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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:  
NAIK DEVANG & DESAI RUPA (KOASTAL STAR LLC) 
(PLN210348) 
RESOLUTION NO. 25- 
Resolution by the County of Monterey Planning Commission: 

1) Finding that the project qualifies for Class 2 and 33 Categorical Exemptions pursuant to CEQA
Guidelines sections 15302, 15303 and 15333, and that none of the exceptions from CEQA
Guidelines 15300.2 apply; and

2) Approving a Combined Development Permit consisting of a:
a. A Coastal Administrative Permit and Design Approval to allow:

i. demolition an existing 2,860 square foot single family dwelling,
ii. construction of a 6,556 square foot two-story single family dwelling, inclusive of an

attached 775 square foot garage and 1,498 square foot basement;
iii. construction of an 800 square foot Accessory Dwelling Unit with an attached 333 square

foot mechanical/storage room and approximately 880 square feet of attached stairs,
landing, deck, and jacuzzi;

iv. associated site improvements, including approximately 3,440 cubic yards of cut and 120
cubic yards of fill and restoration of approximately 25,075 square feet of disturbed areas
with native coastal scrub plants;

b. A Coastal Development Permit to allow development in the Critical Viewshed;
c. A Coastal Development Permit to allow approximately 2,090 square feet of development on

slopes in excess of 30%;
d. A Coastal Development Permit to allow removal of up to three Cypress trees;
e. A Coastal Development Permit to allow development within 50 feet of a coastal bluff;
f. A Coastal Development Permit to allow development within 100 feet of Environmentally

Sensitive Habitat Area (coastal scrub); and
g. A Coastal Administrative Permit to allow development within 750 feet of archaeological

resources.

[PLN210348 Devang Naik and Rupa Desai, 36240 and 36242 Hwy 1, Big Sur Coast Land Use Plan 
(APN: 243-251-011-000)] 

The DEVANG NAIK AND RUPA DESAI (KOASTAL STAR LLC) application 
(PLN210348) came on for a public hearing before the County of Monterey Planning 
Commission on December 10, 2025. Having considered all the written and documentary 
evidence, the staff report, oral testimony, and other evidence presented, including the 
conditions of approval and project plans, the County of Monterey 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. 
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 EVIDENCE: a)  The project has been reviewed for consistency with the text, 
policies, and regulations in: 

- the 1982 Monterey County General Plan; 
- Big Sur Coast Land Use Plan (“BSC LUP”); 
- The Monterey County Coastal Implementation Plan Part 3,  

Regulations for Development in the Big Sur Coast Land 
Use Plan (“CIP”); 

- The Monterey County Coastal Implementation Plan Part 1, 
the Zoning Ordinance (“Title 20”).   

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

  b)  Allowed Use. The property is located at 36242 and 36242 Hwy 1, 
Big Sur (APN: 243-251-011-000). The parcel is zoned Rural 
Density Residential with a Density of 40 acres a unit and a Design 
Control Overlay in the Coastal Zone or “RDR/40-D(14) (CZ).” 
 
The project proposes an demolition of an existing 2,860 square 
foot (sq. ft.) one-story three bedroom single family dwelling (SFD) 
and construction of a 4,333 sq. ft. two-story four-bedroom SFD 
with an attached four-car 775 sq. ft. garage and a 1,498 sq. ft. 
basement, approximately 4,800 sq. ft. of associated site 
improvements, and a detached 800 sq. ft. two-bedroom accessory 
dwelling unit (ADU) with an attached 333 sq. ft. 
mechanical/storage room and approximately 880 sq. ft. of attached 
stairs, landing, deck, and jacuzzi on a 2.9-acre parcel on the west 
side of Highway 1 (Hwy 1) in the Rocky Point area of Big Sur. 
Associated site improvements include approximately 3,440 cubic 
yards of cut and 120 cubic yards of fill and restoration of 
approximately 25,075 square feet of disturbed areas with native 
coastal scrub plants. The project is within 50 feet of a coastal bluff, 
100 feet of environmentally sensitive habitat area, portions of the 
site are within the Critical Viewshed, and the project is within 750 
feet of known archaeological resource. Additionally, development 
is proposed on slopes in excess of 30%. 
 
The RDR/40-D(14) (CZ) zoning allows demolition and rebuild of 
the main dwelling on a legal lot of record and habitable accessory 
structures (ADU), subject to the granting of Coastal Administrative 
Permits in each case (Title 20 sections 20.17.040.A and 
20.17.040.W, respectively). Development within the Critical 
Viewshed, within 50 feet of a coastal bluff, on slopes of 30 percent 
or greater, and within 100 feet of environmentally sensitive habitat 
area are all non-exempt development requiring a Coastal 
Development Permit in each case (BSC LUP Policies in section 
3.2, Title 20 sections 20.17.030.C, 20.64.230.C.1 and 20.17.030.E, 
respectively). Although development is proposed within 750 feet 
of known archaeological resources, no archaeological resources 
exist on site, and therefore, a Coastal Administrative Permit is 
required. The necessary entitlements for the proposed development 
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are included in the project description, and all uses are either 
principally or conditionally allowable. Therefore, the project is an 
allowed use for this site. 

  c)  Lot Legality. On March 8, 1961, Peter Klaussen legally divided a 
5-acre parcel that was a portion of the 20.2-acre Rancho San Jose y 
Sur Chiquito ranch into two parcels. The parcel shown therein as a 
2.9-acre parcel is the same size and shape in the same location as 
the subject parcel (Vol X-2 ROS page 166). Therefore, the County 
recognizes the parcel as a legal lot of record.  

  d)  Development Standards and Density. The development standards 
for the RDR zoning are codified in Title 20 section 20.16.060. 
Additional regulations specific to ADUs are codified in Title 20 
section 20.64.020. The project is consistent with the maximum 
allowable structure height, maximum building site coverage, 
setback, and minimum building site standards as detailed the 
subsequent evidence (“e” through “k”). Although the subject parcel 
is significantly less than 40 acres in size, the first single-family 
dwelling cannot be precluded because of non-conforming density. 
Accessory Dwelling Units are also not subject to density. Due to 
the 40 acres per unit density requirement, no additional dwelling 
units (in excess of the first SFD and ADU) could be constructed on 
the subject parcel.  

  e)  Structure Height. Per the underlying zoning district and ADU 
standards, the maximum allowable structure height of main 
structures is 14 feet, while the ADU is subject to a 16 foot height 
limit, as measured from average natural grade. The proposed main 
dwelling and attached garage are 9 feet and 6 inches above average 
natural grade, and the proposed ADU is 6 feet above average 
natural grade. By constructing into and tiering along the existing 
slope, the proposed structure heights are kept within the allowable 
height maximums. 

  f)  Building Site Coverage. The maximum allowable building site 
coverage is 25 percent (31,581 square feet), and the proposed 
coverage is 6.1% percent (7,592 square feet). This site coverage, 
which includes raised patios (24 inches above grade) and 398 
linear feet of retaining walls of at least 4 feet in height, is in 
compliance with the required limit. 

  g)  ADU Size. The maximum allowable floor area for accessory 
dwelling units (ADUs) in areas adjacent to resources that are to be 
conserved is 850 square feet. The proposed ADU is 800 square feet 
and therefore below the maximum allowed size. Also see Finding 
No. 11 and supporting evidence.  

  h)  Minimum Building Site. The minimum building site size in the 
RDR(40) zoning is 5 acres. The subject parcel is 2.9 acres in size 
and is legal nonconforming with this requirement.  

  i)  Setbacks – Main Structures. The minimum setbacks for main 
structures are 30 feet (front), 20 feet (side), and 20 feet (rear). The 
proposed setbacks for the main residence with an attached garage 
are 50 feet and 3 inches (front), 163 feet 6 inches (north side), 117 
feet and 10 inches (south side), and over 20 feet rear (bluff side of 
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property). As demonstrated in finding No. 5 and supporting 
evidence, the siting of the residence also complies with the 100-
year coastal bluff setback  

  j)  Setbacks – Accessory Structures. The minimum setbacks for 
habitable accessory structures are 50 feet (front) and 6 feet (sides 
and rear). The project includes an ADU. The proposed ADU front 
setback is 63 feet 3 inches, its closest side setback is 23 feet 2 
inches (east side), and its rear setback is greater than the main 
dwelling, approximately 25 feet more than the 100 year setback 
from bluff. Therefore, the ADU complies with the minimum 
setback requirements.  

  k)  Setbacks – Between Structures. The required minimum setback 
between main and accessory structures is 10 feet. The setback 
between the proposed main dwelling and ADU is 10 feet, and 
meets this requirement.  

  l)  Critical Viewshed and Design. The project is consistent with the 
BSC LUP policies protecting scenic resources and their 
implementing regulations in the related CIP, as detailed in Finding 
No. 2 and supporting evidence.  

  m)  Environmentally Sensitive Habitat Areas. The project is consistent 
with the BSC LUP policies protecting environmentally sensitive 
habitat areas and their implementing regulations, as detailed in 
Finding No. 6 and supporting evidence. 

  n)  Hazardous Areas. The project is consistent with the BSC LUP 
policies regarding development in hazardous areas and near coastal 
bluffs and their implementing regulations in the related CIP, as 
detailed in Finding No. 5 and supporting evidence. 

  o)  Archaeological Resources. County records identify that the project 
site is within an area of high sensitivity for cultural resources. In 
accordance with CIP section 20.145.120.B.1, a Phase I 
archaeological report was prepared for the property by Susan 
Morley, M.A. and Brenna Wheeler (August 2022, HCD-Planning 
Library Document No. LIB220370). The report included archival 
research from the Northwest Regional Information Center and a 
field survey by a qualified archaeologist. Archival research did not 
identify any resources onsite, but identified the nearest prehistoric 
site as being less than 750 feet from the property. A pedestrian 
survey of the parcel did not identify any evidence of resources 
onsite. Therefore, project entitlements include a Coastal 
Administrative Permit to allow development within 750 feet of 
known archaeological resources, including areas of known 
archaeological resources and the project does not require 
environmental assessment pursuant to CIP Section 20.145.120.C.1. 
The County’s standard condition has been applied, which requires 
that the applicant stop work within 50 meters and contact HCD-
Planning and a qualified archaeologist if any previously unknown 
resources are uncovered during construction (Condition No. 3). 

  p)  Development on Slopes in Excess of 30%. The project includes 
approximately 1,676 square feet of structural development on 
slopes of 30 % or more, which are a blend of natural and man-
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made slopes. Another 900 square feet of development would be on 
steep slopes for related site improvements. Pursuant to Title 20 
section 20.64.230, a finding can be made that there is no feasible 
alternative which would allow development to occur on slopes of 
less than 30% and the proposed development better achieves the 
goals, policies and objectives of the County of Monterey Local 
Coastal Program than other development alternatives. See Finding 
No. 3. 

   q)  Tree Removal. The proposed redevelopment will require a 
minimum removal of two Cypress trees (27-inch diameter 
“landmark” and 11-inch diameter). These trees will be impacted by 
construction of the ADU’s driveway. The arborist also found that 
the roots of two other Cypress trees (a 34-inch diameter “landmark 
tree” and a 15-inch diameter tree) may be impacted during 
construction and fail. The two trees identified as being potentially 
impacted are immediately adjacent to the south and west structural 
development and are proposed for tree protection. However, 
should these two trees fail, this Coastal Development Permit 
authorizes such removal and requires corresponding replanting. Per 
the BSC LUP, tree removal shall be the minimum required under 
the circumstances. Removal of the protected trees requires a 
Coastal Development Permit, pursuant to Title 20 and CIP Section 
20.145.060.A and CIP attachment 2, Native Trees. The BSC LUP 
only protects native trees with trunk diameters of 12 inches or 
greater. Accordingly, only three of the four trees identified as 
being impacted or potentially impacted require the granting of a 
Coastal Development Permit. As designed and conditioned, the 
project conforms to the applicable policies and regulations of the 
BSC LUP and CIP. See Finding No. 4 and supporting evidence.  

  r)  Historical Resources. County records indicated that the existing 
dwelling was constructed in the 1960s and is therefore older than 
50 years. In accordance with CIP section 20.145.110.B, an 
historical report (Anthony Kirk, September 16, 2022, HCD-
Planning Library Document No. LIB220373) was prepared to 
analyze the potential of the project to impact historical resources. 
According to the report, the existing residence was constructed in 
1963 and was a retirement dwelling for an industrialist from 
Kansas. The report concluded that the dwelling lacked both 
significance and the potential significance of the owner would only 
apply to structures the prior owner occupied in Kansas during his 
career. Therefore, the project would not impact any historical 
resources. 

  s)  Land Use Advisory Committee (LUAC) Review. The project was 
referred to the Big Sur Land Use Advisory Committee (LUAC) for 
review and recommendation in accordance with Board of 
Supervisors Resolution No. 15-103, as it involves a Design 
Approval subject to a public hearing. The LUAC reviewed this 
project on March 27, 2024, with a LUAC site visit. The LUAC 
continued the item and expressed concerns with the development’s 
potential to be in the Critical Viewshed. Their feedback included a 
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recommendation to reduce a previously proposed pool deck from 
placement on the hillside saddle that is in the viewshed from the 
nearest turnout to the north on Hwy 1, and to adjust colors and 
materials to better blend with the site. The LUAC shared concern 
with the potential for the proposed structure to be visible above the 
existing fence when a person is immediately next to the dwelling 
on Hwy 1. The applicant noted of these comments and redesigned. 
The new design plans were circulated to the LUAC, and new 
staking and flagging was installed. The LUAC held a second site 
visit and made a recommendation on the project on November 12, 
2024. During this meeting, following LUAC discussion, the 
applicant agreed to further revise the plans to also include 
relocating the ADU out of the northern viewshed and reducing the 
northwest exposure by pulling the corner back horizontally by 
another three feet to move it out of the Critical Viewshed. The 
applicant also agreed to revise plans by lowering the main dwelling 
and adding an earthen berm to mask the southern extent of the new 
development to protect views from Hwy 1. With these changes and 
color changes suggested by the LUAC (darker beige stone), the 
LUAC recommended approval of the project (4 ayes, 0 noes, 2 
absent). The attached project plans include these changes.  

  t)  The project planner conducted site inspections on March 17, 2022, 
October 31, 2023, March 27, 2024, and November 12, 2024 to 
verify that the project on the subject parcel conforms to the plans 
listed above.   

  u)  The application, project plans, and related support materials 
submitted by the project applicant to Monterey County HCD-
Planning are found in Project File PLN210348. 

 
2.  FINDING:  CRITICAL VIEWSHED AND DESIGN – The project preserves 

Big Sur’s scenic resources and minimizes impacts to the Critical 
Viewshed in accordance with the applicable goals and policies of the 
BSC LUP and the CIP. The project assures protection of the public 
viewshed and neighborhood character in accordance with the Design 
Control “D” Overlay Zoning District. 

 EVIDENCE: a)  Relevant Policies. The property is subject to the Scenic Resources 
Policies of the BSC LUP for visual resources and their implementing 
regulations in the CIP. T Pursuant to BSC LUP Policy 3.2.5.F, 
because the project site is within the Rocky Point and Kaiser Point 
residential area, all proposed and replacement development is exempt 
from BSC LUP’s strict Critical Viewshed policies (Key Policy 3.2.1 
and Critical Viewshed Policy 3.2.3), and instead subject to LUP 
Policy 3.2.4, Land Not in the Critical Viewshed. BSC LUP Key 
Scenic Resources Policy 3.2.1 prohibits all public and private 
development in the Big Sur Critical Viewshed, which includes 
everything within sight of Hwy 1. However, for development exempt 
from BSC LUP Policy 3.2.1, BSC LUP Policy 3.2.4 requires that all 
new development minimize Critical Viewshed visibility and be 
subordinate to the environment to the maximum extent feasible. To 
achieve this, BSC LUP Policy 3.2.4 (implemented by Coastal 
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Implementation Plan sections 20.145.030.B.6 and 20.145.030.C.2) 
encourages modifying a project’s siting, structural design, size, shape, 
color, textures, building materials, access, and screening. 

  b)  Setting. Hwy 1 in Big Sur is an iconic stretch of coastline and 
considered by the County to be Critical Viewshed for residents, 
visitors, and posterity. The BSC LUP section 3.2 states, “the aesthetic 
and scenic qualities and semi-wilderness character of the coast have 
received national and even international acclaim. Accordingly, the 
issue of visual resource protection is probably the most significant 
and far reaching question concerning the future of the Big Sur coast.” 
Along the subject portion of Hwy 1, the visual character is views of 
the rocky coastline to the west and rolling hills with chaparral to the 
east. The viewshed is partially degraded by the presence of telephone 
poles, cables east of the highway, and the cut slopes along Hwy 1, as 
well as the few single-family dwellings and associated site 
improvements, such as fences, driveway entrances, and mailboxes, 
which are visible when traveling along this portion of the highway. 
These existing minimally visible structures are exempt from the Key 
Critical Viewshed Policy (Policy 3.2.1) but are still subject to other 
Visual Resources policies of the LUP (Development Not in the 
Critical Viewshed), as well as the underlying Design Control zoning 
district. 

  c)  Critical Viewshed Determination. The replacement main dwelling 
and ADU were staked and flagged in accordance with BSC LUP 
policy LUP Policy 3.2.3.B.1. The planner conducted site visits on 
March 17, 2022, October 31, 2023, March 27, 2024, and November 
12, 2024 to review the visual character of the site and the proposed 
project. The following is a description of the current viewshed for the 
traveling viewer going from north to south: 

- The existing residence is visible along Hwy 1 from 
approximately 0.2 miles to the north for approximately 5 
seconds while traveling at the posted speed, and from a 
southbound turnout in the same location, which is frequently 
used by visitors.  

- Driving south past the knoll that is within the subject site, the 
existing fence, gate, and roofline of the existing dwelling are 
visible against the sky. The ocean is not visible due to the 
elevation of the knoll. 

Continuing south, the elevation of the knoll increases and therefore, 
blocks the view of the existing dwelling and the ocean when looking 
north. Accordingly, the proposed project is within the Critical 
Viewshed (and exempt from adherence to the Key Policy).  
The first viewshed determination was performed by staff on the 
morning of March 27, 2024. The BSC LUAC took part in this site 
visit and viewshed determination. As seen on March 27, 2024, the 
updated staking and flagging of the ADU was visible from the 
northeast (0.2 miles north on Hwy 1), and the main dwelling staking 
and flagging was only visible when standing or driving directly 
adjacent to the structure on Hwy 1. Staff and the BSC LUAC took 
part in this site visit and viewshed determination. The determination 
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was that the replacement structure appeared to have a larger visual 
impact than the existing structure and staff and LUAC members 
advised that it should not appear taller than the existing structure 
when viewed from the adjacent area on Hwy 1. The determination for 
the ADU was that it was in the Critical Viewshed and must be 
modified to ensure compliance with applicable BSC LUP Policies. In 
the March 27, 2024 first public hearing review of the project (after 
site visit), the LUAC recommended redesign to lessen the height of 
the main dwelling and for the ADU to be relocated to avoid viewshed 
impacts where a natural geographic saddle in the property provides a 
view of the ocean from the southbound turnout. The LUAC members 
also shared concern about glare that could be produced by a proposed 
pool and deck. Following this, the project plans were revised and new 
staking and flagging was installed. 
 
An additional site visit was set for prior to the November 2024 LUAC 
meeting. Staff and LUAC members noted that previously proposed 
pool and patio were removed from the design and the ADU no longer 
impacted the view of the ocean from the turnout to the north. During 
the viewshed determination, staff and LUAC members noted that the 
main structure height had been lowered, but that the length of the 
structure had been extended to the south into the knoll.  An additional 
site visit/viewshed determination was set for prior to the November 
2024 LUAC meeting. Staff and LUAC members noted that a 
previously proposed pool and patio were removed from the design 
and the ADU no longer impacted the view of the ocean from the 
turnout to the north, but was still slightly visible beyond the existing 
Cypress trees. Staff and LUAC members noted that the main structure 
(SFD) height had been lowered, but that the length of the structure 
had been extended to the south into the knoll. The applicant clarified 
that the new proposed design includes the use of an earthen berm to 
screen any view of that portion of the new residence. Policy 3.2.3.B.1 
states that ocean views from Hwy 1 shall not be obscured by artificial 
berming/mounding or landscaping. Staff and LUAC members 
confirmed that there is no ocean view from that vantage point that 
would be blocked by the proposed earthen berm. The staking and 
flagging at the November 2024 visit demonstrated that the northern 
portion of the proposed SFD would be visible from Hwy 1 at 
immediately adjacent vantage points to the east. Therefore, the use of 
an earthen berm in this case is allowable. At the November 24, 2024 
meeting after the site visit, the LUAC recommended minor redesign 
in the form of more locally natural colored stone veneer and even less 
height in the main dwelling. To ensure that the replacement residence 
will not be more visible from Hwy 1 following the proposed tree 
removal, 24-inch box trees will be replanted near the front property 
line (Condition No. 11). The canopy of these trees will screen any 
views of the development. The proposed site improvements, 
including the driveway and auto-court, are sited in a similar 
configuration and behind existing fencing and Cypress trees, so they 
would not increase visibility or adversely impact the viewshed. The 
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driveway width has been minimized to be more subordinate to the 
scenic corridor (BSC LUP Policy 3.2.5.F). 
 
Landscaping is proposed very close to the development to ensure it 
will not block public views of the ocean. The proposed restoration of 
coastal scrub will be done with native ground cover species, and the 
resulting view of the property will be enhanced. Restoration plantings 
are low scrub and would not be likely to block public views of the 
ocean. 
 
In summary, the existing dwelling, which is exempt from the Key 
Critical Viewshed Policy, is slightly visible from limited sections of 
Hwy 1, but not visually prominent, and does not create a silhouette 
within the public view of the ocean. The proposed construction of an 
ADU does not create a silhouette against the sky and sea, and has the 
potential to be fully screened by existing and proposed Cypress trees. 
The first application was received in 2022. Over several years, the 
applicant made efforts to reduce the visibility of the proposed 
development. Overall, the main residence’s height was reduced by 3.5 
feet, the ADU was resited, and approximately 3,430 square feet of 
raised patios, stairs, and pool improvements were removed due to 
concerns that these developments could be in the Critical Viewshed. 
As discussed below, the revised colors, materials, and roof forms for 
the residence further subordinate those structures to the natural 
environment (Basic Objective 2.2.4 and BSC LUP Policy 3.2.4.A.3). 
Even with the many redesigns, it is likely that some of the driveway 
and a glimpse of the main dwelling will be visible for the travelling 
public immediately east of the site and remain visible for a brief 
period of time. These impacts are anticipated to be greatest during the 
period of construction and until replacement trees grow enough for 
full canopy and landscaping is installed. See also Finding 2, evidence 
“f.” In the long term, the main dwelling and associated development 
will less visible from Hwy 1 than the previous dwelling. T 

  d)  CIP criteria. The BSC CIP section 20.145.030, Visual Resources 
Development Standards, provides specific criteria for development to 
ensure compliance with the BSC LUP Visual Resources Policies. The 
criteria for the proposed reconstruction of main dwelling and 
construction of a new ADU are herein assessed with the criteria of 
CIP section 20.145.030.B.6: 

(a) The driveway is kept as narrow as possible; 
(b) The project includes roof treatments to reduce visual impact 

by flat-roof construction and partially green roof; 
(c) The project includes utilization of an earthen berm to screen 

the southern portion of the replacement main dwelling; 
(d) A condition of approval for Construction Management Plan 

(Condition No. 5) requires control of material stockpiling and 
trash during construction. Downlit, minimal exterior lighting 
is proposed. Due to the quantity of glass on the residence, the 
LUAC expressed concern both regarding glare and nighttime 
lanterning from lights in the residence. The applicant is 



 
NAIK DEVANG & DESAI RUPA aka KOASTAL STAR LLC (PLN210348)   Page 10 

proposing an anti-glare glass; only clerestory windows that 
would be obscured by landscaping trees are proposed to face 
Hwy 1. Condition No. 18 requires an exterior lighting plan 
and evidence that window and glass treatments ensure no 
exterior lighting or glare are in view of Hwy 1; 

(e) A scenic and conservation easement is required for the 
undeveloped portions of the parcel to protect scenic resources 
as well as ESHA and slopes in excess of 30%; 

(f) The development application has been modified both in 
design, height, siting, colors, and addition of 25,075 square 
feet of coastal scrub restoration to reduce visual impacts (as 
well as impacts to ESHA); 

(g) There is no guesthouse, so criteria “g” is not applicable. 
In sum, the replacement single-family residence, new ADU, and 
related site improvements are consistent with these criteria.   

  e)  Design Control. The proposed structures’ exterior will incorporate 
beige with darker beige stone veneer (similar to Carmel stone) and 
black window frames and doors. The design is modern and tiered into 
the slope with a flat, partly green roof. The homes in the Rocky Point 
area are varied and generally out of the public viewshed. The 
proposed replacement dwelling and ADU will be constructed with 
less than significant impacts on the Critical Viewshed. Therefore, the 
design of the proposed project assures protection of the neighborhood 
character.  
 
In accordance with CIP section 20.145.030.B.6.d, an exterior lighting 
plan condition has been applied, which will require that exterior 
lighting be shielded to ensure the light source is not visible. The 
applicant is proposing an anti-glare glass; only clerestory windows 
that would be obscured by landscaping trees are proposed to face 
Hwy 1. Staff shall review the construction plans to enforce that offsite 
glare is not produced by the project (Condition No. 18). Therefore, 
strict adherence to dark skies regulations, protection and replacement 
of trees limited to within the existing stand’s area, restriction of 
structural heights and placement, and restoration of disturbed coastal 
scrub, the proposed project assures protection of the public viewshed. 

  f)  Landscaping. Condition No. 11 is applied which will require the 
applicant to prepare a final landscaping plan that correlates to the 
Restoration Plan, follows Fire Fuel Management guidelines, and 
maintain it in perpetuity. Specific language has been included in this 
condition that requires that any landscaping within view from Hwy 1 
be low-profile plants that would not block ocean views. 

  g)  Scenic Easement. CIP section 20.145.030.B.6.e. requires that as a 
condition of approval for properties in the critical viewshed, that the 
owner grant a scenic easement to the County over undeveloped 
portions of the parcel. Condition No. 14 is applied to implement this 
regulation. The exact areas subject to the easement would be 
reviewed and approved by HCD-Planning, and then the easement will 
be taken to the Board of Supervisors for review and acceptance. BSC 
LUP Policy 3.3.2.3 requires conservation and scenic easements 
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(CSE) be conveyed over environmentally sensitive habitat areas, as 
well, so the easement would include sensitive habitat areas 
regardless of their visibility in the Critical Viewshed. The CSE Deed 
shall describe that the easement protects the coastal scrub, coastal 
bluff, and scenic value areas which often coincides with steeper 
slopes. An established private trail to the bluff and a stone circle 
area used for private viewing shall be allowed for continued use 
within the CSE.  

  h)  The project planner conducted site inspections on March 17, 2022, 
October 31, 2023, March 27, 2024 and November 12, 2024 to verify 
that the project on the subject parcel conforms to the policies and 
regulations listed above.   

  i)  The application, project plans, and related support materials 
submitted by the project applicant to Monterey County HCD-
Planning found in Project File PLN210348. 

 
3.  FINDING:  DEVELOPMENT ON SLOPES  – There is no feasible alternative 

which would allow development to occur on slopes of less than 30% 
and, as sited and designed, the project better achieves the goals and 
policies of the BSC LUP. 

 EVIDENCE: a)  The project includes approximately 1,676 square feet of structural 
development on slopes of 30 % or more, which are a blend of natural 
and man-made slopes. Another 900 square feet of development would 
be on steep slopes for related site improvements. 

  b)  Title 20 section 20.64.230 prohibits development on slopes in excess of 
30% unless a finding can be made that either there is no feasible 
alternative which would allow development to occur on slopes of less 
than 30% or the proposed development better achieves the goals, 
policies and objectives of the County of Monterey Local Coastal 
Program than other development alternatives.  

  c)  In this case, the development on slopes is unavoidable due to the site 
restrictions of an encroaching coastal bluff, a grove of Cypress trees 
between the existing building site and Hwy 1, and because LUP Policies 
in section 3.2.4 require that replacement structures be less visible than 
existing structures, the proposed design accomplished that by 
encroaching on to steeper slopes. Building into the slope better meets 
the protection of the Hwy 1 viewshed.   

  d)  BSC LUP Policy 3.2.3.A.4 indicates that grading or excavations shall 
not be allowed to damage or intrude upon the Critical Viewshed, 
including all alterations of natural landforms. In this case the changes 
would not alter the natural landform that is within the Critical 
Viewshed. The slopes that are proposed to be disturbed are hidden from 
public view and do not contribute to the scenic quality or character of 
the site or surrounding area.  

  e)  BSC LUP Policy 3.3.2.7 indicates that where structures are permitted on 
properties with environmentally sensitive habitat areas, structures shall 
be clustered in the least sensitive habitat areas. In this case, the 
residence clusters the parking and development away from the bluff and 
the areas of less disturbed coastal scrub, in conformance with this 
policy. Highly disturbed coastal scrub will be impacted, but no 
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protected species shall be directly impacted. To achieve this, the 
proposed replacement dwelling and ADU are built into the steeper 
hillside. 

  f)  An erosion control plan would be required prior to issuance of 
construction permits by Monterey County Code section 16.12.060, 
which would prevent any erosion related impacts from grading 
operations, including this sloped portion of the property.   

  g)  The project planner conducted site inspections on March 17, 2022, 
March 27, 2024 and November 12, 2024 to verify that the project on the 
subject parcel conforms to the policies and regulations listed above.   

  h)  The application, project plans, and related support materials submitted 
by the project applicant to Monterey County HCD-Planning are found 
in Project File PLN210348. 

 
4.  FINDING:  TREE REMOVAL – The siting, location, size and design of the 

project minimizes tree removal in accordance with BSC LUP policies 
and CIP section 20.145.060. The removal will not impact the overall 
health and long-term maintenance of the planted tree stand (Cypress) 
found on the property. 

  a)  In accordance with the applicable policies of LUP and CIP Section 
20.145.060.A, a Coastal Development is required for the removal of the 
trees and the criteria to grant said permit have been met. This Coastal 
Development Permit allows the removal of one 27-inch Cypress tree 
and authorizes the removal of two other trees (34-inch diameter 
“landmark” and 15-inch diameter) that may not successfully be 
protected in place.  

  b)  Pursuant to Section 20.145.060.B of the Big Sur Coast CIP, an arborist 
visited the site and reviewed the project plans in relation to the trees on 
the site. The arborist reported that onsite trees are almost all planted 
Monterey cypress, with some non-native ornamental understory present. 
There is no forest on or surrounding this site. The Cypress grove of 42 
trees is in good condition. The two trees required to be removed are in 
fair health, and the arborist did not recommend replacement. However, 
the arborist noted that replacement tree planting is planned in the 
northeast area of the parcel for development screening purposes.  
The two trees will be impacted by the construction of the ADU’s 
driveway. Relocation of this driveway would continue to impact an 
equal or greater number of native trees. However, only one of these 
trees is protected by the BSCLUP due to its diameter being greater than 
12 inches (27 inches). Two other trees (34-inch diameter “landmark” 
and 15-inch diameter) adjacent to the single-family dwelling on the 
south and west sides are considered likely to fail even with tree 
protection in place. Should evidence demonstrate to HCD-Planning that 
these trees cannot be saved or were damaged beyond saving after 
installation of tree protection measures, this Coastal Development 
Permit authorizes such removal. In an effort to maintain the screening of 
the development site, tree replanting at a ratio of at least 1:1 for the 
smaller tree (less than 24 inches) and 2:1 for the larger trees (greater 
than 24 inches) is proposed in the draft Landscape Plan along the front 
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property line. Adherence to this replanting is incorporated in this permit 
as part of Condition No.11. 

  c)  The project has been designed and sited to minimize the removal of 
protected trees to the greatest extent possible. The replacement 
residence is primarily within the footprint of the existing residence and 
nearby natural clearings. The specific choice of location for the 
structural development within the parcel avoided proximity to the 
coastal bluff, avoided impacts to Critical Viewshed, and avoids more 
removal of protected trees. 

  d)  The project, as proposed, will not significantly reduce the availability of 
wildlife habitat over the long term, as the site has approximately 40 
surrounding Cypress trees, which will be managed for long-term health. 
To ensure there are no impacts to trees, a standard condition of approval 
has been applied that requires an arborist to oversee tree and root 
protections prior to issuance of the demolition permit (Condition No. 9). 

  e)  Staff conducted site inspection on November 12, 2024 to verify that the 
tree removal is the minimum necessary for the project. 

  f)  The location of the replanting to replace this tree shall be coordinated 
through the Landscape Plan (Condition No. 16), which includes a Fire-
Safe Fuel Management requirement. Therefore, the placement of the 
tree will not increase fire risk to the development nor degrade the 
overall health and long-term maintenance of the Cypress stand and other 
natural communities found on the property. 

  g)  The application, plans and supporting materials submitted by the project 
applicant to County of Monterey HCD-Planning for the proposed 
development are found in Project File PLN210348. 
 

5.  FINDING:  DEVELOPMENT WITHIN 50 FEET OF A COASTAL BLUFF – 
The project is consistent with the BSC LUP policies addressing 
hazardous areas and development in proximity to coastal bluffs, and 
their implementing regulations in the CIP. 

 EVIDENCE: a)  Geotechnical Report. BSC LUP Policy 3.7.3.A.9 and 3.7.3.A.11 require 
preparation of geological and geotechnical reports for development in 
proximity to a coastal bluff, and in areas of known or suspected 
geologic hazards, to assess geologic hazards and provide 
recommendations to address them. A geological report was prepared 
(Gregory Easton, October 2, 2023 with update memo dated May 8, 
2025, HCD-Planning Library Document No. LIB220371), and a 
geotechnical report was also prepared (Yvette Wilson and John Buringa, 
October 28, 2022 with addendum by Yvette Wilson dated May 8, 2025, 
HCD-Planning Library Document No. LIB220372). The project 
geologist defined the location as a granitic knoll, which is eroding 
slower than the mean retreat of bluff faces near the site (See Finding 5, 
evidence “e” for details). 
 
The geological report discussed hazards related to faults, landslide, bluff 
erosion and calculated a 100-year setback for the proposed 
development. The geotechnical report states that there are no significant 
geotechnical or geologic hazards at the site which would prohibit the 
proposed development, provided the recommendations presented in it 
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are followed in development of project plans and specifications. These 
include the need for the geotechnician to be onsite during removal of the 
existing septic system, and all new footings for structures be founded on 
the dense quartz diorite for the main dwelling. Such recommendations 
will be incorporated into the final construction plans in accordance with 
Title 16 section 16.08.110. 

  b)  Notice of Report. CIP section 20.145.080.A.2.a. requires that the 
recommendations of geological and geotechnical reports be 
incorporated into the project design where there are hazards. To ensure 
that both the geologist and geotechnical engineers’ recommendations 
are adhered to, Condition No. 20, Notice of Report is applied. This will 
require the applicant to record a notice on the property stating that all 
development will be in accordance with the recommendations of the 
geological and geotechnical reports.  

  c)  Faults. The geologic report described the property as within the San 
Gregorio-Hosgri fault zone because the main trace of the San Gregorio 
fault passes offshore west of the site, and several related potentially 
active faults are mapped 1,000 feet or more feet from the parcel. One 
geologist had depicted an inferred fault transecting the property west of 
the existing residence and parallel to the bluff, but the geologist found 
that it is considered inactive and saw no evidence for active faulting on 
the parcel. 

  d)  Earthquakes and Landslides. The geologic report described that seismic 
shaking is anticipated to be strong during the next major earthquake 
along local fault systems. The report concluded that construction design 
must be maximally prepared for seismic shaking.  
 
The geologic report noted that fractured quartz diorite that is found in 
the area may be prone to landsliding where “dipping joints or shears 
underlie the slope” and found no evidence of landsliding at the subject 
site, noting that new large scale landslides are not anticipated. However, 
the geologic report found that shallow landsliding has the potential to 
affect improvements situated too close to the steep bluff-face at the site 
is high.   

  e)  Bluff Recession. The geological report described that coastal bluff 
recession hazards along this bluff edge are slower than other bluff sites 
due to the granitic knoll on the subject site. The report stated that 
erosion at this site in the 2010-2016 period was a mean rate of one-third 
of a foot per decade on similar sites, but on this site, it was 
comparatively none. However, the report found that bluff retreat has the 
potential to impact improvements situated too close to the steep bluff-
face. As part of the geologic analysis, the author projected collected 
subsurface data onto cross sections of the bluff to analyze the 
morphology and configuration of the slopes. The geologist assumed the 
bluff-face above the degraded shore platform will retreat 10 feet over 
the next 100 years. Therefore, the report concluded that the development 
may proceed if it is set back at a line representing a 100 year worst case 
location of the coastal bluff. 

  f)  Coastal Hazards Deed Restriction. BSC LUP Policy 3.7.2.4 requires that 
in locations determined to have significant hazards, development 
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permits include a special condition requiring the owner to record a deed 
restriction describing the nature of the hazard and long-term 
maintenance requirements, and BSC LUP Policy 3.9.1.1 requires that 
bluff top setbacks be adequate to avoid the need for sea walls during 
developments lifetime. In this case, the property areas seaward of the 
100-year bluff setback (land and non-habitable accessory site 
improvements) are subject to bluff erosion. However, the proposed 
residence and ADU are sited adequately from the projected bluff 
erosion. Therefore, Condition No. 15 is applied, which requires the 
applicant to record a deed restriction identifying that the site is subject 
to coastal hazards, assuming the risks of such development, waiving 
liability, indemnifying the Coastal Commission and County of 
Monterey for any damages due to coastal hazards, and prohibiting 
coastal armoring.  

  g)  The application, project plans, and related support materials submitted 
by the project applicant to Monterey County HCD-Planning are found 
in Project File PLN210348. 

 
6.  FINDING:  DEVELOPMENT WITHIN 100 FEET OF ENVIRONMENTALLY 

SENSITIVE HABITAT AREAS (ESHA) – The subject project 
minimizes impact on environmentally sensitive habitat areas in 
accordance with the applicable goals and policies of the applicable area 
plan and zoning codes. 

 EVIDENCE: a)  In accordance with CIP section 20.145.040.A, a biological report (Pat 
Regan, March 24, 2025, HCD-Planning Library Document No. 
LIB240077) was prepared. The report reviewed the site’s biotic 
conditions and the potential for the project to impact environmentally 
sensitive habitats or sensitive species. The report stated that there is a 
prevalence of non-native plants on the inland side and around the 
existing dwelling, while degraded coastal scrub communities exist on 
vegetated areas of the property. There are also Cypress and a few 
ornamental trees planted as part of the landscaping.  

  b)  CIP section 20.145.020 defines environmentally sensitive habitat 
areas (ESHA) as locations where plant or animal life or their habitats 
are particularly valuable because of their special nature or role in an 
ecosystem. Examples of ESHA include habitat for rare and 
endangered species. Seacliff buckwheat, when found in dense strands 
of coastal sage and bluff scrub, is habitat to the federally endangered 
Smith’s Blue Butterfly. The biologist did not encounter dense stands 
of this buckwheat, but instead found occasional individuals 
interspersed with other common native and nonnative scrub plants. 
Growing as such, he did not consider the property to have Smith’s 
Blue Butterfly habitat. A few patches of coastal scrub are within 100 
feet of the project, containing Blue dips, Fremont’s lily, Fairy 
lantern, Coast morning glory, Golden yarrow, California goldenrod, 
Poison oak, California blackberry, Wood mint, California sand aster, 
leafy bentgrass, silver bush lupine, etc. The biologist and California 
Coastal Commission biologist agree that the property’s coastal scrub 
habitat is ESHA. Development within 100 feet of ESHA is non-
exempt development requiring a Coastal Development Permit. 
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  c)  The biological report stated that grading and construction impacts 
necessary to build the south wing of the main dwelling will 
permanently impact approximately 20 individual plants of Lomatium 
parvifolium, a California Rare Plant Rank (CRPR) list 4.2 species. 
However, once full staking and flagging was in place for the south 
wing, the biologist revisited the site and determined, with a 
California Coastal Commission biologist present, that the Lomatium 
parvifolium individuals would be outside the footprint of the 
proposed structure. There were no other CRPR ranked plants in the 
construction zone. Therefore, the project will not directly impact 
ESHA. 

  d)  BSC LUP Policy 3.3.3.A.10 states, “County encourages residents 
and public agencies to undertake restoration of Big Sur's natural 
environment by removal of exotic plants such as Scotch and French 
Broom, Eucalyptus, Kikiyu grass, Vinca, Pampas grass, Gorse, and 
other non-native invasive species providing such removal does not 
increase potential erosion problems.” Within the landscaping area 
and interface with the undeveloped portions of the site, the biologist 
identified several invasive plant species, most of which appear to 
have been planted in the landscape including nonnative succulents 
like Aloe and Delosperma, Cotyledon, Crassula and Carpobrotus, as 
well as Pride of Madeira and Norfolk Island Pine. The project 
includes the removal of the non-native plants and restoration of 
coastal scrub on an area of approximately 25,076 square feet. 

  e)  BSC LUP Policy 3.3.2.9 requires the use of native landscaping 
species in proposed landscaping. Condition No. 16, requiring a 
landscaping plan, has been applied. The applicant shall prepare a 
final landscaping plan with appropriate native planting materials 
compatible with the surrounding habitats and accurate tree removal 
counts. This will ensure consistency with BSC LUP Policy 3.3.2.9, 
as well as BSC LUP policy 3.3.2.7, that land uses adjacent to 
ESHA be compatible with the long-term maintenance of these 
resources, including incorporating all site planning and design 
features needed to prevent significant habitat impacts. 

  f)  BSC LUP Policy 3.3.2.3 requires permanent conservation of ESHA 
when new development is proposed on parcels containing such 
habitats. While the dwelling on the property is an existing 
development, the project includes demolition and construction of a 
larger dwelling and an ADU; therefore, this policy is applicable to 
the project. Condition No. 14 is applied, which will require that the 
portions of the parcel that are existing vegetated areas in which the 
development would be located in the critical viewshed be put into 
permanent conservation. The area in question is partially ESHA; 
therefore, a qualified biologist shall review the easement area to 
verify that the area includes all ESHA is contained in the CSE. An 
established private trail to the bluff and a stone circle area used for 
private viewing crosses the area to be restored. The established trail 
to the bluff and stone seating circle shall be allowed for continued 
use within the CSE but shall not be improved with manmade 
surfaces such as decomposed gravel or boardwalk.   
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  g)  The project planner conducted site inspections on March 17, 2022, 
March 27, 2024 and November 12, 2024 to ensure that the project on 
the subject parcel conforms to the policies and regulations listed above.   

  h)  The application, project plans, and related support materials submitted 
by the project applicant to Monterey County HCD-Planning are found 
in Project File PLN210348. 

 
7.  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, HCD-Environmental Services, EHB, and CalFire. County 
staff reviewed the application materials and plans to verify that the 
project on the subject site conforms to the applicable plans and 
regulations, and there has been no indication from these 
departments/agencies that the site is not suitable for the development. 
Conditions recommended have been incorporated. 

  b)  Staff identified the need to analyze site suitability and potential 
impacts to coastal hazards, historic, archaeological, biotic, and forest 
resources. The following reports have been prepared to address these 
issues: 
- “Krimson Coast Holdings Residence Forest Management Plan” 

(LIB220369) prepared by Frank Ono, Ono Consulting, Pacific 
Grove, CA, October 11, 2022 and up dated February 11, 2025. 

- “Biological Assessment of 36240 Highway One, Big Sur CA” 
(LIB240077) prepared by Patrick Regan, Regan Biological & 
Horticultural Consulting, Carmel Valley, CA, March 24, 2025. 

- Geologic Investigation, Krimson Coast Holdings, LLC” 
(LIB220371) prepared by Gregory Easton, Easton Geology, Inc., 
Santa Cruz, CA, October 28, 2022 and addenda dated May 8, 
2025.  

- “Geotechnical Investigation and Coastal Hazard Investigation” 
(LIB220372) prepared by Yvette Wilson and John Buringa, 
Rocksolid Engineering, Inc., Watsonville, CA, October 28, 2022 
with addendum May 8, 2025.  

- “Historic Survey for the residential property located at 36240 
Highway 1” (LIB220373) prepared by Anthony Kirk, Santa 
Barbara, CA, September 16, 2022.  

- “Phase I Preliminary Archaeological Assessment in Support of 
the 36240 Highway 1 Project, Big Sur Monterey County, 
California (APN 243-251-011-000” (LIB220370) prepared by 
Susan Morley and Brenna Wheelis, Achasta Archaeological 
Services, Marina, CA, August 2022.  

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

  c)  The property contains an existing single-family residence and 
associated site improvements on a property zoned to allow such uses. 
The proposed project consists of the demolition of the existing house 
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and replacement with a new house, and the construction of a detached 
ADU. As the proposed alterations would not substantially change the 
existing use of the subject property, and the project is designed to meet 
a 100-year coastal bluff setback recommended by the geologist, the site 
is suitable for the proposed development. See Finding No. 5 and 
supporting evidence.  

  d)  Staff conducted site inspections on March 17, 2022, March 27, 2024 
and November 12, 2024 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 Monterey County HCD-Planning are found 
in Project File PLN210348. 

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

operation of the project applied for will not under the circumstances of 
this particular case be detrimental to the health, safety, peace, morals, 
comfort, and general welfare of persons residing or working in the 
neighborhood of such proposed use, or be detrimental or injurious to 
property and improvements in the neighborhood or to the general 
welfare of the County. 

 EVIDENCE: a)  The project was reviewed by HCD-Planning, HCD- Engineering 
Services, HCD-Environmental Services, EHB, and CalFire. 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 facilities will be provided. The property is served by the 
Garapata Creek water system. Although there is a moratorium on new 
connections to this system, CalAm provided a “can and will serve” 
letter that attests that the current connection to the system is within the 
allowed connection limit. Evidence was provided as part of the 
application that demonstrates the increase to existing water use with 
the project (0.247 acre-feet per year, or AFY) will not cause the legal 
limit of 35 AFY of the Garrapata Creek water system to be reached. 
The construction permit plans shall be reviewed by HCD-Planning to 
ensure the fixture count matches what is proposed and that irrigation 
is the minimum necessary to start native vegetation for landscaping. 

  c)  The site is able to support an existing onsite wastewater treatment 
system (OWTS) that would meet County codes. The existing OWTS 
will be removed, and a replacement Advanced OWTS will be 
installed. EHB applied Condition No. 12, which states that an 
adequate area exists for an OWTS and that the plans attached to this 
resolution meet County codes, but that other alternative locations may 
be explored to better maximize leach field development on areas 
already disturbed. The currently proposed OWTS is sufficient, and the 
area is part of the measured impacted area for development evaluation 
that is part of the findings of this permit resolution. However, 
Condition No. 12 encourages the applicant/owner to resubmit the 
OWTS design prior to construction permits so that EHB and HCD 
staff can review it for both adherence with Chapter 15.20 and best 
management practices for development within 100 feet of ESHA. 
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  d)  The project is consistent with the BSC LUP policies regarding 
development in hazardous areas and near coastal bluffs and their 
implementing regulations in the CIP, as detailed in Finding No 5, 
Development within 50 Feet of a Bluff, and Finding No. 8, Health and 
Safety. 

  e)  Staff conducted site inspections on March 17, 2022, March 27, 2024 
and November 12, 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 Monterey County HCD-Planning are found 
in Project File PLN210348. 

 
9.  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 HCD-Building 
Services records and found there was a complaint of a short term rental 
reported June 5, 2025. The inspector found the project’s address listed 
on several vacation rental websites, but did not find that the rentals were 
available to rent on any date. The inspector received an email from the 
owner that indicated that they had requested that those vacation rental 
webpages be taken down. The owner also stated in writing that they do 
not intend to use the property as a short term rental. The code violation 
inquiry (25CE00293) was closed on November 18, 2025 due to this 
testimony and a lack of evidence of active renting. Staff is not aware of 
any active violations existing on subject property. 

  b)  Staff conducted a site inspection on March 17, 2022, March 27, 2024 
and November 12, 2024 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 Monterey County HCD-Planning found in 
Project File PLN210348. 

 
10.  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)  The project qualifies for Class 1, 3 and 33 Categorical Exemptions 
pursuant to CEQA Guidelines sections 5301, 15303 and 15033, as 
detailed in evidences “b” through “d”, and none of the exceptions from 
CEQA Guidelines 15300.2 apply to the project as detailed in evidences 
“e” through “k”. 

  b)  CEQA Guidelines section 15302, Replacement or Reconstruction of 
Existing Facilities, exempts the replacement of single family dwellings 
(SFDs) where additional impacts associated with the replacement are 
negligible. The project replaces a residence in approximately the same 
location with impacts to ESHA, viewshed, slopes that are fully 
mitigated through adherence to the regulatory environment of Title 16, 
Title 18, Title 20, and the BSC LUP. The primary use of the site will 
remain the same after the project, and therefore this Class 2 exemption 
is applicable. 
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  c)  CEQA Guidelines section 15303, New Construction or Conversion of 
Small Structures, exempts construction of new, small structures such as 
an ADU in a residential zone. The site is zoned Rural Density 
Residential. The primary use of the site will remain the same after the 
project, and the overall site coverage (inclusive of the residence, garage, 
and ADU) would increase by 4,257 feet from 3,335 square feet to 7,592 
square feet. This represents an expansion of the primary use, but the use 
is clustered and consistent with the intent of the Class 3 exemption. 

  d)  CEQA Guidelines section 15333, Small Habitat Restoration Projects, 
exempts projects not to exceed 5 acres in size to assure the maintenance, 
restoration, enhancement, or protection of habitat for fish, plants, or 
wildlife. The proposed project includes revegetation of a disturbed area 
of 25,076 square feet (0.57 acres) with native plant species.  

  e)  Class 2 and Class 33 categorical exemptions apply regardless of their 
location, but Class 3 categorical exemption apply in relation to the 
location, discussed in CEQA section 15300.2. The project is located in 
an area where residential use is primary pursuant to the designated land 
use and zoning code. The project consists of demolition of an existing 
single-family dwelling, replacement with a new, larger and more safely 
located single family dwelling, construction of an ADU of a size that is 
exempt pursuant to State Government Code Section 66314, associated 
site improvements. The proposed land use is not being altered and there 
is a controlled and clustered expansion of existing use. The restoration 
and establishment of a Coastal Bluff Hazard Deed Restriction as well as 
a CSE Deed ensures the clustering of development shall be maintained. 

  f)  The site of construction is not within an environmental resource of 
hazardous or critical concern that has been designated by a local, 
state, or federal agency and precisely mapped and there are no 
potentially significant impacts associated with the project, therefore 
the project would not cause or contribute to a cumulative 
environmental impact. 

  g)  There are no unusual circumstances associated with the undertaking 
of the project that would create the reasonable possibility for a 
potentially significant environmental effect.  

  h)  The project is in view of Highway 1, a designated state Scenic 
Highway. However, as detailed in Finding Nos. 2 and 11, the project 
would not adversely affect scenic resources in view of the scenic 
highway. 

  i)  The project is not located on a hazardous waste site included on any 
list compiled by Section 65962.5 of the Government Code. 

  j)  A phase I historical report (Anthony Kirk, September 16, 2022, 
HCD-Planning Library Doc. No. LIB220373) was prepared for the 
project which assess the existing structures and determined that the 
existing residence was not a historical resource. Therefore, the 
project would, not impact any historical resources.  

  k)  No adverse environmental effects were identified during staff review 
of the development application during site visits on March 17, 2022, 
October 31, 2023, March 27, 2024 and November 12, 2024. 

  l)  See supporting Finding Nos. 1, 2, 3, 4, 5, and 6. The application, 
project plans, and related support materials submitted by the project 
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applicant to Monterey County HCD-Planning are found in Project 
File PLN210348. 

 
    

11.  FINDING:  ACCESSORY DWELLING UNIT– The project meets the established 
regulations and standards for Accessory Dwelling Units as identified in 
Title 20 section 20.64.030. 

 EVIDENCE: a)  In accordance with the Title 20 section 20.64.030.A, a Coastal 
Development Permit is required for the construction of an Accessory 
Dwelling Unit (ADU) and the criteria to grant said permit have been 
met. At 800 square feet, the proposed ADU meets the maximum 1,200 
square foot floor area standard set in MCC section 20.64.030 and the 
State’s current guidance. This would be the only ADU on the lot, the lot 
is 2.6 acres in size, onsite parking for at least two cars is provided, and 
zoning and development standards are met, as described below in 
evidences “c” through “g”.  

  b)  The ADU is designed in a manner that is visually consistent and 
compatible with the principal dwelling. Both are consistent with the 
neighborhood. See also Finding 2, Critical Viewshed and Design. 

  c)  Setbacks – Accessory Structures. The minimum setbacks for habitable 
accessory structures in Title 20 section 20.16.060.C are 50 feet (front), 
and 6 feet (sides and rear). The proposed ADU front setback is 63 feet 3 
inches, its closest side setback is 23 feet 2 inches (east side), and its rear 
setback is greater than the main dwelling, approximately 25 feet more 
than the 100 year setback from bluff. Therefore, the ADU complies with 
the minimum setback requirements. 

  d)  The proposed height of the ADU is 6 feet above average natural grade, 
which meets the required height limitation pursuant to Title 20 section 
20.16.060.C 

  e)  Pursuant to Title 20 section 20.64.030.E.4, ADUs are subject to the 
build out limitations established by each LUP. The BSC LUP limit for 
ADUs is 50 and includes all caretaker units. The current number of 
these units is 29. Therefore, with this added ADU, the current total is 30 
and the project will not exceed the BSC LUP threshold. 

  f)  As designed and conditioned, the ADU meets the required site 
development standards for resource protection as defined in Title 20 
20.64.030.E.11. The ADU is sited near ESHA but does not remove 
ESHA. The ADU height and location were modified during application 
review to ensure it will not cause a substantial adverse impact on visual 
resources or be in the Critical Viewshed. The ADU siting is near the 
main dwelling, sharing the same driveway, and tucked behind Cypress 
trees which shall, through condition of approval for replanting of trees 
after two removals in that area, continue to screen the residential 
development. The Garrapata water system has a moratorium on new 
connections, and no new connections shall be made with this project. 
The ADU would be constructed on slopes, including slopes that exceed 
30%. However, the criteria to grant the required Coastal Development 
Permit have been met in this case. See Finding No. 3.  

  g)  As part of the application review by County of Monterey Environmental 
Health Bureau – Land Use (EHB), County staff investigated both 
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potable water supply and sewage disposal are suitable to serve the 
ADU. EHB made the determination that the property will have adequate 
potable water from the existing connection to the Garrapata water 
system, and wastewater will be able to be served by an OWTS. 

  h)  The LUAC review, while recommending the project with changes 
proposed, included one Committee member's comment about the 
importance of restricting Short Term Rental (STR) of the ADU. The 
applicant confirmed that the purpose of the ADU is for family visits and 
there is no plan for STR use. The rental of the ADU is regulated by 
MCC section 21.64.280. 

  i)  The application, project plans, and related support materials submitted 
by the project applicant to Monterey County HCD-Planning for the 
proposed development can be found in Project File PLN210348. 
 

12.  FINDING:  PUBLIC ACCESS – The project is in conformance with the public 
access and recreation policies of the Coastal Act (specifically 
Chapter 3 of the Coastal Act of 1976, commencing with Section 
30200 of the Public Resources Code) and applicable BSC LUP 
Chapter 6 guidance, and does not interfere with historic public use or 
trust rights. 

 EVIDENCE: a) No public access is required as part of the project as no substantial 
adverse impact on access, either individually or cumulatively, as 
described in section 20.145.150 of the CIP can be demonstrated. 

  b) No evidence or documentation has been submitted or found showing 
the existence of historic public use or trust rights over this property. 
BSC LUP Chapter 6 does not describe the subject property as within an 
area in private ownership with existing public use. 

  c) The subject property is described as Priority 3, “other areas suitable for 
access” in Figure 2 of the BSC LUP. The plan describes these areas as 
“attractive destinations where safety hazards or resource conflicts can 
be mitigated, and with the potential for improved parking.” It is also 
shown in a potential corridor for a public trail in Figure 3 of the Bug 
Sur Land Use Plan, Trails Plan.  

  d) In relation to the Coastal Development Permits of this entitlement, Title 
20 section 20.70.050.B.4.c states that for single-family development 
on an existing lot, no access shall be required if no substantial 
adverse impact can be demonstrated, either individually or 
cumulatively, on historic access, public trust, or the recreational value 
of, accessibility to, use of, or safety of public beaches, trails, recreation 
areas, or recreation support areas; or, the shoreline, by affecting either 
processes of sources of sand necessary to maintain public beaches or 
tidelands, or by siting in a manner that would necessitate a shoreline 
protective device or other public maintenance of the area; then access 
shall not be required. The project is a demolition/rebuild of an existing 
single-family residence with no public access present; therefore, it 
would not impact any historic or public trust access, the recreational 
value or accessibility of any recreational areas. The project would also 
not impact the shoreline, as the proposed residence shall be sited 
behind a 100-year setback from the bluff, and Condition No. 15 
requires a deed restriction that would prohibit armoring of the site.  
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  e) Public Access Policy 6.1.4.4 states that visual access should be protected 
for long term public use. The project would not impact visual access. 
None of the structures proposed would block existing ocean views. As 
discussed in Finding No. 2, the colors and materials of the structures are 
natural, include low heights, and structures are predominantly blocked 
from view by existing and additional trees and earthen berm. Exterior 
lighting shall be controlled by application of Condition No. 18. Therefore, 
the project is visually unobtrusive and shall not detract from the public's 
viewing experience of the shoreline or ocean.  

  f) The application, project plans, and related support materials submitted 
by the project applicant to Monterey County HCD-Planning found in 
Project File PLN210348. 

 
 12. 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. Title 20 section 20.86.030 of the County 

Monterey Zoning Ordinance allows an appeal to be made to the Board 
of Supervisors by any public agency or person aggrieved by a decision 
of an Appropriate Authority other than the Board of Supervisors.  

 b)  California Coastal Commission. This project is appealable to the 
California Coastal Commission pursuant to Title 20 sections 
20.86.080.A.1 and 20.86.080.A.3, as it includes development between 
the see and the first public road paralleling the sea (Highway 1) and 
involves development that is permitted in the zoning district as a 
conditional use. The project includes development on slopes in excess 
of 30%, development within the Critical Viewshed, native tree removal, 
and development within 100 feet of environmentally sensitive habitat 
areas which are non-exempt development requiring Coastal 
Development Permits and considered conditionally allowable regardless 
of the property’s underlying zoning designation. 
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DECISION 
 
NOW, THEREFORE, based on the above findings and evidence, the Planning Commission 
does hereby:  

1) Finding that the project qualifies for Class 2, 3, and 33 Categorical Exemptions pursuant 
to CEQA Guidelines sections 15302, 15303, and 15333, and that none of the exceptions 
from CEQA Guidelines 15300.2 apply; and 

2) Approve a Combined Development Permit consisting of:  
a. A Coastal Administrative Permit and Design Approval to allow: 

i. demolition an existing 2,860 square foot single family dwelling,  
ii. construction of a 6,556 square foot  two-story four-bedroom single family 

dwelling inclusive of an attached 775 square foot garage and 1,498 square foot 
basement; 

iii. construction of a 800 square foot two-bedroom Accessory Dwelling Unit with an 
attached 333 square foot mechanical/storage room and approximately 880 square 
feet in attached stairs, landing, deck, and jacuzzi; 

iv. associated site improvements including approximately 3440 cubic yards of cut 
and 120 cubic yards of fill and restoration of approximately 25,075 square feet of 
disturbed areas with native coastal scrub plants); and 

b. A Coastal Development Permit to allow development in the Critical Viewshed; 
c. A Coastal Development Permit to allow approximately 2,090 square feet 

development on slopes in excess of 30%;  
d. A Coastal Development Permit to allow removal of up to three Cypress trees;  
e. A Coastal Development Permit to allow development within 50 feet of a coastal 

bluff; 
f. A Coastal Development Permit to allow development within 100 feet of 

Environmentally Sensitive Habitat Area (coastal scrub); and 
g. A Coastal Administrative Permit to allow development within 750 feet of 

archaeological resources. 

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 10th day of December, 2025, 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 
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THE CLERK TO 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. 
 
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 
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DRAFT Conditions of Approval/Implementation Plan/Mitigation 

Monitoring and Reporting Plan

PLN210348

County of Monterey HCD Planning

1. PD001 - SPECIFIC USES ONLY

PlanningResponsible Department:

This Combined Development permit (PLN210348) allows (a) demolition an existing 

2,860 square foot single family dwelling, (b) construction of a 6,556 square foot 

two-story single family dwelling, inclusive of an attached 775 square foot garage and 

1,498 square foot basement; (c) construction of an 800 square foot Accessory 

Dwelling Unit with an attached 333 square foot mechanical/storage room and 

approximately 880 square feet of attached stairs, landing, deck, and jacuzzi; and (d) 

associated site improvements, including approximately 3,440 cubic yards of cut and 

120 cubic yards of fill and restoration of approximately 25,075 square feet of disturbed 

areas with native coastal scrub plants.

Project requires removal of up to three Cypress trees, development within 50 feet of a 

coastal bluff, approximately 2,090 sf structural development on slopes greater than 

30%, and development within 750 feet of archaeological resources; and 100 feet of 

Environmentally Sensitive Habitat Area. The property is located at 36240 & 36242 

Highway 1 Big Sur, California (Assessor's Parcel Number 243-251-011-000), Big Sur 

Coast 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 HCD Chief of 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:
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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 243-151-011-000 on 

December 10, 2025. The permit was granted subject to 20 conditions of approval 

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

Planning."

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

Compliance or 

Monitoring 

Action to be 

Performed:

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.  County of Monterey 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 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. 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:
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5. PD055 - CONSTRUCTION MANAGEMENT PLAN

PlanningResponsible Department:

The applicant shall submit a site-specific Construction Management Plan (CMP) to 

HCD-Planning and HCD-Engineering Services for review and approval that describes 

how the site will be managed during construction to protect onsite and nearby sensitive 

resources, avoid construction nuisance impacts to nearby properties, and reduce 

congesting/circulation impacts to the local transportation network. The applicant shall 

be required to adhere to the approved CMP. The Construction Management Plan shall 

include the following (as applicable):

• Names and contact information (primary and secondary) of parties responsible for 

project during construction.

• Summary table including:

• Types of construction vehicles and number of trucks and/or vehicle trips/day.

• Quantity and extent (acreage) of grading per day (Air Quality Management District 

Standards).

• Hours of operation.

• Project scheduling (dates) and duration of construction.

• Map illustrating:

• Location of project (vicinity map).

• Proposed route for hauling material.

• Location of Sensitive Receptors (schools, hospitals, etc) along haul route.

• Location of stockpiles and parking for construction vehicles.  

• Sensitive areas (tree protection zones, drainage, environmentally sensitive habitat, 

slopes, etc) where no parking, stockpiling, construction will occur. 

The CMP shall: 

• Prescribe measures to reduce traffic impacts including but not limited to scheduling 

hauling and material deliveries off-peak hours and encouraging carpooling

• Include a parking plan that includes measures to reduce the visual impacts seen by 

Highway 1 travelers and the surrounding communities during the construction.

• Include measures that shall be taken to prevent construction vehicles from queuing 

on Highway 1 at any time during the construction.

• Prohibit blocking of access roads.

• Avoid impacting access to private properties by not parking on neighboring 

properties or impinging on the travel lane of driveways or access roads. Construction 

vehicles shall be encouraged to not park directly in-front of neighboring properties.

• Ensure pedestrian paths of travel are not impeded or that  alternative paths of travel 

are provided.

• Provide adequate storage and staging areas. Staging and storage areas shall be 

on-site to the maximum extent possible to reduce potential noise, dust, glare, and other 

impacts to neighboring property.

• If on-site storage and staging areas cannot be accommodated, appropriate best 

management practices shall be implemented to ensure that off -site storage and 

staging do not adversely impact access or cause excessive noise, dust, or lighting for 

neighboring properties. 

• The Applicant/Owner may need to obtain separate authorization to utilize off -site 

storage and staging areas. The owner/applicant shall be responsible for securing this 

authorization prior to approval of the CMP.

• Prior to the commencement of construction activities, the applicant shall post a 

publicly visible sign that outlines the specifics of the construction management plan , 

the telephone number of the on-site contractor, and the telephone number of the 

Condition/Mitigation 

Monitoring Measure:
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person to contact regarding complaints.  This contact person shall respond to 

complaints and take corrective action within 24 hours.

• The job site must remain free of all forms of trash at all times of the day and night . 

All trash and/or construction debris shall be bagged and hauled away daily, or 

completely secured.

• No debris, soil, silt, sand, oil, petroleum products, cement, concrete, or washings 

thereof shall be allowed to enter into, or be placed where they may be washed by 

rainfall or runoff, onto the adjacent bluff or into the Pacific Ocean.

• Recommendations from the project biologist, arborist, archaeologist, and/or other 

qualified professionals relating to construction activities shall be included in the CMP .  

(HCD - Planning)

1. Prior to issuance of a construction permit, the Owner/Applicant/Contractor shall 

prepare and submit a CMP meeting the requirements of this condition to 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 yes, they of the project.

Compliance or 

Monitoring 

Action to be 

Performed:

6. 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:

7. PD005(A) - NOTICE OF EXEMPTION

PlanningResponsible Department:

Pursuant to CEQA Guidelines § 15062, a Notice of Exemption shall be filed for this 

project.  The filing fee shall be submitted prior to filing the Notice of Exemption . 

(HCD-Planning)

Condition/Mitigation 

Monitoring Measure:

After project approval, the Owner/Applicant shall submit a check, payable to the County 

of Monterey, to the Director of HCD - Planning.

Compliance or 

Monitoring 

Action to be 

Performed:

8. PD006(A) - CONDITION COMPLIANCE FEE

PlanningResponsible Department:

The Owner/Applicant shall pay the Condition Compliance fee, as set forth in the fee 

schedule adopted by the Board of Supervisors, for the staff time required to satisfy 

conditions of approval. The fee in effect at the time of payment shall be paid prior to 

clearing any conditions of approval.

Condition/Mitigation 

Monitoring Measure:

Prior to clearance of conditions, the Owner/Applicant shall pay the Condition 

Compliance fee, as set forth in the fee schedule adopted by the Board of Supervisors.

Compliance or 

Monitoring 

Action to be 

Performed:
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9. PD011 - TREE AND ROOT PROTECTION

PlanningResponsible Department:

Trees which are located close to construction site(s) shall be protected from 

inadvertent damage from construction equipment by fencing off the canopy driplines 

and/or critical root zones (whichever is greater) with protective materials, wrapping 

trunks with protective materials, avoiding fill of any type against the base of the trunks 

and avoiding an increase in soil depth at the feeding zone or drip -line of the retained 

trees.  Said protection, approved by certified arborist, shall be demonstrated prior to 

issuance of building permits subject to the approval of HCD - Director of Planning.  If 

there is any potential for damage, all work must stop in the area and a report, with 

mitigation measures, shall be submitted by certified arborist.  Should any additional 

trees not included in this permit be harmed, during grading or construction activities, in 

such a way where removal is required, the owner/applicant shall obtain required 

permits. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of grading and/or building permits, the Owner/Applicant shall submit 

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

During construction, the Owner/Applicant/Arborist shall submit on-going evidence that 

tree protection measures are in place through out grading and construction phases.  If 

damage is possible, submit an interim report prepared by a certified arborist.

Prior to final inspection, the Owner/Applicant shall submit photos of the trees on the 

property to HCD-Planning after construction to document that tree protection has been 

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

Compliance or 

Monitoring 

Action to be 

Performed:

10. PD047 - DEMOLITION/DECONSTRUCTION (MBUAPCD RULE 439)

PlanningResponsible Department:

In accordance with Monterey Bay Unified Air Pollution Control District Rule 439, 

construction plans shall include "Demolition and Deconstruction" notes that incorporate 

the following work practice standards:

1.       Sufficiently wet the structure prior to deconstruction or demolition. Continue 

wetting as necessary during active deconstruction or demolition and the debris 

reduction process;

2.       Demolish the structure inward toward the building pad.  Lay down roof and walls 

so that they fall inward and not away from the building;

3.       Commencement of deconstruction or demolition activities shall be prohibited 

when the peak wind speed exceeds 15 miles per hour.

All Air District standards shall be enforced by the Air District .

(HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of a demolition permit, if applicable, the 

Owner/Applicant/Contractor shall incorporate a "Demolition/Deconstruction" note on 

the demolition site plan that includes, but is not limited to, the standards set forth in this 

condition.  

During demolition, the Owner/Applicant/Contractor shall obtain any required Air District 

permits and the Air District shall conduct all deconstruction or demolition inspection 

activities as required by the Air District.

Compliance or 

Monitoring 

Action to be 

Performed:
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11. PD048 - TREE REPLACEMENT/RELOCATION

PlanningResponsible Department:

Within 60 days of permit approval, the applicant shall replace and or relocate each tree 

approved for removal as follows:

 - Replacement ratio recommended by arborist: 2:1 for 27" landmark Cypress tree, with 

additional new Cypress trees as shown in the draft Landscape Plan. Replacement 

tree(s) shall be 24-inch box trees to minimize temporary impacts to the Critical 

Viewshed and shall be located within the same general location as the tree being 

removed.

It is possible that two other Cypress trees may be impacted at the roots such that they 

would require replacement (34 inch diameter and 15 inch diameter). The two trees are 

immediately adjacent to the south and west structural development and are proposed 

for tree protection. The owner/applicant shall provide protection, and an arborist shall 

be present during root cutting to ensure the best possible chance for survival. If one or 

both of these additional trees fail, they shall not require an additional Coastal 

Development Permit for removal but shall be replaced in 2:1 ratio for the 34 inch 

diameter tree and 1:1 ratio for the smaller tree. Replacement tree(s) for these trees 

that may not survive shall be with normal sized saplings, as there is no anticipated 

impact to the Critical Viewshed if they fail. The replanted trees shall be located within 

the same general location. 

The final tree impact and replacement ratios and sizes shall be confirmed by 

HCD-Planning prior to final inspection of the subsequent building permits .(HCD - 

Planning)

Condition/Mitigation 

Monitoring Measure:

The Owner/Applicant shall submit evidence of tree replacement to HCD -Planning

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

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

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

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

condition.

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

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

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

follow-up remediation measures or additional permits are required.

Compliance or 

Monitoring 

Action to be 

Performed:
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12. EHSP01 - ONSITE WASTEWATER TREATMENT SYSTEM DESIGN

Health DepartmentResponsible Department:

The Environmental Health Bureau (EHB) has determined that adequate area exists for 

onsite wastewater disposal for the proposed development.  Submit onsite wastewater 

treatment system (OWTS) plans for review and approval indicating the location, design 

layout and size specifications that meets standards found in Monterey County Code 

Chapter 15.20, Sewage Disposal Ordinance, and the Central Coast Basin Plan, 

Regional Water Quality Control Board, and Monterey County Local Agency 

Management Program (LAMP). Furthermore, the OWTS design shall be sited in areas 

of previous habitat disturbance to the maximum extent. Location shall be subject to 

EHB and HCD-Planning review and approval.

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of construction permit, submit an OWTS application and design plans 

for review and approval by the EHB and HCD-Planning.  Applicant shall obtain a permit 

to install the OWTS from EHB.

Compliance or 

Monitoring 

Action to be 

Performed:

13. PD052 - PRE-CONSTRUCTION MEETING

PlanningResponsible Department:

Prior to the commencement of any grading or construction activities, a 

pre-construction meeting shall be held on the site.  The meeting shall include 

representatives of each of the selected contractors, any consultant who will conduct 

required monitoring, the Owner/Applicant, the HCD -Planning Department and any 

other appropriate County Departments.  The purpose of the meeting is to review the 

conditions of approval that are applicable to the grading and construction of the 

approved development.  (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to commencement of any grading or construction activities, the Owner /Applicant 

shall contact HCD -Planning to schedule a pre-construction meeting prior to 

commencement of any grading or construction activities.  The Owner /Applicant shall 

be responsible for ensuring that all appropriate contractors and technical consultants 

are in attendance.  HCD -Planning staff shall be responsible for identifying and notifying 

other County Departments that should attend the meeting (if applicable).

Compliance or 

Monitoring 

Action to be 

Performed:
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14. PD022(A) - EASEMENT-CONSERVATION & SCENIC

PlanningResponsible Department:

A conservation and scenic easement shall be conveyed to the County over those 

portions of the property where all ESHA, including areas proposed for restoration by the 

PLN210348, undeveloped slopes in excess of 30%, and portions of the property within 

the critical viewshed exist.  The easement shall be developed in consultation with 

certified professionals.  An easement deed shall be submitted to, reviewed and 

approved by, the Director of HCD - Planning and accepted by the Board of Supervisors 

prior to recording the parcel/final map or prior to the issuance of grading and building 

permits. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

A qualified biologist shall review the easement area to verify that the area includes all 

ESHA, including areas proposed for restoration by the PLN210348 project. The 

Owner/Applicant shall install flagging on the perimeter of the easement area so HCD 

staff can verify it includes the portions of the property within the critical viewshed. The 

Owner/Applicant shall contact the project planner to schedule a site visit once the 

flagging is in place and plat/legal descriptions are submitted for review.

Prior to the issuance or grading or building permits, the Owner/Applicant shall submit 

the scenic easement deed and corresponding map showing the exact location of the 

easement on the property along with the metes and bound description developed in 

consultation with a certified professional, and biologist 's verification letter to the 

HCD-Planning Department for review and approval.

Prior to the issuance or grading or building permits, the Owner/Applicant shall submit a 

signed and notarized Subordination Agreement, if required, to HCD- Planning for review 

and approval.

Prior to the commencement of use, the Owner/Applicant shall record the deed and 

map showing the approved conservation and scenic easement.  Submit a copy of the 

recorded deed and map to HCD - Planning.

Compliance or 

Monitoring 

Action to be 

Performed:
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15. PDSP002: COASTAL HAZARDS DEED RESTRICTION

PlanningResponsible Department:

In accordance with Big Sur Coast Land Use Plan Hazards Policy 3.7.2.4, the owner 

shall record a deed restriction on the property describing the nature of the property’s 

hazards (Coastal Hazards, including but not limited to waves, storms, flooding, 

landslide, shoreline retreat, erosion, and earth movement, many of which will worsen 

with future sea level rise) and long-term maintenance requirements. This deed 

restriction shall also ensure consistency with Policy 3.9.1.1, that bluff top setbacks for 

development be adequate to avoid the need for sea walls during development’s 

economic lifespan. The deed restriction shall refer to Geological Report prepared for 

this site by Easton Geology, Inc. (Oct 28, 2022, HCD-Planning Library Doc. No. 

LIB220371) and include the following sections:

Assumed Risks. To assume all risks to the Permittee and the properties that are the 

subject of this permit of injury and damage from such hazards in connection with this 

permitted development. 

Liability Waiver. To unconditionally waive any claim of damage or liability against the 

California Coastal Commission & the County of Monterey, and their officers, agents, 

and employees for injury or damage from such hazards. 

Indemnification. To indemnify and hold harmless the California Coastal Commission & 

the County of Monterey, and their officers, agents, and employees with respect to the 

County’s approval of the project against any and all liability, claims, demands, 

damages, costs (including costs and fees incurred in defense of such claims), 

expenses, and amounts paid in settlement arising from any injury or damage due to 

such hazards. This indemnification obligation is imposed by Condition No. 19. Property 

owner understands and agrees that both indemnification obligations shall be 

memorialized in the indemnification agreement.

Permittee Responsible. That any adverse effects to property caused by the permitted 

project shall be fully the responsibility of the Permittee. 

Shoreline Armoring Prohibited. That no shoreline armoring shall ever be constructed to 

protect the development approved pursuant to this CDP, including in the event that the 

development is threatened with damage or destruction from coastal hazards in the 

future. 

Waiver of Rights to Construct Armoring. The Permittee hereby waives, on behalf of 

itself and all successors and assigns, any rights to construct such armoring that may 

exist under applicable law."

(HCD-Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to  issuance of construction permits, owner/applicant shall record a coastal 

hazards deed restriction, and provide HCD-Planning with evidence that it has been 

recorded. Such evidence shall be in the form of a copy of the recorded document with 

the recorders seal.

Compliance or 

Monitoring 

Action to be 

Performed:
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16. PDSP001: FINAL RESTORATION PLAN/LANDSCAPING PLAN

PlanningResponsible Department:

The parcel includes some intact areas of coastal scrub and areas of highly disturbed 

coastal scrub of various sub-communities, as indicated in the project Biological Report 

(Pat Regan, revision dated March 24, 2025, HCD-Planning Library Document No. 

LIB240077). Development is anticipated to directly impact the highly disturbed coastal 

scrub areas (a portion of the approx. 11,116  sq. ft. of new development area). The 

project includes a proposed Restoration Plan which was reviewed as part of the 

decision on Planning Commission Reso. No. ---. 

The draft Restoration Plan was found acceptable in concept, as it will restore approx . 

25,076 sq. ft. of the parcel to native coastal scrub consistent with the existing habitat on 

the parcel, a ratio of 1:2.5 impact to restoration. A draft Landscape Plan was submitted 

prior to the project hearing which includes habitat protection fencing which was found 

acceptable but other elements of the plan require update to match the Restoration 

Plan. Therefore, Applicant/Owner shall cause a final Restoration Plan and integrated 

Landscape Plan to be prepared. 

LUP Policy 3.3.2.4 requires the removal of indigenous vegetation and land disturbance 

(grading, excavation, paving, etc.) associated with development within environmentally 

sensitive habitats to be limited to that needed for the structural improvements 

themselves. To comply with this policy, during project review, a design for habitat 

fencing was proposed by the project Biologist, reviewed by HCD-Planning and 

California Coastal Commission staff, and found sufficient to protect the indigenous 

vegetation. The proposed habitat fencing shown in the plans attached to Planning 

Commission Resolution No. ---- shall be installed as designed, with the habitat area 

and coastal bluff areas on the outside of development. The project biologist shall 

oversee the installation of the protective fencing. The protective fencing shall be in 

place prior to the Preconstruction Meeting (Cond. No. 13) and prior to issuance of 

construction permits. Photographic evidence of the installed fencing shall be submitted 

to HCD-Planning prior to demolition permit issuance. Throughout all phases of 

demolition and construction, the contractor shall maintain, and improve as necessary , 

the fencing in the same location. Prior to final inspection of grading and /or construction 

permits from Building Services, the Applicant/Owner shall demonstrate to 

HCD-Planning that the protective fencing remained intact.

The landscaping plan shall be in sufficient detail to identify the location, species, and 

size of the proposed landscaping and shall include an irrigation plan. Any landscaping 

on the saddle below the development shall be low-profile plants that would not block 

ocean views. New trees shall not block ocean views from Highway 1 or the turnouts 

from which the parcel is visible.

The landscaping plan shall include current Fire Fuel Management requirements and 

shall comply with County's Fuel Management Plan design standards. 

The landscaping shall be installed and inspected prior to occupancy. All landscaped 

areas and/or fences shall be continuously maintained by the applicant and all plant 

material shall be continuously maintained in a litter-free, weed-free, healthy, growing 

condition. The Restoration Plan/Landscape Plan shall be reviewed by HCD-Planning 

for approval prior to issuance of construction permits. There shall be three years of 

monitoring.

(HCD-Planning)

Condition/Mitigation 

Monitoring Measure:
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Prior to issuance of construction permits submit restoration and landscape plans to 

HCD-Planning for review and approval.

Prior to construction final, submit photographic evidence and restoration professional 's 

written report that the restoration plan is underway in full compliance with the final 

Restoration Plan. Also prior to final, submit photographic evidence of all landscaped 

areas. If required, Applicant/Owner shall schedule a site inspection by staff at 

HCD-Planning.

All landscaped areas and fences shall be continuously maintained; all plant material 

shall be continuously maintained in a litter-free, weed-free, healthy, growing condition.

Compliance or 

Monitoring 

Action to be 

Performed:

17. 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:
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18. PD014(C) - LIGHTING-EXTERIOR LIGHTING PLAN (BIG SUR)

PlanningResponsible Department:

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

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

controlled.  Exterior lights shall have recessed lighting elements.  Exterior light sources 

that would be directly visible from critical viewshed viewing areas as defined in Section 

20.145.020.V, are prohibited. Glass proposed in the design, if left untreated, may also 

produce glare. Therefore, windows and glass shall be effectively glazed or treated with 

anti-glare treatments. 

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

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

each fixture and all glass treatments. 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 and type/treatment of windows and glass 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 and windows/glass specifications to HCD - Planning for review and 

approval.  Approved lighting plans shall be incorporated into final building plans.

Prior to final/occupancy, staff shall conduct a site visit to ensure that the lighting, 

windows and glass have been installed according to the approved plan and 

specifications.

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

window/glass are installed and maintained in accordance with the approved plan.

Compliance or 

Monitoring 

Action to be 

Performed:
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19. CC01 INDEMNIFICATION

County Counsel-Risk ManagementResponsible Department:

Owner/Applicant agrees as a condition and in consideration of approval of this 

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

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

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

agents, officers, and/or employees from any claim, action, or proceeding against the 

County and/or its agents, officers, and/or or employees to attack, set aside, void, or 

annul this approval and/or related subsequent approvals, including, but not limited to, 

design approvals, which action is brought within the time provided for under law . 

Owner/Applicant shall reimburse the County for any court costs and attorney 's fees 

that the County may be required by a court to pay as a result of such action. 

The County shall notify Owner/Applicant of any such claim, action, and/or proceeding 

as expeditiously as possible. The County may, at its sole discretion, participate in the 

defense of such action. However, such participation shall not relieve Owner/Applicant 

of his/her/its obligations under this condition. Regardless, the County shall cooperate 

fully in defense of the claim, action, and/or proceeding.

(County Counsel-Risk Management)

Condition/Mitigation 

Monitoring Measure:

This Indemnification Obligation binds Owner/Applicant from the date of approval of this 

discretionary development permit forward. Regardless, on written demand of the 

County Counsel's Office, Owner/Applicant shall also execute and cause to be 

notarized an agreement to this effect. The County Counsel’s Office shall send 

Owner/Applicant an indemnification agreement. Owner/Applicant shall submit such 

signed and notarized Indemnification Agreement to the Office of the County Counsel for 

County’s review and signature. Owner/Applicant shall then record such indemnification 

agreement with the County of Monterey Recorder’s Office. Owner/Applicant shall be 

responsible for all costs required to comply with this paragraph including, but not limited 

to, notary costs and Recorder fees.

Compliance or 

Monitoring 

Action to be 

Performed:

20. PD016 - NOTICE OF REPORT

PlanningResponsible Department:

Prior to issuance of building or grading permits, a notice shall be recorded with the 

Monterey County Recorder which states:

"A geological report was prepared for the PLN210348 project by Gregory Easton on 

October 2, 2023 with update memo dated May 8, 2025, and they are on file in 

HCD-Planning Library as Document No. LIB220371).

A geotechnical report was prepared for the PLN210348 project by Yvette Wilson and 

John Buringa on October 28, 2022 with addendum by Yvette Wilson dated May 8, 2025, 

and they are on file in HCD-Planning Library as Document No. LIB220372. All 

development shall be in accordance with these reports."

(HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of grading and building permits, the Owner/Applicant shall submit 

proof of recordation of this notice to HCD - Planning.

Prior to occupancy, the Owner/Applicant shall submit proof, for review and approval, 

that all development has been implemented in accordance with the report to the HCD - 

Planning.

Compliance or 

Monitoring 

Action to be 

Performed:
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DRAWING REVISIONS:
February 2013 - Original Survey
October 2021 - Topographic Survey Update
October 2023 - Additional Topographic Update (Cypress groves located)
August 2024 - Boundary revised to reflect Lot Line Adjustment with northerly neighbor.

Topographic Survey

  36240 Highway 1, APN: 243-251-011
Located in Big Sur, Monterey County, State of California

Prepared For: Krimson Coast, LLC
Requested By: Carla Hashimoto, Eric Miller Architects

Original Survey - February 2013
Updated - August 2024

Rasmussen Land Surveying, Inc.
2150 Garden Road, Suite A-3, Monterey, California 93942

P: 831.375.7240  F: 831.375.2545

RLS W.O. # 2021-083 Krimson Coast               Sheet 1 of 1

Surveyor's Notes:
This map portrays the site at the time of the survey and does not show
soils or geologic information, underground conditions, easements,
zoning setbacks, regulatory information or any other items not
specifically identified by the party requesting the survey. There may
be easements or other rights, recorded or unrecorded, affecting the
subject property which  are not shown hereon.

Visible evidence of underground utilities such as utility meters,
manhole lids, clean outs, valve covers, pull boxes and similar features
are shown hereon.  Underground utilitiy pipes, conduits, transmission
lines sewer laterals, etc. were not located.  Information regarding
underground utility line locations should be obtained from the
appropriate utility companies or public agencies.

Elevations are based on an assumed datum as noted. Ground may
be 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 indicating tree trunk and tree canopy are drawn
to scale based on approximate trunk and canopy diameters.

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

Plotted On: 8/12/2024 3:55 PM  File Name: G:\Shared drives\Civil 3D Projects 2020-2029\2021 Projects\2021-083 Krimson Coast\dwg\Topo Survey REVISED 10 20 2023 - 36240 Highway 1 2021-083 Krimson Coast.dwg

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 - 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
N.S.F. - not searched for
O.R. - Official Records, Monterey
County
O.U. - origin unknown
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:

Vertical Datum:  Assumed.

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.
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AutoCAD SHX Text
%%UEROSION/DUST CONTROL NOTES

AutoCAD SHX Text
1. TEMPORARY CONCRETE WASHOUT FACILITIES SHOULD BE LOCATED A MINIMUM OF 50 FT FROM STORM DRAIN INLETS, OPEN DRAINAGE FACILITIES, AND WATERCOURSES. EACH FACILITY SHOULD BE LOCATED AWAY FROM CONSTRUCTION TRAFFIC OR ACCESS AREAS TO PREVENT DISTURBANCE OR TRACKING. 2. A SIGN SHOULD BE INSTALLED ADJACENT TO EACH WASHOUT FACILITY TO INFORM CONCRETE EQUIPMENT OPERATORS TO UTILIZE THE PROPER FACILITIES. 3. TEMPORARY CONCRETE WASHOUT FACILITIES SHOULD BE CONSTRUCTED ABOVE GRADE OR BELOW GRADE AT THE OPTION OF THE CONTRACTOR. TEMPORARY CONCRETE WASHOUT FACILITIES SHOULD BE CONSTRUCTED AND MAINTAINED IN SUFFICIENT QUANTITY AND SIZE TO CONTAIN ALL LIQUID AND CONCRETE WASTE GENERATED BY WASHOUT OPERATIONS. 4. TEMPORARY WASHOUT FACILITIES SHOULD HAVE A TEMPORARY PIT OR BERMED AREAS OF SUFFICIENT VOLUME TO COMPLETELY CONTAIN ALL LIQUID AND WASTE CONCRETE MATERIALS GENERATED DURING WASHOUT PROCEDURES. 5. WASHOUT OF CONCRETE TRUCKS SHOULD BE PERFORMED IN DESIGNATED AREAS ONLY. 6. ONLY CONCRETE FROM MIXER TRUCK CHUTES SHOULD BE WASHED INTO CONCRETE WASHOUT. 7. CONCRETE WASHOUT FROM CONCRETE PUMPER BINS CAN BE WASHED INTO CONCRETE PUMPER TRUCKS AND DISCHARGED INTO DESIGNATED WASHOUT AREA OR PROPERLY DISPOSED OF OFFSITE. 8. ONCE CONCRETE WASTES ARE WASHED INTO THE DESIGNATED AREA AND ALLOWED TO HARDEN, THE CONCRETE SHOULD BE BROKEN UP, REMOVED, AND DISPOSED OF PER PROPER WASTE MANAGEMENT PROCEDURES. DISPOSE OF HARDENED CONCRETE ON A REGULAR BASIS.
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1. LIQUIDS, PETROLEUM PRODUCTS, AND SUBSTANCES LISTED IN 40 CFR PARTS 110, 117, OR 302 SHOULD BE STORED IN APPROVED CONTAINERS AND DRUMS AND SHOULD NOT BE OVERFILLED. CONTAINERS AND DRUMS SHOULD BE PLACED IN TEMPORARY CONTAINMENT FACILITIES FOR STORAGE.  2. TEMPORARY CONTAINMENT FACILITY SHOULD PROVIDE FOR A SPILL CONTAINMENT VOLUME ABLE TO CONTAIN PRECIPITATION FROM A 25 YEAR STORM EVENT, PLUS THE AGGREGATE VOLUME OF ALL CONTAINERS OR 100% OF THE CAPACITY OF THE LARGEST CONTAINER WITHIN ITS BOUNDARY, WHICHEVER IS GREATER. 3. A TEMPORARY CONTAINMENT FACILITY SHOULD BE IMPERVIOUS TO THE MATERIALS STORED THEREIN FOR A MINIMUM CONTACT TIME OF 72 HOURS. 4. A TEMPORARY CONTAINMENT FACILITY SHOULD BE MAINTAINED FREE OF ACCUMULATED RAINWATER AND SPILLS. IN THE EVENT OF SPILLS OR LEAKS, ACCUMULATED RAINWATER SHOULD BE COLLECTED AND PLACED INTO DRUMS. THESE LIQUIDS SHOULD BE HANDLED AS A HAZARDOUS WASTE UNLESS TESTING DETERMINES THEM TO BE NON-HAZARDOUS.  ALL COLLECTED LIQUIDS OR NON-HAZARDOUS LIQUIDS SHOULD BE SENT TO AN APPROVED DISPOSAL SITE. 5. SUFFICIENT SEPARATION SHOULD BE PROVIDED BETWEEN STORED CONTAINERS TO ALLOW FOR SPILL CLEANUP AND EMERGENCY RESPONSE ACCESS.  6. INCOMPATIBLE MATERIALS, SUCH AS CHLORINE AND AMMONIA, SHOULD NOT BE STORED IN THE SAME TEMPORARY CONTAINMENT FACILITY. 7. THROUGHOUT THE RAINY SEASON, EACH TEMPORARY CONTAINMENT FACILITY SHOULD BE COVERED DURING NON-WORKING DAYS, PRIOR TO, AND DURING RAIN EVENTS. 8. MATERIALS SHOULD BE STORED IN THEIR ORIGINAL CONTAINERS AND THE ORIGINAL PRODUCT LABELS SHOULD BE MAINTAINED IN PLACE IN A LEGIBLE CONDITION. DAMAGED OR OTHERWISE ILLEGIBLE LABELS SHOULD BE REPLACED IMMEDIATELY.  9. BAGGED AND BOXED MATERIALS SHOULD BE STORED ON PALLETS AND SHOULD NOT BE ALLOWED TO ACCUMULATE ON THE GROUND. TO PROVIDE PROTECTION FROM WIND AND RAIN THROUGHOUT THE RAINY SEASON, BAGGED AND BOXED MATERIALS SHOULD BE COVERED DURING NON-WORKING DAYS AND PRIOR TO AND DURING RAIN EVENTS.  10. STOCKPILES SHOULD BE PROTECTED IN ACCORDANCE WITH CALIFORNIA STORM WATER QUALITY HANDBOOK CONSTRUCTION PRACTICES WM-3, STOCKPILE MANAGEMENT. CALIFORNIA STORM WATER QUALITY HANDBOOK CONSTRUCTION PRACTICES WM-3, STOCKPILE MANAGEMENT.  WM-3, STOCKPILE MANAGEMENT. 11. MATERIALS SHOULD BE STORED INDOORS WITHIN EXISTING STRUCTURES OR SHEDS WHEN AVAILABLE. 12. PROPER STORAGE INSTRUCTIONS SHOULD BE POSTED AT ALL TIMES IN AN OPEN AND CONSPICUOUS LOCATIONS. 13. AN AMPLE SUPPLY OF APPROPRIATE SPILL CLEAN MATERIAL SHOULD BE KEPT NEAR STORAGE AREAS. 14. KEEP AN ACCURATE, UP-TO-DATE INVENTORY OF MATERIAL DELIVERED AND STORED ONSITE. 15. ARRANGE FOR EMPLOYEES TRAINED IN EMERGENCY SPILL CLEANUP PROCEDURES TO BE PRESENT WHEN DANGEROUS MATERIALS OR LIQUID CHEMICALS ARE UNLOADED.
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1. WATER TIGHT DUMPSTERS OF SUFFICIENT SIZE AND NUMBER SHALL BE PROVIDED TO CONTAIN THE SOLID WASTE GENERATED BY THE PROJECT AND SHALL BE PROPERLY SERVICED. 2. LITTERING ON THE PROJECT SITE SHALL BE PROHIBITED. 3. TRASH RECEPTACLES SHALL BE PROVIDED IN FIELD TRAILER AREAS AND IN LOCATIONS WERE WORKERS CONGREGATE FOR LUNCH AND BREAK PERIODS. 4. CONSTRUCTION DEBRIS AND LITTER FROM WORK AREAS WITHIN THE CONSTRUCTION LIMITS OF THE PROJECT SITE SHALL BE COLLECTED AND PLACED IN WATER TIGHT DUMPSTERS AT LEAST WEEKLY. COLLECTED LITTER OR DEBRIS SHALL NOT BE PLACED IN OR NEXT TO DRAIN INLETS, STORM WATER DRAINAGE SYSTEMS OR WATERCOURSES. 5. FULL DUMPSTERS SHALL BE REMOVED FROM THE PROJECT SITE AND THE CONTENTS SHALL BE DISPOSED OF AT A LEGALLY APPROVED LAND FILL LOCATION. 6. ALL DUMPSTERS SHALL BE HANDLED AND DISPOSED OF BY TRASH HAULING CONTRACTOR. 7. CONSTRUCTION DEBRIS AND WASTE SHALL BE REMOVED FROM THE SITE EVERY TWO WEEKS OR SOONER IF NEEDED. 8. STORM WATER RUN ON SHALL BE PREVENTED FROM CONTACTING STOCKPILED SOLID WASTE THROUGH THE USE OF BERMS OR OTHER TEMPORARY DIVERSION STRUCTURES OR THROUGH THE USE OF MEASURES TO ELEVATE WASTE FROM SURFACE. 9. WASTE STORED IN STOCKPILES SHALL BE SECURLY COVERED FROM WIND AND RAIN BY COVERING WASTE WITH TARPS OR PLASTIC SHEETING WHILE WAITING FOR OFF HAUL OR TRANSFER TO DUMPSTER. 10. SEGREGATE HAZARDOUS WASTE FROM NON-HAZARDOUS WASTE. FOR DISPOSAL OF HAZARDOUS WASTE SEE BMP WM-6. HAVE HAZARDOUS WASTE HAULED TO AN APPROPRIATE DISPOSAL FACILITY IMMEDIATELY AFTER DEMOLITION OR USE. 11. MAKE SURE THAT TOXIC LIQUID WASTES AND CHEMICALS ARE NOT DISPOSED OF IN DUMPSTERS BUT ARE REMOVED OFF SITE APPROPRIATELY.     
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NOTES: 1. ALL STOCKPILES SHALL BE CONTAINED AND COVERED WHEN NOT ACTIVE, AND SECURED AT THE END OF EACH DAY. 2. STOCKPILES SHALL BE SECURELY COVERED OVERNIGHT, AND PRIOR TO,  DURING, AND AFTER RAIN EVENTS. 3. NO MATERIAL SHALL LEAVE THE SITE OR MOVE INTO STREET. 4. PLASTIC SHEETING HAS LIMITATIONS DUE TO SUNLIGHT BREAKDOWN, HARD TO MANAGE IN WINDY CONDITIONS, AND CAN INCREASE RUNOFF ISSUE FOR  PERIMETER CONTROLS.  INSPECT FREQUENTLY OR USE GEOSYNTHETIC FABRIC AS APPLICABLE. 5. DO NOT LOCATE WITHIN 50 FEET OF A STORM DRAIN.  

AutoCAD SHX Text
6.0' O.C.

AutoCAD SHX Text
3.0'

AutoCAD SHX Text
FLOW

AutoCAD SHX Text
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1. ALL WORK SHALL TAKE PLACE DURING DAYLIGHT HOURS, MONDAY - FRIDAY, 8AM TO 5PM (EXCLUDING NATIONAL HOLIDAYS) 2. THE SIGNED PERMITS AND THE APPROVED CONSTRUCTION PLANS SHALL BE MAINTAINED IN A CONSPICUOUS LOCATION AT THE CONSTRUCTION JOB SITE AT ALL TIMES, AND THAT SUCH COPIES ARE AVAILABLE FOR AGENCY REVIEW ON REQUEST. ALL PERSONS INVOLVED WITH THE CONSTRUCTION SHALL BE BRIEFED ON THE CONTENT AND MEANING OF THE PERMITS AND THE APPROVED CONSTRUCTION PLANS, AND THE PUBLIC REVIEW REQUIREMENTS APPLICABLE TO THEM, PRIOR TO COMMENCEMENT OF CONSTRUCTION. 3. STOP WORK WITHIN 50 METERS (165 FT) OF UNCOVERED RESOURCE AND CONTACT MONTEREY COUNTY HCD-PLANNING AND A QUALIFIED ARCHAEOLOGIST IMMEDIATELY IF STOP WORK WITHIN 50 METERS (165 FT) 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.  4. EQUIPMENT WASHING, REFUELING AND SERVICING SHALL TAKE PLACE ONLY ONSITE. APPROPRIATE BEST MANAGEMENT PRACTICES SHALL BE USED TO ENSURE THAT NO SPILLS OF PETROLEUM PRODUCTS OR OTHER CHEMICALS TAKE PLACE DURING THESE ACTIVITIES. SEE BMP HANDOUT ON THIS SHEET. 5. THE CONSTRUCTION SITE SHALL MAINTAIN GOOD CONSTRUCTION SITE HOUSEKEEPING CONTROLS AND PROCEDURES (E.G. CLEANUP ALL LEAKS, DRIPS, AND OTHER SPILLS IMMEDIATELY; KEEP MATERIALS COVERED AND OUT OF THE RAIN, INCLUDING COVERING EXPOSED PILES OF SOIL AND WASTES; DISPOSE OF ALL WASTES PROPERLY, PLACE TRASH RECEPTACLES ON SITE FOR THAT PURPOSE, AND COVER OPEN TRASH RECEPTACLES DURING WET WEATHER). SEE BMP HANDOUT ON THIS SHEET. 6. ALL EROSION AND SEDIMENT CONTROLS SHALL BE IN PLACE PRIOR TO THE COMMENCEMENT OF CONSTRUCTION AS WELL AS AT THE END OF EACH WORKDAY. AT A MINIMUM, SILT FENCES, OR EQUIVALENT APPARATUS, SHALL BE INSTALLED AT THE PERIMETER OF THE CONSTRUCTION SITE TO PREVENT CONSTRUCTION-RELATED RUNOFF AND/OR SEDIMENT FROM LEAVING THE SITE. 7. THE CONTRACTOR SHALL IMPLEMENT THE FOLLOWING MEASURES TO CONTROL FUGITIVE DUST EMISSIONS DURING CONSTRUCTION  (MM AQ C1 - DUST CONTROL): 1. WATER ALL ACTIVE CONSTRUCTION AREAS AT LEAST TWICE DAILY. FREQUENCY SHOULD BE BASED ON THE TYPE OF OPERATION, SOIL, AND WIND EXPOSURE.  2. PROHIBIT ALL GRADING ACTIVITIES DURING PERIODS OF HIGH WIND MORE THAN 15 MILES PER HOUR.  3. APPLY CHEMICAL SOIL STABILIZERS ON INACTIVE CONSTRUCTION AREAS SUCH AS DISTURBED LANDS WITHIN CONSTRUCTION PROJECTS THAT ARE UNUSED FOR AT LEAST FOUR CONSECUTIVE DAYS. - NOT APPLICABLE TO SITE 4. APPLY NON-TOXIC BINDERS LIKE LATEX ACRYLIC COPOLYMER TO EXPOSED AREAS AFTER CUT AND FILL OPERATIONS AND HYDROSEED AREA. - NOT APPLICABLE TO SITE 5. MAINTAIN AT LEAST 2 FEET OF FREEBOARD ON HAUL TRUCKS.  6. COVER ALL TRUCKS HAULING DIRT SAND OR LOOSE MATERIALS.  7. PLANT TREE WINDBREAKS ON THE WINDWARD PERIMETER OF CONSTRUCTION PROJECTS IF ADJACENT TO OPEN LAND, PRIOR TO CONSTRUCTION-NOT APPLICABLE TO SITE 8. PLANT VEGETATIVE GROUND COVER IN DISTURBED AREAS AS SOON AS POSSIBLE.  9. COVER INACTIVE STORAGE PILES.  10. INSTALL WHEEL WASHERS AT THE ENTRANCE TO CONSTRUCTION SITES FOR ALL EXITING TRUCKS. 11. PAVE ALL ROADS ON CONSTRUCTION SITES PRIOR TO USE BY CONSTRUCTION EQUIPMENT - NOT APPLICABLE TO SITE 12. SWEEP STREETS IF VISIBLE SOIL MATERIAL IS CARRIED OUT FROM THE CONSTRUCTION SITE  13. POST A PUBLICLY VISIBLE SIGN THAT SPECIFIES THE TELEPHONE NUMBER AND PERSON TO CONTACT REGARDING DUST COMPLAINTS. THIS PERSON WILL RESPOND TO COMPLAINTS AND TAKE CORRECTIVE ACTION WITHIN 48 HOURS. THE PHONE NUMBER OF THE MBUAPCD WILL BE VISIBLE TO ENSURE COMPLIANCE WITH RULE 402  NUISANCE.  NUMBER OF THE MBUAPCD WILL BE VISIBLE TO ENSURE COMPLIANCE WITH RULE 402  NUISANCE.  NUISANCE.  14. LIMIT THE AREA UNDER CONSTRUCTION AT ANY ONE TIME. THE CONSTRUCTION CONTRACTOR WILL ENSURE THESE MEASURES ARE IMPLEMENTED DURING CONSTRUCTION AS VERIFIABLE UPON COUNTY INSPECTION. 8. THE CONTRACTOR WILL ENSURE THAT ALL STATIONARY NOISE GENERATING EQUIPMENT, SUCH AS PUMPS AND GENERATORS ARE LOCATED AS FAR AS POSSIBLE FROM NEARBY THE CONTRACTOR WILL ENSURE THAT ALL STATIONARY NOISE GENERATING EQUIPMENT, SUCH AS PUMPS AND GENERATORS ARE LOCATED AS FAR AS POSSIBLE FROM NEARBY NOISE SENSITIVE RECEPTORS AS PRACTICABLE. WHERE POSSIBLE, NOISE GENERATING EQUIPMENT WILL BE SHIELDED FROM NEARBY NOISE SENSITIVE RECEPTORS BY NOISE ATTENUATING BUFFERS SUCH AS STRUCTURES OR HAUL TRUCK TRAILERS. STATIONARY NOISE SOURCES LOCATED CLOSER THAN 500 FEET FROM NOISE SENSITIVE RECEPTORS WILL BE EQUIPPED WITH NOISE REDUCING ENGINE HOUSINGS. PORTABLE ACOUSTIC BARRIERS WILL BE PLACED AROUND NOISE GENERATING EQUIPMENT LOCATED WITHIN 200 FEET OF RESIDENCES. WATER TANKS AND EQUIPMENT STORAGE, STAGING, AND WARM-UP AREAS WILL BE LOCATED AS FAR FROM NOISE SENSITIVE RECEPTORS AS POSSIBLE. 9. THE CONTRACTOR WILL ENSURE ALL CONSTRUCTION EQUIPMENT POWERED BY GASOLINE OR DIESEL ENGINES HAS SOUND CONTROL DEVICES AT LEAST AS EFFECTIVE AS THE CONTRACTOR WILL ENSURE ALL CONSTRUCTION EQUIPMENT POWERED BY GASOLINE OR DIESEL ENGINES HAS SOUND CONTROL DEVICES AT LEAST AS EFFECTIVE AS THOSE ORIGINALLY PROVIDED BY THE MANUFACTURER. NO EQUIPMENT WILL BE PERMITTED TO HAVE AN UNMUFFLED EXHAUST.  10. THE APPLICANT WILL ENSURE THE CONSTRUCTION SPECIFICATIONS SPECIFY THAT ANY MOBILE NOISE-GENERATING EQUIPMENT OR MACHINERY IS SHUT OFF WHEN NOT IN THE APPLICANT WILL ENSURE THE CONSTRUCTION SPECIFICATIONS SPECIFY THAT ANY MOBILE NOISE-GENERATING EQUIPMENT OR MACHINERY IS SHUT OFF WHEN NOT IN USE. THESE REQUIREMENTS WILL BE INCLUDED IN ALL RELEVANT CONSTRUCTION CONTRACTS AND SHOWN ON CONSTRUCTION PLANS, AND WILL BE IMPLEMENTED DURING CONSTRUCTION.  11. THE CONTRACTOR TO ENSURE THAT CONSTRUCTION VEHICLES ACCESSING THE SITE USE THE SHORTEST POSSIBLE ROUTE TO AND FROM LOCAL FREEWAYS, PROVIDED THE THE CONTRACTOR TO ENSURE THAT CONSTRUCTION VEHICLES ACCESSING THE SITE USE THE SHORTEST POSSIBLE ROUTE TO AND FROM LOCAL FREEWAYS, PROVIDED THE ROUTES DO NOT EXPOSE ADDITIONAL RECEPTORS TO NOISE. SEE APPROVED TRUCK ROUTE ON THIS SHEET. 12. THE APPLICANT AND THE CONTRACTOR WILL ENSURE THAT RESIDENTS WITHIN 500 FEET OF THE CONSTRUCTION AREA ARE NOTIFIED OF THE CONSTRUCTION SCHEDULE IN THE APPLICANT AND THE CONTRACTOR WILL ENSURE THAT RESIDENTS WITHIN 500 FEET OF THE CONSTRUCTION AREA ARE NOTIFIED OF THE CONSTRUCTION SCHEDULE IN WRITING BEFORE CONSTRUCTION BEGINS. 
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CONTRACTOR SHALL PROVIDE A CONSTRUCTION COORDINATOR THAT CAN BE CONTACTED DURING CONSTRUCTION, SHOULD QUESTIONS ARISE DURING CONSTRUCTION (IN CASE OF BOTH REGULAR INQUIRES AND IN EMERGENCIES). THEIR CONTACT INFORMATION (INCLUDING THEIR ADDRESS AND 24-HOUR PHONE NUMBER) SHALL BE CONSPICUOUSLY POSTED AT THE JOB SITE IN A MANNER THAT THE CONTACT INFORMATION IS READILY VISIBLE FROM PUBLIC VIEWING AREAS. THE POSTING SHALL INDICATE THAT THE CONSTRUCTION COORDINATOR SHOULD BE CONTACTED TO ANSWER ANY QUESTIONS THAT ARISE DURING CONSTRUCTION (IN CASE OF BOTH REGULAR INQUIRES AND IN EMERGENCIES). THE CONSTRUCTION COORDINATOR SHALL RECORD THE NAME, PHONE NUMBER AND NATURE OF ALL COMPLAINTS (IF ANY) RECEIVED DURING CONSTRUCTION, AND SHALL INVESTIGATE COMPLAINTS AND TAKE REMEDIAL ACTION, IF NECESSARY, WITHIN 24-HOURS OF RECEIPT OF THE COMPLAINT OR INQUIRY.
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ADDITIONAL NOTES: 1. THIS PROJECT SITE WILL EXPECT 2-10 WORKERS PER DAY. 2. THIS PROJECT SITE WILL EXPECT NO MORE THAN 5 TRUCK DELIVERIES PER DAY. 3. CONSTRUCTION PARKING WILL BE AT THE SITE WITHIN PROPOSED AREA CONSTRUCTION PARKING WILL BE AT THE SITE WITHIN PROPOSED AREA 
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EARTHWORK QUANTITIES:  3440 CY CUT 120 CY FILL    3320 CY CUT TO BE EXPORTED OFF SITE AT 10 CY PER TRUCK LOAD AND  LIMITED TO 10 TRUCK TRIPS PER DAY, OR 100 CY OF EXPORT PER DAY, IT IS ESTIMATED THAT IT WILL TAKE  332 TRUCK TRIPS OR 33 DAYS TO OFF HAUL EXCESS DIRT
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GRADING STAGING:  SEE GRADING PLANS FOR GRADING AND EROSION CONTROL DURING CONSTRUCTION.   STEP 1: DEMOLISH EXISTING BUILDINGS, DECK, PAVED AREAS, AND WALLS IN THEIR ENTIRETY AS  DEMOLISH EXISTING BUILDINGS, DECK, PAVED AREAS, AND WALLS IN THEIR ENTIRETY AS SHOWN ON THE DEMOLITION PLAN. ALL DEBRIS TO BE REMOVED OFF SITE TO THE MONTEREY REGIONAL WASTE MANAGEMENT LANDFILL VIA HAUL ROUTE SHOWN IN A/C8. USE DESIGNATED AREA FOR TEMPORARY STOCKPILE AREA.   STEP 2: REMOVE TREES DESIGNATED FOR REMOVAL AS SHOWN ON THE DEMOLITION PLAN AND  REMOVE TREES DESIGNATED FOR REMOVAL AS SHOWN ON THE DEMOLITION PLAN AND CLEAR AND GRUB SITE PER GEOTECHNICAL REPORT SPECIFICATIONS. ALL DEBRIS TO BE REMOVED OFF SITE TO THE MONTEREY REGIONAL WASTE MANAGEMENT LANDFILL VIA HAUL ROUTE SHOWN IN A/C8. USE DESIGNATED AREA FOR TEMPORARY STOCKPILE AREA.   IMPLEMENT EROSION CONTROL ONCE SITE HAS BEEN DISTURBED. SEE EROSION CONTROL PLAN FOR NECESSARY BMPS DURING GRADING OPERATIONS.  STEP 3: REMOVE CUT MATERIAL AND USE DESIGNATED AREAS FOR EQUIPMENT STAGING AND  REMOVE CUT MATERIAL AND USE DESIGNATED AREAS FOR EQUIPMENT STAGING AND TEMPORARY STOCKPILE AREA. SEE EROSION CONTROL PLAN FOR NECESSARY BMPS DURING GRADING OPERATIONS. STEP 4: PLACE CUT MATERIAL WITHIN AREAS TO RECEIVE FILL PER GEOTECHICAL REPORT  PLACE CUT MATERIAL WITHIN AREAS TO RECEIVE FILL PER GEOTECHICAL REPORT SPECIFICATIONS. STEP 5: REMOVE EXCESS CUT MATERIAL OFF SITE TO THE MONTEREY REGIONAL WASTE  REMOVE EXCESS CUT MATERIAL OFF SITE TO THE MONTEREY REGIONAL WASTE MANAGEMENT LANDFILL VIA HAUL ROUTE SHOWN IN A/C8. (ON GOING) STEP 6: PREPARE SUBGRADE PER GEOTECHNICAL REPORT SPECIFICATIONS.   PREPARE SUBGRADE PER GEOTECHNICAL REPORT SPECIFICATIONS.  STEP 7: INSTALL ADDITIONAL BMPS AS SHOWN ON THE EROSION CONTROL PLAN AND MAINTAIN  INSTALL ADDITIONAL BMPS AS SHOWN ON THE EROSION CONTROL PLAN AND MAINTAIN BMPS UNTIL CONSTRUCTION IS FINISHED AND LANDSCAPING IS ESTABLISHED.
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ABBREVIATIONS CIVIL SYMBOLS LEGEND
Ø

AB

ACP

DIAMETER

AGGREGATE BASE
ABDN           ABANDONED
AC

AREA DRAIN

N

ACRE, ASPHALT CONCRETE
ASBESTOS CEMENT PIPE

ACM ASBESTOS CONTAINING MATERIAL
AD
AGG AGGREGATE
ALGN ALIGNMENT
ARV
ASB
ASPH ASPHALT

BC
BEG
BFP

AIR RELEASE VALVE
AGGREGATE SUBBASE

BEGIN CURVE
BEGIN
BACK FLOW PREVENTER

BLDC BUILDING CORNER
BLDG BUILDING
BMP
BOD
BOL

BEST MANAGEMENT PRACTICES
BOTTOM OF DOCK
BOLLARD

BSW BACK OF SIDEWALK
BVC
BW

C
CB

BEGIN VERTICAL CURVE
FINISHED GRADE AT BOTTOM OF WALL

CONCRETE OR CIVIL
CATCH BASIN

C&G CURB AND GUTTER
CG&S/W CURB, GUTTER & SIDEWALK
CI
CIP
CL
CLR

CAST IRON OR CURB INLET
CAST IRON PIPE
CENTERLINE
CLEAR

CLSM CONTROLLED LOW-STRENGTH MATERIAL
CMN COMMUNICATION
CMP CORRUGATED METAL PIPE
CO CLEAN OUT
CONC CONCRETE
CONST CONSTRUCTION OR CONSTRUCT
CONF CONFORM TO EXISTING
CSC
CU
CY

CITY OF SANTA CLARA
CUBIC
CUBIC YARD

D= DELTA (CURVE)
DCDA DOUBLE CHECK DETECTOR ASSEMBLY
DEMO DEMOLISH
DEPT DEPARTMENT
DET
DI

DETAIL

DIA
DIP

DROP INLET, DUCTILE IRON
DIAMETER
DUCTILE IRON PIPE

DOM DOMESTIC
DW DOMESTIC WATER
DWG DRAWING

E
EC
EG

EASTING COORDINATE, ELECTRIC
END CURVE
EXISTING GRADE

EL, ELEV ELEVATION
ELEC ELECTRICAL
EP
EVA
EX,EXIST, EXISTING
(E)

(F)
FA

FDC

FUTURE
FIRE ALARM

F/C,FC FACE OF CURB
FD FOUND

FIRE DEPARTMENT CONNECTION
FF,FFE FINISHED FLOOR ELEVATION
FG
FH

FINISH GRADE
FIRE HYDRANT

FIPT
FL
FLG
FM

FEMALE IRON PIPE THREAD
FLOW LINE, FLANGE
FLANGE
FLOWMETER/FORCE MAIN

FOUND FOUNDATION
FS
FT
FW

G
GB
GI

FIRE WATER

GAS, GROUND ELEVATION
GRADE BREAK
GALVANIZED IRON

GRD, G        GROUND
GV GATE VALVE

HMA            HOT MIX ASPHALT
HORIZ         HORIZONTAL
HT
HP

HEIGHT
HIGH POINT

INV
INST
IRR

JP
JT

L
L=
LF
LAT
LIP
LP

LSA

MA

MAX
MEP
MH

INVERT
INSTALL
IRRIGATION

VC

JOINT POLE
JOINT TRENCH

LEFT
LENGTH (CURVE)
LINEAR FEET
LATERAL
LIP OF GUTTER
LIGHT POLE, LOW POINT

LPFH           FIRE HYDRANT
LS LANDSCAPE

LANDSCAPE ARCHITECT

MEDICAL AIR

MAXIMUM
MECHANICAL/ELECTRICAL/PLUMBING
MANHOLE

MIN MINIMUM
MIPT MALE IRON PIPE THREAD
MJ MECHANICAL JOINT

YDS YARDS

W WEST, WATER
WM WATER METER
WV WATER VALVE
WWF WELDED WIRE FABRIC
W/ WITH

VERTICAL CURVE

FINISHED SURFACE
FOOT, FEET

EDGE OF PAVEMENT
EMERGENCY VEHICLE ACCESS

(N)
NC
NIC
NO
NTS

NORTHING COORDINATE
NEW
NORMALLY CLOSED
NOT IN CONTRACT
NUMBER
NOT TO SCALE

OHE OVERHEAD ELECTRIC
O.R. OFFICIAL RECORDS

(P)
P
PA
PB
PCC

PE
PED

PID
PIV
PL
PM

POC
POI
PP
PRC
PRV

PUE
PVC

R
R=
RC
RCP
RJ
RP

PROPOSED
PAVEMENT ELEVATION
PLANTER AREA
PULL BOX
POINT OF COMPOUND CURVATURE
PORTLAND CEMENT CONCRETE
PLAIN END
PEDESTRIAN

PERF PERFORATED
PH POTHOLE

POINT ID
POST INDICATOR VALVE
PROPERTY LINE
PARKING METER

PMH POWER MANHOLE
PO PUSH-ON

POINT ON CURVE
POINT OF INTERSECTION
POWER POLE
POINT OF REVERSE CURVATURE
PRESSURE REDUCING VALVE

PRUE PRIVATE UTILITY EASEMENT
PT POINT OF TANGENCY

PUBLIC UTILITY EASEMENT
POLYVINYL CHLORIDE PIPE

RIGHT
RADIUS (CURVE)
RELATIVE COMPACTION
REINFORCED CONCRETE PIPE
RESTRAINED JOINT
RADIUS POINT

RPBFP REDUCED PRESSURE BACKFLOW PREVENTER
RPPA R EDUCED PRESSURE PRINCIPLE ASSEMBLY
RSC RECEIVING AND SUPPORT CENTER
RW RECYCLED WATER
R/W, ROW RIGHT OF WAY

S SOUTH, SLOPE
S.A.D. SEE ARCHITECTURAL DRAWINGS
SD STORM DRAIN
SDCB STORM DRAIN CATCH BASIN
SDI STORM DRAIN INLET
SDMH STORM DRAIN MANHOLE
SDCO STORM DRAIN CLEANOUT
S.E.D. SEE ELECTRICAL DRAWINGS
SF
SG

SILT FENCE
SUBGRADE

SHLDR SHOULDER
SHT
SL

SHEET
STREETLIGHT

S.L.D. SEE LANDSCAPE DRAWINGS
SMH SIGNAL MANHOLE
S.M.D SEE MECHANICAL DRAWINGS
S.P.D SEE PLUMBING DRAWINGS
SS SANITARY SEWER
S.S.D. SEE STRUCTURAL DRAWINGS

SSCO SANITARY SEWER CLEANOUT
SSFM SANITARY SEWER FORCE MAIN
SSMH SANITARY SEWER MANHOLE
SSPS SANITARY SEWER PUMP STATION
STA
STD
STL
S/W
SVP

STATION
STANDARD
STEEL
SIDEWALK
SILICON VALLEY POWER

T
TC
TD
TEL

TELEPHONE
TOP OF CURB
TRENCH DRAIN
TELEPHONE

TEMP TEMPORARY
TFC
THK

TOP FACE OF CURB
THICK

TOD TOP OF DOCK
TOE
TW,TOW TOP OF WALL
TS
TYP

TOP OF SLAB
TYPICAL

UON UNLESS OTHERWISE NOTED
U/G UNDERGROUND

CO

TOE OF SLOPE

D

WATER TAPPING SADDLE

SEWER MANHOLE

SEWER CLEANOUT

SEWER LAMP HOLE

SEWER VENT

STORM DRAIN MANHOLE

CATCH BASIN

CURB INLET

DRAINAGE INLET

GRADE BREAK

LIMIT OF WORK/GRADING

IRRIGATION BOX

GAS METER

GAS VALVE

WATER METER

WATER VALVE

WATER METER OR BFP

FIRE HYDRANT

FIRE DEPARTMENT CONNECTION

UNDERGROUND ELECTRIC

TRENCH DRAIN

METAL BEAM GUARD RAIL

SILT FENCE

CHAIN LINK FENCE

FLOW LINE

CONTOUR ELEVATION LINE

CENTER LINE

PROPERTY LINE

MONUMENT LINE

EASEMENT LINE

FINISH GRADE

SURFACE DRAINAGE SLOPE

SPOT ELEVATION

GATE VALVE

BUTTERFLY VALVE

DEMO

MPVC MIDPOINT OF VERTICAL CURVE
MON MONUMENT

SURVEY TOPO AND SITE IMPROVEMENTS

6" CURB & GUTTER

EDGE OF AC PAVEMENT

6" VERTICAL CURB

DOMESTIC WATER MAIN

ELECTRIC LINE

FLUSH LINE

GAS LINE

IRRIGATION LINE

OVERHEAD WIRES

OVERHEAD ELECTRIC

OVERHEAD TELEPHONE

RECYCLED WATER

SANITARY SEWER LINE

STORM DRAIN LINE

STREET LIGHT CONDUIT

TELECOMMUNICATIONS

TELEPHONE LINE

TELEVISION LINE

WATER LINE

STORM DRAIN CLEANOUT

ELECTRIC VAULT COVER

PULL BOX

HIGH VOLTAGE ELECTRIC

TELEPHONE MANHOLE

POWER POLE

GUY WIRE & ANCHOR

JOINT POLE

STREET LIGHT

ELECTROLIER

TRAFFIC SIGNAL

TRAFFIC SIGNAL

PEDESTRIAN LIGHT

PEDESTRIAN PUSH BUTTON

CROSSWALK DETECTOR

STREET LIGHT PULLBOX

SIGN (AS NOTED)

THRUST BLOCK

CAP

ANNOTATION

1

1

KEYNOTE

DEMOLITION NOTE

GENERAL SHEET NOTES
1. ABBREVIATIONS AND SYMBOLS ON THIS SHEET APPLY ONLY TO THE

CIVIL DRAWINGS, REFER TO OTHER DISCIPLINES FOR APPLICABLE
ABBREVIATIONS AND SYMBOLS NOT PROVIDED HERE.

2. THIS IS A STANDARD ABBREVIATION AND LEGEND SHEET, THEREFORE,
SOMEABBREVIATIONS AND LEGEND SYMBOLS MAY APPEAR ON THIS
SHEET AND MAY NOT BE UTILIZED ON THIS PROJECT.

3. DO NOT SCALE DRAWINGS.
4. ALL WORK AND MATERIALS SHALL BE IN FULL ACCORDANCE WITH THE

CURRENTLY REQUIRED VERSION OF THE FOLLOWING CODE:
4.1. CALIFORNIA BUILDING CODE
4.2. CALIFORNIA PLUMBING CODE
4.3. CALIFORNIA MECHANICAL CODE
4.4. CALIFORNIA ELECTRICAL CODE
4.5. ALL APPLICABLE LOCAL, STATE, AND FEDERAL CODES AND

ORDINANCES
5. NOTHING ON THE ENCLOSED DRAWINGS IS TO BE CONSTRUED AS

REQUIRING OR PERMITTING WORK THAT IS CONTRARY TO THE CODES,
ORDINANCES, OR REGULATIONS DESCRIBED ABOVE.

6. ANY DEVIATIONS FROM THE PROPOSED PLANS SHALL BE DISCUSSED
WITH THE PROJECT ENGINEER PRIOR TO MAKING CHANGES IN THE
FIELD.

1
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WASTEWATER SHEETS

NO. SHEET TITLE

1 WW 1 COVER SHEET

2 WW 2 EXISTING SITE LAYOUT

3 WW 3 WASTEWATER SYSTEM PLAN

4 WW 4 WASTEWATER SYSTEM SCHEMATIC AND
DETAILS

5 WW 5
WASTEWATER SYSTEM SPECIFICATIONS
(AND EROSION CONTROL NOTES)

#

SITE VICINITY

SITE LOCATION

N

N

PROJECT DESIGN AND OPERATION NOTES

GENERAL:  NEW SEPTIC SYSTEM

BASIS:  REMODELED HOME AND NEW ADU

DESIGN FLOWS, VOLUMES, AND TREATMENT

FACILITY TYPE: RESIDENTIAL
UNIT FLOW BASIS: # OF BEDROOMS

# OF UNITS: REMODELED 4 BEDROOM HOME + (N) 2 BEDROOM ADU
DESIGN FLOWS: 750 GPD

TREATMENT CATEGORY:  ALTERNATIVE
WASTEWATER STRENGTH: DOMESTIC RESIDENTIAL STRENGTH

DOMESTIC STRENGTH DEFINITION: <220 MG/L BOD, <60 MG/L TSS, <60 MG/L TN

SOIL TESTING RESULTS AND DISPOSAL DESIGN

      SITE TEST PIT:
ROCK SOLID ENGINEERING, INC. OBSERVED THE SOIL CHARACTERISTICS AT THE DISPOSAL SITE WITH
EXPLORATORY BORING (B3) TO A DEPTH OF 12' BELOW GROUND LEVEL (BGL). THE LOCATION OF THE

EXPLORATORY BORINGS IS PROVIDED ON THE PROJECT DESIGN PLANS. THE FOLLOWING SOIL PROFILE WAS
OBSERVED:

EXPLORATORY BORING B3: SOUTH PORTION OF (E) EAST CORRAL

0'- 2.5' BGL:  TOPSOIL: DARK GRAY CLAYEY, SAND.

2.5'- 4.5' BGL: REMNANT ALLUVIAL FAN/TERRACE: YELLOWISH BROWN CLAYEY SAND. MOIST MEDIUM DENSE.
MEDIUM PLASTIC. FINE TO COARSE GRAINED SAND. CLASTS OF GRANITE UP TO 1.5” ANGULAR TO SUBROUND

4.5'- 6' BGL: YELLOWISH BROWN CLAYEY SAND. MOIST, DENSE, MEDIUM
PLASTIC. OXIDIZED.

6'-12' BGL: HIGHLY WEATHERED QUARTZ DIORITE. BECOMING MORE DENSE AND LESS WEATHERED WITH
INCREASING DEPTH.

GROUNDWATER WAS NOT ENCOUNTERED AND GROUNDWATER INDICATORS WERE NOT PRESENT.

SITE PERCOLATION TEST:
TEST HOLE #1 (P-1): DEPTH = 2', RATE = 2.56 MPI

TEST HOLE #2 (P-2): DEPTH = 2.33', RATE = 15.3 MPI
TEST HOLE #3 (P-3): DEPTH = 2', RATE = 1.2 MPI

TEST HOLE #4 (P-4): DEPTH = 1.5', RATE = 1.3 MPI
TEST HOLE #5 (P-5): DEPTH = 1.5', RATE = 1.6 MPI
TEST HOLE #6 (P-6): DEPTH = 1.5', RATE = 1.4 MPI
TEST HOLE #5 (P-7): DEPTH = 3.5', RATE = 240 MPI
TEST HOLE #6 (P-8): DEPTH = 3.5', RATE = 240 MPI

DESIGN AREA APPLICATION RATE: 1.2 GPD/SF

WATER SUPPLY:  GARRAPATA WC, INC.

OWNER IS RESPONSIBLE FOR GENERAL OPERATION AND MAINTENANCE OF THE WASTEWATER SYSTEM

THE SEPTIC/WASTEWATER SYSTEM SHALL BE INSTALLED BY A QUALIFIED PROFESSIONAL.

SSD  SUBSURFACE DRIP

WELL

PUMP

BALL VALVE

ACTUATED BALL VALVE

SOLENOID VALVE

AIR/VACUUM BREAKER

PRESSURE REGULATOR

SSD FILTER

ISOLATION VALVE

CHECK VALVE

FLOW METER

PRESSURE GAUGE

PRESSURE SWITCH

FLOAT VALVE

FORCE MAINFM
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SCALE: 1" = 20' @ 24"X36"

SCALE: 1" = 20'1 EXISTING SITE LAYOUT
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SOIL TESTING LEGEND:

P-# PERCOLATION TEST HOLE

B-# SOIL BORING
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MIN SLOPE
(CONTRACTOR
TO INSTALL (N)
SS FROM MAIN
HOUSE AND
ADU TO THIS
POINT)

(N) SSCO(s)

(N) FLUSH RETURN & INSPECTION PORT
(4" PVC PIPE CLEANOUT AND RISER WITH
SCREW CAP LOCATED IN UTILITY BOX)

(N) 1" SCH40
FLUSH

RETURNS

(N) AK/GEOFLOW
HEADWORKS
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(N) SUBSURFACE
DRIP DISPOSAL

PRIMARY AND
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PVC FMs
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AND CHECK
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SPECS (LOCATION SHALL BE VERIFIED BY THE OWNER PRIOR TO
INSTALLATION)
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FLOW

"SEWER" INSCRIBED ON LID
LID FLUSH WITH SURFACE

MIN. 18"Ø X 6' D CONCRETE
COLLAR AROUND BOX
SLOPE AT 2% AWAY FROM BOX

DOUBLE CO

THREADED PLUG

MIN. 10" Ø UTILITY BOX
USE TRAFFIC RATED
CAST IRON BODY AND
LID IN TRAFFIC AREAS

FLOW

4"

18"

12"
MIN.

12"
MIN.

12"
TYP.

4"

18"

12"
MIN.

12"
MIN.

12"
TYP.

SS

WARNING TAPE
AND TRACER WIRE

STRUCTURAL
BACKFILL

MATERIAL
(SEE NOTES 1 & 2)

SAND BACKFILL
(SEE NOTE 3)

FM

(N) OWTS
REMODELED (E)

SFD AND
(N) ADU

4
WW4

(N) TREATMENT
SYSTEM

NOTE: ALL VALVES AND METERS SHALL BE INSTALLED IN MEDIUM
TO HEAVY DUTY, WATER TIGHT UTILITY BOXES WITH AT LEAST 2"
CLEARANCE ON ALL SIDES OF VALVES AND MIN. 3" DRAINROCK
BEDDING AND GOPHER WIRE UNDER BOX

7
WW4

SUBSURFACE
DRIP DISPOSAL

GEOFLOW FLOW METER &
ZONE VALVES (2 X SVLVB)

FLUSH RETURN

AK DUAL OUTLET AIR
COMPRESSOR

AKE DRIP DOSE
CONTROLLER

(W/FIELD FLUSH)

AQUAKLEAR/GEOFLOW
HEADWORKS (FILTER AND VALVES)

WW4
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LEGEND:

BALL VALVE

ACTUATED BALL VALVE

SOLENOID VALVE

AIR/VACUUM BREAKER

PRESSURE REGULATOR

SSD FILTER

ISOLATION VALVE

CHECK VALVE

FLOW METER

PRESSURE GAUGE

PRESSURE SWITCH

PRESSURE REGULATOR (30 PSI)

SCALE: AS DIMENSIONED3 SS CLEANOUT
SCALE: AS DIMENSIONED2 SS UTILITY TRENCH DETAIL

UTILITY TRENCH NOTES:

1. UTILITY TRENCH STRUCTURAL
BACKFILL UNDER DRIVEWAYS
AND ROADS SHALL BE
COMPACTED TO 95% RELATIVE
COMPACTION.

2. UTILITY TRENCH STRUCTURAL
BACKFILL UNDER NON-TRAFFIC
AREAS SHALL BE COMPACTED
TO 90% RELATIVE
COMPACTION.

3. ALL SAND BACKFILL SHALL BE
COMPACTED TO 90% RELATIVE
COMPACTION.

4. SS=SANITARY SEWER
5. SANITARY SEWER LINES SHALL

BE INSTALLED WITH A 10'
MINIMUM SEPARATION FROM
ALL POTABLE WATER LINES.

6. IF SANITARY SEWER AND
WATER LINES MUST CROSS,
THE SANITARY SEWER SHALL
BE LOCATED AT LEAST 2'
BELOW THE WATER LINE.

SCALE: AS DIMENSIONED1 WASTEWATER TREATMENT AND DISPOSAL SYSTEM SCHEMATIC

SCALE: AS DIMENSIONED7 SUBSURFACE DRIP (SSD) GEOFLOW DETAILS

.

SCALE: AS DIMENSIONED6 AQUAKLEAR/GEOFLOW HEADWORKS BOX

NOTE: ALL VALVES AND METERS SHALL BE INSTALLED IN MEDIUM TO HEAVY DUTY,
WATER TIGHT UTILITY BOXES WITH AT LEAST 2" CLEARANCE ON ALL SIDES OF
VALVES AND MIN. 3" DRAINROCK BEDDING AND GOPHER WIRE OR CONCRETE
UNDER BOX

SCALE: AS DIMENSIONED4 AQUAKLEAR WASTEWATER TREATMENT SYSTEM W/ DISINFECTION ( MODEL AK10S245C- 1000 GPD)

AQUAKLEAR SYSTEM NOTES:
1. AQUAKLEAR TANK SHALL BE INSTALLED PER

MANUFACTURER RECOMMENDATIONS.
2. TANK HOLE EXCAVATION MUST BE SMOOTH

AND LEVEL - USE A 4" LAYER OF WELL
COMPACTED SAND IF DESIRED

3. TANK LID AND RISERS MUST BE SEALED BY
CONTRACTOR PRIOR TO CONDUCTING THE
WATER TIGHTNESS TEST

4. START FILLING TANK WITH WATER BEFORE
BEGINNING BACKFILL - FILL WITH 20-30" OF
WATER THEN START BACKFILLING; BACKFILL
IN 12" LAYERS WITH WELL COMPACTED SAND
OR SOIL UNTIL FILLED; TAMP AND COMPACT
WHILE BACKFILLING; USE CAUTION AROUND
ALL PIPES

5. AQUAKLEAR CONTROL PANEL REQUIRES A
DEDICATED 30 AMP (SINGLE-PHASE) CIRCUIT
BREAKER FOR OPERATION - AUDIBLE AND
VISUAL ALARM IS LOCATED IN THE CONTROL
PANEL

6. INSTALL EFFLUENT PUMP IN PUMP TANK PER
PLAN

7. CONTROL PANEL AND DUAL OUTLET
COMPRESSOR SHALL BE LOCATED NO MORE
THAN 90' FROM TANK

8. OPERATE COMPRESSOR AND CHECK AIR
PIPING JOINTS FOR LEAKAGE USING A SOAPY
WATER SOLUTION

9. RMSYS MONITORING SYSTEM REQUIRES AN
ACTIVE PHONE LINE OR VOIP CONNECTION

(N) SALCOR MODEL 3G
UV DISINFECTION UNIT
(INSTALL PER MANUFACTURER
RECOMMENDATIONS)

SCALE: AS DIMENSIONED5 EFFLUENT PUMP

PUMP SYSTEM NOTES:
1. SCHAEFER E-SERIES MODEL
2. SPECS: FLOW RANGE = 8 TO 20 GPM
3. PUMP SHALL BE CONTROLLED BY A

3-FLOAT SYSTEM AND CONNECTED
TO DRIP DOSE CONTROLLER FOR
TIME DOSING, DEMAND ON/OFF
OVERRIDE, HAND-OFF-AUTO
SWITCH, AND HIGH WATER ALARM

4. INSTALL PRESSURE REGULATOR
SET TO 30 PSI AT BEGINNING OF
DRIP FIELD
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GENERAL SPECIFICATIONS

THE FOLLOWING SPECIFICATIONS ARE FOR THE INSTALLATION OF THE ENHANCED WASTEWATER
TREATMENT SYSTEM AT THE PROJECT LOCATION SPECIFIED ON THE COVER SHEET AND BORDER OF THESE
PLANS.  THE ACCOMPANIED PLANS PRESENT THE GENERAL LAYOUT, PLUMBING CONFIGURATION, AND
CONSTRUCTION DETAILS.

MATERIAL SPECIFICATIONS

THE FOLLOWING ARE MATERIAL SPECIFICATIONS FOR THE WASTEWATER SYSTEM COMPONENTS.  ALL
MATERIALS USED FOR THE CONSTRUCTION OF THIS PROJECT SHALL CONFORM TO THE FOLLOWING
SPECIFICATIONS AND AS DESCRIBED IN THE ACCOMPANIED PLANS OR AN ENGINEER APPROVED
EQUIVALENT.

1. SUBSURFACE TANKS

THE SUBSURFACE TANKS INCLUDE THE AQUAKLEAR TREATMENT SYSTEM.

1.1. AQUAKLEAR SYSTEM.  DIMENSIONS, FITTING SIZES AND LOCATIONS, AND OPTIONAL ACCESSORIES
SHALL BE INCLUDED AS SHOWN ON TANK DRAWINGS.  THE TANK SHALL BE WATERTIGHT AND TESTED
IN THE FIELD AFTER INSTALLATION.

1.2. ROTH PUMP TANK: INSTALL THE ROTH TANK PER MANUFACTURER RECOMMENDATIONS AND LOCAL
REVIEWING AGENCY REQUIREMENTS. THE TANK SHALL BE WATERTIGHT AND TESTED IN THE FIELD
AFTER INSTALLATION.

1.3. PRODUCT STORAGE.  THE SUBSURFACE TANKS SHALL BE CAPABLE OF STORING SEPTAGE LIMITED TO
THE COLLECTION AND STORAGE OF HUMAN SOLID OR LIQUID ORGANIC WASTE.

1.4. PIPING.  SDR35 PVC PIPE SHALL BE USED FOR INLET AND OUTLET PIPING AS SHOWN ON DRAWINGS.
ALL PIPING SHALL BE FACTORY SEALED TO ENABLE FIELD TIGHTNESS TESTING WITH AT LEAST ONE
PIPE OPENING PROVIDED WITH A THREADED FITTING FOR CONNECTING A PRESSURE TEST MANIFOLD.

1.5. ACCESS OPENINGS.  ALL ACCESS OPENINGS SHALL BE 30 INCHES IN DIAMETER OR LARGER AS
SHOWN ON THE PLANS, SHALL BE MANUFACTURED OF FIBERGLASS, CONCRETE OR CAST IRON WITH
RESPECT TO SPECIFIED TRAFFIC RATING.  LOCATIONS SHALL BE AS SHOWN ON TANK DRAWINGS.
EACH MANHOLE SHALL HAVE A WATERTIGHT RISER TO FINISH GRADE.

1.6. RISERS.  RISERS SHALL BE REQUIRED FOR ACCESS TO INTERNAL VAULTS.  ALL RISERS SHALL BE
CONSTRUCTED WITH WATERTIGHT SEALS PROVIDED.  RISERS SHALL BE A MINIMUM OF 30" IN NOMINAL
DIAMETER WHEN THE DEPTH OF BURY IS 36" OR GREATER. TO ENSURE PRODUCT COMPATIBILITY,
RISERS, LIDS, AND ATTACHMENT COMPONENTS SHALL BE SUPPLIED BY A SINGLE MANUFACTURER
AND, WHERE APPLICABLE, SHALL BE FACTORY EQUIPPED WITH THE FOLLOWING:

1.6.1. ADHESIVE.  WHEN BONDING TO THE RISER RINGS, AN EPOXY PROVIDED BY THE
MANUFACTURER SHALL BE USED.  ADHESIVES AND SEALANTS SHALL BE WATERPROOF,
CORROSION RESISTANT, AND APPROVED FOR THE INTENDED APPLICATION.  THE
RISER-TO-TANK CONNECTION SHALL BE WATERTIGHT AND STRUCTURALLY SOUND.  THE
RISER-TO-TANK CONNECTION SHALL BE CAPABLE OF WITHSTANDING A VERTICAL UPLIFT OF
5,000 POUNDS TO PREVENT RISER SEPARATION DUE TO TANK SETTLEMENT, FROST HEAVE,
AND VEHICLE TRAFFIC OVER THE TANK.

1.6.2. LIDS.  ONE LID SHALL BE FURNISHED WITH EACH ACCESS RISER.  LIDS SHALL BE
WATERPROOF, CORROSION RESISTANT, AND UV RESISTANT.  LIDS SHALL BE FLAT, WITH NO
NOTICEABLE UPWARD DOME.  LIDS SHALL NOT ALLOW WATER TO POND ON THEM.  LIDS
SHALL FORM A WATERTIGHT SEAL WITH THE TOP OF RISER.  TRAFFIC-RATED LIDS SHALL BE
CAPABLE OF WITHSTANDING A TRUCK WHEEL LOAD (36 SQUARE INCHES) OF 2500 POUNDS
FOR 60 MINUTES WITH A MAXIMUM VERTICAL DEFLECTION OF 1-1/2".  LIDS SHALL BE
PROVIDED WITH TAMPER-RESISTANT STAINLESS STEEL FASTENERS AND A TOOL FOR
FASTENER REMOVAL.  TAMPER-RESISTANT FASTENERS INCLUDE RECESSED DRIVES, SUCH
AS HEX, TORX, AND SQUARE.  FASTENERS THAT CAN BE REMOVED WITH COMMON
SCREWDRIVERS, SUCH AS SLOTTED AND PHILLIPS, OR FASTENERS THAT CAN BE REMOVED
WITH STANDARD TOOLS, SUCH AS PLIERS OR CRESCENT WRENCHES, ARE NOT CONSIDERED
TAMPER-RESISTANT.  TO PREVENT A TRIPPING HAZARD, FASTENERS SHALL NOT EXTEND
ABOVE THE SURFACE OF THE LID.

1.6.3. RISER INSTALLATION.  RISER INSTALLATION SHALL BE IN ACCORDANCE WITH THE
MANUFACTURER'S INSTRUCTIONS.

2. PIPING AND FITTINGS

THE TYPE OF PIPE MATERIALS AND FITTINGS SHALL BE AS DESIGNATED ON THE PLANS AND SHALL COMPLY
WITH THE FOLLOWING:

2.1. FITTINGS AND COUPLINGS
THE FITTINGS AND COUPLINGS FOR PVC PIPES SHALL BE THREADED OR SLIP-FITTED TAPERED SOCKET
SOLVENT WELD.  THREADED ADAPTERS SHALL BE PROVIDED WITH SOCKET PIPE FOR CONNECTIONS TO
THREADED PIPE.

3. VALVES

3.1. GENERAL
VALVES SHALL BE OF THE SIZE, TYPE, AND CAPACITY DESIGNATED ON THE PLANS OR IN THE
SPECIFICATIONS AND SHALL COMPLY WITH THE REQUIREMENTS SPECIFIED HEREIN.  ALL VALVES ON
PRESSURIZED PORTIONS OF THE SYSTEM SHALL BE CAPABLE OF SATISFACTORY PERFORMANCE AT
WORKING PRESSURE OF 150 PSI.  ALL VALVES ON GRAVITY PORTIONS OF THE SYSTEM SHALL BE RATED FOR
AT LEAST TWICE THE ESTIMATED STATIC HEAD ABOVE THE VALVE. VALVES SHALL BE DESIGNED TO PERMIT
DISASSEMBLY TO REPLACE SEALING COMPONENTS WITHOUT REMOVAL OF THE VALVE BODY FROM THE
PIPELINE, SUCH AS TRUE UNION BALL VALVES AND CHECK VALVES.

4. AERATION SYSTEM

THE AERATION SYSTEM SHALL BE AS SHOWN IN THE PLANS AND INSTALLED PER MANUFACTURER
RECOMMENDATIONS.

5. PUMP SYSTEM

THE PUMP SYSTEM SHALL BE AS SHOWN IN THE PLANS AND INSTALLED PER MANUFACTURER
RECOMMENDATIONS.

6. ADDITIONAL COMPONENTS

ALL COMPONENTS SHALL BE INSTALLED PER MANUFACTURER RECOMMENDATIONS. IF THERE IS A CONFLICT
BETWEEN MANUFACTURER RECOMMENDATIONS, AND THE DESIGN PLANS, THE PROJECT ENGINEER SHALL
BE CONTACTED FOR APPROVAL OF INSTALLATION CONFIGURATION.

7. SUBSURFACE DRIP SYSTEM

THE SUBSURFACE DRIP SYSTEM SHALL PROVIDE ADDITIONAL TREATMENT AND DISPOSAL OF THE
WASTEWATER.  THE  SYSTEM SHALL BE CONSTRUCTED PER MANUFACTURER RECOMMENDATIONS AND AS
SHOWN ON PLANS.

7.1. SOIL COVER
THE SOIL COVER (CAP) SHALL BE PLACED OVER THE DISPOSAL SYSTEM TO PROVIDE A SUBSTRATE FOR
VEGETATION AND REDUCE EROSION CONTROL.  THE SOIL SHALL BE A SANDY LOAM TO INCREASE THE
POTENTIAL FOR AIR THROUGH THE DEPTH OF THE SOIL.

CONSTRUCTION SPECIFICATIONS

THE CONSTRUCTION OF THE PROJECT SHALL CONFORM TO THE PLANS AND FOLLOWING SPECIFICATIONS.
ALL NECESSARY CONSTRUCTION PERMITS SHALL BE OBTAINED PRIOR TO COMMENCEMENT OF ALL SITE
WORK.

1. PRECONSTRUCTION CONFERENCE

THE CONTRACTOR SHALL HAVE A PRECONSTRUCTION MEETING WITH THE ENGINEER AND OWNER AT LEAST
ONE WEEK PRIOR TO COMMENCEMENT OF SITE WORK. THE ENGINEER SHALL BE CONTACTED 48 HOURS
PRIOR TO THE MEETING CONFERENCE.  THE MEETING SHOULD BE CONDUCTED TO REVIEW THE DESIGN,
MATERIAL, AND CONSTRUCTION SPECIFICATIONS.  ALL CONTRACTOR PROPOSED REVISIONS IN THE DESIGN
SHALL BE APPROVED BY THE ENGINEER.  THE INSTALLATION MUST BE INSPECTED BY THE ENGINEER FOR
CONFORMANCE TO THE DESIGN.

2. STAKING

THE CONTRACTOR WILL PROVIDE SUFFICIENT HORIZONTAL AND VERTICAL CONTROL FOR INSTALLATION OF
THE WORK AT DATUM POINTS NECESSARY TO ESTABLISH ALIGNMENT AND GRADE. THE PROTECTION AND
CARE OF THE STAKES ONCE SET, SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR.

3. EXCAVATION

ALL EXCAVATION WORK SHALL BE MADE TO THE LINES, GRADES AND DIMENSIONS SHOWN IN THE
ACCOMPANIED PLANS.  EXCAVATIONS SHALL BE PERFORMED IN THE DAY AND IN A MANNER THAT MINIMIZES
EROSION, FLOODING AND SEDIMENTATION.  EXCAVATED SOILS THAT ARE TO BE STOCKPILED ON-SITE SHALL
BE PLACED IN A LOCATION AND MANNER THAT MINIMIZES EROSION AND CONTROLS SEDIMENTATION.

THE CONTRACTOR SHALL TAKE EXTRA PRECAUTION WHERE EXCAVATION EQUIPMENT MAY ENCOUNTER
EXISTING UNDERGROUND UTILITIES AND OTHER FACILITIES OF ANY NATURE.  CONTRACTOR SHALL PERSON
HIS OPERATION IN SUCH A MANNER AND SHALL EXERCISE THE GREATEST OF CARE SO AS NOT TO INJURE IN
ANY MANNER EXISTING UNDERGROUND UTILITIES, MAINS OR FACILITIES OF ANY NATURE.  SHOULD THE
CONTRACTOR INJURE, BREAK OR DAMAGE EXISTING UNDERGROUND UTILITIES, MAINS, OR FACILITIES OF
ANY NATURE IN ANY MANNER, THEY SHALL REPAIR THE SAME AT THEIR OWN EXPENSE.  IF IT DOES NOT
APPEAR FEASIBLE THAT THE CONTRACTOR CAN MAKE NEEDED REPAIRS, THEN SUCH REPAIRS SHALL BE
MADE BY THE OWNER AND THE CONTRACTOR SHALL BE CHARGED FOR SUCH REPAIRS.

4. POLLUTION CONTROL

4.1. WATER POLLUTION
THE CONTRACTOR SHALL BE RESPONSIBLE FOR ENSURING THAT ALL PERMITTING REQUIREMENTS
RELEVANT TO THE CONSTRUCTION OF THE PROJECT ARE MET AT ALL TIMES.  ACTIONS BY THE
CONTRACTOR, THE SUBCONTRACTORS OR EMPLOYEES THEREOF RESULTING IN NONCOMPLIANCE OF
PERMITTING REQUIREMENTS MAY BE GROUNDS FOR TERMINATION OF THIS CONTRACT.

4.2. NOISE POLLUTION
IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO KEEP NOISE POLLUTION, DUE TO THESE
CONSTRUCTION ACTIVITIES, AS LOW AS POSSIBLE.

4.3. SOIL CONTAMINATION
THE CONTRACTOR SHALL NOT ALLOW REGULATED MATERIALS TO SPILL ON THE PROJECT SITE.  ANY
SPILLAGE OR REGULATED MATERIALS RESULTING FROM THE CONTRACTOR'S OPERATION SHALL BE
REMOVED IMMEDIATELY BY THE CONTRACTOR AT THE CONTRACTOR'S EXPENSE.

4.4. STORAGE OF REGULATED MATERIALS
THE STORAGE AND USE OF ANY REGULATED MATERIALS SHALL MEET ALL REQUIREMENTS OF LOCAL, STATE,
AND FEDERAL REGULATORY AGENCIES.  IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO SATISFY THE
REQUIREMENTS OF ANY REGULATORY AGENCY FOR THE STORAGE, MONITORING, USAGE, TRANSPORTATION,
SAFETY, REPORTING, OR ANY OTHER REQUIREMENTS REGARDING THE MANAGEMENT OF REGULATED
MATERIALS ON AND OFF THE PROJECT SITE.

5. SITE WORK

5.1. MOBILIZATION
THE CONTRACTOR SHALL BE RESPONSIBLE FOR ALL PREPARATORY WORK AND PLACEMENT OF MATERIALS
IN A STAGING AREA REQUIRED FOR CONSTRUCTION OPERATIONS INCLUDING, BUT NOT LIMITED TO, THOSE
NECESSARY FOR THE MOVEMENT OF PERSONNEL, EQUIPMENT, SUPPLIES, AND INCIDENTALS TO THE
PROJECT SITE; FOR THE ESTABLISHMENT OF FACILITIES NECESSARY FOR WORK ON THE PROJECT;
PROVIDING POLLUTION CONTROL MEASURES; AND FOR ALL OTHER WORK AND OPERATIONS WHICH MUST BE
PERFORMED.

THE CONTRACTOR SHALL PROVIDE MATERIALS, NOT SPECIFICALLY DESCRIBED BUT REQUIRED FOR PROPER
COMPLETION OF THE WORK OF THIS SECTION, AS SELECTED BY THE CONTRACTOR SUBJECT TO THE
APPROVAL OF THE COUNTY.

5.2. CLEARING AND GRUBBING
CLEAR THE SITE AS SHOWN ON THE DRAWINGS AND AS SPECIFIED IN THIS SECTION.  CLEARING AND
GRUBBING SHALL CONSIST OF ALL WORK INCLUDING, BUT NOT LIMITED TO, SALVAGED MATERIALS REMOVAL,
PROVIDING AND INSTALLING TEMPORARY EROSION CONTROL, AND PLACEMENT OF TREES, TREE BRANCHES,
TREE STUMPS, BRUSH, ROOTS, BOULDERS, SHRUBS, SEDIMENT, AND ALL OBJECTIONABLE MATERIALS IN AN
AGREED UPON LOCATION ADJACENT TO THE WORK SITE.

EXAMINE THE AREAS AND CONDITIONS UNDER WHICH THE WORK OF THIS SECTION WILL BE PERFORMED.
CORRECT CONDITIONS DETRIMENTAL TO TIMELY AND PROPER COMPLETION OF THE WORK.  DO NOT
PROCEED UNTIL UNSATISFACTORY CONDITIONS ARE CORRECTED.

ALL WASTES DISPOSAL SHALL BE CONDUCTED AS FOLLOWS:
 A.  REMOVE WASTE FROM CLEARING OPERATIONS.
 B.  DISPOSE OF AWAY FROM THE SITE IN A LEGAL MANNER.
 C.  DO NOT STORE OR PERMIT DEBRIS TO ACCUMULATE ON THE JOB SITE.
 D.  DO NOT BURN DEBRIS AT THE SITE.

6. SUBSURFACE DRIP INSTALLATION

6.1. SITE PREPARATION
6.1.1. GRASS AND SHRUBS  MUST BE CUT CLOSE TO THE GROUND SURFACE AND REMOVED FROM

THE SITE.
6.1.2. ANY FRUIT TREES SHALL BE TRANSPLATED TO THE EXTENT POSSIBLE.
6.1.3. TRENCH AND PLACE THE INFLUENT LINE FROM THE WET WELL TO THE DISPOSAL SITE.  THIS

WILL AVOID COMPACTION OF THE DISPOSAL SITE FOLLOWING PLOWING.

6.2. INSTALLATION
6.2.1. INSTALL THE SUBSURFACE DRIP PER MANUFACTURER RECOMMENDATIONS
6.2.2. PLACE CLEAR WATER IN THE WET WELL AND TEST THE PUMP, CONTROLS AND DISTRIBUTION

SYSTEM, CHECKING FOR UNIFORM STREAMS OF WATER FROM EACH HOLE.
6.2.3. PLACE SUITABLE SOIL COVER ON THE DRIP SYSTEM.   THE SOIL COVER SHOULD SUPPORT

VEGETATION.  FINAL GRADE THE DISPOSAL AREA SO SURFACE WATER MOVES AWAY FROM
THE  SYSTEM.

6.2.4. SEED AND MULCH THE ENTIRE EXPOSED AREA TO AVOID EROSION.  AVOID DEEP ROOTED
VEGETATION ON THE TOP OF THE MOUND TO MINIMIZE ROOT PENETRATION INTO THE
DISTRIBUTION NETWORK.

7. DELETERIOUS MATERIALS

MATERIALS CONTAINING AN EXCESS OF 5% (BY WEIGHT) OF VEGETATION OR OTHER DELETERIOUS MATTER
MAY BE UTILIZED IN AREAS OF LANDSCAPING OR OTHER NON-STRUCTURAL FILLS. DELETERIOUS MATERIAL
INCLUDES ALL VEGETATIVE AND NON-MINERAL MATTER, AND ALL NON-REDUCIBLE STONE, RUBBLE AND/OR
MINERAL MATTER OF GREATER THAN 6 INCHES.

8. UTILITY TRENCHES

 A. A SELECT, NONCORROSIVE, GRANULAR, EASILY COMPACTED MATERIAL SHOULD BE USED AS BEDDING
AND SHADING IMMEDIATELY AROUND UTILITY PIPES.  THE SITE SOILS MAY BE USED FOR TRENCH
BACKFILL ABOVE THE SELECT MATERIAL.  IF OBTAINING COMPACTION IS DIFFICULT WITH THE SITE SOILS,
USE OF A MORE EASILY COMPACTED SAND MAY BE DESIRABLE.  THE UPPER FOOT OF BACKFILL IN
LANDSCAPED OR OTHER OPEN AREAS SHOULD CONSIST OF NATIVE MATERIAL TO REDUCE THE
POTENTIAL FOR SEEPAGE OF WATER INTO THE BACKFILL.

B. TRENCH BACKFILL IN THE UPPER 12 INCHES OF SUBGRADE BENEATH AREAS TO RECEIVE PAVEMENT
SHOULD BE COMPACTED TO A MINIMUM OF 95 PERCENT OF MAXIMUM DRY DENSITY.  TRENCH BACKFILL
IN OTHER AREAS SHOULD BE COMPACTED TO A MINIMUM OF 90 PERCENT OF MAXIMUM DRY DENSITY.
JETTING OF UTILITY TRENCH BACKFILL SHOULD NOT BE ALLOWED.

9.0  PIPE INSTALLATION

9.1 GENERAL
PIPE SHALL BE JOINED BY SOCKET TYPE SOLVENT-WELDED FITTINGS OR THREADED FITTINGS.  PLASTIC PIPE
SHALL BE CUT SQUARE, EXTERNALLY CHAMFERED APPROXIMATELY 10 TO 15 DEGREES, AND ALL BURRS AND
FINS REMOVED.  SOLVENT-WELDED JOINTS SHALL BE MADE IN ACCORDANCE WITH ASTM D 2855.  THE
SOLVENT RECOMMENDED BY THE MANUFACTURER SHALL BE USED.

CARE SHALL BE EXERCISED IN ASSEMBLING A PIPELINE WITH SOLVENT WELDED JOINTS SO THAT STRESS ON
PREVIOUSLY MADE JOINTS IS AVOIDED.  HANDLING OF THE PIPES FOLLOWING JOINTING, SUCH AS LOWERING
THE ASSEMBLED PIPELINE INTO THE TRENCH, SHALL NOT OCCUR PRIOR TO THE SET TIMES SPECIFIED BY
THE MANUFACTURER.
SOLVENTS SHALL BE APPLIED TO PIPE ENDS IN SUCH A MANNER THAT NO MATERIAL IS DEPOSITED ON THE
INTERIOR SURFACE OF THE PIPE OR EXTRUDED INTO THE INTERIOR OF THE PIPE DURING JOINTING.  EXCESS
CEMENT ON THE EXTERIOR OF THE JOINT SHALL BE WIPED CLEAN IMMEDIATELY AFTER ASSEMBLY.

THREADED PIPE JOINTS SHALL BE MADE USING TEFLON TAPE OR OTHER APPROVED JOINTING MATERIAL.
SOLVENT SHALL NOT BE USED WITH THREADED JOINTS.  PLASTIC PIPE WHICH HAS BEEN NICKED, SCARRED,
OR OTHERWISE DAMAGED SHALL BE REMOVED AND REPLACED.  PLASTIC PIPE SHALL BE SNAKED FROM SIDE
TO SIDE IN THE TRENCH TO ALLOW 1 FOOT OF EXPANSION AND CONTRACTION PER 100 FEET OF STRAIGHT
RUN.
THE PIPELINE SHALL NOT BE EXPOSED TO WATER FOR 24 HOURS AFTER THE LAST SOLVENT-WELDED JOINT
IS MADE.

9.2 GRAVITY PIPE
GRAVITY PIPE FOR WASTEWATER SHALL PROVIDE 2 FT VERTICAL AND 10 FT HORIZONTAL CLEARANCE FROM
WATER LINES, AND SHALL CROSS SUCH LINES AS NEARLY AS POSSIBLE TO 90 DEGREES, IF CROSSING CAN
NOT BE AVOIDED.

PIPE SLOPES SHALL NOT BE LESS THAN 2% FOR 4"Ø PIPE.  PIPES SHALL ENTER AND LEAVE CONNECTIONS AS
CLOSE TO PARALLEL AS POSSIBLE, BUT IN NO WAY TO EXCEED AN ANGLE OF 45°.  90° TEE CONNECTIONS
ARE NOT ALLOWED.

9.3 GENERAL TRENCHING
EXCAVATION OF PIPE TRENCHES SHALL FOLLOW NEAT AND PARALLEL LINES, WITH TRENCH WIDTH, IN
GENERAL, TO BE ONE FOOT, WITH SUCH WIDENING, AS REQUIRED TO PLACE VALVES AND FITTINGS WITH A
MINIMUM OF 4 INCH CLEARANCE TO TRENCH WALL.  THE TRENCH SHALL BE NO LESS THAN 24 INCHES DEEP,
EXCEPT WHEN IT IS NECESSARY, TO AVOID UNDERGROUND OBSTRUCTIONS OR ROCKY CONDITIONS.  IN ALL
CASES, THE PIPE SHALL BE PLACED ON A BEDDING OF IMPORTED OR NATIVE MATERIAL PROVIDING
CONTINUOUS SUPPORT THROUGHOUT ITS LENGTH.

BACKFILL FOR THE PIPE TO THE TOP OF THE PIPE PLUS 4 INCHES SHALL BE SELECTED OR IMPORTED SANDY
MATERIAL, FREE OF STONE, CLAY, LIMBS OR OTHER DELETERIOUS MATERIALS IN EXCESS OF 1/2 INCH
MAXIMUM DIMENSION, PLACED AND TAMPED AND/OR PADDLED ABOUT THE PIPE TO ENSURE PROPER
BEDDING PRIOR TO COMPLETION OF TRENCH FILL.  THE REMAINING BACKFILL SHALL BE PLACED AT 90%
RELATIVE COMPACTION.

10.  FLUSHING AND TESTING

AFTER COMPLETION, ALL PIPELINES SHALL BE THOROUGHLY FLUSHED TO REMOVE DIRT, SCALE, OR OTHER
MATERIAL. AFTER FLUSHING, THE LINE SHALL BE PRESSURE TESTED.  ALL EQUIPMENT, MATERIALS AND
LABOR NECESSARY TO PERFORM THE TESTS SHALL BE FURNISHED BY THE CONTRACTOR AND ALL TESTS
SHALL BE CONDUCTED IN THE PRESENCE OF THE OWNER OR ENGINEER.

THE CONTRACTOR SHALL PERFORM A TEST TO DEMONSTRATE THAT THE TANKS AND BASINS ARE WATER
TIGHT.  THE INLET AND OUTLET PIPES OF THE TANKS SHALL BE CAPPED AND THE TANKS SHALL BE
COMPLETELY FILLED WITH WATER.  THE WATER LEVEL SHALL REMAIN CONSTANT FOR MORE THAN 24 HOURS,
OR DURATION BY THE REVIEWING AGENCY JURISDICTION, WHICHEVER IS GREATER, TO DETERMINE IF IT IS
WATER TIGHT.

11. OPERATIONAL TEST

THE PERFORMANCE OF ALL COMPONENTS OF THE PUMPING SYSTEMS AND CONTROL SYSTEMS SHALL BE
EVALUATED FOR MANUAL AND AUTOMATIC CONTROL.

DURING THE TEST PERIOD AND AT LEAST 15 DAYS PRIOR TO FINAL INSPECTION, THE CONTRACTOR SHALL
SET THE CONTROLLER ON AUTOMATIC OPERATION, AND THE SYSTEM SHALL OPERATE SATISFACTORILY
DURING SUCH PERIOD.  ALL NECESSARY REPAIRS, REPLACEMENTS, AND ADJUSTMENTS SHALL BE MADE
UNTIL ALL EQUIPMENT, ELECTRICAL WORK, CONTROLS, AND INSTRUMENTATION ARE FUNCTIONING IN
ACCORDANCE WITH THE CONTRACTORS DOCUMENTS OR MANUFACTURER SPECIFICATIONS.

12. AS-BUILT DRAWINGS

THE CONTRACTOR SHALL PROVIDE THE OWNER WITH A SET OF AS-BUILT DRAWINGS OF THE LAYOUT AND
CONSTRUCTION OF THE SYSTEM.

13. OTHER ITEMS

ANY PROCEDURES NOT NOTED OR INCLUDED IN THE ENGINEERING PLANS OR SPECIFICATIONS SHALL BE
APPROVED BY THE PROJECT ENGINEER PRIOR TO IMPLEMENTATION.

EROSION CONTROL NOTES:

   GENERAL. THE CONTRACTOR SHALL INSTALL, MAINTAIN AND INSPECT EROSION CONTROL AND
TEMPORARY STORMWATER CONTROL MEASURES TO CONTROL SEDIMENT AND RUNOFF IN ACCORDANCE
WITH THESE PLANS AND THE LOCAL JURISDICTION.

1.1. THE CONSTRUCTION OF THIS PROJECT IS NOT EXPECTED TO OCCUR DURING THE WINTER SEASON
(OCTOBER 15TH THROUGH APRIL 15TH).

1.2. THE CONTRACTOR SHALL BE RESPONSIBLE FOR EROSION AND SEDIMENT CONTROL BMP INSTALLATION
AND MAINTENANCE.

1.3. ALL GRADING SHALL CONFORM TO THE MONTEREY COUNTY GRADING ORDINANCE, EROSION CONTROL
ORDINANCES, AND CALIFORNIA BUILDING CODE.

1.4. ALL DISTURBED SURFACES SHALL BE PREPARED AND MAINTAINED TO CONTROL EROSION AND TO
ESTABLISH NATIVE OR NATURALIZED VEGETATIVE GROWTH COMPATIBLE WITH THE AREA.  THIS CONTROL
SHALL CONSIST OF:  A.  EFFECT TEMPORARY PLANTING SUCH AS RYE GRASS, SOME OTHER
FAST-GERMINATION SEED, AND MULCHING WITH STRAW AND/OR OTHER SLOPE STABILIZATION MATERIAL;
B) PERMANENT PLANTING OF NATIVE OR NATURALIZED DROUGHT RESISTANT SPECIES OF SHRUBS, TREES,
OR OTHER VEGETATION, PURSUANT TO THE COUNTY'S LANDSCAPE CRITERIA, WHEN THE PROJECT IS
COMPLETED; C) MULCHING, FERTILIZING, WATERING OR OTHER METHODS MAY BE REQUIRED TO ESTABLISH
NEW VEGETATION, ON SLOPES LESS THAN 20%, TOPSOIL SHOULD BE STOCKPILED AND REAPPLIED.

1. SEED AND MULCH. ALL AREAS ON- AND OFF-SITE EXPOSED DURING CONSTRUCTION ACTIVITIES, IF NOT
PERMANENTLY LANDSCAPED PER PLAN, SHALL BE PROTECTED BY MULCHING AND/OR HAND
BROADCASTING OF THE FOLLOWING STERIL, WEED FREE, SEED MIX AND INCORPORATED OVER ALL
DISTURBED SLOPES:

BROMUS CARINATUS  10#/ACRE
LEYMUS TRITICOIDES  8#/AC.
HORDEUM BRACHYANTHERUM  5#/AC.
FESTUCA RUBRA  8#/AC.
DESCHAMPSIA CESPITOSA  8#/AC.

THE MIX/APPLICATION SHALL ALSO CONTAIN:
- FERTILIZER (6-3-3) SHALL BE HAND BROADCAST AND INCORPORATED AT 30-LB/ACRE OVER ENTIRE AREA.
- MYCHORRHIZAL FUNGI SHALL BE ADDED AT 50 LB/ ACRE.
- IF HYDROSEEDING, ADD MULCH AND TACKIFIER TO ABOVE.

2.1 ALL EXCAVATED MATERIAL SHALL BE REMOVED TO AN APPROVED DISPOSAL SITE OR DISPOSED OF
ON-SITE IN A MANNER THAT WILL NOT CAUSE EROSION.

3.  CONCRETE WASHOUT.  TEMPORARY CONCRETE WASHOUT FACILITIES SHALL BE LOCATED A MINIMUM OF
50 FEET FROM STORM DRAIN INLETS, OPEN DRAINAGE FACILITIES, AND WATERCOURSES.  THE CONCRETE
WASHOUT FACILITY SHALL BE BELOW GRADE AND CONSTRUCTED WITH A MINIMUM LENGTH AND MINIMUM
WIDTH OF 10 FEET.  TEMPORARY CONCRETE FACILITIES SHALL BE CONSTRUCTED AND MAINTAINED IN
SUFFICIENT QUANTITY AND SIZE TO CONTAIN ALL LIQUID AND CONCRETE WASTE GENERATED BY WASHOUT
OPERATIONS.  THE WASHOUT SHALL HAVE A 10 MIL POLYETHYLENE PLASTIC LINER.  WHEN CONCRETE
WASHOUT FACILITIES ARE NO LONGER REQUIRED FOR THE WORK, THE HARDENED CONCRETE AND
MATERIALS FOR THE WASHOUT SHALL BE REMOVED AND DISPOSED OF.  HOLES, DEPRESSIONS, OR OTHER
GROUND DISTURBANCES CAUSED BY THE REMOVAL OF THE CONCRETE WASHOUT SHOULD BE BACKFILLED
AND REPAIRED.

4.  OTHER PROVISIONS

4.1.  IF CONSTRUCTION OCCURS BETWEEN OCTOBER 15TH AND APRIL 15TH, EXPOSED SOIL NOT INVOLVED
IN IMMEDIATE CONSTRUCTION ACTIVITY SHALL BE PROTECTED FROM EROSION AT ALL TIMES.  AFTER APRIL
15TH, EROSION CONTROL MEASURES SHALL BE IN PLACE DURING INCLEMENT WEATHER.

4.2.  EROSION CONTROL MEASURES SHALL BE KEPT IN PLACE BY THE CONTRACTOR UNTIL NATIVE
VEGETATION HAS BEEN ESTABLISHED AND PROVIDES NECESSARY SLOPE COVER (MINIMUM 70% COVER).
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