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EXHIBIT A 
DRAFT RESOLUTION 

 
Before the Housing and Community Development Chief of Planning 

in and for the County of Monterey, State of California 
 

In the matter of the application of:  
PLN250155 - ESCARENO ANTONIO III & ERANDI 
RESOLUTION NO. 25-038 
 
Resolution by the Monterey County Chief of 
Planning: 

1) Finding that the project qualifies for a Class 
3 Categorical Exemption pursuant to CEQA 
Guidelines Section 15303 and there are no 
exceptions pursuant to section 15300.2; and 

2) Approving an Administrative Permit and 
Design Approval to allow the construction of 
a 3,285 square foot two-story single-family 
dwelling with an attached 750 square foot 
garage with associated site improvements.  

[2220 Silver Stone St, Royal Oaks, North County 
Inland Area Plan (APN: 117-191-015-000)] 

 

 
The ESCARENO ANTONIO III & ERANDI application (PLN250155) came on for an 
administrative decision before the Monterey County Chief of Planning on August 20, 2025.  
Having considered all the written and documentary evidence, the administrative record, 
the staff report, oral testimony, and other evidence presented, including the conditions of 
approval and project plans, the Monterey County Chief of Planning 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 2010 Monterey County General Plan (General Plan); 
- North County Inland Plan (NCAP); and 
- Monterey County Zoning Ordinance (Title 21).   

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)  Allowed Use. The property is located at 2220 Silver Stone St, Royal 
Oaks, North County Inland Area Plan, (Assessor’s Parcel Number 
[APN]: 117-191-015-000). The parcel is zoned Medium Density 
Residential, with a density of 1.4 acres per unit with a Visual Sensitivity 
overlay, or “MDR/1.4-VS”, which allows for the establishment of a first 
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single-family dwelling as a principally allowed use as identified in Title 21 
section 21.12.030. The Visual Sensitivity zoning district requires an 
Administrative Permit if, after flagging, staking and an on-site inspection, 
pursuant to Title 21 section 21.46.060, the development is determined to 
not have the potential to create a substantial adverse visual impact when 
viewed from a common public viewing area (see evidence “e”). The 
project involves the construction of a 3,285 square foot two-story single-
family dwelling and a 750 square foot attached garage. Staff has verified 
that the proposed development would not have the potential to create a 
substantial adverse visual impact (see evidence “e”). Therefore, the 
project is an allowed land use for this site. 

  c)  Lot Legality. The subject property (26,072.85 square feet), APN: 117-
191-015-000, is identified in its current configuration as Lot 2 on a Final 
Map entitled “Tract No 1361, Loma Linda Subdivision”, recorded in 
April 1951 (Book 21, Cities & Towns, Page 28). Therefore, the County 
recognizes the subject property as a legal lot of record. 

  d)  Development Standards. The property is subject to the site development 
standards for the MDR zoning district identified in Title 21 section 
21.12.060. Required setbacks for main structures are 20 feet (front), 5 
feet (side), and 10 feet (rear). The proposed residence will have a front 
setback of 47 feet 3 inches, side setbacks of approximately 14 feet 4 
inches and 11 feet four inches, and a rear setback of 29 feet 2 inches.  
The allowed height for main structures is 30 feet; the proposed structure 
has a height of 29 feet 2 inches from average natural grade. 
Allowed maximum site coverage is 35%. The project will result in 
3,285 square feet of coverage or 13.68%. Therefore, the proposed 
project meets the required site development standards for the MDR 
zoning district. 

  e)  Design and Visual Sensitivity. NC AP Figure 15, Scenic Highway 
Corridors 7 Visual Sensitivity map identifies the subject property as 
“sensitive.” Additionally, project site and surrounding area are 
designated as a Visually Sensitive “VS” zoning district overlay, which 
is intended to regulate development that could potentially create adverse 
visual impacts when viewed from a common public viewing area such 
as Highway 1 or San Miguel Canyon Road. A site visit was conducted 
on July 8th, 2025, confirming that the staking and flagging is not visible 
from Highway 1, Salinas Road, Trafton Road, and any other common 
public viewing area without aided vision as a result of the distance, 
topography, and existing vegetation. The Loma Linda Community in 
Stone Ridge Estates is gated off to the public with sandstone-tiled 
precast concrete fencing, surrounded by mature oaks and other 
vegetation. Additionally, due to the subdivision being surrounded by a 
dense oak tree canopy that is taller than the proposed development, the 
residence will not silhouette against the sky. Neighboring developed 
dwellings on the lots closer to the gate entrance on Salinas Road will 
block any visible portions of the building along with the foliage. The 
proposed development avoids general and visual impacts to the public 
viewshed through techniques including configuring the proposed lot 
development to be screened by the area’s vegetation and natural 
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topography of the subdivision. Therefore, an Administrative Permit can 
be granted in this case as the development does not have the potential to 
create a substantial adverse visual impact when viewed from a common 
public viewing area. 
Subject properties within a VS zoning district overlay are also subject to 
design standards outlined in Title 21, Chapter 21.44, which is intended 
to regulate the location, size, configuration, materials, and colors of 
structures and fences to assure the protection of the public viewshed and 
neighborhood character. The proposed development consists of colors 
and materials with smooth finish cement plaster siding, tan stone 
veneer, Spanish clay roof tile, black fiberglass and steel framing, as well 
as a wrapping wood pergola and vines at the rear. The proposed colors 
and materials are compatible with the surrounding environment and are 
consistent with the surrounding neighborhood character. The proposed 
design is consistent with the neighboring developments within the 
subdivision and will not be visible from both Salinas Road and Trafton 
Road. Prior to issuance of building permit(s), the landscape plan and 
exterior lighting shall be approved by HCD Planning pursuant to Title 
21 section 21.12.060. and will be controlled by use of the County’s 
standard condition (Condition No. 4 and Condition No. 5). Exterior 
lighting shall be consistent with the Design Guidelines for Exterior 
Lighting adopted by the Board of Supervisors pursuant to Title 21 
section 21.63.020. 

  f)  Cultural Resources. The Monterey County Geographic Information 
System (GIS) identifies the subject property to a high archaeological 
sensitivity. Pursuant to General Plan section OS-6.3 and Title 21 section 
21.66.050.C.1.a, a Phase I Archaeological Survey (LIB250209) was 
prepared. The survey found no indicators of culturally significant 
materials on site. There is no evidence that any cultural resources would 
be disturbed by this project. The potential for inadvertent impacts on 
cultural resources is limited and will be controlled by the application of 
the County’s standard project condition (Condition No. 3) which 
requires the contractor to stop work if previously unidentified resources 
are discovered during construction. 

  g)  Land Use Advisory Committee (LUAC) Review. Based on the LUAC 
guidelines, the project was not referred to the North County Advisory 
Committee (LUAC) for review because it does not involve a public 
hearing Design Approval, a Lot Line Adjustment, preparation of an 
Initial study, or a Variance. 

  h)  The project planner independently conducted a site visit on July 8th, 
2025, to verify that the project on the subject parcel conforms to the 
plans listed above.  

  i)  The application, project plans, and related support materials submitted 
by the project applicant to County of Monterey HCD-Planning found in 
Project File PLN250155. 

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

development and/or use. 
 EVIDENCE: a)  The project has been reviewed for site suitability by the following 

departments and agencies: HCD-Planning, HCD-Engineering Services, 
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HCD-Environmental Services, Environmental Health Bureau, and 
Monterey County Regional FPD. County staff reviewed the application 
materials and plans verifying that the project conforms to the applicable 
plans and regulations. There has been no indication from the reviewing 
departments/agencies that the site is unsuitable for the development.  
Any reviewing departments and agencies’ recommended Conditions of 
Approval have been incorporated into this Resolution. 

  b)  The following reports have been prepared: 
- Geotechnical Report” (LIB240187) prepared by Christopher E. 

George, Watsonville, CA, January 28, 2025. 
- “Phase I Archaeological Assessment” (LIB250209) prepared by 

Ruben G. Mendoza, Salinas, CA, July 17th, 2025. 
County staff independently reviewed these reports and concur with 
their conclusions.  There are no physical or environmental constraints 
to indicate the site is unsuitable for the proposed use.  All development 
shall be in accordance with these reports. 

  c)  A Geotechnical Report (LIB240187) was prepared for this project, 
where the qualified civil engineer made multiple recommendations for 
the development including reinforced concrete pir and continuous foot 
spreading foundations, site drainage, and additional setbacks that the 
original proposed single-family dwelling already meets (see attached 
plans). The report concluded with the following recommendations; the 
site is suitable for the proposed project. Pursuant to Chapter 16.08 
section 16.08.110 of the Monterey County Code, the recommendations 
included in geotechnical reports shall be incorporated in the grading 
plans and specifications. Therefore, as proposed and designed, the site 
is found to be suitable for the development. 

  d)  Staff independently conducted a site inspection on July 8th, 2025, to 
verify that the site is suitable for this use. 

  e)  The application, project plans, and related support materials submitted 
by the project applicant to County of Monterey HCD-Planning found in 
Project File PLN250155. 

 
3.  FINDING:  HEALTH AND SAFETY – The project’s establishment, maintenance, 

or operation will not, under the circumstances of this project, 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, HCD-Environmental Services, Environmental Health Bureau, 
and North County Regional FPD. The respective agencies have 
recommended conditions, where appropriate, to ensure the project will 
not have an adverse effect on the health, safety, and welfare of persons 
either residing or working in the neighborhood.   

  b)      All necessary public facilities are currently available to the subject 
property. Pajaro/Sunny Mesa Community Services District (PSMCD) 
provides potable water, and the Pajaro County Sanitation District will be 



 
PLN250155 – ESCARENO ANTONIO III & ERANDI Page 5 

the public sewer services for wastewater disposal, which was reviewed 
and approved by the Environmental Health Bureau. 

  c)  Staff independently conducted a site inspection on July 8th, 2025, to 
verify that the site is suitable for this use. 

  d)  The application, project plans, and related support materials submitted 
by the project applicant to County of Monterey HCD-Planning found in 
Project File PLN250155. 

 
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 County of Monterey HCD-Planning and HCD-Building 
Services records and is not aware of any violations existing on subject 
property. 

  b)  Staff independently conducted a site inspection on July 8th, 2025, and 
researched county records to assess if any violation exists on the subject 
property. 

  c)  The application, project plans, and related support materials submitted 
by the project applicant to County of Monterey HCD-Planning found in 
Project File PLN250155. 

 
5.  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 section 
15303 categorically exempts the construction of limited numbers of new 
structures.  

  b)  An Archaeological Investigation (LIB250209) was prepared for this 
project and did not find any evidence of significant archaeological or 
cultural resources. Due to these findings, further investigation is not 
warranted. (see Finding 1, evidence “f”) 

  c)  As proposed, the project involves the construction of a 3,285 square foot 
two-story single-family dwelling with a 750 square foot attached garage 
and associated site improvements on a vacant parcel.  

  d)  None of the exceptions under CEQA Guidelines section 15300.2 apply 
to this project. There is no substantial evidence of an unusual 
circumstance because no feature or condition of the project 
distinguishes it from the exempt class. There is no significant effect on 
the environment due to unusual circumstances. No trees are proposed 
for removal and the proposed development is not visible from any 
scenic corridor or scenic highway. There is no cumulative impact 
without any prior successive projects of the same type in the same place, 
over time and no new land use is proposed. The site is not included on 
any list compiled pursuant to Section 65962.5 of the Government Code 
to be considered on a hazardous waste site. The Phase I archaeological 
report concludes no impact to archaeological resources with 
implementation of the project. There is no substantial evidence to 
support a fair argument that the project has a reasonable possibility of 
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having a significant effect on the environment or that it would result in a 
cumulative significant impact. 

  e)  Staff conducted a site visit on July 8th, 2025, to verify that the site and 
proposed project meet the criteria for an exemption. 

  f)  See supporting Finding Nos. 1 and 2. The application, project plans, and 
related support materials submitted by the project applicant to County of 
Monterey HCD-Planning found in Project File PLN250155. 

6.  FINDING:  APPEALABILITY – The decision on this project may be appealed to 
the Planning Commission. 

 EVIDENCE: a) Planning Commission. Pursuant to Title 21 section 21.80.040.A, the 
Planning Commission is the appeal authority to consider appeals from 
the discretionary decisions of the Director of Planning. 

 
 

DECISION 
 
NOW, THEREFORE, based on the above findings and evidence, the HCD Chief of Planning 
does hereby:  

1. Find the project qualifies for a Class 3 Categorical Exemption pursuant to CEQA 
Guidelines Section 15303, and there are no exceptions pursuant to section 15300.2; and  

2. Approve an Administrative Permit and Design approval to allow the construction of a 
3,285 square foot two-story single-family dwelling with an attached 750 square foot 
garage with associated site improvements.  

All of which are in general conformance with the attached sketch and subject to the attached 
conditions, all being attached hereto and incorporated herein by reference. 
 
PASSED AND ADOPTED this 20th day of August 2025.  
 
 
 
 
 

Melanie Beretti, AICP 
 HCD Chief of Planning  

 
 
 

 
COPY OF THIS DECISION MAILED TO APPLICANT ON DATE 
 
THIS APPLICATION IS APPEALABLE TO THE PLANNING COMMISSION.   
 
IF ANYONE WISHES TO APPEAL THIS DECISION, AN APPEAL FORM MUST BE COMPLETED 
AND SUBMITTED TO THE SECRETARY OF THE PLANNING ALONG WITH THE APPROPRIATE 
FILING FEE ON OR BEFORE ____________. 
 
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.  
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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 County of Monterey 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.  



DRAFT Conditions of Approval/Implementation Plan/Mitigation 

Monitoring and Reporting Plan

PLN250155

County of Monterey HCD Planning

1. PD001 - SPECIFIC USES ONLY

PlanningResponsible Department:

This Administrative Permit and Design Approval (PLN250155) to allow the construction 

of a 3,285 square foot two-story single family dwelling with a attached 750 square foot 

garage and associated site improvements.  The property is located at 2220 Silver 

Stone, Royal Oaks (Assessor's Parcel Number 117-191-015-000), North County Area 

Plan. This permit was approved in accordance with County ordinances and land use 

regulations subject to the terms and conditions described in the project file.  Neither the 

uses nor the construction allowed by this permit shall commence unless and until all of 

the conditions of this permit are met to the satisfaction of the Director of 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 

on-going 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:

 "An Administrative Permit and Design Approval (Resolution Number ____________) 

was approved by the Chief of Planning for Assessor's Parcel Number 117-191-015-000 

on August 20, 2025. The permit was granted subject to 7 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, 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:
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4. PD012(F) - LANDSCAPE PLAN & MAINTENANCE (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 the 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 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 the 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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5. 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:

6. 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:

7. 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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PROJECT ADDRESS: 2220 SILVER STONE RD., ROYAL OAKS, CA 95076
ASSESSOR PARCEL NUMBER (APN): 117-191-015-000
PROPERTY OWNER: ANTONIO Y ERANDI ESCARENO
PROPERTY (LOT) SIZE: 0.55 ACRES (24,005 S.F.)
PROPERTY ZONING: MDR/1.4-VS
PROPOSED OCCUPANCY: R3  |  GARAGE: U
CONSTRUCTION TYPE: TYPE V-B
AUTOMATIC FIRE SPRINKLERS SYSTEM: YES       |     FIRE HAZARD ZONE: N/A
       - INSTALLED PER CRC NFPA 13D AND LOCAL FIRE DEPARTMENT REQ.
PROPERTY (LOT) COVERAGE:  ALLOWED        PROVIDED

                 35%       3,285 S.F. = 13.68%
- FIRST FLOOR: 1,825 S.F.
- GARAGE: 730 S.F.

SET BACKS:   REQUIRED      PROVIDED
FRONT:          20'-0" ±47'-3"
SIDES:           5'-0" ±14'-4" & ±11'-4"
REAR:          10'-0" ±72'-0"

BUILDING HEIGHT:   MAX. ALLOWED    PROVIDED
RIDGE MAX:    30'-0"             29'-2"

AVERAGE NATURAL GRADE

T1.1 TITLE SHEET

SHEET DESCRIPTION

A1.0 EXISTING SITE PLAN - VACANT LOT (TOPOGRAPHY SURVEY)
A1.1 SITE PLAN
A2.1
A2.2

FIRST FLOOR PLAN

A4.1
SECOND FLOOR PLAN

REVISION

VICINITY MAP

SITE LOCATION

SHEET INDEX

PROJECT DATA

SCOPE OF WORK
- NEW SINGLE-FAMILY RESIDENCE WITH ATTACHED GARAGE ON VACANT LOT

- SPACES REQUIRED 2
- SPACES PROVIDED 2

PROPOSED BUILDING AREA:
 -LIVING AREA: 3,285 S.F.
    -1ST FLOOR: 1,825 S.F.
    -2ND FLOOR: 1,460 S.F.
 -GARAGE: 730 S.F.

ANTONIO & ERANDI ESCAREÑO 
CONTACT: TONY ERANDI ESCAREÑO
PHONE: (831) 348-7571
EMAIL: tonyescareno@gmail.com

GEOTECHNICAL ENGINEER
HARO, KASUNICH AND ASSOCIATES, INC
CONTACT: CHRISTOPHER A. GEORGE
PHONE: (831) 722-4175
EMAIL: cgeorge@harokasunich.com

PROJECT TEAM

NEW SINGLE-FAMILY RESIDENCE

EXTERIOR ELEVATIONS

- COVERED PATIO: 700 S.F.

OWNER

FRONT PERSPECTIVE RENDERING: FOR REFERENCE ONLY

CASA ESCAREÑO
2220 SILVER STONE ST.

ROYAL OAKS, CA 95076

TRAFTON RD.

SALINAS RD.
HALL RD.

ELKORN RD.

PAJARO
VALLEY GOLF

CLUB

SILVER
STONE

1

FAR: FLOOR AREA RATIO CALCULATION
3,285 LIVING AREA + 730 GARAGE = 4,015 S.F.
24,005 S.F. / 4,015 S.F. = 16.72% FAR (ALLOWED 25%)

CONTACT: ISMAEL MAGAÑA JR.
PHONE: (831) 261-9471
EMAIL: ismael_magana18@yahoo.com

DESIGNER SURVEYOR
MID COAST ENGINEERS
CONTACT: ANDREA BELL
PHONE: (831) 724-2580 EXT. 103
EMAIL: andrea@midcoastengineers.com
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LANDSCAPE PLAN - CONCEPTUAL
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RECOMMENDED PLANT LIST (all plants are low hydrozone)

Symbol Q/Size Name

Shrubs

x/5 gal. Cistus x skanbergii - Pink Rockrose

x/5 gal. Cotoneaster lacteus - Red Clusterberry

x/5 gal. Heteromeles arbutifolia - Toyon

Perennials
x/1 gal. Lavandula x intermedia ‘Provence’ - Lavender

x/1 gal. Salvia leucantha - Mexican Sage

x/1 gal. Tagetes lemmonii - Copper Canyon Daisy

x/1 gal. Tulgaghia violacea - Society Garlic

Ground Cover

x/1 gal. Cotoneaster dammeri ‘Coral Beauty’ - Bearberry Cotoneaster

x/1 gal. Lantana montevidensis - Purple Trailing Lantana

Landscaping Notes
1. Soil to be amended with compost at time of planting. Compost at a rate of a minimum of
four (4) cubic yards per 1,000 sq.ft. of permeable area, and incorporated to a depth of six (6)
inches into the soil. Soils with greater than 6% organic matter in the top 6 inches of soil are
exempt from adding compost and tiling.
2. A minimum three (3) inch layer of mulch shall be applied on all exposed soil surfaces of
planting areas except turf, creeping or rooting ground covers, or direct seeding applications
where mulch is contraindicated. To provide habitat for beneficial insects and other wildlife,
up to 5% of the landscape area may be left without mulch. Designated insect habitat will be
indicated on the landscape plan if applicable.
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28'-3" TOP OF ROOF

1'-9" F.F.

29'-2" TOP OF ROOF
ABOVE A.N.G.

MAIN

0'-0" GARAGE F.F.
10.5" A.N.G.

SPANISH CLAY ROOF TILES
(TERRACOTTA) -TYP.

3 COAT CEMENT PLASTER
(SMOOTH FINISH) -TYP.

DECORATIVE WROUGHT
IRON RAILING -TYP.

BLACK FIBERGLASS
WINDOW FRAME, LOW E
DOUBLE PANE GLASS -TYP.

WOOD PERGOLA AND
VINES AT REAR  -TYP.

DECORATIVE SPANISH
STYLE CHIMNEY CAP -TYP.

CLASSIC OUTDOOR
WALL SCONCE (LED)
MATTE BLACK -TYP.

STEEL EXTENDED PANEL
(INSULATED)  BLACK GARAGE
DOOR WITH WINDOWS
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MAIN ENTRANCE/EXIT
TO GATED COMMUNITY

SITE WILL HAVE TEMPORARY
CONSTRUCTION FENCE AS
NEEDED/APPLICABLE

ADDITIONAL CONSTRUCTION
STAGING OF MATERIALS,
STAFF PARKING DURING
CONTRUCTION

VICINITY MAP - FOR REFERENCE ONLY (NOT TO SCALE)

CONSTRUCTION VEHICLES
ROAD ACCESS/EXIT. PROPOSED
ROUTE FOR HAULING MATERIAL

AREA OF WORK
(PROPERTY)

GENERAL NOTES

Abbreviated Construction Management Plan (CMP)ruction Management Plan (CMP)

VICINITY MAP - FOR REFERE

MAIN ENTRANCE/EXIT
TO GATED COMMUNITY

OWNER BUILDER: 
CONTACT NAME: TONY ESCARENO
PHONE: 831-348-7571
EMAIL: tonyescareno@gmail.com

1.  Standard measures to reduce traffic impacts including but not limited to scheduling 
     hauling and material deliveries off-peak hours and encouraging carpooling will be
     provided during construction.

2.  No access roads or driveways will be blocked during construction.

3.  Contractor shall avoid impacting access to private properties by not parking on
     neighboring properties or impinging on the travel lane of access roads. Construction
     vehicles shall be encouraged to not park directly in-front of neighboring properties.

4.  If applicable, Contractor shall ensure pedestrian paths of travel are not impeded or that
     alternative paths of travel are provided.

5.  Adequate storage and staging areas shall be provided. Staging and storage areas shall
     be on-site to maximum extent possible to reduce potential noise, dust, glare, and other
     impacts to neighboring property.



Inspection: When: Who: Inspection By:
Date of 
Inspection:

1)Prior to backfilling Soils Engineer

2)During backfill placement – ongoing Soils Engineer

Inspect and Test Building Pad Subgrade:
Prior to excavation footings or 
placement of slab-on-grade materials

Soils Engineer

Inspect Slab-on-grade installation: Prior to concrete placement Soils Engineer

Inspect Foundation and/or retaining wall 
footing excavations:

Prior to reinforcement placement Soils Engineer

Inspect and Test Retaining wall backfill: During backfill placement – ongoing Soils Engineer

1)During fill placement Soils Engineer

2)Subgrade, prior to baserock 
placement

Soils Engineer

3)Baserock prior to AC, Concrete or 
Pavement

Soils Engineer

1)After pipe placement, prior to 
backfill placement

Soils Engineer

2)During backfill placement – ongoing Soils Engineer

Inspect site stripping and clearing After clearing complete Soils Engineer

Inspect utility trench compaction After utility trench backfill Soils Engineer

Inspect and test 
Keyway/Subexcavation/overexcavation:

Inspect and Test Driveway Fill, Subgrade 
and Baserock Placement:

Inspect and Test Drainage Installation:
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I. Project Data  

 

Table 1. Project Data 

Project Name/Number CASA ESCAREÑO 

Project Location  2220 SILVER STONE STREET, ROYAL OAKS  

Name of Owner or Developer Tony Escareño 

Project Type and Description Single Family Residence 

Total Project Site Area (acres) 0.55 acres 

Total New Impervious Surface Area 5,280 SF 

Total Replaced Impervious Surface Area 0 SF 

Total Pre-Project Impervious Surface Area 0 SF 

Total Post-Project Impervious Surface Area 5,280 SF 

Regulated Project Requirements Tier 1 

Runoff Reduction Measures Selected 

 

Loma Linda Subdivision provides overall storm 
water mitigation. No Site specific storm water 
mitigation proposed based on erosion and slope 
runoff concerns mentioned in the Soils Report 
and Loma Linda Subdivision Plans. See 
Appendices. 

Vicinity Map (GOOGLE MAPS) 
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II. Runoff Reduction Discussion 

The proposed project has limited development to the building footprint, covered patio 
and driveway. The location of the building pad to steep slope conditions has been 
identified as an erosion concern and on-site storm water mitigation is not proposed to 
minimize this concern.   

1. The following is from the soils report (See Appendices): 
 No roof and surface runoff should be allowed to flow on the adjacent north 

and east facing slopes. The site should be graded to flow toward existing 
stormwater drainage systems and away from slopes. 

 Roof eaves should have rain gutters and downspouts. Buried closed pipes 
connected to gutter downspouts should convey roof runoff to collection 
facilities and the existing subdivision stormwater drainage system. 

2. The following note is from the Loma Linda Subdivision Plans (See Appendices): 
 All roof drainage shall be connected to the storm drain system 

 
The overall Loma Linda Subdivision has provided overall storm water mitigation as follows 
(SOURCE: Loma Linda Subdivision Plans included in the Appendices) 
 

DETENTION VOLUME 
DETENTION WEST POND 6,000 CF 

DETENTION PIPING EST. 60” PIPE 375 LF 7,361 CF 
 

III. Certifications 
The overall Loma Linda Subdivision has provided stormwater mitigation measures for the 
project. On-site mitigation is not proposed to reduce the slope erosion concern mentioned 
in both the soils report and the overall subdivision plans. Best effort was made to reduce 
the project footprint as much as possible in accordance with the current edition of the 
Monterey Regional Stormwater Management Program’s Stormwater Technical Guide. 

 

       7/18/2025 

Jennifer Rudolph, P.E.  67625    Date 
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HARO, KASUNICH AND ASSOCIATES, INC.
 

CONSULTING GEOTECHNICAL & COASTAL ENGINEERS 

116 EAST LAKE AVENUE  WATSONVILLE, CALIFORNIA 95076  (831) 722-4175  FAX (831) 722-3202 

Project No. M12489 
28 January 2025 

MR. TONY ESCARENO 
tonyescareno@gmail.com 

Subject: Update to Geotechnical Investigation 

Reference: Proposed New Single-Family Dwelling (SFD) 
APN 117-191-015 
2220 Silver Stone Street., Lot No.2 
Royal Oaks, California 

Dear Mr. Escareno: 
As requested, we have prepared this Update to Geotechnical Investigation for a 
proposed SFD located at 2220 Silver Stone Street in Royal Oaks, California. Our 
original Geotechnical Investigation for the Loma Linda Subdivision is dated 3 
January 1997 (HKA Project No. M5364). The report is included in Appendix A of 
this update report. 

The mass grading for the subdivision was performed in 2003 and residences have 
been constructed on 15 of the 17 subdivided lots since that time. This update report 
concerns APN 117-191- 015, located at 2220 Silver Stone Street (Lot 2 of the 
original subdivision). We understand you have purchased the lot and intend to 
construct a new SFD. Preliminary Building plans prepared by Ismael Magana Jr. 
were provided for our review. 

Purpose 
The purpose of this Update Geotechnical Investigation is to evaluate the current 
conditions at the new SFD site and determine if the conclusions and 
recommendations presented in the 3 January 1997 Geotechnical Investigation are 
still valid and sufficient for the proposed new SFD. As necessary, we provide 
supplemental geotechnical criteria and recommendations as well as updated 
(2022) CBC requirements. 

Scope of Services 
Our scope of services included: 

A. Site visits and a meeting with the owner at the new building site to evaluate
current conditions and discuss the proposed development.

B. Review of the original reports for the subdivision:

1 1997 HKA Geotechnical Investigation 
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2 1996 FNA Geologic Report 
3 2003 HKA  Mass Grading Report (PR#1) 

We also reviewed the Monterey County GIS Website regarding the site and vicinity 
and additional documents provided by the client. 

B. Development of updated geotechnical criteria and recommendations for the
proposed new SFD and associated improvements.

C. Preparation and submittal of this Update to Geotechnical Investigation
report.

Site Conditions 
We visited the site on 4 December 2024 to evaluate current conditions. The 
building area on Lot 2 consists of a single level area on the east side of the 
driveway leading to the parcel. The pad is at the east end of a west-east 
descending ridgetop that was graded level many years in the past. In 2003, 
undocumented fill on the east portion of Lots 1 and 2 was removed and replaced 
as an engineered fill slope, keyed, benched and compacted in thin lifts to the 
current pad grade. In addition, the surface of the proposed building area was 
scarified, moisture conditioned and compacted as engineered fill, On the north side 
of the parcel, mapped undocumented fill noted in the original reports was not 
removed.  

The lot is currently vegetated with low grass and weeds. The conditions are 
essentially unchanged from conditions at the time the mass grading for the 
subdivision was completed. 

Project Description 
The proposed development on the parcel will consist of the construction of a new 
two-story SFD and attached garage on the south portion of the level area. The first 
floor of the SFD and garage will have a 2,523 square foot building footprint. An 
outdoor covered patio will be located on the north side of the SFD. 

Conclusions and Recommendations 
Based on our observations and review of the noted reports and the Monterey 
County GIS website, the conditions at the project site are unchanged from 
conditions at the time our 2003 mass grading report was completed. Therefore, 
the conclusions and recommendations presented in the report are still valid and 
may be used for design and construction of the new SFD, except where 
superseded by the following geotechnical design criteria and supplemental 
recommendations: 
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 Building Setbacks 
1. The new SFD and improvements should be setback a minimum of 25 feet 

from the top edge of the north facing slope and a minimum of 10 feet from 
the east facing slope. Portions of the SFD and improvements setback 25 
feet to 35 feet from the north facing slope should be founded on reinforced 
concrete piers. Portions of the SFD setback a minimum of 35 feet from north 
facing slope and a minimum of 10 feet from the east facing slope may be 
founded on continuous spread footing foundations  

 
 Pier Foundations 
2. Reinforced concrete piers are required for portions of the foundation 

setback 25 to 35 feet from the top edge of the north facing slope. The piers 
should be designed to resist an active force of 75 pcf times two pier 
diameters acting in the top 10 feet of the piers. The drilled piers should be 
a minimum of 18-inch diameter and embedded a minimum of 5 feet below 
the active zone (15 feet minimum depth).  

 
3. The piers may be designed for an allowable skin friction of 500 psf below a 

depth of 10 feet. The top 10 feet of the pier depth should be neglected when 
calculating skin friction.  

 
4. For passive lateral resistance, an equivalent fluid pressure of 300 pcf may 

be assumed to act against two pier diameters below the top 10 feet of the 
piers (neglect the top 10 feet of soil acting on the piers). 

 
5.  The pier size and reinforcement should be determined by a structural 

engineer based on the actual loads. At a minimum, the piers should be 
vertically reinforced the full length with four No. 4 bars with steel cages. 
There should be a minimum of 3 inches clearance between soil and steel 
reinforcement.  

 
6. The piers should have a maximum spacing of 8 feet and the vertical steel 

should be horizontally tied to reinforced concrete grade beams connecting 
the piers. 

 
 Continuous Spread Footing Foundations 
7. Where foundations are set back a minimum of 35 feet from the top edge of 

the north facing slope and setback a minimum of 10 feet from the top edge 
of the east facing slope, the foundations may be designed as continuous 
spread footings. The building footings should be a  minimum of 15 inches 
wide and 18 inches deep. The foundation may be designed for an allowable 
bearing capacity = 1,500 psf plus a one-third increase for wind and seismic 
loads. 
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8. The pier excavations should be observed prior to and during drilling to verify 

pier setbacks and anticipated soil conditions. All completed footing and pier 
excavations should be observed and approved by the geotechnical 
engineer prior to pouring concrete.  

 
9. The geotechnical engineer or representative should be notified a minimum 

of four (4) working days prior to any site clearing, pier drilling, or foundation 
excavation so that the field work can be coordinated with the grading or 
foundation contractor, and arrangements can be made for testing and 
observation services. The recommendations presented in our reports 
presume that the geotechnical engineer will perform the required testing 
and observation services during grading and construction. It is the owner's 
responsibility to make the necessary arrangements for these required 
services. 

10. Building Codes 
 Project design and construction should conform to the following building  
 codes:   

- 2022 California Building Code (CBC) 
- 2022 Green Building Standards Code (CAL Green) 
-  

11. Geotechnical Related Seismicity 
The project should be designed in conformance with the most current 
California Building Code (2022 CBC). For seismic design, the soil properties 
at the site are conservatively classified as Site Class “D” (per ASCE7-16 
Section 11.4.3) based on definitions presented in Section 1613.2.2 in the 
2022 CBC that refers to Chapter 20 of ASCE 7. The longitude and latitude 
were determined using a satellite image generated by Google Earth. These 
coordinates were taken from the approximate middle of the area of the 
proposed SFD: 

 
Latitude = 36.879235°, Longitude = -121.752833°, 

 
12. The coordinates listed were used as inputs in the OSHPD Seismic Design 

Maps created by California’s Office of Statewide Health Planning and 
Development (OSHPD) to determine the ground motion associated with the 
maximum considered earthquake (MCE) SM and the reduced ground 
motion for design SD.  
 
 
 
The results are as follows: 
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 Site Class D 
SS= 2.355g  

 S1= 0.881g 
Fa= 1.0  
FV= 1.7  

refer to section 11.4.8 ASCE7-16 for site specific ground motions and exceptions1 
 SMS= 2.355 g 
 SM1= 1.498g 

refer to section 11.4.8 ASCE7-16 for site specific ground motions and exceptions2  
 SDS= 1.570g 
  SD1= 0.998g 

refer to section 11.4.8 ASCE7-16 for site specific ground motions and exceptions2  
 

13. A maximum considered earthquake geometric mean (MCEG) peak ground 
acceleration (PGA) was estimated using Figure 22-9 of the ASCE Standard 
7-16. The mapped PGA was 0.976g and the site coefficient FPGA for Site 
Class D is 1.1. The MCEG peak ground acceleration adjusted for Site Class 
effects is PGAM = FPGA * PGA 

 
PGAM = 1.1 * 0.976g = 1.074g 

 
 Site Drainage 
14. Runoff should not be allowed to pond adjacent to foundations and 

pavements. The grades around the SFD should slope away from 
foundations at a minimum gradient of 5% for a minimum horizontal distance 
of 10 feet. 

 
15. No roof and surface runoff should be allowed to flow on the adjacent north 

and east facing slopes. The site should be graded to flow toward existing 
stormwater drainage systems and away from slopes.  

16. Roof eaves should have rain gutters and downspouts. Buried closed pipes 
 

1 “See requirements for site-specific ground motions in Section 11.4.8 of ASCE 7. [OSHPD 1R, 2 
& 5] The values of FV shall only be used for calculation of TS, determination of Seismic Design 
Category, linear interpolation for intermediate values of S1, and when taking the exceptions under 
Items 1 and 2 of Section 11.4.8 for the calculation of SD1.” 2022 CBC, TABLE 1613.2.3(2) 
 
“Where the simplified design procedure of ASCE 7, Section 12.14 is used, the value of Fa shall be 
determined in accordance with ASCE 7, Section 12.14.8.1, and the values of FV, SMS and SM1 need 
not be determined.” 2022 CBC 1613.2.3 
 
2 “EXCEPTION: A ground motion hazard analysis is not required where the value of the parameter 
SM1 determined by Eq. (11.4-2) is increased by 50% for all applications of SM1 in this Standard. The 
resulting value of the parameter SD1 determined by Eq. (11.4-4) shall be used for all applications of 
SD1 in this Standard.” ASCE7-16, Supplement 3, 11.4.8, Item 1. Note: The values of SM1 and SD1 
above have not been increased. Item 2 does not apply to Site Class D, D (default). 
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connected to gutter downspouts should convey roof runoff to collection 
facilities and the existing subdivision stormwater drainage system. 

Plan Review, Construction Observation and Testing 
16. HKA must be provided with an opportunity to review final project plans prior

to construction to evaluate if our recommendations have been properly
interpreted and implemented. We should also provide foundation
excavation observations, and earthwork observations and testing during
construction. This allows us to confirm anticipated soil conditions and
evaluate conformance with our recommendations and project plans. If we
do not review the plans or provide observation and testing services during
the earthwork phase of the project, we assume no responsibility for
misinterpretation of our recommendations.

17. Except where superseded by this Update report, the recommendations in
the 3 January 1997 Geotechnical Investigation report should also be
followed for design and construction of the new SFD and improvements.

If you have any questions concerning this report, please contact our office. 

Respectfully Submitted, 
HARO, KASUNICH, AND ASSOCIATES, INC. 

Christopher A. George, P.E. 
Senior Engineer 

CAG/cag 
Copies: 1 to Addressee (tonyescareno@gmail.com) 
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LIMITATIONS AND UNIFORMITY OF CONDITIONS 

The recommendations presented in this report are based upon the assumption that 
the soil conditions do not deviate from those encountered in the borings. If any 
variations or undesirable conditions are encountered during construction, or if the 
proposed construction will differ from that planned at the time, our firm should be 
notified so that supplemental recommendations can be given. 

This report is issued with the understanding that it is the responsibility of the owner 
or his representative to ensure that the information and recommendations contained 
herein are called to the attention of the architects and engineers for the project, that 
the information and recommendations are incorporated into the plans, and that the 
necessary steps are taken to ensure that the contractors and subcontractors carry 
out such recommendations in the field. The conclusions and recommendations 
contained herein are professional opinions derived in accordance with current 
standards of professional practice. No other warranty, expressed or implied, is 
made. 

The findings of this report are valid as of the present date. However, changes in the 
conditions of a property can occur with the passage of time, whether they are due to 
natural processes or to human activity, on this or adjacent properties. In addition, 
changes in applicable or appropriate standards occur whether they result from 
legislation or the broadening of knowledge. Accordingly, the findings of this report 
may be invalidated, wholly or partially, by changes outside our control. Therefore, 
this report should not be relied upon after a period of three years without being 
reviewed by a geotechnical engineer. 
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APPENDIX A 
 
 

HKA Geotechnical Investigation for Proposed Subdivision 890 Salinas Road 
Dated 3 January 1997 










































































































	FINDINGS
	Exhibit A, Attachment 2- Site Plans.pdf
	CE_T1.1_DR-Layout1
	Layout1

	CE_A1.0_DR-Layout1
	Layout1

	CE_A1.1_DR-Layout1
	Layout1

	CE_A2.1_DR-Layout1
	Layout1

	CE_A2.2_DR-Layout1
	Layout1

	CE_A4.1_DR-Layout1
	Layout1

	2220 Silver Stone St_SWCP Tier 1 (small).pdf
	2025-01-2220 Silver Stone St M12489 GI Update Final.pdf
	LIMITATIONS AND UNIFORMITY OF CONDITIONS






