
 

 

 

 DESIGN REVIEW COMMISSION 

MEETING AGENDA 

 

 7:00 PM - Wednesday, February 01, 2023  

 Telephone/Video Conference Only  

Please Note: Per California Executive Order N-29-20, the Commissions will meet via teleconference 

only.  Members of the Public may call (253) 215-8782 to participate in the conference call (Meeting 

ID: 844 5031 4195 or via the web at https://tinyurl.com/4j7f89zs with Passcode:  990875).  Public 

testimony will be taken at the direction of the Commission Chair and members of the public may 

only comment during times allotted for public comments.  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 November 2, 2022. 

2. Design Review Commission Minutes 

Approve the minutes of the regular meeting of January 4, 2023. 

DISCUSSION 

3. SC22-0025 – Aaron Hollister – 311 Hawthorne Avenue 

Design Review for a new two-story house. The project includes 2,090 square feet at the first 

story and 1,760 square feet at the second story. A 577 square-foot attached accessory dwelling 

unit (ADU) is also proposed, but not subject to design review. This project is categorically 

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

Act. Project Planner: Liu 
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4. 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 addition 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 

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, November 2, 2022  

 Telephone/Video Conference Only1  

CALL MEETING TO ORDER 

At 7:00 p.m. Chair Blockhus called the meeting to order.  

ESTABLISH QUORUM 
 
PRESENT: 

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

ABSENT: Commissioner Klein 

STAFF: Planning Services Manager Williams, Senior Planner Gallegos, and Associate Planner 
Liu  

PUBLIC COMMENTS ON ITEMS NOT ON THE AGENDA 
None. 

ITEMS FOR CONSIDERATION/ACTION 
 
CONSENT CALENDAR 
 
1. Design Review Commission Minutes  

Approve minutes of the regular meeting of October 19, 2022.   
 
Action: Upon a motion by Commissioner Blockhus, seconded by Vice-Chair Ma, the Commission 
approved the minutes of the regular meeting of October 19, 2022 as written. 
The motion was approved (4-0) by the following vote: 
AYES: Harding, Ma, Blockhus, and Mantica 
NOES: None 
 
PUBLIC HEARING 
 
2. V21-0003 & DR22-0067 – California Water Service – 10900 Beechwood Lane 

Request for a Variance for a 10-foot front yard setback, where a 25-foot setback is required in the 
R1-10 Zoning District and design review applications for an emergency generator in a sound 
attenuating accessory structure for a pre-existing community facility, an existing potable water 
pump station at 10900 Beechwood Lane.  No other improvements are proposed for the site. The 
project is exempt from environmental review pursuant to Section 15301 of the California 
Environmental Quality Act Guidelines, as amended because it involves an existing facility of a 
public utility service.  The project was continued from July 6, 2022 DRC meeting. Project Planner: 
Gallegos 

 
1 Due to technical issues, a video recording is not available for the Design Review Commission meeting of November 2, 2022.  3
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STAFF PRESENTATION 
Senior Planner Gallegos presented the staff report recommending approval of variance and design review 
applications V21-0003 and DR22-0067 subject to the listed findings and conditions and answered 
questions from Commissioner Blockhus and Vice-Chair Ma. 
 
APPLICANT PRESENTATION 
California Water Service representative Cindy Bertsch presented the project and answered a question 
from Commissioners Blockhus. 
 
PUBLIC COMMENT 
None. 

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 variance and design review applications V21-0003 and DR22-0067subject to the 
listed findings and conditions. 
The motion was approved (4-0) by the following vote: 
AYES: Harding, Ma, Blockhus, and Mantica  
NOES: None 

3. V22-0003 & SC22-0019 – John Aldrich – 562 University Avenue 
Request for a Variance for an 18.3-foot-tall pergola, where a 12-foot height is permitted in the R1-10 
Zoning District and design review application for a new second story deck with pergola at 562 
University Avenue. The project is exempt from environmental review pursuant to Section 15301 of 
the California Environmental Quality Act Guidelines, as amended because it involves an addition to 
an existing single-family house.   Project Planner: Gallegos 

 
STAFF PRESENTATION 
Senior Planner Gallegos presented the staff report recommending approval of variance and design review 
applications V22-0003 and SC22-0019 subject to the listed findings and conditions and answered a 
question from Vice-Chair Ma regarding the spa equipment. 
 
APPLICANT PRESENTATION 
Project applicant John Aldrich presented 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 Klein, the Commission approved 
variance and design review applications V22-0003 and SC22-0019 subject to the listed findings and 
conditions. 
The motion was approved (4-0) by the following vote: 
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AYES: Harding, Ma, Blockhus, and Mantica  
NOES: None 
 
DISCUSSION 

4. SC22-0014 – Joseph Xu – 1074 Riverside Drive 
Design Review for a new two-story house. The project includes 2,005 square feet at the first story 
and 1,692 square feet at the second story. A 779 square foot attached accessory dwelling unit (ADU) 
is also proposed, but not subject to design review. This project is categorically exempt from 
environmental review under Section 15303 of the California Environmental Quality Act. Project 
Planner: Liu 

 
STAFF PRESENTATION 
Associate Planner Liu presented the staff report recommending approval of design review application 
SC22-0014 subject to the listed findings and conditions and answered clarifying questions from Vice-
Chair Ma and Commissioner Blockhus. 
 
APPLICANT PRESENTATION 
Project applicant, Joseph Xu, presented the project and answered questions from Commissioners 
Blockhus and Vice Chair Ma.  
 
PUBLIC COMMENT 
None. 

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 SC22-0014 subject to the listed findings and conditions, 
with the following change: 

 Modify condition No. 5 for the applicant to work with staff and the neighboring property owners 
to coordinate the evergreen screening vegetation along the rear property line. 

The motion was approved (4-0) by the following vote: 
AYES: Harding, Ma, Blockhus and Mantica  
NOES: None 
 
COMMISSIONERS’ REPORTS AND COMMENTS 
 
POTENTIAL FUTURE AGENDA ITEMS 
Senior Planner Gallegos stated that the next meeting would be on January 4, 2023 and there are two items 
on the agenda. 
 
ADJOURNMENT 

Chair Harding adjourned the meeting at 8:40 PM. 
 
 
Sean Gallegos 
Senior Planner 
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 DESIGN REVIEW COMMISSION 
MEETING MINUTES 

 

 7:00 PM - Wednesday, January 4, 2023  
 Telephone/Video Conference Only  

CALL MEETING TO ORDER 

At 7:00 p.m. Chair Harding called the meeting to order.  

ESTABLISH QUORUM 
 
PRESENT: 

 
Chair Harding, Commissioners Klein and Mantica 

ABSENT: Vice-Chair Ma and Commissioner Blockhus 

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 minutes of the regular meeting of November 2, 2022.   

 
Action: Upon a motion by Commissioner Klein, seconded by Commissioner Mantica, the Commission 
continued the minutes of the regular meeting of November 2, 2022 so all the Commissioners can be in 
attendance to review the minutes for accuracy since there was no meeting recording. 
The motion was approved (3-0) by the following vote: 
AYES: Harding, Klein, and Mantica 
NOES: None 
ABSENT:  Ma and Blockhus 
 
DISCUSSION 

2. SC22-0024 – Kyle Chan – 905 Leonello Avenue 
Design Review for a new two-story single-family house. The project includes a 2,518 square-
foot first story and 1,269 square-foot second story. 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 
SC22-0024 subject to the listed findings and conditions and answered a question from Commissioner 
Klein. 6
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APPLICANT PRESENTATION 
Kyle Chan applicant provided a project presentation and advised the Commission of a proposed change.   
Property owners Peiran Song and Rick (Daihua) Zhang spoke. 

PUBLIC COMMENT 
Neighbor Fern La Rocca provided public comment. 

Chair Harding closed the public comment period. 
 
Commissioner discussion then proceeded. 
 
Action: Upon a motion by Commissioner Mantica, seconded by Commissioner Klein, the Commission 
approved design review application SC22-0024 subject to the listed findings and conditions. 
The motion was approved (3-0) by the following vote: 
AYES: Harding, Klein, and Mantica 
NOES: None 
ABSENT:  Ma and Blockhus 

3. SC22-0027 – Varada Malavika Rao– 363 W. Edith Avenue 
Design Review for a two-story addition to a one-story single-family house. The project includes 
a 49 square-foot one-story addition and 805 square-foot two-story addition. 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 
SC22-0027 subject to the listed findings and conditions and answered questions from Commissioner 
Klein and Chair Harding. 
 
APPLICANT PRESENTATION 
Applicant Varada Malavika Rao of Mavin Innovations Designs provided a project presentation. 
 
PUBLIC COMMENT 
None. 

Chair Harding closed the public comment period. 
  
Commissioner discussion then proceeded. 
 
Action: Upon a motion by Commissioner Mantica, seconded by Commissioner Klein, the Commission 
approved design review application SC22-0027 subject to the listed findings and conditions. 
The motion was approved (3-0) by the following vote: 
AYES: Harding, Klein, and Mantica 
NOES: None 
ABSENT:  Ma and Blockhus 

4. 2023 Meeting Schedule - Agenda Report 
 
This item was discussed briefly and it was determined that if there are any scheduling conflicts for a 
Commissioner, they will informally arrange for another Commissioner to take their place. 7
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COMMISSIONERS’ REPORTS AND COMMENTS 
Senior Planner Gallegos reported that per a new State law passed, that digital plans would no longer be 
posted online.  City staff will provide links to the design review project plans to Commissioners. 
 
Commissioner Mantica asked when the Design Review Commission would be meeting in person.  Senior 
Planner Gallegos stated that the date has not been determined yet.   
 
Chair Harding asked about the remodeled Council Chambers and the technology that will be used. Senior 
Planner Gallegos briefly discussed the changes that were made. 
 
POTENTIAL FUTURE AGENDA ITEMS 
None. 
 
ADJOURNMENT 

Chair Harding adjourned the meeting at 8:02 PM. 
 
 
 
 
Sean Gallegos 
Senior Planner 
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TO: Design Review Commission  

FROM: Jia Liu, Associate Planner  

SUBJECT: SC22-0025 – 311 Hawthorne Avenue 

 
RECOMMENDATION: 

 
Approve design review application SC22-0025 subject to the listed findings 

 
 

PROJECT DESCRIPTION 
 

This is a design review application for a new two-story house. The project consists of 2,090 square 
feet at the first story and 1,760 square feet at the second story. A 577 square-foot attached ADU is 
part of the project 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: 11,108 square feet 
MATERIALS: Composition shingle roof, cementitious horizontal and 

vertical siding with wood eave, facia, header, and posts 
at the entry porch, fiberglass framed windows and 
doors with cementitious trims. 

 
 Existing Proposed Allowed/Required 

COVERAGE: -- 2,519 square feet 3,332 square feet 

FLOOR AREA: 
First floor 
Second floor 
Total 

 

-- 

-- 
-- 

 

2,090 square feet 

1,760 square feet 
3,850 square feet 

 
 
3,861 square feet 

   

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

Left side (1st/2nd) 

 

-- 

-- 
--/-- 
--/-- 

 

25 feet 

37.96 feet 
20 feet/23.75 feet  
13.5 feet/24 feet 

 

  25 feet 

25 feet 
20 feet/20 feet 
10 feet/17.5 feet 

HEIGHT: -- 26.58 feet 27 feet 

DATE: February 1, 2023 
 

AGENDA ITEM # 3 
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BACKGROUND 
 

Neighborhood Context 
The subject property is located on the northeast corner of Hawthorne Avenue and South Gordon 
Avenue between Valley Street and El Monte Avenue. The surrounding neighborhood is considered a 
Diverse 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 285 and 318 Hawthorne Avenue. Properties in the immediate neighborhood, specifically 
on the northside of Hawthorne Avenue, do not 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 except for the two-story house at 318 Hawthorne 
Avenue that has an emphasis of two-story vertical walls. Most garages are attached to the existing homes 
in the front yard facing the street. 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. 
 
Property History 
On September 31, 2019, a fire accident occurred and damaged the previous house structure. The prior 
homeowner applied for a Design Review (DR21-0016) application for the construction of a new one-
story single-family house on January 19, 2021 and obtained the approval from the Planning Division on 
February 19, 2021. The Building Division issued a demolition permit for the main structure on March 
8, 2021. The damaged house was later fully demolished. In October 2021, the property was sold to the 
current owner with no construction activities. In August 2022, the applicant applied for a new two-story 
house, which is being considered by  the Design Review Commission at the February 1, 2023 meeting. 
The topographic survey (Sheet 1) shows there are  two accessory structures and a few existing trees 
remaining on the site..  
 
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 the subject site is a corner lot, the proposed residence will have two street facing elevations. The 
front elevation fronting South Gordon Way uses design elements that have integrated gable and hipped 
roof forms, recessed second story massing from the first story, horizontal eave lines, a six-foot projecting 
front porch, and articulated architecture on both first and second floor. The exterior side elevation facing 
Hawthorne Avenue also provides compatible gable and hipped roof forms with consistent horizontal 
eave lines, and articulated architecture with consistent siding materials throughout. Both elevations are 
found compatible in design and materials with the surrounding neighborhood due to maintaining a 
consistent horizontal eave lines, articulated architecture and similar materials as found in the immediate 
neighborhood context. 
 
The project is utilizing high quality materials such as the composition shingle roof, cementitious 
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February 1, 2023 Page 3 

 

horizontal and siding exterior finish, and fiberglass framed windows and wood doors, which are 
integrated into the overall architectural design of the residence and found to relate to the surrounding 
neighborhood. 
 
The overall height of the proposed residence is 26.58 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 
proposed two-story house has a uniformed 4:12 roof pitch for the whole structure with the roof material 
being composition shingle.  
 
Overall, according to the Residential Design Guidelines, the project appears to be an appropriate design 
within this Diverse 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 
The following analysis will discuss the privacy impacts on left (north) side elevation plan and rear (east) 
elevation plan as the other two elevations are facing public right-of-way that do not result in any privacy 
invasions.  
 
On the left elevation, five windows are proposed at the second floor, including: four small-sized windows 
and one medium-sized, laundry room window. The four small windows will have the same sill height of 
five feet and six inches. The medium-sized window will have a sill height of four feet and six inches.  
 
The privacy impact to the interior side neighboring property 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 five windows proposed: one small window with a sill height 
of three feet and six inches, three medium sized windows with the same sill height of two feet and six 
inches, and one large window with a sill height of three feet. 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 42 feet away from the rear property 
line that is further than the required 25-foot rear setback, and 

• New screening vegetation and trees will be planted along 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 plans (Sheet A1.0) shows there are eight trees, including five street trees and three onsite trees currently 
exist within the proximity of the subject site and further assessed by the provided arborist report (Attachment B). 
One on-site protected tree 52-inch Coast Redwood (No. 1) is located in the rear yard, and it will be removed due to 
its unrecoverable condition caused by the fire damage in 2020. Two onsite protected trees (Nos. 6, and 7) will be 
retained and protected during the construction. Four street trees are also proposed for removal; but they  are not 
part of the design review application. As a condition of approval, the applicant shall obtain approval to remove the 
three trees (Nos. 3 to 5) in the public right-of-way from the Public Works Department. The subject arborist, Edwin 
E. Stirtz (ISA License #WE-0510A), assessed the proposed construction and provided tree protection 
recommendations.  
A new landscaping plan is proposed including a number of evergreen screening vegetation and new trees.  
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The proposed screening vegetation will be planted along all the property lines and are outlined in Table 1 
below.  
 
Table 1: Proposed Screening Plant List 

Location Common Name No. Size Description 

Left property 
line 

Saratoga Laurel 
(Laurus noblis) 

5 15 gallons 10’-15’ tall x 20’-35’ wide 

Rear property 
line 

Saratoga Laurel 
(Laurus noblis) 

4 15 gallons 10’-15’ tall x 20’-35’ wide 

Rear property 
line 

Feijoa 
(Acca Sellowiana) 

6 24-inch box 10’-15’ tall x 10’-15’ wide 

 
In addition to the evergreen screening plants, the landscape plan also includes three new trees with 36-in 
box in size, a variety of shrubs/hedges, and groundcover plants throughout the site. 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 14 nearby property owners on 
Hawthorne Avenue and South Gordon Way. The Notification Map is included in Attachment C.  
 
The applicant was also dedicated to the community outreach for the subject project. On June 16, 2022, 
the applicant provided certified mail to the immediate neighborhood for early community awareness. 
After the application was deemed complete in December, the applicant sent out the second-round 
certified mail and posted the Notice of Development Proposal (Attachment D). On January 10, 2023, 
an online community meeting was also hosted for community engagement. The proof of all community 
outreach and a summary of the community meeting are attached to the staff report in Attachment E.  
 

Cc: Adam Kates c/o SF21G, LLC., Property Owner 
 Aaron Hollister, 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 

12

Agenda Item 3.



Design Review Commission 
SC22-0025 – 311 Hawthorne Avenue 
February 1, 2023 Page 5 

 

FINDINGS 
 

SC22-0025 – 311 Hawthorne 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.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

13

Agenda Item 3.



Design Review Commission 
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CONDITIONS 
 

SC22-0025 – 311 Hawthorne Avenue 
 
GENERAL 

1. Expiration 
The Design Review Approval will expire on February 1, 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 January 20, 2023, except as may be 
modified by these conditions.  

3. Protected Trees 
Trees Nos. 1, 6, and 7 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. 2 shown to be removed on plan Sheet A1.0 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. Trees in Public Right-of-way 
The request for the removal of Trees Nos. 3-5 and a non-protected tree that are located within the 
public right-of-way are not part of this design review approval. The removal and replacement of the 
four trees shall obtain the approval from the Public Works Department.   

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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Design Review Commission 
SC22-0025 – 311 Hawthorne Avenue 
February 1, 2023 Page 8 

 

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, 6, and 7 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). 

 

16

Agenda Item 3.



 
 
 
 

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   

✔

311 Hawthorne Avenue

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 __  

 
 
 
 

11,588

129

92

No

27

N/A

56

7
0

2

8 1

July 1, 2022

311 Hawthorne Avenue

0

No
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Address: _______________________ 
Date:      _______________________ 
 
 

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 
 
 
 
 
 
 
 
 

33

✔

✔

No

✔ ✔

311 Hawthorne Avenue

7/1/2022

Yes

66

two most commonly used materials, but neither constitutes 80% of the homes.

Asphalt shingle and wood shake shingle are the
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Address: _______________________ 
Date:      _______________________ 
 
 

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? _______________ 
__________________________________________________________ 
 

 

✔

311 Hawthorne Avenue

July 1, 2022

No

No

The right-of-way

The lot is relatively flat. The site slopes down approximately 1.5 to 2.5 feet maximum

from the street frontages to the rear.

The existing homes and the proposed home are partially visible from the street due to tree,

fence, and landscaping locations.

The properies generally have landscaping to the street edge, as well as trees in the front

yards with most properties containing mature trees. A mix of lawns and more contemporary

low-water usage landsacping motifs with shrubs and ground cover can be found.

There 7 existing trees on the site of which 4 are protected trees. The unimproved right-of-way

contains landscaping.

contains a sidewalk, curb, landscaping, and street trees.
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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 
 

 
 

311 Hawthorne Avenue

7-01-2022

The front yard setbacks and landscaping are consistent. The front setbacks

contain mature trees and landscaping up to the edge of the street. Most homes

have front-facing two-vehicle garages and complex roof forms.
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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) 

        

        

        

        

        

        

        

        

        

        

 

311 Hawthorne Avenue

7-1-2022

318 Hawthorne Avenue 25 25 Front Two 27 Stucco Complex

319 Hawthorne Avenue 25 48 Side One 15 Stucco Simple

288 S Gordon Way 27 37 Front One 17 Lap Siding Complex

280 S Gordon Way 12 Front One 15 Lap Siding Complex28

28

250 S Gordon Way 25 25 Front One 19 Stucco/stone Complex

220 S Gordon Way 25 33 Front Two 25 Lap siding/shinge Complex

207 S Gordon Way 30 32 Front One 17 Stucco/Stone Complex

249 S Gordon Way 27 31 Side One 15 Stucco Simple

285 Hawthorne Avenue 25 Front Two 26 Lap Siding Complex
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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 

 
October 18, 2022 
 
Cynthia Thiebaut, Director of Development 
Thomas James Homes 
255 Shoreline Drive, Suite 428 
Redwood City, California 94065 
Via Email: cthiebaut@tjhusa.com  

 

REVISED FINAL ARBORIST REPORT, TREE INVENTORY,  
CONSTRUCTION IMPACT ASSESSMENT AND TREE PROTECTION PLAN 

 

RE: 311 Hawthorne Lane, City of Los Altos, California [APN 170-25-045] 
 

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 a revised Arborist Report and Tree Inventory suitable for submittal to the City of Los Altos. This is a 
Revised Final Arborist Report, Tree Inventory, Construction Impact Assessment and Tree Protection Plan for the filing of 
plans to develop the property. Our prior report was dated June 1, 2022. 
 
Thomas M. Stein, ISA Certified Arborist #WE-12854A, visited the property on September 24, October 1, 2021, and 
May 12, 2022 (to reevaluate Tree #2), to provide species identification, measurements of DBH and canopy, field 
condition notes, recommended actions, ratings, and approximate locations. A total of 7 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 of the parcel. 
See Appendices for specific information on each tree. 
 

TABLE 1 

Tree Species 
Total Trees 
Inventoried 

Trees on 
this Site1 

Protected 
Tree 

Trees Proposed 
for Removal 

Trees Proposed 
for Retention2 

Coast Redwood, Sequoia sempervirens 2 2 2 1 (CR & AR) 1 

Italian Cypress, Cupressus sempervirens 3 0 2 3 (CR) 0 

Sweetgum, Liquidambar 2 2 0 0 2 

TOTALS 7 4 4 1 3 

CR=Construction Removal; AR=Arborist Recommended Removal 

 
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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Thomas James Homes: 311 Hawthorne Lane, City of Los Altos, CA  October 18, 2022 

 
 Consulting Arborists Page 2 of 19 

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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Thomas James Homes: 311 Hawthorne Lane, City of Los Altos, CA  October 18, 2022 

 
 Consulting Arborists Page 3 of 19 

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. A single-family residence was located on the site. The house burned approximately 2 years 
ago. The house has been demolished and removed. Refer to Appendix 2 – Tree Data for details. 
 
In addition to collecting data on the trees on this site, a trench was hand dug at the dripline of Tree #1. The purpose of 
the trench was to identify any structural roots growing toward the likely building envelope. The trench was 
approximately 35’ in length, 12” in width and 18” in depth. One 3” diameter root was revealed. There was one 1-1/2” 
diameter root and two 1” roots. The remaining roots were ¼” in diameter and less. Refer to the photograph below. 
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Thomas James Homes: 311 Hawthorne Lane, City of Los Altos, CA  October 18, 2022 

 
 Consulting Arborists Page 4 of 19 

 
 

RECOMMENDED REMOVALS OF HAZARDOUS, DEFECTIVE OR UNHEALTHY TREES  
 
At this time, one tree has 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. For reference, 
the tree which has been recommended for removal due to the severity of noted defects, compromised health, and/or 
structural instability is highlighted in green within Appendix 2 – Tree Data and briefly summarized as follows: 
 

TABLE 2 

Tree 
# 

Tag 
# 

Protected 
Tree 

48"+ Circ. 
Offsite 

Common 
Name 

Botanical 
Name 

Multi- 
Stems 

DBH Circ. 
Measured 

At (ft) 
Canopy 
Radius 

Arborist Rating 

2 9544 Yes No 
Coast 

Redwood  
Sequoia 

sempervirens 
26,26 52 163 48 20 1 Extreme Problems 
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CONSTRUCTION IMPACT ASSESSMENT 
 
This Final 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 Topographic Survey prepared by CBG Civil Engineers dated 
November 5, 2021, the Proposed Site Plan prepared by Bassenian Lagoni dated March 18, 2022, and the Landscape 
Improvements prepared by Abich Landscape Architecture & Consulting dated May 10, 2022. 
 
Tree # 1 (Tag # 9543): Slight impact to the CRZ is expected due to installation of a concrete walkway. Slight field 

adjustment of the walkway location may be required due to the large root flare of this tree. Slight impact to the canopy 

due to clearance for pedestrian traffic. Less than 5% of the canopy is expected to be pruned for clearance. 

Tree # 2 (Tag # 9544): This tree is proposed to be removed due to poor vigor (health) and poor structure. Codominant 

branching at 2' above grade creating weak attachments. Elevated root flare results in support roots conflicting with 

improvements. Drought stressed dieback throughout tree. Sparse upper canopy. The tree was exposed to a house fire in 

October 2020, and mid-canopy was damaged by the fire. In May 2022, the tree has not recovered, and the upper and 

mid-canopy foliage is very sparse. There are no treatments to effectively return the tree to a reasonably safe and 

healthy tree and recovery is highly unlikely. Additionally, the tree is growing over the gas line location and sanitary 

sewer. 

Tree # 3 (Tag # 9545): This tree is proposed for removal by the developer. It is incompatible with the proposed 

landscape.  

Tree # 4 (Tag # 9546): This tree is proposed for removal by the developer. It is incompatible with the proposed 

landscape. 

Tree # 5 (Tag # 9547): This tree is proposed for removal by the developer. It is incompatible with the proposed 

landscape. 

Tree # 6 (Tag # 9548): This non-protected tree is expected to have slight impact to its CRZ due to the installation of a 

paver walkway. 

Tree # 7 (Tag # 9549): This non-protected tree is expected to have slight impact to its CRZ due to the installation of a 
paver walkway. 
 

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 County 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.  

 

28

Agenda Item 3.



Thomas James Homes: 311 Hawthorne Lane, City of Los Altos, CA  October 18, 2022 

 
 Consulting Arborists Page 7 of 19 

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 
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X = Removals
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APPENDIX 2 – TREE DATA 
 

Tree 
# 

Tag 
# 

Protected 
Tree 

48"+ Circ. 
Offsite 

Common 
Name 

Botanical 
Name 

Multi- 
Stems 

DBH Circ. 
Measured 

At (ft) 
Canopy 
Radius 

Arborist 
Rating 

Dvlpmt 
Status 

Field Notes Recommendations 
Construction 

Impact 

Protective 
Measures 

to be Taken 

1 9543 Yes No 
Coast 

Redwood  
Sequoia 

sempervirens 
  51 160 48 18 

3 Fair - 
Minor 

Problems 
Preserve 

Enlarged root flare ~7' in diameter. 
Growing 5' S of N property line and 34' 

W of W property line. Dieback on 
branch ends. ~120' height. Lower tree 
exposed to house fire; minor amount 
of burnt limbs. Root crown measures 

58" diameter at 4" above grade. 

Prune dead/burn 
limbs and foliage. 

Reduce 
overextended 
branches over 

swimming pool on 
adjacent parcel. 

Reduce 
overextended 

branches in upper 
canopy. Irrigate 2x 

monthly, or as 
needed. Install 3-4" 
of wood chip much 

under dripline. 

Slight impact to 
CRZ due to 
concrete 

walkway. The 
location of the 
walkway may 

require 
adjustment in the 
field due to large 
root crown flare. 

Install protective 
tree fence as 

shown in App. 1. 
Install 4" 

woodchip mulch 
under dripline. 

Monitor 
irrigation needs 
2x/mo & irrigate 

as needed. 

2 9544 Yes No 
Coast 

Redwood  
Sequoia 

sempervirens 
26,26 52 163 48 20 

1 
Extreme 
Problems 

Unknown 

Codominant branching at 2' above 
grade. Elevated root flare. Growing 
~15' N of street, 5' W of E property 

line, 77' S of N property line. Drought 
stressed dieback throughout tree. 

Sparse upper canopy. Tree exposed to 
house fire in Oct. 2020, and mid-

canopy was likely damaged by fire. In 
May 2022, tree has not recovered, and 

upper & mid-canopy foliage very 
sparse. Tree unlikely to recover. 

Additionally, tree growing over gas line 
location & sanitary sewer. Consider 

removal. 

Removal. If 
retained, reduce 

overextended 
branches in upper 
canopy. Irrigate 2x 

monthly, or as 
needed. Install 3-4" 
of wood chip much 

under dripline.  

Developer 
proposes 

removal due to 
poor condition of 

the tree.  

N/A 

3 9545 Yes Yes 
Italian 

Cypress 
Cupressus 

sempervirens 
  15 47 48 2 

3 Fair - 
Minor 

Problems 
Unknown 

Located ~5' N of extruded curb. NE 
side limbed to 10' above grade. 

Adjacent to pavement sidewalk. Tree is 
located within the public right-of-way 

and should be considered a street tree. 

None at this time. 

Developer 
proposes 

removal due to 
incompatibility 
with proposed 

landscape.   

N/A 
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Tree 
# 

Tag 
# 

Protected 
Tree 

48"+ Circ. 
Offsite 

Common 
Name 

Botanical 
Name 

Multi- 
Stems 

DBH Circ. 
Measured 

At (ft) 
Canopy 
Radius 

Arborist 
Rating 

Dvlpmt 
Status 

Field Notes Recommendations 
Construction 

Impact 

Protective 
Measures 

to be Taken 

4 9546 Yes Yes 
Italian 

Cypress 
Cupressus 

sempervirens 
  17 53 6 3 

3 Fair - 
Minor 

Problems 
Unknown 

Growing ~5' N of S property line. 
Adjacent to pavement. Codominant 

branching ~5' above grade with 
included bark. Dead branches in upper 

canopy. Tree is located within the 
public right-of-way and should be 

considered a street tree. 

Prune dead 
branches in upper 

canopy. 

Developer 
proposes 

removal due to 
incompatibility 
with proposed 

landscape.   

N/A 

5 9547 No Yes 
Italian 

Cypress 
Cupressus 

sempervirens 
  11 35 48 2 

2 Major 
Structure 
or Health 
Problems 

Unknown 

Growing ~14' E of pavement on 
Gordon Avenue. NW side pruned for 
clearance from fence. Growing ~10' E 

of communication cables. Tree is 
located within the public right-of-way 

and should be considered a street tree. 

None at this time. 

Developer 
proposes 

removal due to 
incompatibility 
with proposed 

landscape.   

N/A 

6 9548 No No Sweetgum Liquidambar    10 31 48 12 

2 Major 
Structure 
or Health 
Problems 

Unknown 

Growing ~27' E of pavement on 
Gordon Avenue. Mechanical wound 

SW side 4-5' above grade 
compromising about 1/4 cambium. 

Codominant branching 9' above grade 
with included bark. Codominant 

branching on W stem 10' above grade 
with included bark. 

None at this time. 
Slight impact to 

CRZ due to paver 
walkway. 

Install protective 
tree fence as 

shown in App. 1. 
Install 4" 

woodchip mulch 
under dripline. 

Monitor 
irrigation needs 
2x/mo & irrigate 

as needed. 

7 9549 No No Sweetgum Liquidambar    9 28 48 15 

2 Major 
Structure 
or Health 
Problems 

Unknown 

DLR estimated to the N. Growing 9' E 
of Tree #6. Codominant branching at 7' 

above grade with included bark. SW 
stem branches again at 11' above 

grade. Codominant. Out of balance to 
the N. 

None at this time. 
Slight impact to 

CRZ due to paver 
walkway. 

Install protective 
tree fence as 

shown in App. 1. 
Install 4" 

woodchip mulch 
under dripline. 

Monitor 
irrigation needs 
2x/mo & irrigate 

as needed. 
                 

TOTAL INVENTORIED TREES = 7 trees (518 aggregate circumference inches)       

TOTAL RECOMMENDED REMOVALS = 1 tree (163 aggregate circumference inches)       

TOTAL REMOVALS FOR DEVELOPMENT = 4 trees (298 aggregate circumference inches)       

Rating (0-5, where 0 is dead) = 1=1 tree; 2=3 trees; 3=3 trees       

TOTAL PROTECTED TREES = 4 trees (423 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 
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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 
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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: August 31, 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. 42
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THE RIGHT HOME. RIGHT WHERE YOU WANT IT.
255 Shoreline Drive, Suite 428, Redwood City, CA 94065

NOTICE OF VIRTUAL INFORMATIONAL NEIGHBORHOOD MEETING RELATED TO A PROPOSED 
SINGLE-FAMILY RESIDENTIAL PROJECT AT 311 HAWTHORNE AVENUE

You are invited to attend a virtual neighborhood meeting with representatives from Thomas James 
Homes to discuss a proposal to construct a new 3,261-square-foot, two-story, single-family residence 

with an attached accessory dwelling unit and an attached two-vehicle garage at 311 Hawthorne Avenue. 
This scope of work requires approval of a Design Review Application from the City of Los Altos. 

Copies of the latest proposed site plan and building elevations have been included for your reference. 
The previous version of the plans was distributed in June 2022.

The virtual meeting will be held on January 10, 2022, at 5:30 P.M. Please utilize the following 
information to access the virtual meeting:

JOIN US!
Scan Code or Use Link Below
ZOOM Link: 
https://us06web.zoom.us/j/83638442813?pwd
=UlVyZzBvVHFxd1drZUpuYmtodUV4QT09
Phone: +1 669 900 6833 US (San Jose)
Meeting ID: 836 3844 2813
Meeting Passcode: 077633

To attend the virtual meeting, you may enter the Zoom link into your internet browser, scan the provided QR 
code or call into the meeting. Please feel free to email Aaron Hollister of Thomas James Homes (contact info 
below) for an electronic Zoom link that does not need to be manually entered. Please note that you are not 

required to be visible to others to participate in the meeting. Please be sure that the mute button is not in use 
should you want to speak.

The purpose of this meeting is to receive comments from the neighborhood regarding our latest plans.

After this meeting, the city’s Design Review Commission will render a decision on the project’s design at 
a future commission meeting. You will receive another notice from the city regarding the time and date 
of the Design Review Commission meeting if you wish to attend the meeting. The city’s notice will also 

contain details on how neighbors can participate in the public process associated with the Design 
Review Commission meeting. 

Please contact Aaron Hollister of Thomas James Homes at ahollister@tjhusa.com and/or 650-562-8082 
if you have any questions or comments or wish to arrange for an alternative meeting time or location 

to discuss the project.
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THE RIGHT HOME. RIGHT WHERE YOU WANT IT.
255 Shoreline Drive, Suite 428, Redwood City, CA 94065

Neighborhood Outreach Summary

Neighborhood Meeting/Notice
Date: January 10, 2023
Time: 5:30pm
A notice was sent via certified mail to all owners and occupants within 300 feet of the project 
site on December 16, 2022. 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:
 Tom Sartor – next door neighbors at 319 Hawthorne Avenue
 Joannie Wang – neighbor at 280 Hawthorne Avenue

Comments
 The fence design and location were discussed with the adjacent neighbor at 319 Hawthorne 

Avenue. The neighbor’s preference was to have an angled corner on the Hawthorne Avenue 
frontage near the shared property line. There were no other comments provided on the 
fence design and location.

o The fence design has been revised with angled corner. The plans now reflect this 
design. The area between the Hawthorne Avenue frontage and the corner fence 
area will be landscaped with plantings that will not exceed four feet in height to 
allow for adequate sight distance from the neighbor’s driveway.

 The neighbor at 319 Hawthorne Avenue had questions leading up to the meeting. These 
questions were related to the construction schedule, site addressing, landscape plan, and 
the health of a redwood tree proposed for retention.

 The neighbor at 319 Hawthorne Avenue was supportive of the project.
 The neighbor at 280 Hawthorne Avenue did not have questions or comments.  

First Neighborhood Notice
Date: June 16, 2022
Time: 5:30pm
A notice was sent via certified mail to all owners and occupants within 300 feet of the project 
site on June 16, 2022. The notice contained the applicant’s direct contact information and the 
originally proposed project plans. 
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THE RIGHT HOME. RIGHT WHERE YOU WANT IT.
255 Shoreline Drive, Suite 428, Redwood City, CA 94065

Comments
 The neighbor at 319 Hawthorne Avenue reached out for coordination on the proposed 

fencing. The applicant and neighbor found a fencing solution with the most recent plans.
 The neighbors at 319 Hawthorne Avenue and 250 S Gordon Way reached out for 

clarifications on the site plan.

In-Person Outreach
 The applicant team has reached out to neighbors in-person on several occasions to 

introduce the applicant, coordinate on fence design, and to provide direct contact 
information.
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THE RIGHT HOME. RIGHT WHERE YOU WANT IT.
255 Shoreline Drive, Suite 428, Redwood City, CA 94065

NOTICE OF VIRTUAL INFORMATIONAL NEIGHBORHOOD MEETING RELATED TO A PROPOSED 
SINGLE-FAMILY RESIDENTIAL PROJECT AT 311 HAWTHORNE AVENUE

You are invited to attend a virtual neighborhood meeting with representatives from Thomas James 
Homes to discuss a proposal to construct a new 3,261-square-foot, two-story, single-family residence 

with an attached accessory dwelling unit and an attached two-vehicle garage at 311 Hawthorne Avenue. 
This scope of work requires approval of a Design Review Application from the City of Los Altos. 

Copies of the latest proposed site plan and building elevations have been included for your reference. 
The previous version of the plans was distributed in June 2022.

The virtual meeting will be held on January 10, 2022, at 5:30 P.M. Please utilize the following 
information to access the virtual meeting:

JOIN US!
Scan Code or Use Link Below
ZOOM Link: 
https://us06web.zoom.us/j/83638442813?pwd
=UlVyZzBvVHFxd1drZUpuYmtodUV4QT09
Phone: +1 669 900 6833 US (San Jose)
Meeting ID: 836 3844 2813
Meeting Passcode: 077633

To attend the virtual meeting, you may enter the Zoom link into your internet browser, scan the provided QR 
code or call into the meeting. Please feel free to email Aaron Hollister of Thomas James Homes (contact info 
below) for an electronic Zoom link that does not need to be manually entered. Please note that you are not 

required to be visible to others to participate in the meeting. Please be sure that the mute button is not in use 
should you want to speak.

The purpose of this meeting is to receive comments from the neighborhood regarding our latest plans.

After this meeting, the city’s Design Review Commission will render a decision on the project’s design at 
a future commission meeting. You will receive another notice from the city regarding the time and date 
of the Design Review Commission meeting if you wish to attend the meeting. The city’s notice will also 

contain details on how neighbors can participate in the public process associated with the Design 
Review Commission meeting. 

Please contact Aaron Hollister of Thomas James Homes at ahollister@tjhusa.com and/or 650-562-8082 
if you have any questions or comments or wish to arrange for an alternative meeting time or location 

to discuss the project.
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THE RIGHT HOME. RIGHT WHERE YOU WANT IT.
255 Shoreline Drive, Suite 428, Redwood City, CA 94065

Dear Neighbor,

I would like to take this opportunity to introduce Thomas James Homes to the neighborhood. 
Thomas James Homes is a nationally recognized luxury homebuilder that has completed more 
than 800 quality residential projects over the past decade. We have distinguished ourselves by 
building homes of exceptional quality and design. 

We are proposing a new single-family residence on the vacant property at 311 Hawthorne 
Avenue. The home is proposed as a two-story home containing 3,820 square feet. An attached 
two-vehicle garage and an attached accessory dwelling unit are also proposed.

We would like to provide you with an opportunity to review the enclosed proposal and provide 
comments and ask questions. Neighbors are being provided this notice as a courtesy early in 
the process.

Please note that the enclosed plans are preliminary and may change due to modifications by 
Thomas James Homes and/or the City of Los Altos. The plans will be reviewed by the city’s 
Planning Division for compliance with applicable zoning and residential design guideline 
standards. After this review is completed, the city’s Design Review Commission (DRC) will 
ultimately render a decision on the project’s design. 

If approved by the DRC, the city will review the project’s various construction drawings and will 
issue applicable permits. The total construction time typically takes 12 months after the 
project’s building permit is issued.

Please do not hesitate to contact me at ahollister@tjhusa.com or 650-562-8082 if you have any 
questions, comments, or concerns about the project.

Sincerely,

Aaron Hollister
Senior Development Manager at Thomas James Homes
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V I C I N I T Y   M A P 

CODES :

LOT 1

GOVERNING BODY :

2019

2019

CALIFORNIA BUILDING CODE

CALIFORNIA ELECTRICAL CODE

2019 CALIFORNIA MECHANICAL CODE
2019 CALIFORNIA PLUMBING CODE
2019 CALIFORNIA FIRE CODE

2019 CALIFORNIA ENERGY CODE
2019 CALIFORNIA GREEN BUILDING

STANDARDS CODE 

2019 CALIFORNIA RESIDENTIAL CODE

P R O J E C T     D A T A
LEGAL DESCRIPTION :

GOVERNING BODY : CITY OF LOS ALTOS

LOT NO. 16 L.S. CLARK SUBDIVISION

R-1-10ZONING :
GENERAL PLAN DESIGNATION : SMALL LOT - 4 du/net acre

FIRE SPRINKLERS PER CRC R313.3

TYPE OF CONSTRUCTION : TYPE V-B TYPE V-B 

PROJECT ADDRESS :PROJECT ADDRESS : 311 HAWTHORNE
LOS ALTOS, CA 94024

SFDBUILDING TYPE :

APN : 170-28-045

SANTA CLARA COUNTY, CALIFORNIA

Z O N I N G   C O M P L I A N C E 

LOT COVERAGE:

EXISTING PROPOSED ALLOWED/REQUIRED

23% (2,519 SQ. FT.) 30% (3,332 SQ. FT.)

FLOOR AREA: 3,850 SQ. FT. 3,861 SQ. FT.

SETBACKS:

25'-0" 25'-0"Front 

Rear (1st/2nd) 

Right Side (1st/2nd)

Left Side (1st/2nd)

HEIGHT: 26'-7" 27'-0"

37'-11.5" / 41'-2.5" 25'-0"

20'-0" / 23'-9" 20'-0" / 20'-0"

15'-0" / 24'-0" 10'-0" / 17'-5"

S Q U A R E   F O O T A G E   B R E A K D O W N

HABITABLE LIVING AREA:

EXISTING CHANGE IN PROPOSED

N/A 3,829 SQ. FT. 3,829 SQ. FT.

NON-HABITABLE LIVING AREA: 61 SQ. FT. (SHED) 279 SQ. FT. 445 SQ. FT.

L O T   C A L C U L A T I O N S

NET LOT AREA: 11,108 SQ. FT.

FRONT YARD HARDSCAPE AREA: 690 SQ. FT. (33%)

LANDSCAPE BREAKDOWN:

4,816 SQ. FT.Total Hardscape Area

Existing Softscape Area

New Softscape Area

5,285 SQ. FT.

1,007 SQ. FT.
FIRE ZONE : N/A

105 SQ. FT. (SHED)

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

2,090 SQ. FT.First Floor

Second Floor 1,760 SQ. FT.N/A

N/A

S H E E T   I N D E X

PROPOSED ROOF PLAN

A2.3

PLANTING PLAN

SQUARE FOOTAGE CALCULATIONS: SECOND FLOOR

LAYOUT AND MATERIALS

COVER SHEET

A1.0 PROPOSED SITE PLAN

A2.0

A3.1

PROPOSED FIRST FLOOR PLAN

A0.0

BASSENIAN LAGONI ARCHITECTS

PHONE:  (949) 553-9100

EMAIL:  TERESSA@BASSENIANLAGONI.COM

CONTACT: TERESSA OEHRLEIN

NEWPORT BEACH, CA 92660

2031 ORCHARD DRIVE

ARCHITECTS:

SF21G, LLC

PHONE:  (650) 382-0648

EMAIL:  CTHIEBAUT@TJHUSA.COM

CONTACT: CYNTHIA THIEBAUT

ALISO VIEJO, CA 92656

26880 ALISO VIEJO PARKWAY, SUITE 100

OWNER: CIVIL ENGINEER:

PHONE: (925) 866-0322

CBG 

SAN RAMON, CA 94583

2633 CAMINO RAMON #350

D I R E C T O R Y

PROPOSED EXTERIOR ELEVATIONS: LEFT AND RIGHT

L1.1

L2.2

GP-1 NOTES, LEGEND, ABBREVIATIONS, SITE PLAN

A3.2

CONSTRUCTION DETAILSL1.2

IRRIGATION DETAILS

L2.1

L3.1

IRRIGATION PLAN

A3.0 PROPOSED EXTERIOR ELEVATIONS: FRONT AND REAR

GP-2 CITY STANDARD DETAILS

ECP-1 EROSION CONTROL NOTES & SITE PLAN

1 TOPOGRAPHIC SURVEY

P R O J E C T   D E S C R I P T I O N
THIS PROPOSED HOME IS A TWO-STORY SINGLE FAMILY DETACHED RESIDENCE.  
IN 3,261 SQUARE FEET , THERE ARE A TOTAL OF 4 BEDROOMS AND 4.5 BATH  WITH THE
ADDITION OF A LOFT AND OFFICE.  THE HOME ALSO INCLUDES A SEPARATE ENTRANCE 

THE TRANSITIONAL STYLE DESIGN HELPS MINIMIZE THE OVERALL SCALE OF THE HOME
BY USING LOW PITCHED ROOFS, MINIMIZED OVERHANGS, AND A INCREASED SECOND 
FLOOR SETBACKS.  THE SHINGLE SIDING, BOTH COMPETITIONS AND CEDAR,
FURTHER HELP BALANCE THIS HOME WITH THE SURROUNDING TRADITIONAL
STYLE HOMES.

COLOR AND MATERIALS BOARDA4.0

ARCHITECTURAL DETAILSA5.0

A2.2 SQUARE FOOTAGE CALCULATIONS: FIRST FLOOR

A2.1 PROPOSED SECOND FLOOR PLAN

LEADING TO A 568 SQUARE FOOT ADU WITH SITTING AREA, BEDROOM AND BATH. 

PROPOSED 3D RENDERINGA6.0

PROPOSED 3D STREET SCENEA6.1

CM-1 CONTEXT MAP

PROPOSED SECTIONSA3.3

PROPOSED 2D STREET SCENESA7.0

COLOR AND MATERIALS DETAILSA4.1

ECP-2 EROSION CONTROL DETAILS

GP-3 CLEAN BAY BLUEPRINT

PLANTING DETAILS AND NOTESL3.2

TREE PROTECTION PLANL3.3

1 2 . 2 0 . 2 2Copyright 2022  Bassenian | Lagoni Architects

2031 Orchard Drive, Suite 100

tel. +1 949 553 9100
fax +1 949 553 0548
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December 20th, 2022

LOS ALTOS, CA 94024
311 HAWTHORNE AVENUE
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SAN  RAMON

WWW.CBANDG.COM
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(925) 866-0322
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PARCEL 1
(194 M 32)

VACANT LOT

HAWTHORNE AVENUE
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TITLE REPORT

LEGAL DESCRIPTION:

BENCHMARK:

AREA: FLOOD ZONE:

ASSESSOR'S PARCEL NUMBER:

NOTES:EXCEPTIONS AND EXCLUSIONS:
#

1 7

SURVEYOR'S STATEMENT:

VICINITY MAP

JOB NO.: 3085-000

311 HAWTHORNE AVENUE
TOPOGRAPHIC SURVEY

CITY OF LOS ALTOS         SANTA CLARA  COUNTY          CALIFORNIA
SCALE: 1" = 10' DATE: OCTOBER 15, 2021

CIVIL ENGINEERS SURVEYORS PLANNERS

SAN  RAMON

WWW.CBANDG.COM

SACRAMENTO
(925) 866-0322
(916) 375-1877

3020100 OF    SHEETS

SHEET NO.

1
1

LEGEND & ABBREVIATIONS

SITE
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F I R S T  F L O O R 
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10 8 10 6X
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1'
-6

"

PDR
5 0 5 6X

BA. 4
8 4 5 0X

ENTRY
23 5 4 8X

4'-2" X 6'-7"

4'-0" X 5'-10"

KITCHEN
20 1 118X

4'-8" X 7'-5"

18'x18'
UNOBSTRUCTED

CLEAR SPACE

W/H

NOTE: SQUARE FOOTAGE MAY VARY DUE TO METHOD OF CALCULATION

LOT COVERAGE (30% max.) 23%

PORCH 169 SQ. FT.
OUTDOOR LIVING 251 SQ. FT.
2 - CAR GARAGE 436 SQ. FT.
TOTAL LIVING 3844 SQ. FT.

ADU 577 SQ. FT.
2ND FLOOR 1613 SQ. FT.
1ST FLOOR 1654 SQ. FT.

FLOOR AREA TABLE

2 - CAR GARAGE
4 BEDROOMS / 4.5 BATHS / LOFT + ADU

NOTE: SQUARE FOOTAGE MAY VARY DUE TO METHOD OF CALCULATION

TOTAL FAR (3861 MAX) 3850 SQ. FT.

GARAGE 436 SQ. FT.
2ND FLOOR 1760 SQ. FT.
1ST FLOOR 1654 SQ. FT.

FAR TABLE
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NOTE: SQUARE FOOTAGE MAY VARY DUE TO METHOD OF CALCULATION

LOT COVERAGE (30% max.) 23%

PORCH 169 SQ. FT.
OUTDOOR LIVING 251 SQ. FT.
2 - CAR GARAGE 436 SQ. FT.
TOTAL LIVING 3844 SQ. FT.

ADU 577 SQ. FT.
2ND FLOOR 1613 SQ. FT.
1ST FLOOR 1654 SQ. FT.

FLOOR AREA TABLE

2 - CAR GARAGE
4 BEDROOMS / 4.5 BATHS / LOFT + ADU

NOTE: SQUARE FOOTAGE MAY VARY DUE TO METHOD OF CALCULATION

TOTAL FAR (3861 MAX) 3850 SQ. FT.

GARAGE 436 SQ. FT.
2ND FLOOR 1760 SQ. FT.
1ST FLOOR 1654 SQ. FT.

FAR TABLE
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PROPOSED COVERAGE (A-D, O-S) (23%) 2,510 SQ. FT.
ALLOWABLE COVERAGE (30% MAX.) 3,332 SQ. FT.

LOT COVERAGE

PROPOSED F.A.R. 3,850 SQ. FT.
ALLOWABLE F.A.R. 3,861 SQ. FT.
LOT SIZE 11,108  SQ. FT.

F.A.R.

OUTDOOR LIVING (Q-R) 251 SQ. FT.
PORCH (0-P) 169 SQ. FT.
ADU (L-N) 577 SQ. FT.
TOTAL 3,850 SQ. FT.
GARAGE (S) 436 SQ. FT.
SECOND FLOOR (E-K) 1,760 SQ. FT.
FIRST FLOOR AREA (A-D) 1,654 SQ. FT.

FLOOR AREA

S 4'-6.5" X 13'-4.5" 436 SQ. FT.

R 4'-10.5" X 14'-6" 67 SQ. FT.
Q 14'-8" X 4'-10.5" 184 SQ. FT.

P 9'-1.5" X 10'-7.5" 134 SQ. FT.
O 3'-4.5"X 15'-11.5" 35 SQ. FT.

N 4'-8 1/2" X 1'-8" 25 SQ. FT.
M 11'-1 1/2" X 21'-1 1/2" 235 SQ. FT.
L 15'-2" X 20'-11 1/2" 318 SQ. FT.

K 4'-0" X 9'-2" 37 SQ. FT.
J 12'-5 1/2" X 7'-3 1/2" 91 SQ. FT.
I 18'-4 1/2" X 20'-2" 371 SQ. FT.
H 13'-1" X 29'-6" 386 SQ. FT.
G 17'-4" X 20'-7 1/2" 358 SQ. FT.
F 8'-2 1/2" X 12'-1" 99 SQ. FT.
E 33'-5 1/2" X' 12'-6 1/2" 420 SQ. FT.

D 11'-1 1/2" X 12'-0" 133 SQ. FT.
C 44'-9 1/2" X 13'-6" 605 SQ. FT.
B 22'-5" X 21'-10" 452 SQ. FT.
A 21'-3" X 21'-10" 464 SQ. FT.

LABEL DIMENSIONS AREA
AREA CALCULATION
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PROPOSED COVERAGE (A-D, O-S) (23%) 2,510 SQ. FT.
ALLOWABLE COVERAGE (30% MAX.) 3,332 SQ. FT.

LOT COVERAGE

PROPOSED F.A.R. 3,850 SQ. FT.
ALLOWABLE F.A.R. 3,861 SQ. FT.
LOT SIZE 11,108  SQ. FT.

F.A.R.

OUTDOOR LIVING (Q-R) 251 SQ. FT.
PORCH (0-P) 169 SQ. FT.
ADU (L-N) 577 SQ. FT.
TOTAL 3,850 SQ. FT.
GARAGE (S) 436 SQ. FT.
SECOND FLOOR (E-K) 1,760 SQ. FT.
FIRST FLOOR AREA (A-D) 1,654 SQ. FT.

FLOOR AREA

S 4'-6.5" X 13'-4.5" 436 SQ. FT.

R 4'-10.5" X 14'-6" 67 SQ. FT.
Q 14'-8" X 4'-10.5" 184 SQ. FT.

P 9'-1.5" X 10'-7.5" 134 SQ. FT.
O 3'-4.5"X 15'-11.5" 35 SQ. FT.

N 4'-8 1/2" X 1'-8" 25 SQ. FT.
M 11'-1 1/2" X 21'-1 1/2" 235 SQ. FT.
L 15'-2" X 20'-11 1/2" 318 SQ. FT.

K 4'-0" X 9'-2" 37 SQ. FT.
J 12'-5 1/2" X 7'-3 1/2" 91 SQ. FT.
I 18'-4 1/2" X 20'-2" 371 SQ. FT.
H 13'-1" X 29'-6" 386 SQ. FT.
G 17'-4" X 20'-7 1/2" 358 SQ. FT.
F 8'-2 1/2" X 12'-1" 99 SQ. FT.
E 33'-5 1/2" X' 12'-6 1/2" 420 SQ. FT.

D 11'-1 1/2" X 12'-0" 133 SQ. FT.
C 44'-9 1/2" X 13'-6" 605 SQ. FT.
B 22'-5" X 21'-10" 452 SQ. FT.
A 21'-3" X 21'-10" 464 SQ. FT.

LABEL DIMENSIONS AREA
AREA CALCULATION

1 2 . 1 9 . 2 2Copyright 2022  Bassenian | Lagoni Architects

2031 Orchard Drive, Suite 100

tel. +1 949 553 9100
fax +1 949 553 0548

Newport Beach, CA USA  92660

0 2 4 8

SCALE: 1/4" = 1'-0"

L o s   A l t o s   ,   C a

3 1 1   H A W T H O R N E   A V E

9 1 8 . 2 1 3 7 2 C23971
Exp. 01/31/23

ARCHITECTLI
CENSED

TS

AT E FO

A

RN

O

I

IFLCA

K
EN

NE
TH

CHESTER NIEMERSK
I

B38A - TS

A2.3F L O O R   A R E A   &   C O V E R A G E   C A L C U L A T I O N   D I A G R A M

64

Agenda Item 3.



FRONT TRANSITIONAL
1/4"=1'-0"

9'
-1

"
8'

-6
"

8'
-0

"
H

dr
. H

t.
7'

-6
"

H
dr

. H
t.

26
'-7

" 
O

V
ER

A
LL

 B
U

IL
D

IN
G

 H
EI

G
H

T

FFE: 182.4'

11
'-0

"

27
'-0

"

N.G.:179.96'
N.G.: 180.46'

N.G.: 181.13'

25
'-4

"

LOWEST GRADE AT RIDGE

3'
-0

"

4'
-0

"

REAR

9'
-1

"
8'

-6
"

8'
-0

"
H

dr
. H

t.
7'

-6
"

H
dr

. H
t.

26
'-7

" 
O

V
ER

A
LL

 B
U

IL
D

IN
G

 H
EI

G
H

T

FFE: 182.4'

11
'-0

"

27
'-0

"

N.G.:179.96'
N.G.: 180.46'N.G.: 181.13'

25
'-4

"

LOWEST GRADE AT RIDGE

2'
-6

"

3'
-6

"

3'
-0

"
1 2 . 1 9 . 2 2Copyright 2022  Bassenian | Lagoni Architects

2031 Orchard Drive, Suite 100

tel. +1 949 553 9100
fax +1 949 553 0548

Newport Beach, CA USA  92660

0 2 4 8

SCALE: 1/4" = 1'-0"

L o s   A l t o s   ,   C a

3 1 1   H A W T H O R N E   A V E

9 1 8 . 2 1 3 7 2 C23971
Exp. 01/31/23

ARCHITECTLI
CENSED

TS

AT E FO

A

RN

O

I

IFLCA

K
EN

NE
TH

CHESTER NIEMERSK
I

B38A - TS

A3.0E L E V A T I O N S
F r o n t   &   R e a r   E l e v a t i o n s  +  R o o f   P l a n

2 14 5 87 346 9

3 2 144 95

MATERIALS LEGEND:
1. COMPOSITION SHINGLE ROOF
2. CEMENTITIOUS VERTICAL SIDING
3. CEMENTITIOUS HORIZONTAL SIDING
4. CEMENTITIOUS TRIM
5. DECORATIVE WOOD COLUMN
6. COACH LIGHT
7. SECTIONAL GARAGE DOOR
8. FIBERGLASS ENTRY DOOR
9. FIBERGLASS WINDOW

65

Agenda Item 3.



RIGHT

9
'-
1
"

8
'-
6
"

8
'-
0
"

H
d
r.

 H
t.

7
'-
6
"

H
d
r.

 H
t.

2
6
'-
7
" 

O
V

E
R

A
L
L
 B

U
IL

D
IN

G
 H

E
IG

H
T

FFE: 182.4'

N.G.: 180.46'

2
5
'-
4
"

2
'-
6
"

3
'-
6
"

LOWEST GRADE AT RIDGE

LEFT

9
'-
1
"

8
'-
6
"

8
'-
0
"

H
d
r.

 H
t.

7
'-
6
"

H
d
r.

 H
t.

2
6
'-
7
" 

O
V

E
R

A
L
L
 B

U
IL

D
IN

G
 H

E
IG

H
T

FFE: 182.4'

N.G.: 180.46'

2
5
'-
4
"

LOWEST GRADE AT RIDGE

5
'-
6
"

4
'-
6
"

0 1 . 1 8 . 2 3Copyright 2023  Bassenian | Lagoni Architects

2031 Orchard Drive, Suite 100

tel. +1 949 553 9100
fax +1 949 553 0548

Newport Beach, CA USA  92660

0 2 4 8

SCALE: 1/4" = 1'-0"

L o s   A l t o s   ,   C a

3 1 1   H A W T H O R N E   A V E

9 1 8 . 2 1 3 7 2

B38A - TS

A3.1E L E V A T I O N S
L e f t   &   R i g h t   E l e v a t i o n s

MATERIALS LEGEND:
1. COMPOSITION SHINGLE ROOF
2. CEMENTITIOUS VERTICAL SIDING
3. CEMENTITIOUS HORIZONTAL SIDING
4. CEMENTITIOUS TRIM
5. DECORATIVE WOOD COLUMN
6. COACH LIGHT
7. SECTIONAL GARAGE DOOR
8. FIBERGLASS ENTRY DOOR
9. FIBERGLASS WINDOW

66

Agenda Item 3.



4:
12

4:12
4:

12

4:12

4:
12

4:12

4:
12

4:
12

4:12

4:
12

4:12

4:
12

4:12

4:
12

4:
12

4:12

4:12

4:12

4:
12

4:
12

4:
12

4:12

4:12

4:
12

1'-0"

1'
-0

"

NORTH
1/8" = 1'-0"

ROOF  PLAN
PITCH: 4:12
RAKE:  12"
EAVE:  12"
ROOF MATERIAL: COMPOSITE SHINGLES

1 1 . 0 7 . 2 2Copyright 2022  Bassenian | Lagoni Architects

2031 Orchard Drive, Suite 100

tel. +1 949 553 9100
fax +1 949 553 0548

Newport Beach, CA USA  92660

0 2 4 8

SCALE: 1/4" = 1'-0"

L o s   A l t o s   ,   C a

3 1 1   H A W T H O R N E   A V E

9 1 8 . 2 1 3 7 2 C23971
Exp. 01/31/23

ARCHITECTLI
CENSED

TS

AT E FO

A

RN

O

I

IFLCA

K
EN

NE
TH

CHESTER NIEMERSK
I

B38A - TS

A3.2E L E V A T I O N S
R o o f   P l a n

67

Agenda Item 3.



9'
-1

"
8'

-6
"

8'
-0

"
H

dr
. H

t.
7'

-6
"

H
dr

. H
t.

FFE: 182.4'

25
'-3

"

26
'-6

" 
O

V
ER

A
LL

 B
U

IL
D

IN
G

 H
EI

G
H

T

N.G.: 180.46'
LOWEST GRADE AT RIDGE

9'
-1

"
8'

-6
"

8'
-0

"
H

dr
. H

t.
7'

-6
"

H
dr

. H
t.

FFE: 182.4'

11
'-0

"

27
'-0

"

N.G.:179.96'

N.G.: 181.13'

26
'-6

" 
O

V
ER

A
LL

 B
U

IL
D

IN
G

 H
EI

G
H

T

N.G.: 180.46'
LOWEST GRADE AT RIDGE

25
'-3

"

9'
-1

"
8'

-6
"

8'
-0

"
H

dr
. H

t.
7'

-6
"

H
dr

. H
t.

FFE: 182.4'

25
'-3

"

26
'-6

" 
O

V
ER

A
LL

 B
U

IL
D

IN
G

 H
EI

G
H

T

N.G.: 180.46'
LOWEST GRADE AT RIDGE

1 1 . 0 7 . 2 2Copyright 2022  Bassenian | Lagoni Architects

2031 Orchard Drive, Suite 100

tel. +1 949 553 9100
fax +1 949 553 0548

Newport Beach, CA USA  92660

0 2 4 8

SCALE: 1/4" = 1'-0"

L o s   A l t o s   ,   C a

3 1 1   H A W T H O R N E   A V E

9 1 8 . 2 1 3 7 2 C23971
Exp. 01/31/23

ARCHITECTLI
CENSED

TS

AT E FO

A

RN

O

I

IFLCA

K
EN

NE
TH

CHESTER NIEMERSK
I

B38A - TS

A3.3P R O P O S E D   S E C T I O N S

68

Agenda Item 3.



69

Agenda Item 3.



1 2 . 1 9 . 2 2Copyright 2022  Bassenian | Lagoni Architects

2031 Orchard Drive, Suite 100

tel. +1 949 553 9100
fax +1 949 553 0548

Newport Beach, CA USA  92660 L o s   A l t o s   ,   C a

3 1 1   H A W T H O R N E   A V E

9 1 8 . 2 1 3 7 2 C23971
Exp. 01/31/23

ARCHITECTLI
CENSED

TS

AT E FO

A

RN

O

I

IFLCA

K
EN

NE
TH

CHESTER NIEMERSK
I

B38A - TS

C o v e r   S h e e t
A4.1A R C H I T E C T U R A L   C O L O R / M A T E R I A L   D E T A I L S

70

Agenda Item 3.



J:\GROUP21\91821372\DESIGN\COVER SHEET.DWG

Copyright 2022  Bassenian | Lagoni Architects

2031 Orchard Drive, Suite 100

tel. +1 949 553 9100
fax +1 949 553 0548

Newport Beach, CA USA  92660 L o s   A l t o s   ,   C a

3 1 1   H A W T H O R N E   A V E

9 1 8 . 2 1 3 7 2

C o v e r   S h e e t
A5.0A R C H I T E C T U R A L   D E T A I L S

2

4 1

3

 5

1 1 . 0 7 . 2 2

C23971
Exp. 01/31/23

ARCHITECTLI
CENSED

TS

AT E FO

IA

RN

FOILCA

K
EN

NE
TH

CHESTER NIEMERSK
I

71

Agenda Item 3.



72

Agenda Item 3.



73

Agenda Item 3.



1/16" = 1'-0"

HAWTHORNE AVENUE

311 HAWTHORNE AVENUE
(PROPOSED HOME)

249 S. GORDON WAY207 S. GORDON WAY 318 HAWTHORNE AVENUE

1/16" = 1'-0"

GORDON WAY

311 HAWTHORNE AVENUE
(PROPOSED HOME)

319 HAWTHORNE AVENUE

1 1 . 0 7 . 2 2Copyright 2022  Bassenian | Lagoni Architects

2031 Orchard Drive, Suite 100

tel. +1 949 553 9100
fax +1 949 553 0548

Newport Beach, CA USA  92660 L o s   A l t o s   ,   C a

3 1 1   H A W T H O R N E   A V E

9 1 8 . 2 1 3 7 2 C23971
Exp. 01/31/23

ARCHITECTLI
CENSED

TS

AT E FO

A

RN

O

I

IFLCA

K
EN

NE
TH

CHESTER NIEMERSK
I

B38A - TS

C o v e r   S h e e t
A7.0C O N C E P T U A L   S T R E E T   S C E N E

74

Agenda Item 3.



EX W

EX GAS

EX WS

EX SS
EX SS

EX SS

EX SD

EX GAS

PROPOSED
RESIDENCE

S .  G O R D O N  W A Y

(E) WATER METER

PROPERTY LINE

A/C PAD
(CONTRACTOR TO LOCATE)

COVERED PORCH (BY ARCH)

(P) ELECTRICAL PANEL
(SEE ARCH)

(P) LOCATION OF IRRIGATION 
MANIFOLD

(P) ASPHALTIC CONCRETE DRIVE
BY OTHERS

H
A

W
T

H
O

R
N

E
 

A
V

E
N

U
E

COVERED PORCH
(BY ARCH)

1
X

2

X

4

X

6

7

3

X

NP

5

X

NP

24
'-5

" 
(8

 E
Q.

 / 
8 

JT
.)

3'
-1

0"

(2
 J

T.
)

 (2
 E

Q.
 / 

2 
JT

.)

5'-1"

7'-0"

P.A.

3'
-0

"
13

'-1
0"

 (4
 E

Q.
)

12
'-7

" 
(2

 E
Q.

)

8'
-3

" 
(3

 E
Q.

)
12

'-8
" 

(4
 E

Q.
)

V.
I.F

.

1'
-6

"
(5

 E
Q.

)
1'

-6
"

5'
-0

"

19'-6" (5 EQ.) V.I.F.

4"
 J

T.
 T

YP
.

22
'-9

" 
(4

 E
Q.

) V
.I.

F.

6'-4" (2 EQ.)3'-0"

(3 EQ.)

 (6 EQ.)

3'-0" 12'-8"

(4 EQ.)

6'-8" (2 EQ.)

17
'-4

"

14
'-0

" 
(4

 E
Q.

 / 
5 

JT
.)

19
'-1

0"
8"

8"
8'

-6
" 

(4
 E

Q.
)

8" 10'-8" (3 EQ.) 8"

26
'-8

" 
(9

 E
Q.

 / 
10

 J
T.

)

3'
-0

"

6'-0"

9'-9 1/2"

4" JT. TYP.

6'-8" (2 JT.)

6'-0"

7'-0" 8'-6"

4" JT. TYP.

P.A.

P.A.

P.A.

P.A.

P.A.

P.A.

P.A.

P.A.

P.A.

P.A.

P.A.

P.A.

4"
 J

T.
 T

YP
.

EXPANSION JOINT (NO DOWEL)

CONTROL JOINT

CONTROL JOINT

3'
-2

"

P.A.

PROPERTY LINE

TURF LAWN AREA

S1

S3

S3

S3

S3

S2

S2

S2

S2

S2

S5

S5

S5 S4

S4

S6

S6

S6

S6

S6

S6

S6

S6

S6

S6

S7 S7

S7

S8

3'
-0

"
7'

-1
" 

(2
 E

Q.
)

V.
I.F

.

X

7'-0"

(E) SIDEWALK

S6

S6

S6

EXPANSION JOINT (DOWELED)

(E) SIDEWALK

(E) SIDEWALK

(E) CURB

(E) CURB

(E) STORM DRAIN

CONTRACTOR TO PROVIDE
A CLEAN CUT AND MEET (E)

SIDEWALK AT THIS
LOCATION

3'
-0

"

3'
-0

"

7'-0" 36'-1"

1'
-0

"

15'-0"

15'-9"

Sheet No.

Project IDIssue Note

Drawn By Reviewed By

Date CAD File Name

L1.1

2204-01

D1 P1

12/15/2022 311 Hawthorne.vwx
Sheet Title

Project Title:

LAYOUT AND
MATERIALS

LA
ND

SC
AP

E 
IM

PR
OV

EM
EN

TS

2043 San Pablo Avenue

3
1
1
 H

A
W

T
H

O
R
N

E 
A

V
E.

LO
S
 A

LT
O

S
, 

C
A

 9
4
0
2
2

Berkeley, CA 94702

(510) 905-7444

No.Date Revision Notes

Stamp:

PERMIT SET

abichlandarch@gmail.com

 

12/31/2023

12/13/2022

MATERIALS LEGEND

S1

S2

S3

S4

S5

S6

S7

S8

VEHICULAR CONCRETE PAVEMENT
STANDARD GRAY CONCRETE WITH ACID ETCH FINISH
TOP CAST #05 SURFACE RETARDANT MANUFACTURED BY GRACE 
PRODUCTS. TOOLED SCORE JOINTS AS SHOWN ON PLANS.

CONCRETE PAVEMENT
STANDARD GRAY CONCRETE WITH ACID ETCH FINISH
TOP CAST #05 SURFACE RETARDANT MANUFACTURED BY GRACE 
PRODUCTS. TOOLED SCORE JOINTS AS SHOWN ON PLANS.

CONCRETE PAVERS 
STANDARD GRAY CONCRETE WITH ACID ETCH FINISH 
TOP CAST #01 SURFACE RETARDANT MANUFACTURED BY GRACE 
PRODUCTS. FILL GAPS WITH 3/8" 'DESERT GOLD' CRUSHED AGGREGATE 
BY LYNGSO.

CONCRETE PAVERS (MULCHED GAPS)
STANDARD GRAY CONCRETE WITH ACID ETCH FINISH 
TOP CAST #01 SURFACE RETARDANT MANUFACTURED BY GRACE 
PRODUCTS.  FILL GAPS WITH WOOD MULCH.

DECORATIVE GRAVEL
3/8" 'YOSEMITE TAN' CRUSHED AGGREGATE BY LYNGSO
2" OVER COMPACTED SUBGRADE OVER FILTER FABRIC. WITH 8" 
GALVANIZED WIRE STAPLES.

STEEL HEADER

6'-0" HIGH WOOD FENCE

GATE

TREE PROTECTION CHART
Keynote Tag # Protected Offsite Common Name Botanical Name DBH (inches) Status Note

1 9543 Y N Coast Redwood Sequoia sempervirens 51 Retain and Protect

2 9544 Y N Coast Redwood Sequoia sempervirens 52 Remove Poor Condition (See Arborist Report)

3 9545 Y N Italian Cypress Cupressus sempervirens 15 Remove

4 9546 Y N Italian Cypress Cupressus sempervirens 17 Remove

5 9547 N N Italian Cypress Cupressus sempervirens 11 Remove

6 9548 N N Sweetgum Liquidambar 10 Retain and Protect

7 9549 N N Sweetgum Liquidambar 9 Retain and Protect

0 4 8 12 16 20 FT

SCALE: 1/8" = 1'-0"
SEE SHEET L1.2 FOR

CONSTRUCTION DETAILS

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.

JORGE DANIEL ABICH, PLA  (CA #5899)

GENERAL NOTES

1.

2.

3.

4.

5.

6.

7.

8.

9.

DRAWINGS
The drawings are for information only. The Contractor shall check and verify all dimensions, 
and existing conditions including structures, surface and subsurface utilities, pavements, 
and landscaping at site prior to commencement of the work. Any discrepancies in drawings 
shall be brought to the attention of the Owner's Representative and Landscape Architect. 
No work shall proceed until a resolution has been agreed upon to the satisfaction of the 
Owner's Representative.

SITE ACCEPTANCE
The Contractor shall review the project site to verify that conditions are suitable to receive 
work and that no defects or errors are present which would cause defective installation of 
products or cause latent defects in workmanship and function. Any discrepancies shall be 
brought to the attention of the Owner’s Representative in writing. Commencement of work 
constitutes the Contractor’s acceptance of the site conditions.

CODES AND ORDINANCES
All work and materials shall be in full accordance with all applicable federal, state, and local 
laws or codes and the applicable requirements of all regulatory agencies.

UTILITIES
Contact Common Ground Alliance (C.G.A.) at 811, at least two working days in advance of 
work (per CA GOV. CODE 4216). Protect existing features and utilities to remain during 
construction until final completion. If live utilities are encountered which were not indicated 
previously, protect the same from damage and immediately notify the owner's 
representative and affected utility provider. Do not proceed until further instructions are 
received from the owner's representative. The contractor is solely responsible and shall pay 
for repairs to damaged utilities due to the contractor’s operations.

EXISTING CONSTRUCTION
The project involves construction within existing infrastructure systems and adjacent to 
existing facilities which are to remain operational and accessible at all times. All existing 
construction to remain shall be protected.  New work shall meet existing construction level, 
plumb, and consistent.  Any existing construction damaged by Contractor shall be replaced 
at Contractor’s expense.  Any disturbed areas outside project limit of work are to be 
restored to original conditions at Contractor's expense.

CONSTRUCTION MEANS AND COORDINATION
The Contractor:
-  Shall be solely responsible for and have control over construction means, methods, 
techniques, sequences, and procedures and for coordinating all portions of work under the 
contract. 
- Shall supervise and direct the work, using the Contractor's best skill and attention.  
- Shall coordinate the location and installation of all site work.
- Shall coordinate all trades.  Any work that must be removed or relocated due to lack of 
coordination of the trades is solely the Contractor's responsibility. Lack of specific details 
shall not be an excuse for improper installation of any material, device, or system.  
- Shall maintain a secure site throughout the construction process.

LAYOUT NOTES
Written dimensions take precedence over scaled dimensions. Dimensions indicated on plans 
for horizontal control are accurate if measured on a level line. Measure horizontal control 
dimensions on a level line, not parallel with ground slope. Dimensions are to face of finish 
unless otherwise noted. Where dimensions are noted to be verified in field (VIF) the 
dimension shown is the design basis but may differ from actual conditions. Contractor shall 
verify these dimensions while laying out the work and report any discrepancies between the 
design basis and actual dimensions to the owner’s representative prior to proceeding with 
the work. Where dimensions are noted "+/-" field dimensions may vary from the noted 
dimensions by minor amounts.

VERTICAL CONSTRUCTION
All vertical construction shall be installed true and plumb.  All unit coursing, tops of walls, 
fences, and other vertical elements, shall be level unless otherwise noted. All curves shall be 
continuous and consistent tangential arcs, with no breaks or angles at points of tangency or 
formwork jointing.

FENCING
Fence locations and heights shown are diagrammatic. Final locations and heights are to be 
coordinated in the field by the landscape contractor.

LAYOUT LEGEND

ALIGN

CENTERLINE

DIMENSION
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VIEW
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SHEET NUMBER
DETAIL CALLOUT

EXPANSION JOINT (DOWELED)
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GATE
SCALE: 3/4" = 1'-0"7

PUBLIC SIDE

PRIVATE SIDE

ADJACENT FENCE

ADJACENT POST OR LEDGER AT
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, 60" MAX. ABOVE FINISH
GRADE (OPP. SIDE)

HEAVY-DUTY HINGE, TYP.
(3) PER GATE

2X4 DIAGONAL BRACE INSIDE
FRAME (OPP. SIDE)

2X4 GATE FRAME (OPP. SIDE)

2X12 KICKER, NAIL TO BOT. RAIL
AND POSTS

10" X 10" GUSSET PANELS,
EXTERIOR RATED PLYWOOD (OPP.

SIDE)

2X8 CAP, TO MATCH FENCE

2"
 C

LR
.

6X6 POST

ELEVATION

PLAN

LATCH

4'-0" GATE LEAF

ALIGN AND RIP BOARDS TO 
PROVIDE FULL BLOCKING AT EACH 
SIDE OF GATE, BOTH SIDES

ADJACENT POST OR LEDGER AT
WALL 1X6 BOARD, TYP. OVERLAP 1"

1X6 TRIM

10" X 10" GUSSET PANELS,
EXTERIOR RATED PLYWOOD, EACH

CORNER

HEAVY-DUTY HINGE, TYP.
(3) PER GATE

2X4 GATE FRAME

NOTES:

1.

2.

3.

ALL FASTENERS SHALL BE 
GALVANIZED

ALL WOOD SHALL BE 
CONSTRUCTION COMMON 
REDWOOD OR BETTER U.O.N.

STAIN BOTH SIDES WITH 
SEMI-TRANSPARENT EXT. 
STAIN COLOR PER BUILDER 
(SEE COLOR SAMPLES)

ELE

CONCRETE PAVEMENT (PEDESTRIAN)
SCALE: 1 1/2" = 1'-0"2

4" CONCRETE SLAB
#3 BAR @ 18"O.C. E.W. 
CENTERED IN SLAB

TOOLED CONTROL JOINT 
W/ 1/4" RADIUS EDGES
1/3 DEPTH OF SLAB, SEE 
LAYOUT PLAN FOR 
SPACING, 6' O.C. MAX.

1"

FINISH SURFACE OF LAWN
OR MULCH AT PLANTING

AREAS

1/4" RADIUS, TYP.

6" CLASS 2 AB, TYP.
COMPACT TO 95% RELATIVE 
DENSITY

COMPACTED SUBGRADE
6" MIN. @ 95% RELATIVE 
DENSITY

12" X 1/2" DIA. SMOOTH STL. 
DOWEL @ 12"O.C.
GREASE ONE SIDE

3/8" BITUMINOUS EXPANSION 
JOINT WITH BACKER ROD AND 
SEALANT
SEALANT TO MATCH 
CONCRETE COLOR

4"
6"

NOTE:

1.GEOTECHINCAL REPORT RECOMMENDATIONS SHALL SUPERCEDE 
PAVEMENT DESIGN REQUIREMENTS IN THIS DETAIL, IF AND WHEN 
AVAILABLE.

2"MIN.

CLR. TYP.

4"

8"

#3 REBAR, TYP.
T&B

CONCRETE PAVEMENT (VEHICULAR)
SCALE: 1 1/2" = 1'-0"1

5" CONCRETE SLAB
#4 BAR @ 12"O.C. E.W. 
CENTERED IN SLAB

TOOLED CONTROL JOINT 
W/ 1/4" RADIUS EDGES
1/3 DEPTH OF SLAB, SEE 
LAYOUT PLAN FOR 
SPACING, 6' O.C. MAX.

1"

FINISH SURFACE OF LAWN
OR MULCH AT PLANTING

AREAS

1/4" RADIUS, TYP.

6" CLASS 2 AB, TYP.
COMPACT TO 95% RELATIVE 
DENSITY

COMPACTED SUBGRADE
6" MIN. @ 95% RELATIVE 
DENSITY

12" X 1/2" DIA. SMOOTH STL. 
DOWEL @ 12"O.C.
GREASE ONE SIDE

3/8" BITUMINOUS EXPANSION 
JOINT WITH BACKER ROD AND 
SEALANT
SEALANT TO MATCH CONCRETE 
COLOR

5"
6"

NOTE:

1.GEOTECHINCAL REPORT RECOMMENDATIONS SHALL SUPERCEDE 
PAVEMENT DESIGN REQUIREMENTS IN THIS DETAIL, IF AND WHEN 
AVAILABLE.

2"MIN.

CLR. TYP.

8"

#4 REBAR, TYP. T&B

4"

STEEL HEADER
SCALE: 1 1/2" = 1'-0"4

FINISH SURFACE OF LAWN OR 
SURFACING

FINISH SURFACE OF MULCH AT PLANTING
AREAS

STEEL HEADER
3/16" THK. X 4"MIN., 16" LONG STAKES

SLOPE TO DRAIN (PER PLAN) 3 1/2" M
IN.

4"

COMPACTED SUBGRADE
6" MIN. @ 95% RELATIVE DENSITY

16" MIN. STEEL STAKE, PER MFG.

ELEVATION (STEEL HEADER ONLY)

SECTION

NOTE

1. BLACK ENAMEL PAINTED FINISH, TYP. U.O.N.

REPRESENTATIVE STAIN COLORS

CONCRETE PAVERS
SCALE: 1 1/2" = 1'-0"3

4" CONCRETE SLAB
#3 BAR @ 18"O.C. E.W. CENTERED

IN SLAB
2 BARS MIN. E.W. PER PAVER

1"

FINISH SURFACE OF LAWN
OR MULCH AT PLANTING

AREAS

1/4" RADIUS, TYP.

6" CLASS 2 AB, TYP.
COMPACT TO 95% RELATIVE 
DENSITY

COMPACTED SUBGRADE
6" MIN. @ 95% RELATIVE 
DENSITY

4"
6"

6"MIN.

2"MIN.

DECORATIVE GRAVEL, D.G., OR MULCH
SEE LAYOUT AND MATERIALS PLAN 
FOR TYPE

SEE LAYOUT AND MATERIALS 
PLAN FOR SPACING

NOTE:

1. GEOTECHINCAL REPORT RECOMMENDATIONS SHALL SUPERCEDE 
PAVEMENT DESIGN REQUIREMENTS IN THIS DETAIL, IF AND 
WHEN AVAILABLE.

1/
4"

 T
YP

.

DECORATIVE GRAVEL
SCALE: 2" = 1'-0"5

DECORATIVE GRAVEL
SEE LAYOUT AND MATERIALS 
PLAN FOR TYPE

FINISH SURFACE OF LAWN
OR MULCH AT PLANTING

AREAS

HEADER, HARDSCAPE, OR
OTHER HARD EDGE

SEE LAYOUT AND
MATERIALS PLAN FOR

CONDITION

NOTE

1. DO NOT COMPACT SOIL IN TREE DRIPLINES OR AREAS OF 
UNDISTURBED SUBGRADING

6" GALVANIZED STEEL STAKES
4'-0" O.C. MAX. SPACING

GEOTEXTILE FILTER FABRIC

COMPACTED SUBGRADE
6" MIN. @ 95% RELATIVE DENSITY

SLOPE TO DRAIN (PER PLAN) 2" M
IN.

6"

FENCE
SCALE: 3/4" = 1'-0"6

NOTES:

1.

2.

3.

4.

ALL FASTENERS SHALL BE 
GALVANIZED

ALL WOOD SHALL BE 
CONSTRUCTION COMMON 
REDWOOD OR BETTER U.O.N.

STEP FENCE AT POSTS, FOR 
GRADES 1:6 (17%) OR 
GREATER, SLOPE PANELS 
WITH GRADE

STAIN HOMEOWNER SIDE 
WITH SEMI-TRANSPARENT 
EXT. STAIN COLOR PER 
BUILDER (SEE COLOR 
SAMPLES)

EQUAL SPACING  8'-0" O.C. MAX.

6X6 POST

1X6 BOARD, TYP. OVERLAP 1"

2X8 CEDAR CAP, CENTER ALL
JOINTS ON POSTS

6X6 POST

2X6 RAIL, TOP & BOT.

1X6 TRIM, OPP. RAILS

1X6 BOARD, TYP. OVERLAP 1"

2X6 RAIL, TOP & BOT. (PRIVATE)
1X6 TRIM, TOP & BOT. (PUBLIC)

2X12 KICKER, NAIL TO BOT. RAIL
AND POSTS

12" DIA. CONCRETE FOOTING,
SLOPE TOP TO DRAIN AWAY FROM

POST

1 1/2"M
IN.

8'-0"+
/- (CONTRACTOR TO SPECIFY)

2" CLR.

PUBLIC SIDE

PRIVATE SIDE

ELEVATION

2X6 RAIL, TOP & BOT. (PRIVATE)
1X6 TRIM, TOP & BOT. (PUBLIC)

ELEPLAN

3'
-0

" 
M

IN
.

PRIVATE SIDE PUBLIC SIDE

12" DIA. CONCRETE 
FOOTING, SLOPE TOP TO 
DRAIN AWAY FROM POST

FINISH GRADE

2X8 CEDAR CAP, 
CENTER ALL JOINTS ON 
POSTS

1X6 TRIM, OPP. RAILS
2X6 RAIL, TOP & BOT.

6X6 POST

1X6 BOARD, TYP. 
OVERLAP 1"

SECTION

2X12 KICKER, NAIL TO 
BOT. RAIL AND POSTS

2'-0" HIGH WOOD LATTICE

2X8 CEDAR CAP, CENTER ALL
JOINTS ON POSTS

2'-0" HIGH WOOD 
LATTICE
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U
E

(E) REDWOOD,
INTEGRATED AS

PRIVACY SCREENING

ROUTE 
DRIP LINE 
THROUGH 
PAVER 
GAPS

CONTRACTOR TO LOCATE P.O.C. IN FIELD.  
IRRIGATION EQUIPMENT IS SHOWN 
DIAGRAMATICALLY INSIDE RESIDENCE FOR 
CLARITY.

STUB MAINLINE FOR 
FUTURE EXPANSION
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0 4 8 12 16 20 FT

SCALE: 1/8" = 1'-0"
SEE SHEET L2.2 FOR
IRRIGATION DETAILS

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.

JORGE DANIEL ABICH, PLA  (CA #5899)

IRRIGATION SPRAY AND BUBBLER HEADS
Symbol Manufacturer Series (Body) Model Series (Nozzles) Model Quantity Pattern Arc Radius

Toro(R) 1/2 in MPT Adapter 17 mm barb i560-M50 Flood Bubbler 570 44 Radial  2'0"
Hunter Industries(R) 570Z Series 570Z-6P MP Rotator(R) MP1000-360 3 Radial 360° 10'0"
Hunter Industries(R) 570Z Series 570Z-6P MP Rotator(R) MP1000-90 1 Radial 180° 10'0"
Hunter Industries(R) 570Z Series 570Z-6P MP Rotator(R) MP1000-90 1 Radial 180° 10'0"
Hunter Industries(R) 570Z Series 570Z-6P MP Rotator(R) MP1000-90 4 Radial 90° 10'0"
Hunter Industries(R) 570Z Series 570Z-6P MP Rotator(R) MP1000-90 6 Radial 180° 10'0"

SYSTEM COMPONENTS
Symbol Manufacturer Series Model Type Qty Note

Hunter Industries(R) Rain Sensor MINI-CLIK(R) Environmental Sensor / Station 1 Place on gutter in inconspicuous area.

Hunter Industries(R) Flow Meter HC-100-FLOW Flow Sensor 1 Per Detail 5/L2.2
Hunter Industries(R) Automatic Flush Valve AFV-B Blow Out Connection 12 Per Detail 10/L2.2

Rain Bird(R) Drip System Operation Indicator OPERIND Other 12 Per Detail 12/L2.2

VALVES
Symbol Manufacturer Series Model Type Zone ID Size Design Flow Note (*)

Toro(R) EZ-Flo(R) Plus Jar-Top Series EZF-29-03 Control / Zone A1 0.75 5.00 F Series Y Filter and 40PSI 
Pressure Regulator

Toro(R) EZ-Flo(R) Plus Jar-Top Series EZF-29-03 Control / Zone A2 0.75 11.66 F Series Y Filter and 40PSI 
Pressure Regulator

Toro(R) EZ-Flo(R) Plus Jar-Top Series EZF-29-03 Control / Zone A3 0.75 17.00 F Series Y Filter and 40PSI 
Pressure Regulator

Toro(R) EZ-Flo(R) Plus Jar-Top Series EZF-29-03 Control / Zone A4 0.75 11.24 F Series Y Filter and 40PSI 
Pressure Regulator

Toro(R) EZ-Flo(R) Plus Jar-Top Series EZF-29-03 Control / Zone A5 0.75 4.33 F Series Y Filter and 40PSI 
Pressure Regulator

Nibco Gate Valves T-113 Isolation / Shut Off 1 0.00

IRRIGATION LEGEND

CONTROLLER
Symbol Manufacturer Series Model Quantity Note

Hunter Industries(R) Pro-HC PHC-1200 1
Locate controller as directed by builder. Controller shown at approximate 

location only. Coordinate with builder for all required penetrations and 120v 
power. 12 station controller.

TAG/LABEL LEGEND

#1#

#2# #3#

#1#

#2#

STATION NAME

FLOW (GPM)

VALVE SIZE

SPRAY ANGLE

SPRAY RADIUS

MAINLINE AND LATERAL PIPING
Type Diameter Total Length

PVC Schedule 80 1 1/4 40'4 1/2"
PVC Schedule 40 1 1/4 76'4 1/4"
PVC Schedule 40 1 238'9 1/2"
PVC Schedule 40 3/4 542'2 3/4"
PVC Schedule 40 1/2 414'0 1/8"

Polyethylene Tubing 1/2 262'6 5/8"

MAINLINE

LATERAL

SLEEVE

POLYETHYLENE
TUBING

IRRIGATION NOTES

1.

2.

3.

4.

5.

6.

CODES AND ORDINANCES
The irrigation system shall be installed in conformance with all applicable state and local codes and 
ordinances by licensed contractors and experienced workmen. Contractor shall obtain and pay for all 
required permits and fees relating to their work.

DIAGRAMMATIC PLANS
This design is diagrammatic. All piping, valves, etc. shown within paved areas is for design clarification 
only and shall be installed in planting areas where possible. Avoid any conflicts between the sprinkler 
system, planting and architectural features. Parallel pipes may be installed in common trench. Pipes are not 
to be installed directly above one another.  Valve locations shown are diagrammatic. Install in ground 
cover/shrub areas where possible (not in lawn area.)

ELECTRICAL CONNECTIONS
Electrical contractor to supply 120 VAC (2.5 amp) GFCI Receptacle service to controller location. Irrigation 
contractor to make final connection from electrical stub-out to controller. Irrigation control wire shall be 
#16, U.L approved for direct burial. Common wire shall be #14 U.L. approved and shall be white in color. 
Wiring to individual remote control valves shall be color other than white.

FIELD OBSTRUCTIONS
Do not willfully install the sprinkler system as shown on the drawings when it is obvious in the field that 
obstructions, grade differences or differences in the area dimensions exist that might not have been 
considered in the engineering. Such obstructions or differences should be brought to the attention of the 
owner's representative. If this notification is not performed, the irrigation Contractor shall assume full 
responsibility for any revisions necessary at no cost to the Owner.  When vertical obstructions (street 
lights, trees, fire hydrants, etc.) interfere with the spray pattern of the heads so as to prevent proper 
coverage, the irrigation contractor shall field adjust the sprinkler system by installing a quarter, third, or 
half circle head at the sides of the obstruction so as to provide proper coverage. All adjustments shall be 
made at no additional cost to the Owner.

FIELD COORDINATION
It is the responsibility of the irrigation Contractor to familiarize himself with all grade differences, location 
of walls, retaining walls, etc. The Contractor shall coordinate their work with the general Contractor and 
other Subcontractors for the location and the installation of pipe sleeves through walls, under paving, 
structures, etc. Contractor to verify the location of existing underground utilities and structures prior to the 
excavation of trenches. Contractor is to repair any damage caused by his work at no additional cost to the 
Owner.

FLOW AND OPERATING PRESSURE
The sprinkler system design is based on a 50 psi minimum operating pressure. The irrigation Contractor

7.

8.

9.

10.

11.

12.

13.

14.

shall verify water pressure prior to construction. Report any difference between the water pressure 
indicated on the drawings and the actual pressure reading at the irrigation point of connection to the 
Owner's Representative.

EXCAVATIONS AND TRENCHING
All excavations are to be filled with compacted backfill. Contractor to repair all settled trenches promptly, 
for a period of 1 year after completion of work.  Additionally, Contractor shall warrant that the irrigation 
system will be free from defects in materials and workmanship for a period of 1 year after final acceptance 
of work.

SLEEVING AND CONDUITS
In addition to the sleeves and conduits shown on the drawings, the irrigation contractor shall be responsible 
for coordinating the installation of sleeves and conduits of sufficient size under all paved areas.

CONTROL WIRE CONNECTIONS
Remote control valves shall be wired to controller in sequence as shown on plans. Run wire from each RCV 
to the controller. Splicing wires together outside of valve boxes will not be permitted.  Splicing of 24-volt 
wires will not be permitted except in valve boxes. Leave a 36" coil of excess wire at each splice and 100 
feet on center along wire run. Tape wire in bundles 10 feet on center. No taping permitted inside sleeves.

SPARE CONTROL WIRE
Install two (2) spare control wire for every 6 (six) stations on the controller along the entire main line. 
Spare wires shall be the same color (one with a white stripe) and of a different color than other control 
wires. Loop 36" excess wire into each single valve box and into one valve box in each group of valves.

PRESSURE REGULATION AND FLUSHING
The irrigation contractor shall adjust pressure regulating module at each valve to obtain the optimum 
operating pressure for each system. All main lines shall be flushed prior to the installation of irrigation 
dripline and bubblers. At 30 days after installation each system shall be flushed to eliminate glue and dirt 
particles from the lines.

IRRIGATION COVERAGE
Notify Owner's Representative of any aspects of layout that will provide incomplete or insufficient water 
coverage of plant material and do not proceed until instructions are obtained.

SPRINKLER ORIENTATION
All sprinkler heads shall be set perpendicular to finish grade of the area to be irrigated unless otherwise 
designated on the plans.

CHECK VALVES
In locations where low head drainage will cause erosion and excess water, install King Bros. CV series 
check valves in lateral lines for every 5' of elevation change.

DRIP LINE
Symbol Manufacturer Series Model Area Row Spacing Estimated Length Note

Toro(R) DL2000(TM) Series RGP-218 5696 sq ft 1'6" 3798'0 1/4" Triangulate Emitters
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IRRIGATION POINT OF CONNECTION
SCALE: NTS1

FACE OF RESIDENCE WALLPOINT OF CONNECTION NOTES:

1.

2.

ALL THREADED CONNECTIONS TO BE WRAPPED 
WITH PTFE WHITE TEFLON TAPE.  
2 FULL WRAPS MIN. CLOCKWISE DIRECTION.

COORDINATE PIPE WRAPPING OR PAINTING WITH 
GENERAL CONTRACTOR.

COPPER TEE, RISER, COPPER SLIP TO
FPT FITTING AND HOSE BIBB

(BY LANDSCAPE CONTRACTOR)

COPPER WATER LINE STUB-OUT
(BY GENERAL CONTRACTOR)

COPPER SLIP TO FPT ADAPTER
WITH SCH. 80 PVC STREET

ELBOW

SHUT OFF VALVE WITH COPPER
SLIP TO MPT FITTINGS, EACH

SIDE

SCH. 80 PVC BUSHING
AS NEEDED TO INCREASE
MAINLINE SIZE TO 1" DIA.

1" DIA. MAINLINE PIPE
SCH.80

FINISH GRADE

18
" 

M
IN

. U
.O

.N
.

24
" 

+
/-

REMOTE CONTROL ANTI-SIPHON VALVE
SCALE: NTS3

CONTROL WIRE WITH WATER PROOF 
CONNECTORS, SECURE WIRING TO 
RISERS

MAINLINE PIPE AND FITTINGS
SCH.80

LATERAL PIPE
SCH.40

VALVE STATION TAG

6"
 M

IN
.

PLACE ANTI-SIPHON VALVES 6" 
ABOVE HIGHEST OUTLET POINT OR 
PER LOCAL REQUIREMENTS, IF 
GREATER

VALVE NOTES:

1.

2.

3.

4.

ALL THREADED CONNECTIONS TO BE WRAPPED 
WITH PTFE WHITE TEFLON TAPE.  
2 FULL WRAPS MIN. CLOCKWISE DIRECTION.

COORDINATE VALVE STATION TAG WITH 
CONTROLLER STATION ASSIGNMENT PER 
CONTROLLER NOTES.

EXTEND MAINLINE 12" MIN. BEYOND LAST 
VALVE.  CAP FOR FUTURE CONNECTION

VALVES ARE TO BE LOCATED IN AN 
INCONSPICUOUS LOCATION IN PLANTING AREAS 
OR BEHIND LANDSCAPE FEATURES.  VALVES ARE 
TO BE ALIGNED ON CENTER AND SPACED 12" 
MIN. TO CENTERLINE OF EACH VALVE.

INSTALL PRESSURE REGULATOR (40
PSI) AND Y FILTER FOR ALL DRIP

ZONE APPLICATIONS, Y FILTER
ONLY FOR TURF ZONES

SCHEDULE 80 RISERS AND
THREADED FITTINGS FOR

ALL VALVE CONNECTIONS,
TYP.

WALL MOUNT IRRIGATION CONTROLLER
SCALE: NTS2

IRRIGATION CONTROLLER
PER IRRIGATION SCHEDULE

5'
 F

RO
M

 F
IN

IS
H 

SU
RF

AC
E

MAINTAIN 15" CLEAR FROM EITHER SIDE OF
CONTROLLER TO NEAREST OBSTRUCTION

IRRIGATION CONTROL WIRE
FASTEN SECURELY TO WALL WITH 
CABLE CLIPS

POWER SUPPLY
GFCI OUTLET BY

OTHERS, LOCATE
CONTROLLER WITHIN 6'

OF OUTLET

CONTROLLER NOTES:

1.

2.

3.

FOLLOW NEC AND ALL LOCAL REQUIREMENTS 
FOR ASSOCIATED ELECTRICAL WORK.

VERIFY THE LOCATION AND CLEARANCES TO 
CONTROLLER WITH GENERAL CONTRACTOR 
PRIOR TO INSTALLATION.

PROVIDE A CLEARLY WRITTEN SCHEDULE WITH 
CONTROLLER STATION ASSIGNMENTS ON 
MANUFACTURER PROVIDED SCHEDULE CARD.  
PLACE SCHEDULE AND PRODUCT LITERATURE IN 
WEATHER PROOF ZIPLOC STYLE BAG.  
COORDINATE STORAGE OF THESE MATERIALS 
WITH GENERAL CONTRACTOR.

DRIP IRRIGATION RISER CONNECTION
SCALE: NTS4

BLANK TUBING OR DRIP EMIITER
TUBING, PER PLAN

TIE DOWN NOTES

1.

2.

PLACE TIE DOWN STAKES EVERY 
THREE FEET IN SAND, FOUR FEET IN 
LOAM, AND FIVE FEET IN CLAY

AT FITTINGS WHERE THERE IS A 
CHANGE OF DIRECTION SUCH AS 
TEES OR ELBOWS, USE TIE DOWN 
STAKES ON EACH LEG OF THE 
CHANGE OF DIRECTION

INLINE DRIP EMITTER OUTLET
SEE IRRIGATION SCHEDULETEE BARB INSERT FITTING

THREADED X BARB INSERT FITTING

SXSXT PVC TEE
OR SXT ELBOW

LATERAL LINE
SCH.40

TIE DOWN STAKE

MULCH

AMENDED
PLANTING SOIL

FINISH GRADE
BLANK TUBING

DRIP IRRIGATION END FEED LAYOUT
SCALE: NTS6

DRIP LAYOUT NOTES:

1.

2.

DISTANCE BETWEEN LATERAL ROWS 
AND EMITTER SPACING PER 
IRRIGATION SCHEDULE

LENGTH OF THE LONGEST DRIPLINE 
SHALL NOT EXCEED 
MANUFACTURER'S 
RECOMMENDATIONS

PERIMETER ON-SURFACE DRIP 
EMITTER LINE

DRIP RISER 
CONNECTION, TYP.

TIE DOWN 
STAKES

ON-SURFACE 
DRIP EMITTER 
LINE

PVC EXHAUST 
HEADER, EACH SIDE

B

BLOW OUT 
CONNECTION AT 
LOW POINT OF 
DRIP AREA

PVC SUPPLY
LATERAL FROM 
VALVE

PERIMETER OF 
PLANTING AREA

1/
2 

RO
W

PERIMETER ON-SURFACE DRIP 
EMITTER LINE

DRIP IRRIGATION CENTER FEED LAYOUT
SCALE: NTS7

DRIP LAYOUT NOTES

1.

2.

DISTANCE BETWEEN LATERAL ROWS 
AND EMITTER SPACING PER 
IRRIGATION SCHEDULE

LENGTH OF THE LONGEST DRIPLINE 
SHALL NOT EXCEED MANUFACTURER'S 
RECOMMENDATIONS

PERIMETER ON-SURFACE DRIP 
EMITTER LINE

DRIP RISER 
CONNECTION, TYP.

PVC EXHAUST 
HEADER, EACH 
SIDE

BLOW OUT 
CONNECTION AT 
LOW POINT OF 
DRIP AREA, TYP.

PVC SUPPLY
LATERAL FROM 
VALVE

PERIMETER OF 
PLANTING AREA

PERIMETER ON-SURFACE DRIP 
EMITTER LINE

BB

ON-SURFACE 
DRIP EMITTER 
LINE

TIE DOWN 
STAKES

DRIP RISER 
CONNECTION, TYP.

1/
2 

RO
W

PVC EXHAUST HEADER, 
CENTERED

IRRIGATION TRENCHING
SCALE: NTS9

IRRIGATION TRENCHING NOTES:

1.

2.

3.

4.

5.

INSTALL CONTROL WIRING WITHIN 4" OF 
MAINLINE BUT NOT DIRECTLY ABOVE MAINLINE.

DO NOT STACK PIPES.  THREE PIPES MAXIMUM 
PER TRENCH.

EXTEND SLEEVES 12" BEYOND LIMIT OF 
PAVEMENTS.

INSTALL (1) ADDITIONAL SLEEVE FOR FUTURE 
EXPANSION AT ALL SLEEVE LOCATIONS.

SLEEVE DIAMETER TO BE 2X PIPE DIAMETER. 1 
PIPE PER SLEEVE/WIRE BUNDLE.

MULCH OR SOD

FINISH GRADE

CONTROL WIRING

2"
12

"
6"

WASHED SAND 
BASE

MAINLINE

BACK FILL WITH 
AMENDED 
PLANTING SOIL 
OR NATIVE 
SUBGRADE, 
COMPACT TO 
85% RELATIVE 
DENSITY

TRENCHING IN PLANTING AREAS

6" MIN.

FINISH SURFACE

WASHED SAND 
BASE

TRENCHING UNDER PAVEMENT

2"
 M

IN
.

MAINLINE IN 
SLEEVE

LATERAL IN 
SLEEVE

BACK FILL WITH 
WASHED SAND,
COMPACT TO 
95% RELATIVE 
DENSITY

24
"

CONTROL WIRING 
IN SLEEVE

POP-UP SPRAY HEAD
SCALE: NTS11

POP-UP SPRAY HEAD NOTES:

1.

2.

3.

PLACE HEADS 2" CLR. FROM EDGES OF 
ALL PAVEMENTS.

DO NOT USE 'MARLEX' TYPE FITTINGS, 
ACETAL PLASTIC FITTINGS ARE 
ACCEPTABLE.

ALL THREADED CONNECTIONS TO BE 
WRAPPED WITH PTFE WHITE TEFLON 
TAPE.  
2 FULL WRAPS MIN. CLOCKWISE 
DIRECTION.

SET HEAD FLUSH WITH FINISH 
GRADE IN TURF AREAS

POP-UP SPRAY BODY WITH NOZZLE, 
PER IRRIGATION SCHEDULE

THREADED CONNECTION X SWING 
PIPE BARB INSERT FITTING

PVC SXSXT TEE WITH THREADED X 
SWING PIPE BARB INSERT FITTING

LATERAL PIPE

FLEXIBLE SWING PIPE

TREE BUBBLERS
SCALE: NTS8

DRIP LAYOUT NOTES

1.

2.

3.

4.

DISTANCE BETWEEN LATERAL ROWS 
AND EMITTER SPACING PER 
IRRIGATION SCHEDULE

LENGTH OF THE LONGEST DRIPLINE 
SHALL NOT EXCEED 
MANUFACTURER'S 
RECOMMENDATIONS

MAINTAIN 18" MIN. SPACING 
BETWEEN TREE TRUNK AND TREE 
BUBBLERS

MAINTAIN 48" MIN. SPACING 
BETWEEN TREE TRUNK AND 
ADJACENT SHRUB DRIP EMITTER 
LINE

TIE DOWN 
STAKES

PVC EXHAUST
HEADER

ADJACENT 
ON-SURFACE 
DRIP EMITTER 
LINE

DRIP RISER
CONNECTION, TYP.

TREE TRUNK

SOLID TUBING, 
FROM TREE 
BUBBLER VALVE

48" MIN.

TREE BUBBLERS, 
2 PER TREE

18" MIN.

DRIP IRRIGATION AUTOFLUSH VALVE
SCALE: NTS10

6" ROUND VALVE BOX
BLACK LID AND BODY

HUNTER AUTOMATIC FLUSH VALVE 
(AFV-B) WITH 5/8" [17 mm] BARB 
CONNECTION

6" MIN. 3/4" CRUSH ROCK

SET LID FLUSH WITH FINISH GRADE

BLANK TUBING TO DRIP LINE ZONE

DRIP ZONE OPERATION INDICATOR
SCALE: NTS12

DRIP INDICATOR NOTES

1.

2.

PLACE 2" CLR. FROM EDGES OF ALL PAVEMENTS.

INSTALL NEARBY DRIP AUTOFLUSH VALVE BOX

DRIP TUBING

DRIP INDICATOR BODY

1/4" BARB

SET HEAD ABOVE FINISH GRADE, 
UTILIZE YELLOW INDICATOR FOR 
POTABLE WATER

GATE VALVE AND FLOW METER
SCALE: NTS5

12" RECTANGULAR VALVE BOX
BLACK LID AND BODY

6" MIN. 3/4" CRUSH ROCK

SET LID FLUSH WITH FINISH GRADE,
TYP.

MAIN LINE
SCHEDULE 80 PVC PIPE AND

FITTINGS, TYP.

6" ROUND VALVE BOX
BLACK LID AND BODY

GATE VALVE

FLOW DIRECTION

FLOW METER
CONNECT TO CONTROLLER, BUNDLE WITH

CONTROL WIRE
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TURF LAWN-854 sq ft

25 CEA CEN

24 LAN CAM

11 LOM LON

7 LAN CAM

5 HEL SEM

3 LOM LON

3 HEL SEM

10 WES FRU

22 DIA REV

2 CIS SAL

4 CIS SAL

15 CIS SAL

11 SAN CHA

11 SAN CHA
4 LAV STO

22 SAR CON

2 SAR CON

12 SAR CON

4 SAR CON

3 LOM LON5 LOM LON 7 DIA REV

4 LAV STO

2 LAV STO

4 LAV STO

10 DIA REV

9 DIA REV

18 DIA REV

4 LOM LON

7 LAN CAM

6 LAN CAM

12 HEL SEM

12 LOM LON

22 LAN CAM

11 LOM LON

14 LOM LON

9 LAV STO
17 DIA REV

8 LAV STO

6 LOM LON

7 LAV STO

24 DIA REV

6 LOM LON

11 HEL SEM

2 SAR CON

10 DIA REV

15 DIA REV

23 SAN CHA

7 WES FRU

18 HEL SEM

28 DIA REV

15 DIA REV

21 SAN CHA

12 LAN CAM

5 SAN CHA

3 SAN CHA

7 SAN CHA

7 SAN CHA

4 LOM LON 5 HEL SEM
7 LOM LON

6 SAN CHA

3 SAR CON

17 MAH REP

10 LIG TEX

43 LIG TEX

3 VAC OVA

3 VAC OVA

8 CEA CEN

15 WES FRU

4 MAY BOA

1 OLE EUR

2 ACC SEL

4 ACC SEL

40 THY SER

10 LIG TEX

4 LAU NOB

4 LAN CAM

5 LAN CAM

5 LAN CAM

5 LAU NOB

1 QUE LOB 1 QUE LOB

EX W

EX GAS

EX WS

EX SS
EX SS

EX SS

EX SD

EX GAS

PROPOSED
RESIDENCE

S .  G O R D O N  W A Y

COVERED PORCH (BY ARCH)

COVERED PORCH
(BY ARCH)

PROPERTY LINE

PROPERTY LINE

H
A

W
T

H
O

R
N

E
 

A
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U
E
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0 4 8 12 16 20 FT

SCALE: 1/8" = 1'-0"

SEE SHEET L3.2 FOR
PLANTING DETAILS

TREE LEGEND

KEY ID BOTANICAL NAME COMMON NAME QTY CONT. MATURE SPR. MATURE HT. GROWTH RATE WUCOLS NOTES

ACC SEL Acca sellowiana Feijoa 6 24"B 10 - 15 ft. 10 - 15 ft. SLOW LOW Standard

LAU NOB Laurus nobilis 'Saratoga' Saratoga Laurel 9 15G 20 - 35 ft. 10 - 15 ft. SLOW LOW

Standard

6'HT. MIN,

10' O.C. SP.

MAY BOA Maytenus boaria Mayten 4 36"B 25 - 30 ft. 25 - 30 ft. SLOW LOW Standard

OLE EUR Olea europaea 'Swan Hill' Swan Hill® Fruitless Olive 1 36"B 20 - 35 ft. 15 - 35 ft. SLOW VERY LOW
Multi-trunk

QUE LOB Quercus lobata Valley Oak 2 36"B > 35 ft. 35 - 50 ft. FAST LOW Standard

WATER USE CALCULATIONS

(ETo): 49.4

Zone Plant Type Plant Factor (PF) Irrigation Method Irr. Efficiency (IE) ETAF (PF/IE) Landscape Area (sq ft) ETAF x Area (ETWU)
Regular Landscape Areas
A1 Trees 0.2 Drip 0.81 0.247 16 4 121
A1 Trees 0.2 Drip 0.81 0.247 16 4 121
A1 Trees 0.2 Drip 0.81 0.247 16 4 121
A1 Trees 0.2 Drip 0.81 0.247 16 4 121
A1 Trees 0.2 Drip 0.81 0.247 16 4 121
A2 Shrubs 0.2 Drip 0.81 0.247 79 19 597
A2 Shrubs 0.2 Drip 0.81 0.247 388 96 2,937
A2 Shrubs 0.2 Drip 0.81 0.247 434 107 3,279
A2 Shrubs 0.2 Drip 0.81 0.247 98 24 741
A2 Shrubs 0.2 Drip 0.81 0.247 1,935 478 14,633
A3 Trees 0.2 Drip 0.81 0.247 16 4 121
A3 Trees 0.2 Drip 0.81 0.247 16 4 121
A3 Trees 0.2 Drip 0.81 0.247 16 4 121
A3 Trees 0.2 Drip 0.81 0.247 16 4 121
A3 Trees 0.2 Drip 0.81 0.247 16 4 121
A3 Trees 0.2 Drip 0.81 0.247 16 4 121
A3 Trees 0.2 Drip 0.81 0.247 16 4 121
A3 Trees 0.2 Drip 0.81 0.247 16 4 121
A3 Trees 0.2 Drip 0.81 0.247 16 4 121
A3 Trees 0.2 Drip 0.81 0.247 16 4 121
A3 Trees 0.2 Drip 0.81 0.247 16 4 121
A3 Trees 0.2 Drip 0.81 0.247 16 4 121
A3 Trees 0.2 Drip 0.81 0.247 16 4 121
A3 Trees 0.2 Drip 0.81 0.247 16 4 121
A3 Trees 0.2 Drip 0.81 0.247 16 4 121
A3 Trees 0.2 Drip 0.81 0.247 16 4 121
A3 Trees 0.2 Drip 0.81 0.247 16 4 121
A4 Shrubs 0.2 Drip 0.81 0.247 249 61 1,882
A4 Shrubs 0.2 Drip 0.81 0.247 2,725 673 20,605
A4 Shrubs 0.2 Drip 0.81 0.247 71 18 539
A4 Shrubs 0.2 Drip 0.81 0.247 264 65 1,995
A5 Turf Grass 0.9 Overhead Spray 0.75 1.2 854 1,025 31,405

Totals: 7,449 2,654 81,273
Special Landscape Areas

Totals: 0 0 0

ETWU Total: 81,273 gal/yr
MAWA: 159,696 gal/yr

ETAF Calculations
Regular Landscape Areas
Total ETAF x Area: 2,654
Total Area: 7,449
Average ETAF*: 0.36

All Landscape Areas
Total ETAF x Area: 2,654
Total Area: 7,449
Sitewide ETAF: 0.36

* = Average ETAF for Regular Landscape Areas must be 0.55 or below for residential areas, and 0.45 or below for non-residential areas.

PLANT LEGEND

KEY ID BOTANICAL NAME COMMON NAME SPACING QTY CONT. TYPE WUCOLS

CEA CEN Ceanothus 'Centennial' Centennial California Lilac 48" O.C. 33 5G Ground Cover, Shrubs LOW

CIS SAL Cistus salvifolius 'Prostratus' Sageleaf Rockrose 48" O.C. 21 5G Ground Cover, Shrubs LOW

DIA REV Dianella revoluta 'DR5000' P.P.# 17719 Little Rev™ Flax Lily 18" O.C. 175 5G Perennials LOW

HEL SEM Helictotrichon sempervirens Blue Oat Grass 36" O.C. 54 5G Ornamental Grass LOW

LAN CAM Lantana camara ‘CCCF1’ PP26036 Firestorm Lantana 24" O.C. 92 5G Perennials LOW

LAV STO Lavandula stoechas 'Otto Quast' Otto Quast Spanish Lavender 30" O.C. 38 5G Shrubs LOW

LIG TEX Ligustrum japonicum 'Texanum' Waxleaf Privet 36" O.C. 63 5G Shrubs LOW

LOM LON Lomandra longifolia 'LM300' P.P.# 15420 Breeze™ Dwarf Mat Rush 36" O.C. 86 5G Ornamental Grass LOW

MAH REP Mahonia repens Creeping Mahonia 42" O.C. 17 5G Shrubs, Ground Cover LOW

SAN CHA Santolina chamaecyparissus Lavender Cotton 36" O.C. 94 5G Shrubs LOW

SAR CON Sarcococca confusa Sweet Box 36" O.C. 45 5G Shrubs LOW

THY SER Thymus serpyllum 'Elfin' Creeping Thyme 18" O.C. 40 4"POT Perennials LOW

VAC OVA Vaccinium ovatum Evergreen Huckleberry 48" O.C. 6 15G Shrubs LOW

WES FRU Westringia Fruticosa 'Low Horizon' Low Horizon Coast Rosemary 36" O.C. 32 5G Perennials LOW

TURF LAWN 854 Square Feet 90% Tall Fescue / 10% Kentucky Bluegrass

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.

JORGE DANIEL ABICH, PLA  (CA #5899)

(PRIVACY SCREENING)

(PRIVACY SCREENING)
CATEGORY 1 REPLACEMENT TREE
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5'

6"
 M

IN
.

6"
12

" 
M

IN
.

3"

TREE TIES SECURED TO STAKES IN 
A "FIGURE 8" PATTERN AT TREE 
CROTCH - 2 PER TREE

2" DIA. X 10' LONG WOOD POLE 
TREE STAKE; 2 PER TREE, INSTALL 
MIN. 12", MAX. 30" INTO 
SUBGRADE

IMPORTED WOOD MULCH, DO NOT 
INSTALL WITHIN 4" OF TREE TRUNK

WEED BARRIER

24" BOX OR 36" BOX ROOTBALL

COMPACTED PLANTING SOIL UNDER 
ROOTBALL
SCARIFIED SUBGRADE

AMENDED PLANTING SOIL, 
CONTINUOUS BED

2X ROOTBALL WIDTH

TREE PLANTING
SCALE: NTS4

NOTE:

1. SET ROOTBALL CROWN 2" 
ABOVE TOP OF PLANTING 
SOIL

SLOW RELEASE FERTILIZER TABLETS
16 PER 24", 20 PER 36", DISTRIBUTE 
EVENLY, 6" DEPTH

GROUNDCOVER PLANTING
SCALE: NTS2

6"
 M

IN
.

4" POTS, OR 1 GAL. CONTAINERS, 
INSTALL TOP OF ROOTBALLS 3/4"  
ABOVE PLANTING SOIL, TYP.

IMPORTED WOOD MULCH, DO NOT 
INSTALL WITHIN 2" OF CROWN

AMENDED PLANTING SOIL, 
CONTINUOUS BED

SCARIFIED SUBGRADE

3"

SHRUB PLANTING
SCALE: NTS3

PLANTING FROM  5GAL POTS OR 
LARGER

INSTALL ROOTBALL CROWN 1-1/2" 
ABOVE PLANTING SOIL

WEED BARRIER

IMPORTED WOOD MULCH, DO NOT 
INSTALL WITHIN 4" OF CROWN

AMENDED PLANTING SOIL, 
CONTINUOUS BED

COMPACTED PLANTING SOIL UNDER 
ROOTBALL

SCARIFIED SUBGRADE

6"
 M

IN
.3

"

2X ROOTBALL WIDTH

ROOTBALL

PLANT SPACING
SCALE: NTS5

RECTANGULAR LAYOUT LINE

'X' TYP. 1/2 'X'

1/
2 

'X
'

'X
' T

YP
.

RECTANGULAR SPACING

TRIANGULAR SPACING

EDGE OF STRUCTURE, PAVEMENT,
OR EDGING

'X' TYP.

'X
' T

YP
.

'X' TYP.

.866 'X'

1/
2 

'X
'

PLANT CENTER, TYP.

TRIANGULAR LAYOUT LINE

PLANT CENTER, TYP.

1/2 'X'

NOTE:

1. 'X' EQUALS PLANT 
SPACING,   SEE PLANTING 
PLANS AND  PLANT 
SCHEDULE.

SOIL PREPARATION
SCALE: NTS1

FINISH GRADE ADJACENT TO 
PAVING SHALL BE 1" BELOW 
PAVEMENT SURFACE

APPLY AMENDMENTS PER SOIL
ANALYSIS REPORT PRIOR TO

TILLING

TILL TOP 8" (MIN.) IN ALL PLANTING 
AREAS

ENSURE LESS THAN 85% RELATIVE
DENSITY IN PLANTING AREAS,

REPORT EXCESSIVE COMPACTION
TO OWNER'S REPRESENTATIVE

BEFORE PROCEEDING

18
"-

24
"

NATIVE SUBGRADE

FINISH GRADE LEVEL AFTER
SETTLEMENT

TREE BRANCHING STRUCTURE
SCALE: NTS6

A

B

A
B

Notes:
1- 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.

2- Any tree not meeting the crown observations detail may be rejected. 

Example
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

One central leader
(No codominant
leaders)

Aspect ratio is less
than 0.66.

Aspect ratio is 
greater than 0.66.

Multiple leaders
(Several codominant
leaders)

ACCEPTABLE

REJECTABLE

A

A

B

A

B

B
B

Aspect ratio of B:A less than 0.66 
as measured 1" above the top of 
the branch union. 

Aspect ratio of B:A greater than or equal to 0.66 as measured 
1" above the top of the branch union.  

Example
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

ROOT CONTAINER STRUCTURE
SCALE: NTS7

ACCEPTABLE REJECTABLE

Structural roots primarily grow to one side. Structural roots missing from one side, 
and/or grow tangent to trunk.  

Root collar.

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. 

Root ball periphery

Notes:
1- 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.  
2- 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 periperhy can be removed at the time of planting.
3-  See specifications for observation process and requirements. 

Absorbing roots.

Structural
roots. 

Roots 
growing 
tangent to
trunk. Structural root

0"

Top of 
rootball.

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.                                                                                                        

Point where
top-most root
emerges from

trunk.

PLANTING NOTES

1.

2.

3.

4.

5.

6.

7.

DRAWING CONFORMANCE
All work shall conform to drawings and planting details.  No deviations 
shall be accepted unless approved by the Owner’s Representative.

SITE PREPARATION
Remove all vegetation and deleterious materials prior to rough grading 
operations.  Test on-site soils for horticultural suitability and 
amendments.  Preserve all horticulturally suitable topsoil by stockpiling 
on site. Topsoil shall be replaced in planting areas to achieve final finish 
grades.  Rip and till areas to receive topsoil on the same day topsoil is 
relocated.  Areas of contaminated soil shall be scraped to a depth of 
24" and replaced with amended planting soil per soils analysis report.

DRAINAGE
All softscapes and hardscapes shall slope to drain away from buildings 
towards drainage appurtenances at a rate of .5% minimum to 1% 
maximum, unless otherwise noted.

WORK IN RIGHT OF WAY
Any work conducted within the right of way or to be maintained by 
local jurisdictional agencies shall be installed per the latest edition of 
the agency construction standards, and all other agency requirements.

UTILITY CLEARANCE
For all trees, a 5’ minimum clearance shall be maintained from all water, 
electric and sanitary sewer utility lines.  A 10’ minimum clearance shall 
be maintained from all overhead utilities.  All planting except 
low-growing groundcover shall be 3' clear of all fire appurtenances per 
NFPA 18.5.7

SOIL TESTING
Contractor shall submit soil samples to a certified soil testing laboratory 
for the determination of soil suitability and amendments.  Contractor 
shall amend soils per the recommendations provided in the soil analysis 
report at the rates prescribed by the soil testing laboratory.  All tree 
planting pits shall be backfilled with amended planting soil per the soil 
analysis report. Contractor shall submit a copy of the soil analysis 
report to the Landscape Architect for review of compliance with Water 
Efficient Landscape Ordinance.

PLANT STANDARDS
All plant material shall comply with ANSI Z60.1 “Standard For Nursery 
Stock,” notes, and details on the drawings.

8.

9.

10.

11.

12.

13.

14.

SUBSTITUTIONS
Planting substitutions, if necessary, shall be submitted to the 
Landscape Architect for approval.  Any substitutions made without the 
approval of the Landscape Architect shall be rejected.  Substitutions 
shall be made at no additional cost to the owner.

TREE PLANTING
All planting pits shall be bermed to allow for appropriate drainage.  In 
soils with slow percolation rates, planting pits shall be augured 12” dia. 
X 8’ depth and filled with drain rock to prevent ponding.  All planting 
pits shall drain completely within a time frame of 2 hours.

ROOT BARRIERS
Root control barriers shall be utilized at any sidewalks, curbs, or 
hardscapes that are within 5 feet of trees.  Root barrier panels shall be 
18” deep and span 10’ feet to each side of the centerline of the tree.  

TURF INSTALLATION
- Rototill or spade the area to a depth of 4 to 6 inches. Rake and 
smooth the soil, removing rocks, roots, and large clods 
- Ensure proper soil compaction of no more than 85% relative density. 
- Roll the area lightly with a lawn roller 1/3 full of water, maintaining 
the finish grade of soil 1 inch below adjacent paving.
- Water the prepared area to settle the soil and provide a moist base for 
turf.  Moisten the soil to a depth of 6 inches minimum.
- Install turf immediately upon delivery.  In hot weather, protect unlaid 
turf by placing stacks in shade, covering with moist burlap sacking, 
and/or sprinkling.
- Begin installing turf along the longest straight line, such as a driveway 
or sidewalk. Butt and push edges and ends against each other tightly, 
without stretching. Avoid gaps or overlaps. Stagger the joints in each 
row in a brick-like fashion at a minimum overlap of 2’.  Avoid leaving 
small strips at outer edges as they will not retain moisture. On slopes, 
place the turf pieces across the slope.
- Begin watering turf within 30 minutes of installation. To avoid causing 
indentations or air pockets, avoid repeated walking or kneeling on the 
turf while it is being installed or just after watering.  
- After installation, roll the entire area to improve turf/soil contact and 
remove air pockets.

MULCHING
All planting areas are to receive a 3” layer of bark mulch.  Contractor 
shall submit a sample of proposed mulch material to Landscape 
Architect for review.  All areas to receive mulch shall be treated with an 
organic pre-emergent herbicide to control weed growth.

CERTIFICATE OF COMPLETION
A Certificate of Completion shall be certified by the Landscape 
Contractor upon completion and final review of landscape installation 
and provided to the Owner’s Representative for submittal to the local 
governing jurisdiction.

ESTABLISHMENT PERIOD
The establishment period shall be a minimum of 60 calendar days 
commencing upon written verification of substantial completion by the 
Owner’s Representative.  Contractor shall observe and maintain 
planting material to ensure planting material is acclimatized and displays 
healthy and vigorous growth.  Any planting in need of replacement shall 
trigger an additional establishment period of 60 calendar days 
commencing on the date of replacement.  
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TREE PROTECTION CHART
Keynote Tag # Protected Offsite Common Name Botanical Name DBH (inches) Status Note

1 9543 Y N Coast Redwood Sequoia sempervirens 51 Retain and Protect

2 9544 Y N Coast Redwood Sequoia sempervirens 52 Remove Poor Condition (See Arborist Report)

3 9545 Y N Italian Cypress Cupressus sempervirens 15 Remove

4 9546 Y N Italian Cypress Cupressus sempervirens 17 Remove

5 9547 N N Italian Cypress Cupressus sempervirens 11 Remove

6 9548 N N Sweetgum Liquidambar 10 Retain and Protect

7 9549 N N Sweetgum Liquidambar 9 Retain and Protect

TREE PROTECTION NOTES

1.

2.

3.

4.

5.

6.

7.

8.

Refer to the arborist report "ARBORIST REPORT AND TREE INVENTORY, June 1st, 2022" prepared by 
"CALTLC"

Trees and shrubs not identified within the arborist report, but as included in survey drawings, are 
included for reference only.

Protect all existing items that are not noted for removal.

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.

Use hand tools only for work under driplines of existing trees to remain.

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.

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.

Contractor to refer to final arborist report for tree protection fencing locations.

TREE PROTECTION FENCING
SCALE: NTS1

MAINTAIN EXISTING 
GRADE WITH THE TREE 
PROTECTION FENCE
UNLESS OTHERWISE
INDICATED ON THE 
PLANS. 

2" X 8' STEEL POSTS OR APPROVED EQUAL. 

TREE PROTECTION  FENCE: 
CHAIN LINK FENCING
STEEL POSTS 
INSTALLED AT 8' O.C. MAX.

5" THICK LAYER OF MULCH

NOTES

1. See arborist report for additional protection requirements. Comply with all 
tree protection requirements per jurisdiction.

2. Irrigate as needed to maintain health of tree.

3. Keep exposed roots moist.

4. No pruning shall be performed except under the direction of approved 
arborist.

5. No equipment shall operate inside the protective fencing including during 
fence installation and removal.

6. No materials shall be stored inside fence.

SECTION VIEW

KEEP OUT
TREE

PROTECTION
AREA

8.5" X 11" SIGN LAMINATED IN 
PLASTIC SPACED EVERY 50' ALONG 
THE FENCE. 

PE
R 

OR
DI

NA
NC

E
5'

-0
" 

M
IN

.

TREE PROTECTION LEGEND

(E) TREE TO REMAINX

(E) TREE TO BE REMOVED, TYP.
X

X

(E) NEIGHBORING TREE, TYP.

'NOT PROTECTED' DESIGNATION
PER ARBORIST REPORT

NP

TREE PROTECTION FENCING

ALL TREE PROTECTION FENCING SHALL 
BE CHAIN LINK AND A MINIMUM OF FIVE 
FEET IN HEIGHT WITH POSTS DRIVEN 
INTO THE GROUND
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From: Jia Liu
To: Yvonne Dupont
Subject: FW: Neighbor comments on 311 Hawthorne Ave -- 2/1/2023.
Date: Wednesday, February 01, 2023 7:13:44 AM

HI Yvonne,
 
Can you please post the comment below for SC22-0025 scheduled for the DRC meeting tonight.
 
Jia Liu, AICP
Associate Planner
City of Los Altos
650-947-2696
 
For more timely responses to general email inquiries, please email planning@losaltosca.gov and the
Planner of the Day will respond.
 

From: Thomas Sartor <tfsartor@yahoo.com> 
Sent: Tuesday, January 31, 2023 5:54 PM
To: Jia Liu <jliu@losaltosca.gov>
Subject: Neighbor comments on 311 Hawthorne Ave -- 2/1/2023.
 
Dear Mr. Liu,
 
I have had good interaction with Aaron and TJHomes.   The modification of the corner
of the fencing was responsive to my concern for sight line when backing out of my
driveway.
 
I also have a concern about the large tree #1 which is being protected.   Please have
the arborist examine closely the juncture of the top 50' of the tree with the lower part. 
 The top of the tree was originally twin trunks from that point.    One trunk broke off a
few years ago.   The remaining one may still be weak.   Removal of top should be
done if that is determined.
 
The privacy of my house does not seem to be affected by their second floor with the
large setback of their backyard.
 
It will be good to have neighbors again.
 
Regards,
Tom Sartor
319 Hawthorne Ave.
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DATE: February 1, 2023  
 

AGENDA ITEM # 4 

TO:    Design Review Commission 
 
FROM:   Sean K. Gallegos, Senior Planner 
 
SUBJECT:   SC22-0035 – 825 Parma Way 
 
RECOMMENDATION:     
 
Approve design review application SC22-0035 subject to the findings and conditions 
 
 
PROJECT DESCRIPTION 
 
This is a design review application for a new two-story house. The project includes 2,587 square feet 
on the first story and 1,448 square feet on the second story. The project also includes an 850 square-
foot, attached Accessory Dwelling Unit (ADU); but it is not part of this design review application. 
This project should be 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: 12,856 square feet 
MATERIALS: Composition shingle roof, stucco siding, fiberglass 

windows and front door, wood garage door and wood 
trim and details 

 
  Existing Proposed Allowed/Required 

 
LOT COVERAGE: 3,045 square feet 3,540 square feet 3,857 square feet  
    
FLOOR AREA:    
First floor 3,045 square feet 2,587 square feet  
Second floor    650 square feet  1,448 square feet  
Total 3,695 square feet 4,035 square feet 4,036 square feet 
 
SETBACKS: 

   

Front  16.5 feet 25 feet 25 feet 
Rear  91.3 feet 63.5 feet 25 feet 
Right side (1st/2nd) 10 feet/- 10 feet/22.5 feet 10 feet/17.5 feet 
Left side (1st/2nd)  10.3 feet/- 10 feet/23.5 feet 10 feet/17.5 feet 
    
HEIGHT: 24 feet 26.8 feet 27 feet 
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Design Review Commission 
SC22-0035 – 825 Parma Way 
February 1, 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 property is located on Parma Way, between 
Covington Road and Harrington Avenue. The houses in this neighborhood context are 
diverse in character with varying styles, massing and scale. The front yard setbacks on 
the southern end of Parma Way vary because the street curve, while the front yard 
setbacks on the northern portion of Parma Way are more consistent because the road is 
linear.  The house is located on the southern end of the street with a curved front property 
line. The landscaping along Parma Way includes a variety of mature trees and vegetation. 
The subject property is located on the east side of the street with the rear of the property 
adjacent to Hale Creek. 
 
DISCUSSION 
 
Design Review 
According to the Design Guidelines, in Consistent Character Neighborhoods, good 
neighbor design has design elements, materials, and scale found within the neighborhood 
and sizes that are not significantly larger than other homes in the neighborhood. The 
emphasis should be on designs that "fit in" and lessen abrupt changes. 
 
The house is a contemporary style house with rectangular forms and simple massing and 
details that relate well to the low-scale, Ranch style houses in the neighborhood context. 
The project uses low-sloped gable and hipped roof forms, which are consistent with the 
gable and hipped rooves found in the neighborhood. The proposed project uses more 
eclectic forms than those found in the surrounding neighborhood, such as a formal front 
entry, which is integral to the proposed architectural style. The detailing and materials of 
the structure reflect a high level of quality and appropriate relationship to the rustic 
qualities of the area. The proposed building materials, which include composition shingle 
roof, stucco siding, fiberglass windows and front door, wood garage door and wood trim 
and details, are integral to the design. Overall, the design incorporates a contemporary 
style with simple elements and quality materials that produce a thoughtful and integrated 
appearance that is compatible with the character of the area.   
 
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. The proposed project 
is sensitive to the scale of the neighborhood and incorporates similar massing found 
within the neighborhood context. The project has relatively low eaves along the front 
elevation, which contributes to a more horizontal appearance and provides a strong 
single-story relationship to adjacent houses. The proposed nine-foot, six-inch tall first 
floor wall plate is consistent with the eight-foot to nine-foot plate heights of existing 
residences in the neighborhood. The eight-foot, six-inch second floor wall plate height 
along the front, right and rear elevation is partially concealed within the roof, which 
minimizes the perception of bulk.  
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Design Review Commission 
SC22-0035 – 825 Parma Way 
February 1, 2023  Page 3 

The project is in keeping with the scale of other homes found in the neighborhood. The 
proposed 26.8-foot-tall home is shorter than the maximum permitted 27-foot height in a 
neighborhood with one-story houses 14 feet to17 feet tall and 22-foot to 26-foot tall two-
story houses. The project reduces the perception of bulk by proposing low wall plate 
heights on the first and second story, and a low-pitched 4:12 roof with gable and hipped 
roof elements.  The second floor is centered over the first story and visually softened by 
being recessed within the roofline of the structure. The low-pitched roof provides 
variation of the eave line facing the street, and diminishes the overall scale of the 
structure. Overall, the two-story design does not create an abrupt change and is well 
proportioned and articulated to reduce the effect of bulk and mass.   
 
Privacy  
On the left (north) side elevation of the second story, there are three windows with five-
foot sill heights. Due to their placements and tall sill heights, the proposed windows do 
not create unreasonable privacy impacts. 
 
On the right-side elevation of the second story, there are four windows with five-foot sill 
heights. Due to their placements and tall sill heights, the proposed windows do not create 
unreasonable privacy impacts. 
 
Along the rear second story elevation, there is one large three-panel window with a 
clerestory window with a three-foot sill height for bedroom No. 1, and a large three panel 
window with a three-foot sill height for bedroom No. 2. Staff found the design is 
consistent with the Residential Design Guidelines to minimize the privacy impact from 
the following aspects:  

• The privacy impacts from bedrooms are diminished due to being setback between 
71 feet from the rear property line to 33 feet from the left and right side property 
line, and  

• The overall views are obscured by existing evergreen screening along the rear 
property line, which is along Hale Creek. 

 
In general, the Design Review Commission has previously considered second story 
windows with a minimum four-foot six-inch windowsill heights acceptable to minimize 
direct views into neighboring properties. When there are perceived privacy impacts, 
installation of screening vegetation is another common practice to mitigate the 
interference with privacy. As discussed above, with the proposed design of second story 
windowsill heights, placement of windows, setbacks to the property lines, and new and 
existing vegetation, staff considers the subject project is designed to avoid unreasonable 
potential privacy impacts to the adjacent residential neighbors. 
  
Landscaping 
The application includes an arborist report (Attachment F) that provides an inventory of 
the three on-site trees and 11 trees on adjacent properties. The applicant proposes the 
removal of no protected trees. The applicant proposes the removal of one purple leaf sand 
cherry tree (No. 13), but it is not protected under the City’s Tree Protection Ordinance.  
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A comprehensive landscaping plan has been provided, which includes street trees and 
screening trees. The landscaping plan includes maintaining the existing oak and Chinese 
Pistache 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 new 
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 Parma Way, Harrington Avenue, Rosewood Court and Birchwood 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. 
 
Cc:   Jenny Kang, Applicant 
 Hai-Ching Liao, Architect 
 Jay and Niyati Yagnik, Property Owners 
 
Attachments 
A. Neighborhood Combability Worksheet 
B. Public Notification Map 
C. Public Notice Poster 
D. Proof of Community Outreach  
E. Design Plans 
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FINDINGS 
 

SC22-0035 – 705 Leonello Avenue 
 
 
With regard to 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 structure complies with all provisions of this chapter; 

 
b. The height, elevations, and placement on the site of the proposed structure, 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 structure 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 structure 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 
 

SC22-0035 – 705 Leonello Avenue 
 
GENERAL 
1. Expiration 

The Design Review Approval will expire on February 1, 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 December 29, 2022, 
except as may be modified by these conditions. 

3. Protected Trees 
Tree Nos. 1, 2, 5, 6, 7, 9, and 10 on Sheet L-1 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. 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. 
 

6. 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.   

7. 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 
8. Conditions of Approval 
 Incorporate the conditions of approval into the title page of the plans. 
9. 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.”  

10. 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. 

11. 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.   

12. 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. 

13. 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.  

14. 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. 

15. 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) 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 
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compliance with the Planning Division setback provisions.  The units shall be 
screened from view of the street. 

16. 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.). 

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

Tree protection fencing shall be installed around the dripline(s), or as required by the 
project arborist, of the existing trees to be retained 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. 

18. 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 
19. 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.  (Note: only 
include if project exceeds the 500/2,500 sq ft threshold.) 

20. 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. 
(Should be applied to all two-story projects and one-story projects as needed). 

21. 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. 

City of Los Altos
Planning Divis ion 

(650) 947-2750
Planning@losaltosca.gov

Projec At  ddres s 825 PARMA WAY, LOS ALTOS, CA 94024 
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?  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?   No
What % of the front facing walls of the neighborhood homes are at the 
front setback  50 % 
Existing front setback for house on left   25 ft./on right    25 ft. 
Do the front setbacks of adjacent houses line up?    Yes 

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   4  
Garage facing front recessed from front of house face   5 
Garage in back yard   1  
Garage facing the side   1 
Number of 1-car garages  0 ;  2-car garages   11   ; 3-car garages   0  

825 PARMA WAY

11,500
150

75

N/A N/A
N/A

Oct, 6, 2022

97

Agenda Item 4.



Address: _______________________ 
Date:      _______________________ 

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   64 %  
Two-story   36% 

5. Roof heights and shapes:

Is the overall height of house ridgelines generally the same in your 

neighborhood*?  Yes (2story houses)
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  YES ? 

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 

825 PARMA WAY

Asphalt shingle

Oct, 6, 2022
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Address: _______________________ 
Date:      _______________________ 
 
 

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? _______________ 
__________________________________________________________ 
 

 

825 Parma way

No

same slope as the street

big trees, front lawns

visible from the street

Lawn, Asphalt

60 feet
Yes

Paved

Oct, 6, 2022
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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

825 Parma way

Mix of hip and gable roof, ranch style architecture.

Oct, 6, 2022
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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) 

       

       

      

       

825 Parma way
Oct, 6, 2022

805 Parma way 60 FT25 FT Attached Front 22 FT wood siding Cap Cod

840 Parma Way 25 FT 70 FT Attched Front 14 FT Sttuco Ranch

851 Parma way 15 FT 65 FT Detached Rear 14 FT stucco, brick Ranch

839 Parma way 25 FT 45 FT Detached Front 23 FT wood siding Modern

826 Parma way 40 FT 30 FT Attached Front 18 FT wood siding, brick Ranch

814 Parma way 25 FT 85 FT Attached side 14 FT Stucco, brick Ranch

621 Harrington Ave 25 FT 40 FT 26 FT Stucco, stone Tuscany

2

1

1

2

1

1

2Attached Front

797 Parma way 22 FT 60 FT Attached Front 1 14 FT wood siding Ranch

650 Rosewood Ct 35 FT 35 FT Attached Front 1 17 FT stucco, wood siding Modern, Ranch

653 Rosewood Ct 35 FT 40 FT Attached Front 1 15 FT wood siding Tudor, Ranch

640 Birchwood Ct 35 FT 40 FT Attached Front 1 15 FT wood siding, brick Ranch
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825 Parma Way Vicinity 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 13, 2022
0 0.06 0.120.03 mi

0 0.1 0.20.05 km

1:4,514

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. 102
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From: Silicon Valley Custom Homes
To: Yvonne Dupont
Cc: Sean Gallegos
Subject: Re: SC22-0035 825 PARMA WAY
Date: Friday, January 20, 2023 8:10:04 AM

Hi Yvonne, 

Forgot to share the pic of the posting. See attached. 

Jenny Kang
Silicon Valley Custom Homes
www.svcustomhomes.com
408-204-0345

On Jan 18, 2023, at 2:58 PM, Yvonne Dupont <ydupont@losaltosca.gov> wrote:

Hello Jenny,
 
Your property posting for 825 Parma Way for the February 1, 2023 DRC meeting is ready
for pick-up here at City Hall.  Your property posting is located in the black handout rack that
is attached to a steel beam to your right as you walk up the ramp to our front doors.  It is
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printed on white cardstock, is laminated, and has a yellow post-it with the project address
on it.  I have attached a picture of the pick-up location.  
 

Please note, this posting must be posted no later than Saturday, January 21st  in order to
meet the 10-day posting requirement prior to the meeting date.  Thanks and have a
wonderful day!
 
 

Yvonne D. Dupont, Management Analyst I
Development Services Department 
City of Los Altos 
One North San Antonio Road 
Los Altos, CA  94022-3088
Phone: (650) 947-2643 
Fax:  (650) 947-2733 
Email:  ydupont@losaltosca.gov
NEW! Sign-up to receive City of Los Altos news delivered right to your inbox!
www.losaltosca.gov/enotify
 
<20230118_144159.jpg>
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621

797

HARRINGTON
AVE

(E) HOUSE TO BE REMOVED

Neighbor Map
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F

P

N
O

M

L

E

D

C

B F

G

H

I

J

A

I = 13'7"X18'5"= 250 SF

103 SF

G =

H =

26'1"X4'0"= 105 SF

27'1"X27'4"= 740 SF

F = 42'6"X20'10"= 886 SF

M = 10'6"X1'10"= 21 SF

J =

K =

18'8"X9'6"= 177 SF

10'8"X2'3"= 24 SF

L = 12'0"X6'11"= 82 SF

(1ST STORY + 2ND STORY)
FLOOR AREA CALCULATION

O = 11'5"X41'5"= 473 SF
N = 23'1"X38'11"= 898 SF

P = 17'2"X4'6"= 77 SF

FIRST STORY SUBTOTAL 2587 SF

COVERED PORCH  SUBTOTAL

LOT COVERAGE TOTAL 3540 SF

FIRST STORY SUBTOTAL 2587SF SECOND STORY SUBTOTAL 1448 SF

FLOOR AREA TOTAL 4035 SF

D = 33'5"X8'11"= 278 SF

LOT COVERAGE CALCULATION

B =
C =

18'0"X20'10"= 375 SF

34'5"X4'0"= 138 SF

A = 18'2"X2'2"= 39 SF

ADU SUBTOTAL 850 SF

(1ST STORY +  ADU + COVERED PORCH)

E = 19'10"X20'5"= 405 SF

I = 13'7"X18'5"= 250 SF

G =

H =

26'1"X4'0"= 105 SF

27'1"X27'4"= 740 SF

F = 42'6"X20'10"= 886 SF

J =

K =

18'8"X9'6"= 177 SF

10'8"X2'3"= 24 SF

E = 19'10"X20'5"= 405 SF

Silicon Valley Custom Homes, LLC

682 Villa Street, Suite C1
Mountain View,  CA  94041
www.svcustomhomes.com
(408) 204-0345

3045  SQFT 3540  SQFT  3857 SQFT

(23.69%) (27.54%) (30 %)

1st FLOOR:  2556  SQFT. 1st FLOOR: 2182 SQFT.

2nd FLOOR: 650  SQFT. 2nd FLOOR: 1448 SQFT.

GARAGE: 489  SQFT. GARAGE: 405  SQFT.

TOTAL:   3695  SQFT. TOTAL: 4035  SQFT. TOTAL:  4036  SQFT.

ADU:  850 SQFT.

FRONT 16 FT 6 IN 25 FT 25 FT

REAR 91 FT 4 IN 63 FT 6 IN 25 FT

RIGHT SIDE (1st / 2nd) 10 FT / NA 10 FT / 22 FT 6 IN 10 FT / 17 FT 6 IN

LEFT SIDE (1st / 2nd) 10 FT 4 IN  / NA 10 FT / 23 FT 6 IN 10 FT / 17 FT 6 IN

24 FT 26 FT 10 IN 27 FT

3206  SQFT  424 SQFT  3630 SQFT

 489 SQFT -84  SQFT  405 SQFT

 12,856 SQFT

 1342 SQFT  (43%)

TOTAL HARDSCAPE AREA (EXISTING & PROPOSED):   6525 SQFT.

EXISTING SOFTSCAPE (UNDISTRUBED) AREA:   1500 SQFT.

NEW SOFTSCAPE (NEW OR REPLACED LANDSCAPING) AREA:   5032 SQFT.

850  SQFT 850 SQFT

FRONT 25 FT 25 FT

REAR 63 FT 6 IN 4 Ft

RIGHT SIDE 10 FT 4 FT

LEFT SIDE 10 FT 4 FT

To the primary dwelling 0 FT

N/A

SIZE

Lot Coverage

26 FT 10 IN 27 FT
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C. PROPOSED RIGHT BUILDING ELEVATION
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W.I.C M. BEDROOM
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BEDROOM 1 M. BEDROOM
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A. PROPOSED CROSS SECTION

B. PROPOSED CROSS SECTION
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12 M 40
LOT 4

128

Agenda Item 4.



S
ID

E
 S

E
T

B
A

C
K

S
ID

E
 S

E
T

B
A

C
K

FRONT SETBACK

FRONT SETBACK

TREE PROTECTION ZONES SHALL BE INSTALLED AND MAINTAINED THROUGHTOUT THE ENTIRE LENGTH OF THE
THE PROJECT. PRIOR TO THE COMMENCEMENT OF ANY DEVELOPMENT PROJECT, A CHAIN LINK FENCE SHALL BE
INSTALLED AT ABOUT THE DRIP LINE (WHERE POSSIBLE) OF ANY PROTECTED TREE WHICH WILL OR WILL NOT BE
AFFECTED BY THE CONSTRUCTION.
THE DRIP LINE SHALL NOT BE ALTERED IN ANY WAY SO AS TO INCREASE THE ENCORACHMENT OF THE
CONSTRUCTION. FENCING FOR THE PROTECTION ZONES SHOULD BE 6 FOOT TALL METAL CHAIN LINK TYPE
SUPPORTED BY 2 INCH METAL POLES POUNDED INTO THE GROUND BY NO LESS THAN 2 FEET. THE SUPPORT
POLES SHOULD BE SPAED NO MORE THAN 10 FEET APART ON CENTER.
SIGNS SHOULD BE PLACED ON FENCING SIGNIFYING "TREE PROTECTION ZONE - KEEP OUT".
NO MATERIALS OR EQUIPMENT SHOULD BE STORED OR CLEANED INSIDE THE TREE PROTECTION ZONES.
EXCAVATION, GRADING, SOIL DEPOSITS, DRAINAGE AND LEVELING ARE PROHIBITED WITHIN THE TREE
PROTECTION ZONES.
NO WIRES, SIGNS, OR ROPES SHALL BE ATTACHED TO THE PROTECTED TREES ON SITE. UTILITY SERVICES AND
IRRIGATION LINES SHALL ALL BE PLACED OUTSIDE OF THE TREE PROTECTION ZONES.

Tree Protection

12/13/2022

Drawing Title

Sheet Title

Jay and Niyati Yahnik
825 Parma Way
Los Altos, CA 94024

Muzik Design Studio
Agnes Tung/Xiaoyan Sun
(239) 410-9251
agnesytung@gmail.com

Plan Prepared by

Property Owner:

MUZIK
DESIGN STUDIO
1117 Wayne Way
San Mateo, CA 94403
(239) 410-9251

Drawing Scale

RESIDENTIAL
LANDSCAPE
PLAN

Parma
825

Existing
Tree Plan
and Tree Protection

L-1

Existing Tree List
Symbol Botanical Name Common Name Tree DBH

(DIA.)
TPZ
(RAD.)

Protected
tree

Tree
removal

Location Reason to remove

1 Quercus agrifolia Coast live oak 16" 13'-4" Yes No Driveway
2 Quercus agrifolia Coast live oak 8" 6'-8" Yes No Driveway
3 Quercus agrifolia Coast live oak 18" 15'-0" Yes No #839 yard
4 Quercus agrifolia Coast live oak 41" 34'-2" Yes No #839 yard
5 Quercus agrifolia Coast live oak 13" 10'-10" Yes No #839 yard
6 Quercus agrifolia Coast live oak 24" 20'-0" Yes No Backyard
7 Quercus agrifolia Coast live oak 16" 13'-4" Yes No Backyard
8 Quercus agrifolia Coast live oak 60" 50'-0" Yes No Backyard
9 Quercus agrifolia Coast live oak 21" 17'-6" Yes No Backyard

10 Quercus agrifolia Coast live oak 28" 23'-4" Yes No Backyard
11 Quercus agrifolia Coast live oak 22" 18'-4" Yes No #805 yard
12 Quercus agrifolia Coast live oak 30" 25'-0" Yes No #805 yard
13 Prunus x cistena Purpleleaf Sand Cherry 6" 5'-0" No Yes Left sideyard too close to building
14 Pistacia chinensis Chinese pistache 7" 5'-10" No No #805 yard

#      tree dia more than 4"Legend

Existing Tree dripline  (Tree dia larger than 4")

Existing Tree to remove

Existing Tree to remain ( less than 4" dia)

1

2

3

4

5

6

7

8

9

10

11

12

13

14

To be removed

(E) Purple leaf cherry
2" dia
to remain in place

(E) Birch tree
2" dia
to remain in place
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LEGEND
Concrete area

Concrete Paver  area

Planting area

Mulch area

New hog wire fence

Existing 6-foot wood fence

Concrete area
encroached into R.O.W.
Concrete Paver  area
encroached into R.O.W.
Planting  area
encroached into R.O.W.

(N) Front entry path

(N) Planting area

(N) mulched area
(non-irrigated)

(N) Planting
area

(N) Planting
area

(N) Planting
area

(N) Planting
area

(N) Planting
area

(N) Concrete
path

Existing 6' wood
fence to remain

New 6' Fence
gate

Existing 6' wood
fence to remain

(N) stepping stone
18"x36" set on
sand

(N) backyard
patio

(N) Concrete
path

(N) side path

(E) 6' wood fence
to remain

(N) 6' wood fence
gate

(N) Planting area

(N) Concrete
driveway

(N) Stone veneered column
30" ht.  (typ.)
located in R.O.W. to replace
existing

New column with stone veneer
18"x18"x30"
material match architectural material
Location match existing column in R.O.W.

(E) concrete curb outside
fence to remain
(E) driveway to be removed
and replaced by 5' wide path

(N) side path entry

(E) brick column to be
replaced by new based on
new path /driveway location
(E) brick planter to be
removed

(E) brick columns to be
replaced by new
(E) brick planter to be
removed

(E) landscaped area
non-irrigated,
undisturbed

(N) mulched area
(non-irrigated)

(N) Planting area

SITE DATA
Front Landscape
Total Area 3119 100%
Impervious area 1342 43.03%
Mulch and Planting 1777 56.97%

Site Landscape
Lot size 12856 100%
Building coverage 3436 49.25%
Porch, landing and steps 102+48+12=162

Driveway 510

sideyard path 900

Concrete paved area 1323

Landscape Pervious  area 6525 50.75%

Landscaping Breakdown

Total hardscape area ( driveway + path, paved) 2733 s.f.

Total softscape  area        6525 s.f.
New softscape, irrigated Planting 1970 s.f.

New softscape, non irrigated Mulch    3055 s.f.

Existing softscape,
undisturbed, non-irrigated

             1500  s.f.

(N) stepping stone
18"x36" set on
sand

1. VERIFY LOCATION OF ALL BUILDINGS, WALLS, ROADS AND CURBS AFFECTING LANDSCAPE SCOPE OF WORK WITH RELEVANT ARCHITECTURAL AND
ENGINEERING DRAWINGS PRIOR TO COMMENCING SITE WORK.

2. VERIFY LOCATION OF ALL VAULTS, ELECTRICAL DUCT BANKS, MANHOLES, CONDUIT AND PIPING, DRAINAGE STRUCTURES, LIGHTING AND OTHER UTILITIES
WITH THE APPROPRIATE ENGINEER'S DRAWINGS.

3. WHERE NOT SHOWN ON LANDSCAPE DRAWINGS, SEE CIVIL ENGINEERING DRAWINGS FOR ROADWAY CENTERLINE, STATION POINTS, BENCH MARKS AND
BUILDING SETBACKS.

4. TAKE ALL DIMENSIONS FROM CENTER OF CURB, WALL OR BUILDING, OR TO CENTERLINE OF BUILDING COLUMNS OR TREES UNLESS OTHERWISE NOTED.
5. ALL ITEMS DESIGNATED AS "SIMILAR" OR "TYPICAL" (TYP) SHALL BE CONSTRUCTED IN THE MANNER  OF THE DETAIL REFERENCED, WITH MINOR

ADJUSTMENT FOR SPECIFIC CONDITION.
6. SITE DESIGN BASED ON TOPOGRAPHIC INFORMATION FROM ARCHITECT. ALL GRADES TO BE VERIFIED IN FIELD.
7. SPECIFICATIONS FOR CONSTRUCTION METHODS AND MATERIALS NOT LISTED.
8. SHOULD CONFLICTS ARISE BETWEEN DRAWINGS AND SPECIFICATIONS, DRAWINGS SHALL GOVERN DIMENSIONS AND QUANTITY, SPECIFICATIONS SHALL

GOVERN MATERIALS AND FINISHES.
9. ALL ELECTRICAL WORK TO COMPLY WITH CITY OF SUNNYVALE SPECIFICATIONS AND UNDERWRITERS LABORATORIES (UL) SPECIFICATIONS.
10. PLANT PROTECTION: ALL WORK PERFORMED WITHIN THE DRIP LINE OF TREES DESIGNATED “EXISTING TREES TO REMAIN” SHALL BE HAND LABOR. SEE

LANDSCAPE PLAN FOR RESTRICTIONS.
11. CONTRACTOR IS RESPONSIBLE FOR PHOTO DOCUMENTATION OF ALL CLOSED IN WORK.
12. ALL EARTHWORK, INCLUDING SITE CLEARING, PIER DRILLING AND SPREAD FOOT EXCAVATION, PREPARATION OF SUBGRADE AND SELECT FILL BENEATH

SLABS-ON-GRADE AND OTHER FLATWORK, PLACEMENT AND COMPACTION OF ENGINEERED FILL, AND SURFACE AND SUBSURFACE DRAINAGE SHOULD BE
PERFORMED IN ACCORDANCE WITH THE RECOMMENDATIONS BY STRUCTURAL ENGINEER. STRUCTURAL ENGINEER SHOULD BE PROVIDED AT LEAST 48
HOURS ADVANCED NOTIFICATION OF ANY EARTHWORK OPERATIONS AND SHOULD BE PRESENT TO OBSERVE AND/OR TEST OF NECESSARY TO EARTHWORK
AND FOUNDATION INSTALLATION PHASES OF THE PROJECT.

13. PROPERTY LINES ARE SHOWN FOR REFERENCE ONLY AND ADDED PER CITY/TOWN ASSESSOR’S PARCEL MAP. IF A DISCREPANCY ARISES, A BOUNDARY SURVEY
SHALL BE COMPLETED BY A LICENSED SURVEYOR TO RESOLVE THE ISSUE.

14. CONTRACTOR TO VISIT SITE TO CONFIRM EXISTING CONDITIONS PRIOR TO SUBMITTING BID. CONTRACTOR TO EXAMINE AND NOTE ALL EXISTING
CONDITIONS AS THE CHARACTER AND EXTENT OF WORK INVOLVED.

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

16. BID IS TO BE SUBMITTED ON A LINE ITEM BASIS WITH UNIT PRICING WHERE APPLICABLE.

LANDSCAPE GENERAL NOTES

Mulch area
encroached into R.O.W.

Existing softscape ( undisturbed)

(N) 6' Wood fence
match existing

(N) 6' Hog wire
fence

(N) 6' Hog wire
fence
by TOB

(E) brick planter to be
removed
(E) brick column to be
replaced by new based on
new path /driveway location

(N) 6' Hog wire
fence

Existing 6' wood
fence to remain
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Plant List
Symbol Quantity Botanical Name Common Name Specification Ht. x spread Water useage Native
Tree
PRU 1 Prunus x cistena Purpleleaf Sand Cherry existing, 2" dia 25'x25' M No

BET 1 Betula nigra River Birch existing, 2" dia 40'x30' L No

CRP 3 Lagerstroemia indica x fauriei 'Tonto' Semi-dwarf Crape Myrtle 15 gal, tree form, std 15'x8' L No
Shrubs

POD 5 Podocarpus elongatus 'monmal' Icee Blue Yellow-Wood 15 Gal 20'x8' L No
PIT 7 Pittosporum tobira Japanese cheesewood 15 Gal 6'x6' L No
MOR 21 Morella californica Pacific Wax myrtle 15 Gal 8'x6' L Yes
AGA 10 Agapanthus africanus Lily of Nile 5 Gal. 4'x5' L No
COR 1 Furcraea foetida False Agave Min. 2 Gal. 6'x6' VL No
COL 5 Coleonema pulchellum Pink Breath of Heaven 5 Gal 3'x3' M No
ROS 29 Rosa x 'Noasplash' or spp flower carpet ground cover

roses
5 Gal. 2'x3' VL No

DIE 6 Dietes iridioides Fortnight Lily 5 Gal. 4'x4' VL No
VINE

TEC 7 Tecomaria capensis Cape honeysuckle 5 Gal. 8'x8' L No

TREE

SHRUB
Agapanthus africanus
Lily of Niles
Water Usage: Low
Growth Rate: Fast
Mature Size: 4'x5'

Total Plants: 96
Very Low /Low water Plants: 90
Percentage of low water used plant: 93.75 %

Notes:
1. All pictures references online pictures
2. Water usage of plant is referred from online plant database of
Bay Area Water Supply & Conservation Agency

Dietes iridioides
Fortnight Lily
Water Usage:      Very Low
Growth Rate: Fast
Mature Size: 4'x4'

Betula nigra
River birch
Water Usage: Low
Growth Rate: Fast
Mature Size: 40'x30'

(E) landscaped area
non-irrigated
un

(1) PRU
Existing

(1)BUT
Existing

(5)MOR

(4)MOR

(10) ROS

(1)CRP

(1)CRP

(10) AGA

(2) COL

(2) COL

(7) ROS

(3) ROS

(4) ROS

(1) COR

(4) PIT

(5) ROS
(1) COL

(5) DIE

(1)CRP

(3) PIT

(3) POD

(4) TEC

(1) DIE

(3) POD

(3) TEC
(7)MOR

Prunus cerasifera
Purpleleaf Sand Cherry
Water Usage: Medium
Growth Rate: Fast
Mature Size: 25'x25'

Lagerstroemia indica x fauriei 'Tonto'
semi-dwarf crape myrtle
Water Usage: Low
Growth Rate: Fast
Mature Size: 15'x8'

SHRUBS
Podocarpus elongatus 'Monma
Blue Ice Yellowwood
Water Usage: Low
Growth Rate: Medium
Mature Size: 20'x8'

Pittosporum tobira
Japanese cheesewood
Water Usage: low
Growth Rate: Fast
Mature Size: 6'x6'

Morella californica
pacific wax myrtle
Water Usage: Low
Growth Rate: Fast
Mature Size: 8'x6'

furcraea foetida
False agave
Water Usage: Low
Growth Rate: Fast
Mature Size: 6'x6'

coleonema pulchellum
pink breath of heaven
Water Usage: Medium
Growth Rate: Fast
Mature Size: 3'x3'

Rosa x 'Noasplash' or spp
Flower carpet rose
Water Usage: Very Low
Growth Rate: Fast
Mature Size: 2'x3'

Tecomaria capensis
Cape honeysuckle
Water Usage:   Very Low
Growth Rate:    Fast
Mature Size:     8'x8'

SHRUB VINE

(N) Front entry path

(N) Planting area

(N) mulched area
(non-irrigated)

(N) Concrete
path

Existing 6' wood
fence to remain

Existing 6' wood
fence to remain

(N) stepping stone
18"x36" set on
sand

(N) backyard
patio

(N) Concrete
path

(N) side path

(E) 6' wood fence
to remain

(N) Concrete
driveway

(E) landscaped area
non-irrigated,
undisturbed

(N) mulched area
(non-irrigated)

(N) 6' Wood fence
match existing

(N) 6' Hog wire
fence

(N) 6' Hog wire
fence
by TOB

(N) 6' Hog wire
fenceExisting 6' wood

fence to remain

(6)MOR
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1.ONE BUBBLER SYMBOL IS SHOWN AT TREES FOR GRAPHIC CLARITY ONLY. INSTALL MINIMUM TWO BUBBLERS AT
EACH TREE. INSTALL REQUIRED NUMBER OF BUBBLERS AS DETAILED.

2. IRRIGATION EQUIPMENT MAY BE SHOWN WITHIN HARDSCAPE FOR GRAPHIC CLARITY ONLY. INSTALL ALL
IRRIGATION EQUIPMENT WITHIN PLANTED AREAS. IRRIGATION PIPE AND WIRE CROSSING BENEATH HARDSCAPE
SURFACES SHALL BE CONTAINED WITHIN SLEEVING OR SCHEDULE 40 PVC CONDUIT. SLEEVING SIZE SHALL BE A
MINIMUM OF TWO TIMES THE AGGREGATE DIAMETER OF ALL PIPES CONTAINED WITHIN SLEEVE. PROVIDE
VERTICAL SWEEP FOR ALL ELECTRICAL CONDUIT ON EACH SIDE OF HARDSCAPE AND TERMINATE ENDS AT 12”
MINIMUM DEPTH AND 12” FROM HARDSCAPE SURFACE.

3. UNSIZED LATER LINE PIPING LOCATED DOWN STREAM OF 1” PIPING SHALL BE ¾”IN SIZE. (TYPICAL).

4. SIZING OF LATERA; PIPE SHALL BE AS FOLLOWS:
.75”    0-6 GPM
1”      7-12 GPM
1.25”   13-20 GPM

5. SIZING OF LATERAL PIPE FOR DRIPLINE (12” O.C. GRID WITH 0.6 GPH OR LESS EMITTERS) SHALL BE AS FOLLOWS:
.75”    0-500 FT
1”    501-1100 FT

6. SIZING OF LATERAL PIPE FOR DRIPLINE (18” O.C GRID WITH 0.6 GPH OR LESS EMITTERS) SHALL BE AS FOLLOWS:
.75”    0-1100 FT
1”    1101-2200 FT

7. AUTOMATIC IRRIGATION CONTROLLERS ARE REQUIRED AND MUST USE EVAPOTRANSPIRATION OR SOIL
MOISTURE SENSOR DATA AND UTILIZE A RAIN SENSOR.

8. IRRIGATION CONTROLLERS SHALL BE A TYPE WHICH DOES NOT LOSE PROGRAMMING DATA IN THE EVENT THE
PRIMARY POWER SOURCE IS INTERRUPTED.

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

10. MANUAL SHUT-OFF VALVES (SUCH AS A GATE VALVE, BALL VALVE, OR BUTTERFLY VALVE) SHALL
BE INSTALLED AS CLOSE TO POSSIBLE TO THE POINT OF CONNECTION OF THE WATER SUPPLY.

11. ALL IRRIGATION EMISSION DEVICES MUST MEET THE REQUIREMENTS SET IN THE ANSI
STANDARD, ASABE/ICC 802-2014 “LANDSCAPE IRRIGATION SPRINKLER AND EMITTER
STANDARD.” ALL SPRINKLER HEADS INSTALLED IN THE LANDSCAPE MUST DOCUMENT A
DISTRIBUTION UNIFORMITY LOW QUARTER OF 0.65 OR HIGHER USING THE PROTOCOL DEFINED IN ASABE/ICC
802-2014.

12. DEDICATED IRRIGATION METERS ARE REQUIRED FOR NON-RESIDENTIAL PROJECTS WITH MORE THAN 1,000 SQ.
FT. OF LANDSCAPE AREA.

IRRIGATION NOTES

1. PROVIDE MATCHING SIZES AND FORMS FOR EACH SPECIES FOR TREES INSTALLED IN GRID OR SPACED EQUALLY IN
ROWS AS SHOWN ON DRAWINGS. ALIGN TREES ACROSS ROADWAYS, DRIVES OR WALKWAYS. ADJUST SPACING AS
NECESSARY.

2. PROVIDE MATCHING SIZES AND FORMS FOR ALL HEDGE PLANTINGS. SPACE EQUALLY ON TRIANGULAR OR GRID
SPACING AS CALLED FOR ON DETAIL. WHERE GROUND COVER IS SHOWN AS A HATCH, QUANTITIES ARE NOT GIVEN.
PROVIDE PLANT MATERIAL TO FILL SPACE SHOWN ON DRAWINGS.

3. EQUALLY SPACE VINES PLANTED IN ROWS AGAINST WALLS OR FENCES. SEE DRAWINGS FOR QUANTITY AND SPACING.
REMOVE ALL VINES FROM NURSERY STAKES AND SPREAD OUT ONTO WALL PRIOR TO ATTACHING TO SURFACE.

4. PLANT NAMES ARE ABBREVIATED ON THE DRAWINGS. SEE PLANT LIST FOR KEY AND CLASSIFICATION.
5. MULCH:  MULCH IS TO BE 3" MINI PINE BARK. CONFIRM SELECTION WITH OWNER/PROJECT MANAGER  PRIOR TO

PLANTING.
6. SOIL AMENDMENT:  AMEND SOIL PER SOILS REPORT AND DIRECTION OF OWNER/PROJECT MANAGER. SOIL TEST

LOCATION PER L.A.; A MINIMUM OF 2" OF FULLY STABILIZED AND CERTIFIED COMPOST IS TO BE INCORPORATED IN
THE TOP 12" OF SOIL.

7. SLOW-RELEASE FERTILIZER TABLET:  "AGRIFORM" 7 GRAM TABLETS WITH 20-10-5 (N-P-K) BY SCOTTS (800) 492-8255.
8. LANDSCAPE MAINTENANCE:

A. LANDSCAPE MAINTENANCE SHALL BE PROVIDED FOR (90 DAYS) AFTER PRELIMINARY ACCEPTANCE.
B. QUALIFICATIONS:  LANDSCAPE CONTRACTOR OR MAINTENANCE SUBCONTRACTOR SHALL HAVE A FULL TIME

EMPLOYEE ASSIGNED TO THE JOB AS FOREMAN FOR THE DURATION OF THE CONTRACT. FOREMAN SHALL HAVE A
MINIMUM OF FOUR (4) YEARS EXPERIENCE IN LANDSCAPE MAINTENANCE SUPERVISION, WITH EXPERIENCE OR
TRAINING IN TURF MANAGEMENT, ENTOMOLOGY, PEST CONTROL, SOILS, FERTILIZERS AND PLANT
IDENTIFICATION.

C. MAINTENANCE CONTRACTOR TO MAINTAIN ALL PLANT MATERIALS AND IRRIGATION SYSTEM.
D. CONTRACTOR TO INSTRUCT MAINTENANCE CONTRACTOR.
E. LANDSCAPE MAINTENANCE CONTRACTOR SHALL SUBMIT MAINTENANCE SCHEDULE TO LANDSCAPE ARCHITECT

FOR APPROVAL PRIOR TO START OF LANDSCAPE MAINTENANCE PERIOD.
F. AT BEGINNING OF MAINTENANCE PERIOD, VISIT AND WALK SITE WITH LANDSCAPE ARCHITECT TO VERIFY SCOPE

OF WORK AND UNDERSTAND EXISTING /SITE CONDITIONS. NOTIFY LANDSCAPE ARCHITECT FIVE (5) DAYS PRIOR TO
VISIT.

G. MATCH ALL MATERIALS WITH SAME MATERIALS USED IN ORIGINAL INSTALLATION.
H. STERILIZE ALL TOOLS USED PRIOR TO ANY MAINTENANCE WORK.

17. ALL TREES AND HEDGES ARE NOT TO BE TRIMMED IN GEOMETRIC FORMS AND ARE TO BE LEFT IN A NATURAL HABIT.
18. CLOSE OUT AND MAINTENANCE MANUAL: LANDSCAPE CONTRACTOR SHALL SUBMIT A MANUAL WITH ALL MATERIALS

AND PRODUCTS USED IN CONSTRUCTION AND MAINTENANCE PERIOD. MAKE CORRECTIONS AND ADDITIONS PER
DIRECTION OF LANDSCAPE ARCHITECT PRIOR TO FINAL SUBMITTAL TO THE OWNER. SUBMIT LOG OF ALL FERTILIZERS
AND HERBICIDES WITH DATES AND RATES APPLIED DURING MAINTENANCE PERIOD. LANDSCAPE ARCHITECT SHALL
WALK SITE WITH CONTRACTOR AND NOTE ALL UNSATISFACTORY WORK. UNSATISFACTORY WORK SHALL BE
CORRECTED WITHIN 10 CALENDAR DAYS.

PLANTING NOTES

PLANTING NEXT TO PEBBLE
N.T.S.

PEBBLE/GRAVEL

FILTER FABRIC

CONPACTED AGGREGATE

COMPACTED SURFACE

1
4" STEEL EDGING

TREE PLANTING / STAKING
1 N.T.S.

STAKE

SHRUB PLANTING
N.T.S.

SET CROWN OF ROOTBALL 2" ABOVE
FINISH GRADE

3" DEEP TAMPED EARTH WATER BASIN
AROUND SHRUB, FILL WITH MULCH
PER SPECS.
3" MULCH MIN.
FINISH GRADE

PLANTING PIT TO BE 2"
SHALLOWER THAN ROOTBALL AT
CENTER, BUT DEEPER AROUND
HOLE'S EDGES TO PREVENT
SETTLING.  PIT TO BE TWICE THE
WIDTH OF THE CONTAINER.

PLANT TABLET
BACKFILL

SCARIFY SUBGRADE OR
ON-STRUCTURE SOIL MIX

NOTE: FOR ON-STRUCTURE PLANTING ALLOW 1 12"
MINIMUM GRAVEL LAYER OR 4" GRAVEL (TYP)
LAYER WHERE GRADE ALLOWS.

ADJACENT CONCRETE PAVING
PER PLAN

RECESS POLYURETHANE TYPE
SEALANT 1/4" TO CREATE
SHADOW LINE.  COLOR TO
MATCH ADJACENT PAVING.
SUBMIT SAMPLES FOR APPROVAL
TO UNIVERSITY'S REPRESENTITIVE.

EXPANSION JOINT AT VERTICAL SURFACE
N.T.S.

CRUSHED AGG. BASE PER
GEOTECHNICAL REPORT.

COMPACTED SUBGRADE
PER GEOTECHNICAL
REPORT.

1
2" THICK ASPHALT

IMPREGNATED FIBER BOARD

STEEL EDGING

PEBBLE/GRAVEL

PLANTING AREA

15" TAPERED STEEL
ANCHORING
STAKES AT 32" O.C.

COMPACTED
SUBGRADE

PEBBLE WITH STEEL EDGE
N.T.S.

COMPACTED
AGGREGATE 4"

GROUNDCOVER PLANTING
N.T.S.

GRAVEL STABILIZER
(A5.2/A6.2)
SEE CUTSHEET L4.0

GRAVEL STABILIZER
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From: Sofia Canova
To: Sean Gallegos
Cc: Public Comment - DRC
Subject: In Reference to SC22-0035 – 825 Parma Way
Date: Wednesday, February 01, 2023 4:57:36 PM

To Whom It May Concern, 

We are the neighbors at 805 Parma, the immediate neighbors of the subject property.  We have
reviewed the design request and have the following comments for your consideration. We of
course wish to be accommodating and welcoming to our new neighbors but wanted to share
our concerns that we believe can be easily remedied.

1.  We are concerned with the screening of the property between the subject property and ours.
In the landscaping plan, they specify planting 3 (POD) and 3 (TEC). This area is where our
master bedroom sits and we don’t find those to be appropriate screening hedges. We request
that they instead plant a minimum of 6 (15 gallon) Prunus carolina trees that would be
maintained as hedges extending above the fence line to screen their building view from our
side yard.  Prunus Carolina trees are a screening solution often advocated by the City and are
acceptable to us both in appearance and function.

2.  The plans indicate that there are two existing trees in the front yard that will remain, a birch
tree and a purple-leaf cherry tree. These trees have already been removed from the property.
We ask that the two trees be replaced with mature trees to reduce the appearance of bulk of the
property from the street and be in keeping with the character of the neighborhood. Examples
of appropriate trees may be Ginkgo, Chinese Pistache, Magnolia or Maple. 

Sincerely,

Sofia and Adam Budelli
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