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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:  
Ardua 31 LLC (PLN220251) 
RESOLUTION NO. ---- 
Resolution by the Monterey County Planning 
Commission: 

1) Considering the project exempt from CEQA 
pursuant to section 15303, new structures 
and none of the exceptions in section 
15300.2 can be made; and 

2) Approving a Combined Development Permit 
consisting of:  

a. Coastal Administrative Permit and 
Design Approval to allow 
construction of a 6,396 square foot 
single family dwelling inclusive of a 
984 square foot attached garage and 
associated site improvements 
including approximately 540 cubic 
yards of cut and 400 cubic yards of 
fill; and  

b. Coastal Development Permit for the 
removal of approximately 41 
protected Monterey pines. 
 

[PLN220251, Ardua 31 LLC, 1272 Viscaino Road, 
Pebble Beach, Del Monte Forest Land Use Plan 
(APN: 008-231-003-000)]  

 

 
The Ardua 31 LLC application (PLN220251) came on for hearing before the Monterey 
County Planning Commission on June 26, 2024.  Having considered all the written and 
documentary evidence, the administrative record, the staff report, written testimony, and 
other evidence presented, the Planning Commission finds and decides as follows: 

FINDINGS 
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)  During the course of review of this application, the project has been 
reviewed for consistency with the text, policies, and regulations in: 

- the 1982 Monterey County General Plan; 
- Del Monte Forest Land Use Plan (DMF LUP);  
- Monterey County Coastal Implementation Plan, Part 1, Zoning 

Ordinance (Title 20); and 
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- Monterey County Coastal Implementation Plan, Part 5, 
Regulations for Development in the Del Monte Forest Land Use 
Plan Area (DMF CIP).   

No conflicts were found to exist. No communications were received 
during the course of review of the project indicating any inconsistencies 
with the text, policies, and regulations in these documents. 

  b)  Project Scope. The project consists of the construction of a 6,396 square 
foot single family dwelling and associated site improvements on a 
vacant lot in Pebble Beach. The project also includes the removal of 
approximately 41 protected Monterey pines.  

  c)  Allowed Use. The property is located at 1272 Viscaino Road, Pebble 
Beach (APN: 008-231-003-000), in the Del Monte Forest Land Use 
Plan. The parcel is zoned Low Density Residential with a density of 1 
unit per 1.5 acres with a Design Control overlay district in the Coastal 
Zone or “LDR/1.5-D(CZ)”, which allows the first single family dwelling 
on a lot pursuant to a Coastal Administrative Permit and Design 
Approval (Title 20 sections 20.14.030 and 20.44.030) and removal of 
protected trees pursuant to a Coastal Development Permit (DMF CIP 
section 20.147.050).  Therefore, the project is an allowed use for this 
site. 

  d)  
 
 

Site Inspection. The project planner conducted site inspections on 
December 21, 2022 and April 24, 2024, to verify that the project on the 
subject parcel conforms to the plans listed above. 

  e)  Lot Legality. The property is shown in its current configuration as lot 3 
in the tax code area 231 in Assrs Map – El Pescadero Ro Book 8, Page 
23 of the Monterey County Assessor’s Maps. The lot is shown in the 
same configuration in the County’s assessor maps from 1962 and 1973. 
It is also shown in the same configuration on a record of survey which 
was prepared for E. McMenamim and filed with the Monterey County’s 
Recorder’s Office on February 5, 1952. Due to these findings, the 
County recognizes the parcel as a legal lot of record. 

  f)  Design/Neighborhood and Community Character. The property is 
subject to the Design Control “D” overlay zoning district regulations 
which requires design review of proposed development to assure 
protection of the public viewshed and neighborhood character. 
Consistent with Title 20, Chapter 20.44, a Design Approval Application 
was submitted. The proposed colors and materials include light beige lap 
siding and stucco for the exterior walls of the home, brown asphalt 
shingles and copper-like standing seam metal roofing, black window and 
door frames and vertical stained wood accent beams. The applicant also 
proposes a 6 foot tall deer fence that surrounds the property. This fence 
will be comprised of wire and wood and will be consistent with the deer 
fences on neighboring properties. Consistent with the DMF LUPScenic 
and Visual Resources Key Policy, the proposed development will not 
block significant public views or have significant adverse impacts on 
public views and scenic character of the surrounding area.  

  g)  Development Standards. Development standards for the Low Density 
Residential zoning district can be found in Title 20 section 20.14.060. 
The proposed development conforms with all regulated site development 
standards. The allowed site coverage for this lot is 15% (9,472 square 
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feet), the proposed site coverage is 8.8% (5,570 square feet). The 
proposed 2 story single family dwelling will have a total floor area ratio 
(FAR) of 10.12% (6,396 square feet), below the maximum allowed 
17.5% (11,051 square feet). The structure will exceed the required 
minimum 30 foot front setback and 20 foot side and rear setbacks with a 
proposed front setback of 59 feet, side setbacks of 21 and 32 feet and a 
rear setback of 165 feet. The proposed height of the structure is 26 and 
one half feet, below the allowed 30 foot maximum height. The proposed 
project includes approximately 540 cubic yards of cut and 400 cubic 
yards of fill, the soil will be balanced onsite to avoid additional truck 
trips to transport soil.  

  h)  Pescadero Watershed. The undeveloped lot is within the Pescadero 
Watershed and is limited to a total impervious coverage of 9,000 square 
feet, pursuant to section 20.147.030 of the DMF CIP and Policy 77 
within the DMF LUP. In compliance with the regulation, the applicant 
has proposed a total impervious coverage of 8,367 square feet. 

  i)  Archaeological Sensitivity. The project site is not within 750 feet of 
known archaeological resources, however, section 20.147.080 DMF CIP 
requires an archaeological survey for each new development project 
within any potential archaeological resource areas. Therefore, an 
Archaeological Assessment (LIB230102) was prepared for this project. 
The survey was negative for potentially significant resources and did not 
recommend further investigation. (See Finding 5 and supporting 
evidence.) 

  j)  Biological Resources.  The project site is an undeveloped lot dominated 
by Monterey Pine Forest which is a known habitat for multiple special 
status species. To evaluate potential impacts to biological resources, a 
Biological Assessment and Spring Plant Survey (LIB230102) was 
prepared. Both surveys were negative for special status species and the 
biologist did not recommend further investigation or mitigation. (See 
Finding 6 and supporting evidence.) 

  k)  Tree Removal. Due to the dense forest on the subject parcel, and the 
dispersal pattern of the trees, approximately 41 protected Monterey Pine 
trees, 8 of which are dead, is necessary for removal to allow the 
proposed development. A Coastal Development Permit is required for 
the removal of any protected tree pursuant to section 20.147.050 of the 
DMF CIP. As demonstrated in Finding 7 and supporting evidence, the 
necessary findings to grant a Coastal Development Permit have been 
made.  

  l)  Land Use Advisory Committee. The project was brought before the Del 
monte Forest Land Use Advisory Committee on March 16, 2023. The 
committee unanimously recommended support of the application as 
proposed. No comments were made by the public or the committee at 
this meeting. 

  m)  The application, project plans, staking & flagging photos and related 
support materials submitted by the project applicant to Monterey County 
HCD- Planning for the proposed development found in Project File 
PLN220251. 
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2.  FINDING:  SITE SUITABILITY – The site is physically suitable for the use 
proposed. 

 EVIDENCE: a)  The project has been reviewed for site suitability by the following 
departments and agencies: HCD-Planning, HCD-Engineering Services, 
Pebble Beach Community Services District, HCD-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. Recommended conditions have been 
incorporated. 

  b)  Staff identified potential impacts to archaeological resources, soil/slope 
stability, sensitive biological resources and protected trees. The 
following reports have been prepared:  
- “Phase 1 Inventory of Archaeological Resources” (LIB230102) 

prepared by Rubén G. Mendoza, Salinas, California, March 13, 
2023. 

- “Tree Assessment” (LIB220356) prepared by Frank Ono, Pacific 
Grove, California, September 20, 2022 and amended on November 
18, 2022. 

- “Geotechnical Investigation” (LIB220353) prepared by Belinda 
Taluban, Salinas, California, January 14, 2022. 

- “Biotic Assessment” (LIB220352) prepared by Robert Burton, 
Prunedale, CA November 14, 2022 and amended May 1, 2023. 

The above-mentioned technical reports by outside consultants indicated 
that there are no physical or environmental constraints that would 
indicate that the site is not suitable for the use proposed. County staff has 
independently reviewed these reports and concurs with their 
conclusions.  

  c)  The Tree Assessment (LIB220356) was amended on November 18, 2022 
to update the proposed tree removal to reflect design changes of the 
structure. (See Finding 7 and supporting evidence.) 

  d)  The Biological Assessment was prepared in November, outside of some 
special-status plants blooming periods. Therefore, a spring survey was 
conducted in April of 2023 to rule out the presence of special status 
species within the project site including march microseris, Hickman’s 
onion and others. (See Finding 6 and supporting evidence.) 

  e)  Staff conducted site inspections on December 21, 2022 and April 24, 
2024 to verify that the site is suitable for this use. 

  f)  The application, project plans, and related support materials submitted 
by the project applicant to the Monterey County HCD- Planning for the 
proposed development found in Project File PLN220251. 

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

operation of the use or structure applied for, will not, under the 
circumstances of the 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. 

 EVIDENCE: a)  The project was reviewed by HCD- Planning, HCD- Engineering 
Services, Pebble Beach Community Services District, HCD- 
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Environmental Services and Environmental Health Bureau. The 
respective agencies have recommended conditions, 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)  Necessary public utilities will be provided. The applicant submitted a 
water permit showing they have enough sufficient water credits to 
support the project. The also submitted a can and will serve letter from 
CalAm explaining their ability to provide potable water for the proposed 
development. Pebble Beach Community Services District will provide 
sewage services for the proposed project. 

  c)  The application, project plans, and related support materials submitted 
by the project applicant to the Monterey County HCD- Planning for the 
proposed development found in Project File PLN220251. 

    
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.  

 EVIDENCE: a)  Staff reviewed Monterey County HCD-Planning and Building Services 
Department records and is not aware of any violations existing on 
subject property. 

  b)  Staff conducted site inspections on December 21, 2022 and April 24, 
2024 and researched County records to assess if any violation exists on 
the subject property.   

  c)  The application, plans and supporting materials submitted by the project 
applicant to Monterey County HCD-Planning for the proposed 
development are found in Project File PLN220251. 
 

5.  FINDING:  CULTURAL RESOURCES – The proposed project will not have any 
adverse impacts to archaeological or cultural resources. 

EVIDENCE: a)  Pursuant to DMF CIP section 20.147.080, an archaeological survey was 
prepared for this project due to the uncertainty of potential 
archaeological resources.  

 b)  The project site is not within 750 feet of a known archaeological 
resource, however, the southernmost corner of the lot is within a 750 
buffer. An ephemeral steam was identified at the southern end of the 
property near the buffer zone. Due to these factors, the lot qualifies as a 
potential resource area.  

 c)  A Phase 1 Archaeological Assessment (LIB230102) was prepared for 
this project. The results of the pedestrian survey were negative, and the 
overall conclusion was that the proposed project would not likely have a 
significant impact to any archaeological resources. The archaeologist 
stated further investigation is not warranted and no mitigation was 
recommended.  

 d)  The application, plans, and supporting materials submitted by the project 
applicant to Monterey County HCD-Planning for the proposed 
development are found in Project File PLN220251.  
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6.  FINDING:  BIOLOGICAL RESOURCES – The proposed project is unlikely to have 
adverse impacts on any environmentally sensitive habitat areas (ESHA) or 
sensitive species. 

 EVIDENCE: a)  Due to the proposed tree removal on an undeveloped lot, there were 
concerns of potential impacts to biological resources within the Monterey 
Pine Forest. A Biological Assessment (LIB220352) was prepared to 
address these concerns.  

  b)  There were no special status species or indicators of special status species 
found during the site survey completed on October 30, 2022. However, the 
biologist determined due to the time of the survey, it was not possible to 
rule out the potential for springtime plants including march microseris and 
Hickman’s onion.   

  c)  A spring survey was conducted on April 21, 2023, during the blooming 
period for the special status species of concern. No protected species or 
plants were observed during this survey and the biologist was able to rule 
out the potential for adverse impacts to sensitive biological resources.  

  d)  The application, plans, and supporting materials submitted by the project 
applicant to Monterey County HCD-Planning for the proposed 
development are found in Project File PLN220251. 
 

7.  FINDING:  TREE REMOVAL – The tree removal is the minimum required under 
the circumstances and will not involve risk of adverse environmental 
impact. 

EVIDENCE: a)  Consistent with section 20.147.050 of the DMF CIP, a Tree Assessment 
(LIB220356) were submitted to evaluate the proposed tree removal and 
address potential impacts to forest resources. 

 b)  The 1.45 acre property is a heavily forested lot containing over 150 trees 
and no natural clearing to site the development. The project includes 
removal of approximately 41 Monterey Pine trees. Pursuant to section 
20.147.050.A, a Coastal Development Permit has been applied to this 
project to address the removal of the protected trees.  

 c)  The Tree Assessment prepared on September 20, 2022 listed 45 protected 
pines as candidates for removal. This report was amended on November 
18, 2022 to reflect changes to the architectural plans and the applicant’s 
request for additional tree removal. The applicants’ desire is to remove 
58 protected Monterey pines, 10 of which are dead, which is the number 
reflected in the amended report. 

 d)  Pursuant to section 20.147.050 of the DMF CIP, a tree removal permit 
shall only be issued if the proposed removal is the minimum under the 
circumstances. The applicant has concerns of the tall pines potentially 
falling over on their proposed home, or their neighbor’s home. There are 
thirteen total dead pine trees on the property. Four of the dead trees are 
within the footprint of the proposed home, four trees are outside of the 
footprint but are close enough to the proposed home that they may impact 
the structure once the root system fails in the near future. Five of the trees 
identified as dead are located on the rear half of the lot and are not a hazard 
to any nearby structures. Pursuant to section 20.147.050.A.3, as these dead 
trees do not pose an immediate threat to danger to life, health, property or 
essential public services and were not identified as an infection hazard to 
the rest of the forest, the trees do not require removal. Approximately 17 
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additional trees listed for removal are not within the footprint or within 5 
feet of the proposed structure. These trees were not deemed dead, dying or 
hazardous by the arborist and did not appear to be impacted by the 
proposed development. The project planner had a few follow-up 
discussions with the qualified arborist to discuss the health and state of the 
trees listed for removal and reasoning behind the request for removal. The 
arborist informed staff that the applicant had requested that the additional 
trees be removed and they were listed on the tree removal list for liability 
reasons. The arborist said the trees could be retained and pruned and that is 
what the arborist had recommended the applicant do. With this 
information,  staff has identified that there is inadequate evidence and is 
not able to support the required finding for the removal of the additional 17 
Monterey pines. In this case, 41 is in the minimum number of trees to be 
removed to allow the proposed construction. If the additional 17 trees die 
or become hazardous in the future then the applicant can submit for a 
hazardous tree removal waiver form the County. 

 e)  Due to inconsistencies within the arborist report, a non-standard condition 
has been applied, Condition No. 9, to ensure the applicant provides a tree 
removal plan consistent with the approved Planning Commission 
resolution. The condition will also require the applicant to schedule site 
inspections with County staff following the tree removal as well as at final 
to ensure no additional trees required removal during construction. If 
additional trees were removed that were not approved for removal under 
this permit, an after-the-fact tree removal permit shall be secured unless 
there is substantial evidence, including a statement from a professional 
arborist, showing that the additional trees removed were dead, dying or 
hazardous. 

 f)  Approximately 33 protected trees are within the footprint of the proposed 
development. Monterey Pine trees are equally dispersed throughout the 
entire lot making it necessary to remove trees to build a single family 
dwelling. Consistent with section 20.147.050.C.5, the applicant has opted 
to build their house near the front of the property, close to the main road, to 
minimize the amount of ground disturbance from construction of the 
driveway. They have redesigned the proposed development and removed 
the originally proposed accessory dwelling unit which allowed the 
preservation of three mature Monterey Pines. 

 g)  Existing trees not being removed shall be protected through construction. 
The arborist recommended protective fencing around the trees within the 
project vicinity that are not being removed. The report also requires 
construction vehicles, heavy equipment and stockpiles to be located 
outside of the fenced off areas and away from the protected trees.   

 h)  Due to the dense forest on the property, the arborist did not recommend 
replanting to avoid overcrowding. The DMF LUP Forest Resource Policy 
#35 allows an exception to replacement of trees would result in an 
overcrowded, unhealthy environment. This exception is appropriate in this 
case as it has been determined by a professional arborist that replacing the 
trees onsite would result in overcrowding. Staff conducted multiple site 
visits to this property and agrees that there are no clearings onsite that 
would be ideal locations for tree replacement. 
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 i)  Conditions of approval have been applied to this permit ensure the tree 
protection recommendations are followed (See Condition Nos. 4, 7, 8 and 
9. 

 j)  The application, project plans, and related support materials submitted 
by the project applicant to Monterey County HCD-Planning found in 
Project File PLN220251. 
  

8.  FINDING:  CEQA (Exempt) – The project is categorically exempt from 
environmental review and no unusual circumstances were identified to 
exist for the proposed project. 

 EVIDENCE: a)  California Environmental Quality Act (CEQA) Guidelines Article 19 
Section 15303 categorically exempts the construction of new structures. 

  b)  None of the exceptions under CEQA Guidelines Section 15300.2 apply 
to this project: 

- The project site does not contain and environmentally significant 
habitat areas. Technical reports were prepared to determine 
potential impacts to important environmental resources and none 
were anticipated due to the site’s location and ecology; 

- Successive projects of the same type and in the same place 
(additions to a single-family dwelling on this lot) would not 
contribute to a significant cumulative impact. Future additions or 
renovations that are located within the same project area would 
not have significant impacts as the lot will be pre-disturbed and 
human activity on site will deter local fauna from residing on the 
property reducing the potential for it to contain ESHA in the 
future; 

- There are no unusual circumstances regarding this project that 
would cause a significant effect to the environment (see Findings 
1 and 2); 

- The project site is not visible from any scenic highways, and the 
proposed development would not result in damages to scenic 
resources; and 

- The project site is not located on or near any hazardous waste 
sites listed in Section 65962.5 of the Government Code. 

  c)  Staff conducted a site inspection on December 21st, 2022 and April 24th, 
2024 to verify that the site and proposed project meet the criteria for an 
exemption. 

  d) See supporting Finding Nos. 1, 2, 5, 6 and 7. The application, project 
plans, and related support materials submitted by the project applicant to 
Monterey County HCD-Planning for the proposed development found in 
Project File PLN220251. 

    
9.  FINDING:  APPEALABILITY - The decision on this project may be appealed to the 

Board of Supervisors and the California Coastal Commission. 
 EVIDENCE: a) Board of Supervisors. Pursuant to Title 20 section 20.86.030, an 

aggrieved party may appeal a decision of the Planning Commission to 
the Board of Supervisors. 

  b) Coastal Commission. Pursuant to Section 20.86.080.A.1. of the 
Monterey County Zoning Ordinance (Title 20), the project is appealable 
to the California Coastal Commission, as it is located between the sea 
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and the first through public road paralleling the sea; the first public road 
being Highway 1 and it involves tree removal which is a conditional use 
allowed. 

 
DECISION 

 
NOW, THEREFORE, based on the above findings and evidence, the Planning Commission 
does hereby:  
 
1. Find the project categorically exempt from further CEQA review pursuant to Section 15303, 

New Construction, with no exceptions to section 15300.2; and 
2. Approve a Combined Development Permit consisting of:  

a. Coastal Administrative Permit and Design Approval to allow construction of a 
6,396 square foot single family dwelling inclusive of a 984 square foot attached 
garage and associated site improvements including approximately 540 cubic yards 
of cut and 400 cubic yards of fill; and  

b. Coastal Development Permit for the removal of approximately 41 protected 
Monterey pine trees. 

 
 
Said decision is to be in substantial conformance with the attached plan and subject to the attached 
conditions where are incorporated herein by reference. 
 
PASSED AND ADOPTED this 26th day of June 2024, upon motion of Commissioner 
___________, seconded by Commissioner ___________, by the following vote: 
 
AYES:  
NOES:  
ABSENT:  
ABSTAIN:  
  

________________________________________ 
Melanie Beretti, AICP 

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 OF THE BOARD ALONG WITH THE APPROPRIATE FILING 
FEE ON OR BEFORE ____________. 
 
THIS PROJECT IS LOCATED IN THE COASTAL ZONE AND IS APPEALABLE TO THE 
COASTAL COMMISSION. UPON RECEIPT OF NOTIFICATION OF THE FINAL LOCAL 
ACTION NOTICE (FLAN) STATING THE DECISION BY THE FINAL DECISION-MAKING 
BODY, THE COMMISSION ESTABLISHES A 10 WORKING DAY APPEAL PERIOD. AN 
APPEAL FORM MUST BE FILED WITH THE COASTAL COMMISSION. FOR FURTHER 
INFORMATION, CONTACT THE COASTAL COMMISSION AT (831) 427-4863 OR AT 725 
FRONT STREET, SUITE 300, SANTA CRUZ, CA. 
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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 HCD- Planning and HCD- Building Services 
Department office in Salinas.   

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

started within this period.  
 
Form Rev. 1-27-2021 
 



DRAFT Conditions of Approval/Implementation Plan/Mitigation 

Monitoring and Reporting Plan

PLN220251

County of Monterey HCD Planning

1. PD001 - SPECIFIC USES ONLY

PlanningResponsible Department:

This Combined Development Permit (PLN220251) allows construction of a 6,396 

square foot single family dwelling inclusive of a 984 square foot attached garage and 

associated site improvements including approximately 540 cubic yards of cut and 400 

cubic yards of fill and removal of approximately 41 protected Monterey pines. The 

property is located at 1272 Viscaino Road (Assessor's Parcel Number 

008-231-003-000), Del Monte Forest Land Use 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 HCD - 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 . 

(HCD - 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:

2. PD002 - NOTICE PERMIT APPROVAL

PlanningResponsible Department:

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

 "A Combined Development Permit (Resolution Number ____________) was approved 

by the Planning Commission for Assessor's Parcel Number 008-231-003-000 on June 

26, 2024. The permit was granted subject to 13 conditions of approval which run with 

the land. A copy of the permit is on file with Monterey County HCD - Planning."

Proof of recordation of this notice shall be furnished to the Director of HCD - Planning 

prior to issuance of grading and building permits, Certificates of Compliance, or 

commencement of use, whichever occurs first and as applicable. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of grading and building permits, certificates of compliance, or 

commencement of use, whichever occurs first and as applicable, the Owner /Applicant 

shall provide proof of recordation of this notice to the HCD - Planning.

Compliance or 

Monitoring 

Action to be 

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

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 HCD - 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.

(HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

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

Prior to the issuance of grading or building permits and/or prior to the recordation of the 

final/parcel map, whichever occurs first, 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 HCD - 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:

4. PD011(A) - TREE REMOVAL

PlanningResponsible Department:

Tree removal shall not occur until a construction permit has been issued in 

conformance with the appropriate stage or phase of development in this permit. Only 

those trees approved for removal shall be removed. (HCD-Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to tree removal, the Owner/ Applicant/ Tree Removal Contractor shall 

demonstrate that a construction permit has been issued prior to commencement of 

tree removal.

Compliance or 

Monitoring 

Action to be 

Performed:
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5. PD012(D) - LANDSCAPE PLAN & MAINTENANCE (MPWMD-SFD ONLY)

PlanningResponsible Department:

The site shall be landscaped.  Prior to the issuance of building permits, three (3) copies 

of a landscaping plan shall be submitted to the Director of HCD - Planning .  A 

landscape plan review fee is required for this project.  Fees shall be paid at the time of 

landscape plan submittal.  The landscaping plan shall be in sufficient detail to identify 

the location, species, and size of the proposed landscaping materials and shall include 

an irrigation plan.  The plan shall be accompanied by a nursery or contractor 's estimate 

of the cost of installation of the plan.  Before occupancy, landscaping shall be either 

installed or a certificate of deposit or other form of surety made payable to Monterey 

County for that cost estimate shall be submitted to the Monterey County HCD - 

Planning. All landscaped areas and fences shall be continuously maintained by the 

applicant; all plant material shall be continuously maintained in a litter -free, weed-free, 

healthy, growing condition. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of building permits, the Owner/Applicant/Licensed Landscape 

Contractor/Licensed Landscape Architect shall submit landscape plans and 

contractor's estimate to HCD - Planning for review and approval.  Landscaping plans 

shall include the recommendations from the Forest Management Plan or Biological 

Survey as applicable.  All landscape plans shall be signed and stamped by licensed 

professional under the following statement, "I certify that this landscaping and irrigation 

plan complies with all Monterey County landscaping requirements including use of 

native, drought-tolerant, non-invasive species; limited turf; and low-flow, water 

conserving irrigation fixtures."

Prior to issuance of building permits, the Owner/Applicant/Licensed Landscape 

Contractor/Licensed Landscape Architect shall submit one (1) set landscape plans of 

approved by HCD-Planning, a Maximum Applied Water Allowance (MAWA) calculation, 

and a completed "Residential Water Release Form and Water Permit Application" to 

the Monterey Peninsula Water Management District for review and approval .

Prior to issuance of building permits, the Owner/Applicant/Licensed Landscape 

Contractor/ shall submit an approved water permit from the MPWMD to HCD-Building 

Services.

Prior to occupancy, the Owner/Applicant/Licensed Landscape Contractor/Licensed 

Landscape Architect shall ensure that the landscaping shall be either installed or a 

certificate of deposit or other form of surety made payable to Monterey County for that 

cost estimate shall be submitted to Monterey County HCD - Planning.

On an on-going basis, all landscaped areas and fences shall be continuously 

maintained by the Owner/Applicant; all plant material shall be continuously maintained 

in a litter-free, weed-free, healthy, growing condition.

Compliance or 

Monitoring 

Action to be 

Performed:
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6. PD014(A) - LIGHTING - EXTERIOR LIGHTING PLAN

PlanningResponsible Department:

All exterior lighting shall be unobtrusive, down-lit, harmonious with the local area, and 

constructed or located so that only the intended area is illuminated and off -site glare is 

fully controlled. The lighting source shall be shielded and recessed into the fixture. The 

applicant shall submit three (3) copies of an exterior lighting plan which shall indicate 

the location, type, and wattage of all light fixtures and include catalog sheets for each 

fixture.  The lighting shall comply with the requirements of the California Energy Code 

set forth in California Code of Regulations Title 24 Part 6.  The exterior lighting plan 

shall be subject to approval by the Director of HCD - Planning, prior to the issuance of 

building permits.

(HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of building permits, the Owner/Applicant shall submit three copies 

of the lighting plans to HCD - Planning for review and approval.  Approved lighting plans 

shall be incorporated into final building plans.

Prior to final/occupancy, the Owner/Applicant/Contractor shall submit written and 

photographic evidence demonstrating that the lighting has been installed according to 

the approved plan.

On an on-going basis, the Owner/Applicant shall ensure that the lighting is installed and 

maintained in accordance with the approved plan.

Compliance or 

Monitoring 

Action to be 

Performed:
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7. PD049 - TREE AND ROOT PROTECTION

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. Fencing shall consist of chain link, snowdrift, plastic 

mesh, hay bales, or field fence. Fencing is not to be attached to the tree but 

free-standing or self-supporting so as not to damage trees. Fencing shall be rigidly 

supported and shall stand a minimum of height of four feet above grade and should be 

placed to the farthest extent possible from the tree base to protect the area within the 

tree's drip line (typically 10-12 feet away from the base of a tree). Soil compaction, 

parking of vehicles or heavy equipment, stockpiling of construction materials, cleaning 

of concrete or plaster, and/or dumping of spoils or materials shall not be allowed 

adjacent to trees on the property especially within or

near fenced areas. 

During grading and construction activities, all trenching, grading or any other digging or 

soil removal that is expected to encounter tree roots should be monitored by a qualified 

arborist or forester to ensure against drilling or cutting into or through major roots. No 

stripping of topsoil or grubbing of understory shall occur in tree preservation zones. The 

project architect and qualified arborist should be on-site during excavation activities to 

direct any minor field adjustments that may be needed. Trenching for retaining walls or 

footings located adjacent to any tree shall be done by hand where practical and any 

roots greater than 3-inches diameter shall be bridged or pruned appropriately. Any 

roots that must be cut shall be cut by manually digging a trench and cutting exposed 

roots with a saw, vibrating knife, rock-saw, narrow trencher with sharp blades, or other 

approved root pruning equipment. Any roots damaged during grading or excavation 

shall be exposed to sound tissue and cut cleanly with a saw.

Any tree protection measures recommended by a County-approved tree consultant, in 

addition to the standard condition, shall be implemented. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to construction or tree removal, the Owner/Applicant/Tree Removal Contractor 

submit evidence of tree protection to HCD -Planning for review and approval. Owner 

shall also submit signed contract with the project arborist that will monitor excavation 

activities.

After construction or tree removal, the Owner/Applicant/Tree Removal Contractor shall 

submit photos of the trees on the property to HCD -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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8. PD050 - RAPTOR/MIGRATORY BIRD NESTING

PlanningResponsible Department:

Any tree removal activity that occurs during the typical bird nesting season (February 

22-August 1), the County of Monterey shall require that the project applicant retain a 

County qualified biologist to perform a nest survey in order to determine if any active 

raptor or migratory bird nests occur within the project site or within 300 feet of 

proposed tree removal activity.  During the typical nesting season, the survey shall be 

conducted no more than 30 days prior to ground disturbance or tree removal.  If nesting 

birds are found on the project site, an appropriate buffer plan shall be established by 

the project biologist. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

No more than 30 days prior to ground disturbance or tree removal, the 

Owner/Applicant/Tree Removal Contractor shall submit to HCD -Planning a nest 

survey prepare by a County qualified biologist to determine if any active raptor or 

migratory bird nests occur within the project site or immediate vicinity.

Compliance or 

Monitoring 

Action to be 

Performed:

9. PDSP001 - TREE REMOVAL/REPLACEMENT PLAN (NON-STANDARD)

PlanningResponsible Department:

Applicant must submit an accurate tree removal plan based on the trees approved for 

removal under PC Resolution No. XXXX. The Plan shall clearly identify which trees will 

be removed and which trees will be protected throughout construction. Following tree 

removal, the site will be inspected to ensure the trees identified for removal were 

removed and all other trees were retained. Inspections will be completed prior to final 

as well. If any additional trees were removed, the applicant shall obtain an after -the-fact 

tree removal permit unless there is substantial evidence to support the finding that the 

tree was dead, dying or hazardous to human health and safety.

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of grading or building permits, the applicant shall submit an accurate 

tree removal/replacement plan in accordance with the trees permitted for removal 

under the attached resolution (Resolution No. XXXX). The tree removal/replacement 

plan shall identify individual trees within the project vicinity by assigning them numbers 

which shall correspond to the tree tags onsite. The tree removal plan shall include a 

site plan identifying, by tree number, which trees will be removed. The plan should also 

show the trees that are not proposed for removal that will be retained onsite and 

protected throughout construction. The Plan shall also include a list of the trees 

(identified by their tree tag number) approved for removal and the reason why it must 

be removed to allow the construction project.

Immediately following the tree removal, the applicant shall reach out to HCD-Planning 

Staff to schedule a site inspection to ensure no additional trees required removal . 

Prior to final, the applicant shall reach out to HCD-Planning staff to schedule a final site 

inspection to ensure no additional trees required removal throughout construction. If 

additional trees were removed that were not approved under PC Resolution No. XXXX, 

the applicants must apply for an after-the-fact permit approval unless there is 

substantial evidence, including a statement from a professional arborist, showing that 

the additional trees removed were dead, dying or hazardous. 

HCD-Planning

Compliance or 

Monitoring 

Action to be 

Performed:
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10. PW0043 - REGIONAL DEVELOPMENT IMPACT FEE

Public WorksResponsible Department:

Prior to issuance of building permits, applicant shall pay the Regional Development 

Impact  Fee (RDIF) pursuant to Monterey Code Chapter 12.90.  The fee amount shall 

be determined based on the parameters adopted in the current fee schedule.

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of Building Permits Owner/Applicant shall pay Monterey County 

Building Services Department the traffic mitigation fee. Owner/Applicant shall submit 

proof of payment to the HCD-Engineering Services.

Compliance or 

Monitoring 

Action to be 

Performed:

11. PW0044 - CONSTRUCTION MANAGEMENT PLAN

Public WorksResponsible Department:

The applicant shall submit a Construction Management Plan (CMP) to HCD-Planning 

and HCD-Engineering Services for review and approval. The CMP shall include 

measures to minimize traffic impacts during the construction/grading phase of the 

project. 

CMP shall include, at a minimum, duration of the construction, hours of operation, truck 

routes, estimated number of truck trips that will be generated, number of construction 

workers, and on-site/off-site parking areas for equipment and workers and locations of 

truck staging areas. Approved measures included in the CMP shall be implemented by 

the applicant during the construction/grading phase of the project. (Public Works)

Condition/Mitigation 

Monitoring Measure:

1. Prior to issuance of the Grading Permit or Building Permit , 

Owner/Applicant/Contractor shall prepare a CMP and shall submit the CMP to the 

HCD-Planning and HCD- Engineering Services for review and approval.

2. On-going through construction phases Owner/Applicant/Contractor shall implement 

the approved measures during the construction/grading phase of the project.

Compliance or 

Monitoring 

Action to be 

Performed:

12. PW0045 – COUNTYWIDE TRAFFIC FEE

Public WorksResponsible Department:

Prior to issuance of building permits, 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 Building Permits, the Owner/Applicant shall pay Monterey County 

HCD-Building Services the traffic mitigation fee. The Owner/Applicant shall submit 

proof of payment to HCD-Engineering Services.

Compliance or 

Monitoring 

Action to be 

Performed:
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13. STORMWATER_CONTROL_PLAN

Environmental ServicesResponsible Department:

STORMWATER CONTROL PLAN (2010 General Plan)

The applicant shall provide a stormwater control plan to mitigate on-site and off-site 

impacts from impervious surface stormwater runoff.  Drainage improvements shall be 

constructed in accordance with plans approved by HCD-Environmental Services. 

(HCD-Environmental Services)

Condition/Mitigation 

Monitoring Measure:

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

stormwater control plan to HCD-Environmental Services for review and approval.

Compliance or 

Monitoring 

Action to be 

Performed:
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SCOPE OF WORK

OWNER:
Daniel & Patricia Mansur
572 Hillside Road
Emerald Hill, CA 94062
650-269-6861
dan4321@gmail.com

Construction of a new Single Family Residence with 3 car garage, and driveway.
Construction to include landscaping, utilities, fencing and entry gate.

VICINITY MAP

JOBSITE
LOCATION

APN MAP
BUILDING CODE DATA:
Occupancy: R-3
Construction Type: VB
Fire Sprinklers: Required (Deferred Submittal)
Solar: Yes (Deferred Submittal)

DESIGNER:
Angie Phares
Hastings Construction, Inc.
11 Thomas Owens Way, Suite 201
Monterey, CA 93940
831-620-0920 x706
design@hastingsconstruction.com

SURVEYOR:
Isaac Romero
Rasmussen Land Surveying, Inc
PO Box 3135
Monterey, CA 93942
831-375-7240
isaac@rasmussenland.com

PROJECT DATA

11. F.A.R. Calculations:
Entry Level Living Area 2,657 SF
Hobby Level Living Area 765 SF
Game Level Living Area 1,566 SF
Upper Level Living Area 424 SF
Garage Area 984 SF

  Total Enclosed Floor Area: 6,396 SF

Floor Area Ratio (FAR) 10.13%
FAR Allowed 17.5% (11,051.1393 SF)
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LOT DATA:
Project Address: 1272 Viscaino Road, Pebble Beach, CA
APN: 008-231-003-000
Parcel Size: 1.44971 ACRES (63,149.3676 sq. ft.)
Zoning: LDR/1.5-D-(CZ)
Planning Area: Del Monte Forest LUP
Sub-Planning Area: Pebble Beach/Middlefork

HOUSE DATA:

10A Surface Data (Impervious vs. Permeable):
Impervious Permeable

Entry Courtyard 84 SF 705 SF
Driveway  2,445 SF 370 SF (Parking Pad)
Patios 873 SF 0 SF
Gravel 0 193 SF                  

  Total Surface Areas: 3,402 SF 1,268 SF

10B Structural Coverage (Building footprint):
  Total Structure Coverage 5,570 SF

10C Pescadero Watershed:
  Total Impervious Coverage 8,972 SF  (9,000 SF Allowed)
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PROJECT DIRECTORY 

1 PB ARB REVS 6/6/22

2 PB ARB REVS 7/1/22

3 CLIENT REVS 9/8/22
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GENERAL NOTES:

THIS PROJECT SHALL COMPLY WITH CALIFORNIA CODE OF REGULATIONS TITLE

24, building STANDARD CODE, 2022 EDITION:

crc - CALIFORNIA RESIDENTIAL CODE, PART 2.5

CBC - California building code, PART 2, VOL. 1 & 2

CEC - CALIFORNIA ELECTRICAL CODE, PART 3

cmc - CALIFORNIA MECHANICAL CODE, pART 4

cpc - CALIFORNIA PLUMBING CODE, PART 5

CENC - CALIFORNIA ENERGY CODE, PART 6

CFC -  CALIFORNIA FIRE CODE, part 9

cebc - CALIFORNIA EXISTING BUILDING CODE, PART 10

calGREEN - California green building requirements, PART 11

during the course of construction, the prevailing best

management practice (bmp's) shall be o bserved.

CONTRACTOR SHALL VERIFY ALL DIMENSIONS, ELEVATIONS, MATERIALS, AND

CONDITIONS PRIOR TO STARTING CONSTRUCTION AND REPORT ANY

DISCREPANCIES TO THE DESIGNER OR OWNER PRIOR TO ORDERING

MATERIALS.

CONTRACTOR IS RESPONSIBLE FOR COMPLETE FINAL DISPOSAL OF ALL

CONSTRUCTION DEBRIS IN A MANNER CONSISTENT WITH ALL APPLICABLE

FEDERAL, STATE AND LOCAL LAWS.

WOODS & PLASTICS:

ALL LUMBER NOT SPECIFICALLY NOTED TO BE D.F. #2 OR BETTER.

Joist hangers shall be in accordance with ASTM D7147 (PER CBC

2303.5).

ALL HANGERS AND NAILS IN CONTACT WITH PRESSURE TREATED LUMBER

SHALL BE SIMPSON Z-MAX HANGERS OR STAINLESS STEEL.

Nails and staples shall conform to requirements of ASTM F1667,

including Supplement 1, PER CBC 2303.6.

Connectors and fasteners used in conventional construction shall

comply with the requirements of CBC Section 2304.10.

framing of exterior and interior walls shall CONFORM with the

provisions specified in CBC Section 2308.

Foundation plates or sills resting on concrete or masonry

foundations shall comply with CBC Section 2304.3.1.

Studs shall have full bearing on a 2-inch-thick (actual 11/2-inch, 38

mm) or larger plate or sill having a width not less than equal to

the width of the studs (PER CBC 2304.3.1)

Structural sawn lumber; end-jointed lumber; prefabricated wood

I-joists; structural glued-laminated timber; wood structural

panels; fiberboard sheathing (where used structurally);

hardboard siding (where used structurally); particleboard;

preservative-treated wood; structural log members; structural

composite lumber; round timber poles and piles;

fire-retardant-treated wood; hardwood plywood; wood trusses;

joist hangers; nails; and staples shall conform to the applicable

provisions of CBC SECTION 2303.1.

wood shall be at a moisture content of 19 percent or less before

being covered with insulation, interior wall finish, floor covering

or other materials (PER CBC 2303.1.9.2).

Foundation plates or sills shall be bolted or anchored to the

foundation IN ACCORDANCE WITH CBC 2308.3.1

Joists shall be supported laterally at the ends and at each

support by solid blocking except where the ends of the joists are

nailed to a header, band or rim joist or to an adjoining stud or

by other means.

Solid blocking shall be not less than 2 inches (51 mm) in thickness

and the full depth of the joist. Joist framing from opposite sides

of a beam, girder or partition shall be lapped not less than 3

inches (76 mm) or the opposing joists shall be tied together in an

approved manner. Joists framing into the side of a wood girder

shall be supported by framing anchors or on ledger strips not

less than 2 inches by 2 inches (51 mm by 51 mm).

Combustible framing shall be not less than 2 inches (51 mm), but

shall be not less than the distance specified in Sections 2111 and 2113

and the California Mechanical Code, from flues, chimneys and

fireplaces, and 6 inches (152 mm) away from flue openings (PER CBC

2304.5).

Lumber, timber, plywood, piles and poles supporting permanent

structures required by CBC Section 2304.12 to be preservative

treated shall conform to AWPA U1 and M4. Lumber and plywood

used in permanent wood foundation systems shall conform to CBC

Chapter 18 (PER CBC 2303.1.9).

Wall sheathing on the outside of exterior walls, including gables,

and the connection of the sheathing to framing shall be designed

in accordance with the general provisions OF CBC CHAPTER 23 and

shall be capable of resisting wind pressures in accordance with

CBC Section 1609.

Structural floor sheathing and structural roof sheathing shall

comply with CBC Sections 2304.8.1 and 2304.8.2, respectively.

Girders for single-story construction SHALL COMPLY WITH CBC

2308.4.1.

FLOOR JOISTS SHALL COMPLY TO CBC SECTION 2308.4.2.

Spans for floor joists shall be in accordance with CBC Table

2308.4.2.1(1) or 2308.4.2.1(2) or the AWC STJR.

WALL CONSTRUCTION (CONVENTIONAL LIGHT-FRAME) SHALL BE IN

ACCORDANCE WITH CBC 2308.5.

Hardwood and decorative plywood shall be manufactured and

identified as required in HPVA HP-1 (PER CBC 2303.3).

provide blocking in wallS @ towel bar locations

Rodent Proofing

Annular spaces around pipes, electric cables, conduits or other

openings in bottom/sole plates at exterior walls shall be

protected against the passage of rodents by closing such

openings in accordance with the California Green Building

Standards Code (CALGreen), Chapter 4, Division 4.4.

DOOR & WINDOW NOTES:

window and door sizes shown for design purposes only. actual

window and door sizes shall be framed & set per manufacturer's

specifications.  CONTRACTOR TO FIELD VERIFY SIZES AND SELECT

NEAREST MANUFACTURER'S SIZES PRIOR TO ORDERING.

all GLAZING subject to human impact SHALL CONFORM to crc

SECTIONS R308.3 & R308.4. GLAZING ADJACENT TO STAIRWAYS, LANDINGS

AND RAMPS WITHIN 36 INCHES HORIZONTALLY OF A WALKING SURFACE WHEN

SURFACE OF THE GLAZING IS LESS THAN 60 INCHES ABOVE THE PLANE OF

THE ADJACENT WALKING SURFACE.

TYPICAL HEADER DOOR & WINDOW HEADER HEIGHT IS 8'-0" U.N.O.

ALL HARDWARE & FINISHES SHALL BE SELECTED BY OWNER.

all exterior doors shall be SOLID CORE and at least 134" thick.

NON-EGRESS DOORS SHALL BE PROVIDED WITH LANDINGS OR FLOORS NOT

MORE THAN 7 34" BELOW TOP OF THRESHOLD (PER CRC R311.3.2)

FINISHES & FURNISHINGS

ALL FINISHES, INCLUDING CABINETS, COUNTERTOPS, TILE, GROUT, PAINT, ETC.

SHALL BE SELECTED BY OWNER.

TRIM, CASING & BASEBOARDS ARE TO BE PRIMER GRADE WOOD OR MDF

u.N.O. - SELECTION BY OWNER OR DESIGNER.

ALL EXPOSED SURFACES THAT ARE NOT FINISHED FROM THE FACTORY,

SHALL BE PAINTED OR STAINED; COLORS TO BE SELECTED BY OWNER.

gypsum board, gypsum panel products, lath, gypsum plaster,

cement plaster and reinforced gypsum concrete SHALL COMPLY

WITH CBC CHAPTER 25.

Gypsum board and gypsum panel products shall conform to the

appropriate standards listed in CBC Table 2506.2. Lathing and

plastering materials shall conform to the standards listed in

Table 2507.2.

GYPSUM WALL BOARD PANELS SHALL BE TAPED AND FINISHED. ALL JOINT &

TAPE PRODUCTS SHALL BE APPLIED PER MANUFACTURER SPECIFICATIONS.

METAL OR VINYL  BEAD SHALL BE USED AT ALL CORNERS (U.N.0.). CEMENT

BOARD  SHALL BE USED UNDER ALL TILE APPLICATIONS.

Plastering with cement plaster shall be not less than three coats

where applied over metal lath or wire fabric lath or gypsum

board backing as specified in CBC Section 2510.5 and shall be not

less than two coats where applied over masonry or concrete.

water-resistant gypsum backing board should not be used in the

following locations per cbc 2509.3:

 1) over  vapor retarder IN SHOWER OR BATHTUB COMPARTMENTS.

  2) Where there will be direct exposure to water or in areas

subject to continuous high humidity.

Materials used as a base for wall tile in tub and shower areas

and wall and ceiling panels in shower areas shall be of materials

listed in Table 2509.2 and installed in accordance with the

manufacturer's recommendations.

Water-resistant gypsum backing board shall be used as a base

for tile in water closet compartment walls when installed in

accordance with GA-216 or ASTM C840 and the manufacturer's

recommendations. Regular gypsum wallboard is permitted under

tile or wall panels in other wall and ceiling areas when installed

in accordance with GA-216 or ASTM C840.

provide moisture resistant underlayment to a min. height of 72"

above drain in all showers w/tempered glass enclosure per cbc

807.1.3.

TUB AND SHOWER COMPARTMENTS SHALL BE FINISHED WITH A

NON-ABSORBENT SURFACE. SUCH WALL SURFACES SHALL EXTEND TO A

HEIGHT OF NO LESS THAN 6 FEET ABOVE THE FLOOR (R307.2)

MATERIALS USED AS BACKERS FOR WALL TILE IN TUB & SHOWER AREAS

SHALL BE GLASS MAT GYPSUM PANEL, FIBER-REINFORCED GYPSUM PANELS,

NON-ASBESTOS FIBER-CEMENT BACKER BOARD, OR NON-ASBESTOS

FIBER-CEMENT + REINFORCED CEMENTITIOUS BACKER UNITS INSTALLED IN

ACCORDANCE WITH MANUFACTURER'S RECOMMENDATIONS. (R702.4.2)

MECHANICAL & HVAC (AS APPLICABLE)

MECHANICAL DEVISES& ducting SHOWN ON DRAWINGS INDICATES

ARCHITECTURAL DESIGN INTENT ONLY. MECHANICAL SUBCONTRACTOR TO

MEET WITH OWNER'S FINAL APPROVAL AND/OR REVISIONS.

CONTRACTOR TO PROVIDE OWNER MANUALS FOR ALL NEWLY INSTALLED

APPLIANCES  AND DEVICES SUCH AS: HEATING & COOLING SYSTEMS,

LIGHTING, SECURITY SYSTEMS, ETC.

INSTALLATION OF ALL LISTED EQUIPMENT SHALL BE INSTALLED PER THE

MANUFACTURERS SPECIFICATIONS; SPECS SHALL BE PROVIDED TO THE FIELD

INSPECTOR AT THE TIME of INSPECTION PER CMC 303.1

provide combustion air for fuel burning appliances per cmc

chapter 7 & cpc chapter 5.

a "bathroom" which contains a bathtub, shower, tub/shower

combination, shall be mechanically ventilated with an exhaust fan

that complies with cgbs 4.506 and shall include the following:

- have a minimum ventilation rate of 50 cfm and be energy star

compliant and must be controlled by a humidistat which shall

be readily accessible.

- humidistat controls shall be capable of adjustment between

a relative humidity of 50% to 80%. the control may be a

separate component or integral to the exhaust fan.

- all lighting shall be switched separately from exhaust fan(s)

or if fan is integral with lighting it shall be possible for

lighting to manually turned on and off while allowing the fan

to continue to operate for an extended period.

all exhaust outlets shall maintain a 3'-0" clearance from any

operable opening.

waterheater(s), heat pump systems, and furnaces to be cec

certified. water heaters to have pressure & temperature relief

devices and discharge to outside per cbc 608.5.

PLUMBING Fixtures - WATER EFFICIENCY STANDARDS:

COMPLIANT WATER-CONSERVING PLUMBING FIXTURES SHALL BE INSTALLED

PER MONTEREY PENINSULA WATER MANAGEMENT DISTRICTS (MPWMD)

AND/OR per California energy commission REQUIREMENTS:

- KITCHEN FAUCETS: 1.8 GPM @ 60 PSI, KITCHEN FAUCETS MAY

TEMPORARILY INCREASE THE MAX FLOW RATE, BUT NOT TO EXCEED 2.2

GPM @ 60 PSI.

- LAVATORY FAUCETS: 1.2 GPM @ 60 PSI MAX, 0.8 GPM @ 20 PSI MIN.

- SHOWERHEAD: 1.8 GPM @ 80 PSI

- TOILETS: HIGH EFFICIENCY (HET): 1.28 GPF OR ULTRA-HIGH EFFICIENCY

(UHET): 0.8 GPF.

- HIGH EFFICIENCY CLOTHES WASHERS: 5.0 WATER FACTOR OR LESS

- HIGH EFFICIENCY DISHWASHERS: 5.8 GPC

ALL PLUMBING FINISHES & TRIM TO BE SELECTED BY OWNER.

water closets and associated flushometer valves, iF any, shall

meet performance standards by a.n.s.i.s. a112.19.2 h&s code, sect

17921.3 (b).

in showers & tub/shower combos, CONTROL VALVES & SHOWER HEADS

SHALL BE LOCATED IN SUCH A  WAY SO THAT THE SHOWER HEAD DOES NOT

DISCHARGE DIRECTLY AT THE ENTRANCE OF THE COMPARTMENT, AND THE

BATHER CAN ADJUST THE VALVES PRIOR TO STEPPING INTO THE SHOWER

SPRAY.

provide moisture resistant underlayment to a min. height of 72"

above drain in all showers w/tempered glass enclosure per cbc

807.1.3.

SHOWERS AND TUB/SHOWER COMBINATIONS SHALL BE PROVIDED WITH

INDIVIDUAL CONTROL VALVES OF THE PRESSURE BALANCE, THERMOSTATIC

OR COMBINATION PRESSURE BALANCE AND THERMOSTATIC TYPES THAT

PROVIDE SCALD AND THERMAL SHOCK PROTECTION, per cpc sect 410.7.

CONTROL VALVES AND SHOWER HEADS SHALL BE LOCATED ON THE

SIDEWALL OF SHOWER COMPARTMENTS, ARRANGED SO THAT THE SHOWER

HEAD DOES NOT DISCHARGE DIRECTLY AT THE ENTRANCE TO THE

COMPARTMENT SO THAT THE BATHER CAN ADJUST THE VALVES PRIOR TO

STEPPING INTO THE SHOWER SPRAY (cpc 408.9).

no under floor clean-out shall be located more than 20 feet

from access door, trap door, or crawl hole per cpc sect 707.10.

Tankless water heater notes:

install manual control valves on the inlet & outlet and use

removable unions or connections to facilitate maintenance or

service if necessary.

if water heater is installed in a closed water system, means shall

be provided to control thermal expansion.

an approved pressure relief valve must be installed on the hot

line out w/no check valves or control valves between the unit and

the relief valve.

The pressure relief valve must comply with the standard for

Relief Valves and Automatic Gas Shut-off Devices for hot water

supply systems ansi z21.22. (150 psi pressure rated).

all soldering materials and piping must be compatible with

potable water.

Do not plug or install ant reducing fittings or other restrictions

to the relief line. The relief line should allow complete drainage

of the valve and line.

unit requires 120vac/60hz gfi.

a disconnect switch must be provided and installed for the

incoming 120vac power. this switch should be suitable for outdoor

use.

A 4" DIA VENT PIPE IS REQUIRED. DO NOT COMMON VENT THIS APPLIANCE

WITH ANY OTHER VENTED APPLIANCE. THE VENTING SYSTEM MUST NOT

EXCEED A LENGTH OF 35 FT. MINUS 5FT FOR EVERY ELBOW. DO NOT USE

MORE THAN 3 ELBOWS.

UNIT CAN BE VENTED EITHER UP AND OUT THE ROOF OR DIRECTLY THROUGH

A WALL. IF VENTING THRU WALL, USE A CATEGORY III VENT. LOCATE VENT

TERMINATOR TO ANSI Z223.1/NFPA 54 AND APPLICABLE LOCAL CODES.

EQUIPMENT & ELECTRICAL NOTES:

ELECTRICAL and LIGHTING devices SHOWN ON DRAWINGS INDICATES

ARCHITECTURAL DESIGN INTENT ONLY. ELECTRICAL CONTRACTOR TO MEET

WITH OWNER'S FINAL APPROVAL AND/OR REVISIONS.

VERIFY PHONE & TV JACK LOCATIONS WITH OWNER PRIOR TO INSTALLATION -

TYPICAL.

CONTRACTOR TO PROVIDE OWNER MANUALS FOR ALL NEWLY INSTALLED

APPLIANCES  AND DEVICES SUCH AS: HEATING & COOLING SYSTEMS,

LIGHTING, SECURITY SYSTEMS, ETC.

INSTALLATION OF ALL LISTED EQUIPMENT SHALL BE PROVIDED TO THE FIELD

INSPECTOR AT tHE TIME oF INSPECTION PER CMC 303.1

ALL ELECTRICAL FIXTURES & APPLIANCES MAKE & MODELS PER OWNER'S

SPECIFICATIONS SHALL BE INSTALLED PER MANUFACTURER'S SPECS AND

SHALL COMPLY WITH 2019 CA ENERGY CODE.

Installed luminaries shall be classified as high-efficacy or

low-efficacy for compliance with CEnC Section 150.0(k) in

accordance with TABLE 150.0-A or TABLE 150.0-B, as applicable.

HYBRID LUMINARIES: When a high efficacy and low efficacy lighting

system are combined together in a single luminaire, the high

efficacy and low efficacy lighting systems shall separately

comply with the applicable provisions of Section 150.0(k).

The Wattage and Classification of permanently installed luminaires

in kitchen shall be determined in accordance with Section 130.0(c).

Ballasts for fluorescent lamps rated 13 watts or greater shall

be electronic and shall have an output frequency no less than 20

kHz.

Permanently installed night lights and night lights integral to

installed luminaires or exhaust fans shall be rated to consume no

more than five watts of power per luminaire or exhaust fan as

determined in accordance with Section 130.0(c). Night lights shall

not be required to be controlled by vacancy sensors.

Lighting integral to exhaust fans shall meet the applicable

requirements of Section 150.0(k) EXCEPT Lighting installed by the

manufacturer in kitchen exhaust hoods.

Exhaust fans shall be switched separately from lighting systems

PER to Section 150.0(k)2B. EXCEPTION: Lighting integral to an exhaust

fan may be on the same switch as the fan provided the lighting can

be switched OFF in accordance with the applicable provisions in

Section 150(k)2 while allowing the fan to continue to operate for an

extended period of time.

No controls shall bypass a dimmer or vacancy sensor function

where that dimmer or vacancy sensor has been installed to

comply with Section 150.0(k).

Lighting controls shall comply with the applicable requirements

of Section 110.9.

the total rated wattage of permanently installed lighting in

kitchens shall be high efficacy.

BATHROOM RECEPTACLE OUTLETS SHALL BE SUPPLIED BY AT LEAST ONE

20-AMP CIRCUIT. SUCH CIRCUITS SHALL HAVE NO OTHER OUTLETS.

AT LEAST ONE LIGHT installed in BATHROOMS, attached and detached

garages, laundry rooms, and utility rooms shall be high efficacy

luminaires and controlled by vacancy sensors.

ALL INSTALLED LUMINAIRES SHALL BE HIGH EFFICACY AND MEET THE

REQUIREMENTS IN 2022 CENC TABLE 150.0-A.

LIGHTING SHALL HAVE READILY ACCESSIBLE WALL-MOUNTED CONTROLS THAT

MANUALLY TURN THE LIGHTS ON/OFF AND IN HABITABLE SPACES LIGHTING

SHALL ALSO HAVE READILY ACCESSIBLE WALL-MOUNTED DIMMING

CONTROLS. [150.0(k)F].

LUMINAIRES INSTALLED IN WET OR DAMP LOCATIONS MUST BE MARKED

“SUITABLE FOR WET/DAMP LOCATIONS”.

RECEPTACLES LOCATED IN DAMP OR WET LOCATIONS SHALL HAVE AN

ENCLOSURE THAT IS WEATHERPROOF AND SHALL BE LISTED WEATHER

RESISTANT TYPE. SURGE PROTECTION DEVICE (SPD), TYPE 1 OR TYPE 2,

REQUIRED FOR ALL SERVICES SUPPLYING DWELLING UNITS (MAIN SERVICE

ENTRANCE AND EACH MAIN PANEL) AS AN INTEGRAL PART OF SERVICE

EQUIPMENT OR LOCATED IMMEDIATELY ADJACENT TO IT.

PROVIDE RESERVED SPACES IN PANELBOARD AND INSTALL OUTLET

RECEPTACLES WITH DEDICATED 240 VOLT BRANCH CIRCUIT WIRING FOR A

FUTURE ELECTRIC COOKTOP (50 AMPS) AND ELECTRIC CLOTHES DRYER (30

AMPS); OUTLETS SHALL BE INSTALLED WITHIN 3 FT. OF THE GAS UNITS; INSTALL

BLANK COVERS IDENTIFIED AS 240V READY."

FOR FUTURE ENERGY STORAGE SYSTEM (ESS), SINGLE-FAMILY RESIDENCES

MUST EITHER HAVE ESS-READY INTERCONNECTION EQUIPMENT WITH BACKED

UP CAPACITY OF 60 AMPS MIN. AND FOUR OR MORE ESS SUPPLIED

BRANCH CIRCUITS OR A DEDICATED RACEWAY FROM THE MAIN SERVICE TO

A SUBPANEL THAT SUPPLIES A MIN. OF FOUR DESIGNATED BRANCH CIRCUITS:

AT LEAST ONE CIRCUIT SHALL SUPPLY THE REFRIGERATOR, ONE LIGHTING

NEAR PRIMARY EGRESS AND ONE FOR SLEEPING ROOM OUTLET.

MAIN PANELBOARD MUST HAVE A MIN. 225 AMPS AND; SUFFICIENT SPACE

SHALL BE RESERVED FOR A FUTURE TRANSFER SWITCH WITHIN 3 FEET OF THE

PANELBOARD. COMPLY

WITH CA ENERGY CODE SECT. 150.0(s)."

Luminaires recessed into ceilings shall meet all of the following

requirements:

A.   Be Listed, as defined in Section 100.1, for zero clearance

insulation contact (IC) by Underwriters Laboratories or

other nationally recognized testing/rating laboratory;

and

B.   Have a label that certifies that the luminaire is airtight

with air leakage less than 2.0 CFM at 75 Pascals when

tested in accordance with ASTM E283. An exhaust fan housing

shall not be required to be certified airtight; and

C.   Be sealed with a gasket or caulk between the luminaire

housing and ceiling, and shall have all air leak paths

between conditioned and unconditioned spaces sealed with a

gasket or caulk; and

D.   For recessed compact fluorescent luminaires with

ballasts to qualify as high efficacy for compliance with

Section 150.0(k), the ballasts shall be certified to the

Commission to comply with the applicable requirements in

Section 110.9; and

E.   Allow ballast maintenance and replacement to be readily

accessible to building occupants from below the ceiling

without requiring the cutting of holes in the ceiling.

RESIDENTIAL OUTDOOR LIGHTING PERMANENTLY MOUNTED TO THE DWELLING

OR TO OTHER BUILDINGS ON THE SAME LOT SHALL BE CONTROLLED BY A

MANUAL ON AND OFF SWITCH AND CONTROLLED BY A PHOTOCELL AND

MOTION SENSOR OR BY PHOTO-CONTROL AND AUTOMATIC TIME SWITCH

CONTROL OR BY ASTRONOMICAL TIME CLOCK CONTROL THAT

AUTOMATICALLY TURNS THE OUTDOOR LIGHTING OFF DURING DAYLIGHT

HOURS OR BY AN ENERGY MANAGEMENT CONTROL SYSTEM.

LUMINARIES INSTALLED IN CLOSETS SHALL COMPLY WITH CEC SECTIONS 410.2

& 410.16. Only luminaires of the following types shall be permitted

in a closet:

  1. Surface-mounted or recessed incandescent or LED luminaires

with completely enclosed light sources

  2.Surface-mounted or recessed fluorescent luminaires

  3. Surface-mounted fluorescent or LED luminaires identified as

suitable for installation within the closet storage space

The minimum clearance between luminaires installed in clothes

closets and the nearest point of a closet storage space shall be

as follows:

  1. 12 in. for surface-mounted incandescent or LED luminaires with a

completely enclosed light source installed on the wall above

the door or on the ceiling.

  2. 6 in. for surface-mounted fluorescent luminaires installed on

the wall above the door or on the ceiling.

  3. 6 in. for recessed incandescent or LED luminaires with a

completely enclosed light source installed in the wall or the

ceiling.

  4. 6 in. for recessed fluorescent luminaires installed in the wall

or the ceiling.

  5. Surface-mounted fluorescent or LED luminaires shall be

permitted to be installed within the closet storage space where

identified for this use.

A receptacle outlet SHALL be installed IN kitchen and dining area

counter wall space 12" or wider so that no point is more than 24",

measured horizontally, from a receptacle outlet. Exception:

receptacle outlets are not required on a wall directly behind a

range, counter-mounted cooking unit or sink.

A MINIMUM OF TWO 20 AMP SMALL APPLIANCE BRANCH CIRCUITS SHALL BE

PROVIDED FOR KITCHEN OUTLETS PER CEC 210.11C.1.

at least one additional 20-ampere branch circuit shall be

provided to supply the laundry receptacle outlet(s) required by

210.52(F). This circuit shall have no other outlets.

BATHROOM RECEPTACLE OUTLETS SHALL BE SUPPLIED BY AT LEAST 1-20

AMP CIRCUIT.  SUCH CIRCUITS SHALL HAVE NO OTHER OUTLETS.

LIGHT FIXTURES IN TUB OR SHOWER ENCLOSURES ARE TO BE LABELED

"SUITABLE FOR WET LOCATIONS" OR "SUITABLE FOR DAMP LOCATIONS."

ARC-FAULT CIRCUIT-INTERRUPTER PROTECTION.

ALL 1220-VOLT 15 AND 20 AMPERE OR BRANCH CIRCUITS SUPPLYING

OUTLETS INSTALLED IN DWELLING UNIT FAMILY ROMS, DINING ROOMS, LIVING

ROOMS, PARLORS, LIBRARIES, DENS, BEDROOMS, SUNROOMS, RECREATION

ROOMS, CLOSETS, HALLWAYS, OR SIMILAR ROOMS OR AREA SHALL BE

PROTECTED BY A LISTED ARC-FAULT CIRCUIT INTERRUPTER

COMBINATION-TYPE. GUESTROOMS (210-18) AND GUEST SUITES THAT ARE

PROVIDED WITH PERMANENT PROVISIONS FOR COOKING SHALL HAVE AFCI

[210-12(B)]

ground-fault circuit-interrupter protection required at;

bathrooms; garages and accessory buildings; outdoors; crawl

spaces; unfinished basements; kitchens; laundry; utility and wet

bars where the receptacle is within 6'-0" of the outside edge of

the sink [210-8(B)]

SMOKE DETECTORS:

verify existing smoke detectors or install new per below:

1. A smoke detector, approved and listed by the State Fire

Marshal pursuant to Section 13114, shall be installed, in

accordance with the manufacturer's instructions.

2. Smoke alarms shall be installed in each sleeping room and

outside each separate sleeping area in the immediate vicinity of

the bedrooms (crc R314.3).

3. smoke alarms shall be interconnected in such a manner that

the activation of one alarm will activate all alarms. The

alarm shall be clearly audible in all bedrooms over

background noise levels with all intervening doors closed

(CRC R314.5).

4. Smoke alarms shall receive their primary power from the

building wiring provided that such wiring is served from a

commercial source and shall be equipped with a battery

backup. Smoke alarms shall emit a signal when the batteries

are low. Wiring shall be permanent and without a disconnecting

switch other than as required for over-current protection

(CRC R314.4).

exceptions:

1. Smoke alarms are permitted to be solely battery

operated in buildings that are not served from a

commercial power source.

2. Smoke alarms are permitted to be solely battery

operated in existing areas of buildings undergoing

alterations or repairs that do not result in the removal of

interior walls or ceiling finishes exposing the structure,

unless there is an attic, crawl space or basement available

which could provide access for building wiring without the

removal of interior finishes.

CO2 DETECTORS/ALARMS:

Carbon monoxide alarms shall be listed as complying with UL 2034

and be installed and maintained in  accordance with NFPA 720 and

the manufacturer’s instructions R315.1.

Carbon monoxide alarms required by Section R315.1 shall be

installed Outside of each separate dwelling unit sleeping area in

the immediate vicinity of the bedroom(s) (crc R315.1.4).

Carbon monoxide alarms shall receive their primary power from

the building wiring where such wiring is served from a commercial

source and shall be equipped with a battery back-up. Alarm

wiring shall be directly connected to the permanent building

wiring without a disconnecting switch other than as required for

over-current protection. (crc R315.1.2)

Exceptions:

1. In dwelling units where there is no commercial power supply

carbon monoxide alarms may be solely battery operated

2. Other power sources recognized for use by NFPA 720 Where

more than one carbon monoxide alarm is required to be

installed within the dwelling unit or within a sleeping unit the

alarm shall be interconnected in a manner that activation

of one alarm shall activate all of the alarms in the

individual (crc R315.1.3).

ROOF PLAN NOTES:

ARROWS INDICATE DIRECTION OF ROOF SLOPE. NEW ROOF SLOPE TO MATCH

EXISTING.

Roofing shall be rated CLASS 'A' or higher AND INSTALLED PER

MANUFACTURER'S SPECS.

FLASHINGS SHALL BE INSTALLED AT WALL AND ROOF INTERSECTINS

WHEREVER THIS IS A CHANGE IN ROOF SLOPE OR DIRECTION AND AROUND

ROOF OPENINGS.  FLASHING SHALL BE INSTALLED TO DIVERT WATER AWAY

FROM THE WHERE THE EAVE OF A SLOPED ROOF INTERSECTS WITH A

VERTICAL WALL (PER R903.2.1)

ROOF SLOPES FROM 2:12 TO 4:12 UNDERLAYMENT SHALL BE TWO LAYERS;

FLAT AREAS SHALL HAVE THREE LAYERS (PER TABLE R905.1.1(2)).

UNDERLAYMENT FOR ASPHALT SHINGLES SHALL COMPLY WITH ASTM D226

TYPE I; ASTM D4869 TYPE I, II, III OR IV; ASTM D6757 AND SHALL BEAR A

LABEL INDICATING COMPLIANCE TO THE STANDARD DESIGNATION (TABLE

R905.1.1(1)).

DRAINAGE NOTES:

Drainage from downspouts and paved areas shall be directed to

landscaped areas, or collected in French drains or subgrade

perforated pipe collectors, and conveyed to infiltration Best

Management Practices (BMP) such as rain gardens or infiltration

trenches.

Rain gardens shall be designed in accordance with the Bay Area

Stormwater Management Agencies Association (BASMAA) publication

Rain Gardens, Stormwater Control for Small Projects.

The landscaped areas used for infiltration shall be at least 50%

of the size of the contributing impervious surface.

Runoff shall be directed away from building foundations.

AGING IN PLACE DESIGN AND FALL PROTECTION [2022 CRC, SECTION R327]:
 - AT LEAST ONE BATHROOM (CONTAINING A TUB/SHOWER) ON THE ENTRY LEVEL

SHALL BE PROVIDED WITH REINFORCEMENT INSTALLED IN ACCORDANCE WITH THIS

SECTION. WHERE THERE IS NO BATHROOM ON THE ENTRY LEVEL, AT LEAST ONE

BATHROOM ON THE SECOND OR THIRD FLOOR OF THE DWELLING SHALL COMPLY WITH

THIS SECTION;

- THE ENTRY, BATHROOM (W/REINF.) AND AT LEAST ONE BEDROOM SHALL PROVIDE A

DOORWAY WITH A NET CLEAR OPENING OF

32-INCHES;

- OUTLETS, SWITCHES AND CONTROLS SHALL BE LOCATED 15-INCHES MIN. AND

48-INCHES MAX. ABOVE FIN. FLR.;

- DOORBELLS SHALL BE LOCATED 48-INCHES MAX. ABOVE FLOOR/ LANDING."

WILDLIFE URBAN INTERFACE NOTES:

New buildings and structures located in “High” Fire Hazard Severity Zones

in a (SRA) State Responsibility Area for which the application date for a

building permit is submitted on or after July 1, 2008 shall comply with the

requirements of CBC and, Chapter 7A Section 701A.1. & CRC, Chapter 3,

Section 337R:

Roof gutters shall be provided with the means to prevent the

accumulation of leaves and debris in the gutter. (R337.5.4b)

Roof and attic vents shall resist the intrusion of flame and embers into

the attic area of the structure, or shall be protected by

corrosion-resistant, noncombustible wire mesh with openings a minimum of

1/16-inch and shall not exceed 1/8-inch. (R337.6.2)

Vents shall not be installed on the underside of eaves and cornices,

unless the vents are approved to resist the intrusion of flame and

embers, the attic space is sprinklered in Accordance with CBC Sec.

903.3.1.1, or if the exterior wall and underside of the eave are of ignition

resistant materials and the vents are located more than 12 feet from

the ground or walking surface. (R337.6.3)

Exterior wall covering or wall assembly shall be approved

noncombustible material, ignition-resistant material, heavy timber, log

wall construction, or shall meet the performance criteria of standard

SFM 12-7A-1 for 10-minute direct flame contact exposure test. (R337.7.3) See

exceptions to this section for other alternatives.

Exterior wall coverings shall extend from the top of the foundation to

the roof, and terminate at 2-inch nominal solid wood blocking between

rafters and eaves at all roof overhangs, or in the case of enclosed

eaves, terminate at the enclosure. (R337.7.3.1)

The exposed roof deck on the underside of unenclosed eaves shall be

approved noncombustible material, ignition-resistant material, one layer

of 5/8” Type X gypsum board, or exterior portion of an approved one

hour wall assembly. (R337.7.4) See exceptions to these sections for other

alternatives.

Exterior windows and exterior glazed doors shall be multi-pane glazing

with a minimum of one tempered pane, glass block units, have a fire

resistance rating of 20 minutes when tested in accordance with NFPA 257,

or meet the requirements of SFM 12-7A-2. (R337.8.2.1)

Exterior doors shall be of approved noncombustible construction or

ignition-resistant material, solid core wood having stiles and rails not

less than 1-3/8 inches thick with interior field panel thickness no less than

1- 1/4 inches thick, shall have a fire-resistance rating of not less than 20

minutes when tested according to NFPA 252, or meet the requirements of

SFM-7A-1. (R337.8.3).
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more irregular than contours indicate.

Distances are expressed in feet and decimals thereof.

The cross symbol (x) marks the horizontal position of the spot elevation shown.
Tree symbols are drawn to scale only approximately.

Sufficient boundary ties were made to graphically show existing features
however a complete boundary survey was not performed.

Record Map References:

R1: "Record of Survey of a Portion of Rancho El Pescadero" filed in Volume 4 of
Surveys at Page 95, in the Monterey County Recorder's Office, State of California.

Plotted On: 3/30/2021 8:09 PM  File Name: G:\Shared drives\Civil 3D Projects 2020-2029\2021 Projects\2021-025 Mansur\dwg\Topo Survey 1272 Viscaino Rd.2021-025 Mansur.dwg

Typical tree notation.  Indicates an elevation of 301.26'
at the trunk of a cypress tree with a 36" trunk diameter
(inner circle) and a 40' diameter canopy (outer tree
symbol). Multi-trunk trees denoted with an overall trunk
diameter with clarifying notes following / symbol.

Finished surface elevation shot

Natural grade elevation shot

Indicates monument found as noted.

Subject Parcel Boundary

Parcel Boundary

Right of Way

Right of Way Center Line

301.26'
36" Cyp. (40' canopy) /3-8" trunks
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fire hydrant
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gas valve
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irrigation pull box

irrigation control valve
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manhole
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sign(pole)

storm drain manhole

sewer manhole

telephone manhole

telephone pull box

traffic signal box

cable television pull box

unmarked pull box

utility pole

water meter

water valve

well
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SDMH

SSMH

TEL
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TV
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W
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?

Boundary Legend
A.G.S.- above ground surface
A.S.O. - as shown on
AP - angle point
BC - brass cap or begin curve
BFP - backflow preventer
B.G.S. - below ground surface
BOC - back of curb
COR - corner
CP - control point
CTL - CONTROL
DOC. - document
ENG/ENGR - engineer
FD/FND - found
F.T.C. - from true corner
I.P. - iron pipe
L-T/L&T - lead & tag
LS - land surveyor
M-T - MAG NAIL & tag
MAG - MAG NAIL
MKD - marked
MON - monument
N-T - nail & tag
N.R.F. - no reference found
O.R. - Official Records, Monterey
County
O.U. - origin unknown
PER - map or corner record when
monument was set
POL - point on line
RCE - registered civil engineer
ROW - right of way
S.F.N.F. - searched for, not found
SPK - spike
STA - station(control point)
TBM - temporary benchmark

Topography Legend
AC - asphalt concrete
AD - area drain
AL - area light
BLD/BLDG - building
BLDR(S) - boulder(s)
BOC - back of curb
BRK - brick
BTM/BOT - bottom
BW - back of sidewalk
CF - curb face
CHIM - chimney
CL - centerline
CLM - column
CONC - concrete
D - dirt
DG - decomposed granite
DK - deck
DW - driveway
EA - exposed aggregate concrete
ENCL - enclosure
EP - edge of paving
FF - finished floor
FF-THRESH - finished floor threshold
FH - fire hydrant
FL - flow line
FL-NG - flow line natural grade
FNC - fence
FNC-BRD - board fence
FNC-BW - barbed wire fence
FNC-CL - chain-link fence
FNC-GS - grapestake fence
FNC-HW - hogwire fence
FNC-I - iron fence
FNC-LAT - lattice fence
FNC-PR - post & rail fence
FNC-WD - wood fence
FNC-WI - wrought iron fence
FNC-WR - wire fence
FOB - face of building
FOW - face of wall
FS - finished surface
FTG - footing
FW - front of sidewalk
GAR - garage
GB - grade break
GUT - edge of gutter
GUYA - guy anchor
GUYP - guy pole
GVL - gravel
HC - handicap
HDG - hedge
HRAIL - hand rail

INT - intersection
LNDG - landing
LIP - edge of conc gutter
MB - mailbox
MTL - metal
NG - natural grade
P- pool
PLTR - planter
PTO - patio
PVR - paver
RD - road
RDG - ridge
ROOF-P - roof peak
ROOF-R - roof ridge
STC - stucco
STN - stone
STP - step
STRP - stripe
SW - sidewalk
SWL - swale
TC - top of curb
TOP - top of slope
TOE - toe of slope
TW/TOW - top of wall
WALL-AB - Allen Block wall
WALL-CMU - concrete masonry unit wall
WALL-CRML - Carmel stone wall
WALL-DSTN - dry stack stone wall
WALL-RR - rrtie wall
WALL-STC - stucco wall
WLK - sidewalk

Utility Legend
CATV - cable tv
COMM - communications
CO or C/O - clean out
DDCV - double detector check valve
ELEC - electric
EM - electric meter
EO - electric outlet
GM - gas meter
GV - gas valve
HB - hose bib
ICV - irrigation control valve
IRR - irrigation
JP - joint utility pole
LT - light
LT-STD - light standard/pole
PB - utility pull box
PB-? - unmarked pull box
PF-PIN FLAG
PF-B - blue pin flag
PF-G - green pin flag
PF-O - orange pin flag
PF-P - pink pin flag
PF-PL - purple pin flag
PF-R - red pin flag
PF-W - white pin flag
PF-Y - yellow pin flag
PM - paint mark
PM-B - blue PM (water)
PM-G - green PM (sewer)
PM-O - orange PM (catv/comm)
PM-P - pink PM (unknown facilities)
PM-PL - purple PM (reclaimed water/irr)
PM-R - red PM (elec)
PM-W - white paint mark
PM-Y - yellow PM (gas)
PP - power pole
PVR - paver
SCO - sewer clean out
SDMH - storm drain manhole
SSMH - sanitary sewer manhole
ST LT - street light
STN - stone
TELCO - telephone
TG - top of drain grate
UP - utility pole
UTIL - utility
VLT - vault
VLT-GTE - GTE vault
VLT-PB - PacBell vault
VLT-PGE - PG&E vault
VLT-TELCOM - telecommunications vault
VLT-? - unmarked vault
VLT-VRZ - Verizon vault
WD-wood
WL - water line
WM - water meter
WV - water valve

Map Legend:

Basis of Bearings:  A calculated line between a monument marked "LS
2746" at Corner 45 (R1) and a 3/4" IP with a plastic plug marked "LS
2689" at Corner 49 (R1) with bearing and distance S46° 12' 38"W
655.29', as partially shown hereon.

Vertical Datum:  Assumed.

Site Benchmark:  Control Point 102 as shown hereon.

Contour Interval: Contours as shown hereon are interpolated using
computer digital terrain modeling software and spot elevations.
Ground may be more irregular than contours indicate.

Note: The abbreviation and symbol lists below are comprehensive
and not all abbreviations or symbols will appear on the map.

EYO

V
UND S

N

D
SE

LA
R

IA

RN

T

FLICAOE
F

AT
O

RIL

S

EC

ROGER
PETERSON

No. 5958

Boundary Note:

The boundary location as shown is calculated using found survey markers to the
southeast of the site and is suitable for site design and planning purposes. If the
parcel corners are to be set, we would need to do additional field work to find
survey markers northwesterly of the site to confirm the boundary location.
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NOTE: SITE PLAN IS DESIGN CONCEPT ONLY.

ROOF PLAN NOTES:

ARROWS INDICATE DIRECTION OF ROOF SLOPE.

Roofing shall be rated CLASS 'A' or higher AND INSTALLED PER

MANUFACTURER'S SPECS.

SKYLIGHTS SHALL BE LOW PROFILE, NON-GLARE, DUAL PANE, TEMPERED

GLASS - BY VELUX OR EQUAL

FLASHINGS SHALL BE INSTALLED AT WALL AND ROOF INTERSECTINS

WHEREVER THIS IS A CHANGE IN ROOF SLOPE OR DIRECTION AND AROUND

ROOF OPENINGS.  FLASHING SHALL BE INSTALLED TO DIVERT WATER AWAY

FROM THE WHERE THE EAVE OF A SLOPED ROOF INTERSECTS WITH A

VERTICAL WALL (PER R903.2.1)

ROOF SLOPES FROM 2:12 TO 4:12 UNDERLAYMENT SHALL BE TWO LAYERS;

FLAT AREAS SHALL HAVE THREE LAYERS (PER TABLE R905.1.1(2)).

UNDERLAYMENT FOR ASPHALT SHINGLES SHALL COMPLY WITH ASTM D226

TYPE I; ASTM D4869 TYPE I, II, III OR IV; ASTM D6757 AND SHALL BEAR A

LABEL INDICATING COMPLIANCE TO THE STANDARD DESIGNATION (TABLE

R905.1.1(1)).

LANDSCAPING GENERAL NOTES

ALL NEW LANDSCAPING is shown for design intent only and SHALL BE

selected and approved by owner, prior to installation.

LANDSCAPED AREAS SHALL BE IRRIGATED BY A DRIP/SPRINKLER SYSTEM

SET ON A TIMER AND RAIN SENSOR.

Trees on the site shall only be removed upon the approval of

the Forester or Forest and Beach Commission, as appropriate;

all remaining trees within the vicinity of construction shall be

protected during construction by approved methods.

All foundations within 15 feet of significant trees shall be

excavated by hand. If any tree roots larger than two inches (2”)
are encountered during construction, the Forester shall be

contacted before cutting the roots.

SETBACK & HEIGHT CERTIFICATIONS

A STATE LICENSED SURVEYOR SHALL SURVEY AND CERTIFY THE

FOLLOWING IN WRITING:

- THE FOOTING LOCATIONS FOR CONFORMANCE WITH THE APPROVED

PLANS PRIOR TO FOOTING/FOUNDATION INSPECTION

- THE ROOF HEIGHT FOR CONFORMANCE WITH THE APPROVED PLANS

PRIOR TO ROOF SHEATHING INSPECTION

WRITTEN CERTIFICATIONS PREPARED, SEALED & SIGNED BY THE

SURVEYOR SHALL BE PROVIDED TO THE BUILDING INSPECTIONS AT THE

TIME OF SPECIFIED INSPECTIONS.

DRAINAGE NOTES:

Drainage from downspouts and paved areas shall be directed

to landscaped areas, or collected in French drains or

subgrade perforated pipe collectors, and conveyed to

infiltration Best Management Practices (BMP) such as rain

gardens or infiltration trenches.

Rain gardens shall be designed in accordance with the Bay Area

Stormwater Management Agencies Association (BASMAA)

publication Rain Gardens, Stormwater Control for Small

Projects.

The landscaped areas used for infiltration shall be at least 50%

of the size of the contributing impervious surface.

Runoff shall be directed away from building foundations.
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4
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7
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10'-0" ceiling ht.

s
l
o
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e
d

s
l
o
p

e
d

10'-0" ceiling ht.

10'-0" c.h.

10'-0" ceiling ht.

10'-0" ceiling ht.

10'-0" ceiling ht.

10'-0" c.h.

10'-0" c.h.

10'-0" c.h.

10'-0" c.h.

bbq

3'-1" 2'-10" 2'-10" 3'-1"

DINING
10'-0" ceiling ht.

6
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4
"

COURTYARD

s
l
o
p

e
d

 1
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P
E
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BLUE STONE PAVERS F.F.

36"X66" TILE

SHOWER

W/TEMP. GLASS

ENCLOSURE

15
"

15
"

C
L
R

.

HALF WALL

UPPER &
LOWER 
CABS.

CLOSET SYSTEM BY OWNER

CLOSET

SYSTEM BY

OWNER

36"X36"
SKYLIGHT

36"X72" FREE
STANDING
TUB W/WALL
MOUNT FIXTURE

HET

HET

H
E
T

9'-0" ceiling ht.

UPPER &
LOWER 
CABS.

8'-6" HEADER HTS.

BLUESTONE
PAVER 
LANDING

6X6 POST
WRAPPED, STAIN

GRADE & WOOD
CORBELS EACH

SIDE (SEE EXT.

ELEVATIONS) -
TYP.

6x12 wood beam

- WRAPPED; STAIN

GRADE

CONCRETE

BENCH

W/STONE CAP

36"X36"
SKYLIGHT

24"X24"
SKYLIGHT

36"X36"
SKYLIGHT

STAIR DATA:

TREAD:   10"

RISE:      75
8"

P& S
linen

36"X48"

SHOWER

W/TEMP. GLASS

ENCLOSURE

6x10 beam
wrapped;
stain grade
typ. at fam. rm.

26 fr. pr.
-temp.

26

30

30

30

30

30

30

26

26

26

26 fr. pr.
-temp.

26 fr. pr.
-temp.

7680 bi-fold gl. dr. - temp.
36

26

3 - 2660 csmt 3 - 2450 xox csmt
mulled together

cabinet

8'-4" hdr. ht.
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5
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 C
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 c
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4
6
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 c
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MATERIAL PRODUCTS TRADENAME MODELNUMBER

MATERIALPRODUCTTRADENAMEMODELNUMBER

GAS

GAS

G
A

S
HOSE BIBB
W/SHUT-OFF

26

fr. pr.
-temp.

30
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"

14'-5" 6'-3"
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5
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2
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3
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7
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2
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9
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8
'

1'
-
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"

2'-6"2'

4'-6"
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3
"

7
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9
"

4
'-
6
"

17'-10"
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4
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8
"
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20'-6"3
'-
6
"

18
'-
3
"

10
'-
3
"

4'-7"

1005' f.f.

4'-6" 3'-6"

3' 2'-6" 3'

(2) 2460 csmt

42" GAS FIREPLACE

UPPER &
LOWER 
CABS.

PLANTING 

H.B.

H.B.

H.B.

2
4
5
0

 C
S
M

T

csmt

2
'
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"

7'-6"
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s
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 d
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6
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HB.

2'-4" 3'-8" 3'-8" 2'-4"

MODELNUMBERTRADENAMEPRODUCTMATERIAL
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R
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E
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T
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E

APPROX. 32' TO SIDE

PROPERTY LINE

PARKING PAD

BLUE STONE F.F.

15" 15"

CLR.

4
'-
6
"

1004.917' f.f.

DN

3
'

4'-1"

4
'

12
'-
6
"

5
'-
1"

18
'-
6
"

9
'-
4
"

SPACED & SET FOR PERMEABILITY 

2
4
6
' 
T
O
 R

E
A
R

P
R

O
P

E
R

T
Y
 L
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E

LT.
#4

LT.
#4

LT.
#4

LT.
#4

LT.
#4

LT. #3LT. #3 LT. #3

LT. #-

H.W. F.F.

H.W. F.F.

TILE F.F.

H.W. F.F.

TILE F.F.

TILE F.F.

TILE F.F.

LT.
#4

LT.
#4

H.W. F.F.

H.W. F.F.

H.W. F.F.

HARD WOOD F.F.

H.W. F.F.

30' M.W. W/APPLIANCE

garage

36"X36"
SKYLIGHT

DN

6'-4"

42" GAS FIREPLACE

42" WOOD FIREPLACE

STAIR DATA:

TREAD:   12"

RISE:      7 1
8"

GAS FIREPIT

VERIFY

LOCATION

W/OWNER

± 1002' f.f.

3
6
" 

h
ig

h
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a
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3
6
" 

h
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h
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a
n
d
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a
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± 1003' F.G.
42" HIGH BAR COUNTER

PLANTER

± 1003' F.G.

PLANTER PLANTER

± 1001' F.G.

PLANTER

± 1001' F.G.

PLANTER

± 999' F.G.

TERRACE

TO VESTIBULE
BELOW

SEE SHEET A3.1

42" high min.

metal railing -
TYP @ TERRACE

48" STUCCO WALL

42" high min. metal

railing; RAILING TO
CONTINUE UNDER COUNTER

8
'-
9
"

VEST.
998' f.f.

4'-6"

LT. #-

LT. #-

36" high handrail

WALKWAY

36" high handrail

DN

BELOW

DN
STEPS TO PAD

42" high 
stone pedestal 
-typ.

24"X24"
SKYLIGHT

24"X24"
SKYLIGHT

24"X24"
SKYLIGHT

BLUE STONE PAVERS F.F.

SPACED & SET FOR PERMEABILITY 
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L 
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O
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R 
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A

N
 (P

A
RT

IA
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N

GARAGE

A3

DRIVEWAY

ENTRY LEVEL FLOOR PLAN

ELECTRICAL / MECHANICAL SYMBOLS LIST

suspended LIGHT FIXTURE

wall mounted light fixture

led landscape lighting - FREESTANDING

1

3

SEE SHEET A2.1 FOR LOWER LEVEL FLOOR PLANS CONTINUED;
SEE ROOF PLAN FOR TERRACE PLAN
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101
1000.00'
CP 101/SET 3-4" IP

24" Pine (15' canopy)

994.0'
10" Pine (10'
canopy)

994.6'
24" Pine (15' canopy)

999'

998'

997'

1001'
1000'

999'
998'

997'
996'

995'

994'
993'

992'

17'-10"

up

HOBBY ROOM

3 CAR GARAGE

3'-6"9'3'9'

s
l
a
b

 s
l
o
p

e
d

 1
/8

"

p
e
r

 f
o
o
t
 t

o
 d

r
a
in

10'-8" CEILING HT. 
ABOVE garage f.s.

3'9'

41'

4'-6"

2
4
'

LAUNDRY

S
U
B

P
A
N
E
L

MODELNUMBERTRADENAMEPRODUCTMATERIAL

MATERIALPRODUCTTRADENAMEMODELNUMBER

G
A

S

BEDROOM 3
11'-6" ceiling ht.

SEALED CONCRETE F.F.

26

8
0

8
0

 S
L
. 
G

L
. 
D

R
.

30

P
O
L
E
 &

 S
H
E
L
F

3080 C.O.

5
'-
2
"

9
'-
1"

12
'-
5
"

BATH 5
10'-0" C.H.

HET

3'

MATERIALTRADENAMEMODELNUMBER PRODUCT

MODELNUMBERTRADENAMEPRODUCTMATERIAL
MATERIALPRODUCTTRADENAMEMODELNUMBER

MATERIALPRODUCTTRADENAMEMODELNUMBER

24"X24"
SKYLIGHT

26

LINEN

S
H
L
V
S
.

VESTIBULE 

wash/
dry

stacked 

2
'-
3
"

5
'-
5
"

36"X60" TILE

SHOWER

W/TEMP. GLASS

ENCLOSURE

UP. & LOWER
CABINETS 

10'-0" C.H.

CLST.

H.B.

S
ID

E
 S

E
T
B

A
C
K

10
'-
2
"

7'-6"

MODELNUMBERTRADENAMEPRODUCTMATERIAL

approx. 21'-4"

TO SIDE

PROPERTY LINE

a
p

p
r

o
x
. 
8
4
'-
6
"

T
O
 F

R
O
N
T

P
R

O
P

E
R

T
Y
 L
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E

PARKING PAD

997.33' f.f.

993' f.f.

6
'

9080 sect. garage dr. 9080 sect. garage dr.9080 sect. garage dr.

998' f.f.

STAIR DATA:

TREAD:   11"

RISE:      7"

30

UP

36" LANDING

TERRACE ABOVE

18
'-
6
"

ATTIC ACCESS W/
PULL-DOWN STAIRS
VERIFY LOCATION 
IN FIELD W/OWNER

LT.
#4

LT.
#4

LT. #1 LT. #1 LT. #1
LT. #1

H.W. F.F.

TILE F.F.

TILE F.F.

STORAGE

CRAWL SPACE

CRAWL SPACE
ACCESS DOOR

ENTRY PORCH ABOVE

12080 SL. GL. DR. - temp.

9'-0" CEILING HT.

30

3
0

3
0
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W
N

T
E
M

P
.

30

30

STAIR DATA:

TREAD:   11"

RISE:      7 3
16"

FRENCH -

TEMP.

CLST.
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COVERED PATIO
BLUESTONE PAVER F.F.
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STAIR DATA:

TREAD:   12"

RISE:      6" PLANTING 

retaining wall; TOP
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6
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10

"
15

'-
1"

10
'-
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"
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'
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8
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± 998 f.f.
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LINE OF TERRACE ABOVE

995' f.f.
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994.9583' f.f.

995' f.f.
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STAIR DATA:
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6
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3
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6
"

2
'
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4 CLIENT REVS 1/1/24
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N
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O
N

TI
N

U
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) 

A3.1

N

SEE SHEET A2 2 FOR LOWER LEVEL FLOOR PLAN CONTINUED 

GARAGE & LOWER LEVEL FLOOR PLAN
ELECTRICAL / MECHANICAL SYMBOLS LIST

suspended LIGHT FIXTURE

wall mounted light fixture

led landscape lighting - FREESTANDING
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994.6'
24" Pine (15' canopy)

15" Cypress (18'

canopy)

989.2'
30" Pine (15' canopy)

989.2'

997'

996'
995'

994'

993'

995'

994'
993'

992'

HOBBY ROOM

BA. 4
10'-0" C.H.

36"X60" TILE SHOWER

W/TEMP. GLASS ENCLOSURE

HET

3'

MATERIAL TRADENAMEMODELNUMBERPRODUCT

MODELNUMBERTRADENAMEPRODUCTMATERIAL

MATERIALPRODUCT TRADENAMEMODELNUMBER
MATERIALPRODUCTTRADENAMEMODELNUMBER

3 CAR GARAGE

3'-6"9'3'9'

s
l
a
b

 s
l
o
p

e
d

 1
/8

"

p
e
r

 f
o
o
t
 t

o
 d

r
a
in

10'-8" CEILING HT. 
ABOVE garage f.s.

3'9'

41'

4'-6"

2
4
'

LAUNDRY

S
U
B

P
A
N
E
L

MODELNUMBERTRADENAMEPRODUCTMATERIAL

MATERIALPRODUCTTRADENAMEMODELNUMBER

G
A

S

GAME ROOM

(N) 24"
DWDWR.

G&R

cabinets W/8'-0" SOFFIT ABOVE

11'-6" CEILING HT.

MODELNUMBERTRADENAMEPRODUCTMATERIAL

MATERIALPRODUCTTRADENAMEMODELNUMBER

BEDROOM 3
11'-6" ceiling ht.

BEDROOM 4

GAS

WET BAR
10'-0" CEILING HT.

SEALED CONCRETE F.F.

linen

CLST.

VEST.

36"X36"
SKYLIGHT

36"X36"
SKYLIGHT

24"X24"
SKYLIGHT

PATIO 2

TILE F.F.

8
0

8
0

 S
L
. 
G

L
. 
D

R
.

30

30

20 26

20080 SLIDING GLASS DOOR SYSTEM W/POCKET ASSEMBLY

2
0

3
0

 C
S
M

T

CAB.

CAB.

P
O
L
E
 &

 S
H
E
L
F

P
O
L
E
 &

 S
H
E
L
F

P
O
L
E
 &

 S
H
E
L
F

5
0

8
0
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Y
P

A
S
S

5
0

8
0
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Y
P

A
S
S

3080 C.O.

4
8
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4
"
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7
"

4
'-
7
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18'-3"20'2'-5"

5
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6
"

4'-6" 3'-6"

9'

3'-6" 11' 4'-5"

6
'-
11
"

3
8
'-
1"

12
'-
5
"

2
4
6
0

 c
s
m

t

BATH 5
10'-0" C.H.

HET

3'

MATERIALTRADENAMEMODELNUMBERPRODUCT

MODELNUMBERTRADENAMEPRODUCTMATERIAL
MATERIALPRODUCTTRADENAMEMODELNUMBER

MATERIALPRODUCTTRADENAMEMODELNUMBER

24"X24"
SKYLIGHT

26
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S
H
L
V
S
.

VESTIBULE 

8080 SL. GL. DR.

B
Y
P

A
S
S

wash/
dry

stacked 

5'-9" 12'-6"

6'-3"6'-3"

6
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"

3
'-
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"
4
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7
"

3
'-
5
"

4
'-
9
"

2
'-
3
"

5
'-
5
"

36"X60" TILE

SHOWER

W/TEMP. GLASS

ENCLOSURE

UP. & LOWER
CABINETS 

10'-0" C.H.

3
'

3
'-
5
"

8' 2' 5'-11"

H.B.

H.B.

H.B.

S
ID

E
 S

E
T
B

A
C
K

6
'

5
'-
10

"
13

'-
10

"

3
'-
3
"

10
'-
7
"

1'
-
7
"

MODELNUMBERTRADENAMEPRODUCTMATERIAL

MODELNUMBERTRADENAMEPRODUCTMATERIAL

approx. 21'-4"

TO SIDE

PROPERTY LINE

a
p

p
r

o
x
. 
8
4
'-
6
"

T
O
 F

R
O
N
T

P
R

O
P

E
R

T
Y
 L

IN
E

15'-5"

2'-10"

997.33' f.f.

993' f.f.

HB.

2
'-
11
"

2
'-
11
"

6
'-
5
"

6
'

9080 sect. garage dr. 9080 sect. garage dr.9080 sect. garage dr.

998' f.f.

STAIR DATA:

TREAD:   11"

RISE:      7"

30

UP

36" LANDING

18
'-
6
"

ATTIC ACCESS W/
PULL-DOWN STAIRS
VERIFY LOCATION 
IN FIELD W/OWNER

13
'-
6
"

LT.
#4

LT.
#4

LT.
#4

LT.
#4

LT.
#4

LT.
#4

LT.
#4

LT. #1 LT. #1 LT. #1
LT. #1

TILE F.F.

H.W. F.F.

TILE F.F.

ADD BLOCKING IN

WALL FOR FUTURE

CABS.

H.W. F.F.

TILE F.F.

TILE F.F.

36"x36" SKYLIGHT

12080 SL. GL. DR. - temp.

9'-0" CEILING HT.

30

30

30

STAIR DATA:

TREAD:   11"

RISE:      7 3
16"

FRENCH -

TEMP.

CLST.

CLST.

FRENCH -

TEMP.

FRENCH -

TEMP.

COVERED PATIO
BLUESTONE PAVER F.F.

PATIO 3
28

28

30

993' f.f.

DN

3
6
" 

h
ig

h
 h

a
n
d

 r
a
il

992.9583' f.f.

DN

6
'-
10

"

4
'-
6
"

5
'-
6
"

4'-1"4'-6"

17'-6" 4'-5"

21'-11"

4'-1"17'-10"

8'-11"8'-11" 8'-11"

3
'

4
'-
2
"

11
'-
4
"

2
'-
2
"

7
'-
8
"

12
'-
3
"

8
'-
3
"

3
'-
6
"

16
'-
3
"

± 998 f.f.

26

LINE OF TERRACE ABOVE

36" MIN. WIDE

LANDING

20

995' f.f.

994.9583' f.f.

995' f.f.

LANDING

DN

STAIR DATA:

TREAD:   11"

RISE:      6"

bluestone pavers

SPACED & SET FOR

PERMEABILITY

11'-6" ceiling ht.

11'-6" c.H.
2'-10"

SOFFIT
10'-0"

SOFFIT
10'-0"
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LO
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) 

A3.2

SEE SHEET A2 1 FOR LOWER LEVEL HOBBY ROOM FLOOR PLAN

LOWER LEVEL FLOOR PLAN CONTINUED
ELECTRICAL / MECHANICAL SYMBOLS LIST

suspended LIGHT FIXTURE

wall mounted light fixture

led landscape lighting - FREESTANDING

N

4



DN

3:12 SLOPE

DORMER 

6:12 SLOPE

DEN

ROOF BELOW

ROOF BELOW

ROOF BELOW

24"X24"
SKYLT.

4
2
" 

H
IG

H
 G

U
A
R

D
R

A
IL

STAIR DATA:

TREAD:   10"

RISE:      75
8"

UPPER LEVEL FLOOR PLAN

3:12 SLOPE

X6'-8"

28'-8"

8'-1"12'-6"8'-1"

6'-3"

2
3
'

10
'-
5
"

6
'

6
'-
7
"

10'15'-6"

28'-8"

12
'-
7
"

5
'-
5
"

5
'

2640
csmt fix

11'-4" 1'-11"

2640 2640
csmt

2640 CSMT TEMP

1016.16' F.F.

6:12 SLOPE

sloped ceiling

BA. 5

MODELNUMBERTRADENAMEPRODUCTMATERIAL

26

3:12 SLOPE

MATERIALTRADENAMEMODELNUMBERPRODUCT

HET

15"15"

CLR.

MODELNUMBERTRADENAMEPRODUCTMATERIAL

MATERIALPRODUCTTRADENAMEMODELNUMBER

TILE F.F.

2640 CSMT
TEMP3640 CSMT

36"x48" shower

w/ SEAT & temp.
glass enclosure

6:12 SLOPE

6'-3"

6:12 SLOPE3:12 SLOPE

6:12 SLOPE

BEDROOM 5
sloped ceiling

3:12 SLOPE

W.I.C.

26 X6'-8"
1 6

X6'-8"

PAIR

CLST.

26

X6'-8"

POLE & SHELF

2'-3"

1'-7" 1'-7"

5'-4" 4'-8"

6:12 SLOPE

S
E
A
T

3
'

3
'-
7
"

± 7'-6" WALL HT.

ABV. UPPER F.F.

± 4'-3" WALL HT.

ABV. UPPER F.F.

± 4'-3" WALL HT.

ABV. UPPER F.F.

3'-8" 2'-8"2'

ATTIC
ACCESS

DOOR

± 4'-3" WALL HT.

ABV. UPPER F.F.

± 7'-6" WALL HT.

ABV. UPPER F.F.

6'-11" 2'-6" 3'-7" 3'-6" 4'

2
'-
6
"

3
'-
6
"

± 7'-6" WALL HT.

ABV. UPPER F.F.

1/4"=1'-0"
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ABV. ENTRY F.F.

10'-1" PLATE ht.

ENTRY LEVEL F.F. (1005')

8
'-
6
"

8
'-
4
"

h
e
a
d

e
r

 h
t
.

h
e
a
d

e
r

 h
t
.

existing grade

UPPER LEVEL F.F. (1016.16')

ABV. upper F.F.

5'-1" PLATE ht.

ABV. upper F.F.

7'-7" PLATE ht.

FRONT ELEVATION (EAST)

2
6
'-
6
"

8

12

2x8 fascia bd.

horizantal

FIBER CONCRETE LAP SIDING BY JAMES

HARDIE "ARTISAN" 7' EXPOSURE, SMOOTH

TEXTURE; CORNER MITERED - TYPICAL

WHERE SHOWN

6X6 POST WRAPPED, STAIN

GRADE & WOOD CORBELS
EACH SIDE

6x12 wood beam

- WRAPPED; STAIN

GRADE

7
'

h
e
a
d

e
r

 h
t
.

3 COAT SMOOTH STUCCO FINISH

painted either benjamin moore

"light pewter" #1464 or kelly

moore swiss coffee #23

STANDING SEAM METAL ROOFING BY

BERRIDGE IN "COPPER-COTE" KYNAR

500 FINISH (OR EQ.) - TYP. WHERE SHOWN

class 'a' composite asphalt shingle

by gaf "timberline" hdz (or eq) -

TYPICAL

STREET ELEVATION

AVERAGE GRADE (1000.5')

15
'-
3
"

h
e
a
d

e
r

 h
t
.

garage F.s. (997.33')

ABV. gar. f.s.

15'-9" PLATE ht.

15
'-
10

"

6"

1'

typ.
(u.n.o.)

10'-9"

PLATE ht.

ABV. gar.

f.s.  (3'-1"

abv.

entry

level f.f.)

HOBBY ROOM LEVEL F.F. (994.5')

AVERAGE GRADE (1000.5')

6
12

ENTRY LEVEL F.F. (1005')

UPPER LEVEL F.F. (1016.16')

6
12

ABV. upper F.F.

7'-7" PLATE ht.

12

RIGHT ELEVATION (NORTH)

6
12

3
12

2x8 fascia bd.

2x4 fascia bd.

3 COAT SMOOTH

STUCCO FINISH

painted either

benjamin moore

"light pewter" #1464

or kelly moore

swiss coffee #23

4"COPPER half round

gutter o/2x6 fascia
board - typical AT
EAVES

garage F.s. (997.33')

existing grade

12

3

12

12
8

12

ABV. GAME ROOM F.F.

11'-6" PLATE ht.

ABV. GAME RM. F.F.

10'-7" PLATE ht.

8
'

driveway f.f.

ABV. ENTRY F.F.

10'-1" PLATE ht.

ABV. ENTRY F.F.

9'-1" PLATE ht.

HOBBY ROOM LEVEL F.F. (995')

AVERAGE GRADE (1000.5')

3
'-
6
"

TERRACE F.F. (1004.917' F.F.)  

game room f.f. (993')

existing grade

HC21018

AAP

1/4"=1'-0"
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ENTRY LVL F.F. (1005')

UPPER LEVEL F.F. (1016.16')

REAR ELEVATION (WEST)

STANDING SEAM METAL

ROOFING BY BERRIDGE IN

"COPPER-COTE" KYNAR 500

FINISH (OR EQ.) - TYP. WHERE

SHOWN

1x4 fascia board

W/METAL DRIP EDGE TO

MATCH METAL ROoFING -

typical AT METAL ROOFING

class 'a' composite

asphalt shingle by

gaf "timberline" hdz

(or eq) - TYPICAL

horizantal FIBER CONCRETE

LAP SIDING BY JAMES HARDIE

"ARTISAN" 7' EXPOSURE, SMOOTH

TEXTURE; CORNER MITERED -

TYPICAL WHERE SHOWN

5
4 x 3.5" smooth hardie

trim, paint grade -

typical at windows &

doors at hardie

board applications

7
'

game room f.f. (993')

ABV. GAME ROOM F.F.

11'-6" PLATE ht.

EXISTING GRADE

EXISTING GRADE

ABV. gar. f.s.

10'-9" PLATE ht.

(5'-1" abv. entry 
level f.f.)

6" 6"

HOBBY room f.f. (995')

AVERAGE GRADE (1000.5')

TERRACE F.F. (1004.917' F.F.)  

5
'-
6
"

3
'-
6
"

EXISTING GRADE

EXISTING GRADE

8
'-
10

"

FINISH GRADE

FINISH GRADE

9'-1" PLATE ht.

ABV. HOBBY F.F.

8
'

8
'

8
'

FINISH GRADE

3 COAT SMOOTH

STUCCO FINISH

painted either

benjamin moore

"light pewter" #1464

or kelly moore

swiss coffee #23

STUCCO WING WALL

3
'-
6
"

LINE OF ROOF
BEYOND

1'-3"

3 COAT SMOOTH STUCCO FINISH

painted either benjamin moore

"light pewter" #1464 or kelly

moore swiss coffee #23

ABV. ENTRY F.F.

10'-1" PLATE ht.

LEFT ELEVATION (SOUTH)

6
12

EXISTING GRADE LINE@ game room

8
'

h
e
a
d

e
r

 h
t
. 
-
 t

y
p

.
ENTRY LEVEL F.F. (1005')

AVERAGE GRADE (1000.5')

game room f.f. (993')

HOBBY room f.f. (995')

ABV. GAME ROOM F.F.

11'-6" PLATE ht.

HC21018

AAP

1/4"=1'-0"
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Roof accents to be copper or copper-like

standing seam metal roofing

GUTTERS TO BE COPPER OR COPPER-LIKE

Main roof shall be asphalt shingles by

GAF Timerline HDZ. Color selection options:

OPt 1: Aged Chestnut Plus (RS+)

Opt 2: Barkwood

EXTERIOR STUCCO COLOR TO BE BY

OMEGA

OPT 1: #9205

OPT 2: #9225

EXTERIOR PAINT FOR SIDING AND FASCIA

BOARDS TO BE EITHER:

OPT 1: BENJAMIN MOORE "LIGHT PEWTER" #1464

OPT 2: KELLY MOORE "SWISS COFFEE" #23

(KELLY MOORE OPTION SHOWN)

WINDOWS TO BE BY MARVIN WITH "EBONY" FINISH
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