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  UNIT TYPES 

  DUPLEX UNITS

  APARTMENTS

  GUEST UNITS

TOTAL ON CAMPUS

FIVE HOME LOTS

  SINGLE FAMILY
  DWELLING (SFD)

  DUPLEX UNITS

TOTAL ON 5 LOTS

RESIDENTIAL UNITS

EXIST #

22 

124

7

153

5

5

REMOVE

- 2 

0

- 7

- 9

- 5

ADD

14

0

8

22

10

10

TOTAL

34

124

8

166

0

10

10

PROPOSED

  UNIT TYPES 

  SKILLED NURSING

  ASSISTED LIVING

  MEMORY CARE

TOTAL BEDS

HEALTH CENTER BED COUNT

EXIST #

36 

24

0

60

ADD

0

0

12

12

TOTAL

36

24

12

72

PROPOSED

  SPACE TYPES 

PRIVATE SPACES

COMMON STANDARD

ACCESSIBLE

TOTAL PARKING

PARKING ON SITE

EXISTING

146 

120

8

274

ADD

32

86

4

122

TOTAL

36

24

12

334

PROPOSED

REMOVE

- 2

- 60

  0

- 62

MASTERPLAN BUILDING AREA SUMMARY

A HILLSIDE DUPLEX 9

RESIDENTIAL 
UNITS ADDED

BUILDING TYPE & DESCRIPTION UNIT AREA (GSF)

3,430

B GUEST SUITE 8 640

C MEMORY CARE

D FITNESS CENTER -- --

E MEETING HOUSE -- --

F UPPER DUPLEX 5 2,130

G 5 LOT DUPLEX 10 2,130

H DOG RUN & 
RESIDENT GARDEN

--

32

AREA OF 
ADDITION (GSF)

30,870

5,120

10,110

1,980

1,650

10,650

21,300

-- 5,350

87,030

-- --

TOTALS

601 California St., Suite 1600
San Francisco, CA 94108
T. +1 415 926 7900

SEAL

DRAWING TITLE:

PROJECT TITLE:

PROJECT No:

Owner:

CARMEL VALLEY MANOR

8545 CARMEL VALLEY ROAD
CARMEL, CA 93923

Civil / Site:

WHITSON ENGINEERS

6 HARRIS COURT
MONTEREY, CA 93940

Geotechnical Engineer:

EARTH SYSTEMS

1514 MOFFETT STREET, SUITE A
SALINAS, CA 93906

Landscape Design:

BFS LANDSCAPE ARCHITECTS

425 PACIFIC STREET, SUITE 201
MONTEREY, CA 93940

Traffic Consultant:

HEXAGON TRANSPORTATION CONSULTANTS

100 CENTURY CENTER COURT, SUITE 501
SAN JOSE, CA 95112

Planning Consultant:

MAUREEN WRUCK PLANNING CONSULTANTS

21 W. ALISAL STREET, SUITE 111
SALINAS, CA  93901
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COVER, PROJECT
INFORMATION &
SHEET INDEX

0097890.00

CARMEL VALLEY
MANOR:
MASTERPLAN

01/09/2025

G-00

8545 CARMEL VALLEY RD,
CARMEL, CA 93923

MASTERPLAN SUBMITTAL

01 - GENERAL

G-00 COVER, PROJECT INFORMATION & SHEET INDEX

G-01 EXISTING CAMPUS PHOTOS

02 - SITE

AS-00 EXISTING SITE PLAN

AS-01 ARCHITECTURAL DEMOLITION PLAN

AS-02 ARCHITECTURAL SITE PLAN

AS-03 LOT COVERAGE CALCULATION

03 - AB - HILLSIDE DUPLEXES & GUEST UNITS

AS-10AB HILLSIDE DUPLEXES, GUEST UNITS - ENLARGED SITE PLAN

A-10A HILLSIDE DUPLEXES - PLANS & ELEVATIONS

A-10B GUEST UNITS - PLANS & ELEVATIONS

A-20AB HILLSIDE DUPLEXES, GUEST UNITS - PERSPECTIVES

04 - C - MEMORY CARE

A-10C MEMORY CARE - ENLARGED FLOOR PLAN

A-11C MEMORY CARE - ELEVATIONS

1

AERIAL MAP LEGEND
# EXISTING SITE FACILITIES

1 MAIN ENTRY DRIVE

2 RESIDENT & VISITOR PARKING

3 THE PAVILION - RECEPTION, ADMIN,
DINING, KITCHEN, COMMON SPACES.

4 HILLCREST: ASSISTED LIVING

5 HEALTH CENTER: SKILLED NURSING

6 CARMEL VALLEY MANOR LOOP ROAD

7 COVERED RESIDENT PARKING

8 MANOR HOUSES (5 LOTS)

9 TYPICAL RESIDENTIAL COURTYARD &
CLUSTER

10 WEST PARLOR/ LAUNDRY

11 LAWN BOWLING GREEN

12 TYPICAL RESIDENTIAL DUPLEXES

13 SWIMMING POOL

14 FITNESS CENTER

15 THE MEETING HOUSE

16 ENTRY LAWN

17 CHAPEL

18 MAINTENANCE BUILDINGS

19 DOG PARK

20 RESIDENT GARDENS

21 SEPTIC SYSTEM LEACH FIELD (OLD)

22 WOOD SHOP

23 UPPER GUEST COTTAGES

24 LOWER GUEST COTTAGE
2

3

4

5

6

7

9

10
11

12

13

14

15

16

17

18

19

20

21

22

23

24

NOT TO SCALE

8

CARMEL VALLEY ROAD

Monterey County 

Fire Station #5

Los A
rb

oles D
r.

AERIAL MAP - EXISTING CARMEL VALLEY MANOR                     

Open Space

Private Property 

Single Family Homes

Open Space

Private 

Property

VICINITY MAP                      PROJECT SITE 
- SEE BELOW

No. Description Date

1
PLAN CHECK

RESPONSE #1
04/16/2025

2
LOS ARBOLES

PARCEL MERGER
11/05/2025

PROJECT DESCRIPTION

DRAWING INDEX

UNIT SUMMARY

APPLICABLE CODES

ALL NEW WORK SHALL BE IN CONFORMANCE WITH:

1.   CALIFORNIA BUILDING CODE 2022
2.   CALIFORNIA ELECTRICAL CODE 2022
3.   CALIFORNIA MECHANICAL CODE 2022
4.   CALIFORNIA PLUMBING CODE 2022
5.   CALIFORNIA ENERGY CODE 2022
6.   CALIFORNIA FIRE CODE 2022
7.   CALIFORNIA GREEN BUILDING STANDARDS 2022
8.   NFPA 13 STANDARD FOR SPRINKLER SYSTEMS 2022
9.   NFPA 101 LIFE SAFETY CODE 2024
10. COUNTY OF MONTEREY MUNICIPAL CODE
11. CALDAG STANDARDS FOR ACCESSIBLE DESIGN 2010
12. RESIDENTIAL CARE FACILITY FOR THE ELDERLY
      LICENSING REGULATIONS - CALIF. DEPT. OF AGING

DEFERRED SUBMITTALS

1. FIRE SPRINKLER SYSTEM
2. FIRE ALARM SYSTEM
3. SECURITY SYSTEM
4. SIGNAGE

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

NOT TO SCALE

THIS IS AN AMENDMENT TO USE PERMIT # 624 TO UPDATE 
THE CARMEL VALLEY MANOR CAMPUS MASTER PLAN.  

PROJECT INCLUDES THE FOLLOWING:

A. DEMOLITION OF EXISTING STRUCTURES: 
• WOOD SHOP & MAINTANCE SHED
• LOWER GUEST COTTAGE
• (1) RESIDENTIAL DUPLEX (2 UNITS)
• UPPER GUEST COTTAGES & CARPORT PARKING 

STRUCTURES 
• (5) SINGLE FAMILY HOUSES (ON FIVE LOTS)
• SEE SHEET AS-01 FOR DETAILS

B. NEW BUILDING CONSTRUCTION TO INCLUDES:
• HILLSIDE RESIDENTIAL DUPLEXES (9 UNITS)
• UPPER RESIDENTIAL DUPLEX (5 UNITS)
• FIVE LOT DUPLEXES (10 UNITS) 
• GUEST SUITES (8 UNITS)
• 12 BED MEMORY CARE FACILITY (1-STORY)
• RENOVATION & 1-STORY ADDITION TO THE MEETING 

HOUSE 
• RENOVATION & 2-STORY ADDITION TO THE FITNESS 

CENTER
C. SITE IMPROVEMENTS INCLUDE:

• NEW CONNECTION TO THE CARMEL AREA WASTEWATER 
DISTRICT SEWER LINE, AND ABANDONMENT OF THE 
CURRENT SEPTIC SYSTEM.

• ADDITION PARKING BUILT ON THE ABANDONED SEPTIC 
FIELD.

• RELOCATED DOG RUN AND RESIDENT GARDEN.
• IMPROVED TRASH COLLECTION AND RECYCLING 

FACILITIES
• SITE GRADING: 7800 CY CUT & 7800 CY FILL
• SITE LANDSCAPING, SITE LIGHTING, AND IMPROVED 

BUILDING ACCESS
• (133) TREES REMOVED & (55) TREES ADDED FOR 

MITIGATION/ REPLACEMENT
• FOR LOCATION AND INFORMATION OF PROPOSED 

RETAINING WALLS, SEE CIVIL DRAWINGS.
• RESTRICTED ACCESS GATE WITH KNOX BOX TO BE 

INSTALLED ON LOS ARBOLES DRIVE AT WESTERLY 
PROJECT TERMINUS.

THIS PROJECT WILL BE CONSTRUCTED IN PHASES.

OCCUPANCY TYPE: R-2.1 RCFE

CONSTRUCTION TYPE: V-A

ALL NEW BUILDING COLORS & MATERIALS TO MATCH 
EXISTING CAMPUS ARCHITECTURE.

PARKING SUMMARY

LANDSCAPE - PACKAGE III

CIVIL - PACKAGE II

GENERAL & ARCHITECTURAL - PACKAGE I

1

1

1

1

2

2

2

05 - D - FITNESS CENTER

AS-10DE FITNESS CENTER, MEETING HOUSE - ENLARGED SITE PLAN

A-10D FITNESS CENTER - PLANS

A-11D FITNESS CENTER - ELEVATIONS

A-12D FITNESS CENTER - ELEVATIONS REV (HRRB COMMITTEE
COMMENTS)

06 - E - MEETING HOUSE

A-10E MEETING HOUSE - PLANS

A-11E MEETING HOUSE - ELEVATIONS

A-12E MEETING HOUSE - ELEVATIONS REV (HRRB COMMITTEE
COMMENTS)

07 - F - UPPER DUPLEXES

AS-10F UPPER DUPLEXES

A-10F UPPER DUPLEXES - PLANS & ELEVATIONS

08 - G - 5 LOT DUPLEXES

AS-10G 5 LOT DUPLEXES - ENLARGED SITE PLAN

A-10G 5 LOT DUPLEXES - PLANS & ELEVATIONS

A-11G 5 LOT DUPLEXES - PLANS & ELEVATIONS

09 - CIVIL - PACKAGE II

C-001 CIVIL COVER SHEET

C-002 NOTES AND DETAILS

C-003 NOTES AND DETAILS

C-010AB HILLSIDE DUPLEXES, GUEST UNITS - DEMOLITION PLAN

C-010C MEMORY CARE - DEMOLITION PLAN

C-010DE FITNESS CENTER & MEETING HOUSE ADDITIONS -
DEMOLITION PLAN

C-010FG LOT DUPLEXES, UPPER DUPLEXES - DEMOLITION PLAN

C-100 CIVIL OVERALL SITE PLAN

C-100AB GRADING AND DRAINAGE PLAN - PARKING, HILLSIDE AND
GUEST UNITS

C-100C GRADING AND DRAINAGE PLAN - MEMORY CARE

C-100DE GRADING AND DRAINAGE PLAN - FITNESS CENTER &
MEETING HOUSE ADDITIONS

C-100FG GRADING AND DRAINAGE PLAN - LOT DUPLEXES, UPPER
DUPLEXES

C-101G GRADING AND DRAINAGE PLAN LOS ARBOLES DR. FD
TURNAROUND

C-200 EROSION AND SEDIMENT CONTROL PLAN - NOTES AND
DETAILS

C-201 PRE-EARTHWORK EROSION AND SEDIMENT CONTROL PLAN

C-202 TEMPORARY EROSION AND SEDIMENT CONTROL PLAN

C-300 CONSTRUCTION MANAGEMENT PLAN

10 - LANDSCAPE - PACKAGE III

L-001 LANDSCAPE COVER SHEET

L-002 LANDSCAPE OVERALL SITE PLAN

L-100 TREE DISPOSITION LEGENDS & NOTES

L-100AB HILLSIDE DUPLEXES, GUEST UNITS - TREE DISPOSITION
PLAN

L-100C MEMORY CARE - TREE DISPOSITION PLAN

L-100DE FITNESS CENTER, MEETING HOUSE - TREE DISPOSITION
PLAN

L-100F UPPER DUPLEXES - TREE DISPOSITION PLAN

L-100G 5 LOT DUPLEXES - TREE DISPOSITION PLAN

L-100H DOG RUN, GARDEN - TREE DISPOSITION PLAN

L-200AB HILLSIDE DUPLEXES, GUEST UNITS - LANDSCAPE SITE PLAN

L-200C MEMORY CARE - LANDSCAPE SITE PLAN

L-200DE FITNESS CENTER, MEETING HOUSE - LANDSCAPE SITE PLAN

L-200F UPPER DUPLEXES - LANDSCAPE SITE PLAN

L-200G 5 LOT DUPLEXES - LANDSCAPE SITE PLAN

L-200H DOG RUN, GARDEN - LANDSCAPE SITE PLAN

L-301 LANDSCAPE MATERIALS

L-302 LANDSCAPE MATERIALS

L-401 TREE MITIGATION PLANTING PLAN

L-402 TREE MITIGATION PLANTING PLAN

L-500 PLANTING LEGEND & NOTES

L-500AB HILLSIDE DUPLEXES, GUEST UNITS - PLANTING PLAN

L-500C MEMORY CARE - PLANTING PLAN

L-500DE FITNESS CENTER, MEETING HOUSE - PLANTING PLAN

L-500F UPPER DUPLEXES - PLANTING PLAN

L-500G 5 LOT DUPLEXES - PLANTING PLAN

L-500H DOG RUN, GARDEN - PLANTING PLAN

L-501 PLANTING PALETTE

L-502 PLANTING PALETTE

L-503 PLANTING PALETTE

L-600 FUEL MANAGEMENT LEGEND & NOTES

L-601 FUEL MANAGEMENT PLAN

L-602 FUEL MANAGEMENT PLAN

DRAWING INDEX (CONT.)

2

2

09 - CIVIL - PACKAGE IICIVIL - PACKAGE II

10 - LANDSCAPE - PACKAGE IIILANDSCAPE - PACKAGE III
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6

7

8

9
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12

601 California St., Suite 1600
San Francisco, CA 94108
T. +1 415 926 7900

SEAL

DRAWING TITLE:

PROJECT TITLE:

PROJECT No:

Owner:

CARMEL VALLEY MANOR

8545 CARMEL VALLEY ROAD
CARMEL, CA 93923

Civil / Site:

WHITSON ENGINEERS

6 HARRIS COURT
MONTEREY, CA 93940

Geotechnical Engineer:

EARTH SYSTEMS

1514 MOFFETT STREET, SUITE A
SALINAS, CA 93906

Landscape Design:

BFS LANDSCAPE ARCHITECTS

425 PACIFIC STREET, SUITE 201
MONTEREY, CA 93940

Traffic Consultant:

HEXAGON TRANSPORTATION CONSULTANTS

100 CENTURY CENTER COURT, SUITE 501
SAN JOSE, CA 95112

Planning Consultant:

MAUREEN WRUCK PLANNING CONSULTANTS

21 W. ALISAL STREET, SUITE 111
SALINAS, CA  93901
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ARCHITECTURAL
DEMOLITION PLAN

0097890.00

CARMEL VALLEY
MANOR:
MASTERPLAN

01/09/2025

AS-01

8545 CARMEL VALLEY RD,
CARMEL, CA 93923

MASTERPLAN SUBMITTAL

1" = 60'-0"
1

ARCHITECTURAL DEMOLITION PLAN

PROPOSED DEMOLITION
# ITEM TO BE DEMOLISHED AREA (SF)

1 HOUSE #1 -3124

2 HOUSE #2 -3225

3 HOUSE #3 -1725

4 HOUSE #4 -2120

5 HOUSE #5 -1462

6 WOOD SHOP -1360

7 LOWER GUEST COTTAGE -1560

8 RESIDENTIAL DUPLEX -3524

9 SEPTIC LEACH FIELD REMOVAL 0

10 UPPER GUEST COTTAGES (4 UNITS) -2000

11 (4) CARPORT PARKING STRUCTURES -3200

12 HILLSIDE EXCAVATION 0-----

D
E
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O
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N
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O
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N
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A
M

P
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-1
1,

65
6 

S
F

 S
U

B
T

O
T

A
L

-23,300 TOTAL SF

No. Description Date

2
LOS ARBOLES

PARCEL MERGER
11/05/2025
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CORNER E

CORNER C
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CORNER G
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RESIDENT & 
VISITOR PARKING

THE PAVILION

HILLCREST: 
ASSISTED LIVING

HEALTH CENTER: 
SKILLED NURSING

CARMEL VALLEY MANOR ROAD

C
O

V
E

R
E

D
 R

E
S

ID
E

N
T

 P
A

R
K

IN
G

(5) LOT DUPLEXES

TYPICAL RESIDENTIAL 
COURTYARD & CLUSTER

WEST PARLOR

LAWN 
BOWLING 

GREEN

CROQUET COURT

SWIMMING 
POOL

FITNESS 
CENTER

THE MEETING HOUSE

ENTRY LAWN

MAINTENANCE 
BUILDING

CARMEL VALLEY ROAD

HILLSIDE 
DUPLEXES

UPPER 
DUPLEXES

GUEST 
SUITES

MEMORY 
CARE

ADDITION

ADDITION

AS-10G

1

AS-10F

1

G4

G3

G2

G1

F1

F2

C

E

D

A1

A2

A3

A4

B1

CHAPEL

B2

B3

B4

H
RELOCATED DOG RUN 

AND GARDEN

A

B

A B

A

B

A

B

A

B

A

B

C

A

B

C

A

B

A

B

A

B

A

B

A

B

A

B

A

B

SOLID WASTE PAD & 
RECYCLING ENCLOSURE

BIORETENTION

BIORETENTION

PROPERTY LINE

SETBACK LINE

S
E

T
B

A
C

K
 L

IN
E A-10C

1

18

20

19

AS-10AB

1

AS-10DE

1

1
0
0

' -
 0

"
20' - 0"

6' - 0"

20
' -

 0
"

20' - 0"

6' - 0"

6
' -

 0
"

6' - 
0"

C

C

MASTERPLAN BUILDING AREA SUMMARY

A HILLSIDE DUPLEX 9

RESIDENTIAL 
UNITS ADDED

BUILDING TYPE & DESCRIPTION UNIT AREA (GSF)

3,430

B GUEST SUITE 8 640

C MEMORY CARE

D FITNESS CENTER -- --

E MEETING HOUSE -- --

F UPPER DUPLEX 5 2,130

G 5 LOT DUPLEX 10 2,130

H DOG RUN & 

RESIDENT GARDEN

--

32

AREA OF 
ADDITION (GSF)

30,870

5,120

10,110

1,980

1,650

10,650

21,300

-- 5,350

87,030

-- --

TOTALS

LEGEND

EXISTING BUILDING TO REMAIN

MASTERPLAN BUILDING ADDITION

MASTERPLAN INTERIOR RENOVATION

MASTERPLAN RELOCATION & ADDITION

601 California St., Suite 1600
San Francisco, CA 94108
T. +1 415 926 7900
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SEAL

DRAWING TITLE:

PROJECT TITLE:

PROJECT No:

KEY PLAN

Owner:

CARMEL VALLEY MANOR

8545 CARMEL VALLEY ROAD
CARMEL, CA 93923

Civil / Site:

WHITSON ENGINEERS

6 HARRIS COURT
MONTEREY, CA 93940

Geotechnical Engineer:

EARTH SYSTEMS

1514 MOFFETT STREET, SUITE A
SALINAS, CA 93906

Landscape Design:

BFS LANDSCAPE ARCHITECTS

425 PACIFIC STREET, SUITE 201
MONTEREY, CA 93940

Traffic Consultant:

HEXAGON TRANSPORTATION CONSULTANTS

100 CENTURY CENTER COURT, SUITE 501
SAN JOSE, CA 95112

Planning Consultant:

MAUREEN WRUCK PLANNING CONSULTANTS

21 W. ALISAL STREET, SUITE 111
SALINAS, CA  93901
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ARCHITECTURAL
SITE PLAN

0097890.00

CARMEL VALLEY
MANOR:
MASTERPLAN

01/09/2025

AS-02

8545 CARMEL VALLEY RD,
CARMEL, CA 93923

MASTERPLAN SUBMITTAL

1" = 60'-0"
1

ARCHITECTURAL SITE PLAN

1

2

No. Description Date

1
PLAN CHECK

RESPONSE #1
04/16/2025

2
LOS ARBOLES

PARCEL MERGER
11/05/2025



MPH

15

15
MPH

15

MPH

4
5

S
T
O
P

M
PH15

STOP

S
TO

P

S
T
O

P

S
T

O
P

STOP

YIE
LD

MPH

15

15
MPH

15

MPH

4
5

S
T
O
P

M
PH15

STOP

S
TO

P

S
T
O

P

S
T

O
P

STOP

YIE
LD

MPH

15

15
MPH

15

MPH

4
5

S
T
O
P

M
PH15

STOP

S
TO

P

S
T
O

P

S
T

O
P

STOP

YIE
LD

STOP

N
O

P
A

R
K

I N
G

NO TE

N
O

P
A

R
K

I N
G

NO

PARKING

CORNER E

CORNER C

CORNER A

CORNER B

CORNER G

MPH

15

15
MPH

15

MPH

4
5

S
T
O
P

M
PH15

STOP

S
TO

P

S
T
O

P

S
T

O
P

STOP

YIE
LD

(E) CAMPUS = 1,063,735.20 SF

(E) 5 LOT = 84,506.40 SF

= 1,148,241.60 TOTAL SF

(E) CAMPUS TO REMAIN (GREY) = 199,070 SF

(E) CAMPUS DEMO (BLACK) = 10,885 SF

(E) 5 LOT DEMO (BLACK) = 16,680 SF

= 226,635 TOTAL EXISTING SF

226,635/1,148,241.60

= 19.737%

= 19.7% EXISTING 

LOT COVERAGE

(E) CAMPUS TO REMAIN (GREY) = 199,070 SF

(N) CAMPUS PROPOSED (BLUE) = 60,380 SF

(N) 5 LOT PROPOSED (BLUE) = 21,300 SF
= 280,750 TOTAL PROPOSED SF

(E) CAMPUS = 1,063,735.20 SF

(E) 5 LOT = 84,506.40 SF
= 1,148,241.60 TOTAL SF

269,050/1,148,241.60

= 24.450%

= 24.5% PROPOSED 

LOT COVERAGE

APN: 169-061-012-000
ACRES: 22.57
SQFT: 983,149.20

APN: 169-061-018-000
ACRES: 1.85
SQFT: 80,586.00

APN: 169-041-025-000
ACRES: 0.58
SQFT: 25,264.80

APN: 169-041-024-000
ACRES: 0.35
SQFT: 15,246.00

APN: 169-041-018-000
ACRES: 0.38
SQFT: 16,552.80

APN: 169-041-003-000
ACRES: 0.37
SQFT: 16,117.20

APN: 169-041-023-000
ACRES: 0.26
SQFT: 11,325.60

(E) CAMPUS LOT 
ACRES: 24.42
SQFT: 1,063,735.20

(E) 5 LOT 
ACRES: 1.94
SQFT: 84,506.40

(E) CAMPUS AND 5 LOT TOTAL

ACRES: 26.36

SQFT: 1,148,241.60

601 California St., Suite 1600
San Francisco, CA 94108
T. +1 415 926 7900

N
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DRAWING TITLE:

PROJECT TITLE:

PROJECT No:

KEY PLAN

Owner:

CARMEL VALLEY MANOR

8545 CARMEL VALLEY ROAD
CARMEL, CA 93923

Civil / Site:
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Geotechnical Engineer:
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1514 MOFFETT STREET, SUITE A
SALINAS, CA 93906
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100 CENTURY CENTER COURT, SUITE 501
SAN JOSE, CA 95112
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21 W. ALISAL STREET, SUITE 111
SALINAS, CA  93901
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LOT COVERAGE
CALCULATION

0097890.00

CARMEL VALLEY
MANOR:
MASTERPLAN

01/09/2025

AS-03

8545 CARMEL VALLEY RD,
CARMEL, CA 93923

MASTERPLAN SUBMITTAL

1" = 160'-0"
1

LOT COVERAGE CALC - EXISTING

1" = 160'-0"
2

LOT COVERAGE CALC - PROPOSED

SUPPORTING LOT COVERAGE CALCS

1

1

1

No. Description Date

1
PLAN CHECK

RESPONSE #1
04/16/2025

2
LOS ARBOLES

PARCEL MERGER
11/05/2025

2

2

2

2

2

2

1

1

1

2

2



N
O

P
A

R
K

IN
G

NO TE

N
O

P
A

R
K

IN
G

NO

PARKING

15

MPH

UP

A-10B

1

A-10A

1

A1

A

B

C

A2

A

B

A3

A

B

A4

A

B

B1

A

B

B2

A

B

B3

A

B

B4

A

B

SEE LANDSCAPE DWGS FOR 
RELOCATED DOG RUN AND GARDEN

SOLID WASTE PAD & 
RECYCLING ENCLOSURE
(SEE LANDSCAPE DWGS)

BIORETENTION

BIORETENTION

10,290 TOTAL GSF 
FOR (3) UNITS

6,860 TOTAL GSF 
FOR (2) UNITS

6,860 TOTAL GSF 
FOR (2) UNITS

6,860 TOTAL GSF 
FOR (2) UNITS

1,280 TOTAL GSF 
FOR (2) UNITS

1,280 TOTAL GSF 
FOR (2) UNITS

1,280 TOTAL GSF 
FOR (2) UNITS

1,280 TOTAL GSF 
FOR (2) UNITS

FF 145.17

FF 148.38

FF 151.39

FF 155.48

FF 159.36

FF 135.13

FF 137.33

FF 138.63

FF 140.58

FF 166.76

FF 170.58

FF 175.05

FF 178.46

1 0
0 '

 S
E

T
B

A
C

K
 T

O
 P

R
O

P
E

R
T

Y
 L

IN
E

6' SETBACK

MAINTENANCE 
BUILDING

(E) TO REMAIN

MAINTENANCE 
BUILDING

(E) TO REMAIN

6' SETBACK

601 California St., Suite 1600
San Francisco, CA 94108
T. +1 415 926 7900
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HILLSIDE DUPLEXES,
GUEST UNITS -
ENLARGED SITE
PLAN

0097890.00

CARMEL VALLEY
MANOR:
MASTERPLAN

01/09/2025

AS-10AB

8545 CARMEL VALLEY RD,
CARMEL, CA 93923

MASTERPLAN SUBMITTAL

1" = 20'-0"
1

HILLSIDE DUPLEXES, GUEST UNITS, NEW PARKING - ENLARGED

SITE PLAN

1

1

1

1

1

1

1

1

No. Description Date

1
PLAN CHECK

RESPONSE #1
04/16/2025

2
LOS ARBOLES

PARCEL MERGER
11/05/2025

2

2



S
TO

P

Y
IE

L
D

UP

ENTRY
12'-0"L x 7'-6"W

MAINTENANCE PATH

DROP-OFF

GLAZED WALL FOR 
SOUTHWEST SITE VIEWS

STAIR UP TO ASSISTED LIVING

TYPICAL UNIT
14'-10"L X 20'-0"W

385 GSF

12345

6

7

8 9 10 11 12

6'
 -

 0
"

5' - 0"

5'
 -

 0
"

6'
 -

 0
"

6' - 0"

A
-1

1C 2

A
-1

1C 3

A
-1

1C 4

A
-1

1C 1

A
-1

1C 6

7

8

7' - 0" 5' - 0"

4' - 9" 3' - 6"

6'
 -

 0
"

C

OFFICE
13'-6"L x 16'-0"W 

ACTIVITY ROOM
14'-7"L x 22'-0"W 

STOR
10'-0"L x 5'-4"W

LAUNDRY
10'-0"L x 10'-0"W 

T
10'-0"L x 8'-6"W 

JANITOR CLOSET
10'-0"L x 5'-4"W 

MECHANICAL / ELECTRICAL
17'-5"L x 15'-1"W

QUIET ROOM
17'-5"L x 15'-1"W 

PANTRY
9'-0"L x 25'-7"W 

KITCHEN
10'-0"L x 16'-0"W

STOR
9'-0"L x 4'-7"W 

LIVING ROOM
23'-0"L x 21'-3"W

DINING
23'-0"L x 22'-2"W 

MEMORY GARDEN
29'-1"L x 26'-0"W

860 GSF

FF 160.26

20' S
E

T
B

A
C

K

20' SETBACK

HILLCREST: 
ASSISTED LIVING

(E) TO REMAIN

601 California St., Suite 1600
San Francisco, CA 94108
T. +1 415 926 7900
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MEMORY CARE -
ENLARGED FLOOR
PLAN

0097890.00

CARMEL VALLEY
MANOR:
MASTERPLAN

01/09/2025

A-10C

8545 CARMEL VALLEY RD,
CARMEL, CA 93923

MASTERPLAN SUBMITTAL

1/8" = 1'-0"
1

MEMORY CARE - ENLARGED FLOOR PLAN 10,110 GSF

1

1

1

No. Description Date

1
PLAN CHECK

RESPONSE #1
04/16/2025

2
LOS ARBOLES

PARCEL MERGER
11/05/20252



A-10D

1

A-10E

2

THE PAVILION

(E) TO REMAIN

THE MEETING HOUSE

(E) TO REMAIN W/ INTERIOR RENOVATION

THE MEETING HOUSE ADDITION

RESIDENTIAL DUPLEXES

(E) TO REMAIN

RESIDENTIAL DUPLEXES

(E) TO REMAIN

RESIDENTIAL DUPLEXES

(E) TO REMAIN

RESIDENTIAL DUPLEXES

(E) TO REMAIN

FITNESS CENTER

(E) TO REMAIN W/ INTERIOR RENOVATION

FITNESS CENTER ADDITION

SEE A-12D FOR PARTIAL ROOFLINE REVISION

601 California St., Suite 1600
San Francisco, CA 94108
T. +1 415 926 7900
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FITNESS CENTER,
MEETING HOUSE -
ENLARGED SITE
PLAN

0097890.00

CARMEL VALLEY
MANOR:
MASTERPLAN

01/09/2025

AS-10DE

8545 CARMEL VALLEY RD,
CARMEL, CA 93923

MASTERPLAN SUBMITTAL

1/16" = 1'-0"
1

MEETING HOUSE, FITNESS CENTER - ENLARGED SITE PLAN

No. Description Date

2
LOS ARBOLES

PARCEL MERGER
11/05/2025

2

2



FITNESS CENTER - LOWER 1F

186' - 6"

FITNESS CENTER ADDITION - 2F

200' - 0"

FITNESS CENTER - 1F

189' - 0"

FITNESS CENTER - (E) TO REMAIN W/ INTERIOR RENOVATION IN GREY.FITNESS CENTER ADDITION

 
 

30
' -

 0
" 

M
A

X

FITNESS CENTER - 1F

189' - 0"

FITNESS CENTER - (E) TO REMAIN W/ INTERIOR RENOVATION IN GREY.

FITNESS CENTER ADDITION RESIDENTIAL DUPLEX BEYOND - (E) TO REMAINFITNESS CENTER - (E) TO REMAIN W/ INTERIOR RENOVATION IN GREY.

 
 

30
' -

 0
" 

M
A

X

AVERAGE GRADE PT

FITNESS CENTER - 1F

189' - 0"

FITNESS CENTER - (E) TO REMAIN W/ INTERIOR RENOVATION IN GREY. 
PARTIAL ROOFLINE REVISION W/ CLERESTORY WINDOWS IN WHITE.

EQ EQ

A
LI

G
N

FITNESS CENTER - LOWER 1F

186' - 6"

FITNESS CENTER ADDITION - 2F

200' - 0"

FITNESS CENTER - 1F

189' - 0"

FITNESS CENTER - (E) TO REMAIN W/ INTERIOR RENOVATION IN GREY. 
PARTIAL ROOFLINE REVISION W/ CLERESTORY WINDOWS IN WHITE.

FITNESS CENTER ADDITION

 
 

30
' -

 0
" 

M
A

X

ALIGN

A
LI

G
N

FITNESS CENTER - LOWER 1F

186' - 6"

FITNESS CENTER - 1F

189' - 0"

FITNESS CENTER ADDITION RESIDENTIAL DUPLEX BEYOND - (E) TO REMAINFITNESS CENTER - (E) TO REMAIN W/ INTERIOR RENOVATION IN GREY. 
PARTIAL ROOFLINE REVISION W/ CLERESTORY WINDOWS IN WHITE.

 
 

30
' -

 0
" 

M
A

X

AVERAGE GRADE PT

ALIGN

A
LI

G
N

601 California St., Suite 1600
San Francisco, CA 94108
T. +1 415 926 7900
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EARTH SYSTEMS
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SALINAS, CA  93901
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FITNESS CENTER -
ELEVATIONS REV
(HRRB COMMITTEE
COMMENTS)

0097890.00

CARMEL VALLEY
MANOR:
MASTERPLAN

01/09/2025

A-12D

8545 CARMEL VALLEY RD,
CARMEL, CA 93923

MASTERPLAN SUBMITTAL

1/8" = 1'-0"
5

FITNESS CENTER & ADDITION - EAST ELEVATION (ORIGINAL FOR

REFERENCE)

1/8" = 1'-0"
7

FITNESS CENTER - SOUTH ELEVATION (ORIGINAL FOR REFERENCE)

1/8" = 1'-0"
4

FITNESS CENTER & ADDITION - WEST ELEVATION (ORIGINAL FOR

REFERENCE)

No. Description Date

2
LOS ARBOLES

PARCEL MERGER
11/05/2025

1/8" = 1'-0"
3

FITNESS CENTER - SOUTH ELEVATION (REVISED)

1/8" = 1'-0"
2

FITNESS CENTER & ADDITION - EAST ELEVATION (REVISED)

1/8" = 1'-0"
1

FITNESS CENTER & ADDITION - WEST ELEVATION (REVISED)

2

ORIGINAL FOR REFERENCE REVISED ELEVATIONS

ORIGINAL ELEVATIONS FOR REFERENCE FROM 01/09/2025 SET. 
PROPOSED ELEVATIONS FOR REVIEW ON A-12D ARE IN RESPONSE 

TO HRRB COMMITTEE COMMENTS MADE ON 06/27/2025.



DN

UP UP

BLDG CENTER

80' - 0"

(E) TO REMAIN (GREY)

FF 179.00

FF 180.17

FF 180.17

FF 179.50

GREEN ROOM & BACKSTAGE

RESIDENTIAL DUPLEXES

(E) TO REMAIN

INTERIOR RENOVATION

INTERIOR 
RENOVATION

INTERIOR RENOVATION

INTERIOR RENOVATION

1/8" = 1'-0"
2

MEETING HOUSE - ENLARGED FLOOR PLAN - ADDITION

601 California St., Suite 1600
San Francisco, CA 94108
T. +1 415 926 7900
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MEETING HOUSE -
PLANS

0097890.00

CARMEL VALLEY
MANOR:
MASTERPLAN

01/09/2025

A-10E

8545 CARMEL VALLEY RD,
CARMEL, CA 93923

MASTERPLAN SUBMITTAL

1/8" = 1'-0"
1

MEETING HOUSE - ENLARGED FLOOR PLAN - EXISTING & DEMO

ADDITION = 1650 GSF

RENOVATION = 900 GSF

No. Description Date

2
LOS ARBOLES

PARCEL MERGER
11/05/2025

2



MEETING HOUSE

179' - 0"

ALIGN TO (E) ROOFLINE

MEETING HOUSE

179' - 0"

ALIGN TO (E) ROOFLINE

601 California St., Suite 1600
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T. +1 415 926 7900
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MEETING HOUSE -
ELEVATIONS REV
(HRRB COMMITTEE
COMMENTS)

0097890.00

CARMEL VALLEY
MANOR:
MASTERPLAN

01/09/2025

A-12E

8545 CARMEL VALLEY RD,
CARMEL, CA 93923

MASTERPLAN SUBMITTAL

1/8" = 1'-0"
4

MEETING HOUSE & ADDITION - SOUTH ELEVATION (ORIGINAL FOR

REFERENCE)

1/8" = 1'-0"
3

MEETING HOUSE & ADDITION - WEST ELEVATION (ORIGINAL FOR

REFERENCE)

No. Description Date

2
LOS ARBOLES

PARCEL MERGER
11/05/2025

1/8" = 1'-0"
2

MEETING HOUSE & ADDITION - SOUTH ELEVATION (REVISED)

1/8" = 1'-0"
1

MEETING HOUSE & ADDITION - WEST ELEVATION (REVISED)

2

ORIGINAL FOR REFERENCE REVISED ELEVATIONS

ORIGINAL ELEVATIONS FOR REFERENCE FROM 01/09/2025 SET. 
PROPOSED ELEVATIONS FOR REVIEW ON A-12E ARE IN RESPONSE 

TO HRRB COMMITTEE COMMENTS MADE ON 06/27/2025.



CORNER C

A-10F

1

F1

F2

A

B

A

B

C

FF 196.96

FF 200.00

FF 201.50

FF 202.50

4,260 TOTAL GSF 
FOR (2) UNITS

6,390 TOTAL GSF 
FOR (3) UNITS

FF 195.57

20' S
E

TB
A

C
K

20' SETBACK 6' SETBACK

P
R

O
P

E
R

T
Y

 L
IN

E

G2
SEE AS-10G

6' S
E

TB
A

C
K
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UPPER DUPLEXES

0097890.00

CARMEL VALLEY
MANOR:
MASTERPLAN

01/09/2025

AS-10F

8545 CARMEL VALLEY RD,
CARMEL, CA 93923

MASTERPLAN SUBMITTAL

1" = 10'-0"
1

UPPER DUPLEXES - ENLARGED SITE PLAN

1

1

No. Description Date

1
PLAN CHECK

RESPONSE #1
04/16/2025

2
LOS ARBOLES

PARCEL MERGER
11/05/2025

2



CORNER E

CORNER B

A-10G

1

FF 188.50

FF 197.00

FF 186.40

G1

A

B

4,260 TOTAL GSF 
FOR (2) UNITS

G2

A B

6,390 TOTAL GSF 
FOR (3) UNITS

G3

A
B

4,260 TOTAL GSF 
FOR (2) UNITS

G4

A

B

6,390 TOTAL GSF 
FOR (3) UNITS

6' SETBACK

FF 188.50

FF 186.40

FF 184.25

FF 184.25

FF 183.25

C

FF 197.00 FF 197.00

C

A-11G

1

RESTRICTED ACCESS GATE WITH KNOX BOX. 
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3/16" = 1'-0"
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OFFSITE DUPLEX - ENLARGED FLOOR PLAN (G1 & G3)
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1/8" = 1'-0"
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1/8" = 1'-0"
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1/8" = 1'-0"
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1/8" = 1'-0"
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OFFSITE DUPLEX - NORTH ELEVATION (G1 & G3)
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ELEVATIONS

0097890.00
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MANOR:
MASTERPLAN
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A-11G
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CARMEL, CA 93923

MASTERPLAN SUBMITTAL

No. Description Date

2
LOS ARBOLES

PARCEL MERGER
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2

3/16" = 1'-0"
1

OFFSITE DUPLEX - ENLARGED FLOOR PLAN (G2 & G4)
2,130 GSF PER UNIT

1/8" = 1'-0"
2

OFFSITE DUPLEX - EAST ELEVATION (G2 & G4)
1/8" = 1'-0"

3
OFFSITE DUPLEX - SOUTH ELEVATION (G2 & G4)

1/8" = 1'-0"
4

OFFSITE DUPLEX - WEST ELEVATION (G2 & G4)
1/8" = 1'-0"

5
OFFSITE DUPLEX - NORTH ELEVATION (G2 & G4)



GENERAL

EARTHWORK  AND AREA ESTIMATES

SURVEY AND EXISTING CONDITIONS

GRADING AND DRAINAGE

·

·

·

·

·

·

CIVIL SHEET INDEX

VICINITY MAP

LEGEND ABBREVIATIONS

℄

TABLE 1705.6 - REQUIRED SPECIAL INSPECTIONS AND TESTS OF SOILS
THE FOLLOWING ITEMS SHALL BE INSPECTED BY THE SOILS ENGINEER DESIGNATED BY THE OWNER.   SPECIAL INSPECTION AGENCIES AND/OR
INDIVIDUALS SHALL BE RETAINED BY THE OWNER AND APPROVED BY THE BUILDING OFFICIAL PRIOR TO ANY WORK. FOR MATERIAL TESTING
REQUIREMENTS, SEE SPECIFICATIONS AND/OR GENERAL NOTES. TESTING AGENCY SHALL SEND COPIES OF ALL TESTING AND INSPECTION REPORTS
DIRECTLY TO THE BUILDING OFFICIAL AND ENGINEER.

TYPE

1. VERIFY MATERIALS BELOW SHALLOW FOUNDATIONS ARE ADEQUATE TO
ACHIEVE THE DESIGN BEARING CAPACITY

PERIODICCONTINUOUS

X

2. VERIFY EXCAVATIONS ARE EXTENDED TO PROPER DEPTH AND HAVE
REACHED PROPER MATERIAL
3. PERFORM CLASSIFICATION AND TESTING OF COMPACTED FILL
MATERIALS.
4. VERIFY USE OF PROPER MATERIALS, DENSITIES AND LIFT THICKNESSES
DURING PLACEMENT AND COMPACTION OF COMPACTED FILL.
5. PRIOR TO PLACEMENT OF COMPACTED FILL, INSPECT SUBGRADE AND
VERIFY THAT SITE HAS BEEN PREPARED PROPERLY.

X

X

X

X

REQ'D NOTES

X

X

X

X

X
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MASTERPLAN SUBMITTAL

No. Description Date

2
LOS ARBOLES

PARCEL MERGER 11/05/2025SLOPE DISTURBANCE



G4

G3

G1
G2

LEGEND

KEYNOTES

EI N E

S

O
NW

E
N

I TH S

G R

N

SEAL

DRAWING TITLE:

PROJECT TITLE:

PROJECT No:

KEY PLAN

Owner:
CARMEL VALLEY MANOR
8545 CARMEL VALLEY ROAD
CARMEL, CA 93923

Civil / Site:
WHITSON ENGINEERS
6 HARRIS COURT
MONTEREY, CA 93940

Geotechnical Engineer:
EARTH SYSTEMS
1514 MOFFETT STREET, SUITE A
SALINAS, CA 93906

Landscape Design:
BFS LANDSCAPE ARCHITECTS
425 PACIFIC STREET, SUITE 201
MONTEREY, CA 93940

Traffic Consultant:
HEXAGON TRANSPORTATION CONSULTANTS
100 CENTURY CENTER COURT, SUITE 501
SAN JOSE, CA 95112

Planning Consultant:
MAUREEN WRUCK PLANNING CONSULTANTS
21 W. ALISAL STREET, SUITE 111
SALINAS, CA  93901

01/09/2025

GRADING AND
DRAINAGE PLAN
LOT DUPLEXES
UPPER DUPLEXES

3718.04

CARMEL VALLEY
MANOR:
MASTERPLAN

C-100FG

8545 CARMEL VALLEY RD,
CARMEL, CA 93923

MASTERPLAN SUBMITTAL

No. Description Date

1 PLAN CHECK RESPONSES #1 4/16/2025

2
LOS ARBOLES

PARCEL MERGER 11/05/2025



LEGEND

KEYNOTES

EI N E

S

O
NW

E
N

I TH S

G R

N

SEAL

DRAWING TITLE:

PROJECT TITLE:

PROJECT No:

KEY PLAN

Owner:
CARMEL VALLEY MANOR
8545 CARMEL VALLEY ROAD
CARMEL, CA 93923

Civil / Site:
WHITSON ENGINEERS
6 HARRIS COURT
MONTEREY, CA 93940

Geotechnical Engineer:
EARTH SYSTEMS
1514 MOFFETT STREET, SUITE A
SALINAS, CA 93906

Landscape Design:
BFS LANDSCAPE ARCHITECTS
425 PACIFIC STREET, SUITE 201
MONTEREY, CA 93940

Traffic Consultant:
HEXAGON TRANSPORTATION CONSULTANTS
100 CENTURY CENTER COURT, SUITE 501
SAN JOSE, CA 95112

Planning Consultant:
MAUREEN WRUCK PLANNING CONSULTANTS
21 W. ALISAL STREET, SUITE 111
SALINAS, CA  93901

01/09/2025

GRADING AND
DRAINAGE PLAN
LOS ARBOLES DR.
FD TURNAROUND

3718.04

CARMEL VALLEY
MANOR:
MASTERPLAN

C-101G

8545 CARMEL VALLEY RD,
CARMEL, CA 93923

MASTERPLAN SUBMITTAL

No. Description Date

2
LOS ARBOLES

PARCEL MERGER 11/05/2025



TEMPORARY COVER ON STOCKPILE
--

WM-3

STORM DRAIN INLET PROTECTION
--

SE-10

TEMPORARY CONCRETE WASHOUT FACILITY

TEMPORARY SILT FENCE

--
WM-8

--
SE-1

STABILIZED CONSTRUCTION ENTRANCE
--

TC-1 FIBER ROLL
--

SE-5

GENERAL

CONTRACTOR-PROVIDED QSD AND  QSP
 

BEST MANAGEMENT PRACTICES

MONTEREY COUNTY REQUIREMENTS

BMP OBSERVATION AND MAINTENANCE

N

SEAL

DRAWING TITLE:

PROJECT TITLE:

PROJECT No:

KEY PLAN

Owner:
CARMEL VALLEY MANOR
8545 CARMEL VALLEY ROAD
CARMEL, CA 93923

Civil / Site:
WHITSON ENGINEERS
6 HARRIS COURT
MONTEREY, CA 93940

Geotechnical Engineer:
EARTH SYSTEMS
1514 MOFFETT STREET, SUITE A
SALINAS, CA 93906

Landscape Design:
BFS LANDSCAPE ARCHITECTS
425 PACIFIC STREET, SUITE 201
MONTEREY, CA 93940

Traffic Consultant:
HEXAGON TRANSPORTATION CONSULTANTS
100 CENTURY CENTER COURT, SUITE 501
SAN JOSE, CA 95112

Planning Consultant:
MAUREEN WRUCK PLANNING CONSULTANTS
21 W. ALISAL STREET, SUITE 111
SALINAS, CA  93901

01/09/2025

EROSION AND
SEDIMENT
CONTROL PLAN -
NOTES AND DETAILS

3718.04

CARMEL VALLEY
MANOR:
MASTERPLAN

C-200

8545 CARMEL VALLEY RD,
CARMEL, CA 93923

MASTERPLAN SUBMITTAL

No. Description Date

2
LOS ARBOLES

PARCEL MERGER 11/05/2025



NO
PA
RK
IN
G

STOP

NO
PARKI

NG

LEGEND

N

SEAL

DRAWING TITLE:

PROJECT TITLE:

PROJECT No:

KEY PLAN

Owner:
CARMEL VALLEY MANOR
8545 CARMEL VALLEY ROAD
CARMEL, CA 93923

Civil / Site:
WHITSON ENGINEERS
6 HARRIS COURT
MONTEREY, CA 93940

Geotechnical Engineer:
EARTH SYSTEMS
1514 MOFFETT STREET, SUITE A
SALINAS, CA 93906

Landscape Design:
BFS LANDSCAPE ARCHITECTS
425 PACIFIC STREET, SUITE 201
MONTEREY, CA 93940

Traffic Consultant:
HEXAGON TRANSPORTATION CONSULTANTS
100 CENTURY CENTER COURT, SUITE 501
SAN JOSE, CA 95112

Planning Consultant:
MAUREEN WRUCK PLANNING CONSULTANTS
21 W. ALISAL STREET, SUITE 111
SALINAS, CA  93901

01/09/2025

TEMPORARY
EROSION AND
SEDIMENT
CONTROL PLAN

3718.04

CARMEL VALLEY
MANOR:
MASTERPLAN

C-202

8545 CARMEL VALLEY RD,
CARMEL, CA 93923

MASTERPLAN SUBMITTAL

EI N E

S

O

N

W

E
N

I TH
S

G R

No. Description Date

1 PLAN CHECK RESPONSES #1 4/16/2025

2
LOS ARBOLES

PARCEL MERGER 11/05/2025



N

SEAL

DRAWING TITLE:

PROJECT TITLE:

PROJECT No:

KEY PLAN

Owner:
CARMEL VALLEY MANOR
8545 CARMEL VALLEY ROAD
CARMEL, CA 93923

Civil / Site:
WHITSON ENGINEERS
6 HARRIS COURT
MONTEREY, CA 93940

Geotechnical Engineer:
EARTH SYSTEMS
1514 MOFFETT STREET, SUITE A
SALINAS, CA 93906

Landscape Design:
BFS LANDSCAPE ARCHITECTS
425 PACIFIC STREET, SUITE 201
MONTEREY, CA 93940

Traffic Consultant:
HEXAGON TRANSPORTATION CONSULTANTS
100 CENTURY CENTER COURT, SUITE 501
SAN JOSE, CA 95112

Planning Consultant:
MAUREEN WRUCK PLANNING CONSULTANTS
21 W. ALISAL STREET, SUITE 111
SALINAS, CA  93901

01/09/2025

CONSTRUCTION
MANAGEMENT
PLAN

3718.04

CARMEL VALLEY
MANOR:
MASTERPLAN

C-300

8545 CARMEL VALLEY RD,
CARMEL, CA 93923

MASTERPLAN SUBMITTAL

EI N E

S

O

N

W

E
N

I TH
S

G R

OVERALL SITE PLAN
CM1

C

CONSTRUCTION SITE PLAN
CM1

A

TRUCK ROUTING PLAN
CM1

B

EI N E

S

ON

W

E
N

ITH S

G R

*

CAL I FORNIA

68

CAL I FORNIA

1

CARMEL

CAL I FORNIA

1

EI N E

S

ON

W

E
N

I TH S

G R

SC
H

U
LT

E 
R

O
AD

CAL I FORNIA

1

CAL I FORNIA

1

CAL I FORNIA

1

CAL I FORNIA

1

CAL I FORNIA

68

VALLEY ROAD

No. Description Date

2
LOS ARBOLES

PARCEL MERGER 10/15/2025



STOP

VL

VL

VL

VL

VL

VL

VL

VL

VL

VL

VL

VL

PL

PL

VL

VL

PL

VL

VL

VL

VL

PL

PL

PL

PL

PL

PL

PL

PL

PL

PL

PL

PL

CARMEL VALLEY ROAD

LOS ARBOLES DRIVE

PL

PL

MEMORY
CARE CENTER

HILLSIDE
DUPLEX

GUEST
SUITE

GUEST
SUITE

GUEST
SUITE

GUEST
SUITE

(E) MEETING
HOUSE

(E) FITNESS
CENTER

LOT
DUPLEX

LOT
DUPLEX

LOT
DUPLEX

UPPER
DUPLEXES

UPPER
DUPLEXES

HILLSIDE
DUPLEX

HILLSIDE
DUPLEX

HILLSIDE
DUPLEX

(E) MAINTENANCE
BUILDING

(E) SWIMMING
POOL

(E) RESIDENT
& VISITOR
PARKING

(E) PAVILION

ADDITION

ADDITION

LOT
DUPLEX

(E) ASSISTED LIVING &
SKILLED NURSING

FACILITY

VL

VL

VL

VL

VL

VL

VL

VL

VL

VL

VL

VL

SEE SHEETS L-100G, L-200G, & L-500G

SEE SHEETS L-100C,
L-200C, & L-500C

SEE SHEETS L-100DE,
L-200DE, & L-500DE

SEE SHEETS L-100H,
L-200H, & L-500H

SEE SHEETS L-100AB,
L-200AB, & L-500AB

SEE SHEETS L-100F,
L-200F, & L-500F

SEE SHEETS L-401 & L-601

SEE SHEETS L-402 & L-602

60 0 60 120

N

SEAL

DRAWING TITLE:

PROJECT TITLE:

PROJECT No:

KEY PLAN

Owner:
CARMEL VALLEY MANOR
8545 CARMEL VALLEY ROAD
CARMEL, CA 93923

Civil / Site:
WHITSON ENGINEERS
6 HARRIS COURT
MONTEREY, CA 93940

Geotechnical Engineer:
EARTH SYSTEMS
1514 MOFFETT STREET, SUITE A
SALINAS, CA 93906

Landscape Design:
BFS LANDSCAPE ARCHITECTS
425 PACIFIC STREET, SUITE 201
MONTEREY, CA 93940

Traffic Consultant:
HEXAGON TRANSPORTATION CONSULTANTS
100 CENTURY CENTER COURT, SUITE 501
SAN JOSE, CA 95112

Planning Consultant:
MAUREEN WRUCK PLANNING CONSULTANTS
21 W. ALISAL STREET, SUITE 111
SALINAS, CA  93901

0097890.00

CARMEL VALLEY
MANOR:
MASTERPLAN

8545 CARMEL VALLEY RD,
CARMEL, CA 93923

MASTERPLAN SUBMITTAL

No. Description Date

01/09/2025

LANDSCAPE
OVERALL SITE PLAN

L-002
MASTERPLAN SUBMITTAL

2

LOS ARBOLES PARCEL MERGER2 11/05/2025



ID

DBH
(Diameter at

Breast Height
in Inches)

TREE COMMON
NAME PROTECTED HEALTH REMOVE

96 40 Coast Live Oak X Fair
97 14 Coast Live Oak X Good
98 16 Coast Live Oak X Fair X
99 11 Coast Live Oak X Good
100 7 Coast Live Oak X Fair
101 10 Coast Live Oak X Fair
102 15 Coast Live Oak X Fair X
103 16 Coast Live Oak X Fair
104 14 Coast Live Oak X Fair
105 13 Coast Live Oak X Fair
106 12 Coast Live Oak X Good
107 12 Coast Live Oak X Good
108 13 Coast Live Oak X Good
109 21 Coast Live Oak X Fair X
110 20 Coast Live Oak X Fair X
111 40 Monterey Pine Fair X
112 8 Coast Live Oak X Fair
113 9 Coast Live Oak X Fair X
114 9 Coast Live Oak X Poor X
115 11 Coast Live Oak X Fair X
116 9 Coast Live Oak X Fair X
117 11 Coast Live Oak X Fair X
118 6 Coast Live Oak X Fair X
119 7 Coast Live Oak X Poor X
120 16 Coast Live Oak X Fair X
121 6 Coast Live Oak X Fair X
122 10 Coast Live Oak X Poor
123 8 Coast Live Oak X Fair
124 26 Coast Live Oak X Good X
125 10 Coast Live Oak X Fair
126 8 Coast Live Oak X Fair
127 36 Monterey Pine Fair X
128 29 Coast Live Oak X Fair
129 30 Coast Live Oak X Fair
130 42 Coast Live Oak X Fair
131 27 Coast Live Oak X Good
132 14 Coast Live Oak X Fair
133 15 Coast Live Oak X Fair
134 16 Coast Live Oak X Good
135 14 Coast Live Oak X Fair
136 13 Coast Live Oak X Fair X
137 7 Coast Live Oak X Poor X
138 10 Coast Live Oak X Poor X
139 9 Coast Live Oak X Fair X
140 18 Coast Live Oak X Fair
141 8 Coast Live Oak X Poor X
142 9 Coast Live Oak X Poor X
143 23 Coast Live Oak X Fair
144 15 Coast Live Oak X Fair X
145 18 Coast Live Oak X Fair X
146 20 Coast Live Oak X Fair X
147 13 Coast Live Oak X Fair X
148 12 Coast Live Oak X Poor X
149 28 Coast Live Oak X Fair X
150 30 Coast Live Oak X Fair X
151 15 Coast Live Oak X Fair
152 9 Coast Live Oak X Fair
153 7 Coast Live Oak X Fair
154 7 Coast Live Oak X Fair X
155 7 Coast Live Oak X Fair X
156 7 Coast Live Oak X Fair X
157 12 Coast Live Oak X Fair X
158 16 Coast Live Oak X Fair X
159 12 Coast Live Oak X Good X
160 10 Coast Live Oak X Good X
161 12 Coast Live Oak X Fair X
162 20 Coast Live Oak X Good X
163 14 Coast Live Oak X Fair
164 17 Coast Live Oak X Poor
165 19 Coast Live Oak X Good X
166 20 Coast Live Oak X Fair
167 22 Coast Live Oak X Fair X
168 18 Coast Live Oak X Poor X
169 10 Coast Live Oak X Poor X
170 10 Coast Live Oak X Fair X

Coast Live Oak

171 17 Coast Live Oak X Fair X
172 11 Coast Live Oak X Fair X
173 7 Coast Live Oak X Fair
174 13 Coast Live Oak X Good
175 18 Coast Live Oak X Fair X
176 23 Coast Live Oak X Fair X
177 20 Coast Live Oak X Good X
178 10 Coast Live Oak X Fair X
179 11 Coast Live Oak X Good X
180 24 Coast Live Oak X Fair X
181 10 Coast Live Oak X Fair X
182 12 Coast Live Oak X Fair X
183 17 Coast Live Oak X Fair X
184 14 Coast Live Oak X Fair X
185 11 Coast Live Oak X Fair X
186 15 Coast Live Oak X Fair X
187 9 Coast Live Oak X Poor X
188 15 Coast Live Oak X Fair X
189 10 Coast Live Oak X Fair X
190 10 Coast Live Oak X Fair X
191 9 Coast Live Oak X Poor X
192 17 Coast Live Oak X Fair
193 11 Coast Live Oak X Fair
194 18 Coast Live Oak X Fair X
195 11 Coast Live Oak X Fair X
196 18 Coast Live Oak X Fair X
197 11 Coast Live Oak X Fair X
198 9 Coast Live Oak X Fair
199 9 Coast Live Oak X Fair
200 14 Coast Live Oak X Fair
201 11 Coast Live Oak X Poor
202 9 Coast Live Oak X Fair
203 15 Coast Live Oak X Fair
204 6 Coast Live Oak X Fair X
205 10 Coast Live Oak X Fair X
206 8 Coast Live Oak X Fair X
207 10 Coast Live Oak X Fair
208 12 Coast Live Oak X Fair X
209 16 Coast Live Oak X Fair X
210 10 Coast Live Oak X Fair X
211 16 Coast Live Oak X Fair X
212 11 Coast Live Oak X Fair X
213 15 Coast Live Oak X Fair X
214 24 Coast Live Oak X Poor X
215 18 Coast Live Oak X Poor X
216 17 Coast Live Oak X Fair X
217 14 Coast Live Oak X Fair X
218 6 Coast Live Oak X Fair X
219 7 Coast Live Oak X Fair X
220 9 Coast Live Oak X Fair X
221 10 Coast Live Oak X Fair
222 10 Coast Live Oak X Fair
223 12 Coast Live Oak X Fair
224 18 Coast Live Oak X Poor
225 8 Coast Live Oak X Poor
226 8 Coast Live Oak X Fair
227 7 Coast Live Oak X Poor
228 12 Coast Live Oak X Fair
229 26 Coast Live Oak X Fair
230 22 Coast Live Oak X Fair
231 19 Coast Live Oak X Fair
232 17 Coast Live Oak X Fair
233 11 Coast Live Oak X Fair
234 27 Monterey Pine Poor X
235 10 Coast Live Oak X Fair
236 13 Coast Live Oak X Fair X

TOTAL*: 81 Oaks,
3 Pines

MITIGATION: 43 Oaks

*NOTE: See Tree Removal Notes

ID

DBH
(Diameter at

Breast Height
in Inches)

TREE COMMON
NAME PROTECTED HEALTH REMOVE

TREE DISPOSITION LEGEND TREE REMOVAL LEGEND

Limit of Work Line

Indicates tree number as referenced in Tree Disposition Legend

Tree To Remain: Preserve And Protect. See Tree Protection Notes

Tree To Be Removed: See Tree Protection Notes

See Planting Plans for mitigation tree locations

1

1. Summary: (84) Trees to be Removed, including (81) Coast Live Oaks;
(43) Coast Live Oaks to be planted as mitigation for those removed, sizes
per the Tree Mitigation Plan.

2. Accuracy of existing tree locations, count, and mitigation replacement is
not guaranteed.

3. At the recommendation of the Project Arborist, the tree removal and
mitigation quantities have been reduced to reduce fire hazard and
combustible fuel load. All other standards provided in Monterey County
Preservation of Oaks and Other Protected Trees to be met.

4. See Arborist Report prepared by Project Arborist Thompson Wildland
Management dated October 30, 2025.

5. See Tree Mitigation Plan.

TREE PROTECTION NOTES
1.    All trees scheduled for preservation shall be temporarily fenced during

construction. Fencing shall be installed prior to starting work, and located as
shown on the plan. Fencing shall consist of 72" high chain link fence.
Fencing shall be rigidly supported and maintained during construction.
Fenced areas shall be maintained in a natural condition and not compacted.
Removal of fencing shall be allowed following approval by the owner. All
trees required to be fenced shall be clearly marked with a spot of paint. The
marking is required to notify the County inspectors that the subject trees are
to be fenced at all times during construction. All fencing to comply with
County of Monterey Tree Protection Standards.

2. All construction required within tree protection fencing shall be pre-approved
and supervised by project Arborist. Excavation and construction under tree
canopy shall be done by hand or "Air Spade". Any cut roots, 2" diameter or
larger, must be sealed with non-petroleum based sealant.

3. Where equipment must pass through tree protection fencing, a root buffer
shall be required. The root buffer shall consist of 10" of wood chips covered
and capped with full 1" plywood sheets tied together.

4.    The Contractor shall not be allowed to store equipment or material within the
dripline area under trees to remain. Any excavation in rooted areas will
conform with the County Protected Tree Ordinance.

5.    Number, Species, Size, and Location of replacement trees shall be
determined at time of Final approval of Landscape Plan. Replacement trees
shall be subject to the review and approval of the County.

6.    Dead trees to be removed; quantity not included in Tree Disposition Plan.
7.    Selectively prune any tree crowns that lean into the construction area.

Pruning to be done under supervision of Arborist and Landscape Architect.
8.    Trees removed mistakenly in field will be replaced with 36" box size

specimen trees in the areas shown on the Tree Mitigation Plan at no
additional cost to the Owner.

9.   Contractor to hand-excavate swale between F-Unit Upper Duplexes and Unit
G2 Lot Duplex and protect roots of Trees #122-123 and #125-126 to
greatest extent possible. See Sheet L-100G, see Civil Drawings.

TREE REMOVAL NOTES
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10'-0" MAX SPACING
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LAMINATED WARNING SIGN.
TEXT: "WARNING - TREE
PROTECTION ZONE - THIS
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AND IS SUBJECT TO A PENALTY.

24
"
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Tree Protection Zone (Edge of Drip lines, UON)
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Traffic Consultant:
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SAN JOSE, CA 95112

Planning Consultant:
MAUREEN WRUCK PLANNING CONSULTANTS
21 W. ALISAL STREET, SUITE 111
SALINAS, CA  93901

0097890.00

CARMEL VALLEY
MANOR:
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MASTERPLAN SUBMITTAL

No. Description Date
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TREE REMOVAL LEGEND

Limit of Work Line

Indicates tree number as referenced in Tree Disposition Legend

Tree To Remain: Preserve And Protect. See Tree Protection Notes

Tree To Be Removed: See Tree Protection Notes

See Planting Plans for mitigation tree locations

1

1. Summary: (84) Trees to be Removed, including (81) Coast Live Oaks;
(43) Coast Live Oaks to be planted as mitigation for those removed, sizes
per the Tree Mitigation Plan.

2. Accuracy of existing tree locations, count, and mitigation replacement is
not guaranteed.

3. At the recommendation of the Project Arborist, the tree removal and
mitigation quantities have been reduced to reduce fire hazard and
combustible fuel load. All other standards provided in Monterey County
Preservation of Oaks and Other Protected Trees to be met.

4. See Arborist Report prepared by Project Arborist Thompson Wildland
Management dated October 30, 2025.

5. See Tree Mitigation Plan.

TREE PROTECTION NOTES
1.    All trees scheduled for preservation shall be temporarily fenced during

construction. Fencing shall be installed prior to starting work, and located as
shown on the plan. Fencing shall consist of 72" high chain link fence.
Fencing shall be rigidly supported and maintained during construction.
Fenced areas shall be maintained in a natural condition and not compacted.
Removal of fencing shall be allowed following approval by the owner. All
trees required to be fenced shall be clearly marked with a spot of paint. The
marking is required to notify the County inspectors that the subject trees are
to be fenced at all times during construction. All fencing to comply with
County of Monterey Tree Protection Standards.

2. All construction required within tree protection fencing shall be pre-approved
and supervised by project Arborist. Excavation and construction under tree
canopy shall be done by hand or "Air Spade". Any cut roots, 2" diameter or
larger, must be sealed with non-petroleum based sealant.

3. Where equipment must pass through tree protection fencing, a root buffer
shall be required. The root buffer shall consist of 10" of wood chips covered
and capped with full 1" plywood sheets tied together.

4.    The Contractor shall not be allowed to store equipment or material within the
dripline area under trees to remain. Any excavation in rooted areas will
conform with the County Protected Tree Ordinance.

5.    Number, Species, Size, and Location of replacement trees shall be
determined at time of Final approval of Landscape Plan. Replacement trees
shall be subject to the review and approval of the County.

6.    Dead trees to be removed; quantity not included in Tree Disposition Plan.
7.    Selectively prune any tree crowns that lean into the construction area.

Pruning to be done under supervision of Arborist and Landscape Architect.
8.    Trees removed mistakenly in field will be replaced with 36" box size

specimen trees in the areas shown on the Tree Mitigation Plan at no
additional cost to the Owner.

9.   Contractor to hand-excavate swale between F-Unit Upper Duplexes and Unit
G2 Lot Duplex and protect roots of Trees #122-123 and #125-126 to
greatest extent possible. See Sheet L-100G, see Civil Drawings.

TREE REMOVAL NOTES
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BUILDING ROOFLINE, TYP.:
SEE ARCHITECTURAL DRAWINGS
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PA

DRIVEWAY, TYP.:
SEE CIVIL DRAWINGS

RESIDENT DRIVEWAY
AND EMERGENCY
VEHICLE ACCESS ROAD

(E) CARPORT: PRESERVE
AND PROTECT

FRONT DOOR PATHWAY:
CONCRETE PAVING. SEE
CONSTRUCTION LEGEND

VEHICULAR LIGHTING,
TYP.: SEE
CONSTRUCTION LEGEND

PA PA

(E) PARKING

PA

PA

PA
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PA

PA

LANDSCAPE SITE PLAN LEGEND

Limit of Work

Pedestrian Concrete Paving: Color and finish to match existing
site concrete. See Details 1 & 2/L-301

Stabilized Decomposed Granite (D.G.) Paving: See Detail 3/L-301

Vehicular Concrete Paving: See Civil Drawings

Asphalt Paving: See Civil Drawings

5' Tall Tubular Steel Fence: See Detail X/L-301

3'-6" Tall Welded Wire Mesh Fence: See Detail 4/L-301

6' Tall Pool Fence: See Detail X/L-301

Pedestrian Lighting

Vehicular Lighting

Planting Area & Proposed Trees: See Planting Plan

GENERAL NOTES
1. CODES

1. Walking surfaces shall comply with CBC 11B-403 Walking Surfaces. All
finishes shall be slip resistant in compliance with 11B-302 Floor or
Ground Surfaces.

2. Curb ramps shall be in compliance with CBC 11B-406 Curb Ramps,
Blended Transitions and Islands

3. Steps, including handrails, shall be in compliance with CBC 11B-504
Stairways

4. Accessible parking stalls shall be in compliance with CBC 11B-502
 Parking spaces

5. Detectable walking surfaces shall be in compliance with CBC 11B-705
Detectable Warnings and Detectable Directional Texture

6. Passenger drop-offs shall be in compliance with CBC 11B-503
Passenger drop-off and loading zones

PA
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DRIVEWAY, TYP.:
SEE CIVIL DRAWINGS

PROPERTY LINE

VEHICULAR LIGHTING,
TYP.: SEE
CONSTRUCTION LEGEND

RESIDENT DRIVEWAY
AND EMERGENCY
VEHICLE ACCESS ROAD

BUILDING ROOFLINE, TYP.:
SEE ARCHITECTURAL DRAWINGS

FRONT DOOR PATHWAY:
CONCRETE PAVING. SEE
CONSTRUCTION LEGEND

DRIVEWAY, TYP.:
SEE CIVIL DRAWINGS

BUILDING ROOFLINE, TYP.:
SEE ARCHITECTURAL DRAWINGS

FRONT DOOR
PATHWAY:
CONCRETE PAVING.
SEE CONSTRUCTION
LEGEND

FIRE ACCESS: SEE
CIVIL DRAWINGS

VEHICULAR TURNOUT:
SEE CIVIL DRAWINGS
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LANDSCAPE SITE PLAN LEGEND

Limit of Work

Pedestrian Concrete Paving: Color and finish to match existing
site concrete. See Details 1 & 2/L-301

Stabilized Decomposed Granite (D.G.) Paving: See Detail 3/L-301

Vehicular Concrete Paving: See Civil Drawings

Asphalt Paving: See Civil Drawings

5' Tall Tubular Steel Fence: See Detail X/L-301

3'-6" Tall Welded Wire Mesh Fence: See Detail 4/L-301

6' Tall Pool Fence: See Detail X/L-301

Pedestrian Lighting

Vehicular Lighting

Planting Area & Proposed Trees: See Planting Plan

GENERAL NOTES
1. CODES

1. Walking surfaces shall comply with CBC 11B-403 Walking Surfaces. All
finishes shall be slip resistant in compliance with 11B-302 Floor or
Ground Surfaces.

2. Curb ramps shall be in compliance with CBC 11B-406 Curb Ramps,
Blended Transitions and Islands

3. Steps, including handrails, shall be in compliance with CBC 11B-504
Stairways

4. Accessible parking stalls shall be in compliance with CBC 11B-502
 Parking spaces

5. Detectable walking surfaces shall be in compliance with CBC 11B-705
Detectable Warnings and Detectable Directional Texture

6. Passenger drop-offs shall be in compliance with CBC 11B-503
Passenger drop-off and loading zones
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25' 25'

5 Gal

15 Gal15 Gal

TREE MITIGATION GROUPINGS

Note: See Tree Disposition Plan and Tree Mitigation Groupings

25'
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'
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35'

25' 25'
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5 Gal

35'
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TREE MITIGATION LEGEND

SYMBOL BOTANICAL NAME COMMON NAME * WUC SIZE

TREE MITIGATION: Temporary irrigation until establishment

Quercus agrifolia Coast Live Oak VL 5 - 15 Gal
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PLANT LEGEND

SYMBOL BOTANICAL NAME COMMON NAME * WUC SIZE

LARGE CANOPY TREES: Tree bubbler irrigation

Acer macrophyllum Big Leaf Maple M 24" Box

Arbutus menziesii Madrone L 24" Box

Liquidambar styraciflua American Sweetgum M 24" Box

Pistacia chinensis 'Keith Davey' Keith Davey Chinese Pistache L 24" Box

Platanus x acerifolia 'Bloodgood' Bloodgood London Plane M 24" Box

Prunus ilicifolia ssp. ilicifolia Hollyleaf Cherry (Standard) L 15 Gal

Quercus agrifolia Coast Live Oak VL 24" Box

Ulmus parvifolia 'Drake' Drake Chinese Elm L 24" Box

ACCENT TREES: Tree bubbler irrigation

Acer circinatum 'Pacific Fire' Pacific Fire Vine Maple L 15 Gal

Aesculus californica California Buckeye VL 15 Gal

Arbutus unedo 'Marina' Marina Strawberry Tree L 15 Gal

Cercis occidentalis Western Redbud VL 15 Gal

Eriobotrya japonica Loquat L 15 Gal

Garrya elliptica Coast Silktassel L 15 Gal

Magnolia x soulangeana Saucer Magnolia M 15 Gal

VEGETATIVE SCREENING: Overhead spray irrigation 14,000 SF

Arctostaphylos spp. Manzanita L 5 Gal

Calycanthus occidentalis Western Spicebush M 5 Gal

Carpenteria californica Bush Anemone M 5 Gal

Ceanothus spp. California Lilac L 5 Gal

Heteromeles arbutifolia Toyon L 5 Gal

Myrica californica Pacific Wax Myrtle M 5 Gal

Prunus ilicifolia Hollyleaf Cherry (Multi-stem) L 5 Gal

Rhamnus californica cvs. Coffeeberry L 5 Gal

Rhus integrifolia Lemonade Berry L 5 Gal

Romneya coulteri Matilija Poppy VL 5 Gal

ZONE A - ENTRY/COMMON AREAS (Native & Non-native): Overhead spray irrigation 90,750 SF

Agave spp. Agave L 1 Gal

Achillea millefolium cvs. Common Yarrow L 1 Gal

Arctostaphylos spp. Manzanita L 1 Gal

Ceanothus spp. California Lilac L 5 Gal

Cistus x pulverulentus 'Sunset' Sunset Rockrose L 5 Gal

Erigeron glaucus Seaside Daisy L 1 Gal

Epilobium canum cvs. California Fuchsia L 5 Gal

Hesperaloe parviflora Red Yucca L 5 Gal

Heuchera maxima cvs. Island Alum Root M 1 Gal

Iris douglasiana 'Canyon Snow' Canyon Snow Iris L 1 Gal

Lomandra longifolia 'Breeze' Dwarf Mat Rush L 5 Gal

Oenothera berlandieri 'Siskiyou' Siskiyou Evening Primrose L 1 Gal

Penstemon 'Margarita BOP' Margarita BOP Penstemon L 1 Gal

Polystichum munitum Western Sword Fern M 5 Gal

Rhamnus californica cvs. Coffeeberry (Dwarf Cultivars) L 5 Gal

Ribes viburnifolium Evergreen Currant L 5 Gal

Salvia spp. Sage L 5 Gal

Teucrium chamaedrys 'Prostratum' Creeping Germander L 1 Gal

Westringia fruticosa cvs. Dwarf Coast Rosemary L 5 Gal

ZONE B - PARKING AREAS (Native & Non-native): Overhead spray irrigation 17,760 SF

Arctostaphylos spp. Manzanita VL 5 Gal

Bouteloua gracilis Blue Grama L 1 Gal

Ceanothus spp. California Lilac L 5 Gal

Cistus x pulverulentus 'Sunset' Sunset Rockrose L 5 Gal

Epilobium canum cvs. California Fuchsia L 5 Gal

Erigeron glaucus Seaside Daisy L 1 Gal

Festuca californica cvs. California fescue L 1 Gal

Lomandra longifolia 'Breeze' Dwarf Mat Rush L 5 Gal

Mimulus aurantiacus cvs. Sticky Monkey Flower VL 5 Gal

Ribes sanguineum Red Flowering Current L 5 Gal

Salvia spp. Sage L 5 Gal

ZONE C - MEMORY CARE CENTER (Native & Non-native)

ZONE C - MEMORY CARE CENTER (Native & Non-native): Overhead spray irrigation 9,090 SF

Acacia cognata 'Cousin Itt' Cousin Itt River Wattle L 1 Gal

Achillea millefolium cvs. Common Yarrow L 1 Gal

Bouteloua gracilis Blue Grama L 1 Gal

Citrus x meyeri 'Improved' Improved Meyer Lemon M 15 Gal

Festuca rubra 'Molate' Molate Red Fescue L 1 Gal

Lavandula intermedia cvs. Lavender L 1 Gal

Polystichum munitum Western Sword Fern M 5 Gal

Rosa spp. Rose M 5 Gal

Salvia spp. Sage L 5 Gal

Stachys byzantina Lamb's Ear L 1 Gal

ZONE D - BIORETENTION (Native): Overhead spray irrigation 7,810 SF

Festuca rubra 'Molate' Molate Red Fescue L 1 Gal/Sod

Hordeum californicum California Barley NL 1 Gal/Sod

Hordeum brachyantherum Meadow Barley NL 1 Gal/Sod

Iris douglasiana cvs. Douglas Iris L 1 Gal

Juncus patens cvs. California Grey Rush L 1 Gal

Leymus 'Canyon Prince' Canyon Prince Wild Rye L 1 Gal

Nassella pulchra Purple Needlegrass VL 1 Gal/Sod

ZONE E - NATIVE HYDROSEEDED AREAS: Overhead spray irrigation 1,625 SF

Pacific Coast Seed Erosion Control Habitat Mix:

Bromus carinatus Native California Brome NL

Elymus glaucus Blue Wildrye L

Festuca idahoensis Red Fescue VL

Hordeum californicum California Barley NL

Nassella pulchra Purple Needlegrass VL

Poa secunda Native Pine Bluegrass NL

* WATER USE CATEGORY (WUC) KEY

WUCOLS Region Applicable to this Project: REGION 1
H = High; M = Moderate; L = Low; VL = Very Low; NL = Species Not Listed
* from: Water Use Classification of Landscape Species,
A Guide to the Water Needs of Landscape Plants (WUCOLS)
Revised 2014, University of California Cooperative Extension, L.R. Costello, K.S. Jones

IRRIGATION DESIGN NOTES
1. The design will comply with the California State Model Water Efficient Landscape Ordinance.
2. The irrigation system will connect to a new irrigation meter.
3. A soil management report with an analysis of the existing site soil and site specific

recommendations will be included with the landscape documentation package.
4. The irrigation system will be designed to the recorded static pressure available onsite.
5. Design will include an automatic irrigation controller with evapotranspiration data and rain sensors.
6. The system will be designed to prevent runoff and over-spray.
7. The system will be designed per hydrozones as established by the planting plan.
8. All sprinkler heads will be matched precipitation.
9. No overhead spray will be used in areas less than 10' in width.
10. Overhead irrigation will be set back 24" from non-permeable surfaces.
11. Irrigation distribution will be through a mix of:

a. Low flow, high efficiency spray nozzles.
b. Bubblers.

SYMBOL BOTANICAL NAME COMMON NAME * WUC SIZE
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SYMBOL BOTANICAL NAME COMMON NAME * WUC SIZE

LARGE CANOPY TREES: Tree bubbler irrigation

Acer macrophyllum Big Leaf Maple M 24" Box

Arbutus menziesii Madrone L 24" Box

Liquidambar styraciflua American Sweetgum M 24" Box

Pistacia chinensis 'Keith Davey' Keith Davey Chinese Pistache L 24" Box

Platanus x acerifolia 'Bloodgood' Bloodgood London Plane M 24" Box

Prunus ilicifolia ssp. ilicifolia Hollyleaf Cherry (Standard) L 15 Gal

Quercus agrifolia Coast Live Oak VL 24" Box

Ulmus parvifolia 'Drake' Drake Chinese Elm L 24" Box

ACCENT TREES: Tree bubbler irrigation

Acer circinatum 'Pacific Fire' Pacific Fire Vine Maple L 15 Gal

Aesculus californica California Buckeye VL 15 Gal

Arbutus unedo 'Marina' Marina Strawberry Tree L 15 Gal

Cercis occidentalis Western Redbud VL 15 Gal

Eriobotrya japonica Loquat L 15 Gal

Garrya elliptica Coast Silktassel L 15 Gal

Magnolia x soulangeana Saucer Magnolia M 15 Gal

VEGETATIVE SCREENING: Overhead spray irrigation 14,000 SF

Arctostaphylos spp. Manzanita L 5 Gal

Calycanthus occidentalis Western Spicebush M 5 Gal

Carpenteria californica Bush Anemone M 5 Gal

Ceanothus spp. California Lilac L 5 Gal

Heteromeles arbutifolia Toyon L 5 Gal

Myrica californica Pacific Wax Myrtle M 5 Gal

Prunus ilicifolia Hollyleaf Cherry (Multi-stem) L 5 Gal

Rhamnus californica cvs. Coffeeberry L 5 Gal

Rhus integrifolia Lemonade Berry L 5 Gal

Romneya coulteri Matilija Poppy VL 5 Gal

ZONE A - ENTRY/COMMON AREAS (Native & Non-native): Overhead spray irrigation 90,750 SF

Agave spp. Agave L 1 Gal

Achillea millefolium cvs. Common Yarrow L 1 Gal

Arctostaphylos spp. Manzanita L 1 Gal

Ceanothus spp. California Lilac L 5 Gal

Cistus x pulverulentus 'Sunset' Sunset Rockrose L 5 Gal

Erigeron glaucus Seaside Daisy L 1 Gal

Epilobium canum cvs. California Fuchsia L 5 Gal

Hesperaloe parviflora Red Yucca L 5 Gal

Heuchera maxima cvs. Island Alum Root M 1 Gal

Iris douglasiana 'Canyon Snow' Canyon Snow Iris L 1 Gal

Lomandra longifolia 'Breeze' Dwarf Mat Rush L 5 Gal

Oenothera berlandieri 'Siskiyou' Siskiyou Evening Primrose L 1 Gal

Penstemon 'Margarita BOP' Margarita BOP Penstemon L 1 Gal

Polystichum munitum Western Sword Fern M 5 Gal

Rhamnus californica cvs. Coffeeberry (Dwarf Cultivars) L 5 Gal

Ribes viburnifolium Evergreen Currant L 5 Gal

Salvia spp. Sage L 5 Gal

Teucrium chamaedrys 'Prostratum' Creeping Germander L 1 Gal

Westringia fruticosa cvs. Dwarf Coast Rosemary L 5 Gal

ZONE B - PARKING AREAS (Native & Non-native): Overhead spray irrigation 17,760 SF

Arctostaphylos spp. Manzanita VL 5 Gal

Bouteloua gracilis Blue Grama L 1 Gal

Ceanothus spp. California Lilac L 5 Gal

Cistus x pulverulentus 'Sunset' Sunset Rockrose L 5 Gal

Epilobium canum cvs. California Fuchsia L 5 Gal

Erigeron glaucus Seaside Daisy L 1 Gal

Festuca californica cvs. California fescue L 1 Gal

Lomandra longifolia 'Breeze' Dwarf Mat Rush L 5 Gal

Mimulus aurantiacus cvs. Sticky Monkey Flower VL 5 Gal

Ribes sanguineum Red Flowering Current L 5 Gal

Salvia spp. Sage L 5 Gal

ZONE C - MEMORY CARE CENTER (Native & Non-native)

ZONE C - MEMORY CARE CENTER (Native & Non-native): Overhead spray irrigation 9,090 SF

Acacia cognata 'Cousin Itt' Cousin Itt River Wattle L 1 Gal

Achillea millefolium cvs. Common Yarrow L 1 Gal

Bouteloua gracilis Blue Grama L 1 Gal

Citrus x meyeri 'Improved' Improved Meyer Lemon M 15 Gal

Festuca rubra 'Molate' Molate Red Fescue L 1 Gal

Lavandula intermedia cvs. Lavender L 1 Gal

Polystichum munitum Western Sword Fern M 5 Gal

Rosa spp. Rose M 5 Gal

Salvia spp. Sage L 5 Gal

Stachys byzantina Lamb's Ear L 1 Gal

ZONE D - BIORETENTION (Native): Overhead spray irrigation 7,810 SF

Festuca rubra 'Molate' Molate Red Fescue L 1 Gal/Sod

Hordeum californicum California Barley NL 1 Gal/Sod

Hordeum brachyantherum Meadow Barley NL 1 Gal/Sod

Iris douglasiana cvs. Douglas Iris L 1 Gal

Juncus patens cvs. California Grey Rush L 1 Gal

Leymus 'Canyon Prince' Canyon Prince Wild Rye L 1 Gal

Nassella pulchra Purple Needlegrass VL 1 Gal/Sod

ZONE E - NATIVE HYDROSEEDED AREAS: Overhead spray irrigation 1,625 SF

Pacific Coast Seed Erosion Control Habitat Mix:

Bromus carinatus Native California Brome NL

Elymus glaucus Blue Wildrye L

Festuca idahoensis Red Fescue VL

Hordeum californicum California Barley NL

Nassella pulchra Purple Needlegrass VL

Poa secunda Native Pine Bluegrass NL

* WATER USE CATEGORY (WUC) KEY

WUCOLS Region Applicable to this Project: REGION 1
H = High; M = Moderate; L = Low; VL = Very Low; NL = Species Not Listed
* from: Water Use Classification of Landscape Species,
A Guide to the Water Needs of Landscape Plants (WUCOLS)
Revised 2014, University of California Cooperative Extension, L.R. Costello, K.S. Jones

IRRIGATION DESIGN NOTES

SYMBOL BOTANICAL NAME COMMON NAME * WUC SIZE
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PLANT LEGEND

SYMBOL BOTANICAL NAME COMMON NAME

LARGE CANOPY TREES: Tree bubbler irrigation

Acer macrophyllum Big Leaf Maple

Arbutus menziesii Madrone

Liquidambar styraciflua American Sweetgum

Pistacia chinensis 'Keith Davey' Keith Davey Chinese Pistache

Platanus x acerifolia 'Bloodgood' Bloodgood London Plane

Prunus ilicifolia ssp. ilicifolia Hollyleaf Cherry (Standard)

Quercus agrifolia Coast Live Oak

Ulmus parvifolia 'Drake' Drake Chinese Elm

ACCENT TREES: Tree bubbler irrigation

Acer circinatum 'Pacific Fire' Pacific Fire Vine Maple

Aesculus californica California Buckeye

Arbutus unedo 'Marina' Marina Strawberry Tree

Cercis occidentalis Western Redbud

Eriobotrya japonica Loquat

Garrya elliptica Coast Silktassel

Magnolia x soulangeana Saucer Magnolia

VEGETATIVE SCREENING: Overhead spray irrigation

Arctostaphylos spp. Manzanita

Calycanthus occidentalis Western Spicebush

Carpenteria californica Bush Anemone

Ceanothus spp. California Lilac

Heteromeles arbutifolia Toyon

Myrica californica Pacific Wax Myrtle

Prunus ilicifolia Hollyleaf Cherry (Multi-stem)

Rhamnus californica cvs. Coffeeberry

Rhus integrifolia Lemonade Berry

Romneya coulteri Matilija Poppy

ZONE A - ENTRY/COMMON AREAS (Native & Non-native): Overhead spray irrigation

Agave spp. Agave

Achillea millefolium cvs. Common Yarrow

Arctostaphylos spp. Manzanita

Ceanothus spp. California Lilac

Cistus x pulverulentus 'Sunset' Sunset Rockrose

Erigeron glaucus Seaside Daisy

Epilobium canum cvs. California Fuchsia

Hesperaloe parviflora Red Yucca

Heuchera maxima cvs. Island Alum Root

Iris douglasiana 'Canyon Snow' Canyon Snow Iris

Lomandra longifolia 'Breeze' Dwarf Mat Rush

Oenothera berlandieri 'Siskiyou' Siskiyou Evening Primrose

Penstemon 'Margarita BOP' Margarita BOP Penstemon

Polystichum munitum Western Sword Fern

Rhamnus californica cvs. Coffeeberry (Dwarf Cultivars)

Ribes viburnifolium Evergreen Currant

Salvia spp. Sage

Teucrium chamaedrys 'Prostratum' Creeping Germander

Westringia fruticosa cvs. Dwarf Coast Rosemary

ZONE B - PARKING AREAS (Native & Non-native)
* WATER USE CATEGORY (WUC) KEY

WUCOLS Region Applicable to this Project: REGION 1
H = High; M = Moderate; L = Low; VL = Very Low; NL = Species Not Listed
* from: Water Use Classification of Landscape Species,
A Guide to the Water Needs of Landscape Plants (WUCOLS)
Revised 2014, University of California Cooperative Extension, L.R. Costello, K.S. Jones

IRRIGATION DESIGN NOTES
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FUEL MANAGEMENT LEGEND
Fire Hazard Severity Zone: Very High (SRA)

Natural Vegetation Retained: See Tree Disposition and Mitigation Plans

Project Limit of Work

Defensible Space Zone Boundary: Zone 0 (See below)

Defensible Space Zone Boundary: Zone 1 (See below)

Defensible Space Zone Boundary: Zone 2 (See below)

Existing Emergency Vehicle Access: See Civil Drawings

Zone 0: "Ember-Resistant Zone" (0'-5' from Structures)

Proposed Low Shrub Planting Area: See Planting Plans

Zone 1: "Green Zone" (0'-30' from Structures)

Proposed Tree: See Planting Plans

Proposed Tree Mitigation Area: See Planting Plan

Proposed Shrub Planting Area: See Planting Plan

Zone 2: "Management Zone" (30'+ from Structures)

Proposed Tree: See Planting Plans

Proposed Tree Mitigation Area: See Planting Plan

Proposed Shrub Planting Area: See Planting Plan
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