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EXHIBIT B 

DRAFT RESOLUTION 

 

Before the Planning Commission  

in and for the County of Monterey, State of California 
 

In the matter of the application of:  

26195 SCENIC HOLDINGS LLC (PLN200052) 

RESOLUTION NO.  

Resolution by the Planning Commission to: 

1) Adopt a Mitigated Negative Declaration; 

2) Approve a Combined Development Permit consisting of: 

a) Coastal Administrative Permit and Design Approval for 

a new 1,035 sq. ft. single family dwelling, and 

b) Coastal Administrative Permit to allow development 

within 750 feet of a known archaeological resource; and 

3) Adopt a Mitigation Monitoring and Reporting Program. 

[PLN200052, 26195 SCENIC HOLDINGS LLC, 26195 Scenic Road, 

Carmel, Carmel Area Land Use Plan (APN: 009-422-023-000)] 

 

 

The Scenic Holdings application (PLN200052) for a Combined Development Permit to allow the 

construction of a single-family dwelling came on for public hearing before the Monterey County 

Planning Commission on March 31, 2021. Having considered all the written and documentary 

evidence, the administrative record, the staff report, and other evidence presented, the Planning 

Commission finds and decides as follows: 

FINDINGS 

    

1. 1 FINDING:  CONSISTENCY – The project, as conditioned, is consistent with 

the applicable plans and policies which designate this area as 

appropriate for development. 

 EVIDENCE: a)  During the course of review of this application, 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 (LUP); 

- Coastal Implementation Plan (CIP) Part 4; and 

- Monterey County Zoning Ordinance (Title 20)   

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 property is located at 26195 Scenic Road, Carmel (Assessor’s 

Parcel Number 009-422-023-000), Carmel Area LUP.  The parcel is 

zoned “MDR/2 -D(18)(CZ)” or Medium Density Residential in the 

Coastal Zone with a design control overlay, maximum gross density 

2 units/acre and a 18-foot height limit. A single-family residence is a 

principal use allowed within this zone. 

  c)  The subject parcel is within 750 feet of known archaeological 

resources. Pursuant to the Coastal Implementation Plan Chapter 
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20.146.090 of Monterey County Zoning ordinance (Title 20) for the 

Carmel Area Land Use Plan, an archaeological report is required. 

The archaeological assessment (File No. LIB200085) prepared by 

Susan Morley, M.A. identifies mitigations to reduce potential 

impacts to less than significant (See Finding 4 below). 

  d)  The project is consistent with Carmel LUP Key Policy 2.8.2 to 

incorporate all site planning and design features to minimize or 

avoid impacts to archaeological resources because there are no 

sunken elements, thereby limiting grading or landform alteration to 

only the amount necessary to implement a standard foundation. 

  e)  The 15’-7” height proposed is below the 18-foot maximum height 

limit allowed pursuant to Section 20.1.060 of Title 20. To ensure the 

height of the house is implemented in substantial conformance with 

the approved plans, Condition No. 3 is applied to the project 

requiring height verification. 

  f)  The project was referred to the Carmel Area Land Use Advisory 

Committee (LUAC) for review. Based on LUAC Procedure 

guidelines adopted by the Monterey County Board of Supervisors 

(Resolution No. 15-103), this application warranted referral to the 

LUAC because the project is within a Design Control overlay district 

and is subject to a public hearing. The Carmel Area LUAC meeting 

of July 20, 2020 resulted in a vote of 6 (ayes) - 1 (noe) to 

recommend approval of the project subject to height verification. 

  g)  The subject parcel is within the public viewshed as defined in 

Chapter 2.2 of the Carmel Area LUP. Due to the unique parcel 

characteristics of shape, slopes, and orientation, structures would be 

publicly visible in any location on the property. Flagging, staking, 

and on-site inspection confirm that development on the parcel would 

be visible from Scenic Road and minimally from Carmel Beach. 

Siting and design control measures shall be applied in accordance 

with Policy 2.2.4.10 of the Carmel LUP. 

Colors and materials – Proposed colors and materials for the 

dwelling include cement faux wood shingle roof, cedar wood, and 

Carmel stone. Proposed colors and materials were selected for 

compatibility with the neighborhood character and design of the 

adjoining residences, including the historic Kuster House. 

Lighting – All exterior lighting is directed downward to reduce long-

range visibility and to light only the intended area.  

Landscaping – Additional landscape screening would not be 

appropriate in this residential neighborhood setting. The existing 

mature Monterey Cypress at the edge of the property does provide 

screening, and the proposed landscaping with ornamental vegetation 

that is consistent with landscapes throughout the neighborhood 

would soften and accent the hardscapes. 

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

submitted by the project applicant to Monterey County HCD-

Planning for the proposed development are found in Project File 

PLN200052. 
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2. 1 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-Environmental 

Services, Cypress Fire Protection District (FPD), HCD-

Development, and Environmental Health Bureau (EHB).  There has 

been no indication from these departments/agencies that the site is 

not suitable for the proposed development. Conditions recommended 

have been incorporated. 

  b) The following technical reports were prepared: 

- “Soils Engineering Investigation” (LIB200086) prepared 28 

February 2020 by LandSet Engineers Inc., Salinas, CA. 

- “Cypress Point Fault Study and Focused Geologic Report” 

(LIB200100) prepared 8 June 2020 by Haro, Kasunich and 

Assoc., Inc., Watsonville, CA. 

- “Preliminary Cultural Resources Reconnaissance” 

(LIB200085) prepared February 2020 by Susan Morley 

M.A., Marina, CA. 

The abovementioned technical reports by outside consultants 

indicate there are no physical or environmental constraints that 

render the site unsuitable for the use proposed. Staff has 

independently reviewed the reports and concurs with their 

conclusions. 

  c) The existing access to the parcel is via a shared driveway, from 

Scenic Road that will remain as access to the residence on the 

subject parcel without any modifications. 

  d) Construction of the single-story residence requires grading of 

approximately 5 cubic yards of cut and 65 cubic yards of fill. In 

accordance with Carmel Area LUP Policy 2.2.3.7, the amount of 

excavation proposed for development is the minimal amount 

necessary for implementation of the proposed project.  

  e) The subject parcel drains into the Carmel Area of Special Biological 

Significance (ASBS). Condition No. 8 requires submittal of a 

stormwater control plan to manage impervious surface water runoff 

by incorporating design measures to reduce runoff. The stormwater 

control plan would be subject to review and approval by HCD-

Environmental Services (ES).  

  f) Pursuant to Policy 2.7.4.3 of the Carmel Area LUP, a Geological 

report was required and prepared by Haro, Kasunich, and Assoc., 

Inc. 6 November 2017 (File No. LIB200100). The report asserts the 

average bluff location appears consistent from the years 1949-2017 

and any perceived change appears negligible. Therefore, the 

potential for bluff retreat is considered low. 

  g) The existing structure on the subject parcel was constructed 50 or 

more years ago. Therefore, a Phase 1 Historic Review was requested 

and prepared by Kent L. Seavey (File No. LIB170179). The report 

indicates the structure meets none of the criteria for historical 

significance. Therefore, no further assessment is required. 

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

submitted by the project applicant to Monterey County HCD-
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Planning for the proposed development are found in Project File 

PLN200052. 

    

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

operation of the project applied for would 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 the HCD-Planning, Cypress Fire 

Protection District, HCD-Development, HCD-Environmental 

Services (ES), and Environmental Health Bureau (EHB), The 

respective agencies have recommended conditions, where 

appropriate, to ensure that the project would not have an adverse 

effect on the health, safety, and welfare of persons either residing or 

working in the neighborhood.   

  b)  Staff conducted a site inspection on 16 July 2020 to verify that the 

site is suitable for this use. 

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

project applicant to Monterey County HCD-Planning for the 

proposed development are found in Project File PLN200052. 

    

7. 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 Monterey County HCD-Planning and HCD-Building 

Services records and is not aware of any violations existing on 

subject property. 

  b)  Staff conducted a site inspection on 16 July 2020 to verify that the 

site has no violations. 

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

project applicant to Monterey County HCD-Planning for the 

proposed development are found in Project File PLN200052. 

    

8. FINDING:  ENVIRONEMENTAL REVIEW -  The Planning Commission 

finds, on the basis of the whole record before it, there is no 

substantial evidence the project would have a significant effect on 

the environment, and the mitigated negative declaration prepared for 

the project reflects the County’s independent judgment and analysis.     

 EVIDENCE: a)  Pursuant to California Environmental Quality Act (CEQA) 

Guidelines §15063(a), an initial study may be conducted to 

determine if a proposed project would have a significant impact on 

the environment.  Staff has prepared a Mitigated Negative 

Declaration for the proposed project. 

  b)  Pursuant to §15070(b) of CEQA Guidelines, a mitigated negative 

declaration may be prepared for a project when the initial study 

identifies potential environmental impacts. The initial study 

identified potential impacts to biological resources and tribal cultural 

resources. 
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  c)  Proposed mitigations that would reduce potential impacts to less than 

significant have been agreed upon by the applicant. 

  d)  No significant adverse impacts would result on endangered, rare or 

threatened species or their habitat pursuant to section 15065; no 

hazardous materials exist at or around the project site that may be 

disturbed or removed; and no adverse impacts will result that are 

significant when viewed cumulatively with past, current, or probable 

future projects. 

  e)  There is no substantial evidence in light of the whole record that the 

project, as conditioned, would have significant adverse effect on the 

environment. 

  f)  The initial study prepared for the Scenic Holdings (PLN200052) 

project was circulated for public review February 25 through March 

29, 2021. 

  g)  The custodian of documents and materials which constitute the 

record of proceedings upon which the decision is based is the County 

Housing and Community Development, 1441 Schilling Place South, 

2nd floor, Salinas, California.  

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

submitted by the project applicant to Monterey County HCD-

Planning for the proposed development are found in Project File 

PLN200052. 

    

9. FINDING:  INITIAL STUDY – LESS THAN SIGNIFICANT 

ENVIRONMENTAL IMPACTS - The initial study prepared for 

the project identified less than significant impacts for the following 

resources: aesthetics, biological resources, cultural resources, 

geology/soils, hydrology and water quality, and land use/planning. 

Implementation of the project would incorporate standards 

conditions of approval to assure compliance with County 

requirements, which reduce the identified potential impacts to less 

than significant. Therefore, mitigations would not be necessary for 

the project to have a less than significant impact on these resources. 

 EVIDENCE: a) The subject parcel is within the viewshed from the public viewing 

area of Carmel City Beach as defined in the Coastal Implementation 

Plan. The residence has the potential to degrade the area’s visual 

quality due to the parcel’s visually prominent siting within the public 

viewshed. The visual resource policies set forth in the Carmel Area 

Land Use Plan require that the design and siting of structures not 

detract from the natural beauty of the scenic shoreline in the public 

viewshed, that development be designed to minimize visibility and 

blend into the natural surroundings, and that siting and design 

control measures be applied to new development to ensure protection 

of the Carmel area scenic resources. The project is subject to Section 

20.146.030 of the Coastal Implementation Plan, Part 4, that sets forth 

visual resources development standards to ensure all development 

within the Carmel area public viewshed minimize visibility. 

Standards include appropriate siting on the parcel, unimposing 

height and massing, and colors and materials that subordinate the 

structure to the environment and integrate with the site surroundings. 

There are also standards for lighting, landscaping, and existing trees 
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and vegetation. Conditions of approval are applied to the project 

requiring submittal of lighting and landscape plans for approval by 

HCD-Planning. Therefore, adherence requirements of the conditions 

would reduce potential impacts on aesthetics to less than significant. 

  b) The project would not involve tree removal, and a condition of 

approval requires placement of orange protective fencing around 

each nearby tree during construction activity. Therefore, the project 

would not result in a loss of the minimal habitat present at the site. 

Notwithstanding, the existing trees onsite and on adjacent properties 

could provide nesting habitat for birds that could be displaced by the 

disturbance caused by construction activities. If project-related 

ground or vegetation disturbance, demolition or construction occur 

during the bird breeding season (February 15 through August 15) 

and to identify if nesting habitat exists on the property, a condition is 

applied to the project to conduct a nesting bird survey not more than 

14 days prior to initiation of ground disturbance and project-related 

activity. Implementation of and adherence to this condition would 

reduce potential impacts on nesting raptors and migratory birds to 

less than significant. 

  c) The proposed project is located approximately 30 feet west of the 

Kuster property which is listed on the Monterey County’s Local 

Official Register of Historic Resources. The Kuster House DPR 

forms 523a and b indicate the house is considered “significant”. 

Alterations to the original setting through construction and 

subdivision have long ago lowered the integrity of the Kuster 

House’s historical setting to such an extent that the proposed 

construction of the single-family residence on the subject property 

would not contribute to adverse impact to the neighboring historic 

Kuster House. According to the Phase I and the de facto Phase II 

archaeological studies, although the subject parcel is reportedly 

within the boundaries of CA-MNT-16, none of the indicators exist 

for presence of prehistoric or cultural materials. A condition is 

applied that requires there be no further excavation in the area 

surrounding the remains until the coroner and the NAHC, if 

applicable, are contacted and the find is treated in accordance with 

Public Resources Code Sections 5097.98 – 5097.994. With 

adherence to existing regulations and conditions of approval, impacts 

to archaeological resources would be less than significant. 

  d) The soils engineering report finds the project feasible and 

implementation will be required to comply with all California 

Building Code Standards related to seismic hazards. Therefore, 

adherence to existing regulations would reduce to less than 

significant potential impact related to geology/soils.  

  e) The site is within the Carmel Point Watershed Protection Area for 

the Carmel Bay Area of Special Biological Significance (ASBS), as 

designated by the California State Water Resources Control Board. 

Monterey County operates storm drain systems that discharge into 

the Carmel Bay ASBS; these discharges are regulated under the 

County’s Phase II Municipal General Permit. During project 

construction, soil and pollutants could exit the site, resulting in 

surface water degradation. The project is required to comply with 
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Monterey County Code Title 16 that regulates stormwater runoff, 

erosion, sediment movement, and non-stormwater discharge. The 

limited scope of construction activity would not contribute runoff 

water exceeding drainage system capacity, alter drainage patterns, 

impede or redirect flood flows, or violate water quality standards. 

Therefore, adherence to existing regulations would reduce impacts 

related to hydrology and water quality to less than significant. 

    

10. FINDING:  INITIAL STUDY – POTENTIAL ENVIRONMENTAL 

IMPACTS LESS THAN SIGNIFICANT WITH MITIGATIONS 

- The Initial Study identified mitigations that would reduce 

potentially significant impacts to less than significant for 

paleontological resources and tribal cultural resources. 

Implementation of recommended mitigations would reduce potential 

impacts to less than significant. Therefore, adoption of the mitigated 

negative declaration prepared for this project is required prior to 

implementation of the project.   

  a) The project site is currently developed and does not contain unique 

geologic features. Given the small disturbance area for the project, it 

is unlikely that any previously unknown paleontological resources 

would be encountered during construction activities. However, 

ground disturbing activities always involve the possibility of such a 

discovery. In the event a previously unknown fossil is uncovered 

during project-related ground disturbance, all work shall cease until 

a certified professional paleontologist can investigate the finds and 

make appropriate recommendations. Therefore, a mitigation measure 

requires a note on the construction plans (each of the demolition and 

grading sheets) encompassing the language contained in this 

mitigation measure, including all compliance actions. 

  b) The subject parcel is located in the aboriginal territory of 

Ohlone/Costanoan-Esselen Nation (OCEN). Pursuant to AB 52, 

tribal consultation took place regarding the proposed project. The 

outcome of the consultation with OCEN was a recommendation to 

have a Native American Monitor from OCEN, approved by the 

OCEN Tribal Council, be present onsite during any ground 

disturbance for the project.   

  d) The Initial Study for the project provides mitigation measures that 

reduce impacts to less than significant for both paleontological 

resources and Tribal Cultural Resources, and that are included as 

Conditions of Approval.  

    

11. FINDING:  PUBLIC ACCESS - The project is consistent with the ordinances 

related to public trust or public use, and is in conformance with the 

public access and public recreation policies of the Coastal Act and 

Local Coastal Program pursuant to 20.146.130 of Monterey County 

Code Title 20 Coastal Implementation Plan Part 4 for the Carmel 

Area Land Use Plan. 

 EVIDENCE: a) The subject parcel is located between the sea and the first through 

public road, State Highway 1. Therefore, in accordance with Section 

20.70.050.B.4 of Title 20 Zoning Code for Monterey County Coastal 
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Zone, the project is required to be in conformance with public access 

and public recreation policies of the Coastal Act. 

  b) Monterey County Code section 20.70.050.B.4.a – Protection of 

Historic Access and/or Public Trust. There is no established trail or 

use area, nor any beach subject to ocean waves seaward of the first 

line of vegetation. Therefore, implementation of the new single 

family dwelling would not interfere with any form of historic public 

use or trust rights. 

  c) Monterey County Code section 20.70.050.B.4.b – Provision of 

Public Access. Adequate access to the shoreline is available at 

Carmel City Beach, about 20 feet across the road from the subject 

property. Therefore, public access provision is not required for this 

new development project in accordance with PRC Section 30212 of 

the California Coastal Act. 

  d) Monterey County Code section 20.70.050.B.4.c(i) – Application of 

Access Requirements to Single Family Residential Development. 

Given the proximity of public access to the shore at Carmel City 

Beach, the modest size of the parcel and of the residence, and no 

effects on natural sources of sand production necessary to maintain 

public beaches or tidelands, public access to tidelands or recreational 

areas would not be required through the subject property. 

    

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

the Board of Supervisors and to the California Coastal Commission 

(CCC). 

  a) The subject parcel is within 300 feet of the inland extent of a beach. 

Therefore, in accordance with Section 20.86.080.A.1 of Title 20, a 

decision on this project may be appealed to the CCC. 

 

 

DECISION 

 

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

does hereby:  

1. Adopt a Mitigated Negative Declaration; 

2. Approve Combined Development Permit consisting of:  

a) Coastal Administrative Permit and Design Approval for construction of a new 

1,035 sq. ft. single family dwelling, and 

b) Coastal Administrative Permit for development within 750 feet of a known 

archaeological resource; and  

3. Adopt a Mitigation Monitoring and Reporting Program 

for Assessor's Parcel Number 009-422-023-000 (6,671 sq. ft.) in general conformance with the 

attached Plan set and subject to the nine (9) Conditions of Approval and two (2) Mitigation 

Measures, all being attached hereto and incorporated herein by reference. 

 

 
PASSED AND ADOPTED this 31st day of March 2021 upon motion of                      , seconded 
by ____________, by the following vote: 

 

AYES:  

NOES:  
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ABSENT:  

ABSTAIN:  

 

 

 

_____________________________________________ 

Erik Lundquist, 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 SECRETARY OF THE PLANNING COMMISSION 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 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.  

 

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 
Department office 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

PLN200052

Monterey County RMA Planning

1. PD001 - SPECIFIC USES ONLY

RMA-PlanningResponsible Department:

This Combined Development Permit (PLN200052) allows construction of a 1,035 sq. 

ft. one-story single family dwelling to occur within 750 feet of a known archaeological 

resource. The property is located at 26195 Scenic Road (Assessor's Parcel Number 

009-422-023-000), Carmel Area Land Use Plan. 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 Chief of 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:

2. PD002 - NOTICE PERMIT APPROVAL

RMA-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  009-422-023 on 

31 March 2021 The permit was granted subject to 9 conditions of approval and 2 

Mitigation Measures 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 Chief of 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 RMA - Planning.

Compliance or 

Monitoring 

Action to be Performed:
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3. PD041 - HEIGHT VERIFICATION

RMA-PlanningResponsible Department:

The applicant shall have a benchmark placed upon the property and identify the 

benchmark on the building plans.  The benchmark shall remain visible on -site until 

final building inspection.  The applicant shall provide evidence from a licensed civil 

engineer or surveyor to the Chief of  Building Services for review and approval, that 

the height of the structure(s) from the benchmark is consistent with what was 

approved on the building permit associated with this project. (HCD - Planning and 

HCD - Building Services)

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of grading or building permits, the Owner/Applicant shall have a 

benchmark placed upon the property and identify the benchmark on the building 

plans. The benchmark shall remain visible onsite until final building inspection.

Prior to the foundation pre-pour inspection, the Owner/Applicant shall provide 

evidence from a licensed civil engineer or surveyor, to the Chief of Building Services 

for review and approval, that the height of first finished floor from the benchmark is 

consistent with what was approved on the building permit.

Prior to the final inspection, the Owner/Applicant/Engineer shall provide evidence from 

a licensed civil engineer or surveyor, to the Chief of Building Services for review and 

approval, that the height of the structure(s) from the benchmark is consistent with 

what was approved on the building permit.

Compliance or 

Monitoring 

Action to be Performed:
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4. 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:

5. PW0031 – BOUNDARY SURVEY

RMA-Public WorksResponsible Department:

Owner/Applicant shall have a professional land surveyor perform a boundary survey of 

the Southeasterly boundary line(s) of the subject parcel and have said line 

monumented.

Condition/Mitigation 

Monitoring Measure:

Prior to foundation inspection, Owner/Applicant shall have a professional land 

surveyor survey and monument the Southeasterly boundary line(s) of the subject 

parcel and provide evidence to the County Surveyor of conformance to the setbacks 

shown on the approved Site Plan. The surveyor shall be responsible for compliance 

with the requirements of Section 8762 of the California Business and Professions 

Code (PLS Act).

Compliance or 

Monitoring 

Action to be Performed:
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6. PW0043 - REGIONAL DEVELOPMENT IMPACT FEE

RMA-Public WorksResponsible Department:

Prior to issuance of building permits, applicant shall pay the Regional Development 

Impact

Fee (RDIF) pursuant to Monterey Code Chapter 12.90.  The fee amount shall be 

determined 

based on the parameters adopted in the current fee schedule.

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of Building Permits Owner/Applicant shall pay Monterey County 

Building Services Department the traffic mitigation fee. Owner/Applicant shall submit 

proof of payment to the DPW.

Compliance or 

Monitoring 

Action to be Performed:

7. PW0045 – COUNTYWIDE TRAFFIC FEE

RMA-Public WorksResponsible Department:

Prior to issuance of building permits, the Owner/Applicant shall pay the Countywide 

Traffic Fee or the ad hoc fee pursuant to General Plan Policy C-1.8.  The fee amount 

shall be determined based on the parameters in the current fee schedule.

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of Building Permits, the Owner/Applicant shall pay Monterey County 

HCD- Building Services  the traffic mitigation fee. The Owner/Applicant shall submit 

proof of payment to HCD- Development Services.

Compliance or 

Monitoring 

Action to be Performed:

8. STORMWATER CONTROL PLAN

Environmental ServicesResponsible Department:

The applicant shall provide a stormwater control plan to mitigate on-site and off-site 

impacts from impervious surface stormwater runoff.  Drainage improvements shall be 

constructed in accordance with plans approved by HCD-Environmental Services. 

(HCD-Environmental Services)

Condition/Mitigation 

Monitoring Measure:

Prior to issuance of any grading or building permits, the applicant shall submit a 

stormwater control plan to HCD-Environmental Services for review and approval.

Compliance or 

Monitoring 

Action to be Performed:

9. WINTER INSPECTIONS - AREAS OF SPECIAL BIOLOGICAL SIGNIFICANCE (ASBS)

Environmental ServicesResponsible Department:

The owner/applicant shall schedule weekly inspections with HCD-Environmental 

Services during the rainy season, October 15th to April 15th, to ensure contaminants 

are not discharged into the Carmel Bay Area of Special Biological Significance. This 

inspection requirement shall be noted on the Erosion Control Plan. (HCD- 

Environmental Services)

Condition/Mitigation 

Monitoring Measure:

During construction, the owner/applicant shall schedule weekly inspections with 

HCD-Environmental Services in the rainy season (October 15th to April 15th).

Compliance or 

Monitoring 

Action to be Performed:
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10. PDSP001 - Mitigation Measure (MM) No. 1 - Note on Plans: Paleontological Resources

RMA-PlanningResponsible Department:

Ground disturbing activities always involve the possibility of uncovering previously 

unknown paleontological resources. In the event a previously unknown fossil is 

uncovered during project-related ground disturbance, all work shall cease until a 

certified professional paleontologist can investigate the finds and make appropriate 

recommendations. Recommendations shall include fossil salvage, curation, and 

reporting requirements. Owner/applicant shall include a note on the construction plans 

(each of the demolition and grading sheets) encompassing the language contained in 

this mitigation measure, including all compliance actions.

Condition/Mitigation 

Monitoring Measure:

Prior to the issuance of permits from HCD-Building Services, owner/applicant shall 

submit to HCD-Planning for review and approval construction plans containing the 

language of this mitigation measure.

Compliance or 

Monitoring 

Action to be Performed:
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11. PDSP002 - Mitigation Measure (MM) No. 2 - TRIBAL CULTURAL MONITOR

RMA-PlanningResponsible Department:

To ensure that Tribal Cultural Resources incur less than significant impacts, a Tribal 

Monitor approved by the appropriate tribe traditionally and culturally affiliated with the 

vicinity of the subject parcel and that has consulted with the County and designated 

one lead contact person in accordance with AB 52 requirements, or another 

appropriately NAHC-recognized representative, shall be on-site during project-related 

grading and excavation to identify findings with tribal cultural significance. This Tribal 

Monitor shall have the authority to temporarily halt work to examine any potentially 

significant cultural materials or features. If resources are discovered, the 

owner/applicant/contractor shall contact a qualified professional archaeologist (i.e., an 

archaeologist registered with the Register of Professional Archaeologists [RPA] or a 

Registered Archaeologist [RA] under the supervision of an RPA). This mitigation is not 

intended to alleviate responsibility of the owner or its agents from contacting the 

County Coroner and complying with State law if human remains are discovered.

Any artifacts found that are not associated with a finding of human remains shall be 

cataloged by both the Tribal monitor and the qualified professional archaeologist. To 

facilitate data recovery of smaller midden components, such as beads or lithic 

debitage, the excavated soil from the project site shall be screened during monitoring . 

Once cataloged, the qualified professional archaeologist shall take temporary 

possession of the artifacts for testing and reporting purposes. Upon completion of 

these testing and reporting activities, all artifacts, at the discretion of the property 

owner, shall be returned within one year to a representative of the appropriate local 

tribe as recognized by the NAHC, or of the Monterey County Historical Society.

Condition/Mitigation 

Monitoring Measure:
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Mitigation Measure Action (MMA) No. 2.a

Prior to the issuance of permits from HCD-Building Services, the owner/applicant shall 

include a note on the construction plans (each of the demolition and grading sheets) 

encompassing the language contained in Mitigation Measure No. 2, including all 

compliance actions. The owner/applicant shall submit said plans to HCD-Planning for 

review and approval.

Mitigation Measure Action (MMA) No. 2.b

Prior to the issuance of permits from HCD-Building Services, the applicant/owner shall 

submit evidence to the satisfaction of the Chief of HCD-Planning that a Tribal monitor 

approved by the appropriate tribe traditionally and culturally affiliated with the vicinity of 

the subject parcel and that has consulted with the County and designated one lead 

contact person in accordance with AB 52 requirements, or another appropriately 

NAHC-recognized representative, has been retained to monitor the appropriate 

construction activities. This Tribal Monitor shall be retained for the duration of any 

project-related grading and excavation to a reasonable depth as requested by the 

Tribal monitor, and in consultation with HCD-Planning.

Mitigation Measure Action (MMA) No. 2.c

Prior to construction of the residence allowed under the permit issued by 

HCD-Building Services, the Tribal monitor or another appropriately NAHC-recognized 

representative shall submit a letter to HCD-Planning confirming participation in the 

monitoring and provide a summary of archaeological and/or cultural finds or no finds, 

as applicable.

Mitigation Measure Action (MMA) No. 2.d

Within one year following completion of the field work for uncovered resources, if any, 

a final technical report shall be submitted to HCD-Planning and the Northwest 

Information Center of the California Historical Resources Information System at 

Sonoma State University, that contains results of all analyses implemented throughout 

Mitigations Measure No. 2. Artifacts associated with a finding of human remains shall 

be reburied in accordance with State Law and penalty for violation pursuant to PRC 

section 5097.994.

Compliance or 

Monitoring 

Action to be Performed:
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SCENIC HOLDINGS LLC
SHEET INDEX

GENERAL

A0.0 - COVER SHEET, PROJECT DATA
A0.1 - BEST MANAGEMENT PRACTICES

1 OF 1 - TOPOGRAPHIC MAP

GENERAL NOTES

1. CONTRACTOR LICENSE:  THE CONTRACTOR(S) PERFORMING THE WORK DESCRIBED BY THESE PLANS AND SPECIFICATIONS SHALL BE
PROPERLY AND CURRENTLY LICENSED DURING THE EXECUTION OF THE PROJECT AND SHALL NOT PERFORM WORK OUTSIDE THE LEGAL SCOPE
OF ANY LICENSE.

2. SCOPE: THE CONTRACTOR SHALL PROVIDE AND PAY FOR ALL LABOR, MATERIALS, TOOLS, EQUIPMENT AND MACHINERY, TRANSPORTATION,
WATER, HEAT, ELECTRICAL, TELEPHONE, AND ANY OTHER RELATED ITEMS NECESSARY FOR THE PROPER EXECUTION AND TIMELY COMPLETION OF
THE WORK.

3. QUALITY CONTROL:  IT IS THE EXPRESS INTENTION OF THESE PLANS AND SPECIFICATIONS TO REQUIRE REASONABLE CARE AND COMPETENCE
IN THE EXECUTION OF THE CONSTRUCTION PROCESS AND PRODUCT.  IF, IN THE OPINION OF THE CONTRACTOR, ANY PORTION OF THE
DOCUMENTATION HEREIN IS INCONSISTENT WITH THIS, THE DESIGNERS SHALL BE NOTIFIED PRIOR TO EXECUTING THE WORK AND ALLOWED
REVISION TIME IF FELT NECESSARY.

4. WARRANTY:  THE CONTRACTOR WARRANTS TO THE OWNER THAT ALL MATERIALS AND EQUIPMENT FURNISHED UNDER THIS CONTRACT WILL
BE NEW UNLESS OTHERWISE SPECIFIED, AND THAT ALL WORK WILL BE OF GOOD QUALITY, FREE FROM FAULTS AND DEFECTS, AND IN
CONFORMANCE WITH THE  CONTRACT DRAWINGS AND SPECIFICATIONS.

5. PERMITS:  UNLESS OTHERWISE INSTRUCTED, THE OWNER SHALL PAY ALL PERMIT FEES INCLUDING UTILITIES. THE CONTRACTOR SHALL SECURE
THE BUILDING PERMIT AND ANY OTHER PERMITS PRIOR TO STARTING THE WORK AND COMPLY WITH ALL INSPECTION REQUIREMENTS THROUGH
FINAL SIGN-OFF.

6. LEGAL/NOTICES/CODE COMPLIANCE:  THE CONTRACTOR SHALL GIVE ALL NOTICES AND COMPLY WITH ALL LAWS, ORDINANCES, BUILDING
CODES, RULES, REGULATIONS AND OTHER LAWFUL ORDERS OF ANY PUBLIC AUTHORITY BEARING ON THE PERFORMANCE OF THE WORK.    THE
CONTRACTOR SHALL PROMPTLY NOTIFY THE DESIGNERS IN WRITING IF THE DRAWINGS AND/OR SPECIFICATIONS ARE AT VARIANCE WITH ANY
SUCH REQUIREMENTS. (2007 C.B.C.)

7. RESPONSIBILITY:  THE CONTRACTOR SHALL BE SOLELY RESPONSIBLE FOR ALL CONSTRUCTION MEANS, METHODS, TECHNIQUES, SEQUENCES
AND PROCEDURES SELECTED TO EXECUTE THE WORK.  THE CONTRACTOR SHALL COORDINATE ALL PORTIONS OF WORK WITHIN THE SCOPE OF
THE CONTRACT.

8. SAFETY:  THE CONTRACTOR SHALL BE RESPONSIBLE FOR INITIATING, MAINTAINING AND PROPERLY SUPERVISING ADEQUATE INDUSTRY
STANDARD SAFETY PRECAUTIONS AND PROGRAMS IN CONNECTION WITH THIS WORK AND SHALL ADHERE TO ALL FEDERAL, LOCAL, STATE &
O.S.H.A. SAFETY REGULATIONS.

9. INSURANCE:  LIABILITY INSURANCE SHALL BE MAINTAINED BY THE CONTRACTOR TO PROTECT AGAINST ALL CLAIMS UNDER WORKMAN'S
COMPENSATION ACTS, DAMAGES DUE TO BODILY INJURY INCLUDING DEATH, AND FOR ANY PROPERTY DAMAGES ARISING OUT OF OR RESULTING
FROM THE CONTRACTOR'S OPERATIONS UNDER THE CONTRACT.  THIS INSURANCE SHALL BE FOR LIABILITY LIMITS SATISFACTORY TO THE OWNER.
THE OWNER HAS THE RIGHT TO REQUIRED CONTRACTUAL LIABILITY INSURANCE APPLICABLE TO THE CONTRACTOR'S OBLIGATIONS.  CERTIFICATES
OF SUCH INSURANCE SHALL BE FILED WITH THE OWNER PRIOR TO THE COMMENCEMENT OF WORK.

10. INDEMNIFICATION:  THE CONTRACTOR WHO AGREES TO PERFORM THIS WORK ALSO AGREES TO INDEMNIFY AND HOLD HARMLESS THE
OWNER AND THE DESIGNERS FROM AND AGAINST ALL CONSEQUENTIAL CLAIMS / DAMAGES / LOSSES AND EXPENSES, INCLUDING ATTORNEY'S
FEES AND LITIGATION COSTS, ARISING  OUT OF OR RESULTING FROM THE PERFORMANCE OF THE WORK

11. CLEANING UP:  THE CONTRACTOR SHALL KEEP THE PREMISES AND SITE FREE FROM ACCUMULATION OF WASTE MATERIALS DURING
CONSTRUCTION BY PERIODIC CLEAN UP AND OFF-SITE DEBRIS REMOVAL. FINAL CLEANUP AND DEBRIS DISPOSITION SHALL BE TO THE
SATISFACTION OF THE OWNER.

12. CONTRACTOR SHALL VISIT THE SITE AND VERIFY ALL EXISTING CONDITIONS PRIOR TO ANY WORK AND NOTIFY THE DESIGNERS OF ANY
DISCREPANCIES BETWEEN THESE DRAWINGS AND EXISTING  CONDITIONS AFFECTING THE WORK OR NATURE OF SPECIFIED MATERIALS AND/OR
SCOPE OF DESIGN.

13. ALL NOTES, DIMENSIONS, ETC. INDICATE NEW MATERIALS OR CONSTRUCTION UNLESS OTHERWISE NOTED.

14. NO LAND CLEARING OR GRADING SHALL OCCUR ON THE PROPERTY BETWEEN OCTOBER 15 AND APRIL 15 UNLESS AUTHORIZED BY THE
DIRECTOR OF PLANNING AND BUILDING INSPECTION.

15. SHOP DRAWINGS:  PRIOR TO FABRICATION, THE CONTRACTOR SHALL SUBMIT TO THE DESIGNER FOR APPROVAL SHOP DRAWINGS FOR ALL
STRUCTURAL STEEL, REINFORCING STEEL, GLUE LAMINATED BEAMS AND PREFABRICATED TRUSSES, WINDOW & DOORS, FINISH CARPENTRY.  SHOP
DRAWINGS ARE NOT CHANGE ORDERS, BUT RATHER SERVE TO DEMONSTRATE TO THE ENGINEER AND/OR DESIGNER THAT THE CONTRACTOR
UNDERSTANDS THE REQUIREMENTS & DESIGN CONCEPTS OF THE PLAN, DETAILS & SPECIFICATIONS.

16. CHANGE ORDERS:  NO VERBAL CHANGE ORDERS SHALL BECOME LEGAL AND BINDING.

17. CONSTRUCTION, BRACING & SHORING:  THE CONTRACTOR SHALL BE SOLELY RESPONSIBLE FOR ALL BRACING AND SHORING REQUIRED
DURING CONSTRUCTION UNTIL ALL CONSTRUCTION IS COMPLETE.

18. SIMILAR CONDITIONS:  CONDITIONS NOT SPECIFICALLY DETAILED SHALL BE BUILT TO CONFORM WITH SIMILAR CONSTRUCTION.

19. DISCREPANCIES:  THE CONTRACTOR SHALL VERIFY ALL DIMENSIONS, ELEVATIONS, MATERIALS AND CONDITIONS PRIOR TO STARTING
CONSTRUCTION.  ANY DISCREPANCIES SHALL BE REPORTED TO THE ARCHITECT PRIOR TO ORDERING MATERIALS AND STARTING CONSTRUCTION.

20. TECHNICAL SPECIFICATIONS: ALL TECHNICAL SPECIFICATIONS REFERRED TO IN THESE DRAWINGS ARE BY THIS REFERENCE PART OF THE
CONSTRUCTION DOCUMENTS.

21. THIS PROJECT SHALL COMPLY WITH TITLE 24 AND 2016 CALIFORNIA RESIDENTIAL CODE (CRC), CALIFORNIA MECHANICAL CODE (CMC),
CALIFORNIA PLUMBING CODE (CPC), CALIFORNIA ELECTRICAL CODE (CEC), AND CALIFORNIA ENERGY CODE (CENC). PER R106.1.1 CRC

22. GREEN BUILDING STANDARDS: AN OPERATION AND MAINTENANCE MANUAL SHALL BE PROVIDED AT FINAL INSPECTION COMPLYING WITH
SECTION 4.410 OF THE GREEN BUILDING STANDARDS CODE. R109.1.6.2 CRC

23. MOISTURE CONTENT OF FRAMING SHALL NOT EXCEED 19%. 4.505.1 CGBC

PROJECT DESCRIPTION

NEW 1035.0 S.F. SINGLE FAMILY RESIDENCE. NO STRUCTURAL MODIFICATIONS TO EXISTING 429.0 S.F. DETACHED
2-CAR GARAGE.

NEW MATERIALS:
- CARMEL STONE VENEER EXTERIOR
- CLASS 'A' FAUX WOOD CEMENT SHINGLE ROOF
- CLAD WOOD WINDOWS
- CEDAR WOOD EAVES AND TRELLIS, NATURAL FINISH

NO NEW SKYLIGHTS.
NO TREES TO BE REMOVED.

PROJECT DATA

BUILDING LOT COVERAGE:

MAIN STRUCTURE SETBACKS:

FRONT
REAR
SIDE (NORTH)
SIDE (SOUTH)

PROPOSEDREQUIRED

20'-0"
10'-0"
5'-6"
5'-6"

SEE PLAN, THIS SHEET
SEE PLAN, THIS SHEET
SEE PLAN, THIS SHEET
SEE PLAN, THIS SHEET

PROPOSEDEXISTING

MAIN HOUSE
GARAGE

TOTAL BUILDING

N/A
429.O S.F.

429.0 S.F.
(6.4%)

1035.0 S.F.
429.0 S.F.

1464.0 S.F.
(21.9%)

OWNER:
26189 SCENIC HOLDINGS LLC
26189 SCENIC RD.
CARMEL, CA 93923
P. 

SITE ADDRESS:
26195 SCENIC RD.
CARMEL, CA 93923

ARCHITECT:
CONTACT: DAVID DWIGHT
HOLDREN + LIETZKE ARCHITECTURE
225 CANNERY ROW, SUITE A
MONTEREY, CA  93940
PH: 831.649.6001

SURVEYOR:
CENTRAL COAST SURVEYORS
5 HARRIS COURT - SUITE N-11
MONTEREY, CA  93940
PH: 831.394.4930

GEOTECHNICAL ENGINEER:
CONTACT: BRIAN PAPURELLO
LANDSET ENGINEERS, INC.
520B CRAZY HORSE CANYON ROAD
SALINAS, CA 93907
PH: 831.443.6970

STRUCTURAL ENGINEER:
CONTACT: YUTAKA UYEDA
UYEDA AND ASSOCIATES LLC
2600 GARDEN ROAD #305
MONTEREY, CA 93940
PH: 831.373.3181

CIVIL ENGINEER:
CONTACT: MARK STERNER
L&S ENGINEERING AND SURVEYING
2460 GARDEN ROAD,  SUITE G
MONTEREY, CA 93940
PH: 831.655.2723

MECHANICAL ENGINEER:
CONTACT: DAVID KNIGHT
MONTEREY ENERGY GROUP
26465 RANCHO CARMEL BLVD. STE 8
CARMEL, CA 93923
PH: 831.372.8328

LANDSCAPE ARCHITECT:
CONTACT: ROSEMARY WELLS
VIRIDIAN LANDSCAPE ARCHITECTURE
591 LIGHTHOUSE AVE. #15
PACIFIC GROVE, CA 93950
PH: 831.521.6692

PROJECT TEAM
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CIVIL

C1 - TITLE SHEET
C2 - DEMOLITION PLAN
C3 - SITE GRADING & DRAINAGE PLAN
C4 - SITE CROSS SECTIONS
C5 - CONSTRUCTION DETAILS
C6 - EROSION CONTROL PLAN
C7 - CONSTRUCTION MANAGEMENT PLAN

ARCHITECTURAL

A2.1 - FLOOR PLAN
A3.1 - EXTERIOR ELEVATION

LANDSCAPE

L.2 - PLANTING PLAN
L.3 - CONCEPTUAL LANDSCAPE LIGHTING PLAN
IR.1 - IRRIGATION PLAN
IR.2 - IRRIGATION PLAN (NOTES)
IR.3 - IRRIGATION PLAN (DETAILS)

APN: 009.422.023.000
LOT DESCRIPTION: LOT 28
LOT SIZE:  6671.0 SQ. FT. (0.153 ACRES)
ZONING: MDR/2-D(18)(CZ)
TREE INFORMATION:  0 TREES TO BE REMOVED

OCCUPANCY GROUP: RESIDENCE: R-3
GARAGE:  U

TYPE OF CONSTRUCTION:  V-B
NUMBER OF STORIES: 1
AVERAGE NATURAL GRADE:  27.76'
LOW GRADE AT HIGHEST RIDGE: 26.79'
RIDGE HEIGHT ABOVE A.N.G.: 44.05' : +16'-4" ABOVE A.N.G. (18'-0" MAX. ALLOWED)
GRADING CUT/FILL: 5 C.Y. CUT/65 C.Y. FILL = NET 60 C.Y. FILL
PARKING PROVIDED: 2 COVERED, 1 UNCOVERED (EXISTING) - NO CHANGE
SCHOOL DISTRICT: CARMEL UNIFIED
WATER SUPPLIER:  CALAM
SEWER: CWWMD
FIRE SPRINKLERS @ RESIDENCE:  YES

ES COMMENT REVS
06.30.20201
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FRAMING LEGEND:

EXISTING WALL

NEW 2X6 STUD WALL

NEW 2X4 STUD WALL

6'-7"

7'-1"

6
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N

PLAN NORTH

2'-6"

2'-1"

1'-11"

8"

8
"

1'
-0

"

1'-0"

PLAN NOTES:

1. SLOPE 2% MIN. AWAY FROM BUILDING @ ALL PAVED AREAS ADJACENT TO 

FOUNDATION, SLOPE 5% MIN. AWAY FROM BLDG. @ ALL AREA OF GRADE 

WITHIN 10'-0" OF FOUNDATION.

2. ALL PERIMETER DIMENSIONS ARE TO FACE OF PLYWOOD (FACE OF 

FOUNDATION WALL). REFER TO STRUCTURAL DRAWINGS FOR FOOTING & 

FOUNDATION WALL SIZES AND LOCATIONS.

3. VERIFY DOOR AND WINDOW  DIMENSIONS IN FIELD PRIOR TO MANUFACTURE.

4. ALL WINDOW AND DOOR LOCATIONS ARE TO CENTER OF OPENING, U.O.N. - V.I.F.

WITH MFR. SHOP DRAWINGS.

PAGE NOTES

1. EXTERIOR STONE VENEER FINISH: CARMEL STONE BLEND TO MATCH 

ADJACENT STRUCTURE O/ GROUT O/ LATH (SEC 2512.1) O/ 2 LAYERS  GRADE

'D' BLDG. PAPER O/ PLYWD. SHT'G. (SEC 2510.6) - WEATHER RESISTIVE 

BARRIERS SHALL BE INSTALLED AS REQUIRED IN SECTION 1404.2.

2. EXTERIOR TRIM: PAINTED WOOD, TO MATCH ADJACENT STRUCTURE.

3. INTERIOR FINISH: TO MATCH (E) - 

5

8

" DRYWALL - TAPE, TEXTURE & PAINT. SEE

INTERIOR DESIGN PACKAGE FOR ADDITIONAL INFORMATION.

4. FINISHED FLOOR: CERAMIC TILE O/ GROUT O/ ANTI-CRACKING MEMBRANE O/

GYPCRETE & RADIANT HYDRONIC SYSTEM. SEE MECHANICAL DESIGN 

PACKAGE FOR HYDRONIC LAYOUT AND INSULATION REQUIREMENTS.

5. CLOSED-CELL INSULATION: MANUFACTURED INSULATION SHALL COMPLY 

WITH CRC SEC. 806.

6. ROOF: CEMENT SHAKE BY EAGLE ROOFING OR APPROVED EQUAL, O/ CLASS

'A' ROOF BUILDUP. INSTALL PER MFR. SPEC.

12'-1"

7'-3"
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DWD

18.15

NORTH ELEVATION (STREET)
SCALE: 1/4" = 1'-0"

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

SOUTH ELEVATION (STREET)
SCALE: 1/4" = 1'-0"

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

CEMENT, FAUX WOOD SHINGLE ROOF

CEDAR WOOD AND GLASS ENTRY DOOR

WOOD WINDOWS AND DOORS - TYP.

CEDAR WOOD EAVE AND OUTRIGGERS -

NATURAL FINISH, TYP.

CARMEL STONE CLADDING

CEDAR WOOD AND CARMEL STONE COLUMN/TRELLIS

CEDAR FENCE, NATURAL FINISH

12

6

FIRE PIT

MAX. RIDGE HT: 43.25'

PL. HT: 36.5'

F.F. HT: 27.5'

EXISTING GARAGE TO REMAIN, NO CHANGES

15
'-
6

3
4
"

CEDAR FENCE, NATURAL FINISH

CEMENT, FAUX WOOD SHINGLE ROOF

LOUVRED DOOR

CEDAR WOOD EAVE AND OUTRIGGERS -

NATURAL FINISH, TYP.

CARMEL STONE CLADDING

CEDAR WOOD AND CARMEL STONE COLUMN/TRELLIS

6
'-
0

"

6
'-
0

"

6
'-
0

"

MAX. RIDGE HT: 43.25'

PL. HT: 36.5'

F.F. HT: 27.5'
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Aeonium arborium 'Swartkop'

Black Rose Aeonium

3

5 Gal

Aeonium arborium 'Kiwi'

Rose Aeonium

3

5 Gal

Cotlyedon orbiculata

Pig's Ear's

4

1 Gal

Polystichum munitum

Western Sword Fern

12

5 Gal

Pittsoporum crassifolium

Karo

3

5 Gal

Westringia 'Wynabbie Gem'

Coastal Rosemary 'Wyn. Gem'

1

5 Gal

Pittsoporum crassifolium 'nana'

Dwf. Karo

4

5 Gal

Limonium perezii

Sea Lavender

12

1 Gal

Agave attentuata

Foxtail Agave

6

5 Gal

Correa 'Ivory Bells'

Australian Fuchsia 'Ivory Bells'

12

5 Gal

Aeonium arborium 'Swartkop'

Black Rose Aeonium

6

5 Gal

Aeonium arborium 'Kiwi'

Rose Aeonium

3

5 Gal

Agapanthus, blue, 2' tall scape

Lily-of-the-Nile 'Elaine' or similar

21

5 Gal

Cotlyedon orbiculata

Pig's Ear's

4

1 Gal

PLANTING LIST:

Senecio madralense

Cotlyedon orbiculata

Agave attentuata

Aeonium arborium 'Kiwi'

Aeonium aborium 'Swartkop'

Blue Chalk Fingers

Pig's Ear's

Foxtail Agave

Rose Aeonium

Black Rose Aeonium

CA Wild Lilac 'Yankee Point'Ceanothus 'Yankee Point'

Groundcovers

Lomandra 'Shorty' Dwf. Cape Rush 'Shorty'

Western Sword Fern

Sea Lavender

Lily-of-the-Nile 'Elaine' or similar

Polystichum munitum

Limonium perezii

Agapanthus, blue, 2' tall scape

Perennials and Ferns

Correa 'Ivory Bells'

Pittsoporum crassifolium 'nana'

Pittsoporum crassifolium

Westringia 'Wynabbie Gem' Coastal Rosemary 'Wyn. Gem'

Karo

Dwf. Karo

Australian Fuchsia 'Ivory Bells'

English NameLatin name

Shrubs

Amt.

1

3

4

12

21

12

12

18

43

9

6

6

8

27 1 gal.

1 gal.

5 gal.

5 gal.

5 gal.

1 gal.

1 gal.

5 gal.

1 gal.

5 gal.

5 gal.

5 gal.

5 gal.

5 gal.

Size

Succulents

Grasses and Grass-like Plants
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CONTRACTOR TO PROVIDE 6'-0” HIGH TEMPORARY CHAIN LINK OR EQUIVALENT (4'-0” PLASTIC

WEBBING ON METAL STAKES) FENCE.  PROTECTION TO REMAIN IN PLACE UNTIL ALL

CONSTRUCTION IS COMPLETED ON BOTH THE EXTERIOR OF THE HOUSE AND HARDSCAPE

ELEMENTS OF THE LANDSCAPE PLAN. UNDER NO CIRCUMSTANCES WILL THE AREA WITHIN

THE DRIPLINE OF AN EXISTING TREE BE USED AS A PARKING AREA, OR TO STORE ANY

EQUIPMENT, BUILDING MATERIALS, OR TOOLS, NOR SHOULD HEAVY EQUIPMENT PASS OVER

THE ROOT ZONE OF THE TREE.

TREE PROTECTION

PLANTING NOTES

1.  PLANTING SEQUENCE:

A. BACKFILL MAIN IRRIGATION LINE TRENCHES AND FINISH ROUGH GRADING BEFORE

PLANT LAYOUT.

B. CONTRACTOR TO PLACE PLANTS ON SITE, ACCORDING TO THE PLANTING PLAN, FOR

FINAL REVIEW AND ADJUSTMENT BY L.A.  DO NOT DIG PLANTING HOLES BEFORE PLANT

LOCATIONS ARE APPROVED.

C. SOAKING: FOR ALL ONE-GALLON AND FIVE-GALLON PLANTS: CAREFULLY REMOVE PLANT

FROM NURSERY POT AND PLACE IT IN A BUCKET OF WATER DEEPER THAN IT'S

NURSERY POT . WAIT FOR PLANT TO SINK TO THE BOTTOM OF THE BUCKET, I.E., UNTIL

ALL BUBBLES HAVE RISEN AND ALL AIR POCKETS ARE SATURATED. REMOVE AND

CAREFULLY LOOSEN ROOT-BALL.  WHEN FLEXIBLE GOPHER BASKETS ARE USED,

LOOSEN ROOT-BALL AND PLACE GOPHER BASKET OVER ROOT-BALL BEFORE

SUBMERSING IN WATER.  THEN, DEPENDING ON SPECIES, PLANT ACCORDING TO PLANT

DETAILS 2 AND 3.

2. SEE DETAILS B AND C, L.5, FOR SOIL AMENDMENT.  SEE L.2 FOR MULCH SPECIFICATIONS.

3. MULCH ALL PLANTINGS, EXCEPT TURFBLOCK PLANTING AND HYDROSEEDED AREAS, WITH

1” REDWOOD BARK 'MINI-MULCH.'

I, ROSEMARY WELLS, CERTIFY THAT THIS LANDSCAPING PLAN COMPLIES WITH ALL

MONTEREY COUNTY LANDSCAPING REQUIREMENTS INCLUDING THE USE OF NATIVE,

DROUGHT-TOLERANT, NON-INVASIVE SPECIES, LIMITED TURF, AND LOW-FLOW,

WATER-CONSERVING IRRIGATION FIXTURES.

CERTIFICATION

NOTE:

PLANT 1 GAL. PLANTS 3/4" ABOVE GRADE

PLANT 5 GAL. PLANTS 1" ABOVE GRADE

PLANT 15 GAL. PLANTS 1-1/4" ABOVE GRADE

INSTRUCTIONS:

1. DIG THE SMALLEST HOLE POSSIBLE TO ACCOMMODATE ROOTBALL.

2. REMOVE PLANT FROM CAN.  GENTLY, BY HAND, UNCOIL ANY GIRDLING ROOTS.

3. PLACE PLANT IN HOLE.  DO NOT ADD FERTILIZER TABLET.  BACKFILL WITH

NATIVE SOIL.  TAMP GENTLY.

4. WATER DEEPLY.  SOAK PLANT TO REMOVE OXYGEN POCKETS.  MULCH w/ 3"

MULCH.  CREATE SOIL COLLAR ONLY IF NECESSARY TO AID IN SOAKING.  KEEP

MULCH AWAY FROM BASE OF PLANT.

ROOT BALL FROM NURSERY CAN

NATIVE SOIL

3" D. REDWOOD MULCH

NATIVE SOIL BACKFILL

PLANT SIZE / HOLE SIZE

1 GAL. - 18" DIA x 18" DEEP

5 GAL. - 2' DIA x 2' DEEP

1 GAL. - 3' DIA x 3' DEEP

1 GAL. - 4' DIA x 3' DEEP

1 GAL. - 5' DIA x 4' DEEP

1 GAL. - 6' DIA x 4' DEEP

NOTE:

PLANT SHRUB CROWN 1" ABOVE

GRADE, PLANT TREE CROWN 2"

ABOVE GRADE

2" BARK MULCH

3" HIGH CONTINUOUS SOIL BERM

ROOT BALL

AMENDED BACKFILL - SEE 'SOIL

AMENDMENT' NOTE

UNAMENDED BACKFILL IF HOLE IS

REQUIRED TO BE DEEPER THAN 24"

LIGHTLY COMPACTED BACKFILL

(E) SUBGRADE

SOIL AMENDMENT:

TREES & SHRUBS - REMOVE NATIVE SOIL FROM HOLE AND COMBINE WITH GYPSUM &

ORGANIC COMPOST AS FOLLOWS:  1 PART NATIVE SOIL, 2 PARTS COMPOST, 1 HANDFULL

GYPSUM.  USE THIS MIX TO BACKFILL WHEN PLANTING.  DISCARD UN-USED NATIVE SOIL

ON SITE.

GROUNDCOVER AREAS - ROTOTILL GROUNDCOVER AREAS TO A DEPTH OF 8".  ADD 2"

ORGANIC COMPOST, AND 7 LBS. GYPSUM PER 100 S.F.

NOTES:

1. SCARIFY SIDES OF PLANT HOLES.  DO NOT USE AUGERS.

2. SCARIFY ROOT BALL.  CUT ANY CIRCLING ROOTS.

3. BACKFILL TO BE APPROVED BY L.A.

4. TEST DRAINAGE IN HOLES.  REPORT TO L.A. IF ANY HOLES DO NOT DRAIN IN 24 HOURS.

5. BACKFILL IN LIFTS - WATER TO SETTLE BETWEEN LIFTS.

6. CONTRACTOR TO CHECK SITE FOR EXISTENCE & DEPTH, IF FOUND, OF HARDPAN SOIL.

NON-NATIVE SPECIES PLANTING INSTRUCTIONSNATIVE SPECIES PLANTING INSTRUCTIONS1 2

SCALE: NONE SCALE: NONE

GROUND-COVER PLANTING3

SCALE: NONE

6

0

°

VARIES

NOTE:

GROUNDCOVER SPACING SHALL BE

TRIANGULAR, AS SHOWN. REFER TO

PLANT LIST FOR SPACING.
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LIGHTING LEGEND

PATH LIGHT: FX HC-1LED-BZ-18" RISER

DOWNLIGHT IN ARBOR: FX VE-1LED-COPPER SLEEVE

12V WIRE

SWITCH

TRANSFORMER, EXACT POSITION TO BE DETERMINED BY ELECTRICIAN

S

T

LIGHTING NOTES

1. CONTRACTOR TO PROVIDE ALL CONDUIT, WIRING, SWITCHES, AND TRANSFORMERS

NECESSARY TO INSTALL LIGHTS IN A MANNER CONSISTENT WITH THE

MANUFACTURER'S SPECIFICATIONS AND ALL LOCAL AND STATE CODES AND

ORDINANCES.  CONTRACTOR IS RESPONSIBLE FOR ROUTING AND WIRING CIRCUITS

AS NECESSARY FOR OPTIMUM SYSTEM PERFORMANCE, AND DETERMINING LOADS

FOR TRANSFORMERS.

2. ELECTRICAL CONTRACTOR TO INSTALL IRRIGATION CLOCK AND TO COORDINATE

WIRING FOR IRRIGATION CONTRACTOR

3. ALL FIXTURES ON 12V WIRE SUBJECT TO FIELD PLACEMENT BY LANDSCAPE

ARCHITECT. PLAN IS FOR GENERAL LOCATION ONLY. CONTRACTOR TO PROVIDE AT

LEAST 3'-0” OF FREE WIRE PER FIXTURE FOR FINAL PLACEMENT BY LANDSCAPE

ARCHITECT.

4. ELECTRICAL CONTRACTOR TO VERIFY POWER SOURCE AND PANEL CAPACITY TO

OUT-DOOR CIRCUITS.

5. ALL WIRING SHOWN IS DIAGRAMMATIC (SEE NOTE NUMBER 1).

6. IN THE CASE OF FIELD MODIFICATIONS, ELECTRICAL CONTRACTOR TO PROVIDE

SKETCH OF 'AS-BUILT' WIRING OVERLAID ON THIS DRAWING.
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