
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 10 days from the date of this
by filing a written appeal with the Department of Community Planning & Building.

 
Planning Case #: Design Study 24018
 
Owner Name: DELLA CAVA COURTNEY C TR
 
Case Planner: Marnie R. Waffle, AICP, Principal Planner
 
Date Posted:  
 
Date Approved: 02/15/2024
 
Project Location: Crespi 2 SW of Mountain View
 
APN #: 010052031000 BLOCK/LOT: 103/3
 
Applicant: Karen Aitken, Landscape Architect
 
Project Description: This approval of Design Study application DS 24-018 (Della Cava) authorizes
the replacement of the driveway with new pavers, removal of the brick steps in the public right-of-
way, refacing the brick driveway retaining walls with stone, replacement of the front walkway and
steps to meet current building code and provide a safe path of travel to the elevated front entry,
landscape lighting, cable rail fence and gate (to compliment balcony railing) set back 15 feet from
the front property line, and replacement of the north side yard fence with a 6-foot tall grapestake-
style fence. The project is located on Crespi 2 southwest of Mountain View in the Single-Family
Residential (R-1) District. All work shall be completed as depicted in the plans prepared by Karen
Aitken & Associates Landscape Architecture & Design, stamped, approved, and on file in the
Community Planning & Building Department unless modified by the conditions of approval.
 
 
 
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 application DS 24-018 (Della Cava) authorizes the 

replacement of the driveway with new pavers, removal of the brick steps in the public right-of-
way, refacing the brick driveway retaining walls with stone, replacement of the front walkway 
and steps to meet current building code and provide a safe path of travel to the elevated front 
entry, landscape lighting, cable rail fence and gate (to compliment balcony railing) set back 15 
feet from the front property line, and replacement of the north side yard fence with a 6-foot tall 
grapestake-style fence. The project is located on Crespi 2 southwest of Mountain View in the 
Single-Family Residential (R-1) District. All work shall be completed as depicted in the plans 
prepared by Karen Aitken & Associates Landscape Architecture & Design, stamped, approved, 
and on file in the Community Planning & Building Department unless modified by the conditions 
of approval contained herein. 

2.  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 when such plans are submitted, such changes may require 
additional environmental review and subsequent approval by the Director. 

3.  Permit Validity. In accordance with CMC Section 17.52.170 (Time Limits on Approvals and 
Denials), a residential design study approval remains valid for a period of 12 months from the 
date of action. During this time, the project must be implemented, or the approval becomes void. 
Implementation is effected by erecting, installing, or beginning the installation of the 
improvement authorized by the permit, as determined by the Director. Extensions to this 
approval may be granted consistent with CMC 17.52.170.C. 

4.  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 
two weeks of the City being notified. A cease work order may be issued at 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 project 
will be reviewed for its compliance with the approved plans prior to the final inspection. 

5.  Exterior Lighting. Prior to the issuance of a building permit, the Applicant shall include in the 
construction drawings the manufacturer’s specifications, including illumination information, for 
all exterior light fixtures. All fixtures shall be shielded and down-facing. 
 
Exterior wall-mounted lighting shall be limited to 25 watts or less (incandescent equivalent or 
375 lumens) per fixture and shall be installed no higher than 10 feet above the ground or walking 
surface.  
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Landscape lighting shall not exceed 18 inches above the ground nor more than 15 watts 
(incandescent equivalent or 225 lumens) per fixture and shall be spaced no closer than 10 feet 
apart. Landscape lighting shall not be used as accent lighting, nor shall it be used to illuminate 
trees, walls, or fences. The purpose of landscape lighting is to safely illuminate walkways and 
entrances to the subject property and outdoor living spaces.  

6.  Stone Facades (including chimneys). Prior to the issuance of a building permit, the Applicant shall 
identify in the construction drawings the masonry pattern for all stonework. Stone facades shall 
be installed in a broken course/random or similar masonry pattern. Setting the stones vertically 
on their face in a cobweb pattern shall not be permitted. All stonework shall be wrapped around 
building corners and terminated at an inside corner or a logical stopping point that provides a 
finished appearance. Termination of stonework shall be subject to review and approval by the 
Community Planning & Building Director or their designee.  

7.  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 proceedings to attack, set aside, 
void, or annul any project approval. The City shall promptly notify the Applicant of any legal 
proceeding and 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 resolving 
all such actions by the parties hereto. 

8.  Driveway. Prior to the issuance of a building permit, the Applicant shall clearly identify on the 
construction drawings the driveway material and asphalt connection to the paved street edge. 
The driveway material shall be extended beyond the property line into the public right-of-way to 
connect to the paved street edge. A minimal asphalt connection at the street edge may be 
required by the Superintendent of Streets or the Building Official, depending on site conditions, 
to accommodate the drainage flow line of the street. If the driveway material is proposed to be 
sand set, a dimensioned construction detail showing the base material shall be included in the 
construction drawings. 

9.  Cultural Resources. Throughout construction, all activities 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 the 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 regarding origin and distribution pursuant to California Public 
Resources Code (PRC) Section 5097.98. 

10.  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 
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calendar days, prior to commencing that excavation or digging. No digging or excavation is 
authorized to occur on-site until the Applicant has obtained a Ticket Number and all utility 
members have positively responded to the dig request. (Visit USANorth811.org for more 
information) 

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

Landscape Conditions 
12.  Landscape Plan Required. Prior to the issuance of a building permit, the Applicant shall submit a 

landscape & irrigation plan within the construction plan set to the Building Safety Division for 
review and approval by the City Forester. The landscape plan will be reviewed for compliance 
with the landscaping standards contained in the Zoning Code, including, but not limited to, the 
following:  
 
1) All new landscaping shall be 75% drought-tolerant;  
2) Landscaped areas shall be irrigated by a drip/sprinkler system set on a timer; and 
3) The project shall meet the City’s recommended tree density standards unless otherwise 
approved by the City based on on-site conditions.  
 
The landscape plan shall identify where new trees will be planted when the City code, the Forest 
and Beach Commission, or the Planning Commission require new trees. 

13.  Tree Removal Prohibited. Throughout construction, the Applicant shall protect all trees identified 
for preservation by methods approved by the City Forester. Trees on or adjacent to the site shall 
only be removed upon the approval of the City Forester or Forest and Beach Commission. 

14.  Tree Protection Measures. Requirements for tree preservation shall adhere to the following tree 
protection measures on the construction site. 

• Prior to grading, excavation, or construction, the developer shall clearly tag or mark all 
trees to be preserved. 

• Excavation within 6 feet of a tree trunk is not permitted. 
• No attachments or wires of any kind, other than those of a protective nature, shall be 

attached to any tree. 
• Per Municipal Code Chapter 17.48.110, no material may be stored within the dripline of 

a protected tree, including the drip lines of trees on neighboring parcels. 
• 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 project's duration. 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 
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feet above the soil line outside of the fencing. 
• Structural Root Zone. The 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 grade shall be approved by the 
City Forester prior to work. Excavation within the Structural Root Zone shall be 
performed with a pneumatic excavator, hydro-vac at low pressure, or another method 
that does not sever roots. 

• If roots greater than 2 inches in diameter are encountered within the approved 
Structural Root Zone, the City Forester shall be contacted for approval to make any root 
cuts or alterations to structures to prevent roots from being damaged. 

• If roots larger than 2 inches 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, and mitigation measures have been put in place. 

15.  Foundation Work Near 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 due to construction activity, the building permit will be suspended, and all work 
stopped until an investigation by the City Forester has been completed. Six inches (6”) of mulch 
shall be evenly spread across the inside the dripline of all trees prior to the issuance of a building 
permit. 

Special Conditions 
16.  Conditions of Approval Acknowledgement. Prior to the issuance of a building permit, a completed 

Conditions of Approval Acknowledgment form shall be signed by the Property Owner, Applicant, 
and Contractor and submitted to the Building Safety Division.  

17.  Building Permit Required. Prior to commencing work on-site, the applicant shall apply for and 
obtain a building permit from the Community Planning & Building Department. 

 
Acknowledgment and acceptance of conditions of approval: 
 
 
______________________________  ___________________________ __________ 
Property Owner Signature   Printed Name    Date 
 
 
______________________________  ___________________________ __________ 
Applicant     Printed Name    Date 
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PLANTING NOTES
1. The contractor shall locate and verify the existence of all utilities prior to starting work.
2. The plant material locations are diagrammatic and subject to change in the field as 
directed by the Landscape Architect.
3. All plant material shall conform to the guidelines established by the current American 
Standard of Nursery Stock, published by The American Association of Nurserymen.
4. The plant count is for contractor's convenience.  In case of discrepancy, the plan shall 
govern.
5. All trees to be staked plumb unless otherwise noted.
6. All planted areas shall be free from rocks and debris greater than 2" in diameter.
7. Prior to the planting of any materials, compacted soils shall be transformed to a friable 
condition. On engineered slopes, only amended planting holes need meet this requirement;
8. Soil amendments shall be incorporated according to recommendations of the soil report 
and what is appropriate for the plants selected;
9. For landscape installations, compost at a rate of a minimum of four cubic yards per 
1,000 square feet of permeable area shall be incorporated to a depth of six inches into the 
soil. Soils with greater than 6% organic matter in the top 6 inches of soil are exempt from 
adding compost and tilling;
10. A minimum three inch (3″) layer of mulch shall be applied on all exposed soil surfaces 
of planting areas except in turf areas, creeping or rooting groundcovers, or direct seeding 
applications where mulch is contraindicated. To provide habitat for beneficial insects and 
other wildlife, up to 5 % of the landscape area may be left without mulch. Designated 
insect habitat must be included in the landscape design plan as such;
11. Stabilizing mulching products shall be used on slopes that meet current engineering 
standards;
12. Organic mulch materials made from recycled or post-consumer shall take precedence 
over inorganic materials or virgin forest products unless the recycled post-consumer 
organic products are not locally available. Organic mulches are not required where 
prohibited by local Fuel Modification Plan Guidelines or other applicable local ordinances.
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Refer to sheet L-5 for Details
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Garage

Kitchen

Bedroom

D.S.

D.S.

D.S.
H.B.

Chimney

(E) Gate

(E) Stone Ret.
Walls

(E) Stone Curb

(E) Grape
Stake Fence

(E) Gate

(E) Japanese Maple

D.S.

Nook

(E) Planter

(E) Stone Seat Wall

2 Steps

GFI

(E) Balcony

(E) Oak Tree

(E) Pines

0"

0"

Concrete Landing
 & Step Concrete Staircase

2

3

1190 SF Low
Water Drip

5

6

Replace (E) White Board Fence
6' High grape style fenceReplace (E) Grape Stake Fence

Rail

Existing Concrete
Step & Landing

Bark Mulch

(E) Slate
on Concrete

(E) Slate
on Concrete

(E) Patio of Slate
on Concrete

Cable & Iron Fence & Gate
 5'High ~ Refer to Sheet L-6

to Compliment (E) Balcony Railing

(E) Fountain Set on Ground
Without a Concrete Base

(E) Grapestake Fence
6' High

(E) Grapestake Fence
to be 4' High Max until
15' from Prop. Line

Proposed
Full Range Bluestone

over Concrete

Bark Mulch

Encroachment Permit may be
needed for Driveway if within
Public Utility Easement

Replace  
Concrete  Pavers

by CalStone
 for Driveway 

(E) Brick Ret. Wall
to be faced w/ Stone

Veneer

Replace Pavers
Within R.O.W. Driveway
to be MAX 14' Wide w/
Permeable Pavers to

30" Wide on each Side

(E) Patio Slate

Bark
Mulch

Concrete Curb
6" High

Concrete Curb
6" High

Slope

“I have complied with the criteria of the Water Conservation in 
Landscaping Ordinance and applied them accordingly for the efficient 

use of water in the landscape & irrigation design plan.”

IRRIGATION NOTES
1. Before beginning work, Contractor shall inspect the site. If any conditions exist that differ from what is shown on the 
plans and will affect the Contractor's work, notify the Owner or Landscape Architect
immediately.
2. This irrigation system is based on a minimum of 40 psi and 6 gpm. Prior to irrigation installation, ensure that gpm and psi 
requirements are met. If there is insufficient of either, contact the Landscape Architect
immediately.
3. Install all irrigation equipment in accordance with manufacturer's specifications.
4. Piping layout is diagrammatic. Irrigation equipment shown in paved areas are for legibility only and are to be installed in 
planting areas (except for sleeves).
5. All irrigation pipes under paving must be sleeved. Sleeves are only shown diagrammatically on the plan, and more may 
be needed than shown. All mainline pipes and control wires under paving are to be
installed in separate sleeves. Contractor is responsible to coordinate with other contractors to locate and install pipe sleeves 
under paving.
6. Flood trenches to compact backfill before final landscape grading.
7. The irrigation controller must be programmed within the days and hours established by any water conservation program 
adopted by the City of Carmel by the Sea.
8. The Contractor is responsible to create accurate, scaled, as-built drawing of the entire irrigation system. Three copies of 
the as-built drawings are to be given to the Owner before the project is complete.
9. Contractor to install automatic irrigation per these plans. Any discrepancies are to be brought to the attention of the 
Landscape Architect. Contractor is responsible for the successful, full operation of the
irrigation system.
An irrigation audit shall be completed by a Certified Landscape Irrigation Auditor after installation per the State Model Water 
Efficient Landscape Ordinance. The audit shall be provided to the Monterey County.
10. Contractor to review controller selection and controller and valve locations with Owner.
11. The Contractor is responsible to work with the Owner and Landscape Architect to create a maintenance schedule and 
complete the Certificate of Completion and Certificate of Installation in compliance with
the Model Water Efficient Landscape Ordinance. Karen Aitken & Associates -2023
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Color Indicates 
the Irrigated Area

Hydrozone 
Number (Valve)

100 SF Low 
Water Drip

Water Use 
(Low, Moderate or High) 

Refer to sheet L-4 for Details
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Tree Ring Irrigation 
Dripline w/ 0.9 drip emitters placed every 12 in. 
Inner ring 12" from plant. Outter ring 30" from plant. 
Place tie down every 4' in loam and 5' in clay. 

IRRIGATION KEY

C

Hunter ICZ-101-25-LF
Drip Control Zone Kit. 1" ICV Globe Valve with 1" HY100 filter 
system. Pressure Regulation: 25psi. Flow Range: .5-15 GPM.
150 mesh stainless steel screen.

Hunter Dripline HDL-06-12-CV 
Hunter Dripline w/ 0.9 GPH emitters every 12 in.
Dripline laterals spaced at 12" apart.  Install with Hunter PLD 
barbed or PLD-LOC fittings.

Hunter ACC-1200
12 to 42 Station Outdoor Modular Controller. No Module 
Required. High-End Commercial Use. Metal Cabinet.

WS
Hunter SOIL-CLIK
The Soil-Clik probe uses proven technology to measure
moisture within the root zone. When the probe senses that the 
soil has reached its desired moisture level, it will shut down 
irrigation, preventing water waste.

SS
Hunter Solar-Sync
Solar, rain freeze sensor with outdoor interface, connects to 
Hunter PCC, Pro-C, and I-Core Controllers, install as noted.
Includes 10 year lithium battery and rubber module cover, and 
gutter mount bracket. Wired.

Hunter HFS-150
Flow Sensor for use with ACC controller, 1-1/2" Schedule 40
Sensor Body, 24 VAC, 2 amp.

Irrigation Lateral Line: 1 in. PVC Class 200

Irrigation Mainline: 2 in. PVC Schedule 40

Pipe Sleeve: PVC Class 200
Typical pipe sleeve for irrigation pipe. Pipe sleeve 
size shall allow for irrigation piping and their 
related couplings to easily slide through sleeving 
material. Extend sleeves 18 inches beyond edges of 
paving or construction.

C

WS

SS

Concrete

15'-0"

Trash Bin Storage

(E) Staircase to be Removed

Proposed Steps to be
Acid Washed in Earth Tone

01-15-24
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4'-0"5'-0"5'-0"

5'
-0

"

3"

Steel Hinges

(E) House
Wall

Scale:3/4"= 1'-0"

12"

6"

2"

4' Wide Gate

42
"

Muzata 60" Post w/ base mount installation
Accessories Or Equal

2"x2" Tubular Steel Posts
Powdercoated Matt Black

2"x2" Tubular Steel Posts
& Rail Powdercoated Matt Black
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Muzata 60" Post w/ 
base mount installation
Accessories Or Equal

Courtyard Ground
Level

1"x2" Rail 

Muzata 1/8"
 Galvanized cable

Concrete  Footing 4"
 below grade min.

w/ 4# Rebar 

6" Risers & 12" Run
Light Broom Texture
Concrete Finish

Soil Subgrade & Scarified 12" 
compacted to at least 90% 
relative maximum density 

Step & Rail Detail
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