
 

 

 

 ZONING ADMINISTRATOR 

MEETING AGENDA 

 

 4:00 PM - Wednesday, April 16, 2025  

 Community Meeting Chambers, Los Altos City Hall 

1 North San Antonio Road, Los Altos, CA 

 

PARTICIPATION: Members of the public may participate by being present at the Los Altos Community 

Meeting Chambers at Los Altos City Hall located at 1 N. San Antonio Rd, Los Altos, CA during the 

meeting. Public comment is accepted in person at the physical meeting location, or via email to 

ZAPublicComment@losaltosca.gov.  

 

REMOTE MEETING OBSERVATION: Members of the public may view the meeting via the link 

below, but will not be permitted to provide public comment via Zoom or telephone.  Public comment will 

be taken in-person, and members of the public may provide written public comment by following the 

instructions below. 
 

https://tinyurl.com/z2bcs66e 

 

Telephone: 1-253-215-8782 / Webinar ID: 859 5550 9522 / Passcode: 701956 

SUBMIT WRITTEN COMMENTS: Verbal comments can be made in-person at the public hearing or 

submitted in writing prior to the meeting. Written comments can be mailed or delivered in person to the 

Development Services Department or emailed to ZAPublicComment@losaltosca.gov.   

 

Correspondence must be received by 2:00 p.m. on the day of the meeting to ensure distribution prior to 

the meeting.  Comments provided after 2:00 p.m. will be distributed the following day and included with 

public comment in the Zoning Administrator packet. 

 

AGENDA 

CALL MEETING TO ORDER 

PUBLIC COMMENTS ON ITEMS NOT ON THE AGENDA 

Members of the audience may bring to the Zoning Administrator's attention any item that is not on the 

agenda. The Zoning Administrator will announce the time speakers will be granted before comments 

begin. Please be advised that, by law, the Zoning Administrator is unable to discuss or take action on 

issues presented during the Public Comment Period. According to State Law (also known as “The Brown 

Act”) items must first be noted on the agenda before any discussion or action. 

ITEMS FOR CONSIDERATION/ACTION 

CONSENT CALENDAR 

These items will be considered by one motion unless any member of the Commission or audience wishes 

to remove an item for discussion. Any item removed from the Consent Calendar for discussion will be 

handled at the discretion of the Zoning Administrator. 
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1. Zoning Administrator Meeting Minutes 
Approval of the DRAFT minutes of the regular meeting of April 2, 2025. 

PUBLIC HEARING 

2. SC24-0016 – Jing Quan – 717 Panchita Way 
Request for Design Review for the construction of a new 3,567 square foot, two-story home. The 

property is located on the east side of Panchita Way, between Marich Way and Alvarado 

Avenue. This project is categorically exempt from environmental review pursuant to Section 

15303 (New Construction or Conversion of Small Structures) of the California Environmental 

Quality Act (CEQA). Project Planner: Liu 

ADJOURNMENT 

SPECIAL NOTICES TO PUBLIC 

In compliance with the Americans with Disabilities Act and California Law, it is the policy of the City of 

Los Altos to offer its programs, services and meetings in a manner that is readily accessible to everyone, 

including individuals with disabilities.  If you are a person with a disability and require information or 

materials in an appropriate alternative format; or if you require any other accommodation, please contact 

department staff.  Advance notification within this guideline will enable the City to make reasonable 

arrangements to ensure accessibility. 

 

Agendas, Staff Reports and some associated documents for the Zoning Administrator items may be 

viewed on the Internet at https://www.losaltosca.gov/calendar. 

Decisions of the Zoning Administrator are final unless appealed by filing an appeal with the City Clerk 

within 14 calendar days of the decision. No building permits shall be issued during this 14-day period. 
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 ZONING ADMINISTRATOR 
MEETING MINUTES 

 

 4:00 PM – Wednesday, April 02, 2025  
 Community Meeting Chambers, Los Altos City Hall 

1 North San Antonio Road, Los Altos, CA 
 

CALL MEETING TO ORDER 

At 4:00 p.m. the Zoning Administrator called the meeting to order. 
 
ESTABLISH QUORUM 
 

PRESENT: Zoning Administrator Zornes and Development Services Deputy Director Williams  

STAFF: Senior Planner Whitehill 
 
PUBLIC COMMENTS ON ITEMS NOT ON THE AGENDA 
 
None. 

ITEMS FOR CONSIDERATION/ACTION 

CONSENT CALENDAR. 

1. Zoning Administrator Meeting Minutes 
Approval of the DRAFT minutes of the regular meeting of February 19, 2025. 

 
Action: Zoning Administrator Zornes approved the meeting minutes for the regular meeting of February 
19, 2025. 
 
The motion was approved (1-0) by the following vote:  
AYES: Zornes 
NOES: None 

PUBLIC HEARING 

2.  SC24-0008 – HyoJoon Ahn – 1815 Granger Avenue  
Request for Design Review for the construction of a new 861 square foot, second-story addition 
and reconfiguration of the first floor of an existing 2,625 square foot, single-story home. The 
project site is located on the east side of Granger Avenue, between Eva Avenue and Sandalwood 
Lane. The project is categorically exempt from environmental review pursuant to Section 15301 
(Existing Facilities) of the California Environmental Quality Act (CEQA). Project Planner: Liu  
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STAFF PRESENTATION 
Development Services Deputy Director Williams presented the staff report recommending approval 
of design review application SC24-0008 subject to the listed findings and conditions of approval. 
 
PUBLIC COMMENT 
None.  
 
Action: Zoning Administrator Zornes approved design review application SC24-0008 per the staff report 
findings and conditions. 
 
The motion was approved (1-0) by the following vote:  
AYES: Zornes 
NOES: None 

3.  SC24-0014 – Steve Collom – 1697 Orr Court 
Request for Design Review for the construction of a 3,701 square foot two-story residence with an 
attached garage. The project site is located within the cul-de-sac or Orr Ct.  The project is 
categorically exempt from environmental review pursuant to Section 15303 (New Construction or 
Conversion of Small Structures) of the California Environmental Quality Act (CEQA).  Project 
Planner: Whitehill  

 
STAFF PRESENTATION 
Senior Planner Whitehill presented the staff report recommending approval of design review 
application SC24-0014 subject to the listed findings and conditions of approval. 
 
PUBLIC COMMENT 
A resident provided public comment.   
 
Action: Zoning Administrator Zornes approved design review application SC24-0014 per the staff report 
findings and conditions. 
 
The motion was approved (1-0) by the following vote:  
AYES: Zornes 
NOES: None 

4.  SC24-0017 – Steve Collom – 273 Del Monte Avenue 
Request for Design Review for the construction of a 2,799 square foot two-story residence with an 
attached garage. The project site is located at the northeast corner of Del Monte Avenue and Carmel 
Avenue. The project is categorically exempt from environmental review pursuant to Section 15303 
(New Construction or Conversion of Small Structures) of the California Environmental Quality Act 
(CEQA).  Project Planner: Whitehill  

 
STAFF PRESENTATION 
Senior Planner Whitehill presented the staff report recommending approval of design review 
application SC24-0017 subject to the listed findings and conditions of approval. 
 
PUBLIC COMMENT 
None.  
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Action: Zoning Administrator Zornes approved design review application SC24-0017 per the staff report 
findings and conditions. 
 
The motion was approved (1-0) by the following vote:  
AYES: Zornes 
NOES: None 

5.  SC24-0011 – Jiapan Yan – 1047 Eastwood Drive 
Request for Design Review for the construction of a 4,037 square foot two-story home with an 
attached garage. The project site is located on the west side of Eastwood Drive between Miramonte 
Avenue and Covington Road. The project is categorically exempt from environmental review 
pursuant to Section 15303 (New Construction or Conversion of Small Structures) of the California 
Environmental Quality Act (CEQA).  Project Planner: Whitehill 

 
STAFF PRESENTATION 
Senior Planner Whitehill presented the staff report recommending approval of design review 
application SC24-0011 subject to the listed findings and conditions of approval. 
 
PUBLIC COMMENT 
A resident provided public comment.   
 
Action: Zoning Administrator Zornes approved design review application SC24-0011 per the staff report 
findings and conditions with the additional condition that the privacy vegetation along the property line be 
maintained at a heigh of no greater than 12 feet.  
 
The motion was approved (1-0) by the following vote:  
AYES: Zornes 
NOES: None 
 

6.  SC25-0002 – Chapman Design Associates – 1932 Alford Avenue 
Request for Design Review for the construction of a 1,481 square foot, second-story addition to an 
existing 2,107 square foot, single-story home. The project site is located on the west side of Alford 
Avenue between Holt Avenue and Churton Avenue. The project is categorically exempt from 
environmental review pursuant to Section 15301 (Existing Facilities) of the California Environmental 
Quality Act (CEQA).  Project Planner: Whitehill  

 
STAFF PRESENTATION 
Senior Planner Whitehill presented the staff report recommending approval of design review 
application SC25-0002 subject to the listed findings and conditions of approval. 
 
PUBLIC COMMENT 
Three residents provided public comments.  
 
Action: Zoning Administrator Zornes approved design review application SC25-0002 per the staff report 
findings and conditions.  
 
The motion was approved (1-0) by the following vote:  
AYES: Zornes 
NOES: None 
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ADJOURNMENT 

Zoning Administrator Zornes adjourned the meeting at 4:28 PM. 
 
 
 
 
Nick Zornes 
Zoning Administrator 
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ZONING ADMINISTRATOR 

AGENDA REPORT 

 

TO: Nick Zornes, Zoning Administrator  

FROM: Jia Liu, Associate Planner  

SUBJECT: SC24-0016 – 717 Panchita Way 

 

RECOMMENDATION  

 

Approve Design Review application SC24-0016 for the construction of a new 3,567 square-foot, two-

story residence subject to the listed findings and conditions of approval; and find the project 

categorically exempt under the California Environmental Quality Act (CEQA) pursuant to Section 

15303 (New Construction or Conversion of Small Structures).  

 

BACKGROUND 

 

Project Description 

 

• Project Location: 717 Panchita Way, located on the east side of Panchita Way, between Marich 
Way and Alvarado Avenue 

• Lot Size: 10,202 square feet  

• General Plan Designation: Single-Family, Medium Lot (SF4) 
• Zoning Designation: R1-10 
• Current Site Conditions: One-story house 

  

The proposed project includes the demolition of an existing one-story house and replacement with a 

new two-story house (see Attachment 1 – Project Plans). Compared to the existing home, the proposed 

residence will be situated on the subject lot that will further expand its footprint to the rear of the 

property, accessed with a similar vehicular driveway design and pedestrian circulation. The home is 

designed in a modern farmhouse architectural style, incorporating high-quality materials including a 

standing seam metal roof, horizontal Hardie Board siding exterior finish with board and batten siding 

accents, wood posts and rafters, and wood-clad windows and trim. 

 

There are 10 trees on the property, including four protected trees. One of the four protected trees is 

proposed for removal as part of the project.  
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ANALYSIS 

 

The proposed home complies with the R1-10 district development standards found in LAMC Chapter 

14.06, as demonstrated by the following table: 

 

 Existing Proposed Allowed/Required 

COVERAGE: 2,078 square feet 2,850 square feet 3,060 square feet 

FLOOR AREA: 

First floor 

Second floor  

Total 

 

2,057 square feet 

---- 

2,057 square feet 

 

2,289 square feet 

1,278 square feet 

3,567 square feet 

 

 

   

3,571 square feet 

SETBACKS: 

Front 

Rear 

Right side (1st/2nd) 

Left side (1st/2nd) 

 

24.92 feet 

36.33 feet 

9.83 feet/---- feet 

9.83 feet/---- feet 

 

25.00 feet 

34.17 feet 

10 feet/19.75 feet  

14 feet/21.67 feet 

 

25 feet 

25 feet 

10 feet/17.50 feet 

10 feet/17.50 feet 

HEIGHT: 14.67 feet 26.05 feet 27 feet 

 

* The project includes an attached ADU, which will be reviewed ministerially as part of the building 

permit. Pursuant to Los Altos Municipal Code (LAMC) Section 14.14.060, the ADU has not been 

included in the floor area or lot coverage calculations for the site. 

 

Pursuant to Chapter 14.76 of the LAMC, new two-story residences shall be consistent with policies 

and implementation techniques described in the Single-Family Residential Design Guidelines. The 

surrounding neighborhood is considered a Diverse Character Neighborhood according to the Design 

Guidelines. The immediate neighborhood is comprised of one-story and two-story houses. Homes in 

the neighborhood exhibit similar front setback patterns, a combination of simple and complex roof 

forms, and distinctive massing. The horizontal eave lines typically range from approximately eight to 

nine feet and six inches in height at the first floor and seven feet to eight feet at the second floor. Most 

of the homes in the neighborhood feature attached garages in the front yard facing the street. 

 

The front elevation of the proposed two-story house is designed in a modern farmhouse architectural 

style, featuring a combination of hipped and gable roofs with slopes of 3.5:12 over the first floor and 

4:12 over the second floor. The facade is designed with balanced fenestrations and traditional exterior 

finishes, including horizontal siding and board and batten siding. Architectural enhancements, such as 

wood brackets, trim, and wood-clad windows, are incorporated on all four elevations. 

 

The massing of the proposed new residence is compatible with the immediate neighborhood. The first 

story features one uniformed plate height of nine feet and six inches while the second story has two 

plate heights: eight feet nine inches for all the bedrooms and eight feet and one inch for the master 

bathroom. All design considerations and alignments reflect a thoughtful approach to achieving a 

harmonious architectural composition within the neighborhood. 

 

There are a total of 10 trees on the property, including four protected trees. One protected Blackwood 
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Acacia tree is proposed for removal due to poor health and being an invasive species according to the 

arborist report prepared for the project by David Beckham, Kielty Arborist Services, LLC. The three 

remaining protected trees will be preserved and protected during construction. To mitigate the loss of 

the one protected tree proposed for removal, a tree replacement plan including one, 24-inch container 

box Chinese Pistache tree is included in the landscaping plans.  

 

The proposed landscaping includes one new tree in the back yard and 5 evergreen screening bushes 

(Pittosporum tenuifolium) along the north side property line of the site which will be integrated with 

existing vegetation to remain. A variety of ground cover and low shrubs will also be placed in the front 

yard. The landscaping plan will comply with the Water Efficient Landscape Ordinance, which requires 

water-efficient landscaping for new residences with landscaping over 500 square feet. 

 

The proposed project meets the development standards in the R1-10 zoning district and complies with 

the Single-Family Residential Design Guidelines because it is compatible with the character of the 

neighborhood as the design maintains an appropriate relationship with adjacent structures, minimizes 

bulk, preserves existing trees, and enhances landscaping to the extent possible. 

 

ENVIRONMENTAL REVIEW 

 

This project is categorically exempt from environmental review pursuant to Section 15303 (New 

Construction or Conversion of Small Structures) of the California Environmental Quality Act (CEQA) 

because it involves the construction of a single-family dwelling in a residential zone. 

 

PUBLIC NOTIFICATION AND COMMUNITY OUTREACH 

 

A public meeting notice was mailed to property owners within a 300-foot radius and published in the 

newspaper.   The applicant also posted a public notice sign on the property in conformance with the 

Planning Division posting requirements.   

 

The applicant reached out to nine neighbors by providing hard copies of the project plans and details 

in the immediate area. No comments from the public have been received by staff as of the writing of 

this report. 

 

 

Attachment: 

1. Project Plans 

 

 

Cc: Jing Quan, WEC & Associates, Applicant and Architect 

David Avny, Property Owner 
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FINDINGS 

 

SC24-0016 – 717 Panchita Way 

 

With regard to the proposed new two-story residence, the Zoning Administrator finds the following in 

accordance with Section 14.76.060 of the Municipal Code: 

  

A. The proposed new two-story residence complies with all provisions of this chapter because the 

proposed residence is consistent with the development standards of the R1-10 zoning district and 

policies and implementation techniques described in the Single-Family Residential Design 

Guidelines. 

 

B. The height, elevations, and placement on the site of the proposed new house is compatible when 

considered with reference to the nature and location of residential structures on adjacent lots, and 

will consider the topographic and geologic constraints imposed by particular building site 

conditions as the proposed home maintains a similar finished floor elevation and orientation on the 

lot as the existing home and complies with the allowable floor area, lot coverage, maximum height, 

and daylight plane requirement pursuant to LAMC Chapter 14.06. 

C. The natural landscape will be preserved insofar as practicable by minimizing tree and soil removal. 

Grade changes shall be minimized because the existing site is relatively level and does not require 

substantial grading. There are 10 trees on the property, including four protected trees. One protected 

tree will be removed and replaced with one replacement tree.  

 

D. The orientation of the proposed new residence in relation to the immediate neighborhood will 

minimize the perception of excessive bulk and mass because the proposed structure incorporates 

architectural design features such as moderate scale, horizontal eave lines, building articulation, 

and roof forms that break up the massing and minimize excessive bulk. 

 

E. General architectural considerations, including the size and scale, the architectural relationship with 

the site and other buildings, building materials, and similar elements have been incorporated in 

order to ensure the compatibility of the development with its design concept and the character of 

adjacent buildings. The proposed home complies with the allowable floor area, lot coverage, and 

height maximums as well as the daylight plane requirement pursuant to LAMC Chapter 14.06 and 

the design of the home incorporates consistent and compatible features including standing seam 

metal roof, horizontal Hardie Board siding exterior finish with board and batten siding accents, 

wood posts and rafters, and wood-clad windows with wood trim. 

 

F. The proposed new house has been designed to follow the natural contours of the site with minimal 

grading, minimum impervious cover, and maximum erosion protection because the because the site 

is relatively flat and has incorporated softscape and hardscape surfaces into the plan and proposes 

a drainage plan to minimize off-site stormwater drainage.  
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CONDITIONS OF APPROVAL 

 

SC24-0016 – 717 Panchita Way 

 

PLANNING DIVISION  

 

1. Expiration: The Design Review Approval will expire on April 16, 2027 unless prior to the date of 

expiration, a building permit is issued, or an extension is granted pursuant to the procedures and 

timeline for extensions in the Zoning Code. 

 

2. Approved Plans: The approval is based on the plans and materials received on February 18, 2025, 

except as modified by these conditions as specified below.  

 

3. Revisions to the Approved Project: Minor revisions to the approved plans which are found to be 

in substantial compliance with the approval may be approved by the Development Services 

Director. 

 

4. Notice of Right to Protest: The conditions of project approval set forth herein include certain fees, 

dedication requirements, reservation requirements, and other exactions. Pursuant to Government 

Code Section 66020(d)(1), these conditions constitute written notice of a statement of the amount 

of such fees, and a description of the dedications, reservations, and other exactions. You are hereby 

further notified that the 90-day period in which you may protest these fees, dedications, 

reservations, and other exactions pursuant to Government Code Section 66020(a) began on the date 

of approval of this project. If you fail to file a protest within this 90-day period complying with all 

of the requirements of Section 66020, you will be legally barred from later challenging such 

exactions. 

 

5. Indemnity and Hold Harmless: The applicant/owner agrees to indemnify, defend, protect, and 

hold the City harmless from all costs and expenses, including attorney’s fees, incurred by the City 

or held to be the liability of the City in connection with the City’s defense of its actions in any 

proceedings brought in any State or Federal Court, challenging any of the City’s action with respect 

to the applicant’s project.  The City may withhold final maps and/or permits, including temporary 

or final occupancy permits, for failure to pay all costs and expenses, including attorney's fees, 

incurred by the City in connection with the City's defense of its actions. 

 

6. ADU Not Reviewed: The proposed ADU included in the plan set is not part of this design review 

application. Prior to commencement of the ADU construction, a separate building permit issued by 

the Building Division shall be obtained. 

 

7. Protected Trees: Trees Nos. 4, 6, & 8 shall be protected under this application and cannot be 

removed without a Tree Removal Permit from the Development Services Director.   

 

8. Tree Removal Approved: Trees No. 1 shown to be removed on plan Sheet A2 of the approved set 

of plans are hereby approved for removal.  Tree removal shall not occur until a building permit is 

submitted and shall only occur after the issuance of a demolition permit or building 

permit.  Exceptions to this condition may be granted by the Development Services Director upon 

submitting written justification.   
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9. Replacement Trees: The applicant shall offset the loss of one protected tree with a minimum of 

one replacement tree.  Each replacement tree shall be no smaller than a 24” box and shall be noted 

on the landscape plan as a replacement tree. 

 

10. Tree Protection Fencing: The grading and tree or landscape plan of the building permit submittal 

shall show the required tree protection fencing which shall be installed around the dripline(s), or as 

required by the project arborist, of trees Nos. 4, 6, & 8. Verification of installation of the fencing 

shall be submitted to the City prior to building permit issuance.  Tree protection fencing shall be 

chain link and a minimum of five feet in height with posts driven into the ground and shall not be 

removed until all building construction has been completed unless approved by the Planning 

Division. 

 

11. Tree Removal and Replacement in Public Right-of-Way: Proposed removal and replacement of 

any trees located in the public right-of-way is not part of the design review approval. The applicant 

shall obtain the Public Work’s Department approval prior to the tree removal.   

 

12. Landscaping: The project shall be subject to the City’s Water Efficient Landscape Ordinance 

(WELO) pursuant to Chapter 12.36 of the Municipal Code. Provide a landscape documentation 

package prepared by a licensed landscape professional showing how the project complies with the 

City’s Water Efficient Landscape Regulations and include signed statements from the project’s 

landscape professional and property owner.  

 

13. Landscaping Installation and Verification: All landscaping materials, including plants or trees 

intended to provide privacy screening, as provided on the approved landscape plans shall be 

installed prior to final inspection. The applicant shall also provide a landscape Certificate of 

Completion, signed by the project’s landscape professional and property owner, verifying that the 

trees, landscaping, and irrigation were installed per the approved landscape documentation package 

prior to final inspection. 

 

14. Mechanical Equipment: Prior to issuance of a building permit, the applicant shall show the 

location of any mechanical equipment which complies with the requirements of Chapter 11.14 

(Mechanical Equipment) and Chapter 6.16 (Noise Control) of the Los Altos City Code.  

 

BUILDING DIVISION  

 

15. Building Permit: A building permit is required for the project and building design plans shall 

comply with the latest applicable adopted standards. The applicant shall submit supplemental 

application materials as required by the Building Division to demonstrate compliance. 

 

16. Conditions of Approval: Incorporate the conditions of approval into the building permit submittal 

plans and provide a letter which explains how each condition of approval has been satisfied and/or 

which sheet of the plans the information can be found. 

 

17. Reach Codes: Building permit applications submitted on or after January 1, 2023, shall comply 

with specific amendments to the 2022 California Green Building Standards for Electric Vehicle 

Infrastructure and the 2022 California Energy Code as provided in Ordinances No 2022-487 which 
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amended Chapter 12.22 Energy Code and Chapter 12.26 California Green Building Standards Code 

of the Los Altos Municipal Code.  The building design plans shall comply with the standards and 

the applicant shall submit supplemental application materials as required by the Building Division 

to demonstrate compliance.   

 

18. School Fee Payment: In accordance with Section 65995 of the California Government Code, and 

as authorized under Section 17620 of the Education Code, the property owner shall pay the 

established school fee for each school district the property is located in and provide receipts to the 

Building Division. Payments shall be made directly to the school districts. 

 

19. Payment of Impact and Development Fees: The applicant shall pay all applicable development 

and impact fees in accordance with State Law and the City of Los Altos current adopted fee 

schedule. All impact fees not paid prior to building permit issuance shall be required to provide a 

bond equal to the required amount prior to issuance of the building permit.  

 

20. Swimming Pools, Water Features, and Outdoor Kitchens: The proposed pool and associated 

equipment, water feature, and/or outdoor kitchen require a separate building permit and are subject 

to the City’s standards pursuant to Section 14.06.120 and Chapter 14.15. 

 

21. New Fireplaces: Only gas fireplaces, pellet fueled wood heaters or EPA certified wood-burning 

appliances may be installed in all new construction pursuant to Chapter 12.64 of the Municipal 

Code. 

 

22. Underground Utility and Fire Sprinkler Requirements: New construction and additions 

exceeding fifty (50) percent of the existing living area (existing square footage calculations shall 

not include existing basements) and/or additions of 750 square feet or more shall trigger the 

undergrounding of utilities and new fire sprinklers. Additional square footage calculations shall 

include existing removed exterior footings and foundations being replaced and rebuilt. Any new 

utility service drops are pursuant to Chapter 12.68 of the Municipal Code.   

 

23. California Water Service Upgrades: The applicant is responsible for contacting and coordinating 

with the California Water Service Company any water service improvements including but not 

limited to relocation of water meters, increasing water meter sizing or the installation of fire 

hydrants.  The City recommends consulting with California Water Service Company as early as 

possible to avoid construction or inspection delays. 

 

24. Green Building Standards: Provide verification that the house will comply with the California 

Green Building Standards pursuant to Chapter 12.26 of the Municipal Code and provide a signature 

from the project’s Qualified Green Building Professional Designer/Architect and property owner. 

 

25. Green Building Verification: Prior to final inspection, submit verification that the house was built 

in compliance with the City’s Green Building Ordinance (Chapter 12.26 of the Municipal Code). 

 

26. Underground Utility Location: Show the location of underground utilities pursuant to Chapter 

12.68 of the Municipal Code.  Underground utility trenches shall avoid the driplines of all protected 

trees unless approved by the project arborist and the Planning Division. 

 

13

Agenda Item 2.



Zoning Administrator 
SC24-0016 – 717 Panchita Way  
April 16, 2025 Page 

8 

 

27. Work Hours/Construction Site Signage: No work shall commence on the job site prior to 7:00 

a.m. nor continue later than 5:30 p.m., Monday through Friday, from 9 a.m. to 3 p.m. Saturday, and 

no work is permitted on Sunday or any City observed holiday.  The general contractor, applicant, 

developer, or property owner shall erect a sign at all construction site entrances/exits to advise 

subcontractors and material suppliers of the working hours and contact information, including an 

after-hours contact. 

 

ENGINEERING DIVISION  

 

28. Encroachment Permit: An encroachment permit shall be obtained from the Engineering Division 

prior to doing any work within the public right-of-way including the street shoulder. All work 

within the public street right-of-way shall be in compliance with the City’s Shoulder Paving Policy. 

 

29. Public Utilities: The applicant shall contact electric, gas, communication, and water utility 

companies regarding the installation of new utility services to the site. 

 

30. Sewer Lateral: Any proposed sewer lateral connection shall be approved by the City Engineer. 

Only one sewer lateral per lot shall be installed. All existing unused sewer laterals shall be 

abandoned according to the City Standards, cut and cap 12” away from the main. 

 

31. Transportation Permit: A Transportation Permit, per the requirements specified in California 

Vehicle Code Division 15, is required before any large equipment, materials or soil is transported 

or hauled to or from the construction site. The applicant shall pay the applicable fees before the 

transportation permit can be issued by the City Engineer. 

 

32. Grading and Drainage Plan: The applicant shall submit detailed plans for on-site and off-site 

grading and drainage plans that include drain swales, drain inlets, rough pad elevations, building 

envelopes, and grading elevations for review and approval by the City Engineer prior to the 

issuance of the building permit. 

 

33. Storm Water Management Plan: The applicant shall submit a Storm Water Management Plan 

(SWMP) in compliance with the San Francisco Bay Region Municipal Regional Stormwater 

(MRP) National Pollutant Discharge Elimination System (NPDES) Permit No. CA S612008, Order 

R2-2022-0018, Provision C.3 dated May 11, 2022. All large single-family home projects that create 

and/or replace 10,000 sq. ft. or more of impervious surface on the project site and affected portions 

of the public right-of-way that are developed or redeveloped as part of the project must also 

complete a C.3. Data Form available on the City’s Building Division website.  

 

34. Storm Water Filtration Systems: Prior to the issuance of the building permit the applicant shall 

ensure the design of all storm water filtration systems and devices are without standing water to 

avoid mosquito/insect infestation. Storm water filtration measures shall be installed separately for 

each lot. All storm water runoff shall be treated onsite. Discharging storm water runoff to 

neighboring properties or public right-of-way and connections to existing underground storm water 

mains shall not be allowed. 
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FIRE DEPARTMENT  

 

35. Applicable Codes and Review: The project shall comply with the California Fire (CFC) & 

Building (CBC) Code, 2022 edition, as adopted by the City of Los Altos Municipal Code (LAMC), 

California Code of Regulations (CCR) and Health & Safety Code Review of this developmental 

proposal is limited to acceptability of site access, water supply and may include specific additional 

requirements as they pertain to fire department operations, and shall not be construed as a substitute 

for formal plan review to determine compliance with adopted model codes. Prior to performing 

any work, the applicant shall make an application to, and receive from, the Building Department 

all applicable construction permits. 

 

36. Violations: This review shall not be construed to be an approval of a violation of the provisions of 

the California Fire Code or of other laws or regulations of the jurisdiction. A permit presuming to 

give authority to violate or cancel the provisions of the fire code or other such laws or regulations 

shall not be valid. Any addition to or alteration of approved construction documents shall be 

approved in advance. [CFC, Ch.1, 105.3.6]. 

 

37. Construction Site Fire Safety: All construction sites must comply with applicable provisions of 

the CFC Chapter 33 and our Standard Detail and Specification S1-7. Provide appropriate notations 

on subsequent plan submittals, as appropriate to the project. CFC Chapter. 33. 

 

38. Fire Sprinklers Required: Approved automatic sprinkler systems in new and existing buildings 

and structures shall be provided in the locations described in this Section or in Sections 903.2.1 

through 903.2.12 whichever is the more restrictive and Sections 903.2.14 through 903.2.21. For 

the purposes of this section, firewalls and fire barriers used to separate building areas shall be 

constructed in accordance with the California Building Code and shall be without openings or 

penetrations (Sprinklers noted on sheet A1). 

 

39. Required Fire Flow: The minimum required fire flow for this project is 875 Gallons Per Minute 

(GPM) at 20 psi residual pressure. This fire flow assumes installation of automatic fire sprinklers 

per CFC [903.3.1.3]. Provide a fire flow letter from a local water purveyor confirming the required 

fire flow of 875 GPM @ 20 psi residual from a fire hydrant located within 600' of the farthest 

exterior corner of the structure is required. Contact your local water purveyor (California Water) 

for details on how to obtain the fire flow letter.  

 

40. Water Supply Requirements: Potable water supplies shall be protected from contamination 

caused by fire protection water supplies. It is the responsibility of the applicant and any contractors 

and subcontractors to contact the water purveyor supplying the site of such project, and to comply 

with the requirements of that purveyor. Such requirements shall be incorporated into the design of 

any water-based fire protection system, and/or fire suppression water supply systems or storage 

containers that may be physically connected in any manner to an appliance capable of causing 

contamination of the potable water supply of the purveyor of record. Final approval of the system(s) 

under consideration will not be granted by this office until compliance with the requirements of the 

water purveyor of record are documented by that purveyor as having been met by the applicant(s). 

2019 CFC Sec. 903.3.5 and Health and Safety Code 13114.7. 
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41. Address Identification: New and existing buildings shall have approved address numbers, 

building numbers or approved building identification placed in a position that is plainly legible and 

visible from the street or road fronting the property. These numbers shall contrast with their 

background. Where required by the fire code official, address numbers shall be provided in 

additional approved locations to facilitate emergency response. Address numbers shall be Arabic 

numbers or alphabetical letters. Numbers shall be a minimum of 4 inches (101.6 mm) high with a 

minimum stroke width of 0.5 inch (12.7 mm). Where access is by means of a private road and the 

building cannot be viewed from the public way, a monument, pole or other sign or means shall be 

used to identify the structure. Address numbers shall be maintained. CFC Sec. 505.1. 
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LANDSCAPE DOCUMENTATION PACKAGE CHECKLIST
1 - PROJECT INFORMATION

a  Date - 2/7/25
b Applicant - Greg Lewis - Landscape Architect
c Project Address - 717 Panchita Way.,  Los Altos
d Total Landscape Area    4954 sf
e Type of project -single family residential
g Checklist of all documents in package - see this page
h Contacts of Applicant -

Gregory Lewis - Landscape Architect    lewislandscape@sbcglobal.net
Owner -   David Avny - 3194 Stelling Dr., Palo Alto
davny@yahoo.com

i "I agree to comply with the requirements of the water efficient landscape
ordinance and submit a complete Landscape Documentation Package"

____________________________________________________________________________
Applicant's Signature Date

A. APPENDIX  B - WATER EFFICIENT LANDSCAPE WORKSHEET - SEE SHEET L0

B. APPENDIX C - LANDSCAPE (PLANTING) PLAN - SEE SHEET L1 AND IRRIGATION PLAN -
SEE SHEET L2, L3, L4,L5

GRADING PLAN - see civil engineers drawings

All landscaping and irrigation specified in the approved landscape documentation
package shall be installed before a building permit can be signed-off and finalized. To
verify that the landscaping and irrigation was installed per the approved plans, a
certificate of completion shall be submitted to the City.

1/27/23

As Noted

Greg
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Landscape Documentation Package Checklist
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"I have complied with the criteria of the Water Conservation in
Landscaping Ordinance and applied them for the efficient use of water in
the landscape design plan"

Gregory Lewis - Landscape Architect  Lic. #2176     2/7/25

LANDSCAPE
DOCUMENTATION
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1 Existing Water Meter

2 Existing rolled conc. curb

3 Driveway - Interlocking pavers - manuf., style, pattern, 
and color to be selected by owners

4 Front walk - Interlocking pavers - a little different than 
driveway but complimentary to it- manuf., style, pattern,
and color to be selected by owners

5 Front porch - tile on concrete base or plain conc. - finish
and pattern to be selected by owner

6 Existing solid wood fences in good condition

7 Side yard paths  - Interlocking pavers - same as front 
walk or concrete

8 Rear Patio - Conc. interlocking pavers to be selected by
owner

9 Covered Patio and Steps - tile on concrete base or plain
conc. - finish and pattern to be selected by owner

10 Path way - Interlocking pavers - same as patio

11 30 degree projection lines from 2nd story windows with
sills lower than 5' from finish floor

Landscape Site Legend

3

1 LESS THAN 25% OF PLANTING AREA IS LIVE TURF
2 PLANTS WITH SIMILAR WATER NEEDS ARE GROUPED WITHIN HYDROZONES.  EACH HYDROZONE
SHALL BE CONTROLLED BY A SEPARATE GROUP OF VALVES
3 AT LEAST 4 CUBIC YARDS OF COMPOST (BFI SUPER HUMUS) AND 16 POUNDS OF 12-12-12
FERTILIZER PER 1000 SF OF PLANTING AREA SHALL BE THOUROUGHLY TILLED INTO THE TOP 8 INCHES OF
SOIL (EXCEPT UNDER CANOPY OF EXISTING TREES TO BE SAVED) OR FOLLOW THE AMENDMENT AND
FERTILIZER RECOMMENDATIONS OF A SOIL FERTILITY TEST AND ANALYSIS  FROM A SOIL LAB (HIGHLY
RECOMMENDED)
4 INSTALL 3 INCH DEEP LAYER OF TOP DRESS MULCH ON ALL EXPOSED SOIL SURFACES OF PLANTING
AREAS EXCEPT IN AREAS OF DIRECT SEEDING APPLICATION OR SOD LAWN.  USE WOOD CHIP TYPE MULCH
TO BE SELECTED BY OWNERS. PROVIDE SAMPLES AND PRICES PRIOR TO FINALIZING BID
5 GRADING SHALL BE DESIGNED TO MINIMIZE SOIL EROSION, RUN-OFF AND WATER WASTE ADDITIONAL
NOTES
6 FINAL CONSTRUCTION DRAWINGS TO INCLUDE PLANTING AND IRRIGATION DETAILS AND
SPECIFICATIONS
7 DON'T TRENCH TOO CLOSE TO STRUCTURES WITHOUT THE APPROVAL OF THE BUILDING ARCHITECT,
CIVIL, OR STRUCTURAL ENGINEER
8    PRIOR TO ORDERING PLANTS OR SIGNING FINAL CONTRACT FOR WORK MAKE SURE YOU HAVE THE
MOST CURRENT SET OF APPROVED PLANS AND MAKE SURE THERE ARE NO CHANGES TO THE PLANT
CHOICES

9 ADJUST FINAL LOCATIONS OF PLANTS TO AVOID CONFLICTS WITH UTILITIES, LIGHTS, AND IRRIGATION
COMPONENTS.  SCREEN VALVES AND UTILITIES WITH PLANTS.  DON'T PUT PLANTS TOO CLOSE TO PAVING
OR BUILDINGS

10    GRADING AND DRAINAGE TO BE DONE ACCORDING TO THE APPROVED GRADING AND DRAINAGE
PLANS DONE BY
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1SL Salvia leucantha- LOW Mexican Sage4' - 8'

1LM Lantana montevidensis Low Purple Lantana- LOW4'- 6'
1LA Lavandula - selected by owner Lavender- LOW3'- 5'

COMMON NAME
Plant Legend

BOTANICAL NAMEQTYKEY WUCOLS
RATING

SIZE
GALLONS

SPACING

Plant quantities are for planning purposes only. Contractor to do own plant count
and install all plants on plan

1KU Kniphofia uvaria- LOW

Ask owners if they want to upsize some of 1 gal plants to 5 gal plants

GROUND COVERS

4' - 6'
1E Erigeron karvinskianus- 2' - 4' LOW

Planting Notes

1P Pelargonium peltatum- LOW2'- 3' Ivy Geranium

1DV Dietes irridioides- LOW4' - 6'

TALL SCREENIING SHRUBS

8'0'

1/8" = 1'-0"

4'

LANDSCAPE
SITE PLAN

PLANTING &

PLAN

Santa Barbara Daisy

1LO Lantana Spreading Sunset- LOW4'- 6'

1 There are existing Pittosporum tenuifolium along the north and south property
lines that are already 12' to 14' tall.  Along the rear property line are some existing
Redwood Trees and an Evergreen Coast Live Oak tree providing part of the screening

Landscape Screening

SCREENING

15PT Pittosporum tenuifolium5 4' MED Tarata Pittosporum 30' x 6'-15'
growth rate 24" per year       

1LP Limonium perezii- 3' - 5' LOW Sea Statice

There is 4954 sf of Planting Area - 78% is rated low water use

Pittosporum along east property line

Existing Pittosporum  along south property line
True North

Red Hot Poker

Fortnight Lily

Med. Orange Lantana

The owners may want to use 5 gal. plants in the front yard for "curb appeal"

Redwoods along east property line

Existing Pittosporum  along south property line

Existing Pittosporum  along north property line Evergreen Oak along east property line
Landscape Screening

Landscape Screening

Landscape Screening

Landscape Screening

Landscape Screening

Landscape Screening

TALL SCREENIING SHRUBS
24" boxPC Pistacia chinensis Keith Davie1 NA LOW Chinese Pistache 40' x 25'-30'

growth rate 24" per year       
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HYD 2
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HYD 2
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HYD 2
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HYD 4
25 sf

HYD 5
25 sf

HYD 5
25 sf

HYD 2
91 sf

HYD 2
93 sf

HYD 1
118 sf

HYD 1
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HYD 1
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HYD 3
320 sf

HYD 1
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HYD 1
683 sf

HYD 1
23 sf

HYD 1
103 sf

HYD 1
323 sf

HYD 1
54 sf

HYD 1
84 sf

HYD 1
1007 sf

HYD 1
384 sf

HYD 1
172 sf

2nd Story

95 sf
fysb
pave

Lawn
18'x18'

Ex. Boxwood to remain

°

°

New Heat Pump
for ADU

#11
7.5" Glossy Privet
Remove

HYD 5
25 sf

HYD 5
25 sf

HYD 1
126 sf

25' front yard setback
25 x 85.02 = 2125.5 sf

Driveway = 481 sf
Front walk = 119.6 sf

Driveway to front walk = 52 sf
Front porch steps = 19 sf

Walk to south gate = 95 sf

Total paving in fysb = 766.6 sf
766.6/2125.5 = 36.1%    less than 50% OK
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8'0'

1/8" = 1'-0"

4'

True North

Hydrozone Summary Sheet
VALVES AREA (Sq.Ft.)IRRIG. METHODHYDROZONE % of NEW LANDSCAPE
- 3789Drip1 76%

- 570Drip2 12%

Low Water

Med Water
Shrub

Shrubs

TOTAL 4954 100%

AREA (Sq.Ft.)SUMMARY by HYDROZONE % of LANDSCAPE
320High Water Use 6%
770Medium Water Use 16%

3864Low Water Use 78%
TOTAL 100%4954

- 200Drip4 4%
Med Water
Tree

- 75Drip5 2%
Low Water
Tree

HYDROZONE
PLAN

IMPERVIOUS
PAVING IN

FRONT YARD
SETBACK

L2

- 320Spray3 6%
High Water
Lawn

Front Yard Setback
Impervious Paving in
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2022 CALIFORNIA GREEN BUILDING RESIDENTIAL STANDARD CODE MADATORY 

MESURES

CALGREEN BUILDING NOTE 

4.106.2 Storm water drainage and retention during construction. Projects which disturb less 

than one acre of soil and are not part of a larger common plan of development which in total 

disturbs one acre or more, shall manage storm water drainage during construction. In order to 

manage storm water drainage during construction, one or more of the following measures shall 

be implemented to prevent flooding of adjacent property, prevent erosion and retain soil runoff on 

the site.1.) Retention basins of sufficient size shall be utilized to retain storm water on the site. 2.) 

Where storm water is conveyed to a public drainage system, collection point, gutter or similar 

disposal method, water shall be filtered by use of a barrier system, wattle or other method 

approved by the enforcing agency. 3.) Compliance with a lawfully enacted storm water 

management ordinance. Note: Refer to the State Water Resources Control Board for projects 

which disturb one acre or more of soil, or are part of a larger common plan of development which 

in total disturbs one acre or more of soil. (Website: 

https://www.waterbaords.ca.gov/water_issues/programs/storwater/construction.html)

4.106.3. Grading and paving. Construction plans shall indicate how the site grading or drainage 

system will manage all surface water flows to keep water from entering buildings. Examples of 

methods to manage surface water include, but are not limited to, the following: 1.) Swales

2.) Water collection and disposal systems 3.) French drains 4.) Water retention gardens

5.) Other water measures which keep surface water away from buildings and aid in groundwater 

recharge. Exception: Additions and alterations not altering the drainage path.

4.106.4.1 New one- and two-family dwellings and town- houses with attached private 

garages. For each dwelling unit, install a listed raceway to accommodate a dedicated 208/240-

volt branch circuit. The raceway shall not be less than trade size 1 (nominal 1-inch inside 

diameter). The raceway shall originate at the main service or subpanel and shall terminate into a 

listed cabinet, box or other enclosure in close proximity to the proposed location of an EV 

charger. Raceways are required to be continuous at enclosed, inaccessible or concealed areas 

and spaces.  The service panel and/or subpanel shall provide capacity to install a 40-ampere 

minimum dedicated branch circuit and space(s) reserved to permit installation of a branch circuit 

overcurrent protective device. Exemption: A raceway is not required if a minimum 40-ampere 

208/240-volt dedicated EV branch circuit is installed in close proximity to the proposed location of 

an EV charger at the time of original construction in accordance with the California Electrical 

Code.

4.201.1 Building meets or exceeds the requirements of the California Building Energy 

Efficiency Standards.

4.303.1 Water conserving plumbing fixtures and fittings. Plumbing fixtures (water closets and 

urinals) and fittings (faucets and showerheads) shall comply with Sections 4.303.1.1, 4.303.1.2, 

4.303.1.3, and 4.303.4.4.

Note: All noncompliant plumbing fixtures in any residential real property shall be replaced with 

water-conserving plumbing fixtures. Plumbing fixture replacement is required prior issuance of a 

certificate of final completion, certificate of occupancy, or final permit approval by the local 

building department. See Civil Code Section 1101.1, et seq., for the definition of a non compliant 

plumbing fixture, types of residential buildings affected and other important enactment dates.

4.303.1.1 Water closets. The effective flush volume of all water closets shall not exceed 1.28 

gallons per flush. Tank-type water closets shall be certified to the performance criteria of the U.S. 

EPA WaterSense Specification for Tank-Type Toilets. Note: The effective flush volume of dual 

flush toilets is defined as the composite, average flush volume of two reduced flushes and one 

full flush.

4.303.1.2 Urinals. The effective flush volume of wall-mounted urinals shall not exceed 0.125 

gallons per flush. The effective flush volume of all other urinals shall not exceed 0.5 gallons per 

flush.

4.303.1.3 Showerheads.

4.303.1.3.1 Single showerhead. Showerheads shall have a maximum flow rate of not more than 

1.8 gallons per minute at 80 psi. Showerheads shall be certified to the performance criteria of the 

U.S. EPA WaterSense Specification for Showerheads.

4.303.1.3.2 Multiple showerheads serving one shower. When a shower is served by more 

than one showerhead, the combined flow rate of all showerheads and/or other shower outlets 

controlled by a single valve shall not exceed 1.8 gallons per minute at 80 psi, or the shower shall 

be designed to allow only one shower outlet to be in operation at a time. Note: A hand-held 

shower shall be considered a showerhead.

4.303.1.4.1 Residential lavatory faucets. The maximum flow rate of residential lavatory faucets 

shall not exceed 1.2 gallons per minute at 60 psi. The minimum flow rate of residential lavatory 

faucets shall not be less than 0.8 gallons per minute at 20 psi.

4.303.1.4.2 Lavatory faucets in common and public use areas. The maximum flow rate of 

lavatory faucets installed in common and public use areas (outside of dwellings or sleeping units) 

in residential buildings shall not exceed 0.5 gallons per minute at 60 psi. 

4.303.1.4.3 Metering faucets. Metering faucets when installed in residential buildings shall not 

deliver more than 0.2 gallons per cycle.

4.303.1.4.4 Kitchen faucets. The maximum flow rate of kitchen faucets shall not exceed 1.8 

gallons per minute at 60 psi. Kitchen faucets may temporarily increase the flow above the 

maximum rate, but not to exceed 2.2 gallons per minute at 60 psi, and must default to a 

maximum flow rate of 1.8 gallons per minute at 60 psi. Note:  Where complying faucets are 

unavailable, aerators or other means may be used to achieve reduction.

4.303.3 Standards for plumbing fixtures and fittings. Plumbing fixtures and fittings shall be 

installed in accordance with the California Plumbing Code, and shall meet the applicable 

standards referenced in Table 1701.1 of the California Plumbing Code.

4.304.1 Outdoor potable water use in landscape areas. Residential developments shall 

comply with a local water efficient landscape ordinance or the current California Department of 

Water Resources’ Model Water Efficient Landscape Ordinance (MWELO), whichever is more 

stringent. Notes: The Model Water Efficient Landscape Ordinance (MWELO) is located in 

California Code of Regulation, Title 23, Chapter 2.7, Division 2. MWELO and supporting 

documents, including a water budget calculator, are available at: https://www.water.ca.gov.

4.406.1 Rodent proofing. Annular spaces around pipes, electric cables, conduits, or other 

openings in sole/bottom plates at exterior walls shall be protected against the passage of rodents 

by closing such openings with cement mortar, concrete masonry or similar method acceptable to 

the enforcing agency.

4.504.3 Carpet systems. All carpet installed in the building interior shall meet the requirements of 

the California Department of Public Health, "Standard Method for the Testing and Evaluation of 

Volatile Organic Chemical Emissions from Indoor Sources Using Environmental Chambers," 

Version 1.2, January 2017 (Emission testing method for California Specification 01350) See 

California Department of Public Health's website for certification programs and testing labs. 

https://www.cdph.ca.gov/Programs/CCDPHP/DEODC/EHLB/IAQ/Pages/VOC.aspx..

4.504.4 Resilient flooring systems. Where resilient flooring is installed , at least 80% of floor 

area receiving resilient flooring shall meet the requirements of the California Department of Public 

Health, "Standard Method for the Testing and Evaluation of Volatile Organic Chemical Emissions 

from Indoor Sources Using Environmental Chambers,“ Version 1.2, January 2017 (Emission 

testing method for California Specification 01350) See California Department of Public Health's 

website for certification programs and testing labs. 

hhtps://www.cdph.ca.gov/Programs/CCDPHP/DEODC/EHLB/IAQ/Pages/VOC.aspx..

4.504.5 Composite wood products. Hardwood plywood, particleboard and medium density 

fiberboard composite wood products used on the interior or exterior of the building shall meet the 

requirements for formaldehyde as specified in ARB’s Air Toxics Control Measure for Composite 

Wood (17 CCR 93120 et seq.), by or before the dates specified in those sections, as shown in 

Table 4.504.5 

4.505.2 Concrete slab foundations. Concrete slab foundations required to have a vapor retarder 

by the California Building Code, Chapter 19 or concrete slab-on-ground floors required to have a 

vapor retarder by the California Residential Code , Chapter 5, shall also comply with this section.

4.505.2.1 Capillary break. A capillary break shall be installed in compliance with at least one of 

the following: 1.) A 4-inch (101.6 mm) thick base of ½ inch (12.7 mm) or larger clean aggregate 

shall be provided with a vapor retarder in direct contact with concrete and a concrete mix design, 

which will address bleeding, shrinkage, and curling shall be used. For additional information, see 

American Concrete Institute, ACI 302.2R-06. 2.) Other equivalent methods approved by the 

enforcing agency. 3.) A slab design specified by a licensed design professional.

4.505.3 Moisture content of building materials. Building materials with visible signs of water 

damage shall not be installed. Wall and floor framing shall not be enclosed when the framing 

members exceed 19 percent moisture content. Moisture content shall be verified in compliance 

with the following: 1.) Moisture content shall be determined with either a probe-type or a contact-

type moisture meter. Equivalent moisture verification methods may be approved by the enforcing 

agency and shall satisfy requirements found in Section 101.8 of this code.2.) Moisture readings 

shall be taken at a point 2 feet (610 mm) to 4 feet (1219 mm) from the grade stamped end of each 

piece to be verified. 3) At least three random moisture readings shall be performed on wall and 

floor framing with documentation acceptable to the enforcing agency provided at the time of 

approval to enclose the wall and floor framing. Insulation products which are visibly wet or have a 

high moisture content shall be replaced or allowed to dry prior to enclosure in wall or floor cavities. 

Wet-applied insulation products shall follow the manufacturers' drying recommendations prior to 

enclosure.

4.506.1 Bathroom exhaust fans. Each bathroom shall be mechanically ventilated and shall 

comply with the following: 1.) Fans shall be ENERGY STAR compliant and be ducted to terminate 

outside the building. 2.) Unless functioning as a component of a whole house ventilation system, 

fans must be controlled by a humidity control. a.) Humidity controls shall be capable of adjustment 

between a relative humidity range of ≤ 50 percent to a maximum of 80 percent. A humidity control 

may utilize manual or automatic means of adjustment. b.)A humidity control may be a separate 

component to the exhaust fan and is not required to be integral (i.e., built-in).Notes: 1.) For the 

purposes of this section, a bathroom is a room which contains a bathtub, shower, or tub/shower 

combination. 2.) Lighting integral to bathroom exhaust fans shall comply with the California 

Energy Code. 

4.507.2 Heating and air-conditioning system design. Heating and air-conditioning systems 

shall be sized, designed and have their equipment selected using the following methods: 1.)The 

heat loss and heat gain is established according to ANSI/ACCA 2 Manual J—2016 (Residential 

Load Calculation), ASHRAE handbooks or other equivalent design software or methods. 2.)Duct 

systems are sized according to ANSI/ACCA 1 Manual D—2016 (Residential Duct Systems), 

ASHRAE handbooks or other equivalent design software or methods.3.)Select heating and 

cooling equipment according to ANSI/ACCA 3 Manual S—2014 (Residential Equipment Selection) 

or other equivalent design software or methods. Exception: Use of alternate design temperatures 

necessary to ensure the systems function are acceptable.

702.1 Installer training. HVAC system installers shall be trained and certified in the proper 

installation of HVAC systems, including ducts and equipment by a nationally or regionally 

recognized training or certification program. Uncertified persons may perform HVAC installations 

when under the direct supervision and responsibility of a person trained and certified to install 

HVAC systems or contractor licensed to install HVAC systems. Examples of acceptable HVAC 

training and certification programs include, but are not limited to the following: 1.) State certified 

apprenticeship programs. 2.) Public utility training programs. 3.) Training programs sponsored by 

trade, labor or statewide energy consulting or verification organizations. 4.) Programs sponsored 

by manufacturing organizations. 5.) Other programs acceptable to the enforcing agency.

702.2 Special inspection. When required by the enforcing agency, the owner or the responsible 

entity acting as the owner’s agent shall employ one or more special inspectors to provide 

inspection or the duties necessary to substantiate compliance with this code. Special inspectors 

shall demonstrate competence to the satisfaction of the enforcing agency for the particular type of 

inspection or task to be performed. In addition to other certifications or qualification  acceptable to 

the enforcing agency, the following certifications or education may be considered by the enforcing 

agency when evaluating the qualifications of a special inspector.  1.) Certification by a national or 

regional green building program or standard publisher. 2) Certification by a statewide energy 

consulting or verification organization, such as HERS raters, building performance contractors, 

and home energy auditors. 3) Successful completion of a third party apprentice training program 

in the appropriate trade. 4.) Other programs acceptable to the enforcing agency.

703.1 Documentation. Documentation used to show compliance with this code shall include but 

is not limited to, construction documents, plans, specifications, builder or installer certification, 

inspection reports, or other methods acceptable to the enforcing agency which demonstrate 

substantial conformance. When specific documentation or special inspection is necessary to 

verify compliance, that method of compliance will be specified in the appropriate section or 

identified in the application checklist.
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4.504.2.1 Adhesives, sealants and caulks. Adhesives, sealants and caulks used on the project shall 

meet the requirements of the following standards unless more stringent local or regional air pollution or 

air quality management district rules apply: 1.) Adhesives, adhesive bonding primers, adhesive 

primers, sealants, sealant primers, and caulks shall comply with local or regional air pollution control or 

air quality management district rules where applicable or SCAQMD Rule 1168 VOC limits, as shown in 

Table 4.504.1 or 4.504.2, as applicable. Such products also shall comply with the Rule 1168 prohibition 

on the use of certain toxic compounds (chloroform, ethylene dichloride, methylene chloride, 

perchloroethylene and trichloroethylene), except for aerosol products, as specified in Subsection 2 

below. 2.) Aerosol adhesives, and smaller unit sizes of adhesives, and sealant or caulking compounds 

(in units of product, less packaging, which do not weigh more than 1 pound and do not consist of more 

than 16 fluid ounces) shall comply with statewide VOC standards and other requirements, including 

prohibitions on use of certain toxic compounds, of California Code of Regulations, Title 17, 

commencing with Section 94507.

4.504.2.2 Paints and coatings. Architectural paints and coatings shall comply with VOC limits in Table 

1 of the ARB Architectural Suggested Control Measure, as shown in Table 4.504.3, unless more 

stringent local limits apply. The VOC content limit for coatings that do not meet the definitions for the 

specialty coatings categories listed in Table 4.504.3 shall be determined by classifying the coating as a 

Flat, Nonflat or Nonflat-High Gloss coating, based on its gloss, as defined in subsections 4.21, 4.36, 

and 4.37 of the 2007 California Air Resources Board, Suggested Control Measure, and the 

corresponding Flat, Nonflat or Nonflat-High Gloss VOC limit in Table 4.504.3 shall apply.

4.504.2.3 Aerosol paints and coatings. Aerosol paints and coatings shall meet the Product-weighted 

MIR Limits for ROC in Section 94522(a)(2) and other requirements, including prohibitions on use of 

certain toxic compounds and ozone depleting substances, in Sections 94522(e)(1) and (f)(1) of 

California Code of Regulations, Title 17, commencing with Section 94520; and in areas under the 

jurisdiction of the Bay Area Air Quality Management District additionally comply with the percent VOC 

by weight of product limits of Regulation 8, Rule 49. 

4.504.2.4 Verification. Verification of compliance with this section shall be provided at the request of 

the enforcing agency. Documentation may include, but is not limited to, the following: 1.) 

Manufacturer’s product specification. 2.) Field verification of on-site product containers.

4.408.1 Construction waste management. Recycle and/or salvage for reuse a minimum of 65 

percent of the nonhazardous construction and demolition waste in accordance with either Section 

4.408.2, 4.408.3 or 4.408.4, or meet a more stringent local construction and demolition waste 

management ordinance. Exceptions: 1.) Excavated soil and land-clearing debris. 2.) Alternate 

waste reduction methods developed by working with local agencies if diversion or recycle facilities 

capable of compliance with this item do not exist or are not located reasonably close to the 

jobsite. 3.) The enforcing agency may make exceptions to the requirements of this section when 

isolated jobsites are located in areas beyond the haul boundaries of the diversion facility.

4.408.2 Construction waste management plan. Submit a construction waste management plan 

in conformance with Items 1 through 5. The construction waste management plan shall be 

updated as necessary and shall be available during construction for examination by the enforcing 

agency. 1) Identify the construction and demolition waste materials to be diverted from disposal by 

recycling, reuse on the project or salvage for future use or sale. 2.) Specify if construction and 

demolition waste materials will be sorted on-site (source-separated) or bulk mixed (single stream). 

3.) Identify diversion facilities where the construction and demolition waste material will be taken. 

4.) Identify construction methods employed to reduce the amount of construction and demolition 

waste generated. 5.) Specify that the amount of construction and demolition waste materials 

diverted shall be calculated by weight or volume, but not by both.

4.408.3 Waste management company. Utilize a waste management company, approved by the 

enforcing agency, which can provide verifiable documentation that the percentage of construction 

and demolition waste material diverted from the landfill complies with Section 4.408.1. Note: The 

owner or contractor may make the determination if the construction and demolition waste

materials will be diverted by a waste management company.

4.408.5 Documentation. Documentation shall be provided to the enforcing agency which 

demonstrates compliance with Section 4.408.2, Items 1 through 5, Section 4.408.3 or Section 

4.408.4. Note: 1.) Sample forms found in “A Guide to the California Green Building Standards 

Code (Residential)” located at http://www.hcd.ca.gov/building-standard/calgreen/cal-green-

form.html may be used to assist in documentation compliance with this section. 2.) Mixed 

construction and demolition debris (C&D) processors can be located at California Department of 

Resources Recycling and Recovery (CalRecycle).

4.410.1 Operation and maintenance manual. At the time of final inspection, a manual, compact 

disc, web-based reference or other media acceptable to the enforcing agency which includes all of 

the following shall be placed in the building: 1.) Directions to the owner or occupant that the 

manual shall remain with the building throughout the life cycle of the structure. 2) Operation and 

maintenance instructions for the following: a.) Equipment and appliances, including water-saving 

devices and systems, HVAC systems, photovoltaic systems, electric vehicle chargers, water-

heating systems and other major appliances and equipment. b.) Roof and yard drainage, including 

gutters and downspouts. c.) Space conditioning systems, including condensers and air filters. d.) 

Landscape irrigation systems. e.) Water reuse systems. 3.) Information from local utility, water and 

waste recovery providers on methods to further reduce resource consumption, including recycle 

programs and locations. 4) Public transportation and/or carpool options available in the area. 5.) 

Educational material on the positive impacts of an interior relative humidity between 30–60 

percent and what methods an occupant may use to maintain the relative humidity level in that 

range. 6) Information about water-conserving landscape and irrigation design and controllers 

which conserve water. 7) Instructions for maintaining gutters and downspouts and the importance 

of diverting water at least 5 feet away from the foundation. 8.) Information on required routine 

maintenance measures, including, but not limited to, caulking, painting, grading around the 

building, etc. 9) Information about state solar energy and incentive programs available. 10.) A 

copy of all special inspection verifications required by the enforcing agency or this code. 11.) 

Information from the Department of Forestry and Fire Protection on maintenance of defensible

space around residential structures. 12.) Information and/or drawings identifying the location of 

grab bar reinforcements.

4.410.2 Recycling by occupants. Where 5 or more multifamily dwelling units are constructed on 

a building site, provide readily accessible area(s) that serves all buildings on the site and is 

identified for the depositing, storage and collection of non-hazardous materials for recycling, 

including (at a minimum) paper, corrugated cardboard, glass, plastics, organic waste, and metals, 

or meet a lawfully enacted local recycling ordinance, if more restrictive. Exception: Rural 

jurisdictions that meet and apply for the exemption in Public Resources Code Section 42649.82 

(a)(2)(A) et seq. are note required to comply with the organic waste portion of this section.

4.503.1 Fireplace. Any installed gas fireplace shall be a direct-vent sealed-combustion type. Any 

installed woodstove or pellet stove shall comply with U.S. EPA New Source Performance 

Standards (NSPS) emission limits as applicable, and shall have a permanent label indicating they 

are certified to meet the emission limits. Woodstoves, pellet stoves and fireplaces shall also 

comply with applicable local ordinances. 

4.504.1 Covering of duct openings and protection of mechanical equipment during 

construction. At the time of rough installation, during storage on the construction site and until 

final startup of the heating, cooling and ventilating equipment, all duct and other related air 

distribution component openings shall be covered with tape, plastic, sheetmetal or other methods 

acceptable to the enforcing agency to reduce the amount of water, dust and debris, which may 

enter the system.

4.504.2 Finish material pollutant control. Finish materials shall comply with this section. 7
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