
 

Disclaimer for Review of Plans 
The San Francisco Planning Code requires that the plans of certain proposed projects be provided 
to members of  the public prior  to  the Cityʹs  approval  action on  the project.   Accordingly,  any 
images  of  plans  featured  on  this website  are  provided  for  the  primary  purpose  of  facilitating 
public  input prior  to the Cityʹs action.   The City and County of San Francisco does not own the 
copyright  to  these  images. Please be aware  that  the unauthorized  reproduction, distribution, or 
alteration  of  these  images  may  result  in  a  violation  of  Federal  Copyright  Law  (17  U.S.C.A. 
Sections 101 et seq.) and that any party who seeks to reproduce or alter these images does so at his 
or her own risk.  
 
Additionally, plans provided on  this website are  limited  to site plans, elevations and/or section 
details (floor plans and structural details may not be included).  These are DRAFT PLANS being 
provided for public review PRIOR to the City’s approval action on the project.   Final plans may 
differ from those that are currently available for review. 
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TITLE

August 5, 2016 for permit

August 31, variance intake

Nov 8, planning revisions
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TITLE

August 5, 2016 for permit

August 31, variance intake

Nov 8, planning revisions

Site Plan
1/8" = 1'-0"

1

c
h

e
s

tn
u

t 
s

tr
e

e
t

s
id

e
w

a
lk

LOT 001B

SUBJECT NEW UNIT
 (shaded in gray - located at 
ground level)

one story garage 
(attached to main 
structure)

light well 
/ court

driveway

rearyard

curb cut

curb cut

13'-9"

95'-6"

property line

property line

pr
op

er
ty

 li
ne

45
%

 re
ar

 y
ar

d 
se

tb
ac

k 
lin

e 

43'-0"

required rear yard open space

1631 CHESTNUT STREET
LOT 1C

1635-37 CHESTNUT STREET
LOT 9B

1625 CHESTNUT STREET
LOT 1B

bay 
window

bay 
window

bay 
window

bay 
window

bay 
window

bay 
window

bay 
window

12" x 18" aluminum wall 
mounted "no parking" 
signage - see detail 20 
adjacent

12" x 18" aluminum wall 
mounted "no parking" 
signage

21'-4"

pavement shall be striped with yellow  marking paint to 
indicate two separate parking zones. Both shall also 
have 12" text on the ground to indicate "no parking" 

no
 p

ar
ki

ng

no
 p

ar
ki

ng

1'-0"

PROJECT DESCRIPTION:
Remodel existing rear portion of ground floor to create new two bedroom and one bath dwelling 
unit. Project includes new mechanical, electrical and plumbing, as well as new exterior windows 
at rear facade. There is no change to the envelope or the footrpint on the structure. This project 
is in conjuntion with soft story work based on permit 201508033119. 

PROJECT DIRECTORYSHEET INDEXCODE INFORMATION

A-0

Block Map
not to scale

3

Sanborne Map
not to scale

4

Vicinity Map
not to scale

5

J E R M A IN E  A P A R T M E N T S

New Ground Floor Dwelling Unit Per Ordinance No 30-15

1631 Chestnut Street , Block 0495 / Lot 001C

OWNER

Dennis Jermaine
Jermaine Aprartments
P.O. Box 1542 Burlingame CA 94011
Phone (415) 385-6933
email: djermaine@oxfordim .com

ARCHITECT

JACE Architecture
520 Third Street, Suite 200
Oakland CA 94607
Phone: (415) 440-0920
email: xjace@jacearchitecture .com

STRUCTURAL ENGINEER

Bernard Huang Structural Engineer
1121 Farragut Boulevard
Foster City,  CA 94404
Phone: (650) 703-5322
email: bernardhse@hotmail .com

TITLE 24 - ENERGY ANALYSIS

Alliance 24 Title
325 Berry Street #624
San Francisco,  CA 94158
Phone: (415) 422-9925
email: a24t@att.net@hotmaill .com

A-0 Cover sheet, site plan, code information

A-0.1 SFDBI Screening Forms

A-1.0 existing first floor

A-1.1 demolition  first floor

A-1.2 proposed first floor

A-1.3 relfected ceiling / electrical first floor

A-1.4 existing 2nd, 3rd, and 4th floor plans

A-2.0 building cross  sections

A2.1 existing exterior elevations

A2.2 proposed exterior elevation

S-1.1 structural standard details

S-2.1 structural foundation plan

S-2.2 strucutral  second floor framing plan

S-3.1 structural details

M-0 title 24 energy calc's

M-1 title 24 energy calc's

M-2 mandatory measures part 1

M-3 mandatory measures part II

OCCUPANCY R-2

CONSTRUCTION  TYPE V-A

OCCUPANCY LOAD FACTOR 200 GROSS

TOTAL OCCUPANTS = 1,320 SF / 200 = 7

ALLOWABLE EXIT TRAVEL DISTANCE W/ SPRINKLER 250'

ALLOWABLE COMMON PATH OF TRAVEL DISTANCE 125'

EXISTING NUMBER OF DWELLING UNITS 15 units

PROPOSED NUMBER O DWELLING UNITS 16 units

SQUARE FOOTAGE OF PROPOSED UNIT 1,320 s.f.

SPRINKLERS

see information sheet FS-05 April 13, 2015 - see section "C" page 2 of 2 - for 
new unit sprinklers required within subject unit and along path of exit travel

49
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A-0

CODE INFORMATION

SUPPLEMENTAL PERMITS 

1631 Chestnut STreet, 
lot 001C

1631 Chestnut STreet, 
lot 001C

footprint

(central hallway @ ground level

12"
18

"

No Parking Sign
not to scale

20
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TITLE

August 5, 2016 for permit

August 31, variance intake

Nov 8, planning revisions

bedroom #2
bedroom #1

clos clos

furnace

bathroom

clos

clos

living  / dining utility

entry

hall

garage

garage

common entry porch

garage

A B C D

3

2

1

9'
-7

"
5'

-6
"

20
'-7

"

13'-1"

20'-8"

17'-2"

30'-10" 14'-6"

14
'-4

"

3'-0" x 3'-5" 
double hung

5'-0" x 6'-8" 
sliding doors

2'-4" x 1'-2" 
awning

4'-10" x 4'-0" 
slider

2'-0" x 4'-8" 
double hung

drain structural 
posts

existing wall to remain

new wall

existing wall to be removed

this box indicates parking space 9'-0" x 19'-0"

this dashed box indicates car  5'-6" x 15'-6"

car #1

car #2

car #3

this box indicates parking space 9'-0" x 19'-0"

this dashed box indicates car  5'-6" x 15'-6"

12
'-1

0"
14

'-0
"

34'-5"

20'-7"

this dashed box indicates car  5'-6" x 15'-6"

this dashed box indicates car  5'-6" x 15'-6"

A-1.0
Existing Floor Plan

1/4" = 1'-0"
2

ex
is

tin
g 

fir
st

 fl
oo

r p
la

n

storagestorage

storage utility

entry

garage

garage

common entry porch

garage

lightwell / courtyard

laundry

rear 
yard

storage

existing stair up to three 
living levels - (15 units)

wash

dry
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TITLE

August 5, 2016 for permit

August 31, variance intake

Nov 8, planning revisions

A-1.1
Demolition Floor Plan

1/4" = 1'-0"
6

bedroom #2
bedroom #1

clos clos

furnace

bathroom

clos

clos

living  / dining utility

entry

hall

garage

garage

common entry porch

garage

A B C D

3

2

1

remove all existing walls shown dashed, typ

remove finishes on wall , typ

remove 
existing step 
at door

remove finishes on wall , typ

note: this central wall is bearing, 
remove finished and framing carefull 
and shore as required

note: this central wall is bearing, 
remove finished and framing carefull 
and shore as required

remove sliging door and 
widen opening as shown

remove window - maitain (e) 
rough opening

remove window and portion 
of wall required for new 
french doors shown on 
_____

remove window and portion 
of wall required for new 
french doors shown on 
_____

remove window and portion 
of wall required for new 
casement windows shown 
on _________

(e) 4" drain

remove finishes on wall , typ

remove rough  concrete slab 
throughout interior of unit , typ

remove rough  concrete slab 
throughout interior of unit , typ

existing wall to remain

new wall

existing wall to be removed

storagestorage

storage utility
(not part of subject unit - 
this is common area for 
the building)

garage

garage

common entry porch

garage

lightwell / courtyard

laundry

rear 
yard storage

de
m

ol
iti

on
 fl

oo
r p

la
n

de
m

ol
iti

on
 fl

oo
r p

la
n
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TITLE

August 5, 2016 for permit

August 31, variance intake

Nov 8, planning revisions

A-1.2
Proposed  Floor Plan

1/4" = 1'-0"
7

11
'

17'-6"

8'8'

43'

5'5'
15'

A B C D

3

2

1

A-A

B-B

bedroom #2
bedroom #1

clos clos

furnace

bathroom

clos

clos

living  / dining
utility

entry

hall

garage

garage

common entry porch

garage

bedroom #2
bedroom #1

clos clos

furnace

bathroom

clos

clos

living  / dining
utility

entry

hall

garage

garage

common entry porch

garage

bedroom #2bedroom #1

clos clos

furnace

bathroom

clos

clos

living  / dining
utility

entry

hall

garage

garage

common entry porch

garage

bedroom #2bedroom #1

clos clos

furnace

bathroom

clos

clos

living  / dining
utility

entry

hall

garage

garage

common entry porch

garage

A

B

C

D

J

E

G

H

1

2

3

4 5

F

14'-6"4'-4"9'-6"4'-5"

7'-2"

3'-9"

2'
-6

"

7'
-6

"

7'
-6

"

TUB:

Kohler 
Bellwether 
2'-8" x 5'-6"

TOILET:

Toto  Eco 
Ultramax one 
piece 1.28 
ga/flush

1'
-6

"
2'

-0
"

2'
-3

"

13'-6" 3'-8"

16
A2.3

16
A2.3

15
A2.3

14
A2.3

13
A2.3

wd furring 
over conc 
slab det

2 risers down

existing wall to remain

new wall

existing wall to be removed

datum - finish floor at common entry @ +0

datum - finish floor at living @ -13"

path of travelpath of travel

path of travel

0 05 10 15 20 21 22 23

12
'-1

0"
14

'-0
"

this box indicates parking space 9'-0" x 19'-0"

this dashed box indicates car  5'-6" x 15'-6"

this box indicates parking space 9'-0" x 19'-0"

this dashed box indicates car  5'-6" x 15'-6"

this box indicates parking space 9'-0" x 19'-0"

this dashed box indicates car  5'-6" x 15'-6"

this dashed box indicates car  5'-6" x 15'-6"

34'-5"

20'-7"

car #1

car #2

car #3

up

bike #1

bike #2

bike #3

2'-0"

3'
-1

"
3'

-2
"

provide two fixed steel inverted 
"u" bicycle racks to provide for a 
minimum of three bicycles

bedroom #2bedroom #1
clos clos

furnace

bathroom

clos

clos

kitchen

living / dining utility
(not part of subject unit - 
this is common area for 
the building)

entry

hall

h

garage

garage

common entry
porch

garage

linen

sink

w.c.

tub

shower

lightwell / courtyard

EXTERIOR WINDOW AND DOOR SCHEDULE

ROOM DESCRIPTION
MANUFACTURER / 
PRODUCT # ROUGH OPENING GLAZING GENERAL NOTES / COMMENTS

1

2

3

4

5

laundry

rear 
yard

living / dining

kitchen

bedroom #1

bathroom

bedroom #2bedroom #2

inswing french (inswing)

double hung

french doors (inswing)

awning

double casement
(egress)

dual glaze low e w/ 
argon - tempered

dual glaze low e w/ 
argon

dual glaze low e w/ 
argon - tempered

dual glaze low e w/ argon - 
tempered - include security 
glazing

egress window req for bedroom. 
see mullion pattern on elevations

tempered gl req due to proximity to 
tub - sandblast glass req. see 
mullion pattern on elevations

Marvin wood ultrex 

Marvin wood ultrex / 
ICA33552WE 

5'-0" x 6-10 1/2"

5'-5" W x 4'-7 5/8" (H)

Marvin wood ultrex / 
IIFD6068XX 6'-0" x 6-10 1/2"

Marvin wood ultrex / 
IFAWN 2020 2'-0" x 2-0"

INTERIOR DOORS

ROOM SIZE NOTES

entry

closet

bedroom #2

furnace

closetxx

2'8" X 6'8" X 1 3/4" - VIF

casement 

2'8" x 6'8" x 1 3/8"

awning

double casement
(egress)

weatherstrip at jambs, 
head, threshold/sill

singel panel paint grade

note: door raised up to 
return air grill below

ROOM SIZE NOTES

A

C

D

E

F

G

H

I

J

K

L

B

bedroom #1 2'8" x 6'8" x 1 3/8"

bedroom #2 closet

bedroom #1 closet (3) 2'8" x 6'8" x 1 3/8"

(3) 2'8" x 6'8" x 1 3/8"

sliders, track @ head, pin at 
bottom - door leaf overlap. 
see r.o on plan for opening

sliders, track @ head, pin at 
bottom - door leaf overlap. 
see r.o on plan for opening

singel panel paint grade

bathroom

(not used)

(not used)

(not used)

PATH OF TRAVEL DISTANCE

11'-0"

7'6"

8'-0"

43'-0"

5'-0"

15'-0"

89'-6" - TOTAL 

existing r.o. +//- 3'-0" 
wide x 3'-4" high

ref

sink

range

pr
op

os
ed

 fl
oo

r p
la

n
pr

op
os

ed
 fl

oo
r p

la
n

egress 
window

dual glaze low e w/ argon - 
tempered - include security 
glazing
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2
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A-A

B-B

   

      
 
 
 

  

 

 

 
 

 
 

 
 

 

smoke 
detector

smoke 
detector

smoke 
detector

LED LED LED

exhaust 
fan

FluorFluor

Fluor

l.v. l.v. l.v. 

l.v. l.v. 

electrical legend

LED

l.v. 

Fluor

LED

LED

LED

LED

l.v. 

LED

LED
LED

exhaust 
fan

dimmers

wp

LED

gfic @ 
counter 
typ

heat 
register @ 
+/- 7' aff

heat 
register @ 
+/- 7' aff

heat 
register @ 
+/- 7' aff

heat 
register @ 
+/- 7' affheat 

register @ 
+/- 7' aff

duplex 
waterproof 
outlet for 
future garden 
use

d.w and 
g.d 
outlet 
under 
sink

vent termination for exhaust fans - 3' 
clear to any window opening required 
minimum

2'
-8

"4'-0"

3'-6" 3'-6"

2'
-8

"

2'-8"

4" low voltage recessed insulated can - Elco 1499ICT or eq

4" LED recessed insulated can - Elco or eq

wall sconce - verify all heights with architect

wall sconce - fluroescent -  verify all heights with architectwall sconce - fluroescent -  verify all heights with architect

pendant or surface mounted. if light has a "drop", verify height w/ architect
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Reflected Ceiling and Electrical Plan
1/4" = 1'-0"
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A-1.3

el
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tr
ic

al
 a

nd
 re

fle
ct

ed
 

ce
ili

ng
 p

la
n

(gray area indicates 
soffit at 7' typ)
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A-1.4

Second , Third , and Fourth Floor Plan
1/4" = 1'-0"
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bathroom bathroom

bathroom

bathroom

bathroom

clos

clos clos

clos

clos

clos

clos

light 
well

entry
hall

entry
hall

entry
hall

entry
hall

entry
hall

common hall

trash 
receptecle 
shute

rear stairUNIT #3

UNIT #2 UNIT #1 UNIT #5

UNIT #4

these plans shown for reference only - no work at these levels



Proposed Building Cross Sections
1/4" = 1'-0"
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8'
-4

"

living room kitchen bedroom #1 bedroom #1 clos closbedroom #2 entry

7'
-6

" +
/-garden / rear yard

A-2.0
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cr
os

s 
se

ct
io

ns

+0 @ main entry lobby

-14" @ finish floor of 
new unit

8'
-4

"

living room kitchen bedroom #1 bedroom #1 clos closbedroom #2 entry

7'
-6

" +
/-garden / rear yard

cross section A-A cross section B-B

12

A 2.3

12

A 2.3

13

A 2.3

13

A 2.3

fur down ceiling as required to 
cover all piping and creating 
smooth level plane - it is 
assummed that 2 x 6 would 
provide adequate depth - verify 
with architect

due to lowering of finish floor 
approx 7", it shall be required to 
excavate 7" deep well outside of 
french door to allow for smooth 
transition and step up. lowered 
area to be filled with 3/4" drain 
gravel 18" deep with 1" finish 
decorative gravel
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Existing Exterior Elevationx
1/4" = 1'-0"

18

A-2.1

fourth floor 

third floor 

second floor 
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Proposed Exterior Elevations
1/4" = 1'-0"
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cross section A-A cross section B-B

A-2.2

ex
te

rio
r e

le
va

tio
ns

fill in existing window and patch 
finishes to match existing

new inswing french doors. note: 
exterior dropped landing and 
step up to garden

new window at kitchen in front of 
sink. verify size and confirm sill 
height with architect

new window at bathroom

new egress window @ bedroom

side of garage @ prop lineside of garage @ prop line

(e)

(e)

(e)

(e)

(e)

(e)

(e)

(e)

(e)

(e)
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(e)
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(e)

(e)

(e)

(e)

(e)

(e)

(e)

(e)

(e)

(e)

(e)

(e)

(e)

(e)

(e)

(e)

(e)

(e)

(e)

(e)

(e)

(e)

1 2 3 4 5



Floor Slab and Wood Sub-Floor
3" = 1'-0"

12

Ceiling Detail - One Hour Separation
3" = 1'-0"

13
Properly line Wall - One Hour

3" = 1'-0"
14

Typ Interior Wall - One Hour
3" = 1'-0"

15

Typ Wall at Garage - One Hour
3" = 1'-0"

16
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A-3.0

w
al

l d
et

ai
ls

 / 
flo

or
 

de
ta

ils

existing floor framing, existing to 
remain

new 2 x 6 furring (non structural) 
below existing floor framing to 
cover and conceal all piping and 
to create smooth level ceiling 
plane

r-19 batt insulation

acoustic resilient channels  for 
sheetrock attachment

2 layers 5/8" type X gyp - each 
layer at 90 degree to each other. 
NOTE: sheetrock does NOT 
screw into framing. Attachment 
to channels only. 

2 layers 5/8" type X gyp - each 
layer at 90 degree to each other. 
NOTE: sheetrock does NOT 
screw into framing. Attachment 
to channels only. 

5/16" x 2 1/4" strip wood flooring 
top nailed

3/4" t&g plywood screwed and 
glued to sleepers

2 x 4 p.t. sleepers 16" o.c 
NOTE: slab may not be perfectly 
level - shim sleepers as required 
to minimize any low points in 
floor

1 1/2" rigid closed cell rigid 
insulation, polyiso with vapor 
barrier

4" concrete slab , s.s.d

9 mil or thicker v.b

6" crushed gravel , 3/4" coarse 
drain rock typ

2 layers 5/8" type X gyp

existing wall studs, new batt 
insulation typ

existing sheathing (likely 1 x 
wood boards, shown here as 
plywood for clarity - exact 
condition unknown)

existing blind side finish (exact 
condition unknown)

one layer 5/8" type x each side

new wood stud framing

new batt insulation - all 
perimeter walls and also see 
floor plan for additional locations

new wood floor on slab, see 
adjacent floor detail

2 layers 5/8" type x gympsum

acoustic resilient channels 16" 
o.c. - at garage wall only

plywood both sides - for soft 
story shear wall, s.s.d

5/8" type x gypsum on garage 
side

cut away exist extended footing 
as required, or conceal fully with 
new furred wall - verify with 
architect
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