALL BE AT LEAST SIX FEET ABOVE THE FINISHED SURFACE OF THE 
DRIVEWAY. WHERE BUILDINGS ARE LOCATED REMOTELY TO THE PUBLIC ROADWAY, 
ADDITIONAL SIGNAGE AT THE DRIVEWAY/ROADWAY ENTRANCE LEADING TO THE 
BUILDING AND/OR ON EACH INDIVIDUAL BUILDING SHALL BE REQUIRED. THIS REMOTE 
SIGNAGE SHALL CONSIST OF A 6 INCH BY 18 INCH GREEN REFLECTIVE METAL SIGN WITH 3 
INCH REFLECTIVE NUMBERS/ LETTERS SIMILAR TO HY-KO 911 OR EQUIVALENT. 
(TEMPORARY ADDRESS NUMBERS SHALL BE POSTED PRIOR TO COMBUSTIBLES BEING 
PLACED ON SITE).

5. (FIRE SPRINKLER PLANS WILL REQUIRE A SEPARATE PERMIT). THE APPLICANT IS 
REQUIRED TO INSTALL AN AUTOMATIC FIRE SPRINKLER SYSTEM THROUGHOUT THE 
PROPOSED OR IMPROVED DWELLING AND GARAGE. ALL ATTIC ACCESS LOCATIONS WILL 
BE PROVIDED WITH A PILOT HEAD ON A METAL UPRIGHT. SPRINKLER COVERAGE SHALL 
BE PROVIDED THROUGHOUT THE RESIDENCE TO INCLUDE ALL BATHROOMS, GARAGES, 
AND ANY AREA USED FOR STORAGE. THE ONLY EXCEPTION IS SMALL LINEN CLOSETS 
LESS THAN 24 SQUARE FEET WITH FULL DEPTH SHELVING. THE PLANS FOR THIS SYSTEM 
MUST BE SUBMITTED TO THE SAN MATEO COUNTY PLANNING AND BUILDING 
DEPARTMENT. A BUILDING PERMIT WILL NOT BE ISSUED UNTIL PLANS ARE RECEIVED, 
REVIEWED AND APPROVED. UPON SUBMISSION OF PLANS, THE COUNTY WILL FORWARD A 
COMPLETE SET TO THE COASTSIDE FIRE DISTRICT FOR REVIEW.

6. AN EXTERIOR BELL IS REQUIRED TO BE WIRED INTO THE REQUIRED FLOW SWITCH ON 
YOUR FIRE SPRINKLER SYSTEM
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NOTES:

1. SMOKE ALARM SHALL BE HARD WIRED PER THE CALIFORNIA BUILDING CODE, AND STATE 
FIRE MARSHAL REGULATIONS. THE APPLICANT IS REQUIRED TO INSTALL STATE FIRE 
MARSHAL APPROVED AND LISTED SMOKE DETECTORS WHICH ARE HARD WIRED, 
INTERCONNECTED, AND HAVE BATTERY BACKUP. THESE DETECTORS ARE REQUIRED TO 
BE PLACED IN EACH NEW AND RECONDITION SLEEPING ROOM AND AT A POINT 
CENTRALLY LOCATED IN THE CORRIDOR OR AREA GIVING ACCESS TO EACH SEPARATE 
SLEEPING AREA. IN EXISTING SLEEPING ROOMS, AREAS MAY HAVE BATTERY POWERED 
SMOKE ALARMS. A MINIMUM OF ONE DETECTOR SHALL BE PLACED ON EACH FLOOR. 
SMOKE DETECTORS SHALL BE TESTED AND APPROVED PRIOR TO THE BUILDING FINAL. 
DATE OF INSTALLATION MUST BE ADDED TO EXTERIOR OF THE SMOKE ALARM AND WILL 
BE CHECKED AT FINAL.

2. SMOKE ALARMS TO BE INSTALLED PER MANUFACTURES INSTRUCTION AND NFPA 72

3. ESCAPE OR RESCUE WINDOWS SHALL HAVE A MINIMUM NET CLEAR OPENABLE AREA OF 
5.7 SQUARE FEET, 5.0 SQ. FT. ALLOWED AT GRADE. THE MINIMUM ET CLEAR OPENABLE 
HEIGHT DIMENSION SHALL BE 24 INCHES. THE NET CLEAR OPENABLE WIDTH DIMENSION 
SHALL BE 20 INCHES. FINISHED SILL HEIGHT SHALL BE NOT MORE THAN 44 INCHES ABOVE 
THE FINISHED FLOOR. (CFC 2019 SECTION 1030.2).

4. NEW RESIDENTIAL BUILDINGS SHALL HAVE INTERNALLY ILLUMINATED ADDRESS NUMBERS 
CONTRASTING WITH THE BACKGROUND SO AS TO BE SEEN FROM THE PUBLIC WAY 
FRONTING THE BUILDING. THE LETTERS/NUMERALS FOR PERMANENT ADDRESS SIGNS 
SHALL BE 4 INCHES IN HEIGHT WITH A MINIMUM 1/2-INCH STROKE. RESIDENTIAL ADDRESS 
NUMBERS SHALL BE AT LEAST SIX FEET ABOVE THE FINISHED SURFACE OF THE 
DRIVEWAY. WHERE BUILDINGS ARE LOCATED REMOTELY TO THE PUBLIC ROADWAY, 
ADDITIONAL SIGNAGE AT THE DRIVEWAY/ROADWAY ENTRANCE LEADING TO THE 
BUILDING AND/OR ON EACH INDIVIDUAL BUILDING SHALL BE REQUIRED. THIS REMOTE 
SIGNAGE SHALL CONSIST OF A 6 INCH BY 18 INCH GREEN REFLECTIVE METAL SIGN WITH 3 
INCH REFLECTIVE NUMBERS/ LETTERS SIMILAR TO HY-KO 911 OR EQUIVALENT. 
(TEMPORARY ADDRESS NUMBERS SHALL BE POSTED PRIOR TO COMBUSTIBLES BEING 
PLACED ON SITE).

5. (FIRE SPRINKLER PLANS WILL REQUIRE A SEPARATE PERMIT). THE APPLICANT IS 
REQUIRED TO INSTALL AN AUTOMATIC FIRE SPRINKLER SYSTEM THROUGHOUT THE 
PROPOSED OR IMPROVED DWELLING AND GARAGE. ALL ATTIC ACCESS LOCATIONS WILL 
BE PROVIDED WITH A PILOT HEAD ON A METAL UPRIGHT. SPRINKLER COVERAGE SHALL 
BE PROVIDED THROUGHOUT THE RESIDENCE TO INCLUDE ALL BATHROOMS, GARAGES, 
AND ANY AREA USED FOR STORAGE. THE ONLY EXCEPTION IS SMALL LINEN CLOSETS 
LESS THAN 24 SQUARE FEET WITH FULL DEPTH SHELVING. THE PLANS FOR THIS SYSTEM 
MUST BE SUBMITTED TO THE SAN MATEO COUNTY PLANNING AND BUILDING 
DEPARTMENT. A BUILDING PERMIT WILL NOT BE ISSUED UNTIL PLANS ARE RECEIVED, 
REVIEWED AND APPROVED. UPON SUBMISSION OF PLANS, THE COUNTY WILL FORWARD A 
COMPLETE SET TO THE COASTSIDE FIRE DISTRICT FOR REVIEW.

6. AN EXTERIOR BELL IS REQUIRED TO BE WIRED INTO THE REQUIRED FLOW SWITCH ON 
YOUR FIRE SPRINKLER SYSTEM

1
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NOTE:
FOR CONSTRUCTION STAKING
SCHEDULING OR QUOTATIONS
PLEASE CONTACT ALEX ABAYA
AT LEA & BRAZE ENGINEERING
(510)887-4086 EXT 116.
aabaya@leabraze.com

CUBIC YARDS WITHIN BUILDING
FOOTPRINT

OUTSIDE
BUILDING

FOOTPRINT
TOTAL CUBIC

YARDS

CUT 880
FILL

EXPORT 790

INSPECTIONS REQUIRED
THE COUNTY OF SAN MATEO REQUIRES LEA & BRAZE
ENGINEERING, INC. TO INSPECT ALL STORM DRAINAGE AS IT
IS INSTALLED. IT IS THE CONTRACTOR'S RESPONSIBILITY TO
CONTACT LEA & BRAZE ENGINEERING, INC. PRIOR TO START
OF CONSTRUCTION TO SET UP A PRE-CONSTRUCTION
MEETING, AND TO CALL AT LEAST 48 HOURS IN ADVANCE OF
ANY INSPECTIONS. PIPES ARE TO REMAIN UNCOVERED
UNTIL AN INSPECTION PERFORMED BY LEA & BRAZE
ENGINEERING, INC. OCCURS.
POINT OF CONTACT:
JIM TOBY
LEA & BRAZE ENGINEERING, INC.
(510)887-4086   jtoby@leabraze.com

90

SWIMMING
POOL(S) AND

SPA(S)
OFFSITE/

ROADWAY
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NOTE:
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SCHEDULING OR QUOTATIONS
PLEASE CONTACT ALEX ABAYA
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(510)887-4086 EXT 116.
aabaya@leabraze.com
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SHEET INDEX

I AGREE TO COMPLY WITH THE REQUIREMENTS OF THE WATER EFFICIENT
LANDSCAPE ORDINANCE AND SUBMIT A COMPLETE LANDSCAPE
DOCUMENTATION PACKAGE.

A DIAGRAM OF THE IRRIGATION PLAN SHOWING HYDROZONES SHALL BE
KEPT WITH THE IRRIGATION CONTROLLER FOR SUBSEQUENT
MANAGEMENT PURPOSES.

A CERTIFICATE OF COMPLETION SHALL BE FILLED OUT AND CERTIFIED BY
EITHER THE LANDSCAPE ARCHITECT, DESIGNER, OF THE PLANTING /
IRRIGATION PLANS, OR THE LICENSED LANDSCAPE CONTRACTOR FOR
THE PROJECT.

AT THE TIME OF FINAL INSPECTION, THE PERMIT APPLICANT MUST
PROVIDE THE OWNER OF THE PROPERTY WITH A CERTIFICATE OF
COMPLETION, CERTIFICATE OF INSTALLATION, IRRIGATION SCHEDULE OF
LANDSCAPE AND IRRIGATION MAINTENANCE.

AN IRRIGATION AUDIT REPORT SHALL BE COMPLETED BY A CERTIFIED
IRRIGATION AUDITOR AT THE TIME OF FINAL INSPECTION. REPORT SHALL
BE SUBMITTED TO SAN MATEO COUNTY PLANNING FOR REVIEW AND
ACCEPTANCE.

TITLE SHEET L-1
IRRIGATION PLAN L-2
HYDROZONE  PLAN L-3
IRRIGATION DETAILS L-4
PLANTING PLAN L-5
PLANTING DETAILS/NOTES L-6

0

SCALE: 

20' 40'

1" = 20'

NOTES:

WATER EFFICIENT LANDSCAPE
ORDINANCE COMPLIANCE

DATELANDSCAPE ARCHITECT

GENERAL NOTES
1.  All construction and installation of landscape items are subject to the County of San
Mateo Guidelines and Specifications for Landscape Development.
2.  The Landscape Contractor is responsible for obtaining all permits necessary for
installation prior to beginning work.  This includes all building and plumbing permits
prior to commencing wall construction and irrigation installation, respectively.
3.  The Contractor is responsible for knowing all site conditions and all underground
utilities, pipes, and structures, and shall take sole responsibility for replacement costs
incurred due to damage during construction.  Contractor shall call for all underground
utilities to be marked-out in field prior to excavation.  Before excavation, verify the
location of underground utilities.  Call Dig Alert (underground services alert) 811 or
1(800)227-2600.
4.  The Contractor is to verify existing PSI at the job site prior to installing the
landscape irrigation system.  Verification shall be made with the Bayshore District
San Carlos Water (650-558-7800).  Discrepancies between the design pressures
shown on the plan and existing static pressures shall be reported to the project
Landscape Architect.
5.  The Contractor shall not willfully proceed with construction when it is obvious that
discrepancies exist between this plan and actual site conditions, and assumes
responsibility that any discrepancies are brought to the attention of the Owner's
representative.  The Contractor shall bear the cost of necessary revisions due to
failure to give such notification, and no change in contract price will be allowed for
actual or claimed discrepancy between existing conditions and those shown on the
plan.
6.  The Contractor must notify the Landscape Architect and County Public Works
Inspector  minimum of 48 hours (two working days) prior to starting construction.
Within the 48 hours (two working days) notice, prior to beginning landscape
construction, the Job Superintendent, Landscape Contractor, Landscape Architect of
work, and the City Public Works Inspector shall meet for a pre-construction site
meeting.  Any work not meeting the approval of the Owner, Owner's representative or
the approved landscape plan shall be corrected at the Contractor's expense.
7.  All property, lot lines and buffer lines shall be verified and marked in an obvious
manner prior to construction.
8.  A soils report shall be prepared by County approved equal.  Soils testing for
agricultural suitability shall be accomplished at the conclusion of rough grading and
submitted to the Landscape Architect for conformance review prior to soil preparation.
All soils reports shall meet all of the specifications of the MWELO ordinance for soil
fertility, infiltration and percolation tests and soil texture information.  Contact the
project Landscape Architect  for a copy of the preliminary soils analysis, dated
August 7 , 2020, prior to beginning work.  Any subsequent report shall be EQUALLY
comprehensive in the information provided in the preliminary report and the
recommendations for soil preparation and backfill amendments.  If a subsequent report
is incomplete, then the original soils report recommendations shall take precedence.
9.  All reduced pressure backflow preventors and pressure vacuum breaker
assemblies shall be tested by a County approved certified tester after installation,
relocation, or repairs.  Notify the Bayshore District San Carlos Water Department for a
current list.(If applicable)
10.  Approved landscape plans and specifications shall be at the job site location at all
times.
11.  Note:  ALL trees and palms shall have a one (1) year warranty, both in the right of
way and in common area landscapes.  The Contractor or Owner is required to
maintain all common areas shrubs and groundcovers for 90 days and the public right
of way landscaping for one (1) year prior to City acceptance of all improvements.
Thereafter, permanent maintenance responsibility will be that of the owner.
12.  The  'As-Built' plans must be completed and approved by the City Engineer prior
to the commencement of the required one (1) year maintenance period.  The
Landscape Contractor shall provide As-Builts to Landscape Architect prior to end of
the 90 Day maintenance period per the City's policy and Landscape Manual
specifications.
13.  Any turfed areas, if applicable, shall have a maximum design slope of 4:1.  Ground
cover areas shall have a maximum design slope of 2:1.
14.  All graffiti shall be removed within 24 hours of occurrence.
15. Contractor shall obtain for reference purposes, all approved grading plans and all
relative technical reports, drawings and documents and keep on site with landscape
plans.
16.  For details not referenced or shown on these plans, please refer to the County of
San Mateo Manual or Manufacturer's details and specifications for installation.
17.  The project Landscape Architect is aware of the County of San Mateo policy which
prohibits trees and permanent structures in utility easements and has designed the
project landscape plans in accordance with this requirement, based on the easement
information received from the project Engineer of Work.  The project Landscape
Architect has verified that these plans meet the requirements of said policy.
18.  The project Contractor is aware of the County policy which prohibits trees and
structures in utility easements and shall install the project in accordance with this
requirement.  The Contractor shall verify the location of all easements, property mark
or stake all property lines and easements, and verify the scope of work within the
easement prior to installing improvements within any easement.
19.  Guarantee of Irrigation Work.  Per the County's policy, the Landscape Contractor
shall provide ''Guarantee of Irrigation Work'' letter.  See irrigation notes for required
content of the Irrigation Guarantee.
20.  The landscape contractor shall provide Controller certification letter to Landscape
Architect for documentation package.  See irrigation plan, notes and details.
21. MWELO Compliance.   The landscape contractor shall provide to Landscape
Architect all required permanent irrigation schedules, installation certification letter,
maintenance information and third party audit as required by the Water Efficiency
Landscape Ordinance .  See Irrigation Notes for additional requirements.

APPROXIMATE TOTAL SQ. FT. OF LANDSCAPE AND MAINTENANCE
RESPONSIBILITY FOR PROJECT PRIVATE AREA LANDSCAPE  =  14,265 SQ. FT.
THIS AREA SHALL BE PERMANENTLY MAINTAINED BY THE OWNER

NOTE:  BASE INFORMATION SHOWN IS FOR REFERENCE ONLY.  FOR STORMWATER TREATMENT  PLAN,
DETAILS, SPECIFICATIONS AND MANAGEMENT INFORMATION, OR EASEMENTS, UTILITIES, GRADING AND
IMPROVEMENTS REFER TO CIVIL PLANS.
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CONTRACTOR TO VERIFY STATIC WATER PRESSURE FOR
IRRIGATION SYSTEM PERFORMANCE PRIOR TO INSTALLATION.
NOTIFY LANDSCAPE ARCHITECT OF STATIC PRESSURE IF
PRESSURE DOES NOT MEET MINIMUM PSI FOR OPERATION.

NOTES:
FIELD ADJUST ALL SPRINKLERS TO ELIMINATE
OVERSPRAY ONTO SIDEWALKS OR DRIVEWAYS

IRRIGATION NOTES
1. ALL IRRIGATION IMPROVEMENTS SHALL FOLLOW THE SAN MATEO

COUNTY  STANDARD AND REQUIREMENTS. AN AUTOMATIC
BELOW GRADE IRRIGATION SYSTEM SHALL BE INSTALLED TO
PROVIDE COVERAGE FOR ALL PLANTING AREAS SHOWN ON THE
PLAN.  LOW VOLUME, LOW FLOW IRRIGATION EQUIPMENT AND
CONSERVATION TECHNIQUES SHALL BE EMPLOYED ALONG WITH
THE DOCUMENTATION PACKAGE TO PROVIDE SUFFICIENT
WATER FOR PLANT GROWTH WITH A MINIMUM WATER LOSS DUE
TO WATER RUN-OFF.  ZERO RUNOFF IS PERMITTED.

2. BUBBLERS AND ROTARY SPRAYS IRRIGATION SYSTEMS SHALL BE
USED WITH HIGH QUALITY, AUTOMATIC CONTROL VALVES,
CONTROLLERS, MASTER VALVE, FLOW SENSOR AND RAIN
SHUT-OFF SENSOR AND OTHER NECESSARY IRRIGATION
EQUIPMENT FOR BEST EFFICIENCY AND WATER CONSERVATION.

3. ALL COMPONENTS SHALL BE OF NON-CORROSIVE MATERIAL.
4. ALL IRRIGATION EQUIPMENT, SENSORS AND CONTROLLERS

SHALL BE INSTALLED PER MANUFACTURER  GUIDELINES AND
SPECIFICATIONS, AND ADHERE TO ALL CODE RESTRICTIONS AND
GUIDELINES.

5. ALL IRRIGATION PIPING AND WIRING SHALL BE SLEEVED UNDER
ALL HARDSCAPE AND VEHICULAR AREAS, WITH STANDARD
DEPTH OF COVER PER SAN MATEO COUNTY REQUIREMENTS.

6. SPRAY NOZZLES, AND/OR OR EFFICIENT ROTARY AND ROTOR
SPRAY SYSTEMS THAT ARE ORDINANCE-COMPLIANT AND
PROVIDE ZERO OVERSPRAY MAY BE USED.

7. FIELD ADJUST ALL SPRINKLERS AND EMITTERS TO ELIMINATE
OVERSPRAY ONTO SIDEWALKS, DRIVEWAYS AND HARDSCAPE
AREAS.

8. ALL IRRIGATION AREAS SHALL BE APPROPRIATELY HYDROZONED
AND INSTALLED ACCORDING TO ORDINANCE REQUIREMENTS
AND LANDSCAPE DESIGN  STANDARDS.
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TREES BOTANICAL NAME COMMON NAME SIZE SPACING QTY Low Medium DETAILS

Geijera parviflora Australian Willow 24" Box As Shown 2 X A,B/L-6

SHRUBS BOTANICAL NAME COMMON NAME SIZE SPACING QTY Low Medium DETAILS

Agave attenuata Foxtail Agave 5 gal. 4' o.c. 12 X C,D/L-6

Aloe x `Blue Elf` Aloe 1 gal. 18" o.c. 46 X C,D/L-6

Dodonaea viscosa
`Purpurea`

Purple Leafed Hopseed Bush 15 gal. 8' o.c. 9 X C,D/L-6

Lomandra longifolia
`Breeze` TM

Breeze Mat Rush 1 gal. 3' o.c. 104 X C,D/L-6

Muhlenbergia rigens Deer Grass 1 gal. 4' o.c. 195 X C,D/L-6

Phormium x `Amazing
Red`

Amazing Red New Zealand Flax 5 gal. 3' o.c. 10 X C,D/L-6

GROUND COVERS BOTANICAL NAME COMMON NAME SIZE SPACING QTY Low Medium DETAILS

Dymondia margaretae Silver Carpet Dymondia flat 12" o.c. 57 sf X D/L-6

Ornamental, Low Growing Native Hydroseed Mix- S &S Seeds - or approved equal.
This is a mixture of showy, low growing annual and perennial species that will
provide months of bright Spring color in a non-irrigated setting, or year-round color
when irrigated. Recommended Application Rate – 42 lbs/acre

8,811
sf

x MFR.
SPEC.

Water Use

PLANT SCHEDULE

SOIL PREPARATION-FOR BID PURPOSES

GROW  PLANTING TABLETS

BACKFILL - FOR BID PURPOSES
A. 7 PARTS OF NATIVE ON-SITE SOIL, 3 PARTS OF

NITROLIZED SHAVINGS AND 15LBS. OF GRO -POWER
PER CUBUC YARD OF MIX. MIX THIS THOROUGHLY AND
BACKFILL.- OR-.

B. MIX 7 PARTS OF ROCK-FREE SOIL AND 3 PARTS OF
NITROLIZED SHAVINGS AND MIX THOROUGHLY.
BACKFILL WITH THIS MIXTURE TO TOP OF PLANTING
PIT. APPLY GO-POWER, PLUS OR PLUS w/M ON TOP OF
MIX.

NOTE:

SEE SHEETS T2.1, T2.2 FOR ARBORIST REPORT, SHEET A1.1
AND A1.2 FOR TREE PROTECTION AND SITE PLAN, AND
DETAIL S-X/ER-2 FOR TREE PROTECTION.
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TREE PLANTING DOUBLE STAKE

PLANTING AT
TURF AREAS.

PLANT PIT DETAIL

STAKING DETAIL

PLANTING AT
SHRUB AREAS.

SOILS ANALYSIS REPORT

PLANTING NOTES:
1.A MINIMUM OF THREE (3) INCHES OF MULCH SHALL BE ADDED TO THE SOIL SURFACE
AFTER PLANTING IN NON-TURF AREAS. NON-POROUS MATERIAL SHALL NOT BE PLACED
UNDER THE MULCH.

2.FINAL LANDSCAPE PLANS SHALL ACCURATELY SHOW PLACEMENT OF TREES,
SHRUBS, AND GROUNDCOVERS.

3.ALL PLANTING AREAS SHALL BE PREPARED WITH APPROPRIATE SOIL AMENDMENTS,
FERTILIZERS, AND APPROPRIATE SUPPLEMENTS BASED UPON A SOILS REPORT FROM
A  SOIL SUITABILITY SAMPLE TAKEN FROM THE SITE PRIOR TO PLANTING.

4.DESIGN SHALL MEET ALL WATER CONSERVATION POLICY AND GUIDELINES AND THE
SAN MATEO COUNTY REQUIREMENTS.

5.CONTRACTOR SHALL INSTALL ALL PLANT MATERIAL IN ACCORDANCE WITH ALL
LOCAL CODES AND ORDINANCES. COORDINATE WITH THE OWNER TO OBTAIN ANY
REQUIRED PERMITS NECESSARY TO COMPLETE WORK. ALL WORKMANSHIP AND
MATERIALS SHALL BE GUARANTEED BY THE CONTRACTOR FOR A PERIOD OF ONE(1)
CALENDAR YEAR AFTER FINAL ACCEPTANCE.

6.MAINTAIN ALL PLANT MATERIAL FOR A THREE(3) MONTH PERIOD FROM DATE OF
SUBSTANTIAL COMPLETION. MAINTENANCE SHALL INCLUDE PRUNING, CULTIVATING,
WATERING, WEEDING, FERTILIZING, SPRAYING FOR DISEASE AND INSECTS.
RECOMMENDED LONG-TERM MAINTENANCE PROCEDURES SHALL BE PROVIDED TO
THE OWNER BEFORE EXPIRATION OF THIS PERIOD.

7.ALL REQUIRED LANDSCAPE AREAS SHALL BE THE RESPONSIBILITY OF THE OWNER.
THE LANDSCAPE AREAS SHALL BE MAINTAINED PER THE COUNTY OF SAN MATEO
COUNTY REQUIREMENTS.

8.VERIFY ALL UTILITY LOCATIONS IN THE FIELD PRIOR TO BEGINNING WORK. REPAIR
ALL DAMAGED UTILITIES IF DAMAGED BY CONSTRUCTION TO SATISFACTION OF THE
OWNER AND OPERATING AUTHORITY AT NO ADDITIONAL COST.

9.ALL EXISTING TREES THAT ARE TO REMAIN SHALL BE PROTECTED IN PLACE AND
SHALL NOT DISTURB ROOTS UNDER TREE DRIPLINE. REFER TO CIVIL FOR
ADDITIONAL NOTES.

10. A FUEL BREAK OF DEFENSIBLE SPACE IS REQUIRED AROUND THE PERIMETER
OF ALL STRUCTURES TO A DISTANCE OF NOT LESS THAN 30 FEET AND MAY BE
REQUIRED TO A DISTANCE OF 100 FEET OR TO THE PROPERTY LINE. THIS IS
NEITHER A REQUIREMENT NOR AN AUTHORIZATION FOR THE REMOVAL OF LIVING
TREES. TREES LOCATED WITHIN THE DEFENSIBLE SPACE SHALL BE PRUNED TO
REMOVE DEAD AND DYING PORTIONS, AND LIMBED UP 6 FEET ABOVE THE
GROUND. NEW TREES PLANTED IN THE DEFENSIBLE SPACE SHALL BE LOCATED NO
CLOSER 10' TO ADJACENT TREES WHEN FULLY GROWN OR AT MATURITY.
REMOVED THAT PORTION OF ANY EXISTING TREE, WHICH EXTENDS WITHIN 10 FEET
OF THE OUTLET OF A CHIMNEY OR STOVEPIPE OR IS WITHIN 5' OF ANY STRUCTURE.
MAINTAIN ANY TREE ADJACENT TO OR OVERHANGING A BUILDING FREE OF DEAD
OR DYING WOOD.

11. ROOT BARRIER SHALL BE IMPLEMENTED IN AREAS WHERE TREES ARE WITHIN
10 FEET ADJACENT  TO  COUNTY FACILITIES AND HARDSCAPE. DETAIL A/L-2

12.LANDSCAPING WITH DEEP ROOTS SYSTEM SHALL NOT BE PLACED ON
STORMWATER IMPROVEMENTS UNLESS THEY ARE AN INTEGRAL PART OF THE
STORMWATER POLLUTION PREVENTION MEASURES. CONSTRACTOR TO VERIFY
THAT LANDSCAPING DOES NOT IMPACT STORAGE VOLUMES IN STORMWATER
BASINS, SWALES, OR OTHER HYDRAULIC STRUCTURES.
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