City of Pittsburg
Zoning Administrator Agenda

October 24, 2018

City Hall
First Floor Conference Room 4B
65 Civic Avenue, Pittsburg, CA 94565

3:30 P.M.

CALL TO ORDER

DELETIONS, WITHDRAWALS OR CONTINUANCES

COMMENTS FROM THE AUDIENCE (For items not listed on the agenda.)

PUBLIC HEARING

1. 2186 Crestview Single Family Home, AP-18-1358 (AD, VA).
This is a public hearing on an application by Henry Ortiz, Jr., requesting Zoning
Administrator approval of a variance in order to reduce the required rear yard
setback from 10 feet to five feet, as well as administrative design review approval
in order to allow for development of a single-family home on an existing,
triangular-shaped lot located at 2186 Crestview Drive, in the RM (Medium
Density Residential) District. APN: 087-042-016.

ADJOURNMENT

This agenda was posted at City Hall on October 16, 2018.
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NOTICE TO PUBLIC

GENERAL INFORMATION

A decision by the Zoning Administrator is not final until the appeal period expires 10 calendar
days after the date the decision occurred. The applicant, City Council member(s), City
Manager, or any affected person may appeal either the denial, approval or any condition of
approval of an item within the 10-day appeal period. A completed appeal form and the
applicable filing fee must be filed with the City Planner, 65 Civic Avenue, Pittsburg. The appeal
form must include the name and address of the appellant and state the reasons for the appeal.
The appeal will be set for Planning Commission consideration and public notice given.

The Zoning Administrator requests that you refrain from disruptive conduct during the meeting
and that you observe the order and decorum of the meeting. Please turn off or set to vibrate all
cellular phones and pagers, and refrain from making personal, impertinent or slanderous
remarks. Boisterous or disruptive behavior during the meeting, and the display of signs in a
manner that violates the rights of others or prevents others from watching or fully participating in
the meeting is a violation of Municipal Code, and the Zoning Administrator can direct any person
who engages in such conduct to leave the meeting.

NOTICE TO THE DISABLED AND VISUALLY OR HEARING IMPAIRED

In compliance with the Americans with Disabilities Act, the city of Pittsburg will provide special
assistance for disabled citizens. Upon request, an agenda for the meeting will be made
available in appropriate alternative formats. If you need special assistance to participate in this
meeting, or wish to request a specially formatted agenda, please contact the City Planner at
925-252-4920. Notification at least 24 hours prior to the meeting will enable the city to make
reasonable arrangements to ensure accessibility to this meeting or provide the requested
agenda format. (28 CFR 35.102-35.104 ADA Title II)



City of Pittsburg

Community Development Department — Planning Division
65 Civic Avenue, Pittsburg, CA 94565 | Tel: (925) 252-4920 | Fax: (925) 252-4814

Memorandum
MEMO: October 24, 2018
TO: Zoning Administrator
FROM: Jordan Davis, AICP, Senior Planner
RE: 2186 Crestview Single Family Home, AP-18-1358 (AD, VA).

ORIGINATED BY: Henry Ortiz Jr., Mayari Development, LLC, 852 Volpaia Ct.,
Brentwood, CA 94513.

SUBJECT: This is a public hearing on an application by Henry Ortiz, Jr., requesting
Zoning Administrator approval of a variance in order to reduce the required rear yard
setback from 10 feet to five feet, as well as administrative design review approval in
order to allow for development of a single-family home on an existing, triangular-shaped
lot located at 2186 Crestview Drive, in the RM (Medium Density Residential) District.
APN: 087-042-016.

RECOMMENDATION: Staff recommends the Zoning Administrator adopt Resolution
No. 330, approving Variance and Administrative Design Review Application No. 18-
1358, subject to conditions.

BACKGROUND: On April 10, 2007, the Planning Commission adopted Resolution Nos.
9702 and 9700, approving a use permit to establish a 1,930 square foot home on the
subject property, as well as a variance to allow additional second-story square footage
and decrease the required front, side, and rear yard setbacks, respectively.

At the time these resolutions were adopted, the 4,567 square foot lot was considered a
“substandard” lot for development of a single-family home, requiring a use permit for the
development and a variance to allow a second story with a floor area which exceeded
50 percent of the first floor living area. Subsequently, in 2007, Title 18 (“Zoning”) of the
Pittsburg Municipal Code (PMC) was amended to reduce the minimum lot area required
for a single-family home in the RM District to 3,000 square feet; as such, this lot is no
longer considered substandard. However, the approved home was never constructed,
and the approved resolutions have lapsed.

On September 11, 2018 a Notice of Intent to Conduct a Zoning Administrator Public
Hearing on the requested variance was provided to the Planning Commission, pursuant
to PMC section 18.10.050. On October 23, 2018, a Notice of Intent to exercise design
review authority delegated to staff pursuant to Planning Commission Resolution No.
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Zoning Administrator Staff Report

2186 Crestview Single Family Home, AP-18-1358 (AD, VA)
October 24, 2018

9918 was provided to the Planning Commission.

PROJECT DESCRIPTION:

Existing Conditions: The project site is a vacant 4,567 square-foot parcel on the north
side of Crestview Drive, approximately 400 feet north of West Leland Road. The parcel
is triangular in shape, with the longest side running adjacent to Crestview Drive. Three
existing trees are located on the parcel adjacent to Crestview Drive; however, a field
visit by staff has determined that these trees do not meet the size requirements to be
considered “protected trees” under PMC section 18.84.835(F).

The parcel is bordered to the north by Mount Zion Baptist Church and to the southwest
by Temple Baptist Church. To the west, along the property line by which the requested
variance would be measured, is a vacant parcel owned by Mount Zion Baptist Church.
See Attachment 3 for a map of surrounding uses.

Proposed Project:

The applicant is proposing to construct an approximately 1,973 square foot. Single-
family home with a 266 square foot two-car garage and 38 square foot covered patio.
The home would be situated in the northwest corner of the property, and a fenced yard
would be located just south of the home, providing private outdoor space. The northern
and western sides of the property would include aggregate intended to help meet
stormwater drainage requirements.

The home would be two-story and finished with a combination of stucco and plank
siding on all four facades, as well as an asphalt tile roof. Each fagade would provide
numerous windows, and second-story windows adjacent to Crestview Drive would
include faux shutters. The one car garage would be located along the northern property
boundary and would include an attractive design with window lites. The home would
include four bedrooms, two and one-half bathrooms, and other amenities commonly
found in recently developed single-family homes in Pittsburg.

As discussed in detail below, the applicant is requesting a variance in order to reduce
the required side yard setback to five feet. For a detailed comparison of the RM District
development standards and the proposed project, see Attachment 4.

GENERAL PLAN/ZONING COMPLIANCE:

General Plan: The General Plan land use designation for the site is Medium Density
Residential, which is intended for multiple types of dwelling units, including single-
family, at a density of 7-14 dwelling units per acre. Though the project proposes only
one unit, based on the lot size, the density for the site would equal just over nine units
per acre, consistent with the property’s General Plan land use designation.
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Zoning Administrator Staff Report
2186 Crestview Single Family Home, AP-18-1358 (AD, VA)
October 24, 2018

Zoning: The property is located in an RM District. The proposed single-family residential
project is a permitted use within the RM District, subject to design review. As shown in
Attachment 4, the proposed use would meet or exceed the development regulations for
properties located within the RM District, with the exception of the rear yard setback, for
which a variance is requested.

Variance: The applicant is requesting a variance from the required rear yard setback.
The project is subject to the RM District development Standards for single-family
detached homes, which specify the minimum rear yard setback shall be 10 feet for a
residential property located in a subdivision approved prior to June 20, 2007. (City
records indicate the parcel existed in its current form prior to the specified date.)

PMC section 18.06.745 defines the rear yard as extending across the full width of the lot
(except on a corner lot) between the most rear main building wall and the rear lot line.
The depth of a required rear yard is measured perpendicular to the rear lot line toward
the nearest part of a main building. Further, PMC section 18.06.430(D) defines the rear
lot line as the line parallel or approximal parallel to the front lot line. Staff has
determined that the westernmost property line is within 45 degrees of being parallel to
the front lot line, and thus is the line from which the rear setback is measured.

Parking: PMC section 18.78.040, “Schedule A,” requires each single-family residence to
provide a minimum of two off street parking spaces per unit, including one covered. The
project includes on covered parking space via the garage. However, it appears the
proposed driveway is not long enough to provide a second space pursuant to PMC
section 18.78, and a condition of approval has been recommended which would require
the developer expand the driveway space or provide a secondary driveway.

Design Review and Development Guidelines: The proposed home will generally be in
conformance with the applicable portions of the City’s adopted DRDGs, specifically
guidelines that call for: 1) reliefs and architectural treatments on all building elevations
(DRDG section l.a); 2) roof slopes greater than 4:12 (1.f); 3) articulated garage doors
(1.9); 4) garage frontages that do not occupy more than 60 percent of lot frontage (l.j);
and 5) architectural treatments such as shutters on the front fagade (1.1), and if
conditions are added to require: 1) the front yard provide an automatic irrigation system
(I.c); and 2) board-on-board fencing on all side and rear yards (l.k). Further, the
proposed home would be in conformance with the Green Building Design Guidelines if
conditions are added to require: 1) the home be prewired for solar photovoltaic panels
(IV.a.2); 2) the home feature up-to-date energy technologies as required under Title 24
of the State of California Building Code; and 3) the developer provide one hanging
bicycle rack within the garage.

Required Findings Pursuant to PMC section 18.16.050, the Zoning Administrator may
grant a variance from the required rear yard setback if they can make findings that:
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Zoning Administrator Staff Report
2186 Crestview Single Family Home, AP-18-1358 (AD, VA)
October 24, 2018

a. because of special circumstances concerning the subject property including size,
shape, topography, location of surroundings, the strict application of zoning
regulations deprives the property of privileges enjoyed by other properties in the
vicinity and in the same land use district;

b. the variance will not constitute a grant of special privilege which is not generally
available to other property in the vicinity and in the same land use district; and,

c. the variance substantially complies with the intent and purpose of the land use
district to which the property is classified.

Pursuant to PMC section 18.36.220(B), the Zoning Administrator may grant design
review approval if they can make the findings that:

1.

the structures conform with good taste, good design and in general
contribute to the character and image of the City as a place of beauty,
spaciousness, balance, taste, fitness, broad vistas, and high quality;

the structures will be protected against exterior and interior noise, vibrations,
and other factors that may tend to make the environment less desirable;

the exterior design and appearance of the structures are not of inferior
quality as to cause the nature of the neighborhood to materially depreciate
in appearance and value;

the structures are in harmony with proposed developments on land in the
general area; and

the application conforms with the criteria set forth in any applicable City-
adopted design guidelines, specifically, the Development Review and
Design Guidelines (DRDGs).

Environmental: This project is categorically exempt from the requirements of the

California Environmental Quality Act (CEQA) under Class 32, “In-Fill Development
Projects,” of the state CEQA Guidelines, section 15332.

Public Noticing: On or prior to October 12, 2018, notice of the October 24, 2018, public

hearing notice on this project (Attachment 5) was posted at City Hall, at the proposed
project site, and on the “Public Notices” section of the City’s website; was delivered to
the Pittsburg Library; and mailed via first class or electronic mail to the property owner,
the applicant, to all owners of property within 300 feet of the project site, and to all
interested parties and individuals and organizations that requested such notice, in
accordance with Government Code Section 65091 and PMC section 18.14.010.

STAFF ANALYSIS:
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Zoning Administrator Staff Report
2186 Crestview Single Family Home, AP-18-1358 (AD, VA)
October 24, 2018

Staff believes the Zoning Administrator can make all the findings necessary in order to
approve the requested variance and design review application.

Due to the triangular shape of the parcel, there is no obvious or traditional rear line from
which the rear yard setback can be measured. As described above, the westernmost
property line would be considered the rear lot line by definition, though this property line
functions more realistically as a side lot line, from which the required setback is only five
feet. Staff believes that requiring the developer to meet the 10-foot setback requirement
from the western property line, while still meeting the required 15-foot front yard
setback, would result in a home that would be abnormally constricted, and reduce the
size of the proposed upstairs bedrooms, making the home less marketable, and thus
less feasible to develop. The variance would not constitute a grant of special privilege,
as the developer would only be able to construct one home, at a size commonly found
within recent single-family developments. Lastly, the project would otherwise meet and
substantially comply with the development standards for detached single-family homes
in the RM District.

The project would enhance the aesthetic value of the area by eliminating a long-
standing vacant parcel in favor of a home featuring quality architecture consistent with
other homes built within the City in recent years, and complimentary to the existing
residential structures in the area.

REQUIRED ACTION:

Move to adopt Resolution No. 330, approving Variance and Administrative Design
Review Application No. 18-1358, subject to conditions.

ATTACHMENTS:

Proposed Resolution No. 330
Project Plans, dated July 19, 2018
Map of Surrounding Uses

Property Development Regulations
Public Hearing Notice/Vicinity Map

abkhown =
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ATTACHMENT 1
PROPOSED

BEFORE THE ZONING ADMINISTRATOR OF THE CITY OF PITTSBURG

In the Matter of:

Resolution Approving a Request for a
Variance and Administrative Design
Review Approval to Construct a Single-
Family Detached Residence, for "2186
Crestview Single-Family Home, AP-18-
1358 (AD, VA)."

Resolution No. 330

~— N S N N S

The Zoning Administrator DOES RESOLVE as follows:

Section 1. Background

A.

On August 8, 2018, Henry Ortiz Jr., on behalf of Mayari Development LLC, filed
Planning Application No. 18-1358, requesting Zoning Administrator approval of a
variance in order to reduce the required rear yard setback from 10 feet to five feet,
as well as administrative design review approval in order to allow for development
of a single-family home on an existing, triangular-shaped lot located at 2186
Crestview Drive, in the RM (Medium Density Residential) District. APN: 087-042-
016.

The proposed project is governed by the policies and development standards in the
Pittsburg General Plan, Pittsburg Municipal Code (PMC) Title 18 (“Zoning”), and the
City of Pittsburg Development Review Design Guidelines (DRDGs; Planning
Commission Resolution No. 9864).

Pursuant to PMC section 18.10.050 and 18.28.020, the Zoning Administrator shall,
after notice pursuant to PMC sections 18.14.020(E) and (F) and notice to the
Planning Commission, hear and decide each application for a variance, unless the
zoning administrator determines that, because of the probable controversial nature
of the proposal or because of its significance to the City, the Planning Commission
should hear and decide the application.

On September 25, 2012, the Planning Commission adopted Resolution No. 9918,
delegating certain types of design review projects to the Zoning Administrator.
Design review of this project is delegated to the Zoning Administrator under
Category 7 (“New Model Homes in Approved Subdivisions”), as the project will be
located on a parcel that has been previously created and conforms with the
minimum lot size for single-family homes in the RM District, and will generally be
consistent with the size, quality or architecture and materials, and general character
of existing homes in the area.

On September 11, 2018, a Notice of Intent to conduct a Zoning Administrator public
hearing pursuant to Pittsburg Municipal Code (PMC) section 18.10.050 regarding a
request for approval of a variance in order to reduce the required rear yard setback

Page 1 of 9 Proposed
Resolution No. 330



to five feet was provided to the Planning Commission

On October 23, 2018, a Notice of Intent to exercise staff delegated Design Review
authority for this project was provided to the Planning Commission.

The proposed project is categorically exempt from the requirements of the California
Environmental Quality Act (CEQA) under Class 32, “In-Fill Development Projects,”
of the state CEQA Guidelines, sections 15332.

On October 24, 2018, the Zoning Administrator held a public hearing to consider
Planning Application No. 18-1358, at which time oral and/or written testimony was
considered.

Section 2. Findings

A.

Based on the Zoning Administrator Staff Report entitled, “2186 Crestview Single
Family Home, AP-18-1358 (AD, VA),” dated October 24, 2018, and based on all the
information contained in the Planning Division files on the project, incorporated
herein by reference and available for review in the Planning Division located at 65
Civic Avenue in Pittsburg, and based on all written and oral testimony presented at
the meeting, the Zoning Administrator finds that:

1. All recitals above are true and correct and are incorporated herein by reference.
Variance:

2. Because of special circumstances concerning the subject property’s triangular
shape, the strict application of zoning regulations deprives the property of
privileges enjoyed by other properties in the vicinity and in the same land use
district. Requiring the developer to meet the 10-foot setback requirement from
the western property line, while still meeting the required 15-foot front yard
setback, would result in a home that would be abnormally constricted, and
reduce the size of the proposed upstairs bedrooms, depriving the property of the
ability to have a home comparable to that which could likely be constructed on a
standard rectangular lot of similar square footage, making the home less
marketable, and thus less feasible to develop.

3. The variance will not constitute a grant of special privilege which is not generally
available to other properties in the vicinity and in the same land use district, in
that the reduced setback will facilitate the construction of one home, as
commonly allowed on a parcel this size and in this zone district, at a size
commonly found within recent single-family developments.

4. The variance substantially complies with the intent and purpose of the land use
district to which the property is classified, in that the reduced setback will
facilitate the construction of only one home, as commonly allowed on a parcel
this size and in this zone district, at a size commonly found within recent single-
family developments. The project will otherwise be required to meet all
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applicable development standards for single-family homes in the RM District.

Design Review:

5.

The structure will conform with good taste, good design and in general
contribute to the character and image of the City as a place of beauty,
spaciousness, balance, taste, fitness, broad vistas, and high quality. The home
will be finished with a combination of stucco and plank siding on all four facades,
as well as an asphalt tile roof. Each fagade will provide numerous windows, and
second-story windows adjacent to Crestview Drive will include faux shutters. The
one car garage will be located along the northern property boundary and will
include an attractive design with window lites. The home will include four
bedrooms, two and one-half bathrooms, and other amenities commonly found in
recently developed single-family homes in Pittsburg.

The structures will be protected against exterior and interior noise, vibrations
and other factors that may tend to make the environment less desirable, in that
the project will be required to comply with all applicable building and fire codes.

The exterior design and appearance will not be of inferior quality as to cause the
nature of the neighborhood to materially depreciate in appearance and value, in
that the home will be finished with a combination of stucco and plank siding on
all four facades, as well as an asphalt tile roof. Each fagade will provide
numerous windows, and second-story windows adjacent to Crestview Drive will
include faux shutters. The one car garage will be located along the northern
property boundary and will include an attractive design with window lites. The
home will include four bedrooms, two and one-half bathrooms, and other
amenities commonly found in recently developed single-family homes in
Pittsburg.

The exterior design and appearance will be in harmony with proposed
developments on land in the general area, in that the proposed home will feature
stucco and lap siding finishing and pitched roofs, similar to existing single-family
detached homes within the area, as well as neighboring multifamily and religious
buildings in the area, and if a condition is added to require the developer submit
a proposed color palette to the Planning Division for review and approval prior to
issuance of a building permit.

The proposed home will generally be in conformance with the applicable
portions of the City’s adopted DRDGs, specifically guidelines that call for: 1)
reliefs and architectural treatments on all building elevations (DRDG section l.a);
2) roof slopes greater than 4:12 (1.f); 3) articulated garage doors (l.g); 4) garage
frontages that do not occupy more than 60 percent of lot frontage (1.j); and 5)
architectural treatments such as shutters on the front fagade (1.1), and if
conditions are added to require: 1) the front yard provide an automatic irrigation
system (l.c); and 2) board-on-board fencing on all side and rear yards (I.k).
Further, the proposed home would be in conformance with the Green Building
Design Guidelines if conditions are added to require: 1) the home be prewired
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for solar photovoltaic panels (1V.a.2); 2) the home feature up-to-date energy
technologies as required under Title 24 and CalGreen Standards within the
State of California Building Code; and 3) the developer provide one hanging
bicycle rack within the garage.

B. The staff report entitled, “2186 Crestview Single Family Home, AP-18-1358 (AD,
VA),” dated October 24, 2018, is referenced hereto as additional support for
findings.

Section 3. Decision

Based on the findings set forth above, the Zoning Administrator hereby grants approval of
Planning Application No. 18-1358, subject to the following conditions:

Design Review and Variance:

1.

The project shall be carried out in substantial conformity with the project plans dated
July 29, 2018, and attached as Exhibit A this resolution, except as may be hereinafter
modified. Any major changes to the project plans shall be subject to review and
approval by the Zoning Administrator.

The rear yard setback, as measured from the westernmost property line, shall be
reduced to a minimum of five (5) feet.

The developer shall submit a proposed color palette showing where each color will be
applied. The final building colors shall be subject to review and approval by the
Planning Division prior to issuance of a building permit.

All gutters, downspouts, flashing vents, utility equipment, and similar items shall be
painted to match the building exterior to which they are directly attached.

All landscaped areas shall be maintained so as to remain in a healthy, thriving and
weed free condition. Any dead or unhealthy plants shall be replaced with a similar
species.

The entire parcel shall be kept clean and free of all litter, debris, and refuse.

The developer shall ensure the project provides one covered parking space and one
uncovered parking space. The covered parking space shall be required to measure 20
feet by 11 feet, and the uncovered space shall be required to measure eighteen feet by
nine feet. The final location of the parking spaces shall be subject to review and
approval by the City’s Planning and Engineering Divisions and shall comply with all
requirements of Title 18 of the Pittsburg Municipal Code (PMC).

The developer shall provide an automatic irrigation system for front yard landscaping.

The developer shall provide board-on-board fencing on all side and rear yards. The
fencing shall comply with the standards set forth in PMC section 18.84.205 and shall be
reviewed and approved by the Planning and Building Divisions prior to issuance of an
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engineering or building permit.
10. The developer shall provide prewiring for solar photovoltaic panels.
11.The developer shall comply with all Title 24 and CalGreen requirements.
12.The developer shall provide one hanging bicycle rack within the garage.

Engineering Fees Due Payable Prior to First Plans Review and at the Time of Site
Development Permit Issuance:

13.Improvement and Grading Plan Review fees. These fees are based on the Master Fee
Schedule per Single Parcel Development for site improvements and grading. The
Improvement Plan Check fee is $2,047 per single parcel. The Grading Plan Check Fee
is $195 per parcel or may be based upon an approved Engineer’s Estimate of total
cubic yards, according to the current schedule of Grading Fee Charges. These fees
shall be paid at the time the Single Parcel Development Permit is issued.

14.Improvement and Grading Inspection Fees. The applicant shall pay the Improvement
and/or Grading Inspection Fee(s) to the Engineering Division when the Single Parcel
Development Permit is issued. The current Improvement Inspection Fee is $3,635 per
single parcel for improvements. The Grading Inspection Fee is $213 per parcel. The
Grading Inspection Fee may also be based upon an approved Engineer’s Estimate of
total cubic yards, according to the current schedule of Grading Fee Charges.

15. Facility Reserve Charge. The applicant shall pay the City of Pittsburg Facilities Reserve
Charge (PMC Chapters 13.08, 13.12 and 13.24; the “FRC”) to the Engineering Division, for
water and sewer service in the amounts in effect when the applicant obtains a Building
Permit. The applicant understands that the current FRC on file, effective August 20, 2005,
shall be paid in accordance with the fee schedule approved by Resolution No. 05-10290,
and amended by Resolution No. 12-11778, on February 21, 2012, a copy of which is
available at the City. The FRC shall be paid to the Engineering Division prior to the
issuance of a Building Permit.

16. Local Transportation Mitigation Fee. The applicant shall pay the Local Transportation
Mitigation Fee (PMC Chapter 15.90; the “LTMF”) amount in effect when the applicant
obtains a Building Permit. The applicant understands that the LTMF is reviewed and
adjusted annually to the current Construction Cost Index (CCI) and may be increased at the
City Council’s discretion based on revised cost estimates for roadway and transit facilities
and other factors that demonstrate an increase is needed to offset traffic impacts caused by
new development. The LTMF is calculated by dividing the total fee share of improvement
costs by the total number of Dwelling Unit Equivalencies (“DUE”) in the City, as described in
PMC Chapter 15.90 and the Pittsburg Local Transportation Mitigation Fee Program
Update, copies of which are available from the City. Fees shall be paid prior to issuance of
a Building Permit.

17. Regional Transportation-Development Impact Mitigation Fee. The applicant shall pay the
Regional Transportation-Development Impact Mitigation Fee (PMC Chapter 15.103; the
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“‘PRTDIM”) amount in effect when the applicant obtains a Building Permit. The RTDIM will
be automatically increased or decreased on January 1 of each year based on the percent
change in the Engineering News-Record Construction Costs Index — San Francisco Bay
Area between September 1 and September 1 of the preceding two calendar years. Fees
shall be paid prior to issuance of a Building Permit. If no Building Permit is required, then
the fees are payable in the amount in effect when the project commences pursuant to PMC
Section 15.103.

18. GIS update. The applicant shall pay $100 per dwelling unit for residential uses to the
Engineering Division at the time the Single Parcel Development Permit is issued.

Submittals to be Made to the Engineering Division for Review:

19.The applicant shall submit to the City’s Engineering Division, for review and comment,
five (5) copies of the engineering plans, prepared by a registered civil engineer, to
include but not be limited to the following:

A Site Plan

A Grading and Drainage Plan

A Utilities Plan

An Erosion and Sedimentation Control Plan
Offsite Improvements due to Project Impacts

20.The applicant shall submit a current geotechnical report that supports the design
features incorporated into this project including, but not limited to, grading activities,
compaction requirements, utility construction, slopes, retaining walls, and roadway
sections. The geotechnical report shall be submitted to the Engineering Division for
review prior to the approval of any civil plans and issuance of the Site Development
Permits.

General Engineering Conditions

21.All grading work shall be done in accordance with the provisions of Chapter 15.88 of
the Pittsburg Municipal Code.

22.All site development shall comply with Title 12 (Streets, Sidewalks, and Utilities), Title
13 (Water and Sewers), and Title 15 (Buildings and Construction) of the Pittsburg
Municipal Code as determined by the City Engineer. Issuance of a Site Development
Permit will be required whereby specific engineering requirements will be made as
conditions of approval.

23. All public and pedestrian facilities shall be designed in accordance with Title 24,
Handicap Access, and the California Department of State Architect’s standards for
accessibility compliance.

General NPDES Conditions:

24.The applicant shall incorporate long-term best management practices (BMP’s) for the
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reduction or elimination of storm water pollutants. The project design shall incorporate
wherever feasible, the following long term BMPs to limit pollutant generation,
discharge, and runoff. Such source control design measures may include:

e Incorporating landscaping that minimizes irrigation and runoff, promotes surface
infiltration where possible, minimizes the use of pesticides and fertilizers, and
incorporates appropriate sustainable landscaping practices

e Use pavers for walkways and other appropriate hardscape surfaces as an option
to buyers to minimize impervious areas.

e Minimizing the amount of directly connected impervious surface area.

e Stencil all storm drains with “No Dumping, Drains to Delta” permanent markings

e Constructing concrete driveway weakened plane joins at angles to assist in
directing run-off to landscaped/pervious areas prior to entering the street curb
and gutter

25. Applicant shall prepare and submit for review and approval a Stormwater Control Plan
for Small Land Development if the single parcel development creates or replaces 2,500
square feet or more of impervious surface.

General Engineering Conditions Regarding Ultilities:

26.The applicant shall evaluate the existing, receiving storm, sewer, and water facilities for
adequate capacity and provide the results to the City to identify any service or supply
problems. The cost for installation of additional facilities required to be constructed to
accommodate the project shall be borne by the applicant.

27.The applicant shall provide appropriate water service, adequately sized to meet the
domestic and fire protection demands for the project.

28.The applicant shall provide appropriate sanitary sewer, adequately sized to
accommodate the project’s wastewater demand.

29.1n accordance with PMC section 12.36.130, “Underground utilities for new
construction,” the applicant shall ensure that all utility service laterals and equipment
(including, but not limited to, electric, communication and cable television lines)
installed in and for the purpose of supplying service to any other new construction or
use shall be installed underground on the property to be served, and from the property
to be served to the point of connection with the utility’s distribution facilities, in
accordance with utility filed rules as approved by the California Public Utilities
Commission.

Additional Engineering Exactions:

30. Annexation Documentation for CFD 2005-1. Community Facilities District 2005-1 is for
Public Safety Services. This fee will provide funding for an increase of police coverage
in the area. The rate of the CFD 2005-1 fee is subject to City Council Resolution No.
05-10342. The developer shall deliver written approval in a manner acceptable to the
Community Development Director, that the owner of the parcel is electing to annex the
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subject property into the 2005-1 Community Facilities District (CFD 2005-1) for Public
Safety Services, prior to the issuance of any building or engineering permits.

31. Annexation Documentation for CFD 2007-1. Community Facilities District 2007-1 is for
Park Maintenance. The rate of CFD 2007-1 fee is subject to City Council Resolution
No. 07-10698. The developer shall deliver written approval in a manner acceptable to
the Community Development Director, that the owner of the parcel is electing to annex
the subject property into the 2007-01 Park Maintenance Community Facilities District
(CFD 2007-1), prior to the issuance of any building or engineering permits.

32. Annexation Documentation for CFD 2014-1. Community Facilities District 2014-1 is for
the Railroad Avenue Specific Plan Area. The rate of the CFD fee is subject to City
Council Resolution No. 14-12094. The developer shall deliver written approval in a
manner acceptable to the Community Development Director, that the owner of the
parcel is electing to annex the subject property into the 2014-1 Railroad Avenue
Specific Plan Community Facilities District (CFD 2014-1), prior to the issuance of any
building or engineering permits.

33. Annexation Documentation for CFD 2017-1. Community Facilities District 2017-1 is for
Fire Facilities and Fire Safety and Emergency Services. The rate of the CFD 2017-1
fee is subject to City Council Resolution No. 17-13311. The developer shall deliver
written approval in a manner acceptable to the Community Development Director, that
the owner of the parcel is electing to annex the subject property into the 21017-1 Fire
Facilities and Fire Safety and Emergency Services Community Facilities District (CFD
2017-1), prior to the issuance of any building or engineering permits.

Standard Conditions:

34.The developer shall comply with all the requirements of the Community Development
Department (including the Planning, Engineering and Building Divisions), Contra Costa
County Fire Protection District, Delta Diablo Sanitation District, and all other applicable
local, state and federal agencies. It is the responsibility of the applicant to contact each
local, state, or federal agency for requirements that may pertain to this project.

35.The Standard Conditions of Development, as adopted by the Pittsburg Planning
Commission by Resolution No. 8931, shall apply as conditions of approval for this
project as applicable. Where there is conflict between the Standard Conditions of
Development and the specific conditions of approval specified in this resolution, the
specific conditions of this Resolution No. 318 shall govern.

36. The developer agrees to indemnify, defend, and hold harmless the City, its officials,
officers, employees, agents and consultants from any and all administrative, legal or
equitable actions or other proceedings instituted by any person challenging the validity
of this project approval, subsequent project approval, or other action arising out of, or in
connection with, this project approval. The parties shall cooperate in defending such
action or proceeding. The parties shall use reasonable efforts to select mutually
agreeable defense counsel but, if the parties cannot reach agreement, City may select
its own legal counsel at developer’s sole cost and expense. Developer may select its
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own legal counsel to represent developer’s interests at developer’s sole cost and
expense. Developer shall pay for City's costs of defense, whether directly or by timely
reimbursement to City on a monthly basis. Such costs shall include, but not be limited
to, all court costs and attorneys' fees expended by City in defense of any such action or
other proceeding, plus staff and City Attorney time spent responding to and defending
the claim, action or proceeding.

37.This design review approval will expire on October 24, 2019, unless a written request
for an extension is filed with the Planning Division prior to the expiration date and is
subsequently approved by the Zoning Administrator.

Section 4. Effective Date

This resolution shall take effect immediately upon adoption of this resolution.

The foregoing resolution was passed and adopted the 24th day of October 2018, by the
Zoning Administrator of the City of Pittsburg, California.

KRISTIN POLLOT, AICP
ZONING ADMINSTRATOR
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Design Criteri
Wind Speed Category: B
Design Categony: D.

’Em_r;n[ Notes:

| A, Handrail shall be not less than 34 inches not more than 38 inches
|above the stair tread nosing. ©.R.C. Section R311.7.8.1.

B. The clear space between a handrail and a wall or other surface shall be
a minimum of 1.5inches. C.R.C. Seclion R311.7.8.2,

C. Handrails shall be continuous. C.R.C. Section 311.7.8.2

D. Type I. Handrails shall have a circular cross-section with an oulside
\diameter of al least 1.25 inches and not greater than 2 inches or shall provide
‘equivalent graspabilty. If the handrail is not circular, it shall have a perimeter
(dimansion of at least 4 inches and not greater than 6.25 inches with a masximum
|cross-section dimension of 2.25 inches. Edges shall have a minimum radius of 0.01
inches. C.R.C. Section 311.7.8.3.

| E Type |l. Handrails with a perimeter greater than £.25 inches shall have a

graspable finger recess area on both sides of the profile. The finger recess
shall begin within a distance of 0.75 inches measured vertically from the tallest
portion of the profile and achieve a depth of at least 5/16 inch within 7/8 inch below
the widest portion of the profile. This required depin shall continue for at least 3/8
Inch 1o @ level that is not less than 1 3 inches below the tallest partion of the profile.
[The minimurn width of the handrail above the recess shall be 1 % inches to a
|maximum of 2 % inches. Edges shall have a minimum radius of 0.01 inch. C.R.C.
|Section R311.7.8.3,

Guardrail Notes:

A, Guards shall be located along open-sidad walking surfaces, including
stairs, ramps and landings, that are located more than 30 inches measured vartically
te the floar or grade below at any point within 36 inche s horizontally 1o the edge of the
open side. C.R.C. Section R312.1.1

| B. Guards at open-sided walking surfaces, Including stairs, perches,
balconies or landings, shall be not less than 42 inches in height as measured
vertically above the adjacent watking surfaces or line connecting the leading edges of
the treads.

Guards whose top rail also serves as a handrail shall have  a height
not less than 34 inches nor mare than 38 inches, measured vertically above tha
leading edge of the tread, adiacent walking surface. C.R.C. Section R312.1.2.

=4 Required guards shall have not have spenings from the walking surface
1o the required guard height which allow passage of a sphere 4 inches in diameter.
C.R.C. Section R312.1.3.

D. Oper guards on the sides of stair freads shall not allow a sphere 4.375
inches to pass thru, C.R.C. Section R312.1.3.

E. The triangular openings formed by the rniser, tread and bettom rail &t the
open side of a stairway shall be of 3 maximum size such that a sphere 6 inches in

diameter cannot pass thru, C.R.C. Section R312.1.3.

D.01 {As) + 7.5 (N +1) = Q.
0.01 (1973) + 7.5 (4+1) = Q.

19.73 + 7.5(5) = Ch.
19.73437.5=0.
57.23 cfm = Q.
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SCOPE OF WORK:

LEGAL DESCRIPTION:

S5Q. FT. TABULATIONS BUILDING CODE DATA LEGEND:

ARCHITECTURAL KEYNOTES:

AN A A AN AN AN PN .

New construction single family dwelling:

- 4 bedroom

-2.5 Bath

- New central HVAC (blower in attic)
- New driveway

- New landscape

VYV Y Y Y VYV
Address:

2168 Crestview Dr

Pittsburg, Ca 94565

15T FLOOR 902 5Q FT. oA

L BUILDINGS SHALL COMPLY WITH LOCAL AND STATE CODE

2ND FLOOR 1.074 SQA.FT. REGULATIONS PER LOCAL { COUNTY ORDINANCES AS LISTED
2016 Cakfornia Budding Code {CBC)

TOTAL HABITABLE | MET3SQFL | 3015 Cabomia Residential Cods (CRE)

A A A . i A A S A A 2016 Calfomia Mechanical Code (CMC)

2016 California Flumbng Code (CPC)

Zoning : R-3, Garage = U
Type of construction: VB

Fire Sprinklers: Yes

GARAGE 266 50.FT. 2016 Califarnia Electrical Code (CEC)
2016 Califarnia Green Buiding Standards Code (CGESC)
PORCH 38 50 FT. 2016 Califarmia Energy Eficiency Slandards (CEES)

A A A AA A A_A_ AL

2016 California Fire Code {CFC|
PROJECT SHALL COMPLY WITH THE 2016 CBC. CRC, CMC, CPC,

Deferred Submittals:
Duct design by installer
Manual J Load by installer
Fire sprinklers by installer

A CEC, CGBSC, CEES, AND 2006 T-24 ENERGY CONSERVATIONS,
LOT SIZE 4,567 80 FT.

| NEW SINGLE FAMILY DWELLING
|

FROPOSED ATTACHED GARAGE

| STAMPS | COMMENTS:

Omissions:

To the best of our knowiedge these plans
are drawn to comply with owner's and/ or
builder's specifications and any changes
made on them after prints are made will be
done at the owner's and / or builder's
expense and responsibility. The contractor
{or owner buider) shall verify all dimensians
and enclosed drawings. Amber Edge
Drafting LLC is not liable for erors priar 1o
or once eonstruction has begun. While
every effort has been made in the
preparafion of this plan to aveld mistakes,
the maker can not guarantee against human
error, The contractor (or awner builder) of
the job must check sll dimensions, details,
structural details, structural sizing, grade,
localfstate building codes and everything
contained in the plans prior fo construction
and be solely responsible thereafter.

Courtney Striplin
Owner Amber Edge Drafting LLC

Person responsible 1o sign all plan sheets:
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General

Applicable codes. All projecis shall comply with the 2018 California Building Code
(CBGland/er Califomia Resdential Coda (CRC), 2016 California Green Building Standards
Code (CalGrean|, 2018 California Electrical Code (CEC), 2016 California Mechanical Code
(CMEC), 20116 Califarmia Plumbing Code (CPC). 2018 California Fire Code (CFC), 2018
Calfornia Building Energy Efficiency Standards (CBEES), and all city or county
amendmants.

A, Elgetrical, Plumbing, and Machanical

1 Exteriar lighting. All projects shall comply with any oty or county ordinances

-4} GFCI outiets. Ground Fault Sircust Interrupter (GFCI) outlets are required in
bathrooms, at kitchen countertops, at laundry znd wel bar sinks, in garages, in
crawlspaces, n unfinished basements, and ouldoors {CEC 210.8)

3 AFC| outlets. Elecirical circulls in kitchens, family rooms, patlors, [braries,
bedrooms, living rooms, sunrooms. rec. rooms, dining reoms, dens, closels, halways,
laundry aneas or similar moms must be protectad by Are Faull Cireuit Interrupters (AFCIH).
(CEC 210.12)

4 Luminaine requirements. Installed liminaires shall meet the efficacy and fixture
requirements of CBEES 150.0(k).

5 Smoke detectors in building ramodals. Smoke detectors are required in each
existing sleeping room, cutside each separale slesping area in the immedate wizinity of
sleaping rooms, and on each story of a dwelling including basements. Battery-operalad
detectors are acceptable in axsting areas with no censtruction taking place and in
alterafions not resulting in removal of interiar wall or ceiling finishes and without access via
an atbe, crawd space, or basemert. Smoke alarms shal be installed not less fnan 3 feet
(814 mm) horizontaly from the doar or spening of a bathroom that contains & bathtub or
shower unless this would pravent placement of a smoke alarm required by Saction
R314.3(CRC R314.3)

B, Carbon monoxide detectors in building remodels, Carbon monowde detectors are
raquired pulside each separate sleeping area in the immediate vicinity of sleeping rooms
and on each story of a dwelling including basements. Batlary-operated detectors are
accepiable in existing areas with no construction taking piace and in alterations not
rasulting in removal of intarior wall or ceiling finshes and without acoess via an atbe, crawl
space, or basemenl. (CRC R315.3)

7 Water heater sgismic strapping. Minimum two 3/d-inch-by-24-gauge siraps requirad
around water heaters, wilh 1/d-inch-oy-3-inch lag bolts attached drectly o framing. Straps
shiall be at paints within upper third and lower third of water heater vertical dimension
Lawer conneclion shall pcour minmum 4 inches abave controls. (CPC 507.2)

8, Gas appliances in garages. Water heatars and heating/cooiing squipment capasie of
igniting flammabie vapors shall be placed on minimum 1B-inch-high platform uniess listing
report number provided showing igntion-resistant appliance. (CPC 507.13 and CMC
305.1)

9. [mpact protection of appliances. VWater heaters and neating/cooling equipment
subject to vehicular impact shall be protected by bollards or an equivalent measure. (CPC
507.13.1 and CMC 305.11}

0. Water closet ciearance. Minimum 30-inch-wide by Z4-inch-deep clearance requirsd
al frant of water closets. (CPC 402.5)

11.  Shower size. Shawer cempanments shall have minimum area of 1024 square inches
and be abie to encompass a 30-inch-diameter circle. Shower doors shall have a minimum
22-inch uncbstructed wicth, (CPC 408.5 and CPC 408.6;

12 Fireplace appliances. Firepiaces with gas appliances are required to have the flug
damgper permanently fixed in the open position and freplaces with LPG apoiiances are to
have no pit or 'sump’ configurations. (CMC 303.7.1)

13, Chimney clearance. Minimum 2-foot chimney clearance required above buiding
within 10-foot horizontally of chimney, The chimney shall extend minimum 3 feel above
highest paint where chimney passes through roof. (CRC R1003.9)

C Mechanical Ventilation and Indoor Air Qualty (ASHRAE 62.2-2010)

1. Transfer air. Vientilation air shall be provided directly from the outdoors and not as
transfer air from adjacent dwelling units of other spaces, such s garages, uncondtionad
crawlspaces, or uncondioned attics (CBEES 150.0{a))

- Instructions and labeling. Ventitstion systam confrols shall be labeled and the home
gwner shall be provided wilh instructions on how to operate the system. (CBEES150.0(e)}
3 Combustion and sofid-fusl burning apphiances. Combustion appliances shall be
properly venled and air systems shall be designed to pravent back drafling. [CBEES
150.0(0})

4. Garages, The wall and openings between occupatle spaces and the parage shall
be sealed. HVAG systems that include air handiers or return ducts located in garages shall
have iotal air leakage of no more than 6% of total fan flow when measured at 0.1 in. we
using California Title 24 or equivalents. (CBEES 150.0(0})

5 Minimum filtration. Machanical systems supplying & o eccupiable space through
ductwork shall be provided with a fifter having a minimum effeiency of MERY & or better
(CBEES 150.0(o])

B. Air infets_ Air inlets {not exhaust) shall be located away from known contaminants.
(CBEES 150.0(0])

7 Air moving equipment. Air moving equipment used to meet either the whale-bullding
vantilation requiremant or the local ventilation exhaust requirement shall be rated in terms
of aifflow and sound. {CBEES 150 Dio))

a All continuously operating fans shall be rated at a maximum of 1.0 sane.

b. Intermittently operated whole-building ventilaton fans shall be raled at a maxmum
of 1.0 sona.
c Intarmittently operated local exhaust fans shall be rated at maximum of 3.0 sone.

d. Remotely located air-maoving squipment {maounted outside of habitable spaces) need
not meet sound requirements if at least 4 feel of ductwork batween fan and intake grill
D Fourdation and Underfloor
1 Fourdation reinfarcement. Contruous footings &nd stem walls shall be provided
with a minimum two longitudinal No. 4 bars, one at the iop and one at the bottom of the
footing. (CRC R403 13.3)
2 hrace wall foundaton support. brace wals shall be supported by continuous
foundatons, (CRC 403.12)
3 Concrete slabs-on-grade. Slabs-an-grade shall be minimum 3-1/2-inches thick.
{CRC RE0E.1)
4 \iapor retarder, A 6-mil polyethyiene or approved vapar retarder with joints lapped
minimum B inches shall be placed between a concrele siab-on-grade and the base Course
or subgrade. (CRC 508.2.3)

5 Anchar belts and silis. Foundation plates or sils shall be bolted or anchored to the
faundation or foundation wall per the following (CRC R403.16 and CRC RE0Z.11.1)

a. Minimum 1/2-inch-diameter steal bolts

b. Bolts embedded at least 7 inchas into concrate o masonry

c. Bolts spaced maximum & feet on center

d, Minimum two baolts per plate/sil piece with one boit iocated maximum 12 inches and

minimum 7 bolt diameters from each end of each sill plate/piece

B Minimum: 3<inch by 3-inch by 029%-inch steel plate washar between 54| anc nut an
sach bolt

B Hold-downs. All nold-downs must be ted in place pror o foundation inspeclion.

Foundstion (Continued|]

] Underlaar ventilation, Underfioar areas snall have ventitation openngs through
foundalion walls ar exteriar walls, with minimum nst area of ventiation openings of 1 square
foot for each 150 squars feet of underfioor area. On such ventilating opening shall be within
3 feet of each cornar of the building (CRC R408.1)

) Undedloas aceess. Undarfinor araas shall be provided with a minimum 18-inch by
24-inch access apaning. (CRC R408 4)

E  Wood Framing

1 Fastener requirements. The number, size, and spacing of fasteners connecting woad
membersizlaments shall not be less than that set forth in CRC Table RE02.3(1). [CRC
R502.9, CRC RE02 3. ana CRC R802.2}

2 Stud size, neighl, and spacing The size, height, and spacing of studs shall be in
aceordarce with CRC Table RE02 3(5). (CRC RE02.3.1)

3 Sill piate. Stsds shall have full bearing on nominal 2-inch thick or larger sifl plate with
width at least equal to stud width, (CRC RE02.3.4)

4, Bearing studs. Where [oists. trusses_ or rafters are spaced more than 16 inches on
centar 2nd the bearing studs below are spaced 24 inches on certer, such members shall
bear within 5 inches of Ihe studs beneath, (CRC RE02.3.3)

5. Driling and netching of studs. Any stud in an exterior wall or beanng partition may be
cut or nofched to a depth not exceeding 25% of its width, Studs in nonbearing parttions
may be notchaed to & depth not to exceed 40% of & single stud width. Any stud may be
bored or drilled, provided the diameter of the resulting hole is no more than 60% of the stud
width, the edge of the hole i no more than 5/8 inch to the edge of the stud, and the hole is
not located in the same section as a cut or notch. Studs located in exterior wall or bearing
partitions drilled over 40% and up to 60% shall also be counled with no more han two
successive studs bored. (CRC REDZ.E)

B, Top plate. Wood stud wals shall be capped with a double top plate installed to
provide overlapping at comers and at ions with other p End joints in
double lop plates shall be offset at least 24 inches. Joints in plates need nel accur over
studs. Piates shall be minimum nominal 2 inches thick and have width at least equal te width
of studs. (GRC RE0Z.3.2)

i Top plate splices. Top plate lap splices shall be face-nailed with minimum 8 16d nails
on each side of splice. (CRC RG602.10.8.1)

8. Driling and natching of top plate. When piping or dustwark is placed in or parily in an
exterior wall or interior ioad-bearing wall, necessitaling cutling, drilling, or notching of the tlop
plate by more than 50% of its width, a galvanized metal lie not less than 0.054-inch thick
and 1-1/2-inches wide shall be fastened across and to the plate at each side of the opening
wilh not less than 8 10d nails having a minimum length of 1-1/2 inches a! each side or
equivalen, The metal tie must extend minimum & inches past the epening. (CRC RB02.6.1)
a Cripple walls. Foundation cripple walls shall be framed of studs not less in size than
the studding above. Cripple walis more than 4 feet in height shall have shuds sized as
required for an additional siory. Cripple walls with stud height fess than 14 inches shall be
sheathed on al l2ast one side wih a wood structural panel fastened to both the top and
bottom plates in accordance with Tabie RE02 3(1), or the cripple walls shall be constructed
of solid blocking. Crippie wals shall be supported on eantinuous foundations. {CRC
RE02.9)

10, Wall bracing. Buidings shall be braced in accordance with the methods allowed per
CRC RE02.10.2, CRC RE02.10.4, andfer CRC RE02.10.5.

11.  Braced wall line spacing. Spacing between braced wall fines shall not excead 25 feat
ar allernate provisions of CRC RE02.10.1.3.

12, brace wall cumulative length, The cumutative length of brace walls within each braced
wall line shall meat the provisions of CRC Table RE02 10.3(1) for wind loads and CRC Table
RE02 10.3(2} for seismic loads. (CRC RB02.10.1.1)

13 Brace wall spacing. Brace walls ghall be located not maore than 20 feet on center
(CRC R602.10.2.2}

14 Brace wall offsel. Bracs walls may be offset out-al-plan not more than 4 feet from e
designated braced wall line and nat more than 8 feat from any other offset wall considered
part of the same braced wall ine. {CRC RE02.10.1.2)

15, Brace wall loeation. Brace walls shall be located at the ends of each braced wal fine
ormeel the afternate provisions of CRC RE02 10.2.2,

16 Individual brace wal length. Braca walls shall meet mirimum length requirements of
CRC RE02 10651

17, Cripple wall bracing, Cripple walls shall ba braced per CRC RE02.10.11.

18 brace wall and diaphragm nailing All brace walls, roof diaphragme, and floor
diaphragms shall be naled lo supparing construction per CRC Table RED2 3(1), (CRC
RE04.3

)
18 brace wall joints. All vertical joints in brace wall sheathing shall occur over, and be
fastenad tn, common studs. Horizomtz! joints in brace walis shall ocour over, and be
fastened to, minimum 1-4/2-inch-thick blacking. (CRC RE02.10.10)
20, Framung over openings. Headers, double joists, or trusses of aceguate size to
transfer ioads to vertical members shall be provided over window and door openings in load.
beanng walls and parttians. [CBC 2304 3 2]
21, Joists under bearing partitions. Joists under parallel bearing partitions shall be of
adequate size tn suppon the load, Double joists, sized to adequately suppert the load. that
are separated to parmit the installation of piping or vents shaill be full-depth soid-biocked
with minimum 2-inch nominal lumber spaced at maximum & feet on center. Bearing
partilions perpendicular to joists shall not be offset from supporting girders, walls, of
partitions mare than the jost depth unless such oists are of sufficient size to carry the
additional load. (CRC R502.4)
22 Joists above or below brace walls. Whare joists are perpendicular o a brace wall
above or balow, a rim joist, band joist, or blocking shall be pravidad along the entre length
of the brace wall, Where joists are parallel to a brace wall above or Delow, & rim joist, end
joist, or other parallel framing shall be provided directly above andfor befow the brace wall
Where a parallel framing member cannot be located directly above andfar balow the Drace
wiall, full-depth blocking at 16-inch spacing shall be provided between the paralie! framing
members lo each side of the brace wall. (CRC RE0Z 10.8)
#3. Floor member bearing. The ends of each floar joist, beam, o girder shall have
minimum 1-1/2 inches of bearing on wood or metal and minimum 3 inches of bearing on
masonry or concrete except where supparted on a 1-nch-by-4-inch ribben strip and nailed
to the adjeining stud or by the use of approved jeist hangers, (CRC RS02.6)
74 Floor ost lap. Floor joists framing opposiie sides over a bearing suppor shal lap
minimum 3 inches and shall be naileg logether within minimum 3 10d face nails. A wood or
metal splice with strengih egual to or greater than that provided by the lap is permitted.
(CRC RS0Z.6.1)
25 Floor ist-lo-girder support, Finor joists framing info the side of a wood girdes shall be
supported by approved framing anchars or on ledger strips minimum naminal 2 inches by 2
inches. (CRC R502.6.2)
26 Floor jpist lateral restraint. Floor joists shall be supported lalerally at ends and each
intermediate support by minimum 2-inch full-depth blocking, by attachment to full-depth
header, band joist, or rim jois!, to an adjoining stud, or shall be otherwise provided with
|ateral support 1o prevent rotation. (CRC RS02.7)
27, Floor joist bridging . Floor joists exceeding nominal 2 inches by 12 inches shall ba

7 Pratection of wood against decay. Naturally durable or preservative-treated w
shall be provided in the following locations {CRC R317.1)

El All waod in contact with ground, embedded in concrete in direct contact with ground,
or embedded in concrete exposed o wealher

b Wood joists within 18 inches and wood girdess within 12 inches of the exposed
ground in crawl spaces snal be of naturally durable or presenvative-treated wood

[ Wood framing mempers that rest on concrete or masanry exterior fourdation wals
and are less than 8 inches fram exposed earth shall be of naturally durabie or preservative-
treated wood

d Wood framing, sheathing, and siding on the axtaror of the buliding and having
clearance less than B inches from the exposad ground or kess than 2 inches verically from
concrete steps, poreh siaos, patio siabs, and similar horizenial surface exposed to wealher
e Sils and sleepers on concrele of masonry slab in drect contact with ground unless
separated from such slab by impervious mosiue barrier

D, Foundation and Underfloos (Continued)

f. Ends of wood girders entering masonry or concrele walls with clearances less than
12 inch on tops, sides, and ends

g Wood structural m supporting =1 pe ble fiocrs or roofs exposed to
weather, such as concrele or masonry slabs, unbess separated from such floors or roofs by
an impervious moisiure bafrier

h Wood furring strips of other wood framing members attached directly to interior of
exterior concrete or masonry walls below grade except where vapar ratarder applied

P laterally by solid blocking, diagonal bridging {wooed or metal), or & continuous 1-
inch-by-3-nch sirip nailed across the bottom of joists parpendicuiar o joists at maximum 8-
foot ntervals, (CRC R502.7.1)

28. Framing of floor openings, Openings in floor framing shall be framed wilh a header
and Irimmer joists. When ihe headar joist span does not exceed 4 feel, the header joist may
be & single member the same size as the floor joist, Single trimmer joists may be used to
carry a single header joist located within 3 feet of the timmar joist bearing, When the
header joist span exceeds 4 feel, the trimmer [oists and header [oist shall be doublad and af
sufficient cross section to suppont the fior joists framing inlo the header. Approved hangers
shall be used for the header-joist-to-tri jaist ctions when the header joist span
exceeds 6 fest. Tail joists over 12 feet long shall be supported at the header by framing
anchors or on ledger strips minimum 2 inches by 2 inches. (CRC R502.10)

20 Girders. Girders for single-story construction or girders supporting koads from a single
floar shall not be less than 4 inches by B inches for spans 6 feet or less, provided that
girders are spacad nol more than B feet on center. Other girders shall be designed to
support the loads specified in the CBC. Girder end joints shall aceur over supports. When a
girder is spliced over a support, an adeguate be shall be provided. The ends of beams o
girders supported on masanry o concrete shall not have less than 3 inches of bearing.
(CBC 230B.7)

E: Wood Framing (Conlinued)
31 Ceiling joist and rafter connections. Cesling joists and rafters shall be nailed to each
otrer per CRC Table RB02.5.1(9), and the rafter shall be nailed fo the wall top plale per
CRC Table RE0Z.3(1). Ceiling joists shall be confinuous or securely joined per CRC Table
RB02 5.1({9) where they meat over interior parfitions and ara nailed 10 adfacent rafters fo
pravide a confinuous tie across 1he bulding when such jaists are paralis! 1o rafiers, Where
ceiing joists are nof conneced to the rafiers at the wall top plate, joists connecled higher in
fhe atiic shall be installed s rafter tas, o rafter tes shall be installed to provide a
contnuous tie. Where ceiling joists are not paraliel o raflers, rafter fias shall be Installed
Rafter ties shall be minimum 2 inches by 4 inches nominal, installed per CRC Tabie
RE02.5.1(9), or cannections of equivalent capacities shall be provided. Where ceilngs joists
or rafter ties are nol provided, the ridge formead by these rafters shall be supporied by a wall
or engineer-designed girder (CRC RBO2.35.1)
32, Ceiling josts lapped. Ends of ceiling joists shafl be lapped minimum 3 inches or
pulted over bearing partiions or beams and toenalled 1o the bearng element. Where
ceiing jolsts provide resistance o rafter thrust, lapped joists shall be nailed together per
GRC Table RE02.3(1) and butted joists shall be tied together in a manner o resist such
ihrust (CRG RB02.3.2)
33, Collar tes. Collar fies or ridge straps o resist wind uplft shall be connested in the
upper third of the anic space. Collar ties shall be a misimum 1 inch by 4 inches mominal and
spaced al maximum 4 feet on center, (CRC RED2.3.1)
34, Purlins Puriins installied to reduce the span of raflers shall be sized not less than the
required size of the rafters they support. Purlins shall be continuous and shall be supported
by 2-inch-by-4 inch nominal braces instafed to bearing walls &t a minimum 45-degres slape
from harizantal. The braces shall be spaced maximum 4 feet on canter with a maximum &
ioot unbraced length. (CRC RBOZ.5.1)
35.  Rooiiceiling member bearing. The ends of sach rafter or ceiling joist shall have not
less than 1-1/2 inches of bearing on wood or metal and not less than 3 inches of bearing on
masonry or concrete. [CRC RBO2.B)
36.  Rooficsiling member lateral support. Roof framing members and ceiling joists with-a
nominal depth-lo-thickness rafio exceading 5:1 shall be provided with lateral support at
points of bearing to prevent rotation. (CRC REB02.8)
37. Rooficsiling bridging Rafters and ceiing joists with a nominal depth-to-thickness ralio
exceeding 6:1shall be supported laterally by solid blocking, diaganal bridging {waad or
metal], or 8 continuous 1-inch-by-3-inch wood strip nalied across the rafters or caling joists
at maximum B-foot intervals. {CRC RB028.1)
38 Framing of recficeiling openings. Openings in roaf and cailng framing shall be
framed with a header and timmaer joisls, When the header st span does not exceed 4
feel, the header joist may be a single member the sama size as the ceiing jost of rafter.
Single trimmer joists may be used to carry a single header joist located within 3 feet of ine
trimmer joist bearing. When the header joist span exceeds 4 feet, the tnmmer joists and
header joiel shall be doubled and of sufficient cross section to support the ceiling joists or
rafiers framing into the header Approved hangers shall ba used for the
headar-joist-to-trimmer-joist connections when the header joist span exceeds 6 feel. Tail
joists ower 12 feet long shall be supporied al the hsader by framing anchars or on lecger
strips minimum 2 inches by 2 inches. (CRC RB02.10)
38 Roof framing above brace walls. Rafiars or roof trusses shall be connected to top
plales of brace walls with bioeking batween the rafters or frusses (CRC R602.10.8)
40, Roof diaphragm under fill framing. Roof plywood shall be confinuous under California
fill framing
41 Roof diaphragm al ridges. Minimum 2-inch neminal blocking reguired for soof
diaphragm naling at ridges.
42, Blocking of roof trussas. Minimum 2-inch nominal biocking required between trussas
al ndge bnes and &t poinis of bearing &t exterior walls,
43, Truss cleasrance. Minimum 1/2-inch clearance requined between top plates of interior
ron-beanng partitions and botiom chords of trusses.
44,  Drilling, cutting, and natching of roofifloer framing, Notches in solid lumber joists,
raftere, blocking, and beams shall not exceed one sixin the member depth, shal be not
longer than one-fnird the member depth, and shall not be located in the middie one-third of
the span. Notches at member ends shall not exceed one-fourth the member depth. The
1ension side of members 4 inches or greater in nominal thickness shall not be notched
except at member ends. The diameter of holes bored or cutinfe members shall not excesd
one-third the member depth, Holes shall not be doser than 2 inchas to the top or botiom of
the member or to any other hole located in the member. Where the member is aiso
notched, the hole shall not be closer than 2 inches to the notch, (CRC R502.8.1)
45, Exterior landings, decks, balconies, and stairs. Such elements shall be posiively
anchored to the primary structure to resist both vertical and fateral forces or shall be
designad to be self-supporting. Attachment shall not e accomplished by use of foenails or
nails subject to withdrawal. (CRC R311.3)
46.  Fireblocking. Fireblocking shall be provided in the followng lecators (CRC R302.11
ang CRC R1003 19):
a In concealed spaces of stud walls and parttions, Incluging furred spaces, and parallel
raws of studs or staggered studs, as follows:

Verticafy at the celling and floar levels
i Herizontaly at intervals not exceeding 10 feet
b. Atall interconnections between concealed vertical and horlzontal spaces such as
occur at soffits, drop ceilings, and cove ceilings
[+ in led spaces stair siri al the top and baottom of the run
d. Al openings around verts, pipes, ducls, caoles and wires at ceiling and floor level,
with an approved material ta resist the free passage of flame and products of combustian
e Al chimneys and fireplaces per tem E.49
1, Cornices of a two-family dweling at the line of dweling-unit separation
47,  Firebiocking materials. Excapl as otherwise specified in tems E.48 and E.43,
firebtaciung shall consist of the fallowing malerials with the integrity maintained (CRC
R30Z111)
a, Two-inch nominal lumber
b, Two thicknesses of ane-inch rominal lumber with broken lap jonts
¢. One thickness of 23(32-inch wood structural panel with joints backed by 23732-inch
wood structural pane!
d. One thickness of 3/d-inch particleboard with joints backed by 3/4-inch particleboard
e 1iz«inch gypsum board
i 1/d-inch cement-based milboard
g Batts or blankets of mineral or glass fiber of clher approved materials instalied in
such & manner as to be securely retained in place. Batts or blankets of mineral or glass
fiber or other app non-rigid materals shal be permitied for compliance with the 10-foot
norizantal fireblocking in walls constructed using paraliel rows of studs or staggered studs.
Unfaced fibergiass batt insulation used as fireblocking shall fifl the entire cross-section of the
wall eavity to 8 minimum height of 16 inches measurad vertically. When piping, conduit, or
sirmilar obatructions are encounterad, the insulation shall be packed fightly around he
obstrection. Loosa-fill insulation matedal shall nol be used as a fireblock unless spaafically
tested in the form and manner intended for use fo demonstrate its ability to remain in place
and to retard the spresd of fire and hot gases
48.  Fireblocking at openings around vents, pipes, ducts, catles, and wires at celling and
floor level. Such openings shall be fireblocked with an approved material to resist the free
passage of flame and products of combustion. (CRC R302.11)
40, Fireblacking of chimneys and fireplaces. Al spaces between chimneys and fioors and
ceilings trough which chimneys pass shall be fireblocked with nencambustible material
sacursly fastenad in place. The fireblocking of spaces betwean chimneys and waod joists,
beams, or headers shall be self-supporting or be slaced on strips of metal or metal lath aig
across the spaces hebwesn comhustibie material and the chimney. (CRC R1003.18)
50 Drafistopping In combustibie construction where there is usable space both above
and balow the concealed spacs of a floarceling assembly, draftstope shal be installed so
thal the area of the concealed space does not exceed 1000 square feet Draftstopping shall
divide the concealed space into approximately equal areas. Where the assembly is
anciosad by 8 floar membrane above and A ceiing membrane below, drafistopping shall be
provided in floarizailing assemblies under the following circumstances (CRC R30212):
a Ceiling is suspended under the floor framing
b, Floar frarming is constructed of truss-fype open-web or perforated members
51 Drafistopping materials. Drafistopping shall nol be less than 1/2-inch gypsum board,
3/8-imch wood structural panals, or other approved materials acequately supparied.
Draftsiopping shall be instalied paraliel to the fioor framing members unless otherwise
approved by the building official. The integrity of drafisiops shall be maintained. (CRC
R302.121)

E.  Wood Framing (Cantinued)

52, Combustible insulation dearance. Combusiible insulation skall be separated
minimum 3 mches from recessed luminaires, fan mators, and other heat-producing devices
(CRC R302.14}

F. General Material Specificatons

1 Lumber. Al joists, rafters, beams, and posts 2-inches to 4-inches thick shall be No. 2
grade Douglas Fir-Larch or befer. Al posts and beams 5 inches and thicker shall be No. 1
grade Douglas Fit-Larch or better. Studs not more than 8 feet long shall be stud-grade
Douglas Fir-Larch of better when supporting nat more than ona fioor, raof, and eedling. Studs
langer than & feet shall be Mo. 2 grade Dougtas Fir-Larch or better.

2. Conerete, Concrete shall have a minimum compressive strength of 2,500 psi at 28
days and shall consist of 1 part cement, 3 parts sand, 4 parts 1-nch maximum size rock,
and not mare than 7-1/2 gallons of water par sack of cement, (CRC R402.2)

3. Mortar. Mortar used in construction of masanry walls, foundation walls, and retaining
walls shall conform to ASTM C 270 and shall consist of 1 part portland cement, 2-11d 1o 3
parts sand, and 14 to 1/2 part hydrated lime. (CBC 2103.2)

4, Grout, Grout shall confarm o ASTM C 476 and shall consist of 1 part portfand
cement, 1110 part hydrated lime, 2-1/4 to 3 parts sand, and 1 to 2 parts gravel Grout shall
attain & minimum compressive strangth of 2,000 psi at 28 days (CBC 2103 3)

5 Masenry Masanry units shall comply with ASTM C 00 for losd-bearing concrete
masonry units. (CBC 2103.1)

[ Reinforcing steel. Reinforcing steel used in construchon of reinforced masonry of
concrete structures shall be deformed and comply with ASTM AB15. (CBC 2103.4)

7. Structural stenl Stenl usad as structural shapes such as wide-flange sections,
channels, plates_ and angles shall comply with ASTM A3, Pipe columns shall comply with
ASTM AS3. Structural tubes shall comply with ASTM AS00, Grade B

-} Fasteners for preservative-ireated wood. Fasteners for praservative-treated and fire-
retard ant-treated wood - including nuts and washers — shall ba of hot dipped ainc-coated
galvanized stesl, stainless steel, sificon bronza, of copper. (CRC R317 .3.1) Exception: 1/2-
inch diameler ar greater stes! holts Exception: Fasteners other than nails and timber rivets
may be of machanically deposited zine-coated steef with coating weights in accordance with
ASTM B BO5, Class 55 minsmum Exceplion; Plain catban steel fastaners acceptable in SBX/
DOT and zine barate preservative-treated wood in an interior, dry envircnment

g Fasteners for fire-retardant-ireated wood. Fasteners for fire-retardani-treated wood
used in extenat applicalions or wet or damp |neations shall be of hot dipped zinc-coated
galvanized slesl, stainless steel, silicon bronze, or copper. (CRC R317.3.3)

G. Roofing and Weatherproofing

1. Roof covering. &l roof covering shal be installed per applicable requirements of CBC
1507, Roof covenngs shall be at least Class A rated in accordance with ASTM E 108 or UL
700, which shall include coverings of slate, clay or concrete roof tile, exposed concrete roof
deck, ferrous of copper shingles ar shaets,

2. Roof flashing, Fiashing shall be installed at wall and roof intersections. at gutters,
wherever there is 3 change in roof slope or direction, and around roof openings. Where
flashing is of metal, the metal shall e corrosion-resistant with a thickness of not less than
0.019 inch (Mo. 26 galvanized sheet). (CRC R903.2.1)

3 Crickets and saddles. A crickel or saddie shall De instaled on the ridge sice of any
chimnay or penetration mare than 30 inches wide as measured perpandicular to the slops
Cricket or saddle covering shall be sheet metal or the same material as ihe roof covering.
[CRC R903.2.2)

4. ‘Water-resictive barrigr. A minimum of ane [ayar of No. 15 asphalt felt shall be
attached to studs or sheathing of all exterior walks. Such fe't or material shall be applied
harizontally, with the upper layer [2ppad over the lower layer minmum 2 inches. Where
joints occur, felt shall be lappad minimum 6 inches. The felt shall be continuous o the top af
walls and terminaled al penetrations and building appendages in @ manner to mainiain a
weather-resistant extarior wall envelope, (CRCRT03.2)

5 Wall flashing. Approved corasian-resistant flashing snall be applied shinge fashion
at the following locatons to prevent entry of water into the wall cavity or panetration of water
1o the building structural framing components (CRC R703.8)

a. Exterior door and window openings, extending 1o the surface of the exterior wall finish
or to the water-resistive barrier for subsequent drainage

b At the intersection of chimneys or other masonsy construction with frame or stucco
walls, with projecting lips on botn sides under stucco copings

c. Under and at the ends of masonry, wood, or metal copings and sills

d.  Continuously above all projecting wead tim

a. Where exterior parchies, decks, or stairs attach 1o a wall o fioor assembly of wood-
frame constructon

f. At wall and roof intersections

g At built-in gutters

6. Dampproafing. Dampproofing materials for foundation walls enciosing usable space
betow grade shall be installed an the exlerior surface of the wall, and shall extend from tha
top of the focting to finished grade. (CRC R4DE1)

T. Weep screed. A minimum 0.019-inch (No. 26 galvanized sheet gage]. corrosion-
resistant weep screed or plastic weap screed with a minmum vertical attachment flange of
3.1/2 inches shall be provided at or below he foundation piate lina on exerior stud walls in
accordance with ASTM G 92. The weep screed shall be placed a minimum 4 inches above
the earth or 2 inches above paved areas and shall ba of a type allowing rapped water to
drain to the exterior of the building, (CRC RT03.7.2.1)

H Grading and solls

1. Grading permit. Grading permit may be required check wilh the local Bulldng
department prior 1o construction,

2. Compaction report. Compaction repart nequired for fil matarial 12 inches or mare in
depth. (CBC 1803.5.8)

I Grean Building Standards Code (CALGreen) Requisments

1 Applicability CaiGreen residential mandatory measures shall apply lo every newly
constructed bullding or structure and within any addition or alteration increasing a building's
conditioned area, volume, or size_ [CaiGreen 101 3, CalGreen 301 1.1) Exception: All
resicential buildings undergoing permitted alterations, additons, or improvements shall
replace noncomgliant plumbing fidures with water-conserving plumbing fidures par
CalGrean 30111 and CalGreen 4 303 1

| Water conserving plumbing fixtures and fittings. Plumbing fixtures and fittings shall
comply with the followsng per CalGreen 4,303 1

a Water closets- Maximum 1 28 galions per flush

b Urinals: Maximum 0.5 galons per flush

¢ Single showerheads: Maximum flow rale of 2.0 gallons per minute at 80 pe

d Mulbple showerheads serving one shewer. Maximum combined flow rate of 2.0 gallons

per minute al B0 psi

& Lavatory faucets: Mamum flow rate of 1.2 gallons per menute at B0 psi, minimum fow
rate of 0.8 gallans per minute at 20 psi
f. Kitchen faucets: Maximum flow rate of 1.8 gallons per minute at 60 psi
Exceplion: Tempotary increase aflowed lo maximum 2.2 gallons per minute a1 60 psi if
{aucet defaults back to maximum 1.8 gallons per minute at 60 psi
3 Irripation confrollers, Automatic imigation system contrallers for landscaping shall comply
with the foliowing (CalGreen 4.304 1)
a Cantraliers shall be weater- or soil moisture-based controllers that aulomatically adjust
irigation in response to changes in plants’ neads as westher conditions change.
b Weathar-bazed controliers withoul integral rain sensors o communication systems that
aceount for lecal rainfall shall have a separate wired or wireless rain sensor which connects
or communicates with tha controller(s), Sail moistre-based controders ara not required o
n&ve rain sensor input.
4 Joints and openings. Openings in the buiding envelope separating conditioned space
from uncondiioned space needad to accommodate utility and ather peretrations must be
sealed in compliance with the California Energy Code. {CALGrean 4.406.1)
Exception: Annular spaces around pipes, electric cables, conduits or other openings in
piates a1 exterior walis shall be pratected against the passage of rodents by closing such
apening with cament mortar, concrate masonry of @ similar method acceptanie tothe
enforcing agency.
5 Consiruction waste reduction, disposal, and recycling. Reauce and/or salvage for reuse a
minimum of 65 percent of the nonhazardous constructon and demalition debris. (CALGreen
4.408,1)
Exceplion: Excavated soil and land-cleanng debris.
Exceplion: Allemate waste reduction methods developed by working with local agencies if
diversion or recycle faciities capable of compliance with this item do not exist or are not
Ipcated reasenably ciose 10 the [obsite

| (CALGreen) Regquinements [Cantinued)
& Construction waste reduction, disposal, and recyeling. Reduce andior salvages for reuse
a minimum of §5 percent of the nonhazardous construction and demolition debrs.
(CALGreen 4 408.1] Excaption: E ted soil and land-clearing debris, E.
Alternate waste raduction methods developed by warking with local agencies if diversion or
recycle faciities capable of compliance with this item dio not exist or are not located
reasonably close (o the jobsite.
6 Construclion waste managamant plan. A constructon waste management plan shall be
prepared and avaiable on site during construction. Documentation demanstrating
compliance with the plan shall be accessible during constructon for the enfarcing agency
(CALGrean 4 408.2) Tha plan
a Identify the canstruction and demolition waste materials to be diverted from disposal
by recycling, reuse on the project or salvage for future use or sale
] Specify i construction and demoliion waste materials will be sorted on-site [source-
separated) or buik mixed (single stream)
o Identify dwversion facilites where the constructon and demolifion waste materials wil
be taken
d. Identify construction methads employed to reduce the amount of construction and
demelition waste generated
a Spacify that the amount of construction and demaltion waste materals diverted shall
be caleulated by weight or volume, bul not by botn
7. Operation and maintenance manual Pror fo final Inspection, a manual, compact dise,
wab-based refarence, of other acceptable madia which includes all of the folowing shall be
placed in the bulding (CALGrean 4.410.1).
a Directions io owner or sccugant thal manual shall remain with the buiding throughout the
ife cycle of the structure
b Operation and maintznance instructions far the folowing:
| Equipmenl and appliances, including water-saving devices and systems, HVAC system,
protovaltaic systems, water-heating systems and other major appliances and equipment.
. Roof and yard drainage, including gutters and downspouts,
ik Space conditioning tystems, including condensers and air filkers,
. Landscape rrigation systems.
W ‘Waler reuse systems,
e Information from local ulility, water, and waste recovery providers on methods to further
teduce rasource consumption, including recyce programs and locations.
d Public transporiation and/or carpoot options available in the area.
& Educational material on the positive impacts of an interior refative humidity between 30-60
percent and whal methods an ocoupant may use lo maintain the relative humidity level in
1hat range.
{ Information about water-conserving landscape and irrigation design and contrallars which
CONSErve water.
g Instructions for maintaining gutters and downspouts and the iImpariance of diverting water
#t least 5 feet away from the foundation
h.information on required rowtine r nehy
caulking. painting. grading around the building, elc.
L Information about stale sclar energy and incentive programs avaiiable.
Acopy of all spacal inspection verifications required by the enfarcing agency or code.
8 Covering of duct openings and protection of mechanical equipment during constructian.
At the ime of rough instailation ar during storage on the construction site and until firal
startup of the neating and cooling equipmant, all duct and other relatad air distribution
component openings shall be covered with tape, plastic, sheetmetal or other methods
acceptable 1o the enfarcng agency (o reduce the amaunt of dust or debris which may callect
in the system [CALGreen 4.504.1)
9 Adhesives, sealants, cauks, paints, and coalings pollutant control. Adhesives (including
carpet adhesives), sealants, caulks, paints, and coatings shall comply with VOC Emils per
CALGreen 4.504.2, Verification of compliance shall be provided at the reguest of the
enforcing agency. (CALGreen 4.504.2 1)
10 Carpet systams. Al carpet installed in the building interior shall meet the testing and
product rag of one of the fallowing (CALGreen 4.504 3):
a.Carpet and Rug Institute's Green Label Plus Program (all carpel cushion must meet the:
requiremerts of this programj.
b Califomia Department of Public Health Standard Practice for the testing of VOCs
(Specification 01350).
c NSF/ANSI 140 at the Gold level
d. Scientific Cerlifications Systems Indoor Advantage ™ Goid
11 Resilisni floaring systems. At lsast 80 parcent of the floor area receiving resiliant fioarng
shall camply with one of or maore of the following (CALGreen 4. 504.4):
& VOC emission imits defined in the Collsborative for High Parformance Schoals
[CHPS) High Perdformance Products Databasa
b Products compliant with CHPS criteria certified under the Greenguard Children &
Schools program
€ Certfication under the Rasilient Floor Cavering Institule [RFCI) FloorScore program
d. Meet the Caiifornia Dapartmaent of Public Health, “Standard Mathad far the Testing
and Evsluation of Volatile Organic Chemical Emissions from Indoor Sources Lising
Environmental Chambars,” Version 1.1, February 2010 {alsa known as Specification 01350}
12.Camposite wood p k d ply . pa board and medium density
fibarboard composile wood products used on the interior or exterior of the bulding shall
meet the s for farmald, as specified in ARB's Air Towics Control Measure
for Compasite Wood (17 CCR 83120 et seq ) by or before the dates specified in those
sections, as shown in CalGreen Table 4 504 5 The following limits a7 i pans per million
(CALGreen 4.504.5):
a. Hardwood plywood weneer core 005

g, but not limed to,

b. Hardwood plywood composite core 0.05
. Particle board 0.09
d. Medium-density fiberbaard (MDF) 01
. Thin MDF (/1B inch or less) 013

I. [CALGreen) Requirements (Corfinuad)

13 Maisture content of building materiale, Building materials with visibie signs of water

damage shall not be installed. Wall and floor framing shall not be enclosed when the

framing members exceed 19 percent moisture content. Maisture content shall be verfied in

compliance with the fallowing (CALGreen 4,508 3):

a Maisture content shall be determined with elther a probe-type or contact-type

maisture mater.

. Moisture readings shall be taken at a point 2 feet to 4 feet from the grade stamped

and of each piece to ba verified.

[ Al least three randam maisture readings shall be performed on wall and floor framing

with documeniation acceptsble to the enforcing agency provided at the time of approval to

enciose the wall and floor framing, Insulabion products which are visibly wet ar have high

moisture content shall be replaced or allowed to dry prior to enclosure in wall or fioor

cavities, Wet-appiied insulation products shall fofiow the manufacturess' drying

recommendabans priar 1o enclosure.

14. Bathrooms with a bathtub andfor shower shall be mechanically ventilated per the

fallowing {CalGrean 4 508.1):

a Fans shall be ENERGY STAR compliant and ducted to terminate oulside builaing

b. Unless functioning as a component of a whoke-house ventilation system, fans shall

have humidity controls capable of adjustment - marually or automatically- betwesn a relatve

humidity range of 50% to 80%

15 Heating and air-condticning system design. Hesting and air-conditioning systems

shall be sized, designed, and have their equipment selected using the

following methods (GAL Green 4507 .2)

a. The heat loss and heal gain is established according 1o ANSVACCA 2 Manual J,
ASHRAAE handbooks, or other equivalent design software or methods,

b. Duct systems are sized acoording o ANSIACCTA 1 Manual D 2008, ASHRAE handbooks,
or gther equivalent design software or methods.

. Seigct healing and cooling equipment according to ACCA 36-5 Manual S or other
equivalent design software or methods

AND SHALL NOT SUPERSEDE MORE RESTRICTVE
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Mechanical Notes:

A. Apphance shall be accessible thru an opening and passageway nol less

_ FIXTURE SCHEDULE DOOR SCHEDULE
NUMBER JLABEL TTY_|COMMENTS HUMBER [LABEL [QTY |TEMPERED [COMMENTS
AT ADA TOILET 3 D01 1968 1
Al DOUBLE SINK 1 Doz 2068 1
AD3 LAUNDRY CENTER 1 ELECTRIC 003 2558 1
Al GAS RANGE 1_ 40,000 BTU D04 2668 1 ?. 20 MINUTE FIRE RATED, SELF
AlS QWAL SINK 3 CLOSING AND SELF LATCHING
ADE REFRIGERATOR 1 [ali] 2668 11 HAAAAAAAAAAA
199,999 BTU D1 3068 1T_(YES )
AT TANKLESS WATER HEATER 1 EFFIENCY MIN. | |D S068 2
| PER T24 D 6068 | 1
ADE TUB-SHOWER f D TOGE 1
ADS 5AS FURNACE 80,000 BTU D15 8070 1
A10 3AS METER
MANU. RHEEM WINDOW SCHEDULE
OR EQUIV, MBER [LABEL [QTY |[FLOORIEGRESS |TEM
(DUCT DESIGN | [Wo1 20405H | 2 2
A1 OUTDOOR COMPRESSOR UNIT 1 |SUBMITTEDIN | [WO2 J0465H | 4 |1
FIELD) w03 30465H | 5 |2 YES
(AFUE, SEER, W4 36605H 2 YES YES
EER SEE T24) | [WOS 4030SH 1 YES
A2 DISHWASHER (INTEGRATED) 1 W06 50465H z YES
XE] RECTANGULAR SINK 1 wor 5050SH 1
WOB 6040TC 1
wog 60465H 2 YES
W10 BE14FX 1 YES
[Enclosed accessible space under stairs shall
|hava walls, under-stair surface and any soffits 4
profected on the encosed side with Ye-inch W
gypsum board. C.R.C. Section R302.7
A I IAIIIINI I IIA DA : . 44-5 - 4
910" . 12-6 102 _ 22012 ||
s e
] L e se——— T
eerrrreceeeeen | B
| l+ | 518" Type "X' Gypsum on all | =
| garage wals and celing |4 |
9 |
t = GARAGE | R
2 | 216" X 116" : e
= o LIVING i
at 1av WL - & — bl
) TR A4 s The area of floor used for parking of automobiles | "i
B9 ¢lor other venicles shall be sioped Lo facilitate ihe Il |
5 | | (|movement of liquids to a drain or toward the main - — -
J N |vehicle entry doorway. C.R.C. Section R309.1. Y
‘ s —F
I )
3 I = =
ﬁ> it won E:ll .':l
Hal N 85 .
DINING 10-11" X 11-5" k or
16" X 99 ' _ 1
ot s i L 5 7 BB
| . Door shall not be maore than 1 %%
z - linches lower that the top of the
= threshold. C.R.C. Section R311.3.1
L3 H -
Ry
e in
16-2° X 9-3"
& I
i |
~
ill'l |
&3 | |
= = = = S — { i

inches lower that the top of the
threshold. C.R.C. Section R311.3.1

Door shall not be morethan 1%

A A AR 4

338"

1

Ad

Scale: 114" =1"

| e - Bearing wall tne_|

General Wall Framing Note:
-All new exterior wall framing 2x6 @ 16" 0.C. (Standard stud grade)
-Interior walls can be 2x4 @ 18" o.c.
-See A10 for more nformation

than the largest component of the appliance, and net iess than 22 inches by
30 inches. CM.C. Section 304.4,

. Where the heighl of the passageway is less than 6 feel, the distance from
the passageway access to the appliance shall nol exceed 20 feet measured
along the centerling of the passageway. C.M.C. Section 304.4.1

. The passageway shall be unobstructed and shall have a sclid flooring not

Iess than 24 inches wide from the entrance opening to the appliance.
C.M.C. Section 304.4.2.

A level warking platform not less than 30 inches by 30 inches shall be
provide in front of the service side of the appliance. C.M.C. Section 304.4.3,

it 120-volt placle outlet and a lighting fixture shall be

LAp
installed near the appliance. The switch controlling the lighting fixture shall

be located at the entrance Lo the passageway. C.M.C. Section 304.4 4,

4
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) Ga
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= The .
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& BATH @
g a 14-10" X 115" I
i 7 BEDROOM T i
= 221" X 13-4
i
e o {=:]
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= = T = L ER[LABEL [OTY T | N o
7 7 NUMBER [LABEL TEMPERED |[COMMENTS |
FIXTURE SCHEDULE e Do 1068, s
NUMBER [LABEL TV _|COMMENTS i | A 1Ll 0] B0 “HEE
AG1____|ADA TOILET B0 2568
AOZ DOWUBLE SINK 20 MINUTE FIRE RATED, SELF
AD3 LAUNDRY CENTER ELECTRIC Ll D04 2668 | 1 CLOSING AND SELF LATCHING
AD4 GAS RANGE 40,000 BTU [BLiE] 2668 [ 11
ADS DVAL SINK | D10 3068 | 1 |YES
ADB REFRIGERATOR e | o1 5068 | 2 |YES
199,998 BTU = T T BIE 5066 | 1 |
AOT TANKLESS WATER HEATER 1 |EFFIENGY MIN, 514 7068 | 1
PER T24
A8 |TUB-SHOWER z - _d bic _laore L1 T,
A0S GAS FURNAGE 1 [BI.000B10 B e R ) WINDOW SCHEDULE Plot Date:  7/19/2018
ATD GAS METER 1 s 3 . ] [NUMBERLABEL _[QTY #555@ [EGRESS [TEMPERED | Scale As Noted
MANU. RHEEM Wt 2040SH | 2 |2 YES Design: Owner
OR EQUIV. W02 30465H | 4 |1 -
{DUCT DESIGN [Woa  |a0eesH| 5 |2 VES Drawn: __Draftsman
A1 OUTDOOR COMPRESSOR UNIT 1 [SUBMITTED IN [Wioa 36605H | 1|2 YES YES Checked: Checker
FIELD) W05 4030SH | 1__|1 YES
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Class "A" Roofing:
-Cool Roof

-Radiant Barrier Reg'd

2x6 Wall @ 16" o.c,

Exterior: per elevation
Sheathing per wall framing plan
Interior: Min. 112" Gyp

\Water proof barrier required
Insulation per T24

MSTA4R Strap over ridge @ 24 o.c.

! 1" g oh

]

Class "A" Roofing:
-Cooi Roof
-Radant Barrier Req'd

Scale: 1/4" = 1

2x6 Wall @ 16" o.c.

Exterior: per elevation

Sheathing per wall framing plan gl
Interiar: Min, 1/2° Gyp [

Water proof barrier required o

Insulation per T24 |

Scale: 114" = 1"

2x6 Wall @ 16" o.c.

Exterior: per elevation
Sheathing per wall framing plan
Interior: Min. 1/2" Gyp

Water proof barrier required
Insulation per T24

|
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-Conl Roof
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FIXTURE SCHEDULE
INOWBERTABET OTY [COMMENTS |
AD1 ADA TOILET 3
AD2 DOUBLE SIMK 1
A3 LALINDRY GENTER 1__|ELEGTRIC
AD4 GAS RANGE 1 40000BTY
ADS OVAL SINK 3
ADG REFRIGERATOR 1
199,893 BTU
ADT TANKLESS WATER HEATER 1 |EFFIENCY MIM,
PERT24
ADE TUB-SHOWER 2
A0S GAS FURNACE 180,000 BTU
A10 GAS METER
MANU. RHEEM
OR EQUIV,
(DUCT DESIGN
Al QUTDOOR COMPRESSOR UNIT 1 SUBMITTED IN
FIELD)
(AFUE, SEER,
EERSEE T24
A2 DISHWASHER (INTEGRATED) 1
A3 RECTANGULAR SINK 1|
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Roof Venting Calculation & Diagram

Description: Information / Detail Callout. NFA |
Aar Vart Inc. jor equiv.]
RWGSS Slant
Gakanized
Upper ROO{ Heavy-Suty gaivanized construcion |I 50
Louver Venting N (squate nenas), 52 ple
-87 rownd opening
~Opronal fter available
—— #4 Hardwre dof { 147)
Raflar —, Gah, er 55 — Rahar
1 100 NEA
i / — 2= Frieze Block |
- -"’. - |
Lower Roof Frieze|  — '_gj @ Q} .
] — - 1 —q | 37598
Block Venting TR T _\% ]
\-— 2" Veni hale, 3 places r- i
{7 BEE NFA i \f |
Ly I
oW W ¥ Y o,
Attic Floor Area (5g. FL] 1071 I
300 |
Sg.Fr NFA Total Required 3.570
x144 |
5q. In. NFA Total Required 51408
[#of \.f._EﬂLSI; % Venting ETnta! NFA_SO‘%_Max;m% Min._{ 50% Min. 1
Frieze Block Vents {9.426in' NFA) | 15 | s86% | 18138 | | pass |
Louver Vant {50 in” NFA) 1 | max | 100 Pass | Pas [ = |
) 665,47 > 51408 |
665.47 in'NFA-  |Pass

RODE.1 Venflation required. Enclased altcs and encased raler spaces farmed whers cellings e appiad diractly (o the undersde of mod rafiers skall have
eraes ventdation for sach separate space by vertilating cpenings peolecied against he enfrance of rain of shoa. Venlilalion apanings shall have alleag!
dimersson of 116 ich (16 mm] minimum and 104 inch (6.4 mm) maxsmum. Venilalion openings having a least dmenson larger than 14 irch (6.4 mm ) shall
b provided with corrosson-resisiant wire doth screening, hardware clol o simiar malenal with apenings kaving a leasi dimension of 1/16 inch (1.8 men|
minimem and 14ingh (6.4 mm) maximum. Openings o roof raming mermbers sha conform i the mouirements of Secion RE0Z 7. Required vertiiation

openings shall apen dreclly 1o he oulside sr
RE0E2 Minimum vent ama, The minimum et frea wentilatng amea shall be 1/150 of the asea of the venied space

Exception: The minimum net frae vanilation area shal Be 17300 of the vented space provided one or more of the followng condilions ara mat:
1. In Chmata Zonas 14 and 16, a Class | or Il vapor relarder 5 installed on the warm-=-winter sile of the ceding.

2. Nol bess than 40 percent and nol mara than 50 percant of Me required vertiaing area is provided by wentialors located in the upper panion of he atlc or
rafer space. Lipper ventlatars shall be located not mone than 3 feat {914 mm) below the ndge or highast pomnt of the space. measured vartically, with fhe
batance of B required venSiation provided by eave of comice vants. Whers M Iocation of wall or rood framing rmembers conflicts wilh B inslallation of

upper vantalnrs, insLilatan mare than 3 feet (§14mmi belaw the ritge or haghast point of the space shall te parmitied

24" Access Platform)

30x22 Attic Access I
(30" Head clearance required)

1 =

nmiu

1 Roof Plan

Scale: 114" =1
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= Main breaker box (200 AMP) T

ELECTRICAL NOTES: e i
1. Walls 2-0 or wider to have an outlel. Qutlets to be spaced no more than 120 apart, = GARAGE
and a maximum of -0 from the end of the walls or cperung. (NEC 210-52[A]) i ,I OWNER:
2 LIVING 3{" % N
3. All outlets AFCI i A i | Mayan Development LLC
-~ % / 8352 Volpaia CL.

[/ Brentwood, CA 94513

4, All 154 or 20A, 120V branch circuils in dwelling units supplying oullets or devices in
bigghank36@amail.cam

kitchens, family rooms, dining roams, living rooms, parlors, libraries, dens, bedrooms,
suUnrooms, Fecreation rooms, closets, hallways, laundry areas, or simiar roams or
argas shall be arc-faull circuit-interrupter prolected in accordance with 2016 CEC Art.
21012 (A).

5 All 15 and 20 Amip receptacle outlets in this dwelling unit shall be "Tamper Resistant
Receptacles. per 2016 CEC Art. 406.12

6. Per 2016 CEC Art. 210.8 (A) dwelling units. GFCI protection is required for all 15A and
204, 125V receptacles installed in the following locations:

a. Sinks- GFCI protection for receptacles is required within an arc measurement
of & ft. from the cutside edge of a sink.

b. Bath tubs or shower stalis- GFCI protection is required for receptacles located
within 6 ft of the cutside edge of a bathtub or shower siall.

¢. Laundry areas - receptacies installed in laundry areas of a dwelling unit shall be
GFCI protected.

d. Dwelling unit dishwashers - Outlets supplying dishwashers in a dwelling unit
must be GFCI protected per 2016 GEC Art. CEC210.8.

7. 2016 California Energy Code mandatory measurements for residential lghting:

a. Al permanently installed luminaires in dwelling units shall be high efficacy and
have manual On/Off cantrols and vacancy sensors or dimmers excapl for hallways &
closets less than 70 sq. fi

b. Exhaust fans must be switched separate from lighting of ulilize a device where =5
lighting can be turned OFF while the fan is running, Excludes kitchen exhaust hoods.

c. Under cabinet lighting must be switched separate from all other lighting 1m]

d. Permanently installed lighting in cabinets must be high efficacy. - Lighting in
bathrooms, garages, laundry rooms & wfility roems must have at least one luminaire
conirolled by vacancy sensors.

e, Permanently installed outdoor lighting atiached to residence or other buildings
must be high efficacy and must be controlied by & manual On and Off switch and use
one of these contral types:

-Photo-control and motion sensor or i D
| -Photo-control and automatic time switch contrel or -
-Astronamical time cock that automatically turns outdoor lighting off during daylight
hours or
-Energy managemant control system (EMCS) that provides the functionality of an
astronomical time =
7. Hydre-massage tubs and their associated electrical companents shall ba on an e
| individua! branch circuit and protected by a readily accessible GFI All receptacles within

6 horizontally of the inside walls of a hydro-massage tub shall be GFI protected. CEC 1 l I EI E[ I ! [

68071
B, Recessed light fixiures in insulated ceilings shall be app d, listed, zero- ce Scale: 114°=1"

insulation cover (IC) type, air-tight (ASTME283) and sealed with a gasket or caulked
between housing and ceiling. Galifornia Energy Commission 150 (k)1C)

9, Al installed luminaires shall be high efficacy in accordance with Table 150.0-A. In /-—Vawr Proof
garages, bathrooms, laundry rooms, and utility rooms al least one luminaire in each of
these spaces shall be cantrolled by a vacancy sensor 2016 Energy Code 150 (k) 1, 2(J}
(New 2018)

10. Outdoar lighting attachied to the buildings shall be high efficacy and controlled with a
motion senser and a phoincell. Calfornia Energy Commission 150.0 L3.See Tabie 150.0-
A from the 2016 Energy Code.

11. Bathroom receptacies are lo be supplied by at least one 20-amp branch circuit. This
circuit shall have no other cutlets. CEC 210,11 {C)(3)& 210.52 (B & D)

12. Arch fault protection is required throughout the building including the kitchen and
taundry rooms, CEC 210.12

13. Lights over the shower must be approved for wet locations and "Suitable for Wet
Locations” per section 410.10 & 406.9 of the CEC

14, Bonding Electrode must connect at min. 3 grounding or bonding conduciors for
communications systems at the senice entrance panel as specified in CEC 800.100(B)
and CEC 250.94

15. Tamper proof receptacles are required on all receplacies specified in Article 210-52
of the 2016 CEC. Please show on plans. Article 406,12CEC
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FIXTURE SCHEDULE PLUMBING NOTES: NOTES-
NUMBER [LABEL Q1Y |COMMENTS 1. Bathtub and shower fioors, walls above | Fumbing fuuses and flings shallcomply
A0 ADA TOILET 3 Balhtubs with & showerhead, and Shower | ot s v Glsvancs 1138 gal
Al2 DOUBLE SINK 1 compartments shall be finished with a fush
AD3 LAUNDRY GENTER 1 [ELECTRIC nonabsorbent surface extending to a height | §300 15 ‘;'ﬁ:"}émﬂm —
(o SiNE Loeies of ot less than & feet above floor, (R307.2) | gm0 par - :
4303 15,2 Multiple Showerheads:
ADS REFRIGERATUR 1 PLUMBING KEY coumta sy s ek ovserhawi
193,099 BTU = amq.l'ﬂ ohar shower cutiets conlrofed by
AO7 TANKLESS WATER HEATER 1 [EFFIENCY MIN, 1@ (@  Disposes waste in to waste line s
- IN—— PER T24 @ gmmwau.:rfrform water heater, T A Bkl Loty
' 3 Faucals < 1.5 gpm @ 80 pai
ADS_|GAS FURNACE B0.000BTU = SEDRAIEC A 4 303.14.2 Lavoiory Fautats
A10 GAS METER i E Cold water only. Gormman and PUtIE se Araas ot
MANU. RHEEM i : Residenial Buldngs; < 0.5 gom @ 60 psi
OR EQUIV. (& Gas 4320% 143 Metenng Fascets: £ 025
. galions. 4
{DUCT DESIGN s :gnﬂ%u:(i-';gb . 4300 1”5:"'“‘:;‘9“ Faucets: 51 8 gpm
o . Thermao! fic Vaka
A1 OUTDOOR COMPRESSOR UNIT 1 ElléBLl’S}IITTED IN ar, Geb ’m:\“l i sm!uu;;mm . - fﬁ?@?ﬂﬁﬂﬁf’fsﬁf gpm
(AFUE, SEER,
EER SEE T24)
A2 DISHWASHER [INTEGRATED) 1 we)
A13 RECTANGULAR SINK 1 et

NOMINAL /2 3/4
ACTUAL O | 612 B 1.043
LEMNGTH {FT} CAPACITY IN CUBIC
L 172 55 -
20 | TIE 247 |
0 I EH] IEE]
E1 R B 170
S0 | 7z &
& T
=) 128 |
5 TT7
52 o |
|
S0 104 |
rry 5
] 40 [:}]
7T = T
| : ;
200 =4 T 5%

General Notes

1. All cold water, hot water, and condensate drain lines shall be type ‘M’
copper unless noted otherwise, Per 2016 CPC, Section 604.3

2. All gas piping shall be standard weight wraught iron or steel (galvanized

or black). Per 2016 CPC, Section 1208.5.2.1

3. Waste vent piping may be ABS or PVC in and/or under the building

structure. ABS and PVC waste and vent lines shall be limited to residential

buildings not exceeding two stories above grade, or per local ordinances,

Refer to CPC, Section 903 for additional requirements.

4. Horizantal drainage piping shall have a minimum slope of 2%. Per 2016

CPC., Section 708.1

5. All hose bibbs shall be equipped with non-remaovable back flow

preventers. Per CPC, Section 603.5.7

6. All plumbing conveying or dispensing water for human consumption

shall comply with AB 1952 for lead content.

80,000 BTU
199,000 BTU
40,000 BTU

GAS FURNACE
INSTANT W/H
GAS RANGE

TOTALBTU 9,000 BTU
LONGEST SEGMENT
- REQUIRED PIPE SIZE BLACK IRON

Piping Materials i
Gas piping - Black iron |

| Symbols Legend |
Gaslinel ——GAS —— GAS ——GAS —— |

KITCHEN

oo

v

N

FAMILY

9.7 112"

g
£ — _—
HALL | ]

IR | o
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DRAFTING:

— 2x Wood framed wall - UNOC

2x PT sole plate w/ 5/8" dia AB (@ 64" oc max wi 3" x
3" x0.229 plate washer—UNC--minAB embedt = 7"

v [

.I "2 pour” joint --no vanations allowsd

EN {min);—

8d @ &" oc T, ._:z!

~Slab Reinf #4 @ 16" 0.c. —
| must be placed @ slab ¢,

'r.

1 For backfill and vapor

/ barrier see soils
engineer report and
diagram 7 on his sheet.

4T (2) #5 TAB (4 total) UNO

FROVIDE A MIN. 26 GA. WEEF SCREED
FOR STUCCO AT THE FOUNDATION
PLATE LINE MIN. OF 4 INCHES ABOVE
THE EARTH OR 2 IN. ABOVE PAVED
AREAS

| WOOD SILL PLATE SHALL BE MINIMUW
BN ABOVE ADUACENT GRADE.

2 Perimeter Footing Detail

— 2x Wood framed wall — UNO

Garage Slab

2x PT sole plate w' 5/8” dia AB @ 64" oo max w/ 3" x
3 x 0.229 plate washer~UNQ--minAB embed't = 7°

—"2 pour” joint --no variations allowed

~Slab Reinf #4 @ 16" 0.c. -
| must be placed @ slab cl.

o

-

st

T 1 /—2"sand bed
%r f,-" & mil vapor retarder

(2)#8 T&E (4 total) UNO

PROVIDE A MIN, 26 Ga, WEEP SCREED
FOR STUCCO AT THE FOUNDATION
PBLATE LINE MIN, OF 4 INCHES ABOVE
THE EARTH OR 2 IN. ABOVE PAVED:
AREAS

—_———
WOOD SILL PLATE SHALL BE MINIMUM

BN, ABOVE ADUACENT GRADE.

3 Interior Slab Footing to Garage

CONCRETE NOTES:

C1) All concrete shall have a minimum compressive strength at 28 days as follows:
a) Foolings, concrete walis and concrete beams: 3,000 psi hard rock {un
Inspected UNG). 1 12" maximum aggregate size, maximum slumg is 3 o 4

fnches {=- 1 inch).

b} Caizson shafts: 3,000 psi hard rock (Inspected UND), 1 172" maximum
aggregate  sie, maximum elump is 3 to d inches [+ 1 inch)

) All other concrete: 2,500 psi hard rock jun inspected UNDJ, 1 172" maximum
aggregate size, maximum shump is 3 to 4 inches (+- 1inch).
G} Porfland cement shall conform b ASTM C-150, Type | or Type Il Aggregaie for
hard rock concrete shall conform o all requirements and tests of ASTM C-23,

Concrete mixing operation

#tc. shall conform to ASTM C 94,

€1} All phages of concrete wark shall canfarm to the "Buikding Code Requiremants for

Reinforced Conerete”. ACI-218, latest, approved editian.

C#) Clear concrete cower for reenforcing bars shall be as lollows:
a) Conceete exposed to earth without forms is 3 inches.

b} Concrets sxposed to earth in forms is 2 inches.

] Concrele exposed to weather is 1 inch
C5] Befors concrets is placod, check with all trades for propar placemant af all
sleaves. curbs, conduits, anchar balts, haldewn hardwan, stc.
CE] All reinforeing bars, anchor bolts and other concrete inserts shal be well secured
in pasition prior lo placing concrele
©7) Al structural concrete s labs on grade shail be @ minimum of 3 112 inches thick,
reinforced with #1 @ 18" oic sach way placed ot the center line of the siab or equal
UNO [uee the soisFoundation Report) Slabs on grade shall be placed over a 1 inch
thick layer of sand on a water prool membrans over 1 inch sand UND [s&e the

Sails/Foundation Report).

C8) Non shrink grout called for on the drawings may be:

l' Embeco or lqllil etow the slab on grade

] Masterflow 713 grout o aqual above the siab on grade.
£4) All rebar in “new” eancréte footings and slabs shall be doweled into any "existing
concrate a minirmufm of B inches with an approved spoxy of nan shrink grouting agent.
REINFORCING STEEL (for Concrete and Masonry |
R1) Reinforcing steel shak conform to the requirements of ASTM A-615 Grade 60 for
#4 and 85 size rebar and Grade 60 for #6 and larger size rebar, Lap ad harizantal

at camars, and splicos. lag ahall be as follows:
#3 bars - 1-3° #6 bars - 78" 0 bars - 349"
W4 bars - 1-8" ¥7 bars - 14"
#5 bars - 23" ¥ bars - 347

R2Z} All reinforcing steel bends shall be made cold

3} Welded wire fabric shall confarm to ASTM A-185. Minimem lap shall be & inches
ar ane full mesh, which ever is greater.

Rd} Reinforcing stesl dowels betwesn loatings and walls, columns or plasters shall be
the same grade, size, Spacing and number as the vertical reirforcing, respectively,

__1,_
| 48" Reinf lap splice 4p" Reinf lap splice
|| istaoger) " i | [s!agger}$
! L I
[ ——— I S
‘ ~ I ™ Fvend
— 1 vert bar Typ
. bar Typ at walls
— at walls AL

Intersection (1 Layer of reinf) @ Corner

5 Rebar Lap Splice Detail

M, o 2x PT scle plate w/ 5/8" dia AB

/@6 ocmaxw 3" x3"x 0229
plate washer-UNQ--minAB
embed't=7"

6 Interior Footing Detail

FOLLOW ALL GUIDELINES AS LISTED IN THE SOILS ENGINEER
REPORT. Geotechnical Engineer to provide all observations as
noted in the Geotechnical report to the City Building Official.

~ Firdsh floee

ASTM D557
Footing subgrade

. uppar &~ compacterd
A 9% ASTM D1a5Y

pach
et i o vy
B of ASTM DG S0 OTASTMDISST

FOUNDATION/SLAB LAYOUT

[CalGeotech

‘Erginonsing Consuans, Inc.

s Calgeotnch com

2186 CRESTVIEW DR, PITTSBURG, CA

|PROJECT NO.: 548:18-139G | FIGURE NO.: 5

7 Soils Engineer Diagram

35-1 172"

-— —_— —— “‘-5" ~ - — -
e 347 o
o 2 o
v | I ‘
¥ ———f————— w _—tr—— e —————— — — -
4 / j | [..|
/ £ Bl |
/ W I ) I
| A ’ | = 5 Siab (Typical) | _ |
& 2 ¥ i 3 12x12 #5 grid | &
s / 3 rd 1 AR I
- / i
e P s I Typical |
v / - | [
/ / // | 5" Siab (Typical) | |
J 12x12 #5 grid 5
’ 7 £ e i e i
. il 2( A9 L]
£ 7 g a—
B i S - T . -] ; %"D + ' Or
|' s - E =4 10-4
| 3 | =8
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! L | 7 |28
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| 4 |
| 1 I 2
[ | | Ad
| | | | 2
& I |t New
| . ) [
| i 1
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A | 12x12 #5 grid . |
Meaw | I = |
| ga~ |
| ] |
I 2 |
| E e ———— — e e e e e e B e = |
+ | | %
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| . 12x12 ﬁﬁ grid
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SAWN LUMBER
W1). Framing Lumber shail be Ocuglas Fir-Larch, Coast Reglan, grade marked by W. G, L. A, Lumber framing grades shall
ke as follows sxcept as olherwise noted on the plans. Design stresses shall conform to CRE e 1BC ar CBC:
1) Herizontal Framing

Ix jobsis -No 2

4x beams - No 2

£ brams - No 1

b) Verscal Framing
Studs - 2xd, 26 and larger - Stud Grada,
sis - Mo 1
W2} All roof and brace wall sheathing shall ba APA Rated Sheathing, Exposure | (or Exterior), brace wall
heathng shall be APA Rated P5 1.95, § ply, Expasure | (or Exterior) par PS 1.5, All sheets shall be Grade

marked, Use plywood nails the sama gauge as "sinker” wire nails with the minimum length equal to 172 the legth of the
“sinker” nail requirements plus the plywood thickness.
W3} Stagger all pywood panel jeints. Apply plywood sheete with the face grain scross rafters and joist. Use "commen”
wira nails ar approved plywood nsils with & minimum edge distance ol 1/2%, angia the nail siightly towards the center of the x
framing. Use 2x4 fiat blocking or By d cleats at intarior supp pane| edges where indicated
Wd] Bolt holes in all shallbe a { 116" larger than the bo't size. Members with larger or over sized,
iregular holes shall be replaced, All bolts and muts shall be tightened (e “finger tight” plus 314 to 1 full iem and shall be re
tightened prior 1o closing m, Standard cut washers shall be used under all bolt head and nuts against wooad, A 3"x3%x
0.395" (3 ga} plate washer jor Simpseon "BP” or "BPS") shall be placed |against the wood) an the top post boit of all* HO® byp

WE Al ll: uplam resting on concrete or masonry shall be of naturally durable wood or wood that is preservative.treated in
accordance with AWPA U1 for the species, product, preservative and end use. CR.C. Section RI1T.1, setin 127
minimum grout. Boits shall be placed 97 to 12" from the ends of each wall ar plate splice and spaced al intervals noted on the

WG] Approved bridging or solid biocking shail be spaced as folfaws excapt as nated or the siructural Plans:

a) Roof rsftars more than B* (nominal) in depth at 18 feet maximum.

b} Fioer joist more them & {nominal) in depth at § faet maximurm except as otherw(se noted
WT) Roof sheathing and nailing shall be inspecied by the local goveming autherity prior to the placing of any roed matarals.
W8] Al lumber hardware [hangers, framing anchors, post caps and bases, 91} have been specified "Simpsan Strong Tie™

as lay the Simpaan San Leandro, P oqual
substituted. Al bolts and nute shall be tightenad to a} manwfachires specifications ar b) “finger tight™ plus 34 to 1 full fum
and shall be ra tightaned prior fo closing in. All metal siraps and “PAHO" type holdowns may not be "bent cut of the way” for
i umless sp ¥ 3pp for such bending, in writng. from the manufacturer.

W3) Nail connections shall cenform te Table R602.3(1} except as otherwise noted. All nails shall be "commaon™ or "bax™
nails a5 noted of graates except as noted for plywood. All fasteners in contact with pressure treated wood shall be hot dipped
2inc coated galvanized steel or stainiess steel.
W10] Brace wall framing shaii ba Douglas Fir Larch [North] minimam for all studs. posts, Blacking. plates etc per Code. Use
3x (minimum) at 3ll "adjelnng " panel adges (studs, blocking, ele) when the nailing is 27 ot (lor sheathing on one sidn} or 4" oc
(for sheathing on two sides)
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(3)2 x12 Dou:

Gx6 Post

(3

(2)2x10 Doug fir#2

191"
&

15" —
T
4-0 | .
\/ ' '
A
I ]
14 prih—|ue
]

112 112"

I \axg Doug r #2

(2)2x5 Doug fir # @
21-3° ? datge |
40 " .-!
Y = / D
_m:_- T + L
' i
| =
@
| I E
| | | E =
| | Eg
| o | II{r.'ig £
| = | . H

Iy
|
|I 3)2x12 Doug fir #
Iy

EORE)
==t
i) “'E
& E
4 2=
4.0 =
. §§
— —— 0 o %

12)2x6 Doug fir #

[Scale: 1/4" =1

|— - Bearing w;ll line.

General Wall Framing Note:
-All new exterior wall framing 2x6 @ 16" O.C. (Standard stud grade) 3
-Interior walls can be 2x4 @ 16" o.c.

(}_ L T - —
AC S
4 /
i g / [2)2x10 Doug T #2
12)2x8 Doug fir #2
A34 Top & bot — | Note: Blk I‘g- same \MEh as wall
{@ Dbl king stud | studs . Req'd at mid height and
| @ #'-0" oc max. Blk'g Req'd @
Doubie 2x— brace wall panel edges
top plate -
> —1
2x crippla — _ <|
studs @ J‘|—
16" oc Ll
Header — Lk A34 at Header
See Plan where Dbl king
. stud occurs
|| — Single king stud whera
| Header is 5-0" long or
A4 Header | less. Double King Stud if
1o trimmer greater than 5-0
10d @ 12" oc—
2x trimmer —— . )
cant to sill plate Note: Post required at
— each end of brace wall.
Double trimmer if header - —1 l B

is greater than 10"

2 Header Framing

strap where dbl ——

top plates are not

continuous-
Simpson MST48

Sill plate bolted —,

I

il TH— 2x studs
|
|
|

4B

| ; | ‘14;‘4 Past, Simpson ECCLL Cap lo Suil;
x8 Doug fir #,

e -

1211 /2"

8-—

1225 172"

 Brace Wall Schedule:

| Type

I Sheathing / Mailing

348" min. (WSP) plywood brace wall with 6d nails at 6
spacing al panel edges including top and bottom plates
nailing and 12" field nailing as per Table RE02.3(3)

'

W

a =]
188"

|
]{2}2:5 Doug fir #2]‘-_0 —l
|

2

Table R702.3.5 (Both Sides)

142" Gypsum brace wall with nails at 7" spacing at panel
edges including top and bottom plates nailing as per

Brace wall lermination point

R S SN S ——"—— " - - "

HDOU2Z Holdown

20-0 Max. distance between paneis. 10-0 Max. panel cistance from ends, Hold downs are
required (see plan). Brace wall lines max. 250 aparl, Offse! panels can be placed max, 4-0 flom
centerline of brace wall line. Interior brace walls must have continuous footings and anchor bolis.

- 160 @ 12" oc

L @ 16" oc UNO
~ Dbl stud

“— Solid blocking @ mid
| _height and @ 8'-0" max

ERE
/

A Brace Wall

(See plans)

|

£ HDU2 hold down or equiv. [@ each end of
brace wall line (Edge nailing at posts that are
attached to hold downs stagger the nailing)

3 Typical Brace Wall Panel

Dbl 2x top plate—_

2% eripples @ 1B"nc—-.__:

Dl 2 sill |
Use (2) 10d tce

nails each face o |
trimmer____ |

Sill trimmrier—.

2x cripple @ 167 oo

2x PT sill plate —.

15

.

Edge Nailing
(Typical)

Brace Wall Material —
{See Plans) \

Exterior Corner

5 Brace Wall Edges

4 Standard Window Opening

W

|
LT |
| rem
S | 40 || \
2

J 2)2x6 Doug fir #.

- S | SyE = e -

(o T £ ﬂ":_
|_,. -' | 3.5 127

1(2}215 Doug fir F@
1

<42

(2)2x6 Doug fir #2

Scale: 1/4" = 1'

. Extent of header @ double portal frame (two braced panels)
Fasten shi'g to HDR w/80 common
in 3" grid pattern as shown

12° max. lotal wall height

| —=—= .-
I I 7 i

3 | LSTA18 on ocpposite
=

side of sheathing
s

- . o]l
Conl, header | |
M perpian |/
:

| Fastan top plate wi{2) rows
| 16d sinkers @ 3" 0.c.

Fasten sht's w/Bd common
@ 3" o.c. in all framing
(studs, blk'g, & sill) Typ.

| | If needed panel splice edges
shall occur over and be
nailed to common blocking
within middle 24" of wall mid-
height. One row of 3" 0.c.
nailing in each panel edge.

———c——:

10 max

Per plan
Sheathing per plan

Holddowns per plan STHD
14 may substitute for HOU4

(2} sided shear panals,
3. Mail both piwd. panels on same member.

1, Install holdown on return wall at corners when applicable,
2. Use full width bik'n & window sill for strap on both sides of

Notes:

Anchor bolt
per plan

210 18 finished width of opening
for single or double portal

6 Portal Framing
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Attachment 4

Property Development Comparison

2186 Crestview Single-Family Home, AP-18-1358 (AD, VA)

Development Regulations:
RM (Medium Density Residential) District

Requirement:

Proposed Project:

Max. Density (min. lot area per unit): 3,000 s.f. 4,757 s.f.
Max. Height: 28 ft. Approx. 26 ft.
Max. Lot Coverage: 60% 26%
Minimum Lot Area: 3,000 s.f. 4,757 s.f.
Minimum Yards: -
Front: 15 ft. 15 ft.
Side 5 ft. 5 ft.
Rear*: 10 ft. 5 ft.**

Minimum Site Landscaping:

Minimum Private Storage Area:

Minimum Private Open Space:

Parking: 2 spaces (1 covered) 2 spaces (1 covered)***
Planting areas (rear and side yards): 5 ft. 5ft.
Planting areas (adjoining streets): Entire yard Entire yard

The minimum required rear yard may be reduced to 10 feet for a residential property

located in a subdivision with a tentative map approved prior to June 20, 2007.

*%

*kxk

The applicant has requested a variance in order to allow a reduced setback.
A proposed condition of approval would require the developer ensure the proposed

uncovered space meet the size requirements of PMC section 18.78.




ATTACHMENT 5

City of Pittsburg

Community Development Department — Planning Division
65 Civic Avenue, Pittsburg, CA 94565 | Tel: (925) 252-4920 | Fax: (925) 252-4814

NOTICE OF PUBLIC HEARING

NOTICE IS HEREBY GIVEN that the ZONING ADMINISTRATOR of the City of Pittsburg will conduct a
public hearing on:

DATE: October 24, 2018
TIME: 3:30 p.m.
PLACE: First Floor, Conference Room 4B

65 Civic Avenue, Pittsburg, California

Concerning the following matter:

2186 Crestview Rear Yard Setback Variance, AP-18-1358 (VA).

This is an application by Henry Ortiz, Jr., requesting Zoning Administrator approval of a variance in order
to reduce the required rear yard setback from 10 feet to five feet, in order to allow for development of a
single-family home on an existing, triangular-shaped lot located at 2186 Crestview Drive, in the RM
(Medium Density Residential) District. APN: 087-042-016. Pursuant to Pittsburg Municipal Code (PMC)
section 18.06.430, the westernmost property line would be considered the rear property line, and thus
would be the line from which the requested variance would be applied.

PROJECT PLANNER: Jordan Davis, (925) 252-4015 or jdavis@ci.pittsburg.ca.us

Why am | receiving this notice? You are receiving this notice because you have either previously requested
notifications from the Planning Division, or a project has been proposed in your neighborhood and all property owners
within a minimum 300-foot radius of the project site are required to be notified under the Pittsburg Municipal Code.

Where can | get more information about this project?

The complete file for this project is available for public inspection at the Planning Division, weekdays during the hours
of 8:00 AM to 12:00 PM and 1:00 PM to 5:00 PM. You can also find out more about the project by contacting the
project planner listed above.

What can | do if | have comments on the project?

Comments or objections to the project can be made by writing or through oral testimony during the public hearing.
Written comments citing the project name may be emailed to the project planner listed above, or may be mailed or
delivered to: Pittsburg Planning Division, 65 Civic Avenue, Pittsburg, CA 94565. You may also register your
comments or objections by attending the public hearing on the date and time listed above.

Pursuant to Section 65009 of the California Government Code, if you challenge this matter in court, you may be
limited to those issues you or someone else raised at the public hearing described in this notice, or in written
correspondence on the matter delivered to this agency at, or prior to the public hearing. Any written correspondence
delivered to the Planning Division before the hearing body’s action on the matter will become a part of the
administrative record.

hh_r/ I\ I{ K[&((

KRISTIN POLLOT! AICP
ZONING ADMINISTRATOR
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2186 Crestview Rear Yard Setback Variance, AP-18-1358 (VA).

Project Title:
2186 Crestview Drive, APN: 087-042-016
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