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City of Capitola 

 

Planning Commission Meeting Agenda 

Thursday, November 06, 2025 – 6:00 PM 
 

City Council Chambers 

420 Capitola Avenue, Capitola, CA 95010 

Chairperson: Paul Estey 
 

Commissioners: Matthew Howard, Nathan Kieu, TJ Welch, Courtney Christiansen 

All correspondence received prior to 5:00 p.m. on the Wednesday preceding a Planning Commission 
Meeting will be distributed to Commissioners to review prior to the meeting. Information submitted after 
5 p.m. on that Wednesday may not have time to reach Commissioners, nor be read by them prior to 
consideration of an item. 

1. Roll Call and Pledge of Allegiance 

Commissioners Matthew Howard, Nathan Kieu, TJ Welch, Courtney Christiansen, and Chair Paul 
Estey 

2. Additions and Deletions to the Agenda 

A. Additional Materials Item 6B - Correspondence Received 

3. Oral Communications 

Please review the section How to Provide Comments to the Planning Commission for instructions. 
Oral Communications allows time for members of the public to address the Planning Commission 
on any Consent Item on tonight’s agenda or on any topic within the jurisdiction of the City that is not 
on the Public Hearing section of the Agenda. Members of the public may speak for up to three 
minutes unless otherwise specified by the Chair. Individuals may not speak more than once during 
Oral Communications. All speakers must address the entire legislative body and will not be permitted 
to engage in dialogue. 

4. Planning Commission/Staff Comments 

5. Consent Calendar 

All matters listed under “Consent Calendar” are considered by the Planning Commission to be 
routine and will be enacted by one motion in the form listed below. There will be no separate 
discussion on these items prior to the time the Planning Commission votes on the action unless the 
Planning Commission request specific items to be discussed for separate review. Items pulled for 
separate discussion will be considered in the order listed on the Agenda. 

A. Approval of October 2, 2025 Planning Commission Minutes 

B. 201 Esplanade 

Project Description: Request to continue.  Application #25-0190.  APN: 035-211-05.  Conditional 
Use Permit for the sale and onsite consumption of beer and wine at an existing restaurant 
located within the Mixed-Use Village (MU-V) zoning district.  This project is in the Coastal Zone 
but does not require a Coastal Development Permit. 

Environmental Determination: Categorical Exemption 

Property Owner: Michael Brodsky 

Representative: Gabriela Castro, Filed: 9/23/25 
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Recommended Action:  Continue item to the next regularly scheduled Planning Commission 
meeting on December 4, 2025. 

6. Public Hearings 

Public Hearings are intended to provide an opportunity for public discussion of each item listed as a 
Public Hearing. The following procedure is as follows: 1) Staff Presentation; 2) Planning Commission 
Questions; 3) Public Comment; 4) Planning Commission Deliberation; and 5) Decision. 

A. 108 Fairview Avenue 

Project Description: Application #25-0190.  APN: 036-111-11.  Accessory Dwelling Unit (ADU) 
Design Permit to replace an existing detached garage with a new two-story detached garage 
and ADU behind an existing primary residence.  The project includes deviation requests for the 
ADU parking requirement and the ADU guaranteed allowance.  The project is located within the 
R-1 (Single-Family Residential) zoning district.  This project is in the Coastal Zone and requires 
a Coastal Development Permit which is appealable to the California Coastal Commission after 
all possible appeals are exhausted through the City. 

Environmental Determination: Categorical Exemption 

Recommended Action: Consider application #25-0190 and approve the project based on the 
attached Conditions and Findings for Approval. 

B. 506 A Pine Street 

Project Description: Application #24-0138.  APN: 036-022-10.   Design Permit for a second-story 
addition to an existing duplex and new detached, two-story residential unit on a 0.28-acre site 
located at 506 Pine Street, within the Residential Multifamily-Medium (RM-M) zone district. This 
project is not located within the Coastal Zone. 

Environmental Determination: Categorical Exemption 

Recommended Action: Planning Commission consider Permit #24-0138, and approve the 
Design Permit pursuant to the findings and analysis included in the staff report and subject to 
the Conditions of Approval. 

7. Director's Report 

8. Adjournment – The Planning Commission will hold a special meeting on November 19, 2025 
at 5:00 PM. 

_____________________________________________________ 

How to View the Meeting 

Meetings are open to the public for in-person attendance at the Capitola City Council Chambers 
located at 420 Capitola Avenue, Capitola, California, 95010 

Other ways to Watch: 

Spectrum Cable Television channel 8 

City of Capitola, California YouTube Channel: https://www.youtube.com/@cityofcapitolacalifornia3172 

To Join Zoom Application or Call in to Zoom: 

Meeting link: https://us02web.zoom.us/j/84412302975?pwd=NmlrdGZRU2tnYXRjeSs5SlZweUlOQT09 

Or dial one of these phone numbers: 1 (669) 900 6833, 1 (408) 638 0968, 1 (346) 248 7799  

Meeting ID: 844 1230 2975 

Meeting Passcode: 161805 

How to Provide Comments to the Planning Commission 
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Members of the public may provide public comments to the Planning Commission in-person during the 
meeting. If you are unable to attend the meeting in person, please email your comments to  and they will 
be included as a part of the record for that meeting. Emailed comments will be accepted after the start of 
the meeting until the Chairman announces that public comment for that item is closed. 

 

 

Appeals: The following decisions of the Planning Commission can be appealed to the City Council within 
the (10) calendar days following the date of the Commission action: Design Permit, Conditional Use 
Permit, Variance, and Coastal Permit. If the tenth day falls on a weekend or holiday, the appeal period is 
extended to the next business day. All appeals must be in submitted writing on an official city application 
form, setting forth the nature of the action and the basis upon which the action is considered to be in 
error, and addressed to the City Council in care of the City Clerk. An appeal must be accompanied by a 
filing fee, unless the item involves a Coastal Permit that is appealable to the Coastal Commission, in 
which case there is no fee. If you challenge a decision of the Planning Commission in court, you may be 
limited to raising only those issues you or someone else raised at the public hearing described in this 
agenda, or in written correspondence delivered to the City at, or prior to, the public hearing. 

 

Notice regarding Planning Commission meetings: The Planning Commission meets regularly on the 
1st Thursday of each month at 6 p.m. in the City Hall Council Chambers located at 420 Capitola Avenue, 
Capitola. 

Agenda and Agenda Packet Materials: The Planning Commission Agenda and complete Agenda 
Packet are available on the Internet at the City's website: . Need more information? Contact the 
Community Development Department at (831) 475-7300. 

Agenda Materials Distributed after Distribution of the Agenda Packet: Materials that are a public 
record under Government Code § 54957.5(A) and that relate to an agenda item of a regular meeting of 
the Planning Commission that are distributed to a majority of all the members of the Planning Commission 
more than 72 hours prior to that meeting shall be available for public inspection at City Hall located at 
420 Capitola Avenue, Capitola, during normal business hours. 

Americans with Disabilities Act: Disability-related aids or services are available to enable persons with 
a disability to participate in this meeting consistent with the Federal Americans with Disabilities Act of 
1990. Assisted listening devices are available for individuals with hearing impairments at the meeting in 
the City Council Chambers. Should you require special accommodations to participate in the meeting 
due to a disability, please contact the Community Development Department at least 24 hours in advance 
of the meeting at (831) 475-7300. In an effort to accommodate individuals with environmental 
sensitivities, attendees are requested to refrain from wearing perfumes and other scented products. 

Si desea asistir a esta reunión pública y necesita ayuda - como un intérprete de lenguaje de señas 
americano, español u otro equipo especial - favor de llamar al Departamento de la Secretaría de la 
Ciudad al 831-475-7300 al menos tres días antes para que podamos coordinar dicha asistencia especial 
o envié un correo electrónico a jgautho@ci.capitola.ca.us. 

Televised Meetings: Planning Commission meetings are cablecast "Live" on Charter Communications 
Cable TV Channel 8 and are recorded to be replayed on the following Monday and Friday at 1:00 p.m. 
on Charter Channel 71 and Comcast Channel 25. Meetings can also be viewed from the City's website: 
https://www.cityofcapitola.org/ . 
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City of Capitola 

 

Planning Commission Meeting Minutes 

Thursday, October 02, 2025 – 6:00 PM 
 

City Council Chambers 

420 Capitola Avenue, Capitola, CA 95010 

Chairperson: Paul Estey 
 

Commissioners: Matthew Howard, Nathan Kieu, TJ Welch, Courtney Christiansen 

1. Roll Call and Pledge of Allegiance - The meeting was called to order at 6:00 PM. In attendance: 
Commissioners Kieu, Welch, Vice Chair Christiansen, Chair Estey. Absent: Commissioner Howard. 

2. Additions and Deletions to the Agenda – The Deputy City Clerk announced that one email had 
been received for Item 6A, two emails for Item 6B, and one email for Item 6C. 

3. Oral Communications 

 Goran Klepic 

4. Planning Commission/Staff Comments 

Director Herlihy informed the Commission that the City will be hosting a community meeting on 
October 8th, 2025, at 6:00 PM to discuss the Capitola Mall Zoning Updates and the 41st Ave 
Corridor Plan at New Brighton Middle School. 

5. Consent Calendar 

A. Approval of September 4, 2025 Planning Commission Minutes 

B. 321 Cherry Avenue 

Project Description: Application #25-0349. APN: 035-181-18.  Historical Alteration Permit for 
modifications and a 117 square foot addition to a historic single-family residence located within 
the Mixed Use Village (MU-V) zoning district. This project is located within the Coastal Zone 
but does not require a Coastal Development Permit.   

Recommended Action: Consider Historic Alteration Application #25-0349 and approve the 
project with the attached Conditions and Findings for Approval. 

 
  Motion to approve Items 5A and 5B: Commissioner Welch 
  Second: Commissioner Kieu 
  Voting Yea: 4-0 (Absent: Commissioner Howard) 
 

Historic Alteration Permit Findings:  
A. The historic character of a property is retained and preserved. The removal of 

distinctive materials or alteration of features, spaces, and spatial relationships 
that characterize the property is avoided.  
The project will replace existing materials while preserving the historic significance of the 
home. The project will maintain the character, scale, and be compatible with the existing 
neighborhood.    
 

B. Distinctive materials, features, finishes, and construction techniques or examples 
of fine craftsmanship that characterize a property are preserved.  
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The proposed alterations and addition to the rear of the single-family residence will not 
alter the distinctive materials of the structure and the design will be preserved. 
 

C. Any new additions complement the historic character of the existing structure. 
New building components and materials for the addition are similar in scale and 
size to those of the existing structure.     
The expansion of the shed roof is on a non-primary elevation and fenestration changes 
are not readily visible to the public.  The applicant is proposing to match the original 
board-and-batten.  
 

D. Deteriorated historic features are repaired rather than replaced. Where the severity 
of deterioration requires replacement of a distinctive feature, the new feature 
matches the old in design, color, texture, and, where possible, materials.  
The proposed alterations will replace and match the existing structure in design, color, 
and texture. Deteriorated features, such as decayed wood windows will be replaced, and 
new board- and-batten siding will match existing.   
 

E. Archeological resources are protected and preserved in place. If such resources 
must be disturbed, mitigation measures are undertaken.   
The project affects previously disturbed areas and will not impact archeological 
resources.  
 

F. The proposed project is consistent with the general plan, any applicable specific 
plan, the zoning code, and the California Environmental Quality Act (CEQA) and is 
subject to Section 753.5 of Title 14 of the California Code of Regulations.   
Section 15331 of the CEQA Guidelines exempts projects limited to maintenance, repair, 
stabilization, rehabilitation, restoration, preservation, conservation, or reconstruction of 
historical resources in a manner consistent with the Secretary of the Interior's Standards 
for the Treatment of Historic Properties with Guidelines for Preserving, Rehabilitating, 
Restoring, and Reconstructing Historic Buildings.  The project involves rehabilitation of 
a historic single-family residence with a small addition of 117 square feet of habitable 
floor area. The project has been found to be consistent with CEQA Guideline Section 
15300.2(f) regarding modifications to historical resources.  Therefore, the project 
qualifies for this CEQA exemption.  
 

Conditions of Approval:  
1. The project approval includes a Historic Alteration Permit for the renovation and 

rehabilitation of a historic single-story, single-family residence. The project involves the 

addition of 117 square feet of floor area.  The proposed project is approved as indicated 

on the final plans reviewed and approved by the Planning Commission on October 6, 

2025, except as modified through conditions imposed by the Planning Commission 

during the hearing.  

 

2. Prior to construction, a building permit shall be secured for any new construction or 

modifications to structures authorized by this permit. Final building plans shall be 

consistent with the plans approved by the Planning Commission. All construction and 

site improvements shall be completed according to the approved plans.  

 

3. At time of submittal for building permit review, the Conditions of Approval must be printed 

in full on the cover sheet of the construction plans.   
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4. At time of submittal for building permit review, Public Works Standard Detail SMP STRM 

shall be printed in full and incorporated as a sheet into the construction plans. All 

construction shall be done in accordance with the Public Works Standard Detail BMP 

STRM.   

 

5. Prior to making any changes to approved plans, modifications must be specifically 

requested and submitted in writing to the Community Development Department. Any 

significant changes to the size or exterior appearance of the structure shall require 

Planning Commission approval.   

 

6. Prior to issuance of building permit, a landscape plan shall be submitted and approved 

by the Community Development Department. The landscape plan can be produced by 

the property owner, landscape professional, or landscape architect.  Landscape plans 

shall reflect the Planning Commission approval and shall identify type, size, and location 

of species and details of any proposed (but not required) irrigation systems.   

 

7. Prior to issuance of a Certificate of Occupancy, the applicant shall complete landscape 

work to reflect the approval of the Planning Commission.  Specifically, required 

landscape areas, all required tree plantings, privacy mitigations, erosion controls, 

irrigation systems, and any other required measures shall be addressed to the 

satisfaction of the Community Development Director.  

 

8. Prior to issuance of building permit, all Planning fees associated with permit #25-0349 

shall be paid in full.  

 

9. Prior to issuance of a building permit, the applicant must provide documentation of plan 

approval by the following entities: Santa Cruz County Sanitation Department, Soquel 

Water District, and Central Fire Protection District.   

 

10. Prior to issuance of building permits, a drainage plan, grading, sediment and erosion 

control plan, shall be submitted to the City and approved by Public Works. The plans 

shall be in compliance with the requirements specified in Capitola Municipal Code 

Chapter 13.16 Storm Water Pollution Prevention and Protection.  

 

11. Prior to issuance of building permits, the applicant shall submit a stormwater 

management plan to the satisfaction of the Director of Public Works which implements 

all applicable Post Construction Requirements (PCRs) and Public Works Standard 

Details, including all standards relating to low impact development (LID).  

 

12. Prior to any land disturbance, a pre-site inspection must be conducted by the grading 

official to verify compliance with the approved erosion and sediment control plan.   

 

13. Prior to any work in the City road right of way, an encroachment permit shall be acquired 

by the contractor performing the work. No material or equipment storage may be placed 

in the road right-of-way.  

 

14. Prior to a project final, all cracked or broken driveway approaches, curb, gutter, or 

sidewalk shall be replaced per the Public Works Standard Details and to the satisfaction 

of the Public Works Department. All replaced driveway approaches, curb, gutter or 

sidewalk shall meet current Accessibility Standards.  
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15. During construction, any construction activity shall be subject to a construction noise 

curfew, except when otherwise specified in the building permit issued by the City. 

Construction noise shall be prohibited between the hours of nine p.m. and seven-thirty 

a.m. on weekdays. Construction noise shall be prohibited on weekends with the 

exception of Saturday work between nine a.m. and four p.m. or emergency work 

approved by the building official. §9.12.010B  

 

16. Prior to issuance of a Certificate of Occupancy, compliance with all conditions of approval 

shall be demonstrated to the satisfaction of the Community Development Director. Upon 

evidence of non-compliance with conditions of approval or applicable municipal code 

provisions, the applicant shall remedy the non-compliance to the satisfaction of the 

Community Development Director or shall file an application for a permit amendment for 

Planning Commission consideration. Failure to remedy a non-compliance in a timely 

manner may result in permit revocation.  

 

17. This permit shall expire 24 months from the date of issuance. The applicant shall have 

an approved building permit and construction underway before this date to prevent 

permit expiration. Applications for extension may be submitted by the applicant prior to 

expiration pursuant to Municipal Code section 17.156.080.  

 

18. The planning and infrastructure review and approval are transferable with the title to the 

underlying property so that an approved project may be conveyed or assigned by the 

applicant to others without losing the approval. The permit cannot be transferred off the 

site on which the approval was granted.  

 

19. Upon receipt of certificate of occupancy, garbage and recycling containers shall be 

placed out of public view on non-collection days.   

 

20. Outdoor lighting shall comply with all relevant standards pursuant to Municipal Code 

Section 17.96.110, including that all outdoor lighting shall be shielded and directed 

downward such that the lighting is not directly visible from the public right-of-way or 

adjoining properties.  

a. Secretary of the Interior’s Standards and Guidelines for preservation, 

rehabilitation, restoration, or reconstruction shall be followed.  

b. Prior to the remodeling of the historic residence, the applicant shall catalog all 

existing details of the structure.  

c. The applicant and/or contractor shall field verify all existing conditions on historic 

buildings and match replacement elements and materials according to the 

approved plans.  Any discrepancies found between approved plans, replacement 

features and existing elements must be reported to the Community Development 

Department for further direction, prior to construction.   

 
 6. Public Hearings 

A. 427 Riverview Avenue 

Project Description: Application #23-0400. APN: 035-132-01. Design Permit to connect an 
existing single-family residence and two-story accessory structure into a single structure through 
an upper story bridgeway, with comprehensive remodel to the exterior of entire structure and 
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garage area. The proposal does not increase floor area. The project is located within the R-1 
(Single-Family Residential) zoning district. 

This project is in the Coastal Zone and requires a Coastal Development Permit which is 
appealable to the California Coastal Commission after all possible appeals are exhausted 
through the City. 

Environmental Determination: Categorical Exemption 

Recommended Action: Consider Application #23-0400 and approve the project based on the 
Conditions and Findings for Approval 

Vice Chair Christiansen recused herself due to her employment with Fuse Architects. 

Associate Planner Sesanto presented the staff report. The applicant, their architect, and 
their legal counsel addressed the Commission. During their comments, they answered 
questions from the Commission and proposed amendments to the conditions of 
approval. 

Public Comments: 

 Michael Reen 

 Speaker 

The Commission discussed the conditions imposed with Application #23-0400. 
 
Motion to approve Application #23-0400 based on the Conditions and Findings for 
Approval, with a correction noted in Condition 31, an amendment to Condition 33, and 
removal of Condition 35: Commissioner Welch 
Second: Commissioner Kieu 
Voting Yea: Commissioners Kieu, Welch, Estey 
Abstain: Commissioner Christiansen 
Absent: Commissioner Howard 
 
Design Permit Findings: 

G. The proposed project is consistent with the general plan, local coastal program, 
and any applicable specific plan, area plan, or other design policies and 
regulations adopted by the city council. 
Community Development Staff and the Planning Commission have reviewed the project. 
The proposed remodel and connection of structure residential structures comply with the 
development standards of the R-1 (Single-Family Residential) zoning district. 
 

H. The proposed project complies with all applicable provisions of the zoning code 
and municipal code. 
Community Development Staff and the Planning Commission have reviewed the 
application for remodel and connection of structure residential structures. With the 
recommended Conditions of Approval, the project complies with all applicable provisions 
of the zoning code and municipal code. 
 

I. The proposed project has been reviewed in compliance with the California 
Environmental Quality Act (CEQA). 
Section 15301(3) of the CEQA Guidelines exempts minor alterations of existing private 
structures involving negligible or no expansion of existing or former use and is subject to 
Section 753.5 of Title 14 of the California Code of Regulations.  The exemption includes 
single-family residential additions that do not result in an increase of more than 50 
percent of floor area or 2,500 square feet.  This project involves a remodel and the 
connection of two structure residential structures which will not result in a net increase 
of floor area.  The project is located within the R-1 (Single-Family Residential) zoning 
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district. No adverse environmental impacts were discovered during review of the 
proposed project.  In addition, none of the exceptions to the exemption are triggered. 
The project, when considered with other past and present projects of the same type, will 
not result in a significant environmental effect. There are no unique circumstances that 
create a reasonable possibility of a significant effect on the environment.  The site is 
already developed, and the project does not propose a significant expansion of the 
existing structure or use. The project will not damage scenic resources within an officially 
designated state scenic highway. The project is not located in the vicinity of a state scenic 
highway. The project is not located on a site listed for hazardous waste issues (the 
"Cortese List"). The project will not cause a substantial adverse change to the 
significance of a historical resource.  The project is not located in a particularly sensitive 
environment, such as a wetland or habitat for a rare or endangered species.  For these 
reasons, the project is exempt from CEQA. 
 

J. The proposed development will not be detrimental to the public health, safety, or 
welfare or materially injurious to the properties or improvements in the vicinity. 
Community Development Staff and the Planning Commission have reviewed the project. 
With the recommended Conditions of Approval, the proposed project will not be 
detrimental to the public health, safety, or welfare or materially injurious to the properties 
or improvements in the vicinity. Potential impacts to and from the existing culvert and 
associated County easement are addressed through the Conditions of Approval. 
 

K. The proposed project complies with all applicable design review criteria in Section 
17.120.070 (Design review criteria). 
The Community Development Staff and the Planning Commission have reviewed the 

application. With the recommended Conditions of Approval, the proposed project 

complies with all applicable design review criteria in Section 17.120.070. 

 
L. The proposed project maintains the character, scale, and development pattern of 

the neighborhood. 
Community Development Staff and the Planning Commission have all reviewed the 

project application  The project creates a raised bridgeway connecting two residential 

structures while maintaining similar site massing.  The new design utilizes white vertical 

wood board, composite bamboo vertical, and white stone panel siding; windows thin 

recessed aluminum framed windows and standing metal seam roofs;  fencing integrated 

with building walls which utilize metal seam panels and vertical bamboo boards for 

cohesive appearance.  The project will maintain the character, scale, and development 

pattern of the neighborhood.   

 

Coastal Development Permit Findings: 
M. The project is consistent with the LCP land use plan, and the LCP implementation 

program. 
The proposed development conforms to the City’s certified Local Coastal Plan (LCP) 
land use plan and the LCP implementation program. 
 

N. The project maintains or enhances public views. 
The proposed project is located on private property at 427 Riverview Avenue.  The 
project will not result in an increased height or otherwise negatively impact public 
landmarks and/or public views. 
 

O. The project maintains or enhances vegetation, natural habitats and natural 
resources. 
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The proposed project is located at 427 Riverview Avenue.  The project will maintain or 
enhance vegetation consistent with the allowed use and will not have an effect on natural 
habitats or natural resources. 
 

P. The project maintains or enhances low-cost public recreational access, including 
to the beach and ocean. 
The project involves the remodel of an existing single-family residence which will not 
negatively impact low-cost public recreational access.  The property includes an 
easement for a public pathway along Soquel Creek.  Condition(s) have been included to 
both prevent negative impact to coastal access and to replace a small wall which is 
slumping into the pathway. 
 

Q. The project maintains or enhances opportunities for visitors. 
The project involves the remodel of an existing single-family residence and will not 
negatively impact visitor serving opportunities.  The property includes an easement for a 
public pathway along Soquel Creek.  Condition(s) have been included to both prevent 
negative impact to coastal access and to replace a small wall which is slumping into the 
pathway. 
 

R. The project maintains or enhances coastal resources. 
The project involves the remodel of an existing single-family residence and will not 
negatively impact coastal resources.  The property includes an easement for a public 
pathway along Soquel Creek.  Condition(s) have been included to both prevent negative 
impact to coastal access and to replace a small wall which is slumping into the pathway. 
 

S. The project, including its design, location, size, and operating characteristics, is 
consistent with all applicable design plans and/or area plans incorporated into the 
LCP. 
The proposed residential project complies with all applicable design criteria, design 
guidelines, area plans, and development standards.  The operating characteristics are 
consistent with the R-1 (Single-Family Residential) zone.  
 

T. The project is consistent with the LCP goal of encouraging appropriate coastal 
development and land uses, including coastal priority development and land uses 
(i.e., visitor serving development and public access and recreation). 
The project involves the remodel of an existing single-family residence on a residential 
lot of record.  The project is consistent with the LCP goals for appropriate coastal 
development and land uses.  The use is an allowed use consistent with the R-1 (Single-
Family Residential) zoning district.   

 
Conditions of Approval: 

1. The project approval consists of remodeling of an existing single-family residence and 
two-story accessory structure in addition to connecting both structures into a single 
structure through an upper story bridgeway.  The maximum Floor Area Ratio for the 
3,018 square foot property is 57% (1,720 square feet). The total FAR of the project is 
84.4% with a total of 2,547 square feet, for a FAR (84.4%). The project will not result in 
an increase of floor area from the existing site of 2,548 square feet (84.4%).  The 
proposed project is approved as indicated on the final plans reviewed and approved by 
the Planning Commission on October 2, 2025, except as modified through conditions 
imposed by the Planning Commission during the hearing. 
 

2. Prior to construction, a building permit shall be secured for any new construction or 
modifications to structures authorized by this permit. Final building plans shall be 
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consistent with the plans approved by the Planning Commission. All construction and 
site improvements shall be completed according to the approved plans. 
 

3. At time of submittal for building permit review, the Conditions of Approval must be printed 
in full on the cover sheet of the construction plans.  
 

4. At time of submittal for building permit review, Public Works Standard Detail SMP STRM 
shall be printed in full and incorporated as a sheet into the construction plans. All 
construction shall be done in accordance with the Public Works Standard Detail BMP 
STRM.  
 

5. Prior to making any changes to approved plans, modifications must be specifically 
requested and submitted in writing to the Community Development Department. Any 
significant changes to the size or exterior appearance of the structure shall require 
Planning Commission approval.  
 

6. Prior to issuance of building permit, a landscape plan shall be submitted and approved 
by the Community Development Department. The landscape plan can be produced by 
the property owner, landscape professional, or landscape architect.  Landscape plans 
shall reflect the Planning Commission approval and shall identify type, size, and location 
of species and details of any proposed (but not required) irrigation systems.  
 

7. Prior to issuance of a Certificate of Occupancy, the applicant shall complete landscape 
work to reflect the approval of the Planning Commission.  Specifically, required 
landscape areas, all required tree plantings, privacy mitigations, erosion controls, 
irrigation systems, and any other required measures shall be addressed to the 
satisfaction of the Community Development Director. 
 

8. Prior to issuance of a Certificate of Occupancy, the applicant shall demonstrate 
compliance with the tree removal permit authorized by this permit for one tree to be 
removed from the property. Replacement trees shall be planted at a 1:1 ratio. Required 
replacement trees shall be of the same size, species and planted on the site as shown 
on the approved plans.  
 

9. Prior to issuance of building permit, all Planning fees associated with permit #23-0400 
shall be paid in full. 
 

10. Prior to issuance of building permit, the developer shall pay Affordable housing impact 
fees as required to assure compliance with the City of Capitola Affordable Housing 
Impact Fee Ordinance.  
 

11. Prior to issuance of a building permit, the applicant must provide documentation of plan 
approval by the following entities: Santa Cruz County Sanitation Department, Soquel 
Creek Water District, and Central Fire Protection District.  
 

12. Prior to issuance of building permits, a drainage plan, grading, sediment and erosion 
control plan, shall be submitted to the City and approved by Public Works. The plans 
shall be in compliance with the requirements specified in Capitola Municipal Code 
Chapter 13.16 Storm Water Pollution Prevention and Protection.  The plans shall 
demonstrate how loose sediment will be retained onsite for the duration of the project 
and will not present risk of contamination to Soquel Creek, nor drain onto adjacent 
parcels or pathways. 
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13. Prior to issuance of building permits, the applicant shall submit a stormwater 
management plan to the satisfaction of the Director of Public Works which implements 
all applicable Post Construction Requirements (PCRs) and Public Works Standard 
Details, including all standards relating to low impact development (LID). 
 

14. Prior to any land disturbance, a pre-site inspection must be conducted by the grading 
official to verify compliance with the approved erosion and sediment control plan.  
 

15. Prior to any work in the City road right of way, an encroachment permit shall be acquired 
by the contractor performing the work. No material or equipment storage may be placed 
in the road right-of-way. 
 

16. During construction, any construction activity shall be subject to a construction noise 
curfew, except when otherwise specified in the building permit issued by the City. 
Construction noise shall be prohibited between the hours of nine p.m. and seven-thirty 
a.m. on weekdays. Construction noise shall be prohibited on weekends with the 
exception of Saturday work between nine a.m. and four p.m. or emergency work 
approved by the building official. §9.12.010B 
 

17. Prior to any construction-related activity within the Soquel Creek Pathway, including the 
accessway from Riverview Avenue, the applicant shall provide a site plan and 
management information detailing how pedestrians will be safely routed along the 
pathway. 
 

18. Prior to a project final, all cracked or broken driveway approaches, curb, gutter, or 
sidewalk shall be replaced per the Public Works Standard Details and to the satisfaction 
of the Public Works Department. All replaced driveway approaches, curb, gutter or 
sidewalk shall meet current Accessibility Standards. 
 

19. Prior to issuance of a Certificate of Occupancy, compliance with all conditions of approval 
shall be demonstrated to the satisfaction of the Community Development Director. Upon 
evidence of non-compliance with conditions of approval or applicable municipal code 
provisions, the applicant shall remedy the non-compliance to the satisfaction of the 
Community Development Director or shall file an application for a permit amendment for 
Planning Commission consideration. Failure to remedy a non-compliance in a timely 
manner may result in permit revocation. 
 

20. This permit shall expire 24 months from the date of issuance unless exercised. The 
applicant shall have an approved building permit and construction underway before this 
date to prevent permit expiration. Applications for extension may be submitted by the 
applicant prior to expiration pursuant to Municipal Code section 17.156.080. 
 

21. The planning and infrastructure review and approval are transferable with the title to the 
underlying property so that an approved project may be conveyed or assigned by the 
applicant to others without losing the approval. The permit cannot be transferred off the 
site on which the approval was granted. 
 

22. Upon receipt of certificate of occupancy, garbage and recycling containers shall be 
placed out of public view on non-collection days.  
 

23. Outdoor lighting shall comply with all relevant standards pursuant to Municipal Code 
Section 17.96.110, including that all outdoor lighting shall be shielded and directed 
downward such that the lighting is not directly visible from the public right-of-way or 
adjoining properties. 
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24. Prior to a Building Department final and/or issuance of a Certificate of Occupancy, final 

inspections by the Planning and Public Works Departments are required.  
 

25. Prior to issuance of a building permit, the plans shall indicate repair or replacement of 
the failing low wall along the Riverview Pathway.  Any fence or wall adjacent to the 
Soquel Creek Pathway shall comply with all municipal codes, specifically sections 
§17.60.040 and §17.96.160, to the extent they apply. 
 

26. Prior to issuance of a building permit, the plans shall indicate repair or replacement of 
the failing low wall along the Riverview Pathway.  Any fence or wall adjacent to the 
Soquel Creek Pathway shall comply with all municipal codes, specifically sections 
§17.60.040 and §17.96.160, to the extent they apply. 
 

27. Prior to issuance of a Certification of Occupancy, the plans shall demonstrate that the 
pathway shall be maintained a minimum of either the existing pathway width shown in 
the March 2005 survey maintained by the city of Capitola, or four feet, whichever is 
greater, pursuant to CMC §17.96.160(A). 
 

28. At time of submittal for demolition and/or building permit review, the applicant shall 
include a demolition work of scope statement and a demolition plan clearly identifying all 
areas of walls and floors to be demolished.  The City may require a letter from a structural 
engineer.  Any modifications to the demolition plans, including modifications to the scope 
of work, means and methods of demolition/construction, or changes to the framing, 
windows, or any other exterior elements shall be submitted to the Building Department 
for review and approval prior to proceeding with demolition and/or construction.  In the 
course of construction, the City may require additional plans as they deem necessary.  
 

29. At the time of building permit application for construction within the floodplain or 
floodway, the applicant shall provide a “No Rise Study”, performed by a licensed 
engineer, in which verification of the structure’s impact on the floodplain or floodway is 
provided. 
 

30. For new residential construction located within the floodplain/floodway, elevation 
Elevation certificates shall be provided at the following stages of construction: 1) prior to 
building permit issuance; 2) at the time of rough frame inspection; and 3) prior to the 
finalization of the building permit. The certificates shall be prepared by a licensed 
engineer or surveyor. The certificate shall document that all residential occupancies are 
constructed above the Base Flood Elevation (BFE) as per the latest edition of the FEMA 
Flood Insurance Rate Map. 
 

31. Prior to issuance of a building permit, the applicant shall provide documentation of a 
signed access agreement that references the existing encroachment and includes 
permission from the owner(s) of 425 Capitola Riverview Avenue to access said property 
to conduct the work as described in the permit. 
 

32. Prior to issuance of the building permit, the applicant shall demonstrate, to the 
satisfaction of the Building Official, that the bridgeway will not place load on the existing 
underground storm drain facilities (culvert) structure, nor will any alterations to the 
existing residential structures create load on the facilities.  Additionally, the applicant 
shall demonstrate, to the satisfaction of the Building Official, that the structure shall be 
reconfigured such that there will be no bearing on the culvert, consistent with the 
recommendation in the letter from Redwood Engineering dated February 6, 2025, a copy 
of which letter is included in the public record for the project approval actions. 
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33. Indemnification and Hold Harmless. The Owner/Applicant agrees to defend, indemnify, 

and hold the City of Capitola, its elected and appointed officials, staff, and agents 
harmless from any claims, damages, or liabilities arising from the project’s construction, 
occupancy and use, including bodily injury, death, or property damage, including 
damage to the project, related to the project’s construction and location on top of the 
existing and active underground storm drain facility (culvert) that bisects the project site. 
The Owner/Applicant is responsible for all defense costs, including attorney's fees, and 
any settlements or awards, and is solely responsible for preventing damage to the culvert 
during construction, occupancy and use. Failure to do so resulting in damage is covered 
by this indemnification. These obligations survive the permit issuance and bind the 
Owner/Applicant and their successors.  
The applicant shall indemnify, defend, and hold harmless the City from claims or 

damages directly resulting from the applicant’s construction activity, negligence, or 

failure to follow approved plans, that materially impact the drainage culvert or easement. 

 
34. The Owner/Applicant must provide proof of adequate insurance, with the City named as 

an additional insured party, before starting work on the project. 
 

35. Prior to issuance of the building permit for the project, the Owner/Applicant shall obtain 
written authorization from the culvert easement holder(s), including the County of Santa 
Cruz, to construct or modify improvements within the easement area as shown in the 
public records. 

 

B. Capitola Mall Zoning Code Amendments 

Project Description: Capitola Mall Zoning Code Amendments Work Session 

Recommended Action: Receive report and provide feedback. 

Ben Noble, City Planning Consultant, and Ryan Call, Urban Field Studio, presented the 
staff report. 

Public Comment: 

 Rafa Sonnenfeld 

The Commission provided feedback on the proposed modifications to the Zoning Code. 

 

C. Cliff Drive Resiliency Project and Local Coastal Program Update 

Project Description: Application #24-0421 for Amendments to the City’s Local Coastal Program 
including Capitola’s Land Use Plan Chapter 2: Public Access and Capitola’s Local Coastal Land 
Use Plan Chapter 7: Natural Hazards. The proposed LCP amendments affect properties within 
the Coastal Zone and are not effective within the Coastal Zone unless certified by the California 
Coastal Commission. 

Recommended Action: Adopt a resolution recommending the City Council adopt amendments 
to Capitola’s Land Use Plan Chapter 2: Public Access and Chapter 7: Natural Hazards. 

Director Herlihy presented the staff report. 

Public Comment - None 

 
Motion to adopt Resolution No. 25-4 recommending the City Council adopt amendments 
to Capitola’s Land Use Plan Chapter 2 Public Access and Chapter 7 Natural Hazards with 
the requested Planning Commission amendments: Commissioner Kieu 
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Second: Vice Chair Christiansen 
Voting Yea: 4-0 (Absent: Commissioner Howard) 

7. Director's Report 

Director Herlihy reminded the Commission of the Community Meeting on October 8th at 6:00 PM at 
New Brighton Middle School; clarified the Planning Commission special meeting dates on October 
30th and November 19th, 2025. 

8. Adjournment - The meeting adjourned at 8:57 PM. The Planning Commission will hold a special 
meeting on October 30, 2025, at 6:00 PM. 
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Capitola Planning Commission 

 

Agenda Report 

Meeting: November 6, 2025 

From: Community & Economic Development Department 

Address: 201 Esplanade 
 
 

Project Description: Request to continue.  Application #25-0190.  APN: 035-211-05.  Conditional Use 
Permit for the sale and onsite consumption of beer and wine at an existing restaurant located within the 
Mixed-Use Village (MU-V) zoning district.  This project is in the Coastal Zone but does not require a 
Coastal Development Permit. 
Environmental Determination: Categorical Exemption 
Property Owner: Michael Brodsky 
Representative: Gabriela Castro, Filed: 9/23/25 
 
Recommended Action:  Continue item to the next regularly scheduled Planning Commission meeting. 
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Capitola Planning Commission 

 

Agenda Report 

Meeting: November 6, 2025 

From: Community & Economic Development Department 

Address: 108 Fairview Avenue 
 
 

Project Description:  Application #25-0190.  APN: 036-111-11.  Accessory Dwelling Unit (ADU) Design 
Permit to replace an existing detached garage with a new two-story detached garage and ADU behind 
an existing primary residence.  The project includes deviation requests for the ADU parking requirement 
and the ADU guaranteed allowance.  The project is located within the R-1 (Single-Family Residential) 
zoning district.  This project is in the Coastal Zone and requires a Coastal Development Permit which is 
appealable to the California Coastal Commission after all possible appeals are exhausted through the 
City. 
Environmental Determination: Categorical Exemption 
 
Recommended Action:  Consider application #25-0190 and approve the project based on the attached 
Conditions and Findings for Approval. 

Property Owner: Leland Evans 

Representative: Derek Van Alstine Residential Design Inc., Filed: 4/14/25 

 
Background:  On May 28, 2025, Development and Design Review Staff reviewed the application and 
provided the applicant with the following direction:  
 
Public Works staff, Kailash Mozumder and Erika Senyk:  Discussed site drainage and noted the site 
parking access is through an alley. 
 
Interim Building Official, Robin Woodman:  Noted the significant cantilevering in the project and informed 
the applicant a soils report will be required. 

 
Associate Planner, Sean Sesanto:  Discussed several requirements and limitations related to parking, 
height, privacy for detached ADUs, and circumstances an ADU may exceed the maximum allowed floor 
area ratio (FAR) through the “guaranteed allowance”. 
 
On September 25, 2025, the City Council adopted an ordinance amending Chapter 17.74: Accessory 
Dwelling Units, which removed height as a criterion for the guaranteed allowance.  Within the Coastal 
Zone, the ordinance is subject to Coastal Commission certification prior to taking effect. 
 
Following the development and design review meeting and the adoption of ADU amendments, the 
applicant submitted a significant redesign of the proposed structure addressing staff comments.  The 
resubmittal included an ADU deviation requests to waive the single required parking space for the ADU 
and  the guaranteed allowance.  
 
Development Standards:  The following table outlines the zoning code requirements for development 
in the R-1 zoning district.  No changes to the existing dwelling are proposed and it is omitted from the 
table except for Floor Area Ratio and parking calculations.  The applicant is seeking ADU deviation 
requests related to the guaranteed allowance and parking requirements. 
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Lot Standards 

Floor Area Ratio (FAR) 

R-1 Regulation Proposed 

Lot size  2,944 sq. ft. 

Maximum Floor Area Ratio 57% (Max 1,678 sq. ft.) 

Primary Dwelling Unit 832 sq. ft. 

Accessory Dwelling Unit First-Story: 487 sq. ft. 
72 sq. ft. garage area exempt 
Second-Story: 559 sq. ft. 
108 sq. ft. deck area exempt 

Total FAR 63.8% (1,878 sq. ft.)  
ADU Deviation Request for FAR 

Development Standards – Accessory Dwelling Units 

ADU, Detached Two-Story Proposed 

Height 22 ft.  21 ft. 6 in. 

ADU Setbacks 

 ADU Regulation Proposed 

Front Yard 1st Story 15 ft. 60 ft. 4 in. 

Front Yard 2nd Story 20 ft. 62 ft 
Deck: 56 ft. 

Side Yard 1st Story  
 
 

4 ft. 
 

 

East: 4 ft. 
West: 4 ft. 

Side Yard 2nd Story East: 4 ft. 
West: 4 ft. 

Rear Yard 1st Story 4 ft. 

Rear Yard 2nd Story 4 ft.  

Private Open Space, Minimum 

Regulation Proposed 

48 sq. ft. 108 sq. ft. (2nd Story Deck) 

Parking 

 Required Existing Proposed 

SFD – Two Spaces 
ADU – One Space  

3 spaces total 3 spaces total 
 

2 spaces total (SFD) 
ADU Deviation Request 

Underground Utilities: required with 25% increase in area No 

 
Discussion:  The property is located within the Depot Hill neighborhood and is surrounded by one- and 
two-story single-family residences, many of which are identified as historic resources.  The existing site 
includes an 832 square-foot, single-story residence and a 310 square-foot detached garage.  The existing 
residence is identified on the 1986 Capitola Architectural Survey as a historic resource.  The existing 
garage is not included in the historic resource description,  not readily visible to the public, and appears 
to have been constructed in the decades following the dwelling’s construction based on assessor records.  
The application proposes the demolition of the existing garage with the replacement ADU structure 
situated in the same approximate location. 
 
ADU Design Permit:  The proposed structure has simplified massing to comply with setbacks and 
maximize floor area while preserving a small courtyard between the two dwellings.  The exterior of the 
ADU is proposed with horizontal board siding and extensive aluminum clad windows and doors along the 
front elevation.  The gable roof is pitched to match the existing cottage with an expansive dormer along 
the front face to accommodate clerestory windows and a vaulted interior. 
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ADU Objective Design Standards:  Two-story ADUs are subject to the objective design standards in CMC 
§17.74.090.  The objective design standards are included below with staff analysis. 
 

A. Entrance Orientation – Detached ADU.  The primary entrance to a detached accessory dwelling 
unit shall face the front or interior of the parcel unless the accessory dwelling unit is directly 
accessible from an alley or a public street. 
Staff Analysis:  The primary entrance to the ADU faces both the interior and front of the parcel. 
 

B. Privacy Impacts.  To minimize privacy impacts on adjacent properties, the following requirements 
apply to walls with windows within eight feet of an interior side or rear property line abutting a 
residential use: 

1. For a single-story wall or the first story of a two-story wall, privacy impacts shall be 
minimized by either: 

a. A six-foot solid fence on the property line; or 
b. Clerestory or opaque windows for all windows facing the adjacent property. 

2. For a second-story wall, all windows facing the adjacent property shall be clerestory or 
opaque. 

Staff Analysis:  The project has minimized side-facing upper-story openings to a single opaque 
window.   

 
C. Second-Story Decks and Balconies. Second-story decks and balconies shall be located and 

designed to minimize privacy impacts on adjacent residential properties, as determined by the 
Planning Commission through the design permit approval process. 
Staff Analysis:  The proposed ADU includes a second-story deck which is oriented toward the 
center of lot.  Although there are adjacent residential uses on both side property lines, deck area 
is at least ten feet from either side property line and more than 25% away from the rear lot line.  
The Planning Commission may require permanent screening elements along one or both sides 
of the deck if privacy is a concern. Staff does not have privacy concerns as the deck is limited in 
size and complies with the 10-foot side setback 

 
D. Architectural Details. – Applicable architectural detail requirements in Table 17.74-2 include 

1. Primary exterior materials are horizontal wood, fiber cement, or board and batten siding, 
or shingles, unless the primary dwelling is predominantly stucco, in which case stucco 
may be used for the ADU. 
Staff Analysis:  The proposed exterior material is horizontal fiber cement boards. 
 

2. Window and door material be finished with wood, composite, pre-finished metal with a 
nonreflective finish. 
Staff Analysis:  The proposed windows and doors are aluminum-clad, and trim is fiber 
cement. 
 

3. Windows proportions being taller than they are wide or match proportions of the primary 
dwelling window(s), except for bathrooms. 
Staff Analysis:  Window proportions are taller than wide. 
 

4. Windowpane divisions be true or simulated divided lights. 
Staff Analysis:  The windows do not include pane divisions. 
 

5. Roof materials to match the primary dwelling; or architectural composition shingles, clay 
tiles, slate, or nonreflective standing seam metal. 
Staff Analysis:  Composition shingles are on the primary dwelling and are proposed for 
the ADU. 
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6. The roof pitch is at least 4:12 or greater.  If the primary dwelling has a roof pitch shallower 
than 4:12, the ADU roof pitch may match the primary dwelling. 
Staff Analysis:  The primary roof pitch is 4:12. 

 
E. Building Additions to Historic Structures. 

Staff Analysis:  The proposed ADU is located on a site with a historic resource but is detached. 
 
Parking:  The project proposes demolishing and replacing the existing detached garage with a new two-
car garage.  Two onsite parking spaces are required for the single-family home and a third space is 
required for the ADU.  The project retains parking for the primary dwelling and includes a deviation 
request for the ADU parking space, described further in the following section.  
 
Accessory Dwelling Unit Deviations:   
The applicant is seeking approval of two ADU deviation requests related to required parking and the 
“guaranteed allowance” to exceed the maximum allowed Floor Area Ratio (FAR).   
 
The project proposes two onsite parking spaces via the new garage, which meets the parking requirement 
for the primary dwelling.   A deviation has been requested to waive the required ADU parking space.  
Most types of ADUs do not have parking requirements, such as an ADU attached to a primary dwelling, 
conversion of existing structures into an ADU, or a single-story detached ADU which does not exceed 
800 square feet.  A single parking space must be provided for a detached ADU that is either greater than 
sixteen feet in height or 800 square feet in size. The proposed ADU is greater than sixteen feet in height 
and therefore requires a parking space. 
 
The project proposes exceeding the maximum allowed FAR by 200 square feet, which includes the 559 
square-foot accessory dwelling unit.  The guaranteed allowance (Attachment 3) is an ADU code provision 
that guarantees approvability of an ADU even if it does not comply with all development standards such 
as the maximum allowed FAR, provided it meets limited standards.  Under the current zoning code, those 
standards include being “up to eight hundred square feet of floor area, up to sixteen feet in height, and 
four-foot side and rear yard setbacks”.  The proposed ADU has a height exceeding 16 feet and is not 
eligible under the guaranteed allowance provision.  The applicant is requesting a second deviation to 
waive the 16-foot height limit to utilize the guaranteed allowance and exceed the maximum FAR by 200 
square feet.   
 
Related to the second deviation request, the City Council adopted an ordinance amending Chapter 17.74: 
Accessory Dwelling Units on September 25, 2025, which removed height as a criterion for the guaranteed 
allowance (see Attachment 3 for comparison).  The code amendments reflect the City’s ongoing effort to 
comply with current state law and promote new infill housing opportunities.  Outside the coastal zone, an 
application to build a two-story ADU would be eligible for the guaranteed allowance.  However, within the 
coastal zone, the existing zoning code is still in effect until the ordinance is certified by the Coastal 
Commission. 
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Pursuant to §17.74.100, the Planning Commission, based on the evidence submitted at the hearing, may 
grant a deviation from ADU standards when it finds: 
 

J. The project deviation (if applicable) is necessary due to special circumstances applicable 
to subject property, including size, shape, topography, location, existing structures, or 
surroundings, and the strict application of this chapter would deprive subject property of privileges 
enjoyed by other properties in the vicinity and under identical zoning classification.  
 
Staff Analysis, Parking:  The 2,944 square foot lot  is smaller than typical Capitola lots, limiting 
the placement of the ADU on the site.  Furthermore, vehicle access to the property is limited to a 
narrow alley. Multiple arrangements were contemplated for a two-car garage with a third space 
located alongside the ADU or behind it (adjacent the alley), which resulted in one or more issues, 
including:  access of onsite spaces, circulation of vehicles for the subject property and adjacent 
residences, and exceeding maximum driveway width.  The proposed arrangement maintains two 
covered, off-street parking spaces which do not impact other alley users.  The strict application of 
the chapter would deprive the subject property of privileges enjoyed by other properties in the 
vicinity and under identical R-1 zoning, as most ADUs do not require additional onsite parking, 
such as a unit attached to the primary dwelling.  Approval of the current design enables the same 
benefits as an attached ADU without altering the existing historic structure. 
 
Staff Analysis, Guaranteed Allowance (FAR):  As explained above, the majority of ADUs are 
subject to a guaranteed floor area allowance of 800 square feet.  Therefore, the strict application 
of the chapter would deprive the subject property of privileges enjoyed by other properties in the 
vicinity and under identical R-1 zoning.     

 
Trees:  The applicant is proposing to plant one tree within the courtyard, which at maturity, will secure 
the 15% canopy coverage requirement for new construction projects, pursuant to CMC §12.12.190(C).  
The project does not include the removal of existing trees. 
 
CEQA:  §15303(a) of the CEQA Guidelines exempts a single-family residence or second dwelling unit in 
a residential zone.  The project includes the construction of a new second dwelling (ADU) replacement 
of an existing garage. 
 
Accessory Dwelling Unit Design Permit Findings: 

A. The exterior design of the accessory dwelling unit is compatible with the primary dwelling 
on the parcel through architectural use of building forms, height, construction materials, 
colors, landscaping, and other methods that conform to acceptable construction 
practices. 
The project complies with the objective design requirements for ADUs, including standards for 
detached ADUs on lots with historic structures. 
 

B. The exterior design is in harmony with, and maintains the scale of, the neighborhood. 
The proposed ADU has similar materials to the primary dwelling and a two-story building form 
common within the neighborhood.  The structure complies with the 22-foot maximum ADU height 
limit and is well within the zone height limit of 25 feet. Therefore, the exterior design is in harmony 
with and maintains the scale of the neighborhood. 
 

C. The accessory dwelling unit will not create excessive noise, traffic, or parking congestion. 
The proposed project is a single-bedroom ADU on a site with existing parking for the primary 
dwelling.  The project includes a deviation request for the additional parking space requirement, 
with specific finding(s) below (J).  With approval of the parking deviation, the ADU will not create 
excessive noise, traffic, or parking congestion. 
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D. The accessory dwelling unit has or will have access to adequate water and sewer service 
as determined by the applicable service provider. 
The proposed ADU is located on a developed lot in a residential neighborhood with adequate 
water and sewer service.   
 

E. Adequate open space and landscaping have been provided that are usable for both the 
accessory dwelling unit and the primary residence. Open space and landscaping provide 
for privacy and screening of adjacent properties. 
The proposed project provides adequate open space for the accessory dwelling unit and the 
primary residence.  The second-story deck serves as both access and dedicated private open 
space for the ADU.  The deck is setback at least ten feet from both side property lines. 
 

F. The location and design of the accessory dwelling unit maintain a compatible relationship 
to adjacent properties and do not significantly impact the privacy, light, air, solar access, 
or parking of adjacent properties. 
The proposed ADU is located in the rear of the property.  Potential impacts to privacy, light, air, 
solar access, and parking have been considered and mitigated.  The location and design of the 
ADU maintains a compatible relationship with adjacent properties. 
 

G. The accessory dwelling unit generally limits the major access stairs, decks, entry doors, 
and major windows to the walls facing the primary residence, or to the alley if applicable. 
Windows that impact the privacy of the neighboring side or rear yard have been minimized. 
The design of the accessory dwelling unit complements the design of the primary 
residence and does not visually dominate it or the surrounding properties. 
The external staircase to the proposed second-story ADU faces the interior of the lot and the 
primary residence.  Windows facing adjacent properties are either clerestory or opaque.  The 
design of the ADU, with siding materials similar to the primary residence and similar roof pitch, 
complements the design of the primary residence and does not visually dominate it or the 
surrounding properties. 
 

H. The site plan is consistent with physical development policies of the general plan, any area 
plan or specific plan, or other city policy for physical development. If located in the coastal 
zone, the site plan is consistent with policies of the local coastal plan. If located in the 
coastal zone and subject to a coastal development permit, the proposed development will 
not have adverse impacts on coastal resources. 
The location of the proposed ADU complies with the development standards in CMC §17.74.080.  
The project is within the coastal zone and complies with the local coastal plan. 
 

I. The project would not impair public views along the ocean and of scenic coastal areas. 
Where appropriate and feasible, the site plan restores and enhances the visual quality of 
visually degraded areas. 
The project does not impair public views of the ocean or scenic coastal areas. 
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J. The project deviation is necessary due to special circumstances applicable to subject 
property, including size, shape, topography, location, existing structures, or 
surroundings, and the strict application of this chapter would deprive subject property of 
privileges enjoyed by other properties in the vicinity and under identical zoning 
classification. 
Parking:  The 2,944 square foot lot  is smaller than typical Capitola lots, limiting the placement 

of the ADU on the site.  Furthermore, vehicle access to the property is limited to a narrow alley. 

Multiple arrangements were contemplated for a two-car garage with a third space located 

alongside the ADU or behind it (adjacent the alley), which resulted in one or more issues, 

including:  access of onsite spaces, circulation of vehicles for the subject property and adjacent 

residences, and exceeding maximum driveway width.  The proposed arrangement maintains 

two covered, off-street parking spaces which do not impact other alley users.  The strict 

application of the chapter would deprive the subject property of privileges enjoyed by other 

properties in the vicinity and under identical R-1 zoning, as most ADUs do not require additional 

onsite parking, such as a unit attached to the primary dwelling.  Approval of the current design 

enables the same benefits as an attached ADU without altering the existing historic structure. 

Guaranteed Allowance (FAR): The majority of ADUs are subject to a guaranteed floor area 
allowance of 800 square feet.  Therefore, the strict application of the chapter would deprive the 
subject property of privileges enjoyed by other properties in the vicinity and under identical R-1 
zoning.     
 

Coastal Development Permit Findings: 
A. The project is consistent with the LCP land use plan, and the LCP implementation program. 

The proposed development conforms to the City’s certified Local Coastal Plan (LCP) land use 
plan and the LCP implementation program.   
 

B. The project maintains or enhances public views. 
The proposed project is located on private property at 108 Fairview Avenue.  Site improvements 
are located behind the primary dwelling, away from immediate public view and will otherwise 
maintain public views. 
 

C. The project maintains or enhances vegetation, natural habitats and natural resources. 
The proposed project is located at 108 Fairview Avenue.  The home is not located in an area with 
natural habitats or natural resources.  The project will maintain or enhance vegetation and will not 
negatively affect natural habitats or natural resources. 
 

D. The project maintains or enhances low-cost public recreational access, including to the 
beach and ocean. 
The site is private property which does not have public coastal access.  The project will not 
negatively impact low-cost public recreational access. 
 

E. The project maintains or enhances opportunities for visitors. 
The project involves the construction of a single-family dwelling will not negatively impact visitor 
serving opportunities. 
 

F. The project maintains or enhances coastal resources. 
The project involves an ADU and will not negatively impact coastal resources. 
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G. The project, including its design, location, size, and operating characteristics, is 
consistent with all applicable design plans and/or area plans incorporated into the LCP. 
With the granting of ADU deviations related to ADU parking and ADU floor area (guaranteed 
allowance), the proposed residential project complies with all applicable design criteria, design 
guidelines, area plans, and development standards.  The operating characteristics are consistent 
with the R-1 (Single-Family Residential) zone.  
 

H. The project is consistent with the LCP goal of encouraging appropriate coastal 
development and land uses, including coastal priority development and land uses (i.e., 
visitor serving development and public access and recreation). 
The project involves the construction of a detached garage and accessory dwelling unit on a 
residential lot of record.  The project is consistent with the LCP goals for appropriate coastal 
development and land uses.  The use is an allowed use consistent with the R-1 zoning district.   

 
Conditions of Approval: 

1. The project approval consists of the demolition of an existing detached garage and construction 
of a 1,046 square foot detached structure, including a 487 square-foot garage and 559 square-
foot accessory dwelling unit.  The maximum Floor Area Ratio for the 2,944 square foot property 
is 57% (1,678 square feet). The total FAR of the project is 63.8% with a total of 1,878 square feet.  
The project approval includes approval of a deviation to utilize the guaranteed allowance, so they 
ADU may exceed the FAR equal to the size of the ADU.  The proposed project is approved as 
indicated on the final plans reviewed and approved by the Planning Commission on November 6, 
2025, except as modified through conditions imposed by the Planning Commission during the 
hearing. 
 

2. Prior to construction, a building permit shall be secured for any new construction or modifications 
to structures authorized by this permit. Final building plans shall be consistent with the plans 
approved by the Planning Commission. All construction and site improvements shall be 
completed according to the approved plans. 
 

3. At time of submittal for building permit review, the Conditions of Approval must be printed in full 
on the cover sheet of the construction plans.  
 

4. At time of submittal for building permit review, Public Works Standard Detail SMP STRM shall be 
printed in full and incorporated as a sheet into the construction plans. All construction shall be 
done in accordance with the Public Works Standard Detail BMP STRM.  

 
5. Prior to making any changes to approved plans, modifications must be specifically requested and 

submitted in writing to the Community Development Department. Any significant changes to the 
size or exterior appearance of the structure shall require Planning Commission approval.  
 

6. Prior to issuance of building permit, a landscape plan shall be submitted and approved by the 
Community Development Department. The landscape plan can be produced by the property 
owner, landscape professional, or landscape architect.  Landscape plans shall reflect the 
Planning Commission approval and shall identify type, size, and location of species and details 
of any proposed (but not required) irrigation systems.  
 

7. Prior to issuance of a Certificate of Occupancy, the applicant shall complete landscape work to 
reflect the approval of the Planning Commission.  Specifically, required landscape areas, all 
required tree plantings, privacy mitigations, erosion controls, irrigation systems, and any other 
required measures shall be addressed to the satisfaction of the Community Development 
Director. 
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8. Best management practices shall be used to protect the existing olive trees during construction, 
including preconstruction root exploration, preconstruction root pruning and canopy pruning, and 
tree protection structures.  The applicant shall notify the City immediately upon evidence of tree 
death or decline.  Tree death or trees in an irreversible state of decline shall be replaced to the 
satisfaction of the Community Development Department. 
 

9. Prior to issuance of building permit, all Planning fees associated with permit #25-0190 shall be 
paid in full. 
 

10. Prior to issuance of building permit, the developer shall pay Affordable housing impact fees as 
required to assure compliance with the City of Capitola Affordable Housing Impact Fee Ordinance.  
 

11. Prior to issuance of a building permit, the applicant must provide documentation of plan approval 
by the following entities: Santa Cruz County Sanitation Department, Soquel Creek Water District, 
and Central Fire Protection District.  
 

12. Prior to issuance of building permits, a drainage plan, grading, sediment and erosion control plan, 
shall be submitted to the City and approved by Public Works. The plans shall be in compliance 
with the requirements specified in Capitola Municipal Code Chapter 13.16 Storm Water Pollution 
Prevention and Protection. Site runoff shall not drain onto adjacent parcels or over sidewalks. 
 

13. Prior to issuance of building permits, the applicant shall submit a stormwater management plan 
to the satisfaction of the Director of Public Works which implements all applicable Post 
Construction Requirements (PCRs) and Public Works Standard Details, including all standards 
relating to low impact development (LID). 
 

14. Prior to any land disturbance, a pre-site inspection must be conducted by the grading official to 
verify compliance with the approved erosion and sediment control plan.  
 

15. Prior to any work in the City road right of way, an encroachment permit shall be acquired by the 
contractor performing the work. No material or equipment storage may be placed in the road right-
of-way. 
 

16. During construction, any construction activity shall be subject to a construction noise curfew, 
except when otherwise specified in the building permit issued by the City. Construction noise shall 
be prohibited between the hours of nine p.m. and seven-thirty a.m. on weekdays. Construction 
noise shall be prohibited on weekends with the exception of Saturday work between nine a.m. 
and four p.m. or emergency work approved by the building official. §9.12.010B 
 

17. Prior to a project final, all cracked or broken driveway approaches, curb, gutter, or sidewalk shall 
be replaced per the Public Works Standard Details and to the satisfaction of the Public Works 
Department. All replaced driveway approaches, curb, gutter or sidewalk shall meet current 
Accessibility Standards. 
 

18. Prior to issuance of a Certificate of Occupancy, compliance with all conditions of approval shall 
be demonstrated to the satisfaction of the Community Development Director. Upon evidence of 
non-compliance with conditions of approval or applicable municipal code provisions, the applicant 
shall remedy the non-compliance to the satisfaction of the Community Development Director or 
shall file an application for a permit amendment for Planning Commission consideration. Failure 
to remedy a non-compliance in a timely manner may result in permit revocation. 
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19. This permit shall expire 24 months from the date of issuance unless exercised. The applicant shall 
have an approved building permit and construction underway before this date to prevent permit 
expiration. Applications for extension may be submitted by the applicant prior to expiration 
pursuant to Municipal Code section 17.156.080. 
 

20. The planning and infrastructure review and approval are transferable with the title to the 
underlying property so that an approved project may be conveyed or assigned by the applicant to 
others without losing the approval. The permit cannot be transferred off the site on which the 
approval was granted. 
 

21. Upon receipt of certificate of occupancy, garbage and recycling containers shall be placed out of 
public view on non-collection days.  
 

22. Prior to issuance of building permits, the building plans must show that the existing overhead 
utility lines will be underground to the nearest utility pole.  
 

23. Outdoor lighting shall comply with all relevant standards pursuant to Municipal Code Section 
17.96.110, including that all outdoor lighting shall be shielded and directed downward such that 
the lighting is not directly visible from the public right-of-way or adjoining properties. 
 

24. Prior to a Building Department final and/or issuance of a Certificate of Occupancy, final 
inspections by the Planning and Public Works Departments are required. 
 

25. Prior to issuance of a Certificate of Occupancy for an accessory dwelling unit, the property owner 
shall file with the county recorder a declaration of restrictions containing a reference to the deed 
under which the property was acquired by the present owner and stating that:  

a. The accessory dwelling unit may not be used for vacation rentals; and  
b. The accessory dwelling unit shall not be sold separately from the primary dwelling; and  
c. The deed restriction shall lapse upon removal of the accessory dwelling unit.  

 
Attachments: 

1. 108 Fairview Avenue – Plan Set 
2. 108 Fairview Avenue – Deviation Request 
3. Guaranteed Allowance Code Comparison 

 

Report Prepared By: Sean Sesanto, Associate Planner 

Reviewed By: Rosie Wyatt, Deputy City Clerk 

Approved By: Katie Herlihy, Community and Economic Development Director 
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EVANS RESIDENCE

                                                                 

                                                

 

CONTACTS

LELAND EVANS
8 HARRIS COURT, #A1
MONTEREY, CA 93940-5714
PH: (650) 867-4393
levans@evans-heil.com

OWNERS:

EXISTING/DEMO FLOOR PLANA2

DRAWING INDEX

EXISTING & PROPOSED SITE PLANS

TITLE SHEET

BUILDING DESIGN
T1

A1

T1

TITLE SHEET

N.T.S.

VICINITY MAP

S
IT

E

PARCEL MAP

PROJECT DATA

FRONT YARD

SETBACKS REQUIRED PROPOSED

REAR YARD

SIDE YARD

HEIGHT

2nd FL. ADU 20'-0"

4'-0"

22'-0"

FLOOR AREA
RATIO

LOT SIZE MAX (57%) PROPOSED (47.2%)

2,944 sq.ft. 1678.08 sq.ft. 1,390.76 sq.ft.

HABITABLE
SPACE

TOTAL

2ND FL. ADU
(NOT COUNTED)

2ND FL.
DECKS

GARAGE

BUILDING INFORMATION 

EXISTING GARAGE TO BE DEMOLISHED & REPLACED
WITH A NEW 558.87 SQ.FT. GARAGE AND A NEW
558.87 SQ.FT. 2ND FLOOR ONE-BEDROOM ADU.
HEIGHT TO BE 21'-10 78".

PROJECT DESCRIPTION:

108 FAIRVIEW AVE.
CAPITOLA, CA  95010

PROJECT ADDRESS:

036-111-11

PARCEL NUMBER:

R1

ZONING DESIGNATION:

(P) TOTAL 1,390.76 sq.ft.

PARKING REQUIRED PROPOSED

2 COVERED
(DEVIATION FOR
ADU PARKING)

PROJECT DESIGNER:
DEREK VAN ALSTINE RESIDENTIAL DESIGN, INC.
DEREK VAN ALSTINE
1535 SEABRIGHT AVE SUITE 200
SANTA CRUZ, CA 95062
PH: (831) 426-8400
derek@vanalstine.com

R-3

OCCUPANCY CLASSIFICATION:

TYPE V-B SPRINKLERED

CONSTRUCTION TYPE:

CODE NOTE:

SURVEYOR:

LUKE BEAUTZ LAND C.E, L.S.
2275 KINSLEY STREET, #3
SANTA CRUZ, CA 95062
PH: (831) 475-8695
lukebeautz@gmail.com

(E) MAIN
RESIDENCE

(N) GARAGE

831.89 sq.ft.

A5

SURVEY

EXISTING

4'-0"

EXISTING (38.7%)

1,141.99 sq.ft.

**   AREA NOT COUNTED PER CHAPTER 17.48.040
*** STAIR AREA COUNTED ONCE AT GROUND LEVEL

PROPOSED 1ST FLOOR PLANA3

PROPOSED ROOF PLAN

A4

NOTES

GEOTECHNICAL REPORT:
DEES & ASSOCIATES, INC.
PROJECT NO. SCR-1918
DECEMBER 2024

ALL WORK TO COMPLY WITH:

GENERAL NOTEST2

BMP 
T3 LOW RISE RES. MAND. MEASURES & VOC
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ALL RIGHTS RESERVED

DEREK VAN ALSTINE

2025 COPYRIGHT

DESIGNER

ISSUE DESCRIPTION

INC.

9
/

1
9

/
2

0
2

5
 2

:1
2

 P
M

APN:

036-111-11

PLANNING SUBMITTAL:

REVISIONS:

DESIGN DEVELOPMENT

BUILDING SUBMITTAL:

SCHEMATIC DESIGN

 

EV
A

N
S 

R
ES

ID
EN

C
E

C
A

PI
T

O
LA

, C
A

 9
50

10
10

8 
FA

IR
V

IE
W

 A
V

E.

NOV. 13, 2024

MAR. 19, 2025

SEPT. 19, 2025

7.30.25
DESIGN REWORK

N/A

4'-0"(L) & 4'-0"(R) N/A

66.00 sq. ft.

1,141.99 sq.ft.

2nd FL. ADU

2nd FL. ADU

(N) GARAGE

N/A

558.87 sq. ft.

(E) GARAGE TO
BE DEMO'D:

310.10 sq. ft.

3 SPACES

N/A

4'-0"(L) & 4'-0"(R)

4'-0"

20'-0" 61'-5 12"

N/A

61'-11 12"

9'-2 12"

± 13'-10"

4'-0"(L) & 4'-0"(R)

4'-0"(L) & 4'-0"(R)

*DOCUMENTS FOR DEFERRED SUBMITTAL ITEMS MUST BE REVIEWED BY THE REGISTERED
DESIGN PROFESSIONAL RESPONSIBLE WHO WILL FORWARD THEM TO THE BUILDING OFFICIAL
WITH A NOTATION INDICATING THAT THEY HAVE BEEN REVIEWED & ARE IN GENERAL
CONFORMANCE WITH THE DESIGN OF THE BUILDING.

DEFERRED SUBMITTAL ITEMS SHALL NOT BE INSTALLED UNTIL THEIR DESIGN & SUBMITTAL
DOCUMENTS HAVE BEEN APPROVED BY THE BUILDING OFFICIAL. ADDITIONAL PLAN REVIEW &
PROCESSING FEES WILL BE CHARGED FOR ANY DEFERRED SUBMITTAL.

DEFERRED SUBMITTALS:
1. FIRE SPRINKLER DESIGN AND DOCUMENTATION TO SUBMITTED UNDER SEPARATE COVER. 

BUILDING SHALL BE PROTECTED BY AN APPROVED AUTOMATIC SPRINKLER SYSTEM
COMPLYING WITH THE EDITION OF NFPA 13D CURRENTLY ADOPTED IN CHAPTER 35 OF
THE CALIFORNIA BUILDING CODE.

CENTRAL FIRE NOTES:

DESIGNER/INSTALLER SHALL SUBMIT TWO (2) SETS OF PLANS, CALCULATIONS, & CUT
SHEETS FOR THE UNDERGROUND & OVERHEAD RESIDENTIAL AUTOMATIC SPRINKLER
SYSTEM TO THE AGENCY OF REFERENCE FOR APPROVAL. INSTALLATION SHALL
FOLLOW OUR GUIDE SHEET. CUT SHEETS SHALL INCLUDE, BUT NOT LIMITED TO PIPING,
VALVES,GAUGES, & SPRINKLER HEADS.

AN UNDERGROUND FIRE PROTECTION SYSTEM WORKING DRAWING MUST BEPREPARED
BY THE DESIGNER/INSTALLER. THE PLANS SHALL COMPLY WITH THE UNDERGROUND
FIRE PROTECTION SYSTEMINSTALLATION POLICY. UNDERGROUND PLAN SUBMITTAL
AND PERMIT WILL BE ISSUED TO A CLASS C-16 OR C-36 CONTRACTOR ORBY AN
OWNER/BUILDER OF AN OWNER-OCCUPIED SINGLE-FAMILY DWELLING. 

ALL UNDERGROUND PIPING SYSTEMS SHALL COMPLY WITH THE COUNTY STANDARD
FPO-005 & SHALL REQUIRE PLAN SUBMITTAL & PERMIT APPROVAL PRIOR TO
INSTALLATION.

JOB COPIES OF BUILDING & FIRE SYSTEMS PLANS & PERMITS MUST BE ON-SITE DURING
INSPECTIONS

THESE PLANS ARE IN COMPLIANCE WITH CALIFORNIA BUILDING
AND FIRE CODES (2022) AND REFERENCE CENTRAL FIRE
PROTECTION DISTRICT AMENDMENTS.

· THE CALIFORNIA BUILDING CODE & APPENDICES, 2022
EDITION, WHICH EDITION INCORPORATES THE
INTERNATIONAL BUILDING CODE

· THE CALIFORNIA ELECTRICAL CODE, 2022 EDITION
· THE CALIFORNIA MECHANICAL CODE, 2022 EDITION

THE CALIFORNIA PLUMBING CODE, 2022 EDITION
· THE CALIFORNIA PLUMBING CODE, 2013 EDITION,

WHICH INCORPORATES THE 2012 EDITION OF THE
UNIFORM PLUMBING CODE

· THE CALIFORNIA FIRE CODE AS AMENDED BY THE
CENTRAL FIRE PROTECTION DISTRICT FIRE CODE, 2022
EDITION

· THE CALIFORNIA RESIDENTIAL CODE, 2022 EDITION
· THE 2022 CALIFORNIA REFERENCED STANDARDS

CODE
· THE CALIFORNIA ENERGY CODE 2022 EDITION
· THE CALIFORNIA GREEN BUILDING STANDARDS CODE,

2022 EDITION

PROPOSED EXTERIOR ELEVATIONSA6

PROPOSED 2ND FLOOR PLAN

PROPOSED SECTIONSA7

558.87 sq. ft.

558.87 sq. ft.

**

558.87 sq. ft.

61'-11 12"

4'-0"(N) GARAGE

(N) GARAGE 7 12"(L) & 14'-10"(R)

21'-10 78"

N/A N/A

(1,949.63 TOTAL SQ. FT.
INCLUDING ADU. DEVIATION OF
271.55 SQ. FT. OVER F.A.R.)
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DRAWING SYMBOLS DETAIL
SHEET #

DWG. #
ELEVATION SECTION DRAWING NUMBER REVISION NUMBERWINDOW NUMBER DOOR NUMBER 1 NORTH ARROWROOM NUMBER

ROOM NAME

BOILER PLATE NOTES

1
A1

1
A1

1
A1 1 1A 101

ROOM
NAME
101

I.D. INSIDE DIAMETER

     DO NOT SCALE DRAWINGS. WRITTEN DIMENSIONS ON
THESE DRAWINGS SHALL HAVE PRECEDENCE OVER
SCALED DIMENSIONS. LARGE SCALE AND FULL SIZE
DRAWINGS SHALL BE FOLLOWED IN PREFERENCE TO
SMALL SCALED MEASUREMENTS.

01.20

01.19

01.18

01.17

01.16

01.15

01.14

01.13

01.12

01.11

01.10

V.G.D.F. VERTICAL GRAIN

WATER HEATER
WASHER / DRYER

DOUGLAS FIR
WATER CLOSET

WITHOUT
WITH
WATER PROOF
WATER RESISTANT
WOOD

W/H
W/D

W/

WD.

W.C.

W/O

W.P.
W.R.

REF. REFERENCE

GROOVE
TONGUE AND

SHOWER

OTHERWISE

CODE

REINFORCEMENT
REQUIRED
ROOFING
ROOM

STAINLESS STEEL
SCHEDULE

SHEET
SIMILAR
SPECIFICATION
SPECIFIED
SQUARE
STANDARD
STRUCTURAL
SUSPENDED
TOP OF
TEMPERED

THICK
TYPICAL

VERTICAL

UNIFORM BUILDING

UNLESS NOTED

SOLID CORE

STD.

T&G

STRUCT.
SUSP.
T.O.
TEMP.

THK.
TYP.
U.B.C.

U.N.O.

VERT.

SHWR.

RM.

REINF.
REQ'D.
RF'G.

S.S.
SCHED.

SHT.
SIM.
SPEC.
SPEC'D.
SQ.

S.C.

INCH(S)

PLAN

INFORMATION
INSULATION
INTERIOR
JOINT
MAXIMUM
MECHANICAL
MANUFACTURER
MINIMUM
MISCELLANEOUS
METAL
NOT IN CONTRACT

NOMINAL
OVER
ON CENTER
OUTSIDE DIAMETER
OPENING
PRESSURE TREATED
PLYWOOD
PAINTED
ROUGH OPENING
RADIUS

ROOF DRAIN

REFLECTED CEILING

NOT TO SCALE
NEW(N)

O/
NOM.

O.C.
O.D.

P.T.
PLY.

OPEN'G.

R.

RD.

R.O.
PTD.

R.C.P.

IN.
INFO.

JT.

INSUL.
INT.

MAX.
MECH.
MFR.
MIN.
MISC.
MTL.
N.I.C.
N.T.S.

01.9

01.8

     IT IS THE RESPONSIBILITY OF THE CONTRACTOR TO
PROTECT ANY EXISTING UTILITY BOXES. ANY DAMAGED
BOXES SHALL BE BROUGHT TO THE ATTENTION OF  THE
TOWN INSPECTOR PRIOR TO ANY WORK.

      CONTRACTOR TO VERIFY W/ HOMEOWNERS ALL FINAL
MATERIALS, FIXTURES & EQUIPMENT PRIOR TO ORDERING.

      CONTRACTOR TO VERIFY WITH HOMEOWNERS ALL
FINAL APPLIANCES, FINISHES AND AVAILABILITY PRIOR TO
LOCATING ROUGH OPENING, PLUMBING AND ELECTRICAL.
CONTRACTOR TO COORDINATE APPLIANCE INSTALLATION
WITH ALL APPLICABLE TRADES AS SPECIFIED BY THE
MANUFACTURER'S INSTALLATION INSTRUCTIONS.

      PEDESTRIAN & VEHICULAR ACCESS WILL BE
MAINTAINED AT ALL TIMES.

     CONTRACTOR SHALL VERIFY SIZES & LOCATIONS OF
ALL MECHANICAL EQUIPMENT PADS & BASES AS WELL AS
POWER & WATER OR DRAIN INSTALLATIONS W/ EQUIPMENT
MANUFACTURERS BEFORE PROCEEDING W/ THE WORK.

     IT IS THE RESPONSIBILITY OF THE CONTRACTOR TO
PROTECT & PRESERVE ALL SURVEY MONUMENTS SET OR
FOUND DURING THE CONSTRUCTION OF THIS PROJECT.

     CONTRACTOR SHALL BE RESPONSIBLE  FOR
VERIFICATION OF LOCATION OF ALL EXISTING UTILITIES IN
THE FIELD. LOCATIONS  SHOWN ON PLANS ARE
APPROXIMATE AND FOR GENERAL INFORMATION ONLY. IT
IS THE SOLE RESPONSIBILITY OF THE CONTRACTOR TO
VERIFY THE EXISTENCE OF AND PROTECT  ALL EXISTING
SURFACE AND UNDERGROUND FACILITIES AND TO BEAR
ANY EXPENSE FOR THE REPAIR OF SUCH FACILITIES.

     ALL MATERIALS AND WORKMANSHIP SHALL CONFORM
TO THE DRAWINGS AND SPECIFICATIONS.

     AS-BUILT DRAWINGS SHALL BE MARKED DURING THE
PROGRESS OF THE WORK WITH THE LOCATIONS OF ALL
CONCEALED, UNDERGROUND OR OTHERWISE - PIPING,
CONDUIT, ETC...

     VERIFY ALL DIMENSIONS IN THE FIELD. REPORT ALL
DISCREPANCIES TO DESIGNER BEFORE PROCEEDING W/
THE WORK.

     ALL DIMENSIONS ARE TO FACE OF CONCRETE,
COLUMN GRID LINES, FACE OF CONCRETE BLOCK
WALLS,FACE OF STUDS AND FACE OF FOAM BLOCK
UNLESS OTHERWISE NOTED.

     ALL SYMBOLS AND ABBREVIATIONS USED ON THE
DRAWINGS ARE CONSIDERED TO BE CONSTRUCTION
STANDARDS. IF CONTRACTOR HAS QUESTIONS
REGARDING SAME, OR THEIR EXACT MEANING, DESIGNER
SHALL BE NOTIFIED FOR CLARIFICATION.

     A COMPLETE SET OF PRINTS WILL BE PROVIDED WHICH
SHALL BE MAINTAINED IN GOOD ORDER AT THE SITE. ALL
DIFFERENCES BETWEEN THE LOCATIONS OR
ARRANGEMENTS INDICATED ON THESE DRAWINGS AND
THOSE OF THE ACTUAL INSTALLATION SHALL BE
RECORDED IN RED PENCIL ON THAT SET. AT THE
COMPLETION OF THE PROJECT AND PRIOR TO FINAL
PAYMENT, CONTRACTOR SHALL SIGN AND DATE EACH "AS
BUILT" DRAWING AS BEING A CORRECT AND ACCURATE
REPRESENTATION OF THE WORK, AND SHALL SUBMIT THE
COMPLETE PACKAGE TO DESIGNER.

GENERAL REQUIREMENTS

APPROX. APPROXIMATELY

EA.
ELEC.

EACH
ELECTRICAL

CIRCUIT INTERRUPT
GROUND FAULT

FORCED AIR UNIT

ELEVATION
EQUAL
EXISTING
EXTERIOR

FLOOR DRAIN
FOUNDATION
FINISH
FLOOR

FACE OF CONCRETE
FACE OF BLOCK

FACE OF MASONRY

FRAMING
FOOT / FEET
FOOTING
GAUGE
GALVANIZED

GYPSUM
HOSE BIBB
HOLLOW CORE
HOLLOW METAL
HEADER
HORIZONTAL
HEIGHT

FACE OF STUD
FRM'G.

G.F.I.

FT.

GA.
FTG.

GALV.

GYP.
H.B.

HT.

H.C.
H.M.
HDR.
HORIZ.

F.A.U.

EL.
EQ.
(E)
EXT.

F.D.

FL.
FIN.

F.O.C.
F.O.B.

F.O.M.

FDN.

F.O.S

01.6

01.7

01.5

ASSEMBLY
BOTTOM OF
BOARD
BUILDING

BEAM
CABINET
CERAMIC TILE
CENTER LINE
CEILING
CLEAR
COLUMN
CONCRETE
CONSTRUCTION
CONTINUOUS

BLOCKING

ASPHALTIC CONCRETE

CARPET
CENTER
DOUBLE
DOUGLAS FIR 
DIAMETER
DIMENSION
DOWN
DOOR
DOWNSPOUT
DETAIL
DRAWING

CONC.
CONSTR.
CONT.

DN.

CPT.
CTR.
DBL.
D.F.
DIA.
DIM.

D.S.
DTL.
DWG.

DR.

BD.

A.S.
ASSY.
B.O.

BLDG.

BM.

CL.

CAB.
C.T.

CLR.
COL.

CLG.

BLKG.

01.3

01.4

ABBREVIATIONS

AREA DRAIN
ADDITIONAL
ADJACENT
ABOVE FINISH FLOOR
ALUMINUM

ANCHOR BOLT
@

A.D.
ADDN'L.
ADJ.
A.F.F.
ALUM.

A.B.
AT

01.2

01.1

     THE STRUCTURAL, MECHANICAL, ELECTRICAL AND
LANDSCAPE DRAWINGS ARE SUPPLEMENTARY TO THE
DESIGN DRAWINGS. IT SHALL BE THE RESPONSIBILITY OF
THE CONTRACTOR TO CHECK WITH THE DESIGN DRAWINGS
BEFORE THE INSTALLATION OF STRUCTURAL, MECHANICAL,
ELECTRICAL AND LANDSCAPE WORK. SHOULD THERE BE A
DISCREPANCY BETWEEN THE DESIGN DRAWINGS AND THE
CONSULTANTS' DRAWINGS, IT SHALL BE BROUGHT TO THE
ATTENTION OF THE DESIGNER FOR CLARIFICATION PRIOR
TO INSTALLATION OF SAID WORK. ANY WORK INSTALLED IN
CONFLICT WITH THE DESIGN DRAWINGS SHALL BE
CORRECTED BY THE CONTRACTOR AT HIS EXPENSE AND
AT NO ADDITIONAL COST TO THE OWNER.

     WORK PERFORMED SHALL COMPLY W/ THE FOLLOWING:
     (A)  ALL APPLICABLE LOCAL AND STATE CODES,
ORDINANCES AND REGULATIONS.
     (B)  THE CURRENT EDITION OF THE CALIFORNIA
BUILDING CODE.
     (C)  THESE GENERAL NOTES, UNLESS OTHERWISE
NOTED ON PLANS OR SPECIFICATIONS.
     (D)  SEPARATE PLANS FOR ELECTRICAL, PLUMBING,
HEATING AND AIR CONDITIONING SHALL BE SUBMITTED BY
CONTRACTOR TO THE RESPECTIVE DEPARTMENTS FOR
APPROVAL & PERMIT, CONTRACTOR SHALL PAY FOR THE
RESPECTIVE PERMIT FEES AND SUPPLY COPIES TO OWNER.

     CONTRACTOR SHALL CAREFULLY STUDY AND COMPARE
THE CONTRACT DOCUMENTS AND VERIFY ALL DIMENSIONS
AND CONDITIONS ON THE JOB AND AT ONCE REPORT ANY
ERROR, INCONSISTENCY OR OMISSION HE MAY
DISCOVER TO THE DESIGNER.

     BEFORE SUBMITTING HIS BID, CONTRACTOR SHALL
EXAMINE THE SITE TO COMPARE IT WITH THE PLANS &
NOTES, & SATISFY HIMSELF AS TO THE CONDITIONS
UNDER WHICH THIS WORK WILL BE PERFORMED.
CONTRACTOR SHALL AT THAT TIME ASCERTAIN THE
LOCATION OF ANY EXISTING STRUCTURES OR CONDITIONS
THAT MAY AFFECT THIS WORK. NO ALLOWANCE SHALL
SUBSEQUENTLY BE MADE FOR CONTRACTOR'S FAILURE
OR NEGLECT TO MAKE SUCH EXAMINATIONS AND
DETERMINATIONS. CONTRACTOR SHALL VERIFY ALL
QUANTITIES BEFORE SUBMITTING HIS BID.

     PROVIDE ALL LABOR, MATERIAL AND SERVICES
REQUIRED FOR THE SATISFACTORY COMPLETION OF
WORK SHOWN IN THESE DRAWINGS. WORK SHALL BE OF
SOUND AND QUALITY CONSTRUCTION AND CONTRACTOR
SHALL BE SOLELY RESPONSIBLE FOR THE INCLUSION OF
ADEQUATE LABOR, MATERIALS AND EQUIPMENT TO
COVER THE TIMELY INSTALLATION OF THE ITEMS
INDICATED, DESCRIBED OR IMPLIED.

     ALL REFERENCES TO "CONTRACTOR" SHALL INDICATE
GENERAL CONTRACTOR AND THE SUBCONTACTORS IN HIS
EMPLOY; THEY SHALL BE ONE IN THE SAME.

     PROVIDE (3 MIN.) 8"x14" VENTS AT GARAGE WALL FOR
COMBUSTION AIR WHEN WATER HEATER, F.A.U., OR
SIMILAR UNITS REQUIRING VENTILATION ARE LOCATED IN
GARAGE.

ELECTRICAL

     SEE ELECTRICAL/LIGHTING PLAN FOR GENERAL NOTES

     SEE ELECTRICAL/LIGHTING PLAN FOR GENERAL NOTES

LIGHTING

22.1

23.1

     PROVIDE 18"X24" UNDERFLOOR OR WALL ACCESS
WITHIN 20 FEET OF PLUMBING CLEANOUTS.

    ATTIC ACCESS ROUGH FRAME OPENING SHALL NOT BE
LESS THAN 22" X 30" & SHALL BE LOCATED IN A HALLWAY
OR OTHER READILY ACCESSIBLE LOCATION. WHEN
LOCATED IN WALL, OPENING SHALL BE 22" WIDE & 30"
HICH. WHEN LOCATED IN CEILING, MIN. UNOBSTRUCTED
HEADROOM IN THE ATTIC SPACE SHALL BE 30" FROM
ACCESS TO UNDERSIDE OF ROOF FRAMING MEMBERS.

     PROVIDE SMOOTH METAL DUCT FOR DRYER EXHAUST
EXTENDING TO OUTSIDE W/ BACKDRAFT DAMPER

     ALL AIR DUCTS PENETRATING SEPARATION WALL OR
CEILING BETWEEN GARAGE & LIVING AREA SHALL BE 26
GAUGE MIN.
     WHERE EAVE OR CORNICE VENTS ARE INSTALLED,
INSULATION SHALL NOT BLOCK THE FREE FLOW OF AIR.  A
MIN. OF 1" OF AIR SPACE SHALL BE PROVIDED BETWEEN
THE INSULATION & ROOF SHEATHING. OPENINGS FOR
VENTILATION SHALL BE COVERED WITH
CORROSION-RESISTANT METAL MESH WITH MESH
OPENINGS OF 1/4 INCH IN DIMENSION.

     IN BUILDINGS WITH COMBUSTIBLE CEILING OR ROOF
CONSTRUCTION SHALL HAVE AN ATTIC ACCESS OPENING
TO ATTIC AREAS THAT EXCEED 30 sq.ft. AND HAVE A
VERTICAL HEIGHT OF 30" MEASURED FROM TOP OF
CEILING FRAMING MEMBERS TO UNDERSIDE OF THE ROOF
FRAMING MEMBERS.

19.3

19.2

ACCESS

19.1

18.7

18.6

18.5

     PROVIDE 8"x14" VENTS AT TOP AND BOTTOM OF
DOORS AT MECHANICAL ROOMS.

     MECHANICAL EXHAUST FROM BATHROOMS SHALL EXIT
AT 36" MIN. FROM ANY OPENING TO PREVENT
RECIRCULATION OF EXHAUST.

     SHOWER AND TUB/SHOWER COMBINATIONS SHALL BE
PROVIDED WITH INDIVIDUAL CONTROL VALVES OF THE
PRESSURE BALANCE OR THE THERMOSTATIC PRESSURE
MIXING VALUE

     ALL WATER FROM ROOF AND DECKS TO BE DRAINED
AWAY FROM BUILDING WITH GUTTERS AND DRAIN PIPES.

     PROVIDE NON-REMOVABLE BACKFLOW DEVICES ON
ALL HOSE BIBS.

     ALL BUILDING WATER SUPPLY SYSTEMS IN WITH QUICK
ACTING VALVES SHALL BE INSTALLED WITH DEVICE TO
ABSORB HIGH PRESSURE FROM QUICK CLOSING OF
THESE VALVES

     PROVIDE AN AUTOMATIC TEMPERATURE AND
PRESSURE RELIEF VALVE LINE TO EXTERIOR. END OF LINE
SHALL SHALL BE LOCATED 12" MAX. ABOVE ADJACENT
GRADE AND POINTED DOWN FOR SAFE AUTOMATIC
DISCHARGE OF WATER HEATER CONTENTS.

     ALL SHOWERS TO BE PRESSURE BALANCED (120
DEGREES F. MAX.)

     ALL WATER SUPPLY LINES, PIPING OR TUBING
SHALL BE U.P.C. APPROVED.  CONTRACTOR SHALL
BE RESPONSIBLE FOR OBTAINING LOCAL
JURISDICTIONAL APPROVAL.

     ALL WASTE LINES TO BE ABS SCHEDULE 40.

     ALL WASTE LINES TO MAINTAIN A MINIMUM OF 1/4"
PER FOOT FALL TO SANITARY SEWER.

17.8

     VENT DRYER TO EXTERIOR

VENTILATION

18.2

18.4

18.3

18.1

17.10

17.9

PLUMBING

17.3

17.7

17.6

17.5

17.4

17.2

17.1

MECHANICAL

     SEE ELECTRICAL/MECHANICAL PLAN FOR GENERAL NOTES24.1

REQUIRED GUARDS SHALL NOT HAVE OPENINGS FROM
THE WALKING SURFACE TO THE REQ'D GUARD HEIGHT
WHICH ALLOW PASSAGE OF A SPHERE 4" IN DIAMETER.

16.3

     GUARDS SHALL BE LOCATED ALONG OPEN-SIDED
WALKING SURFACES, INCLUDING STAIRS, RAMPS AND
LANDINGS, THAT ARE LOCATED MORE THAN 30 INCHES
MEASURED VERTICALLY TO THE FLOOR OR GRADE BELOW
AT ANY POINT WITH 36 INCHES HORIZONTALLY TO THE
EDGE OF THE OPEN SIDE. INSECT SCREENING SHALL NOT
BE CONSIDERED AS A GUARD.

16.1

     WIDTH-STAIRWAYS SHALL NOT BE LESS THAN 36" IN
CLEAR WIDTH AT ALL POINTS ABOVE THE PERMITTED
HANDRAIL HEIGHT AND BELOW THE REQUIRED HEADROOM
HEIGHT.  HANDRAILS SHALL NOT PROJECT MORE THAN
4-1/2" ON EITHER SIDE OF STAIRWAY AND THE MIN.
CLEAR WIDTH OF THE STAIRWAY AT AND BELOW THE
HANDRAIL HEIGHT INCL. TREADS AND LANDINGS, SHALL
NOT BE LESS THAN 31-1/2" WHERE A HANDRAIL IS
INSTALLED ON ONE SIDE AND 27 INCHES WHERE
HANDRAILS ARE PROVIDED ON BOTH SIDES.

     PROVIDE EXTERIOR CEMENT PLASTER:

     MORTAR BED DEPTH,  METAL LATH AND
WATERPROOFING PER PLANS  AND CERAMIC TILE
INSTITUTE REQUIREMENTS.  TILE TYPE PER PLAN, INTERIOR
ELEVATIONS OR BY OWNER.

(A)     FOR NEW AREAS: PROVIDE 7/8" CEMENT PLASTER
ON DOUBLE PAPER BACKED METAL LATH. PROVIDE
DOUBLE LATH AT 45 DEGREES AT CORNERS OF ALL
OPENINGS. PROVIDE FIBER SHORTS IN BROWN COAT.
FINISH AND COLOR TO MATCH EXISTING FINISH OR TO BE
SPECIFIED BY DESIGNER.

(B)     PROVIDE MINIMUM THREE COATS OF PAINT
INCLUDING PRIMER FOR ALL EXPOSED STRUCTURAL STEEL.

(A)     PRIME ALL SURFACES MINIMUM  TWO COATS.
PROVIDE MINIMUM 2 ADDITIONAL  COATS OF FINISHING
PAINT AS SPECIFIED BY DESIGNER. ALL SURFACES TO BE
FREE OF DEFECTS.  PROVIDE COLOR SAMPLES FOR
APPROVAL BY DESIGNER.

STAIRS / HANDRAILS/ GUARDS

15.1

14.7

14.6

14.5

     PROVIDE PAINT:

     PROVIDE CERAMIC TILE:

     PROVIDE AN ALARM FOR DOORS TO THE DWELLING
THAT FORM A PART OF THE POOL ENCLOSURE. THE
ALARM SHALL SOUND CONTINUOUSLY FOR A MIN. OF 30
SECONDS WHEN THE DOOR IS OPENED IT SHALL
AUTOMATICALLY RESET AND BE EQUIPPED WITH A MANUAL
MEANS TO DEACTIVATE (FOR 15 SECS. MAX.) FOR A
SINGLE OPENING. THE  DEACTIVATION SWITCH SHALL BE
AT LEAST 54" ABOVE THE FLOOR.

POOLS

FINISHES

13.1

15.5     HANDRAILS SHALL BE PROVIDED ON AT LEAST ONE
SIDE OF EACH CONTINUOUS RUN OF TREADS OR FLIGHT
WITH FOUR OR MORE RISERS.

     GAS APPLIANCES SUCH AS FURNACES, WATER
HEATERS, & CLOTHES DRYERS ARE TO BE RAISED18"
ABOVE GARAGE FLOOR, TYP.

     STRAP WATER HEATER AT TOP AND BOTTOM TO
RESIST SEISMIC M0TION.
     PROVIDE AN AUTOMATIC TEMPERATURE & PRESSURE
RELIEF VALVE LINE LEADING TO THE BUILDING EXTERIOR,
DISCHARGING INDEPENDENTLY BY GRAVITY THROUGH AN
AIR GAP INTO THE DRAINAGE SYSTEM OR OUTSIDE OF
THE BUILDING W/ THE END OF THE PIPE NOT EXCEEDING 2
FEET & NOT LESS THAN 6 INCHES ABOVE THE GROUND
AND POINTING DOWNWARDS.

12.4

12.3

12.2

     EQUIPMENT IN UTILITY ROOM SHALL BE ARRANGED SO
THAT ANY PIECE OF EQUIPMENT CAN BE REPLACED
WITHOUT DISRUPTION TO THE OTHER.

     FIREPLACE AND CHIMNEY SHALL BE INSTALLED IN
ACCORDANCE W/ THEIR LISTING & THE MANUFACTURERS
INSTRUCTIONS AS SPECIFIED IN THE MECHANICAL CODE.
HEARTH EXTENSIONS SHALL CONFORM TO THE
CONDITIONS OF THE LISTING & THE MANUFACTURER'S
INSTALLATION INSTRUCTIONS. FIREPLACE SHALL HAVE EPA
PHASE II APPROVED INSERTS.

FIREPLACES AND STOVES

EQUIPMENT

12.1

11.2

11.1

     VERIFY ALL SIZES ON SCHEDULE WITH NECESSARY
ELEVATIONS THROUGHOUT THIS SET OF DRAWINGS.

     ALL WINDOW AND DOOR DIMENSIONS ARE
APPROXIMATE ONLY - ACTUAL DIMENSIONS MUST BE
DETERMINED AND VERIFIED ON-SITE BY CONTRACTOR
PRIOR TO ORDERING ANY MATERIAL.

     THRESHOLD - MAX 1-1/2", 1:2 LEVEL. PROVIDE STONE
THRESHOLDS AT STONE OR TILE.

     ALL GLASS LESS THAN 18" ABOVE THE ADJACENT
WALKING SURFACE SHALL BE TEMPERED.

     NFRC LABELS SHALL REMAIN ATTACHED TO GLAZING
UNTIL INSULATION INSPECTION IS COMPLETE.

     SEE DOOR & WINDOW SCHEDULES FOR ADDT'L NOTES.

DOORS AND WINDOWS

     ONE HOUR FIRE-RESISTANT CONSTRUCTION IS
REQUIRED ON ALL WALLS AND SOFFITS AT AREAS UNDER
STAIRWAYS, CEILINGS AND SUPPORTING MEMBERS
WHERE THERE IS A LIVING AREA ABOVE. USE 5/8" TYPE-'X'
GYPSUM BOARD O/ WOOD FRAMING.
     WALLS, CEILINGS & SUPPORTING MEMBERS BETWEEN
GARAGE & LIVING SPACE SHALL BE 5/8" TYPE 'X' GYPSUM
BOARD EACH SIDE & FIRE TAPED ON GARAGE SIDE.

     FIRE BLOCK STUD WALLS & PARTITIONS AT FLOOR,
CEILING, SOFFIT, & MID-HEIGHT WALLS OVER 10'-0" IN HT.

10.5

10.6

10.4

10.3

10.2

10.1

09.3

FIREPROOFING

09.2

09.1

     THE CONTRACTOR'S REPRESENTATIVE IN CHARGE
SHALL BE AT THE JOB SITE DURING ALL WORKING HOURS.
     FAILURE TO MAINTAIN THE PUBLIC RIGHT-OF-WAY MAY
RESULT IN THE CITY'S PERFORMING THE REQUIRED
MAINTENANCE AT THE CONTRACTOR'S EXPENSE.

     THE STORING  OF GOODS AND MATERIALS  ON THE
SIDEWALK AND/OR THE STREET WILL NOT BE ALLOWED
UNLESS A SPECIAL  PERMIT IS ISSUED.

03.2      ALL CONTRACTORS WILL BE RESPONSIBLE FOR
VERIFICATION OF ALL EXISTING UTILITIES IN FIELD. CALL
USA (UNDERGROUND SERVICE ALERT)1-800-227-2600
BEFORE  STARTING ANY EXCAVATIONS. IT IS THE SOLE
RESPONSIBILITY OF THE CONTRACTOR TO VERIFY
EXISTENCE OF & PROTECT ALL EXISTING UTILITIES. ANY
DAMAGE TO A EXISTING UTILITY WILL BE REPAIRED AT THE
EXPENSE OF THE CONTRACTOR.

     THE CONTRACTOR SHALL REPAIR OR REPLACE ALL
EXISTING IMPROVEMENTS NOT DESIGNATED FOR
REMOVAL THAT ARE DAMAGED OR REMOVED BECAUSE
OF CONTRACTOR'S OPERATIONS. IMPROVEMENTS SUCH
AS, BUT NOT LIMITED TO: CURBS, GUTTERS, SIDEWALKS,
DRIVEWAYS, SIGNS, PAVEMENTS, RAISED PAVEMENT
MARKERS, THERMOPLASTIC PAVEMENT MARKINGS, ETC.
SHALL BE REPAIRED & REPLACED TO A CONDITION EQUAL
TO OR  BETTER THAN THE ORIGINAL CONDITION. EXISTING
IMPROVEMENT TO BE REPAIRED OR REPLACED SHALL BE
AT THE DIRECTION OF THE ENGINEERING CONSTRUCTION
INSPECTOR, & SHALL COMPLY WITH ALL TITLE 24
DISABLED ACCESS PROVISIONS. CONTRACTOR SHALL
REQUEST A WALK- THROUGH WITH THE ENGINEERING
CONSTRUCTION INSPECTOR BEFORE THE START OF
CONSTRUCTION TO VERIFY EXISTING CONDITIONS.

     ALL PUBLIC IMPROVEMENTS SHALL  BE MADE
ACCORDING TO THE LATEST ADOPTED CITY STANDARD
DRAWINGS AND THE CITY SPECIFICATIONS. ALL WORK
SHALL CONFORM TO THE APPLICABLE CITY ORDINANCES.

     THE ADJACENT PUBLIC RIGHT-OF-WAY SHALL BE KEPT
CLEAR OF ALL JOB DEBRIS AT THE END OF THE DAY.  DIRT
AND DEBRIS SHALL NOT BE WASHED INTO STORM
DRAINAGE FACILITIES.

     CONTRACTOR SHALL INSTALL ALL UTILITY SERVICES,
INCLUDING TELEPHONE, ELECTRICAL POWER, AND ALL
COMMUNICATIONS LINES UNDERGROUND, AS REQUIRED
BY LOCAL CITY CODE.

03.12

03.13

03.11

      A SANITARY SEWER LATERAL CLEAN-OUT SHALL BE
INSTALLED AT THE PROPERTY LINE, IF ONE DOES NOT
ALREADY EXIST WITHIN TWO (2) FEET OF PROPERTY LINE.

      NO IMPROVEMENTS SHALL OBSTRUCT OR DIVERT
RUNOFF TO THE DETRIMENT OF AN ADJACENT PROPERTY.

     ANY TRENCHING WITHIN THE DRIPLINE OF ALL TREES
SHALL BE HAND DUG  AND SO NOTED ON THE PLANS.

     ALL CUT AND FILL SLOPES SHALL BE PLANTED
WATERED AND MAINTAINED UNTIL EFFECTIVE EROSION
CONTROL HAS BEEN ESTABLISHED TO THE APPROVAL OF
THE APPROPRIATE INSPECTOR.

     ALL EXCESS SOIL SHALL BE OFF-HAULED  TO AN
APPROVED SITE.

     ALL FILLS SHALL BE CONSTRUCTED IN LIFTS (6") AND
COMPACTED TO 90% RELATIVE COMPACTION, UNLESS
OTHERWISE DIRECTED BY THE SOILS ENGINEER. SLOPES
TO RECEIVE FILLS SHALL BE STRIPPED AND BENCHED
PRIOR OF RECEIVING FILLS.

     PAVEMENT CUTS TO BE DETERMINED IN THE FIELD BY
TOWN INSPECTOR.

03.10

03.9

03.8

03.7

03.6

03.5

03.4

03.3

      PERMANENT PROPERTY CORNER HUBS ARE
REQUIRED TO BE IN PLACE PRIOR TO FOUNDATION
INSPECTION.

     IN PAVED STREETS, ALL CUTS SHALL BE SMOOTH &
VERTICAL W/ THE AREA BEING GENERALLY RECTANGULAR.
NATIVE MATERIAL MAY BE USED AS BACKFILL IF
APPROVED BY INSPECTOR & MUST BE COMPACTED TO
90% COMPACTION WITHIN TWO FEET OF SURFACE (TEST
METHOD NO. CALIFORNIA 216-F). IF SAND BACKFILL IS
USED, IT MUST BE WELL GRADED, TAMPED, W/ VIBRATORY
COMPACTOR & LIGHTLY JETTED, IF NECESSARY.

SITEWORK

      PATCH AND REPAIR ADJACENT SURFACES TO MATCH
WHERE SELECTIVE DEMOLITION OCCURS.

      PATCH AND REPAIR ADJACENT SURFACES TO MATCH
WHERE SELECTIVE DEMOLITION OCCURS.

      PROVIDE NECCESSARY SHORING OF STRUCTURE TO
REMAIN PRIOR TO NEW CONSTRUCTION; PHASE
DEMOLITION AS NECESSARY TO MINIMIZE SHORING AND
PROVIDE STABILITY OF STRUCTURE TO REMAIN.

      PRIOR TO REMOVAL OF ANY LIGHTS, DOORS,
HARDWARE, APPLIANCES & FINISHES, CONTRACTOR TO
VERIFY ANY/ALL ITEMS TO BE RELOCATED OR SAVED WITH
HOMEOWNER.

      REMOVE AND SAVE FOR REUSE ALL EXISTING
HARDWOOD FLOOR COVERING AND/OR FINISH IN AREAS
OF DEMOLITION.

      AT INTERIOR WALLS AND CEILINGS TO REMAIN,
DEMOLISH EXISTING INTERIOR FINISH AS REQUIRED TO
RECEIVE NEW CONSTRUCTION AND FINISHES.

      AT EXTERIOR, DEMOLISH AND/OR REMOVE EXTERIOR
FINISHES, EAVES, ROOFS, FRAMING, CABINETS,
PLUMBING FIXTURES & LINES, ELECTRICAL LINES, FINISHES,
DOORS & WINDOWS, & FOOTINGS WHERE REQUIRED BY
DRAWINGS OR STRUCTURAL DRAWINGS.

      REMOVE EXISTING STAIRS, WALKS & SLABS REQUIRED
BY PLANS. RESERVE EXCESS EARTH TO BE USED AS
COMPACTED FILL FOR FOOTINGS & GRADING PURPOSES.
ALL EXCESS EARTH TO BE REMOVED FROM SITE PRIOR TO
COMPLETION.

      REMOVE PLANTS & VEGETATION AS REQUIRED FOR
NEW CONSTRUCTION & SITE WORK. PROTECT ALL TREES
THAT ARE TO REMAIN OR TO BE RELOCATED.
CONTRACTOR TO VERIFY W/ HOMEOWNER & DESIGNER
PLANTS & VEGETATION TO REMAIN.

DEMOLITION

03.1

02.9

02.8

02.7

02.6

02.5

02.4

02.3

02.2

02.1

      KEEP VEHICLES AND STOCKPILES OF MATERIALS
OUSIDE THE DRIPLINE OF TREES.

      CONTRACTOR TO PROVIDE & POST ON THE
STRUCTURE AT FINAL INSPECTION A COMPLETED
INSULATION CERTIFICATE & INSTALLATION CERTIFICATE.

01.21

01.23

01.22

03.16

03.15

03.14

 INSTALL A MIN. OF 1.5" THICK INSULATION ON ALL HOT
WATER PIPES, PIPING ASSOCIATED W/ RECIRCULATION
SYSTEMS & COLD WATER PIPES FOR THE FIRST 5' FROM A
STORAGE TANK. PIPES 2" & LARGER IN DIA. REQUIRE A
MIN. OF 2" THICK INSULATION. HOT WATER PIPES BURIED
BELOW GRADE MUST BE INSTALLED IN A WATERPROOF
NON-CRUSHABLE CASING OR SLEEVE. INSULATION
OUTSIDE CONDITIONAL SPACE SHALL BE PROTECTED.

     ALL FLASHING & WATERPROOFING BY CONTRACTOR.

WATERPROOFING / FLASHING

     PROVIDE 2x8 BACKING IN ALL BATHROOM WALLS AT
WATER CLOSET, SHOWER AND BATHTUB AT 34" ABOVE
FINISH FLOOR TO CENTER OF THE BACKING, SUITABLE
FOR THE ADDITION OF GRAB BARS.

     WOOD FRAMING MEMBERS, INCLUDING WOOD
SHEATHING, THAT REST ON EXTERIOR FOUNDATION WALLS
& ARE LESS THAN 8" FROM EXPOSED EARTH SHALL BE
NATURALLY DURABLE OR PRESERVATIVE-TREATED WOOD.

     OFFSET STUDS WHERE REQUIRED SO THAT FINISH
WALL WILL BE FLUSH.

     ALL WOOD FRAMING EXPOSED TO WEATHER SHALL BE
PRESSURE TREATED DOUGLAS FIR OR REDWOOD.

WOOD AND PLASTICS

     PROVIDE PROPER SEPARATION BETWEEN DISSIMILAR
METALS.

     ALL COPPER MEETING DISSIMILAR METALS TO BE
PROTECTED WITH DI-ELECTRIC UNION.

     SEE WATERPROOFING NOTES FOR ADDITIONAL SHEET
METAL NOTES

     DOWEL OLD CONCRETE TO NEW CONCRETE WITH #4
REBAR. THERE WILL BE TWO (2) DOWELS AT EACH
SIDEWALK CUT & TWO (2) AT EACH CURB CUT.

     DRIVEWAYS SHALL BE A MINIMUM SIX (6) INCHES
THICK WITH SIX (6) INCHES OF CLASS 2 AGGREGATE
BASE COMPACTED TO 95% RELATIVE COMPACTION.

     SIDEWALKS SHALL BE A MINIMUM OF FOUR (4)
INCHES OF CLASS 2 AGGREGATE BASE COM- PACTED TO
95% RELATIVE COMPACTION.

     A SIX-INCH COURSE OF CRUSHED ROCK BASE (1-1/2"
MAX. AGGREGATE) & TWO-INCH ASPHALTIC CONCRETE IS
THE MIN. SURFACING TO BE RESTORED. HOWEVER, NO
RESTORATION SHALL BE LESS SUBSTANTIAL THAN
EXISTING COMPOSITION. IN CASES OF CONCRETE
STREETS, A SIX-INCH THICKNESS OF CONCRETE ON A
FOUR-INCH ROCK CUSHION IS MIN. STANDARD.

     WITHIN 30 DAYS, CONTRACTOR SHALL RESTORE
SURFACE TO ITS ORIGINAL CONDITION & BE RESPONSIBLE
FOR ANY FURTHER SETTLING OR FAILURE FOR TWO YEARS.
IF CUTBACK IS USED AS A SEMI-FINISHED SURFACE, IT
SHALL BE REMOVED BEFORE FINISHING. A SIX-INCH EDGE
OF EXISTING A.C. SHALL BE REMOVED AROUND THE
PERIMETER OF THE CUT BEFORE PLACEMENT OF
ASPHALTIC CONCRETE.

     A SEMI-FINISHED SURFACE OF CUTBACK OR
LOWERED CROSS-SECTION (MAXIMUM LOW- ERED DEPTH,
1/2") OF ASPHALTIC CONCRETE WILL BE ALLOWED FOR A
MAXIMUM OF THIRTY (30) DAYS AFTER BACKFILLING TO
ALLOW FOR SETTLING.  CONTRACTOR SHALL PATCH ANY
TIME THAT EXCESSIVE SETTLING OCCURS.

     ALL CONCRETE USED FOR CURB, GUTTER, AND
SIDEWALK MUST BE CLASS "A" (SIX SACKS PER CUBIC
YARD) ACCORDING TO STATE  OF CA. SPECIFICATIONS &
MUST ATTAIN A STRENGTH OF 3,000 P.S.I MINIMUM IN
28 DAYS. SIDEWALK CONCRETE SHALL INCLUDE ONE
POUND LAMP BLACK PER CUBIC YARD OF CONCRETE.

08.1

INSULATION

07.1

06.5

06.3

06.2

06.1

05.3

05.2

05.1

METALS

04.7

04.6

04.5

04.4

04.2

04.3

04.1

CONCRETE

06.4

     DUCT CONNECTIONS TO BE WRAPPED W/ UL 181 TAPE
IN ACCORDANCE WITH THE FOLLOWING:
(A)   ATTACH INNER CORE TO COLLAR W/ AT LEAST TWO
WRAPS OF APPROVED DUCT TAPE & SECURE WTH
APPROVED CLAMP.
(B)   PULL JACKET & INSULATION BACK OVER CORE & USE
TWO WRAPS OF APPROVED TAPE OR APPROVED CLAMP.

08.2

2.   ALL INSULATION MATERIALS SHALL BE CERTIFIED BY
MANUFACTURER AS COMPLYING WITH THE CALIFORNIA
QUALITY STANDARDS FOR INSULATING MATERIAL. DOORS
& WINDOWS BETWEEN CONDITIONED AND OUTSIDE OF
UNCONDITIONED SPACE SUCH AS GARAGES AND
COMPARTMENTS FOR CENTRAL AIR GAS FURNACES SHALL
BE FULLY WEATHERSTRIPPED.
     MANUFACTURED DOORS & WINDOWS SHALL BE
CERTIFIED & LABELED IN COMPLIANCE WITH THE
APPROPRIATE INFILTRATION STANDARDS. CAULK
PLUMBING & ELECTRICAL PENETRATIONS, ALL WINDOWS &
DOOR FRAMES, BETWEEN WALL SOLE PLATES & FLOORS &
ALL OTHER OPENING IN THE ENVELOPE. ALL EXTERIOR
OPENINGS SHALL BE PROPERLY WEATHERSTRIPPED,
CERTIFIED & LABELED.

08.6

     PROVIDE INSULATION PER ENERGY COMPLIANCE
WORKSHEET

08.3

08.5

     HEADROOM-THE MIN. HEADROOM IN ALL PARTS OF
THE STAIRWAY SHALL NOT BE LESS THAN 6 FEET 8
INCHES MEASURED VERTICALLY FROM THE SLOPED LINE
ADJOINING THE TREAD NOSING OR FROM THE FLOOR
SURFACE OF THE LANDING OR PLATFORM ON THAT
PORTION OF THE STAIRWAY.

15.2

     RISER HEIGHT-THE MAX. RISER HEIGHT SHALL BE
7-3/4". THE RISER SHALL BE MEASURED VERTICALLY
BETWEEN LEADING EDGES OF THE ADJACENT TREADS.
THE GREATEST RISER HEIGHT W/ IN ANY FLIGHT OF STAIRS
SHALL NOT EXCEED THE SMALLEST BY MORE THAN 3/8".

15.3

     TREAD DEPTH-THE MIN. TREAD DEPTH SHALL BE 10
INCHES. THE TREAD DEPTH SHALL BE MEASURED
HORIZONTALLY BETWEEN THE VERTICAL PLANES OF THE
FOREMOST PROJECTION OF ADJACENT TREADS & AT A
RIGHT ANGLE TO THE TREAD'S LEADING EDGE. THE
GREATEST TREAD DEPTH WITHIN ANY FLIGHT OF STAIRS
SHALL NOT EXCEED THE SMALLEST BY MORE THAN 3/8".
CONSISTENTLY SHAPED WINDERS AT THE WALKLINE SHALL
BE ALLOWED WITHIN THE SAME FLIGHT OF STAIRS AS
RECTANGULAR TREADS & DO NOT HAVE TO BE WITHIN 3/8"
OF THE RECTANGULAR TREAD DEPTH.

WINDER TREADS SHALL HAVE A MIN. TREAD DEPTH
OF 10" MEASURED BETWEEN THE VERTICAL PLANES OF
THE FOREMOST PROJECTION OF ADJACENT TREADS AT
THE INTERSECTION WITH THE WALKLINE. WINDER TREADS
SHALL HAVE A MIN. TREAD DEPTH OF 6 INCHES AT ANY
POINT WITHIN THE CLEAR WIDTH OF THE STAIR. WITHIN
ANY FLIGHT OF STAIRS, THE LARGEST WINDER TREAD
DEPTH AT THE WALKLINE SHALL NOT EXCEED THE
SMALLEST WINDER TREAD BY MORE THAN 3/8".

15.4

15.6     HANDRAIL HEIGHT, MEASURED VERTICALLY FROM THE
SLOPED PLANE ADJOINING THE TREAD NOSING, OR FINISH
SURFACE OF RAMP SLOPE, SHALL BE NOT LESS THAN 34
INCHES AND NOT MORE THAN 38 INCHES.

15.7     HANDRAILS FOR STAIRWAYS SHALL BE CONTINUOUS
FOR THE FULL LENGTH OF THE FLIGHT, FROM A POINT
DIRECTLY ABOVE THE TOP RISER OF THE FLIGHT TO A
POINT DIRECTLY ABOVE THE LOWEST RISER OF THE
FLIGHT.  HANDRAIL ENDS SHALL BE RETURNED OR SHALL
TERMINATE IN NEWEL POSTS OR SAFETY TERMINALS.
HANDRAILS ADJACENT TO A WALL SHALL HAVE A SPACE
OF NOT LESS THAN 1-1/2" BETWEEN THE WALL AND THE
HANDRAILS.

15.8     ALL REQUIRED HANDRAILS SHALL BE OF ONE OF THE
FOLLOWING TYPES OR PROVIDE EQUIVALENT
GRASPABILITY.

TYPE 1. HANDRAILS W/ A CIRCULAR CROSS SECTION
SHALL HAVE AN OUTSIDE DIAMETER OF AT LEAST 11

4 
INCHES & NOT GREATER THAN 2 INCHES. IF THE HANDRAIL
IS NOT CIRCULAR, IT SHALL HAVE A PERIMETER
DIMENSION OF AT LEAST 4 INCHES & NOT GREATER THAN
6-1/4" WITH A MAX. CROSS SECTION DIMENSION OF
2-1/4". EDGES SHALL HAVE A MIN. RADIUS OF 0.01 INCH.

TYPE II. HANDRAILS W/ A PERIMETER GREATER THAN
6-1/4" SHALL HAVE A GRASPABLE FINGER RECESS AREA
ON BOTH SIDES OF THE PROFILE. FINGER RECESS SHALL
BEGIN WITHIN A DISTANCE OF 3/4" MEASURED VERTICALLY
FROM THE TALLEST PORTION OF THE PROFILE & ACHIEVE A
DEPTH OF AT LEAST 5/16" WITHIN 7/8" BELOW THE WIDEST
PORTION OF THE PROFILE. THIS REQUIRED DEPTH SHALL
CONTINUE FOR AT LEAST 3/8" TO A LEVEL THAT IS NOT
LESS THAN1-3/4" BELOW THE TALLEST PORTION OF THE
PROFILE.  THE MIN. WIDTH OF THE HANDRAIL ABOVE THE
RECESS SHALL BE 1/4" TO A MAX. OF 2-3/4". EDGES
SHALL HAVE A MIN. RADIUS OF 0.01 INCH.

15.9     SPIRAL STAIRWAYS-SPIRAL STAIRWAYS ARE PERMITTED,
PROVIDED THE MIN. CLEAR WIDTH AT & BELOW THE
HANDRAIL SHALL BE 26 INCHES W/ EACH TREAD HAVING A
71/2 INCH MIN. TREAD DEPTH AT12 INCHES FROM THE
NARROWER EDGE. ALL TREADS SHALL BE IDENTICAL, & THE
RISE SHALL BE NO MORE THAN 91/2 INCHES. A MINIMUM
HEADROOM OF 6 FEET 6 INCHES SHALL BE PROVIDED.

     REQUIRED GUARDS AT OPEN-SIDED WALKING
SURFACE, INCLUDING STAIRS, PORCHES, BALCONIES OR
LANDINGS, SHALL BE NOT LESS THAN 42 INCHES HIGH
MEASURED VERTICALLY ABOVE THE ADJACENT WALKING
SURFACE, ADJACENT FIXED SEATING OR THE LINE
CONNECTING THE LEADING EDGES OF THE TREADS.

EXCEPTIONS:
1. GUARDS ON OPEN SIDES OF STAIRS SHALL HAVE
A HEIGHT NOT LESS THAN 34 INCHES MEASURED 
VERTICALLY FROM A LINE CONNECTING THE LEADING
EDGES OF THE TREADS.
2. WHERE ALSO SERVES AS HANDRAIL, ON OPEN 
SIDES OF STAIRS, THE TOP OF THE GUARD SHALL 
NOT BE LESS THAN 34 INCHES AND NOT MORE 
THAN 38 INCHES.

16.2

(C)     3/4" STONE COUNTER TOP OVER 3/4" PLYWOOD
SUBTOP. STONE TO HAVE 1-1/2" EDGE PER DETAIL.
PROVIDE FULL STONE SPLASH AT AREAS SHOWN IN
INTERIOR ELEVATIONS. STONE TYPE TO BE SPECIFIED BY
DESIGNER.

     PROVIDE GYPSUM WALLBOARD:
(A)     1/2" THICK AT ALL INTERIOR WALLS AND 5/8" THICK
AT CEILINGS. U.N.O. PROVIDE TEXTURE PER PLANS, FREE
OF DEFECTS, TAPED & SANDED TO RECEIVE PAINT AT
INTERIOR. TYPICAL FOR ENTIRE HOUSE.

(B)     5/8" TYPE "X" SMOOTH FINISH SKIM COAT, FREE OF
DEFECTS, TAPED & SANDED TO RECEIVE PAINT. TYP. TO
PROVIDE ONE HOUR OCCUPANCY SEPARATION.
(C)     PROVIDE 90 DEGREE CORNER BEADS AT ALL
CORNERS.

PROVIDE NEW CARPET & PAD TO BE SPECIFIED BY
HOMEOWNER.

(B)     3/4" STONE TILE MORTAR SET BUTT JOINTED,
PATTERN PER ARCHITECTURAL PLANS & INTERIOR
ELEVATIONS. SEAL STONE W/ APPROVED STONE SEALER.
STONE TYPE TO BE SPECIFIED BY DESIGNER.

(A)     SLAB FACING MORTAR SET BUTT JOINTED,  PATTERN
PER ARCHITECTURAL PLAN OR INTERIOR ELEVATIONS.
PROVIDE SHOP DRAWINGS TO DESIGNER.  SEAL STONE
WITH APPROVED STONE SEALER. STONE TYPE TO BE
SPECIFIED BY DESIGNER.

14.4      PROVIDE STONE:

14.3

14.2

14.1      SHOWER & TUB/ SHOWER WALLS TO BE A SMOOTH,
HARD, NON ABSORBENT SURFACE (E.G. CERAMIC TILE OR
FIBERGLASS) OVER A MOISTURE RESISTANT
UNDERLAYMENT (E.G. CEMENT, FIBER CEMENT, OR GLASS
MAT GYPSUM BACKER) TO A HEIGHT OF 72" ABOVE THE
DRAIN INLET. NOTE: WATER RESISTANT GYPSUM BACKING
BOARD SHALL NOT BE USED OVER A VAPOR RETARDER IN
SHOWER OR BATHTUB COMPARTMENTS.

     MAXIMUM WATER USAGE:
• TOILETS ≤ 1.28 GPF, EFFECTIVE FLUSH VOLUME
• RESIDENTIAL LAVATORY FAUCETS ≤ 1.2 GPM
• PUBLIC SPACES LAVATORY FAUCETS ≤ 0.5 GPM
• KITCHEN FAUCETS ≤ 1.8 GPM
• SHOWER OUTLETS ≤ 1.8 GPM
• URINALS ≤ 0.125 GPF

     CHIMNEY FOR RESIDENTIAL TYPE SOLID FUEL BURNING
APPLIANCE SHALL EXTEND NOT LESS THAN 3'-0" ABOVE
THE HIGHEST POINT WHERE IT PASSES THROUGH A ROOF

     DUCTS SHALL BE INSULATED WITH A MIN. OF R6 IN
UNCONDITIONED SPACE & A MIN. OF R4.2 IN
CONDITIONED SPACE.

08.4

CLEARANCE BETWEEN WOOD SIDING AND EARTH ON THE
EXTERIOR OF A BUILDING SHALL NOT BE LESS THAN 6
INCHES EXCEPT WHERE SIDING, SHEATHING AND WALL
FRAMING ARE OF NATURALLY DURABLE OR
PRESERVATVE-TREATED WOOD.

     NEW WINDOWS AND DOORS WILL FULLY COMPLY WITH
THE FOLLOWING MINIMUM CODE REQUIREMENTS:
       RESIDENTIAL WINDOWS & DOOR CODE
REQUIREMENTS:
a. TESTED AND LABELED TO COMPLY WITH THE AAMA
STANDARDS PER CRC, SEC. 609.3.
b. SAFETY GLAZING TESTING AND LABELING PER CRC,
SECTIONS. 308.1 & 308.4
c. ENERGY TESTING & CERTIFICATION PER CENC, SEC.
110.6

WINDOWS

20.1

TUBS & SHOWERS TO BE WATER RESISTANT (FINISHED
WITH A NON-ABSORBENT SURFACE) UP TO A HEIGHT OF
6' MIN. ABOVE THE FLOOR PER CRC 307.2 . PROVIDE A
SMOOTH HARD, NON-ABSORBANT FINISH SURFACE OF
TILE, STONE OR PLASTIC. OVER A MOISTURE RESISTANT
UNDERLAYMENT OF CEMENT BOARD, OR 3/4" MORTAR
BED. SHOWERS SHALL HAVE A MIN. FLOOR AREA OF
1024 SQ. IN. AND 30" CLEAR HORIZONTALLY IN ALL
DIRECTIONS MEASURED ABOVE THE CURB. ALL VALVES
SHALL HAVE THERMOSTATIC MIXING CONTROLS OR
PRESSURE BALANCE CONTROLS.

WATER CLOSETS TO HAVE A MIN. CLEARANCE OF 15" ON
EACH SIDE FROM THE CENTERLINE OF THE FIXTURE, & A
MIN. OF 24" CLEAR IN FRONT OF THE FIXTURE. C.P.C.
SECTION 407.5. ALL NEW WATER CLOSETS TO HAVE A
MAX. FLUSHING CAPACITY OF 1.28 GALLONS.

SHOWER DOOR ENCLOSURES SHALL HAVE TEMPERED
SAFETY GLAZING PER CRC R308.4

SHOWERS AND TUB-SHOWERS SHALL BE PROVIDED WITH
INDIVIDUAL CONTROL VALVES OF THE PRESSURE
BALANCE, THERMOSTATIC, OR COMBINATION PRESSURE
BALANCE/THERMOSTATIC MIXING VALVE TYPE THAT
PROVIDE SCALD AND THERMAL SHOCK PROTECTION.
[§408.3 CPC]

BATHROOMS

21.1

21.2

21.3

21.4

    FOR ALL REMODELS, INSULATION MEETING THE
MANDATORY FEATURE REQUIREMENTS IN THE CALIFORNIA
ENERGY CODE SHALL BE INSTALLED AT CEILINGS, WALLS,
FLOORS AND WATER PIPES, WHEN THESE AREAS ARE
EXPOSED DURING REMODELING.  [§12.10.250(A)2 SCCC

08.7
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PROPOSED GARAGE
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SCALE:1 1/4"=1'-0"
PROPOSED SITE PLAN
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OUTDOOR LIGHTING SHALL COMPLY WITH ALL
RELEVANT STANDARDS PURSUANT TO MUNICIPAL
CODE SECTION 17 .96.110, INCLUDING THAT ALL
OUTDOOR LIGHTING SHALL BE SHIELDED AND
DIRECTED DOWNWARD SUCH THAT THE LIGHTING
IS NOT DIRECTLY VISIBLE FROM THE PUBLIC
RIGHT-OF-WAY OR ADJOINING PROPERTIES.
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SCALE:2 1/4"=1'-0"
PROPOSED ADU 2ND FLOOR PLAN

NOTE:

OUTDOOR LIGHTING SHALL COMPLY WITH ALL
RELEVANT STANDARDS PURSUANT TO MUNICIPAL
CODE SECTION 17 .96.110, INCLUDING THAT ALL
OUTDOOR LIGHTING SHALL BE SHIELDED AND
DIRECTED DOWNWARD SUCH THAT THE LIGHTING
IS NOT DIRECTLY VISIBLE FROM THE PUBLIC
RIGHT-OF-WAY OR ADJOINING PROPERTIES.

39

Item 6 A.



SLOPE
4:12

SLOPE
4:12

SLOPE
4:12

SLOPE
4:12

SLOPE
4:12

SLOPE
4:12

D
.S

.
D

.S
.

D
.S

.
D

.S
.

D
.S

.
D

.S
.

A7
A

A7
B

3
'-0

"

3
'-0

"3'-0"

EXISTING ROOF TO
REMAIN (NO WORK TO
(E) MAIN RESIDENCE)

SCALE:1 1/4"=1'-0"
PROPOSED ROOF PLAN

A5

PROPOSED
ROOF PLAN

WALL LEGEND

EXISTING WALLS TO REMAIN

EXISTING WALLS TO BE REMOVED

NEW 2x6 STUD WALL

NEW 2x4 STUD WALL

15
35

 S
EA

BR
IG

H
T

 A
V

EN
U

E 
SU

IT
E 

20
0,

 S
A

N
T

A
 C

R
U

Z,
 C

A
LI

FO
R

N
IA

(8
31

)4
26

-8
40

0 
PH

O
N

E 
 (

83
1)

42
6-

84
46

 F
A

X

R
 E

 S
 I 

D
 E

 N
 T

 I 
A

 L
   

D
 E

 S
 I 

G
 N

   
IN

C
.

D
 E

 R
 E

 K
   

V
 A

 N
   

A
 L

 S
 T

 I 
N

 E

DVRD

ALL RIGHTS RESERVED

DEREK VAN ALSTINE

2025 COPYRIGHT

DESIGNER

ISSUE DESCRIPTION

INC.

9
/

1
7

/
2

0
2

5
 2

:5
9

 P
M

APN:

036-111-11

PLANNING SUBMITTAL:

REVISIONS:

DESIGN DEVELOPMENT

BUILDING SUBMITTAL:

SCHEMATIC DESIGN

 

EV
A

N
S 

R
ES

ID
EN

C
E

C
A

PI
T

O
LA

, C
A

 9
50

10
10

8 
FA

IR
V

IE
W

 A
V

E.

NOV. 13, 2024

MAR. 19, 2025

SEPT. 19, 2025

7.30.25
DESIGN REWORK

40

Item 6 A.



T.O. SLAB

T.O. PLATE

T.O. SUBFL.

GRADE

8
'-6

"

1
'-0

5 8
"

7
'-8

"

2
1

'-5
7 8

"

T.O. ROOF

5
"

T.O. PLATE

2
1

'-1
0

7 8
"  

 (2
2

'-0
" M

A
X

)

22'-0" HEIGHT LIMIT

T.O. SLAB

T.O. PLATE

T.O. SUBFL.

GRADE

8
'-6

"

1
'-0

5 8
"

7
'-8

"

2
1

'-5
7 8

"

T.O. ROOF

5
"

T.O. PLATE

2
1

'-1
0

7 8
"  

 (2
2

'-0
" M

A
X

)

T.O. PLATE

1
9

'-4
7 8

"

TRIMWORK & HORIZONTAL
SIDING HARDIE-PLANK OR
EQUIV.
COLOR: T.B.D.

MARVIN ULTIMATE SERIES
ALUMINUM CLAD WINDOWS &
DOORS (TYP). COLOR: T.B.D.

ASPHALT SHINGLE ROOF:
PRESIDENTIAL SHAKE IN
SHADOW GRAY  BY
CERTAINTEED O/15# FELT.
CLASS "A" 40 YEAR RATED
ROOFING MATERIAL

A7
A

A7
B

WINDOW TO
BE OPAQUE

T.O. SLAB

T.O. PLATE

T.O. SUBFL.

GRADE

8
'-6

"

1
'-0

5 8
"

7
'-8

"

2
1

'-5
7 8

"

T.O. ROOF

5
"

T.O. PLATE

2
1

'-1
0

7 8
"  

 (2
2

'-0
" M

A
X

)

22'-0" HEIGHT LIMIT

T.O. SLAB

T.O. PLATE

T.O. SUBFL.

GRADE

8
'-6

"

1
'-0

5 8
"

7
'-8

"

2
1

'-5
7 8

"

T.O. ROOF

5
"

T.O. PLATE

2
1

'-1
0

7 8
"  

 (2
2

'-0
" M

A
X

)

A7
A

A7
B

A6

PROPOSED 
ELEVATIONS

15
35

 S
EA

BR
IG

H
T

 A
V

EN
U

E 
SU

IT
E 

20
0,

 S
A

N
T

A
 C

R
U

Z,
 C

A
LI

FO
R

N
IA

(8
31

)4
26

-8
40

0 
PH

O
N

E 
 (

83
1)

42
6-

84
46

 F
A

X

R
 E

 S
 I 

D
 E

 N
 T

 I 
A

 L
   

D
 E

 S
 I 

G
 N

   
IN

C
.

D
 E

 R
 E

 K
   

V
 A

 N
   

A
 L

 S
 T

 I 
N

 E

DVRD

ALL RIGHTS RESERVED

DEREK VAN ALSTINE

2025 COPYRIGHT

DESIGNER

ISSUE DESCRIPTION

INC.

9
/

1
8

/
2

0
2

5
 9

:5
4

 A
M

APN:

036-111-11

PLANNING SUBMITTAL:

REVISIONS:

DESIGN DEVELOPMENT

BUILDING SUBMITTAL:

SCHEMATIC DESIGN

 

EV
A

N
S 

R
ES

ID
EN

C
E

C
A

PI
T

O
LA

, C
A

 9
50

10
10

8 
FA

IR
V

IE
W

 A
V

E.

NOV. 13, 2024

MAR. 19, 2025

SEPT. 19, 2025

7.30.25
DESIGN REWORK

SCALE:1 1/4"=1'-0"
PROPOSED SOUTH (FRONT) ELEVATION

SCALE:2 1/4"=1'-0"
PROPOSED EAST (SIDE) ELEVATION

SCALE:3 1/4"=1'-0"
PROPOSED NORTH (REAR) ELEVATION

SCALE:4 1/4"=1'-0"
PROPOSED WEST (SIDE) ELEVATION

41

Item 6 A.



T.O. SLAB

T.O. PLATE

T.O. SUBFL.

GRADE

8
'-6

"

1
'-0

5 8
"

9
'-1

0
1 4

"

2
1

'-5
7 8

"

T.O. ROOF

5
"

T.O. PLATE

2
1

'-1
0

7 8
"  

 (2
2

'-0
" M

A
X

)

22'-0" HEIGHT LIMIT

T.O. SLAB

T.O. PLATE

T.O. SUBFL.

GRADE

8
'-6

"

1
'-0

5 8
"

7
'-8

"

1
9

'-1
0

1 4
"

T.O. ROOF

5
"

T.O. PLATE

2
1

'-1
0

7 8
"  

 (2
2

'-0
" M

A
X

)

22'-0" HEIGHT LIMIT

2-CAR
GARAGE

PWDR

ADU
LIVING
ROOM

ADU
KITCHEN

ADU
KITCHEN

ADU
BEDROOM

2-CAR
GARAGE

A7

SECTIONS

SCALE:A 1/4"=1'-0"
SECTION A

15
35

 S
EA

BR
IG

H
T

 A
V

EN
U

E 
SU

IT
E 

20
0,

 S
A

N
T

A
 C

R
U

Z,
 C

A
LI

FO
R

N
IA

(8
31

)4
26

-8
40

0 
PH

O
N

E 
 (

83
1)

42
6-

84
46

 F
A

X

R
 E

 S
 I 

D
 E

 N
 T

 I 
A

 L
   

D
 E

 S
 I 

G
 N

   
IN

C
.

D
 E

 R
 E

 K
   

V
 A

 N
   

A
 L

 S
 T

 I 
N

 E

DVRD

ALL RIGHTS RESERVED

DEREK VAN ALSTINE

2025 COPYRIGHT

DESIGNER

ISSUE DESCRIPTION

INC.

9
/

1
7

/
2

0
2

5
 3

:1
1

 P
M

APN:

036-111-11

PLANNING SUBMITTAL:

REVISIONS:

DESIGN DEVELOPMENT

BUILDING SUBMITTAL:

SCHEMATIC DESIGN

 

EV
A

N
S 

R
ES

ID
EN

C
E

C
A

PI
T

O
LA

, C
A

 9
50

10
10

8 
FA

IR
V

IE
W

 A
V

E.

NOV. 13, 2024

MAR. 19, 2025

SEPT. 19, 2025

7.30.25
DESIGN REWORK

SCALE:B 1/4"=1'-0"
SECTION B

42

Item 6 A.



City of Capitola 
Accessory Dwelling Unit (ADU) 
Deviation from Standards Form 

ADU Deviation from Standards 

Please explain your ADU Deviation request and the development standard(s) which you would like to modify. 

Required Findings 

Please provide the reasons you believe the following findings can be made to support your ADU Deviation 
request.  Attach additional pages as necessary. 

The project deviation is necessary due to special circumstances applicable to subject property, including size, 
shape, topography, location, existing structures, or surroundings. 

The strict application of this chapter would deprive subject property of privileges enjoyed by other properties in 
the vicinity and under identical zoning classification. 

The ADU Deviation requested is for guaranteed allowance within the coastal zone.

Modification to 17.74.040 General requirements, section H is requested.

Requesting deviation to allow ADU to exceed maximum F.A.R.

This property is located within the coastal zone on a small parcel (2,944 sq. ft.). Properties

outside of the coastal zone are allowed up to 800 sq. ft. of ADU that does not count

against F.A.R. We are proposing a new 558.87 sq. ft. 2-car garage for the main S.F.D.

(which comes in 10% under FAR max.) and a 558.87 sq. ft. 1-bedroom ADU above the

new garage.

Other properties of similar lot size outside of the coastal zone are allowed to

maximize F.A.R. while adding 800 sq. ft. of ADU without restriction. Though asking for a

deviation, we are not maximizing F.A.R. and asking for an ADU that is 241.43 sq. ft.

less than the allowed 800 sq. ft. This rational is also applied due to State driven

reasons for ADUs, in addition to the fact that half of Capitola is allowed to maximize

F.A.R. unrestricted.
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Attachment 3 
Comparison, existing and pending guaranteed allowance provision 

 
 
EXISTING, Currently Effective Inside the Coastal Zone 
 

§17.74.040(H). Guaranteed Allowance. 
Maximum building coverage, floor area ratio, and private open space standards in Section 17.74.080 
(Development standards) shall not prohibit an accessory dwelling unit with up to eight hundred square 
feet of floor area, up to sixteen feet in height, and four-foot side and rear yard setbacks, provided the 
accessory dwelling unit complies with all other applicable standards. The guaranteed allowance of eight 
hundred square feet of floor area is in addition to the maximum floor area of a property. 

 
 
 
PENDING, Effective After Coastal Commission Certification 
 

§17.74.040(H). Guaranteed Allowance. 
1. Maximum building coverage, floor area ratio, front setbacks, private open space standards in Section 

17.74.080 (Development standards) and privacy impact standards in Section 17.74.090(B) (Privacy 
Impacts) shall not prohibit an accessory dwelling unit with up to eight hundred square feet of floor 
area, and four-foot side and rear yard setbacks, provided the accessory dwelling unit complies with 
all other applicable standards. The guaranteed allowance of eight hundred square feet of floor area 
is in addition to the maximum floor area of a property. 
 

2. An accessory dwelling unit may deviate from a building coverage, floor area ratio, front setbacks, or 
private open space standard no more than the minimum necessary to allow for eight hundred square 
feet of floor area. 
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Capitola Planning Commission 

 

Agenda Report 

Meeting: November 6, 2025 

From: Community and Economic Development Department 

Address: 506 A Pine Street 
 
 

Project Description: Application #24-0138.  APN: 036-022-10.   Design Permit for a second-story 
addition to an existing duplex and new detached, two-story residential unit on a 0.28-acre site located 
at 506 Pine Street, within the Residential Multifamily-Medium (RM-M) zone district. This project is not 
located within the Coastal Zone. 
Environmental Determination: Categorical Exemption 
 
Recommended Action: Planning Commission consider Permit #24-0138, and approve the Design 
Permit pursuant to the findings and analysis included in the staff report and subject to the Conditions of 
Approval. 

Property Owner: Jim and Claudia Kelly, Owners 

Representative: Daniel Saphorghan, Apto Consulting  
 
Applicant Proposal: The project consists of a Design Permit for the remodel and second story addition to 
an existing duplex and the addition of a new detached, two-story residential unit. Project plans have been 
provided (Attachment 1). The following are the proposed unit details: 
 

Table 1- Project Unit Details 

Unit No. Existing Unit 
Size 

Proposed Unit 
Size  

Existing 
Bedrooms 

Proposed 
Bedrooms 

Existing 
Garage 

Proposed 
Garage 

A 809  
square feet 

809 
square feet 

2 2 247  
square feet 

334  
square feet 

B 809  
square feet 

1,616 
square feet 

2 3 247 
 square feet 

247  
square feet 

C N/A 1,801 
square feet 

N/A 3 N/A 576 
 square feet 

 
The project site is located in the RM-M zone district. The subject site is bordered to the north, east, and 
west by residential development. Commercial development is located to the south along Pine Street and 
Capitola Avenue.  
 
The existing duplex’s architectural style most closely resembles a “California Ranch” style. A similar style 
is proposed for the detached unit in an attempt to match the existing style. Minor modifications are 
proposed to the existing site plan by maintaining the current site topography and uphill driveway that 
provides access to Pine Street. The only major modification to the site plan consists of the addition of the 
detached unit. The project will include new landscaping. 
 
Background: The site is developed with an existing 2,112 square foot duplex structure, paved driveway, 
and landscaping.  Table 2 provides a summary of the lot dimensions and lot area of the subject parcel. 
 
 

Table 2 – Property Data 

Lot Depth 124.98 feet 

Lot Width  98.5 feet 

Gross Lot Area 12,310 square feet  
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The Planning Department received the subject application on March 15, 2024.  
 
Development and Design Review:  On September 18, 2025, the Development and Design Review team 
reviewed the application and provided the applicant with the following direction and recommendations: 
 
Public Works Representatives, Erika Senyk and Kailash Mozumder  highlighted Condition No.’s 26 and 
33, stating that these are substantial construction requirements being placed on the project and the 
property owner should be made aware of the requirements. The retaining wall structure design should be 
provided on the plans. The frontage requirements are likely to require a 5- foot cut and substantial 
retaining wall will be required.  
 
Condition 26. Complete and submit the attached Storm Water Low Impact Development Assessment 
Checklist. Clearly mark all LID design measures on the site plans. 
 
Condition 33.  Prior to any work in the City-road right of way, an encroachment permit shall be acquired 
by the contractor performing the work. No material or equipment storage may be placed in the road 
right-of-way. 
 
Representative Senyk stated that for multi-family projects, third party storm water review will be required. 
The storm water plan needs to comply with City and State requirements. The City will help facilitate the 
review by third party. An Operation and Maintenance Agreement will be required for the project.  
 
Contract Building Official, Lihn Tran stated that the size of the project will not trigger ADA requirements. 
A soils report is required. Review of the plans indicates for the Unit A garage that a man door has not 
been provided. This will need to be corrected.  
 
Principal Planner, Gina Paolini explained that there should be a distinct material change for the pathway 
and how it interfaces with the new sidewalk and driveway. The landscape plans do not indicate whether 
there is a separate meter for the landscape, and the owner should understand that this will be a 
requirement.  
 
Development Standards:  The following table outlines the Zoning Code requirements for development 
in the RM-M zoning district.  Based upon this analysis, the proposed project complies with the standards 
of the RM-M zone district.  

Table 3 – RM-M Zoning Conformance 

Development 
Requirement 

Allowed/Required Proposed Compliance 

Site Requirements 

Building 
Coverage 

40 percent 
 

36.7 percent Complies 

Density 1 unit per 2,900 square feet 
(4 units) 

3 units Complies 

Parking  2 per unit 2 per unit Complies 

Structure Requirements   
Setbacks   
Front  Main-15 feet minimum 

 
Unit C- 37.3 feet 
Unit A- 12 feet  

Complies 
(deck projection 

allowed) 
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Table 3 – RM-M Zoning Conformance 

Development 
Requirement 

Allowed/Required Proposed Compliance 

Rear 15% of lot depth 
(18.7 feet) 

Unit B- 11.2 feet1 
Unit C-18.7 feet 

Complies 

Interior Side –west 
 

10% of lot width  
(max. 7 feet) 

 Unit C – 7 Feet Complies 

Interior Side - east 10% of lot width 
(max. 7 feet) 

 

Units A and B – 3.7 feet1 Complies 

2nd Story Deck Front- 15 feet Unit C – 37.3 feet Complies 

Deck (19 -30 
inches above 
grade) 

Front- 5 feet into setback  Unit A - 3.3 feet Complies 

Height, Maximum 30 feet 30 feet Complies 

Common 
Open Space 

15% 
(1,846 square feet) 

 

6,300 Complies 

Private 
Open Space 

48 square feet per individual 
unit 

Unit A- 279 square feet 

Unit B- 63 square feet 

Unit C-256 square feet 

Complies 

 
Discussion: This section outlines the project’s consistency with the Zoning Code and Objective 
Design Standards.  
 
Zoning Code Requirements 
Nonconforming Structures:  The existing duplex is nonconforming to the rear and interior east side 
setback. When altering a nonconforming structure, structural alterations are limited in accordance with 
Section 17.92.070 (Permissible Structural Alterations) of the Capitola Municipal Code (CMC). As required 
by the code, a construction cost breakdown has been completed for the project (Attachment 2). The total 
construction/remodel costs will not exceed 67.5 percent of the present fair market value of the structure. 
The calculation does not exceed eighty percent of the present fair market value of the structure (as it would 
be without any of the structural alterations), therefore proposed structural alterations can be made.  
 
Building Height:  Pursuant to CMC Section 17.48.020.A (Measurement of Height), height is measured as 
the vertical distance from the assumed ground surface to the highest point of the building. Assumed 
ground surface means a line on the exterior wall of a building that connects the points where the perimeter 
of the wall meets the finished grade. The project is proposing a 30-foot building height, with a 3:12 slope. 
The property has a gentle rise from Pine Street, with a driveway grade ranging from 3.6 percent before it 
gently levels off to 0.35 percent. Grading for the building pad and driveway will be minimal, with 48 cubic 
yards of cut required for the new unit. The project would comply with the maximum height limit of 30 feet.  
 
Private and Common Open Space 
Pursuant to CMC Section 17.16.030, 50 percent of the units in a multi-family development are required 
to have at minimum 48 square feet of private open space. The project has been designed with private 

                                                           
1 Structural alterations of nonconforming structures, as defined in Section 17.160.020, shall be limited as follows: at the time application 

for a structural alteration is made, the building official shall determine the cost at prevailing contractor rates of the total work of the 
improvements involved, excluding permit costs, landscaping costs and architectural costs. If that cost, added to the costs (similarly 
calculated) of other work involving structural alterations, commenced in the preceding five years, exceeds eighty percent of the present 
fair market value of the structure (as it would be without any of the structural alterations), the proposed structural alterations may not 
be made. (Ord. 1043 § 2 (Att. 2), 2020; Ord. 873 § 11 (part), 2004; Ord. 761 § 1, 1993. Formerly 17.72.070) 
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open space for each unit, compliant with the code requirements. Units A and C have large private deck 
areas. Unit B has 63 square feet of private deck area. The project has 6,300 square feet of common open 
space.  
 
Parking Requirements:  In accordance with Table 17-76-2 of CMC Chapter 17.76 (Parking and Loading), 
multifamily dwellings 751 square feet or larger must provide 2 parking spaces per unit. The project is 
required to provide six parking spaces. Unit A will have one covered and one uncovered parking space, 
and Units B and C will have two covered parking spaces each.  
 
Design Review and Objective Standards:  The proposed architectural design is “California Ranch”, 
with materials consisting of stacked stone, stucco, vinyl windows, and asphalt shingle roof. The street 
facing facade includes varied building wall materials, decks and balconies to add visual interest and 
distinction. The project includes a gabled shingle roof on both the detached unit and the existing structure, 
with a 3:12 slope.  
 
Design Permits for multifamily residential projects are reviewed by a City-contracted design professional 
prior to review and action by the Planning Commission.  RRM Design Group was contracted by the City 
to complete the third-party review, and overall architectural evaluation of the project in accordance with 
CMC Chapter 17.82 (Objective Standards for Multifamily and Mixed-Use Residential Development). RRM 
Design Group prepared a detailed evaluation for the project dated April 24, 2025 (Attachment 3). The 
applicant has responded to the review memo (Attachments 4).  The applicant has addressed all the 
requested changes, except those addressing public realm and façade. 
 
Pedestrian Environment and Public Realm:  RRM Design Group recommended that the site plan be 
revised to create a pedestrian connection from the existing duplex and proposed detached unit primary 
entries to the public realm to allow for safe passage for residents and guests. A pedestrian walkway, a 
minimum of six feet in width, is required to provide a connection between the public street and all building 
entrances. Residents should not be required to walk in a driveway to reach their unit.  The applicant has 
requested an exception to this requirement and proposes a varied colored surface material adjacent to 
the driveway to satisfy the requirement. 
 
It was also recommended that the floor plan of the detached unit be revised to allow for a street facing 
primary entry to further solidify the connection with the public realm. The applicant is seeking an exception 
to the entry requirement.  The intent of the building placement, orientation, and entry standards are to: 
 
1. Support cohesive neighborhoods and social interaction with outward-facing buildings. 
2. Support a pedestrian-oriented public realm with an attractive and welcoming streetscape character. 
3. Provide for sensitive transition from the public realm (sidewalk) to the private realm (residences). 
4. Provide adequate area behind buildings for parking. 
 
The applicant has continued with the existing layout with entry and parking facing interior to the site, due 
to the topography of the site, and the distance from the street. The three units on site will have a social 
connection and all parking will be interior to the site. Although a pedestrian connection has not been 
provided from the site to the public sidewalk, a distinct material change adjacent to the driveway will be 
provided to support a path of travel. 
 
Façade:  The objective design standards require that for street-facing windows, the glass be inset a 
minimum of three inches from the exterior wall or from surface to add relief to the wall surface.  RRM 
Design Group recommended that the plans be revised for the detached unit to comply with the 
requirement.  The applicant has stated that the proposed framing does not allow for the required inset, 
and they are requesting a deviation from the requirement. No alternative method is proposed.    
 
Landscaping:  Pursuant to CMC Section 17.72.050 (Required landscape areas), all required property 
frontages are required to be landscaped and maintained. RRM Design Group recommended the 

48

Item 6 B.



installation of a fast-growing evergreen buffer species between the existing residential homes and the 
proposed second story addition on Unit B and the new Unit C. The landscape plan has been revised to 
include a landscape buffer along the western property line to comply with this recommendation. The 
project proposes removal of a 16-inch oak tree along the western property line. The applicant indicates 
that two, fifteen-gallon, Schinus molle (Peruvian pepper tree) are proposed at the rear of the property, as 
replacement trees.  
 
The landscape irrigation system is required to be on a separate dedicated water meter (Section 17.72.050 
B2). The applicant will be required to comply with this requirement.  
 
The project will be required to demonstrate compliance with the Soquel Creek Water District’s Maximum 
Allowable Water Use as required by Section 17.72.060 B1.  
 
Deviations Requested:  An applicant may request deviation from one or more standards through the 
design permit process. The Planning Commission may approve a deviation upon finding that the project 
incorporates an alternative method to achieve the intent statement that proceeds the standard. The 
applicant is requesting the following deviations from the City’s Objective Design Standards: 
 
1. CMC Section 17.82.060.B.3.b – Building Entry Orientation – No alternative method proposed. 
2. CMC Section 17.82.060.B.4- Pedestrian Walkway – Alternative method proposed. 
3. CMC Section 17.82.080.B2.b- Windows and Doors – No alternative method proposed. 
 
The applicant is upgrading the new structure to be consistent with the proposed new residential unit. 
Because of site constraints and the orientation of the existing duplex, it may be appropriate to orientate 
the new residential unit interior to the site. The street facing façade has decks and varied building 
materials to add interest along the street frontage. Although a clear pedestrian walkway has not been 
provided, a colored material change will be provided along the driveway to encourage pedestrian use 
along the periphery of the driveway. For the project windows, no alternative method of compliance has 
been proposed, and because this is a new structure, staff has required the objective standard be complied 
with. Condition No. 22 requires compliance with CMC Section 17.82.080.B2.b- Windows and Doors. 
 
California Environmental Quality Act (CEQA): This project is listed among the classes of projects that 
have been determined not to have a significant adverse effect on the environment. Therefore, the project 
is categorically exempt from the provisions of CEQA pursuant to Sections 15303(b) - New Construction, 
and 15304(b) - Minor Alterations to Land. The Community Development Director has further determined 
that the six exceptions to the use of a categorical exemption do not apply to this project (CEQA Guidelines 
Section 15300.2). 
 
Design Permit Findings: 
A. The proposed project is consistent with the general plan, local coastal program, and any 

applicable specific plan, area plan, or other design policies and regulations adopted by the 
city council. 
The Community Development Department, Development and Design Review Committee, RRM 
Design Group, and Planning Commission have reviewed the project. The existing structure has 
been identified as nonconforming. Because the costs of improvements will not exceed 80 percent 
of the fair market value, the improvements and addition are permitted. The proposed project, as 
conditioned, consists of long range and implementation planning documents. The project 
complies with the City’s Design Review Criteria.  

 
B. The proposed project complies with all applicable provisions of the zoning code and 

municipal code. 
The Community Development Department, Design and Development Review Committee, and 
Planning Commission have reviewed the project. The proposed three-unit, multi-family 
development complies with all development standards of the RM-M zoning district, except for the 
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identified nonconforming setbacks which may remain unaltered. The proposed project complies 
with all applicable requirements of local law and is conditioned to comply with any relevant 
approvals and permits from the City of Capitola.  
 

C. The proposed project has been reviewed in compliance with the California Environmental 
Quality Act (CEQA). 
The project is categorically exempt from the provisions of CEQA pursuant to Sections 15303(b) - 
New Construction, and 15304(b) - Minor Alterations to Land. None of the six exceptions to the 
use of a categorical exemption apply to this project (CEQA Guidelines Section 15300.2). The 
project will not have a significant adverse effect on the environment. 

 
D. The proposed development will not be detrimental to the public health, safety, or welfare 

or materially injurious to the properties or improvements in the vicinity. 
The proposed multifamily development will not have an impact to public, health, safety, and 
welfare. The buildings will be fire sprinkled and will be served by all necessary public utilities.  

 
E. The proposed project complies with all applicable design review criteria in CMC Section 

17.120.070 (Design Review Criteria). 
The Community Development, Design and Development Review Committee, RRM Design Group, 
and Planning Commission have reviewed the project. The proposed three-unit, multifamily 
development and supporting improvements will comply with the applicable design review criteria 
as described by RRM Design Group. 

 
F. For projects in residential neighborhoods, the proposed project maintains the character, 

scale, and development pattern of the neighborhood. 
The project site is located within the RM-M zoning District, surrounded by residential and 
commercial/office uses. The design complies with the City of Capitola standards. The proposed 
use does not introduce any new or unusual impacts.  

 
 
Conditions of Approval: 
 
General Conditions 
 
1. The project approval consists of a Design Permit for a second-story addition to an existing duplex 

and new detached, two-story unit on a 0.28-acre site located at 506 Pine Street.  Design Permit 
No. 24-0138 is approved as indicated on the final plans reviewed and approved by the Planning 
Commission on November 6, 2025, except as modified through conditions imposed by the 
Planning Commission during the hearing. 

 
2. This permit shall expire 24 months from the date of issuance unless exercised. The applicant shall 

have an approved building permit and construction underway before this date to prevent permit 
expiration. Applications for extension may be submitted by the applicant prior to expiration 
pursuant to Municipal Code section 17.156.080. 

 
3. Prior to construction, a building permit shall be secured for any new construction or modifications 

to structures authorized by this permit. Final building plans shall be consistent with the plans 
approved by the Planning Commission. All construction and site improvements shall be 
completed according to the approved plans. 

 
4. At the time of submittal for building permit review, the Conditions of Approval must be printed in 

full on the construction plans.  
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5. During construction, any construction activity shall be subject to a construction noise curfew, 
except when otherwise specified in the building permit issued by the City. Construction noise shall 
be prohibited between the hours of nine p.m. and seven-thirty a.m. on weekdays. Construction 
noise shall be prohibited on weekends with the exception of Saturday work between nine a.m. 
and four p.m. or emergency work approved by the building official. §9.12.010B. 

 
6. Prior to issuance of a Certificate of Occupancy, compliance with all conditions of approval shall 

be demonstrated to the satisfaction of the Community Development Director. Upon evidence of 
non-compliance with conditions of approval or applicable municipal code provisions, the applicant 
shall remedy the non-compliance to the satisfaction of the Community Development Director or 
shall file an application for a permit amendment for Planning Commission consideration. Failure 
to remedy a non-compliance in a timely manner may result in permit revocation. 

 
7. The planning and infrastructure review and approval are transferable with the title to the 

underlying property so that an approved project may be conveyed or assigned by the applicant to 
others without losing the approval. The permit cannot be transferred off the site on which the 
approval was granted. 

 
8. The project applicant shall designate a “disturbance coordinator” who will be responsible for 

responding to any local complaints regarding construction noise or activity. The coordinator (who 
may be an employee of the general contractor) will determine the cause of the complaint and will 
require that reasonable measures warranted to correct the problem be implemented. The name 
and telephone number of the disturbance coordinator shall be conspicuously posted at the 
construction site fence and on any notifications sent to neighbors. The sign/banner must also list 
an emergency after-hours contact number for emergency personnel. 

 
9. Green Waste is the City’s exclusive hauler for recycling and disposal of construction and 

demolition debris. For all debris boxes, contact Green Waste. Using another hauler may violate 
City Code Section 8.04 and result in Code Enforcement action. 

 
10. Upon receipt of certificate of occupancy, garbage and recycling containers shall be placed out of 

public view on non-collection days.  
 

Planning Department Conditions 
 
11. Prior to making any changes to the approved plans, modifications must be specifically requested 

and submitted in writing to the Community Development Department. Any significant changes to 
the size or exterior appearance of the structure shall require Planning Commission approval.  

 
12. Prior to issuance of a building permit, all Planning fees associated with Permit #24-0138 shall be 

paid in full. 
 

13. Air-conditioning equipment or other mechanical equipment shall be screened from view and fall 
within allowable city-permitted decibel levels. Additional details showing equipment locations and 
any mechanical screens shall be shown on the building permit plans.  

 

14. Outdoor luminaires shall be energy-efficient fixtures controlled by motion sensors and incorporate 

cut-off controls and outdoor lighting controls. Outdoor lighting shall comply with all relevant 

standards pursuant to Municipal Code Section 17.96.110, including that all outdoor lighting shall 

be shielded and directed downward such that the lighting is not directly visible from the public 

right-of-way or adjoining properties. 
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15. Prior to issuance of a building permit, the Building Permit plans will be routed for plan approval to 
the following entities: Santa Cruz County Sanitation Department, Soquel Creek Water District and 
Central Fire Protection District.  

 
16. The Applicant or permittee shall defend, indemnify, and hold harmless the City of Capitola, its 

agents, officers, and employees from any claim, action, or proceeding against the City of Capitola 
or its agents, officers, or employees to attack, set aside, void, or annul an approval of the Planning 
Commission, City Council, Community Development Director, or any other department, 
committee, or agency of the City concerning a development, variance, permit, or land use 
approval; provided, however, that the Applicant’s or permittee’s duty to so defend, indemnify, and 
hold harmless shall be subject to the City’s promptly notifying the Applicant or permittee of any 
said claim, action, or proceeding and the City’s full cooperation in the Applicant’s or permittee’s 
defense of said claims, actions or proceedings. 

 
17. Prior to issuance of building permits, the building plans must show that any existing overhead 

utility lines within the property and any new utility lines will be underground to the nearest utility 
pole.   

 
18. Prior to occupancy, the Landscape Architect shall certify in writing that the landscaping and 

irrigation has been installed in accordance with all aspects of the approved landscape plans, 
subject to final approval by the Community Development Director. 
 

19. At time of submittal for demolition and/or building permit review, the applicant shall include a 

demolition work of scope statement and a demolition plan clearly identifying all areas of walls and 

floors to be demolished.  The City may require a letter from a structural engineer.  Any 

modifications to the demolition plans, including modifications to the scope of work, means and 

methods of demolition/construction, or changes to the framing, windows, or any other exterior 

elements shall be submitted to the Building Department for review and approval prior to 

proceeding with demolition and/or construction.  In the course of construction, the City may 

require additional plans as they deem necessary. 

20. Trees approved for removal within this development application may not be removed prior to 
issuance of a building permit. 

 
21. The 16-inch oak tree removed for the project shall be replaced with two, 15-gallon trees, to be 

installed prior to final occupancy.  
 

22. Prior to issuance of a building permit, the project plans shall be revised to demonstrate compliance 
with CMC Section 17.82.080.B2.b- Windows and Doors, requiring that the street-facing windows 
be inset a minimum of three inches from the exterior wall or from surface to add relief to the wall 
surface.    

 
Public Works Department Conditions 
 
23.  Prior to issuance of building permits, a drainage plan, grading, sediment and erosion control 

plan, shall be submitted to the City and approved by Public Works. The plans shall be in 
compliance with the requirements specified in Capitola Municipal Code Chapter 13.16 Storm 
Water Pollution Prevention and Protection. Site runoff shall not drain onto adjacent parcels or 
over sidewalks. 
 

24.  Prior to issuance of building permits, the applicant shall submit a stormwater management plan, 
prepared and certified by a Registered Civil Engineer, to the satisfaction of the Director of Public 
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Works which complies with Capitola Municipal Code Section 13.16.090 Post Construction 
Stormwater Management and implements all applicable Post Construction Requirements (PCRs) 
and Public Works Standard Details, including all standards relating to low impact development 
(LID). 
 

25.  Prior to issuance of building permits, submit a site plan that includes stormwater temporary 
construction sediment and erosion control measures (e.g., access to construction site, equipment 
and material storage locations and duration of placement, stockpile protection location and detail, 
wattle locations and detail, inlet protection detail, containment of trash/debris, location of portable 
toilet and containment/protection, etc.). The plans shall be in compliance with the requirements 
specified in Capitola Municipal Code Chapter 13.16 Storm Water Pollution Prevention and 
Protection. 

 
26.  Complete and submit the attached Storm Water Low Impact Development Assessment 

Checklist. Clearly mark all LID design measures on the site plans. 
 
27.  New sidewalk will be required across the full frontage of the property. Please revise the plans to 

show that a full run of sidewalk will be installed per Public Works Standard Details and to the 
satisfaction of the Public Works Department. The standard details can be accessed on the City’s 
website here: https://www.cityofcapitola.org/publicworks/page/standard-details-public-works  
 

Prior to Final Occupancy 
 
28.  Prior to final occupancy approval the applicant shall submit a final Operation and Maintenance 

Plan including any revisions resulting from changes made during construction for review, approval 
and recorded in the Office of the County Recorder by the Public Works Director. 

 
29.  Prior to final occupancy approval the applicant shall enter into and record in the Office of the 

County Recorder, any agreements identified in the Stormwater Control Plan which pertain to the 
transfer of ownership, right-of-entry for inspection or abatement, and/or long-term maintenance 
of the stormwater treatment BMPs. 

 
30.  The Engineer of Record shall inspect and provide record drawings of construction of stormwater 

management improvements and certify to the City that the construction meets the intent of the 
approved design drawings, Stormwater Control Plan, and City Post Construction Requirements. 
Public Works Standard Conditions of Approval (to be printed in the plan set) 

 
31.  Public Works Standard Detail BMP STRM (Stormwater Pollution Prevention and Protection for 

Construction Projects) (attached) shall be printed in full and incorporated as a sheet in the 
construction plans with the date and signature. All construction shall be done in accordance with 
the Public Works Standard Detail BMP STRM. 

 
32.  Applicant shall notify the Public Works Department 24 hours in advance of the commencement 

of work. A pre-construction inspection must be conducted by the grading official, or appointed 
staff to verify compliance with the approved erosion and sediment control plan. All BMPs, 
sediment and erosion control measures shall be installed prior to the start of construction and 
shall be maintained throughout project duration. 

 
33.  Prior to any work in the City-road right of way, an encroachment permit shall be acquired by the 

contractor performing the work. No material or equipment storage may be placed in the road 
right-of-way. 

 
34.  Prior to project final, all cracked or broken driveway approaches, curb, gutter, or sidewalk shall 

be replaced per the Public Works Standard Details and to the satisfaction of the Public Works 
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Department. All replaced driveway approaches, curb, gutter or sidewalk shall meet current 
 
Accessibility Standards 
 
35.  Site runoff shall not drain onto adjacent parcels or over sidewalks. 
 
36.  During construction, any construction activity shall be subject to a construction noise curfew, 

except when otherwise specified in the building permit issued by the City. Construction noise shall 
be prohibited between the hours of nine p.m. and seven-thirty a.m. on weekdays. Construction 
noise shall be prohibited on weekends with the exception of Saturday work between nine a.m. 
and four p.m. or emergency work approved by the building official. §9.12.010B. General Site 
Maintenance: Keep work site clear of debris and be aware of tracking mud, dirt, gravel into the 
street, and sweep daily, cover all stockpiles and excavation spoils. Practice good housekeeping 
and maintain temporary construction BMPs. 

 
Attachments: 
1. 506 Pine Street - Project Plans – October 11, 2025 
2. 506 Pine Street - Construction Cost Breakdown 
3. 506 Pine Street - RRM Design Review Memo – April 24, 2025 
4. 506 Pine Street - Applicant’s Response to Design Review Memo  

 

Report Prepared By: Gina Paolini, Principal Planner 

Reviewed By: Rosie Wyatt, Deputy City Clerk  

Approved By: Katie Herlihy, Community and Economic Development Director 
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ANNE E. KENNEDYTRUSTEES2014-0030337

DAVID G. KRAEMER

(REMAINDER)

63-PM-15

PARCEL 1

A.P.N. 036-022-48COMMON AREA2018-0022563
PINE STREET HOMEOWNERS ASSOCIATION

2018-0022564

RICHARD W. WOODTRUSTEE

A.P.N. 036-022-51CONDOMINIUM

CONDOMINIUM

A.P.N. 036-022-50

LISA KELLERT2018-0023706

REFERENCE ELEVATION

REFERENCE ELEVATION IS THE TOP OF THE 1/2" IRON PIPE TAGGED "R.C.E. 20919"
FOUND AS NOTED ON THE NORTH LINE OF THE KELLY PROPERTY AND ASSIGNED THE
ASSUMED ELEVATION OF 100.0'.

TOP OF PIPE ELEV.=100.0'

FOUND IN THE CONCRETE STAIR LANDING ON THE EAST LINE OF THE KELLY PROPERTY)
ESTABLISHED BETWEEN MONUMENTS NOTED AS POINT "A" (A BRASS TAG "R.C.E. 20919"
BASIS OF BEARINGS: SOUTH 63%%D 15' 24" EAST

AND POINT "B" (A 1/2" IRON PIPE, OPEN, FOUND ON THE NORTH LINE OF PINE STREET 
ABOUT 302 FEET EASTERLY FROM THE SOUTHEAST CORNER OF THE KELLY PROPERTY)
AND AS THESE TWO MONUMENTS ARE SHOWN ON THE MAP RECORDED JULY 28, 2015 IN
VOLUME 62 OF PARCEL MAPS AT PAGE 32 OF SANTA CRUZ COUNTY RECORDS, AND AS
THE BEARING S 63%%D15'24" E BETWEEN THEM HAS BEEN CALCULATED BASED ON 62-PM-32.

CALCULATED COURSE "A" TO "B" BASED ON 62-PM-32: S 63%%D15'24" E, 315.81'
FIELD-MEASURED COURSE "A" TO "B" BY THIS SURVEY: S 63%%D15'24" E, 315.76'

           L E G E N D

Indicates survey monument found as noted hereon.

Indicates survey control point set as noted.

Indicates record data from the deeds listed hereon.
Indicates spot elevation of existing surface.
Indicates nothing found or set.

( )

Indicates record data from recorded map 62-PM-32.[ ]

All distances are in feet and decimals thereof.
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CONCEPTUAL (N) 4'-0" SIDEWALK @ REAR OF (E) CURB & GUTTER)
PER CAPITOLA PUBLIC WORKS DRAWING CAP-003.

NOTE: (E) TREES WILL NEED TO BE REMOVED AND THE (E) GRADE MAY 
NECESSITATE THE CONSTRUCTION OF A (N) RETAINING WALL AT BACK 

EDGE OF SIDEWALK TO RETAIN THE (E) GRADE.

CONCEPTUAL DRIVEWAY APPROACH 
PER CAPITOLA PUBLIC WORKS DRAWING CAP-008.

NOTE: (E) ASPHAULT DRIVEWAY GRADE/SLOPE MAY NOT CONFORM 
TO MAX. GRADE/SLOPES SPECIFIED IN THIS DETAIL. 

IF REQUIRED, THE (E) DRIVEWAY MAY NEED TO BE REMOVED, 
REGRADED AND REPLACED AT A STEEPER GRADE/SLOPE.
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CLAUDIA C. KELLY
2006-0046457

506 PINE STREET
CAPITOLA, CA 95010
A.P.N. 036-022-10

12,310 S.F.

5602 O.R. 718
A.P.N. 036-022-35

JOHN R. PABST
CATHERINE M. PABST

A.P.N. 036-022-33
2014-0019503
TRUSTEES

NANCY TOSTE-SMITH
M. BRUCE SMITH

A.P.N. 036-022-43
2013-0025207

KISHORE K. SESHADRI, KALPANA ASOK TRUSTEES

61-PM-29
LOT 3

(N) UNIT A
PARKING SPACE

CLAUDIA C. KELLY
2006-0046457

506 PINE STREET
CAPITOLA, CA 95010
A.P.N. 036-022-10

12,310 S.F.

(E) UNIT B GARAGE
240 SQ. FT.

(E) UNIT B GARAGE
240 SQ. FT.

11

PLOT PLAN  - SCALE 1" = 8'-0"VICINITY MAP - NO SCALE

OWNERS:
CLAUDIA & JIM KELLY
PO BOX 2221
SANTA CRUZ, CA 95063
(831) 345-0068, (831) 281-0056
cckelly@mac.com, jkelly8142@gmail.com

PROJECT DESCRIPTION:

ZONING RM-M 
OCCUPANCY TYPE R3/U
TYPE OF CONSTRUCTION VB
NUMBER OF STORIES 1 & 2 

FIRE AGENCY CENTRAL FIRE
FIRE HAZARD AREA NO
FIRE SPRINKLERS AT (N) SFD, AT (E) DUPLEX IF REQUIRED

WATER SERVICE SOQUEL CREEK WATER DISTRICT

SEWER/SEPTIC SEWER

REMODEL, ADDITIONS AND NEW CONSTRUCTION ON A 12,310 SQ. FT. LOT.

UNIT 'A' DUPLEX (EXISTING NONCONFORMING RM-M ZONING)
REMODEL A PORTION OF AN EXISTING 809 SQ. FT. DUPLEX CONSISTENT 
WITH SECTION 17.92.070. 
CONSTRUCT A NEW 334 SQ. FT. GARAGE.
2 BEDROOM, 1 BATH, 2 PARKING SPACES PROVIDED.

UNIT 'B' DUPLEX (EXISTING NONCONFORMING RM-M ZONING)
REMODEL A PORTION OF AN EXISTING 809 SQ. FT. DUPLEX  WITH NEW 
2ND STORY ADDITION CONSISTENT WITH SECTION 17.92.070. 
3 BEDROOM, 3 BATH, 2 PARKING SPACES PROVIDED.

UNIT 'C' SFD (RM-M ZONING)
CONSTRUCT A NEW 2-STORY, 1,801 SQ. FT. SFD WITH 576 SQ. FT. 
ATTACHED GARAGE.
3 BEDROOM, 2-1/2 BATH, 2 PARKING SPACES PROVIDED.
NOTE: PARKING SPACES PER OS 17.82.050.B.1 AND FIGURE 17.82-1

 
AREA TOTALS:

LOT COVERAGE CALCULATION

LOT AREA 12,310 SQ. FT.
STRUCTURE FOOTPRINTS  4,516 SQ. FT.
TOTAL LOT COVERAGE      36.7% (40% ALLOWED)

(E) DUPLEX
UNIT 'A'
(E) TOTAL LIVING   809 SQ. FT.

(E) GARAGE   247 SQ. FT.
(N) GARAGE   334 SQ. FT.
(E) DECK   263 SQ. FT.
(N) DECK     65 SQ. FT.

REMODELED AREA
(SEE SHEET A9)
(R) LIVING   190 SQ. FT.

REMOVED DECK     49 SQ. FT.

UNIT 'B'  
(E) LIVING   809 SQ. FT.
(N) 1ST LIVING    195 SQ. FT.
(N) 2ND LIVING    612 SQ. FT.
(N) TOTAL LIVING  1,616 SQ. FT.

(N) COV. PORCH    37 SQ. FT.
(E) GARAGE   247 SQ. FT.
(E) DECK     63 SQ. FT.

REMODELED AREA
(SEE SHEET A9)
LIVING   558 SQ. FT.

REMOVED PORCH      16 SQ. FT.

(N) SFD
UNIT 'C'
(N) 1ST LIVING   585 SQ. FT.
(N) 2ND LIVING  1,216 SQ. FT.
(N) TOTAL LIVING  1,801 SQ. FT.

(N) GARAGE   576 SQ. FT.
(N) DECKS   256 SQ. FT.

SHEET INDEX:

A0 3D EXTERIOR VIEWS
A1 PLOT PLAN, GENERAL NOTES
A2 PLANNING DATA & ROOF PLAN 
A3  (N) 1ST FLOOR PLANS
A4 (N) 2ND FLOOR PLANS
A5 (N) SFD ELEVATIONS
A6 (N) SFD SECTIONS 
A7  (N) DUPLEX ADDITION ELEVATIONS
A8 (N) DUPLEX ADDITION SECTIONS
A9 (E) DUPLEX FLOOR & DEMOLITION PLANS & ELEVATIONS
A10 (N) FOUNDATION PLANS
A11 (E) NEIGHBORING STRUCTURES
L1 LANDSCAPE PLAN
S1 SURVEY
SW1 STORM WATER BMP NOTES A1
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SCALE: AS NOTED
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PLAN DATE: 03/17/2025
REVISIONS:

07/02/2025

08/21/2025

10/11/2025

PLOT PLAN NOTES:
1. (E) LANDSCAPING TO REMAIN.
2. (E) LANDSCAPE IRRIGATION TO REMAIN.
3. (E) TREES TO REMAIN.
4. (E) STORMWATER STORAGE TANK TO REMAIN.
5. SEE SHEET A2 FOR ADDITIONAL PLOT PLAN

INFORMATION.
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STRUCTURAL ENGINEER:
CIBOTTI ENGINEERING
12935 ALCOSTA BLVD., #2025
SAN RAMON, CA 94583
(925) 829-0920
(925) 829-0921 fax
scott@cibotti.com

SOILS ENGINEER:
DEES & ASSOCIATES, INC.
501 MISSION STREET, SUITE 8A
SANTA CRUZ, CA 95060
beckyb@deesandassociates.com

TITLE 24:
AMERICALC ENERGY CONSULTING
PO BOX 365
MOKELUMNE HILL, CA 95245
(209) 286-1219
sharon_waller@comcast.net

ROOF TRUSS DESIGN:
PACIFIC CONTINENTAL TRUSS
8 HANGAR WAY, SUITE A
WATSONVILLE, CA 95076
(831) 728-9313, (831) 728-9276 fax

10/11/2025
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GENERAL NOTES
1. ALL WORK SHALL BE IN ACCORDANCE WITH THE 2022 CALIFORNIA BUILDING CODE, 2022

CALIFORNIA RESIDENTIAL CODE, 2022 CALIFORNIA ELECTRICAL CODE, 2022 CALIFORNIA
MECHANICAL CODE,2022 CALIFORNIA PLUMBING CODE, 2022 CALIFORNIA GREEN
BUILDING CODE, 2022 CALIFORNIA FIRE CODE & FIRE PROTECTION DISTRICT
AMENDMENTS, 2022 CALIFORNIA ENERGY CODE AND ALL OF THEIR PARTS.  IN THE EVENT
OF CONFLICT BETWEEN PERTINENT CODES AND REGULATIONS AND THE REQUIREMENTS
OF THE REFERENCED STANDARDS OF THESE NOTES, THE PROVISIONS OF THE MORE
STRINGENT SHALL GOVERN.

2. THE CONTRACTOR SHALL VERIFY ALL THE INFORMATION IN THE DRAWINGS AND SHALL
NOTIFY THE DESIGNER OF ANY DISCREPANCY PRIOR TO ORDERING MATERIALS OR
COMMENCING WITH WORK.  THE CONTRACTOR SHALL VISIT THE SITE AND SHALL NOTIFY
THE DESIGNER IF THERE ARE ANY OBSERVED DISCREPANCIES BETWEEN EXISTING
CONDITIONS AND THE CONTRACT DOCUMENTS.

3. THE CONTRACTOR SHALL PROVIDE ALL MATERIAL, EQUIPMENT AND SERVICES REQUIRED
TO COMPLETE THE WORK EXCEPT THOSE ITEMS NOTED AS N.I.C (NOT IN CONTRACT).  IF
HIDDEN OR UNUSUAL SITUATIONS ARE ENCOUNTERED DURING CONSTRUCTION, WHICH
COULD NOT HAVE BEEN FORESEEN PRIOR TO CONSTRUCTION, NOTIFY THE DESIGNER
BEFORE PROCEEDING WITH WORK.

4. THE CONTRACTOR SHALL NOT ENCUMBER ANY PUBLIC OR PRIVATE PROPERTY OTHER THAN
THE SITE WITHOUT ENCROACHMENT PERMITS OR WRITTEN PERMISSION FROM THE
OWNERS OF THE PROPERTY TO BE ENCUMBERED.

5. THE CONTRACTORS SHALL PROVIDE FENCING, BARRICADES, WARNING SIGNS/SIGNALS OR
OTHER PROTECTIVE MEASURES AS NEEDED TO PROVIDE FOR THE PUBLIC SAFETY.

6. THE CONTRACTOR SHALL SCHEDULE AND COORDINATE ALL INSPECTIONS AND AT THE
END OF THE WORK PROVIDE THE OWNER WITH ALL THE ORIGINAL SIGNED DOCUMENTS
FROM THE INSPECTING ENTITY.

7. TYPICAL DETAILS AND NOTES SHALL APPLY UNLESS SPECIFICALLY SHOWN OR NOTED
OTHERWISE.  DETAILS NOT FULLY SHOWN OR NOTED SHALL BE SIMILAR TO DETAILS FOR
SIMILAR CONDITIONS.  DIMENSIONS TAKE PRECEDENCE OVER SCALE SHOWN ON
DRAWINGS.  SCALING DRAWINGS TO DETERMINE DIMENSIONS IS NOT VALID.

8. IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO DESIGN AND PROVIDE SHORING,
BRACING, FORM WORK, ETC. AS REQUIRED TO PROTECT LIFE AND PROPERTY.

9. THE DESIGNER IS NOT RESPONSIBLE FOR THE SELECTION OF MATERIALS, MANUFACTURERS,
FINISHES, CONTRACTORS OR SUBCONTRACTORS OTHER THAN THOSE SPECIFIED IN THESE
PLANS AND SPECIFICATIONS.  DEVIATION FROM THE CONSTRUCTION METHODS OR TYPES
OF MATERIALS, MANUFACTURERS, FINISHES, CONTRACTORS OR SUBCONTRACTORS
SPECIFIED IN THE AFOREMENTIONED PLANS AND SPECIFICATIONS SHALL VOID ANY
DESIGNER'S WARRANTIES, IMPLIED OR WRITTEN.  THE OWNER IS RESPONSIBLE FOR
SELECTION OF ALL MATERIALS, MANUFACTURERS, FINISHES, CONTRACTORS OR
SUBCONTRACTORS NOT SPECIFIED IN THE PLANS AND SPECIFICATIONS AND IS THEREFORE
RESPONSIBLE FOR THE PERFORMANCE, LONGEVITY AND SUCCESSFUL INTEGRATION OF
THE MATERIALS AND FINISHES INTO THE PROJECT AS WELL AS THE QUALITY OF
WORKMANSHIP ACHIEVED.  OWNER SHALL SUPPLY A COMPLETE COPY OF THE PLANS
AND SPECIFICATIONS TO THE GENERAL CONTRACTOR OR ALL SUBCONTRACTORS IF THE
OWNER ASSUMES THE RESPONSIBILITIES OF THE GENERAL CONTRACTOR.

10. CONTRACTOR TO PROTECT EXISTING AND NEW STRUCTURES FROM ALL POTENTIAL
WEATHER RELATED DAMAGE.

FIRE PROTECTION DISTRICT NOTES:
1. THESE PLANS ARE IN COMPLIANCE WITH THE CURRENTLY ADOPTED 2016 CALIFORNIA

BUILDING AND FIRE CODES AND DISTRICT AMENDMENT AND SHALL BE APPROVED BY
   FIRE DISTRICT WITH JURISDICTION.  REQUIREMENTS OF THE SINGLE FAMILY DWELLING
   GUIDE SHALL BE MET.

2.  OCCUPANCY CLASSIFICATION: R-3/U
     BUILDING CONSTRUCTION TYPE/ FIRE RATINGS: TYPE V-B

3.  IF REQUIRED, THE BUILDING SHALL BE PROTECTED BY AN APPROVED AUTOMATIC FIRE
    SPRINKLER SYSTEM COMPLYING WITH THE CURRENTLY ADOPTED CALIFORNIA BUILDING
    AND FIRE CODES AND ADOPTED STANDARDS OF THE AUTHORITY HAVING
    JURISDICTION. UNDER A SEPARATE PERMIT,THE INSTALLER/ DESIGNER SHALL SUBMIT
    THREE SETS OF PLANS AND CALCULATIONS FOR THE UNDERGROUND AND OVERHEAD
    RESIDENTIAL AUTOMATIC FIRE SPRINKLER SYSTEM TO THE APPROPRIATE AGENCY FOR
    APPROVAL. INSTALLATION SHALL FOLLOW THEIR GUIDE SHEET.

4.  BUILDING NUMBERS SHALL BE PROVIDED. NUMBERS SHALL BE A MINIMUM OF 4" IN
    HEIGHT ON A CONTRASTING BACKGROUND AND VISIBLE FROM THE STREET. 

5 .  AN APPROVED SPARK ARRESTOR ON TOP OF CHIMNEY WITH WIRE MESH NOT TO
     EXCEED 1/2" SHALL BE INSTALLED. THE SIZE SHALL BE A MIN. AREA OF 4 TIMES THE NET
     FREE AREA OF CHIMNEY OUTLET. CHIMNEYS SHALL EXTEND AT LEAST 2' ABOVE THE
     HIGHEST ELEVATION OF ANY PART OF THE BUILDING WITHIN 10' OF CHIMNEY. SECURE
     LAST SECTION OF METAL FLUE TO PREVENT LATERAL DISPLACEMENT.

6.  THE NEW ROOF COVERING AND SIDINGS SHALL BE A CLASS 'A' RATED ROOF (MIN.).

7.   A 100 FOOT CLEARANCE WILL BE MAINTAINED WITH NON-COMBUSTIBLE VEGETATION
    AROUND ALL STRUCTURES OR TO THE PROPERTY LINE (WHICHEVER IS SHORTER
    DISTANCE.) SINGLE SPECIMENS OF TREES, ORNAMENTAL SHRUBBERY OR SIMILAR
    PLANTS SUCH AS GROUND COVERS MAY BE USED PROVIDED THEY DO NOT FORM A
    MEANS OF RAPIDLY TRANSMITTING FIRE FROM NATIVE GROWTH.

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

9.  THE JOB COPIES OF THE BUILDING AND FIRE SYSTEMS PLANS MUST BE ONSITE
    DURING INSPECTIONS.

10. ANY NEW FIRE HYDRANT REQUIRED SHALL BE PAINTED IN ACCORDANCE WITH THE
    STATE OF CALIFORNIA HEALTH AND SAFETY CODE.
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A.P.N. 036-022-10

M
A

ST
ER

 P
LA

N
N

IN
G

 A
PP

LI
C

A
TI

O
N

 S
ET

56

Item 6 B.
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UNIT B - REMOVE (E) CONC. 
RET. WALL, STAIRS & PATIO.

(E) ASPHALT DRIVEWAY
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AREA OF CUT
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(E) UNIT A
PARKING SPACE

(E) UNIT A DUPLEX
809 SQ. FT.
2-BD / 1 BA

(E) UNIT B DUPLEX
2ND STORY ADDITION

1ST FLOOR - 1,004 SQ. FT.
2ND FLOOR - 612 SQ. FT.

TOTAL SQ. FT. - 1,616 SQ. FT.
3-BD / 3 BA

(N) UNIT C
2-STORY SFD

1ST FLOOR - 585 SQ. FT.
2ND FLOOR - 1,216 SQ. FT.
TOTAL SQ. FT. - 1,801 SQ. FT.

3-BD / 2-1/2 BA

(E) UNIT A GARAGE
247 SQ. FT.

(E) UNIT B GARAGE
247 SQ. FT.

(N) UNIT A
GARAGE

333 SQ. FT.

(N) UNIT C
GARAGE
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(E) UNIT A
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(N) UNIT C
DECK - 148 SQ. FT.

RM-M
INT. SIDE SETBACK

10% OF PARCEL DEPTH
OR [2] 7'-0" MAXIMUM

SEE SHEET A1 FOR PEDESTRIAN ACCESS,
CONCEPTUAL DRIVEWAY APPROACH &

SIDEWALK DRAWINGS
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(E) UNIT B GARAGE
240 SQ. FT.

(E) UNIT B GARAGE
240 SQ. FT.

(E) UNIT A DUPLEX
RM-M ZONING

809 SQ. FT.
2-BD / 1 BA

(N) UNIT C
RM-M ZONING

2-STORY SFD
1,801 SQ. FT.
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334 SQ. FT.

(N) UNIT C
GARAGE

576 SQ. FT.

121.6' @ RIDG
E

23'-0" TO
 NG

121.6' @ RIDG
E

28'-6" TO
 NG

3 / 12

3 / 12

3 / 12

DS
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(N) ENERGY DISSIPATER TRENCH
w/ DEBRIS BOXES & 4" PERF. DRAIN PIPE

(N) DRIVEWAY STRIP DRAIN w/ GRATE

(N) RET. WALL
w/ DRAINS &
CLEANOUTS
IN GRAVEL
BACKFILL

(N) RET. WALL
w/ DRAINS &
CLEANOUTS
IN GRAVEL
BACKFILL

(E) UNIT B DUPLEX
RM-M ZONING

2ND STORY ADDITION
1,618 SQ. FT.
3-BD / 3 BA

12
"

M
IN

.

STRAW FIBER ROLL
DETAIL

DETAIL C1-
G N.T.S

.

4" M
A

X
. 8" MIN.

STRAWFIBER
ROLL

1" x 2" WOOD
STAKESMAXIMUM 4'
SPACING

VARIE
S

SLOP
E

DETAIL C1-
FROCKED CONSTRUCTION ENTRANCE

N.T.S
.

MIRAFI
140NFILTER
FABRIC

CRUSHED AGGREGATE
GREATER

12"
MIN.

12' MINIMUM

ORIGINA
LGRAD
E

THAN 3" BUT SMALLER THAN
6"

2"x2" WOOD
STAKE
S

4'
o.c.

EMBED

MIRAFI
140NFILTER
FABRIC

6"
MIN.

18 "
30 "

6 "

NOTE
:FOR ADDITIONAL SILT FENCE DETAILS, REFER TO FIGURE SC-2 OF THE "COUNTY OF SANTA
CRUZCONSTRUCTION SITE STORMWATER POLLUTION CONTROL BMP MANUAL" AVAILABLE THROUGH THE
SANTA CRUZ COUNTY PLANNING DEPARTMENT'S
WEBSITE.

DETAIL C1-H
TYPICAL SILT
FENCE N.T.S

.

MIRAFI 140N FILTER
FABRIC(SECURED IN PLACE
WITH

DRAINAGE
INLET

A A

DETAIL C3-
A N.T.S

.

PLA
N

SECTION A-
A

MIRAFI 140N FILTER
FABRIC(SECURED IN PLACE W/
GRATE

DRAINAGE
INLET

GRATE OR
LID)

OR
LID)

DROP INLET SEDIMENT
BARRIER

RETAINING WALL
PERSTRUCTURAL
DETAIL

4" STORM
DRAINPER
PLAN

100.90 INV 90d EL

90d EL

4" STORM
DRAINPER
PLAN

CHRISTY V1 DRAIN
BOXWITH SOLID
LID107.35
LID104.60 INV IN/
BOT

JUNCTION BOX WITH VERTICAL PIPE OUT
DETAIL C1-H

N.T.S
.

4"
VERTICALSTORM
DRAIN

13
101.56
.14FOHC

MIRAFI 140N FILTER
FABRIC(SECURED IN PLACE
WITH

DRAINAGE
INLET

SSM

H

P
P

9
2

18
"OA
K

TOP=100.

0

A A

DETAIL C1-
E

(N
 2

3D
 5

0'
 E

,
23

6.
47

')

SHOREVIEW DRIVE
40'
WIDE

DROP INLET SEDIMENT BARRIER
N.T.S
.

PLAN SECTION A-A

MIRAFI 140N FILTER
FABRIC(SECURED IN PLACE W/
GRATE

(S 66D 10' E,
104.38')

DRAINAGE
INLET

9
0

FL

6"=93.5'

ELEVATION

REFERENCE

CENTER OF

COVER=100.0'
(ASSUMED

)

L 
O

 T
5 L 
O

 T
6

ACTUAL VOLUME PROVIDED = (0.40 VOID RATIO)(25.00')(5.00')
(2.50')

(
)

14
"

IMPERVIOUS AREA OF NEW HOUSE, CONCRETE WALKWAYS,

THE PROPOSED DEVELOPMENT RESULTS IN A NET
INCREASEIN IMPERVIOUS AREA OF 4,770 S.F.

P0ST-DEVELOPMENT
CONDITIONS

MITIGATION

RESULTING REQUIRED RETENTION VOLUME = 108 CUBIC
FT.

Q   =
0.30Q   =
0.90

THE FOLLOWING
PARAMETERS:

PROVIDED ON THE COUNTY PUBLIC WORKS WEB SITE
WITH

CALCULATIONS WERE DONE USING THE EXCEL SPREAD
SHEET

PER THE USDA-NRCS SOILS SURVEY, THE SITE SOIL IS
ZAYANTE

P   =
1.80PR

EPOS
T

6
0

PRE-DEVELOPMENT
CONDITIONSTHE EXISTING SITE WILL BE CONSIDERED 100%
PERVIOUS

     DRAINAGE
ANALYSIS

ACTUAL VOLUME PROVIDED = 125 CUBIC
FEET

THE SITE SOIL IS EXTEMELY PERMEABLE AND IT IS EXPECTED THAT
ALL RUNOFF WILL BE RETAINED ON SITE. HOWEVER ANY
RUNOFFTHAT DOES NOT PERCOLATE WILL FILL UP THE DRY RIVER CREEK

GRATE OR
LID)

COVERED PORCH & COVERED PATIOS = 4,770
S.F.

STRUCTURE RATIO = 25.00 (L)    5.00 (W)     2.50
(D)

VOID RATIO =
0.40

SATURATED SOIL PERMEABILITY = 6.0 IN/HR
IMPERVIOUS AREA MITIGATED BY PERCOLATION TRENCH = 4,455 S.F.

BUILDING SITE UPSLOPE AND ADJACENT DRAINAGE
PATTERNBECAUSE THE SITE SOIL IS SO PERMEABLE, RUNOFF RECEIVED
FROM

DOWNSTREAM
ASSESSMENTAS PREVIOUSLY MENTIONED, THE ON SITE SOIL IS EXTREMELY PERMEABLE
AND IT IS EXPECTED THAT ALL RUNOFF WILL BE RETAINED ON SITE AND

MAINTENANCE PROCEDURES FOR DRAINAGE
SYSTEM1. INSPECT ALL INLET/JUNCTION BOXES ANNUALLY PRIOR TO
THERAINY SEASON. REMOVE ANY ACCUMULATED SILT/

DEBRIS.2. PRIOR TO THE RAINY SEASON CLEAN ALL SILT FROM THE
SUMPSOF THE JUNCTION BOXES UPSTREAM OF THE RETENTION

TRENCH.INSPECT THE JUNCTION BOXES EVERY COUPLE OF MONTHS AND
REMOVE ANY ACCUMULATED SILT AND
DEBRIS.3. INSPECT THE STORM WATER PERCOLATION TRENCH

PRIORTO THE RAINY SEASON AND REMOVE ANY COLLECTED
DEBRISFROM THE INLET BOXES ON EITHER SIDE OF THE PERFORATED
PIPE.REMOVE THE GRATES FROM THE INLETS ON EITHER SIDE OF
THEPERFORATED PIPE AND SNAKE THE PERFORATED PIPE IF
THERE

INSPECT THE DRAINAGE IMPROVEMENTS AND PROVIDE THE PUBLIC
UPON COMPLETION OF WORK, THE CIVIL ENGINEER WILL HAVE
TO
WORKS DEPARTMENT WITH A LETTER CONFIRMING THAT THE
WORKCOMPLETED WAS IN ACCORDANCE WITH THE APPROVED
PLANS.THE LETTER SHALL BE SPECIFIC AS TO WHAT WAS INSPECTED
IN

NOTE
:

DETAIL C1-
FROCKED CONSTRUCTION ENTRANCE

N.T.S
.

FILLED PERCOLATION TRENCH WITH A DRY CREEK BED ABOVE
AS

THE PERCOLATION TRENCH WILL BE SIZED BASED ON THE STORAGE
PERCOLATION METHOD AS OUTLINED IN THE COUNTY OF SANTA CRUZ
DESIGN
CRITERIA.

CONDUIT STORM DRAIN SYSTEM AND DIRECTING IT INTO A
GRAVEL

COARSE SAND HAVING A SATURATED PERMEABILITY RANGE
OF

OR
LID)

MIRAFI
140NFILTER
FABRIC

CRUSHED AGGREGATE
GREATER

12"
MIN.

12' MINIMUM

ORIGINA
LGRAD
E

THAN 3" BUT SMALLER THAN
6"

BED AND THEN SHEET FLOW OVER THE LOWER EDGE OF THE
CREEKBED
.

TERMS OF PIPE SIZES, ELEVATIONS,
ETC.

V
A

R
IE

S
M

IN
.

6 "
M

IN
. 2 "

PVC (HOLES
DOWN)

4" PERFORATED SDR
35

CAP TRENCH WITH A

FILTER
FABRIC

MIRAFI
140N

3/4" DRAIN
ROCK

12
"

ON BUILDING SIDE OF
INSTALL 6mil
VISQUEEN

N.T.S
.

DETAIL C1-
ATYPICAL SUBDRAIN TRENCH

WRAPPED IN
FILTERSOC
K

MINIMUM OF 6"
OFIMPERMEABLE
SOIL.

90%%D LONG RADIUS

REMOVEABLE
PLUG

CHRISTY V1 BOX
W/SOLID
LID

4" PVC RISER

SUBDRAIN CLEAN OUT
DETAIL C1-
B N.T.S

.

4"
SUBDRAIN

TOP OF DRY CREEK
BEDELEV. =
101.00 TOP OF PERC.

TRENCHELEV. =
100.00

MISCELLANEOUS %%C
COBBLES

4" PERF. PVC WITH
HOLESDOWN LEVEL AT INV.
ELEV.=
99.50

WEED CLOTH
OR

MIRAFI
140NFILTER
FABRIC

FILTER
FABRIC

2.
50

'

3/4"%%C DRAIN
ROCK

5'

DRY CREEK BED W/ PERCOLATION TRENCH BELOW
DETAIL C1-
C N.T.S

.

TRENC
H

BEN
D

2"x2" WOOD
STAKE
S

4'
o.c.

EMBED

MIRAFI
140NFILTER
FABRIC

6"
MIN.

18 "
30 "

6 "

NOTE
:FOR ADDITIONAL SILT FENCE DETAILS, REFER TO FIGURE SC-2 OF THE "COUNTY OF SANTA
CRUZCONSTRUCTION SITE STORMWATER POLLUTION CONTROL BMP MANUAL" AVAILABLE THROUGH THE
SANTA CRUZ COUNTY PLANNING DEPARTMENT'S
WEBSITE.

DETAIL C1-
DTYPICAL SILT FENCE

N.T.S
.

12
"

M
IN

.

STRAW FIBER ROLL DETAIL
DETAIL C1-
G N.T.S

.

4" M
A

X
. 8" MIN.

STRAWFIBER
ROLL

1" x 2" WOOD
STAKESMAXIMUM 4'
SPACING

VARIE
S

SLOP
E

ORDER TO LIMIT NEW IMPERVIOUS AREA AND
PROMOTE

1. PERMEABLE PAVERS WILL BE USED FOR THE NEW DRIVEWAY
IN

PERCOLATION OF DRIVEWAY RUNOFF INTO THE
GROUND.
CONCRETE WALKWAY WILL FLOW ONTO THE PERMEABLE PAVER

2. RUNOFF ASSOCIATED WITH 315 S.F. OF THE ROOF AREA AND

AREA WILL BE MITIGATED BY COLLECTING IT IN A CLOSED
3. RUNOFF ASSOCIATED WITH THE REMAINING 4,455 S.F. OF ROOF

PER DETAIL C1-
C.

6.0 - 20.0 INCHES PER HOUR. FOR THIS ANALYSIS A
CONSERVATIVEVALUE OF 6.0 INCHES PER HOUR WILL BE
USED

WILL HAVE NO ADVERSE IMPACTS TO DOWNSTREAM PROPERTIES OR
DRAINAGE
FACILITIES.

IS ANY SIGN OF ACCULULATED SILT OR
DEBRIS.

DRIVEWAY
.

UPSTREAM PROPERTIES TO THE NORTHWEST WILL PERCOLATE INTO
THE5,200 S.F. OF NATIVE AREA UPSLOPE OF THE BUILDING
SITE.

RETAINING WALL
PERSTRUCTURAL
DETAIL

4" STORM
DRAINPER
PLAN

100.90 INV 90%%D
EL

90%%D
EL

4" STORM
DRAINPER
PLAN

CHRISTY V1 DRAIN
BOXWITH SOLID
LID107.35
LID104.60 INV IN/
BOT

JUNCTION BOX WITH VERTICAL PIPE OUT
DETAIL C1-
H N.T.S

.

90d LONG RADIUS  

REMOVEABLE
PLUG

CHRISTY V1 BOX w/
SOLID
LID

4" PVC RISER

SUBDRAIN CLEAN
OUT

DETAIL C2-
B N.T.S

.

4"
SUBDRAIN

BEN
D

4"
VERTICALSTORM
DRAIN

TOP OF DRY CREEK
BEDELEV. =
101.00 TOP OF PERC.

TRENCHELEV. =
100.00

MISCELLANEOUS %%C
COBBLES

4" PERF. PVC WITH
HOLESDOWN LEVEL AT INV.
ELEV.

WEED CLOTH
OR

MIRAFI
140NFILTER
FABRIC

FILTER
FABRIC

2.
50

'

3/4" DRAIN
ROCK

5'

DRY CREEK BED W/ PERCOLATION TRENCH
BELOW

DETAIL C2-
C N.T.S

.

=
99.50

4" STORM
DRAINPER
PLAN

CHRISTY V1 DRAIN BOX
WITH SOLID LID.
LID, INV & BOTT. 
ELEV. PER PLAN

JUNCTION BOX DETAIL
DETAIL C2-D

N.T.S
.

V
A

R
IE

S
M

IN
.

6 "
M

IN
. 2 "

PVC (HOLES
DOWN)

4" PERFORATED SDR
35

CAP TRENCH WITH A

FILTER
FABRIC

MIRAFI
140N

3/4" DRAIN
ROCK

12
"

ON BUILDING SIDE OF
INSTALL 6mil
VISQUEEN

N.T.S
.

DETAIL C2-A
TYPICAL SUBDRAIN
TRENCH

WRAPPED IN
FILTERSOC
K

MINIMUM OF 6"
OFIMPERMEABLE
SOIL.

TRENC
H

DETAIL C2-
E N.T.S

.

RETENTION BASIN
DETAIL

S 69%%D46'08" E,
175.01'

BASIS OFBEARINGS(S 69%%D46'08" E,

174.99')

L 
O

 T
7

L 
O

 T
6

(N
 2

3D
 5

0'
 E

,
23

6.
47

')

(S 40D 30' E, 189.27')

TOTAL(RADIAL

)

(S 66D 10' E,
104.38') (50'

)

(28'
)

NO. 205 SHOREVIEW

DRIVE

MATTHEW D.
WALL

LAUREN J.JOHNSEN2011-003111
8

A.P.N.042-072-02

L 
O

 T
5 L 
O

 T
6

EROSION CONTROL NOTES:

1. ALL CONCENTRATED RUNOFF (ROOF, DRIVEWAY, COURTS, ETC.) TO BE DIRECTED TO ENERGY
DISSIPATERS AND THEN DIRECTED TO GENTLY SLOPING VEGETATED AREAS NEAR STREET LEVEL.

2. ALL AREAS EXPOSED DURING CONSTRUCTION ACTIVITIES, IF NOT PERMANENTLY LANDSCAPED,
SHALL BE PROTECTED BY MULCHING AND/OR PLANTING OF THE AN APPROVED EROSION CONTROL
MIX AT A RATE OF 35 LBS PER ACRE.

3. UNNECESSARY GRADING AND DISTURBING OF SOIL SHALL BE AVOIDED.

4. NO LANDCLEARING OR EXCAVATION SHALL BE PERFORMED BETWEEN OCT. 15TH AND APRIL 15TH.
ANY DEVIATION FROM THIS CONDITION REQUIRES REVIEW AND APPROVAL OF A SEPARATE WINTER
EROSION CONTROL PLAN BY THE COUNTY OF SANTA CRUZ.

5. BETWEEN OCT. 15TH AND APRIL 15TH EXPOSED SOIL SHALL BE PROTECTED FROM EROSION AT ALL
TIMES.  HAY BALES, FILTER BERMS, SILT FENCES OR OTHER MEANS SHALL BE EMPLOYED TO PREVENT
SEDIMENT FROM LEAVING THE SITE OR ENTERING ANY WATER COURSE.

6. ALL EXCAVATED MATERIAL SHALL BE REMOVED TO AN APPROVED DISPOSAL SITE.

7. ANY MATERIAL STOCKPILED ON SITE SHALL BE PROTECTED FROM EROSION.

8. PROVIDE POSITIVE DRAINAGE AWAY FROM ALL STRUCTURES.

9. CONTINUOUS ROOF GUTTERS WITH DOWNSPOUTS ARE TO BE INSTALLED.

NO SCALE

2
A2
2

A2

CLEANOUT w/ CAP

ENERGY DISSIPATOR TRENCH SECTION

3" SOLID STYRENE TO RAIN WATER LEADERS
(ROOF, D/WAY, RETAINING WALL, COURTYARD
DRAINS, ETC.)

ENERGY DISSIPATOR TRENCH (24' X 2' X 1.6'd) 
LINED WITH FILTER FABRIC & FILLED w/ CLEAN 3/4" DRAIN ROCK

4" TO 6" RIVER ROCK COVER

NAT. GRD. NAT. GRD.

18" X 18" X 18" DEBRIS BOX
w/ REMOVABLE LID

NATIVE SOIL

3" PERF. STYRENE @ MID-DEPTH OF TRENCH

STRAW WATTLE FIBER ROLL DETAIL
NO SCALE 

LOT/DRIVEWAY SECTION
SCALE 1" = 10'-0"

F S

12
"

M
IN

.

STRAW FIBER ROLL
DETAIL

DETAIL C1-
G N.T.S

.

4" M
A

X
. 8" MIN.

STRAWFIBER
ROLL

1" x 2" WOOD
STAKESMAXIMUM 4'
SPACING

VARIE
S

SLOP
E

DETAIL C1-
FROCKED CONSTRUCTION ENTRANCE

N.T.S
.

MIRAFI
140NFILTER
FABRIC

CRUSHED AGGREGATE
GREATER

12"
MIN.

12' MINIMUM

ORIGINA
LGRAD
E

THAN 3" BUT SMALLER THAN
6"

2"x2" WOOD
STAKE
S

4'
o.c.

EMBED

MIRAFI
140NFILTER
FABRIC

6"
MIN.

18 "
30 "

6 "

NOTE
:FOR ADDITIONAL SILT FENCE DETAILS, REFER TO FIGURE SC-2 OF THE "COUNTY OF SANTA
CRUZCONSTRUCTION SITE STORMWATER POLLUTION CONTROL BMP MANUAL" AVAILABLE THROUGH THE
SANTA CRUZ COUNTY PLANNING DEPARTMENT'S
WEBSITE.

DETAIL C1-H
TYPICAL SILT
FENCE N.T.S

.

MIRAFI 140N FILTER
FABRIC(SECURED IN PLACE
WITH

DRAINAGE
INLET

A A

DETAIL C3-
A N.T.S

.

PLA
N

SECTION A-
A

MIRAFI 140N FILTER
FABRIC(SECURED IN PLACE W/
GRATE

DRAINAGE
INLET

GRATE OR
LID)

OR
LID)

DROP INLET SEDIMENT
BARRIER

(E) POWER POLE (PG&E & CABLE)
APPROX. 5'-0" FROM EDGE OF PAVEMENT

GRADING & DRAINAGE
PLAN SCALE 1" = 8'-0"

SITE SECTION  A -
C1 SCALE 1" = 4'-0"

SITE SECTION  B -
C1

N.T.S
.

DETAIL C2-F
TYPICAL WOOD RETAINING
WALL

SCALE 1" = 4'-0"

DOWN LEVEL AT INV. ELEV.
PER PLAN

90d LONG RADIUS  

REMOVEABLE
PLUG

CHRISTY V1 BOX w/
SOLID
LID

4" PVC RISER

SUBDRAIN CLEAN
OUT

DETAIL C2-
B N.T.S

.

4"
SUBDRAIN

BEN
D

TOP OF DRY CREEK
BEDELEV. PER PLAN

TOP OF PERC.
TRENCHELEV. PER PLAN

MISCELLANEOUS SIZE COBBLES

4" PERF. PVC WITH HOLES
DOWN LEVEL AT INV. ELEV.

WEED CLOTH
OR

MIRAFI
140NFILTER FABRIC

FILTER
FABRIC

2.
50

'

3/4" DRAIN
ROCK

5'

DRY CREEK BED W/ PERCOLATION TRENCH
BELOW

DETAIL C2-
C N.T.S

.

PER PLAN

4" SDR PVC INLET

CHRISTY V1 DRAIN BOX
WITH CAST IRON GRATE.
LID, INV & BOTT. 
ELEV. PER PLAN

DROP INLET w/ SEDIMENT BARRIER
DETAIL

DETAIL C2-D

N.T.S
.

V
A

R
IE

S
M

IN
.

6 "
M

IN
. 2 "

PVC (HOLES
DOWN)

4" PERFORATED SDR
35

CAP TRENCH WITH A

FILTER
FABRIC

MIRAFI
140N

3/4" DRAIN
ROCK

12
"

ON BUILDING SIDE OF
INSTALL 6mil
VISQUEEN

N.T.S
.

DETAIL C2-A
TYPICAL SUBDRAIN
TRENCH

WRAPPED IN
FILTERSOC
K

MINIMUM OF 6"
OFIMPERMEABLE
SOIL.

TRENC
H

DETAIL C2-
E N.T.S

.

RETENTION BASIN
DETAIL

DRIVEWAY PROFILE
SCALE 1" = 4'-0"

STORMWATER POLLUTION
& 
EROSION CONTROL PLANSCALE 1" = 8'-0"

DROP INLET w/ SEDIMENT BARRIER
 AT ENDS OF DRY CREEK BED 
PER DETAIL C2-D

4" PERF. PVC WITH HOLES

MIRAFI 140N FILTER
FABRIC(SECURED IN PLACE
WITH

DRAINAGE
INLET

A A

DETAIL C3-
A N.T.S

.

PLA
N

SECTION A-
A

MIRAFI 140N FILTER
FABRIC(SECURED IN PLACE W/
GRATE

DRAINAGE
INLET

GRATE OR
LID)

OR
LID)

DROP INLET SEDIMENT
BARRIER

2"x2" WOOD
STAKE
S

4'
o.c.

EMBED

MIRAFI
140NFILTER
FABRIC

6"
MIN.

18 "
30 "

6 "

NOTE
:FOR ADDITIONAL SILT FENCE DETAILS, REFER TO FIGURE SC-2 OF THE "COUNTY OF SANTA
CRUZCONSTRUCTION SITE STORMWATER POLLUTION CONTROL BMP MANUAL" AVAILABLE THROUGH THE
SANTA CRUZ COUNTY PLANNING DEPARTMENT'S
WEBSITE.

DETAIL C3-C
TYPICAL SILT
FENCE N.T.S

.

DETAIL C3-
BROCKED CONSTRUCTION ENTRANCE

N.T.S
.

MIRAFI
140NFILTER
FABRIC

CRUSHED AGGREGATE
GREATER

12"
MIN.

12' MINIMUM

ORIGINA
LGRAD
E

THAN 3" BUT SMALLER THAN
6"

12
"




M
IN

.





4
"




M
A

X
.





 8" MIN. STRAW

WATTLE FIBER ROLL

1" x 2" WOOD STAKES
MAXIMUM 4' SPACING

SLOPEVARIES


DEBRIS SUMP
6" (MIN.) BELOW INLETS

W M

12
"

M
IN

.

STRAW FIBER ROLL
DETAIL

DETAIL C1-
G N.T.S

.

4" M
A

X
. 8" MIN.

STRAWFIBER
ROLL

1" x 2" WOOD
STAKESMAXIMUM 4'
SPACING

VARIE
S

SLOP
E

DETAIL C1-
FROCKED CONSTRUCTION ENTRANCE

N.T.S
.

MIRAFI
140NFILTER
FABRIC

CRUSHED AGGREGATE
GREATER

12"
MIN.

12' MINIMUM

ORIGINA
LGRAD
E

THAN 3" BUT SMALLER THAN
6"

2"x2" WOOD
STAKE
S

4'
o.c.

EMBED

MIRAFI
140NFILTER
FABRIC

6"
MIN.

18 "
30 "

6 "

NOTE
:FOR ADDITIONAL SILT FENCE DETAILS, REFER TO FIGURE SC-2 OF THE "COUNTY OF SANTA
CRUZCONSTRUCTION SITE STORMWATER POLLUTION CONTROL BMP MANUAL" AVAILABLE THROUGH THE
SANTA CRUZ COUNTY PLANNING DEPARTMENT'S
WEBSITE.

DETAIL C1-H
TYPICAL SILT
FENCE N.T.S

.

MIRAFI 140N FILTER
FABRIC(SECURED IN PLACE
WITH

DRAINAGE
INLET

A A

DETAIL C3-
A N.T.S

.

PLA
N

SECTION A-
A

MIRAFI 140N FILTER
FABRIC(SECURED IN PLACE W/
GRATE

DRAINAGE
INLET

GRATE OR
LID)

OR
LID)

DROP INLET SEDIMENT
BARRIER

RETAINING WALL
PERSTRUCTURAL
DETAIL

4" STORM
DRAINPER
PLAN

100.90 INV 90d EL

90d EL

4" STORM
DRAINPER
PLAN

CHRISTY V1 DRAIN
BOXWITH SOLID
LID107.35
LID104.60 INV IN/
BOT

JUNCTION BOX WITH VERTICAL PIPE OUT
DETAIL C1-H

N.T.S
.

4"
VERTICALSTORM
DRAIN

13
101.56
.14FOHC

2'-8"

MIRAFI 140N FILTER
FABRIC(SECURED IN PLACE
WITH

DRAINAGE
INLET

SSM

H

P
P

9
2

18
"OA
K

TOP=100.

0

A A

DETAIL C1-
E

(N
 2

3D
 5

0'
 E

,
23

6.
47

')

SHOREVIEW DRIVE
40'
WIDE

DROP INLET SEDIMENT BARRIER
N.T.S
.

PLAN SECTION A-A

MIRAFI 140N FILTER
FABRIC(SECURED IN PLACE W/
GRATE

(S 66D 10' E,
104.38')

DRAINAGE
INLET

9
0

FL

6"=93.5'

ELEVATION

REFERENCE

CENTER OF

COVER=100.0'
(ASSUMED

)

L 
O

 T
5 L 
O

 T
6

ACTUAL VOLUME PROVIDED = (0.40 VOID RATIO)(25.00')(5.00')
(2.50')

(
)

14
"

IMPERVIOUS AREA OF NEW HOUSE, CONCRETE WALKWAYS,

THE PROPOSED DEVELOPMENT RESULTS IN A NET
INCREASEIN IMPERVIOUS AREA OF 4,770 S.F.

P0ST-DEVELOPMENT
CONDITIONS

MITIGATION

RESULTING REQUIRED RETENTION VOLUME = 108 CUBIC
FT.

Q   =
0.30Q   =
0.90

THE FOLLOWING
PARAMETERS:

PROVIDED ON THE COUNTY PUBLIC WORKS WEB SITE
WITH

CALCULATIONS WERE DONE USING THE EXCEL SPREAD
SHEET

PER THE USDA-NRCS SOILS SURVEY, THE SITE SOIL IS
ZAYANTE

P   =
1.80PR

EPOS
T

6
0

PRE-DEVELOPMENT
CONDITIONSTHE EXISTING SITE WILL BE CONSIDERED 100%
PERVIOUS

     DRAINAGE
ANALYSIS

ACTUAL VOLUME PROVIDED = 125 CUBIC
FEET

THE SITE SOIL IS EXTEMELY PERMEABLE AND IT IS EXPECTED THAT
ALL RUNOFF WILL BE RETAINED ON SITE. HOWEVER ANY
RUNOFFTHAT DOES NOT PERCOLATE WILL FILL UP THE DRY RIVER CREEK

GRATE OR
LID)

COVERED PORCH & COVERED PATIOS = 4,770
S.F.

STRUCTURE RATIO = 25.00 (L)    5.00 (W)     2.50
(D)

VOID RATIO =
0.40

SATURATED SOIL PERMEABILITY = 6.0 IN/HR
IMPERVIOUS AREA MITIGATED BY PERCOLATION TRENCH = 4,455 S.F.

BUILDING SITE UPSLOPE AND ADJACENT DRAINAGE
PATTERNBECAUSE THE SITE SOIL IS SO PERMEABLE, RUNOFF RECEIVED
FROM

DOWNSTREAM
ASSESSMENTAS PREVIOUSLY MENTIONED, THE ON SITE SOIL IS EXTREMELY PERMEABLE
AND IT IS EXPECTED THAT ALL RUNOFF WILL BE RETAINED ON SITE AND

MAINTENANCE PROCEDURES FOR DRAINAGE
SYSTEM1. INSPECT ALL INLET/JUNCTION BOXES ANNUALLY PRIOR TO
THERAINY SEASON. REMOVE ANY ACCUMULATED SILT/

DEBRIS.2. PRIOR TO THE RAINY SEASON CLEAN ALL SILT FROM THE
SUMPSOF THE JUNCTION BOXES UPSTREAM OF THE RETENTION

TRENCH.INSPECT THE JUNCTION BOXES EVERY COUPLE OF MONTHS AND
REMOVE ANY ACCUMULATED SILT AND
DEBRIS.3. INSPECT THE STORM WATER PERCOLATION TRENCH

PRIORTO THE RAINY SEASON AND REMOVE ANY COLLECTED
DEBRISFROM THE INLET BOXES ON EITHER SIDE OF THE PERFORATED
PIPE.REMOVE THE GRATES FROM THE INLETS ON EITHER SIDE OF
THEPERFORATED PIPE AND SNAKE THE PERFORATED PIPE IF
THERE

INSPECT THE DRAINAGE IMPROVEMENTS AND PROVIDE THE PUBLIC
UPON COMPLETION OF WORK, THE CIVIL ENGINEER WILL HAVE
TO
WORKS DEPARTMENT WITH A LETTER CONFIRMING THAT THE
WORKCOMPLETED WAS IN ACCORDANCE WITH THE APPROVED
PLANS.THE LETTER SHALL BE SPECIFIC AS TO WHAT WAS INSPECTED
IN

NOTE
:

DETAIL C1-
FROCKED CONSTRUCTION ENTRANCE

N.T.S
.

FILLED PERCOLATION TRENCH WITH A DRY CREEK BED ABOVE
AS

THE PERCOLATION TRENCH WILL BE SIZED BASED ON THE STORAGE
PERCOLATION METHOD AS OUTLINED IN THE COUNTY OF SANTA CRUZ
DESIGN
CRITERIA.

CONDUIT STORM DRAIN SYSTEM AND DIRECTING IT INTO A
GRAVEL

COARSE SAND HAVING A SATURATED PERMEABILITY RANGE
OF

OR
LID)

MIRAFI
140NFILTER
FABRIC

CRUSHED AGGREGATE
GREATER

12"
MIN.

12' MINIMUM

ORIGINA
LGRAD
E

THAN 3" BUT SMALLER THAN
6"

BED AND THEN SHEET FLOW OVER THE LOWER EDGE OF THE
CREEKBED
.

TERMS OF PIPE SIZES, ELEVATIONS,
ETC.

V
A

R
IE

S
M

IN
.

6 "
M

IN
. 2 "

PVC (HOLES
DOWN)

4" PERFORATED SDR
35

CAP TRENCH WITH A

FILTER
FABRIC

MIRAFI
140N

3/4" DRAIN
ROCK

12
"

ON BUILDING SIDE OF
INSTALL 6mil
VISQUEEN

N.T.S
.

DETAIL C1-
ATYPICAL SUBDRAIN TRENCH

WRAPPED IN
FILTERSOC
K

MINIMUM OF 6"
OFIMPERMEABLE
SOIL.

90%%D LONG RADIUS

REMOVEABLE
PLUG

CHRISTY V1 BOX
W/SOLID
LID

4" PVC RISER

SUBDRAIN CLEAN OUT
DETAIL C1-
B N.T.S

.

4"
SUBDRAIN

TOP OF DRY CREEK
BEDELEV. =
101.00 TOP OF PERC.

TRENCHELEV. =
100.00

MISCELLANEOUS %%C
COBBLES

4" PERF. PVC WITH
HOLESDOWN LEVEL AT INV.
ELEV.=
99.50

WEED CLOTH
OR

MIRAFI
140NFILTER
FABRIC

FILTER
FABRIC

2.
50

'

3/4"%%C DRAIN
ROCK

5'

DRY CREEK BED W/ PERCOLATION TRENCH BELOW
DETAIL C1-
C N.T.S

.

TRENC
H

BEN
D

2"x2" WOOD
STAKE
S

4'
o.c.

EMBED

MIRAFI
140NFILTER
FABRIC

6"
MIN.

18 "
30 "

6 "

NOTE
:FOR ADDITIONAL SILT FENCE DETAILS, REFER TO FIGURE SC-2 OF THE "COUNTY OF SANTA
CRUZCONSTRUCTION SITE STORMWATER POLLUTION CONTROL BMP MANUAL" AVAILABLE THROUGH THE
SANTA CRUZ COUNTY PLANNING DEPARTMENT'S
WEBSITE.

DETAIL C1-
DTYPICAL SILT FENCE

N.T.S
.

12
"

M
IN

.

STRAW FIBER ROLL DETAIL
DETAIL C1-
G N.T.S

.

4" M
A

X
. 8" MIN.

STRAWFIBER
ROLL

1" x 2" WOOD
STAKESMAXIMUM 4'
SPACING

VARIE
S

SLOP
E

ORDER TO LIMIT NEW IMPERVIOUS AREA AND
PROMOTE

1. PERMEABLE PAVERS WILL BE USED FOR THE NEW DRIVEWAY
IN

PERCOLATION OF DRIVEWAY RUNOFF INTO THE
GROUND.
CONCRETE WALKWAY WILL FLOW ONTO THE PERMEABLE PAVER

2. RUNOFF ASSOCIATED WITH 315 S.F. OF THE ROOF AREA AND

AREA WILL BE MITIGATED BY COLLECTING IT IN A CLOSED
3. RUNOFF ASSOCIATED WITH THE REMAINING 4,455 S.F. OF ROOF

PER DETAIL C1-
C.

6.0 - 20.0 INCHES PER HOUR. FOR THIS ANALYSIS A
CONSERVATIVEVALUE OF 6.0 INCHES PER HOUR WILL BE
USED

WILL HAVE NO ADVERSE IMPACTS TO DOWNSTREAM PROPERTIES OR
DRAINAGE
FACILITIES.

IS ANY SIGN OF ACCULULATED SILT OR
DEBRIS.

DRIVEWAY
.

UPSTREAM PROPERTIES TO THE NORTHWEST WILL PERCOLATE INTO
THE5,200 S.F. OF NATIVE AREA UPSLOPE OF THE BUILDING
SITE.

RETAINING WALL
PERSTRUCTURAL
DETAIL

4" STORM
DRAINPER
PLAN

100.90 INV 90%%D
EL

90%%D
EL

4" STORM
DRAINPER
PLAN

CHRISTY V1 DRAIN
BOXWITH SOLID
LID107.35
LID104.60 INV IN/
BOT

JUNCTION BOX WITH VERTICAL PIPE OUT
DETAIL C1-
H N.T.S

.

90d LONG RADIUS  

REMOVEABLE
PLUG

CHRISTY V1 BOX w/
SOLID
LID

4" PVC RISER

SUBDRAIN CLEAN
OUT

DETAIL C2-
B N.T.S

.

4"
SUBDRAIN

BEN
D

4"
VERTICALSTORM
DRAIN

TOP OF DRY CREEK
BEDELEV. =
101.00 TOP OF PERC.

TRENCHELEV. =
100.00

MISCELLANEOUS %%C
COBBLES

4" PERF. PVC WITH
HOLESDOWN LEVEL AT INV.
ELEV.

WEED CLOTH
OR

MIRAFI
140NFILTER
FABRIC

FILTER
FABRIC

2.
50

'

3/4" DRAIN
ROCK

5'

DRY CREEK BED W/ PERCOLATION TRENCH
BELOW

DETAIL C2-
C N.T.S

.

=
99.50

4" STORM
DRAINPER
PLAN

CHRISTY V1 DRAIN BOX
WITH SOLID LID.
LID, INV & BOTT. 
ELEV. PER PLAN

JUNCTION BOX DETAIL
DETAIL C2-D

N.T.S
.

V
A

R
IE

S
M

IN
.

6 "
M

IN
. 2 "

PVC (HOLES
DOWN)

4" PERFORATED SDR
35

CAP TRENCH WITH A

FILTER
FABRIC

MIRAFI
140N

3/4" DRAIN
ROCK

12
"

ON BUILDING SIDE OF
INSTALL 6mil
VISQUEEN

N.T.S
.

DETAIL C2-A
TYPICAL SUBDRAIN
TRENCH

WRAPPED IN
FILTERSOC
K

MINIMUM OF 6"
OFIMPERMEABLE
SOIL.

TRENC
H

DETAIL C2-
E N.T.S

.

RETENTION BASIN
DETAIL

S 69%%D46'08" E,
175.01'

BASIS OFBEARINGS(S 69%%D46'08" E,

174.99')

L 
O

 T
7

L 
O

 T
6

(N
 2

3D
 5

0'
 E

,
23

6.
47

')

(S 40D 30' E, 189.27')

TOTAL(RADIAL

)

(S 66D 10' E,
104.38') (50'

)

(28'
)

NO. 205 SHOREVIEW

DRIVE

MATTHEW D.
WALL

LAUREN J.JOHNSEN2011-003111
8

A.P.N.042-072-02
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AREA OF CUT

3
A2
3

A2

(N) RET. WALL
w/ GRAVEL BACKFILL
& 4" PERF. DRAIN

(N) DRIVEWAY 
STRIP DRAIN
w/ GRATE

(E) DRIVEWAY GRADE
43' @ 3.6%

(E) DRIVEWAY GRADE
9.7' @ 1.75%

(E) PARKING AREA
25' @ 0.35%

2
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1
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STRAW WATTLE FIBER ROLL DETAIL
NO SCALE 
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LOT/DRIVEWAY SECTION
SCALE 1" = 10'-0"
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S
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12
"

M
IN

.

STRAW FIBER ROLL
DETAIL

DETAIL C1-
G N.T.S

.

4" M
A

X
. 8" MIN.

STRAWFIBER
ROLL

1" x 2" WOOD
STAKESMAXIMUM 4'
SPACING

VARIE
S

SLOP
E

DETAIL C1-
FROCKED CONSTRUCTION ENTRANCE

N.T.S
.

MIRAFI
140NFILTER
FABRIC

CRUSHED AGGREGATE
GREATER

12"
MIN.

12' MINIMUM

ORIGINA
LGRAD
E

THAN 3" BUT SMALLER THAN
6"

2"x2" WOOD
STAKE
S

4'
o.c.

EMBED

MIRAFI
140NFILTER
FABRIC

6"
MIN.

18 "
30 "

6 "

NOTE
:FOR ADDITIONAL SILT FENCE DETAILS, REFER TO FIGURE SC-2 OF THE "COUNTY OF SANTA
CRUZCONSTRUCTION SITE STORMWATER POLLUTION CONTROL BMP MANUAL" AVAILABLE THROUGH THE
SANTA CRUZ COUNTY PLANNING DEPARTMENT'S
WEBSITE.

DETAIL C1-H
TYPICAL SILT
FENCE N.T.S

.

MIRAFI 140N FILTER
FABRIC(SECURED IN PLACE
WITH

DRAINAGE
INLET

A A

DETAIL C3-
A N.T.S

.

PLA
N

SECTION A-
A

MIRAFI 140N FILTER
FABRIC(SECURED IN PLACE W/
GRATE

DRAINAGE
INLET

GRATE OR
LID)

OR
LID)

DROP INLET SEDIMENT
BARRIER

(E) POWER POLE (PG&E & CABLE)
APPROX. 5'-0" FROM EDGE OF PAVEMENT

GRADING & DRAINAGE
PLAN SCALE 1" = 8'-0"

SITE SECTION  A -
C1 SCALE 1" = 4'-0"

SITE SECTION  B -
C1

N.T.S
.

DETAIL C2-F
TYPICAL WOOD RETAINING
WALL

SCALE 1" = 4'-0"

DOWN LEVEL AT INV. ELEV.
PER PLAN

90d LONG RADIUS  

REMOVEABLE
PLUG

CHRISTY V1 BOX w/
SOLID
LID

4" PVC RISER

SUBDRAIN CLEAN
OUT

DETAIL C2-
B N.T.S

.

4"
SUBDRAIN

BEN
D

TOP OF DRY CREEK
BEDELEV. PER PLAN

TOP OF PERC.
TRENCHELEV. PER PLAN

MISCELLANEOUS SIZE COBBLES

4" PERF. PVC WITH HOLES
DOWN LEVEL AT INV. ELEV.

WEED CLOTH
OR

MIRAFI
140NFILTER FABRIC

FILTER
FABRIC

2.
50

'

3/4" DRAIN
ROCK

5'

DRY CREEK BED W/ PERCOLATION TRENCH
BELOW

DETAIL C2-
C N.T.S

.

PER PLAN

4" SDR PVC INLET

CHRISTY V1 DRAIN BOX
WITH CAST IRON GRATE.
LID, INV & BOTT. 
ELEV. PER PLAN

DROP INLET w/ SEDIMENT BARRIER
DETAIL

DETAIL C2-D

N.T.S
.

V
A

R
IE

S
M

IN
.

6 "
M

IN
. 2 "

PVC (HOLES
DOWN)

4" PERFORATED SDR
35

CAP TRENCH WITH A

FILTER
FABRIC

MIRAFI
140N

3/4" DRAIN
ROCK

12
"

ON BUILDING SIDE OF
INSTALL 6mil
VISQUEEN

N.T.S
.

DETAIL C2-A
TYPICAL SUBDRAIN
TRENCH

WRAPPED IN
FILTERSOC
K

MINIMUM OF 6"
OFIMPERMEABLE
SOIL.

TRENC
H

DETAIL C2-
E N.T.S

.

RETENTION BASIN
DETAIL

DRIVEWAY PROFILE
SCALE 1" = 4'-0"

STORMWATER POLLUTION
& 
EROSION CONTROL PLANSCALE 1" = 8'-0"

DROP INLET w/ SEDIMENT BARRIER
 AT ENDS OF DRY CREEK BED 
PER DETAIL C2-D

4" PERF. PVC WITH HOLES

MIRAFI 140N FILTER
FABRIC(SECURED IN PLACE
WITH

DRAINAGE
INLET

A A

DETAIL C3-
A N.T.S

.

PLA
N

SECTION A-
A

MIRAFI 140N FILTER
FABRIC(SECURED IN PLACE W/
GRATE

DRAINAGE
INLET

GRATE OR
LID)

OR
LID)

DROP INLET SEDIMENT
BARRIER

2"x2" WOOD
STAKE
S

4'
o.c.

EMBED

MIRAFI
140NFILTER
FABRIC

6"
MIN.

18 "
30 "

6 "

NOTE
:FOR ADDITIONAL SILT FENCE DETAILS, REFER TO FIGURE SC-2 OF THE "COUNTY OF SANTA
CRUZCONSTRUCTION SITE STORMWATER POLLUTION CONTROL BMP MANUAL" AVAILABLE THROUGH THE
SANTA CRUZ COUNTY PLANNING DEPARTMENT'S
WEBSITE.

DETAIL C3-C
TYPICAL SILT
FENCE N.T.S

.

DETAIL C3-
BROCKED CONSTRUCTION ENTRANCE

N.T.S
.

MIRAFI
140NFILTER
FABRIC

CRUSHED AGGREGATE
GREATER

12"
MIN.

12' MINIMUM

ORIGINA
LGRAD
E

THAN 3" BUT SMALLER THAN
6"

12
"




M
IN
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4
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M
A

X
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 8" MIN. STRAW

WATTLE FIBER ROLL

1" x 2" WOOD STAKES
MAXIMUM 4' SPACING

SLOPEVARIES


DEBRIS SUMP
6" (MIN.) BELOW INLETS

W M

H
D

11

22

PLANNING DATA PLAN NOTES:

ZONING (E) UNITS A & B RM-M
(N) UNIT C RM-M

OCCUPANCY TYPE R3/U
TYPE OF CONSTRUCTION VB

REMODEL, ADDITIONS AND NEW CONSTRUCTION 
ON A 12,310 SQ. FT. LOT.

UNIT 'A' DUPLEX 
RM-M ZONING DEVELOPMENT STANDARDS
EXISTING NONCONFORMING
REMODEL CONSISTENT WITH SECTION 
17.92.070. 
(E) 809 SQ. FT. LIVING AREA 
w/ (E) 247 SQ. FT. GARAGE
CONSTRUCT A NEW 334 SQ. FT. GARAGE.
2 BEDROOM, 1 BATH, 2 PARKING SPACES
PROVIDED.

UNIT 'B' DUPLEX 
RM-M ZONING DEVELOPMENT STANDARDS
EXISTING NONCONFORMING
REMODEL & ADDITIONS CONSISTENT WITH 
SECTION 17.92.070. 
(N), (R) & (E) 1,616 SQ.FT. LIVING AREA
w/ (E) 247 SQ. FT. GARAGE
3 BEDROOM, 3 BATH, 2 PARKING SPACES
PROVIDED.

UNIT 'C' SFD 
RM-M ZONING DEVELOPMENT STANDARDS
CONSTRUCT A NEW 1,801 SQ. FT. SFD 
w/ ATTACHED (N) 576 SQ. FT. GARAGE.
3 BEDROOM, 2-1/2 BATH, 2 PARKING 
SPACES PROVIDED.
NOTE: PARKING SPACES PER OS 17.82.050.B.1
AND FIGURE 17.82-1

F.A.R. CALCULATION:

LOT AREA 12,310 SQ. FT.
TOTAL FLOOR AREA  5,630 SQ. FT.
F.A.R.     45.7% 
(LOTS > 6,000 SQ. FT. 48% ALLOWED)

(E) DUPLEX
UNIT 'A'
(E) TOTAL LIVING     809 SQ. FT.
(E) GARAGE     247 SQ. FT.
(N) GARAGE     334 SQ. FT.

UNIT 'B'  
(E) LIVING     809 SQ. FT.
(N) 1ST LIVING      195 SQ. FT.
(N) 2ND LIVING       612 SQ. FT.
(E) GARAGE      247 SQ. FT.

(N) SFD
UNIT 'C'
(N) 1ST LIVING     585 SQ. FT.
(N) 2ND LIVING    1,216 SQ. FT.
(N) GARAGE     576 SQ. FT.
TOTAL   5,630 SQ. FT.

GRADING NOTES:
UNIT B - REMOVE (E) CONC. RET. WALL, 
STAIRS & PATIO

AREA OF CUT (SHOWN IN RED)
322 SQ. FT. x 4' / 27 = 48 CU. YDS.

SEE EROSION CONTROL NOTES @ DET. 2/A2

STORMWATER PROJECT NOTES:

PARCEL SIZE:        12,310 SQ. FT. 

PRE-PROJECT IMPERVIOUS AREA TOTALS:
ROOF AREA
UNIT A - (E) ROOF 1,007 SQ. FT.
DUPLEX (E) GARAGE   534 SQ. FT.
UNIT B - (E) ROOF 1,007 SQ. FT.
TOTAL (E) ROOF 2,548 SQ. FT.
HARDSCAPE
(E) D/WAY, STAIRS, PATIO) 3,239 SQ. FT.
TOTAL PRE-PROJECT  5,787 SQ. FT.

PRE-PROJECT REPLACED IMPERVIOUS AREA:
HARDSCAPE (D/WAY, RET. WALL, 
CONC. STAIRS)  1,024 SQ. FT.
ROOF & EAVES (UNITS A & B)    872 SQ. FT.
TOTAL REPLACED  1,896 SQ. FT.

NEW IMPERVIOUS SURFACE AREA:
(N) UNIT A (DECK)    232 SQ. FT.
(N) UNIT B (ROOF & STAIRS)    853 SQ. FT.
(N) UNIT C (ROOF & DECKS)  1,873 SQ. FT.
TOTAL NEW  2,958 SQ. FT.

PROPOSED POST-PROJECT IMPERVIOUS AREA:
UNITS A & B  3,098 SQ. FT.
UNIT C   2,011 SQ. FT.
D/WAY, CONC. STAIRS   1,740 SQ. FT.
TOTAL POST-PROJECT  6,849 SQ. FT.

NET IMPERVIOUS AREA:
TOTAL PRE-PROJECT  5,787 SQ. FT.
TOTAL POST-PROJECT  6,849 SQ. FT.
NET INCREASE 1,062 SQ. FT.

TIER = BASIC

OPEN SPACE CALCULATION:

UNIT A  1,400 SQ. FT.
UNIT B  1,400 SQ. FT.
UNIT C  3,500 SQ. FT.
TOTAL  6,300 SQ. FT.

      51%

SUSTAINABLE FEATURES: NONE PROPOSED
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PLANNING DATA PLAN - SCALE 1" = 10'-0"ROOF PLAN - SCALE 1" = 10'-0"

SCALE: AS NOTED

A2

PLANNING DATA,
& ROOF PLAN

K
EL

LY
 F

A
M

IL
Y

PLAN DATE: 03/17/2025
REVISIONS:

07/02/2025

08/21/2025

10/11/2025

ROOF PLAN NOTES:

UNIT A & B DUPLEX 
(RM-M ZONING, EXISTING NONCONFORMING)

HEIGHT LIMIT (MAX.) 30'-0"
ROOF SLOPE (E) 3/12, (N) 3/12
ROOFING COMPOSITION 

UNIT C SFD 
(RM-M ZONING)

HEIGHT LIMIT (MAX.) 30'-0"
ROOF SLOPE (N) 3/12
ROOFING COMPOSITION 

 

(E) ROOF AREAS:
UNIT A - (E) ROOF 1,007 SQ. FT.
DUPLEX (E) GARAGES  534 SQ. FT.
UNIT B - (E) ROOF 1,007 SQ. FT.
TOTAL (E) ROOF 2,548 SQ. FT.

REMOVED (E) EAVES:
UNITS A & B:   872 SQ. FT.

(N) ROOF AREAS:
UNIT A - (R) ROOF   890 SQ. FT.
DUPLEX (R) GARAGE    456 SQ. FT.
UNIT B - (R) ROOF   377 SQ. FT.
DUPLEX (R) GARAGE   456 SQ. FT.
UNIT B - (N) ROOF   757 SQ. FT.
UNIT C - (N) ROOF 1,682 SQ. FT.
TOTAL (N) ROOF AREA 4,618 SQ. FT.

F.A.R. CALCULATION:

LOT AREA 12,310 SQ. FT.
STRUCTURE AREA  5,643 SQ. FT.
F.A.R.         0.46% 
(LOTS > 6,000 SQ. FT. 0.48% ALLOWED)

(E) DUPLEX
UNIT 'A'
(E) TOTAL LIVING     809 SQ. FT.
(E) GARAGE     247 SQ. FT.
(N) GARAGE     352 SQ. FT.

UNIT 'B'  
(E) LIVING     809 SQ. FT.
(N) 1ST LIVING      195 SQ. FT.
(N) 2ND LIVING       612 SQ. FT.
(E) GARAGE      247 SQ. FT.

(N) SFD
UNIT 'C'
(N) 1ST LIVING     597 SQ. FT.
(N) 2ND LIVING    1,189 SQ. FT.
(N) GARAGE     586 SQ. FT.
TOTAL   5,643 SQ. FT.

SA
N

TA
 C

RU
Z

H
O

M
E 

D
ES

IG
N

sa
n

ta
c

ru
zh

o
m

e
d

e
si

g
n

.c
o

m
d

o
u

g
sc

h
d

@
g

m
a

il.
c

o
m

PO
 B

O
X

 4
3

6
8

A
rn

o
ld

, C
A

 9
5

2
2

3
(8

3
1

) 3
4

5
-9

3
8

3
 

D
O

U
G

 S
IL

V
E
IR

A
 C

A
.I.B

.D
.

10/11/2025

11

11

11
22

22

22

33

33

SHEET:

5
0

6
 P

IN
E 

ST
RE

ET
C

A
PI

TO
LA

, C
A

 9
5

0
1

0
A

.P
.N

. 0
3

6
-0

2
2

-1
0

M
A

ST
ER

 P
LA

N
N

IN
G

 A
PP

LI
C

A
TI

O
N

 S
ET

57

Item 6 B.
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(N) BATH 1

(E) GARAGE

(R) HALL

ALIGN 
w/ POST ABOVE

(R) BEDROOM 1

(R) LIVING

(R) KITCHEN

LINEN

(E) DUPLEX METER/MAIN
60 AMP (EACH)
OVERHEAD SERVICE

(N
) 2

04
0
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YL
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HT







(N) METER/MAIN
125 AMP 
UNDERGROUND SERVICE

OPTIONAL POST
ALIGN w/ POST ABOVE

DOOR SCHEDULE
NUMBER QTY FLOOR SIZE DESCRIPTION THICKNESS COMMENTS
D01    1  1 16080 GARAGE-GARAGE DOOR P03 1 3/4"
D02    3  1 2668 L EX EXT. HINGED-DOOR P09 1 3/4"
D03    1  1 2668 L IN HINGED-DOOR P09 1 3/8"
D04    1  1 2668 R IN HINGED-DOOR P09 1 3/8"
D05    1  2 2668 L POCKET-DOOR P04 1 3/8"
D06    1  2 2668 R POCKET-DOOR P04 1 3/8"
D07    1  1 2827 R POCKET-DOOR P04 1 3/8"
D08    1  1 2860 L EX EXT. HINGED-SLAB 1 3/4"
D09    1  1 2868 L EX EXT. HINGED-SLAB 1 3/4"
D10    2  1 2868 L IN HINGED-DOOR P04 1 3/8"
D11    1  1 2868 L IN HINGED-DOOR P09 1 3/8"
D12    1  1 2868 R IN HINGED-DOOR P04 1 3/4"
D13    2  1 2868 R IN HINGED-DOOR P04 1 3/8"
D14    3  1 2868 R IN HINGED-DOOR P09 1 3/8"
D15    1  2 2868 L EX EXT. HINGED-DOOR P09 1 3/8"
D16    1  2 2868 L IN HINGED-DOOR P04 1 3/8"
D17    1  2 2868 L IN HINGED-DOOR P09 1 3/8"
D18    1  2 2868 R EX EXT. HINGED-DOOR P09 1 3/8"
D19    3  2 2868 R IN HINGED-DOOR P04 1 3/8"
D20    1  2 2868 R IN HINGED-DOOR P09 1 3/8"
D21    1  1 3068 L EX EXT. HINGED-DOOR P09 1 3/4"
D22    1  1 3068 L IN HINGED-SLAB 1 3/4"
D23    1  1 3068 R EX EXT. HINGED-GLASS 1 3/4"
D24    1  1 3080 L EX EXT. HINGED-GLASS 1 3/4"
D25    2  1 4068 L IN SLIDER-DOOR P04 1 3/8"
D26    1  1 51068 R IN SLIDER-GLASS 1 3/8"
D27    1  2 5468 R IN SLIDER-DOOR P04 1 3/8"
D28    1  1 5768 R IN SLIDER-GLASS 1 3/8"
D29    1  1 6068 L/R EX EXT. DOUBLE HINGED-GLASS 1 3/4"
D30    2  1 6068 R EX EXT. SLIDER-GLASS 1 3/4"
D31    1  1 6068 R IN SLIDER-DOOR P04 1 3/8"
D32    1  2 6068 R IN SLIDER-DOOR P04 1 3/8"
D33    1  2 6068 R IN SLIDER-DOOR P09 1 3/8"
D34    1  2 60710 R EX EXT. SLIDER-GLASS 1 3/4"
D35    2  1 8068 GARAGE-GARAGE DOOR P03 1 3/4"
D36    1  1 8080 GARAGE-GARAGE DOOR P03 1 3/4"

(N) BEDROOM 3

WINDOW SCHEDULE
NUMBER QTY FLOOR SIZE DESCRIPTION COMMENTS
W01    1  2 2030SC SNGL CASEMENT-HR
W02    1  1 2036FX FIXED GLASS
W03    1  1 2036SC SNGL CASEMENT-HR
W04    6  2 2036SC SNGL CASEMENT-HR
W05    1  1 3030RS RIGHT SLIDING
W06    1  1 3036RS RIGHT SLIDING
W07    2  2 3080FX FIXED GLASS
W08    1  1 4010RS RIGHT SLIDING
W09    1  2 4020FX FIXED GLASS
W10    1  2 4020LS LEFT SLIDING
W11    1  1 4030RS RIGHT SLIDING
W12    1  2 4046RS RIGHT SLIDING
W13    4  1 5020RS RIGHT SLIDING
W14    1  1 5046LS LEFT SLIDING
W15    1  1 5046RS RIGHT SLIDING
W16    7  2 5046RS RIGHT SLIDING
W17    2  1 6020RS RIGHT SLIDING
W18    1  2 6020RS RIGHT SLIDING
W19    1  2 6030RS RIGHT SLIDING
W20    2  1 6030RS RIGHT SLIDING
W21    1  2 6050RS RIGHT SLIDING
W22    2  1 6030TS TRIPLE SLIDING
W23    1  1 4036RS RIGHT SLIDING
W24    1  1 6036TS TRIPLE SLIDING
W25    1  1 6040TS TRIPLE SLIDING
W27    1  1 6050RS RIGHT SLIDING

(N) TO MATCH (E)

(N) TO MATCH (E)

(E) MILGARD VINYL, DBL. PANE

(N) GARAGE
UNIT C

(N) WINDOW

(N) TO MATCH (E)

(N) TO MATCH (E)
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(N) PARKING AREA

(N) NEW/PROPOSED

(E) EXISTING

(R) REMODEL / RELOCATE

(E) WALLS

(N) WALLS

TO BE REMOVED

0

SCALE 1" = 5'-0"
1 2 3 4 5 6 7 8 9 101

UNIT A - (E) DUPLEX

UNIT B - (E) DUPLEX

UP

UNIT C - (N) SFD
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(E) DUPLEX ADDITION 1ST FLOOR PLAN - SCALE 1" = 5'-0"
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V7.5(N) SFD - 1ST FLOOR PLAN - SCALE 1" = 5'-0"

(E) INTERIOR WALLS CAN BE REMOVED.
WILL REQUIRE NEW  ROOF STRUCTURE.

MAY EXCEED NONCONFORMING 
ALLOWED REMODEL CALCULATION.
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Item 6 B.



DN

DN

D/W

W04W04

W07W07

W16W16

W07W07 W18W18

W16W16

W04W04

W04W04

D34D34W16W16

D05D05

W04W04

W10W10W21W21

W01W01 W19W19

D15D15 D17D17

D19D19

D20D20

D33D33

D32D32

W16W16

W16W16

W16W16

D19D19

D27D27

D19D19

D16D16 W04W04

W12W12

W16W16

W04W04

W09W09

D06D06

D18D18

B
A7
B

A7

D
A4
D
A4

1
A8
1

A8

C
A5
C

A5

B
A5
B

A5

A
A5
A
A5

2
A6
2

A6

4
A6
4

A6

3
A6
3

A6

D
A5
D

A5

D
A7
D
A7

A
A7
A
A7

2
A8
2

A8

5
A5
5

A5

6
A5
6

A5

7
A5
7

A5

1
A6
1

A6

21'

11'-6" 11'-6"

1'-10"

2
0'

-1
1

"
1

3'
-4

"

6'-7 1/2" 3'

1
1'

-1
"

1
1'

-7
"

4
'-3

 1
/2

"
3

'-1
0 

1
/2

"

3
'-1

0
"

8'-6" 4'-9" 9'-1 1/2"

4'-8"

4
'-6

"

23'

25'-0 3/4"

14'-8 1/4"
2'-4 1/2"

8'

4'-7 1/2"3'
4 1/2"

4'-4"6'4'-4 1/4"

2
8'

-5
"

5
'

2
'-1

0
 1

/2
"

3
'-9

 1
/2

"
5

'-4
"

1
1'

-5
"

3
'

2
'4

"
3

'
5

'
3

'-5
"

2
8'

-5
"

9
'-1

1
 3

/4
"

4
'-9

 1
/4

"
1

'-8
 1

/2
"

1
1'

-1
1

 1
/2

"

2
'

5
'

4
'-1

1
 1

/2
"

4
"

3
'

6
'-7

 3
/4

"
7

 1
/4

"
2

'
2

'-2
"

25'-0 3/4"

2' 14'-11 1/4" 8'-1 1/2"

8'-5 1/2" 6'
5 3/4" 2'-1 1/2"

4' 2'
6

1'
-7

 1
/2

"

1
6'

5
'

1
6'

3
8'

-1
1

 1
/2

"
2

2'
-8

"

3'

3
'-5

 1
/2

"
6

'-2
"

5' 3'-6"

10'-2 1/2" 13'-9 1/2"

3
'-1

0
"

3'-3 3/4"
2'-0 1/4"

9'-5"

1
1'

-2
"

3
'-6

 1
/2

"
7

'-8
"

3
4'

-3
"

15'-2 3/4" 7'-10"
23'-0 3/4"

14'-4 3/4"2'-8"8'

1
4'

-9
"

1
3'

-8
"

25'-0 3/4"

2
6'

-5
"

7
'-4

"
3

'-6
"

2'-6"

3'-9 1/2"

2'-1"

7
'-8

 1
/2

"
3

'-8
"

5
'

5
6'

-7
 1

/2
"

2' 19' 2'

1
5'

7
'-8

"
5

'
2

8'
-1

1
 1

/2
"

5
'

24'

42" HIGH GUARDRAIL

(N) DINING

OPTIONAL POST
ALIGN w/ WALL BELOW

STAIRWELL
OPEN BELOW w/
VAULTED CEILING

UP

42" HIGH GUARDRAIL

Align 
w/ POST BELOW

OPEN BELOW

(N) BEDROOM 1

(N) DECK

2020
SKYLIGHT

2020
SKYLIGHT

(N
) C

LO
SE

T

(N) BATH 3

(N) BATH 2

(N) BEDROOM 3

(N) BEDROOM 2

DOWN

(N) BALCONY

(N
) C

LO
SE

T

(N) KITCHEN

3
0

" R
A

N
G

E











3
6

" H
O

O
D










(N) PANTRY

LINE OF DECK BELOW

LI
N

E 
O

F 
G

A
RA

G
E 

BE
LO

W

(N) LIVING

36" REF.
FULL DEPTH

42" HIGH WALL
w/ GLASS TO 84"

LI
N

E 
O

F 
BE

D
RO

O
M

 B
EL

O
W

42" HIGH WALL
w/ GLASS TO 84"

LI
N

E 
O

F 
U

N
IT

 A
 B

EL
O

W

2020 OP.
SKYLIGHT

LINE OF (E) DECK BELOW

LI
N

E 
O

F 
U

N
IT

 B
 G

A
RA

G
E 

BE
LO

W

LINE OF (N) DECK BELOW

LINEN

5
' B

A
TH

/S
H

O
W

ER














42" HIGH WALL
w/ GLASS TO 84"

LI
N

E 
O

F 
U

N
IT

 A
 B

EL
O

W
LI

N
E 

O
F 

U
N

IT
 B

 B
EL

O
W

LI
N

E 
O

F 
U

N
IT

 B
 G

A
RA

G
E 

BE
LO

W

LI
N

E 
O

F 
(E

) D
EC

K 
BE

LO
W

(N) BATH 1

2040 OP.
SKYLIGHT

(N) CLOSET

(N
) 7

2
" P

RI
V

A
C

Y
G

U
A

R
D

RA
IL

(N
) 4

2
"

G
U

A
RD

RA
IL

(N) 42" GUARDRAIL

(N) NEW

(E) EXISTING

(R) REMODEL / RELOCATE

(E) WALLS

(N) WALLS

TO BE REMOVED

0

SCALE 1" = 5'-0"
1 2 3 4 5 6 7 8 9 101

H
D

(N) SFD - 2ND FLOOR PLAN - SCALE 1" = 5'-0" (E) DUPLEX ADDITION - 2ND FLOOR PLAN - SCALE 1" = 5'-0"

11

22

V7.5

SC

TH
ES

E 
D

RA
W

IN
G

S 
A

RE
 T

H
E 

O
RI

G
IN

A
L 

U
N

PU
BL

IS
H

ED
 W

O
RK

 O
F 

TH
E 

D
ES

IG
N

ER
 A

N
D

 M
A

Y
 

N
O

T 
BE

 D
U

PL
IC

A
TE

D
 O

R 
U

SE
D

 W
IT

H
O

U
T 

TH
E 

W
RI

TT
EN

 P
ER

M
IS

SI
O

N
 O

F 
TH

E 
D

ES
IG

N
ER

.
C

  
SA

N
TA

 C
RU

Z
 H

O
M

E 
D

ES
IG

N
 2

0
24

(N) 2ND FLOOR PLANS

SCALE: AS NOTED

K
EL

LY
 F

A
M

IL
Y

PLAN DATE: 03/17/2025
REVISIONS:

A4

07/02/2025

08/21/2025

10/11/2025

SA
N

TA
 C

RU
Z

H
O

M
E 

D
ES

IG
N

sa
n

ta
c

ru
zh

o
m

e
d

e
si

g
n

.c
o

m
d

o
u

g
sc

h
d

@
g

m
a

il.
c

o
m

PO
 B

O
X

 4
3

6
8

A
rn

o
ld

, C
A

 9
5

2
2

3
(8

3
1

) 3
4

5
-9

3
8

3
 

D
O

U
G

 S
IL

V
E
IR

A
 C

A
.I.B

.D
.

10/11/2025

33

SHEET:

5
0

6
 P

IN
E 

ST
RE

ET
C

A
PI

TO
LA

, C
A

 9
5

0
1

0
A

.P
.N

. 0
3

6
-0

2
2

-1
0

M
A

ST
ER

 P
LA

N
N

IN
G

 A
PP

LI
C

A
TI

O
N

 S
ET

59

Item 6 B.
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GUARDRAIL

ALL EXTERIOR LIGHTING
FIXTURES TO BE

DOWNWARD FACING &
HOODED.

(N) 2' GABLE END OVERHANG
w/ ORNAMENTAL BRACKETS
PER OS 17.82.080.B.4.a

(N) EAVES @
3" (TYP.)

(N) PORCH ROOF

STREET FACING ROOF EAVES
TO PROJECT 2'-0" (MIN.)

w/ ORNAMENTAL BRACKETS
PER OS17.82.080.B.4.a.

VERIFY (E) 3/12 ROOF PITCH.
(N) SFD ROOF PITCH & EAVES

TO MATCH (E) 
PER OS17.82.080.A.3

ALL STREET FACING WINDOWS &
DOORS TO HAVE TRIM THAT 
PROJECTS 2" FROM WALL 

SURFACE (MIN.) THAT  VISUALLY
 CONTRASTS FROM THE 

BUILDING WALL 
PER OS 17.82.080.B.2.a.

STREET FACING FACADE DESIGN:
MAIN SIDING - STUCCO o/
STACKED STONE WAINSCOT
BALCONY w/ STUCCO RAIL
PER OS 17.82.080B.3.e & i

STREET FACING ROOF EAVES
TO PROJECT 2'-0" (MIN.)

w/ ORNAMENTAL BRACKETS
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VERIFY (E) 3/12 ROOF PITCH.
(N) SFD ROOF PITCH & EAVES

TO MATCH (E) 
PER OS17.82.080.A.3

ALL STREET FACING WINDOWS 
& DOORS TO HAVE TRIM THAT

 PROJECTS 2" FROM WALL 
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 CONTRASTS FROM THE
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 WALL PER OS 17.82.080.B.2.a.
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(N) 2' GABLE END OVERHANG
w/ ORNAMENTAL BRACKETS
PER OS 17.82.080.B.4.a

(N) EAVES @ 3" (TYP.)

(N) EAVES @ 3" (TYP.)

(E) 2' GABLE END OVERHANG
w/ (N) ORNAMENTAL BRACKETS
PER OS 17.82.080.B.4.a

(N) EAVES @ 3" (TYP.)

(N) CONCRETE LANDING
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Bayport Collection 7 3/4" High Dark Sky Outdoor Porch Wall
Light

Product Details
Dark Sky
7 3/4" high x 7" wide. Extends 8" from the wall.
Uses one maximum 100 watt standard-medium base bulb
(not included).
Bayport Collection outdoor wall light from Designers
Fountain. Features an industrial or barn light look.
Bronze f inish. Cast aluminum construction. Prof ile was
inspired by factory industrial lights and barn light designs.
Wet location outdoor rated. Dark sky friendly design. Dark
Sky regulations vary by region, so please check with your
local municipality for requirements.
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(N) ENTRY

(N) ENTRY
CLOSET

(N) BATH 1

(N) BATH 2
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4
A6
4

A6

D01D01 D36D36D12D12

W03W03

W02W02

D13D13

W04W04

D19D19

W12W12 W16W16

H
D

(N) SFD SECTIONS
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SFD MANDATORY GREEN FEATURES CHECKLIST
CATAGORY / GREEN BUILDING ITEMS

D. STRUCTURAL FRAME
12. DESIGN w/ 8' PLATES

E. EXT. FINISH
3. INSTALL HOUSE WRAP
4b.USE ALT. SIDING: fiber-cement
4c.USE ALT. SIDING: plaster
4d.USE ALT. SIDING: pre-finished

L. RENEWABLE ENERGY & ROOFING
7. CLASS 'A' ROOFING
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PLAN DATE: 03/17/2025
REVISIONS:

A6

CalGreen REQUIREMENTS

1. Provide grading and paving to keep surface water away from buildings per CalGreen Section
4.106.3.
2. Submit construction waste management plan per CalGreen Section 4.408.2 (or in accordance
with the local ordinance). Divert a minimum of 50 % of the construction waste generated at the
site to recycle or salvage per Section 4.408.1. The form can be found on page 64 through 66 of
the 2013 California Green Building Code. Identify the diversion facility where the material
collected will be taken.
3. Provide a copy of the operation and maintenance manual to the building occupant or owner
addressing items 1 through 10 in Section 4.410.1.
4. Duct systems are sized, designed, and equipment is selected per Section 4.507.2. HVAC system
installers must be trained and certified and special inspectors employed by the enforcing
agency must be qualified.
5. Each bathroom shall be mechanically ventilated with an ENERGY STAR exhaust fan, and fan
must be controlled by a humidity control (4.506.1).
6. Automatic irrigation systems controllers installed at the time of final inspection shall be weather
or soil moisture based that automatically adjust to the plant's needs.  Weather based irrigation
controllers without integral rain sensors or communications systems that account for local rainfall
must have a separate wired or wireless rain sensor whioch connects or communicates with
controllers.  Soil moisture-based sensors are not required to have rain sensor input. (4.304.1).
7. Protect annular spaces around pipes, electrical cables, conduits or other openings at exterior
walls against the passage of rodents (4.406.1).
8. Cover duct openings and other related air distribution component openings during
construction (4.504.1).
9. Adhesives, sealants and caulks shall be compliant with VOC and other toxic compound limits
(4.504.2.1).
10. Paints, stains and other coatings shall be compliant with VOC limits (4.504.2.2).
11. Aerosol paints and coatings shall be compliant with product weighted MIR limits for ROC and
other toxic compounds (4.504.2.3). Verification of compliance shall be provided.
12. Carpet and carpet systems shall be compliant with VOC limits (4.504.3).
13. Minimum 80 % of floor area receiving resilient flooring shall comply with Section 4.504.4.
14. Particleboard, medium density fiberboard (MDF) and hardwood plywood used in interior finish
systems shall comply with low formaldehyde emission standards (4.504.5).
15. Install capillary break and vapor retarder at slab on grade foundations (4.505.2).
16. Check moisture content of building materials used in wall and floor framing before enclosure
(4.505.3).
17. California Regional Water Quality Control Board – Order R2-2009-0074.
a. Direct roof runoff into cisterns or rain barrels for reuse.
b. Direct roof runoff into vegetated areas.
c. Direct roof runoff from sidewalks, walkways, and patios onto vegetated areas.
d. Direct roof runoff from driveways, and or uncovered parking lots onto vegetated areas.
e. Construct sidewalks, walkways, and or/patios with permeable surfaces.
f. Construct bike lanes, driveways, and or uncovered parking lots with permeable surfaces.
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ALL EXTERIOR LIGHTING
FIXTURES TO BE

DOWNWARD FACING &
HOODED.

(E) PORCH ROOF

CUT BACK (E) EAVES TO 3"

(E) PORCH ROOF

(N) 2' GABLE END OVERHANG
w/ ORNAMENTAL BRACKETS
PER OS 17.82.080.B.4.a

(N) EAVES @ 3" (TYP.)

(E) 2' GABLE END OVERHANG
w/ (N)  ORNAMENTAL BRACKETS
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(N) SFD ROOF PITCH & EAVES

TO MATCH (E) 
PER OS17.82.080.A.3

ALL STREET FACING WINDOWS &
DOORS TO HAVE TRIM THAT 
PROJECTS 2" FROM WALL 

SURFACE (MIN.) THAT  VISUALLY
 CONTRASTS FROM THE 

BUILDING WALL 
PER OS 17.82.080.B.2.a.

STREET FACING FACADE DESIGN:
MAIN SIDING - STUCCO o/
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Bayport Collection 7 3/4" High Dark Sky Outdoor Porch Wall
Light

Product Details
Dark Sky
7 3/4" high x 7" wide. Extends 8" from the wall.
Uses one maximum 100 watt standard-medium base bulb
(not included).
Bayport Collection outdoor wall light from Designers
Fountain. Features an industrial or barn light look.
Bronze f inish. Cast aluminum construction. Prof ile was
inspired by factory industrial lights and barn light designs.
Wet location outdoor rated. Dark sky friendly design. Dark
Sky regulations vary by region, so please check with your
local municipality for requirements.
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(E) DUPLEX FLOOR PLANS & ELEVATIONS ADDITION - SCALE 1" = 5'-0"

SA
N

TA
 C

RU
Z

H
O

M
E 

D
ES

IG
N

sa
n

ta
c

ru
zh

o
m

e
d

e
si

g
n

.c
o

m
d

o
u

g
sc

h
d

@
g

m
a

il.
c

o
m

PO
 B

O
X

 4
3

6
8

A
rn

o
ld

, C
A

 9
5

2
2

3
(8

3
1

) 3
4

5
-9

3
8

3
 

D
O

U
G

 S
IL

V
E
IR

A
 C

A
.I.B

.D
.

506 PINE STREET, CAPITOLA - Duplex Units A & B
CONSTRUCTION COST BREAKDOWN PER Section 17.92.070

Existing Building Costs:
Existing Residence: 1618 square feet =  $323,600.00 

 $200.00  square foot
Exisiting Garage: 494 square feet =  $44,460.00 

 $90.00  square foot
Existing Deck: 375 square feet =  $9,375.00 

 $25.00  square foot
 Total Existing Value:   $377,435.00 
 80% of Total Existing Value   $301,948.00 

New Construction Costs:
New Conditioned Space: 730 square feet =  $146,000.00 

 $200.00  square foot
New Garage: 352 square feet =  $31,680.00 

 $90.00  square foot
New deck/porch: 65 square feet =  $1,625.00 

 $25.00  square foot
 Total New Construction Value:   $179,305.00 

Remodel Costs: (50% of "new construction" costs)
Remodel Conditioned Space: 748 square feet =  $74,800.00 

 $100.00  square foot
Remodel Garage: 0 square feet =  $-   

 $45.00  square foot
Remodel Deck: 49 square feet =  $612.50 

 $12.50  square foot
 Total Remodel Value:   $75,412.50 
 Total Construction/Remodel Cost   $254,717.50 
 % of Existing Value  67.5%

10/11/2025
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A FOUND 1/2" PIPE, OPEN, ON THE

NORTH LINE OF PINE STREET ABOUT

302 FEET EASTERLY FROM THE SE

CORNER OF THE KELLY PROPERTY

POINT "A"

S 80%%D11'36" E, 302.05'
"R.C.E. 20919"

FD. 1/2" PIPE, POINT "A" A FOUND 1/2" PIPE, OPEN, ON
THE NORTH LINE OF PINE STREET

(
)

N
 9

D
48

'0
0"

 E
, 1

24
.9

8'

33
.0

0'

S 80D11'36" E, 98.50'
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(REMAINDER)

63-PM-15

PARCEL 1

A.P.N. 036-022-48COMMON AREA2018-0022563
PINE STREET HOMEOWNERS ASSOCIATION

2018-0022564

RICHARD W. WOODTRUSTEE

A.P.N. 036-022-51CONDOMINIUM

CONDOMINIUM

A.P.N. 036-022-50

LISA KELLERT2018-0023706

REFERENCE ELEVATION

REFERENCE ELEVATION IS THE TOP OF THE 1/2" IRON PIPE TAGGED "R.C.E. 20919"
FOUND AS NOTED ON THE NORTH LINE OF THE KELLY PROPERTY AND ASSIGNED THE
ASSUMED ELEVATION OF 100.0'.

TOP OF PIPE ELEV.=100.0'

FOUND IN THE CONCRETE STAIR LANDING ON THE EAST LINE OF THE KELLY PROPERTY)
ESTABLISHED BETWEEN MONUMENTS NOTED AS POINT "A" (A BRASS TAG "R.C.E. 20919"
BASIS OF BEARINGS: SOUTH 63%%D 15' 24" EAST

AND POINT "B" (A 1/2" IRON PIPE, OPEN, FOUND ON THE NORTH LINE OF PINE STREET 
ABOUT 302 FEET EASTERLY FROM THE SOUTHEAST CORNER OF THE KELLY PROPERTY)
AND AS THESE TWO MONUMENTS ARE SHOWN ON THE MAP RECORDED JULY 28, 2015 IN
VOLUME 62 OF PARCEL MAPS AT PAGE 32 OF SANTA CRUZ COUNTY RECORDS, AND AS
THE BEARING S 63%%D15'24" E BETWEEN THEM HAS BEEN CALCULATED BASED ON 62-PM-32.

CALCULATED COURSE "A" TO "B" BASED ON 62-PM-32: S 63%%D15'24" E, 315.81'
FIELD-MEASURED COURSE "A" TO "B" BY THIS SURVEY: S 63%%D15'24" E, 315.76'

           L E G E N D

Indicates survey monument found as noted hereon.

Indicates survey control point set as noted.

Indicates record data from the deeds listed hereon.
Indicates spot elevation of existing surface.
Indicates nothing found or set.

( )

Indicates record data from recorded map 62-PM-32.[ ]

All distances are in feet and decimals thereof.
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A.P.N. 036-022-51CONDOMINIUM

CONDOMINIUM

A.P.N. 036-022-50

LISA KELLERT2018-0023706

REFERENCE ELEVATION

REFERENCE ELEVATION IS THE TOP OF THE 1/2" IRON PIPE TAGGED "R.C.E. 20919"
FOUND AS NOTED ON THE NORTH LINE OF THE KELLY PROPERTY AND ASSIGNED THE
ASSUMED ELEVATION OF 100.0'.

TOP OF PIPE ELEV.=100.0'

FOUND IN THE CONCRETE STAIR LANDING ON THE EAST LINE OF THE KELLY PROPERTY)
ESTABLISHED BETWEEN MONUMENTS NOTED AS POINT "A" (A BRASS TAG "R.C.E. 20919"
BASIS OF BEARINGS: SOUTH 63%%D 15' 24" EAST

AND POINT "B" (A 1/2" IRON PIPE, OPEN, FOUND ON THE NORTH LINE OF PINE STREET 
ABOUT 302 FEET EASTERLY FROM THE SOUTHEAST CORNER OF THE KELLY PROPERTY)
AND AS THESE TWO MONUMENTS ARE SHOWN ON THE MAP RECORDED JULY 28, 2015 IN
VOLUME 62 OF PARCEL MAPS AT PAGE 32 OF SANTA CRUZ COUNTY RECORDS, AND AS
THE BEARING S 63%%D15'24" E BETWEEN THEM HAS BEEN CALCULATED BASED ON 62-PM-32.

CALCULATED COURSE "A" TO "B" BASED ON 62-PM-32: S 63%%D15'24" E, 315.81'
FIELD-MEASURED COURSE "A" TO "B" BY THIS SURVEY: S 63%%D15'24" E, 315.76'

           L E G E N D

Indicates survey monument found as noted hereon.

Indicates survey control point set as noted.

Indicates record data from the deeds listed hereon.
Indicates spot elevation of existing surface.
Indicates nothing found or set.

( )

Indicates record data from recorded map 62-PM-32.[ ]

All distances are in feet and decimals thereof.
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Public Works Standard Conditions of Approval 

1. Public Works Standard Detail BMP STRM (Stormwater
Pollution Prevention and Protection for Construction Projects)
shall be printed in full and incorporated as a sheet in the
construction plans with the date and signature. All construction
shall be done in accordance with the Public Works Standard
Detail BMP STRM. 

2. Applicant shall notify the Public Works Department 24 hours in
advance of the commencement of work. A pre-construction
inspection must be conducted by the grading official, or
appointed staff to verify compliance with the approved erosion
and sediment control plan. All BMPs, sediment and erosion
control measures shall be installed prior to the start of
construction and shall be maintained throughout project
duration. 

3. Prior to any work in the City-road right of way, an encroachment
permit shall be acquired by the contractor performing the work.
No material or equipment storage may be placed in the road
right-of-way. 

4. Prior to project final, all cracked or broken driveway
approaches, curb, gutter, or sidewalk shall be replaced per the
Public Works Standard Details and to the satisfaction of the
Public Works Department. All replaced driveway approaches,
curb, gutter or sidewalk shall meet current Accessibility
Standards. 

5. Site runoff shall not drain onto adjacent parcels or over
sidewalks. 

6. During construction, any construction activity shall be subject to
a construction noise curfew, except when otherwise specified in
the building permit issued by the City. Construction noise shall
be prohibited between the hours of nine p.m. and seven-thirty
a.m. on weekdays. Construction noise shall be prohibited on
weekends with the exception of Saturday work between nine
a.m. and four p.m. or emergency work approved by the building
official. §9.12.010B. 

7. General Site Maintenance: Keep work site clear of debris and
be aware of tracking mud, dirt, gravel into the street, and sweep
daily, cover all stockpiles and excavation spoils. Practice good
housekeeping and maintain temporary construction BMPs.
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Existing Building Costs:

Existing Residence: 1618 square feet = 323,600.00$   
200.00$                 square foot

Exisiting Garage: 494 square feet = 44,460.00$     
90.00$                   square foot

Existing Deck: 375 square feet = 9,375.00$       
25.00$                   square foot

377,435.00$   

301,948.00$   

New Construction Costs:

New Conditioned Space: 730 square feet = 146,000.00$   
200.00$                 square foot

New Garage: 352 square feet = 31,680.00$     
90.00$                   square foot

New deck/porch: 65 square feet = 1,625.00$       
25.00$                   square foot

179,305.00$   

Remodel Costs: (50% of "new construction" costs)

Remodel Conditioned Space: 748 square feet = 74,800.00$     
100.00$                 square foot

Remodel Garage: 0 square feet = -$                
45.00$                   square foot

Remodel Deck: 49 square feet = 612.50$          
12.50$                   square foot

75,412.50$     

254,717.50$   

% of Existing Value 67.5%

Total Construction/Remodel Cost

506 Pine Street, Capitola - Duplex Units A & B
CONSTRUCTION COST BREAKDOWN PER Section 17.92.070

APPLICANT COPY

Total Existing Value:

80% of Total Existing Value

Total New Construction Value:

Total Remodel Value:
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M e morand um  
 

 

DDaattee::  April 24, 2025  
 
TToo:: Brian Froelich, AICP 
 

OOrrggaanniizzaattiioonn:: City of Capitola  
 

FFrroomm:: RRM Design Group 
 

TTiittllee:: Design Review Team 
 

PPrroojjeecctt  NNaammee:: Capitola On-Call Architectural and 
Landscape Review 

PPrroojjeecctt  NNuummbbeerr:: 1783-09-PP25 

TTooppiicc:: 506 Pine Street Review 
  

 
Dear Brian, 
 
We have reviewed the proposed design for compliance with the City of Capitola Objective Standards (OS) 
Ordinance, found within Chapter 17.82 – Objective Standards for Multifamily and Mixed-Use Residential 
Development in addition to Chapter 17.72 – Landscaping, within the City Municipal Code.  
 
Project documents reviewed include City of El Monte Initial Plan Review in 13 pages; 3D Exterior Views, 
Sheet A0; Plot Plan, Sheet A1; Planning Data & Roof Plan, Sheet A2; (N) 1st Floor Plans, Sheet A3; (N) 2nd 
Floor Plans, Sheet A4; (N) SFD Elevations, Sheet A5; (N) SFD Sections, Sheet A6; (N) Duplex Addition 
Elevations, Sheet A7; (N) Duplex Addition Sections, Sheet A8; (E) Duplex Floor & Demolition Plans & 
Elevations, Sheet A9; (E) Neighboring Structures, Sheet A10; (E) Landscape, Sheet A11; and Survey, Sheet 
S1.  
 
NNeeiigghhbboorrhhoooodd  CChhaarraacctteerr  aanndd  PPaatttteerrnnss   
According to the City of Capitola Zoning Map, the project site is zoned Multi-Family Residential, Medium 
Density (RM-M). The parcel currently contains an existing duplex and is located along Pine Street, within 
an existing residential context. The area immediately surrounding the project site is characterized by a 
variety of residential land uses, including Planned Development (PD) residential parcels to the north, 
Mixed Use Neighborhood (MU-N) commercial parcels to the south across Pine Street, Multi-Family 
Residential, Medium Density (RM-M) parcels to the east, and Multi-Family Residential (RM-M) parcels to 
the west. 
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PPrroojjeecctt  DDeessiiggnn  RReevviieeww   
The project proposal consists of modifying the existing duplex through the incorporation of a second-floor 
addition and constructing a new, two-story, detached unit. The existing duplex’s architectural style most 
closely resembles a “California Ranch” architectural style and it appears the applicant intends to utilize a 
similar style on the proposed detached unit in an attempt to match the existing structures’ style. The 
proposed projects architectural style will be referred to as “California Ranch” going forward within this 
review.  
 
Site Planning 

Site planning involves an understanding of appropriate building placement and configuration, but also the 
consideration of topography, surrounding uses, landscape design, adjacent uses, hardscape, and parking. 
The applicant is proposing minor modifications to the existing site plan by maintaining the current site 
topography and uphill driveway that provides access to Pine Street. The only major modification to the 
site plan consists of the addition of the detached unit. The applicant has identified three guest parking 
spaces, found on Sheet A1, located behind the garages of Unit B and Unit C that would impact future 
residents’ ability to enter/exit their designated parking spaces. The site plan should be revised to remove 
the guest parking spaces shown as the current layout does not comply with OS 17.82.050.B.1 and Figure 
17.82-1 and restricts the use of proposed garages. Additionally, City staff has indicated guest parking 
spaces are no longer required. While a public sidewalk does not exist on the north side of Pine Street 
adjacent to the project site, the applicant should revise the site plan to establish a pedestrian connection 
from the existing duplex and proposed detached unit primary entries to the public realm, separate from 
the driveway (OS 17.82.060.C.1).  

Architecture 

Building massing, or the way the building is sized and appears, is a primary and important component of 
building design. The applicant has successfully avoided proposing a project with large unbroken masses 
through the introduction of projected and recessed wall planes and variation in wall plane heights on 
both the new detached unit and duplex addition (OS 17.82.070.A.1). Furthermore, to avoid privacy issues 
with surrounding residences, the applicant correctly setback the extents of the second floor on both units 
to limit views into neighboring yards and further break up the proposed mass and avoid an overbearing 
appearance (OS 17.82.070.A.3).  
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Project Location

Pine Street

NORTH
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PPrroojjeecctt  DDeessiiggnn  RReevviieeww   
The project proposal consists of modifying the existing duplex through the incorporation of a second-floor 
addition and constructing a new, two-story, detached unit. The existing duplex’s architectural style most 
closely resembles a “California Ranch” architectural style and it appears the applicant intends to utilize a 
similar style on the proposed detached unit in an attempt to match the existing structures’ style. The 
proposed projects architectural style will be referred to as “California Ranch” going forward within this 
review.  
 
Site Planning 

Site planning involves an understanding of appropriate building placement and configuration, but also the 
consideration of topography, surrounding uses, landscape design, adjacent uses, hardscape, and parking. 
The applicant is proposing minor modifications to the existing site plan by maintaining the current site 
topography and uphill driveway that provides access to Pine Street. The only major modification to the 
site plan consists of the addition of the detached unit. The applicant has identified three guest parking 
spaces, found on Sheet A1, located behind the garages of Unit B and Unit C that would impact future 
residents’ ability to enter/exit their designated parking spaces. The site plan should be revised to remove 
the guest parking spaces shown as the current layout does not comply with OS 17.82.050.B.1 and Figure 
17.82-1 and restricts the use of proposed garages. Additionally, City staff has indicated guest parking 
spaces are no longer required. While a public sidewalk does not exist on the north side of Pine Street 
adjacent to the project site, the applicant should revise the site plan to establish a pedestrian connection 
from the existing duplex and proposed detached unit primary entries to the public realm, separate from 
the driveway (OS 17.82.060.C.1).  

Architecture 

Building massing, or the way the building is sized and appears, is a primary and important component of 
building design. The applicant has successfully avoided proposing a project with large unbroken masses 
through the introduction of projected and recessed wall planes and variation in wall plane heights on 
both the new detached unit and duplex addition (OS 17.82.070.A.1). Furthermore, to avoid privacy issues 
with surrounding residences, the applicant correctly setback the extents of the second floor on both units 
to limit views into neighboring yards and further break up the proposed mass and avoid an overbearing 
appearance (OS 17.82.070.A.3).  
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Site Plan

The applicant should remove guest parking 
spaces from the plans as the proposed 
locations will cause ingress and egress issues 
for residents needing to access the detached 
unit/duplex garages. 

Revise the site plan to include pedestrians 
walkways connecting the public realm and 
proposed primary entries to provide safe 
connections for residents and guests.
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PPrroojjeecctt  DDeessiiggnn  RReevviieeww   
The project proposal consists of modifying the existing duplex through the incorporation of a second-floor 
addition and constructing a new, two-story, detached unit. The existing duplex’s architectural style most 
closely resembles a “California Ranch” architectural style and it appears the applicant intends to utilize a 
similar style on the proposed detached unit in an attempt to match the existing structures’ style. The 
proposed projects architectural style will be referred to as “California Ranch” going forward within this 
review.  
 
Site Planning 

Site planning involves an understanding of appropriate building placement and configuration, but also the 
consideration of topography, surrounding uses, landscape design, adjacent uses, hardscape, and parking. 
The applicant is proposing minor modifications to the existing site plan by maintaining the current site 
topography and uphill driveway that provides access to Pine Street. The only major modification to the 
site plan consists of the addition of the detached unit. The applicant has identified three guest parking 
spaces, found on Sheet A1, located behind the garages of Unit B and Unit C that would impact future 
residents’ ability to enter/exit their designated parking spaces. The site plan should be revised to remove 
the guest parking spaces shown as the current layout does not comply with OS 17.82.050.B.1 and Figure 
17.82-1 and restricts the use of proposed garages. Additionally, City staff has indicated guest parking 
spaces are no longer required. While a public sidewalk does not exist on the north side of Pine Street 
adjacent to the project site, the applicant should revise the site plan to establish a pedestrian connection 
from the existing duplex and proposed detached unit primary entries to the public realm, separate from 
the driveway (OS 17.82.060.C.1).  

Architecture 

Building massing, or the way the building is sized and appears, is a primary and important component of 
building design. The applicant has successfully avoided proposing a project with large unbroken masses 
through the introduction of projected and recessed wall planes and variation in wall plane heights on 
both the new detached unit and duplex addition (OS 17.82.070.A.1). Furthermore, to avoid privacy issues 
with surrounding residences, the applicant correctly setback the extents of the second floor on both units 
to limit views into neighboring yards and further break up the proposed mass and avoid an overbearing 
appearance (OS 17.82.070.A.3).  
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Articulation represents change in the form of a building expressed through proportion, details, wall plane 
changes, heights, and other design elements. Both the proposed detached unit and duplex addition are 
successfully designed with architectural integrity on all sides of the building through application of 
architecturally consistent detailing, thoughtful awning placement over entries, and variation in wall plane 
depth (OS 17.82.080.A.3). The proposed project primarily avoids blank wall space, however, while not 
located on an elevation fronting onto a public street, the applicant should revise the north and west 
elevations of the detached unit to remove any blank wall space larger in area than 10 feet wide by 10 feet 
high through incorporating additional windows, architectural detailing, and/or any design intervention 
that adds interest to the elevation (OS 17.82.080.B.1.a). Street facing elevations are required to provide a 
minimum of two of the following façade design strategies per OS 17.82.080.B.3: projecting windows, 
window boxes, shutters, prominent front porch, balconies, shade/screening devices, datum lines, varied 
exterior color, and/or varied building wall materials. The applicant must provide two additional façade 
design strategies consistent with the selected architectural style to satisfy the objective standard 
requirement and improve the street facing elevation of the detached unit. Potential solutions to satisfy 
the additional façade design strategy requirement includes applying similar horizontal wood siding on the 
ground plane of the proposed detached unit, incorporating a front porch on the street facing elevation, 
and/or an additional design intervention included on the list of façade design strategies.  
 
Roof forms are critical elements in providing visual interest within a project and reinforcing architectural 
style. The applicant is proposing a gabled shingle roof on both the detached unit and duplex addition, 
considered consistent with the California Ranch architectural style. While the roof style and materials are 
consistent with the existing duplex and architectural style, the applicant needs to ensure the same roof 
pitch used on the existing duplex is applied to the proposed detached unit. Moreover, the existing duplex 
features eave overhangs extended from the extents of the residence and this design intervention should 
be carried over to the proposed detached unit to solidify consistency with both the existing on-site 
structure and architectural style. The current proposal of the street facing elevation of the detached unit 
and duplex addition does not satisfy the roof design variation standards of OS 17.82.080.B.4.a and 
therefore needs to be revised to include one of the following: a roof eave projecting a minimum of two 
feet from the street facing building; a minimum of 25% of the linear frontage of the building’s street-
facing building roof line different from the remainder of the roof line via recessed/projected gabled roof 
elements, roof dormers, changes in roof heigh, or changes in pitch of roof slopes; a minimum of eighty 
percent of the linear frontage of the buildings street facing roof line with roof detail and/or 
ornamentation.  
 
 
 
 
 
 
 
 
 

Detached Unit West Elevation Detached Unit North Elevation

Detached Unit South Elevation

Incorporate a minimum of two facade design strategies per OS 
17.82.080.B.3 in a manner consistent with the selected style. Potential 
solutions include introduction of an additional material on the ground floor 
similar to the wood paneling on the existing duplex, providing a porch, 
and/or any additional design intervention that improves the street facing 
elevation. 

Revise the west and north elevations of the detached unit to remove large 
unarticulated blank wall space per OS 17.82.080.B.1.a. Potential solutions 
include additional windows, architectural detailing, variation in wall plane, 
and/or any design intervention that positively impacts the proposed 
detached unit street facing elevation. 

73

Item 6 B.



4
Detached Unit East Elevation

 

 

C apitola  A rc hite c tural De s ign R e vie w  
Page 33 o f  9 

 

Articulation represents change in the form of a building expressed through proportion, details, wall plane 
changes, heights, and other design elements. Both the proposed detached unit and duplex addition are 
successfully designed with architectural integrity on all sides of the building through application of 
architecturally consistent detailing, thoughtful awning placement over entries, and variation in wall plane 
depth (OS 17.82.080.A.3). The proposed project primarily avoids blank wall space, however, while not 
located on an elevation fronting onto a public street, the applicant should revise the north and west 
elevations of the detached unit to remove any blank wall space larger in area than 10 feet wide by 10 feet 
high through incorporating additional windows, architectural detailing, and/or any design intervention 
that adds interest to the elevation (OS 17.82.080.B.1.a). Street facing elevations are required to provide a 
minimum of two of the following façade design strategies per OS 17.82.080.B.3: projecting windows, 
window boxes, shutters, prominent front porch, balconies, shade/screening devices, datum lines, varied 
exterior color, and/or varied building wall materials. The applicant must provide two additional façade 
design strategies consistent with the selected architectural style to satisfy the objective standard 
requirement and improve the street facing elevation of the detached unit. Potential solutions to satisfy 
the additional façade design strategy requirement includes applying similar horizontal wood siding on the 
ground plane of the proposed detached unit, incorporating a front porch on the street facing elevation, 
and/or an additional design intervention included on the list of façade design strategies.  
 
Roof forms are critical elements in providing visual interest within a project and reinforcing architectural 
style. The applicant is proposing a gabled shingle roof on both the detached unit and duplex addition, 
considered consistent with the California Ranch architectural style. While the roof style and materials are 
consistent with the existing duplex and architectural style, the applicant needs to ensure the same roof 
pitch used on the existing duplex is applied to the proposed detached unit. Moreover, the existing duplex 
features eave overhangs extended from the extents of the residence and this design intervention should 
be carried over to the proposed detached unit to solidify consistency with both the existing on-site 
structure and architectural style. The current proposal of the street facing elevation of the detached unit 
and duplex addition does not satisfy the roof design variation standards of OS 17.82.080.B.4.a and 
therefore needs to be revised to include one of the following: a roof eave projecting a minimum of two 
feet from the street facing building; a minimum of 25% of the linear frontage of the building’s street-
facing building roof line different from the remainder of the roof line via recessed/projected gabled roof 
elements, roof dormers, changes in roof heigh, or changes in pitch of roof slopes; a minimum of eighty 
percent of the linear frontage of the buildings street facing roof line with roof detail and/or 
ornamentation.  
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A primary entry contributes to the overall identity of a building by defining the architectural style and 
engaging with the public realm. While the applicant has minimally emphasized the primary entry of the 
proposed detached unit, the entry faces inward and is not visible from the public realm. The applicant 
must revise the floor plan of the detached unit to provide a street facing primary entry and further 
solidify the connection with the public realm to be in compliance with OS 17.82.060.B.3.b and Figure 
17.82-3. The applicant may opt to seek director approval for entry exceptions instead of revising the floor 
plan per OS 17.82.060.B.3.c, however, this path would require the applicant to satisfy the following 
requirements: one pedestrian walkway per fifty feet of property street frontage connecting the adjacent 
sidewalk to the interior of the lot; landscaping between the residences and street; street facing buildings 
not exceeding a width of 100 feet. The applicant has minimally provided awnings/coverings in an effort to 
emphasize primary entries on the detached unit and existing duplex addition. However, to further 
establish and delineate the primary entries for future users, primary entries must include a porch, 
covered entry, or recessed entry clearly visible from the street (OS 17.82.060.C.1.a).  
 
Windows and doors help define an architectural style and add visual interest to a buildings design. The 
applicant successfully utilized sliding windows on the existing duplex, a window style considered 
consistent with the California Ranch architectural style, and the applicant should apply this window style 
to the windows on the detached unit and duplex addition. Generally, the window placement used by the 
applicant is proportional and harmonious across both proposed projects, however, to satisfy OS 
17.82.080.B.2, the applicant must revise the street facing elevation of the detached unit and duplex 
addition to project window and door trim/framing a minimum of two inches from the building wall with 
material that visually contrasts from the building wall. Additionally, the applicant must revise the windows 
shown on the street facing elevation on the detached unit and duplex addition to be inset a minimum of 
three inches from the exterior wall or frame surface (OS 17.82.080.B.2). The applicant should provide a 
window and door schedule to allow for adequate staff review and to ensure door and garage door styles 
are consistent with the proposed architectural style. Lastly, the west elevation of the detached unit 
includes a door that appears to be floating on the wall plane. To ensure safe ingress and egress from the 
doorway, the applicant should provide a step to avoid safety issues in the future.  
 
Colors and materials demonstrate aspects of articulation and complement architectural detail to 
emphasize a selected architectural style. Sheets A5 and A7 indicate the applicant intends to utilize stucco 
on the proposed detached unit and duplex addition, similar to the existing duplex on-site, and images 
have been denoted on the colors selected, however, the applicant should provide a full colors and 
materials board to allow for adequate staff review and confirm consistency with the proposed 
architectural style.  Lastly, the proposed detached unit does not include the horizontal siding shown on 
the existing duplex and the applicant should revise both the detached unit and the duplex addition to 
incorporate this design feature.  
 
 

 

 

Existing Duplex On-Site

Rendering of Proposed Detached Unit

Applicant should match the pitch of the detached unit and 
duplex addition to the existing duplex. Similarly, utilize the same 
eave overhang shown on the existing duplex on the proposed 
detached unit as this design feature is consistent with the 
selected California Ranch architectural style. 

The applicant must revise the floor 
plan to relocate the primary entry of 
the detached unit to be street facing 
to establish a connection with the 
public realm (OS 17.82.060.B.3.b).
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Look for opportunities to utilize sliding 
window style used on the existing duplex 
elsewhere on the proposed project as 
the window style is consistent with the 
California Ranch architectural style. 

Revise window location to avoid being located on a wall line.
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A primary entry contributes to the overall identity of a building by defining the architectural style and 
engaging with the public realm. While the applicant has minimally emphasized the primary entry of the 
proposed detached unit, the entry faces inward and is not visible from the public realm. The applicant 
must revise the floor plan of the detached unit to provide a street facing primary entry and further 
solidify the connection with the public realm to be in compliance with OS 17.82.060.B.3.b and Figure 
17.82-3. The applicant may opt to seek director approval for entry exceptions instead of revising the floor 
plan per OS 17.82.060.B.3.c, however, this path would require the applicant to satisfy the following 
requirements: one pedestrian walkway per fifty feet of property street frontage connecting the adjacent 
sidewalk to the interior of the lot; landscaping between the residences and street; street facing buildings 
not exceeding a width of 100 feet. The applicant has minimally provided awnings/coverings in an effort to 
emphasize primary entries on the detached unit and existing duplex addition. However, to further 
establish and delineate the primary entries for future users, primary entries must include a porch, 
covered entry, or recessed entry clearly visible from the street (OS 17.82.060.C.1.a).  
 
Windows and doors help define an architectural style and add visual interest to a buildings design. The 
applicant successfully utilized sliding windows on the existing duplex, a window style considered 
consistent with the California Ranch architectural style, and the applicant should apply this window style 
to the windows on the detached unit and duplex addition. Generally, the window placement used by the 
applicant is proportional and harmonious across both proposed projects, however, to satisfy OS 
17.82.080.B.2, the applicant must revise the street facing elevation of the detached unit and duplex 
addition to project window and door trim/framing a minimum of two inches from the building wall with 
material that visually contrasts from the building wall. Additionally, the applicant must revise the windows 
shown on the street facing elevation on the detached unit and duplex addition to be inset a minimum of 
three inches from the exterior wall or frame surface (OS 17.82.080.B.2). The applicant should provide a 
window and door schedule to allow for adequate staff review and to ensure door and garage door styles 
are consistent with the proposed architectural style. Lastly, the west elevation of the detached unit 
includes a door that appears to be floating on the wall plane. To ensure safe ingress and egress from the 
doorway, the applicant should provide a step to avoid safety issues in the future.  
 
Colors and materials demonstrate aspects of articulation and complement architectural detail to 
emphasize a selected architectural style. Sheets A5 and A7 indicate the applicant intends to utilize stucco 
on the proposed detached unit and duplex addition, similar to the existing duplex on-site, and images 
have been denoted on the colors selected, however, the applicant should provide a full colors and 
materials board to allow for adequate staff review and confirm consistency with the proposed 
architectural style.  Lastly, the proposed detached unit does not include the horizontal siding shown on 
the existing duplex and the applicant should revise both the detached unit and the duplex addition to 
incorporate this design feature.  
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A primary entry contributes to the overall identity of a building by defining the architectural style and 
engaging with the public realm. While the applicant has minimally emphasized the primary entry of the 
proposed detached unit, the entry faces inward and is not visible from the public realm. The applicant 
must revise the floor plan of the detached unit to provide a street facing primary entry and further 
solidify the connection with the public realm to be in compliance with OS 17.82.060.B.3.b and Figure 
17.82-3. The applicant may opt to seek director approval for entry exceptions instead of revising the floor 
plan per OS 17.82.060.B.3.c, however, this path would require the applicant to satisfy the following 
requirements: one pedestrian walkway per fifty feet of property street frontage connecting the adjacent 
sidewalk to the interior of the lot; landscaping between the residences and street; street facing buildings 
not exceeding a width of 100 feet. The applicant has minimally provided awnings/coverings in an effort to 
emphasize primary entries on the detached unit and existing duplex addition. However, to further 
establish and delineate the primary entries for future users, primary entries must include a porch, 
covered entry, or recessed entry clearly visible from the street (OS 17.82.060.C.1.a).  
 
Windows and doors help define an architectural style and add visual interest to a buildings design. The 
applicant successfully utilized sliding windows on the existing duplex, a window style considered 
consistent with the California Ranch architectural style, and the applicant should apply this window style 
to the windows on the detached unit and duplex addition. Generally, the window placement used by the 
applicant is proportional and harmonious across both proposed projects, however, to satisfy OS 
17.82.080.B.2, the applicant must revise the street facing elevation of the detached unit and duplex 
addition to project window and door trim/framing a minimum of two inches from the building wall with 
material that visually contrasts from the building wall. Additionally, the applicant must revise the windows 
shown on the street facing elevation on the detached unit and duplex addition to be inset a minimum of 
three inches from the exterior wall or frame surface (OS 17.82.080.B.2). The applicant should provide a 
window and door schedule to allow for adequate staff review and to ensure door and garage door styles 
are consistent with the proposed architectural style. Lastly, the west elevation of the detached unit 
includes a door that appears to be floating on the wall plane. To ensure safe ingress and egress from the 
doorway, the applicant should provide a step to avoid safety issues in the future.  
 
Colors and materials demonstrate aspects of articulation and complement architectural detail to 
emphasize a selected architectural style. Sheets A5 and A7 indicate the applicant intends to utilize stucco 
on the proposed detached unit and duplex addition, similar to the existing duplex on-site, and images 
have been denoted on the colors selected, however, the applicant should provide a full colors and 
materials board to allow for adequate staff review and confirm consistency with the proposed 
architectural style.  Lastly, the proposed detached unit does not include the horizontal siding shown on 
the existing duplex and the applicant should revise both the detached unit and the duplex addition to 
incorporate this design feature.  
 
 

 

 

Detached Unit West Elevation

Existing Duplex Addition West Elevation

Sliding Window Style

Detached Unit Street Facing Elevation

Provide landing to remove appearance 
of floating door and avoid future safety 
issues. 
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Landscaping 

The applicant has provided a Landscape Plan on Sheet A11 with a preliminary plan showing the existing 
and proposed vegetation.  However, the Landscape Plan should provide plant symbols which accurately 
reflect the width the vegetation will grow and a circle is recommended for trees and shrubs to better 
reflect the ultimate size the plants will grow (17.72.040 B.6).  The tree diameter of existing trees are 
provided on the Landscape Plan; however, outer limit of tree canopy should be included and a label 
identifying if the existing trees will remain or be removed (17.72.040 B.5).  

In general, the landscape design has an appropriate sense of unity, proportion, and balance with 
generally harmonious colors and durable plant species The vegetation appears to be primarily drought-
tolerant and generally reflects the “California Ranch” character. However, the Planting Key should list the 
genus and species of all proposed plants (17.72.040 B.6).  In particular, the Native – Edibles, Annuals & 
Perennials must provide a list of the vegetation that is proposed.  Additionally, the water use for each 
plant should be included in the Planting Key to understand the exterior water requirements for the 
project and to ensure compliance with the water use efficiency ordinance (17.72.030).  Ensure a 
minimum of ninety percent of plants and trees are drought-tolerant (low or very low water use) as 
defined by the Water Use Classification of Landscape Species - WUCOLS (17.72.060 A.1). 

To further enhance the landscape design consider including fast growing evergreen buffer species 
between existing adjacent residential homes and the proposed the second story addition on Unit B and 
the new Unit C.  Additionally, consider including erosion control groundcover and shrubs along the steep 
slope areas to reduce erosion. Lastly, consider including street trees along the frontage to increase the 
amount of shade along Pine Street. 

Moving forward, an Irrigation Plan will be required specifying the location, type, and size of all 
components of the irrigation system (17.72.040 B.7).  Where irrigation is proposed, plants must be 
grouped in separate hydrozones with plants within each irrigation valve area containing the same 
watering requirements (17.72.060 A.6). The Irrigation system shall be designed to avoid runoff, low head 
drainage, overspray, and other similar conditions where water flows outside of landscaped areas and 
contain the equipment listed in 17.72.060 B. 

General Comments 

In review of the proposed plans, the applicant appears to satisfy daylight standards established in OS 
17.82.070.B.2, however, the plans should be updated to provide daylight line to ensure satisfaction with 
this requirement.  
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project and to ensure compliance with the water use efficiency ordinance (17.72.030).  Ensure a 
minimum of ninety percent of plants and trees are drought-tolerant (low or very low water use) as 
defined by the Water Use Classification of Landscape Species - WUCOLS (17.72.060 A.1). 

To further enhance the landscape design consider including fast growing evergreen buffer species 
between existing adjacent residential homes and the proposed the second story addition on Unit B and 
the new Unit C.  Additionally, consider including erosion control groundcover and shrubs along the steep 
slope areas to reduce erosion. Lastly, consider including street trees along the frontage to increase the 
amount of shade along Pine Street. 

Moving forward, an Irrigation Plan will be required specifying the location, type, and size of all 
components of the irrigation system (17.72.040 B.7).  Where irrigation is proposed, plants must be 
grouped in separate hydrozones with plants within each irrigation valve area containing the same 
watering requirements (17.72.060 A.6). The Irrigation system shall be designed to avoid runoff, low head 
drainage, overspray, and other similar conditions where water flows outside of landscaped areas and 
contain the equipment listed in 17.72.060 B. 

General Comments 

In review of the proposed plans, the applicant appears to satisfy daylight standards established in OS 
17.82.070.B.2, however, the plans should be updated to provide daylight line to ensure satisfaction with 
this requirement.  

  
 
 
 
  

Site Plan

Consider including fast growing evergreen buffer 
species between existing adjacent residential 
homes and proposed second story addition on 
Unit B and the new Unit C. 

Look for opportunities to include erosion control 
groundcover and shrubs along the steep slope 
areas to reduce erosion. 

Consider including street trees along the frontage 
to increase the amount of shade along Pine 
Street. 
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Landscaping 

The applicant has provided a Landscape Plan on Sheet A11 with a preliminary plan showing the existing 
and proposed vegetation.  However, the Landscape Plan should provide plant symbols which accurately 
reflect the width the vegetation will grow and a circle is recommended for trees and shrubs to better 
reflect the ultimate size the plants will grow (17.72.040 B.6).  The tree diameter of existing trees are 
provided on the Landscape Plan; however, outer limit of tree canopy should be included and a label 
identifying if the existing trees will remain or be removed (17.72.040 B.5).  

In general, the landscape design has an appropriate sense of unity, proportion, and balance with 
generally harmonious colors and durable plant species The vegetation appears to be primarily drought-
tolerant and generally reflects the “California Ranch” character. However, the Planting Key should list the 
genus and species of all proposed plants (17.72.040 B.6).  In particular, the Native – Edibles, Annuals & 
Perennials must provide a list of the vegetation that is proposed.  Additionally, the water use for each 
plant should be included in the Planting Key to understand the exterior water requirements for the 
project and to ensure compliance with the water use efficiency ordinance (17.72.030).  Ensure a 
minimum of ninety percent of plants and trees are drought-tolerant (low or very low water use) as 
defined by the Water Use Classification of Landscape Species - WUCOLS (17.72.060 A.1). 

To further enhance the landscape design consider including fast growing evergreen buffer species 
between existing adjacent residential homes and the proposed the second story addition on Unit B and 
the new Unit C.  Additionally, consider including erosion control groundcover and shrubs along the steep 
slope areas to reduce erosion. Lastly, consider including street trees along the frontage to increase the 
amount of shade along Pine Street. 

Moving forward, an Irrigation Plan will be required specifying the location, type, and size of all 
components of the irrigation system (17.72.040 B.7).  Where irrigation is proposed, plants must be 
grouped in separate hydrozones with plants within each irrigation valve area containing the same 
watering requirements (17.72.060 A.6). The Irrigation system shall be designed to avoid runoff, low head 
drainage, overspray, and other similar conditions where water flows outside of landscaped areas and 
contain the equipment listed in 17.72.060 B. 

General Comments 

In review of the proposed plans, the applicant appears to satisfy daylight standards established in OS 
17.82.070.B.2, however, the plans should be updated to provide daylight line to ensure satisfaction with 
this requirement.  
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AAddddiittiioonnaall  IInnffoorrmmaattiioonn  NNeeeeddeedd   
The following project information is needed to ensure adequate staff review going forward: 

1. Include a window and door schedule to allow for adequate staff review and ensure selected doors are 
consistent with the California Ranch architectural style.   

2. Provide a full colors and materials board to verify selected colors and materials are consistent with 
the surrounding neighborhood and consistent with the intended architectural style.   

3. The Planting Key should list the genus and species of all proposed plants (17.72.040 B.6) and the 
water use for each plant should be included in the Planting Key to understand the exterior water 
requirements for the project and to ensure compliance with the water use efficiency ordinance 
(17.72.030).    

4. Provide an irrigation plan specifying the location, type, and size of all components of the irrigation 
system (17.72.040 B.7).    
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DDeessiiggnn  RReeccoommmmeennddaattiioonnss   
The following recommendations are made to better respond to the proposed “California Ranch” 
architectural style and to enhance the overall project design.  
 
Site Planning 

1. Revise the site plan to create a pedestrian connection from the existing duplex and proposed 
detached unit primary entries to the public realm to allow for safe passage for residents and guests 
(OS 17.82.060.C.1).  
 

2. Remove the guest parking spaces as the inclusion of the guest parking spaces impacts the applicants 
ability to comply with OS 17.82.050.B.1 as parking spaces are not permitted to be located between a 
dwelling structure and front property line.  

Architecture 

3. Seek opportunities to modify the north and west elevations of the detached unit to remove blank 
wall space larger than 10 feet wide by 10 feet high through incorporating additional windows, 
architectural detailing, and/or any design intervention that adds interest to the elevation (OS 
17.82.080.B.1).  
 

4. Incorporate two additional façade design strategies on the detached unit and duplex addition street 
facing elevations. This design intervention could come in the form of applying similar horizontal wood 
siding on the ground plane of the proposed detached unit/duplex addition or incorporating a front 
porch (OS 17.82.080.B.3).  

 
5. Utilize the same roof pitch used on the existing duplex on the proposed detached unit to ensure 

consistency with the intended architectural style and establish consistency with existing structure on-
site. 

 
6. Ensure the existing duplex eave overhang design feature extended from the exterior walls is carried 

over to the proposed detached unit to solidify consistency with both the existing on-site structure 
and architectural style. 

 
7. Incorporate a roof eave projecting a minimum of two feet from the street facing building; a minimum 

of 25% of the linear frontage of the building’s street-facing building roof line different from the 
remainder of the roof line via recessed/projected gabled roof elements, roof dormers, changes in 
roof heigh, or changes in pitch of roof slopes; or a minimum of eighty percent of the linear frontage 
of the buildings street facing roof line with roof detail and/or ornamentation to satisfy OS 
17.82.080.B.4.a.  
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DDeessiiggnn  RReeccoommmmeennddaattiioonnss   
The following recommendations are made to better respond to the proposed “California Ranch” 
architectural style and to enhance the overall project design.  
 
Site Planning 

1. Revise the site plan to create a pedestrian connection from the existing duplex and proposed 
detached unit primary entries to the public realm to allow for safe passage for residents and guests 
(OS 17.82.060.C.1).  
 

2. Remove the guest parking spaces as the inclusion of the guest parking spaces impacts the applicants 
ability to comply with OS 17.82.050.B.1 as parking spaces are not permitted to be located between a 
dwelling structure and front property line.  

Architecture 

3. Seek opportunities to modify the north and west elevations of the detached unit to remove blank 
wall space larger than 10 feet wide by 10 feet high through incorporating additional windows, 
architectural detailing, and/or any design intervention that adds interest to the elevation (OS 
17.82.080.B.1).  
 

4. Incorporate two additional façade design strategies on the detached unit and duplex addition street 
facing elevations. This design intervention could come in the form of applying similar horizontal wood 
siding on the ground plane of the proposed detached unit/duplex addition or incorporating a front 
porch (OS 17.82.080.B.3).  

 
5. Utilize the same roof pitch used on the existing duplex on the proposed detached unit to ensure 

consistency with the intended architectural style and establish consistency with existing structure on-
site. 

 
6. Ensure the existing duplex eave overhang design feature extended from the exterior walls is carried 

over to the proposed detached unit to solidify consistency with both the existing on-site structure 
and architectural style. 

 
7. Incorporate a roof eave projecting a minimum of two feet from the street facing building; a minimum 

of 25% of the linear frontage of the building’s street-facing building roof line different from the 
remainder of the roof line via recessed/projected gabled roof elements, roof dormers, changes in 
roof heigh, or changes in pitch of roof slopes; or a minimum of eighty percent of the linear frontage 
of the buildings street facing roof line with roof detail and/or ornamentation to satisfy OS 
17.82.080.B.4.a.  
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8. Revise the floor plan of the detached unit to allow for a street facing primary entry and further 
solidify the connection with the public realm (OS 17.82.060.B.3) or seek director approval for entry 
exceptions via OS 17.82.060.B.3.c.  

 
9. Modify proposed entryways to include a porch, covered entry, or recessed entry clearly visible from 

the street (OS 17.82.060.C.1.a).  
 

10. Seek opportunities to utilize the sliding window style used on the existing duplex elsewhere on the 
project, including the detached unit and duplex addition.  

 
11. Revise the street facing elevation of the detached unit to project window and door trim/framing a 

minimum of two inches from the building wall with material that visually contrasts from the building 
wall (OS 17.82.080.B.2). 

 
12. Revise the windows shown on the street facing elevation on the detached unit to be inset a minimum 

of three inches from the exterior wall or frame surface (OS 17.82.080.B.2). 
 

13. Provide a stepdown from the proposed doorway shown on the west elevation of the detached unit to 
avoid safety issues in the future.  

 
14. Modify both the detached unit and the duplex addition to incorporate the horizontal siding shown on 

the existing duplex onto the proposed detached unit.  
 
Landscape  

15. Utilize plant symbols which accurately reflect the width the vegetation will grow and a circle is 
recommended for trees and shrubs to better reflect the ultimate size the plants will grow (17.72.040 
B.6). 
 

16. Identify the outer limit of tree canopy with a label indicating if the existing trees will remain or be 
removed (17.72.040 B.5). 

 
17. Consider including fast growing evergreen buffer species between existing adjacent residential homes 

and the proposed the second story addition on Unit B and the new Unit C. 
 

18. Look for opportunities to include erosion control groundcover and shrubs along the steep slope areas 
to reduce erosion.  

 
19. Consider including street trees along the frontage to increase the amount of shade along Pine Street. 
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Overall, we feel the applicant has proposed a project that is appropriate to the location and surrounding 
context of the site. However, as addressed above, we have a number of concerns regarding articulation, 
primary entries, window styles, and materials/colors, among others, that will have to be adequately 
addressed by the applicant to ensure a project that appropriately reflects the existing neighborhood 
context while also being consistent with City’s desire for high quality new developments.  
 
Very truly yours, 
 

RRRRMM  DDeessiiggnn  GGrroouupp   
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M e morand um  
 

 

DDaattee::  April 24, 2025  
 
TToo:: Brian Froelich, AICP 
 

OOrrggaanniizzaattiioonn:: City of Capitola  
 

FFrroomm:: RRM Design Group 
 

TTiittllee:: Design Review Team 
 

PPrroojjeecctt  NNaammee:: Capitola On-Call Architectural and 
Landscape Review 

PPrroojjeecctt  NNuummbbeerr:: 1783-09-PP25 

TTooppiicc:: 506 Pine Street Review 
  

 
Dear Brian, 
 
We have reviewed the proposed design for compliance with the City of Capitola Objective Standards (OS) 
Ordinance, found within Chapter 17.82 – Objective Standards for Multifamily and Mixed-Use Residential 
Development in addition to Chapter 17.72 – Landscaping, within the City Municipal Code.  
 
Project documents reviewed include City of El Monte Initial Plan Review in 13 pages; 3D Exterior Views, 
Sheet A0; Plot Plan, Sheet A1; Planning Data & Roof Plan, Sheet A2; (N) 1st Floor Plans, Sheet A3; (N) 2nd 
Floor Plans, Sheet A4; (N) SFD Elevations, Sheet A5; (N) SFD Sections, Sheet A6; (N) Duplex Addition 
Elevations, Sheet A7; (N) Duplex Addition Sections, Sheet A8; (E) Duplex Floor & Demolition Plans & 
Elevations, Sheet A9; (E) Neighboring Structures, Sheet A10; (E) Landscape, Sheet A11; and Survey, Sheet 
S1.  
 
NNeeiigghhbboorrhhoooodd  CChhaarraacctteerr  aanndd  PPaatttteerrnnss   
According to the City of Capitola Zoning Map, the project site is zoned Multi-Family Residential, Medium 
Density (RM-M). The parcel currently contains an existing duplex and is located along Pine Street, within 
an existing residential context. The area immediately surrounding the project site is characterized by a 
variety of residential land uses, including Planned Development (PD) residential parcels to the north, 
Mixed Use Neighborhood (MU-N) commercial parcels to the south across Pine Street, Multi-Family 
Residential, Medium Density (RM-M) parcels to the east, and Multi-Family Residential (RM-M) parcels to 
the west. 
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PPrroojjeecctt  DDeessiiggnn  RReevviieeww   
The project proposal consists of modifying the existing duplex through the incorporation of a second-floor 
addition and constructing a new, two-story, detached unit. The existing duplex’s architectural style most 
closely resembles a “California Ranch” architectural style and it appears the applicant intends to utilize a 
similar style on the proposed detached unit in an attempt to match the existing structures’ style. The 
proposed projects architectural style will be referred to as “California Ranch” going forward within this 
review.  
 
Site Planning 

Site planning involves an understanding of appropriate building placement and configuration, but also the 
consideration of topography, surrounding uses, landscape design, adjacent uses, hardscape, and parking. 
The applicant is proposing minor modifications to the existing site plan by maintaining the current site 
topography and uphill driveway that provides access to Pine Street. The only major modification to the 
site plan consists of the addition of the detached unit. The applicant has identified three guest parking 
spaces, found on Sheet A1, located behind the garages of Unit B and Unit C that would impact future 
residents’ ability to enter/exit their designated parking spaces. The site plan should be revised to remove 
the guest parking spaces shown as the current layout does not comply with OS 17.82.050.B.1 and Figure 
17.82-1 and restricts the use of proposed garages. Additionally, City staff has indicated guest parking 
spaces are no longer required. While a public sidewalk does not exist on the north side of Pine Street 
adjacent to the project site, the applicant should revise the site plan to establish a pedestrian connection 
from the existing duplex and proposed detached unit primary entries to the public realm, separate from 
the driveway (OS 17.82.060.C.1).  

Architecture 

Building massing, or the way the building is sized and appears, is a primary and important component of 
building design. The applicant has successfully avoided proposing a project with large unbroken masses 
through the introduction of projected and recessed wall planes and variation in wall plane heights on 
both the new detached unit and duplex addition (OS 17.82.070.A.1). Furthermore, to avoid privacy issues 
with surrounding residences, the applicant correctly setback the extents of the second floor on both units 
to limit views into neighboring yards and further break up the proposed mass and avoid an overbearing 
appearance (OS 17.82.070.A.3).  
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PPrroojjeecctt  DDeessiiggnn  RReevviieeww   
The project proposal consists of modifying the existing duplex through the incorporation of a second-floor 
addition and constructing a new, two-story, detached unit. The existing duplex’s architectural style most 
closely resembles a “California Ranch” architectural style and it appears the applicant intends to utilize a 
similar style on the proposed detached unit in an attempt to match the existing structures’ style. The 
proposed projects architectural style will be referred to as “California Ranch” going forward within this 
review.  
 
Site Planning 

Site planning involves an understanding of appropriate building placement and configuration, but also the 
consideration of topography, surrounding uses, landscape design, adjacent uses, hardscape, and parking. 
The applicant is proposing minor modifications to the existing site plan by maintaining the current site 
topography and uphill driveway that provides access to Pine Street. The only major modification to the 
site plan consists of the addition of the detached unit. The applicant has identified three guest parking 
spaces, found on Sheet A1, located behind the garages of Unit B and Unit C that would impact future 
residents’ ability to enter/exit their designated parking spaces. The site plan should be revised to remove 
the guest parking spaces shown as the current layout does not comply with OS 17.82.050.B.1 and Figure 
17.82-1 and restricts the use of proposed garages. Additionally, City staff has indicated guest parking 
spaces are no longer required. While a public sidewalk does not exist on the north side of Pine Street 
adjacent to the project site, the applicant should revise the site plan to establish a pedestrian connection 
from the existing duplex and proposed detached unit primary entries to the public realm, separate from 
the driveway (OS 17.82.060.C.1).  

Architecture 

Building massing, or the way the building is sized and appears, is a primary and important component of 
building design. The applicant has successfully avoided proposing a project with large unbroken masses 
through the introduction of projected and recessed wall planes and variation in wall plane heights on 
both the new detached unit and duplex addition (OS 17.82.070.A.1). Furthermore, to avoid privacy issues 
with surrounding residences, the applicant correctly setback the extents of the second floor on both units 
to limit views into neighboring yards and further break up the proposed mass and avoid an overbearing 
appearance (OS 17.82.070.A.3).  
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Site Plan

The applicant should remove guest parking 
spaces from the plans as the proposed 
locations will cause ingress and egress issues 
for residents needing to access the detached 
unit/duplex garages. 

Revise the site plan to include pedestrians 
walkways connecting the public realm and 
proposed primary entries to provide safe 
connections for residents and guests.
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PPrroojjeecctt  DDeessiiggnn  RReevviieeww   
The project proposal consists of modifying the existing duplex through the incorporation of a second-floor 
addition and constructing a new, two-story, detached unit. The existing duplex’s architectural style most 
closely resembles a “California Ranch” architectural style and it appears the applicant intends to utilize a 
similar style on the proposed detached unit in an attempt to match the existing structures’ style. The 
proposed projects architectural style will be referred to as “California Ranch” going forward within this 
review.  
 
Site Planning 

Site planning involves an understanding of appropriate building placement and configuration, but also the 
consideration of topography, surrounding uses, landscape design, adjacent uses, hardscape, and parking. 
The applicant is proposing minor modifications to the existing site plan by maintaining the current site 
topography and uphill driveway that provides access to Pine Street. The only major modification to the 
site plan consists of the addition of the detached unit. The applicant has identified three guest parking 
spaces, found on Sheet A1, located behind the garages of Unit B and Unit C that would impact future 
residents’ ability to enter/exit their designated parking spaces. The site plan should be revised to remove 
the guest parking spaces shown as the current layout does not comply with OS 17.82.050.B.1 and Figure 
17.82-1 and restricts the use of proposed garages. Additionally, City staff has indicated guest parking 
spaces are no longer required. While a public sidewalk does not exist on the north side of Pine Street 
adjacent to the project site, the applicant should revise the site plan to establish a pedestrian connection 
from the existing duplex and proposed detached unit primary entries to the public realm, separate from 
the driveway (OS 17.82.060.C.1).  

Architecture 

Building massing, or the way the building is sized and appears, is a primary and important component of 
building design. The applicant has successfully avoided proposing a project with large unbroken masses 
through the introduction of projected and recessed wall planes and variation in wall plane heights on 
both the new detached unit and duplex addition (OS 17.82.070.A.1). Furthermore, to avoid privacy issues 
with surrounding residences, the applicant correctly setback the extents of the second floor on both units 
to limit views into neighboring yards and further break up the proposed mass and avoid an overbearing 
appearance (OS 17.82.070.A.3).  
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Articulation represents change in the form of a building expressed through proportion, details, wall plane 
changes, heights, and other design elements. Both the proposed detached unit and duplex addition are 
successfully designed with architectural integrity on all sides of the building through application of 
architecturally consistent detailing, thoughtful awning placement over entries, and variation in wall plane 
depth (OS 17.82.080.A.3). The proposed project primarily avoids blank wall space, however, while not 
located on an elevation fronting onto a public street, the applicant should revise the north and west 
elevations of the detached unit to remove any blank wall space larger in area than 10 feet wide by 10 feet 
high through incorporating additional windows, architectural detailing, and/or any design intervention 
that adds interest to the elevation (OS 17.82.080.B.1.a). Street facing elevations are required to provide a 
minimum of two of the following façade design strategies per OS 17.82.080.B.3: projecting windows, 
window boxes, shutters, prominent front porch, balconies, shade/screening devices, datum lines, varied 
exterior color, and/or varied building wall materials. The applicant must provide two additional façade 
design strategies consistent with the selected architectural style to satisfy the objective standard 
requirement and improve the street facing elevation of the detached unit. Potential solutions to satisfy 
the additional façade design strategy requirement includes applying similar horizontal wood siding on the 
ground plane of the proposed detached unit, incorporating a front porch on the street facing elevation, 
and/or an additional design intervention included on the list of façade design strategies.  
 
Roof forms are critical elements in providing visual interest within a project and reinforcing architectural 
style. The applicant is proposing a gabled shingle roof on both the detached unit and duplex addition, 
considered consistent with the California Ranch architectural style. While the roof style and materials are 
consistent with the existing duplex and architectural style, the applicant needs to ensure the same roof 
pitch used on the existing duplex is applied to the proposed detached unit. Moreover, the existing duplex 
features eave overhangs extended from the extents of the residence and this design intervention should 
be carried over to the proposed detached unit to solidify consistency with both the existing on-site 
structure and architectural style. The current proposal of the street facing elevation of the detached unit 
and duplex addition does not satisfy the roof design variation standards of OS 17.82.080.B.4.a and 
therefore needs to be revised to include one of the following: a roof eave projecting a minimum of two 
feet from the street facing building; a minimum of 25% of the linear frontage of the building’s street-
facing building roof line different from the remainder of the roof line via recessed/projected gabled roof 
elements, roof dormers, changes in roof heigh, or changes in pitch of roof slopes; a minimum of eighty 
percent of the linear frontage of the buildings street facing roof line with roof detail and/or 
ornamentation.  
 
 
 
 
 
 
 
 
 

Detached Unit West Elevation Detached Unit North Elevation

Detached Unit South Elevation

Incorporate a minimum of two facade design strategies per OS 
17.82.080.B.3 in a manner consistent with the selected style. Potential 
solutions include introduction of an additional material on the ground floor 
similar to the wood paneling on the existing duplex, providing a porch, 
and/or any additional design intervention that improves the street facing 
elevation. 

Revise the west and north elevations of the detached unit to remove large 
unarticulated blank wall space per OS 17.82.080.B.1.a. Potential solutions 
include additional windows, architectural detailing, variation in wall plane, 
and/or any design intervention that positively impacts the proposed 
detached unit street facing elevation. 
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Articulation represents change in the form of a building expressed through proportion, details, wall plane 
changes, heights, and other design elements. Both the proposed detached unit and duplex addition are 
successfully designed with architectural integrity on all sides of the building through application of 
architecturally consistent detailing, thoughtful awning placement over entries, and variation in wall plane 
depth (OS 17.82.080.A.3). The proposed project primarily avoids blank wall space, however, while not 
located on an elevation fronting onto a public street, the applicant should revise the north and west 
elevations of the detached unit to remove any blank wall space larger in area than 10 feet wide by 10 feet 
high through incorporating additional windows, architectural detailing, and/or any design intervention 
that adds interest to the elevation (OS 17.82.080.B.1.a). Street facing elevations are required to provide a 
minimum of two of the following façade design strategies per OS 17.82.080.B.3: projecting windows, 
window boxes, shutters, prominent front porch, balconies, shade/screening devices, datum lines, varied 
exterior color, and/or varied building wall materials. The applicant must provide two additional façade 
design strategies consistent with the selected architectural style to satisfy the objective standard 
requirement and improve the street facing elevation of the detached unit. Potential solutions to satisfy 
the additional façade design strategy requirement includes applying similar horizontal wood siding on the 
ground plane of the proposed detached unit, incorporating a front porch on the street facing elevation, 
and/or an additional design intervention included on the list of façade design strategies.  
 
Roof forms are critical elements in providing visual interest within a project and reinforcing architectural 
style. The applicant is proposing a gabled shingle roof on both the detached unit and duplex addition, 
considered consistent with the California Ranch architectural style. While the roof style and materials are 
consistent with the existing duplex and architectural style, the applicant needs to ensure the same roof 
pitch used on the existing duplex is applied to the proposed detached unit. Moreover, the existing duplex 
features eave overhangs extended from the extents of the residence and this design intervention should 
be carried over to the proposed detached unit to solidify consistency with both the existing on-site 
structure and architectural style. The current proposal of the street facing elevation of the detached unit 
and duplex addition does not satisfy the roof design variation standards of OS 17.82.080.B.4.a and 
therefore needs to be revised to include one of the following: a roof eave projecting a minimum of two 
feet from the street facing building; a minimum of 25% of the linear frontage of the building’s street-
facing building roof line different from the remainder of the roof line via recessed/projected gabled roof 
elements, roof dormers, changes in roof heigh, or changes in pitch of roof slopes; a minimum of eighty 
percent of the linear frontage of the buildings street facing roof line with roof detail and/or 
ornamentation.  
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A primary entry contributes to the overall identity of a building by defining the architectural style and 
engaging with the public realm. While the applicant has minimally emphasized the primary entry of the 
proposed detached unit, the entry faces inward and is not visible from the public realm. The applicant 
must revise the floor plan of the detached unit to provide a street facing primary entry and further 
solidify the connection with the public realm to be in compliance with OS 17.82.060.B.3.b and Figure 
17.82-3. The applicant may opt to seek director approval for entry exceptions instead of revising the floor 
plan per OS 17.82.060.B.3.c, however, this path would require the applicant to satisfy the following 
requirements: one pedestrian walkway per fifty feet of property street frontage connecting the adjacent 
sidewalk to the interior of the lot; landscaping between the residences and street; street facing buildings 
not exceeding a width of 100 feet. The applicant has minimally provided awnings/coverings in an effort to 
emphasize primary entries on the detached unit and existing duplex addition. However, to further 
establish and delineate the primary entries for future users, primary entries must include a porch, 
covered entry, or recessed entry clearly visible from the street (OS 17.82.060.C.1.a).  
 
Windows and doors help define an architectural style and add visual interest to a buildings design. The 
applicant successfully utilized sliding windows on the existing duplex, a window style considered 
consistent with the California Ranch architectural style, and the applicant should apply this window style 
to the windows on the detached unit and duplex addition. Generally, the window placement used by the 
applicant is proportional and harmonious across both proposed projects, however, to satisfy OS 
17.82.080.B.2, the applicant must revise the street facing elevation of the detached unit and duplex 
addition to project window and door trim/framing a minimum of two inches from the building wall with 
material that visually contrasts from the building wall. Additionally, the applicant must revise the windows 
shown on the street facing elevation on the detached unit and duplex addition to be inset a minimum of 
three inches from the exterior wall or frame surface (OS 17.82.080.B.2). The applicant should provide a 
window and door schedule to allow for adequate staff review and to ensure door and garage door styles 
are consistent with the proposed architectural style. Lastly, the west elevation of the detached unit 
includes a door that appears to be floating on the wall plane. To ensure safe ingress and egress from the 
doorway, the applicant should provide a step to avoid safety issues in the future.  
 
Colors and materials demonstrate aspects of articulation and complement architectural detail to 
emphasize a selected architectural style. Sheets A5 and A7 indicate the applicant intends to utilize stucco 
on the proposed detached unit and duplex addition, similar to the existing duplex on-site, and images 
have been denoted on the colors selected, however, the applicant should provide a full colors and 
materials board to allow for adequate staff review and confirm consistency with the proposed 
architectural style.  Lastly, the proposed detached unit does not include the horizontal siding shown on 
the existing duplex and the applicant should revise both the detached unit and the duplex addition to 
incorporate this design feature.  
 
 

 

 

Existing Duplex On-Site

Rendering of Proposed Detached Unit

Applicant should match the pitch of the detached unit and 
duplex addition to the existing duplex. Similarly, utilize the same 
eave overhang shown on the existing duplex on the proposed 
detached unit as this design feature is consistent with the 
selected California Ranch architectural style. 

The applicant must revise the floor 
plan to relocate the primary entry of 
the detached unit to be street facing 
to establish a connection with the 
public realm (OS 17.82.060.B.3.b).
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Look for opportunities to utilize sliding 
window style used on the existing duplex 
elsewhere on the proposed project as 
the window style is consistent with the 
California Ranch architectural style. 

Revise window location to avoid being located on a wall line.
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A primary entry contributes to the overall identity of a building by defining the architectural style and 
engaging with the public realm. While the applicant has minimally emphasized the primary entry of the 
proposed detached unit, the entry faces inward and is not visible from the public realm. The applicant 
must revise the floor plan of the detached unit to provide a street facing primary entry and further 
solidify the connection with the public realm to be in compliance with OS 17.82.060.B.3.b and Figure 
17.82-3. The applicant may opt to seek director approval for entry exceptions instead of revising the floor 
plan per OS 17.82.060.B.3.c, however, this path would require the applicant to satisfy the following 
requirements: one pedestrian walkway per fifty feet of property street frontage connecting the adjacent 
sidewalk to the interior of the lot; landscaping between the residences and street; street facing buildings 
not exceeding a width of 100 feet. The applicant has minimally provided awnings/coverings in an effort to 
emphasize primary entries on the detached unit and existing duplex addition. However, to further 
establish and delineate the primary entries for future users, primary entries must include a porch, 
covered entry, or recessed entry clearly visible from the street (OS 17.82.060.C.1.a).  
 
Windows and doors help define an architectural style and add visual interest to a buildings design. The 
applicant successfully utilized sliding windows on the existing duplex, a window style considered 
consistent with the California Ranch architectural style, and the applicant should apply this window style 
to the windows on the detached unit and duplex addition. Generally, the window placement used by the 
applicant is proportional and harmonious across both proposed projects, however, to satisfy OS 
17.82.080.B.2, the applicant must revise the street facing elevation of the detached unit and duplex 
addition to project window and door trim/framing a minimum of two inches from the building wall with 
material that visually contrasts from the building wall. Additionally, the applicant must revise the windows 
shown on the street facing elevation on the detached unit and duplex addition to be inset a minimum of 
three inches from the exterior wall or frame surface (OS 17.82.080.B.2). The applicant should provide a 
window and door schedule to allow for adequate staff review and to ensure door and garage door styles 
are consistent with the proposed architectural style. Lastly, the west elevation of the detached unit 
includes a door that appears to be floating on the wall plane. To ensure safe ingress and egress from the 
doorway, the applicant should provide a step to avoid safety issues in the future.  
 
Colors and materials demonstrate aspects of articulation and complement architectural detail to 
emphasize a selected architectural style. Sheets A5 and A7 indicate the applicant intends to utilize stucco 
on the proposed detached unit and duplex addition, similar to the existing duplex on-site, and images 
have been denoted on the colors selected, however, the applicant should provide a full colors and 
materials board to allow for adequate staff review and confirm consistency with the proposed 
architectural style.  Lastly, the proposed detached unit does not include the horizontal siding shown on 
the existing duplex and the applicant should revise both the detached unit and the duplex addition to 
incorporate this design feature.  
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Colors and materials demonstrate aspects of articulation and complement architectural detail to 
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Detached Unit West Elevation

Existing Duplex Addition West Elevation

Sliding Window Style

Detached Unit Street Facing Elevation

Provide landing to remove appearance 
of floating door and avoid future safety 
issues. 
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Landscaping 

The applicant has provided a Landscape Plan on Sheet A11 with a preliminary plan showing the existing 
and proposed vegetation.  However, the Landscape Plan should provide plant symbols which accurately 
reflect the width the vegetation will grow and a circle is recommended for trees and shrubs to better 
reflect the ultimate size the plants will grow (17.72.040 B.6).  The tree diameter of existing trees are 
provided on the Landscape Plan; however, outer limit of tree canopy should be included and a label 
identifying if the existing trees will remain or be removed (17.72.040 B.5).  

In general, the landscape design has an appropriate sense of unity, proportion, and balance with 
generally harmonious colors and durable plant species The vegetation appears to be primarily drought-
tolerant and generally reflects the “California Ranch” character. However, the Planting Key should list the 
genus and species of all proposed plants (17.72.040 B.6).  In particular, the Native – Edibles, Annuals & 
Perennials must provide a list of the vegetation that is proposed.  Additionally, the water use for each 
plant should be included in the Planting Key to understand the exterior water requirements for the 
project and to ensure compliance with the water use efficiency ordinance (17.72.030).  Ensure a 
minimum of ninety percent of plants and trees are drought-tolerant (low or very low water use) as 
defined by the Water Use Classification of Landscape Species - WUCOLS (17.72.060 A.1). 

To further enhance the landscape design consider including fast growing evergreen buffer species 
between existing adjacent residential homes and the proposed the second story addition on Unit B and 
the new Unit C.  Additionally, consider including erosion control groundcover and shrubs along the steep 
slope areas to reduce erosion. Lastly, consider including street trees along the frontage to increase the 
amount of shade along Pine Street. 

Moving forward, an Irrigation Plan will be required specifying the location, type, and size of all 
components of the irrigation system (17.72.040 B.7).  Where irrigation is proposed, plants must be 
grouped in separate hydrozones with plants within each irrigation valve area containing the same 
watering requirements (17.72.060 A.6). The Irrigation system shall be designed to avoid runoff, low head 
drainage, overspray, and other similar conditions where water flows outside of landscaped areas and 
contain the equipment listed in 17.72.060 B. 

General Comments 

In review of the proposed plans, the applicant appears to satisfy daylight standards established in OS 
17.82.070.B.2, however, the plans should be updated to provide daylight line to ensure satisfaction with 
this requirement.  
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Site Plan

Consider including fast growing evergreen buffer 
species between existing adjacent residential 
homes and proposed second story addition on 
Unit B and the new Unit C. 

Look for opportunities to include erosion control 
groundcover and shrubs along the steep slope 
areas to reduce erosion. 

Consider including street trees along the frontage 
to increase the amount of shade along Pine 
Street. 
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AAddddiittiioonnaall  IInnffoorrmmaattiioonn  NNeeeeddeedd   
The following project information is needed to ensure adequate staff review going forward: 

1. Include a window and door schedule to allow for adequate staff review and ensure selected doors are 
consistent with the California Ranch architectural style.   

2. Provide a full colors and materials board to verify selected colors and materials are consistent with 
the surrounding neighborhood and consistent with the intended architectural style.   

3. The Planting Key should list the genus and species of all proposed plants (17.72.040 B.6) and the 
water use for each plant should be included in the Planting Key to understand the exterior water 
requirements for the project and to ensure compliance with the water use efficiency ordinance 
(17.72.030).    

4. Provide an irrigation plan specifying the location, type, and size of all components of the irrigation 
system (17.72.040 B.7).    
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DDeessiiggnn  RReeccoommmmeennddaattiioonnss   
The following recommendations are made to better respond to the proposed “California Ranch” 
architectural style and to enhance the overall project design.  
 
Site Planning 

1. Revise the site plan to create a pedestrian connection from the existing duplex and proposed 
detached unit primary entries to the public realm to allow for safe passage for residents and guests 
(OS 17.82.060.C.1).  
 

2. Remove the guest parking spaces as the inclusion of the guest parking spaces impacts the applicants 
ability to comply with OS 17.82.050.B.1 as parking spaces are not permitted to be located between a 
dwelling structure and front property line.  

Architecture 

3. Seek opportunities to modify the north and west elevations of the detached unit to remove blank 
wall space larger than 10 feet wide by 10 feet high through incorporating additional windows, 
architectural detailing, and/or any design intervention that adds interest to the elevation (OS 
17.82.080.B.1).  
 

4. Incorporate two additional façade design strategies on the detached unit and duplex addition street 
facing elevations. This design intervention could come in the form of applying similar horizontal wood 
siding on the ground plane of the proposed detached unit/duplex addition or incorporating a front 
porch (OS 17.82.080.B.3).  

 
5. Utilize the same roof pitch used on the existing duplex on the proposed detached unit to ensure 

consistency with the intended architectural style and establish consistency with existing structure on-
site. 

 
6. Ensure the existing duplex eave overhang design feature extended from the exterior walls is carried 

over to the proposed detached unit to solidify consistency with both the existing on-site structure 
and architectural style. 

 
7. Incorporate a roof eave projecting a minimum of two feet from the street facing building; a minimum 

of 25% of the linear frontage of the building’s street-facing building roof line different from the 
remainder of the roof line via recessed/projected gabled roof elements, roof dormers, changes in 
roof heigh, or changes in pitch of roof slopes; or a minimum of eighty percent of the linear frontage 
of the buildings street facing roof line with roof detail and/or ornamentation to satisfy OS 
17.82.080.B.4.a.  
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Daniel Saphorghan

Daniel Saphorghan

Daniel Saphorghan
Response: Eaves have been updated - see sheet A5

Daniel Saphorghan
Response: Discussion with previous planner indicated that pedestrian walkway could be on right side in driveway with different coloring surface material TBD at construction documents. Exception requested for this item. 


Daniel Saphorghan
Response: Guest parking has been removed from all sheet as necessary . 

Daniel Saphorghan
Response: stone has been added,  windows realligned and added please see sheets A5 

Daniel Saphorghan
Response: stone has been added,   please see sheets A7

Daniel Saphorghan
Response: Pitches are the same- please see sheet A5 & A7
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4. Incorporate two additional façade design strategies on the detached unit and duplex addition street 
facing elevations. This design intervention could come in the form of applying similar horizontal wood 
siding on the ground plane of the proposed detached unit/duplex addition or incorporating a front 
porch (OS 17.82.080.B.3).  
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consistency with the intended architectural style and establish consistency with existing structure on-
site. 

 
6. Ensure the existing duplex eave overhang design feature extended from the exterior walls is carried 

over to the proposed detached unit to solidify consistency with both the existing on-site structure 
and architectural style. 

 
7. Incorporate a roof eave projecting a minimum of two feet from the street facing building; a minimum 

of 25% of the linear frontage of the building’s street-facing building roof line different from the 
remainder of the roof line via recessed/projected gabled roof elements, roof dormers, changes in 
roof heigh, or changes in pitch of roof slopes; or a minimum of eighty percent of the linear frontage 
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17.82.080.B.4.a.  
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8. Revise the floor plan of the detached unit to allow for a street facing primary entry and further 
solidify the connection with the public realm (OS 17.82.060.B.3) or seek director approval for entry 
exceptions via OS 17.82.060.B.3.c.  

 
9. Modify proposed entryways to include a porch, covered entry, or recessed entry clearly visible from 

the street (OS 17.82.060.C.1.a).  
 

10. Seek opportunities to utilize the sliding window style used on the existing duplex elsewhere on the 
project, including the detached unit and duplex addition.  

 
11. Revise the street facing elevation of the detached unit to project window and door trim/framing a 

minimum of two inches from the building wall with material that visually contrasts from the building 
wall (OS 17.82.080.B.2). 

 
12. Revise the windows shown on the street facing elevation on the detached unit to be inset a minimum 

of three inches from the exterior wall or frame surface (OS 17.82.080.B.2). 
 

13. Provide a stepdown from the proposed doorway shown on the west elevation of the detached unit to 
avoid safety issues in the future.  

 
14. Modify both the detached unit and the duplex addition to incorporate the horizontal siding shown on 

the existing duplex onto the proposed detached unit.  
 
Landscape  

15. Utilize plant symbols which accurately reflect the width the vegetation will grow and a circle is 
recommended for trees and shrubs to better reflect the ultimate size the plants will grow (17.72.040 
B.6). 
 

16. Identify the outer limit of tree canopy with a label indicating if the existing trees will remain or be 
removed (17.72.040 B.5). 

 
17. Consider including fast growing evergreen buffer species between existing adjacent residential homes 

and the proposed the second story addition on Unit B and the new Unit C. 
 

18. Look for opportunities to include erosion control groundcover and shrubs along the steep slope areas 
to reduce erosion.  

 
19. Consider including street trees along the frontage to increase the amount of shade along Pine Street. 
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Daniel Saphorghan
Response: Eaves have been updated - see sheet A5

Daniel Saphorghan
Response: After Discussion with the design team and planning staff, due to the unusual nature of the site and distance from frontage-  existing lay out entry facing parking to continue  in keep continuity with existing design

Daniel Saphorghan
Repsonse: Please see sheet A7 showing existing and porposed porchways 

Daniel Saphorghan
Response: Sliding window styles used on front facing windows - See sheet A5 and A7

Daniel Saphorghan
Response:Trim/ framing 2 inch contrast updated  - See sheet A5 and A7

Daniel Saphorghan
Response:Sliding door are used where possible on new unit  - See sheet A5 

Daniel Saphorghan
Response:Framing does not allow for this inset we are seeking an exception

Daniel Saphorghan
Response: Elevation on A5 has been updated. 

Daniel Saphorghan

Daniel Saphorghan
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Overall, we feel the applicant has proposed a project that is appropriate to the location and surrounding 
context of the site. However, as addressed above, we have a number of concerns regarding articulation, 
primary entries, window styles, and materials/colors, among others, that will have to be adequately 
addressed by the applicant to ensure a project that appropriately reflects the existing neighborhood 
context while also being consistent with City’s desire for high quality new developments.  
 
Very truly yours, 
 

RRRRMM  DDeessiiggnn  GGrroouupp   
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