
PROJECT DATA UTILITIES NOTES
OWNER
Raymond Wong
P.O. Box 16695, San Francisco CA 94116
415.310.6916
raywong5677@gmail.com

ARCHITECT
Elaine Lee
3223 Encinal Avenue, Alameda CA 94501
510.847.0377
elaine@elaineleedesign.com

SURVEYOR
Robert Dains, Dains Land Surveying
2980 Barrington Terrace, Fremont CA 94536
650.743.0831
rdains@dainslandsurveying.net

LANDSCAPE
Nancy L. Curtis
Natural Landscapes for California
650.274.5064
nlclandscapedesign@gmail.com

CIVIL ENGINEER (Grading and Drainage)
Travis Lutz, P.E., QSD/QSP
Precision Engineering and Construction, Inc.
1331B Old County Road, Belmont, CA 94002
650.226.8640
travis@precision-ec.com

ARBORIST
David Beckham, Kielty Arborist Services LLC
P.O. Box 6187, San Mateo CA 94403
650.532.4418
david @kieltyarborist.com

GEOTECHNICAL
Romig Engineers, Inc.
1390 El camino Real, 2nd Flr, San Carlos, CA
94070
650.591.5224
coleman@romigengineers.com

NEW RESIDENCE AND DETACHED GARAGE
1033 CORTEZ AVENUE, BURLINGAME, CALIFORNIA

scope of work: Demolish existing residence and build new
2-story residence and 1 car detached garage.

project address: 1033 Cortez Avenue

APN: 026-166-040

project owner: Raymond Wong

construction type: V-B/sprinklered

occupancy group: R-3/U

zoning: R-1

lot size: 6,000± sq. ft.

allowable floor area: 0.32x6,000+1,100= 3,020 sq. ft. +garage

gross floor area to be demolished:  1,746 sq. ft.±

PROPOSED FLOOR AREA
lower floor 600
1st floor 1,435
2nd floor 1,078
Deduction -100 (mech. room)
TOTAL 3,013
detached garage 284

max allowable lot coverage: 0.4x6,000=2,400 sq. ft.

proposed lot coverage:  1,818 sq. ft. (30%)

landscaped/softscaped area:  2,079 sq. ft.

Flood Hazard: A/X
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FLOOR AREA RATIO TABLE

buildings

patios, walks
total

existing proposed

IMPERVIOUS LOT COVERAGE

1,746

1,670
4,244=71%

1,818

1,163
3,598=60%

driveway 703 360

front porch 87
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PROJECT DIRECTORY

AVERAGE FRONT SETBACK
AVERAGE 18.8 FEET

· Two complete copies of the Green Building Mandatory Measures Checklist will
be submitted with plans to be submitted for Building plan review

· This project shall comply with All Electrification requirements in accordance
with the City of Burlingame Reach Code Ordinance #1979.

2022 California Building Code
2022 California Residential Code
2022 California Mechanical Code
2022 California Plumbing Code
2022 California Green Building

Standards Code
2022 California Electrical Code
2022 California Fire Code
2022 California  Energy Code
Burlingame Municipal Code
Burlingame Amendments to the California
Codes as adopted in Ordinance 1889

1. Construction Hours
Weekdays 8AM-7PM
Saturdays 9AM-6PM
Sundays and Holidays No Work Allowed

2. Any hidden conditions that require work to be performed beyond the
scope of the building permit issued for these plans may require further
City approvals including review by the Planning Commission.

3. DEMOLITION PERMIT
A completed Supplemental Demolition Permit Application shall be
submitted prior to the issuance of a building permit application. NOTE:
The Demolition Permit will not be issued and no work can begin (including
the removal of any building components) until a Building Permit is issued
for the project. The owner is responsible for assuring that no work is
authorized or performed. Demolition of a structure requires a permit from
BAAQMD and required sign-offs from the Water, Sewer, Planning, and
Recycling departments. The pink demolition permit application will need to
be completed prior to Building Department approval and the start of work.
Contact BAAQMD for questions. (415)749-4979, email at
www.baaqmd.gov.

4. CITY OF BURLINGAME BUSINESS LICENSE
Anyone  doing business in City of Burlingame must have a current City of
Burlingame business license.

5. The Certificate of Occupancy will be rescinded once construction begins. A
new Certificate of Occupancy will be issued after the project has been finaled.
No occupancy of the building is to occur until a new Certificate of Occupancy
has been issued.

6. Trenching, digging, foundation, and excavation work within the tree protection
zones of Tree #1 (within 58.3' of tree) and Street Tree #1 (within 15' or tree)
shall be excavated by hand in combination with hand tools such as an air
knife, rotary hammer with clay spade attachment, or shovels and under the
direct supervision of the Project Arborist.

CONSTRUCTION NOTES
· Plug all existing sanitary sewer lateral connections and install a new 4"

lateral, all water line connections to city water mains for services or fire line
are to be installed per city standard procedures and specification, and
any other underground utility works within city’s right-of-way. All
abandoned sewer lateral or water service shall be disconnected at the
main and per City requirements. An encroachment permit will be required
for these items.

· All water lines connections to city water mains for services or fire line
protection are to be installed per city standard procedures and material
specifications. Contact the city Water department for connection fees. If
required, all fire services and services 2" and over will be installed by
builder.

· Water meter shall be sized to accommodate sprinkler system flow
demand.

· Underground fire service connections shall be submitted as separate
Underground Fire Service permit for review and approval.

· Sewer Backwater Protection Certification is required for the installation of
any new sewer fixture per Ordinance No. 1710. The Sewer Backwater
Protection Certificate is required prior to the issuance of Building Permit.

· Plug and disconnect all gas lines and remove gas meter. No gas is
allowed to be supplied to the property.

PUBLIC WORKS NOTES
1. City Public right-of-way Construction Hours (including hauling)

Weekdays 8AM-5PM
Saturdays, Sundays and Holidays No Work Allowed

2. If required, a Grading Permit shall be obtained from the Department of
Public Works

3. This project is a "Type I" project that requires a Stormwater Construction
Pollution Prevention Permit. This permit is required prior to issuance of a
Building Permit. An initial field inspection is required prior to the start of
any construction (on private property or in the public right-of-way).

4. Owner is required to submit an elevation certificate for review/approval by
the Public Works Engineering Department showing that the finish floor is
1' above the determined base flood elevation, prior to building permit final.

GREEN BUILDING AND ENERGY REACH

APPLICABLE CODES

total 3,013203 284

deck/balcony 125 257

FIRE PROTECTION NOTES
FIRE SPRINKLER DRAWINGS SHALL BE A DEFERRED SUBMITTAL
-An automatic fire sprinkler system shall be installed in accordance with NFPA 13D.
-Fast-response fire sprinkler heads shall be installed throughout residence and detached garage.
-The suppression contractor shall have a C-16 type license.
-The suppression contractor shall provide 3 copies of working drawings and calculations to the fire district for plan checking.
-The fire district shall issue a permit prior to the installation of fire sprinkler system.
-An owner's manual for the fire sprinkler system shall be provided to the owner.
-A sign or valve tag shall be installed at the main shutoff valve to the water distribution system stating the following: "Warning,
the water system for this home supplies fire sprinklers that require certain flows and pressures to fight a fire. Devices that
restrict the flow or decrease the pressure or automatically shut off the water to the fire sprinkler system, such as water
softeners, filtration systems and automatic shutoff valves, shall not be added to this system without a review of the fire
sprinkler system by a fire protection specialist. Do not remove this sign."
-Backflow prevention device shall be installed on fire service line. It shall be certified and tagged by backflow tester before final
inspection.
-Fire sprinkler test water shall be discharged to to landscape or sanitary sewer.
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1041 CORTEZ AVENUE

ADDRESS:

16.6 FEET

20.0 FEET

16.3 FEET

37.7 FEET

18.7 FEET

14.8 FEET

SETBACK:

22.4 FEET

1037 CORTEZ AVENUE

1033 CORTEZ AVENUE

1025 CORTEZ AVENUE

1021 CORTEZ AVENUE

1015 CORTEZ AVENUE

1011 CORTEZ AVENUE

1,430
113

A0

A0 Project data, Reach Code Checklist
- Topographic Survey
A1.0 Site Plan, Topographic Site Plan
A1.1 Demolition Plan, Site Sections
C-0 Civil Title Sheet
C-1 Civil Notes Sheet
C-2 Grading and Utility Plan
A2 Lower Floor Plan, Roof Plan
A3 First Floor Plan, Second Floor Plan
A4 Elevations
A5 Cross Sections
A6 Garage Floor Plan and Elevations
T1 Arborist's Report
T2 Arborist's Report
T3 Arborist's Report
L1 Preliminary Landscape Plan

SHEET INDEX

proposed front setback impervious surface: 300 sq. ft./940 sq. ft. required=32%
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1

1

1

1

1

FLOOD ZONE NOTE
FEMA map indicates that Flood Zone limit A is contained in the creek structure.
The top of the creek structure wall varies in elevation and the creek structure
terminates approximately 20' away from the front property line.  The (western
side) structure's top of wall elevation at the point of termination is 32.57'. The
(western side) structure's highest top of wall elevation closest to the proposed
project  is 34.16' (determined base flood elevation). Project's lowest floor
elevation shall be 35.16'. No electrical equipment shall be installed lower than
35.16'.
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RECEIVED

CITY OF BURLINGAME
CDD-PLANNING DIVISION
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replace existing asphalt concrete along property frontage (or portion as designated
by Public Works at time of pre-construction inspection; extra care shall be exercised

by contractor at potential shallow concrete sidewalk at street bridge),
all water line connections to city water mains for services or fire line are to be

installed per city standard procedures and specification, and any other underground
utility works within city's right-of-way; sewer lateral is at rear of property- plug all
existing sanitary sewer lateral connections and install a new 4" lateral and wye to

main; Encroachment permit required for any work in City's right-of-way

abandon and plug (e) lateral &
disconnect at main per City
requirements, install new 4" sewer
and wye to main (Encroachment
permit required for work in City's
right-of-way)

install water main and fire line per City
standard procedures and specifications and
Fire Dept requirements, disconnect (e) water
at the main and per City requirements;
minimum water meter size shall
accommodate both domestic and fire
sprinkler system demand totals

THERE SHALL BE NO PERMANENT
STRUCTURES BEYOND THE PROPERTY
LINE AND INTO THE PUBLIC RIGHT-OF-WAY

backflow
prevention
assembly

new driveway apron
per City standards

heat pump unit
under deck (install
at 35.16' or higher)

NEW 2.5
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RESIDENCE

existing retaining
walls to remain-
reface only
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15' required 1st flr
rear setback

20' required 2nd flr
rear setback

18.8' required avg
front setback

20' required 2nd flr
front setback

landing

FRONT PORCH

existing drivew
ay

retaining w
all to rem

ain

do not
disturb
existing
grade

dotted line
indicates
perimeter of
existing residence
to be demolished

top of slab at
lower level 35.16'

NEW 2.5
STORY

RESIDENCE

DETACHED
GARAGE

top of slab 43.5

1st flr subflr 44.24'

FRONT PORCH

new 9.5' min.
wide driveway

· Site Plans drawn on survey by Dains Land Surveying, dated 7-13-23
· Refer to Arborist Report by Kielty Arborist LLC for tree protection measures, sheets

T1-T3
· See Landscape Plan by NLC Designs for trees to be planted. Landscape shall be

MWELO compliant.
· Refer to Grading and Drainage Plan, Utility Plan, and Erosion Control Plan by

Precision Engineering, sheets C-0 through C-4 for utiities, grading and drainage
measures, and erosion control measures

· A Type I Stormwater Pollution Prevention Permit is required at the time of issuance
of a Building Permit. An initial field inspection is required prior to the start of any
construction (on private property or in the public right-of-way).

· No permanent structures (retaining walls, fences, columns, mailbox, etc) shall be
located beyond the property lines and into the public right-of-ways

1st flr wall

2nd floor wall

fence

property line

SITE PLAN LEGEND

required setback line

to be demolished

1st floor area

2nd floor area

Lower floor area

relocated 200 amp elec meter

lower floor wall

73'-4"
front
setback

33' side
setback

25201510502520151050

demolish existing apron and
curb cut- replace per Public

Works standards

relocated 200 amp elec meter
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TREE INVENTORY
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tree protection fencing

TREE PROTECTION FENCING PER
ARBORIST'S REPORT (sheets T1-T3):
6 foot-tall metal chain-link fencing, supported
by 2-inch diameter metal poles pounded into
the ground to a depth of no less than 2 feet
and spaced no more than 10 feet apart at the
center; refer to report for additional required
protection measures

new permeable
pavement
walkway

1

If sidewalk replacement is required by Public
Works, Burlingame Policy for Expanding Width of
Planter Strip must be implemented

1
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Property owner improvements (deck, retaining
wall, pool, shed, dwelling foundation, driveway
pad, etc.) that are constructed within 25' of the
creeks top of bank shall stabilize the surrounding
area to prevent erosion due to stormwater
discharge from the improvements. Vegetation
that may impact the creek must be removed and
replaced with stabilized material.

1

1

1

access to 10' City Alley is not
permitted- rear property line shall be
fenced from Alley with no gates
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44.14

44.03

42.53

42.43

#2

12

heat pump unit
under deck (install
at 35.16' or higher)

2

2

TREE PROTECTION FENCING PER
ARBORIST'S REPORT (sheets T1-T3):
6 foot-tall metal chain-link fencing, supported
by 2-inch diameter metal poles pounded into
the ground to a depth of no less than 2 feet
and spaced no more than 10 feet apart at the
center; refer to report for additional required
protection measures

1

limit of tree protection zone

R
=

58.3' lim
it of

tree protection

zone for Tree #
1

R
=

58.3' lim
it of

tree protection

zone for Tree #
1

Trenching, digging, foundation, and
excavation work within the tree protection
shall be excavated by hand in
combination with hand tools such as an
air knife, rotary hammer with clay spade
attachment, or shovels and under the
direct supervision of the Project Arborist

R=15' limit of

tree protection

zone for Tree #3R=15' limit of

tree protection

zone for Tree #3

2

Trenching, digging, foundation, and excavation work
within the tree protection shall be excavated by hand in
combination with hand tools such as an air knife, rotary
hammer with clay spade attachment, or shovels and
under the direct supervision of the Project Arborist 2

Trenching, digging, foundation, and
excavation work within the tree protection
shall be excavated by hand in combination
with hand tools such as an air knife, rotary
hammer with clay spade attachment, or
shovels and under the direct supervision of
the Project Arborist

Trenching, digging,
foundation, and excavation
work within the tree protection
shall be excavated by hand in
combination with hand tools
such as an air knife, rotary
hammer with clay spade
attachment, or shovels and
under the direct supervision of
the Project Arborist

2

2

elewit
Length Measurement
6'-4"

elewit
Length Measurement
4'-9 7/8"



A1.1
DEMOLITION PLAN

1/8"=1'-0"

north

DEMOLISH
EXISTING

RESIDENCE WITH
ATTACHED
GARAGE

demolish
elevated paver

driveway

demolish
porch

and steps

DEMOLISH
(E) SHED

demolish
walk

existing retaining walls
to remain- reface only,
as needed

saw-cut wall only the
minimum required to
allow for new stairs

(e) concrete slab to remain
per arborist's

recommendations-
resurface only

demolish portion of
driveway on grade

de
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w
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(e) improvements are ±5
feet above base of tree-

demolish surface
improvements with

minimum disturbance of
grade required

8'-0"±

disconnect elec and gas
service; install temporary
power for construction;
there shall be no new gas
meter installed

abandon and plug (e) lateral &
disconnect at main per City
requirements, install new 4" sewer

existing drivew
ay

retaining w
all to rem

ain

do not
disturb
existing
grade
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demolish existing apron and
curb cut- replace per Public

Works standards

· Drawn on survey by Dains Land Surveying, dated 6-5-20

· All abandoned sewer lateral or water service shall be disconnected at the
main and per City requirements. An encroachment permit will be required for
these items.

· Any work within the public Right of Way requires an Encroachment permit

· A completed Supplemental Demolition Permit Application shall be submitted
prior to the issuance of a building permit application. NOTE: The Demolition
Permit will not be issued and no work can begin (including the removal of any
building components) until a Building Permit is issued for the project. The
owner is responsible for assuring that no work is authorized or performed.
Demolition of a structure requires a permit from BAAQMD and required
sign-offs from the Water, Sewer, Planning, and Recycling departments. The
pink demolition permit application will need to be completed prior to Building
Department approval and the start of work. Contact BAAQMD for questions.
(415)749-4979, email at www.baaqmd.gov

(e) house to be demolished

(e) garage

maximum profile of proposed residence
(western half at uphill portion of lot)

CORTEZ ALLEY

avg top of curb (40.63+40.97)/2=40.8

57.43' top of (e) roof

44.24' 1st flr subflr

35.16' top of slab

69.8' proposed top of roof

detached garageCORTEZ ALLEY

69.8' proposed top of roof

avg top of curb (40.63+40.97)/2=40.8

SITE SECTION
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PROPOSED LOWER FLOOR PLAN
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undercounter
refrigerator sink
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access
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2

All lighting shall be high efficacy

Exterior lighting mounted to any building on the lot must be controlled
by a manual On and Off switch and one of the following
combinations:

· Photocell and motion sensor; controls that override to On shall not
be allowed unless the override automatically reactivates the motion
sensor within 6 hours

· Photocell and time switch
· Astronomical time clock
· EMCS with features of astronomical time clock, does not allow the

luminaire to be ON during the day, and may be programmed to
automatically turn lighting OFF at night.

wall-mounted fixture 

ELECTRICAL SYMBOL LEGEND

recessed 4" LED fixtureA

clg-mounted fixture

heat pump (install at 35.16' or
higher to be minimum one foot
above base flood elevation)

2

3

3
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A3PROPOSED FIRST FLOOR PLAN
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PROPOSED SECOND FLOOR PLAN
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see sheet A
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lighting at
exterior landings
added, typical

1

1

3'-3"

1

All lighting shall be high efficacy

Exterior lighting mounted to any building on the lot must be controlled
by a manual On and Off switch and one of the following
combinations:

· Photocell and motion sensor; controls that override to On shall not
be allowed unless the override automatically reactivates the motion
sensor within 6 hours

· Photocell and time switch
· Astronomical time clock
· EMCS with features of astronomical time clock, does not allow the

luminaire to be ON during the day, and may be programmed to
automatically turn lighting OFF at night.

wall-mounted fixture 

ELECTRICAL SYMBOL LEGEND

recessed 4" LED fixtureA

clg-mounted fixture
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elewit
Length Measurement
4'-6"

elewit
Length Measurement
15'-0"

elewit
Length Measurement
15'-8"
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shiplap siding
(Benjamin Moore
Jojoba -green grey)

CertainTeed Solaris Max Def
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comp shingle

decorative lintel

fascia and gutters
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Kendall Charcoal))
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stucco
(Benjamin Moore Clay
Beige)

egress
clr width:
25.5"
clr ht:
49.813"
clr area:
7.091 sq. ft.

egress
clr width:
20.5"
clr ht:
61.813"
clr area:
8.8 sq. ft.

egress
clr width:
25.5"
clr ht:
43.813"
clr area:
6.237 sq. ft.

egress
clr width:
25.5"
clr ht:
61.813"
clr area: 8.8
sq. ft.

black steel
railing
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black steel railing

LEFT-SIDE (SOUTHEAST) ELEVATION 1/4"=1'-0"

max elev of roof 69.63' 
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b

max elev of
roof 69.63'

1

1

1

KEYED NOTES

4" minimum high illuminated address numbers in 12" minimum
stroke on contrasting background (ilumination shall not be
normally switchable and power shall be controlled by
astronomical clock or equivalent)

#

1

max elev of roof 69.63' max elev of roof 69.63' 

28
'-1

0"
 m

ax
 h

ei
gh

t t
o 

av
g 

to
p 

of
 c

ur
b

1

35.16'

CertainTeed Solaris Max
Def Weathered Wood cool
roof comp shingle

decorative vent
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water table trim
(Benjamin Moore
Clay Beige)

decorative vent

water table trim
(Benjamin Moore Clay Beige)

decorative lintel

wood band board

decorative wood
corbels

decorative wood
corbels

sill and apron at siding
locations, typical

2.5" shaped sill at stucco
locations, typical
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3
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9'-5/8"
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GARAGE PLAN
1/4"=1'-0"

north

10'-1" clear

STOR GARAGE

carriage style roll-up door

NORTH ELEVATION
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EAST ELEVATION
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one-hour wall
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43.5' top of slab

CertainTeed Solaris Max Def Weathered
Wood cool roof comp shingle
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aluminum clad wood
Urban windows
(black)- trimless

stucco
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GARAGESTOR

lighting at
exterior landings
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(NEW) PAVER DRIVEWAY
~ 750 sf

REAR UTILITY AREA; HAND GRADED & TOP DRESSED WITH 1.5"
ANGULAR GRAVEL
(LYNGSO DRAIN ROCK OR MIXED HAMA) ~ 200 sf

PLANTING AREA / ZONE 8: SOUTH FENCE-LINE; LOW WATER ~145 sf

PLANTING AREA / ZONE 7: MIDDLE SLOPE ; LOW WATER
~ 320 sf

DECK; LANDING AND STAIRS
~ 330 sf

PLANTING AREA / ZONE 3:
FOUNDATION & SIDEWALK PLANTS;
LOW WATER ~135 sf

PLANTING AREA / ZONE 4:
TURF; HIGH WATER ~115 sf

PLANTING AREA / ZONE 5:
TURF; HIGH WATER ~135 sf

(E) PAVER WALK TO REMAIN ~ 55 sf

(E) AREA TO BE LEFT 'AS IS'; NO NEW IRRIGATION
STEPPING STONES AS NEEDED FOR FOOT ACCESS ~ 100 sf

PAVER PATIO (LOWER LEVEL): LA FITT SLAB PAVERS ~ 305 sf

PLANTING AREA / ZONE 9: EAST FENCE-LINE; LOW
WATER ~ 130 sf

(E) WALL 'DO NOT DISTURB' AREA (12-18"); TOP
DRESS WITH 1.5" ANGULAR TO MATCH
~90 sf

TREE #1 (70")

TREE #2

TREE #3 TO REMAIN

TREE #4

TREE #5

TREE #6

AREA LEFT 'AS IS'  ~240 sf

(NEW) STONE OR CONCRETE WALKWAY ~130 sf

PLANTING AREA / ZONE 6: PARKING STRIP; LOW WATER ~ 65 sf

EXISTING HARDSCAPE TO REMAIN & NOT TO BE DISTURBED
DUE TO OAK ROOTS / ARBORIST REPORT.

CONSIDERATION TO BE GIVEN TO INSTALLING NEW
REPLICATED TURF MOUNTED ON TOP OF EXISTING
HARDSCAPE ~ 380 sf

RESIDENCE

GARAGE

PORCH

WM

W

1" WATER METER

LAWN LAWN

PLANTING AREA / ZONE 2: FOUNDATION
FOCAL; MEDIUM WATER ~ 50 sf

OLE OLE OLE OLE

LOM LOM LOM LOM LOM LOM

NEP NEP NEP NEP NEP NEP NEPLOMLOMLOMLOMLOM

BUCBUC

COP

ABELAG
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OLE

OLE

OLE

OLE

OLE

ACH

ACH

ACH

ACH

ACH

PIT

PIT

PIT

PIT

PIT

PIT

PIT

HET

VIT

VIT

VIT

GRE

RIB

GRE

GRE

GRE

GRE

CER

LOM

LOM

LOM

LOM

LOM

LOM

LOM

LOM

LOM

ARC

CEA

LOM SAL SPA

SAL AMI

SAL WIN

SAL API

ARC

LAN

LAN

HE

HE

HE

HE

HE

HE

HE

HE

HE

HE

COP COP

HET HET

GRE

PLANTING AREA / ZONE 1: EAST
PROPERTY LINE & SIDEWALK; LOW WATER
~ 140 sf

MUHMUHMUHMUHMUHMUH

RIB

RIB

50'

50'

200' 200'

EUOEUOEUOEUOEUOEUO EUOEUOEUOEUOEUOEUOEUO

1

NOTES:

SITE:
Installation contractor to verify in-field measurement of linear and square footage of materials prior to ordering.  Property owner is responsible in obtaining all
necessary permits prior to demolition (if applicable = driveways, decks, retaining walls or other over 36" tall).
· Prior to building final, applicant must call city planning for landscape final.  Call once irrigation and landscaping are installed to plan, and irrigation controller is

scheduled.
· At time of final inspection, the permit applicant must provide the owner of the property with a certificate of completion, certificate of installation, irrigation

schedule of landscape & irrigation maintenance.  A Certificate of Completion shall be filled out and certified by either the designer of the landscape plans, irrigation
plans, or the licensed landscape installation contractor for the project.

· A diagram of the irrigation plan showing hydro-zones shall be kept with the irrigation controller for subsequent management purposes.
· An irrigation audit report shall be completed at the time of final inspection.
· Re-circulating water systems shall be used for water features.

TOTALS:
· Property: 10,000 sf.
· Landscaping: ~2,110 sf permeable hardscape; ~130 sf non-permeable hardscape; ~305 sf turf; ~930 sf softscape; ~340 sf softscape left 'as is'

DRAINAGE:
Contractor to ensure proper drainage away from foundation.

DEMOLITION:
Demolition to avoid disrupting roots (as much as possible) of existing shrubs & trees that are to remain.  Do not till soil under existing tree & shrub canopies; hand
grading only in these areas.

SOIL:
Amend soil in all planting areas & bring all planting areas up to finish grade.  Prepare soil for planting by incorporating compost soil amendment to native soil.
· For soils less than 6% organic matter in the top 6 inches of soil, compost at a rate of a minimum of 4 cubic yards per 1,000 square feet of permeable areas shall

be incorporated to a depth of 6 inches into the soil (unless contradicted by a soils test).

PLANTING & MULCH:
Ensure that all plant crowns are set slightly higher than existing grade to ensure positive drainage & to avoid crown rot.  For plant pits, back fill with amended soil in a
2:1 ratio with native soil.  Double stake all new trees with 2" poles & secured with at least 2 rubber ties or straps.  Nursery stake shall be removed at planting.
· Utilize mesh gopher baskets (Pacific Nurseries) or gopher wire with turf installation if site requires it.
· A minimum 3-inch layer of mulch shall be applied to all exposed soil surfaces of planting areas except turf areas, creeping or rooting groundcover, or direct

seeding applications where mulch is contraindicated.

PLANT MATERIAL:
· Install climate adapted plants that require occasional, little, or no summer water - average WUCOLS plant factor 0.3 (low water use) for 75% of the plant area.
· Turf shall not exceed 25% of the landscape area in residential areas.  No turf permitted in non-residential areas.  Turf not permitted on slopes greater than 25%.

Turf is prohibited in parkways less than 10 feet wide.

IRRIGATION:
All planting areas to be irrigated with drip emitters (single plant application or Netafim).  All drip tubing to be securely u-clipped to grade (every 24-36" or as needed)
to avoid any visibility or tripping hazard after mulching.

All lawn areas to be irrigated on MP rotators to ensure adequate coverage & minimal over-spray.  Check valves or anti-drain valves are required on all sprinkler heads
where low point drainage could occur.

Overhead irrigation shall not be permitted within 24" of any non-permeable surface

All new & transplanted trees to have adjustable bubblers and 2-4" soil berm basins established & irrigated on separate valve.

Lawn, planting areas, & trees to be irrigated on separate valves.
· Automatic weather-based or soil-moisture based irrigation controllers are recommended to be installed on the irrigation system.
· Pressure regulators shall be installed on the irrigation system to ensure dynamic pressure of the system is within the manufacturer's recommended pressure range.

Pressure regulating devices are required if water pressure is below or exceeds the recommended pressure of the specified irrigation devices.
· Manual shut-off valves shall be installed as close as possible to the point of connection of the water supply
· Recommended irrigation controller to utilize evapo-transpiration or soil moisture data & utilize rain sensor; irrigation controller programming data will not be lost

due to an interruption in the primary power source
· Areas less than 10 feet in width in any direction to utilize sub surface irrigation or technology that prevents over-spray or runoff.
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1033 CORTEZ AVE. PLANT PALETTE
Code Botanical Common Qty Size Plant Type WOCULS RATING (water use)

ABE Abelia X gra. 'Kaleidescope' Kaleidescope Pink Abelia 1 5 gal Shrub medium

ACH Achillea 'Little Moonshine' Little Moonshine Yarrow 5 1 gal Perennial low, very low

ARC Arctostaphylos 'John Dourley' John Dourley Manzanita 2 5 gal Shrub very low

CEA Ceanothus 'Carmel Creeper' Carmel Creeper California Lilac 1 5 gal Shrub very low

CER Cercis occidentalis single trunk Western Redbud 1 24" box Tree very low

COP Coprosma 'Pacific Sunrise Pacific Sunrise Coprosma 3 2 gal Shrub medium

EUO Euonymus japonicus 'Paloma Blanca' Paloma Blanka Euonymus 12 1 gal Shrub low

GRE Grevillea 'Little Drummer Boy' Grevillea 6 5 gal Shrub low

HET Heteromeles arbutifolia 'Davis Gold' Davis Gold Toyon 3 15 gal Shrub low

HEU Heuchera maxima Island Alum Root 10 1 gal Ground cover low

LAG Lagerstroemia indica 'Dynamite' single trunk Dynamite Crape Myrtle 1 24" box Tree low

LAN Lantana 'New Gold' New Gold Trailing Lantana 2 5 gal Shrub low

LOM Lomandra 'Platinum Beauty' Platinum Beauty Lomandra 21 1 gal Grass low

MUH Muhlenbergia capillaris Regal Mist Pink Muhly Regal Mist 6 1 gal Shrub low

NEP Nepeta racemosa 'Walker's Low' Walker's Low Catmint 9 1 gal Perennial low

OLE Olea europaea 'Little Ollie' Little Ollie Dwarf Olive 10 5 gal Shrub low

PIT Pittosporum ten. 'Marjorie Channon' Marjorie Channon' Pittosporum 7 15 gal Shrub low

RIBQ Ribes malvaceaum Chaparral Currant 3 5 gal Shrub low

BUC Salvia buchanii Buchanan Sage 2 1 gal Perennial medium

SAL API Salvia apiana White Sage 1 5 gal Shrub low

SAL LEU Salvia leucantha 'Amistad' Friendship Sage 1 5 gal Shrub low

SAL SPA Salvia spathacea Hummingbird Sage 1 5 gal Shrub low

SAL WIN Salvia clevelandii 'Winnifred Gilman' Winnifred Gilman Dark Blue Sage 1 5 gal Shrub low

VIT Vitis x californica 'Roger's Red' Roger's Red Wild Grape 3 15 gal Vine very low
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"I have complied with the criteria of the Water Convervation in Landscape Ordinance and
have applied them for the efficient use of water in the Landscape and Irrigation Design Plan"

Landscape Designer

Nancy L. Curtis 6/18/24
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