
 COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT 

 
 

DATE:  September 10, 2025 
 
TO: Planning Commission 
 
FROM: Planning Staff 
 
SUBJECT: Consideration of a Design Review Permit and Coastal Development 

Permit, pursuant to Sections 6565.3 and 6328.4 of the County Zoning 
Regulations, and a Grading Permit, pursuant to Section 9283 of the 
County Ordinance Code, to allow for the construction of a new two-story, 
3,434-sq. ft. single-family residence with an attached two-car garage on a 
legal 11,000-sq. ft. parcel. The project involves a total of 430 cubic yards 
(c.y.) of grading, consisting of approximately 260 c.y. of cut and 170 c.y. of 
fill. No tree removal is proposed. The project is not appealable to the 
California Coastal Commission. In conjunction with the requested permits, 
it is recommended that the Planning Commission determine that the 
project is categorically exempt from the California Environmental Quality 
Act (CEQA) pursuant to CEQA Guidelines Section 15303. 

 
 County File Number:  PLN2025-00127 (Mid Coast Custom Homes, Inc.) 
 
 
PROPOSAL 
 
The applicant proposes to construct a new two-story, 3,434-sq. ft. single-family 
residence with an attached two-car garage on a legal 11,000-sq. ft. parcel. The project 
involves a total of 430 c.y. of grading, consisting of approximately 260 c.y. of cut and 
170 c.y. of fill. No tree removal is proposed. Proposed landscaping will be hand 
irrigated. 
 
RECOMMENDATION 
 
That the Planning Commission approve the Design Review Permit, Coastal 
Development Permit, and Grading Permit, County File Number PLN2025-00127, by 
adopting the required findings and conditions of approval listed in Attachment A. 
 
BACKGROUND 
 
Report Prepared By:  Luis Topete, Planner III, Project Planner 
 
Applicant:  John Steadman, Mid Coast Custom Homes, Inc. 
Owners:  Mid Coast Custom Homes, Inc. and Realsmart Group, Inc. 
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Public Notification:  Ten-day advanced notification for the hearing was mailed to all 
property owners and residents within 300 feet of the perimeter of the project parcel and 
a notice for the hearing was posted in a newspaper (San Mateo County Times) of 
general public circulation. 
 
Location:  Coronado Avenue, Miramar 
 
APN:  048-024-420 
 
Parcel Size:  11,000 sq. ft. 
 
Existing Zoning:  R-1/S-94/DR/CD (One-Family Residential District/Residential Density 
District 94(Mid-Coast)/Design Review District/Coastal Development District) 
 
General Plan Designation:  Medium Low Density Residential 
 
Local Coastal Plan Designation:  Medium Low Density Residential 
 
Sphere-of-Influence:  City of Half Moon Bay 
 
Existing Land Use:  Undeveloped 
 
Water Supply:  Coastside County Water District  
 
Sewage Disposal:  Granada Community Services District 
 
Flood Zone:  Zone X (areas of minimal flood hazard); FEMA Community Panel 
06081C0252F; Effective Date: August 2, 2017 
 
Environmental Evaluation:  This project is exempt from environmental review, pursuant 
to the California Environmental Quality Act (CEQA) Guidelines Section 15303, Class 
3(a), relating to the construction of one single-family residence in an urban, residential 
zone. The project proposes the construction of one single-family residence, is located in 
the One-Family Residential District, and is within the urban coastal zone. 
 
Setting:  The project site is undeveloped and located in the unincorporated community 
of Miramar approximately 0.23 miles northeast of State Route 1 on the north side of 
Coronado Avenue. The project site is in a residential neighborhood with developed lots 
on all sides. The property has an average slope of 11% and slopes moderately to the 
southwest. The site is vegetated with weeds and grasses. No trees are onsite. 
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Chronology: 
 
Date  Action 
 
February 3, 2000 - Legal creation of parcel through recordation of Parcel Map 

(Vol. 72; Pg. 43). 
 
May 1, 2025 - Application submitted. 
 
June 11, 2025 - Agency reviews completed. 
 
June 27, 2025 - Application deemed complete. 
 
July 10, 2025 - Coastside Design Review Committee (CDRC) meeting. 

Project recommended for approval. The Coastside Design 
Review Committee provided no recommended conditions of 
approval, and no public comments were received. 

 
September 10, 2025 - Planning Commission hearing. 
 
DISCUSSION 
 
A. KEY ISSUES 
 
 1. Conformance with the County General Plan 
 

Upon review of the applicable provisions of the General Plan, staff has 
determined that the project is in compliance with all applicable General Plan 
Policies, including the following: 

 
a. Visual Quality 

 
Policy 4.15 (Appearance of New Development) seeks to regulate 
development to promote and enhance good design, site relationships 
and other aesthetic considerations and Policy 4.36 (Urban Area Design 
Concept) calls for new development to maintain and, where possible, 
improve upon the appearance and visual character of development in 
urban areas, and ensures that new development in urban areas is 
designed and constructed to contribute to the orderly and harmonious 
development of the locality. The design review standards implement 
these policies within Design Review Zoning Districts of the County, 
including the Midcoast area. The CDRC reviewed the project and 
found that the project complies with the applicable design review 
standards. 
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b. Urban Land Use 
 

Policy 8.39 (Height, Bulk and Setbacks) regulates the height, bulk, and 
setback requirements in zoning districts to:  (1) ensure that the size 
and scale of development is compatible with the parcel size, (2) 
provide sufficient light and air in and around structures, (3) ensure that 
development of permitted densities is feasible, and (4) ensure public 
health and safety. The project meets the zoning district setbacks, 
parcel coverage, building floor area, height, and daylight plane 
standards and is compatible in design, scale and size with other 
residences located in the neighborhood. In addition to meeting the 
daylight plane requirements, the appearance of mass and bulk of the 
project is reduced by articulation of the exterior façades. The design 
and materials of the project are complementary to other homes in the 
neighborhood, as supported by the CDRC’s review and 
recommendation. 

 
 2. Conformance with the Local Coastal Program (LCP) 
 

A Coastal Development Permit is required pursuant to LCP Policies 1.1 
(Coastal Development Permits) and 1.2 (Definition of Development), as the 
site is located outside of the Single-Family Residence Categorical Exclusion 
Area. Staff has determined that the project is in compliance with applicable 
LCP Policies discussed below: 

 
a. Locating and Planning New Development Component 

 
Policy 1.18 (Location of New Development) directs new development 
to existing urban areas in order to discourage urban sprawl and 
maximize the efficiency of public facilities, services, and utilities. Also, 
the policy requires new development to be concentrated in urban areas 
by requiring the “infilling” of existing residential subdivisions. The 
project is in the urban coastal zone and within an existing residential 
neighborhood. 

 
Policy 1.20 (Definition of Infill) defines infill as the development of 
vacant land in urban areas that is subdivided and zoned for 
development at densities greater than one dwelling unit per 5 acres, 
and/or served by sewer and water. The subject parcel is designated by 
the General Plan for Medium Low Density Residential use, at a density 
of 2.4 to 6 dwelling units per acre. The proposed density is 4 dwelling 
units per acre. As proposed and conditioned, the project will be served 
by the Coastside County Water District (CCWD) for water service and 
GCSD for sewer service. Therefore, the project is considered an infill 
project. 
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Policy 1.19.a.b. (Ensure Adequate Public Services and Infrastructure 
for New Development in Urban Areas) prohibits the approval of 
development permits in the urban area unless it can be demonstrated 
that, among other things, it will be served with an adequate municipal 
water supply. The CCWD has provided confirmation that there are 1.5 
(3/4-inch meter equivalency) water connections assigned to this parcel 
and the project is within a high-pressure area of the water distribution 
system. Therefore, pressure regulation will be required before water 
enters the structure. 

 
Policy 1.23 (Timing of New Housing Development in the Midcoast) 
limits the construction of new residential units in the Midcoast to no 
more than 40 per year. Although building permits issued for new 
dwelling units are well under the maximum in the current 2025 
calendar year as of the print date of this report, the Department has 
received building permit applications to construct the 71-unit Cypress 
Point affordable housing project in Moss Beach. It is likely that these 
permits will be issued before the end of the calendar year. Section d. of 
Policy 1.23 states that, “If the number of issued building permits for any 
given year has reached the 40-unit maximum, building permits for 
affordable housing, including second dwelling units, may still be issued 
under the following circumstances:  (1) the units are “affordable” as 
defined by Section 6102.48.6 of the certified zoning regulations and 
subject to income and cost/rent restrictions for the life of the 
development; and (2) the growth rate average over the three-year 
period, that includes the year of building permit issuance and the 
following two years, does not exceed 40 units/year.” Therefore, the 
issuance of building permits for the Cypress Point project and the 
subject project will be timed to comply with Policy 1.23. 

 
b. Sensitive Habitats Component 

 
Policy 7.2 (Designation of Sensitive Habitats) designates sensitive 
habitats as including, but not limited to, those shown on the Sensitive 
Habitats Map for the Coastal Zone. The project is not mapped within a 
sensitive habitat as designated on the Sensitive Habitats Map for the 
Coastal Zone. 

 
c. Visual Resources Component 

 
Policy 8.12(a) (General Regulations) and Policy 8.32 (Regulation of 
Scenic Corridors in Urban Areas) apply the Design Review Zoning 
District standards to one and two-family developments in the Midcoast 
and/or within scenic corridors, which includes Miramar. This project is, 
therefore, subject to the standards for design for one-family and two-
family residential development in the Midcoast as identified in Section 
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6565.20 of the Zoning Regulations. The site is located within the 
Cabrillo Highway County Scenic Corridor in the urban coastal zone. 
The site is located in a developed area of Miramar located east and 
uphill of Highway 1, where the development would be minimally visible 
from Highway 1 due to existing residential development. The proposed 
residence would be located within a larger developed residential area. 
Views of the area from Highway 1 would remain largely the same. 

 
As discussed in Section A.3.b of this report, the CDRC considered this 
project at their regularly scheduled meeting on July 10, 2025. The 
CDRC determined that the project is in compliance with applicable 
Design Review Standards, and recommended approval. 

 
Policy 8.13.a (Special Design Guidelines for Coastal Communities) 
establishes design guidelines for Montara, Moss Beach, El Granada, 
and Miramar. The proposed home complies with these guidelines as 
follows: 

 
(1) The design of the structure fits the topography of the site and 

does not require extensive cutting, grading, or filling for 
construction. 

 
(2) Proposed materials include the use of earth-toned colors and 

natural-appearing materials to provide a more natural 
appearance. 

 
(3) The project proposes pitched roofs that are surfaced with non-

reflective materials. 
 

(4) The structure is designed so that its size and scale are in 
character with surrounding development. 

 
(5) The design minimizes the height of the building, and its design is 

compatible with the varied architectural styles in the Miramar 
community. 

 
 3. Conformance with the Zoning Regulations 
 

a. Conformance with S-94 District Development Standards 
 

The property is located in the One-Family Residential 
District/Residential Density District 94 (Mid-Coast)/Design Review 
District/Coastal Development District (R-1/S-94/DR/CD). A one-family 
dwelling and detached garage are permitted uses in the R-1 zoning 
district. As shown in table below, the proposal complies with the S-94 
district development standards. 
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Table 1 
Compliance with the S-94 Development Standards 

 Required Proposed Complies? 
Min. Building Site Width 50 ft. 100 ft. (existing) Yes 
Min. Building Site Area 10,000 sq. ft. 11,000 sq. ft. 

(legal site) 
Yes 

Min. Front Setback 20 ft. 20 ft. Yes 
Min. Rear Setback 20 ft. 30 ft.-2 ³⁄₈-in. Yes 
Min. Side Yard Setback 10 ft. Right: 21ft.- 

9 ⁷⁄₈-in. 
Left: 32ft.- 
8 ⅛-in. 

Right:  Yes 
Left:  Yes 

Max. Parcel Coverage 3,300 sq. ft. 
(30%) 

2,456 sq. ft. 
(22.3%) 

Yes 

Max. Building Floor Area 5,830 sq. ft. 
(53%) 

3,434 sq. ft. 
(31.2%) 

Yes 

Max. Building Height 32 ft. 26'-1" Yes 
Minimum Parking Spaces 2 covered spaces 2 covered 

spaces 
Yes 

 
 

Additionally, the proposed residence was also found to comply with the 
daylight plane requirements of the S-94 district. 

 
b. Conformance with Design Review Standards 

 
At its meeting of July 10, 2025, the CDRC reviewed the project for 
compliance with the Design Review Standards for One-Family and 
Two-Family Residential Development in the Midcoast, County of San 
Mateo Zoning Regulations, Chapter 28.1, Section 6565.20. No public 
comments were received. The CDRC found that the project is 
consistent with the design standards set forth for development in the 
Midcoast. No conditions of approval or additional design 
recommendations were made. The CDRC letter recommending project 
approval is provided as Attachment E. 

 
4. Conformance with the Grading Ordinance 

The project proposes 430 c.y. of grading, consisting of approximately 260 
c.y. of cut and 170 c.y. of fill. Planning and Geotechnical staff have reviewed 
the proposal and submitted documents and determined that the project 
conforms to the criteria for review contained in the Regulations for 
Excavating, Grading, Filling and Clearing on Lands in Unincorporated San 
Mateo County (referred to in this report as “Grading Ordinance”). The 
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following findings must be made pursuant to Section 9290 of the San Mateo 
County Grading Ordinance to approve the grading permit: 

 
a. That the granting of the permit will not have a significant adverse effect 

on the environment. 
 

The project is in conformance with the applicable General Plan, LCP, 
and Zoning District policies and standards that seek to minimize 
impacts to sensitive habitats, soils, visual quality, and hazards. 

 
Further, this project has been reviewed and recommended for 
conditional approval by the Building Inspection Section, Drainage 
Section, Geotechnical Section, Department of Public Works, and the 
Coastside Fire Protection District. Implementation of the proposed 
grading plans prepared by a licensed civil engineer, including the 
erosion and sediment control plan, and associated conditions of 
approval will ensure the project will not have a significant adverse 
effect on the environment. 

 
b. That the project conforms to the criteria of Chapter 5, Division VII, of 

the San Mateo County Ordinance Code, including the standards 
referenced in Section 9296. 

 
The project will conform to standards in the Grading Ordinance, 
including those relative to an erosion and sediment control plan, 
geotechnical reports, dust control, fire safety, and the timing of grading. 
The project plans have been reviewed and recommended for 
conditional approval by the Building Inspection Section, Drainage 
Section, Geotechnical Section, Department of Public Works, and the 
Coastside Fire Protection District. 

 
c. The project is consistent with the General Plan. 

 
The project has been reviewed against the applicable policies of the 
San Mateo County General Plan and found to be consistent with its 
goals and objectives. See Section A.1 of this report for a detailed 
discussion regarding the project’s compliance with the applicable 
General Plan policies. 
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B. ENVIRONMENTAL REVIEW 
 

This project is exempt from environmental review, pursuant to the California 
Environmental Quality Act (CEQA) Guidelines Section 15303, Class 3(a), relating 
to the construction of one single-family residence in an urban, residential zone. 
The project proposes the construction of one single-family residence, is located in 
the One-Family Residential District, and is within the urban coastal zone. 

 
C. REVIEW BY THE MIDCOAST COMMUNITY COUNCIL 
 

The Midcoast Community Council (MCC) submitted comments requesting grading 
and drainage plan sheets that were not included in the initial referral. They also 
raised concerns about potential additional exterior lighting not identified in the 
plans and recommended substituting Perez’s sea lavender from the proposed 
plantings due to its classification as an invasive species in California. 

 
In response, the requested grading and drainage plans were provided. The 
applicant confirmed that no landscape or other exterior lighting is proposed. Any 
future lighting would be subject to the appropriate level of design review and 
compliance with design review lighting standards. Additionally, the applicant 
submitted a revised landscape plan replacing Perez’s sea lavender with California 
sea lavender, a native, drought-tolerant, and non-invasive species. The MCC was 
notified of these updates and offered no further comments. 

 
D. REVIEWING AGENCIES 
 

Building Inspection Section 
California Coastal Commission 
Coastside County Water District 
Coastside Fire Protection District 
Department of Public Works 
Drainage Section 
Geotechnical Section 
Granada Community Services District 
Midcoast Community Council 

 
ATTACHMENTS 
 
A. Recommended Findings and Conditions of Approval 
B. Location Map 
C. Vicinity Map 
D. Plans 
E. CDRC Recommendation Letter  
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Attachment A 
 

County of San Mateo 
Planning and Building Department 

 
RECOMMENDED FINDINGS AND CONDITIONS OF APPROVAL 

 
 
Permit or Project File Number:  PLN2025-00127 Hearing Date:  September 10, 2025 
 
Prepared By: Luis Topete, Project Planner For Adoption By:  Planning Commission 
 
 
RECOMMENDED FINDINGS 
 
Regarding the Environmental Review, Find: 
 
1. This project is exempt from environmental review, pursuant to the California 

Environmental Quality Act (CEQA) Guidelines Section 15303, Class 3(a), relating 
to the construction of one single-family residence in an urban, residential zone. 
The project proposes the construction of one single-family residence, is located in 
the One-Family Residential District, and is within the urban coastal zone. 

 
Regarding the Coastal Development Permit (CDP), Find: 
 
2. That the project, as described in the application and accompanying materials 

required by Section 6328.7 and as conditioned in accordance with Section 
6328.14, conforms with the plans, policies, requirements and standards of the 
San Mateo County LCP with regards to the Locating and Planning New 
Development, Sensitive Habitats, and Visual Resources Components. See 
Section A.2 of the staff report for the supporting analysis demonstrating 
conformance with the Local Coastal Program. 

 
3. That the project is not subject to the public access and public recreation policies 

of Chapter 3 of the Coastal Act of 1976 (commencing with Section 30200 of the 
Public Resources Code) since the project is not located between the nearest 
public road and the sea, or the shoreline of Pescadero Marsh. 

 
4. That the project conforms to specific findings required by policies of the San 

Mateo County LCP as discussed in Section A.2 of this staff report with regards to 
the Locating and Planning New Development, Sensitive Habitats, and Visual 
Resources Components. 
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5. That, with the approval of this project, the number of building permits for the 
construction of single-family residences issued in the calendar year would not 
exceed the limit established by LCP Policy 1.23. Although building permits issued 
for new dwelling units are well under the maximum in the current 2025 calendar 
year as of the print date of this report, the Department has received building 
permit applications to construct the 71-unit Cypress Point affordable housing 
project in Moss Beach. However, the issuance of building permits for the Cypress 
Point project and the subject project will be timed to comply with Policy 1.23. 

 
Regarding the Design Review, Find: 
 
6. That the project has been reviewed by the CDRC and has been found to be in 

compliance with the Design Review Standards for One-Family and Two-Family 
Residential Development in the Midcoast, Section 6565.20 of the San Mateo 
County Zoning Regulations 

 
Regarding the Grading Permit, Find: 
 
7. That the granting of the permit will not have a significant adverse effect on the 

environment as the project conforms with the applicable General Plan, LCP, and 
Zoning District policies and standards that seek to minimize impacts to sensitive 
habitats, soils, visual quality, and hazards. Further, this project has been reviewed 
and recommended for conditional approval by the Building Inspection Section, 
Drainage Section, Geotechnical Section, Department of Public Works, and the 
Coastside Fire Protection District. Implementation of the proposed grading plans 
prepared by a licensed civil engineer, including the erosion and sediment control 
plan, and associated conditions of approval will ensure the project will not have a 
significant adverse effect on the environment. 

 
8. That the project conforms to the criteria of Chapter 5, Division VII, of the San 

Mateo County Ordinance Code, including those relative to an erosion and 
sediment control plan, geotechnical reports, dust control, fire safety, and the 
timing of grading. The project plans have been reviewed and recommended for 
conditional approval by the Building Inspection Section, Drainage Section, 
Geotechnical Section, Department of Public Works, and the Coastside Fire 
Protection District. 

 
9. That the project is consistent with the goals and objectives of the General Plan as 

discussed in Section A.1 of the staff report. 
 
RECOMMENDED CONDITIONS OF APPROVAL 
 
Current Planning Section 
 
1. The project shall be constructed in compliance with the plans reviewed and 

approved by the Planning Commission on September 10, 2025. Any changes or 
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revisions to the approved plans shall be submitted to the Design Review Officer 
for review and approval prior to implementation. Minor modifications to the project 
may be approved by the Director of Planning and Building if they are consistent 
with the intent of, and in substantial conformance with, this approval. Minor 
adjustments to project design may be approved by the Design Review Officer if 
they are consistent with the intent of and are in substantial conformance with this 
approval. Alternatively, the Design Review Officer may refer consideration of the 
revisions to the CDRC, with applicable fees to be paid. 

 
2. The subject permits shall be valid for five years from the date of final approval, in 

which time a valid a building permit shall be issued for the work and a completed 
inspection (to the satisfaction of the Building Official) shall have occurred within 
180 days if its issuance. This approval may be extended by one-year increments 
with submittal of an application for permit extension and payment of applicable 
extension fees 60 days prior to the expiration date. 

 
3. The applicant shall provide “finished floor elevation verification” to certify that the 

structure is constructed at the height shown on the approved plans. The applicant 
shall have a licensed land surveyor or engineer establish a baseline elevation 
datum point near the construction site. 

 
a. The applicant shall maintain the datum point so that it will not be disturbed 

by the proposed construction activities until final approval of the building 
permit. 

 
b. This datum point and its elevation shall be shown on the submitted site plan. 

This datum point shall be used during construction to verify the elevation of 
the finished floors relative to the existing natural or to the grade of the site 
(finished grade). 

 
c. Prior to Planning approval of the building permit application, the applicant 

shall also have the licensed land surveyor or engineer indicate on the 
construction plans: (1) the natural grade elevations at the significant corners 
(at least four) of the footprint of the proposed structure on the submitted site 
plan, and (2) the elevations of proposed finished grades. 

 
d. In addition, (1) the natural grade elevations at the significant corners of the 

proposed structure, (2) the finished floor elevations, (3) the topmost 
elevation of the roof, and (4) the garage slab elevation must be shown on 
the plan, elevations, and cross-section (if one is provided). 

 
e. Once the building is under construction, prior to the below floor framing 

inspection or the pouring of the concrete slab (as the case may be) for the 
lowest floor(s), the applicant shall provide to the Building Inspection Section 
a letter from the licensed land surveyor or engineer certifying that the lowest 
floor height, as constructed, is equal to the elevation specified for that floor 
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in the approved plans. Similarly, certifications on the garage slab and the 
topmost elevation of the roof are required. 

 
f. If the actual floor height, garage slab, or roof height, as constructed, is 

different than the elevation specified in the plans, then the applicant shall 
cease all construction and no additional inspections shall be approved until 
a revised set of plans is submitted to and subsequently approved by both 
the Building Official and the Director of Planning and Building. 

 
g. A survey verification letter will be required during the construction phase of 

this project. Once the building permit has been issued and the forms have 
been set, the surveyor of record shall field measure the setback dimensions 
of the set forms from applicable property lines and compose a survey 
verification letter, with stamp and signature, of the field measurements to be 
submitted to the Planning and Building Department for review and approval. 

 
4. The applicant shall include an erosion and sediment control plan to comply with 

the County’s Erosion Control Guidelines on the plans submitted for the building 
permit. This plan shall identify the type and location of erosion control measures 
to be installed upon the commencement of construction in order to maintain the 
stability of the site and prevent erosion and sedimentation off-site. 

 
5. Approved erosion and sediment control measures shall be installed prior to 

beginning any work and maintained throughout the term of the building permit. 
Failure to install or maintain these measures will result in stoppage of construction 
until the corrections have been made and fees paid for staff enforcement time. 

 
6. The property owner shall adhere to the San Mateo Countywide Stormwater 

Pollution Prevention Program “General Construction and Site Supervision 
Guidelines,” including, but not limited to, the following: 

 
a. Delineation with field markers of clearing limits, easements, setbacks, 

sensitive or critical areas, buffer zones, trees, and drainage courses within 
the vicinity of areas to be disturbed by construction and/or grading. 

 
b. Protection of adjacent properties and undisturbed areas from construction 

impacts using vegetative buffer strips, sediment barriers or filters, dikes, 
mulching, or other measures as appropriate. 

 
c. Performing clearing and earth-moving activities only during dry weather. 

 
d. Stabilization of all denuded areas and maintenance of erosion control 

measures continuously between October 1 and April 30. 
 

e. Storage, handling, and disposal of construction materials and wastes 
properly, so as to prevent their contact with stormwater. 
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f. Control and prevention of the discharge of all potential pollutants, including 
pavement cutting wastes, paints, concrete, petroleum products, chemicals, 
wash water or sediments, and non-stormwater discharges to storm drains 
and watercourses. 

 
g. Use of sediment controls or filtration to remove sediment when dewatering 

site and obtain all necessary permits. 
 

h. Avoiding cleaning, fueling, or maintaining vehicles on-site, except in a 
designated area where wash water is contained and treated. 

 
i. Limiting and timing applications of pesticides and fertilizers to prevent 

polluted runoff. 
 

j. Limiting construction access routes and stabilization of designated access 
points. 

 
k. Avoiding tracking dirt or other materials off-site; cleaning off-site paved 

areas and sidewalks using dry sweeping methods. 
 

l. Training and providing instruction to all employees and subcontractors 
regarding the Watershed Protection Maintenance Standards and 
construction Best Management Practices. 

 
m. Removing spoils promptly, and avoiding stockpiling of fill materials, when 

rain is forecast. If rain threatens, stockpiled soils and other materials shall 
be covered with a tarp or other waterproof material. 

 
n. Additional Best Management Practices in addition to those shown on the 

plans may be required by the Building Inspector to maintain effective 
stormwater management during construction activities. Any water leaving 
the site shall be clear and running slowly at all times. 

 
o. Failure to install or maintain these measures will result in stoppage of 

construction until the corrections have been made and fees paid for staff 
enforcement time. 

 
7. It shall be the responsibility of the engineer of record to regularly inspect the 

erosion control measures for the duration of all grading remediation activities, 
especially after major storm events, and determine that they are functioning as 
designed and that proper maintenance is being performed. Deficiencies shall be 
immediately corrected, as determined by and implemented under the observation 
of the engineer of record. 
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8. To reduce the impact of construction activities on neighboring properties, comply 
with the following: 

 
a. All debris shall be contained on-site; a dumpster or trash bin shall be 

provided on site during construction to prevent debris from blowing onto 
adjacent properties. The applicant shall monitor the site to ensure that trash 
is picked up and appropriately disposed of daily. 

 
b. The applicant shall remove all construction equipment from the site upon 

completion of the use and/or need of each piece of equipment which shall 
include but not be limited to tractors, back hoes, cement mixers, etc. 

 
c. The applicant shall ensure that no construction-related vehicles shall 

impede through traffic along the right-of-way. All construction vehicles shall 
be parked on-site outside the public right-of-way. There shall be no storage 
of construction vehicles in the public right-of-way. 

 
9. Add notes to plans submitted for a building permit with the following minimum dust 

control measures: 
 

a. Water all construction and grading areas at least twice daily. 
 

b. Cover all trucks hauling soil, sand, and other loose materials, or require all 
trucks to maintain at least 2 feet of freeboard. 

 
c. Apply water two times daily or apply (non-toxic) soil on all unpaved access 

roads, parking areas, and staging areas at the project site. 
 

d. Sweep streets daily (with water sweepers) if visible soil material is carried 
onto adjacent public streets. 

 
e. Enclose, cover, water twice daily, or apply (non-toxic) soil binders to 

exposed stockpiles (dirt, sand, etc.). 
 
10. No grading shall be allowed during the winter season (October 1 to April 30) to 

avoid potential soil erosion, unless the applicant applies for an Exception to the 
Winter Grading Moratorium and the Director of Planning and Building grants the 
exception. Exceptions will only be granted if the associated building permit is a 
week or less from being issued, dry weather is forecasted during scheduled 
grading operations, and the erosion control plan includes adequate winterization 
measures (amongst other determining factors). 
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11. An applicant-completed and County-issued grading permit “hard card” is required 
prior to the start of any land disturbance/grading operations. Along with the “hard 
card” application, the applicant shall submit a letter to the Current Planning 
Section, at least two weeks prior to commencement of grading, stating the date 
when grading operations will begin, anticipated end date of grading operations, 
including dates of revegetation and estimated date of establishment of newly 
planted vegetation. The “hard card” shall not be issued until a Building Permit for 
the residence has been issued. 

 
12. All excavated materials shall be off hauled to an approved disposal location. 
 
13. For the final approval of the grading permit, the property owner shall ensure the 

performance of the following activities within 30 days of the completion of grading 
at the project site: (a) the engineer shall submit written certification, that all 
grading has been completed in conformance with the approved plans, conditions 
of approval/mitigation measures, and the Grading Regulations, to the Department 
of Public Works and the Planning and Building Department’s Geotechnical 
Engineer, and (b) the geotechnical consultant shall observe and approve all 
applicable work during construction and sign Section II of the Geotechnical 
Consultant Approval form, for submittal to the Planning and Building Department’s 
Geotechnical Engineer and the Current Planning Section. 

 
14. All new power and telephone utility lines from the street or nearest existing utility 

pole to the main dwelling and/or any other structure on the property shall be 
placed underground. 

 
15. Noise sources associated with demolition, construction, repair, remodeling, or 

grading of any real property shall be limited to the hours from 7:00 a.m. to 6:00 
p.m., weekdays and 9:00 a.m. to 5:00 p.m., Saturdays. Said activities are 
prohibited on Sundays, Thanksgiving, and Christmas (San Mateo County 
Ordinance Code Section 4.88.360). 

 
16. The exterior colors and materials as approved by the Planning Commission shall 

be implemented. Color verification shall occur in the field after the applicant has 
applied the approved materials and colors but before a final inspection has been 
scheduled. 

 
Building Inspection Section 
 
17. A building permit is required for this project. The applicant shall apply for a 

building permit and shall adhere to all requirements from the Building Inspection 
Section, Geotechnical Section, Drainage Section, Department of Public Works, 
and Coastside Fire Protection District. No site disturbance shall occur, including 
any grading, until a building permit has been issued. 
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Drainage Section 
 
18. Project will comply with County drainage policy to prevent stormwater from flowing 

across property lines. For projects that trigger size and/or slope thresholds, prior 
to the issuance of the Building Permit for new residential development, the 
applicant shall have prepared, by a registered civil engineer, a drainage analysis 
of the proposed project and submit it to the Planning and Building Department for 
review and approval. The drainage analysis shall consist of a written narrative and 
a plan. The flow of the stormwater onto, over, and off of the property shall be 
detailed on the plan and shall include adjacent lands as appropriate to clearly 
depict the pattern of flow. The analysis shall detail the measures necessary to 
certify adequate drainage. Post-development flows and velocities shall not exceed 
those that existed in the pre-developed state. Recommended measures shall be 
designed and included in the improvement plans and submitted to the Department 
of Public Works and Planning and Building Department for review and approval. 

 
19. A final C.3 and C.6 Development Review Checklist, a final drainage plan, and a 

drainage analysis/drainage report/prescriptive sizing handout will be provided at 
the time of building permit submittal. 

 
20. Provide a site-specific erosion control plan (e.g., straw wattle locations and 

appropriate details). Details available at: https://planning.smcgov.org/erosion-and-
sediment-control-plan-requirements. 

 
21. Advisory Comment: Based on the information received, this project is classified as 

a “Prescriptive” drainage project. It is possible that new or additional information 
provided upon the next submittal could advance the project classification. To 
avoid delays or additional plan review cycles, please reference the San Mateo 
County Drainage Manual (SMCDM) online at: 
https://planning.smcgov.org/drainage-manual. 

 
Geotechnical Section  
 
22. Prior to building permit submittal, the project geotechnical engineer shall submit a 

design level report with any site or project updates if needed as well as a project 
specific plan review letter of all relevant project plans and calculations. 

 
23. It should be noted that in the submitted iteration of the plans, there appears to be 

a significant amount of grading to be performed, as shown on GP-1, with roughly 
260 c.y. of cut and 170 c.y. of fill. Compaction and grading shall be addressed in 
the design level geotechnical report. 

 

https://planning.smcgov.org/erosion-and-sediment-control-plan-requirements
https://planning.smcgov.org/erosion-and-sediment-control-plan-requirements
https://planning.smcgov.org/drainage-manual
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Department of Public Works 
 
24. Prior to the issuance of the building permit, the applicant shall submit a driveway 

"Plan and Profile" to the Department of Public Works, showing the driveway 
access to the parcel (garage slab) complying with County Standards for driveway 
slopes (not to exceed 20 %) and to County Standards for driveways (at the 
property line) being the same elevation as the center of the access roadway. 
When appropriate, as determined by the Department of Public Works, this plan 
and profile shall be prepared from elevations and alignment shown on the 
roadway improvement plans. The driveway plan shall also include and show 
specific provisions and details for both the existing and the proposed drainage 
patterns and drainage facilities. 

 
25. No proposed construction work within the County right-of-way shall begin until 

County requirements for the issuance of an encroachment permit, including 
review of the plans, have been met and an encroachment permit issued. The 
applicant shall contact a Department of Public Works Inspector 48 hours prior to 
commencing work in the right-of-way. 

 
26. Prior to the issuance of the building permit, the applicant will be required to 

provide payment of "roadway mitigation fees" based on the square footage 
(assessable space) of the proposed building per Ordinance No.3277. 

 
Coastside County Water District (District) 
 
27. New backflow (California Cross Connection Control Policy Handbook) regulations, 

effective July 1, 2024, will be applied to existing and new construction. Approved 
backflow protection will be required on all new water services, including fire 
services. 

 
28. The project is required to comply with Coastside County Water District regulations 

on water service and metering. The District performs inspections to verify 
compliance with all District regulations during construction and a final inspection 
when construction is complete. 

 
29. Fire sprinklers are served from an independent and dedicated water service 

connection with a separate fire meter. Please note that Coastside County Water 
District does not allow passive purge systems to be installed on fire protection 
services. Fire protection services are authorized for the sole purpose of fire 
protection, and there shall be no cross connections. 

 
30. There are 1.5 (3/4-inch meter equivalency) water connections assigned to this 

APN. 
 
31. This is a high-pressure area of the water distributions system, so pressure 

regulation will be required before water enters the structure. 
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32. A full set of the most recent plans and drawings for the project, (fire sprinkler, 
architectural, plumbing, mechanical, green building, structural, civil, utility site 
plan, and landscape/irrigation) must be submitted to the District for review and 
approval. Existing and new utilities must be clearly marked on the drawings. 

 
33. The District requires the completion and submittal of a water demand worksheet 

and a water efficiency checklist provided by Coastside County Water District. 
 
Granada Community Services District (GCSD) 
 
34. A sewer mainline is available for the proposed project. All new construction 

projects must obtain a Sewer Connection Permit from the District. If the parcel 
meets the County's zoning requirements, the applicant can submit a sewer permit 
application after securing County Planning approval. For guidance and to obtain 
the application form, the applicant should contact 650/ 726-7093 or 
gcsdadmin@granada.ca.gov. 

 
35. When applying, the applicant must include construction plans that detail all 

necessary sewer lines including laterals, mainline, appurtenances, manholes, 
cleanouts, and backflow devices. The specifications shall conform to District 
standards and include the relevant District detail drawings. Once the District 
receives the Building Department Pick-up Notice and the relevant permit fees, the 
sewer connection permit will be issued over the counter. 

 
Coastside Fire Protection District 
 
Fire Department Access 
 
36. CFC 2022 Section 505.1.1 - New residential buildings shall have internally 

illuminated address numbers contrasting with the background so as to be seen 
from the public way fronting the building. Residential address numbers shall be at 
least six feet above the finished surface. Where buildings are located remotely to 
the public roadway, additional signage at the driveway/roadway entrance leading 
to the building and/or on each individual building shall be required by the 
Coastside Fire Protection District. This remote signage shall consist of a 6-inch by 
18-inch green reflective metal sign with 4-inch reflective numbers and letters 
similar to Hy-Ko 911 or equivalent. 

 
Temporary address numbers shall be posted prior to combustible materials being 
placed on site. 

 
37. CFC 2022 Section 503.1.1 - Approved fire apparatus access roads shall be 

provided for every facility, building or portion of a building hereafter constructed or 
moved into or within the jurisdiction. The fire apparatus access road shall comply 
with the requirements of this section and shall extend to within 150 feet (45,720 
mm) of all portions of the facility and all portions of the exterior walls of the first 

mailto:gcsdadmin@granada.ca.gov
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story of the building as measured by an approved route around the exterior of the 
building or facility. 

 
Exceptions:  The fire code official is authorized to increase the dimension of 150 
feet (45,720 mm) where any of the following conditions occur: 

 
a. The building is equipped throughout with an approved automatic sprinkler 

system installed in accordance with Section 903.3.1.1, 903.3.1.2 or 
903.3.1.3. 

 
b. Fire apparatus access roads cannot be installed because of location on 

property, topography, waterways, nonnegotiable grades or other similar 
conditions, and an approved alternative means of fire protection is provided. 

 
c. There are not more than two Group R-3 or Group U occupancies. 

 
d. Where approved by the fire code official, fire apparatus access roads shall 

be permitted to be exempted or modified for solar photovoltaic power 
generation facilities and unmanned cellular sites. 

 
38. CFC 2022 Section 503.2.3 - Fire apparatus access roads shall be designed and 

maintained to support the imposed loads of fire apparatus and shall be surfaced 
so as to provide all-weather driving capabilities. 

 
39. CFC 2022 Section 503.2.5 - Dead-end fire apparatus access roads in excess of 

150 feet (45,720 mm) in length shall be provided with an approved area for 
turning around fire apparatus. Turn-around areas for fire apparatus within 
Coastside Fire Protection District jurisdiction must comply with CFC 2022 
Appendix D. 

 
40. CFC 2022 Section 503.3.1 - The designation shall be indicated (1) by a sign 

posted immediately adjacent to, and visible from, the designated place clearly 
stating in letters not less than one inch in height that the place is a fire lane, (2) by 
outlining or painting the place in red and, in contrasting color, marking the place 
with the words “FIRE LANE”, which are clearly visible from a vehicle, or (3) by a 
red curb or red paint on the edge of the roadway upon which is clearly marked the 
words “FIRE LANE”. 

 
41. CFC 2022 Section 503.2.6 - Where a bridge or an elevated surface is part of a fire 

apparatus access road, the bridge shall be constructed and maintained in 
accordance with AASHTO HS-20 (25 ton). Bridges and elevated surfaces shall be 
designed for a live load sufficient to carry the imposed loads of fire apparatus. 
Vehicle load limits, certified by an engineer, shall be posted at both entrances to 
bridges. Where elevated surfaces designed for emergency vehicle use are 
adjacent to surfaces which are not designed for such use, approved barriers, 
approved signs or both shall be installed and maintained. The Fire Marshal may 
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allow the width to be reduced for a bridge providing access to R-3 and/or U 
occupancies and lands used primarily for agricultural purposes or recreation. 

 
42. CFC 2022 Section 503.2.7 - The grade of the fire apparatus access road shall be 

within the limits established by the fire code official based on the fire department’s 
apparatus. 

 
Grading must comply with Coastside Fire Protection District Standard Detail R-
001. 

 
43. CFC 2022 Section 506.1.3 - When required by the Coastside Fire Protection 

District, a Knox Box of the size and type designated shall be mounted on the 
building near the main entrance and shall be located a minimum of 60 inches and 
not higher than 72 inches above the finished floor, in a location approved by the 
fire code official. Additional Knox Boxes may be required at rear entrances to 
buildings. Knox padlocks or Knox Gate Switches may be required at any access 
as specified by the fire code official. 

 
44. CFPD Standard R-001 - Gates shall be a minimum of 2-feet wider than the 

roadway they serve. Overhead gate structures shall have a minimum of 15 ½ feet 
of vertical clearance. Locked gates shall be provided with a Knox Box or Knox 
Padlock for fire department access. Electric gates shall be provided with a Knox 
Gate Switch and automatically open during power failures, unless equipped with 
manual override capability that is approved by Coastside Fire Protection District. 
Gates providing Fire access to a driveway or other roadway shall be located at 
least 35-feet from the primary road or street and shall open to allow a vehicle to 
stop without obstructing traffic on the adjoining roadway. 

 
Smoke Alarms and Egress 
 
45. CFC 2022 Section 907.2.11 - Listed single- and multiple-station smoke alarms 

complying with UL 217 shall be installed in accordance with Sections 907.2.11.1 
through 907.2.11.7 and NFPA 72. 

 
Exception:  For Group R occupancies. A fire alarm system with smoke detectors 
located in accordance with this section may be installed in lieu of smoke alarms. 
Upon actuation of the detector, only those notification appliances in the dwelling 
unit or guest room where the detector is actuated shall activate. 

 
46. CFC 2022 Section 907.2.11.2 - Single or multiple-station smoke alarms shall be 

installed and maintained in Groups R-2, R-2.1, R-2.2, R-3, R-3.1 and R-4 
regardless of occupant load at all of the following locations: 

 
a. On the ceiling or wall outside of each separate sleeping area in the 

immediate vicinity of bedrooms. 
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b. In each room used for sleeping purposes. 
 

c. In each story within a dwelling unit, including basements but not including 
crawl spaces and uninhabitable attics. In dwellings or dwelling units with 
split levels and without an intervening door between the adjacent levels, a 
smoke alarm installed on the upper level shall suffice for the adjacent lower 
level provided that the lower level is less than one full story below the upper 
level. 

 
d. In a Group R-3.1 occupancies, in addition to the above, smoke alarms shall 

be provided throughout the habitable areas of the dwelling unit except 
kitchens. 

 
47. CFC 2022 Section 907.2.11.5 - Where more than one smoke alarm is required to 

be installed within an individual dwelling unit or sleeping unit in Group R 
occupancies, the smoke alarms shall be interconnected in such a manner that the 
activation of one alarm will activate all of the alarms in the individual unit. Physical 
interconnection of smoke alarms shall not be required where listed wireless 
alarms are installed and all alarms sound upon activation of one alarm. The alarm 
shall be clearly audible in all bedrooms over background noise levels with all 
intervening doors closed. 

 
48. CFC 2022 Section 907.2.11.6 - In new construction, and in newly classified Group 

R-3.1 occupancies, required smoke alarms shall receive their primary power from 
the building wiring where such wiring is served from a commercial source and 
shall be equipped with a battery backup. Smoke alarms with integral strobes that 
are not equipped with battery back-up shall be connected to an emergency 
electrical system in accordance with Section 1203. Smoke alarms shall emit a 
signal when the batteries are low. Wiring shall be permanent and without a 
disconnecting switch other than as required for overcurrent protection. 

 
Exception:  Smoke alarms are not required to be equipped with battery backup 
where they are connected to an emergency electrical system that complies with 
Section 603. 

 
49. CFC 2022 Section 1031.3.1 - Emergency escape and rescue openings shall have 

a minimum net clear opening of 5.7 square feet (0.53 m2). 
 

Exception:  The minimum net clear opening for grade-floor emergency escape 
and rescue openings shall be 5 sq. ft. (0.46 m2). 

 
50. CFC 2022 Section 1031.3.2 - The minimum net clear opening height dimension 

shall be 24 inches (610 mm). The minimum net clear opening width dimension 
shall be 20 inches (508 mm). The net clear opening dimensions shall be the result 
of normal operation of the opening. 
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51. CFC 2022 Section 1031.3.3 - Emergency escape and rescue openings shall have 
the bottom of the clear opening not greater than 44 inches (1118 mm) measured 
from the floor. 

 
52. CFC 2022 Section 1031.4 - Where a door is provided as the required emergency 

escape and rescue opening, it shall be a swinging door or a sliding door. 
 
53. CRC 2022 Section R311.2 - Not less than one egress door shall be provided for 

each dwelling unit. The egress door shall be side-hinged and shall provide a clear 
width of not less than 32 inches (813 mm) where measured between the face of 
the door and the stop, with the door open 90 degrees (1.57 rad). The clear height 
of the door opening shall be not less than 78 inches (1981 mm) in height 
measured from the top of the threshold to the bottom of the stop. Other doors 
shall not be required to comply with these minimum dimensions. Egress doors 
shall be readily openable from inside the dwelling without the use of a key or 
special knowledge or effort. 

 
Wildland-Urban Interface 
 
54. CBC 2022 Section 705A.1 - Roofs shall comply with the requirements of Chapter 

7A and Chapter 15. Roofs shall have a roofing assembly installed in accordance 
with its listing and the manufacturer’s installation instructions. Roof assemblies in 
the Fire Hazard Severity Zones shall be Class A rating when tested in accordance 
with ASTM E108 or UL790. 

 
55. CFPD Ordinance 2023-03 Section IX - All roof installations regulated by California 

Building Code Chapter 15 and Appendix Chapter 15 shall comply with CBC 
Section 1505, but in no case shall be listed as less than a minimum of a Class B 
roofing assembly. 

 
56. CFC 2022 Section 304.1.2 - Weeds, grass, vines or other growth that is capable 

of being ignited and endangering property, shall be cut down and removed by the 
owner or occupant of the premises. Vegetation clearance requirements in 
wildland-urban interface areas shall be in accordance with Chapter 49. 

 
57. CFC 2022 Section 4907.1 - Hazardous vegetation and fuels shall be managed to 

reduce the severity of potential exterior wildfire exposure to buildings and to 
reduce the risk of fire spreading to buildings as required by applicable laws and 
regulations. 

 
a. Defensible space will be managed around all buildings and structures in 

State Responsibility Areas (SRA) as required in Public Resources Code 
4291. 
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58. CFC 2022 Section 4907.2 - Buildings and structures located in the following areas 
shall maintain the required hazardous vegetation and fuel management: 

 
a. All unincorporated lands designated by the State Board of Forestry and Fire 

Protection as a State Responsibility Area (SRA). 
 

b. Land designated as a Very High Fire Hazard Severity Zone by the Director. 
 

c. Land designated in ordinance by local agencies as a Very High Fire Hazard 
Severity Zone pursuant to Government Code Section 51179. 

 
59. CRC 2022 Section R302.1 - Construction, projections, openings and penetrations 

of exterior walls of dwellings and accessory buildings shall comply with Table 
R302.1(1); or dwellings and accessory buildings equipped throughout with an 
automatic sprinkler system installed in accordance with Section R313 shall 
comply with Table R302.1(2). 

 
Exceptions: 

 
a. Walls, projections, openings or penetrations in walls perpendicular to the 

line used to determine the fire separation distance. 
 

b. Walls of individual dwelling units and their accessory structures located on 
the same lot. 

 
c. Detached tool sheds and storage sheds, playhouses and similar structures 

exempted from permits are not required to provide wall protection based on 
location on the lot. Projections beyond the exterior wall shall not extend over 
the lot line. 

 
d. Detached garages accessory to a dwelling located within 2 feet (610 mm) of 

a lot line are permitted to have roof eave projections not exceeding 4 inches 
(102 mm). 

 
e. Foundation vents installed in compliance with this code are permitted. 

 
Water Tank or Sources 
 
60. CFC 2022 Section 507.1 - An approved water supply capable of supplying the 

required fire flow for fire protection shall be provided to premises on which 
facilities, buildings or portions of buildings are hereafter constructed or moved into 
or within the jurisdiction. 

 
61. CFC 2022 Section B105.1 - The minimum fire-flow and flow duration requirements 

for one- and two-family dwellings, Group R-3 and R-4 buildings and townhouses 
shall be as specified in Tables B105.1(1) and B105.1(2). 
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Required Fire Flow:  500 gpm 
 
62. CFC 2022 Section B105.3 - For buildings equipped with an approved automatic 

sprinkler system, the water supply shall be capable of providing the greater of: 
 

a. The automatic sprinkler system demand, including hose stream allowance. 
 

b. The required fire flow. 
 

 
63. CFC 2022 Section C102.1 - The number of fire hydrants available to a building 

shall be not less than the minimum specified in Table C102.1. 
 
64. CFPD Standard FPE-005 – Water Storage for One- and Two-Family Dwellings up 

to 3,600 sq. ft. shall be 7,500 gallons reserved for Fire, in addition to any domestic 
use. If larger than 3,600 sq. ft. single family dwelling, use NFPA 1142. 

 
65. CFPD Standard FPE-005 - Fire flow requirements for multiple structures shall be 

calculated based on the structure requiring the largest Fire Flow per NFPA 1142. 
 
66. CFPD Standard FPE-005 - Water tanks shall be interconnected by using a 

minimum 4-inch pipe diameter. 
 

Interconnection piping and valves must be protected, or of a material not 
damaged by UV exposure. The cross connection shall also have an appropriately 
sized control valve located at each tank. 

 
67. NFPA 22 Section 4.2.1.2 - Where the water supply from a public service main is 

not adequate in quality, quantity, or pressure, an alternative water source shall be 
provided. 

 
68. NFPA 22 Section 4.2.1.4 - The water supply shall be capable of filling the 

minimum required fire protection volume within the tank in a maximum of 8 hours. 

Fire-Flow 
Requirement (GPM) 

Minimum 
Number of 
Hydrants 

Spacing 
Between 

Hydrants (ft) 

Distance from 
Street to Hydrant 

(ft) 
1,750 or less 1 500 250 
1,751 – 2,250 2 450 225 
2,251 – 2,750 3 450 225 
2,751 – 3,250 3 400 225 
3,251 – 4,000 4 350 210 
4,001 – 5,000 5 300 180 
5,001 – 5,500 6 300 180 
5,501 – 6,000 6 250 150 
6,001 – 7,000 7 250 150 

7,001+ 8+ 200 120 
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69. NFPA 22 Section 4.15.2 - A vent pipe shall have a cross-sectional area equal to a 
minimum of one-half the area of the discharge pipe(s) or fill pipe, whichever is the 
larger. 

 
70. NFPA 24 Section 4.2.1 - Installation work shall be done by fully experienced and 

responsible contractors. Contractors shall be appropriately licensed in the State of 
California to install private fire service mains and their appurtenances. 

 
71. NFPA 24 Section 10.9.1 - Backfill shall be well tamped in layers or puddle under 

and around pipes to prevent settlement or lateral movement. Backfill shall consist 
of clean fill sand or pea gravel to a minimum 6 inches below and to a minimum of 
12 inches above the pipe and shall contain no ashes, cinders, refuse, organic 
matter or other corrosive materials. Other backfill materials and methods are 
permitted where designed by a registered professional engineer and approved by 
the enforcing agency. 

 
72. CFPD Standard FPE-005 - Water tanks located closer than 30 feet of structures 

or flammable vegetation shall be constructed of non-combustible materials. 
 
 Other 
 
73. CAL FIRE FHSZ Maps are subject to change. Structure will be required to comply 

with WUI regulations if maps update prior to building permit application. 
 
74. All fire conditions and requirements must be incorporated into your building plans, 

prior to building permit issuance. It is your responsibility to notify your contractor, 
architect and engineer of these requirements. 

 
75. This review shall not be construed as encompassing the structural integrity of the 

facility, nor abrogating more restrictive requirements by other agencies having 
responsibility. Final acceptance is subject to field inspection and necessary tests. 

 
76. NOTE:  An additional re-inspection fee may be charged for missed appointments, 

failure to comply or not being ready. 
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386.51 SF

PROPOSED PORCH, PATIO, DECK AREA:

NOTE:
• SEE SHEET A0.05 FOR PROJECT DATA 
AND SCOPE OF WORK Discipline:

Date

Issuances:

No.

Product number:  

Product version:  
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04/08/2025 PERMIT SUBMITTAL

SHEET NO. SHEET NAMES LAHJ NTA 

ARCHITECTURAL

A0.00 COVER SHEET x

A0.01 GENERAL INFORMATION x

A0.05 PROJECT DATA, ZONING, AND BUILDING HEIGHT COMPLIANCE x

A0.06 PROPOSED SITE PLAN AND DAYLIGHT COMPLIANCE x

A9.40 MATERIAL SHEET x

A3.02 EXTERIOR LIGHTING x

SURVEY

SU-1 TOPOGRAPHIC SURVEY x

CIVIL

DP-1 DEMOLITION PLAN x

GP-1
GRADING & DRAINAGE PLAN - NOTES, LEGENDS, ABBREVIATIONS & 

SITE PLAN
x

GP-2 GRADING & DRAINAGE PLAN - NOTES & DETAILS x

GP-3 GRADING & DRAINAGE PLAN - SANITARY SEWER DETAILS x

ECP-1 EROSION CONTROL PLAN - SITE PLAN x

ECP-2 EROSION CONTROL PLAN - NOTES & DETAILS x

ECP-3 EROSION CONTROL PLAN - CONSTRUCTION BMPS x

LANDSCAPE

L1.00 LANDSCAPE LAYOUT PLAN x

L2.00 PLANTING PLAN x

L3.00 MAINLINE LAYOUT PLAN x

L3.10 HYDROZONE / WELO CALCS x

L4.00 DETAILS x

SHEET NO. SHEET NAMES LAHJ NTA 

GENERAL

A0.07 ENVIRONMENTAL QUALITY NOTES & EQUIPMENT SCHEDULE x

A0.20 DOOR SCHEDULE x

A0.21 GLAZING SCHEDULE x

ARCHITECTURAL

A2.10 MAIN LEVEL PLAN x

A2.11 UPPER LEVEL PLAN x

A2.20 ROOF PLAN x

A3.00 EXTERIOR ELEVATIONS 01 x

A3.01 EXTERIOR ELEVATIONS 02 x

A3.10 BUILDING SECTIONS 01 x

A3.11 BUILDING SECTIONS 02 x

A4.00 WALL SECTIONS x

A6.10 MAIN LEVEL REFLECTED CEILING PLAN x

A6.20 UPPER LEVEL REFLECTED CEILING PLAN x

A8.41 EXTERIOR DETAILS DECK x

 SHEET INDEX 

NTA APPROVED SHEET INDEX - AH2 V2.2



XX

GARAGE
G101

REFERENCE CONSTRUCTION MEMO ISSUING REVISION.
ONLY MOST RECENT REVISION SHOWN CLOUDED.  
REFERENCE FOR PREVIOUS REVISIONS REMAIN.  
DATE OF REVISIONS INDICATED AT RIGHT MARGINS.

ELEV. 0.00

A

10
0.

1

1.  GRID LINE REFERENCE

ABBREVIATIONS

320 SF

N

A3.00

1

3

1

AX.XX4 2

2

1

4

A4.00

@ AT
CENTERLINE
PROPERTY LINE
DIAMETER

# POUND OR NUMBER
(E) EXISTING
(N) NEW

AB ANCHOR BOLT
ABV ABOVE
ACC ACCESS
ACOUS ACOUSTICAL
ACP ASPHALT CONCRETE PAVING
ACS ACCESS PANEL
ACT ACOUSTICAL TILE
AD AREA DRAIN
ADA AMERICANS with DISABILITIES
ADJ ADJUSTABLE
AFF ABOVE FINISHED FLOOR
AGGR AGGREGATE
AIB AIR INFILTRATION BARRIER
ALT ALTERNATE
ALUM ALUMINUM
APPROX APPROXIMATE
ARCH ARCHITECTURAL
ASPH ASPHALT
AUTO AUTOMATIC

BD BOARD
BITUM BITUMINOUS
BLDG BUILDING
BLKG BLOCKING
BM BEAM
BO BOTTOM OF...
BOT BOTTOM
BRG BEARING
BSMT BASEMENT
BUR BUILT UP ROOFING

CAB CABINET
CB CATCH BASIN
CEM     CEMENT
CER CERAMIC
CIP CAST-IN-PLACE
CJ CONTROL JOINT
CLG CEILING
CLK CAULKING
CLO CLOSET
CLR CLEAR
CMU     CONCRETE MASONRY UNIT
CNTR COUNTER
COL COLUMN
CONC CONCRETE
CONN CONNECTION
CONST     CONSTRUCTION
CONT CONTINUOUS
CONTR CONTRACTOR
CORR CORRIDOR
CPT CARPET; CARPETED
CRS COLD ROLLED STEEL
CSK COUNTERSUNK
CT CERAMIC TILE
CTR CENTER
CU FT CUBIC FEET

DBL DOUBLE
DEMO DEMOLITION
DET DETAIL
DIA DIAMETER
DIM DIMENSION
DL DEAD LOAD
DN DOWN
DR DOOR
DR OPNG DOOR OPENING
DS DOWNSPOUT
DSP DRY STANDPIPE
DT DRAIN TILE
DW DISHWASHER
DWG DRAWING

E EAST
EA EACH
EJ EXPANSION JOINT
EL ELEVATION
ELEC ELECTRICAL
ELEV ELEVATOR
ENCL ENCLOSURE
EQ EQUAL
EQUIP EQUIPMENT
EST ESTIMATE
EW EACH WAY
EXH FN EXHAUST FAN
EXIST EXISTING
EXP EXPANDED; EXPANSION
EXP BT EXPANSION BOLT
EXPO EXPOSED
EXT EXTERIOR

FA FIRE ALARM
FB FLAT BAR
FD FLOOR DRAIN
FE FIRE EXTINGUISHER
FEC FIRE EXTINGUISHER CABINET
FF EL FINISH FLOOR ELEVATION
FH FIRE HYDRANT
FHC FIRE HOSE CABINET
FIN FLR FINISH FLOOR
FF FINISH TO FINISH
FIN FINISH
FLASH FLASHING
FLR FLOOR; FLOORING
FLUOR FLUORESCENT
FOC FACE OF CONCRETE
FOF FACE OF FINISH
FOIC FURNISHED BY OWNER -

INSTALLED BY CONTRACTOR
FOM     FACE OF MASONRY
FOS FACE OF STUDS
FP FIREPROOF
FPL FIREPLACE
FR FRAME
FT FOOR OR FEET
FTG FOOTING
FURR FURRING
FUT FUTURE
FW FULL WIDTH

GA GAUGE
GALV GALVANIZED
GC GENERAL CONTRACTOR
GL GLASS
GLAM GLUE-LAMINATED
GR GRADE
GWB GYPSUM WALL BOARD
GYP GYPSUM

HB HOSE BIBB
HC HOLLOW CORE
HDO HIGH DENSITY OVERLAY
HDR HEADER
HDWD HARDWOOD
HDW HARDWARE
HM HOLLOW METAL
HORIZ HORIZONTAL
HP HIGH POINT
HR HOUR
HT HEIGHT
HVAC HEATING/VENTILATING/AIR

CONDITIONING
HW HOT WATER
HWT HOT WATER TANK

ID INSIDE DIAMETER
IN INCH
INCL INCLUDED
INSUL INSULATION
INT INTERIOR
INV INVERT

JB JUNCTION BOX
JF JOINT FILLER
JT JOINT

KIT KITCHEN
KO KNOCKOUT

LAM LAMINATE, LAMINATED
LAV LAVATORY
LBS POUNDS
LF LINEAR FOOT (FEET)
LH LEFT HAND
LL LIVE LOAD
LOC LOCATION
LP LOW POINT
LT LIGHT

MAS MASONRY
MATL MATERIAL
MAX MAXIMUM
MB MACHINE BOLT
MC MEDICINE CABINET
MDF MEDIUM DENSITY FIBERBOARD
MDO MEDIUM DENSITY OVERLAY
MECH MECHANICAL
MEMB MEMBRANE
MEZZ MEZZANINE
MFR MANUFACTURER
MIN MINIMUM
MIR MIRROR
MISC MISCELLANEOUS
MO MASONRY OPENING
MTD MOUNTED
MTL METAL
MUL MULLION

N NORTH
N/A NOT APPLICABLE
NIC NOT IN CONTRACT
NO NUMBER
NOM NOMINAL
NR NOISE REDUCTION
NTS NOT TO SCALE

OA OVERALL
OC ON CENTER
OD OUTSIDE DIAMETER

OVERFLOW DRAIN
OFF OFFICE
OH OVERHEAD
OHWM ORDINARY HIGH WATER MARK
OPNG OPENING
OPP OPPOSITE
OSB ORIENTED STRAND BOARD

PBD PARTICLE BOARD
PCC PRECAST CONCRETE
PCF POUNDS PER CUBIC FOOT
PERF PERFORATED
PERP PERPENDICULAR
PL PLATE
PLAM PLASTIC LAMINATE
PLAS PLASTER
PLWD PLYWOOD
PNL PANEL
PNT POINT
PR PAIR
PRCST PRECAST

PSF POUNDS PER CUBIC FOOT
PSI POUNDS PER SQUARE INCH
PT PRESERVATIVE TREATED
PTN PARTITION
PVC POLYVINYL CHLORIDE

R RISER
RA RETURN AIR
RAD RADIUS
RD ROOF DRAIN
REF REFERENCE
REFR REFRIGERATOR
REG REGISTER
REINF REINFORCED
REM REMAINDER
REQ REQUIRED
RESIL RESILIENT
REV REVISION; REVISIONS; REVISED
RH RIGHT HAND
RM ROOM
RO ROUGH OPENING
RWL RAIN WATER LEADER

S SOUTH
SAF SELF-ADHERED FLASHING
SAM SELF-ADHERED MEMBRANE
SC SOLID CORE
SCHED SCHEDULE
SD SMOKE DETECTOR
SECT SECTION
SG SAFETY GLASS
SHV SHELF; SHELVING
SHR SHOWER
SHT SHEET
SHT MTL SHEET METAL
SHTG SHEATHING
SIM SIMILAR
SOG SLAB ON GRADE
SPEC SPECIFICATION
SQ FT SQUARE FOOT (FEET)
SQ IN SQUARE INCH(ES)
SST STAINLESS STEEL
STD STANDARD
STL STEEL
ST STONE
STOR STORAGE
STRUCT STRUCTURAL
SUSP SUSPENDED
SYM SYMMETRICAL

T TREAD
T&G TONGUE AND GROOVE
TEL TELEPHONE
TER TERRAZZO
TG TEMPERED GLASS
THK THICK
TO TOP OF...
TOB TOP OF BEAM
TOC TOP OF CONCRETE; CURB
TOF TOP OF FLOOR; FOOTING; FRAME
TOM     TOP OF MASONRY
TOP TOP OF PARAPET; PAVEMENT
TOPO TOPOGRAPHY
TOS TOP OF SLAB; STEEL
TOW TOP OF WALL
TS TUBE STEEL
TSTAT THERMOSTAT
TYP TYPICAL

UNO UNLESS OTHERWISE NOTED

VB VINYL BASE
VEN VENEER
VERT VERTICAL
VEST VESTIBULE
VG VERTICAL GRAIN
VIF VERIFY IN FIELD
VT VINYLT TILE

W WEST
W/ WITH
W/O WITHOUT
WC WATER CLOSET
WD WOOD
WDW WINDOW
WF WIDE FLANGE
WF BM WIDE FLANGE BEAM
WG WIRED GLASS
WH WATER HEATER
WL WATER LINE
WLD WELDED
WP WATERPROOF
WPM WATERPROOF MEMBRANE
WR WATER RESISTANT
WSCT WAINSCOT
WSG WIRE SAFETY GLASS
WTR WATER
WWF WELDED WIRE FABRIC
WWM WELDED WIRE MESH
WT WEIGHT

A

2.  ROOM REFERENCE ROOM NAME

ROOM NUMBER

3.  DOOR REFERENCE

REFERENCE DOOR
SCHEDULE

4.  WINDOW / SKYLIGHT REFERENCE

5.  ELEVATION / DATUM REFERENCE
TO

6.  EXTERIOR ELEVATION

7.  BUILDING SECTION

4

A4.10
8.  WALL SECTION

DRAWING NUMBER

SHEET NUMBER

DRAWING NUMBER

SHEET NUMBER

DRAWING NUMBER

SHEET NUMBER
9.  INTERIOR ELEVATION

10.  DETAIL REFERENCE
XX

AX.XX

DRAWING NUMBER

SHEET NUMBER

11. ASSEMBLY REFERENCE

12.  NORTH SYMBOL

13.  REVISION REFERENCE

SYMBOLS LEGEND MATERIALS LEGEND GENERAL NOTES

1. CODES: ALL WORK SHALL CONFORM APPLICABLE LAND USE AND BUILDING CODES AS AMENDED BY AUTHORITIES HAVING JURISDICTION.
2. DO NOT SCALE DIMENSIONS FROM DRAWINGS.  USE CALCULATED DIMENSIONS ONLY.  NOTIFY THE ARCHITECT IMMEDIATELY IF ANY CONFLICTS EXIST.
3. CONTRACTOR SHALL VERIFY ALL CONDITIONS PRIOR TO INITIATING THE WORK.  NOTIFY THE ARCHITECT OF ANY DISCREPANCIES.
4. VERIFY ALL ROUGH-IN DIMENSIONS FOR EQUIPMENT.  PROVIDE ALL BUCK-OUT, BLOCKING, BACKING, AND JACKS REQUIRED FOR INSTALLATIONS.
5. DIMENSIONS ARE TO EXTERIOR FACE OF CONCRETE / WOOD FRAMING UNLESS OTHERWISE NOTED.
6. EXTERIOR WALL FRAMING 2x6 WOOD STUDS UNLESS OTHERWISE NOTED.
7. INTERIOR WALL FRAMING 2x4 WOOD STUDS UNLESS OTHERWISE NOTED.
8. STAMPING OF PLAN SET AND SPECIFICATIONS IS NOT AN APPORVAL TO VIOLATE AND CITY POLICY OR ORDINANCE, COUNTY, STATE, OR FEDERAL LAW. 
9. WHEN DRAWINGS AND CONSTRUCTION INCLUDE BOTH FACTORY BUILT AND SITE BUILD CONSTRUCTION, PLAN REVIEW & INSPECTION WILL BE ACCORDING TO THE 
FOLLOWING RULES

A. FACTORY BUILT ELEMENT WILL BE REVIEWED BY ICC-NTA AND INSPECTED BY ICC-NTA.
B. CONNECTIONS BETWEEN FACTORY BUILT COMPONENTS, OR BETWEEN FCTORY AND SITE BUILT COMPONENETS, WILL BE REVIEWED BY ICC-NTA AND INSPECTED 
BY LAHJ.

C. SITE BUILT ELEMENTS WILL BE REVIEWED & INSPECTED BY LAHJ EXCEPT FOR STRUCTURAL (SEE NOTE B).
10. STRUCTURAL DRAWINGS & CALCULATIONS (EXCLUDING FOUNDATION) TO BE ENTIRELY REVIEWED BY ICC-NTA TO MAINTAIN THE STRUCTURAL INTEGRITY OF THE 
STRUCTURE. LAHJ WILL REVIEW FOUNDATION PLANS & CALCULATIONS. ICC-NTA WILL INSPECT FACTORY BUILT STRUCTURAL ELEMENTS. LAHJ WILL INSPECT ALL FIELD 
CONSTRUCTION & CONNECTIONS. 

11. ALL OTHER SITE WORK NOT MENTIONED ABOVE WILL BE REVIEWED & INSPECTED BY LAHJ. 

CL
PL
O/

1 DRAWING NUMBER

SHEET NUMBER

WOOD BLOCKING SHIM

FINISHED WOOD

BATT INSULATION

GRAVEL

STEEL

CMU

WOOD FRAMING 
(CONTINUOUS)

PLYWOOD

RIGID INSULATION

EARTH

ALUMINUM

STONE

BRICK

CONCRETE

MINERAL INSULATION

FOAMED IN PLACE 
INSULATION

NOTES: 
• A MINIMUM OF 65% OF THE CONSTRUCTION WASTE GENERATED AT THE SITE SHALL BE RECYCLED OR SALVAGED. 
• NATURAL GAS IS NOT PERMITTED.  HEATING, CLOTHES DRYER, COOKING APPLIANCES, FIREPLACE MUST BE ELECTRIC.  WATER HEATER CAN BE ELECTRIC OR 
SOLAR.”

• THE PRIME CONTRACTOR OR DEVELOPER IS TO HIRE A STREET CLEANING CONTRACTOR TO CLEAN UP DIRT AND DEBRIS FROM CITY STREETS THAT ARE 
ATTRIBUTABLE TO THE DEVELOPMENT’S CONSTRUCTION ACTIVITIES. THE STREET CLEANING CONTRACTOR IS TO HAVE THE CAPABILITY OF SWEEPING THE 
STREETS WITH BOTH A BROOM-TYPE SWEEPER AND A REGENERATIVE AIR VACUUM SWEEPER, AS DIRECTED BY THE PUBLIC WORKS DIRECTOR OR DESIGNATED 
REPRESENTATIVE. 

• FIRE SPRINKLERS REQUIRED. OBTAIN SEPARATE FIRE PERMIT. DESIGN AND INSTALL IN ACCORDANCE WITH NFPA 13D, 2022, AND CMV RESIDENTIAL FIRE 
SPRINKLER SYSTEM REQUIREMENTS (SEE CITY WEBSITE UNDER ‘FIRE HANDOUTS’). COORDINATE WATER METER AND WATER MAIN SIZES WITH APPROVED FIRE 
SPRINKLER SHOP DRAWINGS. (MINIMUM 1” METER AND 1” SERVICE UNLESS HYDRAULIC CALCULATIONS PROVE EXISTING ADEQUATE)

• THE ORIGINAL JOB CARD AND APPROVED CONSTRUCTION PLANS MUST BE ONSITE AT THE TIME OF EACH INSPECTION. THE CONTRACTOR MUST BE PRESENT AT 
TIME OF FINAL INSPECTION.

• STRUCTURES WITHIN 6 FEET OF THE PROPERTY LINE OR REQUIRED SETBACK SHALL PROVIDE A SITE SURVEY CERTIFICATE AND OBTAIN APPROVAL FROM THE 
CITY PRIOR TO CONCRETE POUR. PRESENT WET-SIGNED CERTIFICATE TO FIELD INSPECTOR FOR VERIFICATION.

• THE (E) ELECTRICAL PANEL CAN SUPPORT THE NEW ELECTRICAL LOAD (AMPS) AND WILL COMPLY WITH ALL JURISDICTIONAL REQUIREMENTS. IF THE EXISTING 
PANEL SIZE (AMPS) IS NOT SUFFICIENT TO SUPPORT THE NEW ELECTRICAL LOAD, 

CITY OF SAN JOSE GENERAL NOTES

ICC NTA, INC APPROVAL 

Discipline:

Date

Issuances:

No.

Product number:  

Product version:  

Drawn by:
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04/08/2025 PERMIT SUBMITTAL

 GENERAL NOTES

NEW RESIDENTIAL BUILDINGS SHALL HAVE INTERNALLY ILLUMINATED ADDRESS NUMBERS WITH THE BACKGROUND SO AS TO BE SEEN FROM THE PUBLIC WAY 
FRONTING THE BUILDING.

• 
T

• 
C

• TEMPORARY ADDRESS NUMBERS SHALL BE POSTED PRIOR TO COMBUSTIBLE MATERIALS BEING PLACED ON SITE.• 
• EMERGENCY ESCAPE AND RESCUE OPENINGS SHALL HAVE A MINIMUM NET CLEAR OPENING OF 5.7 SQUARE FEET (0.53 m2)

EXCEPTION: THE MINIMUN NET CLEAR OPENING FOR GRADE-FLOOR EMERGENCY ESCAPE AND RESCUE OPENINGS SHALL BE 5 SQUARE FEET (0.46 m2)
•
T

• CAL FIRE FHSZ MAPS ARE SUBJECT TO CHANGE, STRUCTURE WILL BE REQUIRED TO COMPLY WITH WUI REGULATIONS IF MAPS UPDATE PRIOR TO BUILDING
APPLICATION.
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GROSS FLOOR AREA CALCULATION:

AREA 2 = 34.65' x 48.56' = 1682.60 SF
AREA 3 = 6.50' x 12.83' =    83.40 SF
AREA 4 = 10.85' x 7.87' =    85.39 SF
AREA 5 = 13.31' x 9.23' =  122.85 SF
AREA 6 = 22.10' x 15.23' =  336.58 SF
AREA 7 = 34.65' x 28.42' =  984.75 SF
AREA 8 = 24.15' x 5.71'   = 137.90 SF

TOTAL GROSS FLOOR AREA = 3433.47 SF
(3434 SF)

FIRST FLOOR AREA =  2310.82 SF (2311 SF)
SECOND FLOOR AREA = 1122.65 SF (1123 SF)

MAXIMUM BUILDING FLOOR AREA (FAR):

= 0.53 OF LOT AREA  
= 0.53 X 11,000
= 5830 SF > 3434 SF (OK)

14
' -

 2
 1

/2
"

4
8
.5

6

34.65

PERVIOUS SURFACE CALCULATION:

FRONT SETBACK = 20'
LOT WIDTH = 100'

FRONT SETBACK AREA =  20' x 100' = 2000 SF 
50% LIMITATION ON AMOUNT OF PAVED SURFACE
= 0.5 X 2000  =  1000 SF MAXIMUM

AREA 1= 101 SF
AREA 2= 320 SF
AREA 3 =   72 SF

PAVED SURFACE AREA = 493 SF

TOTAL PAVED SURFACE AREA =
1000 SF MAXIMUM > 493 SF PROPOSED

2

100.00

2
0
.0

0

3

16.00 4.00

21' - 9 7/8"

1

4.00

≈61
9'

≈11
44

'

MAXIMUM LOT COVERAGE 
= 30% OF LOT AREA
= 0.30 X 11,000 SF
=3,300 SF > 2,456 SF (OK)

LOT COVERAGE CALCULATION
(PER 6300.9.11.50):
THE MAXIMUM PARCEL COVERAGE 
SHALL
BE 0.30 (30%).
PARCEL COVERAGE SHALL INCLUDE ALL: 
(1) BUILDINGS, 
(2) ACCESSORY BUILDINGS, OR 
(3) STRUCTURES SUCH AS PATIOS, 
DECKS, BALCONIES, PORCHES, BRIDGES, 
AND OTHER SIMILAR USES WHICH ARE 
EIGHTEEN (18) INCHES OR MORE ABOVE 
THE GROUND.

1

2

3

45
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7
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10.85

22.10

1
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4.34

1
3
.2

5

9
.2

3

13.31

STAIRS WHICH ARE 
BELOW 18" IN HEIGHT 
ABOVE GROUND EXEMPT 
FROM SITE COVERAGE

DECKS WHICH ARE 18" 
OR MORE ABOVE 
GROUND INCLUDED IN 
SITE COVERAGE

75
.9

5

32.31

BUILDING SITE COVERAGE CALCULATION:

AREA 1 = 34.65' x 44.56' = 1545.39 SF
AREA 2 = 6.50' x 17.85' = 116.02 SF
AREA 3 = 10.85' x 7.87' =      85.38 SF
AREA 4 = 22.10' x 15.23' =    336.58 SF
AREA 5 = 4.34' x 13.25' =  57.50 SF
AREA 6 = 13.31' x 9.23' =    122.85 SF
AREA 7 = 32.31' x 5.95' =    192.24 SF

TOTAL BUILDING COVERAGE =  2455.96 SF 
(2456 SF) TO ROOF

133.41

1F TO WALL PLATE

118.17

F1 FF

109.20

2F TO WALL PLATE

128.90

AVG. GRADE

107.30

  HEIGHT LIMIT

135.30

28
' -

 0
"

26
' -

 1
"

SURVEY DATUM POINT 102.0
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PROJECT DATA, ZONING AND
BUILDING HEIGHT COMPLIANCE
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AREA CALCULATIONS

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

FIRST & SECOND FLOOR AREA

reserved for approvals stamp

PROPERTY / ZONING DATA:

COUNTY
SAN MATEO COUNTY

JURISDICTION
SAN MATEO COUNTY

ACCESSOR'S PARCEL NUMBER
048-024-420

PROJECT ADDRESS
457 CORONADO AVE, 
EI GRANADA, CA 94018

CONSTRUCTION TYPE
TYPE V-B 

AUTOMATIC FIRE SPRINKLER SYSTEM
YES - NFPA 13D, 2022 

ZONING DESIGNATION
S-94 DISTRICT (COMBINING DISTRICT -
MIDCOAST)

OCCUPANCY CLASS
GROUP R-1 

LOT AREA
= 11,000 SF PER SURVEY

SETBACKS
FRONT: 20' MIN
SIDES: 10' MIN
REAR: 20' MIN

2-STORY HEIGHT LIMIT
MAX BUILDING HEIGHT: 28'-0"
PROPOSED BUILDING HEIGHT: 26'-0"

NUMBER OF STORIES
PROPOSED NUMBER OF STORIES: 2

TREES
NO TREES TO BE REMOVED

FLOOR AREA RATIO (FAR):
THE MAXIMUM BUILDING FLOOR AREA SHALL BE 
ESTABLISHED ACCORDING TO THE FOLLOWING
TABLE.

PER 6300.9.11.60, THE MAXIMUM BUILDING FLOOR 
AREA SHALL INCLUDE THE FLOOR AREA OF ALL 
STORIES OF ALL BUILDINGS AND ACCESSORY 
BUILDINGS ON A BUILDING SITE. MAXIMUM 
BUILDING FLOOR AREA SPECIFICALLY INCLUDES: 
(1) THE FLOOR AREA OF ALL STORIES EXCLUDING 
UNINHABITABLE ATTICS AS MEASURED FROM THE 
OUTSIDE FACE OF ALL EXTERIOR PERIMETER 
WALLS, 
(2) THE AREA OF ALL DECKS, PORCHES, BALCONIES 
OR OTHER AREAS COVERED BY A WATERPROOF 
ROOF WHICH EXTENDS FOUR (4) OR MORE FEET 
FROM EXTERIOR WALLS, AND
(3) THE AREA OF ALL GARAGES AND CARPORTS.

ENERGY MODEL CONDITIONED AREA (PER CEC 
GUIDELINES):
=2,567 SF

FLOOD ZONE:
ZONE D

FIRE ZONE:
NON-VHFSZ, PER CAL-FIRE MAP

PROJECT DATA

FIRE HYDRANT / LOCATION MAP

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

FRONT YARD AREA

NOT TO SCALE

N

PAVED SURFACE CALCULATION  

FACTORY-BUILT MODULAR SINGLE FAMILY 
RESIDENCE - REFER  TO FULL LIST OF SITE-
INSTALLED ELEMENTS BELOW. 

LIST OF SITE-INSTALLED ITEMS:
• FOUNDATION, CRAWSPACE AND GARAGE SLAB
• STRUCTURAL CONNECTIONS BTW FOUNDATION 

AND MODULES
• MODULE TO MODULE CONNECTIONS 
• FACTORY-BUILT WALL AND CEILING PANELS AT 
GARAGE DOOR

• STAIR AT GARAGE / MUDROOM-PANTRY 
• WINDOW AND SLIDER DOORS AT LIVING ROOM 
• METAL CANOPY AT ENTRY AND PANTRY 
• FRONT AND REAR DECKING 
• SECOND LAYER OF ROOFING UNDERLAYMENT
• STANDING METAL SEAM AND COMPOSITE ROOFING 
• ROOF PANELS OVER GARAGE AND REAR DECK
• SIDING

SCOPE OF WORK

LOT COVERAGE CALCULATION

PARCEL SIZE MAX BUILDING FLOOR AREA

2,500 - 9,749 SQ. FT., 
OR LESS THAN 45 
FEET PARCEL WIDTH

0.48 (PARCEL SIZE)

9,750 - 9,999 SQ. FT. 0.53 - ((5,000-PARCEL SIZE) X 
0.0002) X PARCEL SIZE

10,000 - 11,698 SQ. FT. 0.53 (PARCEL SIZE)

MORE THAN 11,698 
SQ. FT.

6,200 SQ. FT.

BUILDING HEIGHT DIAGRAMS
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NOTES:
1. SEE CIVIL DRAWINGS FOR GRADING, FINISHED 
FLOOR ELEVATION, DRAINAGE, AND UTILTIES.
2. PUBLIC UTILITY EASEMENTS RECORDED FOR 
THIS SITE.
3. SEE LANDSCAPE DRAWINGS FOR PLANTING 
AND IRRIGATION
4. SEE DETAILS ON SHEET A0.07 FOR NEW 
CONCRETE DRIVEWAY, CURB AND GUTTER 44.33 
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MIST 1224SK
SATIN BLACK

WIDTH: 4.8"
HEIGHT: 22.0"
WEIGHT: 5.0 LBS
MATERIAL: ALUMINUM
GLASS: CLEAR ACRYLIC OUTSIDE

CYLINDER & SEEDY GLASS
INSIDE PANEL

BACKPLATE
WIDTH:

4.8"

SOCKET: 1-35W GU-10
DARK SKY: YES
EXTENSION: 4.0"
TTO: 11.0"
CERTIFICATION: C-US WET RATED
VOLTAGE: 120V
UPC: 640665122442
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SECTION A

SECTION B

DRIVEWAY PROFILE (LOW SIDE)

DRIVEWAY PROFILE (HIGH SIDE)

DRY WELL DETAIL

DRY WELL SUMMARY
DRY WELL AREA (SF) MIN. DEPTH (FT)
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457 CORONADO AVENUE
APN 048-024-420

LOT AREA: 11,000 SF±

CORONADO AVENUE

GRAPHIC SCALE

40'0' 20'10'5'10' 0'0'0'0'
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ECP-1

LEGEND

PROJECT SUPERINTENDENT TO MARK KNOWN
LOCATIONS*

CURRENT CASQA STORMWATER BMP
CONSTRUCTION HANDBOOK DETAILS

SHEET INDEX
ECP-1 EROSION CONTROL SITE PLAN
ECP-2 NOTES AND DETAILS
ECP-3 COUNTY CONSTRUCTION BEST MANAGEMENT PRACTICES

X

BEST MANAGEMENT PRACTICE NOTES

CONTACTS
CITY OF  HALF MOON BAY    SAN MATEO COUNTY    CALIFORNIA

EROSION CONTROL PLAN
457 CORONADO AVENUE 
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ARO HOMES INC
NEW RESIDENCE PROJECT

457 CORONADO AVE, HALF MOON BAY, CA 

LANDSCAPE NOTES
2

PLAN ABBREVIATIONS:

AC AIR CONDITIONER

AD AREA DRAIN

BU DRAINAGE OUTFLOW BUBBLER

BW BOTTOM OF WALL

CL CENTER LINE

CO SEWER CLEAN OUT

D DEPTH

DG DECOMPOSED GRANITE

DIA DIAMETER

(E) EXISTING

ELEV ELEVATION

EM ELECTRIC METER

EQ EQUAL

GM GAS METER

H HIGH

HT HEIGHT

LF LINEAR FEET

MAX MAXIMUM

(N) NEW

NG NATURAL GAS

NTS NOT TO SCALE

OC ON CENTER

PA PLANTING AREA

PE POOL EQUIPMENT

PL PROPERTY LINE

POC POINT OF CONNECTION

QTY QUANTITY

R RISER

RAD RADIUS

SAP SEE ARCH PLAN

SCP SEE CIVIL PLAN

SF SQUARE FEET

T TREAD

TC TOP OF COPING

TW TOP OF WALL

TYP TYPICAL OF

VIF VERIFY IN FIELD

W WIDTH

WM WATER METER

La
n
d
sc
a
p
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SCALE: NOTED

BY: JGR

DRAWN: 3/28/25

PO	Box	7543

Menlo	Park,	CA	94026

Tel:	650.222.0038

jim@elements-landscape.com	
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LANDSCAPE LAYOUT PLAN            1/8” = 1’-0”1

0                 8              16                                   

N
NOTE: THIS PROPERTY WILL BE HAND IRRIGATED. NO BUILT IN 

IRRIGATION SYSTEM IS PLANNED

C O R O N A D O    A V E

DN

DN

DN

DN

(E) FENCE TO REMAIN

(E) FENCE TO REMAIN

(E) FENCE TO REMAIN

(N) 6’ FENCE AND GATE 

(SEE DETAIL 1/L4.00)

(N) 6’ FENCE AND GATE 

(SEE DETAIL 1/L4.00)

(N) RETAINING WALL (SEE ARCH PLAN)

(N) CONCRETE DRIVEWAY (SEE ARCH PLAN)

(N) GRAVEL PATHWAY WITH STEEL HEADER

(N) CONCRETE WALKWAY WITH PEBBLE BANDS

(SEE DETAIL 4/L4.00)

RESIDENCE

(N) DECK ENTRY (SEE ARCH PLANS)

PL

W
M

F
S

M

(N) STRIP DRAIN (SEE CIVIL PLAN)

 AC

(N) DECK LANDING (SEE ARCH PLANS

(N) DRAINAGE DRY WELL

(SEE CIVIL PLAN)

(N) NON-IRRIGATED BARK MULCH AREA

(N) NON-IRRIGATED BARK MULCH AREA

(N) TREE (TYP)

(N) DECKING (SEE ARCH PLAN)>

(N) AD (TYP; SEE CIVIL PLAN)

(N) CO (TYP)



0                 8              16                                   

N

PLANTING LEGEND/WATER USE CATEGORY LIST2

STANDARD PLANTING DETAILS4

AP

SYM        QTY  SIZE BOTANICAL NAME COMMON NAME                   WATER USE 

                                                CATEGORY

LA  1 24” BOX     LAGERSTROEMIA INDICA          CREPE MYRTLE                              MED
CI  1 15 G CITRUS SPP MEYER LEMON TREE                     LOW

AD 18 1G ANIGOZANTHOS RED          KANGAROO PAW DWARF              LOW
AP   5     5G ASPARAGUS MEYERII ASPARAGUS FERN                        MED
CE   6 5G CEANOTHUS YANKEE POINT CALIFORNIA LILAC                         LOW
LO 13 1G LOMANDRA VARIEGATED LOMANDRA VARIG                         LOW
LP 21 1G LIMONIUM PEREZII   SEA LAVENDAR                              MED
OE   4     5G              OLEA EUR ‘LITTLE OLLIE’ DWARF OLIVE                                 LOW
RO     7     5G ROSMARINUS ‘TUSCAN BLUE’ TUSCAN BLUE ROSEMARY           LOW

NOTE: "I have complied with the criteria of the ordinance and

applied them for the efficient use of water in the landscape and

irrigation design plan", signed by the licensed landscape 

professional:

NOTE: "I agree to comply with the requirements of the Water

Efficient Landscape Ordinance and submit a complete Landscape

Documentation Package", signed by the applicant and/or owner:

3/28/25

3/28/25

PLANTING NOTES3
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L2.00

SCALE: NOTED

BY: JGR

PO	Box	7543

Menlo	Park,	CA	94026

Tel:	650.222.0038

jim@elements-landscape.com	

PLANTING PLAN            1/8” = 1’-0”1

DRAWN: 3/28/25
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1. This project is applied for under San Mateo County Regulations

2. This is a new residential project

3. The water supply type is potable and is provided by Coastside County Water District

4. Incorporate compost at the rate of 4 cubic yards per 1000 sf to a depth of 6” into all 

new planting and sod areas

5. See plant list for low and med water use plants.  These plants are average WUCOLS 

plant factor of 0.3

6. Apply a minimum three inch layer of bark mulch in all planting areas and back yard 

CE
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CE
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RO

RO
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AP

APAP
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LPLPLPLP
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LP LP

LP LP

CE

LO

LO

LO

LP LP LP

SAN MATEO COUNTY NOTES:

a. A minimum 3 inch layer of mulch shall be applied on all exposed soil surfaces of planting areas except turf areas, creeping or rooting 

ground covers, or direct seeding applications were mulch is contraindicated

b. Turf shall not exceed 25% of the Landscape area in residential areas

c. No turf is permitted in non-residential areas

d. Turf is not permitted on slopes greater than 25%

e. Turf is prohibited in parkways, less than 10 feet wide

f. Automatic weather-based or soil moisture based irrigation controllers shall be installed on the irrigation system, where one exists

g. Pressure regulator shall be installed on the irrigation system, where existing, to ensure dynamic pressure of the systems within the 

manufactures recommended pressure range 

h. Manual shut off valves shall be installed as close as possible to the point of connection of the water supply

i. Areas less than 10 feet in width in any direction shall be irrigated with subsurface irrigation or other means that produces no runoff or 

overspray

j. For non-residential projects with landscape areas of 1000 ft.² or more, a private sub meter to measure landscape of water use shall be 

installed

k. At the time of final inspection, the permit applicant must provide the owner of the property with a certificate of completion, certificate 

of installation, irrigation schedule, and a schedule of landscape and irrigation maintenance

l. Unless contradicted by a soil test, compost at a rate of a minimum of 4 yd.³ per 1000 ft.² a permit permeable area shall be 

incorporated to a depth of 6 inches into the soil in all new planting and turf areas

NOTE: THIS PROPERTY WILL BE HAND IRRIGATED. NO BUILT IN 

IRRIGATION SYSTEM IS PLANNED

C O R O N A D O    A V E

DN

DN

DN

DN

(E) FENCE TO REMAIN

(E) FENCE TO REMAIN

(E) FENCE TO REMAIN

RESIDENCE

PL

W
M

F
S

M

 AC

(N) DRAINAGE DRY WELL

(SEE CIVIL PLAN)

(N) NON-IRRIGATED BARK MULCH AREA

(N) NON-IRRIGATED BARK MULCH AREA

LA
CI

ADD BARK MULCH TO CITY ROW

NOTE:

Contractor to provide:

1. 2 week follow up on sod installation

2.    30 day follow up to replace any plants that are dying 

LIMONIUM CALIFORNICUM CALIFORNIA SEA LAVENDER



R

HB

WATER LINE LEGEND2

3

C

1)  VERIFY POINT OF CONNECTION (POC) AND PLACEMENT OF BACKFLOW PREVENTER
2)  INCLUDE MASTER SHUT OFF VALVE AT POINT OF CONNECTION
3)  VERIFY SITE WATER PRESSURE AT 55 PSI MIN
6)  SYSTEM LAYOUT IS DIAGRAMMATIC. ACTUAL FIELD CONDITIONS WILL DICTATE FINAL LAYOUT, 
ADDITION OF DRIP LINES, ETC
11)  CONTRACTOR SHALL VERIFY LOCATION OF ALL NEW UNDERGROUND UTILITIES PRIOR TO TO ANY 
TRENCHING OR IRRIGATION
12)  HAND TRENCHING TO BE DONE NEAR EXISTING TREES. NO ROOTS 1" DIAMETER AND LARGER SHALL 
BE CUT WITHOUT APPROVAL OF OWNER.
13)  VERIFY AND COORDINATE INSTALLATION OF MAINLINE AND LATERAL LINES UNDER ALL PAVEMENT
15)  A MINIMUM 3” LAYER OF MIULCH SHALL BE APPLIED ON ALL EXPOSED SOIL SURFACES, WITH THE 
EXCEPTION OF TURF

IRRITROL RAINDIAL RD-900 9 STATION WEATHER BASED CONTROLLER WITH WEATHER SENSOR (VERIFY 

PLACEMENT)

IRRITROL REMOTE RAIN SENSOR LOCATION (ON FENCE IN EXPOSED LOCATION)

FEBCO 825Y 1" REDUCED PRESSURE BACKFLOW PREVENTER (VERIFY PLACEMENT)

1" GATE VALVE BEFORE EACH VALVE SET

PVC SCH 40 MAINLINE (1’ UNLESS OTHERWISE NOTED; MINIMUM 18" DEPTH)

PVC SCH 40 LATERAL LINE (3/4” UNLESS OTHERWISE NOTED; MINIMUM 12' DEPTH)

RAINBIRD PEB SERIES CONTROL VALVES (OR EQUAL) SIZED PER MAINLINE. DRIP LINES TO INCLUDE

IN LINE 30 PSI PRESSURE REGULATOR AND Y FILTER

AGRIFIM IN-LINE DRIP LINES WITH .9 GPH CHECK VALVE EMITTERS AT 12" SPACING WITH FLUSH

VALVES AT END OF RUNS (STAKED TO GRADE WITH 6" LANDSCAPE STAPLES). MEETS ANSI STANDARD.

3/4" BRASS HOSE BIB SECURED 8” ABOVE GROUND TO FENCE OR 4X4 PTDF POST (VERIFY LOCATIONS 

WITH OWNER)

3" STYRENE SLEEVE UNDER HARDSCAPE WHERE NECESSARY

WATER LINE NOTES

NOTE: "I have complied with the criteria of the ordinance and

applied them for the efficient use of water in the landscape and

irrigation design plan", signed by the licensed landscape 

professional:

NOTE: "I agree to comply with the requirements of the Water

Efficient Landscape Ordinance and submit a complete Landscape

Documentation Package", signed by the applicant and/or owner:

3/28/25

3/28/25

IRRIGATION NOTES4
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L3.00

SCALE: NOTED

BY: JGR

PO	Box	7543

Menlo	Park,	CA	94026

Tel:	650.222.0038

jim@elements-landscape.com	

MAINLINE LAYOUT PLAN            1/8” = 1’-0”1

HB

HB
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N

HB

HB

DRAWN: 3/28/25
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HB

1. This project is applied for under San Mateo County Regulations

2. This is a new residential project

3. The water supply type is potable and is provided by Coastside County Water District

4. Incorporate compost at the rate of 4 cubic yards per 1000 sf to a depth of 6” into all 

new planting and sod areas

5. See plant list for low and med water use plants.  These plants are average WUCOLS 

plant factor of 0.3

6. Apply a minimum three inch layer of bark mulch in all planting areas and back yard 

SAN MATEO COUNTY NOTES:

a. A minimum 3 inch layer of mulch shall be applied on all exposed soil surfaces of planting areas except turf areas, creeping or rooting 

ground covers, or direct seeding applications were mulch is contraindicated

b. Turf shall not exceed 25% of the Landscape area in residential areas

c. No turf is permitted in non-residential areas

d. Turf is not permitted on slopes greater than 25%

e. Turf is prohibited in parkways, less than 10 feet wide

f. Automatic weather-based or soil moisture based irrigation controllers shall be installed on the irrigation system, where one exists

g. Pressure regulator shall be installed on the irrigation system, where existing, to ensure dynamic pressure of the systems within the 

manufactures recommended pressure range 

h. Manual shut off valves shall be installed as close as possible to the point of connection of the water supply

i. Areas less than 10 feet in width in any direction shall be irrigated with subsurface irrigation or other means that produces no runoff or 

overspray

j. For non-residential projects with landscape areas of 1000 ft.² or more, a private sub meter to measure landscape of water use shall be 

installed

k. At the time of final inspection, the permit applicant must provide the owner of the property with a certificate of completion, certificate 

of installation, irrigation schedule, and a schedule of landscape and irrigation maintenance

l. Unless contradicted by a soil test, compost at a rate of a minimum of 4 yd.³ per 1000 ft.² a permit permeable area shall be 

incorporated to a depth of 6 inches into the soil in all new planting and turf areas

C O R O N A D O    A V E

DN

DN

DN

DN

(E) FENCE TO REMAIN

(E) FENCE TO REMAIN

(E) FENCE TO REMAIN

(N) 6’ FENCE AND GATE 

(SEE DETAIL 1/L4.00)

(N) 6’ FENCE AND GATE 

(SEE DETAIL 1/L4.00)

(N) RETAINING WALL (SEE ARCH PLAN)

(N) CONCRETE DRIVEWAY (SEE ARCH PLAN)

(N) GRAVEL PATHWAY WITH STEEL HEADER

(N) CONCRETE WALKWAY WITH PEBBLE BANDS

(SEE DETAIL 4/L4.00)

RESIDENCE

(N) DECK ENTRY (SEE ARCH PLANS)

PL

W
M

F
S

M

(N) STRIP DRAIN (SEE CIVIL PLAN)

 AC

(N) DECK LANDING (SEE ARCH PLANS

(N) DRAINAGE DRY WELL

(SEE CIVIL PLAN)

(N) NON-IRRIGATED BARK MULCH AREA

(N) NON-IRRIGATED BARK MULCH AREA

(N) TREE (TYP)

(N) DECKING (SEE ARCH PLAN)>

NOTE: THIS PROPERTY WILL BE HAND IRRIGATED. NO BUILT IN 

IRRIGATION SYSTEM IS PLANNED

ASSUMED POC 

(VERIFY IN FIELD 

55 PSI MIN)



WELO CALCULATIONS4

HYDROZONE LAYOUT LIST3
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L3.10

SCALE: NOTED

BY: JGR

PO	Box	7543

Menlo	Park,	CA	94026

Tel:	650.222.0038

jim@elements-landscape.com	

HYDROZONE LAYOUT PLAN            1/8” = 1’-0”1
0                 8              16                                   

N

DRAWN: 3/28/25
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NOTE: THIS PROPERTY WILL BE HAND IRRIGATED. NO BUILT IN 

IRRIGATION SYSTEM IS PLANNED

C O R O N A D O    A V E

DN

DN

DN

DN

(E) FENCE TO REMAIN

(E) FENCE TO REMAIN

(E) FENCE TO REMAIN

(N) 6’ FENCE AND GATE 

(SEE DETAIL 1/L4.00)

(N) 6’ FENCE AND GATE 

(SEE DETAIL 1/L4.00)

(N) RETAINING WALL (SEE ARCH PLAN)

(N) CONCRETE DRIVEWAY (SEE ARCH PLAN)

(N) GRAVEL PATHWAY WITH STEEL HEADER

(N) CONCRETE WALKWAY WITH PEBBLE BANDS

(SEE DETAIL 4/L4.00)

RESIDENCE

(N) DECK ENTRY (SEE ARCH PLANS)

PL

W
M

F
S

M

(N) STRIP DRAIN (SEE CIVIL PLAN)

 AC

(N) DECK LANDING (SEE ARCH PLANS

(N) DRAINAGE DRY WELL

(SEE CIVIL PLAN)

(N) NON-IRRIGATED BARK MULCH AREA

(N) NON-IRRIGATED BARK MULCH AREA

(N) TREE (TYP)

(N) DECKING (SEE ARCH PLAN)>

1

23HYDROZONE DESIGNATION NUMBER (TYP)

HYDROZONE INFORMATION

IRRIG WATER USE ZONE

ZONE/LOCATION TYPE CAT SF

#1 Front PA East Manual Low 430

#2 Front PA Middle Manual Low 686

#3 Front PA West Manual Low 662

Total planted area: 1778

High water use total: 0 sf = 0%



6’ PROPERTY LINE FENCE DETAIL (NTS)1

4” PEBBLE STRIP AT FRONT STEP PADS DETAIL (NTS)4
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L4.00

SCALE: NOTED

BY: JGR

PO	Box	7543

Menlo	Park,	CA	94026

Tel:	650.222.0038

jim@elements-landscape.com	

DRAWN: 3/28/25
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STEP PADS

LAWN

4” X 16’ BLACK METAL PAINTED EDGING

(AVAILABLE AT EWING IRRIGATION)

PLANTED AREA

NOTE: SLOPE FENCE WITH GRADE

METAL STAKE (SECURE 1” 

BELOW TOP OF METAL EDGING)
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EQUIPMENT SCHEDULE NOTES:

1. ALL EQUIPMENT TO COMPLY WITH LOCAL AHJ GREEN BUILDING CODE AMENDMENTS.
2. REFER TO MECHANICAL SHEETS AND PROJECT MANUAL FOR ALL MECHANICAL EQUIPMENT AND SPECIFICATIONS.

APPLIANCE SCHEDULE

ROOM TYPE MANUF. LINE/STYLE MODEL NO. FINISH REMARKS

103 KITCHEN REFRIGERATOR DACOR 36" FRENCH DOOR BOTTOM FREEZER DRF367500AP SILVER STAINLESS

103 KITCHEN INDUCTION COOKTOP DACOR 36" TRANSITIONAL STYLE DTI36M977BB BLACK GLASS

103 KITCHEN RANGE HOOD DACOR 36" PRO-CANOPY WALL HOOD DHD36U990C SILVER STAINLESS

103 KITCHEN DOUBLE OVEN DACOR 30" TRANSITIONAL STYLE DOB30P977D SILVER STAINLESS

103 KITCHEN MICROWAVE DRAWER DACOR 24" MICROWAVE-IN-A-DRAWER DMR24M977W SILVER STAINLESS

103 KITCHEN DISHWASHER DACOR 24" PANEL READY DISHWASHER DDW24G9000APDA SILVER STAINLESS

208 LAUNDRY WASHER WHIRLPOOL 4.5 CU FT FRONT LOAD WASHER WFW5620H WHITE

208 LAUNDRY DRYER WHIRLPOOL 7.4 CU FT FRONT LOAD HEAT PUMP DRYER WHD560CH WHITE ELECTRIC INSTALLATION PER MVCC 8.20.8 - 8,20.9

PLUMBING SCHEDULE

ROOM TYPE MANUF. LINE/STYLE MODEL NO. FINISH REMARKS

Monitor® Scald-Guard® Tub
& Shower Trim w/ Volume
Control

Delta Faucet T17455

103 KITCHEN KITCHEN SINK FRANKE PROFESSIONAL 2.0 UNDERMOUNT 16G KITCHEN SINK PS2X160-18-11 STAINLESS STEEL 1.6 GPM LESS THAN 1.8 GPM MAXIMUM FLOW RATE AT 60 PSI PER CGBSC 4.303.1.4.4

103 KITCHEN SINK FAUCET ROHL TUARIO PULLDOWN BAR AND FOOD PREP FAUCET TR66D1LBAPC POLISHED CHROME 1.6 GPM LESS THAN 1.8 GPM MAXIMUM FLOW RATE AT 60 PSI PER CGBSC 4.303.1.4.4

110 BATH SINK FAUCET HANSGROHE TALIS S SINGLE-HOLE FAUCET 100 WITH POP-UP DRAIN 72042001 CHROME 1.2 GPM PER CGBSC 4.303.1.4.1

110 BATH TOILET DURAVIT ME BY STARCK TOILET WALL-MOUNTED RIMLESS 252959 WHITE 1.28 GPF PER CGBSC 4.303.1.1

206 PRIMARY BATH TOILET DURAVIT ME BY STARCK TOILET WALL-MOUNTE RIMLESS 252959 WHITE 1.28 GPF PER CGBSC 4.303.1.1

206 PRIMARY BATH SINK FAUCET HANSGROHE VIVENIS SINGLE-HOLE FAUCET 110 WITH POP-UP DRAIN 72042001 CHROME 1.2 GPM PER CGBSC 4.303.1.4.1

206 PRIMARY BATH SINK FAUCET HANSGROHE VIVENIS SINGLE-HOLE FAUCET 110 WITH POP-UP DRAIN 72042001 CHROME 1.2 GPM PER CGBSC 4.303.1.4.1

207 BATH TOILET DURAVIT ME BY STARCK TOILET WALL-MOUNTED RIMLESS 252959 WHITE 1.28 GPF PER CGBSC 4.303.1.1

207 BATH SINK FAUCET HANSGROHE TALIS S SINGLE-HOLE FAUCET 100 WITH POP-UP DRAIN 72042001 CHROME 1.2 GPM PER CGBSC 4.303.1.4.1

207 BATH SHOWERHEAD HANSGROHE RAINDANCE S SHOWERHEAD 240 1-JET 26927001 CHROME 1.75 GPM LESS THAN 1.8 MAXIMUM FLOW AT 80 PSI PER CGBSC 4.303.1.3.1

208 LAUNDRY SINK FAUCET ELKAY PURSUIT LAUNDRY/UTILITY FAUCET WITH FLEXIBLE SPOUT LK2500 LUSTROUS STEEL 1.5 GPM LESS THAN 1.8 GPM MAXIMUM FLOW RATE PER CGBSC 4.303.1.4.4

EQUIPMENT SCHEDULE

ROOM TYPE MANUF. LINE MODEL NO. REMARKS

ATTIC ENERGY RECOVERY VENTILATOR PANASONIC INTELLI-BALANCE FV-10VEC2

EXTERIOR AIR-SOURCE HEAT PUMP ENERGY SAVING PRODUCTS HVS SERIES HVS-60 VARIABLE FREQUENCHY DRIVE

208 LAUNDRY AIR HANDLER UNIT ENERGY SAVING PRODUCTS HE-Z SERIES HE-Z-100 / RPM-100-5

101 MECH GREYWATER PROCESSOR HYDRALOOP N/A H600

107 GARAGE HYBRID/HEAT PUMP WATER HEATER RHEEM PROTERRA PROPH80T2RH375SO 80 GAL

ENVIRONMENTAL QUALITY NOTES:

PER CGBSC 4.504.1, DURING ROUGH INSTALLATION UNTIL FINAL START UP OF HEATING, COOLING, AND VENTILATING EQUIPMENT, ALL DUCT AND OTHER RELATED AIR 
DISTRIBUTION COMPONENT OPENINGS SHALL BE COVERED WITH TAPE, PLASTIC, SHEET METAL OR OTHER METHOD ACCEPTABLE TO AHJ TO REDUCE THE AMOUNT OF WATER, 
DUST AND DEBRIS, WHICH MAY ENTER THE SYSTEM.

CONTRACTOR AND FABRICATOR TO VERIFY WITH ARCHITECT THAT ALL FINISH MATERIAL POLLUTANT CONTROL FOR ADHESIVES, SEALANTS, CAULKS, PAINTS, COATINGS, 
AEROSOL PAINTS, CARPET SYSTEMS, RESILIENT FLOORING SYSTEMS, AND COMPOSITE WOOD PRODUCTS SHALL COMPLY WITH REQUIRED VOC LIMITS, MIR LIMITS, AND 
FORMALDEHYDE LIMITS PER CGBSC 4.504.2, 4.504.3, 4.504.4, 4.504.5. CONTRACTOR AND FABRICATOR TO MAINTAIN SET OF DOCUMENTATION VERIFYING COMPLIANCE, TO BE 
PRESENTED AT THE TIME OF FINAL INSPECTION.

PER CGBSC 4.505.2, CONCRETE SLAB FOUNDATIONS SHALL HAVE A VAPOR RETARDER & CAPILLARY BREAK. SEE A2.00 GENERAL ASSEMBLY NOTES FOR SPECIFICATIONS.

PER CGBSC 4.505.3, 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% MOISTURE CONTENT.

1.

2.

3.

4.

PER CGBSC 4.406.1, ANNULAR SPACES AROUND PIPES, ELECTRIC CABLES, OR OTHER OPENINGS IN SOLE/BOTTOM PLATES AT EXTERIOR WALLS SHALL BE PROTECTED 
AGAINST THE PASSAGE OF RODENTS BY CLOSING SUCH OPENINGS WITH CEMENT MORTAR, CONCRETE MASONRY OR A SIMILAR METHOD ACCEPTABLE TO THE ENFORCING 
AGENCY.

AT THE TIME OF FINAL INSPECTION, AN OPERATION AND MAINTENANCE MANUAL SHALL BE AVAILABLE AND SUBJECT TO THE REQUIREMENTS OF CGBSC 4.410.1.

1.

2.

MATERIAL CONSERVATION AND RESOURCE EFFICIENCY NOTES:
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SCALE:   1/4" = 1'-0"

EXTERIOR DOOR TYPES
SCALE:   1/4" = 1'-0"

INTERIOR DOOR TYPES

DOOR SCHEDULE NOTES:

1. FIELD VERIFY ALL ROUGH OPENINGS BEFORE ORDERING DOORS.
2. ALL DOORS TO BE SOLID CORE.
3. ALL EXTERIOR DOORS TO HEATED SPACES TO BE SOLID CORE OR INSULATED.
4. EXTERIOR SLIDING GLASS DOORS ARE SHOWN ON GLAZING SCHEDULE.

FINISH SCHEDULE

NUMBER ROOM NAME

WALL FINISH

CEILING FINISH FLOOR FINISH BASE REMARKSNORTH EAST SOUTH WEST

100 ENTRY GWB20 GWB20 GWB20 GWB20 GWB20 WD20 WD21

101 CLOSET GWB20 GWB20 GWB20 GWB20 GWB20 WD20 WD21

102 HALL - GWB20 - GWB20 GWB20 WD20 WD21

103 KITCHEN GWB20 TL22 TL22 GWB20 GWB20 WD20 WD21

104 DINING GWB20 GWB20 GWB20 GWB20 GWB20 WD20 WD21

105 LIVING GWB20 GWB20 GWB20 GWB20 GWB20 WD20 WD21

106 MUDROOM/  PANTRY GWB20 GWB20 GWB20 GWB20 GWB20 WD20 WD21

107 GARAGE GWB20 GWB20 GWB20 GWB20 GWB20 CONC1 WD21

108 GUEST BED GWB20 GWB20 GWB20 GWB20 GWB20 WD20 WD21

108.1 CLT 108.1 GWB20 GWB20 GWB20 GWB20 GWB20 WD20 WD21

109 STAIR GWB20 GWB20 GWB20 GWB20 GWB20 WD20 WD21

109 STAIR GWB20 GWB20 GWB20 GWB20 GWB20 WD20 WD21

110 BATH GWB20 GWB20/TL21 TL21 GWB20/TL21 GWB20 TL20 WD21

111 CLOSET GWB20 GWB20 GWB20 GWB20 GWB20 WD20 WD21

112 BED GWB20 GWB20 GWB20 GWB20 GWB20 WD20 WD21

112.1 CLT GWB20 GWB20 GWB20 GWB20 GWB20 WD20 WD21

200 ENTRY - SECOND FLOOR SPACE GWB20 GWB20 GWB20 GWB20 GWB20 N/A N/A

201 HALLWAY GWB20 GWB20 GWB20 GWB20 GWB20 WD20 WD21

202 BED GWB20 GWB20 GWB20 GWB20 GWB20 WD20 WD21

202.1 CLOSET GWB20 GWB20 GWB20 GWB20 GWB20 WD20 WD21

203 BED GWB20 GWB20 GWB20 GWB20 GWB20 WD20 WD21

203.1 CLOSET GWB20 GWB20 GWB20 GWB20 GWB20 WD20 WD21

204 PRIMARY CLOSET GWB20 GWB20 GWB20 GWB20 GWB20 WD20 WD21

205 PRIMARY BEDROOM GWB20 GWB20 GWB20 GWB20 GWB20 WD20 WD21

206 PRIMARY BATH GWB20 GWB20/TL23 TL23 GWB20/TL23 GWB20 TL23 WD21

207 BATH GWB20/TL21 TL21 GWB20/TL21 GWB20 GWB20 TL20 WD21

208 LAUNDRY ROOM GWB20/TL24 GWB20/TL24 GWB20 GWB20 GWB20 WD20 WD21

INTERIOR FINISH DESCRIPTIONS

ABRV. MTRL MANUF/VENDOR PRODUCT SIZE COLOR / SPECIES FINISH USE/LOCATION COMMENTS

GWB20 GYPSUM WALL BOARD INTERIOR WALLS & CEILINGS LEVEL 4 FINISH, TO BE PAINTED

MTL1 PAINTED STEEL MATCH TO WINDOW FRAME MATTE RAILINGS

PT20 PAINT SHERWIN WILLIAMS INTERIOR LATEX PAINT 650096522 MATTE INTERIOR WALLS

PT21 PAINT SHERWIN WILLIAMS INTERIOR LATEX PAINT 651049587 FLAT INTERIOR CEILINGS

PT22 PAINT SHERWIN WILLIAMS INTERIOR LATEX PAINT 651199572 SATIN BASEBOARD

SS20 SOLID SURFACE Q FROM MSI Q QUARTZ
COUNTERTOP

ARCTIC WHITE POLISHED BATHROOM, LAUNDRY, & KITCHEN COUNTERTOPS

SS21 SOLID SURFACE NOT USED

TL20 FLOOR TILE MARCA CORONA STONECLOUD 12" X 24" WHITE EMBOSSED MATTE SECONDARY BATHROOM FLOOR GROUT TO MATCH

TL21 WALL TILE LANKA WALLTILE BLOC 6" X 24" WHITE MATTE SECONDARY BATHROOM WALL GROUT TO MATCH

TL22 WALL TILE NSDG GLASSALIKE 4" X 12" TAUPE GLOSS KITCHEN BACKSPLASH GROUT TO MATCH

TL23 FLOOR & WALL TILE MARCA CORONA STONECLOUD 12" X 24" GREY EMBOSSED MATTE PRIMARY BATHROOM FLOOR & WALL GROUT TO MATCH

TL24 WALL TILE LANKA WALLTILE TUXEDO 4" X 8" WHITE MATTE LAUNDRY BACKSPLASH GROUT TO MATCH

WD20 WOOD FLOORING URBANFLOOR VILLA CAPRISI 9-1/2" EUROPEAN WHITE OAK / CARRARA UV LACQUER FLOOR ENGINEERED WOOD FLOORING, GRADE: CHARACTER

WD21 PAINTED WOOD MATCH TO INTERIOR WALLS INTERIOR MILLWORKS (I.E. BASEBOARD) POPLAR, TO BE PAINTED

WD22 WOOD VENEER BARRY'S KITCHENS CHERRY ALPINE / ESPRESSO CASEWORK NO GLAZE, 15% SHEEN

WD23 SOLID WOOD URBANFLOOR VILLA CAPRISI - STAIR
NOSING

MATCH TO FLOORING UV LACQUER STAIR NOSING

EXTERIOR FINISH DESCRIPTIONS

ABRV. MTRL VENDOR PRODUCT SIZE COLOR / SPECIES FINISH USE/LOCATION COMMENTS

CONC1 CIP CONCRETE EXPOSED GARAGE SLAB

FBG1 FIBERGLASS CASCADIA UNIVERSAL WINDOWS CASCADIA BLACK - 200 MATTE EXTERIOR WINDOW SYSTEM

MTL1 PAINTED STEEL MATCH TO WINDOW FRAME MATTE EXTERIOR SOFFIT

MTL2 PAINTED SHEET METAL STANDING SEAM ROOF TO BE COORDINATED W PRODUCT SELECTION

PT1 PAINT MATCH TO WINDOW FRAME MATTE EXPOSED SHEET METAL (I.E. FLASHING, GUTTER)

ROOF1 PAINTED SS ROOF SITE WALLS

WD1 SOLID WOOD ISSAQUAH RAINSCREEN SIDING VARIES / WESTERN RED CEDAR EXTERIOR SIDING

WD2 SOLID WOOD NOT USED

WD3 SOLID WOOD ISSAQUAH DECKING BOARD WESTERN RED CEDAR NO STAIN EXTERIOR DECK SURFACE SMOOTH

SCALE:   1 1/2" = 1'-0"

Door Frame Profiles

DOOR SCHEDULE - INTERIOR

ARO INSTALLED MARK LOCATION

DOOR FRAME

DOOR PART
NUMBER HARDWARE TYPE

DOOR
HARDWARE MFG

DOOR
HARDWARE

PART NUMBER DOOR HARDWARE DESCRIPTION REMARKS
DOOR STOP

PART NUMBER
DOOR STOP

TYPE

PANEL PANEL DIMENSION

FINISH TYPE FINISHFUNCTION OPERATION TYPE WIDTH HEIGHT THICKNESS

INSTALLED 101 CLOSET INTERIOR SWING 8 2' - 2" 8' - 0" 1 3/4" PTD WD PTD A727 PASSAGE BALDWIN A43H BALDWIN SQUARE DOOR HANDLE A66Q FLOOR MOUNT

INSTALLED 103.1 MUDROOM / PANTRY INTERIOR OPENING N/A 2' - 8" 8' - 0" N/A N/A WD PTD A6FU N/A N/A N/A N/A N/A N/A

INSTALLED 107.2 MUDROOM / PANTRY INTERIOR SWING 3 2' - 8" 8' - 0" 1 3/4" PTD WD PTD A4R9 ENTRY BALDWIN A43H & A43G BALDWIN SQUARE DOOR HANDLE AND DEAD BOLT 20-MINUTE FIRE-RATED DOOR A66Q FLOOR MOUNT

INSTALLED 108.1 GUEST BED INTERIOR SWING 4 3' - 0" 8' - 0" 1 3/4" PTD WD PTD A6VE PRIVACY BALDWIN A43J BALDWIN SQUARE HANDLE WITH PRIVACY LOCK A66Q FLOOR MOUNT

INSTALLED 108.2 GUEST BED INTERIOR BYPASS 5 5' - 0" 8' - 0" 1 3/4" PTD WD PTD A6MT SLIDER CLOSET INOX A43P INOX BYPASSDOOR HARDWARE N/A N/A

INSTALLED 110.1 BATH INTERIOR SWING 4 3' - 0" 8' - 0" 1 3/4" PTD WD PTD A6VF PRIVACY BALDWIN A43J BALDWIN SQUARE HANDLE WITH PRIVACY LOCK A66R WALL MOUNT

INSTALLED / CM 111 HALL INTERIOR OPENING N/A 2' - 8 1/4" 8' - 0" N/A N/A WD PTD A4RC N/A N/A N/A N/A 2nd PART OF JAMB INSTALL ON SITE N/A N/A

INSTALLED 112.1 BED INTERIOR SWING 4 2' - 8" 8' - 0" 1 3/4" PTD WD PTD A4RD PRIVACY BALDWIN A43J BALDWIN SQUARE HANDLE WITH PRIVACY LOCK A66Q FLOOR MOUNT

INSTALLED 112.2 BED INTERIOR BYPASS 5 4' - 0" 8' - 0" 1 3/4" PTD WD PTD A4RP SLIDER CLOSET INOX A43P INOX BYPASSDOOR HARDWARE N/A N/A

INSTALLED / CM 202.1 BED INTERIOR SWING 4 2' - 8" 7' - 0" 1 3/4" PTD WD PTD A6EK PRIVACY BALDWIN A43J BALDWIN SQUARE HANDLE WITH PRIVACY LOCK 2nd PART OF JAMB INSTALL ON SITE A66Q FLOOR MOUNT

INSTALLED 202.2 BED INTERIOR BYPASS 5 5' - 0" 7' - 0" 1 3/4" PTD WD PTD A6FT SLIDER CLOSET INOX A43P INOX BYPASSDOOR HARDWARE N/A N/A

INSTALLED / CM 203.1 BED INTERIOR SWING 4 2' - 8" 7' - 0" 1 3/4" PTD WD PTD A6EM PRIVACY BALDWIN A43J BALDWIN SQUARE HANDLE WITH PRIVACY LOCK 2nd PART OF JAMB INSTALL ON SITE A66Q FLOOR MOUNT

INSTALLED 203.2 BED INTERIOR BYPASS 5 5' - 0" 7' - 0" 1 3/4" PTD WD PTD A6FT SLIDER CLOSET INOX A43P INOX BYPASSDOOR HARDWARE N/A N/A

INSTALLED 205.1 PRIMARY BED INTERIOR SWING 4 2' - 8" 7' - 0" 1 3/4" PTD WD PTD A6EN PRIVACY BALDWIN A43J BALDWIN SQUARE HANDLE WITH PRIVACY LOCK A66Q FLOOR MOUNT

INSTALLED / CM 206.1 PRIMARY BATH INTERIOR SWING 4 2' - 8" 7' - 0" 1 3/4" PTD WD PTD A6EM PRIVACY BALDWIN A43J BALDWIN SQUARE HANDLE WITH PRIVACY LOCK 2nd PART OF JAMB INSTALL ON SITE A66R WALL MOUNT

INSTALLED 206.2 PRIMARY BATH INTERIOR SWING 4 2' - 8" 7' - 0" 1 3/4" PTD WD PTD A6EQ PRIVACY BALDWIN A43J BALDWIN SQUARE HANDLE WITH PRIVACY LOCK A66R WALL MOUNT

INSTALLED 206.3 PRIMARY CLOSET INTERIOR POCKET 6 2' - 8" 7' - 0" 1 3/4" PTD WD PTD A6FR SLIDER CLOSET INOX A43M INOX POCKET DOOR HARDWARE N/A N/A

INSTALLED 207.1 BATH INTERIOR SWING 4 2' - 8" 7' - 0" 1 3/4" PTD WD PTD A6EP PRIVACY BALDWIN A43J BALDWIN SQUARE HANDLE WITH PRIVACY LOCK A66R WALL MOUNT

INSTALLED 208.1 LAUNDRY ROOM INTERIOR SWING 4 2' - 8" 7' - 0" 1 3/4" PTD WD PTD A6EN PASSAGE BALDWIN A43H BALDWIN SQUARE DOOR HANDLE A66R WALL MOUNT

Grand total: 19

DOOR SCHEDULE - EXTERIOR

ARO INSTALLED MARK LOCATION

DOOR FRAME

DOOR PART
NUMBER HARDWARE TYPE

DOOR
HARDWARE MFG

DOOR
HARDWARE

PART NUMBER DOOR HARDWARE DESCRIPTION REMARKS
DOOR STOP

PART NUMBER
DOOR STOP

TYPE

PANEL PANEL DIMENSION

FINISH TYPE FINISHFUNCTION OPERATION TYPE WIDTH HEIGHT THICKNESS

INSTALLED / CM 100.1 ENTRY EXTERIOR SWING 1 3' - 6" 9' - 0" 1 3/4" POWDERCOAT ALUMINUM/ STEEL PTD A43V ENTRY SET ARKA NA INCLUDED WITH THE DOOR ARKA DOOR A66Q FLOOR MOUNT

INSTALLED / CM 107.1 GARAGE EXTERIOR OVERHEAD 2 18' - 0" 9' - 0" 1 3/4" MTL N/A MTL GARAGE DOOR NA DOOR OPERATOR

INSTALLED / CM 110.9 MUDROOM / PANTRY EXTERIOR SWING 7 2' - 8" 8' - 0" 1 3/4" POWDERCOAT ALUMINUM PTD A43W ENTRY LEVER SET ARKA NA INCLUDED WITH THE DOOR ARKA DOOR A66Q FLOOR MOUNT

Grand total: 3

TYPE 1
ENTRY DOOR

TYPE 2
OVERHEAD GARAGE DOOR

TYPE 4
FLUSH PANEL DOOR

TYPE 5
BYPASS CLOSET DOOR

TYPE 6
POCKET DOOR

TYPE 3
FLUSH PANEL FIRE DOOR 

TYPE 1
ALUMINUM SOLID CORE

TYPE 2
OVERHEAD GARAGE DOOR

TYPE 4
FLUSH SEMI-SOLID CORE 

TYPE 5
SEMI-SOLID CORE DOUBLE SLIDING

TYPE 6
SEMI-SOLID CORE SINGLE SLIDING

TYPE 3
SOLID CORE PANEL

TYPE 7
ENTRY DOOR

TYPE 7
ALUMINUM FRAME - GLASS PANEL

TYPE 8
FLUSH PANEL/FRAME DOOR

TYPE 8
FLUSH SOLID CORE

2.1

2.1

2.1 02/062025 NTA REVISION 2.1

4 11/05/2024 NTA REVISION 2.0

2.1

2.1

2.1

2.1

2.1

2.1 2.1

2.1 2.1

2.1 2.1
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SCALE:   1/4" = 1'-0"
1

100 ENTRY - S
SCALE:   1/4" = 1'-0"

2
114 BED - S

SCALE:   1/4" = 1'-0"
3

114 BED - W
SCALE:   1/4" = 1'-0"

4
111 BATH - W

SCALE:   1/4" = 1'-0"
6

108 BED - N
SCALE:   1/4" = 1'-0"

8
105 LIVING - N

SCALE:   1/4" = 1'-0"
7

105 LIVING - W

SCALE:   1/4" = 1'-0"
9

105 LIVING - E
SCALE:   1/4" = 1'-0"

11
104 DINING - W

SCALE:   1/4" = 1'-0"
12

201 HALLWAY - SSCALE:   1/4" = 1'-0"
13

202 BED - S
SCALE:   1/4" = 1'-0"

15
204 BED - N

SCALE:   1/4" = 1'-0"
19

207 BED - E
SCALE:   1/4" = 1'-0"

20
208 BATH - E

SCALE:   1/4" = 1'-0"
21

208 BATH - E1
SCALE:   1/4" = 1'-0"

22
208 BATH - S

SCALE:   1/4" = 1'-0"
14

110 STAIR - W1SCALE:   1/4" = 1'-0"
17

207 BED - N

SCALE:   1/4" = 1'-0"
10

105 LIVING - E1SCALE:   1/4" = 1'-0"
16

204 BED - N1

SCALE:   1/4" = 1'-0"
18

207 BED - N1

GLAZING SCHEDULE NOTES:

1. CONTRACTOR TO VERIFY ALL ROUGH OPENING DIMENSIONS PRIOR TO ORERING WINDOWS AND DOORS.

2. PROVIDE SAFETY GLAZING WHERE REQ'D BY CODE AND WHERE INDIGATED ON DRAWINGS AS "SG."

3. PROVIDE EGRESS WINDOWS WHERE REQ'D BY CODE AND WHERE INDICATED ON DRAWINGS.

4. ASSUME 1/2" SHIM SPACE MAX. TYP, UNLESS OTHERWISE NOTED.

5. PROVIDE SATIN ETCHED GLAZING AT W18 & W19.

GLAZING SCHEDULE

GLAZING

TAG LOCATION ORIENTATION OPERATION

ROUGH OPENING FRAME

SILL AFF U VALUE

DETAILS

WIDTH - RO HEIGHT - RO WIDTH - FRAME HEIGHT - FRAME HEAD JAMB SILL

W1 ENTRY 100 SOUTH FIXED 5' - 2 3/4" 8' - 8 3/4" 5' - 1 3/4" 8' - 7 3/4" -1/8" 0.26 8/A.20 7& 9/A8.20 7/A8.21

W2 BED 112 SOUTH FIXED/CASEMENT 5' - 0" 5' - 8 1/2" 4' - 11" 5' - 7 1/2" 2' - 0" 0.28 2/A8.20 3/A8.20 1/A8.20

W3 BED 112 WEST CASEMENT 2' - 8" 5' - 8 1/2" 2' - 7" 5' - 7 1/2" 2' - 0" 0.28 2/A8.20 3/A8.20 1/A8.20

W4 BATH 110 WEST CASEMENT 2' - 8" 6' - 2 5/8" 2' - 7" 6' - 1 5/8" 2' - 6" 0.28 2/A8.20 3/A8.20 1/A8.20

W5 STAIR 109 WEST FIXED 6' - 2 1/2" 8' - 8 3/4" 6' - 1 1/2" 8' - 7 3/4" -1/8" 0.26 6/A8.20 6/A8.21 4/A8.20

W6 GUEST BED 108 NORTH CASEMENT 2' - 8" 6' - 2 5/8" 2' - 7" 6' - 1 5/8" 2' - 6" 0.28 2/A8.20 3/A8.20 1/A8.20

W7 LIVING 105 EAST SLIDING 8' - 4" 8' - 8 3/4" 8' - 3" 8' - 7 3/4" -2 3/4" 0.17 2/A8.21 3/A8.21 1/A8.21

W8 LIVING 105 NORTH SLIDING 16' - 9" 8' - 8 3/4" 16' - 8" 8' - 7 3/4" -2 3/4" 0.17 2/A8.21 3/A8.21 1/A8.21

W9 LIVING 105 EAST FIXED 2' - 8" 8' - 8 3/4" 2' - 7" 8' - 7 3/4" -1/8" 0.26 5/A8.20 3/A8.20 4/A8.20

W9A LIVING 105 EAST FIXED 2' - 8" 8' - 8 3/4" 2' - 7" 8' - 7 3/4" -1/8" 0.26 5/A8.20 3/A8.20 4/A8.20

W10 DINING 104 EAST FIXED 2' - 8" 8' - 8 3/4" 2' - 7" 8' - 7 3/4" -1/8" 0.26 5/A8.20 3/A8.20 4/A8.20

W11 HALLWAY 201 SOUTH FIXED 5' - 2 3/4" 10' - 2 3/4" 5' - 1 3/4" 10' - 1 3/4" -1/8" 0.26 5/A8.20 9/A8.20 8/A8.20

W12 BED 202 SOUTH FIXED/CASEMENT 5' - 0" 6' - 2 5/8" 4' - 11" 6' - 1 5/8" 2' - 6" 0.26 2/A8.20 2/A8.20 1/A8.20

W13 STAIR 109 WEST FIXED 6' - 2 1/2" 8' - 8 3/4" 6' - 1 1/2" 8' - 7 3/4" -1/8" 0.28 5/A8.20 6/A8.21 6/A8.20

W14 BED 203 NORTH CASEMENT 2' - 8" 6' - 2 5/8" 2' - 7" 6' - 1 5/8" 2' - 6" 0.28 2/A8.20 3/A8.20 1/A8.20

W14A BED 203 NORTH CASEMENT 2' - 8" 6' - 2 5/8" 2' - 7" 6' - 1 5/8" 2' - 6" 0.28 2/A8.20 3/A8.20 1/A8.20

W15 BED 205 NORTH CASEMENT 2' - 8" 6' - 2 5/8" 2' - 7" 6' - 1 5/8" 2' - 6" 0.28 2/A8.20 3/A8.20 1/A8.20

W15A BED 205 NORTH CASEMENT 2' - 8" 6' - 2 5/8" 2' - 7" 6' - 1 5/8" 2' - 6" 0.28 2/A8.20 3/A8.20 1/A8.20

W16 BED 205 EAST CASEMENT 2' - 8" 6' - 2 5/8" 2' - 7" 6' - 1 5/8" 2' - 6" 0.28 2/A8.20 3/A8.20 1/A8.20

W17 BATH 206 EAST CASEMENT 2' - 8" 5' - 2 5/8" 2' - 7" 5' - 1 5/8" 2' - 6" 0.28 2/A8.20 3/A8.20 1/A8.20

W18 BATH 206 EAST FIXED 1' - 9" 5' - 2 5/8" 1' - 8" 5' - 1 5/8" 2' - 6" 0.26 2/A8.20 3/A8.20 1/A8.20

W19 BATH 206 SOUTH FIXED 1' - 9" 5' - 2 5/8" 1' - 8" 5' - 1 5/8" 2' - 6" 0.26 2/A8.20 3/A8.20 1/A8.20

SCALE:   1/4" = 1'-0"
5

109 STAIR - W

4 11/05/2024 NTA REVISION 2.0
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TYPICAL FACTORY WALL PANEL 
INSTALLATION - LOOSE PANELS

TYPICAL FACTORY FLOOR/CEILING 
PANEL INSTALLATION - LOOSE PANELS

INSIGNIA INSTALL 

LOCATION INSIDE 

OF BOTTOM PLATE

INSIGNIA INSTALL 

LOCATION ON OUTSIDE 

END OF RIM/JOIST

NOTE: ALL SITE WORK, FOUNDATION 
WORK, AND CRAWL SPACE WORK TO 
BE SITE INSTALLED.

SITE BUILT/ 
INSTALLED SCOPE

FACTORY BUILT 
SCOPE

GARAGE PANELS
• 2CG.W01
• 2CG.W02
• 2CG.W03
• 2CG.W04
• 2CG.R01
• 2CG.R02
• 2CG.R03
• 2CG.R04

WALL, FLOOR AND CEILING PANELS - NTA SCHEDULE

NOTES: 
• FACTORY BUILT PANEL ARE INSTALL ON SITE.
• APPROVAL LABELS LOCATED ON THE PANELS:

• WALLS - ON THE TOP OF THE BOTTOM PLATE OF EACH WALL 
• FLOORS AND CEILINGS - ON THE INSIDE FACE OF THE RIM JOISTS 

ROOF PANELS
• F.R07 - ROOF PANEL
• G.R04 - ROOF PANEL 
• K.R01 - ROOF PANEL 
• R.R01 - ROOF PANEL 

DECK PANELS
• N.D01 - DECK PANEL 
• N.D02 - DECK PANEL
• P.D01 - DECK PANEL
• P.D02 - DECK PANEL
• R.D01 - DECK PANEL
• R.D02 - DECK PANEL
• R.D03 - DECK PANEL
• R.D04 - DECK PANEL
• R.D05 - DECK PANEL
• R.W01 - WALL PANEL 
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MAIN LEVEL GROSS AREA: 2073 SF

MAIN LEVEL INTERIOR AREA: 1670 SF

TOTAL GROSS AREA: 3196 SF
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MAIN LEVEL MOD PLAN

GENERAL NOTES:

1. WHEN DRAWINGS AND CONSTRUCTION INCLUDE BOTH FACTORY BUILT AND SITE BUILT CONSTRUCTION, PLAN REVIEW & INSPECTION WILL BE ACCORDING TO 
THE FOLLOWING RULES:

A. FACTORY BUILT ELEMENT WILL BE REVIEWED BY ICC-NTA AND INSPECTED BY ICC-NTA.
B. CONNECTIONS BETWEEN FACTORY BUILT COMPONENTS, OR BETWEEN FACTORY AND SITE BUILT COMPONENTS, WILL BE REVIEWED BY DAA AND 
INSPECTED BY LAHJ.
C. SITE BUILT ELEMENTS WILL BE REVIEWED & INSPECTED BY LAHJ EXCEPT FOR STRUCTURAL (SEE NOTE 2).

2. STRUCTURAL DRAWINGS & CALCULATIONS (EXCLUDING FOUNDATION) TO BE ENTIRELY REVIEWED BY DAA TO MAINTAIN THE STRUCTURAL INTEGRITY OF THE 
STRUCTURE. LAJH WILL REVIEW FOUNDATION PLANS & CALCULATIONS. QAA WILL INSPECT FACTORY BUILT STRUCTURAL ELEMENTS. LAHJ WILL INSPECT ALL 
FIELD CONSTRUCTION & CONNECTIONS.

3. ALL OTHER SITE WORK NOT MENTIONED ABOVE (GRADING, LANDSCAPING, ETC) WILL BE REVIEWED & INSPECTED BY LAJH.

RESUME OF SITE WORK

SECTION / DESCRIPTION SHEET NUMBER

PLAN REVIEW INSPECTION

NTA LAHJ NTA LAHJ 2

COVER SHEET, INDEX, DESIGN CRITERA, CODES A0.00, A0.01 x x x x

TITLE 24 DOCUMENTS A0.02 x x x x

SURVEY TBD x x

CIVIL TBD x x

LANDSCAPE TBD x x

ARCHITECTURE (ASSEMBLIES, SCHEDULES) A0.10, A0.11, A0.20, A0.21 x x x

ARCHITECTURE (FLOOR PLANS, ELEVATIONS, SECTIONS) A2.00, A2.10s, A2.20, A3.0s, A3.10s, A4.00, A6.10, A6.20 x x x

ARCHITECTURE (DETAILS) A7.00, A8,20s x x x

MECHANICAL M1.00, M1.01, M1.02, M1.03, M1.04, M1.05, M1.06 x x x

STRUCTURAL (GENERAL NOTES) S0.00, S0.01 x x x

STRUCTURAL (FOUNDATION) S2.00, S3.00 x x x

STRUCTURAL (PLANS, DETAILS) S2.01, S2.02, S2.03, S2.04, S2.05, S2.10S, S.301, S4.00s, S5.00 x x x

1 07/18/2024 NTA REVISION 1

2.1 02/062025 NTA REVISION 2.1
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UPPER LEVEL MOD PLAN
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GENERAL NOTES:

1. WHEN DRAWINGS AND CONSTRUCTION INCLUDE BOTH FACTORY BUILT AND SITE BUILT CONSTRUCTION, PLAN REVIEW & INSPECTION WILL BE ACCORDING TO 
THE FOLLOWING RULES:

A. FACTORY BUILT ELEMENT WILL BE REVIEWED BY DAA AND INSPECTED BY QAA.
B. CONNECTIONS BETWEEN FACTORY BUILT COMPONENTS, OR BETWEEN FACTORY AND SITE BUILT COMPONENTS, WILL BE REVIEWED BY DAA AND 
INSPECTED BY LAHJ.
C. SITE BUILT ELEMENTS WILL BE REVIEWED & INSPECTED BY LAHJ EXCEPT FOR STRUCTURAL (SEE NOTE 2).

2. STRUCTURAL DRAWINGS & CALCULATIONS (EXCLUDING FOUNDATION) TO BE ENTIRELY REVIEWED BY DAA TO MAINTAIN THE STRUCTURAL INTEGRITY OF THE 
STRUCTURE. LAJH WILL REVIEW FOUNDATION PLANS & CALCULATIONS. QAA WILL INSPECT FACTORY BUILT STRUCTURAL ELEMENTS. LAHJ WILL INSPECT ALL 
FIELD CONSTRUCTION & CONNECTIONS.

3. ALL OTHER SITE WORK NOT MENTIONED ABOVE (GRADING, LANDSCAPING, ETC) WILL BE REVIEWED & INSPECTED BY LAJH.

RESUME OF SITE WORK

SECTION / DESCRIPTION SHEET NUMBER

PLAN REVIEW INSPECTION

NTA LAHJ NTA LAHJ 2

COVER SHEET, INDEX, DESIGN CRITERA, CODES A0.00, A0.01 x x x x

TITLE 24 DOCUMENTS A0.02 x x x x

SURVEY TBD x x

CIVIL TBD x x

LANDSCAPE TBD x x

ARCHITECTURE (ASSEMBLIES, SCHEDULES) A0.10, A0.11, A0.20, A0.21 x x x

ARCHITECTURE (FLOOR PLANS, ELEVATIONS, SECTIONS) A2.00, A2.10s, A2.20, A3.0s, A3.10s, A4.00, A6.10, A6.20 x x x

ARCHITECTURE (DETAILS) A7.00, A8,20s x x x

MECHANICAL M1.00, M1.01, M1.02, M1.03, M1.04, M1.05, M1.06 x x x

STRUCTURAL (GENERAL NOTES) S0.00, S0.01 x x x

STRUCTURAL (FOUNDATION) S2.00, S3.00 x x x

STRUCTURAL (PLANS, DETAILS) S2.01, S2.02, S2.03, S2.04, S2.05, S2.10S, S.301, S4.00s, S5.00 x x x
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DRAWING NOTES:

1. ELECTRICAL APPLICANCE AND EQUIPMENT OUTLETS TO BE MOUNTED PER 

MANUFACTURER RECOMMENDATIONS.

2. PROVIDE ELECTRICAL OUTLETS TO APPLIANCES WHERE REQUIRED.

3. WALK-THROUGH; PRIOR TO ROUGH-IN OF ELECTRICAL SYSTEMS, CONDUCT WALK-

THROUGH TO VERIFY LOCATIONS AND MOUNTING HEIGHTS OF CONTROLS, OUTLETS, 

AND OTHER EXPOSED TO VIEW DEVICES.

4. FOR DEDICATED CIRCUITS AND CIRCUIT NOTES, REFER TO ELECTRICAL SHEETS 

M4.01.

5. ELECTRICAL OUTLET CENTERLINES ARE 18" AFF UNO.

6. SPRINKLER HEADS ARE SHOWN ON A6 SERIES PLANS FOR AESTHETIC LAYOUT 

DESIGN INTENT ONLY. LAYOUT SHOWN HERE IS NOT AN ENGINEERED DESIGN 

SOLUTION. NOTIFY ARCHITECT IF LAYOUTS ON A6 PLANS MUST CHANGE TO MEET CODE 

REQUIREMENTS.

7. ENTRY 100 PENDANT LIGHT: MOUNT AT 10' - 0" AFF ON LEVEL 1 TO UNDERSIDE OF 

PENDANT LIGHT. 

8: DINING 104 PENDANT LIGHT: MOUNT AT 5' - 0" AFF TO UNDERSIDE OF PENDANT LIGHT. 

9: STAIR 109 PENDANT LIGHT: MOUNT AT 8' - 0" ABOVE FF OF LANDING TO UNDERSIDE OF 

PENDANT LIGHT. 
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DRAWING NOTES:

1. ELECTRICAL APPLICANCE AND EQUIPMENT OUTLETS TO BE MOUNTED PER 
MANUFACTURER RECOMMENDATIONS.

2. PROVIDE ELECTRICAL OUTLETS TO APPLIANCES WHERE REQUIRED.

3. WALK-THROUGH; PRIOR TO ROUGH-IN OF ELECTRICAL SYSTEMS, CONDUCT 
WALK-THROUGH TO VERIFY LOCATIONS AND MOUNTING HEIGHTS OF 
CONTROLS, OUTLETS, AND OTHER EXPOSED TO VIEW DEVICES.

4. FOR DEDICATED CIRCUITS AND CIRCUIT NOTES, REFER TO ELECTRICAL 
SHEETS M4.01.

5. ELECTRICAL OUTLET CENTERLINES ARE 18" AFF UNO.

6. SPRINKLER HEADS ARE SHOWN ON A6 SERIES PLANS FOR AESTHETIC 
LAYOUT DESIGN INTENT ONLY. LAYOUT SHOWN HERE IS NOT AN ENGINEERED 
DESIGN SOLUTION. NOTIFY ARCHITECT IF LAYOUTS ON A6 PLANS MUST 
CHANGE TO MEET CODE REQUIREMENTS.
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July 10, 2025 
 
Owner:   Mid Coast Custom Homes Inc., and Realsmart Group, Inc. 
Applicant:  John Steadman, Mid Coast Custom  
File No:  PLN2025-00127 
Location:  Coronado Avenue, Miramar 
APN:   048-024-420 
CDRC Meeting: 07/10/2025 - Meeting Link 

 
 
 

Coastside Design Review  
The project has been reviewed for compliance with the Design Review Standards for 
One-Family and Two-Family Residential Development in the Midcoast, County of San 

Mateo Zoning Regulations October 2023, Chapter 28.1, Section 6565.20.  
 

 
The Coastside Design Review Committee (CDRC) recommends approval of 
PLN2025-00127, pursuant to the following:  
 
Findings that satisfy the Standards: 
 
1. Section 6565.20(A) Standards for Design for One-Family and Two-Family 

Residential Development in the Midcoast.  
 
The CDRC finds that the project is consistent with the design standards set 
forth for development in the Midcoast. No conditions or additional design 
recommendations were made.  

https://www.smcgov.org/planning/event/coastside-design-review-hearing-july-10-2025
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