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DEVELOPMENT STANDARDS
2A

SITE DEVELOPMENT STANDARDS

APN: 259-20-014, 259-20-015, 259-20-016, 259-20-017

ZONING DISTRICT - RM

MAXIMUM F.A.R. - 12 FAR

BUILDING HEIGHT - 120 FEET MAX. FROM GRADE PLANE

 FRONT SETBACK (BOTH FOX AVENUE AND 1ST STREET):

· 5 FEET PER TABLE 20-300

NORTH SIDE SETBACK:

· 5 FEET

WEST SIDE SETBACK:

· 5 FEET

PARKING SPACES:

· PARKING REQUIRED PER SB-35

· PARKING REQUIRED PER REDUCTION (A) - 0 REQUIRED

       (LOCATED WITHIN ONE-HALF MILE FROM PUBLIC TRANSIT)

MOTORCYCLE PARKING PER TABLE 20-250:

· 29 REQUIRED

BICYCLE PARKING PER TABLE 20-210:

· 29 LONG TERM REQUIRED

· 12 SHORT TERM REQUIRED

REQUESTED WAIVERS:

· FRONT SETBACK

· MOTORCYCLE PARKING

· OPEN SPACE

REQUESTED CONCESSIONS:

· AUTOMOBILE PARKING

SITE DATA

LOT AREA
GROSS SF: 20,507 SF  (0.470 ACRES)
USE: MULTI-FAMILY APARTMENTS
CONSTRUCTION TYPE:

FIRST LEVEL TYPE IA
SECOND-SIXTH TYPE IIIA

CODE OCCUPANCY USE: S2, A3 & R2

PROPOSED SETBACKS:
FRONT 1 FEET
NORTH SIDE 5 FEET
WEST SIDE 14 FEET

TOTAL NUMBER OF UNITS:
STUDIOS 90
2 BED/2 BATH 25

TOTAL: 115
TOTAL BEDROOMS: 140
DENSITY: 245 DU/ACRE
FAR: 4.29

REQUIRED PARKING SPACES: 0
PROVIDED:

UNIFORM 14
ACCESSIBLE 1
ACCESSIBLE EVC 1
EVC 2 

TOTAL: 18

REQUIRED MOTORCYCLE: 29
PROVIDED: 4
REQUIRED BICYCLE: 29
PROVIDED:

LONG TERM 29
SHORT TERM 12

TOTAL: 41

COMMUNITY/COMMON AREA:
PATIO    460 SF
INCLUSION CONCIERGE, LOUNGE AND
COMMUNITY FLEX SPACE 3,478 SF
COMMUNITY SHARED SPACE (2ND-6TH LEVEL)    925 SF
COMMUNITY SENSORY GARDEN 1,176 SF
COMMUNITY FLEX SPACE (EXTERIOR) 1,124 SF
COMMUNITY COURTYARD (2ND LEVEL)    975 SF

TOTAL: 8,138 SF
PER UNIT: +\- 71 SF

CODE SUMMARY

BASED ON CBC 2019

OCCUPANCY :  S2, A3 & R2

CONSTRUCTION TYPE : TYPE IA -15,450 SF LEVEL 1 - S2 & A3

TYPE IIIA - 72,500 SF LEVELS 2 TO 6 - R2 & A3

PER SECTION 510.2 HORIZONTAL BUILDING SEPARATION ALLOWANCE :

LEVEL 1 TYPE IA WITH A 3 HOUR SEPARATION BETWEEN LEVEL 1 AND 2 -

THE NUMBER OF STORIES OF TYPE IIIA CONSTRUCTION IS 5.

MAX NUMBER OF STORIES FOR R2 WITH SPRINKLERS PER 903.3.1.1,

TYPE IIIA CONSTRUCTION IS 5 STORIES PER TABLE 504.4

FIRE WALL SHALL BE PROVIDED AT LEVEL 2 TO 6 PER SECTION 706

MAX HEIGHT FOR R2 WITH SPRINKLERS PER 903.3.1.1, TYPE IIIA

CONSTRUCTION IS 85 FEET PER TABLE 504.3 WITH EXCEPTION :

TOWERS, SPIRES, STEEPLES AND OTHER ROOF STRUCTURES

MAX ALLOWABLE AREA FOR R2 WITH SPRINKLERS PER 903.3.1.1, TYPE IIIA

CONSTRUCTION IS 24,000 SQUARE FEET AND PER TABLE 506.2 FOOTNOTE

J WHICH ALLOWS FOR BOTH HEIGHT AND AREA INCREASE.

FIRE SPRINKLERS:  PER SECTION 903.3.1.1

FIRE ALARM AND SMOKE ALARMS SHALL BE INSTALLED PER 907.2.9

MINIMUM ONE (2 PROVIDED) STAIRWAY IS PROVIDED TO ROOF PER 1101.12

ACCESSIBLE MEANS OF EGRESS BY AN ELEVATOR IS NOT REQUIRED PER

SECTION 1009.2.1

ACCESSIBILITY WILL BE PROVIDED PER CHAPTER 11A

SECTION 1030 EMERGENCY ESCAPE AND RESCUE EXCEPTION 1. GROUP

R2 CONSTRUCTED OF TYPE IIIA WITH SPRINKLERS PER 903.3.1.1 ARE NOT

REQUIRED EMERGENCY EGRESS ESCAPE AND RESCUE OPENINGS
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NOTES & DETAILS

JC

AS SHOWN

SIZING METHODS:

FLOW-COMBO

SOURCE CONTROL MEASURES:

1. CONNECT THE FOLLOWING FEATURES TO SANITARY SEWER:

a. COVERED TRASH/ RECYCLING ENCLOSURES.

b. INTERIOR PARKING STRUCTURES.

c. WASH AREA/ RACKS.

d. POOLS, SPAS, FOUNTAINS.

e. COVERED LOADING DOCKS AND MAINTENANCE BAYS.

f. PUMPED GROUNDWATER.

2. BENEFICIAL LANDSCAPING.

3. USE OF WATER EFFICIENT IRRIGATION SYSTEMS.

4. MAINTENANCE (PAVEMENT SWEEPING, CATCH BASIN CLEANING,

GOOD HOUSEKEEPING).

5. STORM DRAIN LABELING.

6. OTHER: 

OPERATION AND MAINTENANCE

INFORMATION:

I. PROPERTY INFORMATION:

I.A. PROPERTY ADDRESS:

447 NORTH FIRST STREET

SAN JOSE, CA 95110                          

I.B. PROPERTY OWNER:

THE KELSEY GROUP

II. RESPONSIBLE PARTY FOR MAINTENANCE:

II.A. CONTACT:

MICAELA CONNERY

II.B. PHONE NUMBER OF CONTACT:

860-573-7392

 

II.C. EMAIL:

MICAELA@THEKELSEY.ORG

II.D. ADDRESS:

PROJECT SITE INFORMATION:

1. SOILS TYPE: SOIL TYPE D

2. GROUND WATER DEPTH: ~10ft

3. NAME OF RECEIVING BODY: GUADALUPE RIVER

4. FLOOD ZONE:  FLOOD ZONE D

5. FLOOD ELEVATION (IF APPLICABLE): N/A

TABLE 1

ROUTINE MAINTENANCE ACTIVITIES FOR FLOW-THROUGH PLANTERS

NO. MAINTENANCE TASK FREQUENCY OF TASK

1

INSPECT THE PLANTER SURFACE AREA, INLETS AND OUTLETS FOR OBSTRUCTIONS

AND TRASH; CLEAR ANY OBSTRUCTIONS AND REMOVE TRASH.

QUARTERLY

2

INSPECT PLANTER FOR STANDING WATER.  IF STANDING WATER DOES NOT DRAIN

WITHIN 2-3 DAYS, THE SURFACE BIOTREATMENT SOIL SHOULD BE TILLED OR

REPLACED WITH THE APPROVED SOIL MIX AND REPLANTED.  USE THE CLEANOUT

RISER TO CLEAR ANY UNDERDRAINS OF OBSTRUCTIONS OR CLOGGING MATERIAL.

QUARTERLY

3

CHECK FOR ERODED OR SETTLED BIOTREATMENT SOIL MEDIA. LEVEL SOIL WITH

RAKE AND REMOVE/REPLANT VEGETATION AS NECESSARY.

QUARTERLY

4

MAINTAIN THE VEGETATION AND IRRIGATION SYSTEM. PRUNE AND WEED TO KEEP

FLOW-THROUGH PLANTER NEAT AND ORDERLY IN APPEARANCE.

QUARTERLY

5

EVALUATE HEALTH AND DENSITY OF VEGETATION.  REMOVE AND REPLACE ALL

DEAD AND DISEASED VEGETATION. REMOVE EXCESSIVE GROWTH OF PLANTS THAT

ARE TOO CLOSE TOGETHER.

ANNUALLY, BEFORE THE RAINY

SEASON BEGINS

6

USE COMPOST AND OTHER NATURAL SOIL AMENDMENTS AND FERTILIZERS

INSTEAD OF SYNTHETIC FERTILIZERS, ESPECIALLY IF THE SYSTEM USES AN

UNDERDRAIN.

ANNUALLY, BEFORE THE RAINY

SEASON BEGINS

7

INSPECT THE OVERFLOW PIPE TO MAKE SURE THAT IT CAN SAFELY CONVEY

EXCESS FLOWS TO A STORM DRAIN. REPAIR OR REPLACE ANY DAMAGED OR

DISCONNECTED PIPING. USE THE CLEANOUT RISER TO CLEAR UNDERDRAINS OF

OBSTRUCTIONS OR CLOGGING MATERIAL.

ANNUALLY, BEFORE THE RAINY

SEASON BEGINS

8

INSPECT THE ENERGY DISSIPATOR AT THE INLET TO ENSURE IT IS FUNCTIONING

ADEQUATELY, AND THAT THERE IS NO SCOUR OF THE SURFACE MULCH. REMOVE

ANY ACCUMULATION OF SEDIMENT.

ANNUALLY, BEFORE THE RAINY

SEASON BEGINS

9

INSPECT AND, IF NEEDED, REPLACE WOOD MULCH. IT IS RECOMMENDED THAT 2"

TO 3" OF COMPOSTED ARBOR MULCH BE APPLIED ONCE A YEAR.

ANNUALLY, BEFORE THE RAINY

SEASON BEGINS

10

INSPECT SYSTEM FOR EROSION OF BIOTREATMENT SOIL MEDIA, LOSS OF

MULCH, STANDING WATER, CLOGGED OVERFLOWS, WEEDS, TRASH AND DEAD

PLANTS. IF USING ROCK MULCH, CHECK FOR 3” OF COVERAGE.

ANNUALLY AT THE END OF THE

RAINY SEASON AND/OR AFTER

LARGE STORM EVENTS,

11

INSPECT SYSTEM FOR STRUCTURAL INTEGRITY OF WALLS, FLOW SPREADERS,

ENERGY DISSIPATORS, CURB CUTS, OUTLETS AND FLOW SPLITTERS.

ANNUALLY AT THE END OF THE

RAINY SEASON AND/OR AFTER

LARGE STORM EVENTS,

TABLE 1

ROUTINE MAINTENANCE ACTIVITIES FOR MEDIA FILTERS

NO. MAINTENANCE TASK FREQUENCY OF TASK

1
INSPECT FOR STANDING WATER, SEDIMENT, TRASH AND DEBRIS.

MONTHLY DURING RAINY

SEASON

2

REMOVE ACCUMULATED TRASH AND DEBRIS IN THE UNIT DURING ROUTINE

INSPECTIONS.

MONTHLY DURING RAINY

SEASON, OR AS NEEDED AFTER

STORM EVENTS

3

INSPECT TO ENSURE THAT THE FACILITY IS DRAINING COMPLETELY WITHIN FIVE

DAYS AND PER MANUFACTURER’S SPECIFICATIONS.

ONCE DURING THE WET SEASON

AFTER MAJOR STORM EVENT.

4

REPLACE THE MEDIA PER MANUFACTURER’S INSTRUCTIONS OR AS INDICATED BY

THE CONDITION OF THE UNIT.

PER MANUFACTURER’S

SPECIFICATIONS.

5 INSPECT MEDIA FILTERS USING THE ATTACHED INSPECTION CHECKLIST. QUARTERLY OR AS NEEDED

AutoCAD SHX Text
CLEANOUT  W/ CAP AT  FINISH GRADE

AutoCAD SHX Text
BIO-TREATMENT  SOIL MIX (BSM)  PER SPECS.

AutoCAD SHX Text
12" MIN. OF CLASS II PERMEABLE ROCK PER CALTRANS SPECS. ROCK SECTION TO INCREASE WITH SLOPE OF PIPE.

AutoCAD SHX Text
PERFORATED PIPE (SLOPE AT 0.50% MIN) W/ PERFORATIONS DOWN. SEE PLAN FOR LENGTH AND LOCATION. 

AutoCAD SHX Text
BUILDING WALL
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 MIN.
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DRAINAGE

MANAGEMENT

AREAS

JC

NOT TO SCALE

EXAMPLE OF BIORETENTION CALCULATION (TYP.)

NTS

2

EXAMPLE OF MEDIA FILTER CALCULATION (TYP.)

NTS

1

1. EXAMPLE CALCULATIONS PROVIDED. FOR COMPLETE CALCULATIONS

SEE THE HYDROLOGY AND STORMWATER MANAGEMENT REPORT BY

HMH ENGINEERS DATED NOVEMBER 7, 2019.

NOTES
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FIRE PLAN

JC

1" = 10'

PROJECT BOUNDARY

EASEMENT

RIGHT-OF-WAY

FLOW THROUGH PLANTER

LEGEND

FIRE AERIAL ACCESS

FACE OF CURB

BUILDING SETBACK

FIRE HOSE PULLS (L=150')
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PODIUM

NOTES:

1. SEE SHEET 10.5 FOR IRRIGATION DETAILS.

2. ALL EXTERIOR LIGHTING WILL BE ENERGY EFFICIENT LED

LIGHTING WITH LIGHT CUTOFF AS NEEDED ADJACENT TO

PROPERTY LINES.

3. STREET TREES SHOWN IN RIGHT OF WAY ARE FOR INFORMATION

ONLY. THE PLANNING PERMIT DOES NOT AUTHORIZE THE

INSTALLATION OR REMOVAL OF TREES IN THE PUBLIC RIGHT OF

WAY. ACTUAL STREET TREE LOCATION WILL BE DETERMINED BY

PUBLIC WORKS AT THE IMPLEMENTATION STAGE ON THE PUBLIC

IMPROVEMENT PLAN. THE INSTALLATION OR REMOVAL OF THE

STREET TREES REQUIRES A PERMIT FROM THE DEPARTMENT OF

TRANSPORTATION. THE CITY ARBORIST WILL SPECIFY THE

SPECIES.
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PLANTING LEGEND,

NOTES, AND

DETAILS

PROPOSED PLANTING LEGEND

BOTANICAL NAME COMMON NAME

MINIMUM

CONTAINER SIZE DESCRIPTION

LARGE SHRUBS

PITTOSPORUM TENUIFOLIUM 'MAJORIE CHANNON' VARIEGATED KOHUHU 1 GALLON

CALANDRINIA GRANDIFLORA 'JAZZ TIME' ROCK PURSLANE 1 GALLON

EVERGREEN SHRUB

PURPLE BLOOMS

1 GALLON

ARBUTUS UNEDO 'COMPACTA' STRAWBERRY BUSH 5 GALLON STRAWBERRY FRUITS

LIGUSTRUM JAPONICUM 'TEXANUM' WAXLEAF PRIVET 1 GALLON SHINY LEAVES

DIETES BICOLOR FORTNIGHT LILY YELLOW FLOWERS

ROSMARINUS OFFICINALIS ROSEMARY 1 GALLON FRAGRANT

SEDUM RUPESTRE 'ANGELINA' ANGELINA STONECROP 1 GALLON GROUNDCOVER

BUXUS GREEN BEAUTY BOXWOOD 1 GALLON EVERGREEN SHRUB

MYOPORUM PARVIFOLIUM ' PUTAH CREEK' CREEPING MYOPORUM 1 GALLON EVERGREEN

MEDIUM SHRUBS

SMALL SHRUBS

POTTERY

TO BE SELECTED BY LANDSCAPE ARCHITECT

NOTES:

1. 3" THICK BARK MULCH IN ALL PLANTER AREAS.

2. NON-FLOATABLE COMPOSTED BARK MULCH THAT IS CONSISTENT WITH THE STORM WATER CONTROL PLAN SHALL BE SPECIFIED FOR BIOTREATMENT CELLS AND FLOW THROUGH PLANTERS.

BIOTREATMENT SHRUBS

JUNCUS PATENS CALIFORNIA GRAY RUSH 1 GALLON GREEN-GRAY BLADES

TREES

PLANTING PLAN NOTES

CONTRACTOR SHALL PROVIDE ALL LABOR, MATERIALS, AND EQUIPMENT NECESSARY TO FURNISH AND INSTALL PLANT MATERIAL AS SHOWN ON THE DRAWINGS AND AS DESCRIBED IN THE

SPECIFICATIONS.

UNLESS DESIGNATED ON THE DRAWINGS OTHERWISE, STRUCTURAL IMPROVEMENTS AND HARDSCAPE SHALL BE INSTALLED PRIOR TO PLANTING OPERATIONS.

PLANT LIST ON THE DRAWINGS SHALL BE USED AS A GUIDE ONLY.  CONTRACTOR SHALL TAKEOFF AND VERIFY SIZES AND QUANTITIES BY PLAN CHECK.

A SOIL MANAGEMENT REPORT SHALL BE PROVIDED BY LANDSCAPE CONTRACTOR AND SOIL AMENDMENTS SHALL BE FOLLOWED PER THE REPORT.  PHYSICAL COPIES OF THE SOIL MANAGEMENT

REPORT SHALL BE PROVIDED TO THE CLIENT, PROJECT LANDSCAPE ARCHITECT AND LOCAL AGENCY AS REQUIRED. THE SOIL MANAGEMENT REPORT SHALL CONFORM TO STATE AB1881 WATER

EFFICIENT LANDSCAPE ORDINANCE (WELO) OR LOCAL AGENCY ADOPTED WELO.  CONTRACTOR SHALL OBTAIN A SOILS MANAGEMENT REPORT AFTER GRADING OPERATIONS AND PRIOR TO PLANT

INSTALLATION.

SAMPLES OF FERTILIZERS, ORGANIC AMENDMENT, SOIL CONDITIONERS, AND SEED SHALL BE SUBMITTED PRIOR TO INCORPORATION.  CONTRACTOR SHALL FURNISH TO THE OWNER'S AUTHORIZED

REPRESENTATIVE A CERTIFICATE OF COMPLIANCE FOR SUCH FURNISHED MATERIALS.

ALL WORK ON THE IRRIGATION SYSTEM, INCLUDING HYDROSTATIC, COVERAGE, AND OPERATIONAL TESTS AND THE BACKFILLING AND COMPACTION OF TRENCHES SHALL BE PERFORMED PRIOR TO

PLANTING OPERATIONS.

LOCATIONS OF PLANT MATERIAL SHALL BE REVIEWED ON SITE BY THE OWNER'S AUTHORIZED REPRESENTATIVE PRIOR TO INSTALLATION.

TREES SHALL BE PLANTED NO CLOSER THAN TEN FEET (10') FROM UTILITIES.

TREES PLANTED WITHIN FIVE FEET (5') OF HARDSCAPE OR STRUCTURES SHALL BE INSTALLED WITH A ROOT BARRIER AS APPROVED BY THE OWNER'S AUTHORIZED REPRESENTATIVE.

CONTRACTOR MUST CONTACT THE CITY OF SAN JOSE ARBORIST AT 408-794-1924 TO  VERIFY SPECIES (EVEN IF SHOWN ON THE PLANS), LOCATIONS, AND QUANTITIES OF ALL STREET TREES PRIOR TO

ORDERING MATERIAL.  IF STREET TREES ARE TO BE PLANTED IN TREE WELLS, FINAL LOCATION OF TREE WELLS SHALL BE DETERMINED BY THE ARBORIST PRIOR TO INSTALLATION OF SIDEWALK.

ALL PLANTING AREAS TO RECEIVE 3" THICK BARK MULCH LAYER. CONTRACTOR SHALL PROVIDE SAMPLE OF BARK MULCH FOR APPROVAL.  BARK MULCH SHALL BE LYNGSO SMALL FIR BARK (3/4" TO 1-1/2")

OR APPROVED EQUAL.

ALL PLANT MATERIAL SHALL BE SELECTED IN ACCORDANCE WITH THE AMERICAN STANDARD FOR NURSERY STOCK (ANSI Z60.1)

FOR STANDARD FORM TREES, CALIPER SIZE SHALL BE MEASURED 6" ABOVE THE SOIL LINE FOR CALIPERS EQUAL TO OR LESS THAN 4"  FOR CALIPERS GREATER THAN 4", CALIPER SHALL BE MEASURES

12" ABOVE THE SOIL LINE.  FOR MULTI-TRUNK TREES THE CALIPER SHALL BE ESTABLISHED BY TAKING THE AVERAGE OF THE CALIPER OF THE TWO LARGEST TRUNKS. 

CALIPER IS MEASURED 6” ABOVE ORIGINATION POINT OF THE SECOND LARGEST TRUNK OR 6” ABOVE GROUND IF ALL TRUNKS ORIGINATE FROM THE SOIL.

CALIPER SIZES STANDARDS:

15 GALLON: 0.75-1.25"

24" BOX:   1.25-2"

36" BOX: 2-3.5"

48" BOX: 3.5-5"

60" BOX: 4-6"

WATER NEEDS CATEGORY BASED ON WUCOLS IV (JANUARY 2014)  LANDSCAPE COEFFICIENT METHOD:

CATEGORY PERCENTAGE OF ETo

(H) HIGH: 0.7-0.9

(M) MEDIUM: 0.4-0.6

(L) LOW: 0.1-0.3

(VL) VERY LOW: <0.1

LOPHOSTEMON CONFERTUS BRISBANE BOX 24 BOX EVERGREEN TREE

STREET TREE TBD 15 GALLON PER CITY ARBORIST

NOTES:

1. SEE PLANTING SPECIFCATIONS PRIOR

TO INSTALLATION OF PLANT MATERIALS.

2. ROOTBALL CROWN TO BE 1" ABOVE

FINISH GRADE.

A SHALLOW BASIN 2" DEEP SHALL BE

FORMED AROUND ROOTBALL BELOW

FINISH GRADE

FINISH GRADE

NATIVE GRADE OR CERTIFIED

COMPACTED SUBGRADE

APPROVED BACKFILL, THOROUGHLY

MIXED PRIOR TO INSTALLATION

AGRIFORM PLANT TABLETS 2 PER 1

GALLON, 3 PER 5 AND 15 GALLON

2X DIAMETER

OF ROOTBALL
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L
L

SHRUB-SEE PLAN AND LEGEND FOR

SIZE AND TYPE

6
"

FOOT TAMP BASE

SHRUB PLANTING

SCALE: N.T.S.
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NOTES:

1. SEE PLANTING SPECIFICATIONS PRIOR

TO INSTALLATION OF PLANT MATERIALS.

2. THIS DETAIL APPLIES TO 15 GALLON, 24"

AND 36" BOX TREES.

3. ROOTBALL CROWN TO EXTEND 1" ABOVE

FINISH GRADE.

4. TREES INSTALLED WITHIN TURF AREAS

SHALL BE INSTALLED WITH 'ARBOR-GARD'

AT BASE OF TRUNK.

2" DIAMETER TREATED LODGE POLE PINE STAKE

PLACED ON WINDWARD SIDES OF TREE, AND

OUTSIDE OF ROOTBALL

A SHALLOW BASIN 2" DEEP SHALL BE FORMED

AROUND ROOTBALL BELOW FINISH GRADE.

TREES PLANTED IN TURF SHALL NOT HAVE

BASINS.

FINISH GRADE

NATIVE GRADE OR CERTIFIED COMPACTED

SUBGRADE

APPROVED BACKFILL, THOROUGHLY MIXED

PRIOR TO INSTALLATION. PUDDLE AND SETTLE

PRIOR TO PLANTING TREE.

ROOTBALL

AGRIFORM PLANT TABLETS 3 PER 15 GALLON, 6

PER 24" BOX AND 8 FOR 36" BOX

CINCH TIE OR APPROVED EQUAL

TREE-SEE PLAN FOR SIZE AND TYPE

EDGE OF SLOPE BEYOND

2X DIAMETER

OF ROOTBALL
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TREE STAKING SLOPE (DOUBLE)
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CERCIS CANADENSIS EASTERN REDBUD 15 GALLON PURPLE FLOWERS

TRACHELOSPERMUM JASMINOIDES STAR JASMINE 1 GALLON FRAGRANT

AS NOTED

SS

A

B

11/04/2019

CM

  

WS

  

AutoCAD SHX Text
S

AutoCAD SHX Text
M

AutoCAD SHX Text
P

AutoCAD SHX Text
E

AutoCAD SHX Text
C

AutoCAD SHX Text
D

AutoCAD SHX Text
S

AutoCAD SHX Text
L

AutoCAD SHX Text
A

AutoCAD SHX Text
N

AutoCAD SHX Text
A

AutoCAD SHX Text
C

AutoCAD SHX Text
I

AutoCAD SHX Text
H

AutoCAD SHX Text
E

AutoCAD SHX Text
T

AutoCAD SHX Text
O

AutoCAD SHX Text
W

AutoCAD SHX Text
A

AutoCAD SHX Text
R

AutoCAD SHX Text
C

AutoCAD SHX Text
T

AutoCAD SHX Text
I

AutoCAD SHX Text
A

AutoCAD SHX Text
N

AutoCAD SHX Text
F

AutoCAD SHX Text
L

AutoCAD SHX Text
I

AutoCAD SHX Text
O

AutoCAD SHX Text
R

AutoCAD SHX Text
L

AutoCAD SHX Text
I

AutoCAD SHX Text
A

AutoCAD SHX Text
D

AutoCAD SHX Text
W

AutoCAD SHX Text
I

AutoCAD SHX Text
L

AutoCAD SHX Text
2/28/21

AutoCAD SHX Text
C

AutoCAD SHX Text
I

AutoCAD SHX Text
N

AutoCAD SHX Text
E

AutoCAD SHX Text
L

AutoCAD SHX Text
E

AutoCAD SHX Text
Date

AutoCAD SHX Text
F

AutoCAD SHX Text
C

AutoCAD SHX Text
A

AutoCAD SHX Text
O

AutoCAD SHX Text
E

AutoCAD SHX Text
T

AutoCAD SHX Text
S

AutoCAD SHX Text
T

AutoCAD SHX Text
A

AutoCAD SHX Text
Signature

AutoCAD SHX Text
Renewal Date

AutoCAD SHX Text
NO. 4466

AutoCAD SHX Text
S

AutoCAD SHX Text
A



X

X

Rim:75.69'

Inv.8"(SE):67.52'

Inv8"(NE):67.54'

Inv.8"(NW):67.50'

Rim:75.69'

Inv.8"(SE):67.52'

Inv8"(NE):67.54'

Inv.8"(NW):67.50'

Rim:75.69'

Inv.8"(SE):67.52'

Inv8"(NE):67.54'

Inv.8"(NW):67.50'

Rim:75.58'

Inv.8"(SE):67.89'

Inv.8"(E):67.82'

Inv.8"(NW):67.83'

O

H

O

H

O

H

O

H

WV

WV

O

H

O

H

O

H

O

H

O

H

O

H

O

H

O

H

O

H

O

H

O

H

O

H

O

H

O

H

O

H

O

H

O

H

O

H

O

H

O

H

O

H

O

H

O

H

O

H

O

H

DRAWN BY:

PROJECT NO:

CAD DWG FILE:

CHECKED BY:

DESIGNED BY:

DATE:

SCALE:

HMHC

DATE DESCRIPTIONNO

S
I
T

E
 
D

E
V

E
L

O
P

M
E

N
T

P
E

R
M

I
T

F
I
L

E
 
#
 
H

1
9
-
0
1
9

T
H

E
 
K

E
L

S
E

Y
 
P

R
O

J
E

C
T

S
A

R
E

S
 
R

E
G

I
S

 
G

R
O

U
P

 
N

O
R

T
H

E
R

N
 
C

A

S
:
\
P

R
O

J
E

C
T

S
\
5

5
6

5
0

0
\
L

A
\
P

L
A

N
N

I
N

G
\
5

5
6

5
0

0
C

L
.
D

W
G

556500CL.DWG

L-10.4

5565.00

JC

VM

FEBRUARY 20, 2020

10

P
L

O
T

T
E

D
:
 
2

/
2

1
/
2

0
2

0
 
8

:
4

1
 
A

M

OF

Land Use Entitlements

Land Planning

Landscape Architecture

Civil Engineering

Utility Design

Land Surveying

Stormwater Compliance

1570 Oakland Road (408) 487-2200

San Jose, CA 95131
HMHca.com

( In Feet )

1 inch = 10 feet

GRAPHIC SCALE

4020105010

N

O

R

T

H

 

F

I

R

S

T

 

S

T

R

E

E

T

HYDROZONE PLAN

NOTES:

1. SEE SHEET 10.5 FOR IRRIGATION DETAILS.

2. ALL EXTERIOR LIGHTING WILL BE ENERGY EFFICIENT LED

LIGHTING WITH LIGHT CUTOFF AS NEEDED ADJACENT TO

PROPERTY LINES.

3. STREET TREES SHOWN IN RIGHT OF WAY ARE FOR INFORMATION

ONLY. THE PLANNING PERMIT DOES NOT AUTHORIZE THE

INSTALLATION OR REMOVAL OF TREES IN THE PUBLIC RIGHT OF

WAY. ACTUAL STREET TREE LOCATION WILL BE DETERMINED BY

PUBLIC WORKS AT THE IMPLEMENTATION STAGE ON THE PUBLIC

IMPROVEMENT PLAN. THE INSTALLATION OR REMOVAL OF THE

STREET TREES REQUIRES A PERMIT FROM THE DEPARTMENT OF

TRANSPORTATION. THE CITY ARBORIST WILL SPECIFY THE

SPECIES.
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IRRIGATION ZONE LEGEND:

1. ALL PLANTING AREAS SHOWN WILL BE COMMONLY MAINTAINED BY THE OWNER AND

IRRIGATED BY AN AUTOMATIC IRRIGATION SYSTEM.

2. IRRIGATION SYSTEMS WILL BE PERMANENT BELOW GROUND AUTOMATED SYSTEMS

ADEQUATE FOR THE ESTABLISHMENT AND MAINTENACE OF ALL PLANT MATERIAL.

THESE SYSTEMS WILL BE INSTALLED AS SOON AS PRACTICAL AFTER GRADING AND

PRIOR TO PLANT MATERIAL INSTALLATION AND HYDROSEEDING.

3. ALL TURF, TREE, SHRUB AND GROUNDCOVER AREAS WILL BE IRRIGATED BY A

PERMANENT, AUTOMATIC, UNDERGROUND IRRIGATION SYSTEM. ALL AREAS WILL BE

IRRIGATED BY LOW AND MATCHED PRECIPITATION RATE POP-UP SPRAY HEADS.  TURF,

TREE, SHRUB, AND GROUND COVER AREAS SHALL BE ON SEPERATE VALVES

ACCORDING TO PLANT WATER REQUIREMENTS AND EXPOSURE.

4. ALL IRRIGATION SYSTEMS SHALL BE DESIGNED, MAINTAINED AND MANAGED TO MEET

OR EXCEED MINIMUM EFFICIENCY.

5. ALL IRRIGATION EQUIPMENT SHALL BE SCREENED APPROPRIATELY FROM VIEW IN

PUBLIC AREAS.

6. THE FINAL IRRIGATION PLAN SHALL ACCURATELY AND CLEARLY IDENTIFY:

A. LOCATIONS AND SIZES OF WATER POINTS OF CONNECTION.

B. LOCATION, TYPE AND SIZE OF ALL COMPONENTS OF THE IRRIGATION SYSTEM,

INCLUDING AUTOMATIC CONTROLLERS, MAIN AND LATERAL LINES, VALVES,

SPRINKLER HEADS, RAIN SWITCHES, AND QUICK COUPLERS.

C. STATIC WATER PRESSURE AT THE POINTS OF CONNECTION.

D. FLOW RATE (GALLONS PER MINUTE), REMOTE CONTROL VALVE SIZE, AND DESIGN

OPERATING PRESSURE (PSI) FOR EACH STATION.

7.  A NEW IRRIGATION WATER METER(S) TO BE INSTALLED AS PART OF LANDSCAPE

IMPROVEMENTS, LOCATION(S) TO BE DETERMINED.

1. THIS PROJECT IS  NOT PART OF THE SOUTH BAY WATER RECYCLING PROGRAM.

POTABLE WATER WILL BE USED FOR IRRIGATION.

TORO DL2000 INLINE DRIP FOR SHRUBS AND GROUNDCOVER

AREAS.

LOW VOLUME BUBBLERS FOR TREES AND POTTERY.

IRRIGATION DESIGN CRITERIA:

TYPICAL HYDROZONE PLAN

SBWR RECLAIMED WATER NOTES

IRRIGATION ON PODIUM.

IRRIGATION AT STREET

LEVEL.

IRRIGATION AT STREET LEVEL.

1"=10'
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IRRIGATION

DETAILS

PVC SCHED. 40 90 ELL.

SEE PLANS FOR ADJACENT MATERIAL

4" ROUND PERFORATED PLASTIC

DRAIN PIPE 18" LONG

PVC SCH 40 TEE OR ELL

CONNECTED TO IRRIGATION NON

PRESSURE LATERAL LINE

PVC SCHD. 80 NIPPLE  LENGTH AS

REQUIRED

LIMIT OF EXCAVATED TREE

PLANTING PIT

BUBBLER HEAD (SEE IRRIGATION

LEGEND FOR  MODEL)

FINISHED GRADE

ROOT BALL

PLANT CROWN

PVC LATERAL PIPE

3/4" DRAIN ROCK

BACKFILL PLANTING MIX

N.T.S.

BELOW GRADE TREE BUBBLER

PLAN VIEW
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4"Ø OPEN GRATE CAP INSTALL FLUSH
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6" MAX.

24 VOLT CONTROL WIRING

FINISHED GRADE

N.T.S.

PEDESTAL MOUNT CONTROLLER

2-1" PVC CONDUITS FOR 120

VOLT A.C. AND SIGNAL WIRE

CONCRETE PAD-6" THICK (MIN.)

EXTEND 6" BEYOND EACH SIDE

AND BACK AND 24" IN  FRONT

PLASTIC VALVE BOX SEE

SPECIFICATIONS FOR TYPE

8' LONG COPPER GROUND ROD

4" PVC SWEEP ELL ROUND

IRRIGATION CONTROLLER-SEE

IRRIGATION LEGEND FOR

SPECIFICATION

GROUND WIRE
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"
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NOTE:

1. VERIFY POWER SOURCE WITH PROJECT

ELECTRICIAN.

2. ALL ELECTRICAL WORK MUST CONFORM TO
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FLOW

NOTES:

1. NIPPLES AND FITTINGS TO BE SAME IPT

SIZE AS BACKFLOW ASSEMBLY.

2. DISSIMILAR METALS SHALL BE

SEPARATED BY AN APPROVED

DIELECTRIC FITTING.

SCH. 80 PVC COUPLING- 2 TOTAL

SCH. 80 PVC 90° ELBOW-2 TOTAL (TxT

CONNECTION)

PVC MAIN LINE TO POINT OF CONNECTION

BUSH AS NECESSARY FOR SIZE TRANSITION

PVC MAIN LINE TO IRRIGATION SYSTEM

SCH. 80 PVC NIPPLE-2 TOTAL

FINISHED GRADE

POURED CONCRETE BASE-6" MIN.

THICKNESS-EXTEND 4" BEYOND OUTSIDE

DIMENSIONS OF ENCLOSURE

CONCRETE SUPPORT BLOCK

SCH. 80 PVC MALE  ADAPTER-2 TOTAL

SCH.40 GALVANIZED STEEL  NIPPLES-2 TOTAL

REDUCED PRESSURE BACKFLOW DEVICE

ENCLOSURE AND BLANKET
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DRIPLINE CENTER-FEED LAYOUT

DRIPLINE AUTOMATIC FLUSH VALVE

PLUMBED TO FLUSH MANIFOLD AT

LOW POINT

PVC FLUSH MANIFOLD

DRIPLINE MANIFOLD-TO-ELBOW

CONNECTION

REMOTE CONTROL VALVE WITH

FILTER AND PRESSURE REGULATOR

PVC SUPPLY MANIFOLD

DRIPLINE MANIFOLD-TO-TEE

CONNECTION

DRIPLINE LATERAL

AIR/VACUUM RELIEF LATERAL

DRIPLINE BLANK TUBING CENTERED

ON MOUND OR BERM

DRIPLINE AIR/VACUUM RELIEF VALVE

PLUMBED TO DRIPLINE BLANK

TUBING AT EACH HIGH POINT

PERIMETER LATERALS 2" TO 4" FROM

EDGE

ZONE PERIMETER

DRIPLINE OPERATION INDICATOR

NOTE:

1. THE TOTAL LENGTH OF ALL INTERCONNECTED DRIP LINE

SHALL NOT EXCEED THE MAXIMUM RUN LENGTH
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PLANTING

GATE VALVE: SEE LEGEND FOR

MAKE AND MODEL LINE SIZE

SCH 40 PVC MALE ADAPTOR

PVC SCH 40 MIN 8" LONG

PVC SCH 40

PVC MAINLINE PIPE

6 INCH MIN. DEPTH PEA GRAVEL

SUMP

NOTES:

1. PLACE AGGREGATE PRIOR TO

INSTALLATION OF VALVE BOX

2. INSTALL VALVE BOX SO TOP OF BOX IS

FLUSH WITH ADJACENT HARDSCAPE

PVC 45 FITTING SCH 40 (TYP.)
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FURNISHING AND

FENCE DETAILS

N/A

SS

11/04/2019

4X4 PRESSURE TREATED OR TUBE

STEEL POST @ 8'-0" O.C. MAXIMUM

2X4 TOP RAIL MITERED @ CORNERS

1X1 TRIM BOARD FRONT AND BACK

ALL FOUR SIDES FOR LATTICE PANEL

DECORATIVE LATTICE PANEL

2X4 STRINGER

FINISHED SURFACE OR GRADE

1X8 BOARDS WITH 1" OVERLAP

2X6 TOP RAIL OF MAIN FENCE

2X8 KICK BOARD

CONCRETE FOOTING, SLOPE TOP TO

DRAIN

NATIVE GRADE OR CERTIFIED

COMPACTED SUBGRADE

SECTION

NOTES:

1. ALL WOOD FENCE SHALL BE

CONSTRUCTION GRADE REDWOOD.

2. SEE MATERIALS LIST FOR COLOR,

TYPE AND FINISH.
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FRONT ELEVATION

VISUAL SCREEN MOUNTED ABOVE 8'

GOOD NEIGHBOR FENCE, TYPICAL
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SCALE:  1/8" = 1'-0"
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CEILING MOUNT

CAN LIGHT, TYP.

WALL MOUNT FIXTURE

@ 8'-0" OFF F.F., TYP.

NOTE : ALL EXTERIOR AND INTERIOR LIGHTING SHALL BE ENERGY EFFICIENT LED LIGHTING.

ALL EXTERIOR LIGHTING WITH LIGHT CUTOFF AS NEEDED WHERE ADJACENT TO PROPERTY LINES.

*SEE LANDSCAPE DRAWING FOR PODIUM LEVEL COURTYARD LIGHTING PLAN*

WALL MOUNT FIXTURE

@ 8'-0" OFF F.F., TYP.

EXTERIOR LIGHTING PLAN
11.1

EXTERIOR WALL MOUNT LIGHT FIXTURE

(E) STREET

LIGHT

PARKING GARAGE

6'-0" CLEAR FIRE ACCESS

ELEV.

PLAN D1 PLAN E1

STUDIO

B3

STUDIO

B2

STUDIO

A1

COMMUNITY

COURTYARD

WALL MOUNT FIXTURE

@ 8'-0" OFF F.F., TYP.

(E) STREET

LIGHT

PODIUM LEVEL EXTERIOR LIGHTING PLAN

1/8" = 1'-0"  (REF. SHEET 9.2)
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