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I. INTRODUCTION 

This Project Impact Analysis has been prepared at the request of the City of Burlingame Community 
Development Department’s Planning Division for proposed alterations to 1457 Bernal Avenue 
(APN 026-044-060). 1457 Bernal Avenue is a one-and-a-half-story Craftsman style single-family 
residence located on the south side of Bernal Avenue, between Adeline and Hillside drives, in 
Burlingame’s Easton Addition neighborhood (Figure 1). The architect and/or builder of the 
residence is unknown. 
 
1457 Bernal Avenue was evaluated in July 2019 by Page & Turnbull and determined to be 
individually eligible for listing in the California Register of Historical Resources (California Register) 
under Criterion 1 (Events) and 3 (Architecture). As such, the California Historical Resource Status 
Code (CHRSC) of “3CS” was assigned to the property, meaning that it appears eligible for the 
California Register as an individual property through survey evaluation.1 The property does not rise 
to a level of significance such that it would be eligible for listing in the National Register of Historic 
Places (National Register).  
 
The proposed project includes moving the historic building approximately five feet to the southeast 
to accommodate a new driveway and new garage; preserving the front quarter of the building; 
demolishing the rear of the building; and constructing a rear and second-story addition.  
 

 
Figure 1. Aerial photograph of 1457 Bernal Avenue. The subject property is approximately indicated 

by an orange outline. Source: Google Earth, 2018. Edited by Page & Turnbull. 

 

 
1 California State Office of Historic Preservation, Department of Parks and Recreation, Technical Assistance Bulletin #8: User’s 
Guide to the California Historical Resource Status Codes & Historical Resource Inventory Directory (Sacramento, November 2004), 4.   
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Figure 2. Photograph of 1457 Bernal Avenue. Source: Page & Turnbull, June 2019. 

 
 

METHODOLOGY 

This report includes a summary of the property’s current historic status, significance, and a list of 
character-defining features that enable the property to convey its historic significance. Based on the 
finding of historic significance, the proposed project is evaluated using the Secretary of the Interior’s 
Standards for Rehabilitation. Page & Turnbull prepared this report using the State of California 
Department of Parks and Recreation (DPR) 523A (Primary Record) and 523B (Building, Structure, 
and Object Record) forms by Page & Turnbull in June and July 2019 (see Appendix A); 
photographs taken during a June 2019 site visit; and drawings provided by architects Form+One 
dated August 12, 2019 (in the filename) and sent to Page & Turnbull on August 13, 2019 (see 
Appendix B). Page & Turnbull also reviewed two response to comments documents dated August 
9, 2019 and August 14, 2019 from Form+One.  
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II. SIGNIFICANCE & CHARACTER-DEFINING FEATURES  

SIGNIFICANCE 

The property was found individually eligible for listing in the California Register for significance 
under Criterion 1 (Events) and 3 (Architecture). The property is significant as an example of early 
residential development in Burlingame’s Easton Addition and as an example of Craftsman style 
architecture with high artistic value, significant at the local level. As stated in the 2019 evaluation, 
 

The building was constructed in 1908, soon after the development of Easton Addition 
began. The building represents a rare dwelling from the neighborhood’s first phase of 
growth; even by 1921, most of the surrounding parcels remained undeveloped. 1457 
Bernal Avenue and a handful of other buildings were situated among numerous empty 
properties. The neighborhood’s developers even used an image of 1457 Bernal 
Avenue in a promotional brochure for the Easton Addition. The neighborhood 
appears to have mostly built out only by the late 1930s, after a second and more 
extensive phase of development. Therefore, the subject building is significant as an 
exceptional example of early residential development in Burlingame’s Easton 
Addition. While the property appears eligible for the California Register under 
Criterion 1, it does not rise to a level of significance for it to be eligible for the National 
Register under Criterion A. The period of significance would be 1908, the year of the 
building’s construction. […] 
 
The residence at 1457 Bernal was built in 1908 by an unknown architect/builder; thus, 
1456 Bernal Avenue cannot be considered the work of a master architect. However, 
the Craftsman-style building does possess high artistic value and reflects key 
Craftsman features including its picturesque massing, a front-facing gabled roof, 
overhanging eaves, exposed wooden structural elements (rafters and joists), 
decorative brackets, four-panel front door, recessed front porch, square columns, and 
diamond-pattern windows. The building represents an older and more elaborate 
architecture than many of the neighboring residences, which were constructed as 
modest Tudor Revival and Mediterranean Revival houses in the 1920s and 1930s. 
1457 Bernal Avenue is an early and sensitively designed example of a middle-class 
Craftsman residence, with abundant architectural elaborations. While the property 
appears eligible for listing in the California Register under Criterion 3, it does not rise 
to a level of significance such that it would appear eligible for the National Register 
under Criterion C. The period of significance would be 1908, the year of the building’s 
construction.2 

 
The DPR forms prepared by Page & Turnbull identified the period of significance for the residence 
as 1908, the year the building was completed. As a property that is eligible for listing in the California 
Register, 1457 Bernal Avenue is a qualified historic resource for the purposes of project review under 
the California Environmental Quality Act (CEQA). The 2019 DPR forms are included in Appendix 
A, for reference. 
 

CHARACTER-DEFINING FEATURES 

For a property to be eligible for national, state, or local designation under one of the significance 
criteria, the essential physical features (or character-defining features) that enable the property to 
convey its historic identity must be evident. To be eligible, a property must clearly contain enough of 

 
2 DPR 523B & DPR 523L Forms for 1457 Bernal Avenue, recorded by Page & Turnbull (July 12, 2019), 10-11. 
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those characteristics, and these features must also retain a sufficient degree of integrity. 
Characteristics can be expressed in terms such as form, proportion, structure, plan, style, or materials. 
 
The 2019 evaluation includes a list of the character-defining features for the building that date to the 
building’s construction in 1908 and contribute to its significance. Please refer to the DPR forms for 
an architectural description and photographs of the subject property. 
 
The character-defining features of 1457 Bernal Avenue include: 
 

• Siting with primary frontage along Bernal Avenue 

• One-and-a-half-story massing, with front-facing gable volume and abutting hipped-roof 
extension 

• Wood clapboard siding with shingle-clad gables 

• Primary entrance ensemble, with recessed front porch with paired wood posts and four-light 
front door 

• Bay window with diamond-pattern sashes 

• Gable window with diamond-pattern sashes and miniature balustrade on primary facade 

• Overhanging eaves with decorative brackets 

• Exposed wood structural elements, including rafter tails, joists, and beams.3 
 
Henceforth, the use of “historic” or “original” to describe an element indicates that the element is 
considered a character-defining feature as defined above or dates to the 1908 period of significance; 
alternatively, the use of “non-historic,” “not historic,” “non-original,” or “not original” indicate that 
the element is not considered a character-defining feature and does not date to the 1908 period of 
significance.  
 
 
 
 
 

  

 
3 Ibid., 11. 
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III. PROJECT IMPACT ANALYSIS  

This section analyzes the project-specific impacts of the proposed project at 1457 Bernal Avenue on 
the environment, as required by CEQA. The following analysis describes the proposed project; 
assesses its compliance with the Secretary of the Interior’s Standards for Rehabilitation; and analyzes 
possible cumulative impacts. The proposed project description is based on architectural drawings and 
two response to comments documents, all prepared by Form+One.  
 
The drawings are included in Appendix B, for reference. For clarification, the drawings of the 
existing building refer to the northeast (primary) façade as the south elevation; the southeast façade 
as the west elevation; the southwest façade as the north elevation; and the northwest façade as the 
east elevation. The drawings of the proposed project refer to the northeast façade as the front 
elevation; the southeast façade as the left elevation; the southwest façade as the rear elevation; and 
the northwest façade as the right elevation. The drawings of the new garage refer to the northeast 
façade as the front elevation; the southeast façade as the right elevation; the southwest façade as the 
rear elevation; and the northwest façade as the left elevation. The interior remodel is not subject to 
review under CEQA. 
 

PROPOSED PROJECT DESCRIPTION 

The proposed project at 1457 Bernal Avenue includes moving the building approximately five feet to 
the southeast to accommodate a new driveway and new garage; preserving the front quarter of the 
building and demolishing the rear portion; and constructing a rear and second-story addition. The 
proposed project will not fully retain a majority of the character-defining features, as indicated in the 
following table. 
 

Character-Defining Feature 
Fully 

Retained 
Partially 
Retained 

Not 
Retained 

Siting with primary frontage along Bernal Avenue X 
  

One-and-a-half-story massing, with front-facing gable 
volume and abutting hipped-roof extension 

  
X 

Wood clapboard siding with shingle-clad gables 
 

X 
 

Primary entrance ensemble, with recessed front porch 
with paired wood posts and four-light front door 

X 
  

Bay window with diamond-pattern sashes X 
  

Gable window with diamond-pattern sashes and 
miniature balustrade on primary facade 

X 
  

Overhanging eaves with decorative brackets 
 

X 
 

Exposed wood structural elements, including rafter tails, 
joists, and beams 

 
X 

 

 
For more information, refer to the following sections as well as the architectural drawings provided 
by Form+One. 
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Alterations to Historic Building 
The historic building will be moved about five feet to the southeast, increasing the space between the 
building and the northwest property line and decreasing the space between the building and the 
southeast property line. It appears the building’s setback from Bernal Avenue will remain the same. 
The existing foundation will be demolished and a new foundation will be constructed in the new 
building location. Approximately 60 percent of the existing first floor plan will be retained (1,193 
square feet of the first floor’s 1,991 square feet will be retained), though only the front quarter of the 
exterior façade will be preserved. The cladding, windows, doors, and architectural details on the 
primary façade will be protected, restored, and refinished. The historic roof will be mostly 
demolished to accommodate the rear and second-story addition. The rear of the building will be 
demolished, including the historic massing, roof structure, eaves with decorative brackets, wood 
structural elements, brick chimney, and cladding, as well as the non-historic southeast addition, rear 
porch, and windows and doors. 
 
Rear and Second-Story Addition 
The rear and second-story addition will change the historic building’s total square footage from 1,991 
square feet to 3,018 square feet. The second-story addition is set back from the historic building’s 
primary façade by about 8.66 feet on the western portion and 7.83 feet on the eastern portion. There 
is a 2.25-foot setback from the historic building’s southeast façade and a one-foot overhang on the 
northwest façade. The rear of the building will be new with layered massing. The new multiform roof 
will have four front gables, including two on the primary façade of the second-story addition. The 
exterior finishes include a mixture of horizontal wood siding and cedar shingle cladding, the roofing 
will be architectural (rectangular) asphalt shingles, and the windows and doors will be wood clad with 
simulated divided lites. 
 
Site Features 
A new detached, single stall garage will be constructed at the rear west corner of the parcel. The new 
396-square-foot garage will be approximately 14.25 feet tall and have a front-gabled roof. It appears 
the new garage will be clad in similar materials to the new rear and second-story addition. The garage 
will be clad in painted horizontal wood siding and the gable will have wood detailing. The roof will 
be clad in asphalt shingles. The multi-lite paneled wood garage door will be located on the northeast 
façade and multi-light wood French doors will be located on the southeast façade. A new driveway 
constructed with permeable pavers will run along the northwest property line. A new wood driveway 
gate will be located at the middle of the driveway. All existing trees will be protected. The front and 
rear yards will be re-landscaped with new lawns, new stone pathways, and a new wood side gate. A 
new stone terrace will be located at the rear. New wood perimeter fences will also be constructed. 
 

CALIFORNIA ENVIRONMENTAL QUALITY ACT 

CEQA is state legislation (Pub. Res. Code §21000 et seq.) that provides for the development and 
maintenance of a high-quality environment for the present-day and future through the identification 
of significant environmental effects.4 CEQA applies to “projects” proposed to be undertaken or 
requiring approval from state or local government agencies. “Projects” are defined as “…activities 
which have the potential to have a physical impact on the environment and may include the 
enactment of zoning ordinances, the issuance of conditional use permits and the approval of 
tentative subdivision maps.”5 Historic (historical) and cultural resources are considered to be part of 
the environment. In general, the lead agency must complete the environmental review process as 
required by CEQA. In the case of the proposed project at 1457 Bernal Avenue, the City of 
Burlingame will act as the lead agency. 

 
4 California Environmental Quality Act, Pub. Res. Code §21000 et seq., accessed July 26, 2019, 
https://leginfo.legislature.ca.gov/faces/codes_displaySection.xhtml?lawCode=PRC&sectionNum=21000.  
5 Ibid. 
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According to CEQA, a “project with an effect that may cause a substantial adverse change in the 
significance of an historic resource is a project that may have a significant effect on the 
environment.”6 Substantial adverse change is defined as: “physical demolition, destruction, 
relocation, or alteration of the resource or its immediate surroundings such that the significance of an 
historic resource would be materially impaired.”7 The significance of a historic resource is materially 
impaired when a project “demolishes or materially alters in an adverse manner those physical 
characteristics of an historical resource that convey its historical significance and that justify its 
inclusion in, or eligibility for, inclusion in the California Register of Historical Resources.”8 Thus, a 
project may cause a substantial change in a historic resource but still not have a significant adverse 
effect on the environment as defined by CEQA as long as the impact of the change on the historic 
resource is determined to be less-than-significant, negligible, neutral, or even beneficial. 
 
In general, the lead agency must complete the environmental review process as required by CEQA. 
The basic steps are: 
 

1. Determine if the activity is a “project;” 
2. Determine if the project is exempt from CEQA; 
3. Perform an Initial Study to identify the environmental impacts of the project and determine 

whether the identified impacts are “significant.” Based on the finding of significant impacts, 
the lead agency may prepare one of the following documents: 

 
a) Negative Declaration for findings of no “significant” impacts; 
b) Mitigated Negative Declaration for findings of “significant” impacts that may 

revise the project to avoid or mitigate those “significant” impacts; 
c) Environmental Impact Report (EIR) for findings of “significant” impacts. 

 

STATUS OF EXISTING BUILDING AS A HISTORIC RESOURCE 

In completing an analysis of a project under CEQA, it must first be determined if the project site 
possesses a historic resource. A site may qualify as a historic resource if it falls within at least one of 
four categories listed in CEQA Guidelines Section 15064.5(a). The four categories are: 
 

1. A resource listed in, or determined to be eligible by the State Historical Resources 
Commission, for listing in the California Register of Historical Resources (Pub. Res. Code § 
5024.1, Title 14 CCR, Section 4850 et seq.). 

 
2. A resource included in a local register of historical resources, as defined in section 5020.1(k) 

of the Public Resources Code or identified as significant in an historical resource survey 
meeting the requirements section 5024.1(g) of the Public Resources Code, shall be presumed 
to be historically or culturally significant. Public agencies must treat any such resource as 
significant unless the preponderance of evidence demonstrates that it is not historically or 
culturally significant. 

 
3. Any object, building, structure, site, area, place, record, or manuscript which a lead agency 

determines to be historically significant or significant in the architectural, engineering, 
scientific, economic, agricultural, educational, social, political, military, or cultural annals of 
California may be considered to be an historical resource, provided the lead agency’s 
determination is supported by substantial evidence in light of the whole record. Generally, a 

 
6 CEQA Guidelines subsection 15064.5(b). 
7 CEQA Guidelines subsection 15064.5(b)(1). 
8 CEQA Guidelines subsection 15064.5(b)(2). 
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resource shall be considered by the lead agency to be “historically significant” if the resource 
meets the criteria for listing on the California Register of Historical Resources (Pub. Res. 
Code § 5024.1, Title 14 CCR, Section 4852) including the following: 

(A) Is associated with events that have made a significant contribution to the broad 
patterns of California’s history and cultural heritage; 

(B) Is associated with the lives of persons important in our past; 
(C) Embodies the distinctive characteristics of a type, period, region, or method of 

construction, or represents the work of an important creative individual, or 
possesses high artistic values; or 

(D) Has yielded, or may be likely to yield, information important in prehistory or history 
 

4. The fact that a resource is not listed in, or determined to be eligible for listing in the 
California Register of Historical Resources, not included in a local register of historical 
resources (pursuant to section 5020.1(k) of the Public Resources Code), or identified in an 
historical resources survey (meeting the criteria in section 5024.1(g) of the Public Resources 
Code) does not preclude a lead agency from determining that the resource may be an 
historical resource as defined in Public Resources Code sections 5020.1(j) or 5024.1.9 

 
In general, a resource that meets any of the four criteria listed in CEQA Guidelines Section 
15064.5(a) is considered to be a historic resource unless “the preponderance of evidence 
demonstrates that it is not historically or culturally significant.”10 
 
Based on analysis and evaluation contained in the 2019 DPR 523A and 523B forms, 1457 Bernal 
Avenue meets the criteria for eligibility for listing in the California Register, and should therefore be 
considered a historic resource under CEQA.  
 

SECRETARY OF THE INTERIOR’S STANDARDS 

The Secretary of the Interior’s Standards for the Treatment of Historic Properties with Guidelines for Preserving, 
Rehabilitating, Restoring and Reconstructing Historic Buildings provides standards and guidance for 
reviewing proposed work on historic properties.11 The Standards for the Treatment of Historic 
Properties are used by federal agencies in evaluating work on historic properties. They have also been 
adopted by local government bodies across the country for reviewing proposed rehabilitation work 
on historic properties under local preservation ordinances. The Standards for the Treatment of 
Historic Properties are a useful analytic tool for understanding and describing the potential impacts 
of substantial changes to historic resources. Projects that comply with the Standards for the 
Treatment of Historic Properties benefit from a regulatory presumption that they would have a less-
than-significant adverse impact on a historic resource.12 Projects that do not comply with the 
Standards for the Treatment of Historic Properties may cause either a substantial or less-than-
substantial adverse change in the significance of a historic resource. 
 
The Secretary of the Interior offers four sets of standards to guide the treatment of historic 
properties: Preservation, Rehabilitation, Restoration, and Reconstruction. The four distinct 
treatments are defined as follows: 
 

 
9 2018 CEQA Guidelines, Guidelines Section 15064.5(a), accessed August 23, 2019, 
http://resources.ca.gov/ceqa/docs/2018_CEQA_Statutes_and_Guidelines.pdf. 
10 Pub. Res. Code §5024.1, Title 14 CCR, Section 4850 et seq. 
11 Anne E. Grimmer, The Secretary of the Interior’s Standards for the Treatment of Historic Properties with Guidelines for Preserving, 
Rehabilitating, Restoring and Reconstructing Historic Buildings (U.S. Department of the Interior National Park Service Technical 
Preservation Services, Washington, D.C.: 2017), accessed July 26, 2019, https://www.nps.gov/tps/standards/treatment-
guidelines-2017.pdf.  
12 CEQA Guidelines subsection 15064.5(b)(3). 
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Preservation: The Standards for Preservation “require retention of the greatest amount of 
historic fabric, along with the building’s historic form, features, and detailing as they have 
evolved over time.”  
 
Rehabilitation: The Standards for Rehabilitation “acknowledge the need to alter or add to a 
historic building to meet continuing or new uses while retaining the building’s historic 
character.” 
 
Restoration: The Standards for Restoration “allow for the depiction of a building at a 
particular time in its history by preserving materials from the period of significance and 
removing materials from other periods.”  
 
Reconstruction: The Standards for Reconstruction “establish a limited framework for 
recreating a vanished or non-surviving building with new materials, primarily for interpretive 
purposes.”13 

 
Typically, one set of standards is chosen for a project based on the project scope. In this case, the 
proposed project scope is seeking to alter and add to a historic building. Therefore, the Standards for 
Rehabilitation will be applied. 
 

STANDARDS FOR REHABILITATION ANALYSIS 

The following analysis applies each of the Standards for Rehabilitation to the proposed project at 
1457 Bernal Avenue. This analysis is based upon the proposed designs by Form+One, dated August 
12, 2019 (in the filename) and sent to Page & Turnbull by the City of Burlingame on August 13, 
2019. 
 
Rehabilitation Standard 1: A property will be used as it was historically or be given a new use that requires 
minimal change to its distinctive materials, features, spaces, and spatial relationships. 
 
Discussion: The proposed project does not alter the use of the historic residential property at 1457 
Bernal Avenue, as it will continue to be used as a single-family residence.  
 
Therefore, as planned, the proposed project is in compliance with Rehabilitation Standard 1. 
 
Rehabilitation Standard 2: The historic character of a property will be retained and preserved. The removal of 
distinctive materials or alteration of features, spaces, and spatial relationships that characterize the property will be 
avoided. 
 
Discussion: As proposed, the project will fully retain and preserve the following character-defining 
features: the siting with primary frontage along Bernal Avenue; primary entrance ensemble, including 
recessed front porch with paired wood posts and four-light front door; bay window with diamond-
pattern sashes; and gable window with diamond-pattern sashes and miniature balustrade on the 
primary façade. Other character-defining features will be altered in part, due to the building move 
and the rear and second-story addition, including wood clapboard siding with shingle-clad gables; 
overhanging eaves with decorative brackets; and exposed wood structural elements, including rafter 
tails, joists, and beams. The historic building’s one-and-a-half-story massing will not be retained. 
 
Although some of the character-defining features will be retained on the historic primary façade, the 
project does not avoid the removal of distinctive materials or alteration of features, spaces, and 

 
13 Grimmer, The Secretary of the Interior’s Standards for the Treatment of Historic Properties with Guidelines for Preserving, Rehabilitating, 
Restoring and Reconstructing Historic Buildings. 
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spatial relationships that characterize the property. The historic resource will no longer be able to 
clearly convey its significance as an example of early residential development in Burlingame’s Easton 
Addition and as a Craftsman style residence built in 1908 with high artistic value.  
 
Thus, as designed, the proposed project is not in compliance with Rehabilitation Standard 2. 
 
Rehabilitation Standard 3: Each property will be recognized as a physical record of its time, place and use. 
Changes that create a false sense of historical development, such as adding conjectural features or elements from other 
historical properties, will not be undertaken. 
 
Discussion: The proposed rear and second-story addition is to be clad in horizontal wood siding and 
cedar shingles, which will both be of different dimensions and paint color than the historic cladding 
so as to distinguish the new from the historic. In addition, no conjectural features or elements from 
other historic properties are proposed to be added to the new or historic portions of the building. 
 
However, the fenestration of the retained front portion of the historic building’s side façade will be 
reconfigured with new openings and new wood windows, and the walls will be patched with siding 
that matches the historic siding. This has potential to create a false sense of historical development, 
as it will obscure the original design intent.  
 
Therefore, as designed, the proposed project is partially in compliance with Rehabilitation Standard 
3. 
 
Rehabilitation Standard 4: Changes to a property that have acquired significance in their own right will be 
retained and preserved.  
 
Discussion: There are no changes to the historic building beyond the identified period of significance 
(1908) that have acquired historic significance in their own right. None of the non-historic features 
have been found significant. 
 
Therefore, as designed, the proposed project is in compliance with Rehabilitation Standard 4. 
 
Rehabilitation Standard 5: Distinctive materials, features, finishes and construction techniques or examples of 
craftsmanship that characterize a property will be preserved. 
 
Discussion: The proposed project will result in the loss of much of the building’s historic materials. 
While distinctive materials and features which exemplify craftsmanship will be retained on the 
primary façade, the historic materials and features will not be preserved on the side and rear façades. 
The rear of the building and characteristic roof structure will be demolished to accommodate the rear 
and second-story addition. The fenestration of the remaining front portion of the historic building’s 
side façades will be reconfigured with new openings and wood windows, and the walls will be 
patched with siding that matches the historic siding.  
 
Therefore, as designed, the proposed project is not in compliance with Rehabilitation Standard 5. 
 
Rehabilitation Standard 6: Deteriorated historic features will be repaired rather than replaced. Where the severity 
of deterioration requires replacement of a distinctive feature, the new feature will match the old in design, color, texture, 
and, where possible, materials. Replacement of missing features will be substantiated by documentary and physical 
evidence. 
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Discussion: The proposed project will protect, restore, and refinish the historic features of the primary 
façade. Rear portions of the building will be demolished; thus, any potentially deteriorated features 
on those facades will not be repaired. No missing features will be replaced. 
 
Therefore, as designed, the proposed project is partially in compliance with Rehabilitation Standard 
6. 
 
Rehabilitation Standard 7: Chemical or physical treatments, if appropriate, will be undertaken using the gentlest 
means possible. Treatments that cause damage to historic materials will not be used. 
 
Discussion: The historic materials of the primary façade are to be protected, restored, and refinished. 
As planned, the proposed project does not involve chemical or physical treatments and thus will be 
in compliance with Rehabilitation Standard 7. 
 
Rehabilitation Standard 8: Archeological resources will be protected and preserved in place. If such resources must 
be disturbed, mitigation measures will be undertaken. 
 
Discussion: The proposed project will involve the removal the historic building’s foundation and 
moving the building to a new foundation. If any archaeological material is discovered during this 
process, provided that standard discovery procedures for the City of Burlingame are followed, the 
proposed project will adhere to Rehabilitation Standard 8. 
 
Rehabilitation Standard 9: New additions, exterior alterations, or related new construction will not destroy 
historic materials, features, and spatial relationships that characterize the property. The new work shall be 
differentiated from the old and will be compatible with the historic materials, features, size, scale and proportion, and 
massing to protect the integrity of the property and environment. 
 
Discussion: The new rear and second-story addition, alterations to the historic side façades, and 
alterations to the historic roof will destroy historic materials, features, and spatial relationships that 
characterize the property. The historic building’s primary façade will be preserved, though the 
historic massing will not be evident as the proposed rear and second-story addition is set back less 
than ten feet from the primary façade. The following character-defining features will be 
compromised due to the addition: one-and-a-half-story massing; wood clapboard siding with shingle-
clad gables; overhanging eaves with decorative brackets; and exposed wood structural elements. The 
proposed exterior finishes for the addition, which mostly include wood materials, will not compete 
with the historic finishes. Although the addition is mostly compatible in design and is appropriately 
differentiated in material, the addition is not compatible with the historic building’s size, scale, 
proportions, and massing. The proposed project will result in a building that no longer looks like a 
historic Craftsman style residence built in 1908, but rather like a New Traditional Craftsman style 
residence built in the 21st century. The integrity of the historic property will not be protected. 
 
Therefore, as designed, the proposed project is not in compliance with Rehabilitation Standard 9.  
 
Rehabilitation Standard 10: New additions and adjacent or related new construction will be undertaken in such 
a manner that, if removed in the future, the essential form and integrity of the historic property and its environment 
would be unimpaired. 
 
Discussion: The proposed project involves moving the historic building; preserving the front quarter 
of the building; demolishing the rear of the building; and constructing a rear and new second-story 
addition. If the addition was to be removed in the future, only the historic primary façade, front 
portions of the historic side façades, and front portion of the historic roof will remain. The essential 
form and integrity of the property will be impaired. 
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Thus, as designed, the proposed project is not in compliance with Rehabilitation Standard 10. 
 

ANALYSIS OF PROJECT-SPECIFIC IMPACTS UNDER CEQA 

As the above analysis demonstrates, the proposed project, as currently designed, appears to be in 
compliance with four of the ten Secretary of the Interior’s Standards for Rehabilitation (1, 4, 7, and 
8), in partial compliance with two of the Standards (3 and 6), and not in compliance with four of the 
Standards (2, 5, 9, and 10).14 Thus, the proposed project may affect the ability of 1457 Bernal Avenue 
to be eligible for listing or designation in the California Register. According to Section 15126.4(b)(1) 
of the Public Resources Code (CEQA), if a project complies with the Standards, the project’s impact 
“will generally be considered mitigated below a level of significance and thus is not significant.” As 
the proposed project at 1457 Bernal Avenue does not fully comply with all of the ten Standards for 
Rehabilitation, it may cause a significant adverse impact under CEQA.  
 
The proposed project will impact the eligibility of the property for listing in the California Register, 
due to a potential adverse change caused by the loss of distinctive character-defining features and 
historic materials. The historic building will no longer be able to convey its significance as an example 
of early residential development in Burlingame’s Easton Addition or as an example of Craftsman 
style architecture with high artistic value from 1908. Therefore, the proposed design will likely result 
in project-specific impacts, and it appears that the project will cause a substantial adverse change in 
the significance of the resource as defined by CEQA. 
 

CUMULATIVE IMPACTS UNDER CEQA 

The California Environmental Quality Act defines cumulative impacts as follows: 
 

“Cumulative impacts” refers to two or more individual effects which, when 
considered together, are considerable or which compound or increase other 
environmental impacts. 
 
a) The individual effects may be changes resulting from a single project or a 

number of separate projects.  
b) The cumulative impact from several projects is the change in the environment 

which results from the incremental impact of the project when added to other 
closely related past, present, and reasonably foreseeable probable future 
projects. Cumulative impacts can result from individually minor but collectively 
significant projects taking place over a period of time.15 
 

According to the Burlingame Planning Department’s list of ‘Approved,’ ‘Proposed Projects Under 
Review,’ ‘City Planning Initiatives,’ and ‘Preliminary Projects,’ there are no other proposed 
development projects currently planned in the direct vicinity of the subject property.16 The proposed 
project site is not located in a listed historic district. The proposed new construction at 1457 Bernal 
Avenue does not appear to cause any significant cumulative impacts which would compound or 
increase environmental impacts. Adjacent properties to the subject project site on Bernal Avenue 
feature generally one- and two-story single-family residences, which represent a range of construction 

 
14 The project would comply with Rehabilitation Standard 8 upon condition that appropriate steps are taken. 
15 CEQA Guidelines, Article 20, Subsection 15355. 
16 “Major Projects,” Burlingame Planning Department, accessed August 29, 2019, 
https://www.burlingame.org/departments/planning/majorprojects_new.php; and “Residential Applications Overview,” 
City of Burlingame, July 2019, accessed August 29, 2019, 
https://www.burlingame.org/document_center/Planning/Residential%20Overview%20July%202019.pdf. 
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dates and architectural styles. The property immediately west of 1457 Bernal Avenue at 1451 Bernal 
Avenue is a two-story house built in 2007, and the property immediately east, at 1449 Bernal Avenue, 
is a one-story Tudor Revival style house built in 1929. 1456 Bernal Avenue, which is across the street 
from the subject property, is a two-story house built in 2007. 1452 Bernal Avenue, also across the 
street from 1457 Bernal Avenue, is a two-story modest revival style home built in 1924. There is no 
record of the adjacent properties having been evaluated or designated as historic resources.17 Thus, 
the proposed project does not appear to cause cumulative impacts resulting from several projects.  
 
Assessment of other potential environmental impacts such as aesthetics, air quality, noise, pollution, 
etc. are outside the scope of this report. 
 

 
Figure 3. 1461 Bernal Avenue, built in 2007. 

 
Figure 4. 1449 Bernal Avenue, built in 1929. 

 

 
Figure 5. 1456 Bernal Avenue, built in 2007. 

 
Figure 6. 1452 Bernal Avenue, built in 1924. 

 
 

  

 
17 The adjacent properties are not listed on the National Register of Historic Places, California Register of Historical 
Resources, the California Office of Historic Preservation (OHP) Historic Property Data File for San Mateo County, or on 
the Burlingame Historic Resources Inventory. 
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IV. PROJECT IMPROVEMENT RECOMMENDATIONS 

While the proposed design respects and retains the historic building’s primary facade,  incorporation 
of the following project improvement recommendations into a revised design will make the 
proposed project compliant with the Secretary of the Interior’s Standards for Rehabilitation overall. 
 
Project Improvement Recommendation #1 – Improve Setbacks 

To better distinguish the new addition from the historic building and to allow the building to convey 
its historic massing, the second-story addition should be located behind the front hipped roof form 
(approximately 15 feet from the eastern portion of the primary façade). Additional setback from the 
historic northwest façade would also help distinguish the historic massing. These setback changes 
would improve compliance with Standards 2, 5, 6, 9, and 10.  
 
Project Improvement Recommendation #2 – Retain Historic Side Façades 

By retaining the historic side facades with most or all of their existing configuration of fenestration 
openings, this would improve compliance with Standards 2, 3, 5, 6, 9, and 10. 
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V. CONCLUSION 

The property at 1457 Bernal Avenue was evaluated in DPR forms by Page & Turnbull and 
determined to be individually eligible for listing in the California Register under Criterion 1 and 3. 
1457 Bernal Avenue appears to be significant as an example of early residential development in 
Burlingame’s Easton Addition and as an example of Craftsman style architecture with high artistic 
value, significant at the local level. Therefore, 1457 Bernal  Avenue is considered a historic resource 
under CEQA.   
 
The proposed project was evaluated according to the Secretary of the Interior’s Standards for 
Rehabilitation and was determined to be in compliance with four of the ten Standards, in partial 
compliance with two of the Standards, and not in compliance with four of the Standards. Overall, the 
project is not currently in full compliance with the Secretary of the Interior’s Standards for 
Rehabilitation. The proposed project would impact the eligibility of the property for listing in the 
California Register, due to a potential adverse change caused by the loss of distinctive character-
defining features and historic materials. As such, the project as currently designed will likely result in 
project-specific impacts, and it appears that the project will cause a substantial adverse change in the 
significance of the resource as defined by CEQA.  
 
Page & Turnbull finds that the project could likely be more compliant with the Secretary of the 
Interior’s Standards for Rehabilitation if two project improvement recommendations are followed. 
These recommendations include improving the second-story addition’s setbacks and retaining the 
historic side façades. 
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APPENDIX 

APPENDIX A – DPR FORMS 

State of California Department of Parks and Recreation (DPR) 523A (Primary Record) and 523B 
(Building, Structure, and Object Record) forms for 1457 Bernal Avenue in Burlingame, California. 
Recorded by Page & Turnbull, June and July 2019. 



DPR 523A *Required information 

State of California ⎯ The Resources Agency  Primary #______________________________________________ 
DEPARTMENT OF PARKS AND RECREATION  HRI #__________________________________________________ 

PRIMARY RECORD    Trinomial______________________________________________ 

       NRHP Status Code 3CS       
    Other Listings_____________________________________________________________________ 

 Review Code________ Reviewer________________________ Date_______________ 
Page   1    of    17   Resource name(s) or number (assigned by recorder) 1457 Bernal Avenue    
 
P1.  Other Identifier:             

*P2.  Location:  Not for Publication   Unrestricted *a. County   San Mateo     
 *b. USGS 7.5’ Quad San Mateo, Calif.   Date 1999     
 *c.  Address 1457 Bernal Avenue City Burlingame Zip 94010  
 d. UTM: (Give more than one for large and/or linear resources) Zone       ,         mE/            mN 
 *e. Other Locational Data: Assessor’s Parcel Number 026-044-060        
 
*P3a.  Description:  
1457 Bernal Avenue is a rectangular parcel in Burlingame’s Easton Addition neighborhood (Figure 1). The property contains a 
single residence and is situated on the south side of Bernal Avenue, between Adeline and Hillside drives.1 The subject building is 
set back from Bernal Avenue behind a lawn but occupies nearly the entire parcel width. The dwelling encompasses a one-story, 
gable-covered volume that extends from the front lawn to the parcel’s rear. Two abutting, hipped-roof extensions project away from 
the side of the gabled volume, towards the east. The northern hip extension is substantially glazed, enclosing a sunroom that 
comprises the northeast corner of the residence. The building is expressed in the Craftsman style, communicated through its 
picturesque massing, shingle-clad front gable, overhanging eaves, exposed beams and rafter ends, square porch columns, and 
large decorative brackets. The building is clad in weatherboard siding, its gables with wood shingles, and the roof is sheathed in 
asphalt shingles. Many exterior doors and windows are framed with broad flat wood architraves. The north and east façades are 
the most publicly visible sides of the building. The west façade is largely obscured by a privacy fence and the south façade 
overlooks the parcel’s rear yard. (See Continuation Sheet, page 2.) 
 

*P3b.  Resource Attributes: HP2. Single family property; HP4: Ancillary building (detached garage) 
*P4.  Resources Present:   Building   Structure   Object   Site   District   Element of District   Other 

 
P5b. Photo: (view and date)  
View southwest of the primary (northeast) 
façade, June 14, 2019.  
 
*P6.  Date Constructed/Age and 
Sources:  Historic Prehistoric Both 
1908 (Assessor’s Office) 
 
*P7.  Owner and Address: 
Tim Baldwin 
1457 Bernal Avenue 
Burlingame, CA 94010 
 
*P8.  Recorded by: 
Page & Turnbull, Inc.   
170 Maiden Lane 
San Francisco, CA 94108   
 
*P9.  Date Recorded:  
06/14/2019 
 
*P10.  Survey Type:  
Intensive    
 
 

 
*P11.  Report Citation: (Cite survey report and other sources, or enter “none”) None  
  
*Attachments: None  Location Map  Sketch Map  Continuation Sheet  Building, Structure, and Object Record 
Archaeological Record  District Record  Linear Feature Record  Milling Station Record  Rock Art Record 
Artifact Record  Photograph Record   Other (list)  

                            
1 The Burlingame street grid is oblique to the cardinal directions. For the sake of being concise in this report, “north” will refer to parts of the building 
oriented towards Bernal Avenue, and all other directional references are adjusted accordingly. 

P5a.  Photo 
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*P3a.  Description (continued): 
 

 
Figure 1: Aerial photograph of 1457 Bernal Avenue. Approximate boundary of subject property outlined in orange. 

Source: Google Maps, 2018. Edited by Page & Turnbull. 
 
The building’s primary façade faces north towards Bernal Avenue (Figure 2). The façade spans the north end of the gable volume 
and the sunroom hip extension. Under the gable end, the first floor is divided in half by a recessed porch on the east (left) and a 
bay window on the west (right) (Figure 3). A half-wall balustrade partially encloses the porch, and paired square columns at the 
east porch corner support the gable above (Figure 4). Because the porch is recessed under the gable, its east end is enclosed by 
the sunroom windows (Figure 5). Concrete steps, flanked by stucco-clad bulkheads, rise to the recessed porch toward the front 
door, a single-leaf, natural-wood door with four square lights piercing the upper half (Figure 6). Outside the porch, a shallow bay 
window is situated in the west (right) half of the first floor under the gable. The bay window contains wood casement sashes with 
diamond-pattern muntins (Figure 7). The gable above the porch and bay window projects slightly beyond the first-floor plane, 
supported by a broad beam and twelve exposed joists. A square window is centered in the gable, with two diamond-pattern wood 
casement sashes (Figure 8). A miniature balustrade with three joists frames the window from below. The gable profile is 
articulated by the roof’s overhanging eaves and five large decorative brackets. The hipped-roof sunroom extends east from the 
gable volume (Figure 9). The sunroom was originally part of the open porch, and thus has matching paired square columns at the 
façade’s east corner. The sunroom is enclosed with three twelve-light wood sliding sashes. 
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Figure 2: North façade. 

 
Figure 3: North end of gable volume. 

 

 
Figure 4: Recessed porch. 

 
Figure 5: Sunroom windows. 

 
Figure 6: Front entry. 

 

 
Figure 7: Bay window. 

 
Figure 8: Gable window. 

 
Figure 9: Hipped-roof sunroom. 

 
The subject building’s east façade overlooks a lawn and a driveway leading back to the neighboring house (Figure 10). The façade 
spans the ends of the two hipped-roof extensions (Figure 11). The south (left) extension is taller and projects out farther than the 
north (right) extension, which contains the sunroom. The fenestration varies between the ends of the two hipped-roof extensions; 
while the end of the south extension has two discrete windows, the end of the north extension contains almost continuous glazing. 
An elongated rectangular window with sliding vinyl sashes is centered in the end of the south extension, and a narrow half-height 
window is positioned immediately to the right (Figure 12). The smaller window has two hung vinyl sashes. Both windows have 
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wide wood architraves. The end of the north hipped-roof extension is divided between two spans of windows that illuminate the 
sunroom inside (Figure 13). The left window span has three twelve-light casement sashes and is bounded by the building’s 
characteristic broad architraves. The right window span consists of four twelve-light sliding windows. Two paired square columns 
mark the end of this window span and the façade’s north corner. Between the north and south extensions that form the east 
façade, a brick chimney rises where the two hipped roofs meet. 
 

 
Figure 10: Oblique view of east façade from Bernal Avenue. 

 
Figure 11: East façade. 

  

 
Figure 12: End of south hipped-roof extension. 

 
Figure 13: End of north hipped-roof extension.  

 
Like the north façade, the south façade of 1457 Bernal Avenue spans the end of the gable volume and a hipped-roof extension 
(Figure 14 – Figure 15). The first floor of the south façade is clad in vinyl siding. A covered porch extends across nearly the entire 
façade (Figure 16). The porch is raised several inches above the ground with a brick foundation and an aggregate floor. Four 
scrolled metal posts support the shallow porch shed roof above. The first floor of the gable volume contains two glazed sliding 
doors leading onto the porch (Figure 17). Centered in the gable above the porch roof, a vinyl two-light sliding window illuminates 
the upper level. Like the front gable facing Bernal Avenue, the south gable has overhanging eaves. However, this rear gable’s 
eaves are adorned with fewer decorative brackets. The hipped-roof extension continues east (right) from the gable volume (Figure 
18). On the first floor, this hip extension contains two rectangular aluminum windows. Both windows have fixed divided upper lights 
and an operable awning sash below.  
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Figure 14: South façade. 

 
Figure 15: South façade. 

 

 
Figure 16: Porch on south façade. 

 
Figure 17: First-floor of gable volume on south façade. 

 

 
Figure 18: Windows on hipped-roof extension. 

 
The west façade of 1457 Bernal Avenue runs close to the west property line and a privacy fence, so this side of the building is 
largely obscured from view. The façade can only be obliquely viewed from the northeast and southeast corners of the building 
(Figure 19). Four windows span the length of the façade, all framed with flat architraves. From the north to south (left to right), the 
façade contains a vinyl two-light sliding window, a half-height vinyl sliding window, and two additional full-size sliding windows. 
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The subject property is in the Easton Addition neighborhood, northeast of downtown Burlingame. The neighborhood contains many 
homes built in Craftsman and revival styles, built primarily in the 1920s and 1930s. Based on a Sanborn Map Company fire 
insurance map, the block surrounding 1457 Bernal Avenue was largely built out by 1921. Immediately east (left) of the subject 
property, a studio/garage at 1453 Bernal Avenue was built in 1947, originally as an auxiliary building to the subject residence 
(Figure 20). Many of the block’s early twentieth-century detached homes survive today, while some new houses have infilled the 
last remaining vacant lots or have replaced older houses. This new residential construction was constructed at the same scale as 
older houses, however, and does not make the neighborhood less visually cohesive. Houses in the neighborhood are small or mid-
sized, detached, and are set back from the street with lawns (Figure 21 – Figure 23). 
 

 
Figure 19: West façade. 

 
Figure 20: 1453 Bernal Avenue, located east (left) of the 

subject property, built in 1947. 
 

 
Figure 21: 1452 Bernal Avenue, located across Bernal Avenue 

from the subject property, built in 1924. 
 

 
Figure 22: 1456 Bernal Avenue, located across Bernal Avenue 

from the subject property, built in 2007. 

 
Figure 23: 1449 Bernal Avenue, located east (left) of the 

subject property, built in 1929. 
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State of California ⎯ The Resources Agency Primary #__________________________________________ 
DEPARTMENT OF PARKS AND RECREATION HRI#______________________________________________ 

BUILDING, STRUCTURE, AND OBJECT RECORD 
Page   7    of    17    *NRHP Status Code    3CS    
*Resource Name or # (assigned by recorder) 1457 Bernal Avenue         
B1. Historic name: 1457 Bernal Avenue           
B2. Common name:  1457 Bernal Avenue          
B3. Original Use:  Single-Family Residence           
B4.   Present use: Single-Family Residence           

*B5. Architectural Style:  Craftsman                
*B6. Construction History:  
The San Mateo County Assessor has identified 1908 as the year of construction for the subject building. A ca. 1912 sales brochure 
for the Easton Addition development included photographs of two completed buildings, including the house at 1457 Bernal Avenue 
(Figure 24). As illustrated in the historic photograph, the house bears great resemblance to its present-day form. Several 
noteworthy subsequent changes are evident, however. An open porch used to occupy the northeast corner of the house, east (left) 
of the front entrance, where the sunroom now exists. Four windows once occupied the section of the north façade visible in the 
photograph. Finally, a small porch is seen behind a corner on the north façade, in the footprint of the present south hipped-roof 
extension on the north façade. (See Continuation Sheet, page 8). 

*B7. Moved? No Yes Unknown Date:   Original Location:      
*B8. Related Features:  None           
 B9a.  Architect: Architect unknown   b.  Builder: Builder unknown    
*B10. Significance:  Theme: Residential Architecture   Area  Easton Addition       
Period of Significance 1918  Property Type Single-family residence   
Applicable Criteria 1 (Events) and 3 (Architecture) 
 
Historic Context: 
City of Burlingame  
The lands that would become the City of Burlingame were initially part of Rancho San Mateo, a Mexican-era land grant given to 
Cayetano Arena by Governor Pio Pico in 1845. Over the next four decades, the lands passed through the hands of several 
prominent San Francisco businessmen, including William Howard (purchased 1848) and William C. Ralston (purchased 1856). In 
1866, Ralston sold over 1,000 acres to Anson Burlingame, the US Minister to China. Following Burlingame’s death in 1870, the 
land reverted to Ralston and eventually to Ralston’s business partner, William Sharon. Very little formal development occurred 
during this period, with most of the land used for dairy and stock farm operations. In 1893, William Sharon’s trustee, Francis G. 
Newlands, proposed the development of the Burlingame Country Club as an exclusive semi-rustic destination for wealthy San 
Franciscans. A railroad depot was constructed in 1894, concurrent with small-scale subdivisions in the vicinity of Burlingame 
Avenue. During this time, El Camino Real acted as a de facto dividing line between large country estates to the west and the small 
village of Burlingame to the east. The latter developed almost exclusively to serve the needs of the wealthy estate owners. (See 
Continuation Sheet, page 10).  
 
B11. Additional Resource Attributes:  

 *B12. References:  See Continuation Sheet, page 15. 
  B13. Remarks:   None 
  *B14. Evaluator: Robert Watkins, Page & Turnbull, Inc.  
*Date of Evaluation: June 14, 2019           

Source: San Mateo County Assessor-County Clerk-Recorder, 2019. 
Property highlighted orange. Modified by Page & Turnbull 

 

(This space reserved for official comments.) 
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*B6. Construction History (continued):   
The 1912 photograph also depicts an adjacent garage. This garage building was likely constructed around the time of the 
residence. This garage, with a leased residential unit, was owned and used by the residents of the subject property until 2018, 
when the parcel was subdivided into two properties. The garage is addressed 1453 Bernal Avenue. 

The subject building next appears in the historical record in 1921, when the property was illustrated in a 1921 fire insurance map, 
produced by the Sanborn Map Company (Figure 25). According to the map, the house still had an open porch at its northeast 
corner and a porch on the north façade as late as 1921. Also in the 1921 map, a small porch was situated on the south façade, 
smaller than the present-day porch that extends the length of the façade. 

A 1941 aerial photograph of the property reveals that the small north-façade porch had been replaced with a hipped-roof extension, 
which is still extant (Figure 26). At the same time that this addition was constructed, the open porch at the building’s northeast 
corner may have also been enclosed into the present-day sunroom with wood sliding-sash windows. Still, the south porch did not 
extend the length of the façade in 1941, as it does today. The extant, full-length porch was constructed by 1965, when it first clearly 
appears in an aerial photograph (Figure 29). 

Building permit applications at the Community Development Department describe further construction on the subject building’s 
exterior beginning in the 1970s. Roof repairs occurred in 1974 and new composite shingles were also installed on the roof in 1995. 
A 1986 permit describes the installation of steel siding on the front façade, but wood weatherboards remain in place, so this work 
likely never occurred. 

Building permit applications on file for 1453 Bernal Avenue at the Burlingame Community Development Department are listed 
below:  
 

Date Permit # Architect/Builder/Contractor Owner Listed Description 
11/19/1973 U-1432 Not listed Henry A. Gogarty Kitchen remodel 

01/08/1974 U-1514 Sterling Roofing Henry A. Gogarty Roof repairs 
04/17/1979 Z-630 Modern Exteriors Henry A. Gogarty Install steel siding on front façade (likely never 

occurred) 
11/10/1986 1912 Larry’s Plumbing Henry A. Gogarty Install water heater 

04/03/1995 9501430 Central Roofing Co. Henry A. Gogarty Install new composite shingles on house roof 
03/01/2006 P06-0044 Just Water Heaters Winifred Gogarty Replace 40-gallon water heater 

 
Observations from the June 2019 site visit suggest several unpermitted exterior alterations to the property, some mentioned above. 
Unpermitted alterations include the enclosure of the open porch at the northeast corner into a sunroom, the addition of the hipped-
roof extension on the north façade, and the construction of a new porch on the south façade. An additional unpermitted alteration is 
the replacement of the four north-façade windows visible in the 1912 photograph with three casement windows. 

*B10. Significance (continued):   
Burlingame began to develop in earnest with the arrival of an electric streetcar line between San Mateo and San Francisco in 1903. 
However, the 1906 earthquake and fires had a far more dramatic impact on the area. Hundreds of San Franciscans who had lost 
their homes began relocating to Burlingame, which boomed with the construction of new residences and businesses. Over the next 
two years, the village’s population grew from 200 to 1,000. In 1908, Burlingame incorporated as a city, and in 1910, annexed the 
north adjacent town of Easton. The following year, the Burlingame Country Club area was also annexed to the City. By 1920, 
Burlingame’s population had increased to 4,107.2 
 
Easton Addition Neighborhood 
The subject property was constructed in the Easton Addition neighborhood in Burlingame, on land that was formerly part of Rancho 
Buri Buri, a 15,000 acre Mexican-era land grant.3 By about 1859, Darius Ogden (D.O.) Mills and his sister Adeline Mills Easton had 
purchased the vast majority of land in what is now north Burlingame from the Sanchez family that owned Rancho Buri Buri.4 
Adeline’s husband Ansel I. Easton died in 1868, leaving the family’s large estate to his son Ansel Mills Easton.5 Easton subdivided 
his families estate beginning in 1905 to create the town of Easton. A portion of Easton’s subdivided land was annexed by 
Burlingame in 1910, known as the Easton Addition. In 1913, Easton established a battery-operated streetcar line that ran from 
                            
2 Joanne Garrison, Burlingame: Centennial 1908-2008 (Burlingame, CA: Burlingame Historical Society, 2007). 
3 “Explore the History of Burlingame,” Burlingame Historical Society, accessed June 26, 2019, https://burlingamehistory.org/history-of-burlingame/. 
4 Garrison, Burlingame, 30-31. 
5 Joanne Garrison and Burlingame Historical Society, “Ansel I. Easton and Adeline Easton,” Peninsula Royalty: The Founding Families of 
Burlingame-Hillsborough, accessed October 3, 2018, https://burlingamefoundingfamilies.wordpress.com/easton-introduction/ansel-i-easton/. 
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Carmelita Avenue and California Drive up to Hillside Drive and Alvarado as a means of spurring development.6 The line closed in 
1918 when sales and home development failed to materialize. Easton Drive, designed by National Parks Superintendent Mark 
Daniels, was called “one of the finest scenic roads in the West” when it was completed around 1914, and terminated at the highest 
point of Burlingame Hills, providing scenic views that reportedly attracted hundreds of motorists every weekend.7 
 
At the beginning of the 1920s, the Easton Addition neighborhood was still sparsely populated, but the mobility provided by private 
automobiles spurred an explosion in development in the 1920s and 30s.8 Several schools, including Hoover Elementary School 
(1930) opened to serve the growing community. By the close of the 1940s, Easton Addition was nearly fully developed. The former 
crescent-shaped park at the end of Hillside Drive, encompassed by Hillside Circle and Alvarado Avenue, which marked the 
termination point of Easton’s failed streetcar line was also developed with residences by the 1940s. A brick pergola installed as a 
streetcar stop at the intersection of Alvarado Avenue and Hillside Drive stop is still extant, although now surrounded by homes. 
 
1457 Bernal Avenue 
Owner and Occupant History 
1457 Bernal Avenue was constructed sometime between 1907 and 1910 for original owners William F. Toothaker and Lorania 
Toothaker. William was born in 1844 in Maine and served in the U.S. Civil War.9 He later moved to San Francisco to work as a 
hydraulic engineer and became involved with a San Francisco post of the Grand Army of the Republic.10  Lorania was born around 
1839 in Vermont.11 The Toothakers moved to San Francisco by 1868, where they first appeared in San Francisco city directories, 
and continued to reside there until at least 1907. The Toothakers moved to the subject property when it was constructed in 1908. 
 
At the time of the subject building’s construction, the Toothakers had an adult daughter, Ethel (born c. 1888), who lived with her 
parents. By 1918, Ethel had married local grocer Archie Dewar Tiddy (born c. 1888).  Archie Tiddy was raised in San Francisco 
and graduated from San Francisco Polytechnic High School in 1906.12 Along with his brother, Frank, Archie Tiddy owned and 
operated Tiddy Bros., a prominent Burlingame grocery store that was located in several downtown locations. The newlywed Archie 
and Ethel Tiddy remained living with the elder Toothakers in the subject house. After William Toothaker died in 1923, Archie and 
Ethel Tiddy retained ownership of the building and raised their four children there: William F. Tiddy (born c. 1915), Alice Tiddy (born 
c. 1917), Douglas Tiddy (born c. 1919), and Redick D. Tiddy (born c. 1922). Archie and Ethel Tiddy continued to reside in the 
subject building, while their children moved out as they grew older. In 1947, Redick Tiddy moved into the newly constructed 
residential unit in the Tiddy’s garage (now a separate parcel, addressed 1453 Bernal Avenue). Archie Tiddy died in 1958 and Ethel 
Tiddy continued to reside in the house until around 1963.  
 
Beginning in 1965, Henry A. and Winifred Gogarty resided in the subject building. Henry (Harry) was born in Ireland and 
immigrated to Boston in 1949, eventually making his way to the West Coast.13 Harry worked as the West Coast Manager for the 
Irish Tourist Board, encouraging and coordinating travel between California and Ireland. Winifred was also born in Ireland, in 1922, 
and later moved to the United States in 1959. The Gogarty couple continued to live in the subject house until their respective 
deaths: Harry in 2009 and Winifred in 2018. 
 
The following table outlines the ownership and occupancy history of 1457 Bernal Avenue, compiled from Burlingame city 
directories, Ancestry.com, and City of Burlingame Ownership Cards on file at the Burlingame Historical Society:  
 

Years of 
Ownership/Occupation14 

Owners and Tenants 
(known owners in bold) Occupation (if listed) 

c. 1910 – c. 1923 William F. Toothaker 
Lorania Toothaker 

Hydraulic Engineer 
Not listed 

1918 – c. 1963 

Archie D. Tiddy 
Ethel Tiddy 
William F. Tiddy 
Alice Tiddy 
Douglas Tiddy 
Redick D. Tiddy 

Grocer (Tiddy Bros.) 
Not listed 
Clerk (Tiddy Bros.) 
Student 
Law Student 
Student 

                            
6 Garrison, Burlingame, 40-41. 
7 “Auto Men Building Peninsula Homes,” San Francisco Chronicle, September 26, 1914. 
8 Garrison, Burlingame, 48. 
9 1910 U.S. Census. 
10 “Grand Army Post Installs New Officers,” San Francisco Examiner, January 7, 1904. 
11 1910 U.S. Census. 
12 “Diplomas Ready for Graduates,” San Francisco Call, December 20, 1906. 
13 Harry Gogarty Obituary. San Francisco Chronicle, April 14, 2009. 
14 Note that length of ownership or occupation may extend beyond the listed dates. However, for the purpose of this table, only the known years of 
ownership or occupation are included. 
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Years of 
Ownership/Occupation14 

Owners and Tenants 
(known owners in bold) Occupation (if listed) 

1965 - 2018 Henry A. Gogarty 
Winifred Gogarty 

West Coast Manager – Irish Tourist Board 
Not listed 

 
Craftsman Style 
The Craftsman style evolved from the English Arts and Crafts Movement and later, the work of innovative American architects 
working in the Midwest and California, in particular Frank Lloyd Wright and Greene & Greene15.The Craftsman style was utilized 
predominantly in residential properties and was dominant from the 1900s to the 1930s. The Craftsman magazine, published in 
America from 1901 to 1917, helped to disseminate the ideas associated with the style in North America, such as anti-industrialism 
and emphasis on handcrafted products. The Craftsman style took off in California during the first decade of the twentieth century in 
response to the work of Greene & Greene in Southern California. Additional influences included Japanese architecture, Swiss 
chalets, and the indoor/outdoor traditions of the Spanish and Mexican homes of the region.16  
  
Elaborate one-off homes of the wealthy, such as the Gamble House in Pasadena, represent high style examples while rows of 
more modest bungalows are found throughout California. Craftsman bungalows are typically characterized by low-pitched gabled 
roofs with wide, unenclosed eave overhangs; decorative beams or braces; exposed rafter tails; tapered square columns or 
pedestals; and extending porch elements.17 Small-scale, wood-framed Craftsman bungalows could be constructed easily and 
affordably, which contributed to their popularity in the Bay Area following the 1906 earthquake.  
 
Significance Evaluation:  
The property at 1457 Bernal Avenue is not currently listed in the National Register of Historic Places (National Register) or the 
California Register of Historical Resources (California Register). The building does not appear in the California Historical 
Resources Information System (CHRIS) as of 2012, indicating that no record of previous survey or evaluation is on file with the 
California Office of Historic Preservation (OHP). The City of Burlingame does not currently have a register of historic properties 
beyond the Downtown Specific Plan Draft Inventory of Historic Resources (on which the subject property is not listed). Therefore, 
the property is not listed locally.18 
 
Criterion A/1 (Events) 
1457 Bernal Avenue does appear to be individually eligible for listing in the California Register under Criterion 1 (Events). The 
building was constructed in 1908, soon after the development of Easton Addition began. The building represents a rare dwelling 
from the neighborhood’s first phase of growth; even by 1921, most of the surrounding parcels remained undeveloped. 1457 Bernal 
Avenue and a handful of other buildings were situated among numerous empty properties. The neighborhood’s developers even 
used an image of 1457 Bernal Avenue in a promotional brochure for the Easton Addition. The neighborhood appears to have 
mostly built out only by the late 1930s, after a second and more extensive phase of development. Therefore, the subject building is 
significant as an exceptional example of early residential development in Burlingame’s Easton Addition. While the property appears 
eligible for the California Register under Criterion 1, it does not rise to a level of significance for it to be eligible for the National 
Register under Criterion A. The period of significance would be 1908, the year of the building’s construction. 
 
Criterion B/2 (Persons) 
1457 Bernal Avenue does not appear to be individually eligible for listing in the National Register under Criterion B or the California 
Register under Criterion 2 (Persons). The original owners, William and Lorania Toothaker, resided at 1457 Bernal Avenue until 
1923. William Toothaker was a hydraulic engineer but research did not identify major projects to which he contributed. The 
subsequent owners, Archie and Ethel Tiddy, occupied the house until 1963. Archie Tiddy was a local grocer and owned a well-
respected grocery store in downtown Burlingame. Though Archie Tiddy was admired as a successful local proprietor, research 
does not indicate that the subject building is particularly representative of his life or work. The building’s most recent occupants 
were Harry and Winifred Gogarty. Harry was the West Coast Manager of the Irish Tourist Board and is abundantly mentioned in 
local newspapers for his work in the 1960s and 1970s. However, his work with the Irish Tourist Board does not appear to be 
associated with 1457 Bernal Avenue to the extent that it would be considered significant under Criterion B/2. Therefore, the 
building does not appear to be individually eligible for listing in the National Register under Criterion B or California Register under 
Criterion 2. 
 
 
 

                            
15 Virginia Savage McAlester, “Craftsman: 1905 – 1930,” in A Field Guide to American Houses (New York: Alfred A. Knopf, 2013), 568, 578. 
16 Rodney Douglas Parker, “The California Bungalow and the Tyrolean Chalet: The Ill-Fated Life of an American Vernacular,” Journal of American 
Culture 15, vol. 4 (1992): 1.   
17 McAlester, 568, 578. 
18 Carey & Company, “Inventory of Historic Resources: Burlingame Downtown Specific Plan,” October 6, 2008.  
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Criterion C/3 (Architecture) 
1457 Bernal Avenue does appear to be individually eligible for listing in the California Register under Criterion 3 (Architecture). The 
residence at 1457 Bernal was built in 1908 by an unknown architect/builder; thus, 1456 Bernal Avenue cannot be considered the 
work of a master architect. However, the Craftsman-style building does possess high artistic value and reflects key Craftsman 
features including its picturesque massing, a front-facing gabled roof, overhanging eaves, exposed wooden structural elements 
(rafters and joists), decorative brackets, four-panel front door, recessed front porch, square columns, and diamond-pattern 
windows. The building represents an older and more elaborate architecture than many of the neighboring residences, which were 
constructed as modest Tudor Revival and Mediterranean Revival houses in the 1920s and 1930s. 1457 Bernal Avenue is an early 
and sensitively designed example of a middle-class Craftsman residence, with abundant architectural elaborations. While the 
property appears eligible for listing in the California Register under Criterion 3, it does not rise to a level of significance such that it 
would appear eligible for the National Register under Criterion C. The period of significance would be 1908, the year of the 
building’s construction.   
 
Criterion D/4 (Information Potential) 
The subject property does not appear to be individually eligible under Criterion D/4 as a building that has the potential to provide 
information important to the prehistory or history of the City of Fremont, state, or nation. It does not appear to feature construction 
or material types, or embody engineering practices that would, with additional study, provide important information. Page & 
Turnbull’s evaluation of this property was limited to age-eligible resources above ground and did not involve survey or evaluation of 
the subject property for the purposes of archaeological information.  
 
Character-Defining Features  
The character-defining features of 1457 Bernal Avenue date to the building’s construction in 1908 and include:  

• Siting with primary frontage along Bernal Avenue 
• One-and-a-half-story massing, with front-facing gable volume and abutting hipped-roof extension 
• Wood clapboard siding with shingle-clad gables 
• Primary entrance ensemble, with recessed front porch with paired wood posts and four-light front door 
• Bay window with diamond-pattern sashes 
• Gable window with diamond-pattern sashes and miniature balustrade on primary facade 
• Overhanging eaves with decorative brackets 
• Exposed wood structural elements, including rafter tails, joists, and beams 

 
Evaluation (integrity):  
1457 Bernal Avenue remains at its original 1908 location and continues to be situated within a residential setting in the Easton 
Addition neighborhood. The building’s design has been altered to an extent – the original porch that encompassed the northeast 
corner was enclosed, perhaps in the late 1930s or early 1940s; a second, hipped-roof extension was added on the north façade 
before 1941; and the rear porch was expanded by 1965. These alterations do not prevent the house from communicating its 
Craftsman design. The hipped-roof extension is situated away from the street and does not overwhelm the original building mass. 
The rear porch is not visible from the street. Though the original northeast portion of the front porch is now enclosed, it resembles 
purpose-built sunrooms on other Craftsman houses, a not-uncommon feature. The sliding window sashes integrate well with the 
materials and design of other windows on the house. Therefore, the building’s original Craftsman design is clearly reflected. The 
building retains several original wood-frame windows, particularly at the primary façade. The building also retains its wood-
weatherboard siding, shingle-clad gables, front porch, overhanging eaves, decorative brackets, and exposed structural elements. 
Particularly of note, the house still has its original four-light front door, which clearly expresses the Craftsman design intent. Original 
materials enable the subject building to exhibit period workmanship. The subject building retains integrity of feeling and association 
as an early twentieth-century suburban single-family residence designed in the Craftsman style with high artistic value. Later 
additions at the rear of the building do not detract from the dwelling’s design nor perceptions of its historic residential function. 
Overall, the subject property at 1457 Bernal Avenue retains integrity of location, setting, design, materials, workmanship, feeling, 
and association.  
 
Conclusion 
The residence at 1457 Bernal Avenue is individually eligible for the California Register under Criterion 1 (Events) and 3 
(Architecture). The subject building does not rise to a level of significance necessary for individual listing on the National Register. 
The house was constructed in 1908 in the early years of Easton Addition’s development and was designed/built by an unknown 
architect/builder. Alterations to the building have not impaired the building’s historic integrity and the building’s Craftsman design 
remains intact. The California Historical Resource Status Code (CHRSC) of “3CS” have been assigned to the property, meaning 
that 1457 Bernal Avenue appears eligible for the California Register as an individual property through survey evaluation.19  
 

                            
19 California State Office of Historic Preservation, Department of Parks and Recreation, “Technical Assistance Bulletin #8: User’s Guide to the 
California Historical Resource Status Codes & Historical Resource Inventory Directory” (Sacramento, November 2004), 4.  
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This conclusion does not address whether the property would qualify as a contributor to a potential historic district. A cursory 
inspection of the surrounding area of the Easton Addition reveals a high concentration of early-twentieth-century residences that 
warrant further study. However, additional research and evaluation of the East Addition neighborhood as a whole would need to be 
conducted to verify the neighborhood’s eligibility as a historic district.  
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Historic Maps and Material:  
 

 
Figure 24: Ca. 1912 photograph of 1457 Bernal Avenue. Source: Burlingame Historical Society. 

 
Figure 25: March 1921 Sanborn Map Company fire insurance map. Subject property boundary highlighted orange. 

Source: San Francisco Public Library. Edited by Page & Turnbull.  
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Figure 26: 1941 aerial photograph of 1457 Bernal Avenue. Subject property outlined orange. Source: Aerial photograph of 

Burlingame, Flight C-6660, Frame 275, Fairchild Aerial Surveys, March 22, 1941. UCSB Aerial Photograph Collection. Edited by 
Page & Turnbull. 

 
Figure 27: March 1921 - November 1949 Sanborn Map Company fire insurance map. Subject property boundary highlighted 

orange. Source: San Francisco Public Library. Edited by Page & Turnbull.  
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. 
 

 
Figure 28: 1956 aerial photograph of 1457 Bernal Avenue. Subject property outlined orange. Source: Aerial photograph of 

Burlingame, Flight GS-VLX, Frame 1-59, Clyde Sunderland, 1956. UCSB Aerial Photograph Collection. Edited by Page & Turnbull. 

 
Figure 29: 1965 aerial photograph of 1457 Bernal Avenue. Subject property outlined orange. Source: Aerial photograph of 

Burlingame, Flight CAS-65-130, Frame 1-126, Cartwright Aerial Surveys, 1965. UCSB Aerial Photograph Collection. Edited by 
Page & Turnbull. 
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.  
Figure 30: 1999 aerial photograph of 1457 Bernal Avenue. Subject property outlined orange. Source: Aerial photograph of 

Burlingame, Flight HM-2000-USA, Frame 1123-69, Hauts-Monts, Inc., 1955. UCSB Aerial Photograph Collection. Edited by Page & 
Turnbull. 

 
Figure 31: Water tap record for 1453 Bernal Avenue, dated September 1, 1913. In Burlingame, a 1913 water card indicates the 

house was likely built before then. Source: Burlingame Historical Society. 
 
 



Project Impact Analysis 1457 Bernal Avenue 
[19181B] Draft Burlingame, California 

August 29, 2019 Page & Turnbull, Inc. 

APPENDIX B – PROPOSED PROJECT DRAWINGS 

Drawing set for the proposed project at 1457 Bernal Avenue, Burlingame by architects, Form+One, 
dated August 12, 2019 (in the filename) followed by two response to comments documents dated 
August 9, 2019 and August 14, 2019 from Form+One. 
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: 5,998 SQ.FT. LOT AREA:

DEFERRED SUBMITALS

GREEN BUILDING MEASURE
1. AN AUTOMATIC IRRIGATION SYSTEM CONTROLLER FOR LANDSCAPING WILL BE PROVIDED BY THE BUILDER AND INSTALLED AT
THE TIME OF FINAL INSPECTION. 2016 CGC  §4.304.1
2. A MINIMUM OF 60% OF THE NON- HAZARDOUS CONSTRUCTION AND DEMOLITION WASTER GENERATED AT THE SITE WILL BE
DIVERTED TO AN OFFSITE RECYCLE, DIVERSION, OR SALVAGE FACILITY PER CITY OF BURLINGAME ORDINANCE AND 2016 CGC
§4.408
3. AN OPERATION AND MAINTENANCE MANUAL WILL BE PROVIDED TO THE BUILDING OCCUPANT  OR OWNER. 2016 CGC §4.410.1
4. UPON REQUEST, VERIFICATION OF COMPLIANCE WITH THIS CODE MAY INCLUDE CONSTRUCTION DOCUMENTS, PLANS,
SPECIFICATIONS, BUILDER OR INSTALLER CERTIFICATION, INSPECTION REPORTS, OR OTHER METHODS ACCEPTABLE TO THE
BUILDING DIVISION THAT WILL SHOW SUBSTANTIAL CONFORMANCE WITH THE 2016 CODE REQUIREMENT. 2016 CGC §703.1
5. AT TIME OF ROUGH INSTALLATION, DURING STORAGE ON THE CONSTRUCTION SITE, AND UNTIL FINAL STARTUP OF THE
HEATING,
COOLING & VENTILATING EQUIPMENT, ALL DUCT AND OTHER RELATED AIR DISTRIBUTION COMPONENTS OPENINGS WILL BE
COVERED W/ TAPE, PLASTIC, SHEET METALS, OR OTHER METHODS ACCEPTABLE TO THE ENFORCING AGENCY TO REDUCE THE
AMOUNT OF WATER, DUST, OR DEBRIS THAT MAY ENTER THE SYSTEM. (CGC 4.504.1).

(*)  =  FUTURE BUILDING SHEETS

Gravel / Rock fill

Precast concrete

Bituminous paving

Plywood

Rigid insulation

Earth

Wood

Steel

Stone Veneer

Concrete Block

Gypsum board

Concrete

Brick Veneer

Batt insulation Metal Lath

Marble / tile Existing construction

Wood frame construction

Metal Sand/ Mortar/ Plaster

Existing const. removed

ZONING : R-1

CONSTRUCTION HOURS
1. NO PERSON SHALL ERECT (INCLUDING EXCAVATION AND GRADING), DEMOLISH, ALTER
OR REPAIR ANY BUILDING OR STRUCTURE OTHER THAN BETWEEN THE HOURS LISTED
BELOW.

GreenPoint Rated (REMODEL) CHECKLIST: Single Family to be attached to jobsite building set

2016 California Plumbing Code
2016 California Mechanical Code
2016 California Electric Code
2016 California Energy Code 

CITY OF BURLINGAME MUNICIPAL CODE
2016  California Fire Code

2016 California Green Building Standards Code

2016 California Residential Code
2016 California Building Code

CONSTRUCTION HOURS
WEEKDAYS:
SATURDAYS:
SUNDAYS AND HOLIDAYS:

8:00  A.M. - 7:00 P.M.
9:00   A.M. - 6:00 P.M.
NO WORK ALLOWED

HIDDEN CONDITION NOTES
1. Any hidden conditions that require work to be performed beyond the scope of the building permit issued
for these plans may require further City approvals including review by the Planning commission.

1. AN AUTOMATIC SPRINKLER SYSTEM IS REQUIRED THROUGHOUT THE ENTIRE STRUCTURE UNDER A SEPARATE PERMIT.
2. APPROVED NUMBERS OR ADDRESSES SHALL BE PLACED ON ALL NEW AND EXISTING BUILDINGS IN SUCH A POSITION AS TO BE
PLAINLY VISIBLE AND LEGIBLE FROM THE STREET OR ROAD FRONTING THE PROPERTY. NUMBERS SHALL CONTRAST W/ THEIR
BACKGROUND.
3. PROVIDE A BACKFLOW PREVENTION DEVICE-USC APPROVED DOUBLE CHECK VALVE ASSEMBLY FOR FIRE LINE. GENERAL
CONTRACTOR SHALL ENSURE THE DOUBLE VALVE ASSEMBLY FOR FIRE PROTECTION SHALL BE TESTED AND APPROVED BY A SAN
MATEO COUNTY ENVIRONMENTAL HEALTH APPROVED CONTRACTOR PRIOR TO SCHEDULING WATER DEPARTMENT FINAL.
4. A SCHEMATIC OF THE DOMESTIC/FIRE PROTECTION WATER LINE SHALL BE SHOWN ON THE SITE PLAN/CIVIL DRAWINGS PAGE
OF THE BUILDING PLANS. THIS SCHEMATIC SHALL DETAIL THE LINE FROM THE WATER METER TO STRUCTURE AND INDICIATE THE
LOCATION OF THE DOUBLE BACKFLOW PREVENTION DEVICE ON THE FIRE PROTECTION LINE AFTER THE SPLIT BETWEEN
DOMESTIC AND FIRE PROTECTION LINES.
5. FIRE FLOW SHALL MEET REQUIREMENTS OF CALIFORNIA FIRE CODE APPENDIX IIIA. FIRE FLOW FOR RESIDENTIAL BUILDINGS
LESS THAN 3,600 SQ. FT. SHALL BE PROVIDED AT 1,000 GPM UNLESS PROTECTED BY AN AUTOMATIC RESIDENTIAL FIRE
SPRINKLER SYSTEM, THEN IT MAY BE REDUCED BY 50%
6. MIN. 1" WATER METER REQUIRED.

1. PROTECTION OF FRONT QUARTER OF HOME (HISTORICAL REPORT, (WITH) ADDITION OF REAR  1ST FLOOR
2. CONSTRUCTION OF NEW 2ND FLOOR ADDITION + REAR ADDITION (FIRST FLOOR) W/ NEW DETACHED GARAGE (1-STALL)

FIRE DEPARTMENT NOTES

CONSTRUCTION HOURS IN THE CITY PUBLIC RIGHT-OF-WAY ARE LIMITED TO WEEKDAYS
AND NON-CITY HOLIDAYS BETWEEN 8:00 A.M. AND 5:00 P.M.

(SEE CITY OF BURLINGAME MUNICIPAL CODE, SECTION 13.04.100 FOR DETAILS)

APN #:

FAR - 

TOTAL : =  3,018   SQ.FT. 

=    396    SQ.FT.(N) DETACHED GARAGE
(N) MAIN FLOOR =  1,579    SQ.FT.

(N) SECOND FLOOR =  1,439    SQ.FT.

FAR CALC. 
FAR = (LOT SIZE X 32%) + 1,100 = MAX SQ.FT.

=        (5,998 X 32%) + 1,100 = MAX SQ.FT.
=                    (1,919) + 1,100 = 3,019 SQ.FT.

LOT CALC. 
FAR = LOT SIZE X 40%= MAX LOT COVERAGE

=   5,998 X 40%= 2,399 SQ.FT.

(N) LOT COVERAGE

TOTAL : =  2,057   SQ.FT. 
(N) COVERED PORCH =     100   SQ.FT.

=    396    SQ.FT.(N) DETACHED GARAGE
(N) MAIN FLOOR =  1,579  SQ.FT.

1. SPRINKLER PLAN
2. THE  HARD LINE DRAINAGE SYSTEM
3. ENCROACHMENT PERMIT
4. STORM WATER CONSTRUCTION POLLUTION
PREVENTION PERMIT
5. SEWER BACKWATER PROTECTION
CERTIFICATE
6. RECYCLING & WASTE REDUCTION FORM
7. SEWER LATERAL TEST ENCROACHMENT
PERMIT
8. BAAQMD

(-396) CREDIT GARAGE =   -396    SQ.FT.

(*)

MECHANICAL AND ELECTRIC DRAWINGS
MECH. + ELECT PLANS (1ST & 2ND FLR)
CUTSHEETS
TITLE 24
TITLE 24 (CONT.)

STRUCTURAL  DRAWINGS
-

LANDSCAPE  DRAWINGS
LANDSCAPE PLAN

ME2.0
ME3.0
ME4.0
ME4.1

-

L1.0

(*)
(*)
(*)
(*)

(*)

(N) COVERED PORCH =     100    SQ.FT.
(-99) CREDIT COVERED PORCH =     -100    SQ.FT.

SURVEY
   B & H SURVEYING, INC.
   901 WALTERMIRE ST
   BELMONT, CA 94002
   PHONE: 650.637.1590

STRUCTURAL ENGINEER
   BRIAN DOTSON CONSULTING
   ENGINEERS
   CONTACT: BRAIN DOTSON
   PO BOX 371022
   MONTARA, CA 94037
   PHONE:650-722-0219

ASBUILT COMPANY
  PRECISION PROPERTY
  MEASUREMENTS
  CONTACT: COLIN M.
  1017 22ND AVE.
  SUITE 107
  OAKLAND, CA 94606
  P: 805.415.7746



ELECTRICAL NOTES:
1. ALL WORK SHALL COMPLY WITH THE CALIFORNIA
ELECTRIC CODE (CEC) AND ALL APPLICABLE FEDERAL,
STATE, AND LOCAL CODES AND ORDINANCES.

2. PER CEC, ALL ELECTRICAL RECEPTACLES INSTALLED
AT CRAWL SPACES AT OR BELOW GRADE, AND
OUTDOORS SHALL HAVE GROUND-FAULT
CIRCUIT-INTERRUPTER (G.F.C.I.) PROTECTION.  ALL
RECEPTACLES LOCATED IN BATHROOMS SHALL HAVE
GROUND-FAULT CIRCUIT INTERRUPTER (G.F.I.)
PROTECTION.

3. SMOKE DETECTORS SHALL BE INSTALLED PER CRC.
A DETECTOR SHALL BE INSTALLED IN EACH SLEEPING
ROOM AND AT A POINT CENTRALLY LOCATED IN THE
CORRIDOR OR AREA GIVING ACCESS TO ROOMS
USED FOR SLEEPING PURPOSES.  A DETECTOR SHALL
BE INSTALLED ON EACH LEVEL OF A MULTI-STORY
DWELLING, INCLUDING BASEMENT LEVELS.  IN
SPLIT-LEVEL OR MULTI-LEVEL FLOORS, A SMOKE
DETECTOR SHALL BE INSTALLED ON THE UPPER LEVEL,
OR ON BOTH LEVELS IF THE LOWER LEVEL CONTAINS
SLEEPING AREAS.  WHERE THE CEILING HEIGHT OF A
ROOM OPEN TO THE HALLWAY SERVING THE
BEDROOMS EXCEEDS THAT OF THE HALLWAY BY 24
INCHES, SMOKE DETECTORS SHALL BE INSTALLED IN
THE HALLWAY AND IN THE ADJACENT ROOM.
DETECTORS SHALL BE INSTALLED IN ACCORDANCE
WITH APPROVED MANUFACTURER'S INSTRUCTIONS.
WHEN THE VALUATION OF AN ADDITION OR REPAIR
EXCEEDS $1,000.00, OR WHEN ONE OR MORE
SLEEPING ROOMS ARE ADDED OR CREATED IN AN
EXISTING DWELLING, THE ENTIRE DWELLING SHALL BE
PROVIDED WITH SMOKE DETECTORS LOCATED AS
REQUIRED FOR NEW DWELLINGS.  IN NEW
CONSTRUCTION, REQUIRED SMOKE DETECTORS
SHALL RECEIVE THEIR PRIMARY POWER FROM THE
BUILDING WIRING WHEN SUCH WIRING IS SERVED
FROM A COMMERCIAL SOURCE AND SHALL BE
EQUIPPED WITH A BATTERY BACKUP.  THE DETECTOR
SHALL EMIT A SIGNAL WHEN THE BATTERIES ARE
LOW.  WIRING SHALL BE PERMANENT AND WITHOUT
A DISCONNECTING SWITCH OTHER THAN THOSE
REQUIRED FOR OVER CURRENT PROTECTION.  SMOKE
DETECTORS MAY BE SOLELY BATTERY OPERATED
WHEN INSTALLED IN EXISTING BUILDINGS, OR IN
BUILDINGS WITHOUT COMMERCIAL POWER, OR IN
BUILDINGS WHICH UNDERGO ALTERATION, REPAIRS,
OR ADDITIONS REGULATED AS OUTLINED ABOVE.

4. TELEPHONE OUTLETS TO BE PREWIRED BY
SUBCONTRACTOR. CONTRACTOR TO COORDINATE
AS REQUIRED. VERIFY LOCATION OF ALL TELEPHONE
OUTLETS WITH OWNER PRIOR TO INSTALLATION.

5. ELECTRICAL OPENINGS (SWITCHES, RECEPTACLES,
ETC.) ON OPPOSITE SIDES OF FIRE RATED WALLS
SHALL BE MAINTAINED AT LEAST 24 INCHES APART.

6. PER CEC, RECEPTACLE SPACING SHALL NOT EXCEED
12 FEET MEASURED HORIZONTALLY ALONG THE
WALL.

7. PER CEC, AT LEAST ONE WALL
SWITCH-CONTROLLED LIGHTING OUTLET SHALL BE
INSTALLED IN EVERY HABITABLE ROOM;  IN
BATHROOMS, HALLWAYS, STAIRWAYS, ATTACHED
GARAGES, AND DETACHED GARAGES WITH
ELECTRICAL POWER, AND OUTDOOR ENTRANCES OR
EXITS.

MECHANICAL NOTES: (RE-USE EXISTING FAU(S)
1. ALL WORK SHALL COMPLY WITH THE CALIFORNIA
MECHANICAL CODE (CMC) AND ALL APPLICABLE
FEDERAL, STATE AND LOCAL CODES.

2. MECHANICAL CONTRACTOR TO ACCEPT SOLE
RESPONSIBILITY FOR PROPER DESIGN AND
INSTALLATION OF MECHANICAL SYSTEM.  SEE
MECHANICAL DWGS. BY OTHER FOR SPECIFIC
INFORMATION.

3. MECHANICAL CONTRACTOR TO COORDINATE
WITH GENERAL CONTRACTOR TO DESIGN AND
INSTALL SUITABLE DISTRIBUTION SYSTEM PER TITLE 24.
MECH. CONTRACTOR TO FIELD VERIFY AND
DETERMINE SIZE AND CONFIGURATION OF DUCTS
AND REGISTER.  SEE SHEET INDEX FOR LOCATION OF
TITLE 24 CONFORMANCE WORKSHEETS AND ENERGY
COMPLIANCE NOTES WITHIN THIS SET.  HVAC DUCTS
LOCATED IN ATTIC SPACE SHALL BE PLACED AS CLOSE
TO PERIMETER AS POSSIBLE SO AS NOT TO INTERFERE
WITH USEABLE ATTIC STORAGE SPACE.

4. MECHANICAL LAYOUT SHOWN IS SCHEMATIC AND
IS SHOWN FOR DESIGN INTENT ONLY.

5. (IF NEEDED) PROVIDE COMBUSTION AIR SUPPLY TO
GAS FIRED APPLIANCES BY COMBUSTION AIR DUCTS
THROUGH ROOF PER CMC.  VERIFY DUCT SIZE WITH
MANUFACTURER'S SPECIFICATIONS.

6. FURNACES OR BOILERS SHALL BE INSTALLED PER
MANUFACTURER'S SPECIFICATIONS AND SHALL MEET
THE REQUIREMENTS OF THE CMC.

7. PER CMC, COMBUSTION AIR DUCTS FROM THE
ATTIC SHALL BE LOCATED WITHIN THE UPPER AND
LOWER 12 INCHES OF THE ENCLOSURE.  DUCTS
SHALL BE SEPARATE AND SHALL NOT BE OBSTRUCTED.

8. APPLIANCES DESIGNED TO BE FIXED IN POSITION
SHALL BE SECURELY FASTENED IN PLACE.  SUPPORTS
FOR APPLIANCES SHALL BE DESIGNED AND
CONSTRUCTED TO SUSTAIN VERTICAL AND
HORIZONTAL LOADS AS REQUIRED BY CMC.  WATER
HEATERS TO BE SECURED WITH A MINIMUM OF 2
STRAPS, ONE EACH TO BE LOCATED IN THE UPPER
AND LOWER THIRD OF THE UNIT.

9. UNDERCUT ALL INTERIOR DOORS (AS
APPROPRIATE) FOR AIR RETURN CIRCULATION TO
VENTS, TYPICAL OF INTERIOR CONDITIONED SPACES.

10. EXHAUST FANS IN LAUNDRY AND BATHROOMS
MUST CONNECT DIRECTLY TO THE OUTSIDE AND
PROVIDE A MINIMUM OF 5 AIR CHANGES PER HOUR.
EXHAUST FAN VENTS MUST TERMINATE A MINIMUM
OF 3 FEET FROM ANY OPENINGS INTO THE BUILDING
AND BE PROVIDED WITH BACKDRAFT DAMPERS.

11. AT NEW FORCED AIR FURNACE INSTALLATIONS
PROVIDE 3' MIN. WORKING SPACE ALONG EACH
SIDE (WITH A TOTAL OF AT LEAST 12" ON BOTH
SIDES COMBINED), BACK AND TOP OF FURNACE.

12. INSTALLATION INSTRUCTIONS FOR ALL LISTED
EQUIPMENT SHALL BE PROVIDED TO THE FIELD
INSPECTOR AT TIME OF INSPECTION.

PLUMBING NOTES:
1. VERIFY ALL FIXTURE LOCATIONS WITH OWNER
PRIOR TO INSTALLATION.

2. ALL FIXTURES TO BE SELECTED AND (OR APPROVED)
BY OWNERS.

3. ALL NEW WATER CLOSETS SHALL BE 1.28
GALLON/FLUSH MAXIMUM.

4. (IF REQUIRED)  NO DISHWASHER MACHINE SHALL
BE DIRECTLY CONNECTED TO A DRAINAGE SYSTEM
OR FOOD DISPOSER WITHOUT THE USE OF AN
APPROVED AIR GAP FITTING ON THE DISCHARGE
SIDE OF THE DISHWASHING MACHINE.  LISTED AIR
GAPS SHALL BE INSTALLED WITH THE FLOOD LEVEL
MARKING AT OR ABOVE FLOOD LEVEL OF SINK OR
DRAIN BOARD, WHICHEVER IS HIGHER

5. (N) GAS ON DEMAND WATER HEATER OR EQ.

8. PER CEC, LIGHTING FIXTURES LOCATED WITHIN
CLOTHES CLOSETS SHALL BE MOUNTED ON THE WALL
ABOVE THE DOOR OR ON THE CEILING.  CLEARANCES
SHALL BE AS FOLLOWS:
A. SURFACE MOUNTED INCANDESCENT FIXTURES -
12 INCHES
B. SURFACE MOUNTED FLUORESCENT FIXTURES - 6
INCHES

9. ELECTRICAL CONTRACTOR RESPONSIBLE FOR
PROVIDING NECESSARY TEMPORARY POWER.

10. ELECTRICAL CONTRACTOR SHALL CONFIRM
ADEQUACY OF EXISTING ELECTRICAL SERVICE TO
PROPERTY.  ELECTRICAL CONTRACTOR SHALL
DETERMINE AND ADD NEW MAIN AND/OR UPGRADE
AS REQUIRED TO PROVIDE FOR A 50% FUTURE
CURRENT CAPACITY INCREASE.  ELECTRICAL SUB
PANEL TO BE SIZED TO PROVIDE 20% (OR 20),
WHICHEVER IS LESS, UNUSED (OPEN/SPARE)
BREAKERS.  VERIFY LOCATION WITH OWNER AND
DESIGN PROFESSIONAL.

11. VERIFY ANY AND ALL LANDSCAPE LIGHTING AND
SWITCHES WITH OWNER PRIOR TO INSTALLATION
OF ROUGH ELECTRICAL.

12. ALL ELECTRICAL HANGING FIXTURES TO BE
SELECTED AND PURCHASED BY OWNER.  VERIFY
EXACT LOCATIONS WITH OWNER PRIOR TO
INSTALLATION.

13. N.A.

14. THIS DRAWING IS FOR LAYOUT PURPOSES ONLY.
NEW ELECTRICAL SHALL BE DESIGN-BUILD.  NEW
ELECTRICAL WORK SHALL BE DESIGNED AND BUILT IN
ACCORDANCE WITH THE NATIONAL ELECTRIC CODE
AND APPLICABLE CODES, STANDARDS AND
REGULATIONS FOR BUILDING LIFE SAFETY,
EMERGENCY, EGRESS AND NIGHT LIGHTING.
ELECTRICAL CONTRACTOR IS RESPONSIBLE FOR
OBTAINING SEPARATE PERMIT.  ELECTRICAL
CONTRACTOR TO PROVIDE COMPLETE DESIGN-BUILD
ELECTRICAL SYSTEM AS REQUIRED TO PROVIDE THE
(NEW) SERVICE SHOWN (SCHEMATICALLY) ON THE
DRAWINGS.

2016 CAL GREEN REQUIREMENTS: (ALSO SEE
SHEET CG FOR GUIDELINES)
A. AUTOMATIC IRRIGATION SYSTEM CONTROLLERS
INSTALLED AT THE TIME OF FINAL INSPECTION SHALL
BE WEATHER-BASED (4.304.1)
B. PROTECT ANNULAR SPACES AROUND PIPES,
ELECTRICAL CABLES, CONDUITS OR OTHER OPENINGS
AT EXTERIOR WALLS AGAINST THE PASSAGE OF
RODENTS (4.406.1)
C. COVER DUCT OPENINGS AND OTHER RELATED AIR
DISTRIBUTION COMPONENT OPENINGS DURING
CONSTRUCTION (4.504.1.)
D. ADHESIVES, SEALANTS, AND CAULKS SHALL BE
COMPLIANT WITH VOC AND OTHER TOXIC
COMPOUND LIMITS. (4.504.2.1.)
E. PAINTS, STAINS, AND OTHER COATINGS, SHALL BE
COMPLIANT WITH VOC LIMITS. (4.504.2.2)
F. AEROSOL PAINTS AND COATINGS SHALL BE
COMPLIANT WITH PRODUCT WEIGHTED MIR LIMITS
FOR ROC AND OTHER TOXIC COMPOUNDS
(4.504.2.3.). VERIFICATION OF COMPLIANCE SHALL BE
PROVIDED.
G. CARPET AND CARPET SYSTEMS SHALL BE
COMPLIANT WITH VOC LIMITS (4.504.3) CARPET
CUSHION AND ADHESIVE ALSO MUST APPLY.
H. MINIMUM 80% OF FLOOR AREA RECEIVING
RESILIENT FLOORING SHALL COMPLY WITH SECTION
(4.504.4).
I. COMPOSITE WOOD PRODUCTS: PARTICLE BOARD,
MEDIUM DENSITY FIBERBOARD (MDF)  AND
HARDWOOD PLYWOOD USED IN INTERIOR FINISH
SYSTEMS SHALL COMPLY WITH LOW FORMALDEHYDE
EMISSION STANDARDS. (4.504.5).
J. INSTALL CAPILLARY BREAK AND MIN. 6 MIL. VAPOR
RETARDAR AT 4" SLAB ON GRADE FOUNDATIONS
(4.505.2) + CRC R506.2.3.
K. CHECK MOISTURE CONTENT OF BUILDING
MATERIALS USED IN WALL AND FLOOR FRAMING
BEFORE ENCLOSURE, MAX. 19% MOISTURE CONTENT,
(4.505.3)
L. VERIFICATION: DOCUMENTS WILL BE PROVIDED, AT
THE REQUEST OF THE BUILDING
DIVISION, TO VERIFY COMPLIANCE W/ VOC FINISH
MATERIALS PER CSG 4.504.2.4.
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1. ANY + ALL REFINISHING SHOULD BE COMPLETED W/ THE
GENTLEST MEANS POSSIBLE, IN ORDER TO MEET
REHABILITATING STANDARD 7
2. SITE PHOTOS SHOULD BE CATALOGED BEFORE START
OF CONSTRUCTION FOR CONSTRUCTION + RE-FINISHING
EFFORTS

REFINISHING +REHABILITATION NOTES:

H.

1'-1"

8'-0"

14
'-1

 1
/2

"

33'-6"

I.

J.

25
'-2

"

K.

1'
-0

" 15'-11"

37'-5"

1. ANY + ALL REFINISHING SHOULD BE COMPLETED W/ THE
GENTLEST MEANS POSSIBLE, IN ORDER TO MEET
REHABILITATING STANDARD 7
2. SITE PHOTOS SHOULD BE CATALOGED BEFORE START
OF CONSTRUCTION FOR CONSTRUCTION + RE-FINISHING
EFFORTS

REFINISHING +REHABILITATION NOTES:

A.

14'-8"

1'
-0

"

B.

33'-6"

1'-10"17'-0"

19
'-1

"

1'
-1

0"

37'-6"

C.

D.

17
'-5

"

38'-6"

E.

11'-1"

F.

14'-9"12'-8"

7'
-8

"

G.
2'-4"5'-3 1/2"

2'-2 1/2"

1'
-2

 1
/2

"

9'-10 1/2"

CP1.

1'
-9

 1
/2

"

7 1/2"

CP2.

GR.

18'-0"

22
'-0

"
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See Details

FARFAR
1FLOOR AREA CALC.

Scale:  1/4" = 1'-0"
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LOT SIZE:  5,998 SQ. FT.

DETAILS

LOT COVERAGE = LOT SIZE X .40 = MAX LOT
=    5,998  X .40 = 2,399.00  SQ. FT.

APN  =  026-044-070

FAR = (LOT SIZE X .32) + 1,100 = MAX LOT COVERAGE
=     (5,998 X .32) + 1,100 = 3,019.00 SQ.FT.

* 100 SQ.FT. ALLOWED FOR COVERED PORCH
**400 SQ.FT. ALLOWED FOR DETACHED GARAGE

FAR
2FLOOR AREA CALC.

Scale:  1/4" = 1'-0"FAR
3FLOOR AREA CALC.

Scale:  1/4" = 1'-0" FIRST FLOORSECOND FLOORGARAGE

FAR CALCULATION 
FIRST FLOOR:

A: 14'-8" x 1'-0"= 14.67 SQ. FT.
B: 33'-6" x 19'-1"= 638.73 SQ. FT.
C: 37'-6" x 1'-10"= 68.7 SQ. FT.
D: 17'-5" x 38'-4 1/2"= 669.97 SQ. FT.
E: 11'-1" x 5'-10"= 64.59 SQ. FT.
F: 14'-9" x 7'-8"= 113.32 SQ. FT.
G: (5'-3 1/2" + 9'-10 1/2") x 1'-2 1/2" / 2= 9.14 SQ. FT.
CP1: 1'-9 1/2" x 7 1/2"= 1.16 SQ. FT. (-1.16 SQ. FT. COVERED PORCH)
CP2: 12'-8" x 7'-8"= 97.97 SQ. FT. (-97.97 SQ. FT. COVERED PORCH)

FIRST FLOOR TOTAL SQ. FT. = 1,579.15 SQ. FT.

SECOND FLOOR:
H: 8'-0" x 1'-1"= 8.6 SQ. FT.
I: 33'-6" x 14'-1 1/2"= 473.55 SQ. FT.
J: 25'-2" x 37'-5"= 941.2 SQ. FT.
K: 1'-0" x 15'-11"= 15.92 SQ. FT.

SECOND FLOOR TOTAL SQ. FT. = 1,439.27 SQ. FT.

GARAGE:
GR: 18'-0" x 22'-0"= 396 SQ. FT.

GARAGE TOTAL SQ. FT. = 396 SQ. FT.

LOCATION
FAR
SQ. FT.:

COMPLETE FAR

REMARKS:

1S
T 

FL
O

O
R

LOT COVERAGE TOTAL

LOT COVERAGE
SQ. FT.:

2N
D

 F
LO

O
R

G
AR

AG
E

FAR TOTAL

A. -14.67

GR. - 396

3,018 3,019 MAX ALLOWABLE SQ. FT.

2,399 MAX ALLOWABLE LOT COVERAGE

**400 SG.FT. ALLOWED FOR DETACHED GARAGE

** 400 SQ.FT. ALLOWED FOR DETACHED GARAGE

2,074

*100 SG.FT. ALLOWED FOR COVERED PORCHSQ.FT.

SQ.FT.

* 100 SQ.FT. ALLOWED FOR COVERED PORCH

B. -638.73
C. -68.7
D. -669.97

CP1. - 1.19
* 100 SQ.FT. ALLOWED FOR COVERED PORCHCP2. - 99.16

I. -473.55 -
J. -941.2 -
K. -15.92 -

H. -8.6 -

E. -64.59
F. -113.32
G. -9.14

14.67
638.73
68.7
669.97
64.59
113.32
9.14
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SEE ARBORIST
REPORT FOR
PROTECTION PLAN
DETAILS, TYP.

(N) 2 STORY
RESIDENCE (N) 6' REDWOOD FENCE, TYP.

(HAPPY NEIGHBOR DESIGN)

EXTERIOR BEARING WALLS LESS
THAN 5' FROM THE PROPERTY
LINE WILL BE BUILT OF
ONE-HOUR FIRE-RATED
CONSTRUCTION. 2016 CRC
TABLE R302.1 (1) § OR 2016 CBC,
TABLE 602.

(N) DRIVEWAY GATE

(N) 6' REDWOOD GATE TO REAR YARD

(N) 6X6 STEEL POST

AVERAGE FRONT
SETBACK 23'-11"

REAR SETBACK
15'-0"

3'-0"

(E) DRIVEWAY
APPROACH TO BE
REMOVED

(N) LAWN

(N) TERRACE
STONE

(N) DRIVEWAY
PERMEABLE PAVERS

(N) LAWN

ADJACENT RESIDENCE

ADJACENT RESIDENCE

ALL CURB, GUTTER, DRIVE
WAY AND SIDEWALK
FRONTING SITE TO BE
REPLACED

(N) DRIVEWAY APPROACH

SI
D

E 
SE

TB
A

C
K 

4'
-0

"

(REMOVE)

10
"

8'-6 1/2"
(E) COVERED
PORCH
STONE

SI
D

E 
SE

TB
A

C
K 

4'
-0

" (N) SINGLE
STALL
GARAGE

(E) PATH TO BE
REMOVED & REPAIRED,
(N) PATH TO BE PLACED
CENTER TO (N) PAVER
PATH

(PROTECT)

F.F. 102.5'

F.F. 102.5'

4P

1P 2P
3P

6P

7P

31'-4 1/2"

23
'-7

 1
/2

"

15
'-0

"

1'-0"

(PROTECT)

(PROTECT)

ONE HOUR FIRE-RESITSTANT
RATED CONSTRUCTION FOR
EAVES WITHIN 2-5 FEET FROM
PROPERTY LINE

(N) PLANTINGS

(N) LANDSCAPE

(N) LANDSCAPE

(N) LANDSCAPE

24X24 STEPPING STONES

3' TALL O.D. KITCHEN

(N) 3' Ø FIRE
PIT

(N) STONE
PATH

6'-11 1/2"

23
'-1

1"
34

'-1
 1

/2
"

30
'-0

 1
/2

"

OUTLINE OF 2ND FLOOR

2'
-9

 1
/2

"

7'
-1

0"

 Sheet
 Scale:

Al
l 
dr
aw
in
gs
 &
 S
pe
ci
fi
ca
ti
on
s 
pr
ov
id
ed
 a
s 
in
st
ru
me
nt
s 
of
 s
er
vi
ce
 a
re
 t
he
 p
ro
pe
rt
y 
of
 t
he
 D
es
ig
ne
r 
wh
et
he
r 
th
e 
pr
oj
ec
t 
is
 e
xe
cu
te
d 
or
 n
ot
.I
t 
is
 u
nl
aw
fu
l 
fo
r 
an
y 
pe
rs
on
, 
wi
th
ou
t 
th
e 
 w
ri
tt
en
 c
on
se
nt
 o
f 
th
e 
De
si
gn
er
. 
To
 d
up
li
ca
te
 o
r 
ma
ke
 c
op
ie
s 
of
 t
he
se
 d
oc
um
en
ts
,p
ar
tl
y 
or
 i
n 
wh
ol
e,
 f
or
 u
se
 f
or
 o
th
er
 p
ro
je
ct
s 
& 
bu
il
di
ng
s.

R
e
v
.
:

00
1

00
2

00
3

00
4

00
5

00
6

D
e
s
c
r
i
p
t
i
o
n
 
:

D
a
t
e
 
:

R
e
v
i
s
i
o
n
s

  one
DESIGN     PLANNING 
form

4843 SILVER SPRINGS DRIVE          

E-mail: TIM@FORMONEDESIGN.COM  
Ph: 415.819.0304
Park City, UT 84098

Mr
. 
& 
Mr
s.
 B
al
dw
in

14
57
 B
er
na
l 
Av
en
ue

Bu
rl
in
ga
me
, 
CA
 9
40
10

Ti
tl
e 
:

Pr
oj

ec
t 

:

Da
te

 :
4-

5-
19

Dr
aw

n 
:
TI

M 
RA

DU
EN

Z
19

_0
16

Jo
b 

No
. 

:

Ow
ne

r 
:

AP
N#
: 
02
6-
04
4-
07
0

Co
nt

ra
ct

or
 :

PL
AN
NI
NG
 S
ET

Zo
ni

ng
: 

-

BU
IL
DI
NG
 S
ET

Ti
m 

& 
Me

ga
n 

Ba
ld

wi
n

14
57

 B
er

na
l 

Av
en

ue
Bu

rl
in

ga
me

, 
CA

 9
40

10

  
Ga

mb
ri

ol
i 

De
ve

lo
pm

en
ts

  
Co

nt
ac

t:
 G

re
g 

Ga
mb

ri
ol

i
  

24
15

 S
um

mi
t 

Dr
iv

e
  

Hi
ll

sb
or

ou
gh

, 
CA

 9
40

10
  

P:
 6

50
-3

33
-6

84
4

Pr
op

os
ed

 S
ite

 P
la

n

See Details

A1.0Scale: 1"= 10'-0"
1PROPOSED SITE PLAN

A1.0

GENERAL NOTES & SCOPE
1. PROTECT ALL EXISTING  TREES DURING CONSTRUCTION, CONSULT ARBORIST AS
REQUIRED.
2. NO EXISTING TREES OVER 48" IN CIRCUMFERENCE AT 54" FROM BASE OF TREE MAY BE
REMOVED WITHOUT A PROTECTED TREE PERMIT FROM THE PARKS DIVISION (558-7330)
NO TREES ARE TO BE REMOVED FOR THIS PROJECT.
3. WATER CONSERVATION IN LANDSCAPE ORDINANCE NOT REQUIRED SINCE LANDSCAPE
WILL NOT BE REHABILITATED AS NOTED ON PLANS.
4. A PLAN HAS BEEN DEVELOPED, AND WILL BE IMPLEMENTED, TO MANAGE STORM WATER
DRAINAGE DURING CONSTRUCTION. CGC 4.106.2 & CGC 4.106.3
5. ALL SPRINKLER DRAINAGE SHALL BE PLACED INTO LANDSCAPING AREAS

STREET TREES
1. PROTECT ALL STREET TREES DURING CONSTRUCTION

PUBLIC WORKS NOTES
1. A REMOVE/REPLACE UTILITES ENCHROACHMENT PERMIT IS REQUIRED TO (1) REPLACE ALL
CURB, GUTTER, DRIVEWAY AND SIDEWALK FRONTING SITE, (2) PLUG ALL EXISTING SANITARY
SEWER LATERAL CONNECTIONS AND INSTALL A NEW 4" LATERAL, (3) ALL WATER LINE
CONNECTIONS TO CITY WATER MAINS FOR SERVICES OF FIRE LINE ARE TO BE INSTALLED PER
=CITY STANDARD PROCEDURES AND SPECIFICATION. (4) AND OTHER UNDERGROUND UTILITY
WORKS WITHIN CITY'S RIGHT-OF WAY.
2. GRADING PERMIT, IF REQUIRED WILL BE OBTAINED FROM THE DEPARTMENT OF PUBLIC
WORKS.

STORMWATER CHECKLIST NOTES
1. DIRECT ROOF RUNOFF INTO CISTERNS OR RAIN BARRELS AND USE RAINWATER FOR IRRIGATION OR
OTHER NON-POTABLE USE.
2. DIRECT RUNOFF FROM SIDEWALKS, WALKWAYS, AND/OR PATIOS ONTO VEGETATED AREAS.
3. DIRECT RUNOFF FROM DRIVEWAYS AND/OR UNCOVERED PARKING LOTS ONTO VEGETATED AREAS.
4. CONSTRUCT SIDEWALKS, WALKWAYS AND/OR PATIOS WITH PERMEABLE SURFACES.
5. USE MICOR-DETENTION, INCLUDING DISTRIBUTED LANDSCAPE-BASED DETENTION.
6. PROTECT SENSITIVE AREAS, INCLUDING WETLAND AND RIPARIAN AREAS, AND MINIMIZE CHANGES TO
THE NATURAL TOPOGRAPHY.
7. MARK ON SITE INLETS WITH THE WORDS "NO DUMPING! FLOWS TO BAY" OR EQUIVALENT.
8. (A.) RETAIN EXISTING VEGETATION AS PRACTICABLE (B) SELECT DIVERSE SPECIES APPROPRIATE TO THE
SITE. INCLUDE PLANTS THAT ARE PEST- AND/OR DISEASE-RESISTANT, DROUGHT-TOLERANT, AND/OR
ATTRACT BENEFICIAL INSECTS. (C) MINIMIZE USE OF PESTICIDES AND QUICK -RELEASE FERTILIZERS.
9. DESIGN FOR DISCHARGE OF FIRE SPRINKLERS TEST WATER TO LANDSCAPE OR SANITARY SEWER.
10. TEMPORARY EROSION CONTROLS TO STABILIZE ALL DENUDED AREAS UNTIL PERMANENT EROSION
CONTROLS ARE ESTABLISHED.
11. DELINEATE WITH FIELD MARKERS THE FOLLOWING AREAS: CLEARING LIMITS, EASEMENTS, SETBACKS,
SENSITIVE OR CRITICAL AREAS,BUFFER ZONES, TREES TO BE PROTECTED AND RETAINED, DRAINAGE
COURSES.
12. PROVIDE NOTES, SPECIFICATIONS OR ATTACHEMENTS DESCRIBING THE FOLLOWING: (A)
CONSTRUCTION, OPERATION AND MAINTENANCE OF EROSION AND SEDIMENT CONTROLS, INCLUDE
INSPECTION FREQUENCY; (B) METHODS AND SCHEDULE FOR GRADING, EXCAVATION, FILLING, CLEARING
OF VEGETATION , AND STORAGE AND DISPOSAL OF EXCAVATED OR CLEARED MATERIAL, (C)
SPECIFICATIONS FOR VEGETATIVE COVER & MULCH, INCLUDE METHODS AND SCHEDULES FOR PLANTING
AND FERTILIZATION (D) PROVISIONS FOR TEMPORARY AND OR PERMANENT IRRIGATION
13. PERFORM CLEARING AND EARTH MOVING ACTIVITIES ONLY DURING DRY WEATHER
14. USE SEDIMENT CONTROLS OF FILTRATION TO REMOVE SEDIMENT WHEN DEWATERING AND OBTAIN
ALL NECESSARY PERMITS.
15. PROTECT ALL STORM DRAIN INLETS IN VICINITY OF SITE USING SEDIMENT CONTROLS (E.G. BERMS,
SOCKS, FIBER ROLLS OR FILTERS)
16. TRAP SEDIMENT ON-SITE, USING BMP'S SUCH AS SEDIMENT BASINS  OR TRAPS, EARTHEN DIKES OR
BERMS, SILT FENCES, CHECK DAMS, COMPOST BLANKETS OR JUTE MATS, COVERS FOR SOIL STOCK PILES,
ETC.
17. DIVERT ON-SITE RUNOFF AROUND EXPOSED AREAS; DIVERT OFF-STE RUNOFF AROUND THE SITE (E.G
SWALES AND DIKES)
18. PROTECT ADJACENT PROPERTIES AND UNDISTURBED AREAS FROM CONSTRUCTION IMPACTS USING
VEGETATIVE BUFFER STRIPS, SEDIMENT BARRIERS OR FILTERS, DIKES,MULCHING OR OTHER MEASURES AS
APPROPRIATE.
19. LIMIT CONSTRUCTION ACCESS ROUTES AND STABILIZE DESIGNATED ACCESS POINTS.
20. NO CLEANING, FUELING OR MAINTAINING VEHICLES ON-SITE, EXCEPT IN A DESIGNATED AREA
WHERE WASHWATER IS CONTAINED AND TREATED.
21. STORE, HANDLE AND DISPOSE OF CONSTRUCTION MATERIALS/WASTES PROPERLY TO PREVENT
CONTACT WITH STORMWATER.
22. CONTRACTOR SHALL TRAIN AND PROVIDE INSTRUCTION TO ALL EMPLOYEES/SUBCONTRACTORS RE:
CONSTRUCTION BMP'S.
23. CONTROL AND PREVENT THE DISCHARGE OF ALL POTENTIAL POLLUTANTS, INCLUDING PAVEMENT
CUTTINGWASTES,PAINTS,CONCRETE, PETROLEUM PRODUCTS,CHEMICALS,WASHWATEROR SEDIMENTS,
RINSE WATER FROM ARCHITECTURAL COPPER, AND NON-STORMWATER DISCHARGES TO STORM DRAINS
AND WATERCOURSES.
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A1.1Scale: 1"= 10'-0"
1PROPOSED DRAINAGE PLAN

A1.1

GENERAL NOTES & SCOPE
1. PROTECT ALL EXISTING  TREES DURING CONSTRUCTION, CONSULT ARBORIST AS
REQUIRED.
2. NO EXISTING TREES OVER 48" IN CIRCUMFERENCE AT 54" FROM BASE OF TREE MAY BE
REMOVED WITHOUT A PROTECTED TREE PERMIT FROM THE PARKS DIVISION (558-7330)
NO TREES ARE TO BE REMOVED FOR THIS PROJECT.
3. WATER CONSERVATION IN LANDSCAPE ORDINANCE NOT REQUIRED SINCE LANDSCAPE
WILL NOT BE REHABILITATED AS NOTED ON PLANS.
4. A PLAN HAS BEEN DEVELOPED, AND WILL BE IMPLEMENTED, TO MANAGE STORM WATER
DRAINAGE DURING CONSTRUCTION. CGC 4.106.2 & CGC 4.106.3
5. ALL SPRINKLER DRAINAGE SHALL BE PLACED INTO LANDSCAPING AREAS

STREET TREES
1. PROTECT ALL STREET TREES DURING CONSTRUCTION

PUBLIC WORKS NOTES
1. A REMOVE/REPLACE UTILITES ENCHROACHMENT PERMIT IS REQUIRED TO (1) REPLACE ALL
CURB, GUTTER, DRIVEWAY AND SIDEWALK FRONTING SITE, (2) PLUG ALL EXISTING SANITARY
SEWER LATERAL CONNECTIONS AND INSTALL A NEW 4" LATERAL, (3) ALL WATER LINE
CONNECTIONS TO CITY WATER MAINS FOR SERVICES OF FIRE LINE ARE TO BE INSTALLED PER
=CITY STANDARD PROCEDURES AND SPECIFICATION. (4) AND OTHER UNDERGROUND UTILITY
WORKS WITHIN CITY'S RIGHT-OF WAY.
2. GRADING PERMIT, IF REQUIRED WILL BE OBTAINED FROM THE DEPARTMENT OF PUBLIC
WORKS.

STORMWATER CHECKLIST NOTES
1. DIRECT ROOF RUNOFF INTO CISTERNS OR RAIN BARRELS AND USE RAINWATER FOR IRRIGATION OR
OTHER NON-POTABLE USE.
2. DIRECT RUNOFF FROM SIDEWALKS, WALKWAYS, AND/OR PATIOS ONTO VEGETATED AREAS.
3. DIRECT RUNOFF FROM DRIVEWAYS AND/OR UNCOVERED PARKING LOTS ONTO VEGETATED AREAS.
4. CONSTRUCT SIDEWALKS, WALKWAYS AND/OR PATIOS WITH PERMEABLE SURFACES.
5. USE MICOR-DETENTION, INCLUDING DISTRIBUTED LANDSCAPE-BASED DETENTION.
6. PROTECT SENSITIVE AREAS, INCLUDING WETLAND AND RIPARIAN AREAS, AND MINIMIZE CHANGES TO
THE NATURAL TOPOGRAPHY.
7. MARK ON SITE INLETS WITH THE WORDS "NO DUMPING! FLOWS TO BAY" OR EQUIVALENT.
8. (A.) RETAIN EXISTING VEGETATION AS PRACTICABLE (B) SELECT DIVERSE SPECIES APPROPRIATE TO THE
SITE. INCLUDE PLANTS THAT ARE PEST- AND/OR DISEASE-RESISTANT, DROUGHT-TOLERANT, AND/OR
ATTRACT BENEFICIAL INSECTS. (C) MINIMIZE USE OF PESTICIDES AND QUICK -RELEASE FERTILIZERS.
9. DESIGN FOR DISCHARGE OF FIRE SPRINKLERS TEST WATER TO LANDSCAPE OR SANITARY SEWER.
10. TEMPORARY EROSION CONTROLS TO STABILIZE ALL DENUDED AREAS UNTIL PERMANENT EROSION
CONTROLS ARE ESTABLISHED.
11. DELINEATE WITH FIELD MARKERS THE FOLLOWING AREAS: CLEARING LIMITS, EASEMENTS, SETBACKS,
SENSITIVE OR CRITICAL AREAS,BUFFER ZONES, TREES TO BE PROTECTED AND RETAINED, DRAINAGE
COURSES.
12. PROVIDE NOTES, SPECIFICATIONS OR ATTACHEMENTS DESCRIBING THE FOLLOWING: (A)
CONSTRUCTION, OPERATION AND MAINTENANCE OF EROSION AND SEDIMENT CONTROLS, INCLUDE
INSPECTION FREQUENCY; (B) METHODS AND SCHEDULE FOR GRADING, EXCAVATION, FILLING, CLEARING
OF VEGETATION , AND STORAGE AND DISPOSAL OF EXCAVATED OR CLEARED MATERIAL, (C)
SPECIFICATIONS FOR VEGETATIVE COVER & MULCH, INCLUDE METHODS AND SCHEDULES FOR PLANTING
AND FERTILIZATION (D) PROVISIONS FOR TEMPORARY AND OR PERMANENT IRRIGATION
13. PERFORM CLEARING AND EARTH MOVING ACTIVITIES ONLY DURING DRY WEATHER
14. USE SEDIMENT CONTROLS OF FILTRATION TO REMOVE SEDIMENT WHEN DEWATERING AND OBTAIN
ALL NECESSARY PERMITS.
15. PROTECT ALL STORM DRAIN INLETS IN VICINITY OF SITE USING SEDIMENT CONTROLS (E.G. BERMS,
SOCKS, FIBER ROLLS OR FILTERS)
16. TRAP SEDIMENT ON-SITE, USING BMP'S SUCH AS SEDIMENT BASINS  OR TRAPS, EARTHEN DIKES OR
BERMS, SILT FENCES, CHECK DAMS, COMPOST BLANKETS OR JUTE MATS, COVERS FOR SOIL STOCK PILES,
ETC.
17. DIVERT ON-SITE RUNOFF AROUND EXPOSED AREAS; DIVERT OFF-STE RUNOFF AROUND THE SITE (E.G
SWALES AND DIKES)
18. PROTECT ADJACENT PROPERTIES AND UNDISTURBED AREAS FROM CONSTRUCTION IMPACTS USING
VEGETATIVE BUFFER STRIPS, SEDIMENT BARRIERS OR FILTERS, DIKES,MULCHING OR OTHER MEASURES AS
APPROPRIATE.
19. LIMIT CONSTRUCTION ACCESS ROUTES AND STABILIZE DESIGNATED ACCESS POINTS.
20. NO CLEANING, FUELING OR MAINTAINING VEHICLES ON-SITE, EXCEPT IN A DESIGNATED AREA
WHERE WASHWATER IS CONTAINED AND TREATED.
21. STORE, HANDLE AND DISPOSE OF CONSTRUCTION MATERIALS/WASTES PROPERLY TO PREVENT
CONTACT WITH STORMWATER.
22. CONTRACTOR SHALL TRAIN AND PROVIDE INSTRUCTION TO ALL EMPLOYEES/SUBCONTRACTORS RE:
CONSTRUCTION BMP'S.
23. CONTROL AND PREVENT THE DISCHARGE OF ALL POTENTIAL POLLUTANTS, INCLUDING PAVEMENT
CUTTINGWASTES,PAINTS,CONCRETE, PETROLEUM PRODUCTS,CHEMICALS,WASHWATEROR SEDIMENTS,
RINSE WATER FROM ARCHITECTURAL COPPER, AND NON-STORMWATER DISCHARGES TO STORM DRAINS
AND WATERCOURSES.
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A1.3Scale: 1"= 10'-0"
1PROPOSED UTILITY PLAN

A1.3

GENERAL NOTES & SCOPE
1. PROTECT ALL EXISTING  TREES DURING CONSTRUCTION, CONSULT ARBORIST AS
REQUIRED.
2. NO EXISTING TREES OVER 48" IN CIRCUMFERENCE AT 54" FROM BASE OF TREE MAY BE
REMOVED WITHOUT A PROTECTED TREE PERMIT FROM THE PARKS DIVISION (558-7330)
NO TREES ARE TO BE REMOVED FOR THIS PROJECT.
3. WATER CONSERVATION IN LANDSCAPE ORDINANCE NOT REQUIRED SINCE LANDSCAPE
WILL NOT BE REHABILITATED AS NOTED ON PLANS.
4. A PLAN HAS BEEN DEVELOPED, AND WILL BE IMPLEMENTED, TO MANAGE STORM WATER
DRAINAGE DURING CONSTRUCTION. CGC 4.106.2 & CGC 4.106.3
5. ALL SPRINKLER DRAINAGE SHALL BE PLACED INTO LANDSCAPING AREAS

STREET TREES
1. PROTECT ALL STREET TREES DURING CONSTRUCTION

PUBLIC WORKS NOTES
1. A REMOVE/REPLACE UTILITES ENCHROACHMENT PERMIT IS REQUIRED TO (1) REPLACE ALL
CURB, GUTTER, DRIVEWAY AND SIDEWALK FRONTING SITE, (2) PLUG ALL EXISTING SANITARY
SEWER LATERAL CONNECTIONS AND INSTALL A NEW 4" LATERAL, (3) ALL WATER LINE
CONNECTIONS TO CITY WATER MAINS FOR SERVICES OF FIRE LINE ARE TO BE INSTALLED PER
=CITY STANDARD PROCEDURES AND SPECIFICATION. (4) AND OTHER UNDERGROUND UTILITY
WORKS WITHIN CITY'S RIGHT-OF WAY.
2. GRADING PERMIT, IF REQUIRED WILL BE OBTAINED FROM THE DEPARTMENT OF PUBLIC
WORKS.

STORMWATER CHECKLIST NOTES
1. DIRECT ROOF RUNOFF INTO CISTERNS OR RAIN BARRELS AND USE RAINWATER FOR IRRIGATION OR
OTHER NON-POTABLE USE.
2. DIRECT RUNOFF FROM SIDEWALKS, WALKWAYS, AND/OR PATIOS ONTO VEGETATED AREAS.
3. DIRECT RUNOFF FROM DRIVEWAYS AND/OR UNCOVERED PARKING LOTS ONTO VEGETATED AREAS.
4. CONSTRUCT SIDEWALKS, WALKWAYS AND/OR PATIOS WITH PERMEABLE SURFACES.
5. USE MICOR-DETENTION, INCLUDING DISTRIBUTED LANDSCAPE-BASED DETENTION.
6. PROTECT SENSITIVE AREAS, INCLUDING WETLAND AND RIPARIAN AREAS, AND MINIMIZE CHANGES TO
THE NATURAL TOPOGRAPHY.
7. MARK ON SITE INLETS WITH THE WORDS "NO DUMPING! FLOWS TO BAY" OR EQUIVALENT.
8. (A.) RETAIN EXISTING VEGETATION AS PRACTICABLE (B) SELECT DIVERSE SPECIES APPROPRIATE TO THE
SITE. INCLUDE PLANTS THAT ARE PEST- AND/OR DISEASE-RESISTANT, DROUGHT-TOLERANT, AND/OR
ATTRACT BENEFICIAL INSECTS. (C) MINIMIZE USE OF PESTICIDES AND QUICK -RELEASE FERTILIZERS.
9. DESIGN FOR DISCHARGE OF FIRE SPRINKLERS TEST WATER TO LANDSCAPE OR SANITARY SEWER.
10. TEMPORARY EROSION CONTROLS TO STABILIZE ALL DENUDED AREAS UNTIL PERMANENT EROSION
CONTROLS ARE ESTABLISHED.
11. DELINEATE WITH FIELD MARKERS THE FOLLOWING AREAS: CLEARING LIMITS, EASEMENTS, SETBACKS,
SENSITIVE OR CRITICAL AREAS,BUFFER ZONES, TREES TO BE PROTECTED AND RETAINED, DRAINAGE
COURSES.
12. PROVIDE NOTES, SPECIFICATIONS OR ATTACHEMENTS DESCRIBING THE FOLLOWING: (A)
CONSTRUCTION, OPERATION AND MAINTENANCE OF EROSION AND SEDIMENT CONTROLS, INCLUDE
INSPECTION FREQUENCY; (B) METHODS AND SCHEDULE FOR GRADING, EXCAVATION, FILLING, CLEARING
OF VEGETATION , AND STORAGE AND DISPOSAL OF EXCAVATED OR CLEARED MATERIAL, (C)
SPECIFICATIONS FOR VEGETATIVE COVER & MULCH, INCLUDE METHODS AND SCHEDULES FOR PLANTING
AND FERTILIZATION (D) PROVISIONS FOR TEMPORARY AND OR PERMANENT IRRIGATION
13. PERFORM CLEARING AND EARTH MOVING ACTIVITIES ONLY DURING DRY WEATHER
14. USE SEDIMENT CONTROLS OF FILTRATION TO REMOVE SEDIMENT WHEN DEWATERING AND OBTAIN
ALL NECESSARY PERMITS.
15. PROTECT ALL STORM DRAIN INLETS IN VICINITY OF SITE USING SEDIMENT CONTROLS (E.G. BERMS,
SOCKS, FIBER ROLLS OR FILTERS)
16. TRAP SEDIMENT ON-SITE, USING BMP'S SUCH AS SEDIMENT BASINS  OR TRAPS, EARTHEN DIKES OR
BERMS, SILT FENCES, CHECK DAMS, COMPOST BLANKETS OR JUTE MATS, COVERS FOR SOIL STOCK PILES,
ETC.
17. DIVERT ON-SITE RUNOFF AROUND EXPOSED AREAS; DIVERT OFF-STE RUNOFF AROUND THE SITE (E.G
SWALES AND DIKES)
18. PROTECT ADJACENT PROPERTIES AND UNDISTURBED AREAS FROM CONSTRUCTION IMPACTS USING
VEGETATIVE BUFFER STRIPS, SEDIMENT BARRIERS OR FILTERS, DIKES,MULCHING OR OTHER MEASURES AS
APPROPRIATE.
19. LIMIT CONSTRUCTION ACCESS ROUTES AND STABILIZE DESIGNATED ACCESS POINTS.
20. NO CLEANING, FUELING OR MAINTAINING VEHICLES ON-SITE, EXCEPT IN A DESIGNATED AREA
WHERE WASHWATER IS CONTAINED AND TREATED.
21. STORE, HANDLE AND DISPOSE OF CONSTRUCTION MATERIALS/WASTES PROPERLY TO PREVENT
CONTACT WITH STORMWATER.
22. CONTRACTOR SHALL TRAIN AND PROVIDE INSTRUCTION TO ALL EMPLOYEES/SUBCONTRACTORS RE:
CONSTRUCTION BMP'S.
23. CONTROL AND PREVENT THE DISCHARGE OF ALL POTENTIAL POLLUTANTS, INCLUDING PAVEMENT
CUTTINGWASTES,PAINTS,CONCRETE, PETROLEUM PRODUCTS,CHEMICALS,WASHWATEROR SEDIMENTS,
RINSE WATER FROM ARCHITECTURAL COPPER, AND NON-STORMWATER DISCHARGES TO STORM DRAINS
AND WATERCOURSES.
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RELATED CODE REQUIREMENTS: (EGRESS)
1. EGRESS WINDOWS SHALL HAVE A MIN. NET CLEAR OPERABLE
AREA OF 5.7 SQUARE FEET.
2. THE MINIMUM NET CLEAR WIDTH DIMENSION SHALL BE 20"
3. THE MINIMUM NET CLEAR OPENING HEIGHT DIMENSION SHALL BE
24"
RELATED CODE REQUIREMENTS: (BATHS) (CONT.):
PLUMBING:
- SHOWER MUST BE PROVIDED W/ TEMPERATURE CONTROL
(ANIT-SCALD) TYPE VALVE. TOILETS MUST HAVE A MIN. CLEAR SPACE OF
30" WIDE, & 24" CLEAR SPACE IN FRONT. IF NEW, TOILETS MUST BE
WATER CONSERVING 1.28 GALLON. SHOWER DOORS SHALL OPEN
OUTWARD AND SHALL BE A MIN.  22" WIDE, THE SHOWERHEAD CANNOT
DISCHARGE DIRECTLY AT ENTRANCE. ALL SHOWER COMPARTMENTS,
REGARDLESS OF SHAPE,
MUST BE CAPABLE OF ENCOMPASSING A 30" CIRCLE. JOB-FORMED
SHOWER PAN LINER MUST SLOPE 14" PER FOOT TO WEEP HOLES IN
DRAIN, AND BE INSPECTED UNDER TEST PRIOR TO COVERING.
RELATED CODE REQUIREMENTS: (BATHS) (CONT.):
BUILDING:
- SHOWER WALL SHALL BE FINISHED TO A HEIGHT 72" ABOVE THE
DRAIN INLET WITH MATERIAL THAT IS NOT AFFECTED BY MOISTURE.
GREEN BD. CANNOT BE USED AS A BACKER FOR MASTIC TILE WHERE
IT WILL BE EXPOSED TO SPLASHING WATER AND IS NOT ALLOWED
ON CEILINGS.
CEMENT BOARD WITH A MOISTURE BARRIER AND
CORROSION-RESISTANT FASTENERS IS AN APPROPRIATE BACKING
MATERIAL IN WET LOCATIONS. MIN. CEILING HEIGHT FOR ALL
BATHROOMS IS 7'-0". SAFETY GLAZING IS
REQUIRED FOR WINDOWS IN TUB OR SHOWER LOCATIONS WHERE
THE BOTTOM EDGE OF GLASS IS LESS THAN 5'-0" ABOVE THE DRAIN.
AS PART OF REMODEL SMOKE DETECTORS WILL BE REQUIRED IN
ALL BEDROOMS, ADJOINING HALL, AND AT EACH LEVEL PER THE
BUILDING CODE.
RELATED CODE REQUIREMENTS: (BATHS)(CONT.)
ELECTRICAL:
- IT IS REQUIRED TO HAVE AT LEAST ONE RECEPTACLE WITHIN
3-FEET OF THE OUTSIDE EDGE OF EACH BASIN, THIS RECEPTACLE
AND ANY OTHERS LOCATED WITHIN THE BATHROOM MUST BE GFCI
PROTECTED.
- A SEPARATE 20-AMP CIRCUIT IS REQUIRED TO SUPPLY BATHROOM
OUTLETS ONLY, OR A SINGLE BATHROOM.
- LIGHTING WILL BE REQUIRED TO BE HIGH EFFICACY OR
CONTROLLED BY A MANUAL ON OCCUPANT
SENSOR SWITCH. (TYPICALLY HIGH EFFICACY LIGHT FIXTURES ARE
PIN BASE FLUORESCENT WITH ELECTRONIC BALLAST.
MECHANICAL:
- A FAN CONNECTED TO THE OUTSIDE CAN BE PROVIDED, FAN
EXHAUST SHOULD BE 3-FEET FROM BUILDING OPENINGS AND
PROPERTY LINES.
 BE INSPECTED UNDER TEST PRIOR TO COVERING.
GENERAL NOTES:
1. PROVIDE 30" MIN. CLEAR WIDTH, 15" ON BOTH SIDES FROM
CENTERLINE OF W.C.) AND 24" CLEARANCE IN FRONT OF THE W.C.
PER CPC 402.5
2.  PROVIDE MIN. SHOWER AREA - 1024 SQ. INCHES, CAPABLE OF
ENCOMPASSING A 30" CIRCLE. SEE PLANS PER CPC 408.6
3. TEMPERED GLAZING, TYP. AT ALL DOORS AND REQUIRED BY CODE
4. PROVIDE DEVICES TO ABSORB HIGH PRESSURES RESULTING
FROM THE WASHER & DISHWASHER, ETC., PER CPC
5.PLUMBING FIXTURES (WATER CLOSETS AND URINALS)WILL
COMPLY WITH FOLLOWING (1.)THE EFFECTIVE FLUSH VOLUME OF
ALL WATER CLOSETS WILL NOT EXCEED 1.28 GAL/FLUSH. (2.) THE
EFFECTIVE FLSUH VOLUME OF URINALS WILL NOT EXCEED .5
GAL/FLUSH 2016 CGC 4.303.1.2
6. EXHAUST VENT FOR DRYER SHALL TERMINATE TO THE OUTSIDE
OF THE BUILDING AND SHALL BE EQUIPPED WITH A DRAFT DAMPER
AND SHALL BE RIGID METAL DUCT WITH SMOOTH INTERIOR
SURFACES PER CMC SECT. 504.
7. VERIFY ALL FINISH FLOOR CALL-OUTS W/ OWNERS, TYP.
8. SUB- PANEL ELECT., VERIFY LOCATION.
9. ALL SHOWER HEADS TO HAVE 2.0 GPM FLOW MAX. PER CPC SECT.
408.2
10. ALL SHOWER WALLS TO BE WATERPROOF TO 72" ABOVE DRAIN
INLET, WALL FINISHES TO BE OF SMOOTH HARD NONABSORBENT
SURFACE, PER CRC R307.2 (CEMENT BASED)
11. (N)  GAS WATER HEATER LOCATED IN ATTIC .V.I.F.
12. ALL LAVATORY FAUCETS TO HAVE 1.2 GPM, AND KITCHEN
FAUCETS TO HAVE 1.8 GPM FLOW MAX. PER CPC SECT. 403.7, & 403.6
13. WATER HAMMER ARRESTORS AT ALL APPLIANCES THAT HAVE
QUICK-ACTING VALVES (I.E.) DISHWASHERS HOT WATER LINE AND
THE HOT/COLD LINES OF THE CLOTHES WASHER) 2016 CPC 609.10.
14. CONTROL VALVE FOR SHOWER OR TUB/SHOWER SHALL BE OF
THE PRESSURE BALANCE OR  THERMOSTATIC MIXING VALVE TYPE,
PER CPC 420.0.
15. THRESHOLD FOR IN-SWING DOORS SHALL BE 7.75" MAX. AND 7"
MAX. FOR OUTSWING DOORS.
16. (N) GAS METER LOCATION, PG&E, TYPICAL 36" FROM OPERABLE
WINDOWS.
17. (N) ELECTRICAL METER LOCATION
18. MAX. DROP FROM TOP OF THRESHOLD TO THE EXT. LANDING AT
ALL SLIDING AND IN-SWINGING DOORS SHALL BE LIMITED TO 7.75",
AND NOT MORE THAN 1.5" LOWER THAN THRESHOLD FOR OUTSWING
DRS. PER  2016 CRC R311.3
19. (N) STAIRS TO HAVE MAX. RISER HEIGHT OF 7.75" AND A MIN.
TREAD DEPTH OF 10" PER CRC R311.7.4.
20. A CAPILLARY BREAK WILL BE INSTALLED IF A SLAB ON GRADE
FOUNDATION SYSTEM IS USED. THE USE OF A 4" THICK BASE OF 1/2"
OR LARGER CLEAN AGGREGATE UNDER A 6 MIL VAPOR RETARDER
WITH JOINT LAPPED NOT LESS THAN 6" WILL BE PROVIDED UNLESS
AND ENGINEERED DESIGN HAS BEEN SUBMITTED AND APPROVED BY
THE BUILDING DIVISION . 2016 CGC §4.505.2 AND CALIFORNIA
RESIDENTIAL CODE (CRC) §R5O6.2.3
21. BUILDING MATERIALS WITH VISIBLE SIGNS OF WATER DAMAGE
WILL NOT BE INSTALLED. WALL AND FLOOR FRAMING WILL NOT BE
ENCLOSED WHEN THE FRAMING MEMBERS EXCEED 19% MOISTURE
CONTENT. MOISTURE CONTENT WILL BE VERIFIED PRIOR TO FINISH
MATERIAL BEING APPLIED. 2016 CGC §4.505.3
22. THE FITTINGS FOR FAUCETS AND SHOWERHEADS WILL HAVE ALL
REQUIRED STANDARDS LISTED ON THE PLANS; 1.5 GPM FOR
FAUCETS AND 2.0 GPM FOR SHOWERS. 2016 CGC §4.303.1.3 AND 2016
CGC §4.303.1.4
23. ANY GAS FIREPLACE WILL BE DIRECT-VENT
SEALED-COMBUSTIBLE  TYPE 2016 CGC §4.503.1
24.  NEW MANDATORY U-FACTOR (0.58) FOR FENESTRATION AND
SKYLIGHTS §150.0B
25. WALLS WITH 2X6 AND LARGER FRAMING REQUIRE R-19
INSULATION§150.0(C)2
26. ANY WOOD STOVE OR PELLET STOVE WILL COMPLY WITH US EPA
PHASE II EMISSION LIMITS 2016 CGC §4.503.1
27.  PLUMBING CONTRACTOR WILL PROVIDE THE CITY BUILDING
INSPECTOR A SINGLE LINE DRAWING OF THE EXISTING AND NEW
GAS LINES AND INDICATE THE DISTANCE FROM THE METER TO EACH
GAS FIRED APLIANCE PRIOR TO INSTALLATION. INCLUDE THE SIZE OF
THE GAS PIPE TO EACH APPLIANCE AND BTU RATING OF EACH
APPLIANCE. GAS PIP SIZING WILL BE SIZED PER TABLE 1216.2(1) IN
THE 2016 CPC. NOTE: ANY INSTALLATION OF NEW GAS PIPING PRIOR
TO PLAN CHECK APPROVAL IS AT THE RISK OF THE CONTRACTORS
RISK.
28.  HOT WATER PIPING INSULATION §150.0 (j)2 A ii
29.  LIGHTING - NEW MANDATORY REQUIREMENTS FOR INDOOR
ROOMS §150.0 (K)
30.  RADIANT BARRIER NOW REQUIRED IN CLIMATE ZONE 3 §150.0 (C)
2
31.  REDUCE U-FACTOR (0.32) AND SHGC (0.25) FOR HIGH
PERFORMANCE WINDOWS
§150.1 (C) 3 A
32.  ADHESIVES, SEALANTS AND CAULKS USED ON THE PROJECT
SHALL FOLLOW LOCAL AND REGIONAL AIR POLLUTION OR AIR
QUALITY MANAGEMENT DISTRICT STANDARDS  2016  §4.504.2.1
33.  ANNULAR SPACES AROUND PIPES, ELECTRIC CABLES, CONDUITS
OR OTHER OPENINGS IN SOLE/BOTTOM PLATES AT EXTERIOR WALL
WILL BE RODENT-PROOFED BY CLOSING SUCH OPENINGS WITH
CEMENT MORTAR, CONCRETE, MASONRY OR SIMILAR METHOD
ACCEPTABLE TO THE ENFORCING AGENCY. 2016 CGC  § 4.406.1
34. ROOF EAVES SHALL NOT PROJECT WITHIN 2" OF THE PROPERTY
LINE WHERE SETBACK IS 4' PER 2016 CRC § TABLE R302.1 (1) OR 2016
CBC TABLE 705.2. ALL ROOF PROJECTIONS WHICH PROJECT BEYOND
THE POINT WHERE FIRE- RESISTIVE CONSTRUCTION WOULD BE
REQUIRED WILL BE CONSTRUCTED OF ONE-HOUR FIRE-RESISTANCE-
RATED CONSTRUCTION PER 2016 CRC § R302.1 (1) OR 2016 CBC §
705.2.
35. EXTERIOR BEARING WALLS LESS THAN 5' FROM THE PROPERTY
LINE WILL BE BUILT OF ONE-HOUR FIRE-RATED CONSTRUCTION. 2016
CRC TABLE R302.1 (1) § OR 2016 CBC, TABLE 602.

1. ALL EXTERIOR 2X6 WALLS: R-21 BATT INSULATION
2. ALL EXTERIOR 2X4 WALLS: R-15 BATT INSULATION
3. ALL CEILINGS TO RECEIVE R-32 MIN. INSULATION,
BLOWN IN PREFERRED.
4. ALL UNDER FLOOR TO RECEIVE R-19 BATT
INSULATION
5. ALL BATHROOMS, LAUNDRY ROOMS, TO RECEIVE
SOUND BATT INSULATION, ROCK WOOL OR TYPICAL.

INSULATION: (See Title-24 For Min.)
AC CONDENSOR NOTE:
WHERE THE PROPERTY LINE IS LESS THAN
10 FEET FROM THE EXIT TERMINAL OF ANY
NEWLY INSTALLED OR REPLACEMENT
HIGH EFFICACY MECHANICAL EQUIPMENT
THE PIPE SIZE OF THE FINAL 10 FEET OF
ANY TERMINAL MUST BE INCREASED TO
THREE INCHES OR AS AN ALTERNATIVE,
MANUFACTURER -APPROVED BAFFLES
MUST BE INSTALLED.
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NOTES:
1. (HALF ROUND) G.S.M. GUTTERS, & (3" GSM)
DOWNSPOUTS:
LINE ALL VALLEYS WITH GSM, AT LEAST 20" WIDE
WITH WITH 1/4" EDGE TURNED OVER AND
FASTENED WITH CLEATS. LAP JOINTS AT LEAST 4",
BUT DO NOT SOLDER.

2. ROOFING MATERIAL TO BE 40 YR
ARCHITECTURAL
ASPHALT SHINGLES, SEE CUT SHEET ABOVE,
COLOR TO
BE DETERMINED, ANTIQUE BLACK OR PEWTER
GREY

3. WHEN INSULATION IS INSTALLED IN ENCLOSED
RAFTER SPACES WHERE CEILINGS ARE APPLIED
DIRECT TO THE UNDERSIDE OF ROOF RAFTERS, A
MINIMUM AIR SPACE OF 1 INCH MUST BE PROVIDED,
INSULATION BAFFLE NEEDED.

4. FLASHINGS AND COUNTER FLASHINGS SHALL
NOT BE LESS THAN 0.016-INCH (28-GAGE)
CORROSION RESISTANT METAL, AND VALLEY
FLASHING

5. AT THE JUNCTURE OF THE ROOF & VERTICAL
SURFACES, FLASHING & COUNTERFLASHINGS
SHALL NOT BE LESS THAN 0.019-INCH (26 GAUGE)

6. NA

7. TERMINATION OF ALL ENVIRONMENTAL AIR
DUCTS SHALL BE A MIN. OF 3'-0" FROM PROPERTY
LINES OR ANY OPENING INTO THE BUILDING (I.E.
DRYERS, BATH& UTILITY FANS, ETC., MUST BE 3'-0"
AWAY FROM DOORS, WINDOWS, OPENING
SKYLIGHTS OR ATTIC VENTS, PER CODE

8. (AS REQUIRED) THE TRUSS PLAN AND THE
TRUSS CALC. SHALL BE REVIEWED & APPROVED BY
THE ENGINEER OF RECORD BEFORE SUBMITTING
TO THE BUILDING DEPARTMENT FOR APPROVAL
PRIOR TO FABRICATION.  TRUSS PLANS SHALL BE
WET SIGNED & WET STAMPED BY TRUSS DESIGN
ENGINEER.

9. FURNACE LOCATED IN ATTIC SPACE SHALL BE
LISTED FOR ATTIC LOCATION AND PROVIDED WITH
24" WIDE SOLID FLOORING ACCESS WAY AND 30"
WORKING SPACE AT CONTROLS.

10. ATTIC VENTILATION AT CALIFORNIA FRAMING TO
RECEIVE LOW PROFILE VENTS OR OPENING IN THE
ROOF SHEATHING BELOW

11. ROOF EAVES SHALL NOT PROJECT WITHIN 2" OF
THE PROPERTY LINE WHERE SETBACK IS 4' PER
2016 CRC § TABLE R302.1 (1) OR 2016 CBC TABLE
705.2. ALL ROOF PROJECTIONS WHICH PROJECT
BEYOND THE POINT WHERE FIRE- RESISTIVE
CONSTRUCTION WOULD BE REQUIRED WILL BE
CONSTRUCTED OF ONE-HOUR FIRE-RESISTANCE-
RATED CONSTRUCTION PER 2016 CRC § R302.1 (1)
OR 2016 CBC § 705.2.

11.  (AS REQUIRED) ALL TRUSS/RAFTER BLOCKING
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1PROPOSED ROOF PLAN

PLUMBING & HVAC NOTE:
1. GROUP ALL EXHAUST FLUES TOGETHER WHEN
POSSIBLE & LOCATE ON ROOFS SLOPING TO THE REAR
OF HOUSE TYP. VERIFY LOCATION W/ DESIGNER.

ATTIC FURNACE NOTES:
1. PROVIDE THE FOLLOWING FOR ATTIC FURNACES (CMC
SECTION 904.04)
A. PASSAGEWAY TO EQUIPMENT LESS THAN 6'-0" IN HEIGHT
SHALL BE NOT MORE THAN 20'-0" IN LENGTH WHEN MEASURED
ALONG THE CENTER LINE OF PASSAGEWAY FROM THE
ACCESS OPENING TO THE EQUIPMENT. SECTION 904.10.1.
B. UN-OBSTRUCTED PASSAGEWAY W/ A SOILD FLOORING AT
LEAST 24" WIDE THROUGH-OUT ITS LENGTH. SECTION 904.10.2
C. A 30"x30" LEVEL WORKING PLATFORM IN FRONT OF THE
SERVICE SIDE OF THE APPLIANCE. SECTION 904.10.3
D. A PERMANENT 120V RECEPTACLE OUTLET AND LIGHTING
FIXTURE NEAR THE APPLIANCE. SECTION 904.10.4.
E. UPRIGHT FURNACES MAYBE INSTALLED IN ATTIC OR
CRAWLSPACE MORE  THAN 5'-0" IN HEIGHT, PROVIDED THAT
REQUIRED LISTINGS, DUCT AND FURNACE CLEARANCES ARE
OBSERVED. SECTION 904.10.5
F. CLARIFY THE LOCATION OF THE FURANCE ON PLANS BY
DASHED LINE OR OTHER SYMBOL.

SOLAR CONDUIT NOTE:
PROVIDE A PIPE FOR SOLAR CONDUIT FOR FUTURE USE.

*SOLAR PANEL AREA TO BE NO LESS THEN 150 SQ.FT.

MAIN  HOME

HOUSE VENTILATION CALC:
SQ. FT. OF (N) ROOF/(E) ROOF:  2,027 SQ. FT.

(N)/(E) 2,027/150  = 13.5 SQ. FT.  OF VENTILATION IN NEW ROOF

(N) ROOF VENTS (18 ea.  X .75 SQ.FT.) =     13.5 SQ.FT.
TOTAL VENTILATION INSTALLED  =                     13.5 SQ.FT.

GARAGE VENTILATION CALC:
SQ. FT. OF (N) ROOF:  450 SQ. FT.

(N) 450/150  = 3 SQ. FT.  OF VENTILATION IN NEW ROOF

(N) ROOF VENTS (4 ea.  X .75 SQ.FT.) =     3   SQ.FT.
TOTAL VENTILATION INSTALLED  =                     3 SQ.FT.

A2.1Scale:  1/4 = 1'-0"
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2ND FLR T.O.P. (122.16')

 9
'-0

"

MAIN FLR F.F. (104.03')
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TO KEEP FRONT FACADE (HISTORICAL)
+ INCLUDE PLANNING REQUIRED
PARKING REQUIREMENTS, THE 8'-6" IS ONLY
FOR A SHORT DISTANCE AND OPENS UP
AT THE REAR FOR A MORE THAN STANDARD
DRIVEWAY WIDTH.
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TO KEEP FRONT FACADE (HISTORICAL)
36" LEFT SIDE SETBACK REQUESTED
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RESTORED, TYP.
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RESTORED, TYP.

1. ANY + ALL REFINISHING SHOULD BE COMPLETED W/ THE
GENTLEST MEANS POSSIBLE, IN ORDER TO MEET
REHABILITATING STANDARD 7
2. SITE PHOTOS SHOULD BE CATALOGED BEFORE START
OF CONSTRUCTION FOR CONSTRUCTION + RE-FINISHING
EFFORTS

REFINISHING +REHABILITATION NOTES:

(E)  TO BE REFINISHED + RESTORED
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(N)  8" EXP. SIDING, TYP.

(N)  8" EXP. SIDING, TYP.

(E)  SIDING, TYP.

1'
-4

"

(N)

(N)

(N)

REAR YARD FRONT YARD

30
'-8

 1
/2

"

 9
'-6

"

TOP PLATE (113.53')

2ND FLR(SUB. FLR) (114.53')

2ND FLR T.O.P. (122.16')

 9
'-0

"

MAIN FLR F.F. (104.03')

GRADE (102.6')

2'
-1

 1
/2

"
1'

-0
"

TOP OF RIDGE (130.28')
6'

-2
"

AVERAGE T.O.C. (99.58')

(E
) L

O
T 

LI
N

E

10'-6"
10'-0"(MIN.)

HISTORICAL FRONT FACADE TO 
BE PROTECTED + RE-FURBISHED

ADDITION
HISTORICAL FRONT

PROTECTED

30'-0" HEIGHT LIMIT (129.58')

(N) WD. 8-10" HORIZONTAL SIDING
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FLOOR ADDITION
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GUTTERS (PAINTED)

(N) 40 YR ARCHITECTURAL
ASPHALT SHINGLES

(E) WOOD SIDING TO BE
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1. ANY + ALL REFINISHING SHOULD BE COMPLETED W/ THE
GENTLEST MEANS POSSIBLE, IN ORDER TO MEET
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A3.0Scale:  1/4 = 1'-0"
1Proposed Front Elevation

A3.0Scale:  1/4 = 1'-0"
2Proposed Left Elevation
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1Proposed Rear Elevation

A3.1Scale:  1/4 = 1'-0"
2Proposed Right Elevation  (Driveway)
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G.S.M. GUTTERS
(PAINTED)

ONE HOUR
FIRE-RESITSTANT RATED
CONSTRUCTION FOR
EAVES WITHIN 2-5 FEET
FROM PROPERTY LINE

40 YR ARCHITECTURAL
ASPHALT SHINGLES

RIDGE HEIGHT

5'
-2

 3
/4

"
14

'-2
 3

/4
"

HORIZONTAL WOOD
SIDING, PAINTED

GARAGE FLR

GARAGE T.O.P.

9'
-0

"

15 FOOT HEIGHT LIMIT

15
'-0

"

(E
) L

O
T 

LI
N

E

FENCE LINE

10'-6"
10'-0"(MIN.)

G.S.M. GUTTERS
(PAINTED)

40 YR ARCHITECTURAL
ASPHALT SHINGLES

(N) 6' WOOD FENCE

ONE HOUR
FIRE-RESITSTANT RATED
CONSTRUCTION FOR
EAVES WITHIN 2-5 FEET
FROM PROPERTY LINE

RIDGE HEIGHT

5'
-2

 3
/4

"
14

'-2
 3

/4
"

HORIZONTAL WOOD
SIDING (PAINTED)

6
12

LO
T 

LI
N

E

4" MAX

9'
-0

"

EVE OVERHANGS W/ IN
24" OF PROPERTY LINE
TO PROJECT NOT MORE
THAN 4" 2016 CRC
R302.1 EXP. #4

GARAGE

PRE-FAB TRUSSES @ 24" O.C.

CONC. PAD THICKNESS 5" W/ MIN. 4 MIL.
VAPOR BARRIER

1-HOUR RATED
EXT. WALL SYSTEM, TYP.

(N) 6' WD FENCE
VERIFY IF
PRESENT @ THIS
LOCATION

1'-0"

G.S.M. GUTTERS
(PAINTED)

ATTIC

GARAGE FLR

GARAGE T.O.P.

15 FOOT HEIGHT LIMIT

40 YR ARCHITECTURAL
ASPHALT SHINGLES

RIDGE HEIGHT

5'
-2

 3
/4

"
14

'-2
 3

/4
"

15
'-0

"

HORIZONTAL WOOD
SIDING (PAINTED)

1 3/8"5/8" 1/2"
3 1/2"

6"

2 x4

R-13 FIBERGLASS BATT INSULATION @ 2x4
(OPTION)

APA RATED SHEATHING EXPOSURE 1
1
2" PLYWOOD OR OSB

MIN. 2X4 STUDS @ 16" O.C.

5
8" DENSGLASS "FIREGUARD" SHEATHING

5
8" DENSARMOR PLUS FIREGUARD, OR
TOUGHROCK FIREGUARD GYPSUM BD.
APPLIED VERTICALLY OR HORIZONTALLY
TO STUDS W/ 1-7/8" 6D COATED NAILS 7"
O.C. STAGGER JOINTS EACH SIDE

NOTES:
SEE WWW.GP.COM FOR
TECHNICAL SPEC'S, SEE: UL U305,
GA WP 3605

HORIZONTAL WOOD SIDING (PAINTED)

GARAGE DOOR

GARAGE SLAB

1/2" ISOLATION
JOINT

(N) CONC.
DRIVEWAY
SLAB

8"

SE
E 

ST
R

U
C

TU
AL

 P
LA

N
 F

O
R

 D
EP

TH

NO COLD JOINT

SEE STRUCTUAL PLAN FOR WIDTH

3/
4"

RIDGE TO KEEP
OUT WATER
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G1.0

G1.0Scale:  1/4 = 1'-0"
1Proposed Garage Plan

G1.0Scale:  1/4 = 1'-0"
2Proposed Front Elevation

G1.0Scale:  1/4 = 1'-0"
3Proposed Left Elevation

G1.0Scale:  1/4 = 1'-0"
4Proposed Rear Elevation

G1.0Scale:  1/4 = 1'-0"
5Proposed Right Elevation

G1.0Scale:  1/4 = 1'-0"
6Proposed Garage Section

G1.0Scale:  3" = 1'-0"
Ext. Wall Details
(EXTERIOR)

(1 HR RATED) 7

G1.0Scale:  1 1/2" = 1'-0"
Garage Door Detail 8



1 1/4" MAX.
3/4" MIN.

10" MIN.

7 
3/

4"
 M

A
X.

10"

1 1/4"

11" PREFERRED

NOTES ON HANDRAILS:
1. THE HANDRAIL SHALL TERMINATE AT A POST
OR NEWEL ON BOTH ENDS, 2016 CRC R311.7

34
"-

38
" 

M
A

X.

HANDRAIL

5/
8"

3 
1/

2"

4 
3/

4"

2 x4

MIN. R-13 (SOUND BATT) @
ALL BATHROOMS/LAUNDRY

5/8" TYPE X GYPSUM BD.
TYPCIAL THROUGHOUT HOUSE
SMOOTH FINISH OR MATCH EXISTING CONDITION

2x4 STUD WALL @
16" O.C. S.S.D.

STAGGER JOINTS EACH SIDE
(LOAD BEARING ONLY)

NOTES:
SEE WWW.GPGYPSUM.COM FOR
TECHNICAL SPEC'S

3/4"5/8" 1/2"
5 1/2"

7 3/8"

2 x 6

R-21 FIBERGLASS BATT INSULATION
FOR 2x6 WALLS, TYPICAL. IF TITLE-24 SHOWS
LOWER  MINIMUMS,
FOLLOW MORE STRINGENT VALUES.

APA RATED SHEATHING EXPOSURE 1
1
2" PLYWOOD OR OSB

HORIZONTAL WOOD SIDING, PAINTED

MIN. 2X6 STUDS @ 16" O.C.

5
8" DENSARMOR PLUS FIREGUARD, OR
TOUGHROCK FIREGUARD GYPSUM BD.
APPLIED VERTICALLY OR HORIZONTALLY
TO STUDS W/ 1-7/8" 6D COATED NAILS 7"
O.C. STAGGER JOINTS EACH SIDE

BENJAMIN OBDYKE (HYDRO-GAP)
ICC - ES REPORT ESR-3394 WALL SIDING
UNDERLAYMENT, OR APPROVED EQUAL

NOTES:

A. VISIT GRACECONSTRUCTION.COM FOR THE MOST CURRENT DETAILS, INSTALLATION VIDEO AND PRODUCT DATA SHEETS
B. REMOVE RIPCORD® FROM GRACE VYCOR PLUS FOR EASE OF INSTALLATION
C. IF APPLICABLE, LEAVE RELEASE PAPER ON LOWER HALF OF SILL FLASHING UNTIL FUTURE TIE-IN WITH WEATHER RESISTIVE BARRIER
D. FOR CONCRETE, MASONRY OR WHERE ADHESION IS MARGINAL, USE PERM-A-BARRIER®  WB PRIMER TO PROMOTE VYCOR  ADHESION
E. CHECK LOCAL BUILDING CODES FOR WEATHER RESISTIVE BARRIER REQUIREMENTS AND INSTALL GRACE VYCOR  PLUS WITH WEATHER
        RESISTIVE BARRIER TO FORM WATER-SHEDDING LAPS
F. INSTALL WINDOW PER MANUFACTURER'S RECOMMENDATION AND USE APPROPRIATE SEALANT FOR WINDOW AND WOOD BUCK
G. DETAIL ALSO RELEVANT FOR GRACE VYCOR V40 AND VYCOR BUTYL

EXTERIOR WALL

SILL PLATE
(SEE VCRDET-
106 FOR OPTIONS)

GRACE
VYCOR PLUS1

2

3

MECHANICALLY FASTEN AS NECESSARY IN CORNERS
THROUGH GRACE VYCOR PLUS

WINDOW WITH NAILING FLANGE
(SET IN SEALANT EXCEPT ALONG
SILL FLANGE)

GRACE
VYCOR PLUS

GRACE VYCORNER™ OR
CORNER PATCH RECOMMENDED
(SEE VCRDET-507 OR VCRDET-504 FOR OPTIONS)

GRADE LINE

STANDARD BRICK
MOULD, TYP.

STANDARD BRICK
MOULD, TYP.

SIDING
AS PER ELEVATIONS

REGGIO STANDARD
VENT W/ INSECT
SCREEN BEHIND (BLK.
ALUM. SCREEN & VENT)

REGGIO STANDARD
VENT W/ INSECT
SCREEN BEHIND (BLK.
ALUM. SCREEN & VENT)

1'-4"
VERIFY W/ REGGIO

CUT SECTION

ELEVATION

SIDING  FINISH

CL RAILING

STRINGER PER STRUCTURAL

5
8" GYP. BD., TYP.

2x STUD WALL TYP.

SUB-FLR PER STRUCT.

EPOXIED TO STRINGER TYP.

J. BLUM HANDRAIL

1
2" X 11

2" STEEL

34
" 

TY
P.

 @
 S

TA
IR

S,
 A

N
D

 4
2"

 @
 G

U
A

RD
RA

IL

2"

J. BLUM W.I.
SPINDLE 42" H
SO THAT A 4" SPHERE
CAN NOT PASS THROUGH

MIN. 12" TYP. X GYP BD.

WD. FLOOR
(V.I.F.)

J. BLUM COLLAR
(VERIFY SELECTION W/
OWNERS/DESIGNER)

HORIZONTAL WOOD SIDING, PAINTED

6"

LARGE WD. SILL REDWOOD
(PAINT)

3
4" S.D.L., STANDARD
COLONIAL STYLE

SIERRA PACIFIC ALUM.
WINDOWS (CLAD) OR
MARVIN

G.S.M. WINDOW FLASHING
(PAINTED TO MATCH TRIM)

4 1/2"

2 x 6
5/4 x 4

5/8"5/8" 1/2"
5 1/2"

7 1/4"

2 x 6

R-21 FIBERGLASS BATT INSULATION
FOR 2x6 WALLS, TYPICAL. IF TITLE-24 SHOWS LOWER
MINIMUMS, FOLLOW MORE STRINGENT VALUES.

APA RATED SHEATHING EXPOSURE 1
1
2" PLYWOOD OR OSB

HORIZONTAL WOOD SIDING, PAINTED

MIN. 2X4 STUDS @ 16" O.C.

5
8" DENSARMOR PLUS FIREGUARD, OR
TOUGHROCK FIREGUARD GYPSUM BD.
APPLIED VERTICALLY OR HORIZONTALLY
TO STUDS W/ 1-7/8" 6D COATED NAILS 7"
O.C. STAGGER JOINTS EACH SIDE

BENJAMIN OBDYKE (HYDRO-GAP)
ICC - ES REPORT ESR-3394 WALL SIDING
UNDERLAYMENT, OR APPROVED EQUAL

NOTES:
SEE WWW.USG.COM FOR
TECHNICAL SPEC'S, SEE: UL U305,
U314

5
8" SHEETROCK TYPE X EXT. GRADE
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A5.0
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Scale:  3" = 1'-0"
3

A5.0 Scale:  3" = 1'-0"
5Interior Stair Detail

A5.02016 CRC R311.7.8

A5.0Scale:  3" = 1'-0"
1INTERIOR WALL DTLS.

A5.0Scale:  3" = 1'-0"
2EXT. WALL DTLS.

A5.0Scale:  N.A.
4WINDOW FLASHING DTLS.

A5.0Scale: 3" = 1'-0"
8 Typical Window Detail

Sierra Pacific or Marvin or Equal

A5.0Scale:  3" = 1'-0"
7(N) EXT. WALL VENT DTLS.

Stair Railing Detail
2016 CRC R311.7.8 Scale:  3" = 1'-0"

91-HR RATED EXT. WALL
A5.0UL DES. U305, U314

(WWW.USG.COM)



V.I.F.

6'
-8

"

A.

1-3/8" SOLID CORE
PAINT GRADE

SQ. CORNER 3.5"
HINGES TYP. (EMTEK)

DOOR HEIGHTS:

(VERIFY) FOR COST

4'-0"

6'
-1

1"

2'-0"

4'
-0

"

4'-0"

4'
-0

"

2'-0" 3'-0" 2'-0"

5'
-0

"

7'-0"
2'-0"

3'
-0

"

3'-0"

8'
-0

"

4'-0"

3'
-0

"

  TEMP.

5'
-0

"

6'-0" 6'-0"

8'
-0

"

A.
100

EGRESS

SAVE + PROTECT

SAVE + PROTECT SAVE + PROTECT

B.
101 103

C.
102

D.
104

E.
105

TEMP. F.
106

TEMP.
EGRESS

114
TEMP.
EGRESS

G.
107 108

H.
109

TEMP.

I.
110

TEMP.
EGRESS

  TEMP.

115 202
TEMP.
EGRESS

203
TEMP.
EGRESS

207
TEMP.

212
TEMP.

216
TEMP.
EGRESS

209
TEMP.
EGRESS

(E
) L

O
T 

LI
N

E

2X
6 

R
ED

W
O

O
D

/C
ED

AR

METAL PANEL

WD. TRIM PC.

DRIVEWAY GATE - 1457 BERNAL

5"
10'-0"

5"
10'-10"

5'
-6

"

  TEMP.

6'-0" 6'-0"
12'-0"

8'
-0

"

2'-0"

4'
-6

"

3'-0"

5'
-0

"

J.
111

TEMP.
EGRESS

K.
112 113

L.
116

(N), TO MATCH
(E) FRONT
WINDOWS

M.
117

3'-0"

5'
-2

"

1'-0"

5'
-2

"

118

SAVE +

PROTECT

SAVE + PROTECT

8'-0"

5'
-2

"

N.
119

4'-0"

5'
-2

"

O.
120

2'-0"

2'
-0

"

P.
200

TEMP.

Q.
201

TEMP.
204

TEMP.
205

TEMP.

206
FAKE

208
TEMP.

210

211 213
TEMP.

214 215

12'-0"

7'
-6

"

S.
002

 EGRESS - TEMP.

5'-0"

6'
-1

0"

OPTION FOR SLIDING DR.

R.
001
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A9.0

 ROOM FLOORING  REMARKSWALLS

PAINT 

CEILING MILLWORK CROWN

ENTRY 
LIVING 

PAINT SPECS.
INTERIORS:

MAIN ROOMS:

CEILINGS:

EXTERIORS:

BATHROOMS:

AURA, NATURA(GREEN OPTION), REGAL SELECT, OR APPROVED EQUIVALENT

WATERBORNE CELING PAINT, OR APPROVED EQUIVALENT

AURA BATH AND SPA, OR APPROVED EQUIVALENT

HOUSE:
AURA, REGAL SELECT, OR APPROVED EQUIVALENT

SUN ROOM 
PWD 

DINING 

PANTRY TBS

TBS
TBS
TBS
TBS
TBS

TBS

TBS
TBS
TBS
TBS
TBS

PAINT (TBS)
PAINT (TBS)

PAINT (TBS)
PAINT (TBS)
PAINT (TBS)

PAINT (TBS)

M. BED

BED-3 

BATH-2
BED-1 TBS

TBS

TBS
TBS
TBS
TBS

TBS

TBS
TBS

TBS
TBS
TBS
TBS

TBS PAINT (TBS)

PAINT (TBS)
PAINT (TBS)

PAINT (TBS)
PAINT (TBS)

PAINT (TBS)
PAINT (TBS)

M
A

IN
 F

LO
O

R
U

P
P

E
R

 F
LR

ROOM FINISH SCHEDULE

ROOM FINISH SCHEDULE

TBS

TBS

TBS
TBS

TBS
TBS

TBS

TBS
TBS
TBS

A9.0Scale:   NA
1

TBS TBS PAINT (TBS) TBSLAUNDRY 

TBS

TBS

M. BATH 
M. CLT 

TBS

SAFETY GLAZING NOTES (CRC R308.4)
A. ALL SLIDING + SWINGING GLASS DOORS TO HAVE SAFETY GLAZING.
B. GLAZING IN SHOWER/TUB/SAUNA ROOMS LESS THAN 60" ABOVE THE
STANDING SURFACE AND LESS THAN 60" MEASURED HORIZONTIALLY
FROM THE WATER'S EDGE OF A BATHTUB, HOT TUB, SPA, WHIRLPOOL OR
SWIMMING POOL.
C. GLAZING WITHIN A  24" ARC OF A DOOR THAT IS LESS THAN 60" ABOVE
THE FLOOR.
D. GLAZING WHERE THE EXPOSED AREA IS GREATER THAN 9 SQ. FT.,
BOTTOM IS LESS THAN 18" AND AT LEAST 36" ABOVE THE FLOOR, AND
ADJACENT TO WALKING SURFACES.
E. WITHIN 60" OF THE BOTTOM TREAD OF A STAIRWAY AND LESS THAN 36"
ABOVE THE FLOOR
F. GLAZING IN GUARDS & RAILINGS.
G. GLAZING ADJACENT TO STAIRWAYS, LANDINGS, AND RAMPS WITHIN 36"
HORIZONTALLY OF THE WALKING
SURFACE LESS THAN 36"  ABOVE FINISH FLOOR.

 EXTERIOR DOORS & WINDOWS 
LOCATION DOORS

DOOR SIZE
WxH

MATERIALS
CORE EXT. FIN.INT.FIN.

DETAILS

HEAD JAMB TRIMSILL

REMARKSHDWR.

TYPE FIN.

NOTES

TYPE GLASSSYM.
GARAGE SEE DETAILS TBD12'-0" X 7'-6" CEDAR

002

GARAGE DR. R PAINTED PRIMED STD.

HARDWARE FINISH SPECIFICATION:
ENTRY DOOR  HARDWARE: (BY OWNER) AND INSTALLED BY CONTRACTOR
WINDOW HARDWARE:  WHITE, TYP. (VERIFY W/ OWNER)

1. WOOD/CLAD SIERRA PACIFIC WINDOWS AND DOORS, WITH S.D.L 3/4"
MUNTIN BARS
2. EGRESS PER CODE
3. DOOR BY SIMPSON #77512 OR EQUAL, VERIFY DESIGN WITH OWNER &
DESIGNER
4. VERIFY OPENING SIZE W/ CONTRACTOR
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SUITE 107
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650-576-1935

KRISTEN@RUDGERLANDSCAPES.COM

DRAWN BY

Measurements are approximate and not guaranteed for construction
purposes. This is not a construction drawing and parts may need 
verification by a soils or structural engineer, landscape architect, or the 
licensed landscape contractor who builds and installs the plan. It is the
sole responsibility of the licensed contractor to discover all conditions, 
necessary local permits, and local codes that apply to the project. 
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Form + One
4843 Silver Springs Drive   

    Park City, UT 84098 
 
 
P+ 415.819.0304  
E + tim@formonedesign.com 
 
TRANSMITTAL FORM 
 

 
To: City of Burlingame / Page + Turnbull  From:  Tim Raduenz     
Subject:  1457 Bernal Response to email   Date Sent: 8/09/19 
                   Number of Pages: 1 

 

 
Response to Page + Turnbull’s email, dated: 08/08/19 (Maggie Smith):  
 

1. Stepping back the front exterior: 
Response: We have stepped back the elevation again 12-24” from our orginal submittal, we believe this 
creates a large enough setback so to not impact the historic resource, and also give the Owners a livable 2nd 
floor. It also creates room for the large heritage Live Oak in the rear yard, as this tree needs not to be 
cramped by a new first story addition. 

 
We also included in our revision at larger step back as requested in your response e-mail. We agree the 
MORE layered look will help with the massing and setback conerns. 
 

2. Other smaller concerns: 
Shingles response: We can do rectangular asphalt shingles (3-tab) or architectural shingles (asphalt) like 
what is presently on the home, We like doing the Diamond shaped (asphalt shingles) in our projects as it 
creates a visual detail, it also is a much better shingle (thicker + more dimensional) then the 3-tab or the 
architectural shingle, and finally the architectural shingle is just used so much in the neighborhood, we want 
our projects to stand out for the normal.  
 
Horizontal Wood Siding: It will not be replica, it will be 8” to 10” exposure…which will define that is not 
part of the historical resource. It will also be painted a separate color than the historical resource.  
 
Refinishing: We have added notes to the floor plans, or finish schedule (A9.0) and the elevational drawings 
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Best,  

Tim Raduenz – CGBP                                                                                                            
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Form + One
4843 Silver Springs Drive  

    Park City, UT 84098 

P+ 415.819.0304  
E + tim@formonedesign.com 

TRANSMITTAL FORM 

To: City of Burlingame / Page + Turnbull From:  Tim Raduenz   
Subject:  1457 Bernal Response to email   Date Sent: 8/14/19 

Number of Pages: 2 

Response to Page + Turnbull’s email, dated: 08/13/19 (Maggie Smith): 

1. Distance from primary facade:
Response: We have marked it on the floor plans not the elevations, but it is to scale, we can add the
dimensions to the elevations as well. We are 8’-8” on the right side and 7’-10” on the left side as per the
Floor plans on A2.0.

2. Scope does not include moving:
Response: We will add this note, we are adding a driveway to the lot as it was given that the house will
have to move as per the survey that was completed by BH surveying, we will add the note in the scope of
work on the title sheet, we also noted these requirements on the elevations and that we will need variances
for the work to be completed.

3. The Percentage of the building to be retained.
Response: Please see attached diagram of floor area retained.

Best,  

Tim Raduenz – CGBP
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417 S. Hill Street, Suite 211
Los Angeles, California 90013
213.221.1200 / 213.221.1209 fax 

2401 C Street, Suite B
Sacramento, California 95816
916.930.9903 / 916.930.9904 fax

170 Maiden Lane, 5th Floor
San Francisco, CA 94108
415.362.5154 / 415.362.5560 fax

ARCHITECTURE
PLANNING & RESEARCH

PRESERVATION TECHNOLOGY

www.page-turnbull.com
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