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OWNER: CIVIL:ARCHITECT:
STUDIO KDA
1810 6TH ST. 
BERKELEY, CA 94710
TEL: (510) 841-3555
FAX: (510) 841-1225
CHARLES KAHN, AIA
charles@studiokda.com
TILL HOUTERMANS
till@studiokda.com

BRIAN DORWARD
bdorward@greenwoodmoore.com

NHAN NGUYE LE
nhan@valiancecap.com

TRAFFIC
ABRAMS ASSOCIATES TRAFFIC 
ENGINEERING
1875 OLYMPIC BOULEVARD, 
SUITE 210 WALNUT CREEK, CA
94596
TEL: (925) 945-0201
FAX: (925) 945-7966

STEPHEN ABRAMS
steve@abramsassociates.com

GREENWOOD & MOORE
3111 CASTRO VALLEY BLVD 
# 200, CASTRO VALLEY, 
CA 94546
TEL: (510) 581-2772

2538 DURANT LP
2425 CHANNING WAY
SUITE B, PMB #820
BERKELEY, CA 94704
TEL: (916) 224-3715

HISTORICAL
PRESERVATION 
ARCHITECTURE

TEL: (510) 418-0285

MARK HULBERT
mhulbert@earthlink.net

LANDSCAPE
MILLER COMPANY 
LANDSCAPE ARCHITECTS, 
INC.
1585 FOLSOM ST, SAN 
FRANCISCO, CA 94103
TEL: (415)  52-7288
CELL: (415) 559-1914

JEFFREY MILLER
jmiller@millercomp.com

PLANNING CONSULTANT:

info@rhoadesplanninggroup.com

RHOADES PLANNING GROUP
2140 SHATTUCK AVENUE, 
SUITE 705
BERKELEY, CA 94704
TEL: (510) 545-4341

THE PROPOSED PROJECT WILL REPLACE AN EXISTING 4-STORY RESIDENTIAL BUILDING AT 2538 DURANT AVE WITH A 8-STORY MIXED USE 
APARTMENT BUILDING. THE PROPOSED BUILDING WILL INCLUDE GROUND FLOOR RETAIL SPACE, (83) DWELLING UNITS AND AMENITY SPACES 
FOR THE RESIDENTS WITH 8TH FLOOR / ROOF TOP USABLE OPEN SPACE.
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PROJECT INFORMATION

G000
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RESPONSE

2538 DURANT
AVE

2538 DURANT AVE
BERKELEY, CA 94704

11/04/22

N

PLANNING RESPONSE -  11/04/2022

2538 DURANT AVE
2538 DURANT AVE

BERKELEY, CA 94704

4 LOCATION MAP

N

3 ASSESSOR'S PARCEL MAP

BIKE PARKING (LONG TERM) - 41 49 1/ 3 BEDROOMS BMC TABLE 23.22-11

BIKE PARKING (SHORT TERM) - 3 4
2, OR 1 PER 40
BEDROOMS,

WHICHEVER IS
GREATER

BMC TABLE 23.22-11

NON-RESIDENTIAL BIKE PARKING - - - 0 BMC TABLE 23.322-10

ADA PARKING - - - 0
CAR PARKING 35 - - 0 BMC 23.322.30

PARKING

BELOW MARKET RATE UNITS - 5 5 6% OF BASE PROJECT UNITS ARE AFFORDABLE FOR VLI =
ELIGIBLE 22.5% DENSITY BONUS (SEE SHEET G001)

TOTAL 12 68 83
4-BEDROOM - 6 8
3-BEDROOM - 6 6
2-BEDROOM 2 25 35
1-BEDROOM 8 - 8

STUDIO 2 30 26
UNIT COUNT

RESIDENTIAL DENSITY (UNIT COUNT)

UNITS

REAR YARD SETBACK 37'-11" 10'-0" 5'-0"
10'-0" OR 10% OF

LOT DEPTH,
WHICHEVER IS LESS

      BMC TABLE 23.304-3
DENSITY BONUS WAIVER REQUESTED

INTERIOR EAST 50'-4" 5'-0" 5'-0" 0'-0" BMC TABLE 23.204-32
INTERIOR WEST 0'-0" 5'-0" 5'-0" 0'-0" BMC TABLE 23.204-32

SIDE YARD SETBACKS
FRONT YARD SETBACK 0'-0" 0'-0" 0'-0" 0'-0" BMC TABLE 23.204-32

SETBACKS
DENSITY BONUS WAIVER REQUESTEDMAX BLDG HEIGHT 52' 75' 88'-0'' 75'-0" BMC TABLE 23.204-32

AVERAGE BLDG HEIGHT 38' 73'-11'' 87'-5''
# STORIES 4 7 8 6 BMC TABLE 23.204-32

HEIGHT
IMPERVIOUS SURFACE AREA 1,655 SF 1,384 SF 889 SF

DENSITY BONUS WAIVER REQUESTED
USABLE OPEN SPACE -- 3,753 SF 2,109 SF 40 SF/UNIT

BMC TABLE 23.204-32
GROSS FLOOR AREA 14,780 SF 70,143 SF 80,829 SF

RESIDENTIAL FLOOR AREA 14,780 SF 64,551 SF 79,054 SF
COMMERCIAL FLOOR AREA N/A 5592 SF 1641 SF

AREAS
DENSITY BONUS WAIVER REQUESTED

MAX FLOOR AREA RATIO 1.2 5.5 6.3 6.0
BMC TABLE 23.204-33

LOT COVERAGE 30.5% 82% 86% 100% BMC TABLE 23.204-32
BUILDING FOOTPRINT 3,907 SF 10,539 SF 10,935 SF -

LOT AREA 12,792 SF NO CHANGE NO CHANGE -
BUILDING / LOT INFO

BASE PROPOSED
EXISTING

NEW PERMITTED /
REQUIRED NOTES / CODE REFERENCE

BUILDING DATA PER PLANNING CODE
 ENVIRONMENTAL MGMT AREA FLOOD ZONE NO

CREEK BUFFER NONE FIRE ZONE 1
ENVIRONMENTAL SAFETY

LANDSLIDE ZONE NO UNREINFORCED MASONRY NO
ALQUIST PRIOLO LIQUEFACTION ZONE NO

SEISMIC SAFETY
COMMERICAL DISTRICT W/ QUOTAS YES

GENERAL PLAN AC
ZONING DISTRICT C-T

APN 055187602101
ADDRESS 2538 DURANT AVE. BERKELEY, CA

SITE INFORMATION
ZONING CODE INFORMATION

UNIT COUNT

UNIT DESC.
UNIT

COUNT
Nº OF

BEDROOMS
STUDIO UNIT 26 26
UNIT 1 BD 8 8
UNIT 2 BD 35 63
UNIT 3 BD 6 18
UNIT 4 BD 8 32

83 147

SHEET LIST
SHEET # SHEET NAME USE PERMIT
LANDSCAPE

L101 GROUND FLOOR LANDSCAPE PLAN •
L102 SECOND FLOOR LANDSCAPE PLAN •
L108 EIGHT FLOOR LANDSCAPE PLAN •

ARCHITECTURAL
A100 SITE PLAN •
A101 GROUND FLOOR PLAN •
A102 LEVEL 2 FLOOR PLAN •
A103 LEVEL 3 FLOOR PLAN •
A104 LEVEL 4 FLOOR PLAN •
A105 LEVEL 5 FLOOR PLAN •
A106 LEVEL 6 FLOOR PLAN •
A107 LEVEL 7 FLOOR PLAN •
A108 LEVEL 8 FLOOR PLAN •
A109 ROOF PLAN •
A200 NORTH ELEVATION •
A201 EAST ELEVATION •
A202 SOUTH ELEVATION •
A203 WEST ELEVATION •
A204 NORTH ELEVATION •
A205 EAST ELEVATION •
A206 SOUTH ELEVATION •
A207 WEST ELEVATION •
A210 FACADE LIGHTING AND SIGNAGE •
A301 BUILDING SECTIONS •
A302 BUILDING SECTIONS •

SHEET LIST
SHEET # SHEET NAME USE PERMIT
GENERAL

G000 PROJECT INFORMATION •
G001 DENSITY BONUS CALCS •
G002 LOT COVERAGE, USABLE OPEN

SPACE DIAGRAMS & VICINITY MAP •

G003 STREET STRIP ELEVATIONS •
G004 PERSPECTIVE RENDERS •
G005 SHADOW STUDIES- DEC 22 •
G006 SHADOW STUDIES- JUN 22 •
G007 SHADOW STUDIES- JUL 22 •
G008 SHADOW STUDIES- ELEVATIONS •
G009 CALGreen CHECKLIST •

CIVIL SHEETS
C0.0 COVER SHEET •
C1.0 TOPOGRAPHIC SURVEY •
C2.0 SITE PLAN •
C3.0 UTILITY PLAN •
C4.0 GRADING PLAN •
C4.1 GRADING PLAN •
C4.2 SECTIONS •
C5.0 STORMWATER CONTROL PLAN •
C7.0 DETAILS •
C7.1 CITY OF BERKELEY'S BMP'S •RESIDENTIAL FLOOR AREA

FLOOR GROSS FLR AREA
GROUND LEVEL 9118 SF
SECOND FLR 10317 SF
THIRD FLR 10400 SF
FOURTH FLR 10403 SF
FIFTH FLR 10374 SF
SIXTH FLR 10382 SF
SEVENTH FLR 10352 SF
EIGTH FLR 7708 SF

79054 SF
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2ND FLOOR PLAN
11 UNITS 

1ST FLOOR
6 UNITS 

2ND -  FLOOR
11 UNITS 

3RD   FLOOR
12 UNITS 

8TH FLOOR
8 UNITS 

LEGEND:

COMMERCIAL AREA

RESIDENTIAL AREA (BASE)

RESIDENTIAL AREA (DENSITY BONUS)

RESIDENTIAL AREA (AMENITY SPACE)

USABLE OPEN SPACE
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3RD FLOOR
12 UNITS 

7 TH FLOOR
11 UNITS 

ROOF TOP

4TH  FLOOR
11 UNITS 

6TH FLOOR
11 UNITS 

5TH - 7TH FLOOR
12 UNITS PER FLOOR
12 UNITS X 2 FLOORS = 24 UNITS

DENSITY BONUS TABLE

Base Project Base # Units Base # Units % VLI units # VLI Units #VLI Units Bonus % # DB Units # DB Units Total Units

sq. ft. - see 
calculation below

base 
project/avg. 

unit size

Base 
Units/Max. 
Residential 

Density 
(rounded up)

VLI = Very Low 
Income <50 

AMI
% VLI x Base # 

Units
%Bonus x 

Base # Units 
(rounded up)

%Bonus x 
Base # Units 
(rounded up)

base unit + 
DB Units 

(rounded up)

64,377 952 68.00 6% 4.08 5.00 22.50% 15.30 16.00 84

Base Project Square 
Footage Floor

Residential Sq. 
Footage 

Proposed
# of units

%VLI %DB

5% 20.0%
4,729 first 9,117 6

Total Square 
Footage: 79,054 6% 22.5%

9,894 second 10,317 11 7% 25.0%
third 10,400 12

Proposed 
Units: 83 8% 27.5%

fourth 10,403 11 9% 30.0%
fifth 10,374 12

Average Unit 
Size: 952 10% 32.5%

sixth 10,383 11 11% 35.0%
seventh 10,352 12 12% 38.75%
eighth 7,708 8 13% 42.5%

64,377 TOTAL 79,054 83 14% 46.25%
15% 50.0%

9,970
9,973
9,941
9,950
9,920

4TH  FLOOR
11 UNITS

6TH  FLOOR
11 UNITS PER FLOOR

1ST FLOOR 10
' - 

0"

5TH  FLOOR
12 UNITS
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DENSITY BONUS CALCS

G001

PLANNING
RESPONSE

2538 DURANT
AVE

2538 DURANT AVE
BERKELEY, CA 94704

11/04/22

ON 24X36 (1''=60'-0'' ON 12X18)1" = 30'-0"G001
2 PROPOSED DENSITY BONUS PROJECT

ON 24X36 (1''=60'-0'' ON 12X18)1" = 30'-0"G001
1 REFERENCE BASE PROJECT

07/13/22 ENTITLEMENT
SUBMITTAL

09/09/22 PLANNING RESPONSE 1
11/04/22 PLANNING RESPONSE 2



AREA CALCULATIONS:

LOT AREA: 12,792 SF
BUILDING FOOTPRINT: 10,465 SF

LOT COVERAGE: 82%

USABLE OPEN SPACE:
REQUIRED: 67 UNITS X 40 SF= 2,680 SF
BASE BUILDING UOS: 2,893 SF 

LANDSCAPE AREA:
REQUIRED = 40% OF PROPOSED UOS= 1,157 SF
PROPOSED LANDSCAPE AREA = 1,164 SF  

DIAGRAM LEGEND:

BUILDING FOOTPRINT

USEABLE OPEN SPACE

UOS BASE BUILDING LEGEND:

LANDSCAPE AREA OF 
USEABLE OPEN SPACE

UOS (ROOF TOP)
2,109 SF
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SETBACK
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7TH FLOOR

UOS (ROOF TOP)
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SETBACK
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TB
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"

SETBACK

5' - 0"

SETBACK

5' - 0"

BUILDING 
FOOTPRINT 

10,935 SF

1ST FLOOR

AREA CALCULATIONS:

LOT AREA: 12,792 SF
BUILDING FOOTPRINT: 10,935 SF

LOT COVERAGE: 85%

USABLE OPEN SPACE:
REQUIRED: 83 UNITS X 40 SF= 3,320 SF
PROPOSED BUILDING UOS: 2,109 SF   
WITH DENSITY BONUS WAIVER

LANDSCAPE AREA:
REQUIRED = 40% OF PROPOSED UOS= 844 SF
PROPOSED LANDSCAPE AREA = 921 SF  

DIAGRAM LEGEND:

BUILDING FOOTPRINT

USEABLE OPEN SPACE

UOS PROPOSED BUILDING LEGEND:

LANDSCAPE AREA OF 
USEABLE OPEN SPACE

DURANT AVE.

2534 - 2530 
DURANT AVE

2590 DURANT 
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2334 
BOWDITCH 

ST
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LOT COVERAGE, USABLE
OPEN SPACE DIAGRAMS

& VICINITY MAP

G002

PLANNING
RESPONSE

2538 DURANT
AVE

2538 DURANT AVE
BERKELEY, CA 94704

11/04/22

N

1/16" = 1'-0"G002
3 PROPOSED BUILDING ROOF DECK - OPEN SPACE DIAGRAM

ON 24X36 (1/32''=1'-0'' ON 12X18)1/16" = 1'-0"G002
1 BASE BUILDING OPEN SPACE DIAGRAMS

ON 24X36 (1/32''=1'-0'' ON 12X18)1/16" = 1'-0"G002
2 PROPOSED BUILDING - LOT COVERAGE DIAGRAM

1" = 50'-0"G002
4 VECINITY MAP
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2520 DURANT AVE2534 - 2530 DURANT AVE 2526 - 2528 DURANT AVE

PROJECT SITE

2538 DURANT AVE2590 DURANT AVEBOWDITCH ST

DURANT HOTEL

2600 DURANT AVE 2518 DURANT AVE
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STREET STRIP
ELEVATIONS

G003

PLANNING
RESPONSE

2538 DURANT
AVE

2538 DURANT AVE
BERKELEY, CA 94704

11/04/22
NOT TO SCALEG003

1 (E) STREET STRIP ELEVATION

NOT TO SCALEG003
2 (N) STREET STRIP ELEVATION
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PERSPECTIVE RENDERS

G004

PLANNING
RESPONSE

2538 DURANT
AVE

2538 DURANT AVE
BERKELEY, CA 94704

11/04/22

1/8" = 1'-0"G004
5 STREET VIEW  FROM BOWDITCH ST

1/8" = 1'-0"G004
4 STREET VIEW  FROM DURANT AVE LOOKING SOUTH

1/8" = 1'-0"G004
1 STREET VIEW  FROM DURANT AVE LOOKING EAST

1/8" = 1'-0"G004
3 VIEW  FROM DURANT AVE LOOKING SOUTH (EVENING)

1/8" = 1'-0"G004
2 VIEW  FROM DURANT AVE LOOKING SOUTH (MORNING)
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2534/2530 DURANT AVE. 2560 DURANT AVE. 

2528/ 2526  
DURANT AVE.

DURANT AVE.

BO
W

DI
TC

H 
ST

.2328 BOWDITCH ST.

2334 BOWDITCH ST.

2350 BOWDITCH ST.

2533 CHANNING WAY

ST. JOSEPH 
ARIMATHEA

2516 
BOWDITCH 

ST
2543 DURANT 

AVE

2539 DURANT 
AVE

2533 DURANT 
AVE

2525 DURANT 
AVE

SEE 1/G008 FOR AFFECTED 
ELEVATIONS

2534/2530 DURANT AVE. 2560 DURANT AVE. 

2528/ 2526  
DURANT AVE.

DURANT AVE.

BO
W

DI
TC

H 
ST

.2328 BOWDITCH ST.

2334 BOWDITCH ST.

2350 BOWDITCH ST.

2533 CHANNING WAY

ST. JOSEPH 
ARIMATHEA

2516 
BOWDITCH 

ST
2543 DURANT 

AVE

2539 DURANT 
AVE

2533 DURANT 
AVE

2525 DURANT 
AVE

SEE 2/G008 FOR AFFECTED 
ELEVATIONS

1:12 PM

December 21 4:12 AM

12:00 PM

WS

E N

SHADOW LEGEND:

EXISITING SHADOW

NEW SHADOW

NO SHADOW

2534/2530 DURANT AVE. 2560 DURANT AVE. 

2528/ 2526  
DURANT AVE.
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2543 DURANT 
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AVE

2533 DURANT 
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2525 DURANT 
AVE

2601 DURANT 
AVE

SEE 3/G008 
& 4/G008 FOR 

AFFECTED 
ELEVATIONS
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SHADOW STUDIES- DEC
22

G005

PLANNING
RESPONSE

2538 DURANT
AVE

2538 DURANT AVE
BERKELEY, CA 94704

11/04/22

ON 24X36 (1''=80'-0'' ON 12X18)1" = 40'-0"G005
1 12/21 PROPOSED 9 21 AM

ON 24X36 (1''=80'-0'' ON 12X18)1" = 40'-0"G005
2 12/21 PROPOSED - NOON

G005
3 SHADOW STUDY - DEC 21

ON 24X36 (1''=80'-0'' ON 12X18)1" = 40'-0"G005
4 12/21 PROPOSED -2 54 PM
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2534/2530 DURANT AVE. 2560 DURANT AVE. 

2528/ 2526  
DURANT AVE.

DURANT AVE.
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.2328 BOWDITCH ST.

2334 BOWDITCH ST.

2350 BOWDITCH ST.

2533 CHANNING WAY

ST. JOSEPH 
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2516 
BOWDITCH 

ST
2543 DURANT 

AVE

2539 DURANT 
AVE

2533 DURANT 
AVE

2525 DURANT 
AVE

2601 DURANT 
AVE

SEE 5/G008 FOR 
AFFECTED 
ELEVATION

2600 DURANT 
AVE

2534/2530 DURANT AVE. 2560 DURANT AVE. 

2528/ 2526  
DURANT AVE.

DURANT AVE.

BO
W
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.2328 BOWDITCH ST.

2334 BOWDITCH ST.

2350 BOWDITCH ST.

2533 CHANNING WAY

ST. JOSEPH 
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2516 
BOWDITCH 

ST
2543 DURANT 

AVE

2539 DURANT 
AVE

2533 DURANT 
AVE

2525 DURANT 
AVE
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ON 24X36 (3/64''=1'-0'' ON 12X18)3/32" = 1'-0"G008
1 SHADOW CAST ON 2539 - 2533 - SOUTH ELEVATIONS - 2525  DURANT AVE - 9 21 ON 12/21

ON 24X36 (3/64''=1'-0'' ON 12X18)3/32" = 1'-0"G008
2 SHADOW CAST ON 2539 - 2543 DURANT AVE - SOUTH ELEVATIONS - NOON ON 12/21

ON 24X36 (3/64''=1'-0'' ON 12X18)3/32" = 1'-0"G008
4 SHADOW CAST ON 2539 - 2543 DURANT AVE -SOUTH ELEVATION - 2 54 ON 12/21

ON 24X36 (3/64''=1'-0'' ON 12X18)3/32" = 1'-0"G008
5 SHADOW CAST ON 2528/2526 - 2543 DURANT AVE - EAST ELEVATION - 7 47 ON 06/21

ON 24X36 (3/64''=1'-0'' ON 12X18)3/32" = 1'-0"G008
6 SHADOW CAST ON 2528/2526 - 2543 DURANT AVE - 7 47 ON 07/13

ON 24X36 (3/64''=1'-0'' ON 12X18)3/32" = 1'-0"G008
3 SHADOW CAST ON 2601 DURANT AVE- WEST ELEVATION- 2 45 ON 12/21
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NATURAL GAS PROHIBITION, BERKELEY ENERGY CODE AND GREEN CODE COMPLIANCE:

THE BUILDING WILL NOT INCLUDE ANY NATURAL GAS INFRASTRUCTURE IN COMPLIANCE WITH 
BMC CHAPTER 12.80, OR DOCUMENTATION TO SUPPORT AN APPLICATION FOR AN EXCEPTION 
OR PUBLIC INTEREST EXEMPTION TO THE NATURAL GAS PROHIBITION IF THE CONDITIONS OF 
BMC SECTION 12.80.040A.1 OR 12.80.050 ARE MET.

THE PROPOSED PROJECT IS DESIGNED TO COMPLY WITH THE BERKELEY ENERGY CODE 
(BMC CHAPTER 19.36) AND BERKELEY GREEN CODE (BMC CHAPTER 19.37), ADOPTED BY CITY 
COUNCIL ON DECEMBER 3RD, 2019, INCLUDING SOLAR PV SYSTEM AND LOW-CARBON 
CONCRETE REQUIREMENTS. THE BUILDING WILL INCORPORATE ALL ELECTRIC SYSTEMS FOR 
INCREASED ENERGY EFFICENCY AND ELECTRIC READINESS. 
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UNIT 2 BD
801

UNIT 2 BD
802

STUDIO UNIT
803

UNIT 4 BD
804

STUDIO UNIT
805

UNIT 2 BD
806

UNIT 2 BD
810

STAIR 1 ELEVATOR

ELEVATOR

STORAGE
824

AMENITY
807

STORAGE
821STAIR 2

ROOF DECK
808

UNIT 1 BD
809

PRIVATE
BALCONY

513

ROOF DECK
808

ROOF DECK
808

Select Correct ETo for the Site 46.00
Enter Total Landscape Area 1,454

MAWA with no SLA (auto-fills from MAWA Calculator sheet) 17,990

Value*

0.05
0.20
0.50
0.85

*Expressed as a percentage of ETo

0.81

Irrigation Efficiency Default Value 0.81

Hydrozone Plant Factor Value
Hydrozone 
Area  (ft2)

Zone 1 Medium 0.5 75
Zone 2 Low 0.2 33
Zone 3 Low 0.2 50
Zone 4 Low 0.2 409
Zone 5 Low 0.2 314
Zone 6 Low 0.2 61
Zone 7 Medium 0.5 512

Total area irrigated by drip   1,454
Drip gallons used each year   16,439

16,439
22.0

  Estimated Total Water Use (ETWU)   

Reference Table of Plant Water Use
Plant Factor

Very low
Low

Hydrozones Irrigated with Drip or Subsurface Application
Enter Irrigation Efficiency

(Value must equal or exceed 0.81)

High 
Medium

PLANTING AREA SUMMARY
LEVEL 1 108 SF
LEVEL 2 459 SF
LEVEL 8 887 SF
TOTAL 1454 SF
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PLANTING & IRRIGATION NOTES,
LAYOUT & PRELIMINARY
ABRIDGED SCHEDULE

L100ON 24X36 (1/32''=1'-0'' ON 12X18)NO SCALEL100
1 SCHEMATIC IRRIGATION PLAN

PLANTING NOTES

1.	 PLANTING AND IRRIGATION WORK SHALL COMPLY WITH 
ALL CURRENT ELEMENTS OF THE CALIFORNIA MODEL 
WATER EFFICIENT LANDSCAPE ORDINANCE (MWELO).

2.	 AT LEAST 80% OF ALL PLANT MATERIAL SHALL 
ORIGINATE FROM WITHIN THE CALIFORNIA FLORISTIC 
PROVENCE. (“NATIVE” PLANTS WILL BE SELECTED.)

3.	 PLANT SPECIES SHALL BE SELECTED FOR DROUGHT 
TOLERANCE, ECOLOGICAL BENEFIT AND SITE SUITABILITY 
IN TERMS OF SIZE, SHADE/SUN-TOLERANCE, AND 
MAINTENANCE NEEDS. 

4.	 BAY-FRIENDLY BEST PRACTICES REGARDING MULCHING 
AND SOIL HEALTH WILL BE IMPLEMENTED TO FACILITATE 
PLANT GROWTH, INCLUDING SPECIFICATION OF ORGANIC 
SOIL AMENDMENTS AND COMPOST.

5.	 THE PLANTING DESIGN WILL GROUP PLANTS WITH 
SIMILAR EVAPOTRANSPIRATION FACTORS WITHIN LEGIBLE 
ZONES. EVAPOTRANSPIRATION WILL BE ASSIGNED PER 
WUCOLS VERSION IV OR CALSCAPE.ORG.

6.	 THE LANDSCAPE ARCHITECT WILL PROVIDE PLANT AND 
SOIL MAINTENANCE RECOMMENDATIONS AS PART OF THE 
PROJECT SPECIFICATIONS.

7.	 LAWN AND TURF AREAS WILL NOT BE INCLUDED IN THE 
PROJECT.

IRRIGATION NOTES

1.	 THE IRRIGATION SYSTEM WILL BE DESIGNED BY A  
CERTIFIED IRRIGATION DESIGNER.

2.	 A DEDICATED EBMUD METER OR SUBMETER WILL BE 
PROVIDED FOR THE IRRIGATION SYSTEM DESIGN WITH 
LOCATION AND POINT OF CONNECTION NOTED. 

3.	 A MANUAL SHUTOFF VALVE, REDUCED PRESSURE 
BACKFLOW PREVENTER AND FLOW SENSOR WITH 
MASTER SHUT OFF VALVE WILL BE PROVIDED AFTER THE 
POINT OF CONNECTION.

4.	 WATER PRESSURE AND FLOW RATES AT POINT OF 
CONNECTION AND ALL REMOTE CONTROL VALVES WILL BE 
INDICATED ON IRRIGATION PLANS.

5.	 IRRIGATION PLANS WILL SHOW SCHEMATIC LOCATION 
FOR ALL MAINLINES, LATERALS, SLEEVES AND REMOTE 
CONTROL VALVES.

6.	 REMOTE CONTROL VALVES WILL BE OPERATED BY A 
SMART, WEATHER-BASED IRRIGATION CONTROLLER WITH 
RAIN SENSOR MOUNTED IN AN APPROPRIATE LOCATION.

7.	 ALL PLANTED AREAS WILL BE  WATERED USING HIGH-
EFFICIENCY IRRIGATION TECHNOLOGY, SUCH AS DRIP 
LINES AND BUBBLERS WITH FLUSH AND AIR RELIEF 
VALVES WHERE REQUIRED. ALL COMPONENTS SHALL 
HAVE FIXED FLOW RATES.

8.	 IRRIGATION ZONES WILL BE GROUPED BY WATER DEMAND 
AND THE OVERALL PLANTING PLAN WILL COMPLY WITH 

MAXIMUM APPLIED WATER ALLOWANCE	 17,990 GALLONS PER YEAR

ESTIMATED TOTAL WATER USE			  16,439 GALLONS PER YEAR

HYDROZONE 1
STREET TREES: ACER BUERGERIANUM
ON GRADE DRIP RINGS FOR TREES
(3) RINGS PER TREE

HYDROZONE 2
STREETSCAPE PLANTING

SUBSURFACE DRIP TUBING

HYDROZONE 7
SHRUBS, PERENNIALS
SUBSURFACE DRIP LINES

HYDROZONE 5
SHRUBS, PERENNIALS
SUBSURFACE DRIP LINES

NO PLANTING/IRRIGATION
SELF-TREATING 
LANDSCAPE AREA

HYDROZONE 3
TREES

HIGH EFFICIENCY BUBBLERS,
(2) PER TREE

HYDROZONE 6
TREES
HIGH EFFICIENCY BUBBLERS,

HYDROZONE 4
SHRUBS, PERENNIALS, GRASSES

SUBSURFACE DRIP LINES

LEVEL 2  C.3 PLANTER

LEVEL 1 STREETSCAPE PLANTING

LEVEL 8 PLANTING

LEVEL 1 ACCESS
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GROUND FLOOR
LANDSCAPE PLAN

L101ON 24X36 (1/16''=1'-0'' ON 12X18) 1/8" = 1'-0"L101
1 GROUND FLOOR LANDSCAPE PLAN

KEY NOTES
1 WOOD DECK TILES
2 LANDSCAPE AREA
3 OUTRIGGER CONNECTION, TYPICAL

KEY NOTES
1 WOOD DECK TILES
2 34" HIGH CONCRETE PLANTER WALL
3 FLOW THROUGH PLANTER

KEY NOTES
1 NEW CONCRETE CURB AND GUTTER

2 PICK-UP/DROP OFF ZONE

3 PROPOSED PARKLET

4 CONCRETE SIDEWALK PAVING

5 CONCRETE PAVING

6 CONCRETE WALK

7 CONCRETE UNIT PAVERS ON GRADE

8 AT GRADE PLANTING AREA

9 RAISED CURB

10 FLEXI PAVE SURFACE AT TREE WELL

11 ACCESS GATE

12 GRAVEL SURFACE

13 NEW BICYCLE RACK

14 RECONFIGURED PARKING SPACES

15 EXISTING STREET LIGHT TO REMAIN

16 LOT LINE SCREEN; 6' H. SOLID FENCE

17 EXISTING BICYCLE RACKS TO REMAIN

14

12

12

12

1
23

4

55

66

7

11

11

10

15 17

Seaside Buckwheat (EL)
Eriogonum latifolium

Seaview Coffeeberry (RC)
Rhamnus californica ‘Seaview’

California Fuchsia (EC)
Epilobium canum

G
R

O
U

N
D

 LE
V

E
L - A

B
R

ID
G

E
D

 P
LA

N
T PA

LE
TTE

16

16

16

16

Trident Maple (AB)
Acer buergerianum

8 9 8 9

14 14

Indicates native plant species
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SECOND FLOOR
LANDSCAPE PLAN

L102ON 24X36 (1/16''=1'-0'' ON 12X18) 1/8" = 1'-0"L102
1 SECOND FLOOR LANDSCAPE PLAN

KEY NOTES
1 WOOD DECK TILES
2 LANDSCAPE AREA
3 OUTRIGGER CONNECTION, TYPICAL

KEY NOTES
1 WOOD DECK TILES
2 34" HIGH CONCRETE PLANTER WALL
3 FLOW THROUGH PLANTER

KEY NOTES
1 NEW CONCRETE CURB AND GUTTER

2 PICK-UP/DROP OFF ZONE

3 PROPOSED PARKLET

4 CONCRETE SIDEWALK PAVING

5 CONCRETE PAVING

6 CONCRETE WALK

7 CONCRETE UNIT PAVERS ON GRADE

8 AT GRADE PLANTING AREA

9 RAISED CURB

10 FLEXI PAVE SURFACE AT TREE WELL

11 ACCESS GATE

12 GRAVEL SURFACE

13 NEW BICYCLE RACK

14 RECONFIGURED PARKING SPACES

15 EXISTING STREET LIGHT TO REMAIN

16 LOT LINE SCREEN; 6' H. SOLID FENCE

17 EXISTING BICYCLE RACKS TO REMAIN

2 1
3

Monkeyflower (MR)
Mimulus aurantiacus

Seaview Coffeeberry (RC)
Rhamnus californica ‘Seaview’

Canyon Prince Wildrye (LC)
Leymus condensatus ‘Canyon Prince’
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Dr. Hurd Manzanita (AD)
Arctostaphylos manzanita ‘Dr. Hurd’

Indicates native plant species
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SECOND FLOOR
LANDSCAPE PLAN

L108ON 24X36 (1/16''=1'-0'' ON 12X18) 1/8" = 1'-0"
EIGHTH FLOOR LANDSCAPE PLAN

L108
1

KEY NOTES
1 WOOD DECK TILES
2 LANDSCAPE AREA
3 OUTRIGGER CONNECTION, TYPICAL

KEY NOTES
1 WOOD DECK TILES
2 34" HIGH CONCRETE PLANTER WALL
3 FLOW THROUGH PLANTER

KEY NOTES
1 NEW CONCRETE CURB AND GUTTER

2 PICK-UP/DROP OFF ZONE

3 PROPOSED PARKLET

4 CONCRETE SIDEWALK PAVING

5 CONCRETE PAVING

6 CONCRETE WALK

7 CONCRETE UNIT PAVERS ON GRADE

8 AT GRADE PLANTING AREA

9 RAISED CURB

10 FLEXI PAVE SURFACE AT TREE WELL

11 ACCESS GATE

12 GRAVEL SURFACE

13 NEW BICYCLE RACK

14 RECONFIGURED PARKING SPACES

15 EXISTING STREET LIGHT TO REMAIN

16 LOT LINE SCREEN; 6' H. SOLID FENCE

17 EXISTING BICYCLE RACKS TO REMAIN

3

1

1

1

1

E
IG

H
TH

 LE
V

E
L - A

B
R
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G

E
D

 P
LA

N
T PA

LE
TTE

2 2368 SF 173 SF

LANDSCAPE AREA CALCULATION

USABLE OPEN SPACE AREA (O) 2109 SF
LANDSCAPE AREA (L) 887 SF

(L/O)×100 = 887/2109 = 0.421(100) = 42%

USABLE OPEN 
SPACE AREA (O)

Ray Hartman Wild Lilac (CR)
Ceanothus ‘Ray Hartman’

Beach Strawberry (FC)
Fragaria chiloensis

Coyote Mint (MV)
Monardella villosa

Catalina Currant (RV)
Ribes viburnifolium Indicates native plant species

Dr. Hurd Manzanita (AD)
Arctostaphylos manzanita ‘Dr. Hurd’

2 166 SF

2180 SF
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