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120 Coronado Ave, Los Altos, CA 94022

09.28.2021

PLANNING

120

120 CORONADO

Author Checker

PROJECT NARRATIVE

CITY OF LOS ALTOS IS ONE OF MOST ARCHITECTURALLY DIVERSE 
CITIES IN THE BAY AREA.  AT 120 CORONADO, THIS PROPOSED 
PROJECT IS LOCATED AMONGST A SUBTLE FABRIC OF CRAFTSMAN, 
MODERN, TRADITIONAL, AND SOME COLONIAL STYLE HOMES. 
PROPOSED HERE IS ONE OF THE MOST SOUGHT AFTER STYLES OF 
ARCHITECTURE CONSISTENT WITH THE NEIGHBORHOOD FABRIC OF 
THE FINE CITY OF LOS ALTOS. MODERN FARMHOUSE ARCHITECTURE 
IS ONE OF THE MOST POPULAR AND TIMELESS STYLES OF 
ARCHITECTURE DESIGNED TO UPLIFT THE NEIGHBORHOOD AND ADD 
A MUCH NEEDED UP GRADE TO THIS PROJECT SITE. PROPOSED 
PROJECT AT 120 CORONADO IS A TWO-STORY SINGLE FAMILY 
RESIDENCE WITH A DETACHED ADU AND A TWO CAR GARAGE 
HIGHLIGHTED WITH THE MOST HIGH END MATERIALS SUCH AS 
ALUMINUM CLAD WOOD WINDOWS WITH GRIDS EMPHASIZING THE 
MODERN FARMHOUSE STYLE. EXTERIOR OF THE HOME SHALL BE 
EQUIPPED WITH CEMENT BOARD AND/OR HARDYBACKER PANELS 
TOPPED WITH VERTICAL WOOD SIDING AND ROOFING MATERIAL 
SHALL BE BEST AND HIGHEST QUALITY AND PERFORMANCE 
MATERIAL, STANDING SEAM METAL.

1 3D View 1
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PROJECT DATA

120 Coronado Ave, Los Altos, CA 94022

09.28.2021

PLANNING

120

120 CORONADO

Author

SITE

TRACT MAP

PROJECT INFORMATION DRAWING INDEX

LOT AREA: 12037 SF.
ALLOWABLE BUILT AREA :
FIRST 11,000 SF: 3850 SF.
REMAINING 1037 @ 10% = 103.7 SF.
MAX. BUILT AREA ALLOWABLE 3850 + 103.7 =  3,953.7 SF.

PROPOSED BUILT AREA:
MAIN LEVEL: 2,153.07 SF.
GARAGE: 400 SF.
SECOND LEVEL: 1400.22
TOTAL PROPOSED BUILT AREA
COUNTED AGAINST MAX FAR: 3,953.29 SF.

FLOOR AREA EXCLUDED FROM FAR:
LOWER LEVEL (BASEMENT): 2143.17 SF.
ADU: 800 SF.

TOTAL HABITABLE AREA: 6,496.42f SF.

TOTAL PROPSED BUILT AREA INCLUDING 
GARAGE &  LOWER LEVEL: 6,896.42 SF

MAIN HOUSE REAR COVERED PORCH: 374.00 SF.
MAIN HOUSE FRONT PORCH: 66.67 SF.
ADU FRONT PORCH: 24.38 SF.
TOTAL COVERED AREA:

MAIN HOUSE FIRST FLOOR + ADU FRONT PORCH + MAIN HOUSE 
FRONT PORCH + MAIN HOUSE REAR PORCH 

2553.08+24.38+66.67(-4SF. COLUMNS COUNTED IN FAR) +372 SF
3014.12 SF. TO TAL COVERAGE AREA

ARCHITECTURAL:

A0 COVERSHEET

SURVEY:
SU 1  
SU 2 

A1 SITE PLAN (E)
A2 SITE PLAN (P)
A2.1 TREE PROTECTION / REMOVAL PLAN
A2.2 TREE PROTECTION / REMOVAL PLAN
A3 BASEMENT LEVEL FLOOR PLAN
A3.1 MAIN LEVEL PLAN
A3.2 SECOND LEVEL FLOOR PLAN
A3.3 FLOOR AREA DIAGRAM
A5 ROOF PLAN
A5.1 ROOF PLAN - ENLARGED MAIN HOUSE
A5.2 ROOF PLAN ADU
A5.3 FRONT PORCH & DORMER DETAIL
A6 ELEVATIONS
A6.1 ELEVATIONS
A7 ACCESSORY DWELLING UNIT (ADU)
A8 SECTIONS
A8.1 SECTIONS
A9 3D PERSPECTIVES
A10 NEIGHBORHOOD IMAGES
A11 NEIGHBORHOOD CONTEXT

EXISTING FRONT ELEVATION
A12 MATERIAL BOARD + SPECS
AD-1-7 DETAILS

PRELIMINARY CIVIL 
CO GRADING & DRAINAGE COVERSHET
C1 PRELIMINARY GRADING & DRAINAGE
C2 CONSTRUCTION DETAILS
C3 EROSION CONTROL
C4 BMP

LANDSCAPE:
L.1 PRELIMINARY LANDSCAPE PLAN

LEGAL INFORMATION

PARCEL NUMBER: 167-30-004
ZONING CODE: R1-10 SINGLE-FAMILY
OCCUPANCY: R-3/U
DESCRIPTION: SINGLE FAMILY

RESIDENTIAL HOME
APPLICABLE CODES 2019: 

CBC, CFC, CPC, CMC
CRC, CEC, CAL GREEN

CONSTRUCTION TYPE: VB

PLANNING PERMIT NUMBER: 

SCOPE OF WORK

1. DEMOLISH (E) SINGLE FAMILY HOUSE AND ACCESSORY 
STURCTURE
2. CONSTRUCT NEW SINGLE FAMILY HOUSE WITH A
BASEMENT AND A DETACHED SECONDARY DWELLING UNIT. 
WITH A POOL IN THE REAR OF THE PROPERTY

PROPOSED FRONT ELEVATION 

VICINITY MAP

UNDER SEPERATE DEFERRED SUBMITTAL PERMIT:
AUTOMATIC RESIDENTIAL FIRE SPRINKLER SYSTEM 
SUBMITTED DIRECTLY TO SANTA CLARA CO. 
FIRE DEPT. BY CALIFORNIA LICENSED (C-16)
CONTRACTOR. 

NOTES:

+ HERS RATING VERIFICATION ITEMS:
- HVAC COOLING MINIMUM AIRFLOW AND FAN EFFICIENCY
- HVAC DISTRIBUTION SYSTEMS & DUCT SEALING
- BUILDING IAQ MECHANICAL VENTILATION
CONTRACTOR TO PROVIDE EVIDENCE OF THIRD PARTY 

VERIFICATION (HERS) TO BUILDING INSPECTOR PRIOR TO FINAL 
INSPECTION

+ GREEN BUILDING CODE VERIFICATION:
THIS PROJECT IS SUBJECT TO THE MANDATORY MEASURE 

REQUIREMENTS OF THE 2019 CALIFORNIA BUILDING CODE, SEE 
VERIFICATION CHECKLIST ON SHEET A10. THIRD PARTY VERIFICATION 
REQUIRED FOR IMPLEMENTATION OF ALL REQUIRED MEASURES, 
PRIOR TO FINAL INSPECTION.

+ CONSTRUCTION SITE FIRE SAFETY:
ALL CONSTRUCTION SITES MUST COMPLY WITH APPLICABLE 

PROVISIONS OF THE CFC CHAPTER 33 AND SPECIFICATION SI-7

Consultants:
OWNER:
LOS ALTOS LLC
120 CORONADO AVE.
LOS ALTOS

DESIGNER:
SAFAEI DESIGN GROUP
127 KELTON AVE.
SAN CARLOS CA 94070
T: 415-967-2527
EMAIL: SALAR@SAFAEI DESIGN GROUP

STRUCTURAL ENGINEER:
WESLEY LIU 
7246 SHARON DR # O, 
SAN JOSE, CA 95129
T:408-973-1839

CIVIL ENGINEER & SURVEYOR:
OSUNA ENGINEERING INC.
117 BERNAL RD. STE. 70-336
SAN JOSE, CA 95119
TEL: (408) 772-4381
CONTANCT: OSCAR OSUNA

ARBORIST: 

PROJECT DESIGN DATA:
2019 CALIFORNIA RESIDENTIAL CODE
2019 CALIFORNIA BUILDING CODE
2019 CALIFORNIA PLUMBING CODE
2019 CALIFORNIA MECHANICAL CODE
2019 CALIFORNIA GREEN BUILDING STANDARD CODE
2019 CALIFORNIA ELECTRIC CODE
2019 CALIFORNIA ENERGY CODE & STANDARDS
2019 CALIFORNIA FIRE CODE
LOS ALTOS MUNICIPAL CODE
ALONG WITH ALL OTHER LOCAL AND STATE LAWS AND
REGULATIONS.

SOILS ENGINEER:

MEP:
ACIES ENGINEERING
3371 OLCOTT ST.
SANTA CLARA, CA 95054
TEL: (408) 522-5255
CONTACTS: JOVAN, NAZAR, DIANA

LANDSCAPE ARCHITECT:
RUSSELL STRINGHAM LEED AP BC+C
SAN JOSE CA,
TEL: (408) 886-4089
EMAIL: STRINGHAMDESIGN@GMAIL.COM

TITLE 24:

3/16" = 1'-0"1 FRONT ELEVATION (NORTH) RENDERED 2 FRONT PERSPECTIVE

NEW SINGLE FAMILY RESIDENCE

3
REAR PERSPECTIVE @ POOL AND
REAR PORCH
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GENERAL NOTES CONTINUED

GENERAL NOTES:
ALL GRADING, EARTHWORK, FOUNDATION PREPARATION, AND DRAINAGE SUBJECT TO 
RECOMMENDATIONS IN THE SOILS REPORT BY SILICON VALLEY SOILS ENGINEERING. 
(REPORT DATE: APRIL 2018)
SOILS ENGINEER SHALL OBSERVE AND TEST GRADING INCLUDING SUB GRADE 
PREPARATION TO VERIFY THAT THE CONTRACTOR MEETS THE RECOMMENDED MATERIAL 
QUALITY, MOISTURE CONDITIONING, AND COMPACTION REQUIREMENTS. SOIL ENGINEER 
SHALL OBSERVE THE FOOTING EXCAVATIONS PRIOR TO THE PLACEMENT OF REINFORCING 
STEEL TO CONFIRM THAT THE FOUNDATIONS ARE FOUNDED IN UNDISTURBED, FIRM 
NATURAL SOILS AND AT THE MINIMUM DEPTH OR DEEPER.

SEE CIVIL DRAWINGS BY SMP ENGINEERING FOR ALL GRADING AND DRAINAGE WORK, 
UTILITY CONNECTIONS AND DETAILS. VERIFY ALL HARDSCAPE AND SITE FINISH MATERIALS 
AND SELECTION WITH OWNER PRIOR TO CONSTRUCTION. SEE LANDSCAPE PLANS FOR ALL 
NEW PANTING AND IRRIGATION SYSTEMS. 
MAINTAIN MINIMUM 5% SLOPE AWAY FROM FOUNDATION AT LANDSCAPE AREAS, MINIMUM 
2% SLOPE AWAY AT PAVED AREAS WITHIN 5’ OF STRUCTURE.
SETBACK VERIFICATION WILL BE REQUIRED BY A LICENSED SURVEYOR OR CIVIL ENGINEER 
TO VERIFY THE LOCATION OF STRUCTURE ON THE PROPERTY AND DOCUMENTATION SHALL 
BE SUBMITTED TO THE CITY BUILDING DEPARTMENT PRIOR TO FOUNDATION INSPECTION
VERIFY SPERATE ENCROACHMENT PERMIT APPROVALS PER CITY FOR ANY WORK WITHIN 
THE RIGHT OF WAY.

BEFORE EXCAVATION CALL U.S.A.
CONTRACTOR IS RESPONSIBLE FOR LOCATION AND VERIFICATION OF ALL EXISTING 
UNDERGROUND UTILITIES. UNDERGROUND SERVICE ALERT (USA) SHOULD BE NOTIFIED FOR 
ASSISTANCE IN THIS MATTER AT (800) 227-2600, 48 HOURS PRIOR TO ANY CONSTRUCTION. 
THE (USA) AUTHORIZATION NUMBER SHALL BE KEPT AT THE JOBSITE. LOCATION AND 
CHARACTER OF ANY UTILITIES IF SHOWN HERON ARE APPROXIMATE AND TAKEN FROM A 
COMBINATION OF SURFACE STRUCTURAL OBSERVATION AND/OR RECORDS OF THE 
CONTROLLING AGENCY. KAL DESIGN GROUP DOES NOT ASSUME RESPONSIBILITY FOR THE 
LOCATION OF ANY EXISTING UTILITIES OR OTHER UNDERGROUND FEATURES SUCH AS 
VAULTS, TANKS, BASEMENTS, BURIED OBJECTS, ETC.

a. DEVELOP A PLAN TO MANAGE STORM WATER DRAINAGE CONSTRUCTION PER 
CALGREEN SECTION 4.106.2

b. PLAN AND DEVELOP GRADING AND PAVING PLAN TO KEEP SURFACE WATER AWAY 
FROM BUILDING PER CALGREEN SECTION 4.106.3

c. SUBMIT CONSTRUCTION WASTE MANAGEMENT PLAN PER CALGREEN SECTION 
(4.408.2) (OR IN ACCORDANCE WITH THE LOCAL ORDINANCE). DIVERT A MINIMUM OF 
60% OF CONSTRUCTION WASTE TO CITY RECOLOGY CENTER OR SALVAGE PER
SECTION (4.408.1)

d. DUCT SYSTEMS ARE SIZED AND DESIGNED WITH EQUIPMENT SELECTED PER SECTION 
(4.507.2). HVAC SYSTEM INSTALLERS MUST BE TRAINED, AND CERTIFIED, AND SPECIAL 
INSPECTORS EMPLOYED BY THE ENFORCING AGENCY MUST BE QUALIFIED.

e. AT PROJECT COMPLETION, PROVIDE A COPY OF THE OPERATIONS AND MAINTENANCE 
MANUAL TO THE BUILDING OCCUPANT OR OWNER ADDRESSING ITEMS 1 THROUGH 10 
IN SECTION 4.410.1  

f. PROTECT ANNULAR SPACES AROUND PIPES, ELECTRIC CABLES, & CONDUITS AT 
EXTERIOR WALLS AGAINST THE PASSAGE OF RODENTS (4.406.1).  

g. COVER DUCT OPENINGS AND OTHER RELATED AIR DISTRIBUTION COMPONENT
OPENING DURING CONSTRUCTION (4.504.2.1).  

h. ADHESIVES, SEALANTS, CAULKS AND OTHER TOXIC COMPOUNDS USED DURING 
CONSTRUCTION SHALL BE COMPLIANT WITH VOC LIMITS (4.504.2.1).

i. PAINTS, STAINS AND OTHER COATING SHALL BE COMPLIANT WITH VOC LIMITS 
(4.504.2.2).  

j. AEROSOL PAINTS AND COATINGS SHALL BE COMPLIANT WITH PRODUCT WEIGHTED 
MIR LIMITS FOR ROC AND TOXIC COMPOUNDS (4.504.2.3).

k. CARPET AND CARPET SYSTEMS SHALL BE COMPLIANT WITH VOC LIMITS (4.504.3).  
l. MINIMUM 80% OF FLOOR AREA RECEIVING RESILIENT FLOORING SHALL COMPLY WITH 

THE VOC EMISSION LIMITS PER SECTIONS (4.504.4).  
m. PARTICLE BOARD, MEDIUM DENSITY FIBERBOARD (MDF) AND HARDWOOD PLYWOOD 

USED IN INTEIOR FINISH SYSTEMS SHALL COMPLY WITH LOW FORMALDEHYDE 
EMISSION STANDARDS (4.504.5).  

n. INSTALL CAPILLARY BREAK VAPOR RETARDER AT SLAB ON GRADE FOUNDATIONS. 
(4.505.2)  

o. CHECK MOISTURE CONTENT OF BUILDING MATERIALS USED IN WALL AND FLOORING 
BEFORE ENCLOSURE (4.505.3)

SEE SHEET A0.__ FOR ADDITIONAL GREEN BUILDING MEASURES.  

GENERAL NOTES:

VERIFY ALL HARDSCAPE AT LANDSCAPE LAYOUTS AND FINISHES WITH OWNER. 
EXTERIOR WALLS: PAINTED SMOOTH STUCCO FINISH. (VERIFY 
SELECTIONS/OPTIONS W/ OWNER) 2X6 WALL FRAMING AT EXTERIOR INSULATED 
WALLS FOR R-21 ENVELOPE.  SEE STRUCTURAL PLANS FOR SHEAR WALL AND 
HOLDDOWN LOCATIONS & NAILING.   
INTERIOR WALLS - 5/8" GYP. BD. ON 2X4 STUDS @ 16"O.C. U.N.O.  SEE STRUCTURAL 
PLANS FOR SHEAR WALL AND HOLDDOWN LOCATIONS & NAILING.  (2X6 MIN. AT 
PLUMBING WALLS).  5/8" TYPE 'X' GYPSUM BOARD AT ALL GARAGE SEPARATION 
WALLS & CEILING IN ENCLOSED SPACE UNDER STAIRS.   
ALL WINDOWS & FRENCH DOORS TO BE WOOD FRAME, ALUMINUM CLAD, DUAL-
PANE, W/ DIVIDED LIGHTS AS SHOWN ON ELEVATIONS.  PROVIDE TEMPERED GLASS 
AT ALL GLAZED DOORS AND GLAZING WITHIN 24" OF A DOOR OR WITHIN 18" OF 
FINISHED FLOOR.  PROVIDE TEMPERED GLAZING AT WINDOWS AT SHOWERS AND 
ABOVE BATHTUBS.  
FRAMING CONTRACTOR SHALL CAREFULLY REVIEW ALL ELECTRICAL, MECHANICAL, 
& STRUCTURAL PLANS AND CONSIDER ALL ISSUES IN LOCATION OF SIGNIFICANT 
BEAMS AND LAYOUT OF FLOOR & CEILING JOISTS TO ACCOMMODATE LIGHT CANS, 
PLUMBING, MINIMIZE HEADING OFF, CENTER FLOOR REGISTERS W/ DOORS, ALIGN 
CHUTES & CHASES, ETC.

SEE ALSO DIMENSION PLAN SHEETS. ALL DIMENSIONS ARE TO FACE OF STUD OR 
CENTERLINE OF WINDOW/DOOR, TYP. U.N.O.  VERIFY ALL CRITICAL DIMENSIONS AT 
EXISTING ELEMENTS IN FIELD PRIOR TO FRAMING. ANY CONFLICTS OR 
DISCREPANCIES SHALL BE BROUGHT TO THE ATTENTION OF THE ARCHITECT PRIOR 
TO FURTHER PROGRESS.  VERIFY FINISH SELECTIONS, BASEBOARD, CEILING TRIM, 
AND DOOR & WINDOW CASINGS W/ OWNER IN FIELD.  PROVIDE BLOCKING AS 
NECESSARY.  VERIFY PAINT AND COLOR SECTIONS W/ OWNER IN FIELD.  
MECHANICAL CONTRACTOR TO VERIFY ALL AIR DUCTS, CHASES, LOCATIONS, 
CONFIGURATIONS, ETC. WITH FRAMING CONTRACTOR DURING FOUNDATION WORK, 
PRIOR TO FRAMING.  PLACE DUCTS OUT OF THE WAY IN ATTICS, CRAWLSPACES, 
ETC. ALL UNDERGROUND AND ABOVE-GROUND WATERPROOFING & FLASHING 
DETAILS PER WATERPROOFING SPECIALIST SUBCONTRACTOR.

KEY NOTES:

1. EXTERIOR LIGHTWELL SURFACE, WITH 7" STEP DOWN FROM INTERIOR 
FINISHED FLOOR, SLOPE TO OUTSIDE EDGE TO DRAIN, VERIFY FINISHED 
SURFACE, WATERPROOFING, ETC. PRIOR TO CONSTRUCTION.   

2. AREA DRAINS AND OVERFLOW AT SUNKEN LIGHTWELLS AREA DRAINS AND 
OVERFLOW AT SUNKEN LIGHTWELLS AND PATIO, FOR STORMWATER 
COLLECTION TO SUMP PUMP SYSTEM TO GRADE. PROVIDE ALARM PANEL 
SYSTEM FOR PUMP FAILURE ALERTS, SEE CIVIL PLANS FOR SYSTEM DETAILS.   

3. HOME THEATER SYSTEM, VERIFY ALL A-V COMPONENTS, PROJECTOR AND 
SCREEN, SEATING, ACOUSTICS, SELECTIONS, ETC. PER OWNER PRIOR TO 
CONSTRUCTION AT THE THEATER.    

4. BUILT-IN SHELVING & CABINETRY, VERIFY DESIGN WITH OWNER & ARCHITECT.   
5. SUNKEN SUMP PUMP COLLECTION SYSTEM FOR EXTERIOR STORMWATER 

COLLECTION & DISCHARGE FROM LIGHTWELL SURFACE DRAINS UP TO 
SURFACE DRAINAGE AND RETENTION SYSTEM, SEE ALSO CIVIL PLANS.   

6. (N) BATHROOM FIXTURES & FINISHES,  KOHLER OR EQUAL PLUMBING.  
CERAMIC TILE FLOORING & SHOWER ENCLOSURE.  VERIFY ALL SELECTIONS, 
FINISHES, ACCESSORIES, ETC. WITH OWNER.   

7. AT ALL SHOWERS AND TUBS WITH SHOWERS: 
A. WALL COVERINGS SHALL BE PORTLAND CEMENT CONCRETE, CERAMIC 

OR STONE TILE, OR APPROVED EQUAL TO 80" ABOVE DRAIN. MATERIALS 
OTHER THAN STRUCTURAL ELEMENTS SHALL BE MOISTURE RESISTANT.   

B. VERIFY FINISH MATERIALS, SEE INTERIOR DESIGN PLANS. 
C. INSTALL HOT-MOP SHOWER PAN @ ALL SHOWERS (TYPICAL).  BASE 

MATERIAL BENEATH SHOWER PAN TO SLOPE TO DRAIN PER 2019 CPC 
411.8.  VERIFY DRAIN LOCATION W/ OWNER.   

D. TEMPERED GLASS @ WINDOW AND SHOWER ENCLOSURE.  SHOWER 
DOORS & ENCLOSURES SHALL BE FRAMELESS, TEMPERED, 3/8" GLASS, 
VERIFY W/ OWNER.

E. SHOWERS AND TUB/SHOWER COMBINATIONS SHALL BE PROVIDED WITH 
INDIVIDUAL CONTROL VALVES OF THE THERMOSTATIC MIXING OR 
PRESSURE BALANCE TYPE ADJUSTED TO 120 DEGREES MAXIMUM.   

F. ALL SHOWER COMPARTMENTS SHALL HAVE A MINIMUM FINISHED 
INTERIOR OF 1024 SQ IN. AND SHALL ALSO BE CAPABLE OF 
ENCOMPASSING OF 30 INCH CIRCLE. 

8. MECHANICAL ROOM, WITH HOUSE WATER HEATER, AND HVAC UNIT FOR 
BASEMENT AND FIRST FLOOR LEVELS.  VERIFY LAYOUT OF UNITS, DUCTING 
MANIFOLDS, PANELS, PANELS, CLEARANCE ACCESS, ETC. FOR SPACE PRIOR 
TO CONSTRUCTION.   

9. LAUNDRY ROOM HOOK-UPS AND CONNECTIONS, CABINETRY & 
COUNTERTOPS, VERIFY SELECTIONS, APPLIANCES SPECS, ETC. PER OWNER.   

10. SUNKEN SEWAGE EJECTION SUMP PUMP SYSTEM FOR BASEMENT WASTE 
LINE COLLECTION & DISCHARGE UP TO FIRST FLOOR GRAVITY LINES. 
LOCATED IN EXTERIOR LIGHTWELL (ALTERNATE LOCATION IN MECH. ROOM.  
SEE ALSO CIVIL PLANS FOR TIE-IN TO STREET. THE DISCHARGE PIPING OF 
EACH EJECTOR OR PUMP TO HAVE A BACKWATER VALVE AND GATE VALVE, 
AND BE A MINIMUM OF 2-IN IN DIAMETER. THE SEWER EJECTOR/SEWAGE 
PUMP RECEIVING DISCHARGE OF WATER CLOSET SHALL BE CAPABLE OF 
PASSING A 1.5 INCH DIAMETER SOLID BALL.   

11. DEEP WELL SUMP PUMP SYSTEM FOR COLLECTION OF SUBSURFACE 
GROUND WATER AT BASEMENT PERIMETER AND UNDER-SLAB, FOR 
COLLECTION & DISCHARGE UP TO SURFACE DRAINAGE SYSTEM. SEE 9 (C5.0) 
FOR SUMP PUMP.    

12. LOWERED CEILING AT HALLWAY AND SECONDARY SPACES, FOR 
MECHANICAL DUCTING PATHWAYS, VERIFY FINAL FINISHED CEILING HEIGHTS 
TO COORDINATE WITH MECHANICAL DESIGN PRIOR TO CONSTRUCTION.   

13. AT SOFFIT OF USABLE SPACES BELOW STAIRS,  PROVIDE 5/8" TYPE "X" 
GYP.BD. FOR ONE-HOUR FIRE PROTECTION.    

14. STAIR UP TO FIRST STORY, MAX. 7.75" RISE, MIN. 10" STAIR UP TO FIRST 
STORY, MAX. 7.75" RISE, MIN. 10" RUN, WITH HANDRAILS & GUARDRAILS PER 
CODE,

15. EXTERIOR STAIR DOWN TO BASEMENT LIGHTWELL, MAX. 7" RISE, MIN. 11" 
RUN, WITH HANDRAILS & GUARDRAILS PER CODE.

CALIFORNIA ENERGY CODE REQUIREMENTS FOR NEW HOMES:
PER CEC 150(O), PROVIDE CONTINUOUS MECHANICAL WHOLE HOUSE EXHAUST 
OR SUPPLY VENTILATION WITH OUTSIDE AIR PER MINIMUM LEVELS IN TABLE 
4.1A OR EQUATION 4.1A,  FOR COMPLIANCE WITH ASHRE STANDARD 62.2 FOR 
INDOOR AIR QUALITY IN LOW RISE RESIDENTIAL. PER EQUATION 4.1A :   
(CONDITIONED AREA X 0.03) + [ 7.5 X ( # BEDROOMS +1 )]  = [6,417.1 X 0.03] + [7.5 X 
(6+1)] = 245 CFM
INSTALL (4) PANASONIC WHISPER GREEN PICK-A-FLOW SPEED SELECTOR WITH 
TOP FLOW @ 110 CFM VENTILATION FAN AT FOUR LOCATIONS. SET SPEED AT 62 
CFM EACH AND HAVE THEM FULL-TIME OPERATED AND TO PROVIDE A LABEL AT 
FAN CONTROL SWITCH READING: "FAN TO BE LEFT ON FOR INDOOR AIR 
QUALITY".

2019 CALGREEN MANDATORY MEASURES:

GENERAL NOTES CONTINUED

EGRESS WINDOW & DOORS - CRC 310 NOTE:
ALL EMERGENCY ESCAPE AND RESCUE OPENINGS SHALL HAVE:
ꞏ THE BOTTOM OF THE OPENING SHALL NOT BE MORE THAN 44 INCHES
ABOVE THE FLOOR.
ꞏ MINIMUM NET CLEAR OPENING HEIGHT OF 24” AND WIDTH OF 20.”
ꞏ MINIMUM NET CLEAR OPENING OF 5.7 SQUARE FEET (5.0 AT GRADE LEVEL)
NOTE: IN ORDER TO MEET THE MINIMUM CLEAR OPENING OF 5.7 SQUARE
FEET, EITHER THE WIDTH OR HEIGHT, OR BOTH, MUST EXCEED THE MINIMUM
DIMENSION (SEE FIGURE BELOW). THE NET CLEAR OPENING DIMENSIONS
REQUIRED SHALL BE OBTAINED BY THE NORMAL OPERATION OF THE
EMERGENCY ESCAPE AND RESCUE OPENING FROM THE INSIDE.

- SHOWER WALLS TO BE PROTECTED UPTO 72" PER SECTION R307 CRC.
- SAFTY GLASS REQUIRED WINDOWS AND DOORS TO BE LABELED WITH SG.

R311.7.1 WIDTH. STAIRWAYS SHALL BE NOT LESS THAN 36 INCHES (914 MM)
IN CLEAR WIDTH AT ALL POINTS ABOVE THE PER- MITTED HANDRAIL HEIGHT
AND BELOW THE REQUIRED HEADROOM HEIGHT. HANDRAILS SHALL NOT
PROJECT MORE THAN 41/2 INCHES (114 MM) ON EITHER SIDE OF THE
STAIRWAY AND THE CLEAR WIDTH OF THE STAIRWAY AT AND BELOW THE
HANDRAIL HEIGHT, INCLUDING TREADS AND LANDINGS, SHALL BE NOT LESS
THAN 311/2 INCHES (787 MM) WHERE A HANDRAIL IS INSTALLED ON ONE SIDE
AND 27 INCHES (698 MM) WHERE HANDRAILS ARE PROVIDED ON BOTH
SIDES.

R311.7.2 HEADROOM. THE HEADROOM IN STAIRWAYS SHALL BE NOT LESS
THAN 6 FEET 8 INCHES (2032 MM) MEASURED VERTI- CALLY FROM THE
SLOPED LINE ADJOINING THE TREAD NOSING OR FROM THE FLOOR
SURFACE OF THE LANDING OR PLATFORM ON THAT PORTION OF THE STAIRWAY.

ALL HANDRAILS TO BE CONTINUOUS FOR ALL STAIRS OR STEPS WITH 4 OR
MORE RISERS

R13 WALLS - WINTER DESING U VALUE 0.101 , 1" AIR GAP BETWEEN 12" CONCRETE 
PARAMETER PROPERLY FIRE BLOCKED ANY WOOD IN CONTACT WITH CONCRETE TO BE 
PRESSURE TREATED.

- BUILDING ADDRESSES FOR MAIN BUILIDING & ADU SHALL COMPLY WITH SECTION R319 
CRC.
- REQUIRED FIRE BLOCKING TO BE INSTALLED IN LOCATIONS PER R302.11CRC.
- ALL SHOWERS DOORS TO BE MINIMUM 22" WIDE, AND TO SWING OUT OF 
THE SHOWER STALL.
- PROVIDE 1/2 GYPSUM ON ALL WALLS AND CEILINGS FOR ENCLOSED 
USABLE SPACES UNDER-STAIRS.
- ALL GUARDRAILS TO HAVE A MINIMUM HEIGHT OF 42"
- TYVEK® HOMEWRAP® - PAPER TO BE USED UNDER ALL SIDING MATERIAL 
- THE MAXIMUM SPACING OF PICKETS IS 4" ON CENTER. THE SPACE BETWEEN THE 
BOTTOM RAIL OF THE GUARD SHALL NOT EXCEED 4".
- BASEMENT CONSTRUCTION: ALL WOOD IN CONTACT WITH BASEMENT WALLS ARE 
REQUIRED TO BE PRESSURE TREATED AND PROPERLY FIRE BLOCKED

1 Revision 1 Date 1

1

1
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KEY NOTES:

1. EXTERIOR LIGHTWELL SURFACE, WITH 7" STEP DOWN FROM INTERIOR FINISHED FLOOR, SLOPE TO OUTSIDE 
EDGE TO DRAIN, VERIFY FINISHED SURFACE, WATERPROOFING, ETC. PRIOR TO CONSTRUCTION.   

2. AREA DRAINS AND OVERFLOW AT SUNKEN LIGHTWELLS AREA DRAINS AND OVERFLOW AT SUNKEN 
LIGHTWELLS AND PATIO, FOR STORMWATER COLLECTION TO SUMP PUMP SYSTEM TO GRADE. PROVIDE ALARM 
PANEL SYSTEM FOR PUMP FAILURE ALERTS, SEE CIVIL PLANS FOR SYSTEM DETAILS.   

3. HOME THEATER SYSTEM, VERIFY ALL A-V COMPONENTS, PROJECTOR AND SCREEN, SEATING, ACOUSTICS, 
SELECTIONS, ETC. PER OWNER PRIOR TO CONSTRUCTION AT THE THEATER.    

4. BUILT-IN SHELVING & CABINETRY, VERIFY DESIGN WITH OWNER & ARCHITECT.   
5. SUNKEN SUMP PUMP COLLECTION SYSTEM FOR EXTERIOR STORMWATER COLLECTION & DISCHARGE FROM 

LIGHTWELL SURFACE DRAINS UP TO SURFACE DRAINAGE AND RETENTION SYSTEM, SEE ALSO CIVIL PLANS.   
6. (N) BATHROOM FIXTURES & FINISHES,  KOHLER OR EQUAL PLUMBING.  CERAMIC TILE FLOORING & SHOWER 

ENCLOSURE.  VERIFY ALL SELECTIONS, FINISHES, ACCESSORIES, ETC. WITH OWNER.   
7. AT ALL SHOWERS AND TUBS WITH SHOWERS: 

A. WALL COVERINGS SHALL BE PORTLAND CEMENT CONCRETE, CERAMIC OR STONE TILE, OR APPROVED 
EQUAL TO 80" ABOVE DRAIN. MATERIALS OTHER THAN STRUCTURAL ELEMENTS SHALL BE MOISTURE 
RESISTANT.   

B. VERIFY FINISH MATERIALS, SEE INTERIOR DESIGN PLANS. 
C. INSTALL HOT-MOP SHOWER PAN @ ALL SHOWERS (TYPICAL).  BASE MATERIAL BENEATH SHOWER PAN TO 

SLOPE TO DRAIN PER 2019 CPC 411.8.  VERIFY DRAIN LOCATION W/ OWNER.   
D. TEMPERED GLASS @ WINDOW AND SHOWER ENCLOSURE.  SHOWER DOORS & ENCLOSURES SHALL BE 

FRAMELESS, TEMPERED, 3/8" GLASS, VERIFY W/ OWNER.
E. SHOWERS AND TUB/SHOWER COMBINATIONS SHALL BE PROVIDED WITH INDIVIDUAL CONTROL VALVES OF 

THE THERMOSTATIC MIXING OR PRESSURE BALANCE TYPE ADJUSTED TO 120 DEGREES MAXIMUM.   
F. ALL SHOWER COMPARTMENTS SHALL HAVE A MINIMUM FINISHED INTERIOR OF 1024 SQ IN. AND SHALL ALSO 

BE CAPABLE OF ENCOMPASSING OF 30 INCH CIRCLE. 
8. MECHANICAL ROOM, WITH HOUSE WATER HEATER, AND HVAC UNIT FOR BASEMENT AND FIRST FLOOR LEVELS.  

VERIFY LAYOUT OF UNITS, DUCTING MANIFOLDS, PANELS, PANELS, CLEARANCE ACCESS, ETC. FOR SPACE 
PRIOR TO CONSTRUCTION.   

9. LAUNDRY ROOM HOOK-UPS AND CONNECTIONS, CABINETRY & COUNTERTOPS, VERIFY SELECTIONS, 
APPLIANCES SPECS, ETC. PER OWNER.   

10. SUNKEN SEWAGE EJECTION SUMP PUMP SYSTEM FOR BASEMENT WASTE LINE COLLECTION & DISCHARGE UP 
TO FIRST FLOOR GRAVITY LINES. LOCATED IN EXTERIOR LIGHTWELL (ALTERNATE LOCATION IN MECH. ROOM.  
SEE ALSO CIVIL PLANS FOR TIE-IN TO STREET. THE DISCHARGE PIPING OF EACH EJECTOR OR PUMP TO HAVE A 
BACKWATER VALVE AND GATE VALVE, AND BE A MINIMUM OF 2-IN IN DIAMETER. THE SEWER EJECTOR/SEWAGE 
PUMP RECEIVING DISCHARGE OF WATER CLOSET SHALL BE CAPABLE OF PASSING A 1.5 INCH DIAMETER SOLID 
BALL.   

11. DEEP WELL SUMP PUMP SYSTEM FOR COLLECTION OF SUBSURFACE GROUND WATER AT BASEMENT 
PERIMETER AND UNDER-SLAB, FOR COLLECTION & DISCHARGE UP TO SURFACE DRAINAGE SYSTEM. SEE 9 
(C5.0) FOR SUMP PUMP.    

12. LOWERED CEILING AT HALLWAY AND SECONDARY SPACES, FOR MECHANICAL DUCTING PATHWAYS, VERIFY 
FINAL FINISHED CEILING HEIGHTS TO COORDINATE WITH MECHANICAL DESIGN PRIOR TO CONSTRUCTION.   

13. AT SOFFIT OF USABLE SPACES BELOW STAIRS,  PROVIDE 5/8" TYPE "X" GYP.BD. FOR ONE-HOUR FIRE 
PROTECTION.    

14. STAIR UP TO FIRST STORY, MAX. 7.75" RISE, MIN. 10" STAIR UP TO FIRST STORY, MAX. 7.75" RISE, MIN. 10" RUN, 
WITH HANDRAILS & GUARDRAILS PER CODE,

15. EXTERIOR STAIR DOWN TO BASEMENT LIGHTWELL, MAX. 7" RISE, MIN. 11" RUN, WITH HANDRAILS & 
GUARDRAILS PER CODE.

CONFIRM BUILDING PAD LOCATION ON SITE WITH LAND SURVEY VERIFICATION TO ESTABLISH PERIMETER AND 
CONFORMANCE WITH TOWN REQUIRED SITE SETBACKS FOR ALL BUILDING ELEMENTS, INCLUDING ROOF EAVES 
AND GUTTERS. 

ALL DIMENSIONS SHOWN ARE TO FACE OF STUD OR CENTERLINE OF WINDOWS, UNLESS OTHERWISE NOTED. 
  
FRAMING CONTRACTOR SHALL CAREFULLY REVIEW ALL ELECTRICAL, MECHANICAL, & STRUCTURAL PLANS AND 
CONSIDER ALL ISSUES IN LOCATION OF SIGNIFICANT BEAMS AND LAYOUT OF FLOOR & CEILING JOISTS TO 
ACCOMMODATE LIGHT CANS, PLUMBING, MINIMIZE HEADING OFF, CENTER FLOOR REGISTERS W/ WINDOWS, ALIGN 
CHUTES & CHASES, ETC.   

SEE DOOR & WINDOW SCHEDULE A1.1, VERIFY ROUGH OPENINGS OF ALL NEW UNITS PRIOR TO CONSTRUCTION. 
VERIFY ALL PLUMBING FIXTURES, APPLIANCES, LIGHTING SELECTIONS, DIMENSIONS, & REQUIREMENTS ETC. W/ 
OWNER PRIOR TO ROUGH FRAMING. COORDINATE WITH FRAMING CONTRACTOR.

SEE ELECTRICAL PLANS FOR LIGHTS,  SWITCHES, OUTLETS, TV, PHONE LOCATIONS, ETC.  VERIFY W/ ELECTRICIAN, 
OWNER DURING FRAMING.  COORDINATE ALIGNMENT W/ TILE FINISHES, HEIGHTS, WALL DEPTHS & FINISH, 
BLOCKING, ETC. 
MECHANICAL CONTRACTOR TO VERIFY ALL AIR DUCTS, CHASES, LOCATIONS, CONFIGURATIONS, ETC. W/ FRAMING 
CONTRACTOR DURING FOUNDATION WORK, PRIOR TO FRAMING.  PLACE DUCTS OUT OF THE WAY IN ATTICS, 
CRAWLSPACE, ETC.

NOTE :R310.2.1 MINIMUM OPENING AREA. EMERGENCY AND ESCAPE RESCUE OPENINGS SHALL HAVE A NET
CLEAR OPENING OF NOT LESS THAN 5.7 SQUARE FEET (0.530 M2). THE NET CLEAR OPENING DIMENSIONS REQUIRED 
BY THIS SECTION SHALL BE OBTAINED BY THE NORMAL OPERATION OF THE EMERGENCY ESCAPE AND RESCUE 
OPENING FROM THE INSIDE.

GENERAL NOTES:
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