Department of Conservation and Development

County Zoning Administrator

Monday, June 1, 2026 - 1:30 P.M.
(Continued from April 20, 2026)

STAFF REPORT Agenda Item #

Project Title: Small Lot Design Review Development Plan for a New Single-
Family Residence

County File(s): CDDP25-03021

Applicant Sabino Urrutia, Elevation Design + Consulting

Owner: Kulwant & Major Gill

Zoning/General Plan: A-2 General Agricultural District, / Agricultural Lands (AL)
Site Address/Location: 5980 Camino Tassajara Road, Danville

APN: 206-200-002

California Environmental The proposed project is exempt under CEQA Guidelines

Quality Act (CEQA) Status: Section 15303(a) New Construction — One Single Family
Residence.

Project Planner: Adrian Veliz, Senior Planner (925) 655-2879

adrian.veliz@dcd.cccounty.us

Staff Recommendation: Approve (See Section Il for Full Recommendation)

I.  PROJECT SUMMARY

The applicant is seeking approval of a Small Lot Design Review Development plan for
a proposed 32’ 6” tall two-story single-family residence and attached garage having an
approximate gross floor area of 13,832 square feet on an agricultural-zoned parcel of
substandard area. The project includes driveway, and septic tank improvements, as

wellas +12,000 square-feet of vegetated dispersal areas for managing stormwater roof
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runoff from the project. The project would be accessible from Camino Tassajara, a
public right-of-way abutting the eastern boundary of the project site, via a proposed
20-foot-wide driveway. The project includes a request for an Exception to Division 914
(Collect and Convey) of the County Ordinance to allow on-site stormwater treatment
where collection and conveyance to an adequate storm drain system or adequate

natural watercourse is required.

RECOMMENDATION

Department of Conservation and Development, Community Development Division

(CDD) staff recommends that the Zoning Administrator:

A. OPEN the public hearing on the Development Plan for the proposed single-family

residence, RECEIVE testimony, CLOSE the public hearing;

B. FIND that the project is categorically exempt from CEQA pursuant to CEQA
Guidelines Section 15303(a);

C. APPROVE Small Lot Design Review Development Plan #CDDP25-03021 to allow the
development of a new single-family residence, based on the attached findings and

subject to the attached conditions of approval;

D. DIRECT staff to file a notice of exemption.

BACKGROUND

This Small Lot Design Review Development Plan application was considered by the
Zoning Administrator during a noticed public hearing held on March 16, 2026. During

the meeting, the Zoning Administrator opened the public hearing and heard testimony
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from the applicant in support of the project. Additionally, numerous neighboring
property owners appeared, indicating concerns with the scale of the proposed home,
its appearance, site drainage concerns, and concerns over the availability of ground
water to serve the project. After discussion, the Zoning Administrator raised aesthetic
concerns relating to the project compatibility with the rural character of the Tassajara
Valley and determined that revisions to the proposed residential design were
necessary to establish neighborhood compatibility. The Zoning Administrator
continued the item as an open public hearing to the hearing scheduled for April 20,
2026, to allow additional time for the project proponent to consider potential project
revisions. On April 8, 2026, a revised plan was submitted for CDD staff review. At the
continued public hearing held on April 20, 2026, the Zoning Administrator advised that
the item would be continued again to allow sufficient time for CDD staff review of the

revised submittal and the preparation of this report.

PROJECT DESCRIPTION

The applicant is seeking approval of a Small Lot Design Review Development plan for
a proposed 32’ 6” tall two-story single-family residence and attached garage having an
approximate gross floor area of 13,832 square feet on an agricultural-zoned parcel of
substandard area. The project includes driveway, and septic tank improvements, as
wellas +12,000 square-feet of vegetated dispersal areas for managing stormwater roof
runoff from the project. The project would be accessible from Camino Tassajara, a
public right-of-way abutting the eastern boundary of the project site, via a proposed
20-foot-wide driveway. The project includes a request for an Exception to Division 914
(Collect and Convey) of the County Ordinance to allow on-site stormwater treatment
where collection and conveyance to an adequate storm drain system or adequate
natural watercourse is required. Lastly, the project includes landscape screening in

the form of uniformly spaced trees planted around the entirety of the subject property.



V.

County Zoning Administrator — June 1, 2026
CDDP25-03021
Page 4 of 17

STAFF ANALYSIS

A. General Plan Consistency: The subject property is located within an Agricultural

Land (AL) General Plan Land Use designation. Single-family residential
development is permissible within the AL designation up to a maximum density of
one unit per ten acres. The AL designation is applied to agricultural areas primarily
composed of soils rated Class 3 or lower per the National Resources Conservation
Service (NCRS) Land Capability Classification. Most areas within this designation
are non-irrigated, rural lands that may support grazing and dryland farming, though
it also includes non-prime productive agricultural lands. Other types of
agricultural, open space, and non-urban land uses may be consistent with the AL
designation when conducted in accordance with County’s policies pertaining to
agricultural areas. These land uses include limited opportunities for recreation,
lodging (farm stays, bed and breakfast, etc.), food services (farm-to-table dining,
farm stands, etc.), special events, and similar activities that support the County’s
agricultural economy. The proposed project involves the development of one
single-family residence on a presently vacant AL-designated parcel. Thus, the
project is consistent with the AL designation.

The Land Use Element of the Contra Costa County 2045 General Plan includes
goals for specific land uses within the County, including Goal LU-10, which
specifies the County’s goal to maintain “rural, agricultural, and open space areas
that provide scenic value, support Delta ecosystem health, and meet the needs of
the agricultural industry.” The General Plan further lists the following four policies,

LU-P10.1 through LU-P10.4 enacted by the County in furtherance of Goal LU-10:

e LU-P10.1: Encourage consolidation of agricultural parcels not meeting the

minimum acreage requirement for the applicable zoning district.
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Project Consistency LU-P10.1: The subject property is substandard with

respect to the five-acre minimum parcel size applicable to the A-2 zoning
district, however, since all adjacent parcels are under separate ownership
consolidation of parcels encouraged under policy LU-P10.1 does not
appear possible. Thus, the applicant is seeking to establish a single-family
residence on the subject property pursuant to the Small Lot Occupancy

ordinance (Section 82-10.002(c)) of the County ordinance code.

LU-P10.2: Ensure all former Williamson Act parcels are rezoned from
Agricultural Preserve District to an agricultural zoning district appropriate

for the area.

Project Consistency LU-P10.2: The project is not located upon a former

Williamson Act parcel, nor is the subject property within an agricultural

preserve district. Therefore, this policy does not apply.

LU-P10.3(b): Preserve the rural character of the Tassajara Valley. Pay
special attention to potential aesthetic impacts in these areas and ensure

that such impacts are adequately mitigated.

LU-P10.4: Maintain agricultural preserves in the Briones Hills and Tassajara
Valley areas through agreements with adjacent cities to retain these areas

for agricultural, open space, and other non-urban uses.

Project Consistency LU-P10.3(b), LU-P10.4: The subject property is located

within the Tassajara Valley Agricultural Preservation and Enhancement Area
(TVAPEA), as depicted on Figure LU-6 (Rural and Agricultural Areas) within
the Land Use Element of the Contra Costa County 2045 General Plan, an
area directly referenced by policies LU-P10.3(b) and LU-P10.4. The TVAPEA
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includes well over 10,000 acres of unincorporated land area in southern
Contra Costa County, predominantly consisting (in terms of acreage) of
agricultural/open space grazing lands within an A-80 Exclusive Agricultural
District having minimum parcel size of 80 acres. The project is in a
northwesterly area of the TVAPEA along Camino Tassajara right-of-way.
Existing rural residential development within the TVAPEA, including the
project site, is predominantly concentrated in areas zoned A-2 General
Agricultural District that are located along Camino Tassajara, south of Finley
Road and north of Highland Road. The projectis located outside of the urban
limit line (ULL) and does not involve any urban land uses that conflict with
permitted uses in rural areas. The project would not extend infrastructure to
the site which could indirectly encourage urban development outside of the
ULL. The project does not affect any existing preservation agreements on
nearby properties, including +609 acres of land immediately west of the site
preserved as open space in perpetuity as part of the County’s recent

approval of the Tassajara Parks project.

The project does not demolish or obscure views of any existing agricultural
buildings, or any other weathered rural structures, which are mentioned and
depicted in the General Plan as examples of elements contributing to the
rural character within the TVAPEA. Additionally, there are no scenic
resources such as trees, rock outcroppings or ridgelines on the subject
property which would be obstructed from view as a result of the project.
Considering that the proposed development activities are limited to a
portion of a small 2.5-acre agricultural parcel located along the western
periphery of the TVAPEA, the project would seem to have relatively little
potential for aesthetic impacts affecting the established rural character

within the greater TVAPEA.
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At the public hearing held on March 16, 2026, the Zoning Administrator
noted that the height and scale of the proposed project raise aesthetic
concerns based on policy LU-P10.3(b) and advised that the project may be
revised to address these concerns via modifications to the height and scale
of the project, landscaping, or a combination thereof to establish
neighborhood compatibility. The project proponent subsequently
submitted revised project plans on April 8, 2026, featuring a redesigned
home exterior and landscaping plan. The revised project maintains the same
square-footage and proposed two-story design but has a redesigned
pitched hip roof over most of the building with a large open gable over the
front entryway. The revised roofline results in an approximate nine-foot
increase in building height relative to the original proposal. However, the
Zoning Administrator may find this to be an improvement as it incorporates
more traditional architectural elements relative to the prior design in an
effort to improve neighborhood compatibility. Additionally, the project now
includes landscape screening proposed around the entirety of the perimeter
of the subject property, consisting of trees intended to obscure views of the
home from the Camino Tassajara right of way, as well as from neighboring
parcels. As discussed in more detail in the below small lot design review
analysis, the revised project is consistent and compatible, in terms of size,
bulk, and height, with several large estates existing nearby within the

TVAPEA.

The Conservation, Open Space, and Working Lands Element of the Contra Costa
County 2045 General Plan includes additional policies applicable to development
in agricultural-designated lands. Collectively, these policies support the
preservation of open space, promote sustainable agricultural practices, and

protect prime farmland within the County’s agricultural core. Most of these policies
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are not applicable to the development of a single-family residence on agricultural
lands within density ranges permissible in agricultural designations and therefore

do not apply to this project.

According to County GIS data, the project site and surrounding lands along Camino
Tassajara are identified as areas exposed to a Day/Night Average Sound Level (DNL)
in excess of 65 decibels (dB). Although such noise levels are typical for agricultural
areas, they exceed levels considered normally acceptable for residential land
uses. Policy HS-14, within the Health and Safety Element of the Contra Costa
County 2045 General Plan, includes measures intended to provide an acceptable
noise environment in all areas of the County. The project is conditioned to restrict
construction activities to weekdays and non-holidays between the hours of 7:30am
to 5:00pm, consistent with the requirements of Policy HS-14. The applicant’s
compliance with all project conditions ensures that the project will be consistent

with all applicable Health and Safety Element Policies.

. Zoning Consistency: The subject property is located within a General Agricultural

(A-2) Zoning District. Generally, the intent of the A-2 Zoning District is to promote
all types of agriculture and compatible land uses, on lands suitable for the
production of food and/or fiber. Pursuant to County Ordinance Article 84-38.4
(Uses) a detached single-family dwelling on each parcel and the accessory
structures and uses normally auxiliary thereto are permitted by right within the A-2
zoning district. The proposed project involves the construction of a single-family
dwelling, consistent with permitted uses in the district. As shown in the table below

the project is compliant with all development standards for the A-2 district.
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A-2 Development Proposed Project
Standard

Front Setback (Min) 25 feet +190 feet

Side Yard (Min) 20 feet 20 feet
Aggregate Side Yard (Min) 40 feet +52 feet
Rear Yard (Min) 15 feet +30 feet
Building Height (Max) 35 feet 23.5feet
Building Height (Max) 2.5 stories 2 stories

Off Street Parking (Min) 1 Space (9’ x19) 6-car garage

The project is proposed on a legal lot +1.945 acres in area where 5 acres is the
minimum parcel size in the A-2 district. Although section 84-38.608 specifies that
the land uses permissible in the A-2 district pursuant to Article 84-38.4 of the
County Ordinance are allowable only on lots equaling or exceeding 5 acres in area,
County Ordinance Section 82-38.610 specifies that any legal lot having at least
40,000 square feet of area and established priorto November 29, 1973 may be used
as provided in Article 84-38.4. The subject property consists of “Parcel B” as shown
on the Record of Survey Map for Minor Subdivision #MS56-64, recorded on April 22,
1964. Thus, the +1.945-acre subject property may be used as provided in Article 84-
38.4.Thus, the proposed land use is consistent and compatible with permitted land

uses within the A-2 district.

The project will not conflict with agricultural land uses permissible within the A-2
district and the development generally exceeds the minimum setback and yard
requirements applicable to structural development within the district. Therefore,
the project is considered consistent and compatible with all provisions of the A-2

district.

. Small Lot Desigh Review: Pursuant to Section 82-10.002(c) of the County

Ordinance Code, a legal lot of less area or width than required by Divisions 82 and
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84 may be improved with a single-family dwelling meeting yard and setback

requirements “unless the zoning administrator determines that the proposed

dwelling appears not to be compatible with the surrounding neighborhood”. In

making this determination, the zoning administrator (ZA) may schedule a public

hearing to review the proposed dwelling’s impact on the surrounding neighborhood

in terms of its location, size, height and design. Based on the substandard area of

the 1.95-acre subject property (where 5-acres is the minimum required), the

proposed residential development is subject to design review. In evaluating the

proposed project, CDD staff finds the project to be compatible with the

surrounding neighborhood, based on the following:

1.

Location: The project involves the construction of a new two-story single-
family residence meeting all development standards for the A-2 district in
which the project is located. The building pad is oriented toward a rear
(northwestern) corner of the subject property. Similarly, existing homes on
parcelsintheimmediate vicinity tend to be oriented towards the rear of their
respective lots, typically providing much more than the minimum 25-foot
front setbackrequired in A-2. The project site is abutted to the rear by a large
parcel consisting of roughly 250 acres of unimproved rolling hillsides within
an exclusive agricultural (A-80) zoning district. The project site and adjoining
parcels west of Camino Tassajara are essentially surrounded to the north,
west, and south by the open space hillsides consisting of nearby hilltops
having elevations ranging between one to two hundred feet higher than that

of the proposed building pad.

The immediate project vicinity consists of agricultural-zoned land in a rural-

residential area within the Tassajara Valley Agricultural Preservation and



County Zoning Administrator — June 1, 2026

CDDP25-03021

Page 11 of 17

Enhancement Area (TVAPEA), as identified by the Contra Costa County 2045
General Plan. Existing residences on adjoining parcels include single-story
ranch homes on the northern and southern adjacent parcels. The southerly
adjacent residence, addressed 5890 Camino Tassajara, is located at least
200 feet south of the project and overlooks the project site from land
situated approximately 15 to 20 feet higher in elevation than that of the
building pad. Thus, given the degree of separation, the project location
would not affect the privacy or enjoyment of the southerly neighboring
residence. The northern fagade of the proposed residence would be 20 feet
away from the northern side property line, consistent with the 20-foot
minimum side yard requirement for the A-2 district. The existing residence
onthe northern adjacent parcelis located approximately 40 feet beyond the
common property boundary, providing a typical separation of at least 60 feet
between residences on adjoining parcels. The building separation is
consistent with A-2 minimum development standards and far exceeds the
building separation that are typical within residential zoning districts.
Additionally, the project includes landscape screening around the entirety
of the project, which will preserve privacy between adjoining residences by
substantially obstructing views of the project from neighboring properties.
Furthermore, views of the project from the west, north, and south are
substantially screened by topographical features, existing homes, and
mature trees, such that distant views of the project site from Camino
Tassajara would not exist even absent the perimeter landscape screening.
Thus, the project location amongst the surrounding natural and built
environment, combined with the project landscaping will prevent the
project from having a substantial adverse aesthetic effect on the rural

character established within this area of the TVAPEA.
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Considering that the project complies with all development standards
applicable to residential development within the A-2 district, and the fact
that the project will be surrounded by dense landscape screening
consistent with nearby large estate development within the TVAPEA, the

project is at an appropriate location upon the subject property that is

consistent with the surrounding development pattern.

. Size: The projectincludes a two-story, seven-bedroom residence consisting

of 11,354 square feet of conditioned living area split about evenly between
two-stories. Additionally, the residence includes an attached six-car garage
and a 932-square-foot rear covered patio, resulting in a gross floor area of
13,832 square feet within an 8,264-square-foot building footprint. The
Contra Costa County Ordinance does not place an upper limit on lot
coverage, floor area ratio, or area for single-family residences in A-2 (or
within residential zoning districts), and large custom-built estates are
prevalent in similarly zoned (A-2) lands within the TVAPEA located along
Camino Tassajara between Finey Road and Highland Road. County
Assessor’s data indicates that within one mile of the project site, there are
atleast 10 properties improved with existing two-story custom homes within
A-2/TVAPEA featuring between 6,021 to 8,690 square feet in living area. In
many cases, the aforementioned 10 properties are also improved with large,
attached garages and/or detached accessory buildings, which combine
with the living area to result in building bulk that is comparable to this

project.

For example, the property addressed 1046 Country Lane (APN 204-070-
032), approximately 0.85 miles north of the project, is extremely

comparable to the proposed project. County Assessor’s data indicates that
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the existing residence on this 2.25-acre (substandard) parcel consists of
7,971 square feet of living area. At face value, the Assessor’s data would
suggest that this home is considerably smaller than the subject residence.
However, when including approximately 2,381 square feet of attached first-
floor garage and storage areas, this home actually has a reported building
footprint’ of 8,529 square feet, exceeding that of the current project. At 34’
9” in height, this existing residence exceeds the current project in terms of
both height and building bulk despite having less conditioned living space.
There are multiple examples of additional two-story homes on Bruce Drive
having apparently similar bulk/height as the proposed residence. One
additional example of a large-scale residence in the area is the residence
addressed 8650 Camino Tassajara, which is outside of the immediate
project vicinity but within the TVAPEA and consists of 29,291 square feetin
living area. Thus, although the projectresults in a larger home than those on
adjoining parcels and many others in the area, the project is of a bulk and
scale consistent with existing development in the project vicinity, including

lands within the identical zoning district and within the TVAPEA.

3. Height: Pursuant to County Ordinance section 84-38.802, building height
within the A-2 district is limited to a maximum of 2.5 stories and 35 feet. The
residence consists of a two-story home with a building height of 32 feet - 6
inches, in conformance with the maximum permissible building height for
the A-2 district. There are numerous examples of homes having both one-
story and two-story designs in similarly zoned rural residential areas of the
TVAPEA. As shown in the image below, amongst developed parcels within
+1/4 mile of the site, there is about an even ratio of single-story ranch style

homes (yellow squares) to multi-story homes (blue squares). Staff has also

! Building footprint per data from County Building Permit BI339889
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noted on the image below the location of two additional single-story homes
that differ architecturally from the nearby ranches by incorporating high
ceilings, steeply pitched hip roofs, and/or cupolas, resulting in
comparatively taller homes than the other nearby single-story ranch homes.
These “taller” single story homes are identified with green squares and have
building heights of 22 to 27 feet. Further north of the project site on Bruce
Drive, large two-story residences are even more prevalent than the area
depicted below, if not predominant, on similarly zoned parcels.
Furthermore, there are several instances of multi-story homes on parcels
adjacent to and visible from Camino Tassajara right-of-way in the project
vicinity, including multiple such homes at the intersections of Camino
Tassajara at Johnston Road and at Bruce Drive. Therefore, the introduction
of a multi-story home at the project site would not be unusual in the context
of the Camino Tassajara viewing corridor or within the adjacent rural
residential areas located within similarly zoned areas of the TVAPEA. The
provision of landscape buffering around the project will reduce aesthetic
impacts by limiting distance views of the project site from other areas within
the TVAPEA. This type of visual buffer via landscaping, such as that depicted

on parcels north of Jonston Road below, is typical for this area.
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PROJECT SITE 1%

Figure 1: Animage highlighting the location of existing nearby single-story (yellow and green)
and multi-story-homes (blue).

4. Design: The residence is a custom design featuring a grand entry foyer with
high ceilings, flanked on either side by two-story northern and southern
wings extending towards the property frontage. The northern and southern
wings converge with the entry to form a large “U” shaped interior courtyard

at the front of the home and garage. The exterior of the home would
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incorporate a combination of stucco, wood paneling, and decorative
stonework. The project includes an open-faced gable over the front
entryway, meant to resemble the character of the surrounding rural area,
with a pitched hip roof covering most of the two-story residence. The two-
story design of the home is substantially compatible with other larger
estate-style homes in the vicinity, including existing two-story and three-
story homes exceeding 30 feet in height prominently visible along the

Camino Tassajara right-of-way north of the project.

The project vicinity consists of agricultural lands which are host to a variety
of established agricultural, public, commercial, and residential land uses.
Development on the nearby properties includes a San Ramon Valley Fire
District training facility, a residence/dog training facility addressed 5990
Camino Tassajara, a detached single-family residence addressed 5890
Camino Tassajara, and a residence/swimming school addressed 5800
Camino Tassajara. Nearby development along the eastern side of Camino
Tassajara is essentially limited to two equestrian facilities (addressed 5901
and 5959 Camino Tassajara), each of which includes an existing residence

on the premises.

Aesthetically, development along Camino Tassajara adjacent to the site
reflects an area where land uses are visibly transitioning from primarily
agricultural to rural residential in nature. Existing buildings in the area
include single-story ranch-style residences, multi-story residences,
warehouse-type buildings with roll-up doors, barns, horse arenas,
clubhouse, paddocks, stables, etc. The residence would differ in
appearance from those existing on adjoining parcels, however, that is

generally already the case in viewing existing improvements on nearby
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properties. Additionally, since surrounding topography essentially isolates
views of the project site to those available from adjacent properties, the
homes design will not significantly detract from the existing visual character
for the greater Tassajara Valley area. Further, with the implementation of
landscape screening surrounding the entirety of the development, the
project would have minimal potential for the design to conflict with the
surrounding rural character. Since the surrounding area is not a residential
neighborhood, but rather an agricultural area utilized for varying
nonresidential and residential land uses, the effect of varying architecture
is considered minimalin this circumstance, especially considering the large
parcel sizes involved and the high degree of separation between buildings
on adjoining lands. In cumulative consideration of the above, the design of
the residence is determined to be appropriate for the subject property, and

substantially compatible with the surrounding agricultural area.

CONCLUSION

CDD staff recommend approval of Small Lot Design Review Development Plan

#CDDDP25-03021, subject to the attached findings and conditions of approval.

Attachments:

1.

Findings and Conditions of Approval

2. Revised Plans (received 04/08/26)

3. 03/16/26 ZA Staff Report
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FINDINGS AND CONDITIONS OF APPROVAL FOR COUNTY FILE# CDDP25-03021;
SABINO URRUTIA, ELEVATION DESIGN + CONSULTING (APPLICANT), KULWANT &
MAJOR GILL (OWNERS)

I. FINDINGS

A. Small Lot Design Review Findings:

The project is compatible with the surrounding neighborhood in terms of its (a) location,

(b) size, (c) height, and (d) design.

1. Location. The project involves the construction of a new two-story single-family
residence meeting all development standards for the A-2 district in which the project
is located. The building pad is oriented toward a rear (northwestern) corner of the
subject property. Similarly, existing homes on parcels in the immediate vicinity tend
to be oriented towards the rear of their respective lots, typically providing much more
than the minimum 25-foot front setback required in A-2. The project site is abutted to
the rear by a large parcel consisting of roughly 250 acres of unimproved rolling
hillsides within an exclusive agricultural (A-80) zoning district. The project site and
adjoining parcels west of Camino Tassajara are essentially surrounded to the north,
west, and south by the open space hillsides consisting of nearby hilltops having
elevations ranging between one to two hundred feet higher than that of the building

pad.

The immediate project vicinity consists of agricultural-zoned land within a rural-
residential area within the Tassajara Valley Agricultural Preservation and
Enhancement Area (TVAPEA), as identified by the Contra Costa County 2045 General

Plan. Existing residences on adjoining parcels include single-story ranch homes on
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the northern and southern adjacent parcels. The southerly adjacent residence,
addressed 5890 Camino Tassajara, is located at least 200 feet south of the project
and overlooks the project site from land situated approximately 15 to 20 feet higher
in elevation than that of the building pad. Thus, given the degree of separation, the
project location would not affect the privacy or enjoyment of the southerly
neighboring residence. The northern fagade of the residence would be 20 feet away
from the northern side property line, consistent with the 20-foot minimum side yard
requirement for the A-2 district. The existing residence on the northern adjacent
parcel is located approximately 40 feet beyond the common property boundary,
providing a typical separation of at least 60 feet between residences on adjoining
parcels. The building separation is consistent with A-2 minimum development
standards and far exceeds the building separation that are typical within residential
zoning districts. Additionally, the project includes landscape screening around the
entirety of the project, which will preserve privacy between adjoining residences by
substantially obstructing views of the project from neighboring properties.
Furthermore, views of the project from the west, north, and south are substantially
screened by topographical features, existing homes, and mature trees, such that
distant views of the project site from Camino Tassajara would not exist even absent
the perimeter landscape screening. Thus, the surrounding natural and built
environment, combined with the project landscaping will prevent the project from
having a substantial adverse aesthetic effect on the rural character established

within this area of the TVAPEA.

Considering that the project complies with all development standards applicable to
residential development within the A-2 district, and the fact that the project is
surrounded by dense landscape screening consistent with nearby large estate
development within the TVAPEA, the project is at an appropriate location upon the

subject property that is consistent with the surrounding development pattern.
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2. Size. The project includes a two-story, seven-bedroom residence consisting of
11,354 square feet of conditioned living area split about evenly between two-stories.
Additionally, the residence includes an attached six-car garage and a 932-square-
foot rear covered patio, resulting in a gross floor area of 13,832 square feet within an
8,264-square-foot building footprint. The Contra Costa County Ordinance does not
place an upper limit on lot coverage, floor area ratio, or area for single-family
residences in A-2 (or within residential zoning districts), and large custom-built
estates are prevalent in the project vicinity, including A-2 zoned lands within the
TVAPEA located along Camino Tassajara between Finey Road and Highland Road.
County Assessor’s data indicates that within one mile of the project site, there are at
least 10 properties improved with existing two-story custom homes within A-
2/TVAPEA featuring between 6,021 to 8,690 square feet in living area. In many cases,
the aforementioned 10 properties are also improved with large, attached garages
and/or detached accessory buildings, which combine with the living area to result in

building bulk that is comparable to this project.

Forexample, on a nearby property addressed 1046 Country Lane (APN 204-070-032),
located approximately 0.85 miles north of the project, County Assessor’s data
indicates that the existing residence on this 2.25-acre (substandard) parcel consists
of 7,971 square feet of living area. At face value, the Assessor’s data would suggest
that this home is considerably smaller than the subject residence. However, when
including approximately 2,381 square feet of attached first-floor garage and storage
areas, this home actually has a building footprint’ of 8,529 square feet, exceeding
that of the current project. At 34’9” in height, this existing residence appears to
exceed the current project in terms of height and building bulk despite having less

conditioned living area. There are multiple examples of additional two-story homes

! Building footprint per data from County Building Permit BI339889



ZA —June 1, 2026
CDDP25-03021
Page 4 of 10

on Bruce Drive having apparently similar bulk/height as the Major residence. One
additional example of a large-scale residence in the area is the residence addressed
8650 Camino Tassajara, which is outside of the immediate project vicinity but within
the TVAPEA and consists of 29,291 square feet in living area. Thus, although the
project results in a home larger than those on adjoining parcels and many others in
the area, the project is of a bulk and scale consistent with existing development in
the project vicinity, including lands within the identical zoning district and within the

TVAPEA.

. Height. Pursuant to County Ordinance section 84-38.802, building height within the
A-2 districtis limited to a maximum of 2.5 stories and 35 feet. The residence consists
of a two-story home with a building height of 32 feet - 6 inches, in conformance with
the maximum permissible building height for the A-2 district. There are numerous
examples of homes having both one-story and two-story designs in rural residential
areas of the TVAPEA. Within a quarter-mile of the project, there is about an even ratio
of single-story ranch style homes to multi-story homes. There are also two additional
nearby single-story homes that differ architecturally than the nearby ranches,
incorporating high ceilings, steeply pitched hip roofs, and/or cupolas, resulting in
comparatively taller homes than the other nearby single-story ranch homes. These
“taller” single story homes are identified with green squares and have building
heights of 22 to 27 feet. Further north of the project site on Bruce Drive, large two-
story residences are even more prevalent, if not predominant on similarly zoned
parcels. Furthermore, there are several instances of multi-story homes on parcels
adjacent to and visible from Camino Tassajara right-of-way in the project vicinity,
including multiple such homes at the intersections of Camino Tassajara and
Johnston Road, and at Bruce Drive. Therefore, the introduction of a multi-story home
at the project site would not be unusual in the context of the Camino Tassajara

viewing corridor or within the adjacent rural residential areas located within identical
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zoning district. The provision of landscape buffering around the project will reduce
aesthetic impacts by limiting distance views of the project site from other areas

within the TVAPEA. This type of visual buffer via landscaping is typical for the area.

. Design. The residence is a custom design featuring a grand entry foyer with high
ceilings, flanked on either side by two-story northern and southern wings extending
towards the property frontage. The northern and southern wings converge with the
entry to form a large “U” shaped interior courtyard at the front of the home and
garage. The exterior of the home would incorporate a combination of stucco, wood
paneling, and decorative stonework. The project includes an open-faced gable over
the front entryway, meant to resemble the character of the surrounding rural area,
with a pitched hip roof covering most of the two-story residence. The two-story design
of the home is substantially compatible with other larger estate-style homes in the
vicinity, including existing two-story and three-story homes exceeding 30 feet in
height prominently visible along the Camino Tassajara right-of-way north of the

project.

The project vicinity consists of agricultural lands which are host to a variety of
established agricultural, public, commercial, and residential land uses.
Development on the nearby properties includes a San Ramon Valley Fire District
training facility, a residence/dog training facility addressed 5990 Camino Tassajara,
a detached single-family residence addressed 5890 Camino Tassajara, and a
residence/swimming school addressed 5800 Camino Tassajara. Nearby
development along the eastern side of Camino Tassajara is essentially limited to two
equestrian facilities (addressed 5901 and 5959 Camino Tassajara), each of which

includes an existing residence on the premises.

Aesthetically, development along Camino Tassajara adjacent to the site reflects an
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area where land uses are visibly transitioning from primarily agricultural to rural
residential in nature. Existing buildings in the area include single-story ranch-style
residences, multi-story residences, warehouse-type buildings with roll-up doors,
barns, horse arenas, clubhouse, paddocks, stables, etc. The residence would differ
in appearance from those existing on adjoining parcels, however, that is generally
already the case in viewing existing improvements on nearby properties. Additionally,
since surrounding topography essentially isolates views of the project site to those
available from adjacent properties, the homes design will not significantly detract
from the existing visual character for the greater Tassajara Valley area. Further, with
the implementation of landscape screening surrounding the entirety of the
development, the project would have minimal potential for the design to conflict with
the surrounding rural character. Since the surrounding area is not a residential
neighborhood, but rather an agricultural area utilized for varying nonresidential and
residential land uses, the effect of varying architecture is considered minimalin this
circumstance, especially considering the large parcel sizes involved and the high
degree of separation between buildings on adjoining lands. In cumulative
consideration of the above, the design of the residence is determined to be
appropriate for the subject property, and substantially compatible with the

surrounding agricultural area.

Exception Findings:

The applicant has requested an exception to the collect and convey requirements
specified in Division 914 of the County Ordinance Code in order to allow on site
treatment of stormwaters originating on or traversing the project site, where collection
and conveyance to an adequate natural watercourse within an adequate storm drain
system is required. Pursuant to Chapter 92-6 of the County Code, the Advisory Agency

(Zoning Administrator) may authorize exceptions to the requirements and regulations of
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County Code Division 914. Accordingly, following are the findings for granting the

requested exceptions.

1.

That there are unusual circumstances or conditions affecting the property.

The subject parcel is nearly 2 acres in area and is surrounded by agricultural or
open space land. The nearest watercourse, Tassajara creek, is located nearly a
quarter mile east of the property. There are no known drainage issues at the
property and after development will have ample surrounding open space area of

onsite runoff to infiltrate prior to existing the property.

That the exception is necessary for the preservation and enjoyment of a

substantial property right of the applicant.

Collecting and conveying stormwater runoff to an adequate public storm drain
system would be impactful to the property and potentially add more roadside
runoff within the Camino Tassajara public right of way - and more so to the offsite
areas to reach the nearest adequate watercourse located over a quarter-mile
distant from the project. Given the lack of existing storm drainage infrastructure,
and the distance to the nearest adequate watercourse, full compliance with the
Collect and Convey requirements of Division 914 of the County Ordinance would
involve extensive off-site improvements which would be incongruous with a
project of this nature and scale. The granting of the exception will allow the
property owner to develop their land in a manner consistent with permitted land
uses within the A-2 zoning district, and consistent with stormwater management

practices in rural areas of Contra Costa County.
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3. That the granting of the exception will not be materially detrimental to the public
welfare or injurious to other property in the territory in which the property is

situated.

Granting this exception would not be materially detrimental to the public welfare
or injurious to other properties. The proposed development will convert
approximately 11.3% of the total open space lot to impervious surface. The
remaining open space area will infiltrate the new runoff from the home and patios.
There is a low likelihood of additional impacts to the neighboring properties or the

general public.

B. California Environmental Quality Act (CEQA) Findings:

1. Small Lot Design Review Development Plan #CDDP25-03021 is categorically exempt
from the provisions of the California Environmental Quality Act (CEQA) pursuant to
CEQA Guidelines Section 15303(a), which pertains to the construction of a new single-
family residence. The project involves the construction of a new single-family residence
on a vacant legal lot within unincorporated Contra Costa County. There is no
substantial evidence that the project involves unusual circumstances, including future
activities, resulting in, or which might reasonably result in, significant impacts which

threaten the environment. None of the exceptions in CEQA guidelines section 15300.2

apply.

CONDITIONS OF APPROVAL FOR COUNTY FILE CDDP25-03021

Project Approval

Small Lot Design Review Approval

1. This application for a Small Lot Design Review Development Plan is APPROVED for the
construction of a two-story, 13,832-square-foot single-family residence on a parcel of
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substandard area and improvements associated with providing vehicular access and
utilities thereto.

2. The Development Plan approval described above includes an exception to Division
914 (Collect and Convey) of the County Ordinance Code

3. The Design Review approval described above is granted based upon:

e The application and project plans received by the Department of Conservation and
Development, Community Development Division (CDD) on August 12, 2025;

e Revised Plans, stamped received by CDD on April 8, 2026;

4. Any change from the approved plans shall require review and approval by the CDD
and may require the filing of an application to modify this Development Plan.

Landscaping

5. Prior to CDD stamp approval of plans for the issuance of building or grading permits,
the applicant shall provide landscaping and irrigations plans for all landscaped areas
of the project which demonstrate compliance with the County Water Efficient
Landscapes Ordinance. The landscaping and irrigation plans shall be subject to review
and approval by CDD staff.

6. Prior to CDD stamp approval of plans for the issuance of building or grading
permits, the applicant shall demonstrate to CDD staff that the project landscaping
adequately screens offsite views of the project. The landscaping plan shall include a
visual buffer consistent with that depicted on Sheet A6.0 of the approved plan set,
except, the visual buffer shall be concentrated around the area of residential
development as opposed to the entire parcel perimeter. The visual buffer may consist
of trees, vines, shrubs, or a combination thereof, provided that they are of a species
having a mature height exceeding 20 feet and providing adequate lateral coverage
between plantings. All trees depicted on the approved landscaping plan shall be
considered code protected pursuant to Chapter 816-6 of the County Ordinance Code.
The tree species and width between adjacent plantings shall be designed such that,
when mature, the trees will substantially screen the approved development from
offsite views.

Payment of Fees

7. This application is subject to an initial application deposit of $3000.00, which was paid
with the application submittal, plus time and material costs if the application review
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expenses exceed 100% of the initial deposit. Any additional costs due must be paid
within 60 days of the permit approval date or prior to use of the permit, whichever
occurs first. The applicant may obtain current costs by contacting the project planner.
If the applicant owes additional fees, a bill will be sent to the applicant shortly after
permit issuance.

Construction Period Restrictions and Requirements

All construction activity shall comply with the following restrictions, which shall be included
in the construction drawings.

8.

10.

11.

12.

13.

The applicant shall make a good faith effort to minimize project-related disruptions to
adjacent properties, and to uses on the site. This shall be communicated to all project-
related contractors.

The project sponsor shall require their contractors and subcontractors to fit all internal
combustion engines with mufflers which are in good condition and shall locate
stationary noise-generating equipment such as air compressors as far away from
existing residences as possible.

Transportation of heavy equipment and trucks shall be limited to weekdays between
the hours of 9:00 A.M. and 4:00 P.M. and prohibited on Federal and State holidays.

The site shall be maintained in an orderly fashion. Following the cessation of
construction activity, all construction debris shall be removed from the site.

A publicly visible sign shall be posted on the property with the telephone number and
person to contact regarding construction-related complaints. This person shall
respond and take corrective action within 24 hours. The CDD phone number shall also
be visible to ensure compliance with applicable regulations.

Unless specifically approved otherwise via prior written authorization from the Zoning
Administrator, all construction activities shall be limited to the hours of 7:30 A.M. to
5:00 P.M., Monday through Friday, and are prohibited on State and Federal holidays
on the calendar dates that these holidays are observed by the State or Federal
government, as listed below:

New Year's Day (State and Federal)
Birthday of Martin Luther King, Jr. (State and Federal)
Washington's Birthday (Federal)
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Lincoln’s Birthday (State)

President’s Day (State)

Farmworkers Day (State)

Memorial Day (State and Federal)
Juneteenth National Independence Holiday (Federal)
Independence Day (State and Federal)
Labor Day (State and Federal)
Columbus Day (Federal)

Veterans Day (State and Federal)
Thanksgiving Day (State and Federal)
Day after Thanksgiving (State)
Christmas Day (State and Federal)

For details on the actual date the state and federal holidays occur, please visit the
following websites:

Federal Holidays: www.federalreserve.gov/aboutthefed/k8.htm

California Holidays: State Holidays :: California Secretary of State

PUBLIC WORKS CONDITIONS OF APPROVAL FOR SUBDIVISION CDDP25-03021

COMPLY WITH THE FOLLOWING CONDITIONS OF APPROVAL PRIOR TO ISSUANCE OF
BUILDING PERMITS.

General Requirements
14. In accordance with Section 92-2.006 of the Ordinance Code, this development
plan shall conform to all applicable provisions of the Subdivision Ordinance (Title
9). Any exceptions therefrom must be specifically listed in this conditional approval
statement. The drainage, road and utility improvement outlined below shall require
the review and approval of the Public Works Department and are based on the site
plan prepared by Elevated Design + Consulting Dated November 14, 2025.

15.The applicant shall submit improvement plans prepared by a registered civil
engineer to the Public Works Department and pay appropriate fees in accordance
with the County Ordinance and these conditions of approval. The conditions of


http://www.federalreserve.gov/aboutthefed/k8.htm
https://www.sos.ca.gov/state-holidays
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approval below are subject to the review and approval of the Public Works
Department.

Frontage - Setback

16. The applicant shall not place or install driveway gates, water tanks and pumps, or
any solar equipment within the 50-foot setback from the public works right of way
for Camino Tassajara.

17.The applicant shall obtain encroachment permit from County Public Works
Department for all work within the public right of way for Camino Tassajara,
including the construction of driveway connections, utility lateral line connections,
or other improvements.

Street Lights

18. The property owner(s) shall annex their property into the County Facilities District
(CFD) 2010-1 formed for Countywide Street Light Financing. The applicant will be
assessed the annual rate for the general benefit of having street lights throughout
the County. The annexation shall occur prior to issuance of a building permit.

Drainage Exception

19.The applicant shall be permitted an exception from the collect and convey
requirements of the County Ordinance Code due to the large size of the existing
parcel, provided that there are no known drainage problems on-site currently, the
existing drainage pattern is maintained, and additional concentrated stormwater
runoff is not discharged onto adjacent properties.

Stormwater Management and Discharge Control

20.Improvement plans shall be reviewed to verify consistency with the final SWCP and
compliance with provision C.3 of the County's NPDES permit and the County’s
Stormwater Management and Discharge Control Ordinance.

21.The applicant shall submit final site improvement plans which provide a
breakdown of the total proposed impervious surface areas (roof tops, patios,
porch, pool area) and verify that this total does not exceed 10,000 square feet.
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22.The applicant shall construct the entire driveway with porous pavers or crushed
porous aggregate (aggregate base (AB) is not acceptable) in accordance with
Appendix C of Revised 9t Edition of Contra Costa Clean Water Program
Stormwater C.3 Guidebook —June, 2025.
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ADVISORY NOTES

ADVISORY NOTES ARE NOT CONDITIONS OF APPROVAL; THEY ARE PROVIDED TO
ALERT THE APPLICANT TO ADDITIONAL ORDINANCES, STATUTES, AND LEGAL
REQUIREMENTS OF THE COUNTY AND OTHER PUBLIC AGENCIES THAT MAY BE
APPLICABLE TO THIS PROJECT.

A. NOTICE OF OPPORTUNITY TO PROTEST FEES, ASSESSMENTS, DEDICATIONS,
RESERVATIONS OR OTHER EXACTIONS PERTAINING TO THE APPROVAL OF THIS
PERMIT.

Pursuant to California Government Code Section 66000, et seq., the applicant has the
opportunity to protest fees, dedications, reservations or exactions required as part of
this project approval. To be valid, a protest must be in writing pursuant to Government
Code Section 66020 and must be delivered to the Community Development Division
within a 90-day period that begins on the date that this project is approved. If the 90th
day falls on a day that the Community Development Division is closed, then the protest
must be submitted by the end of the next business day.

B. The applicant will be required to comply with the requirements of the
Bridge/Thoroughfare Fee Ordinance for the South County Area of Benefit as adopted
by the Board of Supervisor. Payment is required prior to issuance of a building permit.

C. The applicant will be required to comply with the drainage fee requirements for
Drainage Area 102 as adopted by the Board of Supervisors. Fee shall be paid prior to
issuance of building permits.

D. Prior to applying for a building permit, the applicant is strongly encouraged to contact
the following agencies to determine if additional requirements and/or additional
permits are required as part of the project:

e Contra Costa County Building Inspection Division

e Contra Costa County Environmental Health Division
e East Bay Municipal Utility District

e Central Contra Costa Sanitary District

e San Ramon Valley Fire Protection District
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SCOPE OF WORK: SOIL PROFILE AND PERCOLATION FOR FUTURE
ONSITE WASTEWATER DISPOSAL SYSTEM/SEPTIC SYSTEM.

NOTE: AREA TESTED SUITABLE FOR UP TO 8 BEDROOMS

WATER SOURCE: ONSITE WATER WELL
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(E) EXISTING 40

"= | DATE:01/27/25

SALVADOR M. RUIZ
REGISTERED ENVIRONMENTAL
HEALTH SPECIALIST
STATE OF CALIFORNIA
REGISTRATION NUMBER:5940
EXPIRES: 12-31-26

() PERCOLATION HOLE

[ | SOIL PROFILE TEST PIT

PERCOLATION TEST RESULTS SUMMARY

PERCOLATION HOLE # DEPTH HOLE soi PERC((I\)/:;T)TION RATE AVERAGE RATE (MPI)

2

BASE PLAN AND TOPOGRAPHY MAP PREPARED BY RENE SERRANO

DATE: 01/23/2025 "

CONTOUR INTERVALS = 2 9
P

WASTEWATER APPLICATION RATE: 0.914 GPD/FT?
(PER CONTRA COSTA COUNTY HEALTH OFFICER REGULATIONS FOR SEWAGE COLLECTION
AND DISPOSAL APPENDIX 1 FOR PERCOLATION RATE OF 8 MPI)

PHONE: (925) 212-9168
EMAIL: sruizehs@yahoo.com

THIS SITE MAP WAS PREPARED SOLELY FOR THE PURPOSE OF THE SEPTIC SYSTEM DESIGN
AND SHOULD NOT BE CONSTRUED AS A BOUNDARY SURVEY OR FOR OTHER PURPOSES.
LOCATIONS ARE APPROXIMATE, ALL INFORMATION SHOWN ON THE DRAWING HAS BEEN CALL 811 AT LEAST 48

PROVIDED BY THE PROPERTY OWNER OR AGENT AND MEASUREMENTS TAKEN IN THE FIELD. WORKING HOURS BEFORE
YOU DIG

EL DORADO HILLS, CA 95762

SALVADOR M. RUIZ, R.E.H.S
3941 PARK DRIVE STE. 20744
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OPTION 2 NOTES:
OP —H ON 1 N O TES 1 No erodible areas drain on to permeable pavement.
: : : : : 1 Subgrad tion is minimal.
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O i .
§ RO OF RU N OFF SH A LL D‘ SPERSE ‘ N TO Eerl\?“c?;fsa?;:.collect runoff and route it to the receiving pervious area via gutters and O .No subdrain is included or, if a subdrain is included, outlet elevation is a minimum of
% downspoults. 3 inches above bottom of base course. <
S \/E GETATED AR EAS 1 Paved areas are sloped so drainage is routed to the receiving pervious area. -} Subgrade is uniform and slopes are not so steep that subgrade is prone to erosion. =
/“‘\. N "] Runoff is dispersed across the vegetated area (for example, with a splash block) to avoid |/ Rigid edge is provided to retain granular pavements and unit pavers. 2
/ X <ROOF AREA 9 Ow 5 S F > erosion and promote infiltration. 1 Solid unit pavers, if used, are set in sand or gravel with minimum 3/8-inch gaps between the |Q
§ R ° ’ o "1 Vegetated area has amended soils, vegetation, and irrigation as required to maintain soil Pavers. Joints are filled with an open-graded aggregate free of fines.
/ stability and permeability. O Permeable concrgte or porous asphalt, if used, are.installed by industry-certified
A P P R O ><: w | BOO S F 7 Any drain inlets within the vegetated area are at least 3 inches above surrounding grade. EroéeeT:gir;e:Sa igﬁggﬂgiz;r;\‘:: | \:ezr;:’ irr?cfgrr;(r)?:tneiazcr):esr.icans it Disabiltios Act §
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GENERAL NOTES “1Z1E] |.
< o m
ALL EXISTING CRACKED/DISPLACED CURB, GUTTER AND SIDEWALK ALONG PROPERTY N o | g
FRONTAGE SHALL BE REPAIRED/REPLACED PRIOR TO FINAL BUILDING INSPECTION AND #|l2o| g § S
APPROVAL. . 3|s|8]|E jo
Sslun|ilaolal o

A SEPARATE CITY ENCROACHMENT PERMIT SHALL BE OBTAINED PRIOR TO PERFORMING ANY

IMPROVEMENTS IN THE CITY RIGHT OF WAY.
A CITY STREET TREE SHALL BE INSTALLED ALONG THE PROPERTY FRONTAGE IN

ACCORDANCE WITH THE CITY STANDARDS DRAWING R—8 PRIOR TO FINAL BUILDING
INSPECTION AND APPROVAL.

GRADING NOTES

Documents prepared by Elevation
Design + Consulting are to be used
only for the specific project and
specific use for which they are
intended. Any extension of use to
other projects, by owner or any
other party, without the expressed,
written consent ofElevation Design +
Consulting is done at the user's own
risk. If used in a way other than that
specifically intended, user will hold
Elevation Design + Consulting
harmless from all claims and losses.

NOTES:
1. ALL GROUND SHALL SLOPE AWAY FROM BUILDING WITH A DRAINAGE SWALE CONSTRUCTED TO
MAINTAIN POSITIVE DRAINAGE. bel
2. ROOF DRAINS ARE TO BE DIRECTED TO A PERMEABLE AREA OR INFILTRATION TRENCH BEFORE Know what's below.
ENTERING CITY OF STOCKTON STORM WATER SYSTEM. THE CAPTURE AND REUSE FOR SAME INITIAL FLOW i
VOLUME IS ALSO AN ACCEPTABLE BMP. Ca" before you dig.
3. ELECTRICAL, CABLE, AND/OR TELEPHONE BOXES MAY BE LOCATED ON THIS LOT.
4. PERIMETER FENCING TO BE A 6' HIGH WOOD FENCE. 81 1 l 800'227'2600 0 20
5. AUTOMATIC IRRIGATION SYSTEM CONSTROLLERS INSTALLED AT TIME OF FINAL SHEET:
INSPECTION SHALL BE WEATHER OR SOIL-MOISTURE BASED CONTROLLERS. H = H

A1.0
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FLOOR PLAN LEGEND

DOUBLE SINK W/ DISPOSAL

RANGE/OVEN W/ VENT/ HOOD ABOVE
REFRIGERATOR SPACE W/ COLD WATER STUB
DISHWASHER

LAVATORY

WATER CLOSET

ATTIC ACCESS

2X6 PLUMBING WALL

TUB/ SHOWER WAINSCOT WALLS TO 6'-0" MIN. -

PROVIDE SOLID WASTE CONNECTION
10. DOUBLE STACKED OVEN

© ® N o gk o=

10.

FLOOR PLAN NOTES

ALL EXTERIOR / INTERIOR WALLS SHALL BE 2X6 AT 16" O.C. D.F. #2 OR BETTER (U.O.N.) ALL WALLS 0/
10'-0" SHALL BE 2X6 AT 16" O.C. D.F. #2

OR BETTER OR (2) 2X4 AT 16" O.C. D.F. #2 ORBETTER (UP TO 14'-0") (U.O.N.). FOR ADDITIONAL WOOD
FRAMING NOTES AND DETAILS, REFER TO STRUCTURAL PLANS.

ALL LUMBER SHALL BEAR AN APPROVED RATING STAMP

ALL HEADERS SHALL BE 4X12 EXCEPT U.O.N.

STUBS. PLATES, BEAMS, AND BLOCKING SHALL HAVE 19% MAX.

MOISTURE CONTENT

NAILING PER CRC TABLE R602.3(1) ALL NAILS TO BE COMMON

ALL MININIMUM DOOR HEIGHTS SHALL BE 80 INCHES FOR EXTERIOR DOORS AND 78 INCHES FOR INTERIOR.

THE MAXIMUM THRESHOLD HEIGHT IS #" FOR SLIDING DOORS AND 3" FOR HINGED DOORS.
DOOR HANDLES, LATCHES, LOCKS ETC. SHALL BE MOUNTED 34 INCHES TO 48 INCHES ABOVE FLOOR.

ALL LUMBER IN CONTACT WITH CONCRETE SHALL BE PTDF #2 OR BETTER

ATTIC SPACES. AN OPENING NOT LESS THAN 20 INCHES BY 30 INCHES (559 MM BY 762 MM) SHALL BE PROVIDED TO ANY ATTIC
AREA HAVING A CLEAR HEIGHT OF OVER 30 INCHES (762 MM). A 30-INCH (762 MM) MINIMUM CLEAR HEADROOM IN THE ATTIC
SPACE SHALL BE PROVIDED AT OR ABOVE THE ACCESS OPENING.

MAXIMUM HEIGHT FROM FLOOR. EMERGENCY ESCAPE AND RESCUE OPENINGS SHALL HAVE THE BOTTOM OF THE CLEAR OPENING
NOT GREATER THAN 44 INCHES (1118 MM) MEASURED FROM THE FLOOR.

VENTILATION NOTES

1. MECHANICAL VENTILATION CAPABLE OF PROVIDING FIVE AIR CHANGES PER HOUR IN
BATHROOMS. WATER CLOSET COMPARTMENTS, AND SIMILAR ROOMS IF REQUIRED
EXTERIOR OPENINGS FOR NATURAL VENTILATION ARE NOT PROVIDED.

2. WHEN A CONNECTOR USED FOR A GAS APPLIANCE HAVING A DRAFTHOOD MUST BE
LOCATED IN OR PASS THROUGH A CRAWL SPACE OR OTHER COLD AREA THAT PORTION
OF THE CONNECTOR SHALL BE LISTED TYPE B OR TYPE L VENT
3. MATERIAL OR BE PROVIDED WITH THE EQUIVALENT MEANS OF INSULATION. VENT
CONNECTORS IN GARAGES OR OTHER NON-CONDITIONED AREAS ARE TO BE TYPE B

3. AT LEAST HALF OF COMMON WALL MUST BE OPEN HAVING NOT LESS THAN 1/10 OF FLOOR
AREA OR 25 SQUARE FEET WHICHEVER IS GREATER IF LIGHT AND VENTILATION SUPPLIED
FROM ADJACENT ROOM.

4.  MINIMUM VENT AREA IS 1/150 OF THE ATTIC AREA OR 1/300 AREA IF AT LEAST 50% OF
REQUIRED VENT IS THREE FEET ABOVE EAVE VENTS OR CORNICE VENTS.

5. TYPE B OR BW GAS VENTS WITH LISTED VENT CAPS 12" IN SIZE OR SMALLER SHALL BE
PERMITTED TO BE TERMINATED IN ACCORDANCE WITH TABLE 8-A, PROVIDED THEY ARE
LOCATED AT LEAST 8 FEET FROM A VERTICAL WALL OR SIMILAR OBSTRUCTION. ALL
OTHER TYPE B GAS VENTS SHALL TERMINATE NOT LESS THAN 2 FEET ABOVE THE
HIGHEST POINT WHERE THEY PASS THROUGH THE ROOF AND AT LEAST 2 FEET HIGHER
THAN ANY PORTION OF A BUILDING WITHIN TEN FEET.

188'-4"

WINDOW & GLAZING NOTES

1. INDWELLING UNITS EVERY SLEEPING ROOM AND BASEMENT SHALL HAVE A OPERABLE WINDOW OR DOOR APPROVED FOR
EMERGENCY ESCAPE OR RESCUE WHICH SHALL OPEN DIRECTLY INTO A PUBLIC STREET, PUBLIC ALLEY, YARD, OR EXIT
COURT. ALL ESCAPE OR RESCUE WINDOWS SHALL HAVE A MINIMUM NET CLEAR OPENABLE AREA OF 5.7 SQUARE FEET. THE
MINIMUM NET CLEAR OPENABLE HEIGHT DIMENSION SHALL BE 24". THE MINIMUM NET OPENABLE WIDTH DIMENSION SHALL BF
20". WHEN WINDOWS ARE PROVIDED AS A MEANS OF ESCAPE OR RESCUE THEY SHALL HAVE A SILL HEIGHT OF NOT MORE
THAN 44" TO THE BOTTOM OF CLEAR OPENING.

2. WINDOW AREA MUST BE AT LEAST 8% OF THE FLOOR AREA SERVED, WITH A MINIMUM OF 10 SQUARE FEET IN ALL HABITABLE
ROOMS.

3. OPENABLE WINDOW AREA AND HABITABLE ROOMS MUST BE 4% VENTILATION OF THE FLOOR AREA SERVED AND A MINIMUM
OF 5 SQUARE FEET. IN BATHROOMS, LAUNDRY ROOMS, AND SIMILAR ROOMS, 1/20 OF THE AREA IS REQUIRED WITH 1.5
SQUARE FOOT MINIMUM.

4. ALL GLAZING WITHIN 18" OF THE FLOOR AND IN EXCESS OF 9 SQUARE FEET AND WITHIN 12 INCHES OF ANY DOOR, AND THAT
HAS A TOP EDGE GREATER THAN 36 INCHES ABOVE FLOOR AND WALKING SURFACES WITHIN 36 INCHES HORIZONTALLY OF
PLANE SHALL BE TEMPERED. ALL SHOWER AND BATHTUB DOORS GLAZING WITHIN 60 INCHES OF THE BATHING SURFACE
SHALL BE TEMPERED.

5. SAFETY GLAZING MUST BE INSTALLED IN INGRESS/EGRESS DOORS AND IN ALL PANELS OF SLIDING DOORS INCLUDING FIXED
PANELS.

6. GLAZING WITHIN A 24 INCH ARC OF EITHER THE VERTICAL EDGE OF A DOOR AND LESS THAN 60 INCHES ABOVE THE WALKING
SURFACE SHALL BE TEMPERED.

7. ALL GLAZING SHALL BE DUAL PANE AS INDICATED ON THE TITLE 24 DOCUMENTS.
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4" DRYER VENT TO BE EQUIPPED WITH
A BACK DRAFT DAMPER W/ 2 90°
ELBOWS.

VENT DISCHARGE LOCATION SHALL BE
3' MIN. AWAY FROM ANY OPENING INTO
BUIL DING

[>]

DOOR TO BE PROVIDED WITH LOUVER
FOR MAKEUP AIR FOR DRYER (MIN.
100 SQ. IN)

EXTERIOR DOORS, SHALL HAVE A MIN.
3'X3' CONCRETE LANDING. LANDING
SHALL NOT BE MORE THAN 7 %" BELOW
TOP OF DOOR THRESHOLD AND SHALL
NOT TO EXCEED 2% SLOPE PER CRC

[e]

(ROT MOPPED SHOWER PAN W/
TILE TO CEILING & TEMP. GLASS
DOOR & SURROUND (SEE OWNER
FOR LOCATION OF CONTROLS &
SOAP NICHES)

o]

THE WALL IN THE TUB/SHOWER AREAS
TO BE PROTECTED UP TO A MIN. 72" PER
SECTION R307 CRC.

CURB-LESS SHOWER NOTE

*%  THE FINISHED FLOOR SHALL NOT BE SLOPED
LESS THAN 1/4-INCH OR MORE THAN 1/2-INCH
SLOPE TOWARDS THE DRAIN

THE FINISHED DRAIN ASSEMBLY SHALL NOT
BE LESS THAN 2-INCHES OR EXCEEDING
9-INCHES IN DEPTH WHERE MEASURED FROM
THE TOP OF THE THRESHOLD TO THE TOP OF
————THEDRAIN

DRAINAGE

2%MIN.
N

CONCRETE

IMPERVIOUS SURFACES (DECKS, CONCRETE
PATIO'S AND WALKWAY'S) WITHIN 10" OF THE
BUILDING SHALL BE SLOPED A MIN. OF 1/4"
PER FOOT (2%) AWAY FROM THE
FOUNDATION.

SG = SAFETY GLAZING REQUIRED

228"

39'2"x30'1"1178.2
64 ROO

GREAT ROOM

301"
26'-0"

FL

ATING STAIRS |

5'Wx{18'H
L

DINING

519"

T
A
O
Z
._l
12-0"

26'W X 10' H AZCORDIAN DOOR

6-0" . 180" 17'-6" .

40"

5.0"

ST Alig*i;;ﬂGl B — &5 T ®—x

| SECYN Lév
|

N T B B B B B ~ ___-|_—|

f
lE

4'-6"
®
=]

—

N—

i

4-3

301"

5889 s.f. first floor
2077.83 garage
1000.3 s.f. patio

6*45'9"=274.5

. 6-0"

46" “40B0 7-0"
T4

70" 400 47
d

16-1"

1
22"-10" 1

L 4-10

36"
4'-0"

rd
7-0"

OFFICE

| 3-6"

L 150" L

THEATER
12'-5"

M. BEDROOM 1

50"

REAR PATIO

21'-0"
14'-0"

2
0
7-11"

21080

410" 152"

10'-0"

26'-0"

, ©

V4

S 21080

14' WX 10'H ACCORDIAN DOOR

8-0"

36"

3080 3080

40'-4"

o s | e | oo o

149" 26" | 20"

1480
1407

%1080 M.BATH

711"

T T

210"

I
4'-6" 8'-5" 19'-0"

18'-1"

GUEST SUITE

10"

9'.0"

102'11" * 21' =2161.25

36"

1480

84'-3"

5980 CAMINO TASSAJARA.

MAJOR RESIDENCE
PLEASANTON, CA. 94588
AP.N #

MAIN FLOOR PLAN

N\

&

e/
elevation

DESIGN + CONSULTING

DESIGNER: SABINO URRUTIA
PO BOX 1159 CERES,CA 95307
PH) 209 . 872 . 2099

WV

100" 10-6"

20'-6"

143'-3"

>N Nl RN NON

SIwdl<|o

1 = ™ (/)]
N|O|
NS5

) >

< .- | m

21 o

oM [0))

. Q) [ 4

A IR

8lo|l | 8| <

s|lun]laoalaj) o

Documents prepared by Elevation
Design + Consulting are to be used
only for the specific project and
specific use for which they are
intended. Any extension of use to
other projects, by owner or any
other party, without the expressed,
written consent ofElevation Design +
Consulting is done at the user's own

risk. If used in a way other than that
specifically intended, user will hold

Elevation Design + Consulting
harmless from all claims and losses.

wn
T
m
m
—

2>
N
o



AutoCAD SHX Text
2%%%MIN.

AutoCAD SHX Text
CONCRETE

aveliz
Rectangle

aveliz
Typewritten Text
27'4" *76' 2077.33

aveliz
Rectangle

aveliz
Rectangle

aveliz
Rectangle

aveliz
Rectangle

aveliz
Callout
6*45'9"=274.5

aveliz
Rectangle

aveliz
Callout
39'2"x30'1"1178.264

aveliz
Rectangle

aveliz
Rectangle

aveliz
Callout
5'9x53'6"307.625

aveliz
Rectangle

aveliz
Typewritten Text
40'4" x 23' 1" = 1000.3


84'-3"

1. DOUBLE SINK W/ DISPOSAL 1. DOUBLE SINK W/ DISPOSAL IN DWELLING UNITS EVERY SLEEPING ROOM AND BASEMENT SHALL HAVE A OPERABLE WINDOW OR DOOR APPROVED FOR
MECHANICAL VENTILATION CAPABLE OF PROVIDING FIVE AIR CHANGES PER HOUR IN EMERGENCY ESCAPE OR RESCUE WHICH SHALL OPEN DIRECTLY INTO A PUBLIC STREET, PUBLIC ALLEY, YARD, OR EXIT
2. RANGE/OVEN W/ VENT/ HOOD ABOVE 2. RANGE/OVEN W/ VENT/ HOOD ABOVE BATHROOMS. WATER CLOSET COMPARTMENTS, AND SIMILAR ROOMS IF REQUIRED COURT. ALL ESCAPE OR RESCUE WINDOWS SHALL HAVE A MINIMUM NET CLEAR OPENABLE AREA OF 5.7 SQUARE FEET. THE
3. REFRIGERATOR SPACE W/ COLD WATER STUB 3. REFRIGERATOR SPACE W/ COLD WATER STUB EXTERIOR OPENINGS FOR NATURAL VENTILATION ARE NOT PROVIDED. MINIMUM NET CLEAR OPENABLE HEIGHT DIMENSION SHALL BE 24". THE MINIMUM NET OPENABLE WIDTH DIMENSION SHALL BE
20". WHEN WINDOWS ARE PROVIDED AS A MEANS OF ESCAPE OR RESCUE THEY SHALL HAVE A SILL HEIGHT OF NOT MORE
4. DISHWASHER 4. DISHWASHER WHEN A CONNECTOR USED FOR A GAS APPLIANCE HAVING A DRAFTHOOD MUST BE THAN 44" TO THE BOTTOM OF CLEAR OPENING.
5. LAVATORY 5 LAVATORY LOCATED IN OR PASS THROUGH A CRAWL SPACE OR OTHER COLD AREA THAT PORTION
WATER CLOSET OF THE CONNECTOR SHALL BE LISTED TYPE B OR TYPE L VENT WINDOW AREA MUST BE AT LEAST 8% OF THE FLOOR AREA SERVED, WITH A MINIMUM OF 10 SQUARE FEET IN ALL HABITABLE
6. 6. WATER CLOSET 3. MATERIAL OR BE PROVIDED WITH THE EQUIVALENT MEANS OF INSULATION. VENT ROOMS.
7 ATTIC ACCESS 7 ATTIC ACCESS CONNECTORS IN GARAGES OR OTHER NON-CONDITIONED AREAS ARE TO BE TYPE B
OPENABLE WINDOW AREA AND HABITABLE ROOMS MUST BE 4% VENTILATION OF THE FLOOR AREA SERVED AND A MINIMUM
8. 2X6 PLUMBING WALL 8. 2X6 PLUMBING WALL AT LEAST HALF OF COMMON WALL MUST BE OPEN HAVING NOT LESS THAN 1/10 OF FLOOR OF 5 SQUARE FEET. IN BATHROOMS, LAUNDRY ROOMS, AND SIMILAR ROOMS, 1/20 OF THE AREA IS REQUIRED WITH 1.5
9. TUB/ SHOWER WAINSCOT WALLS TO 6'-0" MIN. - 9. TUB/ SHOWER WAINSCOT WALLS TO 6'-0" MIN. - AREA OR 25 SQUARE FEET WHICHEVER IS GREATER IF LIGHT AND VENTILATION SUPPLIED SQUARE FOOT MINIMUM.
PROVIDE SOLID WASTE CONNECTION PROVIDE SOLID WASTE CONNECTION FROM ADJACENT ROOM.
10. DOUBLE STACKED OVEN ALL GLAZING WITHIN 18" OF THE FLOOR AND IN EXCESS OF 9 SQUARE FEET AND WITHIN 12 INCHES OF ANY DOOR, AND THAT
HAS A TOP EDGE GREATER THAN 36 INCHES ABOVE FLOOR AND WALKING SURFACES WITHIN 36 INCHES HORIZONTALLY OF
MINIMUM VENT AREA IS 1/150 OF THE ATTIC AREA OR 1/300 AREA IF AT LEAST 50% OF
REQUIRED VENT IS THREE FEET ABOVE EAVE VENTS OR CORNIGE VENTS. gh,:rluf gg/_—}léliw BPEE ;IEII\D/IPERED. ALL SHOWER AND BATHTUB DOORS GLAZING WITHIN 60 INCHES OF THE BATHING SURFACE
TYPE B OR BW GAS VENTS WITH LISTED VENT CAPS 12" IN SIZE OR SMALLER SHALL BE
PERMITTED TO BE TERMINATED IN ACCORDANGE WITH TABLE 8-A PROVIDED THEY ARE IE,QIZIIEEPS( GLAZING MUST BE INSTALLED IN INGRESS/EGRESS DOORS AND IN ALL PANELS OF SLIDING DOORS INCLUDING FIXED
LOCATED AT LEAST 8 FEET FROM A VERTICAL WALL OR SIMILAR OBSTRUCTION. ALL :
OTHER TYPE B GAS VENTS SHALL TERMINATE NOT LESS THAN 2 FEET ABOVE THE
HIGHEST POINT WHERE THEY PASS THROUGH THE ROOF AND AT LEAST 2 FEET HIGHER gbnglklé;Ev;thL g Ezi IIE’\II\/ICPHEQES OF EITHER THE VERTICAL EDGE OF A DOOR AND LESS THAN 60 INCHES ABOVE THE WALKING
THAN ANY PORTION OF A BUILDING WITHIN TEN FEET. :
ALL GLAZING SHALL BE DUAL PANE AS INDICATED ON THE TITLE 24 DOCUMENTS.
4" DRYER VENT TO BE EQUIPPED WITH =
12907 A BACK DRAFT DAMPER W/ 2 90° LLI
= = = ~ ~ = » ¢ ELBOWS. O« <
265 66 12-0 21-0 4 8-2 8-2 104 VENT DISCHARGE LOCATION SHALL BE Z | % |
132" 132" 36" 30" 76" L 46 129" . 8'-3" 5'-5" L 29" 3' MIN. AWAY FROM ANY OPENING INTO < © (ol
:I :I '| ; BUII DING | ] | 2 g
| 12Wx 8H 3020 ; 4080 12wxgH TR L ) SO | FOR MAKEUP AIR FOR DRYER (MIN. O D < O
‘ 7 ¢ | D 48 D E : 100 SQ. IN) N < Ow
. 121"x 1 x99' 11" =1207.33 [® : | E | —Fzz | O
g | ; . | EXTERIOR DOORS, SHALL HAVE A MIN. LL] OO0 1
1/2BATH [F . e WIC | O} BatH L3 ] | 3X3' CONCRETE LANDING. LANDING Y | Ze< | I
T PRAYER ROOM |l M > — | — e W.I.C S ) | SHALL NOT BE MORE THAN 7 %" BELOW =sZ
SN © . % " BEDROOM 3 I BATH — S | TOP OF DOOR THRESHOLD AND SHALL Y | < < 0
S3 I 5 > LAUNDRY | ©, | NOT TO EXCEED 2% SLOPE PER CRC So
:(1‘ - @ | }21080 | RS TTS O < Z
, ® S | @ HOT-MOPPED SHOWER PAN W/ 8 |-_||J O
i o 5 X 3080 ® » S | TILE TO CEILING & TEMP. GLASS ) | 37
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. I o N 3 @ DECK | : SOAP NICHES) 2 LLI
2 === <
z 6680 N 3080 3080 3080 L 70 © & n
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