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 AGENDA 

CITY OF HALF MOON BAY 
 COMMUNITY DEVELOPMENT DIRECTOR HEARING 

& 
ADMINISTRATIVE ACTIONS 

 
WEDNESDAY, JULY 28, 2021 

4:30 PM 

 

VIRTUAL ZOOM WEBINAR                                             Community Development Director: Jill Ekas 
ALL REMOTE PUBIC HEARING  
  

In accordance with the San Mateo County Health Officer's March 16, 2020 and March 31, 2020 

Shelter-In-Place Orders and Governor Newsom’s Executive Order No-29-20, this will be a 

teleconference meeting without a physical location to help stop the spread of COVID-19. This 

meeting will be conducted entirely by remote participation, in compliance with the Governor's 

Executive Order N-29-20 allowing for deviation of teleconference rules required by the Ralph 

M. Brown Act. This meeting will be conducted via Zoom Webinar. Members of the public are 

welcome to login into the webinar as Attendees. During any public comment portions, 

attendees may use the “raise your hand” feature and will be called upon and unmuted when it 

is your turn to speak. Members of the public are welcome to submit comments (in accordance 

with the three-minute per speaker limit) via email to bjett@hmbcity.com prior to or during the 

meeting (before the close of public comments on that item). Meeting facilities are accessible to 

people with disabilities. If you require special assistance to participate in the meeting, or 

agendas prepared in an appropriate alternative format, please notify the City Clerk’s office at 

(650) 726-8271 at least 4 hours prior to the meeting. 

 

 

 

 

 

 

mailto:bjett@hmbcity.com
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Please click the link below to join the webinar: 
Click here to join the Director Hearing 

Webinar ID: 827 9321 0626 
Passcode: 726726 

Phone: 1-408-638-0968 
 

I. CALL TO ORDER 
 

II. PUBLIC COMMENT 
 

III. PUBLIC HEARING ITEMS 
 
ITEM #1 

 
 
IV. ADJOURNMENT   

 
 
ADMINISTRATIVE ACTION ITEMS (NO HEARING OR PRESENTATION REQUIRED): 
 
ITEM#1 
 

 

 

 

Project: A Coastal Development Permit, Architectural Review and Lot Merger 
to allow the construction of an approximately 950 square‐foot 
addition to an existing single‐family residence that will include a 636 
square‐foot accessory dwelling unit (ADU) and a 305 square foot floor 
area expansion of the existing single‐family residence, 

File Number  PDP-21-030 

Site Location 321 Granelli Avenue 

Applicant/Property Owner Hawk Design/Jeff Cislini 

Project Planner Douglas Garrison; (650) 712 5836; dgarrison@hmbcity.com 

Project: Administrative Coastal Development Permit to allow the construction 
of a new detached accessory dwelling unit behind an existing single-
family residence. 

File Number  PDP-20-071 

Site Location 217 Central Avenue 

Applicant/Property Owner Jessica Agramonte & James Principato 

Project Planner Scott Phillips, sphillips@hmbcity.com 

https://us06web.zoom.us/j/82793210626?pwd=S1RCdjdZRkFicVZ2UGduNGFVVG1sUT09
mailto:dgarrison@hmbcity.com
sphillips@hmbcity.com
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ITEM #2 

 

ITEM #3 

 

Project: Administrative Coastal Development Permit to allow the construction 
of a new 794 square-foot detached accessory dwelling unit behind an 
existing single-family residence. 

File Number  PDP-21-036 

Site Location 336 Valdez Avenue 

Applicant/Property Owner Hawk Design / Kent and Jodi Miller 

Project Planner Brittney Cozzolino; bcozzolino@hmbcity.com 

Project: Administrative Coastal Development Permit to allow the construction 
of a new attached accessory dwelling unit behind an existing duplex. 

File Number  PDP-21-009 

Site Location 477-479 Cypress Avenue 

Applicant/Property Owner Keith Jobson 

Project Planner Brittney Cozzolino; bcozzolino@hmbcity.com 

bcozzolino@hmbcity.com
bcozzolino@hmbcity.com


 

COMMUNITY DEVELOPMENT DIRECTOR 
 OF THE CITY OF HALF MOON BAY 

STAFF REPORT 
 

For meeting of: April 28, 2021   

 
TO:    Jill Ekas, Community Development Director 
 
FROM:   Douglas Garrison, Senior Planner 
   
TITLE:  Coastal Development Permit, Architectural Review, and Lot Merger File No. PDP‐

21‐030 for 321 Granelli Avenue 
______________________________________________________________________________ 
 
RECOMMENDATION 
Approve PDP‐21‐030, an application for a Coastal Development Permit, Architectural Review and 
Lot Merger to allow the construction of an approximately 950 square‐foot addition to an existing 
single‐family residence that will include a 636 square‐foot accessory dwelling unit (ADU) and a 
305  square  foot  floor  area  expansion  of  the  existing  single‐family  residence,  located  at  321 
Granelli  Avenue  (APN 056‐135‐470  and 056‐135‐240),  based upon  the  Findings  and Evidence 
contained in Exhibit A of the Draft Resolution, and subject to the Conditions of Approval in Exhibit 
B. 
 
PROJECT BACKGROUND 
 

Summary of Project 

File Number   PDP‐21‐030 

Requested Permits/Approvals  Coastal  Development  Permit,  Architectural  Review  and  Lot 
Merger 

Site Location  321 Granelli Avenue / APN 056‐135‐470 and 056‐135‐240 

Applicant/Property Owner  Hawk Design / Jeff Cislini 

Project Planner  Douglas Garrison; (650) 712‐5836; dgarrison@hmbcity.com  

Zoning District  R‐1 Single Family Residential 

LCP Land Use Plan Designation  Residential Medium Density  

Water Service  Existing 5/8 inch non‐priority water connection  

Sewer Service (Sewer 
Authority Mid‐Coast) 

Existing sewer connection  

Street Improvements  Existing frontage improvements. No sidewalk on vacant lot 

Environmental Determination  Categorically Exempt pursuant to California Code of 
Regulations, Section 15301, 15303 and 15305  

Heritage Trees  None on site (1 non‐heritage tree will be removed) 

No tree protection plan required 
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Story Poles   Not 
Required 

No  Located in a Visual Resource Area?  

No  Variance or Exception required? 

No  Located in a largely undeveloped area? 

Right of Appeal  Any aggrieved person may appeal the Director’s decision to 
the Planning Commission within ten (10) working days of the 
decision. 

The  project  is  not  located  within  the  Coastal  Commission 
Appeals Jurisdiction; therefore, City action is final. 

  
  Figure 1.  Site Location  

 
 

 
   Figure 2. Existing Residence 
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Site and Surrounding Properties 
The project site is an infill lot located on the north side of Granelli Avenue in an existing residential 
neighborhood.  The  property  is  currently  developed  with  a  3,233  square  foot  single‐family 
residence. The original subdivision map consisted of narrow 25‐foot wide lots. The existing home 
was built  on  four  of  these  lots.  It  does  not  appear  that  the  lots were  ever  formally merged. 
Consequently, three lot lines run through the existing residence. This application will remedy this 
oversight by merging these three lots together, along with the adjacent 25‐foot wide vacant lot 
to  the  west,  creating  a  single  125  foot  long  lot.  There  are  existing  frontage  improvements, 
including sidewalks, along Granelli Avenue in front of the residence. The vacant lot does not have 
a sidewalk. The project, if approved will provide the missing section of sidewalk and provide a 
continuous path connecting to Alsace Lorraine. The site is zoned R‐1 Single‐Family Residential, a 
zoning  designation  that  allows  single‐family  residences  and  ADUs.  Land  use  and  zoning  for 
properties surrounding the subject site are as follows: 

 

North  Two‐story Single‐Family Residence  R‐1 Single‐Family Residential District 

South  Two‐story Single‐Family Residence  R‐1 Single Family Residential District 

East  Two‐story Single‐Family Residence  R‐1 Single Family Residential District 

West  Two‐story Single‐Family Residence  R‐1 Single Family Residential District 

   
Project Description 
The project includes construction of a an approximately 950 square‐foot addition to an existing 
single‐family residence the addition will include a 636 square‐foot accessory dwelling unit and 
305  square feet of new floor area for the existing residence and the merger of four existing 25 
foot wide lots into a single lot. One existing shed and one non‐heritage tree will be removed to 
accommodate the new addition. 

  
ANALYSIS  
The key issues for this project are conformance with the General Plan/Local Coastal Land Use 
Plan,  conformance with  the Zoning Code/LCP  Implementation Plan,1 and design compatibility 
with surrounding development. 
 
Conformance with the General Plan/Local Coastal Program Land Use Plan 
The  proposed  addition  to  the  existing  single‐family  residence,  including  the  new  ADU  are 
consistent  with  the  Medium  Density  Residential  General  Plan/Local  Coastal  Land  Use  Plan 
designation.  
 
Conformance with the Zoning Code 
The existing single‐family residential use with an ADU is a principally permitted use in the R‐1 
Single‐Family Residential Zoning District.   As  indicated  in Table 1 below, the proposed project 
conforms to all the development standards in the R‐1 District, with the possible exception of the 
minimum combined side setback. However, this standard does not apply to ADUs. In this case, if 

 
1 The Zoning Code is part of the LCP Implementation Plan. 
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the new ADU floor area were netted out of the calculation, the project would meet this standard. 
Otherwise, the project will be well within all other development standards including setbacks, lot 
coverage and height limits. 

 
    Table 1.  Project Conformance with R‐1 Standard Lot Zoning Requirements  

Development Standards   Zoning Requirements   Proposed 

Min. Site Area  5,000 sq. ft.   13,250 (11,000+2,750)  

Min. Average Site Width  50 ft.   125 (100 ft + 25 ft)   

Min. Front Setback  20 ft.   20 ft.  

Min. Interior Side Setback   5 ft.   6 /16.5 ft.   

Minimum Combined Side Setbacks  25 ft. (20%)  22 ft. (18%) 

Min. Rear Setback   20 ft.  35. 85 ft. 

 Max. Single‐Story Height  20 ft.    18 ft.  

 Max. One‐Story Lot Coverage   50% (6,875 sq. ft.)   34% (4,637 sq. ft.) 

 Max. Floor Area Ratio  0.5:1 (6,875 sq. ft.)   0.34:1 (4,637 sq. ft.) 

Min. Parking Spaces  2 garage spaces   2 garage spaces 

Maximum Building Envelope  Per Zoning Code  Complies 

 
Table 2 identifies key Zoning Code/LCP Implementation Plan topics and their applicability to the 
subject site.  
 
   Table 2. Key Zoning Code/LCP Implementation Plan Topics 

  Topic   Applicability/Explanation 

Environmentally Sensitive Habitat Area  No 
Not  located  in  an  Environmentally  Sensitive 
Habitat Area. 

Visual Resource Area   No  Not located in a Visual Resource Area. 

Public Access Area   No
 Not  located  on  a  designated  coastal  access 
route.  

Archaeologically Resource Area   No Not in area of mapped or known resources. 

Historic Resources  No  No historic resources exist on the site. 

 
As noted  in  the  table,  there  are no  Implementation Plan  topics  applicable  to  this  site or  any 
associated zoning or coastal  resource concerns. The project site  is a developed  infill  lot  in an 
existing  residential  neighborhood  where  public  services  and  infrastructure  are  available  and 
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there  will  be  no  impacts  to  coastal  access,  environmentally  sensitive  habitat  areas,  visual 
resources, or cultural resources.   
 
Architectural Design Compatibility 
The  Single‐Family  Residential  Design  Guidelines  (RDG)  encourage  flexibility  in  architectural 
design to reflect the community’s eclectic character and seek to achieve compatible design within 
existing neighborhoods. The project includes a single story addition to an existing residence in a 
neighborhood  composed  of  a  mix  of  single  and  two‐story  homes  with  both  traditional  and 
contemporary architectural  styles. The proposed addition utilizes  techniques  identified  in  the 
RDG to achieve compatibility with surrounding development. The building is well‐articulated on 
all  sides,  consistent with  RDG  recommendations.  Proposed  building materials  and  colors  are 
consistent with the existing residence, compatible with the surrounding area, and suitable to the 
coastal setting.  
   
Environmental Review 
The project  is Categorically Exempt pursuant to California Code of Regulations Section 15301, 
15303 and 15305.  
 
Conclusion    
Based on the above analysis, staff concludes that the proposed residential addition, new ADU 
and  lot merger  is  consistent  with  the  General  Plan/Local  Coastal  Land  Use  Plan,  the  Zoning 
Code/LCP  Implementation  Plan,  and  the  Residential  Design  Guidelines;  is  compatible  with 
surrounding development; and conforms to the requirements of the California Environmental 
Quality Act.  Staff recommends approval of the project based on the findings and conditions of 
approval (Exhibits A and B of the attached Draft Resolution). 
 
 

ATTACHMENTS 
1. Draft Resolution with Findings and Evidence, Exhibit A and Conditions of Approval, Exhibit 

B. 
2. Project Plans 



COMMUNITY DEVELOPMENT DIRECTOR RESOLUTION CDR‐21‐14 
 RESOLUTION FOR APPROVAL 

PDP‐21‐030 
 

A  RESOLUTION  OF  THE  COMMUNITY  DEVELOPMENT  DIRECTOR  OF  THE  CITY  OF  HALF  MOON  BAY 

APPROVING A COASTAL DEVELOPMENT PERMIT, ARCHITECTURAL REVIEW AND LOT MERGER TO ALLOW  

THE CONSTRUCTION OF A 950 SQUARE‐FOOT ADDITION TO AN EXISTING SINGLE‐FAMILY RESIDENCE 

THAT WILL INCLUDE A 636 SQUARE‐FOOT ACCESSORY DWELLING UNIT AND A 305  SQUARE FOOT FLOOR 

AREA EXPANSION OF THE EXISTING SINGLE‐FAMILY RESIDENCE AND THE MERGER OF THREE LOTS, ON 

WHICH THE EXISTING HOME WAS BUILT (APN: 056‐135‐470) WITH THE ADJACENT UNDEVELOPED LOT 

TO THE WEST (APN: 056‐135‐470) INTO A SINGLE LOT  LOCATED AT 321 GRANELLI AVENUE, IN THE R‐1, 

SINGLE FAMILY RESIDENTIAL ZONING DISTRICT AND THE RESIDENTIAL‐MEDIUM DENSITY GENERAL PLAN 

DESIGNATION  

  WHEREAS, an application was submitted requesting approval of a Coastal Development Permit, 
Architectural Review and Lot Merger to allow the construction of a an approximately 950 square‐foot 
addition to an existing single‐family residence that will include a 636 square‐foot accessory dwelling unit 
and a 305  square foot floor area expansion of an existing single‐family residence at 321 Granelli Avenue 
in  the  R‐1  Single‐Family  Residential  Zoning District  and  the  Residential Medium Density  General  Plan 
designation (APN 056‐135‐470 and 056‐135‐240); and 
 

WHEREAS, the procedures for processing the application have been followed as required by law; 
and 
   

WHEREAS, the Community Development Director conducted a duly noticed review of the project; 
and 
 

WHEREAS,  the  Community  Development  Director  considered  all  written  and  oral  testimony 
presented for consideration; and 
 

WHEREAS,  the  Community Development Director  has  determined  that  the  requested  Coastal 
Development Permit  for  the construction of  the addition  to  the existing residence and new accessory 
Dwelling Unit are exempt from CEQA pursuant to California Code of Regulations Section 15301 and 15303 
which exempt construction of accessory dwelling units and additions and 15305 which exempts minor 
alterations in land use limitations that do not result in creation of a new parcel; and 
 

WHEREAS, the Community Development Director has made the required findings for approval of 
the project, set forth in Exhibit A to this resolution; 
 

NOW, THEREFORE, BE IT RESOLVED that, based upon the Findings in Exhibit A and subject to the 
Conditions of Approval contained in Exhibit B, the Community Development Director approves PDP‐21‐
030. 
 

PASSED AND ADOPTED by the City of Half Moon Bay Community Development Director on July 
28, 2021. 
 
 
APPROVED:            
 
__________________________      
Jill Ekas, Community Development Director 
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EXHIBIT A 

FINDINGS AND EVIDENCE 
COMMUNITY DEVELOPMENT DIRECTOR RESOLUTION CDR‐21‐14 

PDP‐21‐030 
 

Coastal Development Permit – Findings for Approval 
 
The required Administrative Coastal Development Permit for this project may be approved or 
conditionally approved only after the approving authority has made the following findings per 
Municipal Code Section 18.20.070: 
 
1.    Local Coastal Program – The development as proposed or as modified by conditions, conforms 

to the Local Coastal Program. 
 

Evidence:  The project consists of construction of an addition, that will include an  accessory 
dwelling  unit  (ADU),  to  an  existing  single‐family  residence  on  an  infill  site  in  an  existing 
neighborhood where public  services and  infrastructure are  currently provided  to  the  site.  
Additionally, the proposal includes merging three lots on which the existing home was built 
The project was reviewed by the City of Half Moon Bay Public Works, Building Division, and 
Water District. No public safety or insufficient infrastructure concerns were identified during 
any of the reviews. Coastside County Water District water service and City sewer service are 
provided  to  the  site  and  includes  sufficient  water  and  sewer  capacity  to  allow  for  the 
construction of the ADU on the site. A separate water meter will not be required. The project 
will conform to all City requirements, will not impact coastal resources and is consistent with 
the policies of the City’s Land Use Plan (LUP). 
 
Coastal Act 30240(b) and Policy 3‐3 (b): Development  in areas adjacent to environmentally 
sensitive habitat areas shall be sited and designed to  prevent  impacts  which  would 
significantly  degrade  such  areas,  and  shall  be  compatible  with  the continuance of  such 
habitat areas. 

 
Compliance:  The subject site is not adjacent to a mapped environmentally sensitive habitat 

area. 

   

Policy 7‐1:   The City will establish regulations to protect the scenic corridor of Highway 1, 
including setbacks for new development, screening of commercial parking and landscaping 
associated with new development. The minimum standards shall include all areas within 200 
yards of State Highway 1 which are visible from the road. 

 
Compliance:  The subject site is over 1,000 feet west of Highway 1 and is screened by 

existing buildings in a fully developed residential neighborhood and is not visible from 

the scenic corridor. 

 
  Policy 7‐11:  New development along primary access routes from Highway 1 to the beach, as 

designated on the Land Use Map, shall be designed and sited so as to maintain and enhance 
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the scenic quality of such routes, including building setbacks, maintenance of low height of 
structures, and landscaping which establishes a scenic gateway and corridor. 
 

Compliance:  The project site is not located along a primary access route from Highway 1 and 
the proposed development will not affect coastal access. 

 

  Coastal  Act  30244:  Where  development  would  adversely  impact  archaeological  or 

  paleontological  resources  as  identified  by  the  State  Historic  Preservation  Officer, 

  reasonable  mitigation measures  shall be required. 
 

Compliance:   The proposed development is not located at or near identified archaeological 
or  paleontological  resources.  If  cultural  resources  or  paleontological  resources  are 
unexpectedly encountered during subsurface excavation, the permit has been conditioned 
to require that construction halt until the find can be evaluated and appropriate mitigation 
identified. 
 

2.   Growth Management System – The development is consistent with the annual population 
limitation system established in the Land Use Plan and Zoning Ordinance. 

 
Evidence: The project is consistent with the City’s annual population limitation system in that 

a Measure D Certificate was issued prior to the submittal for the Coastal Development Permit 

for this accessory dwelling unit. Therefore, the proposal  is  in conformance with the City’s 

growth management program. 

 

3.   Zoning  Provisions  –  The  development  is  consistent with  the  use  limitations  and  property 
development standards of the base district as well as the other requirements of the Zoning 
Ordinance. 

 
Evidence:  The proposed development conforms to the requirements of the R‐1 Single Family 

Residential Zoning District, which allows ADUs, and to Chapter 18.33 of the Zoning Code.  The 

proposed setbacks, lot coverage, height, parking, and use meet the requirements of the R‐1 

Zoning District and other relevant provisions of the Zoning Code. Per Section 18.33.040 (I), 

short term rental (less than 30 days) of the new ADU is not allowed. 

4.   Adequate Services – The proposed development will be provided with adequate services and 
infrastructure in a manner that is consistent with the Local Coastal Program. 

 
Evidence:      The  site  is  developed with  a  single‐family  residence  in  an  existing  developed 
neighborhood where utilities and services are provided to the site. Both the sewer and water 
service for the single family is sufficient to allow for the establishment of the new ADU.  
 

5.  California Coastal Act – Any development to be located between the sea and the first public 
road parallel to the sea conforms to the public access and public recreation policies of Chapter 
3 of the California Coastal Act. 
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  Evidence:    The  subject  property  is  not  located between  the  sea  and  the  first  public  road 
parallel to the sea.  

 
Architectural Site and Design Review – Findings  
 
The required Architectural and/or Site and Design Review for the addition may be approved or 
conditionally approved only after the approving authority has made the findings per Municipal 
Code Section 14.37.040.    In making these findings,  the Community Development Director has 
considered the design approval criteria set forth in Municipal Code Section 14.37.035. 
 
1. That such buildings, structures, planting, paving and other improvements shall be so designed 

and constructed that they will not be of unsightly or obnoxious appearance to the extent that 
they will hinder the orderly and harmonious development of the city. 

 
Evidence:  Zoning Code Section 18.06.010 states that the intent of the residential chapter is 
to establish residential districts and guide the orderly development within each district.   It 
further  states  that  the  residential  district  regulations  are  intended  to ensure provision of 
adequate  light,  air,  privacy  and  open  space  for  each  dwelling  by  establishing  reasonable 
development  standards  for  the  mass,  scale  and  location  on  a  building  site  for  all  new 
residential construction and to achieve a high standard of site and building design and design 
compatibility with surrounding neighborhoods.  The proposed project has been designed in 
conformance with the requirements of the R‐1 Single‐Family Residential Zoning District.  The 
addition  is  also  in  substantial  conformance  with  the  Single‐Family  Residential  Design 
Guidelines,  the  objectives  of  which  include  ensuring  compatible  design  within  existing 
neighborhood contexts. 
 

2. That such buildings, structures, planting, paving and other improvements will not impair the 
desirability  or  opportunity  to  attain  the  optimum  use  and  the  value  of  the  land  and  the 
improvements, or otherwise impair the desirability of living or working conditions in the same 
or adjacent areas; and 
 
Evidence:  The addition will improve upon the desirability of living and working conditions on 
the subject property by providing a more functional living space.  
 

3. The  project  has  been  designed  in  conformance  and  consistency  with  the  Single‐Family 
Residential Design Guidelines (where applicable). 
 
Evidence: The location of the new addition would be visible from Granelli Avenue. The 
design of the proposed addition conforms to the recommendations of the Residential 
Design Guidelines in regard to site design, massing and scale, roof form, privacy, window 
design, and materials and colors and is consistent with the exterior materials colors and 
roof design of the existing home.  
 
The  design  of  the  proposed  addition  generally  reflects  the  neighborhood  pattern  in 
terms of site design. The orientation of the proposed house and its front setback follow 
the existing pattern on this block of Johnston Street. 
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Environmental Review – Finding  
 
CEQA – The project will not have a significant effect on the environment.    
 

Evidence:  The  project  is  Categorically  Exempt  pursuant  to  California  Code  of  Regulations 
Section 15301 and 15303 which exempt construction of accessory dwelling units and additions 
and  15305  which  exempts  minor  alterations  in  land  use  limitations  that  do  not  result  in 
creation of a new parcel. 
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EXHIBIT B 
CONDITIONS OF APPROVAL 

COMMUNITY DEVELOPMENT DIRECTOR RESOLUTION CDR‐21‐14 
PDP‐21‐030 

 

A.  The following Conditions shall apply to the subject site to the satisfaction of 

the Community Development Director: 

1. CONFORMANCE WITH APPROVED PLANS.   Development of the site shall conform to the 

approved plans entitled “Cislini ADU and Home Renovation” dated June 28, 2021, except 

for  any  revisions  required  by  this  permit.    The  Community  Development  Director  shall 

review and may approve any deviation from the approved plans that is determined minor 

in nature.   Any other change shall require approval of a major modification per Title 18. 

(Planning) 

2. CONFORMANCE WITH CONDITIONS OF APPROVAL.  The Community Development Director 

shall  review  and  may  approve  any  deviation  from  the  Conditions  of  Approval  that  is 

determined  minor  in  nature.  Any  other  change  shall  require  approval  of  a  major 

modification per Title 18. (Planning) 

3. CONFORMANCE WITH THE MUNICIPAL CODE.  No part of this approval shall be construed 

to permit a violation of any part of the Half Moon Bay Municipal Code. (Planning) 

4. SHORT‐TERM RENTALS PROHIBITED. The accessory dwelling unit approved herein may be 
rented  in full or  in part for the purpose of overnight  lodging  for terms of thirty or more 
consecutive days, but shall not be rented for shorter terms or subleased pursuant to Section 
18.33.040(I) of the Half Moon Bay Municipal Code. (Planning)  

5. LIGHTING.  All exterior lighting shall be fully shielded so that no light source is visible from 

outside the property, except as otherwise expressly approved. (Planning) 

 
6. SIDEWALK MAINTANENCE AND LIABILITY.    It  shall be  the duty of  the Property Owner(s) 

whose  property  is  adjacent  to  any  portion  of  a  public  street  or  place  to maintain  any 

sidewalks  along  the  project  frontage  in  a  safe  and  non‐dangerous  condition.    Sidewalk 

maintenance  shall  include  removal  and  replacement  of  concrete  to  eliminate  tripping 

hazards; and pruning and trimming of trees, shrubs, ground cover and other landscaping 

within the public right‐of‐way. The Property Owner has the primary and exclusive duty to 

fund and perform such maintenance and repair, whether or not the City has notified the 

property  owner  of  the  need  for  such maintenance  or  repairs  or  has  performed  similar 

maintenance or  repairs  in  the past,  pursuant  to  §12.18.020 and §12.18.030 of  the Half 

Moon Bay Municipal Code.  (Engineering) 
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B.  The following Conditions shall be fulfilled to the satisfaction of the Community 

Development Director prior to the issuance of building permits: 

1. SIGNED CONDITIONS OF APPROVAL.  The applicant/owner shall submit a signed copy of the 

conditions  of  approval  to  the  Planning  Division  prior  to  issuance  of  a  building  permit.  

(Planning) 

2. CONSTRUCTION PLANS.     File Number PDP‐21‐030 and the Conditions of Approval  for this 

project shall be provided on the cover page of the building permit application plan submittal.   

All  plans,  specifications,  engineering  calculations,  diagrams,  reports,  and  other  data  for 

construction  of  the  building  and  required  improvements  shall  be  submitted  with  the 

appropriate permit application to the City’s Building and Engineering Divisions for review and 

approval. Computations and back‐up data will  be  considered a part of  the  required plans. 

Structural  calculations  and  engineering  calculations  shall  be  prepared,  wet‐stamped  and 

signed by an engineer or architect licensed by the State of California. The plans must show 

the location of the sewer connection and property line sewer cleanout. Construction plans 

submitted for building permit(s) shall include a plan sheet showing utility connections, trench 

restoration  details,  driveway  apron  (driveway  apron  width,  spacing  between  driveways, 

slopes,  etc.),  and  other  improvements  in  the  public  right‐of‐way meeting  City  standards.  

(Planning) 

3. COPPER  BUILDING  ELEMENTS.    The  building  plans  shall  specify  that  all  copper  building 

elements will be pre‐patinated at the factory, or if patination will occur on the site, the plans 

shall  identify best management practices in conformance with the San Mateo Countywide 

Water  Pollution  Prevention  Program  Requirements  for  Architectural  Copper,  to  the 

satisfaction of the City Engineer.  (Engineering) 

4. EROSION AND SEDIMENT CONTROL.  An erosion and sediment control plan shall be submitted 

that shows effective Best Management Practices (BMP) and erosion and sediment control 

measures  for  the  site.    Construction  plans  shall  also  include  the  “construction  best 

management practices” plan sheet. (Engineering) 

5. STORMWATER  MANAGEMENT‐TREATMENT  (FOR  NON‐REGULATED  PROJECTS).      Non‐

regulated projects consist of  single‐family  residences and other small projects  that create 

and/or replace  less than 5,000 square feet of  impervious surface. Prior to the  issuance of 

building permits,  a  storm water management‐treatment plan  shall  be  submitted  showing 

implementation of at  least one of  the  six  Low  Impact Development  (LID) measures  listed 

below: 

a) Direct runoff into cisterns or rain barrels and use rainwater for irrigation or other 

non‐potable use; 

b) Direct roof runoff into vegetated areas; 

c) Direct runoff from sidewalks, walkways, and/or patios into vegetated areas; 

d) Direct runoff from driveways and /or uncovered parking lots into vegetated areas; 
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e) Construct sidewalks, walkways, and/or patios with permeable surfaces; or 

f) Construct  bike  lanes,  driveways,  and/or  uncovered  parking  lots  with  permeable 

surfaces. 

6. UNDERGROUND UTILITIES/SERVICES.  New electric, telecommunication, and cable and utility 

service to the property shall be through underground service connections only.  No overhead 

utilities are allowed. Show locations of all utility service connections: sanitary sewer, storm 

drain (if applicable), water (domestic and fire), cable television, telephone, electrical, and gas. 

(Engineering) 

7. FIRE CLEARANCE REQUIREMENTS.   The permittee shall comply with all applicable  fire and 

building codes and standards relating to fire and panic safety as identified by the Coastside 

Fire Protection District during the building permit process.  (Fire) 

8. COASTSIDE  COUNTY WATER  DISTRICT  ‐  REGULATIONS.    The  project  shall  comply with  all 

applicable  regulations  and  requirements  of  the  Coastside  County  Water  District.  Water 

service shall not be in the same trench as other utilities.  (Water District) 

C.    The  following  conditions  shall  be  implemented  to  the  satisfaction  of  the 

Community Development Director prior to and during construction: 

1. ARCHAEOLOGY‐DISCOVERY OF HUMAN REMAINS.   Pursuant to Section 7050.5 of the Health 

and Safety Code, and Section 5097.94 of the Public Resources Code of the State of California, 

in the event of the discovery of human remains during construction, there shall be no further 

excavation or  disturbance of  the  site  or  any nearby  area  reasonably  suspected  to  overlie 

adjacent remains.  The County Coroner shall be notified and shall make a determination as to 

whether the remains are Native American.  If the Coroner determines that the remains are 

not  subject  to  his  authority,  he  shall  notify  the  California  Native  American  Heritage 

Commission who shall attempt to identify descendants of the deceased Native American(s).  

If no satisfactory agreement can be reached as to the disposition of the remains pursuant to 

this State law, then the permittee shall re‐inter the human remains and items associated with 

Native  American  burials  on  the  property  in  a  location  not  subject  to  further  subsurface 

disturbance.  (Planning) 

2. ARCHAEOLOGY‐DISCOVERY  OF  RESOURCES.  If  subsurface  historic  or  archaeological 

resources  are uncovered  during construction, all work shall stop, the applicant shall notify 

the Community Development Director  and  retain  a qualified archaeologist to perform  an 

archaeological  reconnaissance  and identify any mitigation measures required to protect 

archaeological resources.  Subsurface excavation shall not resume until expressly authorized 

by the Director.  (Building) 

3. AIR QUALITY BEST MANAGEMENT PRACTICES.    The project  shall  implement  the  following 

standard BAAQMD dust control measures during all phases of construction on the project 

site:  
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    All active construction areas shall be watered twice daily or more often if necessary. 
Increased watering  frequency  shall  be  required whenever wind  speeds exceed 15 
miles‐per‐hour.  

    Pave, apply water three times daily, or apply non‐toxic soil stabilizers on all unpaved 
access roads and parking and staging areas at construction sites.  

    Cover stockpiles of debris, soil, sand, and any other materials that can be windblown. 
Trucks transporting these materials shall be covered.  

    All visible mud or dirt track‐out onto adjacent public roads shall be removed using 
wet power vacuum street sweepers at least once per day or as often as necessary to 
keep them free of dust and debris associated with site construction. The use of dry 
power sweeping is prohibited.  

    Subsequent to clearing, grading, or excavating, exposed portions of the site shall be 
watered,  landscaped,  treated with  soil  stabilizers,  or  covered  as  soon  as  possible. 
Hydroseed  or  apply  (non‐toxic)  soil  stabilizers  to  inactive  construction  areas  and 
previously graded areas inactive for 10 days or more.  

   Installation of sandbags or other erosion control measures to prevent silt runoff to 
public roadways.  

    Replanting of vegetation in disturbed areas as soon as possible after completion of 
construction.  

    Idling times shall be minimized either by shutting equipment off when not in use or 
reducing the maximum idling time to five minutes. Clear signage shall be provided for 
construction workers at all access points.  

    All  construction equipment  shall be maintained and properly  tuned  in accordance 
with manufacturer’s  specifications.  All  equipment  shall  be  checked  by  a  certified 
mechanic and determined to be running in proper condition prior to operation.  

  Post a publicly visible sign with the telephone number and person to contact at the 
City of Half Moon Bay regarding dust complaints. This person shall respond and take 
corrective action within 48 hours. The BAAQMD’s phone number shall also be visible 
to ensure compliance with applicable regulations. 

4. HAZARDOUS  MATERIALS.    Any  materials  deemed  hazardous  by  the  San  Mateo  County 

Department of Health that are uncovered or discovered during the course of work under this 

permit shall be disposed in accordance with regulations of the San Mateo County of Health.  

(Building) 

5. COMPLIANCE WITH CBC.  All structures shall be constructed in compliance with the standards 

of the current California Codes of Regulations Title 24, including Building Code, Residential 

Code, Administrative Code, Mechanical Code, Plumbing Code, Electrical Code, Energy Code, 

Fire Code and Green Building Code to the satisfaction of the Building Official. (Building) 

6. COMPLETION  OF  UTILITIES.  Any  public  utilities  requiring  relocation  as  a  result  of  the 

construction of the building(s) or improvements under this permit shall be relocated at the 

owner’s expense. (Building) 

7. CONSTRUCTION HOURS.  Construction work shall be limited to the hours of 7:00 a.m. to 6:00 

p.m. Monday through Friday; 8:00 a.m. to 6:00 p.m. Saturdays; and 10:00 a.m. to 6:00 p.m. 
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Sundays and holidays, except as expressly authorized by the City Engineer in conformance 

with Section 14.40.020 of the Half Moon Bay Municipal Code.  (Engineering)  

8. NOTICE OF DISRUPTION.    The permittee shall provide written notice to affected property 

and  business  owners  and  a  copy  of  such  notice  to  the  City  Engineer  a minimum  of  two 

business days prior to any planned disruption of pedestrian or vehicular traffic, parking, or 

public service facilities.  (Engineering) 

9. CONSTRUCTION MATERIAL STORAGE.  Construction material shall not be stored in the street 

right‐of‐way without issuance of a Temporary Encroachment Permit.  (Engineering) 

10. ENCROACHMENT  PERMIT.    No  construction  activity  shall  occur,  and  no  pedestrian  and 

vehicular traffic control shall be installed within the City right‐of‐way or affecting the City’s 

improvements prior to obtaining an encroachment permit from the City.  All improvements 

constructed within the City right‐of‐way shall conform to City standards to the satisfaction of 

the City Engineer.  Traffic control shall conform to Caltrans/MUTCD Standard Plans for Traffic 

Control in Construction and Maintenance Zones. (Engineering) 

 

D.    The  following  conditions  shall  be  implemented  to  the  satisfaction  of  the 

Community Development Director prior to issuance of an occupancy permit: 

1. DISPLAY OF ACCESSORY DWELLING UNIT STREET ADDRESS.  Prior to issuance of a Certificate 

of  Occupancy,  the  accessory  dwelling  unit  shall  display  an  internally‐illuminated  street 

address number in a prominent location on the dwelling, visible from the street (a minimum 

of  6  feet  above  the  surface  of  the  driveway),  and  with  contrasting  background  and 

letters/numbers  that  are  4  inches  in  height  with  a minimum  3/4–inch  stroke.   Where  a 

building  is  set  back  from  the  street  or  otherwise  obscured,  a  street  address with  3‐inch 

reflective numbers/letters shall also be provided near the driveway entrance leading to the 

dwelling.  (Fire/Building) 

E.   Validity and Expiration of Permits 

1. EFFECTIVE DATE.  The site is not located within the Coastal Commission Appeal Zone.  This 

approval shall take effect after expiration of all City appeal periods.  (Planning) 

2. ACCURACY  OF  APPLICATION  MATERIALS.    The  permittee  shall  be  responsible  for  the 

completeness and accuracy of all  forms and material  submitted  for  this application.   Any 

errors or discrepancies found therein may be grounds for the revocation or modification of 

this permit and/or any other City approvals.  (Planning) 

3. PERMIT EXPIRATION.  The Administrative Coastal Development Permit (CDP) shall expire one 

year  from  its  date  of  final  approval  if  the  use/development  has  not  commenced  in 

conformance with this permit or the applicant has not obtained an extension of the permit.    
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4. PERMIT EXTENSION. The Community Development Director may, at the Director’s discretion, 

approve  a Minor  Amendment  for  a  single  one‐year  extension  of  this  permit  based  on  a 

written request and fee submitted to the Director prior to expiration of the permit.  Submittal 

of a Building Permit application with development plans prior to expiration of the permit shall 

constitute an extension of this permit until the building permit is issued or until the Building 

Official determines the applicant is no longer diligently pursuing the required building permit.  

Any other extension shall require approval of a Major Permit Amendment prior to expiration 

of the permit.  Any Major Permit Amendment Application to extend the permit shall be filed 

a minimum of ninety (90) days prior to permit expiration to ensure adequate processing time.  

(Planning) 

5. PERMIT RUNS WITH THE LAND.  The approval runs with the land and the rights and obligations 

thereunder,  including  the  responsibility  to  comply  with  conditions  of  approval,  shall  be 

binding  upon  successors  in  interest  in  the  real  property  unless  or  until  such  permits  are 

expressly abandoned or revoked.  (Planning) 

6. HOLD HARMLESS.    The permittee  agrees  as  a  condition of  approval  of  this  application  to 

indemnify, protect, defend with counsel selected by the City, and hold harmless, the City, 

and any agency or instrumentality thereof, and its elected and appointed officials, officers, 

employees and agents, from and against an and all liabilities, claims, actions, causes of action, 

proceedings, suits, damages, judgments, liens, levies, costs and expenses of whatever nature, 

including reasonable attorney’s fees and disbursements (collectively, “Claims”) arising out of 

or in any way relating to the approval of this application, any actions taken by the City related 

to this entitlement, any review by the California Coastal Commission conducted under the 

California Coastal Act Public Resources Code Section 30000 et seq., or any environmental 

review  conducted under  the California  Environmental Quality Act,  Public Resources Code 

Section 210000 et seq., for this entitlement and related actions.  The indemnification shall 

include any Claims that may be asserted by any person or entity,  including the permittee, 

arising out of or in connection with the approval of this application, whether or not there is 

concurrent,  passive  or  active  negligence  on  the  part  of  the  City,  and  any  agency  or 

instrumentality  thereof,  and  its  elected  and  appointed  officials,  officers,  employees  and 

agents.  The permittee’s duty to defend the City shall not apply in those instances when the 

permittee has asserted the Claims, although the permittee shall still have a duty to indemnify, 

protect and hold harmless the City.  (City Attorney). 

 

 

 

OWNER’S/PERMITTEE’S CERTIFICATION: 
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I have read and understand and hereby accept and agree to implement the foregoing conditions 

of approval of the Coastal Development Permit. 

APPLICANT: 

 

___________________________________    ________________________ 

(Signature)              (Date) 
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r 
to

 t
h

e
 r

e
v
is

io
n

 b
e

in
g

 c
o

m
p

le
te

d
.

5
. 
T

h
e

 g
e

n
e
ra

l 
c
o

n
tr

a
c

to
r 

s
h

a
ll
 m

a
in

ta
in

 a
 c

u
rr

e
n

t 
a

n
d

 c
o

m
p

le
te

 s
e

t 
o

f 
th

e
 

  
  
c
o

n
s
tr

u
c
ti

o
n

 a
p

p
ro

v
e

d
 p

la
n

s
 f

o
r 

u
s

e
 o

f 
a
ll
 t

h
e

 t
ra

d
e
s

, 
a
n

d
 s

h
a
ll
 p

ro
v
id

e
 a

ll
 t

h
e

 s
u

b
 

c
o

n
tr

a
c
to

rs
  
  
w

it
h

 c
u

rr
e

n
t 

c
o

n
s

tr
u

c
ti

o
n

 d
o

c
u

m
e

n
ts

 a
s

 r
e
q

u
ir

e
d

.
6

. 
T

h
e

 g
e

n
e
ra

l 
c
o

n
tr

a
c

to
r 

s
h

a
ll
 v

e
ri

fy
 a

n
d

 a
s
s

u
m

e
 r

e
s

p
o

n
s

ib
il
it

y
 f

o
r 

a
ll
 d

im
e

n
s

io
n

s
  
  
 a

n
d

 s
it

e
 c

o
n

d
it

io
n

s
. 
T

h
e

 g
e
n

e
ra

l 
c
o

n
tr

a
c

to
r 

s
h

a
ll
 i
n

s
p

e
c
t 

th
e
 e

x
is

ti
n

g
 p

re
m

is
e
s

  
  
 a

n
d

 t
a

k
e

 n
o

te
s
 o

f 
e
x

is
ti

n
g

 c
o

n
d

it
io

n
s
 p

ri
o

r 
to

 s
u

b
m

it
ti

n
g

 p
ri

c
e

s
. 
N

o
 c

la
im

 s
h

a
ll

  
  
 b

e
 a

ll
o

w
e
d

 f
o

r 
d

if
fi

c
u

lt
ie

s
 e

n
c

o
u

n
te

re
d

 w
h

ic
h

 c
o

u
ld

 h
a

v
e

 r
e

a
s

o
n

a
b

ly
 b

e
e
n

 i
n

fe
rr

e
d

 
  
  
 f

ro
m

 s
u

c
h

 a
n

d
 e

x
a
m

in
a
ti

o
n

. 
7

. 
W

ri
tt

e
n

 d
im

e
n

s
io

n
s
 t

a
k
e

 p
re

c
e

d
e
n

c
e

. 
D

o
 n

o
t 

s
c

a
le

 d
ra

w
in

g
s
.

8
. 
A

ll
 d

im
e
n

s
io

n
s
 t

o
 a

n
d

 f
ro

m
 n

e
w

 c
o

n
s
tr

u
c
ti

o
n

 w
h

e
n

 s
h

o
w

n
 i
n

 p
la

n
 a

re
 t

o
 f

a
c
e

 o
f 

  
  
in

te
ri

o
r 

fi
n

is
h

 o
r 

s
tr

u
c

tu
ra

l 
m

e
m

b
e

r 
u

n
le

s
s

 o
th

e
rw

is
e
 n

o
te

d
.

9
. 
A

ll
 d

im
e
n

s
io

n
s
 o

n
 r

e
fl

e
c
te

d
 c

e
il
in

g
 p

la
n

s
 a

n
d

 e
le

v
a

ti
o

n
s

 a
re

 f
ro

m
 f

a
c

e
 o

f 
fi

n
is

h
  
  
o

r 
c

e
n

te
r 

li
n

e
 o

f 
c

o
lu

m
n

 t
o

 c
e

n
te

r 
li
n

e
 o

f 
fi

x
tu

re
s

(s
).

1
0
. 
A

ll
 v

e
rt

ic
a
l 
d

im
e

n
s

io
n

s
 a

re
 t

o
 f

a
c
e

 o
f 

fi
n

is
h

 &
 f

in
is

h
 f

lo
o

r,
 u

n
le

s
s
 o

th
e
rw

is
e
 n

o
te

d
.

1
1
. 
A

ll
 d

im
e

n
s

io
n

s
 n

o
te

d
 "

v
e

ri
fy

" 
a

n
d

 "
V

.I
.F

."
 a

re
 t

o
 b

e
 c

h
e
c

k
e

d
 b

y
 c

o
n

tr
a

c
to

rs
 p

ri
o

r
  
  
  
to

 c
o

n
s

tr
u

c
ti

o
n

. 
Im

m
e
d

ia
te

ly
 r

e
p

o
rt

 a
n

y
 v

a
ri

a
n

c
e

s
 t

o
 t

h
e

 d
e
s

ig
n

e
r 

fo
r 

re
s
o

lu
ti

o
n

.
1

2
. 
A

ll
 w

a
ll
s
 a

re
 w

o
o

d
 s

tu
d

s
 @

 1
6
"
 O

.C
. 
u

n
le

s
s

 o
th

e
rw

is
e
 n

o
te

d
.

1
3
. 
C

o
o

rd
in

a
te

 a
ll
 w

o
rk

 w
it

h
 e

x
is

ti
n

g
 c

o
n

d
it

io
n

s
, 
in

c
lu

d
in

g
 b

u
t 

n
o

t 
li
m

it
e
d

 t
o

 i
rr

ig
a
ti

o
n

  
  
  
p

ip
e

s
, 
e

le
c

tr
ic

a
l 
c

o
n

d
u

it
, 
w

a
te

r 
li
n

e
s
, 
g

a
s
 l
in

e
s

, 
d

ra
in

a
g

e
 l
in

e
s

, 
e
tc

.
1

4
. 
C

o
n

tr
a
c

to
rs

 s
h

a
ll
 p

ro
v
id

e
 a

ll
 s

e
is

m
ic

 b
ra

c
in

g
 a

n
d

 h
o

ld
-d

o
w

n
 c

li
p

s
 a

s
 r

e
q

u
ir

e
d

  
  
  
b

y
 c

o
d

e
 f

o
r 

a
ll
 s

u
s

p
e
n

d
e
d

 c
e

il
in

g
 a

n
d

 s
o

ff
it

 f
ra

m
in

g
 c

o
n

d
it

io
n

s
.

1
5
. 
P

ro
v
id

e
 a

d
e
q

u
a
te

 t
e

m
p

o
ra

ry
 s

u
p

p
o

rt
 a

s
 n

e
c

e
s

s
a

ry
 t

o
 a

s
s

u
re

 t
h

e
 s

tr
u

c
tu

ra
l 
v
a
lu

e
  
  
  
o

r 
in

te
g

ri
ty

 o
f 

th
e

 b
u

il
d

in
g

. 
1

6
. 
P

ro
te

c
t 

a
ll
 e

x
is

ti
n

g
 b

u
il
d

in
g

 a
n

d
 s

it
e
 c

o
n

d
it

io
n

s
 t

o
 r

e
m

a
in

 i
n

c
lu

d
in

g
 w

a
ll
s
, 
c

a
b

in
e
ts

,
  
  
  
fi

n
is

h
e

s
, 
tr

e
e
s

 a
n

d
 s

h
ru

b
s
, 
p

a
v
in

g
, 
e
tc

.
1

7
. 
D

e
ta

il
s

 s
h

o
w

n
 a

re
 t

y
p

ic
a

l.
 S

im
il
a
r 

d
e

ta
il
s
 a

p
p

ly
 i
n

 s
im

il
a
r 

c
o

n
d

it
io

n
s

.
1

8
. 
V

e
ri

fy
 a

ll
 a

rc
h

it
e

c
tu

ra
l 
d

e
ta

il
s
 w

it
h

 s
tr

u
c
tu

ra
l,
 c

iv
il
, 
a
n

d
 d

e
s
ig

n
/b

u
il
d

 b
e

fo
re

 o
rd

e
ri

n
g

  
  
  
o

r 
in

s
ta

ll
a

ti
o

n
 o

f 
a

n
y
 w

o
rk

.
1

9
. 
W

h
e

re
 l
o

c
a
ti

o
n

s
 o

f 
w

in
d

o
w

s
 a

n
d

 d
o

o
rs

 a
re

 n
o

t 
d

im
e
n

s
io

n
e

d
, 
th

e
y
 s

h
a
ll
 b

e
 

  
  
  
c
e

n
te

re
d

 i
n

 t
h

e
 w

a
ll
 p

la
c

e
d

 t
w

o
 s

tu
d

 w
id

th
s

 f
ro

m
 a

d
ja

c
e
n

t 
w

a
ll
 a

s
 i
n

d
ic

a
te

d
 o

n
 t

h
e

  
  
  
d

ra
w

in
g

s
.

2
0
. 
O

m
is

s
io

n
s

 f
ro

m
 t

h
e
 d

ra
w

in
g

s
 a

n
d

 s
p

e
c

if
ic

a
ti

o
n

 o
r 

th
e

 m
is

-d
is

tr
ib

u
ti

o
n

s
 o

f 
th

e
 w

o
rk

  
  
  
w

h
ic

h
 i
s

 m
a
n

if
e
s

tl
y
 n

e
c
e

s
s

a
ry

 t
o

 c
a

rr
y
 o

u
t 

th
e

 i
n

te
n

t 
o

f 
th

e
 d

ra
w

in
g

s
 a

n
d

 
  
  
  
s
p

e
c

if
ic

a
ti

o
n

s
, 
o

r 
w

h
ic

h
 i
s

 c
u

s
to

m
a
ri

ly
 p

e
rf

o
rm

e
d

, 
s
h

a
ll
 n

o
t 

re
li
e

v
e

 t
h

e
 c

o
n

tr
a
c

to
r 

  
  
  
fr

o
m

 s
u

c
h

 o
m

it
te

d
 o

r 
m

is
d

e
s

c
ri

b
e

d
 d

e
ta

il
s

 o
f 

th
e
 w

o
rk

 a
s
 i
f 

fu
ll
y
 a

n
d

 c
o

m
p

le
te

ly
 s

e
t 

  
  
  
fo

rt
h

 a
n

d
 d

e
s

c
ri

b
e

d
 i
n

 t
h

e
 d

ra
w

in
g

s
 &

 s
p

e
c
if

ic
a
ti

o
n

s
.

2
1
. 
A

ll
 c

h
a
n

g
e
s

 i
n

 f
lo

o
r 

m
a
te

ri
a
ls

 o
c

c
u

r 
a

t 
c
e

n
te

rl
in

e
 o

f 
d

o
o

r 
o

r 
fr

a
m

e
d

 o
p

e
n

in
g

 u
n

le
s
s

  
  
  
o

th
e
rw

is
e
 i
n

d
ic

a
te

d
 o

n
 t

h
e

 d
ra

w
in

g
s

.
2

2
. 
In

s
ta

ll
 a

ll
 f

ix
tu

re
s
, 
e

q
u

ip
m

e
n

t 
a

n
d

 m
a

te
ri

a
ls

 p
e
r 

m
a

n
u

fa
c

tu
re

rs
 r

e
c

o
m

m
e
n

d
a

ti
o

n
s
.

2
3
. 
V

e
ri

fy
 c

le
a
ra

n
c
e

s
 f

o
r 

v
e

n
ts

, 
c

h
a

s
e

s
, 
s

o
ff

it
s
, 
fi

x
tu

re
s
, 
e

tc
. 
B

e
fo

re
 a

n
y
 c

o
n

s
tr

u
c
ti

o
n

,
  
  
  
o

rd
e

ri
n

g
, 
o

r 
in

s
ta

ll
a
ti

o
n

 o
f 

a
n

y
 i
te

m
s
 o

f 
w

o
rk

. 
2

4
. 
S

e
a

la
n

t,
 c

a
u

lk
in

g
 a

n
d

 f
la

s
h

in
g

, 
e
tc

. 
L

o
c

a
ti

o
n

s
 s

h
o

w
n

 o
n

 d
ra

w
in

g
s
 a

re
 n

o
t 

  
  
  
in

te
n

d
e

d
 t

o
 b

e
 i
n

c
lu

s
iv

e
. 
F

o
ll
o

w
 m

a
n

u
fa

c
tu

re
r'

s
 i
n

s
ta

ll
a

ti
o

n
 r

e
c
o

m
m

e
n

d
a
ti

o
n

 a
n

d
 

  
  
  
s
ta

n
d

a
rd

 i
n

d
u

s
tr

y
 a

n
d

 b
u

il
d

in
g

 p
ra

c
ti

c
e

s
.

2
5
. 
A

ll
 r

o
o

f 
d

e
c

k
 p

e
n

e
tr

a
ti

o
n

s
 a

n
d

 e
x

te
ri

o
r 

w
a
ll
 o

p
e

n
in

g
s
 s

h
a
ll
 b

e
 g

u
a

ra
n

te
e

d
 b

y
 t

h
e
 

  
  
  
c
o

n
tr

a
c
to

r 
to

 b
e

 w
a
te

r 
ti

g
h

t 
fo

r 
a

 m
in

im
u

m
 o

f 
fi

v
e
 y

e
a
rs

 a
ft

e
r 

s
u

b
s
ta

n
ti

a
l 

  
  
  
c
o

m
p

le
ti

o
n

 o
f 

a
ll
 w

o
rk

 u
n

d
e
r 

th
is

 c
o

n
tr

a
c
t.

2
6
. 
T

h
e
 g

e
n

e
ra

l 
c

o
n

tr
a

c
to

r 
s
h

a
ll
 r

e
m

o
v
e

 a
ll
 r

u
b

b
is

h
 a

n
d

 w
a
s

te
 m

a
te

ri
a
ls

 o
f 

a
ll
 

  
  
  
s
u

b
c
o

n
tr

a
c

to
rs

/t
ra

d
e
s

 o
n

 a
 r

e
g

u
la

r 
b

a
s
is

, 
a
n

d
 s

h
a

ll
 e

x
e
rc

is
e

 a
 s

tr
ic

t 
c
o

n
tr

o
l

  
  
  
o

v
e
r 

jo
b

 c
le

a
n

in
g

 t
o

 p
re

v
e
n

t 
a
n

y
 d

ir
e
c

t 
d

e
b

ri
s
 o

r 
d

u
s
t 

fr
o

m
 a

ff
e

c
ti

n
g

, 
in

 a
n

y
 w

a
y
,

  
  
  
fi

n
is

h
e

d
 a

re
a
s

 i
n

 o
r 

o
u

ts
id

e
 j
o

b
 s

it
e

.
2

7
. 
C

o
n

tr
a
c

to
r 

s
h

a
ll
 l
e

a
v
e
 p

re
m

is
e
s

 a
n

d
 a

ll
 a

ff
e

c
te

d
 a

re
a

s
 c

le
a

n
 a

n
d

 o
rd

e
rl

y
, 
re

a
d

y
 f

o
r 

  
  
  
o

c
c
u

p
a
n

c
y
. 
T

h
is

 i
n

c
lu

d
e

s
 c

le
a

n
in

g
 o

f 
a
ll
 g

la
s

s
 (

in
s

id
e

 a
n

d
 o

u
ts

id
e

) 
a
n

d
 f

ra
m

e
s

, 
  
  
  
b

o
th

 n
e
w

 a
n

d
 e

x
is

ti
n

g
.

2
8
. 
A

ll
 w

o
o

d
 i
n

 c
o

n
ta

c
t 

w
it

h
 c

o
n

c
re

te
 s

h
a
ll
 b

e
 p

re
s

s
u

re
 t

re
a
te

d
.

2
9
. 
A

 c
e
rt

if
ic

a
te

 o
f 

c
o

n
s
tr

u
c

ti
o

n
 c

o
m

p
li
a
n

c
e
, 
s

ig
n

e
d

 b
y
 t

h
e
 g

e
n

e
ra

l 
b

a
s
e

d
 u

p
o

n
 h

is
 

  
  
  
o

b
s

e
rv

a
ti

o
n

 o
f 

th
e
 c

o
n

s
tr

u
c

ti
o

n
 w

o
rk

 s
h

a
ll
 b

e
 s

u
b

m
it

te
d

 t
o

 t
h

e
 i
n

s
p

e
c

ti
n

g
 b

u
il
d

in
g

 
  
  
  
o

ff
ic

ia
l 
p

ri
o

r 
to

 i
s

s
u

a
n

c
e
 o

f 
a
 c

e
rt

if
ic

a
te

 o
f 

o
c
c

u
p

a
n

c
y
.

3
0
. 
A

ll
 e

x
te

ri
o

r 
w

in
d

o
w

s
 t

o
 b

e
 w

e
a

th
e

re
d

-s
tr

ip
p

e
d

 p
e
r 

ti
tl

e
 2

4
 r

e
q

u
ir

e
m

e
n

ts
.

3
1
. 
In

s
ta

ll
 s

m
o

k
e
 d

e
te

c
to

rs
 i
n

 a
c

c
o

rd
a

n
c

e
 w

it
h

 s
p

e
c

if
ic

a
ti

o
n

s
 a

n
d

 i
n

 c
o

n
fo

rm
a
n

c
e

  
  
  
w

it
h

 l
o

c
a

l 
fi

re
 m

a
rs

h
a
l 
re

q
u

ir
e

m
e
n

ts
.

3
2
. 
G

la
s

s
 s

u
b

je
c
t 

to
 h

u
m

a
n

 i
m

p
a
c

t 
s

h
a
ll
 b

e
 s

a
fe

ty
 g

la
z
in

g
 m

a
te

ri
a

l 
to

 m
e

e
t 

s
ta

te
 a

n
d

 
  
  
  
fe

d
e
ra

l 
re

q
u

ir
e
m

e
n

ts
.

3
3
. 
S

u
rv

e
y
 m

o
n

u
m

e
n

ts
 w

it
h

in
 t

h
e
 a

re
a

 o
f 

c
o

n
s

tr
u

c
ti

o
n

 s
h

a
ll
 b

e
 p

re
s
e

rv
e

d
 o

r 
re

s
e
t 

b
y

  
  
  
a
 r

e
g

is
te

re
d

 c
iv

il
 e

n
g

in
e
e

r 
o

r 
a

 l
ic

e
n

s
e

d
 l
a
n

d
 s

u
rv

e
y
o

r.
 

3
4
. 
P

ro
v
id

e
 o

n
 s

it
e

 h
e

a
lt

h
 a

n
d

 s
a
fe

ty
 f

a
c

il
it

ie
s

 i
n

c
lu

d
in

g
 t

e
m

p
o

ra
ry

 b
a

th
ro

o
m

s
 a

n
d

 w
a

s
h

 
s

ta
ti

o
n

s
.

3
5
. 
A

ll
 n

o
n

-c
o

m
p

li
a
n

t 
p

lu
m

b
in

g
 f

ix
tu

re
s
 s

h
a
ll
 b

e
 r

e
p

la
c

e
d

 w
it

h
 a

p
p

ro
p

ri
a

te
 w

a
te

r 
c

o
n

s
e
rv

in
g

 p
lu

m
b

in
g

 f
ix

tu
re

s
. 
p

lu
m

b
in

g
 r

e
p

la
c

e
m

e
n

t 
is

 r
e
q

u
ir

e
d

 p
ri

o
r 

to
 i
s

s
u

a
n

c
e
 o

f 
a
 

c
e
rt

if
ic

a
te

 o
f 

fi
n

a
l 
c
o

m
p

le
ti

o
n

, 
c
e

rt
if

ic
a
te

 o
f 

o
c
c

u
p

a
n

c
y
, 
o

r 
fi

n
a
l 
p

e
rm

it
 a

p
p

ro
v
a
l 
b

y
 a

 l
o

c
a
l 

b
u

il
d

in
g

 d
e

p
a
rt

m
e
n

t.
 [

C
A

L
L

G
R

E
E

N
 4

.3
0

3
.1

] 
N

O
N

 C
O

M
P

L
IA

N
T

 P
L

U
M

B
IN

G
 F

IX
T

U
R

E
 

M
E

A
N

S
 A

N
Y

 O
F

 T
H

E
 F

O
L

L
O

W
IN

G
 [

C
A

L
IF

O
R

N
IA

 C
IV

IL
 C

O
D

E
. 
1
1

0
1

.3
(c

)

(1
) 

a
n

y
 t

o
il
e

t 
m

a
n

u
fa

c
tu

re
d

 t
o

 u
s
e

 m
o

re
 t

h
a

n
 1

.6
 g

a
ll
o

n
s

 o
f 

w
a

te
r 

p
e
r 

fl
u

s
h

.
(2

) 
a

n
y
 u

ri
n

a
l 
m

a
n

u
fa

c
tu

re
d

 t
o

 u
s
e

 m
o

re
 t

h
a
n

 o
n

e
 g

a
ll
o

n
 o

f 
w

a
te

r 
p

e
r 

fl
u

s
h

.
(3

) 
a

n
y
 s

h
o

w
e
rh

e
a

d
 m

a
n

u
fa

c
tu

re
d

 t
o

 h
a
v
e
 a

 f
lo

w
 c

a
p

a
c

it
y
 o

f 
m

o
re

 t
h

a
n

 2
.5

 g
a
ll
o

n
s

 o
f 

w
a
te

r 
p

e
r 

m
in

u
te

.
(4

) 
a

n
y
 i
n

te
ri

o
r 

fa
u

c
e

t 
th

a
t 

e
m

it
s
 m

o
re

 t
h

a
n

 2
.2

 g
a
ll
o

n
s
 o

f 
w

a
te

r 
p

e
r 

m
in

u
te

. 
3

6
. 
M

e
c

h
a
n

ic
a

l 
a
n

d
 g

ra
v
it

y
 o

u
td

o
o

r 
a
ir

 i
n

ta
k

e
 o

p
e
n

in
g

s
 s

h
a

ll
 b

e
 l
o

c
a
te

d
 a

 m
in

im
u

m
 o

f 
1

0
 

fe
e
t 

fr
o

m
 a

n
y
 h

a
z
a

rd
o

u
s

 o
r 

n
o

x
io

u
s

 c
o

n
ta

m
in

a
n

t,
 s

u
c
h

 a
s
 v

e
n

ts
, 
c

h
im

n
e

y
s
, 
p

lu
m

b
in

g
 

v
e

n
ts

, 
s
tr

e
e

ts
, 
a

ll
e
y
s

, 
p

a
rk

in
g

 l
o

ts
 a

n
d

 l
o

a
d

in
g

 d
o

c
k

s
, 
e

x
c
e

p
t 

a
s
 o

th
e
rw

is
e
 s

p
e

c
if

ie
d

 i
n

 t
h

is
 

c
o

d
e

. 
T

o
il
e

t 
ro

o
m

s
, 
b

a
th

ro
o

m
s
 a

n
d

 k
it

c
h

e
n

s
 s

h
a
ll
 n

o
t 

b
e
 c

o
n

s
id

e
re

d
 h

a
z
a
rd

o
u

s
 o

r 
n

o
x

io
u

s
. 
[R

3
0
3

.5
.1

] 
3

7
. 
W

h
e

re
 a

 w
a
te

r 
h

e
a
te

r 
is

 i
n

s
ta

ll
e

d
 i
n

 a
n

 a
tt

ic
, 
a

tt
ic

-c
e

il
in

g
, 
fl

o
o

r-
c
e

il
in

g
 a

s
s

e
m

b
ly

, 
o

r 
fl

o
o

r-
s
u

b
fl

o
o

r 
a

s
s

e
m

b
ly

 w
h

e
re

 d
a

m
a

g
e
 r

e
s
u

lt
s
 f

ro
m

 a
 l
e

a
k

in
g

 w
a

te
r 

h
e
a

te
r,

 a
 w

a
te

rt
ig

h
t 

p
a

n
 o

f 
c

o
rr

o
s

io
n

 r
e
s

is
ta

n
t 

m
a
te

ri
a

ls
 s

h
a
ll
 b

e
 i
n

s
ta

ll
e

d
 b

e
n

e
a
th

 t
h

e
 w

a
te

r 
h

e
a
te

r 
w

it
h

 n
o

t 
le

s
s

 t
h

a
n

 ¾
 o

f 
a
n

 i
n

c
h

 d
ia

m
e

te
r 

d
ra

in
 t

o
 a

n
 a

p
p

ro
v
e
d

 l
o

c
a

ti
o

n
. 
[C

P
C

 5
0

7
.5

] 

R
4

0
8

.1
 V

e
n

ti
la

ti
o

n
. 
T

h
e

 u
n

d
e

r-
fl

o
o

r 
s

p
a

c
e

 b
e

tw
e

e
n

 t
h

e
 b

o
tt

o
m

 o
f 

th
e

 f
lo

o
r 

jo
is

ts
 

a
n

d
 t

h
e

 e
a

rt
h

 u
n

d
e
r 

a
n

y
 b

u
il
d

in
g

 (
e

x
c

e
p

t 
s
p

a
c

e
 o

c
c
u

p
ie

d
 b

y
 a

 b
a

s
e
m

e
n

t)
 

s
h

a
ll
 h

a
v
e

 v
e

n
ti

la
ti

o
n

 o
p

e
n

in
g

s
 t

h
ro

u
g

h
 f

o
u

n
d

a
ti

o
n

 w
a

ll
s
 o

r 
e

x
te

ri
o

r 
w

a
ll
s
. 

T
h

e
 m

in
im

u
m

 n
e
t 

a
re

a
 o

f 
v
e
n

ti
la

ti
o

n
 o

p
e

n
in

g
s

 s
h

a
ll
 n

o
t 

b
e
 l
e

s
s

 t
h

a
n

 1
 

s
q

u
a

re
 f

o
o

t 
(0

.0
9

2
9

 m
2
) 

fo
r 

e
a

c
h

 1
5

0
 s

q
u

a
re

 f
e

e
t 

 (
1
4

 m
2

) 
o

f 
u

n
d

e
r-

fl
o

o
r 

s
p

a
c

e
 a

re
a

, 
u

n
le

s
s

 t
h

e
 g

ro
u

n
d

 s
u

rf
a
c

e
 i
s

 c
o

v
e
re

d
 b

y
 a

 C
la

s
s
 1

 v
a

p
o

r 
re

ta
rd

e
r 

m
a

te
ri

a
l.
 

W
h

e
n

 a
 C

la
s

s
 1

 v
a

p
o

r 
re

ta
rd

e
r 

m
a
te

ri
a

l 
is

 u
s

e
d

, 
th

e
 m

in
im

u
m

 n
e
t 

a
re

a
 o

f 
v
e

n
ti

la
ti

o
n

 o
p

e
n

in
g

s
 s

h
a

ll
 n

o
t 

b
e
 l
e

s
s

 t
h

a
n

 1
 s

q
u

a
re

 f
o

o
t 

(0
.0

9
2

9
 m

2
) 

fo
r 

e
a
c

h
 1

,5
0
0

 s
q

u
a
re

 f
e

e
t 

(1
4

0
 m

2
) 

o
f 

u
n

d
e

r-
fl

o
o

r 
s

p
a

c
e

 a
re

a
. 
O

n
e

 s
u

c
h

 
v
e

n
ti

la
ti

n
g

 o
p

e
n

in
g

 s
h

a
ll
 b

e
 w

it
h

in
 3

 f
e
e

t 
(9

1
4

 m
m

) 
o

f 
e
a

c
h

 c
o

rn
e

r 
o

f 
th

e
 

b
u

il
d

in
g

.

V
e
n

ti
la

ti
o

n
 o

p
e

n
in

g
s
 s

h
a
ll
 b

e
 c

o
v
e

re
d

 f
o

r 
th

e
ir

 h
e
ig

h
t 

a
n

d
 w

id
th

 w
it

h
 a

n
y
 o

f 
th

e
 f

o
ll
o

w
in

g
 m

a
te

ri
a
ls

 p
ro

v
id

e
d

 t
h

a
t 

th
e

 l
e

a
s
t 

d
im

e
n

s
io

n
 o

f 
th

e
 c

o
v
e
ri

n
g

 
s

h
a
ll
 n

o
t 

e
x

c
e

e
d

 1
/4

 i
n

c
h

 (
6
.4

 m
m

) 

P
L

E
A

S
E

 N
O

T
E

:
C

o
n

tr
a
c
to

r 
a

n
d

 o
w

n
e
r 

is
 n

o
ti
fi
e
d

, 
d
w

e
lli

n
g

 b
u

ilt
 p

ri
o
r 

to
 1

9
7
8

 m
a

y
 

p
re

s
e

n
t 
e

x
p
o

s
u
re

 t
o

 l
e
a

d
 p

o
is

o
n

in
g
 a

s
 a

 r
e

s
u

lt
 o

f 
le

a
d
-b

a
s
e

d
 p

a
in

t 
a

n
d

/o
r 

le
a

d
-b

a
s
e

d
 

m
a
te

ri
a

l 
h
a

z
a

rd
s
. 
T

h
e

re
fo

re
 t
h

e
 c

o
n
tr

a
c
to

r 
is

 r
e
q

u
ir

e
d

 t
o
 p

e
rf

o
rm

 a
 p

re
-c

o
n
s
tr

u
c
ti
o

n
 

ri
s
k
 a

s
s
e

s
s
m

e
n
t,
 t
e

s
ti
n
g

 a
n

d
 o

r 
in

s
p
e

c
ti
o
n

 f
o
r 

p
o
s
s
ib

le
 l
e
a

d
-b

a
s
e
d

 h
a

z
a
rd

s
 p

ri
o

r 
to

 
ra

ti
fy

in
g
 a

n
y
 a

g
re

e
m

e
n
t 
w

it
h
 o

w
n
e

r 
to

 p
e

rf
o
rm

 s
c
o

p
e
 o

f 
w

o
rk

. 
C

o
n

tr
a

c
to

r 
is

 
re

s
p
o

n
s
ib

le
 f
o

r 
a
ll 

le
a
d

-b
a
s
e

d
 p

a
in

t 
o
r 

o
th

e
r 

m
a
te

ri
a

l 
a

b
a

te
m

e
n

t 
in

 t
h
is

 s
c
o

p
e

, 
in

 l
in

e
 

w
it
h

 b
u

t 
n
o

t 
lim

it
e

d
 t
o

 t
h
e

 f
e

d
e

ra
l 
D

e
p
a

rt
m

e
n

t 
o
f 

E
n

v
ir

o
n

m
e

n
ta

l 
P

ro
te

c
ti
o
n

 (
E

P
A

) 
a
n

d
 

a
ll 

a
p
p

lic
a

b
le

 o
th

e
r 

c
it
ie

s
, 
s
ta

te
, 
o

r 
lo

c
a
l 
c
o

d
e

s
 a

n
d
 o

r 
le

g
is

la
ti
o
n

. 
A

L
S

O
 N

O
T

E
:

C
o
n

tr
a

c
to

r 
a

n
d

 o
w

n
e
r 

is
 n

o
ti
fi
e
d

 "
p
o

p
c
o

rn
" 

c
e

ili
n

g
s
, 
9

x
9

 V
in

y
l 

C
o

m
p

o
s
it
e

 T
ile

 (
V

C
T

) 
ti
le

s
, 
fl
o
o

ri
n

g
 m

a
s
ti
c
s
, 
fl
o
o

ri
n

g
, 
d

u
c
ti
n
g

, 
ro

o
fi
n
g

 a
n

d
 s

id
in

g
 m

a
y
 

a
n
d

 c
a

n
 c

o
n
ta

in
 h

a
rm

fu
l 
a
s
b

e
s
to

s
: 
th

e
re

fo
re

, 
c
o
n

tr
a

c
to

r 
is

 r
e

s
p
o

n
s
ib

le
 t
o
 i
d
e

n
ti
fy

 
s
u
c
h

 h
a

z
a

rd
s
 a

n
d

 p
e

rf
o
rm

 p
re

-c
o

n
s
tr

u
c
ti
o
n

 r
is

k
 a

s
s
e

s
s
m

e
n
t 
te

s
ti
n
g

 a
n

d
 i
n
s
p
e

c
ti
o

n
 

fo
r 

p
o
s
s
ib

le
 a

s
b

e
s
to

s
 h

a
z
a
rd

s
 p

ri
o
r 

to
 r

a
ti
fy

in
g
 a

n
y
 a

g
re

e
m

e
n
t 
w

it
h
 o

w
n
e

r 
to

 p
e

rf
o

rm
 

s
c
o
p

e
 o

f 
w

o
rk

. 
C

o
n
tr

a
c
to

r 
is

 r
e
s
p

o
n

s
ib

le
 f

o
r 

a
ll 

a
s
b

e
s
to

s
 a

b
a

te
m

e
n

t 
re

g
a

rd
in

g
 t
h
is

 
s
c
o
p

e
, 
in

 l
in

e
 w

it
h

 b
u

t 
n
o

t 
lim

it
e

d
 t
o

 t
h
e

 f
e

d
e

ra
l 
D

e
p

a
rt

m
e

n
t 
o

f 
E

n
v
ir

o
n

m
e

n
ta

l 
P

ro
te

c
ti
o

n
 (

E
P

A
) 

a
n

d
 a

ll 
a

p
p

lic
a

b
le

 o
th

e
r 

c
it
ie

s
, 
s
ta

te
, 
o

r 
lo

c
a
l 
c
o

d
e

s
 a

n
d
 o

r 
le

g
is

la
ti
o
n

. 
C

o
n

tr
a

c
to

r 
to

 t
e
s
t 
a
n

d
 a

b
a
te

 l
e
a

d
 t
ile

s
 p

e
r 

c
o

u
n

ty
 a

n
d

 s
ta

te
 r

e
q

u
ir

e
m

e
n
ts

.
R

E
G

A
R

D
IN

G
 M

O
L

D
 I
N

S
P

E
C

T
IO

N
:

M
o

ld
s
, 
fu

n
g
u

s
, 
m

ild
e

w
, 
a
n

d
 s

im
ila

r 
o

rg
a
n

is
m

s
 

("
M

o
ld

 C
o

n
d

it
io

n
s
")

 m
a
y
 e

x
is

t 
in

 t
h

e
 p

ro
p

e
rt

y
 o

f 
w

h
ic

h
 t
h

e
 o

w
n
e

r 
a

n
d

 d
e

s
ig

n
e

r 
is

 
u

n
a

w
a
re

 a
n
d

 h
a

s
 n

o
t 
a

c
tu

a
l 
k
n
o

w
le

d
g
e

. 
T

h
e

 m
o

ld
 c

o
n
d

it
io

n
s
 g

e
n
e

ra
lly

 g
ro

w
 i
n
 

p
la

c
e

s
 w

h
e

re
 t
h

e
re

 i
s
 e

x
c
e

s
s
iv

e
 m

o
is

tu
re

, 
s
u
c
h

 a
s
 w

h
e
re

 l
e

a
k
a

g
e

 m
a

y
 h

a
v
e

 
o

c
c
u

rr
e

d
 i
n
 r

o
o
fs

, 
p
ip

e
s
, 
w

a
lls

, 
p

la
n
t 
p

o
ts

 o
r 

w
h

e
re

 t
h
e

re
 h

a
s
 b

e
e

n
 f
lo

o
d

in
g
. 
A

 
p

ro
fe

s
s
io

n
a

l 
in

s
p
e

c
ti
o

n
 m

a
y
 n

o
t 
d

is
c
lo

s
e
 m

o
ld

 c
o
n

d
it
io

n
s
. 
A

s
 a

 r
e

s
u
lt
, 
o

w
n

e
r 

o
r 

c
o
n

tr
a

c
to

rs
 m

a
y
 w

is
h
 t
o

 o
b

ta
in

 a
n
 i
n

s
p
e

c
ti
o
n

 s
p
e

c
if
ic

a
lly

 f
o
r 

m
o
ld

 c
o
n

d
it
io

n
s
 t
o
 m

o
re

 
fu

lly
 d

e
te

rm
in

e
 t
h
e

 c
o

n
d

it
io

n
 o

f 
th

e
 p

ro
p
e

rt
y
 a

n
d
 t
h

is
 e

n
v
ir

o
n

m
e

n
ta

l 
s
ta

tu
s
 p

ri
o
r 

to
 

c
o
m

m
e

n
c
in

g
 w

o
rk

. 
N

e
it
h

e
r 

th
e

 d
e

s
ig

n
e
r,

 o
w

n
e
r 

n
o
r 

o
w

n
e
r’

s
 a

g
e
n

ts
 a

re
 e

x
p
e

rt
s
 i
n

 t
h
e

 
fi
e
ld

 o
f 
m

o
ld

 c
o
n

d
it
io

n
s
 a

n
d

 o
th

e
r 

re
la

te
d

 c
o
n

d
it
io

n
s
 t
h
e

re
fo

re
 c

o
n
tr

a
c
to

rs
 s

h
a
ll 

n
o

t 
re

ly
 o

n
 d

e
s
ig

n
e
rs

, 
o

w
n
e

rs
 o

r 
it
s
 a

g
e
n

ts
 f
o

r 
in

fo
rm

a
ti
o

n
 r

e
la

ti
n

g
 t
o

 s
u
c
h
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. 
A

ll
 n

e
w

 (
N

) 
s

ta
ir

s
 s

h
a

ll
 h

a
v
e

 a
 m

a
x
im

u
m

 r
is

e
 o

f 
7

 3
/4

"
 a

n
d

 a
 m

in
im

u
m

 r
u

n
 o

f 
1

1
"
. 
T

h
e
 m

a
x
im

u
m

 d
ro

p
 (

e
le

v
a

ti
o

n
 c

h
a

n
g

e
) 

a
t 

a
ll
 d

o
o

r 
th

re
s

h
o

ld
s
 s

h
a
ll
 b

e
 7

 
3

/4
"
.

(a
) 

S
ta

ir
w

a
y
s

 s
h

a
ll
 h

a
v
e

 h
a
n

d
ra

il
s

 o
r 

s
ta

ir
 r

a
il
in

g
s
 o

n
 e

a
c
h

 s
id

e
, 
a
n

d
 e

v
e
ry

 
s

ta
ir

w
a

y
 r

e
q

u
ir

e
d

 t
o

 b
e

 m
o

re
 t

h
a
n

 8
8

 i
n

c
h

e
s

 i
n

 w
id

th
 s

h
a

ll
 b

e
 p

ro
v
id

e
d

 w
it

h
 n

o
t 

le
s
s

 t
h

a
n

 o
n

e
 i
n

te
rm

e
d

ia
te

 s
ta

ir
 r

a
il
in

g
 f

o
r 

e
a
c

h
 8

8
 i
n

c
h

e
s

 o
f 

re
q

u
ir

e
d

 w
id

th
. 

In
te

rm
e

d
ia

te
 s

ta
ir

 r
a

il
in

g
s

 s
h

a
ll
 b

e
 s

p
a

c
e

d
 a

p
p

ro
x

im
a
te

ly
 e

q
u

a
l 
w

it
h

in
 t

h
e
 e

n
ti

re
 

w
id

th
 o

f 
th

e
 s

ta
ir

w
a
y
.

N
o

te
: 

In
te

rm
e

d
ia

te
 s

ta
ir

 r
a

il
in

g
s

 m
a

y
 b

e
 o

f 
s
in

g
le

 r
a

il
 c

o
n

s
tr

u
c

ti
o

n
.

E
x
c

e
p

ti
o

n
s

:

(1
) 

S
ta

ir
w

a
y
s

 l
e
s

s
 t

h
a
n

 4
4
 i
n

c
h

e
s
 i
n

 w
id

th
 m

a
y
 h

a
v
e

 o
n

e
 h

a
n

d
ra

il
 o

r 
s

ta
ir

 
ra

il
in

g
 e

x
c
e

p
t 

th
a
t 

s
u

c
h

 s
ta

ir
w

a
y
s
 o

p
e
n

 o
n

 o
n

e
 o

r 
b

o
th

 s
id

e
s

 s
h

a
ll
 h

a
v
e

 s
ta

ir
 

ra
il
in

g
s
 p

ro
v
id

e
d

 o
n

 t
h

e
 o

p
e
n

 s
id

e
 o

r 
s
id

e
s

.

(2
) 

S
ta

ir
w

a
y
s

 h
a
v
in

g
 l
e

s
s

 t
h

a
n

 f
o

u
r 

ri
s

e
rs

 n
e

e
d

 n
o

t 
h

a
v
e

 h
a
n

d
ra

il
s

 o
r 

s
ta

ir
 r

a
il
in

g
s

.

(3
) 

S
ta

ir
w

a
y
s

 g
iv

in
g

 a
c

c
e

s
s

 t
o

 p
o

rt
a
b

le
 w

o
rk

 s
ta

n
d

s
 l
e

s
s

 t
h

a
n

 3
0

 i
n

c
h

e
s

 
h

ig
h

.

(4
) 

S
ta

ir
s

 t
h

a
t 

fo
ll
o

w
 t

h
e

 c
o

n
to

u
r 

o
f 

ta
n

k
s

 o
r 

o
th

e
r 

c
y
li
n

d
ri

c
a

l 
o

r 
s

p
h

e
ri

c
a
l 
s

tr
u

c
tu

re
s
 w

h
e
re

 t
h

e
 c

o
n

s
tr

u
c

ti
o

n
 r

e
q

u
ir

e
s
 t

h
e
 i
n

s
id

e
 c

le
a
ra

n
c

e
 

b
e

tw
e

e
n

 t
h

e
 i
n

s
id

e
 s

ta
ir

 s
tr

in
g

e
r 

a
n

d
 w

a
ll
 o

r 
ta

n
k

 s
id

e
 t

o
 b

e
 8

 i
n

c
h

e
s

 o
r 

le
s

s
, 

s
h

a
ll
 n

o
t 

b
e

 c
o

n
s
id

e
re

d
 a

n
 "

o
p

e
n

 s
id

e
."

(5
) 

G
u

a
rd

ra
il
s
 m

a
y
 b

e
 e

re
c
te

d
 p

ro
v
id

e
d

 a
 h

a
n

d
ra

il
 i
s
 a

tt
a

c
h

e
d

.

(b
) 

A
 s

ta
ir

 r
a
il
in

g
 s

h
a

ll
 b

e
 o

f 
c

o
n

s
tr

u
c
ti

o
n

 s
im

il
a
r 

to
 a

 g
u

a
rd

ra
il
 (

s
e

e
 S

e
c
ti

o
n

 
3

2
0

9
) 

b
u

t 
th

e
 v

e
rt

ic
a
l 
h

e
ig

h
t 

s
h

a
ll
 b

e
 i
n

 c
o

m
p

li
a
n

c
e
 w

it
h

 S
e
c

ti
o

n
 3

2
1
4

(c
).

 S
ta

ir
 

ra
il
in

g
s
 o

n
 o

p
e

n
 s

id
e
s

 t
h

a
t 

a
re

 3
0

 i
n

c
h

e
s

 o
r 

m
o

re
 a

b
o

v
e

 t
h

e
 s

u
rf

a
c

e
 b

e
lo

w
 s

h
a
ll
 

b
e

 e
q

u
ip

p
e

d
 w

it
h

 m
id

ra
il
s

 a
p

p
ro

x
im

a
te

ly
 o

n
e

 h
a
lf

 w
a
y
 b

e
tw

e
e

n
 t

h
e

 s
te

p
s

 a
n

d
 

th
e

 t
o

p
 r

a
il
.

N
o

te
: 

L
o

c
a

l 
b

u
il
d

in
g

 s
ta

n
d

a
rd

s
 m

a
y
 r

e
q

u
ir

e
 4

-i
n

c
h

 s
p

a
c
in

g
 o

f 
in

te
rm

e
d

ia
te

 
v
e

rt
ic

a
l 
m

e
m

b
e

rs
.

(c
) 

T
h

e
 t

o
p

 o
f 

s
ta

ir
 r

a
il
in

g
s

, 
h

a
n

d
ra

il
s

 a
n

d
 h

a
n

d
ra

il
 e

x
te

n
s

io
n

s
 i
n

s
ta

ll
e

d
 o

n
 o

r 
a

ft
e

r 
A

p
ri

l 
3
, 
1

9
9

7
, 
s

h
a
ll
 b

e
 a

t 
a
 v

e
rt

ic
a
l 
h

e
ig

h
t 

b
e
tw

e
e

n
 3

4
 a

n
d

 3
8
 i
n

c
h

e
s
 a

b
o

v
e
 

th
e

 n
o

s
in

g
 o

f 
tr

e
a

d
s

 a
n

d
 l
a
n

d
in

g
s
. 
F

o
r 

s
ta

ir
s
 i
n

s
ta

ll
e
d

 b
e
fo

re
 A

p
ri

l 
3

, 
1
9

9
7

, 
th

is
 

h
e

ig
h

t 
s

h
a

ll
 b

e
 b

e
tw

e
e

n
 3

0
 a

n
d

 3
8

 i
n

c
h

e
s

. 
S

ta
ir

 r
a

il
in

g
s

 a
n

d
 h

a
n

d
ra

il
s

 s
h

a
ll
 b

e
 

c
o

n
ti

n
u

o
u

s
 t

h
e

 f
u

ll
 l
e
n

g
th

 o
f 

th
e

 s
ta

ir
s
 a

n
d

, 
e

x
c

e
p

t 
fo

r 
p

ri
v
a
te

 s
ta

ir
w

a
y
s
, 
a

t 
le

a
s

t 
o

n
e

 h
a
n

d
ra

il
 o

r 
s

ta
ir

 r
a

il
in

g
 s

h
a

ll
 e

x
te

n
d

 i
n

 t
h

e
 d

ir
e

c
ti

o
n

 o
f 

th
e
 s

ta
ir

 r
u

n
 

n
o

t 
le

s
s
 t

h
a
n

 1
2
 i
n

c
h

e
s
 b

e
y
o

n
d

 t
h

e
 t

o
p

 r
is

e
r 

n
o

r 
le

s
s
 t

h
a

n
 1

2
 i
n

c
h

e
s
 b

e
y
o

n
d

 t
h

e
 

b
o

tt
o

m
 r

is
e
r.

 E
n

d
s

 s
h

a
ll
 b

e
 r

e
tu

rn
e
d

 o
r 

s
h

a
ll
 t

e
rm

in
a

te
 i
n

 n
e
w

e
l 
p

o
s

ts
 o

r 
s
a

fe
ty

 
te

rm
in

a
ls

, 
o

r 
o

th
e
rw

is
e

 a
rr

a
n

g
e
d

 s
o

 a
s
 n

o
t 

to
 c

o
n

s
ti

tu
te

 a
 p

ro
je

c
ti

o
n

 h
a

z
a

rd
.

(d
) 

A
 h

a
n

d
ra

il
 s

h
a

ll
 c

o
n

s
is

t 
o

f 
a

 l
e
n

g
th

w
is

e
 m

e
m

b
e

r 
m

o
u

n
te

d
 d

ir
e
c

tl
y
 o

n
 a

 w
a

ll
 

o
r 

p
a

rt
it

io
n

 b
y
 m

e
a
n

s
 o

f 
b

ra
c
k

e
ts

 a
tt

a
c
h

e
d

 t
o

 t
h

e
 l
o

w
e
r 

s
id

e
 o

f 
th

e
 h

a
n

d
ra

il
 s

o
 

a
s
 t

o
 o

ff
e

r 
n

o
 o

b
s

tr
u

c
ti

o
n

 t
o

 a
 s

m
o

o
th

 s
u

rf
a
c

e
 a

lo
n

g
 t

h
e
 t

o
p

 a
n

d
 b

o
th

 s
id

e
s

 o
f 

th
e

 h
a

n
d

ra
il
. 
T

h
e

 h
a

n
d

ra
il
 s

h
a

ll
 b

e
 d

e
s

ig
n

e
d

 t
o

 p
ro

v
id

e
 a

 g
ra

s
p

in
g

 s
u

rf
a
c

e
 t

o
 

a
v
o

id
 t

h
e
 p

e
rs

o
n

 u
s

in
g

 i
t 

fr
o

m
 f

a
ll
in

g
. 
T

h
e
 s

p
a
c

in
g

 o
f 

b
ra

c
k

e
ts

 s
h

a
ll
 n

o
t 

e
x

c
e

e
d

 
8

 f
e
e

t.

(e
) 

H
a

n
d

ra
il
s

 p
ro

je
c
ti

n
g

 f
ro

m
 a

 w
a

ll
 s

h
a
ll
 h

a
v
e

 a
 s

p
a
c

e
 o

f 
n

o
t 

le
s

s
 t

h
a
n

 1
 1

/2
 

in
c

h
e
s

 b
e

tw
e

e
n

 t
h

e
 w

a
ll
 a

n
d

 t
h

e
 h

a
n

d
ra

il
.

(f
) 

T
h

e
 m

o
u

n
ti

n
g

 o
f 

h
a

n
d

ra
il
s
 s

h
a
ll
 b

e
 s

u
c
h

 t
h

a
t 

th
e

 c
o

m
p

le
te

d
 s

tr
u

c
tu

re
 i
s

 
c

a
p

a
b

le
 o

f 
w

it
h

s
ta

n
d

in
g

 a
 l
o

a
d

 o
f 

a
t 

le
a
s

t 
2

0
0

 p
o

u
n

d
s
 a

p
p

li
e

d
 i
n

 a
n

y
 d

ir
e
c

ti
o

n
 

a
t 

a
n

y
 p

o
in

t 
o

n
 t

h
e

 r
a
il
.

E
x
c

e
p

ti
o

n
: 

H
a
n

d
ra

il
s

 a
n

d
 s

ta
ir

 r
a
il
s

 o
n

 f
li
g

h
ts

 o
f 

s
ta

ir
s
 s

e
rv

in
g

 b
a

s
e
m

e
n

ts
 o

r 
c

e
ll
a

rs
 t

h
a

t 
a

re
 c

o
v
e

re
d

 b
y
 a

 t
ra

p
 d

o
o

r,
 r

e
m

o
v
a
b

le
 f

lo
o

r 
o

r 
g

ra
ti

n
g

 w
h

e
n

 n
o

t 
in

 
u

s
e
, 
s

h
a

ll
 s

to
p

 a
t 

th
e
 f

lo
o

r 
le

v
e
l 
o

r 
e

n
tr

a
n

c
e
 l
e

v
e
l 
s

o
 a

s
 n

o
t 

to
 i
n

te
rf

e
re

 w
it

h
 t

h
e

 
c

o
v
e

r 
in

 t
h

e
 c

lo
s

e
d

 p
o

s
it

io
n

. 
(T

it
le

 2
4

, 
P

a
rt

 2
, 
S

e
c

ti
o

n
 1

0
0
6

.9
.2

.7
a

.)

1
.1

  
P

ri
n

c
ip

a
l 
w

o
rk

 i
n

 t
h

is
 s

e
c

ti
o

n
.

  
A

. 
D

e
m

o
li
s

h
 e

x
is

ti
n

g
 c

o
n

s
tr

u
c
ti

o
n

 w
h

e
re

 i
n

d
ic

a
te

d
 o

n
 t

h
e

  
  
  
d

ra
w

in
g

s
 a

n
d

 r
e
q

u
ir

e
d

 b
y
 j
o

b
 c

o
n

d
it

io
n

s
.

  
B

. 
P

ro
te

c
t 

e
x

is
ti

n
g

 c
o

n
s
tr

u
c
ti

o
n

 d
e

s
ig

n
a
te

d
 t

o
 r

e
m

a
in

.
  
C

. 
R

e
m

o
v
e
 d

e
m

o
li
s

h
e
d

 i
te

m
s
 f

ro
m

 t
h

e
 s

it
e

 a
n

d
 d

is
p

o
s

e
 o

f 
th

e
m

  
  
  
 i
n

 a
 l
e
g

a
l 
m

a
n

n
e

r.
1

.2
  
R

e
la

te
d

 w
o

rk
 i
n

 o
th

e
r 

s
e
c

ti
o

n
s
.

  
A

. 
 D

is
c
o

n
n

e
c

ti
n

g
, 
c

u
tt

in
g

, 
c

a
p

p
in

g
 o

r 
re

lo
c
a

ti
n

g
 a

n
y
 a

c
ti

v
e

  
  
  
 u

ti
li
ty

 l
in

e
s

 e
n

c
o

u
n

te
re

d
. 

1
.3

  
R

e
fe

re
n

c
e
 s

ta
n

d
a
rd

s
.

  
A

. 
 A

N
S

I 
A

1
0
.6

 "
s

a
fe

ty
 r

e
q

u
ir

e
m

e
n

ts
 f

o
r 

d
e
m

o
li
ti

o
n

"
 p

u
b

li
s
h

e
d

 b
y

  
  
  
 t

h
e

 A
m

e
ri

c
a

n
 N

a
ti

o
n

a
l 
S

ta
n

d
a
rd

s
 I
n

s
ti

tu
te

.
1

.4
  
P

ro
te

c
ti

o
n

.
  
A

. 
 C

e
a
s

e
 o

p
e
ra

ti
o

n
s

 a
n

d
 i
m

m
e

d
ia

te
ly

 n
o

ti
fy

 t
h

e
 d

e
s
ig

n
e
r 

if
 t

h
e
 s

a
fe

ty
 

  
  
  
 o

f 
e

x
is

ti
n

g
 c

o
n

s
tr

u
c

ti
o

n
 a

p
p

e
a

rs
 t

o
 b

e
 e

n
d

a
n

g
e

re
d

 a
t 

a
n

y
 t

im
e

. 
T

a
k
e

 
  
  
  
 p

re
c
a

u
ti

o
n

s
 t

o
 s

u
p

p
o

rt
 s

u
c
h

 e
n

d
a

n
g

e
re

d
 c

o
n

s
tr

u
c

ti
o

n
 a

n
d

 d
o

 n
o

t 
  
  
  
 r

e
s

u
m

e
 o

p
e

ra
ti

o
n

s
 u

n
ti

l 
a

u
th

o
ri

z
e

d
 b

y
 t

h
e

 d
e

s
ig

n
e
r.

2
.0

  
E

x
e

c
u

ti
o

n
2

.1
  
O

w
n

e
rs

h
ip

 o
f 

d
e

m
o

li
s

h
e

d
 m

a
te

ri
a

ls
.

  
A

. 
 A

ll
 d

e
m

o
li
s

h
e
d

 m
a
te

ri
a
ls

 s
h

a
ll
 b

e
c
o

m
e
 t

h
e
 c

o
n

tr
a

c
to

r'
s

  
  
  
 p

ro
p

e
rt

y
 u

n
le

s
s
 o

th
e
rw

is
e
 d

ir
e
c

te
d

 b
y
 t

h
e

 o
w

n
e

r.
  
B

. 
 R

e
m

o
v
e
 d

e
m

o
li
s

h
e
d

 m
a
te

ri
a

ls
 f

ro
m

 t
h

e
 s

it
e

 a
n

d
 d

is
p

o
s
e

 o
f 

  
  
  
 t

h
e

m
 i
n

 a
 l
e
g

a
l 
m

a
n

n
e

r.
 N

o
 o

n
-s

it
e

 s
a

le
 o

r 
b

u
rn

in
g

 o
f

  
  
  
 d

e
m

o
li
s

h
e
d

 m
a
te

ri
a
ls

 w
il
l 
b

e
 p

e
rm

it
te

d
.

2
.2

  
P

e
rf

o
rm

a
n

c
e

 o
f 

w
o

rk
.

  
A

. 
 T

h
e
 c

o
n

tr
a

c
to

r 
s
h

a
ll
 b

e
 f

u
ll
y
 r

e
s
p

o
n

s
ib

le
 f

o
r 

th
e
 

  
  
  
 a

d
e
q

u
a
c

y
 a

n
d

 i
n

s
ta

ll
a

ti
o

n
 o

f 
a
ll
 t

h
e
 t

e
m

p
o

ra
ry

 s
h

o
ri

n
g
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ALSACE LORRAINE 

AVE.

TO CABRILLO 
HIGHWAY [1]

TO PACIFIC COAST

OWNER(S)

DESIGNER/PREPARER

GENERAL CONTRACTOR

STRUCTURAL ENGINEER

ENERGY CONSULTANT 

JESSICA ROSE AGRAMONTE &
JAMES C. PRINCIPATO
217 CENTRAL AVENUE, 
HALF MOON BAY, CA 94019

OVID, LLC
340 FREMONT ST. #3009
SAN FRANCISCO, CA 94105
CONTACT: CORBIN JONES
PHONE: 415-534-5375
CORBINJ@OVIDDESIGNDEVELOP.COM

ROCHA EARTHWORK & CONSTRUCTION
LIC# 838772 - CLASS B & C12
80 CABRILLO HWY N STE Q-325
HALF MOON BAY, CA 94019
CONTACT: GREG ROCHA 
PHONE: 650-743-0808
GREG@ROCHASON.COM

CONSULTING ENGINEERS
498 BOYNTON AVE. #4 
SAN JOSE, CA 95117
CONTACT:
PHONE:

JOE NUNEZ DESIGNS
ATTN: JOE NUNEZ
319 NO. PRIMROSE AVE
MONROVIA, CA 91016

217 CENTRAL AVENUE, HALF MOON BAY, CA 94019

203-760-70

R-8

6000 SF

SINGLE FAMILY RESIDENTIAL 

EXISTING: R-3 OCCUPANCY W/ GARAGE U
PROPOSED: R-3 OCCUPANCY (AT NEW UNIT)

EXISTING HOME IS NOT SPRINKERED. ADDITIONAL DWELLING UNIT NOT 
SPRINKERED PER CODE.

NEW 421 SF DETACHED 1BR/1BA ACCESSORY DWELLING UNIT

V-B

2019 CALIFORNIA BUILDING CODE 
2019 CALIFORNIA RESIDENTIAL CODE
2019 CALIFORNIA GREEN BUILDING STANDARDS CODE 
2019 CALIFORNIA ELECTRICAL CODE
2019 CALIFORNIA MECHANICAL  CODE (2018 UMC) 
2019 CALIFORNIA PLUMBING CODE (2018 UPC) 
2019 CALIFORNIA FIRE CODE (2018 IFC)
2019 HALF MOON BAY AMENDMENTS TO CA CODES

GROSS SQUARE FOOTAGE:

MAIN HOME

ACCESORY DWELLING UNIT

NUMBER OF UNITS

2,337

0

1

BUILDING HEIGHT:

MAIN HOME
ADU

~24'-0"
N/A

SETBACKS:

MAIN HOME
FRONT
SIDE 1
SIDE 2
REAR

ADU
REAR LOT LINE 
SIDE LOT LINE

28'-3"
6'-5"
8'-5"
47'-3"

N/A
N/A

EXISTING: PROPOSED:

NO CHANGE

421

2

EXISTING: PROPOSED: DELTA:

0

+421

+1

EXISTING: PROPOSED:

NO CHANGE
16'-0"

NO CHANGE
NO CHANGE
NO CHANGE
NO CHANGE

4'-0"
4'-0"

LOCATION

APN / BLOCK / LOT

ZONING 

LOT SIZE

BLDG USE

OCCUPANCY GROUP

SPRINKLERED

PROJECT SCOPE

CONSTRUCTION TYPE

APPLICABLE CODES

A1

12 WINDOW TAG

DOOR TAG

1 REVISION CALLOUT TAG DWG. # 

SHT. # 

PROPERTY LINE 

CENTER LINE 

ALIGN 
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A101
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SIM

GENERIC TAG1iMARK

A101

1 Ref
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1 Ref
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SIM

DRAWING TITLE 

NAME
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ROOM TAG

1
FLOOR PLAN
SCALE: 1/8" = 1'-0"

LEVEL 1
876' - 0"

2' - 11 7/8"

CL TO CL

CLR. DIM.

SECTION TAG 

ELEVATION TAG 

LEVEL TAG 

VICINITY MAP

OVID, LLC 
340 FREMONT ST. #3009

SAN FRANCISCO, CA 94105
415-534-5375
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⚫ A0.01 TITLE SHEET

⚫ A0.02 GENERAL NOTES

⚫ A1.01 PLOT PLAN - PLANNING REVIEW

⚫ A1.10 SITE PLANS

⚫ A2.00 ADU -  PLANS & ELEVATIONS

⚫ A2.10 ADU - DIMENSION PLAN

⚫ A4.00 ADU - SECTIONS

⚫ A5.00 ADU - ENLARGED PLANS - KITCHEN

⚫ A9.00 INTERIOR PERSPECTIVES

SHEET TOTAL: 9

SYMBOLS

REINF REINFORCING

REQ REQUIRED

RESIL RESILIENT

REV REVISION

RM ROOM

RND ROUND

RO ROUGH OPENING

ROW RIGHT OF WAY

RWL RAIN WATER LEADER

S SOUTH

SASM SELF-ADHERED SHEET MEMBRANE

SC SOLID CORE

SCD SEE CIVIL DRAWINGS

SCHED SCHEDULE

SED SEE ELECTRICAL DRAWINGS

SF SQUARE FOOT

SHT SHEET

SHTG SHEATHING

SIM SIMILAR

SL SLIDING

SLD SEE LANDSCAPE DRAWINGS

SLNT SEALANT

SMD SEE MECHANICAL DRAWINGS

SMS SHEET METAL SCREW

SPEC SPECIFICATION

SQ SQUARE

SSD SEE STRUCTURAL DRAWINGS

SST STAINLESS STEEL

STC SOUND TRANSMISSION CLASS

STD STANDARD

STL STEEL

STOR STORAGE

SUSP SUSPENDED

T TREAD

T&G TONGUE AND GROOVE

TD TIE DOWN

TEMP TEMPORARY

THK THICK

TOC TOP OF CONCRETE

TOP TOP OF PLATE

TOS TOP OF SLAB / STEEL

TOW TOP OF WALL

TYP TYPICAL

U.O.N UNLESS OTHERWISE NOTED

UL UNDERWRITERS' LABORATORY

V.I.F VERIFY IN FIELD

V.P. VENT PIPE

V.T.R VENT THROUGH ROOF

W WEST

W/ WITH

W/O WITHOUT

WC WATER CLOSET

WD WOOD

WDW WINDOW

WH WATER HEATER

WP WATERPROOFING

WT WEIGHT

WTR WATER

WWF WELDED WIRE FABRIC

HVAC HEATING VENTILATION & AIR
CONDITIONING

HW HOT WATER

ID INSIDE DIAMETER / DIMENSION

IF INSIDE FACE

IMPERM IMPERMEABLE

IN INCH

INC INCLUDING

INFO INFORMATION

INSUL INSULATION

INT INTERIOR

J JOIST

JT JOINT

KIT KITCHEN

LAM LAMINATE

LAV LAVATORY

LT LIGHT

LTG LIGHTING

MAT'L MATERIAL

MAX MAXIMUM

MECH MECHANICAL

MEMB MEMBRANE

MEZZ MEZZANINE

MFR MANUFACTURER

MH MANHOLE

MIN MINIMUM

MTD MOUNTED

MTL METAL

MUL MULLION

N NORTH

NIC NOT IN CONTRACT

NOM NOMINAL

NTS NOT TO SCALE

O/ OVER, ON

OC ON CENTER

OPNG OPENING

OPP OPPOSITE

OVHD OVERHEAD

P-LAM PLASTIC LAMINATE

PERF PERFORATED

PG PAINT GRADE

PL PLATE

PLAST PLASTER

PLUMB PLUMBING

PLYWD PLYWOOD

PR PAIR

PREFAB PREFABRICATED

PT PRESSURE TREATED

PTD PAINTED

PVMT PAVEMENT

QTY QUANTITY

R RISER

RA RETURN AIR

RAD RADIUS

RCP REFLECTED CEILING PLAN

RD ROOF DRAIN

REBAR REINFORCING BAR

REC RECESSED

REF REFERENCE

CS COUNTERSUNK

CT CERAMIC TILE

CW COLD WATER

DBL DOUBLE

DF DRINKING FOUNTAIN

DIA DIAMETER

DIAG DIAGONAL

DIM DIMENSION

DISP GARBAGE DISPOSAL

DN DOWN

DR DOOR

DS DOWNSPOUT

DTL DETAIL(S)

DW DISHWASHER

DWG DRAWING

DWR DRAWER

E EAST

EA EACH

EL ELEVATOR

ELECT ELECTRICAL

ELEV ELEVATION

EMER EMERGENCY

EQUIP EQUIPMENT

EXC EXCAVATION

EXH EXHAUST

EXIST'G EXISTING

EXP EXPOSED

EXT EXTERIOR

FAR FLOOR AREA RATIO

FD FLOOR DRAIN

FDC FIRE DEPARTMENT CONNECTION

FDN FOUNDATION

FEC FIRE EXTINGUISHER CABINET

FF FINISH FLOOR

FIN FINISH

FL FLOOR

FLASH FLASHING

FOC FACE OF CONCRETE

FOF FACE OF FINISH

FOS FACE OF STUD

FT FOOT, FEET

FTG FOOTING

FURR FURRING

G GAS

GA GAUGE

GALV GALVANIZED

GC GENERAL CONTRACTOR

GL GLASS

GLB GLUE-LAMINATED BEAM

GSM GALVANIZED SHEET METAL

GWB GYPSUM WALLBOARD

HB HOSE BIB

HC HOLLOW CORE

HD HEAD

HDR HEADER

HM HOLLOW METAL

HORIZ HORIZONTAL

HT HEIGHT

# NUMBER OR POUND

& AND

(E) EXISTING

(N) NEW

@ AT

A/C AIR CONDITIONING

AB ANCHOR BOLT

ABV ABOVE

ACI AMERICAN CONCRETE INSTITUTE

ACOUST ACOUSTICAL

ACT ACOUSTICAL TILE

AD AREA DRAIN

ADA AMERICANS WITH DISABILITIES ACT

ADDL ADDITIONAL

ADJ ADJUSTABLE, ADJACENT

AFF ABOVE FINISH FLOOR

AGGR AGGREGATE

AIA AMERICAN INSTITUTE OF
ARCHITECTS

ALT ALTERNATE

ALUM ALUMINUM

ANOD ANODIZED

APX APPROXIMATE

ARCH ARCHITECT

ASPH ASPHALT

ASSY ASSEMBLY

ASTM AMERICAN SOCIETY FOR TESTING &
MATERIALS

BITUM BITUMINOUS

BLDG BUILDING

BLK BLOCK

BLKG BLOCKING

BOW BOTTOM/BASE OF WALL

BRD BOARD

BRKT BRACKET

BTWN BETWEEN

BUR BUILT-UP ROOFING

CAB CABINET

CB CATCH BASIN

CBC CALIFORNIA BUILDING CODE

CEM CEMENT

CER CERAMIC

CG CORNER GUARD

CJ CONTROL JOINT

CL CENTERLINE

CLG CEILING

CLKG CAULKING

CLO CLOSET

CLR CLEAR

CMU CONCRETE MASONRY UNIT

CO CLEANOUT

COL COLUMN

CONC CONCRETE

CONN CONNECTION

CONST
R

CONSTRUCTION

CONT CONTINUOUS

CONTR CONTRACTOR

CORR CORRIDOR

ABBREVIATIONS

DRAWING INDEX

NO. DESCRIPTION DATE
1 100% SD 6/9/21



C  O  N  T  R  A  C  T

CONTRACTOR SHALL PROVIDE ALL MATERIALS AND WORKMANSHIP FOR ALL 
CONSTRUCTION REQUIRED HEREIN AND SHALL BE IN ACCORDANCE WITH 
THE:

2019 CALIFORNIA BUILDING CODE 
2019 CALIFORNIA RESIDENTIAL CODE
2019 CALIFORNIA GREEN BUILDING STANDARDS CODE 
2019 CALIFORNIA ELECTRICAL CODE
2019 CALIFORNIA MECHANICAL  CODE (2018 UMC) 
2019 CALIFORNIA PLUMBING CODE (2018 UPC) 
2019 CALIFORNIA FIRE CODE (2018 IFC)
2019 LOCAL MUNICIPAL AMENDMENTS TO CA CODES

EXISTING CONDITIONS: Conditions shown on the drawings are as shown on 
the original drawings or as observed on the site, but their accuracy is not 
guaranteed. Contractor shall verify all dimensions and conditions at the site. All 
discrepancies shall be reported to Design Consultant prior to proceeding with 
the 
work.

THE CONSTRUCTION DOCUMENTS: are provided to illustrate the design and 
general type of construction desired and imply the finest quality of construction, 
material and workmanship throughout.

PERMITS: The contractor shall obtain and pay for all fees and permits relating to 
the project except for the General Building Permit Plan Check Fee, which is the 
responsibility of the owners.

EXAMINATION OF THE SITE and portions thereof which will affect this work 
shall be made immediately by the Contractor, who shall compare it with the 
drawings and satisfy himself to conditions under which work is to be 
performed. He shall at such time ascertain and check locations of the existing 
structures and equipment which may affect his work. No allowance shall be 
made for any extra expense to which he may be due because of failure or 
neglect on his part to make such examinations. Any conflicts or omissions, etc., 
shall be reported to the Design Consultant before proceeding with any work.

WORK PERFORMED: All work listed, shown or implied on any construction 
document shall be supplied and installed by the Contractor except where noted. 
The Contractor shall closely coordinate his work with that of other contractors 
or vendors to assure that all schedules are met and that all work is done in 
conformance to manufacturers requirements. Work required under this Contract 
shall include all labor, materials, equipment, etc., necessary to complete this 
project. All materials shall be new and unused, unless specifically noted, and be 
of a quality acceptable by industry standards.

ANY ERRORS, OMISSIONS, OR CONFLICTS found in the various parts of the 
construction documents shall be brought to the attention of the Design 
Consultant and the Owner before proceeding with the work.

DESIGN CONSULTANT: Where referenced in notes, Design Consultant shall be 
OVID, LLC. Building Owner shall be referred to as "owner".

QUESTIONS: All questions regarding project either during bidding phase or 
during construction shall be directed to the Designer, M. Corbin Jones at (415) 

C  O  N  S  T   R  U  C  T  I  O  N

SCHEDULE OF CONSTRUCTION: Contractor shall provide Design Consultant 
and Owner with a complete cost breakdown and schedule of construction for 
this project prior to commencement of work.

BUILDING CODES: All construction work, architectural, mechanical, plumbing. 
electrical, etc., shall conform to the latest Edition of the California Building Code 
(2019 CBC), California Green Building Standards Code (CALGreen 2019)  and the 
latest edition of all governing codes and regulations as adopted by the local 
agencies. All work shall be done in a thorough, workmanlike manner and equal 
to the best standards of the practice.

CONSTRUCTION DOCUMENTS: The Contractor shall maintain a current and 
complete set of construction documents on the job site during all phases of 
construction for use of all trades and shall provide all subcontractors with 
current construction documents as required. The Contractor, in assuming 
responsibility for the work indicated, shall comply with the spirit as well as with 
the letter in which they were drawn.

DETAILS: Details shown are typical. Similar details apply in similar conditions.

DIMENSIONS: All dimensions on construction drawings are to face of structure, 
e.g., face of stud (F.O.S.), or face of concrete (F.O.C.), unless otherwise noted to 
be the Center Line of a mullion, a partition, or a column 
line, etc., or to Face of Finish for clear dimensions. Vertical dimensions are to 
top of plate or top of subfloor in section or elevation unless otherwise noted.

All dimensions take precedence over scale. Any discrepancies shall be brought 
immediately to the attention of the Architect. Contractor shall not scale drawings. 
Questions regarding dimensions shall be brought to the  attention of the Designer 
or Owner prior to any start of work.

Where locations of windows and doors are not dimensioned they shall be  
centered on the wall or placed two stud widths from adjacent wall as indicated on 
the drawings.

Window sizes and door head heights are nominal dimensions.  Refer to 
manufacturer for actual rough opening sizes.

PROVIDED: The use of the word 'provided' in connection with any item 
specified is intended to mean that such item shall be furnished, installed, 
and connected where so required, except as noted.

MATERIALS: All materials for use on a project shall be stored within the 
project site.

PROTECTION OF NEW MATERIALS: Contractor shall protect new material
and finishes from damage which may occur from construction, demolition 
dust, water. etc., and shall provide and maintain temporary barricades, 
closure walls. etc., as required to protect the public as required during the 
period of construction. Damage to new materials, finishes, structures, and 
equipment shall be repaired or replaced. Contractor shall coordinate 
temporary barricades with Design Consultant and / or Owner prior to 
commencement of work.

SUBSTITUTIONS: Substitutions, revisions or changes must have approval 
by the Architect prior to proceeding with the work.

MATERIAL TRANSITIONS: All changes in floor materials occur at centerline of 
door or framed opening unless otherwise indicated on the drawings.

DAMAGE: The Contractor shall repair or replace any surface or items 
damaged by construction to the satisfaction of the Design Consultant and Owner.

PATCHING: Properly prepare all surfaces for receiving the specified finishes 
including patching of surfaces altered by construction. On patched areas or areas 
where a finish is not specified, the finish shall match adjacent material in 
construction, color, and texture.

WATERPROOFING: Sealant, caulking, and flashing, etc., locations shown on 
drawings are not intended to be inclusive. Follow manufacturer’s 
installation recommendations and standard industry and building 
practices.

VENTILATION: All attics, rafter spaces, soffits, crawl spaces, etc., shall be 
fully ventilated unless otherwise noted.

WOOD BACKING: Provide wood backing for all towel bars, etc.

INSULATION: Install batt insulation between studs and joists at all exterior walls, 
ceilings, and floors where exposed, except where shown on the drawings. Verify 
with Title 24 Report for compliance when appropriate.

ELECTRICAL, MECHANICAL, AND PLUMBING: All electrical, mechanical, and 
plumbing work and materials shall be in full accordance with the latest rules and 
regulations of the National Board of Fire Underwriters, the State Fire Marshall, 
The Safety Orders of the Division of Industrial Safety, and any applicable state or 
local laws and ordinance. Nothing on these 
drawings is to be construed to permit work not conforming to these codes. Any 
questions regarding installations shall be brought to the Design Consultant for 
clarification.

CONSTRUCTION DEBRIS: The Contractor shall remove all rubbish and waste 
materials of all subcontractors and trades on a regular basis, and shall exercise 
strict control over job cleaning to prevent any dirt, debris or dust from affecting in 
any way, finished areas in or outside the job site.

CONSTRUCTION WASTE MANAGEMENT: Per CALGreen 4.408.1 Construction 
waste management. Recycle and/or salvage for reuse a minimum of 65% of the 
nonhazardous construction and demolition waste.

CONTRACTOR'S PRESENCE: Contractor shall personally supervise and direct the 
work or shall keep a competent employee, authorized to receive 
instructions and act on the Contractor’s behalf, continuously on site during 
working hours.

C  L  O  S  E  O  U  T

REVIEW PROJECT: Contractor shall review project with Design Consultant and/or 
Owner to ensure that all requirements of the contract documents have been 
followed.

CERTIFICATES AND NOTICES: Contractor shall obtain all required 
certificates and notices.

CLEAN AND READY FOR USE: All work performed shall be clean and ready for 
use.

PUNCH LIST: Upon SUBSTANTIAL COMPLETION, the CONTRACTOR shall 
compile a project punch list noting any corrections or omissions for review by the 
Architect and owner or owner's representative.  Design Consultant acceptance 
will be cause for final payment, unless specifically determined otherwise by 
Owner.

GUARANTEES: The Contractor shall guarantee that the project will be free of 
defects of workmanship and materials for a period of one year from the date of 
acceptance from the owner. No work defective in construction or quantity or 
deficient in any requirement of the drawings or notes will be 
acceptable in consequence of the Owner's or Design Consultant failure to 
discover or point out defects or deficiencies during construction. Defect of 
workmanship or materials revealed within a period of one year from the 
date of acceptance shall be replaced by work conforming with the intent of the 
contract at no cost to the Owner. No payment, partial or final, shall be construed 
as acceptance of defective work or improper materials.

C  A  L  I  F  O  R  N  I  A       T  I  T  L  E   2  4      C  O  M  P  L  I  A  N  C  E

GENERAL
- ALL LOW EFFICACY LIGHTING WILL BE CIRCUITED THROUGH DIMMERS
- ALL HIGH EFFICACY LIGHTING WILL BE SWITCHED SEPARATELY FROM 
LOW EFFICACY LIGHTING
- ALL FLUORESCENT LIGHTING WILL USE ELECTRONIC BALLASTS
- ALL LED LIGHTING SHALL BE CERTIFIED TO THE ENERGY COMMISSION IN 
ORDER TO BE CONSIDERED HIGH EFFICACY
- ALL FLUORESCENT BALLASTS MUST BE CERTIFIED TO THE ENERGY 
COMMISSION IN ORDER TO BE CONSIDERED HIGH EFFICACY, AND MEET 
THE FOLLOWING:

a. MINIMUM RATED LIFE OF 30,000 HOURS AT MAXIMUM RATED 
CASE  TEMPERATURE AND

b. DIMMING BALLASTS TO HAVE BALLAST FACTOR OF .85 AND 
NON-DIMMING BALLASTS TO HAVE A BALLAST FACTOR OF .90
- ALL RECESSED LUMINAIRES IN INSULATED CEILINGS MUST BE 
APPROVED FOR ZERO-CLEARANCE INSULATION COVER AND MUST BE 
CERTIFIED AIR TIGHT.

KITCHEN
- ALL PERMANENTLY INSTALLED LIGHTING MUST BE HIGH EFFICACY (*), 
USE ELECTRONIC BALLASTS (IF OVER 13W) AND BE SWITCHED 
SEPARATELY FROM LOW EFFICACY LIGHTING
* ALTERNATE: UP TO 50% RATED RELAMPING WATTAGE TO BE LOW 
EFFICACY, PROVIDED THEY ARE CONTROLLED VIA SEPARATE SWITCHES 
FROM THOSE CONTROLLING HIGH EFFICACY LUMINAIRES. LIGHTING 
INTERNAL TO CABINETS IS NOT CONSIDERED WHEN DETERMINING 50% 
HIGH EFFICACY WATTAGE.

BATHROOMS, CLOSETS (OVER 70 SQ.FT.), AND UTILITY ROOMS
-ALL PERMANENTLY INSTALLED LIGHTING TO BE HIGH EFFICACY, 
CONTROLLED BY A VACANCY SENSOR, OR CONTROLLED BY A DIMMER 
SWITCH OR CERTIFIED OCCUPANT SENSOR(S) WITH MANUAL-ON SENSOR 
AND NO "ALWAYS-ON" OPTION.

ALL OTHER ROOMS (DINING, BEDROOM, HALLWAY, ETC.)
- ALL PERMANENTLY INSTALLED LIGHTING TO BE HIGH EFFICACY, 
CONTROLLED BY A VACANCY SENSOR, OR CONTROLLED BY A DIMMER 
SWITCH OR CERTIFIED OCCUPANT SENSOR(S) WITH MANUAL-ON SENSOR 
AND NO "ALWAYS-ON" OPTION.

EXTERIOR LIGHTING ATTACHED TO BUILDING
- ALL HARDWIRED LIGHTING MUST BE HIGH EFFICACY (*), USE 
ELECTRONIC BALLASTS (IF OVER 13W) AND BE SWITCHED SEPARATELY 
FROM LOW EFFICACY LIGHTING
* ALTERNATE: MANUAL ON/OFF SWITCH MOTION SENSOR PLUS: PHOTO 
CONTROL, ASTRONOMICAL TIME CLOCK, OR ENERGY MANAGEMENT 
CONTROL SYSTEM
- ALL OUTDOOR LIGHTING IS TO BE H.E. LIGHTING UNLESS LIGHTING IS:

1) CONTROLLED BY CERTIFIED MOTION SENSORS AND 
PHOTOCONTROL

2) OF LANDSCAPE LIGHTING (NOT ATTACHED TO BUILDING)
3) IN OR AROUND SWIMMING POOLS OR WATER FEATURES

M  E  C  H  A  N  I  C  A  L

TERMINATE GAS VENT PER SFMC CHAPTER 8.

DRYER EXHAUST DUCT: 14'-0" MAX. WITH 2-90° PER SFMC-504.3 OR PER 
MANUF. VENT TO EXT. PROVIDE BOOSTER FAN PER CODE IF REQUIRED 
(FANTECH #RVF4XL EXT. MTD FAN OR EQ.).

PROVIDE 100 SQ.IN. NET OPENING FOR DRYER MAKE-UP AIR PER 
SFMC-504.3.2. 

PER SFBC 1203.4.2.1, BATHROOMS CONTAINING BATHTUBS, SHOWERS, 
SPAS, OR SIM. BATHING FIXTURES TO BE MECH. VENTILATED PER SFMC.

TERMINATE ALL ENVIRONMENTAL AIR EXHAUST DUCTS (KITCHEN, RANGE, 
HOOD, BATHROOM FAN, DRYER) MIN. 3 FT. FROM ANY OPENING OR 
PROPERTY LINE PER SFMC 504. PROVIDE BACK DRAFT DAMPER (B.D.D.), 
KITCHEN HOOD MIN. 100 CFM.

PER SFMC TABLE 4-4, PROVIDE EXHAUST FAN (MIN. 50 CFM).

PROVIDE MECHANICAL VENTILATION PER SFMC CH.4 & TABLE 4-1.

PROVIDE FIREPLACE VENT/FLUE PER MANUF. SFMC. & CEC 150(e)1. GAS F.P. 
IN SLEEPING ROOMS TO BE DIRECT VENT ONLY OR LISTED BY MANUF. FOR 
BEDROOM USE (SEE SFM 908).

L  I  G  H  T  I  N  G   &   E  L  E  C  T  R  I  C  A  L

ALL ELECTRICAL DEVICES AND WORK SHALL COMPLY WITH THE STANDARDS 
OF THE NATIONAL ELECTRICAL CODE.

PERFORMANCE STANDARDS SHALL CONFORM TO ALL APPLICABLE CODES 
AND REGULATIONS AS ESTABLISHED BY GOVERNING AND APPROVAL 
AGENCIES.

ALL DEVICES SHALL BE "UL" APPROVED AND BEAR "UL" LISTING LABELS.

SEPARATE KITCHEN CIRCUITS TO BE PROVIDED FOR COUNTERTOP OUTLETS, 
REFRIGERATOR, AND DISHWASHER/DISPOSAL. PROVIDE MIN. 2-20AMP SMALL 
APPLIANCE BRANCH CIRCUITS 

GFCI PROTECTION REQ'D ON ANY RECEPT. WITHIN 6 FEET OF SINK. PROVIDE 
GFCI AT ALL ELECTRICAL OUTLETS INSTALLED AT THE KITCHEN TO SERVE 
COUNTER TOP SURFACE. PROVIDE GFCI AT ALL EXTERIOR ELECTRICAL 
OUTLETS (CEC 210-52-d). 

PROVIDE GFCI AT ALL ELECTRICAL OUTLETS INSTALLED AT THE KITCHEN TO 
SERVE COUNTER TOP SURFACE.

ELECTRICAL OUTLETS AT KITCHEN COUNTER SHALL BE SPACED 24" O.C. 
ALONG COUNTER TOP SO THAT NO POINT ALONG COUNTER IS MORE THAN 
24" FROM AN OUTLET. AT ANY ISLAND, PROVIDE ACCESSIBLE OUTLET.

SWITCH AND DUPLEX OUTLETS OF MULTIPLE SWITCHES UP TO FOUR WHEN 
SHOWN ADJACENT TO EACH OTHER ON PLAN SHALL BE GROUPED UNDER 
ONE PLATE.

RCP DIMENSIONS ARE TO CENTERLINE OF FIXTURE & FINISH OF WALL, UON. 
DIMENSIONS ON LIGHTING PLANS ARE FOR REFERENCE ONLY.  RCP 
DIMENSIONS ARE TO BE USED FOR LOCATING CEILING FIXTURES. 

GENERAL LIGHTING IN KITCHEN AND BATHROOMS SHALL BE HIGH 
EFFICIENCY TYPE (TYPICALLY LED LUMINAIRES AT 60 LUMENS PER WATT). 
LIGHTS FOR DECORATIVE OR ACCENT EFFECT IS EXEMPT FROM THIS 
REQUIREMENT.

RECESSED CEILING FIXTURES SHALL BE "IC" (INSULATED COVER) APPROVED IF 
APPLICABLE.

PROVIDE GFCI AT ALL EXTERIOR ELECTRICAL OUTLETS (CEC 210-52-d). SEE 
CASEWORK DETAILS FOR LIGHTING, ELECTRICAL AND HVAC GRILLES 
INTEGRATED W/ CABINETRY

S.M.D. FOR  DUCT AND  GRILLE SIZING.

AT LEAST ONE WALL SWITCH CONTROLLED LIGHTING OUTLET SHALL BE 
INSTALLED TO PROVIDE ILLUMINATION ON THE EXTERIOR SIDE OF OUTDOOR 
ENTRANCES OR EXITS WITH GRADE LEVEL ACCESS (CFC 210.52(E)).

PROVIDE TWO OR MORE 20 AMP. APPLIANCE BRANCH CIRCUITS SERVING ALL 
RECEP. OUTLETS INCLUDING REFRIGERATION EQUIPMENT IN THE KICHEN, 
PANTRY, BREAKFAST RM OR SIMILAR AREAS OF A DWELLING UNIT. SUCH 
CIRCUITS WHETHER TWO OR MORE ARE USED, SHALL HAVE NO OTHER 
OUTLETS.

DESIGN AND LOCATIONS OF CEILING MOUNTED FIRE SPRINKLERS, SPEAKERS, 
AND OTHER LOW VOLTAGE FIXTURES T.B.D.  KEEP ALIGNED WITH LIGHTING 
WHEREVER POSSIBLE.   COORDINATE LOCATIONS W/ DESIGN CONSULTANT. 

CEILINGS TO BE G.W.B. UNLESS NOTED OTHERWISE. SEE FINISH SCHEDULE 
AND SPECS.

FINISHES OF CONTROLS TO BE DETERMINED BY DESIGN CONSULTANT AND 
INTERIOR DESIGNER.

ALL NEW KEYPADS, DOOR JAMB SWITCHES, SWITCHED 
RECEPTACLES,DIMMED RECEPTACLES, WALL DIMMERS AND SWITCHES TO BE 
WIRED THROUGH RARIO RA SYSTEM.

WHEN MLV AND INC LOADS ARE WIRED TOGETHER, USE MLV-APPROPRIATE 
DIMMER.

MOTION SENSORS TO BE DETERMINED BY DESIGN CONSULTANT. LOCATIONS 
SHOWN ON DRAWING ARE FOR CONTROL PURPOSES ONLY. LOCATE AS 
REQUIRED.

A/V TO BE DESIGN BUILD. SEE A/V PACKAGE FOR ANY CEILING MTD. 
SPEAKERS, DOOR CHIMES, AND SECURITY DEVICES. CONFIRM DEVICE 

P  L  U  M  B  I  N  G

ALL (N) TOILETS TO HAVE A MAX. 1.28 GALLON/FLUSH PER 2019 CPC 411.2.2 . 

ALL (N) SHOWERHEADS TO HAVE A MAX. 1.8 GPM AT 80 PSI PER 2019 CPC 
408.2. 

ALL (N) KITCHEN FAUCETS TO HAVE A MAX. 1.8 GPM AT 60 PSI PER 2019 CPC 
417.1.1. 

ALL (N) RESIDENTIAL LAVATORY FAUCETS TO HAVE A MAX. 1.2 GPM AT 60 PSI 
AND MIN. 0.8 GPM AT 20 PSI PER 2019 CPC 407.2.

SHOWERS AND TUB SHOWERS SHALL BE PROVIDED WITH INDIVIDUAL 
CONTROLS VALVES OF THE PRESSURE BALANCE, THERMOSTATIC, OR 
COMBINATION PRESSURE BALANCE/THERMOSTATIC MIXING VALVE TYPE THAT
PROVIDE SCALD AND THERMAL SHOCK PROTECTION FOR THE RATED FLOW 
RATE OF THE INSTALLED SHOWERHEAD PER 2019 CPC 408.3.

PRESSURE ABSORBING DEVICE REQUIRED ON WATER LINE CLOSE TO QUICK 
ACTING VALVES.

PROVIDE APPROVED ANCHORS OR STRAPS TO RESIST SEISMIC DISPLACEMENT 
FOR  W.H. (OR WATER STORAGE TANKS) PER 2019 CPC 507

G  E  N  E  R  A  L

PLUMBING FIXTURES AND MECHANICAL EQUIPMENT ARE SHOWN 
SCHEMATICALLY. INSTALLATIONS SHALL BE REVIEWED FOR CODE 
COMPLIANCE BY THE BUILDING INSPECTOR IN FIELD.

DOORS SHALL BE OPENABLE FROM THE INSIDE WITHOUT THE USE OF A KEY 
OR ANY SPECIAL     KNOWLEDGE OR EFFORT.

SMOKE DETECTORS TO BE INSTALLED (HARD WIRED) IN EACH BEDROOM, 
OUTSIDE AND IN IMMEDIATE VICINITY OF EACH BEDROOM, AND ALONG 
PATH OF EGRESS. PROVIDE SMOKE DETECTORS PER CRC R314.3.

A 6'-8" MINIMUM HEADROOM SHALL BE PROVIDED FOR ALL STAIRS.

NFRC TEMPORARY LABELING ON THE NEW WINDOW SHALL NOT BE 
REMOVED UNTIL INSPECTED BY THE ENFORCEMENT AGENCY.

MOISTURE CONTENT OF BUILDING MATERIALS. MOISTURE CONTENT OF 
BUILDING MATERIALS USED IN WALL AND FLOOR FRAMING IS CHECKED 
BEFORE ENCLOSURE. 

2' - 11 7/8"

CL TO CL

CLR. DIM.

L  O  C  A  L       J  U  R  I  S  D  I  C  T  I  O  N       C  O  D  E         N  O  T  E  S 

PRIOR TO ANY WORK IN THE PUBLIC RIGHT-OF-WAY, OBTAIN AN ENCROACHMENT PERMIT 
WITH INSURANCE REQUIREMENTS FOR ALL PUBLIC IMPROVEMENTS INCLUDING A 
TRAFFIC CONTROL PLAN PER THE LATEST CALIFORNIA MANUAL ON UNIFORM TRAFFIC 
CONTROL DEVICES (MUTCD) STANDARDS TO BE REVIEWED AND  APPROVED BY THE 
DEPARTMENT OF PUBLIC WORKS. FOLLOW THE ATTACHED LINK FOR THE 
ENCROACHMENT PERMIT APPLICATION AND REQUIREMENTS: 
HTTPS://SUNNYVALE.CA.GOV/SERVICES/PERMITS.HTM

TO HANDLE DEBRIS DURING DEMOLITION AND CONSTRUCTION PHASE, PLEASE REGISTER 
WITH GREEN HALO SYSTEMS AT SUNNYVALE.WASTETRACKING.COM. AFTER 
REGISTERING, PLEASE CALL SPECIALTY AT (408) 730-9900 FOR DEBRIS BINS. PER GREEN 
HALO'S PROCESS, SUBMIT CONSTRUCTION WASTE MANAGEMENT PLAN FOR DEMOLITION 
AND CONSTRUCTION PHASE FOR CITY REVIEW AND APPROVAL.

CONSTRUCTION RELATED MATERIALS, EQUIPMENT, ETC. MUST BE STORED ON SITE 
UNLESS PERMITTED IN ADVANCE BY THE PUBLIC WORKS DEPARTMENT TO PREVENT 
SAFETY AND  OPERATIONAL ISSUES FOR THE MOVEMENT OF PEDETRIANS, CYCLISTS, AND 
VEHICULAR TRAFFIC. 
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GENERAL NOTES CITY/COUNTY  CODE   NOTES
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REAR YARD OPEN SPACE - 2404 SF 

ADU BUILDING COVEREAGE - 600 SF
REAR YARD COVEREAGE - 25%
MAX REAR YARD COVERAGE - 40%

PROJECTIONS / PROPOSED EAVES 

1 HR FIRE RATED OR FIRE BLOCKING 
TO BE PROVIDED. S.S.D FOR DETAIL

37.45997 °N
-122.44151 °E

+16m/52.2'
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1/8" = 1'-0"2
SITE PLAN - PLANNING REVIEW

1/8" = 1'-0"1
SITE ELEVATION - PLANNING REVIEW

MAX ADU  HEIGHT:  16'-0"

SITE PLAN LEGEND

CRC R302 - FIRE REISTANT CONSTRUCTION

BUILDING CODE NOTES 

MIN. FIRE SEPARATION DISTANCE

< 2 FEET
≥ 5 FEET
≥ 2 FEET TO < 5 FEET

FIRE RATING

NOT ALLOWED
NONE
1 HR ON UNDERSIDE 

TABLE R302.1(1) EXTERIOR WALLS (NON-SPRINKERED)

EXTERIOR WALL ELEMENT  - PROJECTIONS

MIN. FIRE SEPARATION DISTANCE

< 2 FEET
3 FEET
2 FEET

FIRE RATING

NOT ALLOWED
NONE
1 HR ON UNDERSIDE

TABLE R302.1(2) EXTERIOR WALLS (SPRINKERED)

EXTERIOR WALL ELEMENT  - PROJECTIONS

ROOF EAVE FIRE-RESISTANCE RATING PERMITTED TO BE 
REDUCED TO 0 HRS ON UNDERSIDE OF THE EAVE IF 
FIREBLOCKING IS PROVIDED FROM WALL TOP PLATE TO 
UNDERSIDE OF THE ROOF SHEATHING.

S.S.D. FOR FIRE BLOCKING DETAIL

NO. DESCRIPTION DATE

# NOTE

1 (E) FENCE TO REMAIN

1 (E) FENCE TO REMAIN

1 (E) FENCE TO REMAIN

2 (E) GRAVEL LANDSCAPE TO REMAIN

3 1 HR RATED PROPERTY LINE WALL

3 1 HR RATED PROPERTY LINE WALL
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SITE PLANS
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SITE PLAN - EXISTING
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SITE PLAN - PROPOSED
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EXTERIOR WALL ASSEMBLIES

INTERIOR PARTITIONS

P1 P1-S
INSIDE

• FINISH PER FINISH SCHEDULE
• 5/8" GWB OR 5/8" WR GWB IN 

DAMP LOCATIONS
• 2X4 WOOD FRAMING
• ACOUSTIC INSULATION
• 5/8" GWB
• FINISH PER FINISH SCHEDULE

INSIDE

INSIDE

• FINISH PER FINISH SCHEDULE
• 5/8" GWB OR 5/8" WR GWB IN 

DAMP LOCATIONS
• 2X4 WOOD FRAMING
• ACOUSTIC INSULATION
• 1/2" CDX OR OSB 
• 1/4" GWB
• FINISH PER FINISH SCHEDULE

INSIDE

0' - 5"0' - 5"

P2P2-S
INSIDE

• FINISH PER FINISH SCHEDULE
• 5/8" GWB OR 5/8" WR GWB IN 

DAMP LOCATIONS
• 2X6 WOOD FRAMING
• ACOUSTIC INSULATION
• 5/8" GWB
• FINISH PER FINISH SCHEDULE

INSIDE

INSIDE

• FINISH PER FINISH SCHEDULE
• 5/8" GWB OR 5/8" WR GWB IN 

DAMP LOCATIONS
• 2X6 WOOD FRAMING
• ACOUSTIC INSULATION
• 1/2" CDX OR OSB 
• 1/4" GWB
• FINISH PER FINISH SCHEDULE

INSIDE

0' - 7" 0' - 7"

P4
• SAME AS P1 WITH PARTIAL 

HEIGHT GWB  WRAP ENDS 

0' - 6"

1C
OUTSIDE

• STONE VENEER - SEE FINISH SCHEDULE
• WIRE LATH & BEDDING
• WEATHER RESITIVE BARRIER
• 1/2" CDX OR OSB 
• 2X4 WOOD FRAMING
• POLYURETHANE SPRAY INSULATION, 

OR BATT, SEE T24 
• 5/8" GWB
• FINISH PER FINISH SCHEDULE
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0' - 6"

2C
OUTSIDE

• STONE VENEER - SEE FINISH SCHEDULE
• TYPE S MORTAR SETTING BED
• TYPE S MORTAR SCRATCH COAT
• METAL LATH
• WEATHER RESITIVE BARRIERS (2 LAYERS)
• 5/8" GYP - TYPE X EXTERIOR SHEATHING
• 2X4 WOOD FRAMING
• POLYURETHANE SPRAY INSULATION, OR BATT, SEE T24 
• 5/8" GYP - TYPE X  
• FINISH PER FINISH SCHEDULE

INSIDE

P0
INSIDE

• FINISH PER FINISH SCHEDULE
• 5/8" GWB
• 2X4 WOOD FRAMING
• 5/8" GWB
• FINISH PER FINISH SCHEDULE
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0' - 3"
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0' - 1 1/2"
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1-HR RATED WALL 
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FINISH MATERIAL - SEE SCHEDULE A10.1

FIXTURE & ACCESSORY- SEE SCHEDULE A10.1

LAVATORY

LAVATORY FAUCET

WALL / PARTITION TYPE- SEE A8.1

XXX

X.X

XXX

PLUMBING FIXTURES

LS2

LF2

WATER CLOSETWC2

BATHTUB / SHOWERBT1

BATHTUB / SHOWER CONTROLSBT2

SHOWERBS1

SHOWER CONTROLSBS2

KITCHEN SINKKS1

KITCHEN FAUCETKF1

TOILET PAPER HOLDER

SHOWER ROD

BATH FIXTURES & ACCESSORIES

M

M

TOWEL BARM

TOWEL HOOKM

WALL MOUNTED SHELFM

LIGHTED MIRRORC

REFRIGIRATOR

DISHWASHER

KITCHEN FIXTURES & APPLIANCES
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OVER-THE-RANGE-MICROWAVEA6

WASHER

DRYER
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INT ELEVATION - ADU KITCHEN - W

3/4" = 1'-0"4
INT ELEVATION - ADU KITCHEN -E

LEGEND - INTERIORS
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INTERIOR
PERSPECTIVES
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WORK DESCRIPTION:

EXISTING SITE:VICINITY MAP:

All work shall comply with the current 2019 CA Building Code 
and comply with the City of Half Moon Bay Code and Planning 
Ordinance including, 2019 CA Mechanical Code, 2019 CA 
Plumbing Code, 2019 Energy Code, 2019 California Green 
Building Standard Code, 2019 California Electrical Code, and 
the 2019 California Residential Code.

All walls to be sheetrocked with and 1/2" drywall and 5/8" drywall 
on all ceilings.

All walls to be insulated with R-21 Batt Insulation.

Ceilings to have R-39+ Batt Insulation.

Floors to have R-19 Batt Insulation.

All tempered glass shall be rated.

All windows shall be properly flashed with modified bitumen and 
Copper or stainless steal z-metal flashing at header trim.

PLANNING INFORMATION:

LOCAL AND STATE CODES:

SCALE:

SHEET TITLE:

A
R

C
H

IT
E

C
T

U
R

A
L

PLEASE VERIFY ALL DIMENSIONS AND REVIEW 

DETAILS AND NOTES FOR, BUT NOT LIMITED TO, 

CABINETS, PLUMBING, STRUCTURAL, AND 

ELECTRICAL COMPONENTS.

DESIGNER IS NOT RESPONSIBLE FOR INCORRECT 

MEASUREMENTS.  ANY AND ALL DIMENSIONAL 

DISPUTES SHALL BE BROUGHT TO THE DESIGNER'S 

AND/OR CONTRACTOR'S ATTENTION.

DRAWN BY:

CAD FILE:

PROJECT:

OWNER:

PROJECT ADDRESS:

APPROVAL

OWNER/AGENT

GENERAL CONTRACTOR

SUBCONTRACTOR

CONTACT INFORMATION

APN:
ZONING:
BLOCK NO.:
LOT NO.:
MAP PAGE/GRID:
LOT SIZE:
ZIP CODE:
YEAR BUILT:
BUILDING SIZE:
LEVELS:

All work shall comply with applicable codes and trade standard which govern 
each phase of work, including, but not limited to: 2019 California Building Code 
(C.B.C.), 2019 California Mechanical Code (CMC), 2019 National Electrical Code 
(NEC), 2019 California Electrical Code (CEC), 2019 California Fire Code (CFC), 
2019 California Plumbing Code (CPC), 2019 California Energy Standards (CES), 
and all the applicable city, state, or local codes and/or legislation including 2019 
California Green Building Standard Code.

It is the responsibility of the general contractor and all sub-contractors to check 
and verify all the dimensions and conditions indicated on these drawings and 
notify the designer of any discrepancies prior to commencing their work.

No guarantee for quality of construction is implied by the architectural 
documents, and the general contractor shall assume full responsibility for any or 
all construction deficiencies.

The owner & contractor agrees to indemnify, defend, & hold the designer 
(HAWK DESIGN & CONSULTING), harmless from and against any and all 
claims liabilities, suits demands, losses, costs, and expenses, including 
reasonable attorney's fees and all legal expenses and fees incurred on appeal 
and all interest thereon, accruing or resulting to any and all persons, firms, or 
any other legal entity on account of any damage to property or persons, 
including death, arising out of the performance or non-performance of 
obligations under this agreement, except where the designer is found to be 
solely liable for such damages or losses by a court or forum of competent 
jurisdiction.

The general contractor shall verify size, location, & characteristics of all work and 
equipment supplied by the owner or others, with the manufacturer or supplier, 
prior to the start of related work.

Do not accumulate trash or debris on site.  Promptly remove material from site 
per local ordinance.

All dimensions given are to face or wall unless otherwise noted.

All dimensions take precedence over scale.

It is important that all delivery times be checked and holds placed on materials 
as required to meet construction schedule.

Contractor to seal all penetrations, (e.g. from pipes, drilled holes, etc.), between 
floors and walls.

All new walls or patched openings in existing walls shall be finished to match 
adjacent surfaces.

Seal all control joints where exposed to view. Sealant color shall match the color 
of the finish material.

Provide wood blocking in all stud walls at millwork and special item anchoring 
points.

It is the intent of the drawings that all exposed surfaces receive finishes as 
indicated on the drawings unless specifically noted otherwise. The general 
contractor shall assume full responsibility for the coordination of the complete 
finish-out of the project.  Any surfaces which do not have a specific finish noted, 
nor are noted to remain unfinished, shall be brought to the attention of the 
designer and finished per the designer’s instructions.

Provide USG Durock cement board at all areas subject to water or moisture.

The temporary (N.F.R.C.) Label which states the listed u-value for all 
fenestration products shall not be removed prior to inspections.

Verify rough-in dimensions for equipment provided on this contract and 
equipment by others.

All equipment, fixtures, & other manufactured items shall be installed in strict 
accordance with the manufacturer's recommendations.

Electrical, plumbing, & HVAC are design/build portions of the work

Design/build portions of the work shall incorporate all design elements, specific 
fixtures, apparatus, appliances, & performance & aesthetic criteria shown in the 
these documents in their designs. design/build sub-contractors shall provide all 
necessary drawings & calculations to size lines & equipment & to obtain 
respective permits. No compensation shall be made by the planning consultant 
or any design or related fees for these portions of the work.

Details indicated on the drawings are representative and typical.  All attachments 
and connections shall conform to best practice and shall be the contractor's 
responsibility.

These drawings are "instruments of service" & therefore the copyright property of 
HAWK DESIGN & CONSULTING.  The design and specifications are for use 
only on the subject property and project, unless prior agreements have been 
made.  Any use, re-use, change, revisions or reproductions of these drawings 
without expressed written permission of HAWK DESIGN & CONSULTING is 
strictly prohibited by law. In the event of unauthorized use of these drawings, the 
user shall hold the designer harmless and bear responsibility of any related legal 
costs.

GENERAL NOTES

PROPOSED PERSPECTIVE VIEW:

PROJECT DATA:

PLAN SHEET LEGEND:

LOT AREA:
LIVING AREA:
ADU:
GARAGE AREA:
COVERED PORCH AREA:
DECK/PORCH ABOVE 18":

EXISTING PROPOSED TOTAL

MAXIMUM LOT COVERAGE ALLOWED
EXISTING LOT COVERAGE
PROPOSED LOT COVERAGE
TOTAL LOT COVERAGE
MAXIMUM FLOOR AREA RATIO ALLOWED
EXISTING FLOOR AREA RATIO
PROPOSED FLOOR AREA RATIO
TOTAL FLOOR AREA RATIO

P.O. BOX 3535   HALF MOON BAY, CA   94019
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1. The work included under this contract consists of all labor, materials, 
     transportation, tools and equipment necessary for the construction of 
     the project leaving all work ready for use; excluding materials provided by owner.
2. All construction shall conform to the 2019 California building, 2019
    California residential, 2019 California fire, 2019 California mechanical,
    2019 California electrical, 2019 California energy, 2019 California plumbing
    and 2019 California green building standards codes.
3. Conflict, the most stringent requirements shall apply.
4. All work described in the drawings shall be verified by the contractor for
    dimension, grade, extent and compatibility to the existing site. Any errors,
    omissions, conflicts, discrepancies and unexpected conditions that effect
    or change the work described in the contract documents shall be brought
    to the designers attention immediately. Do not proceed with the work in the 
    area of discrepancy until all such discrepancies are resolved. If the contractor
    chooses to do so, contractor shall be proceeding at their own risk. Any revision to the 
    set of plans must be submitted to and approved by the City of Half Moon Bay
    building department prior to the revision being completed.
5. The general contractor shall maintain a current and complete set of the 
    construction approved plans for use of all the trades, and shall provide all the sub 
contractors
    with current construction documents as required.
6. The general contractor shall verify and assume responsibility for all dimensions
     and site conditions. The general contractor shall inspect the existing premises
     and take notes of existing conditions prior to submitting prices. No claim shall
     be allowed for difficulties encountered which could have reasonably been inferred 
     from such and examination. 
7. Written dimensions take precedence. Do not scale drawings.
8. All dimensions to and from new construction when shown in plan are to face of 
    interior finish or structural member unless otherwise noted.
9. All dimensions on reflected ceiling plans and elevations are from face of finish
    or center line of column to center line of fixtures(s).
10. All vertical dimensions are to face of finish & finish floor, unless otherwise noted.
11. All dimensions noted "verify" and "V.I.F." are to be checked by contractors prior
      to construction. Immediately report any variances to the designer for resolution.
12. All walls are wood studs @ 16" O.C. unless otherwise noted.
13. Coordinate all work with existing conditions, including but not limited to irrigation
      pipes, electrical conduit, water lines, gas lines, drainage lines, etc.
14. Contractors shall provide all seismic bracing and hold-down clips as required
      by code for all suspended ceiling and soffit framing conditions.
15. Provide adequate temporary support as necessary to assure the structural value
      or integrity of the building. 
16. Protect all existing building and site conditions to remain including walls, cabinets,
      finishes, trees and shrubs, paving, etc.
17. Details shown are typical. Similar details apply in similar conditions.
18. Verify all architectural details with structural, civil, and design/build before ordering
      or installation of any work.
19. Where locations of windows and doors are not dimensioned, they shall be 
      centered in the wall placed two stud widths from adjacent wall as indicated on the
      drawings.
20. Omissions from the drawings and specification or the mis-distributions of the work
      which is manifestly necessary to carry out the intent of the drawings and 
      specifications, or which is customarily performed, shall not relieve the contractor 
      from such omitted or misdescribed details of the work as if fully and completely set 
      forth and described in the drawings & specifications.
21. All changes in floor materials occur at centerline of door or framed opening unless
      otherwise indicated on the drawings.
22. Install all fixtures, equipment and materials per manufacturers recommendations.
23. Verify clearances for vents, chases, soffits, fixtures, etc. Before any construction,
      ordering, or installation of any items of work. 
24. Sealant, caulking and flashing, etc. Locations shown on drawings are not 
      intended to be inclusive. Follow manufacturer's installation recommendation and 
      standard industry and building practices.
25. All roof deck penetrations and exterior wall openings shall be guaranteed by the 
      contractor to be water tight for a minimum of five years after substantial 
      completion of all work under this contract.
26. The general contractor shall remove all rubbish and waste materials of all 
      subcontractors/trades on a regular basis, and shall exercise a strict control
      over job cleaning to prevent any direct debris or dust from affecting, in any way,
      finished areas in or outside job site.
27. Contractor shall leave premises and all affected areas clean and orderly, ready for 
      occupancy. This includes cleaning of all glass (inside and outside) and frames, 
      both new and existing.
28. All wood in contact with concrete shall be pressure treated.
29. A certificate of construction compliance, signed by the general based upon his 
      observation of the construction work shall be submitted to the inspecting building 
      official prior to issuance of a certificate of occupancy.
30. All exterior windows to be weathered-stripped per title 24 requirements.
31. Install smoke detectors in accordance with specifications and in conformance
      with local fire marshal requirements.
32. Glass subject to human impact shall be safety glazing material to meet state and 
      federal requirements.
33. Survey monuments within the area of construction shall be preserved or reset by
      a registered civil engineer or a licensed land surveyor. 
34. Provide on site health and safety facilities including temporary bathrooms and wash 
stations.
35. All non-compliant plumbing fixtures shall be replaced with appropriate water 
conserving plumbing fixtures. plumbing replacement is required prior to issuance of a 
certificate of final completion, certificate of occupancy, or final permit approval by a local 
building department. [CALLGREEN 4.303.1] NON COMPLIANT PLUMBING FIXTURE 
MEANS ANY OF THE FOLLOWING [CALIFORNIA CIVIL CODE. 1101.3(c)

(1) any toilet manufactured to use more than 1.6 gallons of water per flush.
(2) any urinal manufactured to use more than one gallon of water per flush.
(3) any showerhead manufactured to have a flow capacity of more than 2.5 gallons of water 
per minute.
(4) any interior faucet that emits more than 2.2 gallons of water per minute. 
36. Mechanical and gravity outdoor air intake openings shall be located a minimum of 10 
feet from any hazardous or noxious contaminant, such as vents, chimneys, plumbing 
vents, streets, alleys, parking lots and loading docks, except as otherwise specified in this 
code. Toilet rooms, bathrooms and kitchens shall not be considered hazardous or 
noxious. [R303.5.1] 
37. Where a water heater is installed in an attic, attic-ceiling, floor-ceiling assembly, or 
floor-subfloor assembly where damage results from a leaking water heater, a watertight 
pan of corrosion resistant materials shall be installed beneath the water heater with not 
less than ¾ of an inch diameter drain to an approved location. [CPC 507.5] 

R408.1 Ventilation. The under-floor space between the bottom of the floor 
joists 
and the earth under any building (except space occupied by a basement) 
shall have ventilation openings through foundation walls or exterior walls. 

The minimum net area of ventilation openings shall not be less than 1 
square foot (0.0929 m2) for each 150 square feet  (14 m2) of under-floor 
space area, unless the ground surface is covered by a Class 1 vapor 
retarder material. 

When a Class 1 vapor retarder material is used, the minimum net area of 
ventilation openings shall not be less than 1 square foot (0.0929 m2) for 
each 1,500 square feet (140 m2) of under-floor space area. One such 
ventilating opening shall be within 3 feet (914 mm) of each corner of the 
building.

Ventilation openings shall be covered for their height and width with any of 
the following materials provided that the least dimension of the covering 
shall not exceed 1/4 inch (6.4 mm) 

PLEASE NOTE: Contractor and owner is notified, dwelling built prior to 1978 may 
present exposure to lead poisoning as a result of lead-based paint and/or lead-based 
material hazards. Therefore the contractor is required to perform a pre-construction 
risk assessment, testing and or inspection for possible lead-based hazards prior to 
ratifying any agreement with owner to perform scope of work. Contractor is 
responsible for all lead-based paint or other material abatement in this scope, in line 
with but not limited to the federal Department of Environmental Protection (EPA) and 
all applicable other cities, state, or local codes and or legislation. 
ALSO NOTE: Contractor and owner is notified "popcorn" ceilings, 9x9 Vinyl 
Composite Tile (VCT) tiles, flooring mastics, flooring, ducting, roofing and siding may 
and can contain harmful asbestos: therefore, contractor is responsible to identify 
such hazards and perform pre-construction risk assessment testing and inspection 
for possible asbestos hazards prior to ratifying any agreement with owner to perform 
scope of work. Contractor is responsible for all asbestos abatement regarding this 
scope, in line with but not limited to the federal Department of Environmental 
Protection (EPA) and all applicable other cities, state, or local codes and or 
legislation. Contractor to test and abate lead tiles per county and state requirements.
REGARDING MOLD INSPECTION: Molds, fungus, mildew, and similar organisms 
("Mold Conditions") may exist in the property of which the owner and designer is 
unaware and has not actual knowledge. The mold conditions generally grow in 
places where there is excessive moisture, such as where leakage may have 
occurred in roofs, pipes, walls, plant pots or where there has been flooding. A 
professional inspection may not disclose mold conditions. As a result, owner or 
contractors may wish to obtain an inspection specifically for mold conditions to more 
fully determine the condition of the property and this environmental status prior to 
commencing work. Neither the designer, owner nor owner’s agents are experts in the 
field of mold conditions and other related conditions therefore contractors shall not 
rely on designers, owners or its agents for information relating to such conditions. 
Contractor is strongly encouraged to satisfy itself as to the condition of the property 
prior to any contractual agreement. Hold harmless: contractors decision to 
commence with approved scope of work on the property is independent of 
representation of the designer, owner or owners agents involved in the transaction 
regarding mold conditions. accordingly, contractor agrees to indemnify and hold 
harmless designer and owner in the event any mold conditions are present on the 
property. 

1. Lead paint remediation as indicated by ASBESTOS, LEAD AND MOLD REMEDIATION 
AND ABATEMENT per above. Reference to Hazard Management Service, INC. Hazmat 
report including but not limited to remediation and general requirements for removal of 
flooring materials, lead based paint, lead based tile. Dated February 1, 2012.
2. Nail holes or imperfections to be filled with a bondo or wood putty and sanded.
3. New wood to be painted promptly (within a few weeks) because weathering of the 
wood will reduce adhesion of primer and paint.
4. Dull any shiny (mill glazed) areas with fine grit (#220) sandpaper.
5. Moisture in treated wood left from the treatment process to be allowed to dry prior to 
painting; once constructed, two weeks' exposure to the weather to be adequate for 
most siding materials.
6. Previously painted wood with a sound paint surface, will require removal of dirt, 
chalk, etc. by scrubbing with detergent and water (rinse thoroughly) or by careful 
power washing using plain water; NOTE: Contractor responsible for woods that tend to 
be very soft, such as old and weathered cedar and redwood, can easily be damaged by 
high pressure jet of power washing.
7. Previously painted wood with flaking or peeling paint req. removal of all loose or 
poorly adhering paint. If gloss or semigloss paint will be used, follow by sanding with 
fine grit (#220).
8. Dull any glossy paint by sanding with fine (#220) grit garnet paper; wear eye 
protection, dust mask and work gloves.
9. Treat any mildew with a 3:1 water: household bleach mixture, leaving it on for 20 
minutes and adding more as it dries; wear eye and skin protection; rinse thoroughly;
10. Refresh the surface of any weathered wood by sanding with medium grit (#120) 
garnet paper, sanding in the direction of the grain.

1. Lead paint remediation as indicated by ASBESTOS, LEAD AND MOLD 
REMEDIATION AND ABATEMENT per above. Reference to Hazard Management 
Service, INC. Hazmat report including but not limited to remediation and general 
requirements for removal of flooring materials, lead based paint, lead based tile. 
Dated February 1, 2012.
2. Fresh stucco surfaces must be cured for 30 days prior to painting unless 
otherwise authorized in writing.
3. If efflorescence is present, remove by hand wire brushing; wear eye protection 
and gloves; identify and eliminate any source of water from behind the stucco that 
could have caused the efflorescence scrape out and widen any cracks; brush out 
dust, and seal with 100% acrylic and siliconized acrylic caulk; make second 
application in several hours if needed.
4. Treat any mildew with a 3:1 water: household bleach mixture, leaving it on for 20 
mins and adding more as it dries: wear eye and skin protection: rinse thoroughly.
5. Remove dirt, chalk, dust, unbound sand, treated mildew, etc. by scrubbing with 
detergent and water, and rinse thoroughly: or power wash with plain water, taking 
care to not drive water into cracks or porous areas.

1. EMERGENCY WINDOW ESCAPE REQUIREMENTS (CRC R310.1 TO R310.4)
A. Min. 24" clear height (CRC R310.1.2)
B. Min. 20" clear width (CRC R 310.1.3)
C. 5.7 SQ.FT. Min. area (CRC R310.1.1)
D. 44" max sill from finish floor (CRC R 310.1)

1. ALL WINDOWS TO MEET SECTION R310.1 LISTED
    BELOW:

A. Openings must be no more than 44" above the
     floor.
B. Opening shall have a min. clear opening of 5.7
     SQ.FT.
C. Opening shall have a min. clear height of 24".
D. Openings shall have a min. clear width of 20".

2. All windows shall meet Title-24 energy specifications.

Please note: Installation stickers may be required by local 
            officials as proof of new windows meeting title 24 or safety 
requirements.

3. All windows shall have Low-E glass.

4. Z-bar flange may need to be ripped and caulked to fit opening

5. Include ANS and all applicable CAL fire codes or WUI(Wild Land Urban 
Interface codes).

6. Provide safety glazing for tub/shower enclosures and doors. Minimum width 
of shower doors is 22". Doors shall open outward. Shower door or rod shall be 
installed prior to final.

7. Provide safety glazing for windows in tub or shower enclosures within 60" 
above the drain inlet.

1. All new (N) stairs shall have a maximum rise of 7 3/4" and a minimum run of 
11". The maximum drop (elevation change) at all door thresholds shall be 7 
3/4".

(a) Stairways shall have handrails or stair railings on each side, and every 
stairway required to be more than 88 inches in width shall be provided with not 
less than one intermediate stair railing for each 88 inches of required width. 
Intermediate stair railings shall be spaced approximately equal within the entire 
width of the stairway.

Note: Intermediate stair railings may be of single rail construction.

Exceptions:

(1) Stairways less than 44 inches in width may have one handrail or stair 
railing except that such stairways open on one or both sides shall have stair 
railings provided on the open side or sides.

(2) Stairways having less than four risers need not have handrails or 
stair railings.

(3) Stairways giving access to portable work stands less than 30 inches 
high.

(4) Stairs that follow the contour of tanks or other cylindrical or 
spherical structures where the construction requires the inside clearance 
between the inside stair stringer and wall or tank side to be 8 inches or less, 
shall not be considered an "open side."

(5) Guardrails may be erected provided a handrail is attached.

(b) A stair railing shall be of construction similar to a guardrail (see Section 
3209) but the vertical height shall be in compliance with Section 3214(c). Stair 
railings on open sides that are 30 inches or more above the surface below shall 
be equipped with midrails approximately one half way between the steps and 
the top rail.

Note: Local building standards may require 4-inch spacing of intermediate 
vertical members.

(c) The top of stair railings, handrails and handrail extensions installed on or 
after April 3, 1997, shall be at a vertical height between 34 and 38 inches above 
the nosing of treads and landings. For stairs installed before April 3, 1997, this 
height shall be between 30 and 38 inches. Stair railings and handrails shall be 
continuous the full length of the stairs and, except for private stairways, at 
least one handrail or stair railing shall extend in the direction of the stair run 
not less than 12 inches beyond the top riser nor less than 12 inches beyond the 
bottom riser. Ends shall be returned or shall terminate in newel posts or safety 
terminals, or otherwise arranged so as not to constitute a projection hazard.

(d) A handrail shall consist of a lengthwise member mounted directly on a wall 
or partition by means of brackets attached to the lower side of the handrail so 
as to offer no obstruction to a smooth surface along the top and both sides of 
the handrail. The handrail shall be designed to provide a grasping surface to 
avoid the person using it from falling. The spacing of brackets shall not exceed 
8 feet.

(e) Handrails projecting from a wall shall have a space of not less than 1 1/2 
inches between the wall and the handrail.

(f) The mounting of handrails shall be such that the completed structure is 
capable of withstanding a load of at least 200 pounds applied in any direction 
at any point on the rail.

Exception: Handrails and stair rails on flights of stairs serving basements or 
cellars that are covered by a trap door, removable floor or grating when not in 
use, shall stop at the floor level or entrance level so as not to interfere with the 
cover in the closed position. (Title 24, Part 2, Section 1006.9.2.7a.)

1.1  Principal work in this section.
  A. Demolish existing construction where indicated on the
      drawings and required by job conditions.
  B. Protect existing construction designated to remain.
  C. Remove demolished items from the site and dispose of them
       in a legal manner.
1.2  Related work in other sections.
  A.  Disconnecting, cutting, capping or relocating any active
       utility lines encountered. 
1.3  Reference standards.
  A.  ANSI A10.6 "safety requirements for demolition" published by
       the American National Standards Institute.
1.4  Protection.
  A.  Cease operations and immediately notify the designer if the safety 
       of existing construction appears to be endangered at any time. Take 
       precautions to support such endangered construction and do not 
       resume operations until authorized by the designer.
2.0  Execution
2.1  Ownership of demolished materials.
  A.  All demolished materials shall become the contractor's
       property unless otherwise directed by the owner.
  B.  Remove demolished materials from the site and dispose of 
       them in a legal manner. No on-site sale or burning of
       demolished materials will be permitted.
2.2  Performance of work.
  A.  The contractor shall be fully responsible for the 
       adequacy and installation of all the temporary shoring
       systems used during the removal of all structural elements.
  B.  The drawings do not necessarily indicate the full extent of the work 
       required to be performed. Inspect the existing construction carefully 
       to determine the full extent of compensation will be allowed because 
       of failure to estimate the full extent of the work for any contingencies
       in connection there with.
  C.  All work shall be performed by the skilled and properly equipped
       personnel. Demolition and removal of items scaffold high
       or higher shall be lowered by controlled methods, not by
       throwing or dropping. Perform cutting and stripping so that
       the work to remain is undamaged and in such manner that the
       new work can properly connected with it.
2.3  Methods:
  A.  Procedure
       1. Sawing:

a. Sawing shall be performed by experienced craftsmen 
                customarily engaged in and properly equipped for the 
                performance of the type of work required by job conditions.

b. Provide wet vacuum equipment as required for
    control of waste cooling water.

2.4  Demolition for installation of piping, conduit, etc.
2.5  Damage and repair
  A.  Repair, restore or replace damage to existing construction which occurs 
        as a result of demolition operations at no additional cost to the owner.
2.6  Clean-up
  A.  Do not allow demolished materials to accumulate on the 
        premises. Provide for continuous removal and legal off
        site disposal of demolished materials as work progresses.

1.    Demolition and preparation
1.0  General
1.1  Scope: furnish equipment and perform labor required
       to execute necessary to complete the contract
       including, but not limited to these major items:

a. Removal of perimeter hardscaping
b. Removal of single family dwelling
c. Debris removal

1.2  Related work specified elsewhere
  A.  All new work.
1.3 General requirements.
  A. Field conditions: take into consideration as necessary
      work all obvious existing conditions and installations on
      the site as though they were completely shown or 
      described. Accept the site of the work as it exists and 
      clear obstructions to the work indicated.
  B. All contractors submitting proposals for this work shall
      first examine the site and all conditions and limitations
      thereon and thereabouts. All proposals shall take into 
      account all such conditions and limitations whether or not
      the same are specifically shown or mentioned in any of 
      these documents and every proposal shall be construed as
      in every part as shown, described or reasonably required
      or implied and attain the completed conditions
      contemplated by the contractor.
  C. Codes: Perform all work in accordance with the building
      code of the governing bid having jurisdiction the governing
      state industrial safety orders and the requirements of the 
      Occupational Safety and Health Act.
  D. Unforeseen conditions: include in the base bid miscellaneous
      cutting and patching necessitated as a result of
      unforeseen conditions.
  E. Noise control: Carry on all work in a manner which will 
      produce the least amount of noise. Instruct all workmen in 
      noise control procedure.
  F. Dust control: Carry on all work in a manner which will
      produce the least amount of dust. Implement dust control
      procedures like spraying and ground watering.
2.0 Execution
2.1 Protection
  A. Glass: Provide such protection as may be required to 
      prevent glass breakage at no additional cost, replace in 
      kind all broken glass.
  B. Lowering Material: Provide hoists and chutes as required
      to lower removed material. Throwing dropping or permitting 
      the free fall of material and debris from heights which would 
      cause damage to work to remain, undo noise 
      or nuisance or excessive dust is expressly prohibited.
  C. Protection of personnel: Erect signs, barricades and such 
      other forms of warning as may be requested to prevent
      personnel from putting themselves in the way of injury.
  D. Existing work to remain: Provide such forms of protection
      as may be necessary to prevent damage to existing work and
      equipment to remain.
2.2. General Demolition:
  A. Remove as described in 1.1
2.3 Mechanical, electrical and plumbing
  A. Carefully preview plans and determine lines to be removed and 
       those to be kept active or to be reactivated. Protect lines to remain. 
       Provide for minimum service interruption of lines to remain.
  B. Remove lines completely wherever possible. Cut and cap or plug in 
       positive manner.
2.4 Removed Material and Debris.
  A. All removed material, not otherwise designated, and all debris becomes
      the property of the contractor who shall remove it from the site.
  B. Do not allow materials and debris generated by demolition
      activities to accumulate, remove daily and dispose of in a legal manner.
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WINDOW DATA

DEMOLITION NOTES

PAINT PREPERATIONS

FOUNDATION VENT NOTES

EMERGENCY WINDOW ESCAPE REQUIREMENTS

ASBESTOS, LEAD AND MOLD REMEDIATION AND ABATEMENT
REQUIRED PROCEDURES. REFERENCE TO HARZARD MANAGEMENT SERVICE, INC. HAZMAT REPORT
INCLUDING BUT NOT LIMITED TO REMEDIATION AND GENERAL REQUIREMENTS FOR REMOVAL OF
FLOORING MATERIALS, LEAD BASED PAINT AND LEAD BASED TILE. DATED FEBRUARY 1, 2012.

SURFACE PREPERATION - STUCCO REQUIREMENTS

A: Duct sytems are sized, designed, and have their equipment selected per section 4.507.2
B: Protect annular spaces around pipes, electric cables, conduits at exterior walls against 
the passage of rodents per CALGreen Section 4.406.1.
C: Cover duct openings and other related air distribution component opneings during 
construction per CALGreen Section 4.504.1.
D: Adhesives, sealants and caulks shall be compliant with VOC and other toxic compound 
limits per CALGreen Section 4.504.2.1.
E: Paints, stains and other coatings shall be compliant with VOC limits per CALGreen 
4.504.2.2.
F: Aerosol paints and coatings shall be compliant with product weighted MIR limits for 
ROC and other toxic compounds per CALGreen Section 4.504.2.3.
G: Carpet and Carpet systems shall be compliant with VOC limits per CALGreen Section 
4.504.3.
H: Minimum 80% of floor area receiving resilient flooring shall comply with CALGreen 
Section 4.504.4.
I: Particleboard, medium density fiberboard (MDF) and hardwood plywood used in interior 
finish systems shall comply with loy formaldehyde emission standards.
J: install capillary break and vapor retarder at slab on grade foundations per CALGreen 
Section 4.505.2.
K: Check moisture content of building materials used in wall and floor framing before 
enclosure per CALGreen SEction 4.505.3.

CALGREEN MANDATORY MEASURES

NO. REVISION/DESCRIPTION DATE

1 CONCEPT 1 04/27/21

2 PLANNING SUBMITTALS 05/06/21
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This attic vent provides maximum airflow — 72 square 
inches of Net Free Ventilation Area (NFVA)* — without 
detracting from the aesthetics of the roof design. 
O’Hagin Standard Line of attic vents is available for 
contractor painting in 26 gauge G90 mill finish 
galvanized steel, 0.032 aluminum, 16 oz. copper, as 
well as a variety of pre- painted finishes.

ATTIC VENTILATION:

ATTIC AREA SECOND FLOOR (AA):     430 SQFT
VENTILATION REQUIRED: AA / 150   2.866 SQFT
NUMBER OF 0.3 SQFT ROOF VENTS:    4 FOR 1.2 SQFT
NUMBER OF 0.37 SQFT SOFFIT VENTS: 5 FOR 1.85 SQFT

TOTAL VENTILATION: 3.05 SQFT

NOTE: VENTS SHOWN ON PLANS FOR ILLUSTRATION 
PURPOSE ONLY.
LOCATION AND INSTALLATION TO BE CONFIRMED BY 
GENERAL CONTRACTOR.

PLUMBING NOTES: 

1: Where a water heater is installed in an attic, attic-ceiling, floor-
ceiling assembly, or floor-subfloor assembly where damage results 
from a leaking water heater, a watertight pan of corrosion resistant 
materials shall be installed beneath the water heater with not less 
than ¾ of an inch diameter drain to an approved location. [CPC 
507.5] 

2: Systems using gas or propane water heaters for individual 
dwelling units shall include the following requirements of CEnC 

150.0(n)1:

A. A dedicated 120V, 20-amp electrical receptacle, connected to the 
electrical panel with a 120/240-volt 3 conductor, 10 AWG copper 
branch circuit, that is within 3 feet from the water heater and 
accessible to the water heater with no obstructions; and 
i: Both ends of the unused conductor shall be labeled with the word 
spare and be 
electrically isolated; and 
ii: A reserved single pole circuit breaker space in the electrical panel 
adjacent to 
the branch circuit in A above and labeled with the words “Future 
240V use”; and 
B. A Category III or IV vent, or a Type B vent with straight pipe 
between the outside termination and the space where the water 
heater is installed; and 
C. A condensate drain that is no more than 2 inches higher than the 
base of the installed water heater, and allows natural draining without 
pump assistance; and 
D. Gas supply line with a capacity of at least 200,000 Btu/hr. 

ENCROACHMENT PERMIT NOTE:
NO CONSTRUCTION ACTIVITY SHALL OCCUR, AND NO PEDESTRIAN AND VEHICULAR TRAFFIC 

CONTROL SHALL BE INSTALLED WITHIN THE CITY RIGHT‐OF‐WAY OR AFFECTING THE CITY’S 

IMPROVEMENTS PRIOR TO OBTAINING AN ENCROACHMENT PERMIT FROM THE CITY. ALL 

IMPROVEMENTS CONSTRUCTED WITHIN THE CITY RIGHT‐OF‐WAY SHALL CONFORM TO CITY 
STANDARDS TO THE SATISFACTION OF THE CITY ENGINEER. TRAFFIC CONTROL SHALL 
CONFORM TO CALTRANS/MUTCD STANDARD PLANS FOR TRAFFIC CONTROL IN CONSTRUCTION 
AND MAINTENANCE ZONES.

CONSTRUCTION HOURS NOTE:
CONSTRUCTION WORK SHALL BE LIMITED TO THE HOURS OF 7:00 A.M. TO 6:00 P.M. MONDAY 
THROUGH FRIDAY; 8:00 A.M. TO 6:00 P.M. SATURDAYS; AND 10:00 A.M. TO 6:00 P.M. SUNDAYS 
AND HOLIDAYS, EXCEPT AS EXPRESSLY AUTHORIZED BY THE CITY ENGINEER IN 
CONFORMANCE WITH SECTION 14.40.020 OF THE HALF MOON BAY MUNICIPAL CODE.

NOTICE OF DISRUPTION NOTE:
THE PERMITTEE SHALL PROVIDE WRITTEN NOTICE TO AFFECTED PROPERTY AND BUSINESS 
OWNERS AND A COPY OF SUCH NOTICE TO THE CITY ENGINEER A MINIMUM OF TWO 
BUSINESS DAYS PRIOR TO ANY PLANNED DISRUPTION OF PEDESTRIAN OR VEHICULAR 
TRAFFIC, PARKING, OR PUBLIC SERVICE FACILITIES.

CONSTRUCTION MATERIAL STORAGE NOTE:

CONSTRUCTION MATERIAL SHALL NOT BE STORED IN THE STREET RIGHT‐OF‐WAY WITHOUT 

PRIOR APPROVAL FROM THE CITY ENGINEER.

SIDEWALK MAINTENANCE AND LIABILITY NOTE:
IT SHALL BE THE DUTY OF THE PROPERTY OWNER(S) WHOSE PROPERTY IS ADJACENT TO ANY 
PORTION OF A PUBLIC STREET OR PLACE TO MAINTAIN ANY SIDEWALKS ALONG THE PROJECT 

FRONTAGE IN A SAFE AND NON‐DANGEROUS CONDITION. SIDEWALK MAINTENANCE SHALL 

INCLUDE REMOVAL AND REPLACEMENT OF CONCRETE TO ELIMINATE TRIPPING HAZARDS; AND 
PRUNING AND TRIMMING OF TREES, SHRUBS, GROUND COVER AND OTHER LANDSCAPING 

WITHIN THE PUBLIC RIGHT‐OF‐WAY. THE PROPERTY OWNER HAS THE PRIMARY AND EXCLUSIVE 

DUTY TO FUND AND PERFORM SUCH MAINTENANCE AND REPAIR, WHETHER THE CITY HAS 
NOTIFIED THE PROPERTY OWNER OF THE NEED FOR SUCH MAINTENANCE OR REPAIRS OR HAS 
PERFORMED SIMILAR MAINTENANCE OR REPAIRS IN THE PAST, PURSUANT TO §12.18.020 AND §
12.18.030 OF THE HALF MOON BAY MUNICIPAL CODE.

NO. REVISION/DESCRIPTION DATE

1 CONCEPT 1 04/27/21

2 PLANNING SUBMITTALS 05/06/21

COPPER BUILDING ELEMENT NOTE:
ALL COPPER BUILDING ELEMENTS WILL BE PRE-PATINATED AT THE FACTORY, OR IF PATINATION 
WILL OCCUR ON THE SITE, THE PLANS SHALL IDENTIFY BEST MANAGEMENT PRACTICES IN 
CONFORMANCE WITH THE SAN MATEO COUNTYWIDE WATER POLLUTION PREVENTION 
PROGRAM REQUIREMENTS FOR ACHITECTURAL COPPER, TO THE SATISFACTION OF THE CITY 
ENGINEER.
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PROPOSED SITE PLAN1

GRAPHICAL LEGEND PROPOSED SKYLIGHT SCHEDULE

TAG DESCRIPTION

DIMENSION

NOTEWIDTH HEIGHT

1 Skylights 2' - 0" 4' - 0" INSTALL NEW VELUX SKYLIGHT

2 Skylights 2' - 0" 4' - 0" INSTALL NEW VELUX SKYLIGHT

3 Skylights 2' - 0" 4' - 0" INSTALL NEW VELUX SKYLIGHT

4 Skylights 2' - 0" 4' - 0" INSTALL NEW VELUX SKYLIGHT

NO. REVISION/DESCRIPTION DATE

1 CONCEPT 1 04/27/21

2 PLANNING SUBMITTALS 05/06/21

3 PLANNING REVISION 1 05/27/21

4 PLANNING REVISION 2 07/14/21

ROOF NOTE:

ALL ROOF INSTALLATIONS REGULATED BY THE 
CALIFORNIA BUILDING CODE CHAPTER 15 AND APPENDIX 
CHAPTER 15 SHALL COMPLY TO CBC 1505, BUT NO CASE 
SHALL BE LISTED AS LESS THAN A MINIMIM OF A CLASS B 
ROOFING ASSEMBLY (HMB14.04.110.G)

INSTALL (N) 40 YEAR ASPHALT SHINGLE ROOFING WITH 
30# FELT UNDERLAYMENT ON ALL PITCHED ROOF 
SURFACES. COLOR TO BE LANDMARK® TL MOIRE BLACK 
(CLASS A FIRE-RESISTANCE RATING) PER CBC 1505 

2

PROPOSED 350 GALLON CAPACITY RAIN WATER HARVESTING SYSTEM

2
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PROPOSED FLOOR PLAN1

GRAPHICAL LEGEND

TAG DESCRIPTION

DIMENSION

NOTEWIDTH HEIGHT

1 Casement Windows 2' - 0" 5' - 0" INSTALL NEW WINDOW. WINDOW MEETS
MINIMUM EMERGENCY ESCAPE AND RESCUE

OPENING DIMENSION

2 Casement Windows 2' - 0" 5' - 0" INSTALL NEW WINDOW. WINDOW MEETS
MINIMUM EMERGENCY ESCAPE AND RESCUE

OPENING DIMENSION

3 Casement Windows 2' - 0" 4' - 0" INSTALL NEW WINDOW

4 Sliding Windows 3' - 0" 4' - 6" INSTALL NEW WINDOW

5 Sliding Windows 5' - 0" 5' - 0" INSTALL NEW WINDOW

6 Sliding Windows 5' - 0" 5' - 0" INSTALL NEW WINDOW

7 Sliding Windows 4' - 0" 3' - 0" INSTALL NEW TEMPERED GLASS WINDOW

8 Sliding Windows 5' - 0" 6' - 0" INSTALL NEW WINDOW. WINDOW MEETS
MINIMUM EMERGENCY ESCAPE AND RESCUE

OPENING DIMENSION

PROPOSED WINDOW SCHEDULEPROPOSED DOOR SCHEDULE

TAG DESCRIPTION

DIMENSION

NOTESWIDTH HEIGHT

1 Doors 3' - 0" 6' - 8" INSTALL NEW DOOR WITH TEMPERED
GLASS PANEL

2 Doors 3' - 0" 6' - 8" INSTALL NEW DOOR WITH TEMPERED
GLASS PANEL

3 Doors 2' - 6" 7' - 0" INSTALL NEW DOOR

4 Doors 3' - 0" 7' - 0" INSTALL NEW POCKET DOOR

5 Doors 6' - 0" 7' - 0" INSTALL NEW SLIDING DOOR

6 Doors 2' - 6" 7' - 0" INSTALL NEW DOOR

7 Doors 2' - 6" 7' - 0" INSTALL NEW DOOR

8 Doors 6' - 0" 7' - 0" INSTALL NEW SLIDING DOOR

9 Sliding Doors 6' - 0" 6' - 8" INSTALL NEW TEMPERED GLASS
SLIDING DOOR

SCALE: 1/4" = 1'-0"A6

PROPOSED SOUTH ELEVATION2

SCALE: 1/4" = 1'-0"A6

PROPOSED NORTH ELEVATION3

SCALE: 1/4" = 1'-0"A6

PROPOSED WEST ELEVATION4

SCALE: 1/4" = 1'-0"A6

PROPOSED EAST ELEVATION5

NO. REVISION/DESCRIPTION DATE

1 CONCEPT 1 04/27/21

2 PLANNING SUBMITTALS 05/06/21

3 PLANNING REVISION 1 05/27/21

NOTE: 

1: MAXIMUM ELEVATION CHANGE OF 7.75" AT THE 
ENTRY DOOR THRESHOLD.

2: COLOR TO MATCH EXISTING DWELLING

1

1
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PLEASE VERIFY ALL DIMENSIONS AND REVIEW 

DETAILS AND NOTES FOR, BUT NOT LIMITED TO, 

CABINETS, PLUMBING, STRUCTURAL, AND 

ELECTRICAL COMPONENTS.

DESIGNER IS NOT RESPONSIBLE FOR INCORRECT 

MEASUREMENTS.  ANY AND ALL DIMENSIONAL 

DISPUTES SHALL BE BROUGHT TO THE DESIGNER'S 

AND/OR CONTRACTOR'S ATTENTION.
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PLEASE VERIFY ALL DIMENSIONS AND REVIEW 

DETAILS AND NOTES FOR, BUT NOT LIMITED TO, 

CABINETS, PLUMBING, STRUCTURAL, AND 

ELECTRICAL COMPONENTS.

DESIGNER IS NOT RESPONSIBLE FOR INCORRECT 

MEASUREMENTS.  ANY AND ALL DIMENSIONAL 

DISPUTES SHALL BE BROUGHT TO THE DESIGNER'S 

AND/OR CONTRACTOR'S ATTENTION.
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PROPOSED
ELECTRICAL PLAN
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1. AFCI protected recepticles in family rooms, closets, hallways
bedrooms, dining rooms, kitchens, or similar rooms or areas per CEC
210.12 (b).

2. All 125-VOLT and 15- and 20-AMPERE recepticle outlets shall be
listed tamper-resistant recepticle per CEC 210.12 (b).

3. All bedrooms and hallways shall have a smoke detector.

4. All hallways shall have a carbon monoxide detector.

5. Existing ceiling joists/rafters may interfere with proposed layout and
further design locations may be required.  Proposed locations on
plans are for reference only.

6. All lighting must be high-efficacy.

7. Bathrooms, garages, laundry rooms, and utility rooms, at least one
luminaire in each of these spaces shall be controlled by a vacancy
sensor per Section 150(k)(2J).

8. That the light fixtures mounted to the exterior of the residence for
outdoor lighting shall have high efficiency luminaries controlled by a
motion sensor with a manual-on.automatic-off switch and
photocontrol per Energy Code Section 150 (k).

1. All faucets to have maximum flow of 1.2 GPM at 60 PSI and the
minimum shall be 0.6 GPM at 20 PSI.

2. Kitchen/Laundry faucets to have a maximum flow of 1.8 GPM at 60
PSI.

3. All shower heads shall have a maximum flow of 1.8 GPM at 80 PSI
total flow rate.

4. all water closets shall have a maximum flow of 1.28 GPF.

5. All urinals shall have a maximum flow of 0.5 GPF.

6. NEW WATER HEATER RESTRAINT KIT APPROVED BY O.S.A.
WATER HEATER SHALL BE STRAPPED AT ATLEAST TWO
LOCATIONS, UPPER 1/3 OF THE UNIT AND LOWER 1/3 OF THE
UNIT. LAG SCREWS NO LESS THAN 1/4" IN DIAMETER MUST
BE USED TO ANCHOR THE RESTRAINT TO WALL AND EACH
LAG SCREW MUST HAVE AT LEAST 1 1/2" THREAD
PENETRATION INTO WALL STUD. A LARGE FLAT WASHER
MUST BE INSTALLED BETWEEN EACH LAG SCREW AND
STRAP FOR REINFORCEMENT. (2010 CPC 508.2) GRAINGER
INDUSTRAIL STEEL WATER HEATER STAND MODEL#
40-S-22-U. NEW WATER HEATER PAN WITH DRAIN PIPE TO
EXTERIOR.

ELECTRICAL NOTES PLUMBING DATA
PER CALIFORNIA CIVIL CODE 1101.1 TO 1101.8

ELECTRICAL LEGEND

GRAPHICAL LEGEND

SHOWER/TUB NOTE:

SHOWER AND TUB/SHOWER WALLS ARE A SMOOTH, HARD, 
NONABSORBENT SURFACE (E.G., CERAMIC TILE OR FIBERGLASS) OVER 
A MOISTURE RESISTANT UNDERLAYMENT (E.G., CEMENT, FIBER CEMENT, 
OR GLASS MAT GYPSUM BACKER) TO A HEIGHT OF 72 INCHES ABOVE 
THE DRAIN INLET. CRC R307 AND 702.3.8

MECHANICAL NOTES:

MECHANICAL AND GRAVITY OUTDOOR AIR INTAKE 
OPENINGS SHALL BE LOCATED A MINIMUM OF 10 
FEET FROM ANY HAZARDOUS OR NOXIOUS 
CONTAMINANT, SUCH AS VENTS, CHIMNEYS, 
PLUMBING VENTS, STREETS, ALLEYS, PARKING 
LOTS AND LOADING DOCKS, EXCEPT AS 
OTHERWISE SPECIFIED IN THIS CODE. TOILET 
ROOMS, BATHROOMS AND KITCHENS SHALL NOT 
BE CONSIDERED HAZARDOUS OR NOXIOUS. 
[R303.5.1] 

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

PROPOSED ELECTRICAL PLAN1

NO. REVISION/DESCRIPTION DATE

1 CONCEPT 1 04/27/21

2 PLANNING SUBMITTALS 05/06/21

3 PLANNING REVISION 1 05/27/21 1

NOTE: CONTRACTOR TO HAVE INSTRUCTION 
MANUALS AT TIME OF INSPECTION 

1



SCALE:

SHEET TITLE:

G
R

E
E

N
 B

U
IL

D
IN

G
 

PLEASE VERIFY ALL DIMENSIONS AND REVIEW 

DETAILS AND NOTES FOR, BUT NOT LIMITED TO, 

CABINETS, PLUMBING, STRUCTURAL, AND 

ELECTRICAL COMPONENTS.

DESIGNER IS NOT RESPONSIBLE FOR INCORRECT 

MEASUREMENTS.  ANY AND ALL DIMENSIONAL 

DISPUTES SHALL BE BROUGHT TO THE DESIGNER'S 

AND/OR CONTRACTOR'S ATTENTION.

DRAWN BY:

CAD FILE:

PROJECT:

OWNER:

PROJECT ADDRESS:

APPROVAL

OWNER/AGENT

GENERAL CONTRACTOR

SUBCONTRACTOR

CONTACT INFORMATION

P.O. BOX 3535   HALF MOON BAY, CA   94019

650 . 743 . 8743

www.hawkdesignandconsulting.com

2019 CALIFORNIA
GREEN BUILDING
STANDARD CODE

GB.1

Author

KENT AND JODI MILLER

336 VALDEZ AVE
HALF MOON BAY CA 94019

MILLER ADU

KENT EMAIL:
kent.miller@shoals.com
KENT PHONE: (510)260-4869
JODI EMAIL: jodi@fithmb.com
JODI PHONE: (415)308-8485

NO. REVISION/DESCRIPTION DATE

1 CONCEPT 1 04/27/21

2 PLANNING SUBMITTALS 05/06/21



SCALE:

SHEET TITLE:

G
R

E
E

N
 B

U
IL

D
IN

G
 

PLEASE VERIFY ALL DIMENSIONS AND REVIEW 

DETAILS AND NOTES FOR, BUT NOT LIMITED TO, 

CABINETS, PLUMBING, STRUCTURAL, AND 

ELECTRICAL COMPONENTS.

DESIGNER IS NOT RESPONSIBLE FOR INCORRECT 

MEASUREMENTS.  ANY AND ALL DIMENSIONAL 

DISPUTES SHALL BE BROUGHT TO THE DESIGNER'S 

AND/OR CONTRACTOR'S ATTENTION.

DRAWN BY:

CAD FILE:

PROJECT:

OWNER:

PROJECT ADDRESS:

APPROVAL

OWNER/AGENT

GENERAL CONTRACTOR

SUBCONTRACTOR

CONTACT INFORMATION

P.O. BOX 3535   HALF MOON BAY, CA   94019

650 . 743 . 8743

www.hawkdesignandconsulting.com

2019 CALIFORNIA
GREEN BUILDING
STANDARD CODE

GB.2

Author

KENT AND JODI MILLER

336 VALDEZ AVE
HALF MOON BAY CA 94019

MILLER ADU

KENT EMAIL:
kent.miller@shoals.com
KENT PHONE: (510)260-4869
JODI EMAIL: jodi@fithmb.com
JODI PHONE: (415)308-8485

NO. REVISION/DESCRIPTION DATE

1 CONCEPT 1 04/27/21

2 PLANNING SUBMITTALS 05/06/21



REF.

GAS

CONC. 
LANDING W/ 
COVERED 

PORCH

D/W

RANGE & 
HOOD

150 AMP 
SERVICE PANEL

DENOTES ROOF ABOVE

DENOTES ROOF ABOVE

CONC. 
LANDING

(N
) 

V
E

L
U

X
 

S
K

Y
L
IG

H
T

(N
) 

V
E

L
U

X
 

S
K

Y
L
IG

H
T

(N
) 

V
E

L
U

X
 

S
K

Y
L
IG

H
T

(N
) 

V
E

L
U

X
 

S
K

Y
L
IG

H
T

169 SF

LIVING ROOM

70 SF

DINING

103 SF

KITCHEN

120 SF

BEDROOM #1

103 SF

BEDROOM #2

14 SF

CLO.

34 SF

LAUN.

51 SF

H. BATH

ATTIC 
ACCESS

HALLWAY

15 SF

CLO.

CONC. LANDING

1' - 1/4" TO FURNACE 
AND ON DEMAND W/H

1' - 1/4"

3/4" ELBOW

3/4" 

3/4" ELBOW 

3/4"

1' - 1/4"

1' - 1/4"1' - 1/4"

1'-1/4"X3/4"x1'-1/4" 
REDUCING TEE

1'-1/4"X3/4"x1'-1/4" 
REDUCING TEE

1'-1/4" ELBOW

TO EXISTING GAS LINE

RANGE BTU:
Burner #1 Max BTU 15000
Burner #2 Max BTU 9500
Burner #3 Max BTU 15000
Burner #4 Max BTU 5000

DRYER BTU: 20,000 BTU

FURNACE BTU: 30,000 BTU
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