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PROJECT 
INFORMATION

G1.0

SITE DEVELOPMENT STANDARDS - REFER TO ZONING CODE STANDARDS
CATEGORY STANDARD REQUIRED PROPOSED COMPLIES

VERY LOW 5% (6 UNITS) 100% (108 UNITS) YES
LOW 5% (6 UNITS) 0% YES
MODERATE 10% (11 UNITS) 0% YES
DU/AC 40 DU/AC MAX 72 DU/AC NO*
FAR 60% MAX (FOR COMMERCIAL USES ONLY) N/A YES
MAX HEIGHT 55 FT MAX 54.5 FT
NUMBER OF STORIES - 4 STORIES
FRONT NO MIN 5 FT YES
LEFT SIDE NO MIN N/A YES
RIGHT SIDE NO MIN N/A YES
REAR NO MIN 63.5 FT YES
VEHICLES NO MIN 77 SPACES (0.7 SPACE PER UNIT) YES
BICYCLES 1 SPACE PER 3 UNITS 38 SPACES YES
MOTORCYCLES 5% OF EVERY PARKING AREA WITH PARKING 

FOR 100 CARS OR MORE N/A YES

ELECTRIC CHARGING 60% OF DWELLING UNITS WITH PARKING 
SPACE(S) ARE PROVIDED WITH LEVEL 2 EVCS 

INSTALLED SPACE, THE REMAINING DWELLING 
UNITS WITH PARKING SPACE(S) ARE 

PROVIDED WITH LEVEL 1 EV READY SPACE(S)

10% OF PARKING SPACE(S) ARE 
PROVIDED WITH LEVEL 2 EV READY 
SPACE, THE REMAINING PARKING 

SPACE(S) ARE PROVIDED WITH LEVEL 1 
EV READY SPACE(S)

YES

COMMON 300 SF PER UNIT 50 SF PER UNIT
PRIVATE A RATIO OF 3 SF OF PRIVATE OPEN SPACE FOR 

EVERY 2 SF OF COMMON OPEN SPACE N/A

LOT COVERAGE 60% MAX 27% YES
PERVIOUS AREA 30% MIN 22% NO*

* SEE SUMMARY OF WAIVERS/ CONCESSIONS REQUESTED

NO*

DRAINAGE

AFFORDABLE 
HOUSING 
(UNITS/%)
DENSITY

HEIGHT

SETBACKS

PARKING

OPEN SPACE

YES

PROJECT SUMMARY
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APPLICANT:
	 MidPen Housing
	 303 Vintage Park Dr., Suite 250
	 Foster City, CA 94404
	 Contact: Mollie Naber
	 Phone: 650.339.6181

CIVIL ENGINEER:
	 BKF Engineers
	 150 California St., Suite 600
	 San Francisco, CA 64111
	 Contact: Mike O’Connell
	 Phone: 415.660.6360

ARCHITECT / PLANNER:
	 Studio T-Square
	 1970 Broadway, Suite 408
	 Oakland, CA. 94612	
	 Contact: Chek Tang, Principal
	 Phone: 510.451.2850

LANDSCAPE ARCHITECT:
	 The Guzzardo Partnership Inc.
	 181 Greenwich Street,
	 San Francisco, CA 94111
	 Contact: Paul T. Lettieri
	 Phone: 415.433.4673

CONTRACTOR:
	 Devcon
	 690 Gibraltar Dr.,
	 Milpitas, CA 95035
	 Contact: Tony Taormino
	 Phone: 408.942.8200

SUMMARY OF WAIVERS/ CONCESSIONS REQUESTED

ADDRESS 1580 MAPLE STREET, REDWOOD CITY, CA 94063
APN 052-532-020
EXISTING LAND USE DESIGNATIONS

GENERAL PLAN DESIGNATION MIXED USE - WATERFRONT NEIGHBORHOOD
ZONING DESIGNATION

EXISTING USE VACANT FORMER HOMELESS SHELTER
PROPOSED LAND USE DESIGNATIONS

GENERAL PLAN DESIGNATION MIXED USE - WATERFRONT NEIGHBORHOOD
ZONING DESIGNATION MUW (MIXED-USE WATERFRONT)
PROPOSED USE 110 PERMANENT SUPPORTIVE HOUSING (PSH) UNITS

BUILDING CODE CONSTRUCTION INTENDED TO COMPLY WITH THE 2022 CALIFORNIA BUILDING CODE.
CONSTRUCTION TYPE TYPE VA
OCCUPANCY GROUP R2
SPRINKLERED YES; NFPA-13 FOR AMENITY BUILDING, AND NFPA-13R FOR RESIDENTIAL BUILDING
LOT AREA 1.52 AC/ 66,015 SF
GROSS BUILDING AREA 56,473 SF
PROPOSED DENSITY 72 DU/AC
BUILDING HEIGHT 54.5 FT, 4-STORY

PLANNING AND BUILDING CODE DATA

SUBMITTED AS TP (TIDAL PLAIN DISTRICT); 
CURRENTLY ZONED TO MUW (MIXED-USE WATERFRONT).

GENERAL:
G0.0 	 COVER PAGE
G1.0		 PROJECT INFORMATION
G1.1		 FIRE DEPARTMENT NOTES
G2.0		 EXISTING SITE CONDITIONS
G3.0		 NEIGHBORHOOD CONTEXT

CIVIL:
C1.00	 TITLE SHEET
C1.01	 GENERAL NOTES
C1.02	 REDWOOD CITY STANDARD NOTES
C1.03	 LEGEND & ABBRIVIATIONS
C2.00	 EXISTING CONDITIONS PLAN
C3.00	 SITE PLAN
C3.01	 CROSS SECTIONS
C4.00	 GRADING PLAN
C5.00	 UTILITY PLAN
C6.00	 STORMWATER MANAGEMENT PLAN
C7.00	 FIRE ACCESS PLAN

ARCHITECTURAL:
A1.0		 SITE CONTEXT PLAN
A1.1		 PROPOSED SITE PLAN
A2.0 	 BUILDING PLANS - LEVELS 1 - 2
A2.1 	 BUILDING PLANS - LEVELS 3 - 4
A2.2		 BUILDING PLANS - ROOF PLAN
A3.0		 BUILDING ELEVATIONS
A3.1		 BUILDING ELEVATIONS
A4.0		 BUILDING PERSPECTIVES
A4.1 	 BUILDING PERSPECTIVES
A5.0		 COLOR AND MATERIALS
A6.0		 BUILDING SECTIONS
A7.0		 UNIT PLANS

LANDSCAPE:
L1.0		  LANDSCAPE PLAN
L2.0		  PLANTING AND IRRIGATION HYDROZONE PLAN
L2.1		  PLANT LIST DETAILS AND NOTES
L2.2		  IRRIGATION WATER USE AND MWELO CHECKLIST

PROPOSED DENSITY
110 UNITS PROPOSED (72 DU/AC) (INCLUDING 2 MANAGER UNITS)

PSH UNITS QUAN. N.S.F. UNIT MIX PARKING RATIO
STUDIO 108 295 100%
TOTAL PSH UNITS 108 295 100%

MANAGER UNITS QUAN. N.S.F. UNIT MIX PARKING RATIO
2BR 2 773
TOTAL MANAGER UNITS 2 773

TOTAL UNITS 110 304 0.70
* 100% OF UNITS TO BE VERY LOW AFFORDABLE UNITS

PARKING
RESIDENT
GUEST
ADA
EV
TOTAL
* NOT REQUIRED FOR PROJECTS THAT QUALIFY FOR SB-35.

*** REQUIRED ADA PARKING SPACES INCLUDED IN TOTAL

PROJECT AREA SUMMARY 
RESIDENTIAL AMENITY CIRCULATION UTILITY TOTAL

LEVEL 1 7,683 4,847 3,485 2,624 18,639
LEVEL 2 10,651 208 3,300 930 15,089
LEVEL 3 10,651 208 3,374 297 14,530
LEVEL 4 5,696 2,222 297 8,215
TOTAL 34,681 5,263 12,381 4,148 56,473

OTHER REQUIREMENTS (PER TCAC)
LAUNDRY ROOM

NO FEWER THAN ONE WASHER/DRYER PER 15 UNITS
7 WASHER/DRYER MIN. REQUIRED
7 WASHER DRYER PROVIDED

COMMON AREA
OVER 100 TOTAL UNITS SHALL PROVIDE 1,800 SF MIN. COMMON AREA AMENITIES
890 SF COMMUNITY ROOM + 642 SF ART ROOM + 415 SF LOUNGE = 1,947 SF COMMON AREA AMENITY PROVIDED

SUMMARY OF WAIVERS REQUESTED
1. OPEN SPACE

REDUCTION FROM 300 SF PER UNIT TO 75 SF PER UNIT.

SUMMARY OF CONSESSIONS REQUESTED
1. ELECTRIC VEHICLE (EV) PARKING

GRANDFATHERING REQUIREMENTS OF ORDINANCE 2487
2. DISTANCE BETWEEN BUILDINGS

REDUCTION FROM 20 FT DOWN TO 15.5 FT.
3. PREVIOUS AREA OF LOT

REDUCTION FROM 30% DOWN TO 22%.

REQUIRED PROVIDED

6 8***

1.5 CARS/ UNIT * 54
0 23

** 10% OF DWELLING UNITS WITH PARKING SPACE(S) ARE PROVIDED WITH LEVEL 2 EV READY SPACE; 
      THE REMAINING DWELLING UNITS WITH PARKING SPACE(S) ARE PROVIDED WITH LEVEL 1 EV READY SPACE.

**
77

100% REQ. PARKING

The proposed project is located within the waterfront neighborhood in Redwood City. The site 
formerly had a single-story structure which was used as a homeless shelter, which has been 
relocated, and the vacant structure is slated for demolition. The site is adjacent to the planned 
Blomquist Street Extension, which proposes to connect Maple Street with Bair Island Road, while 
also raising the grades of the roadway and adjacent parcels for future flood-proofing.

The design proposes a three to four-story permanent supportive housing as a social response 
to housing needs in the city. A total of 108 studio units and two 2-bedroom manager units 
are proposed, yielding a density of 72 units per acre. The building is paired with two single-
story amenity buildings, and they surround the central courtyard. The building height is up to 
approximately 54.5’, with 4-story residential on the Northeast wing and steps down to 3-story tall 
on the Southwest wing.

The single-story freestanding amenity buildings sit along the Blomquist Street Extension frontage, 
with the intent to activate the pedestrian realm with active uses. Amenities in the buildings 
include a community room, art room, and flex space, all of which open entirely to the courtyard 
and creating an integrated indoor-outdoor environment for residents.

The site is served by connections to the Blomquist Street Extension forming a full internal loop, 
which also provides the required fire access. The internal driveway has a minimum of 26 feet in 
width, is double loaded for efficiency, and will be lined with landscaping. Besides efficiency, the 
vehicle circulation also sets back the proposed building from the adjacent townhomes on the 
north, respecting the transition in scale of development compared to the adjacent block. SITE DEVELOPMENT STANDARDS

PROJECT DATA

PROPOSED DENSITY
110 UNITS PROPOSED (72 DU/AC) (INCLUDING 2 MANAGER UNITS)

PSH UNITS QUAN. N.S.F. UNIT MIX PARKING RATIO
STUDIO 108 295 100%
TOTAL PSH UNITS 108 295 100%

MANAGER UNITS QUAN. N.S.F. UNIT MIX PARKING RATIO
2BR 2 773
TOTAL MANAGER UNITS 2 773

TOTAL UNITS 110 304 0.70
* 100% OF UNITS TO BE VERY LOW AFFORDABLE UNITS

PARKING
RESIDENT
GUEST
ADA
EV
TOTAL
* NOT REQUIRED FOR PROJECTS THAT QUALIFY FOR SB-35.

*** REQUIRED ADA PARKING SPACES INCLUDED IN TOTAL

PROJECT AREA SUMMARY 
RESIDENTIAL AMENITY CIRCULATION UTILITY TOTAL

LEVEL 1 7,683 4,847 3,485 2,624 18,639
LEVEL 2 10,651 208 3,300 930 15,089
LEVEL 3 10,651 208 3,374 297 14,530
LEVEL 4 5,696 2,222 297 8,215
TOTAL 34,681 5,263 12,381 4,148 56,473

OTHER REQUIREMENTS (PER TCAC)
LAUNDRY ROOM

NO FEWER THAN ONE WASHER/DRYER PER 15 UNITS
7 WASHER/DRYER MIN. REQUIRED
7 WASHER DRYER PROVIDED

COMMON AREA
OVER 100 TOTAL UNITS SHALL PROVIDE 1,800 SF MIN. COMMON AREA AMENITIES
890 SF COMMUNITY ROOM + 642 SF ART ROOM + 415 SF LOUNGE = 1,947 SF COMMON AREA AMENITY PROVIDED

SUMMARY OF WAIVERS REQUESTED
1. OPEN SPACE

REDUCTION FROM 300 SF PER UNIT TO 75 SF PER UNIT.

SUMMARY OF CONSESSIONS REQUESTED
1. ELECTRIC VEHICLE (EV) PARKING

GRANDFATHERING REQUIREMENTS OF ORDINANCE 2487
2. DISTANCE BETWEEN BUILDINGS

REDUCTION FROM 20 FT DOWN TO 15.5 FT.
3. PREVIOUS AREA OF LOT

REDUCTION FROM 30% DOWN TO 22%.

REQUIRED PROVIDED

6 8***

1.5 CARS/ UNIT * 54
0 23

** 10% OF DWELLING UNITS WITH PARKING SPACE(S) ARE PROVIDED WITH LEVEL 2 EV READY SPACE; 
      THE REMAINING DWELLING UNITS WITH PARKING SPACE(S) ARE PROVIDED WITH LEVEL 1 EV READY SPACE.

**
77

100% REQ. PARKING

DENSITY & UNIT MIX

PROJECT TEAM

75 SF PER UNIT.

NO*
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FIRE 
DEPARTMENT 
NOTES

G1.1

F1 Construction Permits
Individual building and fire code permit reviews will be required on all demolitions, remodels, tenant 
improvements and new construction in accordance with the legally adopted codes and standards in place at 
the time of permit application. Projects submitted for building permit after January 1, 2023, shall be subject 
to the 2022 editions of the California construction codes. Comments included herein are based on the 2019 
edition of the codes and are subject to change.

F4 Emergency Responder Radio Signal Coverage
Emergency responder radio signal coverage into and out of the building is required based upon the existing 
public safety communication network coverage levels. [CFC §510.1 and §1103.2]

A third-party radio signal coverage analysis shall be required before occupancy. If the constructed building 
cannot meet the minimum inbound and outbound signal strength, a radio signal enhancement system shall 
be installed prior to occupancy.

F8 Standpipes
A Class I wet standpipe system is required for the building. [CBC/CFC §§905.3.1] The hose outlets shall be 
located in the intermediate landings of the stairways and as otherwise required by the California Fire Code.

F9 Fire Sprinklers
 The buildings shall be protected by an approved automatic fire sprinkler system. The amenity building shall 
be protected in accordance with CBC/CFC §903.3.1.1 (NFPA 13 design). The residential building shall be 
protected in accordance with either CBC/CFC §903.3.1.1 (NFPA 13 design) or CBC/CFC §903.3.1.2 (NFPA 13R 
design).

F10 Fire Alarm Systems
A manual and/or automatic fire alarm system in accordance with CBC/CFC 907.2.9 is required. The system 
shall be fully addressable and supervised by a UL-certified central station. The system shall include a remote 
annunciator in an approved location adjacent to the main building entrance. Audible low-frequency alarm 
notification appliances are required to be installed in all sleeping areas and in areas that might be used for 
sleeping. [NFPA 72:18.4.5.3]

F12 Construction Egress and Standpipes
Where building construction exceeds 40 feet in height above the lowest level of fire department vehicle 
access, a temporary or permanent stairway shall be provided. As construction progresses, the stairway shall 
be extended to within one floor of the highest point of construction having secured decking or flooring.

Not less than one Class I standpipe shall be provided for use during construction. Such standpipes shall be 
installed prior to construction exceeding 40 feet in height above the lowest level of fire department vehicle 
access. The standpipe(s) shall be provided with fire department hose connections at locations adjacent to 
the stairways and shall be extended to within one floor of the highest point of construction having secured 
decking or flooring. [CFC §§3311.1 and 3313.1]

F15 Elevator Cab Size
The elevator shall meet the requirements of a gurney elevator as required by California Building Code 
3002.4(a).

F16 Portable Fire Extinguishers: Common Hazards
Portable fire extinguishers suitable to protect the hazard shall be installed in accordance with California Title 
19, Divisions 1, §3.29(a) (d).

F17 Public Address System
Public Address System In buildings four or more stories in height, a public address system shall be installed 
for the exclusive use of Fire Department personnel, peace officers, or other City enforcement personnel 
according to specifications approved by the Fire Prevention Bureau. Controls for, and access to, such system 
shall be installed on the ground floor of the building at a location subject to the approval of the fire code 
official.

The system shall be designed in accordance with NFPA 72, National Fire Alarm and Signaling Code (2016 
edition) as an in-building fire emergency voice alarm communication system. Voice appliances and systems 
shall be capable of 520 Hz ± 10 percent with the appropriate harmonics. In residential occupancies, family 
and living rooms are considered sleeping rooms. [CFC 907.2.12 and Redwood City Code of Ordinances 
§12.23]

F18 Public Safety Key Boxes
Approved Knox® key boxes shall be provided adjacent to each building entrance. Public safety key boxes 
shall be recessed and installed adjacent to each entrance within 60 to 72 inches of the finished walking 
surface There shall be four sets of keys: each set containing building access, fire equipment room access, 
fire cache room, elevator keys, utility room keys and other keys essential for emergency operations. [CFC 
§506.1]

F19 Solar PV and Energy Storage Systems
Solar photovoltaic and energy storage systems shall be submitted under separate fire code permits and 
shall comply with the California Building Code and California Fire Code.

F16 Portable Fire Extinguishers: Common Hazards
Portable fire extinguishers suitable to protect the hazard shall be installed in accordance with California Title 
19, Divisions 1, §3.29(a) (d).

F17 Public Address System
Public Address System In buildings four or more stories in height, a public address system shall be installed 
for the exclusive use of Fire Department personnel, peace officers, or other City enforcement personnel 
according to specifications approved by the Fire Prevention Bureau. Controls for, and access to, such system 
shall be installed on the ground floor of the building at a location subject to the approval of the fire code 
official.

The system shall be designed in accordance with NFPA 72, National Fire Alarm and Signaling Code (2016 
edition) as an in-building fire emergency voice alarm communication system. Voice appliances and systems 
shall be capable of 520 Hz ± 10 percent with the appropriate harmonics. In residential occupancies, family 
and living rooms are considered sleeping rooms. [CFC 907.2.12 and Redwood City Code of Ordinances 
§12.23]

F18 Public Safety Key Boxes
Approved Knox® key boxes shall be provided adjacent to each building entrance. Public safety key boxes 
shall be recessed and installed adjacent to each entrance within 60 to 72 inches of the finished walking 
surface There shall be four sets of keys: each set containing building access, fire equipment room access, 
fire cache room, elevator keys, utility room keys and other keys essential for emergency operations. [CFC 
§506.1]

F19 Solar PV and Energy Storage Systems
Solar photovoltaic and energy storage systems shall be submitted under separate fire code permits and 
shall comply with the California Building Code and California Fire Code.

FIRE DEPARTMENT COMMENTS FOR BUILDING PERMITS AND DEFERRED SUBMITTALS
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1NEIGHBORHOOD CONTEXT
SCALE: 1" = 300' - 0" @ 22" x 34"
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CONTEXT

G3.0

SITE

REDWOOD CREEK

REDWOOD CREEK

BAYSHORE FWY

BAYSHORE FWY
1/2 MILE
1/2 MILE

10-MIN WALK
10-MIN WALK

CALTRAINCALTRAIN
REDWOOD CITYREDWOOD CITY
STATIONSTATION

EL CAMINO REAL

EL CAMINO REAL

WOODSIDE RD

WOODSIDE RD

BIKEWAY
MAIN TRAFFIC

KAISER PERMANENTE KAISER PERMANENTE 
MEDICAL CENTERMEDICAL CENTER

1/4 MILE1/4 MILE
5-MIN WALK5-MIN WALK

3/4 MILE

3/4 MILE

15-MIN WALK

15-MIN WALK

GROCERY GROCERY 
OUTLETOUTLET

SAMTRANS SAMTRANS 
BUS STOP 270BUS STOP 270

REDWOOD CITY - REDWOOD CITY - 
SEAPORTE CENTRE SEAPORTE CENTRE 
CALTRAIN SHUTTLE STOPCALTRAIN SHUTTLE STOP
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ON-SITE DRAINAGE MANAGEMENT AREA TREATMENT CONTROL SIZING

DRAINAGE

MANAGEMENT

AREA

TREATMENT

CONTROL

MEASURE

TREATMENT

TYPE

ROOFS

(SF)

PAVEMENT

(SF)

LANDSCAPE

(SF)

TOTAL AREA

(SF)

TOTAL

IMPERVIOUS

AREA

(SF)

TOTAL

PERVIOUS

AREA

(SF)

EFFECTIVE

IMPERVIOUS

AREA*

(SF)

 TREATMENT

AREA

REQUIRED**

(SF)

 TREATMENT

AREA PROVIDED

(SF)

PONDING

DEPTH

(INCH)

1 1 Bioretention 9,292 15,666 5,780 30,738 24,958 5,780 25,536 1,021 1,055 6

2 2 Bioretention 5,970 11,113 2,640 19,723 17,083 2,640 17,347 694 700 6

3 3 Bioretention 2,744 5,897 5,875 14,516 8,641 5,875 9,229 369 402 6

TOTAL 18,006 32,676 14,295 64,977 50,682 14,295 52,112

* EFFECTIVE IMPERVIOUS AREA IS EQUAL TO THE TOTAL IMPERVIOUS AREA PLUS 10% OF THE TOTAL PERVIOUS AREA PER THE SMCWPPP C.3 REGULATED PROJECTS GUIDE

** TREATMENT AREA REQUIRED IS CALCULATED USING THE SMCWPPP GUIDELINES, 4% OF TOTAL IMPERVIOUS AREA METHOD 0
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(SEE CIVIL AND
LANDSCAPE DRAWINGS)
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LANDSCAPE DRAWINGS)
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(SEE CIVIL DRAWINGS)
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* ELECTRIC GATE OPERATORS, WHERE PROVIDED, SHALL 
BE LISTED IN ACCORDANCE WITH UL 325 DOOR, DRAPERY, 
GATE, LOUVER AND WINDOW OPERATORS AND SYSTEMS 
WITH REVISIONS THROUGH MAY 2015. GATES INTENDED 
FOR AUTOMATIC OPERATION SHALL BE DESIGNED, 
CONSTRUCTED, AND INSTALLED TO COMPLY WITH THE 
REQUIREMENTS OF ASTM F2200 STANDARD SPECIFICATION 
FOR AUTOMATED VEHICULAR GATE CONSTRUCTION (2014 
EDITION). GATES SHALL BE EQUIPPED WITH A KNOX GATE 
AND KEY SWITCH, MOUNTED IN A LOCATION APPROVED BY 
THE FIRE CODE OFFICIAL.
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KEY MAP2PERSPECTIVE VIEW 4
SCALE: N.T.S.
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COLORS AND 
MATERIALS

A5.0

AS NOTED

A1-1	 RAINSCREEN 
		  FIBER CEMENT 
		  PANELS		
		  CERACLAD
		  ASH 
		  (OR SIMILAR)

B1-1	 VINYL WINDOW
		

C1-1	 SUN SHADE     					   
		  METAL TRELLIS

COLORS AND MATERIALS

WINDOWS AND STOREFRONT

SUNSHADE, FENCE SYSTEM AND ROOF

A1-2	 RAINSCREEN 
		  FIBER CEMENT 
		  PANELS		
		  CERACLAD 
		  DARK OLIVE 
		  (OR SIMILAR)

B1-2	 PRE-ASSEMBLED 	
		  STOREFRONT

A1-3	 RAINSCREEN 
		  FIBER CEMENT 	  				  
		  PANELS		
		  CERACLAD 
		  CAPPUCCINO 
		  (OR SIMILAR)

C1-2	 PANELIZED FENCE 
		  SYSTEM

C1-3	 PERFORATED PANELS
		  BRONZE

C1-4	 MURAL		
		  SAMPLE REPRESENTATION 
		  ONLY	
		  (ACTUAL GRAPHICS TBD)	

D1-1	 DIMENSIONAL ASPHALT 
		  SHINGLES ROOFING

A1-4	 CMU WALLS
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BUILDING 
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A6.0

AS NOTED
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KEY MAP2SECTION B
SCALE: 3/32" = 1' - 0" @ 22" x 34"

A

A

B B
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UNIT PLANS

A7.0

14'-10"

20
'-0

"

5'-0"

LIVING ROOM /
BEDROOM

BATHROOM

LIVING ROOM /
BEDROOM

KITCHEN

10
'-8

 5
/1

6"
9'

-3
 1

1/
16

"

6'-10 3/4" 2'-11 1/4"
UTILITY
CONNECTED
SHAFT

LINEN
SHELVES

44'-6"

20
'-0

"

7'-11 1/4"

LIVING/ DINING

10
'-8

 5
/1

6"
9'

-3
 1

1/
16

"

6'-10 3/4"

BEDROOM 1 BEDROOM 2

14'-10" 7'-6 3/8" 7'-3 5/8"

BATHROOM

UTILITY
CONNECTED
SHAFT

LINEN
SHELVES

UTILITY SHAFT
FROM BELOW
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1UNIT PLAN - STUDIO
SCALE: 1/4" = 1' - 0" @ 22" x 34"2UNIT PLAN - MANAGER'S UNIT

SCALE: 1/4" = 1' - 0" @ 22" x 34"

UNIT SIZE: 295 SFUNIT SIZE: 815 SF
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NATURALIZED STORMWATER TREATMENT
PLANTING AREA

L-2.0

IRRIGATION
PLANTING AND

0

Scale: 1" = 20'
10' 20' 40'

NBLOMQUIST EXTENSION

Wucols Low: - 12,602 sf

Wucols Moderate: - 2,310 sf

HYRDOZONE LEGEND

Wucols High: - 0 sf

Based upon Total Landscape Area of
14,911 sf

HYDROZONE PLAN

19 - ARBUTUS 'MARINA'
24" BOX

STORMWATER TREATMENT
PLANTERS WITH SHRUB PLANTING

ALL WORK IN PUBLIC RIGHT OF WAY PART OF
 BLOMQUIST EXTENSION PROJECT

5 GAL SHRUBS AND GROUNDCOVER
PLANTING.
SEE PLANT LIST AND NOTES ON L2.1

PLANTER POTS 3 - TRISTANIOPSIS LAURINA
24" BOX

4 - MELALEUCA NESOPHILA
24" BOX

11 - MAGNOLIA 'LITTLE GEM'
24" BOX

9 -TRISTANIOPSIS LAURINA
24" BOX

2 - CERCIS OCCIDENTALIS
24" BOX

EVERGREEN SHRUB HEDGE
AT PROPERTY LINE

COMMUNITY GARDEN PLANTERS
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PLANT PALETTE

L-2.1

DETAILS AND NOTES
PLANT LIST, 

PLANTING DESIGN NOTES
The above plants have been selected as being representative of the overall planting design intent. This plant palette is
suggested for use, but also does not preclude use of other appropriate plant material. The landscape shall incorporate
plants that are tolerant of the challenging conditions of the site and that are appropriate to the local climate. These
plants are found along the streets and paseo open space areas. Native, habitat-enhancing, and low water-use plants
should be selected as to complement the character of the project.

All trees shall be a minimum of 24" box size. All shrubs and vines shall be a minimum of 5 gallon size. All groundcover
shall be a minimum of 1 gallon size.

All planted areas are to be irrigated with an automatic underground irrigation system shall be designed to make
efficient use of water through conservation techniques, and be in compliance with the Water District's rules and
regulations for water use. 90% of the irrigation system shall be sub surface drip irrigation.

Rootball w/Nursery Container Removed.  
Root crown shall be installed at natural grade.

Plant Fertilizer Tablets Installed Per Manufacturer's
Instructions and the Specifications

Soil Back Fill Mix.  See Planting Notes
Scarify sides and bottom of plant pit.

18"
min.

4'

Tree Staking Diagram - Street Tree Tree Well
Scale: 3/8"=1'-0"

filter fabric Perforations Towards Rootball.  Two (2) 
4" dia.x4' perforated Sch. 40 Styrene wrapped in 

Drain Grate, from NDS, catalog #NDS-11 4" Black. Typ.

Tree Tie: Flat Corded Rubber. Install securely at lowest
point necessary to hold tree upright. (See plan view)

Cut Stakes 2" Below Lowest Branch So That Stake 
Does Not Intrude Into Tree Canopy

Stake: 2" Diameter Lodge Pole Pine Stake (Treated with 
Preservative, or approved equal). Install in pit, outside of rootball

Root Barrier Type 2: 40 mil. HDPE plastic, place flush 
against pavement edge, depth to match adjacent concrete 
pavement and base.
Adjacent concrete paving, See Civil Plans.

per tree. Glue sch. 40 cap to base. Fill with 3/4

Rest rootball on unexcavated soil.

Root barrier Type 1. Deeproot UB 24-2, install 2" 

Direction of Traffic

Tree Tie Plan View
Not to Scale

Watering Basin, Typ.

full with 3/4" drain rock.

6'

below top of curb

Remove excessive soil on top of root ball to expose
tops of lateral roots as needed.

C
on

ta
in

er
D

ep
th

 P
lu

s
O

ne
 F

oo
t

2x Container
Width

6" ty
p

Shrub Planting Detail
NTS

Plant Crown 1" Above Grade for 5 Gal Shrubs and 2" Above
Grade for 15 Gal or Larger Shrubs for Settlement

3" layer of bark mulch, 6" clear of stem

2" High Watering Basin at Groundcover Areas
Only

Finished grade (top of mulch)

Rootball Centered in Pit.

Plant Fertilizer Tablets Installed Per Manufacturer's
Instructions And The Specifications
Backfill Mix - See Planting Notes

Water-Settled Native Soil, Prior to Installing Plant

PLANTING NOTES
1. All work shall be performed by persons familiar with planting work and under

supervisions of a qualified planting foreman.

2. Plant material locations shown are diagrammatic and may be subject to
change in the field by the Landscape Architect before the maintenance period
begins.

3. All trees are to be staked as shown in the staking diagrams.

4. All tree stakes shall be cut 6" above tree ties after stakes have been installed
to the depth indicated in the staking diagrams.  Single stake all conifers per
tree staking diagram.

5. Plant locations are to be adjusted in the field as necessary to screen utilities
but not to block windows nor impede access.  The Landscape Architect
reserves the right to make minor adjustments in tree locations after planting
at no cost to the Owner.  All planting located adjacent to signs shall be field
adjusted so as not to interfere with visibility of the signs.

6. The Landscape Architect reserves the right to make substitutions, additions,
and deletions in the planting scheme as felt necessary while work is in
progress.  Such changes are to be accompanied by equitable adjustments in
the contract price if/when necessary and subject to the Owner's approval.

7. The contractor is to secure all vines to walls and columns with approved
fasteners, allowing for two (2) years growth.  Submit sample of fastener to
Landscape Architect for review prior to ordering.

8. All planting areas, including planter pots, except lawns and storm-water
treatment zones (as defined by the civil engineer), shall be top-dressed with a
3" layer of recycled wood mulch, "Muir Woods Brown Mulch" by WM
Earthcare (877.963.2784; wmearthcare.com) or approved equal.  Submit
sample to Landscape Architect for review prior to ordering.  Hold all mulch six
(6) inches from all plants where mulch is applied over the rootball.

9. All street trees to be installed in accordance with the standards and
specifications of the County of San Mateo.  Contractor to contact the city
arborist to confirm plant type, plant size (at installation), installation detailing
and locations prior to proceeding with installation of street trees.  Contractor is
to obtain street tree planting permit from the County, if a permit is required,
prior to installation of street trees.  Contractor is to consult with the Landscape
Architect during this process.

10. Seasonal color is to be current and locally available.  Plant material is to be
selected by the Landscape Architect from a list of currently available stock
provided by the Landscape Contractor prior to installation.  Seasonal color to
be 4" pots at 12" o.c. unless otherwise noted.

11. The lawn shall be sod or seeded (as noted) and consist of a drought tolerant
hard fescue blend such as Pacific Sod "Medallion Dwarf with Bonsai",
installed per manufacturer's recommendations and specifications.  The mix
shall consist of the following proportions of grass species:  100% Bonsai
Double Dwarf fescue.  Available through: Pacific Sod 800.542.7633

12. Trees planted in lawn areas shall have a 12" diameter cutout for trimming
purposes.

13. Plants shall be installed to anticipate settlement.  See Tree and Shrub
Planting Details.

14. All trees noted with 'deep root' and those planted within 5'-0" of concrete
paving, curbs, and walls shall have deep root barriers installed per
manufacturer's specifications.  See specifications and details for materials,
depth of material, and location of installation.

15. The Landscape Contractor shall arrange with a nursery to secure plant
material noted on the drawings and have those plants available for review by
the Owner and Landscape Architect within thirty (30) days of award of
contract.  The Contractor shall purchase the material and have it segregated
and grown for the job upon approval of the plant material.  The deposit
necessary for such contract growing is to be born by the Contractor.

16. The project has been designed to make efficient use of water through the use
of drought tolerant plant materials.  Deep rooting shall be encouraged by
deep watering plant material as a part of normal landscape maintenance.
The irrigation for all planting shall be limited to the amount required to
maintain adequate plant health and growth.  Water usage should be
decreased as plants mature and become established.  The irrigation
controllers shall be adjusted as necessary to reflect changes in weather and
plant requirements.

17. The Landscape Contractor shall verify the location of underground utilities
and bring any conflicts with plant material locations to the attention of the
Landscape Architect for a decision before proceeding with the work.  Any
utilities shown on the Landscape drawings are for reference and coordination
purposes only.  See Civil Drawings.

18. The design intent of the planting plan is to establish an immediate and
attractive mature landscape appearance.  Future plant growth will necessitate
trimming, shaping and, in some cases, removal of trees and shrubs as an
on-going maintenance procedure.

19. Install all plants per plan locations and per patterns shown on the plans.
Install all shrubs to ensure that anticipated, maintained plant size is at least
2'-0" from the face of building(s) unless shown otherwise on the plans.  Refer
to Plant Spacing Diagram for plant masses indicated in a diagrammatic
manner on the plans.  Refer to Plant Spacing Diagram for spacing of formal
hedge rows.

20. Contractor to provide one (1) Reference Planting Area for review by
Landscape Architect prior to installation of the project planting.  The
Reference Planting Area shall consist of a representative portion of the site of
not less than 900 (nine hundred) square feet.  Contractor to set out plants, in
containers, in the locations and patterns shown on the plans, for field review
by the Landscape Architect.  The Reference Planting Area will be used as a
guide for the remaining plant installation.

21. The Maintenance Period(s) shall be for 60 (sixty) days.  Portions of the
installed landscape of a project may be placed on a maintenance period prior
to the completion of the project at the Owner's request and with the Owner's
concurrence.

22. Contractor to verify drainage of all tree planting pits.  See Planting
Specifications.  Install drainage well per specifications and Tree Planting
Detail(s) if the tree planting pit does not drain at a rate to meet the
specifications.

23. Contractor shall remove all plant and bar code labels from all installed plants
and landscape materials prior to arranging a site visit by the Landscape
Architect.

21. Versicell Drainage panel or approved equal is to be installed in all
on-structure planters and all pre-cast planters/pots as shown in the drawings.
Material available through: Tournesol, CA 800-542-2282. All drainage panels
shall be completely covered with filter fabric as shown in the drawings and
per manufacturer's specifications.

22. All tree rootballs shall be irrigated by water jet during the sixty (60) day
maintenance period established by specifications.  This irrigation shall occur
each time normal irrigation is scheduled.

23. The Landscape Contractor shall, as a part of this bid, provide for a planting
allowance for the amount of $5,000.000 (Five Thousand Dollars) to be used
for supplying and installing additional plant material as directed by the
Landscape Architect and approved by the Owner in writing.  The unused
portion of the alllowance shall be returned to the Owner at the beginning of
the maintenance period.

24. The contractor is required to submit plant quantities and unit prices for all
plant materials as a part of the bid.

25. Assume 15 gallon plant for any un-labelled or un-sized tree; 5 gallon plant for
any un-labelled or un-sized shrub; and 1 gallon @ 18" o.c. for any un-labelled
ground cover.

26. Assume 5 gallon plant size at 36" o.c. for all planting beds not provided with
planting callouts or planting information.

27. The planting areas on grade shall be ripped to a depth of 8" to reduce
compaction.  The native subgrade soil shall be treated with 100 lbs of
gypsum/1000 sf and leached to improve drainage and reduce the soil
interface barrier.  Contractor shall coordinate this work with other trades.  This
is subject to the final recommendations of the soils test (see below) and
review by the Landscape Architect and the Owner.

28. All planting areas on grade are to receive Vision Comp OMRI Listed Compost
by Vision Recycling, (510) 429-1300, or approved equal, at the rate of 6 cubic
yards/1000 square feet, evenly tilled 6" deep into the soil to finish grade.  All
planting areas shall have 6-20-20 Commercial Fertilizer at 25lbs/1000 square
feet evenly distributed into the soil.  This is subject to the final
recommendations and review of the soils test (see below) by the Landscape
Architect and the Owner.

29. Planting pits are to be backfilled with a mixture of 50% native soil and 50%
amended native soil per note above.

30. The General Contractor is to provide an agricultural suitability analysis for
representative samples of on-site rough graded soil and any imported topsoil.
Recommendations for amendments contained in this analysis are to be
carried out before planting occurs.  Such changes are to be accompanied by
equitable adjustments in the contract price if/when necessary.  See
specifications for testing procedure.

31. For built in place planters on structure, use imported regular weight soil mix.

32. For planter pots, use lightweight soil mix.

33. See civil drawings for imported storm water treatment area soil.
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WATER USE & 
IRRIGATION 

NOTES

A) I, on behalf of the Guzzardo Partnership, Inc., agree to comply with the requirements of the
Water Efficient Landscape Ordinance and submit a complete Landscape documentation
Package prior to permit issuance.

B)  A diagram of the irrigation plan showing hydrozones shall be kept with the irrigation
controller of subsequent management purposes.

C) A certificate of competition shall be filled out and certified by either the LA designer of the
planting/irrigation plans, or the licensed landscape contractor for the project.

D) At the time of final inspection, the permit applicant must provide the owner of the property
with a certificate of completion, certificate of installation, irrigation schedule of landscape and
irrigation maintenance.

E)  An irrigation audit report shall be completed by a certified irrigation auditor at the time of final
inspection.

F) A minimum 3-inch layer of mulch shall be applied on all exposed soil surfaces of planting
areas except turf areas, creeping or rooting groundcovers, or direct seeding applications
where mulch is contraindicated.

G) For soils less than 6% organic matter in the top 6 inches of soil, 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.

H) Reticulating water systems shall be used for water features.

Signature          Date

09.15.2023

09.15.2023
1580 Maple Rd

NA

NA

NA

NA

**
**

**

**

** DEFERRED UNTIL BUILDING PERMIT

MidPen Housing 650-356-2900

MWELO SUBMITTAL CHECKLIST

Submittal Date: ___________________________________

Project Address: _____________________________________________________________

Applicant Name: __________________________________ Phone: ____________________

The following checklist provides a list of information that must be included on the plans before your
permit application can be processed. This checklist covers both the performance compliance method
and the prescriptive compliance method. Please indicate which compliance method is used and
provide the appropriate information on the plans.

 Performance Approach  Prescriptive Approach (Skip to Page Four)

PERFORMANCE APPROACH
(>2,500 sq ft of landscape area)

Landscape Documentation Package (Title 23, Chapter 2.7 §492.3)
 The project’s address, total landscape area, water supply type, and contacts shall be stated on the plans.
 Add, sign and date the following statement on the plans: “I agree to comply with the requirements of the

water efficient landscape ordinance and submit a complete Landscape Documentation Package.”
 Water Efficient Landscape Worksheet that includes a hydrozone information table and water budget

calculations shall be submitted for plan check.
 A landscape design plan and irrigation design plan shall be submitted for plan check.
 A soil management report shall be submitted with the initial submittal unless the project scope includes mass

grading. If a grading permit is required, the report shall be submitted with the Certificate of Completion.

Model Water Efficient Landscape Worksheet (Title 23, Chapter 2.7 §492.4 and §492.13)
 Incorporate the Water Efficient Landscape Worksheet into plans. Show that the Maximum Applied Water

Allowance (MAWA) meets or exceeds the calculated Estimated Total Water Use (ETWU).
 The evapotranspiration adjustment factor (ETAF) for the landscape project shall not exceed a factor of (0.55

for residential areas) (0.45 for non-residential areas).
 The plant factor used shall be from WUCOLS or from horticultural researchers with academic institutions.

WUCOLS plants database can be found on-line at: http://ucanr.edu/sites/WUCOLS/
 All water features shall be included in the high water use hydrozone. All temporary irrigated areas shall be

included in the low water use hydrozone.
 All Special Landscape areas shall be identified on the plans. The ETAF for new and existing (non-

rehabilitated) Special Landscape Areas shall not exceed 1.0.
 For the purpose of calculating ETWU, the irrigation efficiency is assumed to be 0.75 for overhead spray

devices and 0.81 for drip system devices.

Landscape Design Plan (Title 23, Chapter 2.7 §492.6)
 The landscape design plans, at a minimum, shall:

 Delineate and label each hydrozone by number, letter, or other methods.
 Identify each hydrozone as low, moderate, high water, or mixed water use.

 Identify recreational areas, areas solely dedicated to edible plants, areas irrigated with recycled water,
type and surface area of water features, impermeable and permeable hardscape, and any infiltration
systems.

 For hydrozone with a mix of both low and moderate water use plants or both moderate and high water use
plants, the higher plant factor or the plant factor based on the proportions of the respective plant water uses
shall be used. Hydrozones containing a mix of low and high water use plants is not permitted.

 Turf is not allowed on slopes greater than 25% where the toe of the slope is adjacent to an impermeable
hardscape.

 Add note to plans: “Recirculating water systems shall be used for water features”
 Add note to plans: “A minimum 3-inch layer of mulch shall be applied on all exposed soil surfaces of planting

areas except turf areas, creeping or rooting groundcovers, or direct seeding applications where mulch is
contraindicated.”

 Add note to plans: “For soils less than 6% organic matter in the top 6 inches of soil, 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”

Irrigation Design Plan (Title 23, Chapter 2.7 §492.7)
 The irrigation plans, at a minimum, shall contain the following:

 Location and size of spate water meters for landscape
 Location, type, and size of all components of the irrigation system, including controllers, main and lateral

lines, valves, sprinkler heads, moisture sensing devices, rain switches, quick couplers, pressure
regulators, and backflow prevention devices.

 Static water pressure at the point of connection the public water supply
 Flow rate (gallons per minute), application rate (inches per hour), and design operating pressure

(pressure per square inch) for each station.
 A dedicated water service meter or private submeter shall be installed for all (non-residential irrigated

landscapes of at least 1,000sqft) (residential irrigated landscape areas of at least 5,000sqft).
 Add note to plans: “Pressure regulating devices are required if water pressure is below or exceeds the

recommended pressure of the specified irrigation devices.”
 Manual shut-off valves shall be required, as close as possible to the point of connection of the water supply,

to minimize water loss in case of an emergency or routine repair.
 Add note to plans: “Check valves or anti-drain valves are required on all sprinkler heads where low point

drainage could occur.”
 Areas less than 10-feet in width in any direction shall be irrigated with subsurface or drip irrigation.
 Overhead irrigation shall not be permitted within 24-inches of any non-permeable surface.

Soil Management Report (Title 23, Chapter 2.7 §492.5)
 The soil management report, at a minimum, shall contain the following:

 soil texture; N-P-K and minor trace elements
 infiltration rate determined by laboratory test or soil texture infiltration rate table;
 pH
 total soluble salts
 sodium
 percent organic matter
 recommendations

 The soil management report shall be both integrated into the plans and submitted as a separate document.

Required Statements and Certification (Title 23, Chapter 2.7 §492.6, §492.7 and §492.9)
 Add the following statement on the landscape and irrigation plans: “I have complied with the criteria of the

ordinance and applied them for the efficient use of water in the landscape design plans”.
 The final set of landscape and irrigation plans shall bear the signature of a licensed landscape architect,

licensed landscape contractor, certified irrigation designer, licensed architect, licensed engineer, licensed
land surveyor, or personal property owner.

 Add note to plans: “A diagram of the irrigation plan showing hydrozones shall be kept with the irrigation
controller for subsequent management purposes.”

 Add note to plans: “A Certificate of Completion shall be filled out and certified by either the designer of the
landscape plans, irrigation plans, or the licensed landscape contractor for the project”.

 Add note to plans: “An irrigation audit report shall be completed at the time of final inspection.”

WATER EFFICIENT LANDSCAPE WORKSHEET
This worksheet is filled out by the project applicant and it is a required element of the Landscape Documentation Package.

Reference Evapotranspiration (ETo) 45.3
Hydrozone #

/Planting Descriptiona
Plant Factor

(PF)

Regular Landscape Areas
Low Water-Use
Plants
Moderate Water- Use
Plants
High Water-Use
Plants
Moderate Water-Use
Turf EVA

0.30 Drip

0.50 Drip

0.80 Drip

0.50 Spray

0.81

0.81

0.81

0.75

Totals

Special Landscape Areas
water feature

Totals

0.37

0.62

0.99

0.67

12,602

2,310

0

0

(A)
14,912

0

(C)
0

a Hydrozone #/Planting Description
E.g
1.) front lawn
2.) low water use plantings
3.) medium water use planting

dETWU (Annual Gallons Required) = Eto x 0.62 x ETAF x Area
where 0.62 is a conversion factor that converts acre- inches per acre per year to gallons per square foot per year.

eMAWA (Annual Gallons Allowed) = (Eto) ( 0.62) [ (ETAF x LA) + ((1-ETAF) x SLA)]
where 0.62 is a conversion factor that converts acre-inches per acre per year to gallons per square foot per year, LA is the total landscape area
in square feet, SLA is the total special landscape area in square feet, and ETAF is .55 for residential areas and 0.45 for non-residential areas.

ETAF Calculations

Regular Landscape Areas

Total ETAF x Area (B)

Total Area (A)

Average ETAF

All Landscape Areas

Total ETAF x Area

Total Area

(B+D)

(A+C)

6,095

14,912

0.409

6,095

14,912

Sitewide ETAF (B+D) ÷ (A+C)         0.409

Average ETAF for Regular Landscape Areas must be 0.55 or below
for residential areas, and 0.45 or below for non-residential areas.

b Irrigation Method
overhead spray
or drip

Maximum Allowed Water Allowance (MAWA)e
c Irrigation Efficiency
0.75 for spray head
0.81 for drip

(D)
0

ETWU Total 171,182
188,456

4,663

1,432

0

0

(B)
6,095 171,182

130,958

40.225

0

0

Irrigation
Methodb

Irrigation
Efficiency

(IE)c

ETAF
(PF/IE)

Landscape
Area (sq. ft.)

ETAF x Area
Water Use
(ETWU)e

X

X
X

X

X
X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X
X

X

X

X
X
X
X
X
X
X

X
X

X
X

X
X

X

X

X

X

X

MWELO CHECKLIST

Estimated Total




