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The CDRC was unable to make the findings for a design review recommendation of approval based on 

certain design deficiencies. In order to resolve these deficiencies in the project’s design, a more 

thorough review of the “Standards for Design for One-Family and Two-Family Residential 

Development in the “Midcoast” manual is required. As such, requirements from the CDRC for further 

project redesign are as follows: 

a. Per Section 6565.20(C). Site Planning and Structure Placement; 1. Integrate Structures with the 

Natural Setting; b. Grading. (p5). Blend home into site and reduce height and apparent mass. 

Utilize Consider options such as decreasing the plate height of the garage and moving the lower 

level (and possibly upper levels) of the structure closer to the street to minimize retaining walls 

and lower overall apparent height. The house can follow the slope of the driveway design when it 

moves forward, which not only reduces grading, but also lowers the house and reduces visual 

mass to address the other Standards. Review the language in the Grading Standards items 1-5 as 

this issue is clearly addressed. 

Response from Architect: Page A-050 and General reference SITE PLAN COMPARISON page G-250 

show that the house has been moved 6 feet forward on the lot. Page A-500 and General reference 

GRADE SECTION COMPARISON page G-550 show that the house top roof ridge has been initially 

dropped by 5’-10”, and then dropped an additional 8 inches to be 21 inches below the 28’ offset 

requirement. Additionally, page G-550 shows that although the house core has been moved forward 

by 6 feet, portions of the mass of the house has been shifted back by between 2’-6” and 5’-9”, 

reducing the apparent mass of the outcropping of the house versus the original topography.      

b. Per Section 6565.20(D) Element of Design. 1. Building Mass, Shape and Scale;  

a. Relationship to Existing Topography (p11). Reduce apparent mass and scale by stepping the 

house up the existing grade to conform with the existing topography of the site. This can be 

achieved by Consider off-setting each story to step up the natural grade, as mentioned above. 

Consider large volumes of space and how they can be reduced to add to the stepping, such as 

the double height Entry and internal stair massing. Stepping the landscaping and paths does not 

sufficiently offset the mass and scale of the building. 

As stated above in response to item a, page G-550 shows that although the house core has been 

moved forward by 6 feet, portions of the mass of the house has been shifted back by between 2’-

6” and 5’-9”, reducing the apparent mass of the outcropping of the house versus the original 

topography.      

 

c. Per Section 6565.20(D). Elements of Design; 1. Building Mass, Shape and Scale; 

1. Relationship to Existing Topography (p10). Per Section 6565.20(D) Element of Design; 

2. Architectural Styles and Features; c. Entries (p16). Revise the layout of the exterior stairs to 

create a more compact siting footprint. Less stairs are required once the house moves forward 

and lower, which requires less treads. The addition of oversized landings in the revised design 

does not decrease the visual aspect of the railings. Consider a switchback stair in both horizontal 

and vertical orientations to accommodate circulation from the driveway to the house. Moving 
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the entry of the house down to, or towards, the garage level can also reduce cost, grading and 

redundant circulation while also creating more stepped massing to follow the topography. 

Page A-050 and General reference SITE PLAN COMPARISON page G-250 show that after the house 

has been moved 6 feet forward on the lot, the required stair risers are reduced from 24 to 20, and 

the extended landings have been removed. 

 

d. Per Section 6565.20(D). Elements of Design; 1. Building Mass, Shape and Scale;  

e. Wall Articulation (pp13-14). Reduce apparent mass and scale by stepping in the sides of the 

building on the second floor. This is also a Standard that has not been met for Second Story  

Location, Section 6565.20(D)1.c. 

As stated above in response to item a and b, although the house core has been moved forward by 

6 feet, the added wall articulation shown on pages A-100 and A-150 (also see General reference 

page G-250) causes those portions of the mass of the house to be shifted back by between 2’-6” 

and 5’-9”. The apparent mass of the outcropping of the house is reduced versus the original 

topography.      

e.  Area Plans still are not clearly delineating lot coverage areas and floor areas. The room areas are 

not relevant to the CDRC review. Provide (2) separate area diagrams to demonstrate lot coverage 

and floor area, with each area rectangle dimensioned for verification and tabulated in a schedule 

to show the totals. Be sure to include the garage level and clearly show the extent of the floor 

area. 

Pages A-050 SITE PLAN, contain the Allowable Parcel Coverage calculations (5311 x 0.35 = 1858.85 

SF), and the Allowable Building Floor Area calculation (5311 x 0.53 = 2814.83 SF). Below this is a SITE 

/ PARCEL table listing the areas of each level. The total of the areas is 2764 SF which is less than the 

allowable 2814.83 SF. New Page A-250 ‘GROSS AREA PLANS WITH WALLS’, and revised page Page A-

200 ‘DETAILED AREA PLANS’, in addition to providing individual (architectural) room areas repeats 

the ‘APPROXIMATE BUILDING TOTALS (INCLUDING ALL INTERIOR AND EXTERIOR WALLS)’ calculation 

also resulting in 2764 SF, plus defines uncovered patio areas as general architectural information. 
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Summary of Changes shown on Page G-550 

This is a breakdown of the previous submittals and how they compare to each other while working to 

meet the County’s review comments.  

Note referencing Page G-550 Blue 9-30-2021 Section Outline: The 9-30-2021 elevation section was 

based on a variance request that requested consideration of the variability of the natural grade elevation 

across this site's rear-to-front and right-to-left sloped natural grade. The basis was that a single line 

section cut at the highest proof point will not provide a true measurement of the building height versus 

the highly variable natural grade.  This variance request was not accepted, and this with owner 

requested architectural changes led to the 9-16-2022 Elevations.    

Note referencing Page G-550 Red 9-16-2022 Section Outline: The 9-16-2022 elevation section met the 

requirements to be below the 28' offset from the topography located under the roof ridge. The roof was 

13.5" below the 28' offset line but his design was not accepted due to opinions on general massing. This 

led to architectural changes to lower the building further and to move the front of the building forward 

by 6', leading to the current 2-28-2023 Elevation.    

Note referencing Page G-550 Current Black Solid and Dashed Borders with Yellow Backgrounds for the 

2-28-2023 Design Section Outline:  2-28-2023 Elevation section (Yellow highlighted) House front moved 

forward 6' and lowered nominally an additional 12" to 14.5". Heavy black line follows the significantly 

reduced Cross section massing. Driveway is shorten by ~6' 

The Solid heavy black border with brighter yellow is to reference the 6’ forward relocated main portion 

of the house. The lighter yellow with dashed black border is to reference the farther and smaller section 

of this latest design.  

The current 2-28-2023 elevation section roof is 26.5" below the 28' offset line.  

Architectural Mass has been reduced by the following changes:  

(1) Moving the house front forward by 6' 

(2) Shortening the driveway by 6'.  

(3) Lowering the garage ceiling by 12".  

(4) Lowering the 1st floor ceiling by 12". 

(5) Lowering the roof sections by an additional 12 to 14.5" to be 26.5" below the 28' offset. 

(6) Minimizing the exterior stair mid-landing. 

(7) Changing the patio railing and exterior stair balusters to code minimum S.S. cable railing. 

(8) Changing the patio and exterior stair grab railing to code minimum sections 

(9) Eliminating the two side doors roof support columns and replacing them with braces. 

(10) Reducing the size of the entrance exterior column 
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reason without the prior written permission 

of the Owner is strictly prohibited. The 
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transfers any ownership to the buyer, 
except for a license to use these 

construction plans for one unit as part of 
one project. Contact the Owner and 

StormHaus with further questions regarding 
reproduction and copyright issues.
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The current 2-28-2023 elevation section roof is 26.5" below the 28' offset line. 
Architectural Massing  has been reduced by the following changes: 
(1) Moving the house front forward by 6'
(2) Shortening the driveway by 6'. 
(3) Lowering the garage ceiling by 12". 
(4) Lowering the 1st floor ceiling by 12".
(5) Lowering the roof sections by and additional 12 to 14.5" to be 26.5" below the 28' offset.
(6) Minimizing the exterior stair mid-landing.
(7) Changing the patio railing and exterior stair ballasters to code minimum s.s. cable railing.
(8) Changing the patio and exterior stair grab railing to code minimum sections
(9) Eliminating the two side door roof support columns and replacing with braces.
(10) Reducing the size of the entrance exterior columns   
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 3/16" = 1'-0"1 BUILDING SECTION AT ROOF PEAK

2      8/17/2021

3      9/30/2021

11/2/20214 Lowered ridge height below 28' 
(Reduce 1st Clg to 9', Staggered 
roof, changed roof slope to 5:12)

12/3/20215 Removed Blue 28' grade average 
line. Showing only Red 28' 
measurement lines.

Add approx. orig. grd line+elev. lines 
per Sect 6300.2(6) Cty Zoning Regs
Review&adj. orig. grade line. Rev. 
max.bldg.ht. meas. & response per 
Sect. 6300.2(6)Zoning Regs.

4/25/20226 Dropped 1st-flr 1' into revised 
grade. High ridge 158.8, Low ridge 
157.4', Roof now >1' to 2' below 28'.
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HOUZE

Houze Advanced Building
Science Inc. ©

535 PALMA ST.
EL GRANADA,

CALIFORNIA 940181 3D LEFT FRONT

2 3D RIGHT REAR

3 3D RIGHT FRONT 535 PALMA STREET, EL GRANADA, CALIFORNIA

4 3D LEFT REAR

4/10/20203 Drop grg slab & d-way ~4'; rev. 
grg stairs, rev. o.d. stairs, added 
sidewalk, adjusted floor opening. 

09/11/182 Rev. stairwells, add gable roof to 
rt. side, extend frt.gable roof, add 
trellis & corbel to grg, lower 1st & 
2nd flr 1'9", add kit. sink.window 

Applied revised rear B.L., 
Modified rear walls & roof

Sheet List
Sheet

Number Sheet Name

A-000 COVER PAGE
A-000.1 3D Color Rendering Views
A-001 GENERAL SPECIFICATIONS
A-050 SITE PLAN
A-055 LANDSCAPING & HARDSCAPING
A-100 BASEMENT/1ST FLOOR PLANS
A-150 2ND FLOOR/ROOF PLANS
A-200 DETAILED AREA PLANS
A-250 GROSS AREA PLANS WITH WALLS
A-500 NATURAL GRADE 28' OFFSET ELEVATION VIEWS

A-500.1 MATERIAL, FINISH, AND COLOR DETAILS
A-545 NATURAL GRADE ADD'L ELEV. VIEWS 1
A-546 NATURAL GRADE ADD'L ELEV. VIEWS 2
A-600 WINDOW & DOOR SCHEDULES
A-700 SIP SPECIFICATIONS
A-710 SIP STANDARD CONSTRUCTION DETAILS-1
A-720 SIP STANDARD CONSTRUCTION DETAILS-2
G-200 1st and 2nd Alignment
G-250 SITE PLAN COMPARISON
G-300 SCALED LOT COVERAGE DIAGRAM
G-550 GRADE SECTION COMPARISON

HALF MOON BAY SINGLE-FAMILY RESIDENTIAL DESIGN GUIDELINES
2019 CALIFORNIA BUILDING STANDARDS CODE (CAL. CODE REGS., 
TITLE 24) WAS PUBLISHED JULY 1, 2019, WITH AN EFFECTIVE DATE 
OF JANUARY 1, 2020

PART 1–CALIFORNIA ADMINISTRATIVE CODE
PART 2–CALIFORNIA BUILDING CODE
Part 2.5–CALIFORNIA RESIDENTIAL CODE
PART 3–CALIFORNIA ELECTRICAL CODE
PART 4–CALIFORNIA MECHANICAL CODE
PART 5–CALIFORNIA PLUMBING CODE  
PART 6–CALIFORNIA ENERGY CODE

11/2/20214 Lowered ridge height below 28' 
(Reduce 1st Clg to 9', Staggered 
roof, changed roof slope ot 5:12)

11/2/20214 Lowered ridge height below 28' 
(Reduce 1st Clg to 9', Staggered 
roof, changed roof slope ot 5:12)

4/25/20226 Dropped 1st-flr 1' into revised 
grade. High ridge 158.8, Low ridge 
157.4', Roof now >1' to 2' below 28'.
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NOTE: RENDERING COLOR ACCURACY VARIES BASED ON RENDER 
ENGINE APPROXIMATION OF PAINT COLORS AND SCENIC REFLECTIVE 
LIGHTING.  FOR ACTUAL PAINT COLORS PLEASE REFER ONLY TO 
PAGE A-500.1 "MATERIAL, FINISH, AND COLOR DETAILS"

 12" = 1'-0"3 3D_RENDERING_LEFT_SIDE-WEST-FACING-1-9-2023_2

 12" = 1'-0"4
3D-RENDER-20'ABV-1ST-FLR-REAR-NORTH-FACING
1-9-2023_1

 12" = 1'-0"7 3D-RENDER-6'ABV-1ST-LVL-FRONT-SOUTH-FACING-1-9-2023_1

 12" = 1'-0"8 3D-RENDER-6'ABV-1ST-LVL-RIGHT-SIDE-EAST-FACING-1-9-2023_1
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Houze Advanced Building
Science Inc. ©

535 PALMA ST.
EL GRANADA,

CALIFORNIA 94018

BASE SPECIFICATIONS 
1. GENERAL
1.1. Follow applicable Building Codes, Local Amendments, and A-Plan and MEP-Plan page specified details and locations in that order.
1.2. Follow S-Plan page specified details and locations, then applicable Building Codes, Local Amendments in that order. If there is a conflict, 
contact the Engineer of Record before proceeding.
1.3. Written dimensions take precedence over drawing scale. Contractor to verify and be responsible for all dimensions and conditions on 
the job and notify the designer of any variations from the dimensions or conditions shown on drawings. Do not scale drawings.  
1.4. All written Notes on these drawings shall take precedence over the minimum standard Notes detailed on last sheet of these drawings. 
1.5. All bedroom windows to be max. 44" Above Finished Floor, min. 24" high x 20" wide with 5.7 SF Net clear opening. Grade floor openings 
shall have a minimum net clear opening of 5 SF. See IRC  , Section R310. See IRC  , Section R308.4. 
1.6. Engineer of Record Note: When the local authority requires a registered engineer to provide a sealed and signed document for 
purposes of permitting, the engineer of record's details and schedules shall take precedence over the information shown on this sheet.
 
2. CODES AND WORK
2.1. Supply all materials & perform all work per area regulations, these plans, and per local adoption & revisions per the following codes:
2.1.1. International Residential Code (Current version for project site)
2.1.2. Site Applicable City Codes and Amendments to be the following:
HALF MOON BAY SINGLE-FAMILY RESIDENTIAL DESIGN GUIDELINES
2019 CALIFORNIA BUILDING STANDARDS CODE (CAL. CODE REGS., TITLE 24) WAS PUBLISHED JULY 1, 2019, WITH AN 
EFFECTIVE DATE OF JANUARY 1, 2020
PART 1–CALIFORNIA ADMINISTRATIVE CODE PART 2–CALIFORNIA BUILDING CODE
Part 2.5–CALIFORNIA RESIDENTIAL CODE PART 3–CALIFORNIA ELECTRICAL CODE
PART 4–CALIFORNIA MECHANICAL CODE PART 5–CALIFORNIA PLUMBING CODE  
PART 6–CALIFORNIA ENERGY CODE

2.1.3. OSHA (Current version for project site)
2.1.4. National Plumbing Code (Current version for project site)
2.1.5. National Electric Code (Current version for project site)
2.1.6. Energy Code: CEC-400-2015-037-CMF, Building Energy Efficiency Standards for Residential and Nonresidential Buildings 
2.1.7 ASHRAE 90.1 (Current version for project site) 
2.1.8. If required, apply ADA Bathroom / Access per California codes
2.1.9. Sections and paragraphs of addition codes as printed in project drawings

3. OCCUPANCY
3.1. Classification of Occupancy: Residence

4. ATTIC ACCESS 
4.1. Attic access to comply with IRC  , Section M1305 
4.2. Attic access is provided on plan to service mechanical equipment and limited light storage but in no case shall the combined decked 
attic areas exceed 500 SF 
4.3. Access shall not be more than 20' (measured along the centerline of passageway) from MEP equipment, and no less than 24" wide. 
4.4. Access opening shall not be less than 22"w x 30"h and must have a minimum of 30" clear head room above access opening. 
4.5. Pull down stairs to have a minimum capacity of 350 lbs with minimum double joists on all sides. 
4.6. A service access space no smaller than 30"x30" shall be provided along all sides of the appliance where access is required. 

5. STAIR AND LANDING CONSTRUCTION
5.1. Stair Construction per drawings with adjustment to meet the following: 
5.2. Stairs to meet R311.7 
5.2.1. Max height of risers = 7.75 in. (New)
5.2.2. Min. height of risers = 4 in.
5.2.3. Min. tread depth = 10 in.
5.2.4. Max height between landings = 12 ft
5.2.5. Min. new stair width = 36 in.
5.3. Each stair non-combustible material
5.4. Grated stair treads and landings, aluminated.
5.5. Decking handrails 48 in. measured from deck to top of rail.
5.6. Stair Handrails min. 34 in. max 38 in., measured from tread to top of rail.  
5.7 Handrails grip 1.25" to 2", with 1.5" minimum gap to walls.

6. FIRE PROTECTION
6.1. Per IRC R314.1 and R315, smoke alarm meeting UL 217 and NFPA 72, and carbon monoxide alarms meeting UL 2034, to be hard-wire 
installed, interconnected, and with battery backup and installed these household fire warning equipment provisions at each sleeping room, 
outside each separate sleeping, on each story and level of a dwelling.
6.2. Portable fire extinguisher shall be maintained in accordance with NFPA 10, Standard for portable fire extinguisher.
6.3. Interior finish shall be Class “A’  (a) Flame spread index, 0-25, (b)Smoke developed index, 0-450
6.4. Floor Class I critical Radiant Flux Not less than 0.25 w/ca2 NFPA 220 Type I and Type II (222 or 111) Construction shall be approved 
noncombustible or limited combustible materials.
6.5. NFPA 101 12.7.9.3 Occupant load posting shall be near main exit from room.

7. AIR CONDITIONING
7.1. Tonnage, type, & duct routing to be decided based on plan sealing and low energy construction recommendations. 
7.2. Require sizing only by written Manual J Residential Load Calculation (per Air Conditioning Contractors of America (www.acca.org).  
7.3. DO NOT ALLOW SIZING OF HVAC ON A TON PER SF BASIS. 

8. ELECTRICAL 
8.1. Electrical Notes: See IRC Chapters 11, 35, 36, 37. 
8.2. Smoke detectors (to be per IRC R314) require 110v connection to house wiring, and shall be interconnected. Provide one detector in 
each sleeping room, and one common (hallway) detector on each floor. 
8.3. Provide a lighting fixture controlled by a switch at the required (attic) passageway opening, and a receptacle outlet at or near the 
appliance location. See IRC Section's M1305.1.3.1, E3801.11, and E3803.4. 
8.4. Fire rated wall penetrations by electrical outlets - surface area of individual metallic outlet or switch boxes shall not exceed 16 sq. In..  
The aggregate surface area of boxes shall not exceed 100 Sq. In. per 100 SF. 
8.5. Boxes located on opposite sides on walls or partitions shall be separated by a horizontal distance of 24".  
8.6. Metallic outlet or switch boxes shall be securely fastened to the studs, and the opening in the wallboard facing shall be cut so that the 
clearance between the box and the wallboard does not exceed 1/8 in. (taken from UL directory, page 13). See also, IRC  , Section R321.3. 
8.7. Switch and plate type and style to be decided by owner.
8.8. Routing will be by electrician. Surface race-ways cavities are acceptable with owner approval. Typical is formed by cedar finish 
carpentry can be used for base boards, vertical trim, and beam located cable raceways 
8.9. Perimeter wall interior base board receptacles by electrician. Owner option to use "Beck Baseboard" specification )contact ECO for 
details)
8.10. Perimeter entry wall mounted switches per electrician. Owner option for surface mount in framed chase to fit 4 to 8 gang boxes. 
8.11. Interior walls receptacles to be quad with standard wood frame installation. 
8.12. Interior wall switches to be standard wood frame installation.
8.13. Interior light and fan electrical routing to be surface mounted conduit with metal hangers.  
8.14. Exterior switches and receptacles to be weatherproof with wire in PVC conduit. 

9. PLUMBING FIXTURES 
9.1. Fixtures type and style to be decided by owner. 
9.2. All utility (floor) drains to have overflow pan with a 2" relief line to outside or storm sewer (not to the sanitary sewer). 
9.3. Provide plumbing access for bathtubs per plumbing code 82 (83 & 84 rev.) Sections 905.2 and 905.3. See also IRC  , Section P2704. 
9.4. Locate water heater(s) above load bearing wall/beam in a pan with overflow line to outside. See IRC M2005, M1305.1.3, and G2406. 

10. KITCHEN APPLIANCES 
10.1. Quantities per plan or by kitchen cabinetry supplier
10.2. All selections by owner.

11. LIFT - IF PLAN SPECIFIED 
11.1. Recommend National Wheel-O-Vator, Inclinator Elevette or equal (www.Inclinator.com). 42" x 54" car / size shaft to accommodate / 2 
landings, 1400# Capacity, 30 FPM. 
11.2. Elevator shaft to be located per plan. Lift mechanism to be located in furr down partition above elevator shaft

12. TREES & LANDSCAPING 
12.1. Locate Canopy Trees 20’ to 25'+ from the foundation edge. 
12.2. Locate Understory Trees 15 ’ to 20’ from your foundation edge. 
12.3. Install 60 mil HDPE root barriers between trees closer than 20' from the foundation edge. Set root barriers 24 to 36 ” into the ground in a 
half moon shape approximately 15' from the tree. 
12.4. Locate Seedlings, Saplings, Shrubs, and Herbs and Flowering plants 2' to 15' from foundation.
12.5. Use grass, mulch, annual, and biannual plantings closer than 3' from foundation edge.

ENVELOPE SPECIFICATIONS 
1. ROOFING
1.1. Roofing per plans with type and color per owner. 
1.2. Use only roofing rated for the site ’s wind speed for Half Moon Bay. Coastal zones may have additional requirements.
1.3. Owner Metal Roof Option - Constructed from 55% Aluminum-Zinc alloy coated sheet steel of 22 gage minimum with 24" wide metal standing 
seam.  
1.4. Roofing Recommendation is for a light colored or light silver finish for low energy performance, but final approval per owner's color choice.
2. SIDING
2.1. Siding (if used) per plans with type and color per owner. 
2.2. Use only siding rated for the site ’s wind speed for Half Moon Bay California is ASCE 7-10 110 MPH 3-second gust.  Coastal zones may have 
additional requirements.
2.3. Project is based on use of Structural Insulated Panels for wallas and roof. Exterior finish, cladding, or veneer to be per owner. 
2.4. Alternate is standard wood framing with 100% sheathing using APA rated exterior 5/8" structural panel with moisture wrap as follows: 
2.4.1. Hardie Lap horizontal siding suitable for ASCE 7-10 110 MPH 3-second gust with nailing type and spacing per Hardie specification. 
2.4.2. HardiPanel vertical siding of Cedarmill or Stucco finish with Olympic C quality paint or better.
2.4.3. Recommended Wall or Siding color to be warm blue-gray color per owner. If Hardie product is applied, a Hardie color can be factory applied. .
2.4.4. HardiPanel can be installed with 1/2" exposed gap over centered ALSCO Aluminum Trim Coil of matching or contracsting color 
(www.alscometals.com). Fasteners into sheathing can be Maze Nail or equal 4" o.c. vertical spacing / 12" o.c. horizontal spacing Alternate fastener is 
No. 8 x 1-5/8" Long x 0.375" head diameter ribbed wafer head screws set at 10" o.c. vertical spacing / 12" o.c. horizontal spacing. 
3. BRICK AND MASONRY
3.1. Brick or Masonry veneer or block (if used) finish, type, split face, or stucco per plans or per owner. Color per owner. 
3.2. All concrete masonry units shall conform to IBC Section 2103, mortar for concrete masonry shall conform to 2103.7 and 2105.4, and IRC R607. 
3.3. Grout for concrete masonry shall be in accordance with IBC  , Section's 2103.10 and 2105.5, and IRC Section R609. 
3.4. Provide bond breaker at masonry bearing of all cast-in-place concrete slabs with building paper or as otherwise detailed. 
3.5. Alternates: Concrete Masonry Units (CMU) installed per ACI-530. Precast Light weight or aerated concrete block (AAC) with surface bonded 
Portland Cement based Stucco installed per ACI-530 and per OEM requirements. Masonry Veneer  to be installed per Masonry Veneer Manufacturers 
Association.
4. WINDOWS AND DOORS
4.1. Use only windows meeting Energy Code: CEC-400-2015-037-CMF and rated for the site ’s wind speed and building location wind pressures.
4.2. If ASCE 7-10 110 MPH rated, windows and doors must be suitable for minimum wind pressures, and meeting the energy requirements for the 
site.
4.3. Windows and glazed doors to meet requirements of Energy Code: CEC-400-2015-037-CMF and IEEC for the site.
4.4. The energy performance of windows and glazed doors will depend on meeting energy performance values for ceilings, walls, floors, and roofs 
(see Chapter 5 of IECC). For Windows the CEC-400-2015-037-CMF listed values are:  0.58 to 0.71 U-Factor with 0.63 to 0.70 SGHC or better. (Note: 
Lower U-Factor and SGCH values are more energy efficient). Use the Minimum Code Performance Specifications for the California County, City, or 
Local Area.
4.4.1. For window/wall area ratios < 15% use above Maximum (highest) U-Factor and SGCH values: For < 20% use above Intermediate values
4.4.2. For window/wall area ratios < 25% use Minimum (lowest) values, or choose values lower than the minimum U-Factor and SGCH values.
5. GLAZING NOTES 
5.1. Provide safety glazing in these hazardous locations:   
5.2. Glazing in tubs and showers where the bottom edge of a pane is less  than 60" from any walking surface.   
5.3. Glazing in side hinged doors except jalousies (louvered slats).   
5.4. Glazing within 24" from a door and bottom of pane is less than 60" from the floor.   
5.5. Exposed area of an individual pane greater than 9 SF   E. Bottom edge of a pane is less than 18" from floor.   
5.6. Top edge of a pane is greater than 36" from floor (when bottom of this  same pane is lower than 36" from the floor).   
5.7. One or more walking surfaces within 36" horizontally of the glazing.   
5.8. Glazing in stairwells where the bottom edge of a pane is less than 60"  vertically from any nosing, and 60" horizontally from any stair  nosing, 
where the edge of pane is less than 60" above the floor. 
6. VENTILATION NOTES 
6.1. Provide ventilation at all baths and utility rooms through natural or mechanical means. Minimum operable window opening is 1 1/2 SF, and 
ventilation rate for a (intermittent) mechanical vent shall be 50 cfm. See IRC  , Section R303.3.
6.2. Under-sizing of ventilation is a common mistake for well sealed homes. The American Society of Heating, Refrigerating and Air-Conditioning 
Engineers (www.ashrae.org) recommends the greater of 0.35 air changes per hour or 15 cubic feet per minute (cfm) per person. We recommend timer 
controlled spot ventilation at all bathrooms, laundry rooms, and cooking areas.  Install 15 min timers on 250 cfm ventilation fan with exterior wall 
mounted flap-vents, or a humidity controlled ventilation fan with flap vents such as a 110 cfm Broan model QTXE110S or equal.   
7. COLOR, PAINTING, AND FINISHES
7.1.  To be per Owner as applied by the Builder.
8. TRIM
8.1. Use a ASCE 7-10 110 MPH rated or designed system 
8.2. Door and window molding, fascia, and other molding to be formed Light Weight Concrete, or HardieTrim of Smooth finish.
8.3. Recommended Trim Color  to be factory applied white or owner color choice 
8.4. Special highlights can be a contracting Gloss Finish auch as Olympic B52-4 Ship's Harbor" or peacock blue - or owner color choice.
9. SOFFIT
9.1. Use a ASCE 7-10 110 MPH rated or designed system
9.2. The underside of the roof/soffit shall be either Hardie Soffit or equal 
9.3. To be primed with Kilz primer or equal
9.4. Painted with Matt Finish by owner color choice (recommend Olympic "C51-1 Stratosphere",  a pale sky-blue)
FLOORING AND DECKING SPECIFICATIONS
10. FLOORING GENERAL NOTES
10.1. If flooring placed directly over and on concrete foundation, any type flooring system can be applied by following the manufacturer's 
recommendations.
10.2. If flooring placed over a wood floor faming system, due to the design required for a specific deflection, the flooring type is to be plan specified 
per the builder so the floor framing can be designed to have the required stiffness. 
10.2.1. For flooring over a crawl space or on an upper floor, do not change a plan specified wood, carpet, or vinyl flooring type to a stone, travertine, or 
ceramic tile type without first confirming the floor framing stiffness with the engineer of record.  
10.3. Recommend concrete surfaces to be trowel smooth finish concrete, stained, and sealed.
10.4. Recommend hardwood or bamboo laminate, or vinyl plank laminate or equal over 1-1/8" T&G Sturd-I-Floor structural decking or equal.
10.5. Alternate second level flooring can be direct 2x6 T&G Cargo decking with panel adhesive and joint toe-nailing, attached directly to joists with (2) 
2 1/2" gray deck screws alternating at 24" o.c. spacing.  Sand to desired finish quality. Treat with Behr 63N Wood brightener. Allow to dry and Stain  by 
owner color choice (Recommend Behr 200 Line or Olympic 596XX "Colony Blue" Latex stain). 
11. CERAMIC TILE, TRAVETINE, AND STONE FLOORING OVER FLOOR JOISTS
11.1. When supported on floor joists,  we recommend dropping the framing for all Ceramic Tile Areas. Generally, for tile over wood, the stiffest 
method should be used.   IRC Section R702.4.2 covers cement, fiber-cement, or glass mat gypsum backers (in compliance with ASTM C1288, C1325 
or C1178) be installed in accordance with manufacturers ’ recommendations (level, laminate panels, nail 8"x8", embed 2" mesh tape at joints, set tile, 
wait  24 hrs min., set grout)  
11.2. Use only installation methods to be as per IRC (R702.4.1,.2) and Tile Council of North America (TCNA) Handbook Method 1 (Approx. 2 ” 
Thickness) : Wood Panels + Cement Board + Latex Portland Adhesive  
11.2.1. Method 1 (Approx. 2” Thickness) : Wood Panels + Cement Board + Latex Portland Adhesive  (Based on APA Publication TT-0068 with Tile 
Installation per Tile Council of North America (TCNA) Handbook and per ANSI A108, A118, or A136.)
11.2.2. Method 2 (Approx. 2-1/4” Thickness ) Double Wood Structural Panels + Thinset Tile (Based on APA Publication TT-0068 with Tile Installation 
per Tile Council of North America (TCNA) Handbook and per ANSI A108, A118, or A136.)
11.2.3. Method 3 (Approx. 2-1/4” Thickness ) Wood Panels + Mortar Bed + Latex Portland Adhesive  (Based on APA Publication TT-0068 with Tile 
Installation per Tile Council of North America (TCNA) Handbook and per ANSI A108, A118, or A136.)

RECOMMENDED BEST ENERGY PRACTICES:
ENERGY EFFICIENT CONSTRUCTION ADVICE 
1. ENERGY COMPLIANCE: Meet CEC-400-2015-037-CMF. Building Energy Efficiency Standards for Residential and Nonresidential Buildings
1.1. Residential single family homes, additions, renovation, alterations, and repairs requires an energy audit and testing (blower door test and duct 
pressure test) in compliance with the International Residential Code (IRC).
2. GENERAL:  R-Values per CEC-400-2015-037-CMF. Building Energy Efficiency Standards for Residential and Nonresidential Buildings, Table 150.1 The 
code minimum R-Values are R7 to R14 Roof, R13 Walls, R30 Ceilings, and R19 Floors over unconditioned spaces. Local R-Value minimums may exceed 
these values. Depending on the SIP type, wall R-Values will range from R-18 to R-24 for 4" SIPs, to R-26 to R-40 for 6" SIPs.
2.1 Envelope, gap, and crack foam sealing is always required. Spray foam insulation will cover some but not all envelope sealing requirements  
2.2. Excellent exterior envelope sealing with above insulation reduce utilities by up to 40%. Once sealing is completed, high efficiency windows, doors, and 
HVAC provide addition savings. 
2.3. For traditional wood framing, sheathing thickness increases to 19/32"(~5/8") or 23/32" (~3/4") vs typical 15/32" (~1/2") will increase both strength and 
reduce energy usage. 
3. ADDITIONAL ENERGY PLANNING AND INSPECTION IS RECOMMENDED: The owner should consider asking the building designer to provide an 
additional paid review of the plans applying a ‘Whole-House’ design basis. The expectation should be for no impact on the total cost of construction while 
reducing energy consumption by 10 to 30% for the home ’s life.  
3.1 A whole-house energy designer should do the following:
(a) include construction sections and details of sealed and insulated building envelope types for walls, windows, doors, roof and floors. 
(b) Identify all HVAC main component locations and each air ventilation location.
(c) Consider ductwork routing and chases and locate all ductwork and HVAC equipment inside the conditioned building envelope. 
(d) Specify that HVAC equipment should be specified to be sized only per Manual
4. For additional reference download "Build Energy Efficient Walls" publication number J440 from www.APAwood.org and “Building America Best Practices 
Series: Volume 1 - Builders and Buyers Handbook for Improving New Home Efficiency, Comfort, and Durability in the Hot and Humid Climate" from U.S. 
DOE. www.nibs.orghttp://www.p2pays.org/ref/36/35780.pdf
[_]  OWNER/BUILDER TO CHECK HERE IF ENERGY EFFICIENT FRAMING WILL BE APPLIED. Owner/Builder to inform the framer in writing and discuss 
this list. The Owner/Framer should also discuss and decide who is responsible to complete below ‘check-list’ inspection.  

SEALING: (Note: Spray foam insulation will cover most, but will not cover all, sealing requirements)  
1. BOTTOM PLATE SEALING: Install Dow Styrofoam “Sill Seal” or equal, under treated wall bottom plates on all exterior and all garage walls.
2. WALLS: Apply minimal-expanding foam at all window and door frames and all MEP penetrations.
3. WALL CORNERS: Use construction adhesive caulk between for all corner assemblies.  Apply sealant caulk at vertical inside corner of all corner studs 
4. TOP PLATE SEALING: Apply minimal-expanding foam at top plate faces, at all plate splice ends, and at all exterior wall corner top plate joints. Use fire-
block foam between levels, and between garage and living spaces
5. CRAWL SPACE OR UPPER FLOOR JOISTS AND RIM BOARDS: Apply minimal-expanding foam or construction adhesive to seal at all plates, rim joists, 
and all joints between framing sections. Extend exterior sheathing over rim joists. 
6. USE WOOD WALL SHEATHING: Use APA 19/32 ” or minimum 15/32” OSB or Plywood. Wood sheathing provides variable permeability so as to not trap 
moisture. 
7. LAP AND BLOCK ALL SHEATHING: Lap exterior sheathing panels over intersections between Rim Boards, band joists and plates and/or seal at panel 
joints and around edges. Install blocking with construction adhesive at panel joints. 
8. SEAL ALL PENETRATIONS: Use expanding foam* to close and seal ALL wiring/plumbing penetrations in all areas (plates, sheathing, studs) *HILTI 
CF-116 filler foam or *Dow “GREAT STUFF PRO” or equal urethane foam sealant.
9. HOUSE WRAP: With the exception of ZIP sheathing with integrated moisture coating, ‘House-Wraps ’ are required per code for all exterior sheathing 
types. Correct House-Wrap installation will always include correct overlapping and correct window and door opening overlap details.  Suggested wraps 
include Dow “WEATHERMATE Plus” or DuPont “TYVEK HomeWrap” or equal installed per product information.   
10. WINDOW AND DOOR FLASHING: Install flashing, flashing tape, or equal flashing system at all windows/doors. Suggested flashing systems include Dow 
“WEATHERMATE Flashing” tape or DuPont™ Flashing Tape.
INSULATION:  With the above sealing done properly any insulation system can be used.  
11.1. The minimum recommended R-Values the California coast are R30 Roof/Ceilings, R19 Walls, R30 Floors (over uninsulated areas) , and R13 
Basement/crawlspace walls.  Local R-Value minimums may exceed these above values.  
11.2. R30 ceilng or roof batts will be 10"-11" deep. R30 spray foam will be ~ 5" deep
11.3 R19 wall batt insulation will require 2x6 framing. R19 spray foam will be ~3" deep. 
11.4. Suggested insulation types are Spray Foam, Spray Cellulose, Batts, and Blown-In-Batts (BIB),  . 
Blanket fiberglass or natural fiber Batts and Rolls are the most cost-effective, but addition sealing is required and batt pieces must be hand-cut to fit snugly 
around obstructions. 
11.5. Spray-in-Place Insulation is either fiberglass or cellulose BIB, or Spray polyurethane (open or closed cell) foam. Be sure to allow wet-blown BIB 
insulation to dry completely before installing drywall.  
11.6. Spray foam materials and installation cost more than blanket insulation, but its effectiveness at minimizing air infiltration can reduce the amount of air 
sealing needed, making spray foam a cost-competitive option. 
11.7. If spray urethane foam is chosen, be sure to verify that the installer understands the correct temperature before spraying, otherwise long term off 
gassing is possible.
12. WINDOWS AND DOORS: We recommend a U-factor of 0.30 or below and solar heat gain coefficient (SHGC) of 0.30 or below with coatings to reduce 
solar heat gain. Double or triple pane windows with low emissivity (low-e) coating on the glass minimize heat loss. Windows and doors cause one-third of the 
total energy loss and the cost of high-performance windows and doors will often offset the size of the required HVAC equipment.  
13. HVAC SYSTEMS: Over-sizing of HVAC equipment is a common mistake for a correctly sealed and insulated building. DO NOT ALLOW SIZING OF 
HVAC ON A TON PER SF BASIS. Require sizing only by written Manual J Residential Load Calculation (per Air Conditioning Contractors of America 
(www.acca.org).
14. VENTILATION:  Under-sizing of ventilation is a common mistake for well sealed homes. The American Society of Heating, Refrigerating and Air-
Conditioning Engineers (www.ashrae.org) recommends the greater of 0.35 air changes per hour or 15 cubic feet per minute (cfm) per person. User timer 
controlled spot ventilation at all bathrooms, laundry rooms, and cooking areas.  Install 15 min timers on 250 cfm ventilation fan with exterior wall mounted 
flap-vents, or a humidity controlled ventilation fan with flap vents such as a 110 cfm Broan model QTXE110S or equal.  
15. INSPECTIONS: Use a third party inspector to verify air tightness by use of a blower door test and a thermo-graphic scan. Energy audits are often required 
to qualify for most energy efficiency incentive programs.

SPECIALIZED/OPTIONAL WOOD FRAMED BUILDING SYSTEM ENVELOPE ADVICE
1. BOTTOM AND TOP PLATES
1.1. We recommend a double bottom plate with Simpson MASA plate anchors at 36" spacing instead of J-bolts. The lower bottom plate treated, 2nd bottom 
plate is untreated, and both bottom plates need to be installed with sill gaskets.  Single top plates would be blocked at all plate butt-joints. This is the opposite of 
what most framers and builders do (single bottom plate and double top plate). The reason is that the double bottom plate with this anchorage provides the 
opportunity for increased number of sheathing fasteners at the bottom plate, and the use of 10' or 12' tall wall sheathing (see "WALL SHEATHING" below) provides 
extra locations for upper fasteners. 
1.2. IBC 2009 section 2308.9.2.1 allows for the single top plate joints to be fastened with a 3" x 6" galvanized steel plate with six 8ds on each side. Solid rim 
joists and wall sheathing will also connect across the single top plate joints.  If the builder or framer cannot get it done in this recommended way, we can accept the 
traditional approach.  
2. WALL SHEATHING
2.1. For California sites, for long term durability we recommend the use of Huber ZIP System long length wind zone sheathing, as a guard against moisture and 
water intrusion while saving construction time. 
2.2 When all panel seams have been taped with ZIP System Tape, ZIP System sheathing is code-recognized as a water-resistive barrier, air barrier and wood 
structural panel. This means that in one step this panel places an integral moisture barrier on the outside surface as is recommended for a hot humid climate, 
eliminating the need for a house wrap step.  
2.3. Structurally, for 9 and 10 foot 1st floor plate heights, horizontally staggering 2 or 3 panel levels will reach from a bottom plate or double bottom plate, over 
both the wall top plate and 2nd floor rim boards, to the 2nd floor studs.  For an 8 to 9 foot second floor, a ZIP structural panel will continue to the 2nd floor top plate.

This can alleviate the need to floor to floor clips or strapping, with only rafter to top plate clips or structural screws being normally required.
3. WALL SEALING
3.1. Our recommendation for Huber ZIP wall sheathing provides exterior sealing over the entire wall surface. For additional sealing recommendations refer to 
"ENERGY EFFICIENT WALL CONSTRUCTION SPECIFICATIONS"
4. WALL INSULATION
4.1. With a Huber ZIP wall system, we recommend the use of Blown-In-Batt insulation, spray cellulose, or Closed-Cell spray urethane foam in that order. 
4.2 With OSB or Plywood with Moisture Barrier wall system, we recommend Blown-In-Batt insulation, spray cellulose, or Open-Cell spray urethane in that order. 
4.3. Of these three insulation types, spray urethane is the best sealer and insulator. But if spray urethane foam is chosen, be sure to verify that the installer 
understands the correct temperature before spraying, otherwise long term off gassing is possible. For that reason (only) we recommend Blown-In-Batt fiberglass 
insulation or spray cellulose over spray urethane foam. 
5. ZIP ROOF SHEATHING: 
5.1. We recommend the use of 5/8-inch Huber ZIP System panels to achieve the same early water protection on the roof. 
5.2 When all panel seams have been taped with ZIP System Tape, ZIP System sheathing is code-recognized as a water-resistive barrier, air barrier and wood 
structural panel. The 5/8" thickness also improves roof energy performance versus 7/16", 15/32" or 1/2" wood panels.  
5.2. The Huber ZIP panel includes an integral moisture barrier that should cover IBC R905.2.7 Underlayment Application and R905.2.7.2 Underlayment and high 
wind requirements. 
5.3. For Huber ZIP System installed as a low slope roof of 2:12-4:12 pitch, the ZIP sheathing will still require a second layer of roofing felt (30# or 2-15#) 
underlayment. Also check with local requirements for roofing underlayment.
5.4 With OSB or Plywood, installed roofing felt (30# or 2-15#) underlayment. 
6. ROOFING
6.1. With manufacturer ’s approval, metal roofs can be applied directly over the Huber ZIP panel without underlayment. 
6.2. For a vent-to-ridge metal roof, set 2x4 southern pine parallel with the ridge at 24 o.c. spacing screwed to the ZIP panels with 2.5" deck screws @ 16" o.c. 
6.3. To increase venting vertically across the 2x4s, add 3/4"x3/4" notches at 16" o.c. (dado or router) before installing.  
6.4. With manufacturer ’s approval, composite shingle roof types can be applied directly over the ZIP panel without felt. 
6.5. If shingle loss and/or felt loss in a high wind event, the home is still well protected because of the ZIP System sheathing ’s water resistance.
7. ROOF SEALING
7.1. Our recommendation for Huber ZIP roof sheathing provides exterior sealing over the entire roof surface. Provide additional sealing at the wall-to-roof (soffit 
& plate area) per the "ENERGY EFFICIENT WALL CONSTRUCTION SPECIFICATIONS" 
8. ROOF INSULATION AT RAFTER LINE: 
8.1. With a Huber ZIP system roof, for rafter-line insulation we recommend the use of Blown-In-Batt insulation or spray cellulose (behind net) or closed cell spray 
urethane foam, in that order. 
8.2. Spray urethane is the best sealer and insulator, but if it is chosen, be sure to verify that the installer understands the correct temperature before spraying, 
otherwise long term off gassing is possible. For that reason (only) we recommend Blown-In-Batt fiberglass insulation or spray cellulose, but this may be more 
difficult to install at the rafter-line.
8.3 With OSB or Plywood with roofing felt (30# or 2-15#) underlayment, at the rafter line we recommend Open-Cell spray urethane. Be sure to verify that the 
installer understands the correct temperature before spraying, otherwise long term off gassing is possible. 
9. ROOF INSULATION AT CEILING LINE (VENTED ATTIC-ROOF): 
9.1. For a vented attic-roof, use of Blown-In-Batt insulation or spray cellulose loose insulation at ceiling-line. Install soffit vents and ridge vents, with optional 
solar powered roof vents.

DECKING – RECOMMENDED PRACTICE
1.1. Decking Materials 
1.1.1. Use ACQ or CCA Treated Southern Pine Joists, sized for 60 to 100 psf balcony loads for ‘wet’ spans.
1.1.2. Recommended wood deck plank treatment types are ACQ and Timber-Sil.  CCA treated decking is not recommended for skin exposure or 
for pet exposure unless it is sealed every 5 years. 
1.1.3. Set supporting treated wood joists above soil and standing water areas 
1.1.4. Use Treated Southern Pine decking (5/4 x 6", 2x6, or 2x8), or recycled plastic based manufactured decking planks  
1.2. Decking Fasteners
1.2.1. Fasteners for pressure treated wood to be hot-dipped galvanized (ASTM-A153), stainless steel (type 304 or 316), epoxy coated, silicone 
bronze or copper. 
1.2.2. Attach each plank at each joist with two (2) epoxy coated deck screws, stainless steel screws, galvanized or stainless steel 10d nails. 
1.3. Decking Installation
1.3.1. Install wood decking planks with 1/8” to 3/16” wet spacing (will become 3/16 to ¼” dry spacing)
1.3.2. Install all planks ‘Bark Side Up’ so that the curve of the planks will shed rain water (convex) instead of cupping water (concave)
1.4. Railings and Stairs
1.4.1. Install railings and stairs per code
1.5. Deck Finishing - Optional
1.5.1. After 1 month weathering, recommend treating with Behr 63N Wood brightener.
1.5.2. Allow to dry and Stain by owner color choice (Recommend Behr 200 Line or Olympic 596XX Latex stain). 

ENERGY EFFICIENT WALL FRAMING INSPECTION CHECK LIST
The framer and builder is to inspect and check off each item as 
confirmation that each source of air infiltration has been properly sealed 
during wall framing construction while still accessible.
[_] Sill gasket at all exterior bottom plates, plus Sealant per SIP mfr.
[_] Sill gasket at plates, rim Boards, and band joists
[_] Sealed exterior wall to interior partition intersections
[_] Sealed and/or insulated Subfloor 
[_] Sealed Exterior wall corner assemblies
[_] Seams and tears in house wrap or building paper
[_] Proper ‘Non-shingle-lapped’ house wrap at windows and doors
[_] If applicable, Correctly applied ZIP system sealing tape
[_] Foamed Window frames
[_] Foamed Door frames and thresholds
[_] Insulated dropped ceilings and soffits 
[_] Attic hatches and knee wall access doors
[_] Sealed vents, registers and HVAC penetrations 
[_] Sealed ductwork penetrations
[_] Sealed plumbing and condensate penetrations
[_] Insulated bathtubs and showers on outside walls
[_] Sealed Utility chases
[_] Sealed Chimney / flue penetrations and fireplace dampers
[_] Sealed Electrical outlets and wiring penetrations 
[_] Sealed Recessed light and fan fixtures
[_] Sealed Gypsum wallboard joints
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LIGHTING RECOMMENDATIONS 
Lighting types by Builder. See 100% LED DESIGN below.

Update: 100% LED lighting is recommended and may be a code 
requirment.   
Update: Dark sky compliance is recommended for all exterior lights 
and may also be a local code requirement. 
Recommend 110 V LED bulbs by Builder. 
Track Lighting locations and switches approximately per plans
Final track lighting type and location by Builder.  

LED Crown Molding and Under-Lighting Specification
All Crown molding and Under-Lighting locations and switches 
approximately per plans.
Crown Molding for LED Strip Lighting will be self-supporting, and 
any triangular shape.
Recommend: Creative Crown, or equal, or field built by trim 
carpenter.  
Install approximately 4” below the ceiling.   
Electrician installed LED Strip Lighting to sit on top (will shine up 
and out).  
The lower the crown molding is set the more that light will come 
out.
Recommend: Use of non-conductive reflective tape (3M, Lowes)
LED Strip Light type and remote controls by Owner
Local 110 V switch for each LED strip lighting area per plans.
Remote or Wireless switching (Insteon, GE Link, or similar) by 
owner.

DESIGN AND DESIGNER DISCLAIMER
This specification, plans, and designs provides the Designer's specification, ideas, and concepts and are not intended to be complete in all 
respects and details. Variations in brands, types, materials, codes, ordinances, regulations, and recommendations of trade professionals for 
electrical, mechanical, and plumbing systems can also change details. Names of materials and manufacturers do not represent an 
endorsement or recommendation and final selections of materials are the responsibility of the home Client and/or builder, including their 
installation. The Designer shall not be held liable for any errors, omissions, or deficiencies in any form by any party whatsoever. The 
Designer's lighting design and recommendations represent an approximation of the best current lighting practices and codes which will 
change.  The Designer is therefore not responsible and cannot be held liable for lighting performance or compliance with local fire, health 
and safety regulations. In the event that the design is found not to comply, the Designer will adjust the design in consultation to ensure that it 
does comply with codes and regulations. This document details positions, directions, brightness, and colors to provide appoximate visual 
aspects. It is understood that all specifications relate solely to the appearance of the design, and in no way does the Designer assume 
responsibility for the safety, construction, fabrication, material or equipment used in the execution of the design.

CALIFORNIA ENERGY CODE 
The minimum applicable energy code for this project is the 
CEC-400-2015-037-CMF. Building Energy Efficiency 
Standards for Residential and Nonresidential Buildings for 
the 2019 Building Energy Efficiency Standards Title 24, 
Part 6, and Associated Administrative Regulations in Part 
1, dated December 2018 CEC-400-2018-020-CMF 
California Energy Commission, Edmund G. Brown Jr., 
Governor. For areas not covered by the above 
CEC-400-2018-020-CMF specification, the following 
energy efficiency construction recommendations should be 
applied.
2019 CALIFORNIA BUILDING STANDARDS CODE (CAL. 
CODE REGS., TITLE 24) WAS PUBLISHED JULY 1, 2019, 
WITH AN EFFECTIVE DATE OF JANUARY 1, 2020 and 
PART 6–CALIFORNIA ENERGY CODE
SOLAR ARRAY REQUIREMENT
The IECC 2019 / California’s Title 24-2019 requires solar 
panels and nearly net zero levels of energy consumption in 
all new homes under 3-stories tall. 535 Palma St., El 
Granada, CA 94019 is 2-story plus basement structure 
located in California Building Climate Zone 3. The living 
area is 2416 sf with 746 sf garage/utility. Assuming the 
garage is conditioned the total area is 3164 sf. 
For Zone 3 this required 3.2 kW (minimum) solar array 
without energy storage. If energy storage is added this 
reduces to 2.4 kW. 
PROPOSED 3.6 Kw SOLAR ARRAY
The proposed solar array as shown is a 3.6 kW array 
without energy stroage consisting of (12) 300 watt solar 
panels with code required offsets from roof ridge/valle/hip 
and for roof edges.  
This system can be changed by the solar array provider's 
detailed design based meeting California ’s Title 24-2019 
using alternate selected panel types, layouts, and with or 
without energy storage. 
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BUILDER SELECTED MATERIALS AND FINISHES FOR THIS PROJECT 
Exterior Walls: James Hardie Plank Lap Siding Color: Light Mist Grey
Trim: Hardie Trim Boards Smooth Color: Arctic White
Window: PELLA Impervia Fiberglass Color White
Doors: Steve’s Premium Fiberglass Doors Color: Mahogany
Roof: Owens Corning Duration Premium Color: Harbor Fog
Chimneys: NextStone Statestone Column Wrap Color: Midnight Ash
Decks & Railings: TimberTech Color: Stone Ash & White 
Stairs: TimberTech Color: Stone Ash & White
Retaining Walls: Concrete

1.

2.

3.

4.

5.

11. Rec. Warm White  LED or variable color, dimmable, or 
similar. 
12. Recommend 12-Volt UL 16.4-Feet Flexible LED Strip with 
300xSMD2835 24-Watt or similar
100% LED LIGHTING DESIGN RECOMMENDATIONS TABLE
Table Application Notes: 

The following guide to support our suggested ‘green’ lighting 
approach of ~100% LED lighting combined with natural 
lighting by windows, skylights, or sun-tubes. 
Rooms are listed with a recommended LUX level (overall light 
intensity), a Lighting Color Temperature (in Kelvin of ‘K’) and 
a Color Rendering Index (CRI). Each effects how people or 
items will look.  
Bulbs should list a lighting temperature (such as as 2700K), a 
bulb brightness (such as 630 Lumens). If the Color Rendering 
Index is not be listed on the bulb it should be available online 
or from the supplier.
Convert Bulb Lumens to Area LUX by know the room area. 
One (1) LUX is equal to One 1 Lumen per square meter, or 1 
Lumen per 10.8 sf. 
Estimating LUX: A 16’x16’ living room at 200 LUX = 256 
sf/10.8 = 23.7 square meters x 200 LUX = 4740 Lumens will 
require about 6 x 800 Lumen bulbs.  This is just a rough 
estimation to get started. An area’s actual measured LUX will 
be determined by how far away the bulbs are from a table or 
floor or wall. 

COASTSIDE FIRE PROTECTION DISTRICT : Main Street, Half Moon Bay, CA 
94019 : www.coastsidefire.org and www.cgqstsldefire.org  {650) 726-5213 Fax: 
(650) 726-0132 ; Email: cpfdodmin@fire.ca.gov and cpfdodmln@fire.co.gov
Plan 2020-00216 535 Palma St: SFD I Fire Sprinkler Required
These building plans incorporate the following comments & conditions. It is the 
Builder’s responsibility to make contact with the fire department (John Riddell, 
Deputy Fire Marshal at 925-519-1517) if the Builder or any of his Contractors do 
not understand any of the following project conditions.
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Plan 2020-00216 535 Palma St: SFD I Fire Sprinkler Required
These building plans incorporate the following comments & conditions. It is the Builder ’s responsibility to make contact with the fire 
department (John Riddell, Deputy Fire Marshal at 925-519-1517) if the Builder or any of his Contractors do not understand any of the 
following project conditions.

All plan listed Smoke Detectors which are hard wired: As per the California Building Code, State Fire Marshal regulations, and 
Coastside Fire District Ordinance 2019-03, the applicant is required to install State Fire Marshal approved and listed smoke 
detectors which are hard wired, interconnected, and have battery backup. These detectors are required to be placed in each new 
and recondition sleeping room and at a point centrally located in the corridor or area giving access to each separate sleeping area, 
in existing sleeping rooms, areas may have battery powered smoke alarms, A minimum of one detector shall be placed on each 
floor. Smoke detectors shall be tested and approved prior to the building final. Date of installation must be added to exterior of the 
smoke alarm and will be checked at final.

2. Smoke alarm/detector are to be hardwired, interconnected, or with battery back-up, Smoke alarms to be installed per manufactures 
instruction and NFPA 72.
3. Escape or rescue windows shall have a minimum net clear openable area of 5.7 square feet, 5.0 sq. ft. allowed at grade, The 
minimum net clear openable height dimension shall be 24 inches, The net clear openable width dimension shall be 20 inches. Finished 
sill height shall be not more than 44 inches above the finished floor. (CFC 1030).
4. As per Coastside Fire District Standard Cl-013, building identification shall be conspicuously posted and visible from the street, 
(TEMPORARY ADDRESS NUMBERS SHALL BE POSTED PRIOR TO COMBUSTIBLES BEING PLACED ON SITE), The 
letters/numerals for permanent address signs shall be 4 inches in height with a minimum 112-inch stroke, Such letters/numerals shall 
be internally illuminated and facing the direction of access,  Residential address numbers shall be at least six feet above the finished 
surface of the driveway. Where buildings are located remotely to the public roadway, additional signage at the driveway/roadway 
entrance leading to the building and/or on each individual building shall be required by the Coastside Fire District, this remote signage 
shall consist of a 6-inch by 18-inch green reflective metal sign with 3-inch reflective Numbers/ Letters similar to Hy-Ko 911 or equivalent 
shall be placed at the entrance from the nearest public roadway.
5. As per Coastside Fire District Ordinance 2019-03, the roof covering of every new building or structure, and materials applied as part 
of a roof covering assembly, shall have a minimum fire rating of Class "B" or higher as defined in the current edition of the California 
Building Code.
6. Vegetation Management (LRA) -The Coastside Fire District Ordinance 2019-03, the 2019 California Fire Code 304.1.2.

A fuel break of defensible space is required around the perimeter of all structures to a distance of not less than 30 feet and may 
be required to a distance of 100 feet or to the property line.  This is neither a requirement nor an authorization for the removal of 
living trees.
Trees located within the defensible space shall be pruned to remove dead and dying portions, and limbed up 6 feet above the 
ground. New trees planted in the defensible space shall be located no closer than 10' to adjacent trees when fully grown or at 
maturity.
Remove that portion of any existing trees, which extends within 10 feet of the outlet of a chimney or stovepipe or is within 5' of 
any structure. Maintain any tree adjacent to or overhanging a building free of dead or dying wood.
Fire Access Roads: The applicant must have a maintained asphalt surface for ingress and egress of fire apparatus Coastside 
Fire District Ordinance 2019-03.

7. Fire Hydrant: As per 2019 CFC, Appendix B and c, a fire district approved fire hydrant (Clow 960) must be located within 500 feet of 
the proposed single-family dwelling unit measured by way of drivable access. As per 2019 CFC, Appendix B the hydrant must produce 
a minimum fire flow of 500 gallons per minute at 20 pounds per square inch residual pressure for 2 hours. Contact the local water 
purveyor for water flow details.
8. Automatic Fire Sprinkler System: (Fire Sprinkler plans will require a separate permit). As per San Mateo County Building Standards 
and Coastside Fire District Ordinance Number 2019-03, the applicant is required to install an automatic fire sprinkler system throughout 
the proposed or improved dwelling and garage. All attic access locations will be provided with a pilot head on a metal upright. Sprinkler 
coverage shall be provided throughout the residence to include all bathrooms, garages, and any area used for storage. The only 
exception is small linen closets less than 24 square feet with full depth shelving. The plans for this system must be submitted to the San 
Mateo County Planning and Building Division or The City of HMB. A building permit will not be issued until plans are received, reviewed, 
and approved. Upon submission of plans, the County or City will forward a complete set to the Coastside Fire District for review.
9. Installation of underground sprinkler pipe shall be flushed and visually inspected by Fire District prior to hook-up to riser. Any 
soldered fittings must be pressure tested with a trench open. Please call Coastside Fire District to schedule an inspection. Fees shall be 
paid prior to plan review.
10. Exterior bell and interior ham/strobe are required to be wired into the required flow switch on your fire sprinkler system. The bell, 
horn/strobe, and flow switch, along with the garage door opener are to be wired into a separate circuit breaker at the main electrical 
panel and labeled.
11. Solar Photovoltaic Systems: These systems shall meet ·the requirements of the 2019 CFC Section. 

11/2/20211 Reissue set; No changes on page
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HOUZE

Houze Advanced Building
Science Inc. ©

535 PALMA ST.
EL GRANADA,

CALIFORNIA 94018

 1" = 10'-0"1 PROPOSED SITE

COPY OF SURVEY

1.
2.
3.
4.
5.
6.
7.

General Site/ Landscape Notes
The Builder is responsible for correct location of all structures on the site within all setbacks. 
A form border survey shall be required to verify site locations and forming elevations, step, and slopes.
Contractor shall protect all existing trees shown on plans as necessary /as required by codes.
Site drainage shall be cut and configured such that no water from this lot shall drain onto adjacent property /lots on all sides.
Install full solid sod at front yard. Rear yard full solid sod shall be an upgrade option.
Contractor shall locate shrubbery beds at front yard and prep. With 3" bedding soil mix and 4" pine bark mulch topping.
If plan includes a full front landscape package contractor shall coordinate Shrub quantities/sizes/types.

APPLICABLE DESIGN GUIDELINES

(NOTE: SEE C-1.0 FOR TREE REMOVAL PLAN)

4/10/20203 Dropped grg slab & dw by ~4'; rev. 
grg stairs, rev. outdoor stairs, 
added sidewalk, adj. floor opening. 

09/11/182 Rev.strs, add rt. gble rf, ext'd frt. 
gbl.rf, add trls to grg, red.1st&2nd 
flr 1'9",add kit. window

10/7/20204 Property lines changed to bold 
red, setbacks to bold blue

HALF MOON BAY SINGLE-FAMILY RESIDENTIAL DESIGN GUIDELINES
CHAPTER 20. "S-17" DISTRICT (COMBINING DISTRICT- MIDCOAST)
* Per Item 4. Parcel Coverage: Max. Parcel Coverage 5311 sf x 0.35 = 1858 SF 
[All buildings plus balconies, deck, patios, etc., which are 18" above the ground.]  
** Per Item 5. Building Floor Area:  Maximum Building Floor Area 5311 x 0.53= 2838.61 SF 
[All habitable floors plus all garages and carports; plus any decks, porches, balconies, etc., that are covered by roofs that 
extend 4 ft or greater from exterior walls]

2019 CALIFORNIA BUILDING STANDARDS CODE (CAL. CODE REGS., TITLE 24) WAS PUBLISHED JULY 1, 2019, 
WITH AN EFFECTIVE DATE OF JANUARY 1, 2020

PART 1–CALIFORNIA ADMINISTRATIVE CODE
PART 2–CALIFORNIA BUILDING CODE
Part 2.5–CALIFORNIA RESIDENTIAL CODE
PART 3–CALIFORNIA ELECTRICAL CODE
PART 4–CALIFORNIA MECHANICAL CODE
PART 5–CALIFORNIA PLUMBING CODE  
PART 6–CALIFORNIA ENERGY CODE

Allowable Parcel Coverage = 5311 x 0.35 = 1858.85 SF
["All habitable floors plus all garages and carports; plus any decks, 
porches, balconies, etc., that are covered by roofs that extend 4 ft or 
greater from exterior walls"]
*Project Total Parcel Coverage = 1533 SF < 1858.85 SF : OK
Note that the Total Roof Coverage is 1747 SF is also < 1858.85 SF

**Allowable Building Floor Area = 5311 x 0.53 = 2814.83 SF
(Allowable)

SITE / PARCEL 5311 SF 2814.83
Garage (including Grg-1st Stairs) 726.00 2088.83
1st Floor (Including 1st-2nd Stairs)         1338.00            750.83
1st Floor entry 38 sf (3'-11.75"<4')     0.00   750.83
1st Floor front patio 145 sf (not roof covered)     0.00   750.83
2nd Floor (not including stairs) 700.00     45.58
2nd Floor front patio 72 sf (3'-11.5" roof <4')     0.00     45.58

         2764.00
2764.00  <  2814.83 SF : OK

 1" = 10'-0"2 PROPOSED PARCEL COVERAGE

5/22/20215 Added new survey. Removed tree 
removal plan (ref to C-1.0)
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138 136

134

132
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126

4/28/20227 Prpty lines/setbks red. Offset dims 
& Area table added (rev. A-200)

6/7/20228 Prpty lines/setbks red. Offset dims 
& Area table added (rev. A-200)

3/16/20239 Property line increased to Red 6 pt.

APPROXIMATE BUILDING TOTALS (INCLUDING ALL INTERIOR 
AND EXTERIOR WALLS)
GARAGE TOTAL (NON-LIVING, UNCONDITIONED) 726 SF 
WITH GRG STAIRS
1ST LEVEL TOTAL CONDITIONED (LIVING)         1338 SF 
WITH 1ST-2ND STAIRS
2ND LEVEL TOTAL CONDITONED (LIVING) 700 SF 
W/O 1ST-2ND STAIRS 
TOTAL ENCLOSED/CONDITIONED LIVING          2764 SF

UNCOVERED (<4' ROOF COVERED) AREAS
LEVEL 1: ENTRY PATIO(38) + FRONT PATIO (123) 161 SF
LEVEL 2: FRONT PATIO (199) SIDE (95) 294 SF

455 SF

4/21/202310 Revised area calc presentation 
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FLOOR PLANS

HOUZE

Houze Advanced Building
Science Inc. ©

535 PALMA ST.
EL GRANADA,

CALIFORNIA 94018

 1/4" = 1'-0"
1 1.0LVL

Room Area Schedule 1st Floor/Garage

Name
Num
ber Level Area Perimeter

GARAGE 11 GARAGE(R.
SLAB)

587 SF 115'-10"

GRG-STORAGE 43 GARAGE(R.
SLAB)

60 SF 32'-1"

648 SF
BEDROOM 3 1 1.0LVL 122 SF 46'-8 1/4"
BEDROOM 2 2 1.0LVL 95 SF 41'-4 3/4"
HALL 1.1 4 1.0LVL 60 SF 44'-10

3/4"
KITCHEN 5 1.0LVL 186 SF 60'-0"
DINING 7 1.0LVL 165 SF 55'-8 3/4"
LIVING 8 1.0LVL 166 SF 56'-4 1/4"
ENTRY 9 1.0LVL 68 SF 34'-3 3/4"
CLOSET 1.1 10 1.0LVL 16 SF 16'-0 1/2"
FRT.ENTRY(CVRD) 22 1.0LVL 39 SF 27'-8 1/4"
PantryCab1 29 1.0LVL 10 SF 13'-8 1/4"
MUDROOM 30 1.0LVL 45 SF 26'-11

1/2"
LAUNDRY 45 1.0LVL 62 SF 31'-5 3/4"
BATH 2 46 1.0LVL 56 SF 30'-3 1/4"
BATH 3 47 1.0LVL 53 SF 29'-5"
PANTRY2 51 1.0LVL 11 SF 13'-3 1/2"
LANDING 54 1.0LVL 11 SF 13'-2 1/4"
CL3 55 1.0LVL 13 SF 18'-9 3/4"
CL2 56 1.0LVL 10 SF 16'-1 3/4"

1189
SF

Grand total: 20 1837
SF

a.
b.
c.
d.
e.
f.
g.
h.
i.

1.
2.
3.
4.

5.
6.
7.

8.

9.
10.
11.

BUILDER SELECTED MATERIALS AND FINISHES FOR THIS PROJECT 
Exterior Walls: James Hardie Plank Lap Siding Color: Light Mist Grey
Trim: Hardie Trim Boards Smooth Color: Arctic White
Window: PELLA Impervia Fiberglass Color White
Doors: Steve’s Premium Fiberglass Doors Color: Mahogany
Roof: Owens Corning Duration Premium Color: Harbor Fog
Chimneys: NextStone Statestone Column Wrap Color: Midnight Ash
Decks & Railings: TimberTech Color: Stone Ash & White 
Stairs: TimberTech Color: Stone Ash & White
Retaining Walls: Concrete

GENERAL NOTES
All doors shall be 7' -0" tall on first floor and 6'-8" tall on second floor.
2'-8" wide paneled fir door @ 1st floor to be 2'-8" wide paneled Masonite door @ 2nd floor.
All windows @ front elevation shall be Pella Series, O.E., 
All windows @ side & rear elevations shall be Pella Series, O.E., (single hung) unless noted otherwise. Install tempered glass (TG) per 
code.
All windows @ front elevation shall be Pella Series, O.E. 
All bedroom windows and doors to meet IRC egress requirements
All door and window Sill and Header elevations to be reviewed and verified by owner and builder before finalization with SIP manufacturer 
(who will precut all opening sizes and locations).
Fireplaces shall be Pre-Fab UL approved metal units meeting applicable energy codes. Contractor shall provide manufacturer Installation 
manuals at job site for building inspector review.
Install 5/8" fire rated gypsum board at all attached garage walls and ceilings or at garages with quarters room above.
Install fire rated solid core 1 3/4" thick doors w/ closer between house and attached garage.
All interior gypsum wallboard shall be one half inch (½”) material. An alternate upgrade can be Type X Fire code 5/8".

PROVIDE EGRESS PER IBC/IRC
WINDOW EGRESS PER R310.1- One per sleeping room/basement. Minimum 5.7 sf (or 5 sf if at grade) of clear opening space, minimum 24" 
tall, minimum 20" wide, and 44" maximum sill elevation above the floor, opened without tools or keys.
Acceptable Minimum Window Types: 
Single Casement Type - Minimum 2226CS (26”Wx30”T RO, 20"Wx24"T clear opening). 
Single or Double Hung Type – Minimum 2249SH (26”Wx57”T RO, 20"Wx24"T minimum clear bottom opening)
Windows sill height can be field adjusted during construction but must remain no more that 44" above the floor surface.
DOOR EGRESS PER R311.2 - Minimum of one 32" wide x 78" tall door opening per dwelling requires a 36" door width.

Applied revised rear B.L., 
Modified rear walls & roof

11/2/20214 Lowered ridge height below 28' 
(Reduce 1st Clg to 9', Staggered 
roof, changed roof slope ot 5:12)

4/10/20203 Drop grg slab & d-way ~4'; rev. 
grg stairs, rev. o.d. stairs, added 
sidewalk, adjusted floor opening. 

09/11/182 Rev. stairwells, add gable roof to 
rt. side, extend frt.gable roof, add 
trellis & corbel to grg, lower 1st & 
2nd flr 1'9", add kit. sink.window 

4/25/20226 Dropped 1st-flr 1' into revised 
grade. Revised exterior stairs and 
retaining walls.

 1/4" = 1'-0"3 GARAGE SLAB AND DRIVEWAY

APPROXIMATE BUILDING TOTALS (INCLUDING ALL INTERIOR AND EXTERIOR WALLS)
GARAGE TOTAL (NON-LIVING, UNCONDITIONED) 726 SF WITH GRG STAIRS
1ST LEVEL TOTAL CONDITIONED (LIVING)         1338 SF WITH 1ST-2ND STAIRS
2ND LEVEL TOTAL CONDITONED (LIVING) 700 SF W/O 1ST-2ND STAIRS 
TOTAL ENCLOSED/CONDITIONED LIVING          2764 SF

UNCOVERED (<4' ROOF COVERED) AREAS
LEVEL 1: ENTRY PATIO(38) + FRONT PATIO (123) 161 SF
LEVEL 2: FRONT PATIO (199) SIDE (95) 294 SF

455 SF
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plans may not produce colors. Use the below color key as applicable.

UNO BLUE will typically indicate non-structural areas that are 
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Plan Color Key (if color used in plans)

ST
O
RM

A-150

2ND FLOOR/ROOF
PLANS

HOUZE

Houze Advanced Building
Science Inc. ©

535 PALMA ST.
EL GRANADA,

CALIFORNIA 94018
 1/4" = 1'-0"

1 2.0LVL
 1/4" = 1'-0"

2 ROOF

Room Area Schedule 2nd Floor

Name
Num
ber Level Area Perimeter

2ND LVL BALC
(<4'CV'D)

24 2.0LVL 195 SF 58'-2 1/4"

BALCONY 53 2.0LVL 84 SF 39'-8"
BATH3 17 2.0LVL 60 SF 36'-7 3/4"
BDRM3-CL 57 2.0LVL 7 SF 10'-8 1/2"
FLEXROOM 12 2.0LVL 147 SF 55'-3 3/4"
HALL 2.1 20 2.0LVL 58 SF 37'-2 1/4"
MASTER BATH 18 2.0LVL 103 SF 54'-5 3/4"
MASTER BED 14 2.0LVL 175 SF 53'-1 3/4"
MASTER
LAVATORY

34 2.0LVL 18 SF 17'-6 3/4"

MB-CLST 42 2.0LVL 31 SF 28'-3"
2.0LVL: 10 877 SF
Grand total: 10 877 SF

2 09/11/182

Applied revised rear B.L., 
Modified rear walls & roof

11/2/20214 Lowered ridge height below 28' 
(Reduce 1st Clg to 9', Staggered 
roof, changed roof slope ot 5:12)

4/10/20203 Drop grg slab & d-way ~4'; rev. 
grg stairs, rev. o.d. stairs, added 
sidewalk, adjusted floor opening. 

Rev. stairwells, add gable roof to 
rt. side, extend frt.gable roof, add 
trellis & corbel to grg, lower 1st & 
2nd flr 1'9", add kit. sink.window 

a.
b.
c.
d.
e.
f.
g.
h.
i.

1.
2.
3.
4.

5.
6.
7.

8.

9.

10.
11.

BUILDER SELECTED MATERIALS AND FINISHES FOR THIS PROJECT 
Exterior Walls: James Hardie Plank Lap Siding Color: Light Mist Grey
Trim: Hardie Trim Boards Smooth Color: Arctic White
Window: PELLA Impervia Fiberglass Color White
Doors: Steve’s Premium Fiberglass Doors Color: Mahogany
Roof: Owens Corning Duration Premium Color: Harbor Fog
Chimneys: NextStone Statestone Column Wrap Color: Midnight Ash
Decks & Railings: TimberTech Color: Stone Ash & White 
Stairs: TimberTech Color: Stone Ash & White
Retaining Walls: Concrete

GENERAL NOTES
All doors shall be 7' -0" tall on first floor and 6'-8" tall on second floor.
2'-8" wide paneled fir door @ 1st floor to be 2'-8" wide paneled Masonite door @ 2nd floor.
All windows @ front elevation shall be Pella Series, O.E., 
All windows @ side & rear elevations shall be Pella Series, O.E., (single hung) unless noted 
otherwise. Install tempered glass (TG) per code.
All windows @ front elevation shall be Pella Series, O.E. 
All bedroom windows and doors to meet IRC egress requirements
All door and window Sill and Header elevations to be reviewed and verified by owner and builder 
before finalization with SIP manufacturer (who will precut all opening sizes and locations).
Fireplaces shall be Pre-Fab UL approved metal units meeting applicable energy codes. Contractor 
shall provide manufacturer Installation manuals at job site for building inspector review.
Install 5/8" fire rated gypsum board at all attached garage walls and ceilings or at garages with 
quarters room above.
Install fire rated solid core 1 3/4" thick doors w/ closer between house and attached garage.
All interior gypsum wallboard shall be one half inch (½”) material. An alternate upgrade can be Type 
X Fire code 5/8".

PROVIDE EGRESS PER IBC/IRC
WINDOW EGRESS PER R310.1- One per sleeping room/basement. Minimum 5.7 sf (or 5 sf if at grade) of 
clear opening space, minimum 24" tall, minimum 20" wide, and 44" maximum sill elevation above the floor, 
opened without tools or keys.
Acceptable Minimum Window Types: 
Single Casement Type - Minimum 2226CS (26”Wx30”T RO, 20"Wx24"T clear opening). 
Single or Double Hung Type – Minimum 2249SH (26”Wx57”T RO, 20"Wx24"T minimum clear bottom 
opening)
Windows sill height can be field adjusted during construction but must remain no more that 44" above the 
floor surface.
DOOR EGRESS PER R311.2 - Minimum of one 32" wide x 78" tall door opening per dwelling requires a 36" 
door width.

4/25/20226 Dropped 1st-flr 1' into revised 
grade. Revised exterior stairs and 
retaining walls.

APPROXIMATE BUILDING TOTALS (INCLUDING ALL INTERIOR AND 
EXTERIOR WALLS)
GARAGE TOTAL (NON-LIVING, UNCONDITIONED) 726 SF 
WITH GRG STAIRS
1ST LEVEL TOTAL CONDITIONED (LIVING)         1338 SF 
WITH 1ST-2ND STAIRS
2ND LEVEL TOTAL CONDITONED (LIVING) 700 SF 
W/O 1ST-2ND STAIRS 
TOTAL ENCLOSED/CONDITIONED LIVING          2764 SF

UNCOVERED (<4' ROOF COVERED) AREAS
LEVEL 1: ENTRY PATIO(38) + FRONT PATIO (123) 161 SF
LEVEL 2: FRONT PATIO (199) SIDE (95) 294 SF

455 SF
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plans may not produce colors. Use the below color key as applicable.

UNO BLUE will typically indicate non-structural areas that are 
nomally subject to modification during construction

Plan Color Key (if color used in plans)
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DETAILED AREA
PLANS

HOUZE

Houze Advanced Building
Science Inc. ©

535 PALMA ST.
EL GRANADA,

CALIFORNIA 94018

 3/16" = 1'-0"1 1.0LVL AREA PLAN

 3/16" = 1'-0"2 2.0LVL AREA PLAN
 3/16" = 1'-0"3 GARAGE AREA PLAN

11/2/20211 Reissue set; No changes on page

APPROXIMATE BUILDING TOTALS (INCLUDING ALL INTERIOR AND EXTERIOR WALLS)
GARAGE TOTAL (NON-LIVING, UNCONDITIONED) 726 SF WITH GRG STAIRS
1ST LEVEL TOTAL CONDITIONED (LIVING)         1338 SF WITH 1ST-2ND STAIRS
2ND LEVEL TOTAL CONDITONED (LIVING) 700 SF W/O 1ST-2ND STAIRS 
TOTAL ENCLOSED/CONDITIONED LIVING          2764 SF

UNCOVERED (<4' ROOF COVERED) AREAS
LEVEL 1: ENTRY PATIO(38) + FRONT PATIO (123) 161 SF
LEVEL 2: FRONT PATIO (199) SIDE (95) 294 SF

455 SF
NOTE: SEE NEW PAGE A-250

ROOM AREA SCHEDULE
Level Name Area

GARAGE(R.SLAB) GARAGE 587 SF
GARAGE(R.SLAB) GRG-STORAGE 60 SF
GARAGE(R.SLAB): 2 648 SF
1.0LVL BEDROOM 3 122 SF
1.0LVL BEDROOM 2 95 SF
1.0LVL HALL 1.1 60 SF
1.0LVL KITCHEN 186 SF
1.0LVL DINING 165 SF
1.0LVL LIVING 166 SF
1.0LVL ENTRY 68 SF
1.0LVL CLOSET 1.1 16 SF
1.0LVL FRT.ENTRY(CVRD) 39 SF
1.0LVL PantryCab1 10 SF
1.0LVL MUDROOM 45 SF
1.0LVL LAUNDRY 62 SF
1.0LVL BATH 2 56 SF
1.0LVL BATH 3 53 SF
1.0LVL PANTRY2 11 SF
1.0LVL LANDING 11 SF
1.0LVL CL3 13 SF
1.0LVL CL2 10 SF
1.0LVL: 18 1189 SF
2.0LVL FLEXROOM 147 SF
2.0LVL MASTER BED 175 SF
2.0LVL BATH3 60 SF
2.0LVL MASTER BATH 103 SF
2.0LVL HALL 2.1 58 SF
2.0LVL 2ND LVL BALC (<4'CV'D) 195 SF
2.0LVL MASTER LAVATORY 18 SF
2.0LVL MB-CLST 31 SF
2.0LVL BALCONY 84 SF
2.0LVL BDRM3-CL 7 SF
2.0LVL: 10 877 SF
TOTAL AREA: 30 2713 SF

3/21/2023 Revised Design. Added Area Table 2
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UNO RED will typically indicate special project requirements, 
construction details, specifications, or key structural elements   

UNO GREEN will typically indicate sustainable materials or systems

Note: Colors/Keys are subject to change, and due to design changes 
and updates, may only be partially applied. Copies or other printing of 
plans may not produce colors. Use the below color key as applicable.

UNO BLUE will typically indicate non-structural areas that are 
nomally subject to modification during construction

Plan Color Key (if color used in plans)
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GROSS AREA PLANS
WITH WALLS

HOUZE

Houze Advanced Building
Science Inc. ©

535 PALMA ST.
EL GRANADA,

CALIFORNIA 94018

 3/16" = 1'-0"1 1.0LVL AREA PLAN Copy 1

 3/16" = 1'-0"2 2.0LVL AREA PLAN Copy 1
 3/16" = 1'-0"3 GARAGE AREA PLAN Copy 1

4/21/20231 New sheet to more clearly display 
gross areas with revised 
calculation (area reduced)

APPROXIMATE BUILDING TOTALS (INCLUDING ALL INTERIOR AND EXTERIOR WALLS)
GARAGE TOTAL (NON-LIVING, UNCONDITIONED) 726 SF WITH GRG STAIRS
1ST LEVEL TOTAL CONDITIONED (LIVING)         1338 SF WITH 1ST-2ND STAIRS
2ND LEVEL TOTAL CONDITONED (LIVING) 700 SF W/O 1ST-2ND STAIRS 
TOTAL ENCLOSED/CONDITIONED LIVING          2764 SF

UNCOVERED (<4' ROOF COVERED) AREAS
LEVEL 1: ENTRY PATIO(38) + FRONT PATIO (123) 161 SF
LEVEL 2: FRONT PATIO (199) SIDE (95) 294 SF

455 SF
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NATURAL GRADE 28'
OFFSET ELEVATION

VIEWS

HOUZE

Houze Advanced Building
Science Inc. ©

535 PALMA ST.
EL GRANADA,

CALIFORNIA 94018

 3/16" = 1'-0"1 RIGHT (EAST FACING)
 3/16" = 1'-0"2 REAR (NORTH FACING)

 3/16" = 1'-0"3 LEFT (WEST FACING)
 3/16" = 1'-0"4 FRONT (SOUTH FACING)

09/11/182
Rev.strwlls, add gable rf to rt. side, 
ext. frt.gbl roof, add grg trls& corbel, 
lower 1st&2nd flr, add kit.sk wdw.

Rev. rear B.L., Mod. rr walls & roof
4/10/20203

Dropped grg slb/dw by ~4'; rev. grg 
strs, rev.ext. strs,add sw, adj.flr.op'g

5/19/20214

Added roof ridge elevation line with 
dimensons (per comment)

MATERIALS & FINISH KEY CHART  (SEE PAGE A-500.1 FOR ADDITION DETAILS, LOCATIONS PER OWNER AND BUILDER)

KEY ITEM TYPE/FINISH MATERIAL/COLOR
(WL) EXTERIOR WALLS HARDIEPLANK LAP SIDING FIBER-CEMENT/LIGHT MIST (GREY)
(WS) EXTERIOR WALLS HARDIESHINGLE STAGGERED PANEL FIBER-CEMENT/LIGHT MIST (GREY)
(TR) TRIM HARDIETRIM BOARDS SMOOTH FIBER-CEMENT/ARCTIC WHITE
(WN) WINDOWS PELLA IMPERVIA VINYL/WHITE
(DR) DOORS STEVES PREMIUM FIBERGLASS FIBERGALSS/MAHOGANY
(RF) ROOF OWENINGS CORNING DURATION COMPOSITION ASPHALT/HARBOR FOG
(DK) DECKS & RAILINGS TIMBERTECH   STONE ASH & WHITE
(ST) STAIRS TIMBERTECH   STONE ASH & WHITE
(RW) RETAINING WALLS CONCRETE CONCRETE/LIGHT GREY
(FN) FENCES (SIDES&BACK) EXISTING (WOOD) WOOD/NATURAL
(FF) FENCES (FRONT) ZIPPITY VINYL PICKET FENCE VINYL/WHITE
(GD) GARAGE DOOR LUX GARAGE DOORS WHITE
(CM) CMU BASEMENT WALL CMU/NATURAL CONCRETE/LIGHT GREY

6/3/20215

9/21/20216 Added material types/color tags

11/2/20214

Lwr ridge ht below 28' (Red.1st Clg 
to 9', Stgrd roof, chg rf slp to 5:12)

4/25/20227 Dropped 1st-flr 1' into rev. grade. 
Rev. ext. stairs and retaining walls.

3/16/20238 Added tranparency to block walls to 
show requested rear elevation line.
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MATERIAL, FINISH,
AND COLOR DETAILS

HOUZE

Houze Advanced Building
Science Inc. ©

535 PALMA ST.
EL GRANADA,

CALIFORNIA 94018

MATERIALS & FINISH KEY CHART  (SEE PAGE A-500 FOR  LOCATIONS PER OWNER AND BUILDER)

KEY ITEM TYPE/FINISH MATERIAL/COLOR
(WL) EXTERIOR WALLS HARDIEPLANK LAP SIDING FIBER-CEMENT/LIGHT MIST (GREY)
(WS) EXTERIOR WALLS HARDIESHINGLE STAGGERED PANEL FIBER-CEMENT/LIGHT MIST (GREY)
(TR) TRIM HARDIETRIM BOARDS SMOOTH FIBER-CEMENT/ARCTIC WHITE
(WN) WINDOWS PELLA IMPERVIA VINYL/WHITE
(DR) DOORS STEVES PREMIUM FIBERGLASS FIBERGALSS/MAHOGANY
(RF) ROOF OWENINGS CORNING DURATION COMPOSITION ASPHALT/HARBOR FOG
(DK) DECKS & RAILINGS TIMBERTECH   STONE ASH & WHITE
(ST) STAIRS TIMBERTECH   STONE ASH & WHITE
(RW) RETAINING WALLS CONCRETE CONCRETE/LIGHT GREY
(FN) FENCES (SIDES&BACK) EXISTING (WOOD) WOOD/NATURAL
(FF) FENCES (FRONT) ZIPPITY VINYL PICKET FENCE VINYL/WHITE
(GD) GARAGE DOOR LUX GARAGE DOORS WHITE
(CM) CMU WALL CMU/NATURAL CONCRETE/LIGHT GREY
(CB) CABLE RAILING CABLE BULLET, O.E. STAINLESS STEEL, STONE ASH, WHITE

9/21/20211 Added key tags for material types 
and colors

11/2/20212 Reissue set; No changes on page

HARDIE TRIM BOARDS 

TEXTURE: SMOOTH BATTEN BOARDS 

COLOR: ARTIC WHITE OR PRIMED 
FOR ARTIC WHITE PAINT

SIZE: PER PLAN LOCATIONS

THICKNESS: 0.75", 1" 

WIDTHS: 3.5", 5.5", 7.25", 9.25", 11.25"

RUSTIC TEXTURESMOOTH TEXTURE

EXTERIOR WALLS (MAIN) HARDIEPLANK LAP SIDING LIGHT MIST 
SELECT CEDARMILL 8.25 INCG (LIGHT GRAY)

EXTERIOR WALLS (ACCENT) STAGGERED EDGE SIDING ASH GRAY 
STAGGERED EDGE 6 INCH (MED.GRAY) 

4/23/20223 Revise colors per reviewer

HARDIE TRIM BOARDS

TEXTURE: HARDIE RUSTIC BOARDS 

COLOR: ARTIC WHITE OR PRIMED 
FOR ARTIC WHITE PAINT

SIZE: PER PLAN LOCATIONS

THICKNESS: 0.75", 1" 

WIDTHS: 3.5", 5.5", 7.25", 9.25", 11.25"

CABLE RAILING: "CABLE BULLET" O.E, STAINLESS STEEL CABLE RAILING AND TENSIONERS 
INSTALLED WITH COMPOSITE POST SLEEVES
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NATURAL GRADE
ADD'L ELEV. VIEWS 1

HOUZE

Houze Advanced Building
Science Inc. ©

535 PALMA ST.
EL GRANADA,

CALIFORNIA 94018

 1/4" = 1'-0"1 FRONT (SOUTH FACING) COLOR
 1/4" = 1'-0"2 REAR (NORTH FACING) COLOR

NOTE: RENDERING COLOR ACCURACY VARIES BASED ON RENDER 
ENGINE APPROXIMATION OF PAINT COLORS AND SCENIC 
REFLECTIVE LIGHTING.  FOR ACTUAL PAINT COLORS PLEASE REFER 
ONLY TO PAGE A-500.1 "MATERIAL, FINISH, AND COLOR DETAILS"
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NATURAL GRADE
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 1/4" = 1'-0"1 LEFT (WEST FACING) COLOR

 1/4" = 1'-0"2 RIGHT (EAST FACING) COLOR
NOTE: RENDERING COLOR ACCURACY 
VARIES BASED ON RENDER ENGINE 
APPROXIMATION OF PAINT COLORS AND 
SCENIC REFLECTIVE LIGHTING.  FOR 
ACTUAL PAINT COLORS PLEASE REFER 
ONLY TO PAGE A-500.1 "MATERIAL, FINISH, 
AND COLOR DETAILS"
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WINDOW & DOOR
SCHEDULES

HOUZE

Houze Advanced Building
Science Inc. ©

535 PALMA ST.
EL GRANADA,

CALIFORNIA 94018

WINDOW SCHEDULE

Level Mark
Window

Type Type Width Height
Sill

Height
Head
Height

Assembly
Description Count Comments

<varies> <vari
es>

1 3050DH-C
RFT

3'-0" 5'-0" <varies
>

<varies> Exterior
Windows

7

1.0LVL <vari
es>

2 2040DH-C
RFT

2'-0" 4'-0" 4'-0" 8'-0" Exterior
Windows

2

<varies> <vari
es>

58 2030DH-C
RFT

2'-0" 3'-0" <varies
>

<varies> Exterior
Windows

6

2.0LVL <vari
es>

100 Circular
Window 24"

2'-0" 2'-0" <varies
>

<varies> 2

2.0LVL <vari
es>

104 3046DH-C
RFT

3'-0" 4'-6" 2'-0" 6'-6" Exterior
Windows

2

2.0LVL <vari
es>

108 3040DH-C
RFT

3'-0" 4'-0" 2'-6" 6'-6" Exterior
Windows

2

GARAGE
CLG

134 112 Circular
Window 12"

1'-0" 1'-0" 6'-3" 7'-3" 1

Grand total

DOOR SCHEDULE

Assembly
Code Assembly Description

Coun
t Door Description Type Width Height Thickness

Door
Type Comments

B2030100 Glazed Doors &
Entrances

1 Door-Exterior-Single-Entry-Half Arch
Glass-Wood_Clad

36" x 96" 3'-0" 8'-0" 1 1/2" 33

B2030100 Glazed Doors &
Entrances

4 Door-Exterior-Double-Full
Glass-Wood_Clad

60" x 96" 5'-0" 8'-0" 1 1/2" 37

B2030100 Glazed Doors &
Entrances

4 Door Window 40" x 96" 3'-4" 8'-0" 1 1/2" 43

B2030100 Glazed Doors &
Entrances

2 Door Window 18" x 96" 1'-6" 8'-0" 1 1/2" 44

1 Garage Dooe With Windows 18'x8'
Garage
Door
w/Windows

18'-0" 8'-0" 54

C1020 Interior Doors 2 Single-Flush 28" x 96" 2'-4" 8'-0" 2" 60
C1020 Interior Doors 1 Single-Flush 24" x 84" 2'-0" 7'-0" 2" 65
C1020 Interior Doors 4 Single-Flush 28" x 84" 2'-4" 7'-0" 2" 66
C1020 Interior Doors 1 Door-Double-Flush_Panel 36" x 84" 3'-0" 7'-0" 3/4" 67
C1020 Interior Doors 4 Single-Flush 32" x 84" 2'-8" 7'-0" 2" 68
C1020 Interior Doors 1 Single-Flush 36" x 84" 3'-0" 7'-0" 2" 69
C1020 Interior Doors 1 Door-Double-Flush_Panel 48" x 84" 3'-0" 7'-0" 2" 70
C1020 Interior Doors 3 Door-Double-Flush_Panel 16" x 84" 1'-4" 7'-0" 3/4" 72
C1020 Interior Doors 1 Door-Double-Flush_Panel 14" x 84" 1'-2" 7'-0" 3/4" 74
C1020300 Interior Doors with

Frames
2 Door-Interior-Double-Sliding-2_Panel-

Wood
68" x 84" 5'-8" 7'-0" 1 1/2" 80

C1020 Interior Doors 1 Door-Double-Sliding 72" x 84" 6'-0" 7'-0" 2" 84
Grand total

CALIFORNIA ENERGY CODE REQUIRMENTS FOR WINDOWS
CALIFORNIA ENERGY CODE REQUIRMENTS
Note: This code is applicable to this project

a.
b.
c.
d.
e.
f.
g.
h.
i.

BUILDER SELECTED MATERIALS AND FINISHES FOR THIS PROJECT 
Exterior Walls: James Hardie Plank Lap Siding Color: Light Mist Grey
Trim: Hardie Trim Boards Smooth Color: Arctic White
Window: PELLA Impervia Fiberglass Color White
Doors: Steve’s Premium Fiberglass Doors Color: Mahogany
Roof: Owens Corning Duration Premium Color: Harbor Fog
Chimneys: NextStone Statestone Column Wrap Color: Midnight Ash
Decks & Railings: TimberTech Color: Stone Ash & White 
Stairs: TimberTech Color: Stone Ash & White
Retaining Walls: Concrete

11/2/20211 Reissue set; No changes on page
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SIP SPECIFICATIONS

HOUZE

Houze Advanced Building
Science Inc. ©

535 PALMA ST.
EL GRANADA,

CALIFORNIA 94018

1.
2.

3.
4.

5.

6.

7.

1.
2.
3.

4.
5.
6.

7.
8.

1.

2.

3.

4.

5.

6.

1.

2.

3.

4.

5.

6.

7.

8.

1.

2.
3.
4.
5.
6.
7.

FLOOR AND CEILING JOIST TO WALL INSTALLATION REQUIREMENTS
U.N.O on plans, all joists to be hanger mounted inside of SIP walls to avoid any thermal bridging. 
For dimension lumber joists, use joist matching Simpson JB or LB or equal.  For non-perpendicular 
joists, use a skewered face mount hanger use a Simpson SUR or L210 or equal. 
For engineered joists use the OEM recommended size matching top flange hanger type.   
All joists to be in top flange hangers resting either on SIP top plate, or on an interior solid ledger plate 
equal to the joist height.
If joist hangers are installed on wall top plates, to fill the gap caused by the hanger's flange, add a sill 
gasket or a double lines of sealant adhesive before installing the floor deck or another SIP wall.  
If top flange joist hangers are installed on an interior solid ledger, adjust the ledger plate thickness 
(1-2x12 or 2-212 etc.) to match the hanger top flange length.
All ledger to be nailed with construction adhesive and then bolted through the wall with two 3" 
staggered lines of 1/2" galvanized carriage bolts with interior nuts and 2" washers set on nominally on 
16" centers.  

SIP ROOFS (NOT FOR OCCUPIED ROOF DECKS) 
SIP screws for roof panels to use 1-1/2" x 1/4" neoprene faced aluminum washers.
Use SIP sizes per plan. If not specified use the following SIP panel sizes. 
Roof panel widths per engineer stamped plan, or maximum 4' wide unless clear span is less than 10' 
(except as noted on plan)
For unsupported spans up 16' use 4' wide 8.25" SIP with  2-2X SP/D.FIR block splines.
For unsupported spans up 20' use 4' wide 10.25" SIP with 2-2X SP/D.FIR block  splines.
If no ridge beam, provide 2X ridge splines. For spans up to 8 ’ use one 1X spline in each roof section. 
For spans >8’ but less than 14’ use (2)2X in each roof section. 
Roof spans greater than 14' requires secondary roof lateral beam.
Cantilevered SIP roof panels to use double 2X splines with screw spacing per paragraph 3, plus 
one(1) Simpson H6 attached between the 2Xsplines to wall, header or beam.    

SIP CRAWL SPAN FLOORS AND SIP OCCUPIED ROOF DECKS 
ECO recommends painting all exposed SIP subfloor OSB bottoms at site with 2 coats of light colored 
exterior latex before installing 
Important Sealing Note: Use of SIP panel for Subfloors must be correctly sealed at the bottom and 
top of all spline joints. Failure to correctly seal at the bottom surface will allow warm moist crawl 
space air to travel up and condense immediately under the cool finished floor surface. Use Do-All-Ply 
adhesive sealant to completely seal the joint between lumber splines, and between the SIP OSB 
edges. Then seal the spline joint using spray roofing sealant. 
Use SIP floor plans sizes per plan. If not specified use the following SIP panel sizes. For unsupported 
spans up 12' use 4' wide 8" SIP or 10" SIP with 2X SP/D.FIR block splines.
All subfloor or roof deck beams to be bolted or strapped to supporting pilings or walls, and then SIP 
panels attached using SIP-Screws to beams per Paragraph 3 screw spacing.
L/360 SUBFLOORS: For L/360 and less deflection floors or occupied roof deck (typical for wood, 
carpet, or vinyl) add 3/4" APA rated floor decking on top. Use 8" SIP subfloor panels for up to 14' (4' 
wide by 8.25" thick with (2)2X8 splines).  For spans >14' but <18' switch to 10" SIPs (4' wide by 
10.25" thick with (2)2X10 splines).
L/480 SUBFLOORS: For L/480 deflection mortar set tile floors, use next size small SIP to create 
dropped floor sections. Use 6" SIPs for dropped floor section spans up to 8'. Use 8" SIPs for dropped 
floor section spans up to 10'.

ROOF DECKS
For occupied roof decks (wood decking on screeds) 10" SIP panels for spans up to 14' with (2)2X10 splines. 
Add plywood cricket overlays as required for correct transition for drainage. Add membrane / TPO roofing or 
hot mop tar roofing membrane system.  

ROOF DECKS : Add treated 2x4 stacked block screeds at 24" o.c. to create level surface for 
attached 2x6 decking. Attach screeds over roofing sealing adhesive (Black-Jack or Tremco Dymonic 
FC or Geocel 4500 sealant ) plus deck screws @ 16" o.c. 
ROOF DECKS : Attach 2x6 decking at 6" o.c. spacing (1/4" gap) using 2 deck screws per block 
screed intersection. Decking to remain removable by screw removal for roofing servicing. 
ECO recommends painting all exposed SIP subfloor OSB bottoms at site with 2 coats of light colored 
exterior latex before installing. 
SIP floor panels support is per plan. (Typical perimeter is TRTD (2)2X pony wall top plate, or (2)2X 
secured ledger plate. Typical Interior is by (3)2X Beam or Glulam). 
SIP floor panels share (2)2X matching size splines nailed and glued. ECO recommends using a 
treated 2X spline at perimeter. Treated wood tends to be oversized so accurate ripping may be 
required.
SIPs oriented and detailed per plan, and attached to beams or plates with SIP SIP-Screws at 12"o.c. 
minimum. For areas above ASCE 7-10 110 MPH wind secure at 8 ” o.c.
All splines must be installed and sealed with continuous 1/4" beads of SIP Do-All-Ply O.E. 
construction adhesive. See important details below.
7.13. Based on recommended 16+" clearance below subfloor beams, an 8.25" SIP subfloor w/3/4" 
plywood, the Finished Floor should be ~36+" above original grade.

SUBSTITUTION GUIDELINES
With owners approval, Builder may substitute sections of SIP depth matching SP#2 2X @ 16" or less 
o.c. as wood framed sections with 7/17” APA rated structural sheathing on EACH SIDE. with 
insulation, bottom plates, top plates, and headers as needed when a SIP area falls into the following:
Wall section or roof section height is less than 2' tall
Wall section width between sill and top plates is less than 16" wide
Glazing area to wall section area ratio is >80%
Curved or irregularly broken wall plates section
Wall, Roof, or Floor Areas that are too complex to be efficiently managed by SIP panel framing.
Roof architecture or extensions such as small dormers, cupolas, parapets sections, bay windows, 
garden windows, and soffit extensions.

SIP DO’S AND DON’TS
SIP DO’S:
1.) Handle SIPs with appropriate care. Store SIPs fully supported off 
the ground. Protect SIPs from weather with breathable covering.
2.) Lift and place SIPs with appropriate equipment.
3.) Support both SIP Wall OSB facings and spline plates fully on 
concrete foundations using sill gaskets (R-Control Sill Gasket, 
DENARCO Sill Seal, TERM Termite-resistant Sill Plate Barrier). 
Support both SIP Wall OSB facings and spline plates fully on floors 
using sill gaskets.
4.) Provide level and square foundations and supporting floors. If 
required use leveling compound, on-shrink grout, or other leveling 
method to provided level based for SIP walls.
5.) Install SIP panel and splines in accordance with approved 
drawings.
6.) Install fasteners flush to SIP facing surface. 
7.) When using cap or sill plates, use plates equal to full SIP width, 
offsetting plate joints at least 4 ’ from spline joints.When using 2X, 
engineered wood, or I-Beam splines, use only continuous members. 
Provide adequate bracing of SIPs during installation.
8.) Use factory cut walls at roof angles, or preinstall wedge plates 
providing continuous end bearing for roof SIPs. Install temporary 
blocking on Roof SIPs and use lifts or cranes and workers in fall 
protection to install roof SIPs.
9.) Use code approved flashings and exterior wall & roof 
coverings.Use code approved thermal barriers on interior.
10.) Protect SIPs from weather as soon as practical after installation.
11.) Meet with your electrician to plan all electrical. Decide on surface 
mounting, baseboard/casing mounting, or use factory provided 
electrical chases in SIP core.
12.) Meet with your plumber to plan all plumbing. Decide on plumbing 
furr-out walls, and on all penetrations for drain piping, vent piping, and 
supply piping.
13.) Have SIP structural requirements reviewed by a qualified design 
professional.
14.) Have any field modifications to SIPs, such as 
openings/penetrations reviewed by a qualified design professional.
SIP DON’TS:
1.) Don't drop SIPs on corners. Don't store SIPs directly on the 
ground.
2.) Don't leave SIPs exposed to weather for an extended period of 
time.
3.) Don't lift or place SIPs without appropriate equipment.
4.) Don't overcut OSB facings at openings.
5.) Don't have SIP facings and untreated plates in direct contact with 
concrete.
6.) Don't have unsupported SIP facings. Don't install SIPs without 
adequate bracing.
7.) Don't cut SIP facings for electrical or plumbing chases.
8.) Don't have cuts in 2X or I-Beam splines.
9.) Don't overdrive fasteners into SIP facings.
10.) Don't have unsupported horizontal joints in walls.
11.) Don't install plumbing inside SIPs, Don't install recessed lights 
inside SIPs.
12.) Don't install SIPs without structural review by a qualified design 
professional.
13.) Don't make any field modifications to SIPs, such as 
openings/penetrations, without review by a qualified design 
professional.

SIP MEP (MECHANICAL ELECTRICAL PLUMBING) BEST PRACTICES 
(SHARE WITH CONTRACTORS)
Note: Improper cutting or other damage to beams or joists by a 
Mechanical/Electrical/Plumbing (MEP) contractor can void the SIP structural 
integrity.
MEP Rough-In Responsibilities
Even if the Electrical, Plumbing, HVAC, or other MEP routing is detailed in the 
construction plan set, the Builder will have the responsibility to coordinate and 
explain to all MEP contractors where and how to locate MEP components and 
routing throughout the structure. 
Electrical Chase Locations 
When plans show formed wiring chases, and Electrical or Cable wire routing is not 
required to be specifically detailed in the construction plan set.  The Builder will 
still have the responsibility to explain to electricians how to locate the wiring 
chases. Structural damage is not acceptable due to weakening the of engineered 
lumber.
1.Seal the wire penetrations with low expanding urethane foam. 
MEP Detailing
1. When possible, limit the placement of plumbing and electrical in exterior 
SIP walls. Properly detailed MEP design will allow all MEP runs to be placed in 
interior 2X framed walls, into chases, or into furred out 2X walls sections.
2. ECO has also developed several special surface mounting wiring methods 
that will work for most receptacle and switch location requirements for a SIP 
house. These methods avoid large OSB skin structural damage cutting. These 
details are part of our detailed Revit MEP design services. 
SIP Field forming of In-SIP-Wall Chases for Plumbing or Electrical (Not 
Preferred) 
1.If Electrical and Plumbing routing is required in SIP exterior walls, it should be 
placed in a properly constructed electrical or plumbing chase.The correct method 
for field forming of an electrical or plumbing chase is as follows:
a. Contractor sizes and locates each chase (as narrow & short as possible)
b. Contract marks and cuts a straight chase in OSB skin - OSB will be reused 
later.
c. Chase EPS foam is 100% removed from chase in straight cuts using an 
EPS hot knife. If the EPS is cut in large pieces, it can be reused to re-insulate and 
close the chase. 
d. And additional 3/4" depth of EPS is neatly removed at chase 
sides/top/bottom. 
e. A SP#2 2X is sized, placed, glued and nail at each side leaving 3/4" 
exposed for OSB section replacement.
f. Electrical wiring should be placed at the back of the chase, attached to side 
2X.  Plumbing should also be placed in the back of the chase. 
g. The cut out EPS pieces and/or low expanding Urethane Foam is used to 
seal and re-insulate the chase section behind and around piping and wiring.
h. The previously cut out OSB 'cover plate' is nailed over the exposed 2x4 
framing. 2.If a large 'home-run' wiring section is needed, it should turn outside just 
below the top plate, and then enter of conduit pipe into the top of the electrical 
panel. 
Repair of Damage by Electrian or Plumber
SIP OSB damage is not acceptable due to weakening the SIPs due to the cuts, 
and also due to live wiring may end up being just beneath the surface of the SIP 
OSB skin so a nail could hit a live wire or a plumbing supply pipe or line.  If 
damage occurs, the contractor causing the damage will be responsible for the 
following repair procedures.
1.Contractor to repair all the SIP OSB cuts with mending straps. 2.Due to the size 
and quantity use light 20 gauge Simpson MP24 or MP36 strap.
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GENERAL SPECIFICATIONS FOR SIP BUILDINGS: (U.N.O. in apply the following minimum Specifications)

STRUCTURAL INSULATED PANEL CONSTRUCTION MINIMUM APPLICATION REQUIREMENTS
U.N.O. SIPs shall comply with 2012 IRC section R613. 

U.N.O., apply 2012 IRC Section R613 SIP details, connections, and sealing methods with 
adjustments to match project.
Any design exceeding the limits of 2012 IRC R613 will require an engineer or architect ’s seal.

R613.: 1-story buildings <60 ft in length, 2-story buildings < 40 ft in width. Walls 10 ft high max.
Site wind speeds of (equivalent to) ASCE 7-05 based V(asd) 120 mph Exposure A/B, or 110 mph Exposure 
C (in Seismic zones A, B and C; Snow loads of < 70 psf). 
U.N.O. all plans & details per engineer sealed plans & details, plus the SIP Original Equipment 
Manufacturers' (OEM) Span and load charts. If an OEM span and load chart is not provided use the R-
Control "Load Design Charts" dated November 2004 and other SIP manufacturer information).
Projects with wind speeds > ASCE 7-05 120 mph 3-sec gust require an engineer ’s design and seal. 
All structures must have egress, smoke, and CO detection per building codes (2012 IRC minimum).
Provide fire separation  per code between all garages and living areas (2012 IRC minimum). 
Provide Manual-J sized HVAC with power ventilation and/or air to air exchanger.

GENERAL NOTES 

LUMBER AND SHEATHING
Use only structural rated OSB or plywood panels for SIP faces.
No open, exposed, or visible EPS material. SIP screws used to attach roof panels to each have 1-1/2" x 1/4" 
neoprene faced aluminum washers. 
No open, exposed, or visible EPS material. No OSB-only splines. 

SPLINE DEFINITION, SPECIFICATION, AND SUPPLY REQUIREMENTS
U.N.O. unless raw SIP panels are supplied, all splines to be provided by the SIP OEM.

Use #2 SPF matching width lumber for top, bottom/edge splines, and top/bottom plates.
Straight wall-to-wall connection may use block splines, lumber splines, or Double-2X factory installed 
insulated posts as joinery pieces. 
Wall-to-roof splines shall be straight & full top-plate dimensional lumber splines w/angle-cut lumber 
cont.block filler splines supplied by the SIP OEM.

U.N.O on the SIP designer's plans, the SIP designer or builder shall specify in writing any other specific 
spline types are to be used, which splines that SIP OEM is to supply, which splines require pre-installation in 
the SIP panels. The SIP OEM is responsible for the fabrication of all SIP spline types.  
SIP OEM angled spline fabrication is to match the SIP panel size and SIP angled connection attachment as 
defined by the SIP roof and wall plans.

SIP WALLS, CORNERS, SPLINES, CHASES, AND APPLICATION
SIP Walls – General Notes

Limit exterior SIP wall sections to 24' in length between brace walls.
Walls up to 10' in height in a 110 mph wind zone builder can use nominal 4.5 ” SIP or larger.
Walls up to 10' in height in a 120 mph wind zone builder can use nominal 6.5" SIP or larger with 
continuous 2X SPF block top plates and splines. 
Walls up to 16' in height builder to use nominal 8" SIP or larger with cont. 2X SPF block top plates and 
splines. 
For wall heights above 16' builder contact engineer.

Always align SIP wall panel top edges before making final screw connections. 
Two(2) horizontal electrical chases to be provided by the SIP OEM in all SIP walls, one at 14 ” from the wall 
bottom and one at the midheight of the panel.  
Two(2) vertical chases (2” dia. Max, 24” o.c. min spacing, centered in the wall) to be provided by the SIP 
OEM in all SIP walls. If not specified locate vertical chases next to spline joint members. 
Wall-to-Wall straight connections supporting nominal distributed 40 psf live load with nominal 15 psf dead 
loads may be connected with SIP block splines (preferred) or by single #2 SPF lumber splines. 
All Wall-to-Wall corner connections in high wind areas (ASCE 7-05 110 mph 3-sec gust) to use #2 SPF 
lumber splines arranged as screwed 'Butt-Corner' with double SIP screws at 12 ” o.c. vertical.   
Wall-to-Wall corner connections in < 110 mph 3-sec gust may use (2)#2 SPF 'Fly-By Corners' with doubled 
8d nailing 2X face nailing, plus single 8d 2X edge nailing, all at 6” o.c. vertical.
Walls supporting concentrated loads (beams, columns, etc.) to place concentrated loads over  Double-2X 
factory installed insulated posts, or over multiple #2 SPF dimensional lumber splines (2, 3, or 4 members, 
size abnd type per engineer).

SIP ROOFS, SUPPORT, SPLINES, CHASES, AND APPLICATION
Roof panels no wider than 4' unless span < 10' (except as noted on plan)
If no ridge beam, provide 2-2X ridge splines (2X+2X).
Roof spans > 14' requires secondary roof lateral beam. 
SIP roof panel electrical chases to be provided by the SIP OEM to match electrical wiring digram by designer 
or builder. U.N.O chases to centered in the SIP roof panel thickness with alignment to SIP wall vertical 
chases. If not specified locate SIP roof chases next to spline joint members.

SIP SCREW TYPE, LENGTH, AND SPACING 
1. SIP Screws: Corrosion resistant 0.188” min. shank dia., 0.620” min. head dia. with Wall connection 
spacing as follows: V(asd) /All exposures:  

90 mph wind=12" o.c. ; 110 mph wind = 8" o.c.   ; 120 mph wind=6" o.c. 
For wind areas above 120 consult engineer for screw quantity and spacing for all connections.
All SIP screw connections to be by R-Control screw of length adequate to penetrate 2 inches into wood 
structural members such as doubled top plate, beam, or other wood structure. 

Note that filler blocks or other deadwood infill is not considered to be structural.

SIP ROOF SCREWS - PER PANEL SIZE PER PLANS
Install SIP screws long enough for panel + ~2" (1.5" minimum) into structural wood with 1-1/2" x 1/4" 'neo-
washer' ( neoprene faced aluminum washers).

Typical 11.25" roof panel will use requires min 13' or 14" screws
Typical 9.25" roof panel will use requires min 11” or 12" screws
Typical 7.25" roof panel will use requires min 9" or 10” screws
Typical 5.5" roof panel will use requires min 8" or 9 ” screws

2. For high wind areas, install Simpson H6 twist strap  @ 4' 0.c. At all roof panel ends between double 2X 
splines to wall or header beam. 
3. At corner roof panel sides, add a Simpson  LSTI49 up from SIP wall corner spline (plunge cut thru SIP roof). 
Bend 12" over roof face and nail to SIP's top OSB add Simpson H6 twist strap connector  @ 4' 0.c. Between 
double 2X splines to wall or beam. 
4. SIP roof panels no wider than 4' unless clear span is less than 10' (except as noted on plan)
5. For unsupported spans up 16' use 4' wide 8.25" SIP with continuous 2-2X SP.D.FIR block splines.
6. For unsupported spans up 20' use 4' wide 10.25" SIP with continuous 2-2X SP.D.FIR block splines.
7. If no ridge beam, provide 2-2X ridge splines (2X+2X matching SIP i.d.) 
8. Roof spans greater than 14' requires secondary roof lateral beam.  

RECOMMENDED SIP TECHNICAL HOW-TO BASIC TRAINING RESOURCES:
Proper SIP sealant application recommendation video by R-Control: https://youtu.be/f9ulodyt0pa 
Proper SIP electrical application recommendation video by R-Control: https://youtu.be/-1piwt5irjk
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GENERAL SPECIFICATIONS FOR SIP BUILDINGS: (U.N.O in project plan specifications, apply the following minimum Specifications)
STRUCTURAL INSULATED PANEL CONSTRUCTION MINIMUM ENGINEERING REQUIREMENTS
• U.N.O. SIPs shall comply with 2012 IRC section R613.
• R613.: Buildings <60 ft in length and 1-story, or is < 40 ft in width and 2-stories max. with walls 10 ft high max.
• Site wind speeds of (equivalent to) ASCE 7-05 based V(asd) 120 mph Exposure A/B, or 110 mph Exposure C (in Seismic zones A, B and C; Snow loads of < 70 psf).
Any design exceeding the limits of this 2012 IRC section R613 will require the seal of and engineer or
architect.• U.N.O. all plans & details per the project's engineer sealed plans & details, plus the SIP Original Equipment Manufacturers' (OEM) Span and load charts.

• If an OEM span and load chart is not provided use the R-Control "Load Design Charts" dated November 2004 and other SIP manufacturer information).
• Projects  with wind speeds above ASCE 7-05 V (asd) 120 mph 3-second gust will required special engineering.
GENERAL NOTES:    U.N.O. on the plans, apply these typical SIP details, connection, and sealing methods with adjustments to match project.
LUMBER AND SHEATHING
1. Use only structural rated OSB or plywood panels for all SIP faces.
2. Use #2 SP.D.FIR matching width lumber for all top, bottom and edge splines, and for all bottom plates and joinery pieces.
3. No open, exposed, or visible EPS material. SIP screws used to attach roof panels to each have 1-1/2" x 1/4" neoprene faced aluminum washers.
4. No open, exposed, or visible EPS material. No OSB splines. No SIP section splines, no open splines,
SPLINE DEFINITION, SPECIFICATION, AND SUPPLY REQUIREMENTS:
1. U.N.O. unless raw SIP panels are supplied, all splines to be provided by the SIP OEM.
2. Wall-to-roof splines shall be straight & full top-plate dimensional lumber splines w/angle-cut lumber cont.block filler splines supplied by the SIP OEM.
1. U.N.O on the SIP designer's plans, the SIP designer or builder shall specify in writing any other specific spline types are to be used, which splines that SIP OEM

isto supply, which splines require pre-installation in the SIP panels. The SIP OEM is then responsible for the fabrication of all SIP spline types.
2. SIP OEM angled spline fabrication is to match the SIP panel size and SIP angled connection attachment as defined by the SIP roof and wall plans.
SIP WALLS AND WALL PANELS
1. Always align SIP panel top edges before screw connections.
2. Wall-to-Wall straight connections supporting nominal distributed 40 psf live load with nominal 15 psf dead loads may be connected with SIP block

splines(preferred) or by single #2 SPF lumber splines.
3. All Wall-to-Wall corner connections in high wind areas (ASCE 7-05 110 mph 3-sec gust) to use #2 SPF lumber splines arranged as screwed 'Butt-Corner'

withdouble SIP screws at 12” o.c. vertical.
4. Wall-to-Wall corner connections in < 110 mph 3-sec gust may use (2)#2 SPF 'Fly-By Corners' with doubled 8d nailing 2X face nailing, plus single 8d 2X

edgenailing, all at 6” o.c.
vertical.5. Walls supporting concentrated loads (beams, columns, etc.) to place concentrated loads over  Double-2X factory installed insulated posts, or over multiple
#2SPF dimensional lumber splines (2, 3, or 4

members).SIP ROOFS AND ROOF PANELS
1. Roof panels no wider than 4' unless span < 10' (except as noted on plan)
2. If no ridge beam, provide 2-2X ridge splines (2X+2X).
3. Roof spans > 14' requires secondary roof lateral beam.
4. All SIP/wood frame structures - more than one story must have second upper story exit
5. Provide fire wall between all garages and all mechanical rooms. No open, exposed, or visible EPS material.
6. Provide HVAC with dehumidifier and always provide air to air heat exchanger, and/or power ventilation options.
SCREW LENGTH AND SPACING
7. Attach with SIP screws as follows: V(asd) /All exposures:
90 mph wind=12" o.c. 110 mph wind = 8" o.c. 120 mph wind=6" o.c.
8. For wind areas above 120 consult engineer for screw quantity and spacing for all connections.
9. All SIP screw connections to be by R-Control screw of length adequate to penetrate 2 inches into wood structural members such as doubled top plate, beam,

orother wood structure.
a. Note that filler blocks or other deadwood infill is not considered to be structural.

10. SIP walls - for exterior SIP wall sections up to 24' in length between brace walls
11. For walls up to 10' in height in a 110 mph wind zone builder can use nominal 4.5” SIP.
12. For walls up to 10' in height in a 120 mph wind zone builder can use nominal 6.5" SIP, with continuous 2X SP.D.FIR block top plates and splines.
13. For walls up to 16' in height builder to use nominal 8" SIP with continuous 2X SP.D.FIR block top plates and splines.
14. For wall heights above 16' builder contact engineer.
SIP ROOF SCREWS - USE SIP PANEL SIZE PER PLANS.
1. Install SIP screws long enough for panel + ~2"

a. Typical 11.25" roof panel will use requires min 13' or 14" screws
b. Typical 9.25" roof panel will use requires min 11” or 12" screws
c. Typical 7.25" roof panel will use requires min 9" or 10” screws
d. Typical 5.5" roof panel will use requires min 8" or 9” screws

2. All SIP screws for roof panels to use 1-1/2" x 1/4" 'neo-washer' ( neoprene faced aluminum washers).
3. For high wind areas, install Simpson H6 twist strap  @ 4' 0.c. At all roof panel ends between double 2X splines to wall or header beam.
4. At corner roof panel sides, add a Simpson  LSTI49 up from SIP wall corner spline (plunge cut thru SIP roof). Bend 12" over roof face and nail to SIP's top OSB

addSimpson H6 twist strap connector  @ 4' 0.c. Between double 2X splines to wall or beam.
5. SIP roof panels no wider than 4' unless clear span is less than 10' (except as noted on plan)
6. For unsupported spans up 16' use 4' wide 8.25" SIP with continuous 2-2X SP.D.FIR block splines.
7. For unsupported spans up 20' use 4' wide 10.25" SIP with continuous 2-2X SP.D.FIR block splines.
8. If no ridge beam, provide 2-2X ridge splines (2X+2X matching SIP i.d.)
9. Roof spans greater than 14' requires secondary roof lateral beam.
RECOMMENDED SIP TECHNICAL HOW-TO BASIC TRAINING RESOURCES:
• Proper SIP sealant application recommendation video by R-Control: https://youtu.be/f9ulodyt0pa
• Proper SIP electrical application recommendation video by R-Control: https://youtu.be/-1piwt5irjk

1. These drawings depict 32" long 8:12 roof bell with 12"
nominal overhang attached to 12:12 pitch sip roof panels.

2. Adjust as need for bell pitches down to 4:12 and roof pitches
down to 6:12.

3. Use for up to 2' overhangs and 48" long roof bells.
4. Use sp#3 or sp#2 for other blocking and deadwood.
5. Consult with engineer for greater overhangs.
6. Bell rafter constructed from sp#2 2x8 x ~30" cut to angle and

shape attached with a 12d minimum nails into sip osb skin.
7. Add sp#2 2x4 blocking face nail to side of bell rafter tail

member.
8. Add 7/16" structural wood panel attached w/ 8d common or

10d box nails plus construction adhesive at 4" spacing into
bell rafter tails, into roof  1x and 2x flat blocking, and into sip
osb, all at 4" o.c. edge nailing.
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SIP EAVE DETAIL
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SIP ROOF PANEL CONNECTION DETAIL
Roof Panel on Beveled Top Wall Panel

SIP ROOF PANEL CONNECTION DETAIL
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SIP ROOF PANEL CONNECTION DETAIL
Roof Panel on Straight Top
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SIP ROOF PITCH CHANGE SECTION DETAIL

FLOOR JOIST HANGER DETAIL

RIDGE AND SIP GABLE WALL CONNECTION
Use for 3" to 5.25" Wide Beams (Roof Beams)

FLOOR OR ROOF BEAM SIP WALL CONNECTION
Use for 3" TO 5.25" Beams (Floor Beams)
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RECOMMENDATIONS
FOR SIZE AND
SPACING.

EAVE WALL

SEALANT RECOMMENDED BY
MANUFACTURER

DRIP EDGE

SOFFIT BOARD

SIP ROOF PANEL

FASCIA

USE NAILS PER
MANUFACTURERS
RECOMMENDATIONS
FOR SIZE AND
SPACING.

SOFFIT BOARD

FASCIA

AS REQUIRED, EXTEND ICE
AND WATER SHIELD FROM
FASCIA.

SEALANT RECOMMENDED BY
MANUFACTURER

DRIP EDGE

FINISHED ROOFING MATERIAL

SIP ROOF PANEL

EAVE WALL

FINISHED ROOFING
MATERIAL

ROOFING FELT

SP#2 DEADWOOD SECTIONS AS NEEDED - FIELD FORMED

CONTINUOUS SEALANT TYPICAL

VAPOR RETARDER
RECOMMENDED BY
MANUFACTURER TO
MEET BUILDING
CODES AND/OR
ENVIRONMENTAL
CONSIDERATIONS.

STRUCTURAL SUPPORT MEMBERDRYWALL

USE NAILS PER
MANUFACTURERS
RECOMMENDATIONS
FOR SIZE AND
SPACING

SIP ROOF PANEL

PANEL SCREW

SEALANT RECOMMENDED
BY MANUFACTURER

VALLEY
FLASHING

DOUBLE 2x
SPLINE BEVEL
CUT

USE NAILS PER
MANUFACTURERS
RECOMMENDATIONS
FOR SIZE AND
SPACING

FOAM RIDGE CAP

SIP ROOF
PANEL

DRYWALL

STRUCTURAL SUPPORT
MEMBER WITH MIN. 1-1/2"
BEARING FOR PANELS
EACH SIDE

CONTINUOUS FIELD
INSTALLED WOOD
RIDGE SUPPORT BEAM

VAPOR RETARDER
RECOMMENDED BY
MANUFACTURER TO MEET
BUILDING CODES AND/OR
ENVIRONMENTAL
CONSIDERATIONS.

SEALANT
RECOMMENDED BY
MANUFACTURER

PANEL SCREWS WITH
1" MIN. PENETRATION
INTO STRUCTURAL
SUPPORT

CONTINUOUS
SEALANT EACH
SIDE AND BOTH
FACES

OUTSIDE
SKIN

FOAM
CORE

DRYWALL

CONTINUOUS SEALANT
EACH SIDE TYPICAL

USE NAILS PER MFG.
RECOMMENDATIONS
FOR SIZE AND SPACING

PANEL SCREW

48" SIMPSON LSTA STRAP AT EVERY SLPINE
(APPROX. 48" O.C.)

48" SIMPSON LSTA STRAP AT EVERY SLPINE
(APPROX. 48" O.C.)

FINISHED ROOFING
MATERIAL

ROOFING FELT

BEAM, PURLIN, OR
WALL

VAPOR RETARDER RECOMMENDED
BY MANUFACTURER TO MEET

BUILDING CODES AND/OR
ENVIRONMENTAL CONSIDERATIONS.

CONTINUOUS SEALANT TYPICAL

48" SIMPSON LSTA STRAP AT EVERY SLPINE
(APPROX. 48" O.C.)

1 1/8" PLYWOOD

TRIMJOIST O.E.

DRYWALL

CONTINUOUS SEALANT
EACH SIDE TYPICAL

USE NAILS PER MFG.
RECOMMENDATIONS
FOR SIZE AND SPACING

HANGER PER JOIST
SIZE & TYPE

SIP ROOF
PANEL

RIDGE
BEAM

2xBLOCKING

BE
AM

 D
EP

TH
 P

ER
BE

AM
 S

C
H

ED
U

LE

2xBLOCKING

BE
AM

 D
EP

TH
 P

ER
BE

AM
 S

C
H

ED
U

LE

LARGE
BEAM

2xBLOCKING

BE
AM

 D
EP

TH
 P

ER
BE

AM
 S

C
H

ED
U

LE

SI
P 

SE
AM

LOWER SIP WALL 1 LOWER SIP WALL 2

TOP PLATETOP PLATE

1ST FLOOR
TOP PLATE

2ND FLOOR BOTTOM PLATE

1ST FLOOR
TOP PLATE

2ND FLOOR BOTTOM PLATE

MIN (3) / TYP (4)
VERTICAL 2X

COLUMN
MEMBERS UNDER

BEAM BEARING TO
FOUNDATION OR

OTHER
STRUCTURAL

MEMBER BELOW

SIP SCREW

SIP SCREW

SIP SCREW (

SIP SCREW

MEDIUM
BEAM

SIP ROOF
PANEL

OFFSET STRUCTURAL
SUPPORT MEMBER

2X MEMBER

USE NAILS PER
MANUFACTURERS
RECOMMENDATIONS
FOR SIZE AND
SPACING

SIP ROOF
PANEL

PANEL SCREWS

SEALANT
RECOMMENDED BY
MANUFACTURER

DOUBLE 2x
SPLINE
BEVEL CUT

(A) CUSTOM STEEL ANGLE
1/8"X4"X panel length. Attach w/ (2)
#10x3" STL. WOOD SCREWS
@12"O.C.

2X MEMBER

PRE-ATTACH
BLOCK TO SIP

150°

(A)

SP#2 DEADWOOD SECTIONS AS NEEDED
- FIELD FORMED

14 3/4" 3"

1-1/2"

1-1/2"

1-1/2" TYP.

BEAM, PURLIN, OR
WALL

3" 3"

2xBLOCKING

BE
AM

 D
EP

TH
 P

ER
BE

AM
 S

C
H

ED
U

LE

1ST FLOOR
TOP PLATE

2ND FLOOR BOTTOM PLATE

1ST FLOOR
TOP PLATE MEDIUM

BEAM

8" SIP ROOF
PANEL
(7.25" CORE)

2X4 FACE
BLOCKING
@16"O.C.

12

12

12
EXTEND ICE &
WATER SHIELD
FROM FASCIA 12"
MIN OVER BELL.

BRICK, AIR
SPACE, TYVEK
(O.E.),
GALVANIZED
BRICK TIES AS
PER CODE

GYPSUM BOARD

ALL CEILING
JOISTS IN JOIST
HANGERS

LEDGER BOARD SIMPSON SDS 8"
O.E. SCREW ATTACHED DOWN
INTO SIP WALL TOP SPLINE AT 8"
O.C. MAX.  THEN 12D NAILED AT
8" O.C. UP INTO ROOF SIP OSB
AND ANGLED BLOCK WITH
CONSTUCTION ADHESIVE

1X10 HARDIE
FASCIA OVER 2x8
SUB-FASCIA

HARDIE PANEL
SOFFIT

1"X FRIEZE BD.

2x8 BASED BELL
RAFTER TAIL @16"
O.C.

NOMINAL 13" SIP
SCREWS INTO
WALL TOP SPLINE
LUMBER (MIN. 1.5"
 EMBEDMENT)
SET AT 12" O.C.

8 is shown.
Adjust per
plans

ALL LEDGERS
REQUIRED
SIMPSON SDS 8"
SCREW O.E.
AT 8" O.C.
SPACING

PRECUT 2x8
BASED BELL
RAFTER TAIL

IMPORTANT NOTE:  U.N.O. ON PLANS, APPLY THESE TYPICAL SIP DETAILS
AND SPECIFIC SIP CONNECTION AND SEALING METHODS WITH
ADJUSTMENT TO MATCH EACH PROJECT TO ALL SIMILAR SIP
CONNECTIONS IN THIS PROJECT.

IMPORTANT BEAM NOTE:  U.N.O. ON PLANS, APPLY THESE
BEAM TO SIP WALL SUPPORT AND CONNECTION METHODS TO
ALL SIMILAR BEAM TO SIP CONNECTIONS IN THIS PROJECT.

STORMHAUS - ECO-HOLDING LLC 24x36 7.1.2017

These plans are produced for and are 
owned by the Listed Owner. Any 
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including any direct copying and/or 

preparation of derivative works, for any 
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transfers any ownership to the buyer, 
except for a license to use these 
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one project. Contact the Owner and 
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reproduction and copyright issues.
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OSB SKIN
FOAM CORE

DRYWALL
CONTINUOUS SEALANT
EACH SIDE TYPICAL
USE NAILS PER MFG.
RECOMMENDATIONS
FOR SIZE AND SPACING

SIP SCREW - PLACE AT 8" O.C. AT
CORNERS WITH STHD14 ANCHORS,
OTHERWISE USE 12"O.C.

SIP WALL CORNER

OSB SKIN

VENEER OVER
MOISTURE
BARRIER

GASKET TYPE SEAL AND
VAPOR RETARDER
RECOMMENDED BY SIP
MANUFACTURER.

SEALANT
RECOMMENDED BY
MANUFACTURER

CONTINUOUS SEALANT
EACH SIDE, AND ROOF
PANEL 2x JOINT

USE NAILS  SIZE
AND SPACING
PER SIP OEM .

SIP ROOF PANEL

DRYWALL

BEVELED 2x TOP PLATE
SIP WALL PANEL

MEMBRANE ROOFING SYSTEM
SIP SCREWS WITH
NEO-WASHERS

TAPER
CUT TOP
PLATES

SIP ROOF TO SIP WALL

VAPOR RETARDER
RECOMMENDED BY
MANUFACTURER TO
MEET BUILDING CODES
AND/OR
ENVIRONMENTAL
CONSIDERATIONS.

SEALANT
RECOMMENDED BY
MANUFACTURER

CONTINUOUS SEALANT
EACH SIDE, AND ROOF
PANEL 2x JOINT

USE NAILS PER
MANUFACTURERS
RECOMMENDATIONS
FOR SIZE AND
SPACING.

FINISHED ROOFING
MATERIAL

PANEL SCREW

SIP ROOF
PANEL

DRYWALL

ROOFING FELT

BEVELED 2x
TOP PLATE

SIP ROOF TO 2X WALL

SI
P 

W
AL

L

SIP WALL TO
FOUNDATION

5/8" x12" J-Bolt with 2" washer
@<48"o.c. starting 6" from
corners. Cut EPS to fit bolt & nut

1. Both SIP OSB Skins must
rest on foundation. Locate
bottom plate 1/2" inside of
foundation edge so OSB is
supported by concrete or
decking.
2. Use of TERM sill gasket tape
or similar to seal and and to
provide capillary break under
SIP OSB Skin and bottom plate.

SIP WALL TO FLOOR JOIST

1-1/8" T&G Plywood Typ.

Top Flange Joist
Hanger

1st
Floor
Wall

2nd
Floor
Wall

1st
Floor
Wall

SEALING AT TOP
FLANGE HANGERS
1. Notch Top Plate 1/8" at
each hanger for Hanger
top flange thickness
2. Install continuous
sealant or sill gasket at all
exterior walls above and
below decking

48" Simpson
CS14 strap
O.E.@ 24"o.c.

JOIST PER PLAN

1 7/16"
3"

1 7/16" 6" (TYP.)

8d box (0.113) nails @ 6" O.C. both
sides of panel joint or equivalent.
Typical each side of panel.

SIP Tape or equivalent
vapor retarder located
interior or exterior
per climate conditions
or code requirement.

SEALANT
continous bead on each side.

SIP panels
10d box (0.128) nails @ 6" o.c.
two rows staggered.

Factory electrical chase.

Continuous
Double 2X spline Sealant

1/2" diameter continous bead.

DOUBLE 2X SPLINE

CEILING ATTIC DECKING
FRAMING TO SIP WALL

SIP
Wall

USE PER PLAN ONLY - FOR LIGHT ATTIC STORAGE
(20 PSF LL / 10 PSF DL, NOT OCCUPIED)

ATTIC DECKING (3/4" PLYWOOD TYP.)

JOIST
HANGER 2X8 CEILING JOIST

2X12 LEDGER BOARD ATTACHED TO SIP
OSB WITH CONSTRUCTION ADHESIVE AND
4 ROWS OF 10D NAILS ON 3" GRID.

12'-6" MAXIMUM JOIST SPAN TO NEXT
SUPPORT (WALL OR BEAM)

2X SPLINE

TYPE 3W (WALL)
TYPE 3R (ROOF)

TYPE 4W (WALL)
TYPE 4R (ROOF)

TYPE 5W (WALL)
TYPE 5R (ROOF)

TYPE 1W (WALL) TYPE 2W (WALL)

TYPE 6R (WALL)
TYPE 6R (ROOF)

5
1_
2
"

3_
4
"

1
1_
2
" 1

1_
2
"

3"

1
1_
2
"

3_
4
"

1
1_
2
"

1
1_
2
"1

1_
2
"

1
1_
2
" 1

1_
2
"

3"

3_
4
"

3_
4
"

1
1_
2
"1
1_
2
" 1

1_
2
"1
1_
2
"

1
1_
2
"1
1_
2
" 1

1_
2
"
3"
1
1_
2
"

3"

1
1_
2
"

OSB SPLINES: (2) 7/16" X 3" WIDE
CENTERED (1.5" ON EACH SIDE). APPLY
CONTINUOUS DO-ALL-PLY SEALANT ADHESIVE
AT ALL FACES AND JOINTS, THEN FASTEN WITH
8D COMMON OR 1-1/4" COARSE-THREAD
DRYWALL SCREWS @ 6" O.C. (DETAIL PER
GENERAL PANEL, GRENADA, MS FACTORY
http://www.sipsproducts.com/details.pdf)

SIP SPLINE CONNECTION METHODS
(USE PER PLAN)

SIP
WALL
PANEL

SIP
WALL
PANEL

SIP
WALL
PANEL

SIP
WALL
PANEL

SIP
WALL
PANEL

SIP
WALL
PANEL

SIP
WALL
PANEL

SIP
WALL
PANEL

BLOCK SPLINE: (1) SIP 3" BLOCK SPLINE
(TYP. WIDTH AS PROVIDED BY SIP
MANUFACTURER) CENTERED (1.5" ON EACH
SIDE). APPLY CONTINUOUS DO-ALL-PLY
SEALANT ADHESIVE AT ALL FACES AND JOINTS,
FASTEN WITH 8D COMMON OR 1-1/4"
COARSE-THREAD DRYWALL SCREWS @ 6" O.C.

SIP
WALL
PANEL

SIP
WALL
PANEL

LUMBER SPLINE: (1) 2X SYP SPLINE (WIDTH TO
MATCH EPS CORE, CENTERED (3/4" ON EACH
SIDE). APPLY CONTINUOUS DO-ALL-PLY
SEALANT ADHESIVE AT ALL FACES AND JOINTS,
FASTEN WITH 8D COMMON OR 1-1/4"
COARSE-THREAD DRYWALL SCREWS @ 6" O.C.

DOUBLE LUMBER SPLINE: TYPICALLY UNDER
BEAM POCKET. (2) 2X SYP SPLINES (WIDTH TO
MATCH EPS CORE, CENTERED (1.5" ON EACH
SIDE). APPLY CONTINUOUS DO-ALL-PLY
SEALANT ADHESIVE AT ALL FACES AND JOINTS,
FASTEN SPLINES TO EACH OTHER WITH 8D
NAILS ON 3"X3" GRID, FASTEN OSB SKIN WITH
8D COMMON OR 1-1/4" COARSE-THREAD
DRYWALL SCREWS @ 6"O.C.

GLULAMINATED COLUMN SPLINE: TYPICALLY
UNDER BEAM POCKET. SIZE IS 3.5"X3.5 OR
5.5"X3.5" ENGINEERED WOOD GLULAM COLUMN
(WIDTH TO MATCH EPS CORE, CENTERED
(1.75" ON EACH SIDE). APPLY CONTINUOUS
DO-ALL-PLY SEALANT ADHESIVE AT ALL
FACES AND JOINTS, FASTEN OSB SKIN WITH
8D COMMON OR 1-1/4" COARSE-THREAD
DRYWALL SCREWS @ 6"O.C.

COMPOSITE GLULAMINATED COLUMN SPLINE:
TYPICALLY UNDER LARGE BEAM. GLULAM SIZE
PER PLANS, LUMBER ON EACH SIDE TO MATCH
EPS CORE (1.5" ON EACH SIDE PLUS GLULAM
WIDTH). APPLY CONTINUOUS DO-ALL-PLY
SEALANT ADHESIVE AT ALL FACES AND JOINTS,
FASTEN OSB SKIN WITH 8D COMMON OR
1-1/4" COARSE-THREAD DRYWALL SCREWS @
6"O.C.

APPLY 2 CONTINUOUS BEADS OF
DO-ALL-PLY SEALANT ADHESIVE AT ALL
FACES, AND AN ADDITIONAL BEAD AT ALL
CORNER JOINTS.

APPLY 2 CONTINUOUS BEADS OF
DO-ALL-PLY SEALANT ADHESIVE
AT ALL FACES, AND AN
ADDITIONAL BEAD AT ALL CORNER
JOINTS.

REQUIRED 2X6 ON
EACH SIDE OF
BEAM WITH
CONTINUOUS
ADHESIVE AT ALL
FACES AND
JOINTS, FASTEN
WITH 10D OR 2.5"
STRUCTURAL WOOD
SCREWS STAGGER
@ 6"O.C. CLOSE
BOTTOM WITH TRIM
OR GYPSUM

ENGINEER TO DETERMINE SPANS AND SUPPORTS!

STORMHAUS - ECO-HOLDING LLC 24x36 7.1.2017
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UNO GREEN will typically indicate sustainable materials or systems

Note: Colors/Keys are subject to change, and due to design changes 
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 1 1/2" = 1'-0"1 SIP WALL CORNER

 1 1/2" = 1'-0"2 SIP ROOF TO SIP WALL

 1 1/2" = 1'-0"3 SIP ROOF TO 2X WALL

 1 1/2" = 1'-0"4 SIP TO PERIMETER BEAM

 1 1/2" = 1'-0"5 SIP WALL TO FLOOR JOIST

 1 1/2" = 1'-0"6 DOUBLE 2X SPLINE
 1 1/2" = 1'-0"7 ATTIC CEILING FRAMING

 1 1/2" = 1'-0"8 SPLINE DETAILS 11/2/20211 Reissue set; No changes on page



NOTE:
FOR CONSTRUCTION STAKING
SCHEDULING OR QUOTATIONS
PLEASE CONTACT ALEX ABAYA
AT LEA & BRAZE ENGINEERING
(510)887-4086 EXT 116.
aabaya@leabraze.com

CUBIC YARDS WITHIN BUILDING
FOOTPRINT

OUTSIDE
BUILDING

FOOTPRINT
TOTAL CUBIC

YARDS

CUT 665
FILL 20
EXPORT 645
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STORMWATER POLLUTION PREVENTION NOTES 1) STORE, HANDLE, AND DISPOSE OF CONSTRUCTION MATERIALS AND WASTES PROPERLY, SO AS TO PREVENT THEIR CONTACT WITH STORMWATER. 2) CONTROL AND PREVENT THE DISCHARGE OF ALL POTENTIAL POLLUTANTS, INCLUDING SOLID WASTES, PAINTS, CONCRETE, PETROLEUM PRODUCTS, CHEMICALS, WASH WATER OR SEDIMENT, AND NON-STORMWATER DISCHARGES TO STORM DRAINS AND WATER COURSES. 3) USE SEDIMENT CONTROL OR FILTRATION TO REMOVE SEDIMENT FROM DEWATERING EFFLUENT. 4) AVOID CLEANING, FUELING, OR MAINTAINING VEHICLES ON SITE, EXCEPT IN A DESIGNATED AREA IN WHICH RUNOFF IS CONTAINED AND TREATED. 5) DELINEATE CLEARING LIMITS, EASEMENTS, SETBACKS, SENSITIVE OR CRITICAL AREAS, BUFFER ZONES, TREES AND DISCHARGE COURSE WITH FIELD MARKERS. 6) PROTECT ADJACENT PROPERTIES AND UNDISTURBED AREAS FROM CONSTRUCTION IMPACTS USING VEGETATIVE BUFFER STRIPS, SEDIMENT BARRIERS OF FILTERS, DIKES, MULCHING, OR OTHER MEASURES AS APPROPRIATE. 7) PERFORM CLEARING AND EARTH MOVING ACTIVITIES DURING DRY WEATHER TO THE MAXIMUM EXTENT PRACTICAL. 8) LIMIT AND TIME APPLICATIONS OF PESTICIDES AND FERTILIZERS TO PREVENT POLLUTED RUNOFF. 9) LIMIT CONSTRUCTION ACCESS ROUTES AND STABILIZE DESIGNATED ACCESS POINTS. 10) AVOID TRACKING DIRT OR MATERIALS OFF-SITE; CLEAN OFF-SITE PAVED AREAS AND SIDEWALKS USING DRY SWEEPING METHODS TO THE MAXIMUM EXTENT PRACTICAL. SUPPLEMENTAL MEASURES A.  THE PHRASE "NO DUMPING - DRAINS TO BAY" OR EQUALLY EFFECTIVE PHRASE MUST BE LABELED ON STORM DRAIN INLETS (BY STENCILING, BRANDING, OR PLAQUES) TO ALERT THE PUBLIC TO THE DESTINATION OF STORM WATER AND TO PREVENT DIRECT DISCHARGE OF POLLUTANTS INTO THE STORM DRAIN. B.  USING FILTRATION MATERIALS ON STORM DRAIN COVERS TO REMOVE SEDIMENT FROM DEWATERING EFFLUENT. C.  STABILIZING ALL DENUDED AREAS AND MAINTAINING EROSION CONTROL MEASURES CONTINUOUSLY FROM OCTOBER 15 AND APRIL 15. D.  REMOVING SPOILS PROMPTLY, AND AVOID STOCKPILING OF FILL MATERIALS, WHEN RAIN IS FORECAST.  IF RAIN THREATENS, STOCKPILED SOILS AND OTHER MATERIALS SHALL BE COVERED WITH A TARP OR OTHER WATERPROOF MATERIAL. E.  STORING, HANDLING, AND DISPOSING OF CONSTRUCTION MATERIALS AND WASTES SO AS TO AVOID THEIR ENTRY TO THE STORM DRAIN SYSTEMS OR WATER BODY. F.  AVOIDING CLEANING, FUELING, OR MAINTAINING VEHICLES ON-SITE, EXCEPT IN AN AREA DESIGNATED TO CONTAIN AND TREAT RUNOFF.
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NOTE: THESE NOTES ARE INTENDED TO BE USED AS A GENERAL GUIDELINE. THE REFERENCED SOILS REPORT FOR THE PROJECT AND GOVERNING AGENCY GRADING ORDINANCE SHALL SUPERSEDE THESE NOTES. THE SOILS ENGINEER MAY MAKE ON-SITE RECOMMENDATIONS DURING GRADING OPERATIONS.
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GENERAL NOTES ALL GENERAL NOTES, SHEET NOTES, AND LEGEND NOTES FOUND IN THESE DOCUMENTS SHALL APPLY TYPICALLY THROUGHOUT. IF INCONSISTENCIES ARE FOUND IN THE VARIOUS NOTATIONS, NOTIFY THE ENGINEER IMMEDIATELY IN WRITING REQUESTING CLARIFICATION. THESE DRAWINGS AND THEIR CONTENT ARE AND SHALL REMAIN THE PROPERTY OF LEA AND BRAZE ENGINEERING, INC. WHETHER THE PROJECT FOR WHICH THEY ARE PREPARED IS EXECUTED OR NOT. THEY ARE NOT TO BE USED BY ANY PERSONS ON OTHER PROJECTS OR EXTENSIONS OF THE PROJECT EXCEPT BY AGREEMENT IN WRITING AND WITH APPROPRIATE COMPENSATION TO THE ENGINEER. ALL WORK SHALL COMPLY WITH APPLICABLE CODES AND TRADE STANDARDS WHICH GOVERN EACH PHASE OF WORK INCLUDING, BUT NOT LIMITED TO, CALIFORNIA MECHANICAL CODE, CALIFORNIA PLUMBING CODE, CALIFORNIA ELECTRICAL CODE, CALIFORNIA FIRE CODE, CALTRANS STANDARDS AND SPECIFICATIONS, AND ALL APPLICABLE STATE AND/OR LOCAL CODES AND/OR LEGISLATION. IT IS THE RESPONSIBILITY OF THE CONTRACTOR AND ALL SUBCONTRACTORS TO CHECK AND VERIFY ALL CONDITIONS, DIMENSIONS, LINES AND LEVELS INDICATED. PROPER FIT AND ATTACHMENT OF ALL PARTS IS REQUIRED. SHOULD THERE BE ANY DISCREPANCIES, IMMEDIATELY NOTIFY THE ENGINEER FOR CORRECTION OR ADJUSTMENT THE EVENT OF FAILURE TO DO SO, THE CONTRACTOR SHALL BE RESPONSIBLE FOR CORRECTION OF ANY ERROR. ALL DIMENSIONS AND CONDITIONS SHALL BE CHECKED AND VERIFIED ON THE JOB BY EACH SUBCONTRACTOR BEFORE HE/SHE BEGINS HIS/HER WORK. ANY ERRORS, OMISSION, OR DISCREPANCIES SHALL BE BROUGHT TO THE ATTENTION OF THE OWNER/CONTRACTOR BEFORE CONSTRUCTION BEGINS. COMMENCEMENT OF WORK BY THE CONTRACTOR AND/OR ANY SUBCONTRACTOR SHALL INDICATE KNOWLEDGE AND ACCEPTANCE OF ALL CONDITIONS DESCRIBED IN THESE CONSTRUCTION DOCUMENTS, OR EXISTING ON SITE, WHICH COULD AFFECT THEIR WORK. WORK SEQUENCE IN THE EVENT ANY SPECIAL SEQUENCING OF THE WORK IS REQUIRED BY THE OWNER OR THE CONTRACTOR, THE CONTRACTOR SHALL ARRANGE A CONFERENCE BEFORE ANY SUCH WORK IS BEGUN. SITE EXAMINATION: THE CONTRACTOR AND ALL SUBCONTRACTORS SHALL THOROUGHLY EXAMINE THE SITE AND FAMILIARIZE HIM/HERSELF WITH THE CONDITIONS UNDER WHICH THE WORK IS TO BE PERFORMED. THE CONTRACTOR SHALL VERIFY AT THE SITE ALL MEASUREMENTS AFFECTING HIS/HER WORK AND SHALL BE RESPONSIBLE FOR THE CORRECTIONS OF THE SAME. NO EXTRA COMPENSATION WILL BE ALLOWED TO THE CONTRACTOR FOR EXPENSES DUE TO HIS/HER NEGLECT TO EXAMINE, OR FAILURE TO DISCOVER, CONDITIONS WHICH AFFECT HIS/HER WORK. LEA AND BRAZE ENGINEERING, INC. EXPRESSLY RESERVES ITS COMMON LAW COPYRIGHT AND OTHER PROPERTY RIGHTS IN THESE PLANS. THESE PLANS ARE NOT TO BE REPRODUCED, CHANGED OR COPIED IN ANY FORM OR MANNER WHATSOEVER, NOR ARE THEY TO BE ASSIGNED TO A THIRD PARTY WITHOUT FIRST OBTAINING THE WRITTEN PERMISSION AND CONSENT OF LEA AND BRAZE ENGINEERING, INC. IN THE EVENT OF UNAUTHORIZED REUSE OF THESE PLANS BY A THIRD PARTY, THE THIRD PARTY SHALL HOLD HARMLESS LEA AND BRAZE ENGINEERING, INC. CONSTRUCTION IS ALWAYS LESS THAN PERFECT SINCE PROJECTS REQUIRE THE COORDINATION AND INSTALLATION OF MANY INDIVIDUAL COMPONENTS BY VARIOUS CONSTRUCTION INDUSTRY TRADES. THESE DOCUMENTS CANNOT PORTRAY ALL COMPONENTS OR ASSEMBLIES EXACTLY. IT IS THE INTENTION OF THESE ENGINEERING DOCUMENTS THAT THEY REPRESENT A REASONABLE STANDARD OF CARE IN THEIR CONTENT. IT IS ALSO PRESUMED BY THESE DOCUMENTS THAT CONSTRUCTION REVIEW SERVICES WILL BE PROVIDED BY THE ENGINEER. SHOULD THE OWNER NOT RETAIN THE ENGINEER TO PROVIDE SUCH SERVICES, OR SHOULD HE/SHE RETAIN THE ENGINEER TO PROVIDE ONLY PARTIAL OR LIMITED SERVICES, THEN IT SHALL BE THE OWNER'S AND CONTRACTOR'S RESPONSIBILITY TO FULLY RECOGNIZE AND PROVIDE THAT STANDARD OF CARE. IF THE OWNER OR CONTRACTOR OBSERVES OR OTHERWISE BECOMES AWARE OF ANY FAULT OR DEFECT IN THE PROJECT OR NONCONFORMANCE WITH THE CONTRACT DOCUMENTS, PROMPT WRITTEN NOTICE THEREOF SHALL BE GIVEN BY THE OWNER AND/OR CONTRACTOR TO THE ENGINEER. THE ENGINEER SHALL NOT HAVE CONTROL OF OR CHARGE OF AND SHALL NOT BE RESPONSIBLE FOR CONSTRUCTION MEANS, METHODS, TECHNIQUES, SEQUENCES, OR PROCEDURES, OR FOR SAFETY PRECAUTIONS AND PROGRAMS IN CONNECTION WITH THE WORK, FOR THE ACTS OR OMISSIONS OF THE CONTRACTOR, SUBCONTRACTORS, OR ANY OTHER PERSONS PERFORMING ANY OF THE WORK, OR FOR THE FAILURE OF ANY OF THEM TO CARRY OUT THE WORK IN ACCORDANCE WITH THE CONTRACT DOCUMENTS. SITE PROTECTION PROTECT ALL LANDSCAPING THAT IS TO REMAIN. ANY DAMAGE OR LOSS RESULTING FROM EXCAVATION, GRADING, OR CONSTRUCTION WORK SHALL BE CORRECTED OR REPLACED BY THE CONTRACTOR AT NO ADDITIONAL COST TO THE OWNER. THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE LOCATION OF ALL EXISTING SITE UTILITIES AND SHALL COORDINATE THEIR REMOVAL OR MODIFICATIONS (IF ANY) TO AVOID ANY INTERRUPTION OF SERVICE TO ADJACENT AREAS. THE GENERAL CONTRACTOR SHALL INFORM HIM/HERSELF OF MUNICIPAL REGULATIONS AND CARRY OUT HIS/HER WORK IN COMPLIANCE WITH ALL FEDERAL AND STATE REQUIREMENTS TO REDUCE FIRE HAZARDS AND INJURIES TO THE PUBLIC.
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GRADING & DRAINAGE NOTES: 1.   SCOPE OF WORK SCOPE OF WORK THESE SPECIFICATIONS AND APPLICABLE PLANS PERTAIN TO AND INCLUDE ALL SITE GRADING AND EARTHWORK ASSOCIATED WITH THE PROJECT INCLUDING, BUT NOT LIMITED TO THE FURNISHING OF ALL LABOR, TOOLS AND EQUIPMENT NECESSARY FOR SITE CLEARING AND GRUBBING, SITE PREPARATION, DISPOSAL OF EXCESS OR UNSUITABLE MATERIAL, STRIPPING, KEYING, EXCAVATION, OVER EXCAVATION, RECOMPACTION PREPARATION FOR SOIL RECEIVING FILL, PAVEMENT, FOUNDATION OF SLABS, EXCAVATION, IMPORTATION OF ANY REQUIRED FILL MATERIAL, PROCESSING, PLACEMENT AND COMPACTION OF FILL AND SUBSIDIARY WORK NECESSARY TO COMPLETE THE GRADING TO CONFORM TO THE LINES, GRADING AND SLOPE SHOWN ON THE PROJECT GRADING PLANS. 2.   GENERAL GENERAL A. ALL SITE GRADING AND EARTHWORK SHALL CONFORM TO THE RECOMMENDATIONS OF THESE SPECIFICATIONS, THE GEOTECHNICAL ENGINEER AND THE COUNTY OF SAN MATEO. B. ALL FILL MATERIALS SHALL BE DENSIFIED SO AS TO PRODUCE A DENSITY NOT LESS THAN 90% RELATIVE COMPACTION BASED UPON ASTM TEST DESIGNATION D1557. FIELD DENSITY TEST WILL BE PERFORMED IN ACCORDANCE WITH ASTM TEST DESIGNATION 2922 AND 3017. THE LOCATION AND FREQUENCY OF THE FIELD DENSITY TEST WILL BE AS DETERMINED BY THE SOIL ENGINEER. THE RESULTS OF THESE TEST AND COMPLIANCE WITH THE SPECIFICATIONS WILL BE THE BASIS UPON WHICH SATISFACTORY COMPLETION OF THE WORK WILL BE JUDGED BY THE SOIL ENGINEER. ALL CUT AND FILL SLOPES SHALL BE CONSTRUCTED AS SHOWN ON PLANS, BUT NO STEEPER THAN TWO (2) HORIZONTAL TO ONE (1) VERTICAL. C. THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE SATISFACTORY COMPLETION OF ALL THE EARTHWORK IN ACCORDANCE WITH THESE PLANS AND SPECIFICATIONS. NO DEVIATION FROM THESE SPECIFICATIONS SHALL BE MADE EXCEPT UPON WRITTEN APPROVAL BY THE SOILS ENGINEER. BOTH CUT AND FILL AREAS SHALL BE SURFACE COMPLETED TO THE SATISFACTION OF THE SOILS ENGINEER AT THE CONCLUSION OF ALL GRADING OPERATIONS AND PRIOR TO FINAL ACCEPTANCE. THE CONTRACTOR SHALL NOTIFY THE SOILS ENGINEER AT LEAST TWO (2) WORKING DAYS PRIOR TO DOING ANY SITE GRADING AND EARTHWORK INCLUDING CLEARING. 3.   CLEARING AND GRUBBING CLEARING AND GRUBBING A. THE CONTRACTOR SHALL ACCEPT THE SITE IN ITS PRESENT CONDITION. ALL EXISTING PUBLIC IMPROVEMENTS SHALL BE PROTECTED. ANY IMPROVEMENTS DAMAGED SHALL BE REPLACED BY THE CONTRACTOR AS DIRECTED BY THE LOCAL JURISDICTION WITH NO EXTRA COMPENSATION. B. ALL ABANDONED BUILDINGS AND FOUNDATIONS, TREE (EXCEPT THOSE SPECIFIED TO REMAIN FOR LANDSCAPING PURPOSES), FENCES, VEGETATION AND ANY SURFACE DEBRIS SHALL BE REMOVED AND DISPOSED OF OFF THE SITE BY THE CONTRACTOR. C. ALL ABANDONED SEPTIC TANKS AND ANY OTHER SUBSURFACE STRUCTURES EXISTING IN PROPOSED DEVELOPMENT AREAS SHALL BE REMOVED PRIOR TO ANY GRADING OR FILL OPERATION. ALL APPURTENANT DRAIN FIELDS AND OTHER CONNECTING LINES MUST ALSO BE TOTALLY REMOVED. D. ALL ABANDONED UNDERGROUND IRRIGATION OR UTILITY LINES SHALL BE REMOVED OR DEMOLISHED. THE APPROPRIATE FINAL DISPOSITION OF SUCH LINES DEPEND UPON THEIR DEPTH AND LOCATION AND THE METHOD OF REMOVAL OR DEMOLITION SHALL BE DETERMINED BY THE SOILS ENGINEER. ONE OF THE FOLLOWING METHODS WILL BE USED: (1) EXCAVATE AND TOTALLY REMOVE THE UTILITY LINE FROM THE TRENCH. (2) EXCAVATE AND CRUSH THE UTILITY LINE IN THE TRENCH. (3) CAP THE ENDS OF THE UTILITY LINE WITH CONCRETE TO PREVENT THE ENTRANCE OF WATER. THE LOCATIONS AT WHICH THE UTILITY LINE WILL BE CAPPED WILL BE DETERMINED BY THE UTILITY DISTRICT ENGINEER. THE LENGTH OF THE CAP SHALL NOT BE LESS THAN FIVE FEET, AND THE CONCRETED MIX EMPLOYED SHALL HAVE MINIMUM SHRINKAGE. 4.   SITE PREPARATION AND STRIPPING SITE PREPARATION AND STRIPPING A. ALL SURFACE ORGANICS SHALL BE STRIPPED AND REMOVED FROM BUILDING PADS, AREAS TO RECEIVE COMPACTED FILL AND PAVEMENT AREAS. B. UPON THE COMPLETION OF THE ORGANIC STRIPPING OPERATION, THE GROUND SURFACE (NATIVE SOIL SUBGRADE) OVER THE ENTIRE AREA OF ALL BUILDING PADS, STREET AND PAVEMENT AREAS AND ALL AREAS TO RECEIVE COMPACTED FILL SHALL BE PLOWED OR SCARIFIED UNTIL THE SURFACE IS FREE OF RUTS, HUMMOCKS OR OTHER UNEVEN FEATURES WHICH MAY INHIBIT UNIFORM SOIL COMPACTION. THE GROUND SURFACE SHALL THEN BE DISCED OR BLADED TO A DEPTH OF AT LEAST 6 INCHES. UPON ENGINEER'S SATISFACTION, THE NEW SURFACE SHALL BE WATER CONDITIONED AND RECOMPACTED PER REQUIREMENTS FOR COMPACTING FILL MATERIAL. 5.   EXCAVATION EXCAVATION A. UPON COMPLETION OF THE CLEARING AND GRUBBING, SITE PREPARATION AND STRIPPING, THE CONTRACTOR SHALL MAKE EXCAVATIONS TO LINES AND GRADES NOTED ON THE PLAN. WHERE REQUIRED BY THE SOILS ENGINEER, UNACCEPTABLE NATIVE SOILS OR UNENGINEERED FILL SHALL BE OVER EXCAVATED BELOW THE DESIGN GRADE. SEE PROJECT SOILS REPORT FOR DISCUSSION OF OVER EXCAVATION OF THE UNACCEPTABLE MATERIAL. RESULTING GROUND LINE SHALL BE SCARIFIED, MOISTURE-CONDITIONED AND RECOMPACTED AS SPECIFIED IN SECTION 4 OF THESE SPECIFICATIONS. COMPACTED FILL MATERIAL SHALL BE PLACED TO BRING GROUND LEVEL BACK TO DESIGN GRADE. B. EXCAVATED MATERIALS SUITABLE FOR COMPACTED FILL MATERIAL SHALL BE UTILIZED IN MAKING THE REQUIRED COMPACTED FILLS. THOSE NATIVE MATERIALS CONSIDERED UNSUITABLE BY THE SOILS ENGINEER SHALL BE DISPOSED OF OFF THE SITE BY THE CONTRACTOR. 6.    PLACING, SPREADING AND COMPACTING FILL MATERIAL PLACING, SPREADING AND COMPACTING FILL MATERIAL A. FILL MATERIALS  THE MATERIALS PROPOSED FOR USE AS COMPACTED FILL SHALL BE APPROVED BY THE SOILS ENGINEER BEFORE COMMENCEMENT OF GRADING OPERATIONS. THE NATIVE MATERIAL IS CONSIDERED SUITABLE FOR FILL; HOWEVER, ANY NATIVE MATERIAL DESIGNATED UNSUITABLE BY THE SOILS ENGINEER SHALL BE REMOVED FROM THE SITE BY THE CONTRACTOR. ANY IMPORTED MATERIAL SHALL BE APPROVED FOR USE BY THE SOILS ENGINEER, IN WRITING, BEFORE BEING IMPORTED TO THE SITE AND SHALL POSSESS SUFFICIENT FINES TO PROVIDE A COMPETENT SOIL MATRIX AND SHALL BE FREE OF VEGETATIVE AND ORGANIC MATTER AND OTHER DELETERIOUS MATERIALS. ALL FILL VOIDS SHALL BE FILLED AND PROPERLY COMPACTED. NO ROCKS LARGER THAN THREE INCHES IN DIAMETER SHALL BE PERMITTED. B. FILL CONSTRUCTION   THE SOILS ENGINEER SHALL APPROVE THE NATIVE SOIL SUBGRADE BEFORE PLACEMENT OF ANY COMPACTED FILL MATERIAL. UNACCEPTABLE NATIVE SOIL SHALL BE REMOVED AS DIRECTED BY THE SOILS ENGINEER. THE RESULTING GROUND LINE SHALL BE SCARIFIED MOISTURE CONDITIONED AND RECOMPACTED AS SPECIFIED IN SECTION 4 OF THESE SPECIFICATIONS. COMPACTED FILL MATERIAL SHALL BE PLACED TO BRING GROUND LEVEL BACK TO DESIGN GRADE. GROUND PREPARATION SHALL BE FOLLOWED CLOSELY BY FILL PLACEMENT TO PREVENT DRYING OUT OF THE SUBSOIL BEFORE PLACEMENT OF THE FILL. THE APPROVED FILL MATERIALS SHALL BE PLACED IN UNIFORM HORIZONTAL LAYERS NO THICKER THAN 8" IN LOOSE THICKNESS. LAYERS SHALL BE SPREAD EVENLY AND SHALL BE THOROUGHLY BLADE MIXED DURING THE SPREADING TO ENSURE UNIFORMITY OF MATERIAL IN EACH LAYER. THE SCARIFIED SUBGRADE AND FILL MATERIAL SHALL BE MOISTURE CONDITIONED TO AT LEAST OPTIMUM MOISTURE. WHEN THE MOISTURE CONTENT OF THE FILL IS BELOW THAT SPECIFIED, WATER SHALL BE ADDED UNTIL THE MOISTURE DURING THE COMPACTION PROCESS. WHEN THE MOISTURE CONTENT OF THE FILL IS ABOVE THAT SPECIFIED, THE FILL MATERIAL SHALL BE AERATED BY BLADING OR OTHER SATISFACTORY METHODS UNTIL THE MOISTURE CONTENT IS AS SPECIFIED. AFTER EACH LAYER HAS BEEN PLACED, MIXED, SPREAD EVENLY AND MOISTURE CONDITIONED, IT SHALL BE COMPACTED TO AT LEAST THE SPECIFIED DENSITY.    THE FILL OPERATION SHALL BE CONTINUED IN COMPACTED LAYERS AS SPECIFIED ABOVE UNTIL THE FILL HAS BEEN BROUGHT TO THE FINISHED SLOPES AND GRADES AS SHOWN ON THE PLANS. NO LAYER SHALL BE ALLOWED TO DRY OUT BEFORE SUBSEQUENT LAYERS ARE PLACED. COMPACTION EQUIPMENT SHALL BE OF SUCH DESIGN THAT IT WILL BE ABLE TO COMPACT THE FILL TO THE SPECIFIED MINIMUM COMPACTION WITHIN THE SPECIFIED MOISTURE CONTENT RANGE. COMPACTION OF EACH LAYER SHALL BE CONTINUOUS OVER ITS ENTIRE AREA UNTIL THE REQUIRED MINIMUM DENSITY HAS BEEN OBTAINED. 7.   CUT OR FILL SLOPES CUT OR FILL SLOPES ALL CONSTRUCTED SLOPES, BOTH CUT AND FILL, SHALL BE NO STEEPER THAN 2 TO 1 (HORIZONTAL TO VERTICAL). DURING THE GRADING OPERATION, COMPACTED FILL SLOPES SHALL BE OVERFILLED BY AT LEAST ONE FOOT HORIZONTALLY AT THE COMPLETION OF THE GRADING OPERATIONS, THE EXCESS FILL EXISTING ON THE SLOPES SHALL BE BLADED OFF TO CREATE THE FINISHED SLOPE EMBANKMENT. ALL CUT AND FILL SLOPES SHALL BE TRACK WALKED AFTER BEING BROUGHT TO FINISH GRADE AND THEN BE PLANTED WITH EROSION CONTROL SLOPE PLANTING. THE SOILS ENGINEER SHALL REVIEW ALL CUT SLOPES TO DETERMINE IF ANY ADVERSE GEOLOGIC CONDITIONS ARE EXPOSED. IF SUCH CONDITIONS DO OCCUR, THE SOILS ENGINEER SHALL RECOMMEND THE APPROPRIATE MITIGATION MEASURES AT THE TIME OF THEIR DETECTION. 8.   SEASONAL LIMITS AND DRAINAGE CONTROL  SEASONAL LIMITS AND DRAINAGE CONTROL  FILL MATERIALS SHALL NOT BE PLACED, SPREAD OR COMPACTED WHILE IT IS AT AN UNSUITABLY HIGH MOISTURE CONTENT OR DURING OTHERWISE UNFAVORABLE CONDITIONS. WHEN THE WORK IS INTERRUPTED FOR ANY REASON THE FILL OPERATIONS SHALL NOT BE RESUMED UNTIL FIELD TEST PERFORMED BY THE SOILS ENGINEER INDICATE THAT THE MOISTURE CONDITIONS IN AREAS TO BE FILLED ARE AS PREVIOUSLY SPECIFIED. ALL EARTH MOVING AND WORKING OPERATIONS SHALL BE CONTROLLED TO PREVENT WATER FROM RUNNING INTO EXCAVATED AREAS. ALL EXCESS WATER SHALL BE PROMPTLY REMOVED AND THE SITE KEPT DRY.          9.   DUST CONTROL    DUST CONTROL    THE CONTRACTOR SHALL TAKE ALL STEPS NECESSARY FOR THE ALLEVIATION OR PREVENTION OF ANY DUST NUISANCE ON OR ABOUT THE SITE CAUSED BY THE CONTRACTOR'S OPERATION EITHER DURING THE PERFORMANCE OF THE GRADING OR RESULTING FROM THE CONDITION IN WHICH THE CONTRACTOR LEAVES THE SITE. THE CONTRACTOR SHALL ASSUME ALL LIABILITY INCLUDING COURT COST OF CO-DEFENDANTS FOR ALL CLAIMS RELATED TO DUST OR WIND-BLOWN MATERIALS ATTRIBUTABLE TO HIS WORK. COST FOR THIS ITEM OF WORK IS TO BE INCLUDED IN THE EXCAVATION ITEM AND NO ADDITIONAL COMPENSATION SHALL BE ALLOWED. 10.  INDEMNITY                                                INDEMNITY                                                THE CONTRACTOR WILL HOLD HARMLESS, INDEMNIFY AND DEFEND THE ENGINEER, THE OWNER AND HIS CONSULTANTS AND EACH OF THEIR OFFICERS AND EMPLOYEES AND AGENTS, FROM ANY AND ALL LIABILITY CLAIMS, LOSSES OR DAMAGE ARISING OR ALLEGED TO HEREIN, BUT NOT INCLUDING THE SOLE NEGLIGENCE OF THE OWNER, THE ARCHITECT, THE ENGINEER AND HIS CONSULTANTS AND EACH OF THEIR OFFICERS AND EMPLOYEES AND AGENTS. 11.  SAFETY      SAFETY      IN ACCORDANCE WITH GENERALLY ACCEPTED CONSTRUCTION PRACTICES, THE CONTRACTOR WILL BE SOLELY AND COMPLETELY RESPONSIBLE FOR CONDITIONS OF THE JOB SITE. INCLUDING SAFETY OF ALL PERSONS AND PROPERTY DURING PERFORMANCE OF THE WORK. THIS REQUIREMENT WILL APPLY CONTINUOUSLY AND NOT BE LIMITED TO NORMAL WORKING HOURS. THE DUTY OF THE ENGINEERS TO CONDUCT CONSTRUCTION REVIEW OF THE CONTRACTOR'S PERFORMANCE IS NOT INTENDED TO INCLUDE REVIEW OF THE ADEQUACY OF THE CONTRACTOR'S SAFETY MEASURES, IN, ON OR NEAR THE CONSTRUCTION SITE. 12.  GUARANTEE GUARANTEE NEITHER THE FINAL PAYMENT, NOR THE PROVISIONS IN THE CONTRACT, NOR PARTIAL, NOR ENTIRE USE OR OCCUPANCY OF THE PREMISES BY THE OWNER SHALL CONSTITUTE AN ACCEPTANCE OF THE WORK NOT DONE IN ACCORDANCE WITH THE CONTRACT OR RELIEVES THE CONTRACTOR OF LIABILITY IN RESPECT TO ANY EXPRESS WARRANTIES OR RESPONSIBILITY FOR FAULTY MATERIAL OR WORKMANSHIP. THE CONTRACTOR SHALL REMEDY ANY DEFECTS IN WORK AND PAY FOR ANY DAMAGE TO OTHER WORK RESULTING THERE FROM WHICH SHALL APPEAR WITHIN A PERIOD OF ONE (1) CALENDAR YEAR FROM THE DATE OF FINAL ACCEPTANCE OF THE WORK. 13.  TRENCH BACKFILL  TRENCH BACKFILL  EITHER THE ON-SITE INORGANIC SOIL OR APPROVED IMPORTED SOIL MAY BE USED AS TRENCH BACKFILL. THE BACKFILL MATERIAL SHALL BE MOISTURE CONDITIONED PER THESE SPECIFICATIONS AND SHALL BE PLACED IN LIFTS OF NOT MORE THAN SIX INCHES IN HORIZONTAL UNCOMPACTED LAYERS AND BE COMPACTED BY MECHANICAL MEANS TO A MINIMUM OF 90% RELATIVE COMPACTION. IMPORTED SAND MAY BE USED FOR TRENCH BACKFILL MATERIAL PROVIDED IT IS COMPACTED TO AT LEAST 90% RELATIVE COMPACTION. WATER JETTING ASSOCIATED WITH COMPACTION USING VIBRATORY EQUIPMENT WILL BE PERMITTED ONLY WITH IMPORTED SAND BACKFILL WITH THE APPROVAL OF THE SOILS ENGINEER. ALL PIPES SHALL BE BEDDED WITH SAND EXTENDING FROM THE TRENCH BOTTOM TO TWELVE INCHES ABOVE THE PIPE. SAND BEDDING IS TO BE COMPACTED AS SPECIFIED ABOVE FOR SAND BACKFILL. 14.  EROSION CONTROL EROSION CONTROL     A. ALL GRADING, EROSION AND SEDIMENT CONTROL AND RELATED WORK UNDERTAKEN ON THIS SITE IS A. ALL GRADING, EROSION AND SEDIMENT CONTROL AND RELATED WORK UNDERTAKEN ON THIS SITE IS SUBJECT TO ALL TERMS AND CONDITIONS OF THE COUNTY GRADING ORDINANCE AND MADE A PART HEREOF BY REFERENCE.     B. THE CONTRACTOR WILL BE LIABLE FOR ANY AND ALL DAMAGES TO ANY PUBLICLY OWNED AND MAINTAINED ROAD CAUSED BY THE AFORESAID CONTRACTOR'S GRADING ACTIVITIES, AND SHALL BE RESPONSIBLE FOR THE CLEANUP OF ANY MATERIAL SPILLED ON ANY PUBLIC ROAD ON THE HAUL ROUTE.     C. THE EROSION CONTROL MEASURES ARE TO BE OPERABLE DURING THE RAINY SEASON, GENERALLY FROM OCTOBER FIRST TO APRIL FIFTEENTH. EROSION CONTROL PLANTING IS TO BE COMPLETED BY OCTOBER FIRST. NO GRADING OR UTILITY TRENCHING SHALL OCCUR BETWEEN OCTOBER FIRST AND APRIL FIFTEENTH UNLESS AUTHORIZED BY THE LOCAL JURISDICTION.       D. ALL EROSION CONTROL MEASURES SHALL BE MAINTAINED UNTIL DISTURBED AREAS ARE STABILIZED AND CHANGES TO THIS EROSION AND SEDIMENT CONTROL PLAN SHALL BE  MADE TO MEET FIELD CONDITIONS ONLY WITH THE APPROVAL OF OR AT THE DIRECTION OF THE SOILS ENGINEER.                 E. DURING THE RAINY SEASON, ALL PAVED AREAS SHALL BE KEPT CLEAR OF EARTH MATERIAL AND DEBRIS. THE SITE SHALL BE MAINTAINED SO AS TO MINIMIZE SEDIMENT-LADEN RUNOFF TO ANY STORM DRAINAGE SYSTEM.     F. ALL EROSION CONTROL FACILITIES MUST BE INSPECTED AND REPAIRED AT THE END OF EACH WORKING DAY DURING THE RAINY SEASON.     G. WHEN NO LONGER NECESSARY AND PRIOR TO FINAL ACCEPTANCE OF DEVELOPMENT, SEDIMENT BASINS SHALL BE REMOVED OR OTHERWISE DEACTIVATED AS REQUIRED BY THE LOCAL JURISDICTION.     H. A CONSTRUCTION ENTRANCE SHALL BE PROVIDED AT ANY POINT OF EGRESS FROM THE SITE TO ROADWAY. A CONSTRUCTION ENTRANCE SHOULD BE COMPOSED OF COARSE DRAIN ROCK (2" TO 3") MINIMUM DIAMETER) AT LEAST EIGHT INCHES THICK BY FIFTY (50) FEET LONG BY TWENTY (20) FEET WIDE UNLESS SHOWN OTHERWISE ON PLAN AND SHALL BE MAINTAINED UNTIL THE SITE IS PAVED.     I. ALL AREAS SPECIFIED FOR HYDROSEEDING SHALL BE NOZZLE PLANTED WITH STABILIZATION MATERIAL CONSISTING OF FIBER, SEED, FERTILIZER AND WATER, MIXED AND APPLIED IN THE FOLLOWING PROPORTIONS:  FIBER, 2000 LBS/ACRE  SEED, 200 LBS/ACRE (SEE NOTE J, BELOW)   FERTILIZER (11-8-4), 500 LBS/ACRE  WATER, AS REQUIRED FOR APPLICATION           J. SEED MIX SHALL BE PER CALTRANS STANDARDS.     K. WATER UTILIZED IN THE STABILIZATION MATERIAL SHALL BE OF SUCH QUALITY THAT IT WILL PROMOTE GERMINATION AND STIMULATE GROWTH OF PLANTS. IT SHALL BE FREE OF POLLUTANT MATERIALS AND WEED SEED.     L. HYDROSEEDING SHALL CONFORM TO THE PROVISIONS OF SECTION 20, EROSION CONTROL AND HIGHWAY PLANTING", OF THE STANDARD SPECIFICATIONS OF THE STATE OF CALIFORNIA DEPARTMENT OF TRANSPORTATION, AS LAST REVISED.     M. A DISPERSING AGENT MAY BE ADDED TO THE HYDROSEEDING MATERIAL, PROVIDED THAT THE CONTRACTOR FURNISHES SUITABLE EVIDENCE THAT THE ADDITIVE WILL NOT ADVERSELY AFFECT THE PERFORMANCE OF THE SEEDING MIXTURE.                 N. STABILIZATION MATERIALS SHALL BE APPLIED AS SOON AS PRACTICABLE AFTER COMPLETION OF GRADING OPERATIONS AND PRIOR TO THE ONSET OF WINTER RAINS, OR AT SUCH OTHER TIME AS DIRECTED BY THE COUNTY ENGINEER. THE MATERIAL SHALL BE APPLIED BEFORE INSTALLATION OF OTHER LANDSCAPING MATERIALS SUCH AS TREES, SHRUBS AND GROUND COVERS.     O. THE STABILIZATION MATERIAL SHALL BE APPLIED WITHIN 4-HOURS AFTER MIXING. MIXED MATERIAL NOT USED WITHIN 4-HOURS SHALL BE REMOVED FROM THE SITE.               P. THE CONTRACTOR SHALL MAINTAIN THE SOIL STABILIZATION MATERIAL AFTER PLACEMENT. THE COUNTY ENGINEER MAY REQUIRE SPRAY APPLICATION OF WATER OR OTHER MAINTENANCE ACTIVITIES TO ASSURE THE EFFECTIVENESS OF THE STABILIZATION PROCESS. APPLICATION OF WATER SHALL BE ACCOMPLISHED USING NOZZLES THAT PRODUCE A SPRAY THAT DOES NOT CONCENTRATE OR WASH AWAY THE STABILIZATION MATERIALS. 15.  CLEANUP                CLEANUP                THE CONTRACTOR MUST MAINTAIN THE SITE CLEAN, SAFE AND IN USABLE CONDITION. ANY SPILLS OF SOIL, ROCK OR CONSTRUCTION MATERIAL MUST BE REMOVED FROM THE SITE BY THE CONTRACTOR DURING CONSTRUCTION AND UPON COMPLETION OF THE PROJECT. COST FOR THIS ITEM OF WORK SHALL BE INCLUDED IN THE EXCAVATION AND COMPACTION ITEM AND NO ADDITIONAL COMPENSATION SHALL BE ALLOWED.
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EROSION CONTROL NOTES: 1. IT SHALL BE THE OWNER'S/CONTRACTOR'S RESPONSIBILITY TO MAINTAIN IT SHALL BE THE OWNER'S/CONTRACTOR'S RESPONSIBILITY TO MAINTAIN CONTROL OF THE ENTIRE CONSTRUCTION OPERATION AND TO KEEP THE ENTIRE SITE IN COMPLIANCE WITH THIS EROSION CONTROL PLAN. 2. THE INTENTION OF THIS PLAN IS FOR INTERIM EROSION AND SEDIMENT THE INTENTION OF THIS PLAN IS FOR INTERIM EROSION AND SEDIMENT CONTROL ONLY. ALL EROSION CONTROL MEASURES SHALL CONFORM TO CALIFORNIA REGIONAL WATER QUALITY CONTROL BOARD'S FIELD MANUAL FOR EROSION AND SEDIMENTATION CONTROL, THE CALIFORNIA STORM WATER QUALITY ASSOCIATION BEST MANAGEMENT PRACTICES HANDBOOK FOR CONSTRUCTION, AND THE LOCAL GOVERNING AGENCY FOR THIS PROJECT. 3. OWNER/CONTRACTOR SHALL BE RESPONSIBLE FOR MONITORING EROSION OWNER/CONTRACTOR SHALL BE RESPONSIBLE FOR MONITORING EROSION AND SEDIMENT CONTROL MEASURES PRIOR TO, DURING, AND AFTER STORM EVENTS. PERSON IN CHARGE OF MAINTAINING EROSION CONTROL MEASURES SHOULD WATCH LOCAL WEATHER REPORTS AND ACT APPROPRIATELY TO MAKE SURE ALL NECESSARY MEASURES ARE IN PLACE.  4. SANITARY FACILITIES SHALL BE MAINTAINED ON THE SITE AT ALL TIMES. SANITARY FACILITIES SHALL BE MAINTAINED ON THE SITE AT ALL TIMES. 5. DURING THE RAINY SEASON, ALL PAVED AREAS SHALL BE KEPT CLEAR OF DURING THE RAINY SEASON, ALL PAVED AREAS SHALL BE KEPT CLEAR OF EARTH MATERIAL AND DEBRIS.  THE SITE SHALL BE MAINTAINED SO AS TO MINIMIZE SEDIMENT-LADEN RUNOFF TO ANY STORM DRAINAGE SYSTEM, INCLUDING EXISTING DRAINAGE SWALES AND WATERCOURSES. 6. CONSTRUCTION OPERATIONS SHALL BE CARRIED OUT IN SUCH A MANNER CONSTRUCTION OPERATIONS SHALL BE CARRIED OUT IN SUCH A MANNER THAT EROSION AND WATER POLLUTION WILL BE MINIMIZED. COMPLIANCE WITH FEDERAL, STATE AND LOCAL LAWS CONCERNING POLLUTION SHALL BE MAINTAINED AT ALL TIMES. 7. CONTRACTOR SHALL PROVIDE DUST CONTROL AS REQUIRED BY THE CONTRACTOR SHALL PROVIDE DUST CONTROL AS REQUIRED BY THE APPROPRIATE FEDERAL, STATE AND LOCAL AGENCY REQUIREMENTS. 8. ALL MATERIALS NECESSARY FOR THE APPROVED EROSION CONTROL ALL MATERIALS NECESSARY FOR THE APPROVED EROSION CONTROL MEASURES SHALL BE IN PLACE BY OCTOBER 15TH. 9. EROSION CONTROL SYSTEMS SHALL BE INSTALLED AND MAINTAINED EROSION CONTROL SYSTEMS SHALL BE INSTALLED AND MAINTAINED THROUGHOUT THE RAINY SEASON, OR FROM OCTOBER 15TH THROUGH APRIL 15TH, WHICHEVER IS LONGER. 10. IN THE EVENT OF RAIN, ALL GRADING WORK IS TO CEASE IMMEDIATELY IN THE EVENT OF RAIN, ALL GRADING WORK IS TO CEASE IMMEDIATELY AND THE SITE IS TO BE SEALED IN ACCORDANCE WITH THE APPROVAL EROSION CONTROL MEASURES AND APPROVED EROSION CONTROL PLAN. 11. THE CONTRACTOR SHALL BE RESPONSIBLE FOR CHECKING AND REPAIRING THE CONTRACTOR SHALL BE RESPONSIBLE FOR CHECKING AND REPAIRING EROSION CONTROL SYSTEMS AFTER EACH STORM. 12. ADDITIONAL EROSION CONTROL MEASURES MAY BE REQUIRED BY LOCAL ADDITIONAL EROSION CONTROL MEASURES MAY BE REQUIRED BY LOCAL JURISDICTION'S ENGINEERING DEPARTMENT OR BUILDING OFFICIALS. 13. MEASURES SHALL BE TAKEN TO COLLECT OR CLEAN ANY ACCUMULATION MEASURES SHALL BE TAKEN TO COLLECT OR CLEAN ANY ACCUMULATION OR DEPOSIT OF DIRT, MUD, SAND, ROCKS, GRAVEL OR DEBRIS ON THE SURFACE OF ANY STREET, ALLEY OR PUBLIC PLACE OR IN ANY PUBLIC STORM DRAIN SYSTEMS.  THE REMOVAL OF AFORESAID SHALL BE DONE BY STREET SWEEPING OR HAND SWEEPING.  WATER SHALL NOT BE USED TO WASH SEDIMENTS INTO PUBLIC OR PRIVATE DRAINAGE FACILITIES. 14. EROSION CONTROL MEASURES SHALL BE ON-SITE FROM SEPTEMBER 15TH EROSION CONTROL MEASURES SHALL BE ON-SITE FROM SEPTEMBER 15TH THRU APRIL 15TH. 15. ALL EROSION CONTROL MEASURES SHALL BE INSTALLED AND MAINTAINED ALL EROSION CONTROL MEASURES SHALL BE INSTALLED AND MAINTAINED THROUGHOUT THE RAINY SEASON OR FROM OCTOBER 15 THROUGH APRIL 15, WHICHEVER IS GREATER. 16. PLANS SHALL BE DESIGNED TO MEET C3 REQUIREMENTS OF THE MUNICIPAL PLANS SHALL BE DESIGNED TO MEET C3 REQUIREMENTS OF THE MUNICIPAL STORMWATER REGIONAL PERMIT("MRP") NPDES PERMIT CAS 612008. 17. THE CONTRACTOR TO NPDES (NATIONAL POLLUTION DISCHARGE ELIMINATION SYSTEM) BEST MANAGEMENT PRACTICES (BMP) FOR SEDIMENTATION PREVENTION AND EROSION CONTROL TO PREVENT DELETERIOUS MATERIALS OR POLLUTANTS FROM ENTERING THE TOWN OR COUNTY STORM DRAIN SYSTEMS. 18. THE CONTRACTOR MUST INSTALL ALL EROSION AND SEDIMENT CONTROL MEASURES PRIOR TO THE INCEPTION OF ANY WORK ONSITE AND MAINTAIN THE MEASURES UNTIL THE COMPLETION OF ALL LANDSCAPING. 19. THE CONTRACTOR SHALL MAINTAIN ADJACENT STREETS IN A NEAT, CLEAN DUST FREE AND SANITARY CONDITION AT ALL TIMES AND TO THE SATISFACTION OF THE TOWN INSPECTOR. THE ADJACENT STREET SHALL AT ALL TIMES BE KEPT CLEAN OF DEBRIS, WITH DUST AND OTHER NUISANCE BEING CONTROLLED AT ALL TIMES. THE CONTRACTOR BE RESPONSIBLE FOR ANY CLEAN UP ON ADJACENT STREETS AFFECTED BY THE BY THEIR CONSTRUCTION, METHOD OF STREET CLEANING SHALL BE BY DRY SWEEPING OF ALL PAVED AREAS. NO STOCKPILING OF BUILDING MATERIALS WITHIN THE TOWN RIGHT-OF-WAY. 20. SEDIMENTS AND OTHER MATERIALS SHALL NOT BE TRACKED FROM THE SITE BY VEHICLE TRAFFIC. THE CONTRACTOR SHALL INSTALL  A STABILIZED CONSTRUCTION ENTRANCE PRIOR TO THE INSPECTION OF ANY WORK ONSITE AND MAINTAIN IT FOR THE DURATION OF THE CONSTRUCTION PROCESS SO AS TO NOT INHIBIT SEDIMENTS FROM BEING DEPOSITED INTO THE PUBLIC RIGHT-OF-WAY UNTIL THE COMPLETION OF ALL LANDSCAPING. 21. THE CONTRACTOR SHALL PROTECT DOWN SLOPE DRAINAGE COURSES, STREAMS AND STORM DRAINS WITH ROCK FILLED SAND BAGS, TEMPORARY SWALES, SILT FENCES, AND EARTH PERMS IN CONJUNCTION OF ALL LANDSCAPING. 22. STOCKPILED MATERIALS SHALL BE COVERED WITH VISQUEEN OR A TARPAULIN UNTIL THE MATERIAL IS REMOVED FROM THE SITE. ANY REMAINING BARE SOIL THAT EXISTS AFTER THE STOCKPILE HAS BEEN REMOVED SHALL BE COVERED UNTIL A NATURAL GROUND COVER IS ESTABLISHED OR IT IS SEEDED OR PLANTED TO PROVIDE GROUND COVER PRIOR TO THE FALL RAINY SEASON. 23. EXCESS OR WASTE CONCRETE MUST NOT BE WASHED INTO THE PUBLIC RIGHT-OF-WAYOR ANY OTHER DRAINAGE SYSTEM. PROVISIONS SHALL BE MADE TO RETAIN CONCRETE WASTES ON SITE UNTIL THEY CAN BE DISPOSED OF AS SOLID WASTE. 24. TRASH AND CONSTRUCTION RELATED SOLID WASTES MUST BE DEPOSITED INTO A COVERED RECEPTACLE TO PREVENT CONTAMINATION AND DISPERSAL BY WIND
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PERIODIC MAINTENANCE: 1.  MAINTENANCE IS TO BE PERFORMED AS FOLLOWS:     A. DAMAGES CAUSED BY SOIL EROSION OR CONSTRUCTION SHALL BE REPAIRED AT THE END OF EACH WORKING DAY.     B. SWALES SHALL BE INSPECTED PERIODICALLY AND MAINTAINED AS NEEDED.     C. SEDIMENT TRAPS, BERMS, AND SWALES ARE TO BE INSPECTED AFTER EACH STORM AND REPAIRS MADE AS NEEDED.     D. SEDIMENT SHALL BE REMOVED AND SEDIMENT TRAP RESTORED TO ITS ORIGINAL DIMENSIONS WHEN SEDIMENT HAS ACCUMULATED TO A DEPTH OF 1' FOOT.     E. SEDIMENT REMOVED FROM TRAP SHALL BE DEPOSITED IN A SUITABLE AREA AND IN SUCH A MANNER THAT IT WILL NOT ERODE.     F. RILLS AND GULLIES MUST BE REPAIRED. 2.  GRAVEL BAG INLET PROTECTION SHALL BE CLEANED OUT WHENEVER SEDIMENT DEPTH IS ONE HALF THE HEIGHT OF ONE GRAVEL BAG.  3. STRAW ROLLS SHALL BE PERIODICALLY CHECKED TO ASSURE PROPER FUNCTION AND CLEANED OUT WHENEVER THE SEDIMENT DEPTH     REACHED HALF THE HEIGHT OF THE ROLL.  4. SILT FENCE SHALL BE PERIODICALLY CHECKED TO ASSURE PROPER FUNCTION AND CLEANED OUT WHENEVER THE SEDIMENT DEPTH     REACHES ONE FOOT IN HEIGHT. 5. CONSTRUCTION ENTRANCE SHALL BE REGRAVELED AS NECESSARY FOLLOWING SILT/SOIL BUILDUP. 6. ANY OTHER EROSION CONTROL MEASURES SHOULD BE CHECKED AT REGULAR INTERVALS TO ASSURE PROPER FUNCTION 
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EROSION CONTROL MEASURES: 1. THE FACILITIES SHOWN ON THIS PLAN ARE DESIGNED TO CONTROL EROSION THE FACILITIES SHOWN ON THIS PLAN ARE DESIGNED TO CONTROL EROSION AND SEDIMENT DURING THE RAINY SEASON, OCTOBER 15TH TO APRIL 15.  EROSION CONTROL FACILITIES SHALL BE IN PLACE PRIOR TO OCTOBER 15TH OF ANY YEAR.  GRADING OPERATIONS DURING THE RAINY SEASON WHICH LEAVE DENUDED SLOPES SHALL BE PROTECTED WITH EROSION CONTROL MEASURES IMMEDIATELY FOLLOWING GRADING ON THE SLOPES. 2. SITE CONDITIONS AT TIME OF PLACEMENT OF EROSION CONTROL MEASURES SITE CONDITIONS AT TIME OF PLACEMENT OF EROSION CONTROL MEASURES WILL VARY. APPROPRIATE ACTION INCLUDING TEMPORARY SWALES, INLETS, HYDROSEEDING, STRAW BALES, ROCK SACKS, ETC. SHALL BE TAKEN TO PREVENT EROSION AND SEDIMENTATION FROM LEAVING SITE.  EROSION CONTROL MEASURES SHALL BE ADJUSTED AS THE CONDITIONS CHANGE AND THE NEED OF CONSTRUCTION SHIFT.  3. CONSTRUCTION ENTRANCES SHALL BE INSTALLED PRIOR TO COMMENCEMENT CONSTRUCTION ENTRANCES SHALL BE INSTALLED PRIOR TO COMMENCEMENT OF GRADING.  ALL CONSTRUCTION TRAFFIC ENTERING ONTO THE PAVED ROADS MUST CROSS THE STABILIZED CONSTRUCTION ENTRANCES.   CONTRACTOR SHALL MAINTAIN STABILIZED ENTRANCE AT EACH VEHICLE ACCESS POINT TO EXISTING PAVED STREETS.  ANY MUD OR DEBRIS TRACKED ONTO PUBLIC STREETS SHALL BE REMOVED DAILY AND AS REQUIRED BY THE GOVERNING AGENCY. 4. ALL EXPOSED SLOPES THAT ARE NOT VEGETATED SHALL BE HYDROSEEDED. ALL EXPOSED SLOPES THAT ARE NOT VEGETATED SHALL BE HYDROSEEDED. IF HYDROSEEDING IS NOT USED OR IS NOT EFFECTIVE BY OCTOBER 15, THEN OTHER IMMEDIATE METHODS SHALL BE IMPLEMENTED, SUCH AS EROSION CONTROL BLANKETS, OR A THREE-STEP APPLICATION OF  1) SEED, MULCH, FERTILIZER  2) BLOWN STRAW 3) TACKIFIER AND MULCH. HYDROSEEDING SHALL BE IN ACCORDANCE WITH THE PROVISIONS OF SECTION 20" EROSION CONTROL AND HIGHWAY PLANTING" OF THE STANDARD SPECIFICATION OF THE STATE OF CALIFORNIA DEPARTMENT OF TRANSPORTATION, AS LAST REVISED. REFER TO THE EROSION CONTROL SECTION OF THE GRADING SPECIFICATIONS THAT ARE A PART OF THIS PLAN SET FOR FURTHER INFORMATION. 5. INLET PROTECTION SHALL BE INSTALLED AT OPEN INLETS TO PREVENT INLET PROTECTION SHALL BE INSTALLED AT OPEN INLETS TO PREVENT SEDIMENT FROM ENTERING THE STORM DRAIN SYSTEM.  INLETS NOT USED IN CONJUNCTION WITH EROSION CONTROL ARE TO BE BLOCKED TO PREVENT ENTRY OF SEDIMENT. MINIMUM INLET PROTECTION SHALL CONSIST OF A ROCK SACKS OR AS SHOWN ON THIS PLAN  6. THIS EROSION AND SEDIMENT CONTROL PLAN MAY NOT COVER ALL THE THIS EROSION AND SEDIMENT CONTROL PLAN MAY NOT COVER ALL THE SITUATIONS THAT MAY ARISE DURING CONSTRUCTION DUE TO UNANTICIPATED FIELD CONDITIONS. VARIATIONS AND ADDITIONS MAY BE MADE TO THIS PLAN IN THE FIELD.  A REPRESENTATIVE OF LEA & BRAZE ENGINEERING SHALL PERFORM A FIELD REVIEW AND MAKE RECOMMENDATIONS AS NEEDED. CONTRACTOR IS RESPONSIBLE TO NOTIFY LEA & BRAZE ENGINEERING AND THE GOVERNING AGENCY OF ANY CHANGES. 7. THE EROSION CONTROL MEASURES SHALL CONFORM TO THE LOCAL THE EROSION CONTROL MEASURES SHALL CONFORM TO THE LOCAL JURISDICTION'S STANDARDS AND THE APPROVAL OF THE LOCAL JURISDICTION'S ENGINEERING DEPARTMENT. 8. STRAW ROLLS SHALL BE PLACED AT THE TOE OF SLOPES AND ALONG THE STRAW ROLLS SHALL BE PLACED AT THE TOE OF SLOPES AND ALONG THE DOWN SLOPE PERIMETER OF THE PROJECT.  THEY SHALL BE PLACED AT 25 FOOT INTERVALS ON GRADED SLOPES.  PLACEMENT SHALL RUN WITH THE CONTOURS AND ROLLS SHALL BE TIGHTLY END BUTTED. CONTRACTOR SHALL REFER TO MANUFACTURES SPECIFICATIONS FOR PLACEMENT AND INSTALLATION INSTRUCTIONS.
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