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Archiectural Design Solutions
Contact:
Mark S. Dwyer, Architect NCARB
Address:
PO Box 1392
Wrightwood, Ca. 92397
Telephone:
949 887 2292
email:

412 S. Pixley St.
Orange, Ca. 92868

Assessor's Parcel Number:
APN 041-141-24
tract 545 / lot 24

General Plan Land Use:
Low Density Residential

Zoning:
R1-6

Land use:
Residential

lot size:
2,880 sq. ft. (.066 ac)

floor Area:
Existing:
645 sq. ft. Dwelling
170 sq. ft. Garage
Proposed:
950 sq. ft. Dwelling
170 sq. ft. garage

Density:
1/.066

Property lines:
No Change

building Code:
California Residential Code 2022 Edition
Type VN Construction
R-3 Occupancy
one unit two bedrooms

SCOPE OF WORK
1. Rehab the existing dwelling
1.1. upgrade all utility systems
1.2. remodel - redo entire interior
1.3. upgrade dwelling exterior - exterior walls /roof

2. add two bedrooms / two baths - 305 s.f. additional floor area
3. shore and relocate existing garage - rehab interior and exterior
4. relandscape yard
5. demolish back patio cover
6. demolish front entry canopy
7. remove and replace driveway extending to relocated garage

floor Area:
Existing:
645 sq. ft. Dwelling
170 sq. ft. Garage
Proposed:
950 sq. ft. Dwelling
170 sq. ft. garage

existing:
two bedroom
one bath

proposed:
two bedroom
two bath

SHEET INDEX

T1 - TITLE SHEET
S1 - SURVEY
S-2 - FLOOR AREA RATIO ANALYSIS
S-3 - SITE PLAN - 100 FOOT RADIUS
L-1 - CONCEPTUAL LANDSCAPE PLAN
A1 - EXISTING SITE / ROOF PLAN
A2-  EXISTING FLOOR PLAN
A2A - DEMOLITION PLAN
A3 - EXISTING EXTERIOR ELEVATIONS
A4 - PROPOSED SITE / ROOF PLAN
A4A - PROPOSED ROOF PLAN
A5 - PROPOSED FLOOR PLAN
A6 - PROPOSED EXTERIOR ELEVATIONS
A6A - PROPOSED EXTERIOR FINISHES / WINDOWS
A6B - PROPOSED EXTERIOR DOORS
A6C - EXTERIOR ELEVATION COMPARISON E/P
A6D - EXTERIOR ELEVATION COMPARISON E/P
A6E - EXTERIOR ELEVATION COMPARISON E/P
A7 - SITE PHOTOS
A7A - SITE PHOTOS
A8 - EXTERIOR ELEVATIONS - COLORED
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Donald M. Barrie

ELEV.= 183.693(ft) NAVD88 

O.C.S.  B.M. 1E-105-83

BENCH MARK:

BASIN LOCATED AT THE SOUTHEASTERLY CORNER OF LEMON STREET AND

FOUND 3 3/4" DISC STAMPED "1E-105-83" IN THE NORTHWEST CORNER OF A CATCH

0 8 16 24

SCALE: 1" = 8'

2,880 sq.ft.

0.066 ac.

LOT AREA:

BASIS OF BEARINGS:

THE CENTERLINE OF PIXLEY STREET SHOWN AS

N 0°03'30" W PER TRACT MAP 545, M.M. 18/11

ALONSO REGALADO

412 S. PIXLEY STREET

ORANGE, CA.

PREPARED BY:

DON BARRIE & ASSOCIATES

LAND SURVEYORS

1240 B N. JEFFERSON STREET

ANAHEIM, CA.

PREPARED FOR:

LA VETA  AVENUE

EXISTING HOUSE

FIN.FLOOR EL=175.58

EXISTING GARAGE

FIN.FLOOR EL=174.98

LEGAL DESCRIPTION:

THE SOUTH 16 FEET OF THE EAST 90 FEET OF LOT 26 AND THE NORTH 16 FEET

OF THE EAST 90 FEET OF LOT 24, IN BLOCK B OF TRACT NO. 545, LA VETA

HOME TRACT, IN THE CITY OF ORANGE, COUNTY OF ORANGE, STATE OF

STATE OF CALIFORNIA, AS SHOWN ON A MAP RECORDED IN BOOK 18,

PAGE 11 OF MISCELLANEOUS MAPS, RECORDS OF SAID ORANGE COUNTY

ADDRESS:

412 S. PIXLEY STREET

EXISTING HOUSE

FIN.FLOOR EL=176.22

EXISTING GARAGE

EXISTING HOUSE

FIN.FLOOR EL=176.43
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LEGEND

These standard symbols will

be found in the drawing.

WATER METER

SIGN

SEWER MAN HOLE

GAS METER

FIRE HYDRANT

WATER VALVE

3+71.87

174.60 rim

0+00

176.47 rim

C/L  W. CULVER  AVE.

C/L  W. LA VETA AVE.

168.05 inv

167.24 inv

21.70'

1.15'

1.28'

9.06'

6.02'

2.83'

8.54'

3.22'

11.12'

S-1



R
 E

 G
 A

 L
 A

 D
 O

  
R

 E
 M

 O
 D

 E
 L

A
 R

 C
 H

 I
 T

 E
 C

 T
 U

 R
 A

 L
  

 D
 E

 S
 I
 G

 N
  

 S
 O

 L
 U

 T
 I
 O

 N
 S

O
 R

 A
 N

 G
 E

, 
C

 A
. 
9
 2

 8
 6

 8
4
 1

 2
  
S

. 
P
 I
 X

 L
 E

 Y
  
S

 T
 R

 E
 E

 T

S-2
the far range for the 400 block of

s. pixley is .13 to .68

the typical far range for old towne
historic district is .15 to.25

Plan
North

LEGEND
C XXX = HISTORIC
             CONTRIUTOR / ADDRESS
NC XXX = HISTORIC
             NON-CONTRIUTOR / ADDRESS

LEGEND
C XXX = HISTORIC
             CONTRIUTOR / ADDRESS
NC XXX = HISTORIC
             NON-CONTRIUTOR / ADDRESS
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360 sf
open
space

465 sf
open
space

390 sf
open
space

390 sf
open
space

220 sf
open
space

NO ACCESS DRIVEWAY
PROVIDED

GARAGE ATTACHED
TO DWELLING

GARAGE
RELOCATED

70'-0" x 8'-0"
access driveway

match existing width

8'-6" x 11'-0"
existing
access

driveway

62'-0" x 6'-0"
existing access driveway

GARAGE ATTACHED
TO DWELLING

NO ACCESS DRIVEWAY
PROVIDED

no garage

tandum parking

PROPOSED SITE / 100 ft radius 15' 5'

Plan
North

0'
scale: 1/16 " = 1'-0"

412 S. Pixley St.
proposed project

404 S. Pixley St.
dwelling

416 S. Pixley St.
dwelling

garage

garage

418 S. Pixley st.
dwelling

526 W. CULVER AVE.
dwelling

garage

407 S. Pixley st.
dwelling

408 S. Pixley st.
dwelling

419 S. Pixley st.
dwelling

c west culver avenuel

c west la veta avenuel
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518 W. CULVER AVE.
 dwelling

Archiectural Design Solutions
Contact:
Mark S. Dwyer, Architect NCARB
Address:
PO Box 1392
Wrightwood, Ca. 92397
Telephone:
949 887 2292
email:

412 S. Pixley St.
Orange, Ca. 92868

Assessor's Parcel Number:
APN 041-141-24
tract 545 / lot 24

General Plan Land Use:
Residential

Zoning:
R1-6

Land use:
Low Density Residential

lot size:
2,880 sq. ft. (.066 ac)

floor Area:
Existing:
645 sq. ft. Dwelling
170 sq. ft. Garage
Proposed:
985 sq. ft. Dwelling
170 sq. ft. garage

Density:
1/.066

Property lines:
No Change

building Code:
California Residential Code 2022 Edition
Type VN Construction
R-3 Occupancy
one unit two bedrooms

USABLE OPEN SPACE
17.04.034. "O" DEFINITIONSPEN SPACE, USABLE" MEANS ANY SPACE ON A

LOT NOT ENCLOSED BY BUILDINGS AND INTENDED FOR RECREATION

AND LEISURE USES. USABLE OPEN SPACE INCLUDES YARDS,

COURTYARDS, BALCONIES, DECKS, PORCHES, AND PATIOS BUT

DOES NOT INCLUDE FRONT YARD SETBACKS, DRIVEWAYS, PARKING

SPACES OR SIDE YARDS LESS THAN EIGHT FEET IN WIDTH.
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11'-1"
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EXISTING GARAGE

EXISTING HOUSE
FIN.FLOOR EL=176.43

FIN.FLOOR EL=175.08

EXISTING HOUSE

existing
front yard

setback

existing lot
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6'-0"
SEPARATION

remove lemon (citrus x limon

proposed existing

BOTANICAL NAME COMMON NAMESYMBOL

PLANT LIST
SIZE / SPACING WUCOLSQTY

EXISTING TREES

MEXISTING 1

SHRUBS

Lemon Tree

MEXISTING 1

STREET TREE TO BE REMAIN. PROTECT IN PLACE

Cinnamomum camphora Camphor Tree

TO REMAIN. PROTECT IN PLACE

Yucca gloriosa LSpanish Dagger 24" Box As Shown 1

Buxus japonica 'Green Beauty' MGreen Beauty Boxwood 5 Gal 24" O.C. 29

Dianella tasmanica 'DR5000' MLittle Rev Flax Lily 1 Gal 12" O.C. 43

Rosa hybrid 'Iceburg' MWhite Hedge Rose 5 Gal 24" O.C. 5

MISC.

Existing grass to remain - Protect in place

All rock is available thru Southwest Boulder and Stone 877-792-7625 (or Equal)
Crushed rock 3/4" 'California Gold'. Install 2" layer over weed fabric.

Grass, St Augustine - Water Saving Sod

GROUNDCOVER

*  ALL NON SOD AREAS, EXCEPT SLOPES, DG AND ROCK AREAS, SHALL RECEIVE A  3" DEEP LAYER OF BARK MULCH

OVER LANDSCAPE FABRIC. TO BE APPROVED BY    LANDSCAPE ARCHITECT PRIOR TO PLANTING.  (SIMILAR TO FOREST

FLOOR AVAILABLE AT (949)786-9558)

*  BOTH THE OWNER'S REPRESENTATIVE AND THE LANDSCAPE ARCHITECT SHALL APROVE PLANTS, PLANTING, ETC.

PRIOR TO INSTALLATION

* CONTRACTOR SHALL INSTALL A ROOT BARRIER WITH ALL TREES PLANTED WITHIN 5' OF PAVING, WALLS,

UTILITIES, ETC.      ROOT BARRIERS ARE AVAILABLE FROM DEEP ROOT CORP. (714) 896-0563.

* PLANT COUNT IS FOR CONVIENCE ONLY AND CONTRACTOR IS RESPONSIBLE TO PROVIDE AND PLANT ALL
MATERIAL SHOWN.

SOD

BOTANICAL NAME COMMON NAMESYMBOL SIZE / SPACING WUCOLSQTY

IRRIGATION

ALL NEW LANDSCAPE AREAS ARE TO RECEIVE A STATE OF THE ART WATER EFFICIENT IRRIGATION SYSTEM THAT MEETS AB-1881
REQUIREMENTS. EXISTING IRRIGATION TO REMAIN. FLUSH ALL LATERAL LINES AND VALVES, ADJUST SPRAY PATTERNS FOR HEAD TO
HEAD COVERAGE AND NO OVER SPRAY.

TOTAL NEW LANDSCAPE AREA = 381 S.F.
TOTAL NEW ROCK AREA = 43 S.F.
TOTAL EXISTING LANDSCAPE AREA = 573 S.F.
TOTAL LANDSCAPE AREA = 997 S.F.
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(E) CONCRETE EXTENSION FOR
NEIGHBORS DRIVEWAY TO REMAIN IN
PLACE

(E) 6' HIGH WOOD FENCE
TO REMAIN IN PLACE

(E) 6' HIGH WOOD FENCE
TO REMAIN IN PLACE

(E) GAS AND ELECTRICAL METERS
TO REMAIN IN PLACE

(E) WATER METER
TO REMAIN IN PLACE

(E) CAMPHOR STREET TREE
TO REMAIN IN PLACE

(E) GRASS
TO REMAIN IN PLACE

(N) GRASS STRIP
WITH CONCRETE
BANDS FOR CARS.
'HOLLYWOOD' STYLE
DRIVEWAY

RESIDENCE

(N) NATURAL GREY CONCRETE

PORCH / PATIO W/ TOP CAST #3
FINISH AND SCORE LINES 2' O.C.

(E) TREE
TO REMAIN IN PLACE

(E) REAR YARD GRASS
AND IRRIGATION
TO REMAIN IN PLACE

(N) 2" THICK LAYER 3/4" CRUSHED
'CALIFORNIA GOLD' ROCK OVER
LANDSCAPE FABRIC

(N) 'BLACK' PERMALOCK
HEADER TO BE INSTALLED
TO SEPARATE PLANTING
AREA FROM EXISTING
GRASS AREA

(E) GRASS
TO REMAIN IN PLACE

(E) TREE TO BE REMOVED.
SEE DEMO PLAN ON
SHEET A-2A

(N) NATURAL GREY
CONCRETE DRIVEWAY

BANDS W/ TOP CAST #3
FINISH AND SCORE LINES 2'
O.C.



EXISTING SITE / ROOF PLAN 15' 5'

Plan
North

0'
scale: 1/4 " = 1'-0"
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EXISTING DWELLING
ADDRESS:

412 S. PIXLEY ST.
FIN. FLR. = 175.58'

645 SQ. SQ. FT.
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Archiectural Design Solutions
Contact:
Mark S. Dwyer, Architect NCARB
Address:
PO Box 1392
Wrightwood, Ca. 92397
Telephone:
949 887 2292
email:

SEE SHEET S-3 FOR ADDITIONAL INFORMATION

930 sf
usable

open space

35'-0"



EXISTING FLOOR PLAN 15' 5'
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EXISTING ACCESSORY
STRUCTURE

FIN. FLR. = 174.98'
170 SQ. SQ. FT.

EXISTING dwelling
645 SQ. FT.
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DEMOLITION PLAN 15' 5'
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EXISTING ACCESSORY
STRUCTURE

FIN. FLR. = 174.98'
170 SQ. SQ. FT.

EXISTING DWELLING
645 SQ. FT.
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EXISTING ACCESSORY
STRUCTURE
RELOCATION EXISTING ROOF

FRAMING TO REMAIN

E
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E

WALL LEGEND

ALL GAS LINES / FIXTURES
TO BE REMOVED

ALL ELECTRICAL CONDUITS /
FIXTURES TO BE REMOVED

ALL WATER LINES / FIXTURES
TO BE REMOVED

existing
electrical
main-panel

existing
GAS METER

PROTECT IN PLACE

wall to be demolished

existing wall to remain

ALL EXTERIOR WINDOWS TO
BE REMOVED

remove patio
cover

line patio coverl
in

e
 o

f
 a

d
d
it

io
n

remove all existing
construction - prep
for new slab on grade

(E�
TREE

remove lemon (citrus x limon
4 inch trunk

tree is in decline

4 inch trunk does not
qualify as a tree

no removal permit or
replacement required

see arborist note

ARBORIST NOTES:
1. lemon "tree" with 4 inch diameter does not qualify as a tree.

12.32.020 Definition
As used in this chapter, "tree" means any live plant which has a single trunk measuring 10.5 inches in circumference, measured 
at a point 24 inches above the ground level.

the lemon tree is only 4 inches in trunk diameter 
and does not qualify as a tree since it is under 10.5 inches in diameter. The guava is to be retained. no tree removal permit or 
plant a new tree required. Removing the lemon does not constitute removing a tree. also there are no historical trees and the site
is not undeveloped project not subject to the tree ordinances.

12.32.030Removal of Trees Prohibited Without a Permit.
A. It is unlawful for any person, firm, partnership, corporation or other legal entity whatever, to destroy or remove any tree as

defined in Section 12.32.020 from undeveloped or public interest property as defined in
Sections 12.32.040 and 12.32.050 without a permit as provided herein.

  B. To "destroy" a tree means to cut or mutilate a tree in such a manner as to destroy its character as live vegetation.
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EXISTING SOUTH SIDE ELEVATION
scale: 1/4 " = 1'-0"

EXISTING NORTH SIDE ELEVATION

EXISTING WEST

scale: 1/4 " = 1'-0"
REAR ELEVATION

EXISTING WEST

scale: 1/4 " = 1'-0"
REAR ELEVATION

EXISTING EAST

scale: 1/4 " = 1'-0"
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table 17.14.160 (d)
minimum distance between
principal and accessory
structure or accessory
dwelling
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Telephone:
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170 sq. ft.
INTERIOR
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see sheet a-6a
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see sheet a-6a
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NOTE:
ALL DOORS & WINDOWS ARE PROPOSED
- NEW DOORS & WINDOWS
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G.I. METAL CLOSURE
FLASHING
SET IN SEALANT
SECURE TIGHT AGAINST
WINDOW FRAME

 FLEX FLASING -
PROPECT IN PLACE

W.R. BARRIER - WRAP
OVER FLEX FLASHING

FLEX FLASHING - OVER
W.R. BARRIER / OVER
SUB TRIM BOARD

TRIM BOARD OVER SUB
TRIM BOARD

AA WINDOW SILL

HEADER - SEE STRUCTURAL

G.I. METAL CLOSURE
FLASHING
SET IN SEALANT
WRAP W.R. BARRIER OVER

 WINDOW / DOOR FRAME

HARDIE PLANK EXTERIOR
SIDING

EXTERIOR WALL
CONSTRUCTION

W.R. BARRIER
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OVER FACE OF WINDOW /
DOOR FRAME

TRIM BOARD OVER SUB
TRIM BOARD

BB WINDOW / DOOR JAMB
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NOTE:
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shall be
clear glazing
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FUTURE SOLAR PANELS

PROPOSED SOUTH SIDE ELEVATION

FINISH MATERIALS

B

c
fascia-barge boards - alabaster white:
https://www.sherwin-williams.com/homeowners/products/
SW7008-alabaster

ROOFING SHINGLES OWENS CORNING duration 40 "onyx black onyx"
UL 790 CLASS "A" FIRE RESISTANCE

a d
trim - alabaster white:
https://www.sherwin-williams.com/homeowners/products/
SW7008-alabaster

e
windows & doors - alabaster white:
https://www.sherwin-williams.com/homeowners/products/
SW7008-alabaster

f
garage door (rehabbed) - alabaster white:
https://www.sherwin-williams.com/homeowners/products/
SW7008-alabaster

B

c

a

e

dtypical

typical

typical

typical

typical

see south elevation
for finish materials - typical

see south elevation
for finish materials - typical

see south elevation
for finish materials - typical

f

see south elevation
for finish materials - typical

B

HTTPS://WWW.JAMESHARDIE.COM/PRODUCT-CATALOG/

EXTERIOR-SIDING-PRODUCTS/HARDIE-PLANK-LAP-SIDING/BEADED-

SELECT-CEDARMILL/DREAM-COLLECTION-COLORS/

?FAMILY=GRAY&COLOR=SLATE-PEBBLE

1

1

1

1 1

1
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A-6A
ROOFING SHINGLES OWENS CORNING duration 40
"onyx black onyx"
UL 790 CLASS "A" FIRE RESISTANCE

aBB

c
fascia-barge boards - alabaster white:
https://www.sherwin-williams.com/homeowners/products/
SW7008-alabaster

d
trim - alabaster white:
https://www.sherwin-williams.com/homeowners/products/
SW7008-alabaster

e
windows & doors - alabaster white:
https://www.sherwin-williams.com/homeowners/products/
SW7008-alabaster

f
garage door (rehabbed) - alabaster white:
https://www.sherwin-williams.com/homeowners/products/
SW7008-alabaster

PROPOSED EXTERIOR FINISH MATERIALS

https://www.marvin.com/products/windows/double-hung/
ultimate-wood-double-hung-magnum-window

a

PROPOSED windows

B

C

HTTPS://WWW.JAMESHARDIE.COM/PRODUCT-CATALOG/EXTERIOR-SIDING-PRODUCTS/

HARDIE-PLANK-LAP-SIDING/BEADED-SELECT-CEDARMILL/DREAM-COLLECTION-COLORS/

?FAMILY=GRAY&COLOR=SLATE-PEBBLE

marvin does not have online brochures for wood
products:
this "brochure" was provided by marvin via ganahl
lumber victoria foucault
714 239 2274  VictoriaF@ganahl.com

https://www.marvin.com/products/windows/picture

marvin does not have online brochures for wood
products:
this "brochure" was provided by marvin via ganahl
lumber victoria foucault
714 239 2274  VictoriaF@ganahl.com

https://windowsolutionsplus.com/marvin-
signature-ultimate-casement-push-out-window/

2025-03-7
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A-6B
PROPOSED EXTERIOR FINISH MATERIALS
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