
COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT 

 
 

DATE:  August 11, 2021 
 
TO: Planning Commission 
 
FROM: Planning Staff 
 
SUBJECT: EXECUTIVE SUMMARY:  Consideration of a Coastal Development 

Permit, Design Review, and Non-Conforming Use Permit to allow the 
construction of a new 847 sq. ft. single-family residence with an attached 
one-car garage (224 sq. ft.), with a reduced 3 foot right side setback and 
13 feet 5-inch rear setback, where 5 feet and 20 feet are required, 
respectively, on a substandard 2,335 sq. ft. legal parcel located on 
Avenue Portola in the unincorporated El Granada area of San Mateo 
County.  The project includes a water mainline extension along Avenue 
Portola, between Coronado Street and The Alameda, the removal of one 
(1) Significant Pine tree 18-inch diameter at breast height, and minimal 
grading.  The Coastal Development Permit is not appealable to the 
California Coastal Commission. 

 
 County File Number:  PLN 2020-00167 (Freitas) 
 
 
PROPOSAL 
 
The applicant is seeking a Coastal Development Permit, Design Review approval, and a 
Non-Conforming Use Permit to allow the construction of an 847 sq. ft. one-story single-
family residence with an attached one-car (224 sq. ft.) garage on a legal 2,335 sq. ft. 
parcel located on Avenue Portola, between Coronado Street and The Alameda, in the 
unincorporated area of El Granada.  The lot has been legalized through a Certificate of 
Compliance (Type A, PLN 2019-00380).  To develop the substandard lot, the applicant 
is requesting a reduced right side setback to 3 feet, where 5 feet is required, and a 
reduced rear setback to 13 feet 5 inches, where 20 feet is required.  The project 
includes a water mainline extension along Avenue Portola between Coronado Street 
and The Alameda, removal of one Significant Pine tree 18-inch diameter at breast 
height on the project property, and minor grading. 
 
RECOMMENDATION 
 
That the Planning Commission approve the Coastal Development Permit, Design 
Review, and Non-Conforming Use Permit, County File Number PLN 2020-00167, by 
adopting the required findings and conditions of approval listed in Attachment A. 
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SUMMARY 
 
The proposed project has been evaluated and found to be in compliance with applicable 
General Plan policies with regards to visual quality, urban land use, water and 
wastewater policies, and soil resources.  The project complies with applicable Local 
Coastal Program (LCP) policies including visual resources and sensitive habitats, as the 
site is not identified as a habitat for sensitive wildlife or vegetation. 
 
On February 11, 2021, the Coastside Design Review Committee (CDRC) adopted 
findings to recommend project approval, pursuant to the Design Review Standards for 
One-Family Residential Development in the Midcoast, Section 6565.20 of the San 
Mateo County Zoning Regulations.  The findings are detailed in Attachment A of the 
staff report. 
 
Due to the substandard size of the parcel (2,335 sq. ft.) a non-conforming use permit is 
required to develop the parcel.  Additionally, the project requires a reduction of the side 
and rear setbacks to maximize the usable space on the lot.  This project was reviewed 
and conditionally approved by all applicable agencies including the Building Inspection 
Section and Coastside Fire Protection District.  The project complies with all other S-3 
District Development Standards with the exception of the encroachment into the side 
and rear yards.  The development of the parcel and encroachments would not be 
detrimental to the general public welfare or diminish the neighborhood.  All required 
findings for the non-conforming use permit can be made as detailed in Attachment A of 
the staff report. 
 
ENVIRONMENTAL EVALUATION 
 
The project is exempt from environmental review pursuant to the California 
Environmental Quality Act (CEQA) Guidelines, Section 15303 (a), which exempts 
construction of small structures including new single-family residences.  The parcel is 
served by all public services and the project is not located in an environmentally 
sensitive area. 
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BACKGROUND 
 
Report Prepared By:  Kanoa Kelley, Planner II, Email:  kkelley@smcgov.org 
 
Applicant/Owner:  Sean Freitas 
 
Location:  Avenue Portola, between Coronado Street and The Alameda, in El Granada 
 
APN:  047-208-120 
 
Size:  2,335 sq. ft. 
 
Existing Zoning:  R-3/S-3/DR/CD (Multiple Family Residential/Design Review/Coastal 
Development) 
 
General Plan Designation:  High Density Residential 
 
Local Coastal Plan Designation:  High Density Residential 
 
Williamson Act:  This parcel is not under a Williamson Act Contract. 
 
Parcel Legality:  The parcel has been legalized through a recorded Certificate of 
Compliance (Type A), PLN 2019-00380. 
 
Existing Land Use:  Vacant parcel 
 
Water Supply and Sewage Disposal:  Coastside County Water District (CCWD) and 
Granada Community Services District (GCSD).  A water mainline extension along 
Avenue Portola from Coronado Street to The Alameda is included in the project.  A 5/8-
inch water connection is assigned to the project parcel. 
 
Flood Zone:  The parcel is located within Zone X, areas of minimal flood hazard;  FEMA 
Community Panel 06081C0138F, effective August 2, 2017. 
 
Environmental Evaluation:  The project is exempt from environmental review pursuant 
to the California Environmental Quality Act (CEQA) Guidelines, Section 15303 (a), 
which exempts construction of small structures including new single-family residences.  
The parcel is served by all public services and the project is not located in an 
environmentally sensitive area. 
 
Setting:  The 2,335 sq. ft. parcel proposed for development is located east of Cabrillo 
Highway (Highway 1) in the unincorporated community of El Granada between 
Coronado Street and The Alameda.  Access will be provided off of Avenue Portola.  The 
site is currently vacant with two (2) trees and native vegetation on site. 
 
 

mailto:kkelley@smcgov.org
mailto:kkelley@smcgov.org
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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 complies with all applicable General Plan 
Policies, including the following: 

 
  Visual Quality 
 
  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 this policy within Design Review Zoning Districts of the 
County, including the midcoast area.  The Coastside Design Review 
Committee (CDRC) reviewed the project and found that the project complies 
with Policy 4.36. A discussion of compliance with design review standards is 
provided in Section A.3.b of this report. 

 
  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 proposed one-story single-family home meets the zoning district height 
standards and is compatible in design, scale and size with other residences 
located in the neighborhood within the limitations of the parcel size.  The 
appearance of mass and bulk of the single-family home is reduced by 
articulation of all exterior façades.  The design and materials of the single 
family home is complementary to other homes in the neighborhood, as 
supported by the Coastside Design Review Committee’s review and 
recommendation (see Section A.3.b of this report). 

 
  General Development Standards 
 
  Policy 8.40 (Parking Requirements) requires that minimum on-site parking 

requirements be regulated to (1) accommodate the parking needs of the 
development, (2) provide convenient and safe access, (3) prevent 
congestion of public streets, (4) establish orderly development patterns, and 
(5) discourage an over-reliance on auto travel to the exclusion of other travel 
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modes.  The parcel is regulated by chapter 3 of the San Mateo county 
Zoning Code.  This section requires 2 spaces for dwelling units having 2 or 
more dwelling units.  Section 6118 of the zoning code provides an exception 
to allow uncovered parking to accommodate the development of smaller 
lots.  The site will provide a one car garage and driveway parking space to 
prevent congestion of public streets and facilitate orderly development in 
urbanized areas with access to utilities and other infrastructure. 

 
  Water Supply 
 
  Policy 10.1 (Coordinate Planning) requires the County to coordinate water 

supply planning with land use and wastewater management planning to 
assure that the supply and quality of water is commensurate with the level of 
development planned in the area.  The Coastside County Water District 
(CCWD) has confirmed that adequate capacity is available for the new 
home and there is one 5/8-inch Non-Priority water service connection 
assigned to the subject parcel.  Additionally, a main line water extension will 
be required for this project as there is no water main line in Avenue Portola. 

 
  Wastewater 
 
  Policies11.1 and 11.2 (Adequate Wastewater Management and Coordinate 

Planning) require the County to plan for the provision of adequate 
wastewater management facilities to serve development in order to protect 
public health and water quality and to coordinate wastewater management 
planning with land use and water supply planning to assure that the capacity 
of sewerage facilities is commensurate with the level of development 
planned for an area.  Granada Community Services District has provided 
staff with a project review indicating that there is adequate capacity to serve 
the project, subject to conditions, including requiring the applicant to obtain 
a sewer permit variance due to the substandard parcel size. 

 
Soil Resources 
 
Policies 2.2 (Minimize Soil Erosion) and Policy 2.17 (Regulate 
Development to Minimize Soil Erosion and Sedimentation) seek to ensure 
that development proposals include measures to minimize soil erosion 
and sedimentation.  The recommended condition of approval requires 
implementation of Best Management Practices (BMPs) and an Erosion and 
Sediment Control Plan.  The Erosion and Sediment Control Plan must be 
implemented prior to the beginning of construction, and throughout the 
construction period.  Implementation of the Erosion and Sediment Control 
Plan and BMPs will ensure that all construction-related activities will 
minimize soil erosion and sedimentation generated from the project 
construction. 
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 2. Conformance with the Local Coastal Program 
 
  The project requires a Coastal Development Permit (CDP), not appealable 

to the California Coastal Commission, as the site involves the construction 
of a new single-family residence outside of the Single-Family Categorical 
Exclusion area.  Staff has determined that the project is in compliance with 
applicable Local Coastal Program (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.  
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 site is served by Coastside 
County Water District and Granada Community Services District and 
is designated by the General Plan for High-Density Residential Urban 
(16.1 – 32.0 dwelling units/acre) use.  The project proposal, at 19 
dwelling units/acre, complies with this policy. 

 
   Policy 1.23 (Timing of New Housing Development on the Mid-coast) 

limits the maximum number of dwelling units built in the urban mid-
coast to 40 units each year.  San Mateo County is not projected to 
exceed this maximum for the 2021 Calendar year. 

 
   Policy 1.36 (Half Moon Bay Airport Influence Area Requirements - 

Map 1.5) locates the project site in the Half Moon Bay Airport 
Influence Area (AIA).  The Half Moon Bay Airport Land Use 
Compatibility Plan (ALUCP) prohibits hazards to flight and outdoor 
stadiums or other high intensity uses within this area.  The project will 
construct a single-family home which is a low intensity use and will 
therefore comply with the ALUCP.  Regarding noise, the project site is 
located outside the Community Noise Equivalent Level (CNEL) airport 
noise exposure contours and is, therefore, not exposed to significant 
levels of aircraft noise. 

 
  b. Sensitive Habitats Component 
 
   Policy 7.3 (Protection of Sensitive Habitats) prohibits any land use or 

development which would have significant adverse impact on sensitive 
habitat areas and requires development in areas adjacent to sensitive 
habitats to be sited and designed to prevent impacts that could 
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significantly degrade the sensitive habitats.  The site is not located in 
an area identified as sensitive habitat in the Local Coastal Program.  
The site consists of ruderal vegetation and does not contain sensitive 
habitat.  Two (2) trees are proposed for removal, one significant 18-
inch diameter at breast height Pine tree and one non-significant palm 
tree.  Due to site constraints, the trees are in the development footprint 
and are unable to be preserved. 

 
  c. Visual Resources Component 
 
   Visual Resources Policy 8.12(a) (General Regulations) applies the 

Design Review Zoning District to urbanized areas of the Coastal Zone, 
which includes El Granada.  The project is, therefore, subject to 
Section 6565.20 of the Zoning Regulations (Standards for Design for 
One-family and Two-family Residential Development in the Midcoast).  
As discussed in Section A.3.b of this report, the CDRC considered this 
project at their regularly scheduled meeting on February 11, 2021.  
The CDRC determined that the project is in compliance with 
applicable Design Review Standards, and recommended approval.  
See further discussion in Section A.3.b. 

 
   Visual Resources Policy 8.13 (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) On-site grading is not extensive and only limited to standard 

construction activity. 
 
   (2) The proposed materials for the house, such as composition 

shingle roofing and lap siding painted in subdued earth tones will 
have a natural appearance. 

 
   (3) The proposed house design uses hipped and gabled roofs, clad 

with non-reflective, composite roof shingles as the primary roof 
material. 

 
   (4) The proposed residence will be a one-story building to minimize 

visual obstruction and the enhanced façade articulation bring the 
proposed structure to scale with the rest of the homes in the 
neighborhood. 

 
 3. Conformance with the Zoning Regulations 
 
  a. Conformance with S-3 District Development Standards 
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   The proposal includes a non-conforming use permit (NCUP) to allow 
the development of a substandard 2,335 sq. ft. parcel which requires a 
reduction of the right side setback to 3 feet to accommodate 
development, this encroachment and reduction in the minimum 
building site area is to be remedied with a NCUP.  Additionally, the 
applicant is requesting a reduced rear setback to 13 feet to 
accommodate an 86 square foot deck that is more than 18 inches 
above grade.  The proposal complies with all other R-3/S-3/DR/CD 
development standards, as indicated in the following table: 

 

 
S-3 Development 

Standards 
Proposed 

Minimum Site Area 5,000 sq. ft. 2,335 sq. ft. (legal site) 
to be remedied with 
NCUP 

Minimum Lot Area Per Dwelling Unit 1,250 sq. ft. 2,335 sq. ft. 

Maximum Building Site Coverage 1,167.5 sq. ft. 
(50% maximum) 

1,157 sq. ft. (49%) 

Minimum Front Setback 20 ft. 20 ft. 

Minimum Rear Setback 20 ft. 13 ft. 5(3/4) in. with a 
NCUP 

Minimum Right Side Setback 5 ft. 3 ft. with a NCUP 

Minimum Left Side Setback 5 ft. 5 ft.  

Maximum Building Height  36 ft./3 stories 15 ft./1 story 

Minimum Parking Spaces 1 covered  
1 uncovered 

1 car garage + 1 
uncovered in driveway 
(single-family 
dwellings on lots less 
than 3,500 sq. ft. in the 
Midcoast may provide 
uncovered parking 
spaces) 

 

  b. Conformance with Design Review District Standards 
 
   On February 11, 2021, the CDRC adopted findings to recommend 

project approval, pursuant to the Design Review Standards for One-
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Family Residential Development in the Midcoast, Section 6565.20 of 
the San Mateo County Zoning Regulations, specifically elaborated as 
follows: 

 
   (1) Section 6565.20 (C) SITE PLACEMENT AND STRUCTURE 

PLACEMENT; 2. Complement Other Structures in the 
Neighborhood; a. Privacy;  
 
The home design respects the privacy of other houses by 
employing a one-story design and locating and orienting windows, 
entrances, and the rear deck to minimize and mitigate direct views 
into neighboring properties. 

 
   (2) Section 6565.20 (D) ELEMENTS OF DESIGN; 1. Building Mass, 

Shape and Scale; b. Neighborhood Scale;  
 
The home respects the scale and feel of the neighborhood through 
a single-story design, and the building dimensions and shape, roof 
design, facade articulation, and materials are complementary to 
other homes in the neighborhood. 

 
   (3) Section 6565.20 (D) ELEMENTS OF DESIGN; 2. Architectural 

Style and Features; a. Architectural Style; 
 
The home uses an architectural style, design elements, and 
materials that are complementary to the neighborhood, including a 
Coastal Craftsman style, lap siding, natural colors, and asphalt 
composite roofing. 
 

The CDRD did not propose conditions of approval and made the 
following suggestion. 

 
    (a) Paint the front door a strong complementary but contrasting 

color to the siding and trim; consider royal blue. 
 
  c. Non -Conforming Use Permit Findings 
 
   The applicant has proposed to develop a non-conforming legal lot. 

The lot is 2,335 sq. ft. where the minimum lot size, per the S-3 district 
standards, is 5,000 square feet  In accordance with Section 6137 
(exceptions) of the Zoning Regulations, a Non-conforming Use Permit 
is being requested in order to develop the substandard parcel and 
maximize the footprint of the home through a reduction in side and 
rear yard setbacks.  Per Section 6503 and Section 6133.b(3) of the 
San Mateo County Zoning Regulations, in order to grant a Non-
conforming Use Permit for the development of a non-conforming 
parcel, the following findings must be made. 
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   (1) In order to grant the use permit as applied for or conditioned, the 
Planning Commission must find that the establishment, 
maintenance and/or conducting of the use will not, under the 
circumstances of the particular case, result in a significant 
adverse impact to coastal resources, or be detrimental to the 
public welfare or injurious to property or improvements in said 
neighborhood. 

 
    This project was reviewed and conditionally approved by all 

applicable agencies including the Building Inspection Section 
and Coastside Fire Protection District.  The project complies with 
all other S-3 District Development Standards with the exception 
of the encroachment into the side and rear yards.  The 
development of the parcel and encroachments would not be 
detrimental to the general public welfare or diminish the 
neighborhood. 

 
    (a) In order to grant a Non-conforming Use Permit for 

development of a non-conforming parcel (as defined in 
Section 6132.11), the Planning Commission must also find 
that: The proposed development is proportioned to the 
size of the parcel on which it is being built. 

 
     The proposed development is a modest 847 square foot 

single-family home which complies with all density, site 
coverage, and height requirements of the S-3 district.  The 
Coastside Design Review Committee has found the one-
story home to be compatible with the neighborhood in both 
scale and design, and the development is well suited to 
the substandard parcel. 

 
    (b) All opportunities to acquire additional contiguous land in 

order to achieve conformity with the Zoning Regulations 
currently in effect have been investigated and proven to be 
infeasible. 

 
     The two adjacent parcels at 578 The Alameda and 167 

Avenue Portola are developed with existing single-family 
homes under separate ownership.  There is not an 
opportunity in this area to purchase additional vacant 
space for the purposes of a merger. 

 
    (c) The proposed development is as nearly in conformance 

with the Zoning Regulations currently in effect as is 
reasonably possible. 
 



10 

The proposed development is seeking relief from the right 
side and rear setback requirements only.  The project is 
compliant with all other Zoning Regulations such as 
parking, density, site coverage, and height. 

 
    (d) Use permit approval does not constitute a granting of 

special privileges. 
 
The Non-conforming Use Permit does not constitute the 
granting of special privileges as the same consideration 
may be granted to any other party seeking to develop a 
similar substandard lot. 

 
B. ENVIRONMENTAL REVIEW 
 
 The project is exempt from environmental review pursuant to California 

Environmental Quality Act (CEQA) Guidelines, Section 15303(a), which exempts 
the construction of a single-family residence in an urbanized area.  The parcel will 
be served by all public services and the project is not located in an 
environmentally sensitive area. 

 
C. REVIEWING AGENCIES 
 
Building Inspection Section 
Drainage Section 
Department of Public Works 
Geotechnical Section 
Midcoast Community Council 
Coastside Fire Protection District 
Coastside County Water District  
Granada Community Services District (GCSD) 
 
ATTACHMENTS 
 
A. Recommended Findings and Conditions of Approval  
B. Location Map and Aerial Photo  
C. Plans 
D. Coastside Design Review Committee Recommendation Letter 
 
KAK:cmc – KAKFF0756_WCU.DOCX 
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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:  PLN 2020-00167 Hearing Date:  August 11, 2021 
 
Prepared By: Kanoa Kelley, Project Planner For Adoption By:  Planning Commission 
 
 
RECOMMENDED FINDINGS 
 
Regarding the Environmental Review, Find: 
 
1. That the project is exempt from environmental review pursuant to California 

Environmental Quality Act (CEQA) Guidelines, Section 15303(a), which exempts 
the construction of a single-family residence in an urbanized area.  The parcel will 
be served by all public services and the project is not located in an 
environmentally sensitive area. 

 
Regarding the Design Review, Find: 
 
2. That the project has been reviewed and 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, 
specifically elaborated as follows: 

 
 a. Section 6565.20 (C) SITE PLACEMENT AND STRUCTURE PLACEMENT; 

2. Complement Other Structures in the Neighborhood; a. Privacy;  
 
  The home design respects the privacy of other houses by employing a one-

story design and locating and orienting windows, entrances, and the rear 
deck to minimize and mitigate direct views into neighboring properties. 

 
 b. Section 6565.20 (D) ELEMENTS OF DESIGN; 1. Building Mass, Shape and 

Scale; b. Neighborhood Scale; 
 
  The home respects the scale and feel of the neighborhood through a single-

story design, and the building dimensions and shape, roof design, facade 
articulation, and materials are complementary to other homes in the 
neighborhood. 
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 c. Section 6565.20 (D) ELEMENTS OF DESIGN; 2. Architectural Style and 
Features; a. Architectural Style; 

 
  The home uses an architectural style, design elements, and materials that 

are complementary to the neighborhood, including a Coastal Craftsman 
style, lap siding, natural colors, and asphalt composite roofing. 

 
Regarding the Non-Conforming Use Permit, Find: 
 
3. That the establishment, maintenance and/or conducting of the use will not, under 

the circumstances of the particular case, result in a significant adverse impact to 
coastal resources, or be detrimental to the public welfare or injurious to property 
or improvements in said neighborhood. 

 
The project was reviewed and conditionally approved by all applicable agencies 
including the Building Inspection Section and Coastside Fire Protection District.  
The project complies with all other S-3 District Development Standards with the 
exception of the encroachments into the side and rear yards.  The development of 
the parcel and encroachments would not be detrimental to the general public 
safety. 
 

4. That the proposed development is proportioned to the size of the parcel on which 
it is being built. 
 
The proposed development is a modest 847 square-foot single-family home which 
complies with all density, site coverage, and height requirements in the S-3 
district.  The one-story home has been found to be compatible with the 
neighborhood in both scale and design, as concluded by the Coastside Design 
Review Committee, and is well suited to the substandard parcel. 
 

5. That the proposed development is proportioned to the size of the parcel on which 
it is being built. 

 
The proposed development is a modest 847 square-foot single-family home which 
complies with all density, site coverage, and height requirements in the S-3 
district.  The one-story home has been found to be compatible with the 
neighborhood in both scale and design, as concluded by the Coastside Design 
Review Committee, and is well suited to the substandard parcel. 
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6. That all opportunities to acquire additional contiguous land in order to achieve 
conformity with the zoning regulations currently in effect have been investigated 
and proven to be infeasible. 
 
The two adjacent parcels at 578 The Alameda and 167 Avenue Portola are 
developed with existing single-family homes under separate ownership.  There is 
not an opportunity in this area to purchase additional vacant space for the 
purposes of a merger. 
 

7. That the proposed development is as nearly in conformance with the zoning 
regulations currently in effect as is reasonably possible. 
 
The proposed development is seeking relief from the right side and rear yard 
setback requirements only.  The project is compliant with all other zoning 
regulations such as parking, density, site coverage, and height. 
 

8. That use permit approval does not constitute a granting of special privileges. 
 
The Use Permit does not constitute the granting of special privileges as the same 
consideration may be granted to any other party seeking to develop a 
substandard lot. 
 

 
Regarding the Coastal Development Permit, Find: 
 
9. That the project, as described in the application and accompanying materials 

required by Section 6328.7 of the San Mateo County Zoning Regulations and as 
conditioned in accordance with Section 6328.14 of the San Mateo County Zoning 
Regulations, conforms to the plans, policies, requirements and standards of the 
San Mateo County Local Coastal Program as described in Section A.2 of this staff 
report, dated August 11, 2021. 

 
10. That where the project is located between the nearest public road and the sea, 

that the project is in conformity with 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).  The project is not located between the nearest 
public road and the sea, therefore, this provision does not apply. 
 

11. That the project conforms to specific findings required by policies of the San 
Mateo County Local Coastal Program (LCP) relating to the Locating and Planning 
New Development, Sensitive Habitats, and Visual Resources components.  The 
project incorporates conditions to comply with erosion control requirements and 
the design is consistent with coastside design review standards for single-family 
residential buildings.  Furthermore, the project is not in or near a sensitive habitat 
area and conforms with the land use and density designations of the General Plan 
and Local Coastal Program. 
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RECOMMENDED CONDITIONS OF APPROVAL 
 
Current Planning Section 
 
1. The project shall be constructed consistent with the plans approved by the 

Planning Commission and in substantial conformance with the plans reviewed on 
August 11, 2021.  Any changes or revisions to the approved plans shall be 
submitted to the Community Development Director for review and approval prior 
to implementation.  Minor adjustments to the 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 Coastside Design Review 
Committee, with applicable fees to be paid. 

 
2. The final approval of the subject permits shall be valid for five (5) 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 one (1) year of the associated building permit’s 
issuance.  This approval may be extended by a 1-year increment with submittal of  
an application for permit extension and payment of applicable extension fees sixty 
(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). 
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 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 
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 Community Development Director. 

 
 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 applicant is responsible for ensuring that all contractors minimize the 
transport and discharge of pollutants from the project site into water bodies by 
adhering to the San Mateo Countywide Stormwater Pollution Prevention Program 
“General Construction and Site Supervision Guidelines,” below. 
 

 a. Stabilizing all denuded areas and maintaining erosion control measures 
continuously between October 1 and April 30.  Stabilizing shall include both 
proactive measures, such as the placement of hay bales or coir netting, and 
passive measures, such as revegetating disturbed areas with plants 
propagated from seed collected in the immediate area. 

 
 b. Storing, handling, and disposing of construction materials and wastes 

properly, so as to prevent their contact with stormwater. 
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 c. Controlling and preventing 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. 

 
 d. Using sediment controls or filtration to remove sediment when dewatering 

site and obtaining all necessary permits. 
 
 e. Avoiding cleaning, fueling, or maintaining vehicles on-site, except in a 

designated area where wash water is contained and treated. 
 
 f. Delineating with field markers clearing limits, easements, setbacks, sensitive 

or critical areas, buffer zones, trees, and drainage courses. 
 
 g. Protecting adjacent properties and undisturbed areas from construction 

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

 
 h. Performing clearing and earth-moving activities only during dry weather. 
 
 i. Limiting and timing applications of pesticides and fertilizers to prevent 

polluted runoff. 
 
 j. Limiting construction access routes and stabilizing designated access 

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

areas and sidewalks using dry sweeping methods. 
 
 l. The contractor shall train and provide instruction to all employees and 

subcontractors regarding the construction best management practices. 
 
7. 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 
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be parked on-site outside the public right-of-way. There shall be no storage 
of construction vehicles in the public right-of-way. 
 

8. 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. 
 

9. 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 p.m., Saturdays.  Said activities are 
prohibited on Sundays, Thanksgiving, and Christmas (San Mateo County 
Ordinance Code Section 4.88. 
 

10. 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. 
 

11. The applicant shall include a copy of the approval letter with conditions of 
approval on the top pages of the building plans. 
 

12. The applicant shall plant on-site one replacement tree using 15-gallon stock or 
greater for the tree removed.  An inspection will be required prior to approval of 
final inspection to verify the tree has been replanted. 

 
Building Inspection Section 
 
13. 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, the Geotechnical Section, the Department of Public Works, and the 
Coastside Fire Protection District.  No site disturbance shall occur, including any 
grading, until a building permit has been issued. 

 
Geotechnical Section 

 
14. A geotechnical report shall be submitted at the building permit stage with soil 

exploration, lab results, grading recommendations and foundation design. 
 

Department of Public Works 
 
15. The project shall comply with the San Mateo County Drainage Policy (Policy) and 

the San Mateo Countywide National Pollution Discharge Elimination System 
(NPDES) permit.  Prior to the issuance of the building permit (for Provision C3 
Regulated Projects), the applicant shall submit a plan with construction details 
conforming with County standards, and a drainage analysis including narrative 
and calculations showing pre-development and post-development runoff onto and 



18 

off of the parcel(s) demonstrating compliance with the Policy for review and 
approval by the Department of Public Works. 

 
16. 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 percent) 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. 

 
17. 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.  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 #3277. 
 

18. The applicant shall demonstrate, to the satisfaction of the Department of Public 
Works that the existing road access from the nearest "publicly" maintained 
roadway to the building site meets or exceeds the County's minimum standards 
for a standard sidewalk and driveway approach. 
 

Drainage Section 
 

19. At the time of building permit submittal, the applicant shall submit a Final Drainage 
Report stamped and signed by a registered Civil Engineer, a Final Grading and 
Drainage Plan stamped and signed by a registered Civil Engineer, and an 
updated C.3 and C.6 Checklist (if changes to the impervious areas have been 
made during the design phase). 

 
Coastside County Water District 
 
20. The project is required to comply with Coastside County Water District (CCWD) 

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. 

 
21. The applicant shall install a water main (pipeline extension) on Avenue Portola 

between Coronado Street and The Alameda in conformance with CCWD 
standards. 
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22. The water and fire services shall be correctly shown on all civil and utility plans 
submitted to CCWD during the building permit approval process. 

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

connection with a separate fire meter.  Please note that CCWD 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, there shall be no 
cross connections. 
 

Granada Community Services District 
 
24. The applicant must apply for a Sewer Permit Variance.  A sewer permit will not be 

issued until a Variance has been granted by the Board of Directors, and only one 
such Variance may be approved within a six-month period. 
 

Coastside Fire Protection District 
 
25. All buildings that have a street address shall have the number of that address on 

the building, mailbox, or other type of sign at the driveway entrance in such a 
manner that the number is easily and clearly visible from either direction of travel 
from the street.  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 of the driveway.  An address sign shall be placed at each 
break of the road where deemed applicable by the San Mateo County Fire 
Department.  Numerals shall be contrasting in color to their background and shall 
be no less than 4 inches in height and have a minimum 1/2-inch stroke.  Remote 
signage shall be a 6-inch by 18-inch green reflective metal sign. 

 
26. A fire alarm system shall be installed meeting California Fire and Building Codes 

and NFPA 72. 
 
27. The required fire flow shall be available from a County Standard 6-inch Wet Barrel 

Fire Hydrant.  The configuration of the hydrant shall have a minimum of one each 
4 1/2-inch outlet and one each 2 1/2-inch outlet located not more than 250 feet 
from the building measured by way of approved drivable access to the project site. 

 
28. Smoke alarms and carbon monoxide detectors shall be installed in accordance 

with the California Building and Residential Codes.  This includes the requirement 
for hardwired, interconnected detectors equipped with battery backup and 
placement in each sleeping room in addition to the corridors and on each level of 
the residence. 

 
29. An approved Automatic Fire Sprinkler System meeting the requirements of NFPA-

13D shall be required to be installed for your project.  Plans shall be submitted to 
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the San Mateo County Building Department for review and approval by the 
authority having jurisdiction. 

 
30. An interior and exterior audible alarm activated by automatic fire sprinkler system 

water flow shall be required to be installed in all residential systems.  All hardware 
must be included on the submitted sprinkler plans. 

 
31. A statement that the building will be equipped and protected by automatic fire 

sprinklers must appear on the title page of the building plans. 
 
KAK:cmc – KAKFF0756_WCU.DOCX 
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Call 1-800-929-3667 (DOOR) to contact an Overhead 
Door™ Distributor near you.

overheaddoor.com
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Choosing a Door
What to consider when selecting a door

Style
Whether your home is classic or contemporary,  we offer styles 

to best complement your home’s architecture. For a distinctive, 

custom look, choose insulated doors from our elegant Courtyard 

Collection®, Thermacore®  Collection, Impression Fiberglass 

Collection® or the custom fine wood doors of the Signature® 

Carriage Collection.

Safety
Our Impression Fiberglass Collection® doors provide peace of 

mind with pinch-resistant panels that help protect fingers. If 

you live in an area that is prone to high winds, ordered with the 

appropriate wind load options, our WindStorm™ doors provide 

reliable protection against high wind damage and offer fine 

craftsmanship, durability and style.

Comfort
If you live in a climate with extreme hot or cold temperatures, we 

recommend a well-insulated, thermally-efficient door to ensure 

your comfort. Some of our insulated doors, including the 

Courtyard Collection® and Thermacore® Collection, also feature 

a steel backing that lends a finished, clean look to your garage’s 

interior.

 

Courtyard Collection, Model 7520, X panel (167T), Brown finish, 
Stockbridge windows, decorative hardware



Signature® Carriage Wood
Premium wood doors – Models 9940, 9950, 9960

Panel styles
Doors provided in unfinished, stain-grade or paint-grade wood. 
Models are available with or without windows and with square or 
arched tops. 
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Vertical 
Board (R2)
(571 Kingston Wide)

Vertical 
Board (R1)
(571 Kingston Narrow)

Vertical 
Board (P2)
(570 Drake Wide)

Vertical 
Board (P1)
(570 Drake Narrow)

A Shaped 
Overlay (A)‡

(580 Sierra)

X Shaped
Overlay (X3)‡

(580 Dakota)

Diagonal (X)‡

(580 Buchanan)
X Shaped
Overlay (X3)
(570 Austin)

A Shaped 
Overlay (A3)
(570 Baxter)

X Shaped
Overlay (X3)
(570 Austin Grooved)

A Shaped 
Overlay (A3)
(570 Baxter Grooved)

Vertical 
Overlay (C4)‡

(580 Cruz)

Vertical 
Overlay (C2)‡

(580 Medina)

Horizontal/Grooved 
Overlay (HG)
(570 Castille Grooved)

Vertical 
Overlay (C3)‡

(580 Pizarro)

Horizontal 
Overlay (H)‡

(580 Ortega)

Parson Collection

Ponderosa Collection

Villa Madre Collection

‡ – insulated, R-value 4.75

Vertical 
Board (PR3)
(580 Bristol Wide)

Vertical 
Board (R4)
(580 Bristol Narrow)



Multiple designs and wood species options let you 
choose the perfect complement to your home with our 
style, window and glass options. 

World class construction of rail and stile frame adds 
strength.

Polystyrene insulation  can help diminish street noise 
and provide quieter door operation. R-value* of 4.75 
available for select models.

*Overhead Door Corporation uses a calculated door section R-value for our insulated doors.

Window styles
For full selection of windows please see page 34.

5

X Shaped
Overlay (X3)
(570 Austin Grooved)



4-2 4-4

Raised panel designs Model 3260 (454) Finger-jointed (RP1) or Solid 
(RP34)

1 car design shown. Both panels are also available for 2 car designs.
Decorative carved Raised panel designs available. Consult your 
Overhead Door™ Distributor for details.

False Sunray*

Plain short panel Plain long panel

*Molded designs with 
plastic inserts may not fit 
all panel sizes. Consult 
your distributor for 
availability.

Cathedral 

Traditional Wood Collection
Rail and stile wood doors – Models 3240, 3260

Panel styles
Recessed panel designs Model 3240 (450, 453) Light Framed (FP1) or 
Heavy Framed (FP2)

Window styles 

Clear glass comes standard with this product. Additional glass options 
are available, including 1/8” tempered and 1/8” double strength (DSB). 
Contact your local Overhead Door™ Distributor for more details.

4-2 4-3 4-4 4-6

Recessed panel windows Model 3240 (450, 453)

Raised panel windows Model 3260 (454) 

**Optional molded 
designs with plastic 
inserts may not fit all 
panel sizes. Consult your  
distributor for availability.

5-2 5-3 5-6

Real Sunray

Cathedral*

4 Panel – 2 over 2 2 Panel – 3 over 3

2 Panel – 4 over 4 2 Panel – 5 over 5

Plain short panel Plain long panel

4 Panel – 2 over 2 2 Panel – 3 over 3

2 Panel – 4 over 4 2 Panel – 5 over 5

6

Glass types

Eric
Rectangle

Eric
Rectangle



Raised panel Model 3260Recessed panel Model 3240

3240 Model panels pictured above are custom painted.

Cathedral Mortise and tenon joints are glued and steel-pinned for increased 
strength and durability. 

Shiplap section design provides weather-tight fit and smooth operation.

Rust resistant track and hardware are constructed of hot-dipped 
galvanized steel.

1 Recessed Panels are 
 constructed of 13/8” high   
 quality West Coast Hemlock.

3 Center of Recessed Panel is 
 constructed of durable, ¼” 
 exterior-grade hardboard.

1 Door Sections are constructed  
 of 13/8” thick finger-jointed   
 wood rails and stiles; with   
 solid stain-grade rails and   
 stiles as an option.

2 Raised Panels are constructed  
 of ¾” solid wood; edge-  
 glued panels.

2

3

1
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 MODEL 3240
Recessed panel

MODEL 3240
Recessed panel

MODEL 3260
Raised panel
(Paint grade)

MODEL 3260
Raised panel
(Stain grade)

Features hardboard 
flat panels, thin rails 

and stiles

Features hardboard 
flat panels, thick 
rails and stiles

Features Hemlock 
panels, stiles and 

rails (finger-jointed) 

Features Hemlock 
panels, stiles and rails 

(solid, one piece) 

Smooth plywood 
panel option 

available

Smooth plywood 
panel option 

available

Hardboard raised 
panel option 

available

Meranti Mahogany 
and Cedar panel 
options available

Eric
Rectangle
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SINGLE-FAMILY RESIDENCE CONSISTING OF TWO BEDROOMS, ONE BATHROOM. PRE-

MANUFACTURED TRUSSES TO BE UTILIZED WITH ASPHALT SHINGLE ROOFING. EXTERIOR 2X6 

WALLS WITH BATTEN AND BOARD & LAP SIDING FINISH. EXISTING UTILITIES AT THE SITE TO BE 

REROUTED. 

R-3/S-3/DR/CD

2019 CALIFORNIA BUILDING CODE (CBC)

2019 CALIFORNIA RESIDENTIAL CODE (RCR)

2019 CALIFORNIA MECHANICAL CODE (CMC)

2019 CALIFORNIA PLUMBING CODE (CPC)

2019 CALIFORNIA ENERGY CODE (CEC)

2019 CALIFORNIA GREEN BUILDING CODE (CGBS)

2019 CALIFORNIA ENERGY CODE (2019 CALIFORNIA 

ENERGY STANDARDS AS AMENDED BY THE STATE OF 

CALIFORNIA AND THE LOCAL JURISDICTION.

SAN MATEO COUNTY 

NAME (E) AREA (N) AREA NET CHANGE

CONDITIONED

LEVEL-1 0 SF 847 SF 847 SF

CONDITIONED 0 SF 847 SF 847 SF

UNCONDITIONED

GARAGE 0 SF 224 SF 224 SF

DECK 0 SF 86 SF 86 SF

UNCONDITIONED 0 SF 310 SF 310 SF

TOTAL: 0 SF 1157 SF 1157 SF

LOT SIZE LOT COVERAGE

(E) SF (N) SF CHANGE (E) SF (E) % (N) SF (N) %

CHANGE

(SF)

CHANGE

(%)

2763 SF 2763 SF 0 SF 0 SF 0.00% 1157 SF 41.87% 1157 SF 41.87%

SHEET TITLE
A0.11 COVER SHEET

A0.12 NOTES & CALGREEN

A0.13 COC LETTER

A1.10 SITE SURVEY

A1.11 SITE PLAN

A2.11 FLOOR PLANS

A3.11 ROOF PLAN

A5.00 PERSPECTIVE VIEWS

A5.11 ELEVATIONS

A5.12 ELEVATIONS

A6.11 BUILDING SECTIONS

AT.0 LIGHTING SHEETS

C-1 GRADING AND DRAINAGE PLAN

C-2 EROSION AND SEDIMENT CONTROL PLAN

SEAN FREITAS, ARCHITECT

100 GATEWAY DRIVE, SUITE 120,

LINCOLN, CA 95648

TEL: 916-580-9981

NICHOLAS OUSHAKOFF

100 GATEWAY DRIVE, SUITE 120,

LINCOLN, CA 95648

TEL: 916-580-9981

047-208-120

R-3/U R-3/U

V-B V-B

3 1

36' 13'-2"

50% 49.55%

0.30.5
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CLEAN UP AND START UP RESPONSIBILITIES:

1. AFTER COMPLETION OF THE WORK DESCRIBED IN THEIR RESPECTIVE CONTRACTS AND PRIOR TO 

ACCEPTANCE, THE GENERAL ENGINEERING CONTRACTOR, GENERAL CONTRACTOR AND 

SUBCONTRACTORS SHALL THOROUGHLY CLEAN ALL EXPOSED SURFACES OF THEIR RESPECTIVE 

WORK COMPLETED.

2. AFTER COMPLETION OF THE WORK DESCRIBED IN THEIR RESPECTIVE CONTRACTS AND PRIOR TO 

PROJECT ACCEPTANCE, THE GENERAL ENGINEERING CONTRACTOR, GENERAL CONTRACTOR AND 

SUBCONTRACTORS SHALL THOROUGHLY TEST AND PROPERLY START UP ALL PROJECT 

EQUIPMENT AS REQUIRED TO SECURE AND MAINTAIN SPECIFIED EQUIPMENT WARRANTIES. 

THE GENERAL ENGINEERING CONTRACTOR, GENERAL CONTRACTOR AND SUBCONTRACTORS 

SHALL REVIEW ALL MANUFACTURER'S RECOMMENDED OPERATIONS PROCEDURE WITH THE 

OWNER PRIOR TO PROJECT ACCEPTANCE.

3. THE GENERAL ENGINEERING CONTRACTOR, GENERAL CONTRACTOR AND SUBCONTRACTORS 

SHALL TAKE REASONABLE MEASURES TO ENSURE THAT SITE IS PREPPED AND MAINTAINED SO 

THAT NO EROSION TO STREET, NEIGHBORS, AND REAR LOT DRAIN OCCURS.

4. COORDINATE ALL WORK AS REQUIRED BY THE CONTRACT DOCUMENTS WITH THE OWNER, 

INCLUDING TEMPORARY STORAGE, LOADING, KEYING SYSTEMS, ETC., AND PROVIDE NECESSARY 

BARRICADES, SIGNS, BARRIERS, AND PROTECTION.

AREA OF WORK:

1. THE GENERAL ENGINEERING CONTRACTOR SHALL REMOVE ALL EXISTING LANDSCAPE MATERIAL 

NOT PROTECTED, CONCRETE PATIOS/WALKWAYS, YARD FENCING AND POST FOOTINGS, 

GARAGE STRUCTURE AND FOUNDATION, AND ALL ABANDONED UTILITIES. THE CONTRACTOR 

SHALL REMOVE EXISTING SITE LIGHTING AND IRRIGATION SYSTEM WITHIN THE AREA OF WORK, 

TERMINATE/CAP-OFF DISCONNECTION POINTS, AND TURN OVER ALL EXISTING SYSTEM 

COMPONENTS TO THE OWNER FOR FUTURE USE. ALL TOP SOIL SHALL BE REMOVED AND 

STORED FOR USE IN FINISH GRADING.

2. HAZARDOUS MATERIALS: IN THE EVENT THAT HAZARDOUS MATERIALS ARE ENCOUNTERED IN 

THE PREMISES DURING THE EXECUTION OF THE WORK, NOTIFY THE OWNER IMMEDIATELY AND 

DO NOT PROCEED UNTIL DIRECTED. FOLLOW ALL CAL OSHA REQUIREMENTS.

HOURS OF CONSTRUCTION:

1. NORMAL AND CUSTOMARY CONSTRUCTION ACTIVITY SHALL INCLUDE ANY CONSTRUCTION 

ACTIVITY CONDUCTED MONDAY THROUGH FRIDAY, 6:00 A.M. TO 8:00 P.M., AND SATURDAYS 

8:00 A.M. TO 6:00 P.M., EXCLUDING FEDERAL HOLIDAYS PER CCR 6.14B.

SCOPE:

1. THE CONSTRUCTION CONTRACT RELATED TO THE WORK OF THIS PROJECT IS HEREBY MADE A 

PART OF THESE DRAWINGS AS THOUGH FULLY CONTAINED THEREIN.

2. THE GENERAL ENGINEERING CONTRACTOR, GENERAL CONTRACTOR AND SUBCONTRACTORS 

SHALL COMPLETE ALL WORK REQUIRED TO RECEIVE A CERTIFICATE OF OCCUPANCY FROM THE 

BUILDING OFFICIAL HAVING JURISDICTION OVER THIS PROJECT. THE SCOPE OF PERMIT 

COMPLIANCE WORK IS INCLUDED IN THE GENERAL CONTRACT FOR CONSTRUCTION OF THIS 

PROJECT. THE GENERAL ENGINEERING CONTRACTOR, GENERAL CONTRACTOR AND 

SUBCONTRACTORS SHALL BE RESPONSIBLE FOR AND GOVERNED BY ALL OF THE REQUIREMENTS 

THEREUNDER.

3. PRIOR TO CONTRACT APPROVAL, THE GENERAL ENGINEERING CONTRACTOR, GENERAL 

CONTRACTOR AND SUBCONTRACTORS SHALL VISIT THE PROJECT SITE, AND BY THEIR OWN 

INVESTIGATION, DETERMINE EXISTING SITE CONDITIONS AS TO THE QUANTITIES OF MATERIALS, 

LABOR HOURS, AND ANY OTHER COST ASSOCIATED WITH WORK THAT IS TO BE DONE UNDER 

THEIR CONTRACT AND AS REQUIRED TO PASS ALL BUILDING PERMIT INSPECTIONS. ALL 

MODIFICATIONS REQUIRED BY THE INSPECTION AUTHORITY SHALL BE MADE BY EACH 

SUBCONTRACTOR AT THEIR EXPENSE.

4. PRIOR TO CONTRACT APPROVAL, THE GENERAL ENGINEERING CONTRACTOR, GENERAL 

CONTRACTOR AND SUBCONTRACTORS  SHALL VERIFY AND CONFIRM THE DESIGN 

REQUIREMENTS OF ALL NEW AND EXISTING ARCHITECTURAL, STRUCTURAL, PLUMBING, 

MECHANICAL, AND ELECTRICAL SYSTEMS AND REPORT ANY AMBIGUITIES OR DISCREPANCIES 

CONTAINED IN THE CONTRACT TO THE OWNER IN WRITING. ALL MODIFICATIONS REQUIRED TO 

COMPLETE THE CONTRACT RESULTING FROM AMBIGUITIES OR DISCREPANCIES NOT REPORTED 

PRIOR TO CONTRACT APPROVAL SHALL BE MADE BY EACH SUBCONTRACTOR AT THEIR EXPENSE.

APPLICABLE LAWS, ORDINANCES, REGULATIONS AND STANDARDS:

1. THE GENERAL ENGINEERING CONTRACTOR, GENERAL CONTRACTOR AND SUBCONTRACTORS 

SHALL CONFORM TO THE LATEST APPLICABLE, ADOPTED EDITION OF THE CALIFORNIA CODE OF 

REGULATIONS, TITLE-24, CALIFORNIA BUILDING CODE, CALIFORNIA PLUMBING CODE, 

CALIFORNIA MECHANICAL CODE, CALIFORNIA ELECTRICAL CODE, AND ALL LOCAL CODES AND 

ORDINANCES REQUIRED TO RECEIVE A CERTIFICATE OF OCCUPANCY FROM THE BUILDING 

OFFICIAL HAVING JURISDICTION OVER THE PROJECT.

2. THE GENERAL ENGINEERING CONTRACTOR, GENERAL CONTRACTOR AND SUBCONTRACTORS 

SHALL PERFORM ALL WORK REQUIRED BY APPLICABLE BUILDING CODES AND REGULATIONS TO 

PASS ALL REQUIRED BUILDING INSPECTIONS.

3. EACH SUBCONTRACTOR MUST BE A SPECIALIST IN THEIR FIELD. EACH SUBCONTRACTOR SHALL, 

PRIOR TO THE SUBMISSION OF HIS BID OR PERFORMANCE OF WORK, NOTIFY THE GENERAL 

CONTRACTOR OF ANY WORK CALLED OUT IN THE DRAWINGS OR PROJECT MANUAL IN HIS 

TRADE THAT CANNOT BE FULLY GUARANTEED OR CONSTRUCTED ACCORDING TO THE DESIGN 

INTENT.

PERMITS, LICENSES, INSPECTIONS, AND FEES:

1. THE OWNER SHALL BE RESPONSIBLE FOR OBTAINING ALL REQUIRED PLAN REVIEW, PERMIT, 

LICENSE, AND INSPECTION APPROVALS. ALL FEES REQUIRED FOR APPROVAL SHALL BE PAID BY 

THE OWNER.

GUARANTEE:

1. THE GENERAL ENGINEERING CONTRACTOR, GENERAL CONTRACTOR AND SUBCONTRACTORS 

SHALL GUARANTEE THAT ALL WORK REQUIRED TO CONSTRUCT THE PROJECT BE A COMPLETE 

WORKING SYSTEM AND SHALL OPERATE FREE FROM DEFECTS IN WORKMANSHIP AND 

MATERIALS. THE CONTRACTOR AGREES TO REPLACE, WITHOUT EXPENSE TO THE OWNER, ANY 

PROJECT COMPONENTS WHICH THE OWNER DETERMINES TO BE DEFECTIVE WITHIN ONE (1) 

CALENDAR YEAR FROM THE DATE OF FINAL CONTRACT ACCEPTANCE.

DATA AND MEASUREMENTS:

1. DRAWING DATA CONTAINED HEREIN IS AS EXACT AS COULD BE DETERMINED WITHIN THE 

PROJECT DESIGNER'S DESIGN SCOPE OF SERVICES RENDERED. AS SUCH THE ABSOLUTE 

ACCURACY OF THE DESIGN DATA IS NOT GUARANTEED. THE GENERAL ENGINEERING 

CONTRACTOR, GENERAL CONTRACTOR AND SUBCONTRACTORS  SHALL ENDEAVOR TO OBTAIN, 

VERIFY AND CONFIRM EXACT DESIGN DATA ON SITE AND SUITABLY ADAPT THE WORK TO 

CONFORM TO EXACT CONDITIONS ON SITE. THE CONTRACTOR SHALL REPORT ANY DESIGN DATA 

AMBIGUITIES OR DISCREPANCIES CONTAINED IN THE CONTRACT TO THE OWNER IN WRITING. 

ALL MODIFICATIONS REQUIRED TO ADAPT THE WORK SHALL BE MADE BY THE CONTRACTOR AT 

THE CONTRACTOR'S EXPENSE.

2. DO NOT SCALE THE DRAWINGS.  WRITTEN DIMENSIONS AND ACTUAL BUILDING 

MEASUREMENTS TAKE PRECEDENCE OVER SCALED DRAWING INFORMATION.

3. DIMENSIONS TO DOORS, WINDOWS, AND OPENINGS ARE NOMINAL WIDTHS. REFER TO THE 

MANUFACTURER FOR ACTUAL ROUGH OPENINGS.

4. ALL WALL DIMENSIONS ARE ACTUAL, FACE OF STUD TO FACE OF STUD. WALL FINISH 

DIMENSIONS ARE NOT TAKEN INTO ACCOUNT AND ARE THE RESPONSIBILITY OF THE 

CONTRACTOR AND SUBCONTRACTORS TO DETERMINE PROPER CLEARANCES.

5. NOTES ARE AN AID TO THE CONTRACTOR IN UNDERSTANDING THE WORK AND SHOULD NOT BE 

CONSTRUED AS BEING COMPLETE IN EVERY DETAIL. IT IS THE RESPONSIBILITY OF THE 

CONTRACTOR TO BECOME THOROUGHLY FAMILIAR WITH THE WORK, AND REPORT ALL 

DISCREPANCIES BETWEEN THE DRAWINGS AND THE ACTUAL CONDITIONS TO THE ARCHITECT.

6. DIMENSIONS MARKED AS "V.I.F." SHALL BE VERIFIED IN THE FIELD BY THE CONTRACTOR.

7. DIMENSIONS ARE NOT ADJUSTABLE WITHOUT APPROVAL OF THE ARCHITECT, UNLESS NOTED AS 

+/-.

SUBSTITUTIONS FOR SPECIFIED MATERIALS:

1. SPECIFIC TRADE NAMES MENTIONED IN THE DRAWINGS ARE FOR THE PURPOSES OF 

ESTABLISHING MINIMUM STANDARDS OF QUALITY, STYLE OR TYPE, AND SHALL NOT BE 

CONSTRUED TO RESTRICT SUBSTITUTIONS. ALL SUBSTITUTIONS SHALL BE SUBMITTED TO AND 

APPROVED BY THE OWNER IN WRITING WITHIN A SUFFICIENT TIME FRAME AS NOT TO DELAY 

PROJECT COMPLETION.

2. SUBSTITUTIONS SHALL NOT BE ALLOWED WITHOUT PRIOR APPROVAL FROM BOTH THE

ARCHITECT AND THE OWNER. CONSIDERATION WILL BE GIVEN TO LIFE SAFETY, FIRE RATING,

ACOUSTICS, WATERPROOFING, STRUCTURAL INTEGRITY, HANDICAPPED ACCESSIBILITY AND 

AESTHETICS WHEN ASSESSING PROPOSED SUBSTITUTIONS.

GENERAL NOTES
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LEGEND: LANDSCAPING
PROPOSED PLANTING: FOR COMPLETE LIST OF PLANT TYPES, COUNTS, 

NAMES, BOTANICAL NAMES, LIGHTING REQUIREMENTS, AND WATER USE 

SEE "PLANTING SCHEDULE"

LANDSCAPE HEADERBOARD: COMPOSITE LANDSCAPE EDGING.

GENERAL NOTES: LANDSCAPING
1. ALL SHRUB AREAS SHALL BE COMPLETELY COVERED WITH A 3" LAYER OF DECORATIVE (CONTRASTING)

WALK-ON BARK. PROVIDE SAMPLE TO OWNER'S REPRESENTATIVE FOR APPROVAL PRIOR TO 

INSTALLATION.

2. FIELD ADJUST TREES AS NECESSARY TO MAINTAIN THE FOLLOWING MINIMUM CLEARANCES:

A. 8 FEET CLEARANCE FROM SEWER OR WATER LINES.

B. 5 FEET CLEARANCE FROM STORM DRAIN, JOINT TRENCH AND FIRE HYDRANTS

C. 15 FEET FROM STREET LIGHTS

D. 25 FEET FROM STOP SIGNS/STOP LIGHTS.

3. SEE SOIL TESTING NOTES (IF APPLICABLE) FOR SOIL AMENDMENT AND FERTILIZER RATES.

4. TREES TO RECIEVE ROOTBARRIER IF PLANTED WITHIN 5' OF HARDSCAPE. 

5. CERTIFICATION OF COMPLETION TO BE COMPLETED BY THE CONTRACTOR FOR EACH HOUSE INSTALLED 

AND EXCEEDS 500 SQ.FT. OF LANDSCAPE AREA. THE CERTIFICATION OF COMPLETION TO CONTAIN THE 

FOLLOWING INFORMATION:

A. DATE, PROJECT NAME, PROJECT APPLICANT NAME, TELEPHONE AND MAILING ADDRESS, PROJECT 

ADDRESS AND LOCATION, AND PROPERTY OWNER NAME, TELEPHONE AND MAILING ADDRESS.

B. CERTIFICATION BY LICENSED LANDSCAPE CONTRACTOR WHO INSTALLED THE LANDSCAPING AND 

IRRIGATION.  WHERE SIGNIFICATE CHANGES ARE MADE IN THE FIELD DURING CONSTRUCTION "AS-

BUILT" OR RECORD DRAWINGS SHALL BE INCLUDED. A COPY OF THE IRRIGATION PLAN OR RECORD 

DRAWING SHALL BE PLACED WITH THE IRRIGATION CONTROLLER.

C. IRRIGATION SCHEDULING PARAMETERS USED TO SET THE CONTROLLER.

D. LANDSCAPE AND IRRIGATION MAINTENANCE SCHEDULE

E. IRRIGATION AUDIT REPORT.

F. SOILS ANALYSIS REPORT. (IF APPLICABLE)

6. IRRIGATION AUDIT SHALL BE CONDUCTED BY A THIRD PARTY IRRIGATION AUDITOR.  LANDSCAPE AUDITS 

SHALL NOT BE CONDUCTED BY THE PERSON WHO DESIGNED THE LANDSCAPE OR INSTALLED THE 

LANDSCAPE.  THE APPLICANT SHALL SUBMIT AN IRRIGATION AUDIT REPORT WITH THE CERTIFICATE OF 

COMPLETION TO THE LOCAL AGENCY THAT MAY INCLUDE, BUT IS NOT LIMITED TO: INSPECTION, SYSTEM 

TUNE-UP, SYSTEM TEST WITH DISTRIBUTION UNIFORMITY, REPORTING OVERSPRAY OR RUN OFF THAT 

CAUSES OVERLAND FLOW, AND PREPARATION OF AN IRRIGATION SCHEDULE, INCLUDING CONFIGURING 

IRRIGATION CONTROLLERS WITH APPLICATION RATE, SOIL TYPES, PLANT FACTORS, SLOPE, EXPOSURE AND 

OTHER FACTORS NECESSARY FOR ACCURATE PROGRAMMING.

GENERAL NOTES: SOIL TESTING (IF APPLICABLE)
1. COORDINATE SOIL TESTING IN AN EXPEDITIOUS AND TIMELY MANNER AS REQUIRED FOR ON-SITE 

MATERIALS. RESPONSIBILITY OF CONTRACTING WITH A SOIL LABORATORY SHALL BE BORNE BY 

CONTRACTOR. COST OF SAMPLING AND TESTING SHALL BE INCLUDED IN CONTRACT PRICE. TWO (2) 

SAMPLES ARE REQUIRED. CONTRACTOR TO COLLECT SAMPLES IN THE PRESENCE OF OWNER'S 

REPRESENTATIVE. SAMPLES LOCATIONS TO BE IDENTIFIED ON PLAN.

2. EACH SAMPLE SHALL BE SUBMITTED TO A LABORATORY. THE LABORATORY MUST BE APPROVED BY THE 

OWNER. SUBMIT SAMPLE SIZES AS REQUIRED BY LABORATORY.

3. AS A MINIMUM, SOIL SAMPLES SHALL BE ANALYZED FOR: PH, SALINITY, AMMONIA, PHOSPHATE, 

POTASSIUM, CALCIUM, MAGNESIUM, BORON, AND SODIUM LEVELS. LABORATORY TO PROVIDE 

APPRAISAL OF CHEMICAL PROPERTIES, INCLUDING PARTICLE SIZE AND RECOMMENDATIONS FOR TYPES 

AND QUANTITIES OF AMENDMENTS AND FERTILIZERS. CONTRACTOR TO ADVISE TESTING LAB THAT THE 

FOLLOWING AMENDMENTS ARE TO BE  INCLUDED IN RECOMMENDATIONS: GRO-POWER PLUS 

(MINIMUM RATE OF 150 LBS/1000 SQ.FT.) AND 90% BARK BASE PRODUCT, 1/4 INCH SIZE, TREATED WITH 

NITROGEN, 1/2-0-0. (MINIMUM RATE OF 4 CY PER 1000 SF.)

TREE SCHEDULE:

PINE TREE

PALM TREE

TREE # TREE TYPE TRUNK SIZE (BREAST HEIGHT) DRIPLINE

1

2

3

4 PALM TREE

PINE TREE

10" 4'

18" 15'

20" 10'

8" 8'
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1/8" = 1'-0"

SITE PLAN
1

1. ALL CONSTRUCTION MATERIALS AND WORKMANSHIP SHALL CONFORM TO THE CITY  STANDARD 

SPECIFICATIONS.

2. THE CONTRACTOR IS RESPONSIBLE FOR DETERMINING THE EXACT LOCATION OF ALL EXISTING UTILITIES 

AND FOR THE PROTECTION OF AND REPAIR OF DAMAGE TO THEM.  CONTACT UNDERGROUND SERVICE 

ALERT 1-800-642-2444, 48 HOURS BEFORE WORK IS TO BEGIN.

3. THE CONTRACTOR SHALL PROVIDE EROSION, SEDIMENT, AND POLLUTION CONTROL BEST MANAGEMENT 

PRACTICES (BMPS) WHEN AND WHERE APPLICABLE.

4. DIRECT ALL NEW DOWNSPOUTS ONTO NATURAL GROUND OR LANDSCAPED AREAS WHERE FEASIBLE.

5. NO PERMANENT STRUCTURE (INCLUDING WITHOUT LIMITATION GARAGES, PATIOS, CONCRETE SLABS, 

TOOL SHED, ROOF OVERHANGS AND SIMILAR STRUCTURES) SHALL BE CONSTRUCTED ON TOP OF WATER, 

SEWER OR DRAINAGE PIPELINES OR ANYWHERE WITHIN THE ASSOCIATED UTILITY EASEMENTS.

6. STORM WATER PROTECTION MEASURES SHALL BE IMPLEMENTED AT THE INITIAL PHASE OF 

CONSTRUCTION ACTIVITY. PROJECTS SHALL PREVENT EROSION AND RETAIN SOIL RUNOFF ON THE SITE 

THROUGH THE USE OF A BARRIER SYSTEM, WATTLE OR OTHER APPROVED METHOD.

7. SITE SHALL BE GRADED TO PREVENT SURFACE WATER FROM ENTERING BUILDINGS. SITE PLANS SHALL 

INDICATE HOW THE SITE GRADING WILL MANAGE SURFACE FLOWS. LOTS SHALL BE GRADED TO DRAIN 

SURFACE WATER AWAY FROM FOUNDATION WALLS. THE GRADE SHALL FALL A MINIMUM OF 6 INCHES 

WITHIN THE FIRST 10 FEET (5%).

8. IMPERVIOUS SURFACES WITHIN 10 FEET OF THE BUILDING SHALL BE SLOPED A MINIMUM OF ¼” PER FOOT 

(2%) AWAY FROM THE FOUNDATION.

SITE PLAN NOTES:

LEGEND: SITE PLAN

1/8" = 1'-0"

LANDSCAPING PLAN
2

BOXWOOD

ESCALLONIA

FLAX LILY

WESTRINGA

DWARF YEDDA HAWTHORN

Planting Schedule

MARK COUNT PLANT TYPE NAME BOTANICAL NAME LIGHT NEED

WATER

USE

FL 3 PERENNIAL FLAX LILY DIANELLA REVOLUTA PARTIAL SUN LOW

E 4 SHRUB ESCALLONIA ESCALLONIA SPP. & CVS. PARTIAL SUN LOW

BOX 5 BOXWOOD,

SHRUB

AFRICAN

BOXWOOD

MYRSINE AFRICANA PARTIAL SUN LOW

DYH 2 SHRUB DWARF YEDDA

HAWTHORN

RHAPHIOLEPIS

UMBELLATA

PARTIAL SUN LOW

WEST 4 GROUNDCOVER,

SHRUB

LOW HORIZON

WESTRINGIA

WESTRINGIA FRUTICOSA PARTIAL SUN LOW

18

51 SF 

LANDSCAPED 

AREA

106 SF 

LANDSCAPED 

AREA

482 SF OF TOTAL 

LANDSCAPED 

AREA

"PROVIDE DRIP SYSTEM"

NEW RESIDENCE

325 SF 

LANDSCAPED 

AREA

WOOD CHIPS

PAVER STEP STONE

WOOD CHIPS GROUND 

COVER, TYP

PAVER STEPPING 

STONES



REF

W D

DW

DW

WD

ADDITIONAL FLOOR PLAN NOTES:
1. CONTRACTOR SHALL COORDINATE EQUIPMENT, UTILITIES, AND SIZE WITH CASEWORK FABRICATOR AND 

SUB-CONTRACTORS. ALL REQUIRED UTILITIES PER MANUFACTURERS INSTRUCTIONS SHALL BE ROUTED 

BY A LICENSED PROFESSIONAL.

2. MANUFACTURER'S INSTALLATION INSTRUCTIONS FOR LISTED APPLIANCES SHALL BE AVAILABLE TO THE 

FIELD INSPECTOR AT THE TIME OF INSPECTIONS PER 2019 CRC SEC. R106.1.2.

3. WATER-RESISTANT GYPSUM BOARD SHALL NOT BE INSTALLED OVER CLASS I OR II VAPOR RETARDER IN A 

SHOWER OR TUB COMPARTMENT AND SHALL NOT BE USED WHERE THERE WILL BE DIRECT EXPOSURE TO 

WATER, OR IN AREAS SUBJECT TO CONTINUOUS HIGH HUMIDITY PER 2019 CRC SEC. R702.3.8 & 

R702.3.8.1

4. GLAZING IN AREAS SUBJECT TO HUMAN IMPACT SHALL BE OF SAFETY GLAZING MATERIALS SUCH AS 

WIRED GLASS, LAMINATED GLASS, TEMPERED GLASS, OR SAFETY PLASTIC AND TESTED IN ACCORDANCE 

WITH CPSC 16 AND CFR 1201. SEC. R308.3, CRC. 

5. ALL WASTE VENTING SHALL BE PLACED MORE THAN 10' FROM, OR NOT LESS THAN 3' ABOVE, AN 

OPERABLE WINDOW, DOOR, OPENING, AIR INTAKE, OR VENT SHAFT, OR NOT LESS THAN 3' IN EVERY 

DIRECTION FROM A LOT LINE, ALLEY AND STREET EXCEPTED.

6. KITCHEN TO HAVE A DEDICATED EXHAUST FAN TO THE OUTSIDE. IF EQUIPPED WITH INTERMITTENT 

OPERATED EXHAUST FAN, MINIMUM 100 CFMNS IS REQUIRED. IF EQUIPPED WITH CONTINUOUSLY 

OPERATED EXHAUST FAN AT 5 AIR CHANGES PER HOUR. THE RANGE HOOD OVER STOVE MAY COMPLY 

WITH VENTED TO OUTSIDE WITH A MINIMUM VENTILATION RATE OF 100 CFM. 

LEGEND: FLOOR PLAN

DOORS: MAKE/MODEL - AS SELECTED BY OWNER - CAULK ALL EXTERIOR JOINTS 

(TYP). SEE IN VIEW FOR TYPE, LOCATION & SIZE. SEE SCHEDULE SHEETS FOR 

ABBREVIATIONS.

MATERIAL: AS SELECTED BY OWNER, U.N.O.

FRAME: AS SELECTED BY OWNER, U.N.O.

HARDWARE: AS SELECTED BY OWNER, U.N.O.

WINDOWS: MAKE/MODEL - AS SELECTED BY OWNER - CAULK ALL EXTERIOR JOINTS 

(TYP). SEE IN VIEW FOR TYPE, LOCATION & SIZE. SEE SCHEDULE FOR TYPES.

EGRESS: ALL EGRESS WINDOWS SILL HEIGHTS SHALL NOT BE GREATER THAN 44" 

A.F.F.

SHOWER ENCLOSURE: MAKE/MODEL - AS SELECTED BY OWNER

SMOOTH, HARD, NON-ABSORBENT SURFACE OVER A MOISTURE PROOF BARRIER 

TO A HEIGHT OF 72" (MIN) ABOVE DRAIN INLET SLOPING 1/4":12" TOWARD 

FLOOR DRAIN AND AS REQUIRED PER THE CURRENT ADOPTED EDITION OF THE 

CBC. PROVIDE FLOOR DRAIN CENTERED ON FLOOR. PLACE SHOWER COLUMN 

SPRAYING AWAY FROM SHOWER ACCESS. PROVIDE MOISTURE SEALED, 

LATCHING, TEMPERED GLASS SHOWER ENCLOSURE DOOR PANEL IN COMPLIANCE 

WITH CBC. PROVIDE PRESSURE VALVE OR THERMOSTATIC MIXING VALVE TO 

LIMIT WATER TEMPERATURE TO 120 DEGREES FAHRENHEIT PER SEC 418, CPC. 

WATER USAGE FOR SINGLE SHOWERHEADS: < 2.0 GPM @ 80 PSI. WATER USAGE 

FOR MULTIPLE SHOWERHEADS: < COMBINED FLOW RATE OF ALL SHOWERHEADS 

AND/OR OTHER SHOWER OUTLETS CONTROLLED BY A SINGLE VALVE SHALL NOT 

EXCEED 2.0 GPM @ 80 PSI OR ONLY ONE SHOWER OUTLET IS TO BE IN 

OPERATION AT A TIME.

REFRIGERATOR: MAKE/MODEL - AS SELECTED BY OWNER

33" CLEAR SPACE. PROVIDE RECESSED COLD WATER BIB AND SHUT-OFF 

FOR ICE MAKER. PROVIDE ELECTRICAL OUTLET AT +42". 

CABINETRY: MAKE/MODEL - AS SELECTED BY OWNER

COUNTER TOPS: MAKE/MODEL - AS SELECTED BY OWNER

BACKSPLASHES: MAKE/MODEL - AS SELECTED BY OWNER

CONTRACTOR SHALL COORDINATE EQUIPMENT, UTILITIES, AND SIZE WITH 

CASEWORK FABRICATOR AND SUB-CONTRACTORS.

KITCHEN SINK: MAKE/MODEL - AS SELECTED BY OWNER

DBL. BOWL W/ GARBAGE DISPOSAL & AIR GAP FOR DISHWASHER. MAX 8" BOWL 

DEPTH. PROVIDE LEVER TYPE HARDWARE. WATER USAGE: < 1.8 GPM @ 60 PSI; 

TEMPORARY INCREASE TO 2.2 GPM ALLOWED BUT SHALL DEFAULT TO 1.8 GPM.

RANGE: MAKE/MODEL - AS SELECTED BY OWNER

30" WIDE, GAS. PROVIDE MICROWAVE WITH BUILT-IN HOOD, LIGHT, AND FAN TO 

EXTERIOR. PROVIDE MIN 15" WIDE CUTTING BOARD IN ADJACENT CABINET.

HOOD: VENT DIRECTLY TO OUTSIDE EXHAUSTING A MIN. OF 100 CFM. CMC AND 

ENERGY CODE. THE FAN MUST BE LISTED AT 3 SONE OR LESS. RATING MUST BE 

BASED ON A .25 WATER COLUMN OR GREATER. COMPLIANCE 4.6.5, 4.6.7 & 

ASHRAE 62.2

WATER CLOSET: MAKE/MODEL - AS SELECTED BY OWNER

WATER CLOSET STALLS SHALL BE LOCATED IN A SPACE NOT LESS THAN 30" CLEAR 

WIDTH AND SHALL HAVE A CLEAR SPACE IN FRONT OF THE WATER CLOSET STOOL 

NOT LESS THAN 24" U.N.O. WATER USAGE: < 1.28 GAL/FLUSH

SINK: MAKE/MODEL - AS SELECTED BY OWNER

PROVIDE MIRROR ON WALL BEHIND AND TOWEL RING.

WATER USAGE: < 1.2 GPM @ 60 PSI

DISHWASHER: MAKE/MODEL - AS SELECTED BY OWNER

24" WIDE X 24" DEEP W/ AIR GAP.

CASED OPENING: ARCH OPENING W/ DECORATIVE WOOD TRIM. COLOR AS 

SELECTED BY OWNER.

NEW INTERIOR WALL CONSTRUCTION: 2X6 D.F. STUDS @ 16" O.C. FINISH AS 

SELECTED BY OWNER

NEW EXTERIOR WALL CONSTRUCTION - 2X6 D.F. STUDS @ 16" O.C. FINISH

AS SELECTED BY OWNER. SEE STRUCTURAL SHEETS  FOR LOCATION AND TYPE 

OF ADDITIONAL SHEAR PANEL REQUIREMENTS. SEE EXTERIOR ELEVATIONS 

FOR LOCATION AND TYPE OF EXTERIOR FINISH. U.N.O.

EXT CONCRETE PAD-1: LENGTH TO MATCH DOOR X 36" MIN. DEPTH X 4" THICK 

CONCRETE PAD (MIN) @ EXTERIOR DOORWAYS AND GRADE-MOUNTED 

MECHANICAL EQUIPMENT. SLOPE PAD 1/4":12" AWAY FROM BUILDING EDGE. 

PROVIDE 7.75" MAX STEP FOR IN-SWINGING DOORS AND 1" MAX FOR EXTERIOR 

SWINGING DOORS BETWEEN TOP OF PAD AND THRESHOLD. (TYP)

WASHER AND DRYER: MAKE/MODEL - AS SELECTED BY OWNER

REQUIRED DRYER VENT DUCT SHALL EXHAUST TO EXTERIOR WITH A MINIMUM 

OPENING OF 100 SQ. IN. MAKE-UP AIR OF 100 SQ. IN. IS REQUIRED FOR ROOMS 

CONTAINING A DRYER AND MAY COME FROM OPENING ABOVE DOOR INTO THE 

HALLWAY. MAKE-UP AIR MAY NOT COME FROM OR EXHAUST TO THE OUTSIDE.

SHELF & POLE: MAKE/MODEL - AS SELECTED BY OWNER

TS

CA

RF

S1

S2

RA

DW

WC

WD

SP

SEE: 13 / A7.11

SEE: 12 / A7.11

LEGEND: DIMENSIONS

ROOM NAME

R101
A: AREA

CLG:CLG HT
L X W

D#
RM #

WIDTH x HEIGHT
FAMILY - COMMENTS

W#
RM #

--
WIDTH x HEIGHT

TYPE -
COMMENTS

WINDOW SYMBOL:  DOOR NUMBER, ROOM NUMBER, DOOR SIZE, STYLE, AND 

COMMENTS.

WINDOW NOTES:

1. SEE SCHEDULE SHEETS FOR WINDOW TYPES.

ROOM SYMBOL: ROOM NAME, ROOM NUMBER, NET AREA, CEILING HEIGHT, 

AND LENGTH BY WIDTH MEASUREMENTS. 

FLOOR FINISH: SELECTED BY OWNER. ANY AREAS WHERE WATER IS PRESENT 

FLOORING IS TO BE NON-ABSORBENT TILE OR VINYL FLOORING.

WALL FINISH: AS SELECTED BY OWNER, U.N.O.

CEILING FINISH: AS SELECTED BY OWNER, U.N.O.

DOOR SYMBOL:  DOOR NUMBER, ROOM NUMBER, DOOR SIZE, STYLE, AND 

COMMENTS. 

DOOR NOTES:

1. DOORS NOT DIMENSIONED TO ARE CNTR LOCATED BETWEEN ADJ WALLS.

2. SEE SCHEDULE SHEETS FOR DOOR TYPES.

CONCRETE: SEE SCHEDULES FOR ADDITIONAL INFORMATION.

LEGEND: FLOOR FINISH

1. ANY AREAS WHERE WATER IS PRESENT FLOORING IS TO BE NON-ABSORBENT TILE OR VINYL FLOORING.

NOTES: FLOOR FINISH

LAMINATE OR HARDWOOD: SEE SCHEDULES FOR ADDITIONAL INFORMATION.
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A: 192 SF

GARAGE

R100

CLG:9'

A: 332 SF

GREAT RM.

R101

CLG:9'

A: 79 SF

HALL

R102

CLG:9'

A: 89 SF

BED1

R103

CLG:9'

A: 49 SF

BATH1

R104

CLG:9'

A: 134 SF

M. BED

R105

CLG:9'

D100
R101

3' - 0" x 6' - 8"
ES-D

D112
R100

8' - 0" x 8' - 0"
RU20PD-D

D111
R100

2' - 8" x 6' - 8"
IS

D104
R105

2' - 6" x 8' - 0"
IS

D109
R103

2' - 6" x 8' - 0"
IS

D108
R104

2' - 6" x 8' - 0"
IS

D110
R103

4' - 0" x 6' - 8"
IBPS

D103
R102

5' - 0" x 6' - 8"
IPB

W106
R103

--

4' - 0" x 5' - 0"
SGL

W107
R101

3' - 0" x 4' - 0"
SHG

W105
R104

--

2' - 0" x 2' - 0"
AWN

W100
R101
TEMP

3' - 0" x 1' - 0"
AWN

3

3

ATTIC ACCESS

1

A6.11

2

A6.11

69' - 4"

69' - 4"

W108
R103

--

4' - 0" x 5' - 0"
SGL

D101
R102

2' - 0" x 6' - 8"
IS

W101
R101

3' - 0" x 5' - 0"
SHG

W102
R101

--

4' - 0" x 5' - 0"
FIX

D105
R105

4' - 0" x 6' - 8"
IBPS

D106
R105

4' - 0" x 6' - 8"
IBPS

D107
R105

6' - 0" x 8' - 0"
EXOSFL

W104
R105

--

6' - 0" x 1' - 6"
AWN

D102
R102

6' - 0" x 8' - 0"
EXOSFL

W103
R101

3' - 0" x 5' - 0"
SHG

PROJECT:

SHEET:

SHEET: OF SHEETS

TITLE:

THIS PROJECT IS NOT APPROVED FOR CONSTRUCTION 

UNLESS THE DRAWINGS ARE STAMPED AND WET SIGNED BY 

THE ARCHITECT AND THE BUILDING AUTHORITY HAVING 

JURISDICTION OVER THE PROJECT.

ISSUES:
Project Issue Date:

Project Status:

Sheet Issue Date:

Revision Number:

Revision Date:

DESIGN REVIEW DRAWING

GRAPHIA® IS A REGISTERED TRADEMARK OF

SEAN FREITAS. THESE DRAWINGS ARE

INSTRUMENTS OF SERVICE AND ARE THE

PROPERTY OF SEAN FREITAS, ARCHITECT. ALL

DESIGN INFORMATION CONTAINED IN THESE

DRAWINGS ARE FOR USE ONLY ON THIS

SPECIFIED PROJECT AND SHALL NOT BE USED

OTHERWISE WITHOUT EXPRESSED WRITTEN

PERMISSION OF SEAN FREITAS, ARCHITECT

© 1992-2021. ALL RIGHTS RESERVED.

I
N

T
E

C

O

NO. C23563

REN. 7/21
E

S
T

A
T

F
ACF L I

R

O

N

ES

S

L
I

E
E

C

A

N
D A R C

RFP .

S

E
I

A
T

IT

H

A

A   R   C   H   I   T   E   C   T   U   R   E

&   E   N   G   I   N   E   E   R   I   N   G

100 GATEWAY DRIVE,  SUITE 120

G  R  A  P  H  I  A

LINCOLN, CA 95648

(916) 209-9890

Sean@GRAPHIA.com

GRAPHIA.com

THIS PROJECT IS NOT APPROVED FOR CONSTRUCTION 

UNLESS THE DRAWINGS ARE STAMPED AND WET SIGNED BY 

THE ARCHITECT AND THE BUILDING AUTHORITY HAVING 

JURISDICTION OVER THE PROJECT.

C
LI

E
N

T
:

E
m

a
il

:
T

e
l:

NOT FOR 

CONSTRUCTION

20190110

N
E

W
 S

IN
G

LE
 F

A
M

IL
Y

 R
E

S
ID

E
N

C
E

F
R

E
IT

A
S

 F
A

M
IL

Y

A2.11

FLOOR PLANS

..

..

1/22/21

0
4
7

-2
0
8

-1
2

0
 A

V
E

N
U

E
 P

O
R

T
O

L
A

,
E

L
 G

R
A

N
A

D
A

, 
C

A

9
1

6
-5

8
0

-9
9

8
1

F
R

E
IT

A
S

 F
A

M
IL

Y

2
5

1
5

 A
N

V
IL

 C
O

U
R

T
,

S
E

A
N

@
G

R
A

P
H

IA
.C

O
M

R
O

C
K

LI
N

, 
C

A
 9

5
7

6
5

K
A

T
H

LE
E

N
 F

R
E

IT
A

S

1/4" = 1'-0"

LEVEL-1 FLOOR PLAN
1



1

1

A5.11

1

A5.12 2

A5.12

1

A5.112

AA

CC

1
6

' 
- 

1
0

 1
/2

"

49' - 4" 20' - 0"

1
0

' 
- 

1
1

"
5

' 
- 

1
1

 1
/2

"

49' - 4" 20' - 0"

1
6

' 
- 

1
0

 1
/2

"

1
0

' 
- 

1
1

"
5

' 
- 

1
1

 1
/2

"

BB

2

2

3

3

1

A6.11

2

A6.11 1
4

1
' A

B
O

V
E

 S
E

A
 L

E
V

E
L

69' - 4"

69' - 4"

4
:1

2
4

:1
2

4
:1

2
4

:1
2

4
:1

2

4:12 4:12

LEGEND: ROOF PLAN

ROOF FASCIA GUTTER-1: 5" HIGH X 4" DEEP  X26 GA METAL FASCIA  GUTTER 

PAINT 3-COAT.COLOR AND STYLE AS SELECTED BY OWNER. PROVIDE 

DOWNSPOUT AT EACH END OF GUTTER RUN UNLESS GUTTER TOTAL LINEAR 

LENGTH IS LESS THAN 15'-0" TYP, U.N.O.

ATTIC VENTILATION CALCULATION

TRUSS SYSTEM NOTE:
IF IT IS ELECTED THAT ROOF FRAMING IS A PREMANUFACTURED TRUSS SYSTEM, TRUSS MANUFACTURER 

AND CONTRACTOR SHALL VERIFY ALL JOB CONDITIONS AND DIMENSIONS BEFORE BUILDING TRUSSES AND 

INSTALLING.

SEAN FREITAS, ARCHITECT. LIMITS ITS RESPONSIBILITY TO INFORMATION REPRESENTED THEREIN AND THE 

INTENDED USE THEREOF AND ASSUMES NO RESPONSIBILITY FOR ACTUAL AS-BUILT CONDITIONS AND 

ACTUAL DIMENSIONS AS USED BY THE TRUSS MANUFACTURER.

ROOF VENT-1: O'HAGIN VENTILATION; 72 SQ. IN. TAPERED LOW PROFILE 

MODEL. COLOR AND STYLE TO MATCH ROOFING TILE.

ADDITIONAL ROOF NOTES:
1. ALL OPENINGS PERTAINING TO ATTIC VENTILATION SHALL BE COVERED IN 1/8" CORROSION 

RESISTANT, NON-COMBUSTIBLE METAL MESH. SEC. R806.2, CRC. U.N.O.

2. WHERE VALLEY FLASHING IS INSTALLED, ROOF VALLEYS SHALL BE NO. 26 GAUGE GALVANIZED SHEET 

METAL OVER MINIMUM 72 LB. CAP SHEET. SEC R327.5, CRC.

3. ROOF GUTTERS SHALL BE PROVIDED WITH A MEANS TO PREVENT THE ACCUMULATION OF LEAVES 

AND DEBRIS. SEC. R327.5, CRC.

4. ROOF COVERING, WHERE THE ROOF PROFILE ALLOWS A SPACE BETWEEN THE ROOF COVERING AND 

ROOF DECKING, THE SPACES SHALL BE CONSTRUCTED TO PREVENT THE INTRUSION OF FLAMES AND 

EMBERS, BE FIRESTOPPED WITH APPROVED MATERIALS OR HAVE ONE LAYER OF NO. 72 ASTM CAP 

SHEET INSTALLED OVER THE COMBUSTIBLE DECKING.

5. VENT AND ROOF STACKS SHALL PROJECT THE MINIMUM DISTANCE REQUIRED BY CODE. PAINT VENTS 

AND STACKS TO MATCH ROOF MATERIAL COLORS. LOCATED IN AREA LEAST VISIBLE FROM STREET 

AND CONCEAL IN DORMER VENTS WHENEVER POSSIBLE.

6. ALL VENTS AND ROOF STACKS TO HAVE RAIN PROTECTION CAPS WHERE POSSIBLE.

ROOFING ASPHALT SHINGLES-1: CLASS "A" 15-YEAR (ARCHITECTURAL GRADE) 

ASPHALT COMPOSITION ROOFING OVER 2-LAYERS 30 LB FELT AND PLYWOOD 

SHEATHING. TYP. COLOR AND STYLE TBD.

OVERHANG: 1'-0" TYP

UNDERSIDE FINISH: TONGUE AND GROOVE BOARDS PAINT 3-COAT

-USE 6 (XX) O'HAGIN ROOF VENTS (72 SQ. IN. NFVA EACH) LOCATED IN VIEW. 3 HIGH & 3 LOW.
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1/4" = 1'-0"

ROOF PLAN
1

SQUARE FEET SQUARE INCHES

TOP VENTS BOT VENTSAREA

REQ. NFVA

(A/300)

REQ. NFVA IN

SI (NFVA*144)
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IS - INTERIOR SINGLE IBPS - INTERIOR 

BYPASS SINGLE

ES-D - EXTERIOR 

SINGLE 

(DECORATIVE)

EXOSFL - EXTERIOR 

SINGLE FULL LITE

RUGD - ROLL-UP GARAGE DOORES - EXTERIOR SINGLE

ESFL - EXTERIOR SINGLE FULL 

LITE 

IP - INTERIOR PAIRIPB - INTERIOR PAIR 

BIFOLD

SGL - SINGLE SLIDER SHG - SINGLE HUNG

WIDTH

SC - SINGLE CASEMENT DC - DOUBLE CASEMENTDHG - DOUBLE HUNG

FIX - FIXED

H
E
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L
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DGL - DOUBLE SLIDER FIX-T - TRANSOM WINDOW

H
E

IG
H

T

SPEC: OVERHEAD DOOR CO, RECESSED PANEL 

MODEL 3240, STYLE 4-2 W/ PLAIN SHORT PANEL 

GLAZING
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DOOR TYPES WINDOW TYPES

DOOR NO. ROOM NO. WIDTH HEIGHT TYPE STYLE NOTES

GARAGE FF

112 100 8' - 0" 8' - 0" RU20PD-D

LEVEL-1 FF

100 101 3' - 0" 6' - 8" ES-D DECORATIVE

101 102 2' - 0" 6' - 8" IS

102 102 6' - 0" 8' - 0" EXOSFL

103 102 5' - 0" 6' - 8" IPB

104 105 2' - 6" 8' - 0" IS

105 105 4' - 0" 6' - 8" IBPS

106 105 4' - 0" 6' - 8" IBPS

107 105 6' - 0" 8' - 0" EXOSFL

108 104 2' - 6" 8' - 0" IS

109 103 2' - 6" 8' - 0" IS

110 103 4' - 0" 6' - 8" IBPS

111 100 2' - 8" 6' - 8" IS THREE PANEL

WINDOW NO. ROOM NO.

WINDOW (VERIFY ROUGH OPENING W/ MANF)

HEAD HEIGHT NOTESWIDTH HEIGHT GLAZING TYPE

LEVEL-1 FF

100 101 3' - 0" 1' - 0" TEMP AWN 7' - 8"

101 101 3' - 0" 5' - 0" SHG 8' - 0"

102 101 4' - 0" 5' - 0" -- FIX 8' - 0"

103 101 3' - 0" 5' - 0" SHG 8' - 0"

104 105 6' - 0" 1' - 6" -- AWN 8' - 0"

105 104 2' - 0" 2' - 0" -- AWN 8' - 0"

106 103 4' - 0" 5' - 0" -- SGL 8' - 0"

107 101 3' - 0" 4' - 0" SHG 8' - 0"

108 103 4' - 0" 5' - 0" -- SGL 8' - 0"

ROOM NO. ROOM NAME

CEILING ROOM SIZE (VIF)

NET AREA REMARKSCLG HT WIDTH LENGTH

LEVEL-1 FF

100 GARAGE 9' 9' - 11" 19' - 5" 192 SF

101 GREAT RM. 9' 13' - 7" 24' - 5" 332 SF

102 HALL 9' 3' - 9" 21' - 2" 79 SF

103 BED1 9' 9' - 1" 9' - 9" 89 SF

104 BATH1 9' 5' - 4" 9' - 1" 49 SF

105 M. BED 9' 10' - 1" 13' - 4" 134 SF

DOOR SCHEDULE WINDOW SCHEDULE

DOOR NOTES WINDOW NOTES

ROOM SCHEDULE

ROOM NOTES
1. ALL WINDOWS TO BE PROPERLY WEATHERPROOFED WHEN INSTALLING.

2. WINDOW FLASHING SHALL BE IN ACCORDANCE WITH CRC 703.4.

3. GC TO COORDINATE SUBMITTAL & FIELD VERIFY ROUGH OPENING SIZES PRIOR TO PURCHASE.

4. SASHES NOTED AS EGRESS, EMERGENCY ESCAPE AND RESCUE OPENINGS, SHALL HAVE A MINIMUM NET CLEAR OPENING OF 5.7 SQUARE FEET. THE MINIMUM NET 

CLEAR OPENING HEIGHT DIMENSION SHALL BE 24". THE MINIMUM NET CLEAR OPENING WIDTH DIMENSION SHALL BE 20". OPENING SHALL HAVE THE FINISHED SILL 

HEIGHT NOT GREATER THAN 44" ABOVE FINISHED FLOOR.

5. SAFETY GLAZING IS REQUIRED AT LOCATIONS WHERE BOTTOM EDGE OF WINDOW IS LESS THAN 60" ABOVE A STANDING SURFACE AND DRAIN INLET IN A BUILDING 

WALL WHICH ENCLOSES A TUB OR SHOWER PER CBC 2406.4.5.

1. ALL INTERIOR WALL/CEILING FINISHES SELECTED BY OWNER, U.N.O. ON FLOOR PLAN SHEET.

2. GARAGE FLOOR SHALL BE SLOPED TO FACILITATE THE MOVEMENT OF LIQUIDS TO DRAIN OR TOWARD THE MAIN VEHICLE ENTRY DOORWAY. R309.1

3. GARAGE CEILING: BASE LAYER 5/8" TYPE X GYPSUM WALLBOARD APPLIED AT RIGHT ANGLES TO 2X10 WOOD JOISTS W/ 1 1/4" TYPE W OR S DRYWALL SCREWS @ 16" 

O.C. FACE LAYER 5/8" TYPE X GYPSUM WALLBOARD OR GYPSUM VENEER BASE APPLIED AT RIGHT ANGLES TO JOISTS W/ 1 7/8" TYPE W OR S DRYWALL SCREWS 12"

O.C. AND INTERMEDIATE JOISTS AND 1 1/2" TYPE G DRYWALL SCREWS 12" O.C. PLACED 2" BACK ON EITHER SIDE OF END JOISTS. JOISTS OFFSET 16" FROM BASE 

LAYER JOISTS. WOOD SUPPORTS 1/2" MIN PLYWOOD WITH EXTERIOR GLUE APPLIED AT RIGHT ANGLES TO JOISTS W/ 8d NAILS.

4. GARAGE WALLS: ONE LAYER 5/8" TYPE X GYPSUM WALLBOARD OR GYPSUM VENEER BASE APPLIED PARALLEL OR AT RIGHT ANGLES TO EACH SIDE OF 2X4 WOOD 

STUDS 24" O.C. WITH 6d COATED NAILS, 1 7/8" LONG, 0.0915" SHANK, 1/4" HEADS, 7" O.C.

1. ALL EXTERIOR DOORS TO BE PROPERLY WEATHERPROOFED WHEN INSTALLING.

2. FIRE RATED DOORS ARE TO BE SOLID CORE 1-3/8" THICK OR 20-MIN FIRE RATED W/ SELF-CLOSING DEVISE. 

3. LOUVERED DOOR SHALL PROVIDE A MIN. OPENING OF 100 SQ. IN. FOR MAKE-UP AIR. CMC 504.4.1

4. DOOR FLASHING SHALL BE IN ACCORDANCE WITH CRC 703.4.

5. GC TO COORDINATE SUBMITTAL & FIELD VERIFY ROUGH OPENING SIZES PRIOR TO PURCHASE.

6. FIXED AND SLIDING PANELS OF SLIDING DOOR ASSEMBLIES AND PANELS IN SWINGING DOORS OTHER THAN WARDROBE DOORS SHALL CONTAIN A SAFETY GLAZING PER 

CBC 2406.4

FRONT DOOR: KROSSWOOD CRAFTSMAN SERIES



LEGEND: ELEVATIONS EXTERIOR

DOORS-1: MAKE/MODEL AS SELECTED BY OWNER. CAULK ALL EXTERIOR 

JOINTS (TYP). SEE FLOOR PLAN FOR TYPE, LOCATION & SIZE. TYP. U.N.O.

WINDOWS-1: MAKE/MODEL - AS SELECTED BY OWNER. CAULK ALL EXTERIOR 

JOINTS (TYP). SEE FLOOR PLAN FOR TYPE, LOCATION & SIZE. TYP. U.N.O. 

PANEL STYLE: THREE-PANEL SMOOTH OR AS SELECTED BY OWNER.

ADDITIONAL ELEVATION NOTES:

1. ADDRESS NUMBERS WITH CONTRASTING  BACKGROUND SHALL BE CLEARLY VISIBLE FROM THE STREET OR 

ROAD FRONTING PROPERTY. ADDRESS SHALL BE ARABIC NUMBERS OR ALPHABETICAL LETTERS. NUMBERS 

SHALL BE A MINIMUM OF 4 INCHES HIGH WITH A MINIMUM STROKE WIDTH OF 1/2 INCH.

2. GRADE CONDITIONS MAY VARY FOR INDIVIDUAL SITE FROM THAT SHOWN. BUILDER SHALL VERIFY AND 

COORDINATE PER ACTUAL SITE CONDITIONS.

3. INSTALL ALL PRE-MANUFACTURED MATERIALS PER MANUFACTURERS REQUIREMENTS, 

RECOMMENDATIONS AND SPECIFICATIONS. INSTALLATION REQUIREMENTS TO BE PROVIDED BY BUILDER.

4. ALL FOAM TRIM IS ATTACHED WITH AN ACRYLIC BASED GLUE.

5. EXTERIOR PORCH CEILINGS SHALL BE NON-COMBUSTIBLE MATERIAL, IGNITION RESISTANT MATERIAL OR 

ONE LAYER OF 5/8” TYPE X EXTERIOR RATED GYPSUM SHEATHING APPLIED BEHIND AN EXTERIOR 

COVERING ON THE UNDERSIDE OF THE PORCH CEILING.

6. FLOOR PROJECTIONS SHALL BE NON-COMBUSTIBLE MATERIAL, IGNITION RESISTANT MATERIAL OR ONE 

LAYER OF 5/8” TYPE X EXTERIOR RATED GYPSUM SHEATHING APPLIED BEHIND AN EXTERIOR COVERING ON 

THE UNDERSIDE OF THE FLOOR PROJECTION.

7. DECKING SHALL BE 1-1/4 INCH MINIMUM THICKNESS SOLID WOOD OR A PRODUCT APPROVED BY OSFM 

BLM.

8. PROVIDE MECHANICAL AND GRAVITY OUTDOOR AIR INTAKE OPENINGS PER 2019 CRC SECTION R303.5.1.

FRAME: VINYL - COLOR: CLAY

GRID PATTERN: 2X1 UPPER PANEL

2X4 TRIM & SHUTTERS WHERE OCCURS: PAINT 3-COAT AS SELECTED BY 

OWNER.

2X4 TRIM WHERE OCCURS: PAINT 3-COAT AS SHOWN ON ELEVATIONS

CLASS "A" ASPHALT SHINGLES: SEE ROOF PLAN FOR ADDITIONAL INFORMATION

DOORS-1: MAKE/MODEL - (SBO) SLIDING GLASS DOOR. CAULK & FLASH ALL 

EXTERIOR JOINTS (TYP) PER MANUFACTURER'S SPECIFICATIONS.

2X4 TRIM WHERE OCCURS: PAINT 3-COAT AS SHOWN ON ELEVATIONS

FRAME: VINYL - COLOR: CLAY

ROOF FASCIA GUTTER-1: SEE ROOF PLAN FOR ADDITIONAL INFORMATION

LAP SIDING: HARDIE PLANK FIBER CEMENT LAP SIDING (CEDARMILL) OVER 2-LAYERS 

OF GRADE D BUILDING PAPER AND 3/8" MIN. OSB SHEATHING. COLOR: SEE 

ELEVATIONS.
2X4 TRIM OVER 1X SPACER, KEY FOR STUCCO: PAINT 3-COAT TRIM.

MATERIALS:

2X4 TRIM OVER 1X SPACER, KEY FOR STUCCO: PAINT 3-COAT TRIM.

BOARD & BATTEN SIDING: HARDIE VERTICAL SIDING (CEDARMILL) W/ BATTEN @ 

16" O.C. OVER 2-LAYERS OF GRADE D BUILDING PAPER AND 3/8" MIN. OSB 

SHEATHING. COLOR: SEE ELEVATIONS

HARDIE (CEDARMILL) BATTEN @ 16" O.C.
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LEGEND: ELEVATIONS EXTERIOR

DOORS-1: MAKE/MODEL AS SELECTED BY OWNER. CAULK ALL EXTERIOR 

JOINTS (TYP). SEE FLOOR PLAN FOR TYPE, LOCATION & SIZE. TYP. U.N.O.

WINDOWS-1: MAKE/MODEL - AS SELECTED BY OWNER. CAULK ALL EXTERIOR 

JOINTS (TYP). SEE FLOOR PLAN FOR TYPE, LOCATION & SIZE. TYP. U.N.O. 

PANEL STYLE: THREE-PANEL SMOOTH OR AS SELECTED BY OWNER.

ADDITIONAL ELEVATION NOTES:

1. ADDRESS NUMBERS WITH CONTRASTING  BACKGROUND SHALL BE CLEARLY VISIBLE FROM THE STREET OR 

ROAD FRONTING PROPERTY. ADDRESS SHALL BE ARABIC NUMBERS OR ALPHABETICAL LETTERS. NUMBERS 

SHALL BE A MINIMUM OF 4 INCHES HIGH WITH A MINIMUM STROKE WIDTH OF 1/2 INCH.

2. GRADE CONDITIONS MAY VARY FOR INDIVIDUAL SITE FROM THAT SHOWN. BUILDER SHALL VERIFY AND 

COORDINATE PER ACTUAL SITE CONDITIONS.

3. INSTALL ALL PRE-MANUFACTURED MATERIALS PER MANUFACTURERS REQUIREMENTS, 

RECOMMENDATIONS AND SPECIFICATIONS. INSTALLATION REQUIREMENTS TO BE PROVIDED BY BUILDER.

4. ALL FOAM TRIM IS ATTACHED WITH AN ACRYLIC BASED GLUE.

5. EXTERIOR PORCH CEILINGS SHALL BE NON-COMBUSTIBLE MATERIAL, IGNITION RESISTANT MATERIAL OR 

ONE LAYER OF 5/8” TYPE X EXTERIOR RATED GYPSUM SHEATHING APPLIED BEHIND AN EXTERIOR 

COVERING ON THE UNDERSIDE OF THE PORCH CEILING.

6. FLOOR PROJECTIONS SHALL BE NON-COMBUSTIBLE MATERIAL, IGNITION RESISTANT MATERIAL OR ONE 

LAYER OF 5/8” TYPE X EXTERIOR RATED GYPSUM SHEATHING APPLIED BEHIND AN EXTERIOR COVERING ON 

THE UNDERSIDE OF THE FLOOR PROJECTION.

7. DECKING SHALL BE 1-1/4 INCH MINIMUM THICKNESS SOLID WOOD OR A PRODUCT APPROVED BY OSFM 

BLM.

8. PROVIDE MECHANICAL AND GRAVITY OUTDOOR AIR INTAKE OPENINGS PER 2019 CRC SECTION R303.5.1.

FRAME: VINYL - COLOR: CLAY

GRID PATTERN: 2X1 UPPER PANEL

2X4 TRIM & SHUTTERS WHERE OCCURS: PAINT 3-COAT AS SELECTED BY 

OWNER.

2X4 TRIM WHERE OCCURS: PAINT 3-COAT AS SHOWN ON ELEVATIONS

CLASS "A" ASPHALT SHINGLES: SEE ROOF PLAN FOR ADDITIONAL INFORMATION

DOORS-1: MAKE/MODEL - (SBO) SLIDING GLASS DOOR. CAULK & FLASH ALL 

EXTERIOR JOINTS (TYP) PER MANUFACTURER'S SPECIFICATIONS.

2X4 TRIM WHERE OCCURS: PAINT 3-COAT AS SHOWN ON ELEVATIONS

FRAME: VINYL - COLOR: CLAY

ROOF FASCIA GUTTER-1: SEE ROOF PLAN FOR ADDITIONAL INFORMATION

LAP SIDING: HARDIE PLANK FIBER CEMENT LAP SIDING (CEDARMILL) OVER 2-LAYERS 

OF GRADE D BUILDING PAPER AND 3/8" MIN. OSB SHEATHING. COLOR: SEE 

ELEVATIONS.
2X4 TRIM OVER 1X SPACER, KEY FOR STUCCO: PAINT 3-COAT TRIM.

MATERIALS:

2X4 TRIM OVER 1X SPACER, KEY FOR STUCCO: PAINT 3-COAT TRIM.

BOARD & BATTEN SIDING: HARDIE VERTICAL SIDING (CEDARMILL) W/ BATTEN @ 

16" O.C. OVER 2-LAYERS OF GRADE D BUILDING PAPER AND 3/8" MIN. OSB 

SHEATHING. COLOR: SEE ELEVATIONS

HARDIE (CEDARMILL) BATTEN @ 16" O.C.
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LAP SIDING: 
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SABRE GRAY

LAP SIDING: 

SABRE GRAY
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LEGEND: ELEVATIONS EXTERIOR

DOORS-1: MAKE/MODEL AS SELECTED BY OWNER. CAULK ALL EXTERIOR 

JOINTS (TYP). SEE FLOOR PLAN FOR TYPE, LOCATION & SIZE. TYP. U.N.O.

WINDOWS-1: MAKE/MODEL - AS SELECTED BY OWNER. CAULK ALL EXTERIOR 

JOINTS (TYP). SEE FLOOR PLAN FOR TYPE, LOCATION & SIZE. TYP. U.N.O. 

PANEL STYLE: THREE-PANEL SMOOTH OR AS SELECTED BY OWNER.

ADDITIONAL ELEVATION NOTES:

1. ADDRESS NUMBERS WITH CONTRASTING  BACKGROUND SHALL BE CLEARLY VISIBLE FROM THE STREET OR 

ROAD FRONTING PROPERTY. ADDRESS SHALL BE ARABIC NUMBERS OR ALPHABETICAL LETTERS. NUMBERS 

SHALL BE A MINIMUM OF 4 INCHES HIGH WITH A MINIMUM STROKE WIDTH OF 1/2 INCH.

2. GRADE CONDITIONS MAY VARY FOR INDIVIDUAL SITE FROM THAT SHOWN. BUILDER SHALL VERIFY AND 

COORDINATE PER ACTUAL SITE CONDITIONS.

3. INSTALL ALL PRE-MANUFACTURED MATERIALS PER MANUFACTURERS REQUIREMENTS, 

RECOMMENDATIONS AND SPECIFICATIONS. INSTALLATION REQUIREMENTS TO BE PROVIDED BY BUILDER.

4. ALL FOAM TRIM IS ATTACHED WITH AN ACRYLIC BASED GLUE.

5. EXTERIOR PORCH CEILINGS SHALL BE NON-COMBUSTIBLE MATERIAL, IGNITION RESISTANT MATERIAL OR 

ONE LAYER OF 5/8” TYPE X EXTERIOR RATED GYPSUM SHEATHING APPLIED BEHIND AN EXTERIOR 

COVERING ON THE UNDERSIDE OF THE PORCH CEILING.

6. FLOOR PROJECTIONS SHALL BE NON-COMBUSTIBLE MATERIAL, IGNITION RESISTANT MATERIAL OR ONE 

LAYER OF 5/8” TYPE X EXTERIOR RATED GYPSUM SHEATHING APPLIED BEHIND AN EXTERIOR COVERING ON 

THE UNDERSIDE OF THE FLOOR PROJECTION.

7. DECKING SHALL BE 1-1/4 INCH MINIMUM THICKNESS SOLID WOOD OR A PRODUCT APPROVED BY OSFM 

BLM.

8. PROVIDE MECHANICAL AND GRAVITY OUTDOOR AIR INTAKE OPENINGS PER 2019 CRC SECTION R303.5.1.

FRAME: VINYL - COLOR: CLAY

GRID PATTERN: 2X1 UPPER PANEL

2X4 TRIM & SHUTTERS WHERE OCCURS: PAINT 3-COAT AS SELECTED BY 

OWNER.

2X4 TRIM WHERE OCCURS: PAINT 3-COAT AS SHOWN ON ELEVATIONS

CLASS "A" ASPHALT SHINGLES: SEE ROOF PLAN FOR ADDITIONAL INFORMATION

DOORS-1: MAKE/MODEL - (SBO) SLIDING GLASS DOOR. CAULK & FLASH ALL 

EXTERIOR JOINTS (TYP) PER MANUFACTURER'S SPECIFICATIONS.

2X4 TRIM WHERE OCCURS: PAINT 3-COAT AS SHOWN ON ELEVATIONS

FRAME: VINYL - COLOR: CLAY

ROOF FASCIA GUTTER-1: SEE ROOF PLAN FOR ADDITIONAL INFORMATION

LAP SIDING: HARDIE PLANK FIBER CEMENT LAP SIDING (CEDARMILL) OVER 2-LAYERS 

OF GRADE D BUILDING PAPER AND 3/8" MIN. OSB SHEATHING. COLOR: SEE 

ELEVATIONS.
2X4 TRIM OVER 1X SPACER, KEY FOR STUCCO: PAINT 3-COAT TRIM.

MATERIALS:

2X4 TRIM OVER 1X SPACER, KEY FOR STUCCO: PAINT 3-COAT TRIM.

BOARD & BATTEN SIDING: HARDIE VERTICAL SIDING (CEDARMILL) W/ BATTEN @ 

16" O.C. OVER 2-LAYERS OF GRADE D BUILDING PAPER AND 3/8" MIN. OSB 

SHEATHING. COLOR: SEE ELEVATIONS

HARDIE (CEDARMILL) BATTEN @ 16" O.C.
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LEGEND: BUILDING SECTION
IF SELECTED, EXTERIOR WALL INSULATION: R-15 INSULATION AT ALL 2X4 

EXTERIOR WALL CAVITIES, TYP.

IF SELECTED, EXTERIOR ROOF/CEILING INSULATION: R-38 BATT INSULATION 

AT ALL EXTERIOR ROOF AND/OR CEILING CAVITIES, TYP.

IF SELECTED, EXTERIOR WALL INSULATION: R-19 INSULATION AT ALL 2X6 

EXTERIOR WALL CAVITIES, TYP.
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County of San Mateo - Planning and Building Department

ATTACHMENT D



From: Chris Johnson
To: Kanoa Kelley
Cc: Katie Kostiuk; Rebecca Katkin; Ruemel Panglao
Subject: CDRC Findings for Letter of Recommendation of Approval for PLN2020-00167
Date: Friday, February 12, 2021 11:58:11 AM

CAUTION: This email originated from outside of San Mateo County. Unless you recognize the sender's email
address and know the content is safe, do not click links, open attachments or reply.

Good afternoon, Kanoa,

Following are CDRC Findings for Letter of Recommendation of Approval for PLN2020-00167; APN 047-208-120;
Sean Freitas; Avenue Portola; 2/11/2021.

Decision: Approved 3-0

Findings

—Section 6565.20 (C) SITE PLACEMENT AND STRUCTURE PLACEMENT; 2. Complement Other Structures in the
Neighborhood; a. Privacy; (1) Home design respects the privacy of other houses by employing a one-story design and locating
and orienting windows, entrances, and the rear deck to minimize and mitigate direct views into neighboring properties.

—Section 6565.20 (D) ELEMENTS OF DESIGN; 1. Building Mass, Shape and Scale; b. Neighborhood Scale; (1) Home
respects the scale and feel of the neighborhood through single-story design, building dimensions and shape, roof design,
facade articulation, and materials that are complementary to other homes in the neighborhood.

—Section 6565.20 (D) ELEMENTS OF DESIGN; 2. Architectural Style and Features; a. Architectural Style; (1) The home
uses an architectural style, design elements, and materials that are complementary to the neighborhood, including a Coastal
Craftsman style, lap siding, natural colors, and asphalt composite roofing.

Suggestions

—Paint the front door a strong complementary but contrasting color to the siding and trim; consider royal blue.

~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~

Please let me know if you have any questions or comments.

Cheers,

Chris

Chris Johnson

El Granada Community Representative
San Mateo County CDRC

mailto:chrisjohnson_mcc@yahoo.com
mailto:kkelley@smcgov.org
mailto:katie@fatpenstudios.com
mailto:rebecca@katkinarchitecture.com
mailto:rpanglao@smcgov.org
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