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01. RENOVATION OF SINGLE FAMILY RESIDENCE WITHIN EXISTING EXTERIOR WALLS. VOLUNTARY REDUCTION OF LOT COVERAGE AND FLOOR AREA & REMOVAL OF ILLEGAL DEVELOPMENT. NEW BASEMENT, REBUILD ROOF, WIDEN GARAGE DOOR, AND RAISE GARAGE ELEVATION TO REDUCE DRIVEWAY SLOPE.  02. GENERAL CONDITIONS: PERFORM ALL WORK REQ'D BY THE CONTRACT DOCUMENTS FOR THE ALTERATION, RENOVATION, REPAIR & REHABILITATION OF THE DESIGNATED PREMISES, INCLUDING ALL LABOR, MATERIALS, EQUIPMENT, TRANSPORTATION, SCAFFOLDING & OTHER FACILITIES & SERVICES NECESSARY FOR THE PROPER & COMPLETE EXECUTION OF THE WORK.  THESE GENERAL CONDITIONS SHALL APPLY TO ALL WORK INDICATED IN THIS DRAWING SET & SHALL EXTEND TO ANY CHANGES OR ADDITIONAL SCOPE DEVELOPED DURING THE COURSE OF THE PROJECT. 03. EXCLUSIONS: CONTRACTOR SHALL MAKE KNOWN TO ARCHITECT & OWNER ANY LIMITATIONS, EXCLUSIONS OR MODIFICATIONS TO THE PROJECT EXPLICITLY IN THE PROJECT ESTIMATE.  UNLESS SPECIFICALLY EXCLUDED, THEY WILL BE PRESUMED TO BE INCLUDED IN THE PRICING OF THE PROJECT. 04. COMPLEMENTARY DOCUMENTS: THE ARCHITECT'S DRAWINGS, SPECIFICATIONS & CONSTRUCTION NOTES ARE COMPLEMENTARY, & WHAT IS CALLED FOR BY ONE SHALL BE BINDING AS IF CALLED FOR BY ALL. 05. INCONSISTENCIES: WHERE DIFFERENCES BETWEEN  DRAWINGS, NOTES & SPECIFICATIONS OCCUR, THE DECISION OF THE ARCHITECT SHALL GOVERN AS TO WHICH TAKES PRECEDENCE.  THE ARCHITECT SHALL PROMPTLY RESOLVE ANY SUCH DISCREPANCIES BROUGHT FORWARD BY THE CONTRACTOR. 06. MISSING INFORMATION: THE CONTRACTOR SHALL STUDY THE DRAWINGS, NOTES, SPECIFICATIONS & OTHER INSTRUCTIONS, & NOTIFY THE ARCHITECT OF ANY INCONSISTENCIES OR MISSING INFORMATION REQ'D FOR FABRICATION OR INSTALLATION OF THE WORK.  THE CONTRACTOR SHALL REQUEST INSTRUCTIONS FROM THE ARCHITECT BEFORE PROCEEDING W/ THE WORK. 07. DOUBTFUL CONDITIONS / FIELD CONDITIONS: VERIFY ALL (E) CONDITIONS & DIMENSIONS AFFECTING THE WORK ON SITE. NOTIFY THE ARCHITECT OF ANY CONDITIONS THAT ARE FOUND CONTRARY TO THOSE SHOWN ON THE DRAWINGS, OR OF ANY DOUBTFUL CONDITIONS THAT MIGHT AFFECT QUALITY OR INTERFERE W/ THE PROPER COMPLETION OF WORK BEFORE COMMENCING WORK. COMMENCEMENT OF WORK INDICATES ACCEPTANCE OF (E) CONDITIONS. 08. PERMITS AND APPROVALS: OBTAIN ALL REQUIRED PERMITS & PAY FEES FOR PERMITS, LICENSES, INSPECTIONS, FILINGS & APPROVALS REQUIRED BY LOCAL LAWS, ORDINANCES & REGULATIONS NECESSARY FOR COMPLETION OF THE PROJECT.  SCHEDULE REQUIRED INSPECTIONS IN A TIMELY MANNER SO AS NOT TO INTERRUPT PROGRESS OF THE WORK.  09. A VALID WORK PERMIT SHALL BE PROMINENTLY DISPLAYED AT THE JOB SITE FOR THE ENTIRE DURATION OF THE WORK. 10. COMPLIANCE WITH CODES: ALL WORK SHALL CONFORM TO THE REQUIREMENTS OF SAN MATEO COUNTY PLANNING OFFICE, FIRE & EMERGENCY SERVICES & LOCAL UTILITY COMPANIES. WHERE REQUIREMENTS OF THESE CODES ARE CONTRADICTORY, THE MORE STRINGENT RULE SHALL APPLY. 11. MEANS AND METHODS: THE CONTRACTOR SHALL SUPERVISE THE WORK USING THE BEST SKILL & ATTENTION.  CONTRACTOR SHALL BE SOLELY RESPONSIBLE FOR, & SHALL HAVE CONTROL OVER, CONSTRUCTION MEANS, METHODS, TECHNIQUES, SEQUENCES AND PROCEDURES. 12. SAFETY: THE CONTRACTOR SHALL BE SOLELY RESPONSIBLE FOR INITIATING, MAINTAINING & SUPERVISING SAFETY PRECAUTIONS IN CONNECTION W/ THE WORK. HE SHALL GIVE NOTICES & COMPLY W/ ALL APPLICABLE LAWS, ORDINANCES, REGULATIONS & ORDERS OF ANY PUBLIC AUTHORITY BEARING ON THE SAFETY OF PERSONS AND PROPERTY, & THEIR PROTECTION FROM DAMAGE, INJURY & LOSS.  HE SHALL INSURE THAT THE JOB SITE IS MAINTAINED AT ALL TIMES SO AS TO PREVENT INJURY OR DAMAGE TO ALL PERSONS WORKING ON OR VISITING THE PREMISES, & TO THEIR PROPERTY. 13. HAZARDOUS MATERIALS: IN THE EVENT THE CONTRACTOR ENCOUNTERS ASBESTOS OR PRODUCTS CONTAINING ASBESTOS, REMOVE ALL PERSONS FROM THE PROPERTY IMMEDIATELY W/O DISTURBING THESE PRODUCTS & NOTIFY THE OWNER. THE CONTRACTOR SHALL TAKE APPROPRIATE MEASURES TO PROTECT ALL PARTIES FROM POTENTIAL HAZARDS PRODUCED BY REMOVAL OF OR DAMAGE TO LEAD-BASED PAINTS OR OTHER SIM. HAZARDOUS MATERIALS, ON OR ABOUT THE PROPERTY. 14. SCHEDULE: SUBMIT A CONSTRUCTION SCHEDULE TO ARCHITECT & OWNER PRIOR TO COMMENCING WORK. THE SCHEDULE SHALL INDICATE THE CHRONOLOGICAL PHASES OF WORK THROUGH PROJECT COMPLETION. THE SCHEDULE SHALL INDICATE ORDERING LEAD TIME, START & COMPLETION DATES FOR EACH TRADE. CONTRACTOR SHALL BE RESPONSIBLE FOR MEETING THE APPROVED SCHEDULE. 15. SEQUENCE AND COORDINATION: THE CONTRACTOR SHALL COORDINATE THE WORK OF ALL TRADES & SUBCONTRACTORS FOR ALL PORTIONS OF THE WORK UNDER THIS CONTRACT.  THE CONTRACTOR SHALL ALSO COOPERATE IN SEQUENCING INSTALLATION OF ITEMS FURNISHED BY THE OWNER. 16. APPROVED MATERIALS: THERE SHALL BE NO SUBSTITUTION OF MATERIALS THERE SHALL BE NO SUBSTITUTION OF MATERIALS WHERE A MANUFACTURER IS SPECIFIED.  WHERE THE TERM "OR EQUAL" IS USED THE ARCHITECT SHALL DETERMINE THE ACCEPTABILITY OF A SUBSTITUTION REQUESTED BY THE CONTRACTOR. ALL MATERIALS SHALL BE NEW, UNUSED & OF THE HIGHEST QUALITY IN EVERY RESPECT, U.O.N. IN THE DRAWINGS, MANUFACTURED MATERIALS AND EQUIPMENT SHALL BE INSTALLED IN ACCORDANCE WITH MFR'S RECOMMENDATIONS & INSTRUCTIONS. 17. LICENSED TRADESPEOPLE: WORK, INCLUDING PLUMBING, ELECTRICAL &  WORK, INCLUDING PLUMBING, ELECTRICAL & OTHER TRADES, SHALL BE PERFORMED BY CONTRACTORS LICENSED IN THEIR TRADE, WHO SHALL  OBTAIN ALL REQUIRED PERMITS, INSPECTIONS & SIGN-OFFS. HVAC SYSTEMS INSTALLERS MUST BE TRAINED AND CERTIFIED IN THE PROPER INSTALLATION OF HVAC SYSTEMS, BY A PROGRAM ACCEPTABLE TO THE DBI, PER CAL GREEN 702.1 18. CURRENT DRAWINGS / REVISIONS: MAINTAIN A COMPLETE, CURRENT SET CURRENT DRAWINGS / REVISIONS: MAINTAIN A COMPLETE, CURRENT SET OF CONTRACT DOCUMENTS ON SITE THROUGHOUT CONST. FOR THE USE OF ALL TRADES. UPON RECEIPT OF ISSUED REVISIONS TO THE CONST. DOCS. BY THE ARCHITECT, THE CONTRACTOR SHALL IMMEDIATELY REVISE THE FIELD SET OF CONST. DOCS. & NOTFIY ALL AFFECTED TRADES OF THE REVISIONS.
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19. LAYOUT OF WORK:LAYOUT WORK FROM DIMENSIONS & ALIGNMENTS SHOWN ON LAYOUT OF WORK:LAYOUT WORK FROM DIMENSIONS & ALIGNMENTS SHOWN ON DRAWINGS & BE RESPONSIBLE FOR ALL MEASUREMENTS IN CONNECTION THEREWITH. THE CONTRACTOR SHALL IMMEDIATELY REPORT ANY DISCREPANCIES BETWEEN DRAWINGS & FIELD CONDITIONS TO THE ARCHITECT. DO NOT SCALE DRAWINGS. 20. QUALITY ASSURANCES: A) ALL WORK SHALL BE PERFORMED & SUPERVISED BY WORKERS THOROUGHLY FAMILIAR W/ THE MATERIALS & METHODS SPECIFIED. B) WORK SHALL BE INSTALLED PLUMB & LEVEL.  SHOULD EX'G ADJ WORK NOT BE PLUMB & LEVEL, NEW WORK SHALL BE INSTALLED AS NECESSARY TO MEET THE EX'G WORK, W/O APPEARING TO EMPHASIZE THE VARIANCE, SUBJECT TO THE APPROVAL OF THE ARCHITECT. 21. SECURING OF PREMISES: SECURE THE PREMISES & MATERIALS WITHIN THE CONSTRUCTION AREA FOR THE DURATION OF CONSTRUCTION UNTIL OWNER'S FINAL ACCEPTANCE.  TAKE ALL NECESSARY PRECAUTIONS AT THE END OF EACH WORK DAY TO INSURE UNAUTHORIZED PERSONS CANNOT ENTER THE JOB SITE. 22. PROTECTION DURING CONSTRUCTION: PROVIDE & MAINTAIN ALL NECESSARY COVERINGS & PROTECTION TO PREVENT DAMAGE, DISCOLORATION OR SOILING OF (E) & NEW CONST., FINISHES & BUILDING ELEMENTS. MAINTAIN PROTECTION UNTIL OWNER'S FINAL ACCEPTANCE. DUCT OPENINGS AND OTHER AIR DISTRIBUTION COMPONENT OPENINGS SHALL BE COVERED DURING ALL PHASES OF CONSTRUCTION, WITH TAPE, PLASTIC, SHEET METAL, OR OTHER ACCEPTABLE METHODS TO REDUCE THE AMOUNT OF WATER, DUST, AND DEBRIS ENTERING THE SYSTEM. UPON OWNER'S ACCEPTANCE, REMOVE ALL PROTECTION AND CLEAN ALL EXPOSED SURFACES. PROTECT HVAC SYSTEMS & COMPONENTS PER W/ SMACNA IAQ GUIDELINES. 23. MEANS OF EGRESS: ALL EX'G MEANS OF EGRESS FOR WORKERS & VISTORS TO SITE SHALL BE MAINTAINED CLEAR & FREE OF OBSTRUCTIONS SUCH AS BUILDING MATERIALS, TOOLS, ETC. 24. DELIVERIES: CONTRACTOR SHALL MAKE ALL REQ'D ARRANGEMENTS FOR DELIVERY & TRANSFER OF EQUIPMENT AND MATERIALS TO THE JOB SITE. 25. CUTTING AND PATCHING: PERFORM ALL CUTTING AND PATCHING REQ'D BY THE INSTALLATION OF NEW FRAMING, PLUMBING FIXTURES & CONNECTIONS, WIRING, ELECTRICAL & TELEPHONE OUTLETS, SWITCHES, HEATING & VENTILATION ELEMENTS TO PROVIDE A FINISHED PROJECT. A) MATERIALS USED IN CUTTING & PATCHING SHALL BE IDENTICAL TO ORIGINAL MATERIALS U.O.N.  IF IDENTICAL MATERIALS ARE NOT AVAILABLE, PROVIDE FINISHED WORK HAVING EQ. OR BETTER PERFORMANCE CRITERIA. B) USE METHODS LEAST LIKELY TO DAMAGE (E) ELEMENTS OR ADJ. WORK. C) LOCATE UTILITIES PRIOR TO CUTTING. CAP, VALVE, SEAL & PLUG ABANDONED UTILITIES. D) PATCHING SHALL PROVIDE SOLID, TRUE & ALIGNED SUBSTRATES FOR THE INSTALLATION OF FINISHED MATERIALS. E) PATCHING SHALL SEAMLESSLY JOIN THE IMMEDIATE EX'G ADJ CONST. IN MATERIALS, FINISH, GLOSS & COLOR. JOINTS SHALL BE DURABLE & INVISIBLE. CREATE TRUE, EVEN PLANES W/UNIFORM CONT. APPEARANCE. F) REPAINT ENTIRE ASSEMBLIES & SURFACES, NOT ONLY PATCHED AREAS. 26. REMOVALS: MAINTAIN A CLEAN & NEAT WORK SITE AT ALL TIMES.  CLEAN-UP & REMOVE FROM THE PREMISES ALL WASTE MATERIALS, RUBBISH, WRAPPINGS, CONTAINERS & SALVAGES GENERATED BY CONST., DEMOLITION & THE DELIVERY & INSTALLATION OF WOODWORK, FURNITURE & APPLIANCES, WHETHER PROVIDED UNDER THIS CONTRACT OR NOT. 100% OF MIXED DEBRIS SHALL BE PROCESSED FOR 100% OF MIXED DEBRIS SHALL BE PROCESSED FOR RECYCLING 27. FINAL CLEANUP: ALL SPACES MUST BE LEFT VACUUM-CLEAN & ORDERLY, READY FOR OWNER OCCUPANCY.  ALL SURFACES, INCLUDING COUNTERS, CABINET SHELVES & TOPS, MOLDINGS, DOOR & WINDOW HEADS, PLUMBING & LIGHTING FIXTURES, APPLIANCES, HVAC EQUIPMENT & FLOORS SHALL BE THOROUGHLY DUSTED W/ A FREQUENTLY RINSED DAMP CLOTH.  AFTER DUSTING ALL SURFACES, FLOORS SHALL BE VACUUMED USING APPROPRIATE ATTACHMENTS. SCRAPE WINDOWS CLEAN W/ RAZOR & WASH. 28. PROJECT CLOSEOUT: UPON COMPLETION OF THE JOB THE CONTRACTOR SHALL SUBMIT ALL CERTIFICATES OF INSPECTION & A CERTIFICATE OF SUBSTANTIAL COMPLETION (AIA DOC. G-704) TO OWNER.  UPON OWNER'S ACCEPTANCE, THE CONTRACTOR SHALL PERFORM A FINAL CLEANING. 29. PROJECT COMPLETION: THE PROJECT SHALL BE CONSIDERED COMPLETE WHEN  THE PROJECT SHALL BE CONSIDERED COMPLETE WHEN THE WORK ON ARCHITECT'S PUNCH LIST HAS BEEN COMPLETED TO THE SATISFACTION OF THE ARCHITECT AND CLIENTS.  30. WARRANTY & GUARANTEE: A) THE CONTRACTOR GUARANTEES THAT WORK COMPLETED UNDER THIS CONTRACT IS FREE FROM FAULTY MATERIALS & WORKMANSHIP, INCL. IMPROPER INSTALLATION. THIS GUARANTEE SHALL COVER A MINIMUM PERIOD OF ONE YEAR FOLLOWING THE DATE OF ACCEPTANCE OF THE WORK BY OWNER & SHALL BIND THE CONTRACTOR TO REPAIR OR REPLACE, PROMPTLY & EFFICIENTLY, ANY & ALL WORK & MATERIAL FOUND TO BE DEFECTIVE DURING THIS PERIOD, INCLUDING OTHER WORK NOT PERFORMED UNDER THIS CONTRACT, THAT IS DAMAGED BY SUCH DEFICIENCY. B) NEITHER THE FINAL CERTIFICATE NOR THE FINAL PAYMENT, NOR ANY OTHER PROVISION IN THE CONTRACT, SHALL RELIEVE THE CONTRACTOR OF RESPONSIBILITY DESCRIBED IN THIS SECTION. C) THIS WARRANTY IS IN ADDITION TO MANUFACTURER'S STANDARD WARRANTIES ON SPECIFIC PRODUCTS, MATERIALS & ASSEMBLIES. D) IN THE EVENT ADDITIONAL PROFESSIONAL SERVICES ARE REQUIRED TO VERIFY & DIRECT REPAIRS OR REPLACEMENT OF WORK AS A DIRECT CONSEQUENCE OF THE FAILURE OF MATERIALS OR WORKMANSHIP GUARANTEED BY THE CONTRACTOR, THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE PAYMENT OF FEES FOR SUCH PROFESSIONAL SERVICES & ANY OTHER FEES NECESSARY TO CORRECT THE WORK. 31. PER CALIFORNIA CIVIL CODE ARTICLE 1101.1 AND CALGREEN SECTION 301.1, PER CALIFORNIA CIVIL CODE ARTICLE 1101.1 AND CALGREEN SECTION 301.1, FOR ALL BUILDING ATERATIONS OR IMPROVEMENTS TO A SINGLE FAMILY RESIDENTIAL PROPERTY, EXISTING PLUMBING FIXTURES IN THE ENTIRE HOUSE THAT DO NOT MEET THE CURRENT FLOW RATES WILL NEED TO BE UPGRADED. WATER CLOSETS WITH A MAX. FLOW RATE OF 1.28 GPF. SHOWER HEADS WITH A FLOW RATE GREATER THAN 2.5 GPM WILL NEED TO BE REPLACED WITH MAX. 1.8 GPM SHOWER HEAD. LAVATORY AND KITCHEN FAUCETS WITH A FLOW RATE GREATER THAN 2.2 GPM WILL NEED TO BE REPLACED WITH A FAUCET WITH MAX. FLOW RATE 1.2 GPM (OR 1.8 GPM FOR KITCHEN FAUCETS). 32. WHEN ALTERATIONS REPAIRS, OR ADDITIONS REQUIRING A PERMIT OCCUR, THE WHEN ALTERATIONS REPAIRS, OR ADDITIONS REQUIRING A PERMIT OCCUR, THE INDIVIDUAL DWELLING UNIT SHALL BE EQUIPPED WITH SMOKE ALARMS LOCATED AS REQUIRED FOR NEW DWELLING PER CRC R314.2.2.
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RENOVATION OF SINGLE FAMILY RESIDENCE WITHIN EXISTING EXTERIOR FOOTPRINT. VOLUNTARY REDUCTION OF LOT COVERAGE AND FLOOR AREA & REMOVAL OF ILLEGAL DEVELOPMENT. NEW BASEMENT, REBUILD ROOF, WIDEN GARAGE DOOR, AND RAISE GARAGE ELEVATION TO REDUCE DRIVEWAY SLOPE. 
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AutoCAD SHX Text
APN:      047116020 047116020 ZONING:       R-1/S-17/DR/CD        R-1/S-17/DR/CD      R-1/S-17/DR/CD         PARCEL AREA:      5,168 SQ.FT [NO CHANGE]      5,168 SQ.FT [NO CHANGE]    5,168 SQ.FT [NO CHANGE]  5,168 SQ.FT [NO CHANGE]  FAR ALLOWED:    53% = 2,739 SQ.FT. 53% = 2,739 SQ.FT. EXISTING FAR:    3,067 SQ.FT (328 SQ.FT. [E] NON-CONFORMING) 3,067 SQ.FT (328 SQ.FT. [E] NON-CONFORMING) PROPOSED FAR:   2,779 SQ.FT (40 SQ.FT. EXISTING NON-CONFORMING) 2,779 SQ.FT (40 SQ.FT. EXISTING NON-CONFORMING) LOT COVERAGE ALLOWED:  35% = 1,808 SQ.FT. 35% = 1,808 SQ.FT. EXISTING LOT COVERAGE:  2,552 SQ.FT. (49%) (1642 HOUSE + 910 DECKS) 2,552 SQ.FT. (49%) (1642 HOUSE + 910 DECKS) PROPOSED LOT COVERAGE: 2,152 SQ.FT. (42%) (1638 HOUSE + 514 DECKS)  2,152 SQ.FT. (42%) (1638 HOUSE + 514 DECKS)  (340 SQ.FT. EXISTING NON-CONFORMING) EXISTING BASEMENT:   200 SQ.FT. (IN FRONT SETBACK. TO BE REMOVED) 200 SQ.FT. (IN FRONT SETBACK. TO BE REMOVED) PROPOSED BASEMENT  647 SQ.FT. (50% FIRST FLOOR AREA) 647 SQ.FT. (50% FIRST FLOOR AREA) 
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KITCHEN
(ABOVE)

BEDROOM
(BELOW)

GARAGE

ENTRY

BEDROOM
(BELOW)

HOUSE & GARAGE
HARDSCAPE /

IMPERVIOUS SFCS.
LANDSCAPE /

PERVIOUS
TOTAL

EXISTING (SF) 1640 1882 1646 5168

TO REMAIN (SF) 1640 770 1321

TO BE MODIFIED (SF) 0 472 965

PROPOSED TOTAL 1640 1242 (-640) 2286 (+640) 5168

% OF SITE 32% 24% 44% 100%

B
L2

B'
L2

A'
L2

A
L2

TW/FS 217.9

TW 219.0

TW 226.3

TW 221.8

TW 234.3

TW 238.7

PA

PA RPA

RPA

PA

PA

PA

RPA

PA

RPA PA

PA

PA

RPAPA

PA

IMPERVIOUS SURFACES

EXISTING TREE: SIZE AND SPECIES AS SHOWN. NO EXISTING TREES ARE
PROPOSED FOR REMOVAL

SITE PLAN LEGEND

· SEE ARCHITECT'S DRAWINGS FOR FULL DESCRIPTIONS OF ALL WORK RELATING TO RESIDENCE
AND REMODEL.

· SEE CIVIL DRAWINGS FOR ALL GRADING AND DRAINAGE WORK. SPOT GRADES AND CONTOURS
SHOWN ON THE LANDSCAPE SITE PLAN ARE INTENDED TO BE SCHEMATIC ONLY.

· NO EXISTING TREES ARE PROPOSED FOR REMOVAL

· SEE SHEETS L3 AND L4 FOR SCHEMATIC IRRIGATION AND PLANTING PLANS

· ALL RETAINING WALLS AND ELEVATED PATIOS SHALL BE SCREENED WITH PLANTING WHEREVER
POSSIBLE TO REDUCE THEIR APPARENT HEIGHT AND TO BLEND WITH THE SURROUNDINGS.

· ALL GUARDRAILS SHALL BE 3/4" TH. TEMPERED GLASS, AND SHALL BE INSTALLED IN ALL
LOCATIONS W/ >30" DROP FROM THE ACCESSIBLE SURFACE TO THE NEXT. COMPATIBLE
HANDRAILS SHALL BE INSTALLED WHERE REQUIRED.

LANDSCAPE SITE PLAN NOTES

HARDSCAPE (IMPERVIOUS): CONCRETE OR STONE/TILE SURFACE AS SELECTED,
VARIES BY LOCATION

RETAINING WALL: CONCRETE RETAINING WALL W/ CEMENT PLASTER OR STONE FINISH TO
MATCH HOUSE, AS SELECTED. WALL HEIGHT PER PLAN: 1'-6" MIN. - 5'-0" MAX. HEIGHT

NEW 6'-0" MAX. HT.
PROPERTY LINE FENCING

NEW CONCRETE OR STONE/TILE
SPA PATIO PAVING

FIRE PIT: ±3' x 5' x 18"H.

NEW 6'-0" MAX. HT. GATE
W/ SELF-CLOSING HINGES

SPA: ±6' x 8' W/
AUTOMATIC COVER

CONCRETE OR STONE/TILE
FIRE PIT PATIO PAVING

NEW STONE/TILE
MASTER BEDROOM
PATIO PAVING

STONE/TILE GUEST
BEDROOM PATIO PAVING

UP2

UP7 UP4

UP11

5
'-
0

"
S
ID

E
 S

E
T
B

A
C
K

20'-0"
FRONT SETBACK

5
'-0

"

S
ID

E
 S

E
T
B

A
C
K

20'-0" REAR SETBACK

GARDENER'S MAINTENANCE & ACCESS PATH.
PERVIOUS SURFACING (BARK MULCH OR
GRAVEL) & SIMPLE WOOD RISERS. ADJUST
STEPS AS NECESSARY TO MEET EXISTING
GRADES.

NEW 6'-0" WIDE STRUCTURAL
GLASS BRIDGE SPANS
TERRACED ENTRY PLANTERS

NEW RETAINING WALLS TERRACE FRONT
YARD & STABILIZE EXISTING SLOPE

EXPANDED OFF STREET PARKING AREA
(MIN. 7'-6" X 19'-6";  AVG. WIDTH = 9'-0")

NEW DRIVEWAY PAVING,
REGRADED TO MEET NEW
GARAGE ELEVATION

EXISTING TRASH ENCLOSURE
AREA REDUCED TO FIT
PROPERTY LIMITS & MAINTAIN
ACCESS TO ELECTRICAL METER

UP2

UP2

UP2

UP4

STONE/TILE
PAVING AT ENTRY
PER ARCH PLANS

+219

+219.0

+225.9

+221.0

+225.5

+242.0
+234

+234+230

FFE 240.94

+242.0

+223.5
11'-6

" MIN.

NEW PLANTING AREA / RAISED PLANTING AREAPA / RPA

EXISTING GAS
METER TO REMAIN

EXISTING PLANTERS & RETAINING
WALLS TO BE REMOVED

EXISTING RETAINING WALLS
TO BE REMOVED

EXISTING STEPS
TO BE REMOVED

LIMITS OF
EXISTING DECK
TO BE REMOVED

EXISTING STEPS
TO BE REMOVED

EXISTING OLIVE TREE
TO REMAIN

TW 223.4

+218

FFE
239.06

EXISTING WOOD & COBBLE
RETAINING WALLS TO BE
REMOVED

GUARDRAIL (WHERE OCCURS): 3'-6"H. GLASS GUARDRAIL

FS 223.8

FS 225.9

EXISTING JOINT UTILITY
POLE TO REMAIN

EXISTING CHANGE PROPOSED

   LOT AREA (sf) 5168 - no change

   HOUSE & GARAGE (sf) 1642 -4 1638

   DECKS > 18" ABOVE GRADE (sf)

          FRONT DECK 405 -311 (-81%) 94

          REAR DECK 385 - 385

          SIDE YARD 120 -85 (-71%) 35

   TOTAL LOT COVERAGE (sf) 2552 (49%) 2152 (42%)

LOT COVERAGE CALCULATIONS

NEW 6'-0" MAX. HT.
PROPERTY LINE FENCING

FFE 225.94

FFE 225.94

NOTE:  PAVING, PLANTING/IRRIGATION, AND OTHER IMPROVEMENTS

IN THE COUNTY RIGHT-OF-WAY MAY REQUIRE A RECORDED
MAINTENANCE AGREEMENT PER COUNTY PUBLIC WORKS' STAFF

LIMITS OF EXISTING DECK,
ABOVE, TO REMAIN (SEE
ARCH. PLANS)
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EXISTING GRADE
SHOWN DASHED

TW
±234.3

FS
±242.0

NOTE: PROPERTY LINE VARIES SLIGHTLY DUE TO
CURVATURE. SEE PLAN FOR PRECISE LOCATION.

GLASS BRIDGE SPANS
PLANTED ENTRY TERRACES

EX. OLIVES TO REMAIN

RE-GRADED DRIVEWAY PROVIDES
EASIER VEHICULAR ACCESS

NEW RETAINING WALLS
TERRACE FRONT YARD

REMODELED GARAGE

MAIN FLOOR FFE
239.06

STAGGERED ENTRY STEP
LANDINGS LEAD FROM STREET
PARKING TO FRONT DOOR

FS
±238.7

GARAGE FFE
240.94
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TW
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TW
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NEW FENCE

FS PATIO
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PLANTED TERRACES
SOFTEN ARCHITECTURE
AND BRING LANDSCAPE
CLOSE TO LIVING AREAS

GUEST BEDROOM
TERRACES LEAD TO
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NEW BACKYARD
TERRACES ARE WITHIN
18" OF EX. GRADE
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IRRIGATION NOTES

IRRIGATION LEGEND

· AUTOMATIC WEATHER-BASED OR SOIL-MOISTURE BASED IRRIGATION CONTROLLERS SHALL BE
INSTALLED ON THE IRRIGATION SYSTEM AS NOTED IN THE LEGEND ABOVE. IRRIGATION CONTROLLER
PROGRAMMING DATA WILL NOT BE LOST DUE TO AN INTERRUPTION IN THE PRIMARY POWER SOURCE.

· PRESSURE REGULATORS SHALL BE INSTALLED ON THE IRRIGATION SYSTEM TO ENSURE DYNAMIC
PRESSURE OF THE SYSTEM IS WITHIN THE MANUFACTURER'S RECOMMENDED PRESSURE RANGE.

· MANUAL-SHUT-OFF VALVES SHALL BE INSTALLED AS CLOSE AS POSSIBLE TO THE POINT OF
CONNECTION OF THE WATER SUPPLY.

· AREAS LESS THAN 10-FEET IN WIDTH IN ANY DIRECTION SHALL BE IRRIGATED WITH SUBSURFACE
IRRIGATION OR OTHER MEANS THAT PRODUCES NO RUNOFF OR OVERSPRAY.

· A PRIVATE LANDSCAPE SUBMETER SHALL BE INSTALLED ON NON-RESIDENTIAL LANDSCAPE AREAS OF
1000 SF OR MORE.

· 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.

· UNLESS CONTRADICTED BY A SOILS TEST, COMPOST AT A RATE OF A MINIMUM OF FOUR CUBIC YARDS
PER 1,000 SQ. FT. OF PERMEABLE AREA SHALL BE INCORPORATED TO A DEPTH OF SIX INCHES INTO
THE SOIL.

· THIS SYSTEM IS BASED ON AN ESTIMATED AVAILABLE 15 GPM @ 50 PSI.  CONTRACTOR SHALL NOTIFY
THE LANDSCAPE ARCHITECT OF ANY DISCREPANCIES.

· ALL WORK SHALL CONFORM TO LOCAL PLUMBING & ELECTRICAL CODES.

· CONTRACTOR SHALL LOCATE ALL LATERALS, MAINS & VALVES IN PLANTING AREAS WHENEVER
POSSIBLE.  WATER LINES SHOWN BENEATH WALKS AND DRIVES ARE FOR GRAPHIC CLARITY ONLY.
PLACE NO ELLS OR TEES BENEATH PAVING.  ALL PIPING BENEATH PAVING SHALL BE LOCATED WITHIN
PVC SCH 40 SLEEVING.

· CONTRACTOR SHALL INSTALL FILTER AND THOROUGHLY FLUSH ALL DRIP IRRIGATION LINES PRIOR TO
INSTALLATION OF DRIP EMITTERS.

· NO TRENCHES FOR ANY PURPOSE SHALL BE MACHINE DUG WITHIN DRIPLINES OF EXISTING TREES.
TRENCHES WITHIN DRIPLINES OF EXISTING VEGETATION & TREES TO REMAIN SHALL BE HAND DUG.  NO
ROOTS GREATER THAN 1"Ø SHALL BE CUT.  ALL ROOTS BETWEEN 1/2" & 1"Ø SHALL BE CLEANLY CUT
AND DRESSED.

· SEE SPECIFICATIONS FOR ADDITIONAL REQUIREMENTS.

· WATER PURVEYOR IS COASTSIDE COUNTY WATER DISTRICT.

B

POC

MAINLINE:  1-1/4"Ø PVC SCH 40, 18" MINIMUM BURIAL.

3/4"

LATERAL LINE:  PVC CLASS 200, 3/4"Ø TYP . 12" MINIMUM BURIAL, UNLESS OTHERWISE
NOTED.

SLEEVING:  PVC SCH. 40, SIZE AS REQUIRED.  12" MINIMUM BURIAL (EXCEPT AS NOTED).

POINT OF CONNECTION:  LOCATE IN VALVE BOX W/ SHUT OFF VALVE.

BACKFLOW PREVENTER:  FEBCO 825Y 1-1/4"Ø REDUCED PRESSURE BACKFLOW
ASSEMBLY.

FILTER:  AMIAD 1"Ø COMPACT PLASTIC FILTER W/ 300 MESH STAINLESS STEEL SCREENF

C

EXISTING WATER METER TO REMAINM

BALL VALVE:  SCH. 80 PVC BALL VALVE AS MANUFACTURED BY KING BROTHERS
INDUSTRIES (OR EQ.).  SIZE PER LINE; LOCATE IN VALVE BOX.

SOLENOID VALVE:  IRRITROL SYSTEMS 700 SERIES VALVE, SIZE PER PLAN.
INSTALL OMNIREG 'OMR-100' PRESSURE REGULATION MODULE; INITIAL PRESSURE
SETTING PER PLAN.  LOCATE IN VALVE BOX.

HOSE BIB:  CHAMPION 'HB-2' (OR EQ.), ON 18" GALVANIZED RISER.  WRAP PIPE ONLY
BELOW GRADE AND PAINT ABOVE-GRADE PORTION TO MATCH ADJACENT SURFACE.
POUR 12"Øx6" THICK CONCRETE COLLAR 6" BELOW GRADE FOR SUPPORT.

#3

#5

#5

#5

#2

#4

#4

#2

#1

#1

#2

#1

#1

#1

3 SD

1.6

30 L

5 SD

3.5

30 L

B POCF#2

2 SD

4.0

30 M

1 SD

5.8

30 L

4 SD

1.4

30 L

C

  

 

 

STATION/VALVE NUMBER

STATION TYPE

HYDROZONE

INITIAL PRESSURE SETTING

STATION GPM

SD SHRUB DRIP

L LOW
M MEDIUM

KITCHEN
(ABOVE)

BEDROOM
(BELOW)

GARAGE

ENTRY

BEDROOM
(BELOW)

IRRIGATION CONTROLLER:  TORO EVOLUTION SERIES 8 STATION
CONTROLLER. EXTERIOR MOUNT ON GARAGE WALL 48" ABOVE GRADE;
120v OUTLET REQUIRED. PROVIDE 'EVO-WS' WIRELESS RAIN SENSOR ON
NEARBY ROOF EAVE. INSTALL TORO 'EVO-SC' SMART CONNECT PLUG-IN
RECEIVER IN ENCLOSURE.

VALVE #
DRIP IRRIGATION ZONE: 3/4"Ø TRUNK LINE W/ EMITTERS PLUGGED
DIRECTLY INTO 3/4"Ø TUBING. USE NO 1/4"Ø TUBING. TUBING SHALL BE
STAKED @ 4'-0" O.C. MAX. TO GRADE & COVERED WITH BARK MULCH. DRIP
EMITTERS SHALL BE TORO NGE 2 GPH PRESSURE COMPENSATING
EMITTERS MODEL 'DPC08-DC-RED'. 1 EMITTER PER 1 GAL PLANT, 2
EMITTERS PER 5 GAL PLANT, 3 EMITTERS PER 15 GAL PLANT & LARGER.

EXISTING 5/8"Ø DOMESTIC WATER METER TO
REMAIN. LOCATE NEW LANDSCAPE WATER
METER PER WATER DISTRICT REQUIREMENTS.
SIZE AS REQUIRED BY THE DISTRICT.

NOTE: IRRIGATION IN THIS
AREA OCCURS BELOW
GLASS BRIDGE

NOTE:  PAVING, PLANTING/IRRIGATION, AND OTHER IMPROVEMENTS

IN THE COUNTY RIGHT-OF-WAY MAY REQUIRE A RECORDED
MAINTENANCE AGREEMENT PER COUNTY PUBLIC WORKS' STAFF
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PLANTING LEGEND

NEW SHRUBS PER PLAN & PLANT KEY, TYP.

EXISTING TREES TO REMAIN

#
#

17

17

16

16

16
16

16 16

18
18

18
18

18
18

19
19

19

2 2

2 2

KITCHEN
(ABOVE)

BEDROOM
(BELOW)

GARAGE

ENTRY

BEDROOM
(BELOW)

KEY
SCIENTIFIC NAME

WUCOLS SUNSET ZONE SIZE Qty.
(Common Name)

#1
CLIVIA MINIATA

M
12-17, 19-24,

H1, H2 1G 36
(Natal Lily)

#2
LAVANDULA X ALLARDII 'MEERLO'

L 8, 9, 12-24 1G 37
(Lavender)

#3
LOTUS BERTHELOTII

L 9, 15-24 1G 23
(Parrot's Beak)

#4
YUCCA ALOIFOLIA 'MAGENTA MAGIC'

VL 7-24, H1, H2 5G 17
(Yucca)

#5
MAHONIA 'SOFT CARESS'

M 6-9, 14-24 5G 15
(Mahonia)

#6
NANDINA DOMESTICA 'GULF STREAM'

L 4-24, H1, H2 5G 33
(Heavenly Bamboo)

#7
WOODWARDIA FIMBRIATA

M 2B-9, 14-24 1G 14
(Giant Chain Fern)

#8
LOROPETALUM CHINENSE 'PURPLE DAYDREAM'

L 6-9, 14-24 1G 25
(Chinese Fringe Flower)

#9
ACACIA COGNATA 'COUSIN ITT'

L 16-24 5G 22
(Little River Wattle)

#10
ANIGOZANTHOS 'HARMONY'

L 15-24 5G 3
(Kangaroo Paw)

#11
CORDYLINE 'DESIGN-A-LINE'

M 8-9, 14-24 1G 3
(Cordyline)

#12
CEANOTHUS THYRIFLORUS 'COOL BLUE'

L 5-9, 14-24 5G 16
(Ceanothus)

#13
CEANOTHUS THYRIFLORUS 'SKYLARK'

L 5-9, 14-24 5G 5
(California Lilac)

#14
CEANOTHUS 'JULIA PHELPS'

L 5-9, 14-24 15G 2
(Julia Phelps Mountain Lilac)

#15
AGAVE ‘BLUE FLAME’

VL 9, 13-24, H1,
H2

5G 16
(Agave)

#16
FRANGULA CALIFORNICA 'MOUND SAN BRUNO'

L 4-9, 14-24 5G 19
(California Coffeeberry)

#17
DICKSONIA ANTARCTICA

M
8, 9, 14-17,
19-24, H1 15G 2

(Tasmanian Tree Fern)

#18
PHYLLOSTACHYS NIGRA

L
8, 9, 14-17,
19-24, H1 25G 6

(Black Bamboo)

#19
ROMNEYA COULTERI

VL 4-12, 14-24,
H1 5G 3

(Matilija Poppy)

TOTAL PLANTS 297

AVERAGE PLANT FACTOR CALCULATIONS
QTY

PLANT
FACTOR

TOTAL

VERY LOW WATER-USE PLANTS 36 0.1 3.60

LOW WATER-USE PLANTS 191 0.2 38.20

MEDIUM WATER-USE PLANTS 70 0.5 35.00

TOTAL PLANT FACTOR 76.80

TOTAL PLANTS 297

AVERAGE PLANT FACTOR (TOTAL PLANT FACTOR / TOTAL PLANTS) 0.26

PLANT KEY

· A MINIMUM 3-INCH LAYER OF MULCH SHALL BE APPLIED ON ALL EXPOSED SOIL SURFACES OF
PLANTING AREAS EXCEPT TURF AREAS, CREEPING OR ROOTING GROUNDCOVERS, OR DIRECT
SEEDING APPLICATIONS WHERE MULCH IS CONTRAINDICATED.

· COMPOST SHALL BE INCORPORATED AT A RATE OF AT LEAST (4) CUBIC YARDS PER 1000 SF TO A
DEPTH OF 6 INCHES INTO LANDSCAPE AREA (UNLESS CONTRAINDICATED BY A SOIL TEST).

· NO AREAS OF EXISTING TURF EXIST ON SITE. NO AREAS OF EXISTING TURF ARE PROPOSED.

· TURF SHALL NOT EXCEED 25% OF THE LANDSCAPE AREA IN RESIDENTIAL AREAS. NO TURF PERMITTED
IN NON-RESIDENTIAL AREAS.

· TURF IS NOT PERMITTED ON SLOPES GREATER THAN 25%, AND IS PROHIBITED IN PARKWAYS LESS
THAN 10 FEET WIDE.

· FINAL PLANT LOCATIONS SHALL BE REVIEWED BY THE LANDSCAPE ARCHITECT PRIOR TO PLANT PIT
EXCAVATION.

· WHERE PLANT SPECIMENS ARE PAIRED TO FRAME SITE ELEMENTS (IE, ENTRY PLANTERS), PLANTS
SHALL BE CHOSEN FOR MATCHED FORM AND SIZE.

· ALL GROUND COVERS PLANTED FROM 1 GALLON CANS SHALL BE INSTALLED MIN 36" CLEAR FROM
ADJACENT PAVING OR TURF AREAS.

· SEE SPECIFICATIONS FOR ADDITIONAL REQUIREMENTS.
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EXISTING PROPOSED

   LANDSCAPE AREA 1646 2238

   SPA 0 48

   TOTAL 1646 2286
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