COUNCIL AGENDA:  09-21-10
ITEM: ||.3

CITY OF m \
SAN JOSE Memorandum

CAPITAL OF SILICON VALLEY

TO: HONORABLE MAYOR FROM: Planning Commission
AND CITY COUNCIL
SUBJECT: SEE BELOW DATE: August 30,2010

COUNCIL DISTRICT: 7
SNI AREA:N/A

SUBJECT: FILE NO. PDC09-033. PLANNED DEVELOPMENT REZONING FROM
THE A AGRICULTURE ZONING DISTRICT TO THE A(PD) PLANNED
- DEVELOPMENT ZONING DISTRICT TO ALLOW UP TO 102
AFFORDABLE MULIT-FAMILY APARTMENT UNITS ON A 3.46 GROSS
ACRE SITE LOCATED AT 2500 SENTER ROAD.

RECOMMENDATION

The Planning Commission voted 6-0-1 (Kamkar absent) to recommend that the City Council
approve the proposed Planned Development Rezoning from the A Agriculture Zoning District to
the A(PD) Planned Development Zoning District to allow for the development of up to 102
affordable multi-family apartment units on 3.46 gross acre site located on the east side of Senter
Road, approximately 610 feet southerly of Tully Road.

OUTCOME

Should the City Council approve the Planned Development Rezoning as recommend by the

* Planning Commission and staff, the applicant would be able to move forward with a Planned
Development Permit and subsequent building permits to allow for the construction of up to 102
affordable multi-family apartment units on 3.46 gross acre site.

BACKGROUND

On August 25, 2010, the Planning Commission held a public hearing to consider the proposed
Planned Development Rezoning. The project was on public hearing calendar. The applicant,
Jonathan Noble of Charities Housing, spoke briefly on the item and supports staff’s
recommendation. There was no public testimony. The Commission briefly discussed the item.
Vice Chair Commissioner Cahan asked about commercial services that would support
households with low incomes and Commissioner Bit-Bidal appreciated the larger setback
provided from single-family homes. The Commission then voted 6-0-1 (Kamkar absent) to
recommend approval of the Planned Development Rezoning as recommended by staff.
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ANALYSIS
For complete analysis, please see the original Staff Report (see attached).

EVALUATION AND FOLLOW-UP

The applicant would be required to file subsequent development permits with the Planning
Division in order to implement the project on the subject site.

POLICY ALTERNATIVES

Not applicable.

PUBLIC OUTREACH/INTEREST

D Criterion 1. Requires Council action on the use of public funds equal to $1 million or
greater. (Required: Website Posting)

I:] Criterion 2: Adoption of a new or revised policy that may have implications for public
health, safety, quality of life, or financial/economic vitality of the City. (Required: E-
mail and Website Posting)

D Criterion 3: Consideration of proposed changes to service delivery, programs, staffing
that may have impacts to community services and have been identified by staff, Council or
a Community group that requires special outreach. (Required: E-mail, Website Posting,
Community Meetings, Notice in appropriate newspapers)

Although this item does not meet any of the above criteria, staff followed Council Policy 6-30;
Public Outreach Policy. A notice of the public hearing was distributed to the owners and tenants
of all properties located within 1,000 feet of the project site and posted on the City website. The
rezoning was published in a local newspaper, the Post Record. This staff report is also posted on
the City’s website. Staff has been available to respond to questions from the public.

In addition, on February 3, 2010, a community meeting was held at the Hampton Inn & Suites
located at 55 Old Tully Road, at which 10 area neighbors were present. Those in attendance
expressed concerns with the existing traffic congestion on Senter Road and that additional
housing would make the problem worse and that adequate parking is essential as there is a
parking problem already in the area, which worsens when the Santa Clara County Fairground
holds an event.

COORDINATION

This project was coordinated with the Department of Public Works, Fire Department,
Environmental Services Department and the City Attorney.
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FISCAL/POLICY ALIGNMENT

This amendment has been evaluated for its consistency with the San Jose 2020 General Plan as
further discussed in attached staff report.

CEQA

CEQA: MND (Mitigated Negative Declaration)

/s/
JOSEPH HORWEDEL, SECRETARY
Planning Commission "

For questions, please contact Lesley Xavier, Project Manager, at 408-535-7852



P.C. Agenda: 08-25-10

Item No. 3.d.
STAFF REPORT
PLANNING COMMISSION
FILE NO.: PDC09-033 ‘ Submitted: November 23, 2009
PROJECT DESCRIPTION: - . :
A Planned Development Zoning to allow up to Existing Zonlr}g A - Agticulture
102 affordable multi-family apartment units on | _Lroposed Zoning A(PD) Planned Development
3.46 gross acre site. General Plan Medium Low Density
Residential (§ DU/AC)
LOCATION: Council District 7

East side of Senter Road, approximately 610 Annexation Date

August 8, 1977
(McKinley No. 72)

feet southerly of Tully Road (2500 Senter

Road) SNI NA
Historic Resource NA
Redevelopment Area | NA
Specific Plan NA
Aerial Map N
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GENERAL PLAN
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RECOMMENDATION

Planning staff recommends approval of the proposed Planned Development Rezoning for the following
reasons: -

1. The proposed project for a 102 unit affordable multi-family housing project is consistent with the San
Jose 2020 General Plan and furthers the goals and policies of the San Jose 2020 General Plan in that:

a. 'The project will facilitate infill development within an urbanized area consistent with the Growth
Management Major Strategy;

b. The project will maximize the infill housing opportunity on the subject site consistent with the
Housing Major Strategy;

c. The project will add to the production of affordable housing consistent with Housing Policy No.4.

2. The project as designed conforms to the Residential Design Guidelines.

BACKGROUND & DESCRIPTION

The applicant, Charities Housing Development Corp., is requesting to rezone the subject 3.46 gross acre
site from the A Agriculture Zoning District to the A(PD) Planned Development Zoning District to allow
for the development of up to 102, 100% affordable, multi-family attached residences at a density of 30
DU/AC.

Implementation of the proposed project on the subject site would result in the demolition of the existing
church structures and the development of two, three-story buildings containing 102 affordable multi-family
residential units, and two, one-story community buildings, all arranged around the common open space, and
surrounded on three sides by a surface parking lot.

Site and Surrounding Uses

The subject site is located on the east side of Senter Road, approximately 610 feet southerly of Tully Road
and is surrounded by a commercial development to the north, single-family detached residences to the
east and west across Senter Road. Attached single-family residences are located to the south.

The subject site is generally flat and currently developed with a church that includes three structures, all
of which are single-story and clustered in the western half of the site nearest Senter Road. Landscaping
and lawn areas are located in between the three structures and Senter Road and vehicle access to the site is
via two driveways that extend from Senter Road, which provide access to the parking lot that is located at
the rear of the site. There are over 150 mature trees within the project site, a majority of which are
located along the perimeter.

ANALYSIS
The proposed rezoning was analyzed with respect to conformance with 1) the San Jose 2020 General

Plan, 2) the Residential Design Guidelines, 3) Sustainability, and 4) compliance with California
Environmental Quality Act (CEQA).
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General Plan Conformance

The subject 3.46 gross acre site has a San Jose 2020 General Plan Land Use/Transportation Diagram land
use designation of Medium Low Density Residential (8§ DU/AC). This land use designation is typified by
the 6,000 square-foot lot subdivisions that are prevalent in San Jose.

The project as proposed does not conform to its Medium Low Density Residential (8 DU/AC) as the
project proposes a density of 30 DU/AC. However, the project is in conformance with the General Plan’s
Discretionary Alternate Use Policy for the Location of Projects Proposing 100% Affordable Housing,
which states:

In order to encourage the production of housing units affordable to extremely low-, low- and

moderate-income households, flexibility as to the use and density permitted may be provided. For

properties designated for Residential, Commercial, Industrial with the Mixed Industrial Overlay,

Mixed Use, or Public/Quasi-Public use on the Land Use/Transportation Diagram, development of

housing at any density may be allowed under Planned Development zoning or with a use permit,

in conformance with the requirements of the City of San José Zoning Ordinance, if such housing

in its entirety is: ‘

= Rental or ownership housing affordable to very low-, low- or moderate-income households-;
and

= Proposed for a site and density compatible with surrounding land use designations-; and

= Located on a site consistent with the housing distribution policies of this Plan.

Consistent with the above stated requirements, the project is a 100% affordable multi-family residential
development for very-low and extremely-low income households, the density of the development is
compatible with the commercial development to the north, the single-family detached residences to the
east, and the single-family attached development to the south, and the site location is consistent with the
housing distribution policies of the General Plan in that over the past five years the City has approved
affordable housing projects in six of the 10 Council Districts.

The proposed project on the subject site is consistent with the following General Plan Major Strategies
and Policies as discussed below:

1. Housing Major Strategy: This strategy seeks to maximize housing opportunities on infill parcels
already served by the City and to consider the addition of new residential lands only when the City is
confident that urban services can be provided.

The subject site is located on a fully improved public street and is adjacent to existing single-family
attached and detached residential developments and a commercial development. The proposed
project will allow for infill development within an urbanized area and will maximize the infill housing
opportunity on the site and at the same time be compatible with the surrounding neighborhood by
providing a building placement and scale that is setback from the adjacent single-family residences
yet takes access from an major arterial street rather than from small existing neighborhood streets.

2. Growth Management Strategy: This strategy encourages infill development within urbanized areas
where facilities and services are already available in order to balance the need for housing and the
need to balance the City’s budget while providing acceptable levels of service.

The subject site is surrounded by existing development and will allow for infill development within an
urbanized area consistent with this strategy. The site is well served by public streets, highways and
bus transit routes, including bus line 73 that operates along Senter Road and bus line 26 that operates
along Tully Road. Bus stops for these lines are located approximately 800 feet from the subject site.
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3. Housing Policy No.4: In furtherance of the balanced community and economic development goals of
this Plan, the City encourages the production of housing affordable to households across income
categories in all the community’s planning areas.

Consistent with this policy, the proposed project is a 100% affordable with 102 multi-family attached
residential units. This project is located in one of the six Council Districts in which the City has
approved affordable housing projects within the last five years.

Residential Design Guideline Conformance

The proposed Planned Development Rezoning includes primarily three-story buildings with surface
parking. This type of development is defined as a “cluster” housing type per the Residential Design
Guidelines. The project design details and final site design will be refined and effectuated through the
subsequent Planned Development Permit process.

Site Design
The Guidelines recommend perimeter setbacks from adjacent uses and public streets which are intended to

ensure that new development is compatible with adjacent uses and relates appropriately to the surrounding
streets. Consistent with the Residential Design Guidelines, the project provides a building to street setback
of a minimum of 22 feet, which is consistent with the setbacks of the surrounding established
development.

The project proposes to provide a minimum 20 foot side building setback, but the conceptual site plan
shows a greater setback of between 59 and 63 feet. The use located adjacent to the northern property line
is a commercial development and the use adjacent the southern property line is the rear yards of a single-
family attached residential development. The proposed side setbacks are consistent with this
recommendation.

The project proposes to provide a rear building setback of 102 feet from the property line to the building.
The rear of the site is adjacent to the rear yards of singe-family detached residences and the Guidelines
recommend a setback of 2 feet for every 1 foot of building height between single-family rear yards and a
three story residential building. The proposed rear setback exceeds this recommendation in that the
conceptual proposal for a 36 foot tall building would only require a 72-foot setback per the guidelines.

At the Planned Development Permits stage, staff may evaluate opportunities to further reduce the
hardscape of the parking lot, and thereby increasing landscaping around the south perimeter of the project.
In addition, the location and design of any security gates will need to be well placed and integrated in the
landscape so that adequate visitor parking is easily available.

Height and Massing '

Consistent with the General Plan’s Urban Design Policy No. 10 that allows a maximum building height of
50 feet, the project proposes one and three-story buildings with a maximum height of 50 feet although the
conceptual proposal is for a 36 foot tall building. This standard will ensure a positive relationship
between the residential properties to the east and south. In addition, the conceptual elevations show
individual buildings that vary in height and have multiple breaks in the elevatlon and varying roof heights,
which break up the massing of the buildings.
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Open Space
The project’s common open space is located on the interior of the site between the two residential

buildings. The common open space is proposed to contain a children’s play area, open lawn space,
walkways and landscaping. In addition, there is a community room and fitness room located in the one
story common buildings at the front of the development. The private open space is accommodated
through the use of private balconies or patios with the exception of the studio units that do no have any
private open space. '

The Residential Design Guidelines indicate that there should be a minimum of 60 square feet of private
open space per unijt and 200 square feet of common open space per unit for a cluster housing
development. Consistent with Guidelines, the project provides for a minimum of 60 square feet of private
open space per unit except for the studio units, which will not have any private open space. This
exception will help make the project more viable as an affordable development. Staff feels that this
would generally be acceptable since studio units represent less than 25% of the total units within the
project. Also, there is an exceptionally well configured common open space area which represents a good

. compensating design measure. Staff felt that it was important to adhere to the standard private open space

requirements for the larger units since these typically have higher occupancies. In the event that the
developer later decides to modify the unit mix to increase the number of studio units, the additional studio
units would need to provide 60 square feet of private open space per unit.

The project provides 20,400 square feet of common open space which meets the recommended 200
square feet of common open space per unit (102 units x 200 = 20,400). The configuration is especially
useful in that it is consolidated, centralized, and very wide wide. Often with other projects, such common
open space is broken into smaller and discontinuous areas.

Parking ‘ ,
The project provides 163 parking spaces that are located in the surface parking lot that surrounds the

development on three sides. There are no on-street parking spaces along the frontage of the site.

The Residential Design Guidelines indicate that there should be 1.4 parking spaces for every studio unit,
1.5 for every 1 bedroom unit, 1.8 parking spaces for every 2 bedroom unit, and 2 parking spaces for every
3 bedroom unit. The project proposes parking ratios of 1 parking space for every studio unit, 1.5 for
every 1 bedroom unit, 1.8 parking spaces for every 2 bedroom unit, and 2 parking spaces for every 3
bedroom unit. The one, two and three bedroom unit parking ratios are consistent with the Guidelines.
While the studio unit parking is less than the recommended 1.4 spaces per unit, the size of these units are
small, and function more like a Single Room Occupancy (SRO), which in most cases house only one
person, and therefore not create a greater demand for parking. Therefore, a ratio of one space per unit for
the studio units is consistent with the intent of the Guidelines and the regulations of the Zoning Ordinance
for an SRO unit. In the event that the developer decides at the Planned Development Permit stage to
modify the mix of units to increase the amount of studio units, 1.4 parking spaces per unit will be required
for each additional studio unit.

The proposed parking ratios will provide adequate on-site parking for the project. In addition, the
development standards include motorcycle parking consistent with the Guidelines.

Conclusion
In conclusion, the site design, setbacks, height and massing, open space, and parking as proposed meet the
intent of the Residential Design Guidelines.
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Sustainability

This project is subject to the City of San Jose Green Building Ordinance for New Construction Private
Development. A future Planned Development Permit for this project will be conditioned to achieve the
green building certification standard of Green Point Rated (50 points) or LEED Certified.

At this time, it is known that the proposed project intends to include the following green building
measures:

»  Landscaping: No plantings will be included that are listed on the Invasive Plant Inventory; drought-
tolerant California natives, Mediterranean or other appropriate species will be specified; high-
efficiency irrigation systems will be designed and installed; development proposes to save (and or
transplant on site) over 25 trees.

s Construction & Demolition Waste: A portion of all construction & demolition waste will be diverted
consistent with City standards and in excess of the Build It Green standards. -

»  Structure: Minimum of 25% recycled-aggregate for fill, backfill, and other uses; door & window
headers sized for load; use of ceiling/wall/floor insulation that is 01350 certified (or otherwise
conforms to the requirements in Build It Green); Energy star bathroom fans in all bathrooms,
exhausted to exterior; at least 80% of all kitchen ranges will be vented to exterior.

»  Energy Star Appliances: Refrigerators, dishwashers and clothes washers will be Energy Star qualified.

s Water-Efficient Fixtures: Low flow fixtures will be specified for shower heads, toilets and faucets.

s Paving, Finishes and Furnishings: Pervious concrete is proposed for significant portions of the
parking area to reduce impervious area and storm water runoff, and increase natural percolation into
the aquifer; low VOC paints will be specified; environmentally friendly materials will be specified for
cabinets, interior trim, doors, etc.; environmentally friendly materials will be specified for at least 15%
of the flooring in residences and common areas.

The final list of features incorporated into the development will be determined at the Building Permit
phase.

Environmental Review

In conformance with the California Environmental Quality Act (CEQA), a Mitigated Negative
Declaration (MND), which was adopted on June 21, 2010, states that the proposed Planned Development
Rezoning will not have a significant effect on the environment.

The primary issues addressed in the Initial Study include the potential impacts of the physical
development of the site, air quality, cultural resources, geology and soils, tree removal, and noise. The
MND includes mitigation measures that would reduce any potentially significant project impacts to a less-
than-significant level. The mitigation measures will be included in the development standards of the
Planned Development Zoning. The entire MND and Initial Study are available for review on the Planning
web site at: www.sanjoseca.gov/planning/eir/MND.asp

PUBLIC OUTREACH/INTEREST

The property owners and occupants within a 1,000-foot radius were sent public hearing notices for the
Planning Commission and City Council hearings. This staff report has been posted on the City’s web site.
Signage has been posted at the site to inform the public about the proposed change. Staff has been
available to discuss the proposal with interested members of the public.
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On February 3, 2010, a community meeting was held at the Hampton Inn & Suites located at 55 Old Tully
Road, at which 10 area neighbors were present. Those in attendance expressed concerns with the existing
traffic congestion on Senter Road and that additional housing would make the problem worse and that
adequate parking is essential as there is a parking problem already in thg area, which worsens when the

Santa Clara County Fairground holds an event.
Z I

Project Manager: Lesley Xavier ~Approved by:

Owner/Applicant: Attachments:

Owner: Development Standards
County of Santa Clara : Plan Set

70 W. Hedding Street
San Jose, CA 95110

Applicant:
Charities Housing

1400 Parkmoor Avenue, Suite 190
San Jose, CA 95126
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*In any cases where the graphic plans and text may differ, the text takes precedence. *

USE/MAXIMUM NUMBER OF UNITS:

»  Up to 102 multi-family attached units. Development of a residential project on the subject
site is required to be 100% affordable to very low-, low- or moderate-income households
in order to be in conformance with the San Jose 2020 General Plan, specifically the
Discretionary Alternate Use Policy for the Location of Projects Proposing 100%
Affordable Housing.

= Those uses permitted by right in the R-M Multiple Residence Zoning District in the
Zoning Ordinance, as amended.

SETBACKS:
=  Front to building — 22 feet
»  Side to building (north property line) — 20 feet
= Side to building (south property line) — 50 feet -
= Rear to building — 2 feet for every one foot of building height.
»  Rear to parking — 10 feet

BUILDING HEIGHT:
» 50 feet (maximum) -

PARKING REQUIREMENTS:
Off street parking will be provided at the following ratios:

= Studio Unit: 1 space for first 23 units, 1.4 spaces thereafter for additional studio units.
= 1 Bedroom Unit: 1.5 spaces
= 2 Bedroom Unit: 1.8 space
s 3 Bedroom Unit: 2 spaces
OPEN SPACE:

= Private Open Space: 60 square feet per unit (up to 23 Studio units do not require private
open space, however any additional studio units shall provide 60 square feet of private
open space)

»  Common Open Space: 200 square feet per unit

MINOR ARCHITECTURAL PROJECTIONS:
= Minor architectural projections such as, fireplaces and bay windows, may project into any
- setback or building separation by up to 2 feet for a length not to exceed 10 feet or 20% of
the building elevation length.

ARCHITECTURAL DESIGN:
= The architectural design of the houses shall conform to the standards of the Residential
Design Guidelines.
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PARKLAND DEDICATION ORDINANCE AND PARK IMPACT ORDINANCE:
Development of the site shall conform to the Parkland Dedication Ordinance (PDO) and Park
Impact Ordinance (P10).

PUBLIC IMPROVEMENTS:

All public off-site improvements shall be implemented to the satisfaction of the Director of
Public Works. Prior to the issuance of Building Permit(s), the applicant shall be required to
obtain a Public Works Clearance. Said clearance shall require execution of a construction
agreement that guarantees the completion of the public improvements.

WATER POLLUTION CONTROL PLAN:

Pursuant to Chapter 12.12 of the San Jose Municipal Code, no vested right to a building permit
shall accrue as a result of the granting any land development approvals and applications when
and if the City Manager makes a determination that the cumulative sewage treatment demand on
the San Jose - Santa Clara Water Pollution Control Plant represented by approved land use in the
area served by the plant will cause the total sewage treatment demand to meet or exceed the
capacity of the San Jose - Santa Clara Water Pollution Control Plant to treat such sewage
adequately and within the discharge standards imposed on the City by the State of California
Regional Water Quality Control Board for the San Francisco Bay Region. Substantive
conditions designed to decrease sanitary sewage associated with any land use approval may be
imposed by the approving authority.

SOIL CONTAMINATION: _ :
Applicant shall monitor the site for the presence of contaminants in the soil during construction

and shall provide mitigation in compliance with state regulations if any contamination is found.

PoST CONSTRUCTION STORM WATER TREATMENT CONTROLS:

The City's National Pollutant Discharge Elimination System (NPDES) permit compliance
guidance requires this project to incorporate post construction mitigation measures to control the
discharge of pollutants into the storm drainage system to the maximum extent practicable.
Planned Development Permit Plans for the project shall include design details of all post
construction storm water treatment controls proposed for the project to the satisfaction of the
Director of Planning.
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= CATCH BASIN (ME)  MATCH DXSTING ELEVATION
[ CAST IRON WH MANHOLE
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p PRIViCY VEMENT BARER O YO RESIY

pREN, OF % PAVES {p.2}
(Post—Conatuclion Urbon Runcd] Manogement No. 6-30)

ORIVE_AISLE, TC.

VATERGHED MPERVIOUS FATIG, - 0,1807.532 = 0341 ; 34
VEAN_ANNUAL PRECIPTATION ((TE)

MEAN ANNUAL PRECIPTTATION

[ 0R = WAP!

ECTION_FACT

SMLARLY, ROR ARRA 21

|55
g A Y S A —
WATERSHED IMPERVIOUS RATIQ, T 0.290/0,455 = 637 ; 61.7%
“AVERAGE SLOFE FOR AREA 2 S-0200%
URIT BASIN_ STORAGE. Jure. N

ER
URS Tncha
Pi THEATMENT FOR 60.5% OF REQURED — FEMANING S0.5%
TREATMERT THROUGH TREE CREDITS

SIMLARLY, FOR AREA Bt

ATERSHED IMPERVIOUS AT
P SUOPE FOR AREA B

E (irom Tiqure
6P VOLUWE= CORRECTION FACTOR *
P VOLUNE = 0.014% ac * L

0,036 qc (4,160,
LUNE/PERVIOUS_AREA
.02 IN/HA (FROW_PER

HOURS — 144 Tnch

i TREATMENT FOR 77.4% GF REQUIRED - REWANNG 22.6%
TREATMENY THROUGH TREE GREDITS

5
5 e COYOTE CREEK VA Gy STONW DRAN
SLLTANT SOURCE < ROOFS, SIDEWALKS, DRIVEWAY, OPEN SPACE
LY DMENT (PNE), TeH, TRASH

| _INSPECTION_[ALL fPe] < ¢ N

AT {EAST T

GBSTRUCTION TO_OUTLET STRUCTURE
1T SWALES ¥ MAINTAIN Pl & HEDDING 1N A
HEALTHY ANNER AND REVOVE SEDIMENTS
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QUTLET GBSTRUCDIGNS AND REPAR
PERVOUS P

WANTENANGE OF PERVIOUS PAVEMENT:
VACUUM_ARNUALLY 70 REVOVE_SEDIMENT

0D _ZOME_ 3 ZONE D DRARAGE | DRAINAGE.
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T= o, 10270 [T 11883
Q. R 535
o x 725 57 |48 Rt
S STOPE = 3t $ | o o7
Ot = 0.01 T/ s | van SIS e [B%mon | oo ar ok muis
T P = O ’ o, 2220 AL H
e TERGT REDUIRED = P il W R N I
D = , o st |Tom e St
S ————— SR L (O PADIOR S0 P
Ry ——— 8 | toe0 [T Boowk [Wicno b LRI PERAOUSY i e wunie
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TOTAL,

“TREE CREDAS 10 COUNT FOR THE REMANINO REQUIRED INFILTRATION CAPACITY OF TREATWENT
NEASURE, SEE TABLE BELOW.

Slle Sn
Sita_Size (gras
&uiiding_including Roof (impanvieus]
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[ Sdowalis
Parvlovs_Poving (psrviata)

Plonllng Areas

Impervicus_Surfocos

e TOMAL | 130913

AP

[CANOPY AREA| (MPERVOUS

SPECIES FROM TOPG | SURFACE AREA}
(s7) {5

TREE CREDIT LEGEND

EXISTNG TREES.

EUSTING TREE 157
COUNTED AS CRERIT <

SENTER ROAD

AREA 2
CREDITS NEEDED= J1.5% or 3,750 SF STE PERVIOUS CALCS
GLOSSY PRVET E 3050 1525
EVERGREEN ASH 40 1620 o
EVERGAEEN ASH 44 1650 a3
EVERGAEEN ASH 48 950 475
. EVERGREEN ASH 57 1650 840
AREA 2 CREDITS_PROA 4,480 SF

AREA &

EVERGREEN ASH
AREA 8 CREDITS FROVIDED

* This {oble summarizes the exisiing trass cansidersd elglbla
for credit In occordance wilh the City of San
Post—Canslrucilon Urban Run-off - Addilfonal ersdR moy
::. oblalned upon caloulaling the cradils for proposed naw

2,850 SF

** Trep Credit ralios for aulaling traes ora § of tha laict tree
canopy oraa for each lrae. Tho rulios for new irees aro 200
square fest of Imperviays surfoce orso per avargreen iras,

and 100 square feet of Impervious aurf
iree. Prapoand n
localed wlthin 30 feet of impervious surfoces. Up 1o
e {olot taparvioun surloce ares of lhe alle may be irected
uging iree credils.
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CANDIDATE PLANT LIST STU n | n [

ARCHITECTS

PROPERTYUINE39335°
- oy -

SUCHAS:

~PLATANUS IEXIGANA (MEXICAN SYCAMORE;
-RLATANLIS RAcEMusA( GA)EIFDRNIA svuM&RE) 2258 Flrat Avenue
-LIRIODENDRON TULIPIFERA (TULIP TREE)

PRQJECT AGCENT TREES {MIN, SIZE: 24" BOX]
SUCH AS:

-QUERCUS, AGRIFDUA‘?:D‘\ST LIVE QAK}
-QUERCLS ILEX (HOLLY GAIG

PARKING AREATREES {MIN, SIZE; 24* BGX) malisdiesarchitects.com
SUCH AS:

% PROJECT SPECIMEN TREE {MiN. SIZE: 24”BOX}

San Diage Califoroia 92101

ifiwasas
=NG

S ey

:PDDOCARPUS RACIUOR‘FERI‘)PINE) T 6192359262 F 6192350522
VERTICAL ACCENT TREES {MIN, SIZE; 16 GAL
SUCHAS:

’\Q LOPHOSTEMON CONFERTUS ‘BRlSWEBDX)
Q M ~PINUS ELDARICA (MONDELL PINE]
3 -LIGUIDAMBAR STYRACH

PLLA AMERIGAN SWEET GUNY)

PROJECT DRCHARD TREES (MIN, SIZE: 15 GALY
SUCH AS:

“CITRUS SPP. {CITRUS)

EXISTING WASHINGTON1A SPP. TO BE RELOCATED

'EXISTING TREE TO REMAIN {FROTECT-N-FLACE]

Thswo

SHRUBS, GROUNDCOVERS, & PERENNIALS
[ SEE oA
I SIE

~MUHLENBERGIA | RiGEN%%EN GRASS)

vz

A A o SekyER arass)
B2 RBES VBURME LN (EVERGREEN CURRINT)
b

~RHAPHIOLEPSIS SPP, (INDIAN HAWTHORN)
~SALVIA SPP, (SADE)
~ARBUTUS UNI I)O&;o /F. MADRONE)
~BACCHARIS SPP, (COYOTE BRUSH,
CALLISTEMDN V. LITTLE JOHN' {DVWF. BOTTLEBRUSH)
AIGUSTRUMJ, I R
-FE)JOA SELLOWIANA (PINEAPPLE GUAY/
~MAHONIA SPP, {DREGON GRAPE)
-GARRYAE[UF'I’IGA‘EOAS[S ASSEL)
ANASPP‘éGTRA ING LANT ANAB
-ALYOGYNE HU| ﬂlIéELUE HIBISCUS)
-CISTUS X. PURPUREUS (ORCHID ROC

PROPERTY LINE 382751

I
SENTER RD,

-ROSEMARINUS SPP. (ROSEMARY)

CHARITIES HOUSING DEVELOPMENT CORP.

LANDSCAPE ELEMENTS LEGEND

1, TOTLOT

2, DG PAVING § ORCHARD

3. CONCRETE PAVING.

4, ERHANGED PAVING AND/DR RECYCLED CONTENT DECKING
g: wus PAYING

7. DECORATIVE BENCH

2 ENTRY GATE

9, BIKERACKS

PROJECT NOTES

Ala SHALL BE PROPERTY OYINER.
B.LANDSCAPING & IRRIGATION SHALL CONFORM T CITY OF SAN JOSE'S

“LANDSCAPING AND IRRIGATION GUIDELINES.
C.ALL PLANTER AREAS TO RECEIVE A 2" LAYER OF BARK MULCH.

e
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MITIGATION MATRIX - REQUIREMENTS

TOTAL NUMBER OF TREES ONSITE 167
REPLAGEMENT RATIO FOR TREES 2D 118 16GAL
o BE AeHOVED ONSHE 2B, 21@24°80X
1o+ Dk 1@ 24" BOX
MITIGATION MATRIX - PROPOSED
TOTAL NUMBER OF TREES ON STTE 167
TOTAL NUMBER OF TREES TOBE GIZODA Q.= 80 [19@ISGAL |
REWOVED ONSITE 248 DA | QTY.c 32 |21 @24'80X
{PROPOSED) 189D | oTv.s 15 [41@2480K
TOTAL NUMBER OF TREES 8 166AL
PROVIDED m 280K
NOTE:
LEGEND FOR SYMBOLS SEE SHEET 8 FOR PROPOSED TREE
sioLs MITIATION NOTES
[e) PROTECT IN PLAGE
A\ | Tosere.ocATED

D

SCALE 1w200" NoRTH
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FLUMDSTANE WL 1,15 GOBL LR SEC0 104

EXISTING TREE LEGEND
] SPECES WIOTHIHEAL CONMENTS
3, | EVERGREEN ASH. 'GOOD_| TREE COVERED INIVY, STRUGTURAL PRUE
7, |EVERGREEN ASH 60GD | GROWING THROUGH EENCE
4. |EVEROREEN ASH GoD
4 (GREEN ASH. 6O0D_| GROVING THROUGH FENCE
5, |EVERGREEN ASH GOOD | BETWEEN FENCES
) (GREEN ASH. GO0D | BETVEEN FENCES
7. |EVERGREEN ASH GO0D_| 7 STEM, BETWEEN FENCES
s, |EVEROREEN ASH 20 { GOOD | 2 STEM, BETWEEN FENCES
[) EEN ASH 0.0 600D _| {EANS SOUTH, MAY NEED STRUGTURAL PRUNE
10. |EVERGREEN ASH 60 (60D |2 STEN. BETWEEN FENGES
1, |EVERGREEN 18 | GOOD | BETWEEN FENCES
(2. {EVERGREEN ASH 19| GoOD_| BETWEEN FENCES
13, |EVERGREEN ASH 175 | GOOD | STRUCTURAL PRUNE
14_{SILVER MAPLE 16.0 | GOOD | TREE OUYSIDE PROJECT AREA, DEH ESTATED
6. {EVERGREEN ASH 21 |GOOD |2 STEM, BETWEEN FENCES
2. JEVERGREEN ASH. 0| GOOD_| BETWEEN FERCES
7. [EVERGREEN ASH 0| GOOD | BETWEEN FERCES
2. |GLOSSY PRNET .0_|FAIR__| HISHAPPED TREE, LOOSE BARK, DISEASED
19, |EVERGREEN ASH_ 215 | 50D | ABSTHETIC PRUNE
2. [RED [RONBARK EUCATYPTUS]_20.0 | G0GD_| TREE OUTSIDE PROJEGT AREA, DAH ESTUIATED
21, |RED IRONBARK EUCAL YPTUS| 16,0 | 506D | TREE OUTSIDE FROJECT AREA, DBH ESTINATED. GANDFY WITHIN PROJECT AREA MAY NEED TP BE PRUNED
22, |RED RONBARKCE 40 [600D | TREE QUTHIPE PHQJEGT AREA, DBH ESTIMATED, GANOPY WITH{N PROJEGT AREA MAY NEED TO BE PRUNED
£, [GLOSSY BR] 50 | FAIR_| MISHARPED TREE, 100SE BARK, DISEASED
24, [GLOSSY PRIVET. 70 [FAR | MisHAPS 10GSE BARK; DISEASED
25, [EVERGREEN ASH 730 [ GOGD_| STRUCTURAL PRUNE
2, | GLOSSY PRIVET 165 |FAIR | 2 STEM, MISHAPPED TREE, [O0SE BARK, DISEASED
77, 0 250 [ GOGD | MAY i TRANSPLANTED.
78 [c/ A FAN PALAT 210 (0000 | MAYBETRANSPLANTED
20, [EVEROREEN 20| GOCD | BETWEEN FENCES
16, |EVERGREEN ASH 185 | 600D | GROWING THROUGH FENGE
(3t, | GLOSSY PRIVET 106 [ GOGD | WISHAPPED TREE, LOOSE BARK, DISEASED
(27, |EVERGREEN ASH 20,0 [GOGO | ROOTS HEAVING GURB AND ASPALY, STRUCTURAL & ROOT PRUNG RAY 0 NEGESSARY T0 RETAI
3. [GLOSSY P! FAIR__| 2 STEM, MISHAPPED TREE, 10GSE BARK, DISEASED
24, |EVERGREEN ASH LEANS WEST, ROOTS HEAVING CUIRA AND ASPHALT, STRUCTURAL & ROOT PRUNING MAY BE NEGESSARY TO RETAIN TREE.
125, [GLOSSY PRIVET GOOD._{ 2 STEM, MISHAPPED TREE, LOOSE SARK, DISEASED
36, [BLUE ELOERAERRY 20 [ 600D ™| GROWING THROUCH FERCE, TREE EXAMINED FOR VELG EXT HOLES, NONE OBSERVED
7, 150 GOBD. | MAY NEED LIGHT STRUGTUIRAL PRUNING IF TREE IS 10 SE RETAINED.
35, | GLOSSY PRIVET 105 {GOGD
5. foLe 0| GOOD_| GOOD SPEGIMEN TD TRANSPLANT, OLIVES HAVE RIGH AESTHETIC VALUE VAITH PROPER CARE & PRUNIG
0, JEVERGRE G000 _TROOTS HEAYING CURB AND ASFHALT, STRU & ROOT PRUNING MAY BE NEGESSARY TO RETAIN TR
41, {oLve G000 _{| GOCD SPECHAEN TO TRANIPLANT, QLIVES HAYE HIGH AESTHETIC VALLIE WITH PROPER CARE & FRUNING
42, {OLOSSY PRIVET FAR _| SMALL SHRUBBY § ISHAPPED TREE, LOOSE AR, DISEASED
43, TGLOSSY PRIVET [S)
44, |EVERGREER ASH & G000 | CANGRY BRANCHES VERY HEAVY., ROOTS HEAVING CLIRB AND ASPEALT, STRUGTURAL & ROOT FRUNING MAY BE
MNECESSARY TORETAIN TREE
45, | GLOSSY PRN 0 [B000
48, {GLO: T G000
47, |COAST REDWOOD [T)
42, {COAST REDWODD. Gooo
49, [EVERGREEN AStt .0 | GOOD | RIAY NEED IGHT §TRUGTURAL PRUNING IF TREE IS Y0 BE RETAINED.
56, | GLOSSY PRIVET G0On
51, {GLOS: T 6 | GooD
52, [SPANISH DAGGER 0| GOGO | 16+ STEMS AVERAGING 24" EACH. DA @ 21" FOR ENTIRE CLUSTER.
53, |GLOSSY PR 0
54, [GLOSSY PRIVET 7]
5. [GLOSSY PRIVET
26, [GLOSSY PRIVET
57 [EVERGREEN ASH RODTS HEAVING CURB AND ASPHALT, STRUGTURAL & KOGT PRUNING HAY BE NECESSARY 10 RETAN TREE
52, [GLOSSY PRIVET
59, TGLOSSVPRIVET TSTER
60, EVERGREEN ASH 'ROOTS HEAVING CURB ANG ASPRALT, STRUGTURAL & RODT PRUNING MAY BE NECESSARY TO RETAIN TREE HIGH
VOLTAGE QVER HEAD
61, JMONTEREY PINE = _|DEAD | STUMPWITH VY
G2, [MONTEREY PINE: 350 [ FAIR__| PITCH PINE CANKER, HIGH VOLTAGE OVERHEAD
4oNTE 3 22.0 [ FAIR__| PITCH FINE CANKER. HIGH VOLTAGE GYERHEAD
WINDMILL PALK 95_{ G000 | H4AY BE CANDIDATE FOR TRANSPLANTED.
DMILL PALM 75 | GODD_| NAY HE CANDIDATE FOR TRANSPLANTED.
[CALIFORNIA FAN PAL ‘GOOD | NAY B CANDIDATE FOR TRANSPLANTED, SHORT, 8 FEET TALL,
WHITE ALDER OEAD
WHITE ALDER
WHITE ALDEN
ONTEREY PINE PITCH PINE CANKER, HIEH VOLTAGE OVERHEAD
TAAN CYPRESS
(AN CYPRESS
. |TALAN GYFRESS ISTER
ALIAN CYPRESS
. | TALIAN CYPRESS
(TAUAN CYPRESS
77| COAST REOWGUD. Goop
78. [COAST REOWODD GOoD
79, | COAST REDWODD: 5 [Goon
50, [WINDNILL ALK ‘GOCD | WIAY B CANDIDATE FOR RANGPLANTED
51, [WINDMILL PALAY | GODD | HIAY BE CANDIDATE FORTRANSPLANTED.

81,

CALFORNIA FAN PA 410
GLOSSYPAT 59

GOOD_| 2 STEM, HIGH YOLTAGE DVERHEAD

[ EXISTING TREE LEGEND
[] SPECIES COMMENTS
|34 |EVERGREEN ASH,
{85, | EVERGREEN ASH,
{86, |[EVERGREEN ASH
|67, | GLOSSY PRIVET
{88, [EVERGREEN ASH i 705 ST OF PRUNING MAY BE NECESSARY E

{8, | GLOSSY PRIV
|20, [GLOSSY PRIVET

[E1. |EVERGREEN ASH
82, | EVERGREEN ASt

|63, | GLOSSY PRIVET
[EVERGREEN

{85, | GLOSSY PRIVET

|95, | GLOSSY PRIVET
[OLvE

ASH

0
'ROOTS HEAVING CURB AND ASPHALT, STRUGTURAL & RODT PRUNING MAY BE NECESSARY TORETAN TREE
{OGTS HEAVING GURR AND ASPHALT, STRUGTURAL & RODT PRUNING MAY DE NEGESSARY TO RETAIN TREE.
1

25TEM
{G CUR

T. RAL & ROOT PRUNING MAY BE NECES:

(58, [EVERGREEN ASH

[BD, |EVERGREEN AS}
(100] GLOSSY PRIVET.

[CARCS

[102] GLOSSY PRIVET

[103]GLOSSY PRIVET
[104 EVERGREEN ASH

s
foa]

{107,/ GLOSSY PRIVET
[108]EVERGREEN A3

BLOS
CAROR

PRIVET

GLOSSY PRIV
0f

[116} EVERGREEH ASH
HOLLY 0AK

“TREE OUTSIDE PROJECT AREA,

25TEM
'ROQTS HEAVING GLIRB AND ASPHALT, [VY REMOVAL, STRUGTURAL & ROOT PRUNING MAY BE REGESSARY TO RETAIN TREE)

'GOQD SPECIMEN TO TRANSPLANT, OLIVES HAVE HIGH AESTHETIC VALUE WITH PROFER CARE & PRUNING.

RODTS HEAVING GURR AND ASPHALT, STRUGTURAL & RODT PRUNING MAY BF NECESSARY TO RETAIN TREE
2 STEM

3 STEM, ROOTS HEAVING CURB & ASPHALT

75

TREE OUTSIDE PROJECT AREA
4STEM,

4STEM

28TEM

2OTEM
} HOUTS HEAVING GUIRB AND ASPHALT,

ASTEM

[136[BRUSH CHERRY GoOD
ALIFORNIA FAN PALM 600D}
(136 CALIFORNIA FAN PALAY GO0
[129]CALIFORNIA FAN PALM GoaD

P. GO0,
{146/ CALIFORNIA FAN PALM Goop
{150 GACIFORNIA FAN PALM GOOD

Ul [
[182| QUEEN PALM
{163/ QUEEN P

{188/ QUEEN PALM
QUEEN PALKS
{160/ QUEEN PALK
[181] CALIFORNIA FAN PAL
[182{ CALIFORNIA FAN PALY
[163]CACIFORNIA FAN PAL
[184] CALIFORNIA FAN PAL}
{105 CACIFGRNIA FAN PAL
{166]ENGLISH WALNUT

2

(A IRONWOOD

ZSTEM

IAY BE TRANSPLANTED

MAY BE TRANSPLANTED,

28TEM

MAY BE TRANSPLANTED

MAY BE TRANSPLANTED

MAY BE TRANSPLANTED

IAY BE TRANSPLANTED

UAY BE TRANSPLANTED,

MAY BE TRANSPLANTED.

MAY BE TRANSPLANTED

MAY BE TRANSPLANTED

OWL NESTING [N TREE, MAY BE TRANSPLANTED
D

MAY BE TRANSPLANTE
MAY BE TRANSFLANTED

MAY BE TRANSPLANTED

JAY BE TRANSPLANTED.

MAY BE TRANSPLANTED

LAY BE TRANSFLANTED.

IAY BE TRANSPLANTED

NAY SE TRANSPLANTED

MAY BE TRANSPLANTED.
GOOD SPECIMEN TO TRANSPLANT, OLIVES HAVE HIGH AESTHETIC VALUE VITH PROFER CARE & PRUNING.

o

MAY BE TRANSPLANTED.

MAY O TRANSPLANTED

AY BE TRANSPLANTED

MAY BE TRANSPLANTED

MAY BE TRANSPLANTED

MAY BE TRANSPLANTED

MAY BE TRANSPLANTED

'3 5TEM. GREAT HORKED OWL SIGH

MAY BE TRANSPLANTED, GREAT HORNED YL SIGN

STUDID E
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IRRIGATION DESIGN NOTES ST“ u l u [

AL PLANTIN SHOWNWILL ¥ £
1%’; S e ARCHITECTS
2 e UTOMATED
SYSTEMS ADEQUATE FOR THE ESTABLISHMENT AND MAINTENANCE OF ALL -
PLANT HIATERIAL, THESE SYSTEMSWILL BE INSTALLED AS SOON AS T 2258 Flrst Avenue l
- z RACTICAL AFTER GRADING AND PRIDR TO PLANT MATERIAL INSTALLATION )
% R 1: NN RS NS : i AND HYDRDSEEDING, .
1 ¢ poo DI A R A 2, AL PLANTING. 1 A oF
! b - : - : : . San Dlego Californta 92101
7, S e - s Rt DRIP, OV-/OLUME BUBALER 7 on Diego Colifornla
HEADS, TREE, SHRUE, AREAS WILL
VALVES ACCORDING TOWATER
4. ALLIRRIGATION MANTAINED mollstudiosorchitects.com

TOMEET OR EXCEED MINIMUM EFFICIENGY.
5, ALLIRRIGATION EQUIPMENT SHALL. B SCREENED APPROPRIATELY FROM

4
|
i [
LANDSCAPE AREA WATERED BY
AUTOMATIC [RRIGATION SYSTEM
MATIC (RR VIEW N PUBLIC AREAS. T 6192359262 F 6132350522

e i e e s L D T I I T T A T T 1T LLI IS 6, THE FINAL IRRIGATION PLAN SHALL ACCURATELY AND CLEARLY IDENTIFY:
1 1 I B’/ A A.LOCATIONS AND SIZES OF WATER POINTS OF CONNECTION,
) 8, LOCATION, TYPE AND SIZE OF AL COMPONENTS OF THE

AND LATERAL LINES, VALVES, SPRINKLER HEADS. RAIN SWITCHES,
ANC DUICK COUPLERS,
C. STATIC WATER PRESSURE AT THE FOINTS OF CONNECTION,
. FLOW RATE (GPM), REMOTE CONTROL VALVE SIZE, AND DESIGN
OPERATING PRESSURE (PS1) FOR EACH STATION.
7. NEWIRRIGATION WATER METER TO BE INSTALLED AS PART OF LANDSCAPE
{MPROVEMENTS, LOCATION TO BE DETERMINED.

SENTERRD,

e
O
=)
(=4
| -
Q
et
=
(4b}
)
o
o
wn
N

DEVELOPER: CHARITIES HOLISING DEVELOPMENT CORP.

SAN JOSE, CALIFORNIA

5 Project 09114
i
§ S
(k] 4 Be
| 7
:_J’g‘v’H!HIH'I/!H:H‘\H'IH\IHIHIHIU\'\U\!IH t
LANDSGAPE AREA WATERED BY
— AUTOMATIC IRRIGATION SYSTEM (TYP.) CONCEPTUAL
E—— N . X N IRRIGATION
W ‘ T 1 : ; i \[ ] 1{ i !/J"E.‘LH" ’{ i ’ ] WATER-USE
Cd | i R 77 ':.'?Eél P . PLAN ;

SoALE 120




1 1
H . 5o UIRED
,,1_17_}6;!}: ARCHITEGTS
F 1 — S S
. A TODLED SCORE JOBT D.9AVICUT SCORE JOHT &
( N LECEND: 2258 First Avanue
3 - 1. AHGHOR IO WAL WO0O FENCE:
e d EXCANDAILE AOHORHUASONRY
X 1, 12 RADIUS EDCE '
— e EACEPEHFLA E 2. T OECHYNTE R aTr. Sun Diego Cafifarnia 82101
LECEND: ) 3, JOINT FRLER PER SPECIFICATIONS & a (BLE 5| DVINETO
- gﬁ%ﬁw&ll:ﬁmmPMLmC”Em 4. BACKER RGC PER SPECIFICATIONS ﬂiEXB T‘E‘T‘PE ECURIND Wi
2 VELCED - GAUGE P GEOREGHAEAL EFOAT S TVIOPART POLYURETHANE SEALANT — 4 FiNISHSURFAGE ‘mallstudisearchitsats.com
iyt — oyl Jore:
ek 4. 172" DA X 12 LONG STEEL DOWEL HER
3 T TOCLE RO frtva b VTAE B S BE oMot
* KEY THALLBE 7 DEEFER THAN REST OF GDJCRETE. NoTES: T 69261 F 610050522
IOTES; A mu‘rs.mlmspmnmnunm«s
A TATIGTHCAIERS, ST OSEPATATON SN RENFORCING ASE NDICATED DI FLI
Awﬁ“ﬁ%’mﬂ: IO“LY B, EEMAIH'CDLGRYOMATCHW"
N OEPTH @ PEDESTRUN CONCRETE, .o PAYNG
& REPERTD GHOTECHNCAL EPORTEGRVENCLLAR EAVNGDEPTHS
© U PG LEBSTHANA THIK
O PROVIDERNISH SAMFLES. TIF PAVINO4" THICK GRGREATER
O CONCRETE PAVING O CONCRETE JOINTS
NTS NTS NTS
O =
o
Q| 8
LEGEND: o
7 - 1, CROWN OF PLANTTO BE PLANTED 12:1° ABOVE m LE“
"1.7REFER TO PLANTLIST FGR HEIGHT FINISH GRADE. =
2, FINSHED ORADE ervoymn N 2, BASN £
5 3. PACKFILL 100% WASHED PLASTER . PUNT ADLETE PERAPECERATENS | S
4 PANTRKTOBE RS 4. TEMPORARY EARTH BER o
" (VERTIGAL)AND SKIANED. M wgﬂ{xva\mmncﬂws QJ E
§ TaERGRLN ) o)
7. AMENDED BACKFILL MX PER SPECS. PLANVEW Hores: z
APADSEREMTEL X . FORAECUIRED PLANTING HETHDDS REFER TD E
) L] THATTREE PR TR ® ‘SPECIFICATIONS (NOTE SPECIAL TREATVENT) m 2
¢ q 3 625 . INAAPRMVAVANY _ I
it =34
> asnkomsmumsn fentitn! w zg
ety 2 o
HOTIFY LANDISCAPE ARCHITECT. Fro ]
12" CLEARANCE 10. mcsknmm‘i{%ﬂé RANFIFE \EeE 9 5
18, ELPTY 3 DW/ETER PYC DI o 4
SORARAND WATERIG: PLACE N, 1. VITTWIST BRACE 20
e " OS2
P O— -
PPE WRARPED WITH FILTER GIL (2 TYP,) KEEP CLEAR OF ROOTBALL. Lt 8
| ORAlPE REPPEO YT EALTYR) KEEP CLE SHRUB PLANTING =
SRAMPIRES (11 AOVE 3 WATERBAS LU DEPTICMACH TS NTS (o=
RoCK 0
e R RECIEL uro purmm: REWOVE N =z E
E 1 HASI UFIS MSTALLED O ATEND 5a
NoTE:
3 & FNEDORADE,
BAGKFILL TOBE WATERL JETTED
AN PTG o Lo bt 5. AEIDED BACKELL SEE SPECIIGATONS. .
DG g TP A ST TACHE R . Project 09114
H FLANTING 50 THAY TAEE DOESHOY S, EDGE OF PLANTING AREA
§ “ 8, FERTILIZER TABLET - SEE SPECIFICATIONS. P i
3 7. EXSTH SOIL. 92 . . :
H » 3. SOAKIPY SOES  BOTTCHCF PLATNG &5 V1209 SehoneDogy
2 1l . AHAOR GARD TRUNKPROTECTOR FOR
i USEINTURF ARERS,
f) 10, CROWN OF TREE ST NOT 3E PLATED
o SELOW FINISH GRAGE,
/i o1 SUPTYS DN TRANPPEFORAR, \
% VAT FACE I SPER T
@ 'S 4 mcumnu -
’ P|PE WRAFPED' WﬂHFlLTEK FMIRIC "Eﬂ /
% VERTIGAL DRANFIPES (§14 ABOVEN
11 0200 COMSE GRAVRIROCK AT
BOTTOMOF PIT. &
B soorcoum sz s AN AN AN ANANNACY
TRUNKIS § OR LESS FROH HARDSCAPE.
EQUAL
NOTE:
A ALL SHRUDSIGROUNIUOVER SHALL TE PLANTED AT EQUAL
QN PLAS. SEELEGEND FOR SPACING REDURELIENTS. LANDSCAPE
DETAILS
PALM PLANTING O TREE PLANTING O GROUNDCOVER SPACING
NTS NTS NTS
§ e
H
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VALVE BOX W/ COVER.
"HEAT-DRANDED F5*

CONTROL WIRE TO CONTROLLER

BACKELOW PREVEIER———————— REDLCED PAESSURE BAGKFLOW
R COMTROL WIRES W EPOXY-FILLED CONNGCTORS ke »ﬁ%k% B PREVEMTION
CURBIWALKBLOBETC. AECOMMEN

£

WPROVIDE 24' COIL OF WIRE AT VALVEY — ARASS MIFPLE.
FLOW SNSOR VALVE BOX . o ARCHITECTS
f MIN.

BALL VALV — BRAB 00 DEGREE ELL
VALVE LD, TAQ
BRASS WYE STRAINER W/ ——— B
60 MESH MONEL SCREEN 1 i
3 2258 Flrst Avenue

FINISH GRADE.

NOMAL SEEHED EHCK 7
CONGRETE PAD SHALL EXTEMO
AN OF 17 EYOND THE. L
- PUGLATERAL FIPE. ‘CUTSIDE WIDTH AND QUTBIDE A
POP.UP GPRAY HEAD (GTH OF THE DEVIGE. $an Diego Calforala 92101
OR POP.LP BUBBLER ELECTRIC SOLENGID.
‘CONTROL VALVE
MR, 1 CU. FT. 00T ol FINIGH GRADE- s
ROOT CONTROL FABRIG e o GrtsoCD ROCK oo Son ER L OCA T NPPLE
Bt g0 PO & LN, DEPTH - mallfstidicenrchitecis.com
Sch. 80 PYC NIPPL ieh, 40 PVC STAEET 17 Sctt, 40 PG CONDUI’T PEA GRAVEL. 0] - Y
forig O CONTROLLE i

=] =T
e ikl L ﬂ =0 ‘Enmss NPPLE
UBC 45 DEDAEE ELLS TO TRAMEITION TO MAIMLINE DEPTH l—'-l

REET 5 2. BET 0P OF VALVE DO 1/2° AHOVE FINIOH GRADE IN TURF ARFAS
MARLEX STREET ELL A0 ERBOVE FIVISR GANGE IN GROUNDCOVER & SHRUB AREAS.

NOIIAL SI2E BHICK: T 6192359262 F 6192350522
EAGH CORNER

BRASS B .
DEGHEE sunj% T

o . :
3. PROV) UNRESTRICTED PIPE OF THE SAME SIZE AS THE 1. UGE 45 DEGREE ELLS YO TRANSIIONTO) AAINUNE DEPTH ARD ©ane, P . Sch, 80 PYC
ey B o O T NPT TIAE o S Vb
iE FLOW METER 1ZE DOWNSTR 2 ﬂEr TQP OF VALVE DOX 1/2* MlOVE FINISH CIRADE |7‘I TURF AREAS
W MEYERYEE T‘HISAFPL!EE TO ALY VALVE, FI ND NE":N. or (AUD AREAS. 4 THICK CORGC. BASE OF PRE-FABRICATED
BACKFLOV/ DEVICE, COMPQSITE BASE LFER MAMUFACTURERS
RECONMENDATIONS

O POP-UP SPRINKLER/BUBBLER @ FLOW SENSOR O REMOTE CONTROL VALVE O BACKFLOW PREVENTION DEVICE

NTS , NTS - NTS NTS
ALYE DOX WY COVER. PAVED SURFACE
HEAT-BRANDED '0Y" [ BALL VALVE HEAT BRAND ADY IN 2* HIOH
LEToRRS G VALVE Gox SV
FrasHcRACE
] lll§|lll
ST R,
" 3 . TC Q0% AT GPTIMI le]
HYBRID CONTROLLER: ag 24 367 g
SEE IRRIGATION PLAN Fiigh RACE 1
e SR A AR AR

FOR SP! | PVC LATERAL LINE IN Sich, 40 PVC SLEEVE
16INCH PVE Sch, 40 CONDULT
AND FITTINGS | |zgxmmmmﬂggléwm IN CONDUT

N

“

WR\E/ES O REMOTE CONTROL. CONFRESSICH N CONTROL WIRE IN Sch. 40 PVC SLEEVE
ACVES A& BIRD LF-21 PAESSURE MAINLINE IN Sch. 40 FYT.
4. JUNCTION BOX BLEEVE
5. 1-INCH PVG Sch, 40 CONOUIT 1RANGH FCLY FRE LEWGTH 4G —
TO POWER SUPRLY MALE ADAFTER REQUPED)
couPREBSION X
REAGED G 3 CIMPRECSION NOTES:
1. MAINTAIN A MINIMUM HORZONTAL OISTANCE OF A" BETWEEN PIPE
- 'fﬂ"ﬁ.ﬁ et 2 PUCSLEEVES TO 6E 2X THE QIAMETER OF THE PIPE OR WIRE BUNOLE -
NOMAAL 526 6PICK mmrcupn U= EING 8L
GRAVEL G CRUTHED RoCK
. a movus 421 CONTRCL WIRE EXPANSION LOGR AT ALL CHANGES 1
NoTES: PG SCH daTeROREL GIRECTICN OF 30 OEGREES
. TO TRANGTION VO LATERAL PP 4. INSTALL ALL PIPE AND. cﬂNuumN ACCQRDANCEW]THTHE
4. BETTOP G VALVE BOK 12 ABOVE FI-ISH ORADE INTUPF AREAS MANUFACTURER'S RECOMMENDATIONS.

! : @ AUTOMATIC CONTROLLER O BALL VALVE
NTS

O SLEEVING
NTS NTS NTS

2500 Senter Road

SAN JOSE, CALIFORNIA
DEVELOPER: CHARITIES HOUSING DEVELOPMENT CORP.

S5 PP D124 SCH. O S5 OF LATERMLLIE
rapoLY AverTER

QUICK COUPUNG VALYE W/ e

Jreise

Project 09114
v noxwne
i
FPESHORATE ECT CLEAN BACKFILL COMPACTED TO 80%
AT OP\'NI)M 'MOISTURE CONTENT

50410 Nesckrel
NON-PRESSURIE LATERAL L&

=1t ,Us oL

FINIGH GHADE:
PLANT MATERIAL

564 POLY PP« 10 LEHGTHE MAX.
n_us'N can TP,

: P .
S——————" ; s
CIRy - o
- oL R oL
SR ELS AND TJ\PEAT‘ FT ?Tj_:l/\céu‘ m:z{nnmuwmmwu
w FT munslam LOOFS 1 TUOING & PLANTA I 8LOPE
R T e T [ £l cHstoss e e L

MAINUIME DIREGTION

it o s R e IRRIGATION
DETAILS )
@ QUICK COUPLER Q TRENCHING Q DRIP EMITTERS )
NTS NTS NTS ' {
et

e
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