SITE AND ARCHITECTURAL REVIEW COMMITTEE
City of Campbell, California

6:45 PM - 7:15 PM February 25, 2020
Doetsch Conference Room Tuesday
70 North First Street, Campbell, CA

AGENDA

CALL TO ORDER /INTRODUCTIONS

STAFF COMMUNICATIONS

AGENDA MODIFICATIONS OR POSTPONEMENTS

MEETING MANAGEMENT

The Site and Architectural Review Committee (SARC) is a subcommittee of the Planning Commission
authorized by the Campbell Municipal Code to review the architectural design and site layout of
proposed development projects. The SARC makes reports and recommendations to the Planning
Commission, however, the SARC has no decision-making authority and its recommendations are not
binding on the Planning Commission.

SARC meetings are scheduled immediately preceding the 7:30 PM Planning Commission public
hearings. As such, the time allotted for each application is limited and must be reserved for review and
discussion by the SARC, staff, and applicants. Any time remaining during the scheduled review time
may be utilized for public comment at the discretion of the Chair.

SCHEDULED ITEMS

1. |6:45PM-7:15PM Site and Architectural Review Permit (PLN2019-214) to allow the
construction of a 3,800 square-foot two-story single-family residence
on property located at 596 Emory Avenue. Project Planner: Daniel
Fama, Senior Planner

ADJOURNMENT

Adjourn at 7:15 PM to the next regularly scheduled Site and Architectural Review Committee meeting
of March10, 2020, in the Doetsch Conference Room, 70 North First Street, Campbell, California.

Americans with Disabilities Act (ADA)
In compliance with the Americans with Disabilities Act, listening assistance devices are available for
meetings held in the Council Chambers. If you require accommodation to participate in the meeting,
please contact Corinne Shinn at the Community Development Department, at
corinnes@cityofcampbell.com or (408) 866-2140.




ITEM NO. 1

MEMORANDUM
Community Development Department
Planning Division
To: Site and Architectural Review Committee Date: February 25, 2020
From: Daniel Fama, Senior Planner \\T\)%
Via: Paul Kermoyan, Community Dgiélopment Director- K
Subject: Site and Architectural Review Permit
File No.: PLN2019-215 ~ 596 Emory Ave.
PROPOSAL

The applicant is seeking approval of a Site and Architectural Review Permit to allow
construction of an approximately 3,824 square-foot one-story single-family residence (reference
Attachment 1 — Project Plans).

PROJECT SITE

The project site is an approximately 13,364 square-foot property located along Emory Avenue,
south of Budd Avenue, within the City's San Tomas Area Neighborhood in the R-1-10 (Single-
Family Residential) Zoning District (reference Attachment 2 — Location Map). The site is
currently developed with a single-family residence that would be substantially demolished.
Pursuant to the San Tomas Area Neighborhood Plan (STANP), demolition and reconstruction of
a single-family residence—which renders a lot "undeveloped"—requires approval of a Site and
Architectural Review Permit by the Planning Commission.

PROJECT DATA

Zoning Designation:
General Plan Designation:

Net Lot Area:
Gross Lot Area:

R-1-10 (Single-Family Residential)
Low-Density Residential (less than 3.5 units/gr. acre)

13,364 square-feet
15,884 square-feet

Density: 2.75 units/gr. acre 3.5 units/gr. acre. (Max. Allowed)
Building Height: 16 Y2 feet 28 feet (Max. Allowed)
Building Square Footage:

First Floor Living: 3,310 square feet

Attached Garage: 514 square feet

Detached ADU:

Pool Equipment Shed:

Floor Area Ratio (FAR):

Building (Lot) Coverage:

3,824 square feet (Total House Size)

585 square feet
70 square feet
4,479 square feet (Total Building Area)

.33 (4,479 sq. ft) 45 (6,014 sq. ft.) (Max. Allowed)

35% (4,677 sq. ft.) 35% (4,677 sq. ft.) (Max. Allowed)


http://www.cityofcampbell.com/DocumentCenter/View/167
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Parking: 2 spaces (covered) 2 spaces (Min. Required)
Setbacks: Proposed Required
Front (west): 28 feet 25 feet
Garage: 2 feet 25 feet
Side (south): 8 feet 8 feet or 60% of the wall height
Side (north): 12 feet 10 feet or 60% of the wall height
Rear (east): 53 feet 20 feet
DISCUSSION

Review of the Site and Architectural Review Permit application is governed by the San Tomas
Area Neighborhood Plan. The Plan provides development standards (e.g., height, setback, lot
coverage, etc.) as well as design guidelines in terms of design compatibility, scale and mass,
surface articulation, building orientation, and privacy. The guidelines are not meant to prescribe
any particular style, but rather provide an overall framework for evaluating the design of new
residences. Pursuant to CMC Sec. 21.54.050, the Site and Architectural Review Committee's
(SARC) purview is to review the project's architectural design and site configuration, upon
which a recommendation may be made to the Planning Commission.

Design: The proposed one-story, 3,824 square-foot single-family residence is presented in a
contemporary style evocative of Mid-century modern, incorporating off-set angular roof lines,
asymmetric windows, mixed wall cladding (stucco and vertical cedar), and distinct entry and
garage doors.

The design approach may be seen as somewhat more modern than other new homes, particularly
because of the angular roof liens. However, the STANP does not prohibit modern designs; it
simply encourages general design compatibility. To what extent this design is consistent with the
STANP with respect to the "Compatibility” guidelines (Page 11 of the STANP), excerpted
below, is a matter for the SARC to discuss.
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Compatibility

1. New homes and additions to existing homes should incorporate representative archi-
tectural features of homes in the San Tomas Area such as, shape, form, root pitch, and
materials. Architectural design features historically found in the San TomasArea are
described below. New projects should avoid abrupt changes that result from intro-
ducing radically different designs or sizes of structures.

Some projects have utilized design features that are not commonly found in the area
and are out of scale with surrounding homes. Special care must be used when intro-
ducing design features not commonly found in the area to ensure they are architectur-
ally compatible with the surrounding neighborhood.

Architectural features historically found in the San TomasArea mclude the following:

. Simple rectangular shaped forms

. Simple rooflines: gabled or hipped

. Shallow window fenestration

. Visually light roof materials (composition, shingles)
. Wood siding or stucco exteriors

. One or two car garages (detached and attached)

Features not commonly found in the area include:

. Complex shapes

. Complex rooflines

. Tall two story entry ways or heavy columns
. Complex window fenestration

. Stucco with heavy moldings

Scale: In addition to design compatibility, the scale of the new home is also a consideration
under the STANP. Although angular rooflines can sometimes accentuate the height of a building,
by maintaining the home as a single-story it does not appear out of scale with the adjacent homes
as shown on the applicant’s streetscape illustration, below:

Site Layout: Since the proposed residence would be constructed from portions of the existing
home, its placement on the property would not be substantially altered. An existing detached
garage structure located at the northeast corner would be preserved and converted to an ADU
under a separate permit. A new swimming pool and large deck and patio would be constructed at
the rear of the house.



SARC Memorandum — February 25, 2020 Page 4
PLNZ2019-215 ~ 596 Emory Ave.

Landscaping/Hardscaping: The property's front and rear yard will be re-landscaped with new
drought tolerant vegetation and new trees as required by the STANP and State Model Water
Efficient Landscape Ordinance (MWELO). The front yard paving area will be defined by long
concrete paver blocks interspersed with new trees, giving the landscaping treatment a
contemporary appearance. No protected trees would be removed.

Privacy: Although a single-story home, the drawings show a series of upper-level windows along
the north elevation. These windows connect to an unconditioned attic that would only be
accessible via a pull-down latter. As such, there is no privacy impact from these windows.

Fencing: New 8-foot tall fencing is proposed along the rear and side property lines. However, the
side fencing would only raise to 8-feet approximately 50-feet from the front property line. The
fencing towards the street from that point would only be 3 % feet in height.

OPTIONS

The SARC should discuss the proposed project's design compatibility, scale, site layout, and
landscaping. If the SARC believes that the project warrants changes, the applicant may be asked
to revise the design for review by the Planning Commission.

Attachments:
1. Location Map
2. Project Plans
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Project Information

Owner Praniti Lakhwara
Sean O'Brien

Address 596 Emory Ave
Campbel, CA 95008

Telephone

Email praniti@gmail.com
sobrien05@gmail.com

APN 404-27-011

Lot size 13,3645 ft (:31 acres)

Year Built 1951

Zoning R-1-10 (San Tomas Plan)

Occupancy R3

Constr. type E

Sprinklers none

Historic Resource No

Height & Bulk 28-0"or 2.5 stories

Open space 5,0005q ft min 750 sq. ft. funit

Max. lot coverage 35% or 4,677 sq ft sq ft

Existing condifions

garage (uncond.) 3085 ft

garage living space 4N sqft

main building fiving (unit 1) 2011 sqft

main building fiving (unit 2) 8845q 1t

existing total living space 3.306sqft

existing total building area 3614sqft

covered porch 1205 ft

covered carport 368sq ft

ot coverage 41025qft 30.7% (35% max)

Proposed conditions

garage (uncond.) 5lasqft
main building fiving (urnit 1) 3310sqft

ADU (unit 2) 5855 ft

pool equip. (uncond) 70sq ft

proposed totalliving space 3.965sqft

proposed total building area 4479 sqft

covered porch & patios 1985 ft

ot coverage** 4673sqft 350%
building area 4479 sqft 33.5%
paved area™* 3,697 sqft 27.7%
landscape area 5187 sqft 388%

“overhangs <2-0 nof counted fowards lof coverage
+560 AQ3 for area diograms

+*see ALl forfront yard area calc

Project description
1. New single family residence using portions of existing structure

2. Conversion of existing detached garage (finished without permit)
to ADU & pool equipment room

3. New pool and landscaping

4. Expansion of existing solar capacity for pool and house heating
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3

s

PROPERTY Of These drawing: and schedules were
prepared by Raumfabrik Architecture + Inferiors Inc. for a residence at 596
Emory Ave, Campbell, CA 95008 and are fhe property of Raumfabrik
Architecture + Interiors Inc., 2530 10th St. #7, Berkeley, CA 94710. Use of these
drawings, specifications and schedules in part or in whole any ofher location
and or without the written permission of the Architect is uniawful. The
Architect for th use of these drawings,
specifications and schedules

INTENT: The infent of these drawings, specifications and schedules is fo show
architectural design decisions to date. Some details and specifications may
not be included, as some design decisions may sfill be in progress.

GOOGLE DRIVE: Specifications and schedules includedin the drawings are for

es only. quent versions of fhe.
specifications and schedules for construction will be uploaded to Google
Drive and shared with the Contractor and Owner, and will be updated
periodically during construction. The Contractor is fo refer fo these documents
online during construction. and make them available fo all sub-contractors
and the foreman as required. Printed copies may be provided by the
Architect upon request

UP TO DATE PLANS: The COMYGC'OY must keep a copy of fhe latest version of
ihe drawings on site at all fimes. The Architect will periodically provide the
Contractor with up to date pnn'ed sets os required.

‘CODES: All work shall comply with local City of Campbell codes, California
State codes, Amendments, Rules, Regulations, Ordinances, Laws, Orders,
Approvals efc thot are required by Governing Authorifies. In the event of
conflict, the most stingent requirements shall apply. Requirements include,
but are not limited fo the following:

2019 versions of the Califomia Building Code, California Residential Code (if
applicable), California Green Building Standards Code, California Electrical
Code, California Mechanical Code, California Plumbing Code, California Fire
Code, Califonia Adminisirafive Code, California Energy Code:

DIMENSIONS: All dimensions are face of finish dimensions unless noted
ofherwise.

FIELD VERIFICATION: All dimensions and condifions must be verified in the field.
Any discrepancies shall be brought fo the Architect's attention before
proceeding with the affected part of the work.

SCALING: Do not scale drawings.

FiRE SPRINKLI
be installed in one and two lcmn\y dwemngs as follows: 1) Inn all new one and
two-family dwelings and in exisfing one and fwo family dwelings when
additions increase fhe buiding area to more than 3,600 5q. ft. NOTE: The
owner(s) and any confractor(s) are responsible for consulfing with the water
purveyor or record fo determine if any modificaiton or upgrade of the existing
water service is equired. A Stafe of CA licensed [C-16) Fire| on'echon
cOmmctor shall submit plans, cal leted permit appli

o this for review and oy pprcvc\ prior fo
begmmr\g ‘work. CRC §313.2 as adopted and amended by the CBLMC.
SPRINKLERS ARE REQUIRED FOR BOTH THE PRIMARY RESIDENCE AND ADU.

WATER SUPPLY REQUIREMENTS: Potable water supplies shall be protected from
contamination caused by fire protection water supplies. It s the responsibilty
of the applicant and any contractors/subs to contact the water purveyor
supplying the site of such project, and to comply with their requirements. Such
requirements shall be incorporated into the design of any water-based fire
protection systems, and/or fire suppression wafer supply systems or storage
containers that may be physically connected in any manner to an appiiance
capable of causing contamination of the potable water supply. Final
approval of the system not granted until compliance of the water purveyor of
record are documented as being met. 2010 CFC §903.3.5 & Health and Safety
Code§131147.

CONSTRUCTION SITE FIRE SAFETY: All constructionsites must copmly with the
applicable provisions of CFC Chapter 33 and our Standard Detail and

SH7. P nofations on subsequent plan
submittals, as cppvopnme 10 the project.

ADDRESS ID: N) and () buildings shall have approved address numbers
placedin a position fhat s plainly legible and visible from the road fronting the
property. These numbers shall contracts with their background. Where required
by the fire code official, address numbers shall be provided in additional
approved locations fo facilitate emergency response. Address numbers shall
be Arabic numbers or alphabetical leffers. Numbers shall be a minimum of 4"
high with a min. stroke of .5". CFC

garage
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Raumfabrik

FRESH CONCRETE AND MORTAR APPLICATION

ST MANAG

T PRACTIC!

Masons and bricklayers
Sidewalk construction crews
Patio construction workers
Construction inspectors
General contractors

Home builders

Developers

GENERAL BUSINESS PRACTICES

Both at your yard and the
construction Site, always store both
dry and wet materials under cover,
rotected from rainfall and runoff.
Protect dry materials from wind

Sccure bags of cement after
they areopen. B sure [0 kesp wind-
blown cement powder away from
gutters, storm drains, el and
runoft.

Wash out coerct mixers only
ated wash-out areas in your
y.ml, where the water will flow into

Wi
by pumping back o ixersfo
reuse. Never dispose of washout
into the street, storm drains,
drainage ditches, or streams.

DURING CONSTRUCTION

Don't mix up more fresh
concrete or cement than you will use
ina day.

Set up and operate small mixers
on tarps or heavy plastic drop
cloths,

FOR

« When cleaning up after driveway
or sidewalk construction, wash fines
onto dirt areas, not down the
driveway o into the street or storm

rain.

Place hay bales or other
erosion controls down-slope to
capture runoff carrying mortar or
cement before it reaches the storm
drain.

* When breaking up paving, be
sure 10 pick up al the pieces and
dispose properly.

* Recycle large chunks of broken
concrete ata landfill

« Dispose of small amounts of
excess dry concrete, grout, and

‘mortar in the tras|

© Never bury waste material

LANDSCAPING, GARDENING, AND POOL MAINTENANCE
BEST MANAGEMENT PRACTICES FOR THE:

STORM DRAIN POLLUTION FROM MASONRY

AND PAVING

Fresh concrete and cement-
related mortars hat wash o
streams, or estuaries are

vt e and the
environment. Disposing of these
‘materials to the strom drains or

s causes serious problems and
i prohibited by law

Landscapers
Gardeners

Swimming poolspa serviceaud
repair

General contractors

Home builders

Developers
BUSINESS PRACTICES

Protect stockpiles and
landscaping materials from wind and
rain by storing them under tarps or
sccured plastic sheeting,

Store pesticides, fertilizers,
and other chemicals indoors or in a
shed or storage cabine

Schedule grading and excavation
projects for dry weather.

Use temporary check dams or
ditches to divert runoff away from
storm drains.

Protect storm drains with hay
bales or other erosion controls.

Revegetati n excellent
form of erosion control for any
site

POOL/FOUNTAIN/SPA MAINTENANCE

Never discharge pool or spa
‘water to a street or storm drain,

OR

When cptying ool orsp.
let chlorine dissipate for a few

lays, and then recycle/reuse water
by draining it gradually onto a
landscaped area.

Contact the local sewage

treatment authority. You may be

able to discharge to the sanitary

sever by umning s hos 0.3 utility
k or sewer pipe cleanout

Junction

Do not use copper-based

ircamnt technology cannot remove
all of the metals that enter a
treatment plant.

LANDSCAPING/GARDEN MAINTENANCE

Use up pesticides. Rinse

containers, and us
et. Dispose of rinse

product

se rinse water as

containers in the trash

Dispose of unused pesticide as

hazardous waste,

Colleet lawn and garden
clippings, pruning waste, and tree

trimmings.
compost.

. Chip if necessary, and

In communitics with curbside
rd waste recycling, leave

Clippings and pruning waste for

pickup in approved ba

Conaimers, On take to 3 landsil

that compos

waste.

Do not place yard waste in
utters.

Do not blow or rake leaves,

ete. into the street

STORM DRAIN POLLUTION FROM LANDSCAPING
AND SWIMMING POOL MAINTENANCE

Many landscaping activities decompose
soils and increase the likelihood

that carth an

fen chemicals will

runoff into the storm drains during
irigation or when it rains.

Swinming pol waer conti
d copper-based algaccides
should never be discharged o storm

chlori

drains. These chemicals are toxic
to aquatic lfe.

BEST MANAGEMENT PRACTICES FOR THE:

SITE PLANNING AND PREVENTIVE VEHICLE

HEAVY EQUIPMENT OPERATION

Velile and equipment persors

Home builders
Developers

MAINTENANCE

Designate one area of the
construction site, well away from
streams or storm drain nlets, for
auto and equipment parking.
refucling, and routine vehicle and
equipment maintenance.

Maintain all vehicles and heavy
cquipment. Inspect frequently for
leaks.

Perform major maintenance,
repair jobs, vehicle an
equipment washing off sit.

If you must drain and replace
motor oil, radiator coolant, or
other fluids on site, use drip pans
or drop cloths to catch drips and
spills. Collect all spent fluids
store in separate container
recycle whenever possible.

and

Do notus dise ol 1o
ricate cquipment or parts

Clean up spills immediately when
they happen.

Blueprint for a Clean Bay

BEST MANAGEMENT PRACTICES FOR THE CONSTRUCTION INDUSTRY.

SANTA CLARA VALLEY NONPOINT SOURCE POLLUTION CONTROL PROGRAM

EARTH MOVING ACTIVITIES

BEST MANAGEMENT PRACTIC]

Bulldozers, backhoe, and
e operators

Site supervisors
General contractors
Home builders
Developers

DURING CONSTRUCTION

Remove existing vegetation only
‘when absolutely necessary

+ Consider plating temporary
vegetation for erosion control on
opes or where consiucton s not
immediately planned.

+ Protect downslope dranage
ourses, streams, and storm drains

Wil hay balesor temporary drainage

swales

« Use check dams or ditches to
divert runoff around excavations.

« Cover stockpiles and excavated
soil with secured tarps or plastic
sheeting.

(GENERAL BUSINESS PRACTICES

* Schedule excavation and grading
work for dry weather.

* Perform major equipment repairs
away from the job sitc.

o When refucling or
vehicle/equipment maintenance must
be done on site, designate a
location away from storm drains.

* Donot use diesel oil o
lubricate cquipment or parts.

S FOR THE:

TING CONTAMINATED SOIL OR
GROUI\DWATER

As you know, contaminated
‘eroundwater is a common problem in
the Santa Clara Valley. It i

excavation and grading know what to
Took for in detecting contaminated
Soil or groundwater, and test ponded
‘eroundwater before pumping. Sec
Blucprint for a
consiruction best management

Pollution Control Program, for
details.

WATCH FOR ANY OF THESE CONDITIONS:

. Unusual soil conditions,
discoloration, or odor

. Abandoned underground tanks

. Abandoned wells

. Buried barrels, debris, or

trash

STORM DRAIN POLLUTION FROM EARTH-
MOVING ACTIVITIES

Soil excavation and g
operations loosen lar
soil that can flow or blow into
storm drains if handled improperly.
Soil erodes due to a combination of

ling

roughened ground surfaces

ROADWORK AND PAVING

T MANAGEMENT PRA

o Road Crew
o Driveway «v(kv.\lkrnnrkm(’hu
construction crew:
Sealcontcontactors
Operators of:

grading equipment

paving machines

dump trucks
concrete mix.
Construction inspectors
General contractors
Developers

WHAT CAN YOU DO?

GENERAL BUSINESS PRACTICES

o Develop and implement
erosion/sediment control plans for
embankments.

+ Schedul ctcavaion nd grading
work for dry w

Check for and repair Icakmg
equipment

= Perform major equipment repairs
in designated areas at your yard,
away from the construction site

o When refuci

or
vehicle/cquipment maintenance must

be done on site, designate a

Tocation away from storm drains and
ereeks

» Do not use diesel oil
lubricate equipment or parts.

« Recycle used oil, concrete,
bmkcn  splal, . Whenever
DURING CONSTRUCTION

+ Avoid paving and sl conting
in wet weather, or when

forceast before fresh pavement il

have time to cure,

o Coverand seal catch basins and
anholes when applying seal coat,
slurry seal, fog seal, ete.

« Use check dams, ditches, or
berms to divert runoff around
excavations.

CES FOR THE:

s material from

sed aggregate concrete or
Simia retments nto g street o
storm drain. Collect and recycle.
or dispose to dirt arca.

. Ncw wash exc

Cover stockpiles (asphalt,
sand, ) and ot mateials with
plastic tarps. Protect fror

Tl and prevent o with
temporary roofs or plastic sheets
and berms.

Catch drips from paver with
drip pans or absorbent material
(cloth, rags, etc.) placed under
machine when not in use.

Clean up all spills and leaks

BEST MANAGEMENT PRACT

GENERAL CONSTRUCTION AND SITE SUPERVISION

Construction industry

WHAT CAN YOU DO?

using "dry" methods (with absorbent

materials and/or rags), or dig up
and remove contaminated soil

Collect and recycle or
appropriakely dapose of excess
gravel or sand.

Avoidoverappliction by waer
trucks for dust control.

ASPHALT/CONCRETE REMOVAL

Avoid creating excess dust when
breaking asphalt or concrete.

Afier breaking old pavement, be
sure 0 remove all chunks and

Make sure broken pavement does
not come in contact with rainfal or
runof.

Shovel or vacuum saw-cut shurry
and remove from the site. Cover o
barricade storm drain during saw-
cutting if necessary.

Never hose down streets to
clean up tracked dirt

STORM DRAIN POLLUTION FROM ROADWORK

Road paving, surfacing, and pavement
removal happen right in the street,
where there are numerous
opportunities for storm drain
contamination by asphalt,
slurry, or excavated material

Extra planning is required to store
and dispose of materials properly
and guad against ollutonof st
drains and crecks.

ut

Designate one area of the site
for auto parking, vehicle refueling,
ent maintenance.

storm drain
inlets, and bermed if necessary.
Make major repairs off site.

Keep materials out of the ra
prevent runoff cnm.xmlvmuml at the
osed piles of

mteriasfroms sufaces that drin
to storm drains, crecks,
channels.

Keep pollutants off exposed
surfaces. Place trash cans and
recycling ecepacis sround the
site to minimize lit

Clean up leaks, drips, and
other spills immediately so they do
not contaminate soil or groundwater
or leave residuc on paved surfuces.

Never hose down "dirty"
pavement or surfaces where materials
have spilled. Use dry cleanup
methods whenever possible. If you
must use water, use just enough to
keep the dust down.

Cover and maintain dumpsters.

Check frequently for leaks. Place
dumps er roofs or cover with
tarps or plastic sheeting secured

around the outside of the dumpster.
Never clean a dumpster by hosing it
down on the construction site.

Make sure portable toilets are
in good working order. Check
frequently for leaks

S FOR THE:

MATERIALS/WASTE/HANDLING

Practice Source Reduction-

‘minimize waste when you order

‘materials. Order only the amount
. to finish the job.

lable materials
whenever possible.

Dispose of all wastes properly.
Many construction materials and
wastes, including solvents, water-
based paints, vehicle fluids, broken
asphalt and concrete, wood, and
cleared vegetaton can be recycld.
(See the references I

Tocvclers at he bk of Bluepint

an appropriate landfill o disposed
of as hazardous waste. Never bury
waste materials or leave ther in he
street o near a creek or stream

bed.

STORM DRAIN POLLUTION FROM
CONSTRUCTION ACTIVITIES

Construction sites are common
sources of storm water pollution.
Matrals and wastes tha blow or
‘wash into a storm drain, gutter

st have a dicet impact on Jowal
erecks and t

Contcto, s supervisor, owner
or operator of a site, you may be
responsible for any environmental
damage caused by your subcontractors
or employees.

Never hose down dirty
pavement or impermeable surfaces
where fluids have spilled. Use dry

cleanup method (absorbent materials,

cat litter, and/or rags) whenever
possible. If you must use water,
use just enough to keep the dust
down

Sweep up spilled dry materials

immediately. Never attempt to wash
them away with water or bury ther.

Use as lttle water as possible for
dust control,

Clean up spills on dirt arcas

by digging up and properly disposing

of contaminated soil.

significant spills to
the appropriate spill response
agencies immediately.

STORM DRAIN POLLU

Poorly maintained vehicles and heavy
equipment leaking fuel, oil,
antifrecze or other fluids on the
construction site are common so

of storm water pollution. Prevent
spill and leaks by iolating
cquipment from ru

Consrucion cqmpmclu from the site
s 500 as possible.

TON FROM HEAVY
EQUIPMENT ON THE CONSTRUCTION SITE

PAINTING AND APPLICATION OF SOLVENTS
AND ADHESIVES

BEST MANAGEMENT PRACTICES FOR THE: PAINTING CLEANUP

Never clean brushes or rinse
paint containers into a street,
gutter, storm drain, or stream.

Painters
Paperhangers

Floor covering nsallers
General contractors
Home builder
Developers

For water based paints, paint
out brushes to the extent possible,
and rinse to the sanitary sewer.

Keep allliqid paint products ind
treet,

and residuc as hazardous waste.

glues and cleaning fluids are
hazardous wastes. When they arc
thoroughly dry, empty paint cans,
spent brushes, rags, and drop cloths
may be disposed of as trash

WHAT CAN YOU DO?

Recyeloruse efover pains
whenever possibl

PAINT REMOVAL

Recycle excess water-based
paint, or use up. Dispose of excess
liquid, including sludges, as
hazardous waste.

Chemical paint stripping
residue is a hazardous waste

Reuse leflover oil-busd pint.
ispose of excess liquid, including
\Yndum as hazardous waste

Chips and dust from marine
paints or paints containing lead or
tributy tin are hazardous wastes.
Dry sweep and dispose of
appropriately.

STORM DRAIN POLLUTION FROM PAINTS,|

Paint chips and dust from non- SOLVENTS, AND ADHESIVES
hazardous dry stripping and sand
blasting may be swept up and

disposed as trash.

Allpais,solvents, and dhesives

contain chemicals that are harmful
o i ot vk and
Bay, Toxic chemicals may come from
Vguid or sold products o from
clemnig rsidis o ag. I s

ially important not to clean

Drushes inan area where pant
residue can flow to a gutter,
street, or storm drain.

When stripping or cleanii
building exteriors with hi
pressure water, block storm drains.
Wash water onto a dirt area and
spade into soil. Or, check with the
local wastewater treatment authority
o find out if you can collect (mop
or vacum) building cleaning water
and dispose o the sanitary sewer.

BEST MANAGEMENT PRACTICES FOR STORM
WATER POLLUTION PREVENTION

In the Santa Clara Valley, storm
drais flow direty o localoreeks

and San Francisco Bay, with no
treatment. Storm water mlhmol\ is

a serious problem for wildlife
dependent on our waterways and for
the people who live near polluted
streams o baylands. Some common
sources of this pollution include

spilled o, fuel, and fluids from vehicles
and heavy equipment

construction debris: mndvmpmn

runoff containing p weed
Killers; and materials such as used
motor oil, antifrceze, and paint

products that peaple pour or spill

into a street or storm drain.

Thirteen valley cities have joined
together with Santa Clara County and
the Santa Clara Valley Water

District to cducate local residents

and busineses and ight o dsin
pollu

Noter  The propery over and the

contractor share ultim:
exponability forthe acivites

cure on a construction site.

Owner and contractor may be held
responsible for any environmental
damage caused by the subcontractors
or employees.

Spill Response Agencies
1. Dial 911

2. Santa Clara Valley Water
District Environmental Compliance
Division (408) 927-0710.

3. Govenor's Office of Emergency
Services Wamning Center (800) 852-
7550 (24 hours),

Local Pollution Control Agen

Santa Clara County Office of Toxics
and Solid Waste Management
(408) 4411195

Santa Clara Valley Water District
(408) 927-0710

San Jose/Santa Clara Water Pollution
Control Plant

(408) 945-5300

Serving Campbell, Cupertino, Los
Gatos, Milpitas, Monte Sereno, San
Jose, Santa Clara and Saratoga

Sunnyvale Water Pollution Control
lant
(408) 730-7270

Falo AltoRegionl Wote Qulty
Contol Pl
@1

02595
Servine Fast Palo Alo, Los Alcs,
Los Altos Hills, Montain View, Palo
Alto, and Stanford

ORDINANCE OF THE CITY OF CAMPBELL
ESTABLISHING REQUIREMENTS FOR
STORM WATER POLLUTION CONTROL

Any person who violates any
provision of this article shall be guilty of a
misdemeanor and upon conviction thercof shall be
punishable by imprisonment for a term not to exceed
six (6) months or by a fine not to exceed $1000 or
by both. Each and every violation of this chapter
shall constitute a separate offense. Every day cach
such violation continues shall be an additional
offense.

| Penalties. Any person who violates any
provision of this chapter shall be civill liable o the
mpbell in a sum not to exceed $1000 per
day for each day in which the violation occurs. Fach
andevery vilation of s chaptr shall constite a
Separate offense. Every day cach such viohs
Comimaes shllbe an additonaloffense

Civil Liability. Any person who violates any
provision of this chapter shall be civilly liable to the
of

remediation of environmental conditions caused by
the discharge of pollutants into the Municipal Storm
Drain System or a Watereourse in violation of this
chapter.

D. Remedies Cumulative. The remedies provided for
not excl d
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emory ave

(E) 3-0" wood ff

&

F N

adjacent|
Tstory r

sidence

781 3/4°

Site plan symbols

property line
setback line
fence

building limit line
contour line
sewerline

gasline

hard drain tile o/
perforated pipe, holes
down

perforated pipe, holes
down

hose bibb

downspout

Raumfabrik
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2530 101 S1. #7
Berkeley, CA 94710
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10-5°

concrete pad

subject property
1 story. 2 unit residence

|
(E) 2" omamentql chery

corlcrete driveway
(td be removed)

%oncve'e pu%

setback line

2011

(E) 6-0" wood fence-

adjacent
1 story residence

{£) &' evergreen|
omamental peqy to be

250"

sefback

Site plan notes

1. Site Plan information s based on
assessor's parcel data obtained from
Santa Clara County Assessor, site
observation and measurement, and
oeral imagery.

2. Provide positive ground siope away from
all foundations, min. 2% for a distance of
20"

3. SeeAl.l forimpervious Surfaces
calculation

4. Allexisting frees and shrubs on site fo be
removed and replaced

5. (E) concrete patio fo be broken up and
removed for recycling, where possible.
Follow all municipal guidelines for
construction waste management.
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Site plan symbols Raumfabrik

architecture + interiors

property line

setback line 2530 101 St. #7
Berkeley, CA 94710
(510) 2254075

fence info@raumfabricus
www.raumfabrik.us

building limit line

contourline

At A
sewer line e A
gasline

hard drain tile o/
perforated pipe, holes
down

perforated pipe, holes

- down
Proposed sireefscape elevation subject property hose bibb (0}
downspout -
Site plan notes ._O
@
wv o
1. Site Plan information is based on o o
103 14 assessor's parcel data obtained from Y
Santa Clara County Assessor, site (] : -
observation and measurement, and < —_—
710172 780 340 7o 24 39 aerial imagery. O
o
5-0" 2. Provid f sl i '
42'tall fence & gate corten steel planting—| gasmefer rovide posifive ground siope away from - [0}
- bed all foundations, min. 2% for a distance of q_) an~
» 60" gate e 8.0 fence. , . " elec. meter s Q
metal edging, sam +fence. —k— Wi ’ = g
e ;i Z 3. Verlly (E) perimeter foundafion drainage mh 5 '
\ . in field and notify architect of any o~
. clean out/area 5 = T crea of pool confiicts or discrepencies. Provide (N) = =)
3 crein 213 equipment: 70 drain files where indicated on the plans O <
® 2|z sa.fi. and fie info (E) drainage system. ; M
12 concrete bubbler——|__| P ] i i 2@ sand et 4. Addressnumbers must be at least 4'fall | 2Z
w/ 12" gravel — i i Py [ - pavers w/ and a minimum of 1/2"stroke. Residentiol S
suround, fyp. of 3 L = \ = — == , gravel fil numbers must be interally iluminated O €<
- Za § 3 { B Kit) or iluminated by an adjacent
42 vertical . 12 concrele bubblerv/—]! 55 5q. 11, (bac bl
(?ILHEG D?L::y Loy e | \ olar oy system confroh clean out {existing footprint to remain) | B light which must be controlled by a — o
screen [ gas meter, - | photocell and switched only by a o >
(. 200 amp elec. panel. ! i breaker so it will remain iluminated all n
() water meter, | | | night. The light must not have a
verify location in | “‘ elec. meter o o screw-base socket and must consume no
"‘e'd and relocate - | | more than 5 watts of power and may not
0 within °'°°m | ‘ | be used for general porch ilumination. C
[ 5. The existing structure sits on a flat site and av4
ol is built over an 18" crawlspace. The o
P proposed modifications willnof resultin
;o any net cut or fill beyond what s needed 1
= - to erect the new foofings.
5
o T .
g st I £ Copyion 2019y Anlepoiz
o | H | _—— (N) 80" wood fence B
> H -~z
5 g - o conc. wall+ 36
g o -
£ 2 R112/17/19
o
¥ wood siorage R2 01/10/20
ATV @ | bench+ 18"
@ single family residence. z
= fory. w garage B
(no cut or fil proposed. See nofe 5)
‘ ;:; arawn by
g stepdn 5 CF, AP
. e il ! —
o E il F oo
Bl g il 2 planning
g i 3
a i - —————
(N) site plan
b
(N) streetscape elev.
180
60" go 7 7
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: N N conc. wall + 36" A i
27110172 ff fencey 80" fence 55110 1/2 250
' setback
‘ waste/recyciing bins ‘ (N) 80" wood fence !5 .I ]
stone counter + 36" °
roposed site and drainage plan - ot . [akhwara
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Wall symbols

(E) wall to be removed

V2777777 (E) wal fo remain
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demo
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.
Roof plan notes Raumfabrik
property line architecture + interiors
1. Enfie roof fo be demolished. See A2.0 for
Demolition Calculations.
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Sheet notes

A

All (N] or open (E) 2x4 exterior walls or
walls between condifioned and
unconditioned space to have min R-13
insulation value. See Specs.

Al (N) or open (E) 2x6 exterior walls or
walls between condifioned an:
unconditioned areas fo have min. R-19
insulating value. See Specs.

Interior walls to be insulated, as indicated
on the plans. See Specs.

Contractor o provide solid blocking as
req. for wall mounted cabinets & fixtures.

Maintain minimum 18" clearance fo
ground. Cover the ground with a 6 mil
plastic vapor barrer, lap and glue seams,

Provide adequate crawlspace cross
ventilation, per CBC 1203.4. Net
ventilation area o be equal fo 1 sf per
1505t of crawispace area. That area may
be reduced to 1/1500 of the underfloor
area where  Class | vapor refarderis
provided.

Provide minimum 200 5. in. garage
ventilation for spaces up fo 1,000f, per
SFBC 406.3.3

Provide a 1 HR rafed fire separation
between fhe garage and living space.
See fire Rafed Assemblies on A6.0. The
garage door shall be either a solid wood
door or a 20 minute fire rated door,
self-closing, self-laiching. See schedule.

Provide one layer of 5/8" Type-x gw.b. on
any exposed stair undercarraige.

(N) +42" guardirail, per CBC 1015 and
CRCR312, where applicable. See detail
X/A6X

(N) handrail, per CBC 1014 and CRC
R311, where applicable. See detail
X/A6X

Shower controls must be located such
ihat they are reachable from outside of
the shower.

Shower/tub enclosures shall use
tempered glass, and h
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maintain a 22" unobstructed opening
width. [CPC §408.5]

Showerstall fo have a minimum finished
interior of 1,024 5. in and shall be
capable of encompassing a 30" @ circle
The minimum required area an
dimensions shall be measured at a height
equal fo the fop of fhreshold, no less than
70" above fhe drain outlet. [CPC §408.5]

Provide a minimum of 15" clearance from
centerfine of toilet to any wall or
obstruction. Provide a minumum of 24"in
front of toilet. [CPC§402.5]
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Wall symbols
(E) wall to remain, size varies
(E) wall to be removed
(N) 2xwall

(N) 2x wall - insulated

Sheet notes

A All(N) oropen (E) 2x4 exterior wals or
walls between conditioned and
unconditioned space to have min R-13
insulation value. See Specs.

B Al (N) oropen () 2x6 exterior walls or
walls between conditioned and
unconditioned areas fo have min. R-19
insulating value. See Specs.

C  Interiorwalls to be insulated, as indicated
on the plans. See Specs.
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Wall symbols
(E) wall to remain, size varies
(E) wall to be removed
(N) 2xwall
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Sheet notes

A AllN) or open (E) 2x4 exterior walls or
walls between condifioned and
unconditioned space to have min R-13
insulation value. See Specs.

B All(N) or open (E) 2x6 exterior walls or
walls between conditioned an
unconditioned areas fo have min. R-19
insulating value. See Specs.

C  Interior walls to be insulated, as indicated
on the plans. See Specs.

D Contractor to provide solid blocking as
req. for wall mounted cabinets & fixtures.

E  Shower controls must be located such
fhat they are reachable from outside of
the shower.

F Shower/tub enclosures shall use
tempered glass, and swing outward to
maintain a 22" unobstructed opening
width. [CPC §408.5]

G Showerstall to have a minimum finishedt
interior of 1,024 5. in and shall be
capable of encompassing a 30" @ circle.
The minimum required area an
dimensions shall be measured at a height
equal fo the top of fhreshold, no less than
70" above the drain outlet. [CPC §408.5]

H  Provide a minimum of 15" clearance from
centeriine of foilet fo any wall or
obstruction. Provide a minumum of 2
front of foilet. [CPC§402.5]

Raumfabrik

architecture + interiors

2530 101 S1. #7

ANTIE PAIZ
caiE

Q
(=}
(=]
wn
o
< -
OO
26
_g-l\
o~
g.
:
3
><l’
<
gﬂ_
£ <
w
o
o~
wn

Lakhwara - O'Brien Residence

Copin 2019 by Ants Pz

R112/17119
R2 01/10/20

" cRap
——

planning

(N) ADU plan

(N) ADU roof plan

(N) ADU elevs
——

A2.6

lakhwara
02/18/20




(N) wood fascia, painted

(N stuceo finish

fight fixture, typ.

(N) wood fascia

(N) vertical cedar rainscreen

N 10,100t gy

(N) steel post, powder coated

(N) exposed beam, S0

alum. clad windows, black, typ.

EIEaVami 4

(N) top plote gy

roposed east elevation
scale: 1/:

|||U|| J“uuulm il

!r/ (N) stucco finish

(B) finish floor g~

400

N skoviant (N) woof fascia, painted
(N 1o roof
\ =y e e - T eresT s g TS s
\ i iR T | tisian. vt oo
(N) skyiight
(N) @sphall shingle roof 2 ZoN ZoN D
10,1001 gy
R
(N) gutter and downspout, black
alom.
.- -—-—--——- - - —-—- - - - - - - - <
e (N) alum. clad windows, black ——]
AN s
M) dlog door —— | [®) /Gp\ "5 / (N) stucco finish
s AN
(N stucco finish ——_| Q2)

O (E)fnish floor

concrete

400

roposed north elevation
scale: 1/4

012 4 e 67t

Raumfabrik

architecture + interiors

2530 101 S1. #7
Berkeley, CA 94710
(510) 2254075

info@raumfabri.us
www.raumfabrik.us

ANTIE PAIZ
caiE

596 Emory Ave. Campbell, CA 95008
APN: 404-27-011

Lakhwara - O'Brien Residence

Copin 2019 by Ants Pz

" RL12717/19
R2 01/10/20

CF, AP
—
planning

(N) N elev.
(N) E elev.

A3.0

lakhwara
" 02/18/20




(N) class A asphalt
hingle roof

N gutter &
downspout

(N) skylights

(N) 0. r00f g~

ﬂi (N) stucco finish

67177 (o) W

N} exposed beams, SSD.

|~ wood soft

|_——— () fignt fixture. typ.

(N] top plate g~

(N) stucco finish

IR

e
N steel post, black patina fo
match windows

(N finish floor g~

roposed south elevation
Scale: 1/4"

O [N to.r00f

Wiie7 12 h

(N) wood fascia, painted

(N) vertical cedar rainscreen

steel awning, black patina fo

T match windows

(N} wood foscia, painted

(N) stucco finish

N) stucco finsh B L
=l B IN) verficalslatted cedar garage
R (M) qutter & downspout 5 Hoor (N) top plate g~
[« S - = 7 s 8e
(N) slatted cedar privacy | e i P light fixture, typ. of 2
screen, partly removed soi /
for clonty i . o5
Q7 L2 ¥ B e
sk 141 @ . i ; concrete
5 2 2
O (6) finish fioor )
> N s oor
00 r A= - D)

roposed west elevation
Scale: 1/4'

(N) conc. step

bench

address numbers, instaill per CFC
§505.1, see General nofe 12/40.0
concrete.

012 4 8 67t

Raumfabrik

architecture + interiors

2530 101 S1. #7
Berkeley, CA 94710
(510) 225-4075

info@raumfabri.us
www.raumfabrik.us

ANTIE PAIZ
caiE

596 Emory Ave. Campbell, CA 95008
APN: 404-27-011

Lakhwara - O'Brien Residence

Copin 2019 by Ants Pz

T Ri2nzng
R2 01/10/20

CF, AP

planning

() + (N) S elevs
(E) + (N) W elevs

A3.1

lakhwara
“ 02/18/20




(N 1o roof

e R

W72 )

() fnish floor

master bath

(N) top plate
S ®

master bechoom

ection @ master bedroom
cale: 1747=1-0"

W72 e

2 1N top plote

i (B) finish floor

bedroom #3

400

AN foroof

living room

ection @ living room
cale: 1/: 1-0"

W67 172 )

(N fopplate

-, (E) finish floor

bedroom #2

forage aftic

laundry

dining reom

(N) fop piate g~

86

(N) finish floor g~

o7

IN) fop plate g~

section @ entr
Scale: 1/4

garage

N finish floor g~

o7

Raumfabrik

architecture + interiors

2530 101 S1. #7
Berkeley, CA 94710
(510) 225-4075

info@raumfabri.us
www.raumfabrik.us

ANTIE PAIZ
caiE

596 Emory Ave. Campbell, CA 95008
APN: 404-27-011

Lakhwara - O'Brien Residence

Copin 2019 by Ants Pz

T Ri2nzng
R2 01/10/20

CF, AP

planning

(N) sections

A4.0

lakhwara
“ 02/18/20




Int. Door Schedule

Window & Skylight Schedule
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# Location Width Height Operation Slab Style Hardware | H. function H.finish |Comments # Location Mfr Series Sash Operation RO. W RO.H H.H. Glazing Egress |Comments 2530 10mst 47
A entry 30 68" pocket siab 8D 8D Sofin nicksl 02 entry 8D fixed 40" 70" 70" match unit 01 HH ?;';T‘ze;s o
B entry 26" 58" Sider siab flosh passage safin nickel - - - ks
< T T - ool = o ooy o 05 Kitchen Anderson 100 series fixed 70 20 56 mulled assembly, see elev nfoaraumfabricus
) pantry 28" 68" pocket slab) flush passage satin nickel 8 office Anderson 100 series fxed 3¢ 7e 7e S ——
S maed weaTened. 09 master bed T80 T80 fixed 50" 108 108 tempered W
£ gorage 28 i efthand swing slab fever deadboolt safinnickel | it closing/latching 1 master bed Anderson 100 series awning/fixed 20" 50" 74
F hal 36" 8 pocke! siab flush passage safin nickel 12 master bath Anderson 100 series awning/fixed 38" 70" 74 mulled assembly, 2-0" fransom. See elev.
G masfer bedroom 28" 68" left hand swing slab. lever privacy satin nickel 13 bedroom #2 Anderson 100 series casement - fixed 76" 40" 74" Y A
H Closet 28" 58" pockef siab flush Gummy safin nickel 14 bath #2 ‘Anderson 100 series awning I 30" 7
J office 28" 68" pocket slab flush privacy satin nickel 15 bedroom #2 Anderson 100 series casement -fixed 76" 40" 74" Y
K master closel 28" 8 pocke! siab flosh Gummy safin nickel " e Anderson 100 series wning o 3o P
L master bath 28" 58" leff hand swing siab lever privacy safin nickel 7 P e— Anderson T0serios | cavement frea e S0 7o M
M bedroom #3 28" 58" tight hand swing siab lever privacy safin nickel m Tamiy room o0 o0 ed 3 o o ich omi 18 head
N Closet 50" 58" sider siab flush dummy safin nickel 2 e pr— 00 seros red o 20 o
3 bath #2 28" 8 fight hand swing siab lever privacy safin nickel o g ye— e g e TS I
Q bedroom #2 28" 8 leff hand swing siab lever privacy safin nickel = s ye—— Ty g yrn T o ()
R Closet 50" 58" sider siab flush dummy safin nickel
- - 23 storage loft Anderson 100 series fixed 40 20' 510 (@]
s laundry room 28 58 pocke! siab flush passage safin nickel
T famiy room 28 3 left hand swing sab Tever passage safin nickel 24 fomily room Anderson 100 series awning 40 20 610 C
m o o e peT——— s P ey p— 26 | ADUgreatroom | Weathershield | confemporary | _casement - fixed 50" 36" 70" mulled assembly, see elev.. maple inferior )
v bedroom #1 28" 68" left hand swing siab lever privacy safin nickel 30 kitchen velux skylight fixed 60 30 NA curb mounted
w bath #1 28" 68" fight hand swing siab lever privacy safin nickel 31 pantry Vvelux skylight fixed 2¢ 3 NA curb mounted _O
X closet 50" 58" sider Slab flush dummy safin nickel 32 living room Velux skylight fixed 30" 120" NA curb mounted '(7., Q
Y mech. 28" 510" leff hand swing siab lever privacy safinnickel | verify height n field 33 hall Velux skylight fixed 26 30" NA curb mounted O3
z storage 28" 510" right hand swing siab lever privacy safinnickel | verify height n field 34 master bath Velux skylight fixed 50" I NA curb mounted o _
73 Closet/laundry 28" 58" pockef siab flush passage safin nickel 35 guest hal Velux Seylight fxed 26" 30" NA Curb mounted o 6 —
121 bath #3 28" 8 leff hand in-swing siab lever privacy safin nickel General Notes - o
1 Confractor fo field verity all rough opening dimensions prior o ordering o
Interior Door Notes 2 All glazing to be double pane, clear, lowE2, UON. Max U-vaiue 30] _9 -8_ :
[ —— . se0 extoorcevatio fo operalon and divided e confguration = £
2. Hinge finish fo match hardware, typ Anderson Window Notes Window Notes Skylight Notes o0 8 <
e back ior mepie | o vtactor 55 -~ 03
Sreron vk Er— I O¢~
Ext. Door Schedule Hardware: black Hardware: safin nickel | ! < Z
. . s 52
# Location Mir Series Operation Unit W Unit H H.H. Slab Style |Comments O £ <
o1 enfry T80 leff hand in-swing 38 70" 70" soid__|mefal-clad door =9
verfical wood siaf cladding 1o
03 garage 8D 8D fiit-up refractable 160 76" 76" solig [ el oo 9 O 3
04 garage T80 T80 right hand in-swing 30" 70" 70" soid__|fiberglass ;
06 Gining room T80 T80 3 panel bifold 120 80° 80° glass c
07 living room T80 T80 4 panel sider 160° 100° 100° glass
10 | master bedroom T80 T80 sider 80° 76" 76" glass__|w/raked fransom dbove. See elev. V4
18 family room 8D 8D left hand in-swing 210" 70" 70" glass :éfse;“:!f andraked fransom g
25 ADU entry Weathershield conlemporary | _leff hand in-swing 30" 58" 58" glass
27 | ADUgreatroom Weathershield contemporary | 3 panel pocket sider 120 68" 68" glass S
28 ADU bath Weathershield confemporary | leff hand in-swing 150 68" 68" glass
29 | ADUpool equip. 8D 8D left hand in-swing 28" s8" 58" solid igg;o's'ed’wemhe"mp’ “RI1217/19
R2 01/10/20
General Notes
1 Confractor fo field verty al rough opening dimensions prior o ordering
2. Allglating to be lempered double pane, clear, lowE2, UON. Max U-value 32
3_See exterior slevaion for operafion and divided ffe configuration
Fleetwood Door Notes doors
etk et mapls | —
e T -
Hordware: block hordware: nferior safin nickel, exteror biack CF. AP
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Planting and Irrigation Notes

| 1. Plant selection is based on regionally appropriate varietals

i and climate adaptive species, balancing drought resistance
with aesthetics. Some fruit bearing trees have been included

| irrigation control valves to promote a healthy productive landscape.

2. Landscape irrigation to be a multi-zoned drip system with rain
sensors and 'smart' timers. The rear and front of the property
will be zoned separately to control water use throughout the
day.

3. The system will be monitored and conftrolled wirelessly, with
manual conftrol valves installed per the Site Plan AT.1. It will

: : A AN TR : : include 1/2" distribution lines with 1/4" or 1/2" emitter lines. No
¢ ) _ sprayers will be used.
: - ‘ L] op P T : 4. Weather monitoring will be incorporated into the system to
\ : 1 N g : avoid unnecessary water use.
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