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CITY OF PACIFIC GROVE

300 Forest Avenue, Pacific Grove, California 93950

BV |
/ AGENDA REPORT I

TO: Architectural Review Board

FROM: Laurel O’Halloran, Associate Planner

MEETING DATE: November 28, 2017

ADDRESS: 1124 Surf Avenue Pacific Grove (APN 006-022-009)
ZONING/ R-1-H//Medium Density to 17.4 DU/ac

LAND USE:

SUBJECT: Architectural Permit Application No. 17- 735 To allow the

demolition of the existing 1,842 square foot residence and to build a
2,964 two story residence.

APPLICANT/OWNER: Jeanne Byrne, Architect on behalf of Bill and Charity George,
Owners

CEQA STATUS: Categorical Exemption; §15301

PROJECT DESCRIPTION
Architectural Permit 17-735 would allow the demolition of the existing 1,842 square foot residence
and to build a 2,964 square foot two story residence

BACKGROUND

On July 27, 2017 Jeanne Byrne applied for an Architectural Permit to allow the demolition of
the existing single story residence located at 1124 Surf Avenue.

The proposed development will meet the development regulations set forth in the R-1-H zoning
district including setbacks and height requirements.

At the May 8, 2013 Historic Resource Committee meeting it was determined the residence was
ineligible for the Historic Resource Inventory.

The subject site is located in an Archeological sensitive area and an Archeological report was
prepared by Susan Morley, M.A. in September of 2017 and determined the subject parcel does
not contain evidence of potentially significant cultural resources.

The residence is also located in an Area of Special Biological Significance

DISCUSSION

The subject residence is a single-story wood framed plain structure that was built in 1959. At
the May 8, 2013 Historic Resource Committee meeting it was determined the residence was
ineligible for the Historic Resource Inventory.

The property is located in the Archaeological Zone and in an Area of Special Biological
Significance
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The following General Plan, Archaeological Resources, Chapter 7 and Chapter 8, goals,
policies, and programs are applicable to the Architectural Permit application.

Program AA Inspect the surface of sites which potentially contain
archaeological resources and evaluate site records to determine the extent of the
known archaeological resources.

Policy 2 Continue to require citywide architectural review for exterior changes to
existing structures.

Program B While recognizing the individuality of existing neighborhoods
encourage additions that contribute to the character of the area, while allowing
for creativity in design.

Zoning Code:

The intention of the R-H district is to preserve the characteristics of a feeling of open space
around dwellings and to preserve public views of the ocean, sky and trees. Therefore a roof
above 18’ shall have a pitch no less than 3:12. The proposed project meets this requirement.
The allowable maximum building coverage is 35% and the proposed project site will have a
building coverage of 28%. The allowable maximum site coverage is 60% and the proposed
project site will have site coverage of 30%. The allowable maximum gross floor area is 3,028 sf
and the proposed project site will create a 2,964 sf residence.

Trees and Landscaping:
No tree removal is being proposed as part of this development. The City Arborist will insure
that tree protection measures are being met.

Architectural Design Guidelines:
The project proposal appears to adhere to the following Architectural Review Guidelines:
Architectural style and design:

Diverse architectural styles lie at the heart of Pacific Grove’s distinctive character. New
construction should be compatible with established styles.

Guideline # 1: The mass and height of a new building should blend well with neighboring
structures and not overwhelm them with disproportionate size or a design that is out of
character.

The proposed design aligns proportionately with neighboring structures.
Guideline #27: A building should be in scale with its site.

The proposed design provides open space around the residence which complements the design
and preserves the character of the neighborhood.

Guideline #36: Design a facade to provide visual interest to the street.
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The proposed design avoids large blank facades and the addition of the deck and the
combination of siding elements softens the elevation.

Details:

The proposed project will have new stained shingle siding. The windows will be aluminum clad
wood windows. There is a proposed new stained wood entry door with tempered glass lites.

Archaeological Review:

Susan Morley, MA prepared an Archaeological Report in September of 2017. The findings
were that there was no evidence of cultural resources in the soils of this project parcel. There are
no marine shell fragments present; there are no cobles or thermally affected rock, or other
indicators expected for a site in this area. Based upon these negative findings there is no reason
to delay the project due to archaeological concerns.

If archaeological resources or human remains are inadvertently encountered during

construction, work shall be halted within 50 meters of the find until it can be evaluated by a
qualified professional archaeologist. If the find is determined to be significant, appropriate
mitigation measures shall be formulated, with the concurrence of the City of Pacific Grove staff,
and implemented

ENVIRONMENTAL REVIEW

The project qualifies for a Class 1 exemption from CEQA requirements, pursuant to Section
15301(e) (1) — Existing Facilities. The proposed addition and alterations do not present any
unusual circumstances that would result in a potentially significant environmental impact. The
proposed alterations do not constitute a substantial adverse change to the structure, thus
conforming to the requirements of the California Environmental Quality Act (CEQA).

RECOMMENDATION
Because of the project’s consistency with the Zoning Ordinance and General Plan, and minimal
impact on surrounding properties, staff recommends that the Architectural Review Board:

APPROVE AP No 17-735 pursuant to PGMC 23.70.060(c) (1) and subject to the attached
Findings and Conditions.

ATTACHMENTS
A. Permit Application
C. Draft Permit
E. CEQA Documentation
F. Project Plans

RESPECTFULLY SUBMITTED:

Ofw OH attnam

Laurel O'Halloran
Associate Planner
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_ CITY OF PACIFIC GROVE aoplication | 1-135
Community Development Department — Planning Division ,
Date: 7-27-11

300 Forest Avenue, Pacific Grove, CA 93950
Tel: 831.648.3190 « Fax: 831.648.3184 » www.cityofpacificgrove.org/cedd

Permit Application

Total Fees: ) 2.4 B150

1124 SURF  AVE.
NEW 2-5T0Y  spuglE  gapaet
eQuocE  (E) To BE RENOVEO

APN: ©O06- ©ZZ- nofq
LS\ KR 1

Project Address:

Project Description:

=

3 Tree Work? O Yes # No

:z: Applicant Owner

S [Name: TEAMME c- BIRME, FAIA ARHYET(S  Name: AC ScAMRITY GEXRGE

< Phone: 2717 £958%5 Phone: QAl€ - 9429-718%)
Email: __‘SEZ)_A_V—_C)A FAA @ ATC.NET Email:

Mailing Address: 591 L\GETROUSE  AVE. S5
PANFIL GRWE, (A 39750

Mailing Address: \3\‘7 FVTO\" A
SACRANENTO, A ATRCA

Permit Request:
{1 CRD: Counter Determination

bbﬁ‘P: Architectural Permit

PUU: Undocumented Unit
VAR: Variance

LM: Lot Merger
{HS: Initial Historic Screening
HPP: Historic Preservation

SP: Sign Permit
UP: Use Permit

AAP: Administrative AP

AUP: Administrative UP

MMP: Mitigation Monitoring

ADC: Arch Design Change ADU: Acc. Dwelling Unit A: Appeal Stormwater Permit
ASP: Admin Sign Permit LLA: Lot Line Adjustment (O TPD: Tree Permit W/ Dev't Other:
> | CEQA Determination: Review Authority: Active Permits: Overlay Zones:
S |—Exempt 0 Staff [JHRC [ Active Planning Permit Butterfly Zone
o Initial Study & Mitigated 0OZA OPC 0 Active Building Permit Coastal Zone
2 Negative Declaration [0 SPRC occ [0 Active Code Violation #Area of Special Biological
:-: Environmental Impact @(AR-B 0 Permit #: Significance {ASBS)
= Report - Environmentally Sensitive
g Habitat Area (ESHA)
g Property Information )
g | Lot: Block: Tract:
* |z H GP: LotSize: (s 240 5

[ Historic Resources Inventory [7T-Archaeologically Sensitive Area

| 'L{-ac—?-.-‘b.‘i \

-3

Staff Use Only: i‘i
Received by: Lasvel o
Assigned to: Laure\

CERTIFICATION - |, the undersigned, under penalty of perjury, depose and certify that | am the applicant for this request, that the property
owner approves this application and that all statements contained herein, including all documents and plans submitted in connection with
this application, are true and accurate to the best of my knowledge.

I further acknowledge it is my responsibility tc dy‘p& whether additional permits are required.
v //%W ” ' -
Applicant Signature: C "'-/ 4 Date: <7-24-11
< [ |
,/F I/) ) "‘ —i\_i'll_ A /_il |
Owner Signature (Required): ( NANA, J_.i? i\,}"l/«/ i Date: 5 I:'ff)_ ] FO| /TL,

/ X/ Updted: 04/20/2017

L




Item 7a

PROJECT DATA SHEET
Project Address: 24 sur¥ AVE . Bubmuttat Daces <7 -2£+i7
Applicant(s): Jeb AROWYTECTS Permit Type(s) & No(s): AP 17-73S
| REQUIRED/ Existing Proposed Notes 1
Permitted Condition Condition

Zone District Z--8
Building Site Area 8i8® 1Y%
Density (multi-family projects only) !
Building Coverage 5, 2 4 %30, 2556 i 842 {7142 2 %7.9
Site Coverage ot | 490 Akl 2,47k
Gross Floor Area 23023 {842 2ﬂ6'4

.; Square Footage not counted towards _ : _
Gross Floor Area
Impervious Surface Area Created
an:/or Replaced Sl o 71’8
Exterior Lateral Wall Length to be /1000,
demolished in feet & % of total* -
Exterior Lateral Wall Length to be built
Building Height 25’ is 24"
Number of stories 2. \ y
Front Setback i5’ 14! i5' ¢

i | [ 1 PR vk

| (spffi:—s{ide) Side Setback -2'2 i's 20 s

| i.J‘:-'\’( Side Setback 1 7 2 " 3 <

| (specify side) o I .
Rear Setback - - _'l?. ) 2P i'4"
Garage Door Setback zo° 20! 20’
Covered Parking Spaces | 2 z
Uncovered Parking Spaces \ (- Z
Parkil.ng Space Size 9’ x 20° \a‘\ <L 1O 20 x20'
(Interior measurement)
Number of Driveways 1 \ i
Driveway Width(s) 1 e
Back-up Distance | 27’ 21’
Eave Projection (Into Setback) 3’ maximum . i'g
Distances Between Eaves & Property 3 minimum . | L
Lines | |
Open Porch/Deck Projections T : - -
Architectural Feature Projections l - -
Number & Category of Accessory -~ [ /_ _
Buildings |
Accessory Building Setbacks - | - -
Distance between Buildings = : - -
Accessory Building Heights - - B
Fence Heights § A £ '

*[f project proposes demolition to an HRI structure, also indicate
exterior walls facing a public street or streets, if applicable.

[Rev. 01/14/14]

% of proposed demolition of the surface of all
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CITY OF PACIFIC GROVE

Community Economic Development Department — Planning Division
300 Forest Avenue, Pacific Grove, CA 93950
T:831.648.3183 « F : 831.648.3184 * www.ci.pg.ca.us/cdd

ARCHITECTURAL PERMIT (AP) 17-735
FOR A PROPERTY LOCATED AT 1124 SURF AVENUE TO ALLOW THE DEMOLITION OF THE
EXISTING 1,842 SQUARE FOOT RESIDENCE AND TO BUILD A 2,964 TWO STORY RESIDENCE.

FACTS
1. The subject site is located at 1124 Surf Avenue Pacific Grove, 93950 APN 006-022-009
2. The subject site has a designation of Medium Density 17.4 du/ac on the adopted City of Pacific Grove
General Plan Land Use Map.
The project site is located in the R-1-H zoning district.
The subject site is approximately 6,390 square feet.
The subject site is developed with a 1,842 square foot single-story single family dwelling.
At the May 8, 2013 Historic Resource Committee meeting it was determined the residence was
ineligible for the Historic Resource Inventory.
7. The subject site is located in an Archeological sensitive area and an Archeological report was prepared
by Susan Morley, M.A. in September of 2017 and determined the subject parcel does not contain
evidence of potentially significant cultural resources

ook w

8. The subject site is located in the Area of Special Biological Significance Watershed (ASBS).
9. This project has been determined to be CEQA Exempt under CEQA Guidelines Section 15301(e) (1).
FINDINGS
1. The proposed development will meet the development regulations set forth in the R-1-H zoning district
including setbacks and height requirements and,
2. The architecture and general appearance of the completed project is compatible with the neighborhood

because the proposed exterior will be compatible with the size, scale and proportions of the existing
residence and other residences in the neighborhood, in that the proposal is consistent with Architectural
Review Guidelines 1, 27, 36 and;

3. The completed project will neither be detrimental to the orderly and harmonious development of the city
nor impair the desirability of investment or occupation in the neighborhood because the project will be
improving the subject property, and;

4. The Staff have been guided by and made reference to applicable provisions of the Architectural Review
Guidelines in making its determinations on single-family residences.

PERMIT
Architectural Permit (AP) 17-735:
To allow the demolition of the existing 1,842 square foot residence and to build a 2,964 two story residence.

CONDITIONS OF APPROVAL
1. Permit Expiration. This permit shall expire and be null and void if a building permit has not been

applied for within one (1) year from and after the date of approval. Application for extension of this
approval must be made prior to the expiration date.
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10.

11.
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Construction Compliance. All construction must occur in strict compliance with the proposal as set
forth in the application, subject to any special conditions of approval herein. Any deviation from
approvals must be reviewed and approved by staff, and may require Architectural Review Board
approval.

Terms and Conditions. These terms and conditions shall run with the land, and it is the intention of the
Community and Economic Development (C&ED) Director and the Permittee to bind all future owners
and possessors of the subject property to the terms and conditions, unless amended. Amendments to this
permit may be achieved only if an application is made and approved, pursuant to the Zoning Code.

Public Works, Fire and Building. Review and approval by the Public Works, Fire and Building
Departments are required prior to issuance of a building permit. Work taking place in the public right-
of-way shall require an encroachment permit prior to issuance of the building permit.

Tree Protection Standards During Construction: Pursuant to Municipal Code Chapters 12.20 and
12.30, and the Urban Forestry Standards, all trees that are otherwise protected and will be impacted as a
result of Development, both proposed for pruning or removal and where the development will impact
the critical root zone of the tree are protected. Prior to issuance of the building permit, the Project
Arborist shall review grading, drainage, utility, building and landscape plans to determine impacts to
individual Trees, to determine required minimum Tree protection standards during construction.

Stormwater Treatment Measure: The stormwater treatment measures shall be maintained by the
property owner in perpetuity and City of Pacific Grove staff shall be allowed access to inspect all
stormwater treatment measures on an annual basis.

Best Management Practices: An erosion and sediment plan is required as part of the building plan
submittal.

Lighting: All exterior lighting must conform to Architectural Review Guidelines Nos. 10,11,12

Archeology. If archaeological resources or human remains are discovered during construction, work
shall be halted within 50 meters of the find until it can be evaluated by a qualified professional
archaeologist. If the find is determined to be significant, appropriate mitigation measures shall be
formulated, with the concurrence of the City of Pacific Grove staff, and implemented.

Building Plans: All conditions of approval for the Planning permit(s) shall be printed on a full size sheet and
included with the construction plan set submitted to the Building Department.

Story Poles and Netting: Following the 10 day appeal period all story poles and netting are required to
be removed.

NOW, THEREFORE, BE IT RESOLVED BY THE ARCHITECTURAL REVIEW BOARD OF THE
CITY OF PACIFIC GROVE:

Page 2 of 3 Permit No. AP 17-735
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1. The Board determines that each of the Findings set forth above is true and correct, and by this
reference incorporates those Findings as an integral part of this Permit.

2. The Board authorizes Approval of Architectural Permit (AP) 17-187
3. This permit shall become effective upon the expiration of the 10-day appeal period.

4. This permit shall not take effect until the owner acknowledges and agrees to all terms and conditions
and agrees to conform to and comply with those terms and conditions.

Passed and adopted at a regular meeting of the Architectural Review Board of the City of Pacific Grove on
the 28™ day of November, 2017, by the following vote:

AYES:
NOES:
ABSENT:
APPROVED:

Rick Steres, Chair

The undersigned hereby acknowledge and agree to the approved terms and conditions, and agree to fully
conform to, and comply with, said terms and conditions.

Bill George, Owner Date

Page 3 of 3 Permit No. AP 17-735




% CITY OF PACIFIC GROVE ltem 7a
@ Community Development Department — Planning Division

=% 300 Forest Avenue, Pacific Grove, CA 93950

T: 831.648.3190 ¢ F: 831.648.3184 » www.ci.pg.ca.us/cdd

NOTICE OF EXEMPTION FROM CEQA

Property Address/Location: 1124 Surf, Pacific Grove, CA 93950

Project Description: AP 170736
To allow the demolition of the existing 1,842 square foot residence and to build a 2,964 two
story residence.
APN: 006022008000
ZC: R-1-H
Lot Size: 6,390 SF

Description:

Applicant Name: Jeanne Byrne Phone #:
Mailing Address: 591 Lighthouse Avenue
Email Address:

Public Agency Approving Project: City of Pacific Grove, Monterey County, California

Exempt Status (Check One):
Ministerial (Sec. 21080(b)(1):15268))
Declared Emergency (Sec. 21080(b)(3): 15269(a))
Emergency Project (Sec. 21080(b)(4); 15269(b)(c))
Categorical Exemption
Type and Section Number:
¥ Statutory Exemption
Type and Section Number: Class 1 Section 15301 (e)
Other:

Exemption Findings:

The project qualifies for a Class 1 exemption from CEQA requirements, pursuant to Section 15301(e) (1) —
Existing Facilities. The proposed addition and alterations do not present any unusual circumstances that would
result in a potentially significant environmental impact. The proposed alterations do not constitute a substantial
adverse change to the structure, thus conforming to the requirements of the California Environmental Quality Act
(CEQA).

Contact: Laurel OHalloran, Planning Department, City of Pacific Grove

Contact Phone: (831) 648-3183

Signature: ngw O’ el Date: S@rg-l-emb:f [, 2011
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1124 Surf Ave

John Denver Memorsal €2}

Opan view B2

Orpn, 3
& View, i
< "’

£
s
k.

15 I

Water Man

& 5 Der
; p e.Monr,_. Bing
2 §
i Z QhPuoric Dov Coit ks 8 Gy i
5 i . b
= Point Finos Lighthouse s 0 P}, Bicege 1 8, w4,
Lo,
& e B,
Little Chopet 8y the Sea iz i
% s
1*._‘ m% o E' ‘Hﬁ 5
b S B Carmalc: Cemetery £ 3 3
N %G £ Z
Lighw, :~_._
5 e T T 6 < g B
E St Ciperes® T gy
g L ) r%) 2 ]
= < = s
: SN Googl
g & 7. ughihouse ODg € e Fimle s,
‘* v Lodge & Contages Olympis West
"'%# " oApsllmenls
B/ Sunset ini. & ‘p\;‘rﬁ L. = i
§ g v G :

Map data ©2017 Google  United States 200ft b




PROJECT DATA SHEET
Submittat Date:
Permil Trpeis) & Nois):

Project Address:

Applicantis):

] Regrmin | Euitiag | Fropeot ey
Permitted Conditian Condition N
. Zone Disericr :
Bulking ite Area
| Density (mmlti-famiby projects oaly,
Building Caverage
* She Caversge
Grow Floar ares
‘Square Footage ol counted towands
Gruns Flosr Asa
Lmpervious Surface Area Created
Landor Replaced
Entertor Laterat W Lengith 1o be i
demolished in fecl & ™y of total® — —— 3
* Exterinr Lateral Wall Lengih to be built
. Building Height L A
" Number of staries z
Froni Sethazk

e Side Serbark.
! Teporife wdet
g Side Sethack

ey
RearSethack ____
Garage Doar Setback

+ Cotered Parking Spuces
Unicavered Paridng Syaces

1 Parking Spoce Size

* iinrerior Eveasurementy
Number of Drivenays
Driseway Widths) i

+Bockcup Disgymce | G D
Eave Projection {Into Setback|
Disiances Between Eaves £ Property
Lines

{ (e Porch/ech Projectines
Arehizecrural Fearure Prajecrions
Nubr & Category of Accessory

* Builtings
Acetssary Builfiog Setbacks

* Disispee between Buiidungs

| Accestors Building Helgkis
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LOT 7

(=8 44} 3;0" )

so__ (L=101.98")

SURF

PROPQ/ED /ITE PLAN

SCALE: 178"=1-0"

(B=8° 44' 30"y

AVENUE

reference
north

EXISTING GARAGE
0 BE REMOVED

; 4

(5 157 42wy

LEGEAD:

PROJECT DATA:

OWNER: BILL & CHARITY GEORGE
PROJECT ADDRESS: 1124 SURF AVE.
PACIFIC GROVE, CA 93950
APN.: 008-022-009
MAILING ADDRESS: 1319 FITCH WAY
SACRAMENTOC, CA 95864
TELEPHONE: 916-929-7857
LOT SIZE: 8,180 5Q. FT.
ZONING: R-1-B
SETBACKS: FRONT YARD: 15'
SIDE YARD (EAST): 7-2"
SIDE YARD (WEST): 7'-2"
REAR YARD: 10"
HEIGHT LIMIT: 25'
LOT COVERAGE:  40% = 2,556 SQ. FT.
FAR. 3,028 SQ. FT.
CODES: ALL CONSTRUCTION WORK SHALL COMPLY WITH

2016 CRC, CEC, CFC, CMC, CPC, & TITLE 24.

EXVTING RE/IDENCE-(REMOVE)

(E) MAIN HOUSE (REMOVE): 1,550 SQ.FT.
(E) GARAGE (REMOVE): 292 SQUFT.

BUILDING LOT COVERAGE (REMOVE):

PROPQ/ED PROJECT

1,842 SQ.FT. = 225%

m 18T FLOOR
LE S- § S\;\.q 2ND FLOOR

DECK/PATIO

(B) /1TE PLAN

SCALE: 116"

10"

18T FLOOR - LIVING AREA: 1,022 SQ.FT.
18T FLOOR - GARAGE: 686 SQ.FT.
(N) 2ND FLOOR - OUTLINE: 1,404 SQ.FT.
< LESS STAIR & OPEN AREA > <148 SQ.FT. >
TOTAL HOUSE : 2,864 SQ.FT.
TOTAL LIVING AREA : 2278 SQFT.

TOTAL BUILDING LOT COVERAGE: 1,742 SQ.FT. = 21.3%

TOTALF.AR. 2,964 SQ. FT.

714 SQFT= 8.7%
2,456 SQ.FT. = 30.0%

(N) ADJUSTED PAVING COVERAGE:
{N) TOTAL SITE COVERAGE:

PROJECT DE/CRIPTION:

REMOVE EXISTING NON-HISTORIC, HOUSE AND RELATED SITE
IMPROVEMENTS (i.e. DECKS & WALKWAY). BUILD NEW SINGLE
FAMILY RESIDENCE WITHIN CURRENT ZONING REQUIREMENTS
TO REPLACE THE REMOVED HOUSE.

FIRE /PRINKLER NOTE:

PROVIDE NFPA-13D APPROVED AUTOMATIC FIRE SPRINKLER
SYSTEM THROUGHQUT STRUCTURE AS REQUIRED BY THE
PACIFIC GROVE FIRE DEPARTMENT. DESIGN AND LAYOUT TO 8E
SUBMITTED BY FIRE SPRINKLER CONTRACTOR TO THE FIRE
MARSHAL FOR REVIEW AND APPROVAL PRIOR TO INSTALLATION.
FIRE SPRINKLER CONTRACTOR TO TEST WATER PRESSURE FOR
REQUIRED FLOW PRIOR TO SPRINKLER DESIGN.

NOTE/:

1) AIR POLUTION CONTROL CLEARANCE IS REQUIRED FOR
DEMOLITION OF EXISTING HOUSE. IT IS THE CONTRACTOR'S
RESPONSIBILITY TO OBTAIN THE REQUIRED CLEARANCE AND
SUBMIT IT TO THE CITY BUILDING DEPARTMENT PRIOR TO
DEMOLITION.

2) A SURVEYOR'S LETTER IS REQUIRED BY THE CITY PRIOR TO
FOUNDATION POUR. BUILDING CORNERS TO BE SET BY
SURVEYOR PRIOR TO STARTING FOUNDATION WORK. T IS THE
CONTRACTOR'S RESPONSIBILITY TO OBTAIN A LETTER FROM
THE SURVEYCR TO VERIFY THAT BUILDING CORNERS ARE
WITHIN ALL REQUIRED SETBACKS AND MEET THE INTENT OF
THE CONSTRUCTION DOCUMENTS. CONTRACTOR SHALL
PROVIDE LETTER AT TIME OF INSPECTION. A COPY OF THE
LETTER SHALL BE GIVEN TO ARCHITECT'S OFFICE.

|
|.

|

JEANAE. C. BYRAL, FAIA|

EORGE

r@
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2X6 STUDS AT PLUMBING WALLS AS 5 | T
REQUIRED. SEE PLAN. — IIEOITRRRMAE - H PORCH/STEPS T | |
N foronsTers ) | -
_ L - 30
NEW CLAD WOOD WINDOWS. =
T XK STAINED WOOD TRIM PER T T Tl
ELEVATIONS / DETAILS. H D
(T ) = TEMPERED GLASS ¢ 5
PORCH / STEPS ! X
DOORS PER PLANS AND ELEVATIONS, | TooRooRe.
1 ?: — (7 )= TEMPERED GLASS |
EXTERIOR WALL MOUNTED LIGHT FIXTURE. W)
-$— EXISTING TO REMAIN (NOT SHOWN) [
NEW PER OWNER SELECTION, 1527 1 P e o ne |
]
| ratarenca : |
north
JCALE: 3/16'=1-0" A2 ‘] |




SLTEE
i Lo

2X10 TRIM W 2X3 SLOPED WATER
TABLE OVER, TYP AT GABLES.

HEAVY BUTT COMP SHINGLE
ROOF OVER 30# FELT, TYF

ALUM CLADWOOD WINDOWS,
W/ 2Xa STAINED TRIM AND SILL, TYP.

STONE/TILE DECK W STAINED WOOD
RAILING AND TEMPERED GLASS
PANELS,

| 2%6 TRIM W 2X3 SLOPED WATER
TABLE OVER, TYP AT GABLES

=

]
T ares

ALUM CLADWOOD SLIDING
DOORS W! DEVIDED LITES, TYF

N N

LESS THAN 24" ABOVE GRADE
NO RAILING REQUIRED,

L STAINED WQOD ENTRY DOOR W/
TEMPERED GLASS LITES
2X STAINED TRIM TYP SEE DETAIL

\__—STAINED SHINGLE SIDING 7*

EXPOSURE TYP MITERED CORNERS

ALUM. CLAD WOOD DOORS W/ DEVIDED

Uy S
PR G 2%4 STAIRED TR, TVP FLAT" RODF ENTRY COVER W 2X12

FACIA AND 2X TRIM

JOUTH ELEVATION

STAINED 2X10 TRIM W/ 2X3 SHAPED
WATER TABLE, TYPICAL COPPER
FLASHING AS REQ.

Q"

SCALE: 3/16"

FRAMED FLUE ENCLOBURE FOR GAS

/ FIREPLACE.

STAINED WOOD SECTIONAL GARAGE
OCOR W/ TEMPERED GLASS LITES

- - —— ¥

STONEITILE DECK Wf STAINED WOOD
RAILING AND TEMPERED GLASS
PANELS, TYP

MITRED GLASS CORNER WINDOW

ALUM. CLAD WODD WINDOWS,
Wi 2X4 STAINED TRIM AND SILL TYP

QU FE
W

- -

STAINED WOOD DECK W/ WOOD
RAILINGS AND STEPS TYP

—

SLLEE CARAGE -

CONC LANDING AND STEPS TYP.
LESS THAN 24" ABOVE GRADE, NO
HAND RAILS REQUIRED.

NORTH ELEVATION

JSCALE: 5/16"=1-0"

LINE OF 25 HEIGHT LIMIT

ALUM CLADWOQD SLIDING
DOORS W/ DEVIDED LITES, TYP

—_— e —

|
g;

SLLTE GARAGE

=7
L |
[ I |
_ $LTFE
JE—Y S T
- - — '
1 ~ |

EA/T ELEVATION

SCALL: 3/16"=1-0"

LINE OF 25" HEIGHT LIMIT |

SLLEE

ervaT]

AR —— -

WE/T ELEVATION

SCALE: 3/16"=1-0"

JEAANE C. BYRANE, FAIA




Item 7a

COMP. SHINGLES OVER
30# FELT W
5/8" CDX PLYWD

2X3 SHAPED RWD
SILL W/ DRIF EDGE,
W 2X4 TRIM BELOW.————F

SHAPED PAINTED SILL W/
1x4 PANTED TRIM BELOW.

STAINLESS STEEL TOP RAIL AS REQ,
PER CODE. USE SMALLEST PRCFILE

ALLOWED, =~ —m__xh

RECESSED LED STEP LIGHT AT

DECK SIDE WALLS.

STAINLESS STEEL CONSTRUCTION /
COVER PLATE. PROVIDE REQ. ELEC —

142" CLR. TEMPERED GLASS PANELS.
1" SPACE TO ALL FRAMING. SECURE
W GLASS GLAMPS AT POSTS PER

1X PAINTED DECKING AT
UNDERSIDE OF CANTILEVER.
PROVIDE CONTINUOUS VENTING Wr

Z SLOPE MORTAR BED TO CENTER
DRAIN. TILE FINISH SURFACE.

2X8 EXTERIOR WALL FRAMING.

SIDING PER ELEVATIONS OVER
“TYVEK' (OR EQ.) MOISTURE BARRIER,

2X5 STUDS @ 16" O.C. W/ R-18
BATT INSULATION. 1/2° GYP. BD.
W! SMOOTH HAND-TROWELED
FINISH AT INTERIOR, TYP.

SHINGLE SIDING PER

SOUDTE'I-”?“:\’.}"E‘EVVEW MANUF SPECS.
) STAINLESS FRAME SYSTEM II OVER PLYWD. BHEAR PER ENG.
FOR GLASS PANELS. SECURE L
| S |
4" ROUND COFFER GUTTERS, TYP POSTS TO WALL CAPIFRAMING 3 MIN. 2° CLEAR BETWEEN SIDING AND |
2¢1D FASCIA PER MANUF. SPECS. I[ \ ] ROOFING. |
=5 2% PAINTED TOP CAP OVER | o COPPER STEP FLASHING AT WALUROOF
2X8 MIN. RAFTERS @ 16" 0.C. W! R-30 BITUTHANE WALL CAP | | F INTERSECTION. EXTEND FLASHING 6" X6 WALL W/ R-19 BATT INSUL., 172* GYP. i t |
SPRAY-ON FOAM NSUL. FLASHING. CAULK JOINTS: | | F MIN UPWALL SECURE LOWER LEG TO BD. AT INTERIOR, TYP. |
112" GYP. BD. CEILING, TYP. | | [+ BE TIGHT AGAINST ROOFING. S !
SHINGLE SIDING OVER || 4 |
MOISTURE BARRIER OVER | 2% LEDGER / RAFTER AT WALL. —
PLYWD. SHEATHING, TYP. - — ] ! SECURE TO EACH STUD. I PORVAALLRORE ERAAING <
26 STUDS @ 16" OC @ EXT. WALL. 1 g PER ENG. PLANS AMD DETAILS.
1% T8G DECKING J R-19 BATT INSUL., TYP., ULON. 2X4 FRAMED LOW WAL W 1 Py e LeRCER YT [
EXPOSED EAVE. - - | ~ B =
e 12 GYP. BD. @ INTERIOR, TYP bl | | IS
AETER TRL CONTINUOUS WALL FRAMING TO FLOOR FRAMING. ! f —— | |
28 @ z SEE ALSO ENGINEER'S PLANS AND DETAILS. | — |
16" 0.C., EASE ALL EXPOSED EDGES. AR e CORBER FLASHING AS g | | |
- REQUIRED AT WALUROOF. & | v | oY
L EXTEND 6" UPWALL. 2° CLR., o ; i
COPPER HEADER FLASHING %4 PAINTED VANDOW TRIM ROOF TO WALL smNGLE&———____‘__’ >\
f
| - DETAIL: ROOF/WALL @
.
STRUCTURAL DRAVINGS GOVERN 5
PAINTED 2X3 SHAPED WATER - | L ]
CLAD WINDOWS & DOORS W/ __ | [k o
PAINTED WOOD EXTERIOR TRIM. FOR NAILING AND CONNECTIONS, TABLE W/ 2X6 BELLY BAND BELOW 5 SCALE: 1'=1-0 U
| SEE ALSO STRUCTURAL DETAILS. \ ¥
| '——COPPER FLAHING AT DECKMWALL, | [| T JOISTS ]
EXTEND 6" UP WALL. BITUTHANE W SPRAY-ON FOAM
\ (OR APPROVED METHOD) WATER |I| g‘:g;ﬂm’é%’:““s' <
CLAD WINDOW, TYP. PROOFING AT DECK SUBFLOOR.  TYP.
CALK AT CLAD JAMB f SILL e L AINTED WO INTERIOR. \J <
T T T T 5 | |
y e | <t
ﬁl.l_]

SCREEN. PAINT ALL VISIBLE BACK

DECKJECTION

S/8" TYPE X" GYP. BD. AT GARAGE
WALLS/CEILING ADJOINING LIVING
SPACE OR DECK ABOVE.

P 2x6 STUDS @ 16° 0.C. @ EXT. WALL ELEVATIONS. TYP.
- W R-19 BATT INSUL., TYP.

SHINGLESIDING O/ o] E ’:

DETAIL:

MOISTURE BARRIER O/ E N
PLYWD SHEATHING, TYP. -
WEATHER RESISTANT BARRIER

(TYVEK' OR EQ.) OVER PLYWD

JSCALE: 1*=1-0"
SHEATHING, TYP.

112" GYP. BD. W/ SMOOTH
HAND-TROWELED FINISH, TYP.

COPPER FLASHING 6" UP WALL.
CALK FLASHING EDGE AT
WATER TABLE.

FLOOR FRAMING PER ENG. 2X3 RWD WATER TABLE W/ 2X.

TRIM BOARD BELOW. DRIP EDGE

€& 1X6WD.BASE BD, TYP EDGEMETALW AR AAAARN REFAARSARARES
“ AT ROOF. TYP. yl y] )-

St \ i’ 3 \I |
23 SHAPED RWD i AT WATER TABLE, TYP. |
WATER TABLE W DRIP EDGE, ————P [ 1X6 T&G DECKING AT EAVES, | ¢———EXPOSED RIDGE
W 2X8 TRIM BOARD BELOW. s i BEAN ORIBEAN! |
! | ! —1 FLOOR FRAMING AND RIM |
BOARDIBEAM PER ENG.

WITHIN WALL

ENTS “SEESTRUCTURAL DWGS
I \ FRAMING. SEE PLAN,

Vi
AS sHoWN (4-0" MAX 0.C) FOR FRAMING AND FOUNDATION \

ALL WOOD TO BE 8" CLR. OF SOIL, —)-" !
2" CLR. OF PAVED SURFAGES. TYP. : L_2X RAFTERS W/ R-30 INSUL.
P v R" . 1)2" GYP. BD. @ 16" O.C. RAFTERS, 1X6 T&G DECKING AT

SIDING PER ELEVATIONS OVER 'TYVEK OVERHANG, TYP. £

|
| "'. (OR EQ) MOISTURE BARRIER, OM i (5/87 GYP. BD. @ 24" 0.C. RAFTERS).
\ PLYWD. SHEAR PER ENG.

FOUNDATION STEM WALL, — 4 2
EMOOTH PLASTER FINISH WHERE EXPOSED. A

|

SHINGLE SIDING PER

ELEVATIONS, TYP I

PROVIDE BLOCKING FOR
DECORATIVE BEAM TAIL AS REQ.

COPPER HEADER FLASHING —__

T
{28 EXTERIOR WALL W/ R-19 BATT
INSUL., 12" GYP, BD. AT INTERIOR, TYP,
| |
DETAIL: WALL SECTION s i s DETAIL: CANTILEVER |
6 2X3 SHAPED WATER TABLE ——— FOR WALL/ROOF FRAMING 2 -
SCALE: 1"=1-0" VW 2X6 BELLY BAND BELOW JCALE: 1"=1-0" :

SIDING PER ELEVATIONS

OVER TYVEK OR EQ. __ﬁ_____ﬁ TYFlCA:. -PICKET SPACINGNOTE:

OVER PLYWD. SHEATHING. J R ADJUST RISER HEIGHT &

DETA I_: GAE)[_E_ E_AVE_ ] NUMBER OF RISERS PER

TYP. PICKET SPACING E — ] FIELD CONDITIONS / ELEVA
SCALE 1"=1-0"

2X6 P.T.D.F. JOISTS @ 16" 0.C. W/
SIMP. H.D GALY. HANGERS |
2x6 RWD DECKING |

‘,4--

5

246 RWD TRIM—F——y
1x4 RYD TR

x‘tﬂ%"m |

PAIR A34

?éé‘ggﬁ’%\\ ‘\><> ] ’ | r\ | 2a= 4X4 RWD POST ;_ |
Eﬁ'roﬁwﬁiu. .; /? PR %@é J?BI) o U RAILUNG SIM AT DECK, TYP. .

1-1/2" DIA. WOOD HAND GRIP.
TOP OF HAND GRIP @ 36"
ABOVE STAR NOSE, TYP.

2X6 TOP CAP

2°

COPPER DOOR PAN, TYP.
SrEF WA, T DECK

7

NOTE: = 1/2

STRUCTURAL DRAWINGS GOVERN
USE OHR DECKING, TYP.
\TED OR §.5 SCREWS.

THRESHOLD wiRWD
STOP AT CONCRETE
COPPER FLASHING W/
WATER $TOP (DOOR PAN) 12°
£IM JOIST. TREAT w/
CCPPER T tEEN OR EQ.

FOR NAILING AND CONNECTIONE.
SEE ALSO STRUCTURAL DETALLS.

—ﬂé

SEE FRAMING AND
FOUNDATION PLANS
AND DETAILS, TYP. —

VN
|

(3) 2x12 P.T. STAR STRINGERS

#3 BAR @ STAIR
NOSE @ 12" EACH

i
ya
5
5

2x8 RWD TRM——— .

WAY @ STAIRS & 24"
EACH WAY IN THE |I | . - |
FIELD SIMP. ?UE%&S &%ﬁﬁw_ ==t _1; 2 — 2x6 RWD TREAD
. = ‘ N o H.D.GALV. A35, STRINGER |
258 PULL LENGTH—> ° i1 TREAD: / TG PTDF THRUST BLOCK, TYP. e |
: GRTo msésw o WL memel A N g v
1‘. D& SE e %0. CONC. h /ER MTL. CONNECTORS. BV
: —— SAND-SET PAVERS/BRICKS 150
5

L T~ SEE_FOUNDATION & 3
§ SAND FILL AS REQ. FLOOR ING PLANS. E I—El :; FOUNDATION Mo
i 3} B \\-— FOOTING TO BEAR ON GEEH&W_ < e | 5 }4 BARS EA. WAY (MlN) ‘
3 \ UNDISTURBED d . z MIN.
éz, z NATIVE SOIL VIRI'. BAR THRU POST BASE. |
3 aAe 5 ‘ S |
| FOUNDATION A0 ANGHOR. ;
FOUND. PLAN BEND & LOOP #4 BAR THRU POST BASE.

DETAIL: CONC./TER/ S = DETAIL: WOOD DECK |

7 SCALE:1"=1-0"
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