
1



2



3



4



5



6



7



8

Narrative of conformation to Design Review standards 
 

The scale of the home fits into the style of the neighborhood, which mainly consists of two-story 

single-family homes. The placement of the building on the site is designed to complement the 

scale and the rhythm of the neighborhood as well as minimize light obstruction to the 

neighboring home’s windows and maintain their privacy. The mass of the building is broken up 

in keeping with the neighborhood style. The articulations at the northeast and southwest corners 

of the building serve to add visual interest and reduce the apparent mass. The home is modern 

yet warm and understated, so it complements the Montara style. The garage is set back from 

the street to minimize its presence. The entry is clearly defined and central to the home’s 

design. The windows are placed to minimize exposure between neighboring homes. The natural 

Ash wood siding and Green coated aluminum windows are chosen to reflect and emphasize 

Montara’s green spaces. Landscaping consists primarily of native, drought-resistant plants in a 

natural arrangement. The gravel portion of the driveway enhances the plan aesthetically and 

reduces surface runoff.  
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Siding @ exterior 
 

 

Paint color @ front door 
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Paint color @ roof and trim  
 
 

 
Paint color @ windows and back door 



LOT SIZE (BASED ON COUNTY 
RECORD):

MAX ALLOWED LOT COVERAGE:

PROPOSED LOT COVERAGE:

TOTAL LANDSCAPED AREA:

MAX ALLOWED ADDITIONAL 
IMPERVIOUS SURFACES:

PROPOSED ADDITIONAL 
IMPERVIOUS SURFACES:

TOTAL IMPERVIOUS SURFACES:

LEVEL 1 FLOOR AREA:

LEVEL 2 FLOOR AREA:

COVERED ENTRY AREA:

MAX ALLOWED BUILDING FLOOR 
AREA:

PROPOSED BUILDING FLOOR 
AREA:

MAXIMUM F.A.R.:

PROPOSED F.A.R.:

4989.00 SF

35%

1195.14 SF / 4989.00 SF = 23.9%

1213.02 SF

10% OF BUILDING SITE

246.00 SF / 5000 SF = 4.92%

1195.14 SF + 246.00 SF = 1441.14 SF

643.70 SF

520.40 SF

36.00 SF

0.53 - ((5000 - 4989) x 0.0002) x 4989 = 2,633 SF

1164.10 SF

2,633 / 5,000 = 0.52

611.70 + 502.02 + 520.40 + 33.17 = 1667.29 SF
1667.29 SF / 5000.00 SF = 0.33

MAX ALLOWABLE ACCESSORY 
STRUCTURE AREA:

PROPOSED ACCESSORY 
STRUCTURE AREA:

MAX ALLOWABLE REAR YARD 
COVERAGE:

PROPOSED REAR YARD 
COVERAGE:

1,000 SF

501.08 SF

30%

19.5%

TYPE OF OCCUPANCY:

CONSTRUCTION TYPE:

BEARNING AND 
NONBEARING WALLS 
(LESS THAN 5' FROM 
PROPERTY LINE):

NUMBER OF STORIES:

ALL WORK TO CONFORM TO 2019 CRC, CBC, CFC, 
CPC, CMC, CEC, 2019 CALIFORNIA ENERGY CODE 
AND 2019 CGBC.

OPENINGS NOT PERMITTED LESS THAN 3' FROM 
PROPERTY LINE.

R3/U

V-B

1-HOUR

2

PROJECT ADDRESS:

APN NUMBER:

ZONING DISTRICT:

0000 5TH ST
MONTARA, CA 94037

036-067-290

R / S-17

APPLICANT / OWNER / 
DRAFTING / DESIGN:

SURVEYOR:

GEOTECHNICAL ENGINEER:

CIVIL ENGINEER:

MOSHE PORTER / ADANYA LUSTIG
858 336 8096

CHARLES TOCCI
510 409 1237

CHARLES KISSICK
650 728 3590

CHARLES KISSICK
650 728 3590

NEW TWO-STORY, SINGLE FAMILY HOME WITH DETACHED 
2-CAR CARPORT ON VACANT, LEGAL PARCEL

*  CONTRACTOR SHALL PROVIDE, AT THE TIME OF FINAL INSPECTION, AN 
OPERATION AND MAINTENANCE MANUAL TO THE OWNER OR OCCUPANT.
ADDRESSING ITEMS 1 THROUGH 10 IN GALGREEN SECTION 4.410.1.
*  PER CALGREEN SECTION 4.408.2, CONTRACTOR SHALL PROVIDE AND SUBMIT A 
CONSTRUCTION WASTE MANAGEMENT PLAN, DIVERTING A MINIMUM OF 65% 
WASTE GENERATED AT THE SITE TO RECYCLE OR SALVAGE, TO THE BUILDING 
DEPARTMENT. THE FOLLOWING INFORMATION SHALL BE PROVIDED IN THE PLAN: 
- IDENTIFY MATERIALS TO BE RECYCLED, REUSED, OR SALVAGED
- SPECIFY IF MATERIALS WILL BE SORTED ON SITE OR MIXED FOR 
TRANSPORTATION
- IDENTIFY THE DIVERSION FACILITY(IES) TO BE USED
- IDENTIFY CONSTRUCTION METHODS TO BE USED TO LIMIT WASTE GENERATION
- SPECIFY THAT THE RIGHT AMOUNT OF MATERIALS DIVERTED ARE TO BE 
CALCULATED BY WEIGHT OR VOLUME
*  AUTOMATIC IRRIGATION SYSTEMS CONTROLERS INSTALLED AT THE TIME OF 
FINAL INSPECTION SHALL BE WEATHER-BASED.
*  PROTECT ANNULAR SPACES AROUND PIPES, ELECTRIC CABLES, AND CONDUITS 
AT THE EXTERIOR WALLS AGAINST THE PASSAGE OF RODENTS. 
*  COVER DUCT OPENINGS AND OTHER RELATED AIR DISTRIBUTION COMPONENT 
OPENINGS DURING CONSTRUCTION. 
*  ADHESIVES, SEALANTS, AND CAULKS SHALL BE COMPLIANT WITH VOC AND 
OTHER TOXIC COMPOUND LIMITS.
*  PAINTS, STAINS, AND OTHER COATINGS SHALL BE COMPLIANT WITH VOC LIMITS.
*  AEROSOL PAINTS AND COATINGS SHALL BE COMPLIANT WITH PRODUCT 
WEIGHTED MIR LIMITS FOR ROC AND OTHER TOXIC COMPOUNDS. VERIFICATION OF 
COMPLIANCE SHALL BE PROVIDED. 
*  CARPET AND CARPET SYSTEMS SHALL BE COMPLIANT WITH VOC LIMITS.
*  MINIMUM OF 80% OF FLOOR AREA RECEIVING RESILIENT FLOORING SHALL 
COMPLY WITH SECTION 4.504.4.
*  PARTICLEBOARD, MEDIUM DENSITY FIBERBOARD, AND HARDWOOD PLAYWOOD 
USED IN INTERIOR FINISH SYSTEMS SHALL COMPLY WITH LOW FORMALDEHYDE 
EMISSION STANDARDS.
*  INSTALL CAPILLARY BREAK AND VAPOR RETARDER AT SLAB ON GRADE 
FOUNDATIONS.
*  CHECK MOISTURE CONTENT OF BUILDING MATERIALS USED IN WALL AND FLOOR 
FRAMING BEFORE ENCLOSURE.
* EACH BATHROOM SHALL BE MECHANICALLY VENTILATED WITH AN ENERGY STAR 
EXHAUST FAN, AND FAN MUST BE CONTROLLED BY A HUMIDITY CONTROL. 
*  DUCT SYSTEMS SHALL BE SIZED, DESIGNED, AND EQUIPMENT SELECTED PER 
SECTION 4.507.2. HVAC SYSTEM INSTALLERS MUST BE TRAINED AND CERTIFIED 
AND SPECIAL INSPECTORS EMPLOYED BY THE ENFORCING AGENCY MUST BE 
QUALIFIED.

@ AT
# NUMBER

A.F.F. ABOVE FINISHED FLOOR
APPROX APPROXIMATE

BLDG. BUILDING
B.O. BOTTOM OF

CL CENTERLINE
CLG CEILING
CLST CLOSET
COL COLUMN
CONC CONCRETE
CONT CONTINUOUS

DBL DOUBLE
DEG DEGREES
DIA DIAMETER
DIM DIMENSION
DN DOWN 
DR DOOR
DS DOWNSPOUT
DW DISHWASHER
DWG DRAWING

(E) EXISTING
E EAST
ELEC ELECTRICAL
ELEV ELEVATION
ENG ENGINEER
EQPT EQUIPMENT
EXT EXTERIOR

FAR FLOOR AREA RATIO
FD FLOOR DRAIN
FF FINISHED FLOOR
FIN FINISH
FL FLOOR
FT FOOT OR FEET

GALV GALVANIZED
GC GENERAL CONTRACTOR
GL GLASS

HT HEIGHT

INT INTERIOR

LT LIGHT

MAX MAXIMUM
MECH MECHANICAL
MIN MINIMUM
MISC MISCELLANEOUS
MTL METAL

N NORTH
(N) NEW
N/A NOT APPLICABLE
NA NOT AVAILABLE
NIC NOT IN CONTRACT
NR NON-RATED
NSF NET SQUARE FEET
NTS NOT TO SCALE

OC ON CENTER
OD OUTSIDE DIAMETER OR 

OVERFLOW DRAIN
OPP OPPOSITE

PL PLATE OR PROPERTY LINE
PLYWD PLYWOOD
PT POINT OR PRESSURE 

TREATED

R RADIUS
RD ROOF DRAIN
REF REFRIGERATOR
REQ'D REQUIRED
REV REVISION
RM ROOM
RO ROUGH OPENING

S SOUTH
SB SETBACK
SF SQUARE FEET OR SQUARE 

FOOT
SH SHOWER HEAD
SHT SHEET
SPEC SPECIFICATION
SQ SQUARE
SS SANITARY SEWER
STL STEEL
STOR STORAGE

TBD TO BE DETERMINED
TO TOP OF
TOC TOP OF CURB
TOP TOP OF PLATE
TOS TOP OF SUBFLOOR
TOW TOP OF WALL
TP TOP OF PAVEMENT
TYP TYPICAL

UON UNLESS OTHERWISE 
NOTED

W WEST, WASHER, WATER, 
OR WITH
WC WATER CLOSET
WD WOOD
WH WATER HEATER
WNDW WINDOW

1. ALL DETAILS, MATERIALS, FINISHES AND ASSEMBLIES ARE NOT NECESSARILY 
SHOWN. THESE FINAL FINISH DETAILS INCLUDING CASEWORK AND INTERIOR 
MATERIAL SELECTIONS WILL BE COORDINATED BY THE OWNER. 

2. ALL CONSTRUCTION SHALL BE IN ACCORDANCE WITH THE CALIFORNIA BUILDING 
CODE, APPLICABLE EDITIONS, AND ALL OTHER PERTINENT CODES, LAWS AND 
REQUIREMENTS OF THE LOCAL BUILDING OFFICALS, WHETHER OR NOT 
SPECIFICALLY SHOWN ON THESE DOCUMENTS. THESE DOCUMENTS ARE NOT 
INTENDED TO SHOW EVERY DETAIL OF CONDITION. MANY DETAILS IN RESIDENTIAL 
CONTRUCTION ARE BUILT ACCORDING TO PROFESSIONAL CONSTRUCTION 
PRACTICES, AND ARE THEREFORE NOT DETAILED IN THESE DOCUMENTS. 
CONTACT MOSHE PORTER IF CONDITIONS OR OTHER CIRCUMSTANCES REQUIRE 
CHANGES IN THE WORK SHOWN, OR REQUIRE CLARIFICATION. ALL WORK SHALL 
BE DONE IN A HIGH QUALITY MANNER ACCORDING TO THE PREVAILING 
STANDARDS OF THE INDUSTRY FOR EACH TRADE. 

3. THE CONTRACTOR SHALL PROVIDE ALL LABOR, MATERIALS, EQUIPMENT, 
SUPERVISION AND CLEAN-UP TO ACCOMPLISH ALL OF THE WORK SHOWN, 
INCLUDING ALL WARRANTIES AND INSTRUCTIONS, TO PROVIDE A COMPLETE 
WORKING INSTALLATION, AND TO LEAVE THE OWNER WITH AN APPROVED 
PRODUCT. 

4. CONTRACTOR SHALL ASSUME COMPLETE AND SOLE RESPONSIBILITY FOR 
MEANS AND METHODS OF CONSTRUCTIONAND FOR ALL SAFETY MEASURES TO 
PROTECT ALL PROPERTY PERSONNEL AND THIRD PARTIES FROM DAMAGE OR 
INJURY. THIS RESPONSIBILITY SHALL BE CONTINUOUS AND NOT SOLELY DURING 
WORKING HOURS. CONTRACTOR SHALL DEFEND, INDEMNIFY AND HOLD 
HARMLESS MOSHE PORTER AND RELATED ENGINEERS FROM ANY CLAIMS OF 
LIABILITY, REAL OR ALLEGED, IN CONNECTION WITH THE PERFORMANCE OF HIS 
WORK ON THIS PROJECT, EXCEPTING FOR LIABILITY ARISING FROM THE SOLE 
NEGLIGENCE OF MOSHE PORTER AND RELATED ENGINEERS

5. THESE DOCUMENTS DO NOT CONTAIN PROVISIONS FOR THE HANDLING OR 
REMOVAL OF ANY HAZARDOUS MATERIALS. SHOULD ANY SUCH MATERIALS BE 
SUSPECTED OR ENCOUNTERED, SPECIALISTS SHALL BE CALLED IN TO MAKE 
RECOMMENDATIONS. 

6. PROVIDE ALL MANDATORY FEATURES REQUIRED BY THE T-24 ENERGY CODE, 
INCLUDING WEATHER-STRIPPING, BUILDING INSULATION, PIPE INSULATION, 
LIGHTING, AND APPLICANCE MEASURES, AND OTHER FEATURES REQUIRED BY 
TITLE 24 OR OTHER STATE, FEDERAL, OR LOCAL CODES. 

7. NO PERSON SHALL ERECT (INCLUDING EXCAVATION AND GRADING), DEMOLISH, 
ALTER, OR REPAIR ANY BUILDING OR STRUCTURE OTHER THAN BETWEEN THE 
HOURS PERMITTED BY THE LOCAL JURISDICTION.
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DRAWINGS PREPARED BY:

MOSHE PORTER
190 GATEWAY DR. 
PACIFICA, CA 94044

P: 858 336 8096
E: portermoshe@gmail.com
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A3.021

A3.01

A3.01

A3.02

2

3

4

2 CAR CARPORT / STORAGE

TOP OF STRUCTURE = 66' 4" 

PROPOSED 2 STORY 
SINGLE-FAMILY HOME

LEVEL 1 T.O. STRUCTURE = 66' 4"
TOP OF RIDGE = 78' 11"  

EDGE OF ROAD

CENTERLINE OF 60 FT RIGHT OF WAY

N61°20'08"W 50.00

S61°19'40"E 50.00

N
28

°3
8'

39
"E

99
.7

8

S2
8°

38
'3

9"
W

99
.7

8

EXISTING 6' FENCE AT 
PROPERTY LINE 

T.O. RETAINING WALL @ 61' 0"

T.O. RETAINING WALL @ 59' 0"

EXISTING CAPPED WELL 
TO BE TERMINATED 
OFFICIALLY THROUGH THE 
COUNTY 

50

55

60

DSDS

DS

DS

T.O. FENCE @ 61' 4"

LEVEL REAR 
YARD @ 56' 10"

PROPOSED 6' FENCE 
AT PROPERTY LINE 
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TR
EN
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EW

 S
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N
EW

 W
AT

ER
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E

DSDS

DRIVEWAY ELEVATION @ PROP. LINE TO 
MATCH ELEVATION OF      ROAD

3' - 1" 24' - 11 1/2" 21' - 11 1/2"

REQ. 10' SETBACK

17' - 9" 27' - 1"

REQ. 5' SETBACK

5' - 2"

20
' R

EQ
. S

ET
BA

C
K

20
' -

 6
"

27
' -

 1
 1

/2
"

R
EQ

. 2
0'

 S
ET

BA
C

K

52
' -

 4
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/2
"

20
' -

 0
"

17
' -

 0
 1

/2
"

R
EQ

. 5
' D

IS
T.

 F
R

O
M

 H
O

U
SE

15
' -

 4
"

REQ. 3' SETBACK (ACCESSORY BUILDING)

REQUIRED 30' EXTERIOR 
RADIUS FOR VEHICLES

LEGEND

NEW PROPOSED BUILDING FOOTPRINT

PERVIOUS PAVING @ DRIVEWAY, ENTRY PATH AND REAR YARD

CONCRETE DRIVEWAY

GENERAL NOTES

1. NEW PG&E JOINT TRENCH: IF TRENCH NEEDS TO EXTEND ONTO THE 
PROPERTY, OWNER WILL BE REQUIRED TO RECORD EASEMENT 
THROUGH COUNTY ASSESSOR DEPARTMENT.

2. ALL ROOF WATER SHALL BE COLLECTED FROM DOWNSPOUTS AND 
OTHER ON-SITE DRAINAGE AND DRAINED INTO LANDSCAPE.

3. LANDSCAPE AND HARDSCAPE SURROUNDING HOUSE SHALL DRAIN 
AWAY FROM THE STRUCTURE AT A MIN 2% SLOPE.

4. ASSUMED SANITARY SEWER LINE AT STREET. IF SEWER LINE DOES 
NOT EXIST UNDER STREET, CONNECTION WILL BE MADE AT NEAREST 
JUNCTION.

5. CARPORT (DETACHED ACCESSORY BUILDING) SETBACK MAY BE 3' 
FROM PROPERTY LINE DUE TO ITS LOCATION IN THE REAR OF THE SITE 
AND A  GREATER THAN 5' SEPARATION FROM THE HOUSE.
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190 GATEWAY DR. 
PACIFICA, CA 94044

P: 858 336 8096
E: portermoshe@gmail.com
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UP

DN

DN

1
A4.01

F

D
W

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

 - 
5"

3' - 1"3' - 6"

3' - 0"

3'
 - 

6"

22' - 9 1/2"4' - 3 1/2"

1' - 5"

2'
 - 

10
"

8'
 - 

3 
1/

2"
12

' -
 1

0 
1/

4"
2'

 - 
0"

1'
 - 

1 
3/

4"

5'
 - 

1 
3/

4"
2'

 - 
0"

1'
 - 

1 
3/

4"

1' - 1 3/4"

2' - 0"2' - 0"2' - 0"2' - 0"2' - 0"2' - 0"2' - 0"2' - 0"2' - 0"

1' - 1 3/4"

4' - 0"

20' - 3 1/2"

1'
 - 

1 
3/

4"
2'

 - 
0"

1'
 - 

1 
3/

4"

4'
 - 

3 
1/

2"
22

' -
 1

0"

2'
 - 

11
"

24' - 11 1/2"

LIVING / DINING

KITCHEN

R @ 0' - 7 3/4"16
STORAGE

PWDR

56' - 10"

56' - 10"

56' - 10"

2
A4.01

R @ 0' - 7 1/2"4

20
' -

 0
"

REQUIRED 30' EXTERIOR 
RADIUS FOR VEHICLES

R 30' - 0"

1
A4.01

8' - 9 1/2"

3' - 6"

3'
 - 

11
 1

/2
"
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 - 
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 - 

7 
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 - 
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 - 
0"
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 - 
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 - 
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 - 
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MASTER BEDROOM

BEDROOM

1:50 SLO
PE TO

 DS 1:
50

 S
LO

PE
 T

O
 D

S

1:50 SLO
PE TO

 D
S

1:50 SLOPE TO DS

67' - 0"

2
A4.01

GENERAL NOTES

1. AT LEAST ONE WINDOW IN EACH BEDROOM SHALL MEET THE 
FOLLOWING REQUIREMENTS:

- MIN. 5.7 SF IN OVERALL SIZE
- MIN. 24" CLEAR OPENING HEIGHT
- MIN. 20" CLEAR OPENING WIDTH
- SILL A MAX. OF 44" ABOVE FINISHED FLOOR

2. PLUMBING FIXTURES SHALL MEET THE FOLLOWING 
REQUIREMENTS:

- MAX FLOW RATE OF SHOWERHEADS SHALL BE 2.0 GPM
- MAX FLOW RATE OF LAVATORY FAUCETS SHALL BE 1.2 GPM
- MAX FLOW RATE OF KITCHEN FAUCETS SHALL BE 1.8 GPM
- ALL TOILETS SHALL BE MAX 1.28 GPF

3. FOR FLOOR AREA CALCULATIONS SEE A10.02
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 D
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1:50 SLOPE TO DS

FULL LEVEL 1 ROOF AREA SHOWN ON  
LEVEL 2 PLAN
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EXTERIOR CLADDINGPITCHED ROOFINGFLAT ROOFING

EXTERIOR LIGHTING @ REAR YARDEXTERIOR LIGHTING @ ENTRY AND CARPORT

PAINT COLOR @ ROOF AND TRIM PAINT COLOR @ WINDOWS AND BACK DOOR

PAINT COLOR @ FRONT DOOR



N61°20'08"W 50.00

S61°19'40"E 50.00

N
28

°3
8'

39
"E

99
.7

8

S2
8°

38
'3

9"
W

99
.7

8

M

C-1 100
1 1

C-2 342
1 3

C-3 41
1 1

C-4 142
1 2

C-6 184
1 2

C-7 137
1 2

C-8 100
1 1

C-9 92
1 2

1" SUB WATER METER FOR IRRIGATION TO BE PROVIDED BY 
OWNER. MAXIMUM IRRIGATION DEMAND: 3 GPM AT 65 PSI STATIC 
PRESSURE AT WATER METER LOCATION.

C

R

IRRIGATION CONTROLLER "C". MOUNT ON INTERIOR WALL AT 
THIS LOCATION AS DETATILED AND DIRECTED BY ARCHITECT. 
CONNECT TO 120 VOLT A.C. ELECTRICAL SERVICE INSTALLED AT 
THIS LOCATION UNDER ELECTRICAL CONTRACT. IRRIGATION 
CONTRACTOR SHALL COORDINATE LOCATION OF ELECTRICAL 
SERVICE PRIOR TO CONSTRUCTION.

WIRELESS WEATHER SENSOR AND RAIN SENSOR. MOUNT ON 
EVE OF BUILDING. INSTALL SENSOR OPEN TO THE SKY. 
COORDINATE AND CONFIRM EXACT LOCATION WITH ARCHITECT 
PRIOR TO INSTALLATION.

1"

1"

1"

LEGEND:

SYMBOL MODEL NUMBER DESCRIPTION

RGP-212 TORO DL-2000 DRIP 
RINGS AT TREES

NOZZLE 
GPM

OPERATING 
PSI

OPERATING 
RADIUS (FT)

0.5 30 DRIP

FCH-H-FIPT TORO FLUSH VALVE

DZK-700-1-MF TORO REMOTE CONTROL VALVE (DRIP ZONES)

T580-A NIBCO BALL VALVE (LINE SIZE)

375XL-1" WILKENS REDUCED PRESSURE BACKFLOW ASSEMBLY

M

C

R

1" BADGER RECORDALL WATER METER INSTALL ON 
DOWNSTREAM SIDE OF BACKFLOW ASSEMBLY

EVO-ID12-SC TORO 12 STATION EVOLUTION CONTROLLER IN A WALL 
MOUNTED ENCLOSURE. USE IN CONJUNCTION WITH A 
WIRELESS WEATHER SENSING SYSTEM.

375XL-1" TORO ET WEATHER SENSING SYSTEM. AUTOMATICALLY 
GATHERS ON-SITE WEATHER INFORMATION AND 
CALCULATES WATER REQUIREMENTS AND WATERING 
SCHEDULES.

CONTROLLER AND STATION NUMBER

AREA (SQ. FT.)
FLOW (GPM)
REMOTE CONTROL VALVE SIZE (IN INCHES)

MAIN LINE: 1" THROUGHOUT:
1120-SCHEDULE 40 PVC PLASTIC PIPE 
WITH SCHEDULE 40 PVC SOLVENT WELD 
FITTINGS. 18" COVER

LATERAL LINE: 3/4" AND LARGER:
1120-SCHEDULE 40 PVC PLASTIC PIPE 
WITH SCHEDULE 40 PVC SOLVENT WELD 
FITTINGS. 12" COVER

DRIP ZONE: TORO DL2000 SERIES DRIPLINE WITH LOC-
EZE FITTINGS, PART #RGP-212 TUBING TO 
BE INSTALLED ON-GRADE IN A 12" O.C. 
GRID ACCORDING TO DETAILS. MINIMUM 
PIPE SIZE OF PVC LATERAL LINE WITHIN 
DRIP AREAS TO BE 1". EXTEND PVC 
HEADERS TO THE ENDS OF ALL DRIP 
ZONES TO BALANCE FLOW.

GENERAL NOTES:

1. THE INTENT OF THIS IRRIGATION SYSTEM IS TO PROVIDE THE MINIMUM AMOUNT OF WATER 
REQUIRED TO SUSTAIN GOOD PLANT HEALTH. 

2. INSTALL REMOTE CONTROL VALVE BOXES 12" FROM WALK, CURB, BUILDING, OR LANDSCAPE 
FEATURE. AT MULTIPLE VALVE BOX GROUPS, INSTALL EACH BOX AN EQUAL DISTANCE FROM THE 
WALK, CURB, BUILDING, OR LANDSCAPE FEATURE AND PROVIDE 12" BETWEEN BOX TOPS. ALIGN 
THE SHORT SIDE OF RECTANGULAR VALVE BOXES PARALLEL TO WALK, CURB, BUILDING, OR 
LANDSCAPE FEATURE. 

3. VALVE LOCATIONS SHOWN ARE DIAGRAMMATIC. INSTALL IN SHRUB/GRASS AREAS.

4. FLUSH AND ADJUST IRRIGATION OUTLETS AND NOZZLES FOR OPTIMUM PERFORMANCE AND 
TO PREVENT OVER SPRAY ONTO WALKS, ROADWAYS, AND/OR BUILDINGS. SELECT THE BEST 
DEGREE OF THE ARC AND RADIUS TO FIT THE EXISTING SITE CONDITIONS AND THROTTLE THE 
FLOW CONTROL AT EACH VALVE TO OBTAIN THE OPTIMUM OPERATING PRESSURE FOR EACH 
CONTROL ZONE. 

5. LOCATE EMITTER OUTLETS ON UPHILL SIDE OF PLANT OR TREE. 

6. WHERE IT IS NECESSARY TO EXCAVATE ADJACENT TO EXISTING TREES, USE CAUTION TO 
AVOID INJURY TO TREES AND TREE ROOTS. EXCAVATE BY HAND IN AREAS WHERE TWO (2) INCH 
AND LARGER ROOTS OCCUR. BACK FILL TRENCHES ADJACENT TO TREE WITHIN TWENTY-FOUR 
(24) HOURS. WHERE THIS IS NOT POSSIBLE, SHADE THE SIDE OF THE TRENCH ADJACENT TO THE 
TREE WITH WET BURLAP OR CANVAS. 

7. NOTIFY LOCAL JURISDICTIONS FOR INSPECTION AND TESTING OF INSTALLED BACKFLOW 
PREVENTION DEVICE. 

8. IRRIGATION DEMAND: REFER TO PLANS.

9. PIPE SIZING SHOWN ON THE DRAWINGS IS TYPICAL. AS CHANGES IN LAYOUT OCCUR DURING 
STAKING AND CONSTRUCTION THE SIZE MAY NEED TO BE ADJUSTED ACCORDINGLY. 

10. PIPE THREAD SEALANT COMPOUND SHALL BE RECTOR SEAL #5.

11. THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR MINOR CHANGES IN THE 
IRRIGATION LAYOUT DUE TO OBSTRUCTIONS NOT SHOWN ON THE IRRIGATION DRAWINGS SUCH 
AS LIGHTS, FIRE HYDRANTS, SIGNS, ELECTRICAL ENCLOSURES, ETC. 

12. WHEN WORK OF THIS SECTION HAS BEEN COMPLETED AND SUCH OTHER TIMES AS MAY BE 
DIRECTED, REMOVE ALL TRASH, DEBRIS, SURPLUS MATERIALS AND EQUIPMENT FROM SITE. 

13. ONE BUBBLER SYMBOL IS SHOWN AT TREES FOR GRAPHIC CLARITY ONLY. INSTALL MINIMUM 
TWO BUBBLERS AT EACH TREE. INSTALL REQUIRED NUMBER OF BUBBLERS AS DETAILED. 

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

15. UNSIZED LATERAL LINE PIPING LOCATED DOWN STREAM OF 1" PIPING SHALL BE 3/4" IN SIZE 
(TYP.)

16. SIZING OF LATERAL PIPE SHALL BE AS FOLLOWS: 
.75" 0-6GPM
1" 7-12GPM
1.25" 13-20GPM

17. SIZING OF LATERAL PIPE FOR DRIPLINE (12" O.C. GRID WITH 0.6 GPH OR LESS EMITTERS) 
SHALL BE AS FOLLOWS:

.75" 0-500FT
1" 501-1100FT
1.25" 1101-2000FT
1.5" 2001-3000FT

MWELO SHORT FORM PRESCRIPTIVE COMPLIANCE NOTES:

1. AUTOMATIC WEATHER-BASED OR SOIL-MOISTURE BASED IRRIGATION CONTROLLERS 
SHALL BE INSTALLED ON THE IRRIGATION SYSTEM.

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

3. MANUAL SHUT-OFF VALVES SHALL BE INSTALLED AS CLOSE AS POSSIBLE TO THE POINT OF 
CONNECTION OF THE WATER SUPPLY.

4. AREAS LESS THAN 10-FEET IN WIDTH IN ANY DIRECTION SHALL BE IRRIGATED WITH 
SUBSURFACE IRRIGATION OR OTHER MEANS THAT PRODUCES NO RUNOFF OR OVERSPRAY.

5. FOR NON-RESIDENTIAL PROJECTS WITH LANDSCAPE AREAS OF 1000 SF OR MORE, PRIVATE 
SUB METER(S) TO MEASURE LANDSCAPE WATER USE SHALL BE INSTALLED. 

6. AT THE 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 AND IRRIGATION MAINTENANCE. 

7. UNLESS CONTRACTED BY A SOILS TEST, COMPOST AT A RATE OF A MINIMUM OF FOUR 
CUBIC YARDS PER 1000SF OF PERMEABLE AREA SHALL BY INCORPORATED TO A DEPTH OF 
SIX INCHES INTO THE SOIL. 
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5

1. A FUEL BREAK OF DEFENSIBLE SPACE IS REQUIRED AROUND THE 
PERIMETER OF ALL STRUCTURES, EXISTING AND NEW, TO A DISTANCE OF 
NOT LESS THAN 30 FEET AND MAY BE REQUIRED TO A DISTANCE OF 100 
FEET OR TO THE PROPERTY LINE. THIS IS NEITHER A REQUIREMENT NOR 
AN AUTHORIZATION FOR THE REMOVAL OF LIVING TREES.

2. TREES LOCATED WITHIN THE DEFENSIBLE SPACE SHALL BE PRUNED 
TO REMOVE DEAD AND DYING PORTIONS, AND LIMBED UP 6 FEET ABOVE 
THE GROUND. NEW TREES PLANTED IN THE DEFENSIBLE SPACE SHALL 
BE LOCATED NO CLOSER THAN 10 FEET TO ADJACENT TREES WHEN 
FULLY GROWN OR AT MATURITY. 

3. REMOVE THAT PORTION OF ANY EXISTING TREES, WHICH EXTENDS 
WITHIN 10 FEET OF THE OUTLET OF A CHIMNEY OR STOVEPIPE OR IS 
WITHIN 5 FEET OF ANY STRUCTURE. MAINTAIN ANY TREE ADJACENT TO 
OR OVERHANGING A BUILDING FREE OF DEAD OR DYING WOOD.

COASTSIDE FIRE PROTECTION DISTRICT NOTES:

MWELO SHORT FORM PRESCRIPTIVE COMPLIANCE NOTES:

1. A MINIMUM 3-INCH LAYER OF MULCH SHALL BE APPLIED ON ALL 
EXPOSED SOIL SURFACES OF PLANTING AREAS EXCEPT TURF AREAS, 
CREEPING OR ROOTING GROUNDCOVERS, OR DIRECT SEEDING 
APPLICATIONS WHERE MULCH IS CONTRAINDICATED.

2. UNLESS CONTRAINDICATED BY A SOILS TEST, COMPOST AT THE RATE 
OF A MINIMUM OF FOUR CUBIC YARDS PER 1,000 SQUARE FEET OF 
PERMEABLE AREA SHALL BE INCORPORATED TO A DEPTH OF SIX INCHES 
INTO THE SOIL.

LEGEND:

SHRUB AND GROUNDCOVER AREA

PROPOSED TREES

PLANT MATERIAL SPECIES ARE DROUGHT TOLERANT NATIVE 
OR NON-INVASIVE PLANT SPECIES (AS DEFINED BY THE 
CALIFORNIA INVASIVE PLANT COUNCIL). DROUGHT 
TOLERANCE IS AS DEFINED IN "PLANTS AND LANDSCAPES 
FOR SUMMER-DRY CLIMATES OF THE SAN FRANCISCO BAY 
REGION" BY THE EAST BAY MUNICIPAL UTILITY DISTRICT.

KEY NOTES:

DRIVEWAY--SEE CIVIL DRAWINGS

PERVIOUS GRAVEL PATIO, SEE ARCH DRAWINGS

RETAINING WALL, SEE CIVIL DRAWINGS

30' DEFENSIBLE SPACE - (FUEL BREAK)
FOR THIS PROJECT WOULD EXTEND BEYOND THE 
PROPERTY LINE.

PROPOSED TREES WILL NOT OVERHANG OR TOUCH THE 
PROPOSED RESIDENCE.

ALL PROPOSED PLANTING TO BE IRRIGATED. PROPOSED 
PLANT SPECIES NOT HIGHLY COMBUSTIBLE.

PROPOSED MATERIALS DIRECTLY ADJACENT TO THE 
PROPOSED RESIDENCE ARE IRRIGATED PLANTING, OR 
PAVING.

EXISTING PLANTING TO REMAIN

1

2

3

4

5

PLANT LIST:
ABBREV. BOTANICAL NAME COMMON NAME SIZE RATING MISC. NOTES & REQUIREMENTS

OLE EUR Olea Europea Olive Tree 15 G.C. Very Low 

TREES

PLA RAC Platanus racemosa California Sycamore 15 G.C. Moderate Average Spread: 40'-70', California Native

SAL LEU Salvia leucolphylla Purple Sage 5 G.C. Low California Native

SHRUBS

SAL API Salvia apiana White Sage 5 G.C. Very Low California Native, Arboretum All-Star

MIM AUR Mimulus aurantiacus Sticky Monkeyflower 5 G.C. Very Low California Native

EPI SPP Epilobium spp. (Zauschneria) California Fuchsia 1 G.C. Low California Native, Arboretum All-Star

PERENNIALS

CLI DOU Clinopodium douglasii Yerba Buena 1 G.C. Low California Native

ESC CAL Eschscholzia californica California Poppy 1 G.C. Very Low California Native

ARI PUR Aristida purpurea Purple Three-awn 1 G.C. Low California Native

ORNAMENTAL GRASSES

FES CAL Festuca californica California Fescue 1 G.C. Low California Native, Arboretum All-Star

BOU CUR Bouteloua curtipendula Sideoats Grama 1 G.C. Very Low California Native, Arboretum All-Star

MUH RIG Muhlenbergia rigens Deer Grass 1 G.C. Low California Native, Arboretum All-Star

QTY.

1

1

9

10

7

6

32

28

6

13

5

5

FACTOR

0.1

0.5

0.2

0.1

0.1

0.2

0.2

0.1

0.2

0.2

0.1

0.2

WUCOLS

SUNSET ZONE

11-24

14-24

14-17

13-24

14-24

14-24

14-24

1-24

3-24

14-24

17-21

4-24

MONTARA = 17

Average Spread: 30'-50', California Native

1. WUCOLS AVERAGE FOR PROJECT: [ (0.1 x 51) + (0.2 x 73) + (0.5 x 1) ] / 125 PLANTS = 0.161

GENERAL NOTES:

1. TREES NOTED ON SURVEY ARE SHRUBS AND ARE TO BE REMOVED. NO 
TREES ARE LOCATED ON EXISTING PROPERTY.

2. REFER TO CIVIL DWGS FOR GRADING, DRAINAGE, AND STORMWATER.

3. NO TURF IS TO BE PLANTED

LANDSCAPE INFORMATION:

TOTAL LANDSCAPE AREA: 1227.06 SF

NEW AND REHABILITATED LANDSCAPE AREA: 1227.06 SF

TURF AND PLANT MATERIAL AREA: 1227.06 SF

PROJECT TYPE: NEW DWELLING

WATER SUPPLY TYPE: POTABLE WATER FROM MONTARA WATER AND 
SANITARY DISTRICT
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