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Housing Commission 

 

 
 
REGULAR MEETING AGENDA 

Date:   11/6/2019 
Time:  6:30 p.m. 
Arrillaga Family Recreation Center – Cypress Room  
700 Alma St., Menlo Park, CA 94025 

 

A.  Call to Order  

B.  Roll Call 

C.  Public Comment 

Under “Public Comment,” the public may address the Commission on any subject not listed on the 
agenda. Each speaker may address the Commission once under Public Comment for a limit of 
three minutes. The Commission cannot act on items not listed on the agenda and, therefore, the 
Commission cannot respond to non-agenda issues brought up under Public Comment other than 
to provide general information. 

D.  Regular Business 

D1. Approve minutes for the Housing Commission special meeting of September 25, 2019 
(Attachment) 

D2. Recommendation of a below market rate housing agreement term sheet with Goldsilverisland, LLC 
for 661-687 Partridge Avenue (Staff Report 19-006-HC) 

D3. Presentation by Housing Land Trust of Silicon Valley    

E.  Reports and Announcements 

E1.  Subcommittee reports (10 minutes): 

 Below Market Rate Housing Guidelines Subcommittee (Bigelow/Grove) 

 Housing Policy Subcommittee (Conroy/Grove/Horst)              

 Marketing Subcommittee (Bigelow/Horst/McGraw-Scherer) 

 Notice of Funding Availability Subcommittee (Grove/McGraw-Scherer) 

 Secondary Dwelling Unit Subcommittee (McPherson/Merriman)  

E2.  Commissioner reports 
 

E3.  Recommend future agenda items  
 
E4.   Staff updates and announcements 

 

F.  Adjournment 

At every Regular Meeting of the Commission, in addition to the Public Comment period where the public shall have the 
right to address the Commission on any matters of public interest not listed on the agenda, members of the public have 
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the right to directly address the Commission on any item listed on the agenda at a time designated by the Chair, either 
before or during the Commission’s consideration of the item.  
 
At every Special Meeting of the Commission, members of the public have the right to directly address the Commission on 
any item listed on the agenda at a time designated by the Chair, either before or during consideration of the item.  
 
For appeal hearings, appellant and applicant shall each have 10 minutes for presentations.  
 
If you challenge any of the items listed on this agenda in court, you may be limited to raising only those issues you or 
someone else raised at the public hearing described in this notice, or in written correspondence delivered to the City of 
Menlo Park at, or prior to, the public hearing. 
 
Any writing that is distributed to a majority of the Commission by any person in connection with an agenda item is a 
public record (subject to any exemption under the Public Records Act) and is available for inspection at the City Clerk’s 
Office, 701 Laurel St., Menlo Park, CA 94025 during regular business hours.  
 
Persons with disabilities, who require auxiliary aids or services in attending or participating in Commission meetings, may 
call the City Clerk’s Office at 650-330-6620. 
 
Agendas are posted in accordance with Government Code §54954.2(a) or §54956. Members of the public can view 
electronic agendas and staff reports by accessing the City website at menlopark.org/agenda and can receive email 
notification of agenda and staff report postings by subscribing to the “Notify Me” service at menlopark.org/notifyme. 
Agendas and staff reports may also be obtained by contacting City Clerk at 650-330-6620. (Posted: 10/31/2019) 
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SPECIAL MEETING MINUTES – DRAFT   

Date:   9/25/2019 
Time:  6:30 p.m. 
Arrillaga Family Recreation Center – Cypress Room  
700 Alma St., Menlo Park, CA 94025 
 

 

A. Chair Merriman called the meeting to order at 6:31 p.m. 
 
B.  Roll Call 

 
Present:  Bigelow (arrived at 6:37 p.m.), Conroy, Grove, Horst, McPherson, Merriman 
 
Absent:  McGraw-Scherer 
 
Staff:  Deputy Community Development Director Rhonda Coffman, Police Commander 

Richard Struckman, Management Analyst II Mike Noce 
 

C.  Public Comment 
 
No public comment.  

  
D.  Regular Business 
 
D1. Approve minutes for the Housing Commission special meeting of August 7, 2019  

ACTION: Motion and second (McPherson/Horst) to approve the Housing Commission meeting 
minutes of August 7, 2019, passed (4-0-2-1; McGraw-Scherer and Bigelow absent, Merriman 
abstain). 

D2. Informational update by Samaritan House on the Menlo Park Tenant Relocation Assistance Fund 
and services at the Belle Haven Neighborhood Service Center 

Associate Director of Programs and Services for Samaritan House La Trice Taylor shared a verbal 
presentation. 
 

 Pamela Jones spoke in opposition of the Menlo Park Neighborhood Service Center for Samaritan 
House office hours.  Jones also suggested tenant relocation assistance funds should include 
more services and help more families in need  

 
The Housing Commission collectively discussed the information that was presented.   
 

D3.  Informational update on the City of Menlo Park’s Homeless Outreach Team 

Rhonda Coffman and Richard Struckman made the verbal presentation. 

The Housing Commission requested staff return status updates at future meetings.  
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D4.  Approve Housing Policy Subcommittee recommendations for potential short-term rental regulations 
community outreach plan 

 
 Commissioner Horst introduced an updated to the commission on the Housing Policy 

Subcommittee’s research and stakeholder outreach efforts regarding short-term rental regulations.  
 
 By acclamation, the Housing Commission requested a staff recommendation return for their 

consideration and incorporate the collection of transient occupancy tax (TOT) and the inclusion of 
TOT tax revenue being reserved for affordable housing development and preservation projects. 

 
D5.  Update and discussion on the Housing Commission’s work plan and priorities 
  
 Rhonda Coffman provided a status update on the Housing Commission’s work plan and priorities.  
 
E.  Reports and Announcements 

E1.  Subcommittee reports (10 minutes):  
 
Below Market Rate Housing Guidelines Subcommittee (Bigelow/Grove) – In progress and working 
with staff on potential edits to the BMR Guidelines.  
 
Housing Policy Subcommittee (Conroy/Grove/Horst) – Report provided during item D4. 
 
Marketing Subcommittee (Bigelow/Horst/McGraw-Scherer) – No report   
 
Notice of Funding Availability Subcommittee (Grove/McGraw-Scherer) – Held a meeting with staff 
and discussed potential changes in advance of the next NOFA release.   
 
Secondary Dwelling Unit Subcommittee (McPherson/Merriman) – No report   

E2.  Commissioner reports 

Commissioner Horst provided updates and shared information about housing legislation.  

Commissioner Bigelow spoke about an affordable housing event being held at Menlo School on 

October 23.  

Vice Chair Grove shared that she had an op-ed article published in the Almanac newspaper. Grove 

also spoke about an upcoming event with Richard Rothstein author of The Color of Law.   

Chair Merriman provided information about Housing Leadership Day conference hosted by the 

Housing Leadership Council being held on Friday, October 25.  

E3.  Recommended future agenda items. 

  Commissioner suggested future agenda items: 

- Parking issues and housing as it relates to Menlo Park 

- Stanford Inn redevelopment report and tenant update  
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E4.   Staff updates and announcements  

Deputy Community Development Director Rhonda Coffman provided the following updates: 
- On Tuesday, October 29 the Housing Commission quarterly update with go before City Council 
- The Housing Commission’s October regular meeting will be cancelled; however, the commission 

will plan to meet on November 6.  
- City Council gave staff approval to move forward with negotiations for the purchase of real 

property at 1283 Willow Road.   
 

F.  Adjournment 

Chair Merriman adjourned the meeting at 9:11 p.m. 
 
Mike Noce, Management Analyst II, Community Development  



Community Development 
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STAFF REPORT 

Housing Commission    

Meeting Date:   11/6/2019 

Staff Report Number:  19-006-HC 

 

Regular Business:  Recommendation of a Below Market Rate 

Agreement Term Sheet with Goldsilverisland, LLC 

for 661-687 Partridge Avenue  

 

Recommendation 

Staff recommends that the Housing Commission recommend approval of the draft Below Market Rate 

(BMR) Term Sheet (“Term Sheet”) to the Planning Commission and City Council for one on-site BMR for-

sale unit as part of a proposed nine-unit residential development at 661-687 Partridge Avenue, as 

described in the draft Term Sheet (Attachment A). 

 

Policy Issues 

Each BMR Housing Agreement is considered individually. The Housing Commission should consider 

whether the proposal would be in compliance with the BMR Housing Program Guidelines and the BMR 

Housing Ordinance. 

 

Background 

Site location 

The subject property includes three adjacent parcels located at 661, 673, and 685 Partridge Avenue, 

which would be merged as part of the proposed development. Using Partridge Avenue in the north-south 

orientation, the subject property is located on the eastern side of Partridge Avenue, between El Camino 

Real and University Drive. A location map is included as Attachment B.  

 

Most parcels on Partridge Avenue are also zoned R-2 (Low Density), however the properties at the ends 

of Partridge Avenue, to the north where it intersects El Camino Real and the south where it intersects 

University Drive, are part of the El Camino Real Downtown Specific Plan and the R-1-U (Single-Family 

Urban) district, respectively. At the north end of Partridge Avenue, those immediately adjacent to the 

specific plan parcels are zoned R-3 (Apartment).  

 

Analysis 

Project description 

The applicant is proposing to demolish the seven existing units and all accessory structures on the three 

adjacent lots that make up the subject property and construct nine new two-story single-family residences 

with basements. The proposal includes a request for architectural control, to construct the new units in 

three architectural styles, and a use permit for excavation within the required setbacks, to accommodate 
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light wells for the units along the left side and rear of the development. Additionally, the applicant is 

requesting a heritage tree removal permit for a 17-inch fig tree in the rear left corner of the subject site. 

The required parking for each unit would be provided in an attached one-car garage and one uncovered 

space for each. The applicant’s BMR proposal letter and select sheets from the project plans are included 

as Attachments C and D, respectively. 

 

The proposal is subject to additional review and refinement prior to Planning Commission 

recommendation and City Council action on the overall project, which requires architectural control, a use 

permit and a major subdivision to create condominium units, in addition to the BMR agreement. The City 

Council will take final action on all requested entitlements for the proposed project.  

 

BMR Housing Program & related requirements 

The applicant is required to comply with Chapter 16.96 of City’s Municipal Code (“BMR Ordinance”), and 

with the BMR Housing Program Guidelines adopted by the City Council to implement the BMR Ordinance 

(“BMR Guidelines”) since the project includes more than four residential units. In accordance with the 

City’s BMR Guidelines, for residential developments of five to nine units it is preferred that the developer 

provide one unit at below market rate on-site. The BMR Ordinance requires the applicant to submit a 

Below Market Rate Housing proposal for review by the Housing Commission. Due to the fact that the 

existing residences are located on three separate properties, and none of the three separate properties 

contain four or more dwelling units, the City Attorney confirmed that the Tenant Relocation Assistance 

requirements outlined in Chapter 8.56 do not apply.  

 

Residential use of the property is allowed by the applicable zoning regulations, and the proposed project 

currently includes nine residential units. The applicant is proposing to satisfy the project’s BMR obligation 

through the construction of one moderate-income level BMR for-sale unit on-site. Based on previous 

comments by the Housing Commission, staff understands that the creation of the new BMR on-site unit 

(as opposed to payment of an in-lieu fee) is preferred, and that provision of such units, especially large 

family units, in and around the El Camino Real corridor is also generally desired. 

 

The proposed BMR unit would be a new four bedroom, three bathroom, two-story unit in a colonial style 

building with an attached one-car garage and a full basement, located in the center row on the right side of 

the development. A shared driveway provides access to the one-car garages and uncovered spaces for 

the three units on the right side of the proposed development. The BMR unit would have the same floor 

plan as five other units at the front of the site. The three units at the rear of the development share a 

different floor plan. The total size of the BMR unit would be approximately 2,310 square feet, inclusive of 

the basement and one-car garage. As shown on the proposed elevations the exterior of the BMR unit 

would be indistinguishable from those of the market-rate units with the same colonial style. Select plan 

sheets that include a site plan with project data illustrating the sizes of the units, and floor plans and 

elevation drawings of the proposed BMR unit are provided in Attachment D. Since the BMR unit would be 

equivalent in size as to the six market-rate units, staff believes that the requirements for BMR unit 

characteristics, including the size, location, design and materials as identified in the BMR Guidelines are 

met by the proposed project. 

 

Density and FAR bonuses and incentives 
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The R-2 zoning district development standards for R-2 parcels with a lot area over 7,000 square foot allow 

one dwelling unit per 3,500 square feet of area, which allows eight residential units for this parcel. The 

Zoning Ordinance allows a developer to build one additional market rate unit and, in the case of a 

subdivision, to create a legal lot or condominium unit for such additional unit, for each BMR unit provided. 

With the inclusion of the on-site BMR unit, the applicant is permitted to construct an additional market-rate 

unit as a ninth unit on the parcel. In addition, an increase in the floor area associated with the residential 

development project by an amount that corresponds to the increase in allowable density is permitted. The 

proposed nine-unit development complies with the allowable increase. 

 

To accommodate the increase in allowable density and floor area, the developer may also request 

exceptions from development regulations of the applicable zoning district, however the proposed project 

would comply with the Zoning Ordinance and all related requirements, and is not requesting any 

exceptions with the additional density. Of note, the applicant is not requesting an exception from the 

parking requirements to reduce onsite parking, which is deemed a preference by staff. Two parking 

spaces per unit, one of which must be covered are required in the R-2 zoning district. The proposed 

development provides 18 parking spaces, nine as attached one-car garages and nine uncovered spaces 

near each unit. .  

 

The Zoning Ordinance allows for use permit requests for excavation within the required setbacks. 

Therefore the inclusion of the use permit request to allow the light wells for the five units along the left side 

and rear of the development to be built in the left side and rear setback, respectively, is not a request for 

an exception granted through the BMR housing program.    

 

Summary 

At this time, the Housing Commission should review the draft Term Sheet and provide guidance to staff, 

the applicant, the Planning Commission, and City Council. The draft Term Sheet would be used to inform 

the draft BMR Agreement, which would subsequently be reviewed by the Planning Commission and acted 

on by the City Council. 

 

Correspondence 

At the time of the preparation of this staff report, staff has not received any correspondence regarding the 

draft BMR Housing Agreement Term Sheet. Any correspondence received prior to the Housing 

Commission meeting will be disclosed during the review of this project at the meeting.  

 

Conclusion 

Staff believes that the applicant’s proposal of one on-site BMR unit meets the BMR Ordinance and BMR 

Guidelines requirements. Further, the size and location of this BMR unit near the El Camino Real corridor 

and the Downtown area supports the City’s goal of producing housing near transit corridors and 

community amenities.  Staff recommends that the Housing Commission recommend to the Planning 

Commission and City Council approval of the on-site BMR unit under the terms stated in the draft BMR 

Agreement Term Sheet. 

 

Impact on City Resources 

The project sponsor is required to pay Planning, Building and Public Works permit fees, based on the 
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City’s Master Fee Schedule, to fully cover the cost of staff time spent on the review of the project.  

 

Environmental Review 

The proposed project will be evaluated with respect to compliance with the California Environmental 

Quality Act (CEQA) as part of the City Council action. BMR direction is not a project under CEQA, so 

environmental review is not required by the Housing Commission.  

 

Public Notice 

Public Notification was achieved by posting the agenda, with the agenda items being listed, at least 72 

hours prior to the meeting. Public notification also consisted of courtesy notification by mail of owners and 

occupants within a 300-foot radius of the subject property. 

 

Attachments 

A. Draft BMR Agreement Term Sheet 

B. Location Map 

C. 661-687 Partridge Avenue BMR Proposal 

D. Excerpts of Project Plans 

 

Report prepared by: 

Ori Paz, Associate Planner 

 

Report reviewed by: 

Rhonda Coffman, Deputy Community Development Director, Housing 



ATTACHMENT A 

 -1-  

 

661-687 Partridge Avenue 
Draft Below Market Rate Housing (BMR) Agreement Term Sheet 

 
 
1.  Applicant owns property known as Assessor’s Parcel Numbers: 071-413-120, 

071-413-110, and 071-413-100 (“Property”), more commonly known as 661-687 
Partridge Avenue, Menlo Park; 

 
2.  Applicant is requesting architectural control, use permit and major subdivision 

approval to create nine condominium units by demolishing the seven existing 
residential dwelling units, merging the three lots and constructing eight units plus 
one density bonus unit per the provisions of the BMR program on one parcel 
located at 661-687 Partridge Avenue;   

 
3. The project consists of more than four residential units; therefore, Applicant is 

required to comply with Chapter 16.96 of City’s Municipal Code (“BMR 
Ordinance”) and with the Below Market Rate Housing Program Guidelines 
(“Guidelines”) adopted by the City Council to implement the BMR Ordinance; 

 
4. The subdivision of eight new residential units would result in a requirement of 

one BMR housing unit or in-lieu fee payment. 
 
5. Applicant has elected to satisfy the BMR requirement for the proposed project by 

constructing one on-site “for sale” BMR unit, and would also provide a bonus 
market-rate unit; 

 
6.  The characteristics of the BMR unit shall be in conformance with Section 5 of the 

BMR Guidelines; 
 
7.   The eligibility requirements for the BMR unit shall be established as set forth in 

Section 6 of the BMR Guidelines; 
 
8. The BMR waiting list for the for-purchase unit shall be established as set forth in 

Section 7 of the BMR Guidelines;  
 
9. The BMR unit purchase process shall be established as set forth in Section 8 of 

the BMR Guidelines; 
 
10.  The occupancy requirements shall be established as set forth in Section 9 of the 

BMR Guidelines;  
 
11.  The process for resale of the BMR unit shall be established as set forth in 

Section 10 of the BMR Guidelines; and 
 
12. Applicant shall enter into a BMR Agreement memorializing these terms in a form 

acceptable to the City Attorney, pursuant to section 2 of the BMR Guidelines. 
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ATTACHMENT B



661-687 PARTRIDGE AVENUE

BELOW MARKET RATE (BMR) UNIT (rev) 

This property of .0655 acres, Zoned R-2, qualifies for a development consisting of 8 
units and after discussions with Planning it was determined that 9 single family homes 
would be allowed if one of them was designated as a Below Market Rate Unit. 

We appreciate the opportunity to have 9 custom homes on the property, rather than 8, 
and recognize the need for below market rate homes in Silicon Valley.   

We feel it is important to ensure this home looks no different from the others in the 
development.  The front 6 homes are essentially the same floor plan and we have 
selected one of these to be the BMR unit.   

Therefore, in the creation of the site plan, unit 6 was designated as the BMR unit, one of 
the 3 middle units.  Unit 6 has approx 2092sf and includes the same features as other 
units in the development - with living room, dining room and ½ bath on the first floor, 
master suite, bedroom and bathroom on the 2nd floor, family room with wet bar, 2 
bedrooms, laundry and 2 full bathrooms in the basement with a 1 car garage – 4 
bedrooms and 4.5 bathrooms. 

There will be no identifiable characteristics of the BMR unit to separate it from the other 
custom homes in the development.  This home will be built to the same construction 
standards and have the same interior design components (such as appliances, lighting, 
flooring, cabinetry, etc.) as the other homes in the project.   

The owner has reviewed the city’s BMR Ordinance and Guidelines, Chapters 15.36, 
16.04 and 16.96 and understands the need to comply with all the related requirements. 

The owner understands that a BMR agreement will be executed with the City prior to 
issuance of the building Permits. 

ATTACHMENT C
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661 - 687 PARTRIDGE AVENUE, MENLO PARK, CA.

NINE NEW HOUSES FOR:

GoldSilverIsland, LLC

T-1

OWNER
Goldsilverisland Properties, LLC
Ying-Min Li
577 Salmar Avenue, Suite 107
Campbell, CA  95008
yingminli@hotmail.com
408-896-3369

ARCHITECT
HOMETEC Architecture, Inc.
Richard A. Hartman, AIA
555-B Meridian Avenue
San Jose, CA  95126
408-995-0496
hometecarch@gmail.com

CIVIL ENGINEER
Green Civil Engineering
Ambrose Wong
204 E 2nd Avenue, Suite 820
San Mateo, CA  94401
510-368-9863
green-eng@hotmail.com

LANDSCAPE ARCHITECT
Mara Young
650-327-2644
marayoung@gmail.com

SOILS ENGINEER
CAPEX Engineering
Gary Hsu, PE
POB 14198
Fremont, CA  94539
510-668-1815
capexinc888@gmail.com

ARBORIST
Kielty Arborist Services
Kevin R. Kielty
POB 6187 
San Mateo, CA  94403
650-515-9783
kkarbor0486@yahoo.com

SURVEYOR
WILSON LAND SURVEYS
Ken Wilson, LLS
408-427-2279
Kenw@wilsonlandsurveys.com
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TYPE OF CONSTRUCTION: VB

LOT SIZE:

VICINITY MAP

SITE DATA

SITE PLAN
1" = 10'-0"

THIS PROJECT SHALL COMPLY WITH 2016 CBC, CRC, CMC, CPC,  CEC,
CFC, CAL GREEN, CAL ENERGY CODE, AND LOCAL ORD.

1" = 10'-0"

28,533.75 x .40 = 11,413.5  S.F. (8 UNITS)

LOT COV. ALLOWED:

PROPOSED:

28,533.75 x .15 = 4,280  S.F. (8 UNITS)2nd FLOOR ALLOWED:

PROPOSED:

11,385 = 39.9% (8 UNITS)

 4,263 = 14.9% 6 - 26 - 19

BASEMENT: TOTAL:

UNIT #5: 531  S.F. 1,422  S.F. 888  S.F. 2,310  S.F.

#661 :  1,003  +  GARAGE: 338 = 1,341  S.F.

#669 :  1,085  +  CARPORT : 169 = 1,258  S.F.

#675 & 679: 1,277  + GARAGE: 388 = 1,665 S.F.

#673 : 573  + GARAGE: 360 = 933 S.F.

#685 & 687: 1,782  + GARAGES: 317 + 512 = 2,611 S.F.

8,006.64 = 28.0%

890  S.F.

890  S.F. 531  S.F. 1,422  S.F.UNIT #1: 888  S.F. 2,310  S.F.

890  S.F. 531  S.F. 1,422  S.F.UNIT #2: 888  S.F. 2,310  S.F.

890  S.F. 531  S.F. 1,422  S.F.UNIT #3: 888  S.F. 2,310  S.F.

UNIT #9: 888  S.F. 536  S.F. 1,425  S.F. 753  S.F. 2,178  S.F.

UNIT #4: 890  S.F. 531  S.F. 1,422  S.F. 888  S.F. 2,310  S.F.

UNIT #7: 888  S.F. 536  S.F. 1,425  S.F. 753  S.F. 2,178  S.F.

UNIT #8: 888  S.F. 536  S.F. 1,425  S.F. 753  S.F. 2,178  S.F.

UNIT #6: 890  S.F. 531  S.F. 1,422  S.F. 888  S.F. 2,310  S.F.

TOTAL: 8006.64 4,794 12,807 7,587 20,394  S.F.

DETACHED GARAGES = 1,146  S.F.

PROPOSED UNITS

EXISTING UNITS

DRIVEWAYS = 9,626.00 @ 50% = 4,813

LANDSCAPE = 15,656.4 (54.8%)

PLANNING
9-12-19



N

6
6

1 
- 

6
8

7 
P

A
R

TR
ID

G
E

 A
VE

N
U

E
, M

E
N

LO
 P

A
R

K
, C

A
.

N
E

W
 H

O
U

S
E

S
 F

O
R

:

G
ol

dS
ilv

er
Is

la
nd

, L
LC

R
IC

H
A

R
D

 A
. H

A
R

T
M

A
N

   
   

   
   

   
   

   
   

   
   

   
A

.I.
A

.
H
O
M
E
T
E
C

A
R

C
H

IT
E

C
T

U
R

E
, I

N
C

.

55
5 

#B
 M

E
R

ID
IA

N
 A

V
E

, S
A

N
 J

O
SE

, C
A

 9
51

26
40

8/
99

5-
04

96
 

H
om

et
ec

A
rc

h@
G

m
ai

l.c
om

19-002

RAH

1/4" = 1'-0"

Date

Scale

Drawn

Job

Sheet           

of              Sheets

REVISIONS      BY

6 - 26 - 19

EXISTING SITE PLAN - DEMOLITION PLAN
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DIRECT VENT GAS FIREBOX BY "MAJESTIC" #DVT

44, A.G.A. #UP-50-5A, CSA #1419849, INSTALL

PER MANUFACTURER'S INSTRUCTIONS

GAS  OPERATING & SHUT-OFF VALVE SHALL BE

PLACED OUTSIDE REQUIRED HEARTH AREA, BUT

LESS THAN 36" AWAY.

WALL MOUNT TANKLESS GAS WATER HEATER

(PROVIDE GAS LINES AND INSTALL PER

MANUFACTURER'S INSTRUCTIONS)

LANDINGS TO BE SLOPED 1/4" PER FOOT MIN.

EXTERIOR STAIRS TO HAVE 4" MIN. 7.75" MAX.

RISERS, 10" MIN. TREADS

CONCRETE LANDING AS REQUIRED, 1" MAX. STEP

DOWN WITH 3/4" MAX. THRESHOLD@ SLIDERS & 1/2"

MAX. THRESHOLD WITH BEVELED EDGE @ DOORS

(C.R.C. R311.3)

36'' CONCRETE LANDING AS REQUIRED, 1" MAX. STEP DOWN WITH 1/2"

MAX. THRESHOLD WITH BEVELED EDGE @ FRONT DOOR  (C.R.C. R311.2)

ALL NEW HOT WATER SUPPLY PIPING FROM THE

HEATING SOURCE TO THE KITCHEN FIXTURES

SHALL BE INSULATED. CEC 150.0 (j) 2.vi

PROVIDE 2X8 WOODEN BACKING IN ALL BATHROOM

WALLS AT TOILET, SHOWER AND BATHTUB, LOCATED

AT 34" FROM FLOOR TO THE CENTER OF THE BACKING,

SUITABLE FOR THE ADDITION OF GRAB BARS.

PROVIDE WATER HAMMER PROTECTION AT THE

DISHWASHER AND WASHING MACHINE.

30" MIN. CLEAR SPACE FOR TOILET (15" EACH WAY),

WITH 24" CLEAR SPACE IN FRONT (TYP. @ ALL

TOILETS)

A PORTABLE FIRE EXTINGUISHER IS REQUIRED IN

THE HOUSE. PROVIDE A MINIMUM 2-A:10BC

EXTINGUISHER.

THE MAXIMUM ALLOWED REDUCED FLOW RATES FOR

PLUMBING FIXTURES REQUIRED TO COMPLY WITH

CAL-GREEN ARE AS FOLLOWS:

  1.28 GALLONS PER FLUSH FOR TOILETS

  .5 GALLONS PER FLUSH FOR URINALS

  2.0 GPM FOR SHOWERHEADS

  1.5 GPM FOR ANY LAV. FAUCETS

  1.8 GPM FOR KITCHEN FAUCET

AN AUTOMATIC IRRIGATION CONTROL

ALL INSULATION PRODUCTS SHALL BE

COMPLETELY DRY PRIOR TO INSTALLATION

AND ENCLOSURE.

CEMENT USE IN FOUNDATION MIX DESIGN IS

REDUCED. NOT LESS THAN 20% REDUCTION IN

CEMENT USE.

PARTICLEBOARD, MDF AND HARDWOOD PLYWOOD

USED IN INTERIOR FINISH SYSTEMS SHALL COMPLY

WITH LOW FORMALDEHYDE EMISSION STANDARDS.

CARPET AND CARPET INSTALLATION SYSTEMS SHALL BE LOW V.O.C.

COMPLIANT.

PAINTS, STAINS & OTHER COATINGS SHALL BE COMPLIANT WITH V.O.C. LIMITS.

ANNULAR SPACES AROUND PIPES, ELECTRIC CABLES, CONDUITS OR OTHER

OPENINGS IN SOLE/BOTTOM PLATES AT EXTERIOR WALLS SHALL BE

PROTECTED AGAINST THE PASSAGE OF RODENTS BY CLOSING SUCH

OPENINGS WITH CEMENT MORTAR, CONC. MASONRY, OR SIMILAR ACCEPTABLE

METHODS.  CGBSC SEC. 4.406.1

DOCUMENTATION SHALL BE PROVIDED, PRIOR TO THE FIRST INSPECTION,

CONFIRMING COMPLIANCE TO THE WASTE MANAGEMENT PLAN PROVIDED TO

THE JURISDICTION.  CGBSC 4.408.2.1

PRIOR TO ENCLOSING THE WALL AND FLOOR FRAMING, CONFIRMATION MUST

BE PROVIDED TO THE BUILDING INSPECTOR SHOWING THE FRAMING MEMBERS

DO NOT EXCEED 19% MOISTURE CONTENT. CGBSC 4.505.3

AT FINAL INSPECTION, A MANUAL, COMPACT DISC, WEB-BASED REFERENCE,

OR OTHER ACCEPTABLE MEDIA INCLUDING ITEMS 1 - 10 IN ACCORDANCE TO

CGBSC SEC. 4.410.1 SHALL BE PLACED IN THE BUILDING.

ADHESIVES, SEALANTS,  CAULKS AND AEROSOL PAINT CONTAINERS SHALL

REMAIN ON SITE FOR FIELD VERIFICATION BY THE BUILDING OFFICIAL. THE

BUILDER AND/OR OWNER SHALL PROVIDE A SIGNED LETTER CERTIFYING

COMPLIANCE WITH EMISSION LIMITS SPECIFIED IN CGBSC SEC. 4.504, ALL

CONTAINERS MUST REMAIN ON SITE FOR INSPECTOR VERIFICATION. 

HEATING AND AIR CONDITIONING SYSTEMS SHALL BE DESIGNED IN

ACCORDANCE WITH THE REQUIREMENTS OF CGBSC SEC 4.507.2

ALL DUCT AND OTHER AIR RELATED DISTRIBUTION COMPONENT OPENINGS

SHALL BE COVERED WITH TAPE, PLASTIC SHEET METAL OR OTHER

ACCEPTABLE METHODS AT THE TIME OF ROUGH INSTALLATION OR DURING

STORAGE ON THE CONSTRUCTION SINTE AND UNTIL FINAL STARTUP OF THE

HEATING & COOLING EQUIPMENT.

ALL PLUMBING FIXTURES & FITTINGS SHALL MEET THE STANDARDS

REFERENCED IN TABLE 1401.1 OF THE 2013 CPC

ALL FLOOR SLABS SHALL HAVE A VAPOR RETARDER PER CRC,

AND CAPILLARY BREAK PER CGBS 4.505.2.1

PROVIDE MIN. 100 SQ. IN. MAKE-UP AIR VENTING IN

ADDITION TO MANUFACTURER'S INSTRUCTIONS FOR

THE LAUNDRY CLOSET WITH A LOUVERED DOOR.

PORCH

KITCHEN

LIVING

OPEN BELOW

891
1426 max INCL GARAGE
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DOOR/WINDOW LABELS:

3068 = 3'-0" WIDE, 6'-8" TALL

ATTIC VENTILATED PER C.R.C., C.P.C. 507.0 SUFFICIENT FOR

COMBUSTION AIR FOR F.A.U. IN ATTIC PER MANUFACTURER'S

INSTRUCTIONS

IN ADDITION TO THE PRIMARY CONDENSATE DRAINS, WHEN COOLING

COILS ARE LOCATED IN THE ATTIC, A SECONDARY OR OVERFLOW

DRAIN SHALL BE PROVIDED. THE OVERFLOW LINE SHALL BE A

SEPARATE LINE FROM THE PRIMARY AND SHALL TERMINATE WHERE

IT IS READILY OBSERVABLE, OVER A DOOR OR WINDOW.

FOR F.A.U. IN ATTIC, PROVIDE: 36" SERVICE FLOOR. SWITCHED SERVICE

LIGHT, SERVICE OUTLET, 24" WIDE CATWALK (20' LONG MAX.) FROM

ACCESS TO UNIT

PROVIDE 2X8 WOODEN BACKING IN ALL BATHROOM

WALLS AT TOILET, SHOWER AND BATHTUB, LOCATED

AT 34" FROM FLOOR TO THE CENTER OF THE BACKING,

SUITABLE FOR THE ADDITION OF GRAB BARS.
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A-18

WEST ELEVATION

EAST ELEVATION

NORTH ELEVATION

SOUTH ELEVATION

MIDDLE UNIT #6

COMPOSITION SHINGLE ROOF WITH 2 LAYERS 15 LB. FELT

UNDERLAYMENT, CLASS 'A', INSTALL PER C.R.C. 905.2

8'' LAP "HARDIE PLANK" SIDING

OVER (1) LAYER OF TYPE I. NO. 15
ASPHALT SATURATED FELT

COMPLYING TO ASTM D 226.

4" MIN. TALL STREET ADDRESS NUMBERS TO CONTRAST

WITH BACKGROUND, CLEARLY VISIBLE FROM THE STREET
8" WOOD PORCH POSTS WITH TRIM

LIGHTWELL WITH MATCHING WOOD RAILS

ROOF = COMP SHINGLE, CERTAINTEED, PRESIDENTIAL, 'SHADOW GRAY'

GABLE & SHUTTERS = KELLY-MOORE, KM4817, 'TRELLISED IVY'
HARDI-PLANK, KELLY-MOORE, 'SILKY GREEN'

WINDOW TRIM, COLUMNS, FASCIA, RAILINGS = KELLY-MOORE, KMW49, 'GREAT WHITE'

ENTRY, GARAGE DOORS -

PAINT GRADE FIBERGLASS

PLANNING
9-12-19
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