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Applicant:  Timothy McDermott Agenda Date: August 4, 2023  
Owner:  Timothy McDermott & Rebecca 
Ramos 

Agenda Item #:  2 

APN:  040-311-11 Time:  After 9:00 a.m. 
Site Address:  1531 Jennifer Drive, Aptos CA 95003 
 
Project Description: Proposal to construct a new, 452 square foot detached Accessory Dwelling 
Unit (ADU) within the required front yard setback.  
 

Location:  Property is located on the southern side of Jennifer Drive at the intersection of Jennifer 
Drive and Vienna Drive in Aptos (1531 Jennifer Drive).  
 
Permits Required:  Variance to reduce the required 20-foot front yard setback to 15 feet.  
 
Supervisorial District:  2nd District  (District Supervisor:  Zach Friend) 
 
Staff Recommendation: 

• Determine that the proposal is exempt from further Environmental Review under the 
California Environmental Quality Act. 

• Approval of Application 221386, based on the attached findings and conditions. 
 

Project Description & Setting 

 

The subject parcel is an approximately 18,600 square-foot corner lot that is currently developed 
with a 1,844 square foot single-family dwelling containing three bedrooms, two bathrooms, and 
an attached two-car garage. Development patterns in the area consists of craftsman-style, single-
story dwellings with attached garages.  
 
The western side of the subject parcel contains slope ranging from 30% to greater than 50% and 
is heavily vegetated with mature trees and dense shrubs. The western property line is also 
encumbered by a 10-foot storm drain easement.  
 
Jennifer Drive is a 50-foot right-of-way, with a developed roadway 25-feet wide. The undeveloped 
portion of the right-of-way continues beyond the traveled roadway for 18 feet to the subject 
parcel’s parcel lines. The proposed Accessory Dwelling Unit (ADU) will be located 33-feet from 
the edge of the traveled roadway and 15-feet from the parcel’s property line.   
 
 

Staff Report to the  

Zoning Administrator Application Number:  221386 
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Variance 

A variance is requested to reduce the required 20-foot front yard setback to 15 feet. The 
topography, vegetation, and draining easement reduces the developable area on the parcel. The 
rear and side yards do not have developable area that would support construction of an ADU; 
therefore, a variance to reduce the front yard setback is requested.  
 
The proposed ADU requires a variance to reduce the front yard setback from 20-feet to 15-feet. 
The existing attached garage is non-conforming to the front yard setback in that the corner of the 
garage encroaches by three feet. Staff supports the variance based on the acknowledgement that 
the site’s steep slope constrains development, and the proposed development would result in a 
front yard setback that is consistent with the existing site development. The proposed ADU would 
create an additional housing unit without detrimentally affecting the public health and safety of 
the neighborhood. Further, the granting of the proposed variance would not result in a granting of 
special privileges in that parcels in the vicinity with similar site and development constraints.  
 
Zoning & General Plan Consistency 
 
The subject property is a 18,687 square foot lot, located in the R-1-10 (Single Family Residential) 
zone district, a designation which allows residential uses. The proposed ADU is a principal 
permitted use within the zone district and the zoning is consistent with the site's R-UL (Urban Low 
Density Residential) General Plan designation. With the exception of the requested reduction to 
the front yard setback, development on the subject property complies with all site and development 
standards for the zone district.  
 
Conclusion 

 
As proposed and conditioned, the project is consistent with all applicable codes and policies of the 
Zoning Ordinance and General Plan/LCP. Please see Exhibit "B" ("Findings") for a complete 
listing of findings and evidence related to the above discussion. 
 
Staff Recommendation 
 
• Determine that the proposal is exempt from further Environmental Review under the 

California Environmental Quality Act. 
 
• APPROVAL of Application Number 221386, based on the attached findings and 

conditions. 
 
Supplementary reports and information referred to in this report are on file and available 

for viewing at the Santa Cruz County Planning Division, and are hereby made a part of the 

administrative record for the proposed project. 
 
The County Code and General Plan, as well as hearing agendas and additional information 

are available online at:  www.sccoplanning.com 
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Report Prepared By: Michael Lam 

Santa Cruz County Planning 
701 Ocean Street, 4th Floor 
Santa Cruz CA   95060 
Phone Number: (831) 454-3371 
E-mail:  Michael.Lam@santacruzcounty.us 

 
Exhibits 

 
A. Categorical Exemption (CEQA determination) 
B. Findings 
C. Conditions 
D. Project plans 
E. Assessor's, Location, Zoning and General Plan Maps 
F. Parcel information 
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EXHIBIT A 

CALIFORNIA ENVIRONMENTAL QUALITY ACT 

NOTICE OF EXEMPTION 
 
 
The Santa Cruz County Planning Division has reviewed the project described below and has 
determined that it is exempt from the provisions of CEQA as specified in Sections 15061 - 15332 
of CEQA for the reason(s) which have been specified in this document. 
 
Application Number:  221386 
Assessor Parcel Number:  040-311-11 
Project Location:  1531 Jennifer Drive, Aptos CA 95003 
 
Project Description: Proposal to construct an Accessory Dwelling Unit (ADU) on site with 

an existing single family residence.  

 

Person or Agency Proposing Project:  Timothy McDermott & Rebecca Ramos 

 

Contact Phone Number:  (831) 239-7487 
 

A.             The proposed activity is not a project under CEQA Guidelines Section 15378. 
B.             The proposed activity is not subject to CEQA as specified under CEQA 

Guidelines Section 15060 (c). 
C.             Ministerial Project involving only the use of fixed standards or objective 

measurements without personal judgment. 
D.             Statutory Exemption other than a Ministerial Project (CEQA Guidelines Section 

15260 to 15285).  
 
E.      X     Categorical Exemption 

 

Specify type:  Class 3 – New Construction or Conversion of Small Structures (Section 15303).  
  

F. Reasons why the project is exempt: 
 
Construction of an ADU in an area designated for residential uses.  
 
In addition, none of the conditions described in Section 15300.2 apply to this project. 
 
 
_____________________________________ Date:___________________________ 
Michael Lam, Project Planner 
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Application #: 221386 
APN: 040-311-11 
Owner: Timothy McDermott & Rebecca Ramos 

EXHIBIT B 

Variance Findings  
 

1. That because of special circumstances applicable to the property, including size, shape, 
topography, location, or surroundings, the strict application of the zoning ordinance 
deprives such property of privileges enjoyed by other properties in the vicinity and under 
identical zoning classification. 

 
This finding can be made, in that the development on the property is constrained by the limited 
site area and steep slopes. The topography of the subject parcel reduces the developable area by 
approximately 9,700 square feet, or nearly 50%. The existing development on the project site is 
located within the areas of the parcel containing 0%-15% slope. The remaining developable area 
on the parcel is predominantly located in the front yard, within the 20-foot setback. A reduction of 
the front yard setback from 20-feet to 15-feet would afford the subject parcel the same privileges 
enjoyed by other properties in the vicinity under identical zoning classifications.  
 
2. That the granting of the variance will be in harmony with the general intent and purpose of 

zoning objectives and will not be materially detrimental to public health, safety, or welfare 
or injurious to property or improvements in the vicinity. 

 
This finding can be made, in that Accessory Dwelling Units (ADUs) can be constructed in 
conjunction with a primary dwelling unit on any parcel that allows residential uses. The proposed 
ADU will be set back 20 feet from the edge of the traveled road way, however, the right-of-way 
on Jennifer Drive extends 18 feet beyond the traveled road to a point where the front yard setback 
is measured. A 20-foot setback from the traveled roadway would not be detrimental to public 
health, safety, or welfare or injurious to properties or improvements in the vicinity. The proposed 
ADU will comply with all other zone district standards, other than the front setback.  
 
3. That the granting of such variances shall not constitute a grant of special privileges 

inconsistent with the limitations upon other properties in the vicinity and zone in which 
such is situated. 

 
This finding can be made, in that a variance can be approved on any parcel. A variance approval 
is a discretionary authorization of exceptions to the zoning district site and development standards 
for a property. The topography and size of the parcel constrains potential development to the front 
yard. The proposed ADU will be located 33-feet from the traveled road and 15 feet from the edge 
of the Jennifer Drive right-of-way. Reducing the front yard setback by 5 feet would not grant 
special privileges that are inconsistent with the limitations upon other properties in the vicinity.   
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Application #: 221386 
APN: 040-311-11 
Owner: Timothy McDermott & Rebecca Ramos 

EXHIBIT B 

 
Development Permit Findings 

 
1. That the proposed location of the project and the conditions under which it would be 

operated or maintained will not be detrimental to the health, safety, or welfare of persons 
residing or working in the neighborhood or the general public, and will not result in 
inefficient or wasteful use of energy, and will not be materially injurious to properties or 
improvements in the vicinity. 

 
This finding can be made, in that the project is located in an area designated for residential uses. 
Construction will comply with prevailing building technology, the California Building Code, and 
the County Building ordinance to ensure the optimum in safety and the conservation of energy and 
resources. 
 
2. That the proposed location of the project and the conditions under which it would be 

operated or maintained will be consistent with all pertinent County ordinances and the 
purpose of the zone district in which the site is located. 

 
This finding can be made, in that the proposed location of the ADU and the conditions under which 
it would be operated or maintained will be consistent with all pertinent County ordinances and the 
purpose of the R-1-10 (Single Family Residential) zone district as the primary use of the property 
will be one ADU that meets all current site standards for the zone district with the exception of 
front yard setbacks for which a Variance can be supported. 
 
3. That the proposed use is consistent with all elements of the County General Plan and with 

any specific plan which has been adopted for the area. 
 
This finding can be made, in that the proposed residential use is consistent with the use and density 
requirements specified for the R-UL (Urban Low-Density Residential) land use designation in the 
County General Plan. 
 
The proposed ADU will not adversely impact the light, solar opportunities, air, and/or open space 
available to other structures or properties, and meets all current site and development standards for 
the zone district as specified in Policy 8.1.3 (Residential Site and Development Standards 
Ordinance), in that the ADU will not adversely shade adjacent properties, and will meet current 
setbacks for the zone district with exception to the front yard setback, where a Variance to the site 
standard can be supported.  
 
The proposed ADU will be properly proportioned to the parcel size and the character of the 
neighborhood as specified in General Plan Policy 8.6.1 (Maintaining a Relationship Between 
Structure and Parcel Sizes), in that the proposed ADU  will comply with the site standards for the 
R-1-10 zone district (including lot coverage, floor area ratio, height, and number of stories), with 
the exception of setbacks for which a Variance can be supported. As proposed, the project will 
result in a structure consistent with a design that could be approved on any similarly sized lot in 
the vicinity. 
 
4. That the proposed use will not overload utilities, and will not generate more than the 

acceptable level of traffic on the streets in the vicinity. 
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Application #: 221386 
APN: 040-311-11 
Owner: Timothy McDermott & Rebecca Ramos 

EXHIBIT B 

 
This finding can be made, in that the proposed ADU is to be constructed on an existing lot. The 
expected level of traffic generated by the proposed project is anticipated to be only 1 peak trip per 
day (1 peak trip per dwelling unit), such an increase will not adversely impact existing roads or 
intersections in the surrounding area. 
 
5. That the proposed project will complement and harmonize with the existing and proposed 

land uses in the vicinity and will be compatible with the physical design aspects, land use 
intensities, and dwelling unit densities of the neighborhood. 

 
This finding can be made, in that the proposed structure is located in a mixed neighborhood 
containing a variety of architectural styles, and the proposed ADU is consistent with the land use 
intensity and density of the neighborhood. The proposed ADU will have a stucco exterior with 
wood trim that will be painted to match the existing development on site.  
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Application #: 221386 
APN: 040-311-11 
Owner: Timothy McDermott & Rebecca Ramos 

EXHIBIT C 

Conditions of Approval 
 
Exhibit D:   Project plans, prepared by Daniel Fitzgerald, dated April 10, 2023. 
 
I. This permit authorizes the construction of a Accessory Dwelling Unit (ADU) as indicated 

on the approved Exhibit "D" for this permit. This approval does not confer legal status on 
any existing structure(s) or existing use(s) on the subject property that are not specifically 
authorized by this permit. Prior to exercising any rights granted by this permit including, 
without limitation, any construction or site disturbance, the applicant/owner shall: 

 
A. Sign, date, and return to Santa Cruz County Planning one copy of the approval to 

indicate acceptance and agreement with the conditions thereof. 
 

B. Obtain a Building Permit from the Santa Cruz County Building Official. 
 

1. Any outstanding balance due to Santa Cruz County Planning must be paid 
prior to making a Building Permit application. Applications for Building 
Permits will not be accepted or processed while there is an outstanding 
balance due. 

 
II. Prior to issuance of a Building Permit the applicant/owner shall: 

 
A. Submit final architectural plans for review and approval by Santa Cruz County 

Planning. The final plans shall be in substantial compliance with the plans marked 
Exhibit "D" on file with Santa Cruz County Planning. Any changes from the 
approved Exhibit "D" for this development permit on the plans submitted for the 
Building Permit must be clearly called out and labeled by standard architectural 
methods to indicate such changes. Any changes that are not properly called out and 
labeled will not be authorized by any Building Permit that is issued for the proposed 
development. The final plans shall include the following additional information: 

 
1. A copy of the text of these conditions of approval incorporated into the full 

size sheets of the architectural plan set. 
 
2. One elevation shall indicate materials and colors as they were approved by 

this Discretionary Application. If specific materials and colors have not 
been approved with this Discretionary Application, in addition to showing 
the materials and colors on the elevation, the applicant shall supply a color 
and material sheet in 8 1/2” x 11” format for Santa Cruz County Planning 
review and approval. 

 
3. Grading, drainage, and erosion control plans. 

  
4. Details showing compliance with fire department requirements.  

 
B. Meet all requirements of the County Department of Public Works, Stormwater 

Management. Drainage fees will be assessed on the net increase in impervious area. 
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Application #: 221386 
APN: 040-311-11 
Owner: Timothy McDermott & Rebecca Ramos 

EXHIBIT C 

C. Meet all requirements of the Soquel Creek Water District. Proof of water service 
availability is required prior to application for a Building Permit. 

 
D. Meet all requirements of the Santa Cruz County Sanitation District. Proof of 

sanitary sewer service availability is required prior to application for a Building 
Permit. 

 
E. Meet all requirements of the Environmental Planning section of Santa Cruz County 

Planning. 
 

F. Meet all requirements and pay any applicable plan check fee of the Central Fire 
Protection District. 

 
G. Submit 3 copies of a soils report prepared and stamped by a licensed Geotechnical 

Engineer. 
 
H. Pay the current Affordable Housing Impact Fee. The fees are based on unit size and 

the current fee for an accessory dwelling unit is $2 per square foot. 
 
I. Provide required off-street parking for one additional vehicle associated with the 

ADU (in addition to three existing parking spaces). Parking spaces must be 8.5 feet 
wide by 18 feet long and must be located entirely outside vehicular rights-of way. 
Parking must be clearly designated on the plot plan. 

 
J. Submit a written statement signed by an authorized representative of the school 

district in which the project is located confirming payment in full of all applicable 
developer fees and other requirements lawfully imposed by the school district. 

 
III. All construction shall be performed according to the approved plans for the Building 

Permit. Prior to final building inspection, the applicant/owner must meet the following 
conditions: 

 
A. All site improvements shown on the final approved Building Permit plans shall be 

installed. 
 

B. All inspections required by the building permit shall be completed to the 
satisfaction of the County Building Official. 

 
C. The project must comply with all recommendations of the approved soils reports. 
 
D. Pursuant to Sections 16.40.040 and 16.42.080 of the County Code, if at any time 

during site preparation, excavation, or other ground disturbance associated with this 
development, any artifact or other evidence of an historic archaeological resource 
or a Native American cultural site is discovered, the responsible persons shall 
immediately cease and desist from all further site excavation and notify the Sheriff-
Coroner if the discovery contains human remains, or the Planning Director if the 
discovery contains no human remains. The procedures established in Sections 
16.40.040 and 16.42.080, shall be observed. 
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Application #: 221386 
APN: 040-311-11 
Owner: Timothy McDermott & Rebecca Ramos 

EXHIBIT C 

 
IV. Operational Conditions 

 
A. In the event that future County inspections of the subject property disclose 

noncompliance with any Conditions of this approval or any violation of the County 
Code, the owner shall pay to the County the full cost of such County inspections, 
including any follow-up inspections and/or necessary enforcement actions, up to 
and including permit revocation. 
 

V. Indemnification 
 

The applicant/owner shall indemnify, defend with counsel approved by the 
COUNTY, and hold harmless the COUNTY, its officers, employees, and agents 
from and against any claim (including reasonable attorney’s fees, expert fees, and 
all other costs and fees of litigation), against the COUNTY, its officers, employees, 
and agents arising out of or in connection to this development approval or any 
subsequent amendment of this development approval which is requested by the 
applicant/owner, regardless of the COUNTY’s passive negligence, but excepting 
such loss or damage which is caused by the sole active negligence or willful 
misconduct of the COUNTY. Should the COUNTY in its sole discretion find the 
applicant’s/owner’s legal counsel unacceptable, then the applicant/owner shall 
reimburse the COUNTY its costs of defense, including without limitation 
reasonable attorney’s fees, expert fees, and all other costs and fees of litigation. The 
applicant/owner shall promptly pay any final judgment rendered against the 
COUNTY (and its officers, employees, and agents) covered by this indemnity 
obligation. It is expressly understood and agreed that the foregoing provisions are 
intended to be as broad and inclusive as is permitted by the law of the State of 
California and will survive termination of this development approval.  

 
A. The COUNTY shall promptly notify the applicant/owner of any claim, action, or 

proceeding against which the COUNTY seeks to be defended, indemnified, or held 
harmless.  The COUNTY shall cooperate fully in such defense.  

 
B. Nothing contained herein shall prohibit the COUNTY from participating in the 

defense of any claim, action, or proceeding if both of the following occur: 
 

1. COUNTY bears its own attorney's fees and costs; and 
 

2. COUNTY defends the action in good faith. 
 

C. Settlement.  The applicant/owner shall not be required to pay or perform any 
settlement unless such applicant/owner has approved the settlement. When 
representing the COUNTY, the applicant/owner shall not enter into any stipulation 
or settlement modifying or affecting the interpretation or validity of any of the terms 
or conditions of the development approval without the prior written consent of the 
COUNTY. 
 

D. Successors Bound.  The “applicant/owner” shall include the applicant and/or the 
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Application #: 221386 
APN: 040-311-11 
Owner: Timothy McDermott & Rebecca Ramos 

EXHIBIT C 

owner and the successor’(s) in interest, transferee(s), and assign(s) of the applicant 
and/or the owner. 

  
 
Minor variations to this permit which do not affect the overall concept or density may be approved by the Planning 
Director at the request of the applicant or staff in accordance with Chapter 18.10 of the County Code. 
 
Please note: This permit expires three years from the effective date listed below unless a 

building permit (or permits) is obtained for the primary structure described in the 

development permit (does not include demolition, temporary power pole or other site 

preparation permits, or accessory structures unless these are the primary subject of the 

development permit).  Failure to exercise the building permit and to complete all of the 

construction under the building permit, resulting in the expiration of the building permit, 

will void the development permit, unless there are special circumstances as determined by 

the Planning Director. 

 

 
Approval Date:     

 
Effective Date:     
 
Expiration Date:      
 

     
 
Appeals:  Any property owner, or other person aggrieved, or any other person whose interests are adversely affected 
by any act or determination of the Zoning Administrator, may appeal the act or determination to the Planning 
Commission in accordance with chapter 18.10 of the Santa Cruz County Code. 
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Step Light

Fluorescent Closet Light

(xterior Spot Light
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Smoke / Carbon Monoxide Detector

BRASSFA8C(TF,1AL TRAD,T,O1AL
.�3�0��M

MAT(R,AL3ROD8CTTRAD(1AM(MOD(L18MB(R

L,V,1G

BATH

.,TCH(1

G(1(RAL 1OT(S

. Contractor and Electrical, Mechanical and AV Subcontractors shall coordinate lighting, electrical, mechanical and AV
locations and mounting heights with Interior Elevations

. Bathroom Lighting- All hardwired lighting must be LED or be controlled by a manual-on motion sensor in any bathrooms.
Ɣ Laundry Lighting- Same requirements as Bathroom.
Ɣ All lighting except closets < 70 sq. ft.- LED or controlled by manual- on motion sensor or controlled by a dimmer.
Ɣ Outdoor Lighting attached to the building - High efficacy or controlled by a motion sensor and photo control.  Metal

halide is also a high efficacy option.
Ɣ Light fixtures recessed in an insulated ceiling are required to be LED ICAT rated, and sealed with a gasket or caulk

between the housing and ceiling. 150(K)(6)

· Verify smoke detectors are installed as indicated with hardwire & battery back-up per code requirements, Typ. All smoke
detectors in the residence shall be provided with AC power and be interconnected for simultaneous alarm. Detectors shall be
located in each sleeping room, outside of sleeping rooms centrally located in the corridor and over the center of all stairways
with a minimum of one detector per story of the occupied portion of the residence.

· Carbon monoxide alarms shall be provided in existing dwellings when a permit is required for alterations, repairs, or addition
exceeds one thousand dollars. Carbon monoxide alarms shall be located outside of each dwelling unit sleeping area in the
immediate vicinity of the bedroom(s) and on every level of a dwelling unit including basements per CRC R315.1 and R315.2.

1. ALL LIGHTS TO BE LED & DIMMABLE, TYP.

2. (N) GUEST RM. CEIL. MOUTED LIGHT FIXTURE OVER BED ON SEPARATE SWITCH.

3. INSTALL WALL SCONCE LIGHT FIXTURES PER 2019 CEC. & MFR. INST.

4. VANITY GFCI OUTLETS TO BE MOUNTED HORIZONTALLY PER 2019 CEC.

5. INSTALL CEIL. MOUNT LIGHT FIXTURE OVER TUB ON SEPARATE SWITCH PER MFR.
INST., PER 2019 CEC.

6. (E) SMOKE/CARBON MONOXIDE DETECTOR PER SEC. 907 CBC OR R314 CRC.

7. INSTALL SMOKE/CARBON MONOXIDE DETECTORS W/BATTERY BACKUP PER
SEC. 907 OF CBC OR R314 CRC.

8. AT LEAST ONE RECEPTACLE OUTLET ACCESSIBLE AT GRADE LEVEL AND NOT MORE
THAN 6-1/2 FEET ABOVE GRADE SHALL BE INSTALLED AT THE FRONT AND BACK OF
THE DWELLING. SEC. 210.52 (E) C.E.C. [ X ] HALLWAYS OF 10 FEET OR MORE IN
LENGTH SHALL HAVE AT LEAST ONE RECEPTACLE OUTLET.SEC. 210.52 (H) C.E.C

L,GHT,1G 1OT(S

(1TR<
LA1D,1G

�1�D(C.
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Kitchen Remodel Requirements
(2019 CA Code Requirements):

1.    Kitchen doors leading from the garage shall be 1-3/8" thick solid wood
honeycomb core steel doors or 20 minute fire-rated doors equipped with
self-closing and self-latching devices. (CRC R302.5.1)

2.      All installed luminaries shall be high efficacy (CEC (k)(1)(A))

3. Minimum 30 inches clearance required above kitchen range, except where
24 inches is allowed per code or manufacturer's specification. (CMC
920.3.2)

4. Household cooking appliances shall have a vertical clearance above the
cooking top of not less than thirty (30) inches to combustible material or
metal cabinets. (CMC 920.3.2)

5. Exhaust ducts shall terminate outside the building and shall be equipped
with a backdraft damper per CMC Section 504.1.

6. All receptacles shall be Arc Fault Circuit Interrupter (AFCI), Ground Fault
Circuit Interrupter (GFCI) protected and tamper-resistant (TR).

7. Receptacles shall be located so that no point is more than 24 inches from a
receptacle outlet measured horizontally along the wall. CEC 210.52 (A)

8. Receptacles shall be located no more than 20 inches above countertop.

9. On the discharge side of the dishwasher provide a listed air gap fitting.
Listed air gaps shall be installed with the flood level (FL) marking at or
above the flood level of the sink or drain board whichever is higher per CPC
Section 807.3.

Tub / Shower and Water Closet Requırements

1. Any new or replaced mixing valve in a shower (including over a tub) shall be
pressure balancing set at a maximum 120˚ F. Any new or replaced
water-filler valve in bathtubs/whirlpools shall have a temperature limiting
device set at a maximum of 120˚ F. The water heater thermostat cannot be
used to meet these provisions. (CPC 408.3, 409.4)

2. Control valves and showerheads 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.
There is no requirement for height placement of the shower valve for single
family residential projects.

3. Manufactured shower receptors and bases shall comply with CPC 408.1.
Each shower receptor shall be an approved type and be so constructed as
to have a finished dam, curb or threshold that is at least one (1) inch lower
than the sides and back of such receptor. Each such receptor shall be
provided with an integral nailing flange to be located where the receptor
meets the vertical surface of the finished interior of the shower compartment.
The flange shall be watertight and extend vertically a minimum of one (1)
inch above the top of the sides of the receptor. The finished floor of the
receptor shall slope uniformly from the sides toward the drain not less than
one-quarter (1/4) inch per foot nor more than one-half (1/2) inch per
foot.

4. Shower stalls shall be a minimum finished interior of 1,024 square inches, be
capable of encompassing a 30 inch diameter circle. Any doors shall swing
out of the enclosure have a clear opening of 22 inches minimum. (CPC
408.5, 408.6)

5. Bathrooms and toilet rooms must have a ceiling height of not less than 7
feet.

6. Gypsum board used as the base or backer for adhesive application of
ceramic tile or other required nonabsorbent finish material shall conform to
ASTM C 1396, CRC 702.3.7, C 1178 or C1278. Use of water-resistant
gypsum backing board shall be permitted on ceilings where framing spacing
does not exceed 12 inches on center for 1/2-inch-thick or 16 inches for
5/8-inch-thick gypsum board. Water-resistant gypsum board shall not be
installed over a Class I or II vapor retarder in a shower or tub compartment.
Cut or exposed edges, including those at wall intersections, shall be sealed
as recommended by the manufacturer.
Limitations: Water resistant gypsum backing board shall not be used 
where there will be direct exposure to water, or in areas subject to 
continuous high humidity.

7. Shower stalls and bathtubs with shower heads installed, shall have walls
finished with a nonabsorbent surface for a minimum of 6 feet above the floor.

8. Hydro-massage tubs (i.e. Jacuzzi tubs) shall have access to the motor, be
supplied by a GFCI protected dedicated circuit, and be listed by a 
recognized testing agency (i.e. UL). All metal cables, fittings, piping, or other
metal surfaces, within 5 feet of the inside wall of the Hydro-massage tub
shall be properly bonded. Hydro-massage tubs shall be bonded with a 
minimum #8 AWG bare copper wire and the bonding shall be accessible.

9. The water closet shall have a clearance of 30 inches wide (15 inches on
center) and 24 inches in front. (CPC 402.5) Where the water closet (or other
plumbing fixture) comes into contact with the wall or floor, the joint shall be
caulked and sealed to be watertight. (CPC 402.2)

Electrıcal Requırements –

Installation of any new or replacement of any existing electrical shall comply with
the following. NOTE: All bathroom remodels must include upgrading the existing
receptacles to have GFCI protection if not already installed.

1. All receptacles shall be GFCI protected and tamper-resistant. New/additional
outlets shall have a dedicated 20-amp circuit. (CEC 210.8, 210.11,

406.11)

2. Switches shall not be installed within wet locations in tub or shower spaces
unless installed as part of listed tub or shower assembly.

3. Lighting fixtures located within 3 feet horizontally and 8 feet vertically of the
bathtub rim or shower stall threshold shall be listed for a damp

location, or listed for wet locations where subject to shower spray. (CEC
410.10)

4. Lighting shall meet both of the following requirements (CEES 150.0(k)5):
- A minimum of one high efficiency fixture, as defined in the table below,
shall be installed

Hıgh Effıcıency Lıghtıng Requırements

Lamp Power Rating Minimum Lamp Efficiency 5 watts or less
30 lumens per watt Over 5 watts to 15 watts
45 lumens per watt
over 15 watts to 40 watts
60 lumens per watt
over 40 watts
90 lumens per watt

1. Any other lighting that is not high efficiency shall be controlled with a vacancy
sensor switch that requires a manual on activation (does not automatically turn on)
and automatically turns off within 30 minutes after the room is vacated.

2. Exhaust fans and lighting shall have separate control switches (even if a
combination unit is installed). The exhaust fan may need to be supplied by a GFCI
protected circuit based on the manufacturer’s requirements. (CEES 150.0(o))

Plumbıng Requırements

1. All pipe, fittings, traps, fixtures, materials and devices used in a plumbing
system shall be listed or labeled (third-party certified) by a listing agency and
shall be free of defects.

2. Drains and vents: Only approved pipe and fittings shall be installed. Piping
shall be sized according to their Drainage Fixture Count loads and comply
with the following:

Drain and vent materials shall be cast iron, galvanized steel, galvanized wrought
iron, copper, brass, Stainless Steel 304 or 316L, Schedule 40 ABS or PVC DWV
plastic pipe, or extra strength vitrified clay pipe.

No galvanized wrought-iron or steel pipe shall be used under ground and shall be
kept at least six (6) inches above ground.

ABS and PVC DWV piping shall be installed in accordance with Installation
Standard 5 & 9.

Vitrified clay pipe and fittings shall not be used above ground and shall be kept at
least twelve (12) inches below ground.

Copper tube shall have a weight of not less than copper drainage tube type DWV.

Stainless steel 304 pipe and fittings shall not be installed underground and shall be
kept at least six (6) inches above ground.

Drainage piping systems shall be sized in accordance with CPC Section 703.0.
Vent piping systems shall be sized in accordance with CPC Section 904.0.

Water closets require min. 3” trap & drain & a 2” vent.

Bathtubs require min. 1 ½” trap and drain and 1 ½” vent.

Showers require min. 2” trap and drain and 1 ½” vent.

Lavatories require min. 1 ¼” trap (1 ½” if set of two) and drain and 1 ½” vent.

Vent pipes shall extend through its flashing at the roof not less than six (6) inches
above the roof and twelve (12) inches from a vertical wall, not less than ten (1) feet
from or three (3) feet above any openable window, door, opening, air intake, or
vent shaft, nor less than three (3) feet from a property line.

Piping shall be installed with a minimum slope ¼” per foot.

Cleanouts must be accessible, located at the upper terminal of each branch or run
of piping, and sized per CPC Table 707.1 (CPC 707.0). Cleanouts may be omitted
on a horizontal drain less than five (5) feet in length. Cleanouts are not required on
piping that is above the floor level of the lowest floor. Cleanouts in piping two (2)
inches or less shall be installed with a clearance of not less than twelve (12) inches
in front of the cleanout.

The piping of the plumbing, drainage and venting systems shall be tested with
water. Water test shall be done with a ten (10) foot head of water. The water must
be held in the system for a minimum of fifteen (15) minutes prior to inspection.

Mechanıcal Requırements

1. Bathrooms, water closet compartments and other similar rooms shall be
provided with aggregate glazing area in windows of not less than 3 square
feet, one-half of which must be openable (CRC R303.3).

Exception: The glazed areas shall not be required where artificial light and a
mechanical ventilation system are provided. The minimum ventilation rates
shall be 50 cubic feet per minute for intermittent ventilation or 20 cubic feet
per II minute for continuous ventilation. Ventilation air from the space shall
be exhausted directly to the outside.

2. Fans shall be ENERGY STAR compliant and be ducted to terminate outside
the building.

3. Unless functioning as a component of a whole house ventilation system,
fans must be controlled by a humidity control.

4.
a) Humidity controls shall be capable of adjustment between a relative
humidity range ≤ 50 percent to a maximum of 80 percent. A humidity control
may utilize manual or automatic means of adjustment.

b) A humidity control may be a separate component to the exhaust fan and
is not required to be integral (i.e., built-in).

Inspectıons:

The number of inspections required depends on the type of shower receptor
installed and the overall scope of the work.\

1. A rough plumbing and electrical inspection should be scheduled for any
work installed in the framing.

2. A shower pan test shall be scheduled, prior to installation of any wallboard.
3. Additional inspections may be needed based on extent of the project.

Review with your inspector during the first inspection the requirements for
your project.

4. The final inspection should be scheduled after all the work is completed. A
“Smoke and Carbon Monoxide Affidavit Form” and the “Water-Conserving
Plumbing Fixtures Certificate of Compliance by Property Owner” required to
be completed by the property owner and given to the inspector at final.
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TYP. EXTERIOR WALL FRAMING
SCALE: 3"=1'-0"

Provide Acoustical
Sealant each side

(N) R-11 Batt Insulation.

(N) 58" Plywood Sheathing

(N) 2x4 Wd. Studs @ 16" O.C.

(N) Interior Fin., 58" Gyp.Bd. Type 'X'

(N) Interior Fin., 58" Gyp.Bd. Type 'X'

Provide Accoustical Sealant each
side

(N) Fin. Flr.
by owner

Painted copper flashing
w/ hemmed drip edge -
etch, prime & paint,
slope to drain

1
2"

Framing, SSD, Typ.

Stucco, Painted; Red Iron Oxide

Framing, SSD, Typ.

(2) Layers 60 Min. Jumbo Tex building
paper / Tyvek or Equal

(2) Layers 60 Min. Jumbo Tex building
paper / Tyvek or Equal

Stucco, Painted; Red Iron Oxide
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TYP. WALL FRAMING
SCALE: 3"=1'-0"

Provide Acoustical
Sealant each side

(N) R-19 Batt Insulation.

(N) 2x4 Wd. Studs @ 16" O.C.

(N) Interior Fin., 58" Gyp.Bd. Type 'X'

(N) Interior Fin., 58" Gyp.Bd. Type 'X'

Provide Accoustical Sealant each
side

(N) Fin. Flr.
by owner

2X WD. CAP

(N) RED WD. DECKING (PROVIDE 1/4"
SPACING). FACE ATTACHMENT W/ 'TRAP
EASE' 2 1/2" SPECIALTY DECK SCREWS.

(N) DECK JOIST, S.S.D.
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WASHER.  S.S.D. FOR CONNECTION

TOP OF GUARD
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Application #: 221386 
APN: 040-311-11 
Owner: Timothy McDermott & Rebecca Ramos 

EXHIBIT F 

 
Parcel Information 

 
Services Information 
 
Urban Services Line:   X    Inside       Outside 
Water Supply: Soquel Creek Water District 
Sewage Disposal: Santa Cruz Sanitation District 
Fire District: Central Fire Protection District  
Drainage District: Flood Control Zone 6 

 
Parcel Information 
 
Parcel Size: 18,687 square-feet  
Existing Land Use - Parcel: Residential  
Existing Land Use - Surrounding: Residential 
Project Access: Jennifer Drive 
Planning Area: Aptos 
Land Use Designation: R-UL (Urban Low Density Residential) 
Zone District: R-1-10 (Single-Family Residential) 
Coastal Zone:       Inside  X     Outside 
Appealable to Calif. Coastal 
Comm. 

      Yes  X     No 

 
Environmental Information 
 
Geologic Hazards: Not mapped/no physical evidence on site 
Fire Hazard: Not a mapped constraint 
Slopes: 0% - 50%+ 
Env. Sen. Habitat: Not mapped/no physical evidence on site 
Grading: No grading proposed 
Tree Removal: No trees proposed to be removed 
Scenic: Not a mapped resource 
Archeology: Mapped Resource/Report Not Required 
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