
 
A G E N D A 

 
REGULAR MEETING 

CITY OF SEASIDE 440 HARCOURT AVE (COUNCIL CHAMBER) 
PLANNING COMMISSION Wednesday, February 11, 2026 

 

 6:00 PM 
Virtual Participation Guide: https://www.ci.seaside.ca.us/129/City-Council-Committee-Agendas 

https://us02web.zoom.us/j/81555467580 | WEBINAR ID 815 5546 7580 | (669) 900-9128 
 
1.  CALL TO ORDER  
   

2.  ROLL CALL - PLANNING COMMISSION  
    
  William Silva 

Keith Dodson 
John Owens 
Arlington La Mica 
Dave Evans 
Danny Huynh 
Gonzalo Quintero Alcaraz 
  
 
  

Chair 
Commissioner 
Commissioner 
Commissioner 
Commissioner 
Commissioner 
Commissioner 

3.  REVIEW OF AGENDA  
  If there are any items that arose after the 72-hour posting deadline, this is the point 

in the meeting where a vote may be taken to add the item to the agenda. (A 2/3-
majority vote is required). 

    
4.  PUBLIC COMMENT  
  Members of the public wishing to address the Commission on matters within the 

jurisdiction of the City of Seaside, but not on this agenda, may do so during the Public 
Comment period for up to three (3) minutes. Comments on specific agenda items are 
heard under that item. For the public record, please state your name. 

    
5.  BUSINESS ITEMS  
   

 A. ARCHITECTURAL REVIEW APPLICATION AR-2024-018. KARUN 
PRASAD, PROPERTY OWNER, AND MICHAEL ROESNER, PROJECT 
APPLICANT, REQUEST ARCHITECTURAL REVIEW APPROVAL OF A 
SECOND-STORY ADDITION AND ACCOMPANYING DECKS TO THE 
EXISTING SINGLE-FAMILY DWELLING AT 1395 FLORES STREET (APN 
012-286-027) IN THE RS-12 SINGLE-FAMILY RESIDENTIAL ZONING 
DISTRICT. ARCHITECTURAL REVIEW IS NOT AN ACTIVITY SUBJECT TO 
THE CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) PURSUANT TO 
15061(B)(3) OF THE CEQA GUIDELINES. 

     
RECOMMENDATION: Staff recommends the Commission approve AR-2024-018, 
subject to the conditions of approval and project plans. 
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 B. ARCHITECTURAL REVIEW APPLICATION AR-2025-001. CAPPO REAL 
ESTATE HOLDINGS, LLC., OWNER, AND ALENA KRIACHKO, APPLICANT, 
REQUEST ARCHITECTURAL REVIEW APPROVAL OF A PROPOSED TWO-
STORY, 37 BAY AUTOMOBILE SERVICE CENTER ASSOCIATED WITH THE 
EXISTING TOYOTA DEALERSHIP LOCATED AT 5 HEITZINGER PLAZA IN 
THE COMMERCIAL AUTOMOTIVE (CA) ZONING DISTRICT (APN 011-542-
004). ARCHITECTURAL REVIEW IS NOT AN ACTIVITY SUBJECT TO THE 
CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) PURSUANT TO 
15061(B)(3) OF THE CEQA GUIDELINES. 

     
RECOMMENDATION: Staff recommends the Commission approve AR-2025-001 
and allow six (6) tandem parking stalls to be used to meet the required number of 
parking spaces, subject to the conditions of approval and project plans. 

6.  REPORTS FROM COMMISSIONERS  
   

7.  REPORTS FROM STAFF  
  This is a time specifically set aside for the Staff Liaison to provide updates on non-

agendized requests from the Commission, and to provide brief information on topics 
under the purview of the Commission. 

    
8.  ADJOURNMENT  
    

Next Regularly Scheduled Meeting: 
 February 25, 2026 

 6:00 PM 
 

The City of Seaside is committed to providing accessible facilities and accommodating people with 
disabilities in all of its services programs and activities. If special considerations are needed by any person 

to fully participate in this meeting, contact the City Clerk at 899-6707 no fewer than two business days 
prior to the meeting to allow reasonable arrangements. Agendas are posted at: 

http://www.ci.seaside.ca.us/129/City-Council-Committee-Agendas  
Agenda-related writings or documents provided during public meetings are available for public inspection 

during the meeting or from the office of the City Clerk. This agenda is posted in compliance with California 
Government Code Section 54954.2(a) or Section 54956. 
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  CITY OF SEASIDE 

 STAFF REPORT  
 Item No.: 5.A. 

   
 

 
  
TO:  Planning Commission 
    
BY:  Eric Azriel, Associate Planner 

  
    
DATE:  February 11, 2026  
    
SUBJECT:  ARCHITECTURAL REVIEW APPLICATION AR-2024-018. KARUN 

PRASAD, PROPERTY OWNER, AND MICHAEL ROESNER, 
PROJECT APPLICANT, REQUEST ARCHITECTURAL REVIEW 
APPROVAL OF A SECOND-STORY ADDITION AND 
ACCOMPANYING DECKS TO THE EXISTING SINGLE-FAMILY 
DWELLING AT 1395 FLORES STREET (APN 012-286-027) IN 
THE RS-12 SINGLE-FAMILY RESIDENTIAL ZONING DISTRICT. 
ARCHITECTURAL REVIEW IS NOT AN ACTIVITY SUBJECT TO 
THE CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) 
PURSUANT TO 15061(B)(3) OF THE CEQA GUIDELINES.   
   

 
RECOMMENDATION 
  
Staff recommends the Commission approve AR-2024-018, subject to the conditions of 
approval and project plans.  
 
BACKGROUND  
  
The 1,379 single-family dwelling sits on a 6,127.5 square foot (SF) lot in the RS-12 
Single-family Residential zoning district (Neighborhood Medium, 2040 General Plan). 
Nearby uses include a church to the east, a school to the north, and single-family 
residential everywhere else. The church rises to more than one story, as do some of the 
nearby houses, although the houses tend to be mostly single-story. The grade declines 
from east to west across Flores Street with houses on the east side generally rising 
slightly above the street grade and houses on the west side sitting at or below street 
grade. The subject site, 1395 Flores, is located on the west side of the street and sits 
below street grade. 
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PROJECT DESCRIPTION 
The project proposes removing the unpermitted rear deck and replacing it with a 
compliant one, adding 64 SF to the first floor, adding a new 895 SF second floor, 
adding a 71 SF second-story deck above the garage along the eastern face (front of the 
property), adding an 85 SF second-story deck along the western face (rear of the 
property), and removing the existing patio/driveway at rear. 
 
PROJECT ANALYSIS 
All additions, including the second-story decks, are compliant with setback 
requirements. The proposed addition brings the total Floor Area Ratio to 0.39 (2,381 
SF), which is less than the 0.45 limit (2,757 SF). A compliant two-car garage exists and 
will remain. The proposed lot coverage of 40.9% is compliant with the 65% limit. At its 
tallest, the proposed house rises to 22’-9” above the existing grade. Because of the 
downward slope of the ground from east to west, the proposed western (rear) elevation 
has almost the same height above grade as the ridge; the height at the western edge is 
22’-1” above the existing grade. 
 
APPEARANCE 
The proposed eastern (front) elevation maintains consistency with the architectural 
style of the existing residence and is designed to be compatible in scale and massing 
with surrounding development. On the east elevation, the visual mass of the second 
story is reduced through an approximate 8' setback from the first story. The second 
story is further minimized by its reduced overall width of approximately 34' 5", 
compared to the 60'-10" width of the single-story level below. Additional facade 
articulation is provided by an approximate 3'-5" offset between Bedroom 4 and the 
Family room. The Family room deck, enclosed by a stucco wall, further modulates the 
elevation, breaks up building mass, and reduces the perceived scale of the second story 
when viewed from the public right-of-way. 
  
The ground is sloped downwards from east to west, making the rear of the house 
appear relatively more prominent than it otherwise would. This is mitigated by the 
majority of the structure being built farther away from the rear property line than the 
15'-0" rear setback would require. On the first floor, only the 14’-5 1/2” central section 
of the dwelling is built to the rear setback; both the 25'-9" northern section and the 20'-
7 1/2" southern section are set back an additional 4'-0".  The second-floor master 
bedroom, located above the central section, is set back 1’-0” from the first story. The 
remainder of second-story addition, located above the southern section, continues the 
same setback as the first floor. The second story balcony mimics the first story deck; 
neither deck encroaches into the rear-yard setback. This combination of a slightly 
smaller second-story in the central section and a paired first and second story in the 
southern section create the appearance of an orderly and self-consistent dwelling 
steadily decreasing in size from south to north. 
 
The northern elevation is the least impacted by the addition because the second-story is 
set back more than 26' from the first-story. The 1'-2" offset between M Bedroom and 
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Bedroom 4, the visual variance in the roof from the northern perspective, and the large 
windows all contribute to a visually interesting appearance. 
 
The largest apparent visual impact of the proposed design is the southern elevation, 
which rises to a height of 22’-9” and consists of more blank wall than any of the other 
elevations. However, the location and second-story design elements do much to 
mitigate that. The required side setback is 5'-0"; both the existing first floor and the 
proposed second floor are located 11'-0" from the property line. A long vertical window 
above the internal staircase and the front and rear balconies provide visually interesting 
aspects. The majority of the blank wall is located on the existing first floor and includes 
the garage area. Most of this blank area would be hidden from neighbors by the 
existing fence. 
  
Altogether, the design and siting of the proposed addition provides ample 
differentiation, builds a total of 2,381 SF when they are allowed 2,757 SF, and respects 
neighbors’ space. 
 
ATTACHMENTS 
  
1. Attachment 1 Draft Resolution 
2. Exhibit A Project Plans 
3. Exhibit B Project Palette 
4. Attachment 2 Location Map 
5. Attachment 3 Staking and Flagging Photographs 
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PLANNING COMMISSION   
RESOLUTION NO. 26-XX 

 
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
SEASIDE, STATE OF CALIFORNIA, APPROVING ARCHITECTURAL 
REVIEW APPLICATION NO. AR-2024-018 FOR A SECOND-STORY 
ADDITION AND ACCOMPANYING DECKS TO THE EXISTING 
SINGLE-FAMILY DWELLING AT 1395 FLORES STREET (APN 012-
286-027) IN THE RS-12 SINGLE-FAMILY RESIDENTIAL ZONING 
DISTRICT. 
 

WHEREAS, Karun Prasad, Property Owner, and Michael Roesner, Applicant, applied for 
Architectural Review No. AR-2024-018; and 
 
WHEREAS, the proposed project requires the review authority to consider and weigh the 
merits of the application and public input in relation to the policies, standards and intent of 
the Seaside General Plan and Seaside Municipal Code; and 
 
WHEREAS, the Planning Commission considered oral comments and written information 
concerning the Architectural Review application No. AR-2024-018 at a duly noticed public 
hearing that the Planning Commission held on February 11, 2026; and 
 
WHEREAS, Architectural Review is not an activity subject to the California Environmental 
Quality Act (CEQA) pursuant to 15061(b)(3) of the CEQA guidelines. 
 
NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission approves 
Architectural Review No. AR-2024-018 subject to the following Conditions of Approval: 
 
Planning:  

1. Landscaped areas, including trees and other plantings, as well as paving, walls, 
and fences, shall be regularly maintained. 

 
2. The Zoning Administrator has the authority to approve minor changes to the 

landscaping, lighting, and architectural finishes of this project, given changes are 
kept in a similar design style, the colors and materials are within the same design 
family (metal, wood, composite siding), and the juxtaposition of the materials 
and colors achieves a similar design balance and aesthetic. 

 
Building: 
 

3. Construction must comply with all requirements of the California Building Code, as 
amended by the City of Seaside and in effect at the time of Building Permit submittal. 
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Fire Department: 
 

4. Construction must comply with all requirements of the California Fire Code, as 
amended by the City of Seaside and in effect at the time of Building Permit 
submittal. 

 
Standard: 

 
5. Except as modified by the conditions of approval, plans submitted for Building 

Permits must be in compliance with Exhibit A: Project Plans and Exhibit B: Project 
Palette. 

6. The applicant agrees as a condition and in consideration of the approval of this 
permit that it will defend, indemnify and hold harmless the City of Seaside or its 
agents, officers and employees from any claim, action or proceeding against the 
City or its agents, officers or employees to attack, set aside, void or annul this 
approval.  The applicant will reimburse the City for any court costs and attorney’s 
fees, which the City may be required by a court to pay as a result of such action.  
City may, at its sole discretion, participate in the defense of such action; but 
such participation shall not relieve applicant of his obligations under this 
condition.  The City shall promptly notify the applicant of any such claim, action, 
or proceeding, and the City shall cooperate fully in the defense thereof. 

 
7. The project shall comply with the requirements and the applicable ordinances of 

the Monterey Peninsula Water Management District (MPWMD). 
 

8. The permit shall have no force or effect unless and until accepted, and the terms 
thereof agreed to, in writing, by the applicant and property owner prior to 
issuance of any Building Permit or establishment of any use authorized by the 
permit.  

 
9. This approval shall become null and void unless a Building Permit application is 

submitted or authorized use is established within twelve (12) months of February 
18, 2026 in accordance with Seaside Municipal Code Section 17.64.080.A. Time 
extensions may be granted in accordance with Seaside Municipal Code Section 
17.64.080.B. This approval shall also become null and void if the implementing 
Building Permit application expires. 

 
10. For purposes of assuring compliance, the applicant, agents, representatives or 

their assignees agree not to deny or impede access to the subject property by 
City employees in the performance of their duties. 
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PASSED AND ADOPTED at a regular meeting of the Planning Commission of the City of 
Seaside, State of California, on the 11th day of February 2026, by the following vote: 
  

AYES:  
NOES:   
ABSENT:   
ABSTAIN:   

 
 

       Will Silva, Chairperson 
ATTEST: 
 
_________________________________________ 
Planning Commission Secretary 
 
 
Exhibits: 
 
Exhibit A: Project Plans 
Exhibit B: Project Palette 
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ARCHITECTURAL REVIEW APPLICATION No. AR-2024-018 
RESOLUTION No. 26-XX 

 
This permit is hereby accepted upon the express terms and conditions hereof, and shall 
have no force or effect unless and until agreed to, in writing, by the applicant and property 
owner(s).   
 
The undersigned hereby acknowledge the approved terms and conditions and agree to fully 
conform to, and comply with, said terms and conditions within the time frames approved 
by the City of Seaside Planning Commission. 
 
 
 
 
 
______________________________________   ________________ 
Applicant's Signature       Date 
 
 
 
 
 
_____________________________________   ________________ 
 Property Owner’s Signature     Date 
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TITLE
A-0.0           COVER SHEET

ARCHITECTURAL
A-0.3          (E) SITE PLAN

TITLE 24
T-1.0          MANDATORY MEASURES

BEST MANAGEMENT PRACTICES
A-0.1         BEST MANAGEMENT PRACTICES

TYPE OF CONST:                TYPE VB
OCCUPANCY:                      R-3 @ SFD & U @ GARAGE

DESCRIPTION OF USE:      Single Family Residence 

FIRE SPRINKLERS:             NO

APN:                                     012-286-027-000

ZONING:                               RS-12

PROJECT:                            Prasad Residence Addition & Remodel
ADDRESS:                            1935 Flores St
                                              Seaside, CA 93955

GENERAL LAND                  
PLAN DESIGNATION:
PARCEL SIZE:                     6,127.5 S.F. 
TREE REMOVAL:                 NONE

BUILDING HEIGHT:             2 STORY

            AREA:                       EXISTING          ADDITION     REMODEL        DEMO/ REMOVE          NEW TOTAL
     RESIDENCE
     1st FLOOR                             1,379'                 64'                   0'                       0'                                  1,443' 

OWNER:
Karun Prasad
1395 Flores St
Seaside, Ca 93955
Phone: 337-519-1115
Email: karunprasad@yahoo.com

DESIGN:
Roesner Building & Design
1007 Paloma Road
Del Rey Oaks, Ca 93940
Phone: 831-241-1381
Email: michael@roesnerbuilding.com

Contact: Karun Prasad 

Contact:  Michael Roesner
ENGINEER:
Sezen & Moon Structural Engineers
274 E. Hamilton Ave Ste. C
Cambell, Ca 95008

Email: smseinc@aol.com.
Contact: Brian Moon
APPLICANT:

ELECTRICAL ENGINEER:
None
.
.
.
.
.
MECHANICAL & PLUMBING ENGINEER:
None
.
.
.
.
.
TITLE 24:

Los Osos, Ca 93402
Phone: 805-904-9048
Email: title24@yahoo.com
Contact: Timothy Carstairs

ALLOWABLE HEIGHT:         24'-0"

CODE GROUPS:                  CBC, CEC, CMC, CPC, CEnC                              
                                              CBSC & CFC                                                          

SURVEYOR:

Carstairs Energy Inc
2238 Bayview Heights Drive Ste. E

.

.

.

.
PROJECT LOCATION

Prasad Residence
Addition & Remodel

1395 Flores Street
Seaside, CA 93933

.
NoneRoesner Building & Design

1007 Paloma Road
Del Rey Oaks, Ca 93940
Phone: 831-241-1381
Email: michael@roesnerbuilding.com
Contact:  Michael Roesner

64 SQ FT 1st FLOOR ADDITION. 895 sq ft 2nd FLOOR ADDITION. 1st FLOOR KITCHEN REMODEL,  1st FLOOR BATHROOM REMODEL.

Phone: 408-871-7273

     2nd FLOOR                                   0'               895'                   0'                       0'                                     895' 

REMOVE UN PERMITTED REAR YARD DECK & CONCRETE PATIO. 

A-1.1          (N) 1st FLOOR PLAN

A-2.0          ELEVATIONS

STRUCTURAL
S1.0           STANDARD NOTES
S1.1           HOLDOWN DETAILS
S1.2           STD. FOUNDATION DETAILS

CAL-GREEN
CG1           CAL GREEN NOTES
CG-2          CAL GREEN NOTES

A-1.0          (E) FLOOR PLAN & DEMO PLAN

A-0.4          (N) SITE & EROSION CONTROL PLAN
A-0.5          EROSION CONTROL NOTES & DETAILS

S1.3           STD. FRAMING DETAILS

     GARAGE                                   483'                   0'                   0'                       0'                                     483' 

     TOTAL LIVING AREA:                                                                                                                            2,338' 
                  GARAGE                                                                                                                                       483' 

1/4" per 1'

A-0.0

REVISION

DATE

DRAWN

SCALE

SHEETSOF

SHEET

JOB

THIS PROJECT TO COMPLY WITH THE FOLLOWING CODES:

2022 California Green Building Code

2022 California Mechanical Code 
2022 California Electrical Code
2022 California Plumbing Code

2022 California Residential Code 

2022 California Energy Code
2022 California Historical Code

2022 California Administrative Code 

2022 California Building Code 

2022 California Existing Building Code

2022 California Referenced Standards Code
2022 Ca Contractors License Board

2022 California Fire Code

RAD     RADIUS

PT.      POINT

REF     REFERENCE OR REFRIGERATOR

PTDF    PRESSURE TREATED DOUGLAS FIR

REQ.    REQUIRED
RESIL    RESILIENT

R.O.   ROUGH OPENING
RWD    REDWOOD

RET     RETAINING
RM.     ROOM

S     SOUTH 

SC     SOLID CORE
SCHED.    SCHEDULE
SECT    SECTION
SHT.    SHEET

S.B.    SOLID BLOCKING

SPEC   SPECIFICATION

REINF.   REINFORCED

STD.   STANDARD

STOR.    STORAGE
STRL.   STRUCTURAL
SUSP.   SUSPENDED

STL.   STEEL

W     WEST

T.O.W.  TOP OF WALL

VERT.   VERTICAL

TYP.   TYPICAL

T & G    TOUNGE AND GROOVE
T.O.C.    TOP OF CONCRETE
T.O.F.   TOP OF FOOTING
T.O.P.   TOP OF PAVEMENT

U.O.N.   UNLESS OTHERWISE NOTED

WD.    WOOD

W/O   WITHOUT
WP.   WATERPROOF

WDW    WINDOW

WT.   WEIGHT

W/ IN    WITHIN

W.W.M.   WELDED WIRE MESH

W.C.    WATER CLOSET

W/     WITH

SQ.   SQUARE

FIN.    FINISH

FLUOR.     FLUORESCENT
FLASH.   FLASHING
FLR.     FLOOR

GA.    GAUGE

GL    GLASS

GR.   GRADE

F.O.F.    FACE OF FINISH
F.O.S.    FACE OF STUD

GFI   GROUND FAULT INTERRUPTER

GLB   GLUE LAMINATED BEAM

G.B.   GRAB BAR

GYP   GYPSUM

FT.     FOOT OR FEET
FTG.   FOOTING
FURR.   FURRING

GALV.   GALVANIZED

GND     GROUND

F.O.C.    FACE OF CONCRETE

@   AT
O    DIAMETER

BD    BOARD

CLG.    CEILING
CEM   CEMENT

CL   CLOSET

BLDG.   BUILDING
BLK   BLOCK

BM   BEAM

ARCH.   ARCHITECTURAL
APPROX.   APPROXIMATE

A.S.  ASPHALT SURFACE

BLOCK'G   BLOCKING

ACOUS.   ACOUSTICAL
A.C.   ASPHALT CONCRETE
A.B.   ANCHOR BOLT
#   POUND OR NUMBER

AGG.   AGGREGATE
ADJ.   ADJUSTABLE

HT.   HEIGHT

MISC.    MISCELLANEOUS

H/C   HANDICAPPED
HC   HOLLOW CORE

HDR.    HEADER
H.M.   HOLLOW METAL
HORIZ.   HORIZONTAL
HTR.    HEATER

INSUL.   INSULATION
INT.   INTERIOR
J.H.   JOIST HANGER
MAX    MAXIMUM
MECH.   MECHANICAL
MIN    MINIMUM

O/    OVER

(N)   NEW
N    NORTH
N.I.C.    NOT IN CONTRACT
N.T.S.     NOT TO SCALE

O.C.    ON CENTER
OPP.   OPPOSITE
PLAS.    PLASTER
PLYWD.    PLYWOOD

MTD.   MOUNTED

C.O.  CLEAN OUT
COL.   COLUMN
CONC.   CONCRETE
CTR.   CENTER
d     PENNY
DBL.   DOUBLE
DET    DETAIL

(E)   EXISTING
DWG.   DRAWING
DR   DOOR

DIA.    DIAMETER
DIM.   DIMENSION
DN.   DOWN

EQ.  EQUAL
EQPT.   EQUIPMENT
EXT.   EXTERIOR

E     EAST
EA.   EACH

FDN.   FOUNDATION

ELEC.    ELECTRICAL
E.N.   EDGE NAILING

F.G.    FINISH GRADE

D.F.   DOUGLAS FIR

CLR.   CLEAR H.B.   HOSE BIB
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5/15/25

ADDRESSES FOR BUILDINGS
All buildings shall be issued an address in accordance with Monterey County Ordinance No. 1241.  Each
occupancy, except accessory buildings, shall have its own permanently posted address.  When multiple
occupancies exist within a single building, each individual occupancy shall be separately identified by its own
address.  Letters, numbers and symbols for addresses shall be a minimum of 4-inch height, 1/2-inch stroke,
contrasting with the background color of the sign, and shall be Arabic.  The sign and numbers shall be reflective
and made of a noncombustible material.  Address signs shall be placed at each driveway entrance and at each
driveway split. Address signs shall be visible and legible from both directions of travel along the road.  In all
cases, the address shall be posted at the beginning of construction and shall be maintained thereafter.  Address
signs along one- way roads shall be visible from both directions of travel.  Where multiple addresses are
required at a single driveway, they shall be mounted on a single sign.  Where a roadway provides access solely
to a single commercial occupancy, the address sign shall be placed at the nearest road intersection providing
access to that site.  Permanent address numbers shall be posted prior to requesting final clearance.

Fire sprinklers will be a deferred submital1.

the project during winter operations.
Drainage control measures shall be maintained and in place at the end of each day and continuously throughout the life of 
 escape of sediment from the site.
Runoff from the site shall be detained or filtered by berms, vegetated filter strips, and/ or catch basins to prevent the
erosion on or adjacent to the roadway or on the downhill properties.
All roads and driveways shall have drainage facilities sufficient to prevent erosion on or adjacent to the roadway or on the 
of soil protection.
Disturbed surfaces not involved in the immediate operations must be protected by mulching and/ or other effective means

1

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 Monterey County Health 
Department.  

shutoff nozzle 
shutoff nozzle can be purchased or otherwise obtained for the size or type of hose in use, the nozzle shall be an automatic
All hoses used in connection with any construction activities shall be equipped with a shutoff nozzle.  When an automatic 

No potable water may be used for compaction or dust control purposes in construction activities where there is a 
reasonably available source of reclaimed or other sub-potable water approved by the Monterey County health Department 
and appropriate for such use.  

2.

11.

10.

9.

4.
3.
2.

1.

Erosion control measures shall be in place at the end of each working day between October 15 and April 15.
All grading shall conform with Monterey County Grading Ordinance #2535 and Erosion Control Ordinance #2806. 
All cut/fill slopes shall be 2:1 or flatter. Compaction shall be a minimum of 90%
Surface water shall be drained to an approved point of collection that does not create a hazard
Drainage to be a minimum of 6" within 10 feet from house .  

Recycle and/ or salvage for re-use a minimum of 50% of the non-hazardous construction and demolition waste in 
accordance with the California Green Building Standards,

CONSTRUCTION WASTE MANAGEMENT: 

In accordance with the California Green Building Standards, Section 4.504.2, the following
pollutant control measures shall be implemented.

Paint, stains and other coatings shall be compliant with VOC limits.
Aerosol paints and coatings shall be compliant with product weighted MIR limits for VOC  and other toxic compounds. 
Documentation shall be provided to verify compliant VOC limit finish materials have been used.
Carpet and carpet systems shall be compliant with VOC limits.
50% of the floor area receiving resilient floorings shall comply with the VOC emission
limits defined in the Collaborative for High Performance Schools (CHPS) low-emitting
materials list or be certified under the Resilient Floor Covering Institute (RFCI) FloorScore
Particleboard, Medium density fiberboard (MDF) and hardwood plywood used in interior
finish systems shall comply with low formaldehyde emission standards.

POLLUTANT CONTROL

A:
B:

C:
D:

E:

General Contractor shall verify all conditions and dimensions at job site. 
All construction work must conform to current local codes, building & health authorities. General Contractor agrees by 
accepting contract and starting work that he shall assume sole and complete responsibility for job site conditions during the 
course of construction; including but not limited to safety of all persons and property. This requirement shall apply continuosly 
and not be limited to normal business hours. Contractor shall defend, indemnify, and hold the Owners, Designers, Engineers, 
and Landlords harmless from any and all liabilities, real or alleged, in connection with the performance of work on this project. 
Contractor shall show proof of Worker's Compensation Insurance as required prior to issuing a building permit.
Additional on site fire protection during construction to be provided as required by Fire Inspector
or Department. Maintain existing fire sprinkler system if applicable to this project.
All materials stored on site shall be properly stacked and protected to prevent damage and deter-
ioration until use. Failure to protect materials may result in the rejection of work.
General Contractor and Sub-Contractors shall be responsible for locating, maintaining, relocating, and or removing existing 
utilities. 
General Contractor to provide larger stud walls as required for installation of plumbing, electrical, and / or structural items, etc. 
Verify with Designer in writing prior to making changes.
Existing materials on demising or partition walls shall be removed by General Contractor to allow installation of new work; such 
such as electrical outlets, plumbing lines, etc. After work has been tested, completed, inspected and approved, walls shall be 
be covered with 5/8" type "X" gypsum board fire taped and prepared for new finishes.
All workmanship and materials are subject to the approval of the Designer and/ or Owner.
Each trade shall be responsible for wall or roof penetrations pertaining to the installation of their own equipment, vents, conduit, 
conduit, etc. to include flashing and caulking for a water tight installation. All openings to be approved by Designer and/ or 
Structural Engineer.
Contractor shall protect all existing site conditions not scheduled for removal or modification during construction. Any damage 
to existing conditions shall be covered at Contractor's expense. 
Verify all site conditions, dimensions, and grades prior to start of work. If any discrepancies exist between actual and drawings, 
notify Designer in writing immediately. 
The drawings, details, schematics and notes contained in the plans are intended to describe the project sufficiently, by 
reference or implication, and do not represent to show or include every specific item which may be neccessary to complete 
this project.

1.
2.

3.

4.

5.

6.

7.

8.

9.

1. Existing buildings do not have an automatic fire sprinkler system. 

GENERAL CONDITION
1. Contractor shall remove grass and weeds growing in the sidewalk. Prevent the use of herbicides.
2. Construction Best Management Practices shall be implemented during construction. See 
    attached BMP brochures.
3. Any work in the Right of Way requires an encroachment permit.

(E) Pervious Coverage: Bldg's:            1,842'
Hardscape:     1,962'

(N) Pervious Coverage: Bldg's:            1,926'
Hardscape:       600'

Total:              3,804' Total:              2,526'
%:                   58.5% %:                     41.2%

LOT :     6,127.5

REAR UPSTAIRS DECK:      85 sq FT  
FRONT UPSTAIRS DECK:    68 sq FT

A-0.2         MANDATORY MEASURES

A-1.2          (N) 2nd FLOOR PLAN

A-2.1          ELEVATIONS

A-1.3          (N) ROOF PLAN

A-3.0          DOOR & WINDOW SCHEDULES, INTERIOR DETAILS

S1.4           STD. FRAMING DETAILS
S2.0           FOUNDATION PLAN
S2.1           1st FLOOR SHEAR WALL PLAN
S2.2           FOUNDATION & FRAMING DETAILS
S2.3           FOUNDATION & FRAMING DETAILS
S3.0           2nd FLOOR FRAMING PLAN
S3.1           2nd FLOOR SHEAR WALL PLAN
S4.0           2nd FLOOR ROOF FRAMING PLAN
S4.1           2nd FLOOR ROOF FRAMING DETAILS

T-1.1          MANDATORY MEASURES

1. Fire Sprinklers Required – The residence shall be protected with an automatic fire sprinkler system in compliance with the
National Fire Protection Association  Standard 13D. Plans for the fire sprinkler system must be submitted and approved by
the Seaside Fire Department prior to installation. Rough-in inspections must be completed prior to requesting a framing
inspection from the building department.
2. A fire alarm water flow switch is required on all residential fire sprinkler systems and  shall be located so that it is audible to
the occupants of the residence. The flow  switch shall be wired to the kitchen refrigerator circuit.
3. It is the responsibility of the applicant to check with the local water service company (Cal Am) to insure the proper water
meter size is provided for both the domestic and  fire sprinkler flows. Generally, a 1 inch meter is required.
4. An indicating type valve shall be installed in a location where it shuts off both the fire sprinkler and the domestic system. The
indicating valve shall be installed above grade and shall be a ball-type valve only. A separate valve just for the fire sprinkler
system is not required.
5. All underground piping is to be flushed prior to the connection of any fire sprinkler piping.
6. Separate fire sprinkler plans need to be delivered to Seaside Fire Department, located at 1635 Broadway Avenue. A
minimum of (3) set of plans are required. If the applicant requires (2) sets of approved plans, then (4) sets need to be delivered
to the fire department. Applicant needs to submit to the fire department for prior approval.

10/15/25
01/25/26
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'

75.0'

75.0'

MAIN HOUSE1

2

3

(E) ELECTRICAL METER

4

(E) GAS METER

5

(E) WATER METER
(E) SOLAR PANELS (TO BE REMOVED)

6 (E) DRIVEWAY
7 (E) CMU FENCE
8 (E) WOOD FENCE
9 (E) CHAIN LINK FENCE

(E) WOOD DECK (TO BE REMOVED)10

(E) CONCRETE LANDING & STAIRS

11

10

9

8

8

3 2

4

11

7

(E) SIDE WALK12

12

6

5

5

5

12

19'-0"

(E) CONCRETE PATIO (TO BE REMOVED)13

13

13

11
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75.0'

75.0'

19'-0"

OVERLAND FLOW DIRECTION
AMERICAN EXCELSIOR SEDIMENT ROLL (SEE DETAIL BELOW)

HYDROSEED AND BLOWN STRAW ON SLOPES:

STRAW BALES AT INLETS
(SEE DETAILS ABOVE)

EROSION AND SEDIMENT CONTROL MEASURES
1.      EROSION AND SEDIMENT CONTROL MEASURES SHALL BE IMPLEMENTED BY OCTOBER
         1st AND MAINTAINED THROUGH APRIL 15th, OR AS DIRECTED BY THE GOVERNING
         JURISDICTION
2.      PERSON RESPONSIBLE FOR IMPLEMENTATION OF EROSION CONTROL MEASURES:
         NAME:
         ADDRESS:
3.     CONTRACTOR SHALL MAINTAIN STABILIZED CONSTRUCTION ENTRANCE AT THE ENTRANCE
        OF THE SITE. ANY MUD TRACKED ONTO STREETS SHALL BE WASHED OFF THAT SAME DAY.
        A CONSTRUCTION ENTRANCE SHALL BE CONSTRUCTED PRIOR TO COMMENCEMENT OF
        GRADING. ALL CONSTRUCTION TRAFFIC ENTERING THE PAVED ROAD MUST CROSS
        THE STABILIZED CONSTRUCTION ENTRANCE. ALL TRAFFIC EXTING THE SITE SHALL USE
         THE STABILIZED CONSTRUCTION ENTRANCE AND SHALL WASH MUD/ DEBRIS FROM THE 
         VEHICLE AT A DESIGNATED "VEHICLE WASH AREA". THE STABILIZED ENTRANCE SHALL
         BE CONSTRUCTED OF COURSE AGGREGATE COMPACTED TO A DEPTH OF 8 INCHES.
4.      DURING THE RAINY SEASON, ALL PAVED AREAS SHALL BE KEPT CLEAR OF THE EARTH
         MATERIAL AND DEBRIS. THE SITE SHALL BE MAINTAINED SO AS TO MINIMIZE SEDIMENT
        LADEN RUN-OFF TO ANY STORM DRAINAGE SYSTEM. TEMPORARY SILT BARRIERS SHALL 
        BE INSTALLED AT PLACES ANTICIPATING SEDIMENT LADEN RUN-OFF TO ALL INLET 
        STRUCTURES. (SEE DETAILS BELOW)
5.     ALL EROSION CONTROL FACILITIES MUST BE INSPECTED AND REPAIRED AT THE END
        OF EACH WORKING DAY DURING THE RAINY SEASON.
6.     ALL SLOPES SHALL BE HYDROSEEDED WITH AN APPROVED HYDROSEED MIXTURE.
7.     THE DEVELOPER SHALL HIRE AN EROSION CONTROL CONTRACTOR TO IMPLEMENT 
        AND MAINTAIN EROSION CONTROL MEASURES.

445 Elm Ave, Seaside Ca

TREE PROTECTION

BASIC NATIVE EROSION CONTROL MIX (S&S SEEDS)
32 LBS PER ACRE AND
ELYMUS GLAUCUS (S&S SEEDS) 10 LBS PER ACRE

EXISTING VEGETATION:
1.     PROTECT EXISTING VEGETATION AND AVOID REMOVAL AS REQUIRED AND WHERE EVER
        POSSIBLE. INSTALL APPROPRIATE PROTECTIVE FENCING/ PERMITER CONTROLS PRIOR
        TO WORK.
SWEEPING:
1.    ALL IMPERVIOUS SURFACES SHALL BE SWEPT (NOT HOSED OR WASHED DOWN), AND
        BE MAINTAINED FREE OF DEBRIS AND ACCUMULATION OF DIRT.\
WASTE MANAGEMENT:
1.    ALL CONSTRUCTION WASTE SHALL BE CONTAINED ON SITE AND COVERED; INCLUDING 
       TRASH, PAINT, GROUT, CONCRETE, ETC. ANY WASH OUT FACILITIES SHALL BE CONTAINED
       MAINTAINED, AND ITS CONTENTS DISPOSED OF PROPERLY. NO MATERIALS SHALL BE 
       WASHED INTO THE STREET OR ADJACENT PROPERTIES.
CATCH BASIN/ INLET PROTECTION:
1.    CATCH BASINS AND/ OR DROP INLETS THAT RECEIVE STORM WATER MUST BE COVERED
       OR OTHERWISE PROTECTED FROM RECEIVING SEDIMENTS, MUD, DIRT, OR ANY DEBRIS,
       INCLUDING PRIOR GUTTER FILTRATION AS APPROPRIATE AND IN A MANNER NOT TO IMPEDE 
       TRAFFIC TRAVEL OR SAFETY.
PERIMETER CONTROLS/ EROSION & SEDIMENT CONTROL:
1.    PROPERLY INSTALL SILT FENCE OR EQUIVALENT CONTROL SHALL BE SHOWN ALONG THE 
       SITE PERIMETER TO PREVENT MOVEMENT OF SEDIMENT AND DEBRIS OFF-SITE. 
       NO MATERIALS SHALL LEAVE OR RUN OFF THE SITE.
STOCKPILE MANAGEMENT:
1.    ALL STOCKPILES SHALL BE CONTAINED AND COVERED WHEN NOT ACTIVE, AND SECURED
       AT THE END OF EACH DAY.
       STOCKPILES SHALL BE COVERED OVER NIGHT, AND PRIOR, DURING AND AFTER RAIN EVENTS.
       NO MATERIALS SHALL LEAVE OR RUN OFF THE SITE.
VEHICLES AND EQUIPMENT:
1.    RESPONSIBLE PARTIES MUST ENSURE THAT ALL CONSTRUCTION VEHICLES AND EQUIPMENT
       ARE MAINTAINED IN GOOD WORKING ORDER, AND WILL NOT CAUSE DIRT, MUD, OIL, GREASE,
       OR FUEL TO BE DISCHARGED OR TRACKED OFF SITE INTO THE STREET.

Zack Goldman
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Garage

Bedroom 2Bedroom 1

Bedroom 3

Kitchen

Dining

Living Room

Bath 1

REMOVE UNPERMITED DECK. (E) CONC. LANDING TO REMAIN.1

REMOVE KITCHEN, FINISHES & APPLIANCES2

3

4

5

6

7

REMOVE MASTER BATHROOM FINISHES
REMOVE WALLS AS SHOWN
REMOVE ROOF FRAMING AS NEEDED
REMOVE STUCCO AS NEEDED

1

2

3

4

4

6

6

6

6

6

(E) 2x4 WOOD FRAMED WALL, NO CHANGE
(E) 2x4 WOOD  WALL TO BE REMOVED
(N) 2x4@16" o.c. WOOD FRAMED WALL (MAIN HOUSE)

UNIT DELINEATION LINE
1 HOUR FIRE WALL; 5/8" TYPE "X" GYP. BOTH SIDES

(N) 2x6@16" o.c. WOOD FRAMED WALL

(N) 2x4@16" o.c. WOOD FRAMED WALL (ADU)

W
/M

D
R

10/15/2025

REMOVE REAR CONCRETE PATIO
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Living Room

Dining

Bath 1

Bedroom 2

Bedroom 3

14

Laundry

Bedroom 1

WIC

DW

(E) 200a ELECTRICAL METER1

2

3

4

5

6

7

8

9

10

11

(E) CONCRETE LANDING, 2% SLOPE MAX. 7-3/4" MAX STEP.

(N) 1-1/2" HANDRAIL @ 36". (N) 42" GUARD RAIL w/ PICKETS SPACED LESS THAN 4" O.C.

(E) 3/4" WATER SHUTOFF

(E) WATER HEATER

(N) 1 HOUR FIRE WALL; 5/8" TYPE "X" GYP. BOARD CONT. TO ROOF SHEATHING

NEW 1 HOUR LID AT CEILING TYP.

(E) GAS FURNACE

TILE SURROUND. TO 72" A.F.F. MIN.

NEW 100 CFM MIN. HOOD EXHAUST. VENT TO EXTERIOR.

12

13

42" GUARD RAIL, PAINTED WOOD PICKETS LESS THAN 4" CLEAR

14 DESERT CRETE OR EQ. DECK WATERPROOFING

1

2

3

6

7

6

(E) 2x4 WOOD FRAMED WALL, NO CHANGE
(E) 2x4 WOOD  WALL TO BE REMOVED
(N) 2x4@16" o.c. WOOD FRAMED WALL (MAIN HOUSE)

UNIT DELINEATION LINE
1 HOUR FIRE WALL; 5/8" TYPE "X" GYP. 

(N) 2x6@16" o.c. WOOD FRAMED WALL

4

5 8

42" GUARD RAIL, STUCCO TO MATCH (E)

1'-0" 1'-0"

11

14

NEW CABINETS, APPLIANCES, FINISHES 

10

10

15 CLOSET SHELVING PER OWNER TYP.

15

SD

SD

SD

SD

CO

2. TOILETS SHALL BE 1.28 GPF OR LESS
3. SINGLE SHOWER HEADS SHALL BE 1.8 GPM @ 80 PSI OR LESS

4. LAVORATORY FAUCETS SHALL BE 1.2 GPM @ 60 PSI OR LESS
5. KITCHEN FAUCETS SHALL BE 1.8 GPM @ 60 PSI OR LESS. 

12. AUTOMATIC IRRIGATION CONTROLLERS FOR LANDSCAPING SHALL COMPLY WITH THE FOLLOWING:
      A. CONTROLLERS SHALL BE WEATHER OR SOIL BASED THAT AUTOMATICALLY ADJUST IRRIGATION
           IN RESPONSE TO CHANGES IN PLANT WATERING NEEDS AS WEATHER AND SOILS CONDTIONS

      B. WEATHER BASED CONTROLLERS WITH INTEGRAL RAIN SENSORS OR COMMUNICATION SYSTEMS
           THAT ACCOUNT FOR RAINFALL SHALL HAVE A SEPERATE WIRED OR WIRELESS RAIN SENSOR 
           WHICH COMMUNICATES WITH THE CONTROLLER

6. EXISTING PLUMBING FIXTURES IN ENTIRE RESIDENCE THAT DO NOT MEET WATER FLOW RATES SHALL
   BE UPGRADED TO MEET CURRENT WATER CONSERVATION PLUMBING FIXTURE REQUIREMENTS.

    SHOWER CONTROL VALVES AND SHOWER HEADS SHALL BE LOCATED ON THE SIDEWALL OF SHOWER 
    COMPARTMENTS OR OTHERWISE ARRANGED SO THAT THE SHOWERHEAD DOES NOT DISCHARGE DIRECTLY
    AT THE ENTRANCE TO THE COMPARTMENT SO THAT THE BATHER CAN ADJUST THE VALVES PRIOR TO 
    STEPPING INTO THE SHOWER SPRAY

1. MAINTAIN MINIMUM 36" SEPERATION FROM DRYER VENT DISCHARGE TO ANY BUILDING OPENING.
2. HERS VERIFICATION IS NOT REQUIRED
3. BATHROOM EXHAUST FANS TO BE VENTED TO THE OUTSIDE WITH A 4"d. FLEXIBLE DUCT, WITH A MAX. 

4. EXHAUST FANS TO BE CONTROLLED BY A READILY ACCESSIBLE HUMIDISTAT, ADJUSTABLE TO A  

   TERMINATE OUTSIDE THE BUILDING.
5. CLOTHES DRYER MOISTURE EXHAUST SHALL TERMINATE OUTSIDE OF THE BUILDING AND HAVE A 

   EXHAUST IS LIMITED TO 14' WITH 2 ELBOWS. THE LENGTH SHALL BE REDUCED BY 2' FOR EVERY ELBOW 
   IN EXCESS OF 2. DUCT TO BE 4"d. SMOOTH METAL DUCT.
6. ALL DUCT OPENINGS SHALL BE COVERED DURING COURSE OF CONSTRUCTION
7. DUCT SYSTEMS TO BE SIZES, DESIGNED, AND EQUIPMENT SELECTED USING THE FOLLOWING METHODS:
     A. ESTABLISH HEAT LOSS AND GAIN VALUES ACCORDING TO ANSI/ ACCA 2 MANUAL "J"
     B. SIZE DUCT SYSTEMS ACCORDING TO ANSI/ACCA I MANUAL "D"
     C. SELECT HEATING AND COOLING EQUIPMENT ACCORDING TO ANSI/ACCA 4 MANUAL "S" 
8. HVAC SYSTEM INSTALLERS SHALL BE TRAINED AND CERTIFIED IN THE PROPER INSTALLATION OF HVAC 

9. SPECIAL INSPECTORS EMPLOYED BY THE ENFORCING AGENCY MUST BE QUALIFIED AND ABLE TO 
    DEMONSTRATE COMPETENCE IN THE DISCIPLINE THEY ARE INSPECTING.
10. VERIFICATION OF COMPLIANCE WITH THIS CODE MAY INCLUDE CONSTRUCTION DOCUMENTS, PLANS, 
     SPECIFICATIONS, BUILDER OR INSTALLER CERTIFICATION, INSPECTION REPORTS, OR OTHER METHODS 
     ACCEPTABLE TO THE ENFORCING AGENCY WHICH SHOW SUBSTANTIAL COMPLIANCE. 

    TESTING AGENCY, AIR-TIGHT, BE SEALED/ CAULKED BETWEEN THE FIXTURE HOUSING & THE CEILING, AND 
2. LIGHTING FIXTURES THAT ARE RECESSED INTO CEILINGS SHALL BE IC RATED BY UL OR OTHER APPROVED

1. BATH EXHAUST FANS SHALL PROVIDE (5) AIR CHANGES PER HOUR, WITH A MIN. OF 50 CFM.

1. OWNER TO VERIFY LIGHTING FIXTURES, LOCATIONS, AND SWITCHING PRIOR TO ROUGH IN.

1. PROVIDE GFI OUTLETS 24" ea. SIDE OF KITCHEN SINK

2. SMOKE DETECTORS SHALL SOUND AN ALARM AUDIBLE IN ALL SLEEPING AREAS.
3. CARBON MONOXIDE DETECTORS SHALL BE INSTALLED OUTSIDE OF EACH SEPERATE SLEEPING AREA
   IN THE IMMEDIATE VICINITY OF THE BEDROOMS, AND ON EVERY LEVEL OF THE DWELLING.
   CARBON MONOXIDE DETECTORS MAY BE BATTERY SOLEY BATTERY OPERATED AND ARE NOT 
   REQUIRED TO BE INTERCONNECTED WHERE REPAIRS AND ALTERATIONS DO NOT RESULT IN THE 
   REMOVAL OF WALL OR CEILING FINISHES OR THERE IS NO ACCESS BY MEANS OF ATTIC, BASEMENT OR
   CRAWLSPACE, AND WHERE NO MEANS OF PREVIOUS INTERCONNECTION EXISTED.

1. SMOKE DETECTORS SHALL BE INSTALLED OUTSIDE OF EACH SEPERATE SLEEPING AREA, IN THE IMMEDIATE
   VICINITY OF THE BEDROOMS, AND ON EVERY LEVEL OF THE DWELLING, INCLUDING BASEMENTS
   SMOKE DETECTORS MAY BE BATTEREY SOLEY BATTEREY OPERATED AND ARE NOT REQUIRED TO BE 
   INTERCONNECTED WHERE REPAIRS AND ALTERATIONS DO NOT RESULT IN THE REMOVAL OF WALL OR 
   CEILING FINISHES OR THERE IS NO ACCESS BY MEANS OF ATTIC, BASEMENT OR CRAWLSPACE, AND WHERE
   NO MEANS OF PREVIOUS INTERCONNECTION EXISTED.

3. IN ALL AREAS SPEC'D BY 210.52, ALL 120 VOLT, BOTH 15 AND 20 amp RECEPTACLE OUTLETS SHALL BE LISTED  
    TAMPER RESISTANT RECEPTACLES PER CEC 406.11 (NEW OUTLETS ONLY)

3. ALL NEW LIGHTING IS TO BE HIGH EFFICACY IN ACCORDANCE WITH 2022 CEC TABLE 150.0-A.

5. SCREW BASED RECESSED LIGHTING IS NO LONGER PERMITTED

3. NEW BATHROOMS TO HAVE A DEDICATED 20a CIRCUIT TO SERVICE GFI OUTLETS.

2. PROVIDE 2 20 AMP SMALL APPLIANCE CIRCUITS TO GFI OUTLETS IN KITCHEN. CIRCUITS SHALL SUPPLY  
    ONLY CORRESPONDING OUTLETS.

ARC-FAULT CIRCUITS:

KITCHEN:

SMOKE & CARBON MONOXIDE DETECTORS:

LIGHTING:

BATHROOM:

LAUNDRY:
1. PROVIDE ONE 20 AMP BRANCH TO THE LAUNDRY ROOM.. 

2. EXHAUST FANS SHALL BE SWITCHED SEPERATELY.

3. KITCHEN RANGE VENT. HOODS SHALL BE 100 CFM MIN, 3 SONES MAX RATED, AND VENT TO THE EXTERIOR.
4. PROVIDE SEPARATE DEDICATED CIRCUITS FOR DISHWASHER, GARBAGE DISPOSAL, BUILT IN MICROWAVE
5. ARC FAULT PROTECTION IS REQUIRED FOR 15/20a BRANCH CIRCUITS IN KITCHEN AREAS.

2. ARC FAULT PROTECTION IS REQUIRED FOR 15/20a BRANCH CIRCUITS IN LAUNDRY AREAS.

2. ARC FAULT PROTECTION IS REQUIRED FOR 15/20a BRANCH CIRCUITS IN KITCHEN AND LAUNDRY AREAS.

     WAYS, LAUNDRY ROOMS OR SIMILAR ROOMS OR AREAS SHALL PROTECTED BY A LISTED  ARC-FAULTING CIRCUIT

1. ALL NEW BRANCH CIRCUITS SUPPLYING RECEPTACLES IN DWELLING UNIT KITCHENS, FAMILY ROOMS, DINING
    ROOMS, LIVING ROOMS, PARLORS, LIBRARIES, DENS, BEDROOMS, SUNROOMS, REC ROOMS, CLOSETS, HALL

ARC-FAULT CIRCUITS:

      INTERRUPTER.(AFCI)

6. OUTDOOR LIGHTING ATTACHED TO BUILDINGS SHALL BE HIGH EFFICACY AND CONTROLLED BY A MOTION
    SENSOR AND PHOTO CONTROL AND MANUAL OFF AND ON SWITCH.

2. ALL ELECTRICAL PANELS INTO WHICH NEW CIRCUITS ARE INSTALLED OR RECONFIQURED SHALL BE BROUGHT
    UP TO CURRENT CODE REQUIREMENTS. "EXISTING" SHALL BE INTERPRETED AS NOT BEING AFFECTED BY THE 
   WORK WITHIN THE SCOPE OF THIS PERMIT.

1. ALL ELECTRICAL WORK SHALL MEET THE REQUIREMENTS OF THE 2022 CEC OR CENC.

4. SMOKE DETECTORS SHALL BE PLACED A MINIMUM OF 3' FROM BATHROOM DOORS AND 20' HORIZONTALLY 
   FROM COOKING APPLIANCES. SEE EXCEPTION DISTANCES WHEN IONIZATION SMOKE ALARMS WITH AN ALARM
   SILENCING SWITCH OR PHOTOELECTRIC SMOKE ALARMS ARE INSTALLED.

    CONTAIN BULBS MARKED WITH "JA8-2022-E" EFFICIENCY LABEL.

4. ALL NEW LIGHTING FIXTURES SHALL BE CONTROLLED BY EITHER A DIMMER SWITCH OR BY A VACANCY
    SENSOR SWITCH THAT REQUIRES A MANUAL ACTIVATION AND TURNS OFF WITHIN 30 MINUTES OF THE 
    ROOM BEING VACATED. 

4. ALL GROUNDING ELECTRODES THAT ARE PRESENT AT EACH BUILDING SHALL BE BONDED TOGETHER TO FORM
    THE GROUNDING ELECTRODE SYSTEM.

3. ELECTRIC CLOTHES DRYER SHALL HAVE A 30a DEDICATED BRANCH CIRCUIT

5. FURNACE SHALL HAVE A DEDICATED CIRCUIT.

GENERAL:

6. ELECTRICAL BOXES IN FIRE RATED WALLS SHALL BE SEPARATED BY A MIN. OF 24" AND SHALL BE IN NON-
   COMMUNICATING STUD CAVITIES. ELECTRICAL BOXES IN FIRE RATED WALLS ARE NOT TO EXCEED 100 Sq. in.

    VERIFY "U-FER" GROUND. PROVIDE 1/2" x 8'-0" COPPER GROUND ROD IF U-FER IS NOT PRESENT. ADD 2nd GROUND 

6. KITCHEN RECEPTACLES TO MEET ALL OF THE FOLLOWING; CEC 210.8, 210.12, 210.23, 210.52, 406.12
7. ELECTRIC STOVES AND OVENS SHALL BE SUPPLIED WITH A 40a OR 50a BRANCH CIRCUIT.

1. WATER HEATER TO HAVE A DEDICATED 125v RECEPTACLE WITHIN 36" OF WATER HEATER. OUTLET TO 
WATER HEATERS:

    BE FREE OF OBSTRUCTIONS, AND CONNECTED TO A 3 CONDUCTOR, 10awg BRANCH CIRCUIT.  
    THE UNUSED CONDUCTOR SHALL BE LABELED "SPARE" ,BE ELECTRICALLY ISOLATED AND HAVE A RESERVE 
    SINGLE POLE BREAKER IN THE PANEL LABELED "FUTURE 240 USE". 

    WITHIN 6'-0" OF 1st WITH CONTINUOUS EQUIPMENT GROUNDING CONDUCTOR

    SHOWER & TUB VALVES TO BE THERMOSTATIC MIXING VALVES AND BE LIMITED TO A TEMP. OF 120d.
    SHOWER & TUB VALVES TO COMPLY WITH ASSE 1016

    LENGTH OF 70'

    HUMIDITY RANGE 50 % TO 80%,    SHALL BE ENERGY STAR COMPLIANT, AND SHALL BE DUCTED TO 

    BACK DRAFT DAMPER.

    SYSTEMS.

8. THE USE OF SOLDERS CONTAINING MORE THAN TWO-TENTHS OF 1 PERCENT LEAD IN MAKING JOINTS ON PRIVATE 
    OR PUBLIC WATER SUPPLY SYSTEMS IS PROHIBITED. 
9. THE USE OF  PLUMBING PIPELINES AS AN ELECTRICAL GROUND IS PROHIBITED. 
10. PROVIDE AN ACCESS PANEL (MIN. 12"X12") OR UTILITY SPACE FOR ALL PLUMBING FIXTURES HAVING SLIP JOINT 
    CONNECTIONS.
11. GAS LINE SIZING PLANS TO BE PROVIDED BY THE CONTRACTOR PRIOR TO INSPECTION.

1. PLUMBING FIXTURES & FITTINGS REQUIRED IN SECTION 4.303.1 SHALL BE INSTALLED IN ACCORDANCE WITH
    CALIFORNIA PLUMBING CODE, AND SHALL MEET THE APPLICABLE REFERENCED STANDARDS.

1. PROVIDE ALL OPERATION AND MAINTENANCE MANUALS TO HOMEOWNER OR OCCUPANT.
2. CHECK AND VERIFY MOISTURE CONTENT OF ALL FRAMING MATERIALS BEFORE ENCLOSURE.

1. R-15 INSULATION AT ALL 2x4 WALLS,     R-19 INSULATION AT ALL 2x6 WALLS
2. R-30 BATTS AT OPEN CEILINGS

3. ANNULAR SPACES AROUND PIPES, ELECTRIC CABLES, CONDUITS OR OTHER OPENINGS IN BOTTOM PLATES AT 
    EXTERIOR WALLS SHALL BE PROTECTED AGAINST THE PASSAGE OF RODENTS BY CLOSING SUCH OPENINGS 
    WITH CEMENT MORTAR, CONCRETE MASONRY OR A SIMILAR METHOD ACCEPTABLE TO THE ENFORCING AGENCY.
4. ANY GAS FIREPLACE SHALL BE DIRECT VENT SEALED COMBUSTION TYPE. ANY WOOD STOVE OR PELLET STOVE
    SHALL COMPLY WITH US EPA NEW SOURCE PERFORMANCE STANDARDS (NSPS) EMISSION LIMITS AS APPLICABLE,
    AND SHALL HAVE A PERMANENT LABEL INDICATING THAT THEY ARE CERTIFIED TO MEET THE EMISSION LIMITS.
    WOOD STOVES, PELLET STOVES, AND FIREPLACES SHALL ALSO COMPLY WITH LOCAL ORDINANCES.

"A"

LIGHTING FIXTURE SCHEDULE

FIXTURE STYLE NO. & TYPE. VOLTAGENUMBER & TYPE REMARKSMOUNTING

HALO LIGHTING LED RECESSED TRIM PER OWNER

OF LAMPS

H550 RECESSED CAN 120v

"B"

TBD BY OWNER
EXT DOOR LIGHT

LED

WALL MOUNT

WET LOCATION TRIM, TBD BY OWN.120v

"C"

HALO LIGHTING
H550 RECESSED CAN RECESSED

LED 120v

TBD BY OWNER
VANITY LT. LED WALL MOUNT TBD BY OWNER120v"D"

MAN. SWITCH, SENSOR ACTIVATED,
MOTION DET.

TBD BY OWNER
PENDANT LT. LED CEILING TBD BY OWNER120v"E"

TBD BY OWNER
CEILING LT. LED CEILING TBD BY OWNER120v"F"

"a" "a" "a"

"a" "a" "a"

"a"

"a"

"a"

"a"

"a"

"a"

CONSTANT WP OUTLETWP

220v OUTLET
SWITCHED 110v OUTLET

(HARD WIRED W/ BATT. B/U)
SD SMOKE DETECTORS

BAR FIXTURE
4-WAY SWITCH

3-WAY SWITCH

SWITCH

GFI OUTLET

110v OUTLET

BAR LIGHT

EXHAUST FAN;

4" LED RECESSED CAN LIGHT

S

4S

OCCUPANT SENSOR SWITCHO

EXISTING LIGHTS

GARBAGE DISP. SWITCH, DED. 20a OUTLETGS

CLG/ FLOOR MOUNTED OUTLETC/ FCO CO DETECTORS

WALL SCONCE"x"

"x"

3S

HUMIDISTAT FAN CONTROLH"x"

UNDER-CABINET LIGHT

"x"

(50 CFM MIN. OR 25 CFM CONT.)
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2. TOILETS SHALL BE 1.28 GPF OR LESS
3. SINGLE SHOWER HEADS SHALL BE 1.8 GPM @ 80 PSI OR LESS

4. LAVORATORY FAUCETS SHALL BE 1.2 GPM @ 60 PSI OR LESS
5. KITCHEN FAUCETS SHALL BE 1.8 GPM @ 60 PSI OR LESS. 

12. AUTOMATIC IRRIGATION CONTROLLERS FOR LANDSCAPING SHALL COMPLY WITH THE FOLLOWING:
      A. CONTROLLERS SHALL BE WEATHER OR SOIL BASED THAT AUTOMATICALLY ADJUST IRRIGATION
           IN RESPONSE TO CHANGES IN PLANT WATERING NEEDS AS WEATHER AND SOILS CONDTIONS

      B. WEATHER BASED CONTROLLERS WITH INTEGRAL RAIN SENSORS OR COMMUNICATION SYSTEMS
           THAT ACCOUNT FOR RAINFALL SHALL HAVE A SEPERATE WIRED OR WIRELESS RAIN SENSOR 
           WHICH COMMUNICATES WITH THE CONTROLLER

6. EXISTING PLUMBING FIXTURES IN ENTIRE RESIDENCE THAT DO NOT MEET WATER FLOW RATES SHALL
   BE UPGRADED TO MEET CURRENT WATER CONSERVATION PLUMBING FIXTURE REQUIREMENTS.

    SHOWER CONTROL VALVES AND SHOWER HEADS SHALL BE LOCATED ON THE SIDEWALL OF SHOWER 
    COMPARTMENTS OR OTHERWISE ARRANGED SO THAT THE SHOWERHEAD DOES NOT DISCHARGE DIRECTLY
    AT THE ENTRANCE TO THE COMPARTMENT SO THAT THE BATHER CAN ADJUST THE VALVES PRIOR TO 
    STEPPING INTO THE SHOWER SPRAY

1. MAINTAIN MINIMUM 36" SEPERATION FROM DRYER VENT DISCHARGE TO ANY BUILDING OPENING.
2. HERS VERIFICATION IS NOT REQUIRED
3. BATHROOM EXHAUST FANS TO BE VENTED TO THE OUTSIDE WITH A 4"d. FLEXIBLE DUCT, WITH A MAX. 

4. EXHAUST FANS TO BE CONTROLLED BY A READILY ACCESSIBLE HUMIDISTAT, ADJUSTABLE TO A  

   TERMINATE OUTSIDE THE BUILDING.
5. CLOTHES DRYER MOISTURE EXHAUST SHALL TERMINATE OUTSIDE OF THE BUILDING AND HAVE A 

   EXHAUST IS LIMITED TO 14' WITH 2 ELBOWS. THE LENGTH SHALL BE REDUCED BY 2' FOR EVERY ELBOW 
   IN EXCESS OF 2. DUCT TO BE 4"d. SMOOTH METAL DUCT.
6. ALL DUCT OPENINGS SHALL BE COVERED DURING COURSE OF CONSTRUCTION
7. DUCT SYSTEMS TO BE SIZES, DESIGNED, AND EQUIPMENT SELECTED USING THE FOLLOWING METHODS:
     A. ESTABLISH HEAT LOSS AND GAIN VALUES ACCORDING TO ANSI/ ACCA 2 MANUAL "J"
     B. SIZE DUCT SYSTEMS ACCORDING TO ANSI/ACCA I MANUAL "D"
     C. SELECT HEATING AND COOLING EQUIPMENT ACCORDING TO ANSI/ACCA 4 MANUAL "S" 
8. HVAC SYSTEM INSTALLERS SHALL BE TRAINED AND CERTIFIED IN THE PROPER INSTALLATION OF HVAC 

9. SPECIAL INSPECTORS EMPLOYED BY THE ENFORCING AGENCY MUST BE QUALIFIED AND ABLE TO 
    DEMONSTRATE COMPETENCE IN THE DISCIPLINE THEY ARE INSPECTING.
10. VERIFICATION OF COMPLIANCE WITH THIS CODE MAY INCLUDE CONSTRUCTION DOCUMENTS, PLANS, 
     SPECIFICATIONS, BUILDER OR INSTALLER CERTIFICATION, INSPECTION REPORTS, OR OTHER METHODS 
     ACCEPTABLE TO THE ENFORCING AGENCY WHICH SHOW SUBSTANTIAL COMPLIANCE. 

    TESTING AGENCY, AIR-TIGHT, BE SEALED/ CAULKED BETWEEN THE FIXTURE HOUSING & THE CEILING, AND 
2. LIGHTING FIXTURES THAT ARE RECESSED INTO CEILINGS SHALL BE IC RATED BY UL OR OTHER APPROVED

1. BATH EXHAUST FANS SHALL PROVIDE (5) AIR CHANGES PER HOUR, WITH A MIN. OF 50 CFM.

1. OWNER TO VERIFY LIGHTING FIXTURES, LOCATIONS, AND SWITCHING PRIOR TO ROUGH IN.

1. PROVIDE GFI OUTLETS 24" ea. SIDE OF KITCHEN SINK

2. SMOKE DETECTORS SHALL SOUND AN ALARM AUDIBLE IN ALL SLEEPING AREAS.
3. CARBON MONOXIDE DETECTORS SHALL BE INSTALLED OUTSIDE OF EACH SEPERATE SLEEPING AREA
   IN THE IMMEDIATE VICINITY OF THE BEDROOMS, AND ON EVERY LEVEL OF THE DWELLING.
   CARBON MONOXIDE DETECTORS MAY BE BATTERY SOLEY BATTERY OPERATED AND ARE NOT 
   REQUIRED TO BE INTERCONNECTED WHERE REPAIRS AND ALTERATIONS DO NOT RESULT IN THE 
   REMOVAL OF WALL OR CEILING FINISHES OR THERE IS NO ACCESS BY MEANS OF ATTIC, BASEMENT OR
   CRAWLSPACE, AND WHERE NO MEANS OF PREVIOUS INTERCONNECTION EXISTED.

1. SMOKE DETECTORS SHALL BE INSTALLED OUTSIDE OF EACH SEPERATE SLEEPING AREA, IN THE IMMEDIATE
   VICINITY OF THE BEDROOMS, AND ON EVERY LEVEL OF THE DWELLING, INCLUDING BASEMENTS
   SMOKE DETECTORS MAY BE BATTEREY SOLEY BATTEREY OPERATED AND ARE NOT REQUIRED TO BE 
   INTERCONNECTED WHERE REPAIRS AND ALTERATIONS DO NOT RESULT IN THE REMOVAL OF WALL OR 
   CEILING FINISHES OR THERE IS NO ACCESS BY MEANS OF ATTIC, BASEMENT OR CRAWLSPACE, AND WHERE
   NO MEANS OF PREVIOUS INTERCONNECTION EXISTED.

3. IN ALL AREAS SPEC'D BY 210.52, ALL 120 VOLT, BOTH 15 AND 20 amp RECEPTACLE OUTLETS SHALL BE LISTED  
    TAMPER RESISTANT RECEPTACLES PER CEC 406.11 (NEW OUTLETS ONLY)

3. ALL NEW LIGHTING IS TO BE HIGH EFFICACY IN ACCORDANCE WITH 2022 CEC TABLE 150.0-A.

5. SCREW BASED RECESSED LIGHTING IS NO LONGER PERMITTED

3. NEW BATHROOMS TO HAVE A DEDICATED 20a CIRCUIT TO SERVICE GFI OUTLETS.

2. PROVIDE 2 20 AMP SMALL APPLIANCE CIRCUITS TO GFI OUTLETS IN KITCHEN. CIRCUITS SHALL SUPPLY  
    ONLY CORRESPONDING OUTLETS.

ARC-FAULT CIRCUITS:

KITCHEN:

SMOKE & CARBON MONOXIDE DETECTORS:

LIGHTING:

BATHROOM:

LAUNDRY:
1. PROVIDE ONE 20 AMP BRANCH TO THE LAUNDRY ROOM.. 

2. EXHAUST FANS SHALL BE SWITCHED SEPERATELY.

3. KITCHEN RANGE VENT. HOODS SHALL BE 100 CFM MIN, 3 SONES MAX RATED, AND VENT TO THE EXTERIOR.
4. PROVIDE SEPARATE DEDICATED CIRCUITS FOR DISHWASHER, GARBAGE DISPOSAL, BUILT IN MICROWAVE
5. ARC FAULT PROTECTION IS REQUIRED FOR 15/20a BRANCH CIRCUITS IN KITCHEN AREAS.

2. ARC FAULT PROTECTION IS REQUIRED FOR 15/20a BRANCH CIRCUITS IN LAUNDRY AREAS.

2. ARC FAULT PROTECTION IS REQUIRED FOR 15/20a BRANCH CIRCUITS IN KITCHEN AND LAUNDRY AREAS.

     WAYS, LAUNDRY ROOMS OR SIMILAR ROOMS OR AREAS SHALL PROTECTED BY A LISTED  ARC-FAULTING CIRCUIT

1. ALL NEW BRANCH CIRCUITS SUPPLYING RECEPTACLES IN DWELLING UNIT KITCHENS, FAMILY ROOMS, DINING
    ROOMS, LIVING ROOMS, PARLORS, LIBRARIES, DENS, BEDROOMS, SUNROOMS, REC ROOMS, CLOSETS, HALL

ARC-FAULT CIRCUITS:

      INTERRUPTER.(AFCI)

6. OUTDOOR LIGHTING ATTACHED TO BUILDINGS SHALL BE HIGH EFFICACY AND CONTROLLED BY A MOTION
    SENSOR AND PHOTO CONTROL AND MANUAL OFF AND ON SWITCH.

2. ALL ELECTRICAL PANELS INTO WHICH NEW CIRCUITS ARE INSTALLED OR RECONFIQURED SHALL BE BROUGHT
    UP TO CURRENT CODE REQUIREMENTS. "EXISTING" SHALL BE INTERPRETED AS NOT BEING AFFECTED BY THE 
   WORK WITHIN THE SCOPE OF THIS PERMIT.

1. ALL ELECTRICAL WORK SHALL MEET THE REQUIREMENTS OF THE 2022 CEC OR CENC.

4. SMOKE DETECTORS SHALL BE PLACED A MINIMUM OF 3' FROM BATHROOM DOORS AND 20' HORIZONTALLY 
   FROM COOKING APPLIANCES. SEE EXCEPTION DISTANCES WHEN IONIZATION SMOKE ALARMS WITH AN ALARM
   SILENCING SWITCH OR PHOTOELECTRIC SMOKE ALARMS ARE INSTALLED.

    CONTAIN BULBS MARKED WITH "JA8-2022-E" EFFICIENCY LABEL.

4. ALL NEW LIGHTING FIXTURES SHALL BE CONTROLLED BY EITHER A DIMMER SWITCH OR BY A VACANCY
    SENSOR SWITCH THAT REQUIRES A MANUAL ACTIVATION AND TURNS OFF WITHIN 30 MINUTES OF THE 
    ROOM BEING VACATED. 

4. ALL GROUNDING ELECTRODES THAT ARE PRESENT AT EACH BUILDING SHALL BE BONDED TOGETHER TO FORM
    THE GROUNDING ELECTRODE SYSTEM.

3. ELECTRIC CLOTHES DRYER SHALL HAVE A 30a DEDICATED BRANCH CIRCUIT

5. FURNACE SHALL HAVE A DEDICATED CIRCUIT.

GENERAL:

6. ELECTRICAL BOXES IN FIRE RATED WALLS SHALL BE SEPARATED BY A MIN. OF 24" AND SHALL BE IN NON-
   COMMUNICATING STUD CAVITIES. ELECTRICAL BOXES IN FIRE RATED WALLS ARE NOT TO EXCEED 100 Sq. in.

    VERIFY "U-FER" GROUND. PROVIDE 1/2" x 8'-0" COPPER GROUND ROD IF U-FER IS NOT PRESENT. ADD 2nd GROUND 

6. KITCHEN RECEPTACLES TO MEET ALL OF THE FOLLOWING; CEC 210.8, 210.12, 210.23, 210.52, 406.12
7. ELECTRIC STOVES AND OVENS SHALL BE SUPPLIED WITH A 40a OR 50a BRANCH CIRCUIT.

1. WATER HEATER TO HAVE A DEDICATED 125v RECEPTACLE WITHIN 36" OF WATER HEATER. OUTLET TO 
WATER HEATERS:

    BE FREE OF OBSTRUCTIONS, AND CONNECTED TO A 3 CONDUCTOR, 10awg BRANCH CIRCUIT.  
    THE UNUSED CONDUCTOR SHALL BE LABELED "SPARE" ,BE ELECTRICALLY ISOLATED AND HAVE A RESERVE 
    SINGLE POLE BREAKER IN THE PANEL LABELED "FUTURE 240 USE". 

    WITHIN 6'-0" OF 1st WITH CONTINUOUS EQUIPMENT GROUNDING CONDUCTOR

    SHOWER & TUB VALVES TO BE THERMOSTATIC MIXING VALVES AND BE LIMITED TO A TEMP. OF 120d.
    SHOWER & TUB VALVES TO COMPLY WITH ASSE 1016

    LENGTH OF 70'

    HUMIDITY RANGE 50 % TO 80%,    SHALL BE ENERGY STAR COMPLIANT, AND SHALL BE DUCTED TO 

    BACK DRAFT DAMPER.

    SYSTEMS.

8. THE USE OF SOLDERS CONTAINING MORE THAN TWO-TENTHS OF 1 PERCENT LEAD IN MAKING JOINTS ON PRIVATE 
    OR PUBLIC WATER SUPPLY SYSTEMS IS PROHIBITED. 
9. THE USE OF  PLUMBING PIPELINES AS AN ELECTRICAL GROUND IS PROHIBITED. 
10. PROVIDE AN ACCESS PANEL (MIN. 12"X12") OR UTILITY SPACE FOR ALL PLUMBING FIXTURES HAVING SLIP JOINT 
    CONNECTIONS.
11. GAS LINE SIZING PLANS TO BE PROVIDED BY THE CONTRACTOR PRIOR TO INSPECTION.

1. PLUMBING FIXTURES & FITTINGS REQUIRED IN SECTION 4.303.1 SHALL BE INSTALLED IN ACCORDANCE WITH
    CALIFORNIA PLUMBING CODE, AND SHALL MEET THE APPLICABLE REFERENCED STANDARDS.

CONSTANT WP OUTLETWP

220v OUTLET
SWITCHED 110v OUTLET

(HARD WIRED W/ BATT. B/U)
SD SMOKE DETECTORS

BAR FIXTURE
4-WAY SWITCH

3-WAY SWITCH

SWITCH

GFI OUTLET

110v OUTLET

BAR LIGHT

EXHAUST FAN;

4" LED RECESSED CAN LIGHT

S

4S

OCCUPANT SENSOR SWITCHO

EXISTING LIGHTS

GARBAGE DISP. SWITCH, DED. 20a OUTLETGS

CLG/ FLOOR MOUNTED OUTLETC/ FCO CO DETECTORS

WALL SCONCE"x"

"x"

3S

HUMIDISTAT FAN CONTROLH"x"

UNDER-CABINET LIGHT

"x"

(50 CFM MIN. OR 25 CFM CONT.)

1. PROVIDE ALL OPERATION AND MAINTENANCE MANUALS TO HOMEOWNER OR OCCUPANT.
2. CHECK AND VERIFY MOISTURE CONTENT OF ALL FRAMING MATERIALS BEFORE ENCLOSURE.

1. R-15 INSULATION AT ALL 2x4 WALLS,     R-19 INSULATION AT ALL 2x6 WALLS
2. R-30 BATTS AT OPEN CEILINGS

3. ANNULAR SPACES AROUND PIPES, ELECTRIC CABLES, CONDUITS OR OTHER OPENINGS IN BOTTOM PLATES AT 
    EXTERIOR WALLS SHALL BE PROTECTED AGAINST THE PASSAGE OF RODENTS BY CLOSING SUCH OPENINGS 
    WITH CEMENT MORTAR, CONCRETE MASONRY OR A SIMILAR METHOD ACCEPTABLE TO THE ENFORCING AGENCY.
4. ANY GAS FIREPLACE SHALL BE DIRECT VENT SEALED COMBUSTION TYPE. ANY WOOD STOVE OR PELLET STOVE
    SHALL COMPLY WITH US EPA NEW SOURCE PERFORMANCE STANDARDS (NSPS) EMISSION LIMITS AS APPLICABLE,
    AND SHALL HAVE A PERMANENT LABEL INDICATING THAT THEY ARE CERTIFIED TO MEET THE EMISSION LIMITS.
    WOOD STOVES, PELLET STOVES, AND FIREPLACES SHALL ALSO COMPLY WITH LOCAL ORDINANCES.

"A"

LIGHTING FIXTURE SCHEDULE

FIXTURE STYLE NO. & TYPE. VOLTAGENUMBER & TYPE REMARKSMOUNTING

HALO LIGHTING LED RECESSED TRIM PER OWNER

OF LAMPS

H550 RECESSED CAN 120v

"B"

TBD BY OWNER
EXT DOOR LIGHT

LED

WALL MOUNT

WET LOCATION TRIM, TBD BY OWN.120v

"C"

HALO LIGHTING
H550 RECESSED CAN RECESSED

LED 120v

TBD BY OWNER
VANITY LT. LED WALL MOUNT TBD BY OWNER120v"D"

MAN. SWITCH, SENSOR ACTIVATED,
MOTION DET.

TBD BY OWNER
PENDANT LT. LED CEILING TBD BY OWNER120v"E"

TBD BY OWNER
CEILING LT. LED CEILING TBD BY OWNER120v"F"

E

4'
-0

"

13'-2"

2'-91
2"

1'-0"

72x60

1'-9"
27 N

3'-0"

6'
-1

01
2"

23
'-7

"

2% TYP.OVERFLOW

42" SOLID WALL

42" CABLE GUARD RAIL
1-1/2" H.R. @ 36" 1'-0"

3'
-7

"

2% TYP.

WP Deck

       Deck

7'
-9

1 2"

(E) 2x4 WOOD FRAMED WALL, NO CHANGE

(E) 2x4 WOOD  WALL TO BE REMOVED
(N) 2x4@16" o.c. WOOD FRAMED WALL (MAIN HOUSE)

UNIT DELINEATION LINE
1 HOUR FIRE WALL; 5/8" TYPE "X" GYP. 

(N) 2x6@16" o.c. WOOD FRAMED WALL

12

9

2'-6"

13

3

14

15

15

14

SD

SD

SD
CO

"x"

"c"

"c" "c"

WP

WP

(E) ROOF FRAMING TO REMAIN

F

"d" "d"

O
SS

"b"

"b"

SS

"a"

"a"

"a" "a"

"a"

"a"

H

"a" "a"

"a""a"

SS

SS

3S

3S 3S

"a"

"a"

"a"

"a"

"a"

"a"

"f"

SS

16

(E) 200a ELECTRICAL METER1

2

3

4

5

6

7

8

9

10

11

(E) CONCRETE LANDING, 2% SLOPE MAX. 7-3/4" MAX STEP.

(N) 1-1/2" HANDRAIL @ 36". (N) 42" GUARD RAIL w/ PICKETS SPACED LESS THAN 4" O.C.

(E) 3/4" WATER SHUTOFF

(E) WATER HEATER

(N) 1 HOUR FIRE WALL; 5/8" TYPE "X" GYP. BOARD CONT. TO ROOF SHEATHING

NEW 1 HOUR LID AT CEILING TYP.

(E) GAS FURNACE

TILE SURROUND. TO 72" A.F.F. MIN.

NEW 100 CFM MIN. HOOD EXHAUST. VENT TO EXTERIOR.

12

13

42" GUARD RAIL, PAINTED WOOD PICKETS LESS THAN 4" CLEAR

14 DESERT CRETE OR EQ. DECK WATERPROOFING

42" GUARD RAIL, STUCCO TO MATCH (E)

NEW CABINETS, APPLIANCES, FINISHES 

15 CLOSET SHELVING PER OWNER TYP.

1-1/2" HANDRAIL @ 36"16
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WP Deck

WP Deck

1st FLOOR BELOW

(E) 2x4 WOOD FRAMED WALL, NO CHANGE

(E) 2x4 WOOD  WALL TO BE REMOVED
(N) 2x4@16" o.c. WOOD FRAMED WALL (MAIN HOUSE)

UNIT DELINEATION LINE
1 HOUR FIRE WALL; 5/8" TYPE "X" GYP. 

(N) 2x6@16" o.c. WOOD FRAMED WALL

(N) 2x4@16" o.c. WOOD FRAMED WALL (ADU)

ATTIC VENTILATION:
RFTR. BLOCKS; 3 ~2" HOLES PER BAY =  3.92 sq in. PER L.F. EAVE

GABLE VENTS 10x12"  = 0.83 sq'

REQ'D VENTILATION BY ZONE:

ZONE

2nd FLOOR

AREA VENTILATION

128 sq ft
76 L.F. EAVE x 3.92 sq in/ L.F. 2.0 sq ft 

1/150=    0.85 sq ft REQ'D

5 ROOF VENTS 2.6 sq ft 

ZEPHRY ROOF VENTS  = .6 sq' (PER MAN.)

TOTAL VENTILATION PROVIDED: 4.6 sq ft 

R806.1 Ventilation required.
Enclosed attics and enclosed rafter spaces formed where ceilings are applied directly to the underside of roof rafters shall have cross
ventilation for each separate space by ventilating openings protected against the entrance of rain or snow. Ventilation openings shall
have a least dimension of 1/16 inch (1.6 mm) minimum and 1/4 inch (6.4 mm) maximum. Ventilation openings having a least dimension
larger than 1/4 inch (6.4 mm) shall be provided with corrosion-resistant wire cloth screening, hardware cloth, perforated vinyl or similar
material with openings having a least dimension of 1/16 inch (1.6 mm) minimum and 1/4 inch (6.4 mm) maximum. Openings in roof
framing members shall conform to the requirements of Section R802.7. Required ventilation openings shall open directly to the outside
air and shall be protected to prevent the entry of birds, rodents, snakes and other similar creatures.

1st FLOOR 24 sq ft
4.0 L.F. EAVE x 3.92 sq in/ L.F. 0.11 sq ft 

1/150=    0.16 sq ft REQ'D

1 ROOF VENTS 0.83 sq ft 
TOTAL VENTILATION PROVIDED: 0.9 sq ft 

CLASS "A" DIMENSIONAL
ASPHALT SHINGLES

3'-0"

3'
-0

"

3'
-0

"

3'-0"

1st FLOOR BELOW

3/12 PITCH, MATCH (E)

COORDINATE ALL ROOF PENETRATIONS w/
SOLAR PANEL CONTRACTOR
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100.0'1st FLOOR F.F. 

2nd FLOOR F.F. 

20.80'RIDGE HEIGHT

17.66'2nd FLOOR PLATE 

108.75'1st FLOOR PLATE

KITCHEN ADDITION

97.0'LOW GRADE

REMOVE (E) DECK

18" OVERHANG

CLASS "A" ASPHALT DIMENSIONAL COMP. SHINGLES
UNDERLAYMENT TO BE MIN. 1 LAYER TYPE "1" FELT (ASTM D 226)
GUTTERS, FASCIA, & EAVES TO MATCH (E)

WHITE VINYL WINDOWS, MATCH (E)

ENTRY DOOR TO MATCH (E)

3 COAT STUCCO TO MATCH (E)

1

2

4

5

3

6 36" CONCRETE LANDING, 2% SLOPE MAX

7 (E) WOOD FENCE

 1

8 (N) 42" GUARD WALL, REDWOOD PICKETS SPACED LESS THAN 4" CLEAR

9 (N) 42" GUARD RAIL, STUCCO TO MATCH (E) BUILDING

 2

 3

 1

 2

 3

 4

 4

9
8

8

 1

 2

 4

 8

 6

22
'-6

" +
/8

24'-0" MAX. BUILDING HEIGHT

 8

 3

 3

10 (N) DESERT CRETE W.P. DECK

10

1010

12
3

9.49'
9.58'2nd FLOOR F.F. 

19.09'M. BATH RIDGE

19
'-1

3 16
"

19.09'M. BATH RIDGE

22
'-0

3 16
"
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0.00'

17.33' 2nd FLOOR PLATE 

20.80' RIDGE HEIGHT

9.49' 2nd FLOOR DECK

8.58' 1st FLOOR PLATE

(E) DECK TO BE REOMVED

KITCHEN ADD.

12
3

9.58' 2nd FLOOR F.F. 

24'-0" BLG. HEIGHT
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SCALE: 1/4" to 1'-0"
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(E) NORTH ELEV.
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(E) NORTH ELEV.
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SCALE: 1/4" to 1'-0"
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SCALE: 1/4" to 1'-0"
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NEW EAST ELEV.
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SCALE: 1/4" to 1'-0"
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1. DOORS AND WINDOWS TO HAVE U-VALUE OF 0.30 MIN.
2. PERM. LABELS PER CBC SECT. 2406.2 SHALL IDENTIFY EACH DOOR LIGHT AS HAVING SAFETY GLAZING.
3. EGRESS FROM SLEEPING ROOMS:
     MIN. NET CLR. OPENING: 24" h.
     MIN. NET CLR. OPENING: 20" w.
     MIN. NET CLR. OPENING: 5.7 sq'
     SILL HEIGHTS NOT TO EXCEED 42" ABOVE F.F.
4. DOORS AND WINDOWS TO HAVE TEMPERED GLAZING ON AT LEAST ONE SIDE OF GLAZING UNIT 

1 192" x 84"
2 36" x 80"
3

DOOR SCHEDULE, VERIFY ALL SIZES

DIMENSIONS
(FIELD VERIFY)

TITLE 24

REMARKS

FA
C

TO
R

SH
G

C

SH
AD

'G

FR
AM

E
TY

PE

TY
PEDOOR U EX
T

4 36" x 80"
5 32" x 80"
6 24" x 80"
7 32" x 80"
8 32" x 80"
9 32" x 80"
10 32" x 80"
11 60" x 80"
12 32" x 80"
13 60" x 80"
14 60" x 80"
15 30" x 80"
16 30" x 80"
17 32" x 80"
18 64" x 80"
19 64" x 80"
20 32" x 80"
21 48" x 80"
22 48" x 80"
23 72" x 80"
24 30" x 80"
25 24" x 80"
26 22" x 30"
27

28

29

30

96" x 80"

TEMPERED GLASS
OVERHEAD GARAGE DOOR

1st FLOOR BATH

UTILITY ROOM

FRONT DOOR

SLIDING GLASS DOOR

AIR TIGHT w/ THRESHOLD

BED ROOM 1

TEMPERED GLASS
FRENCH DOOR

BIPASS DOORS

BIPASS DOORS

BED ROOM 2

BEDROOM 4

BATH 2

SHOWER DOOR

TEMPERED GLASS

LAUNDRY ROOM DOOR, PROVIDE M.U. VENT

BED ROOM 3

BED ROOM 3

BIPASS DOORS

STAIR CLOSET

MASTER BED

MASTER BED

BIPASS DOORS

BIPASS DOORS

BIPASS DOORS

BIPASS DOORS

TEMPERED GLASS, SHOWER ENCLOSURE

INSULATED ATTIC ACCESS

WINDOW SCHEDULE, VERIFY ALL SIZES

DIMENSIONS
(FIELD VERIFY)

TITLE 24

REMARKS

FA
C

TO
R

SH
G

C

SH
AD

'G

FR
AM

E
TY

PE

TY
PE

A

B
96" x 48"

90" x 36"

WINDOW

N

O

U EX
T

C 72" x 36"
D 72" x 36"

P

72" x 48"Q

.

E 36" x 36"
F 60" x 36"
G

H

I 72" x 48"
J 72" x 48"
K 42" x 54"
L

M

XOX

XO

XO

XO

XO

XO

XO

XO

TEMPERED GLASS

(N) KITCHEN 

30" x 36" CASE
TEMPERED GLASS

72" x 48" XO

(N) BEDROOM 4
EGRESS WINDOW

XO

XO

FIXED

XO

. .

(E) BEDROOM 1 
EGRESS WINDOW
LIVING ROOM

(E) BEDROOM 2 
EGRESS WINDOW

(E) BEDROOM 3
EGRESS WINDOW

(E) BATH 1 

(N) STAIR  

(N) BEDROOM 4
EGRESS WINDOW

(N) MASTER BEDROOM
EGRESS WINDOW

XO

FIXED

42" x 54"

42" x 54"

72" x 60"

30" x 104"

(N) MASTER BEDROOM

(N) MASTER BEDROOM

(N) MASTER BEDROOM

(N) STAIRS, TEMPERED GLASS

(N) FAMILY ROOM

R

36" x 84" TEMPERED GLASS

(N) STAIRS, TEMPERED GLASS

(N) MASTER BATHROOM30" x 36" XO

30 MIN. HOUR DOOR, SELF CLS, SOLID CORE
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TILE SELECTION PER OWNER to 72" A.F.F. MIN.

GLASS MAT/ FIBER REINFORCED GYPSUM 
(DENSSHIELD, GLASS ROC OR EQ)
NONASBESTOS/ FIBER MAT REINF.  FIBER CEMENT  BOARD  
(HARDI BACKER, DUROCK OR EQ)
MORTAR FLOAT
(OVER WATER RESISTIVE VAPOR PERMEABLE PAPER

2"
-9

"

LATEX MODIFIED MORTAR
SLOPE 1/4" per FOOT
15# FELT

CLAMPING DRAIN
2 PIECE C.I. 40 MIL CPE

3"
 M

IN
.

WIRE MESH REINF.

CLAMPING DRAIN

BLOCK BTWN. STUDS
FASTEN PAN @ TOP ONLY

EXTEND MEMBRANE 3" ABOVE CURB

MORTAR BED

SHOWER PAN MEMBRANE

1" to 1'-0"
Tile Shower Pan Detail

A-5.0
1

Scale: None
Water Heater Detail

A-5.0
2

FRAMING, SEE PLAN

 BLOCKING ALL EDGES, TYP.

ALL PENTRATIONS 

5/8" TOUGHROCK® FIREGUARD X® 

USE 1-5/8" 6d COATED TYPE "S"
GYPSUM. PANELS

FIRE CAULK ALL GAPS/ PENETRATIONS

CAULK OR EQ.
w/ ABESCO CP310 FR ACRYLIC INTUMESCENT

FIRE CAULK ALL GAPS/ PENETRATIONS

OR EQ.
w/ CP310 FR ACRYLIC INTUMESCENT CAULK

GLASS FIBER BATTS TYP.

3/4" = 1'-0"
Fire Wall Detail

TO BE 27g. MIN.

FLOOR SYSTEM, SEE PLAN

SCREWS @ 6"/12" o.c.

CORNERBEAD, ATTACH PER MFG.

ELEVATION

PLAN

5/8" DRYWALL TYP.

TAPE & JOINT
COMPOUND

 A-5.0
3
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Timothy Carstairs, CEA, HERS, GPR

Carstairs Energy Inc.

2238 Bayview Heights Drive Suite E

Los Osos, CA 93402

R19-06-30151

805-904-9048

11/30/2023

,

20232323232323232323232323232323

RESIDENTIAL MEASURES SUMMARY                            RMS-1
Project Name Building Type     o Single Family o Addition Alone Date

                        o Multi Family o Existing+ Addition/Alteration

Project Address California Energy Climate Zone Total Cond. Floor Area Addition # of Units

INSULATION Area

Construction Type Cavity (ft2) Special Features Status

FENESTRATION Total Area: Glazing Percentage: New/Altered Average U-Factor:

Orientation  Area(ft2) U-Fac SHGC Overhang Sidefins Exterior Shades Status

HVAC SYSTEMS

Qty. Heating Min. Eff Cooling Min. Eff Thermostat Status

HVAC DISTRIBUTION Duct

Location Heating Cooling Duct Location R-Value Status

WATER HEATING

Qty. Type Gallons Min. Eff Distribution Status

Flores Street Addition

1395 Flores Street   Seaside

0.80

Wood Framed

11/30/2023

✔

✔

CA Climate Zone 03 2,418 1

Opaque Door

Floor

Wall

Door

Wall

Wall

Wall

Wood Framed w/Crawl Space

Wood Framed

Wood Framed

Wood Framed

1,443

232

20

96

301

224

- no insulation -

- no insulation -

- no insulation -

- no insulation -

- no insulation -

- no insulation -

Existing

Existing

Existing

Existing

Existing

Existing

975

Front (E)

Rear (W)

Rear (W)

Rear (W)

Front (E)

Left (S)

Right (N) 48.0

68.0

40.0

27.0

71.0

64.0

27.0 0.300

0.300

1.190

0.300

1.190

0.300

0.300

0.80

0.83

0.80

0.83

0.80

0.80

none

none

none

none

none

none

none

none

none

none

none

none

none

none

N/A

N/A

N/A

N/A

N/A

N/A

N/A

New

New

Existing

Altered

Existing

New

New

14.0 SEER1 Gas Central Furnace No Cooling80% AFUE ExistingSetback

AtticHVAC System DuctedDucted Altered6.0

ID: 23-113022 Page 15 of 23EnergyPro 9.2 by EnergySoft User Number: 6249

Wood Framed AtticRoof

Demising Wood Framed

532

332

R 11

- no insulation -

Existing

Existing

345 14.3 % 0.30

RESIDENTIAL MEASURES SUMMARY                            RMS-1
Project Name Building Type     o Single Family o Addition Alone Date

                        o Multi Family o Existing+ Addition/Alteration

Project Address California Energy Climate Zone Total Cond. Floor Area Addition # of Units

INSULATION Area

Construction Type Cavity (ft2) Special Features Status

FENESTRATION Total Area: Glazing Percentage: New/Altered Average U-Factor:

Orientation  Area(ft2) U-Fac SHGC Overhang Sidefins Exterior Shades Status

HVAC SYSTEMS

Qty. Heating Min. Eff Cooling Min. Eff Thermostat Status

HVAC DISTRIBUTION Duct

Location Heating Cooling Duct Location R-Value Status

WATER HEATING

Qty. Type Gallons Min. Eff Distribution Status

Flores Street Addition

1395 Flores Street   Seaside

Wood Framed

11/30/2023

✔

✔

CA Climate Zone 03 2,418 1

Wood Framed

Demising

Floor

Wall

Wall

Wall

Roof

Wood Framed Attic

Wood Framed w/Crawl Space

Wood Framed

Wood Framed Attic

1,443

64

32

99

32

975

R 15

- no insulation -

R 19

R 15

R 15

R 30

New

New

New

New

New

New

975

ID: 23-113022 Page 16 of 23EnergyPro 9.2 by EnergySoft User Number: 6249

Wood FramedDemising

Wall Wood Framed

100

216

- no insulation -

R 15

New

New

345 14.3 % 0.30

RESIDENTIAL MEASURES SUMMARY                            RMS-1
Project Name Building Type     o Single Family o Addition Alone Date

                        o Multi Family o Existing+ Addition/Alteration

Project Address California Energy Climate Zone Total Cond. Floor Area Addition # of Units

INSULATION Area

Construction Type Cavity (ft2) Special Features Status

FENESTRATION Total Area: Glazing Percentage: New/Altered Average U-Factor:

Orientation  Area(ft2) U-Fac SHGC Overhang Sidefins Exterior Shades Status

HVAC SYSTEMS

Qty. Heating Min. Eff Cooling Min. Eff Thermostat Status

HVAC DISTRIBUTION Duct

Location Heating Cooling Duct Location R-Value Status

WATER HEATING

Qty. Type Gallons Min. Eff Distribution Status

Flores Street Addition

1395 Flores Street   Seaside

11/30/2023

✔

✔

CA Climate Zone 03 2,418 1

Wood Framed

Wall

Wall

Wall

Wood Framed

Wood Framed

213

230

192

R 15

R 15

R 15

New

New

New

975

ID: 23-113022 Page 17 of 23EnergyPro 9.2 by EnergySoft User Number: 6249

345 14.3 % 0.30

2022 Single-Family Residential Mandatory Requirements Summary

5/6/22

NOTE: Single-family residential buildings subject to the Energy Codes must comply with all applicable mandatory measures, regardless of the compliance approach 
used. Review the respective section for more information. 
(04/2022) 

Building Envelope: 

§ 110.6(a)1:
Air Leakage. Manufactured fenestration, exterior doors, and exterior pet doors must limit air leakage to 0.3 CFM per square foot or
less when tested per NFRC-400, ASTM E283, or AAMA/WDMA/CSA 101/I.S.2/A440-2011. *

§ 110.6(a)5: Labeling. Fenestration products and exterior doors must have a label meeting the requirements of § 10-111(a).

§ 110.6(b):
Field fabricated exterior doors and fenestration products must use U-factors and solar heat gain coefficient (SHGC) values from
Tables 110.6-A, 110.6-B, or JA4.5 for exterior doors. They must be caulked and/or weather-stripped. *

§ 110.7:
Air Leakage. All joints, penetrations, and other openings in the building envelope that are potential sources of air leakage must be
caulked, gasketed, or weather stripped.

§ 110.8(a):
Insulation Certification by Manufacturers. Insulation must be certified by the Department of Consumer Affairs, Bureau of Household
Goods and Services (BHGS).

§ 110.8(g): Insulation Requirements for Heated Slab Floors. Heated slab floors must be insulated per the requirements of § 110.8(g).

§ 110.8(i):
Roofing Products Solar Reflectance and Thermal Emittance. The thermal emittance and aged solar reflectance values of the 
roofing material must meet the requirements of § 110.8(i) and be labeled per §10-113 when the installation of a cool roof is specified 
on the CF1R.

§ 110.8(j): Radiant Barrier. When required, radiant barriers must have an emittance of 0.05 or less and be certified to the Department of Consumer
Affairs.

§ 150.0(a):

Roof Deck, Ceiling and Rafter Roof Insulation. Roof decks in newly constructed attics in climate zones 4 and 8-16 area-weighted 
average U-factor not exceeding U-0.184. Ceiling and rafter roofs minimum R-22 insulation in wood-frame ceiling; or area-weighted average 
U-factor must not exceed 0.043. Rafter roof alterations minimum R-19 or area-weighted average U-factor of 0.054 or less. Attic access 
doors must have permanently attached insulation using adhesive or mechanical fasteners. The attic access must be gasketed to 
prevent air leakage. Insulation must be installed in direct contact with a roof or ceiling which is sealed to limit infiltration and exfiltration
as specified in § 110.7, including but not limited to placing insulation either above or below the roof deck or on top of a drywall ceiling. *

§ 150.0(b): Loose-fill Insulation. Loose fill insulation must meet the manufacturer’s required density for the labeled R-value.

§ 150.0(c):

Wall Insulation. Minimum R-13 insulation in 2x4 inch wood framing wall or have a U-factor of 0.102 or less, or R-20 in 2x6 inch wood
framing or have a U-factor of 0.071 or less. Opaque non-framed assemblies must have an overall assembly U-factor not exceeding 0.102. 

Masonry walls must meet Tables 150.1-A or B. *

§ 150.0(d): Raised-floor Insulation. Minimum R-19 insulation in raised wood framed floor or 0.037 maximum U-factor. *

§ 150.0(f):

Slab Edge Insulation. Slab edge insulation must meet all of the following: have a water absorption rate, for the insulation material alone 
without facings, no greater than 0.3 percent; have a water vapor permeance no greater than 2.0 perm per inch; be protected from 
physical damage and UV light deterioration; and, when installed as part of a heated slab floor, meet the requirements of § 110.8(g).

§ 150.0(g)1:
Vapor Retarder. In climate zones 1 through 16, the earth floor of unvented crawl space must be covered with a Class I or Class II
vapor retarder. This requirement also applies to controlled ventilation crawl space for buildings complying with the exception to 
§150.0(d).

§ 150.0(g)2:
Vapor Retarder. In climate zones 14 and 16, a Class I or Class II vapor retarder must be installed on the conditioned space side of 
all insulation in all exterior walls, vented attics, and unvented attics with air-permeable insulation.

§ 150.0(q):
Fenestration Products. Fenestration, including skylights, separating conditioned space from unconditioned space or outdoors must have 
a maximum U-factor of 0.45; or area-weighted average U-factor of all fenestration must not exceed 0.45. *

Fireplaces, Decorative Gas Appliances, and Gas Log: 

§ 110.5(e) Pilot Light. Continuously burning pilot lights are not allowed for indoor and outdoor fireplaces.

§ 150.0(e)1: Closable Doors. Masonry or factory-built fireplaces must have a closable metal or glass door covering the entire opening of the firebox.

§ 150.0(e)2:
Combustion Intake. Masonry or factory-built fireplaces must have a combustion outside air intake, which is at least six square inches in
area and is equipped with a readily accessible, operable, and tight-fitting damper or combustion-air control device. *

§ 150.0(e)3: Flue Damper. Masonry or factory-built fireplaces must have a flue damper with a readily accessible control. *

Space Conditioning, Water Heating, and Plumbing System: 

§ 110.0-§ 110.3:
Certification. Heating, ventilation, and air conditioning (HVAC) equipment, water heaters, showerheads, faucets, and all other
regulated appliances must be certified by the manufacturer to the California Energy Commission. *

§ 110.2(a): HVAC Efficiency. Equipment must meet the applicable efficiency requirements in Table 110.2-A through Table 110.2-N. *

§ 110.2(b):

Controls for Heat Pumps with Supplementary Electric Resistance Heaters. Heat pumps with supplementary electric resistance 
heaters must have controls that prevent supplementary heater operation when the heating load can be met by the heat pump alone; 
and in which the cut-on temperature for compression heating is higher than the cut-on temperature for supplementary heating, and 
the cut-off temperature for compression heating is higher than the cut-off temperature for supplementary heating. *

§ 110.2(c):
Thermostats. All heating or cooling systems not controlled by a central energy management control system (EMCS) must have a 

setback thermostat. *

§ 110.3(c)3:

Insulation. Unfired service water heater storage tanks and solar water-heating backup tanks must have adequate insulation, or tank 
surface heat loss rating. 

§ 110.3(c)6:
Isolation Valves. Instantaneous water heaters with an input rating greater than 6.8 kBtu per hour (2 kW) must have isolation valves with
hose bibbs or other fittings on both cold and hot water lines to allow for flushing the water heater when the valves are closed.

2022 Single-Family Residential Mandatory Requirements Summary

5/6/22

§ 110.5:
Pilot Lights. Continuously burning pilot lights are prohibited for natural gas: fan-type central furnaces; household cooking appliances 
(except appliances without an electrical supply voltage connection with pilot lights that consume less than 150 Btu per hour ); and pool and 

spa heaters. *

§ 150.0(h)1:
Building Cooling and Heating Loads. Heating and/or cooling loads are calculated in accordance with the ASHRAE Handbook, 
Equipment Volume, Applications Volume, and Fundamentals Volume; the SMACNA Residential Comfort System Installation
Standards Manual; or the ACCA Manual J using design conditions specified in § 150.0(h)2.

§ 150.0(h)3A: Clearances. Air conditioner and heat pump outdoor condensing units must have a clearance of at least five feet from the outlet of any
dryer.

§ 150.0(h)3B:
Liquid Line Drier. Air conditioners and heat pump systems must be equipped with liquid line filter driers if required, as specified by the 
manufacturer’s instructions.

§ 150.0(j)1:
Water Piping, Solar Water-heating System Piping, and Space Conditioning System Line Insulation. All domestic hot water 
piping must be insulated as specified in § 609.11 of the California Plumbing Code. *

§ 150.0(j)2:

Insulation Protection. Piping insulation must be protected from damage, including that due to sunlight, moisture, equipment`
maintenance, and wind as required by §120.3(b). Insulation exposed to weather must be water retardant and protected from UV light (no 
adhesive tapes). Insulation covering chilled water piping and refrigerant suction piping located outside the conditioned space must 
include, or be protected by, a Class I or Class II vapor retarder. Pipe insulation buried below grade must be installed in a waterproof and 
non-crushable casing or sleeve.

§ 150.0(n)1:

Gas or Propane Water Heating Systems. Systems using gas or propane water heaters to serve individual dwelling units must 
designate a space at least 2.5’ x 2.5’ x 7’ suitable for the future installation of a heat pump water heater, and meet electrical and 
plumbing requirements, based on the distance between this designated space and the water heater location; and a condensate drain no 
more than 2” higher than the base of the water heater

§ 150.0(n)3:

Solar Water-heating Systems. Solar water-heating systems and collectors must be certified and rated by the Solar Rating and 
Certification Corporation (SRCC), the International Association of Plumbing and Mechanical Officials, Research and Testing (IAPMO
R&T), or by a listing agency that is approved by the executive director.

Ducts and Fans:

§ 110.8(d)3:

Ducts. Insulation installed on an existing space-conditioning duct must comply with § 604.0 of the California Mechanical Code (CMC). If a 
contractor installs the insulation, the contractor must certify to the customer, in writing, that the insulation meets this requirement.

§ 150.0(m)1:

CMC Compliance. All air-distribution system ducts and plenums must meet CMC §§ 601.0-605.0 and ANSI/SMACNA-006-2006 HVAC
Duct Construction Standards Metal and Flexible 3rd Edition. Portions of supply-air and return-air ducts and plenums must be insulated to 
R-6.0 or higher; ducts located entirely in conditioned space as confirmed through field verification and diagnostic testing (RA3.1.4.3.8)
do not require insulation. Connections of metal ducts and inner core of flexible ducts must be mechanically fastened. Openings must be 
sealed with mastic, tape, or other duct-closure system that meets the applicable UL requirements, or aerosol sealant that meets UL 723.
The combination of mastic and either mesh or tape must be used to seal openings greater than ¼”, If mastic or tape is used. Building 
cavities, air handler support platforms, and plenums designed or constructed with materials other than sealed sheet metal, duct board or 
flexible duct must not be used to convey conditioned air. Building cavities and support platforms may contain ducts; ducts installed in

these spaces must not be compressed. *

§ 150.0(m)2:
Factory-Fabricated Duct Systems. Factory-fabricated duct systems must comply with applicable requirements for duct construction, 
connections, and closures; joints and seams of duct systems and their components must not be sealed with cloth back rubber adhesive
duct tapes unless such tape is used in combination with mastic and draw bands.

§ 150.0(m)3:
Field-Fabricated Duct Systems. Field-fabricated duct systems must comply with applicable requirements for: pressure-sensitive tapes, 
mastics, sealants, and other requirements specified for duct construction.

§ 150.0(m)7: Backdraft Damper. Fan systems that exchange air between the conditioned space and outdoors must have backdraft or automatic
dampers.

§ 150.0(m)8:
Gravity Ventilation Dampers. Gravity ventilating systems serving conditioned space must have either automatic or readily accessible, 
manually operated dampers in all openings to the outside, except combustion inlet and outlet air openings and elevator shaft vents.

§ 150.0(m)9:

Protection of Insulation. Insulation must be protected from damage due tosunlight, moisture, equipment maintenance, and wind.
Insulation exposed to weather must be suitable for outdoor service (e.g., protected by aluminum, sheet metal, painted canvas, or plastic 
cover). Cellular foam insulation must be protected as above or painted with a water retardant and solar radiation-resistant coating.

§ 150.0(m)10: Porous Inner Core Flex Duct. Porous inner cores of flex ducts must have a non-porous layer or air barrier between the inner core and
outer vapor barrier.

§ 150.0(m)11:
Duct System Sealing and Leakage Test. When space conditioning systems use forced air duct systems to supply conditioned air to an 
occupiable space, the ducts must be sealed and duct leakage tested, as confirmed through field verification and diagnostic testing, in 
accordance with Reference Residential Appendix RA3.1.

§ 150.0(m)12:
Air Filtration. Space conditioning systems with ducts exceeding 10 feet and the supply side of ventilation systems must have MERV 13 
or equivalent filters. Filters for space conditioning systems must have a two inch depth or can be one inch if sized per Equation 150.0-A. 
Clean-filter pressure drop and labeling must meet the requirements in §150.0(m)12. Filters must be accessible for regular service. Filter 
racks or grilles must use gaskets, sealing, or other means to close gaps around the inserted filters to and prevents air from bypassing the 
filter. *

2022 Single-Family Residential Mandatory Requirements Summary
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§ 150.0(m)13:

Space Conditioning System Airflow Rate and Fan Efficacy. Space conditioning systems that use ducts to supply cooling must have 
a hole for the placement of a static pressure probe, or a permanently installed static pressure probe in the supply plenum. Airflow must 

ton of nominal cooling capacity, and an air-handling unit fan efficacy 0.45 watts per CFM for gas furnace air
handlers and 0.58 watts per CFM for all others. Small duct high velocity systems must provide an airflow 250 CFM per ton of nominal
cooling capacity, and an air-
Reference Residential Appendix RA3.3. *

Ventilation and Indoor Air Quality:

§ 150.0(o)1:
Requirements for Ventilation and Indoor Air Quality. All dwelling units must meet the requirements of ASHRAE Standard 62.2,
Ventilation and Acceptable Indoor Air Quality in Residential Buildings subject to the amendments specified in § 150.0(o)1. *

§ 150.0(o)1B:
Central Fan Integrated (CFI) Ventilation Systems. Continuous operation of CFI air handlers is not allowed to provide the whole-
dwelling unit ventilation airflow required per §150.0(o)1C. A motorized damper(s) must be installed on the ventilation duct(s) that 
prevents all airflow through the space conditioning duct system when the damper(s) is closed andcontrolled per §150.0(o)1Biii&iv. CFI 
ventilation systems must have controls that track outdoor air ventilation run time, and either open or close the motorized damper(s) for 
compliance with §150.0(o)1C.

§ 150.0(o)1C:

Whole-Dwelling Unit Mechanical Ventilation for Single-Family Detached and townhouses . Single-family detached dwelling units,
and attached dwelling units not sharing ceilings or floors with other dwelling units, occupiable spaces, public garages, or commercial 
spaces must have mechanical ventilation airflow specified in § 150.0(o)1Ci-iii.

§ 150.0(o)1G: Local Mechanical Exhaust. Kitchens and bathrooms must have local mechanical exhaust; nonenclosed kitchens must have demand-
controlled exhaust system meeting requirements of §150.0(o)1Giii,enclosed kitchens and bathrooms can use demand-controlled or
continuous exhaust meeting §150.0(o)1Giii-iv. Airflow must be measured by the installer per §150.0(o)1Gv, and rated for sound per 
§150.0(o)1Gvi. *

§ 150.0(o)1H&I: Airflow Measurement and Sound Ratings of Whole-Dwelling Unit Ventilation Systems. The airflow required per § 150.0(o)1C must
be measured by using a flow hood, flow grid, or other airflow measuring device at the fan’s inlet or outlet terminals/grilles per Reference 
Residential Appendix RA3.7. Whole-Dwelling unit ventilation systems must be rated for sound per ASHRAE 62.2 §7.2 at no less than the
minimum airflow rate required by §150.0(o)1C.

§ 150.0(o)2:
Field Verification and Diagnostic Testing. Whole-Dwelling Unit ventilation airflow, vented range hood airflow and sound rating, 

and HRV and ERV fan efficacy must be verified in accordance with Reference Residential Appendix RA3.7. Vented range hoods

must be verified per Reference Residential Appendix RA3.7.4.3 to confirm if it is rated by HVI or AHAM to comply with the airflow 

rates and sound requirements per §150.0(o)1G

Pool and Spa Systems and Equipment:

§ 110.4(a):

Certification by Manufacturers. Any pool or spa heating system or equipment must be certified to have all of the following: compliance 
with the Appliance Efficiency Regulations and listing in MAEDbS; an on-off switch mounted outside of the heater that allows shutting off 
the heater without adjusting the thermostat setting; a permanent weatherproof plate or card with operating instructions; and must not 
use electric resistance heating. *

§ 110.4(b)1:
Piping. Any pool or spa heating system or equipment must be installed with at least 36 inches of pipe between the filter and the heater, or
dedicated suction and return lines, or built-in or built-up connections to allow for future solar heating.

§ 110.4(b)2: Covers. Outdoor pools or spas that have a heat pump or gas heater must have a cover.

§ 110.4(b)3:
Directional Inlets and Time Switches for Pools. Pools must have directional inlets that adequately mix the pool water, and a time
switch that will allow all pumps to be set or programmed to run only during off-peak electric demand periods.

§ 110.5: Pilot Light. Natural gas pool and spa heaters must not have a continuously burning pilot light.

§ 150.0(p):
Pool Systems and Equipment Installation. Residential pool systems or equipment must meet the specified requirements for pump
sizing, flow rate, piping, filters, and valves. *

Lighting:

§ 110.9:

Lighting Controls and Components. All lighting control devices and systems, ballasts, and luminaires must meet the applicable

requirements of § 110.9. *

§ 150.0(k)1A: Luminaire Efficacy. All installed luminaires must meet the requirements in Table 150.0-A, except lighting integral to exhaust fans, kitchen 
range hoods, bath vanity mirrors, and garage door openers; navigation lighting less than 5 watts; and lighting internal to drawers, cabinets, and linen 
closets with an efficacy of at least 45 lumens per watt.

§ 150.0(k)1B: Screw based luminaires. Screw based luminaires must contain lamps that comply with Reference Joint Appendix JA8. *

§ 150.0(k)1C:
Recessed Downlight Luminaires in Ceilings. Luminaires recessed into ceilings must not contain screw based sockets, must be airtight, 
and must be sealed with a gasket or caulk. California Electrical Code § 410.116 must also be met.

§ 150.0(k)1D:
Light Sources in Enclosed or Recessed Luminaires. Lamps and other separable light sources that are not compliant with the JA8
elevated temperature requirements, including marking requirements, must not be installed in enclosed or recessed luminaires.

§ 150.0(k)1E:
Blank Electrical Boxes. The number of electrical boxes that are more than five feet above the finished floor and do not contain a 
luminaire or other device shall be no more than the number of bedrooms. These boxes must be served by a dimmer, vacancy sensor 
control, low voltage wiring, or fan speed control.

§ 150.0(k)1F:
Lighting Integral to Exhaust Fans. Lighting integral to exhaust fans (except when installed by the manufacturer in kitchen exhaust 
hoods) must meet the applicable requirements of § 150.0(k). *
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Fascia & Trim: Sherwin Williams Hickory Smoke

Body: Sherwin Williams Kilim Beige

Windows: Jeld Wen White Vinyl

Roofing: GAF Timberline Sandlewood

Color & Materials Pallet for:
Prasad Residence
1395 Flores Street
Seaside, Ca 93955
APN: 012-286-027

Ext. Lighting : Cattleya Wall Sconce

Sandalwood
Deck Surface: Desert Crete "Sandalwood"

1-Light Black Motion Sensor Dusk To Dawn Outdoor Wall Lantern Sconce
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Location Map 1395 Flores
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The staking and flagging shown from Flores Street directly in front of the house.
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Staking and flagging shown from the parking lot directly to the north. The downward
slope from east to west is visible. Packet Page 44                



Staking and flagging shown from Waring Street, it is just visible between two houses.
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  CITY OF SEASIDE 

 STAFF REPORT  
 Item No.: 5.B. 

   
 

 
  
TO:  Planning Commission 
    
BY:  Beth Rocha, Senior Planner 

  
    
DATE:  February 11, 2026  
    
SUBJECT:  ARCHITECTURAL REVIEW APPLICATION AR-2025-001. CAPPO 

REAL ESTATE HOLDINGS, LLC., OWNER, AND ALENA 
KRIACHKO, APPLICANT, REQUEST ARCHITECTURAL REVIEW 
APPROVAL OF A PROPOSED TWO-STORY, 37 BAY AUTOMOBILE 
SERVICE CENTER ASSOCIATED WITH THE EXISTING TOYOTA 
DEALERSHIP LOCATED AT 5 HEITZINGER PLAZA IN THE 
COMMERCIAL AUTOMOTIVE (CA) ZONING DISTRICT (APN 011-
542-004). ARCHITECTURAL REVIEW IS NOT AN ACTIVITY 
SUBJECT TO THE CALIFORNIA ENVIRONMENTAL QUALITY ACT 
(CEQA) PURSUANT TO 15061(B)(3) OF THE CEQA GUIDELINES. 
  
   

 
RECOMMENDATION 
  
Staff recommends the Commission approve AR-2025-001 and allow six (6) tandem 
parking stalls to be used to meet the required number of parking spaces, subject to the 
conditions of approval and project plans.  
 
BACKGROUND  
  
The site was originally comprised of two separate parcels, which were merged through 
Lot Boundary Adjustment application LBA-2025-002, approved on September 4, 2025. 
The site now consists of a single 2.5-acre parcel (108,957 square feet) developed with 
an existing 13,338-square-foot service building and a 20,165-square-foot showroom. 
 
CALIFORNIA ENVIRONMENTAL QUALITY ACT 

1. The project is categorically exempt from the California Environmental Quality Act 
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(CEQA). 

Evidence: Discretionary design review of an otherwise permitted use does not give the 
City the authority to mitigate environmental impacts and thus the project is not subject 
to the California Environmental Quality Act (CEQA). Architectural Review is not an 
activity subject to CEQA pursuant to 15061(b)(3) of the CEQA guidelines. 
 
PROJECT DESCRIPTION 
 
In accordance with Seaside Municipal Code (SMC) 17.14.030 B (Table 2-4 – Allowed 
Land uses and Permit Requirements for Commercial Zones), a project for Major and 
Minor Vehicle Service is permitted by-right when accessory to a new car sales agency.  
 
Phase one will include construction of a two-story, 26,838 SF, 37 bay automobile 
service center including rooms and offices for parts sales, administration, and tech 
support. The proposed service building is a new stand-alone structure. Existing 
pavement, landscaping, surface improvements and utilities will be removed or re-
aligned to construct the new building. 
 
Phase two will include the demolition of the existing service building. The building will 
be replaced with a refreshed customer and employee parking lot and landscaping 
improvements. 
 
Zoning Analysis 
Tables 1 and 2 below provide a compliance summary of the Floor Area Ratio and Lot 
Coverage maximums of SMC 17.14.050, Table 2-6 Commercial Zone Development 
Standards: 
  
Table 1. Floor Area Ratio 

 
  
Table 2. Lot Coverage 

Packet Page 47                



   
  

Item No. 5.B. Page 3 of 7 

 
  
Parking 
The previous use of the site required 28 parking spaces, of which 10 were provided. 
The parking is nonconforming and the change in use requires that parking spaces shall 
be added for an additional floor area (SMC 17.72.030.C.2.a. Nonconforming Parking, 
Nonresidential uses), equal to the difference between the number of parking spaces 
required for the prior use and the number required for the proposed use (SMC 
17.72.030.C.2.b).  
  
There are 129 parking spaces on the property for both of the existing uses, exclusive of 
new vehicle display and inventory parking spaces. With the demolition of the existing 
25 bay service building and construction of a 37 bay service building, the net increase 
is 12 service bays. In accordance with SMC 17.34.040, Table 3-8 Parking Requirements 
by Land Use, each service bay requires four parking spaces for an increase of 48 
parking spaces. 
 
Additionally, the office space and other accessory rooms are required to provide 
parking at a rate of one space per 400 square feet. With approximately 5,000 SF 
proposed, an additional 13 spaces are required. 
  
Table 3. Parking 
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SMC 17.34.110.I.3. Tandem parking specifies: 
 The use of tandem parking (when one space is located directly behind another) shall 
not be allowed to satisfy the off-street parking requirements of this chapter, except 
that tandem parking may be permitted in the following instances, when compliant with 
all other applicable development standards for required parking spaces: Modifications 
to this provision shall require review and approval by the Traffic Advisory Committee 
(TAC) and Planning Commission.  
  
On September 16, the TAC voted to recommend the Planning Commission approve the 
use of the tandem spaces to satisfy the off-street parking requirements, resulting in the 
project being compliant with the code required parking. 
The Planning Commission will need to consider and decide on approval or denial of the 
6 tandem spaces/11 individual parking stalls being used to meet the required number 
of parking spaces.  
 
Bicycle parking 
The number of required off-street parking spaces for the service building, including the 
offices and accessory rooms, is 61 spaces. SMC 17.34.060.A.2 requires bicycle parking 
for five percent of all required off-street parking spaces. Therefore, three short-term 
spaces are required and the site plans and product spec sheets show compliance 
through an outdoor bicycle rack that accommodates four spaces. Additionally, the plans 
and product spec sheets illustrate compliance with three long-term bicycle parking 
spaces featuring lockable, permanently anchored bicycle lockers, as required by code. 
  
ARCHITECTURAL REVIEW 
 
In accordance with SMC 17.62.030.B.1, Architectural Review is required for all new 
nonresidential construction and shall evaluate the following: 
  
1. Architectural considerations. Architectural considerations, including the character, 
quality, and scale of the design, architectural relationship with the site and other 
structures, building materials, colors, fencing, trash enclosure and walkway 
improvements, exterior lighting and signs, and the screening of exterior 
appurtenances. 
2. Landscape considerations. Landscape considerations, including the color, coverage, 
location, size, texture, and type of plant materials, provisions for irrigation, 
maintenance, and the protection of landscaped areas, and similar elements. The review 
authority shall encourage the planting of native and/or drought-tolerant landscaping in 
compliance with Section 17.30.040 (Landscaping Standards). 
3. Lighting considerations. Proposed outdoor lighting, including the proposed 
placement of fixtures, type of fixtures, and illumination levels. 
  
With a proposed height greater than 25’, the Zoning Administrator allowed for the 
applicant to erect two, 3’ x 5’ project signs rather than physical staking and flagging, 
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per SMC 17.62.030.D.2. On January 26, 2026, at least fourteen days prior to the 
hearing, signs were erected in two locations (The Mall and Del Monte frontages) and 
verified by staff on January 28, 2026. Additionally, on January 30, 2026, at least 10 
days prior to the hearing, public notices were mailed to every property owner and to 
each occupant of every physical address within 300’ of the site. 
  
Automotive Regional Commercial (CA) Zone Standards 
Additionally, SMC 17.16 CA Zone Standards contains specific development standards 
for properties within the CA Zone, including architectural design, landscape, screening, 
fences, outdoor storage, and lighting. The following sections provide a review of the 
project’s compliance with these regulations. 
 
Architectural Design: Colors and facade articulation 
The proposed service center's architectural design is consistent with the existing 
Toyota dealership, featuring a modern aesthetic with contemporary exterior materials 
and a cohesive color palette. These elements create a clean, complementary 
appearance, fulfilling the requirements of SMC 17.16.040.B.1. Colors. 
The building’s overall footprint measures approximately 263 feet in length by 105 feet 
in width. Its height transitions smoothly from a single-story section at approximately 
18’-6” to a two-story portion reaching 30’-9”. This transition provides variety in massing 
and ensures proportional balance. The primary (north) elevation faces Del Monte 
Boulevard, while the shorter side elevations are oriented toward the interior of the site 
and the neighboring parcel to the east. This strategic orientation, coupled with the 
limited number of service bay openings—five bays on the north elevation facing Del 
Monte Boulevard—complies with SMC 17.16.040.B. Building Design Requirements. 
The south elevation, which faces Auto Center Parkway, will feature a randomly 
patterned green screen and wall-mounted trellis system. This addition will not only 
introduce visual texture but also support vine growth, helping to mitigate the visual 
mass of the concrete surface. 
To further enhance facade articulation and visual interest, the design incorporates 
offset wall planes, a variety of materials—including tilt-up concrete panels, aluminum 
composite panels, and extensive glazing—and a color gradient from aluminum gray to 
a deeper anthracite gray. This approach ensures compliance with SMC 
17.16.040.B.2. Façade Articulation. 
Although tilt-up concrete panels are generally prohibited under SMC 17.16.040.C.8, the 
Zoning Administrator has determined that the proposed design effectively mitigates the 
typically monolithic appearance of these panels. By integrating varied materials, colors, 
and landscaping elements, the design introduces sufficient visual interest and variation, 
aligning with the city's architectural and aesthetic standards. 
  
Landscaping 
SMC 17.16.060.D.7.c.(2) requires that one tree be located within 30 feet of required 
employee and customer parking spaces and the landscape plans illustrate compliance, 
with a total of twelve new trees being planted in the required parking area and two 
additional beyond those required for a total of fourteen trees. 
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Landscaping will further soften both the north and south elevations. On the north, 
landscaping will frame the main entrance, while on the south, climbing vines will be 
planted to grow along the trellis panels, helping to visually break up the façade and 
enhance the overall aesthetic with natural elements. 
Various conditions of approval have been added to reinforce the specific design 
regulations of SMC 17.16. 
  
Lighting 
The proposed building-mounted fixtures and freestanding parking lot lighting is 
compliant with SMC 17.16.080. Lighting Design Requirements, which provides design 
requirements and standards for site lighting. The building mounted, LED wall pack 
fixtures are exclusively proposed at the building entrances on the ground level and are 
in scale with the building elevations.  
A mix of existing and proposed freestanding poles with new fixtures are proposed 
throughout the parking lot, mounted at a height not to exceed 20’, where up to 26’ is 
allowed, and the provided photometric study illustrates compliance with the code 
established levels of illumination.  
 
Solid Waste and recyclable Materials Storage 
The project proposed a waste and recycling storage area of 224 SF, which is compliant 
with the minimum area set forth in SMC 17.30.110.C, Table 3-7 of 192 SF. Additionally, 
the proposal complies with SMC 17.30.110.D Location Requirements with the solid 
waste and recyclable material storage being adjacent to one another and located within 
a specially designated structure. 
17.30.110.E.1.a requires the storage be architecturally compatible with the proposed 
primary structure, which has accomplished through the following features: a standing 
seam metal roof and metal doors that complement the metal panels and doors of the 
primary structure, 8” x 16” concrete blocks similar in finish and color to the concrete 
tilt-up panels, and green screen wall-mounted trellises on two elevations similar to 
those on the south elevation of the primary structure. 
  
Water 
The project would require an allocation of water from the City. A Condition of Approval 
has been included to ensure the building permit will not be issued unless the water 
allocation is granted. 
 
ATTACHMENTS 
  
1. Attachment 1: Draft Resolution 
2. Exhibit A to Attachment 1: Project Plans 
3. Exhibit B to Attachment 1: Product Specifications 
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PLANNING COMMISSION   
RESOLUTION NO. 26-XX 

 
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
SEASIDE, STATE OF CALIFORNIA, ARCHITECTURAL REVIEW 
APPLICATION NO. AR-2025-001 FOR THE DESIGN OF A PROPOSED 
TWO-STORY, 37 BAY AUTOMOBILE SERVICE CENTER ASSOCIATED 
WITH THE EXISTING TOYOTA DEALERSHIP AT 5 HEITZINGER 
PLAZA (APN: 011-542-004) IN THE AUTOMOTIVE REGIONAL 
COMMERCIAL (CA) ZONING DISTRICT. 
 

WHEREAS, Cappo Real Estate Holdings, LLC., owner, and Alena Kriachko, applicant, 
applied for Architectural Review application No. AR-2025-001; and 
 
WHEREAS, the proposed project requires approval by the Planning Commission, and it is 
the responsibility of the Planning Commission to consider and weigh the merits of the 
application and public input in relation to the policies, standards and intent of the Seaside 
General Plan and Seaside Municipal Code; and 
 
WHEREAS, the Planning Commission considered oral comments and written information 
concerning Architectural Review Application No. AR-2025-001 at a duly noticed public 
hearing that the Planning Commission held on February 11, 2026. 
 
NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission adopts the 
following finding: 
 
1. Architectural Review is not an activity subject to the California Environmental Quality 

Act (CEQA) pursuant to 15061(b)(3) of the CEQA guidelines. 
 
Evidence: Discretionary design review of an otherwise permitted use does not give 
the City the authority to mitigate environmental impacts and thus the project is not 
subject to the California Environmental Quality Act (CEQA). 

 
BE IT FURTHER RESOLVED, the Planning Commission approves Architectural Review 
Application No. AR-2025-001 subject to the following Conditions of Approval: 
 
Planning:  

1. Prior to filing the Water Allocation application with the City, the applicant shall 
provide Monterey Peninsula Water Management District with specifications on 
the type of carwash and estimated water use for the water demand to be 
determined by the District. 
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2. Prior to building permit issuance for the project approved under this Architectural 
Review application, the applicant/owner shall apply for a demolition permit for the 
existing service building.  

 
3.  Prior to issuance of a Certificate of Occupancy for the project scope approved under 

this Architectural Review application, the demolition permit shall be finaled and all 
site improvements completed. 

 
4. Applicant to obtain tree removal permit prior to starting site work. 

 
5. The Zoning Administrator has the authority to approve minor changes to the 

landscaping, lighting, and architectural finishes of this project, given changes are 
kept in a similar design style, the colors and materials are within the same design 
family (metal, wood, composite siding), and the juxtaposition of the materials 
and colors achieves a similar design balance and aesthetic. 
 

6. Off-street parking areas shall not be used for the repair, servicing, or storage of 
vehicles or materials, the sale of any goods or services, or any other work area. 
 

7. A minimum of 40 parking spaces shall be designated for employee parking. 
 

8. Planning inspection required to verify four short-term bicycle parking spaces and 
three long-term bicycle parking spaces that required one or a combination of the 
following a. Covered, lockable enclosures with permanently anchored racks for 
bicycles; b. Lockable bicycle rooms with permanently anchored racks; 
c. Lockable, permanently anchored bicycle lockers. 
 

9. The existing Master Sign Program (MSP) for the Toyota dealership would need to 
be amended to include the signage proposed for the service building. MSP’s 
require Architectural Review approval if the sign area is greater than the code 
allowances. 
 

10. All landscaping shall be inspected by a representative of the Planning 
Department before the City will perform a final building inspection or authorize 
the issuance of a Certificate of Occupancy. 

 
11. The following maintenance criteria shall apply to all site landscaping and 

irrigation: 

a. The developer, their successor and/or subsequent owners and their agents 
shall be responsible for continued landscape maintenance. 
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b. Plant material that exhibits evidence of insect pests, disease, and/or damage 
shall be appropriately treated, and dead plants promptly removed and 
replaced within the next planting season. All landscaping will be subject to 
periodic inspection by City personnel as designated by the Zoning 
Administrator. 

c. Regular maintenance shall include aerating and de-thatching lawn areas; 
adding/replenishing mulch, fertilizer, and soil amendments; and mowing, 
pruning, trimming, and watering all landscaped areas. In addition, the 
landscaping shall regularly be kept free of weeds and debris. 

d. Plants shall be pruned in accordance with professional trimming standards to 
maintain their intended shapes and sizes, and to ensure the health of the 
specimen and the safety of the public. “Topping” is not permitted because it 
causes severe injury to trees. Any trees that are topped shall be removed and 
replaced with a specimen one size larger than what is specified on the 
approved plans. 

e. Plants shall be pruned to avoid blocking walks, passageways, visibility areas 
and sight distance views for vehicular traffic. 

f. All fences and walls that have been incorporated into an approved landscaping 
plan shall regularly be maintained in an attractive and safe manner. 

g. Shrubs, trees, and vines for screening adjacent properties shall be kept 
pruned so they do not interfere with pedestrian traffic and do not encroach 
excessively onto the adjacent property. 

h. Trees shall be watered deeply to promote deeper rooting and shall be 
fertilized as required by sound horticultural practices. 

i. The irrigation for the Arbutus trees shall be set as follows: 

a) Establishment Phase (Years 1-2): Water deeply (approx. 1-2 
inches). Soil should be allowed to dry out between waterings. 

b) Established Plants: Reduce frequency to once every 2–4 weeks, 
or deeper, less frequent watering during summer. 

c) Winter Care: Reduce watering significantly; in many areas, 
rainfall is sufficient, or it may only need water every 3–4 weeks. 

 

j. The irrigation for the Lagerstroemia shall be set as follows: 

Packet Page 55                



 

 

a) Establishment Phase (Years 1-2): Water deeply (approx. 1–2 
inches). Check soil moisture every 2-3 weeks, watering only if 
the ground is dry.  

b) Established Trees: Water deeply once a week during hot, dry, or 
summer conditions. 

c) Soil Moisture: Allow the soil to dry out between waterings to 
avoid root rot 

d) Winter Care: this tree goes dormant in winter, so significantly 
reducing its water needs. Mature trees are highly drought-
tolerant and rarely need supplemental water in winter unless 
there is a prolonged, severe drought. 

 

k. Tree guys and stake ties shall be inspected and adjusted periodically, to 
ensure that they are adequately surrounding the tree without girdling trunks 
or branches. Tree supports shall be removed after one year. 

l. Trees selected shall grow to maturity without impacts to sidewalks, curbs, and 
other public improvements. 

m. Any required plant material that dies after installation shall be replaced 
within 30 calendar days of plant death with the same size and species of plant 
material shown on the approved plan. Required plant material that dies after 
three years or more after installation, or is not maintained in accordance with 
the maintenance criteria, shall be replaced with a gallon or box size specimen 
one size larger than what is specified on the approved plans (shrubs: one-
gallon, five-gallon, 15-gallon; trees: 15-gallon, 24-inch box, 30-inch box, 36-
inch box, 42-inch box, 48-inch box). 

n. Landscaping located in a traffic safety visibility area shall be maintained in 
accordance with Subsection 17.30.030.E (Height limit within traffic safety 
visibility areas). 

o. Dead plants shall be replaced with those materials specified in the original 
approval, damaged branches shall be removed, and overgrown areas shall be 
thinned by the selective removal of excessive growth. 

p. Required landscaped areas including those installed and dedicated by the City 
shall not be reduced in area or planting. 

q. Water waste resulting from inefficient landscape irrigation leading to excessive 
runoff, low head drainage, overspray, and other similar conditions where 
water flows onto adjacent property, non-irrigated areas, public right-of-way, 
walks, roadways, or structures is prohibited. 
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r. The irrigation system will be checked, as part of scheduled maintenance, to 
prevent overspray outside of the desired planting area, especially water that 
wets adjacent hard surfaces (e.g., patios, sidewalks, and streets). If runoff 
occurs, then the water application rate will be reduced so it is not greater than 
the infiltration rate of the soil. 

s. Regular maintenance shall include checking, adjusting, and repairing irrigation 
equipment, resetting automatic controllers, and watering all landscaped areas 
after maintenance is performed in order to verify proper working condition. 

t. The irrigation system will be equipped with an automatic rain shut-off device. 

12. Lighting: 
 

a. The building permit submittal shall include a photometric study. The study 
must include the impacts of the City street lights located in public rights-of-
way adjacent to the subject property. 

 
b. Pole mounted fixtures shall not exceed 26 feet in height as measured from the 

finished grade, adjacent to the base of concrete pedestal (limited to a 
maximum height of two feet) on which the light pole is located, to bottom of 
the light emitting surface. 

 
c. Proposed concrete light fixture pedestals located within the vehicle display 

area shall not exceed two feet by two feet. 
 
d. Parking lot lights shall be equipped with a photocell so they automatically turn 

on at dusk. 
 
e. All outdoor light fixtures shall be turned off no later than 11:00 p.m. or one-

half hour after close of business, whichever is earlier. The exception to this 
standard shall be for one-third of the parking lot lights, which, for security 
purposes, shall be reduced to less than half the illumination level used during 
business hours. 

 
f. Area lighting shall be designed to minimize the negative effects of lighting 

the night sky and employ control features so as to avoid light being 
directed off-site. The light source for externally-illuminated signs must be 
positioned so that light does not shine directly on adjoining properties or 
cause glare or shine in the eyes of motorists of pedestrians. All outdoor 
lighting shall be downlit and fully shielded. No outdoor lights shall be 
permitted that blink, flash, or change intensity.  

Building: 
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13. Construction must comply with all requirements of the California Building Code, as 
amended by the City of Seaside and in effect at the time of Building Permit submittal. 

Fire Department: 
 

14. Construction must comply with all requirements of the California Fire Code, as 
amended by the City of Seaside and in effect at the time of Building Permit 
submittal. 

 
Engineering and Public Works: 
 

15. The project must implement storm water best management practices (BMPs) 
during construction. (SMC 8.46) 
a. Complete and submit the Storm Water Compliance Tracking Form, with 

signature with building permit application. 
b. A project specific Erosion and Sediment Control Plan (ESCP) is required of 

the applicant as part of building permit application. 
 

16. Post-development peak storm water runoff rates shall not exceed 
predevelopment rate. A pro rata share of the cost of offsite erosion sediment, 
and flood control improvements and/or for maintenance to the principal 
drainage way may be required by the City Engineer to handle the increase 
peak runoff and/or sediment generated by the project. (SMC 15.32.170) 
a. As part of Building Permit application, develop civil grading and drainage 

plans to clearly show direction of storm water drainage from new or 
redeveloped impervious surfaces.  

b. Drainage shall not be directed to adjacent properties.  
  

17. Prior to final inspection, any curb, gutter and sidewalk damaged during 
construction shall be replaced by a licensed concrete contractor in 
conformance with the most current applicable engineering standards, and 
upon the prior issuance of an Encroachment Permit from the Public Work 
Department. 

 
Standard: 

 
18. Except as modified by the conditions of approval, plans submitted for Building 

Permits must be in compliance with Exhibit A: Project Plans and Exhibit B: Product 
Specifications. 

19. The applicant agrees as a condition and in consideration of the approval of this 
permit that it will defend, indemnify and hold harmless the City of Seaside or its 
agents, officers and employees from any claim, action or proceeding against the 
City or its agents, officers or employees to attack, set aside, void or annul this 

Packet Page 58                



 

 

approval.  The applicant will reimburse the City for any court costs and attorney’s 
fees, which the City may be required by a court to pay as a result of such action.  
City may, at its sole discretion, participate in the defense of such action; but such 
participation shall not relieve applicant of his obligations under this condition.  The 
City shall promptly notify the applicant of any such claim, action, or proceeding, 
and the City shall cooperate fully in the defense thereof. 

 
20. The project shall comply with the requirements and the applicable ordinances of 

Monterey Peninsula Water Management District (MPWMD). 
 

21. The permit shall have no force or effect unless and until accepted, and the terms 
thereof agreed to, in writing, by the applicant and property owner prior to issuance 
of any Building Permit or establishment of any use authorized by the permit.  

 
22. This approval shall become null and void unless a Building Permit application is 

submitted or authorized use is established within twelve (12) months of February 
18, 2026 in accordance with Seaside Municipal Code Section 17.64.080.A. Time 
extensions may be granted in accordance with Seaside Municipal Code Section 
17.64.080.B. This approval shall also become null and void if the implementing 
Building Permit application expires. 

 
23. For purposes of assuring compliance, the applicant, agents, representatives or 

their assignees agree not to deny or impede access to the subject property by City 
employees in the performance of their duties. 

 
 
PASSED AND ADOPTED at a regular meeting of the Planning Commission of the City of 
Seaside, State of California, on the 11th day of February 2026 by the following vote: 
  

AYES:  
NOES:   
ABSENT:   
ABSTAIN:   

 
 

       Will Silva, Chairperson 
ATTEST: 
 
_________________________________________ 
Planning Commission Secretary 
 
 
Exhibits: 
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Exhibit A: Project Plans 
Exhibit B: Product Specifications 
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ARCHITECTURAL REVIEW APPLICATION No. 2025-001 
RESOLUTION No. 26-XX 

 
This permit is hereby accepted upon the express terms and conditions hereof, and shall 
have no force or effect unless and until agreed to, in writing, by the applicant and property 
owner(s).   
The undersigned hereby acknowledge the approved terms and conditions and agree to fully 
conform to, and comply with, said terms and conditions within the time frames approved 
by the City of Seaside Planning Commission. 
 
 
 
 
 
______________________________________   ________________ 
Applicant's Signature       Date 
 
 
 
 
 
_____________________________________   ________________ 
 Property Owner’s Signature     Date 
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REV. NO. DESCRIPTION

REVISIONS

DATE

CITY ACCEPTANCE

BY

ENG.
INIT

DRAWN BY: AJC
CHECKED BY: AJC
DATE: 07/18/2025
BENCHMARK:

BASIS OF BEARINGS:

5 AND 6 HEITZINGER PLAZA
SEASIDE, CA 93955

APN: 011-542-004-000

DESCRIBED BY NATIONAL GEODETIC SURVEY 1977
0.5 MI NORTH FROM SEASIDE., 0.5 MILE NORTH ALONG THE SOUTHERN PACIFIC COMPANY RAILROAD FROM THE CROSSING OF CYN DEL REY, 138 FEET EAST OF THE EAST RAIL,
33 FEET WEST OF THE CENTER LINE OF DEL MONTE AVENUE, AND 1 FOOT NORTH OF A LIGHT POLE.
ELEVATION = 19.88 FEET NAVD 88

THE BASIS OF BEARINGS FOR THIS SURVEY IS SOUTH 46°53'33" WEST ALONG THE CENTERLINE OF AUTO CENTER PARKWAY (FORMERLY THE MALL) AS SHOWN ON MAP, FILED IN
VOL. 24, PAGE 21 MAPS, IN THE OFFICE OF KERN COUNTY RECORDER, STATE OF CALIFORNIA.

EXISTING PARKING SUMMARY (SHOWROOM LOT TO REMAIN):97
EXISTING STANDARD ADA: 2
EXISTING VAN ADA: 1
EXISTING CUSTOMER/EMPLOYEE: 94

PROPOSED PARKING SUMMARY:
4 SPACES / SERVICE OR WASH BAY
1 SPACE / 400SF OFFICE AREA

REQUIRED SERVICE PARKING: 128
REQUIRED DETAIL / WASH BAY PARKING: 16
REQUIRED OFFICE / PARTS / SALES PARKING: 13
TOTAL PARKING SPACES REQUIRED: 132

(6 TOTAL ADA: 5 STANDARD, 1 VAN STALL)
(11 CLEAN AIR VEHICLE STALLS)
(7 EV CHARGING STATION STALLS, 1 VAN ACCESSIBLE)

TOTAL PARKING SPACES PROVIDED (INCLUDING EXIST. LOT): 180
PROP. STANDARD ADA: 5
PROP VAN ADA: 1
PROP. VAN EVCS: 1
PROP. STANDARD STALLS: 79

PARKING SUMMARY:

EXISTING SERVICE BAYS: 25
PROPOSED SERVICE BAYS: 32
PROPOSED DETAIL / WASH BAYS: 4
PROPOSED OFFICE / EMPLOYEE AREA: 5100 SF
TOTAL BUILDING AREA: 26,838SF

BUILDING AREA:

SEASIDE TOYOTA
SERVICE CENTER SITE PLAN

SP-01
01 02

EXISTING CMU WALL

EXISTING CHAIN LINK FENCE

EXISTING BUILDING TBR

EXISTING LANDSCAPE

EXISTING CONCRETE

PROPOSED CONCRETE

PROPOSED LANDSCAPE

PROPOSED BUILDING

PROPERTY LINE

CENTERLINE

EXISTING EASEMENT

LEGEND

XX

EXISTING
FINISHED SURFACE
FINISHED GRADE
FINISHED FLOOR
INVERT OF PIPE
LIGHT POLE
TOP OF FOOTING
BOTTOM OF FOOTING
TOP OF CURB
TOP OF GRATE
TOP OF WALL
FLOWLINE
HIGH POINT
TOP OF STEP
BOTTOM OF WALL
BUILDING
STORM DRAIN
SANITARY SEWER
UTILITY

EX
FS
FS
FF
INV
LP
TF
BF
TC
TG
TW
FL
HP
TS
BW
BLDG
SD
SS
UTIL

ABBREVIATIONS

1. PER FEMA MAP NO. 06053C AS OF 06/21/2017 THE PROJECT IS
LOCATED IN ZONE X - AREA OF MINIMAL FLOOD HAZARD.

2. SETBACKS OF SLOPES TO PROPERTY LINES SHALL CONFORM
TO THE COUNTY OF RIVERSIDE CODE REQUIREMENTS.  AREAS
WHERE GRADING IS REQUIRED OUTSIDE THE PARCEL LIMITS
WILL REQUIRE PERMISSION FROM ADJOINING PROPERTY
OWNER.

3. TWO (2) EXISTING STRUCTURES EXISTING ON-SITE.

4. ALL SLOPES ARE AT A MAXIMUM OF 2:1 RATIO

5. TOTAL NUMBER OF LOTS:  2
BUILDABLE LOTS:  2
NON-BUILDABLE LOTS:  0
TOTAL GROSS ACREAGE PARCEL I:    108,957 SF / 2.50 ACRES
TOTAL GROSS ACREAGE PARCEL II:   111,449 SF / 2.55 ACRES

6. APPLICANT WILL BE PROVIDING SWPPP REPORT AND AN
EROSION CONTROL PLAN DURING THE CONSTRUCTION
DOCUMENT PHASE OF THE PROJECT FOR CITY REVIEW.

7. PROPOSED PARKING LAYOUT PER CITY OF SEASIDE MUNICIPAL
CODE, SECTION 14.34.110.

8. EXISTING ZONING PER CITY OF SEASIDE MUNICIPAL CODE,
SECTION 17.16: 

     CA - AUTOMOTIVE REGIONAL COMMERCIAL

9. NO SETBACKS REQUIRED PER CITY OF SEASIDE MUNICIPAL
CODE, SECTION 17.14.050.

10. TOTAL EVCS PROPOSED: 4

PROJECT NOTES

TOYOTA SERVICE FACILITY

COMMERCIAL DEVELOPMENT RESOURCES
CONTACT: AARON ALBERTSON
695 TOWN CENTER DRIVE #110
COSTA MESA, CA 92626
P: 949.751.9231

CAPPO REAL ESTATE HOLDINGS LLC.
46352 MICHIGAN AVE,
CANTON, MI 48188
CONTACT: JEFFREY CAPPO

OWNER:

CIVIL ENGINEER

LEGAL DESCRIPTION
REAL PROPERTY IN THE CITY OF SEASIDE, COUNTY OF MONTEREY, STATE OF CALIFORNIA, DESCRIBED AS FOLLOWS:

PARCEL I:
LOT 3, BLOCK "B", AS SHOWN ON THAT CERTAIN MAP ENTITLED, "OFFICIAL MAP OF THE SEASIDE AUTO CENTER", FILED FOR RECORD AUGUST 31, 2009 IN VOLUME 24,
MAPS OF CITIES & TOWNS", AT PAGE 21, IN THE OFFICE OF THE COUNTY RECORDER OF THE COUNTY OF MONTEREY, STATE OF CALIFORNIA.
PARCEL II:
LOT 4, BLOCK "B", AS SHOWN ON THAT CERTAIN MAP ENTITLED, "OFFICIAL MAP OF THE SEASIDE AUTO CENTER", FILED FOR RECORD AUGUST 31, 2009 IN VOLUME 24,
MAPS OF "CITIES & TOWNS", AT PAGE 21, IN THE OFFICE OF THE COUNTY RECORDER OF THE COUNTY OF MONTEREY, STATE OF CALIFORNIA.

SURVEYOR
COMMERCIAL DEVELOPMENT RESOURCES
CONTACT: AARON ALBERTSON
695 TOWN CENTER DRIVE #110
COSTA MESA, CA 92626
P: 949.751.9231

BKA ARCHITECTS, INC.
2 BATTERYMARCH PARK #301
QUINCY, MA
CONTACT: JACK CALI
P: 774.259.9929

ARCHITECT

EXCEPTING THEREFROM AS TO PARCEL II ABOVE, THAT
PORTION THEREOF DESCRIBED IN THE DEED TO THE
REDEVELOPMENT AGENCY OF THE CITY OF SEASIDE,
RECORDED NOVEMBER 2, 2007, IN DOCUMENT NO.
2007083485, OF OFFICIAL RECORDS.
APN:  011-534-006-000 (AFFECTS PARCEL I) AND
011-542-004-000 (AFFECTS PARCEL II)

LEGAL DESCRIPTION CNT'D.

5 AND 6 HEITZINGER PLAZA
SEASIDE, CA 93955

AWHEEL STOP DETAIL
NOT TO SCALE

LANDSCAPING SUMMARY:
· EXISTING LANDSCAPE - REMAIN (ONSITE): 6,832 SF
· EXISTING LANDSCAPE - DEMO (ONSITE): 6,163 SF
·· TOTAL (ONSITE): 12,995 SF

· EXISTING LANDSCAPE - REMAIN (OFFSITE): 4,248 SF
· EXISTING LANDSCAPE - DEMO (OFFSITE): 70 SF
·· TOTAL (OFFSITE): 4,318 SF

· PROPOSED LANDSCAPE (ONSITE): 5,325 SF
· PROPOSED LANDSCAPE (OFFSITE): 0 SF

Packet Page 62                



C
  
  
2
0
1
7
 b

y
 B

K
A

 A
rc

h
it
e
c
ts

, 
In

c
.

BKA Architects, Inc.

Quincy + Tampa

www.bkaarchitects.com

VICTORY LEXUS - TOYOTA SERVICE FACILITY

5 HEITZINGER PLAZA
SEASIDE, CA 93955

EXTERIOR FINISH PALETTE

July 17, 2025 A-100

ACM-1 ALUMINUM

COMPOSITE MATERIAL
ALPOLIC FR

COLOR: M0556-G30
ALUMINUM GRAY

ACM-2 ALUMINUM

COMPOSITE MATERIAL
ALPOLIC FR

COLOR: ML085-G30
ANTHRACITE GRAY

CONC-1 CONCRETE PANEL

CONCRETE MATERIAL
COLOR: TO MATCH ACM-1

GL-1 GLASS

VITRO GLAZING
COLOR: SOLAR BAN 70 + CLEAR

EIFS-1 EXTERIOR INSULATION 

FINISH SYSTEM

DRYVIT
COLOR: TO MATCH ACM-2

ES-1 EDGE SURFACE

METAL TRIM
COLOR: TO MATCH ACM-2
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BKA Architects, Inc.

Quincy + Tampa

www.bkaarchitects.com

VICTORY LEXUS - TOYOTA SERVICE FACILITY

5 HEITZINGER PLAZA
SEASIDE, CA 93955

FLOOR PLANS

July 17, 2025 A-101

3/32" = 1'-0"

LEVEL 1 - FLOOR PLAN
1

3/32" = 1'-0"

MEZZANINE - FLOOR PLAN
2

Packet Page 64                



GFEDCBA

1

5

4

3

2

H

A-3012

A-301

1

A-301 3

A-301

4

BASE OF ROOF SLOPE PITCHED 
TOWARD SCUPPERS TO DRAIN. 
TYP. WHERE SHOWN

SLOPESLOPE SLOPESLOPESLOPESLOPESLOPESLOPESLOPESLOPESLOPESLOPE

26
' -

 6
 3

/4
"

25
' -

 0
"

27
' -

 0
"

25
' -

 1
1 

1/
2"

40' - 0" 40' - 0" 40' - 0" 40' - 0" 40' - 0" 40' - 0" 21' - 7 7/8"

SLOPE

BASE OF ROOF SLOPE PITCHED 
TOWARD SCUPPERS TO DRAIN. 
TYP. WHERE SHOWN

BILCO ROOF HATCH, 
COORDINATE WITH 
ROOF STRUCTURE.

31' - 0"

ROOF PARAPET

.

S
L
O

P
E

.

S
L
O

P
E

.

S
L
O

P
E

28' - 7 5/8"

28' - 7 5/8"

ROOF PARAPET

ROOF PARAPET

18' - 6"

ROOF PARAPET
28' - 7"

ROOF PARAPET

28' - 7 5/8"

ROOF PARAPET

C
  
  
2
0
1
7
 b

y
 B

K
A

 A
rc

h
it
e
c
ts

, 
In

c
.

BKA Architects, Inc.

Quincy + Tampa

www.bkaarchitects.com

VICTORY LEXUS - TOYOTA SERVICE FACILITY

5 HEITZINGER PLAZA
SEASIDE, CA 93955

ROOF PLAN

July 17, 2025 A-103

3/32" = 1'-0"

ROOF PLAN
1
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BKA Architects, Inc.

Quincy + Tampa

www.bkaarchitects.com

VICTORY LEXUS - TOYOTA SERVICE FACILITY

5 HEITZINGER PLAZA
SEASIDE, CA 93955

EXTERIOR BUILDING ELEVATIONS

July 17, 2025 A-301

3/32" = 1'-0"
2

WEST ELEVATION

3/32" = 1'-0"
1

NORTH ELEVATION

3/32" = 1'-0"
4

SOUTH ELEVATION

3/32" = 1'-0"
3

EAST ELEVATION
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BKA Architects, Inc.

Quincy + Tampa

www.bkaarchitects.com

VICTORY LEXUS - TOYOTA SERVICE FACILITY

5 HEITZINGER PLAZA
SEASIDE, CA 93955

TRASH ENCLOSURE PLAN /ELEVATIONS

July 17, 2025 A-501

1/2" = 1'-0"

LEVEL 1 - TRASH ELCLOSURE PLAN
1

1/2" = 1'-0"
5

TRASH ENCLOSURE - NORTH ELEVATION
1/2" = 1'-0"

3
TRASH ENCLOSURE - WEST ELEVATION

1/2" = 1'-0"
4

TRASH ENCLOSURE - SOUTH ELEVATION
1/2" = 1'-0"

2
TRASH ENCLOSURE - EAST ELEVATION
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5

BUILDING5 HEITZINGER PLAZA
1 STORY STUCCO BUILDING

BUILDING HEIGHT = 22'±
BUILDING AREA = 20,165 S.F.±

BUILDING
6 HEITZINGER PLAZA

1 STORY STUCCO BUILDING
BUILDING HEIGHT = 20'±

BUILDING AREA = 13,388 S.F.±
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DRACAENA DRACO
DRAGON TREE

METROSIDEROS EXCELSA
NEW ZEALAND CHRISTMAS TREE
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3
LANDSCAPE ARCHITECTURE ENTITLEMENT PLANS

EXISTING TREE - TO BE REMOVED

EXISTING SHRUBS / GROUNDCOVER - TO BE REMOVED / CLEAR AND GRUB

D1

D2

COMMENTS

LANDSCAPE PROTECTION LEGEND P

P1

P2

P3

EXISTING TREE - PROTECT IN PLACE

EXISTING SHRUBS / GROUNDCOVER - PROTECT IN PLACE

EXISTING WALL MOUNTED IRRIGATION CONTROLLER - PROTECT IN PLACE

LANDSCAPE DEMOLITION & REMOVAL LEGEND D

CONSULTANT REFERENCE LEGEND
R1

R2

R3

R4

R5

R6

R7

R8

R9

SYMBOL KEY

R

EXISTING CONCRETE CURB / CURB & GUTTER - REFER TO CIVIL PLANS

EXISTING PEDESTRIAN CONCRETE PAVING - REFER TO CIVIL PLANS

EXISTING AC PAVEMENT - REFER TO CIVIL PLANS

EXISTING TRANSFORMER - REFER TO CIVIL PLANS

EXISTING SITE LIGHTING - REFER TO ARCHITECTURE PLANS

EXISTING BUILDING - REFER TO ARCHITECTURE SITE PLANS

EXISTING UTILITY - REFER TO CIVIL PLANS

EXISTING EASEMENT - REFER TO CIVIL PLANS

EXISTING TUBE STEEL VEHICULAR GATE - REFER TO CIVIL PLANS

EXISTING WOOD FENCE WITH CMU PILASTERS - REFER TO CIVIL PLANS

EXISTING MONUMENT SIGN - REFER TO ARCHITECTURE SITE PLANS

EXISTING TRASH ENCLOSURE - REFER TO CIVIL PLANS

EXISTING WATER METER & BACKFLOW PREVENTER - REFER TO CIVIL PLANS

EXISTING PERIMETER WALL - REFER TO CIVIL PLANS

EXISTING CONCRETE PAD - REFER TO CIVIL PLANS

R10

R11

R12

R13

R14

R15

EXISTING CONDITIONS PLAN

L-1
1
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PLANT LEGEND

ARBUTUS 'MARINA'
STRAWBERRY TREE

TREES QTY. BOTANICAL / COMMON NAME SIZE FORM / COMMENTS

6 24" BOX STANDARD

LAGERSTROEMIA INDICA x FAURIEI 'NATCHEZ'
NATCHEZ CRAPE MYRTLE

8

DETAIL REF. SIZE (HxW)

H: 25' - 35'
W: 25' - 35'

COTONEASTER SALIC. 'EMERALD CARPET'
WILLOWLEAF COTONEASTER

SHRUBS SPACING / COMMENTS

H: ±1'
W: 4' - 5'

WATER USE

LOW

27 3'-0" O.C. LOW

HELICTOTRICHON SEMPERVIRENS
BLUE OAT GRASS

76 2'-6" O.C. / PER PLAN H: 2' - 3'
W: 2' - 3'

LOW

LANTANA MONTEVIDENSIS
PURPLE TRAILING LANTANA

245 3'-0" O.C. H: 1' - 2'
W: 3' - 6'

LOW

PHORMIUM 'AMAZING RED'
AMAZING RED NEW ZEALAND FLAX

110 2'-6" O.C. / PER PLAN H: 1' - 2'
W: 2' - 3'

LOW

PHORMIUM 'YELLOW WAVE'
YELLOW WAVE NEW ZEALAND FLAX

22 3'-0" O.C. / PER PLAN H: 3' - 4'
W: 3' - 4'

LOW

ROSMARINUS OFF. 'COLLINGWOOD INGRAM'
DWARF ROSEMARY

36 3'-0" O.C. H: 2' - 3'
W: 3' - 4'

LOW

QTY. BOTANICAL / COMMON NAME SIZE DETAIL REF. SIZE (HxW)WATER USE

WESTRINGIA FRUTICOSA 'MORNING LIGHT'
MORNING LIGHT COAST ROSEMARY

173 3'-0" O.C. H: 3' - 4'
W: 4' - 5'

LOW

-- - - -

PA

H

C1

LM

R

WF

1 GAL.

1 GAL.

1 GAL.

1 GAL.

1 GAL.

1 GAL.

5 GAL.

PY

24" BOX STANDARD H: 20' - 25'
W: 15' - 20'

LOW

PARTHENOCISSUS TRICUSPIDATA
BOSTON IVY

5 GAL. PER PLAN. STAKED /
SECURE TO WALL

VINES

16 H: 15' - 20'
W: 15' - 20'

LOW

SPACING / COMMENTSQTY. BOTANICAL / COMMON NAME SIZE DETAIL REF. SIZE (HxW)WATER USE

V1

1 & 2 / L-302

1 & 2 / L-302

1 & 2 / L-302

1 & 2 / L-302

1 & 2 / L-302

1 & 2 / L-302

1 & 2 / L-302

7 / L-302

4, 5 & 6 /
L-302

4, 5 & 6 /
L-302

EXISTING PLANT LEGEND
EX. TREES & PALMS QTY. BOTANICAL / COMMON NAME

-

-

-

ARBUTUS 'MARINA'
STRAWBERRY TREE

DRACAENA DRACO
DRAGON TREE

METROSIDEROS EXCELSA
NEW ZEALAND CHRISTMAS TREE

EX. SHRUBS BOTANICAL / COMMON NAME

- VARIOUS SPECIES & VARIETIES
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3
LANDSCAPE ARCHITECTURE ENTITLEMENT PLANS

LANDSCAPE LEGEND

L1

L2

NEW LANDSCAPE AREA WITH AMENDED SOIL.

MULCHED AREA AT TRANSFORMER CLEARANCE

NOT USED

BIKE RACK (2 BIKES PER RACK) - QUANTITY (2) - REFER TO LANDSCAPE SPECIFICATIONS - PART 2
MATERIALS, SHEET L-304
· MANUFACTURER: DERO
· MODEL: HOOP RACK
· FINISH: POWDERCOAT
· COLOR: IRON GRAY (RAL 7011)
· MOUNT OPTION: SURFACE
· SECURE TO GROUND WITH EXPANSION BOLTS PER MANUFACTURER'S RECOMMENDATIONS

BIKE LOCKER (1 BIKE PER LOCKER) - QUANTITY (3)
· MANUFACTURER: DERO
· MODEL: SINGLE (D1)
· COLOR: IRON GRAY (RAL 7011)
· LOCK OPTION: PADLOCK
· SECURE TO GROUND WITH EXPANSION BOLTS PER MANUFACTURER'S RECOMMENDATIONS

NEW IRRIGATION CONTROLLER - WALL MOUNTED IN STAINLESS STEEL ENCLOSURE.

NEW DRIP IRRIGATION

COMMENTSKEY

R1 NEW CONCRETE CURB / CURB & GUTTER - REFER TO CIVIL PLANS

NEW PEDESTRIAN CONCRETE PAVING - REFER TO CIVIL PLANS

NEW VEHICULAR PAVEMENT - REFER TO CIVIL PLANS

NEW FIRE HYDRANT & ASSOCIATED BOLLARDS - REFER TO CIVIL PLANS

NEW FDC / FIRE DEPARTMENT EQUIPMENT - REFER TO CIVIL PLANS

NEW SITE LIGHTING - REFER TO ELECTRICAL PLANS

NEW BUILDING - REFER TO ARCHITECTURE PLANS

EXISTING EASEMENT - REFER TO CIVIL PLANS

NEW CATCH BASIN - REFER TO CIVIL PLANS

NEW FIRE LANE - REFER TO CIVIL PLANS

NEW EV CHARGING STATION - REFER TO ELECTRICAL PLANS

NEW TRASH ENCLOSURE - REFER TO CIVIL PLANS

NEW TRANSFORMER & ASSOCIATED BOLLARDS - REFER TO ELECTRICAL PLANS

NEW UNDERGROUND UTILITY - REFER TO CIVIL PLANS
SD = STORM DRAIN
W = DOMESTIC WATER
SS = SANITARY SEWER
E = ELECTRICAL

NEW DOMESTIC WATER METER & BACKFLOW PREVENTER - REFER TO CIVIL PLANS

SILVA CELLS BIO-RETENTION SYSTEM - REFER TO CIVIL PLANS

CONSULTANT REFERENCE LEGEND R

L3

L4

L5

R2

R3

R4

R5

R6

R7

R8

R9

R10

R11

R12

R13

R14

R15

L6

L7

R16

LANDSCAPE LEGENDS

L-2
2

HYDROZONE INFORMATION TABLE

HYDROZONE #
/ PLANTING

DESCRIPTION

ZONE 1 - LOW
TREES / SHRUBS

66,451

REGULAR LANDSCAPE AREAS

PLANT
FACTOR

(PF)

IRRIGATION
METHOD

IRRIGATION
EFFICIENCY

(IE)

ETAF
(PF / IE)

LANDSCAPE
AREA (SQ. FT.)

ETAF x AREA ESTIMATED
TOTAL WATER
USE (ETWU)

SPECIAL LANDSCAPE AREAS

54,692

MAXIMUM ALLOWED WATER ALLOWANCE (MAWA)

ESTIMATED TOTAL WATER USE (ETWU) TOTAL

TOTALS

TOTALS

TOTAL ETAF x AREA

REGULAR LANDSCAPE AREAS

TOTAL AREA

AVERAGE ETAF

ETAF CALCULATIONS

2,450

6,616

0.37

TOTAL ETAF x AREA

ALL LANDSCAPE AREAS

TOTAL AREA

SITEWIDE ETAF

AVERAGE ETAF FOR REGULAR LANDSCAPE AREAS MUST BE 0.55 OR BELOW FOR RESIDENTIAL AREAS, AND 0.45 OR
BELOW FOR NON-RESIDENTIAL AREAS

1

1

1

ETWU (ANNUAL GALLONS REQUIRED = ETO X 0.62 X ETAF X AREA
WHERE 0.62 IS A CONVERSION FACTOR THAT CONVERTS ACRE-INCHES PER ACRE PER YEAR TO GALLONS PER ACRE PER
SQUARE FOOT PER YEAR

MAWA (ANNUAL GALLONS ALLOWED) = (ETO) (0.62) [(ETAF X LA) + ((1 – ETAF) X SLA)]

WHERE 0.62 IS A CONVERSION FACTOR THAT CONVERTS ACRE-INCHES PER ACRE PER YEAR TO GALLONS PER ACRE PER
SQUARE FOOT PER YEAR; LA IS THE TOTAL LANDSCAPE AREA IN SQUARE FEET; SLA IS THE TOTAL SPECIAL LANDSCAPE AREA
IN SQUARE FEET, AND ETAF IS 0.55 FOR RESIDENTIAL AREAS AND 0.45 FOR NON-RESIDENTIAL AREAS

MAWA = (36.0)(0.62)[(0.45 x 6,616) + (1-0.45 x 0)]
(22.32)[2,977.2 + 0]
(22.32)(2,977.2)
66,451 GALLONS PER YEAR (MAXIMUM APPLIED WATER ALLOWANCE)

MAWA CALCULATIONS

REFERENCE ETO: 36.0 NON-RESIDENTIAL: 0.45

0.3 DRIP 0.81 0.37 6,616 2,450 54,692

6,616 2,450 54,692

2,450

6,616

0.37

PLANTING & REMEDIAL IRRIGATION NOTES
1. A 3" DEEP LAYER OF ORGANIC PLANTING MULCH SHALL BE INSTALLED IN ALL LANDSCAPE AREAS

(EXCLUDING TURF AREAS).  NEW MULCH SHALL MATCH EXISTING MULCH (IF APPLICABLE).

2. NON-BIODEGRADABLE ROOT BARRIERS SHALL BE INSTALLED AT ALL TREES AS SHOWN ON
LANDSCAPE PLANS WHEN INSTALLED WITHIN 5'-0" OF UTILITIES, CONCRETE PAVING, CURB OR
OTHER FLATWORK. ROOT BARRIERS SHALL BE A MINIMUM OF 10'-0" IN LENGTH AND CENTERED ON
THE TREE TRUNK.

3. PRIOR TO THE PLANTING OF ANY TREES OR SHRUBS / GROUNDCOVERS, COMPACTED SOILS SHALL
BE TRANSFORMED TO A FRIABLE CONDITION. ON ENGINEERED SLOPES, ONLY AMENDED PLANTING
HOLES NEED MEET THIS REQUIREMENT.

3. ORGANIC AMENDMENTS SHALL BE ADDED TO THE SOIL TO IMPROVE SOIL STRUCTURE AND OTHER
PHYSICAL PROPERTIES OF THE SOIL. AMENDMENTS SHALL BE INCORPORATED ACCORDING TO
RECOMMENDATIONS OF A SOIL ANALYSIS / SOIL MANAGEMENT REPORT DURING CONSTRUCTION
OPERATIONS.

4. ALL NEW LANDSCAPED AREAS SHALL INCLUDE AN AUTOMATIC IRRIGATION SYSTEM.

5.  EXISTING IRRIGATION CONTROLLERS, VALVES, MAINLINE AND OTHER MAJOR COMPONENTS OF
IRRIGATION SYSTEM ARE TO REMAIN AND BE PROTECTED IN PLACE UNLESS NOTED OTHERWISE.
THE INTENT IS TO UTILIZE EXISTING IRRIGATION COMPONENTS AND MODIFY IRRIGATION ZONES AS
NECESSARY FOR AREAS THAT ARE TO RECEIVE NEW LANDSCAPE.

6. ALL NEW AND MODIFIED IRRIGATION EQUIPMENT SHALL MATCH EXISTING EQUIPMENT AND LAYOUT
UNLESS NOTED OTHERWISE.

7. AUTOMATIC IRRIGATION CONTROLLERS SHALL USE EVAPOTRANSPIRATION OR SOIL MOISTURE
SENSOR DATA, HAVE MANUAL SHUT OFF VALVES AS WELL AS AN AUTOMATIC RAIN SHUT-OFF
DEVICE..

8. ALL IRRIGATION COMPONENTS MUST COMPLY WITH ALL LOCAL, STATE AND FEDERAL LAWS AND
REGULATIONS.

LANDSCAPE CALCULATIONS
· EXISTING LANDSCAPE - REMAIN (ONSITE): 6,832 SF
· EXISTING LANDSCAPE - DEMO (ONSITE): 6,163 SF
·· TOTAL (ONSITE): 12,995 SF

· EXISTING LANDSCAPE - REMAIN (OFFSITE): 4,248 SF
· EXISTING LANDSCAPE - DEMO (OFFSITE): 70 SF
·· TOTAL (OFFSITE): 4,318 SF

· PROPOSED LANDSCAPE (ONSITE): 6,616 SF
· PROPOSED LANDSCAPE (OFFSITE): 0 SF

· TOTAL ONSITE LANDSCAPE POST CONSTRUCTION: 13,448 SF
· TOTAL OFFSITE LANDSCAPE POST CONSTRUCTION: 4,248 SF
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THICKENED SLAB
PER SEPARATE

STRUCTURAL PLANS

THICKENED SLAB
PER SEPARATE

STRUCTURAL PLANS

BUILDING
5 HEITZINGER PLAZA

1 STORY STUCCO BUILDING
BUILDING HEIGHT = 22'±

BUILDING AREA = 20,165 S.F.±

 PROPOSED SERVICE
BUILDING
26,838 S.F.
FF = 26.72

PAD = 25.64
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BROADWAY
EQUIPMENT

CO.

25

24

26

26

26

27

28

27

25

1.8%
MAX

1.8%
MAX

1.8%
MAX

1.8%
MAX

1.8%
MAX

1.8%
MAX

2.
0%

3.4%

2.
0%

2.
0%

2.0%

2.0%

1.0
%

1.3%

23.20
FS-GB

23.14
FS-GB

23.29
FS

23.23
FS

MATCH
(22.97FS)

MATCH
(23.12FS)

25.36TW
(24.98FG)

23.08FS

25.36TW
(25.05FG)
23.17FS

RIDGE

23.17
FL

23.11
FL

2.0%
MAX

1.8%
MAX

5.
0%

M
A

X

5.
0%

M
A

X

1.0%

1.1%

2.
4%

1.6%

2.0%
MIN

2.0%
MIN

2.
0%

M
IN

M
IN

4.8%

1.
1%1.0%

1.4%

1.7%

1.
3%

1.
0% 1.
9%

1.2%

R3

R7

L1

L6

R14

R8

R8

R8

R1

R8R14

L7

L1L7

L7

L1L7

L1

R10

R1
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ZONE 1 - LOW WATER USE
SEE HYDROZONE TABLE
SHEET L-2

ZONE 1 - LOW WATER USE
SEE HYDROZONE TABLE
SHEET L-2

ZONE 1 - LOW WATER USE
SEE HYDROZONE TABLE
SHEET L-2

ZONE 1 - LOW WATER USE SHRUBS
SEE HYDROZONE TABLE SHEET L-1

R11

L5

R12

R1

R1

R1 R11

R13

L2

L4

R2

VINES INSTALLED ADJACENT TO
BUILDING BEHIND SHRUBS - SHOWN
IN PAVING FOR GRAPHIC CLARITY

VINES INSTALLED ADJACENT TO
BUILDING BEHIND SHRUBS - SHOWN

IN PAVING FOR GRAPHIC CLARITY
ZONE 1 - LOW WATER USE SHRUBS
SEE HYDROZONE TABLE SHEET L-1

L1L7
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R1

L1

R9

R2

R1

R3

R6 R6

R6

R16R16
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R14

R14

LANDSCAPE LEGEND

L1

L2

NEW LANDSCAPE AREA WITH AMENDED SOIL.

MULCHED AREA AT TRANSFORMER CLEARANCE

NOT USED

BIKE RACK (2 BIKES PER RACK) - QUANTITY (2) - REFER TO LANDSCAPE SPECIFICATIONS - PART 2
MATERIALS, SHEET L-304
· MANUFACTURER: DERO
· MODEL: HOOP RACK
· FINISH: POWDERCOAT
· COLOR: IRON GRAY (RAL 7011)
· MOUNT OPTION: SURFACE
· SECURE TO GROUND WITH EXPANSION BOLTS PER MANUFACTURER'S RECOMMENDATIONS

BIKE LOCKER (1 BIKE PER LOCKER) - QUANTITY (3)
· MANUFACTURER: DERO
· MODEL: SINGLE (D1)
· COLOR: IRON GRAY (RAL 7011)
· LOCK OPTION: PADLOCK
· SECURE TO GROUND WITH EXPANSION BOLTS PER MANUFACTURER'S RECOMMENDATIONS

NEW IRRIGATION CONTROLLER - WALL MOUNTED IN STAINLESS STEEL ENCLOSURE.

NEW DRIP IRRIGATION

COMMENTSKEY

R1 NEW CONCRETE CURB / CURB & GUTTER - REFER TO CIVIL PLANS

NEW PEDESTRIAN CONCRETE PAVING - REFER TO CIVIL PLANS

NEW VEHICULAR PAVEMENT - REFER TO CIVIL PLANS

NEW FIRE HYDRANT & ASSOCIATED BOLLARDS - REFER TO CIVIL PLANS

NEW FDC / FIRE DEPARTMENT EQUIPMENT - REFER TO CIVIL PLANS

NEW SITE LIGHTING - REFER TO ELECTRICAL PLANS

NEW BUILDING - REFER TO ARCHITECTURE PLANS

EXISTING EASEMENT - REFER TO CIVIL PLANS

NEW CATCH BASIN - REFER TO CIVIL PLANS

NEW FIRE LANE - REFER TO CIVIL PLANS

NEW EV CHARGING STATION - REFER TO ELECTRICAL PLANS

NEW TRASH ENCLOSURE - REFER TO CIVIL PLANS

NEW TRANSFORMER & ASSOCIATED BOLLARDS - REFER TO ELECTRICAL PLANS

NEW UNDERGROUND UTILITY - REFER TO CIVIL PLANS
SD = STORM DRAIN
W = DOMESTIC WATER
SS = SANITARY SEWER
E = ELECTRICAL

NEW DOMESTIC WATER METER & BACKFLOW PREVENTER - REFER TO CIVIL PLANS

SILVA CELLS BIO-RETENTION SYSTEM - REFER TO CIVIL PLANS

CONSULTANT REFERENCE LEGEND R
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5 AND 6 HEITZINGER PLAZA
SEASIDE, CA 93955

APN: 011-542-004-000

DESCRIBED BY NATIONAL GEODETIC SURVEY 1977
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1.8 2.5 3.5 4.4 5.9 7.1 16.2 20.7 17.1 5.0

1.8 2.4 2.9 3.8 7.2 14.5 19.3 18.2 10.1

2.5 3.0 3.1 2.9 6.8 14.7 19.6 18.1 9.0

2.9 3.7 4.3 3.9 2.9 2.6 5.6 12.8 15.7 13.4 5.9

4.3 5.3 5.9 5.1 4.1 3.3 2.7 5.7 11.1 13.2 11.3 4.9

5.7 6.8 7.6 6.0 5.4 4.5 3.5 3.0 5.5 11.4 15.6 16.0 5.7

3.2 7.6 8.5 9.4 7.2 6.8 5.9 4.8 4.0 3.8 7.6 14.7 18.6 15.9 3.9

8.0 11.9 10.6 12.4 10.9 9.3 7.0 6.2 5.6 5.4 5.8 8.3 17.2 20.3 15.1 4.1 1.4

8.0 11.2 15.7 27.4 13.6 10.6 8.6 7.9 7.6 7.2 6.4 5.9 9.3 15.3 19.8 16.8 8.0 0.9

7.7 9.5 12.8 28.8 35.1 27.1 13.0 11.1 9.6 8.6 7.9 7.3 5.9 5.3 4.1 8.7 16.1 18.9 16.8 6.6

6.7 7.6 10.7 13.8 27.7 8.9 12.0 10.2 9.6 9.2 8.6 7.9 6.6 5.0 3.7 3.2 6.7 12.8 13.9 9.9

5.8 6.9 9.8 11.1 13.1 11.5 7.3 10.7 9.9 9.7 9.6 8.7 6.8 5.7 4.5 3.9 4.6 5.3 8.4 7.0 3.0

5.3 6.2 7.2 8.0 10.9 10.4 10.5 5.5 10.2 10.3 10.9 10.0 7.6 6.8 6.0 5.5 5.3 5.0 2.3 3.0 3.5 3.6 2.2

6.5 9.2 7.2 5.3 5.5 6.2 7.3 9.5 9.5 9.8 10.0 10.3 13.3 11.8 12.1 11.9 8.4 6.9 6.6 6.0 6.0 5.7 3.3 5.6 5.6 3.6 2.6 1.5

5.9 11.7 20.0 15.3 8.1 6.1 5.8 6.8 8.6 9.1 9.5 9.8 10.1 13.0 18.2 19.8 12.7 9.0 8.2 7.8 7.6 7.0 6.2 4.3 4.6 7.4 14.4 10.9 6.4 2.9

7.1 15.6 22.7 23.7 16.1 10.1 7.2 7.1 8.1 8.7 9.4 10.5 10.5 16.2 29.8 32.2 21.1 11.4 11.2 9.4 8.5 7.9 6.3 4.4 3.7 4.7 6.9 14.0 18.8 14.9 8.3

10.0 22.7 26.2 22.8 18.3 12.4 9.1 8.8 8.8 8.7 8.9 8.7 12.9 17.3 25.6 14.8 10.4 10.5 9.7 9.2 8.6 6.9 5.3 4.8 5.5 7.0 12.9 17.6 19.9 13.7 2.9

1.6 5.1 14.6 23.7 25.8 23.9 18.0 12.1 9.4 7.8 7.4 8.2 12.7 12.6 13.9 12.8 12.0 10.5 10.2 9.8 9.5 7.7 6.6 6.3 6.1 7.9 14.3 17.3 18.3 12.4 2.9

5.6 13.6 26.3 25.8 23.9 18.2 13.0 8.2 7.1 7.2 8.0 8.8 11.0 10.4 10.9 8.0 10.4 10.5 11.3 8.5 7.4 7.4 7.9 8.2 10.8 15.3 19.3 20.2 13.6 4.6

12.1 21.3 21.3 24.2 23.2 12.4 8.4 7.1 7.2 8.6 10.3 10.0 10.2 10.6 11.5 10.6 11.9 10.0 9.6 8.1 8.2 9.3 8.7 13.4 16.6 16.8 4.2

10.4 18.9 24.9 26.8 21.1 14.2 9.5 8.0 8.8 9.9 9.9 10.1 10.5 12.5 14.2 23.3 13.7 11.5 7.9 8.0 7.5 7.9 5.2 7.9 10.8 6.5

6.4 17.7 26.7 25.1 22.1 16.9 11.5 10.3 10.4 10.2 10.2 11.4 12.2 22.9 32.6 27.6 13.7 9.7 8.9 7.9 8.4 11.6 9.1 6.4 5.7 4.6

9.5 20.1 27.2 26.4 23.6 15.8 12.3 10.4 9.7 10.0 10.8 14.6 27.5 10.4 12.7 9.1 8.5 8.8 11.9 18.7 13.7 8.5 4.1

6.8 23.1 26.0 24.9 20.9 16.5 10.9 8.6 7.9 10.1 12.1 13.9 13.0 7.4 10.9 10.0 12.1 18.1 21.0 16.9 8.7

5.4 18.4 20.6 22.3 26.3 16.9 10.6 8.5 8.1 8.0 9.5 9.6 10.6 8.7 14.8 19.6 22.1 22.4 12.6

5.6 15.1 22.8 27.1 24.7 17.4 11.7 8.9 7.8 9.5 9.7 10.8 17.4 26.2 27.3 23.4 11.8

12.6 25.4 26.8 24.0 19.2 13.2 9.6 9.7 10.7 15.3 30.6 38.0 32.7 19.0

6.4 15.8 25.8 26.4 24.6 16.3 11.5 12.7 20.1 31.1 35.2 27.1

5.8 17.4 25.5 23.4 17.8 13.1 16.5 21.8 25.7 23.3

13.3 17.0 14.4 17.5 21.0 22.6 14.7

8.3 12.4 18.6 19.6 18.2

6.6 10.7 13.3
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Calculation Summary

Label CalcType Units
Avg Max

Min Avg/Min Max/Min

Site_Planar Illuminance
Fc 11.65 38.0 0.9 12.94 42.22

Trespass
Illuminance

Fc 0.97 2.9 0.0 N.A. N.A.
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