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DESCRIPTION:

● DEMOLITION OF EXISTING STRUCTURES AND SITEWORK
● CONSTRUCTION OF NEW 4-STORY BUILDING OVER PARTIAL
 UNDERGROUND PARKING

OVERALL SCOPE:

CONSTRUCTION OF A NEW 4-STORY, 179-UNIT SENIOR, 100% AFFORDABLE
APARTMENT BUILDING, USING CALIFORNIA STATE CODE SECTION 65915 (STATE
DENSITY BONUS LAW); PUBLICLY FUNDED THROUGH TCAC

VISTA WOODS APARTMENTS INVOLVES DEMOLITION OF EXISTING
STRUCTURES, SITEWORK AND CONSTRUCTION OF A NEW 4-STORY BUILDING
PROVIDING 179 UNITS OF AFFORDABLE HOUSING FOR SENIORS. TENANT
AMENITIES WILL INCLUDE A VARIETY OF COMMUNITY GATHERING SPACES, A
FITNESS ROOM, SHARED LAUNDRY IN ADDITION TO IN-UNIT WASHER/DRYER
HOOK-UPS, EXTERIOR AND GARAGE PARKING AND OFFICES FOR ON-SITE
MANAGEMENT STAFF. THE LANDSCAPE DESIGN INCORPORATES A DIVERSE SET
OF OUTDOOR PASSIVE AND ACTIVE RECREATION SPACES FOR RESIDENTS TO
ENCOURAGE HEALTHY LIVING . DESIGNED WITH SUSTAINABILITY IN MIND, THE
DEVELOPMENT WILL INTRODUCE A NEW BUS SHELTER ON SAN PABLO AVENUE
IN ADDITION TO PRODUCING RENEWABLE ENERGY THROUGH ROOFTOP SOLAR
PV PANELS.

PROJECT DESCRIPTION

PROJECT DIRECTORY

Jeni Jackman, Director of Construction
MRK Partners
108 Standard Street
El Segundo, CA 90245
jjackman@mrkpartners.com
424.789.8011

Scott Sullivan, AIA NCARB
Relativity Architects
421 Colyton Street, Floor 2
Los Angeles, CA 90013
scott@relativityarchitects.com
310.573.4300

BUILDING OWNER:

ARCHITECT:

Randy Moss,
RTM Engineering
2420 S. Lakemont Ave., Suite 320
Orlando, FL 32814
randy.moss@rtmec.com
714.721.8014

MEP/ELECTRICAL ENGINEER:

Matt Marcus; Principal Geotechnical
Engineer and Geologist
Partner Engineering and Science, Inc.
2154 Torrance Blvd,
Torrance, CA 90501
mmarcus@patneresi.com
800.899.9363

SOILS ENGINEER:

Patrick Bird
Riverstone Structural Concepts
671 S. Riverpark Ln,. STE. #150
patrick@riverstonesc.com
208.343.2092

STRUCTURAL ENGINEER:
Patrick Bird
Riverstone Structural Concepts
671 S. Riverpark Ln,. STE. #150
patrick@riverstonesc.com
208.343.2092

STRUCTURAL ENGINEER:

Reco Prianto
CaliChi Design Group
3240 Peralta Street #3
Oakland, CA 94608,
reco@calichi.com
510.250.7877

CIVIL ENGINEER:

Reco Prianto
CaliChi Design Group
3240 Peralta Street #3
Oakland, CA 94608,
reco@calichi.com
510.250.7877

SURVEYOR:

Brian Emrich
CaliChi Design Group
3240 Peralta Street #3
Oakland, CA 94608,
bemrich@calichi.com
510.250.7877

DRY UTILITY:

Chris Torres, Principal
Agency Artifact
4901 8th Avenue
Los Angeles, CA 90043
chris@agencyartifact.com
310.908.1763

LANDSCAPE ARCHITECT:

Jim Clancy
ICON Builders
1111 Corporate Center Dr,
Monterey Park, CA 91754
jpclancy@hotmail.com

GENERAL CONTRACTOR:
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PROJECT INFORMATION

SITE ADRESS:
600 ROBLE AVENUE  PINOLE CA 94564 USA
1106 SAN PABLO AVENUE PINOLE CA 94564 USA
1230 SAN PABLO AVENUE PINOLE CA 94564 USA  

APN:
402-023-007-6 (600 ROBLE AVENUE)
402-023-003-5 (1106 SAN PABLO AVENUE)
405-023-002-7 (1230 SAN PABLO AVENUE)

EXISTING USE:
VACANT LAND W/ ABANDONED COMMERCIAL STRUCTURES

PROPOSED USES:
PERMANENT SUPPORTIVE, RESTRICTED AFFORDABLE HOUSING FOR SENIORS

LOT AREA:
2.01 ACRES (87,555.6 SQ FT)

APPLICABLE CODES:
2019 CBC, 2019 CPC, 2019 CMC, 2019 CEC, 2019 TITLE 24,
2019 CalGreen, City of Pinole Municipal Code, City of Pinole Zoning Code, City of Pinole
Three Corridors Specific Plan

SITE ADRESS:
600 ROBLE AVENUE  PINOLE CA 94564 USA
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APN:
402-023-007-6 (600 ROBLE AVENUE)
402-023-003-5 (1106 SAN PABLO AVENUE)
405-023-002-7 (1230 SAN PABLO AVENUE)

EXISTING USE:
VACANT LAND W/ ABANDONED COMMERCIAL STRUCTURES

PROPOSED USES:
PERMANENT SUPPORTIVE, RESTRICTED AFFORDABLE HOUSING FOR SENIORS

LOT AREA:
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VISTA WOODS APARTMENTS
4 STORY, 179 UNIT AFFORDABLE SENIOR LIVING APARTMENTS

PLOT MAP: NTS VICINITY MAP: NTS

LEGAL DESCRIPTIONS

TRACT ONE:
PARCEL ONE:

LEGAL DESCRIPTIONS

TRACT ONE:
PARCEL ONE:
PORTION OF LOT E, MAP OF NOB HILL SUBDIVISION, FILED JUNE 9, 1906, MAP BOOK B, PAGE 39,
CONTRA COSTA COUNTY RECORDS, DESCRIBED AS FOLLOWS:
BEGINNING ON THE NORTH LINE OF SAN PABLO AVENUE, AS DESIGNATED ON SAID MAP, AT THE
SOUTHWEST CORNER OF THE PARCEL OF LAND DESCRIBED IN THE DEED TO WM. P. TERRY,
RECORDED MAY 18, 1916, BOOK 270, DEEDS, PAGE 86, WHICH POINT BEARS WEST 174 FEET
ALONG THE NORTH LINE OF SAID SAN PABLO AVENUE FROM THE WEST LINE OF ROBLE AVENUE;
THENCE FROM SAID POINT OF BEGINNING WEST ALONG THE NORTH LINE OF SAID SAN PABLO
AVENUE, 150 FEET TO THE LINE BETWEEN LOTS D AND E; THENCE NORTHERLY ALONG THE LINE
BETWEEN SAID LOTS D AND E, 126.04 FEET TO THE CORNER COMMON TO LOTS C, D, E AND F;
THENCE EAST ALONG THE LINE BETWEEN SAID LOTS E AND F, 150 FEET TO THE WEST LINE OF
SAID TERRY PARCEL (270 D 86); THENCE SOUTHERLY ALONG SAID WEST LINE, 126.04 FEET TO THE
POINT OF BEGINNING. EXCEPTING FROM PARCEL ONE: THAT PARCEL OF LAND DESCRIBED IN THE
DEED TO THE STATE OF CALIFORNIA, RECORDED NOVEMBER 18, 1930, BOOK 258, OFFICIAL
RECORDS, PAGE 154.
PARCEL TWO:
RIGHT OF WAY GRANTED IN THE DEED TO ENNIS L. RIEMER, ET UX, RECORDED JULY 6, 1962, BOOK
4154, OFFICIAL RECORDS, PAGE 755, DESCRIBED AS FOLLOWS:
AN UNRESTRICTED EASEMENT FOR THE PURPOSE OF ALLOWING TRESPASS OF PEDESTRIANS,
VEHICLES AND ANIMALS, ALSO FOR THE CONSTRUCTION AND MAINTENANCE OF SEWER, WATER,
GAS AND DRAINAGE PIPES, ALSO THE CONSTRUCTION AND MAINTENANCE OF POWER POLES AND
TELEPHONE POLES, TOGETHER WITH THEIR RESPECTIVE ENCUMBRANCES, DESCRIBED AS
FOLLOWS:
COMMENCING AT THE SOUTHWEST CORNER OF LOT F, MAP OF NOB HILL SUBDIVISION, FILED JUNE
9, 1906, MAP BOOK B, PAGE 39, CONTRA COSTA COUNTY RECORDS, WHICH POINT IS ALSO THE
NORTHWEST CORNER OF LOT E, AS ALSO DESIGNATED ON SAID MAP OF NOB HILL; THENCE SOUTH
84° 51' EAST ALONG THE COMMON LINE BETWEEN SAID LOTS E AND F, 150.56 FEET (DEED
DISTANCE OF 150 FEET) TO THE TRUE POINT OF BEGINNING; THENCE CONTINUING SOUTH 83° 20'
EAST ALONG LAST MENTIONED COMMON LINE BETWEEN LOTS E AND F, 12.41 FEET; THENCE
SOUTH 6° 04' WEST, 102.68 FEET TO THE NORTHERLY LINE OF SAN PABLO AVENUE (FORMERLY U.S.
40); THENCE NORTH 83° 56' WEST ALONG SAID LAST MENTIONED NORTHERLY LINE, 28.20 FEET;
THENCE NORTH 14° 48' 16" EAST ALONG A LINE COMMON ALSO TO PARCEL ONE OF THIS
DESCRIPTION, 104.02 FEET TO THE TRUE POINT OF BEGINNING.
TRACT TWO:
PARCEL ONE:
LOT F, MAP OF NOB HILL SUBDIVISION, FILED JUNE 9, 1906, MAP BOOK B, PAGE 39, CONTRA COSTA
COUNTY RECORDS.
PARCEL TWO:
77.15 FEET TO THE POINT OF COMMENCEMENT.
RIGHT OF WAY GRANTED IN THE DEED TO DONALD H. ARBUCKLE, ET UX, RECORDED JULY 6, 1962,
BOOK 4154, OFFICIAL RECORDS, PAGE 756, DESCRIBED AS FOLLOWS:
AN UNRESTRICTED EASEMENT FOR THE PURPOSE OF ALLOWING TRESPASS OF PEDESTRIANS,
VEHICLES AND ANIMALS, ALSO FOR THE CONSTRUCTION AND MAINTENANCE OF SEWER, WATER,
GAS AND DRAINAGE PIPES, ALSO THE CONSTRUCTION AND MAINTENANCE OF POWER POLES AND
TELEPHONE POLES, TOGETHER WITH THEIR RESPECTIVE ENCUMBRANCES, DESCRIBED AS
FOLLOWS:

COMMENCING AT THE SOUTHWEST CORNER OF LOT F, MAP OF NOB HILL SUBDIVISION,
FILED JUNE 9, 1906, MAP BOOK B, PAGE 39, CONTRA COSTA COUNTY RECORDS, WHICH
POINT IS ALSO THE NORTHWEST CORNER OF LOT E, AS ALSO DESIGNATED ON SAID MAP OF
NOB HILL; THENCE SOUTH 84° 51' EAST ALONG THE COMMON LINE BETWEEN SAID LOTS E
AND F, 150.56 FEET (DEED DISTANCE OF 150 FEET) TO THE TRUE POINT OF BEGINNING;
THENCE SOUTH 14° 48' 16" WEST, 104.02 FEET TO THE NORTHERLY LINE OF SAN PABLO
AVENUE (FORMERLY U.S. 40); THENCE NORTH 83° 56' WEST ALONG SAID NORTHERLY LINE,
11.80 FEET; THENCE AT RIGHT ANGLES NORTH 8° 04' EAST, 102.37 FEET TO THE
AFOREMENTIONED COMMON LINE BETWEEN LOTS E AND F OF NOB HILL SUBDIVISION;
THENCE SOUTH 84° 51' EAST, 27.59 FEET TO THE TRUE POINT OF BEGINNING.
PARCEL THREE:
RIGHT OF WAY GRANTED IN THE DEED TO D.S.W., A PARTNERSHIP, RECORDED AUGUST 26,
1970, BOOK 6201, OFFICIAL RECORDS, PAGE 554, DESCRIBED AS FOLLOWS: A RIGHT OF WAY
(NOT TO BE EXCLUSIVE) FOR USE AS A ROADWAY FOR VEHICLES OF ALL KINDS,
PEDESTRIANS AND ANIMALS, FOR WATER, GAS, OIL AND SEWER PIPE LINES AND FOR
TELEPHONE, TELEVISION SERVICE, ELECTRIC LIGHT AND POWER LINES, TOGETHER WITH
THE NECESSARY POLES OR CONDUITS, AS AN APPURTENANCE TO PARCEL ONE ABOVE,
OVER A PORTION OF LOT E, MAP OF NOB HILL SUBDIVISION, FILED JUNE 9, 1906, MAP BOOK
B, PAGE 39, CONTRA COSTA COUNTY RECORDS, DESCRIBED AS FOLLOWS:
BEGINNING ON THE NORTH LINE OF THE PARCEL OF LAND DESCRIBED IN THE DEED TO
EDGAR M. TILGHMAN, ET UX, RECORDED JULY 3, 1964, BOOK 4672, OFFICIAL RECORDS,
PAGE 528, DISTANT THEREON SOUTH 83° 20' EAST, 12.41 FEET FROM THE NORTHWEST
CORNER THEREOF; THENCE FROM SAID POINT OF BEGINNING NORTH 83° 20' WEST ALONG
SAID NORTH LINE, 12.41 FEET TO THE WEST LINE OF SAID TILGHMAN PARCEL; THENCE
SOUTH 14° 48' 16" WEST ALONG SAID WEST LINE, 104.02 FEET TO THE NORTH LINE OF THE
PARCEL OF LAND DESCRIBED IN THE DEED TO THE STATE OF CALIFORNIA, RECORDED
NOVEMBER 18, 1930, BOOK 262, OFFICIAL RECORDS, PAGE 86; THENCE SOUTH 83° 56' EAST
ALONG SAID NORTH LINE, 28.20 FEET TO A POINT WHICH BEARS SOUTH 6° 04' WEST FROM
THE POINT OF BEGINNING; THENCE NORTH 6° 04' EAST, 102.68 FEET TO THE POINT OF
BEGINNING.
TRACT THREE:
LOT "D", AS DESIGNATED ON THE MAP ENTITLED, "MAP OF NOB HILL SUBDIVISION OF
PINOLE", WHICH MAP WAS FILED IN THE OFFICE OF THE RECORDER OF THE COUNTY OF
CONTRA COSTA, STATE OF CALIFORNIA, ON JUNE 9, 1906 IN VOLUME B OF MAPS, AT PAGE
39. EXCEPTING THEREFROM: THAT PARCEL OF LAND DESCRIBED IN THE DEED FROM PHILIP
R. MOIGNARD, ET UX, TO STATE OF CALIFORNIA, DATED DECEMBER 4, 1924, AND RECORDED
NOVEMBER 18, 1930 IN VOLUME 258 OF OFFICIAL RECORDS, AT PAGE 149, AS FOLLOWS:
COMMENCING AT A POINT ON THE EASTERLY LINE OF LOT D, AS SHOWN ON MAP ENTITLED,
"MAP OF THE NOB HILL SUBDIVISION OF PINOLE", FILED IN THE OFFICE OF THE RECORDER
OF CONTRA COSTA COUNTY, CALIFORNIA, JUNE 9, 1906, WHICH POINT IS SOUTH 13° 14'
WEST 103.79 FEET, MEASURED ALONG THE SAID EASTERLY LINE OF LOT D FROM THE
NORTHEASTERLY CORNER OF SAID LOT D AND RUNNING THENCE AS FOLLOWS: SOUTH 13°
24' WEST ALONG THE SAID EASTERLY LINE OF LOT D, 22.25 FEET TO THE SOUTHEASTERLY
CORNER OF SAID LOT D; THENCE NORTH 34° 51' WEST ALONG THE SOUTHERLY LINE OF
SAID LOT D, 300.41 FEET TO THE SOUTHWESTERLY CORNER OF SAID LOT D; THENCE NORTH
13° 14' 30" EAST ALONG THE WESTERLY LINE OF SAID LOT D; 23.47 FEET; THENCE SOUTH 84°
54' EAST 132.51 FEET TO A POINT, FROM WHICH THE CENTER OF A CURVE TO THE RIGHT OF
10,040 FEET RADIUS, BEARS SOUTH 5° 08' WEST THENCE ALONG THIS CURVE 90.53 FEET;
THENCE SOUTH 84° 21' EAST
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Area Detail
Reference

Reference Number
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Interior Elevation
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North Arrow

Sheet Number
Section Number

Exterior Elevation

Elevation Number
Sheet Number

Work Point
Control Point
or Datum Point
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Reference Number

Appliance Symbol

Revision Number

Revision Cloud
(cloud around
rev. optional)

Sheet North

Room Identification

Room Name
Room Number

A8.1
1
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###

ABBREVIATIONS

Reference Number

Area Detail

Reference

Reference Number

Wall Type

Interior Elevation

Sheet Number

Drawing Number

1

Detail Number

Sheet Number

Detail

Sheet Number

Detail Number

Door Symbol

A10.1

1

A10.1

1

A

Building Grid Lines

Window Symbol

Reference Number

1

N

S

W E

Elevation Indication

1

A10.1

SYMBOLS

1

A8.1

Wall Section

North Arrow

Sheet Number

Section Number

Exterior Elevation

Elevation Number

Sheet Number

Work Point

Control Point

or Datum Point

1

Reference Number

Appliance Symbol

Revision Number

Revision Cloud

(cloud around

rev. optional)
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D

1

5/8'' TYPE X GYP. BD. BOTH SIDES. ATT.

TO STUDS & TOP BOTTOM PLATES W/

1/4'' TYPE "W" DRYWALL SCREWS

SPACED 12'' O.C. STAGGER JTS. EA.

SIDE

SEAL GYP. BD. TO FLOOR

1

STEEL STUD PARTITION

3"=1'-0"

2

STEEL STUD PARTITION

3"=1'-0"

3

STEEL STUD PARTITION

3"=1'-0"

3 5/8'' - 20 GA STEEL STUDS @

16'' O.C.

ASTM C754

5/8” (15.9 MM) TOUGHROCK® FIREGUARD X™ OR 5/8” (15.9 MM) DENSARMOR PLUS®

FIREGUARD® GYPSUM BOARD APPLIED VERTICALLY OR HORIZONTALLY TO EACH

SIDE OF 3-5/8” (92 MM) STEEL STUDS 24” (610 MM) O.C. WITH 1” (25 MM) TYPE S

DRYWALL SCREWS 8” (203 MM) O.C. AT VERTICAL JOINTS AND 12” (305 MM) O.C. AT

WALL PERIMETER AND INTERMEDIATE STUDS. STUDS ATTACHED TO TOP AND

BOTTOM RUNNER WITH TYPE S PAN HEAD SCREWS. FACE

LAYER: 5/8” (15.9 MM) TOUGHROCK® FIREGUARD X™ OR 5/8” (15.9 MM) DENSARMOR

PLUS FIREGUARD GYPSUM BOARD APPLIED VERTICALLY OR HORIZONTALLY TO ONE

SIDE WITH 1-5/8” (41 MM) TYPE S DRYWALL SCREWS 12” (305 MM) O.C. SOUND

TESTED WITH 3-1/2” (89 MM) FIBERGLASS INSULATION FRICTION FIT IN STUD SPACE

2-½" METAL RUNNER

#10 SELF TAPPING SHEET METAL

SCREW ATTACHMENT TO KICKER

METAL STUD KICKERS

ALTERNATING @ 48" O.C. ATTACH

TO CONCRETE STRUCTURE

ABOVE WITH "RAMSET", "SHORE

SET" AND "ANIMO" RR#22668 OR

APPROVED EQUAL.

SUSPENDED ACOUSTICAL

CEILING (SEE REFLECTED

CEILING PLAN FOR TYPE AND

LAYOUT)

ATTACH TO CONCRETE STRUCTURE

ABOVE WITH "RAMSET", "SHORE SET"

AND "ANIMO" RR#22668 OR APPROVED

EQUAL.

ATTACH TO CONCRETE STRUCTURE

ABOVE WITH "RAMSET", "SHORE SET"

AND "ANIMO" RR#22668 OR APPROVED

EQUAL.

3 5/8'' - 20 GA STEEL STUDS @ 16'' O.C.

ASTM C754
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SEAL GYP. BD. TO FLOOR

ATTACH TO CONCRETE STRUCTURE

ABOVE WITH "RAMSET", "SHORE SET"

AND "ANIMO" RR#22668 OR APPROVED

EQUAL.

HARD LID CONSTRUCTION(SEE

REFLECTED CEILING PLAN FOR TYPE

AND LAYOUT)

TERMINATION ANGLE AT FULL HEIGHT

PARTITIONS

ATTACH TO CONCRETE STRUCTURE

ABOVE WITH "RAMSET", "SHORE SET"

AND "ANIMO" RR#22668 OR APPROVED
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3 5/8'' - 20 GA STEEL STUDS @ 16''
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EQUAL.
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REFLECTED CEILING PLAN FOR TYPE

AND LAYOUT)

TERMINATION ANGLE AT FULL HEIGHT

PARTITIONS

ATTACH TO CONCRETE STRUCTURE

ABOVE WITH "RAMSET", "SHORE SET"

AND "ANIMO" RR#22668 OR APPROVED

EQUAL.

1-HOUR RATED 50-54 STC

GA WP 1052, NRCC 817-NV

4

STEEL STUD PARTITION

3"=1'-0"

ABBREVIATIONS

Reference Number

Area Detail

Reference

Reference Number

Wall Type

Interior Elevation

Sheet Number

Drawing Number

1

Detail Number

Sheet Number

Detail

Sheet Number

Detail Number

Door Symbol

A10.1

1

A10.1

1

A

Building Grid Lines

Window Symbol

Reference Number

1

N

S

W E

Elevation Indication

1

A10.1

SYMBOLS

1

A8.1

Wall Section

North Arrow

Sheet Number

Section Number

Exterior Elevation

Elevation Number

Sheet Number

Work Point

Control Point

or Datum Point

1

Reference Number

Appliance Symbol

Revision Number

Revision Cloud

(cloud around

rev. optional)

Sheet North

Room Identification

Room Name

Room Number

A8.1

1

True North

CORR

101

W

D

1

5/8'' TYPE X GYP. BD. BOTH SIDES. ATT.

TO STUDS & TOP BOTTOM PLATES W/

1/4'' TYPE "W" DRYWALL SCREWS

SPACED 12'' O.C. STAGGER JTS. EA.

SIDE

SEAL GYP. BD. TO FLOOR

1

STEEL STUD PARTITION

3"=1'-0"

2

STEEL STUD PARTITION

3"=1'-0"

3

STEEL STUD PARTITION

3"=1'-0"

3 5/8'' - 20 GA STEEL STUDS @

16'' O.C.

ASTM C754

5/8” (15.9 MM) TOUGHROCK® FIREGUARD X™ OR 5/8” (15.9 MM) DENSARMOR PLUS®

FIREGUARD® GYPSUM BOARD APPLIED VERTICALLY OR HORIZONTALLY TO EACH

SIDE OF 3-5/8” (92 MM) STEEL STUDS 24” (610 MM) O.C. WITH 1” (25 MM) TYPE S

DRYWALL SCREWS 8” (203 MM) O.C. AT VERTICAL JOINTS AND 12” (305 MM) O.C. AT

WALL PERIMETER AND INTERMEDIATE STUDS. STUDS ATTACHED TO TOP AND

BOTTOM RUNNER WITH TYPE S PAN HEAD SCREWS. FACE

LAYER: 5/8” (15.9 MM) TOUGHROCK® FIREGUARD X™ OR 5/8” (15.9 MM) DENSARMOR

PLUS FIREGUARD GYPSUM BOARD APPLIED VERTICALLY OR HORIZONTALLY TO ONE

SIDE WITH 1-5/8” (41 MM) TYPE S DRYWALL SCREWS 12” (305 MM) O.C. SOUND

TESTED WITH 3-1/2” (89 MM) FIBERGLASS INSULATION FRICTION FIT IN STUD SPACE

2-½" METAL RUNNER

#10 SELF TAPPING SHEET METAL

SCREW ATTACHMENT TO KICKER

METAL STUD KICKERS

ALTERNATING @ 48" O.C. ATTACH

TO CONCRETE STRUCTURE

ABOVE WITH "RAMSET", "SHORE

SET" AND "ANIMO" RR#22668 OR

APPROVED EQUAL.

SUSPENDED ACOUSTICAL

CEILING (SEE REFLECTED

CEILING PLAN FOR TYPE AND

LAYOUT)

ATTACH TO CONCRETE STRUCTURE

ABOVE WITH "RAMSET", "SHORE SET"

AND "ANIMO" RR#22668 OR APPROVED

EQUAL.

ATTACH TO CONCRETE STRUCTURE

ABOVE WITH "RAMSET", "SHORE SET"

AND "ANIMO" RR#22668 OR APPROVED

EQUAL.

3 5/8'' - 20 GA STEEL STUDS @ 16'' O.C.

ASTM C754

ATTACH TO CONCRETE STRUCTURE

ABOVE WITH "RAMSET", "SHORE SET"

AND "ANIMO" RR#22668 OR APPROVED

EQUAL.

3 5/8'' - 20 GA STEEL STUDS @ 16'' O.C.

ASTM C754

SEAL GYP. BD. TO FLOOR

ATTACH TO CONCRETE STRUCTURE

ABOVE WITH "RAMSET", "SHORE SET"

AND "ANIMO" RR#22668 OR APPROVED

EQUAL.

HARD LID CONSTRUCTION(SEE

REFLECTED CEILING PLAN FOR TYPE

AND LAYOUT)

TERMINATION ANGLE AT FULL HEIGHT

PARTITIONS

ATTACH TO CONCRETE STRUCTURE

ABOVE WITH "RAMSET", "SHORE SET"

AND "ANIMO" RR#22668 OR APPROVED

EQUAL.

3 5/8'' - 20 GA STEEL STUDS @ 16''

O.C.

ASTM C754

SEAL GYP. BD. TO FLOOR

ATTACH TO CONCRETE STRUCTURE

ABOVE WITH "RAMSET", "SHORE SET"

AND "ANIMO" RR#22668 OR APPROVED

EQUAL.

HARD LID CONSTRUCTION(SEE

REFLECTED CEILING PLAN FOR TYPE

AND LAYOUT)

TERMINATION ANGLE AT FULL HEIGHT

PARTITIONS

ATTACH TO CONCRETE STRUCTURE

ABOVE WITH "RAMSET", "SHORE SET"

AND "ANIMO" RR#22668 OR APPROVED

EQUAL.

1-HOUR RATED 50-54 STC

GA WP 1052, NRCC 817-NV

4

STEEL STUD PARTITION

3"=1'-0"

ABBREVIATIONS

Reference Number

Area Detail

Reference

Reference Number

Wall Type

Interior Elevation

Sheet Number

Drawing Number

1

Detail Number

Sheet Number

Detail

Sheet Number

Detail Number

Door Symbol

A10.1

1

A10.1

1

A

Building Grid Lines

Window Symbol

Reference Number

1

N

S

W E

Elevation Indication

1

A10.1

SYMBOLS

1

A8.1

Wall Section

North Arrow

Sheet Number

Section Number

Exterior Elevation

Elevation Number

Sheet Number

Work Point

Control Point

or Datum Point

1

Reference Number

Appliance Symbol

Revision Number

Revision Cloud

(cloud around

rev. optional)

Sheet North

Room Identification

Room Name

Room Number

A8.1

1

True North

CORR

101

W

D

1

5/8'' TYPE X GYP. BD. BOTH SIDES. ATT.

TO STUDS & TOP BOTTOM PLATES W/

1/4'' TYPE "W" DRYWALL SCREWS

SPACED 12'' O.C. STAGGER JTS. EA.

SIDE

SEAL GYP. BD. TO FLOOR

1

STEEL STUD PARTITION

3"=1'-0"

2

STEEL STUD PARTITION

3"=1'-0"

3

STEEL STUD PARTITION

3"=1'-0"

3 5/8'' - 20 GA STEEL STUDS @

16'' O.C.

ASTM C754

5/8” (15.9 MM) TOUGHROCK® FIREGUARD X™ OR 5/8” (15.9 MM) DENSARMOR PLUS®

FIREGUARD® GYPSUM BOARD APPLIED VERTICALLY OR HORIZONTALLY TO EACH

SIDE OF 3-5/8” (92 MM) STEEL STUDS 24” (610 MM) O.C. WITH 1” (25 MM) TYPE S

DRYWALL SCREWS 8” (203 MM) O.C. AT VERTICAL JOINTS AND 12” (305 MM) O.C. AT

WALL PERIMETER AND INTERMEDIATE STUDS. STUDS ATTACHED TO TOP AND

BOTTOM RUNNER WITH TYPE S PAN HEAD SCREWS. FACE

LAYER: 5/8” (15.9 MM) TOUGHROCK® FIREGUARD X™ OR 5/8” (15.9 MM) DENSARMOR

PLUS FIREGUARD GYPSUM BOARD APPLIED VERTICALLY OR HORIZONTALLY TO ONE

SIDE WITH 1-5/8” (41 MM) TYPE S DRYWALL SCREWS 12” (305 MM) O.C. SOUND

TESTED WITH 3-1/2” (89 MM) FIBERGLASS INSULATION FRICTION FIT IN STUD SPACE

2-½" METAL RUNNER

#10 SELF TAPPING SHEET METAL

SCREW ATTACHMENT TO KICKER

METAL STUD KICKERS

ALTERNATING @ 48" O.C. ATTACH

TO CONCRETE STRUCTURE

ABOVE WITH "RAMSET", "SHORE

SET" AND "ANIMO" RR#22668 OR

APPROVED EQUAL.

SUSPENDED ACOUSTICAL

CEILING (SEE REFLECTED

CEILING PLAN FOR TYPE AND

LAYOUT)

ATTACH TO CONCRETE STRUCTURE

ABOVE WITH "RAMSET", "SHORE SET"

AND "ANIMO" RR#22668 OR APPROVED

EQUAL.

ATTACH TO CONCRETE STRUCTURE

ABOVE WITH "RAMSET", "SHORE SET"

AND "ANIMO" RR#22668 OR APPROVED

EQUAL.

3 5/8'' - 20 GA STEEL STUDS @ 16'' O.C.

ASTM C754

ATTACH TO CONCRETE STRUCTURE

ABOVE WITH "RAMSET", "SHORE SET"

AND "ANIMO" RR#22668 OR APPROVED

EQUAL.

3 5/8'' - 20 GA STEEL STUDS @ 16'' O.C.

ASTM C754

SEAL GYP. BD. TO FLOOR

ATTACH TO CONCRETE STRUCTURE

ABOVE WITH "RAMSET", "SHORE SET"

AND "ANIMO" RR#22668 OR APPROVED

EQUAL.

HARD LID CONSTRUCTION(SEE

REFLECTED CEILING PLAN FOR TYPE

AND LAYOUT)

TERMINATION ANGLE AT FULL HEIGHT

PARTITIONS

ATTACH TO CONCRETE STRUCTURE

ABOVE WITH "RAMSET", "SHORE SET"

AND "ANIMO" RR#22668 OR APPROVED

EQUAL.

3 5/8'' - 20 GA STEEL STUDS @ 16''

O.C.

ASTM C754

SEAL GYP. BD. TO FLOOR

ATTACH TO CONCRETE STRUCTURE

ABOVE WITH "RAMSET", "SHORE SET"

AND "ANIMO" RR#22668 OR APPROVED

EQUAL.

HARD LID CONSTRUCTION(SEE

REFLECTED CEILING PLAN FOR TYPE

AND LAYOUT)

TERMINATION ANGLE AT FULL HEIGHT

PARTITIONS

ATTACH TO CONCRETE STRUCTURE

ABOVE WITH "RAMSET", "SHORE SET"

AND "ANIMO" RR#22668 OR APPROVED

EQUAL.

1-HOUR RATED 50-54 STC

GA WP 1052, NRCC 817-NV

4

STEEL STUD PARTITION

3"=1'-0"

101
1

Nominal Ceiling
Height

3'-0"

101
009

DOOR NUMBER (SEE DOOR SCHEDULE)

ROOM NUMBER
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A000
A001
A002
A003
A004
A010
A011
A012
A013
A090
A091

Title Sheet
Abbreviations & Symbols
Sheet Index
Incentives Letter
3D Views
Building Stats - Zoning, Parking & Area Analysis
Building Stats - Occupancy & Egress, Fire Access
Building Stats - Open Space
Building Stats- Building Area and Occupancy
Topo Survey
Topo Survey

●
●
●

●
●
●
●

●
●

●
●
●
●
●
●
●
●
●
●
●

Civil

Landscape

C0.1
C1.1
C1.2
C1.4
C2.1
C2.2
C2.3
C2.4
C2.5
C3.0
C4.0

Civil Title Sheet
Site and Paving Plan
Site and Paving Plan
Fire Protection Plan
Precise Grading and Drainage Plan- Garage
Precise Grading and Drainage Plan
Precise Grading and Drainage Plan
Site Cross Sections
Site Cross Sections
Utility Plan
Storwater Control Plan

● ●
● ●
● ●

●
●

● ●
● ●
● ●
● ●
● ●
● ●

L1.01
L1.02
L2.01
L8.00
L8.10
L8.11
L8.12
L8.13

Tree Removal Plan
Tree Inventory
Site Plan
Plant Legend
Planting Plan
Planting Plan
Planting Plan
Planting Plan

● ●
●
●

●
●
●
●
●

A100
A200
A210
A220
A230
A240
A250
A310
A311
A320
A330
A331
A332
A410
A420
A430
A440
A550
A554
A556

Site Plan
Parking Overall Floor Plan
Ground Floor Overall Floor Plan
Second Floor Overall Floor Plan
Third Floor Overall Floor Plan
Fourth Floor Overall Floor Plan
Roof Overall Floor Plan
Wing A South & North - Exterior Elevation
Wing A West & East - Exterior Elevations
Wing B East & West - Exterior Elevations
Wing C  South & North - Exterior Elevations
Wing D South & North - Exterior Elevations
Wing D East - Exterior Elevation
Wing A - Buiding Sections (N-S & E-W)
Wing A & B - Building Sections (E-W)
Wings C & D - Building Section (N-S & E-W)
Wings D - Building Section (N-S)
Type A Studio - Floor Plan
Type B One-Bedroom - Floor Plan
Type C Two Bedroom - Floor Plan

●
●
●
●
●
●
●
●
●
●
●

●
●

●
●
●
●
●

●
●
●
●
●
●
●
●
●
●
●
●
●
●
●
●
●
●
●
●

Architectural

03
/3

0/
21

06
/1

8/
21

   
1
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310.573.4300 

 

 June 17, 2021 

 

(INCENTIVES SUMMARY):   03 

 
 PROJECT: Vista Woods Apartments 
 PROJECT NO.: 2103A 
 PROJECT LOCATION: 600 Roble Ave 
 TO: City of Pinole  
 RE: Zoning Incentives 
 ISSUE DATE: June 18, 2021 
   
 

 
The Vista Woods Apartments is a proposed affordable housing development for seniors at a site located 
along San Pablo Avenue and Roble Avenue. This project will provide 179 units of housing with on-site 
management services, community amenities and landscaping. This document serves as a summary for 
the provisions of the project as it qualifies for development standard reductions and incentives through 
the State Density Bonus. It’s conformance to the standards of this law preclude it from requiring any 
other discretionary approvals.  
  
This project qualifies for incentives and exemptions per the State Density Bonus Law (SDBL), California 
Code Section 65915 in effect 1/1/2021: 

1. Qualifications of building per the SDBL: 
a. 100% deed-restricted affordable to low-income households 
b. 100% deed-restricted dwelling units to senior housing 
c. Site is within ½ mile of a bus stop with service greater than 8 times per day (additionally, 

this project proposes to provide a new bus stop shelter on San Pablo Avenue on site) 
2. Requests of this project that shall be automatically granted per the SDBL: 

a. Zero parking required 
b. 80% Density Bonus 
c. Four (4) incentives / concessions 
d. Waivers or reductions of development standards  

 
This project requests the following, as proposed in the Planning Application, submitted June 18, 2021: 

I. Zero parking as base requirement per SDBL 65915(p)(3)(B) 
a. Project proposes Eighty eight(88) parking stalls, which is 88 above required 

II. 80% Density Bonus per SDBL 65915(d)(3)(D)(i) 
o Site Area = 2.017 acres 
o Minimum Base Density per Pinole Municipal Code: 35.1 units per acre 

▪ 35.1 * 2.017 acres = 70.79 units 
o Maximum Base Density per Pinole Municipal Code 50.0 units per acre 

▪ 50.0 * 2.017 acres = 100.85 units 
o State Density Bonus of 80% 

▪ 70.79 units * 1.80 = 127.42 which rounds up to 128 units min density 
▪ 100.85 units * 1.80 = 181.53 which rounds up to 182 units max density 
▪ Proposed total units is 179 

III. Three (3) Incentives / Concessions per SDBL 65915(d)(2)(D) 

 

   
421 COLYTON STREET, 2ND FLOOR, LOS ANGELES, CA 90013   P: 

310.573.4300 

 

a. Reduction of Setbacks 
i. Side Yard at northern property boundary along Encina Avenue to be between 1’-

0” and 14’-10” in lieu of required 15’; all other setback requirements are met 
b. Reduction of Open Space (17.24.030) 300 sf/unit 

i. Per Zoning Code standard it requires a total of 53,700 total open space 
c. Increased Height 

i. At the Eastern portion of the building facing Roble Avenue (for 82’-11” of 
building length going east to west), the proposed height is 60’-7” at the tallest, 
measuring from the lowest adjacent grade most eastern moment. The 
remainder of the building is beneath the 50’-0” maximum height requirement 

IV. Waivers of Development Standards per SDBL 65915(e)(1) and (2) 
a. Compact Parking (17.48.090) - 20% maximum compact parking stall ratio shall be 

waived to allow for proposed 62.5% ratio. 
b. Chapter 6, Section C, paragraph 2 (i) (Figure 6.4, Special Height Requirement {Rear and 

Side Setback}) - 45-degree step-backs at upper stories to be waived and are not 
provided in proposed building. 

c. Chapter 6, Section C, paragraph 2 (i) (Figure 6.4, Special Height Requirement {Across the 
Street Setback}) - 45-degree step-backs at upper stories to be waived and are not 
provided in proposed building. 

d. Parking lot shade standards (17.44.060-3) - Parking lot shade requirement per Pinole 
Municipal Code to be waived. 

 
 
 
 
 
APPLICABLE STATE DENSITY BONUS LAW PROVISIONS 
CALIFORNIA CODE SECTION 65915 (IN EFFECT 1/1/2021) 
 
... 
65915(a)(2): 
(2) A local government shall not condition the submission, review, or approval of an application pursuant 
to this chapter on the preparation of an additional report or study that is not otherwise required by state 
law, including this section. This subdivision does not prohibit a local government from requiring an 
applicant to provide reasonable documentation to establish eligibility for a requested density bonus, 
incentives or concessions, as described in subdivision (d), waivers or reductions of development standards, 
as described in subdivision (e), and parking ratios, as described in subdivision (p). 
… 
65915(b)(1)(G): 
(G) One hundred percent of all units in the development, including total units and density bonus 
units, but exclusive of a manager’s unit or units, are for lower income households, as defined by 
Section 50079.5 of the Health and Safety Code, except that up to 20 percent of the units in the 
development, including total units and density bonus units, may be for moderate-income 
households, as defined in Section 50053 of the Health and Safety Code. 
... 
65915(d)(2): 
(2) The applicant shall receive the following number of incentives or concessions: 
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... 
65915(d)(2)(D): 
(D) Four incentives or concessions for projects meeting the criteria of subparagraph (G) of 

paragraph (1) of subdivision (b). If the project is located within one-half mile of a major transit stop, the 
applicant shall also receive a height increase of up to three additional stories, or 33 feet. 
... 
65915(d)(3)(D): 
(D) For housing developments meeting the criteria of subparagraph (G) of paragraph (1) of 
subdivision (b), the following shall apply: 
(i) Except as otherwise provided in clause (ii), the density bonus shall be 80 percent of the 
number of units for lower income households. 
… 
65915(e)(1) 
(1) In no case may a city, county, or city and county apply any development standard that will have the 
effect of physically precluding the construction of a development meeting the criteria of subdivision (b) at 
the densities or with the concessions or incentives permitted by this section. Subject to paragraph (3), an 
applicant may submit to a city, county, or city and county a proposal for the waiver or reduction of 
development standards that will have the effect of physically precluding the construction of a development 
meeting the criteria of subdivision (b) at the densities or with the concessions or incentives permitted 
under this section, and may request a meeting with the city, county, or city and county. 
… 
65915(e)(2) 
(2) A proposal for the waiver or reduction of development standards pursuant to this subdivision shall 
neither reduce nor increase the number of incentives or concessions to which the applicant is entitled 
pursuant to subdivision (d). 
... 
65915(p)(3) 
(3) Notwithstanding paragraph (1), if a development consists solely of rental units, exclusive of a 
manager’s unit or units, with an affordable housing cost to lower income families, as provided in 
Section 50052.5 of the Health and Safety Code, then, upon the request of the developer, a city, 
county, or city and county shall not impose vehicular parking standards if the development meets 
either of the following criteria: 
... 
65915(p)(3)(B) 
(B) The development is a for-rent housing development for individuals who are 62 years of age or 
older that complies with Sections 51.2 and 51.3 of the Civil Code and the development has either 
paratransit service or unobstructed access, within one-half mile, to fixed bus route service that 
operates at least eight times per day. 
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A

B

C D

1. CONCEPTUAL VIEW FROM SAN PABLO AVENUE LOOKING WEST2. AERIAL VIEW LOOKING NORTH EAST

3.ENCINA AVENUE LOOKING SOUTH EAST4.ENCINA AVENUE LOOKING SOUTH WEST

1
2

3
4

SAN PABLO

ENCINA

M
AD
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E
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O
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ROOM AREAS SCHEDULE*
FLOOR

UNDERGROUND PARKING

GROUND FLOOR

SECOND FLOOR

THIRD FLOOR

FOURTH FLOOR

ROOM NAME

BOOSTER PUMP RM.

ELEC. RM.

ELECTRICAL ROOM

ELVR

MECH. ROOM

PARKING

STAIR

TRASH

UTIL.

0-BR UNIT

1-BR UNIT

2-BR UNIT

DINING/ GAMES

ELEC. RM.

ELVR

ELVR.

ENTRY LOBBY

FITNESS

IDF

IDF

KITCHEN

LAUNDRY

OFFICE

STAIR

STO.

TRASH

TRASH RM.

TV/ LIVING

W/C

WING 3 LOBBY

0-BR UNIT

1-BR UNIT

2-BR UNIT

ELVR LOBBY 1

ELVR.

IDF

STAIR

STAIR.

TRASH

WING 3 LOBBY

0-BR UNIT

1-BR UNIT

2-BR UNIT

ELVR LOBBY 1

ELVR.

IDF

STAIR

TRASH

WING 3 LOBBY

0-BR UNIT

1-BR UNIT

2-BR UNIT

ELVR LOBBY 1

ELVR.

IDF

STAIR

STAIR.

TRASH

WING 3 LOBBY

NET TOTAL AREA

131

218

384

63

189

17,502

736

119

47

19,389 sq ft

1,784

14,521

6,158

854

229

256

205

2,078

489

88

104

583

439

678

1,557

122

74

146

633

201

530

31,729 sq ft

1,776

16,503

6,904

1,119

205

166

594

565

158

530

28,520 sq ft

1,787

16,500

6,920

1,095

199

166

1,081

158

534

28,440 sq ft

1,776

16,499

6,912

1,095

199

166

571

508

154

535

28,415 sq ft
136,493 sq ft

0'
 F

R
O

N
T 

BU
IL

D
-T

O
 L

IN
E

15' SIDE YARD REQ'D

15' SIDE YARD REQ'D

15
' R

EA
R

 Y
AR

D 
R

EQ
'D

EASEMENT AT
NEIGHBORING LOT

SFD

RMU - RESIDENTIAL MIXED USE

CMU - COMMERCIAL MIXED USE

VHDR - VERY HIGH DENSITY RESIDENTIAL

SUBURBAN RESIDENTIAL (R1)

0'
 S

ID
E 

YA
R

D 
R

EQ
'D

0' SIDE YARD REQ'D

COMMERCIAL
MIXED USE

SFD

SFD

MULTI-
FAMILY

SFD

63
'-1

1"
 M

IN
. S

ID
E

YA
R

D
 P

R
O

VI
D

ED

15
' M

IN
. R

EA
R

 Y
AR

D
 P

R
O

VI
D

ED

26'-7" MIN. SIDE YARD PROVIDED

SFD

SFD

3'-12' SIDE YARD PROVIDED

43'-0" MIN. SIDE YARD PROVIDED

COMMERCIALMULTI-
FAMILY

COMMERCIAL

COMMERCIALCOMMERCIAL

COMMERCIAL
MIXED USESFD

SFD

SFD
SFD

SFD

SFD
SFD

SFD
COMMERCIAL

3"

100'-0"

80
'-4

"

60'-0"

40
'-0

"

3
A010

3
A010

2
A010

2
A010

SAN PABLO AVENUE

CELL TOWER

BUILDING

CLEARANCE

ENCINA AVENUE

M
AD

R
O

N
E 

AV
EN

U
E

15
' R

EA
R

 Y
D

. R
EQ

'D
10

0'
 M

IN
. P

R
O

VI
D

ED

0' SIDE YARD REQ'D
1' MIN. SIDE YARD PROVIDED

4 STORIES
OVER PARTIALLY

SUBTERRANEAN PARKING

4 STORIES
WING 1WING 1

WING 2

WING 4
4 STORIES

OVER PARTIALLY
SUBTERRANEAN PARKING

WING 3

4 STORIES

+86'-5 1/2"
TRUE EXISTING 
ADJACENT GRADE

+91'-1 7/8"
TRUE BASEMENT

+105'-8 7/8"
TRUE GROUND FLOOR

+115'-2 1/2"
TRUE SECOND FLOOR

+125'-2 1/2"
TRUE THIRD FLOOR

+135'-2 1/2"
TRUEFOURTH FLOOR

+145'-2 1/2"
TRUE ROOF

-20'-9"
EXISTING
ADJACENT GRADE

-16'-5/8"
BASMENT

-2'-0"
GROUND FLOOR

+8'-0"
SECOND FLOOR

+18'-0"
THIRD FLOOR

+28'-0"
FOURTH FLOOR

+38'-0"
ROOF LEVEL

LINE OF EXISTING
GRADE

50' ABOVE GRADE

0"
GROUND FLOOR

13'-6"
SECOND FLOOR

23'-6"
THIRD FLOOR

33'-0"
FOURTH FLOOR

42'-6"
ROOF

43
'-6

"

107'-2 1/2"
TRUE GROUND FLOOR

120'-8 1/2"
TRUE SECOND FLOOR

130'-8 1/2"
TRUE THIRD FLOOR

140'-2 1/2"
TRUE FOURTH FLOOR

149'-8 1/2"
TRUE ROOF

LINE OF EXISTING
GRADE

50' ABOVE GRADE

1ST FLOOR

2ND FLOOR

3RD FLOOR

4TH FLOOR

TOTAL

0 BR 1 BR 2 BR TOTAL
4 29 8 41

4 33 9 46

4 33 9 46

4 33 9 46

16 128 35 179

UNIT TYPE 0-BR UNIT 1-BR UNIT 2-BR UNIT

NET AREA PER UNIT

QTY 16 128 35 179

AREA PER UNIT TYPE

SCALE: 1/64" =    1'-0" 1ZONING & SETBACKS DIAGRAM

SCALE: 1/32" =    1'-0" 3ZONING SECTION

SCALE: 1/32" =    1'-0" 2ZONING SECTION

  BICYCLE PARKING SUMMARY

  AUTOMOBILE PARKING SUMMARY
NO PARKING REQUIRED PER SDBL 65915(p)(3)(B)
PROPOSED PARKING:
STANDARD
COMPACT
ACCESSIBLE
ACCESSIBLE VAN
TOTAL PARKING PROVIDED
QTY PARKING W/ EV HOOK-UPS
100% STALLS WILL BE EV READY

MULTI-FAMILY RESIDENTIAL PER CITY OF PINOLE
THREE CORRIDOR SPECIFIC PLAN - CHAPTER 7.3.2.c.i

1 SPACE PER OCCUPANT FOR 30% OF THE
PLANNED OCCUPANCY BUT NO FEWER THAN ONE
PER UNIT
179 UNITS = 179 RESIDENTIAL BICYCLE PARKING SPACE

VISITOR BICYCLE RACKS ON SITE
1 BICYCLE SPACE PER 10 DWELLING UNITS
179/10 = 18 VISITOR BICYCLE PARKING SPACES

TOTAL REQUIRED = 197 BICYCLE SPACES
TOTAL PROVIDED = 207 BICYCLE SPACES

PER PINOLE MC 17.48.120.F.5
IF PROVIDED WITHIN UNIT, RACKS OR LOCKERS ARE
NOT REQUIRED.
179 RESIDENTIAL BICYCLE PARKING SPACES WILL
BE PROVIDED WITHIN UNIT.

APN
402-023-007-6 (600 ROBLE AVENUE)
402-023-003-5 (1106 SAN PABLO AVENUE)
405-023-002-7 (1230 SAN PABLO AVENUE)

ZONING
R-4: VERY HIGH DENSITY RESIDENTIAL
CMU: COMMERCIAL MIXED-USE
SITE FALLS WITHIN THE THREE CORRIDORS SPECIFIC PLAN,
SAN PABLO AVENUE, MIXED-USE SUB-AREA

SITE AREA
88,053.8 SF = 2.01 ACRES

SITE UTILIZATION
Current Use: Vacant land w/ abandoned commercial structures
Proposed Use: Permanent Supportive, Restricted Affordable
Housing for Seniors

RESIDENTIAL DENSITY
R-4:
35.1 min. units per acre: 35.1 * 2.01 acres = 70.5 units
State Density Bonus of 80%: 70.5 X 1.80 = 126.9 units
50.0 max. units per acre: 50.0 * 2.01 acres = 100.5 units
State Density Bonus of 80%: 100.5 X 1.80 = 180.9 units
TOTAL ALLOWED: 128-182 UNITS
TOTAL PROPOSED: 179 UNITS

SETBACKS
See setback diagram on this sheet, 01/A010.

ZONING MAX HEIGHT:
50'-0", 4 Stories

2019 CBC MAX HEIGHT:
60'-0" (CBC Table 504.3)

PROPOSED HEIGHT:
60'-7" (Max Height) 4 Stories + Parking
43'-6" (Avg. Height)

PROPOSED BLDG AREA:
184,349 sq ft

ZONING ANALYSIS BUILDING STATISTICS

QUALIFICATIONS OF BUILDING UNDER SDBL:

1. 100% DEED RESTRICTED AFFORDABLE TO LOW-INCOME
HOUSEHOLDS
2. 100% DEED RESTRICTED SENIOR HOUSING
3. WITHIN 1/2 MILE OF BUS STOP WITH SERVICE >8
TIMES/DAY

AUTOMATICALLY GRANTED UPON REQUEST BY SDBL:

1. 80% DENSITY BONUS PER 65915(d)(3)(D)(i)
2. FOUR INCENTIVES/CONCESSIONS PER 65915(d)(2)(D)
3. ZERO REQUIRED PARKING PER 65915(p)(3)(B)
4. WAIVERS OR REDUCTIONS OF DEVELOPMENT  
STANDARDS PER 65915(e)(1) & (2)

APPLICABLE STATE DENSITY BONUS LAW PROVISIONS
CALIFORNIA CODE SECTION 65915 (IN EFFECT 1/1/2021)

65915(b)(1)(G):
(G) One hundred percent of all units in the development, including total units and density bonus
units, but exclusive of a manager’s unit or units, are for lower income households, as defined by
Section 50079.5 of the Health and Safety Code, except that up to 20 percent of the units in the
development, including total units and density bonus units, may be for moderate-income
households, as defined in Section 50053 of the Health and Safety Code.
...

65915(d)(2):
(2) The applicant shall receive the following number of incentives or concessions:
...
65915(d)(2)(D):
(D) Four incentives or concessions for projects meeting the criteria of subparagraph (G) of
paragraph (1) of subdivision (b).
...
65915(d)(3)(D):
(D) For housing developments meeting the criteria of subparagraph (G) of paragraph (1) of
subdivision (b), the following shall apply:

(i) Except as otherwise provided in clause (ii), the density bonus shall be 80 percent of the
number of units for lower income households.
...
65915(p)(3)
(3) Notwithstanding paragraph (1), if a development consists solely of rental units, exclusive of a
manager’s unit or units, with an affordable housing cost to lower income families, as provided in
Section 50052.5 of the Health and Safety Code, then, upon the request of the developer, a city,
county, or city and county shall not impose vehicular parking standards if the development meets
either of the following criteria:
...
65915(p)(3)(B)
(B) The development is a for-rent housing development for individuals who are 62 years of age or
older that complies with Sections 51.2 and 51.3 of the Civil Code and the development has either
paratransit service or unobstructed access, within one-half mile, to fixed bus route service that
operates at least eight times per day.

STATE DENSITY BONUS LAW

*excludes exterior balconies, thickness of walls, parking, & shafts

CONSTRUCTION TYPE:
TYPE VA, OVER TYPE I PODIUM (PARTIAL)

MIXED OCCUPANCY:
PARKING - S2
OFFICES - B
ASSEMBLY - A3
MULTIFAMILY - R2

UNIT TYPE SUMMARY

UNIT CALCULATIONS

BUILDING ELEMENT
STRUCTURAL FRAME
EXTERIOR BEARING WALLS
INTERIOR BEARING WALLS
EXTERIOR NON-BEARING WALLS AND PARTITIONS
INTERIOR NON-BEARING WALLS AND PARTITIONS
FLOOR CONSTRUCTION
ROOF CONSTRUCTION

(FOOTNOTE 'g' FOR EXTERIOR BEARING WALLS,
CBC TABLE 602 - X>30 = 0)

RATING IN HOURS
1
1
1
1
0
1
1

BUILDING ELEMENT
STRUCTURAL FRAME
EXTERIOR BEARING WALLS
INTERIOR BEARING WALLS
EXTERIOR NON-BEARING WALLS AND PARTITIONS
INTERIOR NON-BEARING WALLS AND PARTITIONS
FLOOR CONSTRUCTION
ROOF CONSTRUCTION

(FOOTNOTE 'g' FOR EXTERIOR BEARING WALLS,
CBC TABLE 602 - X>30 = 0)

FIRE-RESISTANCE RATING FOR BUILDING ELEMENTS
(TABLE 601) TYPE IA CONSTRUCTION

FIRE-RESISTANCE RATING FOR BUILDING ELEMENTS
(TABLE 601) TYPE V-A CONSTRUCTION

RATING IN HOURS
3
3
3
1
0
2

1.5

446 SF 500 SF 770 SF

TOTAL AREA PER UNIT
TYPE

7,136 SF 64,000 SF 27,720 SF

BUILDING TOTAL

27
56
3
2
88
2
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UP

U
P

UP

UP

W
/D

W
/D

W
W

W
/D

D
/D

D
/D

W
/D

W
W

W
/D

F

F F

F

F

F

F

F

F F FF

F

F

F

F
F F

F
F

F F FF

F F F

F

F

F F FF

F
F

F
F

F

F

F

F

83'-4" 198'-0"

105'-0"

102'-0"

124'-5"91'-0"

108'-3"

111'-10"
33'-3"

99'-0"

47'-6"

103'-2"

ELEC.
RM.

A: 229 SF
300
1

IDF
A: 104 SF

300
1

LAUNDRY
A: 439 SF

15
30

FITNESS
A: 489 SF

50
10

TV/
LIVING
A: 633 SF

15
43

DINING/
GAMES

A: 854 SF
15
57

KITCHEN
A: 583 SF

15
39

WING
3

 LOBBY
A: 530 SF

200
3

W/C
A: 70 SF

200
1

IDF
A: 51 SF

300
1

STO.
A: 59 SF

300
1

STO.
A: 63 SF

300
1

W/C
A: 69 SF

200
1

W/C
A: 62 SF

15
5

TRASH
RM.

A: 146 SF
300
1

IDF
A: 37 SF

300
1

STAIR
A: 142 SF

200
1

STAIR
A: 146 SF

200
1

STAIR
A: 526 SF

200
3

U
P

A
B

B

88'-9"

A

B
A

B

A A

B

A

A

A

B

1-BR
UNIT

A: 497 SF
200
3

0-BR
UNIT

A: 446 SF
200
3

2-BR
UNIT

A: 769 SF
200
4

0-BR
UNIT

A: 446 SF
200
3

0-BR
UNIT

A: 446 SF
200
3

0-BR
UNIT

A: 446 SF
200
3

2-BR
UNIT

A: 770 SF
200
4

2-BR
UNIT

A: 770 SF
200
4

1-BR
UNIT

A: 501 SF
200
3

1-BR
UNIT

A: 496 SF
200
3

1-BR
UNIT

A: 501 SF
200
3

1-BR
UNIT

A: 501 SF
200
3

1-BR
UNIT

A: 500 SF
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3

1-BR
UNIT

A: 499 SF
200
3

2-BR
UNIT

A: 772 SF
200
4

2-BR
UNIT

A: 769 SF
200
4

1-BR
UNIT

A: 499 SF
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3

1-BR
UNIT

A: 499 SF
200
3

1-BR
UNIT

A: 499 SF
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3

1-BR
UNIT

A: 499 SF
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3

1-BR
UNIT

A: 499 SF
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3

1-BR
UNIT
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3

1-BR
UNIT

A: 497 SF
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3
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UNIT

A: 499 SF
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3
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UNIT

A: 500 SF
200
3
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UNIT

A: 499 SF
200
31-BR

UNIT
A: 499 SF
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3

1-BR
UNIT

A: 497 SF
200
3

1-BR
UNIT

A: 497 SF
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3

1-BR
UNIT

A: 497 SF
200
3

1-BR
UNIT

A: 499 SF
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3

2-BR
UNIT

A: 770 SF
200
4

1-BR
UNIT

A: 497 SF
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3

1-BR
UNIT

A: 497 SF
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3

1-BR
UNIT

A: 499 SF
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3

1-BR
UNIT

A: 499 SF
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3

2-BR
UNIT

A: 769 SF
200
4

2-BR
UNIT

A: 769 SF
200
4

1-BR
UNIT

A: 497 SF
200
3

1-BR
UNIT

A: 560 SF
200
3

1-BR
UNIT

A: 499 SF
200
3

ENTRY
LOBBY
A: 2,078 SF

15
139

OFFICE
A: 280 SF

200
2

TRASH
A: 74 SF

300
1

STAIR
A: 142 SF

300
1

UP

U
P

U
P

UP

UP

UP

F
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F
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F

F F

F

F F F

F F F

F F

F
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F F

F
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F FF
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F F F

F F FF

F
F

F
F

FF

F
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F

F

102'-0" 136'-0"

106'-1"

111'-7"

98'-4"

108'-6"

130'-8"

IDF
A: 78 SF

200
1

WING
3

 LOBBY
A: 534 SF

200
3

ELVR LOBBY 1
A: 1,095 SF

200
6

OUTDOOR
DECK
A: 516 SF

15
35

TRASH
A: 84 SF

200
1

ELVR.
A: 68 SF

200
1

ELVR.
A: 68 SF

200
1

IDF
A: 51 SF

200
1

TRASH
A: 74 SF

200
1

ELVR.
A: 63 SF

200
1

STAIR
A: 150 SF

200
1

STAIR
A: 170 SF

200
1

IDF
A: 37 SF

200
1

STAIR
A: 482 SF

200
3

B A

B

A

A

B

A

B

A

B

A

A

1-BR
UNIT

A: 496 SF
200
3

2-BR
UNIT

A: 766 SF
200
4

2-BR
UNIT

A: 769 SF
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4
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UNIT
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4

1-BR
UNIT
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1-BR
UNIT

A: 497 SF
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3
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UNIT
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3
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UNIT
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3

0-BR
UNIT

A: 446 SF
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3

0-BR
UNIT

A: 447 SF
200
3
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UNIT

A: 447 SF
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3

0-BR
UNIT

A: 447 SF
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3
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UNIT
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3
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4

1-BR
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3
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UNIT
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3
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3
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UNIT

A: 772 SF
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A: 497 SF
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3
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3
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3
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3

1-BR
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3
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A: 499 SF
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3
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3
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UNIT
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3
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A: 499 SF
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3

1-BR
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A: 497 SF
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3
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3
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A: 499 SF
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3
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UNIT

A: 499 SF
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3
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A: 499 SF
200
3

1-BR
UNIT

A: 499 SF
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3

1-BR
UNIT

A: 499 SF
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3

1-BR
UNIT

A: 499 SF
200
3

1-BR
UNIT

A: 499 SF
200
3

2-BR
UNIT

A: 767 SF
200
4

1-BR
UNIT

A: 560 SF
200
3

2-BR
UNIT

A: 769 SF
200
4

2-BR
UNIT

A: 769 SF
200
4

STAIR
A: 137 SF

200
1

STAIR
A: 142 SF

200
1 1-BR

UNIT
A: 499 SF

200
3

1-BR
UNIT

A: 499 SF
200
3

OCCUPANCY & OCCUPANT LOAD SCHEDULE: BUILDING 12
FLOOR

UNDERGROUND PARKING

GROUND FLOOR

SECOND FLOOR

THIRD FLOOR

FOURTH FLOOR

ROOM

BOOSTER
PUMP RM.

ELEC. RM.

ELECTRICAL
ROOM

ELVR

MECH. ROOM

PARKING
TRASH

UTIL.

0-BR UNIT
1-BR UNIT
2-BR UNIT

DINING/
GAMES

ELEC. RM.
ELVR.

ENTRY
LOBBY

FITNESS
IDF
IDF

KITCHEN

LAUNDRY

OFFICE
OFFICE
STO.
TRASH
TRASH RM.

TV/ LIVING

W/C
W/C
WING 3
LOBBY

0-BR UNIT
1-BR UNIT
2-BR UNIT
ELVR LOBBY
1
ELVR.
IDF
TRASH
WING 3
LOBBY

0-BR UNIT
1-BR UNIT
2-BR UNIT
ELVR LOBBY
1
ELVR.
IDF
OUTDOOR
DECK
TRASH
WING 3
LOBBY

0-BR UNIT
1-BR UNIT
2-BR UNIT
ELVR LOBBY
1
ELVR.
IDF
OUTDOOR
DECK
TRASH
WING 3
LOBBY

QUANTITY

1

1

1

1

1

1
1

1

4
29
8

1

1
3

1

1
2
1

1

1

3
1
2
1
1

1

2
1

1

4
33
9

1

3
3
2

1

4
33
9

1

3
3

1

2

1

4
33
9

1

3
3

1

2

1

OCCUPANCY
TYPE

S-2

S-2

S-2

S-2

S-2

S-2
S-2

S-2

R-2
R-2
R-2

A-3

R-2
R-2

A-3

R-2
R-2
R-2

R-2

R-2

B
R-2
R-2
R-2
R-2

A-3

R-2
R-2

R-2

R-2
R-2
R-2

R-2

R-2
R-2
R-2

R-2

R-2
R-2
R-2

R-2

R-2
R-2

R-2

R-2

R-2

R-2
R-2
R-2

R-2

R-2
R-2

R-2

R-2

R-2

FUNCTION OF
SPACE

Accessory storage
areas, mechanical
equipment room
Accessory storage
areas, mechanical
equipment room
Accessory storage
areas, mechanical
equipment room
Accessory storage
areas, mechanical
equipment room
Accessory storage
areas, mechanical
equipment room
Parking garages
Residential
Accessory storage
areas, mechanical
equipment room

Residential
Residential
Residential
Assembly without
fixed seats
Unconcentrated
(tables and chairs)
Residential
Residential
Assembly without
fixed seats
Unconcentrated
(tables and chairs)
Excercise rooms
Residential
Residential
Assembly without
fixed seats
Unconcentrated
(tables and chairs)
Assembly without
fixed seats
Unconcentrated
(tables and chairs)
Business areas
Residential
Residential
Residential
Residential
Assembly without
fixed seats
Unconcentrated
(tables and chairs)
Residential
Residential

Residential

Residential
Residential
Residential

Residential

Residential
Residential
Residential

Residential

Residential
Residential
Residential

Residential

Residential
Residential

Residential

Residential

Residential

Residential
Residential
Residential

Residential

Residential
Residential

Residential

Residential

Residential

OCCUPANT
LOAD FACTOR

300

300

300

300

300

200
200

300

200
200
200

15

200
200

15

50
200
200

15

15

150
200
200
200
200

15

200
200

200

200
200
200

200

200
200
200

200

200
200
200

200

200
200

200

200

200

200
200
200

200

200
200

200

200

200

MEASURED
NET AREA

131

218

384

63

189

17,502
119

47

18,653 sq ft

1,784
14,521
6,158

854

229
205

2,078

489
88
104

583

439

398
280
122
74
146

633

139
62

530

29,916 sq ft

1,776
16,503
6,904

1,119

205
166
158

530

27,361 sq ft

1,787
16,500
6,920

1,095

199
166

516

158

534

27,875 sq ft

1,776
16,499
6,912

1,095

199
166

516

154

535

27,852 sq ft
131,657 sq ft

OCCUPANTS

1

1

2

1

1

88
1

1

96

3
3
4

57

1
1

139

10
1
1

39

30

2
2
1
1
1

43

1
5

3

478

3
3
4

6

1
1
1

3

164

3
3
4

6

1
1

35

1

3

199

3
3
4

6

1
1

35

1

3

199
1136

SL
O

PE
 U

P

SLOPE UP

U
P

UP

DOWN

UP

GARAGE
ENTRANCE

GARAGE EXIT

SLOPE UP

51'-2"

133'-10"

106'-8"

132'-9"

ELVR
A: 63 SF

300
1

UTIL.
A: 47 SF

300
1

ELECTRICAL
ROOM

A: 384 SF
300
2

MECH.
ROOM

A: 189 SF
300
1

ELEC.
RM.

A: 218 SF
300
1

TRASH
A: 119 SF

200
1

STAIR
A: 228 SF

300
1

STAIR
A: 188 SF

100
2BOOSTER

PUMP
 RM.

A: 131 SF
300
1

B

A

A B

A

B

A

PARKING
A: 17,502 SF

200
88

01

SCALE: 1/32" =    1'-0" 2GROUND FLOOR OCCUPANCY & EGRESS DIAGRAM

SCALE: 1/32" =    1'-0" 32ND-4TH FLOOR OCCUPANCY & EGRESS DIAGRAM

SCALE: 1/32" =    1'-0" 1BASEMENT FLOOR EGRESS PLAN

TOTAL
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SECTION OF ISLAND FULL OF CONCRETED ROCKS
ISLAND FULL OF CONCRETED ROCKS

1126

+110.55

+122
+127.93
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SCALE: 1/64" =    1'-0" 1GROUND FLOOR - PRIVATE OR SEMI-PRIVATE OPEN SPACE

SCALE: 1/64" =    1'-0" 2TYPICAL FLOOR - PRIVATE OR SEMI-PRIVATE OPEN SPACE
SCALE: 1/64" =    1'-0" 4NON-RECREATIONAL SITE LANDSCAPE

SCALE: 1/64" =    1'-0" 3COMMON AREA OPEN SPACE

BALCONY SF

96
81
222

 COUNT

16
128
35

STUDIO
1 BEDROOM
2 BEDROOM

1,536 SF
10,368 SF
7,770 SF

TOTAL

20,738 SF

BALCONY/OUTDOOR DECK AREA (PRIVATE OR SEMI-PRIVATE OPEN SPACE)

OPEN SPACE REQUIREMENTS PER PINOLE MC 17.24.030
SITE AREA: 88,053.8 SF

REQUIRED

53,700 SF
17,611 SF

26,416 SF

IMPROVED, USABLE OPEN SPACE (300SF/UNIT)
 - PRIVATE OR SEMI-PRIVATE OPEN SPACE (20% OF LOT AREA)
 - IMPROVED COMMON USABLE LANDSCAPE AREA

IMPROVED, LANDSCAPED OPEN SPACE (30% OF LOT AREA)
 - IMPROVED COMMON USABLE LANDSCAPE AREA
 - NON-RECREATIONAL SITE LANDSCAPE

OPEN SPACE CALCULATIONS

PROVIDED

36,858 SF
19,884 SF
16,974 SF

26,653 SF
19,974 SF
9,679 SF

OUTDOOR DECK 1,064 SF2 (FLOOR 3 AND 4)532
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32
'-7

"

20'-0"

30'-0"

56
'-9

"

P = 887'
F = 887' - 57' = 830'

P = 807.3'
F = 807.3'-32.5' = 774.8'

7,821 sq ft

23,158 sq ft
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7,614 sq ft

21,547 sq ft
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F F F

F F
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F

F F

F
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F FF
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F
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F
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SL
O

PE
 U

P

SLOPE UP

GARAGE
ENTRANCEGARAGE EXIT

SLOPE UP18,868 sq ft

F

F

F

F

F

F

F

F F F

F F F

F F

F

F

F

F

F F

F

F FF

F

F

F F F

F F FF

F
F

F
F

FF

F

F

F

F

F

F

21,605 sq ft

19,596 sq ft

PARKING - TYPE IA

STORY

UNDERGROUND PARKING

Area

18,868

18,868 sq ft

BUILDING 2 - TYPE VA

STORY

GROUND FLOOR

SECOND FLOOR

THIRD FLOOR

FOURTH FLOOR

Area

19,625

19,596

19,596

19,596

78,413 sq ft

CHAPTER 5: GENERAL BUILDING HEIGHTS AND AREAS;
SEPARATION OF OCCUPANCIES

BUILDING 12:
MULTIPLE OCCUPANCY, MULTISTORY
CONSTRUCTION TYPE: VA
OCCUPANCY TYPE: R-2/A
SPRINKLER TYPE: NFPA 13
If = 0.75

506.2.4 Mixed-Occupancy, Multistory Buildings

Each story of a mixed-occupancy building with more than one story above grade plane shall
individually comply with the applicable requirements of Section 508.1. For buildings with
more than three stories above grade plane, the total building area shall be such that the
aggregate sum of the ratios of the actual area of each story divided by the allowable area of
such stories, determined in accordance with Equation 5-3 based on the applicable provisions
of Section 508.1, shall not exceed three, provided the aggregate sum of the ratios for
portions of mixed-occupancy, multistory buildings containing A, E, H, I, L and R occupancies,
high-rise buildings, and other applications listed in Section 1.11 regulated by the Office of the
State Fire Marshal, including any other associated non-separated occupancies, shall not
exceed two.

Equation 5-3:

Story 1 (R-2 occupancy):

Aa=[At+(NS x If)]
At = 36,000
NS = 12,000
If = 0.68

Story 1 R-2 area: 15,764 SF
Aa=[36,000+(12,000 x .68)] = 44,160 SF
RATIO: 0.356

Story 1 (A-3 occupancy)

Aa=[At+(NS x If)]
At = 34,500
NS = 11,500
If = 0.68

Story 1 A-3 area: 6,606 SF
Aa=[34,500+(11,500 x .68)] = 42,320 SF
RATIO: 0.16

Story 2 R-2 area: 21,605 SF
Aa=[36,000+(12,000 x .68)] = 44,160 SF
RATIO: 0.489

Story 3 R-2 area: 21,546 SF
Aa=[36,000+(12,000 x .75)] = 44,160 SF
RATIO: 0.487

Story 4 R-2 area: 21,547 SF
Aa=[36,000+(12,000 x .75)] = 44,160 SF
RATIO: 0.487

SUM OF RATIOS: 1.979

ALLOWABLE HEIGHT, NUMBER OF STORIES (Table 504.3, Table 504.4):

   MAX HT & STORIES 
Type VA:
 R-2  60', 4 STORIES            
 A-3  50', 2 STORIES

BUILDING 1 - TYPE VA

STORY

GROUND FLOOR

GROUND FLOOR

GROUND FLOOR

SECOND FLOOR

THIRD FLOOR

FOURTH FLOOR

Occupancy

A-3

R-2

R-2

R-2

R-2

R-2

Area

6,606

7,614

8,150

21,605

21,546

21,547

87,068 sq ft

BUILDING 34:
SINGLE OCCUPANCY, MULTISTORY
CONSTRUCTION TYPE: VA
OCCUPANCY TYPE: R-2
SPRINKLER TYPE: NFPA 13
If = 0.71

Equation 5-2:

Aa=[At+(NS x If)] x S

At = 36,000
NS = 12,000
If = 0.71
Sa = 2

Aa=[36,000+(12,000 x 0.71)] x 2 = 89,040 SF

W = (L1 X w1 + L2 X w2 + L3 X w3 ...)/F = 30

F = PERIMETER THAT FRONTS ON >20' PUBLIC WAY OR OPEN SPACE = 807.3'

P = TOTAL PERIMETER OF BUILDING = 774.5'

If =  [F/P - 0.25]W/30 (EQUATION 5-5)

If =  [774.5'/807.3' - 0.25]W/30 = 0.70

W > 30', THUS 30' IS USED AS VALUE OF W.

ALLOWABLE HEIGHT, NUMBER OF STORIES & AREA (Table 504.3, Table 504.4, Table
506.2):

   MAX HT & STORIES MAX AREA PER STORY:
Type VA:
 R-2  60', 4 STORIES            Equation 5-2 with Sa=1
       44,520 SF

GARAGE:
SINGLE OCCUPANCY, SINGLE STORY
CONSTRUCTION TYPE: IA
OCCUPANCY TYPE: S-2
SPRINKLER TYPE: NFPA 13

506.2.1 Single-Occupancy, One-Story Buildings

The allowable area of a single-occupancy building with no more than one story above grade
plane shall be determined in accordance with Equation 5-1:

Aa=At+(NS x If)

At = UL
NS = UL
If = 0.65

Aa = UL+(UL x If) = UL

PROVIDED SEPARATION OF OCCUPANCIES (HOURS) (PER TABLE 508.4)

FIRE SEPARATION BETWEEN A-2/A-3 AND R-2 OCCUPANCIES: 1HR
FIRE PARTITION (AS PER 708) BETWEEN APARTMENTS:  1HR (508.2.4 Exception #2)

INCIDENTAL USE AREAS AND MIXED OCCUPANCIES (509)

ROOM OR AREA     FIRE SEPARATION
   PROTECTION PROVIDED

RESIDENTIAL
WASTE AND LINEN COLLECTION ROOMS OVER 100 SF  1HR OR SPRINKLER
MECH. AND/OR ELECTRICAL EQUIP. ROOM    1HR
LAUNDRY OVER 100 SF        1HR OR
SPRINKLER
GENERATOR RM        2HR

CHAPTER 6: TYPES OF CONSTRUCTION. FIRE RESISTANCE
REQUIREMENTS

RATING REQUIREMENTS FOR BUILDING ELEMENTS (Table 601):

BUILDING ELEMENT  Type VA/IA   

Structural Frame        1

Exterior bearing walls      1
Interior bearing walls     1

Exterior non-bearing walls     See Below (Table 602)
Interior non-bearing walls     0    

Floor construction       2   

Roof construction             1

FIRE RATING REQUIREMENTS FOR EXTERIOR WALLS (Table 602):
(OCCUPANCIES A, B, R, S-2)

FIRE SEPARATION DISTANCE  CONST. TYPE     RATING

x < 5'         VA      1hr

5'< x < 10'         VA      1h

10'< x < 30'        VA    1hr
            
>30'       VA    0
       

SCALE: 1/64" =    1'-0" 1FRONTAGE INCREASE DIAGRAM

SCALE: 1/64" =    1'-0" 3BUILDING AREA DIAGRAM GROUND FLOOR

SCALE: 1/64" =    1'-0" 6BUILDING AREA DIAGRAM 4TH FLOOR

SCALE: 1/64" =    1'-0" 5BUILDING AREA DIAGRAM 3RD FLOOR

SCALE: 1/64" =    1'-0" 2BUILDING AREA DIAGRAM UNDERGROUND PARKING

SCALE: 1/64" =    1'-0" 4BUILDING AREA DIAGRAM 2ND FLOOR
BUILDING AREA SCHEDULE PER STORY

MAXIMUM EXIT TRAVEL DISTANCE: 250' PER TABLE 1017.2
(RESIDENTIAL, WITH SPRINKLER)

REQUIRED STAIR WIDTH PER 1005.3:

0.2"X Minimum

REQUIRED STAIR WIDTH FOR ACCESSIBLE MEANS OF
EGRESS PER 1011.2:
44" Minimum

1005.5 Distribution of Minimum Width and Required Capacity

Where more than one exit, or access to more than one exit, is
required, the means of egress shall be configured such that the
loss of any one exit, or access to one exit, shall not reduce the
available capacity or width to less than 50 percent of the required
capacity or width.
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ADJUST SCALE ACCORDINGLY.
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LSSSousa Land Surveys

Topographic Survey
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BMP AREA BMP TYPE

TOTAL

DRAINAGE AREA

[SF]

IMPERVIOUS

AREA [SF]

PERCENT

(%)

BMP TREATMENT

AREA REQUIRED

[SF]

BMP AREA

TREATMENT

CAPACITY [SF]

BMP

PONDING

DEPTH [IN]

PERVIOUS

AREA [SF]

PERCENT

(%)

IMP 1 DMA-1

** TREATMENT CONTROL

(BIO-TREATMENT AREA)

(FLOW AND VOLUME APPROACH)

15047

15047 100.0%

602 621 6

0 0.0%

IMP 2 DMA-14

* TREATMENT CONTROL

(SELF-RETAINING LANDSCAPING)

1252

0 0.0%

1252 2504 3

1252 100.0%

IMP 3 DMA-5 + DMA-6 + DMA-7

** TREATMENT CONTROL

(BIO-TREATMENT AREA)

(FLOW AND VOLUME APPROACH)

13359

9072 67.9%

380 388 6

4287 32.1%

IMP 4

DMA-2 + DMA-3 + DMA-4 + DMA-9 + DMA-10 +

DMA-11 + DMA-12

*** TREATMENT CONTROL

(MEDIA FILTER )

(PRE-CAST CATCHBASIN STORMFILTER WITH

3-27" PHOSPHSORB CARTRIDGE FILTERS

OPERATING AT 0.028 CFS EACH WITH A

TOTAL CAPACITY OF 0.112 CFS)"

47722

45187 94.7%

45187 50242 N/A

2535 5.3%

IMP 5 DMA-13

* TREATMENT CONTROL

(SELF-RETAINING LANDSCAPING)

5221

1086 20.8%

4135 8270 3

4135 79.2%

STORMWATER NOTE:

INSPECTION AND MAINTENANCE
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SCALE: 1/4"   =    1'-0" 21 BEDROOM UNIT - TYPICAL FLOOR PLAN
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SCALE: 1/4"   =    1'-0" 2TYPE C TWO-BEDROOM - TYPICAL FLOOR PLAN
SCALE: 1/4"   =    1'-0" 1TYPE C TWO-BEDROOM - TYPICAL RCP
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