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3031 ADELINE STREET

PRELIMINARY DESIGN REVIEW MODIFICATION

Design Review #MODDRCP2022-0004 to demolish an existing approximately
1,000 square foot, one-story, commercial structure; and construct a new seven-
story tall, mixed use building with 4,030 square feet ground floor commercial
space, 64 residential units and 21 automobile and 55 bicycle parking spaces.

Introduction
This project is located at the southwest corner of Adeline and Emerson in the C-SA
Zoning District.

This parcel was reviewed along with the landmark designation for 3051 Adeline,
directly to the south, on September 3, 2015 and the project address (3031 Adeline)
was specifically not included in the landmark designation.

This project was last before the Design Review Committee on January 21, 2021 for
Preliminary Design Review where it received a favorable recommendation to ZAB.
The DRC Summary from January 2021 meeting is further below in this report for
your reference. It is returning to the Design Review Committee this month for
modifications to that Preliminary Design Review proposal.
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Background
The project would demolish the existing 1,000 square feet single-story commercial
building to construct a new seven-story, mixed-use building. The new building
would have the following main components:

64 dwelling units;

4,030 square feet of ground floor commercial space designed for retail and

potentially restaurant use;

4,175 square feet of useable open space to be located on the second-story
podium and a rooftop deck. Additional usable open space would also be

provided in private balconies accessible from units; and
21 vehicle parking spaces and 55 bicycle parking spaces.

The ground floor of the main building facing Adeline Street would include
retail/restaurant space. Entrances to the residential lobby, bike storage room, and
parking garage would be provided from Emerson Street.

Project Setting

Neighborhood/Area Description:

The neighborhood surrounding the project site is both commercial and
residential, and is focused around various commercial uses on Adeline Street
and Ashby Avenue. These commercial portions along Ashby Avenue and
Adeline Street include low-rise non-residential buildings occupied by many
small businesses, including restaurants, dry cleaners, retailers, and household
services. The housing stock in the adjacent residential portion is varied and
includes small, one-story duplexes and garden-style multi-unit developments
along with multi-story apartment buildings from the pre-war and mid-century
eras.

More information about the Adeline Corridor Plan is available here:
https://berkeleyca.qov/sites/default/files/2022-03/Adeline-Corridor-Specific-

Plan.pdf

Site Conditions:

The abutting properties to the east are generally one-, two- and three-story
residential buildings. Building on the north side of Emerson Street is a two-
story building with commercial uses on the ground floor and residential uses
above. South of the project site is a two-story City of Berkeley Landmark (the
former Hull Undertaking Company) that is on a separate parcel.
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Figure 1: Vicinity Map
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Table 1: Land Use Information

Location Existing Use Zoning | General Plan
District | Designation

Subject Property Carry-out food service and Avenue Commercial
surface parking lot

Surrounding | North Mixed-use building. Retall

Properties use on the ground floor and C-SA

i ) Avenue Commercial
residential use on the

second floor.

South A mixed use bUI|dIng Avenue Commercial

East Single- and multi-family R2A Low Density
residential uses Residential

West Ashby BART Station C-SA | Avenue Commercial
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Table 2. Development Standards

Standard
BMC Sections 23.204.150 Existin Proposed Permitted/
Tier 4 Project with 25% 9 Total Required
Affordable Units
Lot Area (sq. ft.) 12,257 12,257 Not Regulated
Gross Floor Area (sq. ft.) 1,000 52,190 Max 61,285 sq. ft.
Residential Floor Area 0 48,150
- Not Regulated
Commercial Floor Area 1,000 4,030
Floor Area Ratio 0.10 4.25 Max 5
Dwelling Total Not 64 Max 250 units
Units Affordable applicable 16 Min 25%
Maximum (ft.) 12 75 75 max
Building Projection above i 3 5 max
Height roof I
. Max 7 stories with 25%
Stories 1 7
AH
Front (North) .
Emerson Street 0 0 0 ft. min
Rear (South)
Abuts R-district X 0 10 ft. min
1st-3" FI.
Building th_th Not .
Setbacks A7 Applicable 0 20 ft. min
(ft.) Street Side (west) :
Adeline Street 0 3 O min
Interior Side
(east) .
Abutting R-district X 10 10ft. min
15-31 F,
goognp | Not 18 20 ft. min
applicable
Lot Coverage 4% 83 Max 100%
Not Min. 40 sq. ft. per
Usable Open Space (sg. ft.) Applicable 4,175 dwelling
Parking . Zero per AB 2097
BMC Automobile 18 0 January 2023
23.322 Bicycle 0 Min 1 space per 3
55
bedrooms
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IV. Project Description

A. Required Use Permits

e Variance per BMC Section 23.406.050.B.1 to reduce required yard setbacks
adjacent to a R-district;

e Use Permit per BMC Section 23.326.0700.A to demolish a non-residential
main building;

e Use Permit per BMC 23.204.150.B.2 to construct a new, 7-story mixed use
building in the Adeline Commercial District (AC), North Subarea;

e Administrative Use Permit per BMC Section 23.304.050.A to construct an
elevator penthouse above the maximum building height in the AC district.

B. CEQA Determination
Anticipated to be categorically exempt pursuant to Section 15332 (In-Fill
Development Projects) of the CEQA Guidelines.

V. Design Review Guidelines
The City’s Design Guidelines and the Adeline Corridor Specific Plan are applicable for
this project. Excerpts from both are included below for your reference:

Adeline Corridor Specific Plan

Building Mass and Bulk Incorporate the following design strategies to reduce
the perceived mass and bulk of new buildings:

e Modulate Length on New Buildings. Modulate the length of individual new
buildings (i.e. the linear distance of the building facade along the street) on any
single block face by incorporating large and small massing breaks at regular
intervals (50 to 100 feet) along street frontages.

e Use Ground Floor Articulation. Use ground floor articulation (recesses,
structural bays, varied setbacks, etc.) to create a pedestrian scale along the
sidewalk.

e Vary Facade Details for Visual Interest. Vary materials, color, texture,
ornamentation, and/or other facade details to provide visual interest, reduce the
perception of height, and distinguish between upper and ground floors.

Horizontal and Vertical Articulation Incorporate the following design strategies
for horizontal and vertical articulation in new buildings:

e Vary Horizontal Length of Facades. Incorporate massing breaks, projections,
architectural details, and variations in materials and color to break up the
horizontal length of facades. Provide some form of architectural articulation
every 25 to 50 feet to promote visual interest and a comfortable pedestrian
scale.

e Break Up Vertical Height of Buildings. Use step backs, recesses, structural
bays, articulation in wall planes, architectural details, and variations in materials
and color.
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Corner Building Treatments Treat corner buildings with unique attention and
emphasis using the following strategies:

e Setbacks and Massing. Minimize setbacks and focus massing towards the
corner.

e Public Entrances. Locate public entrances near the corner and avoid driveways
and garage entries within 75 feet of the corner.

e Distinct Architectural Elements. Include distinctive architectural elements such
as height projections, articulation, variation in materials, facade transparency,
and unique roof silhouettes.

e Plazas or Open Space. As an alternative treatment, provide publicly accessible
plazas or open spaces in place of building frontage.

For the complete Adeline Corridor Specific Plan, please refer to the following link:
https://berkeleyca.gov/sites/default/files/2022-03/Adeline-Corridor-Specific-Plan.pdf

City Wide Design Guidelines

e Setbacks: The street facade of commercial streets should be respected, in order
to create or maintain the sense of urban space.

e Parking and Driveways: Conflict with pedestrian circulation should be prevented
by the proper location and design of auto entrances.

e Harmony with Surroundings: The proposed design should be in harmony with
its surroundings through the coordination of such design elements as cornice
lines, eaves, and setbacks with those of existing neighborhood buildings.

e Articulation: Street facades in general and the ground floor level in particular
should include elements of pedestrian scale and three-dimensional interest.

e Lighting: Lighting for circulation, security, building/sign identification should be
non-obtrusive, except for lighting fixtures which are themselves decorative
additions to the streetscape.

e Walls and Fences: Large, unarticulated expanses of any particular wall material
that deaden the pedestrian environment should be avoided. The use of clear
windows for ground floor retail projects is encouraged. Walls designed to allow
sitting areas for pedestrian or space for landscaping and artwork are encouraged,
especially in areas of heavy pedestrian use. Landscaping and/or art work should
be maximized if large expanses of wall must be left devoid of openings.

e Landscape and Open Space: Sidewalk areas should include landscaping that is
coordinated with the neighborhood design.

e Building Entrances: Entrance points should be clearly defined and easily
identifiable by pedestrians by appropriate locations and by elements such as
awnings, signage, artwork or changes in paving material to define the entry point.

The complete city-wide Design Review Guidelines are located within the Design Review
Submittal Application, which can be accessed online at:
https://berkeleyca.gov/sites/default/files/2022-02/DR_Basic_Submittal Packet.pdf
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VI.  January 21, 2021 DRC Summary

Preliminary Design Review with favorable recommendation to ZAB with the
following conditions and recommendations for Final Desigh Review
(FDR): MOTION (Mitchell, Finacom) VOTE (5-0-0-1) Kahn — absent.

Conditions:

¢ Northwest and southwest corner designs shall be consistent between all
drawings, including renderings. Provide these for ZAB.

¢ Finalize the design of the southwest corner, both ground floor and the floors
above for a quiet, respectful relationship with the adjacent landmark — to be
reviewed at FDR.

¢ Provide more thought and detail for the commercial ground floor storefront
design. Resolve with sidewalk seating.

¢ Provide final landscape plan at FDR, including plant palette and key details.
Note C3 planters, as well as privacy provided at ground floor units.

¢ Provide final details at FDR for storefront windows, balconies, windows, trellis,
sunshades, and fin.

Recommendations:

¢ Consider alternatives for the wood balcony material, as durability and
maintenance is a concern.

e Recommend drawing more from the neighborhood for final detail, and art
inspiration. Consider more whimsy, or integrating art into the fin design.

e Recommend widening the lobby if possible, or at least refining the finishes and
seating opportunities.

¢ Recommend clerestory windows on east elevation to allow additional light into
the corner ground floor unit.

¢ Look closely at garage door noise in final design. Check back in with
Transportation to see if the garage door width could be reduced.

e Consider 2-stories as an alternate for small ground floor units.

e Recommend to Public Works that street trees should be consistent and
continue south on Adeline and around the corner along Essex.

VII. Issues and Analysis

A. Design Changes Since Last Submittal

e Height: The previous project proposed a 5-story 62°-0” structure. The new
application proposes 7-stories with a building height of 75’-0”.

e Setback: Atthe East property line, parking garage has been pulled back 10’-
0” to accommodate the updated Adeline Corridor development standards, but
does still need a 10’ setback at the southwest corner on the south property
line as well. In addition, floors 4, 5, & 6 also need a 20’ setback on that same
side, also to comply with the current development standards.

File: Projects by Address\Adeline\3031\MODDRCP2022-0004\2023-01-19 DRC_Staff Report_3031 Adeline.pdf



Public
DESIGN REVIEW COMMITTEE 3031 ADELINE STREET
January 19, 2023 Page 9 of 9

e East Elevation Bays: Although the floor plans show floor to ceiling bays on
the east elevation — floors 4 — 6, the final design on those will be bays that do
not extend to the floor or they will be removed in order to comply with the
required 20’ setback.

e Ground Floor Design: Trash and residential bike storage rooms have been
relocated to the interior of the parking garage along the East edge of the
project. Parking garage now includes spaces for 21 vehicles instead of 19.

e Open Space: Second floor terrace has been moved to the third floor. Private
decks along the East fagade at the second floor have been reduced from 9’-0”
to 4’-6”. Upper court deck space has also been reduced. Planting lists have
been included on Sheet L1, L2, and L3, and this list, as well as the amount of
plants proposed are consistent with the previous design.

e Streetscape Design: In the previous design, sidewalk seating was shown as
extending across the sidewalk and received a condition that the applicant
work with Public Works to review this before returning for Final DR. Proposed
sidewalk seating is now shown in the architectural plans as a narrow two-seat
table to allow for more passing space on the sidewalk.

B. Issues for Discussion:
e Neighborhood context
e Site Plan / Setbacks
¢ Building Massing
e Landscape / Streetscape Plans

VIIl. Recommendation
Staff recommends that the Committee discuss the issues outlined above and
forward a favorable recommendation on to ZAB with any conditions and specific
direction that may be required for both the ZAB Use Permit Public Hearing and
Final Design Review.

Attachments:
1. Project Plans, received January 9, 2023
2. Select Pages from Previous Design Review, January 2021 DRC meeting

Staff Planner: Anne Burns, aburns@ci.berkeley.ca.us, (510) 981-7410
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ADELINE STREET DEVELOPEMENT
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UNIT MIX SUMMARY
FLOOR UNIT | TYPE | =" |AREA (EA) SF [ FLOOR UNIT | TYPE US&?F AREA (EA) SF
1ST FLR ] 1 BR 2 380 SF  |6TH FLR G |STUDIO 2 553 SF
2 UNITS @ FF G2 [STUDIO ] 548 SF
ONDFLR | A ] BR 4 1699-750 SF H 1 BR ] 562 SF
A2 | 1BR ] 688 SF C1 [STUDIO ] 356 SF
B 2 BR ] 742 SF D2 | 1BR ] 724 SF
C1 |STUDIO ] 356 SF A ] BR ] 744 SF
D ] BR ] 724 SF 3 BR ] 1358 SF
F 2 BR ] 1037 SF N 1 BR ] 948 SF
K |STUDIO ] 814 SF 9 UNITS @ SF
J |STUDIO ] 356 SF|7TH FLR G |STUDIO y, 553 SF
11 UNITS @ SF G2 |STUDIO 1 548 SF
3RD FLR A ] BR 4 1699-750 SF H 1 BR 1 562 SF
A2 | 1BR ] 688 SF C1 [STUDIO 1 356 SF
B 2 BR ] 742 SF D2 | 1BR 1 724 SF
C1 [STUDIO ] 356 SF A ] BR 1 744 SF
D ] BR ] 724 SF | 1 BR 1 744 SF
E 2 BR ] 1037 SF N 1 BR 1 948 SF
Cc2 [STUDIO ] 441 SF 9 UNITS @ SF
C3 [STUDIO ] 502 SF
nonmsess [TOTAL UNITS 64
4TH FLR A 1 BR 4 |744-792 SF
A2 | 1BR ] 785 SF
B 2 BR ] 828 SF
C1 [STUDIO ] 356 SF
D ] BR ] 724 SF
E 2 BR ] 1037 SF
Cc2 [STUDIO ] 441 SF
C3 |[STUDIO ] 502 SF
11 UNITS @ SF
5TH FLR A ] BR 4 |744-792 SF
A2 | 1BR ] 785 SF
B 2 BR ] 828 SF
C1 [STUDIO ] 356 SF
D ] BR ] 724 SF
E 2 BR ] 1037 SF
Cc2 [STUDIO ] 441 SF
C3 [STUDIO ] 502 SF
11 UNITS @ SF
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STREET ELEVATIONS

PROPOSED GROUND FLOOR PLAN
PROPOSED FLOOR PLAN LEVEL 2
PROPOSED FLOOR PLAN LEVEL 3
PROPOSED FLOOR PLAN LEVEL 4
PROPOSED FLOOR PLAN LEVEL 5
PROPOSED ROOF PLAN

PROPOSED ELEVATION ADELINE STREET
PROPOSED ELEVATION EMERSON STREET
PROPOSED REAR ELEVATION
PROPOSED SIDE ELEVATION
SCHEMATIC SECTION

MTB1- MATERIALS BOARD
GC-1 PRELIMINARY GREEN CHECKLIST

PRELIMINARY PLANTING PLAN
PRELIMINARY PLANTING PLAN
PRELIMINARY PLANTING PLAN
PRELIMINARY PLANTING PLAN
PRELIMINARY PLANTING PLAN
PRELIMINARY PLANTS PICTURES

3031 ADELINE ST.

PROJECT DIRECTORY
PROJECT DATA i
EMAIL: magganas@prodigy.net>
LOT AREA 12,257SF
ARCHITECT CIVIL ENGINEER LANDSCAPE ARCHITECT
MOSHE DINAR SAEID RIZAVI CHRISTOPHER TIGH
1ST FLOOR AR B S OCIATES SMP ENGINEERS 516 S. SHORELINE BLVD.
KLAND 161 1 MOUNTAIN VIEW, CA 94041
PARKING GARAGE, CIRCULATION, 5,248 SF oL (CoATOS, Ch 94021 o (450) 5811
SE RVlCESI UTl I_lTl ES E-MAIL: dinararch@sbcglobal.net EMAIL: cmangol@aol.com
COMMERCIAL 4,030 SF
1ST FLOOR RESIDENTIAL 760 SF
PROJECT INFORMATION
2ND FLOOR 9,809 SF ZONING: R
3RD FLOOR 8,350 SF BUILDING OCCUPANCY GROUPS:
R-2 OVER S-2 FOR GARAGE., B,M.
4TH FLOOR 7,372 5F TYPE OF CONSTRUCTION:
|-A FOR GARAGE/FIRST FLOOR
5TH FLOOR /7,372 SF lII-A FOR FLOORS 2,3,4,5,6,7.
6TH FLOOR 7,372 SF AUTOMATIC FIRE SPRINKLERS TO BE PROVIDED
APPLICABLE CODES:
/TH FLOOR 6,592 SF 2019 CALIFORNIA BUILDING CODE
2019 CALIFORNIA RESIDENTIAL CODE
TOTAL FLOOR AREA 5 '| 657 SF 2019 CALIFORNIA MECHANICAL CODE
! 2019 CALIFORNIA PLUMBING CODE
2019 CALIFORNIA ELECTRICAL CODE
2019 CALIFORNIA ENERGY CODE
2019 CALIFORNIA FIRE CODE
2019 CALIFORNIA GREEN BUILDING STANDARDS
CODE (CALGreen)
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VESTING TENTATIVE MAP

Grave Park
ONE (1) LOT SUBDIVISION FOR CONDOMINIUM PURPOSED
" :- NUMBER (#) residential units and NUMBER (#) common area on one (1) parcel.
Cooperative Center € | satiby Ave 3031 Adeline St. Berkeley, CA 94703

APN: 053-1595-009-03

Berkeley Flea Market H;J '__ﬁ__ e Real property situated in the City of Berkeley, County of Alameda, State of California, being all of Lots 2 ENGINEERS=

i and 3 as shown on that certain map entitled, "A Portion of the Newbury Tract, in Plat 51, Peralta Rancho, CIVIL ENGINEERS
3031 Adeline Street o Oakland Township," filed July 26, 1882 in Book 4 of Maps, at Page 16, in the Office of the County [
Y Recorder of Alameda County, being more particularly described as follows:

Han

1534 CAROB LANE
LOS ALTOS, CA 94024

Commencing at a point on the western line of Tremont Street with the southern line of Emerson Street as TEL: (650) 941-8055
shown on said map; thence along said southern line of Emerson Street, South 81°46'02" West, 55.04 FAX: (650) 941-8755
feet to the northeast comer of said Lot 2, said comer also being the True Point of Beginning; thence along
the eastern line of said Lots 2 and 3, South 08°20'37" East,
99.98 feet to the southeast comer of said Lot 3; thence along the southern line of said Lot 3, South
81°46'54" West, 149.22 feet to a point on the southeastern line of Adeline Street, as shown on said map;
L thence northeasterly along the southeastern line of Adeline Street, North 17°52'03" West, 111.29 feet to
the northwest comer of said Lot 2, said comer also being a point on the southern line of Emerson Street; OWNER /APPLICANT:
thence along the northern line of said Lot 2, also being the said southern line of Emerson Street, North Athan Magganas

81°46 '02" East, 100.06 feet to the True Point of Beginning. oo ReIn ey 1!

F
’-.:__,_'}' Email: magganas@prodigy.net

Ed Roberts

Campus

r Buly ln Ul

=% United States

¥ Postal Service

Said Lot One containing an area of 12,460 square feet, or 0.29 acres, more or less, measured in ground COPYRIGHT (C) 2019
distances, as shown on the Plat to Accompany Legal Description, attached and made a part hereof. SMP ENGINEERS

LOCATION MAP LYING ENTIRELY WITHIN THE

PROJECT LOCATION
N.T.S. CITY OF BERKELEY, COUNTY OF ALAMEDA, STATE OF CALIFORNIA

LEGEND AND ABBREVIATIONS NOVEMBER 2019

— STREET CENTER LINE SMP ENGINEERS

1534 CAROB LANE
LOS ALTOS, CA 94024

= o= e—————— DISTINCTIVE BORDER LINE

— — —— LOT LINE TO BE REMIVED

UNIT LINE

OTHER LOTS LINE

fffffffffff SETBACK LINE

— —  EASEMENT LINE

PSE PUBLIC SERVICE EASEMENT GENERAL NOTES and STATEMENTS

EAE EMERGENCY ACCESS EASEMENT 1. OWNERS AND DEVELOPERS:
PIEE PRIVATE INGRESS EGRESS EASEMENT

Athan Magganas
PSDE PRIVATE STORM DRAIN EASEMENT 2550 Appian Way, #2071

PSSE PRIVATE SANITARY SEWER EASEMENT Pinole, CA 94564
SB SETBACK Email: magganas@prodigy.net

SWE STORMWATER EASEMENT

2. GENERAL PLAN: MUN (MIXED USE NEIGHBORHOOD)

& S. EXISTING ZONING:

4. EXISTING APN:  APN: 0535-1585-009-03

| N s G T 5. EXISTING USE:

R W i ‘
| h‘vﬂ,.f NJ,/ | 6. PROPOSED USE: MIXED USE ? (#) RESIDENTIAL & ? # COMMERCIAL
5t 5 - CONDOMINIUM UNITS

T i 7. PROPOSED NUMBER OF LOTS: ONE (1) COMMON LOT

NOQ3130| OLl4

OIVSON MTVM3IS TVIONIN
\ 40 NOILYO01 Q3S0d0dd

APN: 053-1595-009-03

3031 Adeline St. Berkeley, CA 94703
VESTING TENTATIVE MAP

3. FLOOD ZONE:

| 9. STREETS: ALL PROPOSED STREET MODIFICATIONS WILL BE
! DEDICATED AND IMPROVED TO THE SATISFACTION OF THE
DIRECTOR OF PUBLIC WORKS

MIXED USE RESIDENTIAL AND COMMERCIAL CONDOMINIUMS UNITS

10. EXISTING USE OF ADJACENT PROPERTIES: MIXED USE RESIDENTIAL
AND COMMERCIAL.

ONE (1) LOT SUBDIVISION FOR CONDOMINIUM PURPOSED

1. WATER:

)
D
<.
.
)
3
w

12. FIRE PROTECTION:

M, 9,55, 60N

13. STORM /SANITARY SEWER:

14. POWER AND GAS: PACIFIC GAS AND ELECTRIC

GRAPHIC SCALE MAXAC

5 LL
20 0 10 20 40 ) EE ) D@C 1998— 08
e ™ )R =

( IN FEET )
1 inch = 20 ft.

15. TELEPHONE /CABLE: AT&T/COMCAST

L 00!

16. STREET TREES: THIS SUBDIVISION WILL CONFORM TO THE STREET
TREE PLAN OF THE CITY.

17. SITE AREA: 0.29 ACRES (12,460 SQUARE FEET) EXPIRES

12-31-2020
No. C52724

u : l\Jﬂ L= ————————— :EET;;J
NEO26845E NBO28°'45"F
100.03’ 48.90°

18. CONTOUR ELEVATION: LOCAL DATUM AND MONUMENTS

19. ALL DIMENSIONS ARE IN FEET AND DECIMALS THEREOF.

20. ALL EXISTING STRUCTURES ON THE SITE ARE TEMPORARY
AND WILL BE REMOVED, PRIOR TO THE ISSUANCE OF
A BUILDING PERMIT FOR THE PROJECT. Date:
11/12/2019
21. NEW STREET NAME: NO NEW STREET IS PROPOSED. Scalen_ o

@)

)
O

MG L. CE.60N

Prepared by:
V.G.

NSOJO)OOHE Checked by:
0

; S.R.
Q
§ Job #
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Sheet:
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SITE DEVELOPMENT PERMIT 3# T™-1

1.51L,C93.60N



http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com
http://www.ketiv.com

ABBREVIATIONS

DESCRIPTION DESCRIPTION
AB AGGREGATE BASE LND'G LANDING
AC  ASPHALT CONCRETE LP LOW POINT
AD AREA DRAIN L/S LANDSCAPE
BC BACK OF CURB MON MONUMENT
BFL  BACKFLOW PREVENTOR (N)
B/W | BACK OF WALKWAY o6 DRENAL crounD
BW  BOTTOM OF WALL PB PULL BOX
C&G  CURB AND GUTTER PGEV  PG&E VAULT
€,c/L CENTERLINE R,P/L PROPERTY LINE
CLSW | CENTERLINE SWALE EEP E(L)XVSEﬁCP%EFORATED PIPE
CO | CLEANOUT
CP CONTROL POINT PSE | PUBLIC SERVICE EASEMENT
DI DROP INLET PVC | POLYVINYL CHLORIDE
D-S  DOWN-SPOUT R/W  RIGHT OF WAY
DTL | DETAL RCP | REINFORCED CONCRETE PIPE
DWY | DRIVEWAY SB  SETBACK
ELCT | ELECTRIC SD  STORM DRAIN
EP | EDGE OF PAVEMENT ELEVATION| SDMH STORM DRAIN MANHOLE
EUC  EUCALYPTUS TREE STD  STANDARD
(E)EX EXISTING SS  SANITARY SEWER
FDC  FIRE DEPARTMENT CONNECTION | SSMH = SANITARY SEWER MANHOLE
FF FINISH FLOOR SW  SIDEWALK
FG  FINISH GRADE TC  TOP OF CURB
FH | FIRE HYDRANT % %E 8F E(F){ﬂEATION
FL
FLOWLINE T0S | TOP OF SLAB
FOC  FACE OF CURB
TP TOP OF PAVEMENT
FS  FIRE SPRINKLERS
W TOP OF WALL
GB  GRADE BREAK (TYP) | TYPICAL
GUY | GUY WRE
VCP | VITRIFIED CLAY PIPE
HP__ | HIGH POINT WL WHITE LINE STRIPE
HDPE = HIGH-DENSITY POLYETHYLENE
WK WALKWAY
INV. | INVERT
WM WATER METER
JP | JOINT POLE W
B JUNCTION BOX WATER VALVE
LP | LIP OF GUTTER
EXISTING PROPOSED DESCRIPTION
- PROPERTY LINE
F F FILL AREA LIMIT
C C CUT AREA LIMIT
~___102— ~_ 02— CONTOUR
W WATER LINE
FS FS FIRE SERVICE
D SD—» STORM DRAIN PIPE (SOLID)
sS sS SANITARY SEWER PIPE
S SUD—»—— SUBDRAIN PIPE (PERFORATED)
o O ellV o—OH ellV OVERHEAD UTILITIES WITH POLE
G G CAS LINE
3 E ELECTRIC LINE (UNDERGROUND)
JT JT JOINT TRENCH (UNDERGROUND)
] St ] SLY STREET LIGHT VAULT
O SstO @ S5CO SANITARY SEWER CLEANOUT
O [ ) SANITARY SEWER MANHOLE
© ® STORM DRAIN MANHOLE
© O SURVEY CITY MONUMENT
o —o ELECTROLIER
] M WATER METER
7N N
/ \ / \
1\ O /\ [ @ TREE WITH TRUNK
\\ // \\\//
{éiz {% STREET TREE
X X — — X — 6’ WOODEN FENCE
x102.23 .M SPOT ELEVATION

TREE PROTECTION FENCE
5" TALL CHAIN LINK

CONCRETE SWALE

AREA DRAIN
INLET (OPEN GRATE)

SD JUNCTION BOX (SOLID LID)

OVERLAND RELEASE PATH

DRAINAGE PATH

(E) TREE TO BE REMOVE

PRELIMINARY IMPROVEMENT PLANS

ONE (1) LOT SUBDIVISION FOR CONDOMINIUM PURPOSED

3031 Adeline St. Berkeley, CA 94703
APN: 053-1595-009-03

Real property situated in the City of Berkeley, County of Alameda, State of California, being all of Lots 2
and 3 as shown on that certain map entitled, "A Portion of the Newbury Tract, in Plat 51, Peralta Rancho,
Oakland Township," filed July 26, 1882 in Book 4 of Maps, at Page 16, in the Office of the County
Recorder of Alameda County, being more particularly described as follows:

Commencing at a point on the western line of Tremont Street with the southern line of Emerson Street as
shown on said map; thence along said southern line of Emerson Street, South 81°46'02" West, 55.04
feet to the northeast comer of said Lot 2, said comer also being the True Point of Beginning; thence along
the eastern line of said Lots 2 and 3, South 08°20'37" East,

99.98 feet to the southeast comer of said Lot 3; thence along the southern line of said Lot 3, South
81°46'54" West, 149.22 feet to a point on the southeastern line of Adeline Street, as shown on said map;
thence northeasterly along the southeastern line of Adeline Street, North 17°52'03" West, 111.29 feet to
the northwest comer of said Lot 2, said comer also being a point on the southern line of Emerson Street;
thence along the northern line of said Lot 2, also being the said southern line of Emerson Street, North
81°46 '02" East, 100.06 feet to the True Point of Beginning.

Said Lot One containing an area of 12,460 square feet, or 0.29 acres, more or less, measured in ground
distances, as shown on the Plat to Accompany Legal Description, attached and made a part hereof.

LYING ENTIRELY WITHIN THE
CITY OF BERKELEY, COUNTY OF ALAMEDA, STATE OF CALIFORNIA

NOVEMBER 2019
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1534 CAROB LANE
LOS ALTOS, CA 94024
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05 - 8.0 | IV 4.0' WDE PARK STRP
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NS SN <7 N “

REFER TO GRADING PLAN
FOR ADJACENT SLOPES

A.C. BASE
TACK COAT

STD. CITY OF BERKELEY
4.0' WIDE DETACHED SIDEWALK

SEE PAVING AND
ROCK CHART

SEE PAVING AND
ROCK CHART

CLASS 'A" SUBGRADE

STD. CITY OF BERKELEY
CURB & GUTTER

TYPICAL ADELINE ST. HALF STREET SECTION

N.T.S.
c/L R/W
30.00°
18.0’ 12.0° !
| 10.0’ 2.0
0.5'—= 9.5 — = !
A.C. SURFACE FOG SEAL COAT “ 2’
2% MAX
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United States I\
Postal Service
PROJECT LOCATION
LOCATION MAP
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SHEET INDEX:
1 COVER SHEET, NOTES, DETAIL
2 GRADING AND DRAINAGE PLAN

SURVEY MAP DISCLAIMER NOTE:

SMP ENGINEERS assumes no responsibility for the accuracy of the topographic
surveying depicted on this plan set. Topographic surveying map was prepared
by others and furnished to SMP ENGINEERS by the owner.

BASIS OF BEARINGS

BEARINGS ARE BASED ON MAP OF NEWBERRY TRACT (4 M 16).
CENTER LINE OF ESSEX ST. ESTABLISHED BY CURB SPLIT

TAKEN AS N 80°30°00" E.

BENCHMARK

SFBARTD MONUMENT RB10. DISK ELEVATION 124.77 FEET.
IN WALK SOUTH SIDE OF EMERSON ST. AT MID—BLOCK.

OWNER /APPLICANT:

Athan Magganas

2550 Appian Way, #201
Pinole, CA 94564

Email: magganas@prodigy.net

@‘
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SEE ARCHITECT'S DRAWINGS
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@\~7 3) NHD |C.3 planter
» (1) MC

s#/ 3) NHD | C.3 planter

TOTAL AREA OF MEDIUM WATER USE PLANTS = 134 sf
= 9.9 % OF TOTAL PLANTED AREA.
TOTAL AREA OF LOW WATER USE PLANTS = 90.1 7 OF TOTAL PLANTED AREA.

TOTAL STE AREA (sf) = 12436.8
4% OF TOTAL JTE AREA = 497.5 of
TOTAL C3 PLANTER AREA = 404.5 sf

(1) JP
3) NHD
(1) MC %
al
BIKE RACKS PLANT LIST FOR THIS SHEET ONLY
wUCOLS Q
SYM. BOTANICAL NAME COMMON NAME RATING SIZE Z
(3> NHD ;EEES Magnolia ‘Little Gem’ Little Gem Magnolia M 24" box F F
(1) MC (3) P =z
|. GRASSES u
—— JUN Juncus patens ‘Elk Blue’ Elk Blue California Grey Rush L 1 qal,
, 3) P mm ‘I METERS ‘ MC Muhlenloer‘pgia copillaris ‘White Cloud’ White Cloud Muhly Gr‘asys L S ?gal. 5 8 j
- — S S | VINES I_ (a ¥
3) NHD HI Hydrangea integrifolia '‘Taiping Shan’ Taiping Shan Evergreen Climbing Hydrangea M 2 gal m % J
Place bark mulch, as described in the Planting Specifications on sheet L-3, 3 deep in all planting areas EXCEPT C3 flow- o u
through planters, which shall have decorative gravel mulch, to be selected. u >
< < 1)
C.3 FLOW—THROUGH PLANTER (TYP.) _I U _I
GROUND FLOOR 2nd FLOOR TERRACE  4th FLOOR TERRACE  ROOF TOTAL bl -~
AREA OF C3 PLANTERS (sf) 50 363 112 0 525 0O E )
AREA OF NON—C3 PLANTERS (sf) 195 110 102 404 331 B 2
TOTAL PLANTER AREA (sf) 205 4735 214 404 1306 TOTAL PLANTER AREA = 1500 sf < d D
— X
D 2
oo O

NOTE:  TOTAL STE AREA IS NOT NECESSARILY EQUAL TO TOTAL IMPERMOUS BUILDING AREA.. AT A MINIMUM,  THE
TOTAL IMPERMOUS AREA = TOTAL STE AREA (12436.8 sf) MNUS THE AREA OF C3 PLANTERS (525 sf) = 11911.8 sf.
4 7 OF MM91.8 = 4/6.5 sf.  TOTAL C3 PLANTER AREA IS 4/6.5 sf — 4645 sf = 12 sf = 01 7% SHORT OF THE 4%
REQUIREMENT

pate: 9/21/21

SHEET

GROUND LEVEL PLANTING PLAN

TOTAL PLANTER AREA = 1306 SF = 10.9% OF TOTAL SITE AREA o 15

Christopher Tigh, Landscape Architect, expressly reserves common low copyright and other property rights In these plans. These plans are not to ke

reproduced, changed, or copied in any form or manner wahtsoever, nor are they to be assigned to a third party without permission and consent
from the Landscope Architect. In the event of unauthorized re-use of these plans by a third party, the Landscape Architect shall be held harmless,
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REVISIONS

PLANT LIST FOR THIS SHEET ONLY

SYM. BOTANICAL NAME COMMON NAME WUCOLS SIZE
TREES

LA Lagerstroemio ‘Acoma’ Acoma Croape Myrtle L 15 gal,
SHRUBS

AMC Arctostaphylos densiflora ‘McMinn’ McMinn Manzanita L 15 qal.
DGV Dietes grandiflora ‘Variegota’ Striped Fortnight Lily L o gal,
NHD Nandina ‘Horbour Dwoarf’ Harbour Dwarf Heavenly Bamboo L o gal,
GRASSES

JUN Juncus patens ‘Elk Blue’ Elk Blue California Grey Rush L 1 gal.
MC Muhlenbergio capillaris ‘White Cloud’ White Cloud Muhly Grass L S gal.
VINES

BOU Bougainvillea “Oo-La-La”

Place bark mulch, as described in the Planting Specifications on sheet L-3, 3 deep in all planting areas EXCEPT

C3 flow-through planters, which shall have decorative groavel mulch, to be selected.

C.3 FLOW—THROUGH PLANTER (TYP.)

UPPER FLOORS PLANTING PLAN

0/

0 L SCALE: 1" = 8’0"
0’ WHEN PRINTED ON 24" x 367

CA. Lic. No. 2627

516 S. Shoreline Blvd., Mountain View, CA 94041

Tel. (650) 254-1415

Christopher Tigh
Landscape Architect
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REVISIONS

PLANT LIST EOR

THIS SHEET ONLY

SYM. BOTANICAL NAME COMMON NAME WUCOLS SIZE
TREES

LA Lagerstroemia ‘Acoma’ Acoma Croape Myrtle L 15 gal,
LDR Lagerstroemia ‘Dwarf Royalty’ Dwarf Royalty Crope Myrtle L 15 gal

BOU Bougainvillea “Oo-La-La”

Place bark mulch, as described in the Planting Specifications on sheet L-3, 3” deep in all planting areas.

ROOF PLANTING PLAN

5" 15
I
0’ 10°

SCALE: 1" = 8’0"
WHEN PRINTED ON 247

x 367

CA. Lic. No. 2627

516 S. Shoreline Blvd., Mountain View, CA 94041

Tel. (650) 254-1415

Christopher Tigh
Landscape Architect

*
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SEE CIVIL ENGINEER'S DRAWINGS FOR MODIFICATIONS TO THIS —TT - NOTE: REVISIONS | BY
DETAIL, FOR ALL C-3 STORMWATER TREATMENT FLOW-THROUGH | T8~ SEE CIVIL ENGINEER'S DRAWINGS FO i
PLANTERS. ABOVE OR BELOW GRADE. NOTIFY LANDSCAPE STAKE & GUY WIRE MODIFICATIONS TO THIS DETAIL, FOR ALL C-3 PLANTERS ARE TO BE DELIVERED WITHOUT ANY INTERIOR
d ' STORMWATER TREATMENT "FLOW-THROUGH" PLANTERS (TYP.) DRAIN OR ACCESS HOLES. ALL REQUIRED HOLES TO BE
ARCHITECT IMMEDIATELY IN CASE OF ANY CONFLICTS. | PLANTERS, ABOVE OR BELOW GRADE DIMENSIONS VARY DRILLED BY CONTRACTOR IN THE FIELD
SEE CIVIL ENG'S DRAWINGS FOR ALL PAVING & IN-GROUND TREE ’ : SEE SHEET13 :
PLANTERS LAYOUT & DETAILS. o ) NOTIFY LANDSCAPE ARCHITECT IMMEDIATELY FLOOR DRAIN
120 /120 IN CASE OF ANY CONFLICTS. /o
SEE CIVIL ENG'S DRAWINGS FOR ALL PAVING !
PLAN & IN-GROUND PLANTERS LAYOUT & DETAILS. <\
SECTION OF RUBBER GARDEN HOSE DRAIN & IRRIG. HOLES, \ —— DRAIN HOLE (TYP). CORE 2" DIA. DRAIN HOLE IN BOTTOM OF ALL
SEE PLAN AT RIGHT. NON-C3 PLANTERS, MIN. 4" FROM INTERIOR WALLS OF PLANTER
8-GAUGE WIRE GUY (3 AT EQUAL 7 0.D. PVC PIPE. EXTEND ’ ’
SPACING AROUND TREE - ATTACH TO 2" BARK MULCH 1/ 2'3,'5,_(\,'\,3 BOTTOM o:: AT POINT CLOSEST TO NEAREST FLOOR DRAIN.
ORNBUOLE— % s CENTRAL OR STRONGEST LEADERS N WATERING BASIN PLANTER ——— HOLE FOR IRRIGATION STUB-OUT (TYP). CORE 2" DIA. HOLE IN
\ 2x2x24" STAKES - DRIVE 18" INTO i LIGHTWEIGHT SOIL MIX BOTTOM OF ALL PLANTERS TO ALIGN WITH IRRIGATION —_—
Y GROUND AT 45 DEGREES T PER SPECS PLANTER (TYP.) STUB-OUTS (SEE PLUMBING DRAWINGS FOR LOCATIONS).
< WATER BASIN, MULCH PER SPECS ROOTBALL DIMENSIONS VARY, INSERT SECTION OF 2" 0.D. PVC PIPE IN BOTH DRAIN &
© I — // S 17 QII_ PER SPECS ’ PLANT FERTILIZER TABLET SLOPE TO DRAIN I = PROJECTING 1/4" BELOW BOTTOM OF PLANTER, TO CREATE A N E
ETNT / = | (1) FOR 1 GALLON PLANT ' - T = . ' DRIP EDGE. SECURE PVC INSERT WITH WATERPROOF ADHESIVE > R
/;:.. i ROOTBALL 2) FOR 5 GALLON PLANT —PLASTIC DOOR SHING)= \ CAULK. p § 3
| =1l //' 2K .// | PLANT FERTILIZER TABLET (4) ) PAVING TILE - SEE Zo0 &
| || l~—PLANTER - DEPTH VARI DIAM. ROOT COLLAR OF SHRUB TO BE PLANTED A - ARCHITECT'S DRAWINGS NOTE: HOLE FOR IRRIGATION STUB-OUT IN C3 STORMWATER LKL
| o - || oo COLEAR TO BE P"A\'QTE'ES DI HTEOIN\ 17T0 27 ABOVE ADJACENT GRADE DELETED PLAN TREATMENT FLOW-THRU PLANTERS SHALL NOT ALLOW ANY g < 'g,
1/2DIAM  1/2 DIAM 1" TO 2" ABOVE ADJACENT - DRAINAGE TO ESCAPE FROM PLANTER. ALL C3 DRAINAGE IS TO BE 25
>
L PR T _ | Grane COVER DRAIN HOLES, AND WRAP PIECE AROUND. SEE SHEETS L1, L2 & L3 FOR PLANTER SECTION COLLECTED AND PIPED DIRECTLY TO STORM SEWER, PER CIVIL cb
MIRAFY 140 N FILTER FABRIC OR APPROVED EQUAL. A IRRIGATION STUB-OUT TO PREVENT LOSS OF SOIL LOCATIONS. ENG'S DRAWINGS. SEE MEP DETAILS FOR GASKETS, MECHANICAL -gn .g =
COVER DRAIN HOLES, AND WRAP PIECE AROUND SEE SHEETS L1, L2 & L3 FOR PLANTER MIX THROUGH PENETRATION. SEE PLANTER DRAIN SEE SHEET L3 FOR C3 / NON-C3 PLANTER TYPICAL ABOVE-GROUND PLANTER DRAIN & IRRIGATION ACCESS HOLES RING-&-FLANGE SEALS, AND OTHER MEASURES FOR SEALING ALL —, 3 E
IRRIGATION STUB-OUT TO PREVENT LOSS OF SOIL LOCATIONS. & IRRIG. ACCESS HOLE DETAILS, THIS SHEET LOCATIONS, & ALL PLANTER SPECIFICATIONS 3 PIPE PENETRATIONS THRU C3 PLANTER BOTTOM AND WALLS. b=
& RRIC. ACCESS HOLE DETAILS, THI SHEET SEE SHEET L3 FOR C3 / NON-C3 PLANTER NOTE: ABOVE-GROUND C-3 PLANTERS SHALL HAVE NO BOTTOM DRAIN HOLES; SEE CIVIL ENG'S PLANS CE3n
LOCATIONS, & ALL PLANTER SPECIFICATIONS ooag
: Q< g3
TREE PLANTING & GUYING SHRUB PLANTING in PRE-FAB PLANTERS o8t b
o ) < O ~
in NON-C-3 STORMWATER TREATMENT in NON-C-3 STORMWATER TREATMENT IENS ) e s 4'Q" or 5'-0" SEE PLAN # L9853
% L9 T o) T o7 N I L E—— 'U »
1 PRE-FAB PLANTERS  FOR ALL MULTI-STEM. NO SCALE. 2 PRE-FAB PLANTERS NO SCALE. e DD e e e e 3 S5 22
SEE CIVIL ENGINEER'S DRAWINGS FOR MODIFICATIONS TO THIS DETAIL, FOR ALL C-3 SEE CIVIL ENGINEER'S DRAV!INGS FOR MODIFI“CATIONS TO THIS DETAIL, FOR ALL C-3 PERIQ';%E ,szTRgﬁ'é ff - %"‘ - 4 6" MIN. : .?"" = R T 5 : Ul ' F
STORMWATER TREATMENT "FLOW-THROUGH" PLANTERS, ABOVE OR BELOW GRADE. STORMWATER TREATMENT "FLOW-THROUGH" PLANTERS, ABOVE OR BELOW GRADE. / e T S T RO Y
NOTIFY LANDSCAPE ARCHITECT IMMEDIATELY IN CASE OF ANY CONFLICTS. NOTIFY LANDSCAPE ARCHITECT IMMEDIATELY IN CASE OF ANY CONFLICTS. TYP. 74" X 2" X 2" TAB e e = B =St 5
W/ %" HOLE FOR %" CONCRETE ANCHOR ) i e =
INSTALLED PER MFR. INSTR., ¢ 6" MIN. NG e Gaen v —
ALL PRE-FAB ABOVE-GROUND C-3 STORMWATER TREATMENT FLOW-THRU PLANTERS, ALL PRE-FAB ABOVE-GROUND C-3 STORMWATER TREATMENT FLOW-THRU PLANTERS, ALL PROVIDED BY INSTALLER M s I o —
ALL WORK INSIDE PLANTERS (INCLUDING BOTH ABOVE-GROUND AND IN-GROUND WORK INSIDE PLANTERS (INCLUDING BOTH ABOVE-GROUND AND IN-GROUND PLANTERS), "R" RETRO FIT T Rt : — RIS
PLANTERS), CONNECTIONS TO ADJACENT PLANTERS, AND PLANTER BOX OUTLET CONNECTIONS TO ADJACENT PLANTERS, AND PLANTER BOX OUTLET STUB-OUTS SHALL ANGLE STOCK PERIMETER FRAME, SIZED TO o G koo = :;’éﬁ" =
STUB-OUTS SHALL BE IN THE SCOPE OF WORK OF THE LANDSCAPE CONTRACTOR. BE IN THE SCOPE OF WORK OF THE LANDSCAPE CONTRACTOR. COORDINATE WITH GRATE THICKNESS I s el s, R 7752 *m.% - : 3
GRATE ~ CONGRETE sL28 e e e e o R o
- 45d S I [';r é :'“-"Z- 7
BUILDING WALL WATERING BASIN : 0 St e “
SEE CIVIL ENG'S DRAWINGS o8 gty — L S .
BACKFILL SOIL MIX & PROFILE - SEE CIVIL ENG'S DWGS. TYP. #3 REBAR EMBEDMENT ANCHOR e =5 _ﬂ__ﬂa:-j et e )
2" GRAVEL MULCH, TO BE SELECTED | 6" TYP. OVERALL LENGTH bl 'j= = 5 ﬁéﬁ Ny
SIDEWALK PAVEMENT R P i s B, e
/" SEE CIVIL ENG'S DRAWINGS e s SR — %‘ gty &
— F 6" MIN. — = Emm] I —F g{g’%ﬁ il
o B e = S e =
"S" STAN DARD .--‘I:b:'l_ = ,:ha X e o _: 2 _-. —= _°|
ROOTBALL LONG SLOTS IN GRATE S :- S SR f.'a% <
) SEE CIVIL ENGINEER'S DRAWINGS FOR PATTERN TO RUN h ;* =L == R == ,, e
PLANT FERTILIZER TABLET MODIFICATIONS TO THIS DETAIL, FOR ALL C-3 GRATE CONCRETE SLAB o dusy o I 7 S —
(1) FOR 1 GALLON PLANT STORMWATER TREATMENT "FLOW-THROUGH" - PARALLEL TO STREET S = Eripie e I e
2) FOR 5 GALLON PLANT PLANTERS, ABOVE OR BELOW GRADE. Y ¢ w - S s = o
NOTIFY LANDSCAPE ARCHITECT IMMEDIATELY ANGLESTOK — : e i ey
1/2 DlAM.DIAM' 1/2 DIAM ROOT COLLAR OF SHRUB TO BE PLANTED IN CASE OF ANY CONFLICTS. PERIMETER FRAME HET= e 6" MIN. I RS — 1 B PRo =i = iz _:3?: 73 -. o
1" TO 2" ABOVE ADJACENT GRADE : T S LR Vo S, S
. SEE CIVIL ENG'S DRAWINGS FOR ALL PAVING Y. 4" X 2" X 2" TAB a o ey g ST
SHRUB PLANTING in & IN-GROUND PLANTERS LAYOUT & DETAILS, W) %¢" HOLE FOR 15" ﬁ— l - iR T A1
IN-GROUND PLANTERS INCLUDING NEW MEDIAN STRIP INSTALLED PER MIR. DR, e PROPOSED TREE GRATES TO BE URBAN ACCESSORIES, "CASCADE"
(INCLUDING NEW MEDIAN STRIP) PROVIDED BY INSTALLER. TREE GRATE DETAILS STYLE WITH BRUSHED NICKLE BRONZE FINISH; (6) GRATES IN

5

CUSTOM SIZE 3' x 5', AND (3) GRATES IN STANDARD SIZE 4' x 4'.
Spruce & Gander, (760) 690-4083 or (877) 650-7711, email:
info@spruceandgander.com

INVERTED "R" RETRO FIT
TREE GRATE SUPPORT ANCHORS

PROVIDE SOILS ANALYSIS REPORT OF PLANTER MIX, PER SPECS. NO SCALE

COPYRIGHT 2021 BY CHRISTOPHER TIGH

= IR

PREVAILING \ 0% %, I Z
—>
S @-— a7 7 Ll -
=5 PLA 2 \ T
;, I - ———ToXT ) L o
| ¢ 4 o O
7 b
3" BARK MULCH PER SPECS.
5 J OMIN. 13" |, Z <
SUPPORT ANCHOR . o
@ FOR TREE GRATE (J[\ 1 10 v
SEE CIVIL DRAWINGS FOR PAVING, CURB & < : — - : % Ll ~Z
GUTTER, AND TREE WELL COLLAR DETAILS e N mm— / 0 > Ll
ROOT BARRIER: BLACK INJECTION-MOLDED PANELS \ \ | — < H —
OR LINEAR ROLL WITH 90-DEGREE DEFLECTING RIBS; . ROOT BALL PREVAILING WIND. -
MANUFACTURED WITH 50% POST CONSUMER POLY- OF 36" BOX PARALLEL TO STREET PLAN A <
PROPYLENE PLASTIC WITH ADDED ULTRAVIOLET IN- ROOTBALL TREE LEGEND — X
HIBITORS; RECYCLABLE; MIN. 18" TOMAX.24"  NATIVESOIL- — Moy j
#:-ﬁgl’(NéASISNO\I”v‘:I(;I;nTP ICIéIr:;IESSi A?Cﬁlfg m:’lvﬁNRgsRlB PROVIDE SOILS 1. "GRATE STAKE", by J.R. Partners, La Quinta, CA; available through SiteOne o Ll
TOWARDS TREE ONI ALL FOUR SIDES OF GRATE ANALYSIS REPORT, Landscape Supply, 815 American St., San Carlos, CA 94070, - OR APPROVED lam) e al
OPENING ’ PER SPECS. PLANT EQUAL: 3/4" DIAMETER SCHEDULE 40 STEEL PIPE. POWDER-COATED BLACK.
: STREET TREE BACKFILL FERTILIZER 2. STRAPBAR, 0.1865"X 12" FLAT BAR. SECURED WITH (2) SET BOLTS.
MIX, PER SPECS. TABLETS (4) 3. ADJUSTABLE VINYL STRAP, MINIMUM 1/4" X 1" X 18" 90 DURO FLEX PVC
STRAP WITH UV INHIBITORS.
STREET TREE PLANTING =11 g' g.’A:é"PI)_(A}'E /4" BOLTS, WASHERS AND NUTS. NOTE: PERFORM 24-HR. PERCOLATION TEST IN
. ' : . SAMPLE STREET TREE PLANTING PIT. INFORM
6.  SECURE TO GRATE WITH (4) 5/16" CARRIAGE BOLTS, WASHERS AND NUTS. DATE: 9/21/21
& STAKING ’ with TREE GRATE 7. TREE GRATE - SEE TREE GRATE DETAILS, 5\ LANDSCAPE ARCHITECT OF RESULTS. IF

PERCOLATION IS DEEMED INADEQUATE BY

GRATE & ROOT BARRIER NEY
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NO SCALE

TREE.

LANDSCAPE ARCHITECT, A 6' DEEP BY 12" DIA.
DRY WELL MAY BE REQUIRED.
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PLANTING SPECIFICATIONS

SECTION 02920 32 91 00 = SOIL PREPARATION
AND L ANDSCAPE FINISHED GRADING

PART 1 - GENERAL

1.1 PROTECTION

A, Protect landscaping and other features remaining as final work,

B. Protect existing structures, fences, roads, sidewalks, paving & curbs,
Protect all existing utilities, site features, and other work from damage
due to the Work of this Section.

D. Exercise extreme care in excavating and working near existing utilities.
Verify the location and condition of all utilities. Repair any damage to
existing utilities or adjacent properties caused by or during the
performance of work at no odditional cost to the Owner.

PART 2 - PRODUCTS
2.l MATERIALS

A. PLANTER MIX FOR ALL UPPER FLOOR PLANTERS: #3 Lightweight Planter
Mix, by TMT Enterprises, Inc,
1996 Ookland Rd., San Jose, CA, 93131, <408> 432-9040,

www.tmtenterprisesnet - or oapproved equivalent, SEE CI\/IL

SHT C=9.3

B. STREET TREE & GROUND-LEVEL PLANTERS BACKFILL SHALL BE IMPORTED
TOPSOIL. PROVIDE ANALYSIS REPORT INCLUDING RECOMMENDATIONS FOR
AMENDMENTS <(FROM AN APPROVED SOILS LABORATORYY, FOR ANY IMPORTED
TOPSOIL, TO LANDSCAPE ARCHITECT FOR APPROVAL. APPROVAL IS REQUIRED
PRIOR TO DELIVERY 0OF ANY TOPSOIL TO THE SITE.

C. Soil amendments for imported topsoili As recommended in Soils Analysis
Report, and meeting the following minimums: Nutrient substances,
conditioners and organic materials, as follows: Organic material shall be
nitrogen—-fortified wood residual as follows: Particle size: Min, 935% passing
4 mesh screen, Min. 80% passing 8 mesh screen. Nitrogen content 0.5%
based on dry weight for redwood sawdust; 0.77% based on dry weight for
fir sawdust; 1.0%4 based on dry weight for fir or pine bark.

Pine sawdust is not acceptable.

D. DRAIN ROCK AND ALL DRAINAGE PLUMBING, FILTER FABRIC, AND ALL
MATERIALS AS SPECIFIED IN BOTH LANDSCAPE PLANTING & IRRIGATION DETAILS,
AND CIVIL ENGINEER’S DETAILS FOR BOTH PREFAB AS WELL AS IN-GROUND C-3
STORMWATER FILTRATION PLANTERS.

PART 3 - EXECUTION
3.1 INSPECTION

A. Verify site conditions and note irregularities affecting work of this
Section. Notify Landscope Architect in writing of any irregularities before
beginning work.

B. Beginning work of this Section means acceptance of existing conditions.

3.2 AMENDING PLANTER MIX. Amendments as recommended by the approved
Soils Analysis Report shall be added to Planter Mix prior to delivery on
site. Notify Landscape Architect FEOUR (4) days in advance, prior to
amendment addition, for inspection and approval of amendments.

3.3 EXCAVATION OF EXISTING MATERIAL., Excovate and removal all existing
materials in all in—ground planters to depths specified in the planting
details, including Civil Engineer’s details for in—ground C3 stormwater
treatment planters. No construction debris, trash, or other foreign
material is to remain in planters. Notify Landscape Architect FOUR (4)
days in advance, for inspection and approval of excavations prior to
any backfilling operations.

3.4 PLACING AMENDED PLANTER MIX

A. Place planter mix in all planters as required to bring elevations to
finish grade. Place planter mix in lifts of 12 maximum, and water as
necessory to settle before adding next lift.

B. Use planter mix in relatively dry stoate. Place during dry weather.
C. Fine grade planter mix eliminating rough or low areas.

D. Remove any foreign material while placing planter mix.

E. Remove surplus planter mix from site.

3.5 TOLERANCES

A. Top of planter mix: to depth indicated in planting details, AND in Civil
Engineer’s details for in—-ground C3 stormwater treatment planters.

END OF SECTION

SECTION 02950 32 93 00 = PLANTING

PART 1- GENERAL
1.1 SECTION INCLUDES:

A, Trees, shrubks, vines and groundcover,
B. Mulch and slow-release fertilizer tablets.

1.2 RELATED SECTIONS:
A, Section 02920 32 91 00 - Soil Preparation and Landscope Finish Grading
1.3 REFERENCES:

A. ANSI 7Z60.1 - Nursery Stock, true to type and name.
B. Applicable standards:

1. An Annotated Checklist of Woody UOrnamental Plants of California,
Oregon & Washington, latest edition, Univ. of Ca., Div. of Agricultural
Sciences.

2. USA Standard for Nursery Stock, latest edition, American
Association of Nurserymen

1.4 DEFINITIONS

A. Weeds: includes Dandelion, Jimsonweed, Ruackgrass, Horsetail, Monring
Glory, Rush Groass, Mustord, Lamdsquarter, Chickweed, Cress, Crabgrass,
Canadian Thistle, Nutgross, Poison Oak, Blackberry, Tansy, Ragwort,
Bermuda Grass, Poison Ivy, Nut Secdge, Nimble Will, Bindweed, Bent Grass,
Wild Garlic, Johnson Grass, Perrenial Sorrel, and Brome Grass.

B. Plants: Living trees, shrubs, vines and groundcover specified in this
Section and described in ANSI Z60.1

1.5 QUALITY ASSURANCE:

A. Nursery: Company specializing in growing and cultivating the plants
specified in this Section, with minimum ten (10> years documented experience.
B. Installer: Company specializing in installing and planting the plants
specified in this Section, with minimum five (3) years documented experience.
Retain qualified English-lilterate planting foreman on the job whenever
planting is in progress.

1.6 REGULATORY REQRUIREMENTS:

A. Comply with regulatory requirements for fertilizer and herkbkicide
composition.

B. Plant Materials: Certified by state department of agriculture. Described
by ANSI Z60.1, free of disease or hazardous insects.

C. Comply with all applicoable Federal, state, and local codes and regulations
pertaining to use, storage, and disposal of herbicides, pesticides, and
other toxic substances.

D. Inspection Certificates required by low shall accompany each shipment
of plants and shall ke delivered to the Landscape Architect.

1.7 DELIVERY, STORAGE AND HANDLING:

A. Protect plants from sun and wind during transport and on site until
planted.

B. Deliver live plant materials immediately prior to placement.

C. Keep plants moist.

D. Deliver plants with legible, waterproof indentification labels, stating
plant name and size.

1.8 SEQUENCING AND SCHEDULING:

A. Coordinate the work of this Section with installation of underground
irrigation system and utilities, and with the work of other trades.

B. Within 30 days oafter award of Contract, submit documentation that all
plant materials have been ordered.

1.9 WARRANTY:

A. Provide a warranty, including coverage from death or unhealthy
conditions, on all plants one—-gallon size and larger, for a minimum of one
year, including one continuous growing season.

B. Any delay in completion of the planting operations which extends the
planting into more thon one planting season shall extend the Warranty
Period correspondingly.

C. Warranty shall commence on date identified in the Loandscape Architect’s
Certificate of Substantiol Completion, to be provided to the Owner.

D. Replacements: plants of same size ond species as specified, with a new
worranty commencing on dote of replacement.

Part 2 - PRODUCTS
2.1 SUBSTITUTIONS:

A. Substitutions will not be permitted, except as follows: If proof is
submitted to the Landscape Architect that any plant specified is not
available, a proposal will be considered for use of nearest equivalent
size or variety with an equitable adjustment of Contract price. Such
proof shall be substantiated and submitted in writing by the Contractor
within 30 days after effective date of Notice to Proceed. These
provisions shall not relieve Contractor of the responsibility of obtaining
specified materials in advance if special growing conditions or other
arrangements must ke made in order to supply specified materials,

2.2 PLANT MATERIALS

A. Quantities given for plant materials are shown for convenience only.
Provide plants as shown on the Planting Plan drawings.

B. Trees, shrubs, vines and groundcovers shall be species and size
identified in plant schedule, nursery grown in climatic conditions similar
to those in locality of the Work as shown on the Drawings.

C. Plants shall be typical of their species or variety, showing normal
hakits of growth, and be sound, healthy and vigorous, well-branched
and densely foliated when in leaf, free of disease, insect pests, eggs
or larvoe, and have healthy, well-developed root systems.

D. Trees shall have straight trunks with the leader intoct, undamaged
and uncut. Trees with damaged or crooked leaders, or multiple leaders,
unless specified, will be rejected. Trees with abrasions of the bark,
sunscalds, disfiguring knots, or fresh cuts of links over 3" which have
not completely calloused over will be re jected.

E. Measure oll trees and shrubs when their branches are in their
normol position. Height and spread dimensions when specified refer to
main body of the plant, not to branch or root tip to tip.

F. Do nhot prune plants prior to Preliminary Inspection and Approval

G. Container Stock: Grown in containers in which delivered for minimum of
six months but not over two years., Samples must be shown to prove
that no rootbound condition exists. Any plants which are removed from
their containers prior to planting for the purpose of establishing
occurence of rootbound conditions shall be replaced at no additional
cost to the Owner.

H. Furnish quantities necessary to complete the Work shown on the
Drowings. Quantities on the Plant List, if shown, are given only for the
convenience of the Contractor. Any discrepancy in the quantities given
in the Plant List shall not entitle the Contractor to additional
renumeration.

2.3 BACKFILL MATERIALS:

A. Slow-release Fertilizer Tablets shall be AGRI-FORM PLANT TABS, placed
in the plant pits at the following roates:
1 gallon plants - 1 tablet
o gallon plants - 2 tablets
15 gallon & 24" box trees - 4 toblets
B. Imported Topsoil for all in—ground planters including Street Tree
planting, with amendments as specified in the Soils Analyis Report, and
as otherwise described in SECTION 02920 of theses Specifications.
C. Organic Material: Nitrogen—fortified wood residual as follows:
Min. 937 passing 4 mesh screen
Min. 80& passing 8 mesh screen
Nitrogen content: 0.5% boased on dry weight for redwood sawdust
0.77% based on dry weight for fir sawdust
1.07% based on dry weight for fir or pine bark
(Pine sawdust is not acceptabkle>
D. Water: Clean, fresh and free of substances or matter which could
inhibit vigorous growth of plants.

2.4 MULCH MATERIALS:

A. Mulching materials FOR ALL NON-C3 PLANTERS: 3/4” to 1-1/2” redwood
bark mulch nuggets, free of growth- or germination-inhikiting
ingredients, Shredded mulch (“gorilla hair”’) is not acceptable.

B. Mulching materials FOR ALL C3 PLANTERS: 1/2” to 3/4” DECORATIVE
GRAVEL, TO BE SELECTED.

2S5 ACCESSORIES:

A. Stakes, ties, tree grotes and root barriers shal be as shown on the
Droawings.

2.6 SOURCE QUALTIY CONTROL:
A. Inspect plant material at source to verify acceptability.
2.7 CERTIFICATION:

A. Provide certification of inspection by County or other authorities
having Jjurisdiction for approval of plants supplied.

Part 3 - EXECUTION
3.1 EXAMINATION:

A. Verify that existing conditions are satisfoactory for work of this
Section to kegin, Beginning installation means acceptance of existing
conditions.

3.2 PLANTING:

A. Locate plants as shown on the Drawings FOR REVIEW AND FINAL
PLACEMENT BY THE LANDSCAPE ARCHITECT prior to digging plant pits.
Provide SEVEN (/) days advance notice to Landscope Architect prior to
delivery and initial placement of plants.

B. Set plants vertical

C. Excavate plant pits with vertical sides as shown on the Drawings.

D. Loosen edges of rootball without disturking roots before setting
plants in pits. Plants shall be subject to inspection by the Landscape
Architect ot any time prior to Final Acceptance to verify thoat rootball
edges have been loosened, Any plants shown to ke planted improperly
shall be replaced.

E. Planting Backfill Mixes shall be as specified above in PART 2.

F. Backfill mix for street tree plantings shall be amended on site and
stockpiled for use as needed.

G. Set plants in center of pits, plumb and straight, with root crown at
such elevation that after settlement, plant crown shall be one inch
obove surrounding finish grade elevation.

H. When plants are set, tamp backfill mix around base of rootball to fill
all voids.

I. When plant pits have been backfilled approximately % their depth,
water thoroughly kefore installing remainder of backfill mix to top of
pit. Avoid creating air pockets.

J. Form earth berm for watering basin at outside ecdge of rootball

K. Groundcover Planting: Lightly cultivate groundcover areas and plant
plants ot spacing specified. Water thoroughly immediately following
planting, taking care to avoid erosion.

L. When planting areas are dry enough to walk on, apply pre—-emergent
herbicide, in accordance with manufacturer’s instructions.

M. Immediotely after planting operations are complete, mulch all planting
oreas to depth of three (3) inches.

3.3 INSTALLATION OF ACCESSORIES:
A. Install stakes, ties, tree grates, root barriers, and aoll other
accessories as shown on the Drawings.

3.4 PLANT SUPPORT:

A. Set plants vertically with tree stakes or guys as shown on the
Drawings. Loop tree ties sufficiently large, and provide guys
sufficiently long, to allow for two years’ growth of tree. Stake and guy
immediately after planting.

3.5 PRELIMINARY INSPECTION AND APPROVAL:

A. Request a preliminary inspection of all planting upon completion of
work. Notify the Landscape Architect at least FOUR (4) days prior to
inspection date. No partial approvals will be given. Completed work must
be to the satisfaction of the Landscape Architect.

B. Perform any work requiring corrective action in the judgement of the
Landscape Architect within fourteen days after the Preliminary
Inspection, in accordance with the Drawings and Specifications, and at no
odditional cost to the Owner.

3.7 FINAL INSPECTION:

A. Inspection of planting and related work shall be made ot the
Controactor’s request upon completion of all work.

B. Notify the Landscape Architect at least FOUR (4) days prior to
inspection date. Inspection and approval of the completed work
establishes the beginning of the Warranty Period.

3.8 FINAL ACCEPTANCE:

A. The work under this Contract will be accepted by the Owner and the
Landscape Architect upon the satisfactory completion of oll work,
exclusive of the warranty replacement of plant materials.

3.9 CLEAN-UP:

A. Perform the Work under this Section so as to keep affected
portions of the site neat, clean and orderly at all times. Upon
completion of the Work of this Section, remove immediately all surplus
materials, rubbish, and equipment associated with or used in the
performance of this Work.

END OS SECTION

CONTRACTOR’S RESPONSIBILITIES

THE CONTRACTOR IS RESPONSIBLE FOR ADVANCE NOTIFICATION TO BE GIVEN
70 THE LANDSCAPE ARCHITECT FOR ALL INSPECTIONS, REVIEWS, AND ON-SITE
MEETINGS REQUIRING THE PRESENCE OF THE LANDSCAPE ARCHITECT, AS
STIPULATED IN THESE SPECIFICATIONS.

FAILURE TO COMPLETE ANY REQUIRED INSPECTIONS OR REVIEWS AS
STIPULATED, OR ANY OTHER DEVIATION FROM THESE SPECIFICATIONS AND
DRAWINGS, WITHOUT THE APPROPRIATE APPROVAL OF THE LANDSCAPE
ARCHITECT, SHALL RELEASE THE LANDSCAPE ARCHITECT FROM ANY AND ALL
RELATED LIABILITIES, AND MAY LIMIT OR PREVENT THE LANDSCAPE ARCHITECT
FROM VERIFYING, ATTESTING TO, OR OTHERWISE ENDORSING THE WORK AS
BEING IN FULL COMPLIANCE WITH THE DRAWINGS AS APPROVED BY THE
BUILDING DEPT.; 0OR CONSENTING TO A CERTIFICATE OF COMPLETION OR
SIMILAR ASSURANCES REQUIRED PRIOR TO AWARD OF AN OCCUPANCY PERMIT.
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- Examples of suggested planter styles and plant Materials - —
Landscaping for upper floor terraces will include planting in lightweight, prefabricated planters. Plant
Mmaterials selections shall be in appropriate proportions of low-water-use vs. moderate-water-use
species, tg comply with the State of California Water Efficient Landscaping Ordinance. 5
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PRELIMINARY LANDSCAPE DESIGN
Raised flow-thru planters on upper floor terraces, or in-ground retention / filtration planters against building at street

level, total 499.6 SF of planter surface area. C-3 regulations require 4% of total impervious area for planter filtration O’ 1o’ SCALE: 17 = 8'-0
area. Total project area = 12436.8 SF; 4% = 497.5 SF. BN N WHEN PRINTED ON 24” x 36’

0’ 10’
Planter design and plant selections to comply with "Alameda County C-3 Stormwater Technical Guidance Manual"
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