
 

ZONING ADMINISTRATOR 
REGULAR MEETING 

AGENDA 
 

November 5, 2025 - 4:00 PM 
Community Meeting Chambers,  

Los Altos City Hall  
1 North San Antonio Road, Los Altos, CA 

 

 
PARTICIPATION: Members of the public may participate by being present at the Los Altos Community 
Meeting Chambers at Los Altos City Hall located at 1 N. San Antonio Rd, Los Altos, CA during the meeting. 
Public comment is accepted in person at the physical meeting location, or via email 
to ZAPublicComment@losaltosca.gov.  
 
REMOTE MEETING OBSERVATION: Members of the public may view the meeting via the link below, 
but will not be permitted to provide public comment via Zoom or telephone.  Public comment will be taken in-
person, and members of the public may provide written public comment by following the instructions below. 
 
https://tinyurl.com/3v6b7dk9 
 
Telephone: 1-669-900-9128 / Webinar ID: 962 6389 4289 / Passcode: 701956 
 
SUBMIT WRITTEN COMMENTS: Verbal comments can be made in-person at the public hearing or 
submitted in writing prior to the meeting. Written comments can be mailed or delivered in person to the 
Development Services Department or emailed to ZAPublicComment@losaltosca.gov.  
 
Correspondence must be received by 2:00 p.m. on the day of the meeting to ensure distribution prior to the 
meeting.  Comments provided after 2:00 p.m. will be distributed the following day and included with public 
comment in the Zoning Administrator packet. 
 

AGENDA  
CALL MEETING TO ORDER 

PUBLIC COMMENTS ON ITEMS NOT ON THE AGENDA 
Members of the audience may bring to the Commission's attention any item that is not on the agenda. Please 
complete a "Request to Speak" form and submit it to the Staff Liaison. Speakers are generally given two or 
three minutes, at the discretion of the Chair. Please be advised that, by law, the Commission is unable to 
discuss or take action on issues presented during the Public Comment Period. According to State Law (also 
known as "the Brown Act") items must first be noticed on the agenda before any discussion or action. 

ITEMS FOR CONSIDERATION/ACTION 

CONSENT CALENDAR 

 1. Zoning Administrator Meeting Minutes 
Approval of the DRAFT minutes of the regular meeting of October 15, 2025. 

PUBLIC HEARING 
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 2. SC25-0006 – Nasir Khan – 299 Langton Avenue 
Request to approve design review application SC25-0006 for the construction of a new 2,933 square 
foot, two-story house subject to the listed findings and conditions of approval; and find the project 
categorically exempt under the California Environmental Quality Act (CEQA) pursuant to Section 
15303 (New Construction or Conversion of Small Structures). Project Planner: Gallegos 

 3. SC25-0001 - Mike Ma - 260 Hawthorne Avenue 
Request for Design Review for the construction of a new 3,449 square-foot two-story residence 
subject to the listed findings and conditions of approval. This project is categorically exempt under 
the California Environmental Quality Act (CEQA) pursuant to Section 15303 (New Construction or 
Conversion of Small Structures). Project Planner: Whitehill 

 4. SC25-0015 - Le Tang - 682 Panchita Way 
Request for Design Review for the construction of a new 3,554 square-foot two-story residence 
subject to the listed findings and conditions of approval. This project is categorically exempt under 
the California Environmental Quality Act (CEQA) pursuant to Section 15303 (New Construction or 
Conversion of Small Structures). Project Planner: Whitehill 

ADJOURNMENT 

  

 
SPECIAL NOTICES TO THE PUBLIC 
In compliance with the Americans with Disabilities Act and California Law, it is the policy of the City of Los 
Altos to offer its programs, services and meetings in a manner that is readily accessible to everyone, including 
individuals with disabilities.  If you are a person with a disability and require information or materials in an 
appropriate alternative format; or if you require any other accommodation, please contact department staff. 
 Advance notification within this guideline will enable the City to make reasonable arrangements to ensure 
accessibility. 
 
Agendas, Staff Reports and some associated documents for the Zoning Administrator items may be viewed on 
the Internet at https://ca-losaltos.civicplus.com/527/Zoning-Administrator. 
 
Decisions of the Zoning Administrator are final unless appealed by filing an appeal with the City Clerk within 
14 calendar days of the decision. No building permits shall be issued during this 14-day period. 
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 ZONING ADMINISTRATOR 
MEETING MINUTES 

 

 4:00 PM – Wednesday, October 15, 2025  
 Community Meeting Chambers, Los Altos City Hall 

1 North San Antonio Road, Los Altos, CA 
 

CALL MEETING TO ORDER 

At 4:00 p.m. the Zoning Administrator called the meeting to order. 
 
ESTABLISH QUORUM 
 

PRESENT: Zoning Administrator Williams  

STAFF: Senior Planner Whitehill  
 
PUBLIC COMMENTS ON ITEMS NOT ON THE AGENDA 
 
None. 

ITEMS FOR CONSIDERATION/ACTION 

CONSENT CALENDAR. 

1. Zoning Administrator Meeting Minutes 
Approval of the DRAFT minutes of the regular meeting of September 3, 2025. 

 
Action: Zoning Administrator Zornes approved the meeting minutes for the regular meeting of September 
3, 2025. 
 
The motion was approved (1-0) by the following vote:  
AYES: Williams 
NOES: None 

PUBLIC HEARING 

2.  SC25-0019 - Thomas James Homes - 131 Pepper Court 
Request for Design Review for the construction of a new 3,803 square-foot two-story residence 
subject to the listed findings and conditions of approval. The project is categorically exempt 
under the California Environmental Quality Act (CEQA) pursuant to Section 15303 (New 
Construction or Conversion of Small Structures).  Project Planner:  Whitehill 

 
STAFF PRESENTATION 

Page 3 of 110



10/15/2025 ZONING ADMINISTRATOR MEETING MINUTES Page 2 of 2 
 
Senior Planner Whitehill presented the staff report recommending approval of design review 
application SC25-0019 subject to the listed findings and conditions of approval. 
 
PUBLIC COMMENT 
Residents Jude Kirik, Sheila Jaques, John Clark, and Katie McCormick provided public comments.  
 
Action: Zoning Administrator Williams approved design review application SC25-0019 per the staff 
report findings and conditions of approval. 
 
The motion was approved (1-0) by the following vote:  
AYES: Williams 
NOES: None 

ADJOURNMENT 

Zoning Administrator Williams adjourned the meeting at 4:26 PM. 
 
 
 
 
Stephanie Williams 
Zoning Administrator 
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ZONING ADMINISTRATOR 
STAFF REPORT 

 
TO:     Stephanie Williams, Zoning Administrator 
 
FROM:    Sean Gallegos, Senior Planner 
 
SUBJECT:   SC25-0006 – 299 Langton Avenue 
 
 
RECOMMENDATION  
 
Approve design review application SC25-0006 for the construction of a new 2,933 square foot, 
two-story house subject to the listed findings and conditions of approval; and find the project 
categorically exempt under the California Environmental Quality Act (CEQA) pursuant to Section 
15303 (New Construction or Conversion of Small Structures). 
 
BACKGROUND 
 
Project Description 
 
• Project Location: 299 Langton Avenue, located on the north side of Langton Avenue, 

between Laureles Drive and Los Altos Avenue  
• Lot Size: 8,400 square feet 
• General Plan Designation: Single-Family, Medium Lot (SF4) 
• Zoning Designation: R1-10 
• Current Site Conditions: One-story house 
 
The proposed project includes demolition of the existing single-story house and construction of a 
new 2,933 square-foot two-story house (see Attachment 1 – Project Plans). A new driveway 
provides vehicle access from the front of the property to a new two car garage. The plans include 
an attached accessory dwelling unit (ADU) which will be reviewed ministerially with a building 
permit submittal. 
 
The arborist report identifies 13 protected trees on or near the property. Of these, 13 trees are 
proposed for removal to accommodate the new house and site improvements. The trees proposed 
for removal include the following: Hollywood Juniper (No. 363), Deodar Cedar (Nos. 364, 365, 
369, 371, and 374), Glossy Privet (Nos. 366, 367, and 373), Coast Live Oak (No. 368), and 
Douglas Fir (No. 370). These trees are located primarily along the rear and side portions of the site 
and conflict with the proposed building footprint, courtyard, and hardscape improvements. The 
Canary Island Date Palm (No. 362) is proposed for retention. Overall, the project proposes to retain 
one and remove twelve protected trees. 
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ANALYSIS 
 
Design Review 
 
The proposed house complies with the R1-10 district development standards found in Los Altos 
Municipal Code (LAMC) Chapter 14.06, as demonstrated by the following table: 
 
 Existing Proposed Allowed/Required 

COVERAGE: 1,080 square feet  2,494 square feet 2,520 square feet  

FLOOR AREA: 
1st Floor 
2nd Floor 
Total 

 
1,080 square feet  
- 
1,080 square feet  

   
2,183 square feet 
   750 square feet 
2,933 square feet 

 
 
 
2,940 square feet  

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

 
25 feet  
25 feet  
5.6 feet/13.2 feet 
5.6 feet/13.2 feet 

 
25 feet  
61 feet  
6 feet/16 feet 
6 feet/14 feet 

 
25 feet 
25 feet  
5.6 feet/13.1 feet  
5.6 feet/13.1 feet 

HEIGHT: 15 feet  19.9 feet 27 feet 
 
Two story residences are permitted in the R1-10 District when they comply with the development 
standards for the district including setbacks, height, and daylight plane. These requirements limit 
development and ensure compatibility with surrounding homes, while the Single-Family 
Residential Design Guidelines address bulk, massing, and neighborhood character.  
 
The subject property is in a Diverse Character Neighborhood that includes a mix of one- and two-
story homes in varied architectural styles, roof forms, and materials. The streetscape features 
irregular tree spacing, mature vegetation, and a range of front yard treatments without a consistent 
pattern. Roof forms and materials differ among properties, creating a streetscape consistent with 
the Residential Design Guidelines description of a Diverse Character Neighborhood, where 
compatibility is achieved through scale, massing, and proportion rather than uniform design. The 
proposed residence maintains the established neighborhood pattern through similar setbacks, roof 
forms, and overall proportions. With plate heights of eight feet six inches at the first story and 
eight feet at the second story, the structure’s height is comparable to or lower than nearby homes. 
The design further reduces mass through a stepped-back second story, articulated façades, and 
horizontal elements that limit continuous wall planes. These features are consistent with Guideline 
2.3.1 (Scale and Massing in Diverse Character Neighborhoods), Guideline 2.3.2 (Wall Planes and 
Articulation), and Guideline 2.3.3 (Upper Story Design). Overall, the project maintains its 
contemporary design while fitting cohesively within the neighborhood and providing a balanced 
transition between one- and two-story homes. 
 
The new residence is designed in a contemporary-transitional architectural style that blends 
traditional forms with modern detailing, featuring smooth stucco walls, composition shingle 
roofing, and dark-trimmed windows. The front and garage doors are fiberglass with a simulated 
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cedar finish. The proposed materials support both durability and neighborhood compatibility. 
Windows and doors will have dark bronze aluminum frames, and gutters and downspouts will be 
painted sheet metal. These materials establish a cohesive and contemporary appearance that 
complement the surrounding residential setting. The landscape plan integrates the structure into 
the site consistent with Guideline 3.2.1 (Site and Landscape Design). 
 
The landscape plan complements the proposed residence and provides an attractive setting 
consistent with City requirements. It includes new trees, shrubs, and groundcover with low water 
demand, irrigated by a drip system. The front yard features synthetic turf, permeable paver 
walkways, and a new Chinese Pistache tree and Strawberry tree near the driveway. Low plantings 
along the porch and entry walkway soften building edges and create a defined transition from the 
street to the residence. 
 
Screening and privacy are addressed through extensive planting along all property lines. The plan 
proposes new trees including Arbutus (Strawberry Tree), Western Redbud, Chinese Pistache, and 
Coast Live Oak, supported by a mix of drought-tolerant species such as Purple Hopseed, 
Loropetalum, Dwarf Mat Rush, and Mexican Bush Sage. These trees and shrubs provide year-
round greenery and establish a cohesive landscape around the house and courtyard. 
 
Staff noted, however, that screening is incomplete along the right property line. As a result, 
Condition No. 6 (a) requires additional evergreen screening, with 24-inch box evergreen trees to 
be installed along the right property line to diminish views from second story windows. The project 
also complies with the Water Efficient Landscape Ordinance, which requires water-efficient 
landscaping for new residences with landscaped areas over 500 square feet. 

The proposed project meets the R1-10 zoning district development standards and complies with 
the Single-Family Residential Design Guidelines because it is compatible with the character of the 
neighborhood as the design maintains an appropriate relationship with adjacent structures, 
minimizes bulk, preserves healthy existing trees, and enhances onsite landscaping. Therefore, staff 
recommends the Zoning Administrator approve the Design Review application, subject to the 
attached findings and conditions of approval.  

Housing Accountability Act 

The Housing Accountability Act (HAA) (Government Code Section 65589.5), establishes the 
state’s overarching policy that a local government may not deny, reduce the density of, or make 
infeasible housing development projects (projects resulting in more than two (2) housing units that 
are consistent with objective local development standards unless the City makes specified written 
findings based upon a preponderance of the evidence that a specific, adverse health or safety 
impact exists. Legislative intent language indicates that the conditions that would give rise to such 
a specific, adverse impact upon the public health and safety would occur infrequently. The 
proposed project is protected under the HAA) as it creates additional housing stock within the City 
of Los Altos. Additionally, the proposed project meets all applicable objective development and 
design standards. 
 
 

Page 7 of 110



 
Zoning Administrator Meeting 
SC25-0006 – 299 Langton Avenue 
November 5, 2025  Page 4  

ENVIRONMENTAL REVIEW 
 
This project is categorically exempt from environmental review under Section 15303 (New 
Construction or Conversion of Small Structures) of the California Environmental Quality Act 
(CEQA) because it involves the construction of a single-family dwelling in a residential zone. 
  
PUBLIC NOTIFICATION AND CORRESPONDENCE  
 
A public meeting notice was mailed to property owners within a 300-foot radius and published in 
the newspaper.  The applicant also posted the public notice sign on the property in conformance 
with the Planning Division posting requirements. 
 
The applicant reached out to eight (8) neighbors in the immediate area either in person, with a 
letter, or by email for the community outreach. At the time of compiling this report, staff has not 
received any public comments.  
 
Attachment: 

1. Project Plans 
 

Cc: Nasir Khan, Applicant 
Uique 3 Dallas LLC, Owner 
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FINDINGS 
 

SC25-0006 – 299 Langton Avenue 
 
With regard to the proposed new two-story residence, the Zoning Administrator makes the 
following findings in accordance with Section 14.77.070 of the Los Altos Municipal Code: 
 
A. The proposal meets the goals, policies and objectives of the general plan and any objective 

design guidelines or standards and ordinance(s) adopted for the specific district or area because  
the project complies with all R1-10 zoning standards, including height, lot coverage, floor area, 
and daylight plane. The design is consistent with the Residential Design Guidelines for Diverse 
Character Neighborhoods by incorporating rooflines, articulation, and landscaping that respect 
surrounding character while maintaining a contemporary style. The project achieves 
neighborhood compatibility through modest plate heights, articulated massing, and 
landscaping consistent with the neighborhood. 
 

B. The proposed structures have been designed to follow the natural contours of the site with 
minimal grading, minimal impervious cover and maximum erosion protection 
because the site is relatively flat and requires no significant grading. Impervious surfaces are 
minimized and balanced with permeable paving and landscaped areas, and the drainage plan 
directs stormwater to onsite infiltration areas, preventing runoff or erosion. 

 
C. Building mass has articulated architectural elements or features that relate to the human scale, 

both horizontally and vertically. Building elevations have variation and depth and avoid large 
blank wall surfaces. Residential or mixed-use residential projects incorporate elements that 
signal habitation, such as identifiable entrances, stairs, porches, bays and balconies because 
the two-story design incorporates horizontal and vertical articulation that provides human scale 
and visual variety. The upper story is stepped back, and varied rooflines, recessed entries, and 
window groupings create depth and reduce mass consistent with the Design Guidelines for 
neighborhood compatibility. 
 

D. Exterior materials and finishes convey high quality, integrity, permanence and durability, and 
materials are used effectively to define building elements such as base, body, parapets, bays, 
arcades and structural elements. Materials, finishes, and colors have been used in a manner 
that serves to reduce the perceived appearance of height, bulk and mass because the proposed 
materials include a composition shingle roof, smooth stucco exterior walls, dark bronze 
aluminum-framed windows and doors, and fiberglass entry and garage doors with a simulated 
cedar finish. These materials are applied consistently to define building elements and reduce 
the perceived scale and massing of the structure. 
 

E. The design and layout of the proposed project will result in well-designed vehicle and 
pedestrian access, circulation, and parking because the site plan provides a standard two-car 
garage with a functional driveway design consistent with neighborhood patterns. Pedestrian 
access is direct from the street to the entry walkway, reinforcing the residential character. 
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F. The general landscape design ensures visual relief, complements structures, provides an 
attractive environment, and is consistent with any adopted landscape program 
because the landscape plan includes synthetic turf, a new Crape Myrtle near the driveway, and 
a mix of drought-tolerant trees, shrubs, and groundcovers that complement the architecture. 
New trees, including Western Redbud, Strawberry, Chinese Pistache, and Coast Live Oak, 
provide shade and screening, while additional evergreen planting required by condition will 
enhance privacy. The project complies with the Water Efficient Landscape Ordinance and 
creates an attractive, water-efficient setting. 

 
G. Signage when proposed or required is designed to complement the building architecture in 

terms of style, materials, colors, proportions, and serves as identification of the building or 
business(es) only because there is no new signage proposed as part of this project. 
 

H. Mechanical equipment is fully screened from public view, and the screening is designed to be 
consistent with the building architecture in form, material and detailing and is in full 
compliance with Chapter 11.14 of the Los Altos Municipal Code 
because the proposed mechanical equipment will be screened from public view and will 
comply with all applicable setback requirements. 
 

I. Service and trash areas are fully screened from public view or are enclosed in structure(s) that 
are consistent with the building architecture in materials and detailing 
because trash and service areas will be screened behind a side gate which is designed to 
complement the building architecture. 
 

J. Street improvements which are identified in Chapter 11.20 of the Los Altos Municipal Code 
because the project will install a driveway apron and construct any necessary improvements to 
the existing rolled curb and gutter along the property frontage. All street improvements will be 
required to comply with the City of Los Altos Shoulder Paving Policy and be subject to review 
and approval by the City Engineer. 
 

K. Offsite improvements associated with the subdivision of land allowed by Title 13 of the Los 
Altos Municipal Code, and/or the Subdivision Map Act because no subdivision is proposed. 
 

L. The approval of the design review complies with the California Environmental Quality Act 
(CEQA) because the project is exempt under CEQA Guidelines Section 15303 (New 
Construction or Conversion of Small Structures) as it involves the construction of a single-
family residence in a residential zone. 
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CONDITIONS OF APPROVAL 
 

SC25-0006 299 Langton Avenue  
 

PLANNING DIVISION  
 
1. Expiration: The Design Review Approval will expire on November 5, 2027, unless prior to 

the date of expiration, a building permit is issued, or an extension is granted pursuant to the 
procedures and timeline for extensions in the Zoning Code. 

 
2. Approved Plans: The approval is based on the plans and materials received on October 23, 

2025, except as modified by these conditions as specified below.  
 

3. Revisions to the Approved Project: Minor revisions to the approved plans which are found 
to be in substantial compliance with the approval may be approved by the Development 
Services Director. 

 
4. Indemnity and Hold Harmless: The applicant/owner agrees to indemnify, defend, protect, 

and hold the City harmless from all costs and expenses, including attorney’s fees, incurred by 
the City or held to be the liability of the City in connection with the City’s defense of its actions 
in any proceedings brought in any State or Federal Court, challenging any of the City’s action 
with respect to the applicant’s project.  The City may withhold final maps and/or permits, 
including temporary or final occupancy permits, for failure to pay all costs and expenses, 
including attorney's fees, incurred by the City in connection with the City's defense of its 
actions. 

 
5. Notice of Right to Protest: The conditions of project approval set forth herein include certain 

fees, dedication requirements, reservation requirements, and other exactions. Pursuant to 
Government Code Section 66020(d)(1), these conditions constitute written notice of a 
statement of the amount of such fees, and a description of the dedications, reservations, and 
other exactions. You are hereby further notified that the 90-day period in which you may 
protest these fees, dedications, reservations, and other exactions pursuant to Government Code 
Section 66020(a) began on the date of approval of this project. If you fail to file a protest within 
this 90-day period complying with all of the requirements of Section 66020, you will be legally 
barred from later challenging such exactions 

 
6. Building Design/Plan Modifications: The following modifications shall be made to the 

architectural design, building materials, colors, landscaping, and/or other site or building 
design details and shall be shown on building permit drawings:  

 
a. The landscaping plan shall be revised to include additional evergreen screening. 24-

inch box evergreen trees shall be added along the right property line, as determined 
necessary by staff to ensure continuous screening. The final landscape plan shall 
demonstrate compliance with the Water Efficient Landscape Ordinance. 
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7. ADU Not Reviewed: The proposed ADU included in the plan set is not part of this design 
review application. Prior to commencement of the ADU construction, a building permit issued 
by the Building Division shall be obtained.  

 
8. Protected Trees: Trees No. 362  shall be protected under this application and cannot be 

removed without a Tree Removal Permit from the Development Services Director.   
 
9. Tree Removal Approved: Trees Nos. 363 to 374 shown to be removed on plan Sheet T1 of 

the approved set of plans are hereby approved for removal.  Tree removal shall not occur until 
a building permit is submitted and shall only occur after the issuance of a demolition permit or 
building permit.  Exceptions to this condition may be granted by the Development Services 
Director upon submitting written justification.   

 
10. Tree Protection Fencing: The grading and tree or landscape plan of the building permit 

submittal shall show the required tree protection fencing which shall be installed around the 
dripline(s), or as required by the project arborist, of trees Nos. 362. Verification of installation 
of the fencing shall be submitted to the City prior to building permit issuance.  Tree protection 
fencing shall be chain link and a minimum of five feet in height with posts driven into the 
ground and shall not be removed until all building construction has been completed unless 
approved by the Planning Division. 

 
11. Removal of Tree in the Public Right-of-Way: Prior to issuance of the demolition or building 

permit (which occurs first), the applicant shall obtain a permit from the Parks Maintenance 
Division for the removal of tree No. 361.  Located within the public right-of-way. Tree removal 
shall not occur until a building permit is submitted and shall only occur after the issuance of  a 
demolition permit or building permit. Exceptions to this condition may be granted by the 
Development Services Director upon submitting written justification.  

 
12. Replacement Trees: The applicant shall offset the loss of each protected/street tree with one 

replacement tree, for a total of 12 replacement trees. Each replacement tree shall be no smaller 
than a 24-inch box and shall be noted on the landscape plan as a replacement tree.  

 
13. Landscaping: The project shall be subject to the City’s Water Efficient Landscape Ordinance 

(WELO) pursuant to Chapter 12.36 of the Municipal Code. Provide a landscape documentation 
package prepared by a licensed landscape professional showing how the project complies with 
the City’s Water Efficient Landscape Regulations and include signed statements from the 
project’s landscape professional and property owner.  

 
14. Landscaping Installation and Verification: All landscaping materials, including plants or 

trees intended to provide privacy screening, as provided on the approved landscape plans shall 
be installed prior to final inspection. The applicant shall also provide a landscape Certificate 
of Completion, signed by the project’s landscape professional and property owner, verifying 
that the trees, landscaping, and irrigation were installed per the approved landscape 
documentation package prior to final inspection. 
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15. Lighting Plan: A detailed lighting plan shall be included in building permit drawings 
demonstrating compliance with Chapter 14.91 (Lighting Performance Standards) of the Los 
Altos Municipal Code.  This plan should include photometric contours, footcandle readings, 
manufacturer’s specifications on the fixtures, and mounting heights.  The design and location 
of outdoor lighting fixtures shall ensure there will be no light spillover to surrounding 
properties, which is demonstrated with photometric contours and footcandle readings 
extending beyond the project property lines.  The lighting plan submitted with building permit 
drawings must be approved by the Development Services Director or their designee prior to 
building permit issuance.  

 
16. Mechanical Equipment: Prior to issuance of a building permit, the applicant shall show the 

location of any mechanical equipment which complies with the requirements of Chapter 11.14 
(Mechanical Equipment) and Chapter 6.16 (Noise Control) of the Los Altos City Code.  

 
BUILDING DIVISION  
 
17. Building Permit: A building permit is required for the project and building design plans shall 

comply with the latest applicable adopted standards. The applicant shall submit supplemental 
application materials as required by the Building Division to demonstrate compliance. 

 
18. Conditions of Approval: Incorporate the conditions of approval into the building permit 

submittal plans and provide a letter which explains how each condition of approval has been 
satisfied and/or which sheet of the plans the information can found. 

 
19. School Fee Payment: In accordance with Section 65995 of the California Government Code, 

and as authorized under Section 17620 of the Education Code, the property owner shall pay 
the established school fee for each school district the property is located in and provide receipts 
to the Building Division. Payments shall be made directly to the school districts. 

 
20. Payment of Impact and Development Fees: The applicant shall pay all applicable 

development and impact fees in accordance with State Law and the City of Los Altos current 
adopted fee schedule. All impact fees not paid prior to building permit issuance shall be 
required to provide a bond equal to the required amount prior to issuance of the building permit.  

 
21. Underground Utility and Fire Sprinkler Requirements: New construction and additions 

exceeding fifty (50) percent of the existing living area (existing square footage calculations 
shall not include existing basements) and/or additions of 750 square feet or more shall trigger 
the undergrounding of utilities and new fire sprinklers. Additional square footage calculations 
shall include existing removed exterior footings and foundations being replaced and rebuilt. 
Any new utility service drops are pursuant to Chapter 12.68 of the Municipal Code.   

 
22. California Water Service Upgrades: The applicant is responsible for contacting and 

coordinating with the California Water Service Company any water service improvements 
including but not limited to relocation of water meters, increasing water meter sizing or the 
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installation of fire hydrants.  The City recommends consulting with California Water Service 
Company as early as possible to avoid construction or inspection delays. 

 
23. Green Building Standards: Provide verification that the house will comply with the 

California Green Building Standards pursuant to Chapter 12.26 of the Municipal Code and 
provide a signature from the project’s Qualified Green Building Professional 
Designer/Architect and property owner. 

 
24. Green Building Verification: Prior to final inspection, submit verification that the house was 

built in compliance with the City’s Green Building Ordinance (Chapter 12.26 of the Municipal 
Code). 

 
25. Underground Utility Location: Show the location of underground utilities pursuant to 

Chapter 12.68 of the Municipal Code.  Underground utility trenches shall avoid the driplines 
of all protected trees unless approved by the project arborist and the Planning Division. 

 
26. Work Hours/Construction Site Signage: No work shall commence on the job site prior to 

7:00 a.m. nor continue later than 5:30 p.m., Monday through Friday, from 9 a.m. to 3 p.m. 
Saturday, and no work is permitted on Sunday or any City observed holiday.  The general 
contractor, applicant, developer, or property owner shall erect a sign at all construction site 
entrances/exits to advise subcontractors and material suppliers of the working hours and 
contact information, including an after-hours contact. 

 
ENGINEERING DIVISION  
 
27. Encroachment Permit: An encroachment permit shall be obtained from the Engineering 

Division prior to doing any work within the public right-of-way including the street shoulder. 
All work within the public street right-of-way shall be in compliance with the City’s Shoulder 
Paving Policy. 
 

28. Public Utilities: The applicant shall contact electric, gas, communication, and water utility 
companies regarding the installation of new utility services to the site. 

 
29. Sewer Lateral: Any proposed sewer lateral connection shall be approved by the City 

Engineer. Only one sewer lateral per lot shall be installed. All existing unused sewer laterals 
shall be abandoned according to the City Standards, cut and cap 12” away from the main. 

 
30. Transportation Permit: A Transportation Permit, per the requirements specified in California 

Vehicle Code Division 15, is required before any large equipment, materials or soil is 
transported or hauled to or from the construction site. The applicant shall pay the applicable 
fees before the transportation permit can be issued by the City Engineer. 

 
31. Grading and Drainage Plan: The applicant shall submit detailed plans for on-site and off-

site grading and drainage plans that include drain swales, drain inlets, rough pad elevations, 
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building envelopes, and grading elevations for review and approval by the City Engineer prior 
to the issuance of the building permit. 

 
32. Storm Water Management Plan: The applicant shall submit a Storm Water Management 

Plan (SWMP) in compliance with the San Francisco Bay Region Municipal Regional 
Stormwater (MRP) National Pollutant Discharge Elimination System (NPDES) Permit No. CA S612008, 
Order R2-2022-0018, Provision C.3 dated May 11, 2022. All large single-family home projects 
that create and/or replace 10,000 sq. ft. or more of impervious surface on the project site and 
affected portions of the public right-of-way that are developed or redeveloped as part of the 
project must also complete a C.3. Data Form available on the City’s Building Division website.  

 
33. Storm Water Filtration Systems: Prior to the issuance of the building permit the applicant 

shall ensure the design of all storm water filtration systems and devices are without standing 
water to avoid mosquito/insect infestation. Storm water filtration measures shall be installed 
separately for each lot. All storm water runoff shall be treated onsite. Discharging storm water 
runoff to neighboring properties or public right-of-way and connections to existing 
underground storm water mains shall not be allowed. 

 
34. Pollution Prevention: The improvement plans shall include the “Blueprint for a Clean Bay” 

plan sheet in all plan submittals. 
 

35. Public Infrastructure Repairs: Prior to final occupancy the applicant shall repair any 
damaged right-of-way infrastructures and otherwise displaced curb, gutter and/or sidewalks 
and City’s storm drain inlet shall be removed and replaced as directed by the City Engineer or 
their designee. 

 
36. Street Shoulder Improvement: Street Shoulder Improvement Policy applies, see City of Los 

Altos Standard Details SU-20A, B, C detail for requirements.  
 

37. Americans with Disabilities Act: All improvements shall comply with the latest version of 
Americans with Disabilities Act (ADA). The latest edition of Caltrans ADA requirements 
apply to all improvements in public right-of-way.  

 
FIRE DEPARTMENT  
 
38. Applicable Codes and Review: The project shall comply with the California Fire (CFC) & 

Building (CBC) Code, 2022 edition, as adopted by the City of Los Altos Municipal Code 
(LAMC), California Code of Regulations (CCR) and Health & Safety Code Review of this 
developmental proposal is limited to acceptability of site access, water supply and may include 
specific additional requirements as they pertain to fire department operations, and shall not be 
construed as a substitute for formal plan review to determine compliance with adopted model 
codes. Prior to performing any work, the applicant shall make an application to, and receive 
from, the Building Department all applicable construction permits. 
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39. Violations: This review shall not be construed to be an approval of a violation of the provisions 
of the California Fire Code or of other laws or regulations of the jurisdiction. A permit 
presuming to give authority to violate or cancel the provisions of the fire code or other such 
laws or regulations shall not be valid. Any addition to or alteration of approved construction 
documents shall be approved in advance. [CFC, Ch.1, 105.3.6]. 

 
40. Construction Site Fire Safety: All construction sites must comply with applicable provisions 

of CFC Chapter 33 and our Standard Detail and Specification S1-7. Provide appropriate 
notations on subsequent plan submittals, as appropriate to the project. CFC Chapter. 33. 

 
41. Fire Sprinklers Required: An automatic residential fire sprinkler system shall be installed in 

accordance with National Fire Protection Association's (NFPA) Standard 13D in all new one 
and two-family dwellings. Sprinklers noted on sheet A1. 

 
42. Required Fire Flow: The minimum required fire flow for this project is 875 Gallons Per 

Minute (GPM) at 20 psi residual pressure. This fire flow assumes installation of automatic fire 
sprinklers per CFC [903.3.1.3]. Provide a fire flow letter from a local water purveyor 
confirming the required fire flow of 875 GPM @ 20 psi residual from a fire hydrant located 
within 600' of the farthest exterior corners of the structure is required. Contact your local water 
purveyor (California Water) for details on how to obtain the fire flow letter.  

 
43. Address Identification: New and existing buildings shall have approved address numbers, 

building numbers or approved building identification placed in a position that is plainly legible 
and visible from the street or road fronting the property. These numbers shall contrast with 
their background. Where required by the fire code official, address numbers shall be provided 
in additional approved locations to facilitate emergency response. Address numbers shall be 
Arabic numbers or alphabetical letters. Numbers shall be a minimum of 4 inches (101.6 mm) 
high with a minimum stroke width of 0.5 inch (12.7 mm). Where access is by means of a 
private road and the building cannot be viewed from the public way, a monument, pole or other 
sign or means shall be used to identify the structure. Address numbers shall be maintained. 
CFC Sec. 505.1. 

 
44. Construction Site Fire Safety: All construction sites must comply with applicable provisions 

of CFC Chapter 33 and our Standard Detail and Specification S1-7. Provide appropriate 
notations on subsequent plan submittals, as appropriate to the project. CFC Chapter. 33. 
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FIRE DEPARTMENT REQUIREMENTS 
This project shall comply with the following 
The California Fire (CFC) & Building (CBC) Code, 2022 edition, as adopted by the City of Los 
Altos Municipal Code (LAMC), California Code of Regulations (CCR) and Health & Safety Code. 

The scope of this project includes the following : 
Proposed new 3,226 SF two-story single-family residence with an attached garage. 

Required Fire Flow: 
1, The minimum required fire flow for this project is 500 Gallons Per Minute (GPM) at 20 psi 
residual pressure. This fire flow assumes installation of automatic fire sprinklers per CFC 
[903.3.1.3]. 
GC shall Provide a fire flow letter from CalWater confirming the required fire flow of 500 GPM 
@20 psi residual from a fire hydrant located within 600' of the farthest exterior corner of the 
structure. GC shall Contact California Water for details to obtain the fire flow letter. 

2, Fire Sprinklers Required: 
An automatic residential fire sprinkler system shall be installed in accordance with National 
Fire Protection Association's (NFPA) Standard 13D in all new one and two-family dwellings. 

3, Address identification: 
New and existing buildings shall have approved address numbers, building numbers or approved 
building identification placed in a position that is plainly legible and visible from the street or 
road fronting the property. These numbers shall contrast with their background. Where required 
by the fire code official, address numbers shall be provided in additional approved locations to 
facilitate emergency response. Address numbers shall be Arabic numbers or alphabetical letters. 
Numbers shall be a minimum of 6 inches (101.6 mm) high with a minimum stroke width of 0.5 
inch (12.? mm). Where access is by means of a private road and the building cannot be viewed 
from the public way, a monument, pole or other sign or means shall be used to identify the 
structure. Address numbers shall be maintained. CFC Sec. 505.1. 

4, Construction Site Fire Safety: 
All construction sites must comply with applicable provisions of the CFC Chapter 33 and 
our Standard Detail and Specification S1-?.  

5, Water Supply Requirements: 
Potable water supplies shall be protected from contamination caused by fire protection 
water supplies. It is the responsibility of the applicant and any contractors and 
subcontractors to contact the water purveyor supplying the site of such project, and to 
comply with the requirements of that purveyor. Such requirements shall be incorporated 
into the design of any water-based fire protection systems, and/or fire suppression water 
supply systems or storage containers that may be physically connected in any manner to 
an appliance capable of causing contamination of the potable water supply of the purveyor 
of record. Final approval of the system(s) under consideration will not be granted by this 
office until compliance with the requirements of the water purveyor of record are 
documented by that purveyor as having been met by the applicant(s). 2022 CFC Sec. 
903.3.5 and Health and Safety Code 13114.7. 
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SCOPE OF WORK 

1. Demolition o f  Existing House

2. Removal  o f  Trees p e r  Arborist P l a n  & Report

GRID LINE 

DETAIL REFERENCE 
NUMBER 

SHEET NUMBER 

SECTION REFERENCE 

SHEET NUMBER 

ROOM NUMBER 

DOOR NUMBER 

WINDOW TYPE 

FINISH FLOOR 
ELEVATION 

3. Construction o f  a new 2 s t o r y  Single F a m i l y  H o m e  + a n  A t t a c h e d  ADU

4. New Landscaping a s  p e r  Landscape plans.

1. 

2. 

3. 

4. 

5. 

6. 

FIRE DEPARTENT REQ 

This project shall comply with the following: 

The California Fire (CFC) & Building (CBC) Code, 2022 edition, as adopted by the City 
of Los Altos Municipal Code (LAMC), California Code of Regulations (CCR) and Health & 
Safety Code. 

1. The applicant  shall  install  a f ire  sprinkler s y s t e m  complying with local
a m e n d m e n t s .  The sprinkler s y s t e m  shall  provide protection t o  a t  l e a s t  all
o f  t h e  following areas: garages,  carports,  bathrooms,  concealed spaces,
closets,  water h e a t e r /  f u r n a c e  r o o m s ,  closets,  l a u n d r y  r o o m s ,  a t t i c  spaces,
u n d e r  walks o r  overhangs,  over covered balconies o r  decks g r e a t e r  t h a n  4 
f e e t  in depth,  floor landings i f  wholly o r  partially enclosed a n d  o t h e r
areas a s  required. Fire sprinkler t e s t  water  m u s t  drain t o  a n
a p p r o p r i a t e l y - s i z e d  landscaped area.  Plans showing piping o f  AFES shall  b e
s u b m i t t e d  f o r  approval prior t o  installation.

2. S e p a r a t e  p e r m i t  is required f o r  t h e  fire sprinkler system.

3. The applicant  shall  c o m p l y  with Los Altos code requirements f o r
installation o f  fire r e t a r d a n t  roof  coverings.

4. Address t o  b e  visible f r o m  Public  Street.

5. Driveway a n d  a c c e s s  roads shall  m e e t  Fire Department  standards f o r
s u r f a c e  type,  distance,  weight loads,  t u r n  radius,  grades a n d  vertical
clearance.

ADDITIONAL FIRE DEPARTMENT REQUIREMENTS (FROM THE Fire Department Comments): 

1. Required Fire Flow: The m i n i m u m  required fire flow f o r  t h i s  p r o j e c t  is
875 Gallons Per Minute {GPM) at  20 psi residual pressure. This fire flow
assumes installation of automatic fire sprinklers per CFC [903.3.1.3].
- P r o v i d e  a f ire  flow l e t t e r  f r o m  CalWater c o n f i r m i n g  t h e  required fire flow
of 875 GPM @20 psi residual from a fire hydrant located within 600' of the
f a r t h e s t  exterior  c o r n e r  o f  t h e  s t r u c t u r e .  C o n t a c t  California Water f o r
details on how to obtain the fire flow letter.

2. Fire Sprinklers Required: A n  a u t o m a t i c  residential  fire sprinkler s y s t e m
shall  b e  installed i n  a c c o r d a n c e  with National  Fire P r o t e c t i o n  Association's
{NFPA) Standard 13D in all new one and two-family dwellings.

3. Address identification: New a n d  existing buildings shall  h a v e  approved
address n u m b e r s ,  building n u m b e r s  o r  approved building identification
p l a c e d  i n  a position t h a t  is plainly legible a n d  visible f r o m  t h e  s t r e e t  o r
r o a d  fronting t h e  properly .  These n u m b e r s  shall  c o n t r a s t  with t h e i r
b a c k g r o u n d .  Where required b y  t h e  fire c o d e  official,  address n u m b e r s  shall
b e  provided i n  additional  approved locations  t o  faci l i tate  e m e r g e n c y
response.  Address n u m b e r s  shall  b e  Arabic n u m b e r s  o r  alphabetical  letters.
Numbers shall be a minimum of 6 inches (101.6 mm) high with a
m i n i m u m  stroke width o f  0.5 i n c h  (12.7 m m ) .  Where a c c e s s  is b y  m e a n s  o f
a private r o a d  a n d  t h e  building c a n n o t  b e  viewed f r o m  t h e  public  way, a 
m o n u m e n t ,  pole o r  o t h e r  sign o r  m e a n s  shall  b e  u s e d  t o  identify  t h e
structure. Address numbers shall he maintained. CFC Sec. 505.1.

LOCATION MAP 

Los Altos 

DEFERRED SUBMITTALS 

Balcony & Stair Rails: GC shall provide shop drawings for all rail design, 
calculations & connection details to building inspector for review and approval, 
prior to manufacturing, rail design shall be per prevailing Building Code. 

Electric car charger: GC shall submit specs for electrical car charger for review & 
approval. 

F.A.U. & water Heaters: Mechanical sub. shall provide building department for review 
& approval the calculations for combustion air for gas utilizing equipment, (water 
heater, gas furnace) installed inside the dwelling on the plans. Mech. sub. shall 
specify size and number of vents, their locations, & clearances from top and 
bottom of enclosures. (CMC 701, CPC 506) 

Fire Sprinklers: Automatic Fire Extinguishing System (AFES) permit, 3 sets of AFES 
drawings, calculations and specifications shall be submitted to building official for 
review and approval prior to installation. 

Photo Voltaic panels: GC shall submit photo voltaic plans for review & approval. 

Roof Trusses- Shop drawings shall be reviewed & approved by the architect or 
engineer of record prior to forwarding to the building official for review and 
approval; approval letter shall accompany submittal to building department. 

INSTALLATION & INSPECTION 

1. HV AC installers shall be trained and certified in the proper installation
o f  HVAC s y s t e m s  including d u c t s  a n d  e q u i p m e n t  b y  a nationally  o r
regionally recognized training o r  certi f ication p r o g r a m  p e r  C G B S C
Section 702.1.

2. When required by the enforcing agency, Special Inspectors used shall
d e m o n s t r a t e  c o m p e t e n c y  p e r  C G B S C  S e c t i o n  702.2.

3. Verification of compliance shall be provided per CGBSC Section 703.1.

CODE REFERENCE 
• 2022 California Building Code

• 2022 California Residential Code

• 2022 California Electrical Code

• 2022 California Mechanical Code

• 2022 California Plumbing Code

• 2022 California Energy Code

• 2022 California Green Building Code

• 2022 Residential Burglary Security Ordinance per Fremont Municipal Codes,
Section 7-2130

• 2022 California Fire Code

• Los Altos Municipal Code

CONDITIONS OF APPROVAL 
1. Encroachment Permit: .An encroachment permit shall be obtained from the Engineering Division 
prior to doing any work within the public right-of-way including the street shoulder. All work 
within the public street right-of-way shall be in compliance with the City's Shoulder Paving Policy. 

2. Public Utilities: The applicant shall contact electric, gas, communication, and water utility 
companies regarding the installation of new utility services to the site. 

3. Sewer Lateral: .Any proposed sewer lateral connection shall be approved by the City Engineer. 
Only one sewer lateral per lot shall be installed. All existin g  unused sewer laterals shall be 
abandoned according to the City Standards, cut and cap 12" away from the main. 

4. Transportation Permit: A Transportation Permit, per the requirements specified in California 
Vehicle Code Division 15, is required before any large equipment, materials or soil is transported or 
hauled to or from the construction site. The applicant shall pay the applicable fees before the 
transportation permit can be issued by the City Engineer. 

5. Grading and Drainage Plan: The applicant shall submit detailed plans for on-site and off-site
grading and drainage plans that include drain swales, drain inlets, rough pad elevations, building 
envelopes, and grading elevations for review and approval by the City Engineer prior to the issuance 
of the building permit. 

6. Storm Water Management Plan: The applicant shall submit a Storm Water Management Plan 
(SWMP) in compliance with the San Francisco Bay Region Municipal Regional Stormwater (MRP) Na 
anal Pollutant DischHrge Elimina. on System (NPDES) Permit No. CA S612008, Order R2-2022-0018, 
Provision C.3 dated May 11, 2022. All large single-family home projects that create and/or replace 
10,000 sq. rt. or more of impervious surface on the project site and affected portions of the public 
right-of-way that are developed or redeveloped as part of the project must also complete a C.3. 
Data Form available on the City's Building Division website. 
?. Storm Water Filtration Systems: Prior to the issuance of the building permit the applicant shall 
ensure the design of all storm water filtration systems and devices are without standing water to 
avoid mosquito/insect infestation. Storm water filtration measures shall be installed separately for 
each lot. All storm water nmoff shall be treated onsile. Discharging storm water runoff to 
neighboring properties or public right-of-way and connections to existing underground storm water 
mains shall not be allowed. 

8. Americans with Disabilities Act: All improvements shall comply with the latest version of 
Americans with Disabilities Act (ADA). Latest edition of Caltrans ADA requirements shall apply to all 
improvements in the public right-of-way.

9. Pollution Prevention: The improvement plans shall include the "Blueprint for a Clean Bay" plan 
sheet in all plan submittals. 

10. Public Infrastructure Repairs: Prior to final occupancy the applicant shall repair any damaged 
right-of-way infrastructures and otherwise displaced curb, gutter and/or sidewalks and City's storm 
drain inlet shall be removed and replaced as directed by the City Engineer or his designee. 

11. Undergrounding Utilities: The applicant shall underground the existing overhead utilities, 
extending from the pole located at the northeast corner of 304 Langton Ave to the pole situated at 
the northwest corner of 312 Langton Ave. 

12. Street Shoulder Improvement: Street Shoulder Improvement Policy applies, see City of Los Altos 
standard Details SU-20A, B, C detail for requirements. 
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Orange Engineering 
Xin Lu 
4005 Clipper Ct 
Fremont, CA 94538 

408-442-9463 
naacirkhan@gmail.com 

510-344-8955 
lsterlingconsultants@gmail.com 

800-GEC-3752
Project No. P24-442
Nov. 30, 2024 

707-331-5199
david@davidfowlerdesigns.com

650-532-4418
david@kieltyarborist.com

408-888-7836 
xin@orengr.com 

PROJECT ANALYSIS 

8,400 square feet 

First Floor = 
Second Floor = 

TOTAL CONDITIONED AREA 

Unconditioned area= 
Garage area= 
Covered Porches= 

ADU (attached) 

1,914.00 
749.55 

2,663.55 SF 

0 
269.25 
311.00 

1,113.00 SF 

Lot Coverage, Max Allowed: 2,520.00 SF, 30% 
(1st floor+garage+ porches)/lot area Provided: 
(1,914 + 269.25 + 311) / (8,400)   2,494.25 SF, 29.7% 

Floor Area Ratio, Max Allowed: 
Provided: 

2,940.00 SF, 35% 

2,932.8 SF, 34.9% 

Zoning: 

(Total house area) / (lot 
area)= (2,932.8 / 8,400)   

R l - 1 0  (Single Family) 

General Planning Designation: Single Family, Medium Lot (4 du/net acre) 

Type of Construction: 

Occupancy Classified: 

Fire Sprinkler System: 

VN w/AFES 

R - 3  @ house and U - 1  ® private garage. 

100% 

All ideas, designs & plans represented by this drawing are owned by & the property of Antoine P. Meo &: were developed for use on & in connection with the specified project. None of such ideas, designs or plans shall be used by or disclosed to any person, firm or corporation for any purpose whatsoever without the written permission of Antoine P. Meo. Owner & reproduction companies shall not reproduce copies from these drawings without the permission of Antoine P. �eo. All work shall be performed in accordance with the Prevailing building codes & all local applicable codes & ordinances. Written dimensions on these drawings shall have precedence over scaled dimensions 

TONY MEO DESIGN 

+ JPS

39795 Paseo Padre PKWY 

Fremont, CA 94536 

825-863-8646

tony@tonymeodesign.com 

www.tonyrneodesign.com 

UNIQUE 3 
DALLAS LLC 

299 LANGTON AVE. 

LOS ALTOS 

CALIFORNIA 94022 

COVER SHEET 

PRELIMlNARY 
NOT FOR CONSTRUCTION 

NOT FOR BID 

APN 

TRACT # 

LOT # 

PLN # 
BLDG # 

SUB DATE 
1. 1/25/2025 
2. 4/2/2025
3. 7/7/2025
4. 8/18/2025 
5.
6.

7.
8.

9.
10. 

REV DATE 
1. 4/2/2025
2. 7/7/2025
3. 8/18/2025
4.
5.
c:otmw:r n m
lBSIJI DATJ 

9C.ILE 

ll1ll1II 

IOI! , 

sem 

167-10-016

#HU 
6 

# H #  
25-0643

SUBlll'ITAL 
PLN-1 
PLN-2 
PLN-3 
PLN-4 

REVISION 
PLN PC-1 

PLN P C - 2  
PLN P C - 3  

11/8/2024 
9/17/2025 

N/A 
AM/JPS 

2 0 2 4 - 7 3 5  

A0.1 
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REMO 
70.77 

'DRIP f. l/" 
'DRIP 
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TRIM 
70.95
T.31"BUNCH W 15 RIP 

UNCH W 15'DRIP 

' 

LOT COVERAGE· 
Land area covered by all structures 
that are over 6 feet in height 

FLOOR AREA 
Measured to the out de  tfaces 
of exterior vvalls 

SETBACKS 
Front 
Rear 
Right side 1st Floor / 2nd Floor 

Height 

HABITABLE LIVING AREA: 
(Including habitable basement area) 

NON-HABITABLE AREA: 
(Does not include covered porches 
or open structures) 

NET LOT AREA· 

FRONT YARD HARDSCAPE 
AREA Hard scape area in the front 
yard setback shall not exceed ::0% 

LANDSCAPING BREAKDO\M'J 

SITE PLAN NOTES: 

Tree removal at ADU location shall be with ADU application 

' ' ' ' ' ' ' ' ' ' ' ' ' ' ' ' ' ' ' ' ' ' ' ' '

Project Summary Table Template 

Existing 

First Floor 

TOTAL 

5.6 
5.6 

ZONING COMPLIANCE 

1,080.00 sq ft 
12.5 % 

1,080.00 sq ft 
sq ft 

1,080.00 sq ft 
12.5 % 

25 feet 
25 feel 

13.2 feet 
13.2 feet 

Proposed 

6 feet 
6 feet 

2,494.25 sq ft 
29.7 % 

2,183.25 sqft 
749.55 sq ft 

2,932.8 sq ft 
34.9 % 

25 feet 
25 feet 

 16 feet 
 14 feet 

15' feet 19'- 8 5/16" feet 

SQUARE FOOTAGE BREAKDOWN 

Existing Change 

1,080.00 sq ft 

garage sq ft 

LOT CALCULATIONS 

8.400.00 sq fl 

540.00 sq fl 
38.5 % 

Total hardscape area (Existing & Proposed): 
Existing softscape (undisturbed) area: 
New softscape (new or replaced landscaping) area 
Sum of all three should equal the site's net lot area 

1,583.55 sq ft 

269.25 sq ft 

4.153.00 sq ft 
sq ft 

4,247.00 sq ft 
8.400.00 

' ' ' ' ' ' ' ' '

Allowed/ 
Required 

2,520.0 sq ft 
30.0 % 

            2,940 sq ft 
35.0 % 

25 feet 
25 feet 

5.6/13.1 feet 
5.6/13.1 feet 

27 feet 

Total Proposed 

2,663.55 sq ft 

269.25 sq ft 

' ' ' ' ' ' ' '

All ideas, designs & plans represented by this drcwing are owned by & the property of Antoine P. Meo & were developed for use on & in connection with the specified project. None of such ideas, designs or plans shall be used by or disclosed to any person, firm or corporation for any purpose whatsoever without the written permission af Antoine P. Meo. Owner & reproduction companies shall not reproduce copies from these drawings without the permission of Antoine P. f.leo. All work shall be performed in accordance with the Prevailing building codes & all local applicable codes & ordinances. Written dimensions on these drawings shall have precedence over scaled dimensions 
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UNIQUE 3 
DALLAS LLC 

299 LANGTON AVE. 

LOS ALTOS 

CALlFORNIA 94022 

NEW 

SITE PLAN 

PRELIMINARY 
NOT FOR CONSl'RUCTION 
NOT FOR BID 

APN 

TRACT # 
LOT # 

PLN Q 
BLDG H 

SUB DATE 
1 . 1/25/2025 

2. 4/2/2025

3. 7/7/2025

4. 8/18/2025

5. 

6. 

7. 

8. 

9. 

10. 

REV DATE 
1 . 4 /2 /2025  

2. 7 /7 /2025

3. 8/18/2025

4. 

5. 

COIIIIW:T D&!II 

lllllOII D&!II 

9C.IIB 

llllOll

IOB I 
I I I IB!  

167-10-016

##H 
6 

##R 
25-0643

SUBMITTAL 
PLN-1 
PLN-2 
PLN-3 
PLN-4 

REVISION 
PLN PC-1 

PLN P C - 2  

PLN P C - 3  

11/8/2024 

8/18/2025 

1 / 8 "  - 1' 
AM/JPS 

2024-735 

A 1 .2 

First Floor 
Second Floor

Left side 1st Floor/ 2nd Floor 

400
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LANGTON                             AVENUE

700 SF SYNTHETIC
TURF (NO IRRIGATION)

PERMEABLE PAVER
PATIO (400 SF)

GRAVEL SIDE
YARD

GRAVEL SIDE
YARD

SIDE YARD
GATE

SIDE YARD
GATE

(E) TREE

(E) TREE

(E) TREE

(E) TREE

TREE PLANTING DETAIL
1/2" = 1'-0"

Root ball surface shall be
positioned to be
one - quarter above finished
grade.

Loosened soil. Dig and turn the
soil to reduce compaction to the
area and depth shown.

Trunk caliper shall
meet ANSI Z60 current
edition for root ball size.

3x widest dimension of root ball.

Bottom of root ball rests on
existing or recompacted soil.

Existing site soil added to
create a smooth transition
from the top of the raised root
ball to the finished grade at a
15% max. slope.

SECTION VIEW Existing soil.

Original  grade.

Central leader. (See crown
observations detail).

Root ball modified as
required.

 Round-topped
 soil berm 4" high x 8" wide

above root ball surface shall
be constructed around the
root ball. Berm shall begin

at root ball periphery.
4" layer of mulch.
No more than 1" of mulch on
top of root ball. (See
specifications for mulch).

Prior to mulching, lightly tamp
soil around the root ball in 6"
lifts to brace tree. Do not over
compact. When the planting
hole has been backfilled, pour
water around the root ball to
settle the soil.

Finished  grade.

SHRUB PLANTING DETAIL
3/4" = 1'-0"

Modified soil.
Depth varies. (See

specifications for soil
modification).

Root ball.

4" high x 8" wide round - topped soil
berm above root ball surface shall be
constructed around the root ball.
Berm shall begin at root ball periphery.

Prior to mulching, lightly tamp soil
around the root ball in 6" lifts to brace
shrub. Do not over compact. When the
planting hole has been backfilled, pour
water around the root ball to settle the
soil.

4" layer of mulch.
No more than 1" of

mulch on top of
root ball. (See

specifications for
mulch).

Root ball rests on
existing or

recompacted soil.

Existing soil.

Finished grade.

Shrub.

SECTION VIEW
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Soil and Planting Notes:

1. A minimum of 8" of non-mechanicall
compacted soil shall be available for
water absorption and root growth in
planting areas.

2. Incorporate compost or natural fertilizer
into teh soil to a minimum depth of 8" at a
minimum rate of 6 cubic yards per 1000
square feet or per specific amendment
recommendations from a soils laboratory
report.

3. A minimum 3" layer of mulch shall be
applied on all exposed soil surfaces of
planting areas except in turf areas,
creeping or rooting groundcovers or
direct seeding applications.

07/09/25

"I have complied with the criteria of the ordinance
and applied them for the efficient use of water in
the planting design"

12/31/2026

Planting Legend

Page 33 of 110

AutoCAD SHX Text
71

AutoCAD SHX Text_1
71

AutoCAD SHX Text_2
71

AutoCAD SHX Text_3
71

AutoCAD SHX Text_4
70

AutoCAD SHX Text_5
70

AutoCAD SHX Text_6
Edge of Pavement

AutoCAD SHX Text_7
SSCO

AutoCAD SHX Text_8
Face of Ex. Wall

AutoCAD SHX Text_9
Face of Ex. Wall

AutoCAD SHX Text_10
Edge of Pavement

AutoCAD SHX Text_11
N37°01'46"E                                                       150.00'

AutoCAD SHX Text_12
Right-of-Way

AutoCAD SHX Text_13
Centerline

AutoCAD SHX Text_14
70.47

AutoCAD SHX Text_15
T.7"BUNCH W 5'DRIP

AutoCAD SHX Text_16
70.39

AutoCAD SHX Text_17
T.13"BUNCH W 5'DRIP

AutoCAD SHX Text_18
70.13

AutoCAD SHX Text_19
T.16"W10'DRIP

AutoCAD SHX Text_20
NEW DRIVEWAY

AutoCAD SHX Text_21
COURTYARD

AutoCAD SHX Text_22
PROPOSED JADU

AutoCAD SHX Text_23
PROPOSED HOUSE

AutoCAD SHX Text_24
GARAGE

AutoCAD SHX Text_25
Covered porch



700 SF SYNTHETIC
TURF (NO IRRIGATION)

PERMEABLE PAVER
PATIO (400 SF)

GRAVEL SIDE
YARD

GRAVEL SIDE
YARD

SIDE YARD
GATE

SIDE YARD
GATE

(E) TREE

(E) TREE

(E) TREE

(E) TREE

-USE BELOW GROUND VALVES AND LOCATE IN
AREAS HIDDEN FROM VIEW IF POSSIBLE.
-USE RAINBIRD SMART CONTROLLER WITH
RAINSENSOR AND SEASONAL ADJUSTMENT
-ALL PLANTINGS TO USE DRIP IRRIGATION UNLESS
OTHERWISE NOTED
-LAWN TO USE SUBSURFACE DRIP IRRIGATION
SUCH AS NETAFIM TECHLINE
-BERM AROUND ALL TREES.  PLACE MULTIPLE
EMITTERS AT LEAST 6-12" AWAY FROM TRUNK OF
TREE. TREES TO BE ON SEPARATE VALVE FROM
LANDSCAPE PLANTS
-SEE PLANTING PLAN FOR EXACT NUMBER OF
EMITTITERS NECESSARY
-NO SPRINKLERS OR OVERHEAD SPRAY DEVICES
ARE TO BE USED ON THIS PROJECT

Irrigation Notes

Project Notes:

Total landscaped area 1775 sf
-100% of landscaped area on drip irrigation (no
spray heads)
-Low and moderate water use plants on separate
valves
-Trees on separate valves
-Dedicated irrigation meter not required because
landscaped area is less than 5000 sf
-Certificate of completion: applicant shall submit a
landscape audit report verifying installation and
irrigation efficiency per design on a form provided by
the East Bay Municipal Utility District

"I have complied with the criteria of the ordinance
and applied them for the efficient use of water in
the irrigation design"

RAINBIRD SMART IRRIGATION CONTROLLER-
SEE SPECS ON THIS SHEET

NEW VALVE LOCATION.  ALL IRRIGATION
VALVES FOR DRIP AND INLINE EMITTERS TO
HAVE 30 PSI PRESSURE REDUCER

C

Irrigation Legend

POINT OF CONNECTION

MAIN LINE

BACKFLOW PREVENTION DEVICE AND
MANUAL SHUTOFF LOCATION:  WATTS 800M4
BRONZE  FNPT PRESSURE VACUUM BREAKER.
Model #800M4-QT OR EQUIVALENT

S RECOMMENDED RAIN SENSOR LOCATION

POC

4 25
3
4" 185

VALVE/ZONE NUMBER
FLOW RATE (GALLONS PER MINUTE)
ZONE AREA IN SQUARE FEET
VALVE SIZE

5
8" POLY IRRIGATION LINE FROM VALVE.  USE (1)
RAINBIRD XB20PC 1.0 GPH XERI-BUG EMITTER
AT BASE OF EACH PLANT.  MODERATE WATER
USE PLANTS TO HAVE (2) EMITTERS.  TREES TO
HAVE RING OF NETAFIM IN LINE EMITTERS (12"
SPACING) 16" AWAY FROM TRUNK.

F FLUSH VALVE LOCATION

P PRESSURE REGULATOR

PRIVATE IRRIGATION SUBMETER (ONLY AS
REQUIRED FOR LANDSCAPES OVER 5000 SF)

SM

MASTER VALVEMV

FS
PRESSURE REGULATOR: WATTS LFN45B
PRESSURE REDUCING VALVE MODEL
#LFN45BM1-U 34 OR EQUIVALENT

IRRIGATION POINT OF CONNECTION DIAGRAM

LOW WATER USE - HYDROZONE
SHRUBS & GRASSES

Hydrozone Legend

LOW  WATER USE - HYDROZONE
TREES

POC P SM MV FS F
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07/09/25

12/31/2026

WELOC
S

F

F

F

F

F

F

RECOMMENDED CONTROLLER AND
SENSOR LOCATION.  ENSURE THAT
SENSOR IS FREE FROM ROOF
OVERHANGS AND CLEAR OF TREES

POC

SEE DIAGRAM FOR
POC CONNECTION

F
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Zoning Administrator 

SC25-0001 – 260 Hawthorne Avenue 

November 5, 2025 Page 1 

 

 
 

ZONING ADMINISTRATOR 

AGENDA REPORT 

   

TO: Stephanie Williams, Zoning Administrator  

FROM: Brittany Whitehill, Senior Planner   

SUBJECT: SC25-0001 – 260 Hawthorne Avenue 

 

RECOMMENDATION  

 

Approve design review application SC25-0001 for the construction of a new 3,449 square-foot two-

story residence subject to the listed findings and conditions of approval; and find the project 

categorically exempt under the California Environmental Quality Act (CEQA) pursuant to Section 

15303 (New Construction or Conversion of Small Structures). 

 

BACKGROUND 

 

Project Description 

 

• Project Location: 260 Hawthorne Avenue, located on the southwest corner of Hawthorne Avenue 
and Waverly Lane 

• Lot Size: 9,856 square feet  

• General Plan Designation: Single-Family (4 dwelling units/net acre) 
• Zoning Designation: R1-10 
• Current Site Conditions: One-story house 

 
The proposed project includes demolition of the existing one-story house and construction of a new 
3,449 square foot, two-story house with an attached garage (see Attachment 1 – Project Plans). The 
garage will be accessed via a new driveway from Waverly Lane. Additionally, the site will be improved 
with a pedestrian walkway from Hawthorne Avenue and ample landscaping throughout the site, 
including various trees and shrubs. The plans include an attached accessory dwelling unit (ADU) which 
will be reviewed ministerially with a building permit submittal. 
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Zoning Administrator 

SC25-0001 – 260 Hawthorne Avenue 

November 5, 2025 Page 2 

 

ANALYSIS 

 

Design Review 

 

The proposed home complies with the R1-10 district development standards found in LAMC Chapter 

14.06, as demonstrated by the following table: 

 

 Existing Proposed Allowed/Required 

COVERAGE:     22.2% 25.9%  30% 

FLOOR AREA:    

  First floor 2,139 sq. ft. 2,158 sq. ft.    - 

   Second floor  -  1,291 sq. ft.      - 

   Total     2,139 sq. ft.      3,449 sq. ft.      3,449 sq. ft. 

     (21.9%)     (35%)    (35%) 

SETBACKS:    

  Front 36’-9” 25’   25’ 

  Rear 25’-2” 28’-2.5”  25’ 

  Right Side (1st/2nd) 7’-9” 10’/ 18’-1.5”  10’/ 17’-6” 

  Left Side (1st/2nd) 12’-3” 20’/23’-1.5”  20’/17’-6” 

HEIGHT: 14’-11”     26’-9”    27’ 

 

Two story residences are permitted in the R1-10 District when they comply with the development 

standards for the district including setbacks, height, and daylight plane. These requirements limit 

development and ensure compatibility with surrounding homes, while the Single-Family Residential 

Design Guidelines address bulk, massing, and neighborhood character. The immediate neighborhood 

is a transitional character neighborhood, comprised of a combination of one and two-story homes 

featuring a variety of architectural styles.  

 

The proposed house has a relatively simple gable and hip roof form which is compatible with the 

neighborhood character. The home features modest plate heights (10’ at the first floor, and 8’-6” at the 

second floor) and second-story step backs reduce the perceived massing, creating a design that is of 

appropriate scale when compared to neighboring homes. The proposed house meets all R1-10 standards 

and follows the Design Guidelines through articulated massing, roof forms, and landscaping that 

reduce bulk and integrate the design into the neighborhood. 

 
The project proposes to remove a total of eight protected trees. Four of the protected trees proposed for 
removal are within the project site. These include:  
• Tree No. 6 – A Canary Island date palm, which is considered to undesirable tree species per Los 

Altos Municipal Code Section 11.08.110. 
• Tree No. 11 – A Sweet gum tree in poor health and condition with pockets of decay and cavities 

throughout the trunk. 
• Tree No. 15 – A Dracaena palm in very poor health and condition.  
• Tree No. 17 – A California bay with poor health and condition with an accumulation of dead wood 

and dieback.  
Additionally, four protected trees proposed for removal are located in the public right-of-way, along 
Hawthorne Avenue. These include:  
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• Tree No. 1 – A multi-trunked Yucca palm in poor condition.  
• Tree No. 2 – A Coast redwood in fair health and poor condition that interferes with overhead utility 

lines and has been previously pruned by utility providers.  
• Tree No. 3 – A Coulter pine in fair health and poor condition that interferes with overhead utility 

lines, has been previously topped by utility providers, and leans significantly over the street.  
• Tree No. 4 – A Privet tree in poor health and condition that is considered to undesirable tree species 

per Los Altos Municipal Code Section 11.08.110. 
 
Additionally, the project proposes removal of two Hollywood juniper trees in the public right-of-way 
that are not considered to be protected trees. A condition of approval is included that will require the 
applicants to obtain a permit from the Parks Maintenance Division prior to issuance of the building 
permit for the proposed removal of six trees in the public right-of-way.  
 
The landscape plan proposes six new trees, including two 24” box Strawberry trees, two 24” box Hedge 
maple trees, one 24” box Red horse chestnut tree, and one 24” box Burgandy lace Japanese maple tree.  
A condition of approval is included that will require the landscape plan to be revised to include at least 
two additional trees to mitigate the loss of the eight protected trees proposed for removal. In addition 
to the replacement trees, the landscape plan features a variety of shrubs and groundcover which will 
provide privacy screening and result in a varied and abundant landscape design. The proposed 
landscaping complies with the Water Efficient Landscape Ordinance (WELO).  

 

The proposed project meets the R1-10 zoning district development standards and complies with the 

Single-Family Residential Design Guidelines because it is compatible with the character of the 

neighborhood as the design maintains an appropriate relationship with adjacent structures, minimizes 

bulk, and enhances onsite landscaping. Therefore, staff recommends the Zoning Administrator approve 

the Design Review application, subject to the attached findings and conditions of approval.  

Housing Accountability Act 

The Housing Accountability Act (HAA) (Government Code Section 65589.5), establishes the state’s 

overarching policy that a local government may not deny, reduce the density of, or make infeasible 

housing development projects (projects resulting in more than two (2) housing units) that are consistent 

with objective local development standards unless the City makes specified written findings based 

upon a preponderance of the evidence that a specific, adverse health or safety impact exists. Legislative 

intent language indicates that the conditions that would give rise to such a specific, adverse impact 

upon the public health and safety would occur infrequently. The proposed project is protected under 

the HAA, as it creates additional housing stock within the City of Los Altos. Additionally, the proposed 

project meets all applicable objective development and design standards. 

 

ENVIRONMENTAL REVIEW 

 

This project is categorically exempt from environmental review under Section 15303 (New 

Construction or Conversion of Small Structures) of the California Environmental Quality Act (CEQA) 

because it involves the construction of a single-family dwelling in a residential zone. 
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PUBLIC NOTIFICATION AND COMMUNITY OUTREACH 

 

A public meeting notice was mailed to property owners within a 300-foot radius and published in the 

newspaper.  The applicant also posted the public notice sign on the property in conformance with the 

Planning Division posting requirements.     

 

The project applicants conducted neighborhood outreach to solicit project feedback. No comments 

from the public have been received by staff as of the writing of this report. 

 

Attachment: 

1. Project Plans 

 

Cc: Mike Ma (Project Applicant) 

 Cheng Kuo Huang and Karen Chiang (Property Owners)  
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FINDINGS 

 

SC25-0001– 260 Hawthorne Avenue 

 

With regard to the proposed new two-story residence, the Zoning Administrator finds the following in 

accordance with Section 14.77.070 of the Municipal Code: 

 

A. The proposal meets the goals, policies and objectives of the general plan and any objective 

design guidelines or standards and ordinance(s) adopted for the specific district or area because 

the proposed residence is consistent with the development standards of the R1-10 zoning 

district and policies and implementation techniques described in the Single-Family Residential 

Design Guidelines. 

 

B. The proposed structures have been designed to follow the natural contours of the site with 

minimal grading, minimal impervious cover and maximum erosion protection because the 

building is on a relatively flat lot and does not include a basement, so minimal grading is 

required, and the site includes ample softscape and landscape areas to minimize impervious 

surfaces. 

 

C. Building mass has articulated architectural elements or features that relate to the human scale, 

both horizontally and vertically. Building elevations have variation and depth and avoid large 

blank wall surfaces. Residential or mixed-use residential projects incorporate elements that 

signal habitation, such as identifiable entrances, stairs, porches, bays and balconies. The 

building design features modest wall plate heights, second-story step backs and gabled roof 

forms, all of which serve to visually break up the vertical massing of the building. Additionally, 

each side of the building includes horizontal breaks in massing to avoid large blank wall 

surfaces.  

 

D. Exterior materials and finishes convey high quality, integrity, permanence and durability, and 

materials are used effectively to define building elements such as base, body, parapets, bays, 

arcades and structural elements. Materials, finishes, and colors have been used in a manner that 

serves to reduce the perceived appearance of height, bulk and mass. The design incorporates 

high-quality materials including a metal roof and smooth stucco siding with wood siding 

accents; all of which convey high quality, integrity, permanence and durability. 

 

E. The design and layout of the proposed project will result in well-designed vehicle and 

pedestrian access, circulation, and parking because the home features a two-car garage and 

driveway, which will provide compliant parking for the proposed single-family home, as well 

as adequate backout distance for vehicle maneuvering. 

 

F. The general landscape design ensures visual relief, complements structures, provides an 

attractive environment, and is consistent with any adopted landscape program because the plan 

features robust and varied landscaping, including the protection of an existing protected tree 

and installation of new ground cover, shrubs, and trees of varying heights. The landscape plan 

complies with the Water Efficient Landscape Ordinance (WELO).  

 

G. Signage when proposed or required is designed to complement the building architecture in 
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terms of style, materials, colors, proportions, and serves as identification of the building or 

business(es) only. This finding is not applicable as no signage is proposed.  

 

H. Mechanical equipment is fully screened from public view, and the screening is designed to be 

consistent with the building architecture in form, material and detailing and is in full 

compliance with Chapter 11.14 of the Los Altos Municipal Code because the proposed 

mechanical equipment will be screened from public view and will comply with all applicable 

setback requirements.  

 

I. Service and trash areas are fully screened from public view or are enclosed in structure(s) that 

are consistent with the building architecture in materials and detailing. Because the project 

consists of a single-family home, it does not require a designated trash or service area; however, 

the design of the site can accommodate trash storage that is not readily visible from the public 

right of way.  

 

J. Street improvements which are identified in Chapter 11.20 of the Los Altos Municipal Code 

will be constructed because the project will install a driveway apron and construct any 

necessary improvements to the existing rolled curb and gutter along the property frontage. All 

street improvements will be required to comply with the City of Los Altos Shoulder Paving 

Policy and be subject to review and approval by the City Engineer.  

 

K. Offsite improvements associated with the subdivision of land allowed by Title 13 of the Los 

Altos Municipal Code, and/or the Subdivision Map Act. This finding is not applicable as no 

subdivision of land is proposed.  

 

L. The approval of the Design Review complies with the California Environmental Quality Act 

(CEQA) because the project is categorically exempt from environmental review under Section 

15303 (New Construction or Conversion of Small Structures) of the California Environmental 

Quality Act (CEQA) because it involves the construction of a single-family dwelling in a 

residential zone. 
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CONDITIONS OF APPROVAL 

 

SC25-0001 – 260 Hawthorne Avenue 

 

PLANNING DIVISION 

 

1. Expiration: The Design Review Approval will expire on November 5, 2027, unless prior to the 

date of expiration, a building permit is issued, or an extension is granted pursuant to the procedures 

and timeline for extensions in the Zoning Code. 

 

2. Approved Plans: The approval is based on the plans and materials received on October 9, 2025, 

except as modified by these conditions as specified below.  

 

3. Revisions to the Approved Project: Minor revisions to the approved plans which are found to be 

in substantial compliance with the approval may be approved by the Development Services 

Director. 

 

4. Indemnity and Hold Harmless: The applicant/owner agrees to indemnify, defend, protect, and 

hold the City harmless from all costs and expenses, including attorney’s fees, incurred by the City 

or held to be the liability of the City in connection with the City’s defense of its actions in any 

proceedings brought in any State or Federal Court, challenging any of the City’s action with respect 

to the applicant’s project.  The City may withhold final maps and/or permits, including temporary 

or final occupancy permits, for failure to pay all costs and expenses, including attorney's fees, 

incurred by the City in connection with the City's defense of its actions. 

 

5. Notice of Right to Protest: The conditions of project approval set forth herein include certain fees, 

dedication requirements, reservation requirements, and other exactions. Pursuant to Government 

Code Section 66020(d)(1), these conditions constitute written notice of a statement of the amount 

of such fees, and a description of the dedications, reservations, and other exactions. You are hereby 

further notified that the 90-day period in which you may protest these fees, dedications, 

reservations, and other exactions pursuant to Government Code Section 66020(a) began on the date 

of approval of this project. If you fail to file a protest within this 90-day period complying with all 

of the requirements of Section 66020, you will be legally barred from later challenging such 

exactions.  

 

6. Building Design/Plan Modifications: The following modifications shall be made to the 

architectural design, building materials, colors, landscaping, and/or other site or building design 

details and shall be shown on building permit drawings:  

 

a. The site plan (A1.1) and landscape plan (L1.0) shall both be revised to show the 15’ 

driveway visibility triangles as outlined in Los Altos Municipal; Code Section 14.72.020. 

The fence shall be modified to not exceed four feet in height within the driveway visibility 

triangles.  

b. The site plan (A1.1) and landscape plan (L1.0) shall both be revised to show the 25’ corner 

visibility triangle as outlined in Los Altos Municipal; Code Section 14.72.020. The fence 

shall be modified to not exceed three feet in height within the corner visibility triangle.  
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7. ADU Not Reviewed: The proposed ADU included in the plan set is not part of this design review 

application. Prior to commencement of the ADU construction, a separate building permit issued by 

the Building Division shall be obtained.  

 

8. Protected Trees: Trees Nos. 12 and 16 shall be protected under this application and cannot be 

removed without a Tree Removal Permit from the Development Services Director.   

 

9. Tree Removal Approved: Trees Nos. 1, 2, 3, 4, 6, 11, 15 and 17 shown to be removed on plan 

Sheet A1.1 of the approved set of plans are hereby approved for removal.  Tree removal shall not 

occur until a building permit is submitted and shall only occur after the issuance of a demolition 

permit or building permit.  Exceptions to this condition may be granted by the Development 

Services Director upon submitting written justification.   

 

10. Removal of Tree in the Public Right-of-Way: Prior to issuance of the demolition or building 

permit (whichever occurs first), the applicant shall obtain a permit from the Parks Maintenance 

Division for the removal of Trees Nos. 1, 2, 3, 4, 7, and 8 located within the public right-of-way. 

Tree removal shall not occur until a building permit is submitted and shall only occur after the 

issuance of a demolition permit or building permit.  Exceptions to this condition may be granted 

by the Development Services Director upon submitting written justification.   

 

11. Replacement Trees: The applicant shall offset the loss of each protected/street tree with one 

replacement tree, for a total of eight replacement trees.  Each replacement tree shall be no smaller 

than a 24” box and shall be noted on the landscape plan as a replacement tree. 

 

12. Tree Protection Fencing: The grading and tree or landscape plan of the building permit submittal 

shall show the required tree protection fencing which shall be installed around the dripline(s), or as 

required by the project arborist, of Trees Nos. 12 and 16. Verification of installation of the fencing 

shall be submitted to the City prior to building permit issuance.  Tree protection fencing shall be 

chain link and a minimum of five feet in height with posts driven into the ground and shall not be 

removed until all building construction has been completed unless approved by the Planning 

Division. 

 

13. Landscaping: The project shall be subject to the City’s Water Efficient Landscape Ordinance 

(WELO) pursuant to Chapter 12.36 of the Municipal Code. Provide a landscape documentation 

package prepared by a licensed landscape professional showing how the project complies with the 

City’s Water Efficient Landscape Regulations and include signed statements from the project’s 

landscape professional and property owner.  

 

14. Landscaping Installation and Verification: All landscaping materials, including plants or trees 

intended to provide privacy screening, as provided on the approved landscape plans shall be 

installed prior to final inspection. The applicant shall also provide a landscape Certificate of 

Completion, signed by the project’s landscape professional and property owner, verifying that the 

trees, landscaping, and irrigation were installed per the approved landscape documentation package 

prior to final inspection. 
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15. Mechanical Equipment: Prior to issuance of a building permit, the applicant shall show the 

location of any mechanical equipment which complies with the requirements of Chapter 11.14 

(Mechanical Equipment) and Chapter 6.16 (Noise Control) of the Los Altos City Code.  

 

16. Lighting Plan: A detailed lighting plan shall be included in building permit drawings 

demonstrating compliance with Chapter 14.91 (Lighting Performance Standards) of the Los Altos 

Municipal Code. This plan should include photometric contours, footcandle estimates, 

manufacturer’s specifications on the fixtures, and mounting heights.  The design and location of 

outdoor lighting fixtures shall ensure there will be no light spillover to surrounding properties, 

which is demonstrated with photometric contours extending beyond the project property lines.  The 

lighting plan submitted with building permit drawings must be approved by the Development 

Services Director or their designee prior to building permit issuance. 

 

BUILDING DIVISION 

 

17. Building Permit: A building permit is required for the project and building design plans shall comply 

with the latest applicable adopted standards. The applicant shall submit supplemental application 

materials as required by the Building Division to demonstrate compliance. 

 

18. Conditions of Approval: Incorporate the conditions of approval into the building permit submittal 

plans and provide a letter which explains how each condition of approval has been satisfied and/or 

which sheet of the plans the information can be found. 

 

19. School Fee Payment: In accordance with Section 65995 of the California Government Code, and 

as authorized under Section 17620 of the Education Code, the property owner shall pay the 

established school fee for each school district the property is located in and provide receipts to the 

Building Division. Payments shall be made directly to the school districts. 

 

20. Payment of Impact and Development Fees: The applicant shall pay all applicable development 

and impact fees in accordance with State Law and the City of Los Altos current adopted fee 

schedule. All impact fees not paid prior to building permit issuance shall be required to provide a 

bond equal to the required amount prior to issuance of the building permit.  

 

21. Change of Address: A “Request for Address Assignment or Change” form must be submitted to 

the Building Division to correlate with the addition of a new dwelling unit on the existing property 

or reorientation of the front of the home to a different street.  

 

22. Underground Utility and Fire Sprinkler Requirements: New construction and additions 

exceeding fifty (50) percent of the existing living area (existing square footage calculations shall 

not include existing basements) and/or additions of 750 square feet or more shall trigger the 

undergrounding of utilities and new fire sprinklers. Additional square footage calculations shall 

include existing removed exterior footings and foundations being replaced and rebuilt. Any new 

utility service drops are pursuant to Chapter 12.68 of the Municipal Code.   

 

23. California Water Service Upgrades: The applicant is responsible for contacting and coordinating 

with the California Water Service Company any water service improvements including but not 

limited to relocation of water meters, increasing water meter sizing or the installation of fire 
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hydrants.  The City recommends consulting with California Water Service Company as early as 

possible to avoid construction or inspection delays. 

 

24. Green Building Standards: Provide verification that the house will comply with the California 

Green Building Standards pursuant to Chapter 12.26 of the Municipal Code and provide a signature 

from the project’s Qualified Green Building Professional Designer/Architect and property owner. 

 

25. Green Building Verification: Prior to final inspection, submit verification that the house was built 

in compliance with the City’s Green Building Ordinance (Chapter 12.26 of the Municipal Code). 

 

26. Underground Utility Location: Show the location of underground utilities pursuant to Chapter 

12.68 of the Municipal Code.  Underground utility trenches shall avoid the driplines of all protected 

trees unless approved by the project arborist and the Planning Division. 

 

27. Work Hours/Construction Site Signage: No work shall commence on the job site prior to 7:00 

a.m. nor continue later than 5:30 p.m., Monday through Friday, from 9 a.m. to 3 p.m. Saturday, and 

no work is permitted on Sunday or any City observed holiday.  The general contractor, applicant, 

developer, or property owner shall erect a sign at all construction site entrances/exits to advise 

subcontractors and material suppliers of the working hours and contact information, including an 

after-hours contact. 

 

ENGINEERING DIVISION  

 

28. Encroachment Permit: An encroachment permit shall be obtained from the Engineering Division 

prior to doing any work within the public right-of-way including the street shoulder. All work 

within the public street right-of-way shall be in compliance with the City’s Shoulder Paving Policy. 

 

29. Public Utilities: The applicant shall contact electric, gas, communication, and water utility 

companies regarding the installation of new utility services to the site. 

 

30. Sewer Lateral: Any proposed sewer lateral connection shall be approved by the City Engineer. 

Only one sewer lateral per lot shall be installed. All existing unused sewer laterals shall be 

abandoned according to the City Standards, cut and cap 12” away from the main. Lot to utilize the 

existing tap via the easement provided by 2040 Longden Cir. 

 

31. Transportation Permit: A Transportation Permit, per the requirements specified in California 

Vehicle Code Division 15, is required before any large equipment, materials or soil is transported 

or hauled to or from the construction site. The applicant shall pay the applicable fees before the 

transportation permit can be issued by the City Engineer. 

 

32. Grading and Drainage Plan: The applicant shall submit detailed plans for on-site and off-site 

grading and drainage plans that include drain swales, drain inlets, rough pad elevations, building 

envelopes, and grading elevations for review and approval by the City Engineer prior to the 

issuance of the building permit. 

 

33. Storm Water Management Plan: The applicant shall submit a Storm Water Management Plan 

(SWMP) in compliance with the San Francisco Bay Region Municipal Regional Stormwater (MRP) 
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National Pollutant Discharge Elimination System (NPDES) Permit No. CA S612008, Order R2-

2022-0018, Provision C.3 dated May 11, 2022. All large single-family home projects that create 

and/or replace 10,000 sq. ft. or more of impervious surface on the project site and affected portions 

of the public right-of-way that are developed or redeveloped as part of the project must also 

complete a C.3. Data Form available on the City’s Building Division website.  

 

34. Storm Water Filtration Systems: Prior to the issuance of the building permit the applicant shall 

ensure the design of all storm water filtration systems and devices are without standing water to 

avoid mosquito/insect infestation. Storm water filtration measures shall be installed separately for 

each lot. All storm water runoff shall be treated onsite. Discharging storm water runoff to 

neighboring properties or public right-of-way and connections to existing underground storm water 

mains shall not be allowed. 

 

35. Americans with Disabilities Act: All improvements shall comply with the latest version of 

Americans with Disabilities Act (ADA). The latest edition of Caltrans ADA requirements apply to 

all improvements in public right-of-way.  

 

FIRE DEPARTMENT  

 

36. Applicable Codes and Review: The project shall comply with the California Fire (CFC) & 

Building (CBC) Code, 2022 edition, as adopted by the City of Los Altos Municipal Code (LAMC), 

California Code of Regulations (CCR) and Health & Safety Code Review of this developmental 

proposal is limited to acceptability of site access, water supply and may include specific additional 

requirements as they pertain to fire department operations, and shall not be construed as a substitute 

for formal plan review to determine compliance with adopted model codes. Prior to performing 

any work, the applicant shall make an application to, and receive from, the Building Department 

all applicable construction permits. 

 

37. Violations: This review shall not be construed to be an approval of a violation of the provisions of 

the California Fire Code or of other laws or regulations of the jurisdiction. A permit presuming to 

give authority to violate or cancel the provisions of the fire code or other such laws or regulations 

shall not be valid. Any addition to or alteration of approved construction documents shall be 

approved in advance. [CFC, Ch.1, 105.3.6]. 

 

38. Construction Site Fire Safety: All construction sites must comply with applicable provisions of 

CFC Chapter 33 and our Standard Detail and Specification S1-7. Provide appropriate notations on 

subsequent plan submittals, as appropriate to the project. CFC Chapter. 33. 

 

39. Fire Sprinklers Required: An automatic residential fire sprinkler system shall be installed in all 

new one- and two-family dwellings. 

 

40. Required Fire Flow: The minimum required fire flow for this project is 875 Gallons Per Minute 

(GPM) at 20 psi residual pressure. This fire flow assumes installation of automatic fire sprinklers 

per CFC [903.3.1.3]. Provide a fire flow letter from a local water purveyor confirming the required 

fire flow of 875 GPM @ 20 psi residual from a fire hydrant located within 600' of the farthest 

exterior corners of the structure is required. Contact your local water purveyor (California Water) 

for details on how to obtain the fire flow letter.  
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41. Water Supply Requirements: Potable water supplies shall be protected from contamination 

caused by fire protection water supplies. It is the responsibility of the applicant and any contractors 

and subcontractors to contact the water purveyor supplying the site of such project, and to comply 

with the requirements of that purveyor. Such requirements shall be incorporated into the design of 

any water-based fire protection systems, and/or fire suppression water supply systems or storage 

containers that may be physically connected in any manner to an appliance capable of causing 

contamination of the potable water supply of the purveyor of record. Final approval of the system(s) 

under consideration will not be granted by this office until compliance with the requirements of the 

water purveyor of record are documented by that purveyor as having been met by the applicant(s). 

2019 CFC Sec. 903.3.5 and Health and Safety Code 13114.7. 

 

42. Address Identification: New and existing buildings shall have approved address numbers, 

building numbers or approved building identification placed in a position that is plainly legible and 

visible from the street or road fronting the property. These numbers shall contrast with their 

background. Where required by the fire code official, address numbers shall be provided in 

additional approved locations to facilitate emergency response. Address numbers shall be Arabic 

numbers or alphabetical letters. Numbers shall be a minimum of 4 inches (101.6 mm) high with a 

minimum stroke width of 0.5 inch (12.7 mm). Where access is by means of a private road and the 

building cannot be viewed from the public way, a monument, pole or other sign or means shall be 

used to identify the structure. Address numbers shall be maintained. CFC Sec. 505.1. 

 

43. Construction Site Fire Safety: All construction sites must comply with applicable provisions of 

CFC Chapter 33 and our Standard Detail and Specification S1-7. Provide appropriate notations on 

subsequent plan submittals, as appropriate to the project. CFC Chapter. 33. 
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2022 CALIFORNIA GREEN BUILDING RESIDENTIAL STANDARD CODE MADATORY 

MESURES

CALGREEN BUILDING NOTE 

4.106.2 Storm water drainage and retention during construction. Projects which disturb less 

than one acre of soil and are not part of a larger common plan of development which in total 

disturbs one acre or more, shall manage storm water drainage during construction. In order to 

manage storm water drainage during construction, one or more of the following measures shall 

be implemented to prevent flooding of adjacent property, prevent erosion and retain soil runoff on 

the site.1.) Retention basins of sufficient size shall be utilized to retain storm water on the site. 2.) 

Where storm water is conveyed to a public drainage system, collection point, gutter or similar 

disposal method, water shall be filtered by use of a barrier system, wattle or other method 

approved by the enforcing agency. 3.) Compliance with a lawfully enacted storm water 

management ordinance. Note: Refer to the State Water Resources Control Board for projects 

which disturb one acre or more of soil, or are part of a larger common plan of development which 

in total disturbs one acre or more of soil. (Website: 

https://www.waterbaords.ca.gov/water_issues/programs/storwater/construction.html)

4.106.3. Grading and paving. Construction plans shall indicate how the site grading or drainage 

system will manage all surface water flows to keep water from entering buildings. Examples of 

methods to manage surface water include, but are not limited to, the following: 1.) Swales

2.) Water collection and disposal systems 3.) French drains 4.) Water retention gardens

5.) Other water measures which keep surface water away from buildings and aid in groundwater 

recharge. Exception: Additions and alterations not altering the drainage path.

4.106.4.1 New one- and two-family dwellings and town- houses with attached private 

garages. For each dwelling unit, install a listed raceway to accommodate a dedicated 208/240-

volt branch circuit. The raceway shall not be less than trade size 1 (nominal 1-inch inside 

diameter). The raceway shall originate at the main service or subpanel and shall terminate into a 

listed cabinet, box or other enclosure in close proximity to the proposed location of an EV 

charger. Raceways are required to be continuous at enclosed, inaccessible or concealed areas 

and spaces.  The service panel and/or subpanel shall provide capacity to install a 40-ampere 

minimum dedicated branch circuit and space(s) reserved to permit installation of a branch circuit 

overcurrent protective device. Exemption: A raceway is not required if a minimum 40-ampere 

208/240-volt dedicated EV branch circuit is installed in close proximity to the proposed location of 

an EV charger at the time of original construction in accordance with the California Electrical 

Code.

4.201.1 Building meets or exceeds the requirements of the California Building Energy 

Efficiency Standards.

4.303.1 Water conserving plumbing fixtures and fittings. Plumbing fixtures (water closets and 

urinals) and fittings (faucets and showerheads) shall comply with Sections 4.303.1.1, 4.303.1.2, 

4.303.1.3, and 4.303.4.4.

Note: All noncompliant plumbing fixtures in any residential real property shall be replaced with 

water-conserving plumbing fixtures. Plumbing fixture replacement is required prior issuance of a 

certificate of final completion, certificate of occupancy, or final permit approval by the local 

building department. See Civil Code Section 1101.1, et seq., for the definition of a non compliant 

plumbing fixture, types of residential buildings affected and other important enactment dates.

4.303.1.1 Water closets. The effective flush volume of all water closets shall not exceed 1.28 

gallons per flush. Tank-type water closets shall be certified to the performance criteria of the U.S. 

EPA WaterSense Specification for Tank-Type Toilets. Note: The effective flush volume of dual 

flush toilets is defined as the composite, average flush volume of two reduced flushes and one 

full flush.

4.303.1.2 Urinals. The effective flush volume of wall-mounted urinals shall not exceed 0.125 

gallons per flush. The effective flush volume of all other urinals shall not exceed 0.5 gallons per 

flush.

4.303.1.3 Showerheads.

4.303.1.3.1 Single showerhead. Showerheads shall have a maximum flow rate of not more than 

1.8 gallons per minute at 80 psi. Showerheads shall be certified to the performance criteria of the 

U.S. EPA WaterSense Specification for Showerheads.

4.303.1.3.2 Multiple showerheads serving one shower. When a shower is served by more 

than one showerhead, the combined flow rate of all showerheads and/or other shower outlets 

controlled by a single valve shall not exceed 1.8 gallons per minute at 80 psi, or the shower shall 

be designed to allow only one shower outlet to be in operation at a time. Note: A hand-held 

shower shall be considered a showerhead.

4.303.1.4.1 Residential lavatory faucets. The maximum flow rate of residential lavatory faucets 

shall not exceed 1.2 gallons per minute at 60 psi. The minimum flow rate of residential lavatory 

faucets shall not be less than 0.8 gallons per minute at 20 psi.

4.303.1.4.2 Lavatory faucets in common and public use areas. The maximum flow rate of 

lavatory faucets installed in common and public use areas (outside of dwellings or sleeping units) 

in residential buildings shall not exceed 0.5 gallons per minute at 60 psi. 

4.303.1.4.3 Metering faucets. Metering faucets when installed in residential buildings shall not 

deliver more than 0.2 gallons per cycle.

4.303.1.4.4 Kitchen faucets. The maximum flow rate of kitchen faucets shall not exceed 1.8 

gallons per minute at 60 psi. Kitchen faucets may temporarily increase the flow above the 

maximum rate, but not to exceed 2.2 gallons per minute at 60 psi, and must default to a 

maximum flow rate of 1.8 gallons per minute at 60 psi. Note:  Where complying faucets are 

unavailable, aerators or other means may be used to achieve reduction.

4.303.3 Standards for plumbing fixtures and fittings. Plumbing fixtures and fittings shall be 

installed in accordance with the California Plumbing Code, and shall meet the applicable 

standards referenced in Table 1701.1 of the California Plumbing Code.

4.304.1 Outdoor potable water use in landscape areas. Residential developments shall 

comply with a local water efficient landscape ordinance or the current California Department of 

Water Resources’ Model Water Efficient Landscape Ordinance (MWELO), whichever is more 

stringent. Notes: The Model Water Efficient Landscape Ordinance (MWELO) is located in 

California Code of Regulation, Title 23, Chapter 2.7, Division 2. MWELO and supporting 

documents, including a water budget calculator, are available at: https://www.water.ca.gov.

4.406.1 Rodent proofing. Annular spaces around pipes, electric cables, conduits, or other 

openings in sole/bottom plates at exterior walls shall be protected against the passage of rodents 

by closing such openings with cement mortar, concrete masonry or similar method acceptable to 

the enforcing agency.

4.504.3 Carpet systems. All carpet installed in the building interior shall meet the requirements of 

the California Department of Public Health, "Standard Method for the Testing and Evaluation of 

Volatile Organic Chemical Emissions from Indoor Sources Using Environmental Chambers," 

Version 1.2, January 2017 (Emission testing method for California Specification 01350) See 

California Department of Public Health's website for certification programs and testing labs. 

https://www.cdph.ca.gov/Programs/CCDPHP/DEODC/EHLB/IAQ/Pages/VOC.aspx..

4.504.4 Resilient flooring systems. Where resilient flooring is installed , at least 80% of floor 

area receiving resilient flooring shall meet the requirements of the California Department of Public 

Health, "Standard Method for the Testing and Evaluation of Volatile Organic Chemical Emissions 

from Indoor Sources Using Environmental Chambers,“ Version 1.2, January 2017 (Emission 

testing method for California Specification 01350) See California Department of Public Health's 

website for certification programs and testing labs. 

hhtps://www.cdph.ca.gov/Programs/CCDPHP/DEODC/EHLB/IAQ/Pages/VOC.aspx..

4.504.5 Composite wood products. Hardwood plywood, particleboard and medium density 

fiberboard composite wood products used on the interior or exterior of the building shall meet the 

requirements for formaldehyde as specified in ARB’s Air Toxics Control Measure for Composite 

Wood (17 CCR 93120 et seq.), by or before the dates specified in those sections, as shown in 

Table 4.504.5 

4.505.2 Concrete slab foundations. Concrete slab foundations required to have a vapor retarder 

by the California Building Code, Chapter 19 or concrete slab-on-ground floors required to have a 

vapor retarder by the California Residential Code , Chapter 5, shall also comply with this section.

4.505.2.1 Capillary break. A capillary break shall be installed in compliance with at least one of 

the following: 1.) A 4-inch (101.6 mm) thick base of ½ inch (12.7 mm) or larger clean aggregate 

shall be provided with a vapor retarder in direct contact with concrete and a concrete mix design, 

which will address bleeding, shrinkage, and curling shall be used. For additional information, see 

American Concrete Institute, ACI 302.2R-06. 2.) Other equivalent methods approved by the 

enforcing agency. 3.) A slab design specified by a licensed design professional.

4.505.3 Moisture content of building materials. Building materials with visible signs of water 

damage shall not be installed. Wall and floor framing shall not be enclosed when the framing 

members exceed 19 percent moisture content. Moisture content shall be verified in compliance 

with the following: 1.) Moisture content shall be determined with either a probe-type or a contact-

type moisture meter. Equivalent moisture verification methods may be approved by the enforcing 

agency and shall satisfy requirements found in Section 101.8 of this code.2.) Moisture readings 

shall be taken at a point 2 feet (610 mm) to 4 feet (1219 mm) from the grade stamped end of each 

piece to be verified. 3) At least three random moisture readings shall be performed on wall and 

floor framing with documentation acceptable to the enforcing agency provided at the time of 

approval to enclose the wall and floor framing. Insulation products which are visibly wet or have a 

high moisture content shall be replaced or allowed to dry prior to enclosure in wall or floor cavities. 

Wet-applied insulation products shall follow the manufacturers' drying recommendations prior to 

enclosure.

4.506.1 Bathroom exhaust fans. Each bathroom shall be mechanically ventilated and shall 

comply with the following: 1.) Fans shall be ENERGY STAR compliant and be ducted to terminate 

outside the building. 2.) Unless functioning as a component of a whole house ventilation system, 

fans must be controlled by a humidity control. a.) Humidity controls shall be capable of adjustment 

between a relative humidity range of ≤ 50 percent to a maximum of 80 percent. A humidity control 

may utilize manual or automatic means of adjustment. b.)A humidity control may be a separate 

component to the exhaust fan and is not required to be integral (i.e., built-in).Notes: 1.) For the 

purposes of this section, a bathroom is a room which contains a bathtub, shower, or tub/shower 

combination. 2.) Lighting integral to bathroom exhaust fans shall comply with the California 

Energy Code. 

4.507.2 Heating and air-conditioning system design. Heating and air-conditioning systems 

shall be sized, designed and have their equipment selected using the following methods: 1.)The 

heat loss and heat gain is established according to ANSI/ACCA 2 Manual J—2016 (Residential 

Load Calculation), ASHRAE handbooks or other equivalent design software or methods. 2.)Duct 

systems are sized according to ANSI/ACCA 1 Manual D—2016 (Residential Duct Systems), 

ASHRAE handbooks or other equivalent design software or methods.3.)Select heating and 

cooling equipment according to ANSI/ACCA 3 Manual S—2014 (Residential Equipment Selection) 

or other equivalent design software or methods. Exception: Use of alternate design temperatures 

necessary to ensure the systems function are acceptable.

702.1 Installer training. HVAC system installers shall be trained and certified in the proper 

installation of HVAC systems, including ducts and equipment by a nationally or regionally 

recognized training or certification program. Uncertified persons may perform HVAC installations 

when under the direct supervision and responsibility of a person trained and certified to install 

HVAC systems or contractor licensed to install HVAC systems. Examples of acceptable HVAC 

training and certification programs include, but are not limited to the following: 1.) State certified 

apprenticeship programs. 2.) Public utility training programs. 3.) Training programs sponsored by 

trade, labor or statewide energy consulting or verification organizations. 4.) Programs sponsored 

by manufacturing organizations. 5.) Other programs acceptable to the enforcing agency.

702.2 Special inspection. When required by the enforcing agency, the owner or the responsible 

entity acting as the owner’s agent shall employ one or more special inspectors to provide 

inspection or the duties necessary to substantiate compliance with this code. Special inspectors 

shall demonstrate competence to the satisfaction of the enforcing agency for the particular type of 

inspection or task to be performed. In addition to other certifications or qualification  acceptable to 

the enforcing agency, the following certifications or education may be considered by the enforcing 

agency when evaluating the qualifications of a special inspector.  1.) Certification by a national or 

regional green building program or standard publisher. 2) Certification by a statewide energy 

consulting or verification organization, such as HERS raters, building performance contractors, 

and home energy auditors. 3) Successful completion of a third party apprentice training program 

in the appropriate trade. 4.) Other programs acceptable to the enforcing agency.

703.1 Documentation. Documentation used to show compliance with this code shall include but 

is not limited to, construction documents, plans, specifications, builder or installer certification, 

inspection reports, or other methods acceptable to the enforcing agency which demonstrate 

substantial conformance. When specific documentation or special inspection is necessary to 

verify compliance, that method of compliance will be specified in the appropriate section or 

identified in the application checklist.
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4.504.2.1 Adhesives, sealants and caulks. Adhesives, sealants and caulks used on the project shall 

meet the requirements of the following standards unless more stringent local or regional air pollution or 

air quality management district rules apply: 1.) Adhesives, adhesive bonding primers, adhesive 

primers, sealants, sealant primers, and caulks shall comply with local or regional air pollution control or 

air quality management district rules where applicable or SCAQMD Rule 1168 VOC limits, as shown in 

Table 4.504.1 or 4.504.2, as applicable. Such products also shall comply with the Rule 1168 prohibition 

on the use of certain toxic compounds (chloroform, ethylene dichloride, methylene chloride, 

perchloroethylene and trichloroethylene), except for aerosol products, as specified in Subsection 2 

below. 2.) Aerosol adhesives, and smaller unit sizes of adhesives, and sealant or caulking compounds 

(in units of product, less packaging, which do not weigh more than 1 pound and do not consist of more 

than 16 fluid ounces) shall comply with statewide VOC standards and other requirements, including 

prohibitions on use of certain toxic compounds, of California Code of Regulations, Title 17, 

commencing with Section 94507.

4.504.2.2 Paints and coatings. Architectural paints and coatings shall comply with VOC limits in Table 

1 of the ARB Architectural Suggested Control Measure, as shown in Table 4.504.3, unless more 

stringent local limits apply. The VOC content limit for coatings that do not meet the definitions for the 

specialty coatings categories listed in Table 4.504.3 shall be determined by classifying the coating as a 

Flat, Nonflat or Nonflat-High Gloss coating, based on its gloss, as defined in subsections 4.21, 4.36, 

and 4.37 of the 2007 California Air Resources Board, Suggested Control Measure, and the 

corresponding Flat, Nonflat or Nonflat-High Gloss VOC limit in Table 4.504.3 shall apply.

4.504.2.3 Aerosol paints and coatings. Aerosol paints and coatings shall meet the Product-weighted 

MIR Limits for ROC in Section 94522(a)(2) and other requirements, including prohibitions on use of 

certain toxic compounds and ozone depleting substances, in Sections 94522(e)(1) and (f)(1) of 

California Code of Regulations, Title 17, commencing with Section 94520; and in areas under the 

jurisdiction of the Bay Area Air Quality Management District additionally comply with the percent VOC 

by weight of product limits of Regulation 8, Rule 49. 

4.504.2.4 Verification. Verification of compliance with this section shall be provided at the request of 

the enforcing agency. Documentation may include, but is not limited to, the following: 1.) 

Manufacturer’s product specification. 2.) Field verification of on-site product containers.

4.408.1 Construction waste management. Recycle and/or salvage for reuse a minimum of 65 

percent of the nonhazardous construction and demolition waste in accordance with either Section 

4.408.2, 4.408.3 or 4.408.4, or meet a more stringent local construction and demolition waste 

management ordinance. Exceptions: 1.) Excavated soil and land-clearing debris. 2.) Alternate 

waste reduction methods developed by working with local agencies if diversion or recycle facilities 

capable of compliance with this item do not exist or are not located reasonably close to the 

jobsite. 3.) The enforcing agency may make exceptions to the requirements of this section when 

isolated jobsites are located in areas beyond the haul boundaries of the diversion facility.

4.408.2 Construction waste management plan. Submit a construction waste management plan 

in conformance with Items 1 through 5. The construction waste management plan shall be 

updated as necessary and shall be available during construction for examination by the enforcing 

agency. 1) Identify the construction and demolition waste materials to be diverted from disposal by 

recycling, reuse on the project or salvage for future use or sale. 2.) Specify if construction and 

demolition waste materials will be sorted on-site (source-separated) or bulk mixed (single stream). 

3.) Identify diversion facilities where the construction and demolition waste material will be taken. 

4.) Identify construction methods employed to reduce the amount of construction and demolition 

waste generated. 5.) Specify that the amount of construction and demolition waste materials 

diverted shall be calculated by weight or volume, but not by both.

4.408.3 Waste management company. Utilize a waste management company, approved by the 

enforcing agency, which can provide verifiable documentation that the percentage of construction 

and demolition waste material diverted from the landfill complies with Section 4.408.1. Note: The 

owner or contractor may make the determination if the construction and demolition waste

materials will be diverted by a waste management company.

4.408.5 Documentation. Documentation shall be provided to the enforcing agency which 

demonstrates compliance with Section 4.408.2, Items 1 through 5, Section 4.408.3 or Section 

4.408.4. Note: 1.) Sample forms found in “A Guide to the California Green Building Standards 

Code (Residential)” located at http://www.hcd.ca.gov/building-standard/calgreen/cal-green-

form.html may be used to assist in documentation compliance with this section. 2.) Mixed 

construction and demolition debris (C&D) processors can be located at California Department of 

Resources Recycling and Recovery (CalRecycle).

4.410.1 Operation and maintenance manual. At the time of final inspection, a manual, compact 

disc, web-based reference or other media acceptable to the enforcing agency which includes all of 

the following shall be placed in the building: 1.) Directions to the owner or occupant that the 

manual shall remain with the building throughout the life cycle of the structure. 2) Operation and 

maintenance instructions for the following: a.) Equipment and appliances, including water-saving 

devices and systems, HVAC systems, photovoltaic systems, electric vehicle chargers, water-

heating systems and other major appliances and equipment. b.) Roof and yard drainage, including 

gutters and downspouts. c.) Space conditioning systems, including condensers and air filters. d.) 

Landscape irrigation systems. e.) Water reuse systems. 3.) Information from local utility, water and 

waste recovery providers on methods to further reduce resource consumption, including recycle 

programs and locations. 4) Public transportation and/or carpool options available in the area. 5.) 

Educational material on the positive impacts of an interior relative humidity between 30–60 

percent and what methods an occupant may use to maintain the relative humidity level in that 

range. 6) Information about water-conserving landscape and irrigation design and controllers 

which conserve water. 7) Instructions for maintaining gutters and downspouts and the importance 

of diverting water at least 5 feet away from the foundation. 8.) Information on required routine 

maintenance measures, including, but not limited to, caulking, painting, grading around the 

building, etc. 9) Information about state solar energy and incentive programs available. 10.) A 

copy of all special inspection verifications required by the enforcing agency or this code. 11.) 

Information from the Department of Forestry and Fire Protection on maintenance of defensible

space around residential structures. 12.) Information and/or drawings identifying the location of 

grab bar reinforcements.

4.410.2 Recycling by occupants. Where 5 or more multifamily dwelling units are constructed on 

a building site, provide readily accessible area(s) that serves all buildings on the site and is 

identified for the depositing, storage and collection of non-hazardous materials for recycling, 

including (at a minimum) paper, corrugated cardboard, glass, plastics, organic waste, and metals, 

or meet a lawfully enacted local recycling ordinance, if more restrictive. Exception: Rural 

jurisdictions that meet and apply for the exemption in Public Resources Code Section 42649.82 

(a)(2)(A) et seq. are note required to comply with the organic waste portion of this section.

4.503.1 Fireplace. Any installed gas fireplace shall be a direct-vent sealed-combustion type. Any 

installed woodstove or pellet stove shall comply with U.S. EPA New Source Performance 

Standards (NSPS) emission limits as applicable, and shall have a permanent label indicating they 

are certified to meet the emission limits. Woodstoves, pellet stoves and fireplaces shall also 

comply with applicable local ordinances. 

4.504.1 Covering of duct openings and protection of mechanical equipment during 

construction. At the time of rough installation, during storage on the construction site and until 

final startup of the heating, cooling and ventilating equipment, all duct and other related air 

distribution component openings shall be covered with tape, plastic, sheetmetal or other methods 

acceptable to the enforcing agency to reduce the amount of water, dust and debris, which may 

enter the system.

4.504.2 Finish material pollutant control. Finish materials shall comply with this section. 2
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PLANTING SCHEDULE

SYMBOL BOTANICAL NAME COMMON NAME SIZE GROWTH RATE SPREAD HEIGHT
WATER

USE(based on
WUCOLS IV)

COUNTS

           TREE

Arbutus unedo Strawberry tree 24" BOX 1-2'/YEAR 15-20' 15-20' MODERATE 2

Acer campestre Hedge Maple 24" BOX 1-2'/YEAR 20-35' 20-35' MODERATE 2

Aesculus × carnea Red Horse Chestnut 24" BOX 1-2'/YEAR 30-40' 30-40' MODERATE 1

Acer palmatum var. atropurpureum
'Burgundy Lace'

Burgundy Lace
Japanese Maple 24" BOX 1-2'/YEAR 12-14' 8-12' MODERATE 1

           SHRUB AND GROUNDCOVER

Prunus laurocerasus English Laurel 15 GAL 2-3'/YEAR 5-10' 10-20' MODERATE 25

Gardenia jasminoides 'Veitchii' Everblooming
Gardenia 5 G 1-2'/YEAR 3'-0" 4'-0" LOW 7

Agave attenuata 'Kara's Stripes' PP Kara's Stripes
Agave 5 G 4-5"/YEAR 3-4' 2-4' LOW 6

Plectranthus "Velvet Elvis" Velvet Elvis Flower 5 G 1-2'/YEAR 2'-0" 2'-0" LOW 11

Hydrangea macrophylla 'Monmar' PP Blue Enchantress®
Hydrangea 5 G 4-5"/YEAR 3-5' 3-5' LOW 17

Buxus sinica Koren Boxwood 5 G 2-4"/YEAR 4'-0" 3'-0" LOW 24
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REMOTE CONTROL VALVE SIZE

APPROXIMATE GALLONS PER MINUTE

CONTROLLER AND STATION NUMBERC-1

151"

COVER.  DISTRIBUTION TUBING: TORO EHW0437-010 1/4" HOSE.
DRIP TUBING: TORO T-EHD1645 BLUE STRIPE HOSE WITH TORO LOC-EZE FITTINGS.  6"

COMPRESSION FITTING STUB-OUT FROM PVC RIGID PIPE TO POLY TUBING

HUNTER SINGLE OUTLET EMITTERHE-10-B, HE-050-B

L4.2/19

L4.2/17-18NOT SHOWN

-

40 1 GPH, 1/2 GPH

L4.2/14-16

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

C

R

ARROWHEAD-CHAMPION LEAD-FREE NO-KINK HOSE BIB WITH INTEGRAL VACUUM BREAKER363LF L4.2/9

SLEEVE (SL): 1120-CLASS 200 PVC PLASTIC PIPE.  24" COVER.

HUNTER MAINTENANCE REMOTE
HUNTER I-CORE MODULAR CONTROLLER (6 STATIONS) - WALL MOUNT

HUNTER SOLAR SYNC WIRELESS WEATHER SENSOR

WILKINS LEAD-FREE REDUCED PRESSURE BACKFLOW PREVENTER

NIBCO LEAD FREE GATE VALVE (LINE SIZE)

HUNTER REMOTE CONTROL VALVE WITH PRESSURE REGULATION / NDS PVC BALL VALVE

INSTALL TWO BUBBLERS PER TREE
HUNTER PRESSURE COMPENSATING DRIP BUBBLER

INSTALL ONE BUBBLER PER SHRUB
HUNTER PRESSURE COMPENSATING DRIP BUBBLER

BACK FLOW PREVENTION VALVE

IC-600-PL
ROAM-KIT

WSS-SEN

975XL2-1"

T-113-LF

ICV-AS-ADJ SERIES/LT-T SERIES

HEB-60

HEB-40

L4.2/6

L4.2/6

L4.2/6

L4.2/4
AND PRESET PRESSURE REGULATOR / NDS PVC BALL VALVE  (.5-5 GPM)
HUNTER DRIP ZONE VALVE KIT - INCL. REMOTE CONTROL VALVE, WYE FILTER WITH 150 MESH SCREEN,ICZ-101-LF-25 / LT-1000-T

L4.2/114 GPH (.07 GPM)40

DETAIL #

L4.2/2

L4.2/13

L4.2/1

L4.2/8

L4.2/3

L4.2/10

L4.2/12

(GPM)
FLOW RATE

PSI SPACING
MAX.

RADIUS
MAX.

6 GPH (.1 GPM)40

SOLVENT WELD FITTINGS. 12" COVER.
LATERAL LINE: 1120-CLASS 200 PSI PVC SOLVENT WELD PIPE WITH SCHEDULE 40 PVC

DESCRIPTIONSYMBOL MODEL NUMBER

IRRIGATION LEGEND

SUB-SURFACE DRIPLINE: ECO-MAT FLEECE-WRAPED DRIPLINE. L4.2/16

R  E  V  I  S  I  O  N  S  :

P 
 R

  O
  J

  E
  C

  T
  :

CH
IA

N
G 

RE
SI

DE
N

CE
26

0 
HA

W
TH

O
RN

E 
AV

EN
U

E
LO

S 
AL

TO
S,

 C
A

AP
N

#:
 1

70
-2

7-
01

8

IR
RI

GA
TI

O
N

N
O

TE
S 

AN
D

LE
GE

N
D

L4.1

09/30/2026

09/19/2025

Page 72 of 110



IR
RI

GA
TI

O
N

DE
TA

IL
S

L4.2

R  E  V  I  S  I  O  N  S  :

P 
 R

  O
  J

  E
  C

  T
  :

CH
IA

N
G 

RE
SI

DE
N

CE
26

0 
HA

W
TH

O
RN

E 
AV

EN
U

E
LO

S 
AL

TO
S,

 C
A

AP
N

#:
 1

70
-2

7-
01

8

09/30/2026

09/19/2025

Page 73 of 110



IR
RI

GA
TI

O
N

AN
D

LA
N

DS
CA

PE
DE

TA
IL

S

L4.3

R  E  V  I  S  I  O  N  S  :

P 
 R

  O
  J

  E
  C

  T
  :

CH
IA

N
G 

RE
SI

DE
N

CE
26

0 
HA

W
TH

O
RN

E 
AV

EN
U

E
LO

S 
AL

TO
S,

 C
A

AP
N

#:
 1

70
-2

7-
01

8

09/30/2026

09/19/2025

Page 74 of 110



L4.4

LA
N

DS
CA

PE
N

O
TE

S

R  E  V  I  S  I  O  N  S  :

P 
 R

  O
  J

  E
  C

  T
  :

CH
IA

N
G 

RE
SI

DE
N

CE
26

0 
HA

W
TH

O
RN

E 
AV

EN
U

E
LO

S 
AL

TO
S,

 C
A

AP
N

#:
 1

70
-2

7-
01

8

09/30/2026

09/19/2025

Page 75 of 110



HAWTHORNE          AVENUE

W
AV

ER
LY

    
    

  L
AN

E

L5.0

R  E  V  I  S  I  O  N  S  :

P 
 R

  O
  J

  E
  C

  T
  :

CH
IA

N
G 

RE
SI

DE
N

CE
26

0 
HA

W
TH

O
RN

E 
AV

EN
U

E
LO

S 
AL

TO
S,

 C
A

AP
N

#:
 1

70
-2

7-
01

8

HY
DR

O
ZO

N
E

PL
AN

09/30/2026

09/19/2025

Page 76 of 110



Zoning Administrator 

SC25-0015 – 682 Panchita Way 

November 5, 2025 Page 1 

 

 
 

ZONING ADMINISTRATOR 

AGENDA REPORT 

   

TO: Stephanie Williams, Zoning Administrator  

FROM: Brittany Whitehill, Senior Planner   

SUBJECT: SC25-0015 – 682 Panchita Way    

 

RECOMMENDATION  

 

Approve design review application SC25-0015 for the construction of a new 3,554 square-foot two-

story residence subject to the listed findings and conditions of approval; and find the project 

categorically exempt under the California Environmental Quality Act (CEQA) pursuant to Section 

15303 (New Construction or Conversion of Small Structures). 

 

BACKGROUND 

 

Project Description 

 

• Project Location: 682 Panchita Way, located on the west side of Panchita Way between Alvarado 
Avenue and Marich Way 

• Lot Size: 10,154 square feet  

• General Plan Designation: Single-Family (4 dwelling units/net acre) 
• Zoning Designation: R1-10 
• Current Site Conditions: One-story house 

 
The proposed project includes demolition of the existing one-story house and construction of a new 
3,554 square foot, two-story house with an attached garage (see Attachment 1 – Project Plans). The 
garage will be accessed via a new driveway from Panchita Way. Additionally, the site will be improved 
with a pedestrian walkway from Panchita Way and new landscaping throughout the site, including 
various trees and shrubs. The plans include an attached accessory dwelling unit (ADU) which will be 
reviewed ministerially with a building permit submittal. 
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ANALYSIS 

 

Design Review 

 

The proposed home complies with the R1-10 district development standards found in LAMC Chapter 

14.06, as demonstrated by the following table: 

 

 Existing Proposed Allowed/Required 

COVERAGE:     26.7% 24.4%  30% 

FLOOR AREA:    

  First floor 2,565 sq. ft. 2,286 sq. ft.    - 

   Second floor  -  1,268 sq. ft.      - 

   Total     2,565 sq. ft.      3,554 sq. ft.      3,554 sq. ft. 

     (25.2%)     (35%)    (35%) 

SETBACKS:    

  Front 25’ 25’   25’ 

  Rear 40’-9” 28’-2.5”  25’ 

  Right Side (1st/2nd) 10’-6” 10’/ 20’-2”  10’/ 17’-6” 

  Left Side (1st/2nd) 9’-10” 10’/ 21’- 4.75”  20’/17’-6” 

HEIGHT: 14’-6”     26’-9”    27’ 

 

Two story residences are permitted in the R1-10 District when they comply with the development 

standards for the district including setbacks, height, and daylight plane. These requirements limit 

development and ensure compatibility with surrounding homes, while the Single-Family Residential 

Design Guidelines address bulk, massing, and neighborhood character. The immediate neighborhood 

is a transitional character neighborhood, comprised of a combination of one and two-story homes 

featuring a variety of architectural styles.  

 

The proposed house has a gable and hip roof form which is compatible with the neighborhood 

character. The home features modest plate heights (9’-7” at the first floor, and 8’-6” at the second floor) 

and substantial second-story step backs reduce the perceived massing, creating a design that is of 

appropriate scale when compared to neighboring homes. The proposed house meets all R1-10 standards 

and follows the Design Guidelines through articulated massing, roof forms, and landscaping that 

reduce bulk and integrate the design into the neighborhood. 

 
The project site has six protected trees, one of which (Tree No. 1 – Western sycamore) is proposed to 
be removed due to its poor health and condition as well as interference with existing overhead utility 
lines. The plans propose to mitigate the loss of Tree No. 1 with a new 24” box Marina strawberry tree. 
Additionally, the landscape plan proposes five 15-gallon fern pine shrubs, twenty-two 15-gallon 
tawhiwhi shrubs, and two Little Ollie olive trees, all of which will provide landscape screening around 
the perimeter of the property.  The landscape plan also includes a variety of smaller shrubs and 
groundcover plants and complies with the Water Efficient Landscape Ordinance (WELO).  

 

The proposed project meets the R1-10 zoning district development standards and complies with the 

Single-Family Residential Design Guidelines because it is compatible with the character of the 

neighborhood as the design maintains an appropriate relationship with adjacent structures, minimizes 
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bulk, and enhances onsite landscaping. Therefore, staff recommends the Zoning Administrator approve 

the Design Review application, subject to the attached findings and conditions of approval.  

Housing Accountability Act 

The Housing Accountability Act (HAA) (Government Code Section 65589.5), establishes the state’s 

overarching policy that a local government may not deny, reduce the density of, or make infeasible 

housing development projects (projects resulting in more than two (2) housing units) that are consistent 

with objective local development standards unless the City makes specified written findings based 

upon a preponderance of the evidence that a specific, adverse health or safety impact exists. Legislative 

intent language indicates that the conditions that would give rise to such a specific, adverse impact 

upon the public health and safety would occur infrequently. The proposed project is protected under 

the HAA, as it creates additional housing stock within the City of Los Altos. Additionally, the proposed 

project meets all applicable objective development and design standards. 

 

ENVIRONMENTAL REVIEW 

 

This project is categorically exempt from environmental review under Section 15303 (New 

Construction or Conversion of Small Structures) of the California Environmental Quality Act (CEQA) 

because it involves the construction of a single-family dwelling in a residential zone. 

 

PUBLIC NOTIFICATION AND COMMUNITY OUTREACH 

 

A public meeting notice was mailed to property owners within a 300-foot radius and published in the 

newspaper.  The applicant also posted the public notice sign on the property in conformance with the 

Planning Division posting requirements.     

 

The project applicants conducted neighborhood outreach to solicit project feedback. No comments 

from the public have been received by staff as of the writing of this report. 

 

Attachment: 

1. Project Plans 

 

Cc: Le Tang (Project Applicant) 

 Jingyao Lin and Xiangpeng Zhao (Property Owners)  
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FINDINGS 

 

SC25-0015– 682 Panchita Way 

 

With regard to the proposed new two-story residence, the Zoning Administrator finds the following in 

accordance with Section 14.77.070 of the Municipal Code: 

 

A. The proposal meets the goals, policies and objectives of the general plan and any objective 

design guidelines or standards and ordinance(s) adopted for the specific district or area because 

the proposed residence is consistent with the development standards of the R1-10 zoning 

district and policies and implementation techniques described in the Single-Family Residential 

Design Guidelines. 

 

B. The proposed structures have been designed to follow the natural contours of the site with 

minimal grading, minimal impervious cover and maximum erosion protection because the 

building is on a relatively flat lot and does not include a basement, so minimal grading is 

required, and the site includes ample softscape and landscape areas to minimize impervious 

surfaces. 

 

C. Building mass has articulated architectural elements or features that relate to the human scale, 

both horizontally and vertically. Building elevations have variation and depth and avoid large 

blank wall surfaces. Residential or mixed-use residential projects incorporate elements that 

signal habitation, such as identifiable entrances, stairs, porches, bays and balconies. The 

building design features modest wall plate heights, substantial second-story step backs and a 

combination of hip and gabled roof forms, all of which visually break up the vertical massing 

of the building. Additionally, each side of the building includes several horizontal breaks in 

massing.  

 

D. Exterior materials and finishes convey high quality, integrity, permanence and durability, and 

materials are used effectively to define building elements such as base, body, parapets, bays, 

arcades and structural elements. Materials, finishes, and colors have been used in a manner that 

serves to reduce the perceived appearance of height, bulk and mass. The design incorporates 

high-quality materials including a metal roof and smooth stucco siding with faux-wood 

composite panel accents, and aluminum windows; all of which convey high quality, integrity, 

permanence and durability. 

 

E. The design and layout of the proposed project will result in well-designed vehicle and 

pedestrian access, circulation, and parking because the home features a two-car garage and 

driveway, which will provide compliant parking for the proposed single-family home, as well 

as adequate backout distance for vehicle maneuvering. 

 

F. The general landscape design ensures visual relief, complements structures, provides an 

attractive environment, and is consistent with any adopted landscape program because the plan 

features robust and varied landscaping, including the protection of five existing protected trees, 

and the addition of several new trees, shrubs and groundcover. The landscaping will provide 

privacy screening complies with the Water Efficient Landscape Ordinance (WELO).  
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G. Signage when proposed or required is designed to complement the building architecture in 

terms of style, materials, colors, proportions, and serves as identification of the building or 

business(es) only. This finding is not applicable as no signage is proposed.  

 

H. Mechanical equipment is fully screened from public view, and the screening is designed to be 

consistent with the building architecture in form, material and detailing and is in full 

compliance with Chapter 11.14 of the Los Altos Municipal Code because the proposed 

mechanical equipment will be screened from public view and will comply with all applicable 

setback requirements.  

 

I. Service and trash areas are fully screened from public view or are enclosed in structure(s) that 

are consistent with the building architecture in materials and detailing. Because the project 

consists of a single-family home, it does not require a designated trash or service area; however, 

the design of the site can accommodate trash storage that is not readily visible from the public 

right of way.  

 

J. Street improvements which are identified in Chapter 11.20 of the Los Altos Municipal Code 

will be constructed because the project will install a driveway apron and construct any 

necessary improvements to the existing rolled curb and gutter along the property frontage. All 

street improvements will be required to comply with the City of Los Altos Shoulder Paving 

Policy and be subject to review and approval by the City Engineer.  

 

K. Offsite improvements associated with the subdivision of land allowed by Title 13 of the Los 

Altos Municipal Code, and/or the Subdivision Map Act. This finding is not applicable as no 

subdivision of land is proposed.  

 

L. The approval of the Design Review complies with the California Environmental Quality Act 

(CEQA) because the project is categorically exempt from environmental review under Section 

15303 (New Construction or Conversion of Small Structures) of the California Environmental 

Quality Act (CEQA) because it involves the construction of a single-family dwelling in a 

residential zone. 
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CONDITIONS OF APPROVAL 

 

SC25-0015 – 682 Panchita Way 

 

PLANNING DIVISION 

 

1. Expiration: The Design Review Approval will expire on November 5, 2027, unless prior to the 

date of expiration, a building permit is issued, or an extension is granted pursuant to the procedures 

and timeline for extensions in the Zoning Code. 

 

2. Approved Plans: The approval is based on the plans and materials received on October 14, 2025, 

except as modified by these conditions as specified below.  

 

3. Revisions to the Approved Project: Minor revisions to the approved plans which are found to be 

in substantial compliance with the approval may be approved by the Development Services 

Director. 

 

4. Indemnity and Hold Harmless: The applicant/owner agrees to indemnify, defend, protect, and 

hold the City harmless from all costs and expenses, including attorney’s fees, incurred by the City 

or held to be the liability of the City in connection with the City’s defense of its actions in any 

proceedings brought in any State or Federal Court, challenging any of the City’s action with respect 

to the applicant’s project.  The City may withhold final maps and/or permits, including temporary 

or final occupancy permits, for failure to pay all costs and expenses, including attorney's fees, 

incurred by the City in connection with the City's defense of its actions. 

 

5. Notice of Right to Protest: The conditions of project approval set forth herein include certain fees, 

dedication requirements, reservation requirements, and other exactions. Pursuant to Government 

Code Section 66020(d)(1), these conditions constitute written notice of a statement of the amount 

of such fees, and a description of the dedications, reservations, and other exactions. You are hereby 

further notified that the 90-day period in which you may protest these fees, dedications, 

reservations, and other exactions pursuant to Government Code Section 66020(a) began on the date 

of approval of this project. If you fail to file a protest within this 90-day period complying with all 

of the requirements of Section 66020, you will be legally barred from later challenging such 

exactions.  

 

6. ADU Not Reviewed: The proposed ADU included in the plan set is not part of this design review 

application. Prior to commencement of the ADU construction, a separate building permit issued by 

the Building Division shall be obtained.  

 

7. Protected Trees: Trees Nos. 2, 3, 4, 5, and 6 shall be protected under this application and cannot 

be removed without a Tree Removal Permit from the Development Services Director.   

 

8. Tree Removal Approved: Trees Nos. 1 shown to be removed on plan Sheet L1.01 of the approved 

set of plans are hereby approved for removal.  Tree removal shall not occur until a building permit 

is submitted and shall only occur after the issuance of a demolition permit or building 
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permit.  Exceptions to this condition may be granted by the Development Services Director upon 

submitting written justification.   

 

9. Replacement Trees: The applicant shall offset the loss of each protected/street tree with one 

replacement tree, for a total of one replacement tree.  Each replacement tree shall be no smaller 

than a 24” box and shall be noted on the landscape plan as a replacement tree. 

 

10. Tree Protection Fencing: The grading and tree or landscape plan of the building permit submittal 

shall show the required tree protection fencing which shall be installed around the dripline(s), or as 

required by the project arborist, of Trees No. 2, 3, 4, 5, and 6. Verification of installation of the 

fencing shall be submitted to the City prior to building permit issuance.  Tree protection fencing 

shall be chain link and a minimum of five feet in height with posts driven into the ground and shall 

not be removed until all building construction has been completed unless approved by the Planning 

Division. 

 

11. Landscaping: The project shall be subject to the City’s Water Efficient Landscape Ordinance 

(WELO) pursuant to Chapter 12.36 of the Municipal Code. Provide a landscape documentation 

package prepared by a licensed landscape professional showing how the project complies with the 

City’s Water Efficient Landscape Regulations and include signed statements from the project’s 

landscape professional and property owner.  

 

12. Landscaping Installation and Verification: All landscaping materials, including plants or trees 

intended to provide privacy screening, as provided on the approved landscape plans shall be 

installed prior to final inspection. The applicant shall also provide a landscape Certificate of 

Completion, signed by the project’s landscape professional and property owner, verifying that the 

trees, landscaping, and irrigation were installed per the approved landscape documentation package 

prior to final inspection. 

 

13. Mechanical Equipment: Prior to issuance of a building permit, the applicant shall show the 

location of any mechanical equipment which complies with the requirements of Chapter 11.14 

(Mechanical Equipment) and Chapter 6.16 (Noise Control) of the Los Altos City Code.  

 

14. Lighting Plan: A detailed lighting plan shall be included in building permit drawings 

demonstrating compliance with Chapter 14.91 (Lighting Performance Standards) of the Los Altos 

Municipal Code. This plan should include photometric contours, footcandle estimates, 

manufacturer’s specifications on the fixtures, and mounting heights.  The design and location of 

outdoor lighting fixtures shall ensure there will be no light spillover to surrounding properties, 

which is demonstrated with photometric contours extending beyond the project property lines.  The 

lighting plan submitted with building permit drawings must be approved by the Development 

Services Director or their designee prior to building permit issuance. 

 

BUILDING DIVISION 

 

15. Building Permit: A building permit is required for the project and building design plans shall comply 

with the latest applicable adopted standards. The applicant shall submit supplemental application 

materials as required by the Building Division to demonstrate compliance. 
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16. Conditions of Approval: Incorporate the conditions of approval into the building permit submittal 

plans and provide a letter which explains how each condition of approval has been satisfied and/or 

which sheet of the plans the information can be found. 

 

17. School Fee Payment: In accordance with Section 65995 of the California Government Code, and 

as authorized under Section 17620 of the Education Code, the property owner shall pay the 

established school fee for each school district the property is located in and provide receipts to the 

Building Division. Payments shall be made directly to the school districts. 

 

18. Payment of Impact and Development Fees: The applicant shall pay all applicable development 

and impact fees in accordance with State Law and the City of Los Altos current adopted fee 

schedule. All impact fees not paid prior to building permit issuance shall be required to provide a 

bond equal to the required amount prior to issuance of the building permit.  

 

19. Change of Address: A “Request for Address Assignment or Change” form must be submitted to 

the Building Division to correlate with the addition of a new dwelling unit on the existing property 

or reorientation of the front of the home to a different street.  

 

20. Underground Utility and Fire Sprinkler Requirements: New construction and additions 

exceeding fifty (50) percent of the existing living area (existing square footage calculations shall 

not include existing basements) and/or additions of 750 square feet or more shall trigger the 

undergrounding of utilities and new fire sprinklers. Additional square footage calculations shall 

include existing removed exterior footings and foundations being replaced and rebuilt. Any new 

utility service drops are pursuant to Chapter 12.68 of the Municipal Code.   

 

21. California Water Service Upgrades: The applicant is responsible for contacting and coordinating 

with the California Water Service Company any water service improvements including but not 

limited to relocation of water meters, increasing water meter sizing or the installation of fire 

hydrants.  The City recommends consulting with California Water Service Company as early as 

possible to avoid construction or inspection delays. 

 

22. Green Building Standards: Provide verification that the house will comply with the California 

Green Building Standards pursuant to Chapter 12.26 of the Municipal Code and provide a signature 

from the project’s Qualified Green Building Professional Designer/Architect and property owner. 

 

23. Green Building Verification: Prior to final inspection, submit verification that the house was built 

in compliance with the City’s Green Building Ordinance (Chapter 12.26 of the Municipal Code). 

 

24. Underground Utility Location: Show the location of underground utilities pursuant to Chapter 

12.68 of the Municipal Code.  Underground utility trenches shall avoid the driplines of all protected 

trees unless approved by the project arborist and the Planning Division. 

 

25. Work Hours/Construction Site Signage: No work shall commence on the job site prior to 7:00 

a.m. nor continue later than 5:30 p.m., Monday through Friday, from 9 a.m. to 3 p.m. Saturday, and 

no work is permitted on Sunday or any City observed holiday.  The general contractor, applicant, 

developer, or property owner shall erect a sign at all construction site entrances/exits to advise 
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subcontractors and material suppliers of the working hours and contact information, including an 

after-hours contact. 

 

ENGINEERING DIVISION  

 

26. Encroachment Permit: An encroachment permit shall be obtained from the Engineering Division 

prior to doing any work within the public right-of-way including the street shoulder. All work 

within the public street right-of-way shall be in compliance with the City’s Shoulder Paving Policy. 

 

27. Public Utilities: The applicant shall contact electric, gas, communication, and water utility 

companies regarding the installation of new utility services to the site. 

 

28. Sewer Lateral: Any proposed sewer lateral connection shall be approved by the City Engineer. 

Only one sewer lateral per lot shall be installed. All existing unused sewer laterals shall be 

abandoned according to the City Standards, cut and cap 12” away from the main. Lot to utilize the 

existing tap via the easement provided by 2040 Longden Cir. 

 

29. Transportation Permit: A Transportation Permit, per the requirements specified in California 

Vehicle Code Division 15, is required before any large equipment, materials or soil is transported 

or hauled to or from the construction site. The applicant shall pay the applicable fees before the 

transportation permit can be issued by the City Engineer. 

 

30. Grading and Drainage Plan: The applicant shall submit detailed plans for on-site and off-site 

grading and drainage plans that include drain swales, drain inlets, rough pad elevations, building 

envelopes, and grading elevations for review and approval by the City Engineer prior to the 

issuance of the building permit. 

 

31. Storm Water Management Plan: The applicant shall submit a Storm Water Management Plan 

(SWMP) in compliance with the San Francisco Bay Region Municipal Regional Stormwater (MRP) 

National Pollutant Discharge Elimination System (NPDES) Permit No. CA S612008, Order R2-

2022-0018, Provision C.3 dated May 11, 2022. All large single-family home projects that create 

and/or replace 10,000 sq. ft. or more of impervious surface on the project site and affected portions 

of the public right-of-way that are developed or redeveloped as part of the project must also 

complete a C.3. Data Form available on the City’s Building Division website.  

 

32. Storm Water Filtration Systems: Prior to the issuance of the building permit the applicant shall 

ensure the design of all storm water filtration systems and devices are without standing water to 

avoid mosquito/insect infestation. Storm water filtration measures shall be installed separately for 

each lot. All storm water runoff shall be treated onsite. Discharging storm water runoff to 

neighboring properties or public right-of-way and connections to existing underground storm water 

mains shall not be allowed. 

 

33. Americans with Disabilities Act: All improvements shall comply with the latest version of 

Americans with Disabilities Act (ADA). The latest edition of Caltrans ADA requirements apply to 

all improvements in public right-of-way.  
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FIRE DEPARTMENT  

 

34. Applicable Codes and Review: The project shall comply with the California Fire (CFC) & 

Building (CBC) Code, 2022 edition, as adopted by the City of Los Altos Municipal Code (LAMC), 

California Code of Regulations (CCR) and Health & Safety Code Review of this developmental 

proposal is limited to acceptability of site access, water supply and may include specific additional 

requirements as they pertain to fire department operations, and shall not be construed as a substitute 

for formal plan review to determine compliance with adopted model codes. Prior to performing 

any work, the applicant shall make an application to, and receive from, the Building Department 

all applicable construction permits. 

 

35. Violations: This review shall not be construed to be an approval of a violation of the provisions of 

the California Fire Code or of other laws or regulations of the jurisdiction. A permit presuming to 

give authority to violate or cancel the provisions of the fire code or other such laws or regulations 

shall not be valid. Any addition to or alteration of approved construction documents shall be 

approved in advance. [CFC, Ch.1, 105.3.6]. 

 

36. Construction Site Fire Safety: All construction sites must comply with applicable provisions of 

CFC Chapter 33 and our Standard Detail and Specification S1-7. Provide appropriate notations on 

subsequent plan submittals, as appropriate to the project. CFC Chapter. 33. 

 

37. Fire Sprinklers Required: An automatic residential fire sprinkler system shall be installed in all 

new one- and two-family dwellings. 

 

38. Required Fire Flow: The minimum required fire flow for this project is 875 Gallons Per Minute 

(GPM) at 20 psi residual pressure. This fire flow assumes installation of automatic fire sprinklers 

per CFC [903.3.1.3]. Provide a fire flow letter from a local water purveyor confirming the required 

fire flow of 875 GPM @ 20 psi residual from a fire hydrant located within 600' of the farthest 

exterior corners of the structure is required. Contact your local water purveyor (California Water) 

for details on how to obtain the fire flow letter.  

 

39. Water Supply Requirements: Potable water supplies shall be protected from contamination 

caused by fire protection water supplies. It is the responsibility of the applicant and any contractors 

and subcontractors to contact the water purveyor supplying the site of such project, and to comply 

with the requirements of that purveyor. Such requirements shall be incorporated into the design of 

any water-based fire protection systems, and/or fire suppression water supply systems or storage 

containers that may be physically connected in any manner to an appliance capable of causing 

contamination of the potable water supply of the purveyor of record. Final approval of the system(s) 

under consideration will not be granted by this office until compliance with the requirements of the 

water purveyor of record are documented by that purveyor as having been met by the applicant(s). 

2019 CFC Sec. 903.3.5 and Health and Safety Code 13114.7. 

 

40. Address Identification: New and existing buildings shall have approved address numbers, 

building numbers or approved building identification placed in a position that is plainly legible and 

visible from the street or road fronting the property. These numbers shall contrast with their 

background. Where required by the fire code official, address numbers shall be provided in 
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additional approved locations to facilitate emergency response. Address numbers shall be Arabic 

numbers or alphabetical letters. Numbers shall be a minimum of 4 inches (101.6 mm) high with a 

minimum stroke width of 0.5 inch (12.7 mm). Where access is by means of a private road and the 

building cannot be viewed from the public way, a monument, pole or other sign or means shall be 

used to identify the structure. Address numbers shall be maintained. CFC Sec. 505.1. 

 

41. Construction Site Fire Safety: All construction sites must comply with applicable provisions of 

CFC Chapter 33 and our Standard Detail and Specification S1-7. Provide appropriate notations on 

subsequent plan submittals, as appropriate to the project. CFC Chapter. 33. 
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PROJECT DATA
PROJECT SITE

CROSS STREET

NEIGHBORHOOD

PARCEL SIZE

ZONING DISTRICT

APN #

682 PANCHITA WAY, LOS ALTOS, CA 94022

MARICH WAY

NORTH LOS ALTOS

10,154 SQ FT

SINGLE FAMILY R1-10

170-11-058

OCCUPANCY

NO. OF UNIT

CONSTRUCTION

NO. OF STORIES

EXISTING

1

TYPE V-B

1

PROPOSED

R3 R3

TYPE V-B
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PROJECT DESCRIPTION
THE PROJECT PROPOSED TO DEMOLISH EXISTING 1 STORY HOUSE ON SITE, AND TO BUILD A NEW 2 STORIES SINGLE 
FAMILY HOUSE WITH AN ATTACHED 2 CAR GARAGE AND A ATTACHED ADU.

ALL WORK TO COMPLY WITH THE 2022 CALIFORNIA GREEN BUILDING STANDARDS CODE (CGBSC); THE 2022 
CALIFORNIA CODE OF REGULATIONS TITLE 24: RESIDENTIAL BUILDING CODE (CRC); BUILDING CODE (CBC); 
ELECTRICAL CODE (CEC); MECHANICAL CODE (CMC); PLUMBING CODE (CPC); ENERGY CODE (CNC); AND CITY OF LOS 
ALTOS BUILDING AND PLANNING CODES.
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LAT LATERAL
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LB POUND
LF LINEAR FOOT
LL LIVE LOAD
LLH LONG LEG HORIZONTAL
LLV LONG LEG VERTICAL
LP LOW POINT
LT LIGHT
LV LOW VOLTAGE
M METER
MAINT MAINTENANCE
MAX MAXIMUM
MCC MOTOR CONTROL CENTER
MDF MEDIUM DENSITY FIBERBOARD
MDO MEDIUM DENSITY OVERLAY
MECH MECHANICAL
MEP MECHANICAL, ELECTRICAL, PLUMBING
MER MECHANICAL EQUIPMENT ROOM
MEZZ MEZZANINE
MFR MANUFACTURER
MH MANHOLE
MIN MINIMUM
MISC MISCELLANEOUS
MM MILLIMETER
MTD MOUNTED
MTL METAL
N NEWTON
N/A NOT APPLICABLE
NC NOISE CRITERIA
NIC NOT IN CONTRACT
NO NUMBER
NOM NOMINAL
NPS NOMINAL PIPE SIZE
NRC NOISE REDUCTION COEFFICIENT
NTS NOT TO SCALE
OA OUTSIDE AIR
OC ON CENTER
OCEW ON CENTER EACH WAY
OD OUTSIDE DIAMETER/DIMENSION
OFCI OWNER FURNISHED, CONTRACTOR

INSTALLED
OFOI OWNER FURNISHED, OWNER INSTALLED
OH OVER HEAD
OPNG OPENING
OPP OPPOSITE
OPP HD OPPOSITE HAND
OXY OXYGEN
PAF POWER-ACTUATED FASTENER
PBD PARTICLEBOARD
PD PERIMETER DRAIN
PERF PERFORATED
PL PLATE
PLBG PLUMBING
PLF POUNDS PER LINEAR FOOT
PR PAIR
PREFAB PREFABRICATED
PSF POUNDS PER SQUARE FOOT
PSI POUNDS PER SQUARE INCH
PTD PAINTED
PTN PARTITION
QTY QUANTITY
R RADIUS
RA RETURN AIR
RCP REFLECTED CEILING PLAN
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REF REFERENCE
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REQ REQUIRE / REQUIRED
REV REVISION / REVISED
RM ROOM
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SA SUPPLY AIR
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SCHED SCHEDULE
SD STORM DRAIN
SECT SECTION
SF SQUARE FEET/FOOT
SHR SHOWER
SHT SHEET
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SM SQUARE METER
SMS SHEET METAL SCREW
SPEC SPECIFICATION
SPKR SPEAKER
SQ SQUARE
SST STAINLESS STEEL
STD STANDARD
STL STEEL
STMS SELF-TAP SHEET METAL SCREW
STRL STRUCTURAL
SUSP SUSPENDED
SYMM SYMMETRICAL
T&G TONGUE AND GROOVE
T/ TOP OF (SEE OTHER WORD)
TEMP TEMPERATURE
TGB TOGGLE BOLT
THK THICKNESS
TV TELEVISION
TYP TYPICAL
UL UNDERWRITERS LABORATORY
UON UNLESS OTHERWISE NOTED
VERT VERTICAL
VEST VESTIBULE
VIF VERIFY IN FIELD
W/ WITH
W/O WITHOUT
WC WATER CLOSET
WP WORK POINT

A/C AIR CONDITIONING
AD AREA DRAIN
ADA AMERICANS WITH DISABILITIES ACT
ADDL ADDITIONAL
ADJ ADJUSTABLE
AFF ABOVE FINISH FLOOR
ALT ALTERNATE
ALUM ALUMINUM
APPROX APPROXIMATE
ARCH ARCHITECTURAL
AV AUDIO VISUAL
B/ BOTTOM OF (SEE OTHER WORD)
BLDG BUILDING
CAB CABINET
CB CATCH BASIN
CIP CAST-IN-PLACE
CJ CONTROL JOINT / CONSTRUCTION JOINT
CL CENTER LINE
CLG CEILING
CLR CLEAR
CM CENTIMETER
CMB CEMENT BOARD
CMU CONCRETE MASONRY UNIT
CO CLEANOUT
COL COLUMN
CONC CONCRETE
CONT CONTINUOUS
COORD COORDINATE
CS CONCRETE SEALER
CTR CENTER
DEG DEGREE
DEMO DEMOLITION
DEPT DEPARTMENT
DET DETAIL
DIA DIAMETER
DIFF DIFFUSER
DIM DIMENSION
DL DEAD LOAD
DN DOWN
DR DOOR
DRN DRAIN
DW DISHWASHER
DWG DRAWING
EA EACH
EFS EXTERIOR FINISH SYSTEM
EIFS EXTERIOR INSULATION AND FINISH SYSTEM
EL ELEVATION
ELEC ELECTRICAL
EMERG EMERGENCY
ENCL ENCLOSURE
EP ELECTRICAL PANELBOARD
EQ EQUAL
EQUIP EQUIPMENT
EWC ELECTRICAL WATER COOLER
EXH EXHAUST
EXIST EXISTING
EXP EXPANSION
EXT EXTERIOR
F/ FACE OF (SEE OTHER WORD)
FA FIRE ALARM
FD FLOOR DRAIN
FDC FIRE DEPARTMENT CONNECTION
FDN FOUNDATION
FE FIRE EXTINGUISHER
FEC FIRE EXTINGUISHER CABINET
FEQ FOOF EQUIPMENT
FF FINISH FLOOR
FF&E FURNITURE, FIXTURES & EQUIPMENT
FHC FIRE HOSE CABINET
FIN FINISH
FL FLOOR
FLUOR FLUORESCENT
FO FINISHED OPENING
FRTW FIRE RETARDANT TREATED WOOD
FS FIRE STOPPING
FT FEET/FOOT
FTG FOOTING
FURN FURNITURE
GA GAUGE / GAGE
GALV GALVANIZED
GC GENERAL CONTRACTOR, GENERAL

CONTRACT
GFRC GLASS FIBER REINFORCED CONCRETE
GFRG GLASS FIBER REINFORCED GYPSUM
GFRP GLASS FIBER REINFORCED PLASTIC
GR GRADE
GWB GYPSUM WALLBOARD
HB HOSE BIBB
HC HANDICAPPED
HM HOLLOW METAL
HO HOLD-OPEN
HORIZ HORIZONTAL
HP HIGH POINT
HR HOUR
HRC HOSE REEL CABINET
HSS HOLLOW STRUCTURAL SECTION
HT HEIGHT
HVAC HEATING, VENTILATING, AIR CONDITIONING
HW HOT WATER
ICB INTEGRAL COVE BASE
ICC INTERNATIONAL CODE COUNCIL
ID INSIDE DIAMETER / DIMENSION
IN INCH
INFO INFORMATION
INT INTERIOR
INV INVERT
JC JANITOR’S CLOSET
JST JOIST
JT JOINT
K KIP (1000 LB)
KG KILOGRAM
KIT KITCHEN
LAB LABORATORY

ABBREVIATIONS NEIGHBORHOOD CONTEXT MAP  1" = 40'-0"

VICINITY MAP

682 PANCHITA WAY

1
1

Page 88 of 110



SET:

DATE

Original drawing is 36 x 24.  Do not scale contents of this drawing.

© ATELIER DIMENSIONS LLP

SHEET TITLE:

ATELIER DIMENSIONS LLP
LE TANG
940 DEWING AVE, LAFAYETTE, CA 94549
E: tanglearchitecture@gmail.com   T: 213-999-6872

ISSUE RECORD

ARCHITECT:

OWNER:

DATE:

DRAWN:

SHEET NO:

JINGYAO LIN & XIANGPENG ZHAO

682 Panchita Way, Los Altos, CA 94022
E: Julielinjy@gmail.com   T: 650-862-5445

PROJECT:

10.13.2025

PRIVATE 
RESIDENCE

682 PANCHITA WAY 
LOS ALTOS, CA 94022

05.15.20251ST PLANNING SUBMIT 

MARK

STAMP:

09.08.20252ND PLANNING SUBMIT 1
10.13.20253RD PLANNING SUBMIT 2

BUILDING IMAGE
AND MATERIALS

G0.2

BUILDING STREET ELEVATION RENDER

METAL ROOF

ABC LOKSEAM STANDING SEAM 
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METAL GUTTER AND DOWNSPOUT

PAINTED TO MATCH ROOF COLOR

STUCCO WALL

OFFWHITE STUCCO 
SMOOTH FINISH

ALUMINUM WINDOWS

ALL WEATHER 5000 SERIES 2 1/4”
THERMAL WINDOW W/MUNTIN

WPC WALL PANEL

PANEL PRESTIGE: WIDE 4-STRIP GRAY 
COMPOSITE SIDING PANELS - 1.5" SLATS

FRONT DOOR

PIVOT DOOR COMPANY: THE 
FLAT, WALNUT VENEER

GARAGE DOOR

CLOPAY: AVANTE

WALL SCONCE

TROY LIGHTING ELANI 
OUTDOOR WALL SCONCE
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PANCHITA               WAY               ( 60' R/W)

10'-0"

25
'-0

"
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"

SETBACK LINES, TYP

EXISTING TREE #3

EXISTING TREE # 2

EXISTING TREE # 1
TO BE REMOVED

EXISTING TREE #7

EXISTING TREE #6

EXISTING FENCE

CONCRETE PAVER

GRAVEL

MULCH

LAWN

PLANTING AREA

PLANTING AREA

LAWN
MULCH

EDGE OF EXISTING
LAWN

EXISTING SHRUB

FLAGSTONE PATIO

CONCRETE PAVER

EXISTING SHRUB

EXISTING SHRUB

EXISTING SHRUB

EXISTING TREE #5

EXISTING TREE #4

EXISTING HEDGE

EXISTING FOUNTAIN

AREA OF UNDISTURBED SOFTSCAPE

TREE PROTECTION
FENCING PER ARBORIST
REPORT INSTRUCTIONS

PHASE 1 TREE
PROTECTION FENCING
PER ARBORIST REPORT
INSTRUCTION

PHASE 2 TREE
PROTECTION
FENCING PER
ARBORIST REPORT
INSTRUCTION

TREE PROTECTION
FENCING PER ARBORIST
REPORT INSTRUCTIONS

NO. BOTANICAL NAME COMMON NAME DBH (IN.) CANOPY SPREAD
PROTECTED PER CITY'S
REGULATION NOTES

1 PLATANUS RACEMOSA WESTERN SYCAMORE 28 40' X 30' YES REMOVAL

2 QUERCUS AGRIFOLIA COASTAL LIVE OAK 47 60' X 52' YES PROTECT

3 QUERCUS AGRIFOLIA COASTAL LIVE OAK 38 51' X 48' YES PROTECT

4 LIGUSTRUM VULGARE EUROPEAN PRIVET 18
20' X 25'

YES PROTECT

5 LIGUSTRUM VULGARE EUROPEAN PRIVET 12 YES PROTECT

6 PUNICA GRANATUM POMEGRANATE - 6' X 5' NO RETAIN

7 ERIOBOTRYA JAPONICA LOQUAT - 3' X 2' NO RETAIN

TREE_INVENTORY

GENERAL NOTES:
1. CONTRACTOR SHALL FOLLOW CITY'S TREE PROTECTION FENCING DETAILS & NOTES TO PROTECT TREES IDENTIFIED.
2. CONTRACTOR SHALL FOLLOW PROJECT ARBORIST'S RECOMMENDATIONS, TREE PROTECTION PLAN AND GUIDELINES TO PROTECT TREES

IDENTIFIED.
3. POST “TREE PROTECTION ZONE – KEEP OUT” SIGNS ON ALL SIDES OF FENCING.
4. NO GRADING, EXCAVATION, STOCKPILING, STORAGE, WASHOUT, OR EQUIPMENT ACCESS WITHIN TPZ.
5. ROOTS ≥2" DIA. SHALL BE PRESERVED WHERE FEASIBLE. IF CUTTING IS UNAVOIDABLE, CLEAN CUTS WITH SHARP SAW UNDER ARBORIST

SUPERVISION.
6. MULCH TPZ WITH 3–4" ORGANIC MULCH, KEEPING 6" CLEAR OF TRUNK; IRRIGATE AS NEEDED TO MAINTAIN TREE HEALTH.
7. NO ATTACHMENT OF SIGNS, WIRES, OR UTILITIES TO TREES.
8. ANY TREE REMOVAL REQUIRES CITY OF LOS ALTOS APPROVAL AND PERMIT.
9. A CERTIFIED ARBORIST SHALL MONITOR WORK NEAR PROTECTED TREES AS REQUIRED BY THE CITY.
10. THE CONTRACTOR SHALL EXERCISE EXTREME CARE IN REMOVING CONCRETE OR ASPHALT WITHIN THE DRIPLINE OF EXISTING TREES - LIFTING

RATHER THAN DRAGGING PIECES OF PAVING. TOOLS FOR THIS ACTIVITY SHALL BE APPROVED BY THE CONSTRUCTION MANAGER.
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FRONT PORCH

RESIDENCE

EXISTING FLAGSTONE PATIO TO REMAIN

PRECAST
CONCRETE PAVER
-18" X 18" SQUARE
-PEA GRAVEL 3/8

INFILL

PRECAST
CONCRETE
PAVER PATIO

EXISTING
CONCRETE
STEPPING PAVER
TO REUSE

CIP CONCRETE PAD

GARBAGE BINS

MULCH

PRECAST
CONCRETE PAVER

PATH

PRECAST
CONCRETE PAVER

ENTRYWAY

GARDEN SHED BY
OTHERS

EXISTING MAILBOX
-FIELD VERIFY
LOCATION

FLAGSTONE PATH

STONE PAVER

P.A.

P.A.

P.A.
P.A.

P.A.

P.A. P.A.

GRAVEL MULCH, AVOID COMPACTION

PROPOSED LAWN

TILTED FENCE TO BE REPAIRED
-FENCE MATERIAL & DIMENSIONS MATCH EXISTING.

P.A.

P.A.

P.A.

P.A.

METAL HEADER AC UNIT BY OTHERS

EXISTING FOUNTAIN TO REMAIN

RAISED PLANTER BY ARCHITECT

PROPOSED REDWOOD
FENCE & GATE

PROPOSED
REDWOOD FENCE &

GATE

EXISTING FENCE TO
REMAIN, TYP

PRECAST CONCRETE PAVER AT ENTRYWAY
-SIZE: TBD
-COLOR: GRANADA WHITE

PRECAST CONCRETE PAVER AT PATHWAY
-SIZE: TBD
-COLOR: GRANADA WHITE

INTEGRAL COLOR CIP CONCRETE
-COLOR: DAVIS "SILVERSMOKE"
-FINISH: LIGHT BROOM

PRECAST CONCRETE STEP STONE
-EXISTING TO REMAIN AND REUSE

PRECAST CONCRETE STEP STONE
-SIZE: 18"X18"
-COLOR: MATCH EXISTING PRECAST CONCRETE STEP STONE

FLAGSTONE PATH

STONE PAVER
-SIZE: 18"X18"
-COLOR: CREAM, FLAMED FINISH

P.A. PLANTING AREA
-REFER TO PLANTING PLAN FOR DETAILS

LEGEND

REDWOOD FENCE AND GATES
-6" TALL
-36" SINGLE SWING GATE
-STYLE MATCH EXISTING FENCE

NET LOT AREA: 10,154 sqaure feet

FRONT YARD HARDSCAPE AREA:
Hardscape area in the front yard setback shall not
exceed 50%

959 square feet (45.3%)

LANDSCAPEING BREAKDOWN

Total hardscape area(existing and proposed):
Existing softscape (undisturbed) area:
New softscape (new or replaced landscape) area:
Sum of all three should equal the site's net lot area

5,572 sq ft
1,317 sq ft
3,265 sq ft

EXISTING FENCE TO REMAIN

LOT CALCULATIONS
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PT

PT

PT

PT

PT

PT

PT

OEM

OEM

PT

PT

PT

PT

PT

PT

PT

LOW
-16 SQFT

LOW
-744 SQFT

LOW
-666 SQFT

LOW
-81 SQFT

LOW
-14 SQFT

LOW
-233 SQFT

MOD
-70 SQFT

LOW
-44 SQFT

MOD
-20 SQFT

MOD
-10 SQFT

MOD
-22 SQFT

LOW
-126 SQFT

MOD
-183 SQFT

LOW
-203 SQFT

MOD
-462 SQFT

HIGH
-1,391 SQFT

LOW
-73 SQFT

EXISTING TREE TO BE
REMOVED

EXISTING TREE
TO REMAIN AND
PROTECT

EXISTING
OSMANTHUS
FRAGRANS
(3)

EXISTING SHRUBS TO
REMAIN AND PROTECT

EXISTING CAMELLIA
JAPONICA(3) TO

REMAIN

RELOCATED
ERIOBOTRYA

JAPONICA

RELOCATED
PUNICA

GRANATUM

PROPOSED LAWN

LOW
306 SQFT

EXISTING OAK TO REMAIN
AND PROTECT

EXISTING HEUCHERA 'OLD
LA ROCHETTE' TO REMAIN

6

7

1

2

2

LOW
-100 SQFT

2

3

3

3

4

4

5

6

5

6

5

5

4

3

AM

AM

SYMBOL CODE BOTANICAL NAME COMMON NAME SIZE HEIGHT WIDTH
WATER
USE COUNT

AM ARBUTUS MARINA (STANDARD) MARINA STRAWBERRY TREE 24" BOX 40'-50' 30'-40' LOW 1

PG PODOCARPUS GRACILIOR FERN PINE 15 GALLON 10' 6' MODERATE 5

PT PITTOSPORUM TENUIFOLIUM 'SILVER SHEEN' TAWHIWHI 15 GALLON 12'-15' 4'-6' LOW 22

Ol OLEA EUROPAEA 'MONTRA' LITTLE OLLIE® OLIVE 15 GALLON 3' 3' WIDE LOW 2

SYMBOL CODE BOTANICAL NAME COMMON NAME SIZE HEIGHT SPACING
WATER
USE

AREA
(SQFT)

Lm LIRIOPE MUSCARI LILYTURF 1 GALLON 1'-2' 6" o.c. MODERATE 54

EAST FRONTYARD PLANTING MIX 1,395

Ab2 AGAVE X 'BLUE GLOW' BLUE GLOW AGAVE --- 1'-1.5' 10% LOW
Ac ARTEMISIA CALIFORNICA CALIFORNIA SAGEBRUSH --- 1'-1.5' 20% LOW
Ct CAREX TUMULICOLA FOOTHILL SEDGE --- 1.5'-2' 20% LOW
Ol2 OLEA EUROPAEA 'MONTRA' LITTLE OLLIE® OLIVE --- 3.5'-4' 10% LOW

Pm PENSTEMON HETEROPHYLLUS 'MARGARITA
BOP' MARGARITA BOP PENSTEMON --- 1'-1.5' 10% LOW

Si SALVIA CEDROSENSIS CEDROS ISLAND SAGE --- 1.5'-2' 10% LOW
Sm SALVIA MELLIFERA BLACK SAGE --- 4' 20% LOW

SIDE YARD PLANTING MIX 205

Bg BOUTELOUA GRACILIS BLUE GRAMA GRASS --- <1' 50% LOW
Fc FESTUCA CALIFORNICA CALIFORNIA FESCUE --- 2'-3' 50% LOW

BACKYARD OAK MIX 306

Bb BOUTELOUA GRACILIS 'BLONDE AMBITION' BLONDE AMBITION BLUE GRAMA --- 1'-2' 30% LOW
Fc2 FESTUCA CALIFORNICA CALIFORNIA FESCUE --- 2'-3' 25% LOW
Kb KECKIELLA BREVIFLORA BUSH BEARDTONGUE --- 4'-5' 20% LOW
Mr MUHLENBERGIA RIGENS DEER GRASS --- 4'-5' 25% LOW

BACKYARD GARDEN MIX 334

Ek ERIGERON KARVINSKIANUS SANTA BARBARA DAISY --- 1'-2' 30% LOW
Fc2 FESTUCA CALIFORNICA CALIFORNIA FESCUE --- 2'-3' 25% LOW
Kb KECKIELLA BREVIFLORA BUSH BEARDTONGUE --- 4'-5' 20% LOW
Mr MUHLENBERGIA RIGENS DEER GRASS --- 4'-5' 25% LOW

SODDED LAWN 90/10 TALL FESCUE BY DELTA
BLUEGRASS 100% 1,391

PG

PT

OEM

PLANTING NOTES:

1. LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR
ALL SUBCONTRACTORS.

2. PRIOR TO PLANT DEMO, TAG PLANTS WITH LANDSCAPE
ARCHITECT THAT ARE TO REMAIN AND NOT BE
DAMAGED.

3. PLANTING PLAN IS DIAGRAMMATIC. SOME
ADJUSTMENTS TO PLANT MATERIAL PLACEMENT MAY BE
REQUIRED DUE TO OBSTRUCTIONS OR ELEMENTS NOT
SHOWN ON THE PLANTING PLAN. ADJUSTMENTS ARE
SUBJECT TO APPROVAL BY LANDSCAPE ARCHITECT.
PLANT QUANTITIES ARE ONLY APPROXIMATE.
CONTRACTOR SHALL BE RESPONSIBLE FOR PROVIDING
ALL GRAPHICALLY SHOWN PLANT MATERIAL.

4. LANDSCAPE CONTRACTOR IS RESPONSIBLE FOR
OBTAINING A HORTICULTURAL SOILS REPORT FOR ALL
PLANTING AREAS AND TO AMEND ALL PLANTING AREA
PER HORTICULTURAL SOILS REPORT PRIOR TO
PLANTING.

5. SOIL SHALL BE AMENDED FOR 4 CUBIC YARDS OF
COMPOST PER 1,000 SQUARE FEET AND INCORPORATED
6" INTO NATIVE SOIL, UNLESS OTHERWISE DICTATED BY
THE SOIL FERTILITY ANALYSIS.

6. LANDSCAPE CONTRACTOR SHALL NOTIFY LANDSCAPE
ARCHITECT OF PLANT UNAVAILABILITY AFTER BID
AWARD.

7. LANDSCAPE CONTRACTOR SHALL NOTIFY LANDSCAPE
ARCHITECT TO REVIEW PLANT LAYOUT 24 HOURS
PRIOR TO PLANTING.

8. HIGH EFFICIENCY IRRIGATION SYSTEM USING ONLY
LOW-FLOW DRIP, BUBBLERS OR SPRINKLERS TO BE
INSTALLED.

9. TOP DRESS ALL NON-TURF AREAS WITH 3" THICK
SHREDDED REDWOOD BARK MULCH. PROVIDE SAMPLES
FOR APPROVAL.

ARBUTUS MARINA

MARINA STRAWBERRY TREE

PODOCARPUS GRACILIOR

FERN PINE

PITTOSPORUM TENUFOLIUM 'SILVER SHEEN'

TAWHIWHI

OLEA EUROPAEA 'MONTRA'

LITTLE OLLIE OLIVE

HYDROZONE SQ.FT WATER USE DESCRIPTION EXPOSURE METHOD
1 16 LOW FRONT YARD TREE SUN BUBBLER

2 1,510 LOW FRONT YARD PLANTS SUN DRIP

3 400 LOW SIDE YARD PLANTS SUN/SHADE DRIP

4 52 MODERATE BACKYARD PLANTER PLANTS SUN DRIP

5 679 LOW BACKYARD PLANTS SUN DRIP

6 713 MODERATE BACKYARD SHRUB SUN DRIP

7 1391 HIGH BACKYARD LAWN SUN DRIP
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EXISTING DOMESTIC WATER METER,
REFER TO CIVIL DRAWINGS

C-1
-

1.00

C-3
-

1.00

C-2
-

1.00

C-4
-

1.00

C-5
-

1.00

C-6
-

1.00

C-8
-

1.00

C-7
-

1.00

C-10
-

1.00

C-9
-

1.00

C-11
-

1.00

C-12
-

1.00

C-13
-

1.00

C-14
-

1.00

C-15
-

1.00

PROPOSE PONT OF CONNECTION
PROVIDE 1" STUB FROM EXISTING
DOMESTIC SERVICE LINE

PROPOSED CONTROLLER
LOCATION
PROVIDE 120 VAC
ELECTRICAL SOURCE
CONNECTION

IRRIGATION NOTES:

1. REFER TO CIVIL PLANS FOR DEDICATED WATER METER LOCATION AND SIZE.

2. AUTOMATIC IRRIGATION SYSTEM IS REQUIRED TO HAVE THE FOLLOWING:
(A. AUTOMATIC, SMART CONTROLLER
(B. RAIN SENSOR
(C. PRESSURE REGULATING DEVICE
(D. MANUAL SHUT–OFF VALVE
(E. BACKFLOW PREVENTION DEVICE
(F. FLOW SENSOR
(G. MASTER SHUT–OFF VALVE

3. STATIC WATER PRESSURE, DYNAMIC OR OPERATING PRESSURE, AND FLOW READING OF THE WATER SUPPLY SHALL BE MEASURED AT THE POINT OF CONNECTION. THESE PRESSURE
AND FLOW MEASUREMENTS SHALL BE CONDUCTED AT THE DESIGN STAGE. IF THE MEASUREMENTS ARE NOT AVAILABLE AT THE DESIGN STAGE, THE MEASUREMENTS SHALL BE
CONDUCTED AT INSTALLATION.

4. THE IRRIGATION SYSTEM IS DESIGNED TO PREVENT RUNOFF, LOW HEAD DRAINAGE, OVERSPRAY, OR OTHER SIMILAR CONDITIONS WHERE IRRIGATION WATER FLOWS ONTO
NON–TARGETED AREAS, SUCH AS ADJACENT PROPERTY, NON–IRRIGATED AREAS, HARDSCAPES, ROADWAYS, OR STRUCTURES.

5. THE DESIGN OF THE IRRIGATION SYSTEM CONFORMS TO THE HYDROZONES OF THE LANDSCAPE DESIGN PLAN.

6. THE IRRIGATION SYSTEM MUST BE DESIGNED AND INSTALLED TO MEET THE IRRIGATION EFFICIENCY CRITERIA AS DESCRIBED IN SECTION 492.4 REGARDING THE MAXIMUM APPLIED
WATER ALLOWANCE.

7. SPRINKLER HEADS SHALL HAVE MATCHED PRECIPITATION RATES, UNLESS OTHERWISE DIRECTED BY THE MANUFACTURER’S RECOMMENDATIONS.

8. HEAD TO HEAD COVERAGE IS RECOMMENDED TO ACHIEVE DISTRIBUTION UNIFORMITY USING THE MANUFACTURER’S RECOMMENDATIONS.

9. SWING JOINTS OR OTHER RISER–PROTECTION COMPONENTS ARE REQUIRED ON ALL RISERS SUBJECT TO DAMAGE THAT ARE ADJACENT TO HARDSCAPES OR IN HIGH TRAFFIC AREAS OF
TURFGRASS.

10. CHECK VALVES OR ANTI–DRAIN VALVES ARE REQUIRED ON ALL SPRINKLER HEADS WHERE LOW POINT DRAINAGE COULD OCCUR.

DOMESTIC WATER STUBOUT–1” –BY PLUMBING SECTION OF CONTRACT

IRRIGATION WATER METER–1” –RAINBIRD–FM100B–1”

BACKFLOW PREVENTION DEVICE –FEBCO–825Y–1”

ELECTRIC CONTROLLER –IRRITROL–MC–42–E

MASTER CONTROL VALVE –SUPERIOR–3100–1”

FLOW SENSOR –IRRITROL–FS–100

WIRELESS WEATHER SENSOR –IRRITROL–CL–100–WIRELESS

REMOTE CONTROL VALVE –TORO–TPV–F–100–MM

GATE VALVE –NIBCO–T113–IRR–LINE SIZE

DRIP ZONE KIT –TORO–DZK–TPV–1–LF/MF

DRIP FLUSH VALVE –SEE DETAIL

TREE IRRIGATION –RAINBIRD–1402

SHRUB BUBBLER -RAINBIRD-1401

IRRIGATION SUPPLYLINE –1120/SCHEDULE 40 PVC PIPE –18” COVER

IRRIGATION LATERAL LINE –1120/CLASS 200 PVC PIPE  –12” COVER

SLEEVING –1120/SCHEDULE 40 PVC PIPE -24" COVER

SUBSURFACE DRIPLINE –NETAFIM–TLCV–6–12 –3” COVER

CONTROLLER STATION NUMBER
GALLONS PER MINUTE THROUGH VALVE
CONTROL VALVE SIZE

IRRIGATION LEGEND

sta
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PRECISE GRADING PLAN
FOR

LIN & ZHAO'S RESIDENCE
682 PANCHITA WAY, LOS ALTOS, CA 94022

SHEET INDEX
TITLE SHEET C-1
PRECISE GRADING & DRAINAGE PLAN C-2
SECTIONS & DETAILS C-3
EROSION CONTROL PLAN C-4

DESIGNER

ATELIER DIMENSIONS LLP.
LE TANG
940 DEWING AVE
LAFAYETTE, CA 94549
PHONE: 213-999-6872
EMAIL: TANGLEARCHITECTURE@GMAIL.COM

CIVIL ENGINEER

W.H. CIVIL INC.
548 WALD
IRVINE, CA 92618
PHONE: 949-229-3357

LEGAL DESCRIPTION

LOT 12, TRACT NO.676, MAP REF: BOOK 26 PAGE 27

BASIS OF BEARING

THE BEARING, N29°24'00"E, OF THE CENTER LINE OF
PANCHITA WWAY, AS SHOWN ON THAT CERTAIN MAP
FILED IN THE OFFICE OF THE RECORDER OF SANTA CLARA
COUNTY, STATE OF CALIFORNIA, IN BOOK 26 OF MAPS AT
PAGE 27, WAS USED AS THE BASIS OF BEARINGS SHOWN
ON THIS MAP.

EARTH WORK QUANTITY
CUT 0 C.Y.
FILL 30 C.Y.
IMPORT 30 C.Y.
EXPORT 0 C.Y.
OVEREXCAVATION AND RECOMPACTION 100 C.Y.

LOT SIZE: 10,156 SQ-FT
PRE-DEVELOPMENT IMPERVIOUS AREA: 4,610 SQ-FT
POST-DEVELOPMENT IMPERVIOUS AREA: 4,906 SQ-FT
REMOVED AND REPLACED IMPERVIOUS AREA: 4,906 SQ-FT

NOTE:
QUANTITIES SHOWN HERE ON ARE FOR PERMIT AND/OR BONDING PURPOSE ONLY.

SECTION 4216 / 4217 OF THE GOVERNMENT CODE
REQUIRES A DIGALERT IDENTIFICATION NUMBER BE
ISSUED BEFORE A "PERMIT TO EXCAVATE" WILL BE
VALID. FOR YOU DIGALERT I.D. NUMBER CALL
UNDERGROUND SERVICE ALERT TOLL FREE
1-800-422-4133 TOW WORKING DAY BEFORE YOU DIG.

1. A SOILS GRADING REPORT PREPARED BY THE SOILS ENGINEER, INCLUDING LOCATIONS AND ELEVATION OF FIELD DENSITY TESTS. SUMMARIES
OF FIELD AND LABORATORY RESULTS AND OTHER SUBSTANTIATED DATA AND COMMENTS ON ANY CHANGES MADE DURING GRADING AND
THEIR EFFECT ON THE RECOMMENDATIONS MADE IN THE SOILS ENGINEERING INVESTIGATION REPORT. HE SHALL PROVIDE WRITTEN
APPROVAL AS TO THE ADEQUACY OF THE SITE FOR THE INTENDED USE AND COMPLETION OF WORK IN ACCORDANCE WITH THE JOB
SPECIFICATIONS.

2. A GEOLOGIC GRADING REPORT PREPARED BY THE ENGINEERING GEOLOGIST, INCLUDING A FINAL DESCRIPTION OF THE GEOLOGY OF THE
SITE, INCLUDING ANY NEW INFORMATION DISCLOSED DURING THE GRADING AND THE EFFECT OF SAME ON RECOMMENDATIONS
INCORPORATED IN THE APPROVED GRADING PLAN. HE/SHE SHALL PROVIDE WRITTEN APPROVAL AS TO THE ADEQUACY OF THE SITE FOR THE
INTENDED USE AS AFFECTED BY GEOLOGIC FACTORS.

VICINITY MAP
NOT TO SCALE

SITE

EROSION CONTROL

REQUIRED INSPECTIONS

GRADING FILLS/CUTS
1. GRADED SLOPES SHALL BE NO STEEPER THAN 2 HORIZONTAL TO 1 VERTICAL.
2. FILL SLOPES SHALL BE COMPACTED PER SOIL REPORT.
3. ALL FILLS SHALL BE COMPACTED PER SOIL REPORT, AND APPROVED BY THE SOILS ENGINEER. COMPACTION TESTS SHALL BE PERFORMED

APPROXIMATELY EVERY TWO FEET IN VERTICAL HEIGHT AND OF SUFFICIENT QUANTITY TO ATTEST TO THE OVERALL COMPACTION EFFORT
APPLIED TO THE FILL AREAS.

4. AREAS TO RECEIVE FILL SHALL BE CLEARED OF ALL VEGETATION AND DEBRIS, SCARIFIED AND APPROVED BY THE SOILS ENGINEER PRIOR TO
PLACING OF THE FILL.

5. FILLS SHALL BE KEYED OR BENCHED INTO COMPETENT MATERIAL.
6. ALL EXISTING FILLS SHALL BE APPROVED BY THE SOILS ENGINEER OR REMOVED BEFORE ANY ADDITIONAL FILLS ARE ADDED.
7. ANY EXISTING IRRIGATION LINES AND CISTERNS SHALL BE REMOVED OR CRUSHED IN PLACE AND BACKFILLED AND APPROVED BY THE SOILS

ENGINEER.
8. THE ENGINEERING GEOLOGIST AND SOILS ENGINEER SHALL, AFTER CLEARING AND PRIOR TO THE PLACEMENT OF FILL IN CANYONS, INSPECT

EACH CANYON FOR AREAS OF ADVERSE STABILITY AND DETERMINE THE PRESENCE OF, OR POSSIBILITY OF FUTURE ACCUMULATION OF,
SUBSURFACE WATER OR SPRING FLOW. IF NEEDED, DRAINS WILL BE DESIGNED AND CONSTRUCTED PRIOR TO THE PLACEMENT OF FILL IN
EACH RESPECTIVE CANYON.

9. THE EXACT LOCATION OF THE SUBDRAINS SHALL BE SURVEYED IN THE FIELD FOR LINE AND GRADE.
10. ALL TRENCH BACKFILLS SHALL BE COMPACTED THROUGHOUT TO A MINIMUM OF 90 PERCENT RELATIVE COMPACTION, AND APPROVED BY THE

SOILS ENGINEER. THE BUILDING DEPARTMENT MAY REQUIRE CORING OF CONCRETE FLAT WORK PLACED OVER UNTESTED BACKFILLS TO
FACILITATE TESTING.

11. THE STOCKPILING OF EXCESS MATERIAL SHALL BE APPROVED BY THE BUILDING DEPARTMENT.
12. LANDSCAPING OF ALL SLOPES AND PADS SHALL BE PER SOIL REPORT.
13. ALL CUT SLOPES SHALL BE INVESTIGATED BOTH DURING AND AFTER GRADING BY AN ENGINEERING GEOLOGIST TO DETERMINE IF ANY

STABILITY PROBLEM EXISTS. SHOULD EXCAVATION DISCLOSE ANY GEOLOGICAL HAZARDS OR POTENTIAL GEOLOGICAL HAZARDS, THE
ENGINEERING GEOLOGIST SHALL RECOMMEND AND SUBMIT NECESSARY TREATMENT TO THE BUILDING DEPARTMENT FOR APPROVAL.

14. WHERE SUPPORT OR BUTTRESSING OF CUT AND NATURAL SLOPES IS DETERMINED TO BE NECESSARY BY THE ENGINEERING GEOLOGIST AND
SOILS ENGINEER, THE SOILS ENGINEER WILL OBTAIN APPROVAL OF DESIGN, LOCATION AND CALCULATIONS FROM THE BUILDING DEPARTMENT
PRIOR TO CONSTRUCTION.

15. THE ENGINEERING GEOLOGIST AND SOILS ENGINEER SHALL INSPECT AND TEST THE CONSTRUCTION OF ALL BUTTRESS FILLS AND ATTEST TO
THE STABILITY OF THE SLOPE AND ADJACENT STRUCTURES UPON COMPLETION.

16. WHEN CUT PADS ARE BROUGHT TO NEAR GRADE THE ENGINEERING GEOLOGIST SHALL DETERMINE IF THE BEDROCK IS EXTENSIVELY
FRACTURED OR FAULTED AND WILL READILY TRANSMIT WATER. IF CONSIDERED NECESSARY BY THE ENGINEERING GEOLOGIST AND SOILS
ENGINEER, A COMPACTED FILL BLANKET WILL BE PLACED.

17. THE ENGINEERING GEOLOGIST SHALL PERFORM PERIODIC INSPECTIONS DURING GRADING.
18. NOTIFICATION OF NONCOMPLIANCE: IF, IN THE COURSE OF FULFILLING THEIR RESPONSIBILITY, THE CIVIL ENGINEER, THE SOILS ENGINEER, THE

ENGINEERING GEOLOGIST OR THE TESTING AGENCY FINDS THAT THE WORK IS NOT BEING DONE IN CONFORMANCE WITH THE APPROVED
GRADING PLANS, THE DISCREPANCIES SHALL BE REPORTED IMMEDIATELY IN WRITING TO THE PERSON IN CHARGE OF THE GRADING WORK
AND TO THE BUILDING INSPECTOR. RECOMMENDATIONS FOR CORRECTIVE MEASURES, IF NECESSARY, SHALL BE SUBMITTED TO THE BUILDING
DEPARTMENT FOR APPROVAL.

1. TEMPORARY EROSION CONTROL PLANS ARE REQUIRED FROM UNTIL END OF PROJECT.
2. EROSION CONTROL DEVICES SHALL BE AVAILABLE ON-SITE UNTIL END OF PROJECT.
3. UNTIL END OF PROJECT, EROSION CONTROL MEASURES SHALL BE IN PLACE AT THE END OF EACH WORKING DAY WHENEVER THE FIVE-DAY

PROBABILITY OF RAIN EXCEEDS 30 PERCENT. DURING THE REMAINDER OF THE YEAR, THEY SHALL BE IN PLACE AT THE END OF THE WORKING
DAY, WHENEVER THE DAILY RAINFALL PROBABILITY EXCEEDS 50 PERCENT.

4. TEMPORARY DESILTING BASINS, WHEN REQUIRED, SHALL BE INSTALLED AND MAINTAINED FOR THE DURATION OF THE PROJECT.

1. A PRE-GRADING MEETING SHALL BE SCHEDULED 48 HOURS PRIOR TO START OF GRADING WITH THE FOLLOWING PEOPLE PRESENT: OWNER,
GRADING CONTRACTOR, DESIGN CIVIL ENGINEER, SOILS ENGINEER, GEOLOGIST, CITY BUILDING INSPECTOR OR THEIR REPRESENTATIVES.
REQUIRED FIELD INSPECTIONS WILL BE OUTLINED AT THE MEETING.

2. A PRE-PAVING MEETING SHALL BE SCHEDULED 48 HOURS PRIOR TO START OF THE SUB-GRADE PREPARATION FOR THE PAVING WITH THE
FOLLOWING PEOPLE PRESENT: OWNER, PAVING CONTRACTORS, DESIGN CIVIL ENGINEER, SOILS ENGINEER, CITY BUILDING INSPECTOR OR
THEIR REPRESENTATIVES. REQUIRED FIELD INSPECTIONS WILL BE OUTLINED AT THE MEETING.

DOCUMENTATION

ADDITIONAL NOTE

OFFSITE IMPROVEMENT NOTICE

1. SURVEYOR OR ENGINEER SHALL PERMANENTLY MONUMENT PROPERTY CORNERS OR OFFSET BEFORE STARTING GRADING.
2. IF THIS PROJECT IS STAKED BY SURVEY CREWS OTHER THAN THOSE CREWS UNDER THE DIRECT SUPERVISION OF THE SIGNATORY ENGINEER, THE

SIGNATORY ENGINEER WILL NO LONGER BE THE ENGINEER OF RECORD AND WILL HAVE NO RESPONSIBILITY AS TO THE FINAL CONSTRUCTED
PROJECT. THE SIGNATORY ENGINEER WILL NOT BE RESPONSIBLE FOR ERRORS OR OMISSIONS THAT COULD HAVE BEEN CORRECTED DURING THE
CONSTRUCTION OF THIS PROJECT, IF THE STAKING HAD BEEN DONE BY THE SURVEY CREW UNDER HIS DIRECT SUPERVISION.

1. AN APPROVED ENCROACHMENT PERMIT IS REQUIRED FOR ALL WORK ACTIVITIES WITHIN THE PUBLIC RIGHT-OF-WAY.
2. A PUBLIC WORKS DEPARTMENT ENCROACHMENT PERMIT INSPECTION IS REQUIRED BEFORE THE BUILDING PERMIT FINAL CAN BE ISSUED. AT THE

TIME OF PUBLIC WORKS DEPARTMENT INSPECTION, IF ANY OF THE EXISTING PUBLIC IMPROVEMENTS SURROUNDING THE SITE IS DAMAGED, NEW
CONCRETE SIDEWALK, CURB AND GUTTER, AND ALLE/STREET PAVEMENT WILL BE REQUIRED. ADDITIONALLY, IF EXISTING UTILITIES
INFRASTRUCTURE ARE DEEMED SUBSTANDARD, A NEW 1-INCH WATER SERVICE, WATER METER BOX, SEWER LATERAL AND/OR CLEANOUT WITH
BOX AND LID WILL BE REQUIRED. 100% OF THE COST SHALL BE BORNE BY THE PROPERTY OWNER. SAID DETERMINATION AND THE EXTENT OF THE
REPAIR WORK SHALL BE MADE AT THE DISCRETION OF THE PUBLIC WORK INSPECTOR. CONTRACTOR IS RESPONSIBLE TO MAINTAIN THE PUBLIC
RIGHT OF WAY AT ALL TIMES DURING THE CONSTRUCTION PROJECT. A STOP WORK NOTICE MAY BE ISSUED FOR ANY DAMAGE OR UNMAINTAINED
PORTION OF THE PUBLIC RIGHT OF WAY.

3. AN ENCROACHMENT AGREEMENT IS REQUIRED FOR ALL NON-STANDARD IMPROVEMENTS WITHIN THE PUBLIC RIGHT-OF-WAY.
4. ALL WORK RELATED TO WASTEWATER IN THE PUBLIC RIGHT-OF-WAY SHALL BE PERFORMED BY A C-42 LICENSED SANITATION SEWER

CONTRACTOR OR AN "A" LICENSED GENERAL ENGINEERING CONTRACTOR.
5. ALL WORK RELATED TO WATER IN THE PUBLIC RIGHT-OF-WAY SHALL BE PERFORMED BY A C-34 LICENSED PIPELINE CONTRACTOR OR AN "A"

LICENSED GENERAL ENGINEERING CONTRACTOR.

1. THE EXISTENCE AND LOCATION OF ANY UNDERGROUND UTILITIES AND/OR STRUCTURES SHOWN ON THESE PLANS WERE OBTAINED BY A
SEARCH OF THE AVAILABLE RECORDS. APPROVAL OF THESE PLANS DOES NOT CONSTITUTE A REPRESENTATION AS THE TO THE ACCURACY OR
COMPLETENESS OF THE LOCATION OR THE EXISTENCE OR NON-EXISTENCE OF ANY UTILITY AND/OR STRUCTURE WITHIN THE LIMITS OF THIS
PROJECT. THE CONTRACTOR IS REQUIRED TO TAKE ALL DUE PRECAUTIONARY MEANS TO PROTECT THE UTILITIES OF RECORD OR NOT THE
RECORD OR NOT SHOWN ON THESE PLANS.

2. RELOCATION OR REMOVAL OF ANY EXISTING UTILITIES SHALL BE PERFORMED BY THE RESPECTIVE UTILITY OWNERS, AT THE EXPENSE OF THE
DEVELOPER.

3. THE GRADING CONTRACTOR SHALL SATISFY HIMSELF AS TO THE GRADING QUANTITY AS SHOWN ON THIS PLAN AS PART OF HIS BID.
4. IT IS REQUESTED THAT THE GRADING CONTRACTOR NOTIFY THIS PRIVATE ENGINEER BY CALLING AT LEAST 48 HOURS BEFORE COMPLETION OF

THE GRADING OPERATION IN ORDER THAT THIS OFFICE MAY PERFORM A FINAL INSPECTION WITH OUR GRADE CERTIFICATION.
5. CONTRACTOR SHALL BE RESPONSIBLE FOR OBTAINING ALL REQUIRED PERMITS PRIOR TO COMMENCEMENT OF GRADING OPERATIONS.
6. UNAUTHORIZED CHANGES AND USES: THE ENGINEER PREPARING THESE PLAN WILL NOT BE RESPONSIBLE FOR, OR LIABLE FOR, UNAUTHORIZED

CHANGES TO OR USES OF THESE PLANS. ALL CHANGES TO THE PLANS MUST BE IN WRITING AND MUST BE APPROVED BY THE PROJECT
ENGINEER OF WORK.

7. CONSTRUCTION CONTRACTOR AGREES THAT IN ACCORDANCE WITH GENERALLY ACCEPTED CONSTRUCTION PRACTICES, CONSTRUCTOR WILL
BE REQUIRED TO ASSUME SOLE AND COMPLETE RESPONSIBILITY FOR JOB SITE CONDITION DURING THE COURSE OF CONSTRUCTION OF THE
PROJECT, INCLUDING SAFETY OF ALL PERSONS AND PROPERTY. THIS REQUIREMENT SHALL BE MADE TO APPLY CONTINUOUSLY AND NOT BE
LIMITED TO NORMAL WORKING HOURS. CONSTRUCTION CONTRACTOR FURTHER AGREES TO DEFEND, INDEMNIFY AND HOLD DESIGN
PROFESSIONAL HARMLESS FROM ANY AND ALL LIABILITY, REAL OR ALLEGED, IN CONNECTION WITH THE PERFORMANCE OF WORK ON THIS
PROJECT, EXCEPTING LIABILITY ARISING FROM THE SOLE NEGLIGENCE OF DESIGN PROFESSIONAL.

ENGINEER'S NOTICE TO CONTRACTOR
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LEGEND

EXISTING CONTOUR

PROPOSED CONTOUR

SPOT ELEVATION

PROPOSED HARDSCAPE

PROPOSED PAVER

PROPOSED DRY WELL

FLOW LINE

PROPERTY LINE

                         SURFACE SLOPE

                         STORM DRAIN SLOPE

PROPOSED SEWER LINE

PROPOSED WATER LINE

PROPOSED WIRE LINE

SEWER CLEANOUT

DF DEEPENED FOOTING
PAD PROPOSED PAD ELEVATION
FS PROPOSED FINISHED SURFACE
FG PROPOSED FINISHED GROUND
FF PROPOSED FINISHED FLOOR
INV INVERT OF PIPE
TG TOP OF GRATE
PL PROPERTY LINE
TW TOP OF WALL
TF TOP OF FOOTING
HP HIGH POINT
LP LOW POINT

100

100
100FS

X.X%

S=X.X

S

W

CONSTRUCTION NOTE
1 INSTALL 6" DIA. DRAIN NDS 40 W/RISER AND ADAPTOR OR EQUAL.

2 INSTALL 4" DIA. PVC SCHEDULE 40 OR SDR 35 PIPE DRAIN SYSTEM.

3 INSTALL DOWNSPOUT PER DETAIL ON SHEET C-3.

4 INSTALL DRY-WELL PER DETAIL ON SHEET C-3.

5 CONSTRUCT CONCRETE HARDSCAPE FOR DRIVEWAY PER DETAIL ON SHEET C-3.

6 CONSTRUCT PAVER PER DETAIL ON SHEET C-3.

7 CONSTRUCT NEW 6" CURB.

SEWER NOTE
S1 INSTALL NEW SEWER CLEANOUT PER CITY OF LOS ALTOS STANDARD PLAN SS-6.

S2 REMOVE AND REPLACE EXISTING SEWER CLEANOUT.

S3 INSTALL 6" DIA. SDR-35 PVC PRIVATE SEWER LATERAL AT MIN. 2% SLOPE.

S4 EXISTING SEWER LATERAL TO REMAIN IN PLACE.

WATER NOTE
W1 INSTALL NEW 1" PRIVATE WATER LATERAL.

W2 EXISTING WATER METER TO REMAIN IN PLACE.
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NOTE:
SLAB SHALL BE UNDERLAIN BY MINIMUM OF 2-IN SAND, OVER 15 MIL. VAPOR BARRIER, MIRAFI 140N FILTER CLOTH, AND 4-IN GRADED GRAVEL OR CRUSHED STONE.
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BUILDING FACE
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1% MIN.

PVC 90° ELL.

DOWNSPOUT PER ARCHITECT'S PLAN
DOWNSPOUT EXTENSION
ATTACHED W/ (1) SCREW
EACH SIDE

"N.D.S." BLACK 4" ROUND GRATE
DOWNSPOUT ADAPTER NDS 903
OR PIPE INCREASER ATTACHMENT
NDS 407

PVC RISER (LENGTH VARIES)
FINISH GRADE

4" PVC SDR 35

DOWNSPOUT
DETAIL
NOT TO SCALE

3
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N

CONCRETE PAD

WIDTH
PER PLAN

8" MI
N

PAD

FF
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SILL PLATE

2%
MIN 5%

MIN

BUILDING DRAINAGE AT HARDSCAPE
DETAIL
NOT TO SCALE
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DETAIL
NOT TO SCALE
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SILL PLATE

TREATED MUD
SILL PLATE

TOP OF GRATE
ELEV. PER PLAN

SEE NOTES FOR GRATE TYPE

FINISH GRADE

ADAPTOR
4" PVC RISER (IF NEEDED)
90° PVC ELL.

4" PVC SDR 35 DRAIN PIPE (TYP.)

0.7
' M

IN
.

INV. PER PLAN
1% MIN.

4" MIN PVC MAIN W/ TEE OR WYE

NOTE:
1. ALL FITTINGS BY: NDS, INC. (OR EQUAL) PHONE:

1-800-726-1994
2. REFER TO GRADING PLAN FOR FINISH GRADING.
3. DO NOT GLUE GRATE OR RISER TO PIPE.

4. GLUE "I.P.S. WELD ON" #773 SOLVENT (MEDIUM
BODIED FAST SET) FOR PIPE THRU 6" Ø.

5. ALL PIPES TO BE 4" Ø PVC SDR 35 OR SCHEDULE 40.

1% MIN.

INV. ELEV. PER PLAN

4" PVC

NDS 643 COUPLING

OR

TOP OF GRATE
ELEV. PER PLAN

0.8
5'

MI
N.

*USE 6" NDS 66 EXTENSIONS WHERE
NEEDED

NDS SPEED-D-BASIN NDS 101
SINGLE OR NDS 201 DOUBLE
OUTLET CATCH BASIN.

SEE NOTES FOR GRATE TYPE

FINISH GRADE

INLET DRAIN
DETAIL
NOT TO SCALE

1

A

E

TYPICAL DRIVEWAY / HARDSCAPE SECTION
DETAIL
NOT TO SCALE

NOTES:
1. THIS DETAIL IS FOR REFERENCE ONLY TO ILLUSTRATE SOILS REPORT

REQUIREMENTS. HARDSCAPE DESIGN BY OTHERS.
2. SEE SOILS REPORT FOR OVEREXCAVATION AND SUBGRADE PREPARATION

REQUIREMENTS.
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F

MIN. SLAB THICKNESS
MIN. AGG. BASE THICKNESS
MIN. REINFORCEMENT (O.C./E.W.)
MAX. SAWCUT OR COLD JT. SPACING
THICKENED EDGE DEPTH
THICKENED EDGE WIDTH
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DRIVEWAYS

6"

10'

8"
12"

#4@12"

4"
HARDSCAPE

4"

8'

8"
8"

#4@12"

UNDISTURBED COMPETENT SOIL OR 95%
COMPACTION MOISTURE CONDITION
SOIL SUB GRADE PER SOIL ENGINEER
RECOMMENDATION.

5

PLAN

4" DIA. PVC PIPE
SDR 35 OR SCHD. 40

7'

7'

FLOW-WELL KIT

4" SCHD. 40 SURFACE
DRAIN INLET WITH GRATE

4" DIA. PVC PIPE
SDR 35 OR SCHD. 40

1' 1'

1'
1'

SECTION

COMPACTED SOIL

RESERVOIR COURSE
3
4" WASHED GRAVEL LAYER

STACKED FLO-WELL

4" SCHD. 40 SURFACE DRAIN
INLET WITH GRATE
TG PER PLAN

EXIST GROUND

4" DIA. PVC PIPE
SDR 35 OR SCHD. 40

4FLOW-WELL DRY WELL
DETAIL
NOT TO SCALE

1'

12
"

MI
N.

48
"

12
"

INLET PIPE

INLET INVERT
PER PLAN

93.20 BOTTOM

GEOTEXTILE AS REQUIRED

COMPACTED AGGREGATE BASE
4'' IN. MIN THICKNESS

1 IN. BEDDING SAND

CONCRETE CURB MIN. 6 IN.
WIDE × 12 IN. DEEP - SET 1/4.
BELOW TOP OF PAVERS AND
CONTROL JOINTS @ 15 FT O.C.

CONCRETE PAVER 2 3/8'' MIN THICKNESS

COMPACTED SOIL SUBGRADE

GEOTETILE 12 IN. WIDE, TURN UP AGAINST CURB

NOTE:
1. THICKNESS OF BASE WILL VARY WITH SUBGRADE CONDITIONS AND CLIMATE.

COLDER CLIMATES MAY REQUIRE THICKER BASES.
2. CONSULT ICPI TECH SPEC 2 FOR GUIDELINES ON SPECIFICATIONS FOR BASE

MATERIALS, SUBGRADE SOIL AND BASE COMPACTION.

PAVER HARDSCAPE
DETAIL
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EROSION CONTROL BMPS
EC-1 SCHEDULING

TEMPORARY SEDIMENT CONTROL
SE-6 GRAVEL BAG BERM INSTALL WHERE SHOWN ON PLAN.

SE-7 STREET SWEEPING AND VACUUMING STREET SHALL BE SWEEPED, SEDIMENT COLLECTED, AND DISPOSED OF OFF-SITE ON A DAILY BASIS.

SE-10 STORM WATER INLET PROTECTION ONCE INLET RISERS ARE CONSTRUCTED, SURROUND RISERS WITH GRAVEL BAGS OR CAP THE RISER TO REDUCE SEDIMENT INTRODUCTION TO THE AREA DRAIN SYSTEM.

WIND EROSION CONTROL BMPS
WE-1 WIND EROSION CONTROL WATER OR COVER MATERIAL SHALL BE USED TO ALLEVIATE DUST NUISANCE ON THE ROUGH GRADED PADS AND ANY STOCKPILE

AREAS.

TRACKING CONTROL
TC-1 STABILIZED CONSTRUCTION EXIT RUMBLE RACK SHALL BE PLACED ON THE DRIVEWAY TO ENSURE THAT ALL VEHICLES LEAVING THE SITE PASS OVER THE DEVICES BEFORE ENTERING THE PUBLIC STREET.

NON-STORMWATER MANAGEMENT

NS-6 ILLICIT CONNECTION / ILLEGAL DISCHARGE CONTRACTOR SHALL REPORT ILLICIT CONNECTIONS OR ILLEGALLY DUMPED MATERIALS ON SITE TO THE RESIDENT ENGINEER IMMEDIATELY AND CONTRACTOR SHALL
TAKE NO FURTHER ACTION UNTIL THE RESIDENT ENGINEER PROVIDE A RESPONSE/

NS-7 POTABLE WATER / IRRIGATION EXERCISE WITH CARE DURING CONSTRUCTION TO PREVENT NON-STORMWATER DISCHARGES.

NS-8 VEHICLE AND EQUIPMENT CLEANING

NS-9 VEHICLE AND EQUIPMENT FUELING

NS-3 PAVING AND GRADING OPERATIONS APPLY PARAMETER CONTROLS AND VACUUMING TO PREVENT NON-STORMWATER DISCHARGE.

NS-10 VEHICLE AND EQUIPMENT MAINTENANCE ALL VEHICLES AND EQUIPMENT WILL BE MAINTAINED OFF-SITE.

NS-12 CONCRETE CURING APPLIES TO ALL CONCRETE CONSTRUCTION.

NS-13 CONCRETE FINISHING APPLIES TO ALL CONCRETE CONSTRUCTION.

ALL VEHICLES AND EQUIPMENT WILL BE FUELED OFF-SITE.

ALL VEHICLES AND EQUIPMENT WILL BE CLEANED OFF-SITE.

NS-1 WATER CONSERVATION PRACTICES MAINTAIN WATER EQUIPMENT TO PREVENT NON-STORMWATER DISCHARGES.

WASTE MANAGEMENT AND MATERIALS POLLUTION CONTROL

WM-3 STOCKPILE MANAGEMENT MATERIALS STOCKPILES SHALL BE SURROUNDED BY A TEMPORARY SEDIMENT BARRIER AND COVERED TO MAINTAIN DUST CONTROL.

WM-4 SPILL PREVENTION AND CONTROL AMPLE CLEAN-UP SUPPLIES FOR STORED MATERIALS SHALL BE KEPT ON-SITE. EMPLOYEE SHALL BE EDUCATED ON THE CLASSIFICATION OF SPILLS AND APPROPRIATE
RESPONSES.

WM-5 SOLID WASTE MANAGEMENT

WM-8 CONCRETE WASTE MANAGEMENT

WM-2

MATERIAL DELIVERY AND STORAGE

MATERIALS FOR CONSTRUCTION SHALL BE USED IN ACCORDANCE WITH PRODUCT DIRECTION.

WM-9 SANITARY / SEPTIC WASTE MANAGEMENT ON-SITE FACILITY SHALL BE PROVIDED AND MAINTAINED BY THE CONTRACTOR FOR THE DURATION OF THE PROJECT.

AN ON-SITE CONCRETE WASHOUT AREA SHALL BE CONSTRUCTED, USED, AND DISPOSED OF IN A MANNER WHICH MEETS THE REQUIREMENT OF THE CITY.

SOLID WASTE FROM CONSTRUCTION ACTIVITIES SHALL BE STORED IN APPROPRIATE CONTAINERS. FULL CONTAINERS SHALL BE DISPOSED OF PROPERLY.

WM-1

MATERIAL USE

MATERIALS SHALL BE STORED ON-SITE IN ORIGINAL MARKED CONTAINERS AND COVERED FROM RAIN AND WIND. MATERIAL INVENTORY SHALL CONSIST OF SUPPLY
REQUIRED FOR A FEW DAYS.

PLANNING AND TIMING CONSTRUCTION ACTIVITIES TO MINIMIZE SOIL EXPOSURE.
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10 MIL PLASTIC
LINING

B
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TWO-STACKED 2 X 12
ROUGH WOOD FRAME

10 MIL PLASTIC LINING

STAKE (TYP)

PLAN SECTION A-A

TYPE "BELOW GRADE"

PLAN
TYPE "ABOVE GRADE"

3'

BERM

SANDBAG10 MIL PLASTIC
LINING

10 MIL PLASTIC LINING

WOOD FRAME SECURELY FASTENED
AROUND ENTIRE PERIMETER WITH
TWO STAKES

SECTION B-B

NOTES:
1. ACTUAL LAYOUT DETERMINES IN FIELD.
2. THE CONCRETE WASHOUT SIGN SHALL BE INSTALLED WITHIN 30 FT. OF THE

TEMPORARY CONCRETE WASHOUT FACILITY.

CONCRETE WASTE MANAGEMENT
DETAIL
NOT TO SCALE

STABILIZED CONSTRUCTION ENTRANCE
DETAIL
NOT TO SCALE

HARD SURFACE

PUBLIC ROAD

30' MIN

6" MI
N

12' MIN

FILTER FABRIC

6" THICK 34" AGGREGATE BASE

INSTALL TWO TRACK OUT
PLATES

R20"

24' OR
MAX ALLOWED

BY SITE

SEDIMENT TRAPPING DEVICE

GRAVEL BAGS BERM
DETAIL
NOT TO SCALE

GRAVEL BAGS (TYP.) MIN. 5"
THICK4"

TYP. 2 BAGS MIN
GRAVEL BAGS

SECTION A-A

A A

GRAVEL BAGS (TYP.) MIN. 5"
THICK4"

TYP.
2 BAGS MIN

GRAVEL BAGS

GRAVEL BAG FOR INLETS
DETAIL
NOT TO SCALE
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