
 
CITY OF MANHATTAN BEACH 

COMMUNITY DEVELOPMENT DEPARTMENT 
STAFF REPORT 

 
TO: Planning Commission 
 
FROM: Richard Thompson, Director of Community Development 
 
BY: Michael P. Rocque, Assistant Planner 
 
DATE: April 10, 2013 
 
SUBJECT: Variance from Building Height Standards for a Third Story Addition to an 

Existing Two-Story Single Family Residence located at 508 Third Street 
   
RECOMMENDATION 
Staff recommends that the Planning Commission CONDUCT the Public Hearing and PROVIDE 
DIRECTION. 
 
BACKGROUND AND PROJECT DESCRIPTION 
The existing 3,125 square-foot home was originally built in 1987. The applicant is seeking 
approval to add a new 358 square foot third story with an office, a 141 square foot deck area and 
a minor remodel without significantly changing the original architectural concept and design 
integrity of the existing two-story house. The remodel consists of removing a portion of the 
second floor roof and reconfiguring the existing internal stairs at both the first and second floors 
to accommodate the new third floor access. The total square footage upon completion will be 
3,483 square feet, which is below the maximum allowable of 4,320 square feet.  The existing 
total open space is approximately 200 square feet, which is legal non-conforming. The applicant 
is proposing a new 141 square foot deck at the new third floor, which meets the required 15% 
open space for the new addition. The applicant is not required to bring the existing open space 
deficiency into conformance.  Most recently in 2010, the applicant completed a 900 square foot 
remodel to the second floor kitchen and master bathroom.  The structure is slightly non-
conforming in regards to side yard setbacks at 2.9 feet, instead of the three feet required.   
 
PROJECT DETAILS 
Property Owner 
Applicant 
Location 

Shannon and Terry Boyle  
Peter Paldino, Architect 
508 3rd Street 

Zoning / Area District RS (Residential Single-Family), 
Area District III 

General Plan / Land Use Low Density Residential /Single 
Family Residential 
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 Proposed/Existing Requirement  
Parcel Size: 2,700 s.f.  2,700 s.f. min,  
Density: 1 unit 1,700 min. lot area per unit 
Building Floor Area: 3,483 sq. ft. (81% of max.) 4,320 s.f. max. 
Height 131.75 (8” in. over max)1 131.08’ feet (30 ft. above avg.) 
Parking: 
Number of Stories 

2 enclosed spaces  
3 proposed/2 existing 

2 enclosed spaces 
3 max. 

Setbacks:  
    Front (North) 
    Rear (South) 
    East Side 
    West Side 
Useable Open Space 

  
 5 ft.  
 6 ft. 
2.9 ft. existing2 
2.9 ft. existing2 
141 s.f. (15% of new addition)3 
  

  
5 ft. min 
5 ft. min 
3 ft. min. 
3 ft. min. 
54 sq. ft. min. (15% of new addition) 
 
 

 
DISCUSSION 
Through the variance process, the applicant is seeking relief from MBMC Section 10.12.030(H) 
to exceed the 30-foot building maximum height limit.   The maximum height limit for the 
building is 131.08’ feet per MBMC Section 10.60.050. The proposed height for the new third 
floor is 131.75’ feet, which exceeds the maximum height limit by 8 inches.  This is not an appeal 
of the height determination or corner elevations that were used in order to determine the 
maximum height limit as described above, this is a request to exceed the maximum height limit 
through a variance.   
 
 
Variance to Building Height  
Maximum building height is measured from the average of the elevations of the four corners of 
the property.  The corner elevations are taken from a survey, which is required for all new 
residences and most additions.  A survey must be stamped, and signed by a State licensed 
surveyor or civil engineer and dated within 12 months of applying for a building permit 
application. Below are the four property corner elevations that were used from the submitted 
survey:  

_________________________________________________________________________________________ 
1 Requires Variance 
2 Existing legal non-conforming 
3 Where new buildable floor area is added to an existing dwelling unit located in Area District III or IV, additional 
useable open space shall be provided equal to fifteen percent (15%) of the added buildable floor area 
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CORNER ELEVATION MAXIMUM 
HEIGHT 

NE (Front) 99.97  
NW (Front) 99.83  
SW (Rear) 101.86  
SE (Rear) 102.67  
 404.33/4=101.08+30=  131.08’ 

   

In some cases, staff may request additional spot elevations on the survey where there are 
property line walls, planters, or other significant grade variations at or around the property 
corners, in order to evaluate and determine local or natural grade. MBMC Section 10.60.050(A) 
clearly states how the Director may interpret corner elevations for consistency and to minimize 
impacts on adjacent properties.   

Based on review of the current survey that was completed in February 2012 and an original 
building plan from 1987 there does not appear to be any significant change in the two documents 
in the corner elevations (Attachment C).  In addition, staff reviewed original street profile maps 
from 1924 when the street was constructed to determine if the street construction created a cut or 
fill to the natural grade 

23.  In this block, portions were cut and portions were filled to create an even slope. Adjacent to 
the subject property there is fill of 1’-2’ feet for the street construction, not cut as indicated by 
the applicant.  Based on the original street maps, original building plans, and current survey the 
grade at the sidewalk is more a representation of natural grade than the grade at the top of the 
retaining wall on the front property line.  The front yard was raised so that the first floor is level 
with the rear yard where there is access off the alley. This home was a model that was 
constructed by the developer on a number of properties throughout the City in late 1980’s and 
the design was kept the same throughout town, regardless of the site topography.   

Staff also often reviews surveys and plans of adjacent properties to ensure that property corner 
elevations are consistent and accurate.  Based on staff’s review of other recently completed 
projects along the 500 block of Third Street within the last 12 years, permit records show that all 
new construction and third story additions have utilized the lowest adjacent grade or sidewalk 
grade for the front property corner elevation.  The table below shows other adjacent properties 
maximum building heights which consistently use the lowest adjacent grade or sidewalk grade 
for the front corner elevations:  
 

Page 3 of 27
PC MTG 4-10-13



 4

PROPERTY YEAR BUILT  MAXIMUM 
HEIGHT 

513 3rd Street  2002 130.16’ 
524 3rd Street  2001 133.14’ 
532 3rd Street  2006 133.34’ 
544 3rd Street 2011 132.14’ 
553 3rd Street  2006 136.34’ 
549 3rd Street 2012-Applied Status  134.77’ 

 
Many of the properties above had built up grades in the front section of the property adjacent to 
Third Street, similar to the conditions that exist at 508 Third Street and in all cases the lowest 
grade or sidewalk grade was used in order to determine the maximum allowable building height.  
Also, the table shows the further up the block, to the east, the street grade rises, which is 
indicative of the higher maximum allowed heights.    
 
Variance Findings 
In order to grant the variance request, Section 10.84.060(B) of the zoning code requires that the 
Planning Commission make required findings as follows, the following responses to each finding 
are taken from the applicants application: 
 
 

1. Because of special circumstances or conditions applicable to the subject property—
including narrowness and hollowness or shape, exceptional topography, or the 
extraordinary or exceptional situations or conditions—strict application of the 
requirements of this title would result in peculiar and exceptional difficulties to, or 
exceptional and/or undue hardships upon, the owner of the property;  
 
The subject property has exceptional original topography and steep grades which rise in 
height from Third Street to the alley and this can be evidenced by similar properties 
along the existing streetscape that have raised front yards and significant fill.  Due to the 
original topography the owners cannot add a third story which in return is causing them 
an undue hardship with the only option of tearing down and re-building their home.      

 
2. The relief may be granted without substantial detriment to the public good; without 

substantial impairment of affected natural resources; and not be detrimental or injurious 
to property or improvements in the vicinity of the development site, or to the public 
health, safety or general welfare;  

 
While the project is asking to exceed the maximum allowable height by 8” inches, the 
property will not be significantly incongruent with neighboring properties and will be at 
81% of the maximum allowable building floor area.  Relief may be granted without 
substantial detriment to the public good or substantial impairment of affected natural 
resources; and not be detrimental or injurious to property or improvements in the vicinity 
of the development site, the public health, safety or general welfare.   
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3. Granting the application is consistent with the purposes of this title and will not 

constitute a grant of special privilege inconsistent with limitations on other properties in 
the vicinity and in the same zoning district and area district. 

 
The height of the structure itself will be under the 30’ maximum building height and 
would be in accordance with the municipal code if the home had not been built on an 
elevated sand dune and will be consistent with other neighboring homes and not grant a 
special privilege that is inconsistent with the zoning and area district.   
 

The project architect also provided additional information in the submittal regarding the variance 
findings and development on surrounding properties (Attachment A). 
 
The home will be smaller than the maximum allowed, at 81 percent of the total allowed for the 
lot. The subject parcel does not have obvious physical hardships in that it is a fairly standard 
rectangular lot for the area district in which it is located. The most apparent physical limitation is 
due to the raised grade, a third story addition cannot be constructed. If the existing house were 
demolished and a new house constructed a large three story house could be built, similar to those 
further east on the street. The proposed third level and building would be consistent with other 
surrounding properties and is allowed by code as long as the building fits within the 30’ height 
limit.   

 
Some General Plan goals and policies that the Planning Commission might determine to be 
relevant to its decision on this application include the following: 
 

Goal LU-1: Maintain the low-profile development and small-town atmosphere of 
Manhattan Beach. 

 
Goal LU-2:   Encourage the provision and retention of private landscaped open space.  
 
Goal LU-3:  Achieve a strong, positive community aesthetic. 
 
Goal LU-4: Preserve the features of each community neighborhood, and develop 

solutions tailored to each neighborhood’s unique characteristics. 
 
Housing   
Policy 1.1: The City of Manhattan Beach will continue to maintain and conserve the 

character of its existing residential neighborhoods. 
 
Public Input 
A public notice for the project was mailed to the property owners within 500 feet of the site and 
published in the Beach Reporter newspaper on March 28, 2013. Staff did receive two comments 
in opposition of the project and it is included as an attachment (Attachment B).  Other City 
Departments did not have comments for the proposed project.   
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Environmental Review 
The Project is Categorically Exempt from the requirements of the California Environmental Quality 
Act (CEQA), pursuant to Sections 15303. 
 
CONCLUSION 
Staff recommends that the Planning Commission conduct the public hearing, discuss the 
proposed project, and provide direction.   
 
Attachments: 

A.  Application Materials and Findings 
B.  Neighbors Correspondence 
C.  Survey dated February 28, 2012 
D.  Architectural Plans  
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ABBREVIATIONS GENERAL  LEGEND

VICINITY  MAP

SHEET  INDEXPROJECT  DESCRIPTION

AREA  CALCULATIONS

Fax:   (310) 545-3846

1020 Manhattan Beach Blvd,  Suite “105” !
Manhattan  Beach, CA 90266
Tel:   (310) 545-3826

 Paldino
Architects /Construction

#145594

www.paldinoarchitects.com

All ideas,designs,plans and arrangements indicated or
represented by these drawings are owned by and are
the sole property of PALDINO ARCHITECTS, and were
created,evolved and developed for the use on and in
connection with this specified project. None of such 
ideas,designs,plans and arrangements shall be used by
or modified,changed,or altered in anyway,or disclosed
to any person,firm,corporation for any purpose 
whatsoever, without the written consent of
PALDINO ARCHITECTS.

April 3 ,2013
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A-0LEGAL OWNER:  MR AND MRS. Terry Boyle        

   

508 3rd Street

GN-1
GN-2
GN-3
A-1

A-2
A-3

S-1

A-4

E-1

S-2
S-3

A-5
A-6
A-7

A-1.1

A-8
A-9
A-10

S-4

JOB #

DRAWN BY
DATE

REVISIONS:

A-0

Title Page

2-Story-Single Family Dwelling w/Existing attached 2-car garage, Type V, Non-Rated Construction !
Zoning District: RS             Area District III ,     30’ Max. Height  !
APN: 4180-013-028             Total Sq.Ft of Lot  2704 Sq.Ft.    30’ X 90.15’!
Leveldune Tract , Lot 28  , Block K ,  MB 14-17  !
   

This Project to comply with 2010 Title 24 Energy Code, 2010 CBC,CRC,CMC,CPC, Cal-Green Code!
and 2010 CEC (with city Amendments)

NORTH

SFD Addition

Title Sheet (Variance Package)
General Notes
General Notes
General Notes

Site Plan (Variance Package)
1st ,2nd , 3rd Floor Plans (Variance Package)

Actual Existing Liveable Area..3038 SF............................................................3038 SF!
Actual Existing Garage  ............! 487 SF              Less 400sf(2-Car)....................87 SF!
Existing Total..............................3525 SF          Total Existing BFA..................3125 SF!
!
Addition Liveable Area...............358 SF...............................................................358 SF!
Addition Open Space...................141 SF!
!
Total Proposed Buildable Floor Area=..............................................................3483 SF!
Allowable Buildable Floor Area= 2700 x 1.6= .................................................4320 SF

OWNER:

SITE::

Structural Notes & Schedules

F High Efficiency Lighting

Title 24 Energy Calcs

Electrical - Lighting Plans

3rd Floor and Roof Framing
Structural Details

Mr. and Mrs. Terry Boyle

Fax:   (310) 

508 3rd Street”!
Manhattan Beach, CA 90266
Tel:   (310) 793-6281  

508 3rd Street!
Manhattan Beach, CA 90266

3rd Place

IN
GLESIDE DR.

4th Street

Site

3rd Street

5th Place

4th Place

N
. VALLEY DR.

2nd Place

Aart Assink and Assocs. 
Civil Engineer
1611 El Prado Avenue
Torrance, CA 90501
tel: 310-618-0782 

Structural Engineering:

3rd Floor Addition: Guest Bedroom /Office w- Bathroom and Closet.!
Addition Stairs and Outdoor Open Space!
 !
Addition Areas:  358SF +141SF Deck =499 SF!
Outdoor Open Space: Min.15%of Additional Living Space Req’d=54 SF; 141 SF Provided

Scope of Work:

Valuation: $88,132.00

Existing and New Roof Plans (Variance Package)
Sections (Variance Package)
Elevations (Variance Package)

Survey:
Denn Engineers!
3914 Del Amo Blvd., Ste. 921!
Torrance , CA 90503

Lot Cross Section (Variance Package)

Title 24 Energy Calcs

Not Used
Not Used
Architectural Details

Foundation Plan

ATTACHMENT D
PC MTG 4-10-13
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Shaded Area Represents
3rd Floor Addition

Separate permits and plans are required for spas, pools, solar systems,
demolition and sewer cap of existing buildings. If such improvements
or demolition is required as a condition of approval for discretionary
actions or to commence building, then such permits must be obtained before or 
at the time this proposed building permit is issued.

Fence-Wall-Handrail and hedge heights, as measured from the lowest
finished grade adjacent to each section of the structures, maybe a
maxium of 42" in the front setback, and 6' at all locations on site
(3' feet in driveway visibility triange and in the traffic vision clearance
triangle).

LEGAL OWNER:  MR AND MRS. Terry Boyle        

   

2-Story-Single Family Dwelling w/Existing attached 2-car garage, Type V, Non-Rated Construction !
Zoning District: RS             Area District III ,     30’ Max. Height  !
APN: 4180-013-028             Total Sq.Ft of Lot  2704 Sq.Ft.    30’ X 90.15’!
Leveldune Tract , Lot 28  , Block K ,  MB 14-17  !
   
This Project to comply with 2010 Title 24 Energy Code, 2010 CBC,CMC,CPC, and !
2010 CEC (with city Amendments)

3rd Floor Addition: Guest Bedroom /Office w- Bathroom and Closet.!
Addition Stairs and Outdoor Open Space!
 !
Addition Areas:  358 SF + 141 SF Deck = 499 SF!
Outdoor Open Space: Min.15%of Additional Living Space Req’d=54 SF; 141 SF Provided

Scope of Work:

Alum. Perimeter Clamping
Angle,tape and #14s.s. Fastenner

2X Structural Curb 

Glazing Panel

Skylight Curb Detail  5-A5
1 1/2"=1'-0"

Alum. Perimeter Clamping
Angle,tape and #14s.s. Fastenner

2X Structural Curb 

Glazing Panel

INSIDE CURB DIMENSION

6'-2"
OUTSIDE CURB DIMENSION

5'-11"

Metal Flashing w-Drip Edge
and Counter Flashing

2x Fascia

PARKWAY

April 3 ,2013

Floor Area Calculations:

1st Floor:
Overall Building 79' x 24'  = 1896 SF
Bay Window            =     16 SF
          Sub-Total               =1912 SF

Minus:
Front Porch 5' x 6'-4"     =  31.65 SF
Side Patio  9' x12'          =108.00 SF
Under Stairs                   =  40.00 SF
         Sub-Total              =179.65 SF

1st Floor Totals             1912.00 SF
       Minus                       179.65 SF
Total 1st Floor               1732.35 SF 

2nd Floor:
Overall Building 83' x 24'=  1992 SF
Bay Window                   =      16 SF
         Sub- Total            =   2008 SF

Minus:
Front Roof Cut Back     =    31.65SF
Back Cut Back              =    20.00SF 
Alley Deck                   =     23.19SF
Side Deck 9'x12'         =    108.00SF
Stairwell Floor Opening=      32.65SF
         Sub-Total          =    215.42SF

2nd Floor Totals             2008.00SF
       Minus                        215.42SF
Total  2nd Floor              1792.58SF

1st Floor Total:               1732.35SF
2nd Floor Total:              1792.58SF
Total                              3524.93SF

  Minus                             400.00 SF ( Garage Allowance)
Existing Grand Total BFA  3124.93SF

New Addition                    358.00SF
New BFA                        3482.93SF

JOB #

DRAWN BY
DATE

REVISIONS:

A-2

OWNER:

SITE::

Site  Plan !
Scale: 1/8” = 1’-0”

Mr. and Mrs. Terry Boyle

Fax:   (310) 

508 3rd Street”!
Manhattan Beach, CA 90266
Tel:   (310) 793-6281  

508 3rd Street!
Manhattan Beach, CA 90266

Fax:   (310) 545-3846

1020 Manhattan Beach Blvd,  Suite “105” !
Manhattan  Beach, CA 90266
Tel:   (310) 545-3826

 Paldino
Architects /Construction

#145594

www.paldinoarchitects.com

All ideas,designs,plans and arrangements indicated or
represented by these drawings are owned by and are
the sole property of PALDINO ARCHITECTS, and were
created,evolved and developed for the use on and in
connection with this specified project. None of such 
ideas,designs,plans and arrangements shall be used by
or modified,changed,or altered in anyway,or disclosed
to any person,firm,corporation for any purpose 
whatsoever, without the written consent of
PALDINO ARCHITECTS.

5'
-0
"

Existing
Storage

4'
-0
"

103.29'

Planning Note:
Since the Property Corner is on the
Neighbors to the West First Step,
After Meeting with the Planning Department 
it was determined that we could Average the
Elevation (100.54')at the Neighbors Step 
with Elevation (103.29')  at the 
Northern-West Corner, and use that number
for the Property Corner.Therefore
100.54+103.29/2=101.92'  

Existing Residence Existing Residence

SITE PLAN
Scale: 1/8"=1'-0"

508 3rd Street

30.01'

CONCRETE SIDEWALK 102.83' PC
100.54' PC

101.86' PC 102.67' PC

2nd Place

90
.1

5'

3'-0"

90
.1

5'

30.01'

Existing 2-Story
SFD w Attached 2-Car
Garage

3'-0"

2'
-0
"

Existing Trash
Area

Existing Electrical
Underground Service

Existing Power Pole

Existing Curb and Gutter

Outline of 2nd Floor

MAX. HEIGHT CALCS.

101.92' NW Corner
102.83' NE Corner
101.86' SW Corner
102.67' SE Corner

409.28'/4=102.32'

102.32'+30.00'= 132.32' MAX HEIGHT
     per Denn Engineering Survey

15
'-
3"

DN UP

2-Car Garage

W
H

Concrete
 Patio

Porch

Entry

DN

104.48'

Page 22 of 27
PC MTG 4-10-13



141 SF Deck

JOB #

DRAWN BY
DATE

REVISIONS:

A-3

OWNER:

SITE::

1st & 2nd Existing Floors!
3rd Floor Addition !
Scale: 1/4” = 1’-0”

Mr. and Mrs. Terry Boyle

Fax:   (310) 

508 3rd Street”!
Manhattan Beach, CA 90266
Tel:   (310) 793-6281  

508 3rd Street!
Manhattan Beach, CA 90266

Fax:   (310) 545-3846

1020 Manhattan Beach Blvd,  Suite “105” !
Manhattan  Beach, CA 90266
Tel:   (310) 545-3826

 Paldino
Architects /Construction

#145594

www.paldinoarchitects.com

All ideas,designs,plans and arrangements indicated or
represented by these drawings are owned by and are
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358Sf  Addition

3
A-5

3
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3'
-0

"

6
A-10

7
A-10

8
A-10

16
A-10

15
A-10

DN

42" Ref30"
Oven

36"
Pantry

KITCHEN

DW

3'
-1

"

wine

Powder
Guest Room-Office

New 
Tub

se
at

Closet
Master Closet

1st Floor (Existing)
1733-400=1333

1792
2nd Floor (Existing)

Existing Deck 

Master bedroom

Master Bath

Guest Bath

Existing
Deck

2'
-6

" 
x 

6'
-8

"

2'-4" x 6'-8"

2'-0" x 6'-8"

2'-6" x 6'-8"FR

Family Room

2'-6" x 6'-8"FR

Desk

existing existing existingexisting

existing existing

existing 3'x4' slider existing

existing

ex
is

tin
g

existing existing

ex
is

tin
g

existing

ex
is

tin
g

ex
ist

ing

ex
ist

ing

existing
existing

existing 3'x4' slider

existing existing existing existing existing

Dining Room

existing existing

existing

Existing Duct Chase

111.03'

FF=113.56' to top of 
Hardwood Flooring

existing

Demo Walls

Remove Existing Low Roof

15'-3"5'-0"
Existing Stairs to Remain

Existing Brick Stairs
to Remain

UP Existing Pony wall To Remain

New Wall

existing existing

existing

existing

existing
existing

New Stairs to 3rd Floor

existing
BALC.

Line of Wall Above

358+141=499SF
3rd Floor (New)

2-Car Garage

Kid's Bedroom #1
Kid's Bedroom #2

Closet

Closet

Linen

WH

Laundry Bath
Concrete Patio

Bench

Storage
Existing

Living Room

Ex
is

tin
g 

Ro
ll-

up
 G

ar
ag

e 
Do

or
 w

ith
 O

pe
ne

r

ex
is

tin
g

ex
ist

ing

ex
ist

ing

existing
existing

existing

existing
existing

existing
existing

Existing Self Closing 
Rated Door

Egress
existing

104.73' @
front door

FF=103.48'

UP

DN

Existing Stairs Above to Remain

Move Existing Double Door
12" Towards the North

3'-0"
Min.

Remove Wall &
Replace with 42" Hi Railing Post to Remain

24
'-
0"

79'-0"

79'-0"

9'X12'=108sf

12'-0"

9'
-0
"

6'
-4
"

2'-0"

6'
-0
"

10
'-
0"

23'-0"

20'-0"

3'
-6

"
2'

-1
0"

Planter Box

10
'-
10
"

16
'-

0"

9'-9"

FAU

Suppy Duct to 
Existing House

Line of Duct Soffit at Ceiling

Suppy Duct to
Existing House

RA

FF=123.00'

Attic Area Attic Area

Patio Deck @ 2nd Floor

DN

Existing Roof
FF=113.56'

New Patio Deck 
at 3rd Floor 

Existing RoofExisting Roof

Closet

5'
-6

"
9'

-6
"

12
'-
4"

shower

13'-0"

6'
-4

"

3'
-2

"

open to below

Bathroom

11
'-

8"

2'
-6

" 
x6

'-8
"

2'-8" x6'-8"

2'
-0

" 
x5

'-0
"

Lo
uv

er
ed

3'x2'
Awning
Tempered Glass

3'x2'
Awning
Tempered Glass

12'x6'-8" OXXO Slider

Sl
op

e 
1%

2" Deck Drain

Over flow Scupper

Dex-o-Tex ICC #1757

3/4" max.

2'x3' Fixed

2'
x3

' F
ix

ed

Line of Tower Above

Line of Walls Below

5'-8"

SECTION  A

SECTION  A

SECTION  A

SECTION  B SECTION  C

42" Hi Pony Wall

3'x2'
Awning

3'x2'
Awning

3'x2'
Awning

3'x2'
Awning

Run Duct to Lower Floor

Note: All New Windows to be Milgard Dual Glaze

W

W

W

3'
-1

1"

7'
-8

"
10

'-
0"

NOTE: Water Efficieny:
New Lavs to be 1.5 gpm Flow
New Kitchen Faucets      1.8 gpm Flow
New Toilets 1.28 gpm Flow
New Shower Heads 2.0 gpm Flow
New Urinals 0.5 gpm Flow

SECTION  A

April 3,201383'-0"

24
'-

0"

2'-0"

4'-0"

6'
-4

"

23.19SF

12'-0"

7'-10 1/2"

11'-8"

5'
-8
"
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NORTH

30
.0

0'

103.29' PC (100.54PC on Neighbor's
 Brick Steps)

102.83' PC

102.67' PC

101.86' PC

508 3rd Street

99.0
100.0

102.67 PC

101.0
102.0
103.0
104.0
105.0
106.0
107.0
108.0
109.0
110.0

5'-0"

103.62'

22'-8"

104.90'

33'-1"

107.06'

62'-6"

107.08'

80'-0"

105.76'

99.97'

102.83PC'

Finish Grade @508 3rd Street,
Avg.102.83'

SW

Front Property Line

3rd Street

Rear Propoerty Line

CROSS SECTION @ PROPERTY LINE BETWEEN 508 AND 512

10'-0"

Finish Grade @512 3rd Street
Avg. 107.07'

CL.

485 CU YARDS of  Fill
would be Needed to Raise
512 3rd St. Lot
to Present Values, that's 
48.5 Dump Trucks

Finish Grade If
99.97 is take as PC

512 3rd St.,Top of 1st Floor Slab

April 3, 2013

Cross Section

3r
d 

St
re

et

Shaded Area Is Soil that the 
Retaining Wall is Holding Back

512 3rd Street

504 3rd Street

Neighbor at 504 3rd Street
Existing Brick Steps

Existing Retaining Wall

6 Steps Down to Garage

30
.0

1'

DN

UP

WH

Concrete Patio

Po
rc

h

En
tr

y

DN 10
4.

48
'

512 3rd Street, Top of  Garage Slab

512 3rd Street, 12 Steps Up to 1st Floor
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NEW FLAT ROOF-Built-Up Roofing
GafGlas  ICC-ES/ESR-1274

New Patio Deck 
at 3rd Floor 

Patio Deck at 2nd Floor

4:12

Existing Composition
Shingles

4:12
Existing Composition
Shingles

4:12
Existing Composition
Shingles

4:12

New Composition
Shingles to Match 
Existing- ICC-ES/ESR 1372
Asphalt Fiberglass Shingles

4:12
Existing Composition
Shingles

4:12
Existing Composition
Shingles

4:12
New  Composition
Shingles to Match Existing

4:12

New Roof
Comp .
Shingles

Existing 
Chimney

12
:1

2
12

:1
2

Existing Roof 

12
:1

2
12

:1
2

Existing Roof 

No Vent Pipe Holes In Flat Roof Area
NEW  FLAT ROOF

PYRAMID SKYLIGHT 
by Bristolite ICC-ER # 2469

Patio Deck at 2nd Floor
to Remain

4:12
Existing Composition
Shingles

4:12
Existing Composition
Shingles

4:12
Existing Composition
Shingles

4:12
Existing Composition
Shingles

4:12
Existing Composition
Shingles

4:12
Existing Composition
Shingles

Existing 
Chimney

12
:1

2
12

:1
2

Existing Roof 

12
:1

2
12

:1
2

Existing Roof 

4:
12

Ex
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m
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4:
12

Ex
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g 

Co
m
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4:
12
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g 
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m
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n
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Existing Roofing, Sheathing
and 2x Roof Rafters to be Removed
in Shaded Area Only,  DO NOT REMOVE CEILING JOIST

2x
6 

Ce
ilin

g 
Jo

is
t 

to
 R

em
ai

n

2x
6 

Ce
ilin

g 
Jo

is
t 

to
 R

em
ai

n

NOTE:  ADD Temporary Support  Wall Before 
Removal of Roof Rafters

Existing Roof Plan with Removal Area

New Roof Plan with Addition Area

Cricket

42" Hi Pony Wall

2%
 S

lo
pe

5" Gutter w Downspouts

2%
 S

lo
pe

5" Gutter w Downspouts

Wall Base At Deck   1-A5

1/2" CDX 

Lap Siding over 
Waterproof Membrane

G.I Flashing and Counter Flashing

Deck Plywood

R-13 Batt Insulation

2" Min.

Exterior GuardRail Wall Detail  3-A5

42"

Lap Siding

1/2" CDX Plywood

Waterproof Membrane

2x Fascia

G.I Flashing

2x8 Cont. Cap

Rake Detail  4-A5

2x Fascia

G.I. Drip Edge

Lap Siding

Alum. Perimeter Clamping
Angle,tape and #14s.s. Fastenner

2X Structural Curb 

Glazing Panel

Skylight Curb Detail  5-A5Wall To Low Roof Detail  2-A5

5
A-5

5
A-5

4
A-5 2

A-5

2
A-5

4
A-5

4
A-5

4
A-5

3
A-5

3
A-5

4
A-5

1
A-5

1
A-5

NEW ATTIC AREA =250 SQ. FT / 150= 1.67 SQ.FT. NEEDED,!
 Each 24”ø Dormer Vent = Approx. 1.25 Sq.Ft."
Each Wall Vent = approxately  .50Sq.Ft. !
PROVIDED 3.50 SQ. FT. TOTAL ATTIC VENT AREA

Roof Deck and Balconcies!
Provide water proofing membrane “Dex-O-Tex” !
Crossfield Products ICC # 1757 or Approved!
Equal. Apply per Manufactures Specs.

Attic Ventalation

attic vent

attic vent(2) attic wall vent

2
A-5 Sim.

1
A-10

2
A-10

2
A-10

2
A-10

R-13 INSULATION

Rain Gutter Where Occurs

Roofing

Metal Cap w-Drip Edge,
over waterproof membrane

2x6 Fascia

Z-Bar Flashing

Counter Flashing

Low Roof

2x Rafters

Dex-o-Tex ICC #1757

15
A-10

15
A-10 April 3, 2013
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Existing 2x8 Rafters @16"o.c.

Attic

9'
-0

"

New Attic Space

8'
-1

"

Plate Height
131.08'

FF=113.56' to top 
of Hardwood Flooring

FF= 123.00'

Master Closet

Existing 2-Car Garage

Guest Room-OfficePowder Room Dining Room

8'
-1

"

127.10'  top of Existing Ridge

7'
-1

"

Bent Steel
Stringer

Existing 7x14 PSL

Existing 2x6 Ceiling Joist
@16'o.c. to Remain

Existing 16"w x 18"d Cont. Footing
w-#4 bars Top & Bottom, Typical

Existing Stairs to Remain

(E)Front Door

Landing 111.03'

door to office / bedroom

PYRAMID SKYLIGHT-Model 7070
by Bristolite ICC-ER #2469

16 RISERS @7.56" =10'-1"

15 RISERS @7.69" =9'-8"
New Stairs

131.08' Max Height per Planning Dept.

FF=103.48'

10
'-

8" 10
'-

0"

3'-0"

2nd FF=113.56'(top of hardwood)

8'
-1

0"

Celerstory Window

FAU

New 2x Roof Rafters

R-13 Batt Insulation Typical at all Exterior Walls

R-30 Batt Insulation

SECTION  B SECTION  C

SECTION  A

FF=113.56' top of hardwood

127.10'

8'
-1
"

12'-4"

Kitchen

6x14 Existing Beam

9'
-0
"

Existing  Stairs
to Remain

Hall
Living  Room

New Stairs

Existing Post
to Remain

Cut off 6x14 Beam at 
Stair well

New Stairs 
in Foreground

Celerstory windows
2'-6" x 1'4" H

SECTION  B

FF=113.56' top of hardwood

127.10'

8'
-0
 1
/2
"

8'
-1
"

Existing Kitchen

New  Patio Deck

Bedroom Bathroom

Existing Dinning Room

New Office

FF=123.00' top of plywood

Hall

Existing Ridge of Roof 
Beyond

Existing 2x6 Ceiling Joist
to Remain

SECTION  C

Steel Stringer

Ex
is

tin
g

3'
-6
"

NE
W

NE
W

1% Sloped Roof

3'
-6

"

3'
-6

"

2'
-1
0"

M
ax

.

Duct

EL =100'PARKWAY SIDEWALK
3RD STREET

8'
-1

"

ALLEY

Rear Property Line

2'
-1
0"

102.97' GFF

101.50'

99.97'

102.83'PC

Front Property Line

Existing Retaining Wall

April 3,2013

131.08' Max. Height Per Planning Dept
 131.75' Height Requested

Plate =131.08'

131.75' Max Height Requested.

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

Scale:: 1/4"=1'-0"Scale:: 1/4"=1'-0"
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Pyramid Skylight
by Bristolite ICC-ER # 2469

April 3,2013

FF=113.56' Existing top of hardwood floor

127.10'  Existing Ridge

New  Compostion Roofing 
to Match Existing

8'
-1
"

FF=113.56' top of hardwood

127.10'

Attic

9'
-0

"

Existing Composition Roofing
to Remain

Existing Lap Siding
to Remain

Existing Stucco 
to Remain

Existing 7'-0" x 16"-0" Roll up 
Garage Door to Remain

Existing Stucco to Remain

Existing Lap Siding to remain

Existing 42" Railing
to Remain

New Attic Space

Existing Stuccoed Chimney

131.75' Max Height Requested

FF=113.56' to top 
of Hardwood Flooring

FF= 123.00'

Existing Composition 
Roofing to Remain

131.75' Max Height Requested

Existing Stucco to Remain

Existing Lap Siding
to Remain

Existing Composition
Roofing to Remain

New Lap Siding 
to Match Existing

131.75' Max Height Requested 131.75' Max Height Requested

Existing Brick
Faced Column

Low Roof

New Sloped Roof

Match Existing Lap
Siding

2x8 Wood Fascia

Trim to Match
Existing

Pyramid Skylight
by Bristolite ICC-ER# 2469

Existing 42"Hi Railing

2x8 Fascia

New  Rake Trim to Match Existing

Remove 
Window 
Fill In w/
Siding

SOUTH ELEVATIONNORTH ELEVATION

EAST ELEVATION

WEST ELEVATION

2X12 FACSIA

6x12  attic wall vents

10
A-10

11
A-10

12
A-10

NOTE:
Openings in Exterior Walls Located 3 Feet away from property line
shall have an area not exceeding 25% of wall Area

East Wall Area =2012 SQ Ft., Max Opening allowed 503 sf
Total Opening Provided = 139sf <503sf :: OK

West Wall Area =1530 SQ Ft., Max Opening allowed 382 sf
Total Opening Provided = 142sf <382sf :: OK

EL =100'
PARKWAYSIDEWALK

3RD STREET

3'
-4

"

Curb

131.08' Max Height Per Planning Dept 131.08' Max Height per Planning Dept.

131.08' Max Height per Planning Dept.

131.08' Max Height per Planning Dept.

28
'-

10
"

Finish Grade 102.90'

29
'-
1"

Fin. Gr. 102.67'

29
'-
0"

Fin. Grade

28
'-
10
 1
/2
"

Finish Grade 102.89'

28
'-
6 
1/
4"

Finish Grade 103.22'

28
'-

10
 3

/4
"

Finish Grade 102.86'
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