
SCOPE OF WORK
PROJECT PROPOSES A HORIZONTAL & VERTICAL ADDITION &
INTERIOR REMODEL.

THE FIRST FLOOR SHALL INCLUDE:
  REMODELED EXISTING KITCHEN;
  (2) EXISTING BEDROOMS;
  REMODELED EXISTING BATH;
  NEW LAUNDRY;
  NEW PANTRY; AND
  NEW EXTERIOR DECK

THE SECOND FLOOR SHALL INCLUDE:
  (2) BEDROOMS;
  (2) BATHS;
  NEW OFFICE; AND
  NEW LAUNDRY ALCOVE

DEFERRED SUBMITTALS
MAY INCLUDE BUT NOT LIMITED TO THE FOLLOWING:
·  AUTOMATIC SPRINKLERS - SHALL COMPLY WITH NFPA 13D
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1. AIA DOCUMENT A201, GENERAL CONDITIONS OF THE CONTRACT
FOR CONSTRUCTION, 2017 EDITION, ARE HEREBY INCORPORATED
INTO THESE CONSTRUCTION DOCUMENTS AND SHALL BE
CONSIDERED PART OF THE REQUIREMENTS FOR THE COMPLETION
OF THE WORK.

2. THE CONTRACTOR SHALL THOROUGHLY EXAMINE THE PROJECT
PREMISES, AS WELL AS ADJACENT TENANT SPACES WHERE WORK
MAY BE PERFORMED TO COMPLETE THE PROJECT PRIOR TO
PROJECT COMMENCEMENT.

3. THE CONTRACTOR IS RESPONSIBLE FOR CHECKING CONTRACT
DOCUMENTS, FIELD CONDITIONS AND DIMENSIONS FOR
ACCURACY AND CONFIRMING THE WORK IS BUILDABLE AS SHOWN
BEFORE PROCEEDING WITH CONSTRUCTION.  IF THERE ARE ANY
QUESTIONS, THE CONTRACTOR IS RESPONSIBLE FOR INFORMING
THE ARCHITECT IN WRITING AND OBTAINING A CLARIFICATION
FROM THE ARCHITECT BEFORE PROCEEDING WITH WORK IN
QUESTION OR RELATED WORK.  REQUESTS FOR ADDITIONAL
CHARGES WILL NOT BE ENTERTAINED FOR THE CONTRACTOR'S
FAILURE TO FORESEE MEANS OF INSTALLING EQUIPMENT INTO
POSITION INSIDE STRUCTURES.

4. THE CONTRACTOR SHALL EXECUTE WORK IN ACCORDANCE WITH
ANY AND ALL APPLICABLE CODES, MANUFACTURERS'
RECOMMENDATIONS, AND TRADE AND REFERENCE STANDARDS.

5. THE CONTRACTOR SHALL APPLY FOR, OBTAIN AND PAY FOR ALL
LICENSES AND INSPECTIONS AS REQUIRED TO COMPLY WITH ALL
CITY AND LOCAL CODES AND LAWS.

6. NO WORK DEFECT IN CONSTRUCTION OR QUALITY, OR DEFICIENCY

IN ANY REQUIREMENT OF THE CONSTRUCTION DOCUMENTS WILL
BE ACCEPTABLE DESPITE THE ARCHITECT'S FAILURE TO DISCOVER
OR INDICATE DEFECTS OR DEFICIENCIES PRIOR TO OR DURING
CONSTRUCTION.  DEFECTIVE WORK DISCOVERED WITHIN THE TIME
REQUIRED BY GUARANTEES OR WARRANTEES SHALL BE
REPLACED BY WORK CONFORMING WITH THE INTENT OF THE
CONTRACT DOCUMENTS.  NO PAYMENT, EITHER PARTIAL OR FINAL,
SHALL BE CONSTRUED AS AN ACCEPTANCE OF THE DEFECTIVE
WORK OR IMPROPER MATERIALS.

7. THE CONTRACTOR SHALL NOT BE RELIEVED OF ANY
CONTRACTUAL RESPONSIBILITY RESULTING FROM ARCHITECT'S
FAILURE TO DETECT SHOP DRAWINGS ERRORS AND OMISSIONS IN
CONFLICT WITH THE CONSTRUCTION DOCUMENTS.

8. THE CONTRACTOR SHALL VERIFY THE LAYOUT AND EXACT
LOCATION OF ALL PARTITIONS, DOORS, LIGHT FIXTURES, POWER &
SIGNAL OUTLETS AND SWITCHES WITH ARCHITECT IN THE FIELD
PRIOR TO PROCEEDING WITH CONSTRUCTION.

9. CONTRACTOR SHALL NOTIFY THE ARCHITECT IN WRITING OF ANY
DISCREPANCIES IN THE DRAWINGS-EITHER APPARENT OR NOT-OR
BEAR THE COST OF PREPARING WORK NOT COMPLETED IN
ACCORDANCE WITH THE INTENT OF THE DRAWINGS.

10. DO NOT SCALE DRAWINGS; WRITTEN DIMENSIONS SHALL GOVERN.
DETAILS SHALL GOVERN OVER PLANS AND ELEVATIONS.

11. PARTITIONS ARE DIMENSIONED FROM FINISH FACE TO FINISH
FACE, UNLESS OTHERWISE NOTED.  MAINTAIN DIMENSIONS
MARKED "CLEAR".  ALLOW FOR THICKNESS OF FINISHES.
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REVISION CLOUD & REVISION NUMBER
RED OR BLACK: INDICATES CURRENT
GRAY: INDICATES PREVIOUS

FIXTURE TAG;
SEE FIXTURE SCHEDULE
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SECTION
   ELEVATION NUMBER
   SHEET NUMBER

1

WINDOW OR SKYLIGHT TAG;
SEE WINDOW & SKYLIGHT SCHEDULE

TITLE
SHEET
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G001

PROJECT DIRECTORY
OWNERS:
KEARNS-NGUYEN FAMILY TRUST
1557 ALBEMARLE WAY
BURLINGAME, CA 94010
CONTACT: RYAN KEARNS & JENNIE NGUYEN
PHONE: (510) 364-4106
EMAIL: RKKEARNS@GMAIL.COM, JENNIE.NGUYEN@GMAIL.COM

ARCHITECT:
GTL ARCHITECTS
P.O. BOX 16721
SAN FRANCISCO CA 94116
CONTACT: GRANT TAKAHASHI LEE
PHONE: (415) 361-7641
EMAIL: GRANT@GTLARCHITECTS.COM

STRUCTURAL ENGINEER:
SCHOENTRUP ENGINEERING INC.
P.O. BOX 1084
BELMONT, CA 94002
CONTACT: SARAH SCHOENTRUP
PHONE: (650) 766-4888
EMAIL: SARAH@SCHOENTRUPSE.COM

GEOTECHNICAL ENGINEER:
PGSOILS, INC.
901 ROSE COURT
BURLINGAME, CA 94010
CONTACT: PAUL A. GRISHABER
PHONE: (650) 347-3934
EMAIL: PGSOILS.INC@GMAIL.COM

SURVEYOR:
LEA & BRAZE ENGINEERING, INC.
2495 INDUSTRIAL PKWY WEST
HAYWARD, CA 94545
CONTACT: GREGORY BRAZE
PHONE: (510) 887-4086

LANDSCAPE DESIGNER:
2229 PROSPECT AVE
VENICE, CA 90291
CONTACT: RIC MONDRAGON
PHONE: (310) 490-4438

CONTRACTOR:
TBD

VICINITY MAPSYMBOLS

GENERAL CONDITIONS

ABBREVIATIONS
& AND EXT. EXTERIOR N.I.C. NOT IN CONTRACT
@ AT EXTR. EXTRUSION NO. NUMBER

CENTERLINE F.A. FIRE ALARM NOM. NOMINAL
± PLUS OR MINUS F.A.U. FORCED AIR UNIT N.T.S. NOT TO SCALE

PROPERTY LINE F.D. FLOOR DRAIN o/ OVER
# POUND OR NUMBER F.E. FIRE EXTINGUISHER O.A. OVERALL
A.F.F. ABOVE FINISHED FLOOR F.E.C. FIRE EXTINGUISHER CABINET O.C. ON CENTER
AL. ALUMINUM F.H.C. FIRE HOSE CABINET O.F.C.I. OWNER FURNISHED
ALUM. ALUMINUM FIN. FINISH O.F.S. CONTRACTOR INSTALLED
ANOD. ANODIZED FL. FLOOR O.F.S. OUTSIDE FACE OF STUD
APPROX. APPROXIMATE FLUOR. FLUORESCENT O.H. OVERHANG
A.R. AS REQUIRED F.O.C. FACE OF CONCRETE PLAM. PLASTIC LAMINATE
A.S. ADJUSTABLE SHELVING F.O.F. FACE OF FINISH PLYWD. PLYWOOD
ARCH. ARCHITECTURAL F.O.P. FACE OF PLYWOOD PR. PAIR
A/V AUDIOVISUAL F.O.S. FACE OF STUD PT. POINT
BD. BOARD FPL FIREPLACE PTN. PARTITION
BLDG. BUILDING F.R. FIRE RETARDANT OR FIRE RATED R. RISER
BLK. BLOCK FPL FIREPLACE R.A. RETURN AIR
BLKG. BLOCKING F.R. FIRE RETARDANT OR FIRE RATED REF. REFERENCE
B.O. BOTTOM OF FT. FOOT OR FEET REF REFRIGERATOR
BTWN. BETWEEN FURR. FURRING REQ.('D) REQUIRED
CAB. CABINET FUT. FUTURE R.F.P. REINFORCED FIBERGLASS PANEL
CBC CALIFORNIA BUILDING CODE F.V. FIELD VERIFY RM. ROOM
CEC CALIFORNIA ELECTRICAL CODE GA. GAUGE R.O. ROUGH OPENING
CFC CALIFORNIA FIRE CODE GALV. GALVANIZED S. SOUTH
CGBSC CALIFORNIA GREEN BUILDING

STANDARDS CODE
GSM. GALVANIZED SHEET METAL S.A. SUPPLY AIR
G.C. GENERAL CONTRACTOR S.C.D. SEE CIVIL DRAWINGS

CLG. CEILING GEN. GENERAL SCHED. SCHEDULE
CLKG. CAULKING GFCI GROUND FAULT SECT. SECTION
CLOS. CLOSET GFCI CIRCUIT INTERRUPTOR S.E.D. SEE ELECTRICAL DRAWINGS
CLR CLEAR GWB GYPSUM WALL BOARD SF SQUARE FEET
CMC CALIFORNIA MECHANICAL CODE GYP. GYPSUM S.I.D. SEE INTERIOR DRAWINGS
CMU CONCRETE MASONRY UNIT H.B. HOSE BIBB SIM SIMILAR
C.O. CLEANOUT H.C. HANDICAPPED S.M.D. SEE MECHANICAL DRAWINGS
COL. COLUMN H.M. HOLLOW METAL S.M.S. SHEET METAL SCREW
CONC. CONCRETE HORIZ. HORIZONTAL SPEC. SPECIFICATION
CONN. CONNECTION HR HANDRAIL OR HOUR SQ SQUARE
CONSTR. CONSTRUCTION HT. HEIGHT S.S.D. SEE STRUCTURAL DRAWINGS
CONT. CONTINUOUS H.W.D. HOT WATER DISPENSER S.S. STAINLESS STEEL
CORR. CORRIDOR H.W.H. HOT WATER HEATER STD. STANDARD
CPC CALIFORNIA PLUMBING CODE INSUL. INSULATION STL. STEEL
CRC CALIFORNIA RESIDENTIAL CODE INT. INTERIOR STOR. STORAGE
CTR. CENTER JAN. JANITOR STRUCT. STRUCTURAL
CTSK. COUNTERSUNK J.C. JANITOR'S CLOSET T. TREAD
DBL. DOUBLE JT. JOINT T.B.D. TO BE DETERMINED
DEPT. DEPARTMENT KIT. KITCHEN T&G TONGUE AND GROOVE
DET. DETAIL LAM. LAMINATE TEL. TELEPHONE
D.F. DRINKING FOUNTAIN LAV. LAVATORY TEMP. TEMPORARY
DH DOUBLE HUNG L.W. LIGHTWELL THK. THICK
DIA. OR Ø DIAMETER MFR. MANUFACTURER T.O. TOP OF
DIM. DIMENSION M.O. MASONRY OPENING T.O.S. TOP OF SLAB
DW DISHWASHER MAX MAXIMUM T.O.W. TOP OF WALL
DISP. DISPENSER MDF MEDIUM DENSITY FIBERBOARD TYP TYPICAL
DN DOWN MECH. MECHANICAL U.L. UNDERWRITERS LABORATORY
D.O. DOOR OPENING MEMB. MEMBRANE U.O.N. UNLESS OTHERWISE NOTED
DR. DOOR MTL. METAL UTIL. UTILITY
DS DOWNSPOUT MEZZ. MEZZANINE VAR. VARIES
DWG. DRAWING MIN MINIMUM V.C.T. VINYL COMPOSITION TILE
DWR. DRAWER MISC. MISCELLANEOUS VERT. VERTICAL
E. EAST MTD. MOUNTED V.I.F. VERIFY IN FIELD
EA. EACH MUL. MULLION VOL. VOLUME
E.J. EXPANSION JOINT (N) NEW W. WEST OR WIDTH
ELEC. ELECTRICAL N. NORTH W/ WITH
E.M. ELECTRIC METER N.I.C. NOT IN CONTRACT W.C. WATER CLOSET
EMER. EMERGENCY NO. NUMBER WD. WOOD
ENGR. ENGINEER NOM. NOMINAL WIN WINDOW
E.P. ELECTRICAL PANEL BOARD N.T.S. NOT TO SCALE W.O. WHERE OCCURS
EQ EQUAL MTG. MOUNTING W/O WITHOUT
EQPT EQUIPMENT MUL. MULLION WT. WEIGHT
(E) EXISTING (N) NEW YD. YARD
EXH EXHAUST FAN N. NORTH X OR x BY

DRAWING INDEX
ARCHITECTURAL

G001 TITLE SHEET

G002 CONSTRUCTION BEST MANAGEMENT PRACTICES

A001 EXISTING & PROPOSED SITE PLANS

A002 STORMWATER CHECKLIST & PUBLIC WORKS DETAILS

A101 BASEMENT & 1F: EXISTING & DEMOLITION PLANS

A102 2F: EXISTING & DEMOLITION PLANS

A103 ROOF: EXISTING & DEMOLITION PLANS

A111 BASEMENT & 1F: CONSTRUCTION PLAN

A112 2F: CONSTRUCTION PLAN

A113 ROOF PLAN & SKYLIGHT SCHEDULE

A201 EXISTING & PROPOSED EXTERIOR ELEVATIONS

A202 EXISTING & PROPOSED EXTERIOR ELEVATIONS

A203 EXISTING & PROPOSED EXTERIOR ELEVATIONS

A204 EXISTING & PROPOSED EXTERIOR ELEVATIONS

A205 RENDERINGS

A301 EXISTING & PROPOSED SECTION

SURVEY

SU1 PARTIAL TOPOGRAPHIC SURVEY

LANDSCAPE

L1 LANDSCAPE PLAN

L2 LANDSCAPE DETAILS

L3 IRRIGATION PLAN

L4 OUTDOOR EFFICIENCY CHECKLIST

PROJECT DATA
ADDRESS: 1355 DE SOTO AVENUE

BURLINGAME, CA 94010

PARCEL NUMBER: 027152060

ZONING: R1 - LOW DENSITY RESIDENTIAL

STORIES: EXISTING: 2 (NO CHANGE)

USE: SINGLE FAMILY RESIDENTIAL

CONSTRUCTION TYPE: V-B

OCCUPANCY GROUP: R-3/U

FULLY SPRINKLERED: EXISTING: NO
PROPOSED:
UPGRADE TO FULLY SPRINKLERED
W/ NFPA 13D

LOT AREA: 6,000 SF

MAXIMUM F.A.R. ALLOWED

3,020 SF + UP TO AN ADDITIONAL 400
SQ. FT. FOR DETACHED GARAGE
AND OTHER ACCESSORY
STRUCTURES

EXISTING F.A.R. PROPOSED F.A.R.

MAIN HOUSE = 2,464.78 SF
  1F: 1,530.44 SF
  2F: 934.34 SF

DETACHED GARAGE = 381.38 SF
(NO CHANGE)

MAIN HOUSE = 2,997.45 SF
  1F: 1,773.53 SF
  2F: 1,223.92 SF

DETACHED GARAGE = 381.38 SF
(NO CHANGE)

LOT COVERAGE
40% MAXIMUM
(=2,400 SF)

EXISTING LOT COVERAGE PROPOSED LOT COVERAGE

TOTAL = 1,911.82 SF
  MAIN HOUSE: 1,530.44 SF
  DETACHED GARAGE: 381.38 SF

TOTAL = 2,154.91 SF
  MAIN HOUSE: 1,773.53 SF
  DETACHED GARAGE: 381.38 SF

APPLICABLE CODES
ALL WORK SHALL FULLY COMPLY BUT NOT BE LIMITED TO:

2022 CALIFORNIA BUILDING CODE
2022 CALIFORNIA RESIDENTIAL CODE
2022 CALIFORNIA ELECTRICAL CODE
2022 CALIFORNIA MECHANICAL CODE
2022 CALIFORNIA PLUMBING CODE
2022 CALIFORNIA FIRE CODE
2022 CALIFORNIA ENERGY CODE
2022 CALIFORNIA TITLE 24 ENERGY EFFICIENCY STANDARDS
2022 CALIFORNIA GREEN BUILDING STANDARDS CODE

BURLINGAME CODE OF ORDINANCES
-INCLUDING BUT NOT LIMITED TO:
  TITLE 18 - BUILDING CONSTRUCTION
  TITLE 25 - ZONING

ALIGN TAG;
ALIGN FINISH FACE OF WALL(S);
DOUBLE ARROW HEAD = ALIGN, BOTH SIDES

1

BURLINGAME CONSTRUCTION HOURS
NO PERSON SHALL ERECT (INCLUDING EXCAVATION AND GRADING), DEMOLISH, ALTER OR REPAIR ANY
BUILDING OR STRUCTURE OTHER THAN BETWEEN THE HOURS OF  8 AM AND 7 PM ON WEEKDAYS, AND 9 AM
AND 6 PM ON SATURDAYS, EXCEPT IN CIRCUMSTANCES WHERE CONTINUING WORK BEYOND LEGAL HOURS IS
NECESSARY TO BUILDING OR SITE INTEGRITY, INCLUDING (BUT NOT LIMITED TO) LARGE CONCRETE POURS,
ENVIRONMENTAL CONSIDERATIONS, STATE OR FEDERAL REQUIREMENTS, OR IN CASES WHERE IT IS IN THE
INTEREST OF PUBLIC HEALTH AND SAFETY, AND THEN ONLY WITH WRITTEN APPROVAL FROM THE BUILDING
OFFICIAL, WHICH SHALL BE GRANTED FOR NO LONGER THAN NECESSARY TO COMPLETE THE PORTION OF THE
PROJECT FOR WHICH THE EXCEPTION WAS GRANTED. NO PERSON SHALL ERECT (INCLUDING EXCAVATION
AND GRADING), DEMOLISH, ALTER OR REPAIR ANY BUILDING OR STRUCTURE ON SUNDAYS OR ON HOLIDAYS,
EXCEPT IN THE CIRCUMSTANCES DESCRIBED EARLIER IN THIS PARAGRAPH, AND THEN ONLY WITH WRITTEN
APPROVAL FROM THE BUILDING OFFICIAL, WHICH SHALL BE GRANTED FOR NO LONGER THAN NECESSARY TO
COMPLETE THE PORTION OF THE PROJECT FOR WHICH THE EXCEPTION WAS GRANTED. FOR THE PURPOSE OF
THIS SECTION, HOLIDAYS ARE THE DAYS SET FORTH IN SECTION 13.04.100 OF THE BURLINGAME MUNICIPAL
CODE AND ARE DEFINED AS:

   JANUARY 1
   THE THIRD MONDAY IN JANUARY
   THE THIRD MONDAY IN FEBRUARY
   THE LAST MONDAY IN MAY
   JULY 4
   THE FIRST MONDAY IN SEPTEMBER
   THE SECOND MONDAY IN OCTOBER
   NOVEMBER 11
   THE FOURTH THURSDAY IN NOVEMBER
   DECEMBER 25

WHENEVER A HOLIDAY FALLS ON A SUNDAY, THE MONDAY FOLLOWING IS A HOLIDAY. WHENEVER A HOLIDAY
FALLS ON A SATURDAY, THE FRIDAY PRECEDING IS A HOLIDAY.

THE RESTRICTIONS STATED IN THIS SECTION SHALL NOT APPLY TO WORK THAT DOES NOT REQUIRE A PERMIT
UNDER ANY APPLICABLE LAW OR REGULATION, OR TO WORK THAT TAKES PLACE INSIDE A COMPLETELY
ENCLOSED BUILDING AND DOES NOT EXCEED THE EXTERIOR AMBIENT NOISE LEVEL PER THE BMC 25.58.050.

PUBLIC WORKS CONSTRUCTION HOURS WITHIN THE PUBLIC RIGHT-OF-WAY IS RESTRICTED TO WEEKDAYS
AND NON-CITY HOLIDAYS BETWEEN 8 AM TO 5 PM.

SANDBLASTING OR SIMILAR EXTERNAL BUILDING CLEANING SHALL BE LIMITED TO 8 AM TO 5 PM. MONDAY
THROUGH FRIDAY, AND IS PROHIBITED ON HOLIDAYS ON SUCH DAYS.

PUBLIC WORKS ENGINEERING NOTES
1. ANY WORK IN THE CITY RIGHT-OF-WAY, SUCH AS PLACEMENT OF DEBRIS BIN IN STREET, CONSTRUCTION
PARKING, WORK IN SIDEWALK AREA, PUBLIC EASEMENTS, AND UTILITY EASEMENTS, IS REQUIRED TO OBTAIN
AN ENCROACHMENT PERMIT PRIOR TO STARTING WORK. PORTA POTTY'S ARE NOT ALLOWED TO BE PLACED IN
THE CITY RIGHT-OF-WAY. WORK WITHOUT THE BENEFIT OF AN ENCROACHMENT PERMIT WILL BE DOUBLE THE
PERMIT FEE.
2. CONSTRUCTION HOURS IN THE CITY PUBLIC RIGHT-OF-WAY ARE LIMITED TO WEEKDAYS AND NON-CITY
HOLIDAYS BETWEEN 8:00 A.M. AND 5:00 P.M. FOR ALL ACTIVITIES (INCLUDING HAULING).
3. 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. ALL UNDERGROUND FIRE SERVICE CONNECTIONS SHALL BE SUBMITTED AS
SEPARATE UNDERGROUND FIRE SERVICE PERMIT FOR REVIEW AND APPROVAL.
4. 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.
5. ALL CONSTRUCTION PROJECTS, REGARDLESS OF SIZE, MUST PREVENT STORMWATER POLLUTION FROM
CONSTRUCTION-RELATED ACTIVITIES. PROJECT APPLICANTS SHALL ENSURE THAT ALL CONTRACTORS
IMPLEMENT APPROPRIATE AND EFFECTIVE BEST MANAGEMENT PRACTICES (BMPS) DURING ALL PHASES OF
CONSTRUCTION, INCLUDING DEMOLITION. WHEN SUBMITTING PLANS FOR A BUILDING PERMIT, PLEASE
INCLUDE THE CONSTRUCTION BMP PLAN SHEET.

CENTRAL COUNTY FIRE NOTES
1. CONTRACTOR SHALL INSTALL THE DESIGN BUILD FIRE SERVICE LINE, BACKFLOW PREVENTOR, SPRINKLERS
AND EQUIPMENT IN ACCORDANCE WITH THE FIRE PROTECTION CONSULTANT'S PLANS, SPECIFICATIONS,
LATEST EDITION OF THE UNIFORM/CALIFORNIA FIRE CODE AND CITY/TOWN STANDARDS.
2. A SCHEMATIC OF THE DOMESTIC/FIRE PROTECTION WATER LINE SHALL BE DRAWN ON THE SITE PLAN/CIVIL
DRAWING PAGE OF THE BUILDING PLANS. THIS SCHEMATIC SHALL DETAIL THE LINE FROM THE WATER METER
TO STRUCTURE AND INDICATE THE LOCATION OF THE DOUBLE BACKFLOW PREVENTION DEVICE ON THE FIRE
PROTECTION LINE AFTER THE SPLIT BETWEEN DOMESTIC AND FIRE PROTECTION LINES. DRAWINGS SHALL
SHOW ALL INFORMATION REQUIRED BY THE LOCAL FIRE MARSHAL, INCLUDING ANGLES, THRUST BLOCKS,
VALVES, FIRE HYDRANTS, PIV's, FDC's, BACKFLOW ASSEMBLIES, FLEXIBLE CONNECTIONS, VAULTS, ETC.
3. SHOP DRAWINGS SHALL BE SUBMITTED TO THE LOCAL FIRE MARSHAL, THE RATING AGENCY AND THE
PROJECT MANAGER, ALLOWING TIME FOR REVIEW AND ACCEPTANCE, PRIOR TO START OF WORK.
4. THE UNDERGROUND FIRE PROTECTION SYSTEM INSTALLER SHALL OBTAIN ALL APPROVALS AND PERMITS
PRIOR TO ORDERING MATERIALS, FABRICATING SYSTEMS OR ANY INSTALLATION.
5. GENERAL CONTRACTOR IS RESPONSIBLE FOR VERIFICATION OF ALL DIMENSIONS AND EQUIPMENT
LOCATIONS. RISER LOCATIONS AS SHOWN ON ARCHITECTURAL AND PLUMBING DRAWINGS AND ARE TO BE
COORDINATED WITH ACTUAL FIELD CONDITIONS.
6. PROVIDE A BACKFLOW PREVENTION DEVICE; USC APPROVED DOUBLE CHECK VALVE ASSEMBLY. GENERAL
CONTRACTOR SHALL ENSURE THE DOUBLE CHECK VALVE FOR FIRE PROTECTION SHALL BE TESTED AND
APPROVED BY A SAN MATEO COUNTY ENVIRONMENTAL HEALTH APPROVED CONTRACTOR PRIOR TO
SCHEDULING WATER DEPARTMENT FINAL INSPECTION.
7. THE MINIMUM SIZE SERVICE FOR FIRE SPRINKLER SYSTEMS CONFORMING TO NFPA 13 OR 13R IS TWO
INCHES (2”). FOR NFPA l3D SYSTEMS THE MNIMUM SIZE IS 1".
8. FIRE FLOW SHALL MEET FIRE REQUIREMENTS OF CALIFORNIA FIRE CODE APPENDIX B. FIRE FLOW FOR
RESIDENTIAL BUILDINGS LESS THAN 3,600 SQUARE FEET SHALL BE PROVIDE AT 1,000 GPM FOR (1) HOUR
UNLESS PROTECTION BY AN AUTOMATIC FIRE SPRINKLER SYSTEM THEN IT MAY BE REDUCED BY 50%.
CONTACT BURLINGAME ENGINEERING DEPARTMENT.
9. THE MINIMUM  WATER METER SIZE SHALL ACCOMMODATE BOTH DOMESTIC AND FIRE SPRINKLER SYSTEM
DEMAND TOTALS.
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A001

EXISTING
& PROPOSED
SITE PLANS

1/8"=1'-0"

SITE PLAN KEYNOTES
(N) OUTDOOR CONDENSER UNIT REQUIREMENTS:
• MUST BE INSTALLED A MINIMUM 3 FEET FROM THE PROPERTY
LINE;
• PROVIDE A MINIMUM 3” SLAB UNDERNEATH CONDENSER AND
ATTACH UNIT TO THE SLAB;
• OUTDOOR CONDENSING UNITS SHALL HAVE A CLEARANCE OF
AT LEAST 5 FEET FROM THE OUTLET OF ANY DRYER VENT
(CENC 150.0(H)3A);
• A READILY ACCESSIBLE APPROVED DISCONNECT MUST BE
INSTALLED ON THE ELECTRIC SUPPLY ADJACENT TO & IN
SIGHT FROM THE EQUIPMENT (CMC 303.8.5) (CEC 440.14). A
CLEAR WORKING SPACE 30” WIDE X 36” DEEP MUST BE
PROVIDED IN FRONT OF THE DISCONNECT (CEC 110.26(A));
• A 15- OR 20-AMP RECEPTACLE OUTLET MUST BE INSTALLED
AT AN ACCESSIBLE LOCATION FOR THE SERVICING OF THE
HEATING AND AIR CONDITIONING EQUIPMENT. THE
RECEPTACLE SHALL BE LOCATED ON THE SAME LEVEL AND
WITHIN 25 FEET OF THE EQUIPMENT;
• THE RECEPTACLE OUTLET SHALL NOT BE CONNECTED ON
THE LOAD SIDE OF THE DISCONNECT SWITCH. (CMC 301.4)
(CEC 210.63); AND
• RECEPTACLES LOCATED OUTDOORS SHALL BE GFCI (CEC
210.8)

S1

1
A001

EXISTING SITE PLAN
SCALE: 1/8"=1'-0"

ALL NEW ROOF DRAINAGE WILL BE DIRECTED TO LANDSCAPED AREAS TO
THE EXTENT FEASIBLE & NOT ONTO ADJACENT PROPERTIES.2

A001
PROPOSED SITE PLAN
SCALE: 1/8"=1'-0"
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(E) DRIVEWAY

SUBJECT PROPERTY

SUBJECT PROPERTY

(E) REAR YARD

(E) GARAGE (NO WORK)
SEE DWG. 4/A301

4' SIDE SETBACK LINE

15
' F

RO
NT

 S
ET

BA
CK

 LI
NE

 @
 1F

4' SIDE SETBACK LINE

(E
) P

RO
PE

RT
Y 

LIN
E 

50
.02

'

4' SIDE SETBACK LINE

4' SIDE SETBACK LINE

16'-6"
(E) 1F FRONT SETBACK

(E) SIDEWALK

49'-4"
(E) 1F REAR SETBACK

49'-4"
(N) 1F REAR SETBACK

(E) DRIVEWAY
MODIFIED

S1

15' FRONT SETBACK LINE @ 1F

(E) GATE TO REMAIN

(N) SKYLIGHT, TYP. OF 3

(E) CHIMNEY TO BE REMOVED

(E) 1F FLAT ROOF
BELOW

(E) FLAT ROOF

(E) 1F FLAT ROOF
BELOW

(E) 2F DECK
BELOW

(E) 1F FLAT ROOF
BELOW

(E) 1F STAIR BELOW
TO BE REMOVED

(E) 1F STAIR BELOW TO BE REMOVED

(N) 1F DECK
BELOW

(N) 1F STAIR BELOW(E) 1F ROOF BELOW

(E) GATE TO REMAIN (E) 1F ROOF BELOW

(N) 1F PITCHED ROOF BELOW

(N) 2F PLANTER BOX

(N) 1F PATIO
BELOW

(N) LANDSCAPE
LIGHTING, TYP. OF 3

(E) FENCE TO REMAIN

(E) FENCE TO REMAIN

(E) CURB CUT

(E) TREE TO BE REMAIN

(E) TREE TO BE REMAIN

9'-
6"

17'-11 1/2"

(E) TREE TO BE REMAIN

(E) TREE TO REMAIN

(E) LEMON TREE
TO BE REMOVED

(E) CHINESE ELM TREE
TO BE REMOVED

(E) PRIVET TREE TO BE
REMOVED

(E) TREE TO BE REMAIN

(E) TREE TO BE REMAIN

(E) TREE TO REMAIN

SEE LANDSCAPE PLAN FOR NEW PROPOSED TREES & PLANTS.

SITE LEGEND
& SPECIFICATIONS

(N) DOWNSPOUT TERMINATING BELOW GRADE
TO A PERIMETER 4" DIAMETER ABS SOLID DRAIN
PIPE CONNECTING TO A SOLID PIPE THROUGH
FACE OF CURB SO THAT WATER WILL EMPTY
INTO THE STREET GUTTER SYSTEM.

(E) TERRACOTTA ROOF TILE

(N) 1F TERRACOTTA ROOF TILE;
MATCH EXISTING

(N) 2F TERRACOTTA ROOF TILE;
MATCH EXISTING

8'-
6"

(E
) 1

F 
& 

2F
SI

DE
 S

ET
BA

CK

8'-
6"

(E
) &

 (N
) 1

F 
& 

2F
SI

DE
 S

ET
BA

CK

2'-
7"

(E
) 1

F 
SI

DE
 S

ET
BA

CK

2'-
7"

(E
) 1

F 
SI

DE
 S

ET
BA

CK

7'-
0 1

/2"
(E

) 2
F

SI
DE

 S
ET

BA
CK

7'-
0 1

/2"
(E

) &
 (N

) 2
F

SI
DE

 S
ET

BA
CK

(N) CONC. PAVER, TYP.

(N) PERMEABLE PAVER, TYP.

PERMEABLE

DRIVEWAY
WOOD BARK
MULCH

(E
) C

ON
C.

(E
) G

RA
SS

EX
IS

TI
NG

(N
) G

RA
SS

NE
W

(E) CONC.

DRIVEW
AY

(E) GRASS

SEE DWG. 1/L2 FOR ALL EXISTING TREES TO REMAIN

TREE PROTECTION NOTES

DS DS DS

DSDS

DS

DS

DSDS

DS

DS

DS

(E) TREE TO BE REMAIN

DRAINAGE NOTES
1. IN ACCORDANCE WITH BURLINGAME MUNICIPAL CODE SECTION

18.08.085, NO STORM WATER OR UNDERGROUND WATER DRAINING
FROM ANY LOT, BUILDING, OR PAVED AREA SHALL BE ALLOWED TO
DRAIN TO ADJACENT PROPERTIES NOR SHALL THIS WATER BE
CONNECTED TO THE CITY'S SANITARY SEWER SYSTEM.
REGARDLESS OF THE SLOPE OF THE SOURCE PROPERTY, SUCH
WATER SHALL DRAIN TO EITHER ARTIFICIAL OR NATURAL STORM
DRAINAGE FACILITIES BY GRAVITY OR PUMPING.

2. DIRECT RUNOFF FROM SIDEWALKS, WALKWAYS, AND/OR PATIOS
ONTO VEGETATED AREAS.

3. DIRECT RUNOFF FROM DRIVEWAYS AND/OR UNCOVERED PARKING
LOTS ONTO VEGETATED AREAS.

RAINWATER COLLECTION
ALL NEW ROOF RAINWATER SHALL BE COLLECTED BY MEANS OF
GALVANIZED METAL GUTTERS, UNLESS NOTED OTHERWISE, LOCATED AT
THE EAVES. PAINT TO MATCH COLOR SCHEME OF RESIDENCE. GUTTER
SHALL LEAD TO 2" X 4" RECTANGULAR METAL DOWNSPOUTS OR
DOWNSPOUTS TO MATCH EXISTING AND/OR COPPER RAINWATER
LEADER. DOWNSPOUTS SHALL TERMINATE BELOW GRADE TO A

PERIMETER 4" DIAMETER ABS SOLID DRAIN PIPE. RUN 4" DIAMETER (OR
SIZE AS NOTED ON SITE PLAN) SOLID PIPE THROUGH FACE OF CURB SO
THAT WATER WILL EMPTY INTO THE STREET GUTTER SYSTEM. SLOPE ALL
PIPES FOR ADEQUATE DRAINAGE. ENSURE THAT THE LOCATION CHOSEN
FOR THE PIPE TO GO THROUGH THE FACE OF CURB IS ADEQUATE TO
CARRY THE WATER FROM THE SITE TO A CITY MAINTAINED WATER
COLLECTION SYSTEM. IN SINGLE-FAMILY RESIDENCES THE WATER MAY
FLOW TO THE STREET BY GRAVITY METHOD PROVIDED THERE IS
SUFFICIENT GRADE TO ENSURE FLOW TO THE STREET GUTTER AND THAT
WATER DOES NOT FLOW ONTO ADJOINING PROPERTIES.

SUMP MAY BE REQUIRED (SEE SITE PLAN)
IF THE  GRAVITY METHOD OF GRAINAGE CANNOT BE USED, PROVIDE A
SUMP PUMP OF ADEQUATE SIZE TO CARRY ALL WATER THROUGH A 2"
DIAMETER ABS FIRE PIPE THROUGH THE FACE OF THE CURB SO THAT
THE WATER WILL EMPTY INTO THE GUTTER SYSTEM. ENSURE THAT THE
LOCATION CHOSEN FOR THE PIPE TO GO THROUGH THE FACE OF THE
CURB IS ADEQUATE TO CARRY THE WATER FROM THE SITE TO A CITY
MAINTAINED WATER COLLECTION SYSTEM.
PROVIDE A BACKFLOW PREVENTOR DEVICE AT A LOCATION NEAR THE

TERMINATION OF THE SOLID PIPE THROUGH THE FACE OF CURB AS
REQUIRED TO PREVENT RAINWATER FROM THE GUTTER SYSTEM
ENTERING THE SUMP PUMP SYSTEM.
SUMP PUMP AT A MINIMUM SHALL BE A 1/4 HP AUTOMATIC SUBMERSIBLE
SUMP PUMP WITH PERFORMANCE AS LISTED BELOW (MINIMUM). INSTALL
AS PER MANUFACTURER'S SPECIFICATIONS & RECOMMENDATIONS.

DISCHARGE FEET OF HEAD
PERFORMANCE (GALLONS PER HOUR)

SUMP PIT  - INSTALL IN SUMP PIT (CATCH BASIN) WITH THE MINIMUM
CLEARANCES & DEPTHS AS PER MANUFACTURER'S SPECIFICATIONS &
RECOMMENDATIONS.

4. PLANTING AREAS SHALL HAVE MINIMUM 2% SLOPE AWAY FROM
STRUCTURES.

5. DRAINAGE INLETS, SWALES, AND SUBDRAINS MUST REMAIN
UNOBSTRUCTED DURING CONSTRUCTION.

6. VERIFY THAT IRRIGATION BASINS AND PLANTING AREAS DO NOT
IMPEDE SITE DRAINAGE.

5 10 15
2280 1620 660

1. PRIOR TO BEGINNING CONSTRUCTION ON SITE,
CONTRACTOR SHALL IDENTIFY AND PROTECT EXISTING
TREES AND PLANTS DESIGNATED AS TO REMAIN.

2. PROTECT EXISTING TREES TO REMAIN FROM SPILLED
CHEMICALS, FUEL OIL, MOTOR OIL, GASOLINE AND ALL
OTHER CHEMICALLY INJURIOUS MATERIAL; AS WELL AS
FROM PUDDLING OR CONTINUOUSLY RUNNING WATER.
SHOULD A SPILL OCCUR, STOP WORK IN THAT AREA AND
CONTACT THE CITY'S ENGINEER/INSPECTOR
IMMEDIATELY. CONTRACTOR SHALL BE RESPONSIBLE TO
MITIGATE DAMAGE FROM SPILLED MATERIAL AS WELL AS
MATERIAL CLEAN UP.

3. CONTRACTOR SHALL BE RESPONSIBLE FOR ONGOING
MAINTENANCE OF ALL TREES DESIGNATED TO REMAIN
AND FOR MAINTENANCE OF RELOCATED TREES
STOCKPILED DURING CONSTRUCTION. CONTRACTOR
WILL BE REQUIRED TO REPLACE TREES THAT DIE DUE TO
LACK OF MAINTENANCE.

4. INSTALL TREE PROTECTION FENCING AT THE DRIPLINE
OR AS REQUIRED BY CITY.

5. NO EXCAVATION, TRENCHING, STOCKPILING, OR
COMPACTION SHALL OCCUR WITHIN THE TREE
PROTECTION ZONE.

6. WATER EXISTING TREES AS NEEDED TO MAINTAIN
HEALTH DURING CONSTRUCTION.

7. ALL ROOT PRUNING SHALL BE PERFORMED BY AN ISA
CERTIFIED ARBORIST.

16'-6"
(E) 1F FRONT SETBACK

23'-4"
(E) 2F FRONT SETBACK

23'-4"
(E) 2F FRONT SETBACK

59'-6"
(E) 2F REAR SETBACK

53'-5"
(N) 2F REAR SETBACK

(N) 12'L X 10'W X 10'H PERGOLA

REPLACE ALL CURB, GUTTER, SIDEWALK &
DRIVEWAY APRON ALONG SITE FRONTAGE
PER CITY STANDARDS

(E) CURB CUT

CITY ALLEY
W/ NO ACCESS

10'-0"

CITY ALLEY
W/ NO ACCESS

10'-0"

THERE SHALL BE NO PERMANENT STRUCTURES (E.G. RETAINING WALLS,
FENCES, COLUMNS, MAILBOX, ETC.) PROPOSED OR CONSTRUCTED
BEYOND THE PROPERTY LINE & INTO THE PUBLIC RIGHT-OF-WAY.

PLUG ALL (E) SANITARY SEWER LATERAL CONNECTIONS & INSTALL A (N) 4" LATERAL IN KIND & WYE TO (E)
MAIN. ALL WATER LINE CONNECTIONS TO CITY WATER MAINS FOR SERVICES OR FIRE LINE ARE TO BE
INSTALLED PER CITY STANDARD PROCEDURES & SPECIFICATION, AND ANY OTHER UNDERGROUND UTILITY
WORKS WITHIN CITY'S RIGHT-OF-WAY. AN ENCROACHMENT PERMIT WILL BE REQUIRED FOR THESE ITEMS

(N) PG&E METER;
NEW LOCATION SUBJECT
TO PG&E APPROVAL

(E) GARAGE (NO WORK)
SEE DWG. 4/A301

(E) WATER METER

(E) WATER METER

PLANTER

PLANTER

DS
DS SHALL BE DIRECTED

INTO (N) RAIN BARREL

DS

(E) PG&E METER TO BE RELOCATED

(E) ELEC. METER

(N) ELEC. METER

(N) SEWER C.O.

(N) 4" SEWER LATERAL TO CITY CLEANOUT PER CITY STANDARD PROCEDURES & SPECIFICATION

(N) TREE;
SEE LANSCAPE PLAN

(E) PROPERTY LINE 119.99'

PERMEABLE PAVING

POST CONSTRUCTION IMPERVIOUS AREA
LOCATION DESCRIPTION AREA

HOUSE ROOF, UNCOVERED 1F FRONT PATIO
& 1F FRONT STEPS 2,029 SF

GARAGE ROOF 386 SF

1F REAR DECK & STAIRS UNCOVERED 1F REAR DECK & STAIRS 239 SF

TOTAL 2,654 SF

40% OF 6,000 SF LOT SIZE = 2,400 SF

GARAGE ROOF RUNOFF 386 SF SHALL BE DIRECTED INTO (2) RAIN BARRELS

DS SHALL BE DIRECTED
INTO (N) RAIN BARREL

BINS
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(E) DINING ROOM (E) LIVING ROOM

(E) BEDROOM

(E)
H.W.H.

(E)
F.P.

(E)
D.W.

(E) REF

(E) H.B.
TO REMAIN

1
A101

FIRST FLOOR: EXISTING & DEMOLITION PLAN
SCALE: 1/4"=1'-0"

A101

BASEMENT & 1F:
EXISTING
& DEMOLITION
PLANS

1/4" = 1'-0"

1. CONTRACTOR SHALL COORDINATE THE EXTENT OF THE
DEMOLITION WITH CONSTRUCTION PLANS AND PROTECT
ALL PORTIONS OF (E) STRUCTURE TO REMAIN

2. THESE DRAWINGS ILLUSTRATE THE REMOVAL OF
NON-STRUCTURAL COMPONENTS ONLY, UNLESS
OTHERWISE SPECIFICALLY NOTED. ALL STRUCTURAL
WALLS, BEAMS AND COLUMNS SHALL REMAIN.
CONTRACTOR SHALL NOTIFY ARCHITECT IMMEDIATELY
UPON DISCOVERY OF ANY UNDOCUMENTED
STRUCTURAL COMPONENT.

3. THE CONTRACTOR SHALL PROVIDE ADEQUATE
PROTECTION OF MATERIAL TO REMAIN, AND SHALL BE
RESPONSIBLE FOR ANY DAMAGE TO EXISTING
MATERIALS.

4. IF DEMOLITION IS PERFORMED IN EXCESS OF THAT
REQUIRED, RESTORE AFFECTED AREAS AT NO COST TO
THE OWNER.

5. CONTRACTOR SHALL ENSURE THE STABILITY OF ALL (E)
STRUCTURE, FRAMING AND FOUNDATIONS TO REMAIN
DURING DEMOLITION AND CONSTRUCTION OF NEW
WORK.

6. CONTRACTOR SHALL BE SOLELY RESPONSIBLE FOR THE
DESIGN, ADEQUACY, & SAFETY OF ERECTION BRACING,
SHORING, TEMPORARY SUPPORTS, ETC.

7. CONTRACTOR SHALL PATCH AND REPAIR ALL
FIREPROOFING DAMAGE INCURRED DURING DEMOLITION
AND/OR CONSTRUCTION. FIREPROOF, AS REQUIRED BY
CODE, ALL NEW PENETRATIONS GENERATED BY THE
WORK DESCRIBED IN THESE DOCUMENTS.

8. CONTRACTOR SHALL REPLACE ALL DAMAGED OR
DECAYED EXISTING WOOD FRAMING , FLOOR, OR
SHEATHING IN AREAS OF REMODEL AND REPAIR. NOTIFY
ARCHITECT IF DAMAGED OR DECAYED CONDITIONS ARE
ENCOUNTERED PRIOR TO COMMENCING REPAIR WORK.

9. CONTRACTOR SHALL BE SOLELY RESPONSIBLE FOR SAFE
REMOVAL AND DISPOSAL OF ALL MATERIALS NOT FOR
RE-USE ON THIS PROJECT. IN ACCORDANCE WITH LOCAL
JURISDICTION REQUIREMENTS, DISPOSE OF REFUSE,
DEBRIS, RUBBISH, AND OTHER MATERIALS RESULTING
FROM DEMOLITION OPERATIONS.

10. REMOVE DEBRIS FROM SITE OFTEN AND REGULARLY TO
MAINTAIN CLEAN, ORDERLY SITE.

11. DOCUMENTATION HEREIN DOES NOT AUTHORIZE,
DESCRIBE, REQUIRE OR INCLUDE THE REMOVAL OF ANY
HAZARDOUS MATERIALS OR ELEMENTS, INCLUDING, BUT
NOT LIMITED TO LEAD PAINT, ASBESTOS AND PCB'S.
GENERAL CONTRACTOR SHALL COMPLY WITH ALL
APPLICABLE LAWS, REGULATIONS, ORDINANCES AND
RULES RELATING TO ANY HAZARDOUS OR TOXIC
MATERIALS.  IF GENERAL CONTRACTOR DISCOVERS ANY
SUCH MATERIALS ON THE PROPERTY, GENERAL
CONTRACTOR SHALL PROMPTLY NOTIFY THE OWNER.
ANY REMOVAL OF HAZARDOUS MATERIALS SHALL BE
DOCUMENTED SEPARATELY, AND SHALL OCCUR AS
REQUIRED BY CODE AND REGULATORY REQUIREMENTS.

12. PER SB-407 & CALIFORNIA CIVIL CODE 1101.4(A), ALL
EXISTING NON-COMPLIANT PLUMBING FIXTURES (BASED
ON WATER EFFICIENCY) THROUGHOUT THE HOUSE
SHALL BE UPGRADED WHENEVER A BUILDING PERMIT IS
ISSUED FOR REMODELING IMPROVEMENTS. RESIDENTIAL
BUILDINGS CONSTRUCTED AFTER JANUARY 1, 1994 ARE
EXEMPT FROM THIS REQUIREMENT.

13. REMOVE ALL (E) FINISHES, HARDWARE, EQUIPMENT,
CONDUIT, PLUMBING, AND FRAMING NECESSARY TO
ACCOMMODATE ALL NEW WORK

14. CAP OFF ALL PLUMBING, GAS, & ELECTRICAL LINES, AS
REQUIRED.

DEMOLITION KEYNOTES
REMOVE (E) STAIR TREAD & RISER FINISH;
(E) PLYWOOD & STRINGERS TO REMAIND1

WALL LEGEND
(E)  WALL CONSTRUCTION TO REMAIN

(E) CONSTRUCTION TO BE REMOVED

(E) DOOR & FRAME TO BE REMOVED

(E) WINDOW TO BE REMOVED

DEMOLITION NOTES

(E) BEDROOM

(E)
CLOSET

(E) LINEN

(E)
BATH

UP
 (E) STAIR

UP

 (E
) S

TA
IR

(E) KITCHEN(E)
BATH(E) BEDROOM

DN

 (E
) S

TA
IR

(E)
CLOSET

UP

(E) STAIR

(E) FOYER

(E) GAS METER
TO BE RELOCATED

(E) H.B.
TO BE REMOVED

(E) H.B.
TO REMAIN

(E) D(E) W

(-) 28"

(E) E.M.

(E) PORCH
COVERED

(E) HALLWAY

1
A203

1
A204

LINE OF (E) 2F ABOVE

1
A202

1
A201

1
A301

(E) G TO REMAIN, V.I.F.

2
A101

BASEMENT: EXISTING & DEMOLITION PLAN
SCALE: 1/4"=1'-0"

(E) CRAWL SPACE

LINE OF (E) 1F ABOVE, TYP.

(E)
F.A.U.

(E) E.P.

DN

 (E
) S

TA
IR

D1

(E) 6'-4 1/2"

(E) MECHANICAL
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(E) BEDROOM
(E) DECK

(E) CLOSET

(E) 1F ROOF
BELOW

A102

2F:
EXISTING
& DEMOLITION
PLANS

1/4" = 1'-0"

WALL LEGEND
(E)  WALL CONSTRUCTION TO REMAIN

(E) CONSTRUCTION TO BE REMOVED

(E) DOOR & FRAME TO BE REMOVED

(E) WINDOW TO BE REMOVED

1
A102

SECOND FLOOR: EXISTING & DEMOLITION PLAN
SCALE: 1/4"=1'-0"

(E) CLOSET

(E) CLOSET

(E) OFFICE

(E) BATH

(E) SITTING ROOM

(E) 1F ROOF
BELOW

(E) 1F ROOF
BELOW

(E) 1F ROOF
BELOW

(E) 1F ROOF
BELOW

UP

(E) STAIR

(E) 1F STAIR BELOW
TO BE REMOVED

(E) 1F STAIR BELOW
TO BE REMOVED

1
A202

1
A201

1
A203

1
A204

1
A301

(E) CHASE

REMOVE (E) ROOF ABOVE TO BE REMOVED
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1
A103

ROOF: EXISTING & DEMOLITION PLAN
SCALE: 1/4"=1'-0"

A103

ROOF:
EXISTING
& DEMOLITION
PLANS

1/4" = 1'-0"

(E) ROOF RIDGE

(E) 1F
 ROOF HIP

(BELO
W)

(E) 2F DECK
BELOW (E) ROOF RIDGE

(E
) R

OO
F 

RI
DG

E

(E) R
OOF VALLE

Y

(E) ROOF VALLEY

(E) ROOF RIDGE

(E) 1F FLAT ROOF
BELOW

(E) FLAT ROOF

(E) 1F FLAT ROOF
BELOW

(E) 1F FLAT ROOF
BELOW

(E) 1F STAIR BELOW
TO BE REMOVED

(E) 1F STAIR BELOW
TO BE REMOVED

(E
) S

LO
PE

 D
N

±4
.5:

12

(E) CHIMNEY TO BE REMOVED

(E
) S

LO
PE

 D
N

±4
.5:

12

(E
) S

LO
PE

 D
N

±4
.5:

12

(E
) S

LO
PE

 D
N

±4
.5:

12

(E) SLOPE DN
±4.5:12

(E
) S

LO
PE

 D
N

±4
.5:

12

(E) SHED ROOF
BELOW

1
A203

1
A204

1
A202

1
A201

1
A301

ALL EXISTING TERRACOTTA ROOF TILE SHALL BE REMOVED & LOW
PRESSURE WASHED FOR REUSE; IN AREAS WHERE EXISTING
TERRACOTTA ROOF SHALL REMAIN (SEE ROOF PLAN), CONTRACTOR
SHALL PROVIDE NEW COMPATIBLE WATERPROOF MEMBRANE.

REMOVE (E) ROOF TO BE REMOVED
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(N) LAUNDRY

WALL LEGEND & SYMBOLS
(E)  WALL CONSTRUCTION TO REMAIN

(N) WALL CONSTRUCTION

(N) PARTIAL HEIGHT
WALL CONSTRUCTION

(N) UNDERCOUNTER
PARTIAL HEIGHT WALL CONSTRUCTION

(N) SLIDING DOOR;
ARROW DENOTES SLIDING PANEL

(N) SHOWER HEAD

(E) GAS SHUT-OFF VALVE LOCATED IN
ACCESSIBLE AREA IN (N) CABINET

(N) HOSE BIBB;
PROTECTED WITH A NONREMOVABLE
HOSE BIBB-TYPE BACKFLOW
PREVENTER, A NONREMOVABLE HOSE
BIBB-TYPE VACUUM BREAKER, OR BY
AN ATMOSPHERIC VACUUM BREAKER
INSTALLED NOT LESS THAN 6 INCHES
ABOVE THE HIGHEST POINT OF USAGE
LOCATED ON THE DISCHARGE SIDE OF
THE LAST VALVE. [CPC 603.5.7]

G

HB

D.W.

REF

A1 WALL TYPE

A111

BASEMENT & 1F:
CONSTRUCTION
PLAN

1/4" = 1'-0"

(E) G

2
A301

1
A111

FIRST FLOOR: CONSTRUCTION PLAN
SCALE: 1/4"=1'-0"

(N)
PANTRY

(N) LIVING / DINING

(N) SITTING ROOM

(E) BEDROOM
MODIFIED(E) BATH

MODIFIED

(E) BEDROOM
MODIFIED

UP

(E) STAIR

(E) KITCHEN
MODIFIED

(E) E.M.

(N) 1F & 2F COMBO HEAT
PUMP & PAD BELOW;
COORDINATE EXACT

LOCATION W/ OWNER &
ARCHITECT

(N) MECHANICAL & TRASH
ENCLOSURE

UC
REF

W D

UP

UP

(-) 28"

(N) PATIO

(E) BATH
MODIFIED

(N) DECK

+36", ABOVE GRADE

(E) FOYER

(E) PORCH
COVERED

DN

 (E
) S

TA
IR (N) H.B.

(E) H.B.
TO REMAIN

(E) H.B.
TO REMAIN

(E) HALLWAY
MODIFIED

2
A202

(E) +8'-11 1/2"

2
A201

2
A203

2
A204

(2) 2X6 WOOD NAILER

ALL 1F CEILINGS SHALL BE 8'-2 1/2" A.F.F., U.O.N.2
A111

BASEMENT: CONSTRUCTION PLAN
SCALE: 1/4"=1'-0"

(E) CRAWL SPACE

LINE OF (E) 1F ABOVE, TYP.

(N)
A.H.U.
(1F)

(E) E.P.

DN

 (E
) S

TA
IR

(2) 2X6 WOOD NAILER

5'-6 1/8"18'-4 3/4"3'-6 1/4"2'-10 3/4"4'-1 3/4"5'-0"

(N) TANKLESS
H.W.H.

12'-5"

48'-1 1/8"

5'-
11

 7/
8"

13
'-1

0 3
/4"

MATCH FIRST RISER ELEVATION

+36", ABOVE GRADE

+36", ABOVE GRADE5'-10 1/8"

12
'-9

"

12'-9 5/8"9'-11 1/4"12'-3"

6'-9 1/4"

4'-
5 1

/4"

2'-5 5/8"
6'-7 1/2"

11
'-0

"7'-
10

 1/
4"

6'-8 1/4" 4'-3"

7'-9"

10
'-5

 3/
8"

13
'-4

"

4'-
0"

23
'-1

0 3
/8"

(E) 6'-4 1/2"

(E) MECHANICAL

10'-0"

CONSTRUCTION KEYNOTES
(N) HANDRAIL SHALL HAVE 1-1/2" Ø GRASPABILITY OR
EQUIVALENT AND BE CONTINUOUS AT 34" MIN, 38" MAX ABOVE
TREAD NOSING
HANDRAILS SHALL RETURN TO A WALL, GUARD, OR THE
WALKING SURFACE

C1

C1

C1

8'-
6"

DESIGN REVIEW RESPONSE 2026.01.211

5'-
5"

(N) PLANTER

3'-4"

5'-
0"

C1

UP

(N
) P

LA
NT

ER
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(N)
CLOSET

A112

2F:
CONSTRUCTION
PLAN

1/4" = 1'-0"

1
A112

SECOND FLOOR: CONSTRUCTION PLAN
SCALE: 1/4"=1'-0"

UC
REF

W/D

(N) CLOSET

(N) BEDROOM

(N) PRIMARY BEDROOM

(N)
STO

(N)
PRIMARY

BATH

(N) BATH

(N) OFFICE

(N) PARTIAL HEIGHT WALL

SHOWER
STEAM

(N) 1F SHED ROOF
BELOW

(N) 1F ROOF
BELOW

(N) 1F ROOF
BELOW

(E) 1F ROOF
BELOW

UP

(E) STAIR

(N) 1F DECK
BELOW

(N) 1F PATIO
BELOW

(N) 1F STAIR
BELOW

(N) MECHANICAL & TRASH
ENCLOSURE

(BELOW)

(N) PLANTER BOX

VAULTED
CEILING
ABOVE

FLAT CEILING

2
A201

2
A203

2
A204

(N) 1F PATIO
BELOW

WALL LEGEND & SYMBOLS
(E)  WALL CONSTRUCTION TO REMAIN

(N) WALL CONSTRUCTION

(N) SKYLIGHT ABOVE;
SEE SKYLIGHT SCHEDULE

(N) SHOWER HEAD

A1 WALL TYPE

(N) STEAM
GENERATOR

CLOSET

12'-4"7'-6"4'-6 1/4"5'-5 1/4"

11
'-1

 1/
8"

4'-
0 3

/4"

8'-
0 5

/8"
11

 7/
8"

5'-0"

13
'-2

"

12'-10 1/8" 5'-4 3/4"

8'-
2 5

/8"

7'-9" 3'-11 1/2"

15'-2 7/8"

15
'-6

 5/
8"

9'-
11

 1/
8"

4'-2 1/2"

7'-9 1/4"

2'-8 7/8"

5'-
2 1

/4"
5'-

5 1
/2"

2
A301

2
A202

12
'-6

 5/
8"

ALL 2F CEILINGS SHALL BE 8'-0" A.F.F., U.O.N.
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1
A113

PROPOSED ROOF PLAN
SCALE: 1/4"=1'-0"

1. MATCH EXISTING CONSTRUCTION AT LOCATIONS WHERE
EXISTING ROOF IS TO BE REPAIRED.
2. SEE STRUCTURAL DRAWINGS FOR WOOD JOIST SPACING,
JOIST DOUBLING, NAILING & SCREWING SCHEDULE, &
ADDITIONAL INFORMATION.
3. NEW ROOF SHALL MEET CLASS B ROOF ASSEMBLY
4. AT ALL ROOF SLOPES, TWO LAYERS OF 30LB FELT
UNDERLAYMENT MATERIAL SHALL BE APPLIED. A MINIMUM OF
19 INCH WIDE STRIP OF UNDERLAYMENT FELT SHALL BE
APPLIED PARALLEL WITH AND STARTING AT THE EAVES,
FASTENED SUFFICIENTLY TO HOLD IN PLACE. STARTING AT
THE EAVE, 36 INCH WIDE SHEETS OF UNDERLAYMENT SHALL
BE APPLIED OVERLAPPING SUCCESSIVE SHEETS 19 INCHES,
FASTENED SUFFICIENTLY TO HOLD IN PLACE.
5. PROVIDE ROOF FLASHING AT ALL WALL AND ROOF
INTERSECTIONS, GUTTERS, AND WHERE THERE IS A CHANGE
IN THE ROOF SLOPE OR DIRECTION AROUND ROOF OPENINGS.
FLASHING SHALL BE A MINIMUM 26 GAUGE GALVANIZED METAL.
6. FLASHINGS AT ROOF PROJECTIONS & PENETRATIONS TO
BE COPPER, GALVANIZED STEEL OR STAINLESS STEEL.
7. FACTORY-MANUFACTURED REGLETS &
COUNTERFLASHING TO BE COPPER, GALVANIZED STEEL, OR
STAINLESS STEEL.
8. PROVIDE DRIP EDGE AT EAVES AND GABLES OF SHINGLE
ROOFS. OVERLAP TO BE A MINIMUM OF 2 INCHES. EAVE DRIP
EDGES SHALL EXTEND 1/4 INCH BELOW SHEATHING AND
EXTEND BACK ON THE ROOF A MINIMUM OF 2 INCHES. DRIP
EDGE SHALL BE MECHANICALLY FASTENED A MAXIMUM OF 12
INCHES ON CENTER.

9. EACH VENT PIPE OR STACK SHALL EXTEND THROUGH ITS
FLASHING AND SHALL TERMINATE VERTICALLY NOT LESS THAN
6 INCHES ABOVE THE ROOF NOR LESS THAN 1 FOOT FROM A
VERTICAL SURFACE.
10. PLUMBING VENTS SHALL TERMINATE NOT LESS THAN 10
FEET FROM, OR NOT LESS THAN 3 FEET ABOVE, AN OPENABLE
WINDOW, DOOR, OPENING, AIR INTAKE, OR VENT SHAFT, OR
NOT LESS THAN 3 FEET IN EVERY DIRECTION FROM A LOT LINE,
ALLEY AND STREET EXCEPTED [CPC 906.2]
11. MINIMIZE PIPE PENETRATIONS THROUGH ROOF BY
GANGING VENTS TOGETHER.
12. GENERAL CONTRACTOR SHALL NOTIFY ARCHITECT IF
ROOF PENETRATIONS CONFLICT WITH STRUCTURAL
ELEMENTS, DUCTWORK, ETC. PRIOR TO PROCEEDING WITH
WORK.
13. GENERAL CONTRACTOR TO ENSURE ADEQUATE
DRAINAGE AT EACH DRAIN LOCATION.
14. PROVIDE ADDITIONAL VENTS TO REPLACE VENTS
BLOCKED BY NEW ADDITION, AS REQUIRED.
15. PATCH & REPAIR ANY REMOVED ROOF PENETRATIONS
TO MATCH ADJACENT ROOF.
16. PAINT ALL NEW ROOF PENETRATIONS TO MATCH
ROOFING COLOR.

ROOF KEYNOTES
LINE OF EXTERIOR WALL BELOW

DOUBLE LAYER OR WATERPROOF UNDERLAYMENT BELOW
AREA OF ROOF;
INSTALL PER ROOF MFG'S REQUIREMENTS

RR1

RR2

ROOF LEGEND
& SPECIFICATIONS

(E) TERRACOTTA ROOF TILE

(N) 1F TERRACOTTA ROOF TILE;
MATCH EXISTING

(N) 2F TERRACOTTA ROOF TILE;
MATCH EXISTING

(N) GUTTERS & REPLACE ALL EXISTING:
MATERIAL: STEEL
NOTE:
CONT. SITE FORMED W/ GUTTER
GUARD; PRIMED FOR FINISH PAINT

DS (N) PAINTED DOWNSPOUT

SKYLIGHT SCHEDULE
SYMBOL LOCATION DIMENSIONS (W x H)

VERIFY W/ MANUF. OPERATION SHADES INTERIOR
FINISH

EXTERIOR
FINISH MANUFACTURER MODEL COMMENTS

2F PRIMARY BATH 49-1/2" x 33-1/2"
OUTSIDE CURB FIXED NONE FACTORY STANDARD

ABS WHITE
FACTORY STANDARD
NEUTRAL GRAY VELUX FCM 2246 SAFETY GLAZING

2F GUEST BATH 49-1/2" x 33-1/2"
OUTSIDE CURB FIXED NONE FACTORY STANDARD

ABS WHITE
FACTORY STANDARD
NEUTRAL GRAY VELUX FCM 4630 SAFETY GLAZING

ABOVE STAIR 49-1/2" x 33-1/2"
OUTSIDE CURB FIXED NONE FACTORY STANDARD

ABS WHITE
FACTORY STANDARD
NEUTRAL GRAY VELUX FCM 4630 SAFETY GLAZING

SKYLIGHT NOTES
1. OUTSIDE CURB DIMENSION SHALL INCLUDE ROOFING & FLASHING MATERIAL.
2. ALL SKYLIGHTS AND CURBS SHALL BE FLASHED AND SECURELY FASTENED IN ACCORDANCE WITH THE MANUFACTURER’S RECOMMENDATIONS.
3. ALL FENESTRATION ON WINDOWS SHALL HAVE U-FACTORS AND SOLAR HEAT GAIN COEFFICIENT VALUES IN ACCORDANCE WITH T-24 ENERGY CALCULATIONS.
4. OPERABLE SKYLIGHTS SHALL BE LOCATED A MINIMUM OF 10 FEET FROM ALL PLUMBING VENTS OR THE VENT SHALL TERMINATE 3 FEET ABOVE THE SKYLIGHT. OPERABLE SKYLIGHTS SHALL BE A MINIMUM OF 3 FEET FROM ANY ENVIRONMENTAL AIR VENT (I.E. STOVE HOOD,
BATHROOM FAN, ETC.) [CPC 906.2]

S1

S2

S3

(N) 1F DECK
BELOW

S1

S2 S3

ROOF NOTES

(E) ROOF RIDGE

(E
) R

OO
F 

RI
DG

E

(E) R
OOF VALLE

Y

(E
) S

LO
PE

 D
N

±4
.5:

12

(E) SLOPE DN
±4.5:12

(N) R
OOF VALLE

Y (N) ROOF VALLEY

(N
) R

OO
F 

RI
DG

E

(E) & (N) ROOF RIDGE

(N) ROOF RIDGE

(N) 1F SHED ROOF
BELOW

(N) 1F ROOF RIDGE
BELOW

(E) 1F
 ROOF HIP

(BELO
W)

(N) 1F ROOF VALLEY
BELOW

(N) 1F ROOF HIP
BELOW

(E
) S

LO
PE

 D
N

±4
.5:

12

(E) SHED ROOF
BELOW

(E
) S

LO
PE

 D
N

±4
.5:

12

(N
) S

LO
PE

 D
N

±4
.5:

12

(E
) S

LO
PE

 D
N

±4
.5:

12

(N) SLOPE DN
±4.5:12

(N) SLOPE DN
±4.5:12

(N
) S

LO
PE

 D
N

±4
.5:

12

(N
) S

LO
PE

 D
N

±4
.5:

12

(N) SLOPE DN
±4.5:12

(N
) S

LO
PE

 D
N

±4
.5:

12

(N
) S

LO
PE

 D
N

±4
.5:

12

(N
) S

LO
PE

 D
N

±4
.5:

12

(N) SLOPE DN
±4.5:12

DASHED LINE DENOTES LINE OF
EXTERIOR WALL BELOW, TYP.

(N) 1F PATIO
BELOW

(N) 2F STAIR
BELOW

(N) MECHANICAL & TRASH
ENCLOSURE

(BELOW)

(N) 2F PLANTER BOX

A113

ROOF PLAN
& SKYLIGHT
SCHEDULE

1/4" = 1'-0"

2
A202 2

A201

2
A203

2
A204

2
A301

STUB-UP 1" DIAM. CONDUIT FOR FUTURE SOLAR PHOTOVOLTAIC PANELS &
HOMERUN TO MAIN ELEC. PANEL (DO NOT SURFACE MOUNT CONDUIT);
COORDINATE EXACT LOCATION W/ OWNER

DS

DS

DS

DSDS

DSDS DS

DSDS

DS

DS

(N) ROOF VALLEY
(N) SLOPE DN

RR2

NEW ROOF FOR CONTRUCTION VB SHALL BE CLASS B OR BETTER ROOF COVERING
[BURLINGAME MUNICIPAL CODE TABLE 1505.1]
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A201

EXISTING
& PROPOSED
EXTERIOR
ELEVATIONS

1/4" = 1'-0"

1
A201

EXISTING FRONT ELEVATION
SCALE: 1/4"=1'-0"

D

D D D

DD D D
D

D

(E) 1ST FLOOR F.F.
±2'-8" (91.60')

SI
DE

 P
RO

PE
RT

Y 
LIN

E

2
A201

PROPOSED FRONT ELEVATION
SCALE: 1/4"=1'-0"

ALL NEW WINDOWS SHALL BE ALUMINUM-CLAD WOOD
W/ SIMULATED DIVIDED LITE WITH SPACER BAR

(E) & (N) 1ST FLOOR F.F.
±2'-8" (91.60')

R

N

N N
N

NN

(E) GATE TO REMAIN4 4 TYP. @ ALL STAIR RISERS

4

6

2
TYP. OF 4

3
TYP.

7

5

5

5

5
12 12

(E) ±4.5(E) ±4.5

12
(E) ±4.5

7
TYP.

1
TYP.

12
(E) ±4.5

12
(E) ±4.5

12
(E) ±4.5

12
(E) ±4.5

AVERAGE T.O.C.
88.65'

SI
DE

 P
RO

PE
RT

Y 
LIN

E

SI
DE

 P
RO

PE
RT

Y 
LIN

E

12
'-0

"

HEIGHT LIMIT
30'-0"

12
'-0

"

7'-
6"

45°

DECLINING HEIGHT ENVELOPE

3'-
0"

2'-
4"

8
TYP.

AVERAGE T.O.C.
88.65'

9
TYP.

POD = 89.7' (90.9 + 88.65 / 2)
POD = 89.9' (90.5 + 89.21 / 2)

POD = 89.7' (90.9 + 88.65 / 2)

7'-
6"

12
'-0

"

7'-
6"

45°

DECLINING HEIGHT ENVELOPE

45
°

12
'-0

"

7'-
6"

45
°

CEMENT PLASTER OVER SELF FURRING LATH, TYP.

(N) WINDOW, AS SCHED.;
MARVIN ALUMINUM-CLAD WOOD WINDOWS

W/ SIMULATED DIVIDED LITE WITH SPACER BAR

(N) WATER RESISTIVE & AIR INFILTRATION BARRIER, TYP.;
INSTALL PER MFR'S REQUIREMENTS

(N) ADHESIVE FLASHING, TYP.

CASING BEAD, TYP.

(N) GSM HEAD FLASHING

±2 3/8"

(N) PAINTED WOOD SILL

2"

3
A201

TYPICAL WINDOW SECTION
SCALE: 3"=1'-0"

CEMENT PLASTER OVER SELF FURRING LATH, TYP.

(N) GSM HEAD FLASHING

(N) SLIDING DOOR, AS SCHED.;
MARVIN ALUMINUM-CLAD WOOD SLIDING DOOR
W/ SIMULATED DIVIDED LITE WITH SPACER BAR

±1 3/4"

4
A201

SLIDING DOOR HEADER DETAIL
SCALE: 3"=1'-0"

DESIGN REVIEW RESPONSE 2026.01.211

(E) & (N) 2ND FLOOR F.F.
±12'-0" (100.93')

(E) ROOF
±26'-3 3/4" (115.25')

(E) 2ND FLOOR F.F.
±12'-0" (100.93')

(E) ROOF
±26'-3 3/4" (115.25')

DESIGN REVIEW RESPONSE 2026.02.022

10

8'-
3 1

/2"
(E

) &
 (N

) 1
ST

 F
LO

OR
 T

.O
.P

.
9'-

0 7
/8"

(E
) &

 (N
) 2

ND
 F

LO
OR

 T
.O

.P
.

CEMENT PLASTER OVER SELF FURRING LATH, TYP.

(N) GSM HEAD FLASHING

(N) SLIDING DOOR, AS SCHED.;
MARVIN ALUMINUM-CLAD WOOD SLIDING DOOR
W/ SIMULATED DIVIDED LITE WITH SPACER BAR

±1 3/4"

(E) GATE TO REMAIN

POD = 89.9' (90.5 + 89.21 / 2)

8'-
3 1

/2"
(E

) 1
ST

 F
LO

OR
 T

.O
.P

.
9'-

0 7
/8"

(E
) 2

ND
 F

LO
OR

 T
.O

.P
.

SI
DE

 P
RO

PE
RT

Y 
LIN

E
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A202

EXISTING
& PROPOSED
EXTERIOR
ELEVATIONS

1/4" = 1'-0"

1
A202

EXISTING REAR ELEVATION
SCALE: 1/4"=1'-0"

DD

D D D

D

ELEVATION KEYNOTES
(E) DOOR OR WINDOW TO BE REMOVED

(N) DOOR, WINDOW, OR SKYLIGHT

PAINTED (E) OR (N) STUCCO;
WHERE (N) MATCH (E) STUCCO TEXTURE

(N) SHIELDED EXTERIOR LED PENDANT

(N) ARCHED GABLE PAINTED WOOD VENT

(N) COMPOSITE WOOD RISER

(N) 1X PAINTED WOOD FASCIA BOARD

(N) LED STEP LIGHT

(N) COMPOSITE WOOD SIDING

(N) PAINTED DOWNSPOUT

TERRACOTTA ROOF TILE;
MATCH EXISTING WHERE NEW

D

N

1

2

3

4

5

6

7

8

9

2
A202

PROPOSED REAR ELEVATION
SCALE: 1/4"=1'-0"

N

N
N

N

N
N

N

(E) GATE TO REMAIN BEYOND

4 TYP. @ ALL STAIR RISERS6

3
TYP.

5

5

5

1
TYP.

12
(E) ±4.5

12
MATCH
(E) ±4.5

12
(E) ±4.5

12
MATCH
(E) ±4.5

SI
DE

 P
RO

PE
RT

Y 
LIN

E

12
'-0

"

7'-
6"

45°

DECLINING HEIGHT ENVELOPE

45
°

7'-
6"

(E) 1ST FLOOR F.F.
±2'-8" (91.60')

(E) & (N) 1ST FLOOR F.F.
±2'-8" (91.60')

(E) & (N) 2ND FLOOR F.F.
±12'-0" (100.93')

AVERAGE T.O.C.
88.65'

(E) ROOF
±26'-3 3/4" (115.25')

HEIGHT LIMIT
30'-0"

AVERAGE T.O.C.
88.65'

2'-
5"

5'-
9"

2
TYP. OF 3

5

5

7

8

8
TYP.

ALL NEW WINDOWS & SLIDING DOOR SHALL BE ALUMINUM-CLAD WOOD
W/ SIMULATED DIVIDED LITE WITH SPACER BAR

9
TYP.

POD = 89.9' (90.5 + 89.21 / 2)

12
'-0

"

POD = 89.7' (90.9 + 88.65 / 2)
12

'-0
"

7'-
6"

45°

DECLINING HEIGHT ENVELOPE

POD = 89.9' (90.5 + 89.21 / 2)

(E) GATE TO REMAIN BEYOND

45
°

7'-
6"

12
'-0

"

POD = 89.7' (90.9 + 88.65 / 2)

SEE SLIDING DOOR HEADER DETAIL 4/A201

DESIGN REVIEW RESPONSE 2026.01.211

(E) 2ND FLOOR F.F.
±12'-0" (100.93')

(E) ROOF
±26'-3 3/4" (115.25')

DESIGN REVIEW RESPONSE 2026.02.022

3
A202

COMPOSITE WOOD SIDING CORNER DETAIL
SCALE: 3"=1'-0"

CEMENT PLASTER O/
SELF FURRING LATH, TYP.

(N) WATER RESISTIVE &
AIR INFILTRATION BARRIER, TYP.;
INSTALL PER MFR'S REQUIREMENTS

CASING BEAD, TYP.

(N) CONT. ADHESIVE FLASHING

4"
 M

IN
.

4" MIN.
PAINTED 5/4 X 4 COMPOSITE TRIM BOARD

(N) COMPOSITE WOOD SIDING O/ WINDSCREEN SYSTEM
(N) 3/4" X 1-1/2" P.T. WOOD FURRING @ 12" O.C. W/ S.S. FASTENERS

(N) WALL INSULATION IN ACCORDANCE
WITH T-24 ENERGY CALCULATIONS

2X WOOD FRAMING, S.S.D.

(N) SHEATHING, S.S.D.

P.T. WOOD FURRING W/ S.S. FASTENERS

3
--

8'-
3 1

/2"
(E

) &
 (N

) 1
ST

 F
LO
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 T

.O
.P

.
9'-

0 7
/8"
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) &
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.P
.
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EXISTING
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1
A203

EXISTING SIDE (SOUTH) ELEVATION
SCALE: 1/4"=1'-0"

D DD

D

D

D

D

DD

ELEVATION KEYNOTES
(E) DOOR OR WINDOW TO BE REMOVED

(N) DOOR OR WINDOW IN EXISTING OPENING

(N) DOOR, WINDOW, OR SKYLIGHT

PAINTED (E) OR (N) STUCCO;
WHERE (N) MATCH (E) STUCCO TEXTURE

(N) SHIELDED EXTERIOR LED PENDANT

(N) ARCHED GABLE PAINTED WOOD VENT

(N) COMPOSITE WOOD RISER

(N) 1X PAINTED WOOD FASCIA BOARD

(N) PAINTED METAL PLANTER BOX

(N) PAINTED METAL RAILING

(N) COMPOSITE WOOD SIDING

TERRACOTTA ROOF TILE;
MATCH EXISTING WHERE NEW

D

R

N

1

2

3

4

5

6

7

8

9

2
A203

PROPOSED SIDE (SOUTH) ELEVATION
SCALE: 1/4"=1'-0"

N

N

N
N

NN

N

1
TYP.

2
TYP. OF 2

7

6

3

5

5

5

5

4 TYP. @ ALL STAIR RISERS

12
MATCH
(E) ±4.5

12
(E) ±4.5

12
MATCH
(E) ±4.5

12MATCH
(E) ±4.55

(E) 1ST FLOOR F.F.
±2'-8" (91.60')

(E) & (N) 1ST FLOOR F.F.
±2'-8" (91.60')

AVERAGE T.O.C.
88.65'

8

AVERAGE T.O.C.
88.65'

ALL NEW WINDOWS SHALL BE ALUMINUM-CLAD WOOD
W/ SIMULATED DIVIDED LITE WITH SPACER BAR

9
TYP.
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(E) & (N) 2ND FLOOR F.F.
±12'-0" (100.93')

(E) ROOF
±26'-3 3/4" (115.25')

(E) 2ND FLOOR F.F.
±12'-0" (100.93')

(E) ROOF
±26'-3 3/4" (115.25')
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EXISTING
& PROPOSED
EXTERIOR
ELEVATIONS

1/4" = 1'-0"

1
A204

EXISTING SIDE (NORTH) ELEVATION
SCALE: 1/4"=1'-0"

D

E

D
D

D D

D

OPEN
TO

BEYOND

D

ELEVATION KEYNOTES
(E) DOOR TO REMAIN

(E) DOOR OR WINDOW TO BE REMOVED

(N) DOOR OR WINDOW IN EXISTING OPENING

(N) DOOR, WINDOW, OR SKYLIGHT

PAINTED (E) OR (N) STUCCO;
WHERE (N) MATCH (E) STUCCO TEXTURE

(N) SHIELDED EXTERIOR LED PENDANT

(N) ARCHED GABLE PAINTED WOOD VENT

(N) COMPOSITE WOOD RISER

(N) 1X PAINTED WOOD FASCIA BOARD

(N) PAINTED METAL PLANTER BOX

(N) PAINTED METAL RAILING

(N) TANKLESS WATER HEATER IN ACCORDANCE WITH T-24
ENERGY CALCULATIONS; PROVIDE CLEARANCES ON ALL SIDES
PER MFR'S REQUIREMENTS

TERRACOTTA ROOF TILE;
MATCH EXISTING WHERE NEW

E

D

R

N

1

2

3

4

5

6

7

8

9

2
A204

PROPOSED SIDE (NORTH) ELEVATION
SCALE: 1/4"=1'-0"

E

N

N
N

N

R

OPEN
TO

BEYOND

1
TYP.

2
TYP. OF 3

12
MATCH
(E) ±4.5

12 12
(E) ±4.5(E) ±4.5

12
(E) ±4.5

8

7

6

5

5

5

5

N

(E) 1ST FLOOR F.F.
±2'-8" (91.60')

(E) & (N) 1ST FLOOR F.F.
±2'-8" (91.60')

AVERAGE T.O.C.
88.65'

AVERAGE T.O.C.
88.65'

4 TYP. @ ALL STAIR RISERS

ALL NEW WINDOWS SHALL BE ALUMINUM-CLAD WOOD
W/ SIMULATED DIVIDED LITE WITH SPACER BAR

9
TYP.
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(E) & (N) 2ND FLOOR F.F.
±12'-0" (100.93')

(E) ROOF
±26'-3 3/4" (115.25')

(E) 2ND FLOOR F.F.
±12'-0" (100.93')

(E) ROOF
±26'-3 3/4" (115.25')
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A205

1
A205

FRONT RENDERING
SCALE: N.T.S.

2
A205

REAR RENDERING
SCALE: N.T.S.

NOTE: FOR CLARITY, FULL LANDSCAPING HAS BEEN OMITTED FROM RENDERINGS;
SEE LANDSCAPE PLANS

NOTE: FOR CLARITY, FULL LANDSCAPING HAS BEEN OMITTED FROM RENDERINGS;
SEE LANDSCAPE PLANS
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(E) LIVING ROOM OPEN
TO

BEYOND

A301

EXISTING
& PROPOSED
SECTIONS

1/4" = 1'-0"

R-30 ROOF ATTIC INSULATION IN ACCORDANCE
WITH T-24 ENERGY CALCULATIONS, TYP.

1
A301

EXISTING EAST-WEST BUILDING SECTION
SCALE: 1/4"=1'-0"

EXTERIOR PLASTER (STUCCO) WEEP SCREED SHALL BE PLACED NOT LESS THAN
4 INCHES ABOVE THE EARTH OR 2 INCHES ABOVE PAVED AREAS. [CRC R703.7.2.1]2

A301
PROPOSED EAST-WEST BUILDING SECTION
SCALE: 1/4"=1'-0"

OPEN
TO

BEYOND

OPEN
TO

BEYOND

(E) DINING ROOM8'-
3"

8'-
0"(E) BEDROOM (E)

CHASE

(E) DECK

(N) SITTING ROOM (N) LIVING / DINING

8'-
2 1

/2"

8'-
0"(N) OFFICE (N) CLOSET (N) BEDROOM

(N) VAULTED CEILING

(N) OR (E) FLOOR JOISTS, S.S.D.

(N) OR (E) FLOOR SHEATHING, S.S.D.

(N) FINISH FLOOR

(N) RESILIENT CHANNEL

(N) 5/8" G.W.B. (N) ROCKWOOL INSULATION, FULL CAVITY

3
A301

(N) FLOOR-CEILING ACOUSTICAL DETAIL
SCALE: 1-1/2"=1'-0"

SEE DTL. 3 FOR FLOOR-CEILING DETAIL

R-19 FLOOR CRAWLSPACE INSULATION IN ACCORDANCE
W/ T-24 ENERGY CALCULATIONS SECURED W/ INSULATION SUPPORTS
MFR. / MODEL:
SOUND COW / QUIET BATT INSULATION SUPPORTS OR EQUAL

R-15 WALL INSULATION IN ACCORDANCE
WITH T-24 ENERGY CALCULATIONS, TYP.

(N) SPRAY FOAM INSULATION @ VAULTED CEILING

4
A301

(E) GARAGE SECTIONS
SCALE: 1/4"=1'-0"

SECTION @ NORTH PROPERTY LINE

SECTION @ WEST PROPERTY LINE

PL

PL

DESIGN REVIEW RESPONSE 2026.01.211
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L11
L1

LANDSCAPE PLAN
SCALE: N.T.S.

SEE DWG. 1/L2 FOR ALL EXISTING TREES TO REMAIN

1. CONTRACTOR SHALL VERIFY ALL EXISTING SITE
CONDITIONS PRIOR TO BEGINNING WORK. ANY
DISCREPANCIES BETWEEN DRAWINGS AND ACTUAL FIELD
CONDITIONS SHALL BE REPORTED TO THE LANDSCAPE
ARCHITECT/OWNER BEFORE PROCEEDING.

2. ALL WORK SHALL COMPLY WITH APPLICABLE LOCAL
CODES, BURLINGAME MUNICIPAL CODE, STATE WATER
EFFICIENT LANDSCAPE ORDINANCE (MWELO), AND
MANUFACTURER RECOMMENDATIONS.

3. CONTRACTOR SHALL PROTECT ALL EXISTING
STRUCTURES, UTILITIES, PAVEMENTS, AND VEGETATION
THAT ARE TO REMAIN. DAMAGE TO EXISTING ELEMENTS
SHALL BE REPAIRED OR REPLACED AT CONTRACTOR’S
EXPENSE.

4. ALL FINISH GRADES SHALL MAINTAIN POSITIVE DRAINAGE
AWAY FROM STRUCTURES. NO PONDING SHALL OCCUR
AFTER IRRIGATION OR RAINFALL.

5. CONTRACTOR SHALL MAINTAIN THE SITE IN A CLEAN
CONDITION AND REMOVE ALL DEBRIS GENERATED BY
CONSTRUCTION ACTIVITIES.

6. ALL SUBSTITUTIONS OF PLANTS OR MATERIALS MUST BE
APPROVED BY THE LANDSCAPE ARCHITECT/OWNER IN
WRITING.

7. ALL PLANTING AREAS SHALL RECEIVE AUTOMATIC
IRRIGATION UNLESS NOTED OTHERWISE.

8. CONTRACTOR SHALL LOCATE AND VERIFY EXISTING
UNDERGROUND UTILITIES PER USA DIGALERT PRIOR TO
TRENCHING OR EXCAVATION.

9. ALL MEASUREMENTS ARE TO BE FIELD VERIFIED; DO NOT
SCALE DRAWINGS.

LANDSCAPE NOTES

1. ALL PLANTS SHALL COMPLY WITH ANSI Z60.1 AMERICAN
STANDARD FOR NURSERY STOCK AND BE HEALTHY,
VIGOROUS, AND FREE OF PESTS, DISEASES, OR
MECHANICAL DAMAGE.

2. LAYOUT OF ALL PLANTING SHALL BE APPROVED IN-FIELD
BY LANDSCAPE ARCHITECT/OWNER PRIOR TO
INSTALLATION.

3. SET ALL TREES AND SHRUBS 1–2 INCHES ABOVE FINISH
GRADE TO ALLOW FOR NATURAL SETTLING AND PROPER
DRAINAGE.

4. REMOVE ALL SYNTHETIC MATERIALS, CONTAINERS,
PLASTIC TIES, AND NON-BIODEGRADABLE BURLAP FROM
THE ROOT BALL.

5. ROOT‐BOUND PLANTS SHALL HAVE CIRCLING ROOTS
CUT OR TEASED APART BEFORE INSTALLATION.

6. PRUNE ONLY DEAD, BROKEN, OR CROSSING BRANCHES.
NO HEADING CUTS PERMITTED.

7. MAINTAIN A 6-INCH MULCH-FREE ZONE AROUND ALL TREE
TRUNKS AND A 2–3 INCH MULCH-FREE ZONE AROUND
SHRUB BASES.

8. WATER ALL PLANTS THOROUGHLY AFTER INSTALLATION.

PLANTING NOTES

TREE AREAS
1. EXCAVATE PLANTING PITS TO A WIDTH 2–3× THE ROOT

BALL AND TO A DEPTH EQUAL TO ROOT BALL HEIGHT.
2. DO NOT AMEND OR REPLACE SOIL WITHIN THE PLANTING

PIT. BACKFILL WITH NATIVE SOIL ONLY.
3. SCARIFY THE SIDES OF THE PIT TO A DEPTH OF 3–4

INCHES TO PROMOTE LATERAL ROOT GROWTH.
4. APPLY 3–4 INCHES OF ORGANIC MULCH OVER THE

ENTIRE BASIN AREA, KEEPING MULCH AWAY FROM
TRUNK FLARE.

5. INCORPORATE UP TO 10% COMPOST BY VOLUME INTO
THE TOP 6 INCHES ONLY, OUTSIDE THE ROOT BALL ZONE
(NOT IN THE PLANTING HOLE), FOR COMPACTED AREAS.

6. CONSTRUCT AN IRRIGATION BASIN SIZED 3–6 FT RADIUS
DEPENDING ON SPECIES AND CONTAINER SIZE.

7. MAINTAIN POSITIVE DRAINAGE; NO WATER SHALL
COLLECT AGAINST THE TRUNK.

SHRUB & PERENNIAL AREA
1. AMEND THE TOP 6–12 INCHES OF SOIL WITH 20–30%

HIGH-QUALITY COMPOST BY VOLUME.
2. BLEND AMENDMENTS UNIFORMLY; DO NOT LAYER SOILS

OR OVER-AMEND (>40% ORGANICS).
3. REMOVE DEBRIS AND ROCKS GREATER THAN 2 INCHES IN

DIAMETER.
4. LOOSEN COMPACTED SUBSOIL TO 8 INCHES PRIOR TO

ADDING AMENDMENTS.
5. APPLY 2–3 INCHES OF ORGANIC MULCH AFTER PLANTING,

KEEPING MULCH AWAY FROM STEMS.
6. ENSURE PLANTING AREAS DRAIN FREELY AND DO NOT

RETAIN STANDING WATER.

GROUNDCOVER AREAS (DYMONDIA / KURAPIA)
1. AMEND TOP 4–6 INCHES OF SOIL WITH 20–30% COMPOST

TO IMPROVE AERATION AND DRAINAGE.
2. IN VERY DENSE CLAY, INCORPORATE 5–10% BARK FINES

OR RICE HULLS FOR ADDITIONAL POROSITY.
3. GRADE TO A SMOOTH, EVEN SURFACE FREE OF ROCKS >1

INCH.
4. MAINTAIN POSITIVE DRAINAGE TO PREVENT WATER

RETENTION IN LOW AREAS.

SOIL PREPARATION  NOTES

1. APPLY 3–4 INCHES OF ORGANIC MULCH IN ALL PLANTING
AREAS EXCEPT WHERE GROUNDCOVER IS PLANTED.

2. MULCH SHALL BE SHREDDED BARK OR WOOD CHIPS; NO
DYED MULCH UNLESS APPROVED.

3. MAINTAIN CLEARANCE AROUND TREE TRUNKS AND
SHRUB BASES AS NOTED IN PLANTING NOTES.

4. WHERE GRAVEL OR DECORATIVE ROCK IS USED, INSTALL
NON-WOVEN GEOTEXTILE FABRIC AS NEEDED.

FINISH SURFACE NOTES
MULCH &

1. CONTRACTOR SHALL MAINTAIN ALL PLANTINGS FOR 90
DAYS AFTER INSTALLATION UNLESS OTHERWISE
SPECIFIED.

2. TREES SHALL RECEIVE DEEP WATERING DURING
ESTABLISHMENT YEARS 1–3.

3. APPLY MULCH ANNUALLY TO MAINTAIN PROPER DEPTH.
4. FERTILIZATION SHALL BE MINIMAL AND BASED ON SOIL

TEST RESULTS; DROUGHT-TOLERANT PLANTS TYPICALLY
REQUIRE NO FERTILIZER ONCE ESTABLISHED.

SPECIES-SPECIFIC TREE CARE NOTES
1. JAPANESE MAPLES (ACER PALMATUM & CULTIVARS)
1.1 PLANTING & SITE CONDITIONS

· PLANT ROOT BALL 1–2 INCHES ABOVE FINISH GRADE;
DO NOT BURY TRUNK FLARE.

· PROTECT FROM STRONG WINDS WHICH MAY CAUSE
LEAF SCORCH.

1.2 SOIL & MULCH
· DO NOT CULTIVATE OR DISTURB SOIL WITHIN THE

DRIPLINE; ROOTS ARE SHALLOW AND EASILY DAMAGED.
1.3 SEASONAL CARE

· PROTECT FROM INTENSE LATE-SUMMER HEAT;
TEMPORARY SHADE CLOTH MAY BE USED FOR YOUNG
TREES.

· REMOVE ANY SUCKERS FROM ROOTSTOCK PROMPTLY.
· PRUNE LIGHTLY IN LATE FALL OR MID-WINTER; AVOID

HEAVY PRUNING, TOPPING, OR REMOVAL OF MAIN
STRUCTURAL BRANCHES.

· INSPECT ANNUALLY FOR VERTICILLIUM WILT
SYMPTOMS; AVOID PLANTING IN AREAS WITH A
HISTORY OF THE DISEASE.

2. GINKGO (GINKGO BILOBA CULTIVARS)
2.1 PLANTING & SITE CONDITIONS

· ENSURE PLANTING AREA DRAINS FREELY; AVOID
LOCATIONS WITH PROLONGED STANDING WATER.

· PLANT WITH ROOT FLARE 2 INCHES ABOVE FINISH
GRADE; AVOID DEEP PLANTING.

2.2 IRRIGATION
· PROVIDE DEEP WATERING DURING ESTABLISHMENT

YEARS 1–3.
· MATURE GINKGO REQUIRES MINIMAL SUPPLEMENTAL

WATER ONCE ESTABLISHED.
· WATERING FREQUENCY SHOULD BE LOW, ESPECIALLY

IN CLAY SOIL - OVERWATERING MAY CAUSE ROOT
DECLINE.

2.3 GROWTH & MAINTENANCE
· PRUNE ONLY TO REMOVE RUBBING OR DAMAGED

LIMBS; STRUCTURAL PRUNING IS BEST DONE IN
WINTER.

· EXPECT SLOW EARLY GROWTH, ACCELERATING AFTER
YEAR 3–5.

3. SAUCER MAGNOLIA (MAGNOLIA × SOULANGEANA)
3.1 PLANTING & SITE CONDITIONS

· MAGNOLIAS ARE SENSITIVE TO ROOT DISTURBANCE;
EXCAVATE CAREFULLY AND AVOID CUTTING MAJOR
ROOTS.

· PLANT ROOT BALL 1–2 INCHES HIGH TO ENSURE GOOD
DRAINAGE.

3.2 SOIL & MULCH
· MAGNOLIAS PREFER MOIST, WELL-DRAINED, SLIGHTLY

ACIDIC SOIL.

· AVOID CULTIVATING SOIL WITHIN THE ROOT ZONE;
MAGNOLIA ROOTS ARE SHALLOW AND
WIDE-SPREADING.

3.3 IRRIGATION
· PROVIDE CONSISTENT MOISTURE DURING

ESTABLISHMENT; DO NOT ALLOW SOIL TO DRY OUT
COMPLETELY.

· ONCE ESTABLISHED (YEARS 3–5), REDUCE FREQUENCY
TO DEEP, INFREQUENT WATERING.

3.4 SEASONAL & LONG-TERM MAINTENANCE
PRUNE IMMEDIATELY AFTER FLOWERING IF NEEDED. AVOID
MAJOR PRUNING DURING WINTER AS IT REDUCES SPRING
BLOOM.

GENERAL CARE NOTES FOR FEATURE TREES
(APPLIES TO ALL THREE SPECIES)
1. ALL TREES SHALL RECEIVE 3–4 INCHES OF ORGANIC

MULCH OVER THE ROOT ZONE, RENEWED ANNUALLY.

2. EMITTERS SHALL BE PLACED AT OR NEAR THE CANOPY
DRIPLINE, NOT NEAR THE TRUNK; REPOSITION ANNUALLY
AS CANOPY EXPANDS.

3. AVOID PLANTING TURF WITHIN THE DRIPLINE OF ANY
FEATURE TREE.

4. NO SOIL, GRAVEL, OR MULCH SHALL BE PLACED IN
CONTACT WITH THE TRUNK FLARE.

5. AVOID TRENCHING, GRADING, OR COMPACTION WITHIN
THE ROOT ZONE AT ANY STAGE OF CONSTRUCTION.

6. STAKE ONLY IF NECESSARY; REMOVE STAKES AFTER 12
MONTHS.

7. INSPECT ANNUALLY FOR STRUCTURAL STABILITY AND
PRUNE MINIMALLY BY QUALIFIED PERSONNEL.

MAINTENANCE NOTES

DESIGN REVIEW RESPONSE 2026.01.211
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N/A

L21
L2

TREE PROTECTION DETAIL
SCALE: N.T.S.

BURLINGAME (650) 558-7330

2
L2

CITY TREE PLANTING STANDARD DETAIL
SCALE: N.T.S.

3
L2

CITY TREE STAKING STANDARD DETAIL
SCALE: N.T.S.

4
L2

CITY TREE PLANTING & STAKING STANDARD DETAIL
SCALE: N.T.S.



V1-Fr.Trees

V4-Shrubs

main line

Garden Planter Box

Legend

Main Line (1")

Lateral Line (3
4")

Drip Line (1
2")

Tree irrigation
basin

controller

1"

1/2"

3/4"

1"

1"

3/4"

1"

1"

3/4"

3/4"

3/4"

1/2"

RPC.W.

PR AT VALVES

Emitter
(1.0 GPH)

Control Wire
(C.W)

RP

(F)

F

F

F

F

F

F

F

F

F

Controller

Valve

Backflow
Preventer
Filter(Y-Disc)

Sleeve

2" PVC
sleeve

1.0
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3/16" = 1'-0"

L31
L3

IRRIGATION PLAN
SCALE: 3/16" = 1'-0"

(1) LOCATION AND SIZE OF SEPARATE WATER METERS FOR
LANDSCAPE
THE PROJECT DOES NOT INCLUDE A SEPARATE DEDICATED
LANDSCAPE WATER METER. LANDSCAPE IRRIGATION WATER IS
SUPPLIED FROM THE EXISTING DOMESTIC WATER METER
LOCATED AT THE BACK SOUTHWEST CORNER OF THE
PROPERTY.
A 1" IRRIGATION POINT-OF-CONNECTION (POC) IS PROVIDED
ON THE EAST/FRONT SIDE OF THE HOUSE.

(2) LOCATION, TYPE AND SIZE OF ALL IRRIGATION
COMPONENTS
A. POINT OF CONNECTION (POC)
· POC (EAST/FRONT SIDE OF HOUSE): 1" CONNECTION TO

DOMESTIC LINE
· PROVIDE IRRIGATION POINT OF CONNECTION (POC)

DOWNSTREAM OF WATER METER WITH MANUAL
IRRIGATION SHUTOFF VALVE (ISV), REDUCED PRESSURE
BACKFLOW PREVENTER (RP), AND FILTER INSTALLED ON
IRRIGATION MAIN LINE AS SHOWN.

B. BACKFLOW PREVENTION
· TYPE: 1" REDUCED PRESSURE PRINCIPLE ASSEMBLY (RP)
· LOCATION: INSTALLED AT POC.
· CODE: CONFORMS TO LOCAL PLUMBING CODE AND CPC.
C. CONTROLLER
· TYPE: WEATHER-BASED IRRIGATION CONTROLLER WITH

MULTIPLE PROGRAMS AND SEASONAL ADJUSTMENT.
· CONTROLLER HAS NON-VOLATILE MEMORY.
· LOCATION: MOUNTED ON EAST SIDE WALL DOWNSTREAM

FROM POC.
D. VALVES
ALL VALVES ARE 1" ELECTRIC CONTROL VALVES WITH
INTEGRATED PRESSURE REGULATION.
· V1 – FRONT TREES (3 TREES)

LOCATION: ADJACENT TO POC
TYPE: 1" PR-VALVE, 30 PSI

· V2 – FRONT SHRUB/GROUNDCOVER ZONE
LOCATION: ADJACENT TO V1
TYPE: 1" PR-VALVE, 30 PSI

· V3 – BACKYARD TREES (7 TREES)
LOCATION: ADJACENT TO V2
TYPE: 1" PR-VALVE, 30 PSI

· V4 – BACKYARD SHRUB/GROUNDCOVER ZONE
LOCATION: ADJACENT TO V3
TYPE: 1" PR-VALVE, 30 PSI

· V5 – BACKYARD GARDEN BOX
LOCATION: ADJACENT TO V4
TYPE: 1" PR-VALVE, 30 PSI

E. MAINLINE
· TYPE: 1" SCHEDULE-40 PVC (CONSTANT PRESSURE)
· LOCATION:

THE IRRIGATION MAIN LINE STARTS AT THE POC AND
RUNS TO THE BACKYARD VALVE MANIFOLD.

F. LATERAL LINES
· TYPE: 1" FOR TREE LINES,  ¾" FOR DRIP; PVC (LOW

PRESSURE, DOWNSTREAM OF VALVES)
· LOCATIONS:

V1 → FRONT TREE BASINS
V2 → FRONT DRIP ZONE
V3 → BACK TREE BASINS
V4 → BACK DRIP ZONE
V5 → BACK GARDEN BOX

G. DRIP COMPONENTS
· SHRUB/GROUNDCOVER AREAS:

17MM INLINE DRIP TUBING, 0.6 GPH EMITTERS @ 18" × 18"
SPACING.

· TREES (FRONT & REAR):
POINT-SOURCE, 1.0 GPH EMITTERS (4 PER TREE) PLACED
18–24" FROM TRUNK.

· DRIP HEADER:
3/4" PVC OR POLY SUPPLY LINE FEEDING DRIP TUBING.

· FLUSH VALVES:
AT LOW POINTS OF EACH DRIP ZONE.

· AIR/VACUUM RELIEF VALVES:
AT HIGH POINTS OF EACH DRIP ZONE.

H. MOISTURE SENSORS & RAIN SWITCH
· RAIN SENSOR: WIRELESS/WIRED RAIN SHUTOFF DEVICE

MOUNTED AT EAVE OF HOUSE.

· MOISTURE SENSOR: CONTROLLER IS COMPATIBLE.

(3) STATIC WATER PRESSURE AT THE POINT OF CONNECTION
STATIC WATER PRESSURE:
MEASURED OR ASSUMED MUNICIPAL SUPPLY PRESSURE: ~60
PSI AT THE POC.

(4) FLOW RATE, APPLICATION RATE, AND DESIGN OPERATING
PRESSURE FOR EACH STATION
STATION 1 — FRONT TREES (3 TREES)
· FLOW RATE: 0.20 GPM
· APPLICATION RATE: N/A (POINT-SOURCE EMITTERS)
· OPERATING PRESSURE: 25–30 PSI
STATION 2 — FRONT SHRUB/GROUNDCOVER ZONE (240 SQ FT)
· FLOW RATE: 1.07 GPM
· APPLICATION RATE: 0.43 IN/HR
· OPERATING PRESSURE: 30 PSI
STATION 3 — BACKYARD TREES (7 TREES)
· FLOW RATE: 0.47 GPM
· APPLICATION RATE: N/A
· OPERATING PRESSURE: 25–30 PSI
STATION 4 — BACKYARD SHRUB/GROUNDCOVER ZONE (259 SQ
FT)
· FLOW RATE: 1.15 GPM
· APPLICATION RATE: 0.43 IN/HR
· OPERATING PRESSURE: 30 PSI
STATION 5 — BACKYARD GARDEN BOX (24 SQ FT)
· FLOW RATE: 0.24 GPM
· APPLICATION RATE: 0.96 IN/HR
· OPERATING PRESSURE: 30 PSI

(5) COMPLIANCE STATEMENT

I HAVE COMPLIED WITH THE CRITERIA OF THE WATER
CONSERVATION IN LANDSCAPING ORDINANCE AND APPLIED
THEM ACCORDINGLY FOR THE EFFICIENT USE OF WATER IN
THE LANDSCAPE AND IRRIGATION DESIGN PLAN.
MWELO WATER BUDGET COMPLIANCE STATEMENT:
THE PROPOSED IRRIGATION SYSTEM APPLIES
APPROXIMATELY 0.43 INCHES PER WEEK TO ALL LOW-WATER
WUCOLS SHRUB AND GROUNDCOVER PLANTING AREAS
DURING PEAK SUMMER CONDITIONS, BASED ON AN
APPLICATION RATE OF APPROXIMATELY 0.43 INCHES PER
HOUR FOR 0.6 GPH INLINE DRIP AT 18" × 18" SPACING AND A
SUMMER SCHEDULE OF TWO 30-MINUTE IRRIGATION EVENTS
PER WEEK. THIS WEEKLY APPLICATION REMAINS BELOW THE
MWELO ALLOWABLE THRESHOLD OF APPROXIMATELY 0.5
INCHES PER WEEK FOR LOW-WATER PLANTINGS IN THIS
CLIMATE ZONE.

MODERATE-WATER TREE STATIONS UTILIZE DEEP,
INFREQUENT, POINT-SOURCE DRIP IRRIGATION WITH VERY
LOW TOTAL FLOW (APPROXIMATELY 0.20–0.47 GPM),
DELIVERING 0.26–0.28 INCHES PER WEEK, WHICH IS
CONSISTENT WITH MWELO RECOMMENDATIONS FOR
ESTABLISHING AND MAINTAINING MODERATE-WATER TREES
WHILE MINIMIZING EVAPORATIVE LOSS.

THE EDIBLE GARDEN BOX (36 SQ FT), IRRIGATED WITH 0.6 GPH
DRIP EMITTERS AT 12" SPACING, RECEIVES APPROXIMATELY
1.2 INCHES PER WEEK BASED ON A SCHEDULE OF THREE
25-MINUTE IRRIGATION CYCLES PER WEEK, FALLING WITHIN
TYPICAL SUMMER WATER REQUIREMENTS FOR RAISED
VEGETABLE BEDS WHILE REMAINING A VERY SMALL SHARE OF
THE TOTAL LANDSCAPE AREA.

ALL IRRIGATION ZONES UTILIZE LOW-VOLUME DRIP IRRIGATION
WITH PRESSURE REGULATION, ENSURING HIGH DISTRIBUTION
UNIFORMITY AND PREVENTING OVERSPRAY, MISTING, AND
RUNOFF. THE UPDATED IRRIGATION DESIGN MAINTAINS AN
OVERALL AVERAGE ETAF OF APPROXIMATELY 0.46, WHICH IS
BELOW THE MWELO MAXIMUM OF 0.55 FOR RESIDENTIAL
LANDSCAPES.

THE SYSTEM FULLY MEETS THE PERFORMANCE AND
EFFICIENCY REQUIREMENTS OF THE MODEL WATER EFFICIENT
LANDSCAPE ORDINANCE (MWELO).

IRRIGATION NOTES

Irrigation Flow Rate
Station Zone/Area Plant Type Area(Sq Ft) Irrigation Type Flow (gpm) inches/hr Schedule Duration

V1 Z1- Front Trees
(Moderate)

Trees 68 Point-source
drip, (4/tree) 1.0
GPH emitters

0.20000000 0.28 1x weekly Th
6-7AM

60 min

V2 Z2 -Front Shrubs
(Low)

Shrubs /
groundcover

240 0.6 GPH inline
drip @ 18"

spacing

1.07000000 0.43 2x weekly M,F
6-630AM

30 min

V3 Z3- Back Trees
(Moderate)

Trees 176 Point-source
drip, (4/tree) 1.0
GPH emitters

0.47000000 0.26 1x weekly Th
7-8AM

60 min

V4 Z4 - Back
Shrubs (Low)

Shrubs/
groundcover

259 0.6 GPH inline
drip @ 18"

spacing

1.15000000 0.43 2x weekly M,F
6:30-7AM

30 min

V5 Z5 - Garden Box
(Moderate)

Vegetables 24 0.6 GPH inline
drip @ 12"

spacing

0.24000000 0.96 3×  weekly
M,W,F

6–6:25AM

25 min
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