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DEVELOPMENTAL REVIEW COMMENTS

Review of a proposed new 5,093 square-foot split-level single-family residence with attached garage
at street level. The house presents as 3-story at street level-however, only two-levels comprise actual
occupied floors.

14700 Winchester Blvd., Los Gatos, CA 95032-1818
(408) 378-4010 +(408) 378-9342 (fax) » www.sccfd.org

PLAN
REVIEW No.

Department all applicable construction permits.

BLDG
PERMIT No.

16 0328

Comment #1: Review of this Developmental proposal is limited to acceptability of site access and
water supply 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 application to, and receive from, the Building

Comment #2: Wildland-Urban Interface: This project is located within the designated Wildland-
Urban Interface Fire Area. The building construction shall comply with the provisions of California
Building Code (CBC) Chapter 7A. Note that vegetation clearance shall be in compliance with CBC
Section 701A.3.2.4 prior to project final approval. Check with the Planning Department for related
landscape plan requirements.

Comment #3: Fire Sprinklers Required: An automatic residential fire sprinkler system shall be
installed in one- and two-family dwellings as follows: In all new one- and two-family dwellings and
in existing one- and two-family dwellings when additions are made that increase the building area to
more than 3,600 square feet. Exception: A one-time addition to an existing building that does not
total more than 1,000 square feet of building area. NOTE: The owner(s), occupant(s) and any contractor

(s) or subcontractor(s) are responsible for consulting with the water purveyor of record in order to determine if any
modification or upgrade of the existing water service is required. A State of California licensed (C-16) Fire
Protection Contractor shall submit plans, calculations, a completed permit application and appropriate fees to

this department for review and approval prior to beginning their work. CRC Sec. 313.2 as adopted and amended

by LGTC
City PLANS SPECS NEW RMDL AS | OCCUPANCY | CONST.TYPE |ApplicantName DATE PAGE
LGA X ORXR OO SFR V-B Ed Pearson 02/02/2016 1 . 2
SEC/FLOOR | AREA LOAD  |PROJECT DESCRIPTION PROJECT TYPE OR SYSTEM
2stry + | 5093 sf Residential Development Design Review
NAME OF PROJECT LOCATION
SFR 19 Highland Ave Los Gatos

TABULAR FIRE FLOW

2000

REDUCTION FOR FIRE SPRINKLERS REQUIRED FIRE FLOW @ 20 PSI

| 507, ] 1500

BY

Harding, Doug

Organized as the Santa Clara County Central Fire Protection District

Serving Santa Clara County and the communities of Campbell, Cupertino, Los Altos,
Los Altos Hills, Los Gatos, Monte Sereno, and Saratoga

FOUNDATION INSPECTIONS: A pad certificate prepared by a a licensed Civil Engineer or Land
Surveyor shall be submitted to the project Building Inspector at foundation inspection. This ceertificate
shall certify compliance with the recommendations as specified in the soils report and that the building
pad elevation and on-site retaining wall locations and elevations have been prepared according to the
approved plans. Horizontal and bvertical controls shall be set and certified by a licensed Surveyor or

registered Civil Engineer for the following items:
a. Building pad elevation

b. Finish floor elevation

c. Foundation corner locations

d. Retaining walls

PRIOR TO FINAL INSPECTION: Prove a letter from California Licensed Architect or Landscape
Architect certifying the landscaping and vegetation clearance requirements have been completed per the
California Public Resources Code 4291 and Government Code Section 51182.

PROVIDE DEFENSIBLE SPACE / FIRE BREAK LANDSCAPING PLAN: Prepared by California Licensed
Architect or Landscape Architect in conformance with California Public Resources Code 4291 and

Government Code Section 51182.

GENERAL NOTES

1. All material and workmanship shall conform with requirements to the 2013 CRC, 2013 CBC,2013

CEC, and 2013 CMC.

2. Notes and details on drawings shall take precedence over these General Notes.
3. Dimensions as indicated are the dimensions to be used. Do not scale the drawings.
4. No changes are to be made on the plans without the knowledge of the Engineer whose signature

appears herein.

5. The design adequacy and safety of the erection, bracing, shoring, and the temporary supports is the

sole responsibility of the Contractor.

6. The General Contractor shall insure that there is a full time, qualified Superintendent at the job site at

all times.

7. Provide special inspection for all times as required by IBC and Local Code authority.

BUILDING MATERIALS

ROOFING: Standing seam metal

GUTTERS AND DOWNSPOUTS: Galvanized metal (square shape)
EXTERIOR LIGHTS: Downward / downward dark sky

EXTERIOR FINISH: Stucco and wood siding

ENTRY DOOR: (Selection by Owner)

GARAGE DOOR: Carriage House (San Mateo Series)

ROOF SOFFITS: Stucco

ROOF/ FOUNDATION VENTS: "Banguard Vents" under eave/soffit vents, ridge vents, and foundation

vents

A.P.N. 529-37-033
ZONING = HR-2 1/2
FLOOD ZONE = NONE
HISTORIC ZONE = NONE
OCCUPANCY =
CONSTRUCTION TYPE = V-B

REQUIRED PARKING:

ALLOWED

SETBACKS:

FRONT SETBACK: 30'-0"
RIGHT SIDE SETBACK: 20'-0"
LEFT SIDE SETBACK: 20'-0"
REAR SETBACK: 25'-0"
CREEK SETBACK: 15'-0"

BUILDING HEIGHT: 25'-0"/35'-0" Low to High

R3 SINGLE FAMILY DWELLING

2 COVERED GARAGE SPACES

PROPOSED

>30"-0"
>20'-0"
>20'-0"
>25'-0"

>20"-0"+++

34'-0"/Low to High

(BUILDING HEIGHT DERIVED FROM AVERAGE GRADE ELEVATION

ALONG BUILDING EDGE AND RIDGE ELEVATION)

GROSS LOT AREA = 1.04 ACRES = 45,302 SF
AVERAGE SLOPE = 28.76%

NET LOT AREA / LOT AREA REDUCTION:

(100% - (30% / (3 X 8.76) X 45,240 = 19,779 SF

GROSS FLOOR AREA PER HD STANDARDS / FAR:
ALLOWABLE FLOOR AREA = 4,700 SF

GARAGE ALLOWANCE = 400 SF

MAXIMUM ALLOWED TOTAL = 5,100 SF

MAIN LEVEL:
UPPER LEVEL:
TOTAL HABITABLE HOUSE:
GARAGE:
TOTAL: 4,248 SF

2,379 SF
1,652 SF
4,031 SF

SITE COVERAGE:
BUILDING FOOTPRINT: 2,372 SF
CANTILEVERED BUILDING: 404 SF
DECKS / PATIOS: 429 SF
DRIVEWAY: 3,583 SF

HOA/ CCR: NONE

617 - 400 =

217 SF

WELO REQUIREMENTS: NOT APPLICABLE, UNDER 500 SF OF IRRIGATED TURF

AND NO PROPOSED POOL OR FOUNTAIN ON S,ITE.

PARCEL MAP

LOCATION MAP
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Proposed Floor Plans

Proposed Roof Plan

Previous + Proposed Front (East) Elevations
Previous + Proposed Left (North) Elevations
Previous + Proposed Rear (West) Elevations
Previous + Proposed Right (South) Elevations
Sections

Landscape Plan
-S-1—Structural—

Title Sheet

Site Plan

Utility Plan

Grading & Drainage Plan

Tree Inventory Plan

Sections and Details

Erosion Control Plan

Conditions of Approval (Pending)

CODES USED

The following codes are currently in effect:
2013 California Building Code
2013 California Residential Code

2013 California Plumbing Code

2013 California Mechanical Code

2013 California Electrical Code

2013 California Existing Building Code

2013 California Energy Code

2013 California Fire Code

2013 California Green Building Standards Code

PROJECT DESCRIPTION

Owner:

Ed Pearson

239 Thurston St.

Los Gatos, California 95030
(408) 205-7305

Designer:
Studio 3 Design

Contact: Bess Wiersema
1585 The Alameda #200
San Jose, California 95125
ph: (408) 292-3252

fax: (253) 399-1125

Civil Engineer:
Peoples Associates

Contact: Velimir Sulic
1996 Tarob Court
Milpitas, California 95035
ph: (408) 957-9220

fax: (408) 957-9221

Structural Engineer:

Cornerstone Structural Engineering
Group, Inc

Contact: Chad

40 Federal Street

San Francisco, California 94107
ph: (916) 897-9649

email:
chadg@cornerstonestructural.net

Title 24:

FRI Energy Consultants, LLC
Contact: Nick Bignardi

21 N. Harrison Ave., Suite 210
Campbell, CA 95008

ph: (408) 866-6832

email: nick@friconsulting.com

The proposed project is to construct a single family home in an HR-2 1/2 zone. The site is on
a private road off Highland Ave. Surrounding parcels range in size from approx. 1/4 acre to 3
acres. Homes in this area typically range in size from approx. 1,300 sg. ft. to 5,500 sq. ft.

While the project differs from the previously approved home for this site, the location of the
home will remain the same and the footprint will remain almost identical to the past approved
home. Unlike the previous approval, this design will fully comply with the maximum height for

retaining walls encouraged by the HDS+G guidelines.

Tree removal will follow the previously completed arborist report and new landscaping will be

comprised entirely of almost all native species.

The style of the home is best described as contemporary with some rustic elements. It was
designed with a stepped foundation; keeping a low profile while running parallel to the

contours of the existing hillside.

Low pitched shed roofs will be used to minimize aesthetic impacts. Exterior materials include
a dark taupe color integral stucco which falls below the LRV value of 30. Keeping further with
the design style, horizontal wood siding would be incorporated on some areas. The roofing

material would be a dark brown standing seam metal.

The residence has been designed to accommodate passive and active sustainability
measures by being sensitive to solar exposure on certain facades, materials selections and

LOW-E glazing.

The home has been designed to accommodate Hillside Design Guidelines: placement of the
building is as parallel to grade as possible, thereby minimizing grading and existing slopes.
The foundation and blueprint also stack back for similar reasons. Materials are earth tone in
colors and meet or exceed LRV requirements to blend with the natural environment. Shed
roofs and shifts in massing are used to lessen the overall bulk and mass.

The home is not a three story home, rather a split level setup to accommodate the hillside
grade differences, specifically at the garage area. At no point are 2 stories of habitable space
stacked over the garage at the lowest level. This staggered effect helps to minimize grading
at the hillside for both the home itself and the driveway access.

SANTA CLARA COUNTY FIRE NOTES

1. This project is located within the designated Wildland-Urban Interface fire area. The building
constructions shall comply with the provisions of California Building Code (CBC) Chapter 7A.
Vegetation clearance shall be in compliance with CBC Section 701A.3.2.4.

2. An automatic residential fire sprinkler system shall be installed type 13D. Section R313.2 as

adopted and amended by LGTC.

3. Potable water supplies shall be prtotected from contamination caused by fire protection water
supplies. The owner and any contractors / subcontractors shall contact the water purveyor

supplying the site of such project, and to comply with the requirements of that purveyor. 2013 CFC
Section 903.3.5 and Health and Safety Code 13114.7.
4. Approved house numbers shall be placed in such a position to be plainly visible and legible
from the street fronting the property. Numbers shall be 6" tall and in contrast with their background.
CFC Section 505.
5. Construction site shall comply with all applicable provisions of the CFC Chapter 14, including
Fire Department Standard Detail and Specification S1-7.

STUDIO THREE DESIGN

INTERIORS
REMODELS +
ADDITIONS

NEW CONSTRUCTION

1585 THE ALAMEDA
SUITE 200

SAN JOSE
CALIFORNIA

95126

T 408.292.3252
F 253.399.1125

PEARSON
19 HIGHLAND AVE.
LOS GATOS
CALIFORNIA
95030

A.P.N. 529-37-033

L
1 DECEMBER 2015 - PLAN
CHECK COMMENTS

22 JANUARY 2016 - PLAN
CHECK COMMENTS

10 FEBRUARY 2016 - PLAN
CHECK COMMENTS

3 MARCH 2016 - PLAN
CHECK COMMENTS

29 MARCH 2016
7 MAY 2016

11 JULY 2016 - PLANNING
COMMISSION COMMENTS

26 OCT 2016 - PLANNING
COMMISSION RESUBMITTAL
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GENERAL NOTES:

10.

1.

12.

13.

1.
12.
13.

14.

15.

16.

17.

18.

19.

20.

21.

THE LANDING SHALL NOT BE MORE THAN 7-3/4"
LOWER THAN THE FLOOR LEVEL AT DOORS
SWINGING AWAY FROM THE LANDING AND NOT MORE
THAN 1-1/2" AT DOORS SWINGING OVER THE
LANDING.

FOR SHOWERS AND TUB/SHOWER WALLS A SMOOTH,
HARD, NONABSORBENT SURFACE (E.G. CERAMIC
TILE OR FIBERGLASS) OVER A MOISTURE RESISTANT
UNDERLAYMENT (E.G. CEMENT, FIBER CEMENT, OR
GLASS MAT GYPSUM BACKER) TO A HEIGHT OF 72
INCHES ABOVE THE DRAIN INLET. PLEASE NOTE:
WATER-RESISTANT GYPSUM BACKING BOARD SHALL
NOT BE USED OVER A VAPOR RETARDER IN SHOWER
OR BATHTUB COMPARTMENTS. CRC SECTIONS
R307.2 AND R702.3.8

ALL SHOWER ENCLOSURES TO BE TEMPERED GLASS
WITH MIN. 22" TEMPERED DOOR TO SWING OUT OF
THE SHOWER STALL

FOR ISLAND SINKS AND SIMILAR EQUIPMENT SHALL
BE ROUGHED IN ABOVE THE FLOOR AND SHALL BE
PERMITTED TO BE VENTED BY EXTENDING THE VENT
AS HIGH AS POSSIBLE, BUT NOT LESS THAN THE
DRAIN BOARD AND THEN RETURNING IT DOWNWARD
AND CONNECTING IT TO THE HORIZONTAL SINK
DRAIN IMMEDIATELY DOWNSTREAM FROM THE
VERTICAL FIXTURE DRAIN. THE RETURN VENT SHALL
BE CONNECTED TO THE HORIZONTAL DRAIN
THROUGH A WYE-BRANCH FITTING AND SHALL IN
ADDITION, BE PROVIDED WITH A FOOT VENT TAKEN
OFF THE VERTICAL FIXTURE VENT BY MEANS OF A
WYE BRANCH IMMEDIATELY BELOW THE FLOOR AND
EXTENDING TO THE NEAREST PARTITION AND THEN
THROUGH THE ROOF TO THE OPEN AIR OR SHALL BE
PERMITTED TO BE CONNECTED TO OTHER VENTS AT
APOINT NOT LESS THAN 6 INCHES (152 MM) ABOVE
THE FLOOD-LEVEL RIM OF THE FIXTURES SERVED.
DRAINAGE FITTINGS SHALL BE USED ON THE VENT
BELOW THE FLOOR LEVEL, AND A SLOPE OF NOT
LESS THAN 1/4 INCH PER FOOT. CPC SECTION 909
FIREPLACE SURROUND TO BE NON-COMBUSTIBLE
MATERIAL AT LEAST 1' AROUND OPENING @ TOP +
SIDES, AND PROTRUDING AT LEAST 2 OUT FROM
WALL OR PER MANUFACTURER SPECIFICATIONS.
GAS FIREPLACE SHALL BE INSTALLED IN
ACCORDANCE WITH MANUFACTURER'S
INSTRUCTIONS AND LISTING.

WINDOW GLAZING FOR ALL NEW WINDOWS TO BE
MAX. (0.29) U-FACTOR AND (0.29) S.H.G.C. PER TITLE
24 REPORT

WINDOW GLAZING FOR ALL NEW WINDOWS TO BE
TEMPERED GLASS OR 20 MIN. FIRE RATED
ASSEMBLY, UNLESS NOTED OTHERWISE.

A PERMANENT LABEL PER SECTION R308.1 SHALL
IDENTIFY EACH LIGHT OF SAFETY GLAZING.

ALL ESCAPE OR RESCUE WINDOWS SHALL HAVE A
MINIMUM NET CLEAR OPERABLE AREA OF 5.7 S F..
THE MINIMUM NET CLEAR OPERABLE WIDTH SHALL
BE 20". THE MINIMUM NET CLEAR OPERABLE HEIGHT
SHALL BE 24". WHEN WINDOWS ARE PROVIDED AS A
MEANS OF ESCAPE OR RESCUE, THEY SHALL HAVE A
FINISHED SILL HEIGHT NOT MORE THAN 44" ABOVE
THE FLOOR PER CRC R310.

EXTERIOR DOORS SHALL BE 20 MIN. ASSEMBLIES,
SOLID CORE WITH 1-3/8" THICK STILES AND RAILS &
1-1/4" INTERIOR FIELD PANEL THICKNESS OR OF
NON-COMBUSTIBLE CONSTRUCTION AS PER CRC
R327.8.3.

R327.3.4 TESTED FIRE RATED MATERIALS AND
ASSEMBLIES SHALL BE LABELED.

AT FINAL INSPECTION, A MANUAL, COMPACT DISC,
WEB-BASED REFERENCE, OR OTHER ACCEPTABLE
MEDIA INCLUDING ITEMS 1 THROUGH 10 IN
ACCORDANCE WITH CGBSC SECTION 4.410.1 SHALL
BE PLACED IN THE BUILDING.

R311.7.5 STAIRWAY - MAX. RISE 7-3/4", MIN. RUN 10"
R311.7.5.2.1. WINDING STAIRS - MIN. TREAD DEPTH 10"
R311.7.7 HANDRAIL HEIGHT, MEASURED VERTICALLY
FROM THE SLOPED PLANE ADJOINING THE TREAD
NOSING, OR FINISH SURFACE OF RAMP SLOPE, SHALL
BE NOT LESS THAN 34" AND NOT MORE THAN 38"
HANDRAILS FOR STAIRWAYS SHALL BE CONTINUOUS
FOR THE FULL LENGTH OF THE FLIGHT, FROM A POINT
DIRECTLY ABOVE THE TOP RISER OF THE FLIGHT TO A
POINT DIRECTLY ABOVE THE LOWEST RISER OF THE
FLIGHT. HANDRAIL ENDS SHALL BE RETURNED OR
SHALL TERMINATE IN NEWEL POSTS OR SAFETY
TERMINALS. HANDRAIL ADJACENT TO A WALL SHALL
HAVE A SPACE OF NOT LESS THAN 172" BETWEEN THE
WALL AND THE HANDRAILS. HANDRAILS WITH A
CIRCULAR CROSS SECTION SHALL HAVE AN OUTSIDE
DIAMETER OF AT LEAST 1%" AND NOT GREATER THAN
2".IF THE HANDRAIL IS NOT CIRCULAR, IT SHALL HAVE
A PERIMETER DIMENSION OF AT LEAST 4" AND NOT
GREATER THAN 67" WITH A MAXIMUM CROSS
SECTION OF DIMENSION OF 27". EDGES SHALL HAVE
A MINIMUM RADIUS OF 0.01". EXTERIOR
WOOD/PLASTIC COMPOSITE HANDRAILS.
WOOD/PLASTIC COMPOSITE HANDRAILS SHALL
COMPLY WITH THE PROVISIONS OF SECTION R317 4.
1012.4 HANDRAIL GRIPPING SURFACES SHALL BE
CONTINUOUS, WITHOUT INTERRUPTION BY NEWEL
POSTS OR OTHER OBSTRUCTIONS.
EXCEPTIONS:

-HANDRAILS WITHIN DWELLING UNITS ARE

PERMITTED TO BE INTERRUPTED BY A NEWEL

POST AT ATURN OR LANDING.

-WITHIN A DWELLING UNIT, THE USE OF A VOLUTE,

TURNOUT, STARTING EASING OR STARTING NEWEL

IS ALLOWED OVER THE LOWEST TREAD.
1012.5 HANDRAILS SHALL NOT ROTATE WITHIN THEIR
FITTINGS.
1012.6 HANDRAILS WITHIN A DWELLING UNITS NEED
EXTEND ONLY FROM THE TOP RISER TO THE BOTTOM
RISER.
1012.7 CLEAR SPACE BETWEEN A HANDRAIL AND A
WALL OR OTHER SURFACE SHALL BE A MIN. 1%%".
ADJACENT SURFACES SHALL BE FREE OF ANY SHARP
OR ABRASIVE ELEMENTS.
ENCLOSED USEABLE SPACES UNDER STAIRWAYS
SHALL BE PERMITTED TO BE PROTECTED ON THE
ENCLOSED SIDE WITH *%2" (12.7 MM) GYPSUM BOARD.
CBC 1009
1013.2 REQUIRED GUARDRAILS SHALL BE NOT LESS
THAN 42" HIGH, MEASURED VERTICALLY ABOVE THE
ADJACENT WALKING SURFACES, ADJACENT FIXED
SEATING OR THE LINE CONNECTING THE LEADING
EDGES OF THE TREADS.
-EXCEPTIONS:
-GUARDS ON THE OPEN SIDES OF STAIRS SHALL HAVE
A HEIGHT NOT LESS THAN 34" MEASURED VERTICALLY
FROM A LINE CONNECTING THE LEADING EDGES OF
THE TREADS.
-WHERE THE TOP OF THE GUARD ALSO SERVES AS A
HANDRAIL ON THE OPEN SIDES OF STAIRS, THE TOP
OF THE GUARD SHALL BE MIN. 34" AND MAX. 38"
MEASURED VERTICALLY FROM A LINE CONNECTING
THE LEADING EDGES OF THE TREADS.
1013.3 REQUIRED GUARDS SHALL NOT HAVE
OPENINGS WHICH ALLOW PASSAGE OF A SPHERE 4" IN
DIAMETER FROM THE WALKING SURFACE TO THE
REQUIRED GUARD HEIGHT.

22.

23.

24.

25.

26.

21.

28.

29.

30.

31.

DOCUMENTATION SHALL BE PROVIDED, PRIOR TO
FIRST INSPECTION, CONFIRMING COMPLIANCE TO
THE WASTE MANAGEMENT PLAN PROVIDED TO THE
JURISDICTION. CGBSC SECTION 4.408.2.1

R302.5.1 OPENINGS FROM A PRIVATE GARAGE
DIRECTLY INTO A ROOM USED FOR SLEEPING
PURPOSES SHALL NOT BE PERMITTED. OTHER
OPENINGS BETWEEN THE GARAGE AND
RESIDENCE SHALL BE EQUIPPED WITH SOLID
WOOD DOORS NOT LESS THAN 1 3/8 INCHES (35
MM) IN THICKNESS, SOLID OR HONEY COMB CORE
STEEL DOORS NOT LESS THAN 1 3/8 INCHES (35
MM) THICK, OR 20-MINUTE FIRE-RATED DOORS.
DOORS SHALL BE SELF-CLOSING AND
SELF-LATCHING.EXCEPTION: WHERE THE
RESIDENCE AND THE PRIVATE GARAGE ARE
ENCLOSED USEABLE SPACES UNDER STAIRWAYS
SHALL BE PERMITTED TO BE PROTECTED ON THE
ENCLOSED SIDE WITH %" (12.7 MM) GYPSUM
BOARD. CBC 1009.6.3

AT FURNACE LOCATION PROVIDE CONTINUOUS
FLOORING 24 IN. IN WIDTH ON THREE SIDES OF THE
EQUIPMENT AND 30 IN. ON THE CONTROL SIDE TO
SERVICE REQ'D. CONTROLS AND VALVES (SEE
CHART ON SHEET MPE-1).

PROVIDE TWO LAYERS OF BUILDING PAPER GRADE
'D' WHEN STUCCO IS APPLIED OVER WOOD BASE
SHEATHING PER CBC 2506.4, AND PROVIDE WEEP
SCREED AT FOUNDATION PLATE LINE ON ALL
STUCCO WALLS A MIN. 2" ABOVE PAVED AREAS
PER CBC 2506 5.

4.408.1 RECYCLE AND/OR SALVAGE FOR REUSE A
MINIMUM OF 50 PERCENT OF THE NON HAZARDOUS
CONSTRUCTION AND DEMOLITION DEBRIS, OR
MEET A LOCAL CONSTRUCTION AND DEMOLITION
WASTE MANAGEMENT ORDINANCE, WHICHEVER IS
MORE STRINGENT.

MINIMUM REQUIREMENTS PER TITLE 24
COMPLIANCE:

-INSULATE ROOF IN ADDITION TO AT LEAST R-30.
-INSULATE ALL EXTERIOR WALLS IN ADDITION TO
AT LEAST R-19.

-INSULATE ALL EXTERIOR RAISED FLOORS IN
ADDITION TO AT LEAST R-19.

-ALL NEW WINDOWS TO BE DOUBLE - GLAZED WITH
NON - METAL FRAMES.

-FURNACE TO HAVE A MINIMUM AFUE RATING OF
90%.

FOUNDATION VENT CALCS.:

OPENINGS FOR UNDER-FLOOR VENTILATION. THE
MINIMUM NET AREA OF VENTILATION OPENINGS SHALL
NOT BE LESS THAN 1 SQUARE FOOT FOR EACH 150
SQUARE FEET (0.67 M2 FOR EACH 100 M2) OF
CRAWL-SPACE AREA. VENTILATION OPENINGS SHALL BE
COVERED FOR THEIR HEIGHT AND WIDTH, PROVIDED
THAT THE LEAST DIMENSION OF THE COVERING SHALL
NOT EXCEED % INCH (6 MM). CBC 1203.3.1

OPENINGS FOR UNDER-FLOOR VENTILATION SHALL BE
NOT LESS THAN 1 % SQUARE FEET (0.135 M2) FOR EACH
25 LINEAR FEET (7620 LINEAR MM) OF EXTERIOR WALL.
THEY SHALL BE COVERED WITH
CORROSION-RESISTANT WIRE MESH WITH MESH
OPENINGS NOT LESS THAN % INCH (6.4 MM) NOR MORE
THAN % INCH (13 MM) IN ANY DIMENSION. CBC 1203.3.1.1
[SPCB]

Yo X 2,294 SF = 15.4 SF | 42 SF = 37 VENTS

R302.11 IN COMBUSTIBLE CONSTRUCTION,
FIREBLOCKING SHALL BE PROVIDED TO CUT OFF
ALL CONCEALED DRAFT OPENINGS (BOTH
VERTICAL AND HORIZONTAL) AND TO FORM AN
EFFECTIVE FIRE BARRIER BETWEEN STORIES, AND
BETWEEN A TOP STORY AND THE ROOF SPACE.
FIREBLOCKING SHALL BE PROVIDED THE
FOLLOWING LOCATIONS:

-IN CONCEALED SPACES OF STUD WALLS AND
PARTITIONS, INCLUDING FURRED SPACES AND
PARALLEL ROWS OF STUDS OR STAGGERED
STUDS, AS FOLLOWS:

-VERTICALLY AT THE CEILING AND FLOOR LEVELS.
-HORIZONTALLY AT INTERVALS NOT EXCEEDING 10
FEET (3048 MM).

-AT ALL INTERCONNECTIONS BETWEEN
CONCEALED VERTICAL AND HORIZONTAL SPACES.
-IN CONCEALED SPACES BETWEEN STAIR
STRINGERS AT THE TOP AND BOTTOM OF THE RUN.
ENCLOSED SPACES UNDER STAIRS SHALL COMPLY
WITH SECTION R302.7.

-AT OPENINGS AROUND VENTS, PIPES, DUCTS,
CABLES AND WIRES AT CEILING AND FLOOR LEVEL,
WITH AN APPROVED MATERIAL TO RESIST THE
FREE PASSAGE OF FLAME AND PRODUCTS OF
COMBUSTION.

R602.3.4.1 - RODENT PROOFING

+ FOR SLAB ON GRADE: SEAL ALL HOLES IN SILL
PLATE WITH CONCRETE MASONRY OR CEMENT
MORTAR.

« FOR PIER FOOTING FOUNDATIONS: APPENDIX F
2013 CBC

—UP TO 12" ABOVE GRADE: AN APRON 24" BELOW
AND 8" ABOVE GRADE FOR THE ENTIRE PERIMETER
OF THE BUILDING MADE OF NONDECAYABLE
RODENT PROOFING MATRIAL OR 4" THICK
CONCRETE.

— ABOVE 12" INSTALLING 24 GA. METAL COLLARS
ON SUPPORT POSTS AT CONCRETE PIERS OR
ENCASING POSTS WITH MATERIALS SIMILAR TO
THE "UNDER 12" OPTION.

R505.3 BUILDING MATERIALS WITH VISIBLE SIGNS
OF WATER DAMAGE SHALL NOT BE INSTALLED.
WALL AND FLOOR FRAMING SHALL NOT BE
ENCLOSE WHEN MOISTURE CONTENT EXCEEDS 19
PERCENT.
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ROOF PLAN NOTES:

ROOFING MATERIAL TO BE CLASS "A" - STANDING SEAM METAL
EAVES / RAKES MATERIAL: "LONGBOARD" NON-COMBUSTIBLE ALUMINUM
TYPICAL ROOF OVERHANG @ RAKE : 12 INCHES, U.N.O
TYPICAL ROOF OVERHANG @ EAVES: 36 INCHES, U.N.O.
CONTRACTOR TO PROVIDE & INSTALL REQ'D NET FREE ATTIC VENTILATION
UPPER LEVEL ATTIC AREA:
1,786 SF /150 =119 OR 12 SF
MIN. REQUIRED: 1,728 SQ. INCHES
QTY. (1) RECT. VENT PER STUD BAY =22 SQ. INCHES
1,728 122 = 79 BAYS
MAIN LEVEL ATTIC AREA:
2,571 SF/150=17.14 OR 18 SF
MIN. REQUIRED: 2,592 SQ. INCHES
QTY. (1) RECT. VENT PER STUD BAY =22 SQ. INCHES
2,592 122 =118 BAYS
LOWER LEVEL (GARAGE) ATTIC AREA:
720 SF /150 =4.8 OR 5 SF
MIN. REQUIRED: 720 SQ. INCHES
QTY. (1) RECT. VENT PER STUD BAY =22 SQ. INCHES
720122 = 33 BAYS
COVERED PORCH / VERANDA ATTIC AREA:
335SF /150 =2.23 OR 3 SF
MIN. REQUIRED: 432 SQ. INCHES
QTY. (1) RECT. VENT PER STUD BAY =22 SQ. INCHES
432 /22 =20 BAYS
6. PREFAB GSM UNDER EAVE VENTS ( "BRANDGUARD" 22"x 3.5",
MOD. # UE2011-FFS) TO BE EVENLY DISTRIBUTED
7. ALL VENT OPENING TO BE COVERED WITH 1/8-INCH (MIN.) 1/4-INCH (MAX.)
CORROSION RESISTANT METAL SCREENING
8. ALL FLASHING TO BE 22 GAUGE W/MIN. 10-INCH LAP W / ALL SEAMS
SOLDERED TO BE WEATHERPROOF AND PAINTED TO MATCH ROOFING
MATERIAL
9. WHEN POSSIBLE LOCATE ALL PLUMBING, HVAC VENTS, ETC. AT REAR
ROOF SIDE (OPPOSITE ENTRY)
10.  ALL DOWNSPOUTS SHALL BE DIRECTED TO LANDSCAPED AREAS, MINIMIZE
DIRECTLY CONNECTED IMPERVIOUS AREAS, ETC.
11. ON SLOPES 4:12 OR GREATER PROVIDE 1 LAYER OF FELT 15# UNDER
ROOFING OR ON SLOPES LESS THAN 4:12 PROVIDE 2 LAYERS OF FELT 15#
UNDER ROOFING AS REQUIRED BY SECTION CRC R905.2.7.

I

NORTH
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GRADING NOTE: CONSTRUCTION BENCHMARK o
ALL GRADING SHALL BE IN ACCORDANCE SITE MAP EXISTING MAG NAIL IN HIGHLAND AVENUE. LLI > % S
WITH "GEOTECHNICAL REPORT" ELEVATION: 440.46 e
PREPARED FOR THIS SITE BY: SCALE: 1"=40’ @W TOWN OF LOS GATOS DATUM El_ Q|2 §
C2EARTH, INC. DATED NOVEMBER 22, 2013. O S g z
= O
TOWN OF LOS GATOS STANDARD GRADING NOTES 8. All grading shall be performed in such a manner as to comply with the other acceptable drainage facility via a non-erosive method as approved NPDES NOTES L] E © z
standards established by the Air Quality Management District for airborne 14. The results of the construction observation and testing should be by the Town Engineer. 1. Sediment from areas disturbed by construction shall be retained on site using Q_ ., 2%
articulates. documented in an “as-built” letter/report prepared by the applicants’ soils ' . . .
. P ) . , . . . e . structural controls as required by the statewide General Construction Stormwater
1. All work shall conform to Chapter 12 of the Town of Los Gatos Grading engineer and submitted for the Town’s review and acceptance before final 25.1t is the responsibility of contractor and/or owner to make sure that all dirt Permit
Ordinance, the adopted California Building Code and the latest edition of . The Contractor shall comply with all local, state and federal laws, codes, release of any occupancy permit is granted. tracked into the public right-of-way is cleaned up on a daily basis. Mud, ' :
the Standard Specifications for Public Works Construction except as rules and regulations governing the work identified on these plans. These silt, concrete and other construction debris SHALL NOT be washed into . . , A . 0
i . : . . A . . . . . . , . 2. Stockpiles of soil shall be properly contained to minimize sediment transport from the !
specified otherwise on these plans and details. shall include, without limitation, safety and health rules and regulations 15. All private and public streets accessing Project Site shall be kept open and the Town’s storm drains. . . o . . ; . . 3
established by or pursuant to the Occupational Safety and Health Act or in a safe, drive-able condition throughout construction. If temporary site to streets, drainage facilities or adiacent properties via runoff, vehicle tracking, or o
: . . . . . ! . . ; . . . . . wind as required by the statewide General Construction Stormwater Permit. 2
2. No work may be started on-site without an approved Grading Plan and a any other applicable public authority. closure is needed, then formal written notice to the adjacent neighbors 26.Good housekeeping practices shall be observed at all times during the

Grading Permit issued by the Town of Los Gatos, Public Works
Department located at 41 Miles Avenue, Los Gatos, CA 95030

A Pre-Job meeting shall be held with the Town Engineering Inspector from
the Department of Parks and Public Works prior to any work being done.
The Contractor shall call the Inspections Line at 408.399.5771 at least 48
hours prior to any grading or onsite work. This meeting should include:

a. A discussion of the project conditions of approval, working hours,
site maintenance and other construction matters;

b. Acknowledgement in writing that Contractor and Applicant have
read and understand the project conditions of approval, and will
make certain that all project sub-contractors have read and
understand them prior to commencing work and that a copy of the
project conditions of approval will be posted on site at all times
during construction.

Approval of plans does not release the developer of the responsibility for
the correction of mistakes, errors, or omissions contained therein. If,
during the course of construction of the improvements, public interest and
safety requires a modification or departure from the Town Specifications
or these improvement plans, the Town Engineer shall have full authority to
require such modification or departure and to specify the manner in which
the same is to be made.

Approval of this plan applies only to the grading, excavation, placement,
and compaction of natural earth materials. This approval does not confer
any rights of entry to either public property or the private property of others
and does not constitute approval of any other improvements.

Excavated material shall be placed in the fill areas designated or shall be
hauled away from the site to be disposed of at approved location(s).

It shall be the responsibility of the Permittee or Contractor to identify,
locate and protect all underground facilities. Permittee or Contractor shall
notify USA (Underground Service Alert) at 1-800-227-2600 a minimum of
48 hours but not more than 14 days prior to commencing all work.

10. The General Contractor shall provide qualified supervision on the job site

at all times during construction.

11. Horizontal and vertical controls shall be set and certified by a licensed

surveyor or registered civil engineer qualified to practice land surveying,
for the following items:

a. Retaining wall--top of wall elevations and locations (all walls to be
permitted separately and applied for at the Town of Los Gatos
Building Department).

b. Toe and top of cut and fill slopes

12. Prior to issuance of any permit, the applicant’s soils engineer shall review

the final grading and drainage plans to ensure that designs for
foundations, retaining walls, site grading, and site drainage are in
accordance with their recommendations and the peer review comments.
The applicant’s soils engineer’s approval shall then be conveyed to the
Town either by letter or by signing the plans.

Soils Engineer

C2EARTH, INC.
Reference Report No. 13050C-01R1 , dated NOV.22 2013
Letter No. , dated , 20 , shall be thoroughly

complied with. Both the mentioned report and all
updates/addendums/letters are hereby appended and made a part of this
grading plan.

13. During construction, all excavations and grading shall be inspected by the

applicant’s soils engineer. The engineer shall be notified at least 48 hours
before beginning any grading. The engineer shall be onsite to verify that
the actual conditions are as anticipated in the design-level geotechnical
report and/or provide appropriate changes to the report recommendations,
as necessary. All uncbserved and/or unapproved grading shall be
removed and replaced under soils engineer observance (the Town
Inspector shall be made aware of any required changes prior to work
being performed).

and the Town of Los Gatos Public Works Department shall be provided at
least one week in advance of closure and no closure shall be granted
without the express written approval of the Town. No material or
equipment shall be stored in the public or private right-of-way.

16. The contractor shall install and maintain fences, barriers, lights and signs
that are necessary to give adequate warning and/protection to the public
at all times.

ED PEARSON

17.Owner/Applicant: Phone:

(408) 205-7305

18.General Contractor (If available): PEARSON CONSTRUCTION  phone:

(408) 205-7305

19. Grading Contractor (If available): Phone:

20.
a. Cut: 439 CY Export: 0
b. Fill: 429

CY Import: 0

21.Water shall be available on the site at all times during grading operations
to properly maintain dust control.

22. This plan does not approve the removal of trees. Appropriate tree removal
permits and methods of tree preservation shall be required. Tree
Removal Permits are required prior to the approval of all plans.

23. A Town Encroachment Permit is required for any work within the public
right-of-way. A State Encroachment Permit is required for any work within
State right-of-way (if applicable). The Permittee and/or Contractor shall be
responsible coordinating inspection performed by other governmental
agencies.

24.No cross lot drainage will be permitted without satisfactory storm water
acceptance deed/facilities. All drainage shall be directed to the street or

course of construction. Superintendence of construction shall be diligently
performed by a person or persons authorized to do so at all times during
working hours. The storing of goods and/or materials on the sidewalk
and/or the street will not be allowed unless a special permit is issued by
the Engineering Division. The adjacent public right-of-way shall be kept
clear of all job related dirt and debris at the end of the day. Failure to
maintain the public right-of-way according to this condition may result in
the Town performing the required maintenance at the developer's
expense.

27.Grading shall be undertaken in accordance with conditions and

requirements of the project Storm Water Pollution Control Plan and/or
Storm Water Pollution Prevention Plan, the Town of Los Gatos Storm
Water Quality Management Program, National Pollutant Discharge
Elimination System (NPDES) and any other permits/requirements issued
by the State of California Regional Water Quality Control Board. Plans
(including all updates) shall be onsite at all times. No direct storm water
discharges from development will be allowed onto Town streets or onto
the public storm drain system without treatment by an approved storm
water pollution prevention device or other approved methods.
Maintenance of private storm water pollution prevention devices shall be
the sole responsibility of the owner. Discharges or connection without
treatment by an approved and adequately operating storm water pollution
prevention device or other approved method shall be considered a
violation of the above referenced permit and the Town of Los Gatos
Stormwater Ordinance.

3. Appropriate BMPs for construction-related materials, wastes, spill or resides shall be
Implemented to minimize transport from the site to streets, drainage facilities, or
adjoining property by wind or runoff as required by the statewide General Construction
Stormwater Permit.

4. Runoff from equipment and vehicle washing shall be contained at construction sites
and must not be discharged to receiving waters or to the local storm drain system.

5. All construction contractor and subcontractor personnel are to be made aware of the
required best management practices and good housekeeping measures for the project
site and any associated construction staging areas.

6. At the end of each day of construction activity all construction debris and waste
materials shall be collected and properly disposed in trash or recycle bins.

7. Construction sites shall be maintained in such a condition that a storm does not carry
Wastes or pollutants off the site. Discharges of material other than stormwater
(nonstormwater discharges) are prohibited except as authorized by an individual
NPDES permit or the statewide General Construction Stormwater Permit.

Potential pollutants include but are not limited to: solid or liquid chemical spills; wastes
from paints, stains, sealants, solvents, detergents, glues, lime, pesticides, herbicides,
fertilizers, wood preservatives and asbestos fibers, paint flakes or stucco fragments;
fuels, oils, lubricants, and hydraulic, radiator or battery fluids; concrete and related
cutting or curing residues; floatable wastes; wastes from engine/equipment steam
cleaning or chemical degreasing; wastes from street cleaning; and superchlorinated
potable water from line flushing and testing.

During construction, disposal of such materials should occur in a specified and
controlled temporary area on-site physically separated from potential stormwater runoff,
with ultimate disposal in accordance with local, state and federal requirements.

8. Discharging contaminated groundwater produced by dewatering groundwater that
has infiltrated into the construction site is prohibited. Discharging of contaminated soils
via surface erosion is also prohibited. Discharging non-contaminated groundwater
produced by dewatering activities requires a National Pollutant Discharge Elimination
System (NPDES) permit from the respective State Regional Water Quality Control
Board
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- I MINOR CONTOUR
5. _ 0:0028xIxL R
| RETAINING WALL (EXTERIOR 6. TREE REMOVAL PER APPROVED ARBORIST PLAN, SEE NOTE BELOW. HOUSE (Coverage 0.054 2,372 5.24
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EROSION CONTROL NOTES:

1. EROSION CONTROL MEASURES SHALL CONFORM WITH ABAG STANDARDS
OR TOWN OF LOS GATOS STANDARDS.

2. EROSION CONTROL SYSTEMS SHALL BE INSTALLED AND MAINTAINED
THROUGHOUT THE RAINY SEASON.
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Plant List

ID Oty. Size Latin Name Common Name Notes
AB 5 24" box Acer p. 'Bloodgood' Japanese Maple
CO 6 24" box Cercis occidentalis Western Redbud

HA 9 15 gal. Heteromeles arbutifolia Toyon

Pl 6 15 gal. Prunusi. lyonii Catalina Cherry

ucC 4 15 gal. Umbellularia californica California Laurel

CJ 40 1 gal. Ceanothus'Joyce Coulter  Wild Lilac

CS 28 1 gal. Coleonema 'Sunset Gold' Pink Breath of Heaven

CH 40 1 gal. Cotoneaster 'horizontalis' Rock Cotoneaster

RP 39 1 gal. Rosmarinus o. 'Prostratus’ Rosemary

7,
1-CO 6CH ,7-RP 1.aAB /5CS 4CH /4-CH 55 /1-AB 4-CJ
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