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SUNSHINE VALLEY RESIDENCE

STRUCTURAL:

ALEX LAU ENGINEERING
C 75773
SAN FRANCISCO, CA
T: +1 408 207 6113

MECHANICAL, ELECTRICAL, & PLUMBING:

DESIGN/BUILD BY CONTRACTOR

ARCHITECTURAL:

DAVID JAEHNING ARCHITECT
25 FOREST SIDE AVENUE
SAN FRANCISCO, CA 94127
T: +1 415 272 9444

APN 037156130
Sunshine Valley Road
Moss Beach, California 94038

BUILDING CODE INFORMATION:

APPLICABLE BUILDING CODE:

COUNTY ZONED:

PARCEL SIZE:

LOT COVERAGE:

FLOOR AREA RATIO:

LANDSCAPE AREA (REHABILITATED):
LANDSCAPE AREA (TURF & PLANT):

OCCUPANCY CLASSIFICATION:

BUILDING CHARACTERISTICS:

GRADE ELEVATION:

BUILDING HEIGHT:

BUILDING LEVELS:

2016 CALIFORNIA BUILDING
STANDARDS CODE (CAL. CODE
REGS., TITLE 24)

S-17 COMBINING DISTRICT
(MIDCOAST)

5000 SF

BUILDING: 730 SF
HARDSCAPE: 734 SF
TOTAL: 1464 SF (29%)

0.44

2061 SF
954 SF

R-3

LEVEL 1: 730 SF
LEVEL 2: 730 SF
LEVEL 3: 730 SF
TOTAL: 2190 SF

109'-0"

28'-0" PERIMETER, 31'-4" PEAK

3

BUILDING CODE INFORMATION:

TYPE OF CONSTRUCTION:

ALLOWABLE HEIGHT:

BUILDABLE AREA:

OCCUPANT LOAD:

EGRESS REQUIREMENT:

SMOKE DETECTION:

FIRE SUPPRESSION:

TYPE V-A
PRIMARY STRUCTURAL FRAME: 1
BEARING WALLS: 1
NON-BEARING WALLS AND PARTITIONS (EXT.): TABLE 602
NON-BEARING WALLS AND PARTITIONS (INT.): 0
FLOOR CONSTRUCTION: 1
ROOF CONSTRUCTION: 1

50'-0"  PER TABLE 503

UNLIMITED PER TABLE 503

2190 SF / 200 GROSS = 11 PERSONS

PER SECTION 1006.2.1:
IN GROUP-R-2 AND R-3 OCCUPANCIES, ONE MEANS OF
EGRESS IS PERMITTED WITHIN AND FROM INDIVIDUAL
DWELLING UNITS WITH A MAXIMUM OCCUPANT LOAD OF
20 WHERE THE DWELLING UNIT IS EQUIPPED THROUGHOUT
WITH AN AUTOMATIC SPRINKLER SYSTEM IN
ACCORDANCE WITH SECTION 903.1.1 OR 903.2.1.2 AND
THE COMMON PATH OF EGRESS TRAVEL DOES NOT
EXCEED 125 FEET

HARD-WIRED, INTERCONNECTED, AND BATTERY BACKUP
PER CBC, STATE FIRE MARSHALL REGULATIONS, AND
COASTSIDE FIRE DISTRICT ORDINANCE 2016-01. PLACED
ONE PER BEDROOM AND ONE IN HALLWAY PER FLOOR

BUILDING WILL BE PROTECTED BY AN AUTOMATIC FIRE
SPRINKLER SYSTEM

SHEET LIST

# NAME

GENERAL INFORMATION
A001 GENERAL NOTES

CIVIL
C001 GRADING & DRAINAGE
C002 EROSION & SEDIMENT CONTROL

LANDSCAPE
L001 LANDSCAPE PLAN
L002 TREE LOCATION

ARCHITECTURAL
A112 ARCHITECTURAL SITE PLAN
A211 DIMENSION FLOOR PLAN - LEVEL 1
A212 DIMENSION FLOOR PLAN - LEVEL 2
A213 DIMENSION FLOOR PLAN - LEVEL 3
A271 ROOF PLAN
A311 ELEVATIONS
A312 ELEVATIONS

STRUCTURAL
S001 STRUCTURAL TBD

PLUMBING
P001 PLUMBING TBD

MECHANICAL
M001 MECHANICAL TBD

ELECTRICAL
E001 ELECTRICAL TBD



MASONRY VENEER (ELEVATION) MASONRY VENEER (SOLDIER
COURSE) (ELEVATION)

BRICK VENEER SECTION

CMU SECTION

CONCRETE

WOOD (ROUGH)

RIGID INSULATION
(ELEVATION)

RIGID INSULATION (SECTION)

EPS INSULATION

BATT INSULATION

SPRAY FOAM INSULATION

PLASTER/GYPSUM BOARD

SIMULATED STONE (SECTION)

STEEL

ALUMINUM

GLASS

ACOUSTIC CEILING TILE (2 x 4)

CERAMIC/PORECLAIN TILE
(PLAN)

FINISH WOOD

MANUFACTURED STONE

ASPHALT SHINGLES

EARTH

PLYWOOD

ENGINEERED FILL

SECTION CONCRETE PLAN
(ROUGH FRAMING)

ACOUSTIC CEILING TILE (2 x 2)

MATERIAL SYMBOLS

PARTITION KEY LEGEND

NOTES

A. ALL INTERIOR PARTITION FRAMING TO BE WOOD STUD U.O.N.
B. ALL INTERIOR PARTITIONS TO INCLUDE SOUND ATTENUATION
UNLESS OTHERWISE NOTED
C. EPOXY PAINT @ ALL KITCHENETTE BACKSLASHES, AND BREAKEROOM
D. ALL FRAMING TO EXTEND TO ROOF DECK, U.O.N.

G4

PARTITION TYPE

STUD WIDTH

E. RE. INTERIOR ELEVATION FOR PAINTED EXPOSED
HOMASOTE, PAINT COLOR TO MATCH WINDOW FRAMES

101

1i

ROOM TAG

DOOR TAG

WALL TAG

WINDOW TAG

A101 INTERIOR ELEVATION

EXTERIOR ELEVATION

A101
1

SIM
VIEW CALLOUT

NORTH ARROW

VIEW NUMBER TYP.
SHEET REFERENCE TYP.

SHEET REFERENCE TYP.
VIEW NUMBER TYP.

VIEW NUMBER TYP.
SHEET REFERENCE TYP.

1i TYPE TAG

ROOM NAME
101

M22

1 / A101

1 / A101 A101

1

1 1

1

1

1

1

1

1
A101

SIM

1
A101

SIM
INTERIOR GLAZING
ELEVATION

EXTERIOR GLAZING
ELEVATION

VIEW NUMBER TYP.
SHEET REFERENCE TYP.

VIEW NUMBER TYP.
SHEET REFERENCE TYP.

BUILDING SECTION

WALL SECTION

VIEW NUMBER TYP.
SHEET REFERENCE TYP.

VIEW NUMBER TYP.
SHEET REFERENCE TYP.
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ABBREVIATION LEGEND
ABBRV DESCRIPTION

M
M.O. MASONRY OPENING
MAT'L MATERIAL
MAX MAXIMUM
MECH MECHANICAL
MFR MANUFACTURER
MIN MINIMUM
MISC MISCELLANEOUS
MTL METAL

N
N NORTH
N.I.C. NOT IN CONTRACT
N.T.S. NOT TO SCALE
NO NUMBER
NOM NOMINAL

O
OC ON CENTER
OD OUTSIDE DIAMETER
OFF OFFICE
OH OVERHEAD
OH OPPOSITE HAND
OPP OPPOSITE

P
PERP PERPINDICULAR
PL PLATE
PLAM PLASTIC LAMINATE
PLBG. PLUMBING
PLYWD PLYWOOD
PNL PANEL
PREFIN PREFINISHED
PROJ PROJECT
PSF POUNDS PER SQUARE FOOT
PSI POUNDS PER SQUARE INCH
PT PAINT
PTD PAPER TOWEL DISPENSER
PVMNT PAVEMENT

Q
QC QUALITY CONTROL

R
RB RUBBER BASE
REF REFERENCE
REFRIG REFRIGERATOR
REINF REINFORCE
REQ'D REQUIRED
RM ROOM
RO ROUGH OPENING
RUB RUBBER

S
S SOUTH
SCHED SCHEDULED
SECT SECTION
SHT SHEET
SIM SIMILAR
SPEC SPECIFICATION
SS STAINLESS STEEL
STD STANDARD
STL STEEL
STOR STORAGE
STRU STRUCTURE
SUSP SUSPENDED
SYM SYMMETRICAL

T
THRSD THRESHOLD
TO TOP OF
TOC TOP OF CONCRETE
TOG TOP OF GRADE
TOM TOP OF MASONRY
TOS TOP OF STEEL
TV TELEVISION
TYP TYPICAL

U
U.L. UNDERWRITERS LABORATORIES
UG UNDERGROUND
UNO UNLESS NOTED OTHERWISE
UR URINAL

V
VCT VINYL COMPOSITE TILE
VENT VENTILATION
VERT VERTICAL
VIF VERIFY IN FIELD
VOL VOLUME
VTR VENT THROUGH ROOF
VWC VINYL WALL COVERING

W
W/ WITH
W/O WITHOUT
WC WATER CLOSET
WD WOOD
WP WORKING POINT
WT WEIGHT

X
XFMR TRANSFORMER

Y
YD YARD

ABBREVIATION LEGEND
ABBRV DESCRIPTION

A
@ AT
A.F.F. ABOVE FINISH FLOOR
AC ABOVE COUNTER
ACST ACOUSTIC
ADJ ADJUSTABLE
ALUM ALUMINUM
ANNOD ANNODIZED
APPROX APPROXIMATE
ARCH ARCHITECT/ARCHITECTURAL
ASST ASSISTANT
ATFP ANTI TERRORISM FORCE PROTECTION
AUTO AUTOMATIC
AVG AVERAGE

B
BATT BATT INSULATION
BD BOARD
BLDG BUILDING
BLK BLOCK
BLKG BLOCKING
BOT/BT
M

BOTTOM

BRG BEARING

C
CJ CONTROL JOINT
CL CENTER LINE
CLG CEILING
CLR CLEAR
CMU CONCRETE MASONRY UNIT
COL COLUMN
CONC CONCRETE
CONST CONSTRUCTION
COORD COORDINATE
CORR CORRIDOR
CPT CARPET
CT CERAMIC TILE
CTRTOP COUNTERTOP
CU.FT. CUBIC FOOT
CU.YD. CUBIC YARD

D
DBL DOUBLE
DEMO DEMOLISH
DIA DIAMETER
DIM DIMENSION
DN DOWN
DS DOWN SPOUT
DW DISH WASHER
DWGS DRAWING/S

E
E.W.C. ELECTRICAL WATER COOLER
EA EACH
EF EXHAUST FAN
EJ EXPANSION JOINT
EL ELEVATION
ELEC ELECTRICAL
ELEV ELEVATION
EQ EQUAL
EQUIP EQUIPMENT
EXIST EXISTING
EXP EXPANSION
EXT EXTERIOR

F
F.F. FINISH FLOOR
F/C FACE OF CURB
FACP FIRE ALARM CONTROL PANEL
FD FLOOR DRAIN
FE FIRE EXTINGUISHER
FEC FIRE EXTINGUISHER CABINET
FH FIRE HYDRANT
FIN FINISH
FLOUR FLOURESCENT
FLR FLOOR
FT FEET
FTG FOOTING
FV FIELD VERIFY

G
GA GAUGE
GALV GALVANIZED
GB GRAB BAR
GOV'T GOVERNMENT
GWB GYPSUM WALL BOARD
GYP GYPSUM

H
H.C. HANDICAP ACCESSIBLE
HCW HOLLOW WOOD CORE
HDWE HARDWARE
HGT HEIGHT
HM HOLLOW METAL
HORZ HORIZONTIAL
HVAC HEATING VENTIALTION AND AIR CONDITIONING

I
ID INSIDE DIAMETER
IN INCH
INSUL INSULATION
INT INTERIOR

J
J-BOX JUNCTION BOX
JAN JANITOR
JST JOIST
JT JOINT

L
LAB LABORATORY
LAV LAVATORY
LBS/LB POUNDS/POUND
LF LINEAR FEET
LT LIGHT
LTG LIGHTING
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A113

2
A113

2
A112

(E) ASPHALT
DRIVEWAY

(E) RIP RAP
HEAD WALL

EXISTING RESIDENCE

NEW CONCRETE
BENCH (18" TALL)
CONTINUOUS ALONG
PROPERTY LINE

15
' -
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"

C
O

N
C

R
ET
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BE

N
C

H
73

' -
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"

(E) INVERT OF
TWIN 36" CMP

ASPHALT
DRIVEWAY

SUNSHINE VALLEY ROAD

WM

PAINTED WATER LINE

OVERHEAD LINE
OVERHEAD LINE(E) JOINT POLE

NEW CONCRETE
DRIVEWAY BRIDGE

18' - 0"

3/
4"

 / 
1'

-0
"

PROPOSED RESIDENCE
(830 SQ FT)

PROPERTY LINE

REMOVE INVASIVE AND NON-
NATIVE SPECIES (MYOPORUM,
POISON HEMLOCK, WILD RADISH,
ETC.) AND PLANT NATIVE RIPARIAN
PLANT SPECIES (TWINBERRY,
REDBERRY, RED ELDERBERRY)
ALONG THE UPPER OUTER BANK OF
DEAN CREEK

NEW GABION LANDSCAPE WALL
(APPROXIMATELY 18" ABOVE
GROUND LEVEL) WITH PLANTED
SOIL:
1) TOP SOIL WITH NATIVE
RIPARIAN PLANT SPECIES MIXED
WITH GABION STONE FILL,
2) EROSION CONTROL MAT AND
FILTER FABRIC SECURED TO
GABION WALL (STAKES OR SOIL
ANCHORS)
3) HYDROSEED TOP SOIL WITH
NATIVE RIPARIAN PLANT
SPECIES

*DESIGN INTENT IS TO FOLD
NATIVE PLANT SPECIES OVER
THE LANDSCAPE WALL TO FORM
A SOFT EDGE AND SUPPORT
EXISTING RIPARIAN PLANT
SPECIES

111' - 0"

111' - 0"

111' - 0" 111' - 0"

110' - 0"

COMPACTED BACKFILL BEHIND
SOUTH GABION LANDSCAPE WALL

COMPACTED MULCH FOR PERVIOUS
SURFACE AND GUEST PARKING
(294 SQ FT)

NEW PLANTING
BED, BACCHARIS
PILULARIS "TWIN
PEAKS" (303 SQ FT)

NEW SEEDED
GRASS, FESTUCA
RUBRA, NO
IRRIGATION
SYSTEM, HAND-
WATER (875 SQ FT)

REMOVE EXISTING TURF AND
PLANT NATIVE RIPARIAN PLANT
SPECIES: HOLCIFORMIS, FESTUCA
RUBRA, SISYRINCHIUM BELLUM,
ACHILLEA MILLEFOLIUM, ALLIUM
SP., EPILOBIUM DENSIFLORUM,
LIMONIUM CALIFORNICUM, AND
MONARDELLA. PLANTED TO
ACHIEVE APPROIMATELY 70%
COVER. MULCH TO BE SPREAD
OVER EXPOSED SOIL AREAS
BETWEEN PLANTINGS TO PREVENT
SOIL EROSION. (1948 SQ FT)

NEW CONCRETE PATIO
(122 SQ FT)

RIPAR
IAN CO

RRIDO
R

PR
O

PER
TY

100'  - 0"

FR
O

N
T YAR

D
20' - 0"

62' - 0"
R

EAR
 YAR

D
18' - 0"

W

W W W

SS SS SS SS SS SS SS SS SS SS

(11) NEW WHITE ALDER

NEW SERVICE
DROP

E

E

E

E

E

ELECTRICAL SUBPANEL

MAIN ELECTRIC
PANEL

LM

LM

LM

LM

LM

LM

TOP OF BANK

TOP OF BANK

4' 
- 0

"

4' 
- 0

"

WILDLIFE EXCLUSION
FENCING ALONG SOUTH
AND EAST PROPERTY EDGE

(12) NEW WHITE ALDER

(13) NEW WESTERN SYCAMORE

(14) NEW WESTERN SYCAMORE

11' - 0"

4' 
- 0

"

PROPERTY
50' - 0"SIDE YARD

11' - 2" 23' - 10"
SIDE YARD

15' - 0"

EXTENT OF PROPERTY

30' DEANCREEK SETBACK

20' RIPARIAN SETBACK

30' RIPARIAN SETBACK

DEAN CREEK

E

E

(E) CONCRETE
SIDEWALK

NEW CONCRETE
DRIVEWAY AND
SIDEWALK ENTRY

(N) FLOW-THRU
PLANTER (SEE
CIVIL)

GRASS PAVER
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 1/8" = 1'-0"1 LANDSCAPE PLAN

GENERAL NOTES:

1) A MININUM 3-INCH LAYER OF MULCH SHALL BE APPLIED TO ALL EXPOSED SOIL
SURFACES OF PLANTING AREAS EXCEPT TURF AREAS, CREEPING OR ROOT
GROUNDCOVERS, OR DIRECT SEEDING APPLICATIONS WHERE MULCH IS
CONTRAINDICATED.

2) TURF AREA SHALL NOT EXCEED 25% OF THE LANDSCAPE AREA IN RESIDENTIAL
AREAS.

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

4) UNLESS CONTRADICTED BY A SOILS TEST, COMPOST AT A RATE OF A MINUMUM
FOR FOUR CUBIC YARDS PER 1,000 SQUARE FEET OF PERMEABLE AREA SHALL BE
INCORPORATED TO A DEPTH OF SIX INCES INTO THE SOIL.

5) PROJECT MUST INCORPORATE COMPOST AT A RATE OF AT LEAST 4 CUBIC
YARDS PER 1,000 SQ FT TO A DEPTH OF 6 INCHES INTO LANDSCAPE AREA.

6) IN RESPONSE TO WATER EFFICIENT LANDSCAPE ORDINANCE (WELO): NO
IRRIGATION SYSTEM PROVIDED.

LOT COVERAGE:

BUILDING: 830 SF
HARDSCAPE: 786 SF
TOTAL IMPERVOIUS: 1616 SF (32%)

MATERIAL AREAS:

LANDSCAPE AREA (REHABILITATED): 2206 SF
LANDSCAPE AREA (TURF & PLANT): 1178 SF
TOTAL PERVIOUS: 3384 (68%)

EXTERIOR LIGHTING SCHEDULE:

LM - LIGMAN LIGHT LINEAR PT BOLLARD UL1-10021, 3500K

LL - NEMALUX GS, 3500K

NO. DBH GENUS SPECIES COMMON NAME
01 7" MYOPORUM LAETUM NGAIO (SHRUB)
02 12" SALIX LASIOLEPIS ARROYO WILLOW
03 26" SEQUOIA SEMPERVIRENS COASTAL REDWOOD
04 26" HESPEROCYPARIS MACROCARPA MONTEREY CYPRESS
05 6" MYOPORUM LAETUM NGAIO (SHRUB)
06 16" MYOPORUM LAETUM NGAIO (SHRUB)
07 14" MYOPORUM LAETUM NGAIO (SHRUB)
08 12" MYOPORUM LAETUM NGAIO (SHRUB)
09

6" ALNUS RHOMBIFOLIA WHITE ALDER

EXIST/NEW
EXISTING
EXISTING
EXISTING
EXISTING
EXISTING
EXISTING
EXISTING
EXISTING

NEW
10

6" ALNUS RHOMBIFOLIA WHITE ALDERNEW
11

6" PLATANUS RACEMOSA WESTERN SYCAMORENEW
12

6" PLATANUS RACEMOSA WESTERN SYCAMORENEW

*SEE ARBORIST REPORT FOR DETAILED INFORMATION

13
14

EXISTING
EXISTING

14" MYOPORUM LAETUM NGAIO (SHRUB)
12" MYOPORUM LAETUM NGAIO (SHRUB)
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1
A113

2
A113

(E) ASPHALT
DRIVEWAY

EXISTING RESIDENCE

(03) COASTAL REDWOOD

(02) ARROYO WILLOW

ASPHALT
DRIVEWAY

SUNSHINE VALLEY ROAD

WM

PAINTED WATER LINE

18' - 0"

PROPOSED RESIDENCE
(830 SQ FT)

PROPERTY LINE
111' - 0"

111' - 0"

111' - 0" 111' - 0"

110' - 0"

RIPAR
IAN CO

RRIDO
R

PR
O

PER
TY

100'  - 0"

FR
O

N
T YAR

D
20' - 0"

62' - 0"
R

EAR
 YAR

D
18' - 0"

W

W W W

SS SS SS SS SS SS SS SS SS SS

X

(11) NEW WHITE ALDER

LM

LM

TOP OF BANK

TOP OF BANK

4' 
- 0

"

4' 
- 0

"

(12) NEW WHITE ALDER

(13) NEW WESTERN SYCAMORE

(14) NEW WESTERN SYCAMORE

11' - 0"

PROPERTY
50' - 0"SIDE YARD

11' - 2" 23' - 10"
SIDE YARD

15' - 0"

EXTENT OF PROPERTY

30' DEANCREEK SETBACK

20' RIPARIAN SETBACK

30' RIPARIAN SETBACK

DEAN CREEK

(03) NGAIO SHRUB

X

X

X (04) MONTEREY CYPRESS

(05) NGAIO SHRUBX
(06) NGAIO SHRUBX

(07) NGAIO SHRUBX
(08) NGAIO SHRUBX

(09) NGAIO SHRUBX (10) NGAIO SHRUBX
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 1/8" = 1'-0"1 TREE PLAN

NO. DBH GENUS SPECIES COMMON NAME
01 7" MYOPORUM LAETUM NGAIO (SHRUB)
02 12" SALIX LASIOLEPIS ARROYO WILLOW
03 26" SEQUOIA SEMPERVIRENS COASTAL REDWOOD
04 26" HESPEROCYPARIS MACROCARPA MONTEREY CYPRESS
05 6" MYOPORUM LAETUM NGAIO (SHRUB)
06 16" MYOPORUM LAETUM NGAIO (SHRUB)
07 14" MYOPORUM LAETUM NGAIO (SHRUB)
08 12" MYOPORUM LAETUM NGAIO (SHRUB)
09

6" ALNUS RHOMBIFOLIA WHITE ALDER

EXIST/NEW
EXISTING
EXISTING
EXISTING
EXISTING
EXISTING
EXISTING
EXISTING
EXISTING

NEW
10

6" ALNUS RHOMBIFOLIA WHITE ALDERNEW
11

6" PLATANUS RACEMOSA WESTERN SYCAMORENEW
12

6" PLATANUS RACEMOSA WESTERN SYCAMORENEW

*SEE ARBORIST REPORT FOR DETAILED INFORMATION
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 1/8" = 1'-0"1 SITE PLAN

EXTERIOR LIGHTING SCHEDULE:

LM - LIGMAN LIGHT LINEAR PT BOLLARD UL1-10021, 3500K

LL - NEMALUX GS, 3500K

 1/4" = 1'-0" REF 1 - A112
2 SITE SECTION - ENTRY DRIVE LOOKING EAST SEE CIVIL DRAWING C1 FOR DRIVEWAY PROFILE



108' - 0"

109' - 0"

134' - 4 1/4"

PEAK RIDGE

PERIMETER

GROUND FLOOR

FINISHED GRADE

775 LANCASTER BLVD

140' - 4 3/8"

8' - 6"
8' - 6"

7' - 0"

AVERAGE ROOF HEIGHT = 28' - 11"

8' - 5 1/4"

11' - 0 3/4"

GROUND FLOOR

FINISHED GRADE

109' - 0"

108' - 0"

140' - 7 1/2"
PEAK RIDGE

1855 SUNSHINE VALLEY RD

8' - 6"
8' - 6"

9' - 11"

DAVID
JAEHNING

C-34474
REN. 12/31/2019

AR CH IT E CT

AI

NROFILACFO
ETAT

S

L IC
E NS E D

David Jaehning Architect
25 Forest Side Avenue, San Francisco, California 94127

ARCHITECT:

CONSULTANT TEAM:

ARBORIST:
Trees 360 Degrees, Straun Edwards: WE5612-A
Saratoga, California

BIOLOGICAL:
SWCA Environmental Consultants: Half Moon Bay, California

CIVIL:
Sigma Prime Geosciences, Inc.: Half Moon Bay, California

STRUCTURAL:
Alex Lau Engineering: C 75773, San Francisco, California

1855 Sunshine Valley Road, Moss Beach, California 94038

CLIENT:

PROJECT NO:

PROJECT PHASE:

All Rights Reserved
These drawings, concepts, designs and ideas are the property of
David Jaehning Architect.  They may not be copied, reproduced,
disclosed to others or used in connection with any work other than the
specified project for which they were prepared, in whole or in part,
without the prior written authorization of David Jaehning Architect.

DRAWING NO:

DRAWING TITLE:

ISSUE DATE:

DRAWN: CHECKED:

STAMP:

FOR REVIEW & FILING
NOT FOR CONSTRUCTION

REVISION:

PROJECT NAME:

PROJECT
ADDRESS:

5/14/2019 1:24:04 PM

A113

1802

Construction Documents

Elle and Ivan Li

ARCHITECTURAL SITE SECTION

Author Checker

Sunshine Valley
Residence
APN 037156130, Sunshine Valley Road
Moss Beach, California 94038

 1/8" = 1'-0" REF 1 - A112
2 SITE SECTION NORTH-SOUTH

 1/8" = 1'-0" REF 1 - A112
1 SITE SECTION WEST-EAST



WH

UP

17

16

15

14

13

12

11

10

9

8

7

6

5

4

3

2

1

A311

1

1
A421

BD1 CLOSET
1

BEDROOM 1
2

ENTRY
3

BATHOOM 1
4

HALLWAY 1
5

STAIR 1
6

BEDROOM 2
7

BD2 CLOSET
8

LAUNDRY 1
9

L KITCHEN
10

MECH
11

L LIVING
12

A3124

A3123
A312 2

A312 1

A311

2

1
A422

A511

1

2

3

4

A511

5

6

7

8

A512

1

3

A512 2A5124

A5129 A512

8

A512 7

A511 10
9

01

02

04

03

06

05

08

07

11

A241
1

A241
2

1.1

1.1 1.2

1.2

2.1

2.1 3.1

3.13.2

3.2

A.1

A.1

B.1 B.1

C.1 C.1

-

R
ES

C
U

E 
W

IN
D

O
W

(3
'-8

" A
.F

.F
.)

R
ES

C
U

E 
W

IN
D

O
W

(2
'-6

" A
.F

.F
.)

DAVID
JAEHNING

C-34474
REN. 12/31/2019

AR CH IT E CT

AI

NROFILACFO
ETAT

S

L IC
E NS E D

David Jaehning Architect
25 Forest Side Avenue, San Francisco, California 94127

ARCHITECT:

CONSULTANT TEAM:

ARBORIST:
Trees 360 Degrees, Straun Edwards: WE5612-A
Saratoga, California

BIOLOGICAL:
SWCA Environmental Consultants: Half Moon Bay, California

CIVIL:
Sigma Prime Geosciences, Inc.: Half Moon Bay, California

STRUCTURAL:
Alex Lau Engineering: C 75773, San Francisco, California

1855 Sunshine Valley Road, Moss Beach, California 94038

CLIENT:

PROJECT NO:

PROJECT PHASE:

All Rights Reserved
These drawings, concepts, designs and ideas are the property of
David Jaehning Architect.  They may not be copied, reproduced,
disclosed to others or used in connection with any work other than the
specified project for which they were prepared, in whole or in part,
without the prior written authorization of David Jaehning Architect.

DRAWING NO:

DRAWING TITLE:

ISSUE DATE:

DRAWN: CHECKED:

STAMP:

FOR REVIEW & FILING
NOT FOR CONSTRUCTION

REVISION:

PROJECT NAME:

PROJECT
ADDRESS:

5/14/2019 1:24:05 PM

A211

1802

Construction Documents

Elle and Ivan Li

DIMENSION FLOOR PLAN - LEVEL 1

Author Checker

Sunshine Valley
Residence
APN 037156130, Sunshine Valley Road
Moss Beach, California 94038

 3/8" = 1'-0"1 FLOOR PLAN - LEVEL 1

ROOM SCHEDULE - LEVEL 1

# NAME
FINISHES

PERIMETER NET AREAFLOOR BASE WALL CEILING

LEVEL 1
1 BD1 CLOSET 17' - 5 1/8" 12 SF
2 BEDROOM 1 41' - 3 3/16" 103 SF
3 ENTRY 20' - 6 1/4" 24 SF
4 BATHOOM 1 30' - 3 3/32" 46 SF
5 HALLWAY 1 50' - 2 15/32" 94 SF
6 STAIR 1 29' - 4 1/16" 42 SF
7 BEDROOM 2 37' - 11 1/32" 71 SF
8 BD2 CLOSET 8' - 8 11/32" 5 SF
9 LAUNDRY 1 10' - 8 1/2" 7 SF
10 L KITCHEN 34' - 5 9/32" 73 SF
11 MECH 24' - 9 7/8" 30 SF
12 L LIVING 61' - 8 7/8" 203 SF

709 SF

DOOR SCHEDULE - LEVEL 1

#
DIMENSION DOOR DETAIL FRAME

WIDTH HEIGHT MATERIAL FINISH HEAD JAMB THRESHOLD TYPE DEPTH MATERIAL FINISH

LEVEL 1
01
02 2' - 8" 8' - 6" <By Category> SINGLE BLIND <By Category>
03 3' - 0" 8' - 6" <By Category> SINGLE BLIND <By Category>
04 2' - 6" 8' - 6" <By Category> SINGLE BLIND <By Category>
05 3' - 0" 8' - 6" <By Category> SINGLE BLIND <By Category>
06 3' - 0" 8' - 6" <By Category> SINGLE BLIND <By Category>
07 2' - 8" 8' - 6" <By Category> SINGLE BLIND <By Category>
08 2' - 2" 6' - 8" <By Category> SINGLE BLIND <By Category>
11 2' - 4" 6' - 8" <By Category> SINGLE BLIND <By Category>
12
32 2' - 6" 8' - 6" <By Category> SINGLE BLIND <By Category>
34

SMOKE DETECTION:

FIRE SUPPRESSION:

HARD-WIRED, INTERCONNECTED, AND BATTERY
BACKUP PER CBC, STATE FIRE MARSHALL
REGULATIONS, AND COASTSIDE FIRE DISTRICT
ORDINANCE 2016-01. PLACED ONE PER BEDROOM AND
ONE IN HALLWAY PER FLOOR

BUILDING WILL BE PROTECTED BY AN AUTOMATIC FIRE
SPRINKLER SYSTEM

ESCAPE OR RESUCE WINDOWS SHALL HAVE A MINIMUM NET CLEAR OPENABLE
AREA OF 5.7 SQUARE FEET ALLOWED AT GRADE. THE MINUMUM NET CLEAR
OPENABLE HEIGHT DIMENSION SHALL BE 24 INCHES. THE NET CLEAR OPENABLE
WIDTH DIMENSION SHALL BE 20 INCHES. FINISHED SILL HEIGHTS SHALL BE NOT
MORE THAN 44 INCHES ABOVE THE FINISHED FLOOR.
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DIMENSION FLOOR PLAN - LEVEL 2

Author Checker

Sunshine Valley
Residence
APN 037156130, Sunshine Valley Road
Moss Beach, California 94038

 3/8" = 1'-0"1 FLOOR PLAN - LEVEL 2

ROOM SCHEDULE - LEVEL 2

# NAME
FINISHES

PERIMETER NET AREAFLOOR BASE WALL CEILING

LEVEL 2
13 BEDROOM 3 53' - 4 11/16" 168 SF
14 BR CLOSET 3A 16' - 8 3/16" 13 SF
15 HW CLOSET 2 19' - 2 13/32" 15 SF
16 HALLWAY 2 57' - 10 1/16" 107 SF
17 BATHROOM 2 37' - 5 5/8" 77 SF
18 STAIR 2 36' - 11 9/16" 53 SF
19 U KITCHEN 40' - 2 1/4" 90 SF
20 U LIVING 62' - 10 15/16" 203 SF
32 BR CLOSET 3B 16' - 0 29/32" 13 SF

738 SF

DOOR SCHEDULE - LEVEL 2

#
DIMENSION DOOR DETAIL FRAME

WIDTH HEIGHT MATERIAL FINISH HEAD JAMB THRESHOLD TYPE DEPTH MATERIAL FINISH

LEVEL 2
13 2' - 8" 8' - 6" <By Category> SINGLE BLIND <By Category>
14
A
14
B
15
17 2' - 4" 8' - 6" <By Category> SINGLE BLIND <By Category>

SMOKE DETECTION:

FIRE SUPPRESSION:

HARD-WIRED, INTERCONNECTED, AND BATTERY
BACKUP PER CBC, STATE FIRE MARSHALL
REGULATIONS, AND COASTSIDE FIRE DISTRICT
ORDINANCE 2016-01. PLACED ONE PER BEDROOM AND
ONE IN HALLWAY PER FLOOR

BUILDING WILL BE PROTECTED BY AN AUTOMATIC FIRE
SPRINKLER SYSTEM

ESCAPE OR RESUCE WINDOWS SHALL HAVE A MINIMUM NET CLEAR OPENABLE
AREA OF 5.7 SQUARE FEET ALLOWED AT GRADE. THE MINUMUM NET CLEAR
OPENABLE HEIGHT DIMENSION SHALL BE 24 INCHES. THE NET CLEAR OPENABLE
WIDTH DIMENSION SHALL BE 20 INCHES. FINISHED SILL HEIGHTS SHALL BE NOT
MORE THAN 44 INCHES ABOVE THE FINISHED FLOOR.
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DIMENSION FLOOR PLAN - LEVEL 3
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Moss Beach, California 94038

 3/8" = 1'-0"1 FLOOR PLAN - LEVEL 3

ROOM SCHEDULE - LEVEL 3

# NAME
FINISHES

PERIMETER NET AREAFLOOR BASE WALL CEILING

LEVEL 3
21 BD CLOSET 4 28' - 7 1/2" 26 SF
22 BEDROOM 4 46' - 9 5/32" 136 SF
23 BATHROOM 3 27' - 2 1/32" 43 SF
24 LAUNDRY 2 13' - 7 19/32" 11 SF
25 BEDROOM 5 44' - 7 11/16" 121 SF
26 BD5 CLOSET 17' - 7 27/32" 14 SF
27 HALLWAY 3 55' - 3 3/16" 100 SF
28 STAIR 3 33' - 4 13/16" 46 SF
29 BD6 CLOSET 17' - 8 1/32" 14 SF
30 BEDROOM 6 46' - 7 11/16" 118 SF
31 BATHROOM 4 26' - 4 11/32" 38 SF

667 SF

DOOR SCHEDULE - LEVEL 3

#
DIMENSION DOOR DETAIL FRAME

WIDTH HEIGHT MATERIAL FINISH HEAD JAMB THRESHOLD TYPE DEPTH MATERIAL FINISH

LEVEL 3
21
A
21
B
22 2' - 8" 7' - 0" <By Category> SINGLE BLIND <By Category>
23 2' - 6" 7' - 0" <By Category> SINGLE BLIND <By Category>
24 2' - 6" 7' - 0" <By Category> SINGLE BLIND <By Category>
25 2' - 8" 7' - 0" <By Category> SINGLE BLIND <By Category>
26
29
30 2' - 8" 7' - 0" <By Category> SINGLE BLIND <By Category>
31

SMOKE DETECTION:

FIRE SUPPRESSION:

HARD-WIRED, INTERCONNECTED, AND BATTERY
BACKUP PER CBC, STATE FIRE MARSHALL
REGULATIONS, AND COASTSIDE FIRE DISTRICT
ORDINANCE 2016-01. PLACED ONE PER BEDROOM AND
ONE IN HALLWAY PER FLOOR

BUILDING WILL BE PROTECTED BY AN AUTOMATIC FIRE
SPRINKLER SYSTEM

ESCAPE OR RESUCE WINDOWS SHALL HAVE A MINIMUM NET CLEAR OPENABLE
AREA OF 5.7 SQUARE FEET ALLOWED AT GRADE. THE MINUMUM NET CLEAR
OPENABLE HEIGHT DIMENSION SHALL BE 24 INCHES. THE NET CLEAR OPENABLE
WIDTH DIMENSION SHALL BE 20 INCHES. FINISHED SILL HEIGHTS SHALL BE NOT
MORE THAN 44 INCHES ABOVE THE FINISHED FLOOR.
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One November 21, 2018 our design team submitted a 
Design Review Hearing application for a new residence 
on Sunshine Valley Road in Moss Beach, California, 
APN: 037156130, on behalf of Fuli Li and Weiguang Xie. 
On December 21 we received planning comments from 
Laura Richstone, and on December 26 geotechnical and 
stormwater/drainage comments from Sherry.

This document is in response to these planning comments 
in order to deem our application complete. Please refer 
to the table of contents, as it has been organized in order 
of the comments received from the County of San Mateo 
Planning & Building Department. Each response begins with 
the question or comment posed, then with a response in 
the form of diagram, photograph, drawing, or reference to 
another document too large to include within these pages.

David Jaehning
per David Jaehning Architect
Tele: (415) 272-9444
Email: djaehning@davidjaehning.com
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Questions/comments:
a. Grant deeds provided are incomplete. They mostly speak 
to lots 10, 11, 12 and only go back to 1979.  
b. The grant deeds should focus on lots 13 and 14 and go 
back as far as possible (preferably to the creation of the 
subdivision in 1907).    
c. In order to process a COC Type A, the County needs to 
see that lots 13 and 14 were conveyed separately from all 
of the adjacent lots prior to 1945. 
d. I would recommend getting a Title Report from a title 
company. 

Response:
Please refer to the attached document. “CLTA Chain of 
Title Guar Form 6 6-6-92-N” is a Chain of Title Guarantee 
prepared by First American Title Company. Schedule A lists 
Lots 13 and 14 separate from the other lots under Tract 
Two (037-156-130); JPN: 037-015-156-13A
APN: 037-156-050 and 037-156-130.

“The Following Matters Affect TRACT TWO: (037-156-130):” 
begins on page 6. It begins with chain of title documents 
recorded beginning on December 12, 1927 up to the 
current Client of the proposed residence.

Other documents included for reference are “GUARANTEE 
DOCUMENTS_01” and “GUARANTEE DOCUMENTS_02”.

PROPOSED 
CERTIFICATE OF 
COMPLIANCE

(Above) Excerpts from the Chain of Title Guarantee pre-
pared by First American Title Company. See “CLTA Chain of 
Title Guar Form 6 6-6-92-N” for a full description.
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Questions/comments:
a. Must be stamped and signed by a licensed surveyor 
b. It is a little busy, please bold or specifically call out the 
property lines (especially the front property line). 
c. See comment 9.a below

Response:
The survey is prepared and signed by a licensed surveyor, 
BGT Land Surveying. In making it scaled to fit my drawings, 
I did not include BGT’s title bar with their stamp. Attached 
is the file for reference. This is now included in full as part 
of the 24x36 drawing set. Property lines have been further 
highlighted and noted for clarity. Top of Bank has been 
established and is noted on the Archtiectural Site Plan.

SURVEY

(Above) Survey by BGT Land Surveying.
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Questions/comments:
a. Only a combined 15’ side yard setback is required with a 
minimum setback on either side of 5’ feet. 
i. i.e. you can have a setback of 5’ on one side and 10’ on 
another or 7.5’ on both sides etc. This is pertinent to 4.a 
and 5.c below.

Response:
The proposed residence has been adjusted. See A112 
- Architectural Site Plan for the updated setbacks: west 
side yard 11’ - 2”, east side yard 15’ - 0”, and rear yard 
18’ - 0” (covered under variance request). The Dean Creek 
setback does not allow us to take advantage of the full 
front yard setback, and when considering the allowable 
built area, pushed this residence to a three-story proposal. 
This segways into the next set of questions/comments on 
height.

SETBACKS

(Above) A112 Architectural Site Plan
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Questions/comments:
a. The increase in height of 33’ is only allowed for parcels 
with a 30% slope or greater.  In addition this height increase 
is only for the center 40% of the house.  Because this lot 
does not have a significant slope the maximum height for a 
structure is 28’. Please reduce the height of the building. 

Response:
Our site analysis began with following the Section 6300.2 
Regulations for “S-17” Combining District (Midcoast). The 
above diagram to the left follows the minimum setbacks 
of front (20-feet), sides (combined 15-feet), and rear (20-
feet). This formula allowed for 2,100 square feet of parcel 
coverage. The below left diagram acknowledges a 30-foot 
setback required for Dean Creek, an intermittent stream. As 
an Arroyo Willow thicket is found to the east of the property, 
an additional 30-foot setback is required as a vegetation 
buffer. The resulting parcel coverage is 1,177 square feet, 
or a 44% reduction.

Our massing studies began by following the 28-foot 
maximum, but quickly realized a two-story option would not 
allow the project to reach either the allowed building floor 
area (0.53 of parcel size or 2,650 square feet) or the client’s 
program requirements (next page) without a third level.

In order to minimize its bulk, the next step was to follow the 
daylight plane requirements. Shown in the diagram to the 
right, the plane is established on two opposites sides of 
the house, upward a vertical distance of 20-feet, and then 
inward at an angle of 45° until the maximum building height 
was reached.

The following page shows a series of massing options that 
pay careful attention minimizing the mass above 28-feet. 
During our pre-application meetings on September 27 
with Carmelisa and Camille we agreed that the additional 
site constraints posed by Dean Creek could be relieved by 
allowing part of the house to hit the 33-foot mark, gaining a 
third level. We then shaped the house to minimize the bulk.

HEIGHT

(Above) Daylight plane diagram
(Below) Massing study that is the result of allowed parcel 
coverage and daylight planes

 20

 20

 7.5 7.5

30 R
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 20
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44%
REDUCTION

(Above) Allowable zoning per regulations for “S-17” 
Combining District, Midcoast
(Below) Allowable zoning with applied riparian corridors
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BD BD L K B M WD

BD BD L K B B WDBD BD

Ground floor BD
L
K
B
M
WD

Upper floors BD
L
K
B 
WD

– two bedrooms 
– living room
– lower kitchen
– full bathroom
– mechanical
– washer and dryer

– four bedrooms 
– living room
– upper kitchen
– two full bathrooms
– washer and dryer

(Above) Massing studies at 3/32” = 1’ - 0”(Above) Program requirements
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(Top right)
Longitudinal section as presented on November 21, 2018 
in which only the peak of the house is at 33-feet. The 
perimeter elevation heights are between 28 and 26-feet.

(Middle right)
After receiveing your comments, the house has been 
reduced as much as possible by: a) reducing the pitch of the 
roof without creating unliveable top floor rooms, b) reduced 
the first and second floor heights to 8’-6”, and 3) using a 
robust laminated veneer lumber joist system to minimize 
floor depth. Our position on the 8’-6” height is based on 
a) lower would affect daylighting thus adding to artificial 
lighting loads, and b) the house provides radiant heat only, 
bypassing A/C cooling and any lower height would affect 
fresh air and bring the trapped heat at the ceiling closer to 
house occupants. This is the limit of our adjustment without 
hardship.

(Bottom right)
If the house were required to be reduced to 28-feet (at its 
peak only), this would cause the ground floor of the house to 
be carved (or sunken into) the ground plane. This is strongly 
ill-advised by our geotechnical engineer as it would require 
a constant sump pump system as well as expensive and 
robust water-proofing details.

HEIGHT
(CONTINUED)

(Above) Sequence of site section height studies.

33’-0”

31’-4”

28’-0”

(–)3’-4”
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Questions/comments:
a. It’s hard to tell where the property lines are. Please either 
bold or specifically call out. 
b. The 30’ Dean Creek setback does not scale out to 30’. 
Portions of the setback only scale to 28’ and the house 
encroaches into the setback. Please move the house out 
of the creek setback.  This will encroach into the rear yard 
setback but will be covered/ considered under the variance. 
c. Finish drawing the 30’ Riparian buffer line. 
i. It looks like the house will encroach into this buffer area 
when the line is drawn. Move the house outside of the 
buffer area
d. Show existing trees on the property and if they will be 
retained or removed 
i. “X” out trees proposed for removal
ii. Number the trees per the arborist report 
e. Show location of uncovered parking spaces. 

Response:
a. Additional annotations have been added to call out 
the property lines, b. The previous version followed the 
setbacks from the (previous biology consultant), The 
proposed residence has been moved outside the Dean 
Creek setback, c. The proposed residence has been moved 
outside the riparian setbacks. d. See updated plan A112 
and landscape plans. As per the arborist report, all existing 
trees to be removed. Trees have been “X” out and labeled 
per the arborist report, e. uncovered parking spaces are 
shown dashed on A112.

SITE PLAN

(Above) A112 Architectural Site Plan
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Questions/comments:
a. Revise to include a description of all trees on the 
property including trees in the right-of-way directly in front 
of the property(size, health, species etc.) and include 
recommended tree protection measures for trees to be 
retained.  The report should include a tree inventory. 
b. Incorporate tree protection measures into a separate 
tree protection sheet. 
c. Show recommended location of required tree replantings 

Response:
Please refer to the documents attached to this document. 
“Sunshine Valley Residence Tree Report” is a narrative of 
all trees on site provided by Trees 360 Degrees. “Sunshine 
Valley Residence Tree Inventory” is a listing of all trees 
on site provided by Trees 360 Degrees. Recommended 
new tree planting locations have been provided on the 
architectural and landscape plans.

ARBORIST
REPORT

(Above) Excerpts from the documents provided by Trees 
360 Degrees, the certified arborist for this project. Full 
descriptions are attached to this document.
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 1/8" = 1'-0"1 LANDSCAPE PLAN

GENERAL NOTES:

1) A MININUM 3-INCH LAYER OF MULCH SHALL BE APPLIED TO ALL EXPOSED SOIL
SURFACES OF PLANTING AREAS EXCEPT TURF AREAS, CREEPING OR ROOT
GROUNDCOVERS, OR DIRECT SEEDING APPLICATIONS WHERE MULCH IS
CONTRAINDICATED.

2) TURF AREA SHALL NOT EXCEED 25% OF THE LANDSCAPE AREA IN RESIDENTIAL
AREAS.

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

4) UNLESS CONTRADICTED BY A SOILS TEST, COMPOST AT A RATE OF A MINUMUM
FOR FOUR CUBIC YARDS PER 1,000 SQUARE FEET OF PERMEABLE AREA SHALL BE
INCORPORATED TO A DEPTH OF SIX INCES INTO THE SOIL.

5) PROJECT MUST INCORPORATE COMPOST AT A RATE OF AT LEAST 4 CUBIC
YARDS PER 1,000 SQ FT TO A DEPTH OF 6 INCHES INTO LANDSCAPE AREA.

6) IN RESPONSE TO WATER EFFICIENT LANDSCAPE ORDINANCE (WELO): NO
IRRIGATION SYSTEM PROVIDED.

LOT COVERAGE:

BUILDING: 830 SF
HARDSCAPE: 786 SF
TOTAL IMPERVOIUS: 1616 SF (32%)

MATERIAL AREAS:

LANDSCAPE AREA (REHABILITATED): 2206 SF
LANDSCAPE AREA (TURF & PLANT): 1178 SF
TOTAL PERVIOUS: 3384 (68%)

EXTERIOR LIGHTING SCHEDULE:

LM - LUMASCAPE LS592 BALITZA MICRO, 20W T3 HALOGEN (G4), 3500K

LL - KLUS FLEXIBLE LED STRIP TAPE, K-35-1275, 3500K

NO. DBH GENUS SPECIES COMMON NAME
01 7" MYOPORUM LAETUM NGAIO (SHRUB)
02 12" SALIX LASIOLEPIS ARROYO WILLOW
03 26" SEQUOIA SEMPERVIRENS COASTAL REDWOOD
04 26" HESPEROCYPARIS MACROCARPA MONTEREY CYPRESS
05 6" MYOPORUM LAETUM NGAIO (SHRUB)
06 16" MYOPORUM LAETUM NGAIO (SHRUB)
07 14" MYOPORUM LAETUM NGAIO (SHRUB)
08 12" MYOPORUM LAETUM NGAIO (SHRUB)
09

6" ALNUS RHOMBIFOLIA WHITE ALDER

EXIST/NEW
EXISTING
EXISTING
EXISTING
EXISTING
EXISTING
EXISTING
EXISTING
EXISTING

NEW
10

6" ALNUS RHOMBIFOLIA WHITE ALDERNEW
11

6" PLATANUS RACEMOSA WESTERN SYCAMORENEW
12

6" PLATANUS RACEMOSA WESTERN SYCAMORENEW

*SEE ARBORIST REPORT FOR DETAILED INFORMATION

13
14

EXISTING
EXISTING

14" MYOPORUM LAETUM NGAIO (SHRUB)
12" MYOPORUM LAETUM NGAIO (SHRUB)
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 1/8" = 1'-0"1 TREE PLAN

NO. DBH GENUS SPECIES COMMON NAME
01 7" MYOPORUM LAETUM NGAIO (SHRUB)
02 12" SALIX LASIOLEPIS ARROYO WILLOW
03 26" SEQUOIA SEMPERVIRENS COASTAL REDWOOD
04 26" HESPEROCYPARIS MACROCARPA MONTEREY CYPRESS
05 6" MYOPORUM LAETUM NGAIO (SHRUB)
06 16" MYOPORUM LAETUM NGAIO (SHRUB)
07 14" MYOPORUM LAETUM NGAIO (SHRUB)
08 12" MYOPORUM LAETUM NGAIO (SHRUB)
09

6" ALNUS RHOMBIFOLIA WHITE ALDER

EXIST/NEW
EXISTING
EXISTING
EXISTING
EXISTING
EXISTING
EXISTING
EXISTING
EXISTING

NEW
10

6" ALNUS RHOMBIFOLIA WHITE ALDERNEW
11

6" PLATANUS RACEMOSA WESTERN SYCAMORENEW
12

6" PLATANUS RACEMOSA WESTERN SYCAMORENEW

*SEE ARBORIST REPORT FOR DETAILED INFORMATION
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Questions/comments:
a. Do not show the trees proposed for removal on the 
landscaping plan 
b. Is the new turf native grasses? Or just regular turf? If is 
just regular grass how will it survive without irrigation? 
c. Specify the plants proposed for the planting beds and 
native riparian species (location, quantity, species)
d. See Comment 9.c.iv below 

Response:
a. Trees proposed for removal have been taken off of the 
Landscape Plan (now named L001). A new sheet, L002 has 
been drawn per your request to show a Tree Location Plan, 
b. This is new seeded grass, Pestuca Rubra. This grass 
type is on the recommended list “San Mateo Countywide 
Stormwater Pollution Prevention Plan”. It is recommended 
as a California native and is drought tolerant. This grass 
will be hand-watered with no irrigation system, c. The 
new planting beds will be Baccharis Pilularis. This plant 
type is on the recommended list “San Mateo Countywide 
Stormwater Pollution Prevention Plan”. It is recommended 
for bioretention areas and flow through planters (see C001 
Flow Through Planter), vegetated buffer strip, a California 
native and is drought tolerant, 303 square feet of full 
coverage, d. As the existing turf is proposed for removal 
being close to the riparian buffer, we propose replacement 
with native riparian plant species: holciformis, festuca 
rubra, sisyrinchium bellum, achillea millefolium, allium 
sp., Epilobium densiflorum, limonium californicum, and 
monardella. Planted to achieve approimately 70% cover. 
Mulch to be spread over exposed soil areas between 
plantings to prevent soil erosion.

LANDSCAPING

(Above) L001 Landscape Plan and L002 Tree Location Plan
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Questions/comments:
a. Please provide an erosion control plan for the 
construction of the bridge and the house
b. The EC plan should be a separate sheet from the grading 
plan.
i. Show location of equipment storage areas, ec measures, 
concrete washout etc. 
ii. The biologist should consult on the EC plan. See 
comment 9 below. 

Response:
See the new Civil drawings. C002 address erosion and 
sediment control. C001 provides the locations requested. 
All have been confirmed with SWCA, our boilogical 
consultant.

EROSION 
CONTROL PLAN

(Above) C001 Grading and Drainage Plan and C002 Erosion 
and Sediment Plan.



 

SW CA  E N VI R O N ME N T A L  C O N S U L TA N TS   

Half Moon Bay Office 
60 Stone Pine Road, Suite 100 
Half Moon Bay, California 94019 
Tel: 650.440.4160  Fax: 650.440.4165 

 

 

 

 

To: Fuli Li, Project Applicant   

CC: David Jaehning, Owner, David Jaehning Architect  

From: Kristen Outten, Project Manager, SWCA Environmental Consultants  

Date: January 17, 2019 

Re: Responses to County of San Mateo Planning Comments for 1855 Sunshine Valley Road, Moss Beach, 
California (PLN 2018-00458) 

_________________________________________________________________________________________ 

SWCA Environmental Consultants (SWCA) understands that Fuli Li (Applicant) submitted plans to the 
County of San Mateo (County) to construct a new single-family dwelling on 1855 Sunshine Valley Road 
in Moss Beach, California.  The County provided comments regarding the project plans to the Applicant 
on December 21, 2018.  This memorandum provides responses to the County’s planning comments, 
specifically those that pertain to environmental resources.    

Comment No. 5 – Site Plan  
(c) Refer to Drawing No. A112, Site Plan for a complete drawing of the 30-foot riparian buffer line.  

(i) House has been relocated outside of the 30-foot buffer line.  

Comment No. 8– Erosion Control Plan 
(a) Refer to Drawing No. C-2, Erosion Control Plan. 
(b) Refer to Drawing No. C-2, Erosion Control Plan. 

(i) Location of equipment storage areas, erosion control measures, concrete washout, etc. 
are shown on the Erosion Control Plan.  

(ii) SWCA biologist Kristen Outten assisted in preparation of the Erosion Control Plan.  Ms. 
Outten is a Qualified SWPPP Practitioner (QSP) as well as Certified Erosion, Sediment, 
and Storm Water Inspector (CESSWI). 

Comment No. 9 – Bio Report 
(a) Refer to Attachment 1, Wetland Buffer and Vegetation Map, as well as Drawing No. A112, Site 

Plan for the top of bank of Dean Creek.  
(b) The County is requesting a revised Biological Impact Form to address construction of the bridge.  

SWCA cannot revise the existing report since it is authored by Coast Ridge Ecology. The 
Applicant, however, in coordination with SWCA, is providing information regarding 
construction of the bridge in the response to the County planning comments.  

(ii)  Construction of the bridge will occur during the dry season when no water is present in 
Dean Creek.   

(iii) Dean Creek could be temporarily impacted by fuel spills.  Dean Creek could also be 
temporarily affected from fugitive dust or sediment.  Such impacts will be reduced or 

MEMORANDUM 
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Questions/comments:
a. Biologist to establish top of bank (TOB).  The TOB should 
then be mapped on the survey and shown on the site plan.  
b. Revise to include discussion about the construction of 
the bridge
i. What type of work is involved in the construction? 
1. What work is expected to occur in the creek or on the 
banks?
2. Discuss the footings on the bank and exposed sewer line
ii. How long will it take? When is the best time for it to 
happen? 
iii. What would the potential impacts be from the 
construction activities?
iv. Provide more specific erosion control measures 
c. Mitigation Measures Questions
i. Who installs the woodrat exclusion fencing? 
1. How long before construction begins should this fencing 
be installed?
2. Is this the same type of fencing that you recommend for 
the SFGS and CRF? 
3. Can you provide picture examples of the fencing? 
4. Please provide a map of where each fencing type should 
be installed
ii. Provide mitigation measures for if a woodrat nest is 
found on the site. 
iii. Will construction activities/noise interfere with the 
woodrats’ breeding season?
iv. Please address all landscaping in the riparian buffer 
areas.  
1. The bio report should determine the appropriate mix of 
natives to be installed 
a. What would be the establishment rate of the new plants? 
2. Address the proposed removal of the non-native species 
within the banks of Dean Creek (does that need biologist 
oversight?)
a. When should this removal happen? 
b. Will the removal of the vegetation destabilize the bank?

Response:
See following pages and attached PDF “Response to 
Planning Comments_PLN2018-00458-FINAL”

BIOLOGY 
REPORT
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avoided with the implementation of the Erosion Control Plan (refer to Drawing No. C-
2).   

(iv) To prevent impacts associated with hazardous materials, fugitive dust, sediment, or 
other construction-related materials, erosion control best management practices 
(BMPs) will be installed and maintained throughout the duration of the project.  BMPs 
will include, but are not limited to fiber rolls, stockpile protection, a stabilized 
construction entrance/exit, and concrete waste management.  Refer to Drawing No. C-
2, Erosion Control Plan, as well as cutsheets of specific erosion and sediment control 
BMPs.  

(c) (i)   The construction contractor will install the woodrat exclusion fencing in accordance  
 with Drawing No. A112, Site Plan.  
(1) Woodrat exclusion fencing will be installed prior to the start of construction, 

including equipment and materials staging.   
(2) Woodrat exclusion fencing will be the same exclusion fencing that will be installed 

for California red-legged frog and San Francisco garter snake.  The escape funnels 
provided for snakes and frogs shall have a small enough escape funnel (i.e., less than 
3” x 3” exit) to prevent woodrats from passing through.  

(3) The following link provides a photos and a description of the wildlife exclusion 
fence: http://ertecsystems.com/resourcepdf.php?filename=5a5d31ef02701-
ertec%20e-fence%20brochure%202018.pdf  

(4) Refer to Drawing No. A112, Site Plan for the location of the wildlife exclusionary 
fencing.  

(ii)  If woodrat nests with young are observed within the project footprint, an exclusion fence 
will be erected around the nest site adequate to provide the woodrat enough foraging 
habitat at the discretion of the biologist.  Site preparation (i.e., grubbing and grading) 
within the fenced area would be postponed or halted until young have left the nest.  A 
biological monitor will be onsite during periods when disturbance activities occur near 
the active nests to ensure that no inadvertent impacts will occur to the nests.  If woodrat 
nests are observed within the project footprint outside of the breeding period (February 
to July), the biologist will dismantle the nest (outside the breeding period), allowing 
individuals to relocate to suitable habitat within adjacent open space areas.   

 (iii) Construction activities are not anticipated to impact woodrat breeding activities, given 
that the above-described woodrat mitigation measure and Mitigation Measure #2 in the 
Biological Impact Form are implemented.   

(iv)  Existing turf within the 30-foot riparian buffer will be removed, and native grasses and 
herbaceous species will be planted in its place.   
(1) Native species that will be planted within the 30-foot riparian buffer include but 

are not limited to Deschampsia cespitosa ssp. holciformis, Festuca rubra, 
Sisyrinchium bellum, Achillea millefolium, Allium sp., Epilobium densiflorum, 
Limonium californicum, and Monardella sp.  

a. New vegetation within the 30-foot riparian buffer area will be planted to 
achieve approximately 70% cover.  Mulch will be spread over exposed soil 
areas between plantings to prevent soil erosion within the buffer area.  

(2) To prevent potential erosion concerns within the bed and banks of Dean Creek, 
removal of invasive and non-native species will be limited to the area outside the 
banks of Dean Creek.  No vegetation removal will occur within the bed or banks 
of the creek.  Vegetation and debris resulting from vegetation removal will be 
placed outside of the creek channel and in a location where they cannot roll, wash, 
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or move back into the creek channel.  A qualified biologist will be onsite to oversee 
removal of invasive and non-native species.  

a. Vegetation removal will occur during the dry season to minimize the 
potential for soil erosion.  

b. Removal of vegetation will occur during the dry season to prevent the risk 
of bank destabilization.  In addition, native vegetation will be planted in 
disturbed soil areas to further reduce potential erosion concerns.  

Comment No. 11 – General Comments/Questions 
(a) The bridge footings will be located outside the banks of Dean Creek, and construction activities 

are not anticipated to result in impacts to the bed or banks of Dean Creek.  Furthermore, removal 
of invasive and non-native plans will occur outside of the bed and banks of Dean Creek.  
Therefore, a Streambed Alteration Agreement is not anticipated at this time.  In the event there 
are changes to the project design and impacts to the bed or banks of Dean Creek will occur, the 
Applicant understands a Streambed Alteration Agreement issued by California Department of 
Fish and Wildlife would be required prior to building permit issuance.   
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Questions/comments:
a. Please provide a soft copy of the proposed/revised plans

Response:
Noted.

SOFT COPY

Questions/comments:
a. Please note that a Streambed Alternation Permit issued 
by CA Fish and Wildlife will likely be required.  If required 
this permit is needed prior to building permit issuance.
b. Shed
i. Why is there a sewer line running to the shed? Does the 
shed house a washer and dryer? 
ii. The shed must be located at least 3’ away from the rear 
property line  
c. Lighting
i. Are you proposing any exterior lighting? 
ii. Where? 
iii. If yes, provide a cut sheet of the lighting fixtures. Fixtures 
must be dark sky compliant 
d. Front Door 
i. Provide a cut sheet of the front door.
ii. What color will it be?

GENERAL 
COMMENTS/
QUESTIONS

e. Driveway
i. Please consider replacing concrete with permeable pavers 
or permeable concrete
f. Utilities 
i. FYI, All utilities must be undergrounded. 
g. Page A113
i. On the North/South section, what is the smaller structure 
to the right of the building? 

Response:
a. See response to Biology Report comments as no 
vegetation will be distorubed within the beds or banks of 
Dean Creek, b. the shed has been removed from the project 
as a result of addressing other setback concerns previously 
mentioned, c. yes, see site plan for site lighting bollards 
on driveway and entry walkway, and elevations for house 
lighting at entries. Cuts sheets have been provided with the 
original application, and also included here. Note that plans 
call our the fixtures to match with the cut sheet provided,  
d. See note on A311 for custom thermally insulated entry 
door (not a product off the shelf). Details in progress for 
100% CD set, anodized bronze to match window frames, 
e. Both options are a maintenance issue for the Client, as 
they require weed control, irrigation, and fertilizer to keep 
green. Also, this is the primary means of vehicle parking. 
Finally, our permeable surfaces fall under the maximum 
allowances, f. note our “New Service Drop” on A112, g. the 
structure is the Client’s existing residence, 1855 Sunshine 
Valley Road.
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Safe and Sound

The security of your home and the safety of your family 

are second to none. Installing a Neoporte door system 

will give you peace of mind that your home is secure 

and your loved ones are protected.

Trust Neoporte door systems to keep the unwanted out.

Security features include:

• 2 ¼” thick doors

• High-security, commercial-grade,

16 gauge door skins

• Heavy-duty, commercial-grade security

mortised locksets

• High-density cores*

• Non-removable pin security hinges

• Security viewer (optional)

• Electronic access control hardware (optional)

*Neoporte door cores are 3x more dense than standard insulated commercial door cores.

ANSI Grade 1 heavy-duty, commercial-grade security mortised 
lockset with integrated deadbolt and latch for maximum security.

Our 2 ¼” thick doors are constructed with high-security, commercial- 
grade, 16 gauge door skins that are fully welded, ground smooth, 
and re-finished for uncompromised strength and beauty.

1.0s
add 1 Sidelite

1.0t 
add Transom

1.0ss
add 2 Sidelites
.

1.0tss
add 2 Sidelites
+ Transom

1.0ts
add 1 Sidelite
+Transom

2.0t 
add Transom

2.0ss
add 2 Sidelites

2.0tss
add 2 Sidelites + Transom

1.5as
Active Sidelite
(A-Symmetrical 
Double Door)

2.0g
Gate - Double

1.0g
Gate - Single

Design and Configuration

Every Neoporte door system is custom 

engineered and manufactured to your exact 

specifications. Door and frame dimensions can 

be adjusted during the shop drawing process 

to accommodate any rough opening.

Maximum door leaf size = 57 ½” w x  120” h

Maximum frame system size = unlimited* 

Don’t see the door or frame design your are 

looking for? Consult with our knowledgeable 

staff about the possibility of a custom design. 

*Freight/shipping restrictions may limit overall system size. 

MONOLITHIC

SIDESHOW MERIDIAN LUMEN

VISTEON ACUITY TRI-LITE

Q-PORTE 4-HORIZONS

Double Door Designs 2.0Frame Configurations Single Door Designs 1.0

MONOLITHIC

SIDESHOW MERIDIAN LUMEN

VISTEON ACUITY TRI-LITE

Q-PORTE 4-HORIZONS

1716 17

Door finish anodized 
bronze to match 
window frames.
See note on A311 
for custom thermally 
insulated entry door.



GS

Applications
• Vehicle/equipment cabins
• Indoor building lighting
• Emergency lighting
• Solar/remote lighting
• Tunnel lighting 
• Outdoor, harsh/rough usage environments

Features
• Extremely robust 
• Thermally managed for longevity
• Easy field angle adjustment 
• -40 to +65°C (AC) |  -40 to +60°C (DC)                  

operating range
• Sealed to IP66/67    Marine Outside type (Salt Water)

Extremely durable and water-tight, the GS Series of fixtures 
are able to withstand the most  demanding environments. 
The GS was designed as a hazardous location, light weight 
linear strip luminaire with a projected lifespan of 100,000 
hours.  Multiple lengths, optics and mounts make the GS a 
long term solution to area lighting in mining applications.

The GS is available in a general purpose or Class 1 Div. 2 for 
hazardous locations.  With AC and DC options, the GS can 
easily be wired into existing facilities or used in remote solar 
lighting applications.

Using industry leading manufacturing practices, our 
engineers and industrial designers created a fixture that 
transfers heat away from the LEDs to the enclosure via the 
metal core PCB.  This optimizes the operating temperature, 
maximizes efficiency, and increases the longevity of the 
components.  

The GS comes with a field adjustable end bracket or may be 
flush mounted to surfaces or ceilings using carriage bolts.  
With wide or narrow beam profiles, multiple lengths and 
colour options, the GS provides a long term solution for 
linear strip lighting applications.

AN EXTREMELY DURABLE ,
WATER-TIGHT ,

INDUSTRIAL LUMINAIRE

Certifications
• Certified to UL 844, UL 1598, UL1 598A UL 2108, 

UL 8750
• CSA 22.2 No. 137, CSA 22.2 No. 250.0,                   

CSA 22.2 No. 250.13
• Class I, Division 2, Groups ABCD
• Class II Division 2, Groups FG
• Class III 
• Class I, Zone 2, Group IIC 
• Zone 22

Warranty
• Five (5) year limited warranty

1018 72nd Avenue NE
Calgary, AB, Canada    

T2E 8V9
P: 403.242.7475                            
F: 403.243.6190 

info@nemalux.com 
www.nemalux.com  

Output
• 559 to 2289 lumens

• 5000K standard                                           
(Additional colours & temperatures available)

MADE IN CANADA

E477827
E477829
E480811

 110' - 0" 

 111' - 0" 

 112' - 0" 

 106' - 0" 

 106' - 0" 

 107' - 0" 

 107' - 0" 

 108' - 0" 

 108' - 0" 

 109' - 0" 

 109' - 0" 

 110' - 0" 

 110' - 0" 

 111' - 0" 

 1
12

' - 
0"

 

1
A113

2
A113

2
A112

(E) ASPHALT
DRIVEWAY

(E) RIP RAP
HEAD WALL

EXISTING RESIDENCE

NEW CONCRETE
BENCH (18" TALL)
CONTINUOUS ALONG
PROPERTY LINE

15
' -

 6
"

C
O

N
C

R
ET

E 
BE

N
C

H
73

' -
 6

"

(E) INVERT OF
TWIN 36" CMP

ASPHALT
DRIVEWAY

SUNSHINE VALLEY ROAD

WM

PAINTED WATER LINE

OVERHEAD LINE
OVERHEAD LINE(E) JOINT POLE

NEW CONCRETE
DRIVEWAY BRIDGE

18' - 0"

3/
4"

 / 
1'

-0
"

PROPOSED RESIDENCE
(830 SQ FT)

PROPERTY LINE

REMOVE INVASIVE AND NON-
NATIVE SPECIES (MYOPORUM,
POISON HEMLOCK, WILD RADISH,
ETC.) AND PLANT NATIVE RIPARIAN
PLANT SPECIES (TWINBERRY,
REDBERRY, RED ELDERBERRY)
ALONG THE UPPER OUTER BANK OF
DEAN CREEK

NEW GABION LANDSCAPE WALL
(APPROXIMATELY 18" ABOVE
GROUND LEVEL) WITH PLANTED
SOIL:
1) TOP SOIL WITH NATIVE
RIPARIAN PLANT SPECIES MIXED
WITH GABION STONE FILL,
2) EROSION CONTROL MAT AND
FILTER FABRIC SECURED TO
GABION WALL (STAKES OR SOIL
ANCHORS)
3) HYDROSEED TOP SOIL WITH
NATIVE RIPARIAN PLANT
SPECIES

*DESIGN INTENT IS TO FOLD
NATIVE PLANT SPECIES OVER
THE LANDSCAPE WALL TO FORM
A SOFT EDGE AND SUPPORT
EXISTING RIPARIAN PLANT
SPECIES

111' - 0"

111' - 0"

111' - 0" 111' - 0"

110' - 0"

COMPACTED BACKFILL BEHIND
SOUTH GABION LANDSCAPE WALL

COMPACTED MULCH FOR PERVIOUS
SURFACE AND GUEST PARKING
(294 SQ FT)

NEW PLANTING
BED, BACCHARIS
PILULARIS "TWIN
PEAKS" (303 SQ FT)

NEW SEEDED
GRASS, FESTUCA
RUBRA, NO
IRRIGATION
SYSTEM, HAND-
WATER (875 SQ FT)

REMOVE EXISTING TURF AND
PLANT NATIVE RIPARIAN PLANT
SPECIES: HOLCIFORMIS, FESTUCA
RUBRA, SISYRINCHIUM BELLUM,
ACHILLEA MILLEFOLIUM, ALLIUM
SP., EPILOBIUM DENSIFLORUM,
LIMONIUM CALIFORNICUM, AND
MONARDELLA. PLANTED TO
ACHIEVE APPROIMATELY 70%
COVER. MULCH TO BE SPREAD
OVER EXPOSED SOIL AREAS
BETWEEN PLANTINGS TO PREVENT
SOIL EROSION. (1948 SQ FT)

NEW CONCRETE PATIO
(122 SQ FT)

RIPAR
IAN CO

RRIDO
R

PR
O

PER
TY

100'  - 0"

FR
O

N
T YAR

D
20' - 0"

62' - 0"
R

EAR
 YAR

D
18' - 0"

W

W W W

SS SS SS SS SS SS SS SS SS SS

(11) NEW WHITE ALDER

NEW SERVICE
DROP

E

E

E

E

E

ELECTRICAL SUBPANEL

MAIN ELECTRIC
PANEL

LM

LM

LM

LM

LM

LM

TOP OF BANK

TOP OF BANK

4' 
- 0

"

4' 
- 0

"

WILDLIFE EXCLUSION
FENCING ALONG SOUTH
AND EAST PROPERTY EDGE

(12) NEW WHITE ALDER

(13) NEW WESTERN SYCAMORE

(14) NEW WESTERN SYCAMORE

11' - 0"

4' 
- 0

"

PROPERTY
50' - 0"SIDE YARD

11' - 2" 23' - 10"
SIDE YARD

15' - 0"

EXTENT OF PROPERTY

30' DEANCREEK SETBACK

20' RIPARIAN SETBACK

30' RIPARIAN SETBACK

DEAN CREEK

E

E

(E) CONCRETE
SIDEWALK

NEW CONCRETE
DRIVEWAY AND
SIDEWALK ENTRY

(N) FLOW-THRU
PLANTER (SEE
CIVIL)

GRASS PAVER

DAVID
JAEHNING

C-34474
REN. 12/31/2019

AR CH IT E CT

AI

NROFILACFO
ETAT

S

L IC
E NS E D

David Jaehning Architect
25 Forest Side Avenue, San Francisco, California 94127

ARCHITECT:

CONSULTANT TEAM:

ARBORIST:
Trees 360 Degrees, Straun Edwards: WE5612-A
Saratoga, California

BIOLOGICAL:
SWCA Environmental Consultants: Half Moon Bay, California

CIVIL:
Sigma Prime Geosciences, Inc.: Half Moon Bay, California

STRUCTURAL:
Alex Lau Engineering: C 75773, San Francisco, California

1855 Sunshine Valley Road, Moss Beach, California 94038

CLIENT:

PROJECT NO:

PROJECT PHASE:

All Rights Reserved
These drawings, concepts, designs and ideas are the property of
David Jaehning Architect.  They may not be copied, reproduced,
disclosed to others or used in connection with any work other than the
specified project for which they were prepared, in whole or in part,
without the prior written authorization of David Jaehning Architect.

DRAWING NO:

DRAWING TITLE:

ISSUE DATE:

DRAWN: CHECKED:

STAMP:

FOR REVIEW & FILING
NOT FOR CONSTRUCTION

REVISION:

PROJECT NAME:

PROJECT
ADDRESS:

5/13/2019 3:31:09 PM

L001

1802

Construction Documents

Elle and Ivan Li

LANDSCAPE PLAN

Author Checker

Sunshine Valley
Residence
APN 037156130, Sunshine Valley Road
Moss Beach, California 94038

 1/8" = 1'-0"1 LANDSCAPE PLAN

GENERAL NOTES:

1) A MININUM 3-INCH LAYER OF MULCH SHALL BE APPLIED TO ALL EXPOSED SOIL
SURFACES OF PLANTING AREAS EXCEPT TURF AREAS, CREEPING OR ROOT
GROUNDCOVERS, OR DIRECT SEEDING APPLICATIONS WHERE MULCH IS
CONTRAINDICATED.

2) TURF AREA SHALL NOT EXCEED 25% OF THE LANDSCAPE AREA IN RESIDENTIAL
AREAS.

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

4) UNLESS CONTRADICTED BY A SOILS TEST, COMPOST AT A RATE OF A MINUMUM
FOR FOUR CUBIC YARDS PER 1,000 SQUARE FEET OF PERMEABLE AREA SHALL BE
INCORPORATED TO A DEPTH OF SIX INCES INTO THE SOIL.

5) PROJECT MUST INCORPORATE COMPOST AT A RATE OF AT LEAST 4 CUBIC
YARDS PER 1,000 SQ FT TO A DEPTH OF 6 INCHES INTO LANDSCAPE AREA.

6) IN RESPONSE TO WATER EFFICIENT LANDSCAPE ORDINANCE (WELO): NO
IRRIGATION SYSTEM PROVIDED.

LOT COVERAGE:

BUILDING: 830 SF
HARDSCAPE: 786 SF
TOTAL IMPERVOIUS: 1616 SF (32%)

MATERIAL AREAS:

LANDSCAPE AREA (REHABILITATED): 2206 SF
LANDSCAPE AREA (TURF & PLANT): 1178 SF
TOTAL PERVIOUS: 3384 (68%)

EXTERIOR LIGHTING SCHEDULE:

LM - LUMASCAPE LS592 BALITZA MICRO, 20W T3 HALOGEN (G4), 3500K

LL - KLUS FLEXIBLE LED STRIP TAPE, K-35-1275, 3500K

NO. DBH GENUS SPECIES COMMON NAME
01 7" MYOPORUM LAETUM NGAIO (SHRUB)
02 12" SALIX LASIOLEPIS ARROYO WILLOW
03 26" SEQUOIA SEMPERVIRENS COASTAL REDWOOD
04 26" HESPEROCYPARIS MACROCARPA MONTEREY CYPRESS
05 6" MYOPORUM LAETUM NGAIO (SHRUB)
06 16" MYOPORUM LAETUM NGAIO (SHRUB)
07 14" MYOPORUM LAETUM NGAIO (SHRUB)
08 12" MYOPORUM LAETUM NGAIO (SHRUB)
09

6" ALNUS RHOMBIFOLIA WHITE ALDER

EXIST/NEW
EXISTING
EXISTING
EXISTING
EXISTING
EXISTING
EXISTING
EXISTING
EXISTING

NEW
10

6" ALNUS RHOMBIFOLIA WHITE ALDERNEW
11

6" PLATANUS RACEMOSA WESTERN SYCAMORENEW
12

6" PLATANUS RACEMOSA WESTERN SYCAMORENEW

*SEE ARBORIST REPORT FOR DETAILED INFORMATION

13
14

EXISTING
EXISTING

14" MYOPORUM LAETUM NGAIO (SHRUB)
12" MYOPORUM LAETUM NGAIO (SHRUB)

18

Exterior lighting

Nemalux Linear LED

Ligman Bollard



ULI-10021
Light Linear PT 1 Single Head Bollard

Aluminum 
Less than 0.1% copper content – Marine 
Grade 6060 extruded & LM6 Aluminum High 
Pressure die casting provides excellent 
mechanical strength , clean detailed product 
lines and excellent heat dissipation. 

Pre paint
8 step degrease and phosphate process that 
includes deoxidizing and etching as well as a 
zinc and nickel phosphate process before 
product painting.

Memory Retentive -Silicon Gasket
Provided with special injection molded “fit for 
purpose” long life high temperature memory 
retentive silicon gaskets. Maintains the 
gaskets exact profile and seal over years of 
use and compression.

Thermal management
LM6 Aluminum is used for its excellent 
mechanical strength and thermal dissipation 
properties in low and high ambient 
temperatures. The superior thermal heat 
sink design by Ligman used in conjunction 
with the driver, controls thermals below 
critical temperature range to ensure 
maximum luminous flux output, as well as 
providing long LED service life and ensuring 
less than 10% lumen depreciation at 50,000 
hours.  

Surge Suppression
Standard 10kv surge suppressor provided 
with all fixtures.

BUG Rating
B1 - U0 - G1

Finishing 
All Ligman products go through an extensive 
finishing process that includes fettling to 
improve paint adherence.

Paint
UV Stabilized 4.9Mil thick powder coat paint 
and baked at 200 Deg C.
This process ensures that Ligman products 
can withstand harsh environments.
Rated for use in natatoriums. 

Hardware
Provided Hardware is Marine grade 316 
Stainless steel.

Anti Seize Screw Holes
Tapped holes are infused with a special anti 
seize compound designed to prevent seizure 
of threaded connections, due to electrolysis 
from heat, corrosive atmospheres and 
moisture.

Crystal Clear Low Iron Glass Lens
Provided with tempered, impact resistant 
crystal clear low iron glass ensuring no green 
glass tinge.

Optics & LED
Precise optic design provides exceptional 
light control and precise distribution of light. 
LED CRI > 80 

Lumen - Maintenance Life
L80 /B10 at 50,000 hours (This means that at 
least 90% of the LED still achieve 80% of their 
original flux)

LIGHTING USA

Construction Area distribution bollard-integrated projectors.
Stylish but technically precise area lighting solutions 
as part of a large flexible family.

Light Linear PT Bollard is an elegant minimalistic bollard that is 
suitable for both modern and classic architecture. Ideal for 
creating visual guidance with exceptional visual comfort. The dual 
sealed optical chamber with integrated heat sinks houses a range 
of field interchangeable optically controlled LED’s, providing Type 
II, III, IV & V distribution, as well as variations of this for precise 
light distribution requirements.
An example of this, is using a combination of Type II and Type IV 
distribution optics inside the same fixture.
This product range is available in 29w and 55w options, as single 
& double head styles.  

Customer specific wattages can be provided, contact the factory 
for more information. 
This luminaire complies to Dark Sky requirements.
Bollards can be provided with GFCI boxes positioned to specific 
heights specified by the customer. 
Internal house side shields are available as an option. 

Optional: Security Bollard:
The Light Linear Bollard is available as a traffic rated security 
bollard. 
This security bollard provides restraint of vehicular traffic in 
unauthorized areas.
Impact calculations shows this bollard will stop a 5,500lb/2.75 
tons vehicle, travelling at 30mph.  
For additional strength, the galvanized pole can be filled with 
concrete up to the waterproof driver housing to provide a solid 
concrete barrier. 

Ligman Lighting USA reserves the right to change speci�cations without prior notice, please contact factory for latest information.  Due to the continual improvements in LED technology data and components may change without notice. 

Additional Options (Consult Factory For Pricing)

SB
Security Bollard

7.87”

40”

9.5”

3.14” x 7.87” 

2.5”

12.6”

TURTLE FRIENDLY

29w LED 2628 - 2656 Lumens

IP65 • Suitable For Wet Locations

IK07 • Impact Resistant (Vandal Resistant)

Weight 24.6 lbs

RGBW or Static Color Laser Cut Lettering, Logos & Designs
(LLVT Bollard shown for visual reference)

Ligman can provide custom logos and signage in the Light Linear  Bollard
The images above show this feature in the Light Linear VT Bollard

Mounting Detail

7.88”

3.
15

”
1.

18
”

5.52”

ø0.67”
1.58”

Type I

Type IV

HYBRID
TYPE I & TYPE IV

Type V

Type II

T E C H N O L O G Y

Ligman’s micro Variable Optical System provides the ability 
to interchange, mix & rotate optics to provide specific light 
distributions for optimized spacing and uniformity. 

Type III

The variable optic system allows for the designer to create 
hybrid distrubtions for precise lighting requirements.

T E C H N O L O G Y
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Sunshine Valley
Residence
APN 037156130, Sunshine Valley Road
Moss Beach, California 94038

 1/8" = 1'-0"1 LANDSCAPE PLAN

GENERAL NOTES:

1) A MININUM 3-INCH LAYER OF MULCH SHALL BE APPLIED TO ALL EXPOSED SOIL
SURFACES OF PLANTING AREAS EXCEPT TURF AREAS, CREEPING OR ROOT
GROUNDCOVERS, OR DIRECT SEEDING APPLICATIONS WHERE MULCH IS
CONTRAINDICATED.

2) TURF AREA SHALL NOT EXCEED 25% OF THE LANDSCAPE AREA IN RESIDENTIAL
AREAS.

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

4) UNLESS CONTRADICTED BY A SOILS TEST, COMPOST AT A RATE OF A MINUMUM
FOR FOUR CUBIC YARDS PER 1,000 SQUARE FEET OF PERMEABLE AREA SHALL BE
INCORPORATED TO A DEPTH OF SIX INCES INTO THE SOIL.

5) PROJECT MUST INCORPORATE COMPOST AT A RATE OF AT LEAST 4 CUBIC
YARDS PER 1,000 SQ FT TO A DEPTH OF 6 INCHES INTO LANDSCAPE AREA.

6) IN RESPONSE TO WATER EFFICIENT LANDSCAPE ORDINANCE (WELO): NO
IRRIGATION SYSTEM PROVIDED.

LOT COVERAGE:

BUILDING: 830 SF
HARDSCAPE: 786 SF
TOTAL IMPERVOIUS: 1616 SF (32%)

MATERIAL AREAS:

LANDSCAPE AREA (REHABILITATED): 2206 SF
LANDSCAPE AREA (TURF & PLANT): 1178 SF
TOTAL PERVIOUS: 3384 (68%)

EXTERIOR LIGHTING SCHEDULE:

LM - LUMASCAPE LS592 BALITZA MICRO, 20W T3 HALOGEN (G4), 3500K

LL - KLUS FLEXIBLE LED STRIP TAPE, K-35-1275, 3500K

NO. DBH GENUS SPECIES COMMON NAME
01 7" MYOPORUM LAETUM NGAIO (SHRUB)
02 12" SALIX LASIOLEPIS ARROYO WILLOW
03 26" SEQUOIA SEMPERVIRENS COASTAL REDWOOD
04 26" HESPEROCYPARIS MACROCARPA MONTEREY CYPRESS
05 6" MYOPORUM LAETUM NGAIO (SHRUB)
06 16" MYOPORUM LAETUM NGAIO (SHRUB)
07 14" MYOPORUM LAETUM NGAIO (SHRUB)
08 12" MYOPORUM LAETUM NGAIO (SHRUB)
09

6" ALNUS RHOMBIFOLIA WHITE ALDER

EXIST/NEW
EXISTING
EXISTING
EXISTING
EXISTING
EXISTING
EXISTING
EXISTING
EXISTING

NEW
10

6" ALNUS RHOMBIFOLIA WHITE ALDERNEW
11

6" PLATANUS RACEMOSA WESTERN SYCAMORENEW
12

6" PLATANUS RACEMOSA WESTERN SYCAMORENEW

*SEE ARBORIST REPORT FOR DETAILED INFORMATION

13
14

EXISTING
EXISTING

14" MYOPORUM LAETUM NGAIO (SHRUB)
12" MYOPORUM LAETUM NGAIO (SHRUB)
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Exterior lighting

Nemalux Linear LED

Ligman Bollard
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GEOTECHNICAL Questions/comments:
December 26, 2018
Historical records retained in County indicated consistent 
high ground water table (drilled in June) and potentially 
liquefiable soils close to ground surface, contradicting 
some of the drilling records presented in the proposed 
geotechnical report. Moreover, the project geotechnical 
engineer is required to drill through the potentially 
liquefiable layer in order to provide reasonable liquefiable 
layer thickness and liquefaction settlement. Liquefaction 
analyses with settlement results shall be attached in the 
report. Drilling and analyses shall follow the instruction of 
SPECIAL PUBLICATION 117A by California Geological Survey. 
CEG license is required for this report. 

February 25, 2019
Based on the report resubmittal, here is the follow-up 
review comments per County Geotechnical Section’s peer 
review:

The provided estimates of liquefaction induced settlement 
warrants mitigation. The applicant’s consultant shall provide 
recommendations for appropriate ground improvement 
that would mitigate the potential settlement, and other 
liquefaction induced hazards. The completed liquefaction 
analysis, including utilized parameters, that resulted 
in the 9 inch settlement value should be provided for 
supplemental review. The Consultant encountered very 
shallow (2-4’ bgs) groundwater at the site and should 
consider the potential for ejecta during a seismic event. 
With shallow groundwater and shallow, potentially 
liquefiable, deposits, there is a high risk for ejecta, sand 
boils and loss of bearing, and a shallow foundation (rigid 
mat, slab, PT slab, etc) is not a suitable foundation unless 
the liquefiable soils are mitigated (densified, cemented, 
removed) to an acceptable level.
We recommend the Consultant advance additional 
subsurface boring(s) to evaluate the subsurface conditions 
that will need to be mitigated as part of site development.
We find that the releveling of structures after a seismic 
event is not an acceptable form of liquefaction mitigation. 

We also find that a shallow foundation design without any 
ground improvement is not within the standard of practice 
for sites impacted by over 5 inches of liquefaction induced 
settlement.

Response:
Additional borings have been completed to address the 
comments. Please see the attached report provided by 
Wayne Ing & Associates, Geotechnical Consultants.
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Questions/comments:
1. Survey Plan shall be stamped by California Registered 
Land Surveyor; 
2. Drainage and Grading Plans shall be stamped by 
California Registered Civil Engineer; 
3. Drainage plan shall show, in addition to the flow increase, 
the runoff volume increase the the location and size of the 
drainage device (pit, retention/detention, rain barrel, rain 
garden, etc.) that controls and stores the additional runoff, 
with at most a metered overflow to the street, away from the 
creek. 

Response:
1: The survey is prepared and signed by a licensed surveyor, 
BGT Land Surveying. In making it scaled to fit my drawings, 
I did not include BGT’s title bar with their stamp. Attached is 
the file for reference. 
2 & 3: Please see new drawings, C-1 and C-2, and the 
Drainage Report provided by Sigma Prime, a California 
registered civil engineer.

CIVIL, DRAINAGE 
& STORMWATER
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