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Parcel highlighted in blue

047-125-19

075-005

Single-Resid. - Improved      

Average Slope:

323 SEYMOUR LN , MILL VALLEY

Parcel Information

Property ID:

Units:

Tax Rate 
Area:

Land Use:

1

Address:

39.92

Y

4

128200

Wildland Interface:

Census:

District:

Zones B, C, and X are the flood insurance rate zones that correspond to areas outside the 1-percent 
annual chance floodplain, areas of 1-percent annual chance sheet flow flooding where average depths 
are less than 1 foot, areas of 1-percent annual chance stream flooding where the contributing drainage 
area is less than 1 square mile, or areas protected from the 1-percent annual chance flood by levees. No 
Base Flood Elevations or depths are shown within this zone. Insurance purchase is not required in these 
zones.

N

 Local Coastal Plan:

Dam Failure Area:

 

 Stream Conserv. Area/Buffer:

Alquist Priolo Zone:

CWP Area: Richardson Bay

CWP Corridor:

Community Plan:

Homestead

Richardson Bay

Community:

TAMALPAIS VALLEYClubList:

Traffic Zone: 89

CITY-CENTERED

Southern Marin Fire 
Protection District

Fire Service:

0

Flood Zone: Insurance Required: X

Dennis Rodoni

Zoning: R1-B1

Residential Single Family

Fire Authority: Southern Marin Fire 
Protection District

MarinMap Site Parcel Report Property ID: 047-125-19

This map is a user generated static output from an Internet mapping site and is for 
reference only.  Data layers that appear on this map may or may not be accurate, current, 
or otherwise reliable.
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APN 047-125-19

LOT SIZE 22,805.1 SF

ZONING R1-B1

PROPERTY INFORMATION: ALLOWED PREVIOUS/DEMOLISHED PROPOSED

LOT COVERAGE 6,879 SF 7,342 SF
FLOOR AREA: 0.30 MAX = 6,841.53 SF
COVERED DECK - NO CHANGE
UNCOVERED DECKS 1,191 SF 1,184 SF
GARAGE 822* NO CHANGE
UPPER LEVEL 1,230 SF 1,740 SF
LOWER LEVEL 2396 SF 2,735 SF
TOTAL 4,448 SF 5,297 SF
TOTAL ADJUSTED FLOOR AREA 3,908 SF 4,757 SF
SETBACKS:
FRONT 25'0" 29'2" 25'0"
SIDE: LEFT 5' (10' ON STREET) 161' 7" NO CHANGE
SIDE: RIGHT 5' (10' ON STREET) 36'6" 20'7"
REAR 20% LOT DEPTH (25' MAX) 24'1" NO CHANGE
ADD'L INFORMATION:
CUT - - 330 CUFT
FILL - - -
IMPORT/OFF-HAUL - - 330 CUFT
STORIES - 2 NO CHANGE
HEIGHT 30' (16' ADU) 25'0" 30'0"
ONSITE PARKING SPACES - 4 NO CHANGE

FLOUM/O'DONNELL
323 SEYMOUR LANE

 MILL VALLEY, CA 94941
APN 047-125-19

PERMIT#:

PROJECT DATA

SITE DATA TABLESPECIAL INSTRUCTIONS

SYMBOLS

 

APPLICABLE CODES

ALIGN WALLS OR OBJECTS

LINE OVERHEAD OR HIDDEN

CENTERLINE

PROPERTY LINE

DATUM LINE

WINDOW SYMBOL

DOOR SYMBOL

SECTION MARKER

PLAN DETAIL MARKER

REVISION MARKER

ELEVATION MARKER

INTERIOR ELEVATION MARKER

SHEET NOTE MARKER

FINISH NOTE MARKER

X

XX.X

PL

X.X 2

X
X.X

X
X.X

X

XX.X

1

LEVEL
0"

D

WALL TYPE MARKERX

W

PROJECT TEAMSHEET INDEX

OWNERS:
MAGGIE O'DONNELL & JOSH FLOUM

323 SEYMOUR LANE
MILL VALLEY, CA 94941

TEL:(415) 250-2567

ARCHITECT:
RICHARDSON PRIBUSS ARCHITECTS

447 MILLER AVE.,
MILL VALLEY, CA 94941

TEL:(415) 380-0474
FAX:(415) 380-0470

STRUCTURAL ENGINEER:
MARTIN/MARTIN CONSULTING ENGINEERS

900 LARKSPUR LANDING CIRCLE,
SUITE 201

LARKSPUR, CA 94939
TEL: (415) 814-0030

LANDSCAPE:
TBD

CONTRACTOR:
TBD

OCCUPANCY TYPE
R1-B1

WUI AREA 
YES

APN / LOT
047-125-19

LOT SIZE
22,805.1 SF

ZONING CODE
R1-B1

CONSTRUCTION TYP
VB

SCOPE OF WORK

REMODEL EXISTING UPPER AND LOWER LEVELS

849 SF TOTAL ADDITION

(N) UPPER ROOF & REROOF LOWER ROOF

(N) SIDING THROUGHOUT

(N) ENTRY & SIDE DECKS

EXPAND EXISTING ROOF DECK

(N) DOORS AND WINDOWS THROUGHOUT

ARCHITECTURAL 
A0.0 COVER SHEET
V1 SURVEY
A0.1 GENERAL NOTES
A0.2 FAR
A0.8 PROPOSED MATERIALS
A1.0 EXISTING SITE PLAN
A1.1 PROPOSED SITE PLAN
A1.2 ROOF PLANS
A1.3 EXISTING UPPER FLOOR PLAN
A1.4 PROPOSED UPPER FLOOR PLAN
A1.5 EXISTING LOWER FLOOR PLAN
A1.6 PROPOSED LOWER FLOOR PLAN
A1.7 GARAGE FLOOR PLANS
A2.0 NORTH ELEVATIONS
A2.1 EAST ELEVATIONS
A2.2 SOUTH ELEVATIONS
A2.3 WEST ELEVATIONS
A3.0 SECTION A
A3.1 SECTION B

NEIGHBORHOOD MAP 

ASSESSOR'S MAP 

PROJECT SITE

2022 CALIFORNIA BUILDING CODE (CBC)

2022 CALIFORNIA RESIDENTIAL CODE (CRC)

2022 CALIFORNIA MECHANICAL CODE (CMC)

2022 CALIFORNIA PLUMBING CODE (CPC)

2022 CALIFORNIA ELECTRICAL CODE (CEC)

2022 CALIFORNIA BUILDING ENERGY STANDARDS -TITLE 24

2022 CALIFORNIA GREEN BUILDING STANDARDS

2022 CALIFORNIA FIRE CODE 

VICINITY MAP 

DESIGN REVIEW PERMIT SET
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*NOTE: 540 SF OF GARAGE AREA EXEMPT FROM TOTAL FAR
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1. The work included under this contract shall consist of all labor, materials, transportation, tools, and equipment necessary for the construction of the 
project leaving all work ready for use.

2. All construction shall conform to the currently adopted edition of the building code and any other local governing codes and ordinances. In the event 
of conflict the most stringent shall apply. Code editions used for the design of this project:

a. 2022 California Residential Code (CRC)
b. 2022 California Mechanical Code (CMC)
c. 2022 California Plumbing Code (CPC)
d. 2022 California Electrical Code (CEC)
e. 2022 California Fire Code (CFC)
f. 2022 California Building Energy Standards – Title 24
g. 2022 California Green Building Standards

3. The plans indicate the general extent of new construction necessary for the work, but are not intended to be all-inclusive. All new work necessary to 
allow for a finished job in accordance with the intent of the construction documents is included, regardless of whether shown on the drawings 
or mentioned in the notes.

4. Any errors, omissions, or conflicts found in various parts of the construction documents shall be brought to the attention of the architect and owner 
for clarification before proceeding with the work.

5. The general contractor shall maintain a current and complete set of construction documents on the job site during all phases of construction for use 
by all trades and shall provide all subcontractors with current documents as required.

6. The general contractor shall verify and assume full responsibility for all dimensions and site conditions. The general contractor shall inspect the existing 
premises and structures and take note of existing conditions prior to submitting prices. All discrepancies shall be brought to the attention of the 
architect prior to construction.

7. The general contractor is responsible for the following: property must be surveyed with string lines set for first foundation inspection.
8. See survey and soils report and all other related documents that relate to this construction project.
9. Coordinate all work with existing conditions, including but not limited to irrigation pipes, electrical conduit, water lines, drainage lines, gas lines, waste 

and septic systems, etc.
10. Richardson Architects does not assume responsibility for existing conditions or any defects in existing construction, nor will the architect be 

responsible for construction means, methods or procedures of construction or safety, which shall remain the responsibility of the general contractor.
11. Structural observation shall be required for structural compliance with the approved plans per CBC 1710A – see structural drawings. 
12. Special inspection or structural observation is not a substitute for inspection by the building official or building inspector. Specially inspected work that 

is installed or covered without the approval of the building official and the special inspector and the design engineer is subject to removal or exposure
13. The general contractor shall remove all rubbish and waste materials from all subcontractors and trades, on a regular basis and shall exercise strict 

control over job cleaning to prevent dust and/or debris from affecting in any way the finished areas within or outside the job.
14. All workmanship in all trades shall be of highest quality, by persons especially skilled at assigned tasks, and shall result in a neat and clean installation.  

All work shall be installed true, plumb, level, square and in proper alignment as required. Correct existing framing that is to remain.
15. All dimensions shall be as indicated on the drawings or as clarified by the architect. Dimensions shall not be determined by scaling the drawings.  

Dimensions shown are to face of stud or concrete, centerline of columns, or centerline of windows, doors, or other openings. Where noted, clear 
finish dimensions critical for equipment, casework, or other requirements are required to be exact within 1/8” tolerance along the full height and full 
width of walls. The contractor shall verify all dimensions in the field before preparing shop drawings, fabrications or construction. 

16. Windows are noted in elevation for size only. Owner to select type and manufacturer. Contractor to confirm existing opening sizes where replacing 
window(s) in existing openings.

17. Verify all architectural details with structural, mechanical, or electrical conditions before the ordering or installation of any item of work.
18. All the providers of design/build systems shall submit required design drawings, diagrams, and documentation as required by the building department.
19. Install all equipment and materials per manufacturer’s instructions and recommendations.
20. Verify all final equipment, appliance, material, cabinet finish, and lighting selections with owner/architect.
21. Verify clearances for flues, vents, chases, soffits fixtures, etc. prior to ordering components or commencing work.
22. Sealant flashing and caulking locations shown on the drawings are not intended to be all-inclusive. Follow manufacturer’s recommendations and 

standard industry and building practices. Low V.O.C. required for Green building compliance.
23. Submit cabinet shop drawings for all casework (pantry, kitchen, bathrooms, bedrooms, study, laundry) for architect review and approval prior to 

fabrication. 
24.       Special inspection is required for Concrete, Non-shrink Grout, Welding, High Strength Bolts, Excavations, Structural Wood, and Drilled Piers.  See sheet 

S0.1 for all requirements. 
25. Truss layout plans and calculations must be approved by the architect or engineer of record and approved by the building official prior to requesting a 

roof nailing or a framing inspection.
26. All site drainage shall be dissipated in a manner that prevents erosion and conforms to current storm water discharge practices in Marin County.  The 

applicant is responsible for ensuring storm water runoff is maintained in its natural path.
27. Applicant is responsible using best management practices for the construction industry (“general construction and site supervision” brochure available 

at the department of public works) to prevent storm water pollution. Applicant shall be responsible for all environmental damage resulting from the 
construction of this project. 

28. All construction materials, debris, and equipment shall be stored on site. If that is not physically possible, an encroachment permit shall be obtained 
from the department of pubic works prior to placing any construction materials, debris, debris boxes, or unlicensed equipment in the right-of-way. A 
minimum 12’ passable auto traffic clearance (paved travel way) shall be maintained at all times along roadway. The placing of portable toilet facilities in 
the city right-of-way will not be permitted. 

29. A surveyor must provide a letter certifying that placement of foundation forms are in compliance with the approved plans prior to the first foundation 
related inspection

30. Temporary power pole inspection shall be first inspection requested. There shall be no further inspections until temporary power installation has been 
approved by the city of Tiburon.

31. Manufacturer’s installation instructions shall be available on the job site at the time of inspection.
32. Builder is to provide the owner with all operating and maintenance information for all installed energy features, materials, components, and 

manufactured devices. 
33. All plumbing and mechanical work that is designated as "DESIGN BUILD" shall be subject to verification for compliance with Title 24. In addition,  

assessment is the field by the building inspector may trigger submittal of plan revisions.
34. Documentation of conformance for applicable green building measures shall be provided to the inspector during the course of construction.  

Contractor required to provide documentation to verify compliance with this code. 
35. A certified HERS rater shall verify the installation of the Cooling system, Indoor Air Quality system, and Duct Sealing. All completed HERS forms must 

be received prior to final inspection.
36. Annular spaces around pipes, electric cables, conduits, or other openings in plates at exterior walls shall be protected against the passage of rodents by 

closing such openings with cement mortar, concrete masonry or similar method acceptable to the enforcing agency. 
37. Moisture content of building materials used in wall and floor framing is checked before enclosure.

GENERAL NOTES

FLOOR PLAN NOTES

1.  See structural drawings for framing specifications, details, and shear wall locations. Use only CDX plywood sheathing at exterior per
structural drawings; see exterior elevations for exterior finishes. Provide 5/8” type gypsum board at interior side with painted smooth wall finish, 
level 5, typical. 

2. Interior wall construction to be 2x4 (UON – Unless Otherwise Noted) wood studs at 16” OC. See structural drawings for specifications, shear 
wall locations, hold down locations, etc. Provide 5/8” gypsum board each side, painted smooth wall finish, level 5 typical. Provide wood blocking as 
required for all cabinetry, trim, handrails, fixtures, etc. See interior elevations for locations of all backing required. Provide plywood furring as required 
maintaining straight wall surfaces at structural shear wall locations, coordinate with architect as necessary. 

3. All dimensions given to face of framing, UON. Center all doors and windows in walls/rooms as noted. Pay special attention to all symmetry desired 
by architect. The door opening adjacent to perpendicular wall shall be placed such that the full width of the door trim fits adjacent to the jamb.

4. Door opening between a private garage and the dwelling shall be equipped with either solid woods doors, or solid or honeycomb core steel doors 
not less than 1-3/8” thick, or fire doors with minimum fire protection rating of 20 minutes. Doors shall be self-closing and self-latching (per CRC 
R302.5.1).

5. Stairways: stairways shall not be less than 36” in clear width at all points. The maximum riser height shall be 7-3/4”; the maximum tread depth shall 
be 10”. The minimum headroom in all parts of the stairway shall not be less than 6 feet 8 inches measure vertically from the sloped line adjoining 
the tread nosing (per CRC R311.7)

6. Handrails shall be provided on at least one side of each continuous run or treads or flight with 4 or more risers. (Per CRCR311.7.7)
7. Stairway handrails shall be 34” to 38” above tread nosing. Handrail ends shall be returned or shall terminate in newel posts or safety terminals. 

Handrails adjacent to a wall shall have a space of not less than 1-1/2” between the wall and the handrail. 
8. Handrails with a circular cross-section shall have an outside diameter of at least 1.25” and not greater than 2” or shall provide equivalent graspability. If 

the handrail is not circular, it shall have a perimeter dimension of at least 4” and not greater than 6.25” with a maximum cross-section dimension of 2.25”. 
Edges shall have a minimum radius of 0.01”. Handrails shall be adequate in strength and attachment in accordance with CBC section 1707.1.1.

9. Guardrails shall not be less than 42” in height, except stairways where they may be 34”-38” in height when used also as a handrail. Guardrails shall 
be provided on open sides of all stairs and landings more than 30” above the rails or an ornamental pattern such that a sphere 4” in diameter 
cannot pass through. Guardrails shall be adequate in strength and attachment in accordance with CBC section  3209. 

10. Floors and landings at exterior doors per CRC R311.3.
11. Factory-built fireplaces shall be listed and labeled and shall be installed in accordance with the conditions of the listing. Factory-built fireplaces shall be 

tested in accordance with UL 127 (Per CRC R1004). 
12. Gas fireplaces to comply with all relevant requirements of CMC, CPC, CRC, and CENC.
13. Hearth material at fireplace is required to be 4” thick minimum. Extend non-combustible hearth material into floor area as shown for code REQ.
14. Minimum 2’-0” x 2’6” clear attic access hatch, finish to match ceiling. 30” minimum clear headroom in the attic space shall be provided above access 

opening. 
15. Address posting – each building shall have address posted in a conspicuous place, clearly visible from the street. Numbers should be minimum of 4” 

in height contrasting in color to their background and either internally or externally illuminated. (CRC section R319)
16. Crawl space access: opening through a perimeter wall shall be not less than 18 inches by 24 inches. Access shall be unobstructed by pipes, ducts, stud 

walls and similar construction. (Per CRC section R408.4)
17. Crawl space ventilation: All ventilation shall be located, sized, and meshed per CRC sections R408.1 and R408.2. See exterior elevations.
18. All changes of floor materials shall occur at centerline of door or framed opening unless otherwise indicated on the drawings
19. Contractor to coordinate with owner on location and mounting details of all televisions and computers. 
20. All bathroom accessories – recessed medicine cabinets and soap holders, toilet paper holders, towel rods, etc. – to be located by owner and blocked as 

required for secure mounting. 
21. Exterior decks, balconies, patios, steps, and landings to have a slope of no less than ¼” per foot.
22. The triangular opening at the open side of stairs, formed by the riser, tread and bottom rail of a guard shall not allow passage of a sphere 6" in diameter. 

CRC R312.1.3.

1. Install and flash all windows, doors, and skylights per manufacturer’s recommendations and instructions.
2. See window and door schedules for sizes and types.
3. Egress windows in bedrooms shall comply with CRC section R310. Minimum net clear opening of 5.7 sq. ft., minimum clear height of 24”,  minimum clear width 

of 20” maximum height from floor to opening 44”. 
4. Shower doors shall open so as to maintain a minimum twenty-two (22) inch unobstructed opening for egress. CPC section 411.6
5. Glazing in locations subject to human impact such as glass doors and glazing immediately adjacent to such doors; shower doors and tub enclosures; shall be of 

safety glazing materials, such as laminated or tempered glass. See door and window schedule for complete extent of tempered glazing. Per CRC R308
6. Fixed panels of tempered glass shower enclosures must be attached to framing clips with chrome clips, tracks or channel on at least two sides.
7. All sliding, swing doors and windows opening to the exterior or to unconditioned areas shall be fully weather stripped, gasketed or otherwise treated to limit 

air infiltration.
8. Landings or finished floors at the required egress door shall not be more than 1 1/2" lower than the top of the threshold. CRC 311.3.1.

SITEWORK NOTES

CARPENTRY NOTES

1. Exterior trim to be kiln dried hardwood. Countersink all fasteners.
2. Interior trim to be poplar.
3. Floor registers at wood floors to be wood, set flush with floor, finished to match wood floors.
4. Provide fire blocking per CRC 302.11. Fire blocking shall be provided to cut off all concealed draft openings (both vertical and horizontal) and to form an 

effective barrier between floors, between a top story and a roof or attic space, and shall subdivide attic spaces, concealed roof spaces and floor-ceiling 
assemblies. Fire blocking shall be provided in the following locations:
a. In concealed spaces of stud walls and partitions including furred spaces, at the ceiling and floor levels and at 10-foot-intervals both vertical and horizontal.
b. In openings around vents, pipes, ducts, chimneys, fireplaces, and similar openings that afford a passage for fire at ceiling and floor levels, with 
non-combustible materials.
c.  At openings between attic spaces and chimney chases for factory-built chimneys.

THERMAL AND MOISTURE PROTECTION NOTES

1. Roofing to be non-combustible, class “A” per UBC & CRC.
2. Provide continuous GSM valley flashing at all roof transitions – valley flashing to extend minimum 18” on either side of valley, typical.
3. All flashing, counter flashing and coping when of metal shall be of not less than no. 26 U.S. gauge corrosion-resistant metal and conform to ASTM a 525.
4. Flash and counter flash at all roof to wall conditions. G.I. flash and caulk wood beams and out lookers projected through exterior walls or roof surfaces.
5. Flash all exterior door and window openings with approved method and materials that conforms to standards of local and applicable codes.
6. Gutters / downspouts / metal flashing / roof and deck drains / scuppers: install all sheet metal in accordance with SMACNA sheet metal manual.
7. All metal flashing, gutter, and downspout joints shall be lapped, joined, and sealed so that they are watertight and provide positive water flow. 
8. Roof gutters will be provided with the means to prevent the accumulation of leaves and debris in the gutter. 
9. Insulate all exterior walls (R-19); roof, ceilings/attics (R-30) and floor joists over crawl spaces (R-19) typical. Insulate to comply with Title 24 Report.
10. Provide acoustical BATT insulation at all interior walls and ceilings including around bathrooms, shower stalls, and floor joist between floors, typical.
11. All openings in the building envelope such as frame, framing and panel joints, shall be caulked and otherwise sealed to limit infiltration. 
12. Water-resistant gypsum board shall be 5/8-inch if attached to ceiling framing at 16" o.c. May be 1/2 -inch board if attached to ceiling framing at 12" o.c. 

CRC R 702.3.8. 

DOOR AND WINDOW NOTES

1. Install and flash all windows, doors, and skylights per manufacturer’s recommendations and instructions.
2. See window and door schedules for sizes and types.
3. Egress windows in bedrooms shall comply with CRC section R310. Minimum net clear opening of 5.7 sq. ft., minimum clear height of 24”, minimum clear width 

of 20” maximum height from floor to opening 44”. 
4. Shower doors shall open so as to maintain a minimum twenty-two (22) inch unobstructed opening for egress. CPC section 411.6
5. Glazing in locations subject to human impact such as glass doors and glazing immediately adjacent to such doors; shower doors and tub enclosures; shall be of 

safety glazing materials, such as laminated or tempered glass. See door and window schedule for complete extent of tempered glazing. Per CRC R308
6. Fixed panels of tempered glass shower enclosures must be attached to framing clips with chrome clips, tracks or channel on at least two sides.
7. All sliding, swing doors and windows opening to the exterior or to unconditioned areas shall be fully weather stripped, gasketed or otherwise treated to limit 

air infiltration.
8. Landings or finished floors at the required egress door shall not be more than 1 1/2" lower than the top of the threshold. CRC 311.3.1.

FINISH NOTES

1. Provide 5/8” gypsum board at all walls and ceilings unless noted otherwise. All gypsum wallboard shall be installed in accordance with the provisions of the 
CBC, applicable edition, state and local codes.

2. Provide moisture resistant gypsum board at walls adjacent to plumbing fixtures.
3. Side walls, ceilings, and soffits of closet and any other usable space beneath interior stairs shall be protected with one layer type “x” gypsum board taped and 

finished.
4. Gypsum wallboard shall not be installed until weather protection for the installation is provided.
5. All edges and ends of gypsum wallboard shall occur on the framing members, except those edges and ends that are perpendicular to the framing members.  

All edges and ends of gypsum wallboard shall be in moderate contact except in concealed spaces where fire-resistive construction or diaphragm action is 
not required. 

6. Cement-fiber or glass mat gypsum backer board shall be used as a base for wall tile in tub and shower area and wall and ceiling panels in shower areas. 
Shower area walls shall be finished with a non-absorbent surface to a height not less than 6 feet above the floor. (Per CRC R307)

7. Tub and shower enclosure: stone or glazed wall tile extending to ceiling, typical. Think set wall tile on cement backer board. Provide thickset floor tile over 
40 mil. shower pan membrane. (Owner to select tile)

8. Ceramic and stone floor tiles to be thickset mortar bed (owner to select tile).
9. Exterior paint: two (2) coats vinyl acrylic paint over primer sealer recommended for painted surfaces. Brush-apply all paint. Assume two (2) paint colors, 

including trim color.
10. Interior paint: Low V.O.C., two (2) coats paint over primer sealer recommended for each surface. Assume four (4) paint colors, including trim color. 
11. All interior wood / formaldehyde-free M.D.F. boards and trim to have final coat of paint applied with brush (verify with architect).
12. Stucco finish shall be smooth and include three (3) coats of stucco over metal or wire fabric lath over two (2) layers of grade “D” paper.
13. Flooring material to be selected by owner.
14. All exterior wood trim, molding, and boards shall be back-primed.
15. Any areas where exterior or interior finishes are removed are subject to inspection by Building Division prior to new finishes being applied or replaced. 
16. Finish specifications to comply with Green Building requirements.

MECHANICAL NOTES

1. Mechanical systems are design/build by the subcontractor and his/her mechanical engineer. Contractor shall provide shop drawings to architect and owner 
prior to installation for review and approval. Contractor to be responsible for obtaining approval for scope of work from local building officials. 

2. Verify all equipment sizes before beginning work. Install all equipment and materials per manufacturer’s instructions and recommendations.
3. Mechanical equipment shall be fixed in position and securely fastened in place per CMC 304.4. 3”x3”x1/4” stl. angle welded to furnace frame and lagged down to 

framing with 5/8” diameter lag bolts on four sides, typical. 
4. Verify gas, electrical, water stub-outs at all air handlers, furnaces, air conditioners and all appliances of similar equipment with manufacturer’s recommendations 

and owner’s requirements.
5. Center all registers horizontally under openings or in wall panels where they occur, U.O.N.
6. Install all thermostats at 64” AFF from centerline of plate to finish floor. All thermostats to be bright white finish, field verify locations with owner.
7. Any appliances in a garage or compartment accessed from garage which generate a spark, glow, or flame shall be elevated a minimum of 18” above the floor 

to point of ignition unless listed as Flammable vapor ignition resistant. (Per CMC 308.1 and CMC 508.14)
8. Provide clothes dryer vent to outside with a maximum length of 14 feet equipped with a backdraft damper including two 90 degree elbows and a minimum 

diameter of 4” (Per CMC 504.3.2.2)
9. Bathroom fans shall be connected directly to the outside. Fans and other exhaust systems exhausting air from conditioned space to the outside shall be 

provided with backdraft dampers to prevent air leakage.
10. Exterior wall vents: unless otherwise prohibited by code, vent openings in exterior walls shall resist the intrusions of flame and embers into the structure or 

vents shall be screened with corrosion-resistant, non-combustible wire mesh with ¼” openings or its equivalent.
11. All mechanical installations will meet the notching and boring requirements of CRC R502.8, R802.7.1, R 602.6, & R602.6.1.
12. Underground plastic gas piping shall have a minimum of 18" of cover and shall have an electrically continuous corrosion-resistant tracer wire (min. 14 ga.) buried 

with it. One end of the tracer wire shall be brought above ground at a wall or a riser. CPC1211.1.2 & 1211.1.7(C)
13. Duct systems are sized, designed, and equipment is selected using the following methods:

1. Establish heat loss and heat gain values according to ANSI/ACCA 2 Manual J-2016 or equivalent.
2. Size duct systems according to ANSI/ACCA 1 Manual D - 2016 or equivalent.
3. Select heating and cooling equipment according to ANSI/ACCA 3 Manual S-2014 or equivalent.

1. Smoke detectors shall be located as follows:
a. In all sleeping rooms and at a point centrally located in the corridor or area giving access to each sleeping area.
b. On each level and in the basement.

2. Smoke detectors shall be 110v and receive primary source of power from the building wiring with battery back-up, and shall be interconnected as to 
sound an alarm audible in all sleeping areas of the dwelling unity in which they are located. Smoke detectors must be installed per manufacturer’s 
specifications.

3. Carbon monoxide alarms shall be installed in the following locations:
a. Outside of each dwelling unit sleeping area in the immediate vicinity of the bedroom(s). 
b. On every level of a dwelling unit including basements. Per CRC section R315

4. Plans for fire sprinkler system design and hydraulic calculations shall be completed by a licensed C-16 sprinkler contractor and submitted to the 
Marin fire department for approval prior to installation. Sprinkler system design shall include a more robust 4 head calculation. Fire sprinkler system d
esign and installation shall conform to the provisions of the Marin fire department and N.F.P.A standard 13D.

5. Placement of a dry standpipe servicing the residence with locations / specifications to be determined by AHJ, please call Marin fire department (Tom 
Welch) to determine. Dry standpipe shall be fitted with Knox FDC covers to resist damage. 

SAFETY NOTES

1. Plumbing system shall be design/build by plumbing subcontractor (including but limited to water distribution, drainage, and venting systems, and 
installation of plumbing fixtures and accessories). 

2. Drain systems within the building shall be hubless cast iron, including all fittings and traps. Vent systems shall be hubless cast iron. Drain and vent 
piping shall be isolated from the building structure.

3. All water supply piping shall be metal.
4. Hot water distribution piping shall be insulated.
5. Gas line schematic diagram and calculations and pipe size must be approved by the building official prior to requesting a rough plumbing inspection 

(per CPC 1209.)
6. Gas shut-off must be located within 6 feet of appliance and must be accessible and shall not be located behind appliance. (Per CPC 1212.3)
7. Newly installed fixtures shall have flow rates of 1.28 GPF for toilets with WaterSense certification, 1.8 GPM showerheads with WaterSense 

certification, 1.2 GPM for lavatory faucets @60 psi, and 1.8 GPM @ 60psi for kitchen faucets. Remaining fixtures from areas of the existing house 
cannot have flow rates higher than 1.6 GPF for toilets, 2.5 GPM for showerheads, and 2.2 for lavatory and kitchen faucets.

8. Site built showers – CPC 408: 
a. The base for wall tile in tub and shower areas and wall and ceiling panels in shower areas shall be cement, fiber-cement or glass mat 
gypsum backers in compliance with ASTM C 1178, C 1288, C 1325. 
b. Showers are to be provided with a water dam a minimum of 2” above high point of shower drain to retain water to drain. CPC x408.5. 
c. Finish floor in shower to have minimum ¼” and ½” pitch to drain per foot.
d. WP membrane to extend a minimum 3” above top of finish dam at back and sides CPC 408.7.

9. Shower control valves and showerheads shall be located so that the showerhead does not discharge directly at the entrance to the compartment 
and the bather can adjust the valve prior to stepping into the shower spray.

10. Water heaters shall be anchored or strapped to resist horizontal displacement due to earthquake motion. Strappings shall be at points within the 
upper one-third and lower one-third of its vertical dimensions. At the lower point, a minimum distance of four inches shall be maintained above the 
controls with the strapping. (Per CPC 510.5)

11. Install a watertight pan of corrosion-resistant materials beneath all water heaters with a minimum ¾” drain, separate from relief valve drain to an 
approved location.

12. Plumbing fixtures shall be in compliance with the most restrictive flow rate of; CGBSC table 4.303.1, CPC 402, or Green Point Rating.
13. All sinks to have cleanouts and all faucets shall have air chambers. Install all hot water pipes with ½” pipe insulation.
14. The maximum hot water temperature discharging from the bathtub filler shall be limited to 120 degrees F (Per CPC 414.5)
15. Hand shower(s) shall be equipped with an approved backflow prevention device or assembly. Per CPC 602 and 603.
16. All toilets to have 15” minimum clearance from the centerline of fixture to each side. Provide 24” minimum clearance from the front edge of fixture. 

Per CPC 407.5.
17. If any tub in this project is a spa tub, access to motor and all serviceable parts will be shown and bonding will be detailed. (Per CPC 414)
18. No domestic dishwashing machine shall be directed connected to a drainage system or food waste disposer without the use of an approved 

dishwasher air gap fitting on the discharge side of the dishwashing machine. (Per CPC 807.4)
19. See plan for location of hose bibs (verify with owner and architect). Provide a listed non-removable backflow preventer or atmospheric vacuum 

breaker installed at least 6” above the highest point of usage shall protect those bibs. CPC 603.4.6 and 603.4.7.
20. Install approved type of cleanout fitting between the building drain and the building sewer. (Per CPC 707.4)
21. Prior to close in, the contractor shall perform air pressure and water pressure tests to ensure there are no leaks in plumbing and drainage systems. 

The owner shall be i nformed when such testing will occur so (s)he can plan to visit the site.
22. Confirm that all plumbing fixtures will be able to drain to the public sewer by gravity.
23. Control valves and showerheads shall be located so that the showerhead does not discharge directly at the entrance to the compartment and the 

bather can adjust the valves prior to stepping into the shower spray. CPC 408.9.
24. Metering faucets in residential buildings shall not deliver more than 0.2 gallons per cycle.

PLUMBING NOTES

1. Electrical system shall be design/build by electrical subcontractor. Electrical subcontractors shall submit schematic single-line diagram of panels, subpanels 
and other information as required by the building department.

2. Contractor to determine optimum location of all electrical sub panels in coordination with architect and owner.
3. Ground fault circuit interrupter (GFCI): GFCI protected receptacles or GFCI branch circuits shall be provided for all receptacles within 6 feet of any water 

source: at all bathrooms, in the garage, exterior spaces, equipment room, in the crawlspace, and at all non-dedicated outlets at kitchen and laundry room. 
(Per CEC 210-8 (A.). Provide GFCI receptacle outlets within 2 feet from edge of kitchen sink, appliances and edge of countertops as well as no more than 
48 inches on center CEC 210.52. Receptacles in kitchens shall be placed no more than 20 inches above the counter top nor more than 12 inches below it.

4. Arc fault circuit interrupter (AFCI): All branch circuits that supply 120-volt, single phase, 15- and 20-ampere outlets installed in dwelling unit (except 
laundry room, and dedicated equipment) shall be protected by an arc-fault circuit interrupter listed to provide protection of the entire branch circuit. (
CEC 210.12 B).

5. Metal water piping and other interior metal piping shall be bonded to service equipment. The points of attachment to the bonding jumper shall be 
accessible.

6. Provide at least one 20 amp circuit without other outlets on the circuit, for bathroom receptacles. CEC 210.11 (C)(3).
7. Outlet spacing shall not exceed 12’-0’ OC per CEC. All outlet plates to be bright white UON. Receptacles shall be placed such that no point along the f

loor line in any wall space is more than 6 feet and at all 2 foot lengths of wall. (CEC 210-52(A). Install outlets horizontal in baseboards. Center outlets on 
wall UON for bathrooms/kitchen, see interior elevations.

8. Provide at least two separate 20 amp circuits for small appliances in kitchen, dining, and similar areas with no other outlets on the circuit per CEC 
210.11(C) and 210.52(B).

9. Provide separate 120-volt circuit to laundry. CEC 210.11(C)(2) and provide 30 amp branch circuits to the laundry room per CEC 220.54.
10. A permanent GFI protected electrical outlet and a lighting fixture controlled by a switch located at the passageway opening shall be provided near the 

water heater per CMC909.5.
11. Install UFER ground in new foundation per CEC 250.52 (A)(3)
12. All exterior and garage outlets to have waterproof plate covers.
13. Electrical contractor to coordinate audio/visual and computer network design with owner.
14. All 15 and 20 amp receptacles installed in a wet location shall have an enclosure that is weatherproof whether or not an attachment plug cap is inserted.
15. All 125-volt receptacles in any dwelling unit shall be tamper-resistant. CEC 406.11.
16. Provide electrical safety for spas, hot tubs and Jacuzzi or hydro-massage type tubs per CEC 680-40, 680-41, and 680-70. Manufactured units shall be U.L. or 

I.A.P.M.O.  listed, and such listings shall be provided prior to installation. All electrical components shall be GFCI protected.
17. Carbon monoxide alarms shall be installed per section 420.4 of CBC or section R315 of CRC.
18. Power source- in new construction and existing buildings where accessible, carbon monoxide alarms shall recieve their primary power from the building 

wiring where such wiring is served from a commercial source and shall be equipped with a battery backup.

ELECTRICAL NOTES

LIGHTING NOTES

1. All fixtures covered or in contact with thermal insulation require IC (insulation contact) rated housings
2. Clothes closet light fixture clearances shall conform to CEC 410-8. 
3. Light fixtures in tub or shower enclosures or other wet/damp locations shall be labeled “suitable for damp locations,” Per CEC 410-4(A).
4. Other spaces – section 150(k) 4: permanently installed luminaries located other than in kitchens, bathrooms, garages, laundry rooms, and utility 

rooms shall be high-efficacy luminaries. Exception 1: permanently installed luminaires that are not high-efficacy luminaries shall be allowed provided 
they are controlled by a dimmer switch. Exception2: permanently installed luminaries that are not high efficacy shall be allowed provided that they 
are controlled by an occupant sensor(s) [sic] certified to comply with section 119 (D). Such motion sensors shall not have a control that allows the 
luminaire to be turned on automatically or that has an override allowing the luminaire to always be on. Exception 3: permanently installed 
luminaries that are not high efficacy luminaries shall be allowed in closets less than 70 sq. ft. 

5. Porches and outdoor lighting – section 150(K) 6: luminaires providing outdoor lighting and permanently mounted to a residential building or to 
other buildings on the same lot shall be high-efficacy luminaries. Exception 1: permanently installed outdoor luminaires that are not high-efficacy 
shall be allowed provided that they are controlled by a motion sensor(s) [sic] with integral photo-control certified to comply with section 119 (D). 
Exception 2: permanently installed luminaries in or around swimming pools, water features, or other locations subject to article 680 of the CEC 
need not be highefficacy luminaries.

6. Airtight – recessed fixtures installed in an insulated space shall be certified airtight in accordance with ASTM E283.
7. All exterior lighting must be shielded and directed downward.

WILDLAND-URBAN INTERFACE NOTES

1. Exterior windows, window walls, glazed doors, and glazed openings in exterior doors shall be insulating glass units with a minimum of one tempered pane, or 
glass block units, or have a fire-resistance rating of not less than 20 minutes.
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AREA CALCULATIONS
EXISTING LOT 22,805.1 sf
MAX FAR (30%) 6,841.53 sf

LOT COVERAGE ALLOWED EXISTING PROPOSED
6,879 sf 7,342  sf

FLOOR AREA EXISTING ADDED PROPOSED
UPPER LEVEL 1,230 sf 510 sf 1,740 sf
LOWER LEVEL 2,396 339 sf 2,735 sf
GARAGE 822 sf NO CHANGE 822

TOTAL 4,448 sf 849 sf 5,297 sf
TOTAL ADJUSTED 3,908 sf 4,757 sf

MARIN COUNTY CODE: 22.10.040 – Residential District Development Standards

22.14.050 - Minimum Lot Size "-B" Combining District Standards.
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EXISTING RESIDENCE PHOTOS

PROPOSED MATERIALS

GREEN-GREY SLATE ROOFING STANDING SEAM METAL ROOFING

VERTICAL CEDAR SIDING & BRONZE WINDOWS STONE CLADDING STEEL TUBE RAILING WITH WOOD CAP

LOWER LVL LIVING RM FFE

LOWER LVL PRM. BED FFE

LOWER LVL BEDRM FFE

PROPOSED SOUTH ELEVATION
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Marin County Stormwater Pollution Prevention Program 
Minimum Control Measures 

For Small Construction Projects 

 
 

Erosion Controls Sediment Controls Good Housekeeping 
NS Scheduling 6. Tracking Controls 10. Concrete Washout 
1. Preserve Vegetation & Creek Set Backs 7. Fiber Rolls 11. Stockpile Management 
2. Soil Cover  8. Silt Fence 12. Hazardous Material Management 
3. Soil Preparation/ Roughening 9. Drain Inlet Protection 13. Sanitary Waste Management 
4. Erosion Control Blankets NS Trench Dewatering 14. Equipment and Vehicle Maintenance 
5. Revegetation  15. Litter and Waste Management 

NS=not shown on graphic 
 
Note: Select an effective combination of control measures from each category, Erosion Control, Sediment Control, and 
Good Housekeeping. Control measures shall be continually implemented and maintained throughout the project until 
activities are complete, disturbed areas are stabilized with permanent erosion controls, and the local agency has signed off on 
permits that may have been required for the project. Inspect and maintain the control measures before and after rain events, 
and as required by the local agency or state permit.  
More detailed information on the BMPs can be found in the related California Stormwater Quality Association (CASQA) and 
California Department of Transportation (Caltrans) BMP Factsheets. CASQA factsheets are available by subscription in the 
California Best Management Practices Handbook Portal: Construction at http://www.casqa.org. Caltrans factsheets are available 
in the Construction Site BMP Manual March 2003 at http://www.dot.ca.gov/hq/construc/stormwater/manuals.htm.  
Visit www.mcstoppp.org for more information on construction site management and Erosion and Sediment Control Plans.   
 

If you require materials in alternative formats, please contact: 
415-473-4381 voice/TTY or disabilityaccess@co.marin.ca.us  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
accumulation reaches 1/3 of the 
barrier height. 

20ft min for light trucks or as long as can fit on site 

10ft 

    (Do not use sand bags near inlets) 
 

CONSTRUCTION MANAGEMENT NOTES

ROAD/LANE CLOSURES
NONE ARE ANTICIPATED AT THIS TIME. CONCRETE 
PUMPERS WILL BE ABLE TO PARK IN DRIVEWAY AND 
REDI-MIX TRUCKS WILL BE AT THE CURB LINE, STILL 
ALLOWING TRAFFIC PASSAGE. PERMITS MUST BE 
OBTAINED FROM THE DEPARTMENT OF PUBLIC 
WORKS. ROAD CLOSURES REQUIRE POSTING 
SIGNS A MINIMUM OF 48 HOURS IN ADVANCE. 
COPIES OF THESE PERMITS MUST BE MAINTAINED 
AT THE JOB SITE FOR THE DURATION OF THE 
CLOSURE.

PARKING
PROJECT VEHICLES SHALL PARK ON THE PROJECT 
SITE AND CARPOOL FROM AN ACCEPTABLE PUBLIC 
LOT SUCH AS THE MANZANITA P ARK AND RIDE. ANY 
PROJECT-RELATED WORKERS, CONTRACTORS, OR 
SUBCONTRACTORS UNABLE TO PARK ON-SITE WILL 
CARPOOL IN AN ACCEPTABLE VEHICLE OR SHUTTLE 
TO THE SITE, PARKING OF PROJECT VEHICLES IN 
THE PUBLIC RIGHT OF WAY SHALL BE BY APPROVAL 
OF THE DEPARTMENT OF PUBLIC WORKS ONLY. 
APPROVAL WILL BE GIVEN ONLY IF THE PROJECT 
DEMONSTRATES THAT NO ON-SITE PARKING IS 
FEASIBLE. CONTACT THE MILL VALLEY POLICE 
DEPARTMENT UP TO 3 PLACARDS ALLOWING 
PARKING IN THE RIGHT OF WAY.
REFERENCE BLITHEDALE HIGHLANDS HOA PARKING 
REQUIREMENTS FOR THIS PROJECT BELOW.

ENFORCEMENT
FIRST OFFENCE VIOLATIONS OF ANY PORTION OF 
THE APPROVED CMP OR OTHER APPLICABLE 
CONSTRUCTION MANAGEMENT REQUIREMENTS 
WILL BE ADDRESSED BY A WRITTEN WARNING FROM 
THE CITY.  ANY FURTHER OR SUBSEQUENT 
VIOLATIONS WILL BE ADDRESSED BY A 'STOP WORK 
ORDER'

CONTRACTOR:
T.B.D.

CONSTRUCTION HOURS
7:00 AM TO 6:00 PM MONDAY THROUGH FRIDAY & 9:00 
AM TO 5:00 PM SATURDAY PER ORDINANCE MARIN 
COUNTY ORDINANCE. POWER TOOLS AND 
EQUIPMENT IS LIMITED FROM 8:00 AM TO 5:00 PM 
MONDAY THROUGH FRIDAY. CONSTRUCTION WORK 
IS PROHIBITED ON SUNDAYS AND HOLIDAYS.

JOB SITE/FACILITIES & STORAGE
JOBSITE DUMPSTERS WILL BE LOCATED OFF 
STREET PROJECT ON PROPERTY. PORTI-POTTY WILL 
BE LOCATED WITHIN PROPERTY LINES AND 
SCREENED FROM THE ROAD. TOOLS, JOB BOXES, 
SAWS, COMPRESSORS, ETC. WILL BE STORED AND 
OPERATED WITHIN THE BUILDING WHENEVER 
POSSIBLE TO MINIMIZE NEIGHBORHOOD 
INCONVENIENCE.  AT THIS TIME THERE IS NO 
ANTICIPATION NEEDING STORAGE ON PUBLIC RIGHT 
OF WAY.

DELIVERIES/OFF HAUL
ALL DELIVERIES WILL BE MADE NOT BEFORE 8:00 AM 
NOR AFTER 5:00 PM. ALL DRIVERS SHALL BE 
ADVISED OF THE DESIGNATED TRUCK ROUTE, 
INCLUDING APPROVED TURN AROUND LOCATIONS, 
PRIOR TO ANY DELIEVERIES OR MATERIAL REMOVAL.  
MATERIALS WILL BE MOVED AND STOCKPILED 
WITHIN PROPERTY LINES OR BEHIND BUILDING 
WITHIN 30 MINUTES OF DELIVERY. DELIVERES ARE 
LIMITED TO NON-HOLIDAYS AND WEEKDAYS FROM 
10:00 AM TO 2:00 PM FOR TRUCKS EXCEEDING 26 
FEET IN LENGTH.  A TRANSPORATION PERMIT MUST 
BE OBTAINED FROM THE DEPARTMENT OF PUBLIC 
WORKS A MINIMUM OF 72 HOURS IN ADVANCE.

ENCRAOCHMENT NOTES:
AN ENCROACHMENT PERMIT WILL BE REQUIRED IF 
ANY WORK OCCUPIES THE PUBLIC RIGHT OF WAY 
INCLUDING DEMOTION, PARKING, LOADING, DEBRIS 
BIN, EQUIPMENT OPERATION, ETC.

SEDIMENT CONTROL:
STAKED IN SILT FENCE WITH STRAW WAFFLES AT 
BASE OF INTERIOR SIDE TO BE INSTALED PRIOR TO 
START OF CONSTRUCTION AND MAINTAINED DURING 
THE BUILD. FENCE AND WAFFLES TO BE LOCATED 
DOWNHILL OF ALL CONSTRUCTION ACTIVITY.

EROSION CONTROL AND SEDIMENT
MINIMIZE SOIL DISTURBANCE AND EROSION BY 
EVALUATING NATURAL DRAINAGE PATTERNS AND 
IMPLPEMENTING EROSION CONTROLS DURING 
CONSTRUCTION AND AFTER OCCUPANCY.
DISPLACED TOPSOIL SHALL BE STOCKPILED FOR 
REUSE IN A DESIGNATED AREA AND COVERED OR 
PROTECTED FROM EROSION.

Easton Ehlers
Area Measurement
413.55 sq ft

Easton Ehlers
Distance Measurement
50.94 ft
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