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NEW SINGLE FAMILY HOME - COWGILL RESIDENCE
APN 037-278-130 / 0 PRECITA AVENUE, MOSS BEACH
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Before submitting a proposal for this work, the bidder shall visit the site and learn the existing conditions. The bidder shall examine
the plans and specifications and base their bid on them. During construction, no changes from plans and specifications shall be made
without written consent of the Designer and Owner. Structural changes must be approved by the Designer and the Structural
Engineer. Information contained within these documents shall not be construed to permit work not conforming to the applicable
codes.

The General Contractor (G.C.) shall obtain and pay for all permits (except those paid for by the Owner) and licenses and shall give all
notices. The G.C. shall review all documents to coordinate with the existing site conditions. The G.C. is required to comply with all
current Codes, Ordinances, & Regulations related to this project. Any conflict between drawings, specifications, and ordinances shall
be immediately referred to the Designer in writing. The G.C. for this work shall be currently licensed by the State of California. The
employees and subcontractors used by the G.C. to construct and finish the work shown on the plans must all be skilled workmen
under the directions of a competent foreman. The G.C. shall continuously maintain adequate protection of all work from damage and
shall protect the Owner's property and adjacent property from injury, damage, or loss arising from this contract.

The G.C. shall, at all times, keep the premises and streets free of waste caused by the work, and at completion, shall remove all waste,
surplus materials and equipment and leave the work 'broom clean'. Roadways shall be maintained clear of construction debris at all
times. Daily road cleanup will be enforced. The G.C. shall verify the location of all existing underground utilities prior to excavation
and shall maintain, keep in service, and protect against damage, all existing utilities and city services during construction. Any existing
utilities to be abandoned shall be properly disconnected, plugged, or capped as required by code and/or sound construction
practices. G.C. to provide an operation and maintenance manual to occupant or owner per section 4.410.1.

The Owner may order extra work or make changes by altering, adding to, or deducting from the work. The Contract sum shall be
adjusted accordingly and adequate records shall be kept by the G.C. to substantiate any additional charges. All work shall be executed
under the conditions of the original Contract Documents.

The Owner shall not be liable or responsible for any accident, loss, injury, or damages happening or accruing during the term of the
performance of the work and in connection therewith, to persons and/or property. The G.C. shall have in full force and effect during
the life of this Contract, full coverage Liability and Workman's Compensation Insurance, which shall comply with California laws and
will not be canceled or changed during the term of this Contract without notice being given to the Owner, and shall require all
intermediate and Subcontractors to take out and maintain similar policies of Insurance.

In addition to guarantees called for elsewhere in these specifications, the G.C. shall guarantee all work for a period of one (1) year
after notice of completion is filed, against defective materials or faulty workmanship, that is discovered and reported within that
period.

The site plan is based on plot plans transferred by the Owner or the local City or County Governments. The Designer takes no
responsibility for the accuracy of property lines and their relationship to existing and proposed structures. Measurements are
approximate and will need to be verified in the field by the G.C.  When layout or detail questions arise, the Designer shall be
contacted.

In general the drawings will indicate dimensions, position, type of construction, specifications, qualities and methods. Any work
indicated on the drawings, and not mentioned in the specifications, or vice versa shall be furnished as through fully set forth in both.
Work not particularly detailed, marked, or specified shall be the same as similar parts that are detailed marked or specified. Where no
specific detail is shown, the framing or construction shall be identical or similar to that indicated for like cases of construction on the
project. The larger the scale of the drawing, the more precedent, i.e.: 3 inches per foot scale governs 1/4 inch per foot scale. Written
dimensions on these drawings shall have precedence over scaled dimensions. Written dimensions are approximate and must be
verified by G.C. The G.C. shall verify, and be responsible for all existing conditions and dimensions prior to and during all phases of
work.

The site plan is based on the Survey. The Designer takes no responsibility for the accuracy of property lines and their relationship to
existing and proposed structures. Measurements are approximate and will need to be verified in the field by the G.C. and Surveyor.
When layout or detail questions arise, the Designer shall be contacted.

If any Subcontractor finds any lack of information, discrepancy, and/or omissions in these drawings, or if the Subcontractor is unclear
as to the drawings' meaning and/or intent, the Subcontractor shall contact the G.C., who shall then contact the Designer at once for
interpretation and/or clarification before proceeding with that portion of work.

The G.C. shall provide adequate concealed blocking and anchoring for all ceiling and wall mounted equipment, hardware, fixtures,
and accessories.

Exterior open-able windows and doors shall be weatherstripped. All open joints, penetrations, and other openings in the building
envelope shall be sealed, caulked, gasketed, and/or weatherstripped to limit, or eliminate air leakage.

All inspections require 24 hour notice.

Construction working hours shall not exceed beyond 7am to 6pm Monday though Friday without written permission from San Mateo
County.

Construction work within the street or sidewalk right-of-way shall only be done between 9am and 4pm, Monday through Friday,
except City holidays, without written permission from the City Engineer.

There shall be no structural encroachment into the public right-of-way.

A copy of the approved set of plans will be available for building inspector and fire department review on site at all times.

GENERAL NOTES
- 0 PRECITA AVENUE, MOSS BEACH, CA 94038
- APN: 037-278-130
- R-1 SINGLE FAMILY RESIDENTIAL
- OCCUPANCY GROUP: R-3/U
- CONSTRUCTION TYPE: V-B
- SINGLE FAMILY RESIDENCE: 
     MAIN DWELLING - 3 BEDROOMS, 2.5 BATHROOMS
     ADU - 1 BEDROOM. 1 BATHROOM
- TWO STORY HOUSE WITH 2 CAR GARAGE AND ATTACHED ADU
- WOOD FRAMED HOUSE WITH FIBER CEMENT SIDING
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C-S     COVER SHEET

A-1     SITE PLAN

A-2     PROPOSED FLOOR PLAN

A-3     PROPOSED ROOF PLAN  

A-4     PROPOSED ELEVATIONS
 
A-5     CROSS SECTIONS

A-6     COLOR STUDY

A-7     WINDOW & DOOR SCHEDULE

BMP   BEST MANAGEMENT PRACTICES

C-1     PRESCRIPTIVE GRADING AND DRAINAGE PLAN

C-2     EROSION AND SEDIMENT CONTROL PLAN

L-1     SITE PLAN

L-2     PERVIOUS/IMPERVIOUS PLAN

L-3     PLANTING PLAN

SURVEY

ALL DRAWINGS, SPECIFICATIONS, AND COPIES THEREOF, PREPARED AND/OR SUPPLIED BY THE BUILDING DESIGNER, SHALL REMAIN HIS PROPERTY. THEY ARE TO BE USED ONLY WITH THE RESPECT TO THIS PROJECT AND ARE NOT TO BE USED ON ANY OTHER PROJECT. WITH THE EXCEPTION OF ONE CONTRACT SET FOR EACH PARTY TO THE CONTRACT, SUCH DOCUMENTS ARE TO BE RETURNED OR SUITABLY ACCOUNTED FOR UPON REQUEST OF THE BUILDING DESIGNER AT THE COMPLETION OF THE WORK. SUBMISSIONS OR DISTRIBUTION TO MEET OFFICIAL REGULATORY REQUIREMENTS OR OTHER PURPOSES IN CONNECTION WITH THE PROJECT IS NOT TO BE CONSTRUED AS PUBLICATION IN THE DEROGATION OF THE BUILDING DESIGNER'S COMMON LAW COPYRIGHT OR OTHER RESERVED RIGHTS.

SINGLE FAMILY RESIDENCE WITH ATTACHED 2 CAR GARAGE AND ADU

ALL WORK SHALL MEET OR EXCEED THE MINIMUM
STANDARDS OF THE FOLLOWING CODES;

- CBC 2025 California Building Code
- CRC 2025 California Residential Building Code
- CFC 2025 California Fire Code
- CMC 2025 California Mechanical Code
- CPC 2025 California Plumbing Code
- CEC 2025 California Electrical Code
- CEnC 2025 California Energy Code
- CGBC 2025 California Green Code 

N

SITE DATA

LOT AREA

PARCEL COVERAGE

FLOOR AREA

PROPOSED

AREA (SQ. FT.) %

5,000

*1,250

*FIRST FLR.
OPEN DECK
*GARAGE
ADU
SECOND FLR.
TERRACE
*CANTILEVER

   756
     90
   452
   778
1,144
     51
     42

25.0

TOTAL: 2,352 47.0
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ALL DRAWINGS, SPECIFICATIONS, AND COPIES THEREOF, PREPARED AND/OR SUPPLIED BY THE BUILDING DESIGNER, SHALL REMAIN HIS PROPERTY. THEY ARE TO BE USED ONLY WITH THE RESPECT TO THIS PROJECT AND ARE NOT TO BE USED ON ANY OTHER PROJECT. WITH THE EXCEPTION OF ONE CONTRACT SET FOR EACH PARTY TO THE CONTRACT, SUCH DOCUMENTS ARE TO BE RETURNED OR SUITABLY ACCOUNTED FOR UPON REQUEST OF THE BUILDING DESIGNER AT THE COMPLETION OF THE WORK. SUBMISSIONS OR DISTRIBUTION TO MEET OFFICIAL REGULATORY REQUIREMENTS OR OTHER PURPOSES IN CONNECTION WITH THE PROJECT IS NOT TO BE CONSTRUED AS PUBLICATION IN THE DEROGATION OF THE BUILDING DESIGNER'S COMMON LAW COPYRIGHT OR OTHER RESERVED RIGHTS.
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          NOTE

- NO EXISTING TREES ARE LOCATED ON THE PROJECT PARCEL OR 
  WITHIN THE AREA AFFECTED BY CONSTRUCTION
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WINDOW SCHEDULE
3D EXTERIOR ELEVATION NUMBER LABEL QTY FLOOR SIZE DESCRIPTION

 W01 1080FX 1 1 1080FX FIXED GLASS

 W03 2050SC 1 2 2050SC SINGLE CASEMENT-HR

 W04 2046SC 2 2 2046SC SINGLE CASEMENT-HL

 W05 2046SC 2 2 2046SC SINGLE CASEMENT-HR

 W06 2056SC 1 1 2056SC SINGLE CASEMENT-HL

 W07 2056SC 1 1 2056SC SINGLE CASEMENT-HR

 W08 2840FX 3 2 2840FX FIXED GLASS

 W09 2840SC 1 2 2840SC SINGLE CASEMENT-HL

 W10 2840SC 1 2 2840SC SINGLE CASEMENT-HR

 W11 3646FX 1 2 3646FX FIXED GLASS

 W12 3050SC 2 1 3050SC SINGLE CASEMENT-HL

 W13 3056SC 1 1 3056SC SINGLE CASEMENT-HL

 W14 3056SC 1 1 3056SC SINGLE CASEMENT-HR

 W15 4020AW 1 1 4020AW SINGLE AWNING

 W16 4020AW 1 2 4020AW SINGLE AWNING

 W17 4046FX 1 1 4046FX FIXED GLASS

 W18 4046FX 3 2 4046FX FIXED GLASS

 W19 6020AW 1 1 6020AW SINGLE AWNING

 W20 5420AW 1 2 5420AW SINGLE AWNING

 W21 6020FX 1 2 6020FX FIXED GLASS

 W22 6040TC 1 1 6040TC TRIPLE CASEMENT-LHL/RHR

 W23 6046FX 1 2 6046FX FIXED GLASS

 W24 8020FX 1 1 8020FX FIXED GLASS

 W25 9020FX 1 2 9020FX FIXED GLASS

 W26 3646SC 1 2 3646SC SINGLE CASEMENT-HR

 W27 3646SC 1 2 3646SC SINGLE CASEMENT-HL

 W28 2050SC 2 2 2050SC SINGLE CASEMENT-HL

DOOR SCHEDULE
3D EXTERIOR ELEVATION NUMBER LABEL QTY FLOOR SIZE DESCRIPTION

 D01 11070 1 1 11070 L EX EXT. 0+3-PANEL SLIDER-GLASS PANEL

 D02 12076 1 2 12076 L EX EXT. 3+0 DR. BIFOLD-GLASS PANEL

 D03 16080 1 1 16080 GARAGE-SLAB

 D04 1670 1 1 1670 R IN HINGED-DOOR P04

 D05 1670 1 2 1670 L IN HINGED-DOOR P04

 D06 2468 2 1 2468 R IN HINGED-GLASS SLAB

 D07 2468 1 2 2468 R IN HINGED-GLASS SLAB

 D08 2470 2 1 2470 L IN HINGED-DOOR P04

 D09 2670 1 1 2670 L IN HINGED-DOOR P04

 D10 2670 1 1 2670 R POCKET-DOOR P04

 D11 2670 2 1 2670 R IN HINGED-DOOR P04

 D12 2670 1 2 2670 R POCKET-DOOR P04

 D13 2670 1 2 2670 R POCKET-GLASS PANEL

 D14 2670 1 2 2670 R IN HINGED-DOOR P04

 D15 2870 1 1 2870 L POCKET-DOOR P04

 D16 2870 1 1 2870 R POCKET-DOOR P04

 D17 2870 2 1 2870 R IN HINGED-DOOR P04

 D18 2570 1 2 2570 L POCKET-DOOR P04

 D19 2870 1 2 2870 L IN HINGED-DOOR P04

 D20 3070 1 1 3070 L IN HINGED-DOOR P04

 D21 3070 1 1 3070 R EX EXT. HINGED-DOOR E21

 D22 3070 1 1 3070 R IN HINGED-DOOR P04

 D23 3080 1 1 3080 R EX EXT. HINGED-DOOR E21

 D24 3080 1 1 3080 R EX EXT. HINGED-SLAB

 D25 6070 1 1 6070 L/R DOUBLE POCKET-GLASS PANEL

 D26 2668 1 2 2668 L POCKET-DOOR P04
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ALL DRAWINGS, SPECIFICATIONS, AND COPIES THEREOF, PREPARED AND/OR SUPPLIED BY THE BUILDING DESIGNER, SHALL REMAIN HIS PROPERTY. THEY ARE TO BE USED ONLY WITH THE RESPECT TO THIS PROJECT AND ARE NOT TO BE USED ON ANY OTHER PROJECT. WITH THE EXCEPTION OF ONE CONTRACT SET FOR EACH PARTY TO THE CONTRACT, SUCH DOCUMENTS ARE TO BE RETURNED OR SUITABLY ACCOUNTED FOR UPON REQUEST OF THE BUILDING DESIGNER AT THE COMPLETION OF THE WORK. SUBMISSIONS OR DISTRIBUTION TO MEET OFFICIAL REGULATORY REQUIREMENTS OR OTHER PURPOSES IN CONNECTION WITH THE PROJECT IS NOT TO BE CONSTRUED AS PUBLICATION IN THE DEROGATION OF THE BUILDING DESIGNER'S COMMON LAW COPYRIGHT OR OTHER RESERVED RIGHTS.
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LANDSCAPE BOULDER ACCENT: GONZALEZ COASTAL GRANITE

SEATWALL, LANDING AND STEPS, AND BUILDING WAINSCOTTING OPTION: TUMBLED DESERT WIND

PERMEABLE GRAVEL: CALIFORNIA GOLD 1/4"

PERMEABLE PAVERS: TECHO-BLOC PURE IN CHESTNUT BROWN
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PERVIOUS/IMPERVIOUS SURFACES                         

LANDSCAPE AREA (PERVIOUS)  500sf

LEGEND                           
PROPOSED
EXISTING

(P)
(E)

PEARMABLE GRAVEL OR PAVER SURFACE (PERVIOUS)  2012sf

STONE ON CONCRETE (IMPERVIOUS) 84sf

ROOF IMPERVIOUS AREA 2404sf

FINISH GRADE

(E) SUBGRADE

STEEL EDGING AS REQUIRED

1/4" CALIFORNIA GOLD GRAVEL
WATER WASHED

CLASS 2 PERMEABLE BASE ROCK
SEE SPEC SHEET

1 
1/

2"
6"

NOTES: 
ALL PERMEABLE GRAVEL SURFACES TO HAVE MINIMUM 2% SLOPE
AND MAXIMUM SLOPE OF 5%

PERMEABLE GRAVEL SURFACE                                                
Scale: 1" = 1'P-1

March 18, 2022

CLASS II PERMEABLE  BASE ROCK

GRADATION
SIEVE SIZE PERCENT PASSING Caltrans Section 68
1” (25.0 mm) 100 100
¾” (19.0 mm) 93 90-100
½” (12.5 mm) 67
3/8” (9.5 mm) 54 40-100

No. 4 (4.75 mm) 32 25-40
No. 8 (2.36 mm) 24 18-33

No. 16 (1.18 mm) 16
No. 30 (600 μm) 10 5-15
No. 50 (300 μm) 5 0-7
No. 100 (150 μm) 2
No. 200 (75 μm) 1.6 0-3

PHYSICAL PROPERTIES

TEST METHOD TEST RESULT
Sand Equivalent 72

Fine Durability Index 68

This material complies with Section 68 of the Caltrans standard specifications. 
The typical physical properties of the aggregates are summarized below. 

LYNGSO GARDEN MATERIALS, INC.
345 Shoreway Road
San Carlos, CA 94070
Tel: 650-364-1730
Fax: 650-517-1977
www.lyngsogarden.com

*Report provided by the product vendor.
Product available at Lyngso.

3/31/28
4/7/2026
3/31/28

4/17/2026

Pervious Area 2512 SF
Roof Impervious Area 2404 SF
Flat Impervious Area 84 SF

total area 5000 SF

Pervious and Impervious Surfaces
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Contact Information:
Owner: Amy and Todd Cowgill
Address: 0 Precita Ave., Moss Beach 94038
Parcel Number: APN: 037-278-130
Parcel Area 5,000sf
Email: atcowgill@gmail.com

Landscape Architect: Kenneth Coverdell
Company: Blue Sky Designs, Inc.
License: LA-4205, B-436094, C27-436094
Phone Number: (650) 726-5990
Email: info@blueskydesignsinc.com 

MWELO information:
Total Landscape Area: 492sf
Non Turf Irrigated Area: 492sf
Turf Irrigated Area: 0sf

Document Package:
Site Plan: Blue Sky Designs, inc.
Pervious/Impervious Plan: Blue Sky Designs, inc.
Planting Plan: Blue Sky Designs, inc.

Applicant Statement:

Kenneth Coverdell 4/7/2026
Applicant Signature Date

Landscape Architect
Title

“I HAVE COMPLIED WITH THE CRITERIA OF THE WATER CONSERVATION IN 
LANDSCAPING ORDINANCE AND APPLIED THEM FOR THE EFFICIENT USE OF WATER IN 
THE LANDSCAPE DESIGN PLAN.”

PLANT LIST
SHRUBS: WUCOLS

Key. Qty. Size Name Common Name Category Plnt Factor
Al 6 1gal Abronia latifolia Coastal Sand Verbena L 0.2
A  10 1gal Achillea millefolium Yarrow L 0.2
Aa 3 5gal Agave attenuatta Fox glove Agave VL 0.1
Ch 2 1gal Ceanothus heartstiorum San Simeon ceanothus L 0.2

Cj 3 1gal Ceanothus 'Joyce Coulter' Joyce Coulter ceanothus M 0.5

D 6 3gal Dudleya brittonii Giant Chalk Dudleya VL 0.1

Eg 4 1gal Erigeron glaucus Seaside Daisy L 0.2

El 2 1gal Eriogonum latifolium Coastal Buckwheat L 0.2

Mc 3 5gal Myrica californica Pacific Wax Myrtle M 0.5

Rc 5 5gal Rhamnus californica Coffeeberry L 0.2

Sbb 3 1gal Salvia 'Bees Bliss' Island Pink Yarrow L 0.2

Ss 9 1gal Salvia spathecea Hummingbird Sage L 0.2

Sc 5 1gal Symphyotrichum chilense Pacific Aster L 0.2

Grasses:
Key. Qty. Size Name Common Name Category Plnt Factor

Cp 5 1gal Carex praegracilis California field sedge L 0.2

Ct 7 1gal Carex tumulicola Berkeley sedge L 0.2

F 7 1gal Festuca californica and cvs. Califonria Fescue L 0.2

Fr 7 1gal Festuca rubra Red Fescue L 0.2

Lc 8 1gal Leymus condensatus Wild Rye L 0.2

Vines:
Key. Qty. Size Name Common Name Category Plnt Factor

Pi 1 5gal Passiflora incarnata Purple Passion Vine M 0.5

Total Species 19

Total Average Plant Factor: 0.24

Note: Residential average WUCOLS plant factor .3 for 75% of plants.  

3/31/28
4/17/2026
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