
PLANNING APPLICATION FOR NEW GARAGE

PROJECT INFORMATION

OWNERS : ANDREW AND MARGARET PAUL

ADDRESS : 10 CARMEL WAY
CARMEL BY THE SEA, CA 93923

CONSTRUCTION  TYPE: V-B

OCCUPANCY : MAIN HOUSE R3, GARAGE  AND ACCESSORY 
DWELLING UNIT U/RS

PROPOSED PARKING : TWO COVERED SPACES
FIVE  UNCOVERED SPACES

LEGAL DESCRIPTION : ASSRS MP WM CRAWFORD PROP 
EL PESCADERO RO & SEC11 T16S R1W DESC 
R119-332 EXC SCENIC EASMT & EXC POR DEEDED 
TO CRML CTY R1697-46 & EXC POR OUTSIDE CITY.

APN : 010-321-037-000

ZONING : R-1 - P
LOT SIZE : 1.9969 ACRES / 86,984 SQ. FT.

UTILITY INFORMATION: WATER SERVICE PROVIDED BY CAL-AM WATER 
COMPANY. SEWER SERVICE PROVIDED BY 
PG&E AND CARMEL AREA WASTEWATER DISTRICT

TREE REMOVAL : NONE

EARTHWORK                 :           MINOR CUT AND COMPACTED FILL REQUIRED

HOUSE BUILDING PERMIT #   :    BP17 – 228

CERTIFICATE OF OCCUPANCY  :   8 / 31 / 20
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CONSULTANTS:

STRUCTURAL:
CSILLA M. FOSS, SE
HOWARD CARTER ASSOCIATES, INC.
831.373.3119 X224
CFOSS@REDSHIFT.COM

CIVIL ENGINEER
RICHARD WEBER, PE, LS, QSD
WHITSON ENGINEERS
9699 BLUE LARKSPUR LANE, SUITE 105, MONTEREY,
CALIFORNIA 93940
831.649.5225
831.373.5065

CERTIFIED ARBORIST:
MAUREEN HAMB
849 ALMAR AVE
SUITE C#319
SANTA CRUZ CA 95060
831.234.7735
MAUREENAH@SBCGLOBAL.NET

GEOTECHNICAL ENGINEER:
HARO KUSUNICH & ASSOCIATES
116 EAST LAKE AVENUE
WATSONVILLE, CA
95076
831 722 4175

SITE

SITE

SCOPE OF WORK :

REMOVE ROOF AND TRELLIS FROM EXISTING MECHANICAL
BUILDING TO FREE UP FLOOR AREA FOR CONSTRUCTION OF A
NEW 518SF, 2 CAR GARAGE.  WORK REQUIRED MINOR
DEMOLITION OF STUCCO WALLS AND TRELLIS ROOF AT
MECHANICAL BUILDING, REPLACEMENT OF OLD BACKUP
GENERATOR, AND CONSTRUCT WOOD GATE TO MATCH GARAGE
DOORS TO SCREEN MECHANICAL SPACE.  NEW GARAGE OF
CARMEL STONE AND LIMESTONE TRIM TO MATCH EXISTING
HOUSE.  WOOD TRELLIS DETAILED AND PAINTED PALE GRAY TO
MATCH EXISTING HOUSE.  FLAT MEMBRANE ROOF OF DARK
GREEN TO MATCH SURROUNDING FOLIAGE.

THE GARAGE IS BUILT INTO THE GRADE SUCH THAT ONLY THE
NORTH ELEVATION  12' TO 14’ IS VISIBLE TO 10 CARMEL WAY
ONLY.  THE SOUTH ELEVATION IS ONLY 30” ABOVE GRADE
BELOW EXISTING 5’ HEDGES AND PAINTED DARK GREEN. THE
EAST ELEVATION IS COMPLETELY CONCEALED BY THE EXISTING
MECHANICAL BUILDING STUCCO WALLS AND TALL HEDGES.

THE GARAGE AND THE ADJACENT COURTYARD EXPANSION
RESULTED IN AN ADDITIONAL 608 SF IMPERMEABLE SURFACE.

MULTIPLE AREAS OF EXISTING STONE ON CONCRETE DRIVE AND
COURTYARD ARE PROPOSED TO BE DEMOLISHED AND REPLACED
WITH LANDSCAPE PERMEABLE AREAS WITH A TOTAL OF 608 SF
TO OFFSET THE PROPOSED EQUAL 608 SF OF NEW IMPERMEABLE
AREAS.

MINOR LANDSCAPE IMPROVEMENTS AT EAST END OF
COURTYARD INCLUDE ADDING DECORATIVE STONE BORDER
AND ADJUSTING LOW WALLS TO ALLOW FOR ENTRANCE INTO
GARAGE.

EXISTING FLOOR AREA CALC:

(E) MAIN HOUSE:
GROUND FLOOR:  6,598 SF +  SECOND FLOOR: 3,106 SF  =     9,704 SF

(E) GUEST HOUSE:
GROUND FLOOR:     811 SF  +  SECOND FLOOR:   626 SF  =     1,437 SF

(E) ATTACHED GARAGE:       701 SF

(E) MECHANICAL / STORAGE BUILDING.       518 SF
   

TOTAL EXISTING FLOOR AREA:  12,360 SF

PROPOSED ADDITIONS AND REDUCTIONS CALCS.

NEW 2 CAR GARAGE           518 SF

REMOVE ROOF FROM EXISTING
MECHANICAL / STORAGE BUILDING                (518 SF)

TOTAL PROPOSED MAIN HOUSE, GUEST HOUSE,
ATTACHED GARAGE AND NEW 2 CAR GARAGE          12,360 SF

BUILDING AND SITE COVERAGE

ITEM EXISTING PROPOSED CHANGE

TOTAL FLOOR AREA SF 12,360 12,360   0

FLOOR AREA RATIO  (FA/SITE) 14.2% 14.2% 0%

BUILDING FOOTPRINT SF 9,796 9,796 0

BUILDING COVERAGE  (BF/SITE) 10.0% 10,0%    0%

IMPERVIOUS COVERAGE 10,196 10,196 0

SEMI IMPERVIOUS COVERAGE 2,346 2,346  0

TOTAL COVERAGE 12,542 12,542 0

NOTES:
SEE PLANNING FILE #DS17-065  &  BUILDING PERMIT #BP17-228
REGARDING APPROVAL OF EXISTING COVERAGE AND FAR

IN THE CURRENT PLAN THERE IS NO CHANGE TO FLOOR AREA OR FAR.  WE REMOVED THE
ROOF FROM EXISTING MECHANICAL BUILDING (-518 SF) AND APPLIED IT TO THE NEW
ROOFED 2 BAY GARAGE BUILDING.  THE PROPOSED 608 SF OF IMPERVIOUS AREA
(HARDSCAPE) IS BEING OFFSET BY 608 SF OF NEW PERVIOUS AREA (LANDSCAPED)
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EXISTING HOUSE SITE PLAN

SCALE 1"=20'-0"

WEST OCEAN FRONT LAWN AND LANDSCAPE

EAST GARDEN COURTYARD

ENTRY-PARKING COURTYARD

KITCHEN TERRACE

FIRE PIT

SPA

ENTRY-BRIDGE AND DRIVE

EXISTING PATH AND STEPS TO BEACH

GRILL AREA

01
A1.1

EXISTING 8'-0" HIGH RETAINING WALL

EXISTING MECHANICAL BUILDING WITH BACKUP GENERATOR
STUCCO WALLS 8'-10" HIGH AND HEAVY TIMBER WOOD TRELLIS ROOF

EXISTING SITE WALLS

EXISTING DRIVEWAY

NOTE:

SEE SHEET A1.2 & A1.3 FOR ALL BUILDING DIMENSIONS

SEE SHEET A2.0 & A2.1 FOR ALL BUILDING DIMENSIONS & HEIGHTS

AutoCAD SHX Text
8"CYP

AutoCAD SHX Text
8"CYP

AutoCAD SHX Text
12"CYP

AutoCAD SHX Text
42"CYP

AutoCAD SHX Text
28"CYP

AutoCAD SHX Text
26"CYP

AutoCAD SHX Text
22"CYP

AutoCAD SHX Text
 30" PINE

AutoCAD SHX Text
 32" PINE

AutoCAD SHX Text
N



R O B E R T   J O Y C E   A R C H I T E C T U R E

  &  L A N D S C A P E   D E S I G N

T E N  C A R M E L  W A Y -  N E W  G A R A G E
D R A W I N G   I S S U E

NO. DATE

D R A W I N G   I S S U E
NO. DATE

C A R M E L ,  C A L I F O R N I A  9 3 9 2 1
1 8/10/21 PLANNING APPLICATION SET

PLANNING APPLICATION SETwww.robertjoycearchitecture.com A 1.1

PROPOSED GARAGE SITE PLAN

SCALE 1"=20'-0"

WEST OCEAN FRONT LAWN AND LANDSCAPE

EAST GARDEN COURTYARD

ENTRY-PARKING COURTYARD

KITCHEN TERRACE

FIRE PIT

SPA
ENTRY-BRIDGE AND DRIVE

EXISTING PATH AND STEPS TO BEACH

GRILL AREA

PROPOSED 2 CAR ENCLOSED GARAGE

01
A1.3

EXISTING MECHANICAL BUILDING WITH BACKUP GENERATOR, GAS, ELECTRICAL PANELS
STUCCO WALLS 8'-10" HIGH, FLOOR 2' BELOW GRADE. (REMOVED ROOF -  OPEN TO ABOVE)

NEW GARAGE
AREA
518SF

NEW COURTYARD LAYOUT

OPEN
MECHANICAL

AREA
(518SF)

NOTE:

SEE SHEET A1.2 & A1.3 FOR ALL BUILDING DIMENSIONS

SEE SHEET A2.0 & A2.1 FOR ALL BUILDING DIMENSIONS & HEIGHTS
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EXISTING HOUSE SITE PLAN  DETAIL
WITH AREAS OF DEMOLITION

SCALE 1
8 "=1'-0"

ENTRY-PARKING COURTYARD

ENTRY-BRIDGE AND DRIVE

EXISTING 8'-0" HIGH RETAINING WALL

01
A2.0

EXISTING MECHANICAL BUILDING WITH BACKUP GENERATOR
STUCCO WALLS 8'-10" HIGH AND HEAVY TIMBER WOOD TRELLIS ROOF
TOTAL FLOOR AREA= 518 SF
(REMOVE TRELLIS ROOF)

REMOVE EXISTING RETAINING
WALL DUE TO PARTIAL FAILURE

REMOVE FENCE WALL, 5'-10" HIGH

REMOVE FENCE WALL, 5'-0" HIGH

REMOVE TRELLIS ROOF

REMOVE LANDSCAPE WALL, 4'-0" HIGH

REMOVE LANDSCAPE WALL, 4'-0" HIGH

PARTIAL REMOVAL OF
TERRACE DECK AND WALL

REMOVE STONE PAVING AND STAIRS

ENCLOSED MECHANICAL BUILDING

EXISTING STONE ON CONCRETE TO BE
REPLACED WITH LANDSCAPE
279 SF TOTAL

NOTE:

SEE SHEET A1.2 & A1.3 FOR ALL BUILDING DIMENSIONS

SEE SHEET A2.0 & A2.1 FOR ALL BUILDING DIMENSIONS & HEIGHTS

REMOVE HARDSCAPE 69 sf

REMOVE HARDSCAPE 260 sf  TOTAL
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PROPOSED HOUSE SITE PLAN
DETAIL

SCALE 1
8 "=1'-0"

EXISTING ENTRY-PARKING COURTYARD
BLUE STONE ON CONCRETE

ENTRY WOOD BRIDGE AND DRIVE

EXISTING BACKUP GENERATOR & MECHANICAL ENCLOSURE
STUCCO WALLS - NOW OPEN

PROPOSED 2 CAR GARAGE
518 SF

01
A2.0

MECH
518 SF

EXISTING 2 CAR GARAGE

PERMEABILITY KEY

ADDED IMPERMEABLE AREAS =    608sf

ADDED PERMEABLE AREAS          =    608sf

EXISTING MECH BUILDING SETBACKS
FROM PREVIOUS SINGLE PARCEL OWNER
SURVEYED 2/5/21

TOTAL IMPERMEABLE AREA - PERMEABLE AREA  =       0sf

NEW GARAGE SET BACK
SURVEYED 2/5/21

EXISTING PLANTED AREAS TO BE
REPLACED WITH HARDSCAPE

NEW BLUESTONE TO MATCH EXISTING

PROPOSED 4'-0" HIGH WALLS TO MATCH EXISTING

OPEN TO ABOVE

OPEN TO ABOVE

FAR SWAP

MECHANICAL AREA W/O ROOF =    518sf

GARAGE AREA WITH ROOF           =    518sf

NOTE:

SEE SHEET A1.2 & A1.3 FOR ALL BUILDING DIMENSIONS

SEE SHEET A2.0 & A2.1 FOR ALL BUILDING DIMENSIONS & HEIGHTS

ORIGINAL MECHANICAL BOLDING 12" MASONRY
WALL TO BE REPLACED WITH 2X6 WOOD FRAMED

WALL FOR NEW GARAGE

LANDSCAPE AREA: 134sf

LANDSCAPE AREA: 145sf

LANDSCAPE AREA: 69sf
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UP
UP
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UP 8
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 10

UP 3

UP 2

UP 2

MAIN HOUSE                       = 6,598 sf

GUEST HOUSE                     =    811 sf

ATTACHED GARAGE:          701 sf

MAIN HOUSE:                     6,598 sf

GUEST HOUSE:                      811 sf

MECHANICAL BUILDING:  518 sf

TOTAL:                                 8,628 sf

ATTACHED GARAGE         =    701 sf

MECHANICAL BUILDING =    518 sf
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EXISTING HOUSE GROUND FLOOR PLAN
AREA CALCULATIONS

SCALE 1
8 "=1'-0"

AutoCAD SHX Text
WASHER

AutoCAD SHX Text
DRYER

AutoCAD SHX Text
DRYER

AutoCAD SHX Text
WASHER
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MASTER BEDRM

BALCONY

CLOSET

BALCONY

HALLMASTER SITTING 
HALL

WC

SHWR

WC

GUEST BEDRM #3

HALL

BALCONY

MASTER  BATHRM

CLOSETCLOSET STAIR HALL

GUEST BEDRM #2

CLO

BATHRM #2

BALCONY

BALCONY

BATHRM #3

GUEST BEDRM #5

GUEST BATH #5

BALCONY 

GUEST BEDRM #4
15'-10"x14'-5"

18'-6"x12'-0"

15'-0"x15'-0"

18'-0"x12'-6"

20'-3"x16'-0"

15'-6"x22'-6"
OPEN TO LIBRARY BELOW  

 F.F.
46'-1 1/2"

 F.F.
46'-1 1/2"

AREA = 778 sf AREA = 2,328 sf

AREA =    626 sf

HOUSE SECOND FLOOR:  3,106 sf

GUEST HOUSE:                      626 sf

TOTAL:                                 3,732 sf
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EXISTING HOUSE SECOND FLOOR PLAN
AREA CALCULATIONS

SCALE 1
8 "=1'-0"
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EXISTING MECHANICAL BUILDING
& RETAINING WALL
PLANS & ELEVATIONS

SCALE 1
4 "=1'-0"

MECHANICAL BUILDING
TRELLIS ROOF ABOVE

RETAINING WALL

TERRACE AT 2ND FLOOR

TERRACE
AT 2ND FLOOR

ROOF

EXISTING PIER

LOCATION OF
OLD  PIER

NEW  PIER

FOUNTAIN CL

NORTH - SOUTH  CROSS SECTION AT MECHANICAL BUILDING 
SCALE: 1/4"=1'-0"01

MECHANICAL BUILDING & RET. WALL PLAN
SCALE: 1/4"=1'-0"02

NORTH ELEVATION
SCALE: 1/4"=1'-0"03

TRELLIS ABOVE

TERRACE AT 2ND FLOOR

9'

14'

9'

1'

10'

RETAINING WALLMECHANICAL BUILDING
STUCCO WALL / TRELLIS ROOF

8'9'

1'

24

 SECTION AT RETAINING WALL 
SCALE: 1/4"=1'-0"04

1

EXISTING RETAINING WALL
IN FAILING CONDITION

MECHANICAL BUILDING

8'

2'

10'

EXISTING MECHANICAL BUILDING IS 516sf OF ENCLOSED SPACE
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PROPOSED GARAGE PLANS &
ELEVATIONS

SCALE 1
4 "=1'-0"

2 CAR GARAGE
518sf

TERRACE
AT 2ND FLOOR

ROOF

FOUNTAIN CL

NORTH - SOUTH  CROSS SECTION AT GARAGE
SCALE: 1/4"=1'-0"1

PROPOSED GARAGE PLAN
SCALE: 1/4"=1'-0"3

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

TERRACE AT 2ND FLOOR

12'-6"

14'-6"

11'

8'-6"x11'-0"
WALL WITH

WOOD
PANELS TO

MATCH
DOORS

(NORTH) FACE OF WALL SET POINT 'A'
FOR NORTH SIDE OF COLUMNS

14'

12' 12' 12'

CL CL CL CL

'B' SET POINT EAST EDGE OF COLUMN ON
EDGE OF STAIR

MECHANICAL AREA
518 SF

22'

20'

12'

19'

SIDE/WEST WALL SET BY CENTERLINE OF COLUMN
*WHICH IS SET BY EASY END GIVING 'A'

8'-6"x11'-0"
DOOR

8'-6"x11'-0"
DOOR

TOP OF TRELLISLINE OF WALL BEHIND TRELLIS

41

2 CAR GARAGE
12'-6"

14'

EXISTING PIER

LOCATION OF
OLD  PIER

NEW  PIER

5

12'-6"

5'-8"

WEST ELEVATION
SCALE: 1/4"=1'-0"5

MATCH EXISTING TRELLIS AND COLUMNS OF HOUSE

MATCH EXISTING CARMEL STONE OF HOUSE

MATCH EXISTING LIMESTONE MATERIAL OF HOUSE

CROSS SECTION AT OPEN MECH BLDG 
SCALE: 1/4"=1'-0"2

2

MECHANICAL AREA

STONE AND WOOD SCREEN
WALL & GARDEN TRELLIS

TRELLIS

2'

10'
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MISSION
LANDSCAPING

P.O. BOX 875
PACIFIC GROVE

CALIFORNIA  93950
P 831 373 8293
F 831 373 2283

www.missionlandscaping.com
email:

missionlandscaping@me.com

Landscape & General 
Contractors C27 & B 392291

Landscape Architecture
CA Lic #5806

Project:

Revisions:

Drawing Title:

Date:

Scale:

Drawn By:

Page Number:

© Mission Landscaping Inc. 2021

EXISTING LANDSCAPE

EXISTING LANDSCAPE

EXISTING LANDSCAPE

EXISTING LANDSCAPE

EXISTING LANDSCAPE

EXISTING LANDSCAPE

EXISTING LANDSCAPE

EXISTING LANDSCAPE

EXISTING LANDSCAPE

EXISTING SHRUB

EXISTING SHRUB
BUX GRE

BUX GRE

BUX GRE

PIT CRA

PRU CAR

PIT CRA

OLE EUR

LEP LAV

SYMBOL BOTANICAL NAME COMMON NAME QUANTITY SIZE WUCOLS

BUX GRE Buxus ‘Green Beauty’ Green Beauty Boxwood 70 5 gal Low

LEP LAV Leptospermum laevigatum Australian Tea Tree 6 24” Box Low

OLE EUR Olea europea ‘Montra’ Little Ollie 8 5 gal Low

PIT CRA Pittosporum crassifolium Karo 15 5 gal Low

PRU CAR Prunus caroliniana Carolina Cherry 3 48” Box Low

BASE PLANS BY ROBERT JOYCE ARCHITECTURE AND LANDSCAPE DESIGN

Landscape Plan

01/31/22

1”=8’0”

PW

L1.0

01/31/22

07/31/23

Andrew Paul
10 Carmel Way

Carmel-By-The-Sea, CA

LANDSCAPING STATEMENT:

I PATRICK WILSON CERTIFY THAT THIS LANDSCAPING AND 
IRRIGATION PLAN COMPLIES WITH ALL CITY OF CARMEL-BY-THE-SEA  
LANDSCAPING REQUIREMENTS INCLUDING USE OF NATIVE, 
DROUGHT TOLERANT, NON-INVASIVE SPECIES; LIMITED TURF; 
AND LOW-FLOW, WATER CONSERVING IRRIGATION FIXTURES

I HAVE COMPLIED WITH THE CRITERIA OF THE ORDINANCE AND 
APPLIED THEM FOR THE EFFICIENT USE OF WATER IN THE 
LANDSCAPE DESIGN PLAN.

      

SCOPE OF WORK:
THIS IS THE ADDITION OF PLANT MATERIAL AROUND THE GARAGE
PROJECT.  ALL PLANTS WILL BE CONNECTED TO THE EXISTING DRIP
IRRIGATIONS SYSTEM.

PROJECT INFORMATION:

OWNER   ANDREW PAUL
   
SITE    10 CARMEL WAY
    CARMEL-BY-THE-SEA, CA 93921.

APN    010-321-037  

TOPOGRAPHY   SLOPING

TREE REMOVAL  NO

GRADING   SEE CIVIL SHEET

XERISCAPE PRACTICES:

1. LOW WATER USE, DROUGHT TOLERANT PLANTS
2. WATER CONSERVING IRRIGATION TECHNIQUES AND SYSTEMS
3. DRIP IRRIGATE ALL PLANT MATERIAL
4. INSTALLATION OF RAIN SENSOR

BUILDING DEPARTMENT NOTES:

PERMITS & INSPECTIONS:

THE CONTRACTOR SHALL OBTAIN ALL REQUIRED INSPECTIONS FOR 
THE WORK AND GIVE THE OWNER TIMELY NOTICE OF INTENT TO EACH 
INSPECTION.

CODES:

ALL MATERIAL, WORKMANSHIP AND METHODS OF CONSTRUCTION 
SHALL CONFORM TO THE APPLICABLE REQUIREMENTS OF THE UBC 
AND LOCAL BUILDING CODES.

NO POTABLE WATER MAY BE USED FOR COMPACTION OR DUST 
CONTROL PURPOSES IN CONSTRUCTION ACTIVITIES WHERE THERE 
IS A REASONABLY AVAILABLE SOURCE OF RECLAIMED WATER.

CONTRACTOR TO USE AUTO SHUT-OFF NOZZLES ON ANY WATER 
HOSES USED ON THE PROJECT.

LAYOUT NOTES:
ANNOTATED DIMENSIONS TO TAKE PRECEDENCE OVER SCALED 
DRAWINGS.

FIRE SAFETY NOTES:
ALL NON IRRIGATED BRUSH TO BE KEPT AT GROUND LEVEL FOR AN
AREA OF 50’ SURROUNDING THE PROPOSED RESIDENCE.

TREES TO BE CLEARED OF DEAD LIMBS WITHIN A 50’ RADIUS OF THE 
PROPOSED RESIDENCE.  ANY TREE LIMBS WITHIN 10’ OF A CHIMNEY 
WILL BE REMOVED.

PLANTING NOTES:

ALL LANDSCAPE AREAS SHALL BE CONTINUOUSLY MAINTAINED 
IN A LITTER FREE, WEED FREE CONDITION AND ALL PLANT 
MATERIAL SHALL BE CONTINUOUSLY MAINTAINED IN A HEALTHY 
GROWING CONDITION.

STAKING:
STAKING SHALL BE PROVIDED FOR TREES AND SHRUBS AS NEEDED. 
TIES TO BE LOCATED AND SIZED TO ALLOW FOR EXPANSION AND 
GROWTH.

MULCHING:
SPREAD 3” OF MULCH OVER ALL EXPOSED PLANTING AREAS

COMPOST MINIMUM OF 4 CUBIC YARDS PER 1,000SQFT OF PERMEABLE
AREA TO A DEPTH OF 6”

ALL COMPACTED SOILS TO BE TRANSFORMED TO FRIABLE CONDITION
BEFORE PLANTING.

STAGING:
WHEN STAGING PLANT MATERIAL ON SITE INSTALL A TEMPORARY 
DRIP LINE AS NEEDED.

SOIL AMENDMENT TO BE ADDED TO PLANTED ARE AS NEEDED
FOR PLANT MATERIAL.

SOIL AMENDMENT TO BE NITRIFIED REDWOOD SAWDUST.
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