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ZONING ADMINISTRATOR AGENDA REPORT 

Meeting Date: March 4, 2024  

From:  Jeremiah Robbins, Associate Planner  

Subject: 80 Lily Court; 2024-MM-1; PD Planned Development; A minor 

modification to the Design Permit for the Northeast Ridge to allow 

the enclosure of the rear deck to add approximately 215 square feet 

of living space to an existing home; and finding the project to be 

exempt from CEQA per CEQA Guidelines Sections 15301(e); 

Alexander Gorer, applicant and owner. 

REQUEST: The applicant requests approval of a Minor Modification to Design Permit DP-2-89 for 
the above-referenced residence at the Landmark at the Ridge, a planned development to permit 
the enclosure of the rear deck allowing for a 215 square-foot addition to the rear of the home. 

RECOMMENDATION: Approve 2024-MM-1 per the staff memorandum with attachments, 
including the findings and conditions of approval. 

ENVIRONMENTAL DETERMINATION: The project is categorically exempt from the provisions of 
the California Environmental Quality Act (CEQA) per Section 15301(e) - this project falls within 
classes of projects which the State has determined not to have a significant effect on the 
environment.  The exceptions to this categorical exemption referenced in Section 15300.2 of the 
CEQA Guidelines do not apply. 

APPLICABLE CODE SECTIONS: Brisbane Municipal Code (BMC) §17.28.120, 17.42.070, and 
17.56.090. Additionally, the Vesting Tentative Map Resolution VTM-1-03, for the planned 
development, Condition “f” provides that minor modifications may be approved by the Planning 
Director, who acts as the Zoning Administrator 

ANALYSIS AND FINDINGS: 

Project Description  

The subject property is an upslope lot at the intersection of Lily Court and Silverspot Drive and is 

approximately 8,000 square feet in size. The home is U-shaped with a square, open-air deck 

occupying the gap between the footprint of the home. The proposed project would enclose the 

entire deck, expanding the home by 215 square feet. The addition would match the existing 

orange-tan stucco finish and red-clay concrete roof tiles. 

Findings 

The findings required for issuance of a design permit are provided in BMC §17.42.040. A detailed 
analysis for all findings is provided in Attachment A and a summary of how the proposal meets 
applicable finding follows. 
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The proposal's scale, form and proportion, are harmonious, and the materials and colors 
used complement the project. 

The scale of the house will not be significantly changed by the addition, the modification would 
increase the lot coverage and floor area ratio by about seven percent (Attachment C, and neither 
the height nor the existing setbacks will be changed. The design components, as shown on the 
plan set (Attachment E), are harmonious to the overall appearance and would not significantly 
alter the architecture and remain in scale with the surrounding homes in the immediate vicinity. 

The homeowners association has approved the proposed plans, as indicated on the attached 
letter. 

The orientation and location of buildings, structures, open spaces and other features 
integrate well with each other and maintain a compatible relationship to adjacent development. 

The location of the addition is infill of the existing footprint of the home. As described above, is 
compatible with adjacent development in that the design components are harmonious to the 
overall appearance, the proposal would not significantly alter the architecture and remain in 
scale with the surrounding homes in the immediate vicinity, and the proposal is comparable in 
type and scale to past minor modifications to enclose rear decks on U-shaped homes. 

Proposed buildings and structures are designed and located to mitigate potential impacts 
to adjacent land uses. 

As discussed above, the project is compatible with adjacent residential land uses. 

For hillside development, the proposal respects the topography of the site and is designed 
to minimize its visual impact. Significant public views of San Francisco Bay, the Brisbane Lagoon 
and San Bruno Mountain State and County Park are preserved. 

The proposal does not change the topography of the site and is designed to minimize its visual 
impact by matching the height and footprint of the existing structure. 

Consideration has been given to avoiding off-site glare from lighting and reflective 
building materials. 

Proposed building materials consist of orange-tan stucco and red-clay concrete roof tile, with no 
reflective elements. Any exterior lighting must be downlit and fully shielded per condition of 
approval 2.a. 

ATTACHMENTS 

A. Draft findings and conditions of approval
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B. Aerial vicinity map 
C. Project data table 
D. HOA approval letter 
E. Applicant’s plans 
 
 
___________________________  
Jeremiah Robbins, Associate Planner 
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2024-MM-1 
80 Lily Court 

 
Action Taken: Conditionally approve 2024-MM-1 per the staff memorandum for the Zoning 

Administrator hearing of March 4, 2024 subject to the following findings and conditions of 

approval. 

 

2024-MM-1 Findings of Approval:  

 

A. As no land use changes are proposed, the project is consistent with the General Plan and 
governing planned development permit for the Northeast Ridge. 

B. The proposed addition maintains a balance of scale, form, and proportion and uses design 
components that are harmonious.   

The scale of the house will not be significantly changed by the addition and neither the height 
nor the existing setbacks will be changed. The floor area of the home is approximately 2,170 
square feet and enclosing the existing deck at the rear of the house would increase that to 
approximately 2,352 square feet; the modification would increase the lot coverage and floor 
area ratio by about seven percent. Of note, there are no zoning provisions for this PD district 
that regulate development standards such as lot coverage, floor area ratio, setbacks, and 
height.   

The design components, as shown on the plan set, are harmonious to the overall appearance. 
The color palette and finish materials are complementary to the existing stucco and concrete 
tile roof exterior of the home – orange-tan stucco and red-clay roof tiles – and existing 
windows will be relocated to the area of the addition. The proposal would not significantly 
alter the architecture and remain in scale with the surrounding homes in the immediate 
vicinity. Note that this application is also comparable in type and scale to the minor 
modifications approved for 10 Lily Court in 2007, 56 Golden Aster Court in 2010, and 77 
Golden Aster Court in 2014, to enclose rear decks on U-shaped homes. 

The homeowners association has approved the proposed plans, as indicated on the attached 
letter. 

C. The orientation and location of buildings, structures, open spaces and other features 
integrate well with each other and maintain a compatible relationship to adjacent 
development.  

The location of the addition is infill of the existing footprint of the home. As described above, 
is compatible with adjacent development in that the design components are harmonious to 
the overall appearance, the proposal would not significantly alter the architecture and remain 
in scale with the surrounding homes in the immediate vicinity, and the proposal is 
comparable in type and scale to past minor modifications to enclose rear decks on U-shaped 
homes. 
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D. Proposed buildings and structures are designed and located to mitigate potential impacts to 
adjacent land uses. 

Because the location of the addition is infill within the existing footprint of the home and, as 
described in detail in Finding B, the design is harmonious to the existing structure, the project 
would remain compatible with adjacent residential land uses. 

E. The project design takes advantage of natural heating and cooling opportunities through 
building placement, landscaping and building design to the extent practicable, given site 
constraints, to promote sustainable development and to address long term affordability. 

Because this is a minor modification to an existing home, there are limited opportunities to 
enhance the existing natural heating and cooling; this finding is inapplicable. 

F. For hillside development, the proposal respects the topography of the site and is designed to 
minimize its visual impact. Significant public views of San Francisco Bay, the Brisbane Lagoon 
and San Bruno Mountain State and County Park are preserved. 

The proposal does not change the topography of the site and is designed to minimize its visual 
impact by matching the height and footprint of the existing structure.  

G. The site plan minimizes the effects of traffic on abutting streets through careful layout of the 
site with respect to location, dimensions of vehicular and pedestrian entrances and exit 
drives, and through the provision of adequate off-street parking. There is an adequate 
circulation pattern within the boundaries of the development. Parking facilities are 
adequately surfaced, landscaped and lit. 

Because the project is limited to a small addition to an existing single-family home, the 
proposal will have no impact to adjacent streets, traffic, or circulation generally to the site or 
within the Northeast Ridge development. 

H. The proposal encourages alternatives to travel by automobile where appropriate, through 
the provision of facilities for pedestrians and bicycles, public transit stops and access to other 
means of transportation. 

As a minor modification to an existing structure, there is no impact to site access and the 
proposal will not affect automobile transportation or transportation alternatives.  

I. The site provides open areas and landscaping to complement the buildings and structures. 
Landscaping is also used to separate and screen service and storage areas, break up expanses 
of paved area and define areas for usability and privacy. Landscaping is generally water 
conserving and is appropriate to the location. Attention is given to habitat protection and 
wildland fire hazard as appropriate. 

The addition would not result in removal of planted landscaping, complements the 
architecture of the existing building, and fits with the surrounding landscape. There is no 
expansion of landscaping proposed, and therefore, no impact to adjacent conserved Habitat 
Conservation Plan habitat or established wildland fire buffer areas incorporated into the 
Northeast Ridge’s built environment. 

J. The proposal takes reasonable measures to protect against external and internal noise. 



2024-MM-1 
ATTACHMENT A 

Printed on 50% recycled paper                                                              Providing for Today, Preparing for Tomorrow 

Because the project is limited to improvement of an existing structure in an established 
residential district, there are no long-term impacts to existing interior or exterior noise levels 
anticipated. Project construction shall conform to the noise limits and allowable days and 
times established under BMC Chapter 8.28. 

K. Consideration has been given to avoiding off-site glare from lighting and reflective building 
materials. 

Proposed building materials consist of stucco and concrete roof tile, with no reflective 
elements. Any exterior lighting must be downlit and fully shielded per condition of approval 
2.a. 

L. Attention is given to the screening of utility structures, mechanical equipment, trash 
containers and rooftop equipment. 

Not applicable; no new utility structures, mechanical equipment, trash containers, nor 
rooftop equipment is proposed.  

M. Signage is appropriate in location, scale, type and color, and is effective in enhancing the 
design concept of the site. 

There is no signage associated with this project; this finding is inapplicable.  

N. Provisions have been made to meet the needs of employees for outdoor space. 

There are no employees on this residential property; this finding is inapplicable.  

 

2024-MM-1 Conditions of Approval:  

1. Homeowners Association approval is required. Any substantive deviations from the plans 
approved in this application shall be accompanied by Homeowner’s Association 
authorization submitted with the building permit. 

2. A Building Permit shall be obtained from the City of Brisbane and shall address the 
following: 

a. All exterior lighting shall be downlit and fully shielded to prevent off-site light 
trespass and glare. 

b. Per the Fire Dept., the building permit application shall indicate the total floor 

area of the home, existing and proposed.  As part of the building permit, fire 

sprinklers shall be extended to provide protection within the new addition. 

c. All exterior surfaces and materials, including, but not limited to, windows, roofing, 
and cladding are to match existing.  

d. Illustrations, cut sheets and/or materials samples will be required by the 
Community Development Director, at his discretion.  

3. This Minor Modification shall expire two years from its effective date (at the end of the 
appeal period) if a Building Permit has not been issued for the approved project or if the 
Building Permit, once issued, is allowed to expire prior to final inspection. 
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4. Minor modifications may be approved by the Community Development Director in 
conformance will all requirements of the Brisbane Municipal Code.  
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Aerial Vicinity Map: 80 Lily Court 
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Project Data 

Development Standard Existing Proposed 

Lot Size 7,921 SF n/a 

Lot Coverage 2,940 SF ft/37% 3,135 SF/40% (138 sq ft increase) 

Floor Area Ratio 2,940 SF ft/0.37 FAR 3,135 SF/.40 FAR 

(Rear) Setback ~23 feet No change 

Height ~18 feet, 7 inches No change 

Parking n/a No change 



The Manor Association, Inc.  1820 Gateway Drive Suite 100   San Mateo, CA 94404   
Tel: (650)637-1616 

LANDMARK AT THE RIDGE OWNER’S ASSOCIATION 

December 12, 2023 

Alexander & Alona Gorer 

80 Lily Court 
Brisbane, CA 94005 

Re: Architectural application – 80 Lily Court - Approved 

Dear Homeowner: 

The Landmark at the Ridge Owner’s Association Board of Directors has reviewed a set of plans 

submitted by you for the following improvement at your home: 

Based on the plans submitted and other information, the above improvement was approved by 
this association. This approval is contingent on the following: 

• You must comply with the requirement that the addition be architecturally consistent with

the existing house.
• Your contractor must hold a valid California Contractors License and must maintain

Liability and Workers Comp Insurance for the duration of the project; and
• Any changes to the approved plans must be submitted to the Board before they are made .

Please submit a copy of this letter with any application you submit to the city. If you have any 
questions about this action, please contact us at 650-637-1616 or by email at CS@manorinc.com. 

Regards, 

The Manor Association, Inc. 
On behalf of the Landmark at the Ridge Owner’s Association Board of Directors 
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1. THE CONTRACTOR SHALL VERIFY ON SITE ALL
GRADES, EXISTING IMPROVEMENTS, PROPERTY
LINES, EASEMENTS, SETBACKS, UTILITIES AND
SUBSTRUCTURES.  WHERE DISCREPANCIES OCCUR,
CONTACT THE DESIGNER. WORK IS NOT TO

CONTINUE UNTIL PROBLEMS ARE RESOLVED.

2. IT SHALL BE THE RESPONSIBILITY OF THE
CONTRACTOR TO FAMILIARIZE HIMSELF WITH THE
SITE AND PLANS OF THIS WORK.  HE SHALL CLARIFY
WITH THE DESIGNER AND OWNER, ALL POINTS OF
MISUNDERSTANDING PRIOR TO SUBMITTING A BID.
CONTRACTOR SHALL BE RESPONSIBLE FOR ALL

RELATED WORK.

3. CONTRACTOR SHALL FIELD VERIFY EXISTING CONDITIONS
AS SHOWN ON THESE PLANS.  IF THERE ARE DISCREPANCIES
WORK SHALL NOT PROCEED UNTIL THE ENGINEER OF
RECORD AND/OR DESIGNER HAVE BEEN NOTIFIED.

4. BUILDING CODES:

ALL NEW CONSTRUCTION SHALL MEET OR EXCEED
THE LATEST ADDITION OF CODES ADOPTED BY
LOCAL GOVERNING AGENCIES.  THESE INCLUDE
(BUT ARE NOT LIMITED TO)
2022 CALIFORNIA BUILDING CODE,
2022 CALIFORNIA RESIDENTIAL CODE,
2022 CALIFORNIA PLUMBING CODE,
2022 CALIFORNIA MECHANICAL CODE,
2022  ELECTRICAL CODE,
2022 HEALTH AND SAFETY CODE
2022 CALIFORNIA FIRE CODE,
2022 CALIFORNIA ENERGY CODE,
2022 CALIFORNIA GREEN CODE,
2022 CALIFORNIA TITLE 24 - CALIFORNIA STATE
ENERGY & ACCESSIBILITY STANDARDS
AND ALL OTHER ORDINANCES ADOPTED BY THE
LOCAL GOVERNING AGENCIES.

5. THESE PLANS ARE FOR GENERAL CONSTRUCTION
PURPOSES ONLY.  THEY ARE NOT EXHAUSTIVELY
DETAILED NOR FULLY SPECIFIED.  IT IS THE

RESPONSIBILITY OF THE CONTRACTOR TO SELECT,
VERIFY, RESOLVE  AND INSTALL ALL MATERIALS AND
EQUIPMENT.

6. THE DESIGNER SHALL NOT BE OBSERVING OR
OVERSEEING THE CONSTRUCTION OF THIS
PROJECT.  THE CONTRACTOR IS RESPONSIBLE FOR
THE QUALITY CONTROL AND CONSTRUCTION
STANDARDS FOR THIS PROJECT.

7. ALL ROOF DRAINAGE SHALL BE PIPED TO DRAIN
AWAY FROM STRUCTURE.

8. FINISH GRADE SHALL PROVIDE POSITIVE DRAINAGE
(MIN 5% SLOPE & MINIMUM DISTANCE OF 10' FROM
BUILDING.)

9. IRRIGATION SYSTEM SHALL BE DESIGNED TO
PREVENT SATURATION OF SOIL ADJACENT TO
BUILDING.

10. WHERE DISCREPANCIES BETWEEN SOILS REPORT
AND DESIGNER OCCUR, CONTACT DESIGNER.

11. ALL EXTERIOR HOSE BIBS SHALL HAVE NON- 
REMOVABLE BACK FLOW PREVENTION DEVICES PER
CPC 603.1.

12. DO NOT SCALE DRAWINGS.  WRITTEN DIMENSIONS
TAKE PRECEDENCE OVER SCALED DIMENSIONS.

13. GENERAL CONTRACTOR SHALL VERIFY ALL
APPLIANCES & CABINETRY WITH HOMEOWNER PRIOR
TO PURCHASING AND INSTALLATION.

14. WHEN THERE IS A CONFLICT BETWEEN STRUCTURAL
DETAILS AND ARCHITECTURAL DETAILS,

STRUCTURAL DETAILS TAKE PRECEDENCE.

GENERAL NOTES
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NO DESCRIPTION DATE

CONCEPT 

COVER
SHEET

DESIGN CRITERIA

CONSULTANT'S INDEXPROJECT DATA
& PROJECT INFORMATION

SCOPE OF WORK

- A1 -

SHEET INDEX
NUMBER LABEL TITLE DESCRIPTION COMMENTS
1 A1 COVER SHEET
2 A1.2 VENTILATION CALCULATIONS
3 A2 GENERAL CONSTRUCTION NOTES
4 A3 CAL GREEN MANDATORY MEASURES SHEET 1 OF 2
5 A4 SITE PLAN
6 A5 EXISTING& DEMOLITION PLAN
7 A6 PROPOSED PLAN
8 A7 EXISTING & NEW ELEVATIONS
9 A8 BUILDING SECTIONS
10 S1 STRUCTURAL NOTES
11 S2 FASTENING SCHEDULE
12 S3 FOUNDATION PLAN
13 S4 ROOF FRAMING PLAN
14 T1 ENERGY REPORT (1 OF 2)
15 T2 ENERGY REPORT (2 OF 2)
16 T3 ENERGY REPORT (3 OF 3)

1/4"=1'-0" U.N.O.  TYP.

GENERAL:  NEW DEN / BEDROOM ADDITION

CONVERT REAR DECK INTO NEW LIVING SPACE
REMOVE DECK SURFACE PLANKS
RETAIN DECK STRUCTURE

ADD ELECTRICAL AS NEEDED PER CODE REQUIREMENTS

ADD HVAC DUCT TO CONDITION THE NEW SPACE

VERIFY SMOKE AND CO DETECTORS ARE INSTALLED
AND WORKING - REPLACE AS NEEDED

INFILL OPEN DECK AREA
AND CONVERT TO A NEW
BEDROOM/DEN AREA.

RAILING IS OPTIONAL IF
DECK IS <= 30" ABOVE
GRADE

PROJECT SITE

NOTE:  
ALL EXTERIOR MATERIALS AT THE NEW ADDITION SHALL 
MATCH EXISTING MATERIALS IN TYPE AND COLOR.
EXTERIOR ROOF MATERIAL: CONCRETE TILE
EXTERIOR CLADDING: STUCCO
EXTERIOR  COLOR: TO MATCH EXISTING

EXISTING EXTERIOR COLOR AND MATERIAL
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- A1.2 -

1/4"=1'-0" U.N.O.  TYP.

VENTILATION
CALCULATIONS

SEE ALSO SHEET S3 - FOUNDATION PLAN 
FOR CRAWL SPACE VENTILATION 

ATTIC VENTILATION
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AREA OF ADDITION

AREA OF EXISTING

60.33

77.29'

(E) SETBACK

105.42
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NEW STUCCO TO
MATCH EXISTING IN 
STYLE AND COLOR

BARREL TILE ROOF
OVER NEW ADDITION TO 
MATCH EXISTING IN TYPE
AND COLOR

WOOD LANDING AT
EGRESS DOOR
WITH STONE STEPS
TO GRADE

PROVIDE MIN 36" DEEP
LANDING AT FOOT OF
STEPS

(T)(T)
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22
PROPOSED REAR ELEVATION

SCALE:  1/4"=1'-0"

11
EXISTING REAR ELEVATION

SCALE:  1/4"=1'-0"
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72
"

17
"

22
"

Top of Subfloor - Foundation
-2'-8"

Grade Level
-2'-1"

7"

Top of Wall
-1'-1"

1'

Top of Subfloor - 1st Floor
0'-0"

1'
-1

"

Top of Wall
12'-4"

12
'-4

"

Highest Ridge
16'-7"

4'
-3

"

NEW DENFLOOR FRAMING
(E)
HALL

CL

AREA OF WORK
2X6 RAFTERS

AT 24" O.C.
MIN R30 INSULATION

 PER TITLE 24

EXISTING FLOOR
FRAMING
AS OCCURS

NEW STEM WALL 3
S3
3

S3

EXISTING FLOOR
JOISTS

NEW SUBFLOOR

1.5" MIN DROP
AT EGRESS

EXISTING
UNDER FLOOR 

EXISTING GARAGE

11

MIN R19 INSUL
11

MIN R15 WALL
INSULATION

11

NOTES:
1-  WEEP SCREED SHALL COMPLY WITH ASTM C 926.

2-  PROVIDE A MINIMUM OF 26 GA GALVANIZED SHEET 
     CORROSION RESISTANT WEEP SCREED
     WITH A MINIMUM VERTICAL ATTACHMENT FLANGE OF 3-1/2" 
     SHALL BE PROVIDED AT OR BELOW THE FOUNDATION
     PLATE ON ALL EXTERIOR STUD WALLS THAT HAVE 
     EXTERIOR STUCCO OR PLASTER CLADDING.

3-  THE WEATHER RESISTANT BARRIER SHALL LAP THE 
      ATTACHMENT FLANGE, AND THE EXTERIOR LATH SHALL
     COVER AND TERMINATE ON THE ATTACHMENT FLANGE OF
     OF THE SCREED.

WEEP SCREED AND FLASHING

FINISH GRADE

WALL FRAMING

INTERIOR
GYP BOARD STUCCO

CR MTL LATH

GRADE "D" BUILDING
PAPER OR MTL FLASHING
AT A MINIMUM OF 12" HIGH

PLYWOOD SHEATHING 3/8" MIN
SEE SHEARWALL SCHEDULE

PLATE

FOUNDATION

PERFORATED WEEP
SCREED

MIN 2" ABV
PAVED AREA

4" ABV SOIL
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EXISTING REAR ELEVATION

SCALE:  1/4"=1'-0"

22
WEEP SCREED DETAIL

SCALE:  NONE
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S

S

S

S

S1
A8
S1
A8

E3
A7
E3
A7

13'-1" X 16'-6"

#4 DOWEL INTO
EXISTING FOUNDATION
WALL  EMBED 8" MIN
OVERBORE 1/16" MAX
USE SET XP EPOXY

3
S3
3

S3

MIN 8" CONC STEM
WALL N 12" x 12"
CONT FOOTING

4
S3
4

S3

PROVIDE MIN 24X16X16 ACCESS
OPENING IN PERIMETER WALL

 CANNOT BE UNDER THE DOOR - R408.4

11

CRAWL SPACE

215 SQ FT

VENTILATION REQUIRED PER 408.1
1 SQ FT PER 150 SQ FT
= 215 SQ FT/150SQFT = 1.43 SQ FT

PROVIDE A SCREENED
OPENING FOR VENTILATION

SCREEN MESH TO BE <= 1/4"
2'X1.3'= 2.67 SQ FT 

11

PROVIDE 12" x 12" OPENING
IN EXISTING FOUNDATION  WALL
FOR CROSS VENTILATION OF 
NEW UNDER FLOOR SPACE

11

S

S

S

S

EXISTING 2X12 PT
JOISTS AT 16" O.C.
TO REMAIN AND ARE
TO SUPPORT NEW
FLOOR

3
S3
3

S3

WOOD
LANDING

6
S3
6

S3 4X12 PT HEADER
5

S3
5

S3
7

S3
7

S3

12
"

8"

18
" M

IN

5/8" DIA x 10" L - A.B.
SPACED 48" O.C. MAX
W/ 3" SQ x 1/4" PW
MIN EMBED 7" INTO FRESH
CONCRETE

1-1/4" RIM JOIST

SOLE PLATE TO MATCH
WALL THICKNESS

WALL FRAMING
PER PLANFLOOR FINISH

PER PLAN

3/4" PLWD SUBFLR
NAIL WITH 10 d's @

6"O.C. E.N.
10" O.C. F.N.

JOIST PER PLAN

TOP OF SOIL

MIN CLR 
SLOPE 5% MIN

PT MUDSILL

(1) #4 BAR TOP
AND BOTTOM

12" MIN 1-STORY

12" ONE-STORY

#4 BAR @ 24"
O.C. VERT

ALTERNATE HOOKS

12" MIN BELOW FROST

FULL HT BLOCKING
AT 24" O.C.

3"

3"

#4 DOWEL 
USE 5/8" DRILL

SIMPSON SET "XP"
EPOXY

MIN EMBED INTO
(E) CONC 6"

EXISTING FOUNDATION
AND STEM WALL

EPOXY DOWEL
A

A
SECTION A-A

11"

7 
3/

4"

36"

6" MIN
NO OVERCUTS

2X4 PT KICKER

MIN EMBED 2"

2X14 STRINGERS
AT 16" O.C. MAX

2X12 OR (2) 2X6 
 PT TREADS

M
AX

MIN

1/2" DIA x 3" WA

1.0" MIN CLR

3/4" TO 1.25" NOSING

2X BACKER

CONCRETE LANDING

7 
3/

4"

11"

MIN 6" CLR
DO NOT OVERCUT

MIN TREAD

MAX RISE

HEADER AT
STAIR

MTL HANGER
USE U210 OR

LSCZ

1.5" THK TREADS

2X14 PT MIN STRINGERS
SPACED 16" O.C. MAX

MAX OVERHANG
1.25" 

SLOPE TREADS AT
EXTERIOR STEPS
1/4" / 12"

36" DEEP LANDING

H
T 

TO
 G

R
AD

E

7"

7 
3/

4"

LCE 44
CAP

ABU44 WITH
1/2" DIA AB

EPOXY 

THICKENED SLAB
AT POST ANCHORS

4" NOM SLAB

HEADER AT
AT STAIR HEAD

DECK LANDING

2X6 JOISTS AT
16" O.C. MAX

STAIR STRINGERS
TREADS AND RISERS
(NOT SHOWN)

1.5" MIN DROP
AT LANDING

LUS26

3/4" PT PLYWOOD
BACKER AS NEEDED
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CONCEPT 

FOUNDATION
PLAN

- S3 -

1/4"=1'-0" U.N.O.  TYP.

11 FOUNDATION PLAN
SCALE: 1/4"=1'-0"

22 FLOOR FRAMING AT ADDITION
SCALE: 1/4"=1'-0"

33 FLOOR FRAMING AT ADDITION
SCALE: 3/4"=1'-0"

44 EPOXY DOWELS
SCALE: 3/4"=1'-0"

55 STRINGERS TO SLAB
SCALE: 1.5"=1'-0"

66 STRINGER AT LANDING
SCALE: 3/4"=1'-0"

77 LANDING CONNECTION DETAIL
SCALE: 1.5"=1'-0"
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DN

DN

4046LS

6080

4050SH 4050SH

26
50

S
H

26
50

S
H

26
56

S
H

26
56

S
H

30
56

S
H

30
56

S
H

28
68

21
08

0

2880

2268

2880

11280

2468

36
51

1P
T

22
80

2050SH 3080 2050SH

UP

2'
-0

"

9'-3"

6'-6" 6'-7"

EXISTING TRUSSES

NEW ROOF RAFTERS
AND CEILING JOISTS

EXISTING TRUSSES

2X4 GABLE END
WALL FRAMING

2X4 LOOKOUTS
@48" O.C. MAX

3
S4
3

S4

5
S4
5

S4

6
S4
6

S4

6
S4
6

S4

INSTALL CRICKET
AT VALLEYS 2% SLOPE

MINIMUM

INSTALL CRICKET AT
VALLEYS

AREA OF WORK

OVER FRAME

4
S4
4

S4

2X8 PLANKS LAID
FLAT NAIL WITH (3) 
16d EACH RAFTER

2
S4
2

S4

22
'-4

 1
/4

"

VERIFY DIMENSIONS

7
S4
7

S4

DECK LANDING

NEW HEADER AT AT
NEW FR DOORS.  
USE 4X12 DF#2
6' CLR WITH DBL TRIMS

11

2X6 RAFTERS AT
24" O.C. MAX SPAN
11'-11"

3.
5x

14
 L

VL
 2

.0
 E

R
ID

G
E 

BE
AM

11

11
4X4 POST TO

HEADER BELOW

EXISTING GIRDER TRUSS
OR HEADER AT (E) WALL
DO NOT DISTURB

11

4X12 DF#2 OVER
NEW DOOR AND 

SIDE LITES

REMOVE (E)ROOF MATERIAL
AND CREATE A NEW OPENING 
BETWEEN THE EXISTING ATTIC
AND THE NEW ATTIC SPACE
TO ALLOW FOR CROSS VENTILATION
AND ACCESS

11

INSTALL DORMER VENTS
TO PROVIDE VENTILATION

PER CALCULATIONS

11

MIN 4X8 DF #2
HEADER AT INFILLS

11

8
S4
8

S4

8
S4
8

S4

45°

NOTCH RAFTERS FOR 
 LOOKOUTS AS REQUIRED

1/2" PLYWOOD /OSB
SHEATHING

BARGE
RAFTER

2X4 LET IN 
LOOKOUT LAID FLAT

PLATE

3/8" MIN PLYWOOD
OR OSB SHEATHING

8d @ 6/12 NAILING

(4) 16d THRU RAFTER OR
TRUSS TO LOOKOUT

16d AT 
6"  O.C.

A34 AT EACH BRACE 

COMMON RAFTER

2X4 GABLE END BRACE
@ 48" O.C. MAX

ATTACH 2X BLOCKING
WITH (4) 16d AT ROOF

(4) 16d BRACE TO
BLOCKING

LET-IN PLATE FOR 
 LOOKOUTS AS REQUIRED

(4) 16d

(3) 16d RAFTER TO
BLOCKING

PONY WALL

DOUBLE PLATE
AT GABLE END EXCEPT

AT LOOKOUT

NOTCH BLOCKING
AT PLATE

MIN

BLOCKING
BALLOON FRAME 
AT GABLE END

RAKED PLATE
18"

END NAIL 
WITH (4) 16d

2X4 LOOKOUT
LAID FLAT

2X6 RAFTER

(3) 16d END NAIL
2X8 FACIA

EXISTING
GABLE END
FRAMINGMAX OVERHANG 24"

OVERHANG PER PLAN

BACKSPAN TO
FIRST RAFTER

PLATE BEYOND

LET IN LOOKOUT

(3) 16d 

EXISTING RAFTER OR
TRUSS FRAMING

NEW DBL TRUSS
AT TRANSITION FROM 
EXISTING TO NEW

ROOF SHEATHING TO
CONTINUE UNDER

OVER FRAME

BLOCKING AT
RIDGE

HANG RIDGE BOARD
OFF OF GIRDER TRUSS

HANG RAFTER / TRUSS
OFF NEW GIRDER

2X BLOCKING
FOR ROOF 
SHEATHING

CEILING AS
PER PLAN

SHEATHING PER PLAN

RIDGE BOARD OR 
BEAM PER PLAN

RAFTER PER PLAN

LSU HANGER

ST22 STRAP

2X COLLAR TIES
IN UPPER 1/3 OF ATTIC
SPACED 48" O.C. MAX

(6) 10d EACH END

RAFTER PER
PLAN

OVERHANG
PER PLAN

H1 CLIP

DBL TOP PLATE

WALL FRAMING
PER PLAN

BLKNG OMIT
AT VENTS

1/2" GB

BIRDSMOUTH

INSUL PER T-24

VENT CHUTE INSTALL
PER MFR INSTRUCTIONS
INSTALL AT VENTS
PROVIDE MIN 2" AIRSPACE

CEILING JOIST
PER PLAN

ROOF SHEATHING 
PER PLAN NAILING
TO BE 8d's @ 6/12
U.O.N.

2X FACIA ATTACH
WITH (3) 16d's 

EN

EN

SHEAR PANEL
AS OCCURS A35 CLIP @ 24" O.C.

TO BLOCKING

RAFTER OR TRUSS
AT OVER FRAME

2X

15/32 STRUCT
PLYWOOD DECK

ATTACH 2X PLANK WITH
(3) 16d AT EACH TRUSS OR
RAFTER

PLANK SHALL BE 1 SIZE LARGER
THAN RAFTER

26 GA GALV
FLASHING

RAFTER

31"

OR AS NOTED
ON PLAN

PROVIDE 1/2" PLY OR
OSB AT DOOR INFILL
NAIL WITH 8d AT 6/12 
NAILING

IF SILL IS NOT PRESENT
AT STEM WALL INSTALL
 7" x 5/8" DIA LONG WEDGE 
ANCHORS AT SILL. SPACE 
MAX 36". MIN (2) ANCHORS 
PER INFILL

INSTALL MAX OF 12" 
FROM THE END OF SILL

EXISTING STEM
AND FOOTING HT
AS OCCURS

(E) HEADER AT
(E) OPENING

EXISTING TRIMMERS
AND KING STUDS AS
OCCUR. MIN (1) TRIMMER
AND (1) KING STUD AT
OPENING

NEW WALL STUDS TO
MATCH EXISTING 
FRAMING 2X4 DF#2 MIN
AT 16" O.C. MAX

TOENAIL STUD TO
SILL AND HEADER

WITH (2) 16D EACH
(1) EA SIDE
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ROOF FRAMING 
PLAN

1/4"=1'-0" U.N.O.  TYP.

11 ROOF FRAMING AT ADDITION
SCALE:  1/4"=1'-0"

22 GABLE END FRAMING
SCALE:  3/4"=1'-0"

33 LOOKOUT DETAIL
SCALE:  3/4"=1'-0"

44 OVERF RAME DETAIL
SCALE:  3/4"=1'-0"

55 RIDGE RAFTER - COLLAR TIE DETAIL
SCALE:  3/4"=1'-0"

66 EAVE DETAIL
SCALE:  3/4"=1'-0"
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SCALE:  3/4"=1'-0"

88 INFILL AT OPENING
SCALE:  3/4"=1'-0"
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