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DRAFT RESOLUTION 
 

Before the Planning Commission 
in and for the County of Monterey, State of California 

 
In the matter of the application of:  
BORDONARO MARC (PLN180032) 
RESOLUTION NO. ---- 
Resolution by the Monterey County Planning 
Commission: 

1. Finding that the project involves the 
construction of a new single family dwelling, 
which qualifies as a Class 3 Categorical 
Exemption pursuant to Section 15303 (a) of the 
CEQA Guidelines, and there are no exceptions 
pursuant to Section 15300.2; and 

2. Approving a Combined Development Permit 
consisting of a:  

a. Use Permit and Design Approval to 
allow construction of an approximately 
3,530 square foot two-story single 
family dwelling with an attached two-
car garage in a visually sensitive 
zoning district, with grading of 
approximately 1,300 cubic yards of cut 
and 280 cubic yards of fill; 

b. Use Permit to allow development on 
slopes in excess of 25%; 

c. Use Permit to allow ridgeline 
development; and 

d. Use Permit to allow the removal of 
(four) 4 Oak trees. 

 [PLN180032, Marc Bordonaro, 257 San Benancio 
Road, Unit #A Salinas (Assessor's Parcel Number 416-
293-003-000), Toro Area Plan] 

 

 
The BORDONARO application (PLN180032) came on for a public hearing before the 
Monterey County Planning Commission on July 31, 2019.  Having considered all the 
written and documentary evidence, the administrative record, the staff report, oral 
testimony, and other evidence presented, the Monterey County Planning Commission finds 
and decides as follows: 

FINDINGS 
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1. FINDING:  CONSISTENCY – The project, as conditioned, is consistent with the 
applicable plans and policies which designate this area as appropriate 
for development. 

 EVIDENCE: a)  The project has been reviewed for consistency with the text, policies, 
and regulations in: 

- 2010 Monterey County General Plan (General Plan); 
- Toro Area Plan (Area Plan); and 
- Monterey County Zoning Ordinance (Title 21).  

No conflicts were found to exist. The subject property is not located 
within the coastal zone; therefore, the 1982 Monterey County General 
Plan does not apply. 

  b)  Allowed Use.  The subject property is located at 257 San Benancio 
Road, Unit #A Salinas (Assessor's Parcel Number 416-293-003-000), 
Toro Area Plan and is zoning Low Density Residential with a 
maximum density of 5 acres per unit with a Visually Sensitivity 
Overlay or “LDR/5-VS.” Title 21 Section 21.14.030.A allows for the 
first single family dwelling per lot not subject to any entitlements; 
however, the development, after staking and flagging, has the 
potential to create a visual impact when viewed from a common 
public viewing area (San Benancio Road). Therefore, a Use Permit is 
required per Title 21 Section 21.46.030.D.1. The project is to 
construct an approximately 3,530 square foot two-story single family 
with an attached two-car garage. The single family dwelling will have 
an approximately 2,084 square foot main level, 790 square foot lower 
level and a 656 square foot attached two-car garage. The project also 
includes the construction of an approximately 5,480 square foot 
driveway, 95 square foot porch and 665 square foot deck. A 
Combined Development Permit, with entitlements for development of 
a single family dwelling in a visually sensitive zoning district, located 
on slopes in excess of 25%; constituting “ridgeline development”, 
and involving removal of four (4) Oak trees is required for the 
project. The project is an allowed us and the criteria to grant the 
Combined Development Permit has been met in this case. 

  c)  Lot Legality. The subject property is a vacant lot created through the 
Bordonaro Subdivision recorded on a parcel map filed December 4, 
2006. Therefore, the subject property is a legal lot. The parcel map 
identified two building envelopes for the property, a northern and 
southern envelope. These two building envelopes allows the applicant 
to identify which envelope would better suit any development while 
taking into account the County policies and regulations for the zoning 
district. The development would be constrained on either building 
envelope due to the topography of the parcel, having slopes in excess 
of 25%, existing trees and aesthetic concerns. 

  d)  Cultural Resources. The subject property is in an area identified in the 
Monterey County Geographic Informational System (GIS) as having 
a high archaeological sensitivity. In accordance with Title 21 Section 
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21.66.050, an archaeological report was provided for the project (see 
Finding 2, Evidence “c”). The report was conducted in October 2018 
and concluded that there is no evidence of archaeological remains. 
The closest archaeological site is approximately 2.5 miles northwest 
of the subject property. There is no evidence that any cultural 
resources would be disturbed, and the potential for inadvertent 
impacts to cultural resources is limited and will be controlled by 
application of the County’s standard project condition of approval 
(Condition No. 3), which requires the contractor to stop work if 
previously unidentified resources are discovered during construction. 

  e)  Design Review. The project site and surrounding area are designated 
as a Visually Sensitive “VS” zoning district, which is intended to 
regulate development that could potentially create adverse visual 
impacts when viewed from a common public viewing area (San 
Benancio Road). As further discussed in Finding 9, the project would 
have the potential to create a substantially adverse visual impact; 
however, has been conditioned to reduce this impact. The applicant is 
constructing an approximately 3,530 square foot two-story single 
family dwelling with an attached two-car garage. The single family 
dwelling consists of an approximately 2,084 square foot main level, 
790 square foot lower level and a 656 square foot attached two-car 
garage. The colors and materials have a modern ranch architectural 
style consisting of: tan stucco siding with dark brown eaves and trim, 
ivory and carmel stone veneer columns within dark bronze clad 
windows and doors, and charcoal composition roofing. The 
neighborhood consists of mainly ranch style homes similar with 
features. The exterior finishes blend with the surrounding 
environment, are consistent with the surrounding residential 
neighborhood character, and are consistent with other dwellings in 
the neighborhood. Therefore, the project is consistent with 
neighborhood character and will not detract from the surrounding 
environment. 

  f)  Review of Development Standards. The development standards for 
the LDR zoning district are identified in Title 21 Section 21.14.060. 
Required setbacks for main structures are 30 feet (front), 20 feet 
(rear), and 10 percent of the average lot width (side) or a maximum 
required 20 feet. TAP Policy T-3.3 requires a 100 foot setback for 
areas designated within the critical viewshed as shown on the Toro 
Scenic Highway Corridors and Visual Sensitivity Map. As discussed 
in Finding 9, the subject property is shown as visually sensitive on 
this map; therefore, the special setback of 100 feet from San 
Benancio Road would be applicable. The single family dwelling has a 
front setback of 341 feet, a rear setback of approximately 300 feet, 
and side setback of 151 feet. The height of the main structure will be 
at 27-6 feet, below the allowed height for this zoning district, which 
is 30 feet.  
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The site coverage maximum is 35%.  The subject property is 6.11 
acres which would allow site coverage of 93,153 square feet.  The 
project results in structural site coverage of 3.37% or 8,970 square 
feet. Therefore, the project is consistent with the development 
standards as outline in Title 21 and identified in TAP Policy T-3.3. 

  g)  Ridgeline Development. As demonstrated in Finding 6 below, the 
project is consistent with the applicable standards for ridgeline 
development. 

  h) Slopes in Excess of 25%. As demonstrated in Finding 7 below, the 
project is consistent with the applicable regulations for development 
on slopes in excess of 25%. 

  i) Tree Removal. As demonstrated in Finding 8 below, the project is 
consistent with the applicable regulations for removal of protected 
trees. 

  j) Visual Sensitivity. As demonstrated in Finding 9 below, the project is 
consistent with the applicable regulations for development within a 
Visual Sensitivity “VS” zoning district.  

  k) Based on the Land Use Advisory Committee (LUAC) procedure 
guidelines adopted by the Monterey County Board of Supervisors, the 
project was referred to the Toro LUAC for review on May 28, 2019. 
The LUAC recommended approval of the project with concerns and 
comments. The LUAC suggested for the height of the structure to be 
lowered to where it is not visible above the ridgeline, had concerns 
about storm-water run-off and erosion resulting from development on 
slopes greater than 25% and recommended for a tree replacement 
ratio of 5:1 with mixed native species.  
 
The height is below the maximum allowed per the LDR zoning 
district (see Evidence “f” above) and the applicant does not desire to 
reduce the height of the single family dwelling. Although the project 
results in ridgeline development as discussed in Finding 6 the visual 
impact is not substantially adverse as the single family dwelling is 
screened by existing vegetation and is conditioned to provide 
additional vegetation screening from San Benancio Road. Further, 
Title 21 allows for development on slopes in excess of 25% provided 
there are no alternative feasible options (see Finding 7 below), which 
in this case is applicable. The project is conditioned for a stormwater 
control and erosion plan (see Finding 3 below). To allow for 
maximum growth and adequate spacing, the 5:1 ratio recommended 
by the LUAC was not applied. The arborist recommended a 
replanting ratio of 1:1 for the replacement of the 4 oak trees. Staff is 
recommending an additional 2:1 to allow for adequate screening of 
the single family dwelling from San Benancio Road. This results in a 
3:1 ratio resulting in 12 trees to be replanted (See attached conditions 
and Findings 6 and 8 below). 
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  l) Staff conducted site inspections on January 25, 2019 and June 26, 
2019 to verify that the project on the subject property conforms to the 
plans attached. 

  m) The application, plans, and supporting materials submitted by the 
project applicant to Monterey County RMA-Planning for the 
development found in RMA-Planning File No. PLN180032. 

    
2.  FINDING:  SITE SUITABILITY – The site is physically suitable for the 

proposed use. 
 EVIDENCE: a) The project includes a new single family dwelling associated with an 

established residential use in a residential neighborhood. Therefore, 
the use is suitable for the site. 

  b) The project was reviewed by RMA-Planning, Monterey Regional 
Fire Protection District, RMA-Public Works, RMA-Environmental 
Services and Environmental Health Bureau. There has been no 
indication from these departments/agencies that the site is not suitable 
for the proposed development. Conditions recommended have been 
incorporated. 

  c) The following reports have been prepared and submitted with the 
application: 

- Preliminary Archaeological Assessment (LIB180432) 
prepared by Susan Morley, M.A., Marina, CA in October 208 

- Geotechnical Evaluation (LIB180433) prepared by Grice 
Engineering, Salinas, CA on October 1, 2018 

- Geotechnical Evaluation (LIB190149) prepared by Landset 
Engineering, Salinas, CA on April 2, 2019 

- Tree Assessment/Forest Management Plan prepared by Frank 
Uno, Urban Forester, Pacific Grove on August 10, 2018 

County staff independently reviewed these reports and concurs with 
their conclusions.  There are no further physical or environmental 
constraints that would indicate that the site is not suitable for the use 
proposed.  All development shall be in accordance with these reports. 

  d) Staff conducted site inspections on January 25, 2019 and June 26, 
2019 to verify that the site is suitable for this use. 

  e) The application, plans and supporting materials submitted by the 
project applicant to Monterey County RMA-Planning for the 
development are found in Project File PLN180032.  

    
3. FINDING:  HEALTH AND SAFETY – The establishment, maintenance, or 

operation of the project will not under the circumstances of this 
particular case be detrimental to the health, safety, peace, morals, 
comfort, and general welfare of persons residing or working in the 
neighborhood of such proposed use, or be detrimental or injurious to 
property and improvements in the neighborhood or to the general 
welfare of the County. 
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 EVIDENCE: a) The project was reviewed by RMA-Planning, Monterey Regional 
Fire Protection District, RMA-Public Works, RMA-Environmental 
Services and Environmental Health Bureau (EHB). Conditions have 
been recommended, where appropriate, to ensure that the project will 
not have an adverse effect on the health, safety, and welfare of 
persons either residing or working in the neighborhood. 

  b) Potable water is provided through an existing well that was approved 
through the subdivision of the property and wastewater is conducted 
through an On-site Wastewater Treatment System (OWTS). The 
EHB has reviewed the project and has worked with the applicant to 
ensure the design of the OWTS meets the applicable regulations. 
Further, water quality results were collected which indicated that 
arsenic was over the maximum containment level of 10 parts per 
billion pursuant to Section 601.1 of the Uniform Plumbing Code. A 
non-standard condition of approval for a deed restriction has been 
incorporated into that project stating that the water supply does not 
meet drinking water standards and requires treatment prior to 
domestic (potable) use (Condition No. 8). The water treatment shall 
be installed at the wellhead and meet the standards of Monterey 
County Code Chapter 15.04 (Condition No. 9). 

  c) The project includes grading of approximately 1,300 cubic yards of 
cut, 280 cubic yards of which will be filled on site and the remaining 
1,020 cubic yards will be utilized for landscape purposes. A grading 
plan would be necessary as a part of the construction permit 
requirements to ensure the recommendations within the Geotechnical 
Report are incorporated into the plan. 

  d) RMA-Environmental Services has reviewed the project and applied a 
standard condition of approval for a stormwater control plan 
(Condition No. 11) to ensure the stormwater run-off is properly 
dispersed on-site and off-site. An erosion control plan would be 
required as a part of the construction permit to ensure compliance 
with Monterey County Code Chapter 16.12, which is intended to 
eliminate and prevent conditions of accelerated erosion that have led 
to, or could lead to, degradation of water quality, loss of fish habitat, 
damage to property, loss of topsoil or vegetation cover, disruption of 
water supply, or increased danger from flooding.  

  f) The application, plans, and supporting materials submitted by the 
project applicant to Monterey County RMA-Planning for the 
development found in RMA-Planning File No. PLN180032. 

    
4. FINDING:  NO VIOLATIONS – The subject property is in compliance with all 

rules and regulations pertaining to zoning uses, subdivision, and any 
other applicable provisions of the County’s zoning ordinance.  No 
violations exist on the property.  
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 EVIDENCE: a) Staff reviewed Monterey County RMA-Planning and RMA-Building 
Services records and is not aware of any violations existing on 
subject property. 

  b) The application, plans and supporting materials submitted by the 
project applicant to Monterey County RMA-Planning for the 
development are found in Project File PLN180032. 

    
5. FINDING:  CEQA (Categorically Exempt) – The project is categorically 

exempt from environmental review and no unusual circumstances 
were identified to exist for the project. 

 EVIDENCE: a)  California Environmental Quality Act (CEQA) Guidelines Section 
15303 (a) categorically exempts the construction of new single family 
dwellings s in residential zones. The project is to construct an 
approximately 3,530 square foot two-story single family dwelling 
with an attached two-car garage; therefore, the project qualifies for a 
Class 3 categorical exemption pursuant to Sections 15303 (a) of the 
CEQA guidelines. 

  b)  None of the exceptions under CEQA Guidelines Section 15300.2 
apply to this project.  The project does not involve a designated 
historical resource, a hazardous waste site, development located near 
or within view of a scenic highway, unusual circumstances that 
would result in a significant effect or development that would result 
in a cumulative significant impact. No adverse environmental effects 
were identified during staff review of the development application. 

  c)  The application, project plans, and related support materials 
submitted by the project applicant to Monterey County RMA-
Planning for the development found in Project File PLN180032. 

    
6. FINDING:  RIDGELINE DEVELOPMENT – The siting, location, size and 

design would not create a substantially adverse visual impact when 
from a common public viewing area. 

 EVIDENCE: a) The General Plan Policy OS-1.3 states that ridgeline development 
shall not be allowed to be able to preserve the County’s scenic 
qualities. An exception to his policy may be made provided that the 
ridgeline development will not create a substantially adverse visual 
impact when viewed from a common public viewing area; and either, 
the proposed development better achieves the goals and policies of 
the General Plan; or there is no feasible alternative to the ridgeline 
development. Title 21 Section 21.66.010 provides development 
standards for ridgeline development, which would be subject to a Use 
Permit. These development standards are similar to the policy 
language within the General Plan, stating that ridgeline development 
may be approved provide that substantial evidence indicates that 
project would not create a substantial adverse visual impact when 
viewed from a common public viewing area. After staking and 
flagging of the development, the project has the potential to create a 
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visual impact when viewed from a common public viewing area – 
San Benancio Road, resulting in ridgeline development. 

  b) As discussed in Finding 1, Evidence “b,” the subject parcel was 
created through a subdivision that identified two building envelopes 
for development. Each envelope is constrained by existing 
topography, slopes in excess of 25%, existing trees and aesthetic 
concerns. Two geotechnical evaluations prepared by Grice 
Engineering and Landset Engineers (Finding 2, Evidence “c”) were 
provided for the development. Grice Engineering stated that 
“…making the northern building envelope unfeasible for 
development…the southern envelope [where the development is 
currently proposed] will provide for a more stable development and 
with less concern of slope erosion and effects from other site 
characteristics.” The subsequent evaluation prepared by Landset 
Engineers supported the conclusion of Grice Engineering. Therefore, 
the northern building envelope, as illustrated in the attached plans, 
would not be a feasible alternative for development, from a 
geotechnical perspective. 

  c) The building envelopes created at the time of the subdivision 
(PLN030613) did not address any issues related to visibility concerns. 
In fact, the report concluded that the subdivision conforms with the 
requirements of the Monterey County Code 21.46 for the VS district, 
and that future development of one single family dwelling on each of 
the parcels created would be consistent with the site zoning of 
LDR/5-VS. The applicant also staked and flagged the northern 
envelope in the most viable location for any development. The 
development in the northern building envelope would also have the 
potential to create a substantial adverse visual impact when viewed 
San Benancio Road, and unlike the southern envelope, there aren’t 
any existing vegetation lessening the impact. The visual impact of the 
development on the northern building envelope is similar to the 
impact, if not more, on the southern building envelope. 

  d) The standards identified in Title 21 Section 21.66.010 states that 
ridgeline development may be approved provided it does not create a 
substantial adverse visual impact when viewed from a common public 
viewing area. The visual impacts are relatively similar in both the 
northern and southern building envelopes; however, geotechnical 
evaluations identify the southern being more feasible and the applicant 
desires to build on the southern envelope. This visual impact on the 
southern envelope is reduced to a non-substantial level with the 
implementation of a non-standard condition of approval (Condition No. 
4) for the applicant to plant two trees for every one tree being removed 
along the southwestern and southeastern portions of the single family 
dwelling, in addition to the recommendation of the arborist. This results 
in a total 12 trees to be planted (see Finding 8). Staff explored the 
option of additional excavation to lower the house profile (i.e.: create 
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partially subterranean levels) and reduce the ridgeline impacts.  
However, in this specific case, further excavating to lower the house 
could cause undue risk of slope failure due to additional 
encroachment into slopes in excess of 25% and is not recommended 
by staff.  Due to the fact that neither ridgeline development or slopes 
can be fully avoided, the project has been balanced to reasonably 
minimize impacts to both of these resources.  In this case, the 
development does not have any alternative feasible options and as 
conditioned, would not create a substantial visual impact when viewed 
from San Benancio Road. 

  e) Staff conducted site inspections on January 25, 2019 and June 26, 2019 
to verify that the project on the subject property conforms to the plans 
attached. 

  f) The application, project plans, and related support materials submitted 
by the project applicant to Monterey County RMA-Planning for the 
development found in Project File PLN180032. 

    
7. FINDING:  SLOPES IN EXCESS OF 25% – The project has no feasible 

alternative option which would allow for development to occur on 
slopes less than 25%. 

 EVIDENCE: a) General Plan Policy OS-3.5 states that development on slopes in excess 
of 25% shall be prohibited except where there is no feasible alternative 
or the proposed development better achieves the goals and policies of 
the General Plan and Area Plan. Development on slopes in excess of 
25% is subject to a Use Permit as outlined in Title 21 Section 
21.64.230, which also provides regulations similar to the criteria listed 
in the General Plan. When the subject parcel was created, a 
Conservation and Scenic Easement was recorded on areas of the parcel 
that identified slopes in excess of 30%. Since this time, County 
regulations have changed and now require specific findings and 
entitlements for slopes in excess of 25%. The Monterey County 
Geographic Informational System (GIS) identifies the subject parcel to 
have slopes in excess of 25% and the applicant has also provided a site 
plan (see attached) that illustrates this information.  

  b) The two approved building envelopes (Finding 1, Evidence “c”) have 
been evaluated by licensed professionals which indicate the northern 
envelope to not be feasible for development, leaving the southern 
envelope as the only alternative option. As illustrated in the attached 
site plans, each building envelope is constrained with more than 50% of 
the envelope with slopes in excess of 25%. The southern envelope has a 
minimal area of slopes less than 25% which is where a portion of the 
development is sited. The northern envelope has less of a building area 
when taking into consideration the setbacks from the existing easement 
and ridge line. The applicant has staked and flagged and provided a 
diagram that indicates the location of the development if it were to be 
on the northern building envelope. The development on the northern 
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envelope would be entirely on slopes in excess of 25% as opposed to 
the southern envelope. 
 
Alternatively, Grice Engineering explained that the characteristics of a 
ridge are defined by the presence of a specific type of soil called 
capstone. These soils, overtime, are exposed through natural weather 
and can result in a change of slope to the land. As depicted in the 
attached plans and discussed in the geotechnical evaluations (Finding 2, 
Evidence “c”), the ridge line lies on the south of the southern envelope 
on areas less than 25% in slopes. Moving the development further 
south, towards this ridge line, away from slopes in excess of 25%, 
would not only be closer to the ridge but also create a more visual 
impact from San Benancio Road (see Finding 9). The development is 
sited in a manner to create less erosion by following the topography of 
the land to a create a less damage to the ground and to reduce the 
amount of erosion, avoid slopes in excess of 25% to the intent feasible, 
and avoid the development near the ridge. Staff explored the option of 
additional excavation to lower the house profile (i.e.: create partially 
subterranean levels) and reduce the ridgeline impacts.  However, in 
this specific case, further excavating to lower the house could cause 
undue risk of slope failure due to additional encroachment into slopes 
in excess of 25% and is not recommended by staff.  Due to the fact 
that neither ridgeline development or slopes can be fully avoided, the 
project has been balanced to reasonably minimize impacts to both of 
these resources.  Based off of staff’s site visit, the building envelopes, 
the geotechnical evaluations, the Monterey County GIS and plans 
provided by the applicant, and given the similarities between the two 
envelopes, development on the southern envelope has been found to be 
appropriate in this circumstance. 

  c) Staff conducted site inspections on January 25, 2019 and June 26, 2019 
to verify that the project on the subject property conforms to the plans 
attached. 

  d) The application, project plans, and related support materials submitted 
by the project applicant to Monterey County RMA-Planning for the 
proposed development found in Project File PLN180032. 

    
8. FINDING:  TREE REMOVAL – The siting, location, size and design has been 

established to minimize tree removal and has been limited to that 
required for the overall health and long-term maintenance of the 
property. 

 EVIDENCE: a) TAP Policy T-3.7 states that the removal of healthy, native oak trees in 
the Toro Planning Area shall be discouraged. Title 21 Section 
21.64.260 provide regulations for the preservation of oak and other 
protected trees. The project includes the removal of four (4) Oak trees 
and pursuant to Title 21 Section 21.64.260.D.3.b, a Tree 
Assessment/Forest Management Plan was provided by Frank Ono 
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(Finding 2, Evidence “c”), Urban Forester. The assessment concluded 
that the site is vegetated with a mixed oak woodland and Coastal scrub 
type. The mixture contains scattered Coast live oaks, poison oak, Sticky 
Monkey Flower and Coyote Brush. The oak trees are mostly located 
within the building area and range in health condition from dead to fair.  

  b) The project includes removal of four (4) Oak trees. Three Oak trees, 8 
inch, 13 inch and 11 inch in diameter, are within the driveway footprint, 
and the remaining Oak tree, approximately 9 inch in diameter, is within 
the building footprint. Staff has analyzed the proposed tree removal 
relative to siting of development and minimizing removal. The siting of 
the single family dwelling is located within the approved building 
envelope away from the ridge line as recommended by the licensed 
professional and to reduce visibility from San Benancio Road. The 
proposed driveway is constructed in a manner to follow the topography 
of the land, meet fire safety regulations and lessen the impact of 
erosion. If the development were to be constructed on the northern 
building envelope, it would result in removal of more trees. Therefore, 
development on the southern building envelope better supports the 
policy and regulation of requiring the minimum tree removal for 
development. 

  c) Further, the Monterey County GIS indicates subject property to be 
within a very high fire hazard. A fuel management plan has been 
provided as a part of the application material (see attached plans). The 
fuel management plan indicates two zones for defensible space. The 
replanting of the trees recommended by the arborist and by the non-
standard condition of approval are to be replanted within zone 1 and 
according to the fuel management plan and requirements by the state 
and county, this area is required to be maintained and would not conflict 
with the fuel management plan. The applicant would be required to 
maintain and trimmed of all dead and dying foliage.  
 
The Forest Management Plan has listed several recommendations that 
have been incorporated as conditions of approval or are included within 
the site plans (see attached plans). The arborist recommended a tree 
replanting ratio of 1:1, for a total of four (4) five-gallon or larger trees. 
Additional trees shall be replanted on top of the arborist’s 
recommendation to provide more vegetative screening for the project 
when viewed from San Benancio Road. This results in a 3:1 ratio, for a 
total of 12 trees to be replanted rather than 4.  The trees will be placed 
in areas that allow for maximum sunlight and are a minimum ten (10) 
feet apart in spacing as recommended by the arborist.  This placement 
will ensure that the additional trees will not create overcrowding.  The 
arborist’s recommended replacement ratio is the minimum needed to 
conform to County Code section 21.64.260.4, which requires a 1:1 
ratio.  Typically, arborist recommendations for tree replanting do not 
consider adding trees for the purpose of visual screening, as visual 
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impacts are generally not within the purview of an arborist.  In this case, 
staff analyzed the overall project in conjunction with the arborist report 
and given the parameters (i.e.: 10 foot spacing with open sunlight), 
there is sufficient space on the parcel to accommodate the eight (8) 
additional trees to provide enhanced screening for the development.       

  d) Staff conducted site inspections on January 25, 2019 and June 26, 2019 
to verify that the project on the subject property conforms to the plans 
attached. 

  e) The application, project plans, and related support materials submitted 
by the project applicant to Monterey County RMA-Planning for the 
proposed development found in Project File PLN180032. 

    
9. FINDING:  VISUAL SENSITIVITY – The project does not create adverse visual 

impacts when viewed from a common public viewing area or as defined 
in the Title 21. 

 EVIDENCE: a) TAP Policy T-3.1 states that development in areas designated as 
“visually sensitive” on the Toro Scenic Highway Corridors and Visual 
Sensitivity Map, may be permitted if the developed is located and 
designed in a manner that will enhance the scenic value of the area. 
Figure 16 of the TAP illustrates the subject property within a visually 
sensitive area and the project site and surrounding area are zoning as 
Visually Sensitive or “VS.” Title 21 Chapter 21.46 is intended to 
regulate development that would substantially adverse visual impact 
when viewed from a common public viewing area. As discussed in the 
sections and shown in the figures above, the subject property is visible 
from San Benancio Road, which is designated as an existing Scenic 
route on Figure 16 of the TAP.  
 
Staking and flagging of development was erected on both the northern 
and southern building envelopes. Staff conducted a site inspection to 
ascertain the potential for aesthetic impacts on the two potential 
building locations. During review, staff determined that, in both 
circumstances, development would be located on the crest of a ridge 
and silhouetted against the sky when viewed from San Benancio Road 
(ridgeline development).  In both cases, the home is located more than 
300 off San Benancio Road and Oak trees will aid in screening views of 
the home but staking and flagging are visible behind the Oak trees. The 
southern building envelope actually provides more existing vegetation 
that screens the development versus the northern building envelope due 
to less existing vegetation. 

  b) The applicant is constructing an approximately 3,530 square foot two-
story single family with an attached two-car garage. The single family 
dwelling consists of an approximately 2,084 square foot main level, 790 
square foot lower level and a 656 square foot attached two-car garage. 
The colors and materials are consistent with the surrounding residential 
neighborhood character, and are consistent with other dwellings in the 
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neighborhood (Finding 1, Evidence “e”). Further, TAP Policy T-3.5 
states that exterior lighting shall be located, designed, and enforced to 
minimize light sources and preservice the quality of darkness. The 
project has been conditioned to ensure the lighting fixtures are 
consistent with the County’s Exterior Lighting Guidelines. Therefore, 
the siting and location of the development, as conditioned, is consistent 
with neighborhood character, would not detract from the surrounding 
environment and would not create a substantial visual impact. 

  c) Staff conducted site inspections on January 25, 2019 and June 26, 2019 
to verify that the project on the subject property conforms to the plans 
attached. 

  d) The application, plans and supporting materials submitted by the project 
applicant to Monterey County RMA-Planning for the proposed 
development are found in Project File PLN180032. 

    
10. FINDING:  APPEALABILITY – The decision on this project may be appealed to 

the Board of Supervisors. 
 EVIDENCE:  Board of Supervisors.  Pursuant to Title 21 Section 21.80.050, an 

appeal of the Planning Commission’s approval for this project may be 
made to the Board of Supervisors by any public agency or person 
aggrieved by their decision. 

 
DECISION 

 
NOW, THEREFORE, based on the above findings and evidence, the Planning Commission 
does hereby:  

1. Find that the project involves the construction of a new single family dwelling, which 
qualifies as a Class 3 Categorical Exemption pursuant to Section 15303 (a) of the CEQA 
Guidelines, and there are no exceptions pursuant to Section 15300.2; and 

2. Approve a Combined Development Permit consisting of a:  
a. Use Permit and Design Approval to allow construction of an approximately 3,530 

square foot two-story single family dwelling with an attached two-car garage in a 
visually sensitive zoning district, with grading of approximately 1,300 cubic yards 
of cut and 280 cubic yards of fill; 

b. Use Permit to allow development on slopes in excess of 25%; 
c. Use Permit to allow ridgeline development; and 
d. Use Permit to allow the removal of (four) 4 protected trees. 

All of which are in general conformance with the attached sketch and subject to the attached 
conditions, all being attached hereto and incorporated herein by reference. 
 
PASSED AND ADOPTED this 31st day of July 2019 upon motion of Commissioner ________, 
seconded by Commissioner __________, by the following vote: 
 
AYES:  
NOES:  
ABSENT:  
ABSTAIN:  



PLN180032 - BORDONARO Page 14 
 

 
 

Brandon Swanson, Planning Commission Secretary 
 
 
COPY OF THIS DECISION MAILED TO APPLICANT ON __________. 
 
THIS APPLICATION IS APPEALABLE TO THE BOARD OF SUPERVISORS.   
 
IF ANYONE WISHES TO APPEAL THIS DECISION, AN APPEAL FORM MUST BE COMPLETED 
AND SUBMITTED TO THE CLERK TO THE BOARD ALONG WITH THE APPROPRIATE FILING 
FEE ON OR BEFORE   ___________. 
 
THIS PROJECT IS NOT LOCATED IN THE COASTAL ZONE AND IS NOT APPEALABLE TO 
THE COASTAL COMMISSION.  
 
This decision, if this is the final administrative decision, is subject to judicial review pursuant to California 
Code of Civil Procedure Sections 1094.5 and 1094.6.  Any Petition for Writ of Mandate must be filed with 
the Court no later than the 90th day following the date on which this decision becomes final.  
 
NOTES 
 
1. You will need a building permit and must comply with the Monterey County Building Ordinance 

in every respect. 
 
Additionally, the Zoning Ordinance provides that no building permit shall be issued, nor any use 
conducted, otherwise than in accordance with the conditions and terms of the permit granted or 
until ten days after the mailing of notice of the granting of the permit by the appropriate authority, 
or after granting of the permit by the Board of Supervisors in the event of appeal.   

 
 Do not start any construction or occupy any building until you have obtained the necessary 

permits and use clearances from Monterey County RMA-Planning and RMA-Building Services 
offices in Salinas. 

 
2. This permit expires 3 years after the above date of granting thereof unless construction or use is 

started within this period. 

 



DRAFT Conditions of Approval/Implementation Plan/Mitigation 

Monitoring and Reporting Plan

PLN180032

Monterey County RMA Planning

1. PD001 - SPECIFIC USES ONLY

RMA-PlanningResponsible Department:

This Combined Development Permit (PLN180032) consisting of a: 1) Use Permit and 

Design Approval to allow construction of an approximately 3,530 square foot two-story 

single family dwelling with an attached two-car garage, with grading of approximately 

1,300 cubic yards of cut and 280 cubic yards of fill. ; 2) Use Permit to allow 

development on slopes in excess of 25%; 3) Use Permit to allow ridgeline 

development; and 4.) Use Permit to allow the removal of (four) 4 Oak trees. The 

property is located at 257 San Benancio Road, Unit #A Salinas (Assessor's Parcel 

Number 416-293-003-000), Toro Area Plan.This permit was approved in accordance 

with County ordinances and land use regulations subject to the terms and conditions 

described in the project file.  Neither the uses nor the construction allowed by this 

permit shall commence unless and until all of the conditions of this permit are met to 

the satisfaction of the Director of RMA - Planning.  Any use or construction not in 

substantial conformance with the terms and conditions of this permit is a violation of 

County regulations and may result in modification or revocation of this permit and 

subsequent legal action.  No use or construction other than that specified by this 

permit is allowed unless additional permits are approved by the appropriate 

authorities.  To the extent that the County has delegated any condition compliance or 

mitigation monitoring to the Monterey County Water Resources Agency, the Water 

Resources Agency shall provide all information requested by the County and the 

County shall bear ultimate responsibility to ensure that conditions and mitigation 

measures are properly fulfilled. (RMA - Planning)

Condition/Mitigation 

Monitoring Measure:

The Owner/Applicant shall adhere to conditions and uses specified in the permit on an 

ongoing basis unless otherwise stated.

Compliance or 

Monitoring 

Action to be Performed:

7/23/2019Print Date: Page 1 of 7 9:32:40AM
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2. PD002 - NOTICE PERMIT APPROVAL

RMA-PlanningResponsible Department:

The applicant shall record a Permit Approval Notice. This notice shall state:

 "A Combined Development Permit (Resolution Number ***) was approved by 

Monterey County Planning Commission for Assessor's Parcel Number 

416-293-003-000 on July 31, 2019. The permit was granted subject to 12 conditions of 

approval which run with the land. A copy of the permit is on file with Monterey County 

RMA - Planning."

Proof of recordation of this notice shall be furnished to the RMA Chief of Planning 

prior to issuance of construction permits. (RMA - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of construction permits,  the Owner/Applicant shall provide proof 

of recordation of this notice to the RMA - Planning.

Compliance or 

Monitoring 

Action to be Performed:

3. PD003(A) - CULTURAL RESOURCES NEGATIVE ARCHAEOLOGICAL REPORT

RMA-PlanningResponsible Department:

If, during the course of construction, cultural, archaeological, historical or 

paleontological resources are uncovered at the site (surface or subsurface resources) 

work shall be halted immediately within 50 meters (165 feet) of the find until a qualified 

professional archaeologist can evaluate it.  Monterey County RMA - Planning and a 

qualified archaeologist (i.e., an archaeologist registered with the Register of 

Professional Archaeologists) shall be immediately contacted by the responsible 

individual present on-site.  When contacted, the project planner and the archaeologist 

shall immediately visit the site to determine the extent of the resources and to develop 

proper mitigation measures required for recovery.

(RMA - Planning)

Condition/Mitigation 

Monitoring Measure:

The Owner/Applicant shall adhere to this condition on an on-going basis.  

Prior to the issuance of construction permits, the Owner/Applicant shall include 

requirements of this condition as a note on all grading and building plans. The note 

shall state "Stop work within 50 meters (165 feet) of uncovered resource and contact 

Monterey County RMA - Planning and a qualified archaeologist immediately if cultural, 

archaeological, historical or paleontological resources are uncovered."  

When contacted, the project planner and the archaeologist shall immediately visit the 

site to determine the extent of the resources and to develop proper mitigation 

measures required for the discovery.

Compliance or 

Monitoring 

Action to be Performed:
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4. TREE PLANTING (NON-STANDARD CONDITION)

RMA-PlanningResponsible Department:

To ensure development is screened from a common public viewing area, the 

applicant/owner/agent shall plant trees along the southwestern and southeastern side 

of the single family dwelling, which is visible from San Benancio Road, with a 2:1 ratio 

in addition to what has been recommended within the August 10, 2018 Tree 

Assessment Report (LIB180339) prepared by Frank Ono, Urban Forester. This is a 

total of eight (8) trees to be planted in addition to the four (4) trees to be replanted as 

recommended by the Urban Forester - see Condition No. 6. The trees shall be 

seedlings and of mixed native species. (RMA-Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to the final of a construction permit -

The Owner/Applicant shall submit evidence of tree planting to RMA-Planning

for review and approval. Evidence shall be a receipt for the purchase of the new 

tree(s) and photos of the new tree(s) being planted along the southwestern and 

southeastern side of the single family dwelling.

Six months after the planting of the tree(s), the Owner/Applicant shall submit evidence 

demonstrating that the tree(s) are in a healthy, growing condition.

One year after the planting of the tree(s), the Owner/Applicant shall submit a letter 

prepared by a County-approved tree consultant reporting on the health of the tree(s) 

and whether or not the tree was successful or if follow-up remediation measures or 

additional permits are required.

Compliance or 

Monitoring 

Action to be Performed:

5. PD049 - TREE AND ROOT PROTECTION

RMA-PlanningResponsible Department:

Prior to beginning any tree removal, trees which are located close to trees approved 

for removal shall be protected from inadvertent damage from equipment or tree 

removal activity by fencing off the canopy drip-lines and/or critical root zones 

(whichever is greater) with protective materials.  Any tree protection measures 

recommended by a County-approved tree consultant, in addition to the standard 

condition, shall be implemented. (RMA - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to construction, the Owner/Applicant/Tree Removal Contractor submit evidence 

of tree protection to RMA-Planning for review and approval.

After construction and prior to the final building inspection, the Owner /Applicant/Tree 

Removal Contractor shall submit photos of the trees on the property to RMA-Planning 

to document that the tree protection has been successful or if follow-up remediation 

measures or additional permits are required.

Compliance or 

Monitoring 

Action to be Performed:
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6. PD048 - TREE REPLACEMENT/RELOCATION

RMA-PlanningResponsible Department:

The applicant shall replace each tree approved (total of 4) for removal as follows:

 - Replacement trees should be five-gallon stock or larger, if available and replanted 

on a 1:1 ratio for a total of four (4) trees to be replanted. Trees should be planted in 

those areas with the greatest opening in the stand to allow for a minimum of 

competition and maximum sunlight. Spacing between trees should be at least 10 feet. 

There is enough room to plant the four (4) trees on the remainder of the parcel, as 

many as possible should be replaced. Occasional deep watering (more than two 

weeks apart) during the late spring, summer, and fall is recommended during the first 

two years after establishment. Grinding of stumps onsite is permissible.  (RMA - 

Planning)

See Condition No. 4 for additional trees for vegetation screening.

Condition/Mitigation 

Monitoring Measure:

Prior to the final of a construction permit, the Owner/Applicant shall submit evidence of 

tree replacement to RMA-Planning

for review and approval. Evidence shall be a receipt for the purchase of the 

replacement tree(s) and photos of the replacement tree(s) being planted.

Six months after the planting of the replacement tree(s), the Owner/Applicant shall 

submit evidence demonstrating that the replacement tree(s) are in a healthy, growing 

condition.

One year after the planting of the replacement tree(s), the Owner/Applicant shall 

submit a letter prepared by a County-approved tree consultant reporting on the health 

of the replacement tree(s) and whether or not the tree replacement was successful or 

if follow-up remediation measures or additional permits are required.

Compliance or 

Monitoring 

Action to be Performed:
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7. CC01 INDEMNIFICATION AGREEMENT

County CounselResponsible Department:

The property owner agrees as a condition and in consideration of approval of this 

discretionary development permit that it will, pursuant to agreement and /or statutory 

provisions as applicable, including but not limited to Government Code Section 

66474.9, defend, indemnify and hold harmless the County of Monterey or its agents, 

officers and employees from any claim, action or proceeding against the County or its 

agents, officers or employees to attack, set aside, void or annul this approval, which 

action is brought within the time period provided for under law, including but not limited 

to, Government Code Section 66499.37, as applicable.  The property owner will 

reimburse the County for any court costs and attorney's fees which the County may be 

required by a court to pay as a result of such action.  The County may, at its sole 

discretion, participate in the defense of such action; but such participation shall not 

relieve applicant of his/her/its obligations under this condition.  An agreement to this 

effect shall be recorded upon demand of County Counsel or concurrent with the 

issuance of building permits, use of property, filing of the final map, recordation of the 

certificates of compliance whichever occurs first and as applicable.  The County shall 

promptly notify the property owner of any such claim, action or proceeding and the 

County shall cooperate fully in the defense thereof.  If the County fails to promptly 

notify the property owner of any such claim, action or proceeding or fails to cooperate 

fully in the defense thereof, the property owner shall not thereafter be responsible to 

defend, indemnify or hold the County harmless. (County Counsel)

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of a construction permit, the Owner/Applicant shall submit a 

signed and notarized Indemnification Agreement to the County Counsel for review and 

signature by the County.

Proof of recordation of the Indemnification Agreement, as outlined, shall be submitted 

to the Monterey County Resource Management Agency - Planning.

Compliance or 

Monitoring 

Action to be Performed:

8. EHSP01 – DEED RESTRICTION FOR ARSENIC

Health DepartmentResponsible Department:

The applicant shall record a deed notification with the Monterey County Recorder for 

parcel 416-293-003-000 indicating that: “The water supply serving this parcel (EH Well 

Permit #02-01121) does not meet primary drinking water standards for Arsenic and 

requires treatment prior to domestic (potable) use. (Environmental Health)

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of construction permits, the applicant shall provide a legal description 

for the parcel and a copy of the Grant Deed to the Environmental Health Bureau 

(“EHB”). The EHB will prepare the deed restriction form.

Prior to final inspection of construction permits, the property owner shall sign and 

notarize the deed restriction form obtained from the EHB. Record the notarized deed 

restriction with the Monterey County Recorder. Proof of recordation shall be provided 

to the EHB.

Compliance or 

Monitoring 

Action to be Performed:
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9. EHSP02 – COUNTY PERMITTED WATER SYSTEM IMPROVEMENTS

Health DepartmentResponsible Department:

Design the water system improvements to meet the standards as found in Chapter 

15.04 of the Monterey County Code, Titles 17 and 22 of the California Code of 

Regulations and as found in the Residential Subdivision Water Supply standards . 

Submit engineered plans for the water improvements, including plans for primary and 

secondary treatment at the wellhead, and any associated fees to the Direction of 

Environmental Health for review and approval prior to installing (or bonding) the 

improvements. Water treatment units shall be regenerated off site unless otherwise 

approved by the Director of Environmental Health. (Environmental Health)

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of construction permits, the applicant shall submit engineered 

plans for the water system improvements, including plans for primary and secondary 

treatment at the wellhead, and any associated fees to the Direction of Environmental 

Health for review and approval prior to installing (or bonding) the improvements.

Compliance or 

Monitoring 

Action to be Performed:

10. GRADING PLAN

Environmental ServicesResponsible Department:

The applicant shall submit a grading plan incorporating the recommendations in the 

project Geotechnical Report prepared by Grice Engineering, Inc ., dated October 1, 

2018. The grading plan shall include contour lines and cross-sections that identify the 

existing grade, proposed grade, and the extent of any proposed excavation and /or fill.  

The grading plan shall include the geotechnical inspection schedule that identifies 

when the inspections will be completed, who will conduct the inspection (i.e., PG, PE, 

and/or Special Inspector), a description of the required inspection, inspector name, 

and the completion date. (RMA-Environmental Services)

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of any construction permits, the applicant shall submit a grading plan 

to RMA-Environmental Services for review and approval.

Compliance or 

Monitoring 

Action to be Performed:

11. STORMWATER CONTROL PLAN

Environmental ServicesResponsible Department:

The applicant shall submit a stormwater control plan, prepared by a registered civil 

engineer or licensed architect, to mitigate on-site and off-site impacts.  Impervious 

surface stormwater runoff shall be dispersed at multiple points, on the least steep 

available slopes, away from and below any septic leach fields.  Erosion control shall 

be provided at each outlet.  Drainage improvements shall be constructed in 

accordance with plans approved by RMA-Environmental Services . 

(RMA-Environmental Services)

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of any construction permits, the applicant shall submit a stormwater 

control plan to RMA-Environmental Services for review and approval.

Compliance or 

Monitoring 

Action to be Performed:
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12. PW0045 – COUNTYWIDE TRAFFIC FEE

RMA-Public WorksResponsible Department:

The Owner/Applicant shall pay the Countywide Traffic Fee or the ad hoc fee pursuant 

to General Plan Policy C-1.8.  The fee amount shall be determined based on the 

parameters in the current fee schedule.

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of any construction permits, the Owner/Applicant shall pay Monterey 

County RMA Building Services  the traffic mitigation fee. The Owner/Applicant shall 

submit proof of payment to the Development Services.

Compliance or 

Monitoring 

Action to be Performed:
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New Residence for Mr. Bordonaro
257 San Benancio Road

Salinas, California 93908
VICINITY MAP PROJECT DATASHEET INDEX

PROJECT ADDRESS

PARCEL NUMBER:

MONTEREY COUNTY ZONING:

SITE AREA:

CONSTRUCTION TYPE:

OCCUPANCY TYPE:

STORIES:

SEWER SYSTEM:

SQUARE FOOTAGE:

 (N) RESIDENCE (MAIN LEVEL):
 (N) RESIDENCE (LOWER LEVEL):
 (N) ATTACHED 2-CAR GARAGE:
  
 TOTAL:
  
SITE COVERAGE:

 (N) RESIDENCE FOOTPRINT:
 (N) DECKING:
 (N) COVERED PORCH:
 (N) DRIVEWAY:
  
 TOTAL:

TREES TO BE REMOVED:

MAXIMUM HEIGHT:

FIRE SPRINKLER REQUIREMENT:

GRADING CALCULATIONS:

 TOTAL CUT:
 TOTAL FILL:

ASSESSORS MAP

APPLICABLE CODES

FIRE DEPARTMENT NOTESGENERAL NOTES

SMOKE & CARBON MONOXIDE LOCATIONS SCOPE OF WORK

NEW 2,873 S.F. SINGLE FAMILY DWELLING

NEW ATTACHED 656 S.F. 2-CAR GARAGE

NEW 662 S.F. DECKING

NEW 91 S.F. ATTACHED COVERED PORCH

NEW 5,478 S.F. ASPHALT DRIVEWAY

1.

2.

3.

4.

5.

A1.0  COVER SHEET, PROJECT DATA, NOTES, ASSESSORS MAP
A1.1  ENTIRE SITE PLAN
A1.1.1  PARTIAL SITE PLAN
A1.2  LANDSCAPE & FUEL MANAGEMENT PLAN
A1.3  CONSTRUCTION MANAGEMENT PLAN
C1  GRADING COVER SHEET
C2  GRADING (SITE OVERVIEW)
C3  GRADING, DRAINAGE & UTILITY PLAN (RESIDENCE)
C4  GRADING, DRAINAGE & UTILITY PLAN (DRIVEWAY TURNOUT)
C5  GRADING, DRAINAGE & UTILITY PLAN (DRIVEWAY BEGINNING)
C6  SITE SECTIONS
C7  EROSION & SEDIMENT CONTROL PLAN
C8  EROSION & SEDIMENT CONTROL PLAN
A1.4  NEW FLOOR PLAN (MAIN LEVEL), NOTES
A1.5  NEW FLOOR PLAN (LOWER LEVEL), NOTES
A1.6  EXTERIOR ELEVATIONS
A1.7  EXTERIOR ELEVATIONS
A1.8  ROOF PLAN

257 SAN BENANCIO ROAD
SALINAS, CALIFORNIA 93908

416-293-003-000

LDR / 5-VS

6.11 ACRES (266,151 S.F.)

V-B

R-3

TWO STORY

NEW SEPTIC SYSTEM

2,083 S.F.
   790 S.F.
   656 S.F.

3,529 S.F.

2,739 S.F.
   662 S.F.
     91 S.F.
5,478 S.F.

8,970 S.F. (3.37% SITE COVERAGE)

(4) TREES TO BE REMOVED (SEE REPORT)

30'-0" FROM AVG. NATURAL GRADE

SPRINKLERS REQUIRED

1,300 C.Y.
   280 C.Y.
1,020 C.Y. EXPORT USED FOR EMBANKMENTS
& LANDSCAPE PURPOSES ON SITE

TYPICAL CONSTRUCTION REQUIREMENTS OF THE 2016 CRC SHALL APPLY WHERE APPLICABLE AND
WHEN NOT SPECIFICALLY NOTED OTHERWISE ON THE DRAWINGS.

SITE FAMILIARIZATION: CONTRACTOR IS RESPONSIBLE TO ACQUAINT HIMSELF WITH THE SITE PRIOR
TO SUBMITTING A PROPOSAL.  IF THE CONTRACTOR DISCOVERS ANY CONDITIONS DURING HIS SITE
VISIT FAMILIARIZATION WHICH HE FEELS WILL ADVERSELY AFFECT THE WORK, OR WHICH HE FEELS
HAVE NOT BEEN ADEQUATELY ADDRESSED BY THE CONSTRUCTION DOCUMENTS, HE IS TO NOTIFY THE
DESIGNER IN WRITING.

CONSTRUCTION DETAILS: NOT SPECIFICALLY SHOWN ON THE DRAWINGS SHALL BE CARRIED OUT BY
RESPECTIVE CONTRACTORS IN ACCORDANCE WITH THE BEST COMMON PRACTICE AND/OR WITH
MANUFACTURERS SPECIFICATIONS FOR INSTALLATION FOR THEIR MATERIALS OR ITEMS.

DEMOLITION: COORDINATE ALL DEMOLITION REQUIREMENTS WITH THE OWNER.  VERIFY WITH OWNER
WHICH ITEMS, IF ANY, HE WISHES TO RETAIN FOR HIS USEAGE.  ALL OTHER ITEMS BECOME PROPERTY
OF THE CONTRACTOR AND ARE TO BE PROPERLY REMOVED FROM THE PREMISES.  UTILIZE DUST
CONTROL MEASURES DURING DEMOLITION.

GLAZING: ALL DOORS ARE TO HAVE TEMPERED GLAZING.  ALL GLAZING IN ANY AREAS SUBJECT TO
HUMAN IMPACT SHALL BE TEMPERED GLASS.  GLAZING WITHIN 24" OF ANY EDGE OF DOOR OR WITHIN
18" OF THE FLOOR MUST COMPLY.

MECHANICAL AND PLUMBING: IT IS THE ESSENCE OF THE CONTRACTOR THAT ALL SYSTEMS SHALL
FUNCTION WELL INDIVIDUALLY AND IN COMBINATION WITH OTHER SYSTEMS.  THE CONTRACTOR IS
RESPONSIBLE FOR THE PLUMBING LAYOUT FOR ALL FIXTURES AND EQUIPMENT.

GFI PROTECTION: ALL 125 VOLT, SINGLE PHASE 15 AND 20 AMP RECEPTACLE OUTLETS INSTALLED
OUTDOORS, IN GARAGES, IN BATHROOMS AND WITHIN 6 FEET OF KITCHEN SINKS ABOVE COUNTERTOP
SURFACE SHALL HAVE GROUND FAULT CIRCUIT PROTECTION.

SMOKE DETECTORS: AN APPROVED SMOKE DETECTOR SHALL BE CENTRALLY LOCATED IN THE
CORRIDOR OR AREA GIVING ACCESS TO BEDROOMS.  SMOKE DETECTORS ARE REQUIRED TO BE
INSTALLED IN EACH SLEEPING AND EACH STORY AND IN THE BASEMENT (WHERE APPLICABLE).
REQUIRED SMOKE DETECTORS SHALL RECEIVE PRIMARY POWER FROM BUILDING WIRE.  ADDITIONS
OR REPAIRS WITH A VALUATION OF $1,000 OR MORE REQUIRE THAT SMOKE DETECTORS BE INSTALLED.
IN DWELLING UNITS WHERE THE CEILING HEIGHT OF A ROOM OPEN TO THE HALLWAY BY 24" OR MORE,
SMOKE DETECTORS SHALL BE INSTALLED IN THE HALLWAY AND IN THE ADJACENT ROOM.  DETECTORS
SHALL SOUND AN ALARM IN ALL SLEEPING AREAS. (REFER TO 2013 RESIDENTIAL CODE FOR SMOKE
DETECTORS).

NAILING TO BE IN COMPLIANCE WITH 2016 CALIFORNIA RESIDENTIAL CODE TABLE.

ALL HOT WATER FAUCETS THAT HAVE MORE THAN 10 FEET OF PIPE BETWEEN THE FAUCET AND THE
HOT WATER HEATER SERVING SUCH FAUCET SHALL BE EQUIPPED WITH A HOT WATER RECIRCULATING
SYSTEM. (SECTION 6 (Q), ORD. 3522).

NO PERSON MAY TAP INTO ANY FIRE HYDRANT FOR ANY PURPOSE OTHER THAN FIRE SUPPRESSION OR
EMERGENCY AID, WITHOUT FIRST OBTAINING WRITTEN APPROVAL FROM THE WATER PURVEYOR
SUPPLYING WATER TO THE HYDRANT AND FROM THE MONTEREY COUNTY HEALTH DEPARTMENT.

ALL HOSES USED IN CONNECTION WITH ANY CONSTRUCTION ACTIVITIES SHALL BE EQUIPPED WITH A
SHUT-OFF NOZZLE.  WHEN AN AUTOMATIC SHUT-OFF NOZZLE CAN BE PURCHASED OR OTHERWISE
OBTAINED FOR THE SIZE OR TYPE OF HOSE IN USE, THE NOZZLE SHALL BE AN AUTOMATIC SHUT-OFF
NOZZLE.

ALL MANUFACTURERS INSTALLATION GUIDES TO BE PROVIDED TO INSPECTOR AT TIME OF FIELD
INSPECTION.

THE HOT WATER PLUMBING SYSTEM SHALL BE RECIRCULATING HOT WATER SYSTEM.

CARBON MONOXIDE DETECTORS: AN APPROVED CARBON MONOXIDE DETECTOR SHALL BE CENTRALLY
LOCATED IN THE CORRIDOR OR AREA GIVING ACCESS TO BEDROOMS.  CARBON MONOXIDE
DETECTORS ARE REQUIRED TO BE INSTALLED IN EACH STORY AND IN THE BASEMENT (WHERE
APPLICABLE).  REQUIRED CARBON MONOXIDE DETECTORS SHALL RECEIVE PRIMARY POWER FROM
BUILDING WIRE.  CARBON MONOXIDE DETECTORS SHALL BE INSTALLED IN THE HALLWAY.  DETECTORS
SHALL SOUND AND ALARM IN AREAS LOCATED NEAR SLEEPING AREAS.  (REFER TO 2013 CALIFORNIA
RESIDENTIAL CODE FOR CARBON MONOXIDE DETECTORS, SECTION R315).

FIRE007 - DRIVEWAYS
DRIVEWAYS SHALL NOT BE LESS THAN 12 FEET WIDE UNOBSTRUCTED, WITH AN UNOBSTRUCTED VERTICAL
CLEARANCE OF NOT LESS THAN 15 FEET.  THE GRADE FOR ALL DRIVEWAYS SHALL NOT EXCEED 15 PERCENT.
WHERE THE GRADE EXCEEDS 8 PERCENT.  A MINIMUM STRUCTURAL ROADWAY SURFACE OF 0.17 FEET OF
ASPHALTIC CONCRETE ON 0.34 FEET OF AGGREGATE BASS SHALL BE REQUIRED.  THE DRIVEWAY SURFACE
SHALL BE CAPABLE OF SUPPORTING THE IMPOSED LOAD OF FIRE APPARATUS (22 TONS), AND BE ACCESSIBLE
BY CONVENTIONAL DRIVE VEHICLES, INCLUDING SEDANS.  FOR DRIVEWAYS WITH TURNS 90 DEGREES AND
LESS, THE MINIMUM HORIZONTAL INSIDE RADIUS OF CURVATURE SHALL BE 28 FEET.  FOR ALL DRIVEWAY
TRUNS, AND ADDITIONAL SURFACE OF 4 FEET SHALL BE ADDED.  ALL DRIVEWAYS EXCEEDING 150 FEET IN
LENGTH, BUT LESS THAN 800 FEET IN LENGTH, SHALL PROVIDE A TURNOUT NEAR THE MIDPOINT OF THE
DRIVEWAY.  WHERE THE DRIVEWAY EXCEEDS 800 FEET, TURNOUTS SHALL BE PROVIDED AT NO GREATER
THAN 400-FOOT INTERVALS.  TURNOUTS SHALL BE A MINIMUM OF 12 FEET WIDE AND 30 FEET LONG WITH A
MINIMUM OF 25-FOOT TAPRE AT BOTH ENDS.  TURNAROUNDS SHALL BE REQUIRED ON DRIVEWAYS IN EXCESS
OF 150 FEET OF SURFACE LENGTH AND SHALL BE LOCATED WITHIN 50 FEET OF THE PRIMARY BUILDING.  THE
MINIMUM TURNING RADIUS FOR A TURNAROUND SHALL BE 40 FEET FROM THE CENTER  LINE OF THE
DRIVEWAY.  IF A HAMMERHEAD / T IS USED, THE TOP OF THE "T" SHALL BE A MINIMUM OF 60 FEET IN LENGTH.

FIRE011 - ADDRESSES FOR BUILDINGS
ALL BUILDINGS SHALL BE ISSUED AN ADDRESS IN ACCORDANCE WITH MONTEREY COUNTY ORDINANCE NO.
1241.  EACH OCCUPANCY, EXCEPT ACCESSORY BUILDINGS, SHALL HAVE ITS OWN PERMANENTLY POSTED
ADDRESS.  WHEN MULTIPLE OCCUPANCIES EXIST WITHIN A SINGLE BUILDING, EACH INDIVIDUAL OCCUPANCY
SHALL BE SEPARATELY IDENTIFIED BY ITS OWN ADDRESS.  LETTERS, NUMBERS AND SYMBOLS FOR
ADDRESSES SHALL BE MINIMUM OF 4 INCH HEIGHT, 1/2 INCH STROKE, CONTRASTING WITH THE
BACKGROUND COLOR OF THE SIGN, AND SHALL BE ARABIC.  THE SIGN AND NUMBERS SHALL BE PLACED AT
EACH DRIVEWAY ENTRANCE AND AT EACH DRIVEWAY SPLIT.  ADDRESS SIGNS SHALL BE VISIBLE AND LEGIBLE
FROM BOTH DIRECTIONS OF TRAVEL ALONG THE ROAD.  IN ALL CASES, THE ADDRESS SHALL BE POSTED AT
THE BEGINNING OF CONSTRUCTION AND SHALL BE MAINTAINED THEREAFTER.  ADDRESS SIGNS ALONG ONE-
WAY ROADS SHALL BE VISIBLE FROM BOTH DIRECTIONS OF TRAVEL.  WHERE MULTIPLE ADDRESSES ARE
REQUIRED AT A SINGLE DRIVEWAY, THEY SHALL BE MOUNTED ON A SINGLE SIGN.  WHERE A ROADWAY
PROVIDES ACCESS SOLELY TO SINGLE COMMERCIAL OCCUPANCY, THE ADDRESS SIGN SHALL BE PLACED AT
THE NEAREST ROAD INTERSECTION PROVIDING ACCESS TO THAT SITE.  PERMANENT ADDRESS NUMBERS
SHALL BE POSTED PRIOR TO REQUESTING FINAL CLEARANCE.

FIRE019 - DEFENSIBLE SPACE REQUREMENTS (STANDARD)
MANAGE COMBUSTIBLE VEGETATION FROM WITHIN A MINIMUM OF 100 FEET OF STRUCTURES, OR TO THE
PROPERTY LINE, WHICHEVER IS CLOSER.  TRIM TREE LIMBS TO A MINIMUM HEIGHT OF 6 FEET FROM THE
GROUND.  REMOVE LIMBS WITHIN 10 FEET OF CHIMNEYS.  ADDITIONAL AND/OR ALTERNATE FIRE PROTECTION
OR FIREBREAKS APPROVED BY THE FIRE AUTHORITY MAY BE REQUIRED TO PROVIDE REASONABLE FIRE
SAFETY.  ENVIRONMENTALLY SENSITIVE AREAS MAY REQUIRE ALTERNATIVE FIRE PROTECTION, TO BE
DETERMINED BY REVIEWING AUTHORITY AND THE DIRECTOR OF PLANNING AND BUILDING INSPECTION.

FIRE021 - FIRE PROTECTION EQUIPMENT & SYSTEMS - FIRE SPRINKLER SYSTEM (HAZARDOUS CONDITIONS)
THE BUILDING(S) AND ATTACHED GARAGE(S) SHALL BE FULLY PROTECTED WITH AUTOMATIC FIRE SPRINKLER
SYSTEM.  INSTALLATION SHALL BE IN ACCORDANCE WITH THE APPLICABLE NFPA STANDARD.  A MINIMUM OF
FOUR (4) SETS OF PLANS FOR FIRE SPRINKLER SYSTEMS MUST BE SUBMITTED BY A CALIFORNIA LICENSED
C-16 CONTRACTOR AND APPROVED PRIOR TO INSTALLATION.  THIS REQUIREMENT IS NOT INTENDED TO
DELAY ISSUANCE OF A BUILDING PERMIT.  A ROUGH SPRINKLER INSPECTION MUST BE SCHEDULED BY THE
INSTALLING CONTRACTOR COMPLETED PRIOR TO REQUESTING A FRAMING INSPECTION.

FIRE029 - ROOF CONSTRUCTION
ALL NEW STRUCTURES AND ALL EXISTING STRUCTURES RECEIVING NEW ROOFING OVER 25 PERCENT OR
MORE OF THE EXISTING ROOF SURFACE WITHIN A ONE-YEAR PERIOD, SHALL REQUIRE A MINIMUM OF ICBO
CLASS "A" ROOF CONSTRUCTION.

THIS PROJECT SHALL COMPLY WITH ALL CURRENT CODES LISTED AS FOLLOWS:

2016 CALIFORNIA RESIDENTIAL CODE

2016 CALIFORNIA FIRE CODE

2016 CALIFORNIA MECHANICAL CODE

2016 CALIFORNIA PLUMBING CODE

2016 CALIFORNIA ELECTRICAL CODE

2016 TITLE 24 ENERGY COMPLIANCE

2016 CALIFORNIA GREEN BUILDING CODE

ARCHAEOLOGICAL RESOURCES NOTE:

IF ARCHAEOLOGICAL RESOURCES OR HUMAN REMAINS ARE UNEXPECTEDLY
DISCOVERED DURING CONSTRUCTION, WORK SHALL BE HALTED ON THE
PROJECT PARCEL UNTIL IT CAN BE EVALUATED BY A QUALIFIED
PROFESSIONAL ARCHAEOLOGIST.  IF THE FIND IS DETERMINED TO BE
SIGNIFICANT, APPROPRIATE MITIGATION MEASURES SHALL BE FORMULATED,
WITH THE APPROVAL OF THE LEAD AGENCY, AND IMPLEMENTED.

December 10, 2018 (Planning Rev.)
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AND ANY DEAD OR DYING PLANTS WITHIN

30 FEET OF EACH BUILDING OR

STRUCTURE.
YOU MAY KEEP SINGLE TREES OR OTHER

VEGETATION THAT ARE TRIMMED OF ALL
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PROTECT ALL CHIMNEY OUTLETS OR FLUES WITH A 1/2 INCH

MESH METAL SCREEN.POST ADDRESS NUMBERS (4" MIN.) SO THEY ARE VISIBLE
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CLASSIC ENGLISH LAVENDER
"LAVANDULA AUGUSTIFOLIA"
(24" - 36" SPREAD)

LANDSCAPE LEGEND:

COREOPSIS
"COREOPSIS GRANDIFLORA"
(15" - 18" SPREAD)

SPRING STARFLOWER
"IPHEION UNIFLORUM"
BULBS

NOTE:

ALL IRRIGATION IS TO "DRIP IRRIGATION SYSTEM"

ALL GROUND COVER WILL BE "GORILLA HAIR"
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PARTIAL SITE PLAN
NOTES
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Landscape & Fuel Management Plan

Sept. 3, 2018

December 10, 2018 (Planning Rev.)
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LOCATION OFSTOCKPILES AND
CONSTRUCTIONVEHICLES

SUMMARY TABLE

TYPES OF CONSTRUCTION VEHICLES:

VEHICLE TRIPS PER DAY:

AMOUNT OF GRADING PER DAY:

HOURS OF OPERATION:

PROJECT SCHEDULING:

NAMES & CONTACT INFO. RESPONSIBLE
FOR PROJECT DURING CONSTRUCTION:

1. TRACTORS FOR GRADING
2. CONCRETE TRUCKS
3. LUMBER TRUCKS
4. MISC. TRADE VEHICLES (MID-SIZE VEHICLES)

2 - 4 VEHICLES PER DAY

PROPOSED GRADING WILL OCCUR FIRST 3 - 4
WEEKS OF CONSTRUCTION PER CIVIL DRAWINGS

7:00AM - 4:00PM

START OF PROJECT: JANUARY 2019
END OF PROJECT:  DECEMBER 2019

MR. MARC BORDONARO (OWNER)
(831) 596-1042

BORDONARO CONSTRUCTION
MARC BORDONARO
(831) 596-1042

AARON TOLLEFSON (DESIGNER)
(831) 578-3450

Proposed Route for Hauling Material

A1.3

CONSTRUCTION MANAGEMENT PLAN
NOTES

1" = 30'-0"

NORTH

Construction Management Plan

Sept. 3, 2018

December 10, 2018 (Planning Rev.)
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NEW FLOOR PLAN (MAIN LEVEL)

New Floor Plan (Main Level)
3/16" = 1'-0"

PROVIDE SEISMIC STRAPPING FOR WATER HEATER PER CBC REQUIREMENTS, INSTALL ON PAD 18" MINIMUM ABOVE FLOOR IN
CONDITION APPLIES.

SHOWER AREA WALLS SHALL BE FINISHED WITH A SMOOTH, HARD, NON-ABSORBANT SURFACE TO A HEIGHT OF 70" MIN. ABOVE THE
DRAIN INLET (SECTION 8071.3, CBC).

BATHROOM FANS TO PROVIDE A MINIMUM 5 AIR CHANGES PER HOUR.

GARAGE TO HOSE WALLS AND CEILING TO BE PROTECTED WITH 1-HOUR FIRE RATED MATERIALS ON THE GARAGE SIDE. USE 5/8"
GYPSUM BOARD TYPE "X".

ATTIC ACCESS ARE TO BE 24" X 30" MINIMUM.

GLAZING IN AREAS SUBJECT TO HUMAN IMPACT, LESS THAN 24" TO DOORS AND LESS THAN 18" FLOOR TO WINDOW, SHALL BE
SAFETY GLAZING MATERIAL SUCH AS WIRED GLASS, LAMINATED GLASS, TEMPERED GLASS OR SAFETY PLASTIC.  GLAZING USED IN-
DOORS AND PANELS OF SHOWERS AND TUB ENCLOSURES SHALL BE FULLY TEMPERED GLASS.

DRYER TO BE VENTED TO EXTERIOR WITH 4"0 DUCT LINE.
(14"-0" MAXIMUM RUN)

PROVIDE A NON-REMOVABLE BACKFLOW PREVENTION DEVICE AT HOSE-BIBS.

WINDOWS IN SLEEPING ROOMS SHALL PROVIDE:

MINIMUM NET CLEAR OPENABLE DIMENSION OF 5.7 S.F. IN AREA
MINIMUM NET CLEAR OPENABLE DIMENSION OF 24 INCHES IN HEIGHT
MINIMUM NET CLEAR OPENABLE DIMENSION OF 20 INCHES IN WIDTH
OPENINGS SHALL HAVE THE BOTTOM OF THE CLEAR OPENING NOT GREATER THAN 44" MEASURED FROM THE FLOOR

THE REQUIRED NATURAL LIGHT FOR EVERY SPACE INTENDED FOR HUMAN OCCUPANCY WITH GLAZED OPENINGS WITH AN AREA OF
NOT LESS THAN 8% OF ROOM FLOOR AREA. (CBC 1205.2)

THE REQUIRED NATURAL VENTILATION IN OCCUPIED SPACES THROUGH OPENABLE EXTERIOR WALL OPENINGS WITH AN AREA NOT
LESS THAN 4% OF THE AREA BEING VENTILATED. (CBC 1204.1)

WATER CLOSETS SHALL NOT USE MORE THAN 1.28 GALLONS PER FLUSH PER STATE HEALTH AND SAFETY CODE (SECTION 17921.3(b).

USE INDIVIDUAL CONTROL VALVES OF THE PRESSURE BALANCE OR THE THERMOSTATIC MIXING TYPE AT THE SHOWERS AND TUB-
SHOWER COMBINATION.

SMOKE DETECTORS ARE TO SOUND AND ALARM AUDIBLE IN ALL BEDROOMS OF THE RESIDENCE.

SMOKE DETECTORS SHALL RECEIVE THEIR POWER FROM THE HOUSE PRIMARY WIRE AND SHALL ALSO HAVE BATTERY BACK-UP.

INSTALL UFER GROUNDING FOR THE 200 AMP ELECTRICAL SERVICE PER NEC 250-50(c).

KITCHEN COUNTER OUTLETS SHALL BE SPACED SO THAT NO POINT ALONG THE WALL LINE OF THE COUNTER IS MORE THAN 2'-0"
FROM AN ELECTRICAL OUTLET.

THE MASTER BATHROOM OUTLETS SHALL HAVE APPROVED GROUND FAULT CIRCUIT PROTECTION.

OUTDOOR OUTLETS (WP/GFCI) SHALL BE INSTALLED AT THE FRONT AND REAR OF THE RESIDENCE.

AT LEAST ONE 20-AMP BRANCH CIRCUIT SHALL BE PROVIDED TO SUPPLY BATHROOM RECEPTACLE OUTLETS, OTHER EQUIPMENT
(LIGHTING, EXHAUST FANS), WITHIN THE SAME BATHROOM, MAY BE SUPPLIED BY THE SAME BRANCH CIRCUIT WHERE THE BRANCH
CIRCUIT SUPPLIES A SINGLE BATHROOM ONLY.

AT LEAST ONE 20-AMP BRANCH CIRCUIT SHALL BE PROVIDED TO SUPPLY LAUNDRY RECEPTACLE OUTLETS.

CLOTHES DRYER AND ELECTRIC RANGES SHALL HAVE A 4-WIRE GROUNDED ELECTRICAL OUTLET.

PROVIDE WEEP SCREEDS AROUND PERIMETER OF RESIDENCE WHERE CEMENT PLASTER FINISH OCCURS.  PROVIDE 4" CLEAR
ABOVE EARTH AND 2" CLEAR ABOVE PAVED AREAS.

ALL WALLS AND CEILINGS OF ALL ROOMS ARE TO BE THIN-COAT PLASTER SMOOTH FINISH UNLESS OTHERWISE NOTED AND ARE IN
COMPLIANCE WITH THE DEAD LOADS SPECIFIED BY THE STRUCTURAL ENGINEER.

ALL FLOORS ARE TO BE 3/4 HARDWOOD, TILE OR CARPET UNLESS OTHERWISE NOTED AND ARE IN COMPLIANCE WITH THE DEAD
LOADS SPECIFIED BY THE STRUCTURAL ENGINEER.

ALL WATER CLOSETS SHALL HAVE A MAXIMUM FLUSH VOLUME OF 1.28 GALLONS, AND SHALL MEET OR EXCEED THE MINIMUM
PERFORMANCE CRITERIA DEVELOPED FOR CERTIFICATION OF HIGH-EFFICIENCY TOILETS UNDER THE WATER SENSE PROGRAM
ADOPTED BY THE EPA.

PLUMBING FIXTURES AND FITTINGS SHALL MEET THE STANDARDS REFERENCED IN CGBSC SECTIN 4.303.3

IN AUTOMATIC IRRIGATION SYSTEM CONTROLLERS FOR LANDSCAPING ARE PROVIDED BY THE BUILDER AND INSTALLED AT THE TIME
OF FINAL INSPECTION, THEY SHALL COMPLY WITH THE REQUIREMENTS OF CGBSC SECTION 4.304.1

MINIMUM 50% OF THE NON-HAZARDOUS CONSTRUCTION OR DEMOLITION DEBRIS SHALL BE RECYCLED AND/OR SALVAGED, UNLESS
A LOCAL CONSTRUCTION AND DEMOLITION WASTE MANAGEMENT ORDINANCE IN MORE STRINGENT.  WHERE THE LOCAL
JURISDICTION DOES NOT HAVE A CONSTRUCTION AND WASTE MANAGEMENT ORDINANCE, A CONSTRUCTION AND WASTE
MANAGEMENT PLAN COMPLYING WITH CGBSC SECTION 4.408.2 SHALL BE SUBMITTED FOR APPROVAL

AT THE TIME OF FINAL INSPECTION, AN "OPERATION AND MAINTENANCE MANUAL" SHALL BE PLACED IN THE BUILDING THAT
CONTAINS THE APPLICABLE ITEMS LISTED IN CGBSC SECTION 4.410.1.

INSTALLED GAS FIREPLACES SHALL BE DIRECT-VENT SEALED COMBUSTION TYPE (CGBSC 4.503.1)

DUCTS AND OTEHR RELATED AIR DISTRIBUTION EQUIPMENT SHALL HAVE OPENINGS COVERED WITH TAPE, PLASTIC, SHEET METAL
OR OTHER ACCEPTABLE METHODS. (CGBSC 4.504.1)

FINISH MATERIALS, CARPET SYSTEMS, RESILIENT FLOORING, AND COMPOSITE WOOD PRODUCTS SHALL COMPLY WITH THE
POLLUTANT CONTROL REQUIREMENTS OF CGBSC SECTION 4.504.2 AND 4.504.3.
CARPET ADHESIVE = 50 (VOC LIMIT)
CARPET PAD ADHESIVE = 50 (VOC LIMIT)
WOOD FLOORING ADHESIVE = 100 (VOC LIMIT)
SUBFLOOR ADHESIVE = 50 (VOC LIMIT)
DRYWALL ADHESIVE = 50 (VOC LIMIT)

MOISTURE CONTENT OF WALL AND FLOOR FRAMING MEMBERS SHALL BE VERIFIED PRIOR TO ENCLOSURE, FRAMING MEMBERS
SHALL NOT BE ENCLOSED WHEN MOISTURE CONTENT EXCEEDS 19% (CGBSC 4.505.3)

BATHROOM EXHAUST FANS SHALL COMPLY WITH THE FOLLOWING:
ENERGY STAR COMPLIANT AND BE DUCTED TO TERMINATE OUTSIDE OF BUILDING.  UNLESS FUNCTIONING AS A PART OF A WHOLE
HOUSE VENTILATION SYSTEM, FANS MUST BE CONTROLLED BY A HUMIDISTAT WHICH SHALL BE READILY ACCESSIBLE.  HUMIDISTAT
CONTROLS SHALL BE CAPABLE OF ADJUSTMENT BETWEEN A RELATIVE HUMIDITY RANGE OF 50-80%.
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NEW FLOOR PLAN (LOWER LEVEL)

New Floor Plan (Lower Level)
3/16" = 1'-0"

PROVIDE SEISMIC STRAPPING FOR WATER HEATER PER CBC REQUIREMENTS, INSTALL ON PAD 18" MINIMUM ABOVE FLOOR IN
CONDITION APPLIES.

SHOWER AREA WALLS SHALL BE FINISHED WITH A SMOOTH, HARD, NON-ABSORBANT SURFACE TO A HEIGHT OF 70" MIN. ABOVE THE
DRAIN INLET (SECTION 8071.3, CBC).

BATHROOM FANS TO PROVIDE A MINIMUM 5 AIR CHANGES PER HOUR.

GARAGE TO HOSE WALLS AND CEILING TO BE PROTECTED WITH 1-HOUR FIRE RATED MATERIALS ON THE GARAGE SIDE. USE 5/8"
GYPSUM BOARD TYPE "X".

ATTIC ACCESS ARE TO BE 24" X 30" MINIMUM.

GLAZING IN AREAS SUBJECT TO HUMAN IMPACT, LESS THAN 24" TO DOORS AND LESS THAN 18" FLOOR TO WINDOW, SHALL BE
SAFETY GLAZING MATERIAL SUCH AS WIRED GLASS, LAMINATED GLASS, TEMPERED GLASS OR SAFETY PLASTIC.  GLAZING USED IN-
DOORS AND PANELS OF SHOWERS AND TUB ENCLOSURES SHALL BE FULLY TEMPERED GLASS.

DRYER TO BE VENTED TO EXTERIOR WITH 4"0 DUCT LINE.
(14"-0" MAXIMUM RUN)

PROVIDE A NON-REMOVABLE BACKFLOW PREVENTION DEVICE AT HOSE-BIBS.

WINDOWS IN SLEEPING ROOMS SHALL PROVIDE:

MINIMUM NET CLEAR OPENABLE DIMENSION OF 5.7 S.F. IN AREA
MINIMUM NET CLEAR OPENABLE DIMENSION OF 24 INCHES IN HEIGHT
MINIMUM NET CLEAR OPENABLE DIMENSION OF 20 INCHES IN WIDTH
OPENINGS SHALL HAVE THE BOTTOM OF THE CLEAR OPENING NOT GREATER THAN 44" MEASURED FROM THE FLOOR

THE REQUIRED NATURAL LIGHT FOR EVERY SPACE INTENDED FOR HUMAN OCCUPANCY WITH GLAZED OPENINGS WITH AN AREA OF
NOT LESS THAN 8% OF ROOM FLOOR AREA. (CBC 1205.2)

THE REQUIRED NATURAL VENTILATION IN OCCUPIED SPACES THROUGH OPENABLE EXTERIOR WALL OPENINGS WITH AN AREA NOT
LESS THAN 4% OF THE AREA BEING VENTILATED. (CBC 1204.1)

WATER CLOSETS SHALL NOT USE MORE THAN 1.28 GALLONS PER FLUSH PER STATE HEALTH AND SAFETY CODE (SECTION 17921.3(b).

USE INDIVIDUAL CONTROL VALVES OF THE PRESSURE BALANCE OR THE THERMOSTATIC MIXING TYPE AT THE SHOWERS AND TUB-
SHOWER COMBINATION.

SMOKE DETECTORS ARE TO SOUND AND ALARM AUDIBLE IN ALL BEDROOMS OF THE RESIDENCE.

SMOKE DETECTORS SHALL RECEIVE THEIR POWER FROM THE HOUSE PRIMARY WIRE AND SHALL ALSO HAVE BATTERY BACK-UP.

INSTALL UFER GROUNDING FOR THE 200 AMP ELECTRICAL SERVICE PER NEC 250-50(c).

KITCHEN COUNTER OUTLETS SHALL BE SPACED SO THAT NO POINT ALONG THE WALL LINE OF THE COUNTER IS MORE THAN 2'-0"
FROM AN ELECTRICAL OUTLET.

THE MASTER BATHROOM OUTLETS SHALL HAVE APPROVED GROUND FAULT CIRCUIT PROTECTION.

OUTDOOR OUTLETS (WP/GFCI) SHALL BE INSTALLED AT THE FRONT AND REAR OF THE RESIDENCE.

AT LEAST ONE 20-AMP BRANCH CIRCUIT SHALL BE PROVIDED TO SUPPLY BATHROOM RECEPTACLE OUTLETS, OTHER EQUIPMENT
(LIGHTING, EXHAUST FANS), WITHIN THE SAME BATHROOM, MAY BE SUPPLIED BY THE SAME BRANCH CIRCUIT WHERE THE BRANCH
CIRCUIT SUPPLIES A SINGLE BATHROOM ONLY.

AT LEAST ONE 20-AMP BRANCH CIRCUIT SHALL BE PROVIDED TO SUPPLY LAUNDRY RECEPTACLE OUTLETS.

CLOTHES DRYER AND ELECTRIC RANGES SHALL HAVE A 4-WIRE GROUNDED ELECTRICAL OUTLET.

PROVIDE WEEP SCREEDS AROUND PERIMETER OF RESIDENCE WHERE CEMENT PLASTER FINISH OCCURS.  PROVIDE 4" CLEAR
ABOVE EARTH AND 2" CLEAR ABOVE PAVED AREAS.

ALL WALLS AND CEILINGS OF ALL ROOMS ARE TO BE THIN-COAT PLASTER SMOOTH FINISH UNLESS OTHERWISE NOTED AND ARE IN
COMPLIANCE WITH THE DEAD LOADS SPECIFIED BY THE STRUCTURAL ENGINEER.

ALL FLOORS ARE TO BE 3/4 HARDWOOD, TILE OR CARPET UNLESS OTHERWISE NOTED AND ARE IN COMPLIANCE WITH THE DEAD
LOADS SPECIFIED BY THE STRUCTURAL ENGINEER.

ALL WATER CLOSETS SHALL HAVE A MAXIMUM FLUSH VOLUME OF 1.28 GALLONS, AND SHALL MEET OR EXCEED THE MINIMUM
PERFORMANCE CRITERIA DEVELOPED FOR CERTIFICATION OF HIGH-EFFICIENCY TOILETS UNDER THE WATER SENSE PROGRAM
ADOPTED BY THE EPA.

PLUMBING FIXTURES AND FITTINGS SHALL MEET THE STANDARDS REFERENCED IN CGBSC SECTIN 4.303.3

IN AUTOMATIC IRRIGATION SYSTEM CONTROLLERS FOR LANDSCAPING ARE PROVIDED BY THE BUILDER AND INSTALLED AT THE TIME
OF FINAL INSPECTION, THEY SHALL COMPLY WITH THE REQUIREMENTS OF CGBSC SECTION 4.304.1

MINIMUM 50% OF THE NON-HAZARDOUS CONSTRUCTION OR DEMOLITION DEBRIS SHALL BE RECYCLED AND/OR SALVAGED, UNLESS
A LOCAL CONSTRUCTION AND DEMOLITION WASTE MANAGEMENT ORDINANCE IN MORE STRINGENT.  WHERE THE LOCAL
JURISDICTION DOES NOT HAVE A CONSTRUCTION AND WASTE MANAGEMENT ORDINANCE, A CONSTRUCTION AND WASTE
MANAGEMENT PLAN COMPLYING WITH CGBSC SECTION 4.408.2 SHALL BE SUBMITTED FOR APPROVAL

AT THE TIME OF FINAL INSPECTION, AN "OPERATION AND MAINTENANCE MANUAL" SHALL BE PLACED IN THE BUILDING THAT
CONTAINS THE APPLICABLE ITEMS LISTED IN CGBSC SECTION 4.410.1.

INSTALLED GAS FIREPLACES SHALL BE DIRECT-VENT SEALED COMBUSTION TYPE (CGBSC 4.503.1)

DUCTS AND OTEHR RELATED AIR DISTRIBUTION EQUIPMENT SHALL HAVE OPENINGS COVERED WITH TAPE, PLASTIC, SHEET METAL
OR OTHER ACCEPTABLE METHODS. (CGBSC 4.504.1)

FINISH MATERIALS, CARPET SYSTEMS, RESILIENT FLOORING, AND COMPOSITE WOOD PRODUCTS SHALL COMPLY WITH THE
POLLUTANT CONTROL REQUIREMENTS OF CGBSC SECTION 4.504.2 AND 4.504.3.
CARPET ADHESIVE = 50 (VOC LIMIT)
CARPET PAD ADHESIVE = 50 (VOC LIMIT)
WOOD FLOORING ADHESIVE = 100 (VOC LIMIT)
SUBFLOOR ADHESIVE = 50 (VOC LIMIT)
DRYWALL ADHESIVE = 50 (VOC LIMIT)

MOISTURE CONTENT OF WALL AND FLOOR FRAMING MEMBERS SHALL BE VERIFIED PRIOR TO ENCLOSURE, FRAMING MEMBERS
SHALL NOT BE ENCLOSED WHEN MOISTURE CONTENT EXCEEDS 19% (CGBSC 4.505.3)

BATHROOM EXHAUST FANS SHALL COMPLY WITH THE FOLLOWING:
ENERGY STAR COMPLIANT AND BE DUCTED TO TERMINATE OUTSIDE OF BUILDING.  UNLESS FUNCTIONING AS A PART OF A WHOLE
HOUSE VENTILATION SYSTEM, FANS MUST BE CONTROLLED BY A HUMIDISTAT WHICH SHALL BE READILY ACCESSIBLE.  HUMIDISTAT
CONTROLS SHALL BE CAPABLE OF ADJUSTMENT BETWEEN A RELATIVE HUMIDITY RANGE OF 50-80%.
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EXTERIOR ELEVATIONS

South Exterior Elevation
1/4" = 1'-0"

East Exterior Elevation
1/4" = 1'-0"
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ROOF PLAN
DETAILS

Roof Plan
1/4" = 1'-0"
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