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Before the Planning Commission in and for the 

County of Monterey, State of California 
 

In the matter of the application of:  
MR ARTEMIS LLC (PLN230350) 
RESOLUTION NO. 25-023 
Resolution by the County of Monterey Planning 
Commission recommending that the Board of 
Supervisors: 

1) Find that the project qualifies as a Class 3 
and Categorical Exemption pursuant to 
CEQA Guidelines section 15303, and there 
are no exceptions pursuant to section 
15300.2; and   

2) Approve a Combined Development Permit 
Consisting of: 
a. A Coastal Administrative Permit and 

Design Approval to allow construction of 
a 622 square foot accessory dwelling 
unit, a 210 square foot trellis and 
associated site improvement;  

b. A Coastal Administrative Permit to allow 
development within 750 feet of known 
archaeological resources; and 

c. Acceptance of an amended Conservation 
and Scenic Easement Map for the Mr. 
Artemis LLC property. 

 
[PLN230350, MR ARTEMIS LLC, 30860 Aurora 
Del Mar, Carmel, Big Sur Coast Land Use Plan, 
Coastal Zone (Assessor’s Parcel Number: 243-351-
002-000)] 

 

 
The MR. ARTEMIS LLC application (PLN230350) came on for public hearing before the 
County of Monterey Planning Commission on June 11, 2025.  Having considered all the 
written and documentary evidence, the administrative record, the staff report, oral 
testimony, and other evidence presented, the Planning Commission finds and decides as 
follows: 

FINDINGS 
 
1.  FINDING:  CONSISTENCY – The project and/or use, as conditioned, is consistent 

with the policies of the 1982 Monterey County General Plan, Big Sur 
Coast Land Use Plan, and Big Sur Coastal Implementation Plan (Part 
3); the requirements of the applicable subdivision and zoning ordinances 
(Title 20); and other County health, safety, and welfare ordinances 
related to land use development. 
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 EVIDENCE: a)  No conflicts were found to exist. No communications were received 
during the course of review of the project indicating any inconsistencies 
with the text, policies, and regulations in these documents.   

  b)  The project involves the construction of a detached 622 square foot 
accessory dwelling unit and a 210 square foot free standing trellis. 
Associated site improvements include modifications to the existing 
driveway as well as the construction of new walkways, patios, and pads. 
Associated grading would involve approximately 330 cubic yards of cut 
and 30 cubic yards of fill (300 cubic yards of net export). The project 
will also involve development within 750 feet of known archaeological 
resources as well as an amendment to a Conservation and Scenic 
Easement deed and corresponding map. 

  c)  Allowed Use. The property is located at 30860 Aurora Del Mar, 
Carmel, Big Sur Coast Land Use Plan, Coastal Zone (Assessor’s Parcel 
Number: 243-351-002-000).  The parcel is zoned Rural Density 
Residential with a density of 40 acres per unit and a Desing Control 
Overlay in the Coastal zone (“RDR/40-D(CZ)), which allows for the 
construction of accessory dwelling units, subject to the granting of a 
Coastal Administrative Permit. The Design Control overlay requires the 
granting of a Design Approval for all structures. Development within 
750 feet of known archaeological resources is allowed subject to the 
granting of a Coastal Administrative Permit pursuant to Big Sur Coastal 
Implementation Plan section 20.145.120.A.1. Pursuant to Title 20 
section 20.82.030.B, the Planning Commission shall act as the 
recommending body to the Board of Supervisors when the Board is the 
appropriate authority for the Combined Development Permit. The Board 
of Supervisors is the appropriate authority to consider the proposed 
Conservation and Scenic Easement (deed and map attached therein as 
“Exhibit B”) Amendment. After the Planning Commission’s 
recommendation of approval, the project will be scheduled before the 
Board of Supervisors. Therefore, the project as proposed is an allowed 
use for this site.  

  d)  HCD-Planning staff conducted a site inspection on March 11, 2025 to 
verify that the proposed project conforms to the applicable plans and 
Monterey County Code.  

  e)  Lot Legality. The subject property is identified in its current 
configuration as Lot 13 a Final Map entitled “Map of Tract No.588 
Carmel Sur”, recorded in July 1968 (Volume 10, Cities & Towns, Page 
6). Therefore, the County recognizes the subject properties as legal lots 
of record.  

  f)  Development Standards. The project meets all required development 
standards for Rural Density Residential or “RDR” zoning, which are 
identified in Title 20 section 20.16.060. The required setbacks for 
habitable accessory structures are 50 feet (front), six feet (side), and six 
feet (rear) and the proposed development will have setbacks of 179 feet 
(front), eight feet (side), and 134 feet (rear). The allowed height limit for 
habitable accessory structures is 15 feet, and the proposed ADU will 
have a height of 12 feet 10 inches. The allowed maximum building site 
coverage is 25% and the proposed development will increase building 
site coverage on the site to 24.8%. The required minimum distance 
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between Accessory and Main structures is 10 feet, and the project 
proposes 10 feet between the proposed ADU and the existing single-
family dwelling.  

  g)  Design and Visual Resources. Pursuant to Title 20 Chapter 20.44, the 
project parcels and surrounding area are designated as a Design Control 
Zoning District (“D” zoning overlay), which regulates the location, size, 
configuration, materials, and colors of structures and fences to assure 
the protection of the public viewshed and neighborhood character. The 
proposed ADU will consist of colors and materials matching the 
existing single-family dwelling including tan natural stone exterior 
walls, and dark powder coated aluminum windows and doors. The 
trellis is also a dark powder coated aluminum. The colors and materials 
are consistent with the rural nature of the Big Sur Coast Land Use Plan 
and the utilization of natural colors and materials is consistent with the 
neighboring residences. The Big Sur Coast Land Use Plan identifies 
those developments which are visible from Highway 1 and major public 
viewing areas as being within the Critical Viewshed. The subject 
property and proposed development are located adjacent to Highway 1, 
along a private road that provides access to the Otter Cove 
neighborhood. Due to existing vegetation and topography the proposed 
development is not visible from Highway 1 nor any other public 
viewing areas, and as sited and designed is consistent with the Big Sur 
Coast Land Use Plan. The project is consistent with the viewshed 
regulations for the Otter Cove Subdivision as outlined in the Big Sur 
Coastal Implementation Plan section 3.2.5.G.  

  h)  Conservation and Scenic Easement. In June 2001, a Conservation and 
Scenic Easement was placed over undeveloped portions of the property 
with the purpose to preserve the open space, scenic, and the natural 
resource values present on the property and so as to prevent the adverse 
direct and cumulative effects on coastal resources and public access 
from development (Clerk Recorders Document No. 2002028360). The 
easement was placed over the property as a condition of approval for the 
development of the single-family dwelling (HCD File No. PLN990044), 
as required by Big Sur Coast Land Use Plan Policy 3.2.5.G and Big Sur 
Coastal Implementation Plan section 20.145.030.B.7. The easement 
deed prohibits all structures, restricts advertising, and requires the 
landscaping, vegetation, and topography to remain in their present 
conditions. The easement boundaries include the entirety of the 
property, except for the existing development footprint and 
autocourt/driveway, and an area occupied by a leach field. This 
excluded area is identified in the easement deed as a “building 
envelope”. The easement prohibits all structures but allows “only a 
single family dwelling with patio, garage and other access structures 
limited to one story…” within the building envelope area. Although the 
proposed ADU meets the exception language (“accessory structures”), 
there is no area that could be developed with an ADU without 
encroaching on the existing easement boundaries or developing over the 
existing septic system. Therefore, an amendment to the easement deed’s 
legal description and map (Exhibit B) is proposed to allow for 
construction of the proposed ADU. The proposed easement map 
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amendment involves reconfiguring and relocating 1,100 square feet of 
the existing easement. The overall size of the easement will remain the 
same with implementation (approximately 43,598 square feet). The 
proposed reconfiguration allows for construction of a 622 square foot 
ADU in closer proximity to the existing single-family dwelling. 
Pursuant to the Big Sur Coast Land Use Plan Policy 3.2.3.B, staff 
conducted a site visit and determined that the proposed location for the 
ADU will not be visible from Highway 1 or any other public viewing 
area due to topography and existing vegetation and is therefore not 
within the Critical Viewshed. Additionally, as described in subsequent 
Evidence “i” and “j”, no biological or cultural resources exist within the 
proposed ADU footprint. Accordingly, this 1,100 square foot area of the 
existing easement is not protecting aesthetic, biological, archaeological, 
or other sensitive resources. The proposed ADU location is the most 
appropriate for the subject property and its constraints. The proposed 
easement amendment will not create any impacts to visual resources and 
will allow the continued dual-function of the easement - protecting 
visual and coastal resources on the property. The easement deed 
language would remain the same and continue to prohibit new structures 
within the easement boundaries, material alteration of the topography 
and landscape, and advertising, thus ensuring preservation and 
conservation of the property’s natural scenic beauty and natural 
condition in perpetuity. Allowing for the construction of an ADU while 
continuing to protect the site’s sensitive resources is consistent with the 
intent of the original Conservation and Scenic Easement and State Law.  

  i)  Biological Resources. A biological report (County of Monterey Library 
No. LIB220309) was prepared by Jeffrey B. Froke on June 3, 2022. The 
report assessed the area of proposed development which was observed 
to be a planted environment covered with nearly all nonnative and 
cultivated plant species. The report concluded that the proposed ADU 
will not adversely affect, jeopardize, or otherwise diminish the natural 
biological values of the property. 

  j)  Archaeological Resources.  The Big Sur Coastal Implementation Plan 
section 20.145.120.B.1 requires an Archaeological report for all 
development within a High Archaeological sensitivity zone. According 
to the Monterey County Geographic Informational System (GIS), the 
subject property has a high archaeological sensitivity and is also within 
750 feet of a known archeological resource. A Phase I and Phase II 
Archaeological report (County of Monterey Library No. LIB220310) 
was prepared by Dana Supernowicz in January 2022. The report was 
negative and concluded that the site does not appear to contain any 
Native American archaeological sites, resources, or artifacts. Therefore, 
the potential for inadvertent impacts to archaeological resources is 
limited and will be controlled by application of the County’s standard 
condition (Condition No. 3) which requires the contractor to stop work 
if previously unidentified resources are discovered during construction. 

  k)  Land Use Advisory Committee. The project was referred to the Big Sur 
Land Use Advisory Committee (LUAC) for review.  Based on the 
LUAC Procedure guidelines adopted by the County of Monterey Board 
of Supervisors, this application warranted referral to the LUAC because 
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the project involves a public hearing Design Approval and a lot line 
adjustment in the Coastal Zone. The LUAC voted 5-0 in support of the 
project as proposed. The LUAC members brought up concerns relating 
to the glare-causing potential of solar panels, insufficient room for 
turning around in the driveway, and fireproofing of the proposed 
materials.  

  l)  The application, project plans, and related support materials submitted 
by the project applicant to County of Monterey HCD-Planning for the 
proposed development found in Project File PLN230350. 

    
2.  FINDING:  SITE SUITABILITY – The site is physically suitable for the use 

proposed. 
 EVIDENCE: a)  The project has been reviewed for site suitability by the following 

departments and agencies: HCD-Planning, HCD-Engineering Services, 
HCD-Environmental Services, Environmental Health Bureau, and 
Carmel Highlands Fire Protection District. County staff reviewed the 
application materials and plans to verify that the project on the subject 
site conforms to the applicable plans and regulations, and there has been 
no indication from these departments/agencies that the site is not 
suitable for the development. Conditions recommended have been 
incorporated. 

  b)  Staff identified potential impacts to Cultural Resources, Geological 
Resources (Soils), Biological Resources, and Forest Resources. The 
following reports have been prepared:  
- “Phase I and Phase II Archaeological Study” (County of Monterey 

Library No. LIB220310) prepared by Dana Supernowicz, Pebble 
Beach, CA, January 2022. 

- “Geotechnical and Percolation Investigation” (County of Monterey 
Library No. LIB240156) prepared by Belinda Taluban, Salinas, 
CA, November 1, 2022. 

- “Biological Resources Report” (County of Monterey Library No. 
LIB220309) prepared by Jeffrey B Froke, Pebble Beach, CA, June 
03, 2022. 

- “Tree Protection Plan” (County of Monterey Library No. 
LIB220308) prepared by Frank Ono, Pacific Grove, CA, July 25, 
2022. 

The above-mentioned technical reports by outside consultants indicated 
that there are no physical or environmental constraints that would 
indicate that the site is not suitable for the use proposed.  County staff 
has independently reviewed these reports and concurs with their 
conclusions.   

  c)  Staff conducted a site inspection on March 11, 2025, to verify that the 
site is suitable for this use. 

  d)  The application, project plans, and related support materials submitted 
by the project applicant to the County of Monterey HCD - Planning for 
the proposed development found in Project File PLN230350. 

    
3.  FINDING:  HEALTH AND SAFETY - The establishment, maintenance, or 

operation of the use or structure applied for, will not, under the 
circumstances of the particular case, be detrimental to the health, safety, 
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peace, morals, comfort, and general welfare of persons residing or 
working in the neighborhood of such proposed use; or be detrimental or 
injurious to property and improvements in the neighborhood; or to the 
general welfare of the County. 

 EVIDENCE: a)  The project was reviewed by HCD-Planning, HCD-Engineering 
Services, HCD-Environmental Services, Environmental Health Bureau, 
and Carmel Highlands Fire Protection District. The respective agencies 
have recommended conditions, where appropriate, to ensure that the 
project will not have an adverse effect on the health, safety, and welfare 
of persons either residing or working in the neighborhood.   

  b)  Potable water will continue to be provided by The Carmel Riviera 
Mutual Water Company. An existing onsite wastewater treatment 
system will serve the proposed ADU and continue to serve the main 
residence. The OWTS was found to be in good working order. All 
necessary public facilities will be provided to the proposed ADU.  

  c)  Staff conducted a site inspection on March 11, 2025, to verify that the 
site is suitable for this use. 

  d)  The application, project plans, and related support materials submitted 
by the project applicant to the County of Monterey HCD - Planning for 
the proposed development found in Project File PLN230350. 

    
4.  FINDING:  NO VIOLATIONS - The subject property is in compliance with all 

rules and regulations pertaining to zoning uses, subdivision, and any 
other applicable provisions of the County’s zoning ordinance.  No 
violations exist on the property.  

 EVIDENCE: a)  Staff reviewed County of Monterey HCD - Planning and Building 
Services Department records and is not aware of any violations existing 
on subject property. 

  b)  Staff conducted a site inspection on March 11, 2025, and researched 
County records to assess if any violation exists on the subject property.   

  c)  The application, plans and supporting materials submitted by the project 
applicant to County of Monterey HCD-Planning for the proposed 
development are found in Project File PLN230350. 

    
5.  FINDING:  ACCESSORY DWELLING UNIT – The project meets the established 

regulations and standards as identified in Title 20, Section 20.64.030. 
 EVIDENCE: a)  Title 20, Section 20.64.030 establishes regulations and standards for 

which an accessory dwelling unit, accessory to the main residence on a 
lot, may be permitted. The project includes the construction of a 622-
square-foot ADU that includes independent living facilities as shown in 
the attached plans. 

  b)  The ADU complies with the maximum allowed floor area of 1,200 
square feet and will be the first ADU on the subject property. The ADU 
is sited approximately 10 feet south of the single-family dwelling and 
meets all required setback standards (see Finding 1, Evidence “f”). 

  c)  The ADU meets the required site development standards and design 
criteria as defined in Title 20 section 20.64.030 and Chapter 20.44. 

  d)  The ADU is required to have one parking space. The existing driveway 
and two-car garage satisfy this requirement and provide adequate 
parking for the proposed ADU and existing single-family dwelling.  
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  e)  The application was reviewed by the Environmental Health Bureau 
(EHB) to ensure adequate sewage disposal and water supply facilities 
exist and are readily available to serve the ADU. EHB made the 
determination that the property has adequate public facilities, and no 
further comments or conditions were provided (See Finding 3 and 
supporting evidence). 

  f)  The application, project plans, and related support materials submitted 
by the project applicant to County of Monterey HCD-Planning for the 
proposed development can be found in Project File PLN230350. 
 

6.  FINDING:  PUBLIC ACCESS – The project is in conformance with the public 
access and recreation policies of the Coastal Act (specifically Chapter 3 
of the Coastal Act of 1976, commencing with Section 30200 of the 
Public Resources Code) and Local Coastal Program, and does not 
interfere with any form of historic public use or trust rights.   

 EVIDENCE: a)  No access is required as part of the project as no substantial adverse 
impact on access, either individually or cumulatively, as described in 
Section 20.145.150.D.1 of the Big Sur Coastal Implementation Plan can 
be demonstrated. 

  b)  The subject property is not described as an area where the Local Coastal 
Program requires public access (Figure 2 in the Big Sur Coastal Land 
Use Plan). 

  c)  No evidence or documentation has been submitted or found showing the 
existence of historic public use or trust rights over this property. 

  d)  The application, plans and supporting materials submitted by the project 
applicant to County of Monterey HCD-Planning for the proposed 
development are found in Project File PLN250350.  

  e)  The project planner conducted a site inspection on March 11, 2025. 
7.  FINDING:  CEQA (Categorically Exempt): - The project is categorically exempt 

from environmental review and no unusual circumstances were 
identified to exist for the proposed project. 

 EVIDENCE: a) California Environmental Quality Act (CEQA) Guidelines section 
15303 categorically exempts the construction and location of new small 
structures, including accessory structures.  Guidelines section 15317 
categorically exempts the acceptance or modification of easements that 
maintain open space character of an area.  

  b) The proposed project involves the construction of a detached 622 square 
foot accessory dwelling unit and a free standing 210 square foot trellis. 
Associated site improvements include modifications to the existing 
driveway as well as the construction of new walkways, patios, and pads. 
Therefore, the project is consistent with the categorical exemption 
requirements of CEQA Guidelines section 15303. The project also 
includes amending a conservation and scenic easement (deed and map). 
The amended easement will remain in its existing size (approximately 
44,598 square feet) but be reconfigured to allow construction of the 
proposed ADU. Acceptance of the amended Conservation and Scenic 
Easement Deed is consistent with the Class 17 exemption.  

  c) No adverse environmental effects were identified during staff review of 
the development application during a site visit on March 11, 2025. 
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d) None of the exceptions under CEQA Guidelines Section 15300.2 apply
to this project. There is no significant effect on the environment due to
unusual circumstances. Project location is not within a sensitive
environment. There is no cumulative impact without any prior
successive projects of the same type in the same place, over time and no
new land use is proposed. The site is not included on any list compiled
pursuant to Section 65962.5 of the Government Code to be considered
on a hazardous waste site. No trees are proposed for removal. The
proposed project will also not be visible from any scenic vista or
corridor. No known historical resources are found in the geotechnical or
archaeological reports which may cause a substantial adverse change in
the significance of a historical resource.

e) The application, project plans, and related support materials submitted
by the project applicant to County of Monterey HCD-Planning for the
proposed development found in Project File PLN230350.

DECISION 

NOW, THEREFORE, based on the above findings and evidence, the Planning Commission 
does hereby recommend that the Board of Supervisors:  
1. Find that the project qualifies as a Class 3 and Class 17 Categorical Exemption pursuant to

CEQA Guidelines sections 15303 and 15317, and there are no exceptions pursuant to section
15300.2; and

2. Approve a Combined Development Permit consisting of: 1) A Coastal Administrative Permit
and Design Approval for the construction of a new 622 square foot accessory dwelling unit
attached by a 210 square foot trellis and associated site improvement; 2) A Coastal
Administrative Permit to allow development within 750 feet of known archaeological
resources; and 3) Acceptance of an amended Conservation and Scenic Easement Map for the
Mr. Artemis LLC property

All of which are in general conformance with the attached sketch and subject to the attached 8 
conditions, all being attached hereto and incorporated herein by reference. 

PASSED AND ADOPTED this 11th day of June 2025 upon motion of Commissioner Diehl, 
seconded by Commissioner Hartzell, by the following vote: 

AYES: Mendoza, Gomez, Diehl, Gonzalez, Work, Shaw, Hartzell, Roberts, Getzelman 
NOES: None 

ABSENT: Monsalve 
ABSTAIN: None 

________________________________________ 
Melanie Beretti, AICP 

Planning Commission Secretary 

COPY OF THIS DECISION MAILED TO APPLICANT ON JULY 30, 2025. 

This decision, if this is the final administrative decision, is subject to judicial review pursuant to California 
Code of Civil Procedure Sections 1094.5 and 1094.6.  Any Petition for Writ of Mandate must be filed with the 
Court no later than the 90th day following the date on which this decision becomes final.  

Docusign Envelope ID: D95A2581-95E6-47DF-A4F2-84F14B21D833
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B.U.R. BUILT UP ROOFING

C C/C CENTER TO CENTER
C.B. CATCH BASIN
CEM. CEMENT
C.J. CONTROL JOINT
CLG. CEILING
CLKG. CAULKING
CLR. CLEAR
COL. COLUMN
COMB. COMBINATION
CONC. CONCRETE
CONN. CONNECTION
CONSTR. CONSTRUCTION
CONT. CONTINUOUS
CONTR. CONTRACTOR
CPT. CARPET
C.T. CERAMIC TILE
CTR. CENTER
CW COLD WATER

D DBL. DOUBLE
DEG. DEGREE
DEMO DEMOTITION
DET/DTL DETAIL
DIAG. DIAGONAL
DIA. DIAMETER
DIM. DIMENSION
DN. DOWN
DR. DOOR
DS. DOWNSPOUT
DW. DISHWASHER
DWG. DRAWING
DWR. DRAWER

E (E) EXISTING
E EAST
EA EACH
E.B. EXPANSION BOLT
E.J. EXPANSION JOINT
EL. ELEVATION
ELEC. ELECTRICAL
ELEV. ELEVATOR
EMER. EMERGENCY
ENCL. ENCLOSURE
ENGR. ENGINEER
E.P.B. ELECTRICAL PANEL BOARD
EQ. EQUAL
EXP. EXPANSION/EXPOSED
EXT. EXTERIOR

F (F) FUTURE
F.A. FIRE ALARM
FABR. FABRICATE
F.A.R. FLOOR AREA RATIO
F.B. FLAT BAR
F.D. FLOOR DRAIN
F.D.C. FIRE DEPARTMENT CONNECTION
FDN/FND FOUNDATION
F.E. FIRE EXTINGUISHER
F.E.C. FIRE EXTINGUISHER CABINET
F.F. FINISH FLOOR
F.F.E. FINISH FLOOR ELEVATION
F.G. FINISH GRADE
F.H. FULL HEIGHT
F.H.M.S. FLAT HEAD MACHINE SCREW
F.H.W.S. FLAT HEAD WOOD SCREW
FIN. FINISH
FIXT. FIXTURE
FL. FLOW LINE
FLASH. FLASHING
FLR. FLOOR
FLUOR. FLUORESCENT
F.O. FINISHED OPENING
F.O.B. FACE OF BRICK
F.O.C. FACE OF CONCRETE
F.O.F. FACE OF FINISH
F.O.M. FACE OF MASONRY
F.O.S. FACE OF STUD
FRPF. FIREPROOFING
FT. FOOT OR FEET
FTG. FOOTING
FURR. FURRING

G GA. GAUGE
GALV. GALVANIZED
G.B. GRAB BAR
G.C. GENERAL CONTRACTOR
GD. GARBAGE DISPOSAL
GEN. GENERAL
GFCI. GROUND FAULT CIRCUIT INTERRUPTED 
GL. GLASS
GLAZ. GLAZED
GLB GLUE LAM BEAM
GND. GROUND
GR. GRADE
GSM. GALVANIZED SHEET METAL
GYP. GYPSUM
GYP BD. GYPSUM BOARD

H H.B. HOSE BIB
H/C HANDICAPPED
H.C. HOLLOW CORE
HCWD. HOLLOW CORE WOOD DOOR
HDWD. HARDWOOD
HDWR. HARDWARE
H.M. HOLLOW METAL
HORIZ. HORIZONTAL
HP. HIGH POINT
HR. HOUR
HT. HEIGHT
HVAC HEATING VENTILATION AIR 

CONDITIONING
HW HOT WATER

I I.D. INSIDE DIAMETER
IN. INCH
INCAD. INCANDESCENT
INSUL. INSULATION
INT. INTERIOR

J J-BOX JUNCTION BOX
J.H. JOIST HANGER
JNT. JOINT
JST. JOIST

K K.D. KILN DRIED
KIT. KITCHEN

L L LONG/LENGTH
LAM. LAMINATE
LAV. LAVATORY
LB. POUND
LP. LOW POINT
LT. LIGHT
LTG. LIGHTING

M MACH. MACHINE
MAT. MATERIAL
MAX. MAXIMUM
MECH. MECHANICAL
MEMB. MEMBRANE
MEZZ. MEZZANINE
MFR. MANUFACTURER
MID. MIDDLE
MIN. MINIMUM/MINUTE
MIRR. MIRROR
MISC. MISCELLANEOUS
M.P. METAL PANEL
M.S. MOTION SENSOR
MTD. MOUNTED
MTG. MOUNTING
MTL. METAL
MUL. MULLION
MW. MICROWAVE

N (N) NEW
N NORTH
N.I.C. NOT IN CONTRACT
NO. NUMBER
NOM. NOMINAL
N.T.S. NOT TO SCALE

O O/ OVER
OA. OVERALL
O.C. ON CENTER
O.D. OUTSIDE DIMENSION
OH. OVERHEAD
OPG. OPENING
OPP. OPPOSITE

P PERF. PERFORATED
PERP. PERPENDICULAR
P.L. PROPERTY LINE
P.LAM. PLASTIC LAMINATE
PLAS. PLASTER
PLYWD. PLYWOOD
PNT. PAINT
PT'D PAINTED
PR. PAIR
PT. POINT/PRESSURE TREATED
PWR. POWER

Q QTY. QUANTITY

R (R) REMODELED
R. RISER
RAD. RADIUS
RCP REFLECTED CEILING PLAN
R.D. ROOF DRAIN
RECEP. RECEPTACLE
RECT. RECTANGULAR
REF. REFERENCE
REFR. REFRIGERATOR
REINF. REINFORCED
REQ'D. REQUIRED
RESIL. RESILIENT
RETG. RETAINING
REV. REVISION
RM ROOM
RND. ROUND
R.O. ROUGH OPENING
RWL RAINWATER LEADER

S S SOUTH
S.C. SOLID CORE
S.C.D. SEE CIVIL DRAWINGS
SCHED SCHEDULE
SCR. SCREEN
SCWD. SOLID CORE WOOD DOOR
SECT. SECTION
S.F. SQUARE FOOT
SHT. SHEET
SHTHG. SHEATHING
SHWR. SHOWER
SIM. SIMILAR
SKYLT. SKYLIGHT
S.L.D. SEE LANDSCAPE DRAWINGS
S.M.D. SEE MECHANICAL DRAWINGS
SMS. SHEET METAL SCREW
S.M.W.P. SHEET MEMBRANE WATERPROOFING
SPEC. SPECIFICATION
S.R. SUPPLY REGISTER
SQ. SQUARE
S.S. STAINLESS STEEL
S.S.D. SEE STRUCTURAL DRAWINGS
STD. STANDARD
STL. STEEL
STOR. STORAGE
STRUC. STRUCTURAL
SUR. SURFACE
SUSP. SUSPENDED
SVC. SERVICE
SVY. SURVEY
SYM. SYMMETRICAL

T TR TREAD
T&B TOP AND BOTTOM
T&G TONGUE AND GROOVE
T.B. TOWEL BAR
T.C. TRASH CAN
T.D. TRENCH DRAIN
TEMP. TEMPERED
TER. TERRAZZO
TG. TEMPERED GLAZING
THK. THICK
THRES. THRESHOLD
T.O.C. TOP OF CONCRETE
T.O.P. TOP OF PAVEMENT
TOPO. TOPOGRAPHY
T.O.S. TOP OF STEEL
T.O.W. TOP OF WALL
TPO THERMOPLASTIC OLEFIN
TYP. TYPICAL

U UNF. UNFINISHED
UON UNLESS OTHERWISE NOTED

V VCT. VINYL COMPOSITION TILE
VER. VERIFY
VERT. VERTICAL
VG. VERTICAL GRAIN
V.I.F. VERIFY IN FIELD

W W WEST/WIDE/WIDTH
W/ WITH
W.C. WATER CLOSET
WD. WOOD
W.H. WATER HEATER
WN. WINDOW
W/O WITHOUT
WP. WATERPROOFING
W.R. WATER RESISTANT
WT. WEIGHT
W.V. WOOD VENEER
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ARTEMIS RESIDENCE
- ADU

08.08.2024

30860 AURORA DEL
MAR, CARMEL-BY-THE-
SEA, CA 93923

ADU - COASTAL
DEVELOPMENT
PERMIT

21-033

ARTEMIS LLC

WORK DESCRIPTION:
THE PROJECT CONSISTS OF A 622 SF 1-BEDROOM DETACHED ADU NEXT TO AN EXISTING 1-STORY
SINGLE FAMILY RESIDENCE. THE ADU WILL MATCH THE HEIGHT, STYLE AND MATERIAL PALETTE OF THE 
EXISTING HOUSE.
LANDSCAPE IMPROVEMENTS WILL INCLUDE NEW PAVING, WOOD DECK, A DETACHED STEEL TRELLIS, 
SITE WALLS, PATHS AND PLANTING. NO TREE REMOVAL PROPOSED.

APN: 243-351-002-000 

OCCUPANCY GROUP: R-3

CONSTRUCTION TYPE: V-B

ZONING DISTRICT: RDR/40-D(CZ) 

LAND USE DESIGNATION: NONE

LCP LAND USE DESIGNATION: RURAL RESIDENTIAL

FIRE HAZARD ZONE (SRA SETBACK): VERY HIGH

FIRE HAZARD ZONE (LRA SETBACK): NONE

SEISMIC HAZARD ZONE: UNDETERMINED

FLOOD ZONE: VE|X

FIRE DISTRICT: CARMEL HIGHLANDS FPD

DOMESTIC WATER SERVICE PROVIDER: CARMEL RIVIERA WATER COMPANY

PARKING: 3 EXISTING  

COASTAL ZONE: YES

VISUAL SENSITIVITY: NONE

SQUARE FOOTAGE:               

EXISTING PROPOSED

GARAGE: 696 SF 696 SF

LEVEL 1: 4288 SF 4288 SF

ADU: N/A 622 SF

TOTAL: 4,984 SF 5,606 SF

FLOOR AREA RATIO:    0.08 0.09

DETACHED TRELLIS (UNCONDITIONED):  253 SF

ADU SETBACKS:

REQUIRED PROPOSED

REAR: 4' 134'-10"

FRONT: 30' 179'-1"

N.SIDE: 4' 110'-6"

S.SIDE: 4' 8'-0"

COASTAL BLUFF OFFSET: 50' 80'-0"

BUILDING HEIGHT:

PERMITTED: 16'

PROPOSED: 12'-10"  MAX

PERMITTED # OF STORIES: 1

PROPOSED # OF STORIES: 1

LOT SIZE:

NET LOT SIZE: 60,211 SF

PERMITTED MAX FLOOR AREA: 15,053 SF

PROPOSED FLOOR AREA: 5,606 SF

MAX LOT COVERAGE: 25%

EXISTING DEVELOPMENT AREA: 13,467 SF

PROPOSED DEVELOPMENT AREA: 14,983 SF 

PROPOSED LOT COVERAGE PERCENTAGE : 24.88%

SUBJECT 
PROPERTY

AERIAL PHOTO

VICINITY MAPS PROJECT DATA

APPLICABLE CODES

NEIGHBORHOOD PLAN

GENERAL NOTES

THIS PROJECT SHALL COMPLY WITH THE FOLLOWING CODES:

2022 CALIFORNIA RESIDENTIAL CODE 
2022 CALIFORNIA BUILDING CODE 
2022 CALIFORNIA MECHANICAL CODE
2022 CALIFORNIA ELECTRICAL CODE
2022 CALIFORNIA PLUMBING CODE
2022 CALIFORNIA ENERGY CODE (TITLE-24) 
2022 CALIFORNIA FIRE CODE
2022 CALIFORNIA GREEN BUILDING CODE
ALL OTHER APPLICABLE STATE AND LOCAL CODES AND ORDINANCES.

IN THE EVENT OF CONFLICTS IN CODE REQUIREMENTS, THE MOST STRINGENT 
REQUIREMENTS SHALL APPLY. ANY CONFLICTS BETWEEN THE CONSTRUCTION 
DOCUMENTS AND THE ABOVE LISTED CODES AND ORDINANCES SHALL BE BROUGHT TO 
THE ATTENTION OF THE ARCHITECT AND OWNER FOR RESOLUTION BEFORE COMMENCING 
WITH THE WORK.

1. ALL CONSTRUCTION AND INSTALLATION SHALL CONFORM TO THE FOLLOWING CODES: 2022 
CALIFORNIA BUILDING, RESIDENTIAL, PLUMBING, MECHANICAL, ELECTRICAL CODE, STATE 
ENERGY STANDARDS, AND ANY OTHER GOVERNING CODES AND ORDINANCES.

2. IN THE EVENT OF CONFLICT, THE MOST STRINGENT REQUIREMENTS SHALL APPLY. THE 
CONTRACTOR SHALL REVIEW AND VERIFY ALL DIMENSIONS OF BUILDING AND SITE AND NOTIFY 
THE ARCHITECT OF ANY DISCREPANCIES BEFORE PROCEEDING WITH CONSTRUCTION.

3. THE GENERAL CONTRACTOR SHALL VERIFY AND ASSUME RESPONSIBILITY FOR ALL 
DIMENSIONS AND SITE CONDITIONS. THE GENERAL CONTRACTOR SHALL INSPECT THE EXISTING 
PREMISES AND TAKE NOTE OF EXISTING CONDITIONS PRIOR TO SUBMITTING PRICES. NO CLAIM 
SHALL BE ALLOWED FOR DIFFICULTIES ENCOUNTERED WHICH COULD HAVE REASONABLY BEEN 
INFERRED FROM SUCH AN EXAMINATION.

4. CONTRACTOR SHALL BE RESPONSIBLE FOR COORDINATION BETWEEN ARCHITECTURAL, 
STRUCTURAL, LANDSCAPE, CIVIL, MECHANICAL, PLUMBING, ELECTRICAL, AND FIRE 
PROTECTION. THIS INCLUDES REVIEWING REQUIREMENTS OF INDIVIDUAL SYSTEMS BEFORE 
ORDERING AND INSTALLATION OF ANY WORK. VERIFY ALL ARCHITECTURAL DETAILS AND ALL 
FINISH CONDITIONS (WHETHER DEPICTED IN DRAWINGS OR NOT) WITH SAME DISCIPLINES.

5. ANY ERRORS, OMISSIONS, OR CONFLICTS FOUND IN THE VARIOUS PARTS OF THE 
CONSTRUCTION DOCUMENTS SHALL BE BROUGHT TO THE ATTENTION OF THE ARCHITECT AND 
THE OWNER BEFORE PROCEEDING WITH THE WORK.

6. DO NOT SCALE DRAWINGS. WRITTEN DIMENSIONS GOVERN. ALL CLEAR DIMENSIONS ARE NOT 
TO BE ADJUSTED WITHOUT APPROVAL OF THE ARCHITECT.

7. WHEN SHOWN IN PLAN, ALL DIMENSIONS ARE TO FACE OF STUD, CONCRETE, CENTERLINE OF 
COLUMNS, OR CENTERLINE OF STUD WITHIN WALL ASSEMBLIES, UNLESS OTHERWISE NOTED.

8. WHEN SHOWN IN SECTION OR ELEVATION, ALL DIMENSIONS ARE TO TOP OF PLATE OR TOP OF 
CONCRETE UNLESS OTHERWISE NOTED.

9. DETAILS SHOWN ARE TYPICAL, SIMILAR DETAILS APPLY IN SIMILAR CONDITIONS.

10. THE CONTRACTOR SHALL BE RESPONSIBLE FOR APPLYING AND OBTAINING ALL REQUIRED 
INSPECTIONS TO CONFORM WITH LOCAL BUILDING AND FIRE CODES.

11. PROVIDE AND INSTALL 2x FLAT WOOD BLOCKING FOR ALL BATH ACCESSORIES, HANDRAILS, 
CABINETS, TOWEL BARS, WALL MOUNTED FIXTURES AND ANY OTHER ITEMS ATTACHED TO 
WALLS.

12. ALL CHANGES IN FLOOR MATERIALS OCCUR AT CENTERLINE OF DOOR OR FRAMED OPENINGS 
UNLESS OTHERWISE INDICATED ON THE DRAWINGS.

13. INSTALL ALL FIXTURES, EQUIPMENT, AND MATERIALS PER MANUFACTURER'S 
RECOMMENDATIONS AND THE REQUIREMENTS OF THE CODES. ALL APPLIANCES, FIXTURES, 
AND EQUIPMENT ASSOCIATED WITH PLUMBING, ELECTRICAL, AND MECHANICAL SYSTEMS 
SHALL BE LISTED BY A NATIONALLY RECOGNIZED AND APPROVED AGENCY.

14. VERIFY CLEARANCES FOR FLUES, VENTS, CHASES, SOFFITS, FIXTURES, FIREPLACES, ETC., 
BEFORE ANY CONSTRUCTION, ORDERING OF, OR INSTALLATION OF ANY ITEM OF WORK.

15. PROVIDE FIRE-BLOCKING @ ALL CONCEALED DRAFT OPENINGS (VERTICAL & HORIZONTAL). AS 
PER 2022 CBC 718.2 & CRC R302.11, FIRE-BLOCKING SHALL BE PROVIDED IN THE FOLLOWING 
LOCATIONS:

A. IN CONCEALED SPACES OF STUD WALLS AND PARTITIONS, INCLUDING FURRED SPACES, AT 
THE CEILING AND FLOOR LEVELS AND HORIZONTALLY AT MAX. 10 FOOT INTERVALS.

B. IN CONCEALED INTERCONNECTIONS SUCH AS SOFFITS, DROP CEILINGS, COVE CEILINGS.

C. IN CONCEALED SPACES BETWEEN STAIR STRINGERS AT THE TOP AND BOTTOM OF THE 
RUN.

D. IN OPENINGS AROUND VENTS, PIPES, DUCTS, CABLES, AND WIRES AT CEILING & FLR. LEVEL 
W/ AN APPROVED MATERIAL TO RESIST THE FREE PASSAGE OF FLAME & PRODUCTS OF 
COMBUSTION.

16. PROVIDE DRAFT-STOPPING @ ALL CONCEALED DRAFT OPENINGS (VERTICAL & HORIZONTAL). 
AS PER 2022 CBC 718.3-4 & CRC R302.12 DRAFT-STOPS SHALL BE INSTALLED SO THE 
CONCEALED SPACE DOES NOT EXCEED 1,000 SQ. FT. AND IS BELOW, DRAFT-STOPPING SHOULD 
BE PROVIDED IN THE FOLLOWING CIRCUMSTANCES:

A. SUSPENDED CEILING UNDER FLOOR FRAMING

B. OPEN WEB TRUSS OR PERFORATED FLOOR FRAMING MEMBERS.

17. PRESSURE TREATED LUMBER TO BE USED IF IN DIRECT CONTACT WITH CONCRETE WALLS IF 
THERE IS NO PROVIDED AIR GAP.

18. ALL EARTHWORK AND SITE DRAINAGE INCLUDING BASEMENT AND PIER EXCAVATION, 
PREPARATION OF THE SUBGRADE BENEATH HARDSCAPE, PLACEMENT AND COMPACTION OF 
ENGINEERED FILL BENEATH HARDSCAPE, BASEMENT RETAINING WALL BACKFILL, AND FINAL 
SURFACE DRAINAGE INSTALLATION SHOULD BE PERFORMED IN ACCORDANCE WITH THE 
GEOTECHNICAL REPORT. THE GEOTECHNICAL ENGINEER SHOULD BE PRESENT TO OBSERVE 
AND TEST, AS NECESSARY, THE EARTHWORK AND FOUNDATION INSTALLATION PHASES OF THE 
PROJECT. 

19. ARCHITECTURAL PAINTS AND COATINGS, ADHESIVES, CULKS AND SEALANTS SHALL COMPLY 
WITH THE VOLATILE ORGANIC COMPOUND (VOC) LIMITS LISTED IN 2022 CALGREEN TABLES 
4.504.1-4.504.3.  

20. STRUCTURAL OBSERVATION SHALL BE REQUIRED BY THE ENGINEER FOR STRUCTURAL 
CONFORMANCE TO THE APPROVED PLANS.

SUBJECT 
PROPERTY

SPECIAL INSPECTIONS

GEOTECHNICAL OBSERVATIONS & TESTING: 
THE GEOTECHNICAL ASPECTS OF THE CONSTRUCTIONS, INCLUDING FOUNDATION 
EXCAVATIONS, SUBGRADE PREPARATION BENEATH HARDSCAPE, PLACEMENT AND 
COMPACTION OF ENGINEERED FILL BENEATH HARDSCAPE, AND THE INSTALLATION 
SURFACE DRAINAGE CONTROL SYSTEMS SHOULD BE PERFORMED IN ACCORDANCE WITH 
THE RECOMMENDATIONS PRESENTED IN THE GEOTECHNICAL REPORT PREPARED BY FRIAR 
& ASSOCIATES DATED 08-11-2021. FRIAR & ASSOCIATES SHOULD BE PRESENT TO OBSERVE 
AND TEST, AS NECESSARY, THE EARTHWORK, FOUNDATION, AND DRAINAGE INSTALLATION 
PHASES OF THE PROJECT.

DEFERRED SUBMITTALS

DEFERRED SUBMITTAL ITEMS SHALL NOT BE INSTALLED UNTIL DESIGN AND SUBMITTAL 
DOCUMENTS HAVE BEEN REVIEWED AND APPROVED BY THE ARCHITECT AND BUILDING 
OFFICIAL.

1. RESIDENTIAL FIRE SPRINKLER SYSTEM INSTALLED IN ACCORDANCE TO NFPA 13D & 
STATE & LOCAL REQUIREMENTS.  

2. PHOTOVOLTAIC PANEL ARRAY
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SITE PLAN GENERAL NOTES
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63 WOOD DECKING, SLD
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117 CONCRETE STEPS, SLD
121 ADU ELEC. METER
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PERMIT PLN210102
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NOTE:
FOR CONSTRUCTION STAKING
SCHEDULING OR QUOTATIONS
PLEASE CONTACT ALEX ABAYA
AT LEA & BRAZE ENGINEERING
(510)887-4086 EXT 116.
aabaya@leabraze.com

NOTES

LEGEND

CUBIC YARDS

WITHIN BUILDING

FOOTPRINT

OUTSIDE

BUILDING

FOOTPRINT

TOTAL CUBIC

YARDS

CUT 330
FILL 30
EXPORT 300

walzori
KMBT_C224e civil-20141013170142
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NOTE:
FOR CONSTRUCTION STAKING
SCHEDULING OR QUOTATIONS
PLEASE CONTACT ALEX ABAYA
AT LEA & BRAZE ENGINEERING
(510)887-4086 EXT 116.
aabaya@leabraze.com
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NOTE:
FOR CONSTRUCTION STAKING
SCHEDULING OR QUOTATIONS
PLEASE CONTACT ALEX ABAYA
AT LEA & BRAZE ENGINEERING
(510)887-4086 EXT 116.
aabaya@leabraze.com

DATUM ELEV
40.00

DATUM ELEV
40.00

walzori
KMBT_C224e civil-20141013170142



”

“ ”

NOTE:
FOR CONSTRUCTION STAKING
SCHEDULING OR QUOTATIONS
PLEASE CONTACT ALEX ABAYA
AT LEA & BRAZE ENGINEERING
(510)887-4086 EXT 116.
aabaya@leabraze.com
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SCHEDULING OR QUOTATIONS
PLEASE CONTACT ALEX ABAYA
AT LEA & BRAZE ENGINEERING
(510)887-4086 EXT 116.
aabaya@leabraze.com
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23 (N) MTL CANOPY ABV.

63 WOOD DECKING, SLD

68 (E) DRIVEWAYS

69 (E) GRAVEL TURNOUT

70 ADJACENT STRUCTURE

116 PERMEABLE GRAVEL PAVING, SLD

117 CONCRETE STEPS, SLD

118 FREE STANDING TRELLIS

121 ADU ELEC. METER

126 TREE PREVIOUSLY REMOVED UNDER SEPARATE
PERMIT PLN210102
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LEGEND

NEW WALL

WOOD FLOOR

(E) WALL TO REMAIN

KEY PLAN

N

1. PROVIDE MIN 36" x 36" LEVEL LANDINGS OUTSIDE AT EXTERIOR DOORS 
PER CBC SECTION 1008.1.5, WITH LANDINGS NOT MORE THAN 7.75" 
BELOW INSIDE FINISHED FLOORS AT INWARD SWINGING (OR SLIDING) 
DOORS AND .75" AT OUTWARD SWINGING PER CBC SECTION 1008.1.6. 
LANDINGS SHALL SLOPE 1/4"/FT MIN. AWAY FROM DOORS. 

2. PROVIDE SOUND ATTENUATION INSULATION AT INTERIOR WALLS AND 
FLOORS.

3. GLASS DOORS & PANELS OF SHOWER & BATHTUB ENCLOSURES & 
ADJACENT WALL OPENINGS WITHIN 60" ABOVE A STANDING SURFACE OR 
DRAIN INLET SHALL BE TEMPERED SAFETY GLASS, AS PER CBC SECTION 
2406.3 #5.

4. PROVIDE SKID-RESISTANT SURFACE ON BATHROOM FLOORS.

5. BASE MATERIAL BENEATH SHOWER PAN SLOPED TO DRAIN AS PER CPC 
SECTION 411.4.

6. OPEN GUARDRAILS SHALL HAVE INTERMEDIATE RAILS OR AN 
ORNAMENTAL PATTERN SUCH THAT A SPHERE 4 INCHES IN DIAMETER 
CANNOT PASS THROUGH.

7. PER CRC R307.2 AND R702.4.2, BATHTUB/SHOWER FLOORS AND WALLS 
ABOVE BATHTUBS WITH INSTALLED SHOWER HEADS AND IN SHOWER 
COMPARTMENTS SHALL BE FINISHED WITH A NONABSORBENT SURFACE. 
SUCH WALL SURFACES SHALL EXTEND TO A HEIGHT OF NOT LESS THAN 
6 FEET ABOVE THE FLOOR.

8. CONTRACTOR TO FIELD VERIFY ALL DIMENSIONS, TYP.

9. PROVIDE MIN 30" CLR WIDTH @ W.C. AND 24" CLR. FLOOR AREA AT 
FRONT OF BOWL.

10. ANNULAR SPACE AROUND PIPES, ELECTRIC OUTLETS, CONDUITS OR 
OTHER OPENINGS IN THE BUILDING'S ENVELOPE AT EXTERIOR WALLS 
SHALL BE PROTECTED AGAINST THE PASSAGE OF RODENTS BY CLOSING 
SUCH OPENINGS WITH CEMENT MORTAR, CONCRETE MASONRY OR 
SIMILAR METHODS (CALGREEN 4.406.1)

11. RECYCLE AND/OR SALVAGE FOR REUSE A MINIMUM OF 75 PERCENT OF 
THE NONHAZARDOUS CONSTRUCTION AND DEMOLITION WASTE IN 
ACCORDANCE WITH SECTION 4.408.1 TIER 2.

12. ALL DIMENSIONS ARE TO FACE OF FRAMING, U.O.N.

FLOOR PLAN GENERAL NOTES
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1. REFER TO FLOOR PLANS FOR ROOF DRAINAGE AT LOWER LEVEL ROOFS

2. ROOFING SHALL MAINTAIN A CLASS 'A' FIRE RATING AND COMPLY WITH 
THE PROVISIONS OF CRC SECTION R902.1.3.

3. ROOF AND DECK SURFACES SHALL SLOPE AT 1/4" PER FOOT MINIMUM, 
U.O.N. VERIFY ALL SLOPES IN FIELD WITH ARCHITECT.

4. PROVIDE CRICKETS AT SKYLIGHTS, CHIMNEYS, MECHANICAL 
EQUIPMENT, AND OTHER LOCATIONS AS REQUIRED FOR POSITIVE 
DRAINAGE TOWARD DRAINS.

5. THE CONTRACTORS SHALL HAVE A COPY OF THE ROOFING SYSTEM 
I.C.B.O.REPORT PRESENT AT INSPECTIONS.

6. PROVIDE INDEPENDENTLY PIPED OVERFLOW DRAINS AT ROOF DRAIN 
LOCATIONS OR OVERFLOW SCUPPERS AS NOTED/REQUIRED.

7. PROVIDE CLEANOUTS AS REQUIRED.

8. PROVIDE BASKET DEBRIS SCREENS AT ROOF DRAINS.

9. FLASH AND SEAL ROOF PENETRATIONS SUCH AS VENTS, FANS, HOODS, 
ETC. AS REQUIRED FOR A WATER-TIGHT INSTALLATION.

10. SHEET METAL FLASHING AND TRIM SHALL BE G.S.M. TO THE MINIMUM 
GAUGES SPECIFIED IN THE PROJECT MANUAL, U.O.N.

11. STRUCTURAL OBSERVATION SHALL BE REQUIRED BY THE ENGINEER 
FOR STRUCTURAL CONFORMANCE TO THE APPROVED PLANS.

12. ROOF CAVITIES ARE FILLED WITH INSULATION IN LIEU OF VENTILATION. 
SPRAY-IN-PLACE FOAM INSULATION IS USED AS A VAPOR BARRIER (2" 
MIN. APPLICATION) AS PRESCRIBED BY INDUSTRY STANDARDS AND 
MANUFACTURER'S RECOMMENDATIONS.

A. ROOF OVER CONDITIONED SPACES:
(3" THK (R-19) SPRAY APPLIED FOAM-IN-PLACE INSULATION APPLIED 
TO ROOF DECK W/ R-19 BATT INSULATION, TYP.

B. ROOF OVER UNCONDITIONED SPACES:
NO INSULATION, TYP.

C. PARAPETS:
FILL CAVITIES W/ SPRAY APPLIED FOAM-IN-PLACE INSULATION, TYP.

D. FREE-STANDING WALLS:
FILL CAVITIES W/ SPRAY APPLIED FOAM-IN-PLACE INSULATION, TYP.

ROOF PLAN GENERAL NOTES
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FLOOR & ROOF
PLAN

ARTEMIS RESIDENCE
- ADU

05.24.2024

30860 AURORA DEL
MAR, CARMEL-BY-THE-
SEA, CA 93923

ADU - COASTAL
DEVELOPMENT
PERMIT

21-033

ARTEMIS LLC

KEYNOTE LEGEND

6 (N) SKYLIGHT

23 (N) MTL CANOPY ABV.

63 WOOD DECKING, SLD

83 (N) DOWNSPOUT W/ SCUPPER AND OVERFLOW TYP.

92 (N) SKYLIGHT ABV.

118 FREE STANDING TRELLIS

119 OVERHEAD CABINETRY

120 KITCHEN COUNTER W/SINK, STOVE, FRIDGE

121 ADU ELEC. METER

1/4" = 1'-0"1
FLOOR PLAN - ADU

1/4" = 1'-0"2
ROOF PLAN - ADU

1/4" PER FT MIN.

DESC. DATE
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LEGEND

CONCRETE

GLASS

STONE

ORIGINAL GRADE

1. CONTRACTOR TO FIELD VERIFY ALL DIMENSIONS, TYP.

2. GRADE FOR ESTABLISHING DAYLIGHT PLANE SHALL BE AN AVERAGE OF 
THE GRADE AT THE MIDPOINT OF THE BUILDING AND GRADE AT THE 
CLOSEST POINT ON THE ADJACENT LOT.

EXT. ELEVATION GENERAL NOTES
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ARTEMIS LLC

KEYNOTE LEGEND

27 (N) STONE VENEER

79 METAL TRELLIS, TYP

83 (N) DOWNSPOUT W/ SCUPPER AND OVERFLOW TYP.

118 FREE STANDING TRELLIS

121 ADU ELEC. METER

122 OUTDOOR BATHROOM MTL DOOR,

123 MAIN RESIDENCE, APPROVED UNDER SEPARATE PERMIT #23CP00282

124 ALUMINUM SLIDING DOOR

125 ALUMINUM WINDOW

1/4" = 1'-0"1
NORTH ELEVATION - ADU

1/4" = 1'-0"2
EAST ELEVATION - ADU

1/4" = 1'-0"3
SOUTH ELEVATION - ADU

1/4" = 1'-0"4
WEST ELEVATION - ADU

STONE EXTERIOR WALL POWDER COATED ALUMINUM 
WINDOWS, DOORS AND METAL TRELLIS
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E4
1

E7
E4

E2 E2

E2

E2
UP

D6

E1

E1

E1

E1

D6

E4

E4
1

SYMBOL TYPE DESCRIPTION MANUFACTURER LAMP IMAGE

E1 TRELLIS MOUNTED MONOPOINT BEACHSIDE 5W LED

E2 RECESSED STEP LIGHT LUCIFER 4.2W LED

E4 STAKE MOUNTED PATH LIGHT BK 3W LED

E7 ADJUSTABLE PATH LIGHT BEACHSIDE 3W LED

D6 DECORATIVE SCONCE BY OTHERS HINKLEY 5W LED

LIGHTING LEGEND

NOTES
1. EXTERIOR AND LANDSCAPE LIGHTING CONTROLLED VIA AN ASTRONOMICAL TIMECLOCK.
2. LIGHTING LOCATIONS MAY VARY BASED ON SITE CONDITION.
3. REFER TO LIGHTING EQUIPMENT SPECIFICATIONS AND CUTSHEETS FOR MORE INFORMATION.
4. FIXTURE ZONES TBD BY LIGHTING DESIGNER. CONTROLS TBD BY ELECTRICAL ENGINEER.ASSUME ONE LIGHTING ZONE PER EACH 
    FIXTURE TYPE

LIGHTING PLAN GENERAL NOTES
1. FOR DECORATIVE FIXTURES DENOTED "DX",  ASSUME ALL LOADS ARE INCANDESCENT UNLESS OTHERWISE NOTED.
SEE LIGHTING PLANS FOR ZONING AND CONTROLS.

2. ALL DECORATIVE FIXTURES DENOTED "DX" WILL BE OWNER FURNISHED, CONTRACTOR INSTALLED.

3. ACTUAL LOCATION OF FLOOR/WALL RECEPTACLES TO BE DETERMINED BY ARCHITECT OR INTERIOR DESIGNER.

4. ALL DECORATIVE SCONCE LOCATIONS & PENDANT HEIGHTS TO BE DETERMINED BY INTERIOR DESIGNER.  REFER TO
INTERIOR ELEVATIONS FOR MOUNTING LOCATIONS.

5. ALL EXHAUST FAN & OCCUPANCY SENSOR LOCATIONS TO BE DETERMINED BY ARCHITECT.  SEE LIGHTING PLANS FOR
ZONING AND CONTROLS.

6. ALL KEYPADS/DIMMERS/SWITCHES TO BE GANGED TOGETHER UNDER A SINGLE FACEPLATE.

7.        KEYPAD/DIMMER/SWITCH LOCATIONS TO BE DETERMINED BY INTERIOR DESIGNER. REFER TO INTERIOR ELEVATIONS
FOR MOUNTING LOCATIONS.

8.       WHEN MLV AND INC LOADS ARE WIRED TOGETHER, USE MLV-APPROPRIATE DIMMER.

9.         REFER TO LIGHTING SCHEDULE AND CUTSHEET PACKAGE FOR ADDITIONAL INFORMATION

.

TITLE 24 COMPLIANCE NOTES
1. ALL LUMINAIRES SHALL MEET THE REQUIREMENTS IN ACCORDANCE WITH TABLE §150.0  AND ANY PERMANENTLY
INSTALLED LIGHT SOURCE (PER DEFINITION IN  §100.1) CONTAINING LAMPS IN ACCORDANCE WITH REFERENCE JOINT
APPENDIX JA8.

2. ALL FLUORESCENT BALLASTS MUST BE ELECTRONIC AND CERTIFIED TO THE ENERGY COMMISSION IN ORDER TO BE
CONSIDERED HIGH EFFICACY, AND MEET THE FOLLOWING:
a. MINIMUM RATED LIFE OF 30,000 HOURS AT MAXIMUM RATED CASE TEMPERATURE, AND
b. DIMMING BALLASTS TO HAVE A BALLAST FACTOR OF .85 AND NON-DIMMING BALLASTS TO HAVE A 

BALLAST FACTOR OF .90.

3. ALL LUMINAIRES INSTALLED WITH JA8 CERTIFIED LIGHT SOURCES ARE REQUIRED TO BE CONTROLLED BY EITHER A
DIMMER OR VACANCY SENSOR AS WELL AS ALL BLANK ELECTRICAL BOXES MORE THAN FIVE FEET ABOVE THE FLOOR PER
SECTION 6.3.4.

4. BATHROOM, GARAGE, LAUNDRY, CLOSET GREATER THAN 70 FT², UTILITY:
MANUAL-ON/AUTOMATIC-OFF VACANCY SENSORS REQUIRED TO CONTROL AT LEAST ONE LUMINAIRE PER SECTION 6.3.3.

5. CLOSET UNDER 70 FT² OR HALLWAY:
DIMMERS OR VACANCY SENSORS NOT REQUIRED ON ANY LUMINAIRES PER SECTION 6.3.4.

6. EXTERIOR LIGHTING:
ALL LIGHTING SHALL MEET THE REQUIREMENTS IN §150.0-A). SOLID STATE LIGHTING (SSL) LUMINAIRES INSTALLED
OUTDOORS ARE EXEMPTED FROM THE GENERAL RESIDENTIAL LIGHTING REQUIREMENT THAT ALL SSL LUMINAIRES OR
RESIDENTIAL LIGHTING MUST MEET REQUIREMENTS OF JOINT APPENDIX JA8 PER SECTION 6.5.1.

7. EXTERIOR LIGHTING ATTACHED TO BUILDING:
ALL LIGHTING ATTACHED TO RESIDENCE OR OTHER BUILDINGS ON THE SAME LOT MUST BE CONTROLLED BY A MANUAL
ON/OFF SWITCH AND ONE OF THE FOLLOWING: MOTION SENSOR, PHOTO CONTROL, ASTRONOMICAL TIME CLOCK, OR
ENERGY MANAGEMENT CONTROL SYSTEM

CONTROLS NOTES
1. CONTRACTOR IS RESPONSIBLE FOR PROVIDING SENSORS AND CONTROLS AS REQ'D TO MEET TITLE 24
REQUIREMENTS.

2. CONTRACTOR IS RESPONSIBLE FOR COOR'D WITH OWNER/ AV CONSULTANT/ ARCHITECT AND ID ON CONTROL STATION
PREFERENCES (KEYPADS, DIMMERS, FACEPLATES, FINISHES AND ENGRAVING)

LANDSCAPE LIGHTING KEYNOTES

1 LIGHTING FIXTURE IS GROUND STAKE MOUNTED, TYPICAL.

LANDSCAPE
LIGHTING PLAN A

00
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TREE PROTECTION FENCE, TYP.
SEE DETAILS, THIS SHEET

1. Refer to the 30860 Aurora Del Mar Tree Impact 
Assessment Report, dated 07/25/22, as prepared by Ono 
Consulting, for additional notes and information related to 
the Construction Tree Protection Measures.
2. All existing trees not shown for removal are to remain 
and be protected throughout construction. 

TREE REMOVAL + PROTECTION NOTES

TREE REMOVAL + PROTECTION LEGEND
Tree to remain / be protected

Tree previously removed under separate permit PLN210102, Typ. of 3

4' 2x4 wire mesh with driven steel "T" posts

TREE PREVIOUSLY REMOVED 
UNDER SEPARATE PERMIT 
PLN210102, TYP. OF 3
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TREE PROTECTION ZONE SIGNAGE

2x4 STEEL WIRE MESH FENCE SECURELY FASTENED 
TO "T" POST WITH GALVANIZED "T" POST CLIPS. SEE 
PLAN (ABOVE) FOR LOCATIONS

GALVANIZED "T" POST CLIP, 
TYP. OF 3 PER "T" POST

2x4 STEEL WIRE MESH FENCE SECURELY 
FASTENED TO "T" POST WITH GALVANIZED "T" 
POST CLIPS. SEE PLAN (ABOVE) FOR LOCATIONS

SECTION DETAIL: TREE PROTECTION FENCE
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OTTER COVE

FUEL MANAGEMENT NOTES:
In accordance with California state guidelines for creating a defensible space around structures, a reduced 
fuel zone shall be created and managed for the proposed development shown in these drawings. 

Management will include thinning and removal of existing combustible vegetation, live or dead. In 
addition, proposed plantings closest to the structures shall have some fire resistance, or be very low 
growing plants as to reduce the potential fire hazard.

Landscaping Zone – entire landscaped area
Approved landscaping must be designed and maintained to minimize flammability. All landscaping occurs 
within the property boundary. Ornamental landscaping often results in large amounts of shrubby 
flammable vegetation being planted near structures. Many commonly used landscape plants, such as 
conifers, flammable woody shrubs, and tall ornamental grasses, shall be avoided because they may 
create a fire threat to a home that would otherwise be fire safe. All plant material that is removed from the 
landscaping must be composted or removed and disposed of properly. The horizontal and vertical 
spacing between landscaping plants and volume of landscaping biomass should be appropriate to reduce 
fire intensity and the rate of spread of fire.
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Prescriptions for Tree Pruning:
a. All branches, living or dead, less than 3 inches diameter in width and less than either 8 feet
from the ground or three times the height of any understory shrubs whichever is greater, shall be removed.
b. Living branches that are greater than 3 inches in diameter but lower than 8 feet in height can
be retained, provided that the area within the drip-line of trees is maintained Oaks with live
limbs resting on the ground need not be removed, but all ground debris around and beneath the limbs 
must be removed to reduce fire risk.
c. Dead limbs less than 8 feet in height shall be removed.
d. In landscaped areas, healthy tree branches less than 3 inches in diameter or 8 inches diameter if split or 
diseased, should be removed to provide vertical clearance of 3 times the height of the understory plants, 
or 8 feet above understory plants, whichever is greater.
e. For trees shorter than 24 inches in height, remove lower 1/3 of branches smaller than 3 inches in 
diameter, or alternatively, treat as a shrub grouping.
f. Once initial pruning is accomplished, tree pruning is likely to be needed infrequently, on an
interval of about once every 3 to 5 years.
g. Do not thin or prune the tree canopy, as this will promote more understory shrub growth as
well as lower parts of the tree, and will result in increased risk that fire will spread to the tree canopy.

Ember Resistant Zone: 0-5ft from structures
All flammable vegetation and any dead or dying plant shall be removed within 5 
feet surrounding any building on the property.  Any branches shall be removed 
within 10 feet of any chimney or stovepipe outlet.  Plants in this area will be 
limited to low growing, nonwoody, properly watered and maintained plants.  Any 
fencing within this area shall be non-combustible

Green Zone: 0-30ft from structures
All flammable vegetation and any dead or dying plant shall be removed within 30 
feet surrounding any building on the property. Trees shall be well pruned and 
well spaced to avoid the spread of fire, including removal of all limbs 6 feet from 
the ground. All annual grasses shall be mowed in early summer to maintain a 
height of 4 inches during the summer. 

Reduce Fuel Zone: 30-100ft from structures
Mowing grass under and around trees reduces fire intensity and rate of spread 
of fire to an acceptable level, and diminishes the possibility fire can climb into 
tree canopy. Pruning the small lower tree branches, will reduce the possibility 
fire can spread into the tree crowns. Woody weed species such as French 
Broom, Poison Hemlock and Thistles must be completely removed annually. All 
grass growing under trees, out to 6 feet beyond the drip lines of trees, should be 
mowed in early summer to a height of four inches. Small diameter lower tree 
branches must be pruned, and removal of leaf litter depth should be kept to no 
greater than 4 inches.

ADU LIMIT OF WORK, TYP.

FUEL MANAGEMENT LEGEND:
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