
COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT 

 
 

DATE:  January 27, 2021 
 
TO: Planning Commission 
 
FROM: Planning Staff 
 
SUBJECT: EXECUTIVE SUMMARY:  Consideration of a Design Review, Coastal 

Development, and Use Permit to construct a 748 sq. ft. addition to an 
existing 1,552 sq. ft. residence with reduced side yard setbacks and 
parking, on a 5,009 sq. ft. parcel, within the unincorporated community of 
Miramar.  No trees have been proposed for removal.  The project is not 
appealable to the California Coastal Commission. 

 
 County File Number:  PLN 2020-00248 (Bursalyan) 
 
 
PROPOSAL 
 
The applicant is requesting the approval for a 748 sq. ft. addition to an existing 1,552 
sq. ft. to a three-level single-family residence constructed in 1969, in the S-94 
combining district, in order to extend the existing non-conforming side yard setback of 5-
foot 3 inches, where 10 feet is required; and allow the continued use of the one-car 
garage and two uncovered spaces, where two covered spaces are required.  The 
addition is driven by the applicant’s need to address design failures of the cantilevered 
upper stories that have compromised the structural integrity of the building and roof 
systems, which have caused repeated cracks and roofing repairs, and can only be 
remedied by an engineered expansion of the foundation to support all stories above.  
The foundation expansion consists of 305 sq. ft. addition to the garage and office area, 
a 252 sq. ft. to the kitchen and study to the rear on the second floor, and 196 sq. ft. for a 
new bedroom and closet.  No significant trees have been proposed for removal. 
 
Pursuant to Sections 6137 and 6120 of the County Ordinance Code, the Planning 
Commission is the decision-making authority for use permits as a remedy for non-
conforming structures and non-conforming parking situations. The project is not 
appealable to the California Coastal Commission, also requiring a Coastal Development 
Permit. 
 
RECOMMENDATION 
 
That the Planning Commission approve the Coastal Development Permit, Design 
Review Permit, and Use Permit, County File Number PLN 2020-00248, based on and 
subject to the required findings and conditions of approval listed in Attachment A. 
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SUMMARY 
 
The project site is an improved single-family zoned parcel in the Urban Midcoast with a 
1,552 sq. ft., three story residence proposing foundation expansion and rear addition, 
resulting in a 2,300 sq. ft residence.  
 
The Coastside Design Review Committee (CDRC) considered the project at the 
October 10, 2020 CDRC meeting and determined that the project complies with 
applicable Design Review Standards to warrant a recommendation for project approval.  
Staff has also determined that the project complies with all applicable policies, 
regulations and standards based on the well-articulated design of the rear addition to 
the single-family residence and the use permit to allow the addition to maintain the 
existing 5 foot 3 inch right side setback, and legalize the continued use of the one-car 
garage with the improvements. 
 
The project conforms with Local Coastal Program policies and qualifies for a Coastal 
Development Permit. The project complies with the General Plan, including policies 
pertaining to residential development on the Urban Mid-Coast. 
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COUNTY OF SAN MATEO 
PLANNING AND BUILDING DEPARTMENT 

 
DATE:  January 27, 2021 

 
TO: Planning Commission 
 
FROM: Planning Staff 
 
SUBJECT: Consideration of Coastal Development Permit, Coastside Design Review 

Permit, and Use Permit, pursuant to Zoning Regulations Sections 6120, 
6328.4, 6565.3, and 6503 to construct a 748 sq. ft. addition to an existing 
1,552 sq. ft. residence with reduced side yard setbacks and parking, on a 
5,009 sq. ft. parcel, within the unincorporated community of Miramar.  No 
trees have been proposed for removal.  The project is not appealable to 
the California Coastal Commission. 

 
 County File Number:  PLN 2020-00248 (Bursalyan) 
 
PROPOSAL 
 
The applicant is requesting the approval for a 748 sq. ft. addition to a 1,552 sq. ft. to a 
three-level single-family residence constructed in 1969, in the S-94 combining district, in 
order to extend the existing non-conforming side yard setback of 5 feet 3 inches, where 
10 feet is required; and allow the continued use of the one-car garage and two 
uncovered spaces, where two covered spaces are required.  The addition is driven by 
the applicant’s need to address design failures of the cantilevered upper stories that 
have compromised the structural integrity of the building and roof systems, which have 
caused repeated cracks and roofing repairs, and can only be remedied by an 
engineered expansion of the foundation to support all stories above.  The foundation 
expansion consists of a 305 sq. ft. addition to the garage and office area, a 252 sq. ft. to 
the kitchen and study to the rear on the second floor, and 196 sq. ft. for a new third 
bedroom.  No significant trees have been proposed for removal. 
 
RECOMMENDATION 
 
That the Planning Commission approve the Coastal Development Permit, Design 
Review Permit, and Use Permit, County File Number PLN 2020-00248, based on and 
subject to the required findings and conditions of approval listed in Attachment A. 
 
BACKGROUND 
 
Report Prepared By:  Bryan Albini, Project Planner, Telephone 650/363-1807 
 
Applicant/Owner:  Jake Bursalyan 
 
Location:  331 4th Avenue, Miramar 
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APN:  048-043-090 
 
Parcel Size:  5,009 sq. ft. 
 
Existing Zoning:  R-1/S-94/DR /CD (Single-Family Residential District/S-94 Combining 
District with 10,000 sq. ft. minimum parcel size/Design Review/ Coastal Development) 
 
General Plan Designation:  Medium Low Density Residential 
 
Sphere-of-Influence:  City of Half Moon Bay 
 
Existing Land Use:  Residential 
 
Water Service:  Coastside County Water District 
 
Sewer Service:  Granada Community Services District 
Flood Zone:  Zone X, Areas of Minimal Flooding. Panel No.: 06081C0252F, Effective 
Date: August 2, 2017) 
 
Environmental Evaluation:  Categorically exempt pursuant to Section 15301, Class 1 of 
the California Environmental Quality Act (CEQA), related to minor additions to existing 
structures , including single-family residences in a residential zone. 
 
Setting:  The project site is an improved residential parcel located mid-block on 4th 
Avenue in the unincorporated area of Miramar, surrounded by developed parcels in the 
Urban Midcoast. 
 
DISCUSSION 
 
A. KEY ISSUES 
 
 1. Conformance with the County General Plan 
 
  Upon review of the applicable provisions of the General Plan, staff has 

determined that the project complies with all General Plan Policies, including 
the following: 

 
  Urban Design Concept Policy 4.35 (Urban Area Design Concept) calls for 

new development to maintain and, where possible, improve upon the 
appearance and visual character of development in urban areas, and 
ensures that new development in urban areas is designed and constructed 
to contribute to the orderly and harmonious development of the locality.  The 
proposed rear addition, driven by structural foundation improvements, 
compliments the existing residence by utilizing the same materials and color 
palette and will not adversely affect the visual character of the 
neighborhood.  As seen in Attachment E, there is virtually no change to 
street facing façade of the home. 
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  Urban Land Use Policy 8.38 (Height, Bulk and Setbacks) regulates the 
height, bulk and setback requirements in zoning districts in order to:  
(1) ensure that the size and scale of development are compatible with the 
parcel size, (2) provide sufficient light and air in and around the structures, 
(3) ensure that development of permitted densities is feasible, and 
(4) ensure public health and safety.  The approximate 300-foot foundation 
expansion and subsequent 748 sq. ft. area addition meets the zoning district 
development standards for lot coverage and floor area and is complimentary 
with other residences located in direct vicinity of the project.  The rear 
additions have been designed to minimize impact on neighbor’s private 
views as possible, while accommodating the addition, by voluntarily 
modifying the roof from a gable to shed roof design (Attachment E).  The 
design of the new structure is complementary to the existing neighborhood 
context, as supported by the Coastside Design Review Committee’s 
recommendation of approval. 

 
 2. Conformance with the Local Coastal Program 
 
  Staff has reviewed the project proposed and found it in compliance with all 

applicable Local Coastal Program (LCP) Policies, specifically: 
 
  a. Visual Resources Component/ Design Review 
 
   Visual Resources Policy 8.12(a) (General Regulations) applies the 

Design Review Zoning District to urbanized areas of the Coastal Zone, 
which includes Moss Beach.  The project is, therefore, subject to 
Section 6565.20 of the Zoning Regulations.  As discussed in Section 
3.b of this report, the Coastside Design Review Committee (CDRC) 
considered this project at the regularly scheduled CDRC meeting on 
April 9, 2020, and determined it is in compliance with applicable 
Design Review Standards, and recommended approval.   

 
   Visual Resources Policy 8.13 (Special Design Guidelines for Coastal 

Communities) establishes design guidelines for Montara, Moss Beach, 
El Granada, and Miramar.  The proposed home complies with these 
guidelines as follows: 

 
   (1) The proposed foundation expansion and floor area addition will 

not require extensive grading or impact surrounding topography. 
 
   (2) The proposed addition compliments the existing materials with a 

natural appearance such as siding, and complimentary roof 
design, including natural-tone colors that will blend with the 
vegetative cover of the site and surrounding coastal views. 

 
   (3) The proposed addition compliments the existing shed roof 

design by using a similar roof style for the rear protrusions, 
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including non-reflective, charcoal gray composite roof shingles 
as the primary roof material. 

 
   (4) As previously stated, the size and bulk of the proposed 

residence was voluntarily mitigated so as to be as unobtrusive to 
the surrounding neighborhood.  The roof lines were voluntarily 
modified, lessening visual impacts. 

 
   (5) Also, as previously stated above, public views to the ocean are 

not impeded in the neighborhood as a result of the well-
articulated design of the rear addition. 

 
   Visual Resources Policy 8.32 (Regulation of Scenic Corridors in Urban 

Areas) requires application of the Design Review standards; the 
project’s compliance with those standards are discussed further in 
Section 3b. In addition, the project will not be visible from Cabrillo 
Highway due to distance, intervening development, vegetation and 
topography. 

 
 3. Conformance with the Zoning Regulations 
 
  a. Conformance with S-94 District Development Standards 
 
   The proposal complies with the property’s R-1/S-94/DR/CD zoning 

designation, as indicated in the following table: 
 

 
 

S-94 Development 
Standards Existing Proposed 

Minimum Site Area 10,000 sq. ft. 5,009 sq. ft.  5,009 sq. ft. 
Maximum Floor Area  2,404 sq. ft. (48% 

max.) 
1,552 sq. ft. (31%) 2,300 sq. ft. (46%) 

Maximum Building Site 
Coverage 

1,503 sq. ft. 
(30% max.) 

959 sq. ft. (19%) 1072 sq. ft. (21%) 

Minimum Front Setback 20 ft. 38.67 ft. 38.67 ft. 
Minimum Rear Setback 20 ft. 21.83 ft. 21.83 ft. 
Minimum Side Setback 10 ft. 5.25 ft. (right side) 

14.58 ft. (left side) 
5.25 ft. (right side) 
14.42 ft. (left side) 

Maximum Building 
Height 

28 ft. 36 ft. 35.75 ft. 

Minimum Parking 
Spaces 

2 Covered 1 (Covered) 
2 (Uncovered) 

1 (Covered) 
2 (Uncovered) 

Daylight 
Plane/Facade 
Articulation 

20 ft./45 
degrees on 
setback lines of 
two opposite 

Complies with 
façade 
articulation 

Complies with 
façade 
articulation 
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S-94 Development 
Standards Existing Proposed 

façades OR 
facade 
articulation 

 
  b. Conformance with Design Review District Standards 
 
   The Coastside Design Review Committee (CDRC) considered the 

project at a regularly scheduled CDRC meeting on October 10, 2020, 
and adopted the findings to recommend project approval, pursuant to 
the Design Review Standards for One-Family Residential Develop-
ment in the Midcoast, Section 6565.20 of the San Mateo County 
Zoning Regulations, specifically elaborated as follows: 

 
   (1) The owners worked collaboratively with neighbors by revising 

the gable designs to reduce impact to views.  Plate height was 
also kept low and the pitch of the proposed dormers keeps the 
height of the roof addition well below the 28 feet maximum 
height. (Section 6565.20(C)2b). 

 
   (2) Proposed windows and doors complement the style of the 

existing openings, providing a cohesive design. (Section 
6565.20(D)2b). 

 
 (3) Proposed windows and doors complement the style of the 

existing openings, providing a cohesive design. (Section 
6565.20(D)2b). 

 
   (4) Proposed shed roof dormers provides visual interest and 

articulation as secondary roof forms that relate to the existing 
primary roof forms.  Proposed primary roof material is non-
reflective material and color. (Section 6565.20(D)3a). 

 
   (5) Cementitious siding is a quality material that is appropriate to the 

Coastside and WUI requirements.  The color palette options are 
consistent with the neighborhood and the natural setting. 
(Section 6565.20(D)4b). 

 
   The Coastside Design Review Committee (CDRC) also recommended 

the following conditions be met prior to issuance to a building permit: 
(1) Proposed Gable dormers at rear second floor addition shall be 
changed to shed roof dormers.  Plate height shall be 8 feet 0 inches 
above finished floor elevation, and top of shed roof where it meets the 
existing roof shall not exceed 26 feet above existing grade (refer to 
Section S5).; (2) Introduce horizontal trim board to align with the 
existing deck at the front of the house, HardiTrim Arctic White to 
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match all other trim. Horizontal siding below this band shall be 
HardiPlank with color selection option of Evening Blue, Night Gray or 
Iron Gray. All other horizontal siding shall be HardiPlank with color 
selection option of Boothbay Blue, Pearl Gray, Gray Slate or Light 
Mist. Exception:  See Recommendation #1.; (3) All material 
specifications and color selections shall be shown on Exterior 
Elevations.; (4) Revise exterior lighting layout to include (1) dark sky 
compliant fixture at each exterior door, with the exception of (2) dark 
sky compliant fixtures at the existing front deck and (1) dark sky 
compliant fixture at the bottom of the stairs from the front Entry. 

 
  c. Conformance with Coastal Development Permit Standards 
 
   Section 6328.15 (Findings) of the Zoning Regulations requires the 

following findings be made in order to grant a coastal development 
permit: 

 
   That the project, as described in the application and 

accompanying materials required by Section 6328.7 and as 
conditioned in accordance with Section 6328.14, conforms with 
the plans, policies, requirements and standards of the San Mateo 
County Local Coastal Program. 

 
   The project application packet was originally submitted in August 3, 

2020 in conformance with Section 6328.7.  A building permit 
application has also been filed under BLD 2020-01552, pending 
planning approval.  The project has been conditioned in accordance 
with Section 6328.14, to require color and material verification prior to 
the final inspection of the associated building permit. In addition, the 
project complies with all applicable policies and specific findings 
required by polices of the LCP, as discussed in Section A.2. of this 
report. 

 
4. Compliance with Use Permit Regulations 
 
 a. Section 6133.3b and Section 6135 of the Zoning Regulations require the 

granting of a use permit for the expansion of an existing non-conforming 
structure on a non-conforming parcel when the proposed development will 
not meet current standards; in this case, the proposed addition will not meet 
the setbacks of the S-94 combining district and the covered parking 
requirements per Chapter 3. The proposed addition meets all other 
development standards for the district, and the non-conformities addressed 
if the following findings can be made: 

 
  The proposed development is proportioned to the size of the parcel on 

which it is being built. 
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  As mentioned in earlier sections, the existing lot coverage of the subject 
parcel is 19% (959 sq. ft.), with the proposed addition increasing it to 21% 
(1,072 sq. ft.), well under the maximum allowed 30%. The proposed addition 
will result in a total floor area of 2,300 sq. ft., under the maximum allowed. 
Similar to the other residences built along 4th Avenue, the existing 
residence has a non-conforming 5 foot 3 inch right side yard setback and 
conforming 14 foot 7 inch left side yard setback, where the S-94 combining 
district requires a 10 foot side yard setback. The proposed foundation 
improvements to structurally support the cantilevered floors above, require 
that the addition encroach into the required 10-foot side right side yard 
setback, maintaining the existing setback of 5 feet 3 inches.  

 
  All opportunities to acquire additional contiguous land in order to 

achieve conformity with the zoning regulations currently in effect have 
been investigated and proven to be infeasible 

 
  All adjacent parcels to the subject property have been fully developed, and 

do not meet the minimum lot size requirements for the S-94 combining 
district, prohibiting the ability to acquire additional property to address the 
side yard setback non-conformity.  

 
  The proposed development is as nearly in conformance with the 

zoning regulations currently in effect as is reasonably possible. 
 
  The project proposed, a 748 sq. ft. addition to an existing 1,552 sq. ft. single 

family residence, does not exceed the maximum lot coverage or floor area 
required under current development standards. While the existing residence 
was originally constructed with a building height of 36 ft., the addition will not 
exceed 26 feet above natural grade, and has been included as a condition 
of approval in Attachment A. The subject property has one covered and two 
uncovered parking spaces, where Section 6119 (Parking) currently requires 
two covered parking spaces for single-family residential development.  
When the residence was constructed and permitted in 1969, the parking 
requirement had not been adopted. The proposed improvements, resulting 
in a new bedroom, necessitates addressing the non-conforming parking 
situation. The total parking capacity on the property is one covered and two 
uncovered parking spaces.  Staff has determined that the use of the 
uncovered spaces in the front yard setback, in combination with the existing 
single-car garage, is in substantial conformance with the requirements 
currently in effect. 

 
  The establishment, maintenance, and/or conducting of the proposed 

use will not, under the circumstances of the particular case, result in a 
significant adverse impact to coastal resources, or be detrimental to 
the public welfare or injurious to property or improvements in the said 
neighborhood. 
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  The proposed rear addition to the existing single-family residence, and 
continued use of the one-car garage, will not have an adverse impact to 
coastal resources, or be detrimental to the public welfare or injurious to 
property or improvements to the incorporated community of Mirarmar. 

 
  Use permit approval does not constitute a granting of special 

privileges. 
 
  The approval of the use permit to grant the expansion of the existing non-

conforming structure and parking non-conforming situation to allow the 
proposed addition to the existing residence does not constitute a granting of 
special privileges. 

 
 
B. ENVIRONMENTAL REVIEW 
 
 This project is exempt from environmental review pursuant to the California 

Environmental Quality Act (CEQA), Section 15301, Class 1, related to 
maintenance or minor alteration of existing public or private structures, including 
single-family residences in a residential zone. 

 
C. REVIEW BY THE MIDCOAST COMMUNITY COUNCIL 
 
 The Midcoast Community Council did not forward a response to staff’s referral for 

this project. 
 
D. REVIEW BY THE CALIFORNIA COASTAL COMMISSION 
 
 The California Coastal Commission did not forward a response to staff’s referral 

for this project. 
 
E. OTHER REVIEWING AGENCIES 
 
 Building Inspection Section 
 Coastside County Water District 
 Granada Community Services District 
 Coastside Design Review Committee 
 
ATTACHMENTS 
 
A. Recommended Findings and Conditions of Approval 
B. Vicinity Map 
C. Project Plans 
D. CDRC Decision Letter, dated October 12, 2020 
F. Exterior Visual Simulations 
 
BRA:cmc – BRAFF0500_WCU.DOCX 
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Attachment A 

 
County of San Mateo 

Planning and Building Department 
 

RECOMMENDED FINDINGS AND CONDITIONS OF APPROVAL 
 
 
Permit or Project File Number:  PLN 2020-00248  Hearing Date:  January 27, 2021 
 
Prepared By: Bryan Albini, Project Planner For Adoption By:  Planning Commission 
 
 
RECOMMENDED FINDINGS 
 
Regarding the Environmental Review, Find: 
 
1. That the proposed project is categorically exempt from environmental review 

pursuant to Section 15301, Class 1(e) of the California Environmental Quality Act 
(CEQA), related to additions to existing structures provided that the addition will 
not result in an increase of more 50 percent of the floor area of the structures 
before the addition, or 2,500 sq. ft., whichever is less.  The proposed 748 sq. ft. 
floor area addition falls under this threshold. 

 
Regarding the Design Review, Find: 
 
2. That, with the conditions of approval recommended by the Coastside Design 

Review Committee at its meeting of October 10, 2020, the project is in compliance 
with the Design Review Standards for the Coastside as previously elaborated in 
Section 3.b of this staff report. 

 
Regarding the Coastal Development Permit, Find: 
 
3. That the project, as described in the application and accompanying materials 

required by Section 6328.7 and as conditioned in accordance with Section 
6328.14, conforms with the plans, policies, requirements and standards of the San 
Mateo County Local Coastal Program by conforming to the standards and policies 
outlined in this staff report. 

 
4. That the project conforms to specific findings required by policies of the San 

Mateo County Local Coastal Program.  Specifically, the policies of Visual 
Resources. 

 
Regarding the Use Permit: 
 
5. The proposed development is proportioned to the size of the parcel on which it is 

being built. 
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6. All opportunities to acquire additional contiguous land in order to achieve 

conformity with the zoning regulations currently in effect have been investigated 
and proven to be infeasible. 

 
7. The proposed development is as nearly in conformance with the zoning 

regulations currently in effect as is reasonably possible. 
 
8. The establishment, maintenance, and/or conducting of the proposed use will not, 

under the circumstances of the particular case, result in a significant adverse 
impact to coastal resources, or be detrimental to the public welfare or injurious to 
property or improvements in the said neighborhood. 

 
9. Use permit approval does not constitute a granting of special privileges. 
 
RECOMMENDED CONDITIONS OF APPROVAL 
 
Current Planning Section 
 
1. The project shall be constructed in compliance with the plans once approved by 

the Planning Commission and as reviewed by the Coastside Design Review 
Committee on October 10, 2020.  Any changes or revisions to the approved plans 
shall be submitted to the Community Development Director for review and 
approval prior to implementation.  Minor adjustments to the design of the project 
may be approved by the Design Review Officer if they are consistent with the 
intent of and are in substantial conformance with this approval.  Alternatively, the 
Design Review Officer may refer consideration of the revisions to the Coastside 
Design Review Committee, with applicable fees to be paid. 

 
2. The applicant shall include a copy of the final approval letter on the top pages of 

the building plans.  This would provide the Planning approval date and required 
conditions of approval on the on-site plans. 

 
3. The applicant shall indicate the following on plans submitted for a building permit, 

as stipulated by the Coastside Design Review Committee: 
 
 a. Proposed Gable dormers at rear second floor addition shall be changed to 

shed roof dormers.  Plate height shall be 8 feet 0 inches above finished floor 
elevation, and top of shed roof where it meets the existing roof shall not 
exceed 26 feet above existing grade (refer to Section S5). 

 
 b. Introduce horizontal trim board to align with the existing deck at the front of 

the house, HardiTrim Arctic White to match all other trim. Horizontal siding 
below this band shall be HardiPlank with color selection option of Evening 
Blue, Night Gray or Iron Gray. All other horizontal siding shall be HardiPlank 
with color selection option of Boothbay Blue, Pearl Gray, Gray Slate or Light 
Mist. 
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 c. All material specifications and color selections shall be shown on Exterior 
elevations. 

 
 d. Revise exterior lighting layout to include (1) dark sky compliant fixture at 

each exterior door, with the exception of (2) dark sky compliant fixtures at 
the existing front deck and (1) dark sky compliant fixture at the bottom of the 
stairs from the front Entry. 

 
4. It shall be the responsibility of the engineer of record to regularly inspect the 

erosion control measures for the duration of all grading remediation activities, 
especially after major storm events, and determine that they are functioning as 
designed and that proper maintenance is being performed.  Deficiencies shall be 
immediately corrected, as determined by and implemented under the observation 
of the engineer of record. 

 
5. During project construction, the applicant shall, pursuant to Chapter 4.100 of the 

San Mateo County Ordinance Code, minimize the transport and discharge of 
stormwater runoff from the construction site into storm drain systems and water 
bodies by: 

 
 a. Using filtration materials on storm drain covers to remove sediment from 

dewatering effluent. 
 
 b. Stabilizing all denuded areas and maintaining erosion control measures 

continuously between October 1 and April 30. 
 
 c. Removing spoils promptly, and avoiding stockpiling of fill materials, when 

rain is forecast.  If rain threatens, stockpiled soils and other materials shall 
be covered with a tarp or other waterproof material. 

 
 d. Storing, handling, and disposing of construction materials and wastes so as 

to avoid their entry to the storm drain system or water body. 
 
 e. Avoiding cleaning, fueling or maintaining vehicles on-site, except in an area 

designated to contain and treat runoff. 
 
 f. Limiting and timing application of pesticides and fertilizers to avoid polluting 

runoff. 
 
 g. Limiting construction access routes and stabilization of designated access 

points. 
 
 h. Avoiding tracking dirt or other materials off-site; cleaning off-site paved 

areas and sidewalks using dry sweeping methods. 
 
6. The applicant shall provide “finished floor elevation verification” to certify that the 

structure is actually constructed at the height shown on the submitted plans.  The 
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applicant shall have a licensed land surveyor or engineer establish a baseline 
elevation datum point in the vicinity of the construction site. 

 
 a. The applicant shall maintain the datum point so that it will not be disturbed 

by the proposed construction activities until final approval of the building 
permit. 

 
 b. This datum point and its elevation shall be shown on the submitted site plan.  

This datum point shall be used during construction to verify the elevation of 
the finished floors relative to the existing natural or to the grade of the site 
(finished grade). 

 
 c. Prior to Planning approval of the building permit application, the applicant 

shall also have the licensed land surveyor or engineer indicate on the 
construction plans:  (1) the natural grade elevations at the significant 
corners (at least four) of the footprint of the proposed structure on the 
submitted site plan, and (2) the elevations of proposed finished grades. 

 
 d. In addition, (1) the natural grade elevations at the significant corners of the 

proposed addition, (2) the finished floor elevations, and (3) the topmost 
elevation of the shed roof ridge connecting to the existing roofline, must be 
shown on the plan, elevations, and cross-section (if one is provided). 

 
 e. Once the building is under construction, prior to the below floor framing 

inspection or the pouring of the concrete slab (as the case may be) for the 
lowest floor(s), the applicant shall provide to the Building Inspection Section 
a letter from the licensed land surveyor or engineer certifying that the lowest 
floor height, as constructed, is equal to the elevation specified for that floor 
in the approved plans.  Similarly, certifications on the garage slab and the 
topmost elevation of the roof are required. 

 
 f. If the actual floor height, garage slab, or roof height, as constructed, is 

different than the elevation specified in the plans, then the applicant shall 
cease all construction and no additional inspections shall be approved until 
a revised set of plans is submitted to and subsequently approved by both 
the Building Official and the Community Development Director. 

 
7. The applicant shall include an erosion and sediment control plan to comply with 

the County’s Erosion Control Guidelines on the plans submitted for the building 
permit.  This plan shall identify the type and location of erosion control measures 
to be installed upon the commencement of construction in order to maintain the 
stability of the site and prevent erosion and sedimentation off-site. 

 
8. The applicant shall apply for a building permit and shall adhere to all requirements 

from the Building Inspection Section, the Department of Public Works and the 
Coastside Fire Protection District. 
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9. No site disturbance shall occur, including any grading or tree/vegetation removal, 
until a building permit has been issued. 

 
10. To reduce the impact of construction activities on neighboring properties, comply 

with the following: 
 
 a. All debris shall be contained on-site; a dumpster or trash bin shall be 

provided on site during construction to prevent debris from blowing onto 
adjacent properties.  The applicant shall monitor the site to ensure that trash 
is picked up and appropriately disposed of daily. 

 
 b. The applicant shall remove all construction equipment from the site upon 

completion of the use and/or need of each piece of equipment which shall 
include but not be limited to tractors, back hoes, cement mixers, etc. 

 
 c. The applicant shall ensure that no construction-related vehicles shall 

impede through traffic along the right-of-way on Park Avenue.  All 
construction vehicles shall be parked on-site outside the public right-of-way 
or in locations which do not impede safe access on Park Avenue.  There 
shall be no storage of construction vehicles in the public right-of-way 

 
11. The exterior color samples submitted to the CDRC are approved.  Color 

verification shall occur in the field after the applicant has applied the approved 
materials and colors but before a final inspection has been scheduled. 

 
12. Noise sources associated with demolition, construction, repair, remodeling, or 

grading of any real property shall be limited to the hours from 7:00 a.m. to 6:00 
p.m. weekdays and 9:00 a.m. to 5:00 p.m. Saturdays.  Said activities are 
prohibited on Sundays, Thanksgiving and Christmas (San Mateo Ordinance Code 
Section 4.88.360). 

 
Building Inspection Section 
 
13. The proposed project requires a building permit. 
 
14. At the time of building permit application, the plans shall also clearly delineate the 

“storage/unconditioned” on floor plan. 
 
Drainage Inspection 
 
15. The following items will be required at the time of building permit submittal: 
 
 a. Comply with the County's "basic" and/or "prescriptive" drainage review 

requirements, as applicable, including showing splashblocks at roof gutter 
downspouts to disperse rainwater to landscaping where feasible. 

 
 b. A final Grading and Drainage Plan prepared and stamped by a registered 

civil engineer showing any features required to retain additional stormwater 
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resulting from the new and replaced impervious areas on-site, as 
determined in the Drainage Report. 

 
 c. An updated C3 and C6 Development Review Checklist. 
 
Coastside Fire Protection District 
 
16. As per Coastside Fire Protection District Standard Cl-013, building identification 

shall be conspicuously posted and visible from the street.  (TEMPORARY 
ADDRESS NUMBERS SHALL BE POSTED PRIOR TO COMBUSTIBLES BEING 
PLACED ON SITE).  The letters/numerals for permanent address signs shall be 4 
inches in height with a minimum 1/2-inch stroke. Such letters/numerals shall be 
internally illuminated and facing the direction of access.  Residential address 
numbers shall be at least six feet above the finished surface of the driveway.  
Where buildings are located remotely to the public roadway, additional signage at 
the driveway/roadway entrance leading to the building and/or on each individual 
building shall be required by the Coastside Fire Protection District.  This remote 
signage shall consist of a 6 inch by 18-inch green reflective metal sign with 3-inch 
reflective Numbers/ Letters similar to Hy-Ko 911 or equivalent shall be placed at 
the entrance from the nearest public roadway. 

 
17. As per Coastside Fire Protection District Ordinance 2019-03, the roof covering of 

every new building or structure, and materials applied as part of a roof covering 
assembly, shall have a minimum fire rating of Class "B" or higher as defined in the 
current edition of the California Building Code, if the addition requires new section 
of roof. 

 
18. Vegetation Management (LRA) The Coastside Fire Protection District Ordinance 

2019-03, the 2019 California Fire Code 304.1.2 
 
 a. A fuel break of defensible space is required around the perimeter of all 

structures to a distance of not less than 30 feet and may be required to a 
distance of 100 feet or to the property line.  This is neither a requirement nor 
an authorization for the removal of living trees. 

 
 b. Trees located within the defensible space shall be pruned to remove dead 

and dying portions, and limbed up 6 feet above the ground.  New trees 
planted in the defensible space shall be located no closer than 10 feet to 
adjacent trees when fully grown or at maturity. 

 
 c. Remove that portion of any existing trees, which extends within 10 feet of 

the outlet of a chimney or stovepipe or is within 5 feet of any structure.  
Maintain any tree adjacent to or overhanging a building free of dead or dying 
wood. 

 
19. Escape or rescue windows shall have a minimum net clear openable area of 5. 7 

square feet, 5.0 sq. ft. allowed at grade.  The minimum net clear openable height 
dimension shall be 24 inches.  The net clear openable width dimension shall be 
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20 inches.  Finished sill height shall be not more than 44 inches above the 
finished floor. (CFC 1030). 

 
20. The installation of an approved spark arrester is required on all (WOOD 

BURNING) chimneys.  Spark arresters shall be made of 12-gage woven or 
welded wire screening having openings not exceeding 1/2-inch. 

 
BRA:cmc – BRAFF0500_WCU.DOCX 
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CS1 COVER SHEET, CODE NOTES, GENERAL NOTES,
PLOT PLAN, SHEET INDEX, CONSULTANT LIST

A-1 EXISTING FLOOR PLAN / DEMO PLAN / NOTES
A-2 PROPOSED FLOOR PLAN / NOTES
A-3 AREA JUSTIFICATION
A-4 EXTERIOR ELEVATIONS / NOTES
A-5 EXTERIOR ELEVATIONS / NOTES
A-6 EXISTING / PROPOSED CONCEPT VIEWS  
A-7 FOUNDATION / FRAMING PLANS / NOTES
A-8 ROOF PLAN / FRAMING PLAN / NOTES
A-9 CROSS SECTIONS
E-1 ELECTRICAL / MECHANICAL PLAN, LEGEND AND NOTES
E-2 ELECTRICAL NOTES 
BMP-1 BEST MANAGEMENT PRACTICES
V-1 SURVEY / TOPO MAP W / DRAINAGE
S-1 FOUNDATION / FIRST FLOOR FRAMING PLANS
S-2 SECOND FLOOR FRAMING / ROOF FRAMING PLANS
S-3 STRUCTURAL SPECIFICATIONS
S-4 STRUCTURAL SPECIFICATIONS
S-5 STRUCTURAL SPECIFICATIONS
EN-1 TITLE 24 COVER / MANDATORY REQUIREMENTS
EN-2 TITLE 24 CERTIFICATE OF COMPLIANCE CF1R SHEETS
EN-3 TITLE 24 CERTIFICATE OF COMPLIANCE CF1R SHEETS
EN-4 TITLE 24

    RESIDENTIAL MEASURES SUMMARY  RMS-1 SHEETS 
    HVAC SYSTEM HEATING & COOLING LOADS SUMMARY
      

OWNER: BURSALYAN

ADDRESS: 331 4TH AVE 
HALF MOON BAY, CA 94019

CONTACT: JAKEBUR1@GMAIL.COM

BUILDING TYPE V/B

ZONE: R-1/S-94/DR/CD

APN: 048043090

LOT  SIZE   5,009 SQ. FT. 

EXISTING
   LIVING AREA
     FLOOR 0   315.0 SQ. FT.
     FLOOR 1   577.3 SQ. FT.
     FLOOR 2   400.0 SQ. FT.

  (E) TOTAL LIVING AREA 1292.3 SQ. FT.

  (E) GARAGE AREA   271.0 SQ. FT.
  (E) DECK AREA   161.2 SQ. FT.

  (E) FOOTPRINT   598.3 SQ. FT.
  (E) LOT COVERAGE    11.9%

PROPOSED
  LIVING AREA
    FLOOR 0   315.0 SQ. FT.
    FLOOR 1   850.4 SQ. FT.
    FLOOR 2   602.8 SQ. FT

  (P) TOTAL LIVING AREA 1786.2 SQ. FT.

  (P) GARAGE AREA   271.4 SQ. FT.
  (P) DECK AREA   203.2 SQ. FT.

  (P) FOOTPRINT:   875.9 SQ. FT.
  (P) LOT COVERAGE:  17.5 %

  (P) ADDED LIVING AREA   475.9 SQ. FT.

ALL WORK SHALL BE DONE IN CONFORMANCE WITH 
ALL APPLICABLE FEDERAL, STATE, COUNTRY AND 
CITY ORDINANCES AND BUILDING CODES, AND 
REQUIREMENTS ESTABLISHED BY STATE AND LOCAL 
FIRE MARSHALS, IN CASE OF CONFLICT, MOST STRINGENT 
REQUIREMENTS SHALL SUPPLY.

THE FOLLOWING CODES HAVE BEEN ADOPTED 
2019 CALIFORNIA BUILDING CODE
2019 CALIFORNIA RESIDENTIAL CODE
2019 CALIFORNIA BUILDING CODES FOR PLUMBING
2019 CALIFORNIA BUILDING CODES FOR MECHANICAL
2019 CALIFORNIA BUILDING CODES FOR ELECTRICAL
2019 CALIFORNIA BUILDING CODES FOR FIRE    
2019 CALIFORNIA BUILDING CODES FOR TITLE 24
2019 CALIFORNIA GREEN BUILDING CODE
2019 CALIFORNIA ENERGY CODE

THE CONCEPT DRAWINGS PRESENTED HERIN ARE AS
DEVELOPED BY THE OWNER.AND PREPARED BY A. G. FREY &
CO..

DESIGNER / GENERAL NOTES

PROJECT CONTACTS

LOCATION MAP

THESE PLANS SHALL NOT BE USED FOR CONSTRUCTION UNTIL  APPROVED BY THE LOCAL BUILDING DEPARTMENT.  THE BUILDER IS EXPECTED TO FOLLOW
THESE PLANS, APPLICABLE BUILDING CODES  AND LOCAL ORDINANCES.  HE SHALL VERITY THAT SITE CONDITIONS ARE CONSISTENT WITH THESE PLANS
BEFORE STARTING WORK.  WHILE THESE PLANS ARE DRAWN TO SHOW THE PROPOSED WORK AS ACCURATELY AS POSSIBLE, SCHEMATIC DETAILS MAY BE
USED IN SOME CASES FOR CLARITY.  WORK NOT SPECIFICALLY DETAILED SHALL BE CONSTRUCTED TO THE SAME QUALITY AS SIMILAR WORK THAT IS
DETAILED.

WRITTEN DIMENSIONS AND SPECIFIC NOTES SHALL TAKE PRECEDENCE OVER SCALED DIMENSIONS AND GENERAL NOTES.  IF CONFLICTING INFORMATION IS
SHOWN, THE MORE STRINGENT SHALL GOVERN.  THE ENGINEER/DESIGNER SHALL BE CONSULTED FOR CLARIFICATION IF SITE CONDITIONS ARE
ENCOUNTERED THAT ARE DIFFERENT THAN SHOWN, IF DISCREPANCIES ARE FOUND IN THE PLANS OR NOTES, OR IF A QUESTION ARISES OVER THE INTENT
OF THE PLANS OR NOTES.

THE ENGINEER/DESIGNER ASSUMES NO RESPONSIBILITY FOR SCHEDULING, FABRICATION, CONSTRUCTION TECHNIQUES OR MATERIALS, OR QUANTITIES
USED IN THE WORK.  THE ENGINEER/ DESIGNER ASSUMES NO RESPONSIBILITY FOR FIELD CHANGES, SITE VARIANCES OR DISCREPANCIES NOT BROUGHT TO
HIS/HER ATTENTION FOR CLARIFICATION.

PROJECT SCOPE/NOTES
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THE EXISTING HOME SUFFERED A
CATASTROPHIC FLASHING FAILURE AT THE
CLERESTORY CAUSING MASSIVE INTERIOR
WATER DAMAGE.  SUBSEQUENT
INSPECTION SHOWED THE EXISTING
SHEETROCK CONTAINED ASBESTOS.  THE
INTERIOR OF THE HOME HAS BEEN
STRIPPED TO STUDS, THE ASBESTOS
REMOVED AND TREATED FOR MOLD.  

THE HOME IS TO BE ADDED TO PER PLAN
AND THE INTERIOR RESTORED.

THE ADDITION WILL ELIMINATE THE
SECOND FLOOR CANTILEVER BY
CONSTRUCTING FOUNDATION AND WALLS
BELOW TO ADD ADDITIONAL STRUCTURAL
STRENGTH TO THE EXISTING STRUCTURE. 
THE REAR OF THE STRUCTURE WILL BE
EXTENDED TO ALIGN WITH THE EXISTING
REAR WALL OF THE STAIR WELL.

AS NOTED

ALL DIMENSIONS AND CONDITIONS AT THE SITE SHALL BE VERIFIED BY THE OWNER OR THOSE PARTIES PROVIDING SERVICES. 

NOTED DIMENSIONS TAKE PRECEDENCE OVER SCALE ON THE DRAWINGS.

ALL PARTIES (CONTRACTORS, SUBCONTRACTORS AND OTHERS) SHALL ASSUME ALL RESPONSIBILITY FOR CONFORMING TO THE CODES AND
REGULATIONS OF THE ENFORCING BODY.

THESE PLANS ARE INTENDED SPECIFICALLY FOR USE BY A.G.FREY ONLY. SHOULD OTHERS  USE AND RELY ON THESE PLANS AND
DOCUMENTS FOR THE INTENDED PURPOSE OF BIDDING AND BUILDING ANY PROJECT ON THE SITE, THEY AGREE TO HOLD ALAN G. FREY
HARMLESS AND WILL ASSUME ALL RESPONSIBILITY FOR THE ACCURACY OF ALL INFORMATION CONTAINED HEREIN.

ALL PERSONS USING THESE PLANS SHALL PROMPTLY NOTIFY FREY OF ANY ERRORS, OMISSIONS AND DESIGN FLAWS APPEARING IN THE
DRAWINGS OR SPECIFICATIONS.  INSTRUCTIONS FOR CORRECTIONS SHALL BE ISSUED ONLY IF AN ADDENDUM TO THE ORIGINAL DESIGN
CONTRACT HAS BEEN AGREED TO BY THE OWNER TO COVER ADDITIONAL TIME AND EXPENSES.  MAXIMUM REWARD FOR ANY LITIGATION
ARISING FROM THE USE OF THIS DOCUMENT SHALL BE THE AMOUNT PAID FOR THIS DOCUMENT.  

SHOULD ANY CONTRACTOR OR OTHERS PROCEED WITHOUT THE WRITTEN INSTRUCTIONS, HE ASSUMES ALL LIABILITY AND RESPONSIBILITY
FOR THE ENTIRE SCOPE OF WORK.

DETAILS AND NOTES ON THESE DRAWINGS ARE TYPICAL AND SHALL APPLY UNLESS OTHERWISE NOTED. DETAILS NOT FULLY SHOWN SHALL
BE OF THE SAME NATURE AS SHOWN FOR SIMILAR CONDITIONS. 

THE SITE PLAN PROVIDED IS TAKEN FROM ASSESSORS PUBLIC RECORDS. ALL INFORMATION REGARDING THE PROPERTY BOUNDARIES WAS
TAKEN FROM THE ASSESSORS PARCEL MAP.   FREY DOES NOT TAKE RESPONSIBILITY FOR THE ACCURACY OF THE DATA PRESENTED AND
INCORPORATED HEREIN. ACCURACY IS THE RESPONSIBILITY OF THE HOME OWNER.  ALL EXISTING SOILS CONDITIONS AND TOPOGRAPHY OF
THE PROPERTY IS THE SOLE RESPONSIBILITY OF THE OWNER.

ALL UTILITY INFORMATION SHALL BE VERIFIED BY THE CONTRACTOR OR OWNER. UTILITY LOCATIONS BELOW GRADE ARE COMPLETELY
UNKNOWN AT THIS TIME.

CODES/STANDARDS

PROJECT INFORMATION
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TITLE PAGE / SITE PLAN / NOTES
EXISTING FLOOR PLAN / DEMOLITION SCHEMATIC
PROPOSED FLOOR PLAN / CONCEPT VIEWS
EXTERIOR / INTERIOR ELEVATIONS
CONCEPT VIEWS

GLU-LAM Glue-Laminated
G.S.M. Galvanized Sheet Metal
GYP. BD. Gypsum Board
H.C. Hollow Core
HORIZ. Horizontal
INSUL. Insulation or Insulated
L. Length
LB. OR # Pound or Number
LTWT. Lightweight
M.D.F. Medium Density Fiberboard
MFR. Manufacturer
MIN. Minimum
MSTR. Master
(N) New
N.C. No Change
N.I.C. Not In Contract
N.T.S. Not To Scale
O/ Over
O.C. On Center
PERF. Perforated
PL. HT. Plate Height
PLYWD. Plywood
PR. Pair
P.T. Pressure Treated
R. Riser
REINF. Reinforcing
RFTR Rafter
RDWD. Redwood
RM. Room

S.C. Solid Core
SL. Sliding or Slope
S.F. Square Feet
P.S.I. Pounds Per Square Inch
STD. Standard
(TG) Tempered Glass
TYP. Typical
U.N.O. Unless Noted Otherwise
VERT. Vertical
V.I.F. Verify In Field
W/ With
W/O Without
W.P. Water Proof
W.W.F. Welded Wire Fabric or Mesh
WDW Window

Door & Window Abbreviations

ABV. Above
CSMT. Casement Window
DH Double Hung
FX. Fixed Window
FR. DR. French Door
RND. TOP Round Top
S.H. Single Hung
SL. Sliding Window
SL. GL. DR. Sliding Glass Door
TRAN. Transom Window
H.H. Header Height

# DATE COMMENTS

LAND SURVEYING
   SAVIOR P. MICALLEF LAND SURVEYING
   421 WILDWOOD DRIVE
   SOUTH SAN FRANCISCO, CA. 94080
   805-709-2423
   savior.micallef@gmail.com
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SHEET

CS-1

ABBREVIATIONS LIST

A.B. Anchor Bolt
A.F.F. Above Floor Finish
BDRM Bedroom
B.F.F. Below Finish Floor
BLK’G Blocking
BM. Beam
BOT. Bottom
CALCS. Calculations
CBC California Building Code
CEC California Electrical Code
CLG. Ceiling
CMC California Mechanical Code
C.M.U. Concrete Masonry Unit (S)
CONC. Concrete
CONT. Continuous
CPC California Plumbing Code
DBL. Double
DIA. Diameter
DN Down
D.S. Down Spout
(E) Existing
EA. Each
(EG) Egress
F.J. Floor Joist
FLR. Floor
F.F. Finished Floor
GA. Gauge
GALV. Galvanized
G.F.I. Ground Fault Interrupter 
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REVISIONS

SITE MAP
SCALE 1/8" = 1'

VICINITY MAP

GENERAL CONTRACTOR
   OWNER/BUILDER

ENGINEERING
   BRIAN DOTSON
   P.O. BOX 371022
   MONTARA, CA. 94037
   650-722-0219
   bdce@sbcglobal.net

ENERGY CONSULTANT
    RaPiD ENERGY COMPLIANCE
    8100 SE WALLACE RD.
    DAYTON, OR  97114
    (707) 433-2878
    helios@rapid1.com

WATER DAMAGE RESTORATION / ADDITION

EXISTING PROPOSED

DECSRIPTION

LIVING AREA (E)
LIVING AREA (E)
LIVING AREA (P)
STORAGE AREA (UNCONDITIONED) (P)
GARAGE AREA (E)

LIVING AREA (E)
LIVING AREA (E)
STAIR WELL (E)
LIVING AREA (P)
LIVING AREA (P)
LIVING AREA (P)
LIVING AREA (P)
DECK (E)
DECK (P)

LIVING AREA (E)
LIVING AREA (P)
LIVING AREA (P)
STAIR (OPEN TO BELOW) (E)

LIVING AREA (E)  FLOOR 0
LIVING AREA (E)  FLOOR 1
LIVING AREA (E)  FLOOR 2
GARAGE AREA (E)
DECK (E)

TOTAL (E) LIVING AREA

LIVING AREA (P) FLOOR 0
LIVING AREA (P) FLOOR 1
LIVING AREA (P) FLOOR 2
GARAGE AREA (P)
DECK AREA (P)

TOTAL (P) LIVING AREA
TOTAL (P) GARAGE AREA
TOTAL (P) DECK AREA

TOTAL ADDED LIVING AREA

LOT AREA

BUILDING FOOTPRINT (E)
LOT COVERAGE (E)

BUILDING FOOTPRINT (P)
LOT COVERAGE (P)

DRAFTING 
   A.G.FREY& CO.
   1917 BELLE AVE
   SAN CARLOS, CA 94070
   650-802-0579
   ibuild@pacbell.net

GEOTECHNICAL CONSULTANT
   SOIL ENGINEERING CONSTRUCTION INC
   927  ARGUELLO ST.
   REDWOOD CITY CA.94063
   650-367-9595
    sec@soilengineeringconstruction.com
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EXISTING FLOOR PLAN
SCALE 1/4" = 1'

FLOOR 0
(BASEMENT)

FLOOR 1 FLOOR 2

ALL(N) DOORS AND DOOR FRAMES SHALL BE MANUFACTURED. REFER TO FLASHING
DETAILS AS PROVIDED BY DOOR MANUFACTURER.

ALL (N) DOOR HEADER HEIGHTS (H.H.) TO MATCH EXISTING.  FRAMER SHALL ALLOW
FOR FRAME THICKNESS AND SHIM SPACE WHEN INSTALLING THE HEADER.

PROVIDE TEMPERED GLASS AT ALL NEW FRENCH DOORS OR DOORS WITH GLASS. 
TEMPERED GLAZING SHALL BE AFFIXED WITH A PERMANENT LABEL (2019 C.R.C. R308.1)

REGARDLESS OF THE OCCUPANT LOAD SERVED, EXIT DOORS SHALL BE OPERABLE FROM THE
INSIDE WITHOUT THE USE OF A KEY OR ANY SPECIAL KNOWLEDGE OR EFFORT.  (2019 C.B.C 1010.1.9)

REGARDLESS OF THE OCCUPANT LOAD SERVED, THERE SHALL BE A FLOOR OR A LANDING ON EACH
SIDE OF A DOOR. (2019 C.B.C. 1010.1.5)

WHERE ACCESS FOR PERSONS WITH DISABILITIES IS REQUIRED BY CHAPTER11A, THE FLOOR OR
LANDING SHALL NOT BE MORE THAN L/2 INCH (12.7 MM) LOWER THAN THE THRESHOLD OF THE
DOORWAY. WHERE SUCH ACCESS IS NOT REQUIRED, THE THRESHOLD SHALL NOT EXCEED 1 INCH
(25 MM). LANDINGS SHALL BE LEVEL EXCEPT THAT EXTERIOR LANDINGS MAY HAVE A SLOPE NOT TO
EXCEED L/4 UNIT VERTICAL IN 12 UNITS HORIZONTAL (2% SLOPE).

PROVIDE EMERGENCY EGRESS FROM SLEEPING ROOMS PER (2019 C.R.C.  R310.1). IF EGRESS IS
SUPPLIED BY A WINDOW, THE SILL HEIGHT SHALL BE 44” MAXIMUM. NET CLEAR OPENING AREA
SHALL BE A MINIMUM OF 5.7 SQUARE FEET. 24” MINIMUM NET CLEAR OPENING HEIGHT. 20” NET
CLEAR OPENING WIDTH (2019 C.R.C. R310.2.1, R310.2.2).

DOORS FROM INDIVIDUAL DWELLING OR SLEEPING UNITS OF GROUP R OCCUPANCIES HAVING AN
OCCUPANT LOAD OF 10 OR LESS ARE PERMITTED TO BE EQUIPPED WITH A NIGHT LATCH, DEAD
BOLT OR SECURITY CHAIN, PROVIDED SUCH DEVICES ARE OPENABLE FROM THE INSIDE WITH¬ OUT
THE USE OF A KEY OR TOOL.  (2019 C.B.C 1010.1.9.4.4 ).

THE EXISTING STRUCTURE IS NOT EQUIPPED WITH AN AUTOMATIC SPRINKLER SYSTEM.

GENERAL FIRE-RESISTIVE WALLS AND PARTITIONS SHALL BE ASSUMED TO HAVE THE
FIRE-RESISTANCE RATINGS SET FORTH IN (2019 C.B.C 707 ).

ALL PENETRATION IN WALLS OF ONE AND TWO HOUR WALLS FIRE- RESISTIVE
CONSTRUCTION SHALL BE FIRE STOPPED PER (2019 C.B.C 714) 

THROUGH PENETRATIONS SHALL BE PROTECTED BY AN APPROVED PENETRATION
FIRESTOP SYSTEM INSTALLED AS TESTED IN ACCORDANCE WITH ASTM E 814 OR UL
1479, WITH A MINIMUM POSITIVE PRESSURE DIFFERENTIAL OF 0.01 INCH (2.49 PA) OF
WATER AND SHALL HAVE AN F RATING OF NOT LESS THAN THE REQUIRED FIRE-
RESISTANCE RATING OF THE WALL PENETRATED. (2019 C.B.C.  714.4.1.2)

ALL HEATING/AC UNITS SHALL MEET THE REQUIREMENTS OF STATE AND LOCAL CODES
AND ENERGY CALCULATIONS IF APPLICABLE.

EXISTING HVAC CONDITIONS
    ELECTRIC BASE BOARD HEAT IN EACH ROOM, ELECTRIC WATER HEATER LOCATED IN
THE   BASEMENT.

ALL DUCT OUTLETS IN WORK AREAS SHALL BE COVERED DURING CONSTRUCTION

ALL (N) GLAZING IN DOORS AND  WINDOWS SHALL BE DOUBLE GLAZED WITH
FIBERGLASS FRAMES. PROVIDE SCREENS ON OPERABLE WINDOWS. VERIFY ROUGH
OPENING SIZE WITH MANUFACTURER. 

ALL (N) WINDOWS AND WINDOW FRAMES ARE TO BE INSTALLED AND FLASHED PER
MANUFACTURERS INSTRUCTIONS. THE NAILING FIN AT THE WINDOW HEAD IS NOT TO
BE NAILED ALONG THE TOP FLANGE TO ALLOW FOR HEADER DEFLECTION.  
 
SLEEPING ROOMS SHALL HAVE WINDOWS WHICH MEET THE EGRESS REQUIREMENTS
AS FOLLOWS:   THE SILL HEIGHT SHALL BE 44” MAXIMUM. NET CLEAR OPENING SHALL
BE 5.7 SQUARE FEET. 24” MINIMUM NET CLEAR OPENING HEIGHT. 20” NET CLEAR
OPENING WIDTH.  (2019 C.B.C. 1030 AND 2019 C.R.C. R310.)

TEMPERED GLASS (TG) SHALL BE PROVIDED PER 2019 C.R.C R308.4 AT HAZARDOUS
LOCATIONS SUCH AS:

1) WINDOWS ADJACENT TO AND WITHIN 24 INCHES OF EITHER EDGE OF THE FRONT
DOOR
2) IN DOORS
3) WINDOWS GREATER THAN 9SF AND CLOSER THAN 18" TO THE FLOOR  
   
ALL NEW GLASS WINDOWS AND  DOORS  WILL BE PER TITLE 24 ENERGY
PRESCRIPTIVE METHOD AND HAVE A  MAXIMUM U-FACTOR IS 0.32

DOORS & WINDOWS

EGRESS

FIRE PROTECTION

INSULATIONMECHANICAL
1-  ALL WINDOWS AND DOORS SHALL BE WEATHER STRIPPED INCLUDING THE GARAGE.
2-  THE STRUCTURE SHALL MEET OR EXCEED CURRENT MINIMUM STATE AND LOCAL
ENERGY EFFICIENCY REQUIREMENTS.

THE KITCHEN EXHAUST HOOD SHALL HAVE A MINIMUM EXHAUST RATE OF 100 CFM. [C.En.C.
150(O), EXC. 5 TO 152(A) & ASHRAE STD. 62.2]

ENVIRONMENTAL AIR DUCT (KITCHEN & BATH) EXHAUST SHALL TERMINATE NOT LESS THAN 3
FEET (914 MM) FROM A PROPERTY LINE, 10 FEET (3048 MM) FROM A FORCED AIR INLET, AND 3
FEET (914 MM) FROM OPENINGS INTO THE BUILDING. ENVIRONMENTAL EXHAUST DUCTS SHALL
NOT DISCHARGE ONTO A PUBLIC WALKWAY.  (2019 C.M.C.502.2.1).

DUCTS USED FOR DOMESTIC KITCHEN RANGE OR COOKTOP VENTILATION SHALL BE OF METAL
AND SHALL HAVE SMOOTH INTERIOR SURFACES. (2019 C.M.C. 504.3).

EACH BATHROOM CONTAINING A BATHTUB, SHOWERS,  OR TUB/SHOWER COMBINATION SHALL
BE  MECHANICALLY VENTILATED FOR PURPOSES OF HUMIDITY CONTROL IN ACCORDANCE WITH
CMC CHAPTER 4. AND CALGREEN DIVISION 4.5.  (2019 C.R.C. R303.3.1)

THE MINIMUM LOCAL EXHAUST RATES SHALL BE 50 CFM FOR INTERMITTENT VENTILATION OR 20
CFM FOR CONTINUOUS VENTILATION PER 2019 C.M.C TABLE 403.7.  EXHAUST AIR FROM THE
SPACE SHALL BE EXHAUSTED DIRECTLY TO THE OUTDOORS. (2019 CRC R303.3 EXC.)

BOND ALL METAL GAS AND WATER PIPES TO GROUND. ALL GROUND CLAMPS MUST BE
ACCESSIBLE AND OF AN APPROVED TYPE PER (2019 C.E.C. 250)

THIS PROJECT SHALL COMPLY WITH ALL CURRENT GENERAL ENERGY CONSERVATION
REGULATIONS AS KNOWN TO PRESENTLY EXIST IN THE COUNTY OF SAN MATEO AND HALF
MOON BAY CA.

ALL (N)  WINDOWS SHALL BE TIGHT FITTED AND FULLY WEATHERSTRIPPED  ALL WINDOW
AND DOOR FRAMES SHALL BE PROPERLY CAULKED TO AVOID TRANSFER OF CONDITIONED
AIR. 

INSULATION, CAULKING, AND WATER FLOW RESTRICTIONS SHALL BE PER TITLE 24.

FLASHING SHALL BE INSTALLED IN SUCH A MANNER SO AS TO PREVENT MOISTURE FROM
ENTERING THE WALL OR TO REDIRECT IT TO THE EXTERIOR.  FLASHING SHALL BE
INSTALLED AT THE PERIMETERS OF EXTERIOR DOOR AND WINDOW ASSEMBLIES, 
PENETRATIONS AND SIMILAR PROJECTIONS AND AT SIMILAR LOCATIONS WHERE MOISTURE
COULD ENTER THE WALL.  FLASHING WITH PROJECTING FLANGES SHALL BE INSTALLED ON
BOTH SIDES AND THE ENDS OF COPINGS, UNDER SILLS AND CONTINUOUSLY ABOVE
PROJECTING TRIM. (2019 C.B.C 1404.4, C.B.C. 1503.2)

INDIVIDUALLY FLASH ALL EXTERIOR WINDOW, DOOR AND VENT OPENINGS TO MAKE THEM
WATER PROOF. FLASHING MATERIAL SHALL BE BUILDING PAPER OR APPROPRIATE
MATERIAL TO PROVIDE A FOUR HOUR MINIMUM PROTECTION FROM WATER PENETRATION
WHEN TESTED IN ACCORDANCE WITH ASTM D-779. SEALANT SHALL COMPLY TO F.S. TT-S-
1657.

W.R. GRACE CO. ICE AND WATER SHIELD SHALL BE USED OVER SOLID BACKING. FOR
WINDOWS, DOORS, OR VENTS WITHOUT NAIL ON FLANGES PROVIDE 12 INCH MINIMUM
WIDTH FLASHING MATERIAL AND EXTEND INTO ROUGH FRAME AT THE SILL AND JAMB. FOR
WINDOW, DOORS, OR VENTS WITH NAIL ON FLANGES, PROVIDE 9 INCH WIDE MINIMUM
FLASHING MATERIAL AND APPLY IN SHINGLE FASHION, BEGINNING AT THE SILL WITH A STRIP
LONGER THAN THE JAMB FLASHING TO BE APPLIED. THE TWO JAMB FLASHING ARE THEN
APPLIED, WITH SUFFICIENT LENGTH TO EXTEND BEYOND THE SILL FLASHING AT THE
BOTTOM AND ABOVE THE HEAD AT THE TOP. INSTALL NAIL FLANGE BY PRESSING FLANGE
POSITIVELY INTO A CONTINUOUS BEAD OF SEALANT WHICH EXTENDS AROUND THE BOTTOM
AND SIDES OF THE FRAME. 
   
APPLY THE TOP HORIZONTAL FLASHING LAST, WITH SUFFICIENT LENGTH TO EXTEND
BEYOND THE JAMB FLASHING, OVERLAP AND SEAL AGAINST THE TOP FLANGE OR G.S.M.
HEAD FLASHING WITH A CONTINUOUS BEAD OF SEALANT. APPLY THE REMAINING BUILDING
PAPER SHINGLE FASHION WITH THE SILL FLASHING LAPPING OVER THE TOP AND THE HEAD
AND JAMB FLASHING MATERIALS BELOW.

FLASHING

ENERGY NOTES

PLUMBING

NO DOMESTIC DISHWASHING MACHINE SHALL BE DIRECTLY CONNECTED TO A DRAINAGE SYSTEM OR FOOD WASTE
DISPOSER WITHOUT THE USE OF AN APPROVED DISHWASHER AIR GAP FITTING ON THE DISCHARGE SIDE OF THE
DISHWASHING MACHINE. LISTED AIR GAPS SHALL BE INSTALLED WITH THE FLOOD-LEVEL (FL) MARKING AT OR ABOVE
THE FLOOD LEVEL OF THE SINK OR DRAINBOARD, WHICHEVER IS HIGHER.   (2019 C.P.C. 807.3). 

WATER HEATERS

ALL HOT WATER PIPING SHALL BE INSULATED ACCORDING TO 2019 C.En.C. 150.0(J)2.  EXISTING INACCESSIBLE PIPING
DOES NOT REQUIRE INSULATION.

WHERE A WATER HEATER IS LOCATED IN AN ATTIC, IN OR ON AN ATTIC CEILING ASSEMBLY, FLOOR-CEILING ASSEMBLY,
OR FLOOR-SUBFLOOR ASSEMBLY WHERE DAMAGE RESULTS FROM A LEAKING WATER HEATER, A WATERTIGHT PAN OF
CORROSION-RESISTANT MATERIALS SHALL BE INSTALLED BENEATH THE WATER HEATER WITH NOT LESS THAN 3/4 OF
AN INCH (20 MM) DIAMETER DRAIN TO AN APPROVED LOCATION. SUCH PAN SHALL BE NOT LESS THAN V/2 INCHES (38
MM) IN DEPTH.
(2019 C.P.C. 507.5)

ALL (N) SHOWER AND TUB-SHOWER COMBINATIONS SHALL BE PROVIDED WITH INDIVIDUAL CONTROL VALVES OF THE
PRESSURE BALANCE OR THE THERMOSTATIC MIXING VALVE TYPE.  (2019 C.P.C. 408.3) 

SHOWER COMPARTMENTS (2019 C.P.C. 408.6)

ALL (N) SHOWER COMPARTMENTS, REGARDLESS OF SHAPE, SHALL HAVE A MINIMUM FINISHED INTERIOR OF ONE
THOUSAND TWENTY-FOUR (1024) SQUARE INCHES (0.66 M2) AND SHALL ALSO BE CAPABLE OF ENCOMPASSING A THIRTY
(30) INCH (750 MM) CIRCLE. THE MINIMUM REQUIRED AREA AND DIMENSIONS SHALL BE MEASURED AT A HEIGHT EQUAL TO
THE TOP OF THE THRESHOLD AND AT A POINT TANGENT TO ITS CENTERLINE. THE MINIMUM AREA AND DIMENSIONS SHALL
BE MAINTAINED TO A POINT SEVENTY (70) INCHES (1778 MM) ABOVE THE SHOWER DRAIN OUTLET WITH NO PROTRUSIONS
OTHER THAN THE FIXTURE VALVE OR VALVES, SHOWER HEAD, SOAP DISHES, SHELVES AND SAFETY GRAB BARS OR
RAILS. FOLD-DOWN SEATS IN ACCESSIBLE SHOWER STALLS SHALL BE PERMITTED TO PROTRUDE INTO THE THIRTY (30)
INCH (750 MM) CIRCLE.

(N) BATHTUB AND SHOWER FLOORS AND WALLS ABOVE BATHTUBS WITH INSTALLED SHOWER HEADS AND IN SHOWER
COMPARTMENTS SHALL BE FINISHED WITH A NONABSORBENT SURFACE. SUCH WALL SURFACES SHALL EXTEND TO A
HEIGHT OF NOT LESS THAN 6 FEET (1829 MM) ABOVE THE FLOOR. (2019 C.R.C. R307.2)

(N) DOORS AND PANELS OF SHOWER AND BATHTUB ENCLOSURES SHALL BE FULLY TEMPERED SAFETY GLASS,  OR
APPROVED PLASTIC.  (2019 C.R.C R308.4.5, C.B.C. 1134A6.7)

N) SHOWER DOORS SHALL OPEN SO AS TO MAINTAIN NOT LESS THAN A 22 INCH UNOBSTRUCTED OPENING FOR EGRESS
(2019 C.P.C. 408.5)

ALL PLUMBING SHALL MEET OR EXCEED ALL FEDERAL, STATE AND LOCAL CODES.

WASTE LINES TO MATCH EXISTING
WATER SUPPLY (HOT AND COLD) TO BE COPPER

VERIFY PLUMBING FIXTURES MEET C.P.C STANDARDS BELOW:

SINGLE FLUSH TOILETS:  THE EFFECTIVE FLUSH VOLUME SHALL NOT EXCEED 1.28 GALLONS (2019 C.P.C. 411.2, C.G.B.S
4.303.1.1)

SHOWER HEADS SHALL HAVE A MAXIMUM FLOW RATE OF 1.8 GALLONS PER MINUTE MEASURED AT 80 PSI (2019 C.P.C. 408.2,
C.G.B.S 4.303.1.3)

THE MAXIMUM FLOW RATE OF RESIDENTIAL LAVATORY FAUCETS SHALL NOT EXCEED 1.2 GALLONS PER MINUTE AT 60 PSI. 
THE MINIMUM FLOW RATE OF RESIDENTIAL LAVATORY FAUCETS SHALL NOT BE LESS THAN 0.9 GALLONS PER MINUTE AT 20
PSI.  (2019 C.P.C. 407.2.2, C.G.B.S. 4303.1.4.1)

THE MAXIMUM FLOW RATE OF RESIDENTIAL KITCHEN FAUCETS SHALL NOT EXCEED 1.8 GPM. WATER HEATERS (2019 C.P.C.
420.2.1, C.G.B.S.4.303.1.4.4)
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GAS WATER HEATERS IN RESIDENTIAL GARAGES AND IN ADJACENT SPACES THAT
OPEN TO THE GARAGE AND ARE NOT PART OF THE LIVING SPACE OF A DWELLING
UNIT SHALL BE INSTALLED SO THAT ALL BURNERS AND BURNER-IGNITION DEVICES
ARE LOCATED NOT LESS THAN 18 INCHES (457 MM) ABOVE THE FLOOR UNLESS
LISTED AS FLAMMABLE VAPOR IGNITION RESISTANT. [NFPA 54:9.1.10.1].   (2019 C.P.C.
507.13)

PROVIDE A PRESSURE RELIEF VALVE WITH DRAIN TO OUTSIDE AT WATER HEATERS
PER (2019 C.P.C. 608.3-5)

IN SEISMIC ZONES 3 AND 4, WATER HEATERS SHALL BE ANCHORED OR STRAPPED TO
RESIST HORIZONTAL DISPLACEMENT DUE TO EARTHQUAKE MOTION. STRAPPING
SHALL BE AT POINTS WITHIN THE UPPER ONE-THIRD (1/3) AND LOWER ONE-THIRD (1/
3) OF ITS VERTICAL DIMENSIONS.AT THE LOWER POINT, A MINIMUM DISTANCE OF
FOUR (4) INCHES (102 MM) SHALL BE MAINTAINED ABOVE THE CONTROLS WITH THE
STRAPPING.           
(2019 C.P.C. 507.2)

BOND ALL METAL GAS AND WATER PIPES TO GROUND.  ALL GROUND CLAMPS MUST
BE ACCESSIBLE AND OF AN APPROVED TYPE (2019 C.E.C. 250.104)

FIXTURES SHALL BE SELECTED ALL BY OWNER.
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AREA JUSTIFICATION
SCALE 1/4" = 1'

FLOOR 0
(BASEMENT)

FLOOR 1 FLOOR 2

R-1
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REGION DECSRIPTION AREA UNITS

R-1 / 0 LIVING AREA (E) 268.8 SQ. FT.
R-2 / 0 LIVING AREA (E) 46.2 SQ. FT.
R-3 / 0 UTILITY AREA (UNCONDITIONED) (P) 152.6 SQ. FT.
R-4 / 0 STORAGE AREA (UNCONDITIONED) (P) 152.6 SQ. FT.
R-5 / 0 GARAGE AREA (E) 271.4 SQ. FT.

R-1 / 1 LIVING AREA (E) 294.2 SQ. FT.
R-2 / 1 LIVING AREA (E) 242.5 SQ. FT.
R-3 / 1 STAIR WELL (E) 40.6 SQ. FT.
R-4 / 1 LIVING AREA (P) 101.4 SQ. FT.
R-5 / 1 LIVING AREA (P) 101.4 SQ. FT.
R-6 / 1 LIVING AREA (P) 17.5 SQ. FT.
R-7 / 1 LIVING AREA (P) 52.8 SQ. FT.
R-8 / 1 DECK (E) 161.2 SQ. FT.
R-9 / 1 DECK (P) 42.0 SQ. FT.

R-1 / 2 LIVING AREA (E) 400.0 SQ. FT.
R-2 / 2 LIVING AREA (P) 101.4 SQ. FT.
R-3 / 2 LIVING AREA (P) 101.4 SQ. FT.
R-4 / 2 STAIR (OPEN TO BELOW) (E) <40.6> SQ. FT.

TOTALS LIVING AREA (E)  FLOOR 0 315.0 SQ. FT.
LIVING AREA (E)  FLOOR 1 577.3 SQ. FT.
LIVING AREA (E)  FLOOR 2 400.0 SQ. FT.
GARAGE AREA (E) 271.4 SQ. FT.
DECK (E) 161.2 SQ. FT.

TOTAL (E) LIVING AREA 1292.3 SQ. FT.

LIVING AREA (P) FLOOR 0 315.0 SQ. FT.
LIVING AREA (P) FLOOR 1 850.4 SQ. FT.
LIVING AREA (P) FLOOR 2 602.8 SQ. FT.
GARAGE AREA (P) 271.4 SQ. FT.
DECK AREA (P)

TOTAL (P) LIVING AREA 1768.2 SQ. FT.
TOTAL (P) GARAGE AREA 271.4 SQ. FT.
TOTAL (P) DECK AREA 203.2 SQ. FT.

TOTAL ADDED LIVING AREA 475.9

LOT AREA 5009.0 SQ. FT.

BUILDING FOOTPRINT (E) 598.3 SQ. FT.
LOT COVERAGE (E) 11.9%

BUILDING FOOTPRINT (P) 875.9 SQ. FT.
LOT COVERAGE (P) 17.5%

AREA JUSTIFICATION TABLE
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REVISIONS

PROPOSED FRONT ELEVATION

PROPOSED REAR ELEVATION

REQUIRED GUARDS SHALL NOT HAVE OPENINGS WHICH ALLOW PASSAGE OF A SPHERE 4 INCHES
(102 MM) IN DIAMETER FROM THE WALKING SURFACE TO THE REQUIRED GUARD HEIGHT.  (2016
C.R.C  R312.1.3)

THERE SHALL BE A LANDING OR FLOOR ON EACH SIDE OF EACH EXTERIOR DOOR. THE WIDTH OF
EACH LANDING SHALL NOT BE LESS THAN THE DOOR SERVED. EVERY LANDING SHALL HAVE A
MINIMUM DIMENSION OF 36 INCHES (914 MM) MEASURED IN THE DIRECTION OF TRAVEL. EXTERIOR
LANDINGS SHALL BE PERMITTED TO HAVE A SLOPE NOT TO EXCEED 1/4 UNIT VERTICAL IN 12 UNITS
HORIZONTAL (2-PERCENT).DOORS OTHER THAN THE REQUIRED EGRESS DOOR SHALL BE
PROVIDED WITH LANDINGS OR FLOORS NOT MORE THAN 7 3/4 INCHES (196 MM) BELOW THE TOP OF
THE THRESHOLD.(2016 C.R.C. R311.3-311.3.2, 

LANDINGS SHALL HAVE A WIDTH NOT LESS THAN THE WIDTH OF THE STAIRWAY OR DOOR,
WHICHEVER IS GREATER.  DOORS IN THE FULLY OPEN POSITION SHALL NOT REDUCE A REQUIRED
DIMENSION BY MORE THAN 7 INCHES.  WHEN A LANDING SERVES AN OCCUPANT LOAD OF 50 OR
MORE, DOORS IN ANY POSITION SHALL NOT REDUCE THE LANDING TO LESS THAN ONE-HALF IT'S
REQUIRED WIDTH.  LANDINGS SHALL HAVE A LENGTH MEASURED IN THE DIRECTION OF TRAVEL OF
NOT LESS THAN 44" (1118 MM).(2016 C.R.C  R311.3)

BUILDING NUMBERS / ADDRESSES

STAIRS / RAILINGS / GUARDS

ADDRESS IDENTIFICATION:

BUILDINGS SHALL HE PROVIDED WITH APPROVED ADDRESS IDENTIFICATION. THE ADDRESS
IDENTIFICATION SHALL BE LEGIBLE AND PLACED IN A POSITION THAT IS VISIBLE FROM THE STREET
OR ROAD FRONTING THE PROPERTY. ADDRESS IDENTIFICATION CHARACTERS SHALL CONTRAST
WITH THEIR BACKGROUND. ADDRESS NUMBERS SHALL BE ARABIC NUMBERS OR ALPHABETICAL
LETTERS. NUMBERS SHALL NOT HE SPELLED OUT. EACH CHARACTER SHALL BE NOT LESS THAN 4
INCHES (102 MM) IN HEIGHT WITH A STROKE WIDTH OF NOT LESS THAN 0.5 INCH (12.7 MM).

WHERE REQUIRED BY THE FIRE CODE OFFICIAL, ADDRESS IDENTIFICATION SHALL BE PROVIDED IN
ADDITIONAL APPROVED LOCATIONS TO FACILITATE EMERGENCY RESPONSE. WHERE ACCESS IS BY
MEANS OF A PRIVATE ROAD AND THE BUILDING ADDRESS CANNOT BE VIEWED FROM THE PUBLIC
WAY, A MONUMENT, POLE OR OTHER SIGN OR MEANS SHALL BE USED TO IDENTIFY THE
STRUCTURE. ADDRESS IDENTIFICATION SHALL BE MAINTAINED.
(2016 C.R.C R319.1)

EXTERIOR FINISHES

ALL (N)  EXTERIOR SURFACES INCLUDING SIDING, ROOFING, GUTTERS, AND EXTERIOR TRIM SHALL
MATCH MATERIALS ON THE EXISTING STRUCTURE AS CLOSELY AS POSSIBLE.  VARIATIONS DUE TO
WEATHERING AND DYE LOT DIFFERENCES ARE TO BE EXPECTED.

EXTERIOR PLASTER (STUCCO) SHALL BE 3 COAT (MIN 7/8" THICKNESS) OVER TWO LAYERS OF
GRADE D PAPER OR EQ. AND 2" GAL. WIRE MESH. PROVIDE WEEP SCREED AT BOTTOM OF
STUCCO. 

EXTERIOR SIDING TO BE INSTALLED OVER ONE LAYER #15" ASPHALT FELT, FREE FROM HOLED AND
BREAKS, COMPLYING WITH ASTM D226 FOR TYPE 1 FELT OR OTHER APPROVED WATER RESISTIVE
BARRIER SHALL BE APPLIED OVER STUDS OR SHEATHING OF ALL EXTERIOR WALLS.  (R703.2)

ALL EXTERIOR WOOD TRIM IS TO BE PAINTED OR STAINED. 
THE OWNER SHALL BE RESPONSIBLE FOR SELECTING COLORS OF THE EXTERIOR SURFACES.  

EXTERIOR WALLS SHALL PROVIDE THE BUILDING WITH A WEATHER-RESISTANT EXTERIOR WALL
ENVELOPE . THE EXTERIOR WALL ENVELOPE SHALL INCLUDE FLASHING, AS DESCRIBED IN SECTION
1405.4. THE EXTERIOR WALL ENVELOPE SHALL BE DESIGNED AND CONSTRUCTED IN SUCH A
MANNER AS TO PREVENT THE ACCUMULATION OF WATER WITHIN THE WALL ASSEMBLY BY
PROVIDING A WATER-RESISTIVE BARRIER BEHIND THE EXTERIOR VENEER, AS DESCRIBED IN
SECTION R703.21, AND A MEANS FOR DRAINING WATER THAT ENTERS THE ASSEMBLY TO THE
EXTERIOR. PROTECTION AGAINST CONDENSATION IN THE EXTERIOR WALL ASSEMBLY SHALL BE
PROVIDED IN ACCORDANCE WITH THE C.E.C 

APPROVED CORROSION-RESISTANT FLASHINGS SHALL BE INSTALLED AT ALL OF THE FOLLOWING
LOCATIONS:
1)  EXTERIOR WINDOW AND DOOR OPENINGS.
2)  WHERE EXTERIOR PORCHES, DECKS, OR STAIRS ATTACH TO 
      A WALL OR FLOOR ASSEMBLY OF WOOD FRAME 
      CONSTRUCTION.

1/2" WATER- RESISTANT GYPSUM BACKING BOARD SHALL NOT BE USED ON CEILINGS WHERE FRAME
SPACING IS MORE THAN 12 INCHES ON CENTER. (2016 C.R.C. TABLE R702.3.5).

5/8" WATER- RESISTANT GYPSUM BACKING BOARD SHALL NOT BE USED ON CEILINGS WHERE FRAME
SPACING IS MORE THAN 16 INCHES ON CENTER. (2016 C.R.C. TABLE R702.3.5).

PROTECTION AGAINST CONDENSATION IN THE EXTERIOR WALL ASSEMBLY SHALL BE PROVIDED IN
ACCORDANCE WITH (2016 C.En.C 150 OF TITLE 24 PART 6).

MOISTURE RESISTANCE

EXISTING EXTERIOR MATERIALS

WALL COVERINGS VINYL SIDING, WOOD PAINTED

ROOF COVERING COMPOSITION SHINGLE

ROOF SLOPES 9:12

WINDOWS/ DOORS WOOD / VINYL

MATCH ALL EXISTING EXTERIOR MATERIALS/COLORS AS POSSIBLE

ADAD

GUARDS SHALL BE LOCATED ALONG OPEN-SIDED WALKING SURFACES, INCLUDING MEZZANINES ,
EQUIPMENT PLATFORMS , STAIRS , RAMPS AND LANDINGS THAT ARE LOCATED MORE THAN 30
INCHES (762 MM) MEASURED VERTICALLY TO THE FLOOR OR GRADE BELOW AT ANY POINT
WITHIN 36 INCHES (914 MM) HORIZONTALLY TO THE EDGE OF THE OPEN SIDE. GUARDS SHALL BE
ADEQUATE IN STRENGTH AND ATTACHMENT IN ACCORDANCE WITH SECTION 1607.7. (2016 C.R.C 
R312.1.1)

REQUIRED GUARDS SHALL BE NOT LESS THAN 42 INCHES (1067 MM) HIGH, MEASURED
VERTICALLY ABOVE THE ADJACENT WALKING SURFACES, ADJACENT FIXED SEATING OR THE LINE
CONNECTING THE LEADING EDGES OF THE TREADS..  (2016 C.R.C R312.1.2)

ROOFING:

ROOF PITCH FOR NEW SECTIONS: 3:12

ROOFING MATERIAL COMPOSITION SHINGLE OVER #30 ROOFING FELT

CLASS A

TIE (N) ROOF DRAINAGE TO (E) ROOF DRAINAGE SYSTEM

ROOF DRAINAGE WATER FROM THE BUILDING IS NOT PERMITTED TO FLOW OVER PUBLIC
PROPERTY.  ROOF DRAINAGE SHALL CONVEY TO THE FRONTING STREET THROUGH A CURB
DRAIN. 

AN ENCROACHMENT PERMIT FROM THE ENGINEERING DIVISION MAY BE REQUIRED FOR WORK
DONE IN THE PUBLIC RIGHT OF WAY.

EXTERIOR ELEVATIONS
SCALE 1/4" = 1'

EXISTING FRONT ELEVATION

EXISTING REAR ELEVATION
REAR DECK / STAIRS:
DECK RAIL HT. 42"
STAIR RISER: 6 7/8" 
STAIR TREAD 11"

CRC R311.7.5
   MAX RISE 7-3/4"
   MIN RUN  10"
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REVISIONS

PROPOSED RIGHT ELEVATION

PROPOSED LEFT ELEVATION

EXTERIOR CONCEPT VIEWS

CONSULT WITH OWNER FOR FLOOR MATERIAL AND EXTENT IF NOT
INDICATED ON THE PLANS. ALLOW FOR THICKNESS OF MATERIAL AT
DOOR HEADERS. PROVIDE UNDERLAYMENT AS REQUIRED AS REQUIRED
UNDER HARDWOOD FLOORS TO MATCH THICKNESS OF THICKEST
MARBLE, SLATE, OR TILE FLOOR MATERIAL.

ALL WALLS SHALL BE ½" GYPSUM BOARD UNLESS NOTED OTHERWISE ON
PLANS. 

ALL (N) CEILINGS SHALL BE 5/8" GYPSUM BOARD UNLESS NOTED
OTHERWISE ON PLANS. IF EXISTING AREAS ARE TO BE ADDED TO,
CEILINGS SHALL MATCH EXISTING.

WALLBOARD SHALL NOT BE INSTALLED UNTIL WEATHER PROTECTION HAS
BEEN INSTALLED.

ALL FASTENERS (NAILS AND SCREWS) SHALL MEET OR EXCEED THE
REQUIREMENTS OF FEDERAL, STATE, AND LOCAL CODES.

FINISHES AND COLORS SHALL BE SELECTED BY OWNER.

INTERIOR FINISHES
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INTERIOR CONCEPT VIEWS

EXISTING RIGHT ELEVATION

EXISTING LEFT ELEVATION

EXTERIOR ELEVATIONS
SCALE 1/4" = 1'

MATERIAL  NOTES:

CARPET AND CARPET SYSTEMS SHALL BE COMPLIANT WITH VOC LIMITS.

80 % OF FLOOR AREA RECEIVING RESILIENT FLOORING SHALL COMPLY WITH
SPECIFIED VOC CRITERIA.

PARTICLE BOARD, MEDIUM DENSITY FIBERBOARD (MDF) AND HARDWOOD
PLYWOOD USED IN INTERIOR FINISH SYSTEMS SHALL COMPLY WITH LOW
FORMALDEHYDE EMISSION STANDARDS.

ADHESIVES, SEALANTS & CAULKS SHALL BE COMPLIANT WITH VOC AND OTHER
TOXIC COMPOUND LIMITS.

PAINTS, STAINS, AND OTHER COATINGS SHALL BE COMPLIANT WITH VOC
LIMITS

AEROSOL PAINTS AND COATINGS SHALL BE COMPLIANT WITH PRODUCT
WEIGHTED MIR LIMITS FOR ROC AND OTHER TOXIC COMPOUNDS

A HORIZONTAL TRIM BOARD IS TO BE INSTALLED TO ALIGN WITH THE
EXISTING DECK AT THE FRONT OF THE HOUSE, HARDITRIM ARCTIC WHITE
TO MATCH ALL OTHER TRIM.  HORIZONTAL SIDING BELOW THIS BAND TO
BE  HARDIPLANK WITH COLOR SELECTION OPTION OF EVENING BLUE,
NIGHT GRAY OR IROON GRAY.  ALL OTHER HORIZOONTAL SIDING SHALL
BE HARDIPLANK WITH COLOR SELECTION OPTION OF BOOTHBAY BLUE,
PEARL GRAY, GRAY SLATE OR LIGHT MIST.

EXTERIOR  FINISHES
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ATTACHMENT
COUNTY OF SAN MATEO - PLANNING AND BUILDING DEPARTMENT

D



October 12, 2020 

CDRC Findings for letter of recommendation for PLN2019-00158: 
 
Owners: Jake & Zara Bursalyan                Hearing Date: October 8, 2020 
Applicant: Jake & Zara Bursalyan 
File No.: PLN2020-00248  
Location: 4th Avenue, Half Moon Bay  
Assessor’s Parcel No.: 048-043-090 
  

 

STATUS: Recommend for approval 2-0 with conditions. 

Description:  

Consideration of a Coastside Design Review recommendation for a structural remodel 

and 475 sq. ft. addition to an existing storm-damaged, non-conforming, 1,563 sq. ft. 

single-family residence, where the enlargement would extend the right-side setback of 

5'-3" where 10' is the minimum side yard setback, on a 5,009 sq. ft. legal parcel,  

associated with a Coastal Development Permit, Non-Conforming Use Permit and Off-

Street Parking Exception.  No grading or tree removal have been proposed.  The CDRC 

will not render a decision but will make a recommendation regarding the project’s 

compliance with Design Review Standards.  The Planning Commission hearing will be 

scheduled after October 8, 2020.  The CDP is not appealable to the California Coastal 

Commission.  Application Deemed Complete on: September 14, 2020.  Project Planner: 

Bryan Albini (balbini@smcgov.org). 

 

Findings:  

The project complies with the following: 

 

Section 6565.20 (C) SITE PLANNING AND STRUCTURE PLACEMENT 
2) b. Views  

 
The owners worked collaboratively with neighbors by revising the gable designs 
to reduce impact to views. Plate height was also kept low and the pitch of the 
proposed dormers keeps the height of the roof addition well below the 28’ 
maximum height. 
 

Section 6565.20 (D) ELEMENTS OF DESIGN; 1. Building Mass, Shape and Scale. 
(2)  b. Openings 
 
Proposed windows and doors complement the style of the existing openings, 
providing a cohesive design. 
 

Section 6565.20 (D) ELEMENTS OF DESIGN; 3. Roof Design  
a.  Massing and Design of Roof Forms  
 

mailto:balbini@smcgov.org


Proposed shed roof dormers provides visual interest and articulation as 
secondary roof forms that relate to the existing primary roof forms.  
Proposed primary roof material is non-reflective material and color.  

 
Section 6565.20 (D) ELEMENTS OF DESIGN; 4. Exterior Materials and Colors  

b. Quality: 
 
Cementitious siding is a quality material that is appropriate to the Coastside and 
WUI requirements. The color palette options are consistent with the 
neighborhood and the natural setting. 
 

Conditions:  

1. Proposed Gable dormers at rear second floor addition shall be changed to shed 

roof dormers. Plate height shall be 8’-0” above finished floor elevation, and top of 

shed roof where it meets the existing roof shall not exceed 26 feet above existing 

grade (refer to Section S5).  

2. Introduce horizontal trim board to align with the existing deck at the front of the 

house, HardiTrim Arctic White to match all other trim. Horizontal siding below this 

band shall be HardiPlank with color selection option of Evening Blue, Night Gray 

or Iron Gray. All other horizontal siding shall be HardiPlank with color selection 

option of Boothbay Blue, Pearl Gray, Gray Slate or Light Mist. Exception: See 

Recommendation #1. 

3. All material specifications and color selections shall be shown on Exterior 

Elevations. 

4. Revise exterior lighting layout to include (1) dark sky compliant fixture at each 

exterior door, with the exception of (2) dark sky compliant fixtures at the existing 

front deck and (1) dark sky compliant fixture at the bottom of the stairs from the 

front Entry.  

 

Recommendations:  

1. Horizontal siding color selection on the proposed shed dormers to match lower 

horizontal siding color selection in Condition #2. 

2. Recommend considering enclosing rear deck and steps with solid wall or a 

partially open enclosure such as a lattice. Coordinate color with darker horizontal 

siding if deck is enclosed. 

 

END 
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PROPOSED IMPROVEMENTS
331 4th Avenue, Miramar



EXISTING CONDITIONS
331 4th Avenue, Miramar
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Revised Design with CDRC recommendations
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