TOWN OF FAIRFAX

STAFF REPORT
Department of Planning and Building Services

TO: Fairfax Planning Commission

DATE: October 19, 2023

FROM: Kara Spencer, Assistant Planner

LOCATION: 40 Manzanita Road; APN: 002-011-08

ZONING: RS-6 Single-family Residential Zone

PROJECT: Second driveway entrance and parking area to provide additional parking
ACTION: Driveway Variance; Application No. 23-29

APPLICANT: Hieronymous Axelson

OWNER: Katherine and Hieronymous Axelson

CEQA STATUS: Categorically exempt, § 15301(a)
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40 MANZANITA ROAD

PROJECT DESCRIPTION

The project proposes to legalize a second driveway entrance, driveway, and uncovered parking
area constructed off of the property’s Mountain View Road frontage. The new, approximately 20
foot wide driveway entrance is located along a section of Mountain View Road that has no curb,
S0 no curb cut was necessary. It is approximately 153 feet from the property’s existing driveway
entrance on Mountain View Road. The new driveway is approximately 13 feet wide and 15 feet
long. The new parking area ranges in width from approximately 13 feet to 17°-6” and is
approximately 44 feet long. It can accommodate two tandem 9’x22’ parking spaces or parallel
parking for one standard-sized pick-up truck and a small, compact car (see Plan page Al1.3 and
Attachment B). Both the driveway and parking area are permeable gravel. The resolution
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approving the project (Resolution No. 2023-28) includes a condition of project approval requiring
the site plan submitted for building permits to be modified to show paving on the first ten feet of
the driveway to reduce the amount of gravel that could accumulate in the public right of way and
cause damage to Mountain View Road. Prior to issuance of a final building permit, the Building
Official will review the driveway and parking area construction to ensure its compliance with
Marin County Steep Driveway standards.

The driveway and parking area required approximately 15 cubic yards (cy) of soil excavation
and the construction of a retaining wall. The excavated soil was used elsewhere on the site as
fill. The retaining wall is approximately 57°-8” long. It ranges from approximately three and a half
feet to four feet in height. It was constructed of 80 pound double-stacked concrete bags and
reinforced with #6 rebar at 12 inches horizontally and 16 inches vertically. Drainage aggregate
behind the wall and four inch drain pipe in the wall facilitate drainage. A portion of an existing
pathway was removed for the driveway and parking area. A new gravel pathway and new at
grade natural stone landscaping stairs were constructed to connect the new parking area to
existing paths that lead to the house on the property. The parking area would provide additional
parking for the existing Junior Accessory Dwelling Unit (JADU), which was not required to have
parking per Town Code § 17.048.010(F)(6)(b)(3).

BACKGROUND

The approximately 24,755 square foot property slopes up from Manzanita Road at an average
rate of approximately 33 percent. It is bounded by Manzanita and Mountain View Roads and
generally has the shape of a peninsula. There are native and non-native trees and vegetation
scattered throughout the property. It is developed with an approximately 2,512 square foot
single-family residence that contains an approximately 478 square foot JADU. There also is a
detached two-car garage and a couple of accessory buildings. As previously mentioned, the
existing driveway entrance for the property is located along Mountain View Road. It provides
access to the detached two-car garage and a parking area for the single-family home.

The property is not within a quarter mile of a known Northern Spotted Owl (NSO) nesting site
according Marin County Parks/Marin Audubon Society NSO surveys. It is within a Wildland
Urban Interface (WUI) Zone according to the Ross Valley Fire Department “Town of Fairfax
Wildland-Urban Interface Zones” Map.

DISCUSSION

Required Discretionary Approvals

Town Code Chapter 12.12: Driveway Entrances regulates the width, location, and number of
driveway entrances allowed on residential, industrial, and commercial properties in Town.
Section 12.12.030 limits residential driveways to 20 feet in width and no greater than 30 feet
from any intersecting street. Section 12.12.050 allows a residential property to have no more
than one driveway entrance on the same street frontage unless the property is used for multiple
housing, which in that case one additional driveway entrance may be constructed as long as it is
located a minimum of 40 feet from any other driveway entrance or approach. Section 12.12.090
grants the Planning Commission the authority to grant variances to the requirements of Chapter
12.12 if the following conditions can be met:

(A) There are exceptional or extraordinary circumstances or conditions applying to the land,
building or use referred to in the application, which circumstances or conditions do not
apply generally to land, buildings or uses in the same district;



(B) The granting of the application is necessary for the preservation and enjoyment of
substantial property rights of the petitioner; and

(C) The granting of the application will not, under the circumstances of the particular case,
materially affect adversely the health or safety of persons residing or working in the
neighborhood of the property of the applicant, and will not under the circumstances of
the particular case be materially detrimental to the public welfare or injurious to property
or improvements in the neighborhood.

Second Driveway Entrance Variance (Town Code § 12.12.090)

The second driveway does not conform with Town Code Section 12.12.050, as it is located on
the same street as the existing driveway entrance for the property. However, the second
driveway entrance, driveway, and parking area all conform to all other applicable requirements
of the Town Code. The second driveway entrance, driveway, and parking area comply with the
setback requirements of the RS-6 zone. The second driveway entrance is approximately 20 feet
wide and approximately 30 feet from the Mountain View Road/Manzanita Road intersection in
compliance with Town Code § 12.12.030. The tandem parking configuration complies with Town
Code § 17.048.010(F)(6)(a), which permits tandem parking for an ADU/JADU. The tandem
parking spaces also conform with the parking space dimensions required by Town Code 8§
17.052.040(B)(2).

Locating the second driveway entrance along Manzanita Road would be much more disruptive
to the site. The property frontage along Manzanita Road is much steeper than the portion of
Mountain View Road where the property owner constructed the second driveway entrance and
driveway. Locating the second driveway entrance and driveway on Manzanita Road would
require substantially more excavation; the construction of drainage improvements and taller
retaining walls in the front setback; and, likely the removal of several trees to conform with Marin
County Steep Driveway standards. The existing location of the second driveway entrance on
Mountain View Road is the least disruptive to the project site, as it required the least amount
grading, excavation, and construction; lower retaining walls; minimal drainage improvements;
and, no tree removal.

Manzanita Road curves along the property frontage as it approaches the intersection with
Mountain View Road. This obstructs the line of sight for vehicular traffic and pedestrians on
Manzanita Road in front of the property. Locating the second driveway in this area could
potentially result in greater line of sight conflicts between vehicles backing in and out of the
driveway and vehicles and pedestrians traveling on the road.

Neither the Ross Valley Fire Department, nor the Fairfax Police Department expressed any
concerns about the driveway entrance or placed any conditions on the project.

Implementation of the project would result in a net benefit to the neighborhood, as it would
improve the neighborhood parking stock by providing off-street parking for the JADU.

OTHER DEPARTMENT/AGENCY COMMENTS/CONDITIONS OF APPROVAL

No conditions of project approval were received from the Ross Valley Fire Department, the
Marin Municipal Water District, the Ross Valley Sanitary District, or the Town of Fairfax Police or
Building Departments. The Town’s Public Works Director conditioned the approval of the project
with the requirement that the first ten feet of the driveway be paved to reduce the amount of
gravel that could accumulate in the public right of way and cause damage to Mountain View




Road. As noted previously, the resolution approving project incorporates this condition of project
approval.

RECOMMENDATION
Conduct the public hearing. Move to approve application No. 23-29 by adopting the attached
Resolution No. 2023-28 setting forth the findings and conditions of project approval.

ATTACHMENT
Attachment A — Resolution No. 2023-28
Attachment B — Photographs of second parking area




RESOLUTION NO. 2023-28

A Resolution of the Fairfax Planning Commission Approving Application No. 23-
29 Granting a Variance for a Second Driveway Entrance at 40 Manzanita Road

WHEREAS, the Town of Fairfax received an application from Hieronymous Axelson for a
second driveway entrance 40 Manzanita Road; and

WHEREAS, Fairfax Town Code Section 12.12.030 provides that a single-family
residential property shall have no more than one, 20 foot-wide driveway entrance
located at least 30 feet from the corner of any intersecting street unless a Variance is
granted by the Planning Commission; and

WHEREAS, Fairfax Town Code Section 12.12.050 provides that a single-family
residential property shall have no more than one driveway located at least 40 feet away
from any other driveway unless a Variance is granted by the Planning Commission; and

WHEREAS, the Planning Commission held a duly noticed Public Hearing on October 19,
2023, at which time the Planning Commission determined that the project complies with
the Town Code and that findings can be made to grant the requested second driveway
entrance; and

WHEREAS, based on the plans and other documentary evidence in the record the
Planning Commission determined that the applicant met the burden of proof required to
support the findings necessary to approve the discretionary Variance; and

WHEREAS, The project is exempt from the California Environmental Quality Act per
Categorical Exemption Section 15301(a); and

WHEREAS, the Planning Commission has made the following findings:
The project is consistent with the 2010-2030 Fairfax General Plan as follows:

Policy LU-7.2.2: To the extent feasible natural features including the existing grade,
mature trees, and vegetation shall be preserved for new and renewed development.

Policy LU-7.2.3: Traffic and parking concerns related to new and renewed development
shall be addressed in a manner that does not result in undue hardship or significant
negative impacts on properties and infrastructure in the vicinity.

Driveway Entrance Variance Findings (Town Code § 12.12.090)

1. The exceptional circumstances that necessitate the need for a second driveway
entrance on Mountain View Road are the project site’s steep approximately 33
percent slope, as well as its curving, winding shape along Manzanita Road. The
second driveway entrance, driveway, and parking area comply with the setback and
lot coverage requirements of the RS-6 zone.

ATTACHMENT A



2. The Junior Accessory Dwelling unit (JADU) on the property does not have any
separate parking, as it was not required per Town Code § 17.048.010(F)(6)(b)(3).
The second driveway entrance and driveway provide access to two code compliant
parking spaces for the JADU, reducing the JADU’s on-street parking demand.

3. The proposed location of the second driveway entrance would not be anticipated to
create any greater impact on traffic flow and safety at the intersection of Manzanita
Road and Mountain View Road than the existing conditions, given the low traffic
volumes in the area and the approximately 30 foot distance of the driveway entrance
to the intersection. Ross Valley Fire Department and the Fairfax Police Department
did not have any concerns or comments regarding the driveway entrance, driveway,
or parking area and did not require any conditions of project approval.

WHEREAS, the Planning Commission approved the project subject to the applicant’s
compliance with the following conditions:

1. The project is approved per the plans by Selander Architects received by the
Town on 10/3/23 with the following change:

a. The first ten feet of the driveway shall be paved.
2. During the construction process the following shall be required:

a. All construction-related vehicles including equipment delivery, cement
trucks and construction materials shall be situated off the travel lane of the
adjacent public right(s)-of-way at all times. This condition may be waived
by the Building Official on a case-by-case basis with prior notification from
the project sponsor.

b. Any proposed temporary closures of a public right-of-way shall require
prior approval by the Fairfax Police Department and any necessary traffic
control, signage or public notification shall be the responsibility of the
applicant or his/her assigns. Any violation of this provision will result in a
stop work order being placed on the property and issuance of a citation.

3. Any changes, modifications, additions, or alterations made to the approved set of
plans will require a modification of Application No. 23-29. Modifications that do
not significantly change the project, the project design, or the approved
discretionary permits may be approved by either the Planning Commission or the
Planning Director. Any construction based on job plans that have been altered
without the benefit of an approved modification of Application 23-29 will result in
the job being immediately stopped and red tagged.

4. Any damage to the public portions of Mountain View Road, Manzanita Road, or
other public roadway used to access the site resulting from construction-related
activities shall be the responsibility of the property owner.



5. The applicant and its heirs, successors, and assigns shall, at its sole cost and
expense, defend with counsel selected by the Town of Fairfax, indemnify,
protect, release, and hold harmless the Town of Fairfax and any agency or
instrumentality thereof, including its agents, officers, commissions, and
employees (the “Indemnitees”) from any and all claims, actions, or proceedings
arising out of or in any way relating to the processing and/or approval of the
project as described herein, the purpose of which is to attack, set aside, void, or
annul the approval of the project, and/or any environmental determination that
accompanies it, by the Planning Commission, Town Council, Planning Director,
or any other department or agency of the Town. This indemnification shall
include, but not be limited to, suits, damages, judgments, costs, expenses, liens,
levies, attorney fees or expert witness fees that may be asserted or incurred by
any person or entity, including the applicant, third parties and the Indemnitees,
arising out of or in connection with the approval of this project, whether or not
there is concurrent, passive, or active negligence on the part of the Indemnitees.
Nothing herein shall prohibit the Town from participating in the defense of any
claim, action, or proceeding. The parties shall use best efforts, acting in good
faith, to select mutually agreeable defense counsel. If the parties cannot reach
agreement, the Town may select its own legal counsel and the applicant agrees
to pay directly, or timely reimburse on a monthly basis, the Town for all such
court costs, attorney fees, and time referenced herein, provided, however, that
the applicant’s duty in this regard shall be subject to the Town’s promptly
notifying the applicant of any said claim, action, or proceeding.

6. The applicant shall comply with all applicable local, county, state and federal
laws and regulations. Local ordinances which must be complied with include, but
are not limited to: the Noise Ordinance, Chapter 8.20, Polystyrene Foam,
Degradable and Recyclable Food Packaging, Chapter 8.16, Garbage and
Rubbish Disposal, Chapter 8.08, Urban Runoff Pollution Prevention, Chapter
8.32, and the Americans with Disabilities Act.

7. In accordance with Town Code 88.20.060(C)(1) and (2), the operation of any
tools or equipment used in construction or demolition work or in property
maintenance work between the hours of 6:00 PM and 8:00 AM Monday through
Friday, or on weekends and holidays between 4:00 PM and 9:00 AM is
prohibited.

NOW, THEREFORE BE IT RESOLVED, the Planning Commission of the Town of
Fairfax hereby finds and determines as follows:

The approval of the Second Driveway Variance is in conformance with the 2010 — 2030
Fairfax General Plan, the Fairfax Town Code and the Fairfax Zoning Ordinance, Town
Code Title 17; and

Construction of the project can occur without causing significant impacts on neighboring
residences and the environment.



The foregoing resolution was adopted at a regular meeting of the Planning Commission
held in said Town, on the 19th day of October 2023 by the following vote:

AYES:
NOES:
ABSTAIN:
ABSENT:

Chair Cindy Swift
Attest:

Jeffrey Beiswenger,
Director of Planning and Building Services
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Tristan Warren Architect

Sunshine Flooring &
Home Maintenance
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Planning Information:

Zoning District: RS-6
Single-Family Residential
High Density

Lot Area: 24755 OF

No easements at this property.

Applicable Codes:

Issue: Date:
2019 CBC. Permit 05/10/23
\ /

\// Revision 09/20/23

Building Information: Sheet Index
Existing (NO CHANGE) Al Project Info. & (E) Site Plan | Ex|5t|n€1 Site Plan /\‘

# of units: | + JADU Al.l  General notes Scale: 3/32"=1"-0" ‘ N
# of stories: 3 Al.2 Survey
Construction Type: V-B Al.3  (F) Site Flan Scale As shown
House footprint: 1571 .2 SF Al.4 (P) New driveway Enlarged Flan & Details e
Habitable area: () Eite Plan
Main House: 2512.4 OF

JADU: 4785 SF
Garage area: 454 SF A ,
Decks # stairs area: 76.7 SF

Accessory Bulldings: | 46 SF




GENERAL NOTES

I. These notes shall apply to all subcontractors and suppliers on this
project. The word "contractor" shall hereafter apply equally and
without exception to all subs and suppliers.

2. The Contractor shall furnish all labor materials, equipment, services
and transportation for completion of the work described in these
Contract Documents.

3. The Contractor shall be responsible for coordinating and
cooperating with the Owner, and the Owner's other contractors, who
may perform work and provide materials during the general
construction of the project.

4. These notes are an aid to the Contractor in understanding the
work, and should not be construed as being complete in every detall.
It 15 the explicit and specific responsibility of the Contractor to visit
the site, verify the existing conditions, familiarize himself thoroughly
with the scope of work, and bring all discrepancies between the
Drawings and the assumed or actual conditions to the attention of the
Architect.

DRAWINGS AND DIMENSIONS

5. Design represented by these drawings are the property of the
architect and were developed for the use of this project only. Reuse
without the written consent of the Architect 1s prohibited.

6. No one drawing or specification shall "govern." The Contractor shall
correlate work between all the various drawings and specifications. [t
15 the explicit and specific responsibility of the Contractor to examine
the Contract Documents in their entirety, bring all discrepancies
therein to the attention of the Architect, and await resolution before
proceeding with any work affected by such discrepancies.

7. All ines, symbols, notes, poche, and other graphic devices
contained in the Contract Documents carry specific and inferential
meaning. ltems indicated in these ways are a part of the scope of
work and will be required by the Owner and Architect to be included in
the scope of the Contractor's work whether in the Contractor's
original bid or not. Any items which require further clarification by the
Architect for the specific benefit of the Contractor shall be brought to
the attention of the Architect for such clarification before
commencement of the work.

&. Electrical, Mechanical, and Plumbing drawings are intended to imply
a diagrammatic scope of the work for use by the appropriate
Subcontractor in developing a design/bulld budget and scope of
installation.  As such, the drawings in this regard are design
documents only. Positions of architectural and visible features are
fixed as shown unless a change in position 1s authorized by the
Architect. The Contractor 1s responsible for design, approval, and
installation of all non-visible components required for a fully
operational, safe, and code compliant system

9. Design work 15 the responsibility of the Architect. The Contractor
shall assume design lability and all responsibility for design changes or
changes in the scope of work not brought to the attention of the
Architect.

I O. The Contractor shall pay specific attention to all dimensioned or
inferential plan and sectional spatial relationships, and shall venfy all
alignments before commencing work.

I 'I. Before starting work, the Contractor shall field verfy all
dimensions, locations, elevations, sizes, clearances, etc. required to
complete the work.

| 2. All dmensions are to finish surface unless noted otherwise.

| 3. Dimensions marked "verify" are to be checked for accuracy by the
Contractor as work progresses, and all discrepancies are to be
brought to the attention of the Architect before proceeding.

4. Dimensions marked "clear" are not adjustable without the
authorization of the Architect.

I'5. The Contractor shall not scale the Drawings. Figured dimensions
only are to be used for all aspects of the work.

QUALITY OF THE WORK

| 6. Each Contractor or Subcontractor is responsible for providing
product cut sheets and/or samples to the Owner and Architect for
review and approval prior to ordering and installation of said items.
Specific product selections and finishes shall be clearly indicated in
each case. These submittals shall include, but not be limited to, the
following:

A. Electrical fixtures and fittings
B. All fimish trim and other finish materials

7. All materials shall be new, of best quality, suitable for the use
intended, compatible with complementary materials, and subject to
approval by the Architect.

| &. Substitutions will be considered, but do not substitute materials,
equipment or methods without specific approval in advance by the
Architect.

| 9. Follow all manufacturer's instructions and recommendations in the
installation of equipment, and in the installation and application of
materials.

20. All work shall be of the best quality, meet the highest standards
of the respective trades, and be subject to the approval of the
Architect.

CODES, SAFETY, AND INSURANCE

2 1. All construction and nstallation shall comply with the California
Bullding Code, current edition, and all other requirements prescribed
by authorities having jurisdiction.

22. The Contractor 15 solely responsible for all job safety.

23. The Contractor shall maintain Public Liability and Property Damage
Insurance for the duration of the job.

THE JOBSITE AND TEMPORARY FACILITIES

24. The Contractor shall personally or through an authorized and
competent representative constantly supervise the work from
beginning to completion and, within reason, keep the same workmen
and foreman on the project throughout its duration.

25. Temporary utilities as required shall be provided by the
Contractor. Temporary controls and barriers shall be provided as
required to accomplish the Work and removed as work progresses or
upon completion.

26. The Contractor shall furnish temporary tollet facilities for
workmen, keep them in proper condition, and at the completion of the
work, disinfect and remove all evidences of same.

27. Access to construction shall be permitted at all times to Owner
and Architect or their representatives.

28. The Contractor shall adequately protect the work in progress,
materials delivered to the job, work of subcontractors, finished
surfaces, exposed corners of millwork, etc., and shall replace any
damage or injury due to his act or neglect.

29. Any site areas unaffected by this work shall be protected from
any damage caused by this work. Any damage to existing structures
and physical plant so caused shall be the financial responsibility of the
Contractor.

30. Any waste and refuse caused by this work shall be removed from
the premises and disposed of in a regular and timely manner by the
Contractor. The Contractor shall leave the job clean, including the
windows, to professional cleaning standards.

THE CONTRACT AND JOB ADMINISTRATION
3 1. Contract form for this Work shall be as specified by the Owner.

32. The Work under this Contract shall be accomplished efficiently
and expeditiously. The Contractor shall prepare a schedule for the
Work including required submittals and time for their approval, and
review same with the Owner and Architect for approval, prior to
commencement of construction.

33. Change Orders shall be in writing and approved (signed) by the
Owner and Architect in advance of proceeding with the work.

34. Allowances shall be for materials only unless noted otherwise.
Installation shall be included in the base proposal.

35. The Owner will obtain and pay for the Buillding Permit.
Subcontractors will be responsible for all permits, fees, and licenses
relating to their particular trades.

36. The Contractor shall maintain a complete set of prints of
Contract Drawings for record mark-up purposes throughout the
Contract Time. Mark-up drawings during course of the work to show
changes and actual installation conditions, sufficient to form a
complete record for Owner's purposes. Give particular attention to
work which will be concealed and difficult to measure and record at a
later date. Require entities marking prints to sign and date each
mark-up.

37. Provide maintenance manuals and on-location instruction to the
Owner by the system installer for all systems requiring continued
operation/maintenance by the Owner. These include but are not
necessarily mited to:

A. Mechanical/electrical/electronic systems
B. Kitchen equipment

38. Upon substantial completion, the Contractor shall request a
pre-final inspection with the Architect and the Owner to determine
the punch list items. The Contractor shall request a Final Project
Review after completing all of the items on the punch list to determine
project acceptance.

39. All Plans, Specifications, and Drawings prepared by the Architect
are instruments of service and as such are the property of the
Architect whether the work for which they are prepared 1s executed or
not. Plans, Specifications, and Drawings shall not be used without the
express written consent of the Architect.

40. The Architect 15 not responsible for the execution of the work
described in the documents or for any acts of the Owner or the
Owner's agents.

SPECIAL NOTES

GENERAL

I. These special notes are intended to clarity and specify the work of
the various trades, vendors, and subcontractors. They are not
intended to be exhaustive specification, but rather notes of concern
for this project:

2. All trades shall conform to, but not necessarily be imited to, all of
the following requirements:

A. Verity all conditions at the site affecting the work. Work to field
dimensions as required. Coordinate with the work of others, verifying
that their work 1s sufficiently and appropriately complete for the
progress of the work.

B. Fabricate and nstall all work according to the best practices of
the trade, per details and dimensions shown, with sharp lines, angles,
and smooth surfaces, all true, plumb and level. Joints shall be flush
and tight.

C. Coordinate all work with interfacing and adjoining work to ensure
the best possible durability of the work, materials, and finishes.

D. Use only workers skilled and familiar with the work which they are
to perform.

E. Follow all manufacturer's instructions and recommendations in the
installation and application of materials.

PLUMBING, ELECTRICAL, MECHANICAL
| . See General Note 8.

2. Flumbing drawings are not necessarily complete but indicate a
general scope of work. FPlumbing contractor shall be responsible for
verifying all kitchen, bar, and other equipment requirements and
provide services accurately feed and located for same.

3. Electrical drawings are not necessarlly complete but indicate a
general scope of work. Electrical contractor shall be responsible for
verifying all kitchen, bar, and other equipment requirements and
provide services accurately feed and located for same.

4. Place all boxes for switches, outlets, fixtures and equipment and
walk-through with Owner and Architect for approval of placement
before proceeding with running conduit or wiring.

5. Gas vent terminations shall meet the requirements of CMC 802.6.
Through wall vent termination per CMC 802.8.

6. Combustion air shall meet the requirements of CMC Chapter 7.

7. Environmental air ducts shall terminate 3 feet from the property
line and 3 feet from openings into the bullding per CMC 502.2. 1. and
provide with back draft dampers per CMC 504. | .1 . Exhaust shall not
discharge onto a public walkway.

&. Domestic range hood vents shall meet the requirements of CMC
504.3 and comply with CMC table 403.7.

9. Allinterior spaces intended for human occupancy shall be provided
with space heating per CBC |204.1.

0. Clothes dryer exhaust shall be a minimum of 4" terminated to the
outside of the bullding, shall be equipped with a back-draft dumper,
and meet the requirements of CMC 504.4. Provide | OOsg.inch.
minimum make-up air opening for domestic dryers.

I 1. Direct vent appliances per CMC 802.2.4 (per manufacturer's
installation instructions)

| 2. 26 guage duct in garage.

I 3. Lighting per CEC | 50.0 (K). See general notices.

4. Provide a minimum 200 sq.inch ventilation outlet in the garage
wall or exterior door per CBC 406.3.3.

CITE WORK

I. No unnecessary change in impervious area.

2 Control and prevent the discharge of all potential pollutants,
including pavement cutting wastes, paints, concrete, petroleum
products, chemicals, wash water or sediments, rinse water from
architectural copper, and non-stormwater discharges to storm drains

and watercourses.

3. Store, handle and dispose of construction materials/ wastes
properly to prevent contact with stormwater.

4. Do not clean fuel, maintain vehicles on site, except in designated
area where wash water 1s contained and treated.

5. Train and provide instruction all employees/ subcontractors re:
contraction BMFP's.

6. Perform cleaning and earth moving activities only during dry
weather.

SELANDER ARCHITECTS

415.385.4339

, Suite 319, SF, CA 94124

2095 Jerrold Avenue
ernie@selanderarchitects.net

40 Manzanita Rd

002-01 1-08

Fairfax, CA 94930

=

0_

<C
Issue: Date:
Permit 05/10/23
Revision 09/20/23
Scale: As shown
Sheet Title:

General Notes, Details

A



MARCH 2022

Surveyed by: Date:
DP/SH/JP 03/22

Designed by: Date:
N/A N/A

Drawn by: Date:

271.72
P JT 03/22
271.86 Checked by: Date:
cL _ , BP 03/22

s RIM = 271.9 GRAPHIC SCALE

Scale:

10 0 5 10 20 AS SHOWN

L N ey S
|

1inch = 10 feet
TRANSAMERICAN

EP

)/ EP
BNV A SN
N N\
7S 271.935 =
wzf

5.87
=

Y
A 285.69 25
W L R S 5,
R D0l TP~y — &,

N g

S jJJizK:/MWY\T Yoy
7 Nr— 2
285.51 285,73 y\/qfifirgﬁ

_ - . ~ X ‘[\i"""\‘;/ .
Mﬁvyzzdf%m/* LA~ 286.62 gyt
AR S
286.02;
N

—
/

72¢@ ,

,,J—J""'"[’// \ \\\
280 ) 281.15 TREE
—_— S P S g o
WRE FEnce < —— NN
S Vs ’
296.52_29.99 ROCK Ry 20452 % 2 ENGINEERS
TR A
P . .
e 296.85  rak’ 294.84 %\} 3

g%
o ) 297.09 1390 Market Street, Suite 201

7o\ 2947

(s

e {/ &‘9& ROCK SLAB ﬁATHVﬁ/ 7 2953578 San Francisco, CA 94102
pre 2 {
~ G0 A% 736,06 - 295. Tel: (415)553-4092 Fax: (415) 553-4071
SONE sor05 2B S (o (619
‘ 0% \% . AT \ Email: info@transamericanengineers.com
7 >\\/ 0877 L5973 296,99
f N ’/ 705 > §  pa 55 ROOK R105 09 B o B
- ) < 05 7] xfV Y 298685 N \ <
2 \.289.87 AN T i DI 5/ U0 1+299.88 B o 9F R Z
Y Py S .- / ~ \ - AL N) — 29956, /HE & Dy D 2N [id
e APN 002—-011—-08 ( \*’*/"/’/\»——/\ 29842 : \@%/ GROUND s = A BN \ TN 9\\%&\{\ 2
J f s Wt g ) 301.52 ke A\ P e 26785 X8 e 5
_ ( S ~ R — - ! - A 201 3 > 5 577 e ) :
- - DOC # 2022-0006780 CR }/ UD 9 I o » KD v & ( o) A% \%@g\ 29297 \289.0 2 ©
APN 002=011-33 o~ FEBRUARY 22,2022 | T =, ?07' 76 \ 504> AN // : I 27\ ® ) 297,853 LK, 29524 290.42 /”. e 28754\ , 281.24
— N / , BN ) \ A7 o b : ’ ' e a\Ne <7 o Y B RIM = 282.0 P
B . ) jg ¢ ) / ( : oL N ¢ 291.24 /’ 269.62 288,06
’ . N 303.34 03.20.., RE RN 9 > 2. W A / \ :
1 | L ) ‘ ROCK SLAB. ™ 5 % PLs C TN . e, GROUND <\C , 290.90
I\‘/““\ . \ 24°¢ ! 0569 20346 505&5{{@@ .60 % I 0 P e 298.21 Yo\ 293.40 y /
/7\ \ ‘ 7R E E } \*Z‘Lf—w 7T/@(j%’ é -~ Z /) g 7! \ b fx‘\z d \
— AT A A :
| > { 30409 \ /
SF b — ] e, 7 155
I% . / /\‘/ A 50220 3022 Y ST 291.90
IQ o Toh BN ;00/5'40503 % ook mf“/ff/\ffg . N :‘ TR TR
STIIE e o e s sy T B 5w = 4667 290&«\
) AN — ~ e @ — ( . _
S /90\676 R A e T < 30582~ 705 291.16 ‘ 281.05
Ly w} L0173 ]%45;%%\? A —— 2 — 30507 708 = £r
o e —< B N P E IO LA?E&S@?" [T%e27S 304.84  304.94 oS AT TN
1S 302.72 T8 30393 202.29 =~/ Tos 10S e N
= 105 | 708 i~ GROUND ) 367
D h ,§/ 307.23 w TREE"
Y N A ’ 7 /
Y 1 ©Q 30561 N\
—/ //\ 2

Yy o

N Ni?iiz:;;ti\% 7o 5 ) /X 19"
12005726, 7~ ) A 311.65 (R M ¢ ) (1279
Ay R/ ) | / / | Q
N/ : % O\ PN >~ / (
SR ~— ey~ \ J N & N -J) > J |\ JREE
W r—=C D )’ N / . 7N 1 = | f o .

-
Z
2
(e}
6]
Zz
[4
<
=

0
oo<E
3
— <
ok
g'z
SIN

Z
£Z
<=
o
w

|_
20
<
om
QL
w
oo
LIJ_IE
n<g
z0%
<L
- Lo
D:O:E
W <
O
=50
<8n_
T

F3<
295
Q2w
wNA
981
x OO
358
4<g
UJ§3
AW
Z .T
=N
_|NZ
>_
Fx©
FIH
a2
_|0:|_
<$O
(Du_—l
Z~0
LWy Z
Ao
%m
O
8(0
—
X<

v 4 N
A | |
< ‘
$O?\§’hg$ @L{.Lfbwp TTRARII %5 31291+ N
00‘;\1?’ T S 310,75 R WALl ToR,
% ? 372@7 312.96 312.54°% 5102\
N 4 ) .
NG § Pt 12 54;\ 8 & N
;\577.95 = LELIN ENYg “‘,‘ 313.50 312,44 8L
TN 5 N\ 247 CONC_TILED B\
\ 7ex 514.92 - COURTYARD iy NOTE TO ANYONE HAVE ANY INTEREST IN THIS MAP,
TDRIVEWAY 7 c% PLEASE BE ADVISED OF THE FOLLOWING:
= — ESAR
316.81 %A 8 S 314.18 = 1. THAT ALL TITLE INFORMATION HEREON (INCLUDING EASEMENTS IF ANY) WAS PREPARED

SOLELY FOR AND IN STRICT CONFORMANCE WITH OUR CLIENT'S AND/OR HIS AGENT'S
REQUIREMENTS. THE FOLLOWING INFORMATION WAS SUPPLIED TO TRANSAMERICAN
ENGINEERS; o DEED o TITLE REPORT o A.P.N. o ADDRESS OF THE P.1.Q.

GROUND 374_79575.73

RTH T0P\X 373,08
~ k. \)P
~ W e NP

>
L1
>
i
-
7))
O
L
al
<C
v
O
O
al
O
|_
—
<
N
-
|_
O
L
=
L
O
ia
<

315.05 : - : : ,, ., ’

120 ¢ 3 A1 7o WALL T0P XN § A ~ )N FURTHERMORE, WE HEREBY DISCLAIM ANY AND ALL TITLE SEARCH RESPONSIBILITIES

TREE ] 2 4 ‘) / AS BEING BEYOND OUR CONTRACT AND COMMITMENT TO OUR CLIENT. %
; V ™~ 314.04 &
\1 / 31365 i

o E\\ Nk i rop , / p 2. THAT THIS MAP WAS PREPARED AS A PROFESSIONAL INSTRUMENT OR SERVICE <

314.86 =\51285 BRIk wa B30 3118650 P A /298.35 AND THAT IT REMAINS THE PROPERTY OF TRANSAMERICAN ENGINEERS WHETHER
o~ 312,99 S AT AT 995 e / GB
5 SR T WALLTOP TS0 3017 517 53 mmmiiiizes (SRS eah / THE PROJECT (IF ANY PROPOSED) ON THIS SITE IS CONSTRUCTED OR NOT.
00% 7T S - 310.34 Y\ > 7t b /
12 V,,,\?‘ AP s

3. THAT ANY INFORMATION ON THIS MAP AND ANY DOCUMENT(S) PREPARED BY
TRANSAMERICAN ENGINEERS IN RELATION HEREOF SHALL NOT BE USED FOR
ANY OTHER PURPOSE THAN FOR: BUILDING PERMITS.

317.17

318.75 \\\ cL
319.11 — =

316.34 316.78
EP

Exp. 09/30,/2023

FURTHERMORE, THE USE OF THIS MAP FOR ANY OTHER PURPOSES WHATSOEVER
INCLUDING ENGINEERING DESIGNS OF OFFSITE OR ONSITE IMPROVEMENTS IS BEYOND No. 6975
THIS MAP'S PURPOSE, INTENT & CONTRACT. TRANSAMERICAN ENGINEERS DISAVOWS
ANY AND ALL RESPONSIBILITIES, LIABILITIES WHICH SHALL REST UPON THE PARTY

3
i USING OUR INFORMATION BEYOND THE ESTABLISHED LIMITATION ABOVE.

CL

Approved by:
4. THAT ANY IMPROVEMENT CHANGES WITHIN THIS SITE OR THE ADJACENT SITES THEREOF

AS WELL AS TITLE TRANSFERS OF THE PROPERTY IN QUESTION (EXCEPT FOR ALTA MAPS) ‘

195 302,13 70 SPECIAL NOTES ANDIOR THE LAPSE OF 3 OR MORE YEARS FROM THE DATE OF THIS MAP (WHICHEVER 75— [ 0312612022
el 0852 32 36 COMES FIRST) SHALL VOID ALL INFORMATION HEREON UNLESS A RE-SURVEY IS ORDERED g:;ei:ess“;‘;}éj’;gz'gense No. 6975
LEGEND ABBREVIATIONS ol CL ) 1. ELEVATIONS SHOWN AS "ROOF ELEV" HEREON ARE IN FACT THE ELEVATIONS OF TO RECTIFY, UPDATE OR RE-CERTIFY THIS MAP.
—_— 30154 , THE HIGHEST POINT OF SIDE WALLS. THESE ELEVATIONS MAY BE EITHER THE ROOF -
— — — ———  PROPERTY LINE APN ASSESSOR'S PARCEL NUMBER TEMPORARY BENCH MARK SN 306419 EP OR THE PARAPET ELEVATION OF SUCH ROOF. FLAT ROOF LEVELS WERE NOT VISIBLE 5. THAT THIS INFORMATION SHALL NOT BE USED FOR ANY IMPROVEMENT STAKING UNLESS Revisions
‘ — J05.96 Fp7 _ FROM SURVEY POINT. STATED IN ITEM NO. 3 ABOVE.
RIGHT OF WAY LINE BLDG BUILDING TOP OF MANHOLE AT THE INTERSECTION OF 50965 Efv 301.45
— = —  DIMENSION LINE gtR gEE'KFER“NE MANZANITA ROAD AND MOUNTAIN VIEW ROAD = 302.24 2. "PARAPET ELEV" SHOWN HEREON ARE THE HIGHEST POINT OF SUCH PARAPET. 6. THAT THE USE OF THIS MAP BY OTHER CONSULTANTS OR CONTRACTORS ON BEHALF OF
X FENCE LINE ELEVATION = 282.00 ; " AN " ; OUR CLIENT SHALL PROMPT THE IMMEDIATE FULFILLMENT OF ALL CLIENT'S OBLIGATIONS
CONC CONCRETE 3. "ROOF PEAK ELEV" AND "EAVES ELEV" (IF ANY SHOWN HEREON) ARE THE HIGHEST
BUILDING LINE DN DOWN POINT OF ROOF PEAKS AND THE LOWEST POINTS OF ROOF EAVES RESPECTIVELY. TO TRANSAMERICAN ENGINEERS UNLESS OTHERWISE AGREED TO.
) WATER METER
%] WATER VALVE Eg ¢ Eggg ,\(/)ENPTAVEMENT 4. DUE TO LIMITED ACCESS TO THE REAR OR THE ADJACENT AND/OR THE PARAPET 7. THAT UNDERGROUND UTILITIES (IF ANY) SHOWN HEREON WERE OBTAINED FROM
SUBJECT BUILDING(S) AND/OR COVERED STRUCTURE(S) AT THE TIME OF THIS SURVEY, INFORMATION PROVIDED TO TRANSAMERICAN ENGINEERS BY UTILITIES COMPANIES.
pos FIRE HYDRANT g'; QSLSDHE';LF?ECZ\F:( THE TOPOGRAPHIC DATA FOR THOSE BUILDING(S) AND/OR STRUCTURE(S) IS NOT SHOWN TRANSAMERICAN ENGINEERS DOES NOT ASSUME ANY RESPONSIBILITY FOR THEIR
® SEWER MANHOLE RTW RETAINING WALL HEREON. EXISTENCE OR ACCURACY.
DROP INLET TOB TOP OF BANK 5. IT SHALL BE THE RESPONSIBILITY OF OUR CLIENT TO CALL OUR OFFICE IN ORDER TO HAVE
— ANCHOR T0S TOE OF SLOPE OUR IN ORDER TO HAVE OUR SURVEYORS LOCATE ADDITIONAL INFORMATION AND/OR 8. Igg;fgggﬁcfmﬂLS'L'FES*E:‘("ANHOLES’ ETC. AS SHOWN HEREON WERE
9 POWER POLE STRUCTURE(S) ONCE THE SITE HAS BEEN CLEARED. WE REQUIRE AN ADVANCE NOTICE OF :
FOUR (4) DAYS MORE OR LESS.
{J; JOINT POLE 9. IT SHALL BE THE RESPONSIBILITY OF THE PROPERTY OWNERS INVOLVED
—— SIGN POST 6. ALSO, NOTE THAT THERE WILL BE ADDITIONAL CHARGES FOR SUCH STAKING AS IT IS NOT A TO RESOLVE ALL ISSUES REGARDING PROPERTY DISPUTES WHICH MAY
PART OF THE SCOPE OF THIS JOB'S CONTRACT. ARISE OUT OF INFORMATION SHOWN HEREON.




\?)Q) —
/\;% !
—\ 80 _ 0 5 2
| \ -— g
//72 I_ > s}
= ~ O o 8
S 5 &
Sy, I_ ” X
) — )
> L 5
= O -
m o
=
< J
Rock slab oC o 5
on grade LéJ o £
~ < E
[&]
S <35
el
L @ F:E?
N g §

Rock slab

on grade
N
AN

Rock slab
on grade

O
O C—E O C|>
DN H O o —
> D 0=
Sey \ | = Y CP
1 ] | % RN
" - - - ) - - on | N <O
| I C U O
| N = 7717 — » \/ m «
£ . 9&28' parking '{ \ | z ﬁ N
' (Elgable roof over 3rd floor ! e : ’ | | = C\Z_
I N ™
i SOy \ O £ %
1 - i . f ’ ;"/ I (N)grade contours <
' w2938 | || . 'l
BW290] | 2% slove
Concrete tiled l "t roof over 3rd floor - 1l N ll (N)gravel driveway & sack concrete
courtyard House o retaining wall @ uphill side.
' FF 130400 | b\ (N)gravel drveway ' See Enlarged plan @ Al .4
. , = | 95{22//’%/«/79 |
. Subject Property ] E : i .. 9
APN 00201 108 : = T
Fr—r——- - - - <) “ /‘;“
i i iFIat roof over 2nd floor \
JS— (N)grade contours | 240" Setback
s Planter Planter
0 \ - Planter anter .
Planter M// -\ 2 %
— % ;"
’/’ / o /l | Issue: Date:
- : - T | Permit 05/10/23
~—o - — | Revision | 09/20/23
-— - ==
- B - -y -— - o - o i -7 : 30-0" required setback from intersection . “
S o\e -
~— \5\2 40// - _— B Edge of (E)pavement |
-~ \ \ _ - ‘\ Scale: A h
l PPOPOS@d 5|t6 Plal’l = - — 6A'\O o | - S shown
' Scale: 1/8"'=1"-0" =~ - = _— |
_— \ | (P) Stte Plan

oN G‘

Al.S




Rock slab
on grade

=z

Subject -

property
house !

|
|
|
4

/ (N)sack concrete retaining

approx.50-0" long, 4-0" high max,
see detall

(N)stairs @grade. Use natural \ |
rock to match (E)landscaping,

connect to (E)paths

|

(E)fence
to remain

E&\

|

>
7
7
N
i Z

— / 1 O,
Ix22 parking ‘\\
I ’ g %
““‘“ w :
o Q)

|
|

%

N | contours
i‘ ‘ 2% slope ‘
‘ I

|
|
|
L

\ | 71_6”

! / S

| !
L

! (N)gravel driveway |

8-0

1
1
i
l

9)(22/ Pé]/‘/(/ng

wall

Planter Planter o0
| S e L |
- ) fA A 2\\ )
- - // ‘s
/” (N)grade contours ¢ ,f
- - ;
- e ges |
4 4 o / ,
- - ) o o ///' /
- - N y _ -
% Q\ 2 e _ // -
- / -
- /
\ / - ‘
ph N = e \
- e O P / ‘

Proposed Driveway Enlarged FPlan /‘\‘ N

Scale: 3/1&6"=1"-0"

Pavement

b

W— Gravel aggregate over

compressed soll

Natural stone landscaping
stair

| Lanscaping Stairs @ grade, typ.

Scale: |"=1"-0"

Impervious fill 12" deep

VAR AN AN AS

\\‘// |2

50 Ib concrete bags ||
double-stacked ||

N

\/\\/\\/\X//\<//#6 rebar @ | 2" horizontally &

\ \ \ @ | 6" vertically reinforcement
R y

Drainage aggregate | 2" tick min.

4" @ min. drain pipe outlet @

Slope to drain 3" to foot

2 Retaining Wall Detall, Typ.

Scale: |"=1"-0"

415.385.4339

SELANDER ARCHITECTS

2095 Jerrold Avenue, Suite 319, SF, CA 94124

ernie@selanderarchitects.net

end of wall or @ 40' centers max.

002-01 1-08

40 Manzanita Rd
Fairfax, CA 94930
APN:

Issue: Date:

Permit 05/10/23

Revision 09/20/23

Scale: As shown

Sheet Title:

(P) Site Plan

Al.4



