
 

 

 

 DESIGN REVIEW COMMISSION 

MEETING SPECIAL MEETING 

AGENDA 

 

 7:00 PM - Wednesday, March 29, 2023  

 Community Meeting Chambers, Los Altos City Hall 

1 North San Antonio Road, Los Altos, CA 

 

Members of the Public may call (253) 215-8782 to participate in the conference call (Meeting ID: 873 

9470 0145 or via the web at https://tinyurl.com/4v7whnnx with Passcode:  593203).  Members of the 

Public may only comment during times allotted for public comments and public testimony will be 

taken at the direction of the Commission Chair. Members of the public are also encouraged to submit 

written testimony prior to the meeting at DRCPublicComment@losaltosca.gov.  Emails received 

prior to the meeting will be included in the public record. 

ESTABLISH QUORUM 

PUBLIC COMMENTS ON ITEMS NOT ON THE AGENDA 

Members of the audience may bring to the Commission's attention any item that is not on the agenda. 

Please complete a "Request to Speak" form and submit it to the Staff Liaison. Speakers are generally 

given two or three minutes, at the discretion of the Chair. Please be advised that, by law, the Commission 

is unable to discuss or take action on issues presented during the Public Comment Period. According to 

State Law (also known as "the Brown Act") items must first be noticed on the agenda before any 

discussion or action. 

ITEMS FOR CONSIDERATION/ACTION 

CONSENT CALENDAR 

These items will be considered by one motion unless any member of the Commission or audience 

wishes to remove an item for discussion. Any item removed from the Consent Calendar for 

discussion will be handled at the discretion of the Chair. 

1. Design Review Commission Minutes 

Approve the minutes of the regular meeting of March 1, 2023. 

DISCUSSION 

2. SC22-0031– Jun Zhang – 1248 Via Huerta 

Design review for a new two-story house. The project will include a new house with 3,446 

square feet at the first story and 624 square feet at the second story. This project is categorically 

exempt from environmental review under Section 15301 of the California Environmental Quality 

Act.  THE ITEM WAS CONTINUED FROM THE FEBRUARY 15, 2023 DRC MEETING. 

Project Planner:  Gallegos 
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3. SC22-0030 – Pisuttisuk Kittipongdaja – 1081 Nottingham Way 

Design review for a 51 square-foot first story, 218 square-foot first story patio addition, and 90 

square-foot second story addition to an existing two-story house. This project is categorically 

exempt from environmental review under Section 15303 of the California Environmental Quality 

Act.  Project Planner:  Gallegos 

4. SC22-0032 - Hannah Chiu - 749 University Avenue 

Design Review for the construction of a new two-story house including 1,578 square feet at the 

first story and 1,223 square feet at the second story. A 710 square-foot, attached accessory 

dwelling unit is also proposed, but not subject to design review. This project is categorically 

exempt from environmental review under 15303 of the California Environmental Quality Act 

(CEQA). Project Planner: Liu 

COMMISSIONERS' REPORTS AND COMMENTS 

POTENTIAL FUTURE AGENDA ITEMS 

ADJOURNMENT 

SPECIAL NOTICES TO PUBLIC 

In compliance with the Americans with Disabilities Act and California Law, it is the policy of the City of 

Los Altos to offer its programs, services and meetings in a manner that is readily accessible to everyone, 

including individuals with disabilities.  If you are a person with a disability and require information or 

materials in an appropriate alternative format; or if you require any other accommodation, please contact 

department staff.  Advance notification within this guideline will enable the City to make reasonable 

arrangements to ensure accessibility.  The City ADA Coordinator can be reached at (650) 947-2607 or by 

email: ada@losaltosca.gov.   

 

Agendas, Staff Reports and some associated documents for Design Review Commission items may be 

viewed on the Internet at http://losaltosca.gov/meetings. 

 

If you wish to provide written materials, please provide the Commission Staff Liaison with 10 copies of 

any document that you would like to submit to the Commissioners in order for it to become part of the 

public record.   

 

For other questions regarding the meeting proceedings, please contact the City Clerk at (650) 947-2720. 
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 DESIGN REVIEW COMMISSION 
MEETING MINUTES 

 

 7:00 PM - Wednesday, March 1, 2023  
 Telephone/Video Conference Only  

CALL MEETING TO ORDER 

At 7:00 p.m. Vice-Chair Ma called the meeting to order.  

ESTABLISH QUORUM 
 
PRESENT: 

 
Vice-Chair Ma, Commissioners Blockhus and Mantica 

ABSENT: Chair Harding and Commissioner Klein 

STAFF: Senior Planner Gallegos 

PUBLIC COMMENTS ON ITEMS NOT ON THE AGENDA 
None. 

ITEMS FOR CONSIDERATION/ACTION 
 
CONSENT CALENDAR 
 

1. Design Review Commission Minutes  
Approve the minutes of the regular meeting of February 15, 2023.   

 
Action: Upon a motion by Commissioner Blockhus, seconded by Commissioner Mantica, the 
Commission approved the minutes of the regular meeting of February 15, 2023 as written. 
The motion was approved (3-0) by the following vote: 
AYES: Ma, Blockhus and Mantica  
NOES: None 
ABSENT:  Harding and Klein 
 
DISCUSSION 

2. SC22-0035 – Jenny  Kang – 825 Parma Way 
Design review application for a new two-story house. The project includes 2,587 square feet at 
the first story and 1,448 square feet at the second story.  This project should be categorically 
exempt from further environmental review under Section 15303 of the California Environmental 
Quality Act.  Project Planner:  Gallegos THIS ITEM WAS CONTINUED FROM 
THE FEBRUARY 1, 2023 DRC MEETING 

 
STAFF PRESENTATION 
Senior Planner Gallegos presented the staff report recommending approval of design review application 
SC22-0035 subject to the listed findings and conditions and answered questions from Commissioner 
Blockhus. 3
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APPLICANT PRESENTATION 
Applicant Jenny Kang provided a project presentation and answered a question from Commissioner 
Blockhus. 
 
PUBLIC COMMENT 
Resident Linda Davidson provided comments. 
 
Applicant Jenny Kang provided a rebuttal. 

Vice-Chair Ma closed the public comment period. 
  
Commissioner discussion then proceeded. 
 
Action: Upon a motion by Commissioner Mantica, seconded by Commissioner Blockhus, the 
Commission approved design review application SC22-0035 per the staff report findings and conditions, 
with the following additional condition: 

• Recommend the neighbors talk to each other to discuss the landscape screening. 
The motion was approved (3-0) by the following vote: 
AYES: Ma, Blockhus and Mantica  
NOES: None 
ABSENT:  Harding and Klein 

 
COMMISSIONERS’ REPORTS AND COMMENTS 
None. 
 
POTENTIAL FUTURE AGENDA ITEMS 
Senior Planner Gallegos stated that the next meeting will be on March 15, 2023 will a full agenda 
including the project at 1248 Via Huerta that was continued from the February 1, 2023 meeting.  
 
 
ADJOURNMENT 

Vice-Chair Ma adjourned the meeting at 7:37 PM. 
 
 
 
 
Sean Gallegos 
Senior Planner 
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DATE: March 29, 2023  
 

AGENDA ITEM # 2 

  
TO:    Design Review Commission 
 
FROM:   Sean Gallegos, Senior Planner  
 
SUBJECT:   SC22-0031 – 1248 Via Huerta  
 
 
RECOMMENDATION:    
 
Approve design review application SC22-0031 subject to the listed findings and conditions 
 
 
PROJECT DESCRIPTION 
 
This is a design review application for a new house. The project includes 3,502 square feet 
at the first story and 624 square feet at the second story. The following table summarizes 
the project’s technical details:  
 
GENERAL PLAN DESIGNATION: Single-family, Residential 
ZONING: R1-10 
PARCEL SIZE: 14,074 square feet 
MATERIALS: composition shingle, stucco and cedar siding, 

fiberglass windows and wood trim and doors, 
 
 
 

Existing 
 

Proposed Allowed/Required 
 

LOT COVERAGE: 
 

2,369 square feet 3,127 square feet 4,925.9 square feet 

FLOOR AREA: 
Main floor (2nd floor) 
Lower floor (1st floor) 
Total 
 

 
2,369 square feet 
- 
2,369 square feet 

 
3,502 square feet 
   624 square feet 
4,126 square feet 

 
 
 
4,157 square feet 

SETBACKS: 
Front  
Rear  
Right side (1st/2nd) 
Left side(1st/2nd) 

 
26.5 feet 
77.2 feet 
10 feet/- 
11.5 feet/- 

 
33.75 feet 
42.25 feet 
10 feet/25.2 feet 
17.35 feet/38 feet 

 
25 feet 
25 feet  
10 feet/17.5 feet 
10 feet/17.5 feet 

 
HEIGHT: 

 
23 feet 

 
26.3 
 

 
27 feet  
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Design Review Commission 
SC22-0031 – 1248 Via Huerta 
March 29, 2023  Page 2 

BACKGROUND 
 
Design Review Commission Action 
At their meeting on February 15, 2023, the Design Review Commission considered the 
proposed project. Following input from the applicant and public comments, the 
Commission discussed the proposed project and voted unanimously (5-0), to continue the 
project. The Commission continued the item due to the following concern:  
 
1. A neighbor raised a concern that an easement on the subject property limited any 

structure at the subject site to a maximum one-story height.  
 
The February 15, 2023 Design Review Commission agenda report and meeting minutes 
are attached for reference (Attachments A and B). 
 
DISCUSSION  
 
Design Review 
The applicant responded to the neighbor’s comments in the following manner.  
 
1. In response to the neighbor’s claim that an easement limited the subject site to one-

story, the applicant provided the Title Report (Attachment C) and Covenants, 
Conditions, and Restrictions (CC&Rs) documents (Attachment D) for the property.  

 
In reviewing the Title Report, the report did not show that an easement, restriction or 
encumbrance was recorded against the subject site stating the maximum height of a 
structure at the site is limited to one-story.   
 
Staff’s review of the CC&Rs did not find the document limited structures on the subject 
site to a maximum one-story height. In regard to the CC&Rs, the city is not a party to 
CC&Rs: therefore, we will not enforce any element of a CC&R.   
 
ENVIRONMENTAL REVIEW 
This project is categorically exempt from environmental review under Section 15303 of 
the California Environmental Quality Act because it involves the construction of a single-
family dwelling in a residential zone. 

Public Notification and Community Outreach  
A public meeting notice was posted on the property and mailed to 12 nearby property 
owners on Via Huerta and Chuleta Court. The Notification Map is included in Attachment 
C. 
 
Based on neighborhood outreach efforts, the applicants have provided documentation 
showing outreach to the neighbors in the immediate neighborhood context. A document 
from the applicant regarding outreach is included in Attachment D. 
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Design Review Commission 
SC22-0031 – 1248 Via Huerta 
March 29, 2023  Page 3 

Public Correspondence 
No correspondence was received from neighboring property owners. 
 
Cc: Jun Zhang, Applicant and Designer 
 Patricia Sierra, Property Owners 
 
Attachments: 
A. Design Review Commission Minutes, February 1, 2023 
B. Design Review Commission Agenda Report, February 1, 2023 
C. Preliminary Title Report 
D. Covenants, Conditions, and Restrictions (CC&Rs) 
E. Design Review Commission Project Plans, March 1, 2023 
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Design Review Commission 
SC22-0031 – 1248 Via Huerta 
March 29, 2023  Page 4 

FINDINGS 
 

SC22-0031 – 1248 Via Huerta 
 
With regard to the new one-story house, the Design Review Commission finds the following 
in accordance with Section 14.76.050 of the Municipal Code: 
 
1. The proposed new house complies with all provision of this chapter; 
 
2. The height, elevations, and placement on the site of the proposed new house, when 

considered with reference to the nature and location of residential structures on adjacent 
lots, will avoid unreasonable interference with views and privacy and will consider the 
topographic and geologic constraints imposed by particular building site conditions; 

 
3. The natural landscape will be preserved insofar as practicable by minimizing tree and soil 

removal; grade changes shall be minimized and will be in keeping with the general 
appearance of neighboring developed areas; 

 
4. The orientation of the proposed new house in relation to the immediate neighborhood 

will minimize the perception of excessive bulk and mass; 
 

5. General architectural considerations, including the character, size, scale, and quality of the 
design, the architectural relationship with the site and other buildings, building materials, 
and similar elements have been incorporated in order to insure the compatibility of the 
development with its design concept and the character of adjacent buildings; and 

 
6. The proposed new house has been designed to follow the natural contours of the site with 

minimal grading, minimum impervious cover, and maximum erosion protection. 
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Design Review Commission 
SC22-0031 – 1248 Via Huerta 
March 29, 2023  Page 5 

CONDITIONS  
 

SC22-0031 – 1248 Via Huerta 
 
GENERAL 
1. Expiration 

The Design Review Approval will expire on February 15, 2025 unless prior to the date 
of expiration, a building permit is issued, or an extension is granted pursuant to Section 
14.76.090 of the Zoning Code. 

2. Approved Plans 
The approval is based on the plans and materials received on February 1, 2023, except 
as may be modified by these conditions.  

3. Protected Trees 
The existing trees shall be protected under this application and cannot be removed 
without a tree removal permit from the Development Services Director.   

4. Encroachment Permit 
An encroachment permit shall be obtained from the Engineering Division prior to doing 
any work within the public right-of-way including the street shoulder. All work within 
the public street right-of-way shall be in compliance with the City’s Shoulder Paving 
Policy. 

5. New Fireplaces 
Only gas fireplaces, pellet fueled wood heaters or EPA certified wood-burning 
appliances may be installed in all new construction pursuant to Chapter 12.64 of the 
Municipal Code. 

6. Landscaping 
The project shall be subject to the City’s Water Efficient Landscape Ordinance 
(WELO) pursuant to Chapter 12.36 of the Municipal Code if over 500 square feet or 
more of new landscape area, including irrigated planting areas, turf areas, and water 
features is proposed. 
 

7. Underground Utility and Fire Sprinkler Requirements 
Additions exceeding fifty (50) percent of the existing living area (existing square 
footage calculations shall not include existing basements) and/or additions of 750 
square feet or more shall trigger the undergrounding of utilities and new fire sprinklers. 
Additional square footage calculations shall include existing removed exterior footings 
and foundations being replaced and rebuilt. Any new utility service drops are pursuant 
to Chapter 12.68 of the Municipal Code.   

8. Indemnity and Hold Harmless 
The applicant/owner agrees to indemnify, defend, protect, and hold the City harmless 
from all costs and expenses, including attorney’s fees, incurred by the City or held to 
be the liability of the City in connection with the City’s defense of its actions in any 
proceedings brought in any State or Federal Court, challenging any of the City’s action 
with respect to the applicant’s project.  The City may withhold final maps and/or 
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Design Review Commission 
SC22-0031 – 1248 Via Huerta 
March 29, 2023  Page 6 

permits, including temporary or final occupancy permits, for failure to pay all costs and 
expenses, including attorney's fees, incurred by the City in connection with the City's 
defense of its actions. 

INCLUDED WITH THE BUILDING PERMIT SUBMITTAL 
9. Conditions of Approval 
 Incorporate the conditions of approval into the title page of the plans. 
10. Tree Protection Note 
 On the grading plan and/or the site plan, show all tree protection fencing and add the 

following note: “All tree protection fencing shall be chain link and a minimum of five 
feet in height with posts driven into the ground.”  

11. Water Efficient Landscape Plan 
Provide a landscape documentation package prepared by a licensed landscape 
professional showing how the project complies with the City’s Water Efficient 
Landscape Regulations and include signed statements from the project’s landscape 
professional and property owner.  

12. Reach Codes 
Building Permit Applications submitted on or after January 1, 2023 shall comply with 
specific amendments to the 2022 California Green Building Standards for Electric 
Vehicle Infrastructure and the 2022 California Energy Code as provided in Ordinances 
No 2022-487 which amended Chapter 12.22 Energy Code and Chapter 12.26 California 
Green Building Standards Code of the Los Altos Municipal Code.  The building design 
plans shall comply with the standards and the applicant shall submit supplemental 
application materials as required by the Building Division to demonstrate compliance.   

13. California Water Service Upgrades 
You are responsible for contacting and coordinating with the California Water 
Service Company any water service improvements including but not limited to 
relocation of water meters, increasing water meter sizing or the installation of fire 
hydrants.  The City recommends consulting with California Water Service Company 
as early as possible to avoid construction or inspection delays. 

14. Green Building Standards 
Provide verification that the house will comply with the California Green Building 
Standards pursuant to Chapter 12.26 of the Municipal Code and provide a signature 
from the project’s Qualified Green Building Professional Designer/Architect and 
property owner.  

15. Underground Utility Location 
Show the location of underground utilities pursuant to Chapter 12.68 of the Municipal 
Code.  Underground utility trenches shall avoid the drip-lines of all protected trees 
unless approved by the project arborist and the Planning Division. 

16. Outdoor Condensing Unit Sound Rating 
Show the location of any air conditioning unit(s) on the site plan including the model 
number of the unit(s), the nominal size of the unit, and setback to the nearest property 
line.  Provide the manufacturer’s specifications showing the sound rating for each unit.  
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Design Review Commission 
SC22-0031 – 1248 Via Huerta 
March 29, 2023  Page 7 

The air conditioning units must be located to comply with the City’s Noise Control 
Ordinance (Chapter 6.16) and in compliance with the Planning Division setback 
provisions.  The units shall be screened from view of the street. 

17. Off-haul Excavated Soil 
The grading plan shall show specific grading cut and/or fill quantities.  Cross section 
details showing the existing and proposed grading through at least two perpendicular 
portions of the site or more shall be provided to fully characterize the site.  A note on 
the grading plans should state that all excess dirt shall be off-hauled from the site and 
shall not be used as fill material unless approved by the Building and Planning 
Divisions. 
 

18. Storm Water Management 
Show how the project is in compliance with the New Development and Construction 
Best Management Practices and Urban Runoff Pollution Prevention program, as 
adopted by the City for the purposes of preventing storm water pollution (i.e. 
downspouts directed to landscaped areas, minimize directly connected impervious  

PRIOR TO ISSUANCE OF BUILDING OR DEMOLITION PERMIT 
19. Tree Protection 

Tree protection fencing shall be installed around the dripline(s), or as required by the 
project arborist, of the existing trees as shown on the site plan.  Tree protection fencing 
shall be chain link and a minimum of five feet in height with posts driven into the 
ground and shall not be removed until all building construction has been completed 
unless approved by the Planning Division. 

20. School Fee Payment 
In accordance with Section 65995 of the California Government Code, and as 
authorized under Section 17620 of the Education Code, the property owner shall pay 
the established school fee for each school district the property is located in and 
provide receipts to the Building Division.  The City of Los Altos shall provide the 
property owner the resulting increase in assessable space on a form approved by the 
school district.  Payments shall be made directly to the school districts. 

PRIOR TO FINAL INSPECTION 
21. Landscaping Installation and Verification 

Provide a landscape Certificate of Completion, signed by the project’s landscape 
professional and property owner, verifying that the trees, landscaping and irrigation 
were installed per the approved landscape documentation package.   

22. Landscape Privacy Screening 
The landscape intended to provide privacy screening shall be inspected by the Planning 
Division and shall be supplemented by additional screening material as required to 
adequately mitigate potential privacy impacts to surrounding properties.  

23. Green Building Verification 
Submit verification that the house was built in compliance with the City’s Green 
Building Ordinance (Chapter 12.26 of the Municipal Code). 
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 DESIGN REVIEW COMMISSION 
MEETING MINUTES 

 

 7:00 PM - Wednesday, February 15, 2023  
 Telephone/Video Conference Only  

CALL MEETING TO ORDER 

At 7:10 p.m. Chair Harding called the meeting to order.  

ESTABLISH QUORUM 
 
PRESENT: 

 
Chair Harding, Vice-Chair Ma, Commissioners Blockhus, Klein and Mantica 

STAFF: Senior Planner Gallegos and Associate Planner Jia Liu 

PUBLIC COMMENTS ON ITEMS NOT ON THE AGENDA 
None. 

ITEMS FOR CONSIDERATION/ACTION 
 
CONSENT CALENDAR 
 

1. Design Review Commission Minutes  
Approve the minutes of the regular meeting of January 4, 2023.   

 
Action: Upon a motion by Commissioner Klein, seconded by Commissioner Mantica, the Commission 
approved the minutes of the regular meeting of January 4, 2023 as written. 
The motion was approved (3-0-2) by the following vote: 
AYES: Harding, Klein and Mantica  
NOES: None 
ABSTAIN:  Ma and Blockhus 
 

2. Design Review Commission Minutes  
Approve the minutes of the regular meeting of February 1, 2023.   

 
Action: Upon a motion by Commissioner Blockhus, seconded by Vice-Chair Ma, the Commission 
approved the minutes of the regular meeting of February 1, 2023 as written. 
The motion was approved (4-0-1) by the following vote: 
AYES: Harding, Ma, Blockhus and Klein 
NOES: None 
ABSTAIN:  Mantica  
 
DISCUSSION 

3. SC22-0029 - Bryan Lee - 5790 Arboretum Drive 
Design Review for the expansion of a second story deck to an existing two-story house. The 
project also includes a 190 square-foot addition at the first story. This project is categorically 12
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exempt from environmental review under Section 15301 of the California Environmental 
Quality Act. Project Planner: Liu 

 
STAFF PRESENTATION 
Associate Planner Liu presented the staff report recommending approval of design review application 
SC22-0029 subject to the listed findings and conditions and answered questions from Commissioners 
Klein and Blockhus, and Vice-Chair Ma. 
 
APPLICANT PRESENTATION 
Camden Santo of Square 3 Architecture Inc. provided a project presentation and property owner Marwan 
Eways spoke to the project. 
 
PUBLIC COMMENT 
None. 

Chair Harding closed the public comment period. 
  
Commissioner discussion then proceeded. 
 
Action: Upon a motion by Vice-Chair Ma, seconded by Commissioner Blockhus, the Commission 
continued design review application SC22-0029 to a date uncertain in order for the project to return to the 
DRC for review with a variance application. 
The motion was approved (5-0) by the following vote: 
AYES: Harding, Ma, Blockhus, Klein and Mantica 
NOES: None 
 

4. SC22-0001 – Anat Sokol – 1000 Crooked Creek Drive 
Design review for a new two-story house. The project will include a new house with 3,103 
square feet at the first story and 1,803 square feet at the second story. The project includes a 489 
square-foot attached accessory dwelling unit, which is not part of the design review 
application. This project is categorically exempt from environmental review under Section 
15301 of the California Environmental Quality Act.  Project Planner:  Gallegos  THIS ITEM 
HAS BEEN CONTINUED TO A DATE UNCERTAIN. 

 
5. SC22-0023 – Steve Collom – 435 Casita Way 

Design review for a 548 square-foot first story and 704 square-foot second story addition to an 
existing one-story house. This project is categorically exempt from environmental review under 
Section 15303 of the California Environmental Quality Act.  Project Planner:  Gallegos 

 
STAFF PRESENTATION 
Senior Planner Gallegos presented the staff report recommending approval of design review application 
SC22-0023 subject to the listed findings and conditions and answered questions from Commissioner 
Klein and Vice-Chair Ma. 
 
APPLICANT PRESENTATION 
Applicant and project architect, Steve Collum of RH Associates Architects, provided a project 
presentation and answered questions from Commissioner Blockhus and Vice-Chair Ma. 
 
The property owner spoke to the neighborhood outreach completed for the project. 
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PUBLIC COMMENT 
Neighbor Mark Vasser provided public comment. 

Chair Harding closed the public comment period. 
 
Commissioner discussion then proceeded. 
 
Action: Upon a motion by Commissioner Blockhus, seconded by Commissioner Mantica, the 
Commission approved design review application SC22-0023 subject to the listed findings and conditions. 
The motion was approved (5-0) by the following vote: 
AYES: Harding, Ma, Blockhus, Klein and Mantica 
NOES: None 
 

6. SC22-0031– Jun Zhang – 1248 Via Huerta 
Design review for a new two-story house. The project will include a new house with 3,446 
square feet at the first story and 624 square feet at the second story. This project is categorically 
exempt from environmental review under Section 15301 of the California Environmental 
Quality Act.  Project Planner:  Gallegos 

 
STAFF PRESENTATION 
Senior Planner Gallegos presented the staff report recommending approval of design review application 
SC22-0031 subject to the listed findings and conditions and answered questions from Chair Harding and 
Commissioner Blockhus. 
 
APPLICANT PRESENTATION 
Applicant and architect Henry Zeng provided a project presentation. 
 
PUBLIC COMMENT 
Neighbors Susanne Hollands, Wei Lien Dang, Jim Stoner and Chris Holland and former resident Sandy 
Sierra that grew up in the home provided public comments. 

Chair Harding closed the public comment period. 
  
Commissioner discussion then proceeded. 
 
Action: Upon a motion by Vice-Chair Ma, seconded by Commissioner Blockhus, the Commission 
continued design review application SC22-0031 to the next DRC meeting on March 1, 2023. 
The motion was approved (5-0) by the following vote: 
AYES: Harding, Ma, Blockhus, Klein and Mantica 
NOES: None 
 
COMMISSIONERS’ REPORTS AND COMMENTS 
Chair Harding commented on the Commission meeting protocols going forward for the DRC, which they 
received from the Interim City Clerk.  Senior Planner Gallegos provided more detailed information on the 
new meeting format.  Commissioner Klein asked some clarifying questions about in-person attendance at 
meetings. 
 
POTENTIAL FUTURE AGENDA ITEMS 
Senior Planner Gallegos stated that the next meetings will be on March 1, 2023 and March 15, 2023.  The 
April 5, 2023 DRC meeting will be Cancelled due to the Passover holiday. 
 14
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ADJOURNMENT 

Chair Harding adjourned the meeting at 9:36 PM. 
 
 
 
 
Sean Gallegos 
Senior Planner 
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DATE: February 15, 2023  
 

AGENDA ITEM # 6 

  
TO:    Design Review Commission 
 
FROM:   Sean Gallegos, Senior Planner  
 
SUBJECT:   SC22-0031 – 1248 Via Huerta  
 
 
RECOMMENDATION:    
 
Approve design review application SC22-0031 subject to the listed findings and conditions 
 
 
PROJECT DESCRIPTION 
 
This is a design review application for new house. The project includes 3,502 square feet 
at the first story and 624 square feet at the second story. The following table summarizes 
the project’s technical details:  
 
GENERAL PLAN DESIGNATION: Single-family, Residential 
ZONING: R1-10 
PARCEL SIZE: 14,074 square feet 
MATERIALS: composition shingle, stucco and cedar siding, 

fiberglass windows and wood trim and doors, 
 
 
 

Existing 
 

Proposed Allowed/Required 
 

LOT COVERAGE: 
 

2,369 square feet 3,127 square feet 4,925.9 square feet 

FLOOR AREA: 
Main floor (2nd floor) 
Lower floor (1st floor) 
Total 
 

 
2,369 square feet 
- 
2,369 square feet 

 
3,502 square feet 
   624 square feet 
4,126 square feet 

 
 
 
4,157 square feet 

SETBACKS: 
Front  
Rear  
Right side (1st/2nd) 
Left side(1st/2nd) 

 
26.5 feet 
77.2 feet 
10 feet/- 
11.5 feet/- 

 
33.75 feet 
42.25 feet 
10 feet/25.2 feet 
17.35 feet/38 feet 

 
25 feet 
25 feet  
10 feet/17.5 feet 
10 feet/17.5 feet 

 
HEIGHT: 

 
23 feet 

 
26.3 
 

 
27 feet  
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BACKGROUND 
 
Neighborhood Context 
The subject property is located in a Diverse Character Neighborhood, as defined in the 
City’s Residential Design Guidelines. The subject property is located on Via Huerta 
between Sierra Ventura Drive and Via Maderos, and the site slopes upward from the street 
frontage. Along Via Huerta, there are primarily two-story Ranch style houses that are 
similar in size, footprint, design characteristics, building scale, and rustic materials. The 
exterior materials commonly used include stucco, horizontal siding and board and batten 
siding and wood trim accents. Roof forms are mostly low-sloped pitched gable, hipped and 
Dutch-gable roofs with composition shingles. The residences have low scale horizontal 
eave lines with wall plates that appear to be between eight to nine feet in height and garages 
that face the street or face a side yard. The neighborhood character appears consistent 
through rustic materials, similar house scale, and roof forms. The street does not have a 
consistent street tree pattern but does have a variety of mature trees and vegetation.  
 
DISCUSSION 
According to the Design Guidelines, in Diverse Character Neighborhoods, good neighbor 
design has its own design integrity while incorporating some design elements, materials 
and scale found in the neighborhood. 
 
As depicted in the design plans 
(Attachment G), the applicant 
proposes a new two-story residence 
with an attached garage. The 
proposed setbacks meet or exceed 
the required setbacks for the R1-10 
zoning district. Please refer to the 
table above for more specific 
setbacks proposed and as required 
pursuant to the R1-10 Zoning 
District Standards found in Los 
Altos Municipal Code (LAMC) 
Chapter 14.06. 
 
The proposed two-story house has a traditional style that uses design elements and 
materials that are compatible with the immediate neighborhood. The project uses design 
elements such as a gable and hipped roof forms, articulated massing, steep-pitched (6:12) 
roof, and high-quality materials that are compatible with the neighborhood. The project 
does a good job of integrating the hipped and gable roof forms and recessed entry porch, 
which are elements from the neighborhood, while still establishing its own design integrity. 
The project is utilizing high quality materials, such as composition shingle, stucco siding, 
stone veneer, wood trim, aluminum clad wood windows and doors, which are integral to 
the architectural design of the house. The project’s material board is included as 
Attachment E. Overall, the project is compatible with this diverse character neighborhood 
setting and has an appropriate relationship to the adjacent structures.   
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Due to the slope of the site, the house will appear as a one-story structure with a tall finished 
floor height when viewed from the street and a portion of the structure is recessed into the 
grade along the sides and rear, which reduces the perception of excessive bulk.  Due to the 
slope of the lot, there are multiple first and second story levels for the home. Along the 
front and right side of the house, a garage is proposed at a first floor level, and a master 
bedroom and master bathroom are proposed at the second floor level. At the first floor level 
to the left of the garage and behind the stairs, the applicant proposes a foyer, living room, 
office, kitchen, nook, three bedrooms, three full bathrooms, one powder room, and a second 
floor level is proposed with a family-multi-function room.   

According to the Residential Design Guidelines, a house should be designed to fit the lot 
and should not result in a home that stands out in the neighborhood. On hillside lots, the 
Residential Design Guidelines recommends the following:  

• Dwellings on hillside lots should reflect the topography in their designs by 
following the natural contours of the site, with minimal grading. 

• Use split-level and multi-level plans. 
• Avoid tall walls under the first floor by stepping the floor level with the grade. 
• Screen any open space under the living space above with either lattice or solid wall 

infill.  
• To soften these areas, plant landscaping in front of them.  
• Avoid tall unbroken expanses of wall. 

 
Due to the upslope nature of the lot, the project minimizes the bulk and scale of the second 
story along the street frontage by maintaining a one- and two-story story appearance 
consistent with adjacent properties.  

Along the front and right side of the house, the first story garage is proposed with a nine-
foot plate height, and the second story master bedroom, master bathroom, walk-in closet, 
laundry and stairs are proposed with a nine-foot plate height. At the first-floor level to the 
left of the garage and behind the stairs, first floor foyer, living room, office, kitchen, nook, 
three bedrooms, three full bathrooms, and one powder room have a nine-foot plate height, 
and a second floor level is proposed with a family-multi-function room that has an eight-
foot, two-inch plate height.   

The Residential Design Guidelines recommends avoiding tall walls under the first story by 
stepping the floor level with the grade. As noted in the civil drawings (Sheet CC1), the 
proposed primary first floor has a topographic elevation of 323 feet and the existing house 
has a topographic elevation of 322.51, which is a difference of .51 feet. While the house 
does have a tall wall beneath the first floor along the front elevation and small segments of 
the left and right side elevations, the potential bulk impacts are similar to the perceived 
bulk impacts of the existing house due maintaining similar finished floor heights. 

The project minimizes the bulk of the rear segment of the left and side elevations and rear 
elevation by cutting into the hillside, which results in a perceived one-story house along 
the rear segments of the sides and the rear elevations.  
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The proposed project is sensitive to the scale of the neighborhood and incorporates similar 
massing found within the neighborhood context in the kitchen and dining area on the main 
floor, and the lower level, with nine-foot respective plate heights. While the house has a 
steeper roof form with the 6:12 roof pitch, the roof form successfully obscures the second 
story family room, which minimizes the potential bulk of the second story.  

While this design has a larger overall bulk, mass and scale, staff does believe that due to 
the hillside context and limited visibility off of the site along the sides and rear, the design 
appears to reasonably address the City’s design review findings related to bulk, mass and 
neighborhood context.  

The design findings also require that a project not unreasonably interfere with views. 
Unless there is a view shed or easement across a property, there are no “rights” to a 
particular view. The intent of the City’s view finding is clarified in Section 4.1 of the 
Design Guidelines and relates to minimizing the visual impact of a project. On hillside lots, 
dwellings should reflect the topography by following the contours of the site.  

The 26.25-foot-tall house is in scale with other houses within the surrounding 
neighborhood. The overall height is also minimized by cutting into the natural grade along 
rear the lot and lowering the grade approximately 3.25 feet. The house is adequately 
screened with trees and various landscaping and several mature trees that line the right side 
and the rear of the property. Overall, staff believes the height of the new house, low-scale 
roof form and the landscape screening diminishes view impacts to properties from the 
upslope.  
 
Privacy  
There are no second story windows proposed along the side and rear elevations; therefore, 
there are no potential privacy impacts.  

Landscaping 
The application includes an arborist report (Attachment F) that provides an inventory of 
the 21 on-site trees and three trees on adjacent properties. The applicant proposes the 
removal of no protected trees. A comprehensive landscaping plan has been provided. The 
landscaping plan includes maintaining the existing protected trees. The project meets the 
City’s landscaping regulations and street tree guidelines with the new landscaping and 
hardscape. Since the new landscaping area exceeds 500 square feet, the project requires a 
landscape plan that complies with the City’s Water Efficient Landscape Regulations.  
 
 ENVIRONMENTAL REVIEW 
This project is categorically exempt from environmental review under Section 15303 of 
the California Environmental Quality Act because it involves the construction of a single-
family dwelling in a residential zone. 

Public Notification and Community Outreach  
A public meeting notice was posted on the property and mailed to 12 nearby property 
owners on Via Huerta and Chuleta Court. The Notification Map is included in Attachment 
C. 
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Based on neighborhood outreach efforts, the applicants have provided documentation 
showing outreach to the neighbors in the immediate neighborhood context. A document 
from the applicant regarding outreach is included in Attachment D. 
 
Public Correspondence 
No correspondence was received from neighboring property owners. 
 
Cc: Jun Zhang, Applicant and Designer 
 Patricia Sierra, Property Owners 
 
Attachments: 
A. Neighborhood Combability Worksheet 
B. Public Notification Map 
C. Public Notice Poster 
D. Proof of Community Outreach  
E. Materials Board 
F. Arborist Report 
G. Design Plans 
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FINDINGS 
 

SC22-0031 – 1248 Via Huerta 
 
With regard to the new one-story house, the Design Review Commission finds the following 
in accordance with Section 14.76.050 of the Municipal Code: 
 
1. The proposed new house complies with all provision of this chapter; 
 
2. The height, elevations, and placement on the site of the proposed new house, when 

considered with reference to the nature and location of residential structures on adjacent 
lots, will avoid unreasonable interference with views and privacy and will consider the 
topographic and geologic constraints imposed by particular building site conditions; 

 
3. The natural landscape will be preserved insofar as practicable by minimizing tree and soil 

removal; grade changes shall be minimized and will be in keeping with the general 
appearance of neighboring developed areas; 

 
4. The orientation of the proposed new house in relation to the immediate neighborhood 

will minimize the perception of excessive bulk and mass; 
 

5. General architectural considerations, including the character, size, scale, and quality of the 
design, the architectural relationship with the site and other buildings, building materials, 
and similar elements have been incorporated in order to insure the compatibility of the 
development with its design concept and the character of adjacent buildings; and 

 
6. The proposed new house has been designed to follow the natural contours of the site with 

minimal grading, minimum impervious cover, and maximum erosion protection. 
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CONDITIONS  
 

SC22-0031 – 1248 Via Huerta 
 
GENERAL 
1. Expiration 

The Design Review Approval will expire on February 15, 2025 unless prior to the date 
of expiration, a building permit is issued, or an extension is granted pursuant to Section 
14.76.090 of the Zoning Code. 

2. Approved Plans 
The approval is based on the plans and materials received on February 1, 2023, except 
as may be modified by these conditions.  

3. Protected Trees 
The existing trees shall be protected under this application and cannot be removed 
without a tree removal permit from the Development Services Director.   

4. Encroachment Permit 
An encroachment permit shall be obtained from the Engineering Division prior to doing 
any work within the public right-of-way including the street shoulder. All work within 
the public street right-of-way shall be in compliance with the City’s Shoulder Paving 
Policy. 

5. New Fireplaces 
Only gas fireplaces, pellet fueled wood heaters or EPA certified wood-burning 
appliances may be installed in all new construction pursuant to Chapter 12.64 of the 
Municipal Code. 

6. Landscaping 
The project shall be subject to the City’s Water Efficient Landscape Ordinance 
(WELO) pursuant to Chapter 12.36 of the Municipal Code if over 500 square feet or 
more of new landscape area, including irrigated planting areas, turf areas, and water 
features is proposed. 
 

7. Underground Utility and Fire Sprinkler Requirements 
Additions exceeding fifty (50) percent of the existing living area (existing square 
footage calculations shall not include existing basements) and/or additions of 750 
square feet or more shall trigger the undergrounding of utilities and new fire sprinklers. 
Additional square footage calculations shall include existing removed exterior footings 
and foundations being replaced and rebuilt. Any new utility service drops are pursuant 
to Chapter 12.68 of the Municipal Code.   

8. Indemnity and Hold Harmless 
The applicant/owner agrees to indemnify, defend, protect, and hold the City harmless 
from all costs and expenses, including attorney’s fees, incurred by the City or held to 
be the liability of the City in connection with the City’s defense of its actions in any 
proceedings brought in any State or Federal Court, challenging any of the City’s action 
with respect to the applicant’s project.  The City may withhold final maps and/or 
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permits, including temporary or final occupancy permits, for failure to pay all costs and 
expenses, including attorney's fees, incurred by the City in connection with the City's 
defense of its actions. 

INCLUDED WITH THE BUILDING PERMIT SUBMITTAL 
9. Conditions of Approval 
 Incorporate the conditions of approval into the title page of the plans. 
10. Tree Protection Note 
 On the grading plan and/or the site plan, show all tree protection fencing and add the 

following note: “All tree protection fencing shall be chain link and a minimum of five 
feet in height with posts driven into the ground.”  

11. Water Efficient Landscape Plan 
Provide a landscape documentation package prepared by a licensed landscape 
professional showing how the project complies with the City’s Water Efficient 
Landscape Regulations and include signed statements from the project’s landscape 
professional and property owner.  

12. Reach Codes 
Building Permit Applications submitted on or after January 1, 2023 shall comply with 
specific amendments to the 2022 California Green Building Standards for Electric 
Vehicle Infrastructure and the 2022 California Energy Code as provided in Ordinances 
No 2022-487 which amended Chapter 12.22 Energy Code and Chapter 12.26 California 
Green Building Standards Code of the Los Altos Municipal Code.  The building design 
plans shall comply with the standards and the applicant shall submit supplemental 
application materials as required by the Building Division to demonstrate compliance.   

13. California Water Service Upgrades 
You are responsible for contacting and coordinating with the California Water 
Service Company any water service improvements including but not limited to 
relocation of water meters, increasing water meter sizing or the installation of fire 
hydrants.  The City recommends consulting with California Water Service Company 
as early as possible to avoid construction or inspection delays. 

14. Green Building Standards 
Provide verification that the house will comply with the California Green Building 
Standards pursuant to Chapter 12.26 of the Municipal Code and provide a signature 
from the project’s Qualified Green Building Professional Designer/Architect and 
property owner.  

15. Underground Utility Location 
Show the location of underground utilities pursuant to Chapter 12.68 of the Municipal 
Code.  Underground utility trenches shall avoid the drip-lines of all protected trees 
unless approved by the project arborist and the Planning Division. 

16. Outdoor Condensing Unit Sound Rating 
Show the location of any air conditioning unit(s) on the site plan including the model 
number of the unit(s), the nominal size of the unit, and setback to the nearest property 
line.  Provide the manufacturer’s specifications showing the sound rating for each unit.  
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The air conditioning units must be located to comply with the City’s Noise Control 
Ordinance (Chapter 6.16) and in compliance with the Planning Division setback 
provisions.  The units shall be screened from view of the street. 

17. Off-haul Excavated Soil 
The grading plan shall show specific grading cut and/or fill quantities.  Cross section 
details showing the existing and proposed grading through at least two perpendicular 
portions of the site or more shall be provided to fully characterize the site.  A note on 
the grading plans should state that all excess dirt shall be off-hauled from the site and 
shall not be used as fill material unless approved by the Building and Planning 
Divisions. 
 

18. Storm Water Management 
Show how the project is in compliance with the New Development and Construction 
Best Management Practices and Urban Runoff Pollution Prevention program, as 
adopted by the City for the purposes of preventing storm water pollution (i.e. 
downspouts directed to landscaped areas, minimize directly connected impervious  

PRIOR TO ISSUANCE OF BUILDING OR DEMOLITION PERMIT 
19. Tree Protection 

Tree protection fencing shall be installed around the dripline(s), or as required by the 
project arborist, of the existing trees as shown on the site plan.  Tree protection fencing 
shall be chain link and a minimum of five feet in height with posts driven into the 
ground and shall not be removed until all building construction has been completed 
unless approved by the Planning Division. 

20. School Fee Payment 
In accordance with Section 65995 of the California Government Code, and as 
authorized under Section 17620 of the Education Code, the property owner shall pay 
the established school fee for each school district the property is located in and 
provide receipts to the Building Division.  The City of Los Altos shall provide the 
property owner the resulting increase in assessable space on a form approved by the 
school district.  Payments shall be made directly to the school districts. 

PRIOR TO FINAL INSPECTION 
21. Landscaping Installation and Verification 

Provide a landscape Certificate of Completion, signed by the project’s landscape 
professional and property owner, verifying that the trees, landscaping and irrigation 
were installed per the approved landscape documentation package.   

22. Landscape Privacy Screening 
The landscape intended to provide privacy screening shall be inspected by the Planning 
Division and shall be supplemented by additional screening material as required to 
adequately mitigate potential privacy impacts to surrounding properties.  

23. Green Building Verification 
Submit verification that the house was built in compliance with the City’s Green 
Building Ordinance (Chapter 12.26 of the Municipal Code). 
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1248 Via Huerta Notification Map

Esri,  HERE, Garmin, (c) OpenStreetMap contributors,  and the GIS user
community

Schools
Park and Recreation Areas
City Limit
Road Names
Waterways

Situs Label
TaxParcel

Print Date: December 12, 2022
0 0.03 0.060.015 mi

0 0.045 0.090.0225 km

1:2,257

The information on this map was derived from the City  of Los Altos' GIS.
The City of Los Altos does not guarantee data provided is free of errors,
omissions,  or the positional accuracy, and it should be verif ied. 31
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From: Ryan Loh
To: Sean Gallegos
Cc: Henry Hong Zeng; Jun (junzhangzeng@gmail.com)
Subject: Re: SC22-0031 1248 VIA HUERTA
Date: Thursday, February 2, 2023 4:56:33 PM

Hi Sean

Attached is the notice of development sign on the front of the house per your request. Please let me know if you have any questions. Thanks

Sent from my iPhone

On Feb 2, 2023, at 2:38 PM, Sean Gallegos <sgallegos@losaltosca.gov> wrote:


I received the plans, but I didn’t receive a photo showing the installation of the sign.  I need it.
 
Thanks,
Sean
 

<image001.png>

Sean K. Gallegos
Senior Planner, City of Los Altos
 
(650) 947-2641 | www.losaltosca.gov
1 N. San Antonio Road | Los Altos, CA 94022

 
 
From: Ryan Loh <rloh@rclse.com> 
Sent: Thursday, February 2, 2023 1:11 PM
To: Henry Hong Zeng <HZeng@steinberghart.com>
Cc: Sean Gallegos <sgallegos@losaltosca.gov>; Jun (junzhangzeng@gmail.com) <junzhangzeng@gmail.com>
Subject: Re: SC22-0031 1248 VIA HUERTA
 
Hi Sean
 
Can we get confirmation that you have received the updated plan for us to address your over the counter comments . The plan is included in the email sent by Henry yesterday and a picture showing site condition grade is less than 24" from the finish floor to the existing grade. Thanks

Ryan C LOH
Principal
CA P.E, S.E.
TX P.E
 
RCL Structural Engineers, Inc
570 EAST EL CAMINO REAL, SUITE D
SUNNYVALE, CA 94087
408.463.6832 main
408.464.6623 cell
rloh@rclse.com
www.rclse.com
 
 
On Wed, Feb 1, 2023 at 11:34 PM Henry Hong Zeng <HZeng@steinberghart.com> wrote:

Thank you Sean so much for the meeting today. We really appreciate your time and consideration.
 

1. As we discussed,  attached, please see updated package with revised A4.1 and, Topo Survey (C-0) has been added to the set.

 

2. Public Notice has been sent to print, screenshot for your review:

<image002.png>

 

3. We visited the site right after our meeting and took couple of site pictures. It is around 18” from grade to the finish floor.
 
<image003.jpg>

 
 
<image004.png>

 
Again, feel free to let me know if you have any questions about the project.
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mailto:HZeng@steinberghart.com


Best,
 
 
Henry Hong Zeng AIA  
Principal 
D  408 817 3200   C  408 464 5631

  

From: Sean Gallegos <sgallegos@losaltosca.gov> 
Sent: Tuesday, January 31, 2023 10:26 AM
To: Henry Hong Zeng <HZeng@steinberghart.com>
Subject: RE: SC22-0031 1248 VIA HUERTA
 
 
It is tomorrow.
 

<image005.png>

Sean K. Gallegos
Senior Planner, City of Los Altos
 
(650) 947-2641 | www.losaltosca.gov
1 N. San Antonio Road | Los Altos, CA 94022

 
 
From: Henry Hong Zeng <HZeng@steinberghart.com> 
Sent: Tuesday, January 31, 2023 9:26 AM
To: Sean Gallegos <sgallegos@losaltosca.gov>; Ryan Loh <rloh@rclse.com>; Jun Zhang <junzhangzeng@gmail.com>
Subject: RE: SC22-0031 1248 VIA HUERTA
 
My apology, the date of our meet is not Thursday, but tomorrow(Wednesday). I already accepted the zoom invite from you.
 
Thank again!
 
Henry Hong Zeng AIA  
Principal 
Steinberg Hart
D  408 817 3200   C  408 464 5631

  

From: Henry Hong Zeng 
Sent: Tuesday, January 31, 2023 9:01 AM
To: Sean Gallegos <sgallegos@losaltosca.gov>; Ryan Loh <rloh@rclse.com>; Jun Zhang <junzhangzeng@gmail.com>
Subject: RE: SC22-0031 1248 VIA HUERTA
 
Good morning Sean,
 
Thank you so much for the message.
 
Attached, please see The response letter and hold harmless letter. Feel free to let me know if you have any questions about it.
 
Again, we appreciate your help and looking forward to seeing you on Thursday 3:00pm at your office.
 
Best,
 
Henry Hong Zeng AIA  
Principal 
Steinberg Hart
D  408 817 3200   C  408 464 5631

  

From: Sean Gallegos <sgallegos@losaltosca.gov> 
Sent: Tuesday, January 31, 2023 8:23 AM
To: Ryan Loh <rloh@rclse.com>; Henry Hong Zeng <HZeng@steinberghart.com>; Jun Zhang <junzhangzeng@gmail.com>
Subject: RE: SC22-0031 1248 VIA HUERTA
 
 
I received this email dated Monday, January 30, 2023, which included the plans for the project. I have not received the response letter and hold harmless, please send those documents today. If you conducted any community outreach, please provide me a copy of a letter outlining the outreach and response to public
input.
 
Thanks,
Sean
 

<image006.png>

Sean K. Gallegos
Senior Planner, City of Los Altos
 
(650) 947-2641 | www.losaltosca.gov
1 N. San Antonio Road | Los Altos, CA 94022

 
 
From: Ryan Loh <rloh@rclse.com> 
Sent: Monday, January 30, 2023 11:29 AM
To: Sean Gallegos <sgallegos@losaltosca.gov>; Henry Hong Zeng <HZeng@steinberghart.com>; Jun Zhang <junzhangzeng@gmail.com>
Subject: Fwd: SC22-0031 1248 VIA HUERTA
 
Hi Sean
 
Just received the email from you regarding the drawing you requested. Henry, our architect, did resend this drawing via email on January 19, 2021. See email below. In addition, we did submit the same package back on December 29 where we have uploaded to the portal as well. I will forward you the email from Jun
to notify you that we have done that because per our previous zoom meeting, if we submit before the end of the year, we will be able to be at the Feb 1 meeting. Please let us know if there is anything you will need from us. We really hope to get to the Feb 15 meeting. THanks

Ryan C LOH
Principal
CA P.E, S.E.
TX P.E
 
RCL Structural Engineers, Inc
570 EAST EL CAMINO REAL, SUITE D
SUNNYVALE, CA 94087
408.463.6832 main
408.464.6623 cell
rloh@rclse.com
www.rclse.com
 

---------- Forwarded message ---------
From: Henry Hong Zeng <HZeng@steinberghart.com>
Date: Thu, Jan 19, 2023 at 4:39 PM
Subject: RE: SC22-0031 1248 VIA HUERTA
To: Sean Gallegos <sgallegos@losaltosca.gov>, Ryan Loh <rloh@rclse.com>
Cc: Jun Zhang <junzhangzeng@gmail.com>
 

Hi, Sean,
 
Thank you so much for the responses.
 
Attached, please see the updated plans (reduced size) and let me know if you have any questions about it.
 
Best and Happy New Year!
 
Henry Hong Zeng AIA  
Principal 
Steinberg Hart
D  408 817 3200   C  408 464 5631

  

From: Sean Gallegos <sgallegos@losaltosca.gov> 
Sent: Thursday, January 19, 2023 4:18 PM
To: Ryan Loh <rloh@rclse.com>
Cc: Jun Zhang <junzhangzeng@gmail.com>; Henry Hong Zeng <HZeng@steinberghart.com>
Subject: RE: SC22-0031 1248 VIA HUERTA
 
 
Ryan,
 
Can you please send me the update plans? I need them to confirm the meeting date.
 
Thanks,
Sean
 

<image007.png>

Sean K. Gallegos
Senior Planner, City of Los Altos
 
(650) 947-2641 | www.losaltosca.gov
1 N. San Antonio Road | Los Altos, CA 94022

 
 
From: Sean Gallegos 
Sent: Thursday, January 19, 2023 4:17 PM
To: Ryan Loh <rloh@rclse.com>
Cc: Jun Zhang <junzhangzeng@gmail.com>; henry zeng <hzeng@steinberghart.com>
Subject: RE: SC22-0031 1248 VIA HUERTA
 
Ryan,
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Your item is not scheduled for the DRC meeting of February 1, 2023.  We didn’t have a chance to finalize our review of your resubmittal, but I can schedule your item for the DRC meeting of February 15, 2023.
 
Sean
 

<image008.png>

Sean K. Gallegos
Senior Planner, City of Los Altos
 
(650) 947-2641 | www.losaltosca.gov
1 N. San Antonio Road | Los Altos, CA 94022

 
 
From: Ryan Loh <rloh@rclse.com> 
Sent: Wednesday, January 18, 2023 8:44 AM
To: Sean Gallegos <sgallegos@losaltosca.gov>
Cc: Jun Zhang <junzhangzeng@gmail.com>; henry zeng <hzeng@steinberghart.com>
Subject: Re: SC22-0031 1248 VIA HUERTA
 
Hi Sean
 
Hope you have a great MLK weekend. We would like to know if you can give us an update on our project in regard to be on the February 1 DRC calender. We know all planners are very busy now, any update will be appreciated! Thanks 

Sent from my iPhone
 

On Jan 11, 2023, at 9:09 AM, Ryan Loh <rloh@rclse.com> wrote:


Hi Sean
 
Happy New Year! 
 
We would like to follow up regarding our plan resubmittal for 1248 Via Huerta which we resubmittal on Dec 29, 2022 and if we are on the February 1, 2023 DRC meeting calendar? Can you please provide us an update? Thanks
 
 

Ryan C LOH, S.E
Principal

RCL Structural Engineers, Inc
570 EAST EL CAMINO REAL, SUITE D
SUNNYVALE, CA 94087

408.463.6832 main
408.464.6623 cell
408.685.2038 fax
rloh@rclse.com
www.rclse.com
 
 
On Thu, Dec 15, 2022 at 5:50 PM Sean Gallegos <sgallegos@losaltosca.gov> wrote:

Jun,
 
The next available DRC meeting is on Wednesday, February 1, 2023 at 7:00 pm. We must have your plans submitted by January 7, 2023.
 
Thanks,
Sean
 
 
 

<image001.png>

Sean K. Gallegos
Senior Planner, City of Los Altos
 
(650) 947-2641 | www.losaltosca.gov
1 N. San Antonio Road | Los Altos, CA 94022

 
 
From: Jun Zhang <junzhangzeng@gmail.com> 
Sent: Thursday, December 15, 2022 5:00 PM
To: Sean Gallegos <sgallegos@losaltosca.gov>
Cc: henry zeng <hzeng@steinberghart.com>; Ryan Loh <rloh@rclse.com>
Subject: Re: SC22-0031 1248 VIA HUERTA
 
Hi, Sean
 
Thank you so much for spending time with us this morning and it was really helpful. 
 
Henry will send you his revised design soon while the whole team is working to address the comments.
 
To get Review Board to review our project on 2/1/2023, when we should re-submit our package and when we should have the poster established on site?
 
Thank you and good night!
 
Jun 

Sent from my iPad
 

On Dec 8, 2022, at 4:22 PM, Sean Gallegos <sgallegos@losaltosca.gov> wrote:



Good Afternoon,

 

We have completed our review of the design review application or 1248 Via Huerta, and we have found the application is incomplete. An incompleteness letter is attached for your review.

 

Thanks,

Sean Gallegos

Senior Planner

 

<image001.png>

Sean K. Gallegos

Senior Planner, City of Los Altos

 

(650) 947-2641 | www.losaltosca.gov

1 N. San Antonio Road | Los Altos, CA 94022

Important Dates: December 16th is the last day to submit under the current 2019 California Building Codes. Submittals after this date will need to comply with the new 2022 codes. (Applications/Submittals, when applicable, will
need to have their planning approval prior to submitting to the building department)

 

*City offices will be closed December 26th - December 30th* For additional information visit Building Services | City of Los Altos California

If you wish to speak to me without waiting for my response, I am available by the following options:

I am available for virtual appointments on Thursday from 7:40 am to 12:00 pm. You may schedule a virtual appointment with me on THURSDAY ONLY at the following link:    https://calendly.com/losaltosplanning/planning-division-city-
hall?back=1&month=2022-08. 

If you wish to schedule an appointment with another planner, please schedule at the following link: https://calendly.com/losaltosplanning
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January 31, 2023 

 

Subject:  Community Outreach for 1248 Via Huerta (SC22-0031), Los Altos, CA 94024 

Proposed New two-story Residential house 

 

To whom it may concern; 

 

This letter is to inform the neighbors regarding the new development project for a new two-story 

house at 1248 Via Huerta, Los Altos, CA 94024 required by City of Los Altos Planning department. 

We have included the following drawings for your information T.0, A1.2, A2.1, A2.2, A3.1, A3.2 

and material board. If there are any questions or concerns after you reviewed the drawings, 

please feel free to contact Henry Zeng the architect at 408.464.5631 or email at 

henryhzeng@yahoo.com with any feedback. 

 

Sincerely  

 

 

Henry Zeng 

Principal Architect 
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STUCCO WALL FINISH
PAINTED WITH KM5759 COLOR

MATERIAL BOARD
1248 VIA HUERTA
LOS ALTOS, CA

WOOD GARAGE DOOR
SEMI-TRANSPARENT STAIN FINISH

PRESIDENTIAL SINGLES ROOFFIBERGLASS OR VINYL 
WINDOW
BRONZE/DARK BROWN COLOR

FIBERGLASS ENTRY DOORCEDAR DECK RAILING 
REDWOOD FENCE
SEMI-STAIN COATING/FINISH
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Jun Zhang 
1248 Via Huerta 
Los Altos, CA 94024 
 
Site: 1248 Via Huerta, Los Altos 

Dear Jun,  

At your request I visited the above site for the purpose of inspecting and commenting on the 
regulated trees around the property. A new home is proposed for this property, prompting the 
need for this tree protection report. 

Method: 
Los Altos protects all trees with a trunk diameter at 4 feet above ground level greater than 15.2 
inches. Los Altos requests that all trees within the property or within 8 feet of the property lines be 
included on the report if the trunk diameter at standard height is greater than 4 inches. 
 
The location of the regulated trees on this site can be found on the plan provided by you. Each tree 
is given an identification number. The trees are measured at 48 inches above ground level (DBH 
or Diameter at Breast Height). A condition rating of 1 to 100 is assigned to each tree representing 
form and vitality on the following scale: 
 

1 to 29 Very Poor 
30 to 49 Poor 
50 to 69 Fair 
70 to 89 Good 
90 to 100 Excellent 

The height and spread of each tree is estimated. A Comments section is provided for any significant 
observations affecting the condition rating of the tree. 

A Summary and Tree Protection Plan are at the end of the survey providing recommendations for 
maintaining the health and condition of the trees during and after construction. 

If you have any questions, please don’t hesitate to call.  

Sincerely 

 
Robert Weatherill 
Certified Arborist WE 1936A 
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Tree Survey 
 
Tree# Species    DBH Ht/Sp Con Rating Comments 
 
1 Italian cypress       14.3”@grade 25/5   70      Good health and condition 
 Cupressus sempervirens       Not Regulated 
 
2 Italian cypress       16.0”@grade 20/5  60  Good health, fair condition  
 Cupressus sempervirens      Regulated 
 
3 Hollywood juniper   7.5” 10/5 50  Fair health and condition, leaning  
 Juniperus ‘Hollywood’      Not Regulated 
 
4 Hollywood juniper   8.0” 12/5 50  Fair health and condition, leaning 
 Juniperus ‘Hollywood’                     Not Regulated 
 
5 Hollywood juniper   11.8” 12/8 60  Good health and condition  
 Juniperus ‘Hollywood’      Not Regulated 
 
6 Coast live oak       4.3”/2.1”/2.2” 15/6 60      Good health, fair condition, multi stemmed  at 
 Quercus agrifolia                      grade, Not Regulated 
 
7 Monterey pine                16”est 20/15 50        Fair health, poor condition, topped by  
 Pinus radiata                      utility, neighbor’s tree, Regulated 
 
8 Monterey pine   16”est 20/10 50  Fair health, poor condition, topped by 
 Pinus radiata       utility, neighbor’s tree, Regulated 
 
9 Italian cypress                  6.3”@1’ 30/2 70                 Good health and condition 
 Cupressus sempervirens      Not Regulated 
 
10 Italian cypress         9.8”@grade 35/5 70                 Good health and condition 
 Cupressus sempervirens      Not Regulated 
                         
11 Italian cypress         6.2”@grade 25/2 70  Good health and condition 
 Cupressus sempervirens      Not Regulated 
          
12 Italian cypress         7.4”@grade      26/2 70  Good health and condition 
 Cupressus sempervirens      Not Regulated 
          
13 Italian cypress         6.3”@grade 25/2 70  Good health and condition   
 Cupressus sempervirens      Not Regulated 
 
14 Italian cypress          6.8”@grade 27/2 70  Good health and condition   
 Cupressus sempervirens      Not Regulated 
 
15 Italian cypress          7.1”@grade 30/2 70  Good health and condition 
 Cupressus sempervirens      Not Regulated 
 
16 Coast live oak             17.1”/9.7” 30/20 60  Fair health and condition, codominant   
 Quercus agrifolia       at grade, Regulated 
 
17 Coast live oak              8.7” 30/10 60  Fair health and condition, suppressed 
 Quercus agrifolia       by #16, Not Regulated 
 
18 Olive    11.0” 20/15 60                 Fair health and condition, suppressed 
 Olea europaea                      by #16, Not Regulated 
 

38

Agenda Item 2.



Advanced Tree Care           1248 Via Huerta, Los Altos  
965 East San Carlos Ave, San Carlos                                                                                October 20, 2022          
___________________________________________________________________________ 

3 | P a g e  
 

 
Tree Survey 
 
Tree# Species    DBH Ht/Sp Con Rating Comments 
 
19 Japanese maple   5.3” 12/5   30       Poor health and condition, almost 

Acer palmatum   dead, Not Regulated 
 
20 Arborvitae           6.8”@grade 10/5  30  Poor health and condition 
 Thuja occidentalis       Not Regulated 
 
21 Mexican fan palm               19.5” TrkHt 4’ 70  Good health and condition 
 Washingtonia filifera      Regulated 
 
22 Arborvitae           7.8”@grade 10/5 30  Poor health and condition  
 Thuja occidentalis       Not Regulated 
 
23 Coast live oak              4.4” 12/7 70  Good health and condition, poor  
 Quercus agrifolia       location, Not Regulated 
 
24 Coast live oak   8.3”/5.1” 20/15 50                 Fair health and condition, codominant 
 Quercus agrifolia                      at grade, thin canopy, Not Regulated 
 
 
Summary: 
 
There are 22 trees on this property with trunk diameters greater than 4 inches at 48 inches above 
grade. 
 
Tree #s 2, 16 and 21 are Regulated trees on this property and should be protected during 
construction. 
 
There are 2 trees on adjacent properties, Tree #s 7 and 8, both are Regulated trees that should be 
protected during construction. 
 
All other trees are not protected and can be removed if desired. 
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Tree Protection Plan 

1. The Tree Protection Zone (TPZ) should be defined with protective fencing. This should be 
cyclone or chain link fencing on 11/2” or 2” posts driven at least 2 feet in to the ground standing at 
least 6 feet tall. Normally a TPZ is defined by the dripline of the tree. I recommend the TPZ’s 
as follows:- 
  

 
Tree # 2: TPZ should be at 13 feet radius from the trunk of the tree closing on the fence line in 
accordance with Type I Tree Protection as outlined and illustrated in image 2.15-1 and 2 (6) .  
 
The TPZ for Tree # 2 can be reduced to edge of existing home and proposed construction to allow for 
demolition and construction. Shown as a thick red line. 
 
The proposed new home is in a very similar footprint to the existing home. Excavation for the 
proposed foundation within the TPZ should be dug by hand. Area shaded in blue. Any roots 
encountered should be cut cleanly with handsaw or pruners. 
 
 
Tree #s 7 and 8: TPZ should be at 13 feet from the trunk closing on the fence line in accordance 
with Type I Tree Protection as outlined and illustrated in image 2.15-1 and 2 (6) . Shown as a thick 
red line. 
 
 
Tree # 16: TPZ should be at 18 feet radius from the trunk of the tree closing on the fence line in 
accordance with Type I Tree Protection as outlined and illustrated in image 2.15-1 and 2 (6) .  
 
The tree is located on top of a steep grade. This grade will be supported with a retaining wall in the 
new landscape. The retaining wall is outside the grade and so there will be very little root disturbance 
in the construction of the retaining wall. The tree protection fencing can be placed at edge of 
retaining wall, shown as a thick red line. 
 
 
Tree # 21: Should be protected with Type III TPZ fencing as outlined and illustrated in image 2.15-4 
(6) .  
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2. Any pruning and maintenance of the trees shall be carried out before construction begins. This 

should allow for any clearance requirements for both the new structure and any construction 
machinery. This will eliminate the possibility of damage during construction. The pruning 
should be carried out by an arborist, not by construction personnel. No limbs greater than 4” 
in diameter shall be removed. 

3. Any excavation in ground where there is a potential to damage roots of 1” or more in diameter 
should be carefully hand dug. Where possible, roots should be dug around rather than cut.(2) 
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4. If roots are broken, every effort should be made to remove the damaged area and cut it back to 
its closest lateral root. A clean cut should be made with a saw or pruners. This will prevent 
any infection from damaged roots spreading throughout the root system and into the tree.(2) 

5. Do Not:.(4) 
a. Allow run off or spillage of damaging materials into the area below any tree canopy. 
b. Store materials, stockpile soil, park or drive vehicles within the TPZ of the tree. 
c. Cut, break, skin or bruise roots, branches or trunk without first obtaining permission from the 

city arborist. 
d. Allow fires under any adjacent trees. 
e. Discharge exhaust into foliage. 
f. Secure cable, chain or rope to trees or shrubs. 
g. Apply soil sterilants under pavement near existing trees. 

 
6. Where roots are exposed, they should be kept covered with the native soil or four layers of wetted,  
    untreated burlap. Roots will dry out and die if left exposed to the air for too long.(4) 
 
7. Route pipes into alternate locations to avoid conflict with roots.(4) 
 
8. Where it is not possible to reroute pipes or trenches, the contractor is to bore beneath the dripline  
    of the tree. The boring shall take place no less than 3 feet below the surface of the soil in order to     
    avoid encountering “feeder” roots.(4) 
 
9. Compaction of the soil within the dripline shall be kept to a minimum.(2) If access is required to go 
    through the TPZ of a protected tree, the area within the TPZ should be protected from compaction   
    either with steel plates or with 4” of wood chip overlayed with plywood. 
 
10. Any damage due to construction activities shall be reported to the project arborist or city arborist   
    within 6 hours so that remedial action can be taken.  
 
11. Ensure upon completion of the project that the original ground level is restored 
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Location of existing home, protected trees and their Tree Protection Zones 
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Location of proposed new home and Tree Protection Fencing 
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Glossary 

   Canopy          The part of the crown composed of leaves and small twigs.(2) 

Cavities             An open wound, characterized by the presence of extensive decay and 
resulting in a hollow.(1) 

Decay Process of degradation of woody tissues by fungi and bacteria through the 
decomposition of cellulose and lignin(1) 

Dripline           The width of the crown as measured by the lateral extent of the foliage.(1) 

Genus A classification of plants showing similar characteristics. 
 
  Root crown    The point at which the trunk flares out at the base of the tree to become the root                                                                                                                                                                                                       

system. 

Species A Classification that identifies a particular plant. 

Standard            Height at which the girth of the tree is measured. Typically 4 1/2 feet above 
height ground level 

 

References 

(1) Matheny, N.P., and Clark, J.P. Evaluation of Hazard Trees in Urban Areas. 
International Society of Arboriculture,1994. 

(2) Harris, R.W., Matheny, N.P. and Clark, J.R.. Arboriculture: Integrated 
Management of Landscape Trees, Shrubs and Vines. Prentice Hall, 1999. 

(3) Carlson, Russell E. Paulownia on The Green: An Assessment of Tree Health 
and Structural Condition. Tree Tech Consulting, 1998. 

(4) Extracted from a copy of Tree Protection guidelines. Anon 

(5) T. D. Sydnor, Arboricultural Glossary. School of Natural Resources, 2000 

(6) D Dockter, Tree Technical Manual.  City of Palo Alto, June, 2001 
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Certification of Performance(3) 

  
I, Robert Weatherill certify: 
 
*  That I have personally inspected the tree(s) and/or the property referred to in this 
report, and have stated my findings accurately.  The extent of the evaluation and 
appraisal is stated in the attached report and the Terms and Conditions; 
 
*  That I have no current or prospective interest in the vegetation or the property that is 
the subject of this report, and I have no personal interest or bias with respect to the 
parties involved; 
 
*  That the analysis, opinions and conclusions stated herein are my own, and are based on 
current scientific procedures and facts; 
 
*  That my compensation is not contingent upon the reporting of a predetermined 
conclusion that favors the cause of the client or any other party, nor upon the results of 
the assessment, the attainment of stipulated results, or the occurrence of any subsequent 
events; 
 
*  That my analysis, opinions, and conclusions were developed and this report has been 
prepared according to commonly accepted Arboricultural practices; 
 
*  That no one provided significant professional assistance to the consultant, except as 
indicated within the report. 
 
I further certify that I am a member of the International Society of Arboriculture and a 
Certified Arborist.  I have been involved in the practice of arboriculture and the care and study of trees for 
over 20 years. 
 
 
 
Signed  

 
 
 
Robert Weatherill 
Certified Arborist WE 1936a 
Date: 10/20/22 
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Terms and Conditions(3) 
The following terms and conditions apply to all oral and written reports and correspondence pertaining to 
consultations, inspections and activities of Advanced Tree Care : 
1.      All property lines and ownership of property, trees, and landscape plants and fixtures are assumed 
to be accurate and reliable as presented and described to the consultant, either verbally or in writing.  The 
consultant assumes no responsibility for verification of ownership or locations of property lines, or for 
results of any actions or recommendations based on inaccurate information. 
2.      It is assumed that any property referred to in any report or in conjunction with any services 
performed by Advanced Tree Care, is not in violation of any applicable codes, ordinances, statutes, or other 
governmental regulations, and that any titles and ownership to any property are assumed to be good and 
marketable.  Any existing liens and encumbrances have been disregarded. 
3.      All reports and other correspondence are confidential, and are the property of Advanced  Tree Care  
and it’s named clients and their assignees or agents.  Possession of this report or a copy thereof does not imply 
any right of publication or use for any purpose, without the express permission of the consultant and the 
client to whom the report was issued.  Loss, removal or alteration of any part of a report invalidates the 
entire appraisal/evaluation. 
4.      The scope of any report or other correspondence is limited to the trees and conditions specifically 
mentioned in those reports and correspondence. Advanced Tree Care and the consultant assume no liability 
for the failure of trees or parts of trees, either inspected or otherwise.  The consultant assumes no 
responsibility to report on the condition of any tree or landscape feature not specifically requested by the 
named client. 
5.      All inspections are limited to visual examination of accessible parts, without dissection, excavation, 
probing, boring or other invasive procedures, unless otherwise noted in the report.  No warrantee or 
guarantee is made, expressed or implied, that problems or deficiencies of the plants or the property will not 
occur in the future, from any cause.  The consultant shall not be responsible for damages caused by any tree 
defects, and assumes no responsibility for the correction of defects or tree related problems. 
6.      The consultant shall not be required to provide further documentation, give testimony, be deposed, 
or attend court by reason of this appraisal/report unless subsequent contractual arrangements are made, 
including payment of additional fees for such services as described by the consultant or in the fee schedules 
or contract. 
7.      Advanced Tree Care has no warrantee, either expressed or implied, as to the suitability of the 
information contained in the reports for any purpose.  It remains the responsibility of the client to determine 
applicability to his/her particular case. 
8.      Any report and the values, observations, and recommendations expressed therein represent the 
professional opinion  of the consultants, and the fee for services is in no manner contingent upon the 
reporting of a specified value nor upon any particular finding to be reported. 
9.      Any photographs, diagrams, graphs, sketches, or other graphic material included in any report, 
being intended solely as visual aids, are not necessarily to scale and should not be construed as engineering 
reports or surveys, unless otherwise noted in the report.  Any reproductions of graphs material or the work 
product of any other persons is intended solely for the purpose of clarification and ease of reference.  
Inclusion of said information does not constitute a representation by Advanced Tree Care or the consultant 
as to the sufficiency or accuracy of that information. 
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LANDSCAPE
L 1.00   LANDSCAPE PLAN

CIVIL
CC 1   GRANDING AND DRAINAGE PLAN

MATERIAL AND COLOR BOARD
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TREES BOTANICAL / COMMON NAME

QUERCUS AGRIFOLIA / COAST LIVE OAK

SHRUBS BOTANICAL / COMMON NAME

CHONDROPETALUM TECTORUM / SMALL CAPE RUSH

DIANELLA CAERULEA `CASSA BLUE` / FLAX LILY

ERIGERON KARVINSKIANUS / SANTA BARBARA DAISY

LOMANDRA LONGIFOLIA `NYALLA` / NYALLA MAT RUSH

MYOPORUM PARVIFOLIUM 'PINK' / PINK TRAILING MYOPORUM

OLEA EUROPAEA `LITTLE OLLIE` TM / LITTLE OLLIE OLIVE

RHAMNUS CALIFORNICA `MOUND SAN BRUNO` / CALIFORNIA COFFEEBERRY

SALVIA LEUCANTHA / MEXICAN BUSH SAGE

WESTRINGIA FRUTICOSA `WES03` TM / BLUE GEM COAST ROSEMARY

WESTRINGIA FRUTICOSA `WES06` TM / LOW HORIZON COAST ROSEMARY
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WES AROLA LANDSCAPE ARCHITECTURE
W@WESAROLA.COM                                        831/ 247 9936

PRELIMINARY
LANDSCAPE PLAN

( In Feet )
1 inch = 10 feet

GRAPHIC SCALE
4020105010

PLANTING SCHEDULE

PLANTING DESIGN CRITERIA
THE PROPOSED PLANT LIST IS COMPRISED OF PLANT MATERIAL AND TREES KNOWN TO THRIVE IN THE LOCAL
CLIMATE AND SOIL CONDITIONS. ABOVE GROUND UTILITIES WILL BE SCREENED BY PLANTING . ALL LANDSCAPE
AREAS WILL BE COVERED IN MIN 3" OF BARK MULCH

IRRIGATION DESIGN CRITERIA
THE IRRIGATION DESIGN WILL COMPLY WITH THE LOCAL AND STATE WATER CONSERVATION REQUIREMENTS.
THE WATER CONSERVATION METHOD FOR THE PROPOSED LANDSCAPE MATERIAL HAS A LOW TO MEDIUM
WATER USE.

A WEATHER SENSING 'SMART CONTROLLER' WILL BE USED TO MONITOR THE IRRIGATION WATER AND MANAGE
DAILY WATER CONSUMPTION TO THE MINIMUM REQUIREMENTS FOR EACH HYDROZONE.

ALL TREES, SHRUB AND GROUNDCOVER AREAS WILL BE IRRIGATED BY DRIP, ON SEPARATE HYDROZONES, SO
THAT ONCE ESTABLISHED, WATER CAN BE REGULATED IN A MORE EFFICIENT MANNER.

COMPLIANCE STATEMENT
THE DESIGN WILL MEET OR EXCEED THE STATE AND LOCAL STANDARDS FOR WATER CONSERVATION THROUGH
WATER EFFICIENT LANDSCAPE IRRIGATION DESIGN. I AGREE TO COMPLY WITH THE REQUIREMENTS OF THE
MWELO

_____________________
WES AROLA - CA 5958

DESIGN CRITERIA

1 PAVER DRIVEWAY AND PATIO

GRAVEL WALKWAY

EXISTING WALL TO REMAIN

NEW GARDEN WALL

SODDED TURF

MULCHED SIDEYARD AREA

EXISTING VEGETATION TO BE PRUNED / THINNED

EXISTING TREE TO REMAIN/PROTECT PER ARBORIST REPORT

2

3

4

5

6

DESIGN KEY

7

VIA HUERTA

1

1

2

2

3

4

5

6

6

6

7

7

8

8

LANDSCAPE DATA
TOTAL HARDSCAPE AREA - EXISTING 6,485 SF

TOTAL HARDSCAPE AREA - PROPOSED 5,798 SF

SOFTSCAPE - EXISTING 8,310 SF

SOFTSCAPE PROPOSED 8,997 SF

COMMON NAME // COAST LIVE OAK
HEIGHT AND SPREAD IN FEET // 40 X 60
GROWTH RATE // SLOW-MODERATE

(INCLUDES EXISTING TO REMAIN)

COMMON NAME // CAPE RUSH
HEIGHT AND SPREAD IN FEET // 3 X 3
GROWTH RATE // MODERATE

COMMON NAME // FLAX LILY
HEIGHT AND SPREAD IN FEET // 2 X 1.5
GROWTH RATE // MODERATE

COMMON NAME // SANTA BARBARA DAISY
HEIGHT AND SPREAD IN FEET // 1.5 X 3
GROWTH RATE // FAST

COMMON NAME // MATT RUSH
HEIGHT AND SPREAD IN FEET // 3 X 3
GROWTH RATE // MODERATE - FAST

COMMON NAME // MYOPORUM
HEIGHT AND SPREAD IN FEET // 1 X 5
GROWTH RATE // FAST

COMMON NAME // LITTLE OLLIE
HEIGHT AND SPREAD IN FEET // 3 X 3
GROWTH RATE // MODERATE

COMMON NAME // COFFEE BERRY
HEIGHT AND SPREAD IN FEET // 3 X 4
GROWTH RATE // MODERATE

COMMON NAME // MEXICAN SAGE
HEIGHT AND SPREAD IN FEET // 3 X 3
GROWTH RATE // FAST

COMMON NAME // BLUE COAST ROSEMARY
HEIGHT AND SPREAD IN FEET // 3 X 4
GROWTH RATE // MODERATE - FAST

COMMON NAME // LOW COAST ROSEMARY
HEIGHT AND SPREAD IN FEET // 2 X 4
GROWTH RATE // MODERATE - FAST
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1. ALL GRADING AND SITE PREPARATION SHALL CONFORM WITH SPECIFICATIONS
CONTAINED IN THE GEOTECHNICAL REPORT

2. ALL CONSTRUCTION MATERIALS AND WORKMANSHIP SHALL BE IN ACCORDANCE TO THE
COUNTY LATEST CONSTRUCTION SPECIFICATIONS AND DETAILS

3. PRIOR TO ANY EXCAVATION OF THE PROJECT SITE, THE OPERATOR SHALL NOTIFY THE
COUNTY 48 HOURS PRIOR TO THE START OF CONSTRUCTION.

4. THE CONTRACTOR SHALL CAREFULLY PRESERVE BENCHMARKS, REFERENCE POINTS AND
STAKES.

5. ALL INDICATED ELEVATIONS ARE FINISHED ELEVATIONS.
6. FIELD VERIFY LOCATIONS, SIZES AND IF APPLICABLE INVERTS OF EXISTING UTILITIES FOR

PROPOSED CONNECTIONS PRIOR TO CONSTRUCTION.
7. LOCATE AND PROTECT ALL UTILITIES ASSOCIATED WITH THE PROJECT PRIOR TO

CONSTRUCTION.
8. INSTALL SILT CONTROL MEASURES BEFORE BEGINNING SITE WORK. THESE MEASURES

SHALL BE MAINTAINED THROUGHOUT  CONSTRUCTION.
9. MAINTAIN PROPER SITE DRAINAGE AT ALL TIMES DURING CONSTRUCTION. PREVENT

STORM WATER FROM RUNNING INTO OR STANDING IN EXCAVATED AREAS.
10. INSTALL ALL APPROPRIATE TREE PROTECTION MEASURES PRIOR TO GRADING
11. ALL ROOF DRAIN WILL BE DISCHARGED ONTO VEGETATED AREA PRIOR TO LEAVING SITE
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STORMWATER COMPLIANCE NOTES:

1. THE PROJECT CREATES AND/OR REPLACES LESS THAN ONE ACRE OF

IMPERVIOUS SURFACES.

2. THE FOLLOWING SITE DESIGN MEASURES ARE PROPOSED:

· PROTECT EXISTING TREES AND SOIL.

· DIRECT ROOF RUNOFF ONTO VEGETATED AREA

3.  THE FOLLOWING SOURCE CONTROL MEASURES ARE PROPOSED:

· DROUGHT TOLERANT LANDSCAPING

· USE WATER EFFICIENT IRRIGATION SYSTEM

GENERAL NOTES:

1. DO NOT DOWEL IN NEW DRIVEWAY AND WALKWAY INTO THE BACK OF EXISTING

CONCRETE CURB

2. ANY DAMAGED RIGHT-OF-WAY INFRASTRUCTURES AND OTHERWISE DISPLACED

CURB & GUTTER SHALL BE REMOVED AND REPLACED AS DIRECTED BY THE CITY

ENGINEER OR HIS DESIGNEE. CONTRACTOR SHALL COORDINATE WITH PUBLIC

WORKS DEPARTMENT AT (650) 974-2680.

3. PRIOR TO COMMENCEMENT OF ANY WORK DONE IN THE PUBLIC RIGHT-OF-WAY,

A PERMIT TO OPEN STREET AND /OR AN ENCROACHMENT PERMIT ILL BE

REQUIRED.
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NOTICE 
 

 

 
PLEASE BE ADVISED THAT THE DATA AND 
INFORMATION FROM THE PUBLIC RECORDS 
CONTAINED HEREIN WILL NEED TO BE 
UPDATED PRIOR TO CLOSING AS MANY 
COUNTY FACILITIES ARE CLOSED OR HAVE 
LIMITED STAFFING AS A RESULT OF THE 
CORONAVIRUS PANDEMIC. IF THE 
INFORMATION FROM THE COUNTY IS NOT 
AVAILABLE THERE WILL BE ADDITIONAL 
REQUIREMENTS IN ORDER TO CLOSE AND 
INSURE THIS TRANSACTION. PLEASE CONTACT 
YOUR LOCAL TITLE OFFICER FOR DETAILS. 
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  Order No. 520-2345327-60

  Page 1

@ExtractStart@

Orange Coast Title Company of Northern California

718 University Ave., Suite 100
Los Gatos, CA  95032

(408) 827-4165 • Fax (408) 884-8395

PRELIMINARY REPORT

Intero Real Estate Services Escrow Officer: Sharon McMahon

496 First St., Ste 200

Los Altos, CA 94022

Escrow No.: 22103038

Attention: Angie Wolff Your no.:

Property address: 1248 Vía Huerta, Los Altos, CA  94024 Order no.: 520-2345327-60

Dated: September 14, 2022

In response to the above referenced application for a policy of title insurance, Orange Coast Title Company of Northern California

hereby reports that it is prepared to issue, or cause to be issued, as of the date hereof, a Policy or Policies of Title Insurance describing

the land and the estate or interest therein hereinafter set forth, insuring against loss which may be sustained by reason of any defect,

lien or encumbrance not shown or referred to as an Exception below or not excluded from coverage pursuant to the printed Schedules,

Conditions and Stipulations of said Policy forms.

The printed Exceptions and Exclusions from the coverage and Limitations on Covered Risks of said policy or policies are set forth in

Exhibit B attached. The policy to be issued may contain an arbitration clause. When the Amount of Insurance is less than that set forth

in the arbitration clause, all arbitrable matters shall be arbitrated at the option of either the Company or the Insured as the exclusive

remedy of the parties. Limitations on Covered Risks applicable to the CLTA and ALTA Homeowner’s Policies of Title Insurance

which establish a Deductible Amount and a Maximum Dollar Limit of Liability for certain coverages are also set forth in Exhibit B.

Copies of the policy forms should be read. They are available from the office which issued this report.

Please read the exceptions shown or referred to below and the exceptions and exclusions set forth in Exhibit B of this report

carefully. The exceptions and exclusions are meant to provide you with notice of matters, which are not covered under the

terms of the title insurance policy and should be carefully considered. 

It is important to note that this preliminary report is not a written representation as the condition of title and may not list all

liens, defects, and encumbrances affecting title to the land.

This report (and any supplements or amendments hereto) is issued solely for the purpose of facilitating the issuance of a policy of title

insurance and no liability is assumed hereby. If it is desired that liability be assumed prior to the issuance of a policy of title insurance,

a Binder or Commitment should be requested.

Dated as of September 8, 2022 at 7:30 AM

_____________________________________________________

Sharon McMahon, Escrow Officer

Email: sharonm@octitle.com

Ph: 408-827-4165

Fax: 714-864-3198
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  Order No. 520-2345327-60

  Page 2

The form of policy of title insurance contemplated by this report is:

A.L.T.A Homeowner’s Policy (2/03/10) and A.L.T.A. Loan Policy (06-17-06)

The Policy of Title Insurance, if issued, will be underwritten by:  Real Advantage Title Insurance Company, a 

subsidiary of Orange Coast Title Company.  See attached disclosure.
NOTE: The premium for a policy of Title Insurance, if issued, will be based on:

A liability of     TBD    Subject to any filed rate increases and/or changes in the liability.

Schedule “A”

The estate or interest in the land hereinafter described or referred to covered by this report is:

A Fee

Title to said estate or interest at the date hereof is vested in:

Hugh M. Sierra and Patricia G. Sierra, his wife, as community property, subject to paragraph no(s). 11 and 12 of Schedule B.

The land referred to in this report is situated in the City of Los Altos, the County of Santa Clara, State of California, and is

described as follows:

Lot 13, as shown upon that certain Map entitled, “Tract No. 2616 Sierra Ventura Unit No. 1”, in the City of Los Altos, County of 

Santa Clara, State of California which Map was filed for record in the Office of the Recorder of the County of Santa Clara, State of 

California, on May 26, 1960 in Book 120 of Maps, Page 46.

Excepting therefrom the underground water, as granted in Deed from Ashi Development Corporation, to California Water Service 

Company, a California Corporation, dated June 16, 1960, recorded June 28, 1960 in Book 4839 of Official Records, Page 214.

 

Assessor's Parcel Numbers(s):  342-24-038
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Schedule “B”

At the date hereof exceptions to coverage in addition to the printed exceptions and exclusions contained in said policy form 

would be as follows:

1  This transaction may be subject to a Federal Regulation. Information necessary to comply with the Federal Regulation must 

be provided prior to the closing. This transaction will not be insured until this information is submitted, reviewed and found 

to be complete. The form to submit the required information may be obtained by clicking on this link:

GTO Disclosure Form

2  General and Special taxes for the fiscal year 2022-2023, including any assessments collected with taxes. A lien not yet

payable.

First installment due and payable 11/01/2022, delinquent if not paid by 12/10/2022

Second installment due and payable 02/01/2023, delinquent if not paid by 04/10/2023

3  General and Special taxes for the fiscal year 2021-2022, including any assessments collected with current taxes.

Total amount $3,250.20

1st installment $1,625.10, paid

Penalty $182.51 (after 12/10/2021)

2nd installment $1,625.10, paid

Penalty $182.51 (after 4/11/2022)

Code area 011-000

Parcel No. 342-24-038

Exemption $7,000.00

NOTE:  Taxes above mentioned have all been paid and are reported for proration purposes only.

4  Mello Roos assessments, collected and included within the taxes shown above:

Code Description Amount

851 LIBRARY JPA CFD 2013-1 MELLO 

ROOS

$33.66

5 The Lien of future supplemental taxes, if any, assessed pursuant to the provisions of section 75, et seq of the revenue and

taxation code of the State of California

6  Prior to close this company will require the Tax Collector's Office be contacted to verify open and delinquent taxes.

7  An easement for public utilities as shown on the map of said tract affects: Along the Northwesterly 5 and Southwesterly 10 

feet of said land recorded in Book 120, Page 46 of Maps.

8  An easement for Wire clearance easement and incidental purposes thereto as dedicated and delineated on the Tract map 

recorded in Book 120, Page 46 of Maps.

9  An easement for 2' x 30' anchor easement and incidental purposes thereto as dedicated and delineated on the Tract map 

recorded in Book 120, Page 46 of Maps.
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10 Covenants, conditions and restrictions in an instrument recorded 7/11/1960 in Book 4850, Page 702, Official Records, which

provide that a violation thereof shall not defeat or render invalid the lien of any mortgage or Deed of Trust made in good

faith and for value, but deleting any covenant, condition, or restriction, if any, indicating a preference, limitation, or

discrimination based on race, color, religion, sex, gender, gender identify, gender expression, sexual orientation, familial

status, marital status, disability, handicap, veteran or military status, genetic information, national origin, source of income as

defined in subdivision (p) of Section 12955, or ancestry, to the extent that such covenants, conditions or restrictions violate

applicable state or federal laws. Lawful restrictions under state and federal law on the age of occupants in senior housing or

housing for older persons shall not be construed as restrictions based on familial status.

"NOTE: Section 12956.1 (b)(1) of California Government Code provide the following: if this document contains any

restriction based on race, color, religion, sex, gender, gender identity, gender expression, sexual orientation, familial status,

marital status, disability, veteran or military status, genetic information, national origin, source of income as defined in

subdivision (p) of Section 12955, or ancestry, that restriction violates state and federal fair housing laws and is void, and

may be removed pursuant to Section 12956.2 of the Government Code. Lawful restrictions under state and federal law on

the age of occupants in senior housing or housing for older persons shall not be construed as restrictions based on familial

status."

An instrument declaring a modification thereof was recorded 12/7/1964 as Instrument No. 2754735 in Book 6767, Page 329,

Official Records

11  The effect of Affidavit of Surviving Spouse Succeeding to Community Property (California Probate Code Section 13540)

recorded 7/13/2021, as Instrument No. 25027911, Official Records, which purports to establish the death of Hugh Manuel

Sierra.

12  The effect of a conveyance of said land

From: Patricia G. Sierra, an unmarried woman

To: Patricia G. Sierra, as Trustee of the Patricia G. Sierra Trust

Recorded: 7/13/2021, as Instrument No. 25027912, Official Records.

Prior to close of this transaction we will require evidence of the validity of the above conveyance. The documentation

appropriate to establish the validity of said conveyance will vary according to circumstances. Therefore this office must be

contacted to determine what documentation will be acceptable to this company.  

An approved notary of any documentation must be utilized and coordinated by this office.

13  "NOTE: Please be advised that our search did not disclose any open Deeds of Trust of record. If you should have knowledge

of any outstanding obligation, please contact your title officer immediately for further review".

14  The requirement that we be furnished a copy of the Patricia G. Sierra Trust and any amendments thereto. A certification of

said trust "may be" acceptable if made pursuant to probate code section 18100.5 and qualified as a trust under section 82 of

probate code.

End of Schedule B
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 “NOTES AND REQUIREMENTS SECTION”

ORANGE COAST TITLE COMPANY

OF NORTHERN CALIFORNIA

NOTE NO. 1

AFFILIATED BUSINESS ARRANGEMENT DISCLOSURE STATEMENT NOTICE

This is to give you notice that Orange Coast Title Company is a shareholder in Orange Coast Title 

Company of Northern California and Orange Coast Title Company owns an interest in Real Advantage 

Title Insurance Company.  This underwriter may be chosen by Orange Coast Title Company of Northern

California and this referral may provide Orange Coast Title Company a financial or other benefit.

You are NOT required to use the listed provider as a condition for settlement of your loan or purchase, 

sale or refinance of the subject property and you have the opportunity to select any of the Orange Coast 

Title Company of Northern California title insurance underwriters for your transaction.  THERE ARE 

FREQUENTLY OTHER SETTLEMENT SERVICE PROVIDERS AVAILABLE WITH SIMILAR 

SERVICES.  YOU ARE FREE TO SHOP AROUND TO DETERMINE THAT YOU ARE RECEIVING 

THE BEST SERVICES AND THE BEST RATE FOR THESE SERVICES

Notes section continued on next page…
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NOTE NO. 2

California Revenue and Taxation Code Section 18662, effective January 1, 1994 and by amendment effective January 1, 2003,

provides that the buyer in all sales of California Real Estate may be required to withhold 3 and 1/3% of the total sales price as

California State Income Tax, subject to the various provisions of the law as therein contained.

NOTE NO. 3 PAYOFF INFORMATION:

Note: this company does require current beneficiary demands prior to closing.

If the demand is expired and a correct demand cannot be obtained, our requirements will be as follows:

A. If this company accepts a verbal update on the demand, we may hold an amount equal to one monthly mortgage payment.

The amount of this hold will be over and above the verbal hold the lender may have stipulated. 

B. If this company cannot obtain a verbal update on the demand, will either pay off the expired demand or wait for the amended

demand, at the discretion of the escrow.

C. In the event that a payoff is being made to a servicing agent for the beneficiary, this company will require a complete copy of

the servicing agreement prior to close.

NOTE NO. 4

If this company is requested to disburse funds in connection with this transaction, chapter 598, statutes of 1989 mandates hold periods

for checks deposited to escrow or sub-escrow accounts. The mandatory hold is one business day after the day deposited. Other checks

require a hold period from three to seven business days after the day deposited.

Notice Regarding Your Deposit of Funds

California Insurance Code Sections 12413 et. Seq. Regulates the disbursement of escrow and sub-escrow funds by title companies.

The law requires that funds be deposited in the title company escrow and sub-escrow accounts and be available for withdrawal prior to

disbursement. Funds deposited with the Company by wire transfer may be disbursed upon receipt. Funds deposited with the Company

via cashier’s checks drawn on a California based bank may be disbursed the next business day after the day of deposit. If funds are

deposited with by other methods, recording or disbursement may be delayed. All escrow and sub-escrow funds received by the

Company will be deposited with other funds in one or more non-interest bearing escrow accounts of the Company in a financial

institution selected by the Company. The Company and/or its parent company may receive certain direct or indirect benefits from the

financial institution by reason of the deposit of such funds or the maintenance of such accounts with the financial institution, and the

Company shall have no obligation to account to the depositing party in any manner for the value of, or to pay such party, any benefit

received by the Company and/or its parent Company. Those benefits may include, without limitation, credits allowed by such

financial institution on loans to the Company and/or its parent company and earnings on investments made on the proceeds of such

loans, accounting, reporting and other services and products of such financial institution. Such benefits shall be deemed additional

compensation of the Company for its services in connection with the escrow or sub-escrow.    

69

Agenda Item 2.



  Order No. 520-2345327-60

  Page 7

Orange Coast Title Company of Northern California
718 University Ave., Suite 100

Los Gatos, CA  95032

(408) 827-4165 • Fax (408) 884-8395

Attention:

Borrower:

Lenders supplemental report

The above numbered report (including any supplements or amendments thereto) is hereby modified and/or supplemented in order to

reflect the following additional items relating to the issuance of an A.L.T.A Homeowner’s Policy (2/03/10) and A.L.T.A. Loan Policy

(06-17-06) form as follows:

A. This report is preparatory to this issuance of an American Land Title Association loan policy of title insurance. This

report discloses nothing, which would preclude the issuance of said American land title association loan policy of title

insurance with endorsement no. 100 attached thereto.

B. The improvements on said land are designated as: 

A single family residence

1248 Vía Huerta, in the City of Los Altos, County of Santa Clara, State of California.

C. The only conveyance(s) affecting said land recorded within 24 months of the date of this report are as follows:

Grantor: Patricia G. Sierra, an unmarried woman

Grantee: Patricia G. Sierra, as Trustee of the Patricia G. Sierra Trust

Recorded: 7/13/2021 as Instrument No. 25027912, Official Records.
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 Attention

Please note that this preliminary report now has an extra copy of the legal description on a separate sheet of paper. There are no

markings on the page. The idea is to provide you with a legal description that can be attached to other documents as needed. That

legal description page immediately follows this page.

Thank you for your support of Orange Coast Title Company of Northern California. We hope that this makes your job a little

easier.
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Exhibit “A”

The land referred to in this report is situated in the City of Los Altos, County of Santa Clara, State of California, and is 

described as follows:

Lot 13, as shown upon that certain Map entitled, “Tract No. 2616 Sierra Ventura Unit No. 1”, in the City of Los Altos, County of 

Santa Clara, State of California which Map was filed for record in the Office of the Recorder of the County of Santa Clara, State of 

California, on May 26, 1960 in Book 120 of Maps, Page 46.

Excepting therefrom the underground water, as granted in Deed from Ashi Development Corporation, to California Water Service 

Company, a California Corporation, dated June 16, 1960, recorded June 28, 1960 in Book 4839 of Official Records, Page 214.

 

Assessor's Parcel Numbers(s):  342-24-038
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CLTA Preliminary Report Form – Exhibit B (06-03-11)

CLTA STANDARD COVERAGE POLICY – 1990

EXCLUSIONS FROM COVERAGE
The following matters are expressly excluded from the coverage of this policy and the Company will not pay loss or damage, costs, attorneys' fees or expenses which arise by reason of:
1. (a) Any law, ordinance or governmental regulation (including but not limited to building or zoning laws, ordinances, or regulations) restricting, regulating, prohibiting or relating (i) the occupancy, use, or enjoyment of the
land; (ii) the character, dimensions or location of any improvement now or hereafter erected on the land; (iii) a separation in ownership or a change in the dimensions or area of the land or any parcel of which the land is or
was a part; or (iv) environmental protection, or the effect of any violation of these laws, ordinances or governmental regulations, except to the extent that a notice of the enforcement thereof or a notice of a defect, lien, or
encumbrance resulting from a violation or alleged violation affecting the land has been recorded in the public records at Date of Policy. (b) Any governmental police power not excluded by (a) above, except to the extent that
a notice of the exercise thereof or notice of a defect, lien or encumbrance resulting from a violation or alleged violation affecting the land has been recorded in the public records at Date of Policy. 
2. Rights of eminent domain unless notice of the exercise thereof has been recorded in the public records at Date of Policy, but not excluding from coverage any taking which has occurred prior to Date of Policy which would
be binding on the rights of a purchaser for value without knowledge. 
3. Defects, liens, encumbrances, adverse claims or other matters: (a) whether or not recorded in the public records at Date of Policy, but created, suffered, assumed or agreed to by the insured claimant; (b) not known to the
Company, not recorded in the public records at Date of Policy, but known to the insured claimant and not disclosed in writing to the Company by the insured claimant prior to the date the insured claimant became an insured
under this policy; (c) resulting in no loss or damage to the insured claimant; (d) attaching or created subsequent to Date of Policy; or (e) resulting in loss or damage which would not have been sustained if the insured claimant
had paid value for the insured mortgage or for the estate or interest insured by this policy. 
4. Unenforceability of the lien of the insured mortgage because of the inability or failure of the insured at Date of Policy, or the inability or failure of any subsequent owner of the indebtedness, to comply with the applicable
doing business laws of the state in which the land is situated.
5. Invalidity or unenforceability of the lien of the insured mortgage, or claim thereof, which arises out of the transaction evidenced by the insured mortgage and is based upon usury or any consumer credit protection or truth
in lending law. 

6. Any claim, which arises out of the transaction vesting in the insured the estate of interest insured by this policy or the transaction creating the interest of the insured lender, by reason of the operation of federal bankruptcy, 

state insolvency or similar creditors' rights laws.

EXCEPTIONS FROM COVERAGE - SCHEDULE B, PART I
This policy does not insure against loss or damage (and the Company will not pay costs, attorneys' fees or expenses) which arise by reason of:
1. Taxes or assessments which are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on real property or by the public records. Proceedings by a public agency which may result
in taxes or assessments, or notices of such proceedings, whether or not shown by the records of such agency or by the public records.
2. Any facts, rights, interests, or claims which are not shown by the public records but which could be ascertained by an inspection of the land or which may be asserted by persons in possession thereof.
3. Easements, liens or encumbrances, or claims thereof, which are not shown by the public records.
4. Discrepancies, conflicts in boundary lines, shortage in area, encroachments, or any other facts which a correct survey would disclose, and which are not shown by the public records.
5. (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c) water rights, claims or title to water, whether or not the matters excepted under (a), (b) or (c) are shown
by the public records.
6.  Any lien or right to a lien for services, labor or material not shown by the public records.

CLTA/ALTA HOMEOWNER'S POLICY OF TITLE INSURANCE (02/03/10)

EXCLUSIONS
In addition to the Exceptions in Schedule B, You are not insured against loss, costs, attorneys' fees, and expenses resulting from:

1. Governmental police power, and the existence or violation of those portions of any law or government regulation concerning: a.building, b. zoning, c.land use d. improvements on the Land, e.land division; and ,f. 

environmental protection.  This Exclusion does not limit the coverage described in Covered Risk 8.a., 14, 15, 16, 18, 19, 20, 23 or 27.

2. The failure of Your existing structures, or any part of them, to be constructed in accordance with applicable building codes.  This Exclusion does not limit the coverage described in Covered Risk 14 or 15.

3. The right to take the Land by condemning it.  This Exclusion does not limit the coverage described in Covered Risk 17.

4. Risks: a. that are created, allowed, or agreed to by You, whether or not they recorded in the Public Records; b. that are Known to You at the Policy Date, but not to Us, unless they are recorded in the Public Records at the

Policy Date; c. that result in no loss to You; or d. that first occur after the Policy Date - this does not limit the coverage described in Covered Risk 7, 8.e, 25, 26, 27, or 28.

5. Failure to pay value for Your Title.

6. Lack of a right: a. to any land outside the area specifically described and referred to in paragraph 3 of Schedule A; and b. in streets, alleys, or waterways that touch the Land. This Exclusion does not limit the

coverage described in Covered Risk 11 or 21.

7.  The transfer of the Title to You is invalid as a preferential transfer or as a fraudulent transfer or conveyance under federal bankruptcy, state insolvency, or similar creditors’ rights laws.

LIMITATIONS ON COVERED RISKS
Your insurance for the following Covered Risks is limited on the Owner’s Coverage Statement as follows:
• For Covered Risk 16, 18, 19, and 21 Your Deductible Amount and Our Maximum Dollar Limit of Liability shown in Schedule A.
The deductible amounts and maximum dollar limits shown on Schedule A are as follows:

Your Deductible Amount Our Maximum Dollar Limit of Liability

Covered Risk 16: 1 % of Policy Amount shown in Schedule A or $ 2,500 (whichever is less) $ 10,000

Covered Risk 18: 1 % of Policy Amount shown in Schedule A or $ 5,000 (whichever is less) $ 25,000

Covered Risk 19: 1 % of Policy Amount shown in Schedule A or $ 5,000 (whichever is less) $ 25,000

Covered Risk 21: 1 % of Policy Amount shown in Schedule A or $ 2,500 (whichever is less) $ 5,000

ALTA RESIDENTIAL TITLE INSURANCE POLICY (6-1-87)

 EXCLUSIONS
In addition to the Exceptions in Schedule B, you are not insured against loss, costs, attorneys' fees, and expenses resulting from:
1. Governmental police power, and the existence or violation of any law or government regulation. This includes building and zoning ordinances and also laws and regulations concerning:  * land use  * improvements on the 
land  * land division  * environmental protection.  This exclusion does not apply to violations or the enforcement of these matters which appear in the public records at Policy Date.  This exclusion does not limit the zoning 
coverage described in Items 12 and 13 of Covered Title Risks. 
2. The right to take the land by condemning it, unless: *a notice of exercising the right appears in the public records  *on the Policy Date  *the taking happened prior to the Policy Date and is binding on you if you bought the 
land without knowing of the taking 
3. Title Risks: *that are created, allowed, or agreed to by you  *that are known to you, but not to us, on the Policy Date -- unless they appeared in the public records *that result in no loss to you  *that first affect your title after
the Policy Date -- this does not limit the labor and material lien coverage in Item 8 of Covered Title Risks 
4. Failure to pay value for your title.

5. Lack of a right: *to any land outside the area specifically described and referred to in Item 3 of Schedule A OR *in streets, alleys, or waterways that touch your land. This exclusion does not limit the access coverage in 

Item 5 of Covered Title Risks.

2006 ALTA LOAN POLICY (06-17-06)

EXCLUSIONS FROM COVERAGE
The following matters are expressly excluded from the coverage of this policy, and the Company will not pay loss or damage, costs, attorneys' fees or expenses which arise by reason of:

1. (a) Any law, ordinance or governmental regulation (including those relating to building and zoning) restricting, regulating, prohibiting or relating to (i) the occupancy, use, or enjoyment of the land; (ii) the character, 

dimensions or location of any improvement erected on the Land; (iii) the subdivision of land; or (iv) environmental protection; or the effect of any violation of these laws, ordinances or governmental regulations.  This 

Exclusion 1(a) does not modify or limit the coverage provided under Covered Risk 5.

2. Rights of eminent domain.  This Exclusion does not modify or limit the coverage provided under Covered Risk 7 or 8.

3. Defects, liens, encumbrances, adverse claims or other matters:(a)created, suffered, assumed or agreed to by the Insured Claimant; (b)not known to the Company, not recorded in the public records at Date of Policy,

but known to the Insured Claimant and not disclosed in writing to the Company by the Insured Claimant prior to the date the Insured Claimant became an Insured under this policy; (c) resulting in no loss or damage to

the Insured Claimant; (d) attaching or created subsequent to Date of Policy (however, this does not modify or limit the coverage provided under Covered Risk 11, 13 or 14);or(e) resulting in loss or damage that would not 

have been sustained if the Insured Claimant had paid value for the Insured Mortgage.

4. Unenforceability of the lien of the Insured Mortgage because of the inability or failure of an Insured to comply with applicable doing-business laws of the state in which the Land is situated.

5. Invalidity or unenforceability in whole or in part of the lien of the Insured Mortgage that arises out of the transaction evidenced by the Insured Mortgage and is based upon usury or any consumer credit protection or

truth in lending law.

6. Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors’ rights laws, that the transaction creating the lien of the Insured Mortgage, is (a) a fraudulent conveyance or fraudulent 

transfer, or (b) a preferential transfer for any reason not stated in Covered Risk 13(b) of this policy.

7. Any lien on the Title for real estate taxes or assessments imposed by governmental authority and created or attaching between Date of Policy and the date of recording of the Insured Mortgage in the Public Records.  This 

Exclusion does not modify or limit the coverage provided under Covered Risk 11(b):

EXCEPTIONS FROM COVERAGE
This policy does not insure against loss or damage (and the Company will not pay costs, attorneys' fees or expenses) that arise by reason of:

1.(a) Taxes or assessments that are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on real property or by the Public Records; (b) proceedings by a public agency that may 

result in taxes or assessments, or notices of such proceedings, whether or not shown by the records of such agency or by the Public Records.

2.Any facts, rights, interests or claims which are not shown by the Public Records but that could be ascertained by an inspection of the Land or that may be asserted by persons in possession of the Land.

3.Easements, liens or encumbrances, or claims thereof, not shown by the Public Records.

4.Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting the  Title that would be disclosed by an accurate and complete land survey of the Land and not shown by the Public Records.

5.(a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c) water rights, claims or title to water, whether or not the matters excepted under (a), (b) or (c) are

shown by the Public Records.

6.  Any lien or right to a lien for services, labor or material not shown by the public records.

2006 ALTA OWNER’S POLICY (06-17-06)

EXCLUSIONS FROM COVERAGE
The following matters are expressly excluded from the coverage of this policy, and the Company will not pay loss or damage, costs, attorneys' fees, or expenses that arise by reason of:
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1. (a) Any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) restricting, regulating, prohibiting, or relating to: (i) the occupancy, use, or enjoyment of the Land; (ii)

the character, dimensions, or location of any improvement erected on the Land; (iii) the subdivision of land; or (IV) environmental protection; or the effect of any violation of these laws, ordinances, or governmental

regulations. This Exclusion 1(a) does not modify or limit the coverage provided under Covered Risk 5. (b) Any governmental police power. This Exclusion 1(b) does not modify or limit the coverage provided under

Covered Risk 6.
2. Rights of eminent domain.  This Exclusion does not modify or limit the coverage provided under Covered Risk 7 or 8.
3. Defects, liens, encumbrances, adverse claims, or other matters: (a) created, suffered, assumed, or agreed to by the Insured Claimant; (b) not Known to the Company, not recorded in the Public Records at Date of

Policy, but Known to the Insured Claimant and not disclosed in writing to the Company by the Insured Claimant prior to the date the Insured Claimant became an Insured under this policy;(c) resulting in no loss or

damage to the Insured Claimant; (d) attaching or created subsequent to Date of Policy (however, this does not modify or limit the coverage provided under Covered Risk 9 and 10); or (e) resulting in loss or

damage that would not have been sustained if the Insured Claimant had paid value for the Title.

4. Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors’ rights laws, that the transaction vesting the Title as shown in Schedule A, is (a) a fraudulent conveyance or fraudulent

transfer; or (b) a preferential transfer for any reason not stated in Covered Risk 9 of this policy.

5. Any lien on the Title for real estate taxes or assessments imposed by governmental authority and created or attaching between Date of Policy and the date of recording of the deed or other instrument of transfer in the Public

Records that vests Title as shown in Schedule A.

The above policy form may be issued to afford either Standard Coverage or Extended Coverage. In addition to the above Exclusions from Coverage, the Exceptions from Coverage in a Standard Coverage policy will also

include the following Exceptions from Coverage:

EXCEPTIONS FROM COVERAGE
This policy does not insure against loss or damage (and the Company will not pay costs, attorneys’ fees or expenses) that arise by reason of:

1. (a) Taxes or assessments that are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on real property or by the Public Records; (b) proceedings by a public agency

that may result in taxes or assessments, or notices of such proceedings, whether or not shown by the records of such agency or by the Public Records.

2. Any facts, rights, interests, or claims that are not shown by the Public Records but that could be ascertained by an inspection of the Land or that may be asserted by  persons in possession of the Land.

3. Easements, liens or encumbrances, or claims thereof, not shown by the Public Records.

4. Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting the Title that would be disclosed by an accurate and complete land survey of the Land and that are not shown by the Public Records.

5. (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c) water rights, claims or title to water, whether or not the matters excepted under (a), (b), or (c) are 

shown by the Public Records.

6.  Any lien or right to a lien for services, labor or material not shown by the public records.

ALTA EXPANDED COVERAGE RESIDENTIAL LOAN POLICY (07-26-10)

EXCLUSIONS FROM COVERAGE
The following matters are expressly excluded from the coverage of this policy and the Company will not pay loss or damage, costs, attorneys fees or expenses which arise by reason of:

1. (a) Any law, ordinance, permit, or governmental regulation (including but not limited to building and zoning) restricting, regulating, prohibiting or relating to (i) the occupancy, use, or enjoyment of the Land; (ii) the 

character, dimensions or location of any improvement erected on the Land; (iii) the subdivision of the land; or (iv) environmental protection, or the effect of any violation of these laws, ordinances or governmental regulations

This Exclusion 1(a) does not modify or limit the coverage provided under Covered Risks 5, 6, 13(c), 13(d), 14, and 16.(b) Any governmental police power. This Exclusion 1(b)does not modify or limit the coverage provided 

under Covered Risks 5, 6, 13(c), 13(b), 14, and 16.

2. Rights of eminent domain.  This Exclusion does not modify or limit the coverage provided under Covered Risk 7 or 8.

3. Defects, liens, encumbrances, adverse claims or other matters (a) created, suffered, assumed or agreed to by the Insured Claimant; (b) not Known to the Company, not recorded in the Public Records at Date of

Policy, but Known to the Insured Claimant and not disclosed in writing to the Company by the Insured Claimant prior to the date the Insured Claimant became an Insured under this policy;(c) resulting in no loss or

damage to the Insured Claimant;(d) attaching or created subsequent to Date of Policy (however, this does not modify or limit the coverage provided under Covered Risks  11, 16, 17, 18, 19, 20, 21, 22, 23, 24, 27 or 26);

or (e)resulting in loss or damage which would not have been sustained if the Insured Claimant had paid value for the Insured Mortgage.

4. Unenforceability of the lien of the Insured Mortgage because of the inability or failure of the Insured to comply with applicable doing-business laws of the state in which the Land is situated.

5. Invalidity or unenforceability in whole or in part of the lien of the Insured Mortgage that arises out of the transaction evidenced by the Insured Mortgage and is based upon usury, or any consumer credit protection or truth 

in lending law.  This Exclusion does not modify or limit the coverage provided in Covered Risk 26.

6. Any claim of invalidity, unenforceability or lack of priority of the lien of the Insured Mortgage as to Advances or modifications made after the Insured has Knowledge that the vestee shown in Schedule A is no

longer the owner of the estate or interest covered by this policy. This Exclusion does not modify or limit the coverage provided in Covered Risk 11.

7. Any lien on the Title for real estate taxes or assessments imposed by governmental authority and created or attaching subsequent to Date of Policy in accordance with applicable building codes.  This Exclusion does not 

modify or limit the coverage provided in Covered Risk 5 or 6..

8. The failure of the residential structure, or any portion of it, to have been constructed before, on or after Date of Policy in accordance with applicable building codes.  This Exclusion does not modify or limit the coverage 

provided in Covered Risk 5 or 6.

9.  Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors’ rights laws, that the transaction creating the lien of the Insured Mortgage, is (a) a fraudulent conveyance or fraudulent 

transfer, or (b) a preferential transfer for any reason not stated in Covered Risk 27(b) of this policy.
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Orange Coast Title Company of Northern California
PRIVACY POLICY

We Are Committed to Safeguarding Customer Information
In order to better serve your needs now and in the future, we may ask you to provide us with certain information. We understand that
you may be concerned about what we will do with such information – particularly any personal or financial information. We agree
that you have a right to know how we will utilize the personal information that you provide to us. Therefore, we have adopted this
Privacy Policy to govern the use and handling of your personal information.

Applicability
This Privacy Policy governs our use of the information which you provide to us. It does not govern the manner in which we may use
information we have obtained from any other source, such as information obtained from a public record or from another person or
entity.

Types of Information
Depending upon which of our services you are utilizing, the types of nonpublic personal information that we may collect include:

 Information we receive from you on applications, forms and in other communications to us, whether in writing, in
person, by telephone or any other means.

 Information we receive from providers of services to us, such as appraisers, appraisal management companies, real estate
agents and brokers and insurance agencies (this may include the appraised value, purchase price and other details about
the property that is the subject of your transaction with us).

 Information about your transactions with us, our Affiliated Companies, or others; and

 Information we receive from a consumer reporting agency.

Your California Rights (immediately following this Privacy Policy) or you may visit our website at 

https://www.titleadvantage.com/privacypolicy.htm or call toll-free at (866) 241-7373.  Only applies to CA 

residents

Use of Information
We request information from you for our own legitimate business purposes and not for benefit of any nonaffiliated party. Therefore,
we will not release your information to nonaffiliated parties except: (1) as necessary for us to provide the product or service you have
requested of us; or (2) as permitted by law. We may, however, store such information indefinitely, including the period after which
any customer relationship has ceased. Such information may be used for any internal purpose, such as quality control efforts or
customer analysis. 

Former Customers

Even if you are no longer our customer, our Privacy Policy will continue to apply to you.

Confidentiality and Security
We will use our best efforts to ensure that no unauthorized parties have access to any of your information. We restrict access to
nonpublic personal information about you to those individuals and entities who need to know that information to provide products or
services to you. We will use our best efforts to train and oversee our employees and agents to ensure that your information will be
handled responsibly and in accordance with this Privacy Policy. We currently maintain physical, electronic, and procedural safeguards
that comply with federal regulations to guard your nonpublic personal information.  

Other Important Information
We reserve the right to modify or supplement this Privacy Policy at any time. If our Privacy Policy changes, we will provide the new
Privacy Policy before the new policy becomes effective.

Last Revision 12/26/2019
Effective on 1/01/2020
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Your California Rights

If you are a California resident, you may have certain rights under California law, including but not limited to 

the California Consumer Privacy Act ("CCPA"). All phrases used herein shall have the same meaning as those 

phrases used under relevant California law, including but not limited to the CCPA.

Right to Know

You have the right to know:

 The categories of personal information we have collected about or from you;

 The categories of sources from which we collected your personal information;

 The business or commercial purpose for collecting or sharing your personal information;

 The categories of third parties with whom we have shared your personal information; and

 The specific pieces of your personal information we have collected.

Process to Submit a Request. To submit a verified request for this information you may visit our website at 

https://www.titleadvantage.com/privacypolicy.htm or call toll-free at (866) 241-7373. You may also designate an authorized agent to 

submit a request on your behalf by visiting our website https://www.titleadvantage.com/privacypolicy.htm or calling toll-free at (866) 

241-7373 and then also submitting written proof of such authorization via e-mail to dataprivacy@octitle.com.

Verification Method. In order to ensure your personal information is not disclosed to unauthorized parties, and to protect against 

fraud, we will verify your identity before responding to your request. To verify your identity, we will generally match the identifying 

information provided in your request with the information we have on file about you. Depending on the sensitivity of the personal 

information requested, we may also utilize more stringent verification methods to verify your identity, including but not limited to 

requesting additional information from you and/or requiring you to sign a declaration under penalty of perjury.

Right of Deletion

You have a right to request that we delete the personal information we have collected from or about you.

Process to Submit a Request. To submit a verified request to delete you information you may visit our website at 

https://www.titleadvantage.com/privacypolicy.htm or call toll-free at (866) 241-7373. You may also designate an authorized agent to 

submit a request on your behalf by clicking here or calling toll-free at (866) 241-7373 and then also submitting written proof of such 

authorization via e-mail to dataprivacy@octitle.com.

Verification Method. In order to ensure we do not inadvertently delete your personal information based on a fraudulent request, we 

will verify your identity before we respond to your request. To verify your identity, we will generally match the identifying 

information provided in your request with the information we have on file about you. Depending on the sensitivity of the personal 

information requested to be deleted, we may also utilize more stringent verification methods to verify your identity, including but not 

limited to requesting additional information from you and/or requiring you to sign a declaration under penalty of perjury.

Right to Opt-Out

We do not sell your personal information to third parties, and do not plan to do so in the future.

Right of Non-Discrimination

You have a right to exercise your rights under the CCPA without suffering discrimination. Accordingly, OC Title & family of 

Companies will not discriminate against you in any way if you choose to exercise your rights under the CCPA.

California Minors

If you are a California resident under the age of 18, California Business and Professions Code § 22581 permits you to request and 

obtain removal of content or information you have publicly posted on any of our Applications or Websites. To make such a request, 

please send an email with a detailed description of the specific content or information to dataprivacy@octitle.com. Please be aware 

that such a request does not ensure complete or comprehensive removal of the content or information you have posted and there may 

be circumstances in which the law does not require or allow removal even if requested.

Collection Notice

The following is a list of the categories of personal information we may have collected about California residents in the twelve 

months preceding the date this Privacy Notice was last updated, including the business or commercial purpose for said collection, the 
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categories of sources from which we may have collected the personal information, and the categories of third parties with whom we 

may have shared the personal information:

Categories of Personal Information Collected
The categories of personal information we have collected include, but may not be limited to:

 real name

 Signature

 Alias

 SSN

 physical characteristics or description,
including protected characteristics 

under federal or state law

 address

 telephone number

 passport number

 driver's license number

 state identification card number

 IP address

 policy number

 file number

 employment history

 bank account number

 credit card number

 debit card number

 financial account numbers

 commercial information

 professional or employment 
information

Categories of Sources
Categories of sources from which we've collected personal information include, but may not be limited to:

 the consumer directly

 public records

 governmental entities

 non-affiliated third parties

 affiliated third parties

Business Purpose for Collection
The business purposes for which we've collected personal information include, but may not be limited to:

 completing a transaction for our Products

 verifying eligibility for employment

 facilitating employment

 performing services on behalf of affiliated and non-affiliated third parties

 protecting against malicious, deceptive, fraudulent, or illegal activity

Categories of Third Parties Shared
The categories of third parties with whom we've shared personal information include, but may not be limited to:

 service providers

 government entities

 operating systems and platforms  non-affiliated third parties

 affiliated third parties

Sale Notice

We have not sold the personal information of California residents to any third party in the twelve months preceding the date this 

Privacy Notice was last updated, and we have no plans to sell such information in the future. We also do not, and will not sell the 

personal information of minors under sixteen years of age without affirmative authorization.

Disclosure Notice

The following is a list of the categories of personal information of California residents we may have disclosed for a business purpose

in the twelve months preceding the date this Privacy Notice was last updated.

 real name

 Signature

 Alias

 SSN

 physical characteristics or description,
including protected characteristics 

under federal or state law

 telephone number

 passport number

 driver's license number

 state identification card number

 IP address

 policy number

 file number

 bank account number

 credit card number

 debit card number

 financial account numbers

 commercial information

 professional or employment 
information
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 address  employment history
If you have any questions and/or comments you may contact us:

Call Us at our toll free number (866) 241-7373

Email Us at dataprivacy@octitle.com

Mail:

Orange Coast Title

Attn: Privacy Officer

1551 N. Tustin Ave., Ste. 300

Santa Ana, CA 92705

Effective on 1/1/2019
Revised on 12/23/2019
\actEnd@
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Orange Coast Title Company of

Northern California
718 University Ave., Suite 100

Los Gatos, CA  95032

(408) 827-4165 • Fax (408) 884-8395

OWNER’S AFFIDAVIT

State of California } S.S.
Order No.:  520-2345327-60

County of ___________________

The undersigned, ________________________________________________________________________________, (owner’s name)

being first duly sworn, depose and say as follows:

1. That the undersigned is/are the owner(s) of certain real property situated in the City of Los Altos, County of Santa Clara and 

State of California, commonly known as 1248 Vía Huerta and more particularly described in Schedule “A” attached hereto (the

“Property”):

2. That within the last ninety (90) days, including the date hereof, no person, firm or corporation has furnished any labor, services 

or materials in connection with the construction or repair of any buildings, fixtures or improvements on the Property, EXCEPT 

(if work has been performed or materials furnished within the last (90) days, please explain fully and state whether payment for

the same has been made in full):  _________________________________________________________.

3. That there are no present tenants, lessees or other parties in possession or who have a right to possession of said Property, 

EXCEPT: (if none, state “None”) __________________________________________________________________________.

4. That the undersigned has/have no knowledge of any taxes or special assessments which are not shown as existing liens by the 

public records other than as follows: ________________________________________________________________________.

5. That the taxes for Installment ___ of fiscal year ______ are paid.  Installment ___ of fiscal year ______ is not yet due.

6. That the undersigned has/have no knowledge of, nor has/have the undersigned created, any violations of any covenants, 

restrictions, agreements, conditions or zoning ordinances affecting the Property.

7. That Property is free of all liens, taxes, encumbrances and  claims of every kind, nature and description whatsoever, except for 

the following mortgages or deeds of trust; 

_______________________________________________________________________ and except for real estate and personal

property taxes for Installment ___ of fiscal year ______ and subsequent years.

8. That there are no mechanic’s, materialmen’s or laborer’s liens against the above described Property, nor is any party entitled to 

assert any mechanic’s, materialmen’s or laborer’s liens against the Property.

9. That there are no unrecorded leases or agreements affecting the Property, other than the Agreement of Sale between the 

undersigned and ____________________________________________ as purchasers of the Property dated _______________.

10. That there are no open, unexercised options to purchase or rights of first refusal to purchase the Property.

11. That no judgment or decree has been entered in any court of this State or the United States against the undersigned and which 

remain unsatisfied, EXCEPT ______________________________________________________________________________.

12. The undersigned further state(s) that he/she/they are each familiar with the nature of an oath; and with the penalties under the 

laws of the state for making false statements in any instruments of this nature.  The undersigned further certify(ies) that they 

have read, this affidavit, or have had it read to them, and understand its context.

13. That I/WE have made this Affidavit for the purpose of inducing Orange Coast Title Company of Northern California to issue 

one or more policy(ies) of title insurance insuring interests in the Property, and that said title company is relying on the 
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statements set forth in this Affidavit in issuing said policies, free and harmless from and against any and all actions, causes, of 

action, loss, cost, expense, or damages that may be brought against or suffered or incurred by Orange Coast Title Company of 

Northern California or its underwriters, in relying on the truth and accuracy of the statements contained herein.

By:

Name:

By:

Name:

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the document

to which this certificate is attached, and not the truthfulness, accuracy or validity of that document.

State of California } S.S.
County of _______________

On _______________________________, before me, ___________________________________________________________,

personally appeared _______________________________________________________________________________________

_______________________________________________________________________________________________________

who proved to me on the basis of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within 

instrument and acknowledged to me that he/she/they executed the same in his/her/their authorized capacity(ies), and that by 

his/her/their signature(s) on the instrument the person(s) or the entity upon behalf of which the person(s) acted, executed this 

instrument.

I certify under PENALTY OF PERJURY under the laws of the State of California that the foregoing paragraph is true and 

correct.

WITNESS MY HAND and OFFICIAL SEAL

Signature: ____________________________

(Notary Seal)
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Exhibit “A”

Lot 13, as shown upon that certain Map entitled, “Tract No. 2616 Sierra Ventura Unit No. 1”, in the City of Los Altos, County of 

Santa Clara, State of California which Map was filed for record in the Office of the Recorder of the County of Santa Clara, State of 

California, on May 26, 1960 in Book 120 of Maps, Page 46.

Excepting therefrom the underground water, as granted in Deed from Ashi Development Corporation, to California Water Service 

Company, a California Corporation, dated June 16, 1960, recorded June 28, 1960 in Book 4839 of Official Records, Page 214.
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Orange Coast Title Company of

Northern California
718 University Ave., Suite 100

Los Gatos, CA  95032

(408) 827-4165 • Fax (408) 884-8395

DECLARATION OF OCCUPANCY
(Loan Transaction)

The undersigned, _________________________________________________________________________, 

(owner’s name) depose(s) and say(s) as follows:

1. The undersigned is/are the owner(s) of certain real property situated in the City of Los Altos, County of 

Santa Clara and State of California, commonly known as 1248 Vía Huerta, herein referred to as 

“Property”:

2. The undersigned is/are obtaining a loan from ________________________________________________

to be secured by a Deed of Trust against the Property, which is the subject of this transaction.

3. The undersigned currently occupy the Property as the undersigned’s principal address, and intend to 

continue to occupy the same as the undersigned’s principal residence following the close of this 

transaction.

4. The undersigned understand(s) that Orange Coast Title Company of Northern California is relying on 

this information in calculating the recording fees for all real estate instruments, papers, and notices 

recorded in connection with this transaction in accordance with California Government Code 

§27388.1(a)(2).

5. The undersigned agree(s) to indemnify and hold Orange Coast Title Company of Northern California 

harmless from and against, and to pay any additional recording fees and/or penalties arising out of, or in 

connection with, the inaccuracy of the information set forth herein.

The undersigned declare(s) under penalty of perjury under the laws of the State of California that the foregoing 

is true and correct, and that this Declaration was executed on _____________, at ______________________,

___________.

By: By:

Name: Name:
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Orange Coast Title Company of Northern California
718 University Ave., Suite 100

Los Gatos, CA  95032

(408) 827-4165 • Fax (408) 884-8395

CONFIRMATION OF CONVEYANCE
(Low or No Consideration Transfer)

I/We ________________________________________________________________

Declare as Follows:

1. That I/We am/are the grantor(s) named in a certain grant deed or quit claim deed recorded as Instrument No. 

__________________________, in the County of _________________, State of California.

2. That I/We did execute said conveyance on or about the date indicated.

3. That said Deed is valid and in full force and effect and that I/We claim no ownership interest in the property described 

therein.

4. That I/We hereby acknowledge, confirm, and ratify the above described conveyance.

5. That I/We did convey and transfer said property to the grantees and I/We am/are due no other consideration for my/our 

interest in the transferred property.

6. That I/We am/are making this declaration for the purposes of inducing Orange Coast Title Company of Northern California 

to issue certain policies of title insurance, insuring title to said land, and that Orange Coast Title Company of Northern 

California is not willing to insure title to said land if my/our interest was not transferred free from any remaining agreements 

or consideration.

I/We declare under penalty of perjury that the foregoing is true and correct and that this declaration is made this 

________________Day of ________________, _______, at ______________________, California.

BY: _________________________________ Social Security # ________________

BY: _________________________________ Social Security # ________________

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the document

to which this certificate is attached, and not the truthfulness, accuracy or validity of that document.

State of California }S.S.
County of Santa Clara

On _______________________________, before me, ___________________________________________________________,

personally appeared ______________________________________________________________________________________

_______________________________________________________________________________________________________

who proved to me on the basis of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within 

instrument and acknowledged to me that he/she/they executed the same in his/her/their authorized capacity (ies), and that by 

his/her/their signature(s) on the instrument the person(s) or the entity upon behalf of which the person(s) acted, executed this 

instrument.

I certify under PENALTY OF PERJURY under the laws of the State of California that the foregoing paragraph is true and 

correct.

WITNESS MY HAND and OFFICIAL SEAL

Signature: ____________________________

(Notary Seal)

DO NOT USE THE SAME NOTARY AS USED TO EXECUTE THE DEED OR QUITCLAIM
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CERTIFICATION OF TRUST
PURSUANT TO CALIFORNIA PROBATE CODE SECTION 18100.5

I (We) _________________________________________________________________________________________
, trustee(s) confirm the following facts:
1.  The _______________________________________________________ (Name of Trust) is currently
      in existence and was created on _________________________________ (Date of Creation of Trust).
2.  The Trust was amended on ____________________________________ (or enter “No Amendments”)
3.  The settler(s) of the trust are as follows: _______________________________________________
4.  The currently acting trustee(s) of the trust is (are):
      _______________________________________________________________________________
5.   The power of the trustee(s) includes:
      (a)  The powers to sell, convey and exchange [  ] YES   [  ] NO   (check one)
      (b)  The powers to borrow money and encumber the trust property with a deed of trust or mortgage
             [  ] YES    [  ] NO   (check one)
6.   The trust is:  (check the applicable box)
      (a)  revocable [  ];
      (b)  irrevocable [  ] and the following party (ies), if any, is (are) identified as having the power to
      revoke the trust:
       ______________________________________________________________________________
7.   The trust:  (check the applicable box)
      (a)  does have multiple trustees [  ];
      (b)  does not have multiple trustees [  ];  If the trust has multiple trustees, the signatures of all the
      trustees or of any ___________ of the trustees is required to exercise the powers of the trust.
8.   The trust identification number is as follows: __________________ (Social Security No./Employee ID)
9.   Title to trust assets shall be taken in the following fashion:

_________________________________________________________________________________________________
_______________________________________________________________________

The undersigned trustee(s) hereby declare(s) that the trust has not been revoked, modified, or amended in any manner,
which would cause the representations, contained herein to be incorrect. The certification is being signed by all currently
acting trustee(s) and is being executed in conformity with the provision of California Probate Code Section 18100.5,
Chapter 530, Statutes of 1993.

Document Date: _________________________

by: ____________________________________           by: ___________________________________

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the document

to which this certificate is attached, and not the truthfulness, accuracy or validity of that document.

State of California
County of _______________ } S.S.

On _______________________________, before me, ____________________________________________________,

personally appeared ________________________________________________________________________________

who proved to me on the basis of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within 

instrument and acknowledged to me that he/she/they executed the same in his/her/their authorized capacity (ies), and that by 

his/her/their signature(s) on the instrument the person(s) or the entity upon behalf of which the person(s) acted, executed this 

instrument.

I certify under PENALTY OF PERJURY under the laws of the State of California that the foregoing paragraph is true and 

correct.

WITNESS MY HAND and OFFICIAL SEAL

Signature: ____________________________

(Notary Seal)
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1248 Via Huerta Notification Map

Esri,  HERE, Garmin, (c) OpenStreetMap contributors,  and the GIS user
community

Schools
Park and Recreation Areas
City Limit
Road Names
Waterways

Situs Label
TaxParcel

Print Date: December 12, 2022
0 0.03 0.060.015 mi

0 0.045 0.090.0225 km

1:2,257

The information on this map was derived from the City  of Los Altos' GIS.
The City of Los Altos does not guarantee data provided is free of errors,
omissions,  or the positional accuracy, and it should be verif ied. 94
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L 1.00   LANDSCAPE PLAN

CIVIL
CC 1   GRANDING AND DRAINAGE PLAN

MATERIAL AND COLOR BOARD

96

Agenda Item 2.

HZeng
Cloud

sgallegos
Attachment G



Δ

17
35

 E
nt

er
pr

is
e 

D
r, 

Su
ite

 10
9

Fa
irf

ie
ld

, C
A 

94
53

3
PH

  (
70

7)
 4

25
-6

23
4

 F
AX

  (
70

7)
 4

25
-19

69

M
O

U
N

TA
IN

  P
AC

IF
IC

SU
R

V
EY

S

97

Agenda Item 2.

AutoCAD SHX Text
w

AutoCAD SHX Text
w

AutoCAD SHX Text
v

AutoCAD SHX Text
S

AutoCAD SHX Text
HB

AutoCAD SHX Text
4"c

AutoCAD SHX Text
2-4"

AutoCAD SHX Text
8"

AutoCAD SHX Text
14"

AutoCAD SHX Text
8"

AutoCAD SHX Text
4"

AutoCAD SHX Text
4"

AutoCAD SHX Text
2-8"

AutoCAD SHX Text
10"

AutoCAD SHX Text
20"/10"

AutoCAD SHX Text
8"

AutoCAD SHX Text
8"

AutoCAD SHX Text
8"

AutoCAD SHX Text
8"

AutoCAD SHX Text
8"

AutoCAD SHX Text
8"

AutoCAD SHX Text
10"

AutoCAD SHX Text
8"

AutoCAD SHX Text
4"

AutoCAD SHX Text
4"

AutoCAD SHX Text
8"

AutoCAD SHX Text
8"

AutoCAD SHX Text
6"

AutoCAD SHX Text
Asphalt

AutoCAD SHX Text
 Rolled Curb & Gutter

AutoCAD SHX Text
 Rolled Curb & Gutter

AutoCAD SHX Text
Wood Retaining Wall (Dilapidated)

AutoCAD SHX Text
POOL

AutoCAD SHX Text
Asphalt Driveway

AutoCAD SHX Text
Landscape

AutoCAD SHX Text
Stone Retaining Wall

AutoCAD SHX Text
GM

AutoCAD SHX Text
Floating Concrete Stair

AutoCAD SHX Text
Masonry Wall

AutoCAD SHX Text
16"

AutoCAD SHX Text
12"

AutoCAD SHX Text
4"

AutoCAD SHX Text
Control Point #4

AutoCAD SHX Text
Control Point #269

AutoCAD SHX Text
1248 VIA HUERTA Lot 13 per 120 Maps 46 APN: 342-240-38 0.32± Acres

AutoCAD SHX Text
N71°10'49"E

AutoCAD SHX Text
  143.19'

AutoCAD SHX Text
N65°25'45"W

AutoCAD SHX Text
  66.80'

AutoCAD SHX Text
S48°03'59"W

AutoCAD SHX Text
1232 VIA HUERTA APN: 342-240-36

AutoCAD SHX Text
1240 VIA HUERTA APN: 342-240-37

AutoCAD SHX Text
1256 VIA HUERTA APN: 342-280-01

AutoCAD SHX Text
VIA HUERTA  (50' Public Right of Way per R-1)

AutoCAD SHX Text
BASIS OF BEARINGS

AutoCAD SHX Text
1232 VIA HUERTA APN: 342-240-36

AutoCAD SHX Text
Battered Masonry Wall

AutoCAD SHX Text
Concrete Wall

AutoCAD SHX Text
mb

AutoCAD SHX Text
Found 1" Iron Pipe & Cap

AutoCAD SHX Text
Dirt

AutoCAD SHX Text
HB

AutoCAD SHX Text
Steps

AutoCAD SHX Text
Wood Fence

AutoCAD SHX Text
Existing 2' Wide Anchor  Easement per R-1

AutoCAD SHX Text
Existing 10' Public Utility  Easement per R-1

AutoCAD SHX Text
Wood Fence

AutoCAD SHX Text
Existing 5' Public Utility  Easement per R-1

AutoCAD SHX Text
Existing 5' Wire Clearance  Easement per R-1

AutoCAD SHX Text
Existing 5' Public Utility  Easement per R-1

AutoCAD SHX Text
  172.24'

AutoCAD SHX Text
R=210.00'

AutoCAD SHX Text
L=119.91'

AutoCAD SHX Text
=32°42'55"

AutoCAD SHX Text
Second Story Deck

AutoCAD SHX Text
Wood Retaining Wall

AutoCAD SHX Text
Building Overhang

AutoCAD SHX Text
Wood Fence

AutoCAD SHX Text
Gate

AutoCAD SHX Text
Exposed 4" Steel Pipe

AutoCAD SHX Text
Second Story Deck

AutoCAD SHX Text
327.9tw

AutoCAD SHX Text
330.9tw

AutoCAD SHX Text
330.3tw

AutoCAD SHX Text
329.6tw

AutoCAD SHX Text
328.8tw

AutoCAD SHX Text
330.2tw

AutoCAD SHX Text
321.16gr

AutoCAD SHX Text
321.25gr

AutoCAD SHX Text
321.22gr

AutoCAD SHX Text
321.25gr

AutoCAD SHX Text
Steps

AutoCAD SHX Text
Steps

AutoCAD SHX Text
Steps

AutoCAD SHX Text
Covered Patio

AutoCAD SHX Text
Concrete

AutoCAD SHX Text
Concrete

AutoCAD SHX Text
Concrete

AutoCAD SHX Text
Brick Planter, Typ.

AutoCAD SHX Text
2-4"

AutoCAD SHX Text
316.12tw

AutoCAD SHX Text
315.01tw

AutoCAD SHX Text
315.01tw

AutoCAD SHX Text
313.92tw

AutoCAD SHX Text
308.9

AutoCAD SHX Text
309.9

AutoCAD SHX Text
313.87tw

AutoCAD SHX Text
Two Story Residence

AutoCAD SHX Text
Stone Wall

AutoCAD SHX Text
Wood Fence

AutoCAD SHX Text
Wood Retaining Wall 

AutoCAD SHX Text
Concrete

AutoCAD SHX Text
Brick Wall

AutoCAD SHX Text
Landscape

AutoCAD SHX Text
Dirt

AutoCAD SHX Text
Dirt

AutoCAD SHX Text
Dirt

AutoCAD SHX Text
Dirt

AutoCAD SHX Text
Dirt

AutoCAD SHX Text
Concrete

AutoCAD SHX Text
Concrete

AutoCAD SHX Text
HB

AutoCAD SHX Text
(8.5±deep)

AutoCAD SHX Text
(3.5±deep)

AutoCAD SHX Text
OF

AutoCAD SHX Text
SCALE

AutoCAD SHX Text
JOB NO.

AutoCAD SHX Text
SHEET NO.

AutoCAD SHX Text
CHECKED

AutoCAD SHX Text
DRAWN

AutoCAD SHX Text
DATE

AutoCAD SHX Text
DATE

AutoCAD SHX Text
APPROVED                                   DATE

AutoCAD SHX Text
REV.

AutoCAD SHX Text
BY

AutoCAD SHX Text
DESCRIPTION

AutoCAD SHX Text
1 inch =     ft.

AutoCAD SHX Text
( IN FEET )

AutoCAD SHX Text
GRAPHIC SCALE

AutoCAD SHX Text
0

AutoCAD SHX Text
10

AutoCAD SHX Text
10

AutoCAD SHX Text
20

AutoCAD SHX Text
10

AutoCAD SHX Text
40

AutoCAD SHX Text
5

AutoCAD SHX Text
Legend

AutoCAD SHX Text
Adjoiner Boundary Building Footprint Building Overhang Centerline Concrete Concrete Grade Break Curb & Gutter (Rolled) Easement  Fenceline Overhead Utility Line Wall Concrete

AutoCAD SHX Text
Area Drain Fire Hydrant Mailbox Sanitary Sewer Cleanout Sanitary Sewer Manhole Sign Spot Elevation Streetlight Survey Control Point Survey Monument Water Meter Water Valve Book 120 of Maps, Page 46 Santa Clara Country Records

AutoCAD SHX Text
SURVEY CONTROL POINTS

AutoCAD SHX Text
DESIGNATION

AutoCAD SHX Text
NORTHING

AutoCAD SHX Text
EASTING

AutoCAD SHX Text
ELEVATION

AutoCAD SHX Text
DESCRIPTION

AutoCAD SHX Text
3

AutoCAD SHX Text
1306.92

AutoCAD SHX Text
3706.06

AutoCAD SHX Text
315.00

AutoCAD SHX Text
2.5" BRASS DISK IN WELL

AutoCAD SHX Text
4

AutoCAD SHX Text
1495.21

AutoCAD SHX Text
3549.36

AutoCAD SHX Text
306.96

AutoCAD SHX Text
2.5' BRASS DISK IN WELL

AutoCAD SHX Text
269

AutoCAD SHX Text
1383.70

AutoCAD SHX Text
3623.97

AutoCAD SHX Text
315.53

AutoCAD SHX Text
GINNIE AND TACK

AutoCAD SHX Text
S

AutoCAD SHX Text
315.10

AutoCAD SHX Text
OH

AutoCAD SHX Text
ss

AutoCAD SHX Text
w

AutoCAD SHX Text
v

AutoCAD SHX Text
BOUNDARY AND TOPOGRAPHIC SURVEY 1248 VIA HUERTA CITY OF LOS ALTOS - SANTA CLARA COUNTY - CALIFORNIA  

AutoCAD SHX Text
10-05-22

AutoCAD SHX Text
1" = 10'

AutoCAD SHX Text
SR / CH

AutoCAD SHX Text
522074

AutoCAD SHX Text
1

AutoCAD SHX Text
1

AutoCAD SHX Text
mb

AutoCAD SHX Text
CMW

AutoCAD SHX Text
R-1

AutoCAD SHX Text
General Notes: 1) All features shown hereon represent surface conditions of the project area compiled from  a ground survey performed in September of 2022. Surveyor made no attempt to determine the existence or extent of underground utilities or other features not surface visible. 2) Boundary and easement data shown hereon are based upon a Preliminary Title Report ment data shown hereon are based upon a Preliminary Title Report prepared by Orange Coast Title Company as order no. 520-2345327-60, dated September 14, 2022. Datum Note: Horizontal datum is based upon a local assumed coordinate system. Vertical datum is based upon City of Los Altos Benchmark #40, a brass disc on the top of curb located at the southwest return of Stonehaven Drive & Kent Drive. Top of disc elevation taken as 276.45,  NAVD88 datum. Temporary control points have been established hereon to perpetuate the project datum for future use.  Basis of Bearing: Bearings shown hereon are based upon the monumented centerline of Via Huerta as shown on that certain map filed for record in Book 120 of Maps at Page 46 of Santa Clara County Records. 

sgallegos
Attachment G



98

Agenda Item 2.



99

Agenda Item 2.



100

Agenda Item 2.

HZeng
Cloud



101

Agenda Item 2.

HZeng
Cloud

HZeng
Cloud



102

Agenda Item 2.



103

Agenda Item 2.



104

Agenda Item 2.



105

Agenda Item 2.



106

Agenda Item 2.



107

Agenda Item 2.

HZeng
Cloud



STUCCO WALL FINISH

MATERIAL BOARD
1248 VIA HUERTA
LOS ALTOS, CA

WOOD GARAGE DOOR PRESIDENTIAL SINGLES ROOFFIBERGLASS WINDOWENTRY DOORFENCE 108

Agenda Item 2.



TREES BOTANICAL / COMMON NAME

QUERCUS AGRIFOLIA / COAST LIVE OAK

SHRUBS BOTANICAL / COMMON NAME

CHONDROPETALUM TECTORUM / SMALL CAPE RUSH

DIANELLA CAERULEA `CASSA BLUE` / FLAX LILY

ERIGERON KARVINSKIANUS / SANTA BARBARA DAISY

LOMANDRA LONGIFOLIA `NYALLA` / NYALLA MAT RUSH

MYOPORUM PARVIFOLIUM 'PINK' / PINK TRAILING MYOPORUM

OLEA EUROPAEA `LITTLE OLLIE` TM / LITTLE OLLIE OLIVE

RHAMNUS CALIFORNICA `MOUND SAN BRUNO` / CALIFORNIA COFFEEBERRY

SALVIA LEUCANTHA / MEXICAN BUSH SAGE

WESTRINGIA FRUTICOSA `WES03` TM / BLUE GEM COAST ROSEMARY

WESTRINGIA FRUTICOSA `WES06` TM / LOW HORIZON COAST ROSEMARY
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WES AROLA LANDSCAPE ARCHITECTURE
W@WESAROLA.COM                                        831/ 247 9936

PRELIMINARY
LANDSCAPE PLAN

( In Feet )
1 inch = 10 feet

GRAPHIC SCALE
4020105010

PLANTING SCHEDULE

PLANTING DESIGN CRITERIA
THE PROPOSED PLANT LIST IS COMPRISED OF PLANT MATERIAL AND TREES KNOWN TO THRIVE IN THE LOCAL
CLIMATE AND SOIL CONDITIONS. ABOVE GROUND UTILITIES WILL BE SCREENED BY PLANTING . ALL LANDSCAPE
AREAS WILL BE COVERED IN MIN 3" OF BARK MULCH

IRRIGATION DESIGN CRITERIA
THE IRRIGATION DESIGN WILL COMPLY WITH THE LOCAL AND STATE WATER CONSERVATION REQUIREMENTS.
THE WATER CONSERVATION METHOD FOR THE PROPOSED LANDSCAPE MATERIAL HAS A LOW TO MEDIUM
WATER USE.

A WEATHER SENSING 'SMART CONTROLLER' WILL BE USED TO MONITOR THE IRRIGATION WATER AND MANAGE
DAILY WATER CONSUMPTION TO THE MINIMUM REQUIREMENTS FOR EACH HYDROZONE.

ALL TREES, SHRUB AND GROUNDCOVER AREAS WILL BE IRRIGATED BY DRIP, ON SEPARATE HYDROZONES, SO
THAT ONCE ESTABLISHED, WATER CAN BE REGULATED IN A MORE EFFICIENT MANNER.

COMPLIANCE STATEMENT
THE DESIGN WILL MEET OR EXCEED THE STATE AND LOCAL STANDARDS FOR WATER CONSERVATION THROUGH
WATER EFFICIENT LANDSCAPE IRRIGATION DESIGN. I AGREE TO COMPLY WITH THE REQUIREMENTS OF THE
MWELO

_____________________
WES AROLA - CA 5958

DESIGN CRITERIA

1 PAVER DRIVEWAY AND PATIO

GRAVEL WALKWAY

EXISTING WALL TO REMAIN

NEW GARDEN WALL

SODDED TURF

MULCHED SIDEYARD AREA

EXISTING VEGETATION TO BE PRUNED / THINNED

EXISTING TREE TO REMAIN/PROTECT PER ARBORIST REPORT

2

3

4

5

6

DESIGN KEY

7

VIA HUERTA

1

1

2

2

3

4

5

6

6

6

7

7

8

8

LANDSCAPE DATA
TOTAL HARDSCAPE AREA - EXISTING 6,485 SF

TOTAL HARDSCAPE AREA - PROPOSED 5,798 SF

SOFTSCAPE - EXISTING 8,310 SF

SOFTSCAPE PROPOSED 8,997 SF

COMMON NAME // COAST LIVE OAK
HEIGHT AND SPREAD IN FEET // 40 X 60
GROWTH RATE // SLOW-MODERATE

(INCLUDES EXISTING TO REMAIN)

COMMON NAME // CAPE RUSH
HEIGHT AND SPREAD IN FEET // 3 X 3
GROWTH RATE // MODERATE

COMMON NAME // FLAX LILY
HEIGHT AND SPREAD IN FEET // 2 X 1.5
GROWTH RATE // MODERATE

COMMON NAME // SANTA BARBARA DAISY
HEIGHT AND SPREAD IN FEET // 1.5 X 3
GROWTH RATE // FAST

COMMON NAME // MATT RUSH
HEIGHT AND SPREAD IN FEET // 3 X 3
GROWTH RATE // MODERATE - FAST

COMMON NAME // MYOPORUM
HEIGHT AND SPREAD IN FEET // 1 X 5
GROWTH RATE // FAST

COMMON NAME // LITTLE OLLIE
HEIGHT AND SPREAD IN FEET // 3 X 3
GROWTH RATE // MODERATE

COMMON NAME // COFFEE BERRY
HEIGHT AND SPREAD IN FEET // 3 X 4
GROWTH RATE // MODERATE

COMMON NAME // MEXICAN SAGE
HEIGHT AND SPREAD IN FEET // 3 X 3
GROWTH RATE // FAST

COMMON NAME // BLUE COAST ROSEMARY
HEIGHT AND SPREAD IN FEET // 3 X 4
GROWTH RATE // MODERATE - FAST

COMMON NAME // LOW COAST ROSEMARY
HEIGHT AND SPREAD IN FEET // 2 X 4
GROWTH RATE // MODERATE - FAST
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1. ALL GRADING AND SITE PREPARATION SHALL CONFORM WITH SPECIFICATIONS
CONTAINED IN THE GEOTECHNICAL REPORT

2. ALL CONSTRUCTION MATERIALS AND WORKMANSHIP SHALL BE IN ACCORDANCE TO THE
COUNTY LATEST CONSTRUCTION SPECIFICATIONS AND DETAILS

3. PRIOR TO ANY EXCAVATION OF THE PROJECT SITE, THE OPERATOR SHALL NOTIFY THE
COUNTY 48 HOURS PRIOR TO THE START OF CONSTRUCTION.

4. THE CONTRACTOR SHALL CAREFULLY PRESERVE BENCHMARKS, REFERENCE POINTS AND
STAKES.

5. ALL INDICATED ELEVATIONS ARE FINISHED ELEVATIONS.
6. FIELD VERIFY LOCATIONS, SIZES AND IF APPLICABLE INVERTS OF EXISTING UTILITIES FOR

PROPOSED CONNECTIONS PRIOR TO CONSTRUCTION.
7. LOCATE AND PROTECT ALL UTILITIES ASSOCIATED WITH THE PROJECT PRIOR TO

CONSTRUCTION.
8. INSTALL SILT CONTROL MEASURES BEFORE BEGINNING SITE WORK. THESE MEASURES

SHALL BE MAINTAINED THROUGHOUT  CONSTRUCTION.
9. MAINTAIN PROPER SITE DRAINAGE AT ALL TIMES DURING CONSTRUCTION. PREVENT

STORM WATER FROM RUNNING INTO OR STANDING IN EXCAVATED AREAS.
10. INSTALL ALL APPROPRIATE TREE PROTECTION MEASURES PRIOR TO GRADING
11. ALL ROOF DRAIN WILL BE DISCHARGED ONTO VEGETATED AREA PRIOR TO LEAVING SITE
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STORMWATER COMPLIANCE NOTES:

1. THE PROJECT CREATES AND/OR REPLACES LESS THAN ONE ACRE OF

IMPERVIOUS SURFACES.

2. THE FOLLOWING SITE DESIGN MEASURES ARE PROPOSED:

· PROTECT EXISTING TREES AND SOIL.

· DIRECT ROOF RUNOFF ONTO VEGETATED AREA

3.  THE FOLLOWING SOURCE CONTROL MEASURES ARE PROPOSED:

· DROUGHT TOLERANT LANDSCAPING

· USE WATER EFFICIENT IRRIGATION SYSTEM

GENERAL NOTES:

1. DO NOT DOWEL IN NEW DRIVEWAY AND WALKWAY INTO THE BACK OF EXISTING

CONCRETE CURB

2. ANY DAMAGED RIGHT-OF-WAY INFRASTRUCTURES AND OTHERWISE DISPLACED

CURB & GUTTER SHALL BE REMOVED AND REPLACED AS DIRECTED BY THE CITY

ENGINEER OR HIS DESIGNEE. CONTRACTOR SHALL COORDINATE WITH PUBLIC

WORKS DEPARTMENT AT (650) 974-2680.

3. PRIOR TO COMMENCEMENT OF ANY WORK DONE IN THE PUBLIC RIGHT-OF-WAY,

A PERMIT TO OPEN STREET AND /OR AN ENCROACHMENT PERMIT ILL BE

REQUIRED.
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DATE: March 29, 2023 
 

AGENDA ITEM #3 

TO:     Design Review Commission 
 
FROM:    Sean K. Gallegos, Senior Planner 
 
SUBJECT:   SC22-0030 – 1081 Nottingham Way 
 
 
RECOMMENDATION:    
 
Approve design review application SC22-0030 subject to the listed findings and conditions  
 
 
PROJECT DESCRIPTION 
 
This is a design review application for first and second-story additions to an existing single-story 
residence.  The project includes adding a 51 square-foot addition at the first story, a 218 square-
foot rear patio, and a new 90 square-foot addition at the second story. This project should be 
considered categorically exempt from further environmental review under Section 15301 of the 
California Environmental Quality Act (CEQA) since it involves an addition to an existing single-
family residence in an area zoned for residential uses.  The following table summarizes the 
project’s technical details: 
 
GENERAL PLAN DESIGNATION: Single-Family, Medium Lot 
ZONING: R1-10 
PARCEL SIZE: 13,204 square feet  
MATERIALS: Composition shingle roof; smooth plaster finish, 

wood trim, wood windows, and wood entry doors 
 
 Existing Proposed Allowed/Required 
COVERAGE: 2,890 square feet 3,168 square feet 3,961 square feet  
FLOOR AREA: 
 

3,722 square feet   4,063 square feet 4,070 square feet  

SETBACKS: 
Front  
Rear  
Right side(1st/2nd) 
Left side (1st/2nd) 

 
25 feet 
86.25 feet 
10 feet/17.5 feet  
10 feet/17.5 feet 

 
25 feet 
74.3 feet 
10.2 feet/25 feet 
10.3 feet/17.5 feet  

 
25 feet 
25 feet  
10 feet/17.5 feet 
10 feet/17.5 feet 

HEIGHT: 20.2 feet  20.2 feet 27 feet 
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Design Review Commission  
SC22-0030 – 1081 Nottingham Way 
March 29, 2023  Page 2  

BACKGROUND 
 
Neighborhood Context 
The subject property is located in a Diverse Character Neighborhood as defined in the City’s 
Residential Design Guidelines. The parcels in the neighborhood are similar sizes, have consistent 
front setbacks and the structures are a combination of older and new one- and two-story, single-
family structures with simple roof forms (low-pitched gable and hipped roofs) and rustic materials. 
The houses have varying bulk and scale of low to moderate intensity. While there is not a 
distinctive street tree pattern on either street, there are many large trees along both streets. 
 
DISCUSSION  
 
Design Review 
According to the Residential Design Guidelines, in Diverse Character Neighborhoods, a good 
neighbor design has its own design integrity while incorporating some design elements, materials, 
and scale found in the neighborhood. 
 
As depicted in the design plans (Attachment D), the applicant is proposing a 51 square-foot 
addition at the first story, a 218 square-foot rear patio, and a new 90 square-foot addition at the 
second story.   
  
First-Story Addition and Exterior Modifications 
A 51 square-foot addition is proposed along the southwest corner of the house, which would add 
a reading room along the right side and front elevation. The additional exterior changes include: 
 

• Along the front (south) elevation:  
o A 51 square-foot addition with a gable roof form along the front and right-side 

elevation 
o A single panel front door replaced with a two-panel front door.  
o The removal and replacement of two existing windows with new windows 

with a similar style, pattern and location.  
 

• Along the interior right-side (east)elevation 
o A 51 square-foot addition with a gable roof form along the front and right-side 

elevation 
o The removal and replacement of six existing windows with new windows with 

a similar style, pattern and location.  
 

• Along the interior left-side (west elevation 
o The removal and replacement of four existing windows with new windows 

with a similar style, pattern and location.  
 

• Along the rear (north) elevation 
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Design Review Commission  
SC22-0030 – 1081 Nottingham Way 
March 29, 2023  Page 3  

o The addition of a 218 square-foot covered patio with a gable roof form and 
columns 

o The removal and replacement of seven existing windows with new windows 
with a similar style, pattern and location.  

o The removal and replacement of one existing window and a three panel 
sliding door with a new seven panel door system.  

 
Staff finds the proposed first-story addition and exterior modifications to be in compliance with 
the R1-10 zoning district development standards, the Single-Family Residential Design 
Guidelines, and the design review findings pursuant to Section 14.76.060 of the Zoning Code and 
therefore recommends design review approval of the first-story addition and exterior 
modifications. A materials board is provided in the project plans. 
 
Second-Story Addition 
The design plans include a 90 square-foot second story addition to the existing one-story house 
along the right and rear sides of the house. The second story addition will allow for the addition of 
a new bathroom. With regards to building setbacks, the second story addition exceeds the second-
story setbacks as described in the table on Sheet A-1, and it is in conformance with the required 
standards. Please refer to the table above for more specific setbacks. 
 
With regards to exterior materials, the project is matching the aesthetics of the existing residence 
and utilizing materials of similar quality to those found in the existing neighborhood. The first-
story addition and the second story addition will use smooth plaster siding, and it is compatible 
with the other residences in the neighborhood. The proposed first and second floor roof materials 
are composition shingle roof. The other materials will include wood trim, wood windows, and 
wood entry doors.   
 
For the wall plate height at the second story, the proposed addition will maintain the existing eight-
foot-tall plate height, which is compatible with the existing house and immediate neighborhood 
context. The second floor is softened by being recessed within the roofline of the structure. The 
design does not create an abrupt change and is well proportioned and articulated to reduce the 
effect of bulk and mass.  
 
The second story addition’s roof forms will match the existing 4:12 pitched roof that are integrated 
with the existing roof forms. The low-pitched roof provides articulation of the eave line facing the 
right side and rear, limits the height of the building in comparison to adjacent houses and 
diminishes the overall scale of the structure. The proposed second story addition will have an 
overall height of 20 feet, two inches, which will be less than the allowed maximum height of 27 
feet. Consistent with the design review findings, the modest sized second-story addition with its 
lower scale wall plate heights and roof forms will minimize the perception of excessive bulk and 
mass.   
 
Overall, the design of the project appears to be an appropriate design within this Consistent 
Character Neighborhood and conforms to of the Residential Design Guidelines and Design Review 
findings. 
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Privacy  
Along the left (west) elevation, there is one small window with a minimum windowsill height of 
five feet, six inches in bedroom Nos. 4 and 5. Due to the tall sill heights of the windows in the 
bathroom, the proposed window does not create unreasonable privacy impacts. Due to tall sill 
heights of the windows in the bedrooms, the proposed window does not create unreasonable 
privacy impacts.   
 
Along the rear (east) second story elevation, there is one existing medium sized window. The 
project proposes a new small window in the new bathroom with a four-foot, six-inch sill height, 
the replacement of an existing medium sized window in the hallway with same sized window, 
which is in the same location with the same sill height of two feet, nine inches, and the addition of 
new twopanel French doors for the hallway. The French doors open inward and a Juliet balcony is 
proposed for the doors.  
 
The rear elevation may have potential privacy impacts due to the French doors. Staff considered 
the privacy impact will be minimal because the setback from property line to the window will be 
between 37 feet along the left property line, 50 feet along the right property line and up to 100 feet 
from the rear of the house. The applicant will retain the existing evergreen screening and trees 
along the side and rear property lines to mitigate potential privacy impacts. The details of the 
proposed screening vegetation are provided in the Landscape Plan on Sheet L-2.  
  
Landscaping and Trees 
19 existing trees are depicted within the proximity of the subject site, please see sheet L-2 for the 
table identifying all trees on the site. The applicant proposes the removal of no protected trees. 
Consistent with the Submittal Requirements for Two-Story Residential Design review handout, an 
arborist report is not required for the proposal due to the proposed addition not falling within the 
inner 2/3rds of the dripline of any protected tree.  
 
New or rebuilt landscaping would need to satisfy the Water Efficient Landscape Ordinance 
requirements should it exceed the 2,500 square-foot landscaping threshold for residential additions 
(Condition of Approval No. 6 and 18). Overall, the existing and proposed landscaping meets the 
intent of the City’s landscape regulations and street tree guidelines. Overall, the existing and 
proposed landscaping meets the intent of the City’s landscape regulations and street tree 
guidelines.  
 
Environmental Review 
This project should be considered categorically exempt from environmental review under Section 
15301 of the California Environmental Quality Act because it involves an addition to an existing 
single-family residence on an existing lot in an area zoned for residential uses. 
 
Public Notification and Community Outreach 
A public meeting notice was posted on the property and mailed to 12 property owners in the 
immediate vicinity on Nottingham Way, Crooked Creek Drive, and Montclaire Way.  The 
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applicant also posted the public notice sign (24” x 36”) in conformance with the Planning Division 
posting requirements.   
 
Based on neighborhood outreach efforts, the applicants have provided documentation showing 
outreach to the neighbors in the immediate neighborhood context. A document from the applicant 
regarding outreach is included in Attachment C. 
 
Cc: Pisuttisuk Kittipongdaja, Applicant and Designer 
 Sipra Hassan, Property Owners 
 
Attachments: 

A. Public Notification Map 
B. Applicant Outreach 
C. Public Notice Poster 
D. Design Plans 
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FINDINGS 
 

SC22-0030 – 1081 Nottingham Way 
 
With regard to the first-story addition and modifications and the second story addition to the 
existing two-story house, the Design Review Commission finds the following in accordance with 
Section 14.76.060 of the Municipal Code: 

 
a. The proposed residence complies with all provision of this chapter; 
 
b. The height, elevations, and placement on the site of the new residence, when considered 

with reference to the nature and location of residential structures on adjacent lots, will avoid 
unreasonable interference with views and privacy and will consider the topographic and 
geologic constraints imposed by particular building site conditions; 

 
c. The natural landscape will be preserved insofar as practicable by minimizing tree and soil 

removal; grade changes shall be minimized and will be in keeping with the general 
appearance of neighboring developed areas; 

 
d. The orientation of the proposed new residence in relation to the immediate neighborhood 

will minimize the perception of excessive bulk and mass; 
 
e. General architectural considerations, including the character, size, scale, and quality of the 

design, the architectural relationship with the site and other buildings, building materials, 
and similar elements have been incorporated in order to insure the compatibility of the 
development with its design concept and the character of adjacent buildings; and 

 
f. The proposed residence has been designed to follow the natural contours of the site with 

minimal grading, minimum impervious cover, and maximum erosion protection. 
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CONDITIONS OF APPROVAL 
 

SC22-0030 – 1081 Nottingham Way 
 
GENERAL 
 

1. Expiration 
The Design Review Approval will expire on March 15, 2025 unless prior to the date of 
expiration, a building permit is issued, or an extension is granted pursuant to Section 14.76.090 
of the Zoning Code. 

2. Approved Plans 
The approval is based on the plans and materials received on February 21, 2023, except as may 
be modified by these conditions.  

3. Protected Trees 
The existing trees shall be protected under this application and cannot be removed without a 
tree removal permit from the Development Services Director.   

4. Encroachment Permit 
An encroachment permit shall be obtained from the Engineering Division prior to doing any 
work within the public right-of-way including the street shoulder. All work within the public 
street right-of-way shall be in compliance with the City’s Shoulder Paving Policy. 

5. New Fireplaces 
Only gas fireplaces, pellet fueled wood heaters or EPA certified wood-burning appliances may 
be installed in all new construction pursuant to Chapter 12.64 of the Municipal Code. 

6. Landscaping 
The project shall be subject to the City’s Water Efficient Landscape Ordinance (WELO) 
pursuant to Chapter 12.36 of the Municipal Code if over 500 square feet or more of new 
landscape area, including irrigated planting areas, turf areas, and water features is proposed. 
 

7. Underground Utility and Fire Sprinkler Requirements 
Additions exceeding fifty (50) percent of the existing living area (existing square footage 
calculations shall not include existing basements) and/or additions of 750 square feet or more 
shall trigger the undergrounding of utilities and new fire sprinklers. Additional square footage 
calculations shall include existing removed exterior footings and foundations being replaced 
and rebuilt. Any new utility service drops are pursuant to Chapter 12.68 of the Municipal Code.   

8. Indemnity and Hold Harmless 
The applicant/owner agrees to indemnify, defend, protect, and hold the City harmless from all 
costs and expenses, including attorney’s fees, incurred by the City or held to be the liability of 
the City in connection with the City’s defense of its actions in any proceedings brought in any 
State or Federal Court, challenging any of the City’s action with respect to the applicant’s 
project.  The City may withhold final maps and/or permits, including temporary or final 
occupancy permits, for failure to pay all costs and expenses, including attorney's fees, incurred 
by the City in connection with the City's defense of its actions. 

INCLUDED WITH THE BUILDING PERMIT SUBMITTAL 
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9. Conditions of Approval 
 Incorporate the conditions of approval into the title page of the plans. 
10. Tree Protection Note 
 On the grading plan and/or the site plan, show all tree protection fencing and add the following 

note: “All tree protection fencing shall be chain link and a minimum of five feet in height with 
posts driven into the ground.”  

11. Water Efficient Landscape Plan 
Provide a landscape documentation package prepared by a licensed landscape professional 
showing how the project complies with the City’s Water Efficient Landscape Regulations and 
include signed statements from the project’s landscape professional and property owner.  

12. Reach Codes 
Building Permit Applications submitted on or after January 1, 2023 shall comply with specific 
amendments to the 2022 California Green Building Standards for Electric Vehicle 
Infrastructure and the 2022 California Energy Code as provided in Ordinances No 2022-487 
which amended Chapter 12.22 Energy Code and Chapter 12.26 California Green Building 
Standards Code of the Los Altos Municipal Code.  The building design plans shall comply 
with the standards and the applicant shall submit supplemental application materials as 
required by the Building Division to demonstrate compliance.   

13. California Water Service Upgrades 
You are responsible for contacting and coordinating with the California Water Service 
Company any water service improvements including but not limited to relocation of water 
meters, increasing water meter sizing or the installation of fire hydrants.  The City 
recommends consulting with California Water Service Company as early as possible to avoid 
construction or inspection delays. 

14. Green Building Standards 
Provide verification that the house will comply with the California Green Building Standards 
pursuant to Chapter 12.26 of the Municipal Code and provide a signature from the project’s 
Qualified Green Building Professional Designer/Architect and property owner.  

15. Underground Utility Location 
Show the location of underground utilities pursuant to Chapter 12.68 of the Municipal Code.  
Underground utility trenches shall avoid the drip-lines of all protected trees unless approved 
by the project arborist and the Planning Division. 

16. Outdoor Condensing Unit Sound Rating 
Show the location of any air conditioning unit(s) on the site plan including the model number 
of the unit(s), the nominal size of the unit, and setback to the nearest property line.  Provide 
the manufacturer’s specifications showing the sound rating for each unit.  The air conditioning 
units must be located to comply with the City’s Noise Control Ordinance (Chapter 6.16) and 
in compliance with the Planning Division setback provisions.  The units shall be screened from 
view of the street. 

17. Storm Water Management 
Show how the project is in compliance with the New Development and Construction Best 
Management Practices and Urban Runoff Pollution Prevention program, as adopted by the 
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City for the purposes of preventing storm water pollution (i.e. downspouts directed to 
landscaped areas, minimize directly connected impervious  
 

PRIOR TO ISSUANCE OF BUILDING OR DEMOLITION PERMIT 
18. Tree Protection 

Tree protection fencing shall be installed around the dripline(s), or as required by the project 
arborist, of the existing trees as shown on the site plan.  Tree protection fencing shall be chain 
link and a minimum of five feet in height with posts driven into the ground and shall not be 
removed until all building construction has been completed unless approved by the Planning 
Division. 

19. School Fee Payment 
In accordance with Section 65995 of the California Government Code, and as authorized 
under Section 17620 of the Education Code, the property owner shall pay the established 
school fee for each school district the property is located in and provide receipts to the 
Building Division.  The City of Los Altos shall provide the property owner the resulting 
increase in assessable space on a form approved by the school district.  Payments shall be 
made directly to the school districts. 

PRIOR TO FINAL INSPECTION 
20. Landscaping Installation and Verification 

Provide a landscape Certificate of Completion, signed by the project’s landscape professional 
and property owner, verifying that the trees, landscaping and irrigation were installed per the 
approved landscape documentation package.   

21. Landscape Privacy Screening 
The landscape intended to provide privacy screening shall be inspected by the Planning 
Division and shall be supplemented by additional screening material as required to adequately 
mitigate potential privacy impacts to surrounding properties.  

22. Green Building Verification 
Submit verification that the house was built in compliance with the City’s Green Building 
Ordinance (Chapter 12.26 of the Municipal Code). 
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1081 Nottingham Way Notification Map

Esri,  HERE, Garmin, (c) OpenStreetMap contributors,  and the GIS user
community

Schools
Park and Recreation Areas
City Limit
Road Names
Waterways

Situs Label
TaxParcel

Print Date: September 30, 2022
0 0.03 0.060.015 mi

0 0.045 0.090.0225 km

1:2,257

The information on this map was derived from the City  of Los Altos' GIS.
The City of Los Altos does not guarantee data provided is free of errors,
omissions,  or the positional accuracy, and it should be verif ied. 120
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Forwarded Conversation 

Subject: Home renovations @ 1081 Nottingham way 
------------------------ 

 
From: Alina A <alina.ahmed05@gmail.com> 
Date: Mon, Sep 12, 2022 at 10:48 AM 
To: 
 
 

 

 
Hello all, 
 
Hope you’re doing great. As some of you may know, we’re planning a partial 
remodel of our home, the process is long and still going.  
The city of Los Altos has informed us that in order to add an additional bathroom to 
our second floor (which would be on the back side of the house, in the backyard, not 
visible in the front), we must ask our neighbors and see if they’re all okay with it.  
We have a 5 bedroom house with only 2 full baths, which at times can get 
challenging, hence the addition. 
Please reply to this email with your yays or nays so we can proceed. 
 
Thank you for your time 
 
Alina & Hassan 

@ 1081 Nottingham way 
 

 
---------- 
From: sbcrystal <sbcrystal@aol.com> 
Date: Mon, Sep 12, 2022 at 11:13 AM 
To: Alina A <alina.ahmed05@gmail.com> 
 

 
Hi, 
 I have no objections to adding a second bathroom on the back side of the house. 
                                            Sue 

Sent from my iPad 
 

 
---------- 
From: Michael York <michaelwyork@gmail.com> 
Date: Mon, Sep 12, 2022 at 12:43 PM 
To: Alina A <alina.ahmed05@gmail.com> 
 

 
Hi Alina! 
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That is great news! We're completely fine with that. Good luck and let me know if I can do anything to 
help. 
 
Best, 
 
Michael York and Ryan Pratt  
1070 Nottingham Way, Los Altos, CA 94024 
312-307-8055 
 

 
---------- 
From: Lauri Steel <lauristeel@aol.com> 
Date: Mon, Sep 12, 2022 at 12:50 PM 
To: <alina.ahmed05@gmail.com> 
 

 

I'm fine with this - sounds like a very sensible addition to me.  Good luck! 
Lauri Steel 
1061 Nottingham Way 
 

 
---------- 
From: CHRIS DAVIS <jcbd@aol.com> 
Date: Mon, Sep 12, 2022 at 7:41 PM 
To: Alina Ahmad <alina.ahmed05@gmail.com> 
 

 
Alina and Hassan 
No objections from our perspective.  Let us know if we need to do anything. 
Chris and Judith 
1060 Nottingham Way 
650 224 3677 
 
 
On Sep 12, 2022, at 10:48 AM, Alina A <alina.ahmed05@gmail.com> wrote: 
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ARCHITECT: STRUCTURAL:

ALINA AHMED RESIDENCE
REMODEL & EXPANSION

1081 NOTTINGHAM WAY
LOS ALTOS 94024

THE ARCHITECT'S CONSTRUCTION DOCUMENTS ARE INTENDED TO BE A "BUILDERS SET" OF PLANS THAT THE OWNER/CONTRACTOR SHALL RELY UPON
FOR BIDDING AND CONSTRUCTION OF THE PROJECT.  HOWEVER, THE CONSTRUCTION DOCUMENTS ARE NOT INTENDED TO DEPICT EACH AND EVERY 
DETAIL AND/OR CONDITION THAT MAY OCCURDURING THE COURSE OF CONSTRUCTION.  THE ARCHITECT AND THE OWNER SHALL RELY UPON THE 
EXPERTISE OF THE GENERAL CONTRACTOR AND SUBCONTRACTORS FOR THECOMPLETE AND PROPER INSTALLATION OF MATERIALS AND PRODUCTS 
IN ACCORDANCE WITH INDUSTRY STANDARDS, MANUFACTURER'S RECOMMENDATIONS, AND ICC/ESRAPPROVALS, ETC.

VICINITY MAP

SHEET INDEXPROJECT INFORMATION

SCOPE OF WORK:

INTERIOR REMODEL, 1263 SF KITCHEN, DINING ROOM, LIVING ROOM AND FAMILY 
ROOM. NEW 50 SF READING ROOM ADDITION, 90 SF BATHROOM AT LEVEL 2 
ADDITION, AND 218 SF PATIO ADDITION.

PROJECT ADDRESS: 1081 NOTTINGHAM WAY, LOS ALTOS 94024

APN: 34210115

ZONE: R1-10

LOT AREA:13,204 SF

CONSTRUCTION TYPE: V-B

YEAR BUILT: 1955

SETBACK

FRONT    25'-0"
SIDE        10'-0" (FIRST STORY)
SIDE         17.5'  (SECOND STORY)
REAR        25'-0"
MAX ALLOWABLE HEIGHT :- 27'-0"
MAX FAR :- 3850 SF + .10 X (13221 - 11000) = 4072 SF 

DESIGN/BUILD ITEMS
THE FOLLOWING TRADES/ CONTRACTOR/ CONSULTANTS ARE
DESIGN BUILD ITEMS

TO BE PROVIDED BY GENERAL CONTRACTOR :

1. ELECTRICAL
2. MECHANICAL

3. PLUMBING
4. CABINETS
5. INTERIOR FINISHES, FIXTURES, ETC.

ABBREVIATION

PROJECT DIRECTORY

PISUTTISUK@YAHOO.COM

365 FLOWER LANE

MOUNTAIN VIEW CA 94043

XX

XX

XX

365 FLOWER LANE

MOUNTAIN VIEW CA 94043

DESIGN EVEREST DESIGN EVEREST

1. THE EXISTING RESIDENCE AND DETACHED GARAGE DOES NOT HAVE AN AUTOMATIC
RESIDENTIAL FIRE SPRINKLER SYSTEM

SECTION R313.2 EXCEPTION: AN AUTOMATIC RESIDENTIAL FIRE SPRINKLER SYSTEM
SHALL NOT BE REQUIRED FOR ADDITIONS OR ALTERATRIONS TO EXISTING

BUILDINGS THAT ARE NOT ALREADY PROVIDED WITH AN AUTOMATIC RESIDENTIAL
FIRE SPRINKLER SYSTEM.

2.  DWELLING UNITS AND SLEEPING ROOM MUST HAVE AN OPERABLE WINDOW OR
EXTERIOR DOOR FOR EMERGENCY MEANS OF EGRESS WHICH OPENS DIRECTLY
ONTO A PUBLIC STREET, ALLEY, YARD OR EXTERIOR COURT.  PROVIDE SILL HEIGHT

NOT OVER 44" ABOVE FLOOR, 5.7 S.F. OF OPENABLE AREA, 24" NET CLEAR OPENING
HEIGHT, 20" NET CLEAR OPENING WIDTH (SEC. 310.4)

3.  1-HOUR RATED (5/8" TYPE "X") GYP. BOARD @ ALL WALLS @ CEILING BELOW STAIR &
@ ATTACHED GARAGE TYPICAL

4. NEW BUILDINGS SHALL HAVE APPROVED ADDRESS NUMBERS, BUILDING NUMBERS OR
APPROVED BUILDING IDENTIFICATION PLACED IN A POSITION THAT IS PLAINLY
VISIBLE FROM THE STREET OR ROAD FRONTING THE PROPERTY. THESE NUMBERS

SHALL BE A MINIMUM OF 4" HIGH WITH A MINIMUM STROKE WIDTH OF1/2 INCH. CFC
SECTION 505.1

1. STORM WATER DRAINAGE/RETENTION DURING CONSTRUCTION:

PROJECTS WHICH DISTRUB LESS THAN ONE ACRE OF SOIL SHALL MANAGE STORM
WATER DRAINAGE DURING CONSTRUCTION BY ONE OF THE FOLLOWING:
a.) RENTENTION BASINS

b.) WHERE STORM WATER IS CONVEYED TO A PUBLIC DRAINAGE SYSTEM, WATER SHALL
BE FILTERED BY USE OF A BARRIER SYSTEM, WATTLE OR OTHER APPROVED
METHOD. (CGC 4.106.2)

2. GRADING AND PAVING:
SITE GRADING OR DRAINAGE SYSTEM WILL MANAGE ALL SURFACE WATER FLOWS TO

KEEP WATER FROM ENTERING BUILDINGS (SWALES, WATER COLLECTION, FRENCH
DRAINS, ETC.) (CGC 4.106.3)EXCEPTION: ADDITIONS NOT ALTERING THE DRAINAGE
PATH.

3. LANDSCAPE IRRIGATION:
LANDSCAPE IRRIGATION WATER USE SHALL HAVE WEATHER OR SOIL BASED

CONTROLLERS. (CGC 4.408.2)

4, INDOOR WATER USE:

a.) SHOW COMPLIANCE WITH THE FOLLOWING TABLE FOR NEW/REPLACED
FIXTURES PER CGC 4.303.1
FIXTURE FLOW RATES

WATER CLOSETS 1.28 GALLONS/FLUSH
URINALS (WALL-MOUNTED) 0.125 GALLONS/FLUSH
URINALS (OTHERS) 0.5 GALLONS/FLUSH

SHOWERHEADS 1.8 GPM @ 80 PSI
LAVATORY FAUCETS 1.5 GPM @ 60 PSI*
KITCHEN FAUCETS 1.8 GPM @ 60 PSI

METERING FAUCETS 0.25 GALLONS PER 
CYCLE

* LAVATORY FAUCETS SHALL
NOT HAVE A FLOW RATE LESS THAN 0.8 GPM AT 20 PSI

b.) WHEN A SHOWER IS PROVIDED WITH MULTIPLE SHOWER HEADS, THE SUM OF THE
FLOW TO ALL HEADS SHALL NOT EXCEED 1.8 GPM @ 80 PSI, OR THE SHOWER
SHALL BE DESIGNED SO THAT ONLY ONE HEAD IS ON AT A TIME. (CGC 4.303.1.3.2)

5. RECYCLING:
a.) A MINIMUM OF 65% OF CONSTRUCTION WASTE IS TO BE RECYCLED. (CGC 4.408.1)

b.) CONTRACTOR SHALL SUBMIT A CONSTRUCTION WASTE MANAGEMENT PLAN TO
THE JURISDICTION AGENCY THAT REGULATES WASTE MANAGEMENT, PER CGC
4.408.2

6. OPERATION AND MAINTANENCE MANUAL:
THE BUILDER IS TO PROVIDE AN OPERATION MANUAL (CONTAINING INFORMATION FOR

MAINTAINING APPLIANCES, ETC.) FOR THE OWNER AT THE TIME OF FINAL INSPECTION.
(CGC 4.410.1)

7. GAS FIREPLACES:
GAS FIREPLACES SHALL BE A DIRECT-VENT SEALED-COMBUSTION TYPE. WOODSTOVE
OR PELLET STOVES MUST BE US EPA II RATED APPLIANCES.

(CGC 4.503.1)

8. POLLUTANT CONTROL:

a.) DURING CONSTRUCTION, ENDS OF DUCT OPENINGS ARE TO BE SEALED, AND
MECHANICAL EQUIPMENT IS TO BE COVERED. (CGC 4.504.1)

b.) VOC'S MUST COMPLY WITH THE LIMITATIONS LISTED IN SECTION 4.504.3 AND TABLES

4.504.1, 4.504.2, 4.504.3 AND 4.504.5 FOR: ADHESIVES, PAINTS AND COATINGS,
CARPET AND COMPOSITION WOOD PRODUCTS. (CGC 4.504.2)

9. INTERIOR MOISTURE CONTROL:
a.) CONCRETE SLABS WILL BE PROVIDED WITH A CAPILLARY BREAK.
(CGC 4.505.2.1)

b.) THE MOISTURE CONTENT OF WOOD SHALL NOT EXCEED 19% BEFORE IT IS
ENCLOSED IN CONSTRUCTION. THE MOISTURE CONTENT NEEDS TO BE CERTIFIED
BY ONE OF 3 METHODS SPECIFIED IN SECTION 4.505.3. BUILDING MATERIALS WITH

VISIBLE SIGNS OF WATER DAMAGE SHOULD NOT BE USED IN CONSTRUCTION. THE
MOISTURE CONTENT MUST BE DETERMINED BY THE CONTRACTOR BY ONE OF THE
METHODS LISTED IN CGC 4.505.3.

10. INDOOR AIR QUALITY:
BATHROOM FANS SHALL BE ENERGY STAR RATED, VENTED DIRECTLY TO THE OUTSIDE

AND CONTROLLED BY A HUMIDISTAT. (CGC 4.506.1)

11. WRITTEN VERIFICATION:

PRIOR TO FINAL INSPECTION THE LICENSED CONTRACTOR, ARCHITECT OR ENGINEER IN
RESPONSIBLE CHARGE OF THE OVERALL CONSTRUCTION MUST PROVIDE TO THE
BUILDING DEPARTMENT OFFICIAL WRITTEN VERIFICATION THAT ALL APPLICABLE

PROVISIONS FROM THE GREEN BUILDING STANDARDS CODE HAVE BEEN IMPLEMENTED
AS PART OF THE CONSTRUCTION. (CGC 102.3)

FIRE AND EGRESS NOTES

GREEN BUILDING CODE REQUIREMENTS

BUILDING CODE: 2019 CALIFORNIA BUILDING CODE
2019 CALIFORNIA RESIDENTIAL CODE

ELECTRICAL CODE: 2019 CALIFORNIA ELECTRICAL CODE

MECHANICAL CODE: 2019 CALIFORNIA MECHANICAL CODE

PLUMBING CODE: 2019 CALIFORNIA PLUMBING CODE

ENERGY CODE: 2019 CALIFORNIA ENERGY CODE

SUSTAINABILITY CODE:               2019 CALIFORNIA GREEN BUILDING
STANDARDS

FIRE CODE: 2019 CALIFORNIA FIRE CODE

APPLICABLE CODES

1. THIS PROJECT AND ALL WORK ASSOCIATED WITH THE PROJECT SHALL CONFORM TO

STATE AND LOCAL CODE JURISDICTIONS.
2. THE TERM DESIGNER AS USED IN THESE DOCUMENTS SHALL REFER TO DESIGN EVEREST.
3. THE DESIGNER SHALL NOT HAVE CONTROL OR CHARGE OF AND SHALL NOT BE

RESPONSIBLE FOR MEANS, METHODS, TECHNIQUES, SEQUENCE ON PROCEDURE, OR FOR
SAFETY PRECAUTIONS AND PROGRAMS IN CONNECTION WITH THE WORK, ALL WHICH SHALL BE
THE SOLE RESPONSIBILITY OF THE CONTRACTOR.

4. SHORING, TEMPORARY SUPPORTS, AND SAFETY OF ERECTION BRACING DURING
DEMOLITION AND / OR CONSTRUCTION IS THE SOLE RESPONSIBILITY OF THE CONTRACTOR AND
HAS NOT BEEN CONSIDERED BY THE STRUCTURAL ENGINEER OR THE DESIGNER.

5. ALL WORK NOTED "N.I.C." OR "NOT IN CONTRACT" IS TO BE ACCOMPLISHED BY A
CONTRACTOR OTHER THAN THE GENERAL CONTRACTOR AND IS NOT TO BE PART OF THE
CONSTRUCTION AGREEMENT.  THE GENERAL CONTRACTOR SHALL COORDINATE WITH

"OTHER"CONTRACTORS PER REQUIREMENTS ESTABLISHED BY THE OWNER.
6. THE GENERAL CONTRACTOR AND ALL SUB CONTRACTORS ARE RESPONSIBLE FOR
EXAMINING CONTRACT DOCUMENTS, FIELD CONDITIONS, AND CONFIRMING THAT WORK IS

BUILDABLE AS SHOWN BEFORE PROCEEDING WITH CONSTRUCTION.  IF THERE ARE ANY
QUESTIONS REGARDING THESE OR OTHER COORDINATION ITEMS, THE CONTRACTOR IS
RESPONSIBLE FOR OBTAINING CLARIFICATION FROM THE BEFORE PROCEEDING WITH WORK IN

QUESTIONS OR RELATED WORK.
7. CONTRACTOR SHALL MAINTAIN RECORD DOCUMENTS OF CONSTRUCTION CHANGES
(AS-BUILT DRAWINGS) AND SHALL PROVIDE SAID DOCUMENTATION TO THE DESIGNER UPON

COMPLETION OF CONSTRUCTION.
8. THE GENERAL CONTRACTOR IS SOLELY RESPONSIBLE FOR TO COORDINATE WITH ALL SUB
CONTRACTORS PER REQUIREMENTS ESTABLISHED BY THE OWNER, TENANT OR

BOTH WHICH ARE UNDER SEPARATE CONTRACT WITH THE OWNER, TENANT, OR BOTH.
9. THE STRUCTURAL, ELECTRICAL, MECHANICAL, & PLUMBING & OTHER DRAWINGS AND JOB
SPECIFICATIONS ARE SUPPLEMENTARY TO THE WORKING CONSTRUCTION DRAWINGS.  ANY

DISCREPANCY BETWEEN THESE DOCUMENTS SHALL BE IMMEDIATELY BRIGHT TO THE
ATTENTION OF THE DESIGNER FOR CLARIFICATION.
10. THE INTENT OF DRAWINGS AND SPECIFICATIONS IS TO INCLUDE ALL LABOR, MATERIALS &

SERVICES NECESSARY FOR THE COMPLETION OF ALL WORK SHOWN, DESCRIBED, OR
REASONABLY IMPLIED, BUT NOT LIMITED TO THAT EXPLICITLY INDICATED ON THE CONTRACT
DOCUMENTS.

11. INSTALL ALL MANUFACTURED ITEMS, MATERIALS, AND EQUIPMENT IN STRICT
ACCORDANCE WITH THE MANUFACTURERS RECOMMENDATIONS, UNLESS NOTED OTHERWISE
NOTED OR INDICATED, ALL DIMENSIONS ON THESE DOCUMENTS SHALL BE TO FACE OF CURB,

FACE OF
CONCRETE, FACE OF FINISH OR CENTERLINE OF GRIDS.
12. ANY WORK INSTALLED IN CONFLICT WITH THE CONSTRUCTION DRAWINGS, WITHOUT THE

PRIOR APPROVAL OF THE OWNER AND THE DESIGNER SHALL BE CORRECTED AT THE
CONTRACTOR'S EXPENSE.
13. THE GENERAL CONTRACTOR SHALL NOTIFY THE DESIGNER IMMEDIATELY OF ANY

SPECIFIED MATERIALS OR EQUIPMENT WHICH ARE EITHER UNAVAILABLE OR THAT WILL CAUSE A
DELAY IN THE CONSTRUCTION COMPLETION SCHEDULE.  THE CONTRACTOR SHALL SUBMIT
CONFIRMATIONS OF DELIVERY DATES FOR ORDERS OF MATERIALS AND EQUIPMENT HAVING

LONG LEAD TIMES.
14. ALL REQUESTS FOR SUBSTITUTIONS OF ITEMS SHALL BE SUBMITTED IN WRITING TO THE
DESIGNER.  SUBSTITUTIONS SHALL BE OF EQUAL QUALITY SUBMITTAL PROCESS, OR EQ IS

ACCEPTABLE.
15. UNLESS OTHERWISE NOTED IN THE CONTRACT DOCUMENTS, THE CONTRACTOR SHALL
SUBMIT (3) SETS OF SHOP DRAWINGS ELECTRONIC. (3) FINISH SUBMITTALS.  FABRICATION SHALL

NOT BEGIN UNTIL AFTER RECEIVING THE DESIGNER'S OR ENGINEER'S APPROVAL.
16. THE DESIGNER'S REVIEW OF SHOP DRAWINGS SHALL NOT RELIEVE THE GENERAL
CONTRACTOR OR SUBCONTRACTOR FROM RESPONSIBILITY FOR DEVIATIONS FROM THE
DRAWINGS AND SPECIFICATIONS UNLESS HE HAS, IN WRITING, AND BROUGHT TO THE

ATTENTION OF THE DESIGNER SUCH DEVIATIONS AT THE TIME OF THE SUBMISSION, NOR SHALL
IT RELIEVE HIM FROM RESPONSIBILITY FOR ERRORS OF ANY SORT IN THE SHOP DRAWINGS.
17. THE GENERAL CONTRACTOR SHALL BE RESPONSIBLE FOR OBTAINING ALL REQUIRED

BUILDING PERMITS PRIOR TO STARTING CONSTRUCTION.
18. PRIOR TO THE ISSUANCE OF A BUILDING PERMIT, THE APPLICANT SHALL HAVE EVIDENCE
OF CURRENT WORKMAN'S COMPENSATION INSURANCE COVERAGE ON FILE WITH THE

STATE LABOR CODES.
19. PROVIDE CONTINUOUS INSPECTIONS AS SET FORTH IN LOCAL AND STATE CODES AND PER
THE CONTRACT DOCUMENTS AS NEEDED

20. PRIOR TO THE ISSUANCE OF FINAL CERTIFICATE OF OCCUPANCY FOR THIS PROJECT, THE
GENERAL CONTRACTOR SHALL SUBMIT A SIGNED CERTIFICATE TO THE DEPARTMENT OF
BUILDING & SAFETY STATING THAT ALL WORK HAS BEEN PERFORMED AND MATERIALS

INSTALLED ACCORDING TO THE PLANS AND SPECIFICATIONS AFFECTING NON-RESIDENTIAL
ENERGY.
21. WHERE EXISTING TENANTS ARE ADJACENT TO THE JOB SITE, THE CONTRACTOR SHALL

MINIMIZE CONSTRUCTION  EXTREME CONSTRUCTION NOISE SHALL OCCUR ON NON-TYPICAL
BUSINESS HOURS.  CONTRACTOR SHALL NOTIFY THE BUILDING REPRESENTATIVE OF SPECIAL
CIRCUMSTANCES PRIOR TO WORK FOLLOW LOCAL NOISE ORDINANCE.

22. THE CONTRACTOR, AT HIS OWN EXPENSE, SHALL KEEP THE PROJECT AND SURROUNDING
AREAS FREE FROM DUST AND THE WORK SHALL BE INC CONFORMANCE WITH THE AIR & WATER
POLLUTION CONTROL STANDARDS AND REGULATIONS OF THE STATE DEPARTMENT OF HEALTH.

23. CONSTRUCTION WASTE & DEBRIS SHALL BE DEPOSITED AT AN APPROPRIATE SITE.
24. THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE GENERAL CLEANING OF THE JOB
AFTER COMPLETION.

25. THE CONTRACTOR SHALL PROVIDE PEDESTRIAN PROTECTION, WHERE REQUIRED PER
STATE AND LOCAL CODES.
26. NO HAZARDOUS MATERIALS SHALL BE USED OR STORED WITHIN THE BUILDING WHICH

DOES NOT COMPLY WITH THE LOCAL FIRE AUTHORITY AND STATE & COUNTY REQUIREMENTS.
27. THE CONTRACTOR IS RESPONSIBLE FOR BLOCKING OFF SUPPLY & RETURN AIR GRILLES &
DUCTS TO KEEP DUST FROM ENTERING INTO THE BUILDING DISTRIBUTION SYSTEMS.

28. ALL CONSTRUCTION & DEMOLITION SHALL BE DONE IN ACCORDANCE WITH LOCAL & STATE
CODES.
29. ALL VERTICAL DIMENSIONS SHOWN ARE FROM FLOOR SLAB, UNLESS NOTED OTHERWISE.

30. DIMENSIONS TAKE PRECEDENCE.  DO NOT SCALE THE DRAWINGS. LARGER DETAILED
DRAWINGS TAKE PRECEDENCE OVER SMALLER SCALED DRAWINGS.
31. WHERE ELECTRICAL, MECHANICAL, OR PLUMBING ITEMS PENETRATE A FOOTING, SLAB,

WALL CEILING ETC. IT IS REQUIRED THAT AN APPROPRIATELY SIZED OPENING OR
CLEARANCE BE FURNISHED.  CONTRACTOR SHALL COORDINATE THE INSTALLATION OF ALL
ITEMS WITH THE CONSTRUCTION DOCUMENTS PRIOR TO THE INSTALLATION.  ANY CONFLICT

WITH THE CONSTRUCTIONS DOCUMENTS, SHALL BE BROUGHT TO THE DESIGNER'S ATTENTION
IMMEDIATELY.
32. THE CONTRACTOR SHALL PROVIDE AND LOCATE ACCESS PANELS IN WALLS & CEILING

CONSTRUCTION AS REQUIRED TO PROVIDE ACCESS TO FIRE SPRINKLER, MECHANICAL,
PLUMBING & ELECTRICAL WORK.  CONTRACTOR SHALL SUBMIT A PLAN OF ALL PROPOSED
ACCESS PANEL TO THE DESIGNER FOR APPROVAL.

33. ALL PENETRATIONS AT RATED CONSTRUCTION SHALL BE PROTECTED TO MAINTAIN
RATING.
34. INTERIOR WALLS & CEILINGS SHALL BE INSTALLED IN ACCORDANCE TO STATE & LOCAL

CODES, INCLUDING REQUIREMENTS FOR FLAME SPREAD AND SMOKE DENSITY RATINGS FOR
FINISH MATERIALS.
35. ALL NEW CONSTRUCTION MATERIALS SHALL BE 100% ASBESTOS FREE.

36. ALL INSPECTIONS SHALL BE CALLED FOR AND PASSED BEFORE ANY WORK CONTINUES TO
THE NEXT PHASE.
37. MANDATORY SPECIAL INSPECTIONS PER THE REQUIREMENTS OF THE ENGINEERING

SUBMITTED AND I.C.C.  PORTIONS OF THIS PROJECT REQUIRE SPECIAL INSPECTION.
38. NO ROOFTOP EQUIPMENT SHALL BE VISIBLE FROM THE GROUND.
39. A 4'-0" WALKWAY WILL BE MAINTAINED ALONG THE SIDE WALK IN FRONT OF THE BUILDING

SITE DURING CONSTRUCTION.
40. PEDESTRIAN PROTECTION, FENCES, RAILING OR CANOPIES, SHALL BE ALONG THE PUBLIC
RIGHT OF WAY IN ACCORDANCE WITH C.B.C.

41. A CONSTRUCTION FENCE SHALL BE MAINTAINED ALONG THE SIDE WALK IN FRONT OF THE
BUILDING SITE DURING CONSTRUCTION.  THIS FENCE SHALL BE INSTALLED PRIOR TO
EXCAVATION AND/OR FOUNDATION TRENCHING.

42. TEMPORARY TOILET FACILITIES SHALL BE ON SITE DURING THE CONSTRUCTION AND WILL
BE AVAILABLE ALL DURING CONSTRUCTION TIMES.

GENERAL NOTES

ENLARGED DETAILS- BATH 112

ENLARGED DETAILS- READING 114

ENLARGED DETAILS- OFFICE 109

ENLARGED DETAILS- BATH 202

ENLARGED DETAILS- BATH 205

KITCHEN DETAILS

KITCHEN 3D VIEWS

3D VIEW

A-3.2

A-3.3

A-4.1

A-4.2

A-4.3

A-4.4

A-4.7

A-5.1

A-5.2

A-6.1

A-6.2

A-8.1

A-8.2.2

A-8.3

A-8.4

A-8.5

A-8.6

A-8.7

A-8.7.3

A-8.8

A-7

A-7.2

DETAILS

DETAILS

AREA SUMMARY
                                  EXISTING       ADDITION      
LEVEL 1                     2890 sq.ft        2950 sq.ft
NEW PATIO                                        218 sq.ft
LEVEL 2                       832 sq.ft          942 sq.ft  
TOTAL                        3722 sq.ft        4110 sq.ft

14.06.070 - FLOOR AREA RATIO (R1-10)
A. FOR LOTS WITH A NET SITE AREA NOT EXCEEDING ELEVEN THOUSAND (11,000) S.FT, THE MAXIMUM FLOOR AREA SHALL BE 
THIRTY-FIVE (35) PERCENT OF THE NET LOT AREA.B. FOR LOTS WITH A NET SITE AREA EXCEEDING ELEVEN THOUSAND (11,000) SQ.FT,
THE MAXIMUM FLOOR AREA SHALL BE THREE THOUSAND EIGHT HUNDRED FIFTY (3850) SQ.FT + (10) PERCENT TIMES THE NET LOT AREA
MINUS ELEVEN THOUSAND (11,000) SQ.FT.

T24-01 TITLE 24

T24-02 TITLE 24

T24-03 TITLE 24

ENLARGED DETAILS- BATH 102A-8.1.2

ENLARGED DETAILS- BATH 112A-8.2

ENLARGED DETAILS- BATH 202A-8.5.2

ENLARGED DETAILS- BATH 205A-8.6.2

KITCHEN DETAILSA-8.7.2

A-1.2

A-1.1 CALGREEN

CALGREEN

ELEVATIONS (COLORED)A-4.5

ELEVATIONS (COLORED)A-4.6

L-1

L-2

EXISTING LANDSCAPE 

PROPOSED  LANDSCAPE (NO CHANGE)

STRUCTURAL
S0.0 GENERAL NOTES

S1.0 FOUNDATION PLAN

S1.1 UPPER FLOOR FRAMING PLAN

S1.2 ROOF FRAMING PLAN

S4.0 DETAILS

S4.1 DETAILS

TOTAL                                        6

GRAND TOTAL                                      52

TOTAL                                       46

A-8.10

A-8.11

SCHEDULE SHEET

SCHEDULE SHEET

3D VIEW ( DAYLIGHT PLANE)A-8.9

SECTIONSA-5.3

1

1
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*MAX FAR SEE CALCULATION BELOW

14.06.070- FLOOR AREA RATIO (R1-10)
A. FOR LOTS WITH A NET SITE AREA NOT EXCEEDING
ELEVEN THOUSAND (11,000) S.FT, THE MAXIMUM FLOOR
AREA SHALL BE THIRTY-FIVE(35) PERCENT OF THE NET LOT 
AREA B.
FOR LOTS WITH A NET SITE AREA EXCEEDING ELEVEN 
THOUSAND (11,000) SQ.FT.
THE MAXIMUM FLOOR AREA SHALL BE THREE THOUSAND 
EIGHT HUNDRED FIFTY (3850) SQ.FT. + (10) PERCENT TIMES 
THE NET LOT AREA MINUS ELEVEN THOUSAND (11,000) SQ.FT

PER 14.06.070

SITE AREA: 13,240 (MORE THAN 11,000)

13204-11,000 = 2,204
2,204 X 10% = 220

3850 + 220= 4,070

1

1

25'-0"

25'-0"

REAR L
OT L

IN
E

3,961 square feet
30%

REAR
86.25 feet

10 feet/17.5 feet
10 feet/17.5 feet

10.2 feet/25 feet
10.3 feet/17.5 feet

10 feet/17.5 feet
10 feet/17.5 feet

27 feet20.2 feet 20.2 feet

74.30 feet
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1

NAME SIZE REMOVE

YUCCA 15' NO

2 CRIMSON BOTTLE BUSH 12' NO

3 SOUTHERN MAGNOLIA 25' NO

4 COAST REDWOOD 13' NO

5 PACIFIC WAX MYRTLE 15' NO

6 MAGENTA CHERRY 20' NO

7 CAROLINA CHERRY LAUREL 20' NO

8 JAPANESE PITTOSPORUM 15' NO

9 12' NO

10 GLOSSY PRIVET NO

11 NO

12 6' NO

13

CAROLINA CHERRY LAUREL

12'

MAGENTA CHERRY

LEMON TREE

12'

CAROLINA CHERRY LAUREL

14
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17
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25'

GIANT CHAIN FERN 7'

CHERRY TREE 10'

AVOCADO TREE 10'

PEACH TREE

CHERRY TREE

10'

12'
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NO
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NO

TREES SCHEDULE

19 APRICOT TREE 8' NO
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NUMBER

1

NAME SIZE REMOVE

YUCCA 15' NO

2 CRIMSON BOTTLE BUSH 12' NO

3 SOUTHERN MAGNOLIA 25' NO

4 COAST REDWOOD 13' NO

5 PACIFIC WAX MYRTLE 15' NO

6 MAGENTA CHERRY 20' NO

7 CAROLINA CHERRY LAUREL 20' NO

8 JAPANESE PITTOSPORUM 15' NO

9 12' NO

10 GLOSSY PRIVET NO

11 NO

12 6' NO

13

CAROLINA CHERRY LAUREL

12'

MAGENTA CHERRY

LEMON TREE

12'

CAROLINA CHERRY LAUREL

14

15

16

17

18

25'

GIANT CHAIN FERN 7'

CHERRY TREE 10'

AVOCADO TREE 10'

PEACH TREE

CHERRY TREE

10'

12'

NO

NO

NO

NO

TREES SCHEDULE

19 APRICOT TREE 8' NO

NO

NO
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UP

A-4.3

1

A-4.11

A-4.4

1

A-4.2 1

GARAGE

100

LAUNDRY

101

BATH

102

NOOK

103

KITCHEN

104

DINING

105

FAMILY

106

LIVING

107

ENTRY

108

OFFICE

109

W.I.C.

110

MA. BEDROOM

111

MA. BATH

112

CLOS.

crawl
access

TO REMAIN

(E)

TO REMAIN

(E)

D1

D1

D1

D2

D6

D4 D2 D4

D2

D4

D2

DRESSING

113

D3

D8

D3

D3

D3

D8

D9

D9

D3

D3 D3D3

D9

D9

D9

D9D9D9

D8

D9

D3

D8

D3

D3

D3

D3 D3D7 D3 D3

D3

D8

D3

D2

D2

D2

D2

D2

D2

D2

D11

D12

MECHANICAL UNIT TO BE 
RELOCATED

REMOVE WALL

REMOVE DOOR

REMOVE WINDOW

REMOVE PARTITION OF WALL, PREP FOR 
NEW OPENING

VERIFY WITH STRUCTURAL, REUSE / 
REFURBISH WALL,PREP FOR NEW OPENING 
AND 2 STORY HEIGHT WALL

DEMO KITCHEN COUNTERTOP, PREP FOR 
NEW WORK

DEMO FIRE PLACE, PREP FOR 2 SIDED FIRE 
PLACE

REMOVE PLUMBING FIXTURE

D9 REMOVE FLOOR FINISH

D10 DEMO ROOF, PREP FOR BATHROOM ADDITION

D8

D7

D6

D5

D4

D3

D2

D1

D11 REMOVE FLAT CEILING

D12 REMOVE WINDOW ENCLOSED WITH WALL

E1 EXISTING SKYLIGHT TO REMAIN
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A-4.3
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A-4.11

A-4.4
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A-4.2 1

BEDROOM 4

206

BEDROOM 4

204

BATH

202

HALL

200

BEDROOM 2

203

D4

D9

D9

D9

D9D9

D3

D7

D3

D3 D3 D3 D3 D3

(E) SINK TO 
REMAIN

(E) TUB

D10

D2

D2

D2

D2

D2

E1

E1E1

REMOVE WALL

REMOVE DOOR

REMOVE WINDOW

REMOVE PARTITION OF WALL, PREP FOR 
NEW OPENING

VERIFY WITH STRUCTURAL, REUSE / 
REFURBISH WALL,PREP FOR NEW OPENING 
AND 2 STORY HEIGHT WALL

DEMO KITCHEN COUNTERTOP, PREP FOR 
NEW WORK

DEMO FIRE PLACE, PREP FOR 2 SIDED FIRE 
PLACE

REMOVE PLUMBING FIXTURE

D9 REMOVE FLOOR FINISH

D10 DEMO ROOF, PREP FOR BATHROOM ADDITION

D8

D7

D6

D5

D4

D3

D2

D1

D11 REMOVE FLAT CEILING

D12 REMOVE WINDOW ENCLOSED WITH WALL

E1 EXISTING SKYLIGHT TO REMAIN
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A-4.3

1

A-4.11

A-4.4

1

A-4.2 1

DEMOLITION ROOF PREP
FOR BATHROOM ADDITION.

DEMOLITION ROOF PREP
FOR BATHROOM ADDITION.

E1

E1E1

REMOVE WALL

REMOVE DOOR

REMOVE WINDOW

REMOVE PARTITION OF WALL, PREP FOR 
NEW OPENING

VERIFY WITH STRUCTURAL, REUSE / 
REFURBISH WALL,PREP FOR NEW OPENING 
AND 2 STORY HEIGHT WALL

DEMO KITCHEN COUNTERTOP, PREP FOR 
NEW WORK

DEMO FIRE PLACE, PREP FOR 2 SIDED FIRE 
PLACE

REMOVE PLUMBING FIXTURE

D9 REMOVE FLOOR FINISH

D10 DEMO ROOF, PREP FOR BATHROOM ADDITION

D8

D7

D6

D5

D4

D3

D2

D1

D11 REMOVE FLAT CEILING

D12 REMOVE WINDOW ENCLOSED WITH WALL

E1 EXISTING SKYLIGHT TO REMAIN
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UP
A-4.12

A-4.2 2

A-4.3

2

A-4.4

2
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0
 3
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26'-6" 15'-10"

2
6
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1
 3

/4
"

(N) OPENING

6'-0"

5
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2
"

E
Q

.

V
/F

3
'-
0
"

GARAGE

100

LAUNDRY

101

BATH

102

NOOK

103

KITCHEN

104

166 SF

DINING

105

207 SF

FAMILY

106

422 SF

LIVING

107

ENTRY

108

OFFICE

109

W.I.C.

110

MA. BEDROOM

111

MA. BATH

112

(N) READING

114

DRESSING

113

A1

A2

N4

N4 N5

N4

N4

N4 N4 N4

N4

N4

N4

N2

N1

N4

10'-4"

10'-1 1/2"

N9

N10

N7

N8

N7

1
1

2
.1

112.2

111

11310

1
1

0
1

1
4

108

109

101.2

101.1

100.2

1
0

0
.1

1
0

2

1
0

4

02 41 00.C17/C18/C122

20'-1 1/2"

DRAPERY
COVE

1

A-5.1

W7

W11

W4

W5

W12

W5

W6

W11

W13

W9 W9

W10

W4
W3

W15

W1W1

W11

W9

W17

2

A-5.1

N5

N12

N11

N12

N11

2

A-5.2

IHGFEDCBA

1

2

3

3.5

4

5

6

7

2
7
'-
1
1
"

5
'-
1
0
"

1
0
'-
2
"

1
2
'-
4
"

3
'-
8
"

7
'-
2
"

4
'-
0
 1

/2
"

7
1
'-
1
 1

/2
"

68'-0"

19'-6" 7'-0" 9'-6" 7'-0" 11'-0" 4'-2 1/2" 2'-9 1/2" 7'-0"

4'-0" SW

4
'-
0
" 

S
W

4
'-
0
" 

S
W

4'-0" SW

NEW COVERED PATIO
201 SQ.FT

N13

N13

N13

N13

N13

N13

3
'-
6
"

6
'-
8
"

4'-1 1/2" 2'-10 1/2"

336.8 SF

115 SF

50 SF

SD
E

SD
E

SD
E

SD
E

18
A-7.2

crawl
access

140 SF

A-4.61

A-4.5 2

A-4.6

2

A-4.5

1

12'-0"

RELOCATED 
MECHANICAL UNIT

3

A-5.2

17'-0"

1

1

A-5.3

DESIGN ALTERATION AT (N) BATH 114

1. NEW BATHROOM
2. NEW STORAGE W/ PLUMBING STUD-OUTS
3. NEW STORAGE ROOM W/O PLUMBING

DESIGN NOTES:-

1.WOOD FLOORS THROUGHOUT LEVELS 1& 2.
2.REPLACE WOOD FIREPLACE W/ GAS INSERTS
3.COFFEE BAR AT BREAKFAST NOOK AREA W/:
        a. HAND SINK
        b. UNDER-COUNTER REFRIGERATOR
        c. BULKHEAD TO ALIGN W/ UPPER KITCHEN 
            CABINETS
4.EXTERIOR KITCHEN W/
        a. BUILT-IN GRILL
        b. HAND SINK
        c. UNDER-COUNTER REFRIGERATOR
5.NEW EXTERIOR FIREPLACE DETACHED FROM 
   DWELLING
6.FLOATING SINK & VANITY IN POWER 111
7.NEW VANITIES, COUNTERTOPS & SINKS IN 
     BATH 114.
8. NEW OVERSIZED SOAKING TUB IN BATH 107
9. STONE PATIO TO MATCH EXISTING
10. ADD CATHEDRAL CEILING ABOVE FOYER

7/8" PLASTER 
0/ WATEPROOFING
0/ SHEATHING
0/ 2X6 WOOD STUD
0/ GYP ON INTERIOR SIDE

A1

5/8" GYPSUM BOARD
0/ 2X4 WOOD STUD
5/8" GYPSUM BOARD

A2

SD
E

EXISTING SMOKE DETECTOR TO REMAIN

N1

N2

N3

N4

N5

N6

ADD GAS TO EXISTING FIRE PLACE

REFURBISH EXISTING FIRE PLACE INTO 
2 SIDED FIRE PLACE

OUTDOOR BBQ

NEW FLOORING

REMOVE FLAT CEILING

PROVIDE SKYLIGHT

N7 FLOATING SINK WITH VANITY

N8 NEW TUB

N9 NEW WATER CLOSET

N10 NEW SINK

N11

N12

NEW BIDET

GFCI OUTLET

N13
REFURBISH EXISTING WALL, PREP
FOR NEW SHEAR WALL PER 
STRUCTURAL

N14 18" X 24" ROOF VENT 72 SQ.INCH
EACH

E1 EXISTING SKYLIGHT TO REMAIN

KEY NOTE

LEGEND

FIXTURE TAG REFER TO A8.9 & A8.10

FINISH TAG REFER TO A8.9
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PROPOSED 1ST FLOOR PLAN
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KEY NOTE
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A-4.4
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BEDROOM 3
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BATH
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BEDROOM 2
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(N) BATH
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5'-6" 3'-6"

3
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1
0
 3

/4
"

A1

A1

N4

N4

N4

N4N4

4 3/4"

3'-3"

N7

(E) SINK TO 
REMAIN

(E) TUB

2
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2
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2
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W13 W13 W9 W13
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A-5.1
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5
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A-4.61

A-4.5 2

A-4.6
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A-4.5

1
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A-5.2 1

1

A-5.3

7/8" PLASTER 
0/ WATEPROOFING
0/ SHEATHING
0/ 2X6 WOOD STUD
0/ GYP ON INTERIOR SIDE

A1

5/8" GYPSUM BOARD
0/ 2X4 WOOD STUD
5/8" GYPSUM BOARD

A2

SD
E

EXISTING SMOKE DETECTOR TO REMAIN

DESIGN NOTES:-

1. WOOD FLOORS THROUGHOUT LEVELS 1&2
2. REPLACE OCTAGON WINDOW IN STAIR WELL
3. ADD (2) NEW SKYLIGHT ABOVE HOME OFFICE
4. REFURBISH BATH 202

N1

N2

N3

N4

N5

N6

ADD GAS TO EXISTING FIRE PLACE

REFURBISH EXISTING FIRE PLACE INTO 
2 SIDED FIRE PLACE

OUTDOOR BBQ

NEW FLOORING

REMOVE FLAT CEILING

PROVIDE SKYLIGHT

N7 FLOATING SINK WITH VANITY

N8 NEW TUB

N9 NEW WATER CLOSET

N10 NEW SINK

N11

N12

NEW BIDET

GFCI OUTLET

N13
REFURBISH EXISTING WALL, PREP
FOR NEW SHEAR WALL PER 
STRUCTURAL

N14 18" X 24" ROOF VENT 72 SQ.INCH
EACH

E1 EXISTING SKYLIGHT TO REMAIN

KEY NOTE

LEGEND

FIXTURE TAG REFER TO A8.9 & A8.10

FINISH TAG REFER TO A8.9
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A-4.12

A-4.2 2

A-4.4

2

1

A-5.1

2

A-5.1

NEW ROOF ADDED 
FOR BATHROOM ON 
FIRST FLOOR

NEW ROOF ADDED 
FOR BATHROOM ON 
SECOND FLOOR

6'-2 3/4"

10'-1 1/2"

10'-4"

1

A-5.2

3

A-5.1

2

A-5.2

NEW ROOF ADDITION

IHGFEDCBA

1

2

3

3.5

4

5

6

7

N14

N14

250 SQ.FT

272 SQ.FT

194 SQ.FT

NEW ROOF OVER
READING ROOM

42 SQ.FT

N14

E1

E1

A-4.61

A-4.5 2

A-4.5

1

3

A-5.2

1

A-5.3

N1

N2

N3

N4

N5

N6

ADD GAS TO EXISTING FIRE PLACE

REFURBISH EXISTING FIRE PLACE INTO 
2 SIDED FIRE PLACE

OUTDOOR BBQ

NEW FLOORING

REMOVE FLAT CEILING

PROVIDE SKYLIGHT

N7 FLOATING SINK WITH VANITY

N8 NEW TUB

N9 NEW WATER CLOSET

N10 NEW SINK

N11

N12

NEW BIDET

GFCI OUTLET

N13
REFURBISH EXISTING WALL, PREP
FOR NEW SHEAR WALL PER 
STRUCTURAL

N14 18" X 24" ROOF VENT 72 SQ.INCH
EACH

E1 EXISTING SKYLIGHT TO REMAIN

KEY NOTE

LEGEND

FIXTURE TAG REFER TO A8.9 & A8.10

FINISH TAG REFER TO A8.9
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KEY NOTE

VENTILATION SPECIFICATIONS

ROOF SPECIFICATION

1.  PROVIDE ATTIC VENTILATION, ETC., IN ACCORDANCE WITH THE 
2019 CRC.

ATTIC SPACES: R806.2: MINIMUM AREA. THE TOTAL NET FREE 
VENTILATING AREA SHALL NOT BE LESS THAN 1/150 OF THE AREA
OF THE SPACE VENTILATED EXCEPT THAT REDUCTION OF THE 
TOTAL AREA TO 1/300 IS PERMITTED PROVIDED THAT AT LEAST
50 PERCENT AND NOT MORE THAN 80 PERCENT OF THE REQUIRED
VENTILATING AREA IS PROVIDED BY VENTILATORS LOCATED IN 
THE UPPER PORTION OF THE SPACE TO BE VENTILATED AT LEAST 
3 FEET (914 MM) ABOVE THE EAVE OR CORNICE VENTS WITH THE
BALANCE OF THE REQUIRED VENTILATION PROVIDED BY EAVE OR
CORNICE VENTS. AS AN ALTERNATIVE, THE NET FREE 
CROSS-VENTILATION AREA MAY BE REDUCED TO 1/300 WHEN A
CLASS I OR II VAPOR BARRIER IS INSTALLED ON THE
WARM-IN-WINTER SIDE OF THE CEILING.

R806.3: VENT AND INSULATION CLEARANCE. WHERE EAVE OR 
CORNICE VENTS ARE INSTALLED, INSULATION SHALL NOT BLOCK 
THE FREE FLOW OF AIR. A MINIMUM OF A I-INCH (25 MM) SPACE 
SHALL BE PROVIDED BETWEEN THE INSULATION AND THE ROOF 
SHEATHING AND AT THE LOCATION OF THE VENT.

OPENINGS INTO ATTIC: EXTERIOR OPENINGS INTO THE ATTIC 
SPACE OF ANY BUILDING INTENDED FOR HUMAN OCCUPANCY 
SHALL BE COVERED WITH CORROSION-RESISTANT WIRE CLOTH 
SCREENING, HARDWARE CLOTH, PERFORATED VINYL OR SIMILAR 
MATERIAL THAT WILL PREVENT THE ENTRY OF BIRDS, SQUIRRELS, 
RODENTS, SNAKES AND OTHER SIMILAR CREATURES. THE 
OPENINGS THEREIN SHALL BE A MINIMUM OF 1/16 INCH AND NOT 
EXCEED 1/4 INCH. OPENINGS FOR VENTILATION HAVING A LEAST 
DIMENSION LARGER THAN 1/4 INCH SHALL BE PROVIDED WITH 
CORROSION-RESISTANT WIRE CLOTH SCREENING, HARDWARE 
CLOTH, PERFORATED VINYL OR SIMILAR MATERIAL WITH 
OPENINGS HAVING A LEAST DIMENSION OF 1/16 INCH (1.6 MM) 
MINIMUM AND 1/4 INCH MAXIMUM. WHERE COMBUSTION AIR IS 
OBTAINED FROM AN ATTIC AREA, IT SHALL BE IN ACCORDANCE 
WITH CHAPTER 7 OF THE CALIFORNIA MECHANICAL CODE.

STEEP SLOPE ROOF COVERING:

1.  COMPOSITION SHINGLE ROOF MATERIAL BY GAF-ELK OR 
APPROVED EQUAL ICC-ES REPORT #ESR-1475 @ ENTIRE 
RESIDENCE :- MATCH (E) COLOR

2. ROOF VENTS:

1. O'HAGINS  LOW PROFILE (TAPERED) PRE-PAINTED GALVANIZED 
FINISH WITH SHINGLE OVER , REFER TO 6,8 /A8.2

2. PROVIDE INSULATION BAFFLES @ ROOF / WALL INTERSECTIONS
WHERE VENTS OCCUR.

1

1

137

Agenda Item 3.



GRADE SLAB

-1' - 0"

SECOND FLOOR

9' - 0"

FIRST FLOOR

0' - 0"

TOP ROOF LEVEL

20' - 2"

SECOND FLOOR CEILING

17' - 0"

FIRST FLOOR CEILING

8' - 0"

AC UNIT TO BE 

RELOCATED

GRADE SLAB

-1' - 0"

SECOND FLOOR

9' - 0"

FIRST FLOOR

0' - 0"

TOP ROOF LEVEL

20' - 2"

SECOND FLOOR CEILING

17' - 0"

FIRST FLOOR CEILING

8' - 0"

WHITE SMOOTH 

PLASTER

AND BLACK 

WINDOW

NEW READING ROOM

ADDITION

NEW BATHROOM

ADDITION4"

12"

W4

W5W12W5
W9

W17

1233.54567

W19

W19

W19

W19

2
5
.0

0
°

1
1
'-
0
"

25'-0"

P
R

O
P

E
R

T
Y

 L
IN

E

DAYLIGHT PLANE

10'-0"

2
5
.0

0
°

DAYLIG
HT P

LANE

P
R

O
P

E
R

T
Y

 L
IN

E

RELOCATED AC UNIT

1

2
'-
0
"

PROPOSED WORK EXISTING TO REMAIN

PROJECT : 202107199
CKD BY:
DRAWN BY : 

DRAWING NO.

SCALE:
DATE:

No
.

DA
TE

:
DE

LT
A 

DE
SC

RI
PT

IO
N:

1 2 3 4 5

A
H

M
E

D
 R

E
N

O
V

A
T

IO
N

A
L
IN

A
 A

H
M

E
D

  L
OT

 15
10

81
 N

OT
TIN

GH
AM

 W
AY

LO
S A

LT
OS

, C
A 

94
02

4

   
   

   
   

   
   

36
5 F

LO
W

ER
 LA

NE
   

   
   

   
 M

OU
NT

AI
N 

VI
EW

, C
A6

40
43

PH
ON

E: 
 (8

88
) 3

11-
30

15
  F

AX
: (6

50
) 6

95
-18

01

23
/0

2/
05

CI
TY

 S
UB

M
ITT

AL

23/02/05
As indicated

A-4.1

EX
TE

RI
OR

  E
AS

T 
SID

E E
LE

VA
TIO

N

1/4" = 1'-0"

EXISTING EAST SIDE ELEVATION
1

1/4" = 1'-0"

PROPOSED EAST SIDE ELEVATION
2

1

138

Agenda Item 3.

User
Text Box
LEGEND



GRADE SLAB

-1' - 0"

SECOND FLOOR

9' - 0"

FIRST FLOOR

0' - 0"

TOP ROOF LEVEL

20' - 2"

SECOND FLOOR CEILING

17' - 0"

FIRST FLOOR CEILING

8' - 0"

GRADE SLAB

-1' - 0"

SECOND FLOOR

9' - 0"

FIRST FLOOR

0' - 0"

TOP ROOF LEVEL

20' - 2"

SECOND FLOOR CEILING

17' - 0"

FIRST FLOOR CEILING

8' - 0"

WHITE SMOOTH 
PLASTER

AND BLACK 
WINDOW

W9

W11

W6

W11W13

W11

1 2 3 3.5 4 5 6 7

W19

W19

6
'-
9
"

7
'-
0
"

5
'-
6
"

3
'-
5
"

1

PROPOSED WORK EXISTING TO REMAIN
PROJECT : 202107199
CKD BY:
DRAWN BY : 

DRAWING NO.

SCALE:
DATE:

No
.

DA
TE

:
DE

LT
A 

DE
SC

RI
PT

IO
N:

1 2 3 4 5

A
H

M
E

D
 R

E
N

O
V

A
T

IO
N

A
L
IN

A
 A

H
M

E
D

  L
OT

 15
10

81
 N

OT
TIN

GH
AM

 W
AY

LO
S A

LT
OS

, C
A 

94
02

4

   
   

   
   

   
   

36
5 F

LO
W

ER
 LA

NE
   

   
   

   
 M

OU
NT

AI
N 

VI
EW

, C
A6

40
43

PH
ON

E: 
 (8

88
) 3

11-
30

15
  F

AX
: (6

50
) 6

95
-18

01

23
/0

2/
05

CI
TY

 S
UB

M
ITT

AL

23/02/05
As indicated

A-4.2

EX
TE

RI
OR

  W
ES

T 
SID

E E
LE

VA
TIO

N

1/4" = 1'-0"

EXISTING SIDE WEST ELEVATION
1

1/4" = 1'-0"

PROPOSED SIDE WEST ELEVATION
2

1

139

Agenda Item 3.

User
Text Box
LEGEND



GRADE SLAB

-1' - 0"

SECOND FLOOR

9' - 0"

FIRST FLOOR

0' - 0"

TOP ROOF LEVEL

20' - 2"

SECOND FLOOR CEILING

17' - 0"

FIRST FLOOR CEILING

8' - 0"

2
'-
9
"

4
'-
0
"

6
'-
8
"

1
'-
9
"

5
'-
0
"

1
'-
5
"

5
'-
0
"

3
'-
9
"

3
'-
0
"

2
'-
9
"

4
'-
0
"

1
'-
9
"

5
'-
0
"

GRADE SLAB

-1' - 0"

SECOND FLOOR

9' - 0"

FIRST FLOOR

0' - 0"

TOP ROOF LEVEL

20' - 2"

SECOND FLOOR CEILING

17' - 0"

FIRST FLOOR CEILING

8' - 0"

WHITE SMOOTH 

PLASTER

AND BLACK 

WINDOW6
'-
8
 3

/4
"

W18

W7

W4

W5

W9
W9

W10 W4

W3

W11

I H G F E D C B A

W19

7
'-
4
"

6
'-
9
"

2
'-
9
"

1
'-
0
"

P
R

O
P

E
R

T
Y

 L
IN

E

1
1
'-
0
"

2
5
.0

0
°

2
5
.0

0
°

15'-0"

14'-9"

P
R

O
P

E
R

T
Y

 L
IN

E

4
'-
6
"

PROPOSED WORK EXISTING TO REMAIN

PROJECT : 202107199
CKD BY:
DRAWN BY : 

DRAWING NO.

SCALE:
DATE:

No
.

DA
TE

:
DE

LT
A 

DE
SC

RI
PT

IO
N:

1 2 3 4 5

A
H

M
E

D
 R

E
N

O
V

A
T

IO
N

A
L
IN

A
 A

H
M

E
D

  L
OT

 15
10

81
 N

OT
TIN

GH
AM

 W
AY

LO
S A

LT
OS

, C
A 

94
02

4

   
   

   
   

   
   

36
5 F

LO
W

ER
 LA

NE
   

   
   

   
 M

OU
NT

AI
N 

VI
EW

, C
A6

40
43

PH
ON

E: 
 (8

88
) 3

11-
30

15
  F

AX
: (6

50
) 6

95
-18

01

23
/0

2/
05

CI
TY

 S
UB

M
ITT

AL

23/02/05
As indicated

A-4.3

EX
TE

RI
OR

  N
OR

TH
 S

ID
E E

LE
VA

TIO
N

1/4" = 1'-0"

EXISTING REAR NORTH ELEVATION
1

1/4" = 1'-0"

PROPOSED REAR NORTH ELEVATION
2

1

140

Agenda Item 3.

User
Text Box
LEGEND



GRADE SLAB

-1' - 0"

SECOND FLOOR

9' - 0"

FIRST FLOOR

0' - 0"

TOP ROOF LEVEL

20' - 2"

SECOND FLOOR CEILING

17' - 0"

FIRST FLOOR CEILING

8' - 0"

3
'-
4
"

2
'-
7
"

IHGFEDCBA

GRADE SLAB

-1' - 0"

SECOND FLOOR

9' - 0"

FIRST FLOOR

0' - 0"

TOP ROOF LEVEL

20' - 2"

SECOND FLOOR CEILING

17' - 0"

FIRST FLOOR CEILING

8' - 0"

WHITE SMOOTH 

PLASTER

AND BLACK 

WINDOW
W5W15

W1

W1

W1

W13 W13 W9 W9

W13

IHGFEDCBA

W19

6
'-
9
"

6
'-
9
"

6
'-
9
"

6
'-
9
" 6

'-
9
"

3
'-
5
"

3
'-
5
"

3
'-
9
"

3
'-
9
"

3
'-
5
"

P
R

O
P

E
R

T
Y

 L
IN

E

2
5
.0

0
°

2
5
.0

0
°

1
1
'-
0
"

2
5
.0

0
°

P
R

O
P

E
R

T
Y

 L
IN

E

2
5
.0

0
°

14'-9"

15'-0"

1
1
'-
0
"

PROPOSED WORK EXISTING TO REMAIN PROJECT : 202107199
CKD BY:
DRAWN BY : 

DRAWING NO.

SCALE:
DATE:

No
.

DA
TE

:
DE

LT
A 

DE
SC

RI
PT

IO
N:

1 2 3 4 5

A
H

M
E

D
 R

E
N

O
V

A
T

IO
N

A
L
IN

A
 A

H
M

E
D

  L
OT

 15
10

81
 N

OT
TIN

GH
AM

 W
AY

LO
S A

LT
OS

, C
A 

94
02

4

   
   

   
   

   
   

36
5 F

LO
W

ER
 LA

NE
   

   
   

   
 M

OU
NT

AI
N 

VI
EW

, C
A6

40
43

PH
ON

E: 
 (8

88
) 3

11-
30

15
  F

AX
: (6

50
) 6

95
-18

01

23
/0

2/
05

CI
TY

 S
UB

M
ITT

AL

23/02/05
As indicated

A-4.4

EX
TE

RI
OR

  S
OU

TH
 S

ID
E E

LE
VA

TIO
N

1/4" = 1'-0"

EXISTING SOUTH FRONT ELEVATION
1

1/4" = 1'-0"

PROPOSED SOUTH FRONT ELEVATION
2

1

141

Agenda Item 3.

User
Text Box
LEGEND



GRADE SLAB

-1' - 0"

SECOND FLOOR

9' - 0"

FIRST FLOOR

0' - 0"

TOP ROOF LEVEL

20' - 2"

SECOND FLOOR CEILING

17' - 0"

FIRST FLOOR CEILING

8' - 0"

IHGFEDC

BA

WHITE SMOOTH 
PLASTER

AND BLACK 
WINDOW

6
'-
9
"

6
'-
9
"

6
'-
9
"

6
'-
9
" 6

'-
9
"

GRADE SLAB

-1' - 0"

SECOND FLOOR

9' - 0"

FIRST FLOOR

0' - 0"

TOP ROOF LEVEL

20' - 2"

SECOND FLOOR CEILING

17' - 0"

FIRST FLOOR CEILING

8' - 0"

1 2 3 3.5 4 5 6 7

WHITE SMOOTH 
PLASTER

AND BLACK 
WINDOW

6
'-
9
"

7
'-
0
"

PROJECT : 202107199
CKD BY:
DRAWN BY : 

DRAWING NO.

SCALE:
DATE:

No
.

DA
TE

:
DE

LT
A 

DE
SC

RI
PT

IO
N:

1 2 3 4 5

A
H

M
E

D
 R

E
N

O
V

A
T

IO
N

A
L
IN

A
 A

H
M

E
D

  L
OT

 15
10

81
 N

OT
TIN

GH
AM

 W
AY

LO
S A

LT
OS

, C
A 

94
02

4

   
   

   
   

   
   

36
5 F

LO
W

ER
 LA

NE
   

   
   

   
 M

OU
NT

AI
N 

VI
EW

, C
A6

40
43

PH
ON

E: 
 (8

88
) 3

11-
30

15
  F

AX
: (6

50
) 6

95
-18

01

23
/0

2/
05

CI
TY

 S
UB

M
ITT

AL

23/02/05
1/4" = 1'-0"

A-4.5

EL
EV

AT
IO

NS
 (C

OL
OR

ED
)

1/4" = 1'-0"

SOUTH FRONT ELEVATION
1

1/4" = 1'-0"

WEST ELEVATION
2

142

Agenda Item 3.



GRADE SLAB

-1' - 0"

SECOND FLOOR

9' - 0"

FIRST FLOOR

0' - 0"

TOP ROOF LEVEL

20' - 2"

SECOND FLOOR CEILING

17' - 0"

FIRST FLOOR CEILING

8' - 0"

1233.54567

WHITE SMOOTH 

PLASTER

AND BLACK 

WINDOW

NEW READING ROOM

ADDITION

NEW BATHROOM

ADDITION4"

12"

2
5
.0

0
°

1
1
'-
0
"

25'-0"

P
R

O
P

E
R

T
Y

 L
IN

E

DAYLIGHT PLANE

10'-0"

2
5
.0

0
°

DAYLIG
HT P

LANE

P
R

O
P

E
R

T
Y

 L
IN

E

GRADE SLAB

-1' - 0"

SECOND FLOOR

9' - 0"

FIRST FLOOR

0' - 0"

TOP ROOF LEVEL

20' - 2"

SECOND FLOOR CEILING

17' - 0"

FIRST FLOOR CEILING

8' - 0"

I H G F E D C

B A

WHITE SMOOTH 

PLASTER

AND BLACK 

WINDOW6
'-
8
 3

/4
"

7
'-
4
"

6
'-
9
"

PROJECT : 202107199
CKD BY:
DRAWN BY : 

DRAWING NO.

SCALE:
DATE:

No
.

DA
TE

:
DE

LT
A 

DE
SC

RI
PT

IO
N:

1 2 3 4 5

A
H

M
E

D
 R

E
N

O
V

A
T

IO
N

A
L
IN

A
 A

H
M

E
D

  L
OT

 15
10

81
 N

OT
TIN

GH
AM

 W
AY

LO
S A

LT
OS

, C
A 

94
02

4

   
   

   
   

   
   

36
5 F

LO
W

ER
 LA

NE
   

   
   

   
 M

OU
NT

AI
N 

VI
EW

, C
A6

40
43

PH
ON

E: 
 (8

88
) 3

11-
30

15
  F

AX
: (6

50
) 6

95
-18

01

23
/0

2/
05

CI
TY

 S
UB

M
ITT

AL

23/02/05
1/4" = 1'-0"

A-4.6

EL
EV

AT
IO

NS
 (C

OL
OR

ED
)

1/4" = 1'-0"

EAST SIDE ELEVATION
1

1/4" = 1'-0"

NORTH ELEVATION
2

143

Agenda Item 3.



SCHEDULE KEY DOOR GENERAL NOTES DOOR ABBREVIATIONS

1. MEET EGRESS REQUIREMENT.
2.OBSCURED GLASS REQUIREMENT.

1. SEE DOOR TYPE FOR DOOR MANUFACTURER OR APPROVED EQUAL.
2.VERIFY SCREENS WITH OWNER.
3. DOOR & FRAME FINISHES APPROVED BY OWNER PRIOR TO ORDERING.
4. SIZE CALL OUT 3680= 3'-6'' WIDE X 8'-0'' HIGH.
5. FIELD VERIFY ALL DIMENSIONS & DESIGN W/ OWNER, PROVIDE SUBMITTAL TO 
ARCHITECT/ OWNER.
6. EXTERIOR FRENCH DOOR GLAZING SHALL BE TEMPERED GLASS.
7. DOORS ORDER TO BE APPROVED BY OWNER PRIOR TO CONTRACTOR PLACING 
ORDER.
8. INSTALL PER MANUFACTURER'S RECOMMENDATIONS..
9. THE MANUFACTURED WINDOWS SHALL HAVE A LABEL ATTACHED CERTIFIED BY THE 
NATIONAL FENESTRATION RATING COUNCIL (NFRC) AND SHOWING COMPLIANCE WITH 
THE ENERGY CALC.
10. PROVIDE FULL WEATHERSTRIPPING @ALL EXTERIOR DOORS & DOORS TO ATTIC.
11. ALL GLAZING LOW-E PER T-24 CALCS.
12. CASING SELECTED BY OWNER- MATCH (E) SEE DETAIL 9/A8.2.
13. REPAIR, RESTORE & REFINISH ALL EXISTING WOOD WINDOWS/ DOORS INTERIOR & 
EXTERIOR.
14. ALL GLAZING IN EXISTING DOORS & WINDOWS TO REMAIN  SINGLE PANE WITH TRUE 
DIVIDED LITES.

A               ALUMINIUM                                       A/G            ALUMINIUM & GLASS
A/S            ALUMINIUM & SPANDREL               HM             HOLLOW METAL
HM/G        HOLLOW METAL & GLASS              PTD           PAINTED
S               SPANDREL GLASS                          SS              STAINLESS STEEL
SCW         SOLID CORE WOOD                       SCW/G       SOLID CORE WOOD & GLASS
STL           STEEL                                              TH               TEMP. HARDBOARD
TS             TUBE STEEL                                    WI               WROUGHT IRON
VNL           VINYL                                               CL               CHAIN LINK
FF              FACTORY FINISH                            HCW           HOLLOW CORE WOOD
WD            WOOD                                              GL              GLASS                                 
V                VENEER                                           TS              TUBE STEEL

WINDOW NOTES DOOR WINDOW REMARKS

1. SEE SPECS FOR ADDITIONAL INFORMATION.
2. FACTORY PRIMED- PINE INT. & EXT.
3. SEE ELEVATIONS FOR DIVIDED LITE PATTERN.
4. PROVIDE  MINIMUM CLEAR EGRESS OPENING DIMENSIONS AT EACH 
OPERABLE SECTION OF WINDOWS IN SLEEPING ROOMS AND DENS ( PER 
CURRENT CODE).
5. SEE DOOR SCHEDULE FOR INTEGRAL TRANSOM WINDOWS.
6. VERIFY SCREENS & BLINDS WITH OWNER.
7. VERIFY LOCATION AND DESIGN OF OBSCURE GLASS WITH OWNER, SEE 
PLAN.
8.WINDOWS BY: MARVIN, ULTIMATE WOOD OR EQ. 
9. FIELD VERIFY ALL DIMENSIONS AND DESIGN W/ OWNER  PROVIDE 
SUBMITTAL TO ARCH & OWNER.
10. SIZE CALL OUT 2155= 2'-1'' WIDE X 5'-5'' HIGH.
11. CALL OUT SIZES ARE NOMINAL DIMENSIONS, BID STANDARD SIZES, TYP.
12. INSTALL PER MANUFACTURER RECOMMENDATIONS.
13. WINDOW ORDER TO BE APPROVED BY OWNER & ARCHITECT PRIOR TO 
CONTRACTOR PLACING ORDER.
14. THE MANUFACTURED WINDOWS SHALL HAVE A LABEL ATTACHED 
CERTIFIED BY THE NATIONAL FENESTRATION RATING COUNCIL (NFRC) AND 
SHOWING COMPLIANCE WITH THE ENERGY CALCS.
15. ALL NEW GLAZING PER TITLE 24 U.O.N.
16. WINDOWS & FRAME FINISHES TO BE APPROVED BY OWNER PRIOR TO 
ORDERING.
17. OPERABLE WINDOWS WITH SILLS 6 FEET OR MORE ABOVE GRADE MUST 
BE 24'' ABOVE THE FLOOR THEY SERVE.

MEETS EGRESS REQUIREMENTS.1

OBSCURED GLASS2

FIELD VERIFY HEIGHT3

(N) DUAL- GLAZED4
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DOOR SCHEDULE
WT LOCATION(S) Width Sill Height Head Height Thickness Frame Finish Door Finish Frame Material Door Material Level

109 OFFICE 2' - 8" -0' - 6" 7' - 0" 0' - 2" PT PT WOOD WOOD FIRST FLOOR

113 DRESSING 2' - 8" 0' - 0" 8' - 0" 0' - 2" PT PT WOOD WOOD FIRST FLOOR

10 DRESSING 2' - 4" 0' - 0" 7' - 6" 0' - 2" PT PT WOOD WOOD FIRST FLOOR

101.2 LAUNDRY 2' - 8" 0' - 0" 8' - 0" 0' - 2" PT PT WOOD WOOD FIRST FLOOR

101.1 LAUNDRY 2' - 8" 0' - 0" 8' - 0" 0' - 2" PT PT WOOD WOOD FIRST FLOOR

100.2 GARRAGE 16' - 0" 0' - 0" 6' - 6" 0' - 3" PT PT METAL METAL FIRST FLOOR

100.1 GARRAGE 2' - 8" 0' - 0" 7' - 0" 0' - 2" PT PT WOOD WOOD FIRST FLOOR

112.2 MA. BATH 2' - 4" 0' - 0" 8' - 0" 0' - 2" PT PT WOOD WOOD FIRST FLOOR

102 BATH 2' - 4" 0' - 0" 8' - 0" 0' - 2" PT PT WOOD WOOD FIRST FLOOR

114 (N) READING 2' - 6" 0' - 0" 7' - 6" 0' - 2" PT PT WOOD WOOD FIRST FLOOR

108 ENTRY 6' - 0" 0' - 0" 7' - 0" 0' - 2" PT PT WOOD WOOD FIRST FLOOR

110 W.I.C. 6' - 0" 0' - 0" 7' - 0" 0' - 2" PT PT WOOD WOOD FIRST FLOOR

104 KITCHEN 2' - 4" 0' - 0" 8' - 0" 0' - 2" PT PT WOOD WOOD FIRST FLOOR

112.1 MA. BATH 3' - 0" 0' - 0" 7' - 0" 0' - 2" PT PT WOOD WOOD FIRST FLOOR

111 MA. BEDROOM 2' - 8" 0' - 0" 7' - 0" 0' - 2" PT PT WOOD WOOD FIRST FLOOR

200 CLOSET 2' - 6" 0' - 0" 7' - 6" 0' - 2" PT PT WOOD WOOD SECOND FLOOR

203.2 BEDROOM 2 6' - 0" 0' - 0" 7' - 0" 0' - 2" PT PT WOOD WOOD SECOND FLOOR

203.1 BEDROOM 2 2' - 8" 0' - 0" 7' - 6" 0' - 2" PT PT WOOD WOOD SECOND FLOOR

202 BATH 2' - 6" 0' - 0" 7' - 6" 0' - 2" PT PT WOOD WOOD SECOND FLOOR

204.1 BEDROOM 3 2' - 8" 0' - 0" 7' - 6" 0' - 2" PT PT WOOD WOOD SECOND FLOOR

206.1 BEDROOM 4 2' - 8" 0' - 0" 7' - 6" 0' - 2" PT PT WOOD WOOD SECOND FLOOR

204.2 BEDROOM 3 5' - 0" 0' - 0" 7' - 0" 0' - 2" PT PT WOOD WOOD SECOND FLOOR

206.2 BEDROOM 4 5' - 0" 0' - 0" 7' - 0" 0' - 2" PT PT WOOD WOOD SECOND FLOOR

205 (N) BATH 2' - 6" 0' - 0" 7' - 6" 0' - 2" PT PT WOOD WOOD SECOND FLOOR

200 HALL 6' - 0" 1' - 0" 6' - 6" 0' - 1 1/2" PT PT WOOD WOOD SECOND FLOOR

WINDOW SCHEDULE

V Width Sill Height Lintel FRAME MATERIAL
WINDOW

MATERIAL
Window
Finish

WINDOW
FRAME FINISH

Level

W19 1' - 6" WD/GL WD PT

W19 1' - 6" WD/GL WD PT

W19 1' - 6" WD/GL WD PT

W19 1' - 6" WD/GL WD PT

W19 1' - 6" WD/GL WD PT

W19 1' - 6" WD/GL WD PT

W19 1' - 6" WD/GL WD PT

W19 1' - 6" WD/GL WD PT

W19 1' - 6" WD/GL WD PT

W19 1' - 6" WD/GL WD PT

W1 1' - 10" 2' - 11 1/2" 6' - 3 1/2" WD/GL WD PT PT FIRST FLOOR

W1 1' - 10" 2' - 11 1/2" 6' - 3 1/2" WD/GL WD PT PT FIRST FLOOR

W3 2' - 0" 3' - 9" 6' - 9" WD/GL WD PT PT FIRST FLOOR

W4 2' - 4" 1' - 5" 6' - 5" WD/GL WD PT PT FIRST FLOOR

W4 2' - 4" 1' - 5" 6' - 5" WD/GL WD PT PT FIRST FLOOR

W5 2' - 8" 3' - 7" 7' - 7" WD/GL WD PT PT FIRST FLOOR

W5 2' - 8" 3' - 7" 7' - 7" WD/GL WD PT PT FIRST FLOOR

W6 2' - 10" 3' - 9" 6' - 9" WD/GL WD PT PT FIRST FLOOR

W7 2' - 10 1/2" 0' - 0" 6' - 9" WD/GL WD PT PT FIRST FLOOR

W11 3' - 6" 2' - 11 1/2" 6' - 3 1/2" WD/GL WD PT PT FIRST FLOOR

W9 4' - 0" 0' - 9" 6' - 9" WD/GL WD PT PT FIRST FLOOR

W9 4' - 0" 0' - 9" 6' - 9" WD/GL WD PT PT FIRST FLOOR

W9 4' - 0" 3' - 0" 6' - 0" WD/GL WD PT PT FIRST FLOOR

W10 5' - 0" 1' - 5" 6' - 5" WD/GL WD PT PT FIRST FLOOR

W17 5' - 0" 2' - 0" 6' - 0" WD/GL WD PT PT FIRST FLOOR

W11 6' - 0" 2' - 9" 6' - 9" WD/GL WD PT PT FIRST FLOOR

W11 6' - 0" 2' - 9" 6' - 9" WD/GL WD PT PT FIRST FLOOR

W12 6' - 5" 3' - 7" 7' - 7" WD/GL WD PT PT FIRST FLOOR

W13 8' - 0" 0' - 9" 6' - 9" WD/GL WD PT PT FIRST FLOOR

W15 8' - 0" 0' - 9" 6' - 9" WD/GL WD PT PT FIRST FLOOR

W9 3' - 6" 5' - 6" 7' - 0" WD/GL WD PT PT SECOND FLOOR

W18 3' - 6" 4' - 6" 7' - 4" WD/GL WD PT PT SECOND FLOOR

W9 4' - 0" 3' - 9" 6' - 9" WD/GL WD PT PT SECOND FLOOR

W9 4' - 0" 3' - 9" 6' - 9" WD/GL WD PT PT SECOND FLOOR

W11 6' - 0" 3' - 5" 6' - 9" WD/GL WD PT PT SECOND FLOOR

W11 6' - 0" 2' - 9" 6' - 9" WD/GL WD PT PT SECOND FLOOR

W13 8' - 0" 3' - 5" 6' - 9" WD/GL WD PT PT SECOND FLOOR

W13 8' - 0" 3' - 5" 6' - 9" WD/GL WD PT PT SECOND FLOOR

W13 8' - 0" 3' - 5" 6' - 9" WD/GL WD PT PT SECOND FLOOR

W19 1' - 6" WD/GL WD PT TOP ROOF LEVEL

W19 1' - 6" WD/GL WD PT TOP ROOF LEVEL

W19 1' - 6" WD/GL WD PT TOP ROOF LEVEL

W19 1' - 6" WD/GL WD PT TOP ROOF LEVEL

W19 1' - 6" WD/GL WD PT TOP ROOF LEVEL

W19 1' - 6" WD/GL WD PT TOP ROOF LEVEL

W19 1' - 6" WD/GL WD PT TOP ROOF LEVEL

W19 1' - 6" WD/GL WD PT TOP ROOF LEVEL
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TO: Design Review Commission  

FROM: Jia Liu, Associate Planner   

SUBJECT: SC22-0032 – 749 University Avenue 

 
RECOMMENDATION: 

 
Approve design review application SC22-0032 subject to the listed findings 

 
 

PROJECT DESCRIPTION 
 

This is a design review application for a new two-story house. The project consists of 1,578 square 
feet at the first story and 1,223 square feet at the second story. A 710 square-foot, attached accessory 
dwelling unit is also proposed, but not subject to design review. This project is categorically exempt 
from further environmental review under Section 15303 of the California Environmental Quality Act 
The following table summarizes the project’s technical details: 

 

GENERAL PLAN DESIGNATION: Single-Family, Residential 
ZONING: R1-10 
PARCEL SIZE: 8,052 square feet 
MATERIALS: Composition shingle roof, stucco exterior finish with 

horizontal siding, fiberglass framed windows and 
doors with wood trims. 

 
 Existing Proposed Allowed/Required 

COVERAGE: 2,368 square feet 2,178 square feet 2,416 square feet 

FLOOR AREA: 
First floor 
Second floor 
Total 

 

2,368 square feet 

-- 

2,368 square feet 

 

1,578 square feet 

1,223 square feet 
2,801 square feet 

 
 
2,818 square feet 

   

SETBACKS: 
Front 
Rear 
Right side (1st/2nd) 

Left side (1st/2nd) 

 

25 feet 

25 feet 

6 feet/-- 
6 feet/-- 

 

35 feet 

27.5 feet 
6.5 feet/16.1 feet  
6.5 feet/14 feet 

 

  25 feet 

25 feet 
6.1 feet/11.1 feet 
6.1 feet/11.1 feet 

HEIGHT: 15.17 feet 25.25 feet 27 feet 

DATE: March 29, 2023 
 

AGENDA ITEM # 4 

172

Agenda Item 4.



Design Review Commission 
SC22-0032 – 749 University Avenue 
March 29, 2023 Page 2 

 

BACKGROUND 
 

Neighborhood Context 
The subject property is fronting University Avenue and back up to a public alley way between South El 
Monte Avenue and Lee Street. The surrounding neighborhood is considered a Consistent Character 
Neighborhood as defined in the City’s Residential Design Guidelines. The homes in the immediate 
neighborhood context are a combination of one-story and two-story houses, with two-story homes at 
731, 757, and 770 University Avenue. Properties in the immediate neighborhood appear to have 
consistent front setback patterns. Most homes in the neighborhood feature low to moderate scale 
horizontal eave lines with wall plates that appear to be between eight to nine feet in height. Most garages 
are attached to the existing homes fronting the street except for four homes on the northside of the 
University Avenue including the current house that have attached garage facing the alley way. Roof 
forms are a combination of simple and complex roof lines due to certain houses renovations/upgrades 
in the neighborhood over the years. A mix of roofing materials are found in the immediate neighborhood 
including wood shake, composition shingle, and tiles. The exterior materials commonly used include 
stucco and wood siding with stone veneer or brick accents. Landscapes in the front consist of mature 
street trees on most properties with dense screening shrubs further in. 
 
Zoning Compliance 
According to the land survey on Sheet 1, the subject site has an average lot width of 61 feet. Per the Los 
Altos Zoning Code (LAZC) Section 14.06.080 E.2, when a lot has an average width less than 80 feet, it 
is considered a narrow lot and eligible for a reduced side setback that is either 10% of average lot width 
or five feet, whichever is more restrictive. Furthermore, LAZC Section 14.06.080 E.2 requires an 
additional five-foot second story side setback for a narrow lot if a 35-foot front setback is provided. In 
summary, with the placement of a 35-foot front setback fort the proposed house, the first story side 
setback shall be at least 6.1 feet and the second story side setback shall be at least 11.1 feet. The proposed 
house has a first-story side setback of least 6.5 feet and a second-story side setback of 16 feet that are 
found compliance.  
 
DISCUSSION 
 

Design Review 
According to the Residential Design Guidelines, in a Consistent Character Neighborhoods, a good 
neighbor design has design elements, material, and scale found within the neighborhood and sizes that 
are not significantly larger than other homes in the neighborhood. 
 
The proposed new two-story residence will maintain the same circulation as the existing house, which 
is designed to face University Avenue with pedestrian entry access, while the attached two-car garage 
will be situated towards the back of the property, facing the alley way. The front elevation incorporates 
design elements such as integrated gable and hipped roof forms, a recessed second story massing from 
the first story, horizontal eave lines, a front porch with a depth of fourteen feet, and articulated 
architecture on both the first and second floors. The rear elevation, visible from the alley way, will also 
feature consistent articulation, massing, and other architectural details that are well-integrated with the 
overall house design. 
 
The project is also utilizing high quality materials such as the composition shingle roof, stucco exterior 
finish with horizontal Hardie board siding accent, and fiberglass framed windows and doors, which are 
integrated into the overall architectural design of the residence and found to relate to the surrounding 
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neighborhood. 
 
The overall height of the proposed residence is 25.25 feet, consistent with the maximum height of 27 feet 
in the R1-10 zoning district. Consistent wall plate heights are designed at both floors: nine feet and one 
inch at the first floor and eight feet and six inches at the second floor.  Regarding the roof design, the first-
story features a 3:12 roof pitch except for the entry porch that has a 4:12 pitch and the second-story has a 
consistent 4:12 roof pitch with the roof material being composition shingle.  
 
Overall, according to the Residential Design Guidelines, the project appears to be an appropriate design 
within this Consistent Character Neighborhood setting. The proposed addition has design elements, 
materials, and scale found in the neighborhood and meet the intent of the design review findings. 
 
Privacy 
On the left elevation, six windows are proposed at the second floor, including: five small-sized windows 
and one medium-sized, bathroom window. All the five windows will have the same sill height of four feet 
and six inches. On the right elevation, there will be three small windows with two window to the left 
featuring four-foot and six-inch sill height and one small window with a five-foot sill height.  
 
The privacy impact to the interior side neighboring properties is found very minimal due to all windows 
that designed with a minimum sill height of four feet and six inches which are considered by the Design 
Review Commissioners as an acceptable practice to minimize privacy impact.  
 
Along the rear second story elevation, there are two large windows proposed with the same sill height of 
two feet six inches. Staff found the design is consistent with the Residential Design Guidelines to minimize 
the privacy impact from the following aspects:  

• The placement of the second story portion is located more than 33 feet away from the rear property 
line that is further than the required 25-foot rear setback. With the additional 16-foot public alley 
way, an approximate 50-foot separation from the second story window to the rear abutting 
property is provided, and 

• New screening vegetation and trees will be planted along most of the rear property line to further 
mitigate the privacy impact. The details of the proposed evergreen plants will be provided in the 
Landscaping and Trees section of the staff report.  

 
Landscaping and Trees 
The site plan (Sheet A.3) shows there are 10 trees within the proximity of the subject site, including two 
street trees, six onsite trees, and two neighboring trees. All the trees were assessed by a professional 
arborist, Edwin E. Stirtz (ISA License #WE-0510A), and an arborist report with a tree protection plan 
was provided in Attachment B. One on-site protected tree, a 19-inch Silver Maple (Tree No. 6), will be 
removed due to its poor structure conditions. One 24-inch box Chinese Pistache will be planted in the 
front yard as the replacement tree. All the other trees will remain and be protected during future 
construction. 
 
A new landscaping plan is proposed including a number of evergreen screening vegetation and new trees.  
The proposed screening vegetation will be planted along all the property lines and are outlined in Table 1 
below. All the screening vegetation shall be sized at least 15 gallons as required by Condition No. 5 in the 
staff report.  
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Table 1: Proposed Screening Plant List 

Location Common Name No. Size Description 

Left property 
line 

Wax Leaf Privet 16 Condition to15 gallons 6’-8’ tall x 4’-6’ wide 

Right property 
line 

Wax Leaf Privet 8 Condition to15 gallons 6’-8’ tall x 4’-6’ wide 

Rear property 
line 

Wax Leaf Privet 11 Condition to15 gallons 6’-8’ tall x 4’-6’ wide 

 
Since the project includes a new house and new landscaping area that exceeds 500 square feet, it is subject 
to the City’s Water Efficient Landscape regulations. Overall, the existing and proposed landscaping meets 
the intent of the City’s landscape regulations.  
 
Environmental Review 
This project is categorically exempt from environmental review under Section 15303 of the California 
Environmental Quality Act because it involves the construction of a single-family dwelling in a 
residential zone. 
 

Public Notification and Community Outreach 
A public meeting notice was posted on the property and mailed to 12 nearby property owners on 
University Avenue and Orange Avenue. The Notification Map is included in Attachment C.  
 
The applicant was also dedicated to the community outreach for the subject project. On August 26, 
2022, the applicant provided certified mail to the immediate neighborhood for early community 
awareness. An online community meeting was also hosted on December 7, 2022 for more neighborhood 
engagement. The receipts of certified mails and a summary of the community meeting are attached to 
the staff report in Attachment E.  
 

Cc: SF21G, LLC., Property Owner 
 Hannah Chiu, Applicant  
 
Attachments: 

A. Neighborhood Compatibility Worksheet 
B. Arborist Report 
C. Notification Map 
D. Pictures of Notice of Development Proposal 
E. Proof of Community Outreach 

F.       Material Boards 
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FINDINGS 
 

SC22-0032 – 749 University Avenue 
 

With regard to design review for the new two-story house, the Design Review Commission finds the 
following in accordance with Section 14.76.050 of the Municipal Code: 

  

a. The proposed new two-story residence complies with all provisions of this chapter; 
 

b. The height, elevations, and placement on the site of the proposed new house, when considered 
with reference to the nature and location of residential structures on adjacent lots, will avoid 
unreasonable interference with views and privacy and will consider the topographic and geologic 
constraints imposed by particular building site conditions; 
 

c. The natural landscape will be preserved insofar as practicable by minimizing tree and soil removal; 
grade changes shall be minimized and will be in keeping with the general appearance of neighboring 
developed areas; 
 

d. The orientation of the proposed new house in relation to the immediate neighborhood will 
minimize the perception of excessive bulk; 
 

e.  General architectural considerations, including the character, size, scale, and quality of the design, 
the architectural relationship with the site and other buildings, building materials, and similar 
elements have been incorporated in order to insure the compatibility of the development with its 
design concept and the character of adjacent buildings; and 

 
f.      The proposed new house has been designed to follow the natural contours of the site with minimal 

grading, minimum impervious cover, and maximum erosion protection.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

176

Agenda Item 4.



Design Review Commission 
SC22-0032 – 749 University Avenue 
March 29, 2023 Page 6 

 

CONDITIONS 
 

SC22-0032 – 749 University Avenue 
 
GENERAL 

1. Expiration 
The Design Review Approval will expire on March 29, 2025 unless prior to the date of expiration, a 
building permit is issued, or an extension is granted pursuant to Section 14.76.090 of the Zoning Code. 

2. Approved Plans 
The approval is based on the plans and materials received on March 3, 2023, except as may be modified 
by these conditions.  

3. Protected Trees 
Trees Nos. 3-5, 7, and 9 along with the approved privacy screening and new trees shall be protected 
under this application and cannot be removed without a tree removal permit from the Community 
Development Director.   

4. Tree Removal Approved 

Tree No. 6 shown to be removed on plan Sheet A.3 of the approved set of plans are hereby approved 
for removal.  Tree removal shall not occur until a building permit is submitted and shall only occur 
after issuance of a demolition permit or building permit.  Exceptions to this condition may be granted 
by the Community Development Director upon submitting written justification.  

5. Screening Vegetation Planting Size 
The screening vegetation as outlined in the Table 1 of the staff report shall be at least 15 gallons in size 
and maintained for the life of the project. The Plant Legend on Sheet L2.1 shall be revised and 
incorporated into the construction drawings.  

6. Landscaping 
The project shall be subject to the City’s Water Efficient Landscape Ordinance (WELO) pursuant to 
Chapter 12.36 of the Municipal Code if 2,500 square feet or more of new or replaced landscape area, 
including irrigated planting areas, turf areas, and water features is proposed. Any project with an 
aggregate landscape area of 2,500 square feet or less may conform to the prescriptive measures 
contained in Appendix D of the City’s Model Water Efficient Landscape Ordinance. 

 

7. Underground Utility and Fire Sprinkler Requirements 
Additions exceeding fifty (50) percent of the existing living area (existing square footage calculations 
shall not include existing basements) and/or additions of 750 square feet or more shall trigger the 
undergrounding of utilities and new fire sprinklers. Additional square footage calculations shall include 
existing removed exterior footings and foundations being replaced and rebuilt. Any new utility service 
drops are pursuant to Chapter 12.68 of the Municipal Code.   

8. Indemnity and Hold Harmless 
The applicant/owner agrees to indemnify, defend, protect, and hold the City harmless from all costs 
and expenses, including attorney’s fees, incurred by the City or held to be the liability of the City in 
connection with the City’s defense of its actions in any proceedings brought in any State or Federal 
Court, challenging any of the City’s action with respect to the applicant’s project.  The City may 
withhold final maps and/or permits, including temporary or final occupancy permits, for failure to pay 
all costs and expenses, including attorney's fees, incurred by the City in connection with the City's 
defense of its actions. 
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INCLUDED WITH THE BUILDING PERMIT SUBMITTAL 

9. Conditions of Approval 
 Incorporate the conditions of approval into the title page of the plans. 

10. Applicant Acknowledgement of Conditions of Approval  
The applicant shall acknowledge receipt of the final conditions of approval and put in a letter format 
acceptance of said conditions.  This letter will be submitted during the first building permit submittal. 

11. Tree Protection Note 
 On the grading plan and/or the site plan, show all tree protection fencing and add the following note: 

“All tree protection fencing shall be chain link and a minimum of five feet in height with posts driven 
into the ground.”  

12. Reach Codes 
Building Permit Applications submitted on or after January 26, 2021 shall comply with specific 
amendments to the 2019 California Green Building Standards for Electric Vehicle Infrastructure and 
the 2019 California Energy Code as provided in Ordinances Nos. 2020-470A, 2020-470B, 2020-470C, 
and 2020-471 which amended Chapter 12.22 Energy Code and Chapter 12.26 California Green 
Building Standards Code of the Los Altos Municipal Code.  The building design plans shall comply 
with the standards and the applicant shall submit supplemental application materials as required by the 
Building Division to demonstrate compliance.   

13. California Water Service Upgrades 
You are responsible for contacting and coordinating with the California Water Service Company any 
water service improvements including but not limited to relocation of water meters, increasing water 
meter sizing or the installation of fire hydrants.  The City recommends consulting with California 
Water Service Company as early as possible to avoid construction or inspection delays. 

14. Green Building Standards 
Provide verification that the house will comply with the California Green Building Standards pursuant 
to Chapter 12.26 of the Municipal Code and provide a signature from the project’s Qualified Green 
Building Professional Designer/Architect and property owner.  

15. Underground Utility Location 
Show the location of underground utilities pursuant to Chapter 12.68 of the Municipal Code.  
Underground utility trenches shall avoid the drip-lines of all protected trees unless approved by the 
project arborist and the Planning Division. 

16. Air Conditioner Sound Rating 
Show the location of any air conditioning unit(s) on the site plan including the model number of the 
unit(s) and nominal size of the unit.  Provide the manufacturer’s specifications showing the sound 
rating for each unit.  The air conditioning units must be located to comply with the City’s Noise Control 
Ordinance (Chapter 6.16) and in compliance with the Planning Division setback provisions.  The units 
shall be screened from view of the street. 

17. Storm Water Management 
Show how the project is in compliance with the New Development and Construction Best 
Management Practices and Urban Runoff Pollution Prevention program, as adopted by the City for 
the purposes of preventing storm water pollution (i.e. downspouts directed to landscaped areas, 
minimize directly connected impervious areas, etc.). 
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PRIOR TO ISSUANCE OF BUILDING OR DEMOLITION PERMIT 

18. Tree Protection 
Tree protection fencing shall be installed around the driplines, or as required by the project arborist, 
of trees Nos. 1-5, and 7-10 as shown on the site plan.  Tree protection fencing shall be chain link and 
a minimum of five feet in height with posts driven into the ground and shall not be removed until all 
building construction has been completed unless approved by the Planning Division. 

19. School Fee Payment 
In accordance with Section 65995 of the California Government Code, and as authorized under 
Section 17620 of the Education Code, the property owner shall pay the established school fee for each 
school district the property is located in and provide receipts to the Building Division.  The City of 
Los Altos shall provide the property owner the resulting increase in assessable space on a form 
approved by the school district.  Payments shall be made directly to the school districts. 

PRIOR TO FINAL INSPECTION 

20. Landscaping Installation  
All front yard landscaping, street trees and privacy screening trees shall be maintained and/or installed 
as shown on the approved plans or as required by the Planning Division.  

21. Landscape Privacy Screening 
The landscape intended to provide privacy screening shall be inspected by the Planning Division and 
shall be supplemented by additional screening material as required to adequately mitigate potential 
privacy impacts to surrounding properties. 

22. Green Building Verification 
Submit verification that the house was built in compliance with the City’s Green Building Ordinance 
(Chapter 12.26 of the Municipal Code). 
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Neighborhood Compatibility Worksheet  Page 1 
* See “What constitutes your neighborhood” on page 2. 
 

 
NEIGHBORHOOD COMPATIBILITY WORKSHEET 

 
In order for your design review application for single-family residential 
remodel/addition or new construction to be successful, it is important that you 
consider your property, the neighborhood’s special characteristics that surround that 
property and the compatibility of your proposal with that neighborhood.  The 
purpose is to help you understand your neighborhood before you begin the 
design process with your architect/designer/builder or begin any formal 
process with the City of Los Altos.  Please note that this worksheet must be submitted with 
your 1st application. 
 
The Residential Design Guidelines encourage neighborhood compatibility without 
necessarily forsaking individual taste.  Various factors contribute to a design that is 
considered compatible with a surrounding neighborhood.  The factors that City 
officials will be considering in your design could include, but are not limited to: design 
theme, scale, bulk, size, roof line, lot coverage, slope of lot, setbacks, daylight plane, 
one or two-story, exterior materials, landscaping et cetera. 
 
It will be helpful to have a site plan to use in conjunction with this worksheet.  Your 
site plan should accurately depict your property boundaries.  The best source for this 
is the legal description in your deed. 
 
Photographs of your property and its relationship to your neighborhood (see below) 
will be a necessary part of your first submittal.  Taking photographs before you start 
your project will allow you to see and appreciate that your property could be within an 
area that has a strong neighborhood pattern.  The photographs should be taken from 
across the street with a standard 35mm camera and organized by address, one row for 
each side of the street.  Photographs should also be taken of the properties on either 
side and behind your property from on your property. 
 
This worksheet/check list is meant to help you as well as to help the City planners and 
Planning Commission understand your proposal.  Reasonable guesses to your answers 
are acceptable.  The City is not looking for precise measurements on this worksheet. 
 
Project Address              
Scope of Project: Addition or Remodel   or New Home     
Age of existing home if this project is to be an addition or remodel?     
Is the existing house listed on the City’s Historic Resources Inventory?    

City of Los Altos 
Planning Divis ion 

(650) 947-2750 
Planning@losaltosca .gov   

✔

749 University Ave

No
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Address: _______________________ 
Date:      _______________________ 
 
 

Neighborhood Compatibility Worksheet  Page 2 
* See “What constitutes your neighborhood”, (page 2). 

What constitutes your neighborhood? 
 
There is no clear answer to this question.  For the purpose of this worksheet, consider 
first your street, the two contiguous homes on either side of, and directly behind, your 
property and the five to six homes directly across the street (eight to nine homes).  At 
the minimum, these are the houses that you should photograph.  If there is any 
question in your mind about your neighborhood boundaries, consider a radius of 
approximately 200 to 300 feet around your property and consider that your 
neighborhood.   
 
Streetscape 
 
1. Typical neighborhood lot size*: 

 
Lot area: ___________________square feet 
Lot dimensions:  Length ____________ feet 

Width  ____________ feet 
If your lot is significantly different than those in your neighborhood, then 
note its: area__________, length____________, and 
width__________________. 

 
2. Setback of homes to front property line: (Pgs. 8-11 Design Guidelines) 

 
Existing front setback if home is a remodel?__________ 
What % of the front facing walls of the neighborhood homes are at the 
front setback ____ % 
Existing front setback for house on left ___________ ft./on right 
_________ ft. 
Do the front setbacks of adjacent houses line up? __________ 

 
3. Garage Location Pattern: (Pg. 19 Design Guidelines) 

 
Indicate the relationship of garage locations in your neighborhood* only on 
your street (count for each type) 
Garage facing front projecting from front of house face ___  
Garage facing front recessed from front of house face ___ 
Garage in back yard ___  
Garage facing the side ___ 
Number of 1-car garages__;  2-car garages __; 3-car garages __  

 
 
 
 

10,280

139.2

132 ft

71.31

61 ft

No

7,840 sf

25

25

80

1
4

0

5

7 0

8/31/2022

749 University Ave

3
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Neighborhood Compatibility Worksheet  Page 3 
* See “What constitutes your neighborhood”, (page 2). 

4. Single or Two-Story Homes: 
 
What % of the homes in your neighborhood* are:  
One-story _____  
Two-story _____ 

 
5. Roof heights and shapes: 

 
Is the overall height of house ridgelines generally the same in your 
neighborhood*? _______ 
Are there mostly hip ___, gable style ____, or other style ___ roofs*? 
Do the roof forms appear simple ______ or complex ______? 
Do the houses share generally the same eave height _____? 

 
6. Exterior Materials:  (Pg. 22 Design Guidelines) 
   

What siding materials are frequently used in your neighborhood*? 
   

__ wood shingle    __ stucco   __ board & batten   __ clapboard  
  __ tile   __ stone   __ brick   __ combination of one or more materials 
   (if so, describe) _____________________________________________ 
 

What roofing materials (wood shake/shingle, asphalt shingle, flat tile, 
rounded tile, cement tile, slate) are consistently (about 80%) used? 
____________________ 
If no consistency then explain:__________________________________ 
__________________________________________________________ 

 
7. Architectural Style: (Appendix C, Design Guidelines) 

 
Does your neighborhood* have a consistent identifiable architectural style? 
  YES    NO 

 
  Type?   __ Ranch __ Shingle   __Tudor   __Mediterranean/Spanish    
  __ Contemporary   __Colonial   __ Bungalow __Other 
 
 
 
 
 
 
 
 

30%

✔

✔

No

✔ ✔

Asphalt shingle (70%)

749 University Ave

8/31/2022

Yes

70%
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Neighborhood Compatibility Worksheet  Page 4 
* See “What constitutes your neighborhood”, (page 2). 

8. Lot Slope: (Pg. 25 Design Guidelines) 
   

Does your property have a noticeable slope? ____________________ 
 
  What is the direction of your slope? (relative to the street) 
_______________________________________________________________ 
_______________________________________________________________ 
 

Is your slope higher _____ lower _____ same _____ in relationship to the 
neighboring properties?  Is there a noticeable difference in grade between 
your property/house and the one across the street or directly behind? 

 
9. Landscaping: 
   

Are there any frequently used or typical landscaping features on your street 
(i.e. big trees, front lawns, sidewalks, curbs, landscape to street edge, etc.)? 

__________________________________________________________________
__________________________________________________________________
__________________________________________________________________ 
 
  How visible are your house and other houses from the street or back  
  neighbor’s property? 
__________________________________________________________________
__________________________________________________________________ 
 

Are there any major existing landscaping features on your property and 
how is the unimproved public right-of-way developed in front of your 
property (gravel, dirt, asphalt, landscape)? 

__________________________________________________________________ 
__________________________________________________________________
__________________________________________________________________ 
 
10. Width of Street: 

 
What is the width of the roadway paving on your street in feet? _______ 
Is there a parking area on the street or in the shoulder area? __________ 
Is the shoulder area (unimproved public right-of-way) paved, unpaved, 
gravel, landscaped, and/or defined with a curb/gutter? _______________ 
__________________________________________________________ 
 

 

✔

749 University Ave

8/31/2022

25'

No

Yes

The right of way

The lot is relatively flat. The site slopes down approximately +/-2.5' from

the street frontage to the rear.

From the street the subject home and surrounding homes are highly to moderately visible. At

the rear they are minimally visible due to fencing and trees.

Trees and landscape to street edge.

There are 7 existing trees on site. The unimproved public right of way is developed with dirt

and gravel. Landscaping consists of grass and street trees along sidewalk curbs.

 

includes a sidewalk curb landscaping, and gravel parking.
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Address: _______________________ 
Date:      _______________________ 
 
 

Neighborhood Compatibility Worksheet  Page 5 
* See “What constitutes your neighborhood”, (page 2). 

11. What characteristics make this neighborhood* cohesive?  
 
Such as roof material and type (hip, gable, flat), siding (board and batten, 
cement plaster, horizontal wood, brick), deep front yard setbacks, 
horizontal feel, landscape approach etc.: 
__________________________________________________________
__________________________________________________________
__________________________________________________________
__________________________________________________________ 
 

General Study 
 

A. Have major visible streetscape changes occurred in your neighborhood? 
        YES       NO 
 
B. Do you think that most (~ 80%) of the homes were originally built at the 
same time?      YES       NO 
 
C. Do the lots in your neighborhood appear to be the same size?   
        YES       NO 
 
D. Do the lot widths appear to be consistent in the neighborhood?   
        YES       NO 
 
E. Are the front setbacks of homes on your street consistent (~80% within 5 

feet)?      YES      NO 
 
F. Do you have active CCR’s in your neighborhood? (p.36 Building Guide) 
        YES      NO 
 
G. Do the houses appear to be of similar size as viewed from the street?  
        YES      NO 
 
H. Does the new exterior remodel or new construction design you are 

planning relate in most ways to the prevailing style(s) in your existing 
neighborhood?        

   YES      NO 
 

 
 

Speed bumps and street markings. 

749 University Ave

8/31/2022

The neighborhood has consistent front setbacks. Hip and gable roofs are common

landscaping
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Address: _______________________ 
Date:      _______________________ 
 
 

Neighborhood Compatibility Worksheet  Page 6 
* See “What constitutes your neighborhood”, (page 2). 

Summary Table 
 
Please use this table to summarize the characteristics of the houses in your immediate neighborhood (two homes 
on either side, directly behind and the five to six homes directly across the street). 
 

 

Address Front 
setback 

Rear 
setback 

Garage 
location One or two stories Height Materials 

Architecture 
(simple or 
complex) 

        

        

        

        

        

        

        

        

        

        

 

749 University Ave

8/31/2022

745 University Ave 25' 25' REAR ONE 19' Clapboard Simple

731 University Ave 25' 25' SIDE TWO 27.5' Stucco; stone Complex

751 University Ave 25' 25' FRONT ONE 11' Clapboard Simple

757 University Ave 25' SIDE TWO 25' Wood shingle Complex25'

25'

762 University Ave 25' 25' FRONT ONE 16' Brick Simple

756 University Ave 25' 25' FRONT ONE 20' Stucco Simple

736 Orange Ave 25' 25' REAR ONE 19' Wood shingle Simple

752 University Ave 25' 25' FRONT ONE 16' Stucco; brick Complex

770 University Ave 25' FRONT TWO 25' Board and batten Complex

728 Orange Ave 25' 25' REAR ONE 17' Stucco Complex
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California Tree and Landscape Consulting, Inc. 

 

 

 
California Tree and Landscape Consulting, Inc. t 359 Nevada St., St. 201, Auburn, CA 95603 t 530.745.4086 

December 19, 2022 
 
K.C. Farrell, Director of Landscape Design 
Thomas James Homes 
1255 Treat Blvd, Suite 800 
Walnut Creek, CA 94597 
 
Phone: 650-249-1625 
Via Email: kcfarrell@tjhusa.com 
 
RE: Evaluation of Root Exploration at 949 University Ave, Los Altos, California Project Site 
 
Dear KC Farrell: 
 
You asked California Tree and Landscape Consulting, Inc. to have a certified arborist evaluate root exploration 
trenching performed at the project site referenced above. On December 19, 2022, Thomas M. Stein (ISA 
Certified Arborist # WE-12854A) visited the site and performed the evaluation.  
 
A root trench was hand dug by two crew members of Golden State Co. along the north east side of the existing 
home. Refer to the attached exhibit for the approximate location of the trench relative to tree #’s 4, 5, 6 and 7 
(Tag #’s 1242, 1243, 1244, 1245). This trench was dug to expose roots which may be growing in the top 2 feet 
of soil to the west of these trees. The trench was approximately 12” wide by 24” deep. The only significant root 
(2” diameter or greater) observed was one 4” diameter root from tree #6. This root grew west at a depth of 
about 1 foot until it reached the raised floor foundation, then it grew northeast adjacent to foundation past the 
point of excavation. Refer to the attached photographs. 
 
In the arborist report written by California Tree and Landscape Consulting, Inc, dated August 11, 2022 removal 
of tree #6 was recommended due to noted defects. The tree has been inappropriately pruned and has multiple 
points of decay. It is likely that the 4” root will need to be pruned to excavate for the new slab foundation 
proposed by the developer. This may de-stabilize the tree or begin a long-term decline in health of the tree. It 
is still my recommendation that the tree be removed for development. If the tree is retained, the tree will have 
a limited area for canopy growth due to encroachment by the proposed home. The canopy will need frequent 
pruning to maintain clearance from the proposed home. This will also be true for tree #’s 3,4 and 7, but they 
are not expected to suffer the same root impacts. The new proposed home will have an approximate 6’ setback 
from the east property line. The over-excavation for the foundation will still have a significant impact to the 
critical root zones of all four trees. The lack of tree roots observed for Tree #’s 4, 5 and 7 indicates that de-
stabilization of these tree is not expected. It should be noted, however, that there may be deeper roots for these 
trees under the raised floor foundation, not seen during this evaluation. If roots (>2” in diameter) are 

encountered during slab foundation excavation, they should be properly root pruned under the 

749

4, 5
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Thomas James Homes, 749 University Ave, Los Altos, CA  December 19, 2022 
 

 
California Tree and Landscape Consulting, Inc. t 359 Nevada St, St 201, Auburn, CA 95603 t 530.745.4086 

direction of the project arborist, following current ISA best practices.  It was noted in the evaluation that the 
area to the northeast of all four trees, on the adjacent parcel, is primarily lawn, which is a favorable environment 
for root growth.  
 
Please refer to the attached photographs.   
 
Please feel free to give us a call if you have any questions or require additional information. 
 
Prepared by: 
 

 
Thomas M. Stein, Arborist 
International Society of Arboriculture 
ISA Certified Arborist WE-12854A 
ISA Tree Risk Assessment Qualified 
 
CC:  Andy Cost (Thomas James Homes) 
 Ed Stirtz (California Tree and Landscape Consulting, Inc.) 
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Thomas James Homes, 749 University Ave, Los Altos, CA  December 19, 2022 
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Thomas James Homes, 749 University Ave, Los Altos, CA  December 19, 2022 
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Thomas James Homes, 749 University Ave, Los Altos, CA  December 19, 2022 
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Thomas James Homes, 749 University Ave, Los Altos, CA  December 19, 2022 
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Thomas James Homes, 749 University Ave, Los Altos, CA  December 19, 2022 
 

 
California Tree and Landscape Consulting, Inc. t 359 Nevada St, St 201, Auburn, CA 95603 t 530.745.4086 
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California Tree and Landscape Consulting, Inc. 

 
 

359 Nevada Street, Ste 201, Auburn, CA 95603 Office: 530.745.4086 Direct:  916.801.8059 

August 11, 2022 
 

Cynthia Thiebaut, Director of Development 
Thomas James Homes 
255 Shoreline Drive, Suite 428 
Redwood City, California 94065 
Via Email: cthiebaut@tjhusa.com  
 

FINAL ARBORIST REPORT, TREE INVENTORY,  
CONSTRUCTION IMPACT ASSESSMENT AND TREE PROTECTION PLAN 

 

RE: 749 University Avenue, City of Los Altos, California [APN 175-18-042] 
 

EXECUTIVE SUMMARY 
Thomas James Homes contacted California Tree and Landscape Consulting, Inc. to document the trees on the property 
for a better understanding of the existing resource and any potential improvement obstacles that may arise. In addition, 
trees located off the parcel are included if they would be impacted by development of the property. Thomas James 
Homes requested an Arborist Report, Tree Inventory, Construction Impact Assessment and Tree Protection Plan suitable 
for submittal to the City of Los Altos. This is a Final Arborist Report, Tree Inventory, Construction Impact Assessment and 
Tree Protection Plan for the filing of plans to develop the property. 
 

Thomas M. Stein, ISA Certified Arborist #WE-12854A, visited the property on February 9, 2022, to provide species 
identification, measurements of DBH and canopy, field condition notes, recommended actions, ratings, and approximate 
locations. A total of 10 trees were evaluated on this property, 4 of which are protected according to the City of Los Altos 
Tree Ordinance, Section 11.08.040. Three trees are located off the parcel, but were included in the inventory because 
they may be impacted by development. See Appendices for specific information on each tree. 
 

Tree Species 
Total Trees 
Inventoried 

Trees on 
this Site1 

Protected 
Tree 

Trees Proposed 
for Removal 

Trees 
Proposed for 

Retention2 

Bay laurel, Umbellularia californica 1 0 1 0 1 

Chinese elm, Ulmus parvifolia 1 0 0 0 1 

Chinese pistache, Pistacia chinensis 1 0 0 0 1 

Coast live oak, Quercus agrifolia 1 1 0 0 1 

Deodar cedar, Cedrus deodara 1 1 1 0 1 

London plane, Platanus hybrida 3 3 1 0 3 

Silver maple, Acer saccharinum 1 1 1 1 0 

Sweetgum, Liquidambar styraciflua 1 1 0 0 1 

TOTAL 10 7 4 1 9 

 
1 CalTLC, Inc. is not a licensed land surveyor. Tree locations are approximate and we do not determine tree ownership. Trees which appear to be on 

another parcel are listed as off-site and treated as the property of that parcel. 
2 Trees in close proximity to development may require special protection measures. See Appendix/Recommendations for specific details. 
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ASSIGNMENT 
 

Perform an examination of the site to document the presence and condition of trees protected by the City of Los Altos. 
The study area for this effort includes the deeded parcel as delineated in the field by the property fences and any 
significant or protected trees overhanging from adjacent parcels. 
 
Prepare a report of findings. All trees protected by the City of Los Altos are included in the inventory. 
 

METHODS 
 

Appendix 2 in this report are the detailed inventory and recommendations for the trees. The following terms and 
Table A – Ratings Descriptions will further explain our findings. 
 
The protected trees evaluated as part of this report have a numbered tag that was placed on each one that is 1-1/8” x 
1-3/8", green anodized aluminum, “acorn” shaped, and labeled: CalTLC, Auburn, CA with 1/4” pre-stamped tree number 
and Tree Tag. They are attached with a natural-colored aluminum 10d nail, installed at approximately 6 feet above 
ground level on the approximate north side of the tree. The tag should last ~10-20+ years depending on the species, 
before it is enveloped by the trees’ normal growth cycle. 
 

TERMS 
 
Species of trees is listed by our local common name and botanical name by genus and species.  
 
DBH (diameter breast high) is normally measured at 4’6” (54” above the average ground, height but if that varies then 
the location where it is measured is noted here. A steel diameter tape was used to measure the trees. 
 
Canopy radius is measured in feet. It is the farthest extent of the crown composed of leaves and small twigs measured 
by a steel tape. This measurement often defines the Critical Root Zone (CRZ) or Protection Zone (PZ), which is a circular 
area around a tree with a radius equal to this measurement. 
 
Actions listed are recommendations to improve health or structure of the tree. Trees in public spaces require 
maintenance. If a tree is to remain and be preserved, then the tree may need some form of work to reduce the 
likelihood of failure and increase the longevity of the tree. Preservation requirements and actions based on a proposed 
development plan are not included here.  
 
Arborist Rating is subjective to condition and is based on both the health and structure of the tree. All of the trees were 
rated for condition, per the recognized national standard as set up by the Council of Tree and Landscape Appraisers and 
the International Society of Arboriculture (ISA) on a numeric scale of 5 (being the highest) to 0 (the worst condition, 
dead). The rating was done in the field at the time of the measuring and inspection. 
 

Table A – Ratings Descriptions 
 

No problem(s)         5  excellent 
No apparent problem(s) 4 good 
Minor problem(s)  3 fair 
Major problem(s)  2 poor 
Extreme problem(s)   1      hazardous, non-correctable  
Dead                   0 dead 
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Rating #0: This indicates a tree that has no significant sign of life.   
 

Rating #1: The problems are extreme. This rating is assigned to a tree that has structural and/or health problems that no amount 
of work or effort can change. The issues may or may not be considered a dangerous situation.  

 
Rating #2: The tree has major problems. If the option is taken to preserve the tree, its condition could be improved with correct 
arboricultural work including, but not limited to: pruning, cabling, bracing, bolting, guying, spraying, mistletoe removal, vertical 
mulching, fertilization, etc. If the recommended actions are completed correctly, hazard can be reduced and the rating can be 
elevated to a 3. If no action is taken the tree is considered a liability and should be removed. 

 
Rating #3: The tree is in fair condition. There are some minor structural or health problems that pose no immediate danger. When the 
recommended actions in an arborist report are completed correctly the defect(s) can be minimized or eliminated. 
 
Rating #4: The tree is in good condition and there are no apparent problems that a Certified Arborist can see from a visual ground 
inspection. If potential structural or health problems are tended to at this stage future hazard can be reduced and more serious 
health problems can be averted. 

 
Rating #5: No problems found from a visual ground inspection. Structurally, these trees have properly spaced branches and near 
perfect characteristics for the species. Highly rated trees are not common in natural or developed landscapes. No tree is ever 
perfect especially with the unpredictability of nature, but with this highest rating, the condition should be considered excellent. 
 

Notes indicate the health, structure and environment of the tree and explain why the tree should be removed or 
preserved. Additional notes may indicate if problems are minor, extreme or correctible. 

 
Remove is the recommendation that the tree be removed. The recommendation will normally be based either on poor 
structure or poor health and is indicated as follows: 
 

Yes H – Tree is unhealthy  
Yes S – Tree is structurally unsound 

 

OBSERVATIONS AND CONCLUSIONS 
 
The site is located in an existing subdivision with single-family residences, and the vegetation is comprised of 
ornamental landscape plants. The project site has an existing one-story house with a reported area of 1,181 sq. ft. on a 
parcel with a reported area of 8,437 sq. ft. The home is connected to electrical, communication, gas, water and sanitary 
sewer infrastructure. There is an alley at the rear of the parcel, and the garage is accessed from the alley. The 
development plans include demolition of the existing home and construction of a new 2-story home with a reported 
area of 2,812 sq. ft, new hardscape and landscape. Refer to Appendix 2 – Tree Data for details. 
 

RECOMMENDED REMOVALS OF HAZARDOUS, DEFECTIVE OR UNHEALTHY TREES  
 
At this time, no trees have been recommended for removal from the proposed project area due to the nature and 
extent of defects, compromised health, and/or structural instability noted at the time of field inventory efforts.  
 

CONSTRUCTION IMPACT ASSESSMENT 
 
This Arborist Report, Tree Inventory, Construction Impact Assessment and Tree Protection Plan is intended to provide 
Thomas James Homes, the City of Los Altos, and other members of the development team a detailed pre-development 
review of the species, size, and current structure and vigor of the trees within and/or overhanging the proposed project 
area. At this time, we have reviewed the 48” Wide Plan prepared by BSB Design dated May 18, 2022; the Landscape 
Improvement Plans prepared by Roach & Campbell dated July 22, 2022, and the Preliminary Civil Review Notes prepared 
by CBG date June 6, 2022. The perceived impacts are summarized below. Refer to Appendix 2 – Tree Data for protective 
measures to be taken for trees that will remain. 
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Tree # 1 (Tag # 1239): No impact is expected to this off-site tree.  

Tree # 2 (Tag # 1240): No impact is expected to this off-site tree. 

Tree # 3 (Tag # 1241): Slight impact to the tree’s CRZ is expected due to hardscape and foundation excavation. Slight 

impact to the tree’s canopy is expected due to building encroachment. Less than 5% of the tree’s canopy is expected to 

be impacted by the required clearance pruning.  

Tree # 4 (Tag # 1242): Significant impact to the tree’s CRZ is expected due to foundation excavation. Perform root 

excavation to determine extent of root impacts prior to demolition. Perform foundation excavation by hand/hydro-vac 

or pneumatic techniques. Perform any root pruning under the direction of the Project Arborist. Slight impact to the 

tree’s canopy is expected due to building encroachment. Less than 5% of the tree’s canopy is expected to be impacted 

by the required clearance pruning.  

Tree # 5 (Tag # 1243): Significant impact to the tree’s CRZ is expected due to foundation excavation. Perform root 

excavation to determine extent of root impacts prior to demolition. Perform foundation excavation by hand/hydro-vac 

or pneumatic techniques. Perform any root pruning under the direction of the Project Arborist. Slight impact to the 

tree’s canopy is expected due to building encroachment. Less than 5% of the tree’s canopy is expected to be impacted 

by the required clearance pruning. 

Tree # 6 (Tag # 1244): This tree is proposed to be removed by the developer due to poor condition.  

Tree # 7 (Tag # 1245): Significant impact to the tree’s CRZ is expected due to foundation excavation. Perform root 

excavation to determine extent of root impacts prior to demolition. Perform foundation excavation by hand/hydro-vac 

or pneumatic techniques. Perform any root pruning under the direction of the Project Arborist. Slight impact to the 

tree’s canopy is expected due to building encroachment. Less than 5% of the tree’s canopy is expected to be impacted 

by the required clearance pruning 

Tree # 8 (Tag # 1246): No impact is expected to this off-site tree due to development. 

Tree # 9 (Tag # 1247): No impact is expected to this tree due to development. 

Tree # 10 (Tag # 1248): No impact is expected to the CRZ of this off-site tree due to development. Slight impact to the 
canopy may occur due to clearance requirements. Less than 5% of the tree’s canopy is expected to be impacted by the 
required clearance pruning. 
 

DISCUSSION  

Trees need to be protected from normal construction practices if they are to remain healthy and viable on the site. Our 
recommendations are based on experience, and City ordinance requirements, so as to enhance tree longevity. This 
requires their root zones remain intact and viable, despite heavy equipment being on site, and the need to install 
foundations, driveways, underground utilities, and landscape irrigation systems. Simply walking and driving on soil has 
serious consequences for tree health.  
 
Following is a summary of Impacts to trees during construction and Tree Protection measures that should be 
incorporated into the site plans in order to protect the trees. Once the plans are approved, they become the document 
that all contractors will follow. The plans become the contract between the owner and the contractor, so that only 
items spelled out in the plans can be expected to be followed. Hence, all protection measures, such as fence locations, 
mulch requirements and root pruning specifications must be shown on the plans. 
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RECOMMENDATIONS: SUMMARY OF TREE PROTECTION MEASURES 
 
Hire a Project Arborist to help ensure protection measures are incorporated into the site plans and followed. The Project 
Arborist should, in cooperation with the Engineers and/or Architects:  
 

• Identify the Root Protection Zones on the final construction drawings, prior to bidding the project.  

• Show the placement of tree protection fences, as well as areas to be irrigated, fertilized and mulched on the 
final construction drawings. 

• Clearly show trees for removal on the plans and mark them clearly on site. A Contractor who is a Certified 
Arborist should perform tree and stump removal. All stumps within the root zone of trees to be preserved shall 
be ground out using a stump router or left in place. No trunk within the root zone of other trees shall be 
removed using a backhoe or other piece of grading equipment.  

• Prior to any grading, or other work on the site that will come within 50’ of any tree to be preserved:  

1.  Irrigate (if needed) and place a 3” layer of chip mulch over the protected root zone of all trees that will 
be impacted. 

2.  Erect Tree Protection Fences. Place boards against trees located within 3’ of construction zones, even if 
fenced off. 

3.  Remove lower foliage that may interfere with equipment PRIOR to having grading or other equipment 
on site. The Project Arborist should approve the extent of foliage elevation, and oversee the pruning, 
performed by a contractor who is an ISA Certified Arborist. 

• For grade cuts, expose roots by hand digging, potholing or using an air spade and then cut roots cleanly prior to 
further grading outside the tree protection zones. 

• For fills, if a cut is required first, follow as for cuts. 

• Where possible, specify geotextile fabric and/or thickened paving, re-enforced paving, and structural soil in lieu 
of compacting, and avoid root cutting as much as possible, prior to placing fills on the soil surface. Any proposed 
retaining wall or fill soil shall be discussed with the engineer and arborist in order to reduce impacts to trees to 
be preserved.  

• Clearly designate an area on the site outside the drip line of all trees where construction materials may be 
stored, and parking can take place. No materials or parking shall take place within the root zones of protected 
trees. 

• Design utility and irrigation trenches to minimize disturbance to tree roots. Where possible, dig trenches with 
hydro-vac equipment or air spade, placing pipes underneath the roots, or bore the deeper trenches underneath 
the roots. 

• Include on the plans an Arborist inspection schedule to monitor the site during (and after) construction to 
ensure protection measures are followed and make recommendations for care of the trees on site, as needed.  
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General Tree protection measures are included as Appendix 3. These measures need to be included on the Site, Grading, 
Utility and Landscape Plans. A final report of recommendations specific to the plan can be completed as part of, and in 
conjunction with, the actual plans. This will require the arborist working directly with the engineer and architect for the 
project. If the above recommendations are followed, the amount of time required by the arborist for the final report 
should be minimal. 

Report Prepared by: 

 
Edwin E. Stirtz, Consulting Arborist 
International Society of Arboriculture 
Certified Arborist WE-0510A 
ISA Tree Risk Assessment Qualified  
Member, American Society of Consulting Arborists 

Enc.: Appendix 1 – Tree Protection Plan 

Appendix 2 – Tree Data 

Appendix 3 – General Practices for Tree Protection 

Appendix 4 – Photographs  

 

198

Agenda Item 4.



Esri, USDA Farm Service Agency

Property Line
Measured Tree Canopy
Tree Protection Fencing

O

Sheet No.

City of Los Altos,  California 

Date: 08/10/2022

749 University Ave.

TPP 1.1

0 2.5 5 7.5 101.25
Meters

California Tree & 
Landscape Consulting, Inc.
359 Nevada St. Suite 201
Auburn, CA 95603

Do
cu

me
nt 

Pa
th:

 F:
\Pe

rso
na

l- n
et\

Ca
lTL

C\
Ma

ps
 20

20
\Lo

uis
 & 

Co
lor

ad
o\L

an
dC

.m
xd

TREE PROTECTION PLAN
Page 1 of 1

Prepared by Thomas M. Stein, ISA Cert #WE-12854A

SEE ARBORIST REPORT FOR ADDITIONAL DETAILS

199

Agenda Item 4.



Thomas James Homes re: 749 University Avenue, City of Los Altos, CA  August 11, 2022 
 

 
 Consulting Arborists Page 8 of 20 

APPENDIX 2 – TREE DATA 
 

Tree 
# 

Tag 
# 

Protected 
Tree 

48"+ Circ. 

Street 
Tree 

Offsite 
Common 

Name 
Botanical 

Name 
DBH Circ. 

Measured 
At (ft) 

Canopy 
Radius 

Arborist 
Rating 

Dvlpmt 
Status 

Field Notes Recommendations 
Construction 

Impact 
Protective Measures 

to be Taken 

1 1239 No Yes Yes 
Chinese 
pistache 

Pistacia 
chinensis 

11 35 4 15 Fair-3 
Retain & 
Protect 

Street tree. Possibly shared or offsite 
tree. Growing in 5'-wide park strip, 3' 

back of curb and 17' from edge of 
pavement. 2' from sidewalk. One-sided 

SW. Previously covered with heavy 
vines. Dead vines attached to mid-

canopy stems. N side suppressed by 
adjacent Deodar Cedar. Cracked bark 

upper limbs. 

None at this time. 
No impact is 

expected from 
development. 

Install PTF as shown in 
App. 1. Perform clearance 

pruning (if needed) prior to 
demo. Monitor irrigation 
needs 2x/mo; irrigate as 

needed. 

2 1240 No No No 
Coast live 

oak 
Quercus 
agrifolia 

10 31 3 15 Good-4 
Retain & 
Protect 

Located between curb and pavement 
in parking strip, 15' from front of curb, 
7' from edge of pavement. Slight lean 

N. Branches at 4' above grade. 
Codominant branching at ~7' above 
grade. Clearance pruned on street 

side. 

None at this time. 
No impact is 

expected from 
development. 

Install PTF as shown in 
App. 1. Perform clearance 

pruning (if needed) prior to 
demo. Monitor irrigation 
needs 2x/mo; irrigate as 

needed. Do not irrigate in 
summer months. 

3 1241 Yes No No 
Deodar 
cedar 

Cedrus 
deodara 

25 79 4 25 Fair-3 
Retain & 
Protect 

DLR measured toward house. 
Centerline of tree 12' from house. Face 
of trunk 5' from property line. Lowest 
limb 15' above grade. Pruned to 20' 

over house. Reduction pruning 
throughout. Topped at 61'. 

None at this time. 

Slight impact to 
CRZ due to 

hardscape and 
foundation 
excavation. 

Slight impact to 
canopy due to 

building 
encroachment. 

Install PTF as shown in 
App. 1. Perform clearance 

pruning (if needed) prior to 
demo. Monitor irrigation 
needs 2x/mo; irrigate as 

needed. 

4 1242 Yes No No 
London 
plane 

Platanus 
hybrida 

15 47 4 10 Fair-3 
Retain & 
Protect 

Growing adjacent to property line and 
~5' from existing house. Pollarded at 

~15' above grade. Re-sprouts are ~4-7' 
in length. Protected tree due to 

diameter. DLR estimated. 

None at this time. 

Significant 
impact to CRZ 

due to 
foundation 
excavation. 

Slight impact to 
canopy due to 

building 
encroachment. 

Install PTF as shown in 
App. 1. Perform clearance 

pruning (if needed) prior to 
demo. Perform foundation 
excavation by hand/hydro-
vac/pneumatic techniques. 
Perform any root pruning 

required under the 
direction of the project 

arborist. Monitor irrigation 
needs 2x/mo; irrigate as 

needed. 
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Tree 
# 

Tag 
# 

Protected 
Tree 

48"+ Circ. 

Street 
Tree 

Offsite 
Common 

Name 
Botanical 

Name 
DBH Circ. 

Measured 
At (ft) 

Canopy 
Radius 

Arborist 
Rating 

Dvlpmt 
Status 

Field Notes Recommendations 
Construction 

Impact 
Protective Measures 

to be Taken 

5 1243 No No No 
London 
plane 

Platanus 
hybrida 

15 47 4 20 Fair-3 
Retain & 
Protect 

Growing adjacent to property line and 
~4' from existing house. Enlarged root 
crown flare. Pollarded at ~18' above 

grade. Re-sprout length ranges from 3-
7'. W side is only 1' from eave of 

existing house. Codominant branching 
8' above grade. 

None at this time. 

Significant 
impact to CRZ 

due to 
foundation 
excavation. 

Slight impact to 
canopy due to 

building 
encroachment. 

Install PTF as shown in 
App. 1. Perform clearance 

pruning (if needed) prior to 
demo. Perform foundation 
excavation by hand/hydro-
vac/pneumatic techniques. 
Perform any root pruning 

required under the 
direction of the project 

arborist. Monitor irrigation 
needs 2x/mo; irrigate as 

needed. 

6 1244 Yes No No Silver maple 
Acer 

saccharinum 
19 60 3 15 Poor-2 Remove 

Growing adjacent to property line and 
~4' from existing house. Codominant 

branching with included bark at 9' 
above grade. Topped at 12' & 14' of 

grade with weakly attached re-
sprouting. Re-sprout length ranges 

from 2'-7' in length. Pruned branches 
at ~4' above grade with resprouting. 

DLR estimated. 

None at this time. 

The developer 
proposes 

removal due to 
poor condition. 

N/A 

7 1245 No No No 
London 
plane 

Platanus 
hybrida 

10 31 4 9 Fair-3 
Retain & 
Protect 

Growing adjacent to property line. 
Located ~4' from corner of existing 
house. Codominant branching at 7' 

above grade. Tree has been pollarded 
at ~11' above grade. Re-sprout length 
ranges from 2-5'. W stem is growing 

into electrical service entrance of 
house. 

None at this time. 

Significant 
impact to CRZ 

due to 
foundation/ 
hardscape 

excavation. 
Slight impact to 
canopy due to 

building 
encroachment. 

Install PTF as shown in 
App. 1. Perform clearance 

pruning (if needed) prior to 
demo. Perform foundation 
excavation by hand/hydro-
vac/pneumatic techniques. 
Perform any root pruning 

required under the 
direction of the project 

arborist. Monitor irrigation 
needs 2x/mo; irrigate as 

needed. 

8 1246 Yes No Yes Bay laurel 
Umbellularia 

californica 
23 72 4 20 Fair-3 

Retain & 
Protect 

Offsite tree growing ~20' E of property 
line. No overhang. Enlarged root crown 

flare. Codominant branching with 
included bark at ~7'. All dimensions 

estimated. Tag on fence. 

None at this time. 
No impact is 

expected from 
development. 

N/A; off-site tree with no 
overhang. 
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Tree 
# 

Tag 
# 

Protected 
Tree 

48"+ Circ. 

Street 
Tree 

Offsite 
Common 

Name 
Botanical 

Name 
DBH Circ. 

Measured 
At (ft) 

Canopy 
Radius 

Arborist 
Rating 

Dvlpmt 
Status 

Field Notes Recommendations 
Construction 

Impact 
Protective Measures 

to be Taken 

9 1247 No No No Sweetgum 
Liquidambar 
styraciflua 

11 35 4 10 Fair-3 
Retain & 
Protect 

Growing in NE ~2' from fences. Root 
crown obscured by vegetation. 

Codominant branching ~11' above 
grade. Growing into communication 
and electrical wires. Suppressed SE 
side by adjacent offsite Bay Laurel. 

None at this time. 
No impact is 

expected from 
development. 

Install PTF as shown in 
App. 1. Perform clearance 

pruning (if needed) prior to 
demo. Monitor irrigation 
needs 2x/mo; irrigate as 

needed. 

10 1248 No No Yes Chinese elm 
Ulmus 

parvifolia 
12 38 4 25 Fair-3 

Retain & 
Protect 

Offsite tree growing ~1' W of property 
line. Lower trunk obscured by 

vegetation and fence. DLR/DBH 
estimated. Codominant branching ~10' 

above grade. Clearance pruned on E 
side. Overhangs existing home (project 

site) ~15'. Tag on fence. 

None at this time. 

No impact is 
expected to CRZ 

from 
development. 

Slight impact to 
canopy due to 

clearance 
pruning needs.  

Perform clearance pruning 
as needed prior to demo. 

Install PTF as shown in 
App. 1. 

                 

TOTAL INVENTORIED TREES = 10 trees (474 aggregate circumference inches)       

TOTAL RECOMMENDED REMOVALS = None       

TOTAL REMOVALS FOR DEVELOPMENT = 1 tree (60 aggregate circumference inches)       

Rating (0-5, where 0 is dead) = 2=1 tree; 3=8 trees; 4=1 tree       

TOTAL PROTECTED TREES = 4 trees (258 aggregate circumference inches)       
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APPENDIX 3 – GENERAL PRACTICES FOR TREE PROTECTION 

 
Definitions: 
 

Root zone: The roots of trees grow fairly close to the surface of the soil, and spread out in a radial direction 
from the trunk of tree. A general rule of thumb is that they spread 2 to 3 times the radius of the canopy, or 
1 to 1½ times the height of the tree. It is generally accepted that disturbance to root zones should be kept as 
far as possible from the trunk of a tree. 

Inner Bark: The bark on large valley oaks and coast live oaks is quite thick, usually 1” to 2”. If the bark is 
knocked off a tree, the inner bark, or cambial region, is exposed or removed. The cambial zone is the area of 
tissue responsible for adding new layers to the tree each year, so by removing it, the tree can only grow new 
tissue from the edges of the wound. In addition, the wood of the tree is exposed to decay fungi, so the trunk 
present at the time of the injury becomes susceptible to decay. Tree protection measures require that no 
activities occur which can knock the bark off the trees. 

 

Methods Used in Tree Protection: 
 

No matter how detailed Tree Protection Measures are in the initial Arborist Report, they will not accomplish 
their stated purpose unless they are applied to individual trees and a Project Arborist is hired to oversee the 
construction. The Project Arborist should have the ability to enforce the Protection Measures. The Project 
Arborist should be hired as soon as possible to assist in design and to become familiar with the project. He 
must be able to read and understand the project drawings and interpret the specifications. He should also 
have the ability to cooperate with the contractor, incorporating the contractor’s ideas on how to accomplish 
the protection measures, wherever possible. It is advisable for the Project Arborist to be present at the Pre-Bid 
tour of the site, to answer questions the contractors may have about Tree Protection Measures. This also lets 
the contractors know how important tree preservation is to the developer.  

Root Protection Zone (RPZ): Since in most construction projects it is not possible to protect the entire root 
zone of a tree, a Root Protection Zone is established for each tree to be preserved. The minimum Root 
Protection Zone is the area underneath the tree’s canopy (out to the dripline, or edge of the canopy), plus 1’. 
The Project Arborist must approve work within the RPZ. 

Irrigate, Fertilize, Mulch: Prior to grading on the site near any tree, the area within the Tree Protection fence 
should be fertilized with 4 pounds of nitrogen per 1000 square feet, and the fertilizer irrigated in. The 
irrigation should percolate at least 24 inches into the soil. This should be done no less than 2 weeks prior to 
grading or other root disturbing activities. After irrigating, cover the RPZ with at least 12” of leaf and twig 
mulch. Such mulch can be obtained from chipping or grinding the limbs of any trees removed on the site. 
Acceptable mulches can be obtained from nurseries or other commercial sources. Fibrous or shredded 
redwood or cedar bark mulch shall not be used anywhere on site. 

Fence: Fence around the Root Protection Zone and restrict activity therein to prevent soil compaction by 
vehicles, foot traffic or material storage. The fenced area shall be off limits to all construction equipment, 
unless there is express written notification provided by the Project Arborist, and impacts are discussed and 
mitigated prior to work commencing.  

No storage or cleaning of equipment or materials, or parking of any equipment can take place within 
the fenced off area, known as the RPZ.  
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The fence should be highly visible, and stout enough to keep vehicles and other equipment out. I 
recommend the fence be made of orange plastic protective fencing, kept in place by t-posts set no 
farther apart than 6’.  

In areas of intense impact, a 6’ chain link fence is preferred. 

In areas with many trees, the RPZ can be fenced as one unit, rather than separately for each tree. 

Where tree trunks are within 3’ of the construction area, place 2” by 4” boards vertically against the 
tree trunks, even if fenced off. Hold the boards in place with wire. Do not nail them directly to the tree. 
The purpose of the boards is to protect the trunk, should any equipment stray into the RPZ. 

Elevate Foliage: Where indicated, remove lower foliage from a tree to prevent limb breakage by equipment. 
Low foliage can usually be removed without harming the tree, unless more than 25% of the foliage is 
removed. Branches need to be removed at the anatomically correct location in order to prevent decay 
organisms from entering the trunk. For this reason, a contractor who is an ISA Certified Arborist should 
perform all pruning on protected trees.3 

Expose and Cut Roots: Breaking roots with a backhoe, or crushing them with a grader, causes significant injury, 
which may subject the roots to decay. Ripping roots may cause them to splinter toward the base of the tree, 
creating much more injury than a clean cut would make. At any location where the root zone of a tree will be 
impacted by a trench or a cut (including a cut required for a fill and compaction), the roots shall be exposed 
with either a backhoe digging radially to the trunk, by hand digging, or by a hydraulic air spade, and then cut 
cleanly with a sharp instrument, such as chainsaw with a carbide chain. Once the roots are severed, the area 
behind the cut should be moistened and mulched. A root protection fence should also be erected to protect 
the remaining roots, if it is not already in place. Further grading or backhoe work required outside the 
established RPZ can then continue without further protection measures. 

Protect Roots in Deeper Trenches: The location of utilities on the site can be very detrimental to trees. Design 
the project to use as few trenches as possible, and to keep them away from the major trees to be protected. 
Wherever possible, in areas where trenches will be very deep, consider boring under the roots of the trees, 
rather than digging the trench through the roots.  This technique can be quite useful for utility trenches and 
pipelines.  

Protect Roots in Small Trenches: After all construction is complete on a site, it is not unusual for the landscape 
contractor to come in and sever a large number of “preserved” roots during the installation of irrigation 
systems. The Project Arborist must therefore approve the landscape and irrigation plans. The irrigation system 
needs to be designed so the main lines are located outside the root zone of major trees, and the secondary 
lines are either laid on the surface (drip systems), or carefully dug with a hydraulic or air spade, and the 
flexible pipe fed underneath the major roots. 

Design the irrigation system so it can slowly apply water (no more than ¼” to ½” of water per hour) over a 
longer period of time. This allows deep soaking of root zones. The system also needs to accommodate 
infrequent irrigation settings of once or twice a month, rather than several times a week. 

Monitoring Tree Health During and After Construction: The Project Arborist should visit the site at least twice 
a month during construction to be certain the tree protection measures are being followed, to monitor the 
health of impacted trees, and make recommendations as to irrigation or other needs. After construction is 

 
3 International Society of Arboriculture (ISA), maintains a program of Certifying individuals. Each Certified Arborist has a number and 
must maintain continuing education credits to remain Certified. 
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complete, the arborist should monitor the site monthly for one year and make recommendations for care 
where needed. If longer term monitoring is required, the arborist should report this to the developer and the 
planning agency overseeing the project. 

 

Root Structure 
The majority of a tree’s roots are contained in a radius from the main trunk outward approximately two to 
three times the canopy of the tree. These roots are located in the top 6” to 3’ of soil. It is a common 
misconception that a tree underground resembles the canopy (see Drawing A below). The correct root 
structure of a tree is in Drawing B. All plants’ roots need both water and air for survival. Surface roots are a 
common phenomenon with trees grown in compacted soil. Poor canopy development or canopy decline in 
mature trees is often the result of inadequate root space and/or soil compaction. 

 

 
Drawing A 

Common misconception of where tree roots are assumed to be located 
 

 
Drawing B 

 The reality of where roots are generally located 
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Structural Issues 
Limited space for canopy development produces poor structure in trees. The largest tree in a given area, 
which is ‘shading’ the other trees is considered Dominant. The ‘shaded’ trees are considered Suppressed. The 
following picture illustrates this point. Suppressed trees are more likely to become a potential hazard due to 
their poor structure. 
 

    
 

Co-dominant leaders are another common structural problem in trees. 
 

 
 
Photo from Evaluation of Hazard Trees in Urban Areas by Nelda P. Matheny and  
James R. Clark, 1994 International Society of Arboriculture 

 
 

Dominant Tree 

 

Growth is 

upright 

 

Canopy is 

balanced by 

limbs and 

foliage equally 

Suppressed Tree 

 

Canopy weight all to 

one side 

 

Limbs and foliage 

grow away from 

dominant tree 

The tree in this picture has a co-

dominant leader at about 3’ and 

included bark up to 7 or 8’. Included 

bark occurs when two or more limbs 

have a narrow angle of attachment 

resulting in bark between the stems – 

instead of cell to cell structure. This is 

considered a critical defect in trees 

and is the cause of many failures. 

Narrow Angle 

 

Included Bark between the 

arrows 
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Pruning Mature Trees for Risk Reduction 
There are few good reasons to prune mature trees. Removal of deadwood, directional pruning, removal of 
decayed or damaged wood, and end-weight reduction as a method of mitigation for structural faults are the 
only reasons a mature tree should be pruned. Live wood over 3” should not be pruned unless absolutely 
necessary. Pruning cuts should be clean and correctly placed. Pruning should be done in accordance with the 
American National Standards Institute (ANSI) A300 standards. It is far better to use more small cuts than a few 
large cuts as small pruning wounds reduce risk while large wounds increase risk. 
 
Pruning causes an open wound in the tree. Trees do not “heal” they compartmentalize. Any wound made 
today will always remain, but a healthy tree, in the absence of decay in the wound, will ‘cover it’ with callus 
tissue. Large, old pruning wounds with advanced decay are a likely failure point. Mature trees with large 
wounds are a high failure risk. 
 
Overweight limbs are a common structural fault in suppressed trees. There are two remedial actions for 
overweight limbs (1) prune the limb to reduce the extension of the canopy, or (2) cable the limb to reduce 
movement. Cables do not hold weight they only stabilize the limb and require annual inspection.  
 

    
Photo of another tree – not at this site. 
 

  

Normal limb structure 

 

 

 

Over weight, reaching 

limb with main stem 

diameter small 

compared with amount 

of foliage present 

Photo of another tree – not at this site 

207

Agenda Item 4.



Thomas James Homes: 749 University Avenue, City of Los Altos, CA  August 11, 2022 

 
 Consulting Arborists Page 16 of 20 

Lion’s – Tailing is the pruning practice of removal of “an excessive number of inner and/or lower lateral 
branches from parent branches. Lion’s tailing is not an acceptable pruning practice” ANSI A300 (part 1) 4.23. It 
increases the risk of failure. 
 
 
 
 

Pruning – Cutting back trees changes their 
natural structure, while leaving trees in their 
natural form enhances longevity. 

 
 

 
Arborist Classifications 

There are different types of Arborists: 
 
Tree Removal and/or Pruning Companies. These companies may be licensed by the State of California to do 
business, but they do not necessarily know anything about trees; 
 
Arborists. Arborist is a broad term. It is intended to mean someone with specialized knowledge of trees but is 
often used to imply knowledge that is not there. 
 
ISA Certified Arborist: An International Society of Arboriculture Certified Arborist is someone who has been 
trained and tested to have specialized knowledge of trees. You can look up certified arborists at the 
International Society of Arboriculture website: isa-arbor.org. 
 
Consulting Arborist: An American Society of Consulting Arborists Registered Consulting Arborist is someone 
who has been trained and tested to have specialized knowledge of trees and trained and tested to provide 
high quality reports and documentation. You can look up registered consulting arborists at the American 
Society of Consulting Arborists website: https://www.asca-consultants.org/  
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Decay in Trees 
Decay (in General): Fungi cause all decay of living trees. Decay is considered a disease because cell walls are 
altered, wood strength is affected, and living sapwood cells may be killed. Fungi decay wood by secreting 
enzymes. Different types of fungi cause different types of decay through the secretion of different chemical 
enzymes. Some decays, such as white rot, cause less wood strength loss than others because they first attack 
the lignin (causes cell walls to thicken and reduces susceptibility to decay and pest damage) secondarily the 
cellulose (another structural component in a cell walls). Others, such as soft rot, attack the cellulose chain and 
cause substantial losses in wood strength even in the initial stages of decay. Brown rot causes wood to 
become brittle and fractures easily with tension. Identification of internal decay in a tree is difficult because 
visible evidence may not be present. 
 

According to Evaluation of Hazard Trees in Urban Areas (Matheny, 1994) 
decay is a critical factor in the stability of the tree. As decay progresses in the 
trunk, the stem becomes a hollow tube or cylinder rather than a solid rod. This 
change is not readily apparent to the casual observer. Trees require only a 
small amount of bark and wood to transport water, minerals and sugars. 
Interior heartwood can be eliminated (or degraded) to a great degree without 
compromising the transport process. Therefore, trees can contain significant 
amounts of decay without showing decline symptoms in the crown. 
 

Compartmentalization of decay in 
trees is a biological process in which 
the cellular tissue around wounds is 
changed to inhibit fungal growth 
and provide a barrier against the 
spread of decay agents into 

additional cells. The weakest of the barrier zones is the formation of 
the vertical wall. Accordingly, while a tree may be able to limit 
decay progression inward at large pruning cuts, in the event that there 
are more than one pruning cut located vertically along the main 
trunk of the tree, the likelihood of decay progression and the associated structural loss of integrity of the 
internal wood is high.   
 

Oak Tree Impacts 
Our native oak trees are easily damaged or killed by having the soil within the Critical Root Zone (CRZ) 
disturbed or compacted. All of the work initially performed around protected trees that will be saved should 
be done by people rather than by wheeled or track type tractors. Oaks are fragile giants that can take little 
change in soil grade, compaction, or warm season watering. Don’t be fooled into believing that warm season 
watering has no adverse effects on native oaks. Decline and eventual death can take as long as 5-20 years with 
poor care and inappropriate watering. Oaks can live hundreds of years if treated properly during construction, 
as well as later with proper pruning, and the appropriate landscape/irrigation design. 
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APPENDIX 4 – PHOTOGRAPHS 

210

Agenda Item 4.



Thomas James Homes: 749 University Avenue, City of Los Altos, CA  August 11, 2022 

 
 Consulting Arborists Page 19 of 20 

211

Agenda Item 4.



Thomas James Homes: 749 University Avenue, City of Los Altos, CA  August 11, 2022 

 
 Consulting Arborists Page 20 of 20 

 

212

Agenda Item 4.



749 University Avenue Notification Map

Esri,  HERE, Garmin, (c) OpenStreetMap contributors,  and the GIS user
community

Schools
Park and Recreation Areas
City Limit
Road Names
Waterways

Situs Label
TaxParcel

Print Date: December 12, 2022
0 0.03 0.060.015 mi

0 0.045 0.090.0225 km

1:2,257

The information on this map was derived from the City  of Los Altos' GIS.
The City of Los Altos does not guarantee data provided is free of errors,
omissions,  or the positional accuracy, and it should be verif ied. 213
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749 UNIVERSITY AVE- NEIGHBORHOOD OUTREACH SUMMARY 

Revised Neighborhood Meeting/Notice  

Date: December 7, 2022 

Time: 5:30PM 

A notice was sent via certified mail to all owners and occupants within 300 feet of the project 

site on 11/16/22. The notice contained information on the virtual meeting time, date, and login 

information, as well as the latest plans. The neighborhood meeting notice was also posted at 

the site.  

Attendees: 

• Stephanie Moore- 756 University Ave 

• Howard Hartenbaum- 736 Orange Ave 

• Carrie Souders- 745 University Ave 

Due to re-design we sent new notices out with updated plans. Neighborhood meeting was 

based on these revisions.  

• Neighbor 756 University Ave had questions regarding demolition/project timeline, and 

construction impacts to the neighborhood.  

• Neighbor 736 Orange Ave had concerns regarding alley access during construction, 

privacy and driveway concerns.  

o We looked into the concept of swapping the location of the driveway, however, 

since the property already has the driveway paved on that side, we intend to use 

pre-existing site conditions. 

o Neighbor suggested we utilize different exterior material or color in effort to 

minimize privacy and impact. Neighbor 745 University agreed with this concern. 

We have modified the exterior color to be lighter in color as neighbor’s preferred 

a lighter color to reduce visual impact.  

o Neighbor suggested reduction in window size, however, to meet egress 

requirements, window size was not altered. Neighbor understood and 

anticipated that egress requirements would not allow us to reduce window size.   

• Neighbor 745 University had concerns regarding fencing and potential noise from our 

HVAC system. 

o We worked with this neighbor in regards to their fencing preferences and 

existing vegetation. The neighbor is okay with the new 6’ fence with 2’ lattice 

that we are proposing.  

o We called out our proposed HVAC location, indicating it’s distance from both 

neighboring boundary lines minimizing any potential noise concerns from the 

system. 
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Initial Neighborhood Notice 

Date: August, 26, 2022.  

A notice was sent via certified mail to all owners and occupant within 300 feet of the project 

site on 8/26/22. The notice contained the applicant’s direct contact information and the 

originally proposed project plans.  

 

216

Agenda Item 4.



217

Agenda Item 4.



218

Agenda Item 4.



219

Agenda Item 4.



220

Agenda Item 4.



221

Agenda Item 4.

jliu
Attachment F



222

Agenda Item 4.

jliu
Text Box
Hardie Cementitious Lab Siding



BSBDESIGN.COMFebruary 16, 2023  | SF220089.00

Redwood City, California

The drawings presented are illustrative of character and design intent only, and are subject to change based upon final design considerations (i.e.  applicable codes, structural, and MEP design requirements, unit plan / floor plan changes, etc.)  © 2022 BSB Design, Inc.

749 UNIVERSITY AVE
Los Altos, California

A.0

749 UNIVERSITY AVE
Los Altos, California

Transitional
AREA SCHEDULE.

AREA KEY AREA NAME AREA

ALL ELEVATIONS

G PROPERTY 8052 SF

PROPERTY 8052 SF

ALL ELEVATIONS 8052 SF

ELEVATION A

A
MAIN FLOOR
LIVABLE

1123 SF

B
UPPER FLOOR
LIVABLE

1223 SF

C A.D.U. 711 SF

LIVABLE 3057 SF

D 2-CAR GARAGE 455 SF

E COVERED PATIO 395 SF

F PORCH 205 SF

NON-LIVABLE 1055 SF

ELEVATION A 4112 SF

PROJECT TEAM

PROJECT NAME:

LOCAL JURISDICTION:

BUILDER / DEVELOPER:

ARCHITECT:

CIVIL:

749 UNIVERSITY AVE - SINGLE-FAMILY DETACHED HOUSE

CITY OF LOS ALTOS
1 NORTH SAN ANTOINIO ROAD
LOS ALTOS, CALIFORNIA  94022
PHONE: (650) 947-2700

THOMAS JAMES HOMES
275 SHORELINE DRIVE, SUITE 428
REDWOOD CITY, CALIFORNIA  94065
CONTACT: AARON HOLLISTER
PHONE: (650) 562-8082
EMAIL: ahollister@tjhusa.com

BSB DESIGN, INC.
11211 GOLD COUNTRY BLVD, SUITE 101
GOLD RIVER, CALIFORNIA 95760
CONTACT: MATT HORNICEK
PHONE: (916) 941-0990
EMAIL: mhornicek@bsbdesign.com

CARLSON BARBEE & GIBSON, INC.
2633 CAMINO RAMON # 350
SAN RAMON, CALIFORNIA  94583
CONTACT: RYAN NYBERG
PHONE: (925) 866-0322
EMAIL: rnyberg@cbandg.com

LANDSCAPE: ROACH & CAMPMELL
111 SCRIPPS DRIVE
SACRAMENTO, CA  95825
CONTACT: AIMEE HENDRIE
PHONE: (916) 501-4646
EMAIL: aimee@roachcampbell.com

DEVELOPMENT SUMMARY

LOCATION: 749 UNIVERSITY AVENUE

ASSESSOR'S PARCEL NUMBER:

PARCEL AREA - GROSS:

ZONING DESIGNATION:

GENERAL PLAN DESIGNATION:

PARKING REQUIRED:

175-18-042

8052 SQUARE FEET

R1-10

RESIDENTIAL SINGLE FAMILY

2 TOTAL SPACES (1 MUST BE COVERED)
MIN. GARAGE DIMENSIONS: 9'X18' PER SPACE

PROJECT DESCRIPTION: DEMOLITION OF ONE SINGLE FAMILY DETATCHED RESIDENCE OF 
1811 SF AND THE CONSTRUCTION OF ONE NEW SINGLE FAMILY 
DETATCHED RESIDENCE OF APPROX. 3053 SF. ALL EXISTING TREES 
TO REMAIN  

TYPE OF CONSTRUCTION: V-B

OCCUPANCY GROUP: R-3 / U-1

FRONTAGE IMPROVEMENTS

ALL EXISTING CRACKED OR DAMAGED FEATURES ALONG THE PROPERTY FRONTAGE MUST BE REPAIRED 
IN KIND. ADDITIONALLY, ANY FRONTAGE IMPROVEMENTS WHICH ARE DAMAGED AS A RESULT OF 
CONSTRUCTION WILL BE REQUIRED TO BE REPLACED. ALL FRONTAGE IMPROVEMENT WORK SHALL BE IN 
ACCORDANCE WITH THE LATEST VERSION OF THE CITY STANDARD DETAILS.

ANY ENCROACHMENT PERMIT FROM THE ENGINEERING DIVISION IS REQUIRED PRIOR TO ANY 
CONSTRUCTION ACTIVITIES, INCLUDING UTILITY LATERALS, IN THE PUBLIC RIGHT OF WAY 

Vicinity Map

Site Contextual Map

1. 2.

3.

COVER SHEET

MAIN FLOOR

SQUARE FOOTAGE

FLOOR AREA CALCULATIONS
COVERED PORCH, COVERED PATIO, AND ADU ARE EXEMPT 

FROM THIS CALCULATION

UPPER FLOOR

2-CAR GARAGE

TOTAL SQUARE FOOTAGE:

LOT AREA:

FLOOR AREA RATIO:

MAX FLOOR AREA RATIO:

1123 SF

1223 SF

455 SF

2801 SF

8052 SF

2801/8052 = 34.8%

2818/8052 = 35.0%

MAIN FLOOR

SQUARE FOOTAGE

LOT COVERAGE CALCULATION
ADU IS EXEMPT FROM THIS CALCULATION

2-CAR GARAGE

TOTAL SQUARE FOOTAGE:

LOT AREA:

LOT COVERAGE:

MAX LOT COVERAGE:

COVERED PORCH

COVERED PATIO

1123 SF

455 SF

205 SF

395 SF

2178 SF

8052 SF

2178/8052 = 27.0%

2416/8052 = 30.0%

FRONT

EXISTING PROPOSED ALLOWED / REQUIRED

SETBACK REQUIREMENTS

RIGHT (1ST/2ND)

REAR

LEFT SIDE (1ST/2ND)

MAIN HOUSE

25'-0" feet

25'-0" feet

6'-0" feet

6'-0" feet

35'-0" feet

27'-6" feet

6'-6" feet / 15'-6" feet

6'-6" feet / 14'-0" feet

25'-0" feet

25'-0" feet

6'-0" feet / 6'-0" feet

6'-0" feet / 6'-0" feet

LOT COVERAGE

EXISTING PROPOSED ALLOWED / REQUIRED

LOT COVERAGE and FLOOR AREA CALCULATIONS

LAND AREA COVERED BY ALL STRUCTURES 

THAT ARE OVER 6 FEET IN HEIGHT

FLOOR AREA

MEASURED TO THE OUTSIDE SURFACES OF 

EXTERIOR WALLS

( 29.4% ) ( 27.0% )

2,416 SQUARE FEET

( 29.4% ) ( 34.8% )

2,818 SQUARE FEET

2,368 SQUARE FEET 2,178 SQUARE FEET

( 30.0% )

2,368 SQUARE FEET 2,801 SQUARE FEET

( 35.0% )

LOT SIZE:  8,052 SQUARE FEET

FRONT YARD HARDSCAPE AREA:

8052 SQUARE FEET

LOT CALCULATIONS

HARDSCAPE AREA IN THE FRONT YARD SETBACK SHALL NOT EXCEED 50%

LANDSCAPING BREAKDOWN:

NET LOT AREA:

TOTAL HARDSCAPE AREA (EXISITING & PROPOSED): 

EXISTING SOFTSCAPE (UNDISTURBED) AREA:

NEW SOFTSCAPE (DISTURBED) AREA:

3575 SQ FT

0 SQ FT

4477 SQ FT

* LOT CALCULATIONS TABLE ABOVE INCLUDES INFORMATION PROVIDED BY THE LANDSCAPE ARCHITECT. SEE LANDSCAPE 

DRAWINGS FOR COMPLETE LANDSCAPE INFORMATION AND CALCULATIONS. 

SUM OF ALL THREE SHOULD EQUAL THE SITE'S NET LOT AREA

3,221 SF (40%)

HABITABLE LIVING AREA:

EXISITNG

SQUARE FOOTAGE BREAKDOWN

INCLUDES HABITABLE BASEMENT AREAS

NON-HABITABLE AREA:

1,085 SQUARE FEET

DOES NOT INCLUDE COVERED PORCHES OR 

OPEN STRUCTURES 

1,097 SQUARE FEET

CHANGE IN

+1,971 SQUARE FEET

-42 SQUARE FEET

TOTAL PROPOSED

3,056 SQUARE FEET

1,055 SQUARE FEET

DESIGN REVIEW SHEET INDEX
SHEET NUMBER SHEET NAME

ARCHITECTURAL

A.0 COVER SHEET

A.1 SITE NEIGHBORHOOD

A.2 NEIGHBORHOOD CONTEXT

A.3 SITE PLAN

A.4 SITE DEMOLITION PLAN

A.5 AS-BUILT FLOOR PLAN

A.6 AS-BUILT ROOF PLAN

A.7 AS-BUILT EXTERIOR ELEVATIONS

A.8 MAIN FLOOR PLAN

A.9 UPPER FLOOR PLAN

A.10 EXTERIOR ELEVATIONS

A.11 EXTERIOR ELEVATIONS

A.12 ROOF PLAN

A.13 BUILDING SECTIONS

A.14 FLOOR AREA DIAGRAMS

A.15 COLOR/MATERIAL BOARD AND RENDERINGS

A.16 COLOR/MATERIAL SPECIFICATIONS

CIVIL

1 TOPOGRAPHY SURVEY

GP-1 NOTES, LEGEND, ABBREVIATIONS & SITEPLAN

GP-2 DETAILS

ECP-1 EROSION CONTROL PLAN

ECP-2 EROSION CONTROL NOTES & DETAILS

ECP-3 CLEAN BAY BLUEPRINT

LANDSCAPE

L1.1 LAYOUT PLAN, NOTES, AND LEGEND

L1.2 CONSTRUCTION DETAILS

L2.1 PLANTING PLAN, NOTES, AND LEGEND

L2.2 PLANTING PALETTE

L2.3 PLANTING DETAILS

L2.4 TREE PROTECTION PLAN AND NOTES

TOTAL NUMBER OF SHEETS: 29

REN. 11/30/21

3/3/23
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UNIVERSITY AVENUE

ALLEY ACCESS

ORANGE AVENUE

745

749

731

751

757

736

728

770

762

756

752

ONE-STORY RESIDENCE

TWO-STORY RESIDENCE

ONE-STORY RESIDENCE

ONE-STORY RESIDENCE

ONE-STORY RESIDENCE

TWO-STORY RESIDENCE

TWO-STORY RESIDENCE

ONE-STORY RESIDENCE

ONE-STORY RESIDENCE

ONE-STORY RESIDENCE

PROPOSED TWO-STORY 

RESIDENCE
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749 UNIVERSITY AVE
Los Altos, California

A.1

Site Neighborhood

728 Orange 736 Orange

731 University 745 University 751 University

757 University

752 University756 University

762 University770 University

SITE NEIGHBORHOOD

749 University

REN. 11/30/21
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749 UNIVERSITY AVE
Los Altos, California

A.2

728 Orange

731 University

736 Orange

745 University 749 University 751 University

752 University

756 University

757 University

762 University770 University

NEIGHBORHOOD CONTEXT

REN. 11/30/21
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A.8

SCALE:   1/4" = 1'-0"

Main Floor Plan
MAIN FLOOR PLAN

MAIN FLOOR

SQUARE FOOTAGE

FLOOR AREA CALCULATIONS
COVERED PORCH, COVERED PATIO, AND ADU ARE EXEMPT 

FROM THIS CALCULATION

UPPER FLOOR

2-CAR GARAGE

TOTAL SQUARE FOOTAGE:

LOT AREA:

FLOOR AREA RATIO:

MAX FLOOR AREA RATIO:

1123 SF

1223 SF

455 SF

2801 SF

8052 SF

2801/8052 = 34.8%

2818/8052 = 35.0%

MAIN FLOOR

SQUARE FOOTAGE

LOT COVERAGE CALCULATION
ADU IS EXEMPT FROM THIS CALCULATION

2-CAR GARAGE

TOTAL SQUARE FOOTAGE:

LOT AREA:

LOT COVERAGE:

MAX LOT COVERAGE:

COVERED PORCH

COVERED PATIO

1123 SF

455 SF

205 SF

395 SF

2178 SF

8052 SF

2178/8052 = 27.0%

2416/8052 = 30.0%

AREA SCHEDULE - STANDARD - ELEV A
AREA KEY AREA NAME AREA

ELEVATION A

A MAIN FLOOR LIVABLE 1123 SF

B UPPER FLOOR LIVABLE 1223 SF

C A.D.U. 711 SF

LIVABLE 3057 SF

D 2-CAR GARAGE 455 SF

E COVERED PATIO 395 SF

F PORCH 205 SF

NON-LIVABLE 1055 SF

ELEVATION A 4112 SF
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A.9

SCALE:   1/4" = 1'-0"

Upper Floor Plan
UPPER FLOOR PLAN

AREA SCHEDULE - STANDARD - ELEV A
AREA KEY AREA NAME AREA

ELEVATION A

A MAIN FLOOR LIVABLE 1123 SF

B UPPER FLOOR LIVABLE 1223 SF

C A.D.U. 711 SF

LIVABLE 3057 SF

D 2-CAR GARAGE 455 SF

E COVERED PATIO 395 SF

F PORCH 205 SF

NON-LIVABLE 1055 SF

ELEVATION A 4112 SF

MAIN FLOOR

SQUARE FOOTAGE

FLOOR AREA CALCULATIONS
COVERED PORCH, COVERED PATIO, AND ADU ARE EXEMPT 

FROM THIS CALCULATION

UPPER FLOOR

2-CAR GARAGE

TOTAL SQUARE FOOTAGE:

LOT AREA:

FLOOR AREA RATIO:

MAX FLOOR AREA RATIO:

1123 SF

1223 SF

455 SF

2801 SF

8052 SF

2801/8052 = 34.8%

2818/8052 = 35.0%

MAIN FLOOR

SQUARE FOOTAGE

LOT COVERAGE CALCULATION
ADU IS EXEMPT FROM THIS CALCULATION

2-CAR GARAGE

TOTAL SQUARE FOOTAGE:

LOT AREA:

LOT COVERAGE:

MAX LOT COVERAGE:

COVERED PORCH

COVERED PATIO

1123 SF

455 SF

205 SF

395 SF

2178 SF

8052 SF

2178/8052 = 27.0%

2416/8052 = 30.0%
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A.10

SCALE:   1/4" = 1'-0"

Front Elevation

SCALE:   1/4" = 1'-0"

Rear Elevation
EXTERIOR ELEVATIONS

REN. 11/30/21

233

Agenda Item 4.

jliu
Line

jliu
Text Box
HARDIE CEMENTITIOUS 

jliu
Line

jliu
Text Box
HARDIE CEMENTITIOUS 



MAIN FLOOR

MAIN PLATE

UPPER FLOOR

UPPER PLATE
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A.11

SCALE:   1/4" = 1'-0"

Left Elevation

SCALE:   1/4" = 1'-0"

Right Elevation

EXTERIOR ELEVATIONS
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A.12
SCALE:   1/4" = 1'-0"

Roof Plan
ROOF PLAN
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A.13

SCALE:   1/4" = 1'-0"

Section A-A

SCALE:   1/4" = 1'-0"

Section B-B BUILDING SECTIONS

SCALE:   3/4" = 1'-0"

Section C-C
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A.14FLOOR AREA DIAGRAMS

MAIN FLOOR

SQUARE FOOTAGE

FLOOR AREA CALCULATIONS
COVERED PORCH, COVERED PATIO, AND ADU ARE EXEMPT 

FROM THIS CALCULATION

UPPER FLOOR

2-CAR GARAGE

TOTAL SQUARE FOOTAGE:

LOT AREA:

FLOOR AREA RATIO:

MAX FLOOR AREA RATIO:

1123 SF

1223 SF

455 SF

2801 SF

8052 SF

2801/8052 = 34.8%

2818/8052 = 35.0%

MAIN FLOOR

SQUARE FOOTAGE

LOT COVERAGE CALCULATION
ADU IS EXEMPT FROM THIS CALCULATION

2-CAR GARAGE

TOTAL SQUARE FOOTAGE:

LOT AREA:

LOT COVERAGE:

MAX LOT COVERAGE:

COVERED PORCH

COVERED PATIO

1123 SF

455 SF

205 SF

395 SF

2178 SF

8052 SF

2178/8052 = 27.0%

2416/8052 = 30.0%

A

DIMENSIONS AREA

FLOOR AREA TABLE

D

SECTION

B

C

G

13' 11" X 22-3"'

22' 4" X 15' 6"

7' 1" X 20' 6"

3' 8" X 13' 6"

36' 2.5" X 18' 4" 

310 SF

346 SF

145 SF

49 SF

664 SF

H 11' 10" X 12' 0.5" 142 SF

I 7' 8.5" X 9' 6.5" 74 SF

J 10' 9.5" X 18' 4" 198 SF

K 4' 7.5" X 9' 6.5" 44 SF

L 12' 4" X 5' 3.5" 65 SF

M 9' 6" X 26' 2" 249 SF

N 12' 6" X 12' 4" 154 SF

O1 14' 5.5" X 14' 4" 202 SF

P 16' 6" X 33' 10" 563 SF

Q 12' 4" X 47' 3" 584 SF

E 13' 11" X 1' 9" 24 SF

F 7' 1" X 3' 6" 25 SF

GARAGE (SECTIONS A & B): 455 SF

MAIN FLOOR (SECTIONS E-I, S1&S2, T1&T2): 1123 SF

ADU (SECTIONS J-N): 710 SF

COVERED PATIO (SECTIONS C & D): 395 SF

UPPER FLOOR (SECTIONS P & Q, R1&R2): 1223 SF

COVERED PORCH (SECTION O1 &O2): 205 SF

O2 1' 0.5" X 3' 3 SF

R1 4' 4" X 14' 10" 64 SF

R2 2' 6.5" X 4' 10" 12 SF

S1 4' 4" X 14' 10" 64 SF

S2 2' 6.5" X 4' 10" 12 SF

T1 6' 3" X 14' 10" 93 SF

T2 2' 6.5" X 10' 25 SF

SCALE:   1/4" = 1'-0"

Main Floor Area Diagram

SCALE:   1/4" = 1'-0"

Upper Floor Area Diagram
REN. 11/30/21
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NOTE: RENDERINGS SHOWN 

ARE FOR ILLUSTRATION 

PURPOSES ONLY AND ARE NOT 

INTENDED TO BE AN ACTUAL 

DEPICTION OF THE HOME OR 

IT’S SURROUNDINGS

BSB 30 A

TRANSITIONAL

EXTERIOR RENDERINGS

(NOT TO SCALE)

HOUSE NUMBERS

GAF ROOF SHINGLES

CHARCOAL

GARAGE DOOR

CLOPAY MODERN STEEL

GL-SOL-SOL-SOL

GLASS: FROSTED

FRONT DOOR AND ADU DOOR

MASONITE - VISTAGRANDE

FIBERGLASS

FULL LITE 3-1/2” SDL DOOR

GLASS: FROSTED

EXTERIOR LIGHT FIXTURE

9”W x 18.75”H

FENCE STAIN

SEMI-TRANSPARENT

NAVAJO WHITE

FIBERGLASS WINDOWS

EXTERIOR: BLACK

INTERIOR: BLACK

PURE WHITE

SW 7005

• FRONT DOOR

• ADU DOOR

• GARAGE DOOR

• GARAGE SIDE DOOR

• FACIA, EAVES, AND GUTTERS

• WINDOW AND DOOR TRIM

GRIZZLE GRAY

SW 7068

• STUCCO

• HORIZONTAL SIDING

A.12 A.15
REN. 11/30/23
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FRONT DOOR, ADU DOOR, GARAGE 
DOOR, GARAGE SIDE DOOR, FACIA, 
EAVES, AND GUTTERS, WINDOW AND 
DOOR TRIM
PURE WHITE-SW 7005

GAF ROOF SHINGLES
CHARCOAL

STUCCO 
GRIZZLE GRAY-SW 7068

FENCE STAIN
SEMI-TRANSPARENT, NAVAJO WHITE

HORIZONTAL SIDING
GRIZZLE GRAY-SW 7068

FIBERGLASS WINDOW FRAME

BSBDESIGN.COMFebruary 16, 2023  | SF220089.00

Redwood City, California

The drawings presented are illustrative of character and design intent only, and are subject to change based upon final design considerations (i.e.  applicable codes, structural, and MEP design requirements, unit plan / floor plan changes, etc.)  © 2022 BSB Design, Inc.

749 UNIVERSITY AVE
Los Altos, California

A.16SCALE:   12" = 1'-0"

COLOR/MATERIAL SPECIFICATIONS

REN. 11/30/21
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#

1 11

SURVEYOR'S STATEMENT:

VICINITY MAP

JOB NO.: 3085-000

749 UNIVERSITY AVENUE
TOPOGRAPHIC SURVEY

CITY OF LOS ALTOS         SANTA CLARA  COUNTY          CALIFORNIA
SCALE: 1" = 10' DATE: MARCH 3, 2022

CIVIL ENGINEERS SURVEYORS PLANNERS

SAN  RAMON

WWW.CBANDG.COM

SACRAMENTO
(925) 866-0322
(916) 375-1877
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L1.1

LAYOUT PLAN, NOTES,
AND LEGEND

STAFF

SEE SHEET L1.2 FOR
CONSTRUCTION DETAILS

0' 8' 16'

1/8" = 1'-0"

0'

N

I HAVE COMPLIED WITH THE CRITERIA OF THE WATER
CONSERVATION IN LANDSCAPE ORDINANCE AND
HAVE APPLIED THEM FOR THE EFFICIENT USE OF
WATER IN THE LANDSCAPE AND IRRIGATION DESIGN.

SIGNED DATE
02/17/23

CONSTRUCTION NOTES

REFERENCED DETAIL NUMBER
REFERENCED DETAIL SHEET

DETAIL
CALLOUT

-
-

ADJ. ADJACENT
EQ EQUAL DISTANT
BOC BACK OF CURB
BOW BACK OF WALK
CJ CONSTRUCTION/COLD JOINT
CL CENTERLINE
CLR CLEAR
EJ EXPANSION JOINT
EQ EQUAL DISTANT
ILO IN LIEU OF
MAX MAXIMUM
MIN MINIMUM

NATIVE NATIVE GRASS
GRASS
OH OVERHANG
PA PLANTING AREA
PL PROPERTY LINE
POB POINT OF BEGINNING
SIM SIMILAR TO
SYM SYMMETRICAL
TYP TYPICAL
T, TURF TURF AREA
UNO UNLESS NOTED OTHERWISE
VIF VERIFY IN FIELD

LAYOUT LEGEND

SEE SHEET L1.2 FOR
CONSTRUCTION DETAILS

1. LOCAL CODES AND ORDINANCES: WORK SHALL CONFORM  TO ALL LOCAL CODES,
ORDINANCES, AND REQUIREMENTS, INCLUDING FEDERAL ACCESSIBILITY GUIDELINES.
NOTHING IN THE CONTRACT DOCUMENTS SHALL BE CONSTRUED AS AN EXEMPTION TO
APPLICABLE CODES OR OTHER JURISDICTIONAL REQUIREMENTS.

2. UTILITIES: CONTACT COMMON GROUND ALLIANCE (C.G.A.) AT 811, AT LEAST TWO WORKING
DAYS IN ADVANCE OF WORK (PER CA GOV. CODE 4216).  THE CONTRACTOR SHALL
PROTECT ALL EXISTING UTILITIES, WHETHER SHOWN  OR NOT, AND SHALL PAY FOR ANY
REPAIRS REQUIRED DUE TO THE CONTRACTOR'S OPERATIONS AT NO ADDITIONAL
EXPENSE TO THE OWNER.

3. DISCREPANCIES: NOTIFY DISTRICT'S REPRESENTATIVE OF ANY VARIATIONS BETWEEN THE
CONTRACT DOCUMENTS AND FIELD CONDITIONS.  DO NOT PROCEED WHERE
DIFFERENCES EXIST THAT WOULD AFFECT THE WORK.  ALL ADJUSTMENTS DUE TO FIELD
CONDITIONS MUST BE APPROVED BY THE DISTRICT'S REPRESENTATIVE PRIOR TO
CONTINUING.

4. LAYOUT NOTES: THE WRITTEN DIMENSION SUPERCEDES SCALED OR GRAPHIC
DENOTATION.  DIMENSIONS ARE BETWEEN PARALLEL OR PERPENDICULAR POINTS
UNLESS NOTED OTHERWISE.  DIMENSIONS ARE TO CENTERLINE OR FACE OF MASONRY,
CONCRETE, OR FRAMING SUBSTRATE FINISH SURFACES, UNLESS NOTED OTHERWISE.

6. COORDINATION: CONTRACTOR SHALL COORDINATE WORK BETWEEN TRADES.  ALL
REQUIRED SLEEVING SHALL BE COORDINATED WITH SITE WORK, INCLUDING OTHER
UNDERGROUND UTILITIES, CURBS, AND CONCRETE.

7. VERTICAL WORK: ALL VERTICAL CONSTRUCTION SHALL BE INSTALLED TRUE AND PLUMB.
ALL UNIT COURSING AND TOPS OF WALLS, FENCES, ETC. SHALL BE LEVEL UNLESS NOTED
OTHERWISE.  ALL CURVES SHALL BE CONTINUOUS AND EVEN, WITH NO BREAKS OR
ANGLES AT POINTS OF TANGENCY OR FORMWORK JOINTING.

8. LEAD TIME: SPECIFIED MATERIALS MAY REQUIRE A SIGNIFICANT LEAD TIME.  CONTRACTOR
IS SOLELY RESPONSIBLE TO LEAD TIMES AND TO PROVIDE SUBMITTALS, AND ORDER
MATERIAL, AND ENSURE DELIVERY TO THE JOB SITE TO ALLOW TIMELY PROGRESSION OF
WORK.

9. EXISTING WORK: WHERE NEW CONSTRUCTION ABUTS EXISTING WORK, ALL EXISTING
WORK SHALL BE PROTECTED.  CONTRACTOR SHALL REPLACE ANY DAMAGED EXISTING
WORK AT NO ADDITIONAL EXPENSE TO THE OWNER.  ALL NEW WORK WILL CONFORM TO
TO EXISTING WORK , INCLUDING FLATWORK JOINTS, ELEVATIONS, COLOR, AND FINISH.

10. FENCING: FENCE LOCATIONS SHOWN ARE DIAGRAMMATIC AND FINAL LOCATIONS ARE TO
BE COORDINATED IN THE FIELD BY THE LANDSCAPE CONTRACTOR.

CONCRETE TO BE POURED WITH ARCHITECTURE. REFER TO STRUCTURAL
DRAWINGS.

P4

CONCRETE PAVERS PER DETAIL 1/L1.2: STANDARD GRAY CONCRETE WITH ACID
ETCH FINISH WITH TOP CAST #01 SURFACE RETARDANT MANUFACTURED BY GRACE
PRODUCTS. 4" GAP FILL WITH P2.

P1

P2

PAVING AND FENCING LEGEND

SIDEYARD FENCE: PER DETAIL 6/L1.2, 302 LF (CONTRACTOR
TO VERIFY, INCLUDES TWO 3'-0" GATE AND ONE 3'-6" GATE)

DECORATIVE GRAVEL PER DETAIL 4/L1.2: 3/8" CRUSHED AGGREGATE, COLOR:
YOSEMITE TAN (BUILDER TO VERIFY),  BY LYNGSO (650.364.1730). 2" OVER
COMPACTED SUBGRADE OVER FILTER FABRIC. WITH 8" GALVANIZED WIRE STAPLES.

CONCRETE PAVING (VEHICULAR) PER DETAIL 3/L1.2: STANDARD GRAY CONCRETE
WITH ACID ETCH FINISH WITH TOP CAST #01 SURFACE RETARDANT MANUFACTURED
BY GRACE PRODUCTS. TOOLED SCORE JOINTS AS SHOWN ON PLANS.

P3

P5 CONCRETE TO BE POURED WITH ARCHITECTURE. REFER TO STRUCTURAL
DRAWINGS.

CONCRETE PAVING (PEDESTRIAN)PER DETAIL 2/L1.2: STANDARD GRAY CONCRETE
WITH ACID ETCH FINISH WITH TOP CAST #01 SURFACE RETARDANT MANUFACTURED
BY GRACE PRODUCTS.

P4

36" FENCE SIMILAIR TO SIDEYARD FENCE: PER DETAIL 6/L1.2,
101 LF (CONTRACTOR TO VERIFY)

P1

P1

P1 P3 P3

P3

P3

P3

P1

P4

P5

P5

P2

TREE PROTECTION CHART

NOTE: WATER SUPPLY IS DOMESTIC.

SITE CALCULATIONS (PERFORMANCE APPROACH)

FIELD: CRUSHED AGGREGATE IN RIGHT OF WAY PER COUNTY REQUIREMENTS, REFER
TO CIVIL PLANS.

P6

P6

STEEL HEADER, TYP.  REFER TO PLAN FOR EXACT
LOCATIONS AND CONDITIONS.

P3

P2

P2
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L1.2

CONSTRUCTION DETAILS

STAFF

DECOMPOSED GRANITE OR
OTHER PERMEABLE MATERIAL:

REFER TO PLAN

CONCRETE PAVERS
1" = 0'-6" SECTION

A. PAVEMENT DEPTHS AND REQUIREMENTS HEREIN ARE SUPERCEDED BY THE PROJECT GEOTECHINICAL REPORT AND
RECOMMENDATIONS.

NOTES

1/2" IN TURF,
1" MIN. IN
PLANTER

AREAS

4"
6"

6"

TOOLED CONTROL JOINT WITH 3/16" RADIUS EDGES.  MIN.
1/3 DEPTH OF SLAB. LOCATE PER PLAN, OR AS REQUIRED
SO THAT SPACING DOES NOT TO EXCEED 24 TIMES THE
SLAB THICKNESS.

CLASS II AGGREGATE BASE, COMPACTED TO 95% RELATIVE DENSITY

SUBGRADE, SCARIFY TOP 6", MOISTURE CONDITION TO BE ABOVE LABORATORY
OPTIMUM VALUE  AND COMPACT TO 95% RELATIVE DENSITY.

#3 BARS AT 18" O.C.E.W., SUPPORT
EVENLY TO REST IN CENTER OF SLAB 1"

CLR.4"

GAP SIZE AND SPACING PER
PLAN

HEADER, ADJACENT
HARDSCAPE, OR OTHER EDGING
PER PLANS (ALL SIDES)

ADJACENT TURF,
PLANTER AREA, OR

OTHER SURFACE PER
PLANS

1/4"

4" MI
N.

6"

WHERE INDICATED
SLOPE TO DRAIN

CRUSHED GRAVEL (PEDESTRIAN)
1" = 0'-6" SECTION

FILTER FABRIC UNDER
GRAVEL

GRAVEL (PER PAVING PLAN),
TAMP/ COMPACT TO SETTLE
AND FIRM SURFACE

SUBGRADE: WATER CONDITION TO
AT LEAST 3% ABOVE LABRATORY
OPTIMUM AND TAMP/COMPACT TO
APPROXIMATELY 85-90% RELATIVE
DENSITY

6" GALVANIZED WIRE
STAPLES, MAX 4'-0" O.C.

NOTE: WITHIN EXISTING TREE CANOPY, OR IN AREAS OF UNDISTURBED SUBGRADING, NO COMPACTION NEEDED.

4

A. BLACK ENAMEL PAINTED FINISH, TYP.
U.N.O.

NOTES

MULCH

FINISH GRADE AT
PLANTER AREA

STEEL STAKE PER MANUFACTURER,
5' O.C. MAX.

ADJACENT
SURFACING OR TURF

SECTION

ELEVATION
(HEADER MATERIAL ONLY)

STEEL HEADER
1" = 0'-6" AS NOTED

STEEL EDGING, 3/16"
THICK, MIN. 4" DEEP.

5

REPRESENTATIVE STAIN COLORS

CONCRETE PAVING (VEHICULAR)
1" = 0'-6" SECTION

A. PAVEMENT DEPTHS AND REQUIREMENTS HEREIN ARE SUPERCEDED BY THE PROJECT GEOTECHINICAL REPORT AND
RECOMMENDATIONS.

NOTES

1/2" IN TURF,
1" MIN. IN
PLANTER

AREAS

3"
4"

3/8" MAX

TOOLED CONTROL JOINT WITH 3/16" RADIUS EDGES.  MIN. 1/3 DEPTH OF
SLAB. LOCATE PER PLAN, OR AS REQUIRED: SPACING SHALL NOT
EXCEED 24 TIMES SLAB DEPTH.

EXPANSION JOINT WITH 3/16" RADIUS
EDGES.  LOCATE PER PLAN, OR AS
REQUIRED TO NOT EXCEED 60' O.C.

18" X #4 SMOOTH DOWEL, SLEEVED OR
GREASED ONE SIDE.

SUBGRADE, SCARIFY TOP 6", MOISTURE
CONDITION TO BE ABOVE LABORATORY
OPTIMUM VALUE  AND COMPACT TO 95%
RELATIVE DENSITY.

#3 BARS AT 18" O.C.E.W., SUPPORT EVENLY TO REST IN CENTER OF SLAB

BITUMINOUS PRE-FORMED
EXPANSION JOINT FILLER

3"
CLR.

4"

THICKEND EDGE PER GEOTECHNICAL REPORT

CONT. #3 TOP AND BOTTOM
CLASS II AGGREGATE BASE, COMPACTED
TO 95% RELATIVE DENSITY

1'-
0"

3"
 C

LR

4"

2"

3CONCRETE PAVING (PEDESTRIAN)
1" = 0'-6" SECTION

A. PAVEMENT DEPTHS AND REQUIREMENTS HEREIN ARE SUPERCEDED BY THE PROJECT GEOTECHINICAL REPORT AND
RECOMMENDATIONS.

NOTES

1/2" IN TURF,
1" MIN. IN
PLANTER

AREAS

4"
4"

3/8" MAX

TOOLED CONTROL JOINT WITH 3/16" RADIUS EDGES.  MIN. 1/3 DEPTH OF
SLAB. LOCATE PER PLAN, OR AS REQUIRED: SPACING SHALL NOT
EXCEED 24 TIMES SLAB DEPTH.

EXPANSION JOINT WITH 3/16"
RADIUS EDGES.  LOCATE PER
PLAN, OR AS REQUIRED TO NOT
EXCEED 60' O.C.

18" X #4 SMOOTH DOWEL, SLEEVED OR
GREASED ONE SIDE.

SUBGRADE, SCARIFY TOP 6", MOISTURE
CONDITION TO BE ABOVE LABORATORY
OPTIMUM VALUE  AND COMPACT TO 95%
RELATIVE DENSITY.

#3 BARS AT 18" O.C.E.W., SUPPORT EVENLY TO REST IN CENTER OF SLAB

BITUMINOUS PRE-FORMED
EXPANSION JOINT FILLER

3"
CLR.

4"

CONT. #3 TOP AND BOTTOM

CLASS II AGGREGATE BASE,
COMPACTED TO 95% RELATIVE
DENSITY

6"
3"

 C
LR

4"

2"

THICKENED EDGE PER GEOTECHNICAL REPORT,
REFER TO STRUCTURAL PLANS WHERE

ADJACENT TO POSTS OR ARCHITECTURE

SECTION

A/C SCREEN
1" = 1'-0" AS NOTED

A. ALL WOOD SHALL BE
WESTERN RED CEDAR OR
REDWOOD U.N.O.

B. ALL FASTENERS SHALL BE
GALVANIZED U.N.O.

C. STAIN/PAINT TO MATCH
FENCING.

D. SIZE PER PLAN AND TO
MAINTAIN REQUIRED
CLEARANCES AT A/C UNIT
PER MANUFACTURER.

NOTES

4 X 4 POST, ACQ
TREATED

2 X 6 CAP, MITER
CORNERS, 1/2"
OVERHANG TO

OUTSIDE

4" CLR.

CONCRETE
FOOTING

2'-
0"

1'-0"

HE
IG

HT
 O

F 
A/

C 
UN

IT
(4

' N
OM

IN
AL

, V
.I.F

.)
6"

MAINTAIN CLEARANCE AS
REQ'D BY MANUFACTURER

1 X 6 BOARD, TYP.,
OVERLAP 1"

2 X 6 RAIL,
TOP & BOT.

A/C CONDENSER
UNIT BEHIND

7SIDEYARD FENCE WITH GATE
3/4" = 1'-0" AS NOTED

4'-0" GATE LEAF

2"
 C

LR
.

8'-0" O.C. MAX SPACE EVENLY

2"
 C

LR
.

3'-
0"

 M
IN

.

6'-
0"

1 1
/2"

 M
IN

.

NOTES

ELEVATION
(PUBLIC SIDE)

SECTION

RAILS FACE
PRIVATE SIDE

PUBLIC
SIDE

GATE ELEVATION
(AT PUBLIC
FACING SIDE)

PLAN AT GATE  (CAP AND LATTICE OMITTED FOR CLARITY)
PLAN (CAP AND LATTICE OMITTED FOR CLARITY)

A. ALL FASTENERS SHALL BE
HOT-DIPPED, ZINC-COATED
GALVANIZED PER CRC 317.3.1.

B. ALL WOOD SHALL BE
CONSTRUCTION COMMON
REDWOOD OR BETTER, U.N.O.

C. STEP FENCE AT POSTS.  FOR
GRADES 1:6 (17%) OR GREATER,
SLOPE PANELS WITH
GRADE.STAIN BOTH SIDES  W/
SEMI-TRANSPARENT EXT.
STAIN, COLOR PER BUILDER
(SEE COLOR SAMPLES).

D. (3) 16D BOX, OR (4) 10D BOX
NAILS AT RAILS TOENAILED TO
POSTS

E. (3) 16D BOX, OR (2) 16D
COMMON, AT RAILS FACE
NAILED TO POSTS; AND

F. 16D COMMON @ 24" O.C. AT CAP
FACE NAILED TO TOP OF RAIL.

ADJACENT POST
OR LEDGER AT

 ADJACENT WALL
(SECURE LEDGER

TO BUILDING FRAMING WITH 1/4" X 4" LAG
SCREWS AND WASHER, COUNTERSUNK.

APPLY SILICONE CAULKING PRIOR TO
INSERTING LAG SCREW)

LATCH, MAX. 60"
ABOVE FINISH

GRADE
2 X 4 GATE

FRAME (OPP.
SIDE)

2 X 4
DIAGONAL

BRACE INSIDE
FRAME (OPP.

SIDE)

10" X 10" GUSSET PANELS, EXTERIOR
RATED PLYWOOD (OPP. SIDE)

2 X 8 CAP TO
MATCH FENCE

FINISH GRADE

FINISH GRADE

1/2 X 6 TRIM,
OPP. RAILS

HEAVY-DUTY HINGE,
TYP. OF THREE

ALIGN AND RIP BOARDS TO PROVIDE FULL
BLOCKING AT EACH SIDE OF GATE

6 X 6 POST,
PRESERVATIVE-TREATED
WOOD PER
CRC 317.1

2 X 8 CAP, CENTER
ALL JOINTS ON
POSTS

1 X 6 BOARD,
TYP.,
OVERLAP
1"

2 X 6 RAIL,
TOP & BOT.

12" DIA. CONCRETE FOOTING,
SLOPE TOP FOR POSITIVE

DRAINAGE AWAY FROM POST

1/2" DADO TO
RECEIVE RAIL

1-1/2" x 1-1/2" LATTICE
W/ 1 X 1 BLOCKING

2'-
0"

6
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A/C

BARK MULCH IN ALL PLANTER
AREAS , TYP.

BARK MULCH IN ALL PLANTER
AREAS , TYP.

EVERGREEN SCREENING
VEGETATION

EVERGREEN SCREENING
VEGETATION

EVERGREEN SCREENING
VEGETATION

BARK MULCH IN ALL PLANTER
AREAS , TYP.

EXISTING TREES TO
REMAIN, TYP.

TREES CODE BOTANICAL / COMMON NAME CONT QTY

PIS KEI PISTACIA CHINENSIS `KEITH DAVEY` / KEITH DAVEY CHINESE PISTACHE 24" BOX 1
WUCOLS (M)

SHRUBS CODE BOTANICAL / COMMON NAME CONT QTY

AGA BLF AGAVE X `BLUE FLAME` / BLUE FLAME AGAVE 5 GAL. 3
WUCOLS (L), (H/W) 2.5`-3`

CHO ELC CHONDROPETALUM TECTORUM 'EL CAMPO' / EL CAMPO SMALL CAPE RUSH 5 GAL. 8
WUCOLS (L), (H/W) 2'-3'

LIG TEX LIGUSTRUM JAPONICUM `TEXANUM` / WAX LEAF PRIVET 5 GAL. 35
WUCOLS (M)
(H/W) 4`

LOM LON LOMANDRA LONGIFOLIA `BREEZE` / DWARF MAT RUSH 5 GAL. 64
WUCOLS (L),
 (H/W) 3'

PEN HAM PENNISETUM ALOPECUROIDES 'HAMELN' / HAMELN FOUNTAIN GRASS 5 GAL. 156
WUCOLS (L)

PHO TEN PHORMIUM TENAX `MAORI MAIDEN/SUNRISE` / TRICOLOR NEW ZEALAND FLAX 5 GAL. 6
WUCOLS (M), S/W EXPOSURE

SAL MEX SALVIA CHAMAEDRYOIDES / MEXICAN BLUE SAGE 5 GAL. 5
WUCOLS (L), N/E EXPOSURES

TUL VAR TULBAGHIA VIOLACEA 'VARIEGATA' / STRIPED SOCIETY GARLIC 5 GAL. 15
WUCOLS (L)

WES MUN WESTRINGIA FRUTICOSA 'WES05' TM / MUNDI COAST ROSEMARY 5 GAL. 31
WUCOLS (L)

GROUND COVERS CODE BOTANICAL / COMMON NAME CONT SPACING QTY

DYM MAR DYMONDIA MARGARETAE / SILVER CARPET DYMONDIA 4" POT 12" o.c. 108
WUCOLS (L)

MYO PUC MYOPORUM X `PUTAH CREEK` / PUTAH CREEK MYOPORUM 5 GAL. 48" o.c. 33
WUCOLS (L), (H) 1' X (W) 10`-15`

TUR SOD TURF / 90% DWARF FESCUE / 10% KENTUCKY BLUE. SOD 461 SF
WUCOLS (H)

PLANT LEGEND
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L2.1

PLANTING PLAN, NOTES,
AND LEGEND

STAFF

0' 8' 16'

1/8" = 1'-0"

0'

N

I HAVE COMPLIED WITH THE CRITERIA OF THE WATER
CONSERVATION IN LANDSCAPE ORDINANCE AND
HAVE APPLIED THEM FOR THE EFFICIENT USE OF
WATER IN THE LANDSCAPE AND IRRIGATION DESIGN.

SIGNED DATE
02/17/23

1. SITE ACCEPTANCE: THE CONTRACTOR SHALL OBSERVE THE SITE AND VERIFY THAT ROUGH GRADING AND
ALL OTHER WORK HAS BEEN COMPLETED TO THE CONTRACTOR'S SATISFACTION.  ANY PREVIOUS WORK
THAT IS NOT COMPLETE SHALL BE BROUGHT TO THE OWNER'S OR LANDSCAPE ARCHITECT'S ATTENTION IN
WRITING.  BEGINNING WORK CONSTITUTES ACCEPTANCE OF THE SITE.

2. SITE PREPARATION: ALL EXISTING VEGETATION SHALL BE REMOVED (CLEAR AND GRUB).  PRIOR TO ROUGH
GRADING OPERATIONS, PRESERVE ALL TOPSOIL BY STOCKPILING ON SITE.  TOPSOIL SHALL BE REPLACED IN
PLANTING AREAS TO ACHIEVE FINAL FINISH GRADES.  FOR PLANTERS IN LIME-TREATED AREAS, REMOVE
AND DISPOSE OF EXISTING SOIL TO A DEPTH OF 24" THROUGHOUT THE ENTIRE PLANTER, AND REPLACE
WITH CLEAN TOPSOIL.

3. POSITIVE DRAINAGE: ENSURE POSITIVE DRAINAGE IN ALL LANDSCAPE AREAS, AND SHALL ADJUST
ELEVATIONS AS REQUIRED.  MINIMUM SLOPE IN TURF AREAS SHALL BE 0.5% TO OUTLET, MINIMUM SLOPE IN
PLANTED AREAS SHALL BE 1.0%.

4. EXPLANATION OF DRAWINGS: PLANTING INTENT IS TO COMPLETELY FILL ALL PLANTING AREAS, UNLESS
SPECIFICALLY NOTED OTHERWISE.  QUANTITIES, (IF SHOWN) ARE FOR  CONTRACTOR'S CONVENIENCE ONLY,
AND SHALL NOT RELIEVE THE CONTRACTOR OF THE OBLIGATION TO INSTALL PLANTS TO MEET THIS INTENT.
PLANTING DETAILS ARE CONSIDERED TYPICAL AND ALL WORK SHALL CONFORM TO THESE DETAILS.

5. SUBSTITUTIONS: IN THE EVENT ANY PLANT MATERIAL SPECIFIED IS NOT AVAILABLE, CONTRACTOR SHALL
SUBMIT PROPOSED SUBSTITUTION IMMEDIATELY TO LANDSCAPE ARCHITECT.  LANDSCAPE ARCHITECT
RESERVES THE RIGHT TO DETERMINE THE SUITABILITY OF ANY PROPOSED SUBSTITUTION.  SUBSTITUTIONS
SHALL BE MADE AT NO ADDITIONAL COST TO THE OWNER.

6. PLANTING PIT DRAINAGE: EXCAVATED PLANTING PITS SHALL HAVE POSITIVE DRAINAGE.  PLANT PITS WHEN
FULLY FLOODED WITH WATER SHALL DRAIN WITHIN 2 HOURS OF FILLING.  IF PLANTING PITS DO NOT DRAIN,
OTHER MEASURES, INCLUDING A 1' DIAMETER X 8' DEEP AUGURED HOLE BACKFILLED WITH CRUSHED DRAIN
ROCK, WILL BE REQUIRED.

7. PLANT MATERIAL: ALL PLANT MATERIAL SHALL COMPLY WITH ANSI Z60.1 “STANDARD FOR NURSERY STOCK,”
NOTES AND DETAILS ON THE DRAWINGS.  UNLESS OTHERWISE NOTED MINIMUM PLANT SIZES SHALL BE AS
FOLLOWS.   EVERGREEN SHRUBS (EXCEPT DWARF VARIETIES): 9" H. X 8" W. FOR 1-GALLON (#1); 15" H. X 12"
W. FOR 5-GALLON (#5); AND 30" H. X 24" W. FOR 15-GALLON (#15).  SINGLE TRUNK TREES:  5' H. W/  1" CALIPER
FOR 15-GALLON (#15); 8' H. W/ 2" CALIPER FOR 24" BOX (#25). CONTRACTOR SHALL SUBMIT PHOTOS OF ALL
TREES 36" AND ABOVE FOR LANDSCAPE ARCHITECT'S APPROVAL PRIOR TO PURCHASE OR DELIVERY.
APPROVAL OF PHOTOS DOES NOT PRECLUDE ON-SITE REJECTION OF UNSUITABLE PLANT MATERIAL.

8. SITE CLEANLINESS: THE CONTRACTOR IS RESPONSIBLE TO KEEP THE SITE CLEAN, FOR SOIL EROSION
CONTROL MEASURES, AND FOR ANY OTHER GENERAL REQUIREMENTS.  SHOULD EXISTING CONDITIONS
REQUIRE MITIGATION, THE CONTRACTOR SHALL ALERT THE OWNER OR LANDSCAPE ARCHITECT PRIOR TO
PERFORMING WORK. 

9. UNDERGROUND UTILITIES: THE CONTRACTOR SHALL VERIFY ALL UNDERGROUND UTILITIES PRIOR TO
BEGINNING WORK.  CALL C.G.A. (811) TO LOCATE EXISTING UTILITIES.  THE CONTRACTOR SHALL BE
RESPONSIBLE FOR THE REPAIR OR REPLACEMENT OF ANY DAMAGED UTILITIES, TO THE SATISFACTORY OF
THE OWNER AND GOVERNING AGENCY AT NO COST TO THE OWNER OR INCREASE IN BID AMOUNT.

10. BARK MULCH: A 3” LAYER OF 'WALK-ON' BARK MULCH SHALL BE INSTALLED IN ALL PLANTING BEDS. 
CONTRACTOR SHALL SUBMIT A MULCH SAMPLE PRIOR TO ORDER.  APPLY PRE-EMERGENT PRIOR TO
PLACING MULCH.  IF MAINTENANCE PERIOD EXTENDS PAST 60 CALENDAR DAYS FROM APPLICATION, APPLY
AGAIN PER MANUFACTURER'S INSTRUCTIONS.

11. SOIL FERTILITY ANALYSIS AND AMENDMENT: THE CONTRACTOR IS RESPONSIBLE FOR OBTAINING A SOIL
SAMPLE AND LABORATORY SOIL FERTILITY ANALYSIS FOR EACH 10,000SF OF PLANTED AREA, AND FOR ALL
SOURCES OF IMPORT (IF APPLICABLE).  SUBMIT ANALYSIS TO LANDSCAPE ARCHITECT FOR REVIEW, AND
DOCUMENTATION OF AMENDMENT FOR COMPLIANCE WITH WATER EFFICIENT LANDSCAPE ORDINANCE.  ALL
PLANTING AREAS, INCLUDING PLANTING PITS, SHALL BE AMENDED PER THE SOILS REPORT, AND PER LOCAL
ORDINANCE, INCLUDING INCORPORATING COMPOST AT THE RATE OF A  MINIMUM OF 4 CU YD PER 1,000 SF
OF LANDSCAPE AREA TO A DEPTH OF SIX INCHES. SOILS WITH GREATER THAN 6% ORGANIC MATER IN THE
TOP SIX INCHES OF SOIL ARE EXEMPT FROM ADDING COMPOST AND TILLING. BACKFILL FOR ALL
SUCCULENTS SHALL BE 50% CLEAN WASHED SAND.

12. CERTIFICATE OF COMPLETION: A CERTIFICATE OF COMPLETION SHALL BE FILLED OUT AND CERTIFIED BY
EITHER THE DESIGNER OF THE LANDSCAPE PLANS, IRRIGATION PLANS, OR THE LICENSED LANDSCAPE
CONTRACTOR FOR THE PROJECT AT THE COMPLETION OF THE PROJECT AND SUBMITTED WITH THE SOIL
ANALYSIS REPORT TO THE AUTHORITY HAVING JURISDICTION.

13. MAINTENANCE PERIOD:  SHALL BE A MINIMUM OF 60 CALENDAR DAYS.  ANY PLANT THAT HAS BEEN
REPLACED DURING THE MAINTENANCE PERIOD SHALL BE SUBJECT TO AN ADDITIONAL 60 DAYS FROM THE
DATE OF REPLACEMENT.  ANY DAY OF IMPROPER MAINTENANCE, AS DETERMINED BY THE LANDSCAPE
ARCHITECT OR LOCAL JURISDICTION, SHALL NOT COUNT TOWARD THE MAINTENANCE PERIOD.

14. ROOT CONTROL BARRIERS: WHERE STREET TREES ARE WITHIN 3 FEET OF THE SIDEWALK OR CURB,
PROVIDE A ROOT CONTROL BARRIER PANEL ALONG THE FACE OF SIDEWALK/CURB.  PANELS SHALL BE 12”
DEEP ALONG SIDEWALKS, AND 18” DEEP ALONG CURBS.  CENTER PANELS AT EACH TREE AND EXTEND 10' IN
EACH DIRECTION. 

15. UTILITY CLEARANCE: NO TREES SHALL BE PLANTED WITHIN 5' OF WATER AND SANITARY SEWER LINES.  NO
TREES SHALL BE PLANTED UNDER EXISTING OR FUTURE OVERHEAD POWERLINES, AND ALL REQUIRED
CLEARANCES SHALL BE MAINTAINED. ALL PLANTING EXCEPT LOW-GROWING GROUNDCOVER SHALL BE 3'
CLEAR OF ALL FIRE APPURTENANCES PER NFPA 18.5.7

16. WORK IN RIGHT-OF-WAY: ALL WORK WITHIN THE RIGHT OF WAY OR TO BE MAINTAINED BY THE LOCAL
AGENCY SHALL BE INSTALLED PER THE LATEST EDITION OF THE AGENCY CONSTRUCTION STANDARDS, AND
ALL OTHER AGENCY REQUIREMENTS.

17. TURF INSTALLATION: CONTRACTOR SHALL PLACE AND ESTABLISH SOD IN ALL AREAS AS DELINEATED ON
THE PLANS AS FOLLOWS.

17.1. REMOVE ALL ROCKS AND OTHER DELETERIOUS MATERIAL GREATER THAN 3/4" IN DIAMETER.
ESTABLISH SMOOTH GRADES, WITH NO PONDING.  ENSURE ADEQUATE SOIL COMPACTION TO AVOID
SETTLEMENT, WITHOUT EXCEEDING 85% RELATIVE DENSITY.  SUBSEQUENT SETTLEMENT SHALL BE
CLEAR EVIDENCE OF INADEQUATE COMPACTION.

17.2. WITHIN 24 TO 48 HOUR OF SODDING, MOISTEN AREA TO BE SODDED TO A DEPTH OF AT LEAST 6", AND
MAINTAIN MOISTURE UNTIL SODDING.  DO NOT ALLOW SOIL TO BE COME SATURATED.

17.3. APPLY A STARTER FERTILIZER PRIOR TO LAYING SOD.
17.4. INSTALL SOD WITHIN 12 HOURS OF DELIVERY.  DO NOT ALLOW SOD TO SIT IN DIRECT SUNLIGHT OR TO

DRY OUT.
17.5. STARTING AT A STRAIGHT EDGE, LAY SOD IN STAGGERED ROWS, OFFSETTING JOINTS A MINIMUM OF 2

FEET.
17.6. AFTER LAYING, ROLL SOD WITH A LIGHT-WEIGHT WATER-DRUM ROLLER (APPROXIMATELY 50 LBS), AND

ENSURE FULL CONTACT WITH SOIL.  WATER AS SOON AS POSSIBLE, AND IN ALL CASES, WITHIN 1 HOUR
AFTER LAYING.

PLANTING NOTES

WATER USE CALCULATIONS

SEE SHEET L2.2 FOR PLANTING
PALETTE L2.3 FOR PLANTING
DETAILS AND L2.4 FOR TREE

PROTECTION PLAN

NOTE: PLANT FACTORS ARE AS FOLLOWED: .3 FOR LOW WATER USE PLANTS, .5 FOR MEDIUM WATER USE PLANTS, AND .9 FOR HIGH
WATER USE PLANTS.
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L2.3

PLANTING DETAILS

STAFF

PLANTING AREA SOIL PREPARATION
NO SCALE SECTION

18
 - 

24
"

SEE EDGE CONDITION
DETAIL FOR FINAL
FINISH GRADE AT
ADJACENT SURFACES

APPLY COMPOST AND
REQUIRED AMENDMENTS PER

SOILS REPORT PRIOR TO
TILLING.

TILL TOP 8"
(MIN.) IN ALL

PLANTING
AREAS

PROPOSED
FINISH GRADE

AFTER
SETTLING

COMPACTION SHALL NOT EXCEED 85% R.D. IN
PLANTING AREAS.  REPORT COMPACTION IN EXCESS
OF 85% TO THE OWNER/BUILDER PRIOR TO
PROCEEDING WITH THE WORK.

1

ACCEPTABLE

REJECTABLE

STRUCTURAL ROOTS
PRIMARILY GROW TO
ONE SIDE.

STRUCTURAL ROOTS
MISSING FROM ONE SIDE,
AND/OR GROW TANGENT
TO TRUNK.

STRUCTURAL ROOTS
CIRCLE INTERIOR OF ROOT
BALL. NO STRUCTURAL
ROOTS ARE HORIZONTAL
AND REACH THE ROOT BALL
PERIPHERY NEAR THE TOP
OF THE ROOT BALL.

STRUCTURAL ROOTS
DESCEND INTO ROOT BALL
INTERIOR. NO STRUCTURAL
ROOTS ARE HORIZONTAL AND
REACH THE ROOT BALL
PERIPHERY NEAR THE TOP OF
THE ROOT BALL.

ROOTS RADIATE FROM TRUNK AND REACH SIDE OF ROOT BALL
WITHOUT DEFLECTING DOWN OR AROUND.

A. OBSERVATIONS OF ROOTS SHALL OCCUR PRIOR TO
ACCEPTANCE. ROOTS AND SUBSTRATE MAY BE REMOVED
DURING THE OBSERVATION PROCESS; SUBSTRATE/SOIL
SHALL BE REPLACED AFTER OBSERVATION HAS BEEN
COMPLETED.

B. SMALL ROOTS (1/4" OR LESS) THAT GROW AROUND, UP,
OR DOWN THE ROOT BALL PERIPHERY ARE CONSIDERED
A NORMAL CONDITION IN CONTAINER PRODUCTION AND
ARE ACCEPTABLE HOWEVER THEY SHOULD BE
ELIMINATED AT THE TIME OF PLANTING. ROOTS ON THE
PERIPHERY MAY BE REMOVED AT THE TIME OF PLANTING.

C. SEE SPECIFICATIONS FOR OBSERVATION PROCESS AND
REQUIREMENTS.

ONLY ABSORBING ROOTS
REACH THE PERIPHERY
NEAR THE TOP OF THE
ROOT BALL. STRUCTURAL
ROOTS MOSTLY WRAP OR
ARE DEFLECTED ON THE
ROOT BALL INTERIOR.

THE POINT WHERE TOP-MOST ROOT(S) EMERGES FROM THE TRUNK (ROOT COLLAR) SHOULD BE WITHIN THE TOP 2" OF SUBSTRATE. THE ROOT COLLAR AND
THE ROOT BALL INTERIOR SHOULD BE FREE OF DEFECTS INCLUDING CIRCLING, KINKED, ASCENDING, AND STEM GIRDLING ROOTS. STRUCTURAL ROOTS
SHALL REACH THE PERIPHERY NEAR THE TOP OF THE ROOT BALL.

STRUCTURAL ROOTS
CIRCLE AND DO NOT
RADIATE FROM THE
TRUNK.

0-2"

NOTES

ABSORBING ROOTS
STRUCTURAL ROOTS ROOTS GROWING

TANGENT TO TRUNK

ROOT
COLLAR

TOP OF
ROOT BALL

LEVEL AT WHICH TOP-POST
ROOT EMERGES FROM TRUNK

ROOT BALL
PERIPHERY

STRUCTURAL
ROOT

ROOT STRUCTURE: CONTAINERIZED PLANTS
NO SCALE AS NOTED

3

EXAMPLES
A B ASPECT

RATIO

2.50" 1.80" 0.72

2.0" 2.0" 1.0

2.50" 2.0" 0.80

4.0" 3.0" 0.75

A

EXAMPLES
A B ASPECT

RATIO

1.50" 0.50" 0.33

2.50" 0.90" 0.36

2.0" 1.00" 0.50

2.50" 1.60" 0.64

ASPECT RATIO OF B:A IS GREATER THAN OR EQUAL TO 0.66
AS MEASURED 1" ABOVE THE TOP OF THE BRANCH UNION.

A. ASPECT RATIO SHALL BE LESS THAN 0.66 ON ALL BRANCH UNIONS. ASPECT RATIO IS THE DIAMETER OF BRANCH (B) DIVIDED BY THE DIAMETER OF
THE TRUNK (A) AS MEASURED 1" ABOVE THE TOP OF THE BRANCH UNION.

B. ANY TREE NOT MEETING THESE REQUIREMENTS MAY BE REJECTED, EXCEPTING THOSE NOTED AS "MULTI-TRUNKED"

ONE CENTRAL LEADER
(NO CO-DOMINANCE)

ASPECT RATIO IS LESS
THAN .66

MULTIPLE
CO-LEADERS

ASPECT RATIO IS
GREATER THAN .66NOTES

A
B

A B

A

B

TREE BRANCHING STRUCTURE
NO SCALE AS NOTED

A

B B

B

ASPECT RATIO OF B:A IS GREATER THAN OR EQUAL TO 0.66
AS MEASURED 1" ABOVE THE TOP OF THE BRANCH UNION.

ACCEPTABLE

REJECTABLE

4

NOTES
A. PROVIDE POSITIVE DRAINAGE TO OUTLET IN ALL PLANTED AREAS.  DO NOT ALLOW SURFACE DRAINAGE ONTO

WALKWAYS, DRIVEWAYS, OR OTHER HARDSCAPE, OR SURFACE DRAINAGE TOWARD OR AGAINST STRUCTURES.

PLANTED AREAS SODDED OR SEEDED AREAS

SLOPE TO FULL DEPTH OF
MULCH WITHIN 12" OF EDGE

DE
PT

H
OF

 M
UL

CH

1/4" TO 1/2"

ADJACENT
HARDSCAPE,
HEADER, OR
OTHER OBJECT

FINISH GRADE
BEFORE MULCH

TOP OF
MULCH

AMENDED AND
PREPARED SOIL

1"

PLANTED AREA EDGE CONDITION AT HARDSCAPE
NO SCALE SECTION

2

VINYL TREE TIE, BLACK,
UV-RESISTANT, MIN. 24" LONG.
INSTALL WITH SLACK TO ALLOW
FLEXIBILITY. SECURE W/
GALVANIZED NAIL.

2" DIA. X 10' LODGEPOLE
STAKES.  KEEP CLEAR OF
ROOT BALL.

CUT STAKES TO KEEP CLEAR
OF LOWEST BRANCHES.

1 X 4 REDWOOD BRACE,
CLEAR OF TRUNK.  MIN. 1'
FROM FINISH GRADE

ROOTBALL, REST ON PLINTH
OF UNDISTURBED SUBGRADE

OR COMPACTED SOIL.

A. MULCH MIN. 3" DEPTH, KEEP 6"
FROM TRUNK.

B. PLANTING PIT DIAMETER MIN.
2X DIAMETER OF CONTAINER.

C. FERTILIZER TABLETS SHALL BE
21 GRAM, SLOW-RELEASE,
QUANTITY AS FOLLOWS:

15 GALLON: 8 TABLETS
24" BOX: 16 TABLETS
36" BOX: 20 TABLETS
48" BOX: 32 TABLETS

NOTES

4'-
0"

 M
IN

.

FERTILIZER TABLETS, MIN. 4"
FROM ROOTBALL, 6" DEEP,
EVENLY DISTRIBUTED

SOIL BERM, 4-6" HIGH X 8-10"
WIDE, OUTSIDE PLANTING PIT

(OMIT IN  SODDED AREAS)

AMENDED SOIL IN PLANTING
PIT AND SURROUNDING

PLANTER AREAS

TREE PLANTING: STANDARD UP TO 36" BOX
NO SCALE SECTION

5

SOIL BERM, 3-4" HIGH X 6-8"
WIDE, OUTSIDE PLANTING

PIT

AMENDED SOIL IN PLANTING
PIT AND SURROUNDING

PLANTER AREAS

A. MULCH MIN. 3" DEPTH, KEEP 6" FROM TRUNK.
B. PLANTING PIT DIAMETER MIN. 2X DIAMETER OF CONTAINER.
C. FERTILIZER TABLETS SHALL BE 21 GRAM, SLOW-RELEASE, QUANTITY AS FOLLOWS:

1 GALLON: 1 TABLET
2 GALLON: 2 TABLETS
5 GALLON: 3 TABLETS
15 GALLON: 6 TABLETS

NOTES

FERTILIZER TABLETS,
MIN. 4" FROM
ROOTBALL, 6" DEEP,
EVENLY DISTRIBUTED

ROOTBALL, REST ON
PLINTH OF UNDISTURBED
SUBGRADE OR
COMPACTED SOIL.

SHRUB PLANTING
NO SCALE SECTION

6

A. "D" IS ON-CENTER SPACING PER
PLANTING LEGEND

B. GROUNDCOVER SHALL BE
EQUILATERALLY SPACED UNLESS
NOTED OTHERWISE.

C. MULCH MIN. 3" DEPTH, KEEP 3"
FROM TRUNK.

D. FERTILIZER TABLETS SHALL BE 21
GRAM, SLOW-RELEASE, QUANTITY:
1 GALLON: 1 TABLET
2 GALLON: 2 TABLETS

NOTES FERTILIZER TABLETS,
MIN. 4" FROM ROOTBALL,
4" DEEP, DISTRIBUTE
EVENLY

ROOTBALL
PLANTED IN
AMENDED SOIL.

D

D/2 + 12"

D/2

D

D

AMENDED SOIL IN
PLANTING PIT AND
SURROUNDING
PLANTER AREAS

DRIPLINE OF ADJACENT
SHRUBS, AS PLANTED.

LIMIT OF PLANTING AREA PER PLANPLAN

SECTION

GROUNDCOVER PLANTING
NO SCALE SECTION

7

CERTIFICATE OF COMPLETION: NOTE: SEE PLANTING NOTE #12.

SOIL FERTILITY ANALYSIS: NOTE: SEE PLANTING NOTE #11.
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L2.4

TREE PROTECTION PLAN
AND NOTES

STAFF

0' 8' 16'

1/8" = 1'-0"

0'

N

DATE
02/17/23

I AGREE TO COMPLY WITH THE REQUIREMENTS OF
THE  WATER EFFICIENT LANDSCAPE ORDINANCE. I
HAVE APPLIED THEM FOR THE EFFICIENT USE OF
WATER IN THE LANDSCAPE DESIGN PLANS AND
SUBMIT A COMPLETE LANDSCAPE DOCUMENTATION
PACKAGE.

NOTES:

1. REFER TO THE ARBORIST REPORT "TREE INVENTORY, CONSTRUCTION IMPACT ASSESSMENT AND TREE PROTECTION PLAN 749
UNIVERSITY AVENUE, LOS ALTOS, CALIFORNIA " PREPARED BY CALIFORNIA TREE AND LANDSCAPE CONSULTING, INC. DATED
AUGUST 11, 2022 FOR FULL DETAILS.

2. TREES AND SHRUBS NOT IDENTIFIED WITHIN THE REPORT, BUT AS PART OF THE TOPOGRAPHICAL SURVEY, ARE INCLUDED FOR
REFERENCE ONLY.

3. PROTECT ALL EXISTING ITEMS NOTED TO REMAIN OR OTHERWISE UN-LABELED.

4. EXISTING TREES TO REMAIN UNLESS NOTED OTHERWISE.  DO NOT STOCKPILE, DRIVE OVER, OR OTHERWISE DISTURB SOIL
UNDER DRIPLINES OF EXISTING TREES, EXCEPT AS REQUIRED FOR PLANTING OPERATIONS.

5. USE HAND TOOLS ONLY FOR SOIL CULTIVATION UNDER DRIPLINES OF EXISTING TREES TO REMAIN.

6. TREES NOTED TO BE REMOVED SHALL BE COMPLETELY REMOVED, INCLUDING STUMP AND ROOT MASS. REFER TO ARBORIST
REPORT FOR INSTRUCTIONS ON REMOVING TREE STUMPS WITHIN PROTECTED TREE ROOT ZONES.

7. NO ROOTS OVER 2" IN DIAMETER SHALL BE CUT EXCEPT UNDER THE DIRECTION OF AN ARBORIST.  ALL CUT ROOTS SHALL BE
COVERED WITH BURLAP OR STRAW AND SHALL REMAIN MOIST UNTIL RE-BURIED IN SOIL.

8. CALL COMMON GROUND ALLIANCE (811) AT LEAST TWO WORKING DAYS PRIOR TO BEGINNING WORK.  CONTRACTOR IS
RESPONSIBLE TO PROTECT FOR ALL EXISTING UTILITIES.  SEE GENERAL NOTES, SHEET L1.1, FOR MORE INFORMATION.

EXISTING TREE CANOPY, TYPICAL

X

LEGEND

EXISTING TREE CANOPY, TYPICAL

TREES TO REMOVE, TYPICAL

TREE PROTECTION FENCING; REFER TO ARBORIST REPORT

KEEP OUT
TREE

PROTECTION
AREA

PE
R

OR
DI

NA
NC

E,
BU

T 
4'-

0"
  M

IN
.

MIN. 8.5"  X
11" SIGN

LAMINATED
IN PLASTIC,

SPACED
EVERY 50'

ALONG THE
FENCE

TREE
PROTECTION
FENCE: HIGH
DENSITY
POLYETHYLENE
FENCING WITH
3.5" X 1.5"
OPENINGS.
COLOR: ORANGE.
STEEL POSTS
INSTALLED AT 8'
-0" O.C.

2" X 6' STEEL
POSTS OR

APPROVED
EQUAL

3" LAYER OF
CHIP MULCH

OVER THE
PROTECTED

ROOT ZONES

MAINTAIN
EXISTING
GRADE WITHIN
THE TREE
PROTECTION
FENCE UNLESS
OTHERWISE
INDICATED ON
THE PLANS

A. SEE ARBORIST REPORT FOR ADDITIONAL PROTECTION
REQUIREMENTS. COMPLY WITH ALL TREE PROTECTION
REQUIREMENTS PER JURISDICTION.

B. IRRIGATE AS NEEDED TO MAINTAIN HEALTH OF TREE.
C. KEEP EXPOSED ROOTS MOIST.

D. NO PRUNING SHALL BE PERFORMED EXCEPT UNDER
THE DIRECTION OF APPROVED ARBORIST.

E. NO EQUIPMENT SHALL OPERATE INSIDE THE
PROTECTIVE FENCING INCLUDING DURING FENCE
INSTALLATION AND REMOVAL.

F. NO MATERIALS SHALL BE STORED INSIDE FENCE.

NOTES

TREE PROTECTION FENCING
NO SCALE SECTION

CROWN DRIP LINE OR OTHER LIMIT OF TREE PROTECTION AREA. SEE
TREE PRESERVATION PLAN FOR FENCE ALIGNMENT.

1

TREE PROTECTION CHART
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