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San Mateo County Property Owner: Bruce Seaman
Project Site:  Avenue Portola, El Granada APN:  047-243-060

Project Site

El Granada

daguirre
Rectangle

daguirre
Line

daguirre
Line





















LOT AREA

EXISTING PROPOSED

AREA (SQFT) AREA (SQFT)% %

PARCEL COVERAGE

FLOOR AREA

FIRST FLOOR
SECOND FLOOR
THIRD FLOOR
GARAGE

TOTAL

5000 5000

ALLOWED

AREA (SQFT) %

TOTAL

AREA (SQFT) %

5000 5000

1750 35.0

2650 53.0

600
1015

637
398

2650

FIRST FLOOR
SECOND FLOOR
THIRD FLOOR
GARAGE

TOTAL

600
1015

637
398

2650

1700 34.01700 34.0

53.053.0

SITE DATA
APN: 047-243-060
ZONING: R-1/S-17/CD/DR
TYPE OF CONSTRUCTION: V-B
PLN2017-00447

OWNER:
BRUCE SEAMAN
65 ALCATRAZ AVE
HALF MOON BAY, CA 94019

ARCHITECT:
EDWARD C LOVE, ARCHITECT
720 MILL ST
HALF MOON BAY, CA 94019

APPLICABLE CODES
SAN MATEO COUNTY

SAN MATEO COUNTY ZONING AND BUILDING ORDINANCES
2016 CALIFORNIA RESIDENTIAL CODE
2016 CALIFORNIA BUILDING CODE AND AMENDMENTS
2016 CALIFORNIA MECHANICAL CODE
2016 CALIFORNIA PLUMBING CODE
2016 CALIFORNIA ELECTRICAL CODE
2016 CALIFORNIA ENERGY CODE
2016 CALIFORNIA FIRE CODE
2016 CALIFORNIA GREEN BUILDING STANDARDS CODE
ANY APPLICABLE COUNTY CODES, ORDINANCES, OR AMENDMENTS
TO THE CALIFORNIA BUILDING CODE
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GENERAL NOTES
A. Before submitting a proposal for this work, the bidder 
shall visit the site and learn the existing conditions.  He 
shall examine the plans and specifications and base his bid 
on them.  During construction, no changes from plans and 
specifications shall be made without written consent of the 
Architect and Owner.  Structural changes must be approved 
by the Architect and Structural Engineer.

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

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

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

E. The Owner shall not be liable or responsible for any 
accident, loss, injury, or damages happening or accruing 
during the term of the performance of the work and in 
connection therewith, to persons and/or property.  The 
G.C. shall have in full force and effect during the life of this 
Contract, full coverage Liability and Workmen's 
Compensation Insurance, which shall comply with California 
laws and will not be canceled or changed during the term of 
this Contract without notice being given to the Owner, and 
shall require all intermediate and Subcontractors to take out 
and maintain similar policies of insurance.  All such policies 
shall be with insurance companies acceptable to the Owner. 
Unless expressly stated otherwise, the Owner will take out 
and carry a comprehensive insurance policy including fire, 
extended coverage, vandalism and malicious mischief 
protecting both his interest and that of the G.C.

F. In addition to guarantees called for elsewhere in 
these specifications, the G.C. shall guarantee "fit and finish" 
work for a period of one (1) year after notice of completion 
is filed, against defective materials or faulty workmanship, 
that is discovered and reported within that period. The 
warranty period for latent defects is 10 years.

G. In general the drawings will indicate dimensions, 
position, type of construction, specifications, qualities and 
methods.  Any work indicated on the drawings, and not 
mentioned in the specifications, or vice versa, shall be 
furnished as though fully set forth in both.  Work not 
particularly detailed, marked, or specified shall be the 
same as similar parts that are detailed, marked or 
specified.  The larger the scale of the drawing, the more 
precedent, i.e.:  3 inches per foot scale governs 1/4 inch 
per foot scale. Written dimensions on these drawings shall 
have precedence over scaled dimensions. Written 
dimensions are approximate and must be verified by G.C. 
The G.C. shall verify, and be responsible for all existing 
conditions and dimensions prior to, and during, all phases 
of work.

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

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

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

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

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

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

N. Upon request, verification of compliance with the 
relevant Codes may include construction documents, 
plans, specifications, builder or installer certification, 
inspection reports, or other methods acceptable to the 
Building Official which show substantial conformance.
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Sheet List
Sheet
Number Sheet Name

CS Cover Sheet

CSAN Cover Sheet Additional Notes

SU Survey

SP Site Plan & Roof Plan

A101 First Floor Plan

A102 Second Floor Plan

A103 Third Floor Plan

A104 Roof Plan

A201 Elevations - South & West

A202 Elevations - North & East

A301 Section Views

A501 Details

A502 Details

E101 Lighting & Electrical - Floor 1

E102 Lighting & Electrical - Floor 2

E103 Lighting & Electrical - Floor 3

P101 Gas Line Iso

C1 Grading & Drainage

C2 Erosion Control

LP Landscape Plan

T24 Title 24
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ADDITIONAL NOTES:

CONSTRUCTION WASTE MANAGEMENT PLAN SHALL BE SUBMITTED PER CALGREEN 4.408.2 (OR IN
ACCORDANCE WITH LOCAL ORDINANCE). MINIMUM OF 65% OF CONSTRUCTION WASTE SHALL BE DIVERTED
FOR RECYCLING OR SALVAGE PER CALGREEN 4.408.1

OPERATIONS & MAINTENANCE MANUALS SHALL BE PROVIDED TO BUILDING OWNER ADDRESSING ITEMS
1 - 10 IN CALGREEN 4.410.1

DUCT SYSTEMS SHALL BE SIZED, DESIGNED, AND EQUIPED PER CALGREEN 4.507.2. HVAC SYSYTEM 
INSTALLERS MUST BE TRAINED AND CERTIFIED AND SPECIAL INSPECTORS EMPLOYED BY THE ENFORCING
AGENCY MUST BE QUALIFIED.

BATHROOM EXHAUST FANS SHALL COMPLY WITH CALGREEN 4.506.1. EACH BATHROOM SHALL BE
MECHANICALLY VENTILATED WITH AN ENERGY STAR EXHAUST FAN AND MUST BE CONTROLLED BY A 
HUMIDITY SENSOR.

PROTECT ANNULAR SPACES AROUND PIPES, ELECTRICAL CABLES, CONDUITS OR OTHER OPENINGS AT 
EXTERIOR WALLS AGAINST THE PASSAGE OF RODENTS (CALGREEN 4.406.1)

COVER DUCT OPENINGS AND OTHER RELATED AIR DISTRIBUTION COMPONENT OPENINGS DURING 
CONSTRUCTION (CALGREEN 4.504.1)

ADHESIVES, SEALANTS, AND CAULKS SHALL BE COMPLIANT WITH VOC AND OTHER TOXIC COMPOUND
LIMITS (CALGREEN 4.504.2.1)

PAINTS, STAINS, AND OTHER COATINGS SHALL BE COMPLIANT WITH VOC LIMITS (CALGREEN 4.504.2.2)

AEROSOL PAINTS AND COATINGS SHALL BE COMPLIANT WITH PRODUCT WEIGHTED MIR LIMITS FOR ROC
AND TOXIC COMPOUNDS (CALGREEN 4.504.2.3). VERIFICATION OF COMPLIANCE SHALL BE PROVIDED.

CARPET AND CARPET SYSTEMS SHALL BE COMPLIANT WITH VOC LIMITS (CALGREEN 4.504.3)

MINIMUM OF 80" FLOOR AREA RECEIVING RESILIENT FLOORING SHALL COMPLY WITH CALGREEN 4.504.4

PARTICLEBOARD, MEDIUM DENSITY FIBERBOARD (MDF), AND HARDWOOD PLYWOOD USED IN INTERIOR
FINISH SYSTEMS SHALL COMPLY WITH LOW FORMALDEHYDE EMISSION STANDARDS (CALGREEN 4.504.5)

INSTALL CAPILLARY BREAK AND VAPOR RETARDER AT SLAB ON GRADE FOUNDATIONS (CALLGREEN 4.505.2)

CHECK MOISTURE CONTENT OF BUILDING MATERIALS USED IN WALL AND FLOOR FRAMING BEFORE
ENCLOSURE (CALGREEN 4.505.3)
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SD SD

SD

220

AFCI

GFI

WP-GFI

Combination Smoke/Carbon
Monoxide Detector, Hardwired
w/ Battery Backup

Ceiling Fan

Ceiling Mounted Duplex Outlet

220-volt outlet

Arc Fault Circuit Interrupt Outlet

Ground Fault Interrupt Outlet

Weather Proof GFI Outlet

Ceiling Mount LED Box Light

Exterior LED Darksky (Shielded)
Light Fixture

Recessed LED Can Light

Directional Recessed LED 
Can Light

Water Proof Recessed LED 
Can Light

Vanity Light Fixture

MEP NOTES:

1. ALL LIGHTING SHALL BE HIGH-EFFICACY (CEC 150(k)1)

2. ALL OUTDOOR LIGHTING SHALL BE HIGH-EFFICACY AND CONTROLLED
BY MOTION SENSOR & PHOTOCONTROL OR OTHER APPROVED METHODS
(CEC 150(k)3)

3. IN BATHROOMS, AT LEAST ONE LIGHT SHALL BE CONTROLLED BY A
VACANCY SENSOR (CEC 150.0(k)2J)

4. 125-VOLT, 15 & 20 AMP RECEPTICAL OUTLETS SHALL BE LISTED
TAMPER-RESISTANT (CEC 406.11)

5. ALL BRANCH CIRCUITS THAT SUPPLY 120-VOLT, SINGLE PHASE,
15 & 20 AMP OUTLETS IN DWELLING UNIT KITCHENS, FAMILY ROOMS, 
DINING ROOMS, LIVING ROOMS, PARLORS, LIBRARIES, DENS,
BEDROOMS, SUNROOMS, RECREATION ROOMS, CLOSETS, HALLWAYS,
LAUNDRY AREAS, OR SIMILAR ROOMS OR AREAS SHALL BE ARC-FAULT
CIRCUIT INTERRUPTOR (AFCI) PROTECTED (CEC 210.12(A))

6. A DEDICATED 20 AMP BRANCH CIRCUIT SHALL BE PROVIDED TO
SUPPLY BATHROOM RECEPTACLE OUTLETS (CEC 210.11(C)(3))

7. A MINIMUM OF TWO 20 AMP SMALL APPLIANCE CIRCUITS FOR THE
KITCHEN COUNTER TOPS SHALL BE PROVIDED. SUCH CIRCUIT SHALL
HAVE NO OTHER OUTLETS. LOADS SHALL BE BALANCED
(CEC 210.52(B)(2))

8. PROVIDE 220-VOLT, 30 AMP DEDICATED CIRCUIT FOR DRYER
(CEC 220.54)

9. ALL BATHROOM EXHAUST FANS SHALL BE ENERGY STAR COMPLIANT
AND EQUIPED WITH HUMIDITY SENSOR

10. KITCHEN EXHAUST SHALL BE A MINIMUM OF 100 CFM

11. WATER CONSERVING FIXTURES & FITTINGS SHALL BE USED IN
ACCORDANCE WITH CGBC 4.303. SHALL INCLUDE A MAXIMUM OF
1.28 GPF FOR WATER CLOSETS, MAXIMUM OF 2.0 GPM @80 PSI FOR
SINGLE SHOWERHEADS, COMBINED FLOW RATE OF MULTIPLE SHOWER-
HEADS NOT TO EXCEED 2.0 GPM @ 80 PSI, MAXIMUM 1.2 GPM @
60 PSI FOR LAVATORY FAUCETS, MAXIMUM  1.8 GPM @ 60 PSI FOR
KITCHEN FAUCETS.

WHOLE HOUSE VENTILATION NOTES:

ALL BATHROOMS TO BE EQUIPED WITH WHISPERGREEN SELECT™ 
ONE FAN - MULTIPLE IAQ SOLUTIONS, 50-80-110 CFM | FV-05-11VK1.

DUCT SIZE: 4" - 6" (BASED ON CONTRACTOR'S DECISION)

ASHRAE 62.2 REQUIRED MECHANICAL VENTILATION RATE:
QFAN CFM = 84.63

A LABEL/SIGN SHALL BE AT CONTROLLER OF SWITCH TO INFORM
OCCUPANTS THAT FRESH AIR VENTILATOR IS A WHOLE HOUSE
VENTILATION FAN THAT SHOULD OPERATE WHENEVER THE BUILDING IS
OCCUPIED.
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