CHAPTER 17.06
R-1 RESIDENTIAL DISTRICT
[Ord. No. 463 (10/23/02), Ord. No. 479 (7/9/03), Ord. No. 485 {3/19/04)]
[please refer to the attached definitions for the terms used here]

Sections:
17.06.010 Purposes of Chapter
17.06.020 Permitted uses
17.06.030 Conditional uses
17.06.040 Development regulations
17.06.050 Parking
17.06.060 Signs

§17.06.010  Purposes of Chapter

In addition to the objectives set forth in Section 17.01.030, the R-1 Residential District
(hereinafter referred to as the "R-1 District") is included in the Zoning Ordinance to achieve the
following purposes:

A. To provide a district for single family dwellings.

B. To ensure that new residential development is compatible with the existing single
family character of the R-1 District and also reflects the diversity of the community.

C. To ensure adequate light, air, space, fire safety, quiet, and privacy for single
family residential uses.

D. To protect single family residential properties from the hazards, noise, traffic, and
other impacts created by commercial uses.

E. To implement and promote the goals and policies of the General Plan so as to
guide and manage residential development in the City in accordance with such Plan.

§17.06.020  Permitted uses
The following permitted uses shall be allowed in the R-1 District:

A. Single family dwellings.

B. Accessory structures and uses incidental to a permitted use.

C. Home occupations, conducted in accordance with the regulations prescribed in
Chapter 17.44 of this Title.

D. Small family day care homes.

E. Secondary dwelling units, when authorized by a permit granted pursuant to

Chapter 17.43 of this title. [see attached]



§17.06.036  Conditional uses

The following conditional uses may be allowed n the R-1 District, upon the granting of a
use permit pursuant to Chapter 17.40 or 17.43 of this Title:

A. Cultural facilities.

Day care centers.

Educational facilities.

Group care homes.

Large family day care homes.

Meeting halls.

O mET 0w

Mobilehome parks

H. Places of worship.
§17.06.040 Development regulations
The following development regulations shall apply to any lot in the R-1 Disfrict:
A. Lot area.
(1) The minimum area of any Jot shall be 5,000 square feet.
(2) A single-family dwelling may be constructed on a lot of record with an
area of less than 5,000 square feet, subject to the provisions of this Chapter and
the limitations set forth in Section 17.32.100.
B. Density of development. Not more than one dwelling unit shall be located on

each lot in the R-1 District, except for a secondary dwelling unit authorized by a use permit
granted pursuant to Chapter 17.43 of this Title.

C. Lot dimensions. The minimum dimensions of any ot shall be as follows:
Width Depth
50 feet 100 feet

D. Setbacks. The minimum required setbacks for any iot shall be as follows:

(1) Front setback: 15 feet, with the following exceptions:

(1) Where the lot has a slope of 15% or greater, the minimum front
setback may be reduced to 10 feet.



(iiy  Where fifty percent or more of the lots of record in a block have
been improved with single family dwellings, the minimum front setback
may be the average distance of the front outside wall of the single family
structures from the front lot line, if less than 15 feet.

[see attached list of average front setbacks calculated for various blocks]

(2) Side setback: 35 feet, with the exception that a lot having a width of less
than 50 feet may have a side setback reduced to 10% of the lot width, but in no
event less than 3 feet or the minimum setback required by the Uniform Building
Code, whichever is greater.

(3) Rear setback: 10 feet
[see attached Setback Exceptions and California Building Code excerpt]

E. Lot coverage. The maximum coverage by all structures on any lot shall be 40
percent.

F. Floor area ratio. The maximum floor area ratio for all buildings on a lot shall be
0.72. Where the size of the lot is 3,700 square feet or less, one covered parking space designed
to accommodate a full-size automobile shall be excluded from the calculation of floor area ratio;
provided, however, such exclusion shall not exceed a total area of 200 square feet.

G. Height of structures. [see attached Guidelines and Exceptions]

(1) Except as otherwise provided in Subsection 17.06.040(G)(2) below, the
maximum height of any structure shall be as follows:

(1) 28 feet, for lots having a slope of less than 20%; or
(iiy 30 feet, for lots having a siope of 20% or more.

(2) For a distance of 15 feet from the front lot line, the height of any structure
shall not exceed 20 feet as measured from fimish grade; provided, however.
garages may be constructed to a height of 15 feet above the elevation of the center
of the adjacent street when permitted by Section 17.32.070 of this Title and so
long as the total height of the garage and any permitted living area underneath
does not exceed 30 feet from finish grade.

H. Articulation requirements. Unless exempted, outside walls that are greater in
size than 20 feet in width and 20 feet in height shall have a cumulative area of

articulation as follows:

() Front outside wall: Thirty percent (30%) articulation.



(2 Side outside walls:
(1) Interior side outside wall: No articulation requirement.

(11} Exterior side outside wall: Where the structure is focated on a lot
having an average width of 40 feet or greater, the articulation requirement
for the exterior side outside wall shall be twenty percent (20%). No
articulation shall be required for the exterior side outside wall of structures
located on lots having an average width of less than 40 feet

(3) Rear outside wall: Thirty percent {(30%) articulation.

(4) Exemptions: Single story two car garages and accessory structures not
exceeding a floor area of 120 square feet shall be exempted from all articulation
requirements.

[see attached for additional explanation]

L Landscaping requirements.

(1) Front setback. A minimum of 15% of the front setback area shall be
landscaped where the lot has a front lot line of 30 feet or greater.

(2) Downslope lots. The rear of any newly construcied main structure on a
downslope lot shall be screened with trees and shrubs in accordance with a
landscape plan approved by the Planning Director. '

I Nonconforming residential structures and uses. Nonconforming residential
structures and nonconforming residential uses, as defined in Section 17.02.560, may be
repaired, restored, reconstructed, enlarged or expanded in accordance with the provisions
of Chapters 17.38 and 17.34 of this Title.  [see attached Ordinance Nos. 478 & 451 and
BMC Section 17.01.060]

§17.06.050  Parking

All uses in the R-1 District shall comply with the parking regulations set forth in Chapter
17.34 of this Title.  [see attached]

§17.06.060  Signs

All advertising signs in the R-1 District shall comply with the sign regulations set forth in
Chapter 17.36 of this Title.
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2001 CALIFORNIA BUILDING CODE

SECTION 1203 — LIGHT AND VENTILATION IN
GROUP R OCCUPANCIES

1203.1 General. Forthe purpose of determining the light or ven-
tilation for Group R Occupancies required by this section, any
room may be considered as a portion of an adjoining room when
one halif of the arex of the common wall is open and unobstructed
and provides an opening of not fess than one tenth of the floor area
of the interior room or 25 square feel (2.3 m?), whichever is
greater.

Exterior openings for natural light or ventilation required by
this section shall open directly onte a public way ora yard or court
as sef forth in Section 1203.4.

EXCEPYIONS: 1. Required exterior openings may open into a
roofed porch where the porch:

Lt Abuts a public way, yard or court;
1.2 Hasaceiling height of not fess than 7 feet (2134 mmy; and
1.3 Hasalongerside atleast 65 percent oper and unobstructed.

2. Skylights.

3. fFor HCD 1} The windows, doors, louvers or other approved
closeable openings not required by Section 310.4 may opern into a pas-
sivesolarenergy collector for light and ventilation required by this sec-
tion. When tius occurs, the required percentages of natural light and
ventilation in the passive solar energy collector shall increase (o com-
pensate for covered openings.

1203.1.1 [For HCD 1] Window screening. In emplovee hous
ing, all openable windows in rooms used for living, dining, cook-
ing or sleeping purposes, and toilet and bath buildings, shall be
provided and maintained with insect screening.

1203.1.2 [For HCD 1] Door screening. Door apenings of rooms
used for dining, cooking, toiler and bathing fucilities in emplovee
housing shall be provided and maintained with insect screening or
with solid doors equipped with self-closing devices in lieu ihereof,
when approved by the enforcement agency.

1203.2 Light. Guestrooms and habitable rooms within a dwell-
ing unit or congregate residence shall be provided with natural
light by means of exterior glazed openings with an area not less
than ane tenth of the floer area of such roams with a minimum of
10 square feet {0.93 m?).

EXCEPTION: Kitchens in Group R Occupancies may be pro-
vided with antificial light.

1203.2.1 [For HCD 1] Passive solar energy collectors. When a
passive solar energy collector is designed as a conditioned areu, it
shall comply with the California Energy Code, Title 24, Part 0,
commencing with Section 10-101. Nonconditioned passive solar
energy collectors are exempt from Title 24, Part 6.

1203.2.2 [For HCD 1] The glazed openings covered by a passive
selar energy collector shall comply with Section 1203.1, Excep-
ton 3,

1263.3 Ventilation. Guest rooms and habitable rooms within a
dwetling unit or congregate residence shall be provided with natu-
ral ventilation by means of openable extetior openings with an
arez of not less than /5g of the floor area of such rooms with a
minimum of 5 square feet (0.46 m?2).

In fieu of required exterior openings for natural ventilation, a
mechanical ventilating system may be provided. Such system
shall be capable of praviding twa air changes per hour in guest
rooms, dormitaries, habitable rooms and in public corridors with a
minimum of 15 cubic feet per minute (7 Lis) of outside air per
oceupant during such time as the buiiding is occupied.

Bathrooms, water closet compartments, laundry rooms and
similar rooms shall be provided with natural ventilation by means
of apenable exterior opew.ings with an area not less than Yonof the
ﬂgﬁor area of such rooms with & minimum of 11/, square feet (0.14
m#).

EXCEPTION: Laundry reoms in Group R, Division 3 Occupan-
cies.

In lieu of required exterior openings for natural ventilatien in
bathrooms containing a bathtub, shower or combination thereot;
laundry rooms; and similar rooms, 1 mechanical ventilation sys-
tem connected directly 1o the outside capable of providing five air
changes per hour shall be provided. Such systems shall be con-
nected directly to the cutside, and the point of discharge shall be af
ieast 3 feet (914 mm) from any opening that allows air entry into
occupied partions of the building. Bathrooms that contain only a
water closet, lavatory or combination thereof and similar rooms
may be ventilated with an approved mechanical recirculating fan
or similar device designed to remove odors frem the air.

1203.4 Yards or Courts.

1203.4.1 General. This section shall apply to vards and courts
adjacent to exterior openings that provide required natural light or
ventilation. Such yards and courts shall be on the same property as
the building.

1203.4.2 Yards. Yards shall not be less than 3 feet (914 mm) in
width for one- and two-story buildings. For buildings more than
two stories in height, the minimum width of the yard shall be in-
creased at the rate of 1 foot (305 mm) for each additional stery, For
buildings exceeding 14 stories in height, the required width of the
yard shail be computed on the basis of 14 stories.

1203.4.3 Courts. Courts shail not be less than 3 feet (934 mmy}in
width. Courts having windows opering on opposite sides shail nat
be less than 6 feet {1829 mm) in width, Courts bounded on three or
mere sides by the walls of the building shall not be less than 10 fest
(3048 mm} in length unless bounded on one end by a publicwayor
yard. For buildings more than twe stories in height, the court shall
be increased 1 foot (305 mm) in width and 2 feet (610 mm) in
length for cach additional story. For buildings exceeding 14 sto-
ries in height, the required dimensions shall be computed on the
basis of 14 storzes.

Adeqguate access shall be provided to the bottom of all courts for
cleaning purposes. Every court more than two stories in height
shall be provided with a horizontal air intake at the bottom not less
than 10 square feet {0.93 m?) in area and leading to the exterior of
the building unless abutting a yard or public way. The construction
of the air intake shall be as required for the court walls of the build-
ing, but in no case shall be less than one-hour fire resistive.

SECTION 1204 — EAVES

Where eaves extend over required windows, they shall project no
closer than 30 inches {762 mm}) to any side or rear property line.
See also Sections 503.2 and 705.

SECTION 1205 — ALTERNATE VENTILATION WHEN
APPLICABLE

1205.1 General, Requirements for ventilation are included in
Appendix Chapter 12 of this code. When adopted (see Section
101.3) the appendix criteria shall take precedence over the venti-
lation requirements set farth in Sections 1202 and 1203 of this
code.

1205.2 Standards. The standard listed below is a recognized
standard {see Sections 3503 and 3504).

ANSI/ASHRAE 62-1989 including ANSI/ASHRAE Adden-
dum 62a-19%96, Ventifation for Acceptable Indvor Air Quality
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1004.2.3 Aeccess fo exits,

1004.2.3.1 General. Exits shall be provided from each building
level. Additionally, access to such exits shall be provided from al!
occupied areas within building leveis. The maximum number of
eXits required from any story, basement or individual space shall
e maintained until arrival at grade or the public way,

10064.2.3.2 From individual floors. For the purposes of Section
1004.2, floors, stories, occupied roofs and similar designations of
building levels othertiian basements and mezzanines shall be con-

sidered synonymous,

Every accupant on the first story shall have access to pot less
than one exit and not iess than two exits when required by Tabie
16-A. BEvery occupant in basements and an stories other than the
first siory shall have access o not jess than two exits.

EXCEPTIONS: 1. Second stories having an occupant joad less
than 10 may be provided with access to only one exit,

2. Two or more dwelling units on the sacond story or ina basement
may have access to only one exit where the total occupanl load served
by that exit does not exceed 10,

3. Exceptas provided in Table 10-A, access 1o only ane exit need be
provided from the second fioor or 3 basement with:‘n. &n indivigua}
dwelling unit or a Group R, Division 3 congregate residence.

4. Where the third ficor within an individual dwelling unif or &
Group R, Division 3 congregate residence does not exceed 50{(square
feet (46.45 m%), access 10 only one exit need be provided from that
fioor.

5. Oceupied roofs on Group R, Division 3 Cccupancies may have
access 1o only one exit where such ocoupied areas are less thap 500
square feet (46,45 m?) and are located no higher than immediatety
above the second story.

6. Floors and basements used exciusively for the service of the
buiiding may have sceess to only one exit. For the purposes of this_ ex-
ception, storage rooms, laundry rooms, maimenance offices and simi-
lar uses shall not be considered as providing service 1o the building.

No cumuiative or contributing occupant loads from adjacent
leveis need be considered when determining the number of

required exits from & piven level.

1004.2.3.3 From individual spaces. All occupied portions of the
building shall have access to not less than one exit or exit-aceess
doorway. Access to not less than two exits, exit-access doorways
or combinafion thereof shall be provided when the individual or
cumuiative occupant load served by a portion of the exit access is
equal to, or greater than, that listed in Table 10-A.

EXCEPTIONS: 1. Elevator lobbies may have zccess to only one
exit orexit-access doosway provided the nse of such exif or exit-access
doorway does not require keys, tools, special knowledge or effort,

2. Storape rooms, laundry rooms and maintenance offices not
exgeeding 300 square feet (27.87 m?) in floor area may be provided
with access to only one exit or exil-access doorway.

EXCEPTIONS [ForSFM]: 1. Evervassembiy buildin g asdefined
in Chapter 2 shall be provided with not less than two remotely located
xS,

2. In holding cells, such as are found in courthouse buildings, a
minimum of two means of egress shall be provided when the occupani
load js more than 20

I

alaln

SECTION 220

STORY isthat portion ofa building included between the upper
surface of any floor and the upper surface of the floor next above,
except that the topmost story shali be that portion of a building in-
cluded between the upper surface of the topmost floorand the ceji-
ing orroof above. If the finished floor leve] directly above a usable
or unused under-floor space is more than 6 feet {1829 mm) above
grade, as defined herein, for more than 50 percent of the tota)
perimeter or is more thar 12 feet (3658 mm) above grade, as
defined herein, at any point, such usable or unused under-floor
space shall be considered as a story.

STORY, FIRST, is the lowest story in a buiiding that qualifies
45 2 story, as defined herein, except that & floor level i a building
having only one floor leve shall be classified as a first story, pro-
vided such floor level is not more than 4 feet {1219 mm) below
grade, as defined herein, for more than 50 percent of the total pe-
rimeter, or not more than 8 feet (2438 mm) below grade, as defined
herein, at any point. [For DSAJ/AC] See Health and Safety Code,
Section 19955.3 (b).

SECTION 203

~ BASEMENT is any floor level below the firs: Story in a build-
g, except that a floor levej in building kaving only one floor
level shall be classified as a basement uniess such floor level qual-
iies as a first story as defined herein.

SECTION 507 - MEZZANINES

A mezzanine need not be counted as a stary for determining the
allowabie number of stories when constructed in accordance with
the foliowing: -

1. The construction of 2 mezzanine shall be consistent with the
requirements for the type of construction in which the mezzanine
is located, but the fire-resistive time period need not exceed one
hour for unenclosed mezzanines. The clear height above and be-
low the mezzanine floor construction shali not be less thar 7 feet
{2134 mm),

2. There shall not be more than two levels of mezzanines in a
room. However, there is no limitation on the number of mezza-
nines within 4 room,

3. The aggregate area of mezzanines within a room shal not
exceed one third of the area of the room in which they are jocated.

4. All portions of a mezzanine shall be apen and unobstructed 1o
the room in which they are located, except for columns and posis
and protective walls or railings not more than 44 inches (1118
mmj) in height,

EXCEPTIONS: 1. Panitioning may be instalied if eitherof the fol-
lowing conditions exst:

1.1 The aggregare floor area of the enciosed space does not exceed

18 percent of the mezzanine area, or
1.2 The occupant foad of the enclosed area of the mezzanine does
not exceed 10.

2. A mezzanine having two or more means of egress need nat be
open into the room in which it is focated, provided al jeast one of the
means of egress gives direct access 10 & profected corridor, exil court
or exit,

3. Inindustry facilities, mezzanines used for controj Eguipmen: may
be glazed on all sides.

5. Two means of egress shall be provided from 2 mezzanine
when two are required by Table 10-A.

6. Ifany required means of Egress enters the room below, the oc-
cupant load of the mezzanine shall be added to the occupant toad
of the room in which it is jocated.



GUIDELINES FOR MEASURING BUILDING HEIGHT

THE CITY’S POLICIES ON BUILDING HEIGHT

In 1994, the City adopted a new General Plan that sets direction for development within
Brisbane. Among its policies affecting development, the General Plan intends to
“encourage options that minimize grading and transformation of the landform and fit
comfortably with the topography” (Program 18a; also see Policies 43, 245 & 312 and
Program H8a). The General Plan also addresses regulating height to protect the character
of established neighborhcods and to preserve public views of the Mountain and the Bay
(see Policies 11, 252 & 310.1 and Programs 22b, 22d, 22f, 252a, 275a, 330a & 330.b).
The General Plan deals directly with the methed of determining building height in
Program 22a, “Consider amendments to the Zoning Ordinance which contain clear and
defined standards to protect creativity and diversity in design while addressing issues of
height, scale, mass and articulation.”

As part of the City’s implementation of the General Plan, a new definition of “height of
structures” was adopted in 1998, incorporating elements from the Uniform Building
Code, so that in most cases buildings would be measured from finished grade, rather than
from natural grade, as had been done previously. Finished grade provides a more stable
reference point, since natural grade is often eliminated during the course of construction.
This change would also eliminate the occasional incongruity between the visible height
of a building and its defined height, if a significant portion of the site had been graded
away so that one or more stories were now below what had been “patural grade.”

Note that technical terms shown in ifalics are defined on the last page.
WHAT YOU NEED TO MEASURE BUILDING HEIGHT

1. A topographical map or survey of the existing and proposed (finished) grades of
the site. Existing grade is typically shown by solid lines, while proposed grade is
indicated by dashed lines. The topographical map should show the changes in the
grade or siope of a site in 2 ft. minimum increments. The increments (reflative
elevations) are identified relative to sea level or other accepted point of reference,
such as one of the City’s survey monuments.

2. A site plan, showing the boundaries of the property and the location of the
existing/proposed building, atop the topographical map.

3. Views (also called “architectural elevations”) of each of the sides of the building,
drawn to scale (such as % inch equals | foot). Typically, views sliced through the
building (“secticnal views”) to show interior floors are also provided; these show
the relative elevation of each finished floor and other portions of the building,
such as exterior walls hidden by overhanging eaves, which can be useful in
calculating the height of the structure.



HOW TO MEASURE BUILDING HEIGHT

Break up the building inte segments, based upon changes in the roofline of the
building (see Figure 1).

Include bays and similar building projections, as well as dormers, towers and
similar rooftop elements, when identifying the segments.

For each segment, identify the reference datum, which is the lowest finished
grade on that portion of the site not exceeding 5 ft. between the segment and the
adjoining property line. The 5 ft. distance should be measured from the segment
perpendicular o the property line, Where finished grade differs from one side to
the other of a segment, the lower of the two will be the reference datum. For the
front or rear segment, finished grade toward the front or rear property line must be
considered, in addition to finished grade at the sides (see Figure 2).

When finished grade has been artificially raised above natural grade through
backfilling, the reference datim shall be the lowest point of elevation of the
natural grade prior to the placement of the fill rather than the finished grade.
However, where the Planning Commission has approved the contour grading of a
site through roughly balanced combinations of cut and fill, the finished grade may
be used as the reference datum instead of the natural grade..

For each segment, determine what type of roofline it has and then identify its
refative elevation, based upon the following:

For a flat or minimally pitched (less than 1:12) roof, use the relative elevation of
the top of the roof, including any parapets or coping;

For a mansard roof, use the relative elevation of the deck line;

For a shed, gable, hip, gambrei or vaulted roof, use the relative elevation at the
midpoint of the pitch of the roof, measured from the peak of the roof to that point
vertically above the highest exterior wall, including dormer walls (see Figure 3),
where the midpoint differs from one side of such a roof to another, the midpoint
with the greatest relative elevation should be used.

Subtract the reference datum from the relative elevarion of the roofline to
calculate the height of each segment. The greatest difference is the height of the
structure.
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IMPLICATIONS OF THE CITY’S METHOD OF
MEASURING BUILDING HEIGHT

Caution should be taken in designing buildings to make sure that they comply with the
City’s height limits.

Sometimes, the simpler the building, the greater its height,

Height is not necessarily measured from the top of the building to the bottom. While
from a distance, for example, a building containing four floors that step up or down a
hillside in three two-story segments may look taller than the three-story, single-segment
building next door, the opposite may be the case. Because height is measured per
segment, a building made up of multiple segments can have a lower height than one made
of a single segment (see Figure 4).

The height of a building might be greater than its vertical dimension at any one point.
Even though a pitched roof might parallel the slope below at a uniform vertical distance
above grade, its height as measured by the City might be greater. This is because the
height of a structure is not measured vertically from the midpoint of the pitch of the roof
to finished grade below; instead, height is measured as the difference in relative elevation
between the midpoint of the pitch of the roof and the reference datum which will
typically be finished grade lower down the slope from the midpoint (see Figure 5).

A 30 ft. height limit doesn’t always accommodate a 30 ft. tall building.

While the 30 ft. height limit that applies to sites with slopes of 20% or more would
appear to allow 3-story buildings, this isn’t necessarily the case on steep hillsides or
where greater than minimum standard ceiling heights are proposed. Note, too, that 3-
story buildings may be subject to additional requirements and restrictions under the
Uniform Building Code, regarding side setbacks, secondary exits, and other safety and
design standards.

The steeper the site, the greater the effect on the height of the building.

On sloped sites, the relative elevation of the reference datum on the downsiope side of
the building drops proportionately to the percentage of slope. For example, on a site with
a 40% downslope, the relative elevation drops 2 feet for each 5 feet in horizontal
distance, in turn adding 2 ft. to the height of a building if measured from the reference
datum 5 feet from the rear of such a building (see Figure 6). The effect is intensified
when the slope of a site does not drop consistently, but instead becomes steeper.

HEIGHT LIMIT SITE SLOPE HEIGHT DIFFERENTIAL
28 ft. 0% minus 0 ft.
10% minus 0.5 ft.
30 ft. 20% minus 1 £,
30% minus 1.5 ft.
40% minus 2 ft.
50% minus 2.5 ft.
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Peaked roofs are encouraged. but take careful measurements.

The idea behind measuring the height of a peaked roof from the midpoint of its pitch was
that even though the peaked roof would extend higher than a flat roof of the same height
as measured by the City’s method, the mass of the two buildings in section would be
approximately equal. Because the height at the midpoint of the roof is measured relative
to a point at finished grade that may be a significant distance horizontally and vertically
away, it 1s not always guaranteed that the height of a peaked roof under the City’s
definition will be less than a flat roof. This is particularly true if the peak is not centered
on the building and if the slope of the site is skewed. A simple shed {“pitched”) roof
designed to parallel a hiliside 30 ft. below cannot be assumed to comply with the 30 ft.
height limit; it must be specifically measured using the City’s method.

Articulation is encouraged, but take careful measurements.

The City’s zoning regulations are intended to discourage boxy buildings and (o encourage
designs that break up a building’s bulk with pop-outs and insets. Sometimes, though, this
added articulation can have height implications. Certain forms of articulation, such as

dormers that project above rooflines, will increase the height of a building under the
City’s method of measurement.

Providing parking is required, but take careful measurements.

Parking is required to be provided. Sometimes, though, it may be difficult to juggle the
City’s parking standards and height limits, particularly on upslope sites. For example,
driveways cannot have a slope steeper than a 20%, which sometimes means that the
driveway and garage have to be cut into the hillside. Even though the rest of the building
might remain above natural grade, the height of the front of the garage (and the rest of the
building atop it) will be measured from the finished grade of the driveway.




TERMINOLOGY

FINISHED GRADE—*the final elevation of the ground surface after completion of all
site preparation and development,” per Brisbane Municipal Code Section 17.02.360.A.

HEIGHT OF STRUCTURE—"the vertical distance above a reference datum measured to
the highest point of the coping of a flat roof or to the deck line of a mansard roof or to the
average height of the highest gable of a pitched or hipped or vaulted roof. The reference
datum shall be the lowest point of elevation of the finished grade between the building
and the property line when the property line is five (5) feet or less from the building,
When the property line is more than five (5) feet from the building, the reference daium
shall be the lowest point of elevation of the finished grade between the building and a
line five (5) feet from the building. When the finished grade results from fill, the
reference datum shall be the lowest point of elevation of the natural grade prior to the
placement of the fill. In the case of a stepped or terraced building, each segmenr of the
building shall be separately measured and the height of the building shall be the
maximum height of the highest segment,” per Brisbane Municipal Code Section
17.02.400.A (also see Brisbane Municipal Code Section 17.32.060.F).

PROJECTION—any roofed portion of a building which projects outward from a wall
(such as a cantilevered bay) or any deck which projects outward from a wall when the
deck also serves as a roof for an area below with at least 7 ft. of clearance (see Brisbane
Municipai Code Sections 17.02.085 and 17.02.495),

REFERENCE DATUM-—a term used to describe the point from which the height of a
building is measured; see Height of Struciure for its specific use.

RELATIVE ELEVATION—the height of a point of ground or a portion of a building
relative 1o sea level or some other accepted point of reference, such as one of the C iy's
survey monunients.

ROOFLINE—the form a building’s roof creates by its type (such as flat, mansard, gable,
or hip) and/or its orientation (such as when the ridge of a roof changes direction in an “L.”
shape); it is such variations that may give a building a stepped or terraced appearance.

SEGMENT--each portion of the building with a different roofline; in some cases, bays,
decks and dormers may be considered separate segments. For example, a deck which
covers another deck or porch, thus resulting in floor area as defined by BMC Section
17.02.315.A, would be considered a separate segment.
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BRISBANE MUNICIPAL CODE SECTION 17.01.060

17.01.060 Requirement for lot of record and infrastructure improvements.

Except as may otherwise be permitted under the provisions of this title, no
permits or approvals shall be granted for the construction or expansion of any
new or existing main or accessory structures upon any land, nor shall any
permits or approvals be granted for the establishment, continuation or expansion
of any use upon any land, unless both of the following requirements are satisfied:

A. The land constitutes a lot of record, as such term is defined in Chapter
17.02 of this title, or the granting of the permit or approval is conditioned upon
such land being established as a lot of record through the recording of a parcel
map approved by the city; and

B. All infrastructure improvements necessary for providing service to the
existing or proposed structure or the use have been constructed or installed in
accordance with applicable city standards as determined by the city engineer, or
the granting of the permit or approval is conditioned upon such improvements
being constructed or installed pursuant to the terms and within such period of
time as set forth in an improvement agreement between the city and the
applicant, which agreement shall be recorded in the office of the county recorder
and shall constitute a covenant running with the land. The improvement
agreement may require the applicant to provide security for performance of the
work, in such form and amount as determined by the approving authority, and
may provide for the applicant to either construct the improvements or to
participate in an arrangement for such construction by others, or any combination
thereof. (Ord. 422 §2(part), 1998).

17.02.490 Lot.
A. "Lot" means a parcel of land consisting of a single lot of record.
B. "Lot of record" means any of the following:
1. Alot which is part of a subdivision and shown on a map thereof
as recorded in the office of the county recorder; or
2. A legally created parcel of land described by metes and bounds
or shown on a parcel map which has been recorded in the office of the county
recorder; or
3. A parcel of land for which a certificate of compliance has been
issued by the city or the county pursuant to the map act and such certificate has
been so recorded in the office of the county recorder.



Chapter 17.34

OFF~STREET PARXING

RESIDENTZIAL USES

17.34.010
Uses : Parking Requirements
Single—-family homes 2 garages Or carports per

living unit plus two on-
street or off-street parking
spaces for lots of 37.5 feet
frontage or greater and one
such space for lots less
than 37.5 feet in frontage.

Single-family homes on 25-foot 2 off-street parking wide

lots spaces one (1) of which
shall be in a garage or
carport. :

Secondary dwelling units 2 standard on-site parking
spaces.

Duplex or multiple-family
dwelling units

0 bedroom or bachelor 1 off-street parking

apartments space.

1 and 2 bedroom units A 1-1/2 garage per living
unit.

Over 2 bedrooms 2 garages per living unit.

17.34.070 Surfacing. Any off-street parking area shall
be surfaced witn a minimum of five ({5) inches of imported
base material and a ‘double application of asphalt and gravel
to the city engineer's approval, so as to provide a durzble
and dustless surface and shall be so graded and drained as
to dispose of all surface water accumulated within the area
and shall be. so arranged and marked as to provide for safe
loading and unloading and parking of vehicles. ~(Ord. 324 §5
(part), 1987: Ord. 298 §7.1(I), 1984}.

17.34.120 Driveway grades. Driveway grades shall not
exceed twenty percent (20%) unless approved by the city
engineer. (Ord. 324 §S5(part), 1987: Oxrd. 298 §7.1(N),
1984).

The dimensions for a standard right-angle parking space are g ft. by 18 ft. Bewsed pev
and for compact spaces, 8 ft. by 16 ft. Up to 50% of the spaces may be compact. Om-Pe.4l6



17.34,020 Garages and carports. A. Garages and car-
ports shall not be usad or converted for any other use that
would impair their basic use as storage for motor vehicles.

B. Garages or carports shall not be located closer
than twenty (20) feet to the far side of an improved street.

o, All off-street parking spaces, whether in a garage
or open araa, shall be so located as to be accessible and
usable for the parking of motor vehicles. Except as pro-
vided in subsection E of Section 17.32.070, garage or carpcrt
openings shall be located not less than twenty (20) feet
from the property line facing the opening. {0zd. 324 §5(part],
1987: Oxd. 298 §7.1(B}, (C}, (D}, 1884).

17.34,030 Hillside lot improvement plans. &. 0On any
nillslde 1ot which is on an unimproved strest or on a strest
on which, in the opinion of the city engineer, additional or
future street improvements can be anticipated, the following
infermation shall be provided for any applicaticn for a
building permit:

1. A precise plot plan showing existing topography,
roundary, house, finished grades and utility services;

A street improvement plan prepared by a registersd
civil engineer, showing grades and dimensions, and indicating
that the driveway will function properly, and adequately tie
into the existing roadbed, based on the vertical and hori-
zontal alignment ag approved by the city engineer;

- 3. pPrior to the issuance of the ocgcupancy permit,
the civil enginesr responsible for the streest plan shall
certify as to the "as-built"” plan, Prior to beginning any
construction, the applicant for a building permit shall
submit a certification by a registered engineer or licensed
tand surveyor that the property corners have been set.

B. When, in the opinion of the city engineer, proposed
parking facilities are unusable Or present a potentially
unsafs condition, the plans shall not be approved. (0rd. 324
§5 (part), 1987: Ord. 288 §7.1(E), 1984).

17.34.110 Hearings--Exceptions--Applications--Issuance.
tn the event of practical difficulties and unusual hardship,
+he commission may, after a public hearing, approve exceptions
to the provisions of this chapter. BApplications for excep-
tions shall be made and exceptlons may ke granted pursuant
to the precedure set forth in Chapter 17.46 of this title
for the granting of variances; provided, however, the findings
of the commission need only include:

a. Tha* strict zpplication of the provisicns of this
chapter would cause particular difficulty or undue hardship
in connection with the use and enjoyment of the subject
praperty;

B. That the establishment, maintenance and/or conducting
of the off-~street parking facilities as proposed are as nearly
in compliance with the requirements set forth in this chapter
as are reasonably possible. (0Ord. 324 §5(part), 1587: Qrd.
298 §7.1(M), 1984).

17.38.020  Confinuance, enlargement or expansion.

“(a) Except as otherwise provided in this Chapter, nonconforming uses
may continue; provided, however, that a use permit shall be required for any
nonecenforming eormmercial use located within the R-1, R-2, R-3, R-BA or PD-R

-zoning districts. : ‘

@) No ponconforming use or structure may be enlarged or expanded,
except as follows:

(1) Structurss that sre nonconforming with regard to minimum
sethacks, or meaximum height restrictions, or maximum
building coverage may be enlarged cr expanded if the
enlargement or expansion does not result in an increase in the
nonconformity.

{2y  Structures that are nonconforming with regard o the parking
regulations as set forth in Chapier 17.34 of this Title may be
enlarged to the extent, if any, permitted by Section 17.34.110,

or upon the granting of a use permit pursuant to-Section
17.34.115 of this Title.



17.84.115 _ Modifications to_ Parking Regulations.  The Planning
Commission shall have authority to grant & use permit authorizing a modification to
zny of the parking regulations prescribed by this Chapter. The provisions of
Chapter 17.40 of this Title shall govern the filing and processing of the application
for 2 use permit pursuant to this Section; provided, however, that in addition to the
findings required for the granting of a use permit, as set forth in Section 17.40.060,
1o uge permit shall he granted for a modification to a parking regulation unless the
Planzing Commission also finds and determines that: -

(2) Striet enforcement of the specified regulation is not required by either
presant or anticipated future traffic velume or traffic circulation on the site; and

()  The granting of the wse permit wil mot result in the parking of
vehicles on public streets in such manner as fo interfere with the free flow of fraffic
on the straets or creats or intensify a shortage of on-street parking spaces.

17.84.110 __ Exemption for Minor Expansion of Single Yamily Dwelling.

(a) An existing single family dwelling which does mot have parking
facilities that conform with the requirements of this Chapter may be expanded by a
cumulative totzl of not more than 400 squars fest without the need to bring the
parking facilities into conformance or to obtain a use permit under Section 17.34.115
of this Chapter, subject to the following restrictions and requirements:

8))] The structure t¢ be expanded shell constitute the principal
structure and the only dwelling unit located o the site.

#2)  The square footzge permitted by this Section shall be reduced
by the square footage of any prior expansion of the same
structure that was made since January 1, 1986, regardiess of
whether an exception, use permit, variance, or other approval
was granted for such prior expansion.

(3y  The square footage permitted by this Section shall be reduced
by the square footage of any prior permitied expansion ¢f the
same structurs which resulted in the loss of required parking
spaces, such as the conversion of a garage to living area.

t4)  The expansion shall nof result in the loss of any existing off-
street parking spaces, or the conversion of a covered parking
space to an uncovered parking space, or ctherwise increase the
nonconformity of the existing parking facilities.

_ (l?) In determining the cumulative size of prior or proposed expansions of
an existing single family dwelling, the square foctags of any newly created garage or
carpert shall not be counted as part of the 400 square foot limitation. ‘

A, "Floor area" means the sum of the gross horizontal areas of all flooms of 2
building measured from the interior face of the exterior walls or columns, but excluding
any area where the floor to ceiling height is less than six (6) feet. The Planning Director
shall have authority, on a case by case basis, fo determing that a particular ares, by reasen

of its location or features, should properly be excluded from the calculation of floor area
for the purposes of this Title.



ADDITIONAL RECOMMENDED RESIDENTIAL PARKING STANDARDS

PARALLEL PARKING SPACE DIMENSIONS

Based upon CalTrans standards, the recommended minimum dimensions for parailel parking spaces are 8 ft.
by 20 ft. for spaces which are open at one or both ends, and 8 ft. by 24 ft. for interior spaces which are
blocked by other parallel parking spaces (or similar obstructions) at both ends. An additional 1 ft. width may be
required where the parking space would be located next to any wall-like structure. On-street parking should be
located at least 20 ft. from the curb returns at street intersections.

ON/OFF-STREET PARKING

All parking within the public right-of-way, including off-street parking, is subiject to review by the City
Engineer for consistency with Brisbane Municipal Code Sections 12.05.020-040, 12.24.010, 12.24.015,
15.08.140 & 17.01.060.A.2.

To be recognized as meeting the parking requirements for a specific property, the full length of a parallel off-site
parking space (on or off the street) should be located entirely in front of that property. Where property lines are
not perpendicular to the street, the frontage would be determined by fines perpendicular to the street connecting
to the property caorners.

Parking spaces which are located either partially or entirely within the paved portion of the street ("on-street
parking”} are recommended to be recognized as meeting the City's parking requirements only when not blocking
emergency access (20 fi. standard street width per General Plan Policy 41 with reductions per Brisbane
Municipai Code Section 10.24.055),

Parking spaces should not block any portion of a standard sidewalk (if one exists).

Parallel on-street parking spaces in front of driveways are not be recognized per California Vehicle Code Section
22800{e},

ACCESS

All off-street parking spaces, whether in a garage or open area, shall be so located as to be accessible and
usable for the parking of motor vehicles (BMC Section 17.34.020.C.).

Space-efficient roll-up sectional garage doors are recommended. Where driveways are tco short to fully
accommodate cars, the City Engineer has recommended that automatic garage door openers be installed. so
that to open the garage door, the driver does not have to leave the car parked partially in the street to get out and
open the door.

Parking spaces within garages or carports should not encroach within the area necessary to open any doors into
or out of the garage or carport. Washing machines, driers, water heaters, work benches, support posts and
similar obstructions should not encroach within the area of a required parking space.

The dimensions for on-site turnaround for multipie-family dwelling unit parking can be derived from the tables
contained in BMC Section 17.34.130.

TANDEM PARKING

No more than two cars in a row (tandem parking) are recommended to be recognized as meeting City
requirements (regardless of location within a garage, carport or driveway) for singie-family homes, secondary
dwelling units and duplexes. To be recognized as required parking, no more than one car should have to be
moved to provide access to a second parking space. The parking for secondary dwelling units should be
independently accessible from that for the primary unit.
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CITY OF BRISBANE

Department of Public Works - 50 Pazk Place
Brsbane, California 94085-1310
(415) 508-2130
Fax (415) 467-5547

MEMORANDUM

To: Planning Commission via Director of Community Planning and Development
From:  Director of Public Works/City Engineer QJ Q\_D_(,,NL)(

Subject:  Consideration of Available On-Street and Off-Street Parking Spaces

Date:  May 24,2002

cc; City Manager, Senior Planner

Recommendation: Respectfully request that when the Planning Commission calculates the number of
on-street and/or off-street parking spaces available in conjunction with permit applications, no allowance
should be made for any on-street or off-street parking unless the City street adjomng the property meets
the minimum widths as specified in BMC 12.24.010.8.1,, and confirmed by the City Engineer.

Discussion: BMC 12.24.010.B.1. requires the following minimum street widths:

Thirty-six feet (36”) if parallel parking is permitted on both sides
Twenty-eight feet (28°) if parallel parking is permitted on one side only
Twenty feet (20°) if no parking is permitted on such street

Additionally, BMC 10.24.055 allows the City traffic engineer to “. . . maintain roadway dimensions for
emergency access . ..” by establishing minimum roadway dimensions of:

Twelve (12) on a straight road
Sixteen (16) on a gentle curve
Twenty (20°) on a hard curve

The mntent of BMC 10.24.055 s to provide emergency access for public safety. The placement of the
narrow street parking white limit line should not be construed as an indication that the street and any

allowed parking meet the minimum street width standards of BMC 12.24.010, “Adoption of standard
specifications - - Street Standards.”

In those cases where an applicant is unable to provide the required number of parlang spaces on-site, and
the street does not meet BMC 12.24.010.B.1 minirmum street widths; if the Commission wishes to consider
allowing on-street or off-street (within the public right-of-way) parking allowances, then the application
should be approved only if the applicant offers to widen the street to the satisfaction of the City Engineer.

The Commission should note that in those cases where applications fall within the definition of BMC
15.08.140.A, “Additions or Alterations in excess of fifty percent of value or area,” there 15 a code
requirernent to upgrade “. . . substandard street access to the property.” This requirement is interpreted by
the City Engineer as requiring minimum street widths per BMC 12.24.010.B.1.

H2 i
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12.24.015 Standards for curb cuts and driveways.

The location and dimensions of curb cuts and driveways shall be approved by
the city engineer, subject to the following guidelines:

A, The curb cut shall be located s0 as to preserve as much on-street parking
as feasible.

B. The maximum residential curb cut width shall be eighteen (18) feet, plus
one and one-half (1%) foot wide flares on each side for standard curbs. The city
engineer may approve exceptions to this width in the following cases:

1. Where a greater width is required to accommodate fire apparatus access
as required by Section 15.44.100 of this Code.

2. Where, due to lot line or street right-of-way configurations, the driveway
is not perpendicular to the street (the minimum and maximum
permitted angles shall be as approved by the city engineer).

3. Where the greater width will substantially reduce the amount of
excavation that would otherwise be necessary to provide the required
off-street parking, if the city engineer is able to make both of the

following findings:

a. The greater width will not eliminate existing usable on-street
parking; and

b. The greater width will not preclude future on-street parking,

given any expected street widening.

C The minimum residential driveway entrance width shall be twelve (12)
feet, plus one and one-half (1%) foot wide flares on each side for standard curbs, for a
single-family dwelling, and eighteen (18) feet, plus one and one-half (1/4} foot wide
flares on each side for standard curbs, for driveways accessing parking facilities for
more than one dwelling unit.

D. The city engineer may approve more than one driveway entrance for
sites with a minimum of one hundred {100) feet of street frontage.

. Driveway entrances shall be at least twenty (20) feet apart (measured
from top of flare for standard curbs}. The city engineer may reduce this distance o no
lese than four (4) feet where it is found that no other driveway location having less of
an impact upon on-street parking is feasible."”

SECTION 4: A new Section 15.12.075 is added to Chapter 15.12 of the Municipal

Code, to read as follows:

Rev. 1/18/05 -4
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EXCERPTS FROM FIRE PREVENTION CODE RE: INFRASTRUCTURE (PAGE 1/3)

ORDINANCE NO. 438

AN ORDINANCE OF THE CITY OF BRISBANE ADOPTING
THE 1998 EDITION OF THE CALIFORNIA FIRE CODE AND
THE 1997 EDITION OF THE UNIFORM FIRE CODE WITH
CERTAIN LOCAL MODIFICATIONS

"Chapter 15.44
FIRE PREVENTION CODE

15.44.070 Section 220-S amended - Definition of streets. The definition
of "street” in Section 220-8S of the Fire Code is amended to read as follows:

STREET is any thoroughfare or public way whick has been dedicated or deeded
to the public for public use. .

15.44.100 Section 802.2.1 amended - Required access. The first
paragraph of Section 902.2.1 is amended to read as follows:

502.2.1 Required access. Fire apparatus access roads shall be provided in
accordance with Sections 901 and 902.2 for every faciiify, building or portion of

a building hereafter constructed or moved into or within the jurisdiction, as
foliows:

(a) For all occupancies except R-3 occupancies: Access roadways shall be
extended to within fifty feet (507 of at least two sides of the first floor of
any building. The sides of the building to which FFire Department access
roadways are provided shall be those providing access openings to the
interior of the building. The other sides of any building shal! have Fire
Department access to within one hundred and fifty feet (1507 of the
exterior walls of the first floor.

) For R-3 occupancies: Access roadways for new buildings and for existing
buildings which are being enlarged by more than fifty percent (50%) of the
floor area of the existing building shall be extended to within one hundred
and fifty feet (150" of any exterior wall of the first floor of the building;
provided, however, the Fire Marshal shall have authority to grant
modifications or exemptions from this requirement if the Fire Marshal
finds and determines that enforcement of the standard would cause
extreme hardship and the granting of a medification or exemption wiil not
unreasonably impair access to the building by emergency personnel or
otherwise create a safety hazard for persons cr property.

15.44.110 Section 902.2.2.1 amended — Dimensions. Section 302.2.2.1 of
the Fire Code is amended by adding the following paragraphs at the end of said Section:

Streets providing a means of access for Fire Department emergency response
vehicles shall comply with the requirements set forth in Section 12.24.010 of
Chapter 12.24 in Title 12 of the Brisbane Municipal Code. '



EXCERPTS FROM FIRE PREVENTION CODE RE: INFRASTRUCTURE (PAGE 2/3)

115.44.120  Section 902.2.2.4 amended - Dead ends. Section 902.2.2.4 of
the Fire Code is amended to read as follows:

802.2.2.4 Dead ends. Dead-end fire apparatus access roads in excess of one
hundred fifty feet (1507 in length shall be provided with 2 minimum tuwrnaround
clear radius of Ofty-two feet (527, or other turnaround as approved by the Fire
Chief.

15.44.140 Section 908.1.1 added - Fire Hydrants and water supply.
Section 903.1.1 is added to the Fire Code, to read as foliows;

903.1.1 Hvdrants. All new fire hydrants shall be UL listed, or equivalent,
wet barrel type having a minimum of two 2 4" and one 4 %" outlets, all equipped -
with national standard threads (Clow 860, or approved eqiiivalent). The
minimum fire service main size permitted is eight inch (8") unless otherwise
required or permitted by the Director of Public Works/City Engineer. Fire
hydrant shut off valves shall be located a minimum of 9 feet from the fire
hydrant gerved. N 2/10/03

15.44.150 Section 903.4.2.1 added - Fire hydrant spacing. Section
©03.4.2.1 is added to the Fire Code, to read as follows:

503.4.2.1 Tire hydrant spacine. Fire hydrant spacing shall be as follows:

(a) Commercial/industrial: Not more than two hundred ffty feet (250%.

(b) High density residential (R-1): Not more than three bundred fifty feet
(350%.

© Low density residential (R-3): Not more than five hundred feet (500%.

15.44.160  Secticn 803.4.4 amended - Maintenance and use of hydrants.
Section §03.4.4 of the Fire Code is amended to read as follows:

903.4.4 Maintenance and use of hvdrants. See Sections 1001.5 and
1001.6.2. The use of wrenches other than Fire Department type spanners
equipped with pentagonal heads to operate any fire hydrant is prohibited.




EXCERPTS FROM FIRE PREVENTION CODE RE: INFRASTRUCTURE (PAGE 3/3)

"12.24.010  Adoption of standard specifications; Street standards.

, () The City hereby adopts and incorporates herein the Standard Plans and
Specifications and the related handbooks published by the State of California,
Department of Transportation, dated July, 1892, and such plans, specificaticns and
handbooks shall be applied unless otherwise specified by the City Engineer.

(b) In addition to the requirements imposed by the standard plans and
specifications adopted under Paragraph (&) of this Secticn, any street providing a means
of access for emergency vehicles shall comply with the following standards:

1. The street width shall be a minimum of thirty-six feet (36" if parallel
parking is permitted on both sides; a minimum of twenty-eight feet (287
if paralle] parking is permitted on one side only; and twenty feet (209 if
no parking is permitted on such street. Nothing herein shall in any
manner Hmit or impair the authority granted to any officer or official of
the City to restrict or prohibit parking upon any street or any portion
thereof pursuant to any ordinance, rule or regulation of the City,
including, but not limited to, the parking regulations set forth in Chapter
10.24 in Title 10 of this Cede.

2. Street grades shall not exceed fifteen percent (15%).
3. The street shall be capable of supporting 60,000 pounds.

4. Change of roadway elevations shall comply with the requirements of the
Fire Department with regard to angle of attack and angle of departure.

Speed reducing devices, if installed, shall not reduce or restrict the
movement of emergency vehicles.

ar

The City Enginéeg, with the concurrence of the Fire Chief, shall have authority to modify
any of the forevofﬁ?m,gndards where: (i) a new single-f; 'ly»d*welhng unit is bemg

constructed on a vacant in: ﬁﬁa{,,,,lot located on a
family dwelling is being altered &=
15-08-140 of the Brisbane Municip; LBt
and determine that enfcrcement of the sﬁandarﬁ*wmﬂd cause extreme hardship and the @%w’% £
granting of a modlﬁf@mﬁn will not unreascnably impal¥ “aecess by emergency vehicles or
c}thermse cr%&e@a safety hazard." g

CONTACT THE PUBLIC WORKS AND FIRE DEPARTMENTS REGARDING APPLICABLE

STANDARDS, INCLUDING REQUIREMENTS FOR SIDEWALKS, STREET DEDICATION AND ON-
STREET PARKING.
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ORDINANCE NO. 477

AN ORDINANCE OF THE CITY OF BRISBANE ADOPTING
2001 EDITION OF THE CALIFORNIA FIRE CODE
AND THE 2000 EDITION OF THE UNIFORM FIRE
CODE WITH LOCAL MODIFICATIONS

15.44.065 Section 207-F amended ~ Definition of Floor Area

Flocr Area. Floor area means the sum of the gross horizontal areas of all
floors of a structure measured from the interior face of the exterior walls or
columns, but excluding any area where the floor to ceiling height is less than 6
feet and any area up to 400 square feet utilized asa garage. The Director of the
Brisbane Department of Community Development shall have authority, on 2
case by case basis, to determine that a particular area, by reason of its location
or features, should properly be excluded from the calculation of floor area.

Wherever any provision of the Fire Code requires that a certain
percentage of floor area be calculated for the purpose of determining the extent of
an addition, alteration, or remodeling to an existing structure, then all work that
may have been performed withir any five year period shall be considered to be
part of a single addition, alteration, or remodeling project. Work performed at
different periods of time shall be deemed to be within the same five year period if
any building permits are issued or any work is commenced within five years
following the date of completion of any earlier work on the same structure. The
date of completion shall normally be established as the date on which final
inspection approval of the earlier work is granted by the City. .,

15.44.170  Section 1003.2.2 amended - Automatic fire extinguishing
systems. Section 1003.2.2 of the Fire Code is amended in its entirety to read as follows:

1003.2.2  Automatic fire extingnishing svstems,

{(a) Notwithstanding any other provisions of this Code or any other code or
ordinance of the City of Brisbane, automatic fire sprinkler systems,
approved by the Fire Chief, shall be installed in all newly constructed
structures, regardless of size or occupancy classification, except accessory
structures having a floor area of less than 300 square feet.

The size of proposed structures shall be as determined by the Director of
the Brisbane Department of Community Dévelopment. Area separation
walls may be used for area increases in accordance with the provisions of
the California Building Code, but shall not be used to separate buildings
or structures in lieu of the requirement to install automatic fire sprinkler
systems or any requirement to install fire alarm systems.



EXCERPTS FROM FIRE PREVENTION CODE RE: SPRINKLERS (PAGE 2/3)

(b)

(c)

Automatic fire sprinkler systéms required to be installed shall comply

with the following NFPA standards:

L

3.

For residential occupancies, classified as Group R, Division 1, up
to and including four stories in height: NFPA 13-R shall apply.

For one and two family dwellings and manufactured homes,
classified as Group R, Division 3: NFPA 13-D shall apply.

For all other accupancies: NFPA 13 shall apply.

Where automatic fire sprinkler systems are required to be installed, the
{ollowing additional requirements shall also be satisfied, as applicable:

1

A minimum of three (3) copies of plang and specifications for
autematic sprinkler installations, plus water supply caleulations,
shall be provided for review and approval prior to commencement
ofthe installation work. Plans shall be stamped by a profession

engineer or C-16 licensee only. s

All acceptance tests and such periodic tests as required by the
Fire Chief or pursuant to NFPA Pamphiets Ne. 13, 13D, 13R
and/or Subchapter 5, Title 18, California Cede of Regulations,
shall be conducted and, where applicable, witnessad by a
representative of the Fire Chief

An approved exterior visual fire alarm device may be required for
structures that have numerous fire department connections
(FDC’s). Type and locations will be determined by the Fire Chief,
Such visual alarm devices are not to feplace the exterior audible
device, but to assist firs suppression personnel as ta lecation(s) of
systems which require pumping cperations.

For all occupancies except Group R, Division 3 occupaﬁcies: .
Sprinkler protection shall include any void space or interspace

between a ceiling or floor above, and any usable under floor space,
as defined in the California Building Code.

For all Group R, Division 3 accupancies (single family and duplex
dwellings): A sprinkler head shall be provided in the area ahove

each access opening for attic spaces and below the access opening
for usable under floor spaces.

Fer all occupancies: All sprinkler sysiems shall have an
inspector’s test valve piped from a hydraulically remote point of
the highest elevation design area for each waterflow alarm zone.
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15.44.190  Section 1003.5 added - Sprinkler systems for existing
structures. Section 1003.5 is added to the Fire Code, to read as foﬂows:

1003.5

Sprinkler systems for existing structures, Any exﬁstiﬁg structure

which was not required to be protected by an automatic fire sprinkler system,
according to codes in effect at the time of its construction, shall have installed, in
accordance with NFPA Standard No.13-1999 Edition, an automatic sprinkler

system whenever any of the following conditions are met:

(a)

In the case all occupancies except Group R, Division 3 occupancies: The
structure is to be enlarged by an addition and/or structurally modified by
an alteration or remodeling, and the proposed addition, alteration, or
remodeling, combined, will exceed fifty percent (50%) of the floor ares of
the existing structure, as determined by the Director of the Brisbane
Department of Community Development.

In the case of Group R, Division 3 occupancies only (single family and
duplex dwellings): The structure is to be enlarged by an addition and/or
structurally modified by an alteration or remodeling and one of the
following conditions is satisfied, as determined by the Director of the
Brisbane Department of Community Development:

1. The total floor area of the existing structure does not exceed 1,200
square feet and the proposed addition, alteration or remodeling,

combined, will exceed seventy percent (7 0%) of the existing floor
area. i '

2. The total floor area of the existing structure is greater than 1,200
square feet but does not exceed 1,600 square feet and the
proposed addition, alteration or remodeling, combined, will exceed

either sixty percent (60%) of the existing floor area or 2,040
square feet, whichever is greater.

3. The total floor area of the existing structure is greater than 1,600
square feet and the proposed addition, alteration or remodeling,
combined, will exceed either fifty percent (50%) of the existing
floor area or 2,560 square feet, whichever is greater.

Repairs to the exterior surfaces of an existing R-3 occupancy, or the
restoration of an existing R-3 occupancy to its original size and
configuration to repair damage from fire, storm, earthquake or other
calamity, shall not be considered as additions, alterations or remodeling
subject to the provisions of this Subsection 1003.5(b).

{c} In the case of all occupancies: The occupancy classification and/or use of
the structure has changed in a manner that will materially increase the
risk of fire or the hazard or difficulty of extinguishing a fire, as
determined by the Fire Chief.

(d) In the case of all occupancies: The vertical distance of the structure, or

any portion thereof, will be increased to forty feet (40" or more, as
measured from the lowest level of Fire Department access to the floor of
the highest level having Fire Department acces T :



15.44.180 Section 1003.3.1 amended - Sprinkler system monitoring
and alarms. The first paragraph and subparagraphs 1 and 2 of Section 1003.3.1 of the
Fire Code are amended, and a new subparagraph 3 is added, to read as follows:

All valves controlling the water supply for automatic sprinkler systems and
water-flow switches on all sprinkler systems shall be electrically monitored as

follows: :
1, For all occupancies excent R-3 and ¥ When the number of
sprinkler heads is twenty(20) or greater.
2, For R-3 occupancies: When the number of sprinkler heads is one
hundred (100) or greater.

3. For H occupancies: In all cases, regardless of the number of
sprinkier heads. -



ORDINANCE NO. 477

AN ORDINANCE OF THE CITY OF BRISBANE ADOPTING
2001 EDITION OF THE CALIFORNIA FIRE CODE
AND THE 2000 EDITION OF THE UNIFORM FIRE
CODE WITH LOCAL MODIFICATIONS

15.44.095 Section 901.4.4 amended - Premises identification.
Section 901.4.4 of the fire code is amended to read as follows:

9G1.4.4 Premises Jdentification.

1. General Requirement. Numbersor addresses shall be provided
for all new and existing structures in such a positicn astobe on a contrasting
background, plainly visible and legible from the street or road fronting the
property, and clearly associated with the structure to which they relate. All
numbers and addresses shall be subject to appraval by the Fire Chief

2. Illumination. Strest address numbers shall be internally or
externally illuminated from dusk until dawn in the Sllowing cases:

CEE SRR i

(a) All newly constructed structures of every occupancy
classification; and

(b) All existing structures except Group R, Division 3

occupancies, whenever a building permit for the structure
is issued. ’

The method of illumination shall he subject o approval by the Fire Chief
External illumination may be provided by street lights located on an adjacent
public right-of-way or lighting sources located on-site or within a commaon area
assoclated with the site, if approved by the Fire Chief,

3. Multi-tenant Buildings. Numbers or letters shall be designated
on ali occupancies within a structure. Directional address numbers or letters
shall be provided when required by the Fire Chief. The addresses or numbers
shall be posted at a height no less than 4 feet or greater than 6 feet above the
finished floor and shall be sither internally or externally lluminated.

-7

4, Rear Addressing. When required by the Fire Chief, approved
numbers or addresses shall be placed on all new and existing structures (except
Group R, Division 3 cccupancies) in such a position as to be plainly visible and
legible from the fire apparatus road at the back of the property.



CITY OF BRISBANE

Home Addresses

Just the Basics:

® Numbers should be
clearly visible and legible
from the streer that

fronts the property.

Numbers should sharply
contrast with the back-
ground color.

Heouses which are set
back from the street may
require an additional ad-

dress on a gate, fence, or
maitbox.

Numbers should be suffi-
ciendy illuminated to be

visible from dusk to dawn.

Can an emergency response team find your house?
Is your address visible from the street, especially at night?

During time-critical, emergency situations, it is imperative that addresses
be visible from the street so that fire, police and medical response teams

lose no time in responding to your needs.
HELPFUL SUGGESTIONS

-If your house is set back from the street, place additional address num-

bers on a fence, gate or mailbox.

-If there is inadequate lighting surrounding your address, try numbers
that are made of a reflective material or consider creative lighting solu-

tions.

Contact Numbers:

Emergency: 911

Non-emergency Police: 415.467.1122
Nen-emergency Fire: 415.657.4300



