STAFF REPORT

HLC Agenda: 05-02-12
Item No. 3.i.

HISTORIC LANDMARKS COMMISSION

FILE NO.: HP12-002, 429 N. Fifth Street

APPLICATION TYPE: Historic
Preservation Permit

PROJECT DESCRIPTION: Historic
Preservation Permit to rebuild a single-
family house damaged by fire and rebuild a
detached garage.

Existing Zoning

R-M - Multiple Residence
District

General Plan Residential Neighborhood
Council District 3
Annexation Date Original City

Historic Area

Hensley National Register
District and City
Landmark District

Historic Classification

Contributing Structure

SNI 13" Street
Redevelopment Area SNI
Specific Plan N/A

Location Map
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OWNERS/APPLICANTS

Mary Ann Fernandez, Owner

BACKGROUND

The applicant, Mary Ann Fernandez, is requesting a Historic Preservation Permit to rebuild a
single-family house damaged by fire at the beginning of this calendar year. The application also
includes rebuilding an adjacent garage that has also fallen into significant disrepair. It is unclear
if the damage to the garage was worsened by the adjacent house fire. The house on the 0.02 -
gross acre site is a Contributing Structure to the Hensley National Historic District and City
Landmark District. A Historic Preservation Permit is required for work within City Landmark
Districts.

The subject site is designated as Residential Neighborhood on the adopted Envision San José
2040 General Plan Land Use/Transportation Diagram. The site is zoned R-M - Multiple
Residence District. The site is bounded by railroad tracks to the north and west, and residential
uses to the south and east.

Due to the proximity of the tracks and social services that are offered north of the property, the
house has been broken into numerous times by homeless individuals. San Jose Code
Enforcement staff is working with the property owner to maintain the property in a secure
manner. In addition, the City Building Official inspected the property and determined that there
was no immediate safety risk to general public outside the property. The Building Official
intends to issue a demolition permit after the Historic Preservation Permit is final and the
applicant has submitted complete plans for the reconstruction of the buildings.

Historic Resource Description

The Hensley Historic District is part of the former estate of Major Samuel J. Hensley (d. 1866)
which extended from N. First to Fourth Street and Empire to what became the railroad right-of-
way and was subdivided in 1886. The extremely irregularly shaped Hensley City Landmark
District (HD89-51) is listed under the theme of Architecture and Shelter for the Horticulture
period (1870-1918). The district is bounded for the most part by Second Street on the west,
Empire Street on the north, Sixth Street on the east, and Julian Street to the south (see attached
map).

The National Register listed Hensley Historic District consists of 279 properties with 207
contributors. The City Landmark District includes 24 additional properties located at the north
and south ends of the National Register District. The mostly single family residences of various
architectural styles were built between 1865 and 1930, mostly between 1880 and 1900, with in-
fill to 1930. This district has the largest concentration of Victorian-era residences in the City of
San Jose and is notable as a residential district with the most complete concentration of
architectural styles popular between 1856 to 1918 in the City. Larger and more elaborate homes
are found on N. Third Street with modest workingmen's homes along N. Fifth Street built in
Italianate, Stick-Eastlake, and Queen Anne styles. As a listed on the National Register of
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Historic Places, the district is automatically included on the California Register of Historical
Resources (CRHR).

The subject property contains a Contributing Structure to the District, which was built circa
1884. Staff was unable to find a specific Historic Resource Inventory form for the property.
Based on the photographs of the house (see attached), the building has many distinguishing
features including but not limited to a corner bay window with fish scale shingles above the
window, ornamental corner detail, porch wooden turn posts with decorative tops, wooden
banister detail, raised basement front decoration, and horizontal board siding. The detached
garage is so badly damaged and obscured that staff is unable to describe the structure accurately
beyond what is evident from the photos contained in this report.
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PROJECT DESCRIPTION AND ANALYSIS

The proposed project is to rebuild the house and detached garage. The primary subject of the
analysis is the project’s conformance with the City’s Historic Preservation Ordinance (Municipal
Code, Chapter 13.48) and the Secretary of the Interior’s Standards for the Treatment of Historic
Properties with Guidelines for Preserving, Rehabilitating, Restoring and Reconstructing Historic
Buildings.

Historic Preservation Ordinance

The Historic Preservation Ordinance states that no person shall perform any work in a City Historic
District except pursuant to, and in compliance with, the terms and conditions of a Historic
Preservation permit. “Work” shall include: Construction, reconstruction, alteration, rehabilitation,
restoration, demolition, removal, or relocation of any structure or portion thereof.

In taking action on an application for an HP permit, the Director of Planning shall consider: the
comments of the Historic Landmarks Commission; the purposes of the Historic Preservation
Ordinance, including the preservation of historic landmarks and historic districts, and compatible
design of new construction (13.48.010); the historic architectural value and significance of the
landmark or district; the texture and materials of the building in question, and the relationship of
such features to similar features of other buildings within an historic district; the position of such
buildings within an historic district; and the position of such buildings in relation to the public right
of way and other buildings on the site.

The Director, or Council on appeal, shall find that, subject to such conditions as they may impose,
the work will not be detrimental to an historic district or to a structure or feature of significant
architectural, cultural, historical, aesthetic, or engineering interest or value, and is consistent with the
spirit and purposes of the Preservation Ordinance. Furthermore, Section 13.48.250 states that in
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making the determination, the application shall be reviewed in accordance with the approved
standards and guidelines.

The proposed HP Permit application has been reviewed in light of the language excerpted from the
Historic Preservation Ordinance, above. Staff has concluded that the proposed project is consistent
with standards and guidelines as discussed below, will not be detrimental to the historic structure
and district, and is consistent with the spirit and purposes of the ordinance.

Consistency with the Secretary of Interior Standards

The primary project issues are conformance with the Secretary of the Interior’s Standards for the
Treatment of Historic Properties with Guidelines for Preserving, Rehabilitating, Restoring &
Reconstructing Historic Buildings (the Standards). The Standards are neither technical nor
prescriptive, but are intended to promote responsible preservation practices that help protect
irreplaceable cultural resources. The Standards provide philosophical consistency to the work. The
four treatment approaches of Preservation, Rehabilitation, Restoration, and Reconstruction, are
hierarchical. Reconstruction is the lowest treatment in the hierarchy.

The project is in conformance with the Secretary of the Interior’s Standards for Reconstruction and
Guidelines for Reconstructing Historic Buildings available at:
http://www.nps.gov/hps/tps/standguide/reconstruct/reconstruct _standards.htm.

In particular, the draft Historic Preservation Permit includes conditions that follow four of the six
Standards for Reconstruction to ensure an accurate replacement of the house is built.
Specifically, Standard numbers:

1. Reconstruction will be used to depict vanished or non-surviving portions of a property
when documentary and physical evidence is available to permit accurate reconstruction
with minimal conjecture, and such reconstruction is essential to the public understanding
of the property.

3. Reconstruction will include measures to preserve any remaining historic materials,
features, and spatial relationships.

4. Reconstruction will be based on the accurate duplication of historic features and elements
substantiated by documentary or physical evidence rather than on conjectural designs or
the availability of different features from other historic properties. A reconstructed
property will re-create the appearance of the non-surviving historic property in materials,
design, color, and texture.

5. A reconstruction will be clearly identified as a contemporary re-creation.

The attached plans indicate that these Standards will be complied with through the
reconstruction of the house and the detached garage. Specifically, the proposed project would
locate the structures in the precise footprint of the existing buildings. This would maintain the
historic relationship between the buildings and property lines. The attached plans and elevations
demonstrate that the replacement buildings would contain the buildings’ exterior features
including but not limited to the roof shape; architectural detailing; windows; entrances and
porches; steps and doors; and their historic spatial relationships and proportions. The elevations
specify the proposed materials that are consistent with the Standards.


http://www.nps.gov/hps/tps/standguide/reconstruct/reconstruct_standards.htm
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The applicant will be required to consult the Standards for specific guidance on the
reconstruction work itself for the house. Per the Secretary of Interior’s website:

Exterior and interior features are addressed in general, always emphasizing the need for
an accurate depiction, i.e., careful duplication of the appearance of historic interior
paints, and finishes such as stenciling, marbling, and graining. In the absence of extant
historic materials, the objective in reconstruction is to re-create the appearance of the
historic building for interpretive purposes. Thus, while the use of traditional materials
and finishes is always preferred, in some instances, substitute materials may be used if
they are able to convey the same visual appearance. Where non-visible features of the
building are concerned--such as interior structural systems or mechanical systems--it is
expected that contemporary materials and technology will be employed. Re-creating the
building site should be an integral aspect of project work.

GENERAL PLAN CONFORMANCE

In addition to consistency with the General Plan Land Use/Transportation Diagram designation of
Residential Neighborhood, the proposed project also conforms to the goals and policies of the
Envisions San Jose 2040 General Plan.

Contributing Structures within the Hensley Historic District provide an important link to San
Jose’s past and foster a sense of place and community identity for San Jose. The preservation of
appropriate remnants of the City’s past provides multiple benefits important to the health and
progress of the city. Historical resources:

Avre instructive, telling the story of a community’s past;

Provide a sense of civic identity and unique character;

Are typically an interesting and pleasing aesthetic in the urban environment;
Can generate economic advantage for a property or neighborhood;

Give a community a sense of permanency. A place with a clear past can expect to
also have a definite future;

Once lost, cannot be recovered.

Staff considers the project consistent with the applicable goals and policies of the General Plan;
in particular:

Goal LU-13 - Landmarks and Districts. Preserve and enhance historic landmarks and
districts in order to promote a greater sense of historic awareness and community identity
and contribute toward a sense of place.

Policy LU-13.6 Ensure modifications to candidate or designated landmark
buildings or structures conform to the Secretary of the Interior’s Standards for
Treatment of Historic Properties and/or appropriate State of California
requirements regarding historic buildings and/or structures, including the
California Historical Building Code.

Policy LU -13.13 Foster the rehabilitation of buildings, structures, areas, places, and
districts of historic significance. Utilize incentives permitting flexibility as to their
uses; transfer of development rights; tax relief for designated landmarks and
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districts; easements; alternative building code provisions for the reuse of historic
structures; and financial incentives.

Goal LU-16 — Sustainable Practices. Preserve, conserve, and/or rehabilitate historic
structures as a means to achieve the City of San José’s environmental, economic, and
fiscal sustainability goals.

Policy LU -16.5 Utilize the aesthetic and cultural qualities of historic resources
of all types as means of promoting San José as a place to live, work and visit
consistent with the City’s economic development goals.

As discussed in the Project Description and Analysis sections above, the proposed work involves
rebuilding the fire damaged house and rebuilding the detached garage in a manner that complies with
the Secretary of the Interior’s Standards for Reconstruction and Guidelines for Reconstructing
Historic Buildings.

ENVIRONMENTAL REVIEW

Under the provisions of Section 15331, Historical Resource Restoration/Rehabilitation, of the State
Guidelines for Implementation of the California Environmental Quality Act (CEQA), the Director of
Planning has determined this project to be exempt from further environmental review in that the
proposed addition to the historic resource is consistent with the Secretary of the Interior’s Standards
for the Treatment of Historic Properties.

COMMUNITY OUTREACH

A public hearing notice for the project was posted at the site, published in a local newspaper, and
mailed to all property owners and tenants within 500 feet of the subject site (see attached map). The
staff report and the Historic Landmarks Commission and Planning Director Hearing agendas are
posted on the “Hearings and Meetings” section of the Planning Division web page, and staff has
been available to discuss the proposal with members of the public.

RECOMMENDATION

Planning staff recommends that Historic Landmarks Commission provide comments and recommend
approval to the Director of Planning.

Project Manager: Laurel Prevetti Approved by: VA [ Y)  Date: 4-26-12
Attachments

e Hensley Historic District Boundary

e Photos

e Noticing Map
e Plans
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District: 3

CITY OF ~
CAPITAL OF SILICON VALLEY

Noticing Radius: 500 Feet



NO./ DATE/ REVISION
.
GENERAL CONSTRUCTION NOTES CALGreen Requirements SYMBOLS DRAWING INDEX
PLANNING AND DESIGN: SHEARWALL
SITE DEVELOPMENT: {—WaLLTvPE i
Qggg@g%%g”&?gxggifggﬁﬁgg ;ﬁ‘gﬁ‘s i“g]gg DEVELOP AND IMPLEMENT A PLAN TO MANAGE STORM WATER N Tl Title Sheet
BROUGHT TO THE ATTENTION OF THE DESIGNER PRIOR TO DRAINAGE DURING CONSTRUCTION. Y/ ¢ rmom & AELNENL
CONSTRUCTION PLAN AND DEVELOP THE SITE TO KEEP SURFACE WATER AWAY — — . .
: FROM BULDINGS. CONSTRUCTION PLANS SHALL INDICATE HOW SITE Designer Drawings
ANY DISCREPANCY DISCOVERED ON THESE PLANS SHALL GRADING OR A DRAINAGE SYSTEM WILL MANAGE ALL SURFACE B
BE BROUGHT TO THE ATTENTION OF D&Z DESIGN WATER FLOWS. A SECTION AN\ §—revision nuvser Al Site Plan
ASSOCIATES PRIOR TO COMMENCEMENT OF THE WORK IN ENERGY EFFICIENCY: — SECTION NuMBER A2 Main Level Floor Plan
QUESTION. ALL WRITTEN DIMENSIONS SHALL TAKE LOW-RISE RESIDENTIAL BUILDINGS SHALL MEET OR EXCEED THE \ 28/ snEet nuvBER . .
PRECEDENCE OVER SCALED DIMENSIONS. g‘gglgyM CS")FSSDARD DESIGN REQUIRED BY THE 2010 CALIFORNIA A3 Exterior Elevations
ALL WORK TO BE IN CONFORMANCE WITH 2010 WATER EFFICIENCY AND CONSERVATION: NOTE: SEE SHEET EMI FOR ELECTRICAL A4 Roof Plan and Cross Sections
CBC. CRC. CFC. OMC, GPC. CEC AND 2010 INDOOR WATER USE SHALL BE REDUCED BY AT LEAST 20% BY USING DETAILS A5 Detached Garage Plans and Elevations
y " v v " . 9 — 5
CALIFORNIA ENERGY CODE AND 2016 CALIFORNIA EITHER: PRESCRIPTIVE METHOD: WATER SAVING FIXTURES OR FLOW /TN By
. DETAIL NUMBER £ @ g Lo
CGRBEN BUILDING STANDARDS AND THE UNIFORM RESTRICTORS SHALL BE USED. PERFORMANCE METHOD: A 20% ¢ FLETI LD
CODE FOR BUILDING CONSERVATION, THESE CODES REDUCTION IN BASELINE WATER USE SHALL BE DEMONSTRATED. {— SHEET NUMBER 58 22 E fedars
CAL. ' WHEN USING THE PERFORMANCE METHOD, MULTIPLE JEZEEELDES
AS WELL A5 THE STATE AND LOCAL AMENDMENT SHOWERHEADS CONTROLLED BY A SINGLE VALVE SHALL NOT 3] @ BEsEaps 2
X EXCEED MAXIMUM FLOW RATES. ggégsggcé.g
CONTRACTOR ASSUMES FULL RESPONSIBILITY FOR PLUMBING FIXTURES (WATER CLOSETS AND URINALS) AND FITTINGS as5gfAo2zusg
METHOD AND MANNER OF CONSTRUCTION AND FOR ALL (FAUCETS AND SHOWERHEADS) SHALL COMPLY WITH SPECIFIED EE £ E Z Eg& g"’%
JOB SITE SAFETY DURING CONSTRUCTION. OO ANCE REQUIREMENTS. T g8aget g :
2 #g8BEcg 50
AUTOMATIC IRRIGATION SYSTEMS INSTALLED AT THE TIME OF FINAL F22EE8EsoEzn
VERIFY LOCATION OF UTILITIES AND EXISTING CONDITIONS INSPECTION SHALL. BE WEATHER: OR SOIL MOISTURE BASED. g g 5 E o2 Z £5E2
AT SITE PRIOR TO CONSTRUGTION AND BIDDING. MATERIAL CONSERVATION AND RESOURCE EFFICIENCY: g8y ] E g SHeEER
ANNULAR SPACES AROUND PIPES, ELECTRIC CABLES, CONDUITS, OR © : g% a3 g;g
SLOPE ALL FINISH GRADES A MIN. OF 4% FOR 50" "AWAY" OTHER OPENINGS IN PLATES AT EXTERIOR WALLS SHALL BE W 8,2 £l g8 %5 3
FROM STRUCTURE FOR POSITIVE DRAINAGE @ PROTECTED AGAINST THE PASSAGE OF RODENTS BY CLOSING SUCH - E lé’ PHI kS
LANDSCAPED AREAS & SLOPE GRADE 2% MIN. @ PAVED OPENINGS WITH CEMENT MORTAR, CONCRETE MASONRY OR A ) gzz3 g Y 55 8
AREAS, SIMILAR METHOD ACCEPTABLE TO THE ENFORCING AGENCY. S I 58
A MINIMUM OF 50% OF THE CONSTRUCTION WASTE GENERATED AT sEezurzauboE
mﬁ%ﬁm"% gg%mﬁ&%ggmimm oF THE SITE IS TO BE DIVERTED TO RECYCLE OR SALVAGE. = PER ;5 3¢ g g@
: WHERE A LOCAL JURISDICTION DOES NOT HAVE A CONSTRUGTION = d87E52 ? 5z35%
THE ENERGY-SAVING (GREEN) CONSERVATION FEATURES AND DEMOLITION WASTE MANAGEMENT ORDINANCE. A © £588z076542
T N ALS, A0 e o T D I CONSTRUCTION WASTE MANAGEMENT PLAN SHALL BE SUBMITTED O
THE BU : UCTIO! HOW Tl FOR APPROVAL TO THE ENFORCING AGENCY. SEE SECTION 4.4.08.2.1
EFFICIENTLY, SUCH FEATURES INCLUDE HEATING, COOLING, REGARDING DOCUMENTATION. -
WATERT‘}‘%Tmﬁ%%i’gﬂgﬁwﬂwgw“&gu AS AN OPERATION AND MAINTENACE MANUAL SHALL BE PROVIDED TO O
'l““’}fEURl;/l\ALOM}\SS A T IRIPPING WINDOW SHADES, AND THE BUILDING OCCUPANT OR OWNER. CONSULTANTS 199)
- ENVIRONMENTAL QUALITY: @ (@] .
INSTALL ONLY A DIRECT-VENT SEALED-COMBUSTION GAS OR
ALL WORK APPLIANGES AND EQUIPMENT SHALL COMPLY SEALED WOOD-BURNING FIREPLACE OR A SEALED WOODSTOVE. "O = 8
WITH C.E.C. TITLE 24 RESIDENTIAL ENERGY STANDARDS. DUCT OPENINGS AND OTHER RELATED AIR DISTRIBUTION BUILDER = =
COMPONENT OPENINGS SHALL BE COVERED DURING TP e—— : — :
SEE SHEET T24 FOR ADDITIONAL ENERGY COMPLIANCE CONE TR OPENINGS S Sierra Green Construction, Inc. T (D B
NOTES. ADHESIVES, SEALANTS AND CAULKS SHALL BE COMPLIANT WITH 8505 Church Street S 0 O
VOC AND OTHER TOXIC COMPOUND LIMITS. : - =2
ENTIRE STRUCTURE SHALL BE EQUIPPED WITH AN APROVED. PAINTS, STAINS AND OTHER COATINGS SHALL BE COMPLIANT WITH Gilroy, Calif. 95020 ® yuy <
AUTOMATIC FIRE SPRINKLER SYSTEM, HYDRAULICALLY VOC LIMITS (408) 483-1291 =
DESIGNED PER NFPA 13D0. A STATE OF CALIFORNIA LICENSED y -
FIRE PROTECTION CONTRACTOR SHALL SUBMIT PLANS, AEROSOL PAINTS AND COATINGS SHALL BE COMPLIANT WITH @ 8
CALCULATIONS, A COMPLETE PERMIT APPLICATION AND PRODUCT-WEIGHTED MIR LIMITS FOR ROC AND OTHER TOXIC U )
FEES TO THE FIRE DEPARTMENT FOR REVIEW AND APPROVAL COMPOUNDS. STRUCTURAL ENGINEER N
PRIOR TO ANY WORK RELATED TO THE FIRE SPRINKLER SYSTEM DOCUMENTATION SHALL BE PROVIDED TO VERIFY THAT COMPLIANT ; - n
UNDER SEPERATE PERMIT. VOC LIMIT FINISH MATERIALS HAVE BEEN USED, Wesley Liu Engineering, Inc.
mxs-:‘r AND CARPET SYSTEMS SHALL BE COMPLIANT WITH VOC 7246 Sharon Drive, #0O @ ol
AT LEAST 50% OF FLOOR AREA RECEIVING RESILIENT FLOORING San Jose, CA 95129 bo o0
SHALL BE COMPLIANT WITH VOG LIMITS. (4.()8) O973-1839 (T-)
PARTICLEBOARD, MEDIUM DENSITY FIBERBOARD (MDF), AND CU O
HARDWOOD PLYWOOD USED IN INTERIOR FINISH SYSTEMS SHALL
COMPLY WITH LOW FORMALDEHYDE EMISSION STANDARDS. TITLE 24 DOCUMENTATION ()
VAPOR RETARDER AND CAPILLARY BREAK SHALL BE INSTALLED AT : p
SLAB.ON-GRADE FOUNDATIONS. Yarmilla Kennett and Associates &
MOISTURE CONTENT OF BUILDING MATERIALS USED IN WALL AND 15231 Perry Lane
FLOOR FRAMING SHALL BE CHECKED BEFORE ENCLOSURE. il” Calif
EXHAUST FANS WHICH TERMINATE OUTSIDE THE BUILDING SHALL Morgan Hill, Calif. 95037
BE PROVIDED IN EVERY BATHROOM. (408) 621-3740 ° ~ D
WHOLE HOUSE EXHAUST FANS SHALL HAVE INSULATED LOUVERS —
OR COVERS WHICH CLOSE WHEN THE FAN IS OFF. COVERS OR D
LOUVERS SHALL HAVE A MINIMUM INSULATION VALUE OF R-4.2. @
DUCT SYSTEMS ARE TO BE SIZED, DESIGNED, AND EQUIPMENT IS TO (D)
BE SELECTED USING THE FOLLOWING METHODS: —
1. ESTABLISH HEAT LOSS AND HEAT GAIN VALUES ACCORDING TO oyt N
ANSI/ACCA 2 MANUAL J 2004 OR EQUIVALENT. l ]
2. SIZE DUCT SYSTEMS ACCORDING TO ANSI/ACCA 1 MANUAL D 2009 -
OR EQUIVALENT.
3. SELECT HEATING AND COOLING EQUIPMENT ACCORDING TO 3=
ANSL/ACCA 3 MANUAL S 2004 OR EQUIVALENT. —
INSTALLER AND THIRD PARTY QUALIFICATIONS: A
HVAC SYSTEM INSTALLERS ARE TO BE TRAINED AND CERTIFIED IN H -
THE PROPER INSTALLATION OF HVAC SYSTEMS.
SPECIAL INSPECTORS EMPLOYED BY THE ENFORCING AGENCY MUST VICINITY MAP PROJECT DATA T
BE QUALIFIED AND ABLE TO DEMONSTRATE COMPETENCE IN THE
DISCIPLINE THEY ARE INSPECTING. OWNER: o
VERIFICATION OF COMPLIANCE WITH THIS CODE SHALL INCLUDE T . 7z ®
CONSTRUCTION DOCUMENTS, PLANS, SPECIFICATIONS, BUILDER OR Mary Forneris — é
INSTALLER CERTIFICATION, INSPECTION REPORTS, OR OTHER QD
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GENERAL NOTES:

WINDOW ¢ DOOR SIZES SHOUN ARE FOR DESIGN
FPURPOSES ONLY. ACTUAL WINDOW 4 DOOR SIZES
SHALL BE FRAMED 4 8ET PER MFG. SPECIFICATIONS.
MAKE ¢ MODEL NUMBERS SHALL BE CALLED OUT FER
SUPPLIER'S AND/OR OUNER'S SFECIFICATIONS,
WNDOWS TO BE DUAL-PANED (UNC)

ALl EXTERIOR HEADERS SHALL BE = 8°-2' UNO.
ALL EXTERIOR DOORS SHALL BE AT LEAST P4 THICK

ALL GLASS DOORS, GLASS WITHIN 24' OF DOORS

4 WITHIN 18" OF FLOORS, GLASS SUBJECT TO

HIMAN (MPACT, ETC. 8HALL BE SAFETY TEMPERED
FER R3283.

BEDROOM WINDOWS SHALL HAVE MAX 44* HEIGHT TO
CLEAR OPENING ¢ MIN. NET CLEAR OFENINGS OF 20"
N WIDTH & 24" IN HEIGHT W/ MIN. CLEAR

OFENING OF 571 FEET PER R3I2.)

BATHTUB AND SH.OUER FLOORS AND WALLS ABOVE BATHTUBS
WiTk INSTALLED &HOLER HEADS AND N SHOWER COMP, ARTHENTS
HALL BE FINISHED WITH A NON- ABSORBENT SURF, WALL
LALL EXTEND TO A HEIGHT OF NOT LES&THANBEET
('12' INCHES) ABOVE THE FLOOR FPER CRC 8ECITON R3&7.

WATER MEATERS & FURNACES TO BE CELC.
CERTFIED. WATER HEATERS TO HAVE PRESSURE 4
TEMPERATURE RELIEF DEVICES 4 DISCHARGE TO OUTSIDE.

FPROVIDE COMBUSTION AR FOR RUEL BURNING
APPLIANCES PER CMC CHAPTER T { CPC CHAFTER B

WATER HEATERS SHALL BE STRAPFED WITHIN

TO BE ON PLATFORM 187 MIN. AFF. - TreIcCAL
PER CMC ¢ CBC

OPENINGS AROUND GAS VENTS, DUCTS 4 FIPING
® EACH FLOOR SHALL BE FIRE 8TOPFED

DUCTS IN THE GARAGE AND DUCTE PENETRATING
WALLS OR CEOLM SEFARA‘TM THE. DMELLIFG
BE CONSTRUCTED OF

OFENINGS INTO THE GARAGE FER CRC R39252

INSTALL PRE-FAB MTL. FIREPLACES PER MAG'S
SPEC’'S, PROVIDE 1CB.0. APPROVED NIMBERS 1O
BUILDING DEPT. PRIOR TO INSTALLATION

PROVIDE FIRE-8TOPS IN OFPENINGS & FLOOR
4 CEILINGS OF ALL FIREFLACES FPER CBC

PROVIDE AC/DC SMOKE/CARBON MONOXIDE DETECTORS WITHIN
EACH SLEEPING ROOM ¢ CENTRALLY LOCATED IN CORRIDORS
OR AREAS GIVING ACCESS TC EACH SLEEPING AREA

ALL DETECTORS TO BE INTERCONNECTED TYPICAL.

WRAFP ALL EXTERIOR WALLS WITH COX PLYWOOD
TYRICAL THROUGHOUT

ALL HOSE BIBBS SHALL HAVE NON-REMOVABLE TYFE
BACK-FLOW FREVENTION DEVICE.

FPLUMBING CONTRACTOR 8MH.ALL PROVIDE T4 £ VALVE ON WATER
HEATER AND ROUTE DISCHARGE LINE TO EXTERIOR, CBC o925

N SHOLERS & TUB/SHOUER COMBINATIONS, CONTROL.
VALVES MUST BE PRESSURE BALANCED OR
THERMOSTATIC MIXING VALVES PER CPC 418

NO UINDERFLOOR CLEANOUT SMALL BE LOCATED MORE THAN 20 FEET
FROM AN ACCESS DOOR, TRAP DOOR , OR CRAUL HOLE PER
[= =]

FLUMBING DRAIN WASTE AND VENT AND/OR MECHANICAL DUCTING
ALONG WITH ELECTRICAL PANEL/UIRING SIZING CALCULATIONS MAY
BE REQUIRED TO BE PROVIDED IF THE FIELD INSPECTOR REQUESTS
THESE ITEMS.

F STRUCTURE 15 TO HAVE PROPANE GAS-PROVIDE
FOR DRAINAGE OF LP. GAS TO EXTERIOR (TYFICAL)

GUEST ROOMS AND HABITABLE ROOMS WITHIN A DWELLING

UNIT OR CONGREGATE RESIDENCE SHALL BE PROVIDED WITH
NATURAL LIGHT BY MEANS OF EXTERIOR GLAZED OFENINGS
WITH AN AREA NOT LESS THAN 8 PERCENT OF THE FLOOR AREA
OF SUCH ROOMS WITH A MINIMUM OF 1@ BRUARE FEET.

PER CBC SECTION 1205

LIH(TATIW OF HOT WA N BATHTUBS AND UHIRLPOOL BATHTUBS.
UM HOT NATER TEMPERATURE DISCHARGING FROM THE
TU ILPOOL. BATHTUB FILLER SHALL BE LIMITED Jo
2@F (49°C) BY A DEVICE THAT CONFORMS TO ABSE 1070, STANDARD
FOR WATER TEMPERATURE LIMITING DEVICES, OR CSA 51253 SYANDAND
FOR PLUIMBING FITTINGS. THE WATER \TER THERMOSTAT SHALL NOT
%C?%NN E‘E;ED A CONTROL FOR MEETING THIS PROVISION. PER CPC

MECH. VENTILATION 18 REQUIRED
N THIB ROOM w/ MIN TWO (1) AR
CHANGES PER HOUR FPER R3032.

m
Sk
ESe
2R

LA,

% ARTH SLAB
WITH NON-COMBUSTIBLE SUPFORTS IN FRONT
OF FIREPLACE.

COMBUSTIBLE MATERIAL QHDULD NOT BE
PLA;E@E WITHIN &' OF THE FIREFLACE

COMBUSTIBLE MATERIALS WITHIN 12* OF THE
FIREPLACE OFENING SH.OULD NOT PROJECT
MORE THAN V' FOR EACH I* CLEARAN

FROM THE FIREPLACE OPENING.

WATER-RESISTANT GYPEM BACKING

BOARD SHOULD NOT BE USED IN THE

FOLLOWING LOCATIONS PER CBC:

12 OVER A VAPOR RETARDER

20 IN AREAS SUBJECT TO CONTINUOUS HIGH HUMIDI(TY

3J ON CEILING WHERE FRAME 8PACING EXCEEDS
INCHES ON CENTER.

THE COMBUSTION AIR OFENINGS SHOULD
BE WTHIN 12" FROM THE TOP AND [2' FROM
THE BOTTOM OF THE ENCLOSURE WITH A
MINIMUM OPENING SIZE OF 100 SQUARE
INCHES FPER OFENING PER CMC

PROVIDE BLOCKING IN WALL
* TOLEL BAR LOCATIONS -
VERIFY LOCATION w/ OUNER

PROVIDE BULLNOBE CORNERS ¢
ALL INTERIOR WALLS

ALL WNDOWS TO BE MILGARD, DUAL
PANE VINYL CLAD w/ WHITE FRAMES

ALL INTERIOR DOORS TO BE ©-8' HT.
DOOR GLAZING NOTE:
ALL DOORS w/ GLASS TO

HAVE DUEL PANE GLAZING
w/ Low "B 4 TEMPERED GLASS

WALLS:
AL EXTERIOR WALLS TO BE
2x4 DF 8TUDS w/ R-12 (NSULATION

CAL Green Requirements

5H.OuER HEADS SHALL HAVE A MAXIMUM FLOW RATE OF 22 GEM
CALGREEN CODE 43032

BATHROOM FAUCETS SHALL HAVE A MAXIMUM FLOW RATE OF |5 GFM
PER CALGREEN CODE 43033

KITCHEN AND UTILITY FAUCETS SHALL HAVE A MAXIMUM FLOW RATE
OF 18 GFM PER CALGREEN CODE 43033

INSTALL ONLY HIGH-EFFICIENCY TOILETS (DUAL FLUBH. OR USE NO
MORE THAN 128 GALLONS PER FLUSH) PER CAL GREEN 43233

ANNULAR SPACES AROUND FIFES, ELECTR?CAL CABLES, CONDUITS, OR.

OTHER OPENI OR WALLS S.H L BE FEOTECTED

AK:AINST THE PASSAGE OF RODENTS BY CLOSING SUCH OPENINGS WITH
IORTAR, CONCRETE MASONRY OR A 5|¥‘1ILAR HETHOD ACCEFTABLE

TO THE ENFORCING AGENCY. PER CALGREEN CODE 4.

A MINMUM OF 50% OF THE CONSTRUCTION \.UASTE GENERATED AT THE SITE
18 DIVERTED TO RECYCLE OR SALYVAGE. PER CALGREEN COD!

INSTALL ONLY A DIRECT-VENT SEALED-CONBUSTION GAS OR BEALED
UJOOE ‘553‘“% FIREPLACE, OR A SEALED WOODSTOVE. PER CALG%EN

DUCT OPENINGS AND OTHER RELATED AIR DISTRIBUTION COMPONENT
OPEPél?ﬁ’a éHTALL BE COVERED DURING CONSTRUCTION. PER CALGREEN
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ROCF-TYPICAL
PROVIDE NEW COMPOSITION
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PROVIDE FISH 8CALE
SHINGLE 8IDING-MATCH EXIST.
DECORATIVE BRACKETS

4 MOULDINGS

FLASHING o woop

P DG AT BxaT,

PROVIDE WOOD CORNICE
BOARD w/ MOULDINGS-
MATCH EXISTING
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EXIST. 2'-1' FLATE e
ABv. SUBFLOOR

EXIST. 2'-1' PLATE
ABV. SUBFLOOR

FROVIDE 2x4 CORNER
TRM-MATCH EXIBT,

PROVIDE NEW REPLACEMENT
WINDOWS-TO MATCH EXIST.

PROVIDE WOOD WINDOW
TRM-TO MATCH EXIST. PROVIDE NEW WNDOW TRIM
PROVIDE WOOD WINDOW o RGeS TO MATCH
SILL-TO MATCH EXIT. EXIBTNG
FeLssmm
DE NEW SHIFLAP 5
HORIZ. BIDING-TO MATCH Re et of e
28°' HIGH WooD
E TS RAILING-MATCH EXIST.
EXISTING SUBFLOOR HT. _ =
3 J PROVIDE NEUEL FOBT-
10 MATCH EXIST.
} al
26 CONC. LANDING 4 L proviDE 614 GALY. PROVIDE WooD or - FROVIDE WOOD CORNER
2° WIDE STEPS-TYRICAL SCREENED FOUND. VENTS- POLYIER SCROLL- TRIM w/ MOULDNG-T0
TYRICAL MATCH EXiST. MATCH EXisT,

left side elevation
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|~ u/RAIL® SPACED 80 THAT
A 4 SFHERE CAN NOT PASS
THRU PER CBC

_EXISTING BUBFLOOR HT.
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PROVIDE WOOD OR
POLYMER SCROLL -
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front elevation
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Roof Plan

ROCE PLAN NOTES:

ROOF 8LOPE 18 TC BE 412

ARROWS INDICATE DIRECTION OF ROCF 8L.OFE.

PLATE HEIGHT 18 TO BE 12'«I' UNO.

OVERHANGS ARE TO BE 12' AT EAVES 4 12'
AT RAKES (UNOJ

PROVIDE EAVE VENTS FOR ATTIC VENTILATION

PER CBC TYPICAL

INSTALL GJ. MATERIAL ROCE JACKS FOR
PLUMBING VENTS, ETC. A8 REGUIRED.

FROVIDE NEW 26 GA. GJl. OGEE GUTTER w/
214" DIA GI. DOUNSPOUTS. INSURE THAT ALL
DRAINAGE 18 AUAY FIROM THE STRUCTURE.

scale: 1/4"=1"-0"

HOUSE ATTIC VENTILATION:

N ET OF
MIN T OHAGIN LOW PROFILE VENTS REGUIRED AT
A HEIGHT 3 FEET ABOVE EAVE MIN.

PORCH ATTIC VENTILATION:

14 8QL FT. OF ATTIC SPACE -+ BD- 6 G FT.

16 BGLFT. x 144 8QL INCHES = 10340 8Q INCHES REGUIRED
PROVIDE Gil. CONTINUOS SCFFIT VENTS @ EAVE » 20 8Q N
OF VENTING FER LINEAL FOOT (10240) x 50% = 54.12
54712 6Q INCHES + 20 8QL IN (PER LIN. FT. OF VENT) =
2.75 LINEAL FEET OF CONT. 8OFFIT VENTING REGUIRED
ﬂlN.lOHAGINLD\UFMILEVENTQREGJIED AT

A HEIGHT 3 FEET ABOVE EAVE

ATTIC VENTING: LOCATED MIN. 3 FEET ABOVE EAVE

PROVIDE O'HAGIN METAL LOW PRCFILE ATTIC VENTS »
T2 8GL IN. OF NET VENTING AREA PER INIT

NOTE:

MINIMUM OF 32% OF REQUIRED ATTIC VENTILATION
SHALL BE PROVIDED BY VENTS LOCATED A
MINIMUM OF 3 FEET ABOVE THE EAVE PER CRL.

NO./ DATE/ REVISION

REVISED OR REPRODUCED

IN WHOLE OR IN PART WITHOUT THE EXPRESSED WRITTEN

CONSENT OF DAZ DESIGN ASSOCIATES. ANY USE OF THESE

COPYRIGHT LAWS AND MAY NOT BE

PLANS ON OTHER SITES IS PROHIBITED WITHOUT THE CONSENT
OF D&Z DESIGN ASSOCIATES, ANY DISCREPANCY DISCOVERED
ON THESE. PLANS SHALL BE BROUGHT TO THE ATTENTION OF

‘THESE PLANS ARE INTENDED ONLY FOR THE ORIGINAL. SITE FOR
WHICH THEY WERE DESIGNED AND ARE THE PROPERTY OF D&Z
DESIGN ASSOCIATES, THESE PLANS ARE PROTECTED UNDER
DA&Z DESIGN ASSOCIATES PRIOR TO COMMENCEMENT OF THE

WORK IN QUESTION, ALL WRITTEN DIMENSIONS SHALL TAKE

PRECEDENCE OVER SCALED DIMENSIONS,

By Design Associates, Inc.
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Detached Garage Roof Plan

Detached Garage Plan

ROOF PLAN NOTES:

ROCK S8LOPE 16 TO BE 4112,

ARROUS INDICATE DIRECTION CF ROOF 8LOPE.

PLATE HEIGHT 16 TO BE 12'-I' UND.

RHANGS ARE TO BE 12° AT EAVES ¢ 12'
ATRA[GO(U.N.O

PROVIDE EAVE VENTS FOR ATTIC VENTILATION

PER CBC TYPICAL

INSTALL Gul. MATERIAL ROCF JACKS FOR
PLUMBING VENTS, ETC. AS REQUIRED.

IDE NEW 26 GA. Gl OGEE GUTTER w/

1V4'=1'-2"

GARAGE ATTIC VENTILATION:

OF VENTING FER EAVE VENT (21312} x Bo%
10656 50 INCHES + MGG.N.(PERLTN.FT.GVENT)-
242 OR 3 EAVE VENTS REGQUIRED

MIN. 2 O'HAGIN LOW PROFILE VENTE REGUIRED AT

A HEIGHT 3 FEET ABOVE EAVE MIN

ATTIC VENTING: LOCATED MIN. 3 FEET ABOVE EA\
FNVIDEOHMNP‘ETALL&UFR?ILEM’TIGVENT!

T2 8G IN. OF NET VENTING AREA FER INIT

HINMN CF B0% OF REGUIRED ATTIC VENTCLATIW
BHALL BE PROVIDED BY VENTS LOCA’
NVNW’IWBFEETABOVETI-EEAVEPERCRC.

222 sq. ft. Detached Garage

N

NO./ DATE/ REVISION

SOCIATES. ANY USE OF THESE.

PLANS ON OTHER SITES 1S PROHIBITED WITHOUT THE CONSENT
OF DAZ DESIGN ASSOGIATES. ANY DISCREPANCY DISCOVERED
ON THESE FLANS SHALL BE BROUGHT TO THE ATTENTION OF
D&Z DESIGN ASSOCIATES PRIOR TO COMMENCEMENT OF THE

WORK IN QUESTION, ALL WRITTEN DIMENSIONS SHALL TAKE

PRECEDENCE OVER SCALED DIMENSIONS.

‘THESH PLANS ARE INTENDED ONLY FOR ‘THE ORIGINAL. SITE FOR
WHICH THEY WERE DESIGNED AND ARE THE PROPERTY OF D&Z

A -Califo

Iy Design Associates, Inc.

Detached Garage Plans
Forneris Property

e aorEss 429 N, 5th Street
San Jose, California
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