
CITY OF NEWPORT BEACH 
COMMUNITY DEVELOPMENT DEPARTMENT 

PLANNING DIVISION ACTION REPORT

TO: CITY COUNCIL, CITY MANAGER AND PLANNING COMMISSION 

FROM: Kimberly Brandt, Community Development Director 
Brenda Wisneski, Deputy Community Development Director 

SUBJECT: Report of actions taken by the Zoning Administrator and/or Planning Division staff for the week 

ending July 28, 2017. 

ZONING ADMINISTRATOR ACTIONS 
JULY 27, 2017 

Item 1: 4020 Channel Place Coastal Development Permit No. CD2017-045 (PA2017-101) 

Site Address:  4020 Channel Place 

Action:  Approved by Resolution No. ZA2017-054 Council District 1 

Item 2: Balboa Island Seawall Improvements No. CD2017-033 (PA2017-078) 

Site Address:  North and South Bay Front, Balboa Island 

Action:  Approved by Resolution No. ZA2017-055 Council District 5 

COMMUNITY DEVELOPMENT DIRECTOR 
OR PLANNING DIVISION STAFF ACTIONS 

(Non-Hearing Items) 

Item 1: Staff Approval No. SA2016-003 (PA2016-045) 

Site Address:  330 Morning Canyon Road 

Action:  Approved Council District 6 

Item 2: Staff Approval No. SA2016-007 (PA2016-071) 

Site Address:  324 Morning Canyon Road 

Action:  Approved Council District 6 

Item 3: Coastal Development Permit Waiver No. CD2017-034 (PA2017-081) 

Site Address:  128 40th Street 

Action:  Approved Council District 1 

Item 4: Coastal Development Permit Waiver No. CD2017-043 (PA2017-098) 

Site Address:  216 Evening Canyon Road 

Action:  Approved Council District 6 
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Item 5: Staff Approval No. SA2017-005 (PA2017-119) 

Site Address:  1 Hoag Drive 

Action:  Approved Council District 2 

APPEAL PERIOD:  An appeal or call for review may be filed with the Director of Community Development or City 

Clerk, as applicable, within fourteen (14) days following the date the action or decision was rendered unless a 

different period of time is specified by the Municipal Code (e.g., Title 19 allows ten (10) day appeal period for 

tentative parcel and tract maps, lot line adjustments, or lot mergers). For additional information on filing an appeal, 

contact the Planning Division at 949 644-3200.  

cc: 
Lt. Damon Psaros, NBPD (Telecom Permit) 



 

RESOLUTION NO. ZA2017-054 
 

A RESOLUTION OF THE ZONING ADMINISTRATOR OF THE 
CITY OF NEWPORT BEACH APPROVING COASTAL 
DEVELOPMENT PERMIT NO. CD2017-045 TO DEMOLISH AN 
EXISTING SINGLE-FAMILY RESIDENCE LOCATED AT 4020 
CHANNEL PLACE (PA2017-101) 
 

THE ZONING ADMINISTRATOR OF THE CITY OF NEWPORT BEACH HEREBY FINDS AS 
FOLLOWS: 
 
SECTION 1. STATEMENT OF FACTS. 
 
1. An application was filed by Joe Foster, with respect to property located at 4020 Channel 

Place and legally described as Lot 11 of Block 441 requesting approval of a Coastal 
Development Permit. 
 

2. The applicant requests a coastal development permit to demolish an existing 1,560-
square-foot, single-family residence and 235-square-foot garage. 
 

3. The subject property is located within the Two-Unit Residential (R-2) Zoning District and 
the General Plan Land Use Element category is Two-Unit Residential (RT). 

 
4. The subject property is located within the coastal zone. The Coastal Land Use Plan 

category is Two-Unit Residential – 20.0 – 29.9 DU/AC (RT-D) and the Coastal Zoning 
District is Two-Unit Residential (R-2). 

 
5. A public hearing was held on July 27, 2017, in the Corona del Mar Conference Room (Bay 

E-1st Floor) at 100 Civic Center Drive, Newport Beach. A notice of time, place and 
purpose of the meeting was given in accordance with the Newport Beach Municipal 
Code. Evidence, both written and oral, was presented to, and considered by, the Zoning 
Administrator at this meeting. 

 
SECTION 2. CALIFORNIA ENVIRONMENTAL QUALITY ACT DETERMINATION. 
 
1. This project is categorically exempt pursuant to Title 14 of the California Code of 

Regulations (Section 15301, Article 19 of Chapter 3, Guidelines for Implementation of the  
California Environmental Quality Act (CEQA) under Existing Facilities). 

 
2. Class 1 includes the demolition and removal of small structures including one single-family 

residence. The proposed project includes the demolition of an existing single-family 
residence located in the R-2 Coastal Zoning District. 

 
SECTION 3. REQUIRED FINDINGS. 
 
In accordance with Section 21.52.015 (Coastal Development Permits) of the Newport Beach 
Municipal Code, the following findings and facts in support of such findings are set forth: 
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Finding: 
 
A. Conforms to all applicable sections of the certified Local Coastal Program. 
 
Facts in Support of Finding: 
 
1. The subject property is currently developed with a single-family residence on an existing 

lot designated for residential development by the Local Coastal Program. The project 
applicant requests to demolish the existing single-family residence. Subsequent 
construction of a new residence will require a separate coastal development permit at a 
later date. 

 
2. The property is located in an area known for the potential of seismic activity and 

liquefaction. All projects are required to comply with the California Building Code and 
Building Division standards and policies. 

 
3. The property is located within 100 feet of coastal waters. The project design addresses 

water quality with a construction erosion control plan and a post construction drainage 
system that includes drainage and percolation features designed to retain dry weather and 
minor rain event run-off on-site. Any water not retained on-site is directed to the City’s 
storm drain system. 
 

4. The property is not located near designated public view points or coastal view roads and 
will not impact public coastal views.  

 
Finding: 
 
B. Conforms with the public access and public recreation policies of Chapter 3 of the 

Coastal Act if the project is located between the nearest public road and the sea or 
shoreline of any body of water located within the coastal zone. 

 
Fact in Support of Finding: 
 
1. The project site is located between the nearest public road and the sea or shoreline and 

demolition of the existing residence will not affect public recreation or access.  
 

2. Adequate public access to the sea exists on Channel Place, 40th Street, 39th Street, and 
Marcus Avenue. The proposed demolition of the existing residence shall not interfere with 
existing public access to the sea.   
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SECTION 4. DECISION. 
 
NOW, THEREFORE, BE IT RESOLVED: 
 
1. The Zoning Administrator of the City of Newport Beach hereby approves Coastal 

Development Permit No. CD2017-045, subject to the conditions set forth in Exhibit “A,” 
which is attached hereto and incorporated by reference. 
 

2. This action shall become final and effective 14 days following the date this Resolution 
was adopted unless within such time an appeal or call for review is filed with the 
Community Development Director in accordance with the provisions of Title 21 Planning 
and Zoning, of the Newport Beach Municipal Code. 
 

PASSED, APPROVED, AND ADOPTED THIS 27TH DAY OF JULY, 2017. 
 
 
 
_______________________________ 
Patrick J. Alford, Zoning Administrator 
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EXHIBIT “A” 
 

CONDITIONS OF APPROVAL 
 

1. The development (the demolition of an existing single-family dwelling, garage, and 
appurtenant facilities) shall be in substantial conformance with the approved site plan, floor 
plans and building elevations stamped and dated with the date of this approval, (except as 
modified by applicable conditions of approval). 
 

2. Revisions to the approved plans may require an amendment to this Coastal 
Development Permit or the processing of a new coastal development permit. 

 

3. Coastal Development Permit No. CD2017-045 shall expire unless exercised within 24 
months from the date of approval as specified in Section 21.54.060 (Time Limits and 
Extensions) of the Newport Beach Municipal Code, unless an extension is otherwise 
granted. 

 
4. The project is subject to all applicable City ordinances, policies, and standards, unless 

specifically waived or modified by the conditions of approval. 
 

5. The applicant shall comply with all federal, state, and local laws. Material violation of 
any of those laws in connection with the use may be cause for revocation of this Coastal 
Development Permit. 

 
6. This Coastal Development Permit may be modified or revoked by the Zoning 

Administrator if determined that the proposed uses or conditions under which it is being 
operated or maintained is detrimental to the public health, welfare or materially injurious 
to property or improvements in the vicinity or if the property is operated or maintained 
so as to constitute a public nuisance. 
 

7. Prior to issuance of the building permits, a copy of the Resolution, including conditions 
of approval Exhibit “A” shall be incorporated into the Building Division and field sets of 
plans. 

 
8. Should the property be sold or otherwise come under different ownership, any future 

owners or assignees shall be notified of the conditions of this approval by either the 
current business owner, property owner or the leasing agent. 

9. No demolition or construction materials, equipment debris, or waste, shall be placed or 
stored in a location that would enter sensitive habitat, receiving waters, or a storm drain 
or result in impacts to environmentally sensitive habitat areas, streams, wetland or their 
buffers.  

 
10. Best Management Practices (BMPs) and Good Housekeeping Practices (GHPs) shall 

be implemented prior to and throughout the duration of construction activity as 
designated in the Construction Pollution Prevention Plan (CPPP). 
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11. The discharge of any hazardous materials into storm sewer systems or receiving waters 
shall be prohibited. Machinery and equipment shall be maintained and washed in 
confined areas specifically designed to control runoff. A designated fueling and vehicle 
maintenance area with appropriate berms and protection to prevent spillage shall be 
provided as far away from storm drain systems or receiving waters as possible. 

 
12. Debris from demolition shall be removed from work areas each day and removed from 

the project site within 24 hours of the completion of the project. Stock piles and 
construction materials shall be covered, enclosed on all sites, not stored in contact with 
the soil, and located as far away as possible from drain inlets and any waterway. 

 
13. Trash and debris shall be disposed in proper trash and recycling receptacles at the end 

of each construction day. Solid waste, including excess concrete, shall be disposed in 
adequate disposal facilities at a legal disposal site or recycled at a recycling facility. 
 

14. To the fullest extent permitted by law, applicant shall indemnify, defend and hold harmless 
City, its City Council, its boards and commissions, officials, officers, employees, and agents 
from and against any and all claims, demands, obligations, damages, actions, causes of 
action, suits, losses, judgments, fines, penalties, liabilities, costs and expenses (including 
without limitation, attorney’s fees, disbursements and court costs) of every kind and nature 
whatsoever which may arise from or in any manner relate (directly or indirectly) to City’s 
approval of 4020 Channel Place Demolition CDP including, but not limited to, Coastal 
Development Permit No. CD2017-045 (PA2017-101). This indemnification shall include, 
but not be limited to, damages awarded against the City, if any, costs of suit, attorneys' 
fees, and other expenses incurred in connection with such claim, action, causes of action, 
suit or proceeding whether incurred by applicant, City, and/or the parties initiating or 
bringing such proceeding.  The applicant shall indemnify the City for all of City's costs, 
attorneys' fees, and damages which City incurs in enforcing the indemnification provisions 
set forth in this condition. The applicant shall pay to the City upon demand any amount 
owed to the City pursuant to the indemnification requirements prescribed in this condition. 
 



 

RESOLUTION NO. ZA2017-055 
 

A RESOLUTION OF THE ZONING ADMINISTRATOR OF THE 
CITY OF NEWPORT BEACH APPROVING COASTAL 
DEVELOPMENT PERMIT NO. CD2017-033 TO ALLOW THE 
INSTALLATION OF A 9-INCH CONCRETE CAP ON THE TOP OF 
EXISTING SEAWALLS LOCATED ALONG THE NORTH AND 
SOUTH BAY FRONT BOARDWALK (PA2017-078) 
 

THE ZONING ADMINISTRATOR OF THE CITY OF NEWPORT BEACH HEREBY FINDS AS 
FOLLOWS: 
 
SECTION 1. STATEMENT OF FACTS. 
 
1. An application was filed by the City of Newport Beach Public Works Department, with 

respect to the North and South Bay Front boardwalk seawall located on Balboa Island, 
requesting approval of a Coastal Development Permit.  
 

2. The applicant proposes to install an approximate 9-inch high concrete cap on top of the 
existing Balboa Island seawalls along the North and South Bay Front boardwalk. The 
project also includes three-foot wide gaps in the seawall cap to preserve access to public 
docks and waterside beaches. The gaps will accommodate temporary removable 
barriers that will be installed to provide flood protection during high tide and storm surge 
events. Short concrete step segments on the landward side of the existing seawall cap 
will also be installed at private docks and gangways to facilitate access. Routine seawall 
maintenance and minor repairs are also part of the project. No improvements seaward 
of the existing seawall are included in the project.  
 

3. The subject property is public right of way and not located in a Zoning District or designated 
General Plan Land Use Element category. 
 

4. The subject property is located within the coastal zone. The boardwalk and seawall are 
located in the public right of way and does not have a designated Coastal Land Use Plan 
category or Coastal Zoning District. 

 
5. A public hearing was held on July 27, 2017, in the Corona del Mar Conference Room (Bay 

E-1st Floor) at 100 Civic Center Drive, Newport Beach. A notice of time, place and 
purpose of the meeting was given in accordance with the Newport Beach Municipal 
Code. Evidence, both written and oral, was presented to, and considered by, the Zoning 
Administrator at this meeting. 

 
SECTION 2. CALIFORNIA ENVIRONMENTAL QUALITY ACT DETERMINATION. 
 
1. This project is categorically exempt pursuant to Title 14 of the California Code of 

Regulations Section 15301, Article 19 of Chapter 3, Guidelines for Implementation of the 
California Environmental Quality Act (CEQA) under Class 1 (Existing Facilitates). 
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2. Class 1 exempts the operation, repair, maintenance, leasing, licensing, or minor 
alteration of existing public or private structures, facilities, mechanical equipment, or 
topographical features, involving negligible or no expansion of use beyond the existing 
use. The existing seawall located along North and South Bay Front will remain in place. 
Alterations to the seawall will consist of the installation of an approximate 9-inch high 
concrete cap on the existing wall, as well as short concrete step segments at private 
docks and gangways to facilitate access. Routine maintenance and repairs will also be 
performed where necessary. The increased height of the existing seawalls will provide 
enhanced flood protection for Balboa Island and the public walkway. The position and 
location of the existing seawall will not be altered. Gaps in the cap will be located at 
street ends and beaches to maintain existing public access. Temporary barriers will be 
used to fill the gaps during high tide to provide consistent flood protection. The project 
complies with all applicable Local Coastal Program (LCP) standards.  
 

SECTION 3. REQUIRED FINDINGS. 
  
In accordance with Section 21.52.015 (Coastal Development Permits, Findings and Decision) 
of the Newport Beach Municipal Code, the following findings and facts in support of such 
findings are set forth: 
 
Finding: 
 
A. Conforms to all applicable sections of the certified Local Coastal Program. 
 
Facts in Support of Finding: 
 

1. The improvement of the existing seawall will protect existing coastal public access and 
other existing development on Balboa Island. The 9-inch concrete cap and associated 
repairs and maintenance do not enlarge the footprint nor extend seaward of the existing 
seawall.  

2. The existing seawall is structurally able to accommodate the approximate 9-inch high 
concrete cap. Existing geological conditions and erosional and shoreline processes will 
not be altered by the addition of the 9-inch cap. 

3. The approximate 9-inch high concrete cap will result in a seawall approximately 3.35 
feet higher than the adjacent boardwalk at its highest point, so public views will not be 
impacted. 

4. The projected sea level rise used in the Everest Study as the basis for the 9-inch 
increase is consistent with the California Coastal Commission Sea Level Policy 
Guidance and the 2030 sea level rise forecast. 

5. The approximate 9-inch high cap option was chosen as an interim, preventative 
measure until a more comprehensive plan can be designed, funded, and implemented 
by the City. 

6. The construction contractor will implement a Construction Pollution Prevention Plan and 
BMPs to ensure water quality impacts are avoided during construction. 
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Finding: 
 
B. Conforms with the public access and public recreation policies of Chapter 3 of the 

Coastal Act if the project is located between the nearest public road and the sea or 
shoreline of any body of water located within the coastal zone. 

 
Fact in Support of Finding: 
 

1. The seawall is located on the seaward side of the public boardwalk located along North 
and South Bay Front. The position and location of the existing seawall will not be altered. 
Existing gaps in the seawall providing vertical public access located at street ends, 
beaches, and public docks will be maintained. 

2. Temporary barriers will only be inserted into the gaps prior to high tide and storm surge 
events and removed soon thereafter. Tidal and storm events will be monitored by the 
Public Works Department and Harbor Resources Division. The barriers will be installed 
approximately 48 hours in advance of a potential flooding event and removed within 48 
hours after the event. 

3. Construction will take place at seventeen work areas, each approximately 450 feet long. 
No more than three non-consecutive work areas will be active at any given time to 
ensure the majority entire boardwalk remains open for public access during the 
expected 9-month construction period.  

4. Public access to the boardwalk during construction will be maintained. Typical 
construction days will occupy half (5 feet) of the boardwalk adjacent to the seawall at a 
given time. In instances where the entire boardwalk must be closed to perform work or 
for safety purposes, signage will direct pedestrians to a detour around the construction 
area consistent with the approved construction access and management plan. 
 

SECTION 4. DECISION. 
 
NOW, THEREFORE, BE IT RESOLVED: 
 
1. The Zoning Administrator of the City of Newport Beach hereby approves Coastal 

Development Permit No. CD2017-033, subject to the conditions set forth in Exhibit “A,” 
which is attached hereto and incorporated by reference. 
 

2. This action shall become final and effective 14 days following the date this Resolution 
was adopted unless within such time an appeal or call for review is filed with the 
Community Development Director in accordance with the provisions of Title 21 Local 
Coastal Implementation Plan, of the Newport Beach Municipal Code. Final action taken 
by the City may be appealed to the Coastal Commission in compliance with Section 
21.64.035 of the City’s certified LCP and Title 14 California Code of Regulations, 
Sections 13111 through 13120, and Section 30603 of the Coastal Act. 
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PASSED, APPROVED, AND ADOPTED THIS 27TH DAY OF JULY, 2017. 

 

 
_____________________________________ 
Patrick J. Alford, Zoning Administrator 
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EXHIBIT “A” 
 

CONDITIONS OF APPROVAL 
(project specific conditions are italicized) 

 
1. The development shall be in substantial conformance with the approved site plan, floor 

plans, and building elevations stamped and dated with the date of this approval (except as 
modified by applicable conditions of approval). The Community Development Director may 
approve additional vertical access points where necessary to maintain existing levels of 
public access.  

 
2. No demolition or construction materials, equipment debris, or waste, shall be placed or 

stored in a location that would enter sensitive habitat, receiving waters, or a storm drain, 
or result in impacts to environmentally sensitive habitat areas, streams, wetland or their 
buffers.  

 
3. Best Management Practices (BMPs) and Good Housekeeping Practices (GHPs) shall 

be implemented prior to and throughout the duration of construction activity as 
designated in the Construction Pollution Prevention Plan (CPPP). 

 
4. The discharge of any hazardous materials into storm sewer systems or receiving waters 

shall be prohibited. Machinery and equipment shall be maintained and washed in 
confined areas specifically designed to control runoff. A designated fueling and vehicle 
maintenance area with appropriate berms and protection to prevent spillage shall be 
provided as far away from storm drain systems or receiving waters as possible. 

 
5. Debris from any demolition or construction shall be removed from work areas each day 

and removed from the project site within 24 hours of the completion of the project. Stock 
piles and construction materials shall be covered, enclosed on all sides, not stored in 
contact with the soil, and located as far away as possible from drain inlets and any 
waterway. 
 

6. Trash and debris shall be disposed in proper trash and recycling receptacles at the end 
of each construction day. Solid waste, including excess concrete, shall be disposed in 
adequate disposal facilities at a legal disposal site or recycled at a recycling facility. 

 
7. Revisions to the approved plans may require an amendment to this Coastal 

Development Permit or the processing of a new Coastal Development Permit. 
 
8. The project is subject to all applicable City ordinances, policies, and standards, unless 

specifically waived or modified by the conditions of approval. 
 
9. The applicant shall comply with all federal, state, and local laws. Material violation of 

any of those laws in connection with the use may be cause for revocation of this Coastal 
Development Permit. 
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10. This Coastal Development Permit may be modified or revoked by the Zoning 
Administrator if determined that the proposed uses or conditions under which it is being 
operated or maintained is detrimental to the public health, welfare, or materially injurious 
to property or improvements in the vicinity or if the property is operated or maintained 
so as to constitute a public nuisance. 

 
11. Prior to the commencement construction, a final construction public access and 

management plan shall be reviewed and approved by the Public Works Director.  
 

12. If construction activities occur during the defined bird nesting season of February 1 
through August 15, a nesting bird survey shall be conducted by a qualified biologist. If 
potential impacts are identified, the contractor shall follow the recommendations and 
requirements of the qualified biologist. 
 

13. Prior to issuance of building permits, the applicant shall submit to the Planning Division 
an additional copy of the approved architectural plans for inclusion in the Coastal 
Development file. The approved copy shall include architectural sheets only and shall 
be reduced in size to 11 inches by 17 inches. The plans shall accurately depict the 
elements approved by this Coastal Development Permit.  
 

14. This Coastal Development Permit No. CD2017-033 (PA2017-078) shall expire unless 
exercised within 24 months from the date of approval as specified in Section 21.54.060 
(Time Limits and Extensions) of the Newport Beach Municipal Code, unless an extension 
is otherwise granted. 



 COMMUNITY DEVELOPMENT DEPARTMENT 
PLANNING DIVISION 

100 Civic Center Drive, P.O. Box 1768, Newport Beach, CA 92658-8915 

949-644-3200 

www.newportbeachca.gov 

 COMMUNITY DEVELOPMENT DIRECTOR 
ACTION LETTER 

 
Application:  Staff Approval No. SA2016-003 (PA2016-045) 
 
Applicant/Owner: Phillip Case 
 
Site Location: 330 Morning Canyon Road 
 Staff Approval Establishing Predominant Line of Existing 

Development 
 
Legal Description: Lot 76 of Tract 1116, as shown on a map recorded in Book 36, 

Pages 19 through 20 inclusively of Miscellaneous Maps in the 
Office of the County Recorder, County of Orange, State of 
California. 

 
On July 28, 2017, the Community Development Director approved Staff Approval No. 
SA2016-003, establishing the predominant line of existing development pursuant to 
Newport Beach Municipal Code (NBMC) Section 21.28.050(C). 
 
PROJECT SUMMARY 
 
Construction of retaining walls, stairs and landscaping on the slope to the east of the existing 
single-family residence. 
 
GENERAL PLAN/ZONING/LOCAL COASTAL PROGRAM 
 

 General Plan: RS-D (Single Unit Residential Detached) 

 Zoning: R-1-6000 (Single-Unit Residential) 

 Local Coastal Program: 
 RSD-A: Single Unit Residential Detached - (0.0 - 5.9 DU/AC) 
 R-1-6000-C: Single-Unit Residential (6000 indicates minimum lot area), 

Canyon Overlay District 
 
I. PROJECT DESCRIPTION 

 
Construction of retaining walls, stairs and landscaping on the slope to the east of the existing 
residence sited within the predominant line of existing development established by NBMC 
Section 21.28.050(C). 
  

http://www.newportbeachca.gov/
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II. PROPOSED CHANGES 
 

None 
 
III. BACKGROUND 

 
The subject property was developed with a single-family residence in 1948. An addition to 
the home was permitted and constructed in 1956. In 2014 or 2015, a retaining wall and stairs 
were constructed to the east of the residence. The applicant has requested a determination 
and identification of the predominant line of existing development pursuant to NBMC Section 
21.28.050(C) prior to building permit application processing. 

 
IV. DETERMINATION 

 
Properties within the Canyon Overlay District are subject to NBMC Section 21.28.050(C) 
that prohibits development beyond the predominant line of existing development on 
canyon faces by establishing a development stringline where a line is drawn between 
nearest adjacent corners of existing structures on either side of the subject property. 
Based upon accessory improvements on the subject property and on adjacent properties 
identified by field inspection and aerial photography, the predominant line of existing 
development hereby identified as shown on Attachment CD 2. 
 
APPEAL PERIOD:  An appeal or call for review may be filed with the Director of Community 
Development within fourteen (14) days following the date of the action. For additional 
information on filing an appeal, contact the Planning Division at 949-644-3200. 
 
On behalf of Kimberly Brandt, AICP, Community Development Director 
 
By: James Campbell, Principal Planner 

 
 
Attachments: CD 1  Vicinity Map 

CD 2  Predominant Line of Existing Development Exhibit. 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

Attachment No. CD 1 
 
Vicinity Map 
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VICINITY MAP 
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PA2016-045 
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 COMMUNITY DEVELOPMENT DEPARTMENT 
PLANNING DIVISION 

100 Civic Center Drive, P.O. Box 1768, Newport Beach, CA 92658-8915 

949-644-3200 

www.newportbeachca.gov 

 COMMUNITY DEVELOPMENT DIRECTOR 
ACTION LETTER 

 
Application:  Staff Approval No. SA2016-007 (PA2016-071) 
 
Applicant/Owner: Gerald and Donna Johnston 
 
Site Location: 324 Morning Canyon Road 
 Staff Approval Establishing the Predominant Line of Existing 

Development for Accessory Improvements 

 
Legal Description: Lot 77 of Tract 1116, as shown on a map recorded in Book 36, 

Pages 19 through 20 inclusively of Miscellaneous Maps in the 
office of the County Recorder, County of Orange, State of 
California. 

 
On July 28, 2017, the Community Development Director approved Staff Approval No. 
SA2016-007, establishing the predominant line of existing development pursuant to 
Newport Beach Municipal Code (NBMC) Section 21.28.050(C). 
 
PROJECT SUMMARY 
 
Construction of retaining walls, stairs and landscaping on the slope to the east of the existing 
single-family residence. 
 
GENERAL PLAN/ZONING/LOCAL COASTAL PROGRAM 
 

 General Plan: RS-D (Single Unit Residential Detached) 

 Zoning: R-1-6000 (Single-Unit Residential) 

 Local Coastal Program: 
 RSD-A Single Unit Residential Detached - (0.0 - 5.9 DU/AC) 
 R-1-6000-C: Single-Unit Residential (6000 indicates minimum lot area), 

Canyon Overlay District 
 
I. PROJECT DESCRIPTION 

 
Construction of retaining walls, stairs and landscaping on the slope to the east of the existing 
residence sited within the predominant line of existing development established by NBMC 
Section 21.28.050(C). 
  

http://www.newportbeachca.gov/
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II. PROPOSED CHANGES 
 

None 
 

 
III. BACKGROUND 

 
The subject property was developed with a single-family residence in 1957. Subsequent to 
the construction of the existing residence, the City established new development standards. 
The structure encroached within the front and side setback areas and the garage does not 
meet minimum interior dimensions. As a result, the structure is a legal nonconforming 
structure as it was legally established and is inconsistent with applicable Zoning 
Development Standards. 

 
On August 15, 2012, the Zoning Administrator approved Modification Permit No. MD2012-
013 allowing limited additions and the remodeling of the nonconforming structure. The 
existing residence was remodeled in 2013 and 2014 consistent with the approved 
modification permit. Subsequent to the completion of the 2013-2014 remodeling of the 
home, retaining walls, stairs and landscaping were constructed to the east of the residence. 
The applicant has requested a determination and identification of the predominant line of 
existing development pursuant to the Local Coastal Program prior to a building permit 
application processing. 

 
IV. DETERMINATION 

 
Properties within the Canyon Overlay District are subject to NBMC Section 21.28.050(C) 
that prohibits development beyond the predominant line of existing development on 
canyon faces by establishing a development stringline where a line is drawn between 
nearest adjacent corners of existing structures on either side of the subject property. 
Based upon accessory improvements on the subject property and on adjacent properties 
identified by field inspection and aerial photography, the predominant line of existing 
development hereby identified as shown on Attachment CD 2. 
 
APPEAL PERIOD:  An appeal or call for review may be filed with the Director of Community 
Development within fourteen (14) days following the date of the action. For additional 
information on filing an appeal, contact the Planning Division at 949-644-3200. 
 
On behalf of Kimberly Brandt, AICP, Community Development Director 
 
By: James Campbell, Principal Planner 

 
 
Attachments: CD 1  Vicinity Map 

CD 2  Predominant Line of Existing Development Exhibit. 
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 COMMUNITY DEVELOPMENT DEPARTMENT 
PLANNING DIVISION 

100 Civic Center Drive, P.O. Box 1768, Newport Beach, CA 92658-8915 

949-644-3200 

www.newportbeachca.gov 

  
COASTAL DEVELOPMENT PERMIT  

WAIVER FOR DE MINIMIS DEVELOPMENT 
 

 
Application No. Coastal Development Permit Waiver No. CD2017-034 

(PA2017-081) 
  
Applicant RA Jeheber Residential Design, Inc. 
  
Site Location 128 40th Street 
  
Legal Description Lot 15 and Block 39 of River Section Tract in the City of 

Newport Beach, Orange County, California 
  
Determination Date: July 28, 2017 

 
DETERMINATION 
 
The Community Development Director hereby waives the requirement for a Coastal 
Development Permit pursuant to Section 21.52.055 (Waiver for De Minimis Permit) of the 
City of Newport Beach Local Coastal Program Implementation Plan. The issuance of this 
Waiver for De Minimis Development is based on the project plans and information provided 
by the applicant. If, at a later date, this information is found to be incorrect or the plans 
revised, this decision will become invalid; and any development must cease until an 
amendment to this Waiver for De Minimis Development is obtained or, a Coastal 
Development Permit is obtained or, any discrepancy is resolved. 
 
REQUEST/PROJECT DESCRIPTION 
 
Addition of 252 square feet of living space to an existing two-story duplex. The proposal also 
includes an addition of 418 square feet of deck area on the third floor and 428 square feet 
of loggia space. The proposed project will reach a maximum height of 29 feet and total 2,791 
square feet, including the garage. The existing duplex provides one parking space for each 
unit in a shared two car garage, where the Newport Beach Municipal Code (NBMC) requires 
two parking spaces per dwelling unit (four total). Therefore, the enclosed square footage 
addition is limited to a 10 percent addition (254 square feet) pursuant to Section 21.38.060 
(Nonconforming Parking) of the NBMC. The project complies with the associated 
requirements of NBMC Section 21.38.060 and all other development standards, thus no 
deviations are requested. 
 
 
 

http://www.newportbeachca.gov/
http://www.codepublishing.com/CA/NewportBeach/?NewportBeach21/NewportBeach2152.html
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ZONING DISTRICT/GENERAL PLAN  
 

 Coastal Zoning District: R-2 (Two-Unit Residential) 

 Coastal Land Use Category: RT-E (Two Unit Residential 30.0 – 39.9 DU/AC) 
 
DISCUSSION 
 
A project is eligible as “de minimis” development under Section 21.52.055 (Waiver for De 
Minimis Development) of the Local Coastal Program, and therefore, eligible to receive a 
waiver from the requirement to obtain a Coastal Development Permit if it:  
 

1)  Is located within the Coastal Commission’s permit jurisdiction or appeal area,  
2)  Does not require a local public hearing,  
3) Does not have the potential for any adverse effect, either individually or 

cumulatively, on coastal resources, and  
4)  Is consistent with the certified Local Coastal Program.  

 
Additionally, projects must be located in areas where similar projects have been approved 
as a routine matter without special conditions, opposition, or have probable public 
controversy. 
 
The subject property is located in the R-2 (Two-Unit Residential) Coastal Zoning District, 
which is consistent with the City’s Coastal Land Use Plan, General Plan and Zoning Code. 
The property is not located in the Appeal Area and therefore a Coastal Development Permit 
is not required and a de minimis waiver can be issued if the project will not adversely affect 
coastal resources and is consistent with the certified Local Coastal Program. 
 
The subject property is currently developed with a duplex on an existing lot designated for 
residential development. The property is located in an area eligible for a Categorical 
Exclusion Order (CEO), however, the proposed duplex exceeds the 1.5 floor area limit 
identified in Categorical Exclusion CE-5-NPB-16-1. The existing duplex includes a two-car 
garage, where the Newport Beach Municipal Code (NBMC) requires a total of four parking 
spaces.  Therefore, the project is limited to a 10 percent addition pursuant to Section 
21.38.060 of the NBMC. The project complies with the associated requirements of NBMC 
Section 21.38.060 and all other development standards, thus no deviations are requested. 
The project site is not located between the nearest public road and the sea or shoreline and 
re-development will not affect public recreation, access or views. 
 
All projects are required to comply with the California Building Code and Building Division 
standards and policies. Geotechnical investigations specifically addressing liquefaction are 
required to be reviewed and approved prior to the issuance of building permit. Permit 
issuance is also contingent on the inclusion of design mitigation identified in the 
investigations. Construction plans are reviewed for compliance with approved investigations 
and the California Building Code (CBC) prior to building permit issuance. 
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The property is not located within 200 feet of coastal waters. The project design addresses 
water quality with a construction erosion control plan and a post-construction drainage 
system. The project is required to adhere to the City’s grading, erosion control, and drainage 
requirements that includes percolation features and retention of dry weather and minor rain 
event run-off on-site. Any water not retained on-site is directed to the City’s storm drain 
system. 
 
The design, bulk and scale of the development is consistent with the existing neighborhood 
pattern of development and expected future development. The property is not located near 
designated Public View Points or Coastal View Roads and will not impact public coastal 
views. The project is therefore consistent with the certified Local Coastal Program and is 
eligible as “de minimis” development for a waiver in accordance with Section 21.52.055 of 
the Local Coastal Program. 
 
WAIVER EFFECTIVENESS 
 
This waiver will not become effective until reported to the City Council at their August 8, 
2017, meeting. If two City Council members object to this De Minimis Waiver, a Coastal 
Development Permit will be required.  
 
ENVIRONMENTAL REVIEW 
 
This project is categorically exempt from the California Environmental Quality Act (CEQA) 
pursuant to Section 15303 (Class 3 - New Construction and Conversion of Small 
Structures) of the CEQA Guidelines, California Code of Regulations, Title 14, Chapter 3. 
Class 3 exempts the construction of limited numbers of new, small structures, including an 
addition to an existing duplex, located in a Two-Unit Zoning District. 
 
PUBLIC NOTICE 
 
Notice of a pending Coastal Development Permit application was posted on the project site 
at the time the application was filed with the City. 
 
Notice of intent to issue a waiver for de minimis development was mailed to all owners of 
property and residents within 300 feet of the boundaries of the site (excluding intervening 
rights-of-way and waterways), the applicant, the Coastal Commission and all persons who 
have requested notice, at least 7 days prior to the de minimis determination by the Director. 
Notice of Intent to issue a waiver was also posted on the subject property at least 7 days 
before the Director’s determination consistent with the provisions of Implementation Plan 
Section 21.52.055.D. 
 
On behalf of Kimberly Brandt, AICP, Community Development Director 
 
 
 
By:         
 Liz Westmoreland, Assistant Planner 
 
Law/GBR 
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 COMMUNITY DEVELOPMENT DEPARTMENT 
PLANNING DIVISION 

100 Civic Center Drive, P.O. Box 1768, Newport Beach, CA 92658-8915 

949-644-3200 

www.newportbeachca.gov 

  
COASTAL DEVELOPMENT PERMIT  

WAIVER FOR DE MINIMIS DEVELOPMENT 
 

 
Application No. Coastal Development Permit Waiver No. CD2017-043 

(PA2017-098) 
  
Applicant Nicholson Companies 
  
Site Location 216 Evening Canyon Road 
  
Legal Description Lot 51 of Tract 116 in the City of Newport Beach, Orange 

County, California 
  
Determination Date: July 28, 2017 

 
DETERMINATION 
 
The Community Development Director hereby waives the requirement for a Coastal 
Development Permit pursuant to Section 21.52.055 (Waiver for De Minimis Permit) of the 
City of Newport Beach Local Coastal Program Implementation Plan. The issuance of this 
Waiver for De Minimis Development is based on the project plans and information provided 
by the applicant. If, at a later date, this information is found to be incorrect or the plans 
revised, this decision will become invalid; and any development must cease until an 
amendment to this Waiver for De Minimis Development is obtained or, a Coastal 
Development Permit is obtained or, any discrepancy is resolved. 
 
REQUEST/PROJECT DESCRIPTION 
 
A request for the demolition of an existing single-family residence and construction of a new 
24-foot high, two-story, 7,007-square-foot single-family dwelling with a basement and an 
attached 860-square-foot 3-car garage. The design includes hardscape, drainage, and 
2,423 square feet of landscaping. The project complies with all applicable development 
standards and no deviations are requested. 
 
ZONING DISTRICT/GENERAL PLAN  
 

 Coastal Zoning District: R-1-6,000 (Single-Unit Residential) 

 Coastal Land Use Category: RSD-A (Single-Unit Residential Detached – 0.0-5.9 
DU/AC) 

 

http://www.newportbeachca.gov/
http://www.codepublishing.com/CA/NewportBeach/?NewportBeach21/NewportBeach2152.html


Costa Residence CDP Waiver 
July 28, 2017 

Page 2 
 

 
\cnb.lcl\data\Users\PLN\Shared\PA's\PAs - 2017\PA2017-098\PA2017-032 CDP Waiver.docxTmplt: 04/01/16 

DISCUSSION 
 
A project is eligible as “de minimis” development under Section 21.52.055 (Waiver for De 
Minimis Development) of the Local Coastal Program, and therefore, eligible to receive a 
waiver from the requirement to obtain a Coastal Development Permit if it:  
 

1)  Is located within the Coastal Commission’s permit jurisdiction or appeal area,  
2)  Does not require a local public hearing,  
3) Does not have the potential for any adverse effect, either individually or 

cumulatively, on coastal resources, and  
4)  Is consistent with the certified Local Coastal Program.  

 
Additionally, projects must be located in areas where similar projects have been approved 
as a routine matter without special conditions, opposition, or have probable public 
controversy. 
 
The subject property is located in the R-1-6,000 (Single-Unit Residential Detached) Coastal 
Zoning District, which is consistent with the City’s Coastal Land Use Plan, General Plan and 
Zoning Code. The property is not located in the Appeal Area and therefore a Coastal 
Development Permit is not required and a de minims waiver can be issued if the project will 
not adversely affect coastal resources and is consistent with the certified Local Coastal 
Program. 
 
The subject property is currently developed with a single-family home on an existing lot 
designated for residential development. The property is located in an area eligible for a 
Categorical Exclusion Order (CEO), however, the proposed single-family residence 
exceeds the 1.5 floor area limit identified in Categorical Exclusion CE-5-NPB-16-1. The 
residence otherwise complies with all other applicable CEO limits and standards. 
Additionally, the proposed residence conforms to all applicable development standards 
including floor area limit, setbacks, height, and off-street parking (3 spaces). The project site 
is not located between the nearest public road and the sea or shoreline and re-development 
will not affect public recreation, access or views. 
 
All projects are required to comply with the California Building Code and Building Division 
standards and policies. Geotechnical investigations specifically addressing liquefaction are 
required to be reviewed and approved prior to the issuance of building permit. Permit 
issuance is also contingent on the inclusion of design mitigation identified in the 
investigations. Construction plans are reviewed for compliance with approved investigations 
and the California Building Code (CBC) prior to building permit issuance. 
 
The property is not located within 200 feet of coastal waters. The project design addresses 
water quality with a construction erosion control plan and a post-construction drainage 
system. The project is required to adhere to the City’s grading, erosion control, and drainage 
requirements that includes percolation features and retention of dry weather and minor rain 
event run-off on-site. Any water not retained on-site is directed to the City’s storm drain 
system. 
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The design, bulk and scale of the development is consistent with the existing neighborhood 
pattern of development and expected future development. The property is not located near 
designated Public View Points or Coastal View Roads and will not impact public coastal 
views. The project is therefore consistent with the certified Local Coastal Program and is 
eligible as “de minimis” development for a waiver in accordance with Section 21.52.055 of 
the Local Coastal Program. 
 
WAIVER EFFECTIVENESS 
 
This waiver will not become effective until reported to the City Council at their August 8, 
2017, meeting. If two City Council members object to this De Minimis Waiver, a Coastal 
Development Permit will be required.  
 
ENVIRONMENTAL REVIEW 
 
This project is categorically exempt from the California Environmental Quality Act (CEQA) 
pursuant to Section 15303 (Class 3 - New Construction and Conversion of Small 
Structures) of the CEQA Guidelines, California Code of Regulations, Title 14, Chapter 3. 
Class 3 exempts the construction of limited numbers of new, small structures, including one 
single-family residence, located in a Single-Unit Residential Zoning District. 
 
PUBLIC NOTICE 
 
Notice of a pending Coastal Development Permit application was posted on the project site 
at the time the application was filed with the City. 
 
Notice of intent to issue a waiver for de minimis development was mailed to all owners of 
property and residents within 300 feet of the boundaries of the site (excluding intervening 
rights-of-way and waterways), the applicant, the Coastal Commission and all persons who 
have requested notice, at least 7 days prior to the de minimis determination by the Director. 
Notice of Intent to issue a waiver was also posted on the subject property at least 7 days 
before the Director’s determination consistent with the provisions of Implementation Plan 
Section 21.52.055.D. 
 
On behalf of Kimberly Brandt, AICP, Community Development Director 
 
By:  

 
 
MKN/JWC 
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SITE PLAN

OWNER

ARCHITECT

CONTRACTOR

STRUCTURAL ENGINEER

CODES

PROJECT DATA

LOT COVERAGE

VICINITY MAP

AREAS:

TEALE ARCHITECTURE

2900 BRISTOL ST., BLDG A, SUITE 203

COSTA MESA, CA 92626

TEL: (949) 975-0123 FAX: (949) 274-4833

EMAIL: mteale@tealearchitecture.com

MARK TEALE . ARCHITECT C-22162

216 EVENING CANYON, LLC

1 CORPORATE PLAZA DR., SUITE 110

NEWPORT BEACH, CA 92660

TEL: (949) 756-8393

NICHOLSON CONSTRUCTION

1 CORPORATE PLAZA, SUITE 110

NEWPORT BEACH, CA 92625

TEL: (949) 756-8393

FAX: (949) 756-8394

PATEL BURICA & ASSOCIATES, INC.

9283 RESEARCH DRIVE

IRVINE, CA 92618

TEL: (949) 943-8080

FAX: (714) 352-2205

EMAIL: spatel@pbastructural.com

SHARAD PATEL, PE  LICENSE #S-4488

ALL WORK AND MATERIALS SHALL CONFORM STRICTLY TO THE 2013 C.R.C.; 2013 C.B.C.;

2013 C.P.C.; 2013 C.E.C.; 2013 C.M.C.; 2013 CEES (CA ENERGY); 2013 C.G. (CAL GREEN);

CHAPTER 15 OF THE NEWPORT BEACH MUNICIPAL CODE (NBMC); AND ALL OTHER FEDERAL,

STATE AND LOCAL CODE.

LEGAL DESCRIPTION: TRACT: 1116 LOT: 51

APN# 052-192-03

ZONE R-1-6000

OCCUPANCY GROUP R-3/U (GARAGE)

CONSTRUCTION TYPE TYPE VB, SPRINKLERED

PARKING THREE CAR GARAGE

SITE AREA 7,988.01 S.F.

BUILDING FOOTPRINT (AT EAVES) 3,616 S.F.

LOT COVERAGE (AT EAVES) 45.27% (60% MAX.)

BASEMENT FLOOR 1,728 S.F.

FIRST FLOOR 2,861 S.F.

SECOND FLOOR 2,418 S.F.

GARAGE    860 S.F.

DECK AND BALCONY   1001 S.F.

TOTAL HABITABLE AREA  7007 S.F.

TOTAL DECK AREA  1001 S.F.

TOTAL GARAGE AREA    860 S.F.

TOTAL HABITABLE AREA + GARAGE 7,867 S.F.

BUILDABLE AREA: 4,900 S.F.

4,900 S.F. X 1.5 = 7,350 S.F. MAX.

N
EW

P
O

R
T 

B
EA

C
H

, 
C

A
 9

2
6
2
5

2
1
6

 E
V

EN
IN

G
 C

A
N

Y
O

N
 R

O
A

D

2
16

 E
V

EN
IN

G
 C

A
N

Y
O

N

..
..

P
LA

N
 C

H
EC

K
 #

 1
1
2
9
-2

0
1
7

DEFERRED SUBMITTALS
DEFERRED SUBMITTALS TO BE REVIEWED BY PROJECT ARCHITECT

AND/OR ENGINEER OF RECORD AND CERTIFIED PRIOR TO SUBMITTAL FOR

PLAN CHECK OR APPROVAL BY THE CITY.

SEE STRUCTURAL ENGINEERING DRAWINGS AND ENGRG DRAWINGS FOR

DEFERRED SUBMITTALS. VERIFY WITH STRUCTURAL ENGINEER.

-AUTOMATIC FIRE SPRINKLERS IN ACCORDANCE WITH NFPA 13D

-SEE STRUCTURAL DRAWINGS FOR STRUCTURAL DEFERRED

SUMBITTALS.

-STRUCTURAL STEEL SHOP DRAWINGS

SEE STRUCTURAL AND SHORING DRAWINGS FOR SPECIAL

INSPECTIONS.

VERIFY WITH STRUCTURAL PLANS.

-STEEL, SHOTCRETE, MASONRY GROUT (WHERE REQUIRED),

EXPANSION ANCHOR, ADHESIVE ANCHOR.

-STRUCTURAL STEEL WELDING AND HIGH STRENGTH BOLTING

SPECIAL INSPECTIONS

PROJECT DESCRIPTION
NEW 2-STORY SINGLE FAMILY RESIDENCE WITH BASEMENT

HEIGHT CERTIFICATION
NOTE TO GENERAL CONTRACTOR:
HEIGHT CERTIFICATION INSPECTION IS REQUIRED

SITE LEGEND

CITY OF NEWPORT BEACH NOTES

LINE OF BUILDING FOOTPRINT

PROERTY LINE

SETBACK LINE

TREES

CONTOUR LINES (SEE TOPOGRAPHIC SURVEY AND GRADING PLANS)

SCO

WATER METER

SEWER CLEAN OUT

A/C

AIR CONDITIONING CONDENSER. VERIFY SIZE WITH TITLE 24 REPORT.

SOUND ATTENUATION DESIGN TO BE BE PROVIDED BY CONTRACTOR AT TIME OF

PULLING PERMIT.

-PROVIDE ELEC. DISCONNECT, TO BE VISIBLE FROM UNIT, TO PROTECT

MAINTENANCE PERSONAL DURING REPAIR OR MAINTENANCE.

(BUILDING SHALL BE  EQUIPPED WITH AUTOMATIC FIRE SPRINKLER SYSTEM IN ACCORDANCE WITH NFPA 13D)

REVISION HISTORY
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REVISIONS:

Ren. 7/31/17

No. C 22162
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CIVIL ENGINEER / SURVEYOR
DUCA-McCOY

3840 E. COAST HIGHWAY

CORONA DEL MAR, CA 92625

TEL: (949) 675-4487

GEOTECHNICAL ENGINEER

LANDSCAPE ARCHITECT
CRAIG DE PFYFFER, PLA, ISA

ENVIRONMENTAL DESIGNS

LANDSCAPE ARCHITECTURE

1278 GLENNEYRE ST. #196

LAGUNA BEACH,CA.92651

TEL:      (800) 811-3010

FAX:     (800) 811-3014

CRAIG@ENVIRONMENTALDESIGNSLANDSCAPE.COM

LINE OF FIRST FLOOR FOOTPRINT
(SHOWN HEAVY LINE WITH POCHE)

LINE OF BASMENT RETAINING WALL
(SHOWN LIGHT DASHED LINE WITH HATCH)

F.SHTG: 105.88 (AT ENTRY)
P R O P O S E D   R E S I D E N C E

TRASH CANS
INSIDE GARAGE

MAXIMUM PROJECTION OF 6 INCHES PERMITTED OVER SIDEWALK OR PUBLIC WAY.

UBC CHAP. 32.

PROJECTION OVER PUBLIC WAY

FIRE PIT WILL BE UNDER SEPARATE PERMIT BUT IT SHALL BE BUILT AT THE SAME

TIME AS THIS PERMIT.

FIRE PIT

REMOVAL OF ANY CITY TREES REQUIRES PRIOR APPROVAL FROM GENERAL

SERVICES DEPARTMENT.

TREES -PROTECT CITY TREES IN PLACE

A/C UNIT INSTALLATION & LOCATION, POOLS, SPAS, FOUNDATION FOR POOL/SPA,

WALLS, FENCES, PATIO COVERS AND OTHER FREESTANDING STRUCTURES REQUIRE

SEPARATE REVIEWS AND PERMITS.

SEPARATE PERMITS

TRASH CAN STORAGE AREA TO BE OUT OF VIEW FROM PUBLIC PLACES AND MAY

NOT BE LOCATED IN REQUIRED PARKING AREAS.

TRASH

THE SURVEYOR TO FILE A CORNER RECORD OR RECORD OF SURVEY WITH THE

OFFICE OF COUNTY SURVEYOR. EVIDENCE OF THE FILING SHALL BE SUBMTTED TO

BUILDING INSPECTOR PRIOR TO FOUNDATION INSPECTION.

CORNER RECORD / RECORD OF SURVEY

ISSUANCE OF A BUILDING PERMIT BY THE CITY DOES NOT RELIEVE APPLICANT OF

THE LEGAL REQUIREMENTS TO OBSERVE COVENANTS, CONDITIONS AND

RESTRICTIONS WHICH MAY BE RECORDED AGAINST THE PROPERTY OR TO OBTAIN

COMMUNITY ASSOCIATION APPROVAL OF PLANS.

YOU SHOULD CONTACT YOUR COMMUNITY ASSOCIATIONS PRIOR TO

COMMENCEMENT OF ANY CONSTRUCTION AUTHORIZED BY THIS PERMIT.

ASSOCIATION APPROVAL ADVISORY

MAINTAIN DRAINAGE PER CITY STANDARDS AND EXISTING CONDITIONS.

CONTRACTOR SHALL TEST THE DRAINAGE TO VERIFY FLOW BEFORE AND AFTER

ADDITION. SHOULD PONDING OR OTHER RESTRICTION OCCUR, CONTACT THE OWNER

AND ARCHITECT IMMEDIATELY.

DRAINAGE

ALL TEMPERED GLASS TO BE ETCH MARKED.

TEMPERED GLASS

WALLS WITHIN 5 FEET OF PROPERTY LINE SHALL BE 1-HOUR FIRE RESISTIVE

CONSTRUCTION.

FIRE RESISTIVE CONSTRUCTION

A CITY ENCROACHMENT AGREEMENT IS REQUIRED FOR ALL NON-STANDARD PRIVATE

IMPROVEMENTS WITHIN THE PUBLIC RIGHT-OF-WAY.

ENCROACHMENT AGREEMENT

ALL WORK RELATED TO WASTEWATER IN THE PUBLIC RIGHT-OF-WAY SHALL BE

PERFORMED BY A C-42 LICENSED SANITATION SEWER CONTRACTOR OR AN "A"

LICENSED GENERAL ENGINEERING CONTRACTOR.

WASTEWATER CONTRACTOR

ALL WORK RELATED TO WATER PIPING IN THE PUBLIC RIGHT-OF-WAY SHALL BE

PERFORMED BY A C-34 LICENSED PIPELINE CONTRACTOR OR AN "A" LICENSED

GENERAL ENGINEERING CONTRACTOR.

WATER CONTRACTOR

NEW CONSTRUCTION WITH SLAB ON GRADE SHALL INSTALL A CAPILLARY BREAK IN

COMPLIANCE WITH THE FOLLOWING:

A 2-INCH THICK LAYER OF SAND OVER A VAPOR BARRIER OVER A 4-INCH THICK BASE

OF 1/2-INCH OR LARGER CLEAN AGGREGATE AND A CONCRETE MIX DESIGN WHICH

WILL ADDRESS BLEEDING, SHRINKAGE, AND CURLING. (FOR ADDITIONAL

INFORMATION, SEE AMERICAN CONCRETE INSTITUTE, ACI 302.0R-06)

-PROVIDE A MOISTURE VAPOR RETARDER CONSISTING OF A POLYETHYLENE

MEMBRANE SUCH AS 15-MIL VAPOR BARRIER TO MEET ASTM 1745, OR EQUIVALENT.

REFER TO SOILS REPORT.

FLOOR SLABS

ALL WORK RELATED TO AIR CONDITIONING CONDENSERS AND POOL AND/OR SPA

EQUIPMENT SHALL BE PERFORMED BY A LICENSED CONTRACTOR AS DESIGN-BUILD

CONSTRUCTION.  SUBMIT SOUND ATTENUATION DESIGN FOR HVAC AND POOL

AND/OR SPA EQUIPMENT PER ARI STANDARD 275, PRIOR TO OBTAINING

MECHANICAL OR POOL/SPA PERMITS.  SOUND LEVEL NOT TO EXCEED 50 DBA (55DBA

WITH TIMER; 65 DBA WITH TIMER AND NEIGHBOR'S CONSENT) PER SECTION

10.26.045 OF THE NBMC. LOCATION OF MEASUREMENT TO BE ADJACENT PROPERTY

PATIO OR OPENING.

ACOUSTICS

OVERALL CHIMNEY HEIGHT FROM AN INTERIOR FIREPLACE (INCLUDING CAP AND/OR

ARRESTOR) PERMITTED TO EXCEED HEIGHT LIMIT ONLY AS REQUIRED BY C.R.C. OR

MANUFACTURER SPECIFICATION PLUS ADDITIONAL 12" MAXIMUM FOR CAP/SPARK

ARRESTOR. THE PORTION THAT EXCEEDS HEIGHT LIMIT AND C.R.C. MINIMUM IS

LIMITED NOT ONLY TO 12 INCHES IN HEIGHT BUT ALSO 2 FEET BY 4 FEET IN WIDTH

AND DEPTH.

CHIMNEY HEIGHT

ALL DOORS FROM HOUSE TO POOL YARD MUST BE EQUIPPED WITH AN ALARM PER

C.B.C. 3109 & N.B.M.C. 15.04.230. POOL ENCLOSURE AND SAFETY FEATURES SHALL

BE PROVIDED.

DOORS TO POOL

DISTANCE FROM FACE OF FOUNDATION TO PROPERTY LINE TO BE ZONING SETBACK

PLUS WALL FINISH THICKNESS (MINIMUM) WHERE NEW CONSTRUCTION OR MORE

THAN 25% ADDED.

WALL FINISH TO PROPERTY LINE -SETBACK

EAVE PROTECTION DIRECTLY OVER REQUIRED WINDOWS TO BE 30" AWAY FROM

PROPERTY LINE. OTHER EAVE PROJECTIONS TO REMAIN 24" (MINIMUM) AWAY FROM

PROPERTY LINE. CBC 2007 1205.2. EAVES TO BE 1 HOUR CONSTRUCTION WITHIN

3'-0" FROM PROPERTY LINE.

ROOM LIGHT & VENTILATION / EAVES

NEW CONSTRUCTION, REQUIRES INSTALLATION OF A FIRE SPRINKLER SYSTEM

THROUGHOUT THE STRUCTURE. OBTAIN FIRE SPRINKLER PERMIT PRIOR TO CALLING

FOR ROOF SHEATHING INSPECTION. DEFERRED SUBMITTAL TO BE CERTIFIED BY

PROJECT ARCHITECT PRIOR TO SUBMITTAL.

FIRE SPRINKLERS

EDISON COMPANY APPROVAL IS REQUIRED FOR METER LOCATION PRIOR TO

INSTALLATION.

UTILITY

THE GENERAL CONTRACTOR SHALL EXTENSIVELY PHOTOGRAPH THE SITE AND

PUBLIC RIGHT-OF-WAY PRIOR TO STARTING DEMOLITION/CONSTRUCTION AS PROOF

OF THE EXISTING CONDITION FOR PUBLIC WORKS DEPARTMENT.

PROOF OF EXISTING CONDITIONS

ELECTRICAL SERVICE TO BE UNDERGROUND FOR NEW CONSTRUCTION OR

ADDITIONS GREATER THAN 50% PER NBMC 15.32.015.

UTILITY

CONTRACTOR SHALL RECONSTRUCT ALL DAMAGED/BROKEN CONCRETE CURB,

GUTTER AND SIDEWALK ALONG THE FAIRFIELD ROAD AND ORRRINGTON ROAD

FRONTAGES. -PER CIVIL PLANS.

SITE RECONSTRUCTION

HOME OWNERS ASSOCIATION NOTES -SHORECLIFFS

AIR CONDITIONING UNIT MUST BE KEPT OUT OF THE SETBACKS.

NO WALL, FENCE OR HEDGE SHALL BE ERECTED, MAINTAINED OR PLANTED WITHIN

FRONT YARD SETBACK HIGHER THAN 3'-0" ABOVE FINISHED GRADE.

NO WALL, FENCE OR HEDGE SHALL BE ERECTED, MAINTAINED OR PLANTED WITHIN

REAR YARD SETBACK HIGHER THAN 5'-6" ABOVE FINISHED GRADE.

POOL EQUIPMENT SHOULD NOT BE LOCATED IN SETBACKS OR AN APPROVED SOUND

ATTENUATION STUDY MUST BE SUBMITTED.

A COMPLETE HARDSCAPE / LANDSCAPE PLAN SHALL BE SUBMITTED PRIOR TO TIME

THAT BUILDING HEIGHT CERTIFICATION IS APPPROVED. ANY ADDITIONAL TREES,

PLANTS, HEDGES OR SHRUBS SHALL BE SHOWN.

HARDSCAPE / SOFTSCAPE

CHIMNEY HEIGHT SHALL NOT BE HIGHER THAN 2'-0" ABOVE ANY POINT OF ROOF

10'-0" AWAY. 1'-0" EXTRA ALLOWED FOR SPARK ARRESTOR.

CHIMNEY

ALL PROPOSED WALLS OR FENCES ON A PROPERTY LINE THAT IS SHARED WITH A

NEIGHBOR MUST HAVE WRITTEN APPROVAL SUBMITTED FROM THAT NEIGHBOR.

PROPERTY LINE WALLS

BBQ MUST NOT ENCROACH INTO SETBACKS.

BBQ

NO TREES, PLANTS, HEDGES OR SHRUBS SHALL BE ALLOWED TO GROW ON ANY SITE

IF THE ARCHITECTURAL COMMITTEE FEELS THE SIZE, HEIGHT OR NATURE

UNREASONABLY OBSTRUCTS THE OCEAN VIEW FROM ANY ADJACENT, NEARBY OR

ADJOINING BUILDING SITES WITHIN TRACT.

PLANTING

ALL POOL AREAS THAT REQUIRE EXCAVATION SHOULD BE KEPT OUT OF THE

SETBACKS.

POOLS

BUILDING HEIGHT CERTIFICATION UPON COMPLETION OF FRAMING AND PRIOR TO

INSTALLATION OF ANY ROOF MATERIAL MUST BE SUBMITTED.

A HEIGHT CERTIFICATION FROM A LICENSED ENGINEER MUST BE SUBMITTED FOR

SLAB HEIGHT CERTIFICATION PRIOR TO POURING CONCRETE SLAB.

BUILDING HEIGHT

ENERGY

BUILDING LEVEL VERIFICATIONS:

-IAQ MECHANICAL VENTILATION

COOLING SYSTEM VERIFICATIONS:

- MINIMUM AIRFLOW

- VERIFIED EER

-FAN EFFICACY WATTS/CFM

HVAC DISTRIBUTION SYSTEM VERIFICATIONS:

- DUCT SEALING

SUMMARY OF FEATURES THAT MUST BE CERTIFIED BY HERS RATER

LIGHT WELL

EGRESS LADDER

A/C A/C

STONE PAVERS

A/C A/C

EXIST. WOOD FENCE EXIST. WALL
EX

IS
T.

 W
O

O
D

 F
EN

C
E

EX
IS

T.
 W

A
LL

ELEC. METER

SEE SHT A-2 & A-5

-FIELD INSPECTORS TO REVIEW &

APPROVE UNDERGROUND SERVICE REQ.

PRIOR TO CONC. PLACEMENT

NOTE:

ELECTRICAL SERVICE TO BE UNDER

GROUND FOR NEW CONSTRUCTION OR

FOR ADDITIONS GREATER THAN 50%.

NOTE:

EDISON COMPANY APPROVAL IS

REQUIRED FOR METER LOCATION PRIOR

TO INSTALLATION.

SPA

DECK

DECK

POOL
EQUIP.

LAWN

LAWN

DRIVEWAY

SLOPED WALL
PLANTER

PLANTER

PLANTER

PLANTER

BIO RETENTION

PLANTER

BIO RETENTION

PLANTER

BIO RETENTION

PLANTER

TW 106.00

NG  103.80 = 2.20' ABV. NG

FS 102.5

NG  100.50 = 2.0' ABV. NG

TW 102.30

NG  99.33 = 2.97' ABV. NG

TW  99.00

NG  97.12 = 1.88' ABV. NG

TW 103.00

NG  101.89 = 1.11' ABV. NG

FS 102.5

NG  103.90 = -1.40' ABV. NG

TW 100.75

NG  98.23 = 2.52' ABV. NG

T.HANDRAIL 105.50

NG  103.60 = 1.90' ABV. NG

TW 99.50

NG  98.23 = 1.27' ABV. NG

TW 103.00

NG  103.60 = -0.60' ABV. NG

TW 99.00

NG  97.58 = 1.42' ABV. NG

SITE WALLS - UNDER THIS PLAN CHECK WITH SEPARATE PERMIT.

D.S.D.S.D.S.

D.S.D.S.

IF ANY OF THE EXISTING PUBLIC IMPROVEMENTS SURROUNDING THE SITE IS DAMAGED,

NEW CONCRETE SIDEWALK, CURB AND GUTTER, ALLEY/STREET PAVEMENT, AND OTHER

PUBLIC IMPROVEMENTS WILL BE REQUIRED BY THE CITY AT THE TIME OF PRIVATE

CONSTRUCTION COMPLETION. ADDITIONALLY, IF EXISTING UTILITIES INFRASTRUCTURE

ARE DEEMED SUBSTANDARD, A NEW 1-INCH WATER SERVICE, WATER METER 2 OF 3

BOX, SEWER LATERAL AND/OR CLEANOUT WITH BOX AND LID WILL BE REQUIRED. 100% OF

THE COST SHALL BE BORNE BY THE PROPERTY OWNER (MUNICIPAL CODES 14.24.020 AND

14.08.030). SAID DETERMINATION AND THE EXTENT OF THE REPAIR WORK SHALL BE MADE

AT THE DISCRETION OF THE PUBLIC WORKS INSPECTOR

ENCROACHMENT PERMIT INSPECTION

AN ENCROACHMENT AGREEMENT IS REQUIRED FOR ALL NON-STANDARD

IMPROVEMENTS WITHIN THE PUBLIC RIGHT OF WAY. ALL NON-STANDARD

IMPROVEMENTS SHALL COMPLY WITH CITY COUNCIL POLICY L-6 AND L-18

ENCROACHMENT PERMIT

PERVIOUS CONCRETE

COLORED CONCRETE WALK

POOL & SPA

(UNDER

SEPARATE

PERMIT)

COLORED CONCRETE

STEPPERS

STONE PAVERS

STONE PAVERS

STONE PAVERS

CAST IN PLACE CONCRETE

COLUMN W/ RECESSED

MAILBOX. (CITY

ENCROACHMENT

AGREEMENT REQUIRED)

5' HIGH POOL ENCLOSURE

WALL W/ GATE

5' HIGH POOL ENCLOSURE

WALL W/ GATE

PETRA GEOSCIENCES, INC. REPORT # J.N. 16-301

3198 AIRPORT LOOP DRIVE SUITE A-2 MAY 12, 2017

COSTA MESA, CA 92626

TEL: (714) 549-8921

SHEET INDEX - COASTAL SUBMITTAL
A-1 SITE PLAN, PROJECT DATA

A-2 BASEMENT FLOOR PLAN AND SCHEDULES

A-2.1 FIRST FLOOR PLAN AND SCHEDULES

A-2.2 SECOND FLOOR PLAN AND SCHEDULES

A-2.3 ROOF PLAN

A-2.4 NATURAL GRADE CALCULATIONS

A-3 EXTERIOR ELEVATIONS

A-4 BUILDING SECTIONS

A-4.1 BUILDING SECTIONS

A-4.2 BUILDING SECTIONS

A-6 SQUARE FOOTAGE CALCULATIONS

C-1 PRELIMINARY GRADING PLAN

L-1 PRELIMINARY HARDSCAPE PLAN

L-2 PRELIMINARY PLANTING PLAN

1 of 1 TOPOGRAPHIC SURVEY

5'-6" MAXIMUM PROPERTY LINE

FENCES - PER HOA REQ.

SCO

SEWER LATERAL 9FT BELOW
STREET

LINE OF SUBTERRANEAN BATH AND LAUNDRY 
(SHOWN DASHED LINES, TYP.)

F.SLAB: 98.75

F.SLAB: 97.75

F.SLAB: 97.75

APPROX HEIGHT OF STREET - SEWER LATERAL -9FT
- NO SEWER EJECTOR NEEDED.

SITE WALLS - UNDER THIS PLAN CHECK WITH SEPARATE PERMIT.

NON-STANDARD DUCT LOCATION (ANY LOCATION OTHER THAN ATTIC)

PIPE INSULATION, ALL LINES

REQUIRED SPECIAL FEATURES

M
IN

. 
C

LR
.

LANDSCAPED AREAS
TOTAL PROPOSED IRRIGATED LANDSCAPE AREA:

TOTAL PROPOSED LAWN AREA:

TOTAL PROPOSED WATER FEATURE:

TOTAL IRRIGATED LANDSCAPE + WATER FEATURE:

1928.59 SF

  255.08 SF

  239.02 SF

2,422.69 SF

2422.69 SF > 500 SF THEREFORE NEW LANDSCAPING MUST COMPLY WITH
WATER-EFFICIENT LANDSCAPE ORDINANCE CH. 14.17.

HOME OWNERS ASSOCIATION NOTES

FRONT SETBACK HEIGHT LIMIT

REAR SETBACK HEIGHT LIMIT

POOL EQUIPMENT

C
O

A
S

TA
L 

R
EV

. 
#

P
A

2
0
1

7
-0

9
8

NO WALLS OVER 36" (PER HOA)

ABOVE N.G. IN FRONT YARD SETBACK

EXIST. WALLEXIST. WALL

LINE OF SUBTERRANEAN

GARAGE BELOW (SHOWN

DASHED LINES, TYP.)

F.SLAB: 98.75



WINDOW SCHEDULE

DOOR SCHEDULE

1. ALL NEW DOORS WILL BE TO MATCH EXISTING. AS APPROVED BY OWNER.

2. VERIFY ALL SIZES WITH ARCHITECT PRIOR TO ORDERING.

3. ALL GLASS SHALL BE LOW E.

4. FENESTRATIONS WITH "U" FACTOR LOWER THAN DEFAULT VALUE MUST HAVE PERMANENT LABEL. OTHER FENESTRATIONS MAY HAVE A FACTORY REMOVABLE LABEL.

5. THE CONTRACTOR SHALL PROVIDE AND INSTALL CORROSION RESISTANT PANS BELOW ALL EXTERIOR DOORS. INCLUDE PROTECTION TO PREVENT ELECTROLYSIS BETWEEN DISSIMILAR METALS.

GENERAL NOTES

WIDTH HEIGHT THK. CORE TYPE FINISH / NOTES
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TYPE GLASS MATERIAL FINISH / NOTES
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EGRESS WINDOW:

20" MIN. WIDTH, 36" MIN. HEIGHT, 5.7 SQ. FT.

MIN. OPEN AREA, 44" MAX. SILL FROM FINISH

FLOOR. CONTACT ARCHITECT IMMEDIATELY

SHOULD THERE BE ANY CONFLICT IN THESE

REQUIREMENTS. THANK YOU.

TEMPERED GLASS:

VERIFY WITH SCHEDULE. SAFETY GLASS IN

HAZARDOUS LOCATION SHALL BE TEMPERED,

LAMINATED OR WIRE GLASS.

GLASS TO BE ETCH MARKED.

FINISH:

A.

B. NEW ALUMINUM CLAD WOOD WINDOW. COLOR

PER SPECIFICATION ON SHEET A-3. PROVIDE

INSECT SCREEN AT ALL OPENINGS.

NOTES:

1.

2. MULL" WINDOWS TOGETHER AT FACTORY

3. PROVIDE OBSCURE GLASS.

FINISH

NOTES

6 32 S1

2

3

4

5

6

7

8

9

10

11

12

A

B

C

G

H

J

K

L

M

N

P

3'-0"x6'-0"

B
2

18 W

A
1

FINISH

NOTES

A
1

9'-0"3'-6"

.

D

E

F

Q

NOTES CAUTION:

THE GENERAL CONTRACTOR MUST CONTACT

THE OWNER AND ARCHITECT (WITH 48HRS

NOTICE) FOR A MEETING WITH THE WINDOW

SUPPLIER TO VERIFY EVERY WINDOW AND

DOOR PRIOR TO ORDERING. OWNER SIGNED

APPROVAL MUST BE OBTAINED PRIOR TO

ORDERING. FAILURE TO DO THIS WILL PLACE

ALL RESPONSIBILITY FOR THE WINDOW ORDER

ON THE CONTRACTOR.

R

S

5'-10"x6'-0"

5'-10"x6'-0"

3'-0"x5'-0"

3'-0"x5'-0"

3'-0"x4'-6"

3'-0"x5'-0"

2'-6"x3'-0"

2'-6"x5'-0"

2'-0"x3'-0"

3'-0"x6'-0"

3'-0"x6'-0"

3'-0"x5'-0"

2'-8"x4'-6"

2'-6"x5'-0"

OA INDICATES OVERALL DIM.

WINDOW SIZE INDICATES

FRAME SIZE, NOT R.O.

VERIFY INCREASE SIZE FOR

R.O.

8'-0"25'-0"

9'-0" 1 3/4" S.C.2'-8"

8'-0"3'-0"

8'-0"2'-8"

7'-6"6'-0"

8'-0"2'-6"

8'-0"2'-10"

8'-0"3'-0"

8'-0"4'-0"

8'-0"3'-0"

5'-0"3'-0"

T

E

A DOOR ALARM

ALL DOORS FROM HOUSE TO POOL YARD MUST

BE EQUIPPED WITH AN ALARM PER CBC

3109.4.4.2.
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200 E

45 W

24 E

42 W

35 W

35 W

15 N

15 N

14 N

15 E

8 S

13 S

6 S

18 S

18 W

15 W

12 N

13 W

13 6'-8"2'-10"

FINISH:

A.

B. PAINT NEW DOOR. PROVIDE EMTEK OR EQUAL

DOOR HARDWARE. STYLE AND FINISH TO BE

SELECTED PRIOR TO ORDERING.

C. FACTORY FINISH

NOTES:

1. VERIFY HEIGHT IN FIELD.

2. FIBERGLASS DOOR.

3. PATIO / FRENCH DOORS TO MATCH WINDOW

MANUFACTURER.

4. FIRE-RATED DOOR: SEE "F" NOTE BELOW

5. ALL DOOR FROM HOUSE TO POOLYARD MUST

BE EQUIPPED WITH AN ALARM

6. FRONT DOOR, PER OWNER.

7. LOUVERED DOOR FOR MAKE-UP AIR TO

LAUNDRY ROOM, AND TO PROVIDE AIR TO THE

WHOLE HOUSE EXHAUST FAN. PROVIDE 100 SQ.

IN. MIN.

8. GARAGE DOOR, VERIFY SIZE WITH CIVIL PRIOR

TO ORDERING

9. ELEVATOR DOOR, PER MANUFACTURER.

EGRESS DOOR:

32" MIN. WIDTH, 78" MIN. HEIGHT, WITH THE

DOOR OPEN 90 DEGREES. CONTACT ARCHITECT

IMMEDIATELY SHOULD THERE BE ANY CONFLICT

IN THESE REQUIREMENTS. THANK YOU.

TEMPERED GLASS:

VERIFY WITH SCHEDULE. SAFETY GLASS IN

HAZARDOUS LOCATION SHALL BE TEMPERED,

LAMINATED OR WIRE GLASS.

GLASS TO BE ETCH MARKED.

T

E

FIRE-RATED DOOR: FOR RESIDENTIAL PROJECTS:

DOORS AND FRAMES FROM 1-HOUR RATED

GARAGE TO HOUSE WALLS SHALL BE RATED NO

LESS THAN 20 MINUTE SMOKE CONTROL

ASSEMBLY. (THE SEPARATION MAY BE LIMITED

TO THE INSTALLATION OF MATERIALS APPROVED

FOR 1-HOUR FIRE RESISTIVE CONSTRUCTION ON

THE GARAGE SIDE AND A SELF CLOSING, TIGHT

FITTING, 1-3/8" SOLID CORE WOOD DOOR, STEEL

HONEYCOMB-CORE DOOR, OR A DOOR HAVING A

FIRE PROTECTION RATING OF NOT LESS THAN 20

MINUTES IS PERMITTED IN LIEU OF 1-HOUR

ASSEMBLY. DOORS SHALL BE SELF CLOSING

AND LATCHING. PER CRC R302.5.1

F

14 6'-8"3'-0"

15 6'-8"3'-0"

16 8'-0"2'-10"

17 6'-8"3'-0"

.46 .28

18 8'-0"16'-8"

G1 8'-6"16'-0"
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1 3/4" S.C.

1 3/4" S.C.

1 3/4" S.C.

1 3/4" S.C.
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GENERAL CONTRACTOR AND WINDOW SUPPLIER SHALL

VERIFY COMPLIANCE WITH THE FOLLOWING PRIOR TO

ORDERING WINDOWS:

1. IN R-3 OCCUPANCY, PROVIDE EMERGENCY EGRESS

FROM SLEEPING ROOMS PER CRC R310. MINIMUM

AREA: 5.7 SQ. FT. (MINIMUM AREA: 5.0 SQ. FT. AT

GRADE LEVEL), MINIMUM WIDTH: 20", MINIMUM

HEIGHT: 24", MAXIMUM SILL HEIGHT TO BE 44". THERE

SHALL BE CLEAR ACCESS FROM EMERGENCY ESCAPE

OPENING TO A PUBLIC WAY.

2. ALL GLASS WITHIN 18 INCHES OF WALKING SURFACE

SHALL BE FULLY TEMPERED. ALL GLASS WITHIN 24" OF

EITHER VERTICAL EDGE OF A DOOR IN ITS CLOSED

POSITION SHALL BE FULLY TEMPERED. ALL TEMPERED

GLASS TO BE ETCH MARKED.

3. ALL WINDOWS SHALL COMPLY WITH ANSI-S-134.1. ALL

DOORS SHALL COMPLY WITH ANSI-S-134.2 - 1972.

4. ALL GLASS SHALL COMPLY WITH APPLICABLE FEDERAL

CONSUMER SAFETY LAWS.

5. VERIFY ALL WINDOWS WITH ELEVATIONS PRIOR TO

ORDERING

6. ALL GLASS SHALL BE LOW E.

7. FENESTRATIONS WITH "U" FACTOR LOWER THAN

DEFAULT VALUE MUST HAVE PERMANENT LABEL.

OTHER FENESTRATIONS MAY HAVE A FACTORY

REMOVABLE LABEL.

8. IN R-3 OCCUPANCY, WHERE THE OPENING OF THE SILL

PORTION OF AN OPERABLE WINDOW IS LOCATED MORE

THAN 72" ABOVE THE FINISHED GRADE OR OTHER

SURFACE BELOW, THE CLEAR OPENING MUST BE A MIN.

24" ABOVE THE FINISH FLOOR PER CRC R612.2.

MINIMUM EGRESS WINDOW SIZES:

CASEMENT: 2'-6"x4'-0" MIN.

SINGLE/DOUBLE HUNG: 3'-0"x5'-0" MIN.

-IF WINDOWS ARE SMALLER IN ANY DIRECTION, VERIFY

EGRESS WITH MANUFACTURER.

-IF USING ABC WINDOW COMPANY DV775 DELUXE VINYL

SINGLE HUNG WINDOWS, SEE ARCHITECT BEFORE

ORDERING.

GENERAL NOTES
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KEY NOTES -FLOOR PLAN
2x6 WOOD FRAMING AT 16"o.c. PER C.R.C. w/

INTERIOR WALL -5/8" GYPSUM BOARD, SMOOTH FINISH

EXTERIOR WALL -7/8" EXTERIOR PLASTER o/METAL LATH o/BUILDING PAPER.

PTDF SILL PLATE AT CONCRETE SLAB

INSULATION PER T-24 SHEEET. R-13 F.G. BATT INSULATION AT 2x4 WALLS.

INSULATION THROUGHOUT ALL INTERIOR WALLS AND FLOOR

PLUMBING WALL, AS OCCURS
2x4 WOOD FRAMING AT 16"o.c. PER C.R.C. -SEE NOTE 1 ABOVE.

1

2

3

4

5

6

7

5/8" TYPE "X" GYPSUM BOARD AT WALLS THROUGHOUT GARAGE TO HOUSE.

5/8" TYPE "X" GYPSUM BOARD AT CEILING. (PROVIDE 2 LAYERS 5/8" TYPE

"X" GYPSUM BOARD AT CEILING WHEN TRUSS JOISTS ARE USED.)

PLUMBING FIXTURES AS SELECTED BY OWNER OR ARCHITECT.

1.28 GALLONG PER FLUSH W/C -SEE PLUMBING SYMBOLS -A-1.1

30"x30" ATTIC ACCESS WITH 30" MINIMUM HEADROOM ABOVE CEILING

TEMPERED GLASS SHOWER ENCLOSURE AND DOOR TO 6'-0" ABOVE THE

DRAIN. DOOR SHALL SWING OUT. PROVIDE 22" MINIMUM WIDE DOOR. NET

AREA OF SHOWER ENCLOSURE SHALL NOT BE LESS THAN 1,024 SQ. INCH

(7.1 SQ. FT.) OF FLOOR AREA, AND A MINIMUM OF 30 INCHES DIAMETER

CIRCLE.

TUB / SHOWER OR SHOWER SURROUND WITH CERAMIC TILE WALLS "MUDSET"

WITH CEMENT PLASTER BACKING o/ WATERPROOF (W/P) MEMBRANE TO +72"

MIN. ABOVE THE DRAIN PER TILE COUNCIL OF NORTH AMERICA. INSTALL W/P

PER ICC ESR-1058. SHOWER HEAD AT +80" A.F.F.  DOOR SHALL SWING OUT.

PROVIDE 22" MINIMUM WIDE DOOR. PROVIDE BID FOR ONE SOAP NICHE

MINIMUM 18" HIGH 13" WIDE - LOCATION TO BE VERIFIED IN FIELD.

8

9

10

11

13

14

12

TANKLESS WATER HEATER. PROVIDE HORIZONTAL VENT TO OUTSIDE.

PROVIDE P & T VALVE WITH DRAIN TO OUTSIDE. EARTHQUAKE STRAP. WHEN

USING (2) WATER HEATERS, PROVIDE VALVE TO ISOLATE WATER HEATERS.

VENT SHALL BE TERMINATED ABOVE THE ROOF LEVEL.

APPLIANCES PER OWNER -VENT (HOOD) THROUGH WALL LOCAL EXHAUST SYSTEM

VENTED TO OUTDOORS SHALL HAVE A MIN EXHAUST RATE OF 100  CFM

HARDWIRED SMOKE DETECTOR w/BATTERY BACKUP BATTERY OPERATED

SMOKE DETECTOR. CARBON MONOXIDE DETECTOR - HARDWIRED U.N.O -

LOCATE NEAR BEDROOMS & AWAY FROM GAS APPLIANCES AS PER

MANUF.'S RECOMMENDATIONS

PROVIDE RECEPTACLES AND LIGHTING PER CODE. LOCATIONS SHOWN FOR

CONCEPT ONLY. VERIFY WITH OWNER. SEE SHEET A-5 FOR ADD'L

INFORMATION.

CLOSET SHELF AND POLE -DOUBLE PER OWNER AND SHELVES

--NOT USED

FORCED AIR UNIT. PROVIDE GAS STUB.

SEE DETAIL FOR ADDITIONAL INFO:

4" DIAMETER DRYER VENT

VENT TO OUTSIDE AIR w/BACK DRAFT DAMPER

WASHER AND DRYER HOOKUP. LEVER FAUCETS

COLD WATER STUD-OUT AND SHUT OFF VALVE IN CABINET ADJACENT TO

REFRIGERATOR FOR ICE MAKER.

3" DIAMETER GALVANIZED STEEL PIPE POST. 36" HIGH.

SEE FOUNDATION PLAN. SEE DETAIL:

ENCLOSED ACCESSIBLE SPACE UNDER STAIRS SHALL HAVE WALLS,

UNDER-STAIR SURFACE AND ANY SOFFITS PROTECTED ON THE ENCLOSED

SIDE WITH 1/2-INCH (12.7 MM) GYPSUM BOARD. CRC R302.7

GARAGE DOOR WITH WEATHERSTRIPPING ALL AROUND.

AS SELECTED BY OWNER.

NEW STAIRS -SEE SYMBOLS -SHEET A-1.1

-WOOD HANDRAIL +36" A.F.F.

ALL STAIRWAYS SHALL HAVE AN ILLUMINATION LEVEL  OF NOT LESS THAN

1 FOOT CANDLE (11 LUX) AT THREADS AND LANDINGS. CRC R303.6

GUARD +42" A.F.F.

VELUX VS3055 DUAL-PANE SKYLIGHT WITH ELECTRICAL OPERATION.

INSTALL PER MANUFACTURER RECOMMENDATIONS

20 FT. CONTINUOUS #4 REBAR UFER GROUND IN FOOTING. STUB OUT 3"

ABOVE FINISH SURFACE. MAINTAIN 3 FT. CLEAR FROM FACE OF ELECTRICAL

PANEL TO ANY WALL SURFACE OR OBSTRUCTION.

DECK: TILE o/MORTAR BED o/ WATERPROOF MEMBRANE PER T.C.N.A.

RECOMMENDATIONS. 1/4" PER FOOT MINIMUM SLOPE. (DROP DECK SHT'G

2-1/2" FROM FLOOR SHT'G AT WALL EDGE TO ACCOMODATE FOR 1-1/2"

MORTAR BED AND TILE)

WATERPROOFING. SEE "WATERPROOF MEMBRANE" SPECIFICATION SHEET

A-1.3. TYPICAL INDICATES MIRADRAIN SHORING CONDITION SEE BELOW.

FRENCH DRAIN INDICATES TRADITIONAL SLOPE CUT BACK.

WALL LEGEND
NOTE: VERIFY OVERALL DIMENSIONS PRIOR TO STARTING WORK.

NOTIFY ARCHITECT IMMEDIATELY SHOULD THERE BE ANY DISCREPANCY.

ALL INTERIOR DIMENSIONS SHOWN ARE TO FACE OF STUD  U.N.O.

ALL EXTERIOR DIMENSIONS SHOWN ARE TO EXT. FACE OF STUD  U.N.O.

OVERALL EXTERIOR DIMENSIONS ARE TO EXT. FACE OF SHTG / FOOTING AS INDICATED

NEW INTERIOR 2x4 STUD WALL FRAMING AT 16"o.c. U.N.O.

-SEE STRUCTURAL DRAWINGS.

-5/8" GYPSUM BOARD INTERIOR WALLS, SMOOTH FINISH

-PROVIDE, AT MOIST AREAS, WATER RESISTANT "GREEN"

GYPSUM BOARD -GREEN BOARD NOT ACCEPTABLE IN

SHOWERS OR TUB SURROUNDS.

PROVIDE 5/8" TYPE "X" GYPSUM BOARD AT GARAGE TO

HOUSE.

PROVIDE WATERPROOF MEMBRANE "BUILDING PAPER" BELOW

ALL EXTERIOR WALL FINISHES.

2x FRAMING AT 16"o.c. -SEE STRUCTURAL.

PROVIDE 8" WOOD TO EARTH SEPARATION OR PRESSURE

TREATED WOOD.

WOOD LOCATED ON CONCRETE SLAB SHALL BE PRESSURE

TREATED.
NEW EXTERIOR 2x4 STUD WALL FRAMING AT 16"o.c. U.N.O.

EXTERIOR WALLS (WITH WOOD SIDING) TO HAVE 1/2"

PLYWOOD AT EXTERIOR SIDE. PROVIDE TWO LAYERS GRADE D

PAPER OVER ALL WOOD BASE SHEATHING. 1" SHOWN FOR

EXTERIOR FINISH -SEE STRUCT. DWGS

EXTERIOR WALLS (WITH EXTERIOR PLASTER) TO HAVE WOOD

STRIP FURRING AT EXTERIOR SIDE. PROVIDE TWO LAYERS

GRADE D PAPER OVER ALL WOOD BASE SHEATHING. 1"

SHOWN FOR EXTERIOR FINISH -SEE STRUCT. DWGS

NEW 2x6 STUD WALL FRAMING AT 16"o.c. U.N.O. -SEE

NOTES ABOVE.

NEW 2x8 STUD WALL FRAMING AT 16"o.c. U.N.O. -SEE

NOTES ABOVE.

NEW 2x10 STUD WALL FRAMING AT 16"o.c. U.N.O. -SEE

NOTES ABOVE.

CONCRETE BLOCK WALL

15

16

17

18

19

20

21

22

23

24

25

26

..
..

..
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WHOLE HOUSE VENTILATION. (NEW CONST AND ADDITIONS >1,000 SF)

PROVIDE A WHOLE-BUILDING MECHANICAL VENTILATION SYSTEM IN

ACCORDANCE WITH THE FAN VENTILATION RATE (ASHRAE SEC. 4.1.1):

MECHANICAL VENTILATION MIN REQ'D.  1 CFM PER 100 SF CONDITIONED

FLOOR AREA PLUS 7.5 CFM FOR EA. OCCUPANT BEDROOM +1.  WHOLE

BUILDING VENTILATION SHALL BE PROVIDED BY EXHAUST AIR, SUPPLY AIR

OR COMBINED. NATURAL VENTILATION THROUGH DOORS/WINDOWS OR

CONTINUOUS OPERATION OF FORCED AIR SYSTEM AIR HANDLERS USED IN

CENTRAL FAN INTEGRATED VENTILATIONS SYSTEMS ARE NOT A

PERMISSIBLE METHODS OF PROVIDING WHOLE-BUILDING VENTILATION.

BEES 150(o), EXC.. 5 TO 152(A) & ASHRAE STD. 62.2

PROVIDE: (2830 / 100 CFM PER SF) + (5 X 7.5 CFM) = 65.80 CFM MIN.

EXHAUST FAN, 1 SONE PERMANENTLY ON WITH A NOTE ON THE SWITCH

STATING "VENTILATION CONTROL" "CONTINUOUS OPERATION REQUIRED

WHEN THE HOUSE IS IN USE." SEE SECOND FLOOR PLAN FOR WHOLE HOUSE

VENTILATION FAN. PROVIDE BROAN QTXE80 FAN.

27

PREMANUFACTURED GAS BURNING FIREPLACE.

-PROVIDE CLEARANCE TO COMBUSTIBLES PER MANUFACTURER AND CODE.

-INSTALL PER MANUFACTURERS INSTALLATION SPECIFICATIONS.

-CONTRACTOR TO PROVIDE FIELD INSPECTOR WITH COPY OF LISTING BY

APPROVED LISTING AGENCY (ICC-ES, WARNOCK-HERSHEY, INTERTEK)

-MAJESTIC MARQUIS KHLDV. CSA LISTED AND TESTED UNDER:

ANSI Z21.88-2009 / CSA 2.33-2009 STANDARDS.

28

SCALE:

START DATE:
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REVISIONS:

Ren. 7/31/17
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AT KITCHEN VENT. HOOD, LOCAL EXHAUST SYSTEM VENTED TO OUTDOORS

SHALL HAVE A MINIMUM EXHAUST RATE OF 100 CFM. BEES 150(o), EXC. 5

TO 152(a) & ASHRAE STD. 62.2. SEE FIRST FLOOR PLAN FOR KITCHEN VENT.

HOOD.
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BASEMENT FLOOR PLAN

SQUARE FOOTAGE
FOR SQUARE FOOTAGES, SEE "PROJECT DATA" ON SHEET A-1.

LIGHT & VENTILATION
NET GLAZING SHALL BE 8% OF THE FLOOR AREA CRC R303.1

NET VENTILATION SHALL BE 4% OF THE FLOOR AREA

GAME ROOM

-SEE MECHANICAL VENTILATION & ARTIFICIAL LIGHTING CALC'S AT SHEET A-5

TV

SCREEN

F.SLAB: 98.75H A L L
CLG: 8'-4 7/8"

WASHDRY

ELEVATOR

FAU

FAU

W/H W/H

F.SLAB: 97.75

G A M E   R O O M
CLG: 9'-4 7/8"

CLG: 7'-3 3/8"

S
O

FF
IT

: 
8

'-3
 3

/8
"

SOFFIT: 8'-3 3/8"

G A R A G E
CLG: VARIES

S T O R A G E
CLG: 5'-11"

L A U N D R Y
CLG: 8'-4 7/8"

S
LO

P
E

B A T H
CLG: 8'-3 3/8"

M E C H ' L
CLG: 8'-4 7/8"

ELEV. EQUIP.
LINEN

DN

1
T 

@
 1

2
" 

EA
.

2
R

 @
 6

" 
EA

.

UP

DN

1T @ 12" EA.
2R @ 6" EA.CLG: 8'-4 7/8"

LIGHT WELL

EGRESS
LADDER

MAX.
-1 1/2"

1

3

3

4

4

--NOT USED

6

7

8

--NOT USED

9

--NOT USED

10

10

11

11

11

11

11

11

11

--NOT USED

14

15

DRYER
VENT

-TYP.

16

19

20

21

21

--NOT USED

--NOT USED

--NOT USED

26

26

26

26

TYP.

TYP.

TYP.

TYP.

--NOT USED

--NOT USED

22

F

15

14

13

12

9 16

17

17

5

G1

11
TE

LINE OF FLOOR ABOVE 

D.D.

TYP.TYP.

16T @ 11" EA.
17R @ 6.5" EA.

REQUIRED SUBFLOOR VENTILATION
NOTE:

UNDER FLOOR SPACE VENTS SHALL BE INSTALLED NOT LESS THAN ONE (1)

SQUARE FOOT OF FOR EACH 1500 SQUARE FEET WHEN A CLASS 1 VAPOR

BARRIER IS INSTALLED. PER CRC R408.1

SUBFLOOR REQUIRED NET FREE VENTILATING AREA :

FLOOR SQ. FT. 357/1500=0.238 S.F. VENT AREA REQ'D = 34.27 SQ. IN.

NET FREE VENTILATING AREA FOUNDATION VENTS :

SUBFLOOR VENT C&J METALS FOUNDATION VENT 14"X8"  95 SQ.IN.

CONTRACTOR TO PROVIDE & INSTALL : TWO (2)

FOUNDATION VENT 14"X6" -71 SQ.IN.

TOTAL VENT VENTING : 142 SQ.IN.

NET FREE VENTILATING AREA AT CRAWL SPACE VENTS :

SUBFLOOR VENTS C&J METALS FOUNDATION ACCESS CRAWL SET 24"X18"

220SQ.IN.

CONTRACTOR TO PROVIDE & INSTALL : ONE (1)

FOUNDATION VENT 24"X18" VENT 220 SQ.IN.F.A.M.

TOTAL VENT VENTING : 220 SQ.IN.

VENT SHALL BE : CORROSION RESISTANT METAL-(PAINT TO MACH WALL)

BACKED W/1/4" MESH GALVANIZED WIRE CLOTH. 1/8" MIN. OPENING

TOTAL VENTING                   695 SQ.IN.PROVIDED

VENT MANUFACTURER :

C&J METALS.

6323 ALONDRA BLVD. PARAMOUNT, CA 90723

PHONE : 800-500-8660

HTTP://WWW.CJMETALS.COM/EQUIPMENT-AND-FACILITY/UTILITY-VENTS/

             SUB FLOOR VENT C&J METALS FOUNDATION

             C&J METALS 14"X6"               ACCESS CRAWL SET 24"X18"

                                                             -220 SQ.IN.

SUB FLOOR VENT
C&J METALS 14"X6" 

SUB FLOOR VENT
C&J METALS 14"X6" 

C&J METALS FOUNDATION  
ACCESS CRAWL SET 24"X18" 

2

1
STORAGE

PROVIDE SLEEVE THROUGH
CONCRETE WALL FOR 
DRYER DUCT 

F.SLAB: 97.75

TRASHTRASH

SLOPE -TYP.
1/4":FT MIN.

SIM.

OVERFLOW +2"
TO BE PIPED
SEPARATELY

S T O R A G E 11



FIRST FLOOR PLAN

WALL LEGEND
NOTE: VERIFY OVERALL DIMENSIONS PRIOR TO STARTING WORK.

NOTIFY ARCHITECT IMMEDIATELY SHOULD THERE BE ANY DISCREPANCY.

ALL INTERIOR DIMENSIONS SHOWN ARE TO FACE OF STUD  U.N.O.

ALL EXTERIOR DIMENSIONS SHOWN ARE TO EXT. FACE OF STUD  U.N.O.

OVERALL EXTERIOR DIMENSIONS ARE TO EXT. FACE OF SHTG / FOOTING AS INDICATED

NEW INTERIOR 2x4 STUD WALL FRAMING AT 16"o.c. U.N.O.

-SEE STRUCTURAL DRAWINGS.

-5/8" GYPSUM BOARD INTERIOR WALLS, SMOOTH FINISH

-PROVIDE, AT MOIST AREAS, WATER RESISTANT "GREEN"

GYPSUM BOARD -GREEN BOARD NOT ACCEPTABLE IN

SHOWERS OR TUB SURROUNDS.

PROVIDE 5/8" TYPE "X" GYPSUM BOARD AT GARAGE TO

HOUSE.

PROVIDE WATERPROOF MEMBRANE "BUILDING PAPER" BELOW

ALL EXTERIOR WALL FINISHES.

2x FRAMING AT 16"o.c. -SEE STRUCTURAL.

PROVIDE 8" WOOD TO EARTH SEPARATION OR PRESSURE

TREATED WOOD.

WOOD LOCATED ON CONCRETE SLAB SHALL BE PRESSURE

TREATED.
NEW EXTERIOR 2x4 STUD WALL FRAMING AT 16"o.c. U.N.O.

EXTERIOR WALLS (WITH WOOD SIDING) TO HAVE 1/2"

PLYWOOD AT EXTERIOR SIDE. PROVIDE TWO LAYERS GRADE D

PAPER OVER ALL WOOD BASE SHEATHING. 1" SHOWN FOR

EXTERIOR FINISH -SEE STRUCT. DWGS

EXTERIOR WALLS (WITH EXTERIOR PLASTER) TO HAVE WOOD

STRIP FURRING AT EXTERIOR SIDE. PROVIDE TWO LAYERS

GRADE D PAPER OVER ALL WOOD BASE SHEATHING. 1"

SHOWN FOR EXTERIOR FINISH -SEE STRUCT. DWGS

NEW 2x6 STUD WALL FRAMING AT 16"o.c. U.N.O. -SEE

NOTES ABOVE.

NEW 2x8 STUD WALL FRAMING AT 16"o.c. U.N.O. -SEE

NOTES ABOVE.

NEW 2x10 STUD WALL FRAMING AT 16"o.c. U.N.O. -SEE

NOTES ABOVE.

CONCRETE BLOCK WALL

..
..

..
..

SCALE:

START DATE:

SHEET

REVISIONS:

Ren. 7/31/17

No. C 22162
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LIGHT & VENTILATION
NET GLAZING SHALL BE 8% OF THE FLOOR AREA CRC R303.1

NET VENTILATION SHALL BE 4% OF THE FLOOR AREA

OFFICE 13.12 S.F. WNDW AREA REQ'D 36 S.F. PROVIDED

164 S.F. 6.56 OPERABLE WNDW AREA REQ'D 36 S.F. PROVIDED

GUEST BEDROOM 11.36 S.F. WNDW AREA REQ'D 26 S.F. PROVIDED

142 S.F. 5.68 OPERABLE WNDW AREA REQ'D 26 S.F. PROVIDED

BONUS ROOM 56.8 S.F. WNDW AREA REQ'D 184 S.F. PROVIDED

710 S.F. 28.4 OPERABLE WNDW AREA REQ'D 60 S.F. PROVIDED

LIVING/KIT/DINING 89.92 S.F. WNDW AREA REQ'D 200 S.F. PROVIDED

1,124 S.F. 44.96 OPERABLE WNDW AREA REQ'D 200 S.F. PROVIDED

KEY NOTES -FLOOR PLAN
2x6 WOOD FRAMING AT 16"o.c. PER C.R.C. w/

INTERIOR WALL -5/8" GYPSUM BOARD, SMOOTH FINISH

EXTERIOR WALL -7/8" EXTERIOR PLASTER o/METAL LATH o/BUILDING PAPER.

PTDF SILL PLATE AT CONCRETE SLAB

INSULATION PER T-24 SHEEET. R-13 F.G. BATT INSULATION AT 2x4 WALLS.

INSULATION THROUGHOUT ALL INTERIOR WALLS AND FLOOR

PLUMBING WALL, AS OCCURS
2x4 WOOD FRAMING AT 16"o.c. PER C.R.C. -SEE NOTE 1 ABOVE.

1

2

3

4

5

6

7

5/8" TYPE "X" GYPSUM BOARD AT WALLS THROUGHOUT GARAGE TO HOUSE.

5/8" TYPE "X" GYPSUM BOARD AT CEILING. (PROVIDE 2 LAYERS 5/8" TYPE

"X" GYPSUM BOARD AT CEILING WHEN TRUSS JOISTS ARE USED.)

PLUMBING FIXTURES AS SELECTED BY OWNER OR ARCHITECT.

1.28 GALLONG PER FLUSH W/C -SEE PLUMBING SYMBOLS -A-1.1

30"x30" ATTIC ACCESS WITH 30" MINIMUM HEADROOM ABOVE CEILING

TEMPERED GLASS SHOWER ENCLOSURE AND DOOR TO 6'-0" ABOVE THE

DRAIN. DOOR SHALL SWING OUT. PROVIDE 22" MINIMUM WIDE DOOR. NET

AREA OF SHOWER ENCLOSURE SHALL NOT BE LESS THAN 1,024 SQ. INCH

(7.1 SQ. FT.) OF FLOOR AREA, AND A MINIMUM OF 30 INCHES DIAMETER

CIRCLE.

TUB / SHOWER OR SHOWER SURROUND WITH CERAMIC TILE WALLS "MUDSET"

WITH CEMENT PLASTER BACKING o/ WATERPROOF (W/P) MEMBRANE TO +72"

MIN. ABOVE THE DRAIN PER TILE COUNCIL OF NORTH AMERICA. INSTALL W/P

PER ICC ESR-1058. SHOWER HEAD AT +80" A.F.F.  DOOR SHALL SWING OUT.

PROVIDE 22" MINIMUM WIDE DOOR. PROVIDE BID FOR ONE SOAP NICHE

MINIMUM 18" HIGH 13" WIDE - LOCATION TO BE VERIFIED IN FIELD.

8

9

10

11

13

14

12

TANKLESS WATER HEATER. PROVIDE HORIZONTAL VENT TO OUTSIDE.

PROVIDE P & T VALVE WITH DRAIN TO OUTSIDE. EARTQUAKE STRAP. WHEN

USING (2) WATER HEATERS, PROVIDE VALVE TO ISOLATE WATER HEATERS.

VENT SHALL BE TERMINATED ABOVE THE ROOF LEVEL.

APPLIANCES PER OWNER -VENT (HOOD) THROUGH WALL LOCAL EXHAUST SYSTEM

VENTED TO OUTDOORS SHALL HAVE A MIN EXHAUST RATE OF 100  CFM

HARDWIRED SMOKE DETECTOR w/BATTERY BACKUP BATTERY OPERATED

SMOKE DETECTOR. CARBON MONOXIDE DETECTOR - HARDWIRED U.N.O -

LOCATE NEAR BEDROOMS & AWAY FROM GAS APPLIANCES AS PER

MANUF.'S RECOMMENDATIONS

PROVIDE RECEPTACLES AND LIGHTING PER CODE. LOCATIONS SHOWN FOR

CONCEPT ONLY. VERIFY WITH OWNER. SEE SHEET A-5 FOR ADD'L

INFORMATION.

CLOSET SHELF AND POLE -DOUBLE PER OWNER AND SHELVES

--NOT USED

FORCED AIR UNIT. PROVIDE GAS STUB.

SEE DETAIL FOR ADDITIONAL INFO:

4" DIAMETER DRYER VENT

VENT TO OUTSIDE AIR w/BACK DRAFT DAMPER

WASHER AND DRYER HOOKUP. LEVER FAUCETS

COLD WATER STUD-OUT AND SHUT OFF VALVE IN CABINET ADJACENT TO

REFRIGERATOR FOR ICE MAKER.

3" DIAMETER GALVANIZED STEEL PIPE POST. 36" HIGH.

SEE FOUNDATION PLAN. SEE DETAIL:

ENCLOSED ACCESSIBLE SPACE UNDER STAIRS SHALL HAVE WALLS,

UNDER-STAIR SURFACE AND ANY SOFFITS PROTECTED ON THE ENCLOSED

SIDE WITH 1/2-INCH (12.7 MM) GYPSUM BOARD. CRC R302.7

GARAGE DOOR WITH WEATHERSTRIPPING ALL AROUND.

AS SELECTED BY OWNER.

NEW STAIRS -SEE SYMBOLS -SHEET A-1.1

-WOOD HANDRAIL +36" A.F.F.

ALL STAIRWAYS SHALL HAVE AN ILLUMINATION LEVEL  OF NOT LESS THAN

1 FOOT CANDLE (11 LUX) AT THREADS AND LANDINGS. CRC R303.6

GUARD +42" A.F.F.

VELUX VS3055 DUAL-PANE SKYLIGHT WITH ELECTRICAL OPERATION.

INSTALL PER MANUFACTURER RECOMMENDATIONS

20 FT. CONTINUOUS #4 REBAR UFER GROUND IN FOOTING. STUB OUT 3"

ABOVE FINISH SURFACE. MAINTAIN 3 FT. CLEAR FROM FACE OF ELECTRICAL

PANEL TO ANY WALL SURFACE OR OBSTRUCTION.

DECK: TILE o/MORTAR BED o/ WATERPROOF MEMBRANE PER T.C.N.A.

RECOMMENDATIONS. 1/4" PER FOOT MINIMUM SLOPE. (DROP DECK SHT'G

2-1/2" FROM FLOOR SHT'G AT WALL EDGE TO ACCOMODATE FOR 1-1/2"

MORTAR BED AND TILE)

WATERPROOFING. SEE "WATERPROOF MEMBRANE" SPECIFICATION BELOW

TYPICAL INDICATES MIRADRAIN SHORING CONDITION SEE BELOW. FRENCH

DRAIN INDICATES TRADITIONAL SLOPE CUT BACK.
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WHOLE HOUSE VENTILATION. (NEW CONST AND ADDITIONS >1,000 SF)

PROVIDE A WHOLE-BUILDING MECHANICAL VENTILATION SYSTEM IN

ACCORDANCE WITH THE FAN VENTILATION RATE (ASHRAE SEC. 4.1.1):

MECHANICAL VENTILATION MIN REQ'D.  1 CFM PER 100 SF CONDITIONED

FLOOR AREA PLUS 7.5 CFM FOR EA. OCCUPANT BEDROOM +1.  WHOLE

BUILDING VENTILATION SHALL BE PROVIDED BY EXHAUST AIR, SUPPLY AIR

OR COMBINED. NATURAL VENTILATION THROUGH DOORS/WINDOWS OR

CONTINUOUS OPERATION OF FORCED AIR SYSTEM AIR HANDLERS USED IN

CENTRAL FAN INTEGRATED VENTILATIONS SYSTEMS ARE NOT A

PERMISSIBLE METHODS OF PROVIDING WHOLE-BUILDING VENTILATION.

BEES 150(o), EXC.. 5 TO 152(A) & ASHRAE STD. 62.2

PROVIDE: (2830 / 100 CFM PER SF) + (5 X 7.5 CFM) = 65.80 CFM MIN.

EXHAUST FAN, 1 SONE PERMANENTLY ON WITH A NOTE ON THE SWITCH

STATING "VENTILATION CONTROL" "CONTINUOUS OPERATION REQUIRED

WHEN THE HOUSE IS IN USE." SEE SECOND FLOOR PLAN FOR WHOLE HOUSE

VENTILATION FAN. PROVIDE BROAN QTXE80 FAN.

27

PREMANUFACTURED GAS BURNING FIREPLACE.

-PROVIDE CLEARANCE TO COMBUSTIBLES PER MANUFACTURER AND CODE.

-INSTALL PER MANUFACTURERS INSTALLATION SPECIFICATIONS.

-CONTRACTOR TO PROVIDE FIELD INSPECTOR WITH COPY OF LISTING BY

APPROVED LISTING AGENCY (ICC-ES, WARNOCK-HERSHEY, INTERTEK)

-HEATNGLO 72". CSA LISTED AND TESTED UNDER:

ANSI Z21.88-2009 / CSA 2.33-2009 STANDARDS.

28

AT KITCHEN VENT. HOOD, LOCAL EXHAUST SYSTEM VENTED TO OUTDOORS

SHALL HAVE A MINIMUM EXHAUST RATE OF 100 CFM. BEES 150(o), EXC. 5

TO 152(a) & ASHRAE STD. 62.2. SEE FIRST FLOOR PLAN FOR KITCHEN VENT.

HOOD.

27a

WINDOW SCHEDULE

DOOR SCHEDULE

1. ALL NEW DOORS WILL BE TO MATCH EXISTING. AS APPROVED BY OWNER.

2. VERIFY ALL SIZES WITH ARCHITECT PRIOR TO ORDERING.

3. ALL GLASS SHALL BE LOW E.

4. FENESTRATIONS WITH "U" FACTOR LOWER THAN DEFAULT VALUE MUST HAVE PERMANENT LABEL. OTHER FENESTRATIONS MAY HAVE A FACTORY REMOVABLE LABEL.

5. THE CONTRACTOR SHALL PROVIDE AND INSTALL CORROSION RESISTANT PANS BELOW ALL EXTERIOR DOORS. INCLUDE PROTECTION TO PREVENT ELECTROLYSIS BETWEEN DISSIMILAR METALS.

GENERAL NOTES

WIDTH HEIGHT THK. CORE TYPE FINISH / NOTES

S
Y

M
B

O
L

. EX
TE

R
IO

R
 D

O
O

R

w
/T

EM
P

. 
G

LA
S

S

IN
TE

R
IO

R
 D

O
O

R
 -

TR
U

S
IL

E

TS
1

00
0 

M
D

F 
D

O
O

R

IN
TE

R
IO

R
 S

LI
D

IN
G

B
A

R
N

 D
O

O
R

S
LI

D
IN

G
 D

O
O

R

w
/T

EM
P

. 
G

LA
S

S

A
R

EA
 (

S
Q

. 
FT

.)

D
IR

EC
TI

O
N

TYPE GLASS MATERIAL FINISH / NOTES

S
Y

M
B

O
L

WIDTH x HEIGHT FI
XE

D
 G

LA
S

S
 W

IN
D

O
W

S
LI

D
IN

G
 W

IN
D

O
W

C
A

S
EM

EN
T 

W
IN

D
O

W

A
W

N
IN

G
 W

IN
D

O
W

D
O

U
B

LE
 P

A
N

E

B
U

TT
-J

O
IN

T 
G

LA
S

S

A
LU

M
IN

U
M

. TE
M

P
ER

ED
 G

LA
S

S

A
R

EA
 (

S
Q

. 
FT

.)

D
IR

EC
TI

O
N

EGRESS WINDOW:

20" MIN. WIDTH, 36" MIN. HEIGHT, 5.7 SQ. FT.

MIN. OPEN AREA, 44" MAX. SILL FROM FINISH

FLOOR. CONTACT ARCHITECT IMMEDIATELY

SHOULD THERE BE ANY CONFLICT IN THESE

REQUIREMENTS. THANK YOU.

TEMPERED GLASS:

VERIFY WITH SCHEDULE. SAFETY GLASS IN

HAZARDOUS LOCATION SHALL BE TEMPERED,

LAMINATED OR WIRE GLASS.

GLASS TO BE ETCH MARKED.

FINISH:

A.

B. NEW ALUMINUM CLAD WOOD WINDOW. COLOR

PER SPECIFICATION ON SHEET A-3. PROVIDE

INSECT SCREEN AT ALL OPENINGS.

NOTES:

1.

2. MULL" WINDOWS TOGETHER AT FACTORY

3. PROVIDE OBSCURE GLASS.

FINISH

NOTES
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FINISH

NOTES

A
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9'-0"3'-6"

.

D

E

F

Q

NOTES CAUTION:

THE GENERAL CONTRACTOR MUST CONTACT

THE OWNER AND ARCHITECT (WITH 48HRS

NOTICE) FOR A MEETING WITH THE WINDOW

SUPPLIER TO VERIFY EVERY WINDOW AND

DOOR PRIOR TO ORDERING. OWNER SIGNED

APPROVAL MUST BE OBTAINED PRIOR TO

ORDERING. FAILURE TO DO THIS WILL PLACE

ALL RESPONSIBILITY FOR THE WINDOW ORDER

ON THE CONTRACTOR.

R

S

5'-10"x6'-0"

5'-10"x6'-0"

3'-0"x5'-0"

3'-0"x5'-0"

3'-0"x4'-6"

3'-0"x5'-0"

2'-6"x3'-0"

2'-6"x5'-0"

2'-0"x3'-0"

3'-0"x6'-0"

3'-0"x6'-0"

3'-0"x5'-0"

2'-8"x4'-6"

2'-6"x5'-0"

OA INDICATES OVERALL DIM.

WINDOW SIZE INDICATES

FRAME SIZE, NOT R.O.

VERIFY INCREASE SIZE FOR

R.O.

8'-0"25'-0"

9'-0" 1 3/4" S.C.2'-8"

8'-0"3'-0"

8'-0"2'-8"

7'-6"6'-0"

8'-0"2'-6"

8'-0"2'-10"

8'-0"3'-0"

8'-0"4'-0"

8'-0"3'-0"

5'-0"3'-0"

T

E

A DOOR ALARM

ALL DOORS FROM HOUSE TO POOL YARD MUST

BE EQUIPPED WITH AN ALARM PER CBC

3109.4.4.2.
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15 E
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6 S

18 S

18 W

15 W

12 N

13 W

13 6'-8"2'-10"

FINISH:

A.

B. PAINT NEW DOOR. PROVIDE EMTEK OR EQUAL

DOOR HARDWARE. STYLE AND FINISH TO BE

SELECTED PRIOR TO ORDERING.

C. FACTORY FINISH

NOTES:

1. VERIFY HEIGHT IN FIELD.

2. FIBERGLASS DOOR.

3. PATIO / FRENCH DOORS TO MATCH WINDOW

MANUFACTURER.

4. FIRE-RATED DOOR: SEE "F" NOTE BELOW

5. ALL DOOR FROM HOUSE TO POOLYARD MUST

BE EQUIPPED WITH AN ALARM

6. FRONT DOOR, PER OWNER.

7. LOUVERED DOOR FOR MAKE-UP AIR TO

LAUNDRY ROOM, AND TO PROVIDE AIR TO THE

WHOLE HOUSE EXHAUST FAN. PROVIDE 100 SQ.

IN. MIN.

8. GARAGE DOOR, VERIFY SIZE WITH CIVIL PRIOR

TO ORDERING

9. ELEVATOR DOOR, PER MANUFACTURER.

EGRESS DOOR:

32" MIN. WIDTH, 78" MIN. HEIGHT, WITH THE

DOOR OPEN 90 DEGREES. CONTACT ARCHITECT

IMMEDIATELY SHOULD THERE BE ANY CONFLICT

IN THESE REQUIREMENTS. THANK YOU.

TEMPERED GLASS:

VERIFY WITH SCHEDULE. SAFETY GLASS IN

HAZARDOUS LOCATION SHALL BE TEMPERED,

LAMINATED OR WIRE GLASS.

GLASS TO BE ETCH MARKED.

T

E

FIRE-RATED DOOR: FOR RESIDENTIAL PROJECTS:

DOORS AND FRAMES FROM 1-HOUR RATED

GARAGE TO HOUSE WALLS SHALL BE RATED NO

LESS THAN 20 MINUTE SMOKE CONTROL

ASSEMBLY. (THE SEPARATION MAY BE LIMITED

TO THE INSTALLATION OF MATERIALS APPROVED

FOR 1-HOUR FIRE RESISTIVE CONSTRUCTION ON

THE GARAGE SIDE AND A SELF CLOSING, TIGHT

FITTING, 1-3/8" SOLID CORE WOOD DOOR, STEEL

HONEYCOMB-CORE DOOR, OR A DOOR HAVING A

FIRE PROTECTION RATING OF NOT LESS THAN 20

MINUTES IS PERMITTED IN LIEU OF 1-HOUR

ASSEMBLY. DOORS SHALL BE SELF CLOSING

AND LATCHING. PER CRC R302.5.1
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GENERAL CONTRACTOR AND WINDOW SUPPLIER SHALL

VERIFY COMPLIANCE WITH THE FOLLOWING PRIOR TO

ORDERING WINDOWS:

1. IN R-3 OCCUPANCY, PROVIDE EMERGENCY EGRESS

FROM SLEEPING ROOMS PER CRC R310. MINIMUM

AREA: 5.7 SQ. FT. (MINIMUM AREA: 5.0 SQ. FT. AT

GRADE LEVEL), MINIMUM WIDTH: 20", MINIMUM

HEIGHT: 24", MAXIMUM SILL HEIGHT TO BE 44". THERE

SHALL BE CLEAR ACCESS FROM EMERGENCY ESCAPE

OPENING TO A PUBLIC WAY.

2. ALL GLASS WITHIN 18 INCHES OF WALKING SURFACE

SHALL BE FULLY TEMPERED. ALL GLASS WITHIN 24" OF

EITHER VERTICAL EDGE OF A DOOR IN ITS CLOSED

POSITION SHALL BE FULLY TEMPERED. ALL TEMPERED

GLASS TO BE ETCH MARKED.

3. ALL WINDOWS SHALL COMPLY WITH ANSI-S-134.1. ALL

DOORS SHALL COMPLY WITH ANSI-S-134.2 - 1972.

4. ALL GLASS SHALL COMPLY WITH APPLICABLE FEDERAL

CONSUMER SAFETY LAWS.

5. VERIFY ALL WINDOWS WITH ELEVATIONS PRIOR TO

ORDERING

6. ALL GLASS SHALL BE LOW E.

7. FENESTRATIONS WITH "U" FACTOR LOWER THAN

DEFAULT VALUE MUST HAVE PERMANENT LABEL.

OTHER FENESTRATIONS MAY HAVE A FACTORY

REMOVABLE LABEL.

8. IN R-3 OCCUPANCY, WHERE THE OPENING OF THE SILL

PORTION OF AN OPERABLE WINDOW IS LOCATED MORE

THAN 72" ABOVE THE FINISHED GRADE OR OTHER

SURFACE BELOW, THE CLEAR OPENING MUST BE A MIN.

24" ABOVE THE FINISH FLOOR PER CRC R612.2.

MINIMUM EGRESS WINDOW SIZES:

CASEMENT: 2'-6"x4'-0" MIN.

SINGLE/DOUBLE HUNG: 3'-0"x5'-0" MIN.

-IF WINDOWS ARE SMALLER IN ANY DIRECTION, VERIFY

EGRESS WITH MANUFACTURER.

-IF USING ABC WINDOW COMPANY DV775 DELUXE VINYL

SINGLE HUNG WINDOWS, SEE ARCHITECT BEFORE

ORDERING.

GENERAL NOTES
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SQUARE FOOTAGE
FOR SQUARE FOOTAGES, SEE "PROJECT DATA" ON SHEET A-1.

FACE OF FNDN/SHTG
FACE OF STUD

FACE OF FNDN/SHTG

FACE OF STUD

FACE OF FNDN/SHTG
FACE OF STUD

FACE OF FNDN/SHTG

FACE OF STUD

FACE OF FNDN/SHTG
FACE OF STUD

FACE OF FNDN/SHTG
FACE OF STUD

FACE OF FNDN/SHTG

FACE OF STUD

FACE OF FNDN/SHTG

FACE OF STUD

A/C

A/C A/C

A/C

F.SHTG: 110.75

F.SHTG: 108.42

F.SHTG: 105.88

F.SHTG: 108.42

F.SHTG: 107.42

B O N U S   R O O M
CLG: 9'-2"

D I N I N G
CLG: 9'-3"

G A L L E R Y
CLG: 9'-3"

E N T R Y
CLG: 10'-2"

G U E S T   B E D R O O M
CLG: 8'-7 7/8"

G U E S T   B A T H
CLG: 8'-7 7/8"

P O W D E R
CLG: 9'-3"

L I V I N G
CLG: 9'-3"

K I T C H E N
CLG: 9'-3"

P A N T R Y
CLG: 9'-3"
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ELEVATOR
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6"

UP
2T @ 12" EA.
3R @ 6.10" EA.
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--NOT USED
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--NOT USED

--NOT USED
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--NOT USED

--NOT USED

--NOT USED

--NOT USED
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LOW WALL

EGRESS
LADDER

GUARDRAIL +42"

GATE +42"

LIGHT
WELL

TYP.MAINTAIN CONSISTENT
WIDTH FOR ENTIRE RUN

WINDER TREAD DIMENSIONS
-TYP. AT ALL LEVELS- AS OCCURS

MAX.
-1 1/2"

M
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TYP.TYP.

16T @ 11" EA.
17R @ 6.5" EA.

17T @ 11" EA.
18R @ 6.5" EA.

MAX.
-1/4"

REQUIRED LANDING OF
36" IN THE DIRECTION 
OF TRAVEL

D E C K

PLANTER

TV ABV
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T

T



TV ABV

SECOND FLOOR PLAN

WALL LEGEND
NOTE: VERIFY OVERALL DIMENSIONS PRIOR TO STARTING WORK.

NOTIFY ARCHITECT IMMEDIATELY SHOULD THERE BE ANY DISCREPANCY.

ALL INTERIOR DIMENSIONS SHOWN ARE TO FACE OF STUD  U.N.O.

ALL EXTERIOR DIMENSIONS SHOWN ARE TO EXT. FACE OF STUD  U.N.O.

OVERALL EXTERIOR DIMENSIONS ARE TO EXT. FACE OF SHTG / FOOTING AS INDICATED

NEW INTERIOR 2x4 STUD WALL FRAMING AT 16"o.c. U.N.O.

-SEE STRUCTURAL DRAWINGS.

-5/8" GYPSUM BOARD INTERIOR WALLS, SMOOTH FINISH

-PROVIDE, AT MOIST AREAS, WATER RESISTANT "GREEN"

GYPSUM BOARD -GREEN BOARD NOT ACCEPTABLE IN

SHOWERS OR TUB SURROUNDS.

PROVIDE 5/8" TYPE "X" GYPSUM BOARD AT GARAGE TO

HOUSE.

PROVIDE WATERPROOF MEMBRANE "BUILDING PAPER" BELOW

ALL EXTERIOR WALL FINISHES.

2x FRAMING AT 16"o.c. -SEE STRUCTURAL.

PROVIDE 8" WOOD TO EARTH SEPARATION OR PRESSURE

TREATED WOOD.

WOOD LOCATED ON CONCRETE SLAB SHALL BE PRESSURE

TREATED.
NEW EXTERIOR 2x4 STUD WALL FRAMING AT 16"o.c. U.N.O.

EXTERIOR WALLS (WITH WOOD SIDING) TO HAVE 1/2"

PLYWOOD AT EXTERIOR SIDE. PROVIDE TWO LAYERS GRADE D

PAPER OVER ALL WOOD BASE SHEATHING. 1" SHOWN FOR

EXTERIOR FINISH -SEE STRUCT. DWGS

EXTERIOR WALLS (WITH EXTERIOR PLASTER) TO HAVE WOOD

STRIP FURRING AT EXTERIOR SIDE. PROVIDE TWO LAYERS

GRADE D PAPER OVER ALL WOOD BASE SHEATHING. 1"

SHOWN FOR EXTERIOR FINISH -SEE STRUCT. DWGS

NEW 2x6 STUD WALL FRAMING AT 16"o.c. U.N.O. -SEE

NOTES ABOVE.

NEW 2x8 STUD WALL FRAMING AT 16"o.c. U.N.O. -SEE

NOTES ABOVE.

NEW 2x10 STUD WALL FRAMING AT 16"o.c. U.N.O. -SEE

NOTES ABOVE.

CONCRETE BLOCK WALL

..
..

..
..

SCALE:

START DATE:

SHEET

REVISIONS:

Ren. 7/31/17

No. C 22162

1/3/17

1/4" - 1'-0"
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LIGHT & VENTILATION
NET GLAZING SHALL BE 8% OF THE FLOOR AREA CRC R303.1

NET VENTILATION SHALL BE 4% OF THE FLOOR AREA

M. BEDROOM 28.32 S.F. WNDW AREA REQ'D 137 S.F. PROVIDED

354 S.F. 14.16 OPERABLE WNDW AREA REQ'D 45 S.F. PROVIDED

BEDROOM 2 16.64 S.F. WNDW AREA REQ'D 26 S.F. PROVIDED

208 S.F. 8.32 OPERABLE WNDW AREA REQ'D 26 S.F. PROVIDED

BEDROOM 3 13.84 S.F. WNDW AREA REQ'D 26 S.F. PROVIDED

173 S.F. 6.92 OPERABLE WNDW AREA REQ'D 26 S.F. PROVIDED

BEDROOM 4 15.68 S.F. WNDW AREA REQ'D 52 S.F. PROVIDED

196 S.F. 7.84 OPERABLE WNDW AREA REQ'D 52 S.F. PROVIDED

TV / SITTING 17.76 S.F. WNDW AREA REQ'D 45 S.F. PROVIDED

222 S.F. 8.88 OPERABLE WNDW AREA REQ'D 23 S.F. PROVIDED

KEY NOTES -FLOOR PLAN
2x6 WOOD FRAMING AT 16"o.c. PER C.R.C. w/

INTERIOR WALL -5/8" GYPSUM BOARD, SMOOTH FINISH

EXTERIOR WALL -7/8" EXTERIOR PLASTER o/METAL LATH o/BUILDING PAPER.

PTDF SILL PLATE AT CONCRETE SLAB

INSULATION PER T-24 SHEEET. R-13 F.G. BATT INSULATION AT 2x4 WALLS.

INSULATION THROUGHOUT ALL INTERIOR WALLS AND FLOOR

PLUMBING WALL, AS OCCURS
2x4 WOOD FRAMING AT 16"o.c. PER C.R.C. -SEE NOTE 1 ABOVE.

1

2

4

5

6

7

PLUMBING FIXTURES AS SELECTED BY OWNER OR ARCHITECT.

1.28 GALLONG PER FLUSH W/C -SEE PLUMBING SYMBOLS -A-1.1

30"x30" ATTIC ACCESS WITH 30" MINIMUM HEADROOM ABOVE CEILING

TEMPERED GLASS SHOWER ENCLOSURE AND DOOR TO 6'-0" ABOVE THE

DRAIN. DOOR SHALL SWING OUT. PROVIDE 22" MINIMUM WIDE DOOR. NET

AREA OF SHOWER ENCLOSURE SHALL NOT BE LESS THAN 1,024 SQ. INCH

(7.1 SQ. FT.) OF FLOOR AREA, AND A MINIMUM OF 30 INCHES DIAMETER

CIRCLE.

TUB / SHOWER OR SHOWER SURROUND WITH CERAMIC TILE WALLS "MUDSET"

WITH CEMENT PLASTER BACKING o/ WATERPROOF (W/P) MEMBRANE TO +72"

MIN. ABOVE THE DRAIN PER TILE COUNCIL OF NORTH AMERICA. INSTALL W/P

PER ICC ESR-1058. SHOWER HEAD AT +80" A.F.F.  DOOR SHALL SWING OUT.

PROVIDE 22" MINIMUM WIDE DOOR. PROVIDE BID FOR ONE SOAP NICHE

MINIMUM 18" HIGH 13" WIDE - LOCATION TO BE VERIFIED IN FIELD.

8

9

10

11

13

14

12

TANKLESS WATER HEATER. PROVIDE HORIZONTAL VENT TO OUTSIDE.

PROVIDE P & T VALVE WITH DRAIN TO OUTSIDE. EARTQUAKE STRAP. WHEN

USING (2) WATER HEATERS, PROVIDE VALVE TO ISOLATE WATER HEATERS.

VENT SHALL BE TERMINATED ABOVE THE ROOF LEVEL.

APPLIANCES PER OWNER -VENT (HOOD) THROUGH WALL LOCAL EXHAUST SYSTEM

VENTED TO OUTDOORS SHALL HAVE A MIN EXHAUST RATE OF 100  CFM

HARDWIRED SMOKE DETECTOR w/BATTERY BACKUP BATTERY OPERATED

SMOKE DETECTOR. CARBON MONOXIDE DETECTOR - HARDWIRED U.N.O -

LOCATE NEAR BEDROOMS & AWAY FROM GAS APPLIANCES AS PER

MANUF.'S RECOMMENDATIONS

PROVIDE RECEPTACLES AND LIGHTING PER CODE. LOCATIONS SHOWN FOR

CONCEPT ONLY. VERIFY WITH OWNER. SEE SHEET A-5 FOR ADD'L

INFORMATION.

CLOSET SHELF AND POLE -DOUBLE PER OWNER AND SHELVES

--NOT USED

FORCED AIR UNIT. PROVIDE GAS STUB.

SEE DETAIL FOR ADDITIONAL INFO:

4" DIAMETER DRYER VENT

VENT TO OUTSIDE AIR w/BACK DRAFT DAMPER

WASHER AND DRYER HOOKUP. LEVER FAUCETS

COLD WATER STUD-OUT AND SHUT OFF VALVE IN CABINET ADJACENT TO

REFRIGERATOR FOR ICE MAKER.

3" DIAMETER GALVANIZED STEEL PIPE POST. 36" HIGH.

SEE FOUNDATION PLAN. SEE DETAIL:

ENCLOSED ACCESSIBLE SPACE UNDER STAIRS SHALL HAVE WALLS,

UNDER-STAIR SURFACE AND ANY SOFFITS PROTECTED ON THE ENCLOSED

SIDE WITH 1/2-INCH (12.7 MM) GYPSUM BOARD. CRC R302.7

GARAGE DOOR WITH WEATHERSTRIPPING ALL AROUND.

AS SELECTED BY OWNER.

NEW STAIRS -SEE SYMBOLS -SHEET A-1.1

-WOOD HANDRAIL +36" A.F.F.

ALL STAIRWAYS SHALL HAVE AN ILLUMINATION LEVEL  OF NOT LESS THAN

1 FOOT CANDLE (11 LUX) AT THREADS AND LANDINGS. CRC R303.6

GUARD +42" A.F.F.

VELUX VS3055 DUAL-PANE SKYLIGHT WITH ELECTRICAL OPERATION.

INSTALL PER MANUFACTURER RECOMMENDATIONS

20 FT. CONTINUOUS #4 REBAR UFER GROUND IN FOOTING. STUB OUT 3"

ABOVE FINISH SURFACE. MAINTAIN 3 FT. CLEAR FROM FACE OF ELECTRICAL

PANEL TO ANY WALL SURFACE OR OBSTRUCTION.

DECK: TILE o/MORTAR BED o/ WATERPROOF MEMBRANE PER T.C.N.A.

RECOMMENDATIONS. 1/4" PER FOOT MINIMUM SLOPE. (DROP DECK SHT'G

2-1/2" FROM FLOOR SHT'G AT WALL EDGE TO ACCOMODATE FOR 1-1/2"

MORTAR BED AND TILE)

WATERPROOFING. SEE "WATERPROOF MEMBRANE" SPECIFICATION BELOW

TYPICAL INDICATES MIRADRAIN SHORING CONDITION SEE BELOW. FRENCH

DRAIN INDICATES TRADITIONAL SLOPE CUT BACK.

15

16

17

18

19

20

21

22

23

24

25

26

WHOLE HOUSE VENTILATION. (NEW CONST AND ADDITIONS >1,000 SF)

PROVIDE A WHOLE-BUILDING MECHANICAL VENTILATION SYSTEM IN

ACCORDANCE WITH THE FAN VENTILATION RATE (ASHRAE SEC. 4.1.1):

MECHANICAL VENTILATION MIN REQ'D.  1 CFM PER 100 SF CONDITIONED

FLOOR AREA PLUS 7.5 CFM FOR EA. OCCUPANT BEDROOM +1.  WHOLE

BUILDING VENTILATION SHALL BE PROVIDED BY EXHAUST AIR, SUPPLY AIR

OR COMBINED. NATURAL VENTILATION THROUGH DOORS/WINDOWS OR

CONTINUOUS OPERATION OF FORCED AIR SYSTEM AIR HANDLERS USED IN

CENTRAL FAN INTEGRATED VENTILATIONS SYSTEMS ARE NOT A

PERMISSIBLE METHODS OF PROVIDING WHOLE-BUILDING VENTILATION.

BEES 150(o), EXC.. 5 TO 152(A) & ASHRAE STD. 62.2

PROVIDE: (7039 / 100 CFM PER SF) + (6 X 7.5 CFM) = 115.39 CFM MIN.

EXHAUST FAN, 1 SONE PERMANENTLY ON WITH A NOTE ON THE SWITCH

STATING "VENTILATION CONTROL" "CONTINUOUS OPERATION REQUIRED

WHEN THE HOUSE IS IN USE." SEE SECOND FLOOR PLAN FOR WHOLE HOUSE

VENTILATION FAN. PROVIDE BROAN QTXE80 FAN.

27

PREMANUFACTURED GAS BURNING FIREPLACE.

-PROVIDE CLEARANCE TO COMBUSTIBLES PER MANUFACTURER AND CODE.

-INSTALL PER MANUFACTURERS INSTALLATION SPECIFICATIONS.

-CONTRACTOR TO PROVIDE FIELD INSPECTOR WITH COPY OF LISTING BY

APPROVED LISTING AGENCY (ICC-ES, WARNOCK-HERSHEY, INTERTEK)

-ECHELON. CSA LISTED AND TESTED UNDER:

ANSI Z21.88-2009 / CSA 2.33-2009 STANDARDS.

28

AT KITCHEN VENT. HOOD, LOCAL EXHAUST SYSTEM VENTED TO OUTDOORS

SHALL HAVE A MINIMUM EXHAUST RATE OF 100 CFM. BEES 150(o), EXC. 5

TO 152(a) & ASHRAE STD. 62.2. SEE FIRST FLOOR PLAN FOR KITCHEN VENT.

HOOD.

27a

WINDOW SCHEDULE

DOOR SCHEDULE

1. ALL NEW DOORS WILL BE TO MATCH EXISTING. AS APPROVED BY OWNER.

2. VERIFY ALL SIZES WITH ARCHITECT PRIOR TO ORDERING.

3. ALL GLASS SHALL BE LOW E.

4. FENESTRATIONS WITH "U" FACTOR LOWER THAN DEFAULT VALUE MUST HAVE PERMANENT LABEL. OTHER FENESTRATIONS MAY HAVE A FACTORY REMOVABLE LABEL.

5. THE CONTRACTOR SHALL PROVIDE AND INSTALL CORROSION RESISTANT PANS BELOW ALL EXTERIOR DOORS. INCLUDE PROTECTION TO PREVENT ELECTROLYSIS BETWEEN DISSIMILAR METALS.

GENERAL NOTES
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EGRESS WINDOW:

20" MIN. WIDTH, 36" MIN. HEIGHT, 5.7 SQ. FT.

MIN. OPEN AREA, 44" MAX. SILL FROM FINISH

FLOOR. CONTACT ARCHITECT IMMEDIATELY

SHOULD THERE BE ANY CONFLICT IN THESE

REQUIREMENTS. THANK YOU.

TEMPERED GLASS:

VERIFY WITH SCHEDULE. SAFETY GLASS IN

HAZARDOUS LOCATION SHALL BE TEMPERED,

LAMINATED OR WIRE GLASS.

GLASS TO BE ETCH MARKED.

FINISH:

A.

B. NEW ALUMINUM CLAD WOOD WINDOW. COLOR

PER SPECIFICATION ON SHEET A-3. PROVIDE

INSECT SCREEN AT ALL OPENINGS.

NOTES:

1.

2. MULL" WINDOWS TOGETHER AT FACTORY

3. PROVIDE OBSCURE GLASS.

FINISH

NOTES

6 32 S1
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5
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3'-0"x6'-0"

B
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18 W

A
1

FINISH

NOTES

A
1

9'-0"3'-6"

.

D

E

F

Q

NOTES CAUTION:

THE GENERAL CONTRACTOR MUST CONTACT

THE OWNER AND ARCHITECT (WITH 48HRS

NOTICE) FOR A MEETING WITH THE WINDOW

SUPPLIER TO VERIFY EVERY WINDOW AND

DOOR PRIOR TO ORDERING. OWNER SIGNED

APPROVAL MUST BE OBTAINED PRIOR TO

ORDERING. FAILURE TO DO THIS WILL PLACE

ALL RESPONSIBILITY FOR THE WINDOW ORDER

ON THE CONTRACTOR.

R

S

5'-10"x6'-0"

5'-10"x6'-0"

3'-0"x5'-0"

3'-0"x5'-0"

3'-0"x4'-6"

3'-0"x5'-0"

2'-6"x3'-0"

2'-6"x5'-0"

2'-0"x3'-0"

3'-0"x6'-0"

3'-0"x6'-0"

3'-0"x5'-0"

2'-8"x4'-6"

2'-6"x5'-0"

OA INDICATES OVERALL DIM.

WINDOW SIZE INDICATES

FRAME SIZE, NOT R.O.

VERIFY INCREASE SIZE FOR

R.O.

8'-0"25'-0"

9'-0" 1 3/4" S.C.2'-8"

8'-0"3'-0"

8'-0"2'-8"

7'-6"6'-0"

8'-0"2'-6"

8'-0"2'-10"

8'-0"3'-0"

8'-0"4'-0"

8'-0"3'-0"

5'-0"3'-0"

T

E

A DOOR ALARM

ALL DOORS FROM HOUSE TO POOL YARD MUST

BE EQUIPPED WITH AN ALARM PER CBC

3109.4.4.2.
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42 W
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15 N

15 N

14 N

15 E

8 S

13 S

6 S

18 S

18 W

15 W

12 N

13 W

13 6'-8"2'-10"

FINISH:

A.

B. PAINT NEW DOOR. PROVIDE EMTEK OR EQUAL

DOOR HARDWARE. STYLE AND FINISH TO BE

SELECTED PRIOR TO ORDERING.

C. FACTORY FINISH

NOTES:

1. VERIFY HEIGHT IN FIELD.

2. FIBERGLASS DOOR.

3. PATIO / FRENCH DOORS TO MATCH WINDOW

MANUFACTURER.

4. FIRE-RATED DOOR: SEE "F" NOTE BELOW

5. ALL DOOR FROM HOUSE TO POOLYARD MUST

BE EQUIPPED WITH AN ALARM

6. FRONT DOOR, PER OWNER.

7. LOUVERED DOOR FOR MAKE-UP AIR TO

LAUNDRY ROOM, AND TO PROVIDE AIR TO THE

WHOLE HOUSE EXHAUST FAN. PROVIDE 100 SQ.

IN. MIN.

8. GARAGE DOOR, VERIFY SIZE WITH CIVIL PRIOR

TO ORDERING

9. ELEVATOR DOOR, PER MANUFACTURER.

EGRESS DOOR:

32" MIN. WIDTH, 78" MIN. HEIGHT, WITH THE

DOOR OPEN 90 DEGREES. CONTACT ARCHITECT

IMMEDIATELY SHOULD THERE BE ANY CONFLICT

IN THESE REQUIREMENTS. THANK YOU.

TEMPERED GLASS:

VERIFY WITH SCHEDULE. SAFETY GLASS IN

HAZARDOUS LOCATION SHALL BE TEMPERED,

LAMINATED OR WIRE GLASS.

GLASS TO BE ETCH MARKED.

T

E

FIRE-RATED DOOR: FOR RESIDENTIAL PROJECTS:

DOORS AND FRAMES FROM 1-HOUR RATED

GARAGE TO HOUSE WALLS SHALL BE RATED NO

LESS THAN 20 MINUTE SMOKE CONTROL

ASSEMBLY. (THE SEPARATION MAY BE LIMITED

TO THE INSTALLATION OF MATERIALS APPROVED

FOR 1-HOUR FIRE RESISTIVE CONSTRUCTION ON

THE GARAGE SIDE AND A SELF CLOSING, TIGHT

FITTING, 1-3/8" SOLID CORE WOOD DOOR, STEEL

HONEYCOMB-CORE DOOR, OR A DOOR HAVING A

FIRE PROTECTION RATING OF NOT LESS THAN 20

MINUTES IS PERMITTED IN LIEU OF 1-HOUR

ASSEMBLY. DOORS SHALL BE SELF CLOSING

AND LATCHING. PER CRC R302.5.1
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16 8'-0"2'-10"

17 6'-8"3'-0"
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GENERAL CONTRACTOR AND WINDOW SUPPLIER SHALL

VERIFY COMPLIANCE WITH THE FOLLOWING PRIOR TO

ORDERING WINDOWS:

1. IN R-3 OCCUPANCY, PROVIDE EMERGENCY EGRESS

FROM SLEEPING ROOMS PER CRC R310. MINIMUM

AREA: 5.7 SQ. FT. (MINIMUM AREA: 5.0 SQ. FT. AT

GRADE LEVEL), MINIMUM WIDTH: 20", MINIMUM

HEIGHT: 24", MAXIMUM SILL HEIGHT TO BE 44". THERE

SHALL BE CLEAR ACCESS FROM EMERGENCY ESCAPE

OPENING TO A PUBLIC WAY.

2. ALL GLASS WITHIN 18 INCHES OF WALKING SURFACE

SHALL BE FULLY TEMPERED. ALL GLASS WITHIN 24" OF

EITHER VERTICAL EDGE OF A DOOR IN ITS CLOSED

POSITION SHALL BE FULLY TEMPERED. ALL TEMPERED

GLASS TO BE ETCH MARKED.

3. ALL WINDOWS SHALL COMPLY WITH ANSI-S-134.1. ALL

DOORS SHALL COMPLY WITH ANSI-S-134.2 - 1972.

4. ALL GLASS SHALL COMPLY WITH APPLICABLE FEDERAL

CONSUMER SAFETY LAWS.

5. VERIFY ALL WINDOWS WITH ELEVATIONS PRIOR TO

ORDERING

6. ALL GLASS SHALL BE LOW E.

7. FENESTRATIONS WITH "U" FACTOR LOWER THAN

DEFAULT VALUE MUST HAVE PERMANENT LABEL.

OTHER FENESTRATIONS MAY HAVE A FACTORY

REMOVABLE LABEL.

8. IN R-3 OCCUPANCY, WHERE THE OPENING OF THE SILL

PORTION OF AN OPERABLE WINDOW IS LOCATED MORE

THAN 72" ABOVE THE FINISHED GRADE OR OTHER

SURFACE BELOW, THE CLEAR OPENING MUST BE A MIN.

24" ABOVE THE FINISH FLOOR PER CRC R612.2.

MINIMUM EGRESS WINDOW SIZES:

CASEMENT: 2'-6"x4'-0" MIN.

SINGLE/DOUBLE HUNG: 3'-0"x5'-0" MIN.

-IF WINDOWS ARE SMALLER IN ANY DIRECTION, VERIFY

EGRESS WITH MANUFACTURER.

-IF USING ABC WINDOW COMPANY DV775 DELUXE VINYL

SINGLE HUNG WINDOWS, SEE ARCHITECT BEFORE

ORDERING.

GENERAL NOTES
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SQUARE FOOTAGE
FOR SQUARE FOOTAGES, SEE "PROJECT DATA" ON SHEET A-1.

T V   /   S I T T I N G
CLG: 8'-7 1/2"

TV

FAU

SEAT

SEAT

F.SHTG: 118.77

DN

DN

1R @ 7.5" EA.

UP

4R @ 6.99" EA.
3T @ 11" EA.

ELEVATOR

TV

TV

TV

FAU

S E C O N D   F L O O R   T E R R A C E

M .   C L O S E T
CLG: 8'-7 1/2"

M .   B A T H
CLG: 8'-7 1/2"

M .   B E D R O O M
CLG: 8'-7 1/2"

B E D R O O M   4
CLG: 8'-7 1/2"

W . I . C .
CLG: 8'-7 1/2"

B A T H   4
CLG: 8'-7 1/2" B A T H   3

CLG: 8'-7 1/2"

B E D R O O M   3
CLG: 8'-7 1/2"

B E D R O O M   2
CLG: 8'-7 1/2"

B A T H   2
CLG: 8'-7 1/2"

W . I . C .
CLG: 8'-7 1/2"

W . I . C .
CLG: 8'-7 1/2"

SOFFIT: 7'-7 1/2"

S
O
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: 
7

'-7
 1

/2
"

CLG: 8'-7 1/2"F.SHTG: 118.14

SOFFIT: 7'-7 1/2"SOFFIT: 7'-7 1/2"

OPEN TO BELOW

L A U N D R Y
CLG: 8'-7 1/2"

WASHDRY

1

1

1

1

2

2

2

2

2

2

3 5/8" TYPE "X" GYPSUM BOARD AT WALLS THROUGHOUT GARAGE TO HOUSE.

5/8" TYPE "X" GYPSUM BOARD AT CEILING. (PROVIDE 2 LAYERS 5/8" TYPE

"X" GYPSUM BOARD AT CEILING WHEN TRUSS JOISTS ARE USED.) --NOT USED

4

4

4
4

4
4

44

6

7

6

7

6

7

6

7

6

7

7

--NOT USED

--NOT USED

9

--NOT USED
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10

11
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11 11

11

12
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14

14

--NOT USED

--NOT USED

--NOT USED

22

--NOT USED

--NOT USED

25

--NOT USED

WHOLE
HOUSE
FAN

28

--NOT USED
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+7.2"

HANDRAIL +36"

FOR TERRACE SLOPES, SEE ROOF PLAN.
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TYP.TYP.

17T @ 11" EA.
18R @ 6.5" EA.
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103.43 F.SLAB. . . . . . .

23.99 . . . . . . . . . 

+ .33 . . . . . . . . .

127.75 . . . . . . . . . 

-104.73 AVG. N.G. . . . . .

23.02 ABV AVG N.G. . . . . 

FINISH SLAB

SHEATHING HEIGHT ABOVE FINISH SLAB

ROOF MATERIAL THICKNESS

TOTAL ROOF HEGHT ABOVE FINISH SLAB

AVERAGE NATURAL GRADE (SEE CALCULATION BELOW)

TOTAL ROOF HEIGHT ABOVE AVERAGE NATURAL GRADE

RIDGE. . . . . . . . . . ROOF LOCATION

SEE "MATERIALS SPECIFICATIONS" AT SHEET A-3 FOR ROOFING MATERIAL

(EXAMPLE NUMBERS BELOW. SEE PLAN FOR ACTUAL HEIGHTS)

NOTE:

NOT REQUIRED, PER C.N.B. POLICY NO. 1505.3

KEY NOTES -ROOF PLAN
LINE OF WALL BELOW

NEW ROOFING o/30# FELT o/ROOF SHEATHING

-SEE MATERIAL SPECIFICATIONS, SHEET A-3

1

2

3

4

5

6

7

EXTERIOR PLASTER o/METAL LATH o/BUILDING PAPER

STUCCO FINISH AS INDICATED ON ELEVATIONS

BITUTHENE WATERPROOF MEMBRANE UNDER BUILDING PAPER

ON HORIZONTAL (OR NOT VERTICAL) PLASTER PLANES --NOT USED

WOOD FASCIA

-PAINT

CORROSION RESISTANT SHEET METAL GUTTER AND DOWNSPOUT

DECORATIVE ATTIC VENTILATION -SEE LEGEND A-1

-SEE DETAILS --NOT USED

DECORATIVE CHIMNEY CAP AND SPARK ARRESTOR PER MANUFACTURER

RECOMMENDATIONS. SEE A-1 FOR CITY HEIGHT REQUIREMENTS.

8 CORROSION RESISTANT SADDLE FLASHING

INSTALL PER SMACNA RECOMMENDATIONS -PAINT

9

ROOFING

ROOF VENT

REQUIRED ROOF VENTILATION

ROOF HEIGHT LEGEND

CHIMNEY (AND CHIMNEY CAPS, ETC.) HEIGHTS PERMITTED ONLY AS

REQUIRED BY C.R.C. OR MANUFACTURER SPECIFICATIONS PLUS

ADDITIONAL 12" MAXIMUM FOR CAP/SPARK ARRESTOR.

THE PORTION THAT EXCEEDS THE C.B.C./C.R.C. MINIMUM IS LIMITED NOT

ONLY TO 12 INCHES IN HEIGHT BUT ALSO TO 2 FEET BY 4 FEET IN WIDTH

AND DEPTH (N.B.M.C.)

CHIMNEY

REQUIRED ROOF VENTILATION -SEE CALC'S

ROOF VENT(S) O'HAGIN'S TAPERED ROOF VENT 72.00 SQ. IN. F.A.M.

LOUVER: GALV. STEEL -PAINT TO MATCH ROOFING. BACKED WITH 1/4"

MESH GALV. WIRE CLOTH

ROOF VENT(S) (O'HAGIN'S TEMPERED FLAT OR EQUAL)

REQUIRED ROOF VENTILATION -SEE CALCULATIONS BELOW.

ROOF VENT: CORROSION REISTANT METAL -PAINT TO MATCH ROOFING

BACKED WITH 1/4" MESH GALV. WIRE CLOTH. 1/8" MINIMUM OPENINGS.

--NOT USED

CORROSION RESISTANT SHEET MTL

D.D.

+2"
OVERFLOW

DECK DRAIN OVERFLOW, TO BE PIPED SEPARATELY FROM

DECK DRAIN. SEE DETAIL 16/D2

LEGEND

DECK DRAIN. SEE DETAIL 17/D2 & 19/D2

ROOF VENT. SEE KEYNOTE 9, THIS SHEET.

D.S.
GUTTER AND DOWNSPOUT

WHERE INDICATED ON THE DRAWINGS AS "CORROSION RESISTANT SHEET METAL"

THE CONTRACTOR SHALL PROVIDE GALV STEEL OR CORROSION RESISTANT

FLASHING. PROVIDE BACKPRIME AT DISSIMILAR METALS, INSTALL PER S.M.A.C.N.A.

NOTE:
ALL EAVE DIMENSIONS
ARE TO FACE OF STUD -TYP.
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SITE SLOPE CALCULATION
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D.S.D.S.D.S.

D.S.D.S.

1 TYP.
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FRONT ELEVATION

F.SHTG: 105.88

WNDW HD

PLATE
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F.SHTG: 118.14

PLATE

WNDW HD

RID
GE

12
9.

00

10
5.

06
N.G

.

RID
GE

12
8.

07

10
4.

39
N.G

.

RID
GE

12
8.

82

10
4.

99
N.G
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GUARD
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1 TYP.

2

ROOFING -TYP.

3

EXTERIOR
PLASTER -TYP.

3

EXTERIOR
PLASTER -TYP.

F.SHTG: 110.75

WNDW HD

PLATE

F.SLAB: 98.75 (BEYOND)

PLATE

DECK SURFACE
BEYOND

STONE -TYP.

10

STONE -TYP.

10

4

FASCIA -TYP.

3B

ENTRY CEILING)
(AT UNDERSIDE OF
WOOD TRIM -TYP.

3B

EAVES -TYP.)
(AT UNDERSIDE OF
WOOD TRIM -TYP.3A

METAL TRIM -TYP.

3A

METAL TRIM -TYP.

EXT. DOORS-TYP.

5

8 GUARD -TYP.

9

12
3/8

12
3/8

LINE OF ROOFING MATERIAL
(SHOWN LIGHT, DASHED LINE -TYP.)

11

DOWNSPOUTS/
GUTTERS -TYP.

METAL -MATCH FASCIA

GARAGE
DOOR

P
R

O
P

ER
TY

 L
IN

E

8

GUARD -TYP.

EAVE
-TYP.

DOOR
HD -TYP.

DOOR
SILL -TYP.

OVERFLOW SCUPPER
THROUGH WALL. +2"

THE PORTION THAT EXCEEDS THE C.R.C. MINIMUM IS

LIMITED NOT ONLY TO 12 INCHES IN HEIGHT BUT

ALSO TO 2 FEET BY 4 FEET IN WIDTH AND DEPTH.

-TYPI CAL AT ALL CHIMNEYS

104.40

N.G
.

103.80

N.G
.

GRADE PLANE OF "5 POINTS"
SEE A-2.4 FOR N.G. CALC'S

GRADE PLANE OF "5 POINTS"
SEE A-2.4 FOR N.G. CALC'S

(BEYOND)

NOTE:

HEIGHT CERTIFICATION IS REQUIRED.
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EXTERIOR
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3
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WNDW HD

PLATE

(AT OFFICE & ENTRY)

F.SHTG: 118.14

PLATE

WNDW HD

WNDW HD

PLATE

PLATE

WNDW HD

F.SHTG: 108.42

F.SHTG: 118.77

F.SHTG: 107.42 (GUEST BED)

WNDW HD

PLATE

PLATE

F.SLAB: 97.75

10

STONE -TYP.

FASCIA -TYP.

4
3B

EAVES -TYP.)
(AT UNDERSIDE OF
WOOD TRIM -TYP.

5

WINDOWS -TYP.

DOOR
ENTRY

9

LINE OF ROOFING MATERIAL
(SHOWN LIGHT, DASHED LINE -TYP.)

11

DOWNSPOUTS/
GUTTERS -TYP.

STONE -TYP.

10

7

D.S.D.S.
D.S.

WNDW
HD -TYP.

WNDW
SILL -TYP.

WNDW
HD

WNDW
SILL

DOOR
HD  (BEYOND)

DOOR
THRESH. (BEYOND)

EAVE
-TYP.
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11
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GUTTERS -TYP.

105.08N.G.

103.80
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.

104.93N.G.

104.92N.G.

104.98N.G.

GRADE PLANE OF "5 POINTS"
SEE A-2.4 FOR N.G. CALC'S

GRADE PLANE OF "5 POINTS"
SEE A-2.4 FOR N.G. CALC'S

NOTE:

HEIGHT CERTIFICATION IS REQUIRED.
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WNDW HD

PLATE

PLATE

WNDW HD

F.SHTG: 118.77

F.SHTG: 108.42

PLATE

F.SLAB: 97.75

F.SHTG: 110.75

WNDW HD

PLATE

F.SLAB: 98.75 (BEYOND)

PLATE

DECK SURFACE
BEYOND

10

STONE -TYP.

4

FASCIA -TYP.
3B

EAVES -TYP.)
(AT UNDERSIDE OF
WOOD TRIM -TYP.

5

WINDOWS -TYP.

8

GUARD -TYP.

8

GUARD -TYP.

9

12
3/8

12
3/8

LINE OF ROOFING MATERIAL
(SHOWN LIGHT, DASHED LINE -TYP.)

11

DOWNSPOUTS/
GUTTERS -TYP.

10

STONE -TYP.

D.S. D.S.

EAVE
-TYP.

WNDW
HD -TYP.

WNDW
SILL -TYP.

LINES OF BASEMENT BELOW
-SHOWN LIGHT, DASHED LINES

OVERFLOW SCUPPER
THROUGH WALL. +2"

11

DOWNSPOUTS /
GUTTERS -TYP.

AT RIDGE

GRADE PLANE OF "5 POINTS"
SEE A-2.4 FOR N.G. CALC'S

NOTE:

HEIGHT CERTIFICATION IS REQUIRED.

REAR ELEVATION
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WNDW HD

PLATE

PLATE

WNDW HD

F.SHTG: 108.42

F.SHTG: 118.77

PLATE

10

STONE -TYP.

4

FASCIA -TYP.
3B

EAVES -TYP.)
(AT UNDERSIDE OF
WOOD TRIM -TYP.

WINDOWS -TYP.

5

5

EXTERIOR
DOORS -TYP.

8

GUARD -TYP.

12
3/812

3/8

LINE OF ROOFING MATERIAL
(SHOWN LIGHT, DASHED LINE -TYP.)

11

DOWNSPOUTS/
GUTTERS -TYP.

EAVE
-TYP.

WNDW
HD -TYP.

WNDW
SILL -TYP.

DOOR
HD

DOOR
THRESH.

104.98

105.46N.G.

N.G.

GRADE PLANE OF "5 POINTS"
SEE A-2.4 FOR N.G. CALC'SGRADE PLANE OF "5 POINTS"

SEE A-2.4 FOR N.G. CALC'S

NOTE:

HEIGHT CERTIFICATION IS REQUIRED.

KEY NOTES -ELEVATIONS
MAINTAIN FINISH SLAB TO FINISH GRADE OR FINISH SURFACE MIN.

CLEARANCES PER CRC R317. SLOPE FINISH GRADE OR FINISH SURFACE

AWAY FROM BUILDING. SEE DETAIL

NEW ROOFING o/30# FELT o/ROOF SHEATHING

-SEE MATERIAL & COLORS LEGEND, THIS SHEET

1

2

3

4

5

6

7

EXTERIOR PLASTER o/METAL LATH o/BUILDING PAPER

STUCCO STEEL TROWEL FINISH -TYP.

-SEE MATERIAL & COLORS LEGEND, THIS SHEET.

2 LAYER GRADE D PAPER (FELT) o/PLYWOOD SHEAR WALLS.

FASCIA.

-SEE MATERIAL & COLORS LEGEND, THIS SHEET

DOORS AND WINDOWS -TYP.

-SEE MATERIAL & COLORS LEGEND, THIS SHEET

DECORATIVE ATTIC VENTILATION -SEE ROOF PLAN --NOT USED

HANDRAIL +36" ABOVE ADJACENT SURFACE

PICKETS -MAX. SPACE 3-7/8" BETWEEN

8 GUARDRAIL +42" ABOVE ADJACENT SURFACE

PICKETS -MAX. SPACE 3-7/8" BETWEEN

9 DECORATIVE CHIMNEY CAP -AS SELECTED BY ARCHITECT

AMERICAN CHIMNEY SHROUD #S11 -CORROSION RESIST. SHEET METAL.

(949) 364-5118

10 STONE 1 1/2" MAX. THICKNESS

-SEE MATERIAL & COLORS LEGEND, THIS SHEET

11 CONNECT DOWNSPOUTS TO SUBDRAIN SYSTEM

-SEE CIVIL PLANS

GENERAL NOTES -ELEVATIONS
1. PROVIDE ADDRESS ON BUILDING PER N.B.M.C. 13.12.210

2. SEE ROOF PLAN SHEET FOR ROOF VENTILATION CALCULATIONS.

MATERIAL SPECIFICATIONS

ROOFING

WHERE "GARAGE DOOR" IS INDICATED ON THE DRAWINGS PROVIDE:

STAIN GRADE

SEE MATERIAL AND COLORS LEGEND, THIS SHEET

GARAGE DOOR

WHERE "EXTERIOR PLASTER" IS INDICATED ON THE DRAWINGS PROVIDE:

EXTERIOR PLASTER o/METAL LATH o/BLDG PAPER

STEEL TROWEL FINISH

- UNLESS NOTED OTHERWISE.

PROVIDE CORROSION RESISTANT WEEP/DRIP SCREEDS, AND CORNER

BEADS AT ALL LOCATIONS PER PLASTER INSTITUTE STANDARDS.

PROVIDE MESH IN FINISH COAT WHERE STEEL TROWEL FINISH IS USED.

MERLEX INTEGRAL COLOR COAT

COLOR: SEE MATERIAL AND COLORS LEGEND, THIS SHEET

AS SELECTED BY ARCHITECT AND APPROVED BY NEIGHBORHOOD

ASSOCIATION.  PROVIDE COLOR SAMPLE PRIOR TO INSTALLATION.

EXTERIOR PLASTER

WHERE "WINDOWS" IS INDICATED ON THE DRAWINGS PROVIDE

WINDOWS AND DOORS:

ALUMINUM

SEE MATERIAL AND COLORS LEGEND, THIS SHEET

WINDOWS

WHERE "WOOD TRIM" IS INDICATED ON THE DRAWINGS PROVIDE:

FOR PAINTED WOOD TRIM PROVIDE TREATED MATERIAL.

SEE MATERIAL AND COLORS LEGEND, THIS SHEET

WOOD TRIM

3B WOOD TRIM. PROVIDE TREATED WOOD

-SEE MATERIAL & COLORS LEGEND, THIS SHEET

MATERIAL CALLOUT

-SEE MATERIALS AND COLORS LEGEND -THIS SHEET

WHERE "ROOFING" IS INDICATED ON THE DRAWINGS PROVIDE:

CLASS A CAP SHEET ROOFING BY: GAF MATERIALS CORPORATION.

SPEC T-MA OR FA-T-I-80   ICC ESR-1597

DECK:  ONE LAYER 1 /4" DENS-DECK PRIME ROOF BOARD. ATTACH PER

MANUF.

EVERGUARD TPO 80 MIL ASTM D-6878

DRILLTEC HD FASTENERS PER GAF

EVERGUARD TPO BONDING ADHESIVE

CONTACT:

ARCHITECTURAL INFORMATION SERVICES

P.O. BOX 2845

PORT ARTHUR, TX  77643

1-800-522-9224, EXT. 1410

COLOR: SEE MATERIAL AND COLORS LEGEND, THIS SHEET

3A METAL TRIM.

-SEE MATERIAL & COLORS LEGEND, THIS SHEET

1

2

3

4

5

6

8

9

10

11

12

13

14

15

NO. ITEM MATERIAL MANUFACTURER NAME

COLOR

NUMBER

COLOR
COMMENTS

ROOF

WALLS -STONE

WALLS -ACCENT

FASCIA

WOOD TRIM

GARAGE DOOR

ENTRY DOOR

EXTERIOR DOORS

GUTTERS

GARDEN WALLS

FRONT GATES

DRIVEWAY

16

WALLS -FIELD

7 WINDOWS

MATERIAL AND COLORS LEGEND FOR BUILDING AND HARDSCAPE

45 MIL TPO MEMBRANE

DIMENSIONAL LIMESTONE

N/A

....

PAINT GRADE WOOD

GLASS AND WOOD

SEE (7) WINDOWS

GALV. ALUMINUM

N/A

WOOD

COLORED CONCRETE

EXTERIOR PLASTER

ALUMINUM

EVER GUARD

....

BEHR

RANCH HOUSE DOORS

FORET DOORS

....

....

....

RANCH HOUSE DOORS

DAVIS COLORS

MERLEX

ENERGY GRAY

SONOMA WHITE

....

COFFEE

MATCH (6) WOOD

MATCH (7) WINDOWS

....

SILVERSMOKE

....

....

....

....

ST-103

....

S004-2

....

....

....

....

8084

P-100

....

....

....

....

RHD 705

....

....

....

RHD 915

....

....

....

1B DESERTCRETE CMFPS DESERT BRAND BUCKSKIN .... ....

TRIM

WALLS -CAP PRECAST CONCRETE

HARDSCAPE N/A

SECOND FLOOR
TERRACE

PACIFIC STONE DESIGN #30 ........

6A METAL TRIM CORROSION RESIST. METAL .... .... ....MATCH (7) WINDOWS

THOMPSON BUILDING
MATERIALS (SUPPLIER)

MATCH (6) WOOD
TRIM

.... ....

MATCH (6) WOOD
TRIM

SIERRA PACIFIC MEDIUM BRONZE

CORROSION RESIST. METAL .... ....MATCH (7) WINDOWS

SALADO STONE

WHERE "STONE" IS INDICATED ON THE DRAWINGS PROVIDE:

STONE

C.R.C. R703.7 Stone and masonry veneer, general. Stone masonry veneer shall be

installed in accordance with this chapter, Table R703.4 and Figure R703.7. These

veneers installed over a backing of wood or cold-formed steel shall be limited to the

first story above-grade and shall not exceed 5 inches (127mm) in thickness.

Exceptions:

1. for all buildings in Seismic Design Categories A, B and C, exterior stone or masonry

veneer, as specified in Table R703.7(1), with a backing of wood or steel framing shall

be permitted to the height specified in Table R703.7(1) above a noncombustible

foundation.

2. For detached one- or two-family dwellings in Seismic Design Categories D0, D1 and

D2, exterior stone masonry veneer, as specified in Table R703.7(2), with a backing of

wood framing shall be permitted to the height specified in Table R703.7(2) above a

noncombustilbe foundation.

R703.7.2 Exterior veneer support. Except in Seismic Design Categories D0, D1 and D2,

exterior masonry veneers having an installed weight of 40 pounds per square foot (195

kg/m²) or less shall be permitted to be supported on wood or cold-formed steel

construction. When masonry veneer supported on wood or cold-formed steel

construction adjoins masonry veneer supported by the foundation, there shall be a

movement joint between the veneer supported by the wood or cold-formed steel

construction and the veneer supported by the foundation. The wood or cold-formed

steel construction supporting the masonry veneer shall be designed to limit the

deflection to 1/600 of the span for the supporting members. The design of the wood or

cold-formed steel construction shall consider the weight of the veneer and any other

loads.

R703.7.2.1 Support by steel angle. A minimum 6 inches by 4 inches by 5/16 inch

(152mm by 102mm by 8mm) steel angle, with the long leg placed vertically, shall be

anchored to double 2 inches by 4 inches (51mm by 102mm) wood studs at a

maximum on-center spacing of 16 inches (406mm). Anchorage of the steel angle at

every double stud spacing shall be a minimum of two 7/16 inch (11mm) diameter by 4

inch (102mm) lag screws. The steel angle shal have a minimum clearance to

underlying construction of 1/16 inch (2mm). A minimum of two-thirds the width of the

masonry veneer thickness shall bear on the steel angle. Flashing and weep holes shall

be located in the masonry veneer wythe in accordance with Figure R703.7.2.1. The

maximum height of the masonry veneer above the steel angle support shall be 12 feet,

8 inches (3861mm). The air space separating the masonry veneer from the wood

backing shall be in accordance with Sections R703.7.4 and R703.7.4.2. The method of

support for the masonry veneer on wood construction shall be constructed in

accordance with Figure R703.7.2.1.

COLOR: LIMESTONE AS SELECTED BY OWNER
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W.I.C. BEDROOM 2BEDROOM 3BATH 3

KITCHEN

SECTION A-A

MIN. RAFTER DEPTH
AT WALL LINE, TYP.

THEATER

14" TJI

E.G.

LIVING

12
1/2

LINE OF ROOFING MATERIAL
-SHOWN DASHED LINE -TYP.

P
R

O
P

ER
TY

 L
IN

E

P
R

O
P

ER
TY

 L
IN

E

F.SHTG: 108.42

PLATE

F.SLAB: 97.75

PLATE

F.SHTG: 118.77

PLATE

WNDW HD

27

27

F.SHTG: 108.42

WNDW HD

PLATE

F.SHTG: 118.77

PLATE

WNDW HD

GAME ROOM

1 TYP.

3

4 TYP.

TYP.

3 TYP.

6

6
7

TYP. @ INT.
WALLS U.N.O.

8
TYP. @
EXT. WALLS

TYP. @
EXT. WALLS

9TYP.

9TYP.

10 TYP.
14 TYP.

10 TYP.
14 TYP.

11 TYP.

11TYP.

13 TYP.

19
TYP. @
WALLS

20B
TYP. @
ROOF

21 TYP.

22TYP.

26 TYP.

1

1
1

1

15

W.I.C. 8

INSTALLED CLASS 1 VAPOR 
BARRIER PER CRC R408.1 

20A
TYP. @
FLOORS

19
TYP. @
WALLS

KEY NOTES -SECTIONS
2x RAFTERS / ROOF JOISTS -SEE FRAMING PLAN

BEAM PER STRUCTURAL

1

2

3

4

5

6

7

2x4 CEILING JOISTS @ 16"o.c.

DOORS AND WINDOWS -SEE PLAN -TYPICAL

2x4 STUDS @ 16"o.c. (TYPICAL U.N.O.)

8 2x6 STUDS @ 16"o.c.

9 2x P.T.D.F. MUD SILL

10 FLOOR JOISTS @ 16"o.c. -SEE FRAMING PLAN

11 EXTERIOR PLASTER o/ METAL LATH o/ BUILDING PAPER

COLOR COAT. -SEE SPECIFICATIONS -SHT A-3

11A EXTERIOR WOOD SIDING o/ BUILDING PAPER

SEE SPECFICATIONS -SHT A-3

12 GUARD +42" ABOVE ADJACENT SURFACE

PICKETS -MAX. SPACE 3-7/8" BETWEEN

13 5/8" PLYWOOD ROOF SHEATHING

SEE TITLE 24 FOR RADIANT BARRIER -AS OCCURS.

14 1-1/8" T&G PLYWOOD SUBFLOOR

15 WHERE DUCTING CAN NOT BE WITHIN AN INSULATED ENVELOPE PROVIDE

SOFFIT FRAMING AND R VALUES PER T24 TO MAINTAIN DUCTS WITHIN

CONDITIONED SPACE - TYPICAL

16 LIGHTING -SEE PLAN --NOT USED

17

18 2x SOLID BLOCKING

PROVIDE 1 
1
8" FLOOR SHEATHING UNLESS NOTED

OTHERWISE.

NOTE TO STRUCT. ENG'R

FOR SHEAR WALLS GREATER THAN 5FT LONG USE 6" LESS

THAN THE MEASURED LENGTH FOR CALCULATION

PURPOSES WHEREVER POSSIBLE.

STAIRS. SEE PLAN FOR RISE AND RUN

HANDRAIL - 34" TO 38" ABOVE NOSING

CONCRETE FOUNDATION AND FOOTINGS

-SEE FOUNDATION PLAN

CONCRETE SLAB w/ REINFORCING STEEL

o/ W/P MEMBRANE.  SEE A-1 AND STRUCT. FOR SLAB INFO.

19 R-13 F.G. BATT. WALL INSULATION AT 2x4 WALLS ADJACENT TO CONCRETE WALL.

R-19 F.G. BATT. WALL INSULATION AT 2x6 WALLS. SEE TITLE 24.

20A R-19 INSULATION AT UNDERFLOOR.

21

22

23 5/8" TYPE "X" GYPSUM BOARD AT WALLS THROUGHOUT GARAGE TO HOUSE.

5/8" TYPE "X" GYPSUM BOARD AT CEILING. (PROVIDE 2 LAYERS 5/8" TYPE "X"

GYPSUM BOARD AT CEILING WHEN TRUSS JOISTS ARE USED.) -W/P GYPSUM

BOARD ENTIRE GARAGE WHERE TYPE "X" NOT REQUIRED BY CODE.

24 ENCLOSED ACCESSIBLE SPACE UNDER STAIRS SHALL HAVE WALLS,

UNDER-STAIR SURFACE AND ANY SOFFITS PROTECTED ON THE ENCLOSED

SIDE WITH 1/2-INCH (12.7 MM) GYPSUM BOARD. CRC R302.7

25
DECK: SEE "DECK MATERIAL" NOTE ON SHEET A-2.2.

26 FIRE BLOCK @ 10'-0"o.c. HORIZONTAL AND VERTICAL, PER CRC R302.11

GENERAL NOTES -SECTIONS
1. PROVIDE FIRE BLOCKS @ 10'-0"o.c. BOTH VERTICALLY AND

HORIZONTALLY PER CRC R302.11

2. CONCEALED WALL SPACE NOT TO EXCEED 10 FEET INTERVAL

HORIZONTALLY. CRC R302.11

3. WHERE "LIGHT-WEIGHT CONC" IS CALLED OUT, INSTALL o/

WATERPROOF MEMBRANE o/ PLYWOOD SHEATHING.

ROOFING OVER WATERPROOF MEMBRANE SEE ROOF PLAN AND

ELEVATIONS

20B
R-30 INSULATION

PROVIDE GREATER THAN 10-1/2" JOIST SPACE.

MAINTAIN FINISH SLAB TO FINISH GRADE OR FINISH SURFACE MIN.

CLEARANCES PER CRC R317. SLOPE FINISH GRADE OR FINISH SURFACE

AWAY FROM BUILDING. SEE DETAIL

WATERPROOFING. INSTALL BELOW-GRADE WATERPROOF MEMBRANE PER

MANUFACTURER'S RECOMMENDATIONS.  PROVIDE PROTECTION BOARD

FROM BACKFILL.  INSTALL FRENCH DRAIN BEHIND RETAINING WALL PER

SOILS REPORT. SEE DETAIL:

27

PROVIDE DUCT ID AND INSULATION PER T-24 AND MECH CODE. PROVIDE

DUCTING IN CONDITIONED SPACE PER T-24 CALCS
28

W.I.C. TV / SITTINGBATH 4

KITCHEN
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KEY NOTES -SECTIONS
2x RAFTERS / ROOF JOISTS -SEE FRAMING PLAN

BEAM PER STRUCTURAL

1

2

3

4

5

6

7

2x4 CEILING JOISTS @ 16"o.c.

DOORS AND WINDOWS -SEE PLAN -TYPICAL

2x4 STUDS @ 16"o.c. (TYPICAL U.N.O.)

8 2x6 STUDS @ 16"o.c.

9 2x P.T.D.F. MUD SILL

10 FLOOR JOISTS @ 16"o.c. -SEE FRAMING PLAN

11 EXTERIOR PLASTER o/ METAL LATH o/ BUILDING PAPER

COLOR COAT. -SEE SPECIFICATIONS -SHT A-3

11A EXTERIOR WOOD SIDING o/ BUILDING PAPER

SEE SPECFICATIONS -SHT A-3

12 GUARD +42" ABOVE ADJACENT SURFACE

PICKETS -MAX. SPACE 3-7/8" BETWEEN

13 5/8" PLYWOOD ROOF SHEATHING

SEE TITLE 24 FOR RADIANT BARRIER -AS OCCURS.

14 1-1/8" T&G PLYWOOD SUBFLOOR

15 WHERE DUCTING CAN NOT BE WITHIN AN INSULATED ENVELOPE PROVIDE

SOFFIT FRAMING AND R VALUES PER T24 TO MAINTAIN DUCTS WITHIN

CONDITIONED SPACE - TYPICAL

16 LIGHTING -SEE PLAN --NOT USED

17

18 2x SOLID BLOCKING

PROVIDE 1 
1
8" FLOOR SHEATHING UNLESS NOTED

OTHERWISE.

NOTE TO STRUCT. ENG'R

FOR SHEAR WALLS GREATER THAN 5FT LONG USE 6" LESS

THAN THE MEASURED LENGTH FOR CALCULATION

PURPOSES WHEREVER POSSIBLE.

STAIRS. SEE PLAN FOR RISE AND RUN

HANDRAIL - 34" TO 38" ABOVE NOSING

CONCRETE FOUNDATION AND FOOTINGS

-SEE FOUNDATION PLAN

CONCRETE SLAB w/ REINFORCING STEEL

o/ W/P MEMBRANE.  SEE A-1 AND STRUCT. FOR SLAB INFO.

19 R-13 F.G. BATT. WALL INSULATION AT 2x4 WALLS ADJACENT TO CONCRETE WALL.

R-19 F.G. BATT. WALL INSULATION AT 2x6 WALLS. SEE TITLE 24.

20A R-19 INSULATION AT UNDERFLOOR.

21

22

23 5/8" TYPE "X" GYPSUM BOARD AT WALLS THROUGHOUT GARAGE TO HOUSE.

5/8" TYPE "X" GYPSUM BOARD AT CEILING. (PROVIDE 2 LAYERS 5/8" TYPE "X"

GYPSUM BOARD AT CEILING WHEN TRUSS JOISTS ARE USED.) -W/P GYPSUM

BOARD ENTIRE GARAGE WHERE TYPE "X" NOT REQUIRED BY CODE.

24 ENCLOSED ACCESSIBLE SPACE UNDER STAIRS SHALL HAVE WALLS,

UNDER-STAIR SURFACE AND ANY SOFFITS PROTECTED ON THE ENCLOSED

SIDE WITH 1/2-INCH (12.7 MM) GYPSUM BOARD. CRC R302.7

25 DECK: SEE "DECK MATERIAL" NOTE ON SHEET A-2.2.

26 FIRE BLOCK @ 10'-0"o.c. HORIZONTAL AND VERTICAL, PER CRC R302.11

GENERAL NOTES -SECTIONS
1. PROVIDE FIRE BLOCKS @ 10'-0"o.c. BOTH VERTICALLY AND

HORIZONTALLY PER CRC R302.11

2. CONCEALED WALL SPACE NOT TO EXCEED 10 FEET INTERVAL

HORIZONTALLY. CRC R302.11

3. WHERE "LIGHT-WEIGHT CONC" IS CALLED OUT, INSTALL o/

WATERPROOF MEMBRANE o/ PLYWOOD SHEATHING.

ROOFING OVER WATERPROOF MEMBRANE SEE ROOF PLAN AND

ELEVATIONS

20B R-30 INSULATION

PROVIDE GREATER THAN 10-1/2" JOIST SPACE.

MAINTAIN FINISH SLAB TO FINISH GRADE OR FINISH SURFACE MIN.

CLEARANCES PER CRC R317. SLOPE FINISH GRADE OR FINISH SURFACE

AWAY FROM BUILDING. SEE DETAIL

WATERPROOFING. INSTALL BELOW-GRADE WATERPROOF MEMBRANE PER

MANUFACTURER'S RECOMMENDATIONS.  PROVIDE PROTECTION BOARD

FROM BACKFILL.  INSTALL FRENCH DRAIN BEHIND RETAINING WALL PER

SOILS REPORT. SEE DETAIL:

27

PROVIDE DUCT ID AND INSULATION PER T-24 AND MECH CODE. PROVIDE

DUCTING IN CONDITIONED SPACE PER T-24 CALCS
28
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KEY NOTES -SECTIONS
2x RAFTERS / ROOF JOISTS -SEE FRAMING PLAN

BEAM PER STRUCTURAL

1

2

3

4

5

6

7

2x4 CEILING JOISTS @ 16"o.c.

DOORS AND WINDOWS -SEE PLAN -TYPICAL

2x4 STUDS @ 16"o.c. (TYPICAL U.N.O.)

8 2x6 STUDS @ 16"o.c.

9 2x P.T.D.F. MUD SILL

10 FLOOR JOISTS @ 16"o.c. -SEE FRAMING PLAN

11 EXTERIOR PLASTER o/ METAL LATH o/ BUILDING PAPER

COLOR COAT. -SEE SPECIFICATIONS -SHT A-3

11A EXTERIOR WOOD SIDING o/ BUILDING PAPER

SEE SPECFICATIONS -SHT A-3

12 GUARD +42" ABOVE ADJACENT SURFACE

PICKETS -MAX. SPACE 3-7/8" BETWEEN

13 5/8" PLYWOOD ROOF SHEATHING

SEE TITLE 24 FOR RADIANT BARRIER -AS OCCURS.

14 1-1/8" T&G PLYWOOD SUBFLOOR

15 WHERE DUCTING CAN NOT BE WITHIN AN INSULATED ENVELOPE PROVIDE

SOFFIT FRAMING AND R VALUES PER T24 TO MAINTAIN DUCTS WITHIN

CONDITIONED SPACE - TYPICAL

16 LIGHTING -SEE PLAN --NOT USED

17

18 2x SOLID BLOCKING

PROVIDE 1 
1
8" FLOOR SHEATHING UNLESS NOTED

OTHERWISE.

NOTE TO STRUCT. ENG'R

FOR SHEAR WALLS GREATER THAN 5FT LONG USE 6" LESS

THAN THE MEASURED LENGTH FOR CALCULATION

PURPOSES WHEREVER POSSIBLE.

STAIRS. SEE PLAN FOR RISE AND RUN

HANDRAIL - 34" TO 38" ABOVE NOSING

CONCRETE FOUNDATION AND FOOTINGS

-SEE FOUNDATION PLAN

CONCRETE SLAB w/ REINFORCING STEEL

o/ W/P MEMBRANE.  SEE A-1 AND STRUCT. FOR SLAB INFO.

19 R-13 F.G. BATT. WALL INSULATION AT 2x4 WALLS ADJACENT TO CONCRETE WALL.

R-19 F.G. BATT. WALL INSULATION AT 2x6 WALLS. SEE TITLE 24.

20A R-19 INSULATION AT UNDERFLOOR.

21

22

23 5/8" TYPE "X" GYPSUM BOARD AT WALLS THROUGHOUT GARAGE TO HOUSE.

5/8" TYPE "X" GYPSUM BOARD AT CEILING. (PROVIDE 2 LAYERS 5/8" TYPE "X"

GYPSUM BOARD AT CEILING WHEN TRUSS JOISTS ARE USED.) -W/P GYPSUM

BOARD ENTIRE GARAGE WHERE TYPE "X" NOT REQUIRED BY CODE.

24 ENCLOSED ACCESSIBLE SPACE UNDER STAIRS SHALL HAVE WALLS,

UNDER-STAIR SURFACE AND ANY SOFFITS PROTECTED ON THE ENCLOSED

SIDE WITH 1/2-INCH (12.7 MM) GYPSUM BOARD. CRC R302.7

25
DECK: SEE "DECK MATERIAL" NOTE ON SHEET A-2.2.

26 FIRE BLOCK @ 10'-0"o.c. HORIZONTAL AND VERTICAL, PER CRC R302.11

GENERAL NOTES -SECTIONS
1. PROVIDE FIRE BLOCKS @ 10'-0"o.c. BOTH VERTICALLY AND

HORIZONTALLY PER CRC R302.11

2. CONCEALED WALL SPACE NOT TO EXCEED 10 FEET INTERVAL

HORIZONTALLY. CRC R302.11

3. WHERE "LIGHT-WEIGHT CONC" IS CALLED OUT, INSTALL o/

WATERPROOF MEMBRANE o/ PLYWOOD SHEATHING.

ROOFING OVER WATERPROOF MEMBRANE SEE ROOF PLAN AND

ELEVATIONS

20B R-30 INSULATION

PROVIDE GREATER THAN 10-1/2" JOIST SPACE.

MAINTAIN FINISH SLAB TO FINISH GRADE OR FINISH SURFACE MIN.

CLEARANCES PER CRC R317. SLOPE FINISH GRADE OR FINISH SURFACE

AWAY FROM BUILDING. SEE DETAIL

WATERPROOFING. INSTALL BELOW-GRADE WATERPROOF MEMBRANE PER

MANUFACTURER'S RECOMMENDATIONS.  PROVIDE PROTECTION BOARD

FROM BACKFILL.  INSTALL FRENCH DRAIN BEHIND RETAINING WALL PER

SOILS REPORT. SEE DETAIL:

27

PROVIDE DUCT ID AND INSULATION PER T-24 AND MECH CODE. PROVIDE

DUCTING IN CONDITIONED SPACE PER T-24 CALCS
28

P
R

O
P

ER
TY

 L
IN

E

P
R

O
P

ER
TY

 L
IN

E

GALLERY LIVING

TV / SITTING W.I.C.

MIN. RAFTER DEPTH
AT WALL LINE, TYP.

STORAGE GAME ROOMHALL

E.G.

WNDW HD

PLATE

PLATE

WNDW HD

F.SHTG: 108.42

F.SLAB: 97.75

PLATE

27

F.SHTG: 118.77

F.SHTG: 105.88

WNDW HD

PLATE

F.SLAB: 98.75

PLATE

(AT ENTRY ONLY)

F.SHTG: 118.14

12
3/8

LINE OF ROOFING MATERIAL
-SHOWN DASHED LINE -TYP.

F.SHTG: 118.14

1 TYP.

3

4 TYP.

TYP.

5

5

6

6

6

8
TYP. @
EXT. WALLS

8
TYP. @
EXT. WALLS

7
TYP. @ INT.
WALLS U.N.O.

8

9 TYP.

10 TYP.
14 TYP.

10 TYP.
14 TYP.

11 TYP.

13 TYP.

17

17

17

19
TYP. @
WALLS

20B
TYP. @
ROOF

21 TYP.

SLOPE SEE CIVIL
HARDSCAPE

28 TYP.

F.SHTG: 118.77

F.SHTG: 108.42

F.SLAB: 98.75

DINING

MIN. RAFTER DEPTH
AT WALL LINE, TYP.

RID
GE

12
9.

00

10
5.

06
N.G

.

RID
GE

12
8.

82

10
4.

99
N.G

.

EA
VE

12
8.

40

10
4.

43
N.G

.

SLOPE

SCUPPER THROUGH
WALL

SLOPE

SECTION K-K

FIREPLACE
FLUE 5

19
TYP. @
WALLS

P
R

O
P

ER
TY

 L
IN

E

P
R

O
P

ER
TY

 L
IN

E

DECK

KITCHEN

TV / SITTING BEDROOM 3

MIN. RAFTER DEPTH
AT WALL LINE, TYP.

GAME ROOMGARAGE

E.G.

WNDW HD

PLATE

PLATE

WNDW HD

F.SHTG: 108.42

F.SLAB: 97.75

PLATE

27

F.SHTG: 118.77

F.SHTG: 110.75

WNDW HD

PLATE

CURB: 98.75

PLATE

12
3/8

LINE OF ROOFING MATERIAL
-SHOWN DASHED LINE -TYP.

1 TYP.

3

4 TYP.

TYP.

5

5

6

8
TYP. @
EXT. WALLS

7
TYP. @ INT.
WALLS U.N.O.

8

10 TYP.
14 TYP.

10 TYP.
14 TYP.

11 TYP.

13 TYP.

17

20B
TYP. @
ROOF

21 TYP.

SLOPE SEE CIVIL
HARDSCAPE

28

TYP.

F.SHTG: 118.77

DINING

RID
GE

12
9.

00

10
5.

06
N.G

.

SLOPE

SECTION L-L

11A

LOW WALL

23

D.D.
SLOPE

DRAIN & OVERFLOW PIPES
THROUGH DROPPED SOFFIT

6

5

19
TYP. @
WALLS

BONUS ROOM

PLANTER

STORAGE 

LIGHT WELL

6

12

SECTION M-M

P
R

O
P

ER
TY

 L
IN

E

P
R

O
P

ER
TY

 L
IN

E

KITCHEN

BATH 4 BATH 3

MIN. RAFTER DEPTH
AT WALL LINE, TYP.

GAME ROOMGARAGE

E.G.

WNDW HD

PLATE

PLATE

WNDW HD

F.SHTG: 108.42

F.SLAB: 97.75

PLATE

27

F.SHTG: 118.77

F.SHTG: 110.75

WNDW HD

PLATE

CURB: 98.75

PLATE

12
3/8

LINE OF ROOFING MATERIAL
-SHOWN DASHED LINE -TYP.

1 TYP.

3

4 TYP.

TYP.

5

5

6

8
TYP. @
EXT. WALLS

TYP. @ INT.
WALLS U.N.O.

8

10 TYP.
14 TYP.

10 TYP.
14 TYP.

11 TYP.

13 TYP.

20B
TYP. @
ROOF

21 TYP.

SLOPE SEE CIVIL
HARDSCAPE

F.SHTG: 118.77

PANTRY

RID
GE

12
9.

00

10
5.

06
N.G

.

11A

23

7

BEDROOM 4

BONUS ROOM

PLANTER

DECK

STORAGE 

..
..

..
..

SCALE:

START DATE:

SHEET

REVISIONS:

Ren. 7/31/17

No. C 22162

1/3/17

1/4" - 1'-0"

B
U

IL
D

IN
G

 S
EC

TI
O

N
S

N
EW

P
O

R
T 

B
EA

C
H

, 
C

A
 9

2
6
2
5

2
1
6

 E
V

EN
IN

G
 C

A
N

Y
O

N
 R

O
A

D

2
16

 E
V

E
N

IN
G

 C
A

N
Y

O
N



BASEMENT FLOOR PLAN

N
EW

P
O

R
T 

B
EA

C
H

, C
A

 9
26

25
21

6 
EV

EN
IN

G
 C

A
N

YO
N

 R
O

A
D

2
16

 E
V

EN
IN

G
 C

A
N

Y
O

N

...
.

...
.

SCALE:

START DATE:

SHEET

REVISIONS:

Ren. 7/31/17

No. C 22162

1/3/17

1/4" - 1'-0"

S
Q

U
A

R
E 

FO
O

TA
G

E 
C

A
LC

U
LA

TI
O

N
S

SEE "PROJECT DATA" ON SHEET A-1 FOR 
SQUARE FOOTAGE CALCULATIONS.

LEGEND

HABITABLE AREA

AREA TOTALS

GARAGE AREA

DECK

ROOF DECK

(NOT APPLICABLE)

BASEMENT FLOOR

FIRST FLOOR

SECOND FLOOR

GARAGE

DECK

1,728 S.F.

 2,861 S.F.

 2,418 S.F.

860 S.F.

994 S.F.

FIRST FLOOR
F_01
F_02
F_03
F_04
F_05

F_06
F_07
F_08
F_09
F_10

F_11
F_12
F_13

0.29 S.F.

269.23 S.F.

53.59 S.F.

17.44 S.F.

196.74 S.F.

2.52 S.F.

2.52 S.F.

14.72 S.F.

2429.04 S.F.

-20.31 S.F.

-82.50 S.F.

-1.39 S.F.

-1.13 S.F.

    2,861 S.F.

FIRST FLOOR

BASEMENT FLOOR
B_01

B_02
B_03
B_04
B_05
B_06

5.08 S.F.

249.17 S.F.

278.09 S.F.

964.73 S.F.

40.04 S.F.

190.76 S.F.

  1727.87 S.F.

  1,728 S.F.

GARAGE

G_01

G_02

G_03

79.40 S.F.

 656.25 S.F.

 124.69 S.F.

 860.34 S.F.

 860 S.F.

BASEMENT FLOOR

NOTE:

ANY DIMENSIONS PROVIDED ON THESE

SQUARE FOOTAGE CALCULATION SHEETS

SHALL BE USED FOR SQUARE FOOTAGE

CALCULATION PURPOSES ONLY.

FIRST FLOOR PLAN
0.29 S.F.
F_01

269.23 S.F.
F_02

53.59 S.F.
F_03

17.44 S.F.
F_04

196.74 S.F.
F_05

2429.04 S.F.
F_09

-20.31 S.F.
F_10

-82.50 S.F.
F_11

-1.39 S.F.
F_12

-1.13 S.F.
F_13

79.40 S.F.
G_01

656.25 S.F.
G_02

190.76 S.F.
B_06

5.08 S.F.
B_01

249.17 S.F.
B_02

278.09 S.F.
B_03

964.73 S.F.
B_04

SECOND FLOOR

S_01

S_02

S_03

S_04

S_05

275.06 S.F.

651.20 S.F.

1496.92 S.F.

94.50 S.F.

-99.38 S.F.

  2418.3 S.F.

  2,418 S.F.

SECOND FLOOR

275.06 S.F.
S_01

651.20 S.F.
S_02

1496.92 S.F.
S_03

94.50 S.F.
S_04

-99.38 S.F.
S_05

108.29 S.F.
D_01

217.19 S.F.
D_02

460.89 S.F.
D_03

41.50 S.F.
D_04

DECK
D_01

D_02
D_03
D_04

108.29 S.F.

 217.19 S.F.

 460.89 S.F.

41.50 S.F.

 827.87 S.F.

 828 S.F.

SECOND FLOOR PLAN

40.04 S.F.
B_05

173.36 S.F.
FD_01

DECK
FD_01 173.36 S.F.

  173 S.F.

124.69 S.F.
G_03

AREA BELOW 6'
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 COMMUNITY DEVELOPMENT DEPARTMENT 
PLANNING DIVISION 

100 Civic Center Drive, P.O. Box 1768, Newport Beach, CA 92658-8915 

(949) 644-3200 

www.newportbeachca.gov 

 COMMUNITY DEVELOPMENT DIRECTOR ACTION LETTER 

 
 
 
 
 

 
APPLICATION: 
 

APPLICANT: 
 

CARRIER: 

Staff Approval No. SA2017-005 (PA2017-119) 
 

VeloTera Services, Inc. 
 

TelePacific Communications (TelePacific) 
  
LOCATION: 1 Hoag Drive 
  
LEGAL DESCRIPTION Irvine Subdivision, Block 1, Portion of Lot 172 
  

 
On July 28, 2017 the Community Development Director approved Staff Approval No. 
SA2017-005. This approval is based on the findings and subject to the following conditions 
attached to this report (Attachment No. CD 1). 
 
In approving this application, the Community Development Director analyzed issues 
regarding compliance with Chapter 20.49 of the Newport Beach Municipal Code and 
determined in this case that the proposed wireless telecommunications facility (“telecom 
facility”) meets the provisions of Chapter 20.49. 
 
PROJECT SUMMARY 
 
VeloTera Services, Inc. has submitted an application on behalf of TelePacific 
Communications requesting approval for TelePacific to operate its communication antennas 
atop of the West Tower of Hoag Hospital. The proposed project includes the removal of 
existing antennas and equipment belonging to various carriers that are no longer in 
service and replacement of ten (10) panel antennas and five (5) dish antennas with the 
associated equipment cabinets being operated by the applicant. The proposed project does 
not substantially change the existing facility from the original permit for the facility and is 
thereby eligible for an administrative review and approval of a zoning clearance, in 
accordance with Section 20.49.90 (Modification and Collocation of Existing Telecom 
Facilities) of Municipal Code.  
 
ZONING DISTRICT/GENERAL PLAN 
 

 Zone: PC-38 (Hoag Hospital) 

 General Plan: PI (Private Institution) 
  

http://www.newportbeachca.gov/
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BACKGROUND 
 
On October 14, 2010, the Community Development Director approved 
Telecommunication Permit No. TP2009-012 for Clearwire to operate its communication 
antennas as a co-located use atop of the West Tower of Hoag Hospital. The installation 
includes three (3) panel antennas, three (3) parabolic antennas, a Global Positioning 
System antenna, and modification to an existing equipment room to house the associated 
equipment cabinets. 
 
On February 10, 2012, the Community Development Director approved 
Telecommunication Permit No. TP2011-019 for Metro PCS to operate its communication 
antennas as a co-located use atop of the West Tower of Hoag Hospital. The installation 
includes six (6) panel antennas, three (3) parabolic antennas, and four (4) equipment 
cabinets on the eleventh floor. 
 
 
APPEAL PERIOD:  An appeal or call for review may be filed with the Director of Community 
Development or City Clerk, as applicable, within fourteen (14) days following the date the 
action or decision was rendered unless a different period of time is specified by the Municipal 
Code (e.g., Title 19 allows ten (10) day appeal period for tentative parcel and tract maps, lot 
line adjustments, or lot mergers). For additional information on filing an appeal, contact the 
Planning Division at 949 644-3200. 
 
On behalf of Kimberly Brandt, Community Development Director 
 
By:  
 

 
 
JC/ru 

 
 
Attachments: 
 
 

CD 1  Findings and Conditions of Approval 
CD 2  Vicinity Map 
CD 3  Site Plan & Elevations 
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Attachment No. CD 1 
Findings and Conditions of Approval 
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FINDINGS AND 
CONDITIONS OF APPROVAL 

TELECOMMUNICATIONS PERMIT NO. SA2017-005 
(PA2017-119) 

 
FINDINGS 
 
1. The telecommunications facility as proposed meets the intent of Chapter 20.49 of the 

Newport Beach Municipal Code (NBMC), that is consistent with State and federal law 
while ensuring public safety, minimizing the visual effects of telecom facilities on 
public streetscapes, protecting public views, and otherwise avoiding and mitigating 
the visual impacts of such facilities for the following reasons: 

 

 The proposed telecom facility is consistent with Section 20.49.90 (Modification 
and Collocation of Existing Telecom Facilities) of Municipal Code as the 
request is to modify an existing facility that involves the removal and 
replacement of existing transmission equipment operated by Metro PCS and 
Clearwire with new transmission equipment to be operated by TelePacific.  

 

 The proposed telecom facility will not be detrimental to public health or safety 
because it is required to comply with the applicable rules, regulations and 
standards of the Federal Communications Commission (FCC) and the 
California Public Utilities Commission (CPUC). 

 

 The telecom facility approved under this permit utilizes the most efficient and 
diminutive available technology in order to minimize the number of facilities 
and reduce the visual impact. 

 

 The telecom facility approved by the permit does not exceed the maximum 
building height limit of 235 feet AMSL allowed in the PC-38 (Hoag Hospital) 
Planned Community, as specified in the Planned Community Development 
Standards. The antennas will be mounted to existing structures located on top 
of the tower and the associated equipment will be located inside the existing 
building structure. Additionally, due to the height of existing hospital tower, the 
antennas will not have adverse impacts to views from land or adjacent 
buildings. 

 
2. This project has been reviewed, and it has been determined that it is categorically 

exempt from the requirements of the California Environmental Quality Act under 
Section 15303 Class 3 (New Construction or Conversion of Small Structures) for 
the following reason(s): 

 

 Class 3 allows the installation of small new equipment and facilities in small 
structures. The proposed project involves the installation of 15 new antennas 
of the similar size and to be located in the same location as the existing ones. 
The associated equipment cabinets will be located inside the existing 
mechanical penthouse and will not be visible to the public. 
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CONDITIONS 
 
1. The development shall be in substantial conformance with the approved plot plan, 

antenna and equipment plans, and elevations, except as noted in the following 
conditions. 
 

2. A total of ten (10) panel and five (5) microwave dish antennas shall be permitted 
as depicted on the approved plans and photographic simulations. The antennas 
shall be mounted on the existing mounts within the existing mechanical penthouse 
roof and shall be painted to match the exterior color of the building. No external 
(visible) wiring or conduit shall be permitted on the building. 

 
3. The associated equipment cabinets shall be located inside the mechanical 

penthouse and shall not be visible to the public. 
 
4. Anything not specifically approved by this Staff Approval is not permitted and must 

be addressed in a separate and subsequent Telecom Permit review. 
 

5. The telecom facility approved by this permit shall comply with all applicable rules, 
regulations and standards of the Federal Communications Commission (FCC) and 
the California Public Utilities Commission (CPUC). 
 

6. Any future facilities proposed by other carriers to be located within 1,000 feet from 
the subject property shall be approved to co-locate at the same site by the property 
owner or authorized agent, unless otherwise approved by the Planning Division. 
 

7. The applicant shall not prevent the City of Newport Beach from having adequate 
spectrum capacity on the City’s 800 MHz radio frequencies at any time. Should 
interference with the City’s Public Safety radio equipment occur, use of the telecom 
facility authorized by this permit shall be suspended until the radio frequency 
interference is corrected and verification of the compliance is reported. 
 

8. The facility shall transmit at the approved frequency ranges established by the 
FCC. The applicants shall inform the City, in writing, of any proposed changes to 
the frequency range in order to prevent interference with the City’s Public Safety 
radio equipment. 

 
9. The applicant recognizes that the frequencies used by the cellular facility are 

extremely close to the frequencies used by the City of Newport Beach for public 
safety. This proximity will require extraordinary “comprehensive advanced planning 
and frequency coordination” engineering measures to prevent interference, 
especially in the choice of frequencies and radio ancillary hardware. This is 
encouraged in the “Best Practices Guide” published by the Association of Public-
safety Communications Officials-International, Inc. (APCO), and as endorsed by the 
Federal Communications Commission (FCC). 
 

10. The applicant shall provide a “single point of contact” in its Engineering and 
Maintenance Departments that is monitored 24 hours per day to insure continuity 
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on all interference issues, and to which interference problems may be reported. 
The name, telephone number, fax number and e-mail address of that person shall 
be provided to the Planning Division and Newport Beach Police Department’s 
Support Services Commander prior to activation of the facility. 

 
11. Appropriate information warning signs or plates shall be posted at the access 

locations and each transmitting antenna. In addition, contact information (e.g. a 
telephone number) shall be provided on the warning signs or plates to arrange for 
access to the roof top area. The location of the information warning signs or plates 
shall be depicted on the plans submitted for construction permits. 
 

12. No advertising signage or identifying logos shall be displayed on the telecom 
facility except for small identification, address, warning and similar information 
plates. A detail of the information plates depicting the language on the plate shall 
be included in the plans submitted for issuance of building permits. 
 

13. The operator of the telecom facility shall maintain the facility in a manner consistent 
with the original approval of the facility. 

 
14. At all times, the operators shall ensure that its telecom facilities comply with the 

most current regulatory operations standards, and radio frequency emissions 
standards adopted by the FCC. The operator shall be responsible for obtaining 
and maintaining the most current information from the FCC regarding allowable 
radio frequency emissions and all other applicable regulations and standards. Said 
information shall be made available by the operator upon request at the discretion 
of the Community Development Director. 

 
15. The Telecom Facility shall not be externally illuminated except for permitted night 

lighting only used when the site is being actively serviced by the applicant or as 
deemed necessary by the Newport Beach Police Department for security lighting. 
Tower lights and tower warning lights shall not be permitted unless specifically 
required by the FCC or the FAA and shown on the plans as approved by the City. 
The permitted night lighting shall be at the lowest intensity necessary for that 
purpose and such lighting shall be shielded so that the permitted night lighting does 
not shine on any nearby properties.  

 
16. Should the property be sold or otherwise come under different ownership, any 

future owners or assignees shall be notified of the conditions of this approval by 
either the applicant, current property owner or leasing agent. 
 

17. The applicant shall ensure that lessee or other user(s) shall comply with the terms 
and conditions of this permit, and shall be responsible for the failure of any lessee 
or other users under the control of the applicant to comply. 

 
18. Any operator who intends to abandon or discontinue use of a telecom facility must 

notify the Planning Division by certified mail no less than 30 days prior to such 
action. The operator or property owner shall have 90 days from the date of 
abandonment or discontinuance to reactivate use of the facility, transfer the rights 
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to use the facility to another operator, or remove the telecom facility and restore 
the site. 
 

19. The City reserves the right and jurisdiction to review and modify any telecom permit 
approved pursuant to Chapter 20.49 of the Newport Beach Municipal Code, 
including the conditions of approval, based on changed circumstances. The 
operator shall notify the Planning Division of any proposal to change the height or 
size of the facility; increase the size, shape or number of antennas; change the 
facility’s color or materials or location on the site; or increase the signal output 
above the maximum permissible exposure (MPE) limits imposed by the radio 
frequency emissions guidelines of the FCC. Any changed circumstance shall 
require the operator to apply for a modification of the original telecom permit and 
obtain the modified telecom permit prior to implementing any change. 
 

20. This permit may be modified or revoked by the City should they determine that the 
facility or operator has violated any law regulating the telecom facility or has failed 
to comply with the requirements of Chapter 20.49 of the NBMC. 
 

21. This approval shall expire and become void unless exercised within 24 months 
from the actual date of review authority approval, except where an extension of 
time is approved in compliance with the provisions of Title 20 Planning and Zoning 
of the Newport Beach Municipal Code. 
 

22. To the fullest extent permitted by law, applicant shall indemnify, defend and hold 
harmless City, its City Council, its boards and commissions, officials, officers, 
employees, and agents from and against any and all claims, demands, obligations, 
damages, actions, causes of action, suits, losses, judgments, fines, penalties, 
liabilities, costs and expenses (including without limitation, attorney’s fees, 
disbursements and court costs) of every kind and nature whatsoever which may 
arise from or in any manner relate (directly or indirectly) to City’s approval of this 
permit including, but not limited to, Staff Approval No. SA2017-005 (PA2017-119). 
This indemnification shall include, but not be limited to, damages awarded against 
the City, if any, costs of suit, attorneys' fees, and other expenses incurred in 
connection with such claim, action, causes of action, suit or proceeding whether 
incurred by applicant, City, and/or the parties initiating or bringing such proceeding. 
The applicant shall indemnify the City for all of City's costs, attorneys' fees, and 
damages which City incurs in enforcing the indemnification provisions set forth in 
this condition.  The applicant shall pay to the City upon demand any amount owed 
to the City pursuant to the indemnification requirements prescribed in this 
condition. 
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Attachment No. CD 2 
Vicinity Map 
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VICINITY MAP 
 

1 Hoag Drive  
 

 
 

Staff Approval No. SA2017-005 
(PA2017-119) 

  

Proposed facility 
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Attachment No. CD 3 
Site Plan & Elevations 
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