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CONSULTANTS DRAWING SYMBOLS WALL TYPES
STRUCTURAL ENGINEER

SECTION CENTER LINE FOUNDATION WALL
SUPPLY DUCT See Wall Sections & Details

A DETAIL CONST. ABOVE For Details
SUPPLY GRILL

T ELEVATION CONST. BELOW EXTERIOR WALL
E 2X6 WD Studs @ 16" O/C
L ELEVATION PROPERTY LINE RETURN DUCT W/ Thermal Insulation

GENERAL CONTRACTOR INDICATOR
MATERIAL DIRECTION RETURN GRILL INTERIOR PARTITION

DOOR # 2x6 WD Studs @ 16" O/C
A WATER LINE AIR EXCHANGE DUCT W/5/8" GYP BD EA Side

WIND. # &Sound Attenuation Blkt
T GAS LINE AIR EXCHANGE GRILL
E CABINET 1 HR FR WALL
L SANITARY WASTE WASTE STACK 2x6 WD Studs @ 16" O/C

SOILS ENGINEER ALIGNMENT W/5/8" Type X GYP BD EA 
PERFORATED PIPE LEADER DRAIN Side As Per Manf. Specs.

HOSE BIB &Sound Attenuation Blkt
A STORM DRAIN FLR DRAIN UL Listing #U344

HOSE BIB See Dtl #2/A0.0
T W/HH SPRAY UTILITY LINE VENT STACK ROOM Construction Plan
E ELECTRIC & DATA Flr Finish
L GAS SMOKE & CO ROOM Reflected CLG Plan
LOW VOLTAGE DECTECTOR CLG Elev AFF

ABBREVIATIONS
ABV Above DWG Drawing HHS Hand Held Shower REF Refrigerant, Refrigerator

A AC Air Conditioner DWR Drawer HM Hollow Metal RNF Reinforced
ASPH Asphault E Electric HP Heat Pump RQD Required

T ACT Active EA Each IM Ice Maker RM Room
E AD Access Door EL, ELEV Elevation INSL Insulation RO Rough Opening
L ADJ Adjustable EM Electric Meter JMB Jamb SK Sink

MEP ENGINEER AFF Above Finish Floor EP Electric Panel L, LAV Lavatory SC Self-closing
AH Air Handler EQ Equal JS Jamb Switch SL Self-latching
AP Access Panel EQUIP Equipment MAH Mahogany SD Shower, Storm Drain

A BALC Balcony EX, EXIST Existing MC Medicine Cabinet SIM Similar
BD Board EXP Exposed MECH Mechanical SWR Shower

T BO Bottom Of EXT Exterior MIN Minimum SS Stainless Steel
E BRG Bearing FD Floor Drain MFD Manifold SW Sanitary Waste
L BRK Brick FAI Fresh Air Intake MO Masonry Opening T Toilet

SURVEYOR BDT Bidet FC Fan Coil Unit MTD Mounted TB Towel Bar
BTM Bottom FF Finish Floor MTL Metal TC Top of Curb
CAB Cabinet FIN Finish NAT Natural TEL Telephone

A CBU Cement Backer Unit FLR Floor NIC Not In Contract TO Top Of
CL, CLOS Closet FL Flow Line O/C On Center TP Toilet Paper Holder

T CLG Ceiling FN Fence OFE Owner Furnished Equipment TR Towel Ring
E CMU Concrete Masonry Unit FO Finished Opening OF&IE Owner Furnished & TRANS Transparent
L CTR Counter FPSC Fire Proof Self-Closing Installed Equipment TYP Typical

OWNER CL Center Line FTG Footing OPH Opposite Hand UON Unless Otherwise Noted
CLR Clear FT Feet ORD Overflow Roof Drain V Vent
Conc Concrete G Gas PLAM Plastic Laminate VCT Vinyl Composition Tile

A CT Ceramic Tile GM Gas Meter PLY Plywood VIF Verify In Field
CTV Cable Television GALV Galvanized POP Poplar VS Vent Stack

T CU Condensing Unit GC General Contractor PP Power Pole W Washer
E D Dryer GR Grade PT Pressure Treated WC Water Closet

DH Double Hung GS Gas Supply (Riser) PTD Painted WD Wood
DIM Dimension GYP BD Gypsum Wall Board PVC Polyvinyl Chloride WDWK Wood Work
DR HD Door Head GWB Gypsum Wall Board R&S Rod & Shelf WH Window Head
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Legal Information
Address: 2714 HIGHLAND AVE
PIN Number:
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Assessor Parcel No. 4287-019-012
Lot: 103
Tract: OCEAN PARK TERRACE 
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Thomas Brothers Grid:
ARB:
Map Sheet:
Jurisdictional  Informaiton
Community Plan Area:
Area Planning Comm.
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LADBS District Off.
FIRE DIV/BAT/DIST
Zoning Information
Special Notes
Zoning: OP2
Zoning Information
Plan Footnotes
(E) Building Information
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Units 1
Stories 1
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(E) Bedrooms 2
ACCESSORY STRUCT NONE
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Occupancy
Building Classification
(P) Building Information
(P) BLDG AREA 3586 sf
Units 2
Stories 2
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Building Classification TYPE VB - W/ SPRINKLER
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(P) Bedrooms 6
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Building Classification
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MAHADEVAN RESIDENCE
2714 HIGHLAND AVE, SANTA MONICA, CA  90405

VICINITY PLAN2 SCALE:  NOT TO SCALE

1

INDEX MAP1 SCALE:  NOT TO SCALE

8. GUARDRAILS, STAIRS & HANDRAILS:
a. Handgrip portion of handrail is not to be less than 1 1/4" nor more than 2" 
in cross sectional and less than 3 1/2" of projection on each side.  Trim, 
stringers and other projects not more than 1 1/2".  [1003.3.6 & 1003.3.2 CBC]
b. Handrail projection space not less than 1 1/2" between the wall and the 
handrail.  Handrail to have no sharp corners.  [10003.3.6 CBC]
c. Openings located in handrails/guardrails  shall not allow a 4" sphere to 
pass through the inner rails.  [509.3 CBC]
d. The triangular opening formed by the risers and treads at the bottom rail of 
the guardrail and openings between treads on open risers shall not allow a 6" 
sphere to pass through.  [509.3 CBC]
e. Treads must be a minimum of 9" and risers a minimum of 4" and a 
maximum 8".
f. The maximum variance for treads and risers over the entire run shall not 
exceed 3/8". [1003.3.3.3 CBC] 
g. Headroom above stairs measured vertically from the plane parallel and 
tangent to the stair tread nosing to the soffit above at all points shall be 6'-8" for 
straight run stairs and 6'-6" for winders.  [1003.3.3.4  CBC]
h. Handrail heights above the nosing of stairs shall be 34"-38".  [1003.3.3.6 
CBC]
i. Guardrail required for all floors that are greater than 30" height above the 
adjacent floor level.  [106.2.7 & 509.1 CBC]
j. Guardrails in single family residences and individual units in multifamily 
residences shall be 36" AFF.  All other guardrails shall be 42" AFF.  [509.2 
CBC] 

9. INTERIOR ENVIRONMENT:
a. For all habitable rooms including basement, artificial light shall be provided 
that adequate to provide an average illumination of 10 (CRC 6) foot-candles 
over the area of the room at a height of 30 inches above the floor level.[1205.3, 
R303.1Except 2] 

10. ELECTRICAL:
a. Listed arc-fault circuit interrupter combination type protection are required 
for all outlets (not just receptacles)  for dwelling unit bedrooms, family rooms, 
dining rooms, living rooms, parlors, libraries, dens, sunrooms, recreation 
rooms, closets, hallways, or similar rooms or areas. [210.12 CEC] 
b. Branch circuit overcurrent devices (fuses and breakers) shall not be 
located where they will be exposed to physical damage, in the vicinity of easily 
ignitable materials, such as in clothes closet, bath, or toilet room. [240.24 CEC]
c. A minimum of two 20 amp small appliance branch circuits shall be 
provided for all receptacle outlets in the kitchen, dining room, pantry, breakfast 
room or other similar areas [210.11(C)(1) CEC]  [210.52(B)(1)(2)(3)]
d. At least one 20 amp branch circuit shall be provided to supply laundry 
receptacle outlets.  Such circuits shall have no other outlets. [210.11(C)(2) 
CEC]
e. At least one 20 amp branch circuit shall be provided to supply bathroom 
receptacle outlets.  Such circuits shall have no other outlets.  [210.11(C)(3) 
CEC]  
f. Provide electrical recepticles as per CEC [210.52]
g. All lighting measures to meet Mandatory Methods specified on Title 24 
Calcs MF-1R.
h. Grounding method to be determined by CA Licensed Electrician as per 
CEC [250.24]

11. Energy Notes:

a. All pressure-sensitive  tapes, mastics, aerosol sealants, or other closure 
systems used for installing field-fabricated duct systems shall meet the 
applicable requirements of UL181, UL181A or UL 181B” [124(b)(2) CEnC]
b. The supply heating and cooling energy to each space-conditioning  zone or 
dwelling unit shall be controlled by an individual thermostatic control that 
responds to temperature within the zone. [122(a) CEnC]
c. Luminaries recessed into insulated ceilings shall be approved for zero 
clearance insulation contact (IC) by the Underwriters Laboratories or other 
recognized testing/rating laboratory and shall include a label certifying air tight 
to show air leakage less than 2.0 CFM at 75 Pascals(1.75 #/sf) when tested in 
accordance with ASTM E 283  and shall be sealed with a gasket or caulk 
between the housing and ceiling.[150(k)(12)
d. The first 5 feet of hot and cold water pipes from the storage tank for 
non-recirculating  systems shall be thermally insulated with a minimum of 1” 
(.75”) thick insulation for hot (cold) water pipes with a diameter less than or 
equal to 2 inches or 1.5” (1”) for hot (cold) water pipes with a diameter greater 
than 2 inches. [150(j)(2) CEnC]
e. For installation of fireplaces, decorative gas appliances and gas logs: If a 
masonry or factory built fireplace is installed, it shall have the following:

a) Closable metal or glass door covering the entire opening of the fire 
box;

b) A combustion air intake to draw air from the outside of the building 
directly into the           firebox with a minimum 6 sq inch in area   a tight fitting 
damper or combustion –air control device, for exception see 150(e)1B                                                        

c) A flue damper with a readily accessible control
f. Joints and other openings in the building envelope that are potential 
sources of air leakage shall be caulked, gasketed, weather-stripped  or 
otherwise sealed to limit infiltration and exfiltration. [117 CEnC]

12. CALGreen Notes: 
a. Seal joints and openings in the building envelope between conditioned 
and unconditioned spaces [4.406.1 CGBSC]
b. Develop an operation and maintenance manual to be supplied to owner at 
final inspection [4.410.1 CGBSC]
c. All fireplaces are direct vent sealed combustion gas [4.503.1 CGBSC]
d. Protection and covering of duct openings shall be provided during storage 
and construction [4.504.1 CGBSC] Building materials with visible signs of 
water damage shall not be installed. Wall and floor framing shall not be 
enclosed when the framing members exceed 19 percent moisture content 
[4.505.3 CGBSC]
e. Moisture content must be verified in compliance with all of the following: 1) 
Moisture content must be determined with either a probe-type or contact type 
moisture meter; 2) Moisture readings shall be taken at a point 2 to 4 fees from 
the grade stamped end to be verified; 3) At least three random moisture 
readings shall be performed on wall and floor framing with documentation to 
enclose the wall and floor framing
f. Bathroom exhaust fans must be ENERGY STAR and be ducted to 
terminate outside of building, and 50 CFM.  Unless the fan is part of a whole 
house ventilation system, it must be controlled by a readily accessible 
humidistat which ranges from 50 to 80 percent relative humidity range [CMC 
T4-4, 4.506.1 CGBSC]
g. HVAC system must be sized and designed with ACCA manuals J, D, and 
S.  [4.507.2 CGBSC]
h. Pipe insulation on all exposed and accessible hot water pipes connected 
to a new water heater per the California Energy Code.  [SMMC 8.106.055, 
8.106.180]
i. Low VOC adhesives, sealants, paints, coatings, carpet systems, low 
formaldehyde wood, low VOC resilient flooring [4.504.2 CGBSC]  Save spec 
sheets readily available and subject to verification during field inspection; 
product specifications and containers must be available.
j. All new plumbing fixtures installed in new and existing buildings shall meet 
the 20% water use reduction.  [SMMC 8.106.057, 8.106.190] If there are 
multiple showerheads in one shower, they must meet the single fixture flow 
rate [4.303.2] When single shower fixtures are served by more than one 
showerhead, the combined flow rate of all showerheads shall not exceed the 
max flow rates specified in Table 4.303.2 (20% reduction, 2.0 gpm avg)

a) Showerheads Maximum flow rate 2 gpm @ 80 psi
b) Lavatory faucets flow rate between of 1.5-0.8 gpm @ 60-20 psi 
c) Water Closets 1.28 gallons/effective  flush

k. Plumbing fittings and fixtures to meeet standards in CAL Green table 
4.303.3 CBSC [4.303.3]

1. General Notes:
a. All work to be completed under the regulations of and shall comply with 
Title 24 and 2019 California Building Code (CBC), California Mechanical  Code 
(CMC), California Plumbing Code (CPC), California Electrical Code (CEC), and 
California Energy Code (CEnC) and current editions of all local regulations 
including but not limited to:  
City of Santa Monica Municipal Code
State of California Coastal Act
b. All work to be completed by Contractors licensed by the State of 
California.

2. Demolition:
a. AQMD (Air Qulaity Management District) notification is required for 
projects involving demolition activity where asbestos containing material is 
present.  Owner/General  Contractor to contact AQMD at (909) 396-2336 or 
www.aqmd.gov and complete the required testing, forms and remove any 
asbestos containing material according to specified protocol.

3. Smoke Detectors: Provide hard-wired interconnected smoke detectors 
and carbon monoxide with battery backup & low battery signal. Smoke 
detectors are required in the following locations:
a. Each sleeping room
b. Centrally located in corridors giving access to each sleeping room
c. On each story of multistory dwelling and in basements.
d. In split-levels, detectors shall be installed on the upper level. If the lower 
level contains sleeping areas, then smoke detectors shall be installed on each 
level.
e. When sleeping areas are on the upper level, the detector shall be located in 
close proximity to the stairway.
Detectors shall sound an alarm audible in all sleeping areas of the dwelling.

4. Mechanical Ventilation System:
a. Provide a mechanical ventilation system in bathrooms containing a 
bathtub and/or shower, laundry rooms. Mechanical system must be capable of 
providing five air changes per hour and exhausting directly to the outside with 
humidity control.
b. Duct Run Is Diagrametric Only.
c. Run All Ducts Hunging Structure And Between Joists.  
d. Allow For Full Access Of Entire Basement.  
e. Locate Air Handlers For Convenient Access To Filters.
f. Kitchen exhaust fan to be minimum of 100cfm and vented to outside per 
ASHRAEI 62.2 and table 7.1 [CEC 150(o)]
g. Provide whole-house mechanical ventilation system as per CMC. 
[R303.1 Except2]

5. Exterior Doors, Windows & Exits: Except for vehicular access doors, all 
exterior swinging doors of any residential building and attached garages, 
including the door leading from the garage area into the dwelling unit shall be 
equipped as follows:
a. All wood doors shall be of solid core construction with a minimum thickness 
of 1 3/4” or with panels not less than 9/16” thick.  Swinging doors shall comply 
with Uniform Building Code Standard 10-5, Part I.  Doors in pairs shall be 
tested in pairs.
b. A single or double door shall be equipped with a single cylinder deadbolt 
lock.  This deadbolt lock must be actuated by a key from the exterior and a 
knob or thumb turn from the interior and when projected becomes locked 
against return by end pressure .The bolt shall have a minimum projection of 1” 
and be constructed so as to repel cutting tool attack.  The deadbolt shall have 
an embedment of at least 3/4” into the strike receiving the projected bolt.  The 
cylinder shall have a cylinder guard,  a minimum of five pin tumblers and shall 
be connected to the inner portion of the lock by connecting screws of at least 
1/4” in diameter.  All installation shall be done so that the performance of the 
locking device will meet the intended anti-burglary requirements.  A dual 
locking mechanism constructed so that both deadbolt and latch can be 
retracted by a single action of the inside door knob or lever may be substituted 
provided it meets all other specifications for locking devices.
c. The inactive leaf of double doors shall be equipped with metal flush bolts 
having a minimum embedment of 5/8” into the head and threshold of the 
doorframe.
d. Single-swinging doors and the active leaf of doors in pairs shall be equipped 
with an approved exterior key-operating deadbolt which has been tested in 
accordance with The Uniform Building Code Standard 10-5, part I.  See 
chapter 10 of The California Building Code for requirements on door operation 
for exiting.
e. Glazing in exterior doors or within 40” of any locking mechanism shall be 
fully tempered glass or rated burglary-resistant  glazing, except when double 
cylinder deadbolt locks with a key retaining feature are installed.
f. Except where clear vision panels are installed, all front exterior doors shall 
be equipped with a wide-angle (180 degrees) door viewer.
g. Thresholds at doorways shall not exceed 0.75 inch in height for sliding doors 
serving dwelling units or 0.5 inch for other doors. Raised thresholds and floor 
level changes greater than 0.25 inch at doorways shall be beveled with a slope 
not greater than one unit vertical in two units horizontal (50-percent slope). 
[1008.1.7].  
h. At least one window in a sleeping area to comply with egress 
requirements.  Maximum sill height of 44" AFF.  Minimum width of 20" clear.  
Minimum height of 24" clear.  Minimum opening of 5.7 sf clear.  [310.9 CBC]
i. Locks as per SMMC 8.48.120 [1003.3.8 CBC]

6. Street Numbers and other identifying data shall be displayed as follows:
All residential dwellings shall display a street number in a prominent location 
on both the street side of the residence and on the alley side of the property in 
such a position that the numbers are easily visible to approaching emergency 
vehicles.  The numerals shall be no less than 4” in height and shall be of a 
contrasting color to the background to which they are attached.

7.  Plumbing, Bathrooms & Water Conservation:
a.  All hose bibs shall be fiited with non-removable  back flow devices and shall 
be located 12" above the highest grade elevation.
b.  Copper water lines if under the bulding shall be type "L", if above ground or 
below ground on the exterior of the building shall be type "M".
c.  Showers and shower-tubs shall be provided with individual control valves of 
the pressure balance, thermostatic, or combination pressure 
balance/thermostatic  mixing valve type that provide scald and thermal shock 
protection.  [418 CPC}
d.  Provide a permanently accessible 12" square bathtub trap access of note 
on plan that a non-slip-joint trap will be used.  [404.2CPC] 
e.  Provide strapping for water heater Per DSA Guidelines. [510.5 CPC, SMMC 
8.08.200]. 
f.  Install a seismic gas shutoff valve as per [SMMC 8.32.070]
g. California licensed contractor to provide fire sprinklers throughout the house 
as per NFP-13R and [SMMC 8.44.050]:
h. Provide 72 inch high non-absorbent  wall adjacent to shower and approved 
shatter-resistant  materials for shower enclosure.
i. Install pressure balance and/or thermastatic  mixing valves in all tubs and 
showers.
j. Maintain 30"wide clear space for water closet with 24" clear space in front 
of bowl.
k. Provide low flow toilets (1.6 gallon/flush), showerheads (2.5 gpm) and 
faucets (2.5gpm) for all new construction.
l. Water heater shall be provided with temperature and pressure relief valves 
[505.6 CPC].  The relief valves shall be provided with a drain which extends 
from the valves to the outside of the building.
m. A removable panel for the whirlpool bathtub pump shall be located not 
more than 20’ from the pump if through a crawl space.  The panel shall be 
large enough to access and remove the pump.  [414.1 CPC] 
n. Tankless water heaters shall be nationally listed and be installed in 
accordance with the installation instructions that were approved as part of their 
listing.  The gas piping serving this appliance must be sized in compliance with 
the water heater’s listed installation instructions and the 2010 California 
Plumbing Code.
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SCOPE OF WORK
NEW (2) RESIDENTIAL UNIT BUILDING WITH BASEMENT 
GARAGE.

PERMIT(S) THIS APPLICATION
SMDBS COMBINATION CONSTRUCTION PERMIT
1. (N) TWO-STORY BUILDING WITH BASEMENT 
GARAGE.
2. FLOOR AREA:

1ST FLR: (P)   1793SF
2ND FLR: (P)   1793SF
TOTAL: (P)   3586SF
BSMT: (P) 1930SF

3. SOLAR PHOTOVOLTAIC SYSTEM
1.5W/SF x 3740SF = 5.4KW SYSTEM

4. (N) (2) 200A/1PH/60HZ ELECTRIC SERVICE
5. (N) 1"Ø WATER METER
6. (N) 4"Ø SEWER LATERAL
7. (E) GAS METER TO REMAIN.

DEFERRED SUBMITTAL & PERMIT BY OTHERS: 
1. LANDSCAPING
2. FIRE SPRINKLER SYSTEM AS PER NFPA13D BY 
LICENSED SPRINKLER CONTRACTOR. 
3. SOLAR PHOTOVOLTAIC SYSTEM

PREVIOUS PERMIT(S): 
1. 19BLD-2898: DEMOLISH EXISTING 1300sf SFDU

One-and-Two Family Dwelling Solar Photovoltaic  Installations 
a) All new one-and-two family dwellings are required to install a solar 
electric photovoltaic (PV) system. The required installation of the PV 
system shall be implemented using one of the following methods: 

i. Install a solar PV system with a minimum total wattage 1.5 times 
the square footage of the dwelling (1.5 watts per square foot); 

ii. Install a solar PV system or other renewable energy system that 
will offset 75%-100% of the Time Dependent Valuation (TDV) energy 
budget. 

iii. Demonstrate that the Time Dependent Valuation (TDV) energy 
budget is reduced by the same wattage required by (a)(i). 
b) The requirements of this Section shall be waived or reduced, by the 
minimum extent necessary, where production of electric energy from solar 
panels is technically  infeasible due to lack of available and feasible 
unshaded areas. 
c) The requirements of this Section shall take priority if there is a conflict 
between compliance with Section 4.201.3 and this section.

California State Division of Industrial Safety Permit is required for 
excavations five (5) or more feet in depth to bottom of excavation and for 
the demolition or construction of buildings over 3 stories in height.
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ZONING CALCULATIONS
DIA # SMMC SECTION DESCRIPTION

2 9.04.050 A. Building Height Average Natural Grade as per 9.04.050.A.1 Utilized
N/W (R1) 103.67
N/E (F1) 103.30

S/W (R3) 104.52
S/E (F3) 104.00

AVG NAT GRADE 415.49 103.87
9.51.020.A.1.c Allowable Land Uses OP2 Duplex
TBL 9.09.030 Property Development Standards Property to be Developed Using Tier 1 Standards

Min. Parcel Dimensions N/A Existing Lot
5 Max. Building Hgt 2 Storeis

23ft Lot Depth (ft) Lot Width (ft) Lot Area (sf)
100.00 47.50 4728.00

Max. Parcel Coverage (MPC) Req'd % Allow MPC Proposed MPC
2 50% 4728.00 2364.00 1911.00 40.42%

1,2&3 Front Yd Setback 20ft
1,2&3 Rear Yd Setback 15ft
1,2&3 Side Yd Setback 4.75ft

3 9.09.030.B Max Hgt Sloped Parcel OP2 Not Applicable PT R1:  103.67 - PT S1: 93.82 = 9.85ft < 10ft
PT R2: 104.10 - PT S2: 94.23 = 9.87ft < 10ft
PT R3: 104.52 - PT S3: 94.64 = 9.88ft < 10ft

1 9.03.030 E Roof Deck Handrail 3.5ft
9.03.030 G. Open Space & Landscaping Req'd Proposed

Unit 1 60sf min 660sf
Unit 2 60sf min 660sf
Total 150sf min 1320sf

3 9.21.050.A Fences, Walls & Hedges 3'6" Front Setback
2 8'0" Side & Rear Setback 12ft - Hedge
3 Height Projections
3 TBL 9.21.060 Mech Equip Max Roof Coverage 25% 40sf/2484sf = 1.61%
1 Elevator Bulkhead Max Roof Coverage 25% 50sf/2484sf = 2.01%

1 Guardrails As Required
1 Outdoor Living Element
1 Planters 210sf
1 BBQ 100sf
1 TOTAL 25% 310SF/2484sf  = 12.48%

1,2,4&5 9.21.110 Projections Into Req'd Setbacks Front Side Rear
Eaves, Awnings & Belt Courses 2'6" 1'6" 4ft
Patios 6ft No Limit No Limit
2nd Flr Decks In OP2 2'6" 2'6" 4'0"
Water Heaters 1'6" 1'6" 1'6"

4 TBL 9.28.060 Required Parking 2 space/Unit 4 spaces Req'd
9.28.070.B Location of Parking - Subterranean Parking
9.28.070.B.2 Opening At or behind main building line

1ST FLR PC - 1911SF

1ST FLR TERRACE 774SF 
W/2ND FLR DECK ABOVE
NIC PARCEL COVERAGE
AS PER SMMC [9.04.100.F]
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EXTERIOR ACCESS STAIR
PERMITTED PROJECTION
AS PER SMMC [TBL 9.21.110]

EXTERIOR ACCESS STAIR
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2ND FLR DECK/BALCONIES
PERMITTED PROJECTION
AS PER SMMC [TBL 9.21.110]

ROOF EAVE - SEE DTL #9/A7.2
PERMITTED PROJECTION
AS PER SMMC [TBL 9.21.110]

ROOF EAVE ABOVE

EXTERIOR ACCESS STAIR
PERMITTED PROJECTION
AS PER SMMC [TBL 9.21.110]

PLANTER SEE DETAIL #8/7.2
PERMITTED HGT EXCEPTION
AS PER SMMC [TBL 9.21.060]

BBQ AREA
PERMITTED HGT EXCEPTION
AS PER SMMC [TBL 9.21.060]

ELEVATOR BULKHEAD
PERMITTED HGT EXCEPTION
AS PER SMMC [TBL 9.21.060]
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GUARDRAIL - 42"H - DTL #10/A7.2
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SOLAR PV SYSTEM
PERMITTED PROJECTION
AS PER SMMC [TBL 9.21.110]
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SEE DTL #7/A7.2
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SOLAR PV SYSTEM
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AS PER SMMC [TBL 9.21.110]

MECH EQUIP & SCREENING
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1

ZONING DIA - 1ST FLR PARCEL COVERAGE & A.N.G.3 SCALE:  1/8"=1'-0"

ZONING DIA- ROOF PROJECTIONS & HGT EXCEPTIONS1 SCALE:  1/8"=1'-0"

ZONING DIAGRAM - HEIGHT5 SCALE:  1/8"=1'-0"

ZONING DIAGRAM - 2ND FLR PROJECTIONS2 SCALE:  1/8"=1'-0"
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631 HILL ST HILL ST / HIGHLAND AVE. 2701 HIGHLAND AVE. 2701 HIGHLAND AVE. 2715 HIGHLAND AVE. 631 RAYMOND AVE. 

2714 HIGHLAND AVE.  (PROJECT SITE)
EXISTING

621 RAYMOND AVE

2714 HIGHLAND AVE.  (PROJECT SITE)

2712 HIGHLAND AVE. 

2710 HIGHLAND AVE. 
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2668 HIGHLAND AVE. 

2660 HIGHLAND AVE. 

2701 HIGHLAND AVE. 

2701 HIGHLAND AVE. 

2715 HIGHLAND AVE. 

631 RAYMOND AVE. 
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PHOTO MONTAGE - HIGHLAND AVE WEST1 NOT TO SCALE
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13. At no time shall any equipment, materials, supplies or fill soil be allowed in the TPZ unless 
necessary.
14. Prune and fertilize the trees after the completion of all exterior work on the building and at the 
beginning of the landscape phase.
15. Call the Community Forester’s office to set a site visit to determine the exact location of the TPZ 
fence before start of work.  (310) 458-8974
16. All question regarding the city tree adjacent to the project may be directed to the Community 
Forester, Walt Warriner at (310) 458-8974.

LANDSCAPING NOTES:
1. The existing open area including 100% of the front and side yards is completely landscaped 
with existing ground cover, plants, shrubs, hedges and trees.  There is no existing open area that is 
not landscaped.
2. New and additional landscaping is not part of this scope of work.  The General Contractor shall 
be responsible to replace in-kind any existing landscaping that is removed and/or damage as part of 
this project.
3. No new perimeter fences and/or wallls are proposed as part of this project.  
4. See existing survey for existing landscaping, fences and/or walls. 

SITE PROTECTION NOTES:
1. The entire site shall be protected with a minimum 6ft high construction fence with lockable 
gates for construction access.  
2. Fencing along adjacent properties shall have wind/dust screen.
3. Provide sasfeguarding features during construction such as protection of adjoining property and 
sanitary facilites as per CBC [3305, 3306]

UTILITIES
1. Prior to construction of underground utilities, separate utility excavation permit to be obtained 
from EPWM Department Administrative Services, City Hall Rm 113.
2. Prior to construction of new sewer lateral and connection to sewer a separate sewer permit to 
be obtained from EPWM Department Administrative Services, City Hall Rm 113.
3. Obtain a separate water meter permit from the Public Works Department, City Hall Room 113, 

for all installations or enlargements of your water / fire service(s). There may be up to a 
90-working day waiting period for the installation or enlargement / relocation. All traffic control 
requirements are the responsibility of the Contractor.

4. Obtain a separate sewer permit from the Public Works Department, City Hall Room 113, for all 
proposed sewer connections and/or work inside the public right of way performed on the 
existing sewer lateral. All traffic control requirements are the responsibility of the Contractor.

5. Driveway apron shall be removed and replaced with curbing, parkway, and sidewalk in 
conformity with the curbing, parking, and sidewalk adjoining such abandoned driveway (SMMC 
7.24.050 and 7.24.060.) Obtain a separate offsite improvements permit from Public Works, City 
Hall Room 113.

6. All site utilities shall be installed underground per the approved plans supplied or reviewed by 
the relevant utility companies. A separate Public Works utility excavation permit must be 
obtained from the Public Works Counter, City Hall Room 113 for any excavation in the Public 
ROW. The Public Works utility excavation permit application may take up to four (4) weeks for 
review and must include the undergrounding design which may take up to six (6) months to 
obtain from Southern California Edison. All traffic control requirements are the responsibility of 
the Contractor

TREE PROTECTION ZONE NOTES:

1. Limits of tree protection zone to be determined by City Forester.
2. Co-ordinate all off-site improvements within the Tree Protection Zone with City Forester Office.
3. No construction materials or activities allowed in this area.  
4. Pruning of city trees to provide clearance for construction activities shall only be done by City of 
Santa Monica Community Forest Operations.
5. Trees within the public right-of-way may not be removed for any reason and are to be protected 
from injury or damage during construction.  This tree is a significant tree in the City of Santa Monica.  
Pruning shall only be done by City Tree Trimmers to provide clearance for construction activities.  All 
questions regarding street trees are to be directed to the Community Forester.
6. The typical TPZ should encompass the canopy plus an additional radial width of 10 feet.  
However, since these conditions are unique, the application should be evaluated with the final limits 
of the TPZ being established by the Community Forester.
7. Mulch the entire area of the TPZ in an effort to improve the growing environment for the roots.  
During the construction phase maintain a 4”-6” layer of chip mulch over the soil surface to reduce soil 
compaction, improve aeration, enhance moisture retention and reduce temperature extremes.  Mulch 
generally consists of shredded leaves or bark, pine straw, peat moss, wood chips or composted 
greenwaste.
8. Fence the TPZ with suitable fencing material to prevent wounds to the tree and soil compaction 
within the root zone.  Post the fence with a sign stating:
“TREE PROTECTION ZONE – KEEP OUT”
Fence shall have posts imbedded into the ground.
9. Should it be necessary to trench within the TPZ all trenches shall be hand dug.  No roots larger 
than 2” shall be cut unless no other alternative is feasible.  All smaller roots that require cutting shall 
be cut with pruning saws.  Cuts shall be made flush with the side of the trench.  If at any time 25% of 
the area within the TPZ is being separated from the tree by a trench, then the lne shall be either 
relocated or installed by boring.
10. Removal of Hardscape materials form the TPZ shall be done manually.
11. The minimum distance between an open trench and any tree shall be between 6” and 12” for 
every inch of trunk diameter measured at 4.5 feet above the existing grade, depending on the 
species of tree.  Minimum clearance shall be 10 feet from the trunk.
12. In the event root pruning is required to accommodate grade changes or the installation of 
Hardscape features the root pruning procedures described in this outline should be followed.

LOT 103

LOT 104

LOT 102

ONE STORY RESIDENCE
#2714 HIGHLAND AVENUE

TWO STORY RESIDENCE
#2712 HIGHLAND AVENUE

ONE STORY RESIDENCE
#621 RAYMOND AVENUE
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TILE FLOORING
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WALL CAP
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1/2" MARINE GRADE PLY
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2X4 FRAMING @ 16"O/C

WATERPROOF 
INTERIOR 

3/4" MARINE GRADE PLY

PLANTING SOIL
GRAVEL BED

1" WEEP HOLE 48"O/C
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METAL PANEL

VERTICAL SUPPORT
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1 1/2" SQ STL TUBE
@ 6'0" O/C - PAINTED

METAL TABS 

HORIZONTAL RAIL
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BASE PLATE
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PAINTED

Metal Frame - 8"-0" Max High
Stock Chainlink Fence -or-
2"SQ Ptd Steel Tubing

Self-Closing Hinge
Confirm Hinge Type

Stock Tension Band -or-
Custom Bracket

Galv Stl Architectural
Channel 1 x 1 1/2 x 1/8

Countersunk Screws

1x4 Redwood 

Self-Latching Lockset
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DTL / SECT EAVE9 SCALE:  1 1/2"=1'-0"
DTL / SECT. GLASS GAURDRAIL10 SCALE:  3"=1'-0"

DTL /  SECT. CMU PERIMTER WALL11 SCALE:  1 1/2"=1'-0"

DTL / ELEV PERIMETER FENCING & GATE5 SCALE:  1 1/2"=1'-0"

DTL / SECT. CONC. PAVER1 SCALE:  3"=1'-0"

DTL / ELEV MECH EQUIP SCREEN7 SCALE:  1 1/2"=1'-0"
DTL / SECT ROOFTOP PLANTER8 SCALE:  1 1/2"=1'-0"

DTL / 12 SCALE:  

DTL / 4 SCALE:  
DTL /  SECT CONC STEP IN GRADE2 SCALE:  3"=1'-0"



EVERGREEN TREES CODE BOTANICAL NAME COMMON NAME SIZE CONTAINER QTY

MAG BLA Magnolia grandiflora `D.D. Blanchard` Southern Magnolia 36" Box 3

PALM TREES CODE BOTANICAL NAME COMMON NAME SIZE CONTAINER QTY

ARC MUL Archontophoenix cunninghamiana Multi-Trunk King Palm 36" Box 2

SHRUBS CODE BOTANICAL NAME COMMON NAME SIZE CONTAINER QTY

ACA CO3 Acacia cognata `ACCOG01` Cousin Itt Little River Wattle 5 gal. Pot 11

AGA ATT Agave attenuata Foxtail Agave 5 gal. Pot 12

CAR DIV Carex divulsa Berkeley Sedge 1 gal. Pot 142

CAR TES Carex testacea Carex 1 gal. Pot 30

CRA CAP Crassula capitella `Campfire` Campfire Crassula 1 gal. Pot 11

CRI MEN Crinum x `Menehune` Menehune Dwarf Purple Crinum Lily 5 gal. Pot 3

LOR GRE Loropetalum chinense Chinese Fringe Flower 5 gal. Pot 5

PHI XXA Philodendron x `Xanadu` Xanadu Philodendron 5 gal. Pot 6

PHO ATR Phormium tenax `Atropurpureum` Purple New Zealand Flax 5 gal. Pot 28

RUS EQU Russelia equisetiformis Firecracker Plant 5 gal. Pot 16

STR NIC Strelitzia nicolai Giant Bird of Paradise 15 gal. Pot 3

STR REG Strelitzia reginae Bird Of Paradise 5 gal. Pot 3

TRA PU3 Tradescantia pallida `Purple Heart` Purple Queen Spiderwort 1 gal. Pot 28

WES MUN Westringia fruticosa `WES05` TM Mundi Coast Rosemary 5 gal. Pot 6

WES WYN Westringia fruticosa `Wynabbie Gem` Wynabbie Gem Coast Rosemary 5 gal. Pot 14

VINE/ESPALIER CODE BOTANICAL NAME COMMON NAME SIZE CONTAINER QTY

SOL MAX Solandra maxima Cup of Gold Vine 5 gal. Pot 5

SOD/SEED CODE BOTANICAL NAME COMMON NAME SIZE CONTAINER QTY

FES FXL Festuca arundinacea `Defiance! XRE` Defiance! XRE Tall Fescue sod 157 sf
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FRUIT TREES CODE BOTANICAL NAME COMMON NAME SIZE CONTAINER QTY

CIT FUK Citrus japonica Kumquat 15 gal. Pot 3

CIT DW2 Citrus x aurantiifolia `Dwarf Bearss Seedless` Dwarf Bearss Seedless Lime 15 gal. Pot 2

CIT DWA Citrus x limon `Dwarf Eureka` Dwarf Eureka Lemon 15 gal. Pot 3

SHRUBS CODE BOTANICAL NAME COMMON NAME SIZE CONTAINER QTY

ACC SEL Acca sellowiana Pineapple Guava 5 gal. Pot 5

AGA ATT Agave attenuata Foxtail Agave 5 gal. Pot 9

CYM CIT Cymbopogon citratus Lemon Grass 5 gal. Pot 7

MEN SAC Mentha sachalinensis Garden Mint 4" Pot 5

ORI HIR Origanum vulgare hirtum Greek Oregano 4" Pot 12

ROS OFF Rosmarinus officinalis `Prostratus` Creeping Rosemary 1 gal. Pot 16

SAL GAR Salvia officinalis Garden Sage 4" Pot 4

THY VA3 Thymus x citriodorus `Variegata` Variegated Lemon Thyme 4" Pot 10

VAC SLS Vaccinium x `Blueberry Burst` Blueberry Burst Blueberry 3 gal. Pot 4
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EVERGREEN TREES CODE BOTANICAL NAME COMMON NAME SIZE CONTAINER QTY

MAG BLA Magnolia grandiflora `D.D. Blanchard` Southern Magnolia 36" Box 3

PALM TREES CODE BOTANICAL NAME COMMON NAME SIZE CONTAINER QTY

ARC MUL Archontophoenix cunninghamiana Multi-Trunk King Palm 36" Box 2

SHRUBS CODE BOTANICAL NAME COMMON NAME SIZE CONTAINER QTY

ACA CO3 Acacia cognata `ACCOG01` Cousin Itt Little River Wattle 5 gal. Pot 11

AGA ATT Agave attenuata Foxtail Agave 5 gal. Pot 12

CAR DIV Carex divulsa Berkeley Sedge 1 gal. Pot 142

CAR TES Carex testacea Carex 1 gal. Pot 30

CRA CAP Crassula capitella `Campfire` Campfire Crassula 1 gal. Pot 11

CRI MEN Crinum x `Menehune` Menehune Dwarf Purple Crinum Lily 5 gal. Pot 3

LOR GRE Loropetalum chinense Chinese Fringe Flower 5 gal. Pot 5

PHI XXA Philodendron x `Xanadu` Xanadu Philodendron 5 gal. Pot 6

PHO ATR Phormium tenax `Atropurpureum` Purple New Zealand Flax 5 gal. Pot 28

RUS EQU Russelia equisetiformis Firecracker Plant 5 gal. Pot 16

STR NIC Strelitzia nicolai Giant Bird of Paradise 15 gal. Pot 3

STR REG Strelitzia reginae Bird Of Paradise 5 gal. Pot 3

TRA PU3 Tradescantia pallida `Purple Heart` Purple Queen Spiderwort 1 gal. Pot 28

WES MUN Westringia fruticosa `WES05` TM Mundi Coast Rosemary 5 gal. Pot 6

WES WYN Westringia fruticosa `Wynabbie Gem` Wynabbie Gem Coast Rosemary 5 gal. Pot 14

VINE/ESPALIER CODE BOTANICAL NAME COMMON NAME SIZE CONTAINER QTY

SOL MAX Solandra maxima Cup of Gold Vine 5 gal. Pot 5

SOD/SEED CODE BOTANICAL NAME COMMON NAME SIZE CONTAINER QTY

FES FXL Festuca arundinacea `Defiance! XRE` Defiance! XRE Tall Fescue sod 22,568 sf

1-"/5�4$)&%6-&

Magnolia grandiflora 'D.D. Blanchard' Archontophoenix cunninghamiana - Multi King Plam

Acacia cognata - Cousin It Little River Wattle Agave attenuata - Foxtail Agave Carex divulsa - Berkeley sedge

Crassula capitella 'Campfire' - Campfire Crassula Crinum x 'Menehune' - Menehune Dwarf Prupel Crinum Lily Loropetalum chinense - Chinese Fringe Flower

Philodendron x 'Xanadu' - Xanadu Philodendron Phormium tenax 'Atropupureum' - Purple New Zealand Flax Russelia equisetiformis - Firecracker Plant

Strelitzia nicolai - Giant Bird of Paradise

Strelitzia reginae - Bird of Paradise Tradescantia pallida 'Purple Heart' - Purple Queen Spiderwort

westringi -fruticosa - Mundi Coast Rosemary
Westringia fruiticosa 'Wynabbie Gem' Solandra maxima - Cup of Gold Vine

Drought Tolerant
Drought Tolerant

Drought Tolerant

Drought Tolerant

Drought Tolerant

Drought Tolerant

Drought Tolerant Drought Tolerant

Drought Tolerant
Drought Tolerant

Drought Tolerant

Drought Tolerant

Drought Tolerant Drought Tolerant

Carex testacea - Orange Carex Festuca arundinacea 'Definance!' -  XRE Tall Fescue
Drought TolerantDrought Tolerant

PRODUCED BY AN AUTODESK STUDENT VERSION
PRODUCED BY AN AUTODESK STUDENT VERSION



FRUIT TREES CODE BOTANICAL NAME COMMON NAME SIZE CONTAINER QTY

CIT FUK Citrus japonica Kumquat 15 gal. Pot 3

CIT DW2 Citrus x aurantiifolia `Dwarf Bearss Seedless` Dwarf Bearss Seedless Lime 15 gal. Pot 2

CIT DWA Citrus x limon `Dwarf Eureka` Dwarf Eureka Lemon 15 gal. Pot 3

SHRUBS CODE BOTANICAL NAME COMMON NAME SIZE CONTAINER QTY

ACC SEL Acca sellowiana Pineapple Guava 5 gal. Pot 5

AGA ATT Agave attenuata Foxtail Agave 5 gal. Pot 9

CYM CIT Cymbopogon citratus Lemon Grass 5 gal. Pot 7

MEN SAC Mentha sachalinensis Garden Mint 4" Pot 5

ORI HIR Origanum vulgare hirtum Greek Oregano 4" Pot 12

ROS OFF Rosmarinus officinalis `Prostratus` Creeping Rosemary 1 gal. Pot 16

SAL GAR Salvia officinalis Garden Sage 4" Pot 4

THY VA3 Thymus x citriodorus `Variegata` Variegated Lemon Thyme 4" Pot 10

VAC SLS Vaccinium x `Blueberry Burst` Blueberry Burst Blueberry 3 gal. Pot 4

1-"/5�4$)&%6-&

Citrus x aurantiifolia  Dwarf Bearss Seedless Lime Citrus x limon 'Dwarf Eureka' - Dwarf Eureka Lemon

Acca sellowiana - Pineapple Guava Agave attenuata - Foxtail Agave
Cymbopogon citratus - Lemon Grass

Mentha sachalinensis - Garden Mint

Origanum vulgare hirtum - Greek Oregano Rosmarinus officinalis 'Prostratus' - Creeeping Rosemary

Thymius x citriodorus 'Variegata' - Variegated Lemon ThymeSalvia officinalis - Garden Sage Vaccinium x 'Blueberry Burst' - Blueberry Burst 

Citrus japonica - Kumquat

Drought Tolerant Drought Tolerant Drought Tolerant

Drought TolerantDrought Tolerant Drought Tolerant

Drought TolerantDrought Tolerant

Drought Tolerant

Drought Tolerant Drought Tolerant
Drought Tolerant
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