
CITY OF COSTA MESA 
PUBLICATION  

 
 
NOTICE IS HEREBY GIVEN that the Costa Mesa Zoning Administrator will render a 
decision on December 5, 2024, or soon thereafter, on the following item: 
Application No.: PAAD-24-0001 
Applicant/Agent: The Gold Trust/ Angela Lindsay 
Site Address: 420 Costa Mesa St. 
Zone: Single Family Resident (R1) 
Description: Administrative Adjustment to allow a 2-foot (i.e., 40 percent) reduction in 
the required side yard setback to accommodate a proposed addition to the rear of the 
existing detached garage measuring 17-feet wide by 19-feet-deep. 
Environmental Determination: The project is categorically exempt from the provisions 
of the California Environmental Quality Act (CEQA) per CEQA Guidelines Section 15303 
(Class 3), New Construction and Conversion of Small Structures. 
Additional Information: For more information, call (714) 754-5245, or email 
planninginfo@costamesaca.gov.Planning Division staff are available from 8:00 AM to 
5:00 PM Monday through Thursday and alternating Fridays, except specified holidays. 
There will be no public hearing on this request. Any written correspondence must be 
emailed to ZAPublicComments@costamesaca.gov prior to 12:00 PM on the day of the 
decision date (see above). The staff report and related documents may be viewed on the 
City’s website at https://www.costamesaca.gov/. If you challenge this action in court, you 
may be limited to raising only those issues you, or someone else raised, prior to the 
decision date. 
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SUBJECT:  Administrative Adjustment PAAD-24-0001 for a 40 percent 

reduction in the side yard setback to accommodate a proposed 
garage addition 

 
SITE LOCATION:  420 Costa Mesa Street 
 
APPLICANT:  Angela Lindsay 
 
OWNER:  Michael and Victoria Veal, Trustees of the Gold Trust 
 
PLANNER:   Jeffrey Rimando, Assistant Planner 

           714-754-5012 or jeffrey.rimando@costamesaca.gov 
 
DECISION DATE:  December 5, 2024 
 
 
RECOMMENDATION: 
 
Staff recommends that the Zoning Administrator approve Administrative Adjustment 
PAAD-24-0001 based on findings of fact and subject to the conditions of approval.  
 
DECISION: 
 
The Zoning Administrator will make a decision on December 5, 2024, or soon thereafter. 
The decision will become final at 5:00 p.m. seven days after the Zoning Administrator 
issues a Notice of Decision, unless appealed by an affected party by filing the necessary 
application and paying the appropriate fee, or if the decision is called up for review by a 
member of the City Council. 
 
COMMENTS OR CONCERNS: 
 
If you have any comments or concerns about the proposed project, please submit them 
in writing to Assistant Planner Jeffrey Rimando prior to December 5, 2024 at 
jeffrey.rimando@costamesaca.gov, or by delivering them in person or via U. S. mail to 
the Economic & Development Services Department located at 77 Fair Drive, Post Office 
Box 1200, Costa Mesa, CA 92628-1200.   
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PLANNING APPLICATION SUMMARY 
 

Location 420 Costa Mesa Street Application Number PAAD-24-0001 
Request Administrative Adjustment for a 40 percent reduction in the side yard setback to accommodate 

a proposed garage addition. 
CEQA Exempt per CEQA Guidelines Section 15303 (Class 3), New Construction or Conversion of 

Small Structures 
Final Action Zoning Administrator 

 
SUBJECT PROPERTY 

Zoning District Single-Family Residential (R1) 
General Plan Land Use Designation   Low Density Residential 
Lot Dimensions Approximately 59 FT x 135 FT 
Lot Area 7,784 square feet 
Existing Development Single-family dwelling and a detached 1-car garage. 

 
SURROUNDING PROPERTY 

 Zoning District  General Plan Land Use Designation Existing Development:   
North R1 Low Density Residential Single-family dwelling 
East R1 Low Density Residential Single-family dwelling 
South R1 Low Density Residential Single-family dwelling 
West R1 Low Density Residential Single-family dwelling 

 
DEVELOPMENT STANDARDS COMPARISON 

Development Standard Required/Allowed 
R1 Dev. Standard 

Proposed/Provided 

Min Lot Area 6,000 SF 7,965 SF 
Building Height 2 Stories / 27 FT 1 Story / 14 FT 10 IN 
   
Setbacks: 
    Front 20 FT 20 FT 
    Side (left/right) 5 FT / 5 FT 3 FT / 38 FT 
    Rear  10 FT 13 FT 11 IN  
   
Parking 2 Covered 

2 Open 
2 Covered 
1 Open* 

Open Space .40 .60 
   
*Existing nonconforming condition. 
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EXECUTIVE SUMMARY 
 
The project at 420 Costa Mesa Street requests approval for an Administrative Adjustment 
to reduce the required side yard setback for a detached garage addition. The 7,784-
square-foot site is zoned R1 (Single-Family Residential) and is developed with a detached 
single-family residence and detached undersized two-car garage. While the R1 zoning 
typically requires a five-foot side setback, the existing detached garage was constructed 
with a three-foot side yard setback. The proposed addition will extend the existing garage 
to the rear and will continue to align with the exterior wall of the garage and maintain a 
three-foot side yard setback. 
 
The site is located in a single-family residential neighborhood in which detached garages 
constructed with a three-foot side yard setback is common. 
 
Staff supports this request as the garage addition will not be materially detrimental to health, 
safety, and welfare of the adjacent (i.e., most affected) neighbor. The addition does not 
create habitable area, there are no windows overlooking the adjacent property and the 
addition will enable the property owner to park two cars in the garage. 
 
SETTING 
 
The subject property is located on the north side of Costa Mesa Street, between Tustin 
Avenue and Irvine Avenue and is designated Low Density by the Land Use Element of the 
General Plan and is zoned R1 (Single-Family Residential). Properties to the north, east, 
south, and west share the same designations and are similarly sized and shaped as the 
subject property. Other residences located along Costa Mesa Street generally consist of 
one- and two-story detached single-family dwellings designed with roof shingles and a 
variety of wall materials such as stucco, brick veneer and wood siding. The majority of 
residences along the street are developed with detached garages. 
 
BACKGROUND 
 
The existing home has an area of 1,702 square feet and a detached 323 square foot garage 
constructed with a three-foot left side yard setback. The residence and garage were 
constructed in 1950 under Building Permit Numbers 31587 and 31588. The residence was 
renovated and expanded by 695 square feet in 2012 under permit number BC12-00463. 
The single-story residence is currently developed with three bedrooms and two bathrooms. 
To provide additional space for storage and possibly accommodate another vehicle, the 
applicant would like to expand the size of the existing undersized detached two-car 
garage. 
 
REQUEST 
 
The applicant is requesting City approval to encroach two feet (i.e, 40-percent) into the 
required five-foot west side yard setback. Pursuant to Costa Mesa Municipal Code Section 
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13-28(a), a decrease in the required side yard width of more than 20-percent but no more 
than 40-percent may be considered through the City’s administrative adjustment process. 
 
Administrative Adjustment applications are acted upon by the Zoning Administrator 
pursuant to CMMC Section 13-29(c). The Zoning Administrator’s decision may either be 
appealed to the City Council by the applicant or a member of the public, or called-up for 
review by a member of the City Council within seven (7) days after the Zoning 
Administrator issues a Notice Decision. 
 
STANDARD OF REVIEW 
 
Administrative Adjustment 
Pursuant to Section 13-29(g)(1)(a-c) of the City’s Zoning Ordinance, the following findings 
must be made in the affirmative in order to approve Administrative Adjustment 
applications: 
 

• Because of special circumstances applicable to the property, the strict application 
of development standards deprives such property of privileges enjoyed by others 
in the vicinity under identical zoning classifications. 

 
• The deviation granted shall be subject to such conditions as will assure that the 

deviation authorized shall not constitute a grant of special privileges inconsistent 
with the limitation upon other properties in the vicinity and zone in which the 
property is situated. 
 

• The granting of the deviation will not allow a use, density, or intensity which is not 
in accordance with the general plan designation and any applicable specific plan 
for the property. 

 
Review Criteria 
In addition to the required Administrative Adjustment Permit findings, the CMMC requires 
that all planning applications, comply with the following planning application Review 
Criteria: 
 

• Neighborhood compatibility, 
 

• Safety and compatibility of design, 
 

• Compliance with performance standards, 
 

• Consistency with the general plan and any applicable specific plan, and 
 

• Application is for a project-specific case. 
 
PROJECT DESCRIPTION 
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The proposed encroachment would facilitate the addition of 374 square feet to the rear of 
the existing detached garage.  
 
The existing garage is set back three feet from the side property line and has interior 
dimensions of 17 feet wide by 19 feet deep and a 16-foot wide garage door. The proposed 
addition would extend the garage depth 22 feet while keeping the same interior width. The 
new addition is proposed to align with the existing nonconforming 3-foot side yard setback. 
When complete, the garage will measure 17 feet wide by 41 feet deep and could 
accommodate an additional (i.e., third) vehicle in a tandem arrangement. 
 
According to CMMC Section 13-85(a)(1), each garage space shall have interior dimensions 
that are a minimum 10 feet wide by 20 feet long.  This detached garage, however, was 
developed in 1950, which was prior to the City’s incorporation in 1953. Although 
nonconforming by curent standards in terms of interior dimensions, Section 13-204 allows 
additions to non-conforming structures occupied by conforming uses if: 
 

1. The use residential, 
2. The addition itself complies with applicable code sections, 
3. The addition does not occupy the only portion of the lot that could be used for parking, 
4. The residential development is not made more nonconforming, and 
5. Minor additions may be allowed to encroach into required setback areas upon 

approval of a minor modification application. 
 
The proposed addition meets each of these criteria as the addition is associated to an 
existing single-family dwelling and, with the exception of the side yard setback 
encroachment, will comply with other setback, building separation, and open space 
requirements. Importantly, the garage would not be made more nonconforming as the 
addition would bring the garage into conformity in terms of depth. The additional square 
footage would provide vehicles ample space to be stored and to maneuver in and out of the 
garage. 
 
ANALYSIS 
 
Staff supports the requested two-foot encroachment. The proposal is relatively minor and 
would not have an adverse impact upon the neighbor’s use and enjoyment of their property. 
 
Improvements on the neighbor’s lot along this common property line consist of a detached 
garage also constructed with a three-foot side yard setback. The subject property’s 
detached garage is currently six feet from the neighbor’s garage. The proposed garage 
addition would continue to maintain a three-foot side yard setback and would not project any 
further into the required side yard setback. 
 
Existing development on Costa Mesa Street includes legal non-conforming side setbacks 
for the majority of the homes containing detached garages. Along the north side of Costa 
Mesa Street between Tustin Avenue and Irvine Avenue consists of 19 properties with single-
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family residences including the subject property and 15 of the residences were developed 
with a detached garage. Historically the properties were developed and permitted in the 
early 1950s with detached garages constructed with a three-foot side yard setback. 
 
Therefore, granting the requested administrative adjustment to decrease side yard width 
would not permit a standard which is not already present in the immediate area and would 
not create a unique condition that could have a negative impact upon the neighborhood. 
 
For these reasons, staff finds that the garage addition will not be materially detrimental to 
health, safety, and welfare of the adjacent (i.e., most affected) neighbor. Additionally, the 
new addition is designed to mirror the existing garage in terms of architectural style, 
materials, colors, and side setback. As such, the one-story garage addition will complement 
the existing improvements and not look out of place for the area, which is mostly comprised 
of single-family dwellings with detached garages. 
 
GENERAL PLAN CONFORMANCE 
 
The following analysis evaluates the proposed project’s consistency with applicable policies 
and objectives of the 2015-2035 General Plan. 

 
• Policy CD-7.2: Preserve the character and scale of Costa Mesa’s established 

residential neighborhoods where possible; when new residential development is 
proposed, encourage that the new structures are consistent with the prevailing 
character of existing development in the immediate vicinity, and that new 
development does not have a substantial adverse impact on adjacent areas. 

 
Consistency: The proposed garage addition will not adversely impact 
surrounding properties as the addition will be located at the rear of the existing 
garage and will not affect the street façade of the structure. The additional 
square footage will create a tandem garage space which will be in line with the 
existing width of the garage and will not project further into the established 
existing side setback. 
 
Within the subject property surrounding residential neighborhood, a detached 
garage constructed with a three-foot side yard setback is common. The 
adjacent property also contains a detached garage with a three-foot side yard 
setback from the common property line. Therefore, the proposed location and 
size of the garage addition would be consistent with the prevailing scale and 
character of the existing residential development in the immediate vicinity and 
would not have a substantial adverse impact on adjacent areas. In addition, the 
proposed design of the garage maintains the same scale and character as the 
rest of the existing garage and residence. 

 
Review Criteria 
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All planning applications are reviewed pursuant to CMMC Section 13-29 (e) 1-8 to ensure 
the proposal is compatible with the surrounding area, and in compliance with applicable 
zoning standards and General Plan policies.  Additionally, the Zoning Administrator must 
make specific findings pursuant to the CMMC for the specific planning applications.  
 
The following Review Criteria are applicable pursuant to CMMC Section 13-29 (e):  
 
(1) Compatible and harmonious relationship between the proposed building and 

site development, and use(s), and the building and site developments, and uses 
that exist or have been approved for the general neighborhood. 

 
As mentioned above, the project site is located within a single-family residential 
neighborhood that has a mixture of one and two-story residences. In terms of 
neighborhood compatibility with the location and the existing neighborhood 
characteristic of Costa Mesa Street, a detached garage is common. The existing 
residences along the north side of Costa Mesa Street consists of a majority of 
detached garages with a few attached garages with a direct drive-in design. Although 
the existing detached garage currently encroaches two feet into the side yard setback, 
the proposed addition will maintain the existing two-foot setback encroachment and 
will not project any further. Therefore, the proposed garage addition is compatible with 
and will not adversely impact the design character of the surrounding developments. 
 

(2) Safety and compatibility of the design of buildings, parking area, landscaping, 
luminaries, and other site features which may include functional aspects of the 
site development such as automobile and pedestrian circulation.  

 
The driveway will remain unchanged as the proposed garage addition will be located 
at the rear of the existing garage. The additional square footage would provide vehicles 
space to be stored and to maneuver in and out of the garage. 

 
(3) Compliance with any performance standards as prescribed in the Zoning Code. 
 

The existing garage was permitted and constructed in 1950 with interior dimensions 
of 17 feet width by 19 feet depth and a three-foot side yard setback. The garage is 
considered a legal nonconforming structure as it currently encroaches into the five-
foot required side yard setback area and the interior dimensions are deficient in 
accommodating two garage parking spaces. The proposed garage addition will bring 
the site closer to conformance as the addition will provide sufficient interior depth for 
the garage parking spaces. With the exception of the two-foot side yard setback 
encroachment, the garage structure complies with standards described elsewhere in 
the Zoning Code.  

 
(4) Consistency with the General Plan and any applicable specific plan. 
 

The property has a General Plan designation of Low Density Residential. Under the 
General Plan designation, detached single-family residences are permitted. The 
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proposed project will provide a minimum open space required for the site. The 
proposed project conforms to the City’s General Plan including Policy CD-7.2. The 
project site is not located in a specific plan area. 

 
(5) The planning application is for a project-specific case and is not to be construed 

to be setting a precedent for future development. 
 

This planning application allows for a 40 percent reduction in the required side yard 
setback area to accommodate a proposed garage addition. The review of this 
application and any conditions applied thereto are relevant to the specific situs and 
circumstances involved at this point-in-time. Because of these factors, the 
determination and any applied conditions are unique and should not be construed to 
be precedent setting for future applications. 

 
FINDINGS 
 
A. The proposed project complies with Title 13, Section 13-29(g)(1), Administrative 

Adjustment “findings,” based on the following: 
 
Finding: Because of special circumstances applicable to the property, the strict 
application of development standards deprives such property of privileges enjoyed by 
others in the vicinity under identical zoning classifications. 
 

Facts in Support of Finding: Along the north side of Costa Mesa Street 
between Tustin Avenue and Irvine Avenue there are 19 properties with single-
family residences including the subject property and 15 of the residences were 
developed with a detached garage. Historically the properties were developed 
and permitted in the early 1950s with detached garages constructed with a three-
foot side yard setback including the subject property. 
 
The strict application of requiring a five-foot side setback for the proposed garage 
addition would result in a two-foot offset. The offset would create an 
unconventional design not prominent within the surrounding properties.  Further, 
the five-foot side setback requirement would deprive the property of the privilege 
to maintain a three-foot side setback to the garage that is enjoyed by other 
properties in the immediate neighborhood. The proposed garage addition will 
maintain the existing three-foot side yard setback and will not project any further 
thus maintaining consistency in garage design and placement similarly found in 
other properties along the same street. 

 
Finding: The deviation granted shall be subject to such conditions as will assure that 
the deviation authorized shall not constitute a grant of special privileges inconsistent 
with the limitation upon other properties in the vicinity and zone in which the property 
is situated. 
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Facts in Support of Finding: The project site is located within a single-family 
residential neighborhood that has a mixture of one and two-story residences, 
including detached garages, which are a characteristic commonly found in this 
neighborhood. The existing residences with detached garages, which include 
the immediate neighbors, were permitted and constructed with a three-foot side 
yard setback. Although the existing detached garage currently has a three-foot 
side yard setback, the proposed addition will maintain the existing three-foot 
side yard setback and will not project any further. Therefore, the proposed 
garage addition is compatible with and will not adversely impact the design 
character of the surrounding developments. 
 

Finding: The granting of the deviation will not allow a use, density, or intensity which 
is not in accordance with the general plan designation and any applicable specific plan 
for the property. 
 

Facts in Support of Finding: The subject site has a General Plan land use 
designation of “Low Density Residential” (LDR). The LDR land use designation 
allows for eight dwelling units per acre. The property currently has one unit on 
the property, and no additional units are proposed by the proposed project. The 
proposed project involves an addition to the existing detached garage with no 
interior or exterior modifications to the existing single-family dwelling. As such, 
the proposed project will not intensify or densify the property beyond what is 
allowed by the existing General Plan land use designation. 

 
B. The project is categorically exempt from the provisions of the California Environmental 

Quality Act (CEQA) pursuant to CEQA Guidelines Section 15303 for the permitting 
and/or minor alteration of Existing Facilities. The project would only involve an addition 
to an existing detached garage. Furthermore, none of the exceptions that bar the 
application of a categorical exemption pursuant to CEQA Guidelines Section 15300.2 
applies. The Project would not result in a cumulative impact; would not have a 
significant effect on the environment due to unusual circumstances; would not result 
in damage to scenic resources; is not located on a hazardous site or location; and 
would not impact any historic resources.   
 

C. The project is exempt from Chapter XII, Article 3, Transportation System 
Management, of Title 13 of the Costa Mesa Municipal Code. 

 
CONDITIONS OF APPROVAL (PAAD-24-0001) 
 

 1.  The project shall be limited to the type of building as described in this staff 
report and in the attached plans. Any change in the use, size, or design 
shall require review by the Planning Division and may require an 
amendment to the Administrative Adjustment. 

 2.   Street addresses shall be visible from the public street and may be 
displayed either on the front door, on the fascia adjacent to the main 
entrance, or on another prominent location. Numerals shall be a minimum 
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six (6) inches in height with not less than one-half-inch stroke and shall 
contrast sharply with the background. 

 3.   No modification(s) of the approved building elevations including, but not 
limited to, change of architectural type, changes that increase the building 
height, removal of building articulation, or a change of the finish material(s), 
shall be made during construction without prior Planning Division written 
approval. Failure to obtain prior Planning Division approval of the 
modification could result in the requirement of the applicant to (re)process 
the modification through a discretionary review process or a variance, or in 
the requirement to modify the construction to reflect the approved plans.  

 4.   The conditions of approval of PAAD-24-0001 shall be printed on the same 
sheet containing the site plan that is submitted to the City’s Building and 
Safety Division for building permit plan check review. 

 
CODE REQUIREMENTS 
 
The following list of State and local laws applicable to the project has been compiled by 
staff for the applicant’s reference.  Any reference to “City” pertains to the City of Costa 
Mesa. The applicant is also required to comply with any other applicable State and local 
laws not provided below. 
 

Plng. 1.  Approval of the planning/zoning application is valid for two years from the 
effective date of this approval and will expire at the end of that period unless 
applicant establishes the use by one of the following actions: 1)   a building 
permit has been issued and construction has commenced, and has continued 
to maintain a valid building permit by making satisfactory progress as 
determined by the Building Official, 2) a certificate of occupancy has been 
issued, or 3) the use is established and a business license has been issued. 
A time extension can be requested no less than 30 days or more than sixty 
(60) days before the expiration date of the permit and submitted with the 
appropriate fee for review to the Planning Division. The Director of 
Development Services may extend the time for an approved permit or 
approval to be exercised up to 180-days subject to specific findings listed in 
Title 13, Section 13-29 (k) (6). Only one request for an extension of 180 days 
may be approved by the Director. Any subsequent extension requests shall 
be considered by the original approval authority. 

 2.  Hours of construction shall comply with Section 13-279, Title 13, of the 
Costa Mesa Municipal Code. 

 3.  Any mechanical equipment such as air-conditioning equipment and duct 
work shall be screened from view in a manner approved by the Planning 
Division. 

Bldg. 4.  Comply with the requirements of the adopted California Residential Code,  
California Electrical Code, California Mechanical Code, California Plumbing 
Code, California Green Building Standards, California Energy Code, and 
California Code of Regulations also known as the California Building 
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Standards Code, as amended by the City of Costa Mesa at the time of plan 
submittal or permit issuance. 

Bus. 
Lic. 

5.  All contractors and subcontractors must have valid business licenses to do 
business in the City of Costa Mesa.  Final inspections, final occupancy and 
utility releases will not be granted until all such licenses have been obtained. 
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1. THE CONTRACT DOCUMENTS OF WHICH THESE DRAWINGS AND THE THE CONTRACT DOCUMENTS OF WHICH THESE DRAWINGS AND THE SPECIFICATIONS ARE A PART, ARE LEGAL INSTRUMENTS OF SERVICE FOR THE USE OF THE OWNER AND THE AUTHORIZED REPRESENTATIVES ON THE DESIGNATED PROPERTY ONLY. ANY OTHER USE WITHOUT THE EXPRESSED WRITTEN PERMISSION OF THE ARCHITECT IS PROHIBITED. 2. THE CONTRACTOR SHALL NOTIFY THE ARCHITECT IMMEDIATELY OF ANY THE CONTRACTOR SHALL NOTIFY THE ARCHITECT IMMEDIATELY OF ANY OMISSIONS OR DISCREPANCIES BETWEEN THE ARCHITECTURAL DRAWINGS, CONSULTING PROFESSIONAL'S DRAWINGS, SPECIFICATIONS OR EXISTING CONDITIONS.  THIS NOTIFICATION SHALL BE MADE TO THE ARCHITECT IN WRITING PRIOR TO INSTALLATION OF THE WORK. 3. THE CONTRACTOR SHALL VERIFY ALL DIMENSIONS, ELEVATIONS AND EXISTING THE CONTRACTOR SHALL VERIFY ALL DIMENSIONS, ELEVATIONS AND EXISTING CONDITIONS PRIOR TO COMMENCING WORK AND REPORT ANY DISCREPANCIES IN WRITING TO THE ARCHITECT.  ANY WORK INSTALLED IN CONFLICT WITH THE ARCHITECTURAL DRAWINGS SHALL BE CORRECTED BY THE CONTRACTOR ENTIRELY AT HIS EXPENSE. 4. THE CONTRACTOR SHALL NOTIFY THE ARCHITECT IMMEDIATELY IF INFORMATION IS THE CONTRACTOR SHALL NOTIFY THE ARCHITECT IMMEDIATELY IF INFORMATION IS NOT SHOWN OR IS UNCLEAR. 5. THE CONTRACTOR SHALL PROVIDE AND INSTALL ALL STIFFENERS, BRACING, THE CONTRACTOR SHALL PROVIDE AND INSTALL ALL STIFFENERS, BRACING, BLOCKING, BACKING, HANGERS, BACK-UP PLATES, AND SUPPORTING BRACKETS REQUIRED FOR CASEWORK, BATHROOM ACCESSORIES, FIXTURES, MISCELLANEOUS EQUIPMENT AND FURNISHINGS. 6. WRITTEN DIMENSIONS SHALL TAKE PRECEDENCE OVER SCALE.  DO NOT SCALE WRITTEN DIMENSIONS SHALL TAKE PRECEDENCE OVER SCALE.  DO NOT SCALE DRAWINGS.  THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE ACCURATE PLACEMENT OF THE BUILDING ON THE SITE. 7. ALL EXTERIOR WALL DIMENSIONS SHOWN ON THESE DRAWINGS ARE TO THE FACE ALL EXTERIOR WALL DIMENSIONS SHOWN ON THESE DRAWINGS ARE TO THE FACE OF THE STUD WALLS, OR TO THE FACE OF CONCRETE OR MASONRY UNLESS OTHERWISE NOTED. 8. ALL INTERIOR WALL DIMENSIONS SHOWN ON THESE DRAWINGS ARE TO THE FACE ALL INTERIOR WALL DIMENSIONS SHOWN ON THESE DRAWINGS ARE TO THE FACE OF GYPSUM BOARD AT STUD WALLS, OR TO THE FACE OF CONCRETE OR MASONRY UNLESS OTHERWISE NOTED. 9. ALL CEILING HEIGHT DIMENSIONS SHOWN ON THESE DRAWINGS ARE TO THE ALL CEILING HEIGHT DIMENSIONS SHOWN ON THESE DRAWINGS ARE TO THE FINISHED CEILING SURFACE UNLESS OTHERWISE NOTED.  10. ALL DOOR SIZES SHOWN THE DOOR SCHEDULE ARE OPENING SIZES. ALLOWANCES ALL DOOR SIZES SHOWN THE DOOR SCHEDULE ARE OPENING SIZES. ALLOWANCES FOR THRESHOLDS, ETC. SHALL BE DEDUCTED.  11. THE CONTRACTOR SHALL PROVIDE THERMAL INSULATION IN ALL EXTERIOR WALLS, THE CONTRACTOR SHALL PROVIDE THERMAL INSULATION IN ALL EXTERIOR WALLS, RAISED FLOOR AND ROOF CAVITIES WITH A MINIMUM RATING AS SHOWN IN THE DRAWINGS AND TITLE 24 COMPLIANCE FORMS. THE THERMAL INSULATION SHALL FORM A CONTINUOUS BARRIER. 12. OPEN EXTERIOR JOINTS AROUND THE WINDOW AND DOOR FRAMES, BETWEEN OPEN EXTERIOR JOINTS AROUND THE WINDOW AND DOOR FRAMES, BETWEEN WALLS AND FOUNDATIONS, BETWEEN WALLS AND ROOFS, AND AT PENETRATIONS OF UTILITIES THROUGH THE ENVELOPE, SHALL BE SEALED, CAULKED, OR WEATHER-STRIPPED TO LIMIT AIR LEAKAGE.  13. THE CONTRACTOR SHALL INSTALL CASING BEADS WHEREVER WALL BOARD OR THE CONTRACTOR SHALL INSTALL CASING BEADS WHEREVER WALL BOARD OR PLASTER ABUTS A DISSIMILAR FINISH MATERIAL AND PROVIDE SEALANT.  INSTALL METAL CORNER BEADS AT ALL EXPOSED WALLBOARD EDGES. 14. THE CONTRACTOR SHALL OBTAIN ALL NECESSARY PERMITS AND APPROVALS FOR THE CONTRACTOR SHALL OBTAIN ALL NECESSARY PERMITS AND APPROVALS FOR ALL WORK. 15. THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE SCHEDULING AND THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE SCHEDULING AND COORDINATION OF THE WORK FOR ALL UTILITIES AND SERVICES. 16. ALL WORK SHALL COMPLY WITH THE 2019 CBC AND ALL LOCAL DEPT. OF ALL WORK SHALL COMPLY WITH THE 2019 CBC AND ALL LOCAL DEPT. OF BUILDING & SAFETY CODES AND REGULATIONS. 17. ALL SUB CONTRACTORS WORKMANSHIP SHALL BE OF QUALITY TO PASS ALL SUB CONTRACTORS WORKMANSHIP SHALL BE OF QUALITY TO PASS INSPECTIONS BY LOCAL AUTHORITIES OR BY BUILDER. 18. SUB CONTRACTORS SHALL BE LIABLE FOR ANY DAMAGES TO OWNER'S SUB CONTRACTORS SHALL BE LIABLE FOR ANY DAMAGES TO OWNER'S PROPERTY AS A RESULT OF NEGLIGENCE.   19. IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO LOCATE ALL EXISTING IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO LOCATE ALL EXISTING UTILITIES WHETHER SHOWN HEREIN OR NOT, AND TO PROTECT THEM FROM DAMAGE. 20. ALL ELECTRICAL WORK SHALL COMPLY WITH ALL GOVERNING CODES, RULES, AND ALL ELECTRICAL WORK SHALL COMPLY WITH ALL GOVERNING CODES, RULES, AND REGULATIONS OF GOVERNING AGENCIES AND SHALL COMPLY WITH REQUIREMENTS OF THE SERVICING POWER AND TELEPHONE COMPANIES. 21. LUMBER:  ALL VERTICAL AND HORIZONTAL LUMBER SHALL BE GRADE MARKED LUMBER:  ALL VERTICAL AND HORIZONTAL LUMBER SHALL BE GRADE MARKED DOUGLAS FIR CONSTRUCTION GRADE #1 FOR ALL 4XD, 6XD, AND LARGER, AND GRADE #2 FOR ALL 2XD AND SMALLER. 22. PROVIDE APPROVED BLOCKING AT ALL UNSUPPORTED EDGES OF PLYWOOD ROOF PROVIDE APPROVED BLOCKING AT ALL UNSUPPORTED EDGES OF PLYWOOD ROOF SHEATHING. 23. ALL NAILING SHALL COMPLY WITH 213 CBC. ALL NAILING SHALL COMPLY WITH 213 CBC. 24. ROOFING NAILS AND ALL EXPOSED NAILS SHALL BE GALVANIZED. ROOFING NAILS AND ALL EXPOSED NAILS SHALL BE GALVANIZED. 25. PROVIDE WALL CORNER BRACING AS REQUIRED BY CODE. PROVIDE WALL CORNER BRACING AS REQUIRED BY CODE. 26. THE CENTER FOR VENT PIPES, HEATER PIPES, SHALL BE NOT LESS THAN 12" THE CENTER FOR VENT PIPES, HEATER PIPES, SHALL BE NOT LESS THAN 12" FROM THE CENTER OF ANY VALLEY. 27. ALL SHEET METAL TO BE 26 GA. GALVANIZED UNLESS OTHERWISE NOTED.  USE ALL SHEET METAL TO BE 26 GA. GALVANIZED UNLESS OTHERWISE NOTED.  USE 28 GA. GALVANIZED VALLEY FLASHING (PER CBC). 28. ALL ELECTRICAL WIRING TO BE COPPER.  ALUMINUM WIRING SHALL NOT BE ALL ELECTRICAL WIRING TO BE COPPER.  ALUMINUM WIRING SHALL NOT BE USED.  29. ALL DUPLEX OUTLETS IN BATHROOMS SHALL BE GROUND FAULT INTERRUPTER ALL DUPLEX OUTLETS IN BATHROOMS SHALL BE GROUND FAULT INTERRUPTER CIRCUIT TYPE (GFCI). 30. N.T.S. INDICATES NOT TO SCALE. N.T.S. INDICATES NOT TO SCALE. 31. EXISTING CONDITION DIMENSIONS TAKE PRECEDENT TO DRAWING DIMENSIONS. DO EXISTING CONDITION DIMENSIONS TAKE PRECEDENT TO DRAWING DIMENSIONS. DO NOT SCALE WORKING DRAWINGS. 32. FOR MORE SPECIFIC NOTES REGARDING FOUNDATIONS, FRAMING OR FLOOR FOR MORE SPECIFIC NOTES REGARDING FOUNDATIONS, FRAMING OR FLOOR PLANS - SEE PLANS. 33. CONTRACTOR AGREES THAT HE SHALL ASSUME SOLE AND COMPLETE CONTRACTOR AGREES THAT HE SHALL ASSUME SOLE AND COMPLETE RESPONSIBILITY FOR JOB SITE CONDITIONS DURING THE COURSE OF CONSTRUCTION OF THIS PROJECT, INCLUDING SAFETY OF ALL PERSONS AND PROPERTY; THAT THIS REQUIREMENT SHALL APPLY CONTINUOUSLY AND NOT BE LIMITED TO NORMAL WORKING HOURS; AND THAT THE CONTRACTOR SHALL DEFEND, INDEMNIFY AND HOLD THE OWNER AND THE DESIGNER HARMLESS FROM ANY AND ALL LIABILITY, REAL OR ALLEGED, IN CONNECTION WITH THE PERFORMANCE OF WORK ON THIS PROJECT. 34. CONTRACTOR SHALL CONTACT UNDERGROUND SERVICE ALERT 1-800-422-4133, CONTRACTOR SHALL CONTACT UNDERGROUND SERVICE ALERT 1-800-422-4133, 48 HOURS IN ADVANCE OF COMMENCEMENT OF CONSTRUCTION, FOR EXISTING UTILITIES. 35. CONTRACTOR TO PROVIDE 3 COPIES OF THE BMP WHICH INCLUDES ALL CONTRACTOR TO PROVIDE 3 COPIES OF THE BMP WHICH INCLUDES ALL STRUCTURAL DEVICES AT TIME OF PERMIT ISSUANCE.  A REDUCED SCALE PLAN MAY BE PROVIDED.
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