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Dear Clerk of the Board of Supervisors,

Attached please find Respondents’ Reply Brief in opposition to the above-titled appeal. If you
have any issues opening or downloading the document, please let me know.

Best,

Shoshana Raphael, Esqg.

Law Offices of Denise A. Leadbetter

The Flood Building

870 Market Street, Suite 450

San Francisco, CA 94102

Tel: 415.408.6044

Fax: 415.449.3670

Email: shoshana@leadbetterlaw.com

Website: https://avanan.url-protection.com/v1/url?
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XMjBhYTVKMTcwZWFmMODIXZmVIZmUzOnYx

The information contained in this e-mail message may be privileged, confidential, and
protected from disclosure. If you are not the intended recipient, any further disclosure or use,
dissemination, distribution or copying of this message or any attachment is strictly prohibited.
If you think that you have received this e-mail message in error, please e-mail the sender at the
above address, and delete the e-mail. Thank you very much.



Denise A. Leadbetter, Esq.

Law Offices of Denise A. Leadbetter
870 Market Street, Suite 450
San Francisco, CA 94102
Tel: (415) 713.8680
Fax: (415) 449.3670
Email: Denise@LeadbetterLaw.com

October 1, 2021

President Shamann Walton and Supervisors
1 Dr. Carlton B. Goodlett Place

City Hall, Room 244

San Francisco, CA 94102

Via Clerk of the Board of Supervisors
bos.legislation@sfgov.org

bos@sfgov.org

Re: 35 Ventura Avenue
Case No.: 2016-013505APL
Respondent’s Reply to Additional Materials Submitted by Appellants

Dear President Walton and Supervisors:

This office represents Respondents Jennifer Wong and Michael Miranda (“Respondents™),
long-time residents of 35 Ventura Avenue (the “Subject Property”). Please allow this letter to serve
as a response to Appellants Tom and Kari Rocca’s Supplemental Materials.

Appellants have taken great pains to expound on their claims that Planning Department,
through a lack of diligence, failed to recognize the Subject Project as a contributor to the Forest
Hills Historic District. This is deliberate misdirection on Appellants’ part in order to utilize public
resources to stop their next-door neighbor’s modest addition because Appellants simply do not
like it.

1. Appellants’ Allegations of Unpermitted Work Are False.

In furtherance of what can only be described as personal animosity against my clients,
Appellants have repeatedly claimed that Respondents have performed unpermitted work at the
Property resulting in a loss of status as a contributor. They further contend that Respondents should
be punished for performing unpermitted work to discourage developers from deliberately
removing historic elements without permits in order to destroy historic status. They even claim
that the Planning Department turned a blind eye, alleging that “The Department also failed to
analyze the cumulative impact of past unpermitted development that occurred at the property.”
(Response, p. 1.) However, it is not the responsibility of the Planning Department now to analyze
construction from the past.

It is not the role of CEQA to punish unpermitted work. CEQA analysis does not give
preference to permitted work versus unpermitted work; it considers only existing conditions.
Regardless, the work here was permitted. Plans from 2003, attached hereto at Exhibit H, clearly
show the addition of the portico to the front entry — the most impactful of the allegedly unpermitted
alterations. The corresponding permit, attached hereto as Exhibit I, shows that the Planning



Department approved of the issuance of the permit “per plans”. The addition of the portico was
indeed permitted and approved by the Planning Department (among other changes to the street-
facing side of the Subject Property).

Appellants simply did not do their homework. Plans associated with the permitted remodels
at the Subject Property over the course of the last 35 years are publicly available from the
Department of Building Inspection. If they chose, Appellants could have requested the plans and
confirmed for themselves whether the alterations they complain of were permitted. They chose not
to do so, assumed the worst, and thus needlessly accuse Respondents of malfeasance. Appellants’
allegations to the contrary are an attempt confuse the issues. Certainly, developers performing
unpermitted work on historic houses is certainly a hot topic in our City at the moment. But it is
wholly irrelevant and inapt here.

Similarly, Appellants rather audaciously attempt to raise issues of social equity with regard
to this Project. They claim that the Forest Hills Historic District “is a group of middle-class
dwellings, not a group of homes for wealthy persons” and imply that Forest Hills is or was “a
working-class neighborhood.” (Supplemental Information, p. 5.) Nothing could be further from
the truth. The HRE notes, “Forest Hill is an affluent residential neighborhood” and always has
been. “According to the original permit application, the cost of the house was $7,400 — a relatively
high amount for the Depression, but not all that high for affluent Forest Hill.” (HRE, pp. 17 and
22.) This is another red herring. This appeal is about Appellants and their own personal interests
in the home they purchased next to Respondents. !

II. The Relevant Resource for Analysis is the Forest Hills Historic District.

Appellants devote much attention to the Subject Property’s status as a contributor.
Certainly, the Planning Department adequately analyzed the data to determine that the subject
property is not a contributor to the Forest Hills Historic District. The Respondents and the Planning
Department itself have highlighted in earlier submission to the Board why alterations to the Subject
Property could lead the HRE to conclude that the Subject Property is a contributor and
simultaneously the Planning Department could reasonably find otherwise on the basis of the same
facts. (Not to mention that that the Planning Department is not bound by the findings of any
HRE.)However, the determinative issue is not whether the Subject Property is a contributor; it is
whether the Project is compatible with the historic district.

Appellants’ contention that the Planning Department did not consider the Project’s impact
on the Forest Hills Historic District is unsupported. The CatEx itself clearly states:

The proposed project is in conformance with the Secretary of the
Interior’s Standards and would not have a significant impact on the
historic district or any off-site historical resources. The proposed
design at would be would be [sic] of its own time and is consistent
with the size, scale, massing, and materials of the existing
[structure].

Appellants may not like the Department’s conclusion, but that does not mean it did not
conduct an analysis of the Project.

Appellants further assert that “The Department also failed to analyze the cumulative impact
of past unpermitted development that occurred at the property.” (Response, p. 1.) They cite to

!'It should be noted that Appellants purchased their home for $2,155,000 in 2013, before performing extensive
renovations.



Section 15300.2(b) of the CEQA guidelines which, states that a CatEx is “inapplicable when the
cumulative impact of successive projects of the same type in the same place, over time is
significant.” (Response, p. 5.) The Department was not required to do so. The permitted changes
to the Subject Property were not of the same type and were not closely related in time. It is a logical
leap to contend, as Appellants do, that two separate remodel projects from thirty and fifteen years
ago respectively must be included in the analysis of the current Project under CEQA.

Appellants have argued that the Project “may” have an impact on the historic district, citing
to Secretary of the Interior’s Standards for Rehabilitation. (Appeal Letter, p. 3.) As the HRE notes,

Conformance with the Rehabilitation Standards does not determine
whether a project would cause a substantial adverse change in the
significance of a historical resource under CEQA. Rather, projects
that comply with the Standards benefit from a regulatory
presumption that they would have a less-than significant adverse
impact on a historical resource. (HRE, p. 34.)

These are guidelines, not rules, and are not determinative. Overall, the HRE (and the
Department) found that the Project would not have a substantial adverse impact on the Forest Hills
Historic District because Forest Hills is a large historic district (650 homes) and the Project is
consistent with the district.>

II1. Conclusion

Appellants’ arguments are misdirection. Respondents have proposed a thoughtful Project,
in keeping with their beloved historic neighborhood. Appellants have personal reasons to oppose
this Project; they used enough of the City’s resources to accomplish their personal goals.
Respondents respectfully request that the Board of Supervisors deny this appeal and allow the
Project to proceed forward.

Respectfully submitted,

Desise A. Leadbetten

Denise A. Leadbetter

Exhibits:
H) Plans associated to Permit #200312031546 (excerpts from complete plan set)
I) Permit #200312031546

2 All properties within Forest Hill are also subject to the Forest Hills CC&Rs, clearly requiring compliance of further
Architectural Design review. Appellants are aware of these restrictions; Tom Rocca is the currently the Pr3esident of
the Forest Hills Homeowners’ Association.
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RODRIGO SANTOS

XREF:

XREF: none
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- INTERMEDIATE SUPPORTS Q' - VT T AL a0 ) 80 | #10 [ 6'-0" |5'-10"5'-0" |3'=7"
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(10d © 4c.c.) i f - i = - g0 | #11 [7-1° |6-6" |5-6" |#-0
EDGE NAILING AT SUPPORTED S
EDGES
AT ALL EDGES IF BLOCKED" DO NOT CUT #6x3'-0" ©6”
4 el THE ABOVE REQUIREMENTS APPLY TO CONFIGURATIONS WHERE:
¥ N B AN S SPESIFER S SCHED. REINF. 3131 313 0.C. (2 MIN) 1) THE BARS IN QUESTION ARE BOTTOM BARS. FOR TOP BARS
\ INCREASE SPLICE LENGTH BY 30% (FOR BEAMS AND GRADE
Ll N 11 \ BEAMS ONLY)
| \! . KEY FORM —— 2) BARS ARE UNCOATED 3) CONCRETE IS NORMAL WENGHT
NOTES: (10d © 47c.c.) W/ 3x CL. SPAN 4)  CLEAR SPACING > 2db
. _ . AND CLEAR COVER  >db

1.
2.

SEE PLANS FOR MORE INFORMATION.
PLYWOOD = WOOD STRUCTURAL PANEL

BOUNDARY NAILING
SEE PLAN FOR INTERMEDIATE
BOUNDARIES SPECIFICATIONS

OR CLEAR SPACING >db

AND CLEAR COVER

AND MIN,

>db
STIRRUPS OR TIES ARE PROVIDED

1-3/4"

FOR STUD PARTITION SIZE AND
LOCATION SEE ARCH. DRAWINGS

GENERAL STRUCTURAL NOTES

P.T. 2x SILL PLATE W/ POWDER . GENERAL

DRIVEN 3/16" DIA. PINS @ 32" O.C.

%\

A.  ALL CONSTRUCTION SHALL CONFORM TO THE UNIFORM BUILDING

MIN.

EMBEDMENT

2 PINS PER PL. MIN. ; CODE 1997 EDITION.

CONTRACTOR SHALL VERIFY ALL DIMENSIONS AT JOB SITE

BEFORE COMMENCING WORK AND SHALL REPORT ANY
DISCREPANCIES TO THE ARCHITECT OR ENGINEER.

C. OMISSIONS OR CONFLICT BETWEEN VARIOUS ELEMENTS OF THE

DRAWINGS, NOTES, AND DETAILS SHALL BE BROUGHT TO THE

T.0. SLAB ATTENTION OF ARCHITECT AND RESOLVED BEFORE PROCEEDING

&

WITH THE WORK.

SEE PLAN

DO NOT USE SCALED DIMENSIONS; USE WRITTEN DIMENSIONS

OR WHERE NO DIMENSION IS PROVIDED, CONSULT THE ARCHI-

NOTES:

FOR SLAB THICKNESS REINFORCEMENT AND
BASE MATERIALS SEE PLAN.

TECT FOR CLARIFICATION BEFORE PROCEEDING WITH THE WORK.
DETAILS SHOWN SHALL BE INCORPORATED INTO THE PROJECT AT

M_OJ. ﬂ.%m%oﬂx_b.ﬂm LOCATIONS WHETHER SPECIFICALLY CALLED

FOR WATERPROOFING, FIREPROOFING, ETC. REFER TO

DRAWINGS OTHER THAN STRUCTURAL.

SEE DRAWINGS OTHER THAN STRUCTURAL FOR: KINDS OF FLOOR
FINISH AND THEIR LOCATION, FOR DEPRESSIONS IN FLOOR
SLABS, FOR OPENING IN WALLS AND FLOORS REQUIRED BY
ARCHITECTURAL AND MECHANICAL FEATURES, FOR ROADWAY
PAVING, WALKS, RAMPS, STAIRS, CURBS, ETC.

HOLES AND OPENINGS THROUGH WALLS AND FLOORS FOR DUCTS,

/5 TYPICAL NON—BEARING/NON—SHEARWALL

/"3 TYPICAL GRADE BEAM CONSTRUCTION JOINT

. FOR OTHER CONFIGURATIONS CONTACT ENGINEER.

/"4 TYPICAL OFFSET & TYP. LAP SPLICE

\"_/ CONNECTION AT CONCRETE SLAB

2 TYPICAL PLYWOOD SHEATHING

NG

NG

10d ® 12%.c. ©
INTERMEDIATE STUDS
10d @ 3%.c.

EDGE NAILING

TOP PLATE 1.

NOTES:

PLYWOOD = WOOD STRUCTURAL
PANEL

2. PLYWOOD SHALL BE NAILED
DIRECTLY TO FRAMING.

USE 10d NAILS w/ MIN. 1 5/8"
PENETRATION INTO STUDS

DO NOT OVER SHOOT NAILS
THROUGH OUTER LAYER OF

PLASTIC STRIP

3x STUD
© ABUTTING
PANEL EDGES

3.
PANEL EDGES ON N

N

Y -
PRl

NOTES:
"0D1" TO BE USED FOR

PIPING AND VENTILATION SHALL BE CHECKED BY THE

CONTRACTOR, WHO SHALL VERIFY SIZES AND LOCATION OF SUCH

HOLES OR OPENINGS WiTH THE PLUMBING HEATING,
VENTILATING AND ELECTRICAL DRAWINGS AND THESE SUB—

STIRRUPS, TIES & WALLS
REINFORCING AT OPNG'S.

HK LENGTH

, 12

“02° FOR ALL
OTHERS

90° BEND

STANDARD HOOK LENGTH

MAIN
REINFORCEMENT

STIRRUP

AND

TIE HOOKS

SIZE | 80°

180°

90°

180°

n’ #4x2'-0" © 12° 0C.

CL. BEARING S

ot

1-1/2" QSQSJ
L)

SHEARWALL PLYWD.

8

s ot

!

1 5
..... T« Coum

b
— \

—— STUDS 5

. FOR TYP. PLYWD SHEARWALL
./w‘_.)%_.ommm HORIZ.
Jo!
)

INTERSECTION SEE @
_ _ —s——— FACE GRAIN
. P

ARALLEL
| (s
P.T. 3x SILL PL.

N’ CONTRACTOR'S OPTION L

CONTROL _JOINT

ok

8
3

~

SLAB—ON—-GRADE

1
T, | B PESI——— .

DIAMETER OF BENDS

1-1/2" FOR $#3 BARS
2° FOR $4 BARS
2-1/2" FOR #5 BARS

m(\u\;. DEEP x1-1/2" CONT.

BEVELED KEY JOINT
CONTRUCTION JOINT

k)

D1 HK LENGTH

7

135° BEND

#3 |6

4"

UI

4-1/2"

" |

4"

%l

Qt

5 |9-1/2"

4-1/2"

Ul

7-1/2"

#6

11-1/2"

8-1/2"

11-1/2"

10"

¥

13-1/2"

8-1/2"

13-1/2"

11-1/2"

§8 | 18"

Nl

15"

13"

6d FOR #3 THRU §8 BARS
84 FOR #9 THRU §11 BARS

D2

¢ T 4-1/2° MIN
— | 9" Max.

NOTES:

END OF SiILL

TYP. WALL SHEATHING

/8 TYPICAL PLYWOOD SHEARWALL DETAILS

1. LOCATE TO ENCLOSE APPROX. SQUARE AREAS NOT
EXCEEDING 400 SQ. FT. SUBMIT LAYOUT FOR APPROVAL.
LOCATE JOINT UNDER PARTITIONS WHEREVER POSSIBLE.

10d FOR f4 AND #10 BARS

/7 TYPICAL CONSTRUCTION JOINT DETAILS @ SLAB—ON—GRADE /8" STANDARD HOOKS

#o |18°

O..

#10 | 20°

10*

$#11 | 22°

1"

CONTRACTORS.

i.  NO PIPES AND DUCTS SHALL BE PLACED IN SLABS OR WALLS
UNLESS SPECIFICALLY DETAILED OR APPROVED BY THE
ARCHITECT,

J. DRAWINGS AND SPECIFICATIONS REPRESENT FINISHED
STRUCTURE. SUBCONTRACTOR SHALL BE RESPONSIBLE FOR
MEANS AND METHODS OF CONSTRUCTION INCLUDING BUT NOT
LIMITED TO SHORING AND TEMPORARY BRACING.

THE SUBCONTRACTOR SHALL UNDERTAKE ALL NECESSARY MEASURES
TO INSURE SAFETY OF ALL PERSONS AND STRUCTURES AT THE SITE
AND ADJACENT TO THE SITE. OBSERVATION VISITS TO THE

SITE BY THE ARCHITECT, ENGINEER SHALL NOT RELIEVE THE
SUBCONTRACTOR OF SUCH RESPONSIBILITY.

NOTE THAT SHEET S1 IS A STANDARD COVER SHEET AND AS SUCH, NOT
ALL TYP. DETAILS AND OR NOTES APPLY TO EVERY PROJECT.

PLYWOOD

2x

JOIST
TYP.

2x BLK'G
o 32" 0.C.

2x STUDS

PARTITION PARALLEL TO FLR JOISTS

Il. DESIGN CRITERIA

A.  APPLICABLE CODE: UNIFORM BUILDING CODE, 1997 EDITION
B. VERTICAL LIVE LOADS: (REDUCIBLE).
ROOF: 20 PSF.
FLOOR: 40 PSF. HALLWAYS & CORRIDORS: 100 PSF.
LATERAL LOADS: :
1. WIND: 70 MPH. BASIC WIND SPEED
2. SEISMIC: SEISMIC ZONE 4
SOIL PROFILE TYPE So
SEISMIC SOURCE TYPE ‘A’

OPTION:
PROVIDE STC CLIP TO ROOF TRUSS/BM

2x BLK'G ALONG

RRIROOS PARTITION

C.

IIl. MATERIALS
“ A. CONCRETE

T T 1. mmznoxo_ﬂw\,wmn& ASTM AB15, GRADE 60, 4 AND
2x STUDS 2. CONCRETE: NORMAL WEIGHT WITH COMPRESSIVE STRENGTH
3.

N

|
r_n_

PARTITION NORMAL TO FLR JOISTS

OF 3000 PSI. AT 28 DAYS.

MINIMUM CONCRETE COVER FOR REINFORCING STEEL:
A. SURFACE POURED AGAINST GROUND 3

B. FORMED LURFACES BELOW GRADE 2"

C. SURFACES EXPOSED TO WEATHER 2"

m. “.L Vi

/"9 \TYPICAL NON-BEARING/NON— BEAM BARS (INCLUDING STIRRUPS)

ALL OTHER

N

1/2° DA ABT&B —
D OSPCG AS SHOWN | -

i3
Yo .

LOWER PUATE

4'=0" MIN.

UPPER PLATE . NAIL

Y

MASONRY

OR CONCRETE | o
WALL

MIN~  4°—0" MAX.

3

o

SPLICE

OVER BEARIN

| CL.

ABUTT SPLICES

SPLICE
G
S

SYMMETRICALLY ABOUT SPLICE
THUS: - .

@ BEARING WALL 8-18d EA. SIDE
© SHEAR WALL 8-20d EA. SIDE, U.ON.

N

THREADED ROD FROM
HOLDOWN

1/4

1/4" STIFFENER
PL. EA. SIDE

0
8

-y

o o * . .
-

LN P/

- 4

*A

'~0" OPNG'S

'~Q"0PNG'S
*~0"0OPNG'S

+.lm.aqo 8'-0"

F.C. FOR
OPENINGS B 3 , _ J

7'=0" AND
) CONN. @ STL BM

U.O.N. ON DETAILS

4" MIN,' 5.
AT SPUIOE | |

OPENING

S

7. .m.w L e a
A A

Jurd s

I

4x FOR 2x4 STUD WALL
8x FOR 2x8 STUD WALL
B8x FOR 2x8 STUD WALL

PLYWOOD “HEAR WALL ol
2xSTUD TO
SILL PLATE

SEE oﬂzra POST & HD
s/
WIDTH AS

SEE PLAN
WALL STUD i

2x BOTTOM PL.
o BEAM SEE PLAN
F.C. FOR

4-18d

, STRAP
4x BLK'GC ©
_ POST ABOVE
EA. SIDE

2% MAX.

OPENINGS A
i

7°~0" AND - = MIN. 2-2x's

OR 2-M.L's

END OF
PLATE

4" MIN.™=

9" MAX,

710\ TYPICAL FRAMING @ OPENINGS, TOP PLATE SPLICES, ETC.

CL SPLICE

4'=0" MAX.

_Iu 8" DIA. AB.
4'=0" 0.C. MAX

w/2x2x3/16 STEEL B

CONCRETE FLOOR

wOoOD FLOOR

BEAM

ORILL THRU NOTCH PLYWD

OVER , !
1 .
| w
3/8" PL x 4" SQ.

NOTE:

WASHERS CONDITION

CONDITION

AS REQ'D

DO NOT NOTCH GLU-LAMS
STRAP_OPTION

N

WHF OR MIN. §4's
018°C.C. EA. WAY

EDGE OF SLAB SLAB DEPRESSION GREATER THAN 2"

2'-0"

REINF. TO BE SUPPORTED ON PRECAST
CONC. BLOCKS BX5xTS/2 @ 4'-0° 0.C. EW. *

;.z_z.mﬂvcz\w, P SR
2° SAND COURSE — ] St uln At
VAPOR BARRIER— ool o2

8" MIN. ROCK
COURSE T 1= Lad AL

@ i >

IS e Ve e
P . TR s
1 e

4 .

e O .
.

T M AN A
kO, 500 .o.o..o.o.. B
e s Ot o

o
foespe0t0etO

TYP. SLAB REINFORCEMENT

TYPICAL SLAB—ON—-GRADE SLAB DEPRESSION 2" OR LESS

/12 TYPICAL SLAB ON GRADE DETAILS

N

FULL HT. MiN. 4x
POST @ EDGE OF
ROUGH OPNG OR END

OF WALL

SIMPSON
HD © CL
OF POST
SEE PLAN

P.T. SILL PL:

1/2° MIN.

Aruq‘l

. —

END NAIL FULL
HT OF
HOLDOWN POST

M.B. PER MFGR.
RECOMMENDATIONS
TP, *

s =
.

~ =

—— THREADED ROD
SSTB, DIAMETER
MFGR'S SPECS

NUT &
WASHER

NOTE:

T

_® (N) CONCRETE

* PER MANUFACTURER SPECIFICATIONS

MIN. EMBED
INTO (E)
CONC.

SIMPSON HD,
SEE PLAN TYP,

SEE TABLE
ABOVE

/11\ TYPICAL HOLDOWN @ BEAM
N4

2-0 .\Am‘_ﬁ

12" HOOK

3" CLR.

A

127 TYP.

4
N
]
aQ
%

ot

MIN. 4x
POST SEE
PLAN

THESE STEPS SHOWN

ON PLAN, THUS: J

T T

.

AB. OR
PER

P o ._ @ .
U R R

NOTES:
DIMENSIONS AS SHOWN UNLESS

12" HOO

J =

© (E) CONCRETE

OTHERWISE SHOWN ON DRAWINGS

3" CLR. TYP.

NOTE: .
DO NOT SLOPE GRADE BEAMS > 1 VERT. TO 10 HORIZ.

FOQOTING

(16Y

6\ PIPE CLEARANCE & DETAILS @ FOOTING

&/

\__/SHEARWALL SUPPORT @ ROOF CMU: UNITS 1500 PSI, MORTAR (TYPE 'S’ ), GROUT 2000 PSl

STEEL
1. SHAPES AND PLATES: ASTM A 36; TUBES: ASTM AS00,

@

MIN. 4x
POST, TYP.

16d03"C.C.
STAGGERED

@ 3°C.C.

GRADE B. o
2. BOLTS: ASTM A307
3. WELDING ELECTRODES: E-70
FOR FULL PEN WELDS USE SHARPIE V NOTCH WIRE, MIN.
20 ft # © OF
WOOD

1. FRAMING LUMBER — DOUGLAS FIR LARCH

A. HEADERS, PLATES, JOISTS: NO.1

B. STUDS, BLOCKING: NO.2

C. WALL SILLS, NAILERS AND LEDGERS IN CONTACT WITH
CONCRETE: PRESERVATIVE TREATED DOUGLAS FIR.

D. POSTS AND BEAMS: NO.1

PLYWOOD SHEATHING (STRUCTURAL i)

A ROOF SHEATHING: 5/8 INCH C—D EXTERIOR APA

RATED 32/16

8. FLOOR' SHEATHING: 3/4 INCH C-D EXTERIOR APA

RATED 48/24

FRAMING HARDWARE AND JOIST HANGERS:

AS MANUFACTURED BY SIMPSON STRONGTIE CO. OR

APPROVED EQUAL. SIMPSON DESIGNATIONS USED.

{— PLYWD SHTH'G
WHERE OCCURS

10d
@ 3°CccC.

C.T.S. © STUD,
m NOT POST
| D,

AUG 192004

APPROVED

DEPARTMENT OF BUILDING INSPECTION

| ——16d

/13\ TYPICAL PLYWOOD

\— HOLDOWN

© 4°C.C.

EXT. PLYWD

SHEARWALL INTERSECTION DETAIL 1.

USE NAILS PER 1.C.B.0. APPROVAL FOR EACH DEVICE.
COMMON NAILS, UNLESS OTHERWISE NOTED. SHORT NAILS

L —~16d
MAY BE USED PROVIDED THEY HAVE COMMON CODE

10d © 4°C.C.

<[\
T
23
e
=D
B |-
0o
O >
B
Z
<< =
0

)

ENGCINEERS

2451

HARRISON STREET

CA 94110

TELEPHONE (415) 642—-7722
FAX (415) 642—7590

SAN FRANCISCO,

>

FRANK Y. CHIU, DIRECTOR

GENERAL NOTES AND

PRV S IOR S

TYPICAL DETAILS

SPECIFIED MINIMUM EMBEDMENT. ALL NAILING TO BE
PER UBC TABLE NO. 23-T-B-1 UNLESS NOTED OTHERWISE.

GLULAM BEAMS: 24F-V4 ﬁ..mln&oo PSI)
PARALLAM BEAMS TO BE FABRICATED BY TRUS JOIST
MacMILLAN. ,

IV. EXPOSURE TO WEATHER

A.  STEEL

ALL EXPOSED MEMBERS SHALL BE COATED WITH A ZINC
RICH PRIMER.

0 3°CC.

5.

INT. PLYWD 6

NG

SEE FRAMING PLANS

ALL PIPING TO CLEAR SLEEVE BY 1/2"
ALL AROUND — CAULK WHERE NECESSARY
& PROV'D ELASTOMETRIC WRAP

SLEEVE TYP. -

PLACED IN THIS

\\\\\
NO PIPE TO BE “

HEIGHT

END COL. CAP
(E.C.C.) —=

i

K3 ¢u

3’0" MAX
[

8" MIN.

3
:

»~'°.
MIN,
CONC. FILL TO BE PLACED BEFORE FTG.
IS POURED — MAKE SAME WIDTH AS FTG. o
& FULL WIDTH OF PIPE TRENCH.

PIPE TRENCH
PARALLEL TO FTG.
BELOW_THIS_LINES
WALL FTG. SHOWN,
COLUMN FTG. SIM.
8" MAX, d/4

ENCASE UTILITY LINES IN A
SAND / CEMENT SLURRY

COLUMN CAP (CC.) l\

e——————  SEE FDN. PLAN ————

COLUMN BASE (CB.)

EEN—SE.

1l
L)

4

.
i)

n

U

777\ TYP. BEAM TO POST CONNECTION

BOLTS, NUTS AND MISCELLANEOUS HARDWARE SHALL BE
GALVANIZED.

2.

/14\TYPICAL HOLDOWN DETAIL ® CONCRETE FOUNDATION

N

4x POST,
SEE PLAN

HD. SEE PLAN

DRILL THRU TYP.

4x SOLID BLKG

HD SEE PLAN -

EDGE OF
PLYWOOD
SHEARWALL

MIN. 1/2° GAP
4x SOLID

PLYWOOD
_ BLKG.
J ©POST
_ / \\ﬁs

=

|

FOR HOLDOWN

© BEAM
B 6D
\SV/

2x
JOIST,
TYP.

SECTION

775\ TYPICAL STEPS IN GRADE BEAMS AND WALL
N4

24 BAR 24 BAR

NG

30 BAR DIA.

=/

STD. HOOK \.,v h’zoﬂzo BAR

STRAP OPTION MST

DIA. DIA.

HOLDOWN

STRAP
EQUIV. STRAP

HD2A

AN

: ” |y f— ™
- . — g IS g
Iuﬂlm .. . ...b ' .-u,nub .....b..
. " ¢ i " -

FIN.
GRADE

127 MIN.

s &
A

B T T T

MST48

A .

A,
« "fe
Yo

PLAN
o

AT A

HD5A

1" CONT.
KEY

“Th-

12°

e
-

SEE FDN.

MSTE0

HD6A

MST72

HD8A

HD10A

NOTE:

)
L]
30 BAR DA

© EDGE

SEE ARCH. _

DWGS. _

SEE ARCH. %
DRAWINGS

SECTION

#4 NOSING
BAR TYP.

>

© INTERIOR WALL,
NOTCH FLOOR

MAX. ALLOW CLEARSPAN = 18"

FOR 2

/18\ TYPICAL HOLDOWN DETAIL BETWEEN FLOORS

REQ'D
STRAP_OPTION

PLAN
STRAPS USE 6x POST

/19 TYPICAL GRADE

~
s

STANDARD HOOK

WALL

© WAL

PLWD/SHEATHING AS -~ | -

BEAM INTERSECTIONS

12" MIN.

CH END

#4+ 0 12°0C.

EACH WAY 3 cLr

12° |
HOOK

/20 TYPICAL CONCRETE STAIRS ON GRADE

. 4" CLR.

M»n ®
12*

3" CLR.

S STD. HOOKS

© PAVING

N7

N

=7

wOoOoD

1. ALL EXTERIOR TIMBER AND GLULAM BEAMS OTHER THAN
REDWOOD SHALL BE PRESSURE TREATED OR WOOD OF
NATURAL RESISTANCE TO DECAY.

ALL EXTERIOR HANGERS AND OTHER SIMPSON TYPE
PRODUCTS SHALL BE GALVANIZED.
ALL PLYWOOD SHALL BE OF AN EXTERIOR GRADE.

SYMBOLS:
[T7771 WALL BELOW
ES==== WALL ABOVE
l..ulhu.m
ZZZZ70 SHEARWALL (BELOW)

L JOIST HANGER
| (HUS TYPE U.O.N.)

Q POST BELOW

= POST ABOVE
(OR ABOVE AND

BELOW)
4] HOLDOWN © POST

B.

2.

3.

V. ABBREVIATIONS:

=BOUNDARY NAILING
=DIAMETER
=EDGE NAILING
=HIGH POINT
= OW POINT
=LIGHT WEIGHT
=MICRO LAM
. =PLYWOOD SHEATHING
=PRESSURE TREATED
. =SEE ARCHITECTURAL DRAWINGS
. =SLAB-ON-GRADE
=STAINLESS STEEL
=TOP OF
=TYPICAL
. =UNLESS OTHERWISE NOTED
. =WELDED WIRE FABRIC

SPECIAL _zm_umoaz/

REQUIRED PER SFBC

SECTION 1701, _\

> V1. SPECIAL INSPECTIONS

SPECIAL INSPECTIONS AND/OR TESTING IS REQUIRED FOR THIS
CONSTRUCTION. CONTACT THE STRUCTURAL ENGINEER FOR
THE METHODS AND INSPECTION REQUIREMENTS.

01. CONCRETE
02. BOLTS INSTALLED IN NEW CONCRETE

(VISUAL INSPECTION OK)
03. SPECIAL MOMENT—RESISTING CONCRETE FRAME
04. REINFORCING STEEL & PRESTRESSING TENDONS
(CONTRACTOR TO CONTACT ENGR MIN. 48 HRS PRIOR
TO POURING CONC.)

. WELDING (BY INDEPENDENT TESTING AGENCY, V1

INSPECTION OK FOR F1 WELDS.
. I_OIlm._.mmﬂo.mm BOLTING )

. STRUCTURAL MASONRY

. REINFORCED GYPSUM CONCRETE
. INSULATED CONCRETE FILL

. SPRAY-ON FIREPROOFING

. PILING, DRILLED PIERS AND CASSIONS (BY SOILS

35 VENTURA A VENUE
SAN FRANCISCO, CALIFORNIA

. SHOTCRETE
. SPECIAL GRADING, EXCAVATION AND FILLING BY SOILS EN

. EXTERIOR FACING

03/31/04

. DEMOLITION
. BOLTS INSTALLED IN EXISTING MASONRY OR CONCRETE
(TORQUE & OR TENSION TEST REPT BY INDEPENDENT TESTING

H

N.T.S.

AGENGY REQ'D PER SFBC 1701.5.20, 1607C.4 & 1615C )

< SHEARWALLS AND FLOOR SYSTEMS USED AS SHEAR

DIAPHRAGMS

. SPECIAL CASES: HOLDOWNS

. CERTIFICATION IS REQUIRED FOR:
GLULAM COMPONENTS
TRUSS JOISTS
PARALLAM BEAMS, MINILAMS
OTHER:

e

|

THE SPECIAL INSPECTOR SHALL BE SELECTED BY THE OWNER
OR HIS REPRESENTATIVE AND APPROVED BY THE BUREAU OF
BUILDING INSPECTION PRIOR TO START OF WORK.

FOR BUILDING DEPARTMENT USE ONLY
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| BDILDIIG W ERECTION,

9 vIdId

APPLICATION APPROVE

VEE& DEC 0 22803 %

AdO

=7 /4 S
e - . | BESTA :
: W SFush ¥ | pLANS HAVE BEEN APPROVEDSS
S NFORBUILDING’P%W% WD COUNTY OF SAN FRANCISCO
ADPLIQNS, ALTERATIONS OR REPAIRS Ui DREPARTMENT OF BUILDING INSPECTION
FORM AGENCIES REVIEW REQUIRED
- AND SUBMITTED HEREWITH At
- iz :ccoanme Tg ge%mlmmmnmmmmse § 5!
f 5
_ NUMBEROFPLANSETS e E“E“m"“ W'E"v § g.
- W—'_’__W-ﬂémmmwn WO 8007 7 I3 é,
12/02/2003 5 -] s
102/2003 | ) 24 onmg }= 35 Ventura Ave. 2816 & 008 __— | iR
FERMIT VD, [RA) ESTIRLETED COST OF JON (25 REVEED COGT:" =]
%CM) E’vﬁ{)‘f $100,000. %20 = e Ry

I INFORMATION TO BE FURNISHED BY ALL APPLICANTS Me kOB b
a wmmenmogggmsnha BUILDING

A N (TA] PREGENT IBE. * (0A) DCLUP. TLRSS 41 N, OF

SI0RIES DWELLING

T8k TIVE GF CONSTR. m
. wetiws 1 Sinqle/residential R- 1TS: 1
DESCRIPTION OF BUILDING AFTER PROPOSED AI.TERI\TION o
110, 0 ; o
STHAES: " - [WELLING
_L_ﬂ_@ ina R-3 hes: 1
. e i >
CONTRACTOR &H.Fl..ﬂﬁ EXPIRATION DATE =
Unknown at this time
115 e - LEESEE (R0 OVT-ONE) : ARORESS s ™ BTRLE PRCNE oM CONTAGT BYOGFT) |
Jennifer Vono 35 Ventura Ave. SF, CA. 94116 415.6€1.3768
V6] WAITE 4 DESCATION OF ALL WORK T0 A PERFORNED LNDTR THS APPLCATION EFERTACE 10 PLANS & NOT ST

TESHARGHTTECT OF EWGIVCER (UESRINC] =]
Brayton Hughes + Smith Architectural Studiec §39 Howard St. C8835
) CONSTRUCTION LESDER (ENTER MAME AND BRANCY DESIGHATION F A5Y, AGORESS
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