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DRAFT RESOLUTION 
 

Before the Planning Commission  

in and for the County of Monterey, State of California 
 

In the matter of the application of:  

DOLORES PASS LLC (PLN220117) 

RESOLUTION NO. 24--- 

Resolution by the Monterey County Planning 

Commission: 

1. Finding that the project qualifies for a Class 

3 Categorical Exemption pursuant to CEQA 

Guidelines section 15303, and none of the 

exceptions from section 15300.2 apply to 

the project; and 

2. Approving a Combined Development 

Permit consisting of a: 

a. Coastal Administrative Permit and 

Design Approval to allow 

demolition of a 367 square foot 

detached garage; the construction of 

a 3,810 square foot single family 

dwelling, inclusive of a 441 square 

foot garage and 158 square foot 

basement, and associated site 

improvements; 

b. Coastal Development Permit to 

allow removal of five trees, 

consisting of three landmark size 

Monterey pine, and two (2) Coast 

live oak; 

c. Coastal Development Permit to 

allow development on slopes in 

excess of 30%; and 

d. Coastal Development Permit to 

allow development within 750 feet 

of known archaeological resources. 

[PLN220117, Dolores Pass LLC, 24726 Dolores 

Street, Carmel, Carmel Area Land Use Plan, Coastal 

Zone (APN: 009-111-008-000)]  

 

 

The Dolores Pass LLC application (PLN220117) came on for a public hearing before the 

Monterey County Planning Commission on October 25, 2023 and April 24, 2024. Having 

considered all the written and documentary evidence, the administrative record, the staff 

report, oral testimony, and other evidence presented, including the conditions of approval 

and project plans, the Monterey County Planning Commission finds and decides as 

follows: 

 

FINDINGS 
 

1. 1

. 

FINDING:  CONSISTENCY – The project and/or use, as conditioned, is 

consistent with the applicable policies of the 1982 Monterey 
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County General Plan, Carmel Area Land Use Plan, and Monterey 

County Coastal Implementation Plan (Part 4); the Coastal Zoning 

Ordinance (Title 20); and other County health, safety, and welfare 

ordinances related to land use development. 

 EVIDENCE: a)  The project has been reviewed for consistency with the text, 

policies, and regulations in the: 

- 1982 Monterey County General Plan; 

- Carmel Area Land Use Plan (Carmel Area LUP); 

- Monterey County Coastal Implementation Plan, Part 1, 

Zoning Ordinance (Title 20); and 

- Monterey County Coastal Implementation Plan, Part 4, 

Regulations for Development in the Carmel Area Land 

Use Plan Area (Carmel Area CIP).   

No inconsistencies with the text, policies, and regulations in these 

documents were identified. Planning staff did not receive public 

comment throughout the course of review of this application.  

  b)  Allowed Uses. The proposed project is located at 24726 Dolores 

Street, Carmel within the Carmel Area Land Use Plan in 

unincorporated Monterey County. The property is zoned Medium 

Density Residential with a maximum Density of 2 units an acre 

and a Design Control overlay, Coastal Zone, or “MDR/2-D(CZ).” 

MDR Zoning allows the development of the first single-family 

dwelling on a lot as principally allowable uses subject to approval 

of a Coastal Administrative Permit (Title 20 section 20.12.040.A). 

Consistent with sections 20.146.060, 20.146.090, of the Carmel 

Area CIP, additional Coastal Development Permits have been 

applied to this project to address the proposed tree removal and 

proximity to a known archaeological resource. A Coastal 

Development Permit has been applied pursuant to Title 20 section 

20.64.230 to allow development on slopes greater than 30%. 

  c)  Lot Legality. The lot is shown in its current size and configuration 

as Lot 4 on the Carmel Woods in Volume 3, pg. 21 of “Cities and 

Towns.” This map was filed on June 9, 1922 with the County of 

Monterey Recorder. While this map was recorded prior to August 

14, 1929 (previous iterations of statewide subdivision legislation 

did not regulate the “design and improvement of subdivisions”), 

there are statements on the map by the City Engineer and City 

Assessor of Carmel-by-the-Sea stating that “each and every block 

therein has been carefully examined as to its value for residential 

purposes and that all of said land is suitable for residential 

purposes” and “that the map in all respects and the streets thereon 

are proper.” This indicates official review of the subdivision and 

lot design, which was found to meet the review criteria in place at 

the time. On October 26, 2018, a letter from County staff notified 

the property owner at that time that the County had determined 

that Lot 4 was a legal lot of record and qualified for an 

unconditional Certificate of Compliance (PLN180465). There are 

two Certificates of Compliance being processed by the County at 

the time of this report. Therefore, the County recognizes this 

parcel as a legal lot of record. 

  d)  Development Standards. The development standards for the MDR 
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zoning are codified in Title 20 section 20.12.060, which cross 

references to the regulations for parking in Chapter 20.58. The 

project is consistent with all these development standards as 

detailed in Evidence “e” through “i” below. 

  e)  Setbacks. Main structures are required to have a minimum 20 foot 

front setback, 5 foot side setbacks, and a 10 foot rear setback. The 

proposed front setback is approximately 25 feet and complies with 

this minimum. The structure has a 5 foot south side setback which 

complies with this minimum, while a portion of the stairway and 

landing for a balcony on the southern portion of the residence 

encroaches into this setback by 1 foot 10 inches. However, such 

encroachment is allowed by the setback exception established in 

Title 20 section 20.62.040.D, which allows uncovered stairs and 

landings to encroach into any required side setback to a maximum 

of 3 feet. The north side setback is approximately 19 feet, which 

complies with the 5 foot side setback requirement. The structure 

complies with the 10 foot rear setback, while a portion of the 

balcony encroaches into this setback by 1 foot 4 inches. Title 20 

section 20.62.040.D allows uncovered decks to encroach into rear 

setbacks by no more than 6 feet, and so the balcony encroachment 

is consistent with the exception to regulation.  

  f)  Height. The maximum allowable height for main structure is 30 

feet from average natural grade, while the proposed height of the 

residence is 29 feet and 2 inches. 

  g)  Building Site Coverage. The overall size of the property is 8,154 

square feet based on the site survey prepared by Lucido Surveyors 

dated October, 2021. The maximum allowable building site 

coverage is 35 percent (2,853 square feet), while the proposed 

coverage is 34.75 percent (2,834 square feet). 

  h)  Floor Area Ratio. The maximum allowable floor area ratio is 45 

percent (3,669 square feet), while the proposed floor area is 44.78 

percent (3,652 square feet). The project does include a 158 square 

foot basement which is not counted toward the floor area ratio 

development standard, as the definition in Title 20 section 

20.06.564 excludes “areas of enclosed floor space constructed and 

maintained entirely below ground”. 

  i)  Parking. The required parking for a single-family residence is two 

spaces, at least one of which must be covered in the MDR zoning. 

The project proposes two covered spaces in the garage. 

  j)  

 

Visual Resources and Design. The site is subject to the regulations 

of the Design Control “D” zoning district, which establishes 

design review requirements to assure protection of the public 

viewshed and neighborhood character, the Carmel Area Land Use 

Plan (LUP) policies protecting scenic resources, and their 

implementing regulations in the Monterey County Coastal 

Implementation Plan (CIP), Part 4. The project is consistent with 

these policies and regulations as detailed in subsequent Evidence 

“k” through “n” below. 

  k)  The proposed colors and materials include black window and door 

frames, a black standing seem metal roof, warm grey wood siding, 

warm grey open face stone cladding, a four foot tall natural wood 
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grape stake fence, and a grey smooth coat stucco. These materials, 

in particular the wood and stone, have a natural appearance and 

blend the building into its surroundings in accordance with CIP 

section 20.146.030.C.1.c. The natural wood fence and the grove of 

existing trees in front of the house further screen and subordinate 

the residence to the surrounding environment. 

  l)  Consistent with the Carmel Area LUP, the property was staked 

and flagged to provide a preview of the proposed development and 

any potential visual impacts. The planner conducted a site visit on 

October 4, 2023, and April 3, 2024, and did not identify any visual 

impacts. The surrounding neighborhood is a mix of one and two 

story residential development, principally single-family 

residences. A variety of styles are present, and hip and gable roof 

forms feature prominently in the neighborhood. The proposed 

project is a two-story residence with gabled roof forms, consistent 

with this pattern of development. 

  m)  The proposed exterior lighting, depicted on sheets A5 and A6 of 

the project plans attached to this resolution, is downlit and 

unobtrusive in accordance with CIP section 20.146.060.C.1.d. 

  n)  Cultural Resources. The project site is located within a high 

sensitivity area for archaeological resources and within 750 of a 

known archaeological resource. Due to this proximity, an 

archaeological investigation was conducted, and a report of the 

findings was prepared for this project. The archaeological report 

was negative for artifacts, resources or indicators of archaeological 

significance; therefore, no further investigation was warranted. 

See Finding No. 4. 

  o)  Tree Removal. The project includes removal of 14 trees, 

consisting of 3 landmark Monterey pine, 10 Coast live oak, and 1 

Redwood tree. Of these, the 3 landmark Monterey pine and 2 of 

the Coast live oak require a Coastal Development Permit to 

remove, as they are greater than 12 inches in diameter. Overall the 

tree removal is consistent with the Carmel Area Land Use Plan 

policies protecting Forest Resources and their implementing 

regulations in the Monterey County Coastal Implementation Plan, 

as detailed in Finding No. 5. In summary the tree removal is the 

minimum under the circumstances and all 14 removed trees will 

be replaced on a 1:1 basis, in keeping with the Forester’s 

recommendations. 

  p)  Development on Slopes. The project is designed such that 

development on slopes has been minimized. The grading on slopes 

greater than 30% is to create proper drainage in the areas of the 

former residence’s retaining wall, patio and walkways. The 

proposal avoids all development on slopes greater than 30% for 

the construction of the home. See Finding No. 6. 

  q) Land Use Advisory Committee. The Carmel 

Highlands/Unincorporated Land Use Advisory Committee 

reviewed the project a at their July 17, 2023 meeting and 

recommended approval as proposed. Comments at the LUAC 

related to the turn area of the driveway access, that there is 

development on slopes in excess of 30% as part of the proposed 
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project, that the project could be a speculative development, and 

how removed trees would be replanted on a 1:1 basis. The 

applicants’ representatives were at the meeting and addressed the 

questions to the LUACs satisfaction. No issues remained. 

  r) County staff conducted a site visit on October 4, 2023, and April 

3, 2024, to verify that the proposed project conforms to the 

applicable plans and regulations. 

  s) The application, project plans, and related support materials 

submitted by the project applicant to Monterey County HCD-

Planning for the proposed development found in Project File 

PLN220117. 
    

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

proposed development and/or use. 

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

departments and agencies: HCD-Planning, HCD-Engineering 

Services, HCD-Environmental Services, Cypress Fire Protection 

District and Environmental Health Bureau. County staff reviewed 

the application materials and plans, as well as the County’s GIS 

database, to verify that the project conforms to the applicable 

plans, and that the subject property is suitable for the proposed 

development. There has been no indication from these 

departments/agencies that the site is not suitable for the proposed 

development. Recommended conditions have been incorporated. 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

  

b)  The following technical reports have been prepared for the 

proposed project to analyze potential impacts to archaeological, 

biological, and forest resources, and to assess the geologic 

suitability of the site for the proposed development: 

- “Archaeological Investigation” (LIB230013) prepared by 

Kaitlin Ruppert, Monterey, CA, November 4, 2022. 

- “Biological Resource Evaluation” (LIB230014) prepared by 

Janet Walther, Monterey, CA, November 1, 2022. 

- “Tree Resource Assessment Management Plan” (LIB230012) 

prepared by Frank Ono, Pacific Grove, CA, September 1, 

2021, together with addendum dated April 10, 2023 and 

supplemental correspondences dated December 4, 2023, and 

March 12, 2024. 

- “Geology Report” (LIB230009) prepared by Robert 

Barminski, Hollister, CA, October 18, 2022. 

- “Geotechnical Investigation for the Proposed Two-story Single 

Family Residence with Attached Garage” (LIB230015) 

prepared by Belinda Taluban, Salinas, CA, November 4, 2022 

The reports 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. All development shall 

be in accordance with these reports. 

  c)  County staff conducted a site visit on October 4, 2023, and April 

3, 2024, 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 Monterey County HCD-
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Planning for the proposed development found in Project File 

PLN220117. 
    

3. 3

. 

FINDING:  HEALTH AND SAFETY – The establishment, maintenance, or 

operation of the project applied for will not under the 

circumstances of this particular case be detrimental to the health, 

safety, 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, Cypress Fire Protection 

District and the Environmental Health Bureau. Recommended 

conditions have been incorporated, 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)  Necessary infrastructure is available to serve the development. 

The applicant submitted can and will serve letters from the 

California American Water Company (Cal Am) and the Carmel 

Area Wastewater District (CAWD) verifying their capability to 

provide potable water and sewer service to the property. The site 

is within the boundaries of the Monterey Peninsula Water 

Management District (MPWMD). An MPWMD residential release 

form was submitted which showed how the existing water fixtures 

from the demolished single-family residence would be credited 

toward the construction of the single-family residence approved 

under PLN220118. To make up the difference in allowable water 

use, the applicant purchased a Malpaso Water Company Water 

Entitlement equivalent to 0.24 acre-feet of water (Document No. 

201805240), which is sufficient to construct a new single-family 

residence. The property has access off of Dolores Street. As the 

project is proposing demolishing the existing detached garage and 

altering the driveway onto Dolores, Condition No. 13 is 

incorporated which requires the applicant submit the driveway 

encroachment design to Public Works, Facilities, and Parks 

(represented by HCD-Engineering Services) for review and 

approval.  

  c)  In accordance with Monterey County Coastal Implementation Plan 

section 20.146.080.B., geological and geotechnical reports were 

prepared to assess the geological suitability of the site for the 

proposed development and if it would be impacted by any 

geologic hazards. The geologists report concluded that the home 

should have an engineered foundation and that proper channeling 

of drainage and stormwater runoff would be important in 

maintaining the integrity of the property. The geotechnical report 

concluded the site was suitable for the proposed use provided that 

loose soil is scarified and compacted as recommended in the 

report and that recommendations for foundation and retaining wall 

design are adhered to. In accordance with Section 16.08.110.D of 

Monterey County Code, all recommendations included in the 
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geological report shall be incorporated in the grading plans and 

specifications. The civil engineer, C3 Engineering, incorporated 

on-site stormwater treatment with gutters and downspouts that 

disperse water away from the house for absorption into the 

vegetated areas. Water from paved areas is collected in a trench 

drain at the front of the proposed house and is dispersed to 

vegetated areas.  

  d)  The projects conceptual grading plans depict approximately 160 

cubic yards of cut and 25 cubic yards of fill, resulting in a net 

export of 135 cubic yards. To minimize traffic impacts during the 

construction/grading phase of the project, HCD-Engineering 

services recommended a construction management plan condition, 

which is incorporated as Condition No. 14. The construction 

management plan shall be submitted to HCD-Engineering services 

for review and approval prior to issuance of grading or 

construction permits, and shall include, at a minimum, duration of 

the construction, hours of operation, truck routes, estimated 

number of truck trips that will be generated, number of 

construction workers, and on-site/off-site parking areas for 

equipment and workers and locations of truck staging areas. 

Approved measures included in the construction management plan 

shall be implemented by the applicant during the grading and 

construction phases of the project. 

  e)  The application, plans, and supporting materials submitted by the 

project applicant to Monterey County HCD-Planning for the 

proposed development found in HCD-Planning File PLN220117. 
    

4.  FINDING:  CULTURAL RESOURCES – The project is consistent with the 

Carmel Area Land Use Plan policies protecting Cultural 

Resources and their implementing regulations in the Monterey 

County Coastal Implementation Plan (CIP), Part 4. 

 EVIDENCE: a)  Pursuant to Carmel Area CIP section 20.146.090, a Coastal 

Development Permit has been applied to this project because the 

project site is within 750 feet of known cultural resources. 

  b)  An Archaeological Investigation (LIB230013) was prepared for 

this property pursuant to CIP section 20.146.090.B. The results of 

the site survey and archival research from the Northwest 

Information Center (NWIC) were negative for onsite resources, 

artifacts, or indicators of archaeological or cultural significance. 

Due to these results, the archaeologist determined further 

investigation was not warranted. The archaeologist also consulted 

the California Native American Heritage Commission Sacred 

Land File, which was positive, meaning that there are culturally 

affiliated Native American tribes within the vicinity of the project. 

The archaeologist reached out to the Esselen Tribe of Monterey 

County, and the Amah Mutsun Tribal Band of Mission San Juan 

Bautista. The Esselen Tribe of Monterey County recommended 

tribal cultural sensitivity training for all construction personnel 

involved in earth work; and the Amah Mutsun Tribal Band 

recommended both cultural sensitivity training and archaeological 

and tribal cultural monitoring. Due to the known sensitivity of the 



PLN220117 – Dolores Pass LLC   Page 8 

area, as a precaution, the archaeologist recommended cultural 

sensitivity training and both archaeological and tribal cultural 

monitoring, as well as procedures if any resources are encountered 

during the construction process. In accordance with Carmel Area 

CIP section 20.146.090.D.2.a, these recommendations have been 

implemented as a Notice of Report via Condition No. 10. The 

incorporation of these recommendations ensures that impacts 

would not be significant should unique archaeological resources or 

significant historical resources be discovered during earth work.  

  c)  The application, plans, and supporting materials submitted by the 

project applicant to Monterey County HCD-Planning for the 

proposed development found in HCD-Planning File PLN220117. 

    

5.  FINDING:  TREE REMOVAL – The tree removal is consistent with Carmel 

Area Land Use Plan policies protecting Forest Resources, and 

their implementing regulations in the Monterey County Coastal 

Implementation Plan (CIP), Part 4, Regulations for Development 

in the Carmel Area Land Use Plan. 

 EVIDENCE: a)  The project proposes removal of 14 trees, consisting of 3 landmark 

sized Monterey pine, 10 Coast live oak, and 1 Redwood tree.  

  b)  Tree removal in areas subject to the Carmel Area Land Use Plan 

requires a Coastal Development Permit unless the removal falls 

under the exemptions detailed in CIP section 20.146.060.A.1. In 

this case, the thinning of small (less than 12 inches in diameter) 

trees does not require a Coastal Development Permit pursuant to 

CIP section 20.146.060.A.1.c., so the 9 trees less than 12 inches in 

diameter do not require a permit to remove. Allowing the removal 

of the other 5 requires a Coastal Development Permit. 

Additionally, 3 of the Monterey pine are landmark trees, being 

greater than 24 inches in diameter, and development standard 

20.146.060.D.1 prohibits the removal of landmark trees, unless the 

decision-making body finds that the trees are not visually or 

historically significant and there no alternatives whereby the tree 

removal can be avoided. 

  c)  Forest Management Plan. A Forest Management Plan 

(LIB230012) was prepared by Frank Ono to assess the proposed 

removal and provide recommendations to preserve overall forest 

health as required by CIP section 20.146.060.B. 

  d)  Landmark Trees. In accordance with CIP section 20.146.060.D.1., 

the 3 landmark Monterey pine (Tree #114, #115, and #128) are not 

visually or historically significant, and there are no alternatives 

whereby their removal can be avoided. Tree #128 is within the 

footprint of the proposed residence near the southern property line, 

and attempting to re-site the home further north would both impact 

a landmark Redwood tree and entail development on slopes in 

excess of 30%. Tree #114 has a lean with two longitudinal 

fissures, and would be destabilized by any excavation around its 

base. As the grading for the project involves re-contouring the site 

in this area for the driveway and entrance path, excavation around 

the base of this tree would be unavoidable, making its removal 

unavoidable. Tree #115 is in poor condition with a thinning crown 
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- the forester described it as “senescent” with not much time left in 

its life spiral. The project would entail removing the hardscape 

near the tree and removal of adjacent pine tree #114, such that any 

interlaced roots between the two trees would be impacted by 

demolition. Together, these factors make removal of tree #115 

unavoidable. 

  e)  The project is consistent with CIP section 20.146.060.D.3 and 4, 

that removal of native trees be limited to those necessary for the 

proposed development or required for the overall health and long-

term maintenance of the forest, as verified in the Forest 

Management Plan. Trees #122, #123, #124, #125, #130, #131, 

#132, and #133 are all in the development footprint of the 

proposed residence. Tree #129 is immediately adjacent to the 

proposed residence and would be impacted by excavation for the 

foundation. Tree #119 is not in the immediate footprint of the 

residence; however, it is in poor health and suppressed by the 

surrounding trees, and recommended for removal by the forester. 

Tree #135 is outside of the immediate development footprint; 

however, it is also in poor health and recommended to be removed 

by the forester.  

  f)  Tree Replacement. CIP section 20.146.060.D.6. requires 

replacement on a 1:1 basis of all trees greater than 12 inches in 

diameter, which would be 5 trees. Typically, the County has 

required replacement of landmark trees on a 2:1 basis, which 

would require 8 replacement trees (6 to replace the 3 landmark 

Monterey Pine and 2 to replace the 2 non-landmark Coast Live 

oak). However, the forester recommended a replacement ratio of 

1:1 for all proposed tree removals to maintain forest health, 

totaling 14 trees. As this exceeds typical replacement 

requirements, staff is recommending a 1:1 replacement condition 

for all trees removed consistent with the forester’s 

recommendation as Condition No. 11. 

  g)  The application, plans, and supporting materials submitted by the 

project applicant to Monterey County HCD-Planning for the 

proposed development found in HCD-Planning File PLN220117. 

    

6.  FINDING: 

 

 

 

EVIDENCE: 

 

 

 

 

a) 

 

 

 

b) 

 

 

 

 

 

c) 

DEVELOPMENT ON SLOPES – There is no feasible 

alternative which would allow development to occur on slopes of 

less than 30% and, as sited, the project better achieves the goals 

and policies of the Monterey County Local Coastal Program. 

The proposed project includes approximately 229 square feet of 

development on slopes in excess of 30% for grading areas of the 

retaining wall, patio and walkways of the former residence to 

create proper drainage. 

Title 20 section 20.64.230 prohibits development on slopes in 

excess of 30% unless a finding can be made that either there is no 

feasible alternative which would allow development to occur on 

slopes of less than 30%; or the proposed development better 

achieves the goals, policies and objectives of the Monterey County 

Local Coastal Program than other development alternatives. 

For the implementation of stormwater control measures due to the 
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d) 

design of the house off of slopes in excess of 30%, there is cut and 

fill to grade two areas of slopes greater than 30% where there are 

presently a retaining wall, patio, and walking paths of the former 

residence. There are both no alternatives to avoid development in 

these locations and the implementation of the drainage plan better 

achieves the goals of the Local Coastal Program. CIP section 

20.146.050.E.4.e.10.e. requires that on-site drainage be designed 

to accommodate increased runoff resulting from site modification; 

the stormwater control plan requires grading of the 

aforementioned areas in order to disperse water runoff away from 

the house and into the surrounding vegetation. 

The application, plans and supporting materials submitted by the 

project applicant to Monterey County HCD-Planning for the 

proposed development found in Project File PLN220117. 

7. 4

. 

FINDING:  NO VIOLATIONS – The subject property complies 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) a

) 

Staff reviewed Monterey County HCD-Planning and HCD-

Building Services records and is not aware of any violations 

existing on the subject property. 

  b)  County staff conducted a site visit on October 4, 2023, and April 

3, 2024, and did not identify any code violations on the property. 

  c)  The application, plans and supporting materials submitted by the 

project applicant to Monterey County HCD-Planning for the 

proposed development found in Project File PLN220117. 
    

8. 5

. 

FINDING:  CEQA (Exempt) - The project is categorically exempt from 

environmental review and no unusual circumstances were 

identified to exist for the proposed project. 

 EVIDENCE: a)  CEQA Guidelines section 15303 exempts the new construction or 

conversion of a limited number of small structures, including a 

new single-family dwelling in a residential zone.  

  b)  As the construction of a new single-family residence with 

associated site improvements in a residential zoning district, the 

project fits the criteria of this exemption.  

  c)  None of the exceptions for categorical exemptions detailed in 

CEQA Guidelines section 15300.2 apply to the project, as detailed 

in subsequent Evidence “d” through “i”. 

  d)  The project is not located in an area that is mapped as an 

environmental resource of hazardous or critical concern by a local, 

state, or federal agency. 

  e)  The project, construction of a single-family residence and 

associated site improvements on a property zoned to allow such 

uses and without potentially significant impacts, would not 

contribute to a potential cumulative impact. 

  f)  There are no unusual circumstances associated with the project 

that would cause a potential environmental impact. 

  g)  The nearest scenic highway is Highway 1, which is approximately 

0.58 east of the site. However, the project is not within view of the 

highway due to distance and intervening development and 
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vegetation. 

  h)  The project is not located on a hazardous waste site compiled 

pursuant to Section 65962.5 or the Government Code. 

  i)  The project would not cause a substantial adverse change in the 

significance of a historical resource. While the residence that was 

on the site was built in 1938, it was determined not to be 

historically significant by a qualified historian from the County’s 

list of approved historical consultants and has since been 

demolished to the foundation. 

  j)  No adverse environmental effects were identified during staff 

review of the development application during site visits on 

October 4, 2023, and April 3, 2024. 

  k)  See supporting Findings No. 1 and 2. 

  l)  The application, project plans, and related support materials 

submitted by the project applicant to Monterey County HCD-

Planning for the proposed development found in Project File 

PLN220117. 
    

9.  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 20.146.130 of the Carmel Area Coastal 

Implementation Plan can be demonstrated. 

 b)  The subject property is not described as an area where the 

applicable Local Coastal Program requires public access (Figure 3, 

Public Access, in the Carmel Area 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, project plans, and related support materials 

submitted by the project applicant to Monterey County HCD-

Planning for the proposed development found in Project File 

PLN220117. 

    

10.  FINDING:  APPEALABILITY - The decision on this project may be appealed 

to the Board of Supervisors and the California Coastal Commission. 

EVIDENCE: a)  Board of Supervisors. Section 20.86.030 of the Monterey County 

Zoning Ordinance (Title 20) allows an appeal to be made to the 

Board of Supervisors by any public agency or person aggrieved by 

a decision of an Appropriate Authority other than the Board of 

Supervisors.  

 b)  California Coastal Commission. This project is appealable to the 

California Coastal Commission pursuant to Title 20 section 

20.86.080.A.3, as it includes development that is permitted in the 

underlying zone as a conditional use. The project includes removal 

of protected trees and development on slopes in excess of 30%. 
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Both of these circumstances fall under conditional uses which 

require coastal development permits. 
 

 

NOW, THEREFORE, based on the above findings and evidence, the Planning Commission 

does hereby: 

1. Find that the project qualifies for a Class 3 Categorical Exemption pursuant to CEQA 

Guidelines section 15303, and none of the exceptions from section 15300.2 apply to the 

project; and 

2. Approving a Combined Development Permit consisting of a: 

a. Coastal Administrative Permit and Design Approval to allow demolition of a 367 

square foot detached garage; the construction of a 3,810 square foot single family 

dwelling, inclusive of a 441 square foot garage and 158 square foot basement, 

and associated site improvements; 

b. Coastal Development Permit to allow removal of five trees, consisting of three 

landmark Monterey pine and two Coast live oak;  

c. Coastal Development Permit to allow development on slopes in excess of 30%; 

and 

d. Coastal Development Permit to allow development within 750 feet of known 

archaeological resources. 
 

PASSED AND ADOPTED this 24th day of April, 2024, upon motion of Commissioner 

______________ , seconded by Commissioner   ___________  , by the following vote: 
 

AYES:  

NOES:  

ABSENT:  

ABSTAIN:  
 

 

 

Melanie Beretti, AICP  

Planning Commission Secretary  
 

 

COPY OF THIS DECISION MAILED TO APPLICANT ON _______________. 
 

THIS APPLICATION IS APPEALABLE TO THE BOARD OF SUPERVISORS. IF ANYONE WISHES 

TO APPEAL THIS DECISION, AN APPEAL FORM MUST BE COMPLETED AND SUBMITTED TO 

THE CLERK TO THE BOARD ALONG WITH THE APPROPRIATE FILING FEE ON OR BEFORE 

_______________. 

 

THIS PROJECT IS LOCATED IN THE COASTAL ZONE AND IS APPEALABLE TO THE COASTAL 

COMMISSION.  UPON RECEIPT OF NOTIFICATION OF THE FINAL LOCAL ACTION NOTICE 

(FLAN) STATING THE DECISION BY THE FINAL DECISION MAKING BODY, THE 

COMMISSION ESTABLISHES A 10 WORKING DAY APPEAL PERIOD.  AN APPEAL FORM 

MUST BE FILED WITH THE COASTAL COMMISSION.  FOR FURTHER INFORMATION, 

CONTACT THE COASTAL COMMISSION AT (831) 427-4863 OR AT 725 FRONT STREET, SUITE 

300, SANTA CRUZ, CA. 
 

This decision, if this is the final 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.  
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NOTES 
 

1. You will need a building permit and must comply with the Monterey County Building Ordinance 

in every respect. 
 

Additionally, the Zoning Ordinance provides that no building permit shall be issued, nor any use 
conducted, otherwise than in accordance with the conditions and terms of the permit granted or 
until ten days after the mailing of notice of the granting of the permit by the appropriate authority, 
or after granting of the permit by the Board of Supervisors in the event of appeal. 

 

 Do not start any construction or occupy any building until you have obtained the necessary 
permits and use clearances from Monterey County HCD-Planning and HCD-Building Services 
offices in Salinas. 

 

2. This permit expires 3 years after the above date of granting thereof unless construction or use is 
started within this period.  

 



DRAFT Conditions of Approval/Implementation Plan/Mitigation 

Monitoring and Reporting Plan

PLN220117

County of Monterey HCD Planning

1. PD001 - SPECIFIC USES ONLY

PlanningResponsible Department:

This Combined Development Permit (PLN220117) consists of:

1) a Coastal Administrative Permit and Design Approval to allow demolition of a 367 

square foot detached garage; the construction of a 3,810 single family dwelling 

inclusive of a 441 square foot garage and 158 square foot basement, and associated 

site improvements; 2) a Coastal Development Permit to allow removal of 5 trees 

consisting of three (3) landmark size Monterey Pine, and two (2) Coast Live Oak; 3) a 

Coastal Development Permit to allow development on slopes in excess of 30%; and 4) 

a Coastal Development Permit to allow development within 750 feet of known 

archaeological resources. 

The property is located at 24726 Dolores Street, Carmel, Carmel Area Land Use Plan 

(Assessor's Parcel Number 009-111-008-000). This permit was approved in 

accordance with County ordinances and land use regulations subject to the terms and 

conditions described in the project file. Neither the uses nor the construction allowed by 

this permit shall commence unless and until all of the conditions of this permit are met 

to the satisfaction of the Director of HCD - Planning. Any use or construction not in 

substantial conformance with the terms and conditions of this permit is a violation of 

County regulations and may result in modification or revocation of this permit and 

subsequent legal action.  No use or construction other than that specified by this permit 

is allowed unless additional permits are approved by the appropriate authorities. To the 

extent that the County has delegated any condition compliance or mitigation monitoring 

to the Monterey County Water Resources Agency, the Water Resources Agency shall 

provide all information requested by the County and the County shall bear ultimate 

responsibility to ensure that conditions and mitigation measures are properly fulfilled . 

(HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

The Owner/Applicant shall adhere to conditions and uses specified in the permit on an 

ongoing basis unless otherwise stated.

Compliance or 

Monitoring 

Action to be 

Performed:
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2. PD002 - NOTICE PERMIT APPROVAL

PlanningResponsible Department:

The applicant shall record a Permit Approval Notice. This notice shall state:

 "A Combined Development Permit (Resolution Number ____________) was approved 

by the Planning Commission for Assessor's Parcel Number 009-111-008-000 on April 

24, 2024. The permit was granted subject to 15 conditions of approval which run with 

the land. A copy of the permit is on file with Monterey County HCD - Planning."

Proof of recordation of this notice shall be furnished to the Director of HCD - Planning 

prior to issuance of grading and building permits, Certificates of Compliance, or 

commencement of use, whichever occurs first and as applicable. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of grading and building permits, certificates of compliance, or 

commencement of use, whichever occurs first and as applicable, the Owner /Applicant 

shall provide proof of recordation of this notice to the HCD - Planning.

Compliance or 

Monitoring 

Action to be 

Performed:

3. PD003(A) - CULTURAL RESOURCES NEGATIVE ARCHAEOLOGICAL REPORT

PlanningResponsible Department:

If, during the course of construction, cultural, archaeological, historical or 

paleontological resources are uncovered at the site (surface or subsurface resources) 

work shall be halted immediately within 50 meters (165 feet) of the find until a qualified 

professional archaeologist can evaluate it.  Monterey County HCD - Planning and a 

qualified archaeologist (i.e., an archaeologist registered with the Register of 

Professional Archaeologists) shall be immediately contacted by the responsible 

individual present on-site.  When contacted, the project planner and the archaeologist 

shall immediately visit the site to determine the extent of the resources and to develop 

proper mitigation measures required for recovery.

(HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

The Owner/Applicant shall adhere to this condition on an on-going basis.  

Prior to the issuance of grading or building permits and/or prior to the recordation of the 

final/parcel map, whichever occurs first, the Owner/Applicant shall include 

requirements of this condition as a note on all grading and building plans. The note shall 

state "Stop work within 50 meters (165 feet) of uncovered resource and contact 

Monterey County HCD - Planning and a qualified archaeologist immediately if cultural , 

archaeological, historical or paleontological resources are uncovered."  

When contacted, the project planner and the archaeologist shall immediately visit the 

site to determine the extent of the resources and to develop proper mitigation 

measures required for the discovery.

Compliance or 

Monitoring 

Action to be 

Performed:
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4. PD006(A) - CONDITION COMPLIANCE FEE

PlanningResponsible Department:

The Owner/Applicant shall pay the Condition Compliance fee, as set forth in the fee 

schedule adopted by the Board of Supervisors, for the staff time required to satisfy 

conditions of approval. The fee in effect at the time of payment shall be paid prior to 

clearing any conditions of approval.

Condition/Mitigation 

Monitoring Measure:

Prior to clearance of conditions, the Owner/Applicant shall pay the Condition 

Compliance fee, as set forth in the fee schedule adopted by the Board of Supervisors.

Compliance or 

Monitoring 

Action to be 

Performed:

5. PD011 - TREE AND ROOT PROTECTION

PlanningResponsible Department:

Trees which are located close to construction site(s) shall be protected from 

inadvertent damage from construction equipment by fencing off the canopy driplines 

and/or critical root zones (whichever is greater) with protective materials, wrapping 

trunks with protective materials, avoiding fill of any type against the base of the trunks 

and avoiding an increase in soil depth at the feeding zone or drip -line of the retained 

trees.  Said protection, approved by certified arborist, shall be demonstrated prior to 

issuance of building permits subject to the approval of HCD - Director of Planning.  If 

there is any potential for damage, all work must stop in the area and a report, with 

mitigation measures, shall be submitted by certified arborist.  Should any additional 

trees not included in this permit be harmed, during grading or construction activities, in 

such a way where removal is required, the owner/applicant shall obtain required 

permits. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of grading and/or building permits, the Owner/Applicant shall submit 

evidence of tree protection to HCD - Planning for review and approval. 

During construction, the Owner/Applicant/Arborist shall submit on-going evidence that 

tree protection measures are in place through out grading and construction phases.  If 

damage is possible, submit an interim report prepared by a certified arborist.

Prior to final inspection, the Owner/Applicant shall submit photos of the trees on the 

property to HCD-Planning after construction to document that tree protection has been 

successful or if follow-up remediation or additional permits are required.

Compliance or 

Monitoring 

Action to be 

Performed:

6. PD011(A) - TREE REMOVAL

PlanningResponsible Department:

Tree removal shall not occur until a construction permit has been issued in 

conformance with the appropriate stage or phase of development in this permit. Only 

those trees approved for removal shall be removed. (HCD-Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to tree removal, the Owner/ Applicant/ Tree Removal Contractor shall 

demonstrate that a construction permit has been issued prior to commencement of 

tree removal.

Compliance or 

Monitoring 

Action to be 

Performed:
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7. PD012(D) - LANDSCAPE PLAN & MAINTENANCE (MPWMD-SFD ONLY)

PlanningResponsible Department:

The site shall be landscaped.  Prior to the issuance of building permits, three (3) copies 

of a landscaping plan shall be submitted to the Director of HCD - Planning .  A 

landscape plan review fee is required for this project.  Fees shall be paid at the time of 

landscape plan submittal.  The landscaping plan shall be in sufficient detail to identify 

the location, species, and size of the proposed landscaping materials and shall include 

an irrigation plan.  The plan shall be accompanied by a nursery or contractor 's estimate 

of the cost of installation of the plan.  Before occupancy, landscaping shall be either 

installed or a certificate of deposit or other form of surety made payable to Monterey 

County for that cost estimate shall be submitted to the Monterey County HCD - 

Planning. All landscaped areas and fences shall be continuously maintained by the 

applicant; all plant material shall be continuously maintained in a litter -free, weed-free, 

healthy, growing condition. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of building permits, the Owner/Applicant/Licensed Landscape 

Contractor/Licensed Landscape Architect shall submit landscape plans and 

contractor's estimate to HCD - Planning for review and approval.  Landscaping plans 

shall include the recommendations from the Forest Management Plan or Biological 

Survey as applicable.  All landscape plans shall be signed and stamped by licensed 

professional under the following statement, "I certify that this landscaping and irrigation 

plan complies with all Monterey County landscaping requirements including use of 

native, drought-tolerant, non-invasive species; limited turf; and low-flow, water 

conserving irrigation fixtures."

Prior to issuance of building permits, the Owner/Applicant/Licensed Landscape 

Contractor/Licensed Landscape Architect shall submit one (1) set landscape plans of 

approved by HCD-Planning, a Maximum Applied Water Allowance (MAWA) calculation, 

and a completed "Residential Water Release Form and Water Permit Application" to 

the Monterey Peninsula Water Management District for review and approval .

Prior to issuance of building permits, the Owner/Applicant/Licensed Landscape 

Contractor/ shall submit an approved water permit from the MPWMD to HCD-Building 

Services.

Prior to occupancy, the Owner/Applicant/Licensed Landscape Contractor/Licensed 

Landscape Architect shall ensure that the landscaping shall be either installed or a 

certificate of deposit or other form of surety made payable to Monterey County for that 

cost estimate shall be submitted to Monterey County HCD - Planning.

On an on-going basis, all landscaped areas and fences shall be continuously 

maintained by the Owner/Applicant; all plant material shall be continuously maintained 

in a litter-free, weed-free, healthy, growing condition.

Compliance or 

Monitoring 

Action to be 

Performed:
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8. PD014(A) - LIGHTING - EXTERIOR LIGHTING PLAN

PlanningResponsible Department:

All exterior lighting shall be unobtrusive, down-lit, harmonious with the local area, and 

constructed or located so that only the intended area is illuminated and off -site glare is 

fully controlled. The lighting source shall be shielded and recessed into the fixture. The 

applicant shall submit three (3) copies of an exterior lighting plan which shall indicate 

the location, type, and wattage of all light fixtures and include catalog sheets for each 

fixture.  The lighting shall comply with the requirements of the California Energy Code 

set forth in California Code of Regulations Title 24 Part 6.  The exterior lighting plan 

shall be subject to approval by the Director of HCD - Planning, prior to the issuance of 

building permits.

(HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of building permits, the Owner/Applicant shall submit three copies 

of the lighting plans to HCD - Planning for review and approval.  Approved lighting plans 

shall be incorporated into final building plans.

Prior to final/occupancy, the Owner/Applicant/Contractor shall submit written and 

photographic evidence demonstrating that the lighting has been installed according to 

the approved plan.

On an on-going basis, the Owner/Applicant shall ensure that the lighting is installed and 

maintained in accordance with the approved plan.

Compliance or 

Monitoring 

Action to be 

Performed:

9. PD016 - NOTICE OF REPORT

PlanningResponsible Department:

Prior to issuance of building or grading permits, a notice shall be recorded with the 

Monterey County Recorder which states:

"A(n) Forest Management Plan (Library No. LIB230012), was prepared by Frank Ono 

on September 1, 2021 together with an addendum dated April 10, 2023 and 

supplemental correspondence dated December 4, 2023 and is on file in Monterey 

County HCD - Planning.  All development shall be in accordance with this report."

(HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of grading and building permits, the Owner/Applicant shall submit 

proof of recordation of this notice to HCD - Planning.

Prior to occupancy, the Owner/Applicant shall submit proof, for review and approval, 

that all development has been implemented in accordance with the report to the HCD - 

Planning.

Compliance or 

Monitoring 

Action to be 

Performed:
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10. PD016 - NOTICE OF REPORT

PlanningResponsible Department:

Prior to issuance of building or grading permits, a notice shall be recorded with the 

Monterey County Recorder which states:

"A(n) Archaeological Investigation (Library No. LIB230013), was prepared by Kaitlin 

Ruppert, MSc, RPA on November 4, 2022 and is on file in Monterey County HCD - 

Planning.  All development shall be in accordance with this report."

(HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of grading and building permits, the Owner/Applicant shall submit 

proof of recordation of this notice to HCD - Planning.

Prior to occupancy, the Owner/Applicant shall submit proof, for review and approval, 

that all development has been implemented in accordance with the report to the HCD - 

Planning.

Compliance or 

Monitoring 

Action to be 

Performed:

11. PD048 - TREE REPLACEMENT/RELOCATION

PlanningResponsible Department:

Prior to final of construction permits, the applicant shall replace and or relocate each 

tree approved for removal as follows:

 - Replacement ratio recommended by arborist: 1:1 for all trees removed, like-for-like 

species totaling 14 trees:

- 3 Monterey pine

- 10 Coast live oak

- 1 Redwood

Replacement tree(s) shall be located within the same general location as the tree being 

removed. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

Prior to final of construction permits, the Owner/Applicant shall submit evidence of tree 

replacement to HCD -Planning

for review and approval. Evidence shall be a receipt for the purchase of the 

replacement tree(s) and photos of the replacement tree(s) being planted.

Six months after the planting of the replacement tree(s), the Owner/Applicant shall 

submit evidence demonstrating that the replacement tree(s) are in a healthy, growing 

condition.

One year after the planting of the replacement tree(s), the Owner/Applicant shall submit 

a letter prepared by a County-approved tree consultant reporting on the health of the 

replacement tree(s) and whether or not the tree replacement was successful or if 

follow-up remediation measures or additional permits are required.

Compliance or 

Monitoring 

Action to be 

Performed:

4/16/2024Print Date: Page 6 of 812:27:50PM

PLN220117



12. PD050 - RAPTOR/MIGRATORY BIRD NESTING

PlanningResponsible Department:

Any tree removal activity that occurs during the typical bird nesting season (February 

22-August 1), the County of Monterey shall require that the project applicant retain a 

County qualified biologist to perform a nest survey in order to determine if any active 

raptor or migratory bird nests occur within the project site or within 300 feet of 

proposed tree removal activity.  During the typical nesting season, the survey shall be 

conducted no more than 30 days prior to ground disturbance or tree removal.  If nesting 

birds are found on the project site, an appropriate buffer plan shall be established by 

the project biologist. (HCD - Planning)

Condition/Mitigation 

Monitoring Measure:

No more than 30 days prior to ground disturbance or tree removal, the 

Owner/Applicant/Tree Removal Contractor shall submit to HCD -Planning a nest 

survey prepare by a County qualified biologist to determine if any active raptor or 

migratory bird nests occur within the project site or immediate vicinity.

Compliance or 

Monitoring 

Action to be 

Performed:

13. PW0005 – DRIVEWAY IMPROVEMENTS

Public WorksResponsible Department:

Construct driveway connection(s) to Dolores Street. The design and construction is 

subject to the approval of the HCD-PWFP.  Encroachment Permits are required for all 

work within the public right-of-way.

Condition/Mitigation 

Monitoring Measure:

Owner/Applicant shall submit the design for review and approval of the HCD-PWFP, 

obtain an encroachment permit from the HCD-PWFP prior to issuance of building or 

grading permits, and construct and complete improvements prior to occupancy or 

commencement of use. Applicant is responsible to obtain all permits and 

environmental clearances.

Compliance or 

Monitoring 

Action to be 

Performed:

14. PW0044 - CONSTRUCTION MANAGEMENT PLAN

Public WorksResponsible Department:

The applicant shall submit a Construction Management Plan (CMP) to HCD-Planning 

and HCD-Engineering Services for review and approval. The CMP shall include 

measures to minimize traffic impacts during the construction/grading phase of the 

project. 

CMP shall include, at a minimum, duration of the construction, hours of operation, truck 

routes, estimated number of truck trips that will be generated, number of construction 

workers, and on-site/off-site parking areas for equipment and workers and locations of 

truck staging areas. Approved measures included in the CMP shall be implemented by 

the applicant during the construction/grading phase of the project. (Public Works)

Condition/Mitigation 

Monitoring Measure:

1. Prior to issuance of the Grading Permit or Building Permit , 

Owner/Applicant/Contractor shall prepare a CMP and shall submit the CMP to the 

HCD-Planning and HCD- Engineering Services for review and approval.

2. On-going through construction phases Owner/Applicant/Contractor shall implement 

the approved measures during the construction/grading phase of the project.

Compliance or 

Monitoring 

Action to be 

Performed:
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15. CC01 INDEMNIFICATION AGREEMENT

County Counsel-Risk ManagementResponsible Department:

The property owner agrees as a condition and in consideration of approval of this 

discretionary development permit that it will, pursuant to agreement and /or statutory 

provisions as applicable, including but not limited to Government Code Section 

66474.9, defend, indemnify and hold harmless the County of Monterey or its agents , 

officers and employees from any claim, action or proceeding against the County or its 

agents, officers or employees to attack, set aside, void or annul this approval, which 

action is brought within the time period provided for under law, including but not limited 

to, Government Code Section 66499.37, as applicable.  The property owner will 

reimburse the County for any court costs and attorney's fees which the County may be 

required by a court to pay as a result of such action.  The County may, at its sole 

discretion, participate in the defense of such action; but such participation shall not 

relieve applicant of his/her/its obligations under this condition.  An agreement to this 

effect shall be recorded upon demand of County Counsel or concurrent with the 

issuance of building permits, use of property, filing of the final map, recordation of the 

certificates of compliance whichever occurs first and as applicable.  The County shall 

promptly notify the property owner of any such claim, action or proceeding and the 

County shall cooperate fully in the defense thereof.  If the County fails to promptly notify 

the property owner of any such claim, action or proceeding or fails to cooperate fully in 

the defense thereof, the property owner shall not thereafter be responsible to defend , 

indemnify or hold the County harmless. (County Counsel-Risk Management)

Condition/Mitigation 

Monitoring Measure:

Upon demand of County Counsel or concurrent with the issuance of building permits , 

use of the property, recording of the final/parcel map, or recordation of Certificates of 

Compliance, whichever occurs first and as applicable, the Owner/Applicant shall 

submit a signed and notarized Indemnification Agreement to the Office of County 

Counsel-Risk Management for review and signature by the County.

Proof of recordation of the Indemnification Agreement, as outlined, shall be submitted to 

the Office of County Counsel-Risk Management

Compliance or 

Monitoring 

Action to be 

Performed:
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GENERAL
 T1 Title Sheet
 G1 General Notes
 G2 California Green Building Standards, Sheet 1
 G3 California Green Building Standards, Sheet 2
 G4 Best Management Practices (BMP's)

SITE SURVEY
  1 Topographic Survey

GRADING & DRAINAGE
 C1 Title Sheet
 C2 Grading & Drainage Plan
 C3 Construction Details
 C4 Erosion Control Plan

ARCHITECTURAL
  A1     Proposed Site & Roof Plan
  A1.1 Demolition Plan
  A1.2 Slope Analysis Plan
  A1.3 Construction Management Plan
  A1.4 Similar Homes in the Area
  A2 Entry Level Floor Plan
  A3 Upper Level Floor Plan
  A4 Basement Floor Plan
  A5 Exterior Elevations and Finish Details
  A6 Exterior Elevations and Finish Details
  A7 Doors & Windows: Schedules & Finishes

JOBSITE
LOCATION

N
ALL WORK SHALL BE DONE IN ACCORDANCE WITH APPLICABLE CODE AND ORDINANCE REQUIREMENTS SET FORTH BY THE PREVAILING

GOVERNING BODY.

GOVERNING CODES ASSOCIATED WITH THIS PROJECT:

2022 CALIFORNIA RESIDENTIAL CODE (CRC), California building code (cbc), CALIFORNIA MECHANICAL CODE (CMC), CALIFORNIA PLUMBING

CODE (CPC), CALIFORNIA ELECTRICAL CODE (CEC), CALIFORNIA FIRE CODE (CFC), CALIFORNIA ENERGY CODE (CENC) & CALIFORNIA GREEN

BUILDING CODE (CALGREEN), AND ALL OTHER APPLICABLE LOCAL AND STATE LAWS & REGULATIONS.

THESE DRAWINGS ARE PREPARED FOR USE BY A PROPERLY LICENSED AND CERTIFIED CONTRACTOR. CONTRACTOR SHALL VERIFY ALL

DIMENSIONS, ELEVATIONS, MATERIALS, AND CONDITIONS PRIOR TO STARTING CONSTRUCTION AND REPORT ANY DISCREPANCIES TO THE

DESIGNER and or engineers or record.

ALL WRITTEN DIMENSIONS SHALL SUPERCEDE SCALED DIMENSIONS.

CONTRACTOR TO VERIFY LOCATION OF UTILITIES AND EXISTING CONDITIONS AT THE SITE PRIOR TO CONSTRUCTION.

CONTRACTOR IS RESPONSIBLE FOR COMPLETE FINAL DISPOSAL OF ALL CONSTRUCTION DEBRIS IN A MANNER CONSISTENT WITH ALL APPLICABLE

FEDERAL, STATE AND LOCAL LAWS.

ADDRESS IDENTIFICATION:

PRIOR TO CONSTRUCTION, A LEGIBLE ADDRESS IDENTIFICATION SHALL BE PLACED IN A POSITION THAT IS VISIBLE FROM THE STREET OR ROAD

FRONTING PROPERTY.  ADDRESS IDENTIFICATION CHARACTERS SHALL CONTRAST WITH THEIR BACKGROUND.  ADDRESS NUMBERS SHALL BE ALL

ARABIC NUMBERS OR ALPHABETIC LETTERS.  NUMBERS SHALL NOT BE SPELLED OUT.  EACH CHARACTER SHALL NOT BE LESS THAN 4 INCHES IN

HEIGHT WITH A STROKE WIDTH OF NOT LESS THAN 0.5 INCH.  WHERE REQUIRED BY THE FIRE CODE OFFICIAL, ADDRESS IDENTIFICATION SHALL BE

PROVIDED IN ADDITIONAL APPROVED LOCATIONS TO FACILITATE EMERGENCY RESPONSE.  WHERE ACCESS IS BY MEANS OF PRIVATE ROAD AD

THE BUILDING ADDRESS CANNOT BE VIEWED FROM THE PUBLIC WAY, A MONUMENT, POLE, OR OTHER SIGN OR MEANS SHALL BE USED TO IDENTIFY

THE STRUCTURE.  ADDRESS IDENTIFICATION SHALL BE MAINTAINED.

PREHISTORIC OR ARCHAEOLOGICAL RESOURCES PROTECTION RECOMENDATIONS  (SEE ARCHAEOLOGICAL SURVEY BY EMC):

1. Prior to construction, all personnel directly involved in project & related ground disturbance shall be provided

archaeological and cultural sensitivity training. The training shall be conducted by a Native American Monitor or a qualified

archaeologist that meet the Secretary of the Interior’s Standards for archaeology. The training shall take place at a day

and time to be determined in conjunction with the project construction foreman, and prior to any scheduled ground

disturbance. The training will include the following: a discussion of applicable laws and penalties; samples or visual aids of

artifacts that could be encountered in the project vicinity, including what those artifacts and resources may look like

partially buried, or wholly buried and freshly exposed; and instructions to halt work in the vicinity of any potential

cultural resource discovery, and notify the archaeological monitor as necessary. If a handout is provided by the

archaeologist, the foreman will keep a copy of it in his or her vehicle as a reference. Having reference material in the

vehicle does not replace contacting an archaeologist should resources be uncovered.

2. That a Native American Monitor and an archaeologist be present during any ground disturbing activities.

3. In the event archaeological resources are encountered during ground disturbing activities, contractor shall

temporarily halt or divert excavations within a 50 meter (165 feet) of the find until it can be evaluated. All potentially

significant archaeological deposits shall be evaluated to demonstrate whether the resource is eligible for inclusion on the

California Register of Historic Resources, even if discovered during construction. If archaeological deposits

are encountered, they will be evaluated and mitigated simultaneously in the timeliest manner practicable, allowing for

recovery of materials and data by standard archaeological procedures. For prehistoric archaeological sites, this

data recovery involves the hand‐excavated recovery and non &destructive analysis of a small sample of the deposit.

Historic resources shall also be sampled through hand excavation, though architectural features may require

careful mechanical exposure and hand excavation.

4. Any previously undiscovered resources found during construction activities shall be recorded on appropriate California

Department of Parks and Recreation (DPR) forms and evaluated for significance by a qualified Archaeologist. Significant

cultural resources consist of but are not limited to stone, bone, glass, ceramics, fossils, wood, or shell artifacts, or

features including hearths, structural remains, or historic dumpsites. If the resource is determined significant, a qualified

archaeologist shall prepare and implement a research design and archaeological data recovery plan that will capture

those categories of data for which the site is significant in accordance with Section 15064.5 of the CEQA Guidelines. The

archaeologist shall also perform appropriate technical analyses, prepare a comprehensive report complete with

methods, results, and recommendations, and provide for the permanent curation of the recovered resources.

Recommendations for permanent curation of recovered resources will not be applicable to prehistoric cultural resources

materials or tribal cultural resources as such resources will be returned to the tribes. All significant prehistoric cultural

materials and or tribal cultural resources recovered shall be, returned to Native American tribes traditionally

and culturally affiliated with the area.

5. California Health and Safety Code Section 7050.5 and the CEQA Guidelines Section 15064.5(e) contain the mandated

procedures of conduct following the discovery of human remains. According to the provisions in CEQA, if human

remains are encountered at the site, all work in the immediate vicinity of the discovery shall cease and necessary steps to

ensure the integrity of the immediate area shall be taken. The Monterey County Coroner shall be notified immediately. The

Coroner shall then determine whether the remains are Native American. If the Coroner determines the remains are Native

American, the Coroner shall notify the Native American Heritage Commission within 24 hours, who would, in turn, notify the

person the Native American Heritage Commission identifies as the Most Likely Descendant of any human remains.

Further actions shall be determined, in part, by the desires of the Most Likely Descendant. The Most Likely Descendant has 48

hours to make recommendations regarding the disposition of the remains following notification from the Native American

Heritage Commission of the discovery. If the Most Likely Descendant does not make recommendations within 48 hours, the owner

shall, with appropriate dignity, reinter the remains in an area of the property secure from further disturbance.

Alternatively, if the owner does not accept the Most Likely Descendant’s recommendations, the owner or the descendent may

request mediation by the Native American Heritage Commission.

BIOLOGICAL RESOURCES PROTECTION RECOMMENDATIONS (SEE BIOLOGICAL RESOURCE EVALUATION REPORT BY EMC):

1. If possible, construction should be initiated outside of the nesting bird season (January 15 through September 15). If

construction must begin during the nesting bird season, a pre‐construction survey for nesting birds should be conducted by

a qualified Monterey County‐approved biologist to ensure that no nests would be disturbed during project construction.

As the size of the construction area is small, a professional survey may only take one to two hours. If no nesting activity is

observed, a letter report confirming absence shall be prepared and submitted to the County of Monterey and no

further action is required.

If an active nest is found, follow‐up surveys would be needed to check on the nest and determine when the nest is no longer

active. An appropriate buffer between each nest and active construction would also be established.

2. To avoid impacts to special‐status bat species, approximately 14 days prior to construction activities, a qualified Monterey

County‐approved biologist should conduct a habitat assessment for bats and potential roosting sites in trees or

buildings within 50 feet of the construction site. A pre‐construction survey for nesting birds and roosting bats can be

conducted simultaneously.

If no roosting sites or bats are found, a letter report confirming absence shall be prepared and submitted to the County

of Monterey and no further action is required. If bats or roosting sites are found, bats shall not be disturbed without

specific notice to and consultation with CDFW.
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LOT DATA:

Project Address: 24726 Dolores Street
Carmel, CA 93923

APN: 009-111-008-000
 Lot 4, Block 151

Zoning: MDR/2-D(CZ)

Occupancy: R-3/U

Construction Type: V-B

PROJECT DIRECTORY 

APPLICANT
Angie Phares
Hastings Construction, Inc.
11 Thomas Owens Way, Suite 201
Monterey, CA 93940
831-620-0920 x706
design@hastingsconstruction.com

PROJECT SCOPE

CIVIL:
Jennifer Rudolph, P.E.
C3 Engineering, Inc.
126 Bonifacio Place, Suite C
Monterey, CA 93940
831-647-1192
mail@c3engineering.net

GEOTECHNICAL:
Belinda Taluban, P.E.
Soils Survey Group, Inc.
103 Church Street
Salinas, CA 93901
831-757-2172
info@soilsurveys.net

ARBORIST:
Frank Ono
Ono Consulting
1213 Miles Avenue
Pacific Grove, CA 93950
(831) 373-7086
fonoconsulting@gmail.com

GEOLOGICAL:
Robert Barminski, R.G., C.E.G.
CapRock Geology, Inc.
P.O. Box 387
Hollister, CA 95024
831-594-7094
caprockgeology@gmail.com

ARCHAEOLOGIST:
Kaitlin Ruppert, RPA
EMC Planning Group
601 Abrego Street
Monterey, CA 93940
831-649-1799 x214
ruppert@emcplanning.com

BIOLOGIST:
Janet Walther, MS
EMC Planning Group
601 Abrego Street
Monterey, CA 93940
831-649-1799  x209
walther@emcplanning.com

STRUCTURAL:
T.B.D.

ENERGY COMPLIANCE:
T.B.D.

Construction of a new three story 3,211 SF Single Family residence with attached 441 SF, two car Garage and 158 SF basement.  Scope also
includes a new driveway and approach, repairs to existing fencing with new fencing proposed at rear or residence (to match existing), removal
of trees with replacement ratio of 1:1, grading & drainage, & new landscaping.

W# WINDOW SYMBOL

DOOR SYMBOL DR‐#

JOBSITE
LOCATION

D
O

LO
RE

S 
ST

RE
ET

 R
ES

ID
EN

CE
 - 

D
O

LO
RE

S 
PA

SS
, L

LC

A
PN

: 0
09

-1
11

-0
08

-0
00

 | 
LO

T 
4,

 B
LO

CK
 15

1
24

72
6 

D
O

LO
RE

S 
ST

RE
ET

, C
A

RM
EL

, C
A

 9
39

23

HC 22‐009

1

2

1 PLN220117 ‐ PC   1/19/23

2
PLN220117 ‐

hearing cmts.
10/25/23

1

2

Scale:

Project:

Date:

Sheet

Revision/Issue Date

Drawn By:

H
A

ST
IN

G
S 

CO
N

ST
RU

CT
IO

N
, I

N
C.

11
 T

H
O

M
A

S 
O

W
EN

S 
W

A
Y,

 S
U

IT
E 

20
1 |

 M
O

N
TE

RE
Y,

 C
A

 9
39

40
(8

31
) 6

20
-0

92
0 

| D
ES

IG
N

@
H

A
ST

IN
G

SC
O

N
ST

RU
CT

IO
N

.C
O

M
LI

C#
: 7

91
53

9 
CL

A
SS

: A
/B

D
ra

w
in

g 
Ti

tle
:

Jo
b 

Ti
tle

:

Pr
oj

ec
t A

dd
re

ss
 &

 A
PN

:

TH
ES

E 
PL

A
N

S 
A

RE
 IN

TE
N

D
ED

 O
N

LY
 F

O
R 

TH
E 

SI
TE

 F
O

R 
W

H
IC

H
 T

H
EY

 W
ER

E 
D

ES
IG

N
ED

 A
N

D
 A

RE
 P

RO
PE

RT
Y 

O
F 

 H
A

ST
IN

G
S 

CO
N

ST
RU

CT
IO

N
, I

N
C.

TH
ES

E 
PL

A
N

S 
M

A
Y 

N
O

T 
BE

 R
EV

IS
ED

 O
R 

RE
PR

O
D

U
CE

D
 W

IT
H

O
U

T 
TH

E 
CO

N
SE

N
T 

O
F 

H
A

ST
IN

G
S 

CO
N

ST
RU

CT
IO

N
, I

N
C.

2



LOT 2

( A
5 0

F O O T W I D E
C O U N T Y R O A D )

P E S C A D E R O
R O A D

VOLUME 3 of CITIES & TOWNS at PAGE 21
LOT 3 in BLOCK 151

D
O

L
O

R
E

S
S

T
R

E
E

T

(
A

5
0

F
O

O
T

W
I D

E
C

O
U

N
T

Y
R

O
A

D
)

LOT 1

LOT 4 in BLOCK 151
VOLUME 3 of CITIES & TOWNS at PAGE 21

LOT 5

LOT 6

ELEVATIONS FOR THIS SURVEY ARE BASED ON AN ASSUMED DATUM.
AN ELEVATION OF 63.0 HAS BEEN ASSIGNED TO A MAG NAIL & DISC
SET IN THE PAVEMENT NEAR THE SOUTHEASTERLY CORNER OF THE
SUBJECT PROPERTY AS SHOWN HEREON.

BENCHMARK:

LEGEND:

MAY NOT NECESSARILY BE SHOWN. THE SEWER EASEMENT SHOWN IS NOT SUPPORTED

SCALE: 1"=10'

Boundary and Construction Surveys · Topographic and Planimetric Mapping
ALTA Surveys and GIS Database Management · Land Planning and Consulting

ENVIRONS OF CARMEL

LOT 3 AND LOT 4 in BLOCK 151

Volume 3 of Cities and Towns at Page 21

DEL REY OAKS, CALIFORNIA 93940

2 Saucito Avenue

AND SUBJECT TO REVISION AT ANY TIME.
SQUARE FOOTAGE OF BUILDINGS (IF ANY) IS SHOWN APPROXIMATE ONLY,

DIRECTION OF GROWTH AND DRIP LINE SHAPE TO BE VERIFIED BY OTHERS.

APPROVED ARBORIST PROVIDED BY OTHERS, PER AGREEMENT WITH THE SURVEYOR.
SHOWN IN INCHES AND ARE APPROXIMATE ONLY, TO BE VERIFIED BY AN

TREES SMALLER THAN 6" IN DIAMETER MAY NOT BE NECESSARILY SHOWN.

TREE TYPES (IF ANY) ARE INDICATED WHERE KNOWN. DIAMETERS OF TREES ARE

ONLY THE VISIBLE UTILITY BOXES AND/OR UTILITY STRUCTURES THAT WERE
INCLUDING BUT NOT LIMITED TO HOSE BIBS AND IRRIGATION VALVES.

CONSIDERED TO CONVEY THE GENERAL UTILITY CONDITIONS ARE SHOWN.

NOT ALL UTILITY BOXES AND/OR UTILITY STRUCTURES ARE SHOWN

THIS MAP CORRECTLY REPRESENTS A SURVEY PREPARED BY ME AND/OR
UNDER MY DIRECTION, FROM FIELD DATA COLLECTED IN AUGUST OF 2020.

CONTOUR INTERVAL = ONE FOOT.

DISTANCES SHOWN ARE EXPRESSED IN FEET AND DECIMALS THEREOF.

IRREGULAR SHAPE OF BRICK FACING, POP-OUTS, BULL NOSE CORNERS, ETC.
ARE SHOWN HEREON APPROXIMATE ONLY DUE TO MEASUREMENT LIMITATIONS,
POSITION AND DIMENSIONS (IF ANY) OF BUILDINGS AND OTHER STRUCTURES

BY DOCUMENTATION AND THEREFOR MUST BE VERIFIED BEFORE ANY AND/OR ALL
INFERENCES ARE MAD AND/OR DETERMINED.
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3.

P R E P A R E D F O R

Dolores Pass LLC

PROJECT No. 2811

L U C I D O S U R V E Y O R S

COUNTY OF MONTEREY

B Y

STATE OF CALIFORNIA

info@lucidosurveyors.com
(831) 620-5032

OCTOBER 2021

ONE SHEET ONLY

Records of Monterey County

IN

OF

ENTITLEMENTS OR ENCUMBRANCES AFFECTING THIS PROPERTY

AND IS SHOWN APPROXIMATE ONLY - NOT FOR CONSTRUCTION.

BOUNDARY LOCATIONS SHOWN HEREON WERE DETERMINED WITH THE
BENEFIT OF A FIELD SURVEY SUPPLEMENTED BY RECORD DATA.
ALL BOUNDARY DATA SHOWN HEREON ARE FROM THE RECORDS,

NOTES:

ANY BOUNDARY DATA SHOWN IS PER Volume 3 of Cities and Towns at Page 21.
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PROJECT DATA SUMMARY

Parcel Size: 8,154 SF (0.1871901 AC)

Building Coverage: Allowed (35%): 2,853.9 SF
Proposed: 2,834 SF

Grading (see sheets C1-C5)
Tree Removal: (see above)

Impervious Coverage: Building footprint:  2,360 SF
Covered Patios:      49 SF
Other:       713 SF

Parking: Required: 2 Spaces/unit
Proposed: 2 Spaces (Garage)

NEW FENCE CONCEPT 

NEW FENCE CONCEPT 

NEW FENCING AT SIDE AND REAR

PROPERTY LINES.

WOOD & WIRE DEER FENCING

6'-0" MAX. HT.

NEW FENCING AT FRONT.

MODERN GRAPE STAKE; 4'-0" MAX. HT.

2

1

1

FLOOR AREA RATIO CALCS.:

Allowed (45%): 3,669.3 SF

Proposed Gross Floor Area (G.F.A): 
Entry Level: 1,919 SF
2nd Level: 1,292 SF
Garage:    441 SF
Total: 3,652 SF

Not Included in G.F.A.(subterranean):
Basement:    158 SF
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2
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CRAWL SPACE

DR-28
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 1

4R 2x10 MAX. JOISTS ABOVE

FOR HEAD CLEARANCE @

BOTTOM TREAD & LANDING
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f.a.u. or boiler

(per t24 calcs)

8
"

5
'-
9
"

8
"

3
'-
10

"
4
'-
4
"

8"8'-1"

8
'-
8
"

GARAGE SLAB

R6'-0"

R6'-0"

A4

PR
O

PO
SE

D
 B

A
SE

M
EN

T 
FL

O
O

R 
PL

A
N

D
O

LO
RE

S 
ST

RE
ET

 R
ES

ID
EN

CE
 - 

D
O

LO
RE

S 
PA

SS
, L

LC

A
PN

: 0
09

-1
11

-0
08

-0
00

 | 
LO

T 
4,

 B
LO

CK
 15

1
24

72
6 

D
O

LO
RE

S 
ST

RE
ET

, C
A

RM
EL

, C
A

 9
39

23

HC 22-009

3/11/2024

2 PROPOSED BASEMENT LEVEL FLOOR PLAN

NOTED

TS/AAP

0 2 4 8 12

SCALE: 1/4" = 1'-0"

1 PLN220118 - PC   1/19/23

2
PLN220118 - PC

HEARING 10/25/23

Scale:

Project:

Date:

Sheet

Revision/Issue Date

Drawn By:

H
A

ST
IN

G
S 

CO
N

ST
RU

CT
IO

N
, I

N
C.

11
 T

H
O

M
A

S 
O

W
EN

S 
W

A
Y,

 S
U

IT
E 

20
1 |

 M
O

N
TE

RE
Y,

 C
A

 9
39

40
(8

31
) 6

20
-0

92
0 

| D
ES

IG
N

@
H

A
ST

IN
G

SC
O

N
ST

RU
CT

IO
N

.C
O

M
LI

C#
: 7

91
53

9 
CL

A
SS

: A
/B

D
ra

w
in

g 
Ti

tle
:

Jo
b 

Ti
tle

:

Pr
oj

ec
t A

dd
re

ss
 &

 A
PN

:

TH
ES

E 
PL

A
N

S 
A

RE
 IN

TE
N

D
ED

 O
N

LY
 F

O
R 

TH
E 

SI
TE

 F
O

R 
W

H
IC

H
 T

H
EY

 W
ER

E 
D

ES
IG

N
ED

 A
N

D
 A

RE
 P

RO
PE

RT
Y 

O
F 

 H
A

ST
IN

G
S 

CO
N

ST
RU

CT
IO

N
, I

N
C.

TH
ES

E 
PL

A
N

S 
M

A
Y 

N
O

T 
BE

 R
EV

IS
ED

 O
R 

RE
PR

O
D

U
CE

D
 W

IT
H

O
U

T 
TH

E 
CO

N
SE

N
T 

O
F 

H
A

ST
IN

G
S 

CO
N

ST
RU

CT
IO

N
, I

N
C.

1

AutoCAD SHX Text
49.5

AutoCAD SHX Text
49.5

AutoCAD SHX Text
N



HIGHEST ELEVATION

58.75' +/-

BASEMENT LEVEL FINISH FLOOR (48.5')
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abv. avg. nat. grade .
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ENTRY LEVEL FINISH FLOOR (57.5')

UPPER LEVEL FINISH FLOOR (67.5')

abv. entry f.f.

9'-1" plate ht. (66.583.')

AVERAGE NATURAL GRADE (53.25')
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ENTRY LEVEL FINISH FLOOR (57.5')

UPPER LEVEL FINISH FLOOR (67.5')

abv. entry f.f.

9'-1" plate ht. (66.583.')

4" HALF ROUND alum. fascia

gutter o/2x4 fascia board

w/CIRCULAR  downspouts,

painted to match metal

roofing - typ. at eaves

(u.n.o.)

AVERAGE NATURAL GRADE (53.25')
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0

"
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slope6
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"

SMOOTH stucco finish PAINTED

KELLY MOORE "CITY DWELLER"

#KM4941 (OR EQ.) - typical

ELDORADO STONE VENEER

ROUGHCUT "CASA BLANCA"
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PRODUCTS RANCHWOOD

ARTISAN "ASH" WOOD

SIDING W/FIRELINE

TREATMENT (or eq.)
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slope 6

KOLBE VISTA LUXE COLLECTION WD

LINE WINDOWS, "FLUSH" STYLE, IN

"ONYX" (OR EQ.) - TYPICAL
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PROPOSED NORTH ELEVATION

PROPOSED EAST ELEVATION
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LIGHT FIXTURES
Kichler Walden 12" High Black Outdoor LED Wall Light
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abv. avg. nat. grade .

29'-2" ridge ht. (80.33')

abv. upper level f.f.

8'-1" plate ht. (75.583')

ENTRY LEVEL FINISH FLOOR (57.5')

UPPER LEVEL FINISH FLOOR (67.5')

abv. entry f.f.

9'-1" plate ht. (66.583.')

42" HIGH GLASS

STAND-OFF PIN SYSTEM

RAILING BY VIEWRAIL

KOLBE VISTA LUXE COLLECTION WD

LINE WINDOWS, "FLUSH" STYLE, IN

"ONYX" (OR EQ.) - TYPICAL

4" HALF ROUND alum. fascia gutter

o/2x4 fascia board w/CIRCULAR

downspouts, painted to match metal

roofing - typ. at eaves (u.n.o.)

2X4 FASCIA BOARD to be

painted to match GUTTERS &

ROOF -TYPICAL @ gables

SMOOTH stucco finish PAINTED

KELLY MOORE "CITY DWELLER"

#KM4941 (OR EQ.) - typical

LIGHT FIXTURE - TYPICAL

NATURAL GRADE

AVERAGE NATURAL GRADE (53.25')
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ELDORADO STONE VENEER

ROUGHCUT "CASA BLANCA"
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8'-1" plate ht. (75.583')

ENTRY LEVEL FINISH FLOOR (57.5')

UPPER LEVEL FINISH FLOOR (67.5')

abv. entry f.f.

9'-1" plate ht. (66.583.')

KOLBE VISTA LUXE COLLECTION WD

LINE WINDOWS, "FLUSH" STYLE, IN

"ONYX" (OR EQ.) - TYPICAL

MONTANA TIMBER PRODUCTS

RANCHWOOD ARTISAN "ASH" WOOD

SIDING W/FIRELINE TREATMENT (or

eq.)

SMOOTH stucco finish

PAINTED KELLY MOORE

"CITY DWELLER" #KM4941

(OR EQ.) - typical
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AVERAGE NATURAL GRADE (53.25')
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WITH PIN ATTACHMENT

GLASS RAILING CONCEPT

Viewrail Universal Pins and glass railing, hardware
finished in matte black.
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WINDOW SCHEDULE

WIDTH HEIGHT 

WINDOW
NUMBER

SIZE

type REMARKSGLAZING

W1

W2
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W9
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W12

W11

W13

W14

W15

W16

W18

W17

W19

W20

W21

W23

W22

W24

W25

W26

W4

L
E
V
E
L

E
N
T
R

Y
 L

E
V
E
L

2
N
D

 L
E
V
E
L

AWN = AWNING

CSMT= CASEMENT

DS = DIRECT SET (PICTURE)

FX = FIXED

HOP = HOPPER

SH = SINGLE HUNG

DH = DOUBLE HUNG

SLD = SLIDER

TRSM= TRANSOM

X = OPERABLE PANEL

O = FIXED PANEL

A
BB

RE
V

IA
TI

O
N

S 

4'-0" 12'-0" DS TEMPERED 

2'-4" 3'-6" CSMT

8'-0" 6'-0" XOX CSMT

CSMT

DS

TEMPERED 

TEMPERED 

TEMPERED 

TEMPERED 

TEMPERED 

TEMPERED 

TEMPERED 

TEMPERED 

TEMPERED 

TEMPERED 

TEMPERED egress

TEMPERED 

TEMPERED 

TEMPERED 

TEMPERED 

2'-4" 3'-6"

CSMT2'-4" 3'-6"

CSMT2'-4" 3'-6"

5'-6" 5'-6"

TEMPERED 

TEMPERED 

TEMPERED 

TEMPERED 

TEMPERED 

TEMPERED 

TEMPERED 

TEMPERED 

egress

DS3'-0" 5'-6"

CSMT2'-4" 4'-6"

8'-0" 5'-6" XOX CSMT

CSMT2'-8" 5'-6"

9'-0" 5'-6" XOX CSMT

6'-0" 5'-6" DBL CSMT

8'-0" 5'-0" XOX CSMT

DS2'-4" 4'-6"

CSMT2'-4" 3'-0"

8'-0" 5'-0" XOX CSMT

CSMT2'-8" 4'-6" egress

8'-0" XOX CSMT

8'-0" XOX CSMT

4'-6"

4'-6"

5'-0" DBL CSMT3'-6"

CSMT2'-6" 3'-6"

9'-0" 5'-0" XOX CSMT TEMPERED 

TEMPERED 

8'-0" XOX CSMT4'-6"

8'-0" DS4'-6" 3 DS UNITS MULLED TOGETHER TO MATCH W24

4'-0" DS6'-0"

DR-1

DOOR
NUMBER

DR-2

DR-3

DR-4

DR-5

DR-6

DR-7

DR-8

DR-9

DR-10

DR-11

DR-12

DR-13

DR-14

DR-15

DR-16

DR-17

DR-18

DR-19

DR-20

DR-21

DR-22

DR-23

DR-24

DR-25

DR-26

DR-27

DR-28

DOOR SCHEDULE

WIDTH HEIGHT 

3'-6" 8'-0"

SIZE

HANDLING REMARKS

RH = RIGHT HAND SWING

RHR = RIGHT HAND REVERSE SWING

LH = LEFT HAND SWING

lhr = LEFT HAND REVERSE SWING

FR = FRENCH SWING (GLAZING)

PR = PAIR (os = out-swing / is = in-swing)

SLD = SLIDING

SECT = SECTIONAL

PKT = POCKET

X = OPERABLE PANEL

O = FIXED PANEL
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DOOR

MATERIAL
GLAZING

ALUM. CLAD. & GLASS LH TEMPERED KOLBE "VISTA LUXE WD"

CLOPAY "MODERN STEEL" GARAGE DOOR

3'-0" 8'-0" wood PKT - SELECTION TBD
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DR-29

DR-30

17'-0" 8'-0" ALUMINUM SECT -

3'-0" 8'-0" ALUM. CLAD. & GLASS LH/FR
TEMPERED KOLBE "VISTA LUXE WD"

OBSCURED GLAZING: "FROSTED MATTE"OBSCURED 

3'-0" ALUM. CLAD. & GLASS LH/FR TEMPERED KOLBE "VISTA LUXE WD"

9'-0" 8'-0" ALUM. CLAD. & GLASS TRI-SLD TEMPERED KOLBE "VISTA LUXE WD"

8'-0" 8'-0" ALUM. CLAD. & GLASS TRI-SLD TEMPERED KOLBE "VISTA LUXE WD"

3'-0" 8'-0"

2'-4" 8'-0" wood RHR - SELECTION TBD

2'-4" 8'-0" wood LH - SELECTION TBD

2'-6" 8'-0" wood RH - SELECTION TBD

8'-0" wood BI-PASS - SELECTION TBD

2'-8" 8'-0" wood RH - SELECTION TBD

- SELECTION TBD

2'-6" 8'-0" wood LH - SELECTION TBD

2'-4" 8'-0" wood RH - SELECTION TBD

8'-0" 7'-0" ALUM. CLAD. & GLASS TRI-SLD TEMPERED KOLBE "VISTA LUXE WD"

2'-6" 7'-0" wood RH - SELECTION TBD

2'-6" 7'-0" wood LH - SELECTION TBD

2'-8" 7'-0" wood RH - SELECTION TBD

2'-4" 7'-0" wood RHR - SELECTION TBD

2'-6" 7'-0" wood RH - SELECTION TBD

2'-4" 7'-0" wood RH - SELECTION TBD

- SELECTION TBD

2'-0" PR 7'-0" wood PR/OS - SELECTION TBD

2'-6" 7'-0" wood LH - SELECTION TBD

2'-4" 7'-0" wood LH - SELECTION TBD

2'-6" 7'-0" wood RHR - SELECTION TBD

- - - - - REMOVED

6'-0"

2'-4" 7'-0" wood LH - SELECTION TBD

8'-0"

wood SELECTION TBD-LH

2'-8" 8'-0" wood RH

2'-0" PR 7'-0" wood PR/OS

N.T.S.
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