
NOTICE OF APPROVAL

The Department of Community Planning & Building of the City of Carmel-by-the-Sea 
has approved a Project pursuant to the City’s Municipal Code.  Persons interested in the 
project may review additional materials available at the Department of Community 
Planning & Building located at City Hall on Monte Verde Street between Ocean and 7th 

Avenues, phone number 831-620-2010.  

The decision to approve this project may be appealed within 19 days from the date of this 
by filing a written appeal with the Department of Community Planning & Building.

Planning Case #: Design Study 24040

Owner Name: TAMM HOLGER & JULIA

Case Planner: Katherine Wallace, Associate Planner

Date Posted:

Date Approved: 4/25/24

Project Location: Torres St 4 SW 10th Ave

APN #: 010072004000 BLOCK/LOT: 119/ALL LOT 7

Applicant: Angie Phares

Project Description: This approval of Design Study (DS 24-040, Tamm) authorizes the following
exterior alterations: at entry, removal of one exterior door on the south elevation to be replaced with
new casement window; remove fence (pony wall) between the existing carport and entry; replace all
existing windows with new wood windows to match existing configurations, except for two
casements in the south bedroom to be replaced with double casements; one new west-facing window
opening in the south bedroom; replace all French doors to match existing; minimally shift one
skylight; and replace all existing skylights at Torres Street 4 SW of 10th Avenue in the Single-Family
Residential (R-1) District as depicted on the plans produced by Hastings Construction, stamped
approved April 25, 2024, on file at the Community Planning and Building Department, unless
modified by the conditions of approval contained herein.

Can this project be appealed to the Coastal Commission?  Yes  No

Upon completion of the 10 calendar-day appeal period, please return this form, along with the
Affidavit of Posting, to the case planner noted above.
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CONDITIONS OF APPROVAL 

No. Standard Conditions  

1.  Authorization. This approval of Design Study (DS 24-040, Tamm) authorizes the 
following exterior alterations: at entry, removal of one exterior door on the south 
elevation to be replaced with new casement window; remove fence (pony wall) 
between the existing carport and entry; replace all existing windows with new wood 
windows to match existing configurations, except for two casements in the south 
bedroom to be replaced with double casements; one new west-facing window 
opening in the south bedroom; replace all French doors to match existing; 
minimally shift one skylight; and replace all existing skylights at Torres Street 4 SW 
of 10th Avenue in the Single-Family Residential (R-1) District as depicted on the plans 
produced by Hastings Construction, stamped approved April 25, 2024, on file at the 
Community Planning and Building Department, unless modified by the conditions 
of approval contained herein. 

✔ 

2.  Building Permit. A Building Permit is required before installation. ✔ 

3.  Codes and Ordinances. The project shall be constructed in conformance with all 
requirements of the R-1 zoning district. All adopted building and fire codes shall be 
adhered to in preparing the working drawings. If any codes or ordinances require 
design elements to be changed, or if any other changes are requested at the time 
such plans are submitted, such changes may require additional environmental 
review and subsequent approval by the Planning Commission. 

✔ 

4.  Appeal Period. Approval of this Design Study is subject to the 10-day notice and 
appeal period. 

✔ 

5.  Permit Validity. This approval shall be valid for a period of one year from the date 
of action unless an active building permit has been issued and maintained for the 
proposed construction. CMC 17.52.170.B (General Limits) 

✔ 

6.  Permit Extension. The Director may grant one 12-month extension of this Design 
Study approval. If, since the date of the original approval, the conditions 
surrounding the original approval have changed, or the General Plan, municipal 
code or Local Coastal Plan Program has been amended in any manner which causes 
the approval to be inconsistent with these plans or codes, no time extension or 
renewal shall be granted for any approval. CMC Section 17.52.170.C (Time 
Extensions) 

✔ 

7.  Modifications. The applicant shall submit in writing, with revised plans, to the 
Community Planning and Building staff any proposed changes to the approved 
project plans prior to incorporating those changes. If the applicant changes the 
project without first obtaining City approval, the applicant will be required to 
submit the change in writing, with revised plans, within 2 weeks of the City being 
notified. A cease work order may be issued any time at the discretion of the Director 
of Community Planning and Building until: a) either the Planning Commission or 
Staff has approved the change, or b) the property owner has eliminated the change 
and submitted the proposed change in writing, with revised plans, for review. The 

✔ 
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project will be reviewed for its compliance to the approved plans prior to final 
inspection. 

8.  Exterior Revisions to Planning Approval Form. All proposed modifications that affect 
the exterior appearance of the building or site elements shall be submitted on the 
“Revisions to Planning Approval” form on file in the Community Planning and 
Building Department. Any modification incorporated into the construction 
drawings that is not listed on this form, shall not be deemed approved upon 
issuance of a building permit. 

✔ 

9.  Conflicts Between Planning Approvals and Construction Plans. It shall be the 
responsibility of the Owner, Applicant, and Contractor(s) to ensure consistency 
between the project plans approved by Planning Staff, the Planning Commission, or 
the City Council on appeal, and the construction plans submitted to the Building 
Division as part of the Building Permit review. Where inconsistencies between the 
Planning approval and the construction plans exist, the Planning approval shall 
govern, unless otherwise approved in writing by the Community Planning & Building 
Director, or their designee. When changes or modifications to the project are 
proposed, the applicant shall clearly list and highlight each proposed change and 
bring each change to the City’s attention. Changes to the project that are 
incorporated into the construction drawings that were not clearly listed or 
identified as a proposed change shall not be considered an approved change. 
Should conflicts exist between the originally approved project plans and the issued 
construction drawings that were not explicitly identified as a proposed change, the 
plans approved as part of the Planning Department Review, including any 
Conditions of Approval, shall prevail. 

✔ 

10.  Skylights & Skylight Shades. Prior to the issuance of a building permit, the 
Applicant shall include in the construction drawings the manufacturer’s 
specifications for all skylights (new and/or replaced) and skylight shades. Skylights 
shall be low-profile and use non-reflective glass to minimize light and glare visible 
from adjoining properties. Skylight flashing shall match the roof color. Manual or 
automatic shades shall be installed in each skylight to reduce visible light 
transmission during the hours of darkness. 

✔ 

11.  Unclad Wood or Aluminum Clad Wood Windows and Doors. Prior to the issuance 
of a building permit, the Applicant shall include the manufacturer’s specifications 
for the approved aluminum-clad wood windows and doors. The window style shall 
be consistent with authentic wood windows and doors with divided lights that 
appear to be true divided light, including the use of internal and external mullions 
and muntins on insulated windows. Any window pane dividers, which are snap-in 
or otherwise superficially applied, are not permitted. The painted finish shall be 
matte or low gloss. 

✔ 

12.  Exterior Lighting. Exterior lighting shall be limited to 25 watts or less (incandescent 
equivalent, i.e., 375 lumens) per fixture and shall be no higher than 10 feet above 
the ground.  Landscape lighting shall not exceed 18 inches above the ground nor 
more than 15 watts (incandescent equivalent, i.e. 225 lumens) per fixture and 

✔ 
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shall be spaced no closer than 10 feet apart. Landscape lighting shall not be used 
for tree, wall, fence or accent lighting of any type. The purpose of landscape 
lighting is to safely illuminate walkways and entrances to the subject property. All 
fixtures shall be shielded and down facing. The manufacturer’s specifications, 
including illumination information, for each exterior light fixture shall be included 
in the construction drawings submitted with the building permit application.  

13.  Indemnification. The applicant agrees, at his or her sole expense, to defend, 
indemnify, and hold harmless the City, its public officials, officers, employees, and 
assigns, from any liability; and shall reimburse the City for any expense incurred, 
resulting from, or in connection with any project approvals. This includes any 
appeal, claim, suit, or other legal proceeding, to attack, set aside, void, or annul any 
project approval. The City shall promptly notify the applicant of any legal 
proceeding, and shall cooperate fully in the defense. The City may, at its sole 
discretion, participate in any such legal action, but participation shall not relieve the 
applicant of any obligation under this condition. Should any party bring any legal 
action in connection with this project, the Superior Court of the County of 
Monterey, California, shall be the situs and have jurisdiction for the resolution of all 
such actions by the parties hereto. 

✔ 

14.  Hazardous Materials Waste Survey. A hazardous materials waste survey shall be 
required in conformance with the Monterey Bay Unified Air Pollution Control 
District prior to the issuance of a demolition permit. 

✔ 

15.  Cultural Resources. All new construction involving excavation shall immediately 
cease if cultural resources are discovered on the site, and the Applicant shall notify 
the Community Planning & Building Department within 24 hours. Work shall not be 
permitted to recommence until such resources are properly evaluated for 
significance by a qualified archaeologist. If the resources are determined to be 
significant, prior to resumption of work, a mitigation and monitoring plan shall be 
prepared by a qualified archaeologist and reviewed and approved by the 
Community Planning and Building Director. In addition, if human remains are 
unearthed during the excavation, no further disturbance shall occur until the 
County Coroner has made the necessary findings as to origin and distribution 
pursuant to California Public Resources Code (PRC) Section 5097.98. 

✔ 

16.  Truck Haul Route. Prior to Building Permit issuance, the Applicant shall provide for 
City (Community Planning and Building Director in consultation with the Public 
Services and Public Safety Departments) review and approval, a truck-haul route, 
and any necessary temporary traffic control measures for the grading activities. The 
Applicant shall be responsible for ensuring adherence to the truck-haul route and 
implementation of any required traffic control measures. 

✔ 

17.  USA North 811. Prior to any excavation or digging, the Applicant shall contact the 
appropriate regional notification center (USA North 811) at least two working days, 
but not more than 14 calendar days, prior to commencing that excavation or 
digging. No digging or excavation is authorized to occur on-site until the Applicant 

✔ 
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has obtained a Ticket Number and all utility members have positively responded to 
the dig request. (Visit USANorth811.org for more information) 

18.  Conditions of Approval. Prior to the issuance of a building permit, the Applicant shall 
include a copy of the signed Conditions of Approval on a full-size sheet within the 
construction plan set submitted to the Building Safety Division. 

✔ 

 Standard Landscape Conditions  

17. Tree Removal. Trees onsite shall only be removed upon the approval of the City 
Forester or Forest and Beach Commission, as appropriate; all remaining trees shall 
be protected during construction by methods approved by the City Forester. 

✔ 

18. Significant Trees. All foundations within 15 feet of significant trees shall be 
excavated by hand. If any tree roots larger than two inches (2”) are encountered 
during construction, the City Forester shall be contacted before cutting the roots. 
The City Forester may require the roots to be bridged or may authorize the roots 
to be cut. If roots larger than two inches (2”) in diameter are cut without prior City 
Forester approval or any significant tree is endangered as a result of construction 
activity, the building permit will be suspended and all work stopped until an 
investigation by the City Forester has been completed. Twelve inches (12”) of 
mulch shall be evenly spread inside the dripline of all trees prior to the issuance of 
a building permit. 

✔ 

19. Tree Protection Measures. Requirements for tree preservation shall adhere to the 
following tree protection measures on the construction site. 
a) Prior to grading, excavation, or construction, the developer shall clearly tag or 

mark all trees to be preserved. 
b) Excavation within 6 feet of a tree trunk is not permitted. 
c) No attachments or wires of any kind, other than those of a protective nature 

shall be attached to any tree. 
d) Per Municipal Code Chapter 17.48.110 no material may be stored within the 

dripline of a protected tree to include the drip lines of trees on neighboring 
parcels. 

e) Tree Protection Zone -- The Tree Protection Zone shall be equal to dripline or 
18 inches radially from the tree for every one inch of trunk diameter at 4.5 feet 
above the soil line, whichever is greater. A minimum of 4-foot-high transparent 
fencing is required unless otherwise approved by the City Forester. Tree 
protection shall not be resized, modified, removed, or altered in any manner 
without written approval. The fencing must be maintained upright and taught 
for the duration of the project. No more than 4 inches of wood mulch shall be 
installed within the Tree Protection Zone. When the Tree Protection Zone is at 
or within the drip line, no less than 6 inches of wood mulch shall be installed 
18 inches radially from the tree for every one inch of trunk diameter at 4.5 feet 
above the soil line outside of the fencing.  

f) The Structural Root Zone -- Structural Root Zone shall be 6 feet from the trunk 
or 6 inches radially from the tree for every one inch of trunk diameter at 4.5’ 
above the soil line, whichever is greater. Any excavation or changes to the 

✔ 
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GENERAL

  T1 Title Sheet

ARCHITECTURAL

  A1 Existing and Proposed Site Plans
  A2 Demo/Existing & Proposed Floor Plans
  A3 Existing & Proposed Front & Rear Elevations
  A4 Existing & Proposed Left Side Elevations
  A5 Existing & Proposed Right Side Elevations
  A6 Existing Roof Plan
  A7 Architectural Details

THIS PROJECT SHALL COMPLY WITH CALIFORNIA CODE OF REGULATIONS TITLE 24,

building STANDARD CODE, 2022 EDITION:

· crc - CALIFORNIA RESIDENTIAL CODE, PART 2.5

· CBC - California building code, PART 2, VOL. 1 & 2

· CEC - CALIFORNIA ELECTRICAL CODE, PART 3

· cmc - CALIFORNIA MECHANICAL CODE, pART 4

· cpc - CALIFORNIA PLUMBING CODE, PART 5

· CENC - CALIFORNIA ENERGY CODE, PART 6

· CFC -  CALIFORNIA FIRE CODE, part 9

· cebc - CALIFORNIA EXISTING BUILDING CODE, PART 10

· calGREEN - California green building requirements, PART 11

THIS PROJECT SHALL ADDITIONALLY COMPLY WITH APPLICABLE CODES AND

ORDINANCE REQUIREMENTS SET FORTH BY THE PREVAILING GOVERNING BODY:

· Carmel-by-the-sea municipal code (LATEST EDITION ADOPTED JULY 2023)

THESE DRAWINGS ARE PREPARED FOR USE BY A PROPERLY LICENSED AND CERTIFIED

CONTRACTOR.

ALL WRITTEN DIMENSIONS SHALL SUPERCEDE SCALED DIMENSIONS.

during the course of construction, the prevailing best management practice

(bmp's) shall be observed.

CONTRACTOR SHALL VERIFY ALL DIMENSIONS, ELEVATIONS, MATERIALS, AND CONDITIONS

PRIOR TO STARTING CONSTRUCTION AND REPORT ANY DISCREPANCIES TO THE

DESIGNER OR OWNER PRIOR TO ORDERING MATERIALS.

CONTRACTOR IS RESPONSIBLE FOR COMPLETE FINAL DISPOSAL OF ALL CONSTRUCTION

DEBRIS IN A MANNER CONSISTENT WITH ALL APPLICABLE FEDERAL, STATE AND LOCAL

LAWS.

EXISTING CONDITIONS ARE SHOWN. CONTRACTOR SHALL VERIFY ALL DIMENSIONS,

ELEVATIONS, MATERIALS, AND CONDITIONS PRIOR TO STARTING CONSTRUCTION.

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

PRIOR TO CONSTRUCTION.

CONTRACTOR TO PROTECT EXISTING CONDITIONS FROM DAMAGE, DUST, AND DEBRIS.

MATERIALS PLANNED TO BE REUSED ARE TO BE PROTECTED FROM DAMAGE

THROUGHOUT THE DEMOLITION PROCESS.

ADDRESS IDENTIFICATION:

PRIOR TO CONSTRUCTION, A LEGIBLE ADDRESS IDENTIFICATION SHALL BE PLACED IN A

POSITION THAT IS VISIBLE FROM THE STREET OR ROAD FRONTING PROPERTY.

ADDRESS IDENTIFICATION CHARACTERS SHALL CONTRAST WITH THEIR BACKGROUND.

ADDRESS NUMBERS SHALL BE ALL ARABIC NUMBERS OR ALPHABETIC LETTERS.

NUMBERS SHALL NOT BE SPELLED OUT.  EACH CHARACTER SHALL NOT BE LESS THAN 4

INCHES IN HEIGHT WITH A STROKE WIDTH OF NOT LESS THAN 0.5 INCH.  WHERE REQUIRED

BY THE FIRE CODE OFFICIAL, ADDRESS IDENTIFICATION SHALL BE PROVIDED IN

ADDITIONAL APPROVED LOCATIONS TO FACILITATE EMERGENCY RESPONSE.  WHERE

ACCESS IS BY MEANS OF PRIVATE ROAD AD THE BUILDING ADDRESS CANNOT BE

VIEWED FROM THE PUBLIC WAY, A MONUMENT, POLE, OR OTHER SIGN OR MEANS SHALL

BE USED TO IDENTIFY THE STRUCTURE.  ADDRESS IDENTIFICATION SHALL BE MAINTAINED.

GENERAL  NOTES

LOT DATA:
Project Address: Torres 4 SW of 10th Ave.

Carmel-by-the-Sea, CA 93923

APN: 010-072-004-000
Block 119, Lot 7

Lot Size: 4,000 SF
Zoning: R-1
Built: Prior to 1926

DRAWING INDEX

SCOPE OF WORK
Interior remodel of existing single family residence with window and exterior door replacements.

Remodel  to include:
· At Entry, removal of one exterior door to be replaced with new window (to match existing)
· Replace all existing windows with new wood, dual pane, energy efficient windows (to match existing)
· Replace all exterior french doors with new wood dual pane, energy efficient (to match existing)
· One new window in Bedroom 2
· Relocate laundry to Basement and finish/frame-in laundry area so it is no longer open to rest of crawl space
· Replace water heater with new electric tankless unit
· Reconfiguration of interior walls (non-structural) at Entry, 1

2 Bath/Laundry, and Kitchen
· Fur-out existing single-frame constructed walls in Entry, Bedroom 2 and Living Room for new insulation; finish walls with B&B

wall boards, to match existing. Existing wall framing to remain.
· Upgrade main panel to 300 amp service
· Electrical, plumbing and mechanical updates including new car charger
· Interior finish updates, as noted (new flooring, cabinets, etc.).
· Replace existing furnace
· Replace and relocate existing skylight at new Powder Room

PROJECT DIRECTORY

OWNER
Holger & Julia Tamm
Torres Street 4 SW of 10th Avenue
Carmel-by-the-Sea, CA 93923
925-337-7283
holgertamm01@gmail.com
juliatamm1@gmail.com

PROJECT DATA

DESIGNER
Angie Phares
Hastings Construction, Inc.
11 Thomas Owens Way, Suite 201
Monterey, CA 93940
832-620-0920 x706
design@hastingsconstruction.com

ABBREVIATIONS
A.B. ANCHOR BOLT

A.C. ASPHALTIC CONCRETE

A/C AIR CONDITIONING

ALUM. ALUMINUM

APPROX. APPROXIMATE

ARCH. ARCHITECTURAL

ANOD. ANODIZED

ASPH. ASPHALT

BD. BOARD

BLDG. BUILDING

BLKG. BLOCKING

BM. BEAM

BOTT. BOTTOM

CAB. CABINET

CEM. CEMENT

C.T. CERAMIC TILE

C.I. CAST IRON

CLR. CLEAR

CLST. CLOSET

COMP. COMPOSITION

CONC. CONCRETE

CLG. CEILING

C.M.U. CONCRETE MASONRY UNIT

C.O. CLEAN OUT

COL. COLUMN

CONN. CONNECTION

CONST. CONSTRUCTION

CSMT. CASEMENT

C.W. COLD WATER

DBL. DOUBLE

DET. DETAIL

DF. DOUGLAS FIR

DIA. OR Ø DIAMETER

DIM. DIMENSION

D.S. DOWNSPOUT

DRY DRYER

DW DISHWASHER

DWG DRAWING

EA. EACH

ELEC. ELECTRICAL

ELEV. ELEVATION

ENCL. ENCLOSURE

EQ EQUAL

EXH. EXHAUST

EXP. EXPANSION

EXIST. EXISTING

(E) EXSITING

EXT. EXTERIOR

FBRGL. FIBERGLASS

FD FLOOR DRAIN

FND. FOUNDATION

F.A. FINISH FLOOR

F.G. FINISH GRADE

FLR. FLOOR

FL. FLUORESCENT

F.O.C. FACE OF CONCRETE

F.O.S. FACE OF STUD

FR. DR. FRENCH DOOR

FT. FOOT OR FEET

FTG. FOOTING

FX FIXED

GA GAUGE

GALV. GALVANIZED

G.I. GALVANIZED IRON

GFI GROUND FAULT INTERRUPTER

GL GLASS

GND. GROUND

GYP. BD. GYPSUM BOARD

H.C. HOLLOW CORE

H.D. HOLD DOWN

HDR. HEADER

HDWD. HARDWOOD

HORIZ. HORIZONTAL

HR. HOUR

H.B. HOSE BIBB

HT. HEIGHT

HC. HANDICAP

HVAC HEATING VENTILATION &

AIR CONDITIONING

HW HOT WATER

I.D. INSIDE DIAMETER

INS. INSULATION

INT. INTERIOR

J.B. JUNCTION BOX

JST. JOIST

KIT. KITCHEN

KP KICKER POST

KS KING STUD

LAV LAVATORIES

LIN. LINEN

LT. LIGHT

MAT. MATERIAL

MAX. MAXIMUM

M.B. MACHINE BOLT

MECH. MECHANICAL

M.A. MEDICINE CABINET

MFR. MANUFACTURER

MIN. MINIMUM

MISC. MISCELLANEOUS

MTD. MOUNTED

(N) NEW

N.I.C. NOT N CONTRACT

NO. OR # NUMBER

N.T.S. NOT TO SCALE

O/ OVER

O.C. ON CENTER

O.F.S. OUTSIDE FACE OF STUD

OPP. OPPOSITE

O.A. OUTSIDE DIAMETER

⅊ PLATE

P/L PROPERTY

PLAS. PLASTER

PLY. PLYWOOD

PNL. PANEL

PNM. POINT

PR. PAIR

R.A. RETURN AIR

RAD. RADIUS

RD. ROUND

REC. RECESSED

REF. REFRIGERATOR

RENF. REINFORCED/ING

RES. RESILIENT

RM. ROOM

R.O. ROUGH OPENING

REQ. REQUIRED

R/W RIGHT OF WAY

RWD. REDWOOD

R.W.L. RAINWATER LEADER

SCHED. SCHEDULE

S.C. SOLID CORE

SECT. SECTION

S.F. SQUARE FOOT/FEET

SH SINGLE HUNG

SHT. SHEET

SHWR. SHOWER

SIM. SIMILAR

SLD SLIDER

SLD. GL. DR. SLIDING GLASS DOOR

s&P Shelf and Pole

SPECS. SPECIFICATIONS

SQ. SQUARE

SQ.FT. SQUARE FEET

STD. STANDARD

STL. STEEL

STOR. STORAGE

STRUCT. STRUCTURAL

S.S.D. SEE STRUCTURAL DRAWINGS

SS STAINLESS STEEL

SYM. SYMMETRICAL

TB TOWEL BAR

TEL. TELEPHONE

TEMP. TEMPERED

THRSH. THRESHOLD

T&G TONGUE & GROOVE

T.O.F. TOP OF FOOTING

T.O. TOP OF

T.O.P. TOP OF PLATE

T.O.S. TOP OF SLAB

T.O.W. TOP OF WALL

TP TOILET PAPER

TYP. TYPICAL

U.N.O.       UNLESS NOTED OTHERWISE

VERT. VERTICAL

W/ WITH

WAINS WAINSCOT

WC WATER CLOSET

WD WOOD

WDW WINDOW

W/O WITH OUT

WP WATERPROOF

WWP WELDED WIRE FABRIC

VIEW OF PROPERTY

VICINITY MAP

N

BUILDING CODE DATA:
Occupancy: R-3
Construction Type: VB
Fire Sprinklers: No
Solar: No

BASE FLOOR AREA:
Allowed: 1,800 SF

Existing/Proposed  Base Floor Area:
Entry Level: 1,255 SF
Basement:      85 SF
Carport:    230 SF

TOTAL  B.F.A.: 1,570 SF
No changes to existing B.F.A. proposed.

SITE COVERAGE:
Allowed: 396 SF (22%) / 556 SF (+50% Permeable)

Existing Impermeable:
Patio 1:  175 SF

Existing  Permeable:
Patio 2: 204 SF
Steps & Stairs:   46 SF
Driveway: 200 SF
Deck:  126 SF

TOTAL SITE COVERAGE: 752 SF (Existing)
No changes to existing coverage proposed.

SETBACKS:  
Allowed:

Front: 15 Feet
Rear: 15 Feet
Side: 25% of site width(3 ft. min.)

Existing/Proposed:
Front: 16'-10"
Rear: 26'-6"
S. Side: 3', 11'-7", 19'
N. Side: 3', 4'
No changes to existing setbacks proposed.

HEIGHT:
Allowed:

1 Story Roof Height: 18 Feet (12' Plate)
2 Story Roof Height: 24 Feet (18' Plate)

No Changes proposed. Existing heights vary. See Exterior
Elevations, Sheets A4-A6.

TREE REMOVAL AND/OR PRUNING:
None. All existing trees and large shrubs to be preserved.

VIEW FROM TORRES STREET

PROJECT LOCATION

REAR ELEVATIONS

FIRE SPRINKLER CALULATIONS:

330 LF

35 LF

0 LF

12 LF

47 LF

14.24%

0.142424

1 client revisions 3/24/24

1

kwallace
Stamp
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GENERAL  NOTES
GENERAL NOTES:

THIS PROJECT SHALL COMPLY WITH CALIFORNIA CODE OF

REGULATIONS TITLE 24, building STANDARD CODE, 2022 EDITION:

crc - CALIFORNIA RESIDENTIAL CODE, PART 2.5

CBC - California building code, PART 2, VOL. 1 & 2

CEC - CALIFORNIA ELECTRICAL CODE, PART 3

cmc - CALIFORNIA MECHANICAL CODE, pART 4

cpc - CALIFORNIA PLUMBING CODE, PART 5

CENC - CALIFORNIA ENERGY CODE, PART 6

CFC -  CALIFORNIA FIRE CODE, part 9

cebc - CALIFORNIA EXISTING BUILDING CODE, PART 10

calGREEN - California green building requirements, PART 11

during the course of construction, the prevailing best

management practice (bmp's) shall be o bserved.

CONTRACTOR SHALL VERIFY ALL DIMENSIONS, ELEVATIONS,

MATERIALS, AND CONDITIONS PRIOR TO STARTING CONSTRUCTION

AND REPORT ANY DISCREPANCIES TO THE DESIGNER OR OWNER

PRIOR TO ORDERING MATERIALS.

CONTRACTOR IS RESPONSIBLE FOR COMPLETE FINAL DISPOSAL OF

ALL CONSTRUCTION DEBRIS IN A MANNER CONSISTENT WITH ALL

APPLICABLE FEDERAL, STATE AND LOCAL LAWS.

WOODS & PLASTICS:

ALL LUMBER NOT SPECIFICALLY NOTED TO BE D.F. #2 OR BETTER.

Joist hangers shall be in accordance with ASTM D7147 (PER

CBC 2303.5).

ALL HANGERS AND NAILS IN CONTACT WITH PRESSURE TREATED

LUMBER SHALL BE SIMPSON Z-MAX HANGERS OR STAINLESS STEEL.

Nails and staples shall conform to requirements of ASTM

F1667, including Supplement 1, PER CBC 2303.6.

Connectors and fasteners used in conventional

construction shall comply with the requirements of CBC

Section 2304.10.

framing of exterior and interior walls shall CONFORM with

the provisions specified in CBC Section 2308.

Foundation plates or sills resting on concrete or masonry

foundations shall comply with CBC Section 2304.3.1.

Studs shall have full bearing on a 2-inch-thick (actual

11/2-inch, 38 mm) or larger plate or sill having a width not

less than equal to the width of the studs (PER CBC 2304.3.1)

wood shall be at a moisture content of 19 percent or less

before being covered with insulation, interior wall finish,

floor covering or other materials (PER CBC 2303.1.9.2).

Foundation plates or sills shall be bolted or anchored to

the foundation IN ACCORDANCE WITH CBC 2308.3.1

Structural floor sheathing and structural roof sheathing

shall comply with CBC Sections 2304.8.1 and 2304.8.2,

respectively.

WALL CONSTRUCTION (CONVENTIONAL LIGHT-FRAME) SHALL BE IN

ACCORDANCE WITH CBC 2308.5.

Hardwood and decorative plywood shall be manufactured

and identified as required in HPVA HP-1 (PER CBC 2303.3).

provide blocking in wallS @ towel bar locations

Rodent Proofing

Annular spaces around pipes, electric cables, conduits or

other openings in bottom/sole plates at exterior walls

shall be protected against the passage of rodents by

closing such openings in accordance with the California

Green Building Standards Code (CALGreen), Chapter 4,

Division 4.4.

DOOR & WINDOW NOTES:

window and door sizes shown for design purposes only.

actual window and door sizes shall be framed & set per

manufacturer's specifications.  CONTRACTOR TO FIELD VERIFY

SIZES AND SELECT NEAREST MANUFACTURER'S SIZES PRIOR TO

ORDERING.

WINDOW & DOOR SIZES ARE READ IN FEET AND INCHES, EX:

WINDOWS: "4046 CSMT" = 4'-0" WIDE X 4'-6"HIGH (OR 48"W X54"H)

DOORS:       = 2'-6" WIDE (OR 30")

all GLAZING subject to human impact SHALL CONFORM to crc

SECTIONS R308.3 & R308.4. GLAZING ADJACENT TO STAIRWAYS,

LANDINGS AND RAMPS WITHIN 36 INCHES HORIZONTALLY OF A

WALKING SURFACE WHEN SURFACE OF THE GLAZING IS LESS THAN

60 INCHES ABOVE THE PLANE OF THE ADJACENT WALKING

SURFACE.

TYPICAL HEADER DOOR & WINDOW HEADER HEIGHT TO match

existing conditions, 6'-8" U.N.O.

ALL HARDWARE & FINISHES SHALL BE SELECTED BY OWNER.

all exterior doors shall be SOLID CORE and at least 134"

thick.

NON-EGRESS DOORS SHALL BE PROVIDED WITH LANDINGS OR

FLOORS NOT MORE THAN 7 34" BELOW TOP OF THRESHOLD (PER CRC

R311.3.2)

FINISHES & FURNISHINGS

ALL FINISHES, INCLUDING CABINETS, COUNTERTOPS, TILE, GROUT,

PAINT, ETC. SHALL BE SELECTED BY OWNER.

TRIM, CASING & BASEBOARDS ARE TO BE PRIMER GRADE WOOD

OR MDF u.N.O. - SELECTION BY OWNER OR DESIGNER.

ALL EXPOSED SURFACES THAT ARE NOT FINISHED FROM THE

FACTORY, SHALL BE PAINTED OR STAINED; COLORS TO BE

SELECTED BY OWNER.

gypsum board, gypsum panel products, lath, gypsum

plaster, cement plaster and reinforced gypsum concrete

SHALL COMPLY WITH CBC CHAPTER 25.

Gypsum board and gypsum panel products shall conform

to the appropriate standards listed in CBC Table 2506.2.

Lathing and plastering materials shall conform to the

standards listed in Table 2507.2.

GYPSUM WALL BOARD PANELS SHALL BE TAPED AND FINISHED. ALL

JOINT & TAPE PRODUCTS SHALL BE APPLIED PER MANUFACTURER

CEMENT BOARD  SHALL BE USED UNDER ALL TILE APPLICATIONS.

water-resistant gypsum backing board should not be used

in the following locations per cbc 2509.3:

 1) over  vapor retarder IN SHOWER OR BATHTUB

COMPARTMENTS.

  2) Where there will be direct exposure to water or in

areas subject to continuous high humidity.

Water-resistant gypsum backing board shall be used as a

base for tile in water closet compartment walls when

installed in accordance with GA-216 or ASTM C840 and the

manufacturer's recommendations. Regular gypsum

wallboard is permitted under tile or wall panels in other

wall and ceiling areas when installed in accordance with

GA-216 or ASTM C840.

MECHANICAL & HVAC (AS APPLICABLE)

MECHANICAL DEVISES& ducting SHOWN ON DRAWINGS INDICATES

ARCHITECTURAL DESIGN INTENT ONLY. MECHANICAL

SUBCONTRACTOR TO MEET WITH OWNER'S FINAL APPROVAL AND/OR

REVISIONS.

CONTRACTOR TO PROVIDE OWNER MANUALS FOR ALL NEWLY

INSTALLED APPLIANCES  AND DEVICES SUCH AS: HEATING &

COOLING SYSTEMS, LIGHTING, SECURITY SYSTEMS, ETC.

INSTALLATION OF ALL LISTED EQUIPMENT SHALL BE INSTALLED PER

THE MANUFACTURERS SPECIFICATIONS; SPECS SHALL BE PROVIDED

TO THE FIELD INSPECTOR AT THE TIME of INSPECTION PER CMC

303.1

provide combustion air for fuel burning appliances per

cmc chapter 7 & cpc chapter 5.

a "bathroom" which contains a bathtub, shower, tub/shower

combination, shall be mechanically ventilated with an

exhaust fan that complies with cgbs 4.506 and shall

include the following:

- have a minimum ventilation rate of 50 cfm and be

energy star compliant and must be controlled by a

humidistat which shall be readily accessible.

- humidistat controls shall be capable of adjustment

between a relative humidity of 50% to 80%. the control

may be a separate component or integral to the

exhaust fan.

- all lighting shall be switched separately from

exhaust fan(s) or if fan is integral with lighting it shall

be possible for lighting to manually turned on and off

while allowing the fan to continue to operate for an

extended period.

all exhaust outlets shall maintain a 3'-0" clearance from

any operable opening.

waterheater(s), heat pump systems, and furnaces to be cec

certified. water heaters to have pressure & temperature

relief devices and discharge to outside per cbc 608.5.

PLUMBING Fixtures - WATER EFFICIENCY STANDARDS:

COMPLIANT WATER-CONSERVING PLUMBING FIXTURES SHALL BE

INSTALLED PER MONTEREY PENINSULA WATER MANAGEMENT

DISTRICTS (MPWMD) AND/OR per California energy commission

REQUIREMENTS:

- KITCHEN FAUCETS: 1.8 GPM @ 60 PSI, KITCHEN FAUCETS MAY

TEMPORARILY INCREASE THE MAX FLOW RATE, BUT NOT TO

EXCEED 2.2 GPM @ 60 PSI.

- LAVATORY FAUCETS: 1.2 GPM @ 60 PSI MAX, 0.8 GPM @ 20

PSI MIN.

- SHOWERHEAD: 1.75 GPM @ 80 PSI

- TOILETS: HIGH EFFICIENCY (HET): 1.28 GPF OR ULTRA-HIGH

EFFICIENCY (UHET): 0.8 GPF.

- HIGH EFFICIENCY CLOTHES WASHERS: 5.0 WATER FACTOR OR

LESS

- HIGH EFFICIENCY DISHWASHERS: 5.8 GPC

ALL PLUMBING FINISHES & TRIM TO BE SELECTED BY OWNER.

water closets and associated flushometer valves, iF any,

shall meet performance standards by a.n.s.i.s. a112.19.2 h&s

code, sect 17921.3 (b).

no under floor clean-out shall be located more than 20

feet from access door, trap door, or crawl hole per

cpc sect 707.10.

Tankless water heater notes:

install manual control valves on the inlet & outlet and use

removable unions or connections to facilitate maintenance

or service if necessary.

if water heater is installed in a closed water system, means

shall be provided to control thermal expansion.

an approved pressure relief valve must be installed on

the hot line out w/no check valves or control valves

between the unit and the relief valve.

The pressure relief valve must comply with the standard

for Relief Valves and Automatic Gas Shut-off Devices for

hot water supply systems ansi z21.22. (150 psi pressure

rated).

all soldering materials and piping must be compatible with

potable water.

Do not plug or install ant reducing fittings or other

restrictions to the relief line. The relief line should allow

complete drainage of the valve and line.

unit requires 120vac/60hz gfi.

a disconnect switch must be provided and installed for the

incoming 120vac power. this switch should be suitable for

outdoor use.

A 4" DIA VENT PIPE IS REQUIRED. DO NOT COMMON VENT THIS

APPLIANCE WITH ANY OTHER VENTED APPLIANCE. THE VENTING

SYSTEM MUST NOT EXCEED A LENGTH OF 35 FT. MINUS 5FT FOR

EVERY ELBOW. DO NOT USE MORE THAN 3 ELBOWS.

UNIT CAN BE VENTED EITHER UP AND OUT THE ROOF OR DIRECTLY

THROUGH A WALL. IF VENTING THRU WALL, USE A CATEGORY III VENT.

LOCATE VENT TERMINATOR TO ANSI Z223.1/NFPA 54 AND

APPLICABLE LOCAL CODES.

EQUIPMENT & ELECTRICAL NOTES:

ELECTRICAL and LIGHTING devices SHOWN ON DRAWINGS INDICATES

ARCHITECTURAL DESIGN INTENT ONLY. ELECTRICAL CONTRACTOR TO

MEET WITH OWNER'S FINAL APPROVAL AND/OR REVISIONS.

VERIFY PHONE & TV JACK LOCATIONS WITH OWNER PRIOR TO

INSTALLATION - TYPICAL.

CONTRACTOR TO PROVIDE OWNER MANUALS FOR ALL NEWLY

INSTALLED APPLIANCES  AND DEVICES SUCH AS: HEATING &

COOLING SYSTEMS, LIGHTING, SECURITY SYSTEMS, ETC.

INSTALLATION OF ALL LISTED EQUIPMENT SHALL BE PROVIDED TO

THE FIELD INSPECTOR AT tHE TIME oF INSPECTION PER CMC 303.1

ALL ELECTRICAL FIXTURES & APPLIANCES MAKE & MODELS PER

OWNER'S SPECIFICATIONS SHALL BE INSTALLED PER

MANUFACTURER'S SPECS AND SHALL COMPLY WITH 2019 CA

ENERGY CODE.

Installed luminaries shall be classified as high-efficacy or

low-efficacy for compliance with CEnC Section 150.0(k) in

accordance with TABLE 150.0-A or TABLE 150.0-B, as

applicable.

HYBRID LUMINARIES: When a high efficacy and low efficacy

lighting system are combined together in a single luminaire,

the high efficacy and low efficacy lighting systems shall

separately comply with the applicable provisions of

Section 150.0(k).

The Wattage and Classification of permanently installed

luminaires in kitchen shall be determined in accordance

with Section 130.0(c).

Ballasts for fluorescent lamps rated 13 watts or greater

shall be electronic and shall have an output frequency no

less than 20 kHz.

Permanently installed night lights and night lights integral

to installed luminaires or exhaust fans shall be rated to

consume no more than five watts of power per luminaire or

exhaust fan as determined in accordance with Section

130.0(c). Night lights shall not be required to be

controlled by vacancy sensors.

Lighting integral to exhaust fans shall meet the applicable

requirements of Section 150.0(k) EXCEPT Lighting installed

by the manufacturer in kitchen exhaust hoods.

Exhaust fans shall be switched separately from lighting

systems PER to Section 150.0(k)2B. EXCEPTION: Lighting

integral to an exhaust fan may be on the same switch as

the fan provided the lighting can be switched OFF in

accordance with the applicable provisions in Section

150(k)2 while allowing the fan to continue to operate for an

extended period of time.

No controls shall bypass a dimmer or vacancy sensor

function where that dimmer or vacancy sensor has been

installed to comply with Section 150.0(k).

Lighting controls shall comply with the applicable

requirements of Section 110.9.

the total rated wattage of permanently installed lighting

in kitchens shall be high efficacy.

BATHROOM RECEPTACLE OUTLETS SHALL BE SUPPLIED BY AT

LEAST ONE 20-AMP CIRCUIT. SUCH CIRCUITS SHALL HAVE NO OTHER

OUTLETS.

AT LEAST ONE LIGHT installed in BATHROOMS, attached and

detached garages, laundry rooms, and utility rooms shall

be high efficacy luminaires and controlled by vacancy

sensors.

Lighting installed in rooms or areas other than in kitchens,

bathrooms, garages, laundry rooms, and utility rooms

shall be high efficacy, or shall be controlled by either

dimmers or vacancy sensors EXCEPT Luminaires in closets

less than 70 sq. ft PER Sect. 150.0(k)7.

RESIDENTIAL OUTDOOR LIGHTING PERMANENTLY MOUNTED TO THE

DWELLING OR TO OTHER BUILDINGS ON THE SAME LOT SHALL BE

CONTROLLED BY A MANUAL ON AND OFF SWITCH AND CONTROLLED

BY A PHOTOCELL AND MOTION SENSOR OR BY PHOTO-CONTROL

AND AUTOMATIC TIME SWITCH CONTROL OR BY ASTRONOMICAL TIME

CLOCK CONTROL THAT AUTOMATICALLY TURNS THE OUTDOOR

LIGHTING OFF DURING DAYLIGHT HOURS OR BY AN ENERGY

MANAGEMENT CONTROL SYSTEM.

A receptacle outlet SHALL be installed IN kitchen and dining

area counter wall space 12" or wider so that no point is

more than 24", measured horizontally, from a receptacle

outlet. Exception: receptacle outlets are not required on

a wall directly behind a range, counter-mounted cooking

unit or sink.

A MINIMUM OF TWO 20 AMP SMALL APPLIANCE BRANCH CIRCUITS

SHALL BE PROVIDED FOR KITCHEN OUTLETS PER CEC 210.11C.1.

at least one additional 20-ampere branch circuit shall be

provided to supply the laundry receptacle outlet(s)

required by 210.52(F). This circuit shall have no other

outlets.

BATHROOM RECEPTACLE OUTLETS SHALL BE SUPPLIED BY AT

LEAST 1-20 AMP CIRCUIT.  SUCH CIRCUITS SHALL HAVE NO OTHER

OUTLETS.

ARC-FAULT CIRCUIT-INTERRUPTER PROTECTION.

ALL 1220-VOLT 15 AND 20 AMPERE OR BRANCH CIRCUITS

SUPPLYING OUTLETS INSTALLED IN DWELLING UNIT FAMILY ROMS,

DINING ROOMS, LIVING ROOMS, PARLORS, LIBRARIES, DENS,

BEDROOMS, SUNROOMS, RECREATION ROOMS, CLOSETS, HALLWAYS,

OR SIMILAR ROOMS OR AREA SHALL BE PROTECTED BY A LISTED

ARC-FAULT CIRCUIT INTERRUPTER COMBINATION-TYPE. GUESTROOMS

(210-18) AND GUEST SUITES THAT ARE PROVIDED WITH PERMANENT

PROVISIONS FOR COOKING SHALL HAVE AFCI [210-12(B)]

ground-fault circuit-interrupter protection required at;

bathrooms; garages and accessory buildings; outdoors;

crawl spaces; unfinished basements; kitchens; laundry;

utility and wet bars where the receptacle is within 6'-0" of

the outside edge of the sink [210-8(B)]

SMOKE DETECTORS:

verify existing smoke detectors or install new per below:

1. A smoke detector, approved and listed by the State

Fire Marshal pursuant to Section 13114, shall be

installed, in accordance with the manufacturer's

instructions.

2. Smoke alarms shall be installed in each sleeping room

and outside each separate sleeping area in the

immediate vicinity of the bedrooms (crc R314.3).

3. smoke alarms shall be interconnected in such a

manner that the activation of one alarm will activate

all alarms. The alarm shall be clearly audible in all

bedrooms over background noise levels with all

intervening doors closed (CRC R314.5).

4. Smoke alarms shall receive their primary power from

the building wiring provided that such wiring is served

from a commercial source and shall be equipped with

a battery backup. Smoke alarms shall emit a signal

when the batteries are low. Wiring shall be permanent

and without a disconnecting switch other than as

required for over-current protection (CRC R314.4).

exceptions:

1. Smoke alarms are permitted to be solely battery

operated in buildings that are not served from a

commercial power source.

2. Smoke alarms are permitted to be solely battery

operated in existing areas of buildings undergoing

alterations or repairs that do not result in the

removal of interior walls or ceiling finishes exposing

the structure, unless there is an attic, crawl space

or basement available which could provide access

for building wiring without the removal of interior

finishes.

CO2 DETECTORS/ALARMS:

Carbon monoxide alarms shall be listed as complying with

UL 2034 and be installed and maintained in  accordance with

NFPA 720 and the manufacturer’s instructions R315.1.

Carbon monoxide alarms required by Section R315.1 shall

be installed Outside of each separate dwelling unit

sleeping area in the immediate vicinity of the bedroom(s)

(crc R315.1.4).

Carbon monoxide alarms shall receive their primary

power from the building wiring where such wiring is served

from a commercial source and shall be equipped with a

battery back-up. Alarm wiring shall be directly

connected to the permanent building wiring without a

disconnecting switch other than as required for

over-current protection. (crc R315.1.2)

Exceptions:

1. In dwelling units where there is no commercial power

supply carbon monoxide alarms may be solely

battery operated

2. Other power sources recognized for use by NFPA

720 Where more than one carbon monoxide alarm is

required to be installed within the dwelling unit or

within a sleeping unit the alarm shall be

interconnected in a manner that activation of one

alarm shall activate all of the alarms in the

individual (crc R315.1.3).
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