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Agenda Item No. 17.
Staff Report
Date: June 10, 2021
To: Mayor Robbins and Council Members
From: Matthew Weintraub, Planner

Subject: Millman Residence, 7 Upper Ames Avenue

Recommendation

Town Council approval of Resolution No. 2209 (see Attachment 1) approving Design Review,
Accessory Dwelling Unit (ADU) Permit, and Nonconformity Permit for the subject project as
described below.

Project Owner: Michael and Emily Millman
Project Designer: Geiszler Architects

Street Address: 7 Upper Ames Avenue
A.P.N.: 073-201-01

Zoning: R-1: B-A

General Plan: VL (Very Low Density)
Flood Zone: X (Minimal risk area)

Project Summary: The applicant is requesting approval of Design Review, ADU Permit, and
Nonconformity Permit to convert an existing two-car garage to a new ADU; construct a new two-
story addition to the existing single-family residence including a new two-car garage and guest
suite; renovate the front fagade including alter and raise the roofline; and rehabilitate the existing
landscape. ADU Permit Exception is requested to transfer the amount of existing floor area that
is converted to an ADU as a floor area allowance for a new addition. Nonconformity Permit is
requested to allow for the relocation and reconstruction of existing nonconforming floor area
including from existing porches with depths greater than 10’ to a new addition.

Public Notice
Public Notices were mailed to property owners within 300 feet of the project site at least 10 days
prior to the meeting date.



Project Data

Project Item Code Standard Existing Proposed
Lot Area 1-acre min. 43,560 sf No change
Floor Area (FAR)* 15% max. 7,287 sf (16.7%) 7,804 sf
[-593 sf ADU]

= 7,211 sf (16.6%)
Building Coverage 15% max. 8,321 sf (19.1%) 8,141 sf (18.6%)
Front Yard Setback, 25’ min. House: 25’ House/ADU: > 25’
Street/North
Side Yard Setback, 25’ min. House: 20’ No change
East
Side Yard Setback, 25’ min. House: 60’ Garage/guest suite: 32’
West
Rear Yard Setback, 40’ min. Pool house: > 40’ Pool bath: 40’
South (to be removed)
Building Height 30’; 2 stories max. 21’-5”; 1 story 25’-6”; 2 stories
Off-street Parking 4; 2 covered min. 4; 2 covered 4; 2 covered
Spaces
Impervious Minimize and/or 16,750 sf 16,137 sf
Surfaces? reduce

! Up to 800 square feet of ADU space is exempt from the single-family residential maximum floor area standard, per
RMC Sections 18.42.060 and 18.42.075 (b) (1) & (a} (1).
2 Low Impact Development (LID) for Stormwater Management, Design Review criteria and standards, per RMC

Section 18.41.100 (t).
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Location Map
Source: MarinMap (www.marinmap.org).
Note: Building locations are approximate and shown for reference only. Please refer to project
plans for accurate site data.
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Project Site
Source: MarinMap (www.marinmap.org).

Note: Building locations are approximate and shown for reference only. Please refer to project
plans for accurate site data.




Project Description

The project would convert an existing attached two-car garage and a portion of the existing
single-family residence to a new 593-square-foot ADU at the first story; construct a new two-
story addition at the west side of the existing residence, including a new 523-square-foot, two-
car garage and a 500-square-foot, second-story guest suite; and modify porches and projections
around the residence. It would avoid increasing the total non-ADU floor area on the property by
removing, relocating and reconstructing existing floor area from an accessory building and from
front and rear porches with depths greater than 10’. The project would reduce building footprint
by cutting back the depth of existing roof eaves from 3’ to 1’-8”.

Renovation of the front fagade of the residence would include raising the roofline, adding gable
roofs, and constructing a new stone chimney. Exterior building materials include wood shingle
siding, wood trim, and composition shingle roofing.

The project would rehabilitate the existing landscape including remove and replace the existing
pool; demolish the existing 274-square-foot accessory structure and construct a new 64-square-
foot pool bath; remove and replace existing patios, patio structures, walkways, and driveway;
and revegetate the site with new trees, shrubs, and groundcovers consistent with Ross Valley
Fire Department requirements. It would reduce the total amount of impervious surface coverage
on the property, and it would install a new bioretention area to decrease the velocity of
stormwater runoff and allow for infiltration on-site, so that the post-development stormwater
runoff rates from the site would be less than existing rates.

The proposed project is subject to the following permit approvals:

¢ Design Review Permit is required pursuant to RMC Section 18.41.010 for a new building
addition exceeding 200 square feet of new floor area; for an increase to the existing roof
height; and for more than 50 cubic yards of grading or filling.

e ADU Permit Exception is required pursuant to RMC Section 18.42.065 to transfer the
amount of existing floor area that is converted to an ADU as a floor area allowance for a
new addition.

e Nonconformity Permit is required pursuant to RMC Section 18.52.030 (c) to allow an
existing single-family residence to be enlarged, extended, and structurally altered,
without increasing the square feet of nonconforming floor area.

Project application materials are included as follows: Project Plans as Attachment 2; Project
Description as Attachment 3; and Neighborhood Outreach Description as Attachment 4.

Background

The project site is located at the south side of Upper Ames Avenue, west of Shady Lane. The lot
is generally rectangular in shape with an average slope of 3.5%. It contains an existing single-
family residence with attached garage. The existing property is nonconforming with respect to
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the maximum allowed floor area and building coverage, and the minimum required east side yard
setback.

According to the Assessor’s Office, development occurred on the site in 1953 and 1990.
According to the Town’s records, the following approvals were previously granted for the
property:

* 1/13/94: Variance and Design Review for residential addition with nonconforming floor
area and building coverage.

= 4/9/98: Variance and Design Review for residential addition with nonconforming floor
area, building coverage, and setbacks.

= 2/22/21: Minor Nonconformity Permit for minor additions and alterations.?

The Project History is included as Attachment 5.

Advisory Design Review

Pursuant to Resolution No. 1990, Advisory Design Review is required for all applicants seeking
discretionary land use permits, such as Design Review, a Demolition Permit, a Nonconformity
Permit, Exceptions to Attics, a Hillside Lot Permit, Variance, and/or ADU Exception.

The Advisory Design Review (ADR) Group reviewed the project on May 18, 2021. The ADR Group
received information from the applicant, allowed public comments, and provided
recommendations regarding the merits of the project as it relates to the purpose of Design
Review and the Design Review criteria and standards per Section 18.41.100 of the Ross Municipal
Code (RMC) and the Town of Ross Design Guidelines. The meeting minutes are included as
Attachment 6.

On May 18, 2021, the ADR Group unanimously recommended that the project as proposed is
consistent with the purpose of Design Review and the Design Review criteria and standards per
RMC Section 18.41.100 and therefore recommended approval of Design Review.

Public Comment
No public comments were received prior to the finalization of this report.

Key Issues

Floor Area

Pursuant to RMC Section 18.52.030 (c), nonconforming structures in a residential zoning district
may be enlarged, extended, reconstructed or structurally altered with a nonconformity permit,
except that a floor area ratio variance shall be required to increase the square feet of
nonconforming floor area and a floor area ratio variance shall not be required for floor area
associated with an ADU.

* The previously issued Minor Nonconformity Permit is incorporated into and consistent with the current project
proposal.
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The project proposes to relocate and reconstruct existing nonconforming floor area on the
property, such that the square feet of nonconforming floor area on the property would not be
increased, and would be slightly reduced. As shown in the table below, the amount of new floor
area construction would be more than balanced by allowances transferred from existing floor
area, including: from a demolished accessory building (274 square feet); from the removal of the
front entry porch (411 square feet), which qualifies as floor area because it has a depth greater
than 10’; from the infill/enclosure of a small recessed area (64 square feet) of the existing rear
porch, which qualifies as floor area because it has a depth greater than 10’; and from converted
ADU space (523 square feet).

Floor Area Allocations (Square Feet)

Pre-Project Post-Project FAR Change
Primary Residence 6,006 6,615 +609
First Floor 5,486 5,592 +106
Second Floor 0 500 +500
Garage 520 523 +3
ADU* 0 593 0
Accessory Structure 274 64 [-210]
Porches >10’ Depth® 1,007 532 [-475]
Front Porch 411 0 [-411]
Rear Porch 596 532 [-64]
Total 7,287 7,804 ‘ [-76]
ADU exempt: [-593]
=7,211

Off-Street Parking

Pursuant to RMC Section 18.32.040, in districts in which the minimum required lot area is greater
than 20,000 square feet, there shall be provided space for the parking of not less than 4
automobiles on each lot, 2 of which spaces shall be enclosed in a permanent, roofed structure.
Pursuant to RMC Section 18.42.055 (f), off-street parking is not required for an ADU located

% Up to 800 square feet of ADU space is exempt from the single-family residential maximum floor area standard, per
RMC Sections 18.42.060 and 18.42.075 (b) (1) & (a) (1). The Town Council may grant an exception to allow any
amount of existing floor area that is converted to new ADU space to be transferred as a floor area allowance for a
new addition to the primary residence, per RMC Section 18.42.080 (a) (2).

> Floor area includes the entirety of porches which have a depth greater than 10’, per RMC Section 18.12.130.
“Porch” means a roofed structure projecting from the exterior wall of a dwelling for the purpose of providing shelter
for an entrance; and providing an architectural transition between the interior of a residence and a yard, per RMC
Section 18.12.273.



within one-half mile of public transit; and covered off-street parking that is converted to an ADU
is not required to be replaced.

The project would construct a new garage to replace the 2 existing off-street covered parking
spaces converted to an ADU (which is not required), and it would increase the available
uncovered parking area on the property; so that the project would provide 2 covered parking
spaces and more than 4 total spaces, which exceeds the minimum parking requirements.

Hydrology

Pursuant to RMC 18.41.100 (t), to the maximum extent possible, the post-development
stormwater runoff rates from the site should be no greater than pre-project rates. Pre-existing
impervious surfaces should be reduced.

The project would reduce the total amount of impervious surface coverage on the property, and
it would install a new bioretention area to decrease the velocity of stormwater runoff and allow
for infiltration on-site, so that the post-development stormwater runoff rates from the site would
be less than existing rates.

Fiscal, Resource and Timeline Impacts

if approved, the project would be subject to one-time fees for a building permit and associated
impact fees, which are based on the reasonable expected cost of providing the associated
services and facilities related to the development. The improved project site may be reassessed
at a higher value by the Marin County Assessor, leading to an increase in the Town’s property tax
revenues. Lastly, there would be no net funding impacts associated with the project.

Alternative actions

1. Continue the item to gather further information, conduct further analysis, or revise the
project; or

2. Make findings to deny the application.

Environmental Review

The project is categorically exempt from the requirement for the preparation of environmental
documents under the California Environmental Quality Act (CEQA) under CEQA Guidelines
Section 15303 (New Construction or Conversion of Small Structures), because it consists of the
construction and location of limited numbers of new, small facilities or structures, including a
new second dwelling unit in a residential zone.

Attachments
1. Resolution No. 2209
Project Plans
Project Description
Neighborhood Outreach Description
Project History
ADR Group Meeting Minutes, May 18, 2021
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TOWN OF ROSS

RESOLUTION NO. 2209
A RESOLUTION OF THE TOWN OF ROSS APPROVING DESIGN REVIEW,
ACCESSORY DWELLING UNIT PERMIT, AND NONCONFORMITY PERMIT TO
CONVERT AN EXISTING TWO-CAR GARAGE TO A NEW ACCESSORY DWELLING
UNIT; CONSTRUCT A NEW TWO-STORY ADDITION TO THE EXISTING SINGLE-
FAMILY RESIDENCE INCLUDING A NEW TWO-CAR GARAGE AND GUEST SUITE;
RENOVATE THE FRONT FACADE INCLUDING ALTER AND RAISE THE ROOFLINE;
AND REHABILITATE THE EXISTING LANDSCAPE AT
7 UPPER AMES AVENUE, A.P.N. 073-201-01

WHEREAS, applicant Geiszler Architects, on behalf of property owners Michael and Emily
Millman, has submitted an application requesting approval of Design Review, Accessory Dwelling
Unit (ADU) Permit, and Nonconformity Permit to convert an existing two-car garage to a new
ADU; construct a new two-story addition to the existing single-family residence including a new
two-car garage and guest suite; renovate the front fagade including alter and raise the roofline;
and rehabilitate the existing landscape at 7 Upper Ames Avenue, A.P.N. 073-201-01 (herein
referred to as “the Project”).

WHEREAS, the Project was determined to be categorically exempt from the requirement for the
preparation of environmental documents under the California Environmental Quality Act (CEQA)
under CEQA Guidelines Section 15303 (New Construction or Conversion of Small Structures),
because it consists of construction of limited numbers of new, small facilities or structures;
installation of small new equipment and facilities in small structures; and the conversion of
existing small structures from one use to another where only minor modifications are made in
the exterior of the structure, including a new second dwelling unit in a residential zone; and

WHEREAS, on June 10, 2021, the Town Council held a duly noticed public hearing to consider the
Project; and

WHEREAS, the Town Council has carefully reviewed and considered the staff reports,
correspondence, and other information contained in the project file, and has received public
comment; and

NOW, THEREFORE, BE IT RESOLVED the Town Council of the Town of Ross hereby incorporates
the recitals above; makes the findings set forth in Exhibit “A”, and approves Design Review, ADU
Permit, and Nonconformity Permit to allow the Project, subject to the Conditions of Approval
attached as Exhibit “B”.

The foregoing resolution was duly and regularly adopted by the Ross Town Council at its regular
meeting held on the 10'" day of June 2021, by the following vote:



AYES:

NOES:

ABSENT:

ABSTAIN:

Elizabeth Robbins, Mayor

ATTEST:

Linda Lopez, Town Clerk



A.

EXHIBIT “A”
FINDINGS
7 UPPER AMES AVENUE
A.P.N. 073-201-01

Findings

In accordance with Ross Municipal Code (RMC) Section 18.41.070, Design Review is
approved based on the following mandatory findings:

a) The project is consistent with the purpose of the Design Review chapter as outlined in
RMC Section 18.41.010.

As recommended by the Advisory Design Review (ADR) Group, the project is consistent with
the purpose of the Design Review chapter as outlined in RMC Section 18.41.010. It provides
excellence of design consistent with the scale and quality of existing development; preserves
and enhances the historical “small town,” low-density character and identity that is unique
to the Town of Ross; preserve lands which are unique environmental resources; enhances
the area in which the project is located; and promotes and implements the design goals,
policies and criteria of the Ross general plan.

b) The project is in substantial compliance with the design criteria of RMC Section
18.41.100.

As recommended by the Advisory Design Review (ADR) Group, the project is in substantial
compliance with the design criteria of RMC Section 18.41.100. Lot coverage and building
footprints are minimized, and development clustered, to minimize site disturbance area and
preserve undisturbed space. New structures and additions avoid size out of character with
their setting or with other dwellings in the neighborhood. Buildings are compatible with
others in the neighborhood and do not attract attention to themselves. Buildings use
materials and colors that minimize visual impacts and blend with the existing landforms and
vegetative cover, including wood and stone. Walkways, driveways, curb cuts and off-street
parking allow smooth traffic flow and provide for safe ingress and egress. Exterior lighting is
shielded and directed downward to not create glare, hazard or annoyance to adjacent
property owners or passersby. Landscaping is integrated into the architectural scheme to
accent and enhance the appearance of the development. Landscaping creates and maintains
defensible spaces around buildings and structures as appropriate to prevent the spread of
wildfire. The project discharges runoff from downspouts to landscaped areas and it include
bioretention areas to decrease the velocity of runoff and allow for stormwater infiltration on-
site. The post-development stormwater runoff rates from the site would be no greater than
pre-project rates.

c) The project is consistent with the Ross General Plan and zoning ordinance.

The project is consistent with the allowed uses and general development standards
associated with the Very Low Density land use designation of the General Plan and the Single
Family Residence and Special Building Site zoning regulations, therefore the project is found



to be consistent with the Ross General Plan and Zoning Ordinance.

In accordance with RMC Sections 18.42.080 (a) and (b), ADU Permit Exception to transfer
the amount of existing floor area that is converted to an ADU as a floor area allowance for
a new addition is approved based on the following mandatory findings:

a) The exception will not create a significant adverse impact on any adjacent property, the
surrounding neighborhood, or the general public good.

The overall project substantially conforms to the Design Review criteria and standards in RMC
Section 18.41.100. The new construction complies with the minimum required yard setbacks
and the maximum allowed building height. New living area resulting from the project is
located more than 25’ from the street line and 32’ from the west side property line and the
nearest adjacent property. Windows are minimized facing adjacent property.

b) The lot and the arrangement of existing and proposed physical improvements on the
lot can accommodate the exception without adversely affecting the views, privacy, or
access to light and air of neighboring properties.

The overall project substantially conforms to the Design Review criteria and standards in RMC
Section 18.41.100. The new construction complies with the minimum required yard setbacks
and the maximum allowed building height. New living area resulting from the project is
located more than 25’ from the street line and 32’ from the west side property line and the
nearest adjacent property. Windows are minimized facing adjacent property.

c) Any modifications to site drainage shall be designed by a licensed engineer and shall
result in no net increase to the rate or volume of peak runoff from the site compared to
pre-project conditions. Any new mechanical pumps or equipment shall not create noise
that is audible off site.

Site drainage is designed so that post-development stormwater runoff rates from the site
would be no greater than existing rates. No new mechanical pumps for stormwater
management are proposed.

d) The fire chief has confirmed that there is adequate water supply for firefighting
purposes for the site, or that the project includes measures to provide adequate water
supply for firefighting purposes.

Adequate access and water supply exist for firefighting purposes.

In accordance with RMC Section 18.52.030 (c), Nonconformity Permit is approved based on
the following mandatory findings:

a) The nonconforming structure was in existence at the time the ordinance that now
prohibits the structure was passed. The structure must have been lawful when
constructed. The property owner has the burden to prove by substantial evidence the
nonconforming and legal status of the structure.



According to the Assessor’s Office, development occurred on the site in 1953 and 1990, which
is prior to current zoning ordinances. The Town granted variances in 1994 and 1998 for
additions with nonconforming floor area, building coverage, and setbacks.

b) The town council can make the findings required to approve any required demolition
permit for the structure: The demolition will not remove from the neighborhood or
town, nor adversely affect, a building of historical, architectural, cultural or aesthetic
value. The demolition will not adversely affect nor diminish the character or qualities of
the site, the neighborhood or the community.

The project does not require a demolition permit.

c) The project substantially conforms to relevant design review criteria and standards in
RMC Section 18.41.100, even if design review is not required.

The project substantially conforms to the Design Review criteria and standards in RMC
Section 18.41.100.

d) Total floor area does not exceed the greater of: a) the total floor area of the existing
conforming and/or legal nonconforming structure(s); or b) the maximum floor area
permitted for the lot under current zoning regulations. The town shall apply the
definition of floor area in effect at the time of the application for a nonconformity
permit.

The project floor area does not exceed the total floor area of the existing legal nonconforming
structures. The project relocates and reconstructs existing nonconforming floor area on the
property, such that the square feet of nonconforming floor area on the property is not
increased, and is slightly reduced. The amount of new floor area construction would be more
than balanced by allowances transferred from existing floor area, including: from a
demolished accessory building (274 square feet); from the removal of the front entry porch
(411 square feet), which qualifies as floor area because it has a depth greater than 10’; from
the infill/enclosure of a small recessed area (64 square feet) of the existing rear porch, which
qualifies as floor area because it has a depth greater than 10’; and from converted ADU space
(593 square feet).

e) Granting the permit will not be detrimental to the public health, safety or welfare, or
materially injurious to properties or improvements in the vicinity.

The overall project substantially conforms to the Design Review criteria and standards in RMC
Section 18.41.100. It complies with codes and standards regulating traffic and circulation,
drainage, stormwater control, and wildfire prevention.

f) The project will comply with the Flood Damage Prevention regulations in RMC Chapter
15.36.

The property is not located within a special flood hazard area which would be subject to the
Flood Damage Prevention regulations in RMC Chapter 15.36.



g) The fire chief has confirmed that the site has adequate access and water supply for
firefighting purposes, or that the project includes alternate measures approved by the
fire chief.

Per the Ross Valley Fire Department, adequate access and water supply exist for firefighting
purposes.

h) The applicant has agreed in writing to the indemnification provision in RMC Section
18.40.180.

Condition of Approval No. 10 requires indemnification pursuant to RMC Section 18.40.180.

i) The site has adequate parking. For purposes of this section, adequate parking shall
mean that the site complies with at least the minimum number of parking spaces
required for the zoning district (covered or not covered). If the site does not comply
with the covered parking requirement, the Town Council may require covered parking
to be provided. The Town Council may consider the size of the residence and number
of bedrooms and may require additional parking up to the following:

Total site floor area (excluding covered parking) Required off street parking
1,300 square feet to 3,300 square feet 3 spaces
Over 3,300 square feet 4 spaces

The project would construct a new garage to replace the 2 existing off-street covered parking
spaces converted to an ADU (which is not required), and it would increase the available
uncovered parking area on the property; so that the project would provide 2 covered parking
spaces and more than 4 total spaces, which exceeds the minimum parking requirements.



EXHIBIT “B”
CONDITIONS OF APPROVAL
7 UPPER AMES AVENUE
A.P.N. 073-201-01

This approval authorizes Design Review, ADU Permit, and Nonconformity Permit to convert
an existing two-car garage to a new ADU; construct a new two-story addition to the existing
single-family residence including a new two-car garage and guest suite; renovate the front
fagade including alter and raise the roofline; and rehabilitate the existing landscape at 7
Upper Ames Avenue, A.P.N. 073-201-01 (herein referred to as “the Project”).

The building permit shall substantially conform to the plans entitled, “Millman Residence, 7
Upper Ames Ave, Ross, CA 94957”, dated/revised 06-02-21, and reviewed and approved by
the Town Council on June 10, 2021.

Except as otherwise provided in these conditions, the Project shall comply with the plans
submitted for Town Council approval. Plans submitted for the building permit shall reflect
any modifications required by the Town Council and these conditions.

No changes from the approved plans, before or after project final, including changes to the
materials and material colors, shall be permitted without prior Town approval. Red-lined
plans showing any proposed changes shall be submitted to the Town for review and approval
prior to any change. The applicant is advised that changes made to the design during
construction may delay the completion of the Project and will not extend the permitted
construction period.

The Project shall comply with the Fire Code and all requirement of the Ross Valley Fire
Department (RVFD).

The Town staff reserves the right to require additional landscape screening for up to three
(3) years from project final to ensure adequate screening for the properties that are directly
contiguous to the project site. The Town staff will only require additional landscape screening
if the contiguous neighbor can demonstrate through pre-project existing condition pictures
that their privacy is being negatively impacted as a result of the Project.

BEFORE FINAL INSPECTION, the applicant shall call for a Planning staff inspection of approved
landscaping, building materials and colors, lighting and compliance with conditions of project
approval at least five business days before the anticipated completion of the Project. Failure
to pass inspection will result in withholding of the Final Inspection approval and imposition
of hourly fees for subsequent re-inspections.

A Tree Permit shall not be issued until the project grading or building permit is issued.



9. The Project shall comply with the following conditions of the Town of Ross Building
Department and Public Works Department:

a. Any person engaging in business within the Town of Ross must first obtain a business
license from the Town and pay the business license fee. Applicant shall provide the names
of the owner, architects, engineers and any other people providing project services within
the Town, including names, addresses, e-mail, and phone numbers. All such people shali
file for a business license. A final list shall be submitted to the Town prior to project final.

b. Aregistered Architect or Engineer’s stamp and signature must be placed on all plan pages.

c. The building department may require the applicant to submit a deposit prior to building
permit issuance to cover the anticipated cost for any Town consultants, such as the town
hydrologist, review of the Project. Any additional costs incurred by the Town, including
costs to inspect or review the Project, shall be paid as incurred and prior to project final.

d. The applicant shall submit an erosion control plan with the building permit application for
review by the building official/director of public works. The Plan shall include signed
statement by the soils engineer that erosion control is in accordance with Marin County
Stormwater Pollution Prevention Program (MCSTOPP) standards. The erosion control
plan shall demonstrate protection of disturbed soil from rain and surface runoff and
demonstrate sediment controls as a “back-up” system (i.e., temporary seeding and
mulching or straw matting).

e. No grading shall be permitted during the rainy season between October 15 and April 15
unless permitted in writing by the Building Official/Director of Public Works. Grading is
considered to be any movement of earthen materials necessary for the completion of the
Project. This includes, but is not limited to cutting, filling, excavation for foundations, and
the drilling of pier holes. It does not include the boring or test excavations necessary for
a soils engineering investigation. All temporary and permanent erosion control measures
shall be in place prior to October 1.

f. The drainage design shall comply with the Town’s stormwater ordinance (Ross Municipal
Code Chapter 15.54). A drainage plan and hydrologic/hydraulic analysis shall be
submitted with the building permit application for review and approval by the building
official/public works director.

g. An encroachment permit is required from the Department of Public Works prior to any
work within a public right-of-way.

h. The plans submitted for a building permit shall include a detailed construction and traffic
management plan for review and approval of the building official, in consultation with the
town planner and police chief. The plan shall include as a minimum: tree protection,
management of worker vehicle parking, location of portable toilets, areas for material
storage, traffic control, method of hauling and haul routes, size of vehicles, and washout
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areas. The plan shall demonstrate that on-street parking associated with construction
workers and deliveries are prohibited and that all project deliveries shall occur during the
allowable working hours as identified in the below condition 10n.

The applicant shall submit a schedule that outlines the scheduling of the site development
to the building official. The schedule should clearly show completion of all site grading
activities prior to the winter storm season and include implementation of an erosion
control plan. The construction schedule shall detail how the Project will be completed
within the construction completion date provided for in the construction completion
chapter of the Ross Municipal Code (Chapter 15.50).

A preconstruction meeting with the property owner, project contractor, project architect,
project arborist, representatives of the Town Planning, Building/Public Works and Ross
Valley Fire Department and the Town building inspector is required prior to issuance of
the building permit to review conditions of approval for the Project and the construction
management plan.

A copy of the building permit shall be posted at the site and emergency contact
information shall be up to date at all times.

The Building Official and other Town staff shall have the right to enter the property at all
times during construction to review or inspect construction, progress, compliance with
the approved plans and applicable codes.

. Inspections shall not be provided unless the Town-approved building permit plans are
available on site.

Working Hours are limited to Monday to Friday 8:00 a.m. to 5:00 p.m. Construction is not
permitted at any time on Saturday and Sunday or the following holidays: New Year's Day,
Martin Luther King Day, President's Day, Memorial Day, Independence Day, Labor Day,
Veteran's Day, Thanksgiving Day, and Christmas Day. If the holiday falls on a Sunday, the
following Monday shall be considered the holiday. If the holiday falls on a Saturday, the
Friday immediately preceding shall be considered the holiday. Exceptions: 1.) Work done
solely in the interior of a building or structure which does not create any noise which is
audible from the exterior; or 2.) Work actually physically performed solely by the owner
of the property, on Saturday between the hours of 10:00 a.m. and 4:00 p.m. and not at
any time on Sundays or the holidays listed above. (RMC Sec. 9.20.035 and 9.20.060).

Failure to comply in any respect with the conditions or approved plans constitutes
grounds for Town staff to immediately stop work related to the noncompliance until the
matter is resolved (Ross Municipal Code Section 18.39.100). The violations may be
subject to additional penalties as provided in the Ross Municipal Code and State law. If a
stop work order is issued, the Town may retain an independent site monitor at the
expense of the property owner prior to allowing any further grading and/or construction
activities at the site.
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Materials shall not be stored in the public right-of-way. The project owners and
contractors shall be responsible for maintaining all roadways and rights-of-way free of
their construction-related debris. All construction debris, including dirt and mud, shall be
cleaned and cleared immediately. All loads carried to and from the site shall be securely
covered, and the public right-of-way must be kept free of dirt and debris at all times. Dust
control using reclaimed water shall be required as necessary on the site or apply (non-
toxic) soil stabilizers on all unpaved access roads, parking areas and staging areas at site.
Cover stockpiles of debris, soil, sand or other materials that can be blown by the wind.

Applicants shall comply with all requirements of all utilities including, the Marin Municipal
Water District, Ross Valley Sanitary District, and PG&E prior to project final. Letters
confirming compliance shall be submitted to the building department prior to project
final.

All electric, communication and television service laterals shall be placed underground
unless otherwise approved by the director of public works pursuant to Ross Municipal
Code Section 15.25.120.

The Project shall comply with building permit submittal requirements as determined by
the Building Department and identify such in the plans submitted for building permit.

The applicant shall work with the Public Works Department to repair any road damage
caused by construction. Applicant is advised that, absent a clear video evidence to the
contrary, road damage must be repaired to the satisfaction of the Town prior to project
final. Damage assessment shall be at the sole discretion of the Town, and neighborhood
input will be considered in making that assessment.

Final inspection and written approval of the applicable work by Town Building, Planning
and Fire Department staff shall mark the date of construction completion.

The Public Works Department may require submittal of a grading security in the form of
a Certificate of Deposit (CD) or cash to cover grading, drainage, and erosion control.
Contact the Department of Public Works for details.

. BEFORE FINAL INSPECTION, the Soils Engineer shall provide a letter to the Department of

Public Works certifying that all grading and drainage has been constructed according to
plans filed with the grading permit and his/her recommendations. Any changes in the
approved grading and drainage plans shall be certified by the Soils Engineer and approved
by the Department of Public Works. No modifications to the approved plans shall be
made without approval of the Soils Engineer and the Department of Public Works.

The existing vegetation shall not be disturbed until landscaping is installed or erosion
control measures, such as straw matting, hydroseeding, etc., are implemented.
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ii.  All construction materials, debris and equipment shall be stored on site. If that is not
physically possible, an encroachment permit shall be obtained from the Department
of Public Works prior to placing any construction materials, debris, debris boxes or
unlicensed equipment in the right-of-way.

iii.  The applicant shall provide a hard copy and a CD of an as-built set of drawings, and a
certification from all the design professionals to the building department certifying
that all construction was in accordance with the as-built plans and his/her
recommendations.

10. The applicants and/or owners shall defend, indemnify, and hold the Town harmless along
with the Town Council and Town boards, commissions, agents, officers, employees, and
consultants from any claim, action, or proceeding (“action”) against the Town, its boards,
commissions, agents, officers, employees, and consultants attacking or seeking to set aside,
declare void, or annul the approval(s) of the Project or alleging any other liability or damages
based upon, caused by, or related to the approval of the Project. The Town shall promptly
notify the applicants and/or owners of any action. The Town, in its sole discretion, may
tender the defense of the action to the applicants and/or owners or the Town may defend
the action with its attorneys with all attorney fees and litigation costs incurred by the Town
in either case paid for by the applicant and/or owners.

11
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REMISION
x

ALL CONSTRUCTION AND INSTALLATION SHALL CONFIRM TO THE FOLLOWING CODES ! ALL MATERIALS WORKMANSHIP & METHODS SHALL CONFORM TG CURRENTLY 16 ALL WORK SHALL PROVIDE FOR MATERIAL EXPANSION AND CONTRACTION,
2019 CALIFORNIA BUILDING CCDE (CBC) ADOPTED UNIFORM BUILDING CODE {U8C). UNIFORM PLUMBING CODE (UPC). UNIFORM SHRINKAGE BUILDING MOVEMENTS SUFFICIENT TO PREVENT CRACKS. BUCKLING, 0-0" AEF 1
MECHANICAL CODE {UMC). AND THE NATIONAL ELECTRIC CODE [NEC) AS ADOPTED AND WARFING OR OTHER DEFORMATION DUE TO HUMIDITY AND TEMPERATURE CHANGE AN FLOOR FiNISH ¢ ELEVATION HEIGHTS

2018 CALIFORNIA MECHANICAL CODE (GMC) & CALIFORNIA PLUMBING CODE (CPC}
2019 CALIFORNIA ELECTRICAL CODE (CED) & CALIFCRNIA ENERGY COCE (CEC)
2013 CALIFORNIA FLUMBING CODE (CPC) WITH

2019 CALIFORNIA FIRE CODE

2019 CALIFORNIA ENERGY CODE

S CAUSCANA GREEN SUEDIND COJE

2019 NFPA 13 INSTALLATION OF SPRINKLER SYSTEMS 2018 NFPA13R SPRINKLER
SYSTEMS FOR RESIDENTIAL OCCUPANCIES UP TO 4 STORIES IN HEIGHT & 2002 NFPA
72 NATIONAL FIRE ALARM CODE AS AFFLICABLE, AND ANY OTHER GOVERNING
COCES 8 ORDINANCES.

2019 CFC CHARTER 7A AND 2013 CRG SEGTION R337. WILDLAND URBAN INTERFACE,
IN THE EVENT OF CONFLICT THE MOST STRINGENT REQUIREMENTS SHALL APPLY

FIRE DEPARTMENT NOTES:

PROJECT IS LOCATED WITHIN A DESIGNATED WILDLAND URBAN INTERFACE ZONE
ALL CONSTRUCTION TO COMPLY WITH THE 2019 CFCC CHAPTER 7A AND 2018 CRC
SECTION R337. ALL VEGETATICN AND CCNSTRUCTION MATERIALS ARE TO BE
MAINTAINED AWAY FROM THE RESIDENCE DURING CONSTRUCTIGN. (DEFENSIBLE
SPACE) SEEA15 FOR LGCATION

PROJEGT IS A SUBSTANTIAL REMODEL ANY CHANGES MADE TG THE BUILDING SUSH
ASWALLS, COLUMNS, BEAMS, OR GIRDERS, FLOOR OR CEILING JQISTS AND
COVERING, ROOF RAFTERS, ROOF DIAPHRAGHMS FOUNDATIONS PILES OR
RETAINING WALLS OR SIMILAR COMPONENTS, THE FLOOR AREA OF ALL ROCMS
AFFECTED BY SUGH CHANGES SHALL B INCLUDED IN COMPUTING FLOOR AREAS FOR
THE PURFOSE OF APPLYING THIS DEFINITION

A FIRE SPRINKLER SYSTEM SHALL BE INSTALLED THROUGHOUT BOTH BUILDINGS
WHICH COMPLIES WITH THE REQUIREMENTS OF THE NATIGNAL FIRE PROTECTICN
ASSOCIATION (NFPA) 13R AND LOCAL STANDARDS, SEPARATE DEFERRED PERMITS
SHALL BE REGUIRED FOR THESE SYSTEMS PLANS AND SPECIFICATIONS FOR THE
SYSTEMS SHALL BE SUBMITTED BY AND INDIVIDUAL OR FIRM LICENSED TO DESIGN
AND OR DESIGN BUILD SPRINKLER SYSTEMS FIRE SPRINKLER SYSTEMS ARE TO BE
MONITORED BY UL LISTED ALARM SYSTEMS AND CONNECTED TO A CENTRAL
STATION

ALL SMOKE DETECTORS IN THE RESIDENCE SHALL BE PROVIDED WITHAC POWER
AND BE INTERCONNECTED FOR SIMULTANEOUSALARM, DETAECTORS SHALL BE
LOCATED IN EACH SLEEFING ROGM OUTSIDE OF SLEEPING ROOMS GENTRALLY
LOCATED IN THE CORRIDOR AND OVER THE CENTER OF ALL STAIRWAYS WITH A
MINIMUM OF ONE DETECTOR PER STORY OF THE OCCUPIED PORTION OF THE
RESIDENCE

CARBON MONCXIDE ALARMS SHALL BE PROVIDED IN EXISTING DWELLINGS WHEN A
PERMIT IS REQUIRED FOR ALTERATIONS, REPAIRS OR ADDITION EXCEEDS ONE
THOUSAND DOLLARS. CO ALARMS SHALL BE LOCATED QUTSIDE OF EACH DWELLING
UNIT SLEEPING ARE IN THE IMMEDIATE VICINITY QF THE BEDROOM(S) AND ON EVERY
LEVEL OF A OWELLING UNIT INCLUDING BASEMENTS

ADDRESS NUMBERS AT LEAST & TALL MUST BE IN PLACE ADJACENT TO THE FRONT
DOOR. IF NOT CLEARLY VIS{BLE FROM THE STREET ADDITIONAL NUMBERS ARE
REQUIRED. RESIDENTIAL NUMBERS MUST BE INTERNALLY ILLUMINATED (BACKLIT)
PLACED TO A LIGHT OR BE REFLECTIVE NUMBERS, IF YOUR PROJECT IS A NEW
HOUSE OR SUBSTANTIAL REMODEL THEY MAY ONLY BE INTERNALLY ILLUMINATED
O ILLUMNATED A% ALACENT LT CONTROLLATH BY A P05 L D
SWITCHED ONLY BY A BREAKER SO T WILL REMAIN {LLUMINATED ALL NIGHT. IF NOT
CURRENTLY AS DESCRIBED THEY MUST BE INSTALLED AS PART OF THIS PROJECT.

AMENDED BY THE STATE OF CALIFORNIA TITLE 24. CALIFORNIA ELECTRICAL CODE
CALIFORNIA CODE OF REGULATIONS 8 OTHER APPLICABLE CODES & ORDINANCES OF THE.
LOCAL JURISDICTION,

2 SHOP AND FIELD WORK SHALL BE PERFORMED BY MECHANICS. CRAFTSMEN AND
WORKERS SKILLED AND EXPERIENCED IN THE FABRICATION AND INSTALLATION OF THE
WORK INVOLVED, WORK SHALL BE PERFORMED IN ACCORDANCE WITH THE BEST
ESTABLISHED PRACTICE OF THE INDUSTRY STANDARD FOR THE TRADES INVOLVED UON
N DRAVANGD OF PADECT MANUAL

3 PESTALL ALL FUNTURET FOUBUENT. AND NATERALS PEN WAALFLE TLRERT
RECOMMENCATIONS AND THE REQUIREMENTS OF THE CODES ALL APPLIANCES,
FIXTURES, AND EQUIPMENT ASSOCIATED WITH PLUMBING ELECTRICAL AND MECHANICAL
SYSTEMS SHALL BE LISTED BY A NATIONALLY RECOGNIZED AND APPROVED AGENCY.

4 WORKMANSHIP SHALL BE EQUAL TQ THE BEST STANDARDS GF THE FOLLCWING
INSTITUTIONS

-AMERICAN SOCIETY FOR TESTING AND MATERIALS (ASTM)

-AMERICAN INSTITUTE OF STEEL CONTRACTORS

AMERICAN WELDRG STCHETY ]

-AMERICAN CONCRETE INSTITUTE {ACI)

-AMERICAN NATIONAL STANDARDS INSTITUTE (ANSI)

-AMERICAN ALUMINUM MANUFACTURER S ASSOCIATION (AAMA)

=ALUMINUM ASSOCIATION INC (AA)

-CONCRETE REINFORCING STEEL INSTITUTE (CRSI)

-NATIONAL ASSOCIATION OF ARCHITECTURAL METAL MANUFACTURERS [NAAMM)
“NATIONAL FIRE PROTECTION ASSOCIATION (NFPA)

-NATIONAL WOODWORK MANUFACTURERS ASSOCIATION (NWMA)

-SHEET METAL & AIR CONDITIONING CONTRACTORS QF NORTH AMERICA [SMACNA)
-WOODWORK INSTITUTE OF CALIFORNLA (WIC)

s AIFERTOITRLCTLAAL AtATEAL

ENGINEER'S DRAWINGS, SPECIFICATIONS, AND REPQRTS (WHERE APPLICABLE) FOR
ADDITIONAL REQUIREMENTS.

[ CONDITICNS NOT SPECIFICALLY DETAILED SHALL BE BUILT TO CONFORM TQ
SIMILAR CONSTRUCTION [N ACCORDANCE WITH THE BEST COMMON PRACTICE ANDIOR
MANUFACTURER' S SPECIFICATIONS FOR THE INSTALLATION OF THEIR MATERIALS OR
ITEMS.

7 THERE SHALL BE NO SUBSTITUTIONS OF MATERIALS WHERE A MANUFACTURER IS
SPECIFIED. WHERE THE TERM "OR APPROVED EQUAL' 15 USED THE ARCHITECT ALONE
SHALL DETERMINE QUALITY BASED UPCN COMPLETE INFORMATION SUBMITTED BY THE
CONTRACTOR SUBSTITUTIONS SHALL NOT BE MADE UNLESS DRAWINGS AND / OR CUT
SHEETS ARE SUBMITTED TO THE ARCHITECT FOR APPROVAL, USE ARCHITECT §
SUBMITTAL FORMS.

a DO NOT STORE CONSTRUCTION MATERIALS OR OPERATE CONSTRUCTION
EQUIPMENT IN SUCH A MANNER THAT DESIGN LIVE LOADS OF THE STRUCTURES ARE
EXCEEDED DQ NOT STORE CONSTRUCTION MATERIALS ON OVERHANGING FRAMING.

El DO NOT SCALE DRAWINGS. WRITTEN DIMENSION GOVERN

10 WHEN SHOWN IN PLAN, ALL DIMENSIONS ARE TQ FACE OF GYPSUM BOARD
CONCRETE CENTERLINE OF COLUMNS OR CENTERLINE OF STUD WITHIN WALL
ASSEMBLIES UNLESS OTHERWISE NOTED

1 WHEN SHOWN IN SECTION OR ELEVATION ALL DIMENSIONS ARE TC TOP OF PLATE
OR TOP OF CONCRETE UNLESS QTHERWISE NOTED

12, DETAILS SHOWN ARE TYPICAL SIMILAR DETAILS APPLY IN SIMILAR CONDITIONS
12 DETAILS SHALL GOVERN OVER PLANS AND ELEVATIONS LARGE SCALE DETAILS
SHALL GOVERN OVER SMALL SCALE DETAILS SEE DIMENSIONING NOTES

14 ALL CHANGES IN FLOOR MATERIALS QCCUR AT CENTERLINE OF DOOR OR FRAMED
OPENINGS UNLESS OTHERWISE INDICATED ON THE DRAWINGS.

15 VERIFY CLEARANCES FOR FLUES, VENTS CHASES SOFFITS FIXTURES
FIREPLACES, ETC. BEFCRE ANY CONSTRUCTION ORDERING OF, OR INSTALLATION OF
ANY (TEM OF WORK.

NORMAL LOADING,

17, ATTACHMENTS CONNECTIONS OR FASTENINGS OF ANY NATURE ARE TO BE
PROPERLY AND PERMANENTLY SECURED IN CONFQRMANCE WITH BEST PRACTICE THE
DRAWINGS SHOW QNLY SPECIAL CONDITIONS TO ASSIST THE CONTRACTOR THEY DO
NOT ILLUSTRATE EVERY SUCH DETAIL

8 PLYWOGD SHEATHING AT STUCCO FINISHES TO BE PRESSURE TREATED,

18, WINCOW SIZES ON DRAWINGS ARE NOMINAL DIMENSICNS, REFER TO
MANUFACTURER FOR ACTUAL ROUGH OPENING SiZES.

20 FROVIDE AND INSTALL 2X FLAT WOOD BLOCKING FOR ALL BATH ACCESSORIES.
HANDRAILS CABINETS TOWEL BARS WALL MOUNTED FIXTURES AND ANY OTHER ITEMS
ATTACHED TO WALLS.

21 ALL INSTALLED PLUMBING MECHANICAL AND ELECTRICAL EQUIPMENT SHALL
OPERATE QUIETLY SMOOTHLY AND FREE OF VIBRATION, SEE MANUFACTURER'S
RECCMMENCATIONS FOR ACCUSTICALLY SOUNDS CONSTRUCTION METHODS,

2 MECHANICAL PLUMBING ELECTRICAL AND OTHER PENETRATIONS OF FLOGRS
WALLS AND CEILINGS SHALL BE SEALED AIRTIGHT WITH ACOUSTICAL SEALANT AND
FIRESAFING AS REQUIRED

2 ALL EXTERIOR DOORS AND WINDOWS ARE TO BE WATHERSTRIPPED PER TITLE 24
REQUIREMENTS

24 INSTALL CERTIFIED INSULATION MATERIALS PER THE TITLE 24 MANDATORY
MEASURES CHECKLIST MF-1R. INSULATION INSTALLED SHALL MEET FLAME SPREAD &
SMOKE DENS|TY REQUIREMENTS OF THE STATE OF CALIFORNIA TITLE 24. CALIFORNIA
ELECTRICAL CODE CALIFORNIA CODE OF REGULATIONS.

5 PROVIDE SAFETY GLAZING AT ALL HAZARDOUS LOCATIONS INCLUDING BUT NOT
LIMITED TO GLAZING WITHIN 18 OF A WALKING SURFACE GLAZING IN DOORS AND
WINDOWS ADJACENT TO COORS IN ACCORDANCE WITH SECTICN 2405 4.

26 ALL TEMPERED GLASS SHALL BE AFFIXED WITH A PERMANENT LABEL PER UBC
062

27, ALL SMOKE DETECTORS AND CARBON MONOXIDE DETECTORS TO BE HARD WIRED
WITH BATTERY BACKUP.

28 ALL CONCEALED SPACES UNDER RAISED SLEEPING PLATFORMS MUST BE
SPRINKLERED

2 PROVIDE FIRE-BLOCKING AND DRAFTSTOPPING AT ALL CONCEALED DRAFT
OPENINGS (VERTICAL & HORIZONTAL), AS PER 2016 UBC 708, FIREBLOCKING &
DRAFTSTOPS SHALL BE PROVIDED IN THE FOLLOWING LOCATIONS

1) IN CONCEALED SPACES OF STUD WALLS AND PARTITIONS INCLUDING FURRED
SPACES AT THE CEILING AND FLOOR LEVELS AND AT 10-FCCT INTERVALS BOTH VERTICAL
AND HORIZONTAL.

2) IN CONCEALED SPACES BETWEEN STAIR STRINGERS AT THE TOF AND BOTTOM OF THE
RUN AND BETWEEN STUDS ALONG AND [N LINE WITH THE RUN OF STAIRS [F THE WALLS
LNDER THE STAIRS ARE UNFINISHED

3} IN OPENINGS AROUND VENTS PIPES, DUCTS, CHIMNEYS. RREPLACES AND SIMILAR
OPENINGS WHICH AFFORD A PASSAGE FOR FIRE AT CEILING ANO FLOOR LEVELS WITH
NENDOUBJSTILE VATERWLL

0 ALL DUCT PENETRATIONS THROUGH RATED WALLS SHOULD BE PROTECTED WITH
SMOKE AND FIRE DAMPERS

n OPENINGS IN 1 2 OR 3-HOUR RATED ASSEMBLIES SHOULD BE PROTECTED WITH
(1) {2}, OR (3)-HOUR RATED ASSEMBLIES, RESPECTIVELY

2 ALLWALL FLOOR ROOF. AND SHAFT CONSTRUCTION TO BE RATED, UON

3 ALL ASSEMBLIES SHOULD BE APPROVED.

4 ALL FURNISHED MATERIALS SHALL BE NEW UNUSED AND OF THE HIGHEST
QUALITY IN EVERY RESPECT FOR THE WORK IN QUESTION UO N

35 TREES LACATED CLOSE TC THE CONSTRUCTICON S|TE SHALL BE PROTECTED FROM
INADVERTENT DAMAGE FROM CONSTRUCTION EQUIPMENT 8Y WRAPPING TRUNKS WITH
PROTECTIVE MATERIALS, AVOIDING FILL OF ANY TYPE AGAINST THE BASE OF THE TRUNKS
AND AVOIDING AN INCREASE IN SOIL DEFTH AT THE FEEDING ZONE OR DRIP LINE OF THE
RETAINED TREES
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GARAGE GARAGE e L2 IRRIGATION PLAN
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(OVER 10:03 {OVER 10-07) wiw S5 IRRIGATION DETAILS,
TOTAL
ToTAL k. se (&3 IRRIGAITON DETAILS
e IRRIGATION DETAILS
GENERAL NOTES s IRRIGATION DETAILS.
o (RRIGATION WATER,
’ ) CALGULATIONS
1. SITE DESICN BASED ON TQROGRAPHIC SURVEY COMPLETED 11-20-2020
BY LUK & ASSQCIATES INC. v BYDROZCHERCAN
Lan PLANTING PLAN
2 SITE DESIGN BASED ON GEDTECHNICAL INVESTIGATION COMPLETED a1 PLANT LIST § NOTES
12:14-2020 BY ROLLO & RIDLEY GEGTECHNICAL ENGINEERS & X N
SCIENTISTS SHOULD CONFLICT ARISE BETWEEN DRAWINGS AND L2 BEANTIRGIDETAIIS!
GEGTECHNICAL REPORT THE GEQTECHNICAL REPORT SHALL GOVERN Lay e
3 SEE SPECIFICATIONS FOR CONSTRUCTION METHODS AND MATERIALS S e
NGT LISTED o UGHTING PLAN
L5 LIGHTING SCHEDULE & NOTES
4 SHOULD GONFLICTS ARISE BETWEEN DRAWINGS AND SPECIFICATIONS i
DRAWINGS SHALL GOVERN DIMENSIONS AND QUANTITY. L ™ DELEICE]
SPECIFICATIONS SHALL GOVERN MATERIALS AND FINISHES o8] STAIR § WALL DETAILS
s SPECIALITY DETALS
B AL LG TMAL WO T3 SO W TOWM D4 RS
. Le3 DRAINAGE DFTAILS
FROICATICNT LG FCOL & 5PA LAYOUT PLAN
. o e A A AT T o L wa PCGL & SPA DETALS
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PROJECT DIRECTORY

APPLICABLE CODES CONSTRUCTION HOLIRS
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2019 CALIFORNIA RESIDENTIAL CODE (2019CRC) 1. NG PERSON SHALL ERECT (INCLUDING

2019 CALIFORNIA BUILOING CODE (2018 CAC) EXCAVATION AND GRADING| DEMGLISH ALTER
2019 GAI IFORNIA ELECTRICAL CODE [2018 CEC) OR REPAIR ANY BUILDING OR STRUCTURE OTHER
2019 CAI FOANIA BLUNSING CODE [2019 CPC] THAN BETWEEN THE HOURS OF 730 AM AND §00
2019 CALIFORNIA MECHANICAL CODE (2018 CMC) PM DN WEEKDAYS AND NO WORK ON SUNDAYS
2013 CALIFORNIA FIRE CODE (2019 IFC) AND HOLIDAYS

2019 CALIFORNIA ENERGY CODE

T AR B S Liasiiy
0T DALY D S TMRC AL 5 DG 008
o DOt S0 COSE

A AL S ST L e

NOISE AND SOUND NOTES

JPWORKHQURS CONSTRUGTION DELVERUES ANDIOR SERVICING OF ANY
ITEW ON SITE IS PROHIBITED BEFGRE § 00 AM AND AFT:
WEEKDAYS ALL DAY SATLROAY SUNGAY AND HGUEAYS

2 CONSTRUCTION PARKING IS PERMITTED ONLY ON THE SITE AND ONLY ON
THE SIDE OF THE STREET FRONTING THE PROFERTY FOR WHICH THE PERMIT
1S ISSUED

ENERGY NOTES

Lo WAL S

TREES DESIGNATED EXISTING TREES TO REMAIN' SHALL BE HAND
LABOR SEE LAYQUT PLAN FOR RESTRICTIONS NOTIFY LANDSCAPE
ARCHITECT ANO ARBORIST WHEN CONSTRUCTION ACTIVITIES MAY.
DAMAGE TRETING BANTE 1D AT

TIPSO OF DTG TRLTE T NTWAAN RESLACE DA§TIVG.
TREES TO REMAIN WHICH ARE DAMAGED DURING CONSTRUCTION WITH
ACUEPTED TREES OF SAME SPECIES ANC SIZE AS THOSE DAMAGED AT
NO COST TO OWNER LANDSCARE ARCHITECT WILL DETERMINE EXTENT
OF DAMAGE AND VALUE OF DAMAGED PLANTS

CONTRACTOR IS RESPONSIBLE FOR PHOTO DOCUMENTATIGN OF AL
CLOSED IN WORK

SUBMITTALS AND APPROVALS NOTIFY LANDSCAPE ARCHITECT FIVE (5)
WORKING DAYS PRIGR TO ALL SITE VISITS AND APPROVALS

ARBORIST REPORT SEE 04-01-2021-8Y URBAN TREE MANAGEMENT

11 ALL EARTHWORK INCLUDING SITE CLEARING PIER DRILLING AND
SPREAD FOOTING EXCAVATIGN, PREPARATION GF SUBGRADE AND
SELECT FILL BENEATH SLABS-ON-GRADE AND DTHER FLATWORK
PLACEMENT AND GOWPACTION OF ENGINEERED FILL, AND SURFACE o)

SUBMITTALS AND MEETINGS

% ORIENTATION /KICK OFF MEETING

2 ROUGH GRADING

® FENCE LAYOUT

& HARDSCAPE LaVOUT

3 FINEGRADING

& IRRIGATION MAINLINE

7 DELIVERY OF ALL LARGE PLANTS (15 GAL & UP)
& INSTALLATION OF AL PLANTS

& INSTALLATION OF LAWN

'SUBSURFACE DRAINAGE SHGULD BE
THE RECOMMENDATIONS BY STRUGTURAL TNOINEER STRUCTURA
ENGINEER SHOULD BE PROVIDED AT LEAST 48 HOURS ADVANCED
ANy D SHOULD 8E
PRESENT T0 OBSERVE ANDIOR TEST AS NECESSARY 0 EARTHWORK

A COMPLETE LIST OF INSTALLED LIGHTING SYSTEMS INCLUDING
THE LIGHTING SCHEDULE. ALL INFORMATION NECESSARY TO
OPERATE AND MAINTAIN THE LIGHTING SYSTEM, AND.
REFERENCE TG SUPPORT FUTURE LUPGRADES TO THE LIGHTING.
SYSTEM WILL BE PROVIDED TO THE HOMEOWNER PRIOR TO A
FRAL AT

WELQO & IRRIGATION NQTES

NOISE

2 NO PERSON MUST CAUSE AND NO PROPERTY GWNER NUST PERMIT ON SUGH OWNERS PROPERTY A
NOISE PRODUCED BY ANY PERSON MACHINE ANIMAL OR DEVICE QR ANY COMBINATION THEREOF IN
EXCESS OF [HE SOUND LEVEL LIMITS SET FORTH IN THIS SECTION TO EMANATE FAOM ANY PRGPERTY
PUBLIC OR PRVATE BEVOND THE PROPERTY LINE ANY SOLIND IN CRCESS OF IHE SOUND LEVEL LIWIS
SETFORTHIN NOISE
SCUND LEVELS. SOUND LEVEL WEASUREWENTS MU SF WADE AT M LOLAT 100 00 T ALLENAG
PROPERTY THAT THIS

mAY
BE REQUIRED PRIGR T FINAL INSPECTION

0. SOUNDLEVELUMITS  700AM TO1GD0PM 60 DBA
1000P M. 1G700AM 50 DBA

sounD

& SHOW THE LOCATION OF AL EXTERIGR AIR CONDITIONERS GENERATORS ANOD/OR PODL EQUIPMENT AND
INCLUDE ANY SOUND MITIGATIONS MEASURES FOOL EQUIPMENT MUST BE ENCLOSED OR OTHERWISE
SCREENED TO MITIGATE NOISE AND COMPY WTH THE TOWN NOISE ORDINANCE  THIS SCREENING SHALL
NOT EXGEED § IN HEIGHT,

2/ PROVIDE DOCUMENTATION T1AY 1HE PROPGSED EXTERIOR EQUIWENT (MC. CENERATOR 0L
EQUIPMENT ETC ; WILL COMPLY WITH THE 1 RTON'S NOISE STANDARDS ANDWILL
EXGEED S0 DBA AT THE PROPERTY LIE IF THE COUMENT DOES NGT MEET TS nzaumwsm PROVIDE

MEASURES TAKEN TO MEET THE STANDARD FOR R

AR THGROY HUST NCLLGE TWE OB LEVeL EF TnE EQUIPENT FER THE FANOTACTUNERS
SPECIFICATIONS ANY MITIGATION MEASURES PROPOSED 70 L DBALEVEL AND CERTIFICATION
S THERESULTING O LEVEL A3 MEASLRED FROM T4E PROPERTY UNE Au1C 5 18 (THIS CAN B
DEFERRED AND VERIFIED PRIOR TO FINAL INSPEGTION |

" POCLE AT R

£00L EQUIPENT QPERATION O PUNFING FILTER R SIWILAR EQUIPMENT HUST BE OPERATED
BETWEEN HOURS OF EIGHT P 1 AND EIGHT. L PERMITS FOR THE ERECTION OF FUMPING,

FILTER R THER A ECHIPIENT oot NELDE THE WaTALLATION GF st ALTOMATRL THNGS

OEVICE AQIUSTED TO ENSURE SUCH HOURS OF GPERATION

ESamwif Wl
llmnl'lvlﬂl’!lr'u Tyl

I HAVE COMPLIED WITH THE CRITERIA OF THE WATER
CGNVERSATION LANDSCAPING OROINANGE AND APPLIED THEM
TQ THE EFFICICNT USE OF WATER IN THE LANDSCAPE

I LK. CONTACT IRRIZATIIN AUDITOR
e SANTESG :
IR LIPPORREALL AL RASSOCIATES SOW

2 PAWGATIIN A/CHT S REQUIRED. THIS AUDIT MUST
P m-hn:a 7 & EETF B ANOSCAPE IRRIGATION
AUTITOR, 8T Tokl SCEIGALR O [NSTALLER, THE AUDIT MUST
BE SUBMITTED 70 THE BUILDING DEPARTMENT WITH A
CERTIFICATE OF COMPLETION {APPENDIX C) AS REQUIRED BY
THE DEPARTMENT GF WATER RESOURCES PRIOR TO
SCHEDULING A FINAL INSPECTIGN GF THE WATER EFFICIENT
LANSEC A bsret

LATION PHASES OF THE PROJECT

12 CONTRACTOR TO VISIT SITE TO CONFIRM EXISTING CONDITIONS PRIOR
O SUBMITTING BID_CONTRAGTOR TO EXAMINE AND NOTE ALL EXISTING
CONDITIONS AS TG THE CHARACTER AND EXTENT OF WORK (NVOLVED

CONTRACTOR TO REMOVE ALL GBSTRUCTIONS BOTH BELOW AND ABOVE
GROUND, AS NECESSARY FOR CONSTRUCTION OF THE PROPOSED
IMPROVEMENTS

BID IS TO BE SUBMITTED ON A LINE [TEM BASIS WITH UNIT PRIGING
WHERE APPLICABLE.

15 NOTIFY LANDSCARE ARCHITECT IN WRITING OF CONFLICTS BETWEEN
ARCHITECTURAL PLANS, ENGINEERING PLANS AND LANDSCAPE PLANS

WX A SuCt l-.“wl llh”m B SUTLIMILD SEPARATELY
AL GEDUCT ALTERIGRTEE N 2 T Y CORTRALIDR DEOLCT
ACTERRATCE LT M ACEAR CO M WAITA e CLRRY AND
CARIIBTAN, RATHILD"

BIODING CONTRACTOR IS TO BE PRIME CONTRACTOR AND HAVE
AS NECESSARY. ALL NOT HAVE
w‘ SENTRALT AT BTN TRAL T NS h_ﬂ‘."h v

SCHEDULE CONTRAGTOR TO FURNISH A SCHEDULE TO CLIENT ON A
BIWEEKLY BASIS, SCHEDULE SHALL OUTLINE COMPLETION DATE AND
WORK TG BE COMPLETED DURING CLURRENT MANTH

FINAL WALK THROUGH CONTRACTOR SHALL NOTIFY LANDSCAPE
ARCHITECT TWG WEEKS IN ADVANCE FOR FINAL WALK THROUGH THE
PUNGH LIST SHALL BE CREATED DURING WALK THROUGH PROJECT IS
NOT COMPLETE LINTIL ALL WORK THROUGH PUNCH LIST HAS BEEN
COMPLETED AND CONFIRMED BY LANDSGAPE ARCHITECT

IT IS THE RESPONSIBILITY OF THE OWNER AND! OR CONTRACTOR TO
NOTIFY UNDERGROUND SERVICE ALERT [USA) AT LEAST 48 HOURS
BEFORE THE START QF ANY EXCAVATION WORK

ALL UTILITY BOX GOVERS SHALL B€ BLACK

- T
1. OPERATION OF ALL FIRE FEATURES AND WATER FEATURES
T CMATION OF PO, ARD BAS

TE PPAL WL T AT ASEE T MAE G A LT
M MGHT IO

7ML NSRICTIONS B TOA O #3233

6 SEE PLANS AND DETAILS FOR MATERIALS SHOP DRAWINGS
BBWTTALS a0 YT
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PROVIDE TREE PROTECTION FENCING AT LOCATIGNS
'SHOWN PAIOR TO START OF CONSTRUCTION. FENCING
'SHALL REMAIN IN PLACE UNTIL SITE WORK IS
COMPLETED AND ACCEPTED BY LANDSCAPE
ARCHITECT

DO NOT LSE HEAVY EQUIFMENT OR CONDLICT ANY
ACTIVITY THAT WILL CAUSE COMPACTION UNDER THE
DRIPLINE GF EXISTING TREES 10 REMAIN 0O NOT
STORE EQUIPMENT OR MATERIALS UNDER THE DRIP
LINE OR BEHIND FROTECTIVE FENCES

PROVIDE PRATECTION FOR ROQIS CLIT DURING
CONSTRUCTION OPERATIGNS  TEMPORARILY COVER

GROUNDCOVER AREAS 0 REMAIN

A7 N COST TO THE PROJECT CONTRACTOR SHALL
REPAIR OR REPLACE ALL VEGETATION INDICATED AS
“EISTING 10 REMAIN" THAT IS DAMAGED BY
CONSTRUCTION OPERATIONS LANDSCAPE ARCHITECT
OR ARBRIST MLL MAKE SOLE DETERINATION AS 10
EXTENT OF DAMAGE £MPLOY A LICENSED ARBORIST
TO REPAIR ALL DANAGE T0 TREES TG REMAIN

R
SRy 47 o3 I 10 fie) SSAEY

CONTRACTOR SHALL MINIMIZE DISTURBANGE OF FINISH
GRADE AND PROVIDE ERCSION CONIRQL MEASURES
AS NECESSARY

CONTRACTOR SHALL BE RESPONSIBLE FOR
KNOWLEDGE DF ALL UNDERGROUND JMPROVEMENTS
TO BE PROTECTED AND TAKE SOLE RESPONSIBILITY
FOF \GE O ALL SUCHITEMS RESTORE DAMAGED
UTILITIES 10 ORIGINAL CONDITION AS ACCEPTABLE TG
GOVERNING AGENCIES WHERE REQUIRED BY CODE,

ALL DEBRIS RESLILTING FROM DEMOLITION SHALL BE.
REMOVED ON AWEEKLY BASIS AND LEGALLY DISPOSED
OF OFF-SITE INCLUDING ALL MATERIAL FROW
VEGETATION REMOVAL. THERE SHALL BE N ON-SITE
BURNING PERMITTED

PLANTS TO BE RELOCATED SHALL BE TAGGED IN THE
FIELD BY THE LANDSCAPE ARCHITECT, CONTRACTOR
SHALL WMEDIATELY TRANSPLANT TREES DUG FOR
RELOGATION WATER AS NECESSARY. CONTRAGTOR
'SHALL BE RESPONSIALE FOR TREE MORTALITY ANG
REPLACE FAILED TREES AT NO COST 10 CLIENT

ON-SITE STORAGE OF EQLIPUENT AND MACHINERY BY
THE CONTRACTOR SHALL BE LIMITED TO DESIGNATED
AREAS ACCERTABLE TO THE LANDSCAPE ARCHITECT

CONTRAGTOR SHALL TAKE EXTREME CARE AT ALL
TWES NDT TO 8RING ONTO THE SITE ANY SOIL
VEGETATION OR GTHER IIATERIAL THAT POSES A

e e

o

; / a ‘| [
PRGTECTION
. / FENCE, TYP

e

e st 7./
| ©

oSVt

_ttm RO a1 D ) L O

‘SHRUBS TO REWAIN OR TQ BE TRANSPLANTED WILL BE
TAGGED IN THE FIELD BY THE LANDSCAPE ARCHITECT
SHRUBS TO REMAIN SHALL BE PROTECTED WITH

FENCING SIMILAR 10 TE TREE PROTECTION FENCING.

THANSPLANTED TREES AND SHRUBS SHALL BE
PROVIDED WITH IRRIGATION AND PART SHADE DURING
SUBLIER MONTHS TRANSPLANTS TO BE IRRIGATED
WEEKLY AT A MINIMUM BY THOROUTHLY SOAKING THE
ROCTBALL, ARBGRIST WAY INCREASE INRIGATION
SCHEDLICE AS NEEDED

ALL EXISTING CONCRETE RDEK OR AC PAVING THAT IS
APPRCVED BY ENGINEER FOR FILL OR BASE ROCK OF
FUTURE CONSTRUCTION SHALL BE KEPT AND STORED.
ON SITE UNTIL NEEDED PROTEC? FROM
CONTAMINATION

ALL RETAINING WALLS IDENTIFIED FOR DEMOLITION
SHALL INCLUDE REVOVAL OF FOOTINGS

TREE AEMOVAL SHALL INCLUDE STUMP GRINDING AND
REMOVAL OF MAJOR RODT SYSTEMS

AT D WO

A REMOVE (E IRRIGATION VALVES AND VALVE BDXES
{00 NOT BURY),

0

REMOVE

© REMOVE ALL SPRINALER HEADS AND RISERS
REMOVE LATERAL LINES

D. REMOVE QUICK COUPLERS AND HOSE BIBS -
RECYGLE IF FOSSIBLE

DEMOLITION OF ALL STRUCTURES IS NOT INCLUDED N

NDSCAPE SCOPE OF WORK. DEMOLITION GF ALL
STRUCTURES SHALL 8E Y OTHERS AS DETERMINED
BY GENERAL CONTRACTOR

GENERAL CONTRACTOR SHALL COGRDINATE REMOVAL
OF ALL STRUCTURES SELURE TERMINATION AND
DISCONNECTION OF ALL UTILITIES AND SECUHE
NECESSARY CITY PERMITS

DEMOLITION OF STRLCTURES INGLUDES REMOVAL OF
FOUNDATIONS AND BASEVIENT WALLS UNLESS
DETERMINED OTHERWISE BY GEOTECHNCAL
ENGINEER ELEMENTS DETERMINED 10 BE LEFT IN SITU
HALL NOT CONFLIGT WITH PROPOSED NEW SITE
DEVELOPMENT WORK DEPICTED WATHIN THIS SET OF

WHERE CONFLICTS MAY OCCUR NEW SITE
DEVELCPMENT DESIGN TAKES PRECEDENCE OVER
EXISTING ELEMENTS SUGH CONFLICTING ELEMENTS

HALL BE REMOVED TG ALLOW FOR NEW.
CGNSTRUCTION
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; STRATA
l:f'l LAYOUT NOTES MATERIALS LIST Landscape Architecture
i
i 3 VERIFY LOCATION OF ALL BUILDINGS, WALLS. ROADS AND CURBS AFFECTING LANDSCAPE SCOPE DF WORK
I WITH RELEVANT ARCHITECTURAL AND ENGINEERING DRAWINGS PRIOR TO COMMENCING SITE WORK At |W-ﬁww J,m Immm:r
i 2. VERIFY LGCATION OF ALL VAULTS, ELECTRIGAL DUGT BANKS MANHGLES GONDLIT AND PIFING DRAINAGE T | = I S P Frslon Strascirim
; STAUCTURES LIGHTING AND OTHER UTILITIES WITH THE ARRORRIATE ENGINEER S DRAWNGS in Francico, Cattrnia
4
L 3 WHERE NOT SHOWN ON LANDSCAPE DRAWINGS SEE CIVIL ENGINEERING DRAWINGS FOR ROAOWAY
i CENTERLINE STATION POINTS BENGH MARKS AND BLILDING SETBACKS, 2106 Favag Lhned kb g T VRTINS FLATD ¢ WS e [ERIKA MEDINA (50 595 2500 EXT 148 OR ERIKAQOAVINCIMARBLE COM
" - s - - [ETEPPING STONE O SAND [P ma s A T THIGK X VARIED SIZES TATURAL ELEFT T e L I SILAICTN: | invisies dain
- ; 3 ]
T VA T THIER L TR O T ST TS an - -
} oo gl sy T ' TR, N P MARCOS GUZMAN MARCOS@PBM1921 COW DR 877 262 0522
: S ALLOIMENSONS CALLED OUT AS "EQUAL" (EQ) Sk, IE EOUIBTANT MEASUMEMIN'E BETWEDN Trl
£ REFERENCE POINTS SHOWN - ISR SO G e ¥t w X 811921 COM OR 677 262 0522
'[ 6  ALLITEMS DESIGNATED AS SIMILAR" OR TYPICAL" (TYP) SHALL BE CONSTRUCTED IN THE MANNER OF THE WYL P i | SLMVELA B D AL e ] oA MARCOS CUZMAN MASCOE N 131 C0U SN 177 3023022
z m IC CONDITI
} DETAIL REFERENCED WITH MINOR ADJUSTMENT FOR SPECIFIC CONDITION Ty e
i 7 ALLANGLES SHALL BE S0 DEGREES AND ALL LINES SHALL BE HELD PARALLEL LINLESS OTHERWISE NOTED ON = e i FET— IO TassT AT
THE DRAWINGS. MAINTAIN HORIZONTAL ALIGNMENT FOR ALL ADJACENT ELEMENTS 50 REFERENCED ON THE P AL L HOWAS SCGONELAWNFOM OR 115740 3822
:f ORAWNGS DU FT BICUE ARG, caticns t s w4 (2 Gaot s CONFIRW IN FIELD Wl LANDSCAPE ARCHITECT
) 8 WRITTEN DIMENSIONS TAKE PRECEDENCE OVER SCALE APPARENT ON DRAWINGS DO NOT SCALE FROM
I} DRAWINGS . SEE ENLARGED PLANS AND SPECIFIC DETAILS FOR ADDITIONAL INFORMATION WALLS & STEPS
) B OO, ? . RETAINING WALL VENEER @ MOTOR COURT [bavinG) wiaRaLE et mos s Tomt |§N’""='D O aED AND BRUSITED FIWSH TOF | eria MEDINA 16501 595 2600 EX1 148 OF ERIKA@DAVINCIMARBLE COM
M -y Trill TREE ARG T DS L O THEEN SESIGAATHD - WL arim, CET S T I ANED R0 BRSO MR B0 [ £ Quika MEOINA (650) 595 2500 EXT 148 OR ERIKAQDAVINCIMARBLE COM
: ummmwmmLumm nmlnwnn-ua\m L AND EXPOSED SIOES, ! g
"~ LANIREAN P AR | AV A mmaie L WL S e Ol 2CM THICKNESS FLAMED + BRUSHED FINISH ERIKA MEDINA |650; 595 2500 EXT 148 OR ERIKAE DAVINCIMARBLE COM
i 11 CONTRACTOR TO RETAIN CONTROL SAMPLES FOR ALL MATERIALS FOR CONFIRMATION BY OWNER AND LAACIECARY N 1108 VENEER v anag Wi ot e Tenar D G0 AND BRUSHED FINISH TOP | iich bEDINA 1650, 59 2500 EXT 148 OR Ecom
LANDSCAPE ARCHITEGT.
'STONE VENEER GROUT Gl #38 NATURAL SANDED PERMICOLOR | SO A LD e ANOEIA AT 112
12 GUTDOOR KITCHEN UNLESS OTHERWISE NOTED COUNTERTOPS SHALL HAVE A TURN OGYWN EDGE WITH A
MITERED JOINT. THE FINISH ON THE FACE OF THE COUNTER SHALL MATGH THE TOP OF THE COUNTER AND ]
SHALL HAVE A/ " EASED EDGE. A LAMINATED EDGE DETAIL WILL NGT 8E ACCEPTED
FOSL & RA =
13 ALL VENOOR SUBSTITUTIONS MUST BE APPROVED IN WRITING FRCM LANDSCAPE ARGHITECT LANDSGARE Sy Nt WENOY RUFFIER WENDY@FIRECLAYTILE COM >
ARCHITECT RESERVES RIGHT TO REJECT ANY MATERIALS PROVIDED FROM VENDORS NUT APPROVED IN WATER UNE TILE & s Yo - O ZmER 1 dREUSTOM SIzE LANDSCAPE ARCHITECT TO APPROVE SAMPLE PRIOR TO PURCHASF <
WRITING. RECEIRTS FROM VENDORS ARE TO BE SUBMITTED TO LANDSCAPE ARCHITECT TQ PROVE SUPPUIER
SACORING - GRRNITE powne arv T s i
74, STONE SHOR DRAWINGS STONE VENDOR S TO PROVIOE SHOP DRAWINGS FOR ALL STONE FOR APRRQVAL ~
BY LANDSCARE ARCHITECT SHOP DRAWINGS MUST BEAR T1TLEBLOCK OF VENDOR OO Lo Lt it [ PSR, LMY « B PR ERIKA MEDINA (650, 595 2500 EXT-148 OR ERIKARRAVINGIMARBLE COM ()}
o covee [roes covimi ne ey FoOLCOVERSING oW
15 STONE CONTROL SAMPLES ON THE 8455 OF REVIEW OF THE SAMPLES THE LANDSCAPE ARCHITECT MAY - )~
REQUEST A RE/SUBMITTAL AT NQ COST TO OWNER ACCEPTED SAMPLES SHALL ESTABLISH THE DESIGN TR A A P I\E'uﬁl P, 1OV MR LY PRIMERA STONE AR W LANTECARE ARDTEEY 0
APPEARANCE OF UNITS SPECIFIED EAGH TYPE COLOR AND FINISH ARE REQUIRED TO HAVE CONTROL
SANEIESICONTRONEAMAIE S HAUNGE ALARNRMGE X PAVERS SO MNCTREIVSOMOMATIOWED) POOL DRAIN COVER ErT T L OCHARL L SoAANEL FURILL TP SAAs CORAE VW POOLFITTINGS COM/CHANNEL-PEBBLE-TOP 2 g
INCLUSIONS VEINS MOVEMENT AND COLOR. A SET OF SiX SAMPLES SHALL BE CUT INTO THREE PIECES ONE GROLIT @ SPR COPING TR -t N
SET SHALL BE HELD BY LANDSCAPE ARCHITECT ONE BY CONTRACTOR AND ONE BY THIRD PARTY L] WA TEAKTK ke Blanl o8 A el AANCRLTECOM VLI SOUSR Wi LANGRCARS MCHTIE < 5
INSPEGTOR TO ENSURE STONE MEETS EXPECTATIONS PRIGR TG SHIPMENT IF MATERIAL IS REJECTED N -
BEYGNO OVERAGE DRDERED, REPLACENMENT MATERIAL SHALL EE AIR FREIGHT DELIVERED TG SITE AT NG (DS @ SRS LATGNERE | PEmCUO. BRSO CELOR 124 NATLAN e LATICRETE COM VERIFY COLOR WITH LANDSCAPE ARGHITECT e
COST TO OWNER A MINIMUM OF 2% OF STONE SHALL BE PROVIDED TO OWNER FOR REPAIR WORK AT m "]
COMPLETION OF PROJECT AT NO COST TO OWNER IF MORE THAN 25% OF MATERIAL IS REJECTED FOR ANY a
SCOPE OF WORK THE ENTIRE MATERIAL TYPE WILL BE CONSIDERED REJECTED PR TY o
16 STONE QUALITY CONTROL STONE VENOOR IS TO HIRE AN INSPECTOR TO VIEW STONE FRIOR T0 SHIPMENT [Woc0GaTy AL RN Sa Kt [ o
AND TO VERIFY STQNE MEETS CONTROL SAMPLES A COFY OF THE INSPECTION FORM MUST BE SENT TQ oan fy st
LANDSCAPE ARCHITECT UPON SHIPPING OF STONE. J— ST AL L.
AT MRS TR LY LK OTAA LY AT WL DA T TR SO0 ORAR A ITALHTT &
17, PAVING AND WL MOCKUPS BEF GRE INSTALLING PAVING. GONSTRUGT MOGK.UPS TO VERIFY SELECTIONS — BEsr—
WMADE UNDER SAMPLE SUBMITTALS AND TQ DEMONSTRATE AESTHETIC EFFECTS AND QUALITIES OF FIRE BLACE FIREARICK i Lo e v ABOLE PP ke o s )
MATERIALS AND EXECUTION BUILD MOCK-UPS TO COMPLY WITH THE FOLLOWING REEU\REMENYS USING. CONFRMWITH LANDSCARE ARCHITECT
MATERIALS INDICATED FOR COMPLETED WORK, CONSTRUCT IN THE LOCATIGN INDICATED GR, IF NOT EE PLACE BURRER [P A SR e e AR ST ag, 5O ROVIAN (317) 801-492) WWWA'FIRESYDESICN COM
INDICATED AS DIRECTED BY THE LANDSCAPE ARCHITECT T ATELY 16 SQUARE.
R eI AN A AR e o e S K S Ch e </ T ABAR G The Dcs g Pt AVING N ARBLE oA v et FLAMED AND BRUSHED FINISH SEE BWGS EIKA MEDINA (620, 595 2500 EXT 148 OR ERIKAGDAVINCIMARBLE COM N~
NG IHES WhEN MOLK P WILL S& CONSTRUCTED THE LANDSCAPS ARCHITEET WAY REGUISE MINOR . - e CONFIRM W LANDSCAPE ARCHITECT
MODIFICATIONS TO BE MADE TO THE MOCK-UPS REVISED MOCK-UP SHALL BE PROVIDED AT NO ADDITIONAL L BLAZRDD A8 iy 3605 952 5291 AND VWWA! BLAZINGGLASS COM
COST TO THE OWNER. CGNTRAGTGR SHALL ALLOW FOR UP TO TWO MODIFICATIONS IN THE CONTRACT. - = rJM_:nlNﬂ e
MAINTAIN ACCEPTED MOCK.UPS BURING CONSTRUGTION IN AN UNGISTURBED CONDITION AS A STANGARD = —— DAVINCI ARBLE BLUE NOBILI LIMESTONE e AUSTED TN PRIV | i
FOR JUDGING THE COMPLETED WORK APFROVAL DF MOGK-UPS DOES NOT CONSTITUTE APPROVAL OF S
DEVIATIONS FROM THE CONTRACT UNLESS SUCH DEVIATIONS ARE. SPEC\F\CALLY APPRDVED BY LANDSCAPE oy vt can DAVALY Mk § e e T PO S R TN D D e |ERIKA MEDINA |£50) 595 2500 EK I 148 OR ERIKAG DAVINCIMARBLE COM
por i bt L, Lo e A L ST S T THICK FLAWED AND BRUSHED TG i A Sz RN ChECK]
AMRONED MCCA L P A AT LRI D CIASITIEN AT Tial T OF SLUASTANTLA, CTWP LTI WAV | AT v AR AR 'CANYON CREEK THIN VENEER ERIKA MEDINA |650| 595 2500 EX1 145 OR ERIKA@OAVINCIMARBLE COM on REVISIONS
BECOWE PAKY OF Thit COWMETID WORX CQRNERS
HAL Ml L SAZADSLASNTEDL | METEAR LAVA e A e oy AN TR WA BLAZINGGLASS COM.
1B STONE SEALER STONE IS TO RECEIVE DRYTREAT STAIN.-PRODF OR APPROVED SEALER. CONTRACTOR TO
PROVIDE MOCKLUP OF EACH TYPE OF STONE WITH SEALER FOR APPROVAL BY CLIENT AND LANDSCAPE FIRE PIT IGNITION SYSTEM LD DO AT B AT AL
ARCHITECT. SEALER I5 TO BE APPLIED PRIOR TO GROUT INSTALLATION STONE SHALL BE CLEAN & PREPARED
AL AT BTN AT P BT SO0 W LoCATEw il b e
PR AT N AR T (GARDEN ARTISANS. WL T AR AR o WA | TiSAAG S
18 STRUGTURAL EPOXY WHERE CALLED OUT IN DETAILS EPDXY IS TO BE SIMPSON SET-XP OR APPROVED o riraihi o . o
EQUAL. §PACK SAMDLN e CAEZON AETIA WO | AT A | N

-1

SHOP DRAWINGS INCLUDE LARGE SCALE DRAWINGS FOR FABRICATION AND ERECTION OF ASSEMBLIES NOT
COMPLETELY SHOWN 8Y MANUFACTURER S PRODUCT DATA

SHOP ORAWINGS INCLUDE AS APPROPRIATE, PLANS ELEVATIONS COMPLETE DETAILS THICKNESSES
SIZES TYPES GRADES. CLASSES OF METAL CONNECTING AND JOINING METHODS ANCHORAGES

WHERE DECORATIVE METAL IS INDICATED TO FIT TO OTHER CONSTRUCTION VERIFY DIMENSIONS OF OTHER
CONSTRUCTIGN BY FIELD MEASUREMENTS BEFORE FABRICATION AND INDICATE MEASUREMENTS ON SHOP
DRAWINGS GOORDINATE FABRICATIGN SCHEDULE WATH CONSTRUCTION PROGRESS TO AVOID DELAYING
THE WORK
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LA LANDSCAME ARTHTEE?

PA SLANTINS ARER

* PROPERTY LINE

Rl RIM ELEVATION

SAD SEE ARCHITECTURAL DRAWINGS
ssb WEE B PRLCTA TGS

sCo A S, DRI
EVMETHICR.

svm >
T80 TO BE CETERMINED
™ TOP OF PAVING

S TOR OF STAIRISTER
™ 108

SUBSURFACE DRAINAGE
DIREGTION OF FLOW

&' AREADRAININ PLANTING
S\ - TRENCHDRAN
T oiection o FLow
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GRADING NOTES

. ALL DRAINAGE PIPE SIZING PIPE MATERIAL SPECIFICATION
INVERTS AND CONNECTIONS BY CGNTRAGTOR

3 P L WL KA D |, NV T
REFERENCE SLEEVING PLAN IRRIGATION PLAN AND LIGHTING
PLAN FOR OTHER SLEEVE LOCATIONS

VERIFY ALL FFE AND NOTIFY LANDSCAPE ARCHITECT OF ALL
INCONSISTENCIES PRIOR TO CONSTRUCTION

VERIFY ELEVATIONS OF ALL EXISTING BUILDINGS WALLS.
DRAINS ROADS AND CURBS AFFECTING LANDSCARE SCOPE OF
WWORK WITH RELEVANT ARCHITECTURAL AND ENGINEERING
DRAWINGS PRIOR TG COMMENCING SITE WORK

5. VERIFY LOGATION OF ALL DRAINS MANHOLES GONOUIT AND
PIPING WITH THE ENGINEERING QRAWINGS AND SURVEY.

HOLD FENCES AND TOPS OF WALLS LEVEL UNLESS INDICATED
QTHERWISE, HOLD AL FENCE POSTS PLUMB REGARDLESS OF
ADAZTNT mOS

PROVIDE SMOQTH EVEN TRANSITIONS BETWEEN SLOPES AND
RELATIVELY LEVEL AREAS MAINTAIN UNIFGRM PLANES OF
GRADING YITHOUT LOW SPOTS OR LOGALIZED MOUNDS UNLESS
CALLED FOR ON DRAWINGS AQUND OFF TOPS AND TOES OF
SLOPES

GRADES NGT GTHERWISE INDICATED SHALL BE UNIFORM LEVELS
OR SLOPES BETWEEN SPOT ELEVATIONS GIVEN

MINIMUM SLOPE N ALL PAVED AREAS 1% MINIVIUM N ALL
PLANTED AREAS 2% MAXIMUM 20%

PROVIDE STUBOUTS TQ EAGH PLANTER POT AT LOCATIONS

INDICATED FOR INDIVIDUAL DRAINAGE OF PUTS IRRIGATION

WATER FROM POTS SHALL NOT BE ALLOWED TO DRAIN GUT AND
T LA

ALL GRADES DISTURBED DURING INSTALLATION OF IRRIGATION
LINES AND EQUIPMENT SHALL BE RESTOREQ PRIGR TO

EARENCTVENT OF AN NG DFSATENS

WHEN TESTED WITH A 10-FOOT STRAIGHTEDGE

ALL WORK PERFGRMED VAT HIN THE DRIP LINE OF TREES
DESICNATED "EXISTING TREES TQ REMAIN® SHALL BE HANG
LABOR SEE LAYQUT PLAN FOR RESTRICTIONS

NO CORAUGATED PVG PIPING SHALL BE USED FOR SITE
ORAINAGE

COORDINATE FINISH GRADING 70 COINCIDE WITH DELIVERY OF
PLANT MATERIALS SO AS TO NOT HINDER THE PROGRESS OF
THE PLANTING

ALL GRADED AREAS SHALL BE TRUE TO GRADE VATHIN ONE INCH

TE. TSR T AL | SEAL BT A AN OO0 PO NSO

CONTHE, AR T aPELARAAEE

IMPORTED TOPSDIL - CONTRACTOR TO SUBMIT SOURGE AND
TESTING DATA FOR APPROVAL BY LANDSCAPE ARCHITECT
PRIOR TO DELIVERY TO SITE

LEVADCA MITE SmL AT EET AT A TIVALL

A PLAN TO LA SHOWNG PIPING FOR STORM DRAIN SYSTEM

LAWNS NO UTILITY BOXES IRRIGATION BOXES DR EXPOSED
DRAINS SHALL BE LOCATED IN LAWNS AND SHALL 8E
RELOGATED OUTSIDE GF LAWN AREAS NOTIFY LANDSCAPE
ARCHITECT IN WRITING (F THERE 1S A CONFLICT WATH THE
o

TN WOTRY LANCOTA RMTeTECT BRI TING OF SO T
LAMCOCANE Fang

BETWEEN VG, ERCHEE R AN AN

R
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CONNEGT ALL WALL DRAINS TO STGRM DRAIN SYSTEM _SUBMIT
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STRATA

Landscape Architecture
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' IRRICATION EQUIPMENT MAY BE SHOWN WITHIN HARDSCAPE FOR 4
GRAPHIC CLARITY ONLY INSTALL ALL IRRICATION EQUIPMENT WATHIN
PLANTED AREAS IRRIGATION PIPE AND WIRE CROSSING BENEATH
HARDSCAPE SURFACES SHALL BE CONTAINED WITHIN SLEEVING OR
SCHEDULE 40 PVC CONDUIT SLEEVING SIZE SHALL BE A MINMUM
OF TWO TIMES THE AGORECATE DIAMETER OF ALL PIPES
CONTAINED WITH SLEEVE PROVIDE VERTICAL SWEEP FOR ALL
ELECTRICAL CONDUIT ON EACH SIDE OF HARDSCAPE AND 3
TERMINATE ENDS AT 12" MINIMUM DEPTH AND 12" FROM
HARDSCAPE SURFACE

UNSIZED LATERAL LINE PIPING LOCATED DOWN STREAM DF 1°
PIPING SHALL BE 3/4" IN SIZE (TYPICAL)

re————

i

8
| L SIZNG OF LATERAL PPE SHALL 8E AS FOLLOWS
075" 0-6 GPM
T 7-12 GPM
13257 13-20 GPM
15" 21-32 CPM

0

T W f T T

SIZING OF LATERAL PIPE FOR DRIPLINE (12" OC CRID WITH 06
GPH OR LESS EMITTERS) SHALL BE AS FOLLOWS

Q75 0-500 FT
™ 501-1100 FT
125" 1101-2000 FT

EACH DRIP ZONE SHALL RECEIVE A FLUSH VALVE AND OPERATION
INDICATQR AT FARTHEST ENDS OF EACH SYSTEM

CONTRACTOR TO INSTALL ALL IRRIGATION PIPING TO GO AROUND ALL
UTILITY BOX, LICHTS, SICNS, ETC (DRAWINGS ARE DIACRAMMATIC)
CONTRACTOR TO LOCATE REMOTE CONTROL VALVE BOXES AWAY FROM

PROMINENT. HIGHLY VISIBLE LOCATION CONTACT LANDSCAPE
ARCHITECT FOR EXACT LOCATIONS

CALL BEFORE YOU DIG
UNCTRGADUND BEAVICE ALERT

STy
I ES

IRRICATION CONFROLLER "C™ WALL MOUNTED WITHIN
POCL EQUIPMENT ROOM AT THIS LOCATION AS
DETAILED AND AS DIRECTED BY ARCHITECT CONNECT
TO 120 VOLT AC ELECTRICAL SERVICE INSTALLED
Al THIS LOCATION UNDER ELECTRICAL CONTRAC]
IRRICATION CONTRACTOR SHALL COORDINATE
LOCATION OF ELECTRICAL SERVICE PRIOR TO
CONSTRUCTION. (2-WIRE CONTROLLER) ~—

{

f

/ FLOW SENSOR WIRE TO CONTROLLER PER
| MANUFACTURER'S RECOMMENDATIONS -

MASTER CONTROL VALVE (LINE
SIZE) WIRE TO CONTROLLER

PER MANUFACTURER'S
RECOMMENDATIONS =

BACKFLOW FOR AT
LANDSCAPE COnTimG

UNE FROM RESIDENCE AT THIS APPROXIMATE

& AESL

\\
\

\ /

LOCATION PLUMBER TO PROVIDE 15" STUB-OUT
AND CATE VALVE COORDINATE PRIOR TO

CONSTRUCTION WA (BRWCATON T
1 AT AD i < L £ Tia
QCATION, CONTRACTOR TO FIELD VERIFY THE
PRESSURE BEFDRE ANY WORK 1S STARTED AND
NOTIFY THE OWNER'S REPRESENTAIVE IF THE

WIRELESS WEATHER SENSOR AND RAIN
SENSOR MOUNT ON EVE OF CARAGE

~ |ISTRATA]

| Landscape Architecture

136 Frealon Scrant,
San Franctsce, California 94107

| 4154319200 | sincaeine.com

INSTALL SENSOR OPEN TO THE SKY 75} PRESSURE IS DIFFERENT THAN NOTFD meer
CQOORDINATE AND CONFIRM EXACT LOCATION EXISTING 1" RESIDENCE /
WITH LANDSCAPE ARCAITECT PRIOR TO Ll 1 1, S e
INSTALLATION s — [}
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PROVIDE PROPER GROUNDING PER CONTROLLER
MANUFACTURER'S INSTRUCTIONS AND IN ACCORDANCE
WITH LOCAL CODES

PROVIDE EACH CONTROLLER WITH ITS OWN CROUND ROD,
SEPARATE THE GROUND RODS BY A MINIMUM OF EIGHT

WHERE TWO (2) INCH AND LARGER ROOTS OCCUR BACK
FILL TRENCHES ADJACENT TO TREE WITHIN TWENTY-FOUR
(24) HOURS. WHERE THIS IS NOT POSSIBLE, SHADE THE
SIDE OF THE TRENCH ADJACENT TO THE TREE WITH WET
BURLAP OR CANVAS

Serod wuOIl CONINDL WA

HUNTER HOL SERIES DRIPLINE WITH BUILT IN PRESSURE
COMPENSATION AND CHECK VALVE. PART
#HDL-06-12-250-Cv. USE FLD FITTINGS TUBING O

s Ry ke cing g o
T = i w - g LI T T i T LR H w = & i ¥ x E ] T o@ El S
ATIC TRATA
W IRRIGATION LEGEND Landscape Archizecture
NOZZLE [OPERATING| OPERATING
Aol NUMBER DESCRIPTION CPM PSI RADIUS [FEET)
1. THESE IRRIGATION DRAWINGS ARE OIACRAMMATIC AND 9. INSTALL 2-WIRE CABLE ALONG THE MAIN LINE. CONTACT 37 IRRIGATION DEMAND: REFER TO FLANS
INDICATWVE OF THE WORK TO BE INSTALLED. ALL PIPING, CONTROLLER REPRESENTATVE FOR A PRE-CONSTRUCTION = 057019 | 40 -
VALVES, AND OTHER IRRIGATION COMPONENTS MAY BE MEETING 52 PIPE SIZING SHOWN ON THE DRAWINGS IS TYPICAL. AS S
SHOWN WITHIN PAVED AREAS FOR GRAPHIC CLARITY CHANGES IN LAYOUT OCCUR DURING STAKING AND %‘Im}?ﬁm
ONLY AND ARE TO BE INSTALLED WITHIN PLANTING 0. IRRIGATION CONTROL WIRES® SOLID COPPER WITH UL CONSTRUCTION THE SIZE MAY NEED TO BE ADJUSTED
AREAS, DUE TO THE SCALE OF THE DRAWINGS. IT 13 APPROVAL FOR DIRECT BURIAL IN GROUND. SIZE §14AWG  ACCORDINGLY [SIRE ()
e B s T WIRE WITH A JACKETED 2-CONDUCTOR PREFERRED WIRE e i w2 S ik
S e e Ll Lok MAKE AND MODEL IS TW-CAB—14 (RAIN MASTER EACLE) 53 PIPE THREAD SEALANT COMPOUND SHALL BE RECTOR Saina (8 Wi
CONDITION AFFECTING THE CONTRACT WORK INCLUDING g I [ U3 y DRI Bl L B SEAL 15, Waehe i
OBSTRUCTION MCRACERI FE e - RORE e r MADE WITH 3—M DBR/Y-5 WATERPROOF SPLICE KIT L)
DIMENSIONAL OIFFERENCES. IN THE EVENT OF FIELD 54 THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE 2 lm EusELE (swus) 0086 30 IReat
DISCREPANCY WITH CONTRACT DOCUMENTS, PLAN THE 1 DECODER GROUNDING SHALL BE PROVIDED EVERY 600 FOR MINDR CHANGES IN THE IRRICATION LAYOUT DUE TO v PER
INSTALLATION WORK ACCORDINGLY BY NOTFICATION AND FEET OR EVERY B DECODERS, WHICHEVER IS SMALLER OBSTRUCTIONS NOT SHOWN ON THE IRRIGATION —— _— 4
APPROVAL OF THE OWNER'S AUTHORIZED AT THE CONTROLLER AND AT THE LAST DECODER OR AT DRAWINGS SUCH AS LIGHTS, FIRE HYDRANTS, SIGNS, ©)] e * e
REPRESENTATIVE AND ACCORDING TO THE CONTRACT THE END OF THE 2 WIRE PATH GROUND WITH A 5/8" x  ELECTRICAL ENCLOSURES, ETC #AZE PR THLE
SPECIFICATIONS NOTIFY AND COORDINATE IRRICATION 6! COPER CLAD OROUNDING ROD. #6 COPPER WRE To  CoMIAEID S B Kese e
CONTRACT WORK WITH APPLICABLE CONTRACTORS FOR SuRgE u;.pccm;coogg INCLUDE & s‘ﬁc[ RREsToR i D5CAR 3 GHALL ONSIBLE
THE LOCATION AND INSTALLATION OF PIPE, CONDUIT OR AT DING LOCATGN. A SPRit B FOR CHANGES IN IWL @MOATON LAYOUT AMD VALVE L FMITA REMOTE CONTROL VALVE DRIPZONE KIl
SLEEVES THROUGH OR UNDER WALLS, ROADWAYS, PAVING COMECI’M TO 8E USED T8 Conwip! TH[ SURGE ZONING QUE 10 VARIWIONS ™ THE Exi5Ted SITE L] reWII¥ REMOTE CONTROL VALVE
AND STRUCTURES BEFORE CONSTRUCTION IN THE EVENT DEVICE TO THE CROUND WIRE WITH A DBR/Y—5 CONDITIONS SUCH AS EXPOSURE FROM BUILDINGS, 5 -
THESE NOTIFICATIONS ARE NOT PERFORMED, THE TRELLISES, TREES, €1C, AS WELL AS SLOPE AND SOIL =NFTA REMOTE CONTROL VALV DRIPZONE K11
CONTRACTOR ASSUMES FULL RESPONSIBILITY FOR { CONDINONS THE COMIRRCIOR SAMiL NOTIFY Tii - FUNIEI MAMUAL FLUSH VALVE
REQUIRED REVISIONS 2: SPLICING OF ACKETED. 2-RE. /5 PEAUIED 1y vALVE ANGSCABT ABCHITED! AN (RRCATDN CONSULTANT OF
BOXES ONLY LEAVE A J8° LOMC COL OF WRT AT EACH THE PROPOSED CHANGES PR 10 INSTALLATION FOR O] FLNI{% ECO-INDICATOR
THE CONTRACTOR SHALL COMPLY WITH ALL APPLICABLE SPLICE AND A 38" Lioks ECHAREON, (0P E¥ERY 100 ARREVAL - NECO. WSS WAL WV
CODES, STANDARDS, AND REGULATIONS, ALL WORK AND @® WUNTEH MASTER VALVE (NORMALLY CLOSED)
MATERIALS SHALL BE IN FULL ACCORDANCE WITH THE 56 WHEN WORK OF THIS SECTION HAS BEEN COMPLETED & AR VLG T P Wt
LATEST RULES AND REGULATIONS OF THE NATIONAL INSTALL BLACK PLASTIC VALVE BOXES WITH BOLT DOWN, AND SUCH OTHER TIMES AS MAY BE DIRECTED, REMOVE !
ELECTRIC CODE, THE UNIFORM PLUMBING CODE, NON  HINGED COVER MARKED "IRRICATION" HOX BODY ALL TRASH, DEBRIS, SURPLUS MATERIALS AND H WLtV REDUCED PRESSURE BACKFLOW ASSEWBLY w
PUBLISHED BY THE WESTERN PLUMBING OFFICIALS SHALL HAVE KNOCK OUTS ACCEPTABLE VALVE BOX EQUIPMENT FROM SITE © TR T o) nTOn COMEOLLT 1 2 PLSTE W
ASSOCIATION; AND OTHER STATE DR LOCAL LAWS OR MANUFACTURER'S INCLUDE NOS, CARSON OR APPROVED uDUATED [ £2 DECODER SvSTm >
REGCULATIONS NOTHING IN THESE DRAWINGS IS TO BE EQUAL 57 CONTRACTOR SHALL BE RESPONSIBLE FOR — il Snpirted o (O PER vaE) <
CONSTRUED TO PERMIT WORK NOT CONFORMING TO SURPLEMENTAL HAND WATERING OF ALL PLANT MATERIAL . #UNIIX QECODER OUTPUT WODULE FOR HCC CONTROLLERS
THESE CODES OR REGULATIONS THE CONTRACTOR P . Trorl e Enkesh ot ro WITHIN DRIPLINE AREAS UNTIL THE PLANTS ARE - N SURCE ARRESTOR (1 EVERY 100D TEET ALONG
SHALL FURNISH WITHOUT ANY EXTRA CHARCE, ANY xELQLLCE’EEMDEEU‘Egr:‘GR%R LAN[ESSSPEESFEETUREOXT SUFFICIENTLY ESTABLISHED, Ws] REFER TO DETAILS FOR MSM4LATION INSTRUCTIONS w
ADDITIONAL MATERIAL AND LABOR WHEN REQUIRED 8Y MULTIPLE VALVE BOX GROUPS, INSTALL EACH BOX AN ADUTE TWO WRE CABLE 70 ALL REMOTE CONTROL VALVES
THE COMPLIANCE WITH THESE CODES AND REGULATIONS £OUAL DISTANCE FROM THE WALK, CURB. BUILDING OR 58 VERIFY LOCATIONS OF ALL IRRIGATION COMPONENTS SIZE J14AWG WIRE WITH A JACKETED 2-CONDUCIOR NI
NDSCAPE FEATURE AND PROVIDE 12" BETWEEN X INSTALLED WITHIN A VALVE BOX WITH LANDSCAPE PREFERREC WIRE MAKE ANO MODEL IS PAIGE ELECIRIC WIRE &
THE CONTRACTOR SHALL COORDINATE INSTALLATION OF %ps ALIGN THE SHORT SIDE OF RECTANGULEAR VEE\/E ARCHITECT PRIOR TO INSTALLATION DO NOT INSTALL AR LGB R ) Sl Wl =3
WATERPROOF SPLICE KITS DR APPROVED EQUAL INSTALL 2 @
IRRIGATION SYSTEM WITH LAYOUT AND INSTALLATION OF BOXES PARALLEL T0 WALK, CURB, BULDING OR UNTIL tANDSCAPE ARCHITECT PROVIDES ACCEPTABLE ) s
THE PLANT MATERIALS TO INSURE THAT THERE wiLL BE LANDSCAPE FEATURE LOCATIONS PULL BOXES SMALL BE LOCATED EVERY 200' NO SPLICES < s}
COMPLETE AND UNIFORM IRRIGATION COVERAGE OF ARE ALLOWED SETWEEN VALVES  REFCR 70 DETAL FOR a
EB‘NNTTR':‘&‘"[‘JO‘ECUCMDERNDT’;NCTEHEW‘?;R‘E:E%EN D % aND 15 THE CONTRACTOR SHALL LABEL CONTROL LINE WIRE AT "a Londscape Irrigotion Audit is require This Audil - NETALLATON WETRCTONS r ﬁ
BE CHECKED BY THE CONTRACTCR AND OWNER'S Zek] LTS el M Vil G el A el el musl be completed by a Certified Londscope G | T S o S B B s w =
AUTHORIZED REPRESENTATVE PRIOR TD CONSTRUCTION 3/47 POLYURETHANE 1D TAG, INDICATING IDENTIFICATION Irrigation Auditor, not the designer or installer The .
TO DETERMINE IF ANY CHANGES, DELETIONS, OR NUMBER OF VALVE (CONTROLLER AND STATION NUMBER) Audit must be submitted to the Building CONTROLLER AND STATION NUMBER n
ADDITIONS ARE REQUIRED. IRRIGATION SYSTEM SHALL ATTACH LABEL TO CONTROL WIRE, THE CONTRACTOR . o : | REVOTE CONTROL VALYE SIZE (IN INCHES)
BE INSTALLED AND TESTED PRIOR TO INSTALLATION OF SHALL PERMANENTLY STAMP ALL VALVE BOX LIDS WiTH Department, with Cerlificate of Complelion (Appendix 0
PLANT MATERIAL APPROPRIATE IDENTIFICATION AS NOTED IN CONSTRUCTION C) os required by the Depariment of Water e | FiOW (CPV)
DETALS, Resources, prior to scheduling a Final Inspection of 1wy | USEJCLAS SR CATONIRE ZORE o)
4 THE INTENT OF THIS IRRICATION SYSTEM IS TO PROVIDE i e
THE MINIMUM AMOUNT OF WATER REQUIRED TO SUSTAIN 31 FLUSH AND ADJUST IRRIGATION OUTLETS AND NOZZLES lhe Woter Efficient Londscope permil APPLICATION RATE (IN/MR) of DRIPLINE SPACING ~
GOOD PLANT HEALTH FOR OPTIMUM PERFORMANCE AND 10 PREVENT OVER wwer (50 1)
SPRAY ONTO WALKS, ROADWAYS, ANO/OR BUILDINGS
IT IS THE RESPONSIBILITY OF THE MAINTENANCE SELECT THE BEST DEGREE OF THE ARC AND RADIUS TOQ TTL WC (NWAY AAVE COuRIID ASSOCIATED REMOTE CONTROL VALVE
CONTRACTOR AND/OR OWNER TO PROGRAM THE FIT THE EXISTING SITE CONDITIONS AND THROTTLE THE Wi 1o RGeS 12 BORS AICE (1A (oLt AN LINE- 15" AND SWALLER
FLOW CONTROL AT EACH VALVE TO OBIAIN THE OPTIMUM CANAANCE AN WMPLED Tulw ACISHONCLY 0N Th [TPCHT e — B & e wwazy
IRRIGATION CONTROLLER(S) TO PROVIDE THE MINIMUM PERAT B R i AL OF RATER A DL PoAN 1120-SCHEDULE 40 PVC PLASTIC PIRE WITH
AMOUNT OF WATER NEEDED TO SUSTAIN GOOD PLANT OPERATING PRESSURE FOR EACH CONTROL ZONG Tﬁﬁ' SCHEDULE 40 PVC SOLVENT WELD FITINGS A w22 suancreck
HEALTH THIS INCLUDES MAKING ADJUSTMENTS TO THE J :! 187 COVER
PROCRAlEORRSEASONA RN EAT Rl CHNCL SR BTN 2, LOCATE BUBBLERS ON UPHILL SIDE OF PLANT OR TREE B e e o R
WATERIAL, WATER ‘REQUIREWENTS, MOUNDS, SLOPES, AN CONWA TN - PICAC! WAhACLY A FAE I ] B3 e G, A
SUN, SHADE AND WIND EXPOSURE. 3 INSTALL A HUNTER HCV SERIES, KBI CV SERIES, OR 12 covir e
APPROVED EQUAL SPRING LOADED CHECK VALVE IN breune B tants
(T 1S THE RESPONSIBILITY OF A LICENSED ELECTRICAL SPRINKLER RISER ASSEMBLIES WHERE LOW OUTLET LATERAL  7120=SCHEDULE 40 PVC PLASLIC PIPE WiTH
CONTRACTOR TO PROVIDE 120 VOLT AC. (25 AM DRAINAGE WILL CAUSE EROSION AND/OR EXCESS WATER e SCHEDULE 40 PYE SOLVENT WELD FITTINGS
"~ COVER
DEMAND PER CONTROLLER) ELECTRICAL SERVICE 70 THE SLZENG | SCHEDULE 19 PYC PLASTE P Coven
CONTROLLER LOCATION(S) IT IS THE RESPONSISILITY OF WHERE 1T IS NECESSARY TO EXCAVATE ADJACENT TQ YEERASENDCATED ESRECIFICATIONSIOR
THE IRRICATION CONTRACTOR TO COORDINATE THE EXISTING IREESy USE CAUTION TO AVOID INJURY TO % AL [ LLE LA
ELECTRICAL SERVICE STUB~OUT TO THE CONTROLLER(S) IREE S H AN S R EAROD] SNCXCAVATEROIAHANDRINNAREAS GO

&

NDTIFY LOCAL JURISDICTIONS FOR INSPECTION AND BT INSTALLED 4’ BELOW CRADE IN A 12° 0C GRID

TESTING OF INSTALLED BACKFLOW PREVENTION DEVICE Supey Dxeayst ACCORDING TO DETAILS SIZE EXHAUST MEADERS AS

SEATE R | Wi—-\ FOLLOWS 1™ 0-10 CPM, 125° 11-20 GPM ALL
EXHAUST HEADERS SHALL BE 1% SCH 40 PVC OR 1% SCH

FEET THE GROUND ROD SHALL BE AN EIGHT FOOT B
LONG BY 5/B" DIAMETER UL APPROVED COPPER CLAD

ROD INSTALL NO MORE THAN 67 OF THE GROUND ROD g ric |RRIGATION SYSTEM DESIGN IS BASED ON THE

ABOVE FINISH GRADE CONNECT #6 GAUGE WIRE WITH A
UL APPROVED GROUND ROD CLAMP TO ROD AND BACK
TO GROUND SCREW AT BASE OF CONTROLLER WITH
APPROPRIATE CONNECTOR MAKE THIS WIRE AS SHORT
AS POSSIBLE, AVOIDING KINKS OR BENDING.

SCHEDULE A MEETING WHICH INCLUDES REPRESENTATIVES
OF THE IRRIGATION CONTROLLER MANUFACTURER, THE
MAINTENANCE CONTRACTOR, THE OWNER AND THE
IRRIGATION CONTRACTOR AT THE SITE FOR INSTRUCTION
ON THE PROPER PROGRAMMING AND OPERATION OF THE
IRRICATION CONTROLLER,

MINIMUM  OPERATING PRESSURE SHOWN ON THE
IRRICATION DRAWINGS VERIFY WATER PRESSURE PRIOR
T0 CONSTRUCTION REPORT ANY DIFFERENCE BETWEEN
THE WATER PRESSURE INDICATED ON THE DRAWINGS AND
THE ACTUAL PRESSURE READING AT THE IRRICATION
POINT OF CONNECTION TO THE OWNER'S AUTHORIZED
REPRESENTATIVE

4D FLEXBLE PVC USE SCH 40 PVC SOLVENT WELD
FITTINGS EXTEND PYC HEADERS TO THE ENDS OF ALL

DRIP ZONES TO BALANCE FLOW IF REQUIRED SEE DLTALS
0 TR 4 Dtv o

p —————————————————————— SAPLUN, WL CONTAD, v

POINT BETWEEN
DRIPLINE TUBING AND PUC SUEPLY WHEN

IS LESS THAN 3 GPM AND NO
PVC suPPu/[xHusT HEADERS ARE
NEEDED REFER 10 DRIPLINE TUBING
CONNECTION DETAIL FOR MORE
INFORMATION

Sheelby DNIFY
Drawing Scale NTS
Projecly 0000

Dale 12 MAY 2021

PERMIT SET

IRRIGATION
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R oEme [fer [otmnrsiny e jorv s [wastness [acres Landscape Architecture
™D, TO M ETERARD PLANT INPOT e
Wil weVerhns ACE S [ i i Duavuzia |y —r—, 5 [as Box MODERATE / MEDIUM
GROUNDCOVER SEE PLANT LIST E | Cormus caplala Wiountmn moor- Evirgraen Dogetod [ [ MODERATE / MEDIUM S —
I A .
& T EET DN CIEs |t Gt W hecoad 0 W MODERATE / MEDUM San Francica. Callorme $4107
A = D . AG Wk ot gwaten G ey 2 36 80X | WODERATE /MEDIUM
H 0] PROPOSED SHRUB PERENNIAL GRASS FERN ETC ‘ €x i ] 4 Lot LLODFRATE (HEOUM
i %7% o T
4 L ® ©meEToreuan Yoz OV e ] s Dot & e 4 |arnm WCORARTY (TR AIBATNS | dirateind iam
i i Lan | s sanzre Andan e H | e W
ke FROPOSED taLE .
AR e md v
)
o Bt vt e s e S o By s e [woa o AL
PLANTING NOTES o) e g e - =ou WU AT (LR
1 PROVIDE MATCHING SIZES AND FORMS FOR EACH SPECIES FOR B QUALIFICATIONS LANDSCAPE CONTRACTOR OR MAINTENANCE. i St s Bt Sue Sk Nuccios Bells fiossa Camelba AEA kit
: TREES INSTALLED IN GRID GR SPACED EQUALLY IN ROWS AS SUBCONTRACTOR SHALL HAVE A FULL TIME EMPLOYEE F——rp— 7
t SHOVN ON DRAVANGS. ALIGN TREES ACROSS ROADWAYS ASSIGNED TO THE JOB AS FGREMAN FOR THE DURATION OF THE e L A : - S
i CRIVES OR WALKWAYS  ADJUST SPACING AS NECESSARY CONTRACT. FGREMAN SHALL HAVE A MININIUM OF FOUR (¢) 2ar iU Sy sia s v Saey 0 NGaL oW
SUBLECT TO REVIEW BY LANDSCAPE ARCHITECT YEARS EXPERIENCE IN LANDSCAPE MANTENANCE SUPERVISION
| \WITH EXPERIENCE OR TRAINING IN TURF MANAGEMENT s e T At A rap e 0 BGAL e ]
. 1 s ENTOMOLOGY PEST CONTROL SOILS FERTILIZERS AND PLANT r— (re—r— T bt ey ' Ty [TTTT——
F PLANTINGS. SPACE EQUALLY ON TRIANGLLAR GR GRID SPACING IDENTIFICATION
j A5 CALLED FOR ON OETAIL WHERE GROUND COVER IS SHOWN AS L T e e b e = [ MODERATE/MEDIUM
9 AATCH QUANTITIES ARE NOT GIVEN PROVIDE PLANT MATERIAL G MANTENANCE CONTRAGTOR TO VANTAINALL PLANT
N TO FILL SPACE SHOWN ON DRAWINGS: MATERIALS AND IRRIGATION SYSTE: wiki] P beoiend il o WA S WL
L4 el P lng gt s Wt § Dt Wheelers Dwarf Jnpanese Mock Drange i hoa oo 1 (e
A 2 EQUALLY SPACEVINES PLANTED I & B
] Ay A D ST S OR ] e — o me n oA WD Wi
AL VIS FROW NLRSERY STAKES AN SFREAS GUT ORTO WAL £ LANDSGAPE MAINTENANCE CONTRACTOR SHALL SUBMIT W e D Pre— Dt Trms =t Ga o N
PRIOR TO ATTACHING TQ SURFAGE. SIMILARLY ATTACH VINES AT MAINTENANCE SCHEOULE TO LANDSCAPE ARCHITECT FOR = e T BAL o
PILASTERS QR POSTS ARBROVAL PRIOR TO START GF LANDSCAPE MAINTENANCE ) | e Soamanis L e ik Lo
PERIOD
4 4 ALLTREES SHALL BE ACCEPTED GR SELECTED BY LANDSCAPE 1
ARCHITECT PRIOR TO BEING TRANSPORTED TO THE PROECT F. AT BEGINNING OF MAINTENANGE PERIOD VISIT AND WALK SITE
SITE COORDINATE WITH LANDSCAPE ARCHITECT WHETHER A WITH LANDSCARE ARGHITECT TQ VERIFY SCOPE OF WORK AND e >
NURSERY VISIT OR PHOTO SUBMISSION WILL BE USED FOR EACH UNDERSTAND EXISTING /SITE CONDITIONS NOTIFY LANDSCAPE P
TREE SELECTION ARCHITECT FIVE (5) DAYS PRIOR TO VISIT <<
L) | Mg reptans Branee Beauty Earvet bt [ Moo 1L e
£ PLANT SUBSTITUTIONS MUST BE SUBMITTED FOR APPROVAL TG G MATCH ALL MATERIALS WITH SAVE MATERIALS LSED IN
LANDSCARE ARCHITECT PRIOR TO TRANSPORTATION OF THOSE ORIGINAL INSTALLATION —r ) BgEers [reee (= Lew
PLANTS TO THE PROJECT SITE — n
™ ] | P st ) oL NEDUELTE PWTR
6 | STAKEQUT LGCATION OF EACH TREE AS SPECIFIED. EACH FE ufeus w
LOCATION OF ALL TREES SHALL BE ACCEPTED 8Y LANDSCAPE 15 (ncLUDE 15% EXTRA BLDGET FOR ADDITIONAL FLANTS LI T a
ASCATEET A0l T0 M, METALLATEN R ) Auga reptans Bronze Beaury Enpert g roaL VDAY set = b3
o A DL AAC R T B RIS I G LAy
7y | EXACT PLACEMENT FOR ALL HEADERS SHALL BE ACCERTED BY wlnnuc AT N A RATLRAG AT 7 F lant e Anemone jazorvce Hanorine jooert apaness Anemane f (R —— <
LANDSCAPE ARCHITECT PRICR TO FINAL INSTALLATION e e Ty o ! ” o L < 8]
CLOBE 4T A MR DAMCE WANIAL 4 ¢ 7| ant urw Rwtay s Supwe v Seplember Crarm Anomone oA wcoewa vty P
8 COGROINATE WITHIRRIGATION PLANS TO ASSURE CORRECT = Mmm AT A RALARG, AT B WATERIALY AN o ¢ m H
PLACEMENT OF SFRAY HEADS, PFRODUCTS USED IN CONSTRLCTION AND MAINTENANEE PERIOD # £ TRaast Trachelospermum usizbcum Rl ] oA |y (-]
MAKE CORRECTIONS AND ADDITIONS PER OIRECTIO! Lataly @
N ADDITION TO HEADERS SHOWN ON THE DRAWINGS, PROVIDE LRNDSEAPE ARCHITECT PAIOR 16 F AL SOBMITTAL TG THE ] Vinch e P GaL |t w
AN ALLOWANGE OF 5 PERGENT OF THE TOTAL LINEAL FOOTAGE OWNER  SUBMIT LOG OF ALL FERTILIZERS AND HERBICIDES WITH o
OF HEADER TO BE FURNISHED AND INSTALLED DURING THE 'DATES AND RATES APPLIED DURING MAINTENANCE PERIOD. # # viciacon Ceanolhus Concry | cancna cailarri Linc RoaL Low o
PROGRESS OF THE WORK AS DIRECTED BY THE LANDSCAPE LANGSGAPE ARCHITECT SHALL WAL STE WITH CONTRACTOR e
ARCHITECT, AND NOTE ALL Ut WORK ¥ | o
SHALL BE GORRECTED WITHIN 10 CALENDAR DAYS
10 PLANT NAVIES ARE ABEREVIATED ON THE DRAWINGS. SEE PLANT ehu e e ) Dl i o how )
LIST FOR KEY AND CLASSIFICATION 21 SYNTHETIC TURF FROM ONE LAV 1-877:661.5266 INSTALL PER 3
MANUFACTURER REGOMMENDATIONS WAL Nepela x fanson Vaabeor's low | et Ve oA ew
11 MULCH MULCH IS TQ BE WINI PINE BARK. CONFIRM SELECTION g, . ~
WITH LANDSCARE ARCHITECT PRIOR T FLANTING 22 SOILAMENDMENT AVIEND SOIL PER SOILS TESTING — Jiepel 15 il Qint [ = tew
CONTRACTOR SHALL USE SOIL & PLANT LABORATORY InG. S - A T
12 SOIL AMENGVENT AMEND SOIL PER SOILS REPORT AND 330 DR ACCEPTED EQUAL CQNTRACTOR TQ e e i Sytngn Wengmwoon dus RoAL how
SIRECTION OF LANDSCAPE ARCHITECT SOIL TEaT (GLATIONPER  PROVIDE AEGEIRTS FOR SO AMENOWENT £ DRBUCET 10 WA
LA AMINIVUM OF Z OF FULLY STABILIZED AND CERTIFIED LANOSCAPE ARCHITECT FOR PROOF OF APPLICATION -
COMPGST IS TQ BE INCORPORATED IN THE TGP 12' OF SOIL ) i Lavandula x Angusliale Hleale BT - HeAL el (R
23 LAWNS NO UTILITY BOXES IRRIGATION BOXES OR EXPOSE
13 SLOW-RELEASE FERTILIZER TABLET AGRIFORM 7 GRAM ORAINS SHALL BE LOCATED IN LAVNS AND SHALL BE RELOCATED vt ot o T G St L roaL ew A\ 05242 PLANGHECK
TABLETS WATH 2040 {N/PK) BY SCOTTS (800) 482-8255 QUTSIDE OF LAND AREAS NQTIFY LANDSCAPE ARGHITECT IN A 021 REVISIONS
WRITING IF THERE IS A CONFLICT WWITH THE FLANS, Ainera Sanlolma chemaccypmaE i toaL iew
14 IRRIGATIGN AND HARDSCAPE ADJACENT TO FLANTING AREAS
SHALL BE ACCEPTED BY LANDSCAPE ARCHITECT PRIOR TOALL 24 ARTIFICIAL TURF SHALL HAVE A DEOICATED IRRIGATION ZONE FOR /4 tra it Trcnelowpermum abancum b e ey raaL woena it
PLANTING ACTIVITIES HYGIENE THE IRRIGATION ZONE SHALL NOT BE DEDUCTED FROM i
A 8ID OR ESTIMATE i wensemon e oo o . A e
15 ALL PLANT MATERIALS SHALL BE ACCEPTED BY LANDSCAPE F——
ARCHITEGT PRIOR TO INSTALLATION % ARTIFICIAL TURF CANNOT B PLACED WITHIN FIFTEEN FEET GF A
i WINDOW. NOTIFY LANDSGAPE ARCHTECT IN WRITING IF Py Awga replans Branze Bewry e b = WCSERATY | Wi
i LANSBCARE WASTIRALCE CONFUCT ARISES BETWEEN CLEARANCES SETWERN TURF AND :
WS A ] o roaL WAL (S
A. LANDSCAPE MAINTENANCE SHALL BE PROVIDED FOR (30 DAYS)
AFTER PRELIMINARY ACCEPTANCE START DATE IS DETERMINED 574 BIG Siachys syzanina Big Ears e oA w
BY LANDSCAPE ARCHITECT
A e —— - | b e s toaL | wea A
v
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HAZARD Z0ME
§37  IMMEDIATE ZONE (ZONE T} 5.8
THE WMEDIATE ZONE EXTENDS -5 FROM YOUR HOUSE ZGNE D15 THE AREA CLOSEST T0 YOUR HOUSE
INCLUDING THE STRUCTURE ITSELF DECKS BLTODDR FLRNITURE AND THE OUTSIDE WALLS AND COVERNGS THIS
AREA IS MOST VULNERABLE AND SHOULD B WDST AGGRESSVELY KAINTAINED FOR FIRE RESISTANCE
REVOUE ANY COBLIS TISCE OUTOOOR FURNITLY
REPLACE JUTE OR FIAER GOOR WATS WITH FIRE RESISTANT WATERIALS
REVOVE O RELOCAIE ALL COVELISTILE MATERIALS INCLUDIVG GARBAGE AND RECYGLING CONTANERS LUVBER
TRASH AN PATIO ACCESSONIES
ELEAALL PALLE LEAVES AN NEEDLES RECULARLY REPEAT OF (EN OUNING FIRE SEASON
NG VECETATION IS RECOVMENGEQ WIIHIN % OF STRUCTLUAES
REWOVE TREE LIMES THAT EXTEND INTG THIS ZONE FIHE-PRONE TREE VARIETIES SHOULD 8E REWOVEDF THEY
EXTENG WIHINE OF STRUCTORES
GONOT STORE FIREWDOD LUMBER OR COVBLITIBLES HERE. EVEN (ESPECIALLY | UNDER DECKS OF OVERHANGS
VOVE STORED COMBLATILES INSIDE G AT LEAST 10 AWAY FROM STRUGTURES
USE GNLY INORCANIC, NON-COMEUSTIELE MULCHES SUCHAG S TGNE OF GAAVEL CONPGSTED MULCHAND LARGE
BARKAND GHIPS GREATER THAN 112 DAVETER| HAY BE OK
=) INTERWEDIATE ZONE (ZONE 1) 50
THE INTERMEDIATE ZONE FROMS T0 10 DUT FROW BUILDINGS STRUCTURES OECKS ETC KEEP ZONE | LEAN GLEAN
ANDGREEN AND EMPLOY CAREFLL LANDSCAPING TO CREATE BREAKS THAT GAN HELP INFLUENCE AND DECREASE
FIRE BEHAVIoR
HEVOVE ALL CEAD PUANTS GRASS ANDWEEDS [VEGETATION)
REMOVE DEAD OR DRY LEAVES AND PINE NEEDLES FROM YOUR YARD RGGF ANG RANGUTTERS
TR TREES REGULARLY 10 KEER BRANGHES A WIKIMLW GF 10 FEET FRON OHER TREES
REVIOVE SRANCHES THAT HANG OVER YOUR ROGF AND KEEP DEAD BRANEHES 10 FEET AVAY FROM YOUR CHIVIEY
Revove ANG e THAT oL Frow o
REWOVE FIRE-PRONE PLANTS ANDEHODSE ONLY FIRERESISTANT VARIETIES IRRIGATE REGULARLY
REVIOVE LINES 0 A HEIGHT GF 10 ABOVE THE GROD(OR 13 THE HEIGHT OF THE TREE} 10 PROVIDE CLEARANCE
AND TG ELIMNATE A FIRE LADDER
USE ORLY INGRGANIC. NON-COMBUSTIBLE MLLLCHES SUCH £ STONE OR GRAVEL COMPOSTED MULGH
ARG LARGE BARK AND CHIPS (GREATER THAN 112 DIAMETER) HAY BE OK
"™ ™1 EXTENDED ZONE [2ONE 2] 1¢-1G0
L J THEEXTENDED ZONE FROM 30 TO 100 {OR MORE IF REQUIRED DUE TO STEEP SLOFES NEARBY VEGETATION
CONDITIONS ANDIOR YOUR LOCA FIRE DEPARTMENT) THE GOAL HERE IS NOT 10 ELIVINATE FIRE 8UT 70
INTERRUPT FIRES PATH AND KEEP FLAMES SWALLER AND ON THE GROUND. THIS ZONE SHOULD INCLUDE AT A
il

e

0

L | T | IO
T A ARG S 158 ARG AT 8 IR
© SRLATE RO WPACRG TR da TR AN SR A
BRACTE WL ITVLEN (AL LSRG SHEEL
* REMOVE FALLENLEAVES NEEDLES TWICS BARK CONES AND SWALL
Whdac Tt ® WA B PERVITTED T0 A EPFH OF 1 INCHES
N O, B R

7
el
!g_
g;
i

VT 7440 Siad, AR TILA Bk BE FIRE RESISTANT AND SMALL NOT
EXTENEY AT Trat 14 FOSTVERTICAL
- CLEARMASE ABDWE i £l AZE CF “HE ROADWAY OR DRIVEWAY
A5 REQUIRED FOR EMERGENCY ACCESS
ALL LANDSCAPE SHALL MEET THE REQUIREMENTS FOR SEPARATION AS
BTATIC e T i § T

HAZARD ASSESSNENT |
AT WONTH WET ] |
RO Bath

P TIE S RSN GANEN '
FUEL TYPE (11-100) SPECIMEN GARDEN ¥ |
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PLANTING PLAN FOR
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THE LANOSCARE I5 A MATURE ORNAMENTAL LANDSCAPE
THAT IS TO REMAIN. TrilS INCLUDES ORNAMENTAL TREES
[MAPLE PERSIMMGN BUXLEAF) SHRUBS PERENNIALS
PALMS SUCCULENTS AND FERNS EXISTING JUNIPER
TREES ARF TQ BE REMOVED

NEEDLES AND LEAVES AND OTHER COMBUSTIBLE DEBRIS
SHALL BE REMOVED FROM ROOFS AND GUTTERS TWAGE.
YEARLY MINIMUM

ALL WEEDS AND GRASSES SHALL BE CUT RECULARLY
MOWERS SAWS AND YARD MAINTENANCE ECUIPMENTS
SHALL BE EQUIPPED WITH SPARK ARRESTORS
VEGETATION SHALL BE TRIMMED TO WITHIN 1.0 OF
ROADWAYS AS REQUIRED FOR DEFENSIBLE AREAS
TREES SHALL BE TRIMMED SO AS TO NOT HANG LOWER
THAN 13.6° ABOVE THE RDADWAY

‘DEAD AND OYING VEGETATION SHALL 3E SEASONALLY
'REMOVED TO REDUGE VEGETATIGN AND LADDEN FUELS
CN AN ANNUAL BASIS

P 0 ]

L=

VMP COMPLETED IN ACCGRDANGE WITH ROSS VALLEY FIRE
STANDARD #1220

REFER TO L0 1 FOR (E) TREE REMOVAL

REFER TO L4 0 FOR PROPOSED PLANTING PLAN

ALL VEGETATION SHALL BE IRRIGATED

DO NOT REMOVED ANY TREE THAT REQUIRES & ZERMIT FRGM THE
TOWN WITHOUT FIRST SECURING SUCH PERMIT

EVERY EFFORT SHALL BE TAKEN TQ ENSURE ERGSION CONTROL
EFFORTS ARE IN COMPLIANCE W TH STANDARDS ESTABLISHED BY
TOWN REGULATIONS.

VEGETATION SHALL BE MAINTAINED TO ENSURE ADDRESS
NUMBERS ARE VISIBLE FROM BGTH ANGLES OF APPROACH
MINIMUM STANDARDS SrALL BE IN PLACE PRIDR TO FINAL FIRE
CLEARANCE

PSR STD 220 AOSS VALLEY FIRE DEPARTMENT PAGE 3 OF &
SECTION ¥ B TREES SHOLLD BE PLANTED SUCH THAT WHEN
MATURE THEIR CROWNS WILL BE SEPARATED BY AT LEAST 10
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THERE ARE CURRENTLY MATURE OAKS OLIVE TREES REDWOOD TREES PLUM TREES AND A FEW OTHER TREES LOGATED THROUGHOUT THE 126 Fresian 5
PROPEATY. PRIOR TO CONSTRUCTION ALL SCRUB-GROWTH AND FLAMMABLE LEAF LITTER WILL BE REMOVED FROM THE CONSTRUCTION AREA VATHIN = o ""'c""':"TLM"
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REGULAR, QUARTERLY. LANDSCAPE MAINTENANCE IS TO INSURE THAT THESE PARAMETERS ARE MAINTAINED [T rev— T e ™ CAlD  [umeAsTE h Dy P .
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TANCs, Cweemte Cbbernae n WA 1S | e st et
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LIGHTING NOTES LIGHTING LEGEND Landscape Architecture
. 5 oo " oW WALL-MOUNTED LIGHT FIXTURES SHALL BE INSTALLED HORIZONTALLY s | arv | e fp— =N ] - P NOTESACCESSORIES
STUBOUTS TO 2 FROM FACE OF BUILDING LANDSCAPE CONTRACTOR TO REGAROLESS OF SLOPE OF ADJACENT WALLS GR SURFACES I = |
PROVIDE TRANSFORMERS LIGHTS CONNEGTIONS AND INSTALLATION I m [ oA ey s
L TR T zu A whASE 8, VW'Y FRL COM (T6D) 7445240 WMWY EMERYALLEN COM 138 Fra g
10 LANDSCAPE CONTRACTOR SHALL COGRDINATE ELECTRICAL SERVICE PRIOR | {EMEeY w i o — e e s410,
2 THIS DRAWANG IS PROVIDED FOR INFORMATION ON LOCATION OF FIXTURES ON 0 GONSTRUGTION T M £ 3w P04, SR BRONZE WETALLIC .
SITEDNLY ALL ADDITIONAL EQUIPMENT TRANSFORMERS VAULTS GONDUIT ® " !ﬂ- LT * ey a ok PO COAT R VWY FXL GGH (T6D) 744-5240 WY EVIERYALLEN COM
SLEEVING WIRING JUNCTION SOXES PANEL BOARDS BREAKERS AND 11 CODRDINATE ALL SMTGHING WITH LANDSGAPE ARCHITECT OWNER LIGHTING T T\ Eozowar AL 120
SCHEDULES TO BE PROVIDED & INSTALLED 6Y CONTRACTOR AS NEEDED DESIGNER AND GENERAL CONTRACTOR =~ i e . T P ey Mtatonowoanoo
| B W T SO PSS THI0 WA EMERT RN o |
3 ALL WIRING UNDER PAVING TO BE SLEEVEDIN 2 SCH 40 PVC (NOT SHOWN ON 12 ALL EXTERICR ELECTRICAL WORK TO CONFORM WITH CURRENT ELECTRIGAL g
PLAN) SEE SLEEVING PLAN SHEETL02 CODE(S)
4 LIGHY FIXTURES ON PLAN ARE SHOWN FOR SGHEMATIC PLRPOSES ONLY 13 ALLLOADS TO HAVE DIMMERS
ACTUAL LGCATIONS SHALL BE VERIFIED IN FIELD WITH LANOSCAPE
ARGHITECT. TSI L OCATIR OF AL S RANDSCRUE B W CADECANE MACea T
H PRIOR TO INSTALLATION SUBMIT A PLAN FOR APPROVAL SHOWING AUDIO LEGEND
B 5 STEPLIGHTS AL STEP LIGHT FIXTURES SHALL BE PLAGED 3 ABOVE THE LGCATIONS FOR ALL TRANSFORMERS PRIOR T0 INSTALLATION
I TREAD DIRECTLY BELOW OR CENTERED BETWEEN THE WALL CAP AND THE = — . N
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! BE ACCEPTED
v 7 COORDINATE INSTALLATION OF TREE UPLIGHTS WITH TREE PLANTING WORK
+ UNDER THE PLANTING SECTION ALL TREE UPLIGHTS SHALL BE ADJUSTED AS ELECTRICAL LEGEND
W DIRECTED BY THE LANDSCAPE ARCHITECT s
g ] UL ASOVED. AL LIEHTRA OCEAATED R . o i Visoos w2ty Vi NOTES/ACCESSORIES
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1 WET SET BORDER INSTEAD OF
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COBBLE PAVING W/ BAND @ MOTOR COURT
SCALE 1" = 1°gr

[ 1 NOMINAL _DIMENSIONS _ GUANTITY
1 TZRIZ 3

a Z X
3 2. 2 1z X 18 H
a 1z k2 3
5 % A i
3 w2 4
[l % H wade 1
— 5 3.
39 SQUARE FEET OF COVERAGE
4
6. NOTE
s FOR FILL USE LARGEST SINGLE PIECE
5 2 DO NOT INSTALL ANY LESS THAN 4 THE
2 SIZE SPECIFIE

CONFIRMAND YERIFY PAVING PATTERN
WTH CLIENTS AND DESIGN TEAM PRIOR
T0 PURGHASING OF STONE
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' 11 STEPPING STONE ON CONCRETE W/ TURF BANDS

1 SCALE 1*=1-0"

i

ORMAMENTAL GRAVEL, SEE MATERIALS LIST;
1% DECOMPOSED GRANITE BASE, %*
CRUSHED GRANITE AT SURFACE (%’ DIA )

Fress
SEE LAYOUT PLAN

& MIN. CLASS || AGBREGATE; 95%
COMPACTION

- BUBGRADE 90% COMPACTION

E’ GRAVEL PAVING
SCALE: 1°= 10"

e L

A2 JOINT TYR. THIENNESS T8O
D 1
LT A LA

NoTE
SEE PAVING PLAN FOR PATTERN
VORTAR THOKNESS TO INCREASE
| WHEN SLPSHEET IS USED

VORTAR LATICRETE waum seas
OR APPROVED EQUAL
FROVIDE ADD ALTERNATE INE €M
FOR SCHLUTER DJ[RA MEMBRANE
LNDER AL STONE PAVING

STONE PAVING ON CONCRETE
BLALE- 1= T

: J $TEEL E0ciNG 10 88 UFG v sosEprs
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ALL EDGING AL 8E SLAGK N COLOR UoE
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T EXPANSION JOINT AT SURFAGE AND
CONCRETE SLAB MAY NOT BE N
ALIGNMENT WHERE SLIP IS USED

'&'ﬁl AT AL ST DOWAL W
D BALax hEn) £v 0ot Bt

PROVIDE CONTINUIOUS SLIP SHEET AT
OFFSET BETWEEN SLAB AND SURFACE,
EJ, SEE DETAIL § THIS SHEET.

1 Do A} FAZE & FIC U

3A | SECTION IN PAVING "3p | SECTION AT FACE OF STRUCTURE

3 EXPANSION JOINT

SCALE 1-112"= 140"

NGTE
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XD SLPrLaT 4.0 BAST EITER 0% e
EXPANSION JOINT,

£ MORTAR THILKNESS SHALL ALLGW FOR
INOUSTRY STANDARD MORTAR REINFORCING
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Version 4/6/16

Written Project Description — may be attached.

A complete description of the proposed project, including all requested variances, is required. The
description may be reviewed by those who have not had the benefit of meeting with the applicant,
therefore, be thorough in the description. For design review applications, please provide a summary of
how the project relates to the design review criteria in the Town zoning ordinance (RMC §18.41.100).

NEW ACCESSORY DWELLING UNIT WITHIN EXISTING RESIDENCE, 593 SF

NEW ATTACHED GARAGE WITH LIVING SPACE ABOVE.

NEW ROOF LINE AT FRONT ELEVATION.

EXISTING ROOF TO BE ALTERED. EAVES REDUCED, ROOFING TO BE REPLACED IN KIND.

NEW LANDSCAPE AND POOL.

For more information visit us online at www.townofross.org 5
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GEISZLER
ARCHITECTS
April, 9 2021

Ross Planning Department
Ross, CA 94957

RE: 7 Upper Ames Avenue
Neighborhood outreach for Design Review Submittal

To Whom it May Concern:

In anticipation of this Design Review submittal, a formal letter and email was sent out on April 6, 2021
outlining the proposed scope of work. The letters were sent to neighbors at the following properties:

3 Upper Ames Ave.
5 Upper Ames Ave.
9 Upper Ames Ave.
12 Upper Ames Ave.
140 Lagunitas Rd.
150 Lagunitas Rd.

2 De Witt Dr.

4 De Witt Dr.

Many thanks,
Brandy Dubs

Geiszler Architects.

2155 Powell St. San Francisco, CA 94133 ph. 415. 409. 7000 fax 415. 409. 7005
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Lot Area 87,846 sq. ft.
Present Lot Coverage 6.9%
Proposed Lot Coverage 10.4% (15% permitted)
Present Floor Area Ratio 9.8%

Proposed Floor Area Ratio 14.1% (15% pernmitted)
Town Planner Broad stated that after talking to the
architect, it was determined that a demolition permit
is not required for this application.

Mitch Wiener, Contracter, stated that they ‘hired a new
architect, Mr. Kenneth Cardswell from U.C. Berkeley.
Mr. Broad informed the Council that the project
proponents agreed to allow the Town to retain Carey and
Co., historic architects, at their expense. They
submitted a report on the architectural value of the
existing residence and on the appropriateness of the
proposed modifications to the residence and site.
Several of the Councilmembers were concerned with the
location of the swimming pocl, garage, guest house,
etc., and the type of roof. Councilmember Scott
expressed concern over fire safety and shingled homes.
Mrs. Levinsohn said that the plans drawn up by the
architect were not what they had in mind; there was a
lack of communication with the architect and new plans
would be submitted. She stated that they would never
demolish the structure but wished to maintain the charm
of the existing home.

After a short discussion, this matter was continued.

DES W
8teen Moller, owner; Tamli Gendel, realtor: 69
Wellington Avenue, AP 72-072-09, R-1:B-10 (B8ingle
Family Residence, 10,000 sq. ft. minimum). Request is
to allow: Amendment to the approved conditions of
approval for Variance No. 897 approved by the Ross Town
Council on August 11, 1988. The conditions of approval
required that the deck and hot tub at the scuth side of
the property be removed. This application requests that
this condition of approval ba deleted to permit the
deck and hot tub, which have naver been removed, to
remain.

This matter was withdrawn by the applicant.
councilmember Goodman asked why the hot tub and deck
had not been removed, when it was made a condition . of
approval. He felt it should be put on the agenda as a
"Show Cause."

In response to a question, Public Works Director Elias
sald that a final had been given on this property but
such noncompliance of conditions would not happen again
because. the Town Planner now accompanies the building
inspector on final inspections to assure that all
conditions are met.

Mr. Broad said that the new owners are in escrow and
plan to remove the deck and hot tub. He informed the
Council that the realtor had put a stop payment on the
check submitted for planning fee.

Mayor Brekhus directed Mr. Broad to contact and
realtor’s office and the title company concerning this
nonpayment.

Thomas and sandra Bertelsen, 7 Upper Ames Avenue, AP
73-201-01, R-1:B-A (8ingle Family Residence, One Acre
Minimum). Request is to allow: Variance and design
review to allow the construction of a 462 square foot
conservatory and potting area in the rear of an
existing residence/garage.  An existing 118 square foot
bathroom and 140 square foot arbor will be removed.

Lot Area 43,560 sqg. ft.
Present Lot Coverage 21.8%
Proposed Lot Covarage 22.2%(15% permittaed)
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Present Floor Area R#tio 16.4%
Proposed Floor Area Ratio 17.5%(15% permitted)

The existing residence is nonconforming in side yard
setback.

Jim McDonald, AIA, said that all adjoining neighbors
had seen the plans and had no objections. He said that
the plans represent an authentic English conservatory
and will be shipped from England to the site.

After consideration, Councilmembher Reid moved approval
with the condition that the Town Council reserves the
right to require additional landscaping for one year
from project final. This was seconded by Councilmember
Barry and passed unanimously.

c. Carl Arnold, 10 Skyview Road, AP 72-191-08 and 10, R-
1:B-A (8ingle Family Residence, One acre minimum).
Request is to allow a Variance for construction of an
entrance to 10 skyview Road including an eight foot
high metal gate bordered by a wall with pillars and
trellising at a height of eight feet. The wall/trellis
will extend for approximately 30 feet on both sides of
the gate and be located on the side property line of 10
8kyview Road (25 feet setback required) and on the rear
property line of 2 skyview Road (40 foot setback
required.)

This matter was continued.

ls. Insurance claim (Gallagher). .
Mrs. Garril Page of Shady Lane witnessed this accident and
felt it was very minor. It was the consensus of the Council
to pay the sum of $126. Public Works Director Elias was
directed to get a release.

19. Insurance Claim (Taves).
It was the consensus of the Councill that this was an act of
God and a natural condition where the Town had no prior
knowledge.
Councilmember Barry moved denial, seconded by Councilmember
Scott and passed unanimously.

20. Other Business,

1. Mr. Elias reported that he would hire somecne to take
care of the Buffano Bear.

2. Mayor Brekhus asked Roger Sciutto to respond to the
letter on fire safety received from the people on
Woodhaven Road.

3. Mr. Elias was directed to research the drainage on
Winship Avenue. ’

4, Mayor Brekhus asked that the Minutes reflect that in
response to the auditor’s request for the Town’s nheed-
for adequate accounting procedures and records for
fixed assets, Councilmember Goodman is taking an
inventory.

Councilmember Goodman stated that he had taken
inventory of the Mayor’s office, the Clerk’s office,
Public Works and Public Safety.

5. Councilmember Reid asked that the Council start
preparing for the July Fourth Festivities, especially
the need for a marching band.

6. Councilmember Scott spoke of personnel files and the
need to review these procedures.

7. Councilmember Reid favored making plans for another
Council retreat - there was no unanimity as to where
this should be held.

22. Adiournment,
The meeting was adjourned at 9:30 p.m.

ATTEST:

' . ETER B. AREKHUS, MAYOR
wan s SRl MWL_
VIRGINIA STOTT, TOWN CLERK LAURA THOMAS, TOWN SECRETARY
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19.

Mr. Dennis Furby, engineer, said that they agreed with the
Herzog report and they will do a full examination of the
driveway after plans are approved.

Mr. Sogge asked that inspection maintenance of the hillside be
done to prevent any further risks.

Mr. Santa egaid that in reference to the FAR, the closgest
neighbor is 405 feet away.

Councilmember Reid asked about the slope and if a fire truck
could have access. He was very concerned about FAR, history
of sliding and drainage.

Councilmember Gray was concerned about FAR, drainage, Forest
Preserve, maintenance of hillgide. He felt that the matter
should be continued.

Councilmember Goodman was concerned about the mass and bulk -
he questioned the long hallway and felt that if it were
deleted, the structure could be pulled back from the slope.
Mr. Gary Scales said that the Lagunitas Club will have an
engineer look at the drainage, prior to the next meeting.

Councilmember Goodman moved that the matter be continued,
seconded by Councilmember Reid and passed unanimously.

VARTANCE AND DESIGN REVIEW.

Thomas and Sandra Bertlesen, 7 Upper Ames Avenue, AP 73-201-
01, R-1:B-A (Single Family Residence, One acre minimum) .
Variance and design review to allow the following: 1.) a 163
square foot kitchen addition; 2.) an 88 square foot entry
porch extension and the enclosure of 64 gquare feet of
existing entry within the east side yard setback (25 feet
required, 21 feet proposed; 3.) an arbor addition above a gate
within the front yard setback (25 feet required, 9 feet
proposed); 4.) a new roof over the pool equipment enclosure,
cabana, residence, garage and covered patios. The roof of the
residence will encroach within the east side yard setback (25
feet required, 21 feet proposed) and the garage columns within
the front yard getback (25 feet required, 22.5 feet proposed.)

Lot Area 43,560 sqg. ft.
Present Lot Coverage 22.2%
Proposed Lot Coverage 24.9% (15% permitted)
Present Floor Area Ratio 17.5%
Proposed Floor Area Ratio 18.1% (15% permitted)

The existing residence is nonconforming in side yard setback.

Town Planner Broad saild that Councilmember Goodman felt that
the size of the lot would be a hardship.

Mr. Tom Bertelsen said he purchased the home in 1974 and
wanted to give the property some depth and eliminate the long
wall.

Councilmember Gray moved approval with the findings and the
following conditions:

1. The Town Council reserves the right to require landecape
screening for up to two years from project £final. A
detailed landscape plan including plant size, type and
location shall be submitted for Town Planner approval
prior to building final.

2. Any new exterior lighting shall not create glare, hazard
or annoyance to adjacent property owners. Lighting shall
be shielded and directed downward.

3. All Public Safety Department requirements shall be met.

4, No changes from the approved plans shall be permitted
without prior Town approval. Red-lined plans showing any
proposed changes shall be submitted to the Town Planner
prior to the issuance of any building permits.

5. Any portable chemical toilets shall be placed off the
street and out of public view.

7
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6. The applicants and/or owners shall defend, indemnify and
hold the Town harmless along with its boards,
commissions, agents, officers, employees and consultants
from any claim, action or proceeding against the Town,
its boards, commissions, agents, officers, employees and
consultants attacking or seeking to set aside, declare
void or annul the approval(s) of the project or because
of any claimed liability based upon or caused by the
approval of the project. The Town shall promptly notify
the applicants and/or owners of any such claim, action or
proceeding, tendering the defense to the applicante
and/or owners. The Town ghall assist in the defense,
however, nothing contained in this condition shall
prohibit the Town from participating in the defense of
any such claim, action or proceeding so long as the Town
agrees to bear its own attorney’e fees and costs and
participates in the defense in good faith.

7. The floor area of the covered patios may not be "traded-
off" to allow additional interior l1living space.

Councilmember Reid seconded the motion which ©passed
unanimously.

VARIANCE AND DESIGN REVIEW.

Rich Petovello, 107 Bolinas Avenue, AP 73-041-10, R-1 (8ingle
Family Residence). Variance and design review to allow a 750
square foot addition to the rear of an existing residence. The
addition will encroach within the east and west side yard
setbacks (15 feet required, 8 feet and 3.5 feet proposed.)

Lot Area 6,400 s8gq. ft.
Present Lot Coverage (est.) 20.3%
Proposed Lot Coverage (eat. 30.9 (20% permitted)
Present Floor Area Ratio 18.7%
Proposed Floor Area Ratio 28.3 (20% permitted)

The existing residence is nonconforming in front and side yard
setbacks and in covered and uncovered parking requirements (no
spaces provided, one covered and one uncovered required.)

Mr. Broad referred to his staff report which reflected his
difficulties with smaller parcels in Town. He felt this could
be worthy of a study to reexamine Bolinas Avenue and other
guch areas.

Mr. Petovello said that the house was built in 1918 as a
servant’s quarters. The last time it was upgraded was 25
years ago. He wished to keep the simple cottage-type
appearance and the neighbors supported the project.

Mr, Steve Sipewhich commended Mr. Broad’e observations whereby
certain zoning should be explored.

Mr. Scott Schaefer expressed support of the project and agreed
that the Town should revisit the zoning. He said that the
only concern he has 1s monitoring the drainage.

Public Works Director Elias said that thexe are problems with
the drainage in that area. He said the applicant installed a
12-inch pipe that has to be removed or Mr. Petovello has to
retain an engineer to Justify the pipe. Mr. Elias was
directed to check on this.

Councilmember Curtiss sympathized with the applicants and felt
that the zoning could be reviewed.

Councilmember Goodman said that not only the FAR is an issue
but also the narrow lot and even with a 30% allowable FAR, the
lots would still be nonconforming because of setbacks.
Councilmember Curtiss said the setbacks could alsoc be changed.
Mr. Petovello explained that he wished to move his bedroom off
Bolinas Avenue to the rear of the property. He said that
construction trucks are on the street at 5:30 a.m.

8
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May 18, 2021 ADR Group Meeting Minutes (DRAFT)

MINUTES
Regular Meeting of the
Ross Advisory Design Review Group
7:00 PM, Tuesday, May 18, 2021

Video and audio recording of the meeting is available online at the Town’s website at:
townofross.org/meetings.

1. 7:00 p.m. Commencement

ADR Group Chair Mark Kruttschnitt called the meeting to order. ADR Group Members Josefa
Buckingham, Laura Dewar, Mark Fritts, and Stephen Sutro were present. Director Patrick
Streeter and Planner Matthew Weintraub were present representing staff.

2. Approval of Minutes.
The ADR Group unanimously approved the April 20, 2021 meeting minutes.

3. Open Time for Public Comments
No comments were provided.

4. Planning Applications.

a. Millman Residence, 7 Upper Ames Avenue
Project Owner: Michael and Emily Millman
Project Designer: Geiszler Architects
DESCRIPTION: The applicant is requesting approval of Design Review, Accessory Dwelling
Unit (ADU) Permit, and Nonconformity Permit to convert an existing attached garage to
a new ADU; construct a new two-story addition to the existing single-family residence
including a new two-car garage; renovate the front fagade including alter and raise the
roofline; and rehabilitate the existing landscape including new pool, pool bath, patios,
walkways, fences, auto court, artificial lawn, trees and vegetation. Approval of ADU
Permit Exception is required to transfer the amount of existing floor area that is converted
to an ADU as a floor area allowance for a new addition.

Planner Weintraub introduced the project.
Owner Michael Millman provided background on the project.
Architect Steve Geiszler provided information on the project.

Member Buckingham asked for and received clarification from the applicant and staff with
respect to the proposed reconstruction and relocation of existing nonconforming floor area.

No new public comments were received.
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ADR Group Members discussed the merits of the project and provided the following
comments:

Mark Fritts:

e Appreciates the balanced massing of the project.
e Materials are appropriate.

e Proportions are good.

Mark Kruttschnitt:

e Huge improvement over existing conditions.

e Project massing is good.

e Suggests moving pool steps and hot tub closer to the house.

e Suggests that more existing square footage could be relocated and reconstructed as
two-story to provide for a larger yard.

Stephen Sutro:

e Supports the project as submitted.

Very well done.

Additional details could include copper gutters and deeply set windows.
Form and volume are lovely.

Totally supportable.

Laura Dewar:

e Existing site topography complements/mitigates the proposed massing.

e Appreciates the architecture; great improvement.

e Asked for and received clarification from staff on ADU conversion and floor area
allowance.

Josefa Buckingham:
e ADU’s are encouraged.
e Lovely project, although prefers detached ADU.
e Project succeeds in bringing floor area from the back of the lot to the front of the lot;
nice job of integration.

Chair Kruttschnitt summarized that the ADR Group unanimously recommended Design
Review approval of the project as proposed.

Chair Kruttschnitt closed the hearing.
b. Stewart Residence, 187 Prospect Avenue

Project Owner: Ashley and Andy Stewart
Project Designer: Scott Tseckares, Denler Hobart Gardens
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DESCRIPTION: The applicant is requesting approval of Design Review and Variance to
redevelop the landscape of the existing single-family residence, including: construct a
new combination pool/spa, associated patio and arbor, and mechanical equipment
enclosure; construct paths, walls, and planters; install new trees, groundcover, and
vegetation; and construct a new front yard fence. Variance is required to construct a new
patio and arbor structure within the minimum required rear (east) yard setback.

Planner Weintraub introduced the project.

Owner Andy Stewart provided background on the project.

Architect Scott Tseckares provided information on the project. ADR Group Members asked
for and received further information from the applicant with respect to the proposed
landscape plan.

No new public comments were received.

ADR Group Members discussed the merits of the project and provided the following
comments:

Josefa Buckingham:

Fully supports it.
Great project.

Stephen Sutro:

Fully supports the project.

Existing topography, vegetation, and graciousness of the street perspective justifies
locating the shade structure in the rear yard setback.

The lot cannot take full advantage of open space at the front of the lot for pools and
patios due to the existing conditions.

Recommends to the Council that the proposed rear yard setback encroachment does
not negatively affect the neighbor, who has not objected.

Project siting is natural and takes advantage of site topography in a beautiful way.
Recommends minor conditions/revisions:

1) Include plantings in front of walls for screening/aesthetics.

2) Screen the fence with plantings so it’s minimally visible.

3) Improve appearance of the equipment enclosure/screening.

Laura Dewar:

Recommends improving the appearance of the equipment enclosure/screening.
Recommends minimizing visibility of the new pool area from the street.
Supports the project.
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Mark Kruttschnitt:

e Fence should be located behind the hedge to minimize visibility of the fence.

e Recommends improving the appearance of the equipment enclosure/screening;
possibly relocating and/or undergrounding it.

e Supports the project.

Mark Fritts:

e Recommends improving the appearance of the equipment enclosure/screening;
possibly relocating and/or undergrounding it.

e Supports location of the shade structure in the rear yard setback; appropriate location.

e Recommends no lighting on the shade structure.

e Fence should be located behind the hedge to minimize visibility of the fence.

e Recommends moving the front yard fence back from the street to provide a yard buffer
and maintain open appearance from the streetscape.

Architect Scott Tseckares responded to comments and provided information on proposed
design alternatives with respect to fencing, landscaping, and mechanical equipment
enclosure/screening.

Chair Kruttschnitt summarized that the ADR Group unanimously recommended Design
Review approval; and that the majority recommended approval upon conditions that the
project design be revised to locate the fence behind the hedge for screening and aesthetics;
to move the fence back from the street to provide an open lawn buffer at the streetscape;
and to consider alternate locations and/or screening measures for the pool equipment.

Chair Kruttschnitt closed the hearing.
5. Conceptual Advisory Design Review. None.
6. Communications
a. Staff
Director Streeter provided information on the Corte Madera Creek Flood Control Project.
b. ADR Group Members
Chair Kruttschnitt may be absent from the June 15, 2021 meeting.

Member Dewar may be absent from the July 13, 2021 meeting.

7. Adjournment
Chair Kruttschnitt adjourned the meeting at 8:17 PM.



