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1.	ALL MATERIALS AND WORKMANSHIP TO CONFORM TO THESE PLANS, THE 2016 ALL MATERIALS AND WORKMANSHIP TO CONFORM TO THESE PLANS, THE 2016 CALIFORNIA RESIDENTIAL CODE, 2016 CALIFORNIA BUILDING CODE WITH NAPA COUNTY AMENDMENTS, 2016 CALIFORNIA PLUMBING CODE, 2016 CALIFORNIA MECHANICAL CODE, 2016 CALIFORNIA ELECTRICAL CODE, 2016 CALIFORNIA ENERGY CODE, 2016 CALIFORNIA BUILDING ENERGY STANDARDS, 2016 CALIFORNIA GREEN BUILDING STANDARDS (CalGreen),  2016 CALIFORNIA FIRE CODE AND ANY OTHER APPLICABLE CODES AND REGULATIONS OF THIS JURISDICTION. 2. 	ALL MATERIALS AND WORKMANSHIP TO MEET OR EXCEED THE BEST STANDARDS ALL MATERIALS AND WORKMANSHIP TO MEET OR EXCEED THE BEST STANDARDS OF THE TRADE. 3.  	DO NOT SCALE DRAWINGS. ON-SITE VERIFICATION OF DIMENSIONS, ELEVATIONS, DO NOT SCALE DRAWINGS. ON-SITE VERIFICATION OF DIMENSIONS, ELEVATIONS,  ON-SITE VERIFICATION OF DIMENSIONS, ELEVATIONS, AND OTHER CONDITIONS SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR. ANY DISCREPANCIES SHALL BE BROUGHT TO THE IMMEDIATE ATTENTION OF THE ARCHITECT. 4.	PROTECTION OF OWNER'S PROPERTY AND ALL ADJACENT PROPERTIES AS WELL PROTECTION OF OWNER'S PROPERTY AND ALL ADJACENT PROPERTIES AS WELL AS THE GENERAL PUBLIC ARE THE RESPONSIBILITY OF THE CONTRACTOR AND SHALL BE MAINTAINED AT ALL TIMES. 5.  	ALL REFERENCES TO THE MECHANICAL, ELECTRICAL AND PLUMBING SYSTEMS ALL REFERENCES TO THE MECHANICAL, ELECTRICAL AND PLUMBING SYSTEMS SHOWN IN THESE PLANS ARE INTENDED TO BE FOR CONCEPTUAL DESIGN ONLY.  SPECIALTY SUB-CONTRACTORS SHALL BE RESPONSIBLE FOR DESIGN, SECURING PERMITS, INSTALLATION, AND PROPER OPERATION OF ALL SYSTEMS. 6.	THESE PLANS ARE NOT INTENDED TO SHOW THE METHOD AND MEANS OF THESE PLANS ARE NOT INTENDED TO SHOW THE METHOD AND MEANS OF EXECUTION OF THE WORK. THAT IS THE RESPONSIBILITY OF THE GENERAL CONTRACTOR. 7.	IT IS THE RESPONSIBILITY OF THE GENERAL CONTRACTOR TO REVIEW AND IT IS THE RESPONSIBILITY OF THE GENERAL CONTRACTOR TO REVIEW AND FAMILIARIZE HIMSELF WITH THE CONTRACT DRAWINGS AND SPECIFICATIONS, AND SITE CONDITIONS PRIOR TO COMMENCING WITH CONSTRUCTION. IF ANY CONFLICT EXISTS BETWEEN PORTIONS OF THE CONTRACT DOCUMENTS AND/OR ANY EXISTING SITE CONDITIONS, IT SHALL BE THE RESPONSIBILITY OF THE GENERAL CONTRACTOR TO CONTACT THE ARCHITECT PRIOR TO EXECUTION. 8.	ALL WATERPROOFING REQUIRED AT FOUNDATIONS, SLABS, ROOFING, EXTERIOR ALL WATERPROOFING REQUIRED AT FOUNDATIONS, SLABS, ROOFING, EXTERIOR WALLS, DOORS, WINDOWS AND ANY OTHER EXTERIOR PENETRATIONS TO BE INSTALLED IN ACCORDANCE WITH THESE DRAWINGS AND ALL MANUFACTURER INSTALLATION REQUIREMENTS AND TO BE INSPECTED BY WATER PROOFING CONSULTANT PRIOR TO ENCAPSULATION BY OTHER PORTIONS OF THE WORK.
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ADDRESS: 			 	ROSS TERRACE  	ROSS TERRACE ROSS TERRACE SAN RAFAEL, CA AP#:  					LOT 59: 012-141-059 AND LOT 60: 012-141-60 LOT 59: 012-141-059 AND LOT 60: 012-141-60 LOT AREA: 				LOT 59: 5,851 SF  LOT 60: 5,028 SF LOT 59: 5,851 SF  LOT 60: 5,028 SF ZONING:  					R7.5-H (HILLSIDE) R7.5-H (HILLSIDE) SETBACKS:				FRONT - 15 LF FRONT - 15 LF SIDES - 6 LF REAR - 10 LF GARAGE - 20 LF MAX.	BUILDING HEIGHT:		30'-0"  BUILDING HEIGHT:		30'-0"  30'-0"  MAX.	LOT COVERAGE		40% (2nd= 75% of COVERAGE) LOT COVERAGE		40% (2nd= 75% of COVERAGE) 40% (2nd= 75% of COVERAGE) MAX. F.A.R.				2,500 SF + 10% OF LOT SIZE (6,500 SF MAX.) 2,500 SF + 10% OF LOT SIZE (6,500 SF MAX.) OCCUPANCY GROUPS:  		R-3 / U R-3 / U CONSTRUCTION TYPE:  		V-B     V-B     FIRE SPRINKLERS:			REQUIRED REQUIRED WUI						YES	 YES	 FLOOD ZONE:				NO. NO. EFFECTIVE CODES:    		2019 CALIFORNIA BUILDING CODE 2019 CALIFORNIA BUILDING CODE 2019 CALIFORNIA RESIDENTIAL BUILDING CODE 2019 CALIFORNIA FIRE CODE 2019 CALIFORNIA MECHANICAL CODE 2019 CALIFORNIA PLUMBING CODE 2019 CALIFORNIA ELECTRICAL CODE 2019 CALIFORNIA ENERGY CODE 2019 CALIFORNIA GREEN BUILDING CODE CURRENT NAPA COUNTY CODE. SCOPE OF WORK: 	PROPOSED PROJECT IS THE DEVELOPMENT OF 2 PROPOSED PROJECT IS THE DEVELOPMENT OF 2 EXISTING VACANT LOTS.  A NEW RESIDENCE IS PROPOSED FOR EACH LOT.  EACH RESIDENCE WILL BE A 2-STORY RESIDENCE WITH ATTACHED GARAGE AND ON-SITE PARKING.  	 
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LOT SIZE:				      7,500 SF						       7,500 SF						 LOT WIDTH				60 LF 60 LF SETBACKS:				FRONT - 15 LF FRONT - 15 LF SIDES - 6 LF REAR - 10 LF GARAGE - 20 LF MAX.	BUILDING HEIGHT:		30'-0"  BUILDING HEIGHT:		30'-0"  30'-0"  MAX. F.A.R.				2,500 SF + 10% OF LOT SIZE (6,500 SF MAX.) 2,500 SF + 10% OF LOT SIZE (6,500 SF MAX.) COVERAGE:				40% OF LOT SIZE 40% OF LOT SIZE (SECOND FLOOR = 75% OF COVERAGE) NATURAL STATE:			25% OF SITE + AVERAGE SLOPE 25% OF SITE + AVERAGE SLOPE HILLSIDE:					IF MORE THAN 25% SLOPE IF MORE THAN 25% SLOPE MAX.	WALL HEIGHT			20 LF MAX FROM NAT. GRADE WALL HEIGHT			20 LF MAX FROM NAT. GRADE 20 LF MAX FROM NAT. GRADE (25% OF WALL MAY EXCEED 20 LF) STEPBACKS:				5 FT STEPBACKS IF MORE THAN A 20 FT WALL. 5 FT STEPBACKS IF MORE THAN A 20 FT WALL. 
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THE PROPOSED PROJECT IS THE DEVELOPMENT OF 2 HILLSIDE VACANT LOTS IN THE GERSTLE PARK AREA OF SAN RAFAEL.   THE PROPOSED NEW CONSTRUCTION WILL BE A SINGLE FAMILY RESIDENCE OF APPROXIMATELY 2,500 SQ.FT. PLUS A 400 SQ.FT. GARAGE ON EACH LOT.  THE LOTS ARE ZONED AS R7.5-H (HILLSIDE).  HOWEVER, EACH EXISTING LOT IS APPROXIMATELY 5,000 SQ.FT. (33% BELOW THE ZONING THRESHOLD). ACCESS TO THE SITE AND SERVICES VIA CITY STREETS DOES NOT CURRENTLY EXIST.  THE PROPOSED DEVELOPMENT OF THE SITES WILL REQUIRE THE CONSTRUCTION OF A NEW ROADWAY AND THE EXTENSION OF EXISTING UTILITIES WITHIN THE PUBLIC EASEMENT.  DUE TO THE HILLSIDE NATURE OF THE AREA PROVIDING ACCESS TO THE SITE WILL REQUIRE THE CONSTRUCTION OF RETAINING WALLS TO SUPPORT THE NEW ROADWAY. EACH PROJECT SITE WILL ENDEAVOR TO MAINTAIN AS MUCH OF THE NATURAL STATE AS POSSIBLE.  HOWEVER, DUE TO THE UNDERSIZED NATURE OF THE EXISTING LOTS AND THE NEED FOR NEW ROADWAYS, MEETING THE CITY REQUIREMENTS FOR NATURAL STATE AS WELL AS OFF-STREET PARKING WILL BE IMPOSSIBLE GIVEN THE ALLOWABLE F.A.R.   THE PROPOSED PROJECT WILL THEREFORE, REQUIRE A VARIANCE TO THE NATURAL STATE AND OFF-STREET PARKING REQUIREMENTS.
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IN ORDER TO ACCESS LOT 59 THE OWNER HAS PROPOSED A LOT LINE ADJUSTMENT WHICH WILL BE RECORDED WITH THE COUNTY.  THE LOT LINE ADJUSTMENT PROPOSES TO MOVE THE FLAG PORTION OF LOT 59 FROM THE NORTH SIDE OF THE LOT TO THE SOUTH SIDE WHERE AN ACCESS DRIVEWAY IS MORE FEASIBLE DUE TO THE EXISTING TOPOGRAPHY.
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Proposed Natural State

N O R T H 

Lot Size:

Proposed N.S.:

 5,851 sf

1,957 sf

Required:

   3,610 sf

Natural State:

Lot 59:    

Lot 60: 

Residence Footprint:

  1,397 sf

   36.7% Average Slope

   40.3% Average Slope

(Nat. State Calc: 36.7 + 25 = 61.7% x 5,851sf = 3,610 sf)

Bio-Retention:

     150 sf

Rtng. walls/paving:

  2,036 sf

Pervious paving:

     282 sf

Deck Supports:

       29 sf

Lot Size:

Proposed N.S.:

 5,082 sf

1,747 sf

Required:

   3,283 sf

Residence Footprint:

  1,377 sf

(Nat. State Calc: 40.3 + 25 = 65.3% x 5,082 sf = 3,283 sf)

Bio-Retention:

     150 sf

Rtng. walls/paving:

  1,466 sf

Pervious paving:

     331 sf

Deck Supports:

       11 sf
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Proposed Site Plan

N O R T H 

Ground Floor -  

Second Floor - 

    877 sf

1,445 sf

Total:

   2,842 sf

Square Footage:

Garage - 
    520 sf

Lot 59: Residence A:  

Ground Floor -  

Second Floor - 

    922 sf

1,508 sf

Total:

   2,885 sf

Garage - 
    455 sf

Lot 60: Residence B:  
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Lot 59 - Proposed Ground Floor Plan

N O R T H 

1,397 sf

Lot 59 - Proposed Second Floor Plan

N O R T H 

1,445 sf

Lot 60 - Proposed Ground Floor Plan

1,377 sf

Lot 60 - Proposed Second Floor Plan

1,508 sf
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Lot Size:

Max. FAR:

7,500 sf

3,085 sf

 5,851 sf

 2,842 sf

Lot 59:               Allowed         Proposed

Lot Size:

Max. FAR:

7,500 sf

3,003 sf

5,082 sf

 2,885 sf

Lot 60:               Allowed         Proposed
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Section A - Longitudinal

Section B - Cross Section Section C - Cross Section
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Retaining Walls & Supports

Deck Surfaces

Railings
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Panel Siding System:

Ipe Wood Decking

Clear finish

Glass railings with S.S. Caps

VIVA Railings, LLC or equal

Board Formed Concrete
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Paint - Benjamin Moore or equal

Hardie Panel- Aspire with S.S. Reveal

Certainteed Landmark Pro Solaris 

Horizontal Siding

Friedman Residences

Upper Front Elevation

Lower Front Elevation

Max Def Moire Black

Roof soffits:

Vertical Siding:

T&G Wood- Cedar

Clear stain

Clear stain

Powder Coated Steel Channels

Doors and Windows:

Horizontal Siding:

Hardie ShipLap

Garage Doors:

Glass and Metal

Patio/Entry Doors:

Black Metal w/ Dividers

Windows:

Modern profile - Metal or Metal Clad Wood

Black Frames - no grids
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Low water use plant sqft

Moderate water use plant sqft

High water use plant sqft

Efficiency Factor

ETWU = CCF

6/16

945

Maximum Applied Water Allowance

4/15/20

Maximum Applied Water Allowance (MAWA)

FRIEDMAN UPPER LOT 59 ZONES 6-9

94901 Yes

0.85

519.75

APN 012-141-059

0

 select

425.25

1316

Estimated Total Water Use (ETWU)

00

16.0

Irrigation Efficiency 
Factor

 select

0

283.5945

0

0

0.85

0.80

0

 CCF's:

10.0

% of Total Landscape      
Irrigated with Drip

67-100%
34-66%
0-33%

 AF: 0.02

10

10 Gallons: 7,480

0.75

1
Mar/Apr

3

ETWU
Water Use Table

16

May/Jun

 select

37.33
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