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SITE DATA:

APN:
ZONING:
OCCUPANCY GROUP:
TYPE OF CONSTRUCTION: 

APPLICABLE CODES:
SAN MATEO COUNTY

SAN MATEO COUNTY ZONING & BUILDING ORDINANCES
2016 CALIFORNIA RESIDENTIAL CODE
2016 CALIFORNIA BUILDING CODE
2016 CALIFORNIA MECHANICAL CODE
2016 CALIFORNIA PLUMBING CODE
2016 CALIFORNIA ELECTRICAL CODE
2016 CALIFORNIA ENERGY CODE
2016 CALIFORNIA FIRE CODE
2016 CALIFORNIA GREEN BUILDING STANDARDS CODE
ANY APPLICABLE CITY CODES, ORDINANCES, OR AMENDMENTS
TO THE CALIFORNIA BUILDING CODE

037-084-260
R-1/S17/DR/CD

R-3/U
V-B

1/8" = 1'-0"
1

Site - CS NEW

PLN: 2019-00158
BLD:

SCOPE OF WORKSCOPE OF WORKSCOPE OF WORKSCOPE OF WORK: 
CONSTRUCTION OF NEW SINGLE FAMILY RESIDENCE

WITH ATTACHED GARAGE

NOTENOTENOTENOTE: 
1. TOTAL NON PERMABLE AREA OF (P) CONSTRUCION

EXCLUDING THE DWELLING = 358 SQUARE FEET.
         

2. ALL EXTERIOR LIGHTING TO BE RECESSED  

EXISTING PROPOSED TOTAL ALLOWED

AREA (SQFT) AREA (SQFT) AREA (SQFT) AREA (SQFT)

LOT AREA

LOT COVERAGE

FLOOR AREA

% % % %

Total Total Total Total

5100

17790 1779 17850.0 34.9 35.0

53.045.545.50.0

34.9

27030 2319 2319

FIRST FLOOR
SECOND FLOOR
GARAGE

919
991
409

FIRST FLOOR
SECOND FLOOR
GARAGE

919
991
409



GENERAL NOTES:GENERAL NOTES:GENERAL NOTES:GENERAL NOTES:

A. Before submitting a proposal for this work, the bidder shall visit the site and learn the existing conditions.  He shall examine the plans and 
specifications and base his bid on them.  During construction, no changes from plans and specifications shall be made without written consent of the 

Architect and Owner.  Structural changes must be approved by the Architect and Structural Engineer.

B. 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. 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 Architect 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. Sales tax shall be paid by the G.C. and included in 
the bid.

C. The G.C. shall, at all times, keep the premises and streets free of waste and rubbish caused by the work, and at completion, shall remove all 
rubbish, surplus materials and equipment and leave the work 'broom clean'. 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 will be provided to occupant or owner per Section 4.410.1.

D. 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 such work shall be executed under the 
conditions of the original Contract Documents.

E. 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 Workmen'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.  All such policies shall be with insurance companies acceptable to the Owner. Unless expressly stated 

otherwise, the Owner will take out and carry a comprehensive insurance policy including fire, extended coverage, vandalism and malicious mischief 
protecting both his interest and that of the G.C.

F. 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.

G. 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 though 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.  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.

H. 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 Architect at once for interpretation and/or 
clarification before proceeding with that portion of the work.

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

J. All products listed in these drawings by ICBO/NER number shall be installed per the report and manufacturer’s written instructions. Product 
substitution for products listed shall also have an ICBO/NER-approved written evaluation report and be approved and listed by other nationally-

recognized testing agencies.

K. Exterior openable 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.

L. See structural sheets for structural materials, dimensions and details.

M. See attached Title 24 forms and/or calculation for project energy efficiency requirements.

N. A capillary break shall be installed if a slab on grade foundation system is used. the use of a 4" thick bas of 1/2" or larger clean aggregate 
under a 6 mil vapor retarder with joint lapped not less than 6" will be provided per Section 4.505.2 and R506.2.3.

O. Upon request, verification of compliance with the relevant Codes may include construction documents, plans, specifications, builder or installer 
certification, inspection reports, or other methods acceptable to the Building Official which show substantial conformance.
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FIRE PROTECTION PLAN:FIRE PROTECTION PLAN:FIRE PROTECTION PLAN:FIRE PROTECTION PLAN:

1.     Smoke Detectors which are hard wired: As per the California Building Code, 

       State Fire Marshal regulations, and Coastside Fire District Ordinance 2016-01, the applicant is 
       required to install State Fire Marshal approved an_d listed smoke detectors which are hard wired, 
       interconnected, and have battery backup. These detectors are required to be placed in each new 

       and recondition sleeping room and at a point centrally located in the corridor or area giving access
       to each separate sleeping area. In existing sleeping rooms, areas may have battery powered smoke 

       alarms. A minimum of one detector shall be placed on each floor. Smoke detectors shall be tested 
       and approved prior to the building final. Date of installation must be added to exterior of the smoke 

       alarm and will be checked at final.

2.     In all new additions smoke alarm/detector are to be hardwired, interconnected, or with battery 

        back-up. Smoke alarms to be installed per manufactures instruction and NFPA 72.

3.    Escape or rescue windows shall have a minimum net clear openable area of 5. 7 square feet, 
       5.0 sq. ft. allowed at grade. The minimum net clear openable height dimension shall be 24 inches. 
       The net clear openable width dimension shall be 20 inches. Finished sill height shall be not more than 

       44 inches above the finished floor. (CFC 1030).

4.     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. The letters/numerals for permanent address 

        signs shall be 4 inches in height with a minimum 112-inch stroke. Residential address numbers shall be 
        at least six feet above the finished surface of the driveway. 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 theCoastside Fire District. This remote signage shall consist of 
        a 6 inch by 1 B inch green reflective metal sign with 3 inch reflective Numbers/ Letters similar to Hy-Ko 911

        or equivalent. (TEMPORARY ADDRESS NUMBERS SHALL BE POSTED PRIOR TO COMBUSTIBLES BEING 
        PLACED ON SITE). 

5.     As per Coastside Fire District Ordinance 2016-01, the roof covering of every new buHding or structure,
        and materials applied as part of a roof covering assembly, shall have a minimum fire rating of Class "B" or 
        higher as defined in the current edition of the California Building Code.

6.     Vegetation Management (LRA) -  The Coastside Fire District Ordinance 2016-01, the 2016 California

         Fire Code 304.1.2 A fuel break of defensible space is required around the perimeter of all structures 
         to a distance of not less than 30 feet and may be required to a distance of 100 feet or to the 
         property line. This is neither a requirement nor an authorization for the removal of living trees. Trees 

         located within the defensible space shall be pruned to remove dead and dying portions, and limbed up 
        6 feet above the ground. New trees planted in the defensible space shall be located no closer than 1O' 

         to adjacent trees when fully grown or at maturity. Remove that portion of any existing trees, which 
         extends within 10 feet of the outlet of a chimney or stovepipe or is within 5' of any structure. Maintain
         any tree adjacent to or overhanging a building free of dead or dying wood.

7.     Fire Access Roads - The applicant must have a maintained asphalt surface road for ingress and egress

        of fire apparatus. The City of Half Moon Bay Department of Public Works, San Mateo County Department 
        of Public Works, the Coastside Fire District Ordinance 2016-01, and the California Fire Code shall set
        road standards. As per the 2016 CFC, dead-end roads exceeding 150 feet shall be provided with a 

        turnaround in accordance with Coastside Fire District specifications. As per the 2016 CFC, Section 
        Appendix D, road width shall not be less than 20 feet. Fire access roads shall be installed and made 

        serviceable prior to combustibles being placed on the project site and maintained during construction.
        Approved signs and painted curbs or lines shall be provided and maintained to identify fire access roads 

        and state the prohibition of their obstruction. If the road width does not allow parking on the street 
        (20 foot road) and on-street parking is desired, an additional improved area shall be developed for that use.

8.     As per 2016 CFC, Appendix B and C, a fire district approved fire hydrant (Clow 960) must be located 
        within 500 feet of the proposed single-family dwelling unit measured by way of drivable access. As per 

        2016 CFC, Appendix B the hydrant must produce a minimum fire flow of 500 gallons per minute at 20 
        pounds per square inch residual pressure for 2 hours. Contact the local water purveyor for water flow details.

9.     Automatic Fire Sprinkler System: (fire Sprinkler plans will require a seperate permit). As per San Mateo county building standards and 

coastside fire disctrict ordinance number 2016-01, the applicant is required to install an automatic fire sprinkler system throughout
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POWDER RM (*,#)
42.15 SQFT

STAIRWELLMEDIA RM (*,#)
129.20 SQFT

GARAGE (*,#)
408.57 SQFT

LIVING SPACE (*,#)
819.27 SQFT

STAIRWELL (*,#)
70.83 SQFT

(COUNTED ONCE)

BEDROOM 2 (#)
132.55 SQFT

BEDROOM 1 (#)
132.55 SQFT

BATH (#)
53.44 SQFT

MASTER SUITE (#)
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HALL, CLOSET, UTILITY (#)
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UPPER FLOOR LOWER FLOOR

ENTRY DECK (*)
114.27 SQFT
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* : AREAS TO BE COUNTED IN LOT COVERAGE
# : AREAS TO BE COUNTED IN FLOOR AREA

LOT COVERAGE AREALOT COVERAGE AREALOT COVERAGE AREALOT COVERAGE AREA :::: SQFTSQFTSQFTSQFT

WINDOW SEAT :
WINDOW SEAT :
MEDIA ROOM :
STAIRWELL :
POWDER RM :
LIVING SPACE :
GARAGE :
ENTRY DECK :
DECK OVERHANG :
LOWER FLOOR AREA :

TOTAL

15.92
15.92

129.20
70.83
42.15

819.27
408.57
114.27
60.36

101.72

1778.21
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POWDER RM :
LIVING SPACE :
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BEDROOM 1 :
BEDROOM 2 :
HALL, CLOSET, UTILITY :
BATH :
MASTER SUITE :
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42.15
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408.57
132.55
132.55
193.08
53.44

336.41
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1/4" = 1'-0"
1

East (Front)

1/4" = 1'-0"
2

North (Right)

NOTENOTENOTENOTE:

1. SLOPE OF PARCEL IS GREATER THAN 1' VERTICAL FALL IN 7' HORIZONTAL
A. ACCORDING TO CHAPT 20, SECTION 6300.2.6, BECAUSE OF THE 

SLOPE THE MAX HEIGHT IS ALLOWED TO BE 36 FEET

2. ALL EXTERIOR LIGHTING TO BE RECESSED

3. DAYLIGHT PLANES DRAWN AS 20' VERTICAL DISTANCE FROM NATURAL GRADE
    THEN INWARDS AT AN ANGLE OF 45 DEGREES ON THE SETBACK LINES

    (DAYLIGHT PLANE ON REAR SETBACK TOO FAR FROM HOUSE TO SHOW)

4. ARCHITECTURAL ARTICULATION IS USED FOR DESIGN
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L=50.03'

STANDARD CONCRETE CURB
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T
E
 V

A
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E
Y
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U
T
T
E
R

SITE BENCH MARK

ELEVATION: 141.15'

MACHINED CROSS

SET ON SIDEWALK

(E)16" TREE

(E) TWIN 

10" TREE

(E)12" TREE

(E)12" TREE

(E) 4' WOOD FENCE

(E) 6' WOOD FENCE
CMU WALL

140

S
T
E
T
S
O

N
 S

T
R
E
E
T

PROJECT NORTH TRUE NORTH

ADJACENT HOUSE

ADJACENT DETACHED 

GARAGE

100'

R
A
IS

E
D

P
LA

N
T
E
R

F
E
N
C

E
 &

G
A
T
E

LANDSCAPE AREALANDSCAPE AREALANDSCAPE AREALANDSCAPE AREA

LOT AREA

HOUSE FOOTPRINT

LANDSCAPE AREA

HARDSCAPE

MULCH

5100 SQFT

1784 SQFT

2560 SQFT

670 SQFT

86 SQFT

35.0%

50.0%

13.0%

2%

NOTES:

1. INCORPORATE COMPOST AT A RATE OF AT LEAST FOUR (4) CUBIC YARDS PER 1000 FEET TO A DEPTH OF 6 INCHES DEPTH INTO
LANDSCAPE AREA

2. ALL LANDSCAPING TO BE HAND WATERED

3. A MINIMUM OF AT LEAST 3 INCHES OF MULCH WILL BE APPLIED TO ALL EXPOSED SOIL AREAS EXCEPT IN AREAS OF CREEPING OR
ROOTING GROUNDCOVERS

4. LANDSCAPING WILL COMPLY WITH ALL COUNTY OF SAN MATEO REQUIREMENTS

QTY BOTANICAL
NAME

COMMON
NAME

GROWTH
RATE

SIZE CA.
NATIVE

15 Festuca
Californica

California
Fescue

Fast 2-3' H x 1-2' W Yes

11 Dodonaea
Viscosa

Purple-leafed
Hop-bush

Fast 5' H x 4' W No

18 Arctostaphylos Pacific
Mist

Moderate 1' H x 6-8' W Yes

15 Ceanothus Yankee Point
California

Fast 2' H x 5-6' W Yes

7 Sempervivum
Tectorum

Hens &
Chicks

Fast 4" H x 6-9" W No

Eriophyllum
Lanatum

Dwarf Woolly
Daisy

Moderate 1' H x 3' W Yes

Rock

7

15

DROUGHT
TOL.

Yes

Yes

Yes

Yes

Yes

Yes
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ALL DRAWINGS, SPECIFICATIONS, AND COPIES THEREOF, PREPARED AND/OR SUPPLIED BY THE ARCHITECT, SHALL REMAIN HIS PROPERTY. THEY ARE TO BE USED ONLY WITH 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 ARCHITECT AT THE COMPLETION OF THE WORK. SUBMISSION OR DISTRIBUTION TO MEET OFFICIAL REGULATORY REQUIREMENTS OR FOR OTHER PURPOSES IN CONNECTION WITH THE PROJECT IS NOT TO BE CONSTRUED AS PUBLICATION IN THE DEROGATION OF THE ARCHITECT'S COMMON LAW COPYRIGHT OR OTHER RESERVED RIGHTS.
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Landscape Area & Notes
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Landscape Graphics List
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