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PROJECT DATA

BITMANSOUR RESIDENCE
14300 ARNERICH ROAD

LOS GATOS, CALIFORNIA

PROJECT ADDRESS:

ZONING:

ASSESSOR PARCEL NUMBER:

CONSTRUCTION TYPE:

OCCUPANCY TYPE:

LOT SIZE:

EXISTING RESIDENCE TO BE DEMO'D:

PROPOSED FLOOR AREA:

3 CAR GARAGE:

TOTAL FLOOR AREA:

ALLOWABLE FLOOR AREA:

COVERED PORCH:

COVERED TERRACE:

OPEN COURTYARD

LOT COVERAGE:

SCOPE OF WORK:

DEMO EXISTING RESIDENCE AND CONSTRUCT A 2 STORY RESIDENCE TO INCLUDE 5

BEDROOMS,6.5 BATH. PROVIDE NEW STRUCTURAL, MECHANICAL, PLUMBING AND

ELECTRICAL AS NECESSARY AND SHOWN ON PLANS.

SHEET INDEX
1. CONTRACTOR SHALL COMPLY WITH ALL CONTRACTOR SHALL COMPLY WITH ALL

CALIFORNIA RESIDENTIAL CODE (CRC) 2016, CALIFORNIA BUILDING CODE (CBC) 2016,

CALIFORNIA MECHANICAL CODE (CMC) 2016, CALIFORNIA PLUMBING CODE (CPC) 2016,

CALIFORNIA FIRE CODE (CFC) 2016, CALIFORNIA ELECTRICAL CODE (CEC) 2016,

CALIFORNIA GREEN BUILDING CODE (CGBC) 2016, ENERGY EFFICIENCY STANDARDS TITLE

24

2. INSULATION AT ALL EXTERIOR WALLS, WALLS BETWEEN HOUSE AND GARAGE, WOOD

FLOOR, FLOOR ABOVE GARAGE, AND CEILINGS SHALL BE (PER T-24 CALC'S):

WALLS: R-15 INSULATION (SPRAY FOAM) CRAWL SPACE: R-19 INSULATION (SPRAY FOAM)

ROOF ATTIC SPACE: R-45 INSULATION (BATT)

 STAPLE CERTIFICATE ADJACENT TO OVERHEAD DOOR ON INTERIOR OF GARAGE

3. VENTILATION REQUIRED: ATTIC MINIMUM OF 1/300 OF ATTIC SPACE. PROVIDE A MINIMUM

OF 50% AT ROOF WITH DORMER VENTS WITH THE BALANCE OF THE REQUIRED VENTING

AT EAVES.

4. SITE DRAINAGE: NO DRAINAGE ACROSS OR ONTO ADJACENT PROPERTIES OR ON SITE

WATER RETENTION. PROVIDE A MINIMUM 5% SLOPE ON PERVIOUS SURFACES AND 2%

SLOPE ON IMPERVIOUS SURFACES WITHIN 10' OF STRUCTURE.

5. FOUNDATION: SOIL UNDER SLAB AND FOOTINGS TO BE 95% COMPACTED. ALL BEARING

FOOTINGS SHALL EXTEND A MINIMUM OF 12" INTO UNDISTURBED SOIL, UNLESS

OTHERWISE NOTED. FOUNDATIONS AND HOUSE SLAB SHALL BE 2500 PSI AT 28 DAYS. FLAT

WORK SHALL BE 2500 PSI AT 28 DAYS. FINISH FLOOR SLAB SHALL BE A MINIMUM OF 6"

ABOVE GRADE.

PROVIDE COPIES OF ANY COMPACTION OR SOILS ANALYSIS REPORTS TO THE BUILDING

DEPARTMENT PRIOR TO THE FOUNDATION INSPECTION.

6. SILL PLATES WILL BE PRESSURE TREATED OR FOUNDATION GRADE REDWOOD.

7. ALL EXTERIOR AND INTERIOR BEARING WALLS SHALL BE 2x4 D.F. WOOD STUDS AT  16"

O.C. UNLESS OTHERWISE NOTED ON PLANS.

8. PROVIDE SOLID BLOCKING AT ALL FURRED CEILINGS AND SOFFITS AT WALLS.

9. AT ALL NON-BEARING WALLS PARALLEL TO ROOF TRUSS THAT ARE  UNBRACED FOR

MORE THAN 6'-0" PROVIDE A 2x4 DIAGONAL BRACE FROM THE TOP PLATE TO THE TOP

CHORD WITH A MINIMUM OF 2-16d EACH END.

10. BOTTOM CHORD OF TRUSS TO BE BRACED AT 12' O.C. (MINIMUM).

11. ALL EXTERIOR DOOR AND WINDOW HEADERS SHALL BE 6x12 WITH  DOUBLE TOP  PLATE

OVER, UNLESS OTHERWISE NOTED.

12. POWER DRIVEN FASTENERS: ICBO #1290, PIN #DN72 AS MANUFACTURED BY "HILTI".

SPACING: 18" O.C. AT ALL BEARING WALLS, 36" O.C. AT ALL NON-BEARING WALLS.

13. EXTERIOR STUCCO - LA HABRA, THREE-COAT STUCCO SYSTEM. FINAL COAT TO HAVE

INTEGRAL COLOR.

14. STUCCO FINISHES AT EDGES SHALL INCLUDE THE FOLLOWING:  DRIP SCREED, SUPERIOR

#1/CASING BEAD, MILCOR #66/EXTERIOR CORNER, MILCOR #1 EXP. JOINT. INTERIOR

CORNER, MILCOR #30 EXP. JOINT.

15. ALL WINDOWS SHALL BE DUAL GLAZED WITH VINYL FRAME. SEE ELEVATIONS FOR GRIDS.

16. ALL EXTERIOR SLIDING GLASS DOORS AND WINDOWS WITH SILLS  WITHIN 18" OF THE

FLOOR AND WITHIN A 24" ARC OF EITHER VERTICAL EDGE OF AN EXTERIOR DOOR IN A

CLOSED POSITION SHALL BE TEMPERED. H.S.=HORIZONTAL SLIDER, S.H.=SINGLE HUNG,

OBS.=OBSCURE, FXD.=FIXED, TEMP.=TEMPERED, HLF. RND.=HALF ROUND.

17. SILL PLATES FOR NON-BEARING WALLS MUST BE ANCHORED TO SLAB WITH HARDENED

CEMENT NAILS.

18. EXTERIOR SILL PLATES SHALL BE CAULKED AT JOINTS WITH CONCRETE SLAB. CAULK ALL

OPENINGS IN EXTERIOR ENVELOPE,  ALL JOINTS BETWEEN DISSIMILAR MATERIALS, AND

AT JUNCTIONS OF MAJOR COMPONENTS.

19. PROVIDE ONE COAT HEAVY-BODIED ACRYLIC STAIN ON BARGE RAFTERS, FASCIA BOARDS,

EXPOSED EAVES, AND WOOD TRIM.

20. CONTRACTOR TO VERIFY ALL CONDITIONS AND DIMENSIONS IN FIELD. ANY CONFLICTS

OR DISCREPANCIES ARE TO BE BROUGHT TO THE DESIGNER'S ATTENTION PRIOR TO

CONSTRUCTION.

21. BACKFLOW PREVENTER REQUIRED ON ALL HOSE BIBBS.

22. FLOOD ZONE DESIGNATION AE AND BASE FLOOD ELEVATION (BFE) OF 26.4' NAVD'88.

23. ALL MATERIALS BELOW BFE SHALL BE RESISTANT TO FLOOD DAMAGE.

GENERAL NOTES

DEFERRED APPROVALS
DEFERRED APPROVALS ARE SUBJECT TO CITYS APPROVAL

· FIRE SPRINKLER SYSTEM TO BE SUBMITTED AND APPROVED UNDER A SEPERATE

PERMIT.

FIRE DEPARTMENT NOTES
· THE ADDRESS OF THE RESIDENCE SHALL BE PROVIDED AND PLACED IN A POSITION

THAT IS READILY VISIBLE & LEGIBLE FROM THE STREET FRONTING THE PROPERTY.

NUMBERS SHALL BE A MINIMUM OF 4" HIGH WITH A MINIMUM STROKE WIDTH OF 0.5".

· SMOKE ALARMS SHALL BE INSTALLED IN EACH SLEEPING ROOM, OUTSIDE EACH

SEPARATE SLEEPING AREA IN THE IMMEDIATE VICINITY OF THE BEDROOMS, AND ON

EACH ADDITIONAL STORY OF THE DWELLING, INCLUDING BASEMENTS AND HABITABLE

ATTICS. SMOKE ALARMS SHALL BE INTERCONNECTED, RECEIVED THEIR PRIMARY

POWER FROM THE BUILDING WIRING AND SHALL BE EQUIPPED WITH BATTERY BACKUP.

· AN APPROVED CARBON MONOXIDE ALARM SHALL BE INSTALLED IN DWELLING OR

SLEEPING UNITS WITHIN WHICH FUEL-BURNING APPLIANCES ARE INSTALLED AND IN

SWELLING UNITS THAT HAVE AN ATTACHED GARAGE. CARBON MONOXIDE ALARMS

SHALL BE INSTALLED OUTSIDE OF EACH SEPARATE WELLLING UNIT SLEEPING AREA IN

THE IMMEDIATE VICINITY OF THE BEDROOM AND ON EVERY LEVEL OF A DWELLLING

UNIT INCLUDING BASEMENTS.

SPECIAL INSPECTIONS
ALL WORK REQUIRING INSPECTIONS MUST BE DONE BY CERTIFIED INSPECTION AGENCY.

· RETROFIT HOLDOWN ANCHORS MAY BE INSPECTED BY THE ENGINEER OF RECORD.  THE EOR SHALL

PROVIDE A LETTER TO THE CITY FIELD INSPECTOR AT THE TIME OF HOLDOWN INSPECTION DESCRIBING

THE RESULTS OF THE INSPECTION(S).

T-1 PROJECT DATA/GENERAL NOTES/SHEET INDEX

T-1.1 FLOOR AREA CALCULATION

C-1 COVER SHEET

C-2 GRADING AND DRAINAGE PLAN

C-3 SECTION AND DETAILS

C-4 EROSION CONTROL PLAN

C-5 EROSION CONTROL NOTES AND DETAILS

A-1 SITE PLAN

A-2 FLOOR PLAN

A-3 EXTERIOR ELEVATIONS

A-4 EXTERIOR ELEVATIONS

A-5 ROOF PLAN

A-6 SECTIONS

VICINITY MAP

14300 ARNERICH ROAD

HR-1

537-11-017

V-B SPRINKLERED

R-3/U

236,210 S.F. (5.42 ACRES)

3,733 S.F.

5,284.3 S.F.

461.25 S.F. (TOTAL = 861.25 S.F. INCLUDING  400 S.F. ALLOWANCE)

5,745.55 S.F.

6,000 S.F. (+ 400 S.F. GARAGE ALLOWANCE)

341 S.F.

1,590.2 S.F.

414.5 S.F.

7,676.75 S.F. 3.2%
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Floor Area
Diagram

0 8' 16' 32'4'

Floor Area Diagram
scale: 1/8"=1'-0"

PROPOSED RESIDENCE

FLOOR AREA LIMIT CALCULATION:

AREA S.F.

A 28.8

B 84.0

C 1152

D 16.0

E 306

F 540

G 24

H 1224

I 27

J 576

K 7.5

L 1219.0

M 16 (NON F.A.R.)

N 80

O 845.25 (NON F.A.R.)

P 112 (NON F.A.R.)

Q 57 (NON F.A.R.)

R 108 (NON F.A.R.)

S 190 (NON F.A.R.)

T 108 (NON F.A.R.)

U 65.9 (NON F.A.R.)

V 435 (NON F.A.R.)

W 683.3 (NON F.A.R.)

X 86.4 (NON F.A.R.)

Y 68.8 (NON F.A.R.)

Z 259.3 (NON F.A.R.)

AA 112 (NON F.A.R.)

BB 60 (NON F.A.R.)

P 112 (NON F.A.R.)

Q 57 (NON F.A.R.)

TOTAL FLOOR

AREA

5284.30
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ADDITONAL NOTES:

(TO BE MAINTAINED)
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0 30' 60' 120'15'

Site Plan
scale: 1"=30'-0"

GENERAL NOTES:

1. VERIFY LOCATION OF ALL UTILITIES AT JOB SITE.

2. SLOPE ALL FINISH GRADES A MIN. OF 5% AT PERVIOUS AND 2% AT

IMPERVIOUS SURFACES FOR 10'-0" AWAY FROM STRUCTURE FOR DRAINAGE.

3. ALL DWELLINGS SHALL HAVE A CONTROLLED METHOD OF WATER DISPOSAL

FROM ROOFS THAT WILL COLLECT AND DISCHARGE ROOF DRAINAGE TO THE

GROUND SURFACE AT LEAST 5 FEET FROM FOUNDATION WALLS OR TIE INTO

AN APPROVED DRAINAGE SYSTEM.

4. THE FINISH GRADE AROUND THE STRUCTURE SHALL SLOPE AWAY FROM THE

FOUNDATION A MINIMUM OF 5% FOR A MINIMUM DISTANCE OF 10'-0" (CBC

1804.3).

5. ON GRADED SITES, THE TOP OF ANY EXTERIOR FOUNDATION SHALL EXTEND

ABOVE THE ELEVATION OF THE STREET GUTTER AT POINT OF DISCAHARGE

OR THE INLET OF AN APPROVED DRAINAGE DEVICE A MINIMUM OF 12" PLUS 2"

(CRC 1808.7.4).

6. EAVE PROJECTIONS SHALL HAVE 1 HOUR FIRE-RESISTANCE RATING ON ALL

EAVE PROJECTIONS THAT ARE LESS THAN 3'-0" FROM THE PROPERTY LINE.

THIS IS NOT REQUIRED FOR EAVE PROJECTIONS GREATER THAN 3'-0" AS

PRESCRIBED UNDER CRC SECTION R302 & TABLES R302.1(2).
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Entry Level Floor Plan  

GENERAL NOTES:

1. WINDOW & DOOR SIZES SHOWN ARE FOR DESIGN PURPOSES ONLY.

ACTUAL WINDOW & DOOR SIZES SHALL BE FRAMED & SET PER MFG.

SPECIFICATIONS. MAKE & MODEL NUMBERS SHALL BE CALLED OUT

PER SUPPLIER'S AND/OR OWNER'S SPECIFICATIONS. WINDOWS TO

BE DUAL-PANED (U.N.O.)

2. ALL EXTERIOR HEADERS SHALL BE AT 6'-8" U.N.O.

3. ALL EXTERIOR DOORS SHALL BE AT LEAST 1

3

4

" THICK

4. ALL GLASS DOORS, GLASS WITHIN 24" OF DOORS & WITHIN 18" OF

FLOORS, GLASS SUBJECT TO HUMAN IMPACT, ETC. SHALL BE SAFTEY

TEMPERED

5. BEDROOM WINDOWS SHALL HAVE MAX 44" HIGH SILL & MIN. NET

CLEAR OPENINGS OF 20" IN WIDTH & 24" IN HEIGHT W/ MIN. CLEAR

OPENING OF 5.7 FEET

6. SHOWERS TO BE FINISHED WITH MOISTURE RESISTANT MATERIALS

OVER A MOISTURE RESISTANT UNDERLAYMENT TO MIN. HEIGHT OF

72" ABOVE DRAIN W/ TEMPERED GLASS ENCLOSURES

7. PROVIDE THERMOSTATIC MIXING VALVE OR INDIVIDUAL CONTROL

VALVES OF THE PRESSURE BALANCE AT ALL SHOWERS PER C.P.C.

8. WATER CLOSETS (TOILETS) SHALL USE NO MORE THAN 1.28

GALLONS/FLUSH. SHOWER HEADS SHALL HAVE A WATER FLOW RATE

NOT MORE THAN 2.0 GALLONS PER MINUTE AT 80 PSI. LAVATORY

FAUCETS SHALL NOT EXCEED 1.5 GALLONS PER MINUTE AT 60 PSI.

KITCHEN FAUCETS SHALL NOT EXCEED 1.8 GALLONS PER MINUTE AT

60 PSI.

9. WATER HEATERS & FURNACES TO BE C.E.C. CERTIFIED.  WATER

HEATERS TO HAVE PRESSURE & TEMPERATURE RELIEF DEVICES &

DISCHARGE TO OUTSIDE.

10. PROVIDE COMBUSTION AIR FOR FUEL BURNING APPLIANCES

11. WATER HEATERS SHALL BE STRAPPED WITHIN THE UPPER & LOWER

1/3 OF THE HEATER STRAPS SHALL BE LOCATED A MIN. OF 4" FROM

ANY CONTROLS. WATER HEATER TO BE ON PLATFORM 18" MIN. A.F.F.

12. OPENINGS AROUND GAS VENTS, DUCTS & PIPING AT EACH FLOOR

SHALL BE FIRE STOPPED

13. AIR DUCTS IN GARAGE THAT PASS THRU LIVING/ GARAGE COMMON

WALL SHALL BE 26 GA. STEEL OR THICKER

14. INSTALL PRE-FAB MTL. FIREPLACES PER MFG'S SPEC'S.  PROVIDE

I.C.C. APPROVED NUMBERS TO BUILDING DEPT. PRIOR TO

INSTALLATION

15. PROVIDE FIRE-STOPS IN OPENINGS AT FLOOR & CEILINGS OF ALL

FIREPLACES

16. PROVIDE AC/DC SMOKE DETECTORS WITHIN EACH SLEEPING ROOM

& CENTRALLY LOCATED IN CORRIDORS OR AREAS GIVING ACCESS

TO EACH SLEEPING AREA ALL DETECTORS TO BE INTERCONNECTED

TYPICAL.

17. LANDINGS NO MORE THAN 7.75" LOWER THAN THRESHOLD FOR

IN-SWINGING DOORS, & NO MORE THAN 1

1

2

" FOR OUT-SWINGING &

ENTRY DOORS. EXTERIOR LANDINGS TO BE  3'-0 DEEP MIN.

18. ALL GYPSUM BOARD TO 

5

8

" TYP. U.N.O

19. CONTROL VALVES AND SHOWERHEADS SHALL BE LOCATED ON THE

SIDEWALL OF THE SHOWER COMPARTMENTS OR BE OTHERWISE

ARRANGED 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.

20. JOINTS AND OTHER OPENINGS IN THE BUILDING ENVELOPE THAT

ARE POTENTIAL SOURCES OF AIR LEAKAGE SHALL BE CAULKED,

GASKETED, WEATHER- STRIPPED OR OTHERWISE SEALED TO LIMIT

INFILTRATION AND EXFILTRATION. (CENC SECTION 117).

21. THE FIRST 5' OF HOT AND COLD WATER PIPES FROM THE STORAGE

TANK FOR NON RECIRCULATING SYSTEMS SHALL BE THERMALLY

INSULATED WITH A MIN. OF 1" (.75") THICK INSULATION FOR HOT

(COLD) WATER PIPES WITH A DIAMETER LESS THAN OR EQUAL TO 2"

OR 1.5" (1") FOR HOT (COLD) WATER PIPES WITH A DIAMETER

GREATER THAN 2". (150(J)(2) CENC).

22. THE BUILDER/ CONTRACTOR TO PROVIDE THE OWNER AND THE

COUNTY BUILDING DIVISION WITH A COPY OF THE CF-6R

INSTALLATION CERTIFICATE AT THE TIME OF FINAL INSPECTION.

(2008 STANDARDS SECTION 10-103(A)(3)).

23. VENTING FOR ISLAND FIXTURES (VEGETABLE SINK) SHALL BE

DESIGNED PER SECTION 909 OF THE 2010 CALIFORNIA PLUMBING

CODE.
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CLASS "A" BORAL SPANISH TILE ROOFING-

INSTALL PER MANUFACTURER'S  SPECIFICATIONS

o/30# FELT  o/ PLYWOOD SHEATHING - TYPICAL

NOTE:

8'-0" TYP. HEADER HT. U.N.O.
WINDOW/ DOOR FRAMES-

COLOR TO BE DARK BRONZE
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ENTRY LEVEL
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CLERESTORY

582.5' PL. HT.
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12

STUCCO STONE O/ 1 LAYER

GRADE "D" PAPER (2 LAYERS

TOTAL)

NAPA VALLEY COLUMNS- TYP.

WHERE SHOWN

DECORATIVE LIGHT FIXTURE- TYP.

COLOR TO BE DARK BRONZE

"OGEE" GUTTER O/ 2x6 FASCIA

BOARD - TYP. COLOR TO BE

DARK BRONZE
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Exterior 
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Right Elevation
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CLASS "A" LIGHT WEIGHT CONC. TILE ROOFING -

INSTALL PER MANUFACTURER'S  SPECIFICATIONS

o/30# FELT  o/ PLYWOOD SHEATHING - TYPICAL

HALF ROUND GUTTER-

SEE ELEVATIONS

CHIMNEY CAP- SEE

ELEVATIONS

OPEN TRELLIS ABOVE

COURTYARD

BITUMINOUS MEMBRANE

ROOFING AT ENTRY

Roof Plan
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DCW

Roof Plan

ROOF PLAN NOTES:

· ROOF SLOPE IS TO BE 4:12 U.N.O.

· ARROWS INDICATE DIRECTION OF ROOF SLOPE.

· PLATE HEIGHT IS TO BE 11'-6" ENTRY LEVEL AND 10'-0" AT UPPER LEVEL

· OVERHANGS ARE TO BE 14" AT EAVES & RAKES (U.N.O.)

· PROVIDE EAVE VENTS FOR ATTIC VENTILATION PER C.R.C. TYPICAL.

· INSTALL G.I. MATERIAL ROOF JACKS FOR PLUMBING VENTS, ETC. AS REQUIRED.

· INSTALL "OGEE" GUTTER W/ DOWNSPOUTS AS REQUIRED.

· PROVIDE CONCRETE SPLASH BLOCKS AT DOWNSPOUT LOCATIONS FOR

DRAINAGE AWAY FROM STRUCTURE - TYPICAL.

ATTIC VENTILATION:

3996 S.F. OF ATTIC SPACE / 300 = 13.3 S.F.

13.3 S.F. X 144 SQ. INCHES = 1915 SQ. INCHES REQ'D

PROVIDE (3) 3" DIA. HOLES AT  FREEZE BLK'G (21 SQ. INCHES OF

VENTING PER BLOCK) 957 SQ. INCHES REQ'D / 21 SQ. INCHES=46

FREEZE BLOCKS REQUIRED. PROVIDE VENTING BLK'S SPACED

EVENLY AT PERIMETER BUT NOT CLOSER THAN EVERY OTHER

BAY.

PROVIDE O'HAGIN TILE ROOF VENT.

957 SQ. INCHES REQ'D / 98.75 SQ. INCHES PER VENT

10 ROOF VENTS REQ'D.

NOTE:

AT LEAST 40% BUT NOT MORE THAN 50% OF REQUIRED ATTIC

VENTILATION SHALL BE PROVIDED BY VENTS LOCATED NOT MORE

THAN 3' BELOW THE RIDGE AND THE REMAINING VENTS LOCATED

AT THE EAVE OR CORNICE PER C.R.C.
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Section A-A
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