
 

ZONING ADMINISTRATOR 
REGULAR MEETING 

AGENDA 
 

May 20, 2026 - 4:00 PM 
Community Meeting Chambers 

1 North San Antonio Road, Los Altos, CA 94022 

 

 
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://surl.lu/ieorqi 
 
Telephone: 1-669-900-9128  / Webinar ID: 834 7162 8724 / 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 Zoning Administrator'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 Zoning Administrator. Please be advised that, by law, the Zoning 
Administrator 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 April 15, 2026. 

PUBLIC HEARING 
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 2. SC26-0002 – Steve Collom – 915 Saint Joseph Avenue 
Request for Design Review to construct a new 3,258 square-foot, two-story home. The project site is 
located on the west side of Saint Joseph Avenue, north of Interstate 280. The project is categorically 
exempt from environmental review pursuant to Section 15303 (New Construction or Conversion of 
Small Structures) of the California Environmental Quality Act (CEQA). Project Planner: Liu 

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://www.losaltosca.gov/calendar. 
 
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, April 15, 2026  
 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 Gallegos and 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 March 18, 2026. 

 
Action: Zoning Administrator Williams approved the meeting minutes for the regular meeting of March 
18, 2026. 
 
The motion was approved (1-0) by the following vote:  
AYES: Williams 
NOES: None 

PUBLIC HEARING 

2.  SC24-0004 - Maurits De Gans - 1470 Hollidale Court 
Request for Design Review to construct a new 245 square-foot, first-story addition and 796 
square-foot, second-story addition to an existing 3,472 square-foot, single-story home. The 
project site is located on the south side of Hollidale Court, a cul-de-sac off Colleen Drive. The 
project is categorically exempt from environmental review under Section 15301 (Existing 
Facilities) of the California Environmental Quality Act (CEQA). Project Planner: Gallegos 
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STAFF PRESENTATION 
Senior Planner Gallegos presented the staff report recommending approval of design review 
application SC24-0004 subject to the listed findings and conditions of approval. 
 
PUBLIC COMMENT 
None. 
 
Action: Zoning Administrator Williams approved design review application SC24-0004 per the staff 
report findings and conditions of approval.   
 
The motion was approved (1-0) by the following vote:  
AYES: Williams 
NOES: None 

3.      SC25-0022 - Thomas James Homes - 1881 Alford Avenue 
Request for Design Review for the construction of a new 3,352 square-foot two-story house. The 
project site is located on the east side of Alford Avenue between Holt Avenue and Morton 
Avenue. 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). Project Planner: Whitehill 

 
STAFF PRESENTATION 
Senior Planner Whitehill presented the staff report recommending approval of design review 
application SC25-0022 subject to the listed findings and conditions of approval. 
 
PUBLIC COMMENT 
None.  
 
Action: Zoning Administrator Williams approved design review application SC25-0022 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 4:06 PM. 
 
 
 
 
Stephanie Williams 
Zoning Administrator 
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ZONING ADMINISTRATOR 

STAFF REPORT 

 

TO: Stephanie Williams, Zoning Administrator  

FROM: Jia Liu, Associate Planner  

SUBJECT: SC26-0002 – 915 Saint Joseph Avenue (APN: 342-05-032) 

 

RECOMMENDATION  

 

Approve Design Review application SC26-0002 for the construction of a new 3,258 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: 915 Saint Joseph Avenue (APN: 342-05-032), on the west side of Saint Joseph 
Avenue, north of Interstate 280 

• Lot Size: 10,813 square feet  
• Net Lot Size: 9,312 square feet 

• General Plan Designation: Single-Family, Medium Lot (SF4) 
• Zoning Designation: R1-10 
• Current Site Conditions: Vacant 

  

The proposed project includes the construction of a new two-story house with an attached garage on a 

vacant lot (see Attachment 1 – Project Plans). The plans show a junior accessory dwelling unit within 

the new home, which will be reviewed ministerially with a building permit submittal. The home is 

designed in a modern architectural style, incorporating high-quality materials including standing seam 

metal roof, smooth stucco wall finishes, metal-framed windows, wood doors and entry elements. 

 

There are 14 trees on the property, including eight protected trees. Four protected trees, including one 

coast live oak, one valley oak, and two deodar cedar trees are proposed to be removed as part of the 

project.  
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ANALYSIS 

 

The subject site is bounded by Saint Joseph Avenue to the north and east, Interstate 280 to the south, 

and an adjacent property to the west. Pursuant to Los Altos Municipal Code Section 14.02.010, the 

lot is considered an interior lot and has two interior side yards because it has frontage on two 

approximately parallel streets (Saint Joseph Avenue). A 20-foot ingress and egress easement is 

located within the required front yard to provide driveway access to the neighboring property to the 

west. As a result, the net lot area available for development is 9,312 square feet. 

 

In addition, PG&E facilities, including two power poles and overhead power lines, are located within 

the west side yard, which further constrains development due to PG&E’s required clearance from the 

power lines. The applicant proposes an additional 11-foot setback from the power lines, which has 

been approved by PG&E, resulting in a west side setback of 21 feet and three inches. 

 

The proposed home complies with the R1-10 district development standards found in Los Altos 

Municipal Code (LAMC) Chapter 14.06 and the above-mentioned restrictions, as demonstrated by the 

following table. The project includes an attached JADU which Pursuant to LAMC Section 14.14.060, 

has not been included in the floor area or lot coverage calculations for the site. 

 

 Existing Proposed Allowed/Required 

COVERAGE: ---- square feet 2,459 square feet 2,794 square feet 

FLOOR AREA: 

First floor 

Second floor  

Total 

 

---- square feet 

---- square feet 

---- square feet 

 

1,956 square feet 

1,302 square feet 

3,258 square feet 

 

 

   

3,259 square feet 

SETBACKS: 

Front 

Rear 

Right side (1st/2nd) 

Left side (1st/2nd) 

 

---- feet 

---- feet 

---- feet/---- feet 

---- feet/---- feet 

 

26.10 feet 

25.00 feet 

21.3 feet/21.3 feet  

10.00 feet/17.5 feet 

 

25 feet 

25 feet 

10 feet/17.50 feet 

10 feet/17.50 feet 

HEIGHT: ---- feet 26.80 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 immediate neighborhood 

is a Consistent Character Neighborhood according to the Design Guidelines. Homes in the 

neighborhood exhibit similar front setback patterns, a combination of simple and complex roof forms, 

and consistent massing. The horizontal eave lines typically range from approximately eight to nine feet 

and six inches in height at the first floor and seven feet to eight feet at the second floor. All of the 

homes in the neighborhood feature attached garages in the front yard facing the street. 

 

The massing of the proposed new residence is compatible with the immediate neighborhood. The first 

story features one uniformed plate height of nine feet and six inches while the second story also has a 
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consistent plate height of eight feet except for Bedroom #4 with a plate height of seven feet and one 

inch. The proposed residence retains key design attributes indicative of the neighborhood including 

pitched roof lines at the second story, traditional exterior materials such as smooth stucco finish, wood 

posts, and metal window frame, and maintains a moderate scale found in the neighborhood. All design 

considerations and alignments reflect a thoughtful approach to achieving a harmonious architectural 

composition within the neighborhood. 

 

There are 14 trees on the property, including eight protected trees. The project proposes removal of 

four protected trees: one coast live oak, one valley oak, and two deodar cedar trees. According to the 

arborist report prepared by certified arborist Chris Stewart, the valley oak and the two deodar cedars 

proposed for removal are structurally unsound and cannot be mitigated. The coast live oak is located 

within the ingress and egress easement needed to provide driveway access to the neighboring property, 

and there is no feasible alternative design. The four remaining protected trees will be preserved and 

protected during construction. To mitigate the loss of the four protected trees, the landscaping plans 

include a tree replacement plan with four replacement trees. 

 

The proposed landscaping includes a total of six new trees including the four required replacement 

trees and shrubs and ground cover throughout the site. The landscaping plan will comply with the 

Water Efficient Landscape Ordinance, which requires water-efficient landscaping for new residences 

with landscaping over 500 square feet. 

 

The proposed project meets the development standards in the R1-10 zoning district 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 existing trees to the extent possible, and enhances landscaping. 

 

ENVIRONMENTAL REVIEW 

 

This project is categorically exempt from environmental review pursuant to 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 a public notice sign on the property in conformance with the 

Planning Division posting requirements.   

 

The applicant reached out to and shared the project details with the neighbors in the immediate area. 

No comments from the public have been received by staff as of the writing of this report. 

 

Attachment: 

1. Project Plans 

 

 

Cc: Vinodh Kumar Rajagopal & Devianjanai Thiyagarajan, Property Owners 
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FINDINGS 

 

SC26-0002 – 915 Saint Joseph Avenue 

 

With regard to the proposed project, 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 

proposed residential addition 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 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, projected 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 standing seam metal roof, smooth stucco exterior finish, and metal framed windows and 

wood doors. 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 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, complement 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 existing protected trees 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 terms 

Page 8 of 39



Zoning Administrator 

SC26-0002 – 915 Saint Joseph Avenue  

May 20, 2026 
Page 5 

 

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; therefore, 

no off-site improvements are required. 

 

L. The approval of the design review complies with the California Environmental Quality Act 

(CEQA) because the project qualifies for a Class 3 Categorical Exemption under CEQA Guidelines 

Section 15303 (New Construction or Conversion of Small Structures), which applies to the 

construction of a single-family residence in an urbanized area. None of the exceptions to categorical 

exemptions set forth in CEQA Guidelines Section 15300.2 apply.  
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CONDITIONS OF APPROVAL 

 

SC26-0002 – 915 Saint Joseph Avenue 

 

PLANNING DIVISION  

 

1. Expiration: The Design Review Approval will expire on May 20, 2028, 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 April 22, 2026, 

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. Revise the size of the eight-screening vegetation “Prunus Caroliniana Compacta” from five 

gallons to 15 gallons on the Planting Plan (Sheet L1) and incorporate it into the construction 

drawings.  

 

7. ADU/JADU Not Reviewed: The proposed ADU/JADU included in the plan set is not part of this 

design review application. Prior to commencement of the ADU/JADU construction, a separate 

building permit issued by the Building Division shall be obtained.  

 

8. Protected Trees: Trees Nos. 1120, 1122, 1123, and 1130 shall be protected under this application 
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and cannot be removed without a Tree Removal Permit from the Development Services Director.   

 

9. Tree Removal Approved: Trees Nos. 1105, 1109, 1115, & 1116 shown to be removed on plan 

Sheet A1a 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. Replacement Trees: The applicant shall offset the loss of each protected/street tree with one 

replacement tree, for a total of four 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. 

 

11. 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. 1120, 1122, 1123, and 1130. 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. 

 

12. 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.  

 

13. 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. 

 

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, 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.  

 

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.  
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BUILDING DIVISION  

 

16. 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. 

 

17. 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. 

 

18. 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. 

 

19. 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.  

 

20. Swimming Pools, Water Features, and Outdoor Kitchens: Any pool and associated equipment, 

water feature, and/or outdoor kitchen require a separate building permit and are subject to the City’s 

standards pursuant to Section 14.06.120 and Chapter 14.15. 

 

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 12.38 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 

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

12.38 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. 

 

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

mains shall not be allowed. 

 

FIRE DEPARTMENT  

 

35. Fire Sprinklers Required: (As noted on sheet A1) Approved automatic sprinkler systems in new 

and existing buildings and structures shall be provided in the locations described in this Section or 

in Sections 903.2.1 through 903.2.12 whichever is the more restrictive and Sections 903.2.14 

through 903.2.21. For the purposes of this section, firewalls and fire barriers used to separate 

building areas shall be constructed in accordance with the California Building Code and shall be 

without openings or penetrations.   

 

36. 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.  

 

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

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

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

 

38. 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 system, 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). 

2025 CFC Sec. 903.3.5 and Health and Safety Code 13114.7. 

 

39. 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. 
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Alliance iT150 Transformer 

Symbol 

Low Voltage Lights- by Alliance 

Manufacturer / Model / 
Description  

Qty.

1

9Path Light - PL300-LED 22" High
Order code: PL300-Bt, Brass, (AB) 
Aged
Brass, 15-200lm, 2-4w, RBG & Dimming 
option
CTT Options: 2700K, 3000K, 4000K.

Catch basin
& detention

Drain

Tile

The following criteria shall be used in the preparation of on-site soils and 
for mulching procedures: 
 
a) Prior to the planting of any materials, compacted soils shall be 
transformed to a friable condition. On engineered slopes, only amended 
planting holes need meet this requirement; 

b) Soil amendments shall be incorporated according to recommendations of 
the soil report and what is appropriate for the plants selected; 

c) For landscape installations, compost at a rate of a minimum of four cubic 
yards per 1,000 square feet of permeable area shall be incorporated to a 
depth of six inches into the soil. Soils with greater than 6% organic matter in 
the top 6 inches of soil are exempt from adding compost and tilling; 

d) A minimum three inch (33??) 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 where mulch is 
contraindicated. To provide habitat for beneficial insects and other wildlife, 
up to 5 % of the landscape area may be left without mulch. Designated insect 
habitat must be included in the landscape design plan as such; 

e) Stabilizing mulching products shall be used on slopes that meet current 
engineering standards; 

f) The mulching portion of the seed/mulch slurry in hydro-seeded applications 
shall meet the mulching requirement; 

g) Organic mulch materials made from recycled or post-consumer shall 
take precedence over inorganic materials or virgin forest products unless 
the recycled post-consumer organic products are not locally available. 
Organic mulches are not required where prohibited by local Fuel Modification 
Plan Guidelines or other applicable local ordinances. 

Soil Preparation, Mulch and Amendments

#1105 (E) Protected
19.4" 0 Coast Live Oak

to be Removed

Fire Pit

Gravel Seating Area

#1110 (E) Protected 25.6" 0
Deodar Cedar

Gravel Path

#1111 (E) Protected
11.9" 0 Coast Live Oak

25'-0"

R
ear S

etback

25
'-

0"
Fr

on
t 

S
et

ba
ck

1 (24" Box) Quercus lobata
as Replacement Tree

1 (24" Box) Quercus lobata

Tree Protection Legend

Tree Protection Fence typ.

REFER TO L-2 FOR TREE PROTECTION DETAILS ON SHEET L-2

Residence
FF= 314.7'

Garage

(E) Manhole

G

W

S

E

Ex. Tree

Legend

To be Removed

Electric Meter Gas Meter

Water Meter

Sanitary Sewer Downspout

Karen Aitken & Associates
These drawings are instruments of service, issued for a One-time single use by the owner. The entire contents of these drawings is copyright Karen Aitken & Associates. Landscape Architect retains all rights and title. No part may be reproduces in any fashion or medium without the express written approval of the Landscape Architect. The proper electronic 
transfer of data shall be the users responsability to the Lanscape Architect. Owner shall assume responsability for compliance with all easements, setback requirements and property lines. Owner shall acquire all necessary permits required to perform work shown on plans. Base information has been provided by the owner. Karen Aitken & Associates 

assumes no liability for the accuracy of said property line boundaries, fence lines or property corners.

N

* NOTES (E) = Existing

SCALE 1/8” = 1’-0”

0 8 16

Foyer Living

Exercise
studio

Fuja
Pantry

Kitchen

Dining

Family
Room

Bedroom

Bath

Covered
Patio

Covered
Terrace

Concrete
Driveway

Gravel

G

E

W

S

S

Gates

(E) Tel.
Pole

(E) Tel. Pole

(E) Neighbors'
Olive Tree

Catch
basin

Roof
Columns

#1107 (E) Protected
38.5" 0 Valley Oak 

#1108 (E) 5", 5.4" & 6.5"
Fan Palm to be Removed

#1127 (E) 10.2" 0 Deodar
Cedar to be Removed #1126 (E) 7.8" 0 Deodar

Cedar to be Removed

#1125 (E) 5.6" 0
Deodar Cedar Tree

#1124 (E) 9.5" 0
Coast Live Oak 
to be Removed

#1122 (E) Protected 18.3" 0
Coast Live Oak Tree

#1123 (E) Protected 
11" 0 Coast Live Oak

#1120 (E) Protected 14.8" 0
Coast Live Oak 

#1116 (E) Protected 26" 0
Deodar Cedar to be Removed

#1115 (E) Protected 28.6" 0
Deodar Cedar to be Removed

#1106 (E) 4", 6", 6.5", 7.5" 0
Fan Palm Tree to be Removed 

#1130  protected (E)
15.9" 0 Deodar Cedar 

(E) Wall @ StreetDense oak tres Grove

Fence
at property line

wood Fence
& Gate

wood Fence
& Gate

Covered
Porch

#1109 (E) Protected
43.4" 0 Valley Oak
to be Removed

(E) Prunus
ilicifolia

S
t
. Jo

s
e
p
h
 

A
v
e
.

St. Joseph 
Ave.

Junipero Serra 

Creek

Steps

area drain

CONCRETE PATH

concrete patio

(E) stepping stones

(E) wood fence 6' high

trash bin storage

lawn

plant legend

 area beneath 
existing oak trees 
to be left undisturbed

 area beneath 
existing oak trees 

to be left undisturbed

(E) dense oak
tree grove

bark mulch

3 rhamnus 'Eve case'

3 loropetalum

3- loropetalum

6-ceanothus 'skylark'

bench swing

pots

(E) dense oak
tree grove

EXISTING TREES BOTANICAL NAME TRUNK 
DIAMETER QTY/REPLACEMENT SPECIES MATURE 

HEIGHT

 #1105 COAST LIVE OAK QUERCUS AGRIFOLIA 19.4"  1 (24" Box) Valley Oak 60'-100'

 #1109 VALLEY OAK QUERCUS LOBATA 43.4"  1 (24" Box) Valley Oak 60'-100'

 #1115 DEODAR CEDAR CEDRUS DEODARA 28.6"  1 (24" Box) Valley Oak 60'-100'

 #1116 DEODAR CEDAR CEDRUS DEODARA 26"  1 (24" Box) Valley Oak 60'-100'

TREE REPLACEMENT CHART

1 (24" Box) Quercus lobata
as Replacement Tree

12 Cotoneaster 'Lowfast'

3 salvia leucantha

7 loropetalum
'sizzling pink'

2 nandina

3 loropetalum
'sizzling pink'

1 Cercis 'Forest Pansy'

1 (24" Box) Quercus lobata
as Replacement Tree

10 myoporum

10 Verbena 
'Tapien Purple'

8 Prunus caroliniana 
'Compacta'

ornamental grasses, 
4 lomandra & 5 boutelova

1 (24" Box) Quercus lobata
as Replacement Tree

ornamental grasses, 
3 lomandra & 4 boutelova
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TREE PROTECTION DETAIL (TYPE I)

Karen Aitken & Associates
These drawings are instruments of service, issued for a One-time single use by the owner. The entire contents of these drawings is copyright Karen Aitken & Associates. Landscape Architect retains all rights and title. No part may be reproduces in any fashion or medium without the express written approval of the Landscape Architect. The proper electronic 
transfer of data shall be the users responsability to the Lanscape Architect. Owner shall assume responsability for compliance with all easements, setback requirements and property lines. Owner shall acquire all necessary permits required to perform work shown on plans. Base information has been provided by the owner. Karen Aitken & Associates 

assumes no liability for the accuracy of said property line boundaries, fence lines or property corners.

TREE PLANTING WITH DOUBLE STAKE (24" BOX)

"CINCH-TIE" TREE TIE - WRAP WIRE AROUND
OUTSIDE OF STAKE. SECURE TO STAKE PER
MANUFACTURER'S RECOMMENDATIONS,
PLACE BELOW BRANCHING YOKE OF TREE

1

LODGE POLE PINE STAKES: 3 POLES FOR
24" BOX IN TRIANGLE ARRANGEMENT

2

3

4

5

6

7

1

2

3

4

5

6

7

8

SET TOP OF ROOTBALL 2" ABOVE FINISH GRADE

2" SHREDDED BARK MULCH
(APPROX. 3' DIAMETER RING)

WATER BASIN (SHRUB AREAS ONLY)

BACKFILL MIX - 1/3 SITE SOIL, 1/3 SAND, 1/3 GROW MULCH

AGRIFORM 20-10-5 PLANTING FERTILIZER TABLETS -
3 PER 15 GALLON, 2 PER 5 GALLON, 1 PER 1 GALLON

NATIVE SOIL SUBGRADE EXCAVATE TO CORRECT HEIGHT
FOR PLANTING. SCARIFY BOTTOM TO ENSURE ADEQUATE
DRAINAGE FOR HEALTH GROWTH OF PLANT

8

LEGEND

NOTE:

ALL TREES 5' OR CLOSER TO HARDSCAPE
SURFACE OR BUILDING SHALL HAVE
ROOT-BARRIER PANELS, INSTALLED PER
MANUFACTURE SPECIFICATIONS AND
EXTEND 10' IN EACH DIRECTION FROM
TREE TRUNK.

3
' D

E
P
TH

 O
F

R
O

O
TB

A
LL

7'
-0

" M
IN

.

8"

2
4

"

8"
MIN.

8"

8" MIN.
TYP

FINISH
GRADE

ROOT PANEL BARRIER

PLANT TRUNK1

NOTES:
1.- ALL ROOT-BARRIER PANELS SHALL EXTEND 5' FROM THE CENTER OF THE
TRUNK AGAINST HARDSCAPE
2.- ALL ROOT-BARRIER PANELS 12" AND 18" DEEP PANELS INSTALLED PER THEIR 
LINEAL SPECIFICATIONS

2

3

4

5

6

4

1

2

6

3

7 6 5

7

ROOT BALL

CONCRETE CURB OR HARDSCAPE

FINISH GRADE OR PAVING

UNDISTURBED NATIVE SOIL

18" DEEP ROOT-BARRIER AT THE
CURB SIDES AND 12" DEEP AT
SIDE WALK SIDES (LINEAR
INSTALLATION AROUND PERIMETER
OF PLANTER FOR TREES 5' OR LESS
ADJACENT TO ANY HARDSCAPE,
BUILDING OR WALLS)

BACKFILL MIX

TYPICAL SHRUB PLANTING

WATER BASIN WITH 2" X 2" SHREDDED BARK MULCH.1

2

3

4

5

6

7

1

2

3

5

7

6

4

7

AGRIFORM 20-10-5 PLANTING FERTILIZER TABLETS -
3 PER 15 GALLON, 2 PER 5 GALLON, 1 PER 1 GALLON

BACKFILL MIX - 1/3 SITE SOIL, 1/3 SAND, 1/3 GROW MULCH

FINISH GRADE

ROOTBALL 1"-2" ABOVE FINISH GRADE

3" MULCH LAYER

NATIVE SOIL SUBGRADE EXCAVATE TO CORRECT
HEIGHT FOR PLANTING. SCARIFY BOTTOM TO ENSURE
ADEQUATE DRAINAGE FOR HEALTH GROWTH OF PLANT

D
E
P
T
H

 O
F
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B

A
LL

5"
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Fire PIT

Hunter ICV-G
1", 1-1/2", 2" Plastic Electric Remote Control 
Valves, Globe Configuration, with NPT Threaded 
Inlet/Outlet, for Commercial/Municipal Use.

Hunter SOIL-CLIK Sensor
The Soil-Clik probe uses proven technology to 
measure
moisture within the root zone. When the probe 
senses that the soil has reached its desired 
moisture level, it will shut down irrigation, 
preventing water waste.

Hunter PROS-06-PRS30 
Turf Spray, 30 psi regulated 6.0" Pop-Up.
Co-molded wiper seal with UV Resistant Material.

Superior Brass Valve 3100 1-1/2"
Master valve 

B

Gate Valve - Isolation Shut Off Valve

Wilkins 975 XL2  1"
Lead-free Reduced Pressure Backflow Prevente

FM HUNTER HC FLOW METER 1"
New Irrigation Flow Water Meter 

Utility Water Meter:
Make & model per local water purveyor 
standards. Contractor to verify approved 
materials list prior to purchase.

UWM*

P.O.C. POINT OF CONNECTION

Hunter Dripline HDL-09-12-CV 
Tree Ring Irrigation 
Dripline w/ 0.9 drip emitters placed every 12 in. 
Inner ring 12" from plant. Outter ring 30" from 
plant. 
Place tie down every 4' in loam and 5' in clay. 

IRRIGATION KEY/ DOMESTIC

C

Hunter ICZ-101-25-LF
Drip Control Zone Kit. 1" ICV Globe Valve with 1" 
HY100 filter system. Pressure Regulation: 25psi. 
Flow Range: .5-15 GPM.
150 mesh stainless steel screen.

Hunter Dripline HDL-06-12-CV 
Hunter Dripline w/ 0.9 GPH emitters every 12 in.
Dripline laterals spaced at 12" apart.  Install 
with Hunter PLD barbed or PLD-LOC fittings.

Hunter HCC
8 to 54 Station Outdoor Modular Controller. Wi-Fi 
Enabled w/ Hydrawise app connection.

WS

Irrigation Lateral Line: 1 in. PVC Class 200

Irrigation Mainline: 1 in. PVC Schedule 40

Pipe Sleeve: PVC Class 200
Typical pipe sleeve for irrigation pipe. Pipe 
sleeve size shall allow for irrigation piping 
and their related couplings to easily slide 
through sleeving material. Extend sleeves 18 
inches beyond edges of paving or 
construction.

UW
M

#1105 (E) Protected
19.4" 0 Coast Live Oak

to be Removed

#1110 (E) Protected 25.6" 0
Deodar Cedar

#1111 (E) Protected
11.9" 0 Coast Live Oak

11

160 SF med.
Water Drip (trees)2

755 SF low
Water Drip (shrubs)

1

766 SF high
Water spray (lawn)3

* NOTE: Refer to L-3 for Water 
Calculations &  irrigation details

Color Indicates 
the Irrigated Area

Hydrozone 
Number (Valve)

100 SF Low 
Water Drip
100 SF Low 
Water Drip

Water Use 
(Low, Moderate or High) 

Total Irrigated Landscape Area 
Represented  2,446 sf.

Hydrozones

765 SF low
Water Drip (shrubs)4

IRRIGATION NOTES

1. THE IRRIGATION SYSTEM IS TO BE INSTALLED IN CONFORMANCE WITH ALL LOCAL CODES.

2. THIS IRRIGATION DESIGN IS DIAGRAMMATIC IN NATURE AND DOES NOT REPRESENT AN EXACT LAYOUT. THE CONTRACTOR SHALL MAKE MINOR ADJUSTMENTS IN 
HEAD, VALVE, AND PIPING LAYOUT. FOR GRAPHIC CLARITY, PIPING MAY BE SHOWN OUTSIDE OF PLANTING AREAS BUT SHOULD BE INSTALLED IN BEDS WHENEVER 
POSSIBLE.

3. REMOTE CONTROL VALVES SHALL BE INSTALLED FLUSH WITH FINISH GRADE AND SHOULD BE INSTALLED IN PLANTING AREAS ONLY. USE EXISTING VALVE BOXES 
WHEN POSSIBLE.

4. WHERE PIPE PASSES UNDER DRIVING SURFACES, AND WALKS PROVIDE PVC SLEEVES AS NOTED ON PLANS. CONTRACTOR TO USE EXISTING SLEEVING WHEN 
POSSIBLE AND IS TO LOCATE ON SITE.

5. CONTRACTOR TO CONFIRM THE LOCATION OF ALL EXISTING UTILITIES AND UNDERGROUND STRUCTURES PRIOR TO EXCAVATION OF TRENCHES. CONTRACTOR TO 
REPAIR ANY DAMAGES CAUSED BY, OR DURING THE PERFORMANCE OF HIS WORK AT NO EXTRA COST TO THE OWNER.

6. A DIAGRAM OF THE IRRIGATION PLAN SHOWING HYDROZONES SHALL BE KEPT WITH THE IRRIGATION CONTROLLER FOR SUBSEQUENT MANAGEMENT PURPOSES.

7. AN IRRIGATION AUDIT REPORT SHALL BE COMPLETED BY A CERTIFIED IRRIGATION AUDITOR AT THE TIME OF FINAL INSPECTION

 I have complied with the criteria of the Model Water 
Efficient Landscape Ordinance Appendix D Prescriptive 

Requierements and havae applied them for the efficient use 
of water in the landscape & irrigation design plan. 

contractor to verify p.o.c.

B

4

2

1

1

1

1 1

1

2

2

2

2

2

3

4

44

4
4

1 1

1

C

WS

2

#1127 (E) 10.2" 0 Deodar
Cedar to be Removed

#1130  protected (E)
15.9" 0 Deodar Cedar 

#1107 (E) Protected
38.5" 0 Valley Oak 

#1122 (E) Protected 18.3" 0
Coast Live Oak Tree

#1120 (E) Protected 14.8" 0
Coast Live Oak 

#1106 (E) 4", 6", 6.5", 7.5" 0
Fan Palm Tree to be Removed 

Residence
FF= 314.7'

Garage

(E) Manhole

Karen Aitken & Associates
These drawings are instruments of service, issued for a One-time single use by the owner. The entire contents of these drawings is copyright Karen Aitken & Associates. Landscape Architect retains all rights and title. No part may be reproduces in any fashion or medium without the express written approval of the Landscape Architect. The proper electronic 
transfer of data shall be the users responsability to the Lanscape Architect. Owner shall assume responsability for compliance with all easements, setback requirements and property lines. Owner shall acquire all necessary permits required to perform work shown on plans. Base information has been provided by the owner. Karen Aitken & Associates 

assumes no liability for the accuracy of said property line boundaries, fence lines or property corners.
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* NOTES (E) = Existing

SCALE 1/8” = 1’-0”

0 8 16
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Exercise
studio
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Pantry

Kitchen
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Bath

Covered
Patio

Concrete
Driveway

Gravel
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S

S

Gates

(E) Tel.
Pole

(E) Tel.
Pole

(E) Neighbors'
Olive Tree

Catch
basin

#1126 (E) 7.8"
Deodar Cedar Tree

#1115 (E) 28.6"
Deodar Cedar Tree

(E) Wall @ StreetDense oak tres Grove

Fence
at property line

Covered
Porch

(E) Prunus
ilicifolia

S
t
. Jo

s
e
p
h
 A

v
e
.

St. Joseph 
Ave.

Junipero Serra Fwy.

Steps

concrete patio

stepping stones

(E) wood fence 6' high

gravel seating area

trash bin storage

lawn

 area beneath 
existing oak trees 
to be left undisturbed

 area beneath 
existing oak trees 

to be left undisturbed

wood Fence
& Gate

wood Fence
& Gate

G

W

S

E

Ex. Tree

Legend

To be Removed

Electric Meter

Water Meter

Sanitary Sewer

Gas Meter

Downspout

area drain

Dense oak tres Grove

Covered
Terrace

Roof
Columns

CONCRETE PATH

FM
#1108 (E) 5", 5.4" & 6.5"

Fan Palm to be Removed

#1126 (E) 7.8" 0 Deodar
Cedar to be Removed

#1125 (E) 5.6" 0
Deodar Cedar Tree

#1124 (E) 9.5" 0
Coast Live Oak 
to be Removed

#1123 (E) Protected 
11" 0 Coast Live Oak

#1116 (E) Protected 26" 0
Deodar Cedar to be Removed

#1109 (E) Protected
43.4" 0 Valley Oak
to be Removed
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20 GPH DRIPLINE RING - 0.9 GPH @ 12" O.C.

1 1/2" UV-RESISTANT POLYETHYLENE SUPPLY TUBING, AS REQUIRED. 
HUNTER TWPE-700

NOTE:
PLACE TIE-DOWN STAKES EVERY 3 FT. IN SAND, 4 FT. IN LOAM, 
AND 5 FT. IN CLAY, AS WELL AS AT ALL CHANGE OF DIRECTION 
SUCH AS AT TEES OR ELLS

(1) RING - 12" FROM PLANT - FOR 1 & 5 GAL. PLANTS.
(2) RINGD - 30" FROM PLANT - FOR 15 GAL. & 24" BOX TREE

2
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3
8
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1
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4
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21

3

8

7
14

6

DRIPELINE CONNECTION TO BELOW GRADE LATERAL PIPE.
SEE DRIPLINE TO LATERAL "XPANDO" ADAPTER CONNECTION DETAIL

1/2" POLYETHYLENE BLANK TUBING, AS REQUIERED.

BARB CROSS INSERT FITTING

BARB TEE INSERT FITTING

AT GRADE HUNTER DRIPLINE, 12" SPACING - INNER RING 12" FROM 
PLANT. OUTTER RING 30" FROM PLANT. (FOR 15 GAL. & 24" BOX TREE)

PLANT TRUNK

TYPICAL ANTELCO ASTA TIE-DOWN STAKE, SEE NOTES.

DRIPLINE BARBED INSERT ELL

RATCHET CLAMP AT ALL BARBED CONNECTIONS, ANTELCO PART NO. 
44345

INSERT ADAPTER, ANTELCO "XPANDO" 13MM X 14MM PART NO. 45595

13MM ANTELCO "CAPO: RUBBER GROMMET", NO. 45735

DRILL 5/8" HOLE IN PVC LATERAL PIPE WHERE REQUIRED. YOU MUST 
USE A "FORSTNER" DRILL BIT FOR DRILLING INTO PVC. REMOVE ANY 
EXCESS BURRS OR ROUGH EDGES.

AT-GRADE HUNTER DRIPLINE, 12" SPACING INNER RING 12" FROM 
PLANT. (FOR 1 & 5 GAL. PLANTS)

DRIPLINE TO LATERAL "XPANDO"
ADAPTER CONNECTION DETAIL

DRIP CONTROL ZONE KIT (ICZ-101-LF)

HUNTER REMOTE CONTROL VALVE (ICZ) 
WITH FILTER REGULATOR

LEGEND

IRRIGATION VALVE BOX: HEAT STAMP LID 
WITH 'RCV' IN 2" LETTERS
WATERPROOF CONNECTORS (2)
18"-24" COILED WIRE TO CONTROLLER
FINISH GRADE AT ADJACENT SURFACE
(TURF TO MULCH)
SCH. 80 CLOSE NIPPLE, MATCH SIZE TO 
VALVE

PVC SLIP X FTP ADAPTOR
BRICK SUPPORTS (4)

3/4" WASHED GRAVEL - 4" MIN. DEPTH
IRRIGATION LATERAL
MAINLAINE LATERAL AND FITTING

FILTER FABRIC - WRAP TWICE AROUND 
BRICK SUPPORTS

MIN. 1"
(25MM) CLR.

.
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IRRIGATION CONTROLLER - WALL MOUNT (HCC-800-M)

IRRIGATION CONTROLLER (HCC-800-M) PER PLAN
IRRIGATION CONTROL WIRE IN CONDUIT -
SIZE AND TYPER PER LOCAL CODES

ELECTRICAL SUPPLY CONDUIT -
CONNECT TO POWER SOURCE, J-BOX INSIDE CONTROLLER
ADJANCET SURFACE TO MOUNT CONTROLLER PER PLAN

DETAIL LEGEND

NOTES:
1.- CONTROLLER ACCEPTS 120 VOLTS A.C. OR 230 VOLTS A.C. (INTERNATIONAL MODEL)
2.- MOUNT CONTROLLER LCD SCREEN AT EYE LEVEL, CONTROLLER SHALL BE HARD 

WIRED TO GROUNDED 110 VAC POWER SOURCE.
3.- REFER TO THE HUNTER HCC INSTALLATION GUIDE FOR FURTHER INSTRUCTIONS.

FRONT ELEVATION SIDE ELEVATION

16"

13"13" 5"

1

2

3

4

4
3

1

2

4

TYPICAL DRIPLINE LAYOUT

TYPICAL OFFSET 2" FROM 
HARDSCAPE, 4" FROM

PLANTED AREA

SLOPED CONDITION NOTE:
1.- DRIPLINE LATERALS SHOULD FOLLOT THE 
COUNTOURS OF THE SLOPE WHENEVER POSSIBLE.
2.- INSTALL AIR RELIEF VALVE AT HIGHEST POINT.
3.- NORMAL SPACING WITHIN THE TOP 2/3 OF SLOPE.
4.- INSTALL DRIPLINE AT 25% GREATER SPACING AT 
THE BOTTOM 1/3 OF THE SLOPE.
5.- WHEN ELEVATION CHANGE IS 10 FT. OR MORE, 
ZONE THE BOTTOM 1/3 ON A SEPARATE VALVE

F

A A

F

F

A
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A

F
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A

F

A

F
F
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F

A

TYPICAL FPT ADAPTER AND
COMPRESSION COUPLER

3/4" PVC LATERAL PIPE

PVC MAINLINE

DRIP VALVE/ FILTER/ 
REGULATOR PER PLAN

TYPICAL OFFSET 2" 
FROM 
HARDSCAPE, 4" 
FROM
PLANTED AREA

POLYETHYLENE OR PVC 
HEADER MANIFOLD.

TYPICAL COMPRESSION
FITTING

DRIPLINE SPACING AS 
NOTED. EMITTER OFFSET 

FOR TRIANGULAR 
SPACING. 

AIR RELIEF VALVE AT 
HIGH POINT, AS NOTED. 

TYPICAL DRIPLINE WITH 
EMITTER SPACING. TIE 
DOWN STAKE AT ALL 
TEES, ELLS, AND AT 4' 

O.C. AT CLAY, 3' O.C. AT 
LOAM, OR 2' O.C. AT 

SAND.

FLUSH VALVE OR CAP AT 
LOW END AS NOTED.

PVC SCG 40 TEE OR ELL

PVC MANIFOLD LINE

EASY FIT COMPRESSION 
ADAPTER

EASY FIT COMPRESSION 
COUPLING

LANDSCAPE DRIPLINE 
TUBING

WATER SOURCE: DRIP VALVE OR 
LATERAL FROM VALVE

LANDSCAPE DRIPLINE TUBING

PVC MANIFOLD LINE WITH PVC TEE

FLUSH CAP

AIR RELIEF VALVE: INSTALL AT HIGH 
POINT OF SYSTEM

DOGBONE SHAPED CORNER SHAPED CURVED POLYGON HOURGLASS SHAPED

POLYGON SHAPED "C" SHAPED ODD SHAPED

END FEED EXAMPLE CENTER FEED EXAMPLE
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BACKFLOW PREVENTION DEVICE

BRASS BALL VALVE

NOTES:
1.- ALL ASSEMBLY PARTS (THREADED NIPPLES, FITTINGS, ETC.) SHALL BE GALVANIZED OR BRASS PER LOCAL CODES AND REQUIREMENTS
2.- GALVANIZED NIPPLE SHALL EXTEND 12" PAST THE EDGE OF THE CONCRETE FOOTING 
3.- SCH 80 PVC MALE ADAPTER SHALL BE USED IN CONNECTION FROM GALVANIZE TO THE MAINLINE
4.- BACKFLOW PREVENTION DEVICE SHALL BE LOCATED AS CLOSE AS POSSIBLE TO THE LADSCAPE METER.
5.- BACKFLOW PREVENTION DEVICE SHALL BE LOCATED IN PLANTING AREA UNLESS APPROVED BY OWNER'S REPRESENTATIVE
6.- SEE DETAIL FOR BACKFLOW CAGE INSTALLATION
7.- ALL BACKFLOW PREVENTION DEVICES SHALL HAVE FREEZE BLANKET UPON INSTALLATION
8.- ALL GALVANIZED CONNECTIONS SHALL BE MADE USING PIPE THREAD SEALANT. ALL SHC 80 PVC TO GALVANIZED CONNECTIONS TO BE MADE USING 
TEFLON TAPE

THREADED GALVANIZED NIPPLE

GALVANIZED NINETY DEGREE (90°) ELBOW

GALVANIZED UNION

WRAP 20 MIL TAPE TWICE AROUND ALL 
GALVANIZED PIPE UNDER FINISHED GRADE 
AND THROUGH THE CONCRETE

CONCRETE THRUST BLOCKS REQUIRED ON 
BACKFLOW DEVICES 2.5' AND LARGER

BACKFLOW PREVENTION DEVICE.
(SEE THE IRRIGATION PLANS FOR MAKE AND MODEL).

INSTALL THE DEVICE PER THE LOCAL WATER 
PURVEYOR'S STANDARS AND SPECIFICATIONS

GALVANIZED NIPPLE

4"  THICK CONCRETE PAD, 1" ABOVE FINISHED GRADE.

SECTION VIEW

IN-LINE VALVE (ICZ-101G)

HUNTER REMOTE CONTROL VALVE (ICZ) 
WITH FILTER REGULATOR

LEGEND

IRRIGATION VALVE BOX: HEAT STAMP LID 
WITH 'RCV' IN 2" LETTERS
WATERPROOF CONNECTORS (2)
18"-24" COILED WIRE TO CONTROLLER
FINISH GRADE AT ADJACENT SURFACE 
(TURF TO MULCH)
SCH. 80 CLOSE NIPPLE, SIZE PER RCV

PVC SLIP X FTP ADAPTOR
BRICK SUPPORTS (4)

3/4" WASHED GRAVEL - 4" MIN. DEPTH
IRRIGATION LATERAL
MAINLAINE LATERAL AND FITTING

FILTER FABRIC - WRAP TWICE AROUND 
BRICK SUPPORTS

MIN. 1"
(25MM) CLR.
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6" POP-UP ROTOR (PGP-06)

2

HUNTER PGP 6" POP-UP ROTOR
SWING JOINTS ASSEMBLY: TYPE PER PLAN OR SPECIFICATION INSTALL AS FOLLOWS:

A. HAND TIGHTEN O-RING JOINTS, BACK-OFF ONE FULL TURN TO ALLOW FOR 
SWING ACTION.
B. INSTALL SWING JOINT LAY ARM AT 30º-45º ANGLE TO THE LATERAL

LATERAL TEE OR ELL CONNECTION PER LATERAL LINE FITTING SPECIFICATIONS
LATERAL PIPE PER LATERAL LINE SPECIFICATIONS. SOIL DEPTH AS SPECIFIED
FINISH GRADE

DETAIL LEGEND

4
3

1

5
4
3

2
1

5

SAWCUT A 3 1/4" DIAMETER HOLE IN TOP 
OF VALVE LID TO ALLOW FOR 
TRANSMITTER INSTALLATION

WIRELESS HC FLOW MEER 
TRANSMITTER AND CABLE

10
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1

9

HC FLOW METER, PER PLAN

WATERPROOF CONNECTORS (2)

RECTANGULAR VALVE BOX

(4) 4"x8" BRICKS

FILTER FABRIC

GRAVEL BASE

MAINLINE

MAINLINE FITTING

FINISH GRADE

DETAIL LEGEND:

5x DIAM. OF STRAIGHT PIPE 
FREE OF FITTINGS OR ELBOWS

10x DIAM. OF STRAIGHT PIPE 
FREE OF FITTINGS OR ELBOWS

FLOW

NOTE:

HUNTER HC FLOW METER

1

MASTER VALVE

30" LINEAS LENGTH WIRE, COILED
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WATERPROOF CONNECTION

ID TAG

VALVE BOX WITH COVER

FINISH GRADE

CONTROL VALVE (SEE IRRIGATION LEGEND)

PVC SCH 80 NIPPLE (CLOSE)

PVC SCH 40 ELL

PVC SCH 80 NIPPLE (AS REQD. LENGTH)

(4) 4"x8" BRICKS

MAINLINE

SCH 80 NIPPLE AND SCH 40 ELL

PVC SCH 40 TEE OR ELL

PVC SCH 40 MALE ADAPTER

PVC LATERAL PIPE

3" MINIMUM DEPTH OF 3/4" WASHED GRAVEL

3" MIN.
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May 19, 2026 

Stephanie Williams, Zoning Administrator 
City of Los Altos 
1 North San Antonio Road 
Los Altos, CA 94022 

Dear Ms. Williams, 

On behalf of Midpeninsula Regional Open Space District (Midpen), I appreciate the opportunity to comment on 
the design review application for the construction of a new two-story house and junior accessory dwelling unit 
at 915 St. Joseph Ave. The property is located approximately 300 feet from Rancho San Antonio County Park & 
Open Space Preserve (Preserve), and Midpen would therefore like to provide the following comments regarding 
the proposed tree removal and replacement, Sudden Oak Death (SOD) prevention protocols, continued 
pedestrian-bicycle access to Rancho San Antonio and construction notification for the project. 

Proposed Tree Removal and Replacement 

The project proposes removal of four (4) protected trees: one coast live oak (native), one valley oak (native), and 
two deodar cedar trees (non-native) and plantings of four non-native 24” box replacement trees (Strawberry 
tree, Japanese Maple, Crape myrtle, and Forest Pansy Redbud). Midpen recommends replacing the native 
specimens with native species such Pacific Madrone and Western redbud, which are similar in appearance to 
the Strawberry tree and Forest Pansy Redbud. 

Sudden Oak Death (SOD) Protocols for Plantings 

Since its discovery in California in 1994, SOD has been responsible for the death of over one million oak and 
tanoak trees in California alone. Mortality rates are greater than 50 percent in some areas and continue to 
increase. Due to the known presence of SOD within the vicinity of the Preserve and the project site, attention is 
needed to protect the genetic integrity of native oak trees and reduce the potential risk of spreading SOD and 
related Phytophthora pathogens. Should the project move forward, Midpen requests that the City incorporate 
appropriate protocols as part of the Conditions of Approval for the design review application to minimize the 
spread of Phytophthora, including disinfecting tools and removing soil from heavy equipment before entering 
and when leaving the project site. In planting replacement trees, Midpen generally recommends using acorns 
rather than nursery stock. Trees grown in nurseries have been known to carry Phytophthora and spread the 
pathogen where planted. Notably, current research suggests that larger healthy trees in SOD infested areas may 
carry a genetic tolerance to the pathogen.   

Pedestrian-Bicycle Access to Rancho San Antonio 

St. Joseph Avenue serves as a primary bicycle and pedestrian access to the Preserve’s trail system at the Deer 
Meadow Trailhead and is well used by the residents and community. The project site also accesses St. Joseph 
Avenue. Midpen requests that public access continues to be maintained to the Deer Meadow trailhead, such 
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2 

that a condition of approval be added to ensure that construction activity including construction vehicles do not 
block public access to the Preserve. To ensure there are no impacts to the Preserve visitation and operations, 
Midpen requests that a notification be sent to Midpen and adjacent property owners along St. Joseph Avenue 
prior to the start of construction. 

Thank you, 

Jane Mark, AICP 
Planning Manager  

Attachment 1: Guidelines to Minimize Phytophthora Contamination in Restoration Projects 
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Guidelines to Minimize Phytophthora Pathogens in Restoration Nurseries 6 

2. Clean planting materials

Objective: Start with propagative material that is free from infection or external contamination by 

Phytophthora species as well as other possible pathogens. 

Suggested practices: 

2.1. To avoid introducing Phytophthora into seed collection areas, make sure your equipment, 

vehicle, and footwear are clean.  Clean and sanitize your footwear and tools between locations. 

2.2. Where possible, collect seeds and cuttings as high above the ground as possible, preferably at 

least 3 ft above the soil surface.   

2.3. Whenever possible, seed/fruit should not be collected directly from the ground. Seed can be 

knocked onto clean tarps placed on the ground or collected using seed traps.  If seed is otherwise 

unavailable, exceptions may be considered based on the following criteria: 1). Vegetation is 

robustly healthy, the site is not known to be and not likely to be contaminated; 2). Seed has 

recently dropped on dry ground or leaf litter. Seeds that may be contaminated with soil via water 

splashed from the soil should be appropriately treated before storage or use (see section 9. 

Sanitizing materials and treatments). Ground-collected seed will be kept separate from other 

collected material during seed processing and planting and should be prioritized for testing 

throughout propagation. 

2.4. Seeds, cuttings, and other plant propagules should not be collected from the vicinity of past 

restoration plantings or other areas where Phytophthora infestations are known, suspected, or 

likely. In the unusual situations where this is not possible (e.g., for rare populations), seed or tip 

cuttings may be collected if collected at a distance of 1 m or more above the ground. Material 

propagated from such sources should be kept segregated from plant material propagated from 

pathogen-free areas. 

2.5. Protocols for seed collection from species that are low growing (with height stature less than 1 m 

above the ground) should minimize the risk of potential Phytophthora contamination.  In general, 

seed that matures after the rainy season has ended has a low risk of being contaminated if 

collected before fall rains begin. 

2.6. Collect seeds, cuttings, or other propagules only from plants and fruit that appear healthy. Do not 

collect or store seeds or other propagules with apparent disease symptoms such as decay, atypical 

discoloration, or fungal fruiting bodies.   

2.7. If possible, avoid collecting seeds or other propagules during wet or muddy conditions to 

minimize potential for contaminating propagules or spreading contaminated soil. 

2.8. Collect propagules with clean hands/gloves and equipment (pruning shears, etc.) and place them 

in new bags/envelopes and new or clean containers.  Sanitize gloves, hands, and tools 

immediately if they come in contact with soil.  Sanitize cutting tools frequently.  

2.9. Conduct all processing of seeds or cuttings in a clean work area with clean equipment and clean 

hands or gloves.  Discard or sanitize any seed or propagule that is dropped on the ground or 

comes in contact with contaminated surfaces or materials. 

Attachment 1
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Guidelines to Minimize Phytophthora Pathogens in Restoration Nurseries 7 

2.10. Clean seed as soon as possible after collection to remove any debris before storage or 

stratification.  Inspect stored seeds or other propagules regularly and discard materials that 

develop symptoms in storage.   

2.11. Where compatible with seed storage and germination requirements, treat seed using heat or 

appropriate disinfecting chemicals to eliminate seed-borne pathogens or external contamination. 

Seed treatment may be omitted for species where it is impractical or the risk of seed-borne or 

contaminating pathogens is negligible. 

2.12. Do not bring potentially infected or contaminated plant material into clean production areas of the 

nursery.  Properly collected seed and tip cuttings (described above) will normally be free of 

Phytophthora. 

2.13. Plant propagules that have been in contact with the soil (divisions, tubers, rhizomes, bulbs, etc.) 

have an elevated risk of being infected or contaminated with Phytophthora or other soilborne 

pathogens.  Plant stock originating from such propagules should be segregated from planting 

material started from cleaner sources, such as seed or cuttings and from other vegetatively 

propagated material from different localities. The goal is to avoid introducing pathogens, 

including pathogens that may be endemic to a given site, to new areas or native plant populations 

via plants that become infected in the nursery. 

2.14. Plant propagules from the soil (divisions, tubers, rhizomes, bulbs, etc.) should be thoroughly 

cleaned to remove soil and inspected.  Discard propagules that show evidence of decay.  Surface 

contamination can be removed with treatments such as diluted bleach dips, but surface treatments 

will not eliminate internal infections.  Internal infections can only be eliminated by heat 

treatments, but not all plant propagules will tolerate temperatures needed to kill Phytophthora 

infections.  
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