CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION
SPECIAL MEETING AGENDA

Special Meeting

City Hall

East Side of Monte Verde Street
Between Ocean & Seventh Avenues

A. CALL TO ORDER AND ROLL CALL

October 20, 2015
Wednesday

Tour: 2:15 p.m.
Meeting: 4:00 p.m.

Commissioners: Don Goodhue, Chair
Michael LePage, Vice-Chair
Keith Paterson
Jan Reimers
lan Martin

TOUR OF INSPECTION

Shortly after 2:15 p.m., the Commission will leave the Council Chambers for an on-site
Tour of Inspection of all properties listed on this agenda (including those on the
Consent Agenda). The Tour may also include projects previously approved by the
City and not on this agenda. Prior to the beginning of the Tour of Inspection, the
Commission may eliminate one or more on-site visits. The public is welcome to follow
the Commission on its tour of the determined sites. The Commission will return to the
Council Chambers at 4:00 p.m. or as soon thereafter as possible.

ROLL CALL

PLEDGE OF ALLEGIANCE

ANNOUNCEMENTS/EXTRAORDINARY BUSINESS

APPEARANCES

Anyone wishing to address the Commission on matters not on the agenda, but within
the jurisdiction of the Commission, may do so now. Please state the matter on which
you wish to speak. Matters not appearing on the Commission agenda will not receive
action at this meeting but may be referred to staff for a future meeting. Presentations
will be limited to three minutes, or as otherwise established by the Commission Chair.
Persons are not required to give their name or address, but it is helpful for speakers to
state their name in order that the Secretary may identify them.

Planning Commission Meeting Agenda — Special Meeting
October 20, 2015
1



CONSENT AGENDA

Items placed on the Consent Agenda are considered to be routine and are acted upon by

the Commission in one motion.

There is no discussion of these items prior to the

Commission action unless a member of the Commission, staff, or public requests specific
items be discussed and removed from the Consent Agenda. It is understood that the staff
recommends approval of all consent items. Each item on the Consent Agenda approved
by the Commission shall be deemed to have been considered in full and adopted as

recommended.

1. Consideration of draft minutes from September 9, 2015 Planning Commission
Regular Meeting (minutes to be provided at the meeting)

2. Consideration of draft minutes from September 23, 2015 Planning Commission

Special Meeting

3. BD 15-356 (Ward)
Susan and Burton Ward
Beach Bluff Pathway along Scenic

PUBLIC HEARINGS

Consideration of a Public Bench and Plaque
Donation and Coastal Development Permit
application (BD 15-356) for the installation of a new
public bench

If you challenge the nature of the proposed action in court, you may be limited to raising
only those issues you or someone else raised at the public hearing described in this
notice, or in written correspondence delivered to the Planning Commission at, or prior to,

the public hearing.

DR 14-36/UP 14-20 (Carmel Sands)
Mark and Susan Stilwell

NE Corner of San Carlos & 5"

Blk: 50, Lots: 13-20 & south %2 of 12
APNs: 010-131-025; 010-131-026

DS 15-105 (Corradini)

Robert Carver, AIA

4 parcels SE of 9" on Scenic Rd.
Block: A2, Lot: Spt.of Lot 7 & N

pt. of Lot 8
APN: 010-302-010

Consideration for the Reissuance of Design Review,
Use Permit, and Coastal Development Permit
applications for the redevelopment of the Carmel
Sands hotel located in the Service Commercial (SC)
Zoning District (New planning application case
numbers: DR 14-36 and UP 14-20).

Consideration of special conditions associated with
the approval of a Design Study (DS 15-105)
application for the construction of a new residence
located in the Single-Family Residential (R-1), Park
Overlay (P), and Beach and Riparian (BR) Overlay
Zoning Districts
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DS 15-283/RA 15-307 (Burgess)
Robert & Patricia Burgess

2928 Franciscan Way

Blk: 9A; Lot: 28

APN: 009-371-029

DS 15-053 (Blincoe)

Joshua Stewman, Homelife Design
Casanova Ave., 5 SW of 8" Ave.
Block: I, Lot: S 11

APN: 010-263-004

DS 15-339 (Shannon)

Carl and Dianne Shannon

Monte Verde St. 3 NW of 4th Ave
BIk: Il; Lots: North %2 of Lot 9 &
South ¥2 of 11

APN: 010-223-032

DS 15-327 (Carlson)

Cathryn Carlson

NW Corner of Ocean Avenue and
Carpenter Street

Blk: 64; Lots: South %2 0f 2,4 &5
APN: 010-033-006

DS 15-269 (Trailer)

Zach Trailer

Camino Real 2 NW of 9"
Blk: O; Lot: 15

APN: 010-264-002

DS 15-349 (O’Day)

Robert Littell

SE Corner of 4™ and Casanova
Block: EE, Lot: 42

APN: 010-214-028

UP 15-317 (Il Tegamino)
Levett Properties

S/s of Ocean Ave., between Lincoln &

Monte Verde
Blk: 74, Lot: 5 & 6
APN: 010-201-009

Consideration of Design Study (DS 15-283)

and Reasonable Accommodation (RA 15-307)
applications for alterations to an existing residence
located in the Single Family Residential (R-1-C-6)
Zoning District

Consideration of Design Study (DS 15-053) for the
construction of a new 200 square foot carport in the
front setback, a new front fence, and site coverage
alterations at a property located in the Single-Family
Residential (R-1) Zoning District

Consideration of an application for revisions to an
approved Design Study (DS 14-90) for the
construction of a new residence located in the
Single-Family  Residential (R-1) Zoning and
Archaeological  Significance Overlay  Zoning
Districts (New planning application case number:
DS 15-339).

Consideration of an application for revisions to an
approved Design Study (DS 13-146) for exterior
siding changes on an existing residence located in
the Single-Family Residential (R-1) District (New
planning application case number: DS 15-327).

Consideration of Concept Design Study (DS 15-269)
for the construction of a new single-family residence
located in the Single-Family Residential (R-1)
Zoning District.

Consideration of a Design Study (DS 15-349)
application for the construction of a detached garage
in the front and side-yard setbacks of a property
located in the Single Family Residential (R-1)
Zoning District

Consideration of a Use Permit (UP 15-317)
application to allow live music from an existing
restaurant located in the Residential and Limited
Commercial (RC) Zoning District
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11. City of Carmel-by-the-Sea

10. UP 15-334 (Silver from the Consideration of Appeal (APP 15-334) of an

Himalayas) administrative denial of a Business License (BL 15-
Dennis Joshi 326) for a new jewelry store located in the Central
Blk: 76, Lot: 12 Commercial (CC) Zoning District

APN: 010-146-011

Commercial Zoning District consider potential amendments to the

Appointment of a subcommittee to study and

City

Municipal Code restaurant definitions (Oral staff

report to be provided at meeting)

DIRECTOR’S REPORT

1. Update from the Director
2. Discussion of the next few Planning Commission meeting dates

SUB-COMMITTEE REPORTS

1. Presentation of Draft Document from Modern Subcommittee

ADJOURNMENT

The next meeting of the Planning Commission will be:
November, 2015 (Date to be determined at meeting)

The City of Carmel-by-the-Sea does not discriminate against persons with disabilities.
Carmel-by-the-Sea City Hall is an accessible facility. The City of Carmel-by-the-Sea
telecommunications device for the Deaf/Speech Impaired (T.D.D.) Number is 1-800-735-
2929.

The City Council Chambers is equipped with a portable microphone for anyone unable to
come to the podium. Assisted listening devices are available upon request of the
Administrative Coordinator. If you need assistance, please advise the Planning
Commission Secretary what item you would like to comment on and the microphone will
be brought to you.

NO AGENDA ITEM WILL BE CONSIDERED AFTER 8:00 P.M. UNLESS
AUTHORIZED BY A MAJORITY VOTE OF THE PLANNING COMMISSION. ANY
AGENDA ITEMS NOT CONSIDERED AT THE MEETING WILL BE CONTINUED
TO A FUTURE DATE DETERMINED BY THE COMMISSION.

Any writings or documents provided to a majority of the Planning Commission regarding
any item on this agenda will be made available for public inspection in the Planning &
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Building Department located in City Hall, east side of Monte Verde between Ocean & 7%
Avenues, during normal business hours.

AFFIDAVIT OF POSTING

I, Marc Wiener, Acting Community Planning and Building Director, for the City of Carmel-by-
the-Sea, DO HEREBY CERTIFY, under penalty of perjury under the laws of the State of
California, that the foregoing notice was posted at the Carmel-by-the-Sea City Hall bulletin
board, posted at the Harrison Memorial Library on Ocean and Lincoln Avenues and the Carmel
Post Office and distributed to members of the media on October 13, 2015.

Dated this 13th day of October 2015 at the hour of 1:00 p.m.

Marc Wiener
Acting Community Planning and Building Director
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CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION SPECIAL MEETING - MINUTES
SEPTEMBER 23, 2015

CALL TO ORDER AND ROLL CALL FOR TOUR OF INSPECTION

PRESENT: Commissioners: Reimers, Paterson, LePage, Martin-onsite and Goodhue
ABSENT: NONE
STAFF PRESENT: Marc Wiener, Interim Community Planning & Building Director

Ashley Hobson, Contract Planner
Cortina Whitmore, Planning Commission Secretary

TOUR OF INSPECTION

The Commission convened at 2:45 p.m. and then toured the following sites:

* Rio Park/Larsen Field Pathway Project; City of Carmel-by-the-Sea,
Block: US Lot: 38 N
» UP 15-188 ; SE Corner of Ocean and Mission, Block: 78; Lots: ALL
« UP 15-286 (Barmel); San Carlos 2 NE of 7" Ave., Block:77 Lot: 16 ( If necessary)
» UP 15-261 (Carmel Chocolate Factory); Dolores 4 SE of Ocean Ave.,
Block: 76: Lot: 12

ROLL CALL
Chairman Goodhue called the meeting to order at 4:00 p.m.

PLEDGE OF ALLEGIANCE

Members of the audience joined Commission Members in the Pledge of Allegiance.

ANNOUNCEMENTS/EXTRAORDINARY BUSINESS

Commissioner Reimers noted large video screens visible to sidewalks in town and
notified Interim Director, Marc Wiener and Code Compliance Officer, Al Fasulo.
Commissioner Reimers expressed she would like to review and clarify city codes
regarding this matter.

APPEARANCES

There were no appearances.
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CONSENT AGENDA

Items placed on the Consent Agenda are considered to be routine and are acted upon by
the Commission in one motion. There is no discussion of these items prior to the
Commission action unless a member of the Commission, staff, or public requests specific
items be discussed and removed from the Consent Agenda. It is understood that the staff
recommends approval of all consent items. Each item on the Consent Agenda approved
by the Commission shall be deemed to have been considered in full and adopted as
recommended.

1. Consideration of draft minutes from July 8, 2015 Regular Meeting
2. Consideration of draft minutes from July 29, 2015 Planning Commission Special
Meeting

Commissioner Reimers moved to approve ltem G.1. Motion was seconded by Vice
Chair LePage, and carried on a 5-0-0 vote as follows:

AYES: COMMISSIONERS: PATERSON, MARTIN, REIMERS, LEPAGE AND
GOODHUE
NOES: COMMISSIONERS: NONE

ABSENT: COMMISSIONERS: NONE
ABSTAIN: COMMISSIONERS: NONE

Vice Chair LePage moved to approve ltem G.2. with correction Commissioner
Reimers was not present. Motion was seconded by Commissioner Paterson, and
carried on a 4-0-1 vote as follows:

AYES: COMMISSIONERS: PATERSON, MARTIN, LEPAGE, AND
GOODHUE

NOES: COMMISSIONERS: NONE

ABSENT: COMMISSIONERS: NONE

ABSTAIN: COMMISSIONERS: REIMERS

Commissioner Reimers recused herself from Public Hearing items: UP 15-188
(Hahn Winery), UP 15-261 (Carmel chocolate Factory), Item #3: Determination of
the City’s three permitted Drinking Places, and UP 15-286 (Barmel) due to
proximity to family business. Commissioner Reimers left the Planning Commission
meeting at 5:24 p.m.

PUBLIC HEARINGS

UP 15-188 (Hahn Winery) Consideration of Use Permit (UP 15-188) to establish a
David Peartree retail wine shop with wine tasting as an ancillary use in
SE Corner of Ocean and Mission an existing commercial space located in the Central

Block: 78, Lots: All
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APN: 010-086-006 Commercial (CC) Zoning District

Marc Wiener, Interim Community Planning & Building Director/Senior Planner,
presented the staff report and summary of proposed Use Permit.

Speaker #1: David Peartree, Co-Applicant, appeared and noted availability to respond to
questions from the Commission.

Speaker #2: John McCormack, commercial realtor provided brief presentation and
outlined the proposed use permit.

Speaker #3: Tony Baldini, President of Hahn Winery reiterated intent as a wine tasting
establishment. Mr. Baldini quoted from letters of support from Hahn Winery neighbors
and business partners. Mr. Baldini answered questions from the Commission and
clarified Hahn Winery has an OT License.

Chair Goodhue opened the public hearing.

Speaker #4: Gail Spear, General Manager of Carmel Plaza expressed her support for
Hahn Winery to enter the Carmel Plaza and noted Hahn will compliment Wrath Winery
already located in the Plaza.

Speaker #5: Jonathan Sapp stated Hahn Winery is an excellent wine maker and
commended the Carmel Plaza’s attempt to increase the Plaza’s occupancy. Mr. Sapp
noted previous denials to wine tasting establishments due to the proposed locations
falling south of Ocean Ave. Mr. Sapp expressed his desire to see the Planning
Commission remain consistent and deny UP 15-188 (Hahn Winery) based on the
proposed location.

Speaker #6: Kim Stemler, President of the Monterey County Vintners & Growers
Association expressed her support for Hahn Winery and the Use Permit. Ms. Stemler
added Hahn Winery is a great community partner and will represent Carmel well.

Speaker #2: Mr. McCormack clarified that wine tasting establishment locations are
encouraged south of Ocean, not required and noted more retail space located on south of
Ocean.

Mr. Wiener clarified the Tudor Winery Use Permit Application was denied in part due to
the proposed location, south of Ocean Ave. and the physical size of the location did not
allow for a retail component and proper storage. Mr. Wiener listed the reasons for the
Franscioni Winery Use Permit denial as; location south of Ocean Ave. and high number
of other drinking establishments in the proposed location area.

Seeing no other speakers, Chair Goodhue closed the public hearing.
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The Commissioners held discussion in regards to UP 15-188 (Hahn Winery). Vice Chair
LePage and Chair Goodhue commented that each application is reviewed on its own
merits and expressed that UP 15-188 (Hahn Winery) is consistent with City guidelines.
The Commission is in agreement that a tasting room in the Carmel Plaza will help
mitigate multiple drinking establishments in close proximity to one another.

Commissioner Paterson moved to approve UP 15-188 (Hahn Winery) subject to the
special conditions listed in the staff report. Motion seconded by Vice Chair LePage,
and carried on a 4-0-1 vote as follows:

AYES: COMMISSIONERS: MARTIN, LEPAGE, PATERSON AND
GOODHUE

NOES: COMMISSIONERS: NONE

ABSENT: COMMISSIONERS: NONE

ABSTAIN: COMMISSIONERS: REIMERS

UP 15-261 (Carmel Chocolate Factory) Consideration of a Use Permit (UP 15-261)

Hariom & Sons Inc. application for the establishment of a specialty food

SIOIOIieS?g SLE ;)flgcean Ave. store (Carmel Chocolate Factory) at a property
ock: 76, Lot: : : _

APN: 010-146-011 :gicsaiciegt in the Central Commercial (CC) Zoning

Ashley Hobson, Contract Planner, presented the staff report for UP 15-261 (Carmel
Chocolate Factory) which was continued from the August 12, 2015 Planning
Commission meeting. Ms. Hobson highlighted the design changes the Applicants made
to the proposed use permit and provided a material board sample for the Commissioners
to review.

Speaker #1: Derek Etow, Applicant addressed issues from the previous Planning
Commission meeting regarding the environmental issue noted at the August 12, 2015
Planning Commission meeting. Mr. Etow noted an Environmental Assessment Phase |1
study on the building was completed and proved to be negative in all aspects. Mr. Etow
clarified the interior design changes; to remove the barrels and replace with island
displays and granite countertops.

Speaker #2: Dennis Joshi, Owner, clarified the chocolate products that will be available
for purchase and reiterated chocolate products will not be manufactured in the retail
location.

Chair Goodhue opened the public hearing.

Seeing no other speakers, Chair Goodhue closed the public hearing.

The Commission held discussion. Vice Chair LePage noted the Applicant and Owner
complied with the Commission’s request to upgrade the design quality. Commissioner
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Martin agreed with Vice Chair Le Page’s comments. Commissioner Paterson expressed
he does not believe the proposed Carmel Chocolate Factory is appropriate in the
requested location. Chair Goodhue agreed that the Applicant responded to the
Commission’s comments and commended staff efforts to assist the owner in the design
changes; however Chair Goodhue believes the proposed Carmel Chocolate Factory is not
consistent with Carmel’s atmosphere and the adjoining land uses. Chair Goodhue cited
that he could not adopt Findings #2, 4, and 6.

Vice Chair LePage moved to accept UP 15-261 (Carmel Chocolate Factory) as
presented subject to the special conditions listed in the staff report. Motion seconded
by Commissioner Martin, and carried on a 2-2-1 vote as follows (Use Permit

Denied):

AYES: COMMISSIONERS: MARTIN, LEPAGE

NOES: COMMISSIONERS: PATERSON, GOODHUE

ABSENT: COMMISSIONERS: NONE

ABSTAIN: COMMISSIONERS: REIMERS

City of Carmel-by-the-Sea Determination of the City’s three permitted Drinking
Commercial District Places

Marc Wiener, Senior Planner/ Interim Planning and Building Director presented the staff
report and staff recommendations to establish three permitted drinking places. Mr.
Wiener clarified the City Municipal Code which defines a drinking place as a “business
serving beverages for consumption on the premises as a primary use and including on-
sale service of alcohol including beer, wine and mixed drinks.” Staff recommends A.W.
Shucks, Sade’s and Barmel as the three permitted drinking places. Mr. Wiener answered
questions from the Commissioners.

Chair Goodhue opened the meeting to the public.

Speaker #1: Jonathan Sapp noted he addressed the determination of three permitted
drinking places in the past with a previous Planning Manager and stated no determination
was ever made. Mr. Sapp also noted that in regards to UP 15-286 (Barmel) the hours of
operation should not be considered in the decision process to establish Barmel as one of
the three permitted drinking places.

Speaker #2: Gabriel Georis, Owner of Barmel gave brief history of the previous Use
Permits at the current Barmel location.

Seeing no other speakers, Chair Goodhue closed the public hearing.
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The Commission held discussion. Commissioner LePage clarified Carmel’s intent to
limit the number of drinking places. Commissioner Martin expressed concern over the
lack of food available to purchase after late night drinking. Commissioner Paterson and
Chair Goodhue expressed they are in agreement with Commissioners Martin and LePage.

Vice Chair LePage moved to accept staff’s designation of the three drinking places
as: A.W. Shucks, Sade’s and Barmel. Motion seconded by Commissioner Paterson,
and carried by the following vote 4-0-1:

AYES: COMMISSIONERS: MARTIN, LEPAGE, PATERSON,
GOODHUE

NOES: COMMISSIONERS: NONE

ABSENT: COMMISSIONERS: NONE

ABSTAIN: COMMISSIONERS: REIMERS

UP 15-286 (Barmel) Consideration of a Use Permit Amendment (UP 15-

Gabriel Georis 286) application to extend the hours of operation for

San Carlos 2 NE of 7" Ave. an existing restaurant/bar located in the Central

Block 77; Lot 16 Commercial (CC) Zoning District.

APN: 010-141-005

Marc Wiener, Senior Planner presented the staff report and provided brief history of the
location and use permits. Staff recommends the approval of UP 15-286 (Barmel) to
extend the hours of operation until 2 a.m. and noted a six month review period as part of
the conditions of approval. Mr. Wiener clarified current closing hours for A.W. Shucks,
Sade’s and Barmel.

Chair Goodhue opened the public hearing.

Speaker #1: Gabriel Georis, Applicant, requested the Commission approve the Use
Permit to allow Barmel to extend its hours of operation until 2 a.m. The Applicant noted
his positive relationship with the Carmel Police Department and Chief Calhoun. Mr.
Georis also noted that Barmel is located in a non-residential area and the adjacent
restaurant Mundaka is open until 11:00 p.m. to allow for convenient food service.

Speaker #2: Jonathan Sapp noted inconsistencies in closing hours and drinking
establishments not in compliance with city codes. Mr. Sapp spoke in favor of Mr. Georis
as a responsible operator and supports the Use Permit to extend Barmel’s closing hours.

Speaker #3: Mr. Russell Lefev, spoke in favor of Mr. Georis and noted extending
Barmel’s hours of operation is a good way to keep visitors in town.

Seeing no other speakers, Chair Goodhue closed the public hearing.
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Marc Wiener clarified Code Compliance Officers will enforce violations.

The Commission held discussion. Commissioner Paterson stated a 2:00 a.m. closing is
appropriate for Barmel as one of the established permitted drinking places. Vice Chair
LePage agrees with Commissioner Paterson and noted the absence of complaints from
Barmel and the six month review as part of the conditions of approval. Commissioner
Martin asked for clarification regarding special condition #8. Discussion was held in
regards to what type of food will be available for purchase from the menu until closing.

Speaker #1: Mr. Georis answered further questions from the Commission. Mr. Georis
expressed his willingness to work with Staff to determine the extent of menu food that
will be available for purchase until closing.

Vice Chair LePage motioned to accept application UP 15-286 (Barmel) with
conditions of approval except condition #8 amended to state the majority of food
from the menu will be available for purchase during drinking hours except during
the first and last hours of operation and to delete condition #10. Motion seconded by
Commissioner Paterson and carried on a 4-0-1 vote as follows:

AYES: COMMISSIONERS: MARTIN, LEPAGE, PATERSON,
GOODHUE

NOES: COMMISSIONERS: NONE

ABSENT: COMMISSIONERS: NONE

ABSTAIN: COMMISSIONERS: REIMERS

. Rio Park/Larson Field Pathway Project Public Hearing to Receive Oral Comments on the

City of Carmel-by-the-Sea Draft Environmental Initial Study and Proposed
Block: US, Lot: 38N Mitigated Negative Declaration for the Rio
APN: 009-531-003 Park/Larson Field Shared Use Trail

Commissioner Reimers returned to Planning Commission meeting at 5:50 p.m.
Chair Goodhue opened the public hearing.

Speaker #1: Brian Roseth, Consultant from Monterey Bay Planning Services provided
summary on the Draft Environmental Initial Study and Proposed Mitigated Negative
Declaration for the Rio Park/Larson Field Shared Use Trail and the review process. Mr.
Roseth noted environmental comments received oral or written will be addressed after the
30-day comment period closes October 11, 2015 at 4:00 p.m.

Speaker #2: Tim Vaughn, Carmel resident asked Mr. Roseth to clarify what is planned
for Rio Park other than the trail.

Speaker #1: Mr. Roseth noted there are not any plans for Rio Park at this time.
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Commissioner Reimers asked Mr. Roseth whether Commissioners are allowed to
comment on the Rio Park/Larson Field Project.

Speaker #2: Mr. Roseth advised the Commission on the protocol if they identify errors
that need to be corrected or an area that is weak and can potentially make the City
vulnerable. Mr. Roseth advised the Commission to identity the issue however not to
make comments on the value of the project or express personal opinions on the project
prior to all the information being presented.

Chair Goodhue closed the public hearing.

DIRECTOR’S REPORT

1. No Director’s Report.

2. Mr. Wiener reminded the Commission of next Planning Commission meeting
scheduled October 14, 2015. Commissioners held discussion regarding upcoming
Planning Commission meetings.

SUB-COMMITTEE REPORTS

Commissioner Reimers announced the Ad-hoc Committee for the North Dunes will have
a workshop scheduled September 30, 2015. The Committee will meet at the corner of San
Antonio and Ocean at 4:00 p.m. to walk the dunes with the Botanist and Forester and
hold discussion at City Hall approximately around 5:00 p.m. Chair Goodhue stated the
Reroof Committee is in the process of creating a list of locations to view roofing options
and will provide list to Commission when available.

ADJOURNMENT

There being no further business, Chair Goodhue adjourned the special meeting at 6:06
p.m.

The next meeting of the Planning Commission will be:
Wednesday, October 14, 2015, at 4:00 p.m. — Regular Meeting

SIGNED:

Donald Goodhue, Planning Commission Chair
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ATTEST:

Cortina Whitmore, Planning Commission Secretary
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

October 20, 2015

To: Chair Goodhue and Planning Commissioners

From: Marc Wiener Acting Community Planning and Building Director
Submitted by: Christy Sabdo, Contract Planner

Subject: Consideration of a Public Bench and Plaque Donation and Coastal

Development Permit application for the installation of a bench on the
Beach Bluff Pathway along Scenic Road, south of Santa Lucia Ave.

Recommendation:

Approve the installation of a new bench at the proposed location for BD 15-356 on the Beach
Bluff Pathway along Scenic Road, south of Santa Lucia Ave.

Application: BD 15-356 (Ward) APN: N/A, City ROW
Block: N/A Lot: N/A
Location: West Side of Scenic Ave., south of Santa Lucia Ave.

Applicant: Burton and Susan Ward Owner: City of Carmel-by-the-Sea

Background and Project Description:

The City allows funds for public benches to be donated to the City along with a small memorial
plague on a limited basis. The applicant, Burton and Susan Ward, is proposing to donate funds
for a public bench and plague to be located on the Beach Bluff Pathway along Scenic Road
south of Santa Lucia (See Attachment D). The proposed bench is in memorial of the applicants’
son, Timothy Ward.

The Beach Bluff Pathway experiences a high amount of foot traffic, and the benches are an
important pathway amenity. The installation of additional benches has been discussed among
staff, Forest and Beach Commission, and Planning Commission over the past several years.
Currently there are approximately 27 benches between 8™ Avenue and the southern City limits.
A map of all current benches is included as Attachment B.

In July 2011, City Forester Mike Branson presented a staff report to the Forest and Beach
Commission that included sixteen potential locations for new benches along Scenic Road (see
Attachment A). The Forest and Beach Commission was asked to review these locations and
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recommend a subset of these locations for acceptable future bench locations. The Forest and
Beach Commission selected five sites between 8™ Avenue and the southern City limits as
appropriate sites for future benches with the acknowledgement that final approval of new
bench sites is at the discretion of the Planning Commission. A map of the five sites
recommended by the Forest and Beach Commission is included as Attachment B. The five
locations came before the Planning Commission on October 8, 2014 as part of an application to
review a bench proposal for the Fronterhouse Memorial Bench (BD 14-01). At that time, the
Planning Commission did not provide direction to approve all of the proposed bench locations.

The location proposed by the applicant for a new bench correlates with Location #16 on
Attachment B: Scenic Road Bench Map. This location was previously recommended by the
Forest and Beach Commission as an acceptable future location.

Staff Analysis:

Staff has reviewed the proposed dedication and determined that it meets the requirements as
a memorial donation to the City. Timothy Ward was a resident of Carmel-by-the-Sea for eight
years, and is remembered by businesses and residents for his sense of humor. An article
honoring Timothy Ward and describing his relation to the City of Carmel-by-the-Sea is included
as Attachment F.

The proposed design is for a standard-style bench with redwood boards on top of stone
columns as depicted in the photograph included as Attachment E. Staff notes that a log-style
bench could be used as an alternative design. Site photographs of the proposed bench location
are included as Attachment C, while an aerial photograph of the proposed location is included
as Attachment D. As noted above, the proposed location, Location #16, conforms to one of the
six sites for future benches recommended by the Forest and Beach Commission. Staff asks that
the Planning Commission consider the appropriateness of this site along the Scenic Pathway.

Alternatives:

If there are concerns about the siting of this bench, the Commission could provide direction on
a suitable alternative location or the Commission could deny the application. The Commission
could also direct staff to work with the applicant to find a more suitable location. The
Commission may also have concerns about the proposed style of the bench and could provide
direction to the application or could direct staff to work with the applicant to find an alternative
style of bench.

Environmental Review:

The proposed project is categorically exempt from CEQA requirements, pursuant to Section
15303 (Class 3) of the State CEQA Guidelines— Construction or modification of a limited number
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of new or existing small structures. The proposed bench does not present any unusual
circumstances that would result in a potentially significant environmental impact.

ATTACHMENTS:

e Attachment A —July 28, 2011 Forest and Beach Commission Staff Report
e Attachment B —2014 Scenic Road Bench Map

e Attachment C - Site Photographs

e Attachment D — Aerial Photograph

e Attachment E — Proposed Bench Style

e Attachment F — Timothy Warm Memorial Article



Attachment A - Staff Report, July 28, 2011

MEMORANDUM

TO: Tom Leverone, Chairperson
Members of the Forest and Beach Commission

FROM: Mike Branson, City Forester
DATE: 28 July 2011

SUBJECT: Provide the Planning Commission a Recommendation on Potential New
Bench Locations along the Scenic Road Pathway

The City of Carmel Planning Commission is responsible for the approval of any new
bench that is to be placed on city property including proposals along the Scenic Road
pathway. The Planning Commission has asked the Forest and Beach Commission to look
at the pathway and make a recommendation to them on possible sites that are appropriate
for future bench locations. The Planning Commission still has the responsibility to review
and approve or deny applications for new benches.

At the May meeting, commissioners reviewed the proposed bench location maps and the
16 sites that had some agreement of being possible sites. After discussion the commission
determined a site visit would be appropriate before approving a specific location. I have
attached the master map of the possible locations and a simple breakdown of the number
of locations for each blopk.

Eighth to Ninth — three locations

Ninth to Tenth — one location

Tenth to Eleventh — four locations

Eleventh to Twelfth — two locations

Twelfth to Thirteenth — four locations

Thirteenth to Santa Lucia — one location

Santa Lucia to Martin — one location
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Chairperson LEVERONE opened and closed the public hearing. No appearances.
Conuments form the Commission; Better signage needed and increased enforcement, no action taken,
- 2. Reueivepresmtaﬁononaproposaltohlﬁldacommunityga:deninkioPuk.

JohnSappgavehispresentaﬁonregardingaoommunityGardminRioPark. Martha Moxrill handed out 2
hard copy of the presentation.

No public comments,

It was moved by Cheitperson LEVERONE and seconded by Commissioner HORNIK to approve the
conceptual idea of a Community Garden in Rio Park. The motion carried by the following roll call vote:

AYES: FORD, HORNIK, LEVERONE
NOES: BOARDMAN

ABSTAINED: NONE

ABSENT: KADIS

3. Provide the Planning Commission a recommendation on potential new bench locations along the Scenic
Road Pathway,

Mike Branson, City Forester gave his presentation.
Chairperson LEVERONE opened and closed the public hearing. No public present.
. Following discussion, a vote will be made on each block (see exhibit):

,l/égenickoadbetwams"‘mdiiﬂ‘: ('I‘hreepossiblebmchlocaﬁonsBmch#listheBmchstaﬂingat
8" Avenue)
Bench #1 - YES: Ford, Leverone, NO: Boardman, Hornik Z2-2-
Bench #2 - YES! Ford, Leverone, NO: Boardman, Homik 2.-2
Bench #3 - NO: Boardman, Ford, Homik, Leverone o- 4

~2 Scenic Road between 9™ and 10%, (One possible location)
Bench #4 - YES: Homik; NO: Boardman, Ford, Leverone [ -3

3. Scenic Road between 10™ and 11%. (Four possible bench locations) O
ABench #5 - NO: Boardman, Hornik, Ford, Leverone H-
Bench #6 “YES: Boardman, Homik, Ford; NO: Leverone % -

=YES: Boardman,Homik,Ford,Levemne(l\dustbeeastofpﬁﬂlway—sueetside) e
/Bmh #8 - YES: Ford, NOES: Boardman, Homik, Leverone _
-3
4. Scenic Road between 11™ and 12® (Two possible locations)
YES: Boardman, Ford, Hornik, Leverone - P
Bgnth #10 -YES: Boardman; NOES: Ford, Homik, Leverone |- 3

- o
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5. Scenic Road betwoen 12" and 13®, (Four possible locations) - ¢
Béfich #11 - NO: Boardman, Ford, Hornik, Leverone
ench #12) YES: Yes, Boardman, Ford, Leverone; NO: Hornik (North of wall, west side of path)
- NO: Boardman, Ford, Hornik, Leverone e

Befich #14 - NO: Boardman, Ford, Homik, Leverone b-Y
&= Scenic Road between 13% and Santa Lucia. {One possible location) 0~ /
Bench #15- NO: Boardman, Ford, Homik, Leverone g- o

7. SantaImandCityLimits L{-— o
Bench #16 3 Boardman, Ford, Homik, Leverone (Must be on street side)
ed ; - 0 - »

AYES: BOARDMAN, FORD, HORNIK, LEVERONE
NOES: NONE
ABSTAINED: NONE
ABSENT: KADIS

4. Review and provide comments to the Planning Commission on locating a cigarette butt collector box
near the Del Mar restroom.

It was moved by Chairperson LEVERONE and seconded by Commissioner FORD to forward comments and
recommendation to the Planning Commission as requested;

Comments are zs follows: Who will be responsible for emptying the box?
Who will be responsible for cleaning the box?
Concerned about smoldering fires inside the box.
Concerned about the smell of the box.
Concemed that if the ashes fortheboxaredmnpedintothetrash, this may
cause a fire hazard,

Recommendation: Allow the butt collector box for a six month trial bases,

The motion carried by the following roll call vote:

AYES: BOARDMAN, FORD, LEVERONE
NOES: HORNIK
'ABSTAINED: NONE

ABSENT: KADIS
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Attachment B — 2014 Scenic Road Bench Map

Scenic Road Bench Map 2014
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Attachment C - Site Photographs

Bench Location #16 (Location recommended by FB Commission), south of Santa Lucia Ave.
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Attachment D — Aerial Map

* Proposed Location #16

(O Existing Benches

Proposed Location
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Attachment E — Proposed Bench Style

Proposed Bench Style - Redwood bench and back with stone supports
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

October 20, 2015

To: Chair Goodhue and Planning Commissioners
From: Marc Wiener, Acting Community Planning and Building Director
Subject: Consideration for the Reissuance of Design Review, Use Permit, and

Coastal Development Permit applications for the redevelopment of the
Carmel Sands hotel located in the Service Commercial (SC) Zoning District
(New planning application case numbers: DR 14-36 and UP 14-20).

Recommendation:

Reissue the Design Review (DR 14-36), Use Permit (UP 14-20), and associated Coastal
Development Permit subject to the attached findings and conditions of approval

Application: DR 14-36/UP 14-20 APN: 010-131-025 and 010-131-026
Location: NE corner of San Carlos and 5% Ave
Block: 50 Lots: 13-20 & south % of 12

Applicant/Property Owners: Mark and Susan Stilwell

Background and Project Description:

The Carmel Sands Lodge is an existing hotel located at the northeast corner of San Carlos Street
and Fifth Avenue. The lodge consists of three buildings and includes 42 hotel rooms and a 120-
seat restaurant. The site also includes a surface parking lot and a swimming pool.

On July 14, 2010, the Planning Commission approved a hotel redevelopment project at this site
and adopted a Mitigate Negative Declaration. The project included the following elements:

e 42 hotel rooms in four buildings

e Intra-block walkway and interior courtyard
e Two retail spaces

e Limited use restaurant

e 64-space underground garage

e Day spa facility
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The project approval was appealed to the City Council by a Carmel citizen with concerns. The
City Council upheld the Planning Commission’s decision and denied the appeal on November 2,
2010. The City Council adopted revised project findings at a subsequent meeting on December
7, 2010. The City Council’s approval included the original project conditions, with amendments
to Special Conditions #45 and #46. Re-formatted project findings and conditions from the
Council approval are included as Attachments A and B respectively. For additional background,
the July 14, 2010 Planning Commission staff report is included as Attachment C.

On November 14, 2012, the Planning Commission approved a two-year time extension for the
project. The time extension has now expired, and the applicant is requesting that the project
permits be re-issued. A staff analysis of the time extension and permit re-issuance is included
in the following section.

Staff analysis:

Permit Re-Issuance: The Planning Commission granted a two-year time extension of the Design
Review, Use Permit, and Coastal Development permits for this project on November 14, 2012.
Pursuant to Municipal Code Section 17.52.170.C, the criteria for evaluating a time extension is
whether the conditions surrounding the original approval have changed, or whether the
General Plan, Municipal Code, or Local Coastal Plan Program have been amended in any
manner that would cause the approvals to be inconsistent with these plans or codes. The
Planning Commission approved the time extension in November 2014, since no conditions
pertinent to the original approval had changed.

The Planning Commission may extend a permit through a time extension once. If more time is
needed beyond the time extension, the applicant must seek a re-issuance of the Planning
permits. Since the time extension has expired, the applicant has applied for a re-issuance of the
project permits to keep the permits active. For a re-issuance of the permits, the property
owner is required to mail and hand-deliver a public notice to neighboring properties, pursuant
to the public noticing requirements identified in Municipal Code Section 17.52.110.

Staff notes that because this would be a re-issuance of the permits, as opposed to a time
extension, the Planning Commission is not bound by previous decisions on this project.
However, for re-issued permits staff typically relies on previous analysis in making
recommendations. Staff supports the request to re-issue the Design Review, Use Permit, and
associated Coastal Development Permit, as the conditions surrounding the original approval
have not changed. The project findings and conditions have been re-formatted and are
included as attachments to this staff report.
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Demolition Permit: The Design Review approval would require the demolition of the existing
hotel. Staff notes that the demolition permit would be issued by the Building Safety Division
along with the building permit.

Environmental Review: The City Council adopted a Mitigated Negative Declaration for the
project approval on November 2, 2010. That document evaluated the environmental impacts
of the project and is still valid. There are no new circumstances or project revisions that require
supplemental CEQA analysis.

ATTACHMENTS:

e Attachment A — Findings for Approval

e Attachment B — Conditions of Approval

e Attachment C — PC staff report (7/14/10)
e Attachment D — Project Plans
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Attachment A
CITY OF CARMEL-BY-THE-SEA

CITY COUNCIL

FINDINGS FOR DECISION
Originally Adopted by City Council on 12/7/10

DR 14-36/UP 14-20

Mark and Susan Stilwell

Carmel Sands

NE Cor. San Carlos & 5%

Block 50, Lots 13-20 & south % of 12
APN: 010-131-025 and 010-131-026

PROJECT DESCRIPTION:

Consideration for the Reissuance of Design Review, Use Permit, and Coastal Development
Permit applications for the redevelopment of the Carmel Sands hotel located in the Service
Commercial (SC) Zoning District (New planning application case numbers: DR 14-36 and UP
14-20).

FINDINGS OF FACT:
1. This site is 32,997 square feet in size and is comprised of ¥ of lot 12 and all of lots 13-
20 of Block 50 in the Service Commercial (SC) District of Carmel-by-the-Sea.

Evidence
e City of Carmel-by-the Sea property file and Monterey County Assessor’s
records.

e Official Zoning Map of Carmel-by-the-Sea.

2. This site is developed with a 42-unit inn known as the Carmel Sands Lodge and
includes a 120-seat full service restaurant.

Evidence
e City of Carmel-by-the Sea property file and business license records.

3. The existing buildings on the site are not considered historically significant. The City
issued a Determination of Ineligibility for listing on the City’s Historic Inventory on 1
September 2006.

Evidence

e Determination of Ineligibility dated 1 September 2006.
e Letter dated 17 August 2010 from Preservation Consultant Kent Seavey.
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4.

The property owner submitted an application for the demolition of the existing inn
and the construction of a new 57-unit inn on 21 March 2008.

Evidence
e Application Materials on file at City Hall.

The City circulated an Initial Study(IS)/Mitigated Negative Declaration(MND) for the
project in accordance with the California Environmental Quality Act (CEQA) from 13
November 2008 through 3 December 2008.

Evidence
e Draft IS/MND dated 10 November 2008.
e Notice of Intent filed with Monterey County Clerk on 11/12/2008.
e Carmel Pine Cone Public Notice.

The Planning Commission reviewed the IS/MND on 10 December 2008 and continued
the project to a future meeting.

Evidence
e Planning Commission Minutes for 12/10/2008.

The applicant subsequently revised the project to reduce the number of rooms to 42,
which necessitated the preparation of a new IS.

Evidence
e Application materials on file at City Hall

The City prepared a revised IS/MND based on the new project description and
circulated it from 4 November 2009 through 24 November 2009. The IS/MND
identified 20 Mitigation Measures to address potentially significant impacts.

Evidence
e |S/MND dated 11/2/20089.
e Notice of Intent filed with Monterey County Clerk on 11/5/2009.
e Carmel Pine Cone Notice.

Ten comments were submitted during the public comment period. Staff issued a
“Response to Comments” on 9 December 2009 responding to questions and concerns
raised in comment letters.
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10.

11.

12.

13.

14.

Evidence
e Comment letters on file at City Hall.
e Planning Commission Packet dated 12/9/09.

On 9 December 2009 and again on 10 February 2010 the Planning Commission
determined that the IS/MND was adequate for the project and that no substantial
evidence existed that the project might have a significant effect on the environment.

Evidence
e Planning Commission Minutes for 12/9/2009 and 2/10/2010.

On 10 March 2010 the Planning Commission accepted the Design Concept for the
project and determined that the proposed scale, massing and site design were
appropriate for the project. The Commission also determined that the proposed mass
and scale of the project was consistent with other inns in the City and with existing
structures in the vicinity.

Evidence
e Planning Commission Minutes for 3/10/2010.
e Planning Commission Staff Report and Attachments dated 3/10/2010.

On 10 March 2010 the Planning Commission determined that the requested height
exceptions for the tower elements that exceed 30-feet in height were appropriate for
the project and consistent with the Municipal Code.

Evidence
e Planning Commission Minutes for 3/10/2010.
e CMC Section 17.14.150.B.

On 14 July 2010 the Planning Commission approved all project permits and adopted a
MND.

Evidence

e Planning Commission Staff Report and Attachments dated 7/14/2010.
e Planning Commission Minutes for 7/14/2010.

An appeal of the Planning Commission’s decision to adopt an MND and approve the
project was filed by Barbara Livingston on 27 July 2010. The appellant requested that
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15.

16.

17.

the Council overturn the Planning Commission’s decision and require an
Environmental Impact Report for the Project. The appellant further argued that the
project had drawbacks that should lead to its denial.
Evidence

e Appeal Application dated 7/27/10.

e Appeal Letter and Attachments dated 9/7/10.

On 2 November 2010 the City Council received both oral and written testimony on the
appeal and voted to deny the appeal and uphold the Planning Commission’s decision
with a 5-0 vote.

Evidence
e City Council Staff Report and Attachments dated 11/2/10.
e City Council Minutes for 11/2/10.

The California Environmental Quality Act (CEQA) allows a lead agency to adopt a MND
only if it finds on the basis of the whole record before it that there is no substantial
evidence that the project will have a significant effect on the environment, and that
the MND reflects the lead agency’s independent judgment and analysis.

Evidence
e CEQA Guidelines Section 15074.b.

As defined by CEQA, a “Significant effect on the environment” means a substantial, or
potentially substantial, adverse change in any of the physical conditions within the
area affected by the project including land, air, water, minerals, flora, fauna ambient
noise, and objects of historic or aesthetic significance.

Evidence
e CEQA Guidelines Section 15382.

FINDINGS FOR DECISION:

1.

The Planning Commission adopted 40 Findings related to project approval on 14 July
2010. The City Council’s decision to deny the appeal and uphold the Planning
Commission’s decision reaffirms these findings.

Evidence
e Planning Commission Staff Report and Attachments dated 7/14/10.
e City Council Staff Report and Attachments dated 11/2/10.
e City Council Minutes for 11/2/10.
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Based on a review of the whole record, including public testimony given orally and in
writing on 2 November 2010, the City Council determined that a fair argument, based
on substantial evidence, can not be made that the project will have a “significant
adverse effect” on the environment.

Evidence
e City Council Staff Report and Attachments dated 11/2/10.
e City Council Minutes for 11/2/10.
e Definition of “Substantial Evidence” in CEQA Guidelines Section 15384.

The existing surface parking lot includes 42 parking spaces for the 42-room inn and the
120 seat restaurant. The site is currently nonconforming by approximately six parking
spaces. The proposed project exceeds the on-site parking requirement by seven
spaces, a 13-space improvement based on the City’s required parking standards. The
project also creates new on-street parking spaces by eliminating existing access points
on Fifth Avenue and on Mission Street. The Porte de Cochere will also allow vehicles
to pull off the street while checking in or out of the inn, thus limiting congestion. A
fair argument, based on substantial evidence, has not been made that the project will
result in a “significant adverse effect” on traffic and parking.

Evidence
e City Council Staff Report and Attachments dated 11/2/10.
e City Council Minutes for 11/2/10.
e Adopted IS/MND and Mitigation and Monitoring Plan.

Noise impacts are adequately addressed in the IS/MND. A fair argument, based on
substantial evidence, has not been made that the project will result in “significant
adverse effects” related to noise.
Evidence

e MND Mitigation Measures 11-1 through 11-3.

e Planning Commission Special Conditions of Approval #'s 31 and 42.

e City Council Minutes for 11/2/10.

The “canyon effect” referred to by the appellant is actually a desirable attribute in the
commercial district. The General Plan, Zoning Ordinance and Commercial Design
Guidelines all encourage properties in the SC District to be built at, or close to the
street to create a pedestrian wall. The proposed project is consistent with these
policies, standards and guidelines.
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Evidence
e City Council Staff Report dated 11/2/10.
e General Plan Objective 01-11.
e General Plan Policies P1-64 and P1-68.
e CMC Section 17.14.130.
e Commercial Design Guidelines pg. 8.
e City Council Minutes for 11/2/10.
The IS/MND adequately addresses public and private views. A fair argument, based on

substantial evidence, has not been made that the project will result in “significant
adverse effects” to public and/or private views.

Evidence
e Adopted IS/MND section | (aesthetics).
e City Council Minutes for 11/2/10.

The IS/MND adequately addresses air quality and global warming issues. Greenhouse
gas emissions associated with the project are negligible and all potential impacts are
appropriately addressed through the adopted mitigation measures. A fair argument,
based on substantial evidence, has not been made that the project will result in
“significant adverse effects” on air quality and/or global warming.

Evidence
e Adopted IS/MND section Ill (Air Quality).
e Mitigation Measures 3-1 through 3-3.
e City Council Minutes for 11/2/10.

The total proposed floor area ratio for the project is 118% and the total building
coverage is 76%. The floor area is 17% below the base allowed floor area for the site
(135%) and 27% percent below the maximum allowed floor area with bonuses (145%).
The building coverage is 19% below the maximum allowed coverage (95%). The
project is significantly less massive than could be allowed under the zoning standards
for the SC District. The variations in setbacks, building heights, and the separation of
buildings reduce the overall mass of the project. A fair argument, based on
substantial evidence, has not been made that the project will result in “significant
adverse effects” on community character due to mass and bulk.

Evidence
e City Council Staff Report dated 11/2/10.
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10.

11.

e Approved Project Plans.
e CMC Sections 17.14.130 and 17.14.140.
e City Council Minutes for 11/2/10.

The argument that additional rooms could be added to the site creating additional
impacts is premature as it is not part of the current project proposal. If a proposal to
add additional inn units on this site were submitted, it would constitute a new project
under CEQA and require the appropriate review.

Evidence
e City Council Staff Report dated 11/2/10.
e City Council minutes for 11/2/10.
e CEQA Guidelines.

Short term impacts related to project construction are adequately addressed in the
IS/MND and the Planning Commission Special Conditions of Approval. A fair
argument, based on substantial evidence, has not been made that the project will
result in “significant adverse effects” due to short term construction activities.

Evidence
e Adopted IS/MND.
e Mitigation Measures 3-1, 3-2, 8-1, and 11-1 through 11-3.
e Planning Commission Special Conditions of Approval #'s 32, 33 and 42.

As conditioned by the City Council, the project shall include a five foot setback for the
first 40 feet along San Carlos Street beginning at the northwest corner of the site. This
ensures that the project complies with the intent and requirements of the General
Plan, Zoning Ordinance and Commercial Design Guidelines.

Evidence

e (CMC Section 17.14.160.
e Commercial Design Guidelines.
e City Council minutes for 11/2/10.
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Attachment B
CITY OF CARMEL-BY-THE-SEA

DEPARTMENT OF COMMUNITY PLANNING AND BUILDING
CONDITIONS OF APPROVAL

DR 14-36/UP 14-20

Mark and Susan Stilwell

Carmel Sands Lodge

NE Cor. San Carlos & 5%

Block 50, Lots south %5 of 12 & 13-20
APN: 010-131-025 and 010-131-026

PROJECT DESCRIPTION:

Consideration for the Reissuance of Design Review (DR 14-36), Use Permit (UP 14-20),
and Coastal Development Permit applications for the redevelopment of the Carmel
Sands hotel located in the Service Commercial (SC) Zoning District.

AUTHORIZATION:
1. Entitlements. This approval authorizes the issuance of Demolition, Design Review, Use
and Coastal Development permits. These establish an entitlement to:

e Demolition all existing site improvements.

e Construct a 64-space underground garage.

e Construct a 42-unit hotel that includes a restaurant, two commercial spaces and a
day spa facility.

All approvals are based on the design plans approved on 14 July 2010 and all findings,
mitigations (see Mitigation & Monitoring Plan), amendments and conditions
presented at the meeting. If any part of this entitlement is implemented, all parts,
designs and conditions also shall be implemented. The approvals shall be valid for two
years from the date of final action unless a valid building permit has been issued and
maintained for the purposes of construction.

PROJECT CONDITIONS:
(Hotel)
2. All 42 hotel units shall be offered on a transient basis (less than 30 days). None of the

units shall contain kitchen facilities.

3. The project shall include one manager’s unit, which may contain kitchen facilities.
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4.

No timeshare project, program, occupancy, use or ownership as defined in CMC
Section 17.70 shall be permitted.

(Parking)

5.

The use of the underground garage shall be limited to the parking and storing of
vehicles and/or other non-commercial activities associated with the hotel.

The driveway slope shall be completely contained on private property and shall not
exceed 10% in the first and last five feet, or 25% in the intervening distance.

As the total required parking includes employees and guests, employees shall not be
prohibited from parking in the parking garage.

(Restaurant)

8.

10.

11.

12.

13.

14.

The restaurant shall be considered a “full line” restaurant for zoning purposes and
shall be limited to 26 interior seats. Additional seating is authorized in the adjacent
outdoor courtyard facing Fifth Avenue and the interior courtyard per the approved
site plan. Restaurant hours shall be limited to 7:00 a.m. to 11:00 p.m. seven days a
week. Room service shall be permitted without a restriction on hours.

The restaurant shall not operate as a “Drive-in, Formula Food or Fast Food”
establishment as defined in CMC Section 17.70.

Except as provided in CMC Sections 8.68.070 and 8.68.080 no restaurant shall provide
prepared food to its customers in CFC-processed food packaging or polystyrene foam
food packaging, nor shall any restaurant purchase, obtain, keep, sell, distribute,
provide to customers or otherwise use in its business any CFC-processed food
packaging or polystyrene foam food packaging. The restaurant shall comply with all
other requirements in CMC Section 8.68.

Substantially all foods from the standard menu shall be available for purchase during
the hours that alcoholic beverages are being served except for the first hour and the

last hour of each business day.

The business shall primarily be a restaurant with no more than 25 percent of the total
number of seats located at a bar or in a separate bar room.

Customers shall be provided with individual menus while seated at a table or counter.

Food sold for consumption off the premises shall be incidental to the primary use.
Such food shall be placed in covered containers or wrappings, and all housebrand
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15.

16.

17.

18.

labeled food store goods such as vinegars, oils and salad dressings shall be
prepackaged and sealed.

Adequate facilities shall be provided on the site for the closed storage of trash and
garbage generated by the use. The on-site storage shall be designed so that the area
can be cleaned and the refuse removed without creating a public nuisance and
without being placed on the sidewalks or other public ways. If the method of cooking
used will generate hot ashes, a storage facility and disposal method shall first be
approved by the Fire Department.

At least one restroom shall be available for use by both sexes within, or conveniently
adjacent to, the specific business premises and on the same property on which the use
is located. This restroom shall comply with all provisions of the State Uniform Building
and Plumbing Codes as to the required size, location and accessibility standards, and
shall be available for use by both the employees and patrons of the business.

Maximum seating capacity shall not exceed the standards in the State Uniform
Building and Fire Codes, the number of seats approved by the Planning Commission
through public review, or the number of seats in the previous business, whichever is
less. The seating capacity shall be posted on the premises.

The restaurant shall include the installation of a grease trap to be reviewed and
approved by the Carmel Area Waste Water District (CAWD).

(Commercial Spaces)

19. The conference facilities shall be used by guests of the hotel only so as to limit
additional traffic generating uses on-site.

20. All commercial spaces shall be established with permitted uses in the Service
Commercial (SC) District as identified in CMC Section 17.14. Any proposed use that
requires a conditional use permit shall require separate review and approval by the
Planning Commission.

(Design)

21. The applicant shall submit in writing any proposed changes to the project plans as

approved on 14 July 2010 and approved by the Planning Commission, prior to
incorporating changes on the site. If the applicant changes the project without first
obtaining approval, the applicant will be required to either: a) Submit the change in
writing and cease all work on the project until either the Planning Commission or staff
has approved the change; or b) Eliminate the change and submit the proposed change
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22.

23.

24

25.

in writing for review. The project will be reviewed for its compliance to the approved
plans prior to final inspection approval.

The Carmel stone facade 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.

The floor of all recessed public entrances shall be differentiated from the adjoining
sidewalk through contrasting stone, brick, tile or other pavers that do not extend
beyond the property line.

All exterior paint shall be applied as a solid color, without texture or mottling. No faux
finishes are permitted.

An exterior lighting plan shall be submitted as part of the building permit application
that complies with the exterior lighting requirements of CMC Section 15.36.070.

(Construction)

26.

27.

28.

29.

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.

The applicant shall apply for an encroachment permit for all encroachments into the
public right-of-way.

The applicant shall install semipermeable or fully permeable pavers in the public
rights-of-way along San Carlos Street, Fifth Avenue and Mission Street abutting the
property. The applicant shall coordinate with the Department of Community Planning
and Building regarding the proposed paving materials prior to installation.

Final construction documents shall include a plan for locating required utility meters,
vaults and connections that do not use the public sidewalk. Location within the
garage or driveway is preferred. All utilities serving the property shall be installed
underground.
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30.

31.

32.

33.

Final construction documents shall include a plan showing all rooftop equipment such
as heating, cooling and ventilation systems. All equipment shall be designed so as not
to be visibly prominent from the public right-of-way and adjoining structures.

Final construction documents shall include a plan for garage ventilation that minimizes
the conveyance of noise to adjacent properties and to the public right-of-way.

Final construction documents shall include a drainage plan that addresses runoff
during construction and post construction. All site and roof runoff shall be maintained
on private property to the extent possible. The contractor(s) shall use Best
Management Practices for protecting the environment during project construction.
No oils, paints, solvents or other foreign liquids produced by or resulting from the use
of construction vehicles, painting equipment, adhesives or any other source shall be
allowed to enter the street, storm drain system, or soils. No runoff containing
cement, plaster, plastic or other construction materials shall be allowed to
contaminate soils or to enter the public right-of-ways.

Prior to issuance of a building permit for demolition and excavation the owner or
contractor shall meet with the Building Official, Public Safety Director and the
Superintendent of Public Works to review the Truck Haul Route and all protocols
(staging areas, vehicle size, time limits, clean-up, communication, etc.) for the project.
Damage to any portion of the City roadway/street area including but not limited to the
flow-line, curbs, sidewalls, gutters, storm drains, etc. shall be repaired by the
contractor/owner of the project at the owner’s expense. Repairs shall be coordinated
with the Public Works Superintendent and subject to the specifications set forth for
street repairs.

(Landscaping)

34.

35.

All new landscaping shall be shown on a landscape plan and shall be submitted to the
Department of Community Planning and Building and to the City Forester prior to the
issuance of a building permit. The landscape plan will be reviewed for compliance
with the landscaping standards contained in the Zoning Code, including the following
requirements: 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 site conditions. The landscaping plan shall show where new trees
will be planted and/or relocated.

Wherever cuts are made in the ground near the roots of trees in the public right-of-

way or on adjacent properties, appropriate measures shall be taken to prevent
exposed soil from drying out and causing damage to tree roots
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36.

37.

38.

(Misc)

39.

40.

41.

42.

43,

Trimming cuts shall conform to arboricultural standards and shall be made along the
branch bark ridge under supervision of the City Forester or his designee.

Damage to any public tree during tree removal, demolition, excavation or construction
shall be reported immediately by the person causing the damage, the responsible
contractor or the property owner to the Director of Forest, Parks and Beach. The
contractor and/or owner shall treat the tree for damage in the manner specified by
the Director of Forest, Parks and Beach.

Wires, signs and other similar items shall not be attached to trees.

The project shall not exceed the existing documented water credits for the site. No
debit from the City’s water allocation is authorized.

The applicant shall pay the TAMC regional impact fee prior to issuance of a building
permit.

The applicant shall record a Notice of Determination within five days of the final City
action on the project with the Monterey County Clerk and pay all applicable fees.

Neighborhood courtesy. All construction activities shall be limited to construction
hours specified by the City. The contractor shall establish a person to contact to
receive neighborhood complains about noise or other construction activities. This
contact person shall be responsible for determining the cause of the complaint,
requiring reasonable measures to avoid recurrence and reporting all contacts and
follow-up actions to the Building Official. Construction of the building and other
improvements shall employ “good neighbor practices” including the provision of at
least three days notice to property owners and building tenants within 200 feet for:

a) The date construction will start.

b) Periods when unusually loud noises will need to be generated such as when
jack-hammers and other equipment are used.

c¢) The dates when any sidewalk closures will be needed and the provision of
workable detours for pedestrians, as approved by the Building Official.

The applicant agrees, at its 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
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44,

*45.

*46.

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.

No landscape uplighting shall be permitted.

All buildings shall consist of a stucco exterior and the main walls of the project shall
consist of a single color, or slight variations of a single color. The applicant shall
present color renderings and/or other modifications to the Planning Commission for
final approval prior to the issuance of a building permit.

A five foot front setback is required for any structure within 40 feet of the northwest

corner of the site.

*As modified by the City Council on 11/2/10.
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Attachment C

CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION
AGENDA CHECKLIST Approved by PC on 7/14/10

MEETING DATE: 14 July 2010 BLOCK: 50 LOTS: 13-20
FIRST HEARING: CONTINUED FROM: 3/10/10
ITEM NO: UP 08-2/DR 08-9 OWNER: Carmel Sands Lodge Partners, LLC

STREAMLINING DEADLINE: N/A

SUBJECT:

Consideration of Design Review, Demolition Permit, Use Permit and Coastal
Development Permit applications for the redevelopment of the Carmel Sands hotel
located in the Service Commercial (SC) District and consideration of a Mitigated
Negative Declaration.

ENVIRONMENTAL REVIEW:

Proposed Mitigated Negative Declaration

LOCATION: ZONING:

NE Cor. San Carlos & 5™ SC

ISSUES:

1. Does the application comply with Municipal Code and General Plan?
2. Is the project consistent with the Commercial Design Guidelines?

OPTIONS:

1. Adopt a Resolution approving the project and Mitigated Negative Declaration.

2. Adopt a Resolution approving the project and Mitigated Negative Declaration with
modifications.

3. Continue the project.

4 Deny the project.

RECOMMENDATION:
Option #1

ATTACHMENTS:

1. Staff Report dated 14 July 2010.

2. Resolution adopting a Mitigated Negative Declaration, a Mitigation Monitoring Plan,
Permits, Findings & Conditions.

3. Revised sections of the IS/MND.

4, Application Materials/Plans.

5 Correspondence.

43



CITY OF CARMEL-BY-THE-SEA
COMMUNITY PLANNING AND BUILDING
STAFF REPORT

APPLICATION: DR 08-9/ APPLICANT: Carmel Sands Lodge Partners, LLC
UP 08-2

BLOCK: 50 LOT: 13-20

LOCATION: NE Cor. San Carlos & 5%

REQUEST:

Consideration of Design Review, Demolition Permit, Use Permit and Coastal
Development Permit applications for the redevelopment of the Carmel Sands hotel
located in the Service Commercial (SC) District and consideration of a Mitigated
Negative Declaration.

ADDITIONAL REVIEW:
1. Forest & Beach Commission approved 11/6/08.

BACKGROUND:

The Carmel Sands Lodge is located at the northeast corner of San Carlos Street and Fifth
Avenue and consists of three buildings. The hotel includes 42 rooms and the restaurant is
approved for 120 seats. The site also includes a large surface parking lot and a
swimming pool. The buildings on the site are not considered historically significant. A
Determination of Ineligibility for listing on the City’s Historic Inventory was issued on 1
September 2006.

On 10 February 2010 the Planning Commission reiterated its previous decision that an
EIR would not be required, as no substantial evidence had been submitted that a
significant environmental impact might occur. On 10 March 2010 the Planning
Commission accepted the Design Concept for the project and determined that the
proposed scale, massing and site design were appropriate for the project.

PROJECT DESCRIPTION:
The applicant is proposing to demolish the existing buildings on-site and construct a new
hotel. The redevelopment will include the following features:

42 hotel rooms in four buildings.
Intra-block walkway and interior courtyard.
Two retail spaces.

Limited use restaurant.

64-space underground garage.

Day spa facility.
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The primary purpose of this hearing is to review the exterior finishes and details of the
project. If the Commission is supportive of the proposed final details, a resolution can be
adopted approving the project and the environmental documents.

PROJECT DATA FOR A 32,997 SQUARE FOOT SITE:

Site Considerations | Allowed/Required Existing Proposed

Floor Area 44,546 sf (135%) 20,780 sf (63%) | 39,077 sf (118%)
Building Coverage 31,347 sf (95%) 10,559 sf (34%) 25,052 sf (76%)
Building Height 30 ft. 26 ft. 30 ft.*

Parking 57 spaces 42 spaces 64 spaces

*Applicant is requesting height exceptions for tower elements per CMC 17.14.150.

EVALUATION:

CEQA: On 9 December 2009 and again on 10 February 2010 the Commission
determined that the proposed Mitigated Negative Declaration was appropriate for the
project as no substantial evidence of significant environmental impacts had been
presented. As part of project approval, the Planning Commission would adopt the
Mitigated Negative Declaration and a Mitigation and Monitoring Plan (see attached). If
the project is not ultimately approved, no CEQA action is required.

Also attached are minor revisions to the Initial Study (1S) that reflect some changes that
have occurred to the project since the IS was circulated. These changes are minor and do
not require a recirculation of the document per CEQA Guidelines section 15073.5.

Design Review: CMC Section 17.14.120 requires that projects be broken up on sites of
12,000 square feet or more to avoid the appearance of a single large project and to
maintain the small scale and village character of the City. The applicant has addressed
this requirement by creating separate, distinct buildings and is proposing various exterior
materials and color treatments.

As discussed in previous staff reports, the majority of commercial building sites in the
City are between 2,500 and 8,000 square feet in size. The general exception to this trend
is hotel sites. Apart from the Carmel Plaza, the majority of sites larger than 8,000 square
feet are occupied by hotels. While most of the commercial buildings are modest in size
and scale, many of the hotels are much larger in scale and generally consist of a unified
architectural style.
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The primary question the Planning Commission should answer is whether the design
approach of having several variations of colors, siding material and other architectural
features is appropriate, or whether a more unified appearance is preferred. Once the
Commission has addressed the design approach, staff recommends reviewing each
elevation on a street by street basis.

Some of the Commercial Design Guidelines applicable to finish details that the
Commission should use in its review include:

Facade Proportions (pg. 7): Each building should be treated as a consistent whole.

e Modifications to buildings [or newly constructed buildings] should not create the
visual clutter that can arise from too many or uncomplimentary design elements.

e Lines of construction, patterns of openings, and such details as trim, windows
style, door dimensions, wall color, and building and roof forms should be
integrated throughout the building.

e The relationship between building wall space and openings should be balanced.
Wall space between openings should maintain a sense of visual substance or
solidity.

e Purely decorative balustrades and balconies are discouraged.

Doors and Entries (pg. 12): Entrances are typically recessed from the face by creating a
small alcove.
e Create recessed entries.
e The floor of a recess should be differentiated from the adjoining sidewalk.
e Entrances to stores should not be excessively wide, and single doors are strongly
encouraged in preference to double doors.

Materials, Textures and Colors (pg. 15): Building materials and colors should respect the
traditions already established in the commercial district. The use of richly detailed wood,
tile, moldings, corbels, brick and stone, as well as landscaping, are encouraged.
e Paint should be applied as a solid color, without texture or mottling. Antiqued or
faux finishes are inappropriate.
e Muted paint colors, which blend with the natural surroundings, are appropriate.

The applicant is proposing the following exterior materials for the project:

San Carlos Street: The project is broken up into two separate buildings along the San
Carlos Street frontage. The northern building includes stucco siding Spanish style
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roofing tiles, wood windows and doors and wrought iron railing.

The southern building includes a combination of stucco and stone siding, Spanish tile
roofing and a combination of wood and steel windows and doors. The stone area serves
to distinguish the area devoted to the restaurant from the rest of the hotel and appears
structural and authentic. The Commission may want to discuss whether the windows
should be consistent throughout this building, either all wood or all steel.

Fifth Avenue: The project is broken up into three separate building facades along the
Fifth Avenue frontage. The western building also fronts on San Carlos Street and as
mentioned above is clad with stone siding, a Spanish tile roof and a combination of wood
and steel windows and doors.

The middle building on the frontage consists of stucco siding with a Spanish tile roof,
wood windows and doors and decorative tiles on the exterior wall of the lower level
patios. The eastern building is also clad with stucco siding, a Spanish tile roof, wood
windows and doors, and a combination of wrought iron and tile railings.

Mission Street: The project is broken up into two primary buildings along Mission Street
with additional building elements setback from the street. The building on the corner of
Mission Street and Fifth Avenue is clad with stucco siding, a Spanish tile roof, wood
windows and doors and tile railings as described above.

The building at the northern end of the frontage is clad with board and batten wood
siding, a slate roof, wood windows and doors and wood railings. The building is flanked
on either side with tower elements that are clad in stucco siding and a Spanish tile roof.
The use wood siding and a slate roof is a departure from the rest of the project and was
done in part at the request of the Commission and also to comply with CMC Section
17.14.120, which requires the project to be broken up.

The proposed colors are shown in the attached plans. Since the plans are copies, they
may not accurately reflect some or all of the proposed colors. A color board will be
available at the hearing for review by the Commission.

The applicant is proposing five separate colors for the primary building walls. The
proposed paint colors are muted, natural tones with lighter colors being used on the walls
and darker colors being used on the windows, doors, balconies and other trim details.
The proposed colors are consistent with the character of the downtown and the project’s
surroundings.

47



DR 08-9/UP 08-2 (Carmel Sands)
14 July 2010

Staff Report

Page 5

In general, staff supports the proposed approach of similar, yet slightly different
architectural designs for each building. The variations in materials, colors and details
help break up the mass and scale of the project, but are not so different as to appear
contrived or unnatural. Each building appears as a consistent whole and does not present
excessive design complexity. The exterior materials are consistent with the Design
Guidelines and with the architectural styles of the buildings.

Permits: Final approval of this project includes Design Review, Coastal Development,
Demolition and Use permits. Design Review, Coastal Development and Demolition
permits require a simple majority vote for approval, whereas Use Permits require a 4/5ths
majority vote. Since the Design Review, Coastal Development and Demolition permits
are contingent upon the Use Permit, if a 4/5" affirmative vote cannot be achieved, the
project will be considered denied.

RECOMMENDATION:

Adopt the attached Resolution certifying the Mitigated Negative Declaration, adopting a
Mitigation and Monitoring Plan and approving all project permits.
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BUILDING SIZE CALCULATION
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BLDG. §

BLDG 6
SERVICE LEVEL SUBTOTAL

1STFLOOR  BLDG 1
BLDG. 2
BLDG. 3
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BLDG. §

BLDG 6
1ST FLOOR SUBTOTAL
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ALL FLOORS SUBTOTAL

16,560 SF

3,591 SF
2,775 SF
6,366 SF

2,828 SF
4,945 SF
2,43 SF
3,275 SF
2,775 SF
2,228 SF
18,487 SF

4412 SF

19,415 SF

7,240 SF
9,451 SF
4,809 SF
6,406 SF
9,134 SF
7.228 SF
44,268 SF

USED FOR FAR CALCULATION

PROJECT TOTAL
W/ GARAGE

60,818 SF

GENERAL NOTES
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Hotel Building and Garage Building required to be fully sprinklered.
CBC 903.2.7, Hotel; CBC 903.2.9, Garage.

Building construction types and analyses based on CBC 509.2 "Special
Provisions"

Four ADA rooms, one of each type within hotel are provided. per CBC
11B-3/ADAAG9.1.2.

All ADA showers in guestrooms and Spa are provided with 60" clear
interior width.

. All openings through the 3-hr slab are required to be 2-hir rated

enclosures, with openings protected in accordance with CBC Table
715.4, per CBC 509.2. The exception, under CBC 509.2 (2),
permits the enclosure below the slab to be 3-hr, and above the slab
to be 1-hr with 1-hr openings, protected.

Exterior wall/opening protection and maximum area of openings in
exterior wall based on proximity to property line to be at discretion
of permitting Fire Marshall and in accordance with CBC Table
602/Table 704.8.

All Life Safety compliance to be govered by 2007 California Building
Code and by the Americans with Disabilities Act Guidelines, 2008.

Loading zone accessible parking is provided, in compliance with CBC
1131B.2/ADAAG 4.6.6., at garage level disabled van parking
(174" x 200" van park with 7-3" x 200" side aisle and 2
disabled stalls with aisle width of 104" comecing dncclly tothe
main hotel lobby elevator. Clear height is §-2" m

42-ROOM BOUTIQUE HOTEL

Unit Count & Mix Summary QTY
COURT/SERVICE LEVE]

ROOMS 001002 2
LEVEL I

ROOMS 101-111 11
LEVEL 2:

ROOMS 201-229 29
TOTAL PROJECT ROOMS: 42
PARKING PROVIDED-BASEMENT
STANDARD STALL 40
COMPACT STALLS: 21
DISABLED STALLS (standard): 2
DISABLED VAN PARK (standard): 1
STANDARD VALET STALLS: 0
COMPACT VALET STALLS: 0
TOTAL PROVIDED PARKING: 64
CITY PARKING STANDARDS

STANDARD SPACE! \A 2
CCOMPACT SPACES:

COMPACT RATIO: 5
RATIO OF COMPACT TO STANDARD 49% TO 51%

REQUIRED PARKING @ 42 ROOMS:

GUESTROOMS @ 1 STALL/ ROOM:

TAPAS LOUNGE: 1279 GSF@ 600 GSF/OCC:

SPA RETAIL/SALON BUSINESS: 3237 GSF @600 GSF/OCC:
EMPLOYEES' LOUNGE: 253 GSF @ 600 GSF/OC(
MEETING ROOMS: 1242 GSF @ 600 GSF/OCC:
RETAIL/SHOPS: 822 GSF @ 600 GSF/OCC:

TOTAL REQUIRED PARKING:

-
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SHEET NOTES:

REVISION

=
B

1. ALL ITEMS ARE NEA UON.

12/1/08
[PLANNING RESUBMTT]

12/8/08

J0LY 2008
lPLANNING RESUEM]

FEBRUARY 2010
[PLANNING RESUEM]

B

KEYED NOTES:

REMOVE TREE
TRANSPLANT (MOVE) TREE
TRANSPLANTED TREE IN NEW LOCATION
EXSTNG TREE TO REMAN

CONCRETE DRIVEWAY § RAMP WTH
NON-SLP FNSH

CONCRETE DRIVENAY/SIDENALK.
TRANSITION PER CITY STANDARDS

CONCRETE CURB CUT PER CITY
STANDARDS

.ﬂ HANDICAP CONCRETE RAMP

PERMEABLE CONCRETE PAVER
SDEMALK.
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& DIA. TREE NELL WGALV. IRON TREE
GRATE

1] @ DA TREE RELL
12| LANDECAPE AREA

13] 12" Gk AND WDE STUCCO PLANTER
— mal

TREE NELL WTH GROUND COVER
STONE WALL, 5' HIGH MN. ON 'STLRGIES'
PROPERTY SIDE, SEE NORTH ELEVATION
SHEET AT
PLANTER

20' ROOT CRCLE

18| &' HIGH CONC. CURB AND FLANTER

19| 24 ROOT CRCLE

CONSULTA!

O0m
O

PACIFIC GROVE, CA 93950

suite 106

PHONE (831) 3720410 » FAX (831)372-7840 » WEB: www.ericmillerarchitects.com

ERIC MILLER ARCHITECTS, INC.

157 GRAND

TREE SUMMARY:

To BE REMOVED.
1- 24" DOUBLE OA<
1-30" PNE

2 ToTAL

TO TRANSPLANT:

1-20" OAKS.
1-24'0AK
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BUILDING SIZE CALCULATION SHEET NOTES: REVISION No.
12/1/08 A
BASENENT/ GARAGE 16,850 SF 1 AL TEMS ARE NEAUON A
COURT/ SERVICE LEVEL 12/0/08 A
BLDG 5 3501 SF i 22| /A
—______BUGE 2775 SF FEBRUARY 2010
SERVICE LEVEL SUBTOTAL 6,366 SF oo e /A\
1STFLOOR  BLDG 1 2808 5
BLDG 2 4945 57
BLOG 3 243 5F
BLOG 4 3275 5F
BLDG 5 2775 5F
BLDG 6 2208 5
1STFLOOR SUBTOTAL 18,487 SF
2NDFLOOR  BLDG 1 4412 SF o N PR JONTS OR SEAED
BL0G. 2 4506 SF OPEN BALCON' [ECTION BETWEEN
N BALCONT CONNECTION
:t% i §$;$ 2:: BULDINGS, TYFICAL ON SECOND FLOCR -
ano s R O
ahe s S mear 3] Biiphes WrcA on et fLooR. g
ND FLOOR SUBTOTAL 19,415 SF T oren To s o rLoors peon |3
[=}
ALLFLOORS BLOG 1 7,240 SF o
BLDG 2 9451 5F
BLOG 3 4800 57
BLOG 4 6,406 SF
& BLDG 5 9,134 SF ED-=
% L BLDG 6 728 5F
5 - 'ALLFLOORS SUBTOTAL 44,268 SF .
=== / USED FOR FAR CALCULATION IS
al / PROJECT TOTAL 60,818 SF
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BUILDING SIZE CALCULATION

SHEET NOTES: REVISION No
1271708
nseven) cansce w05 1 e o e o] /N
COURT/ SERVICE LEVEL 12/9/08 A
BLDG 5 3501 SF T 2008
BLDG 6 2775 SF [PLANNING RESUBNII / E}
SERVICE LEVEL SUBTOTAL 6,365 SF ERRUARY 207
biSanve nesbur| /\
1STFLOOR  BLDG 1 2828 SF
BLDG 2 4945 SF
BLDG 3 2436 SF .
Er Somor EYED NOTES:
BLDG. 5 2775 SF
BLDG 6 2228 SF INDICATES 2' - &' SEPARATION BETWEEN
1STFLOOR SUBTOTAL 18,487 SF BULDNGS, DUE TO STRICTURAL ¢ SESMC
REGUREMENTS. SEPARATON 5
UNNTERRUPTED FROM TOP OF FIRST
2NDFLOOR BLDG. 1 AN2SF FLOOR TO TOP OF ROOF, SEPARATION
BLDG 2 4,506 SF GAP WILL BE COVERED WTH FLEXBLE OR
BLDG. 3 2373 SF OVERLAPPING SEISMIC JOINTS OR SEALED
oG 4 S1s1lsF ATH CAULKING,
BLDG. 5 2768 SF OPEN BALCONY CONNECTION BETWEEN K1y
BLDG 6 2205 SF BULDNGS, TYPICAL ON SECOND FLooR. | &
2ND FLOOR SUBTOTAL 19,416 SF =
ecton seneen (5
BULDNGS, TYPICAL ON FRST FLOOR.
ALL FLOORS  BLDG 1 7,240 SF 3
BLDG 2 9451 SF COURT OFEN TO SKY AND FLOCRS BELOW | &
BLDG 3 4800 SF >
BLDG 4 6406 SF
BLDG 5 9134 SF
BLDG 6 7.208 SF
ALL FLOORS SUBTOTAL 44,268 SF Ofomm
USED FOR FAR CALCULATION O | |
60,818 SF
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SHEET NOTES:

REVISION

I ALL ITEMS ARE NEW UON

T2/1/08
lpLaNING RESUBMIT]

12/9/08

JULY 2009
lPLANNING ReSUBMIT]

[ [3>>>|F

FEBRUARY 201
lPLANNING RESUBMT]

KEYED NOTES:

INDICATES 2" - 6" SEPARATION
BETAEEN BUILDINGS, DUE TO
STRUCTURAL & SEISMIC REGUIREMENTS
SEPARATION IS UNINTERUPTED FROM
TOP OF PIRST FLOOR. TO TOF OF

OVERL,
SEALED WITH CAULKING
GUARD RAILING

BALCONY CONNECTION BETHEEN
BULDINGS, TYPICAL ON SECOND FLOOR,

OPEN WNALKINAY CONNECTION BETAEEN

BULDINGS, TYPICAL ON FRST FLOCR.
12" 5@, CERAMIC TILE

STUCCO PARAFET NALL OF VARIOUS
HEIGHT. SEE ELEVATIONS

COURT OPEN TO SKY AND FLOORS
BELOW AND/CR ABOVE

RETRACTABLE METAL LADDER TO
RoOOF

INDICATES CEILING HEIGHT

CONSULTANT:

BLDG. 4

PACIFIC GROVE, CA 93950

suite 106
PHONE (831) 3720410 » FAX (831) 3727840 » WEB: www.ericmillerarchitects.com

ERIC MILLER ARCHITECTS

157 GRAND

ARCHITECT

BASEMENT / SERVICE LEVEL PLAN

108 NAVE

CARMEL SANDS LODGE
San Carlos St. & Mission St. & Sth Ave.

Ccarmel-by-the-Sea, C A 93923

10/24/08

/8= 10"

DRAWN: 55

J0B NUMBER: OB 12

A3.1
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o o SHEET NOTES: REVISION No.
N - NN | AL ITEMS ARE NEW UON N
O / \ \ 12/3/08 /A
| \ \ L N
” \ \ [FLANNING RESUBMI1
- 6] N AN
service] HOUSEKEEPING -
PICKUP, 168 GSF 12 | \
+260' | +260' (N | N r——
N N 3
INDICATES 2" - &" SEPARATION
BETAEEN BULDINGS, DUE TO
M STRUGTU SEISMIC REGUIREMENTS.
SEPARATION IS UNINTERUPTED FROM
[ [ ] ToP OF FIRST FLOOR To TOF OF
ROOF. SEPARATION GAP WILL BE
3 COVERED WITH FLRXIBLE OR
OVERLAPPING SEISMIC JOINTS OR
SEALED WITH CAULKING.
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S0 09/23/08
B

SHEET NOTES: REVISION
12/1/08
| ALL ITEMS ARE NEW UON. [PLANNING RESUBMI
O 12//00

JULY 2009
[PLANNING RESUBMI

FEBRUARY 2010
[PLANNING RESUBMI

[

KEYED NOTES:

INDICATES 2" - 6" SEPARATION
BETWEN B DINGE, DUE 70
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

October 20, 2015

To: Chair Goodhue and Planning Commissioners
From: Marc Wiener, Acting Community Planning and Building Director
Subject: Consideration of special conditions associated with the approval of a

Design Study (DS 15-105) application for the construction of a new
residence located in the Single-Family Residential (R-1), Park Overlay (P),
and Beach and Riparian (BR) Overlay Zoning Districts

Recommendation:

Determine the appropriate action regarding compliance with the special conditions

Application: DS 15-105 (Corradini) APN:  010-302-010

Block: A2 Lot: S pt. Lot 7 & N pt. of Lot 8
Location: 4 SE of 9% on Scenic

Applicant: Robert Carver, AIA Property Owner: Ronald Corradini

Background and Project Description:

The project site is located on Scenic Road, four parcels southeast of 9th Avenue. On September
9, 2015, the Planning Commission approved Design Study (DS 15-105) for the construction of a
new single-family residence at the subject property. The approved residence is 2,214 square
feet in size, which includes 1,488 square feet on the main level and 726 on the lower level, of
which 413 square feet qualifies as bonus basement floor area.

During the hearing process concerns were raised regarding the basement space and whether it
qualifies as bonus floor area. The Planning Commission approved the project with special
conditions, including a requirement that the applicant work with staff to determine whether
the basement space qualifies as bonus floor area and revise the plans if necessary. Since the
project was approved, staff has determined that the proposed basement spaces does not
qualify as bonus floor area and that either the main floor level or the entire residence would
have to be lowered approximately 18 inches in order to comply.
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DS 15-105 (Corradini)
October 20, 2015
Staff Report

Page 2

The applicant has requested that this matter be referred back to the Planning Commission for
additional discussion and is requesting to use an approximation of the original site grade in
making the determination, which is permitted by the Municipal Code, but was not considered
during the original project review.

In addition to the special condition regarding the basement space, there are also special
conditions requiring that the driveway design be revised and that the applicant use light
fixtures with down lights. The applicant has revised the plans to comply with these conditions.
Staff is requesting that the Planning Commission review the revisions proposed by the applicant
and determine whether compliance with the conditions is met.

Staff notes that this Design Study (DS 15-105) was previously approved by the Planning
Commission and the only purpose of this meeting is to review how the project complies with
the project conditions. The Planning Commission may only require alterations that are
necessary to comply with the special conditions.

Staff analysis:

Previous Hearing: The following is a list of the pertinent project conditions and a staff analysis
on how the applicant has or has not revised the design to comply with these conditions:

1. Staff shall verify that the proposed bonus floor area at the basement-level meets the
1- foot basement requirement and that no basement area that does not have floor
level above it shall be counted as bonus floor area, as defined in the City Code
(Sections 17.70.020 and Section 17.10.030D) and that the Code is held to the strictest
standard).

Analysis: The laundry room portion of the basement was previously not overlapped by floor
area. In order to comply with this special condition, the applicant has relocated the laundry
room to the rear of the basement space so that it is now overlapped by the floor area.

With regard to basement space, City Municipal Code Section 17.70.020 defines as basement as:
“An underground room or excavated space between five and nine feet of interior height,
finished or unfinished where the finished floor level directly above the space is not more than
one foot above both the existing or final grade. Any subgrade space where the finished floor
elevation directly above the space is more than one foot above existing or finished grade shall
be considered above-ground space.”
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DS 15-105 (Corradini)
October 20, 2015
Staff Report

Page 3

At the Final Review hearing it was noted that the distance between the exterior grade and the
finished floor above was required to be 1 foot or less. Staff noted that the Municipal Code
diagram (Figure 1) depicts the measurement occurring from the grade to the bottom of the
floor and that the proposed basement space was very near to meeting the 1-foot requirement.
However, since that meeting staff has further researched the definition of finished floor, and
determined that the industry standard defines it as the top of the floor. The project architect,
Mr. Robert Carver, had indicated to staff that he agrees with this definition of finished floor. As
depicted on Sheet A3.3 of the plan set (Attachment C), the distance between the existing grade
and the top of floor is approximately 24 inches. The floor level, or building, would have to be
lowered 18 inches to comply with the 1-foot rule.

Figure 1. (CMC 17.70.020)
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Staff notes that the basement definition (CMC 17.70.202) states that the grade be no “more
than one foot above both the existing or final grade.” At one of the meetings when the issue of
basement space was raised, staff noted that the code language is ambiguous in that it states
both existing or final grade. To assist with the interpretation of this code section, staff notes
that Municipal Code Section 17.06.020.L Rules of Measurement, states that “The height of
buildings shall be measured as the plumb vertical distance from existing or finished grade
(whichever is more restrictive).” In staff’s opinion, the measurement of floor level should be

from the more restrictive grade, which would be existing grade. In its final motion the Planning
Commission required that in reviewing the basement space, the interpretation of the Municipal
Code shall be held to its strictest standard, which in staff’s opinion means that the
measurement should be taken from existing grade.
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The applicant has not contested staff’s determination regarding the finished floor definition or
the interpretation of the 1-foot measurement from existing grade. However, the applicant is
requesting to use an approximation of the pre-existing site grade in making a determination.
Municipal Code Section 17.06.020.F, states that “On sites disturbed from previous grading or
excavation activities, an approximation of preexisting conditions may be used as a reference for
determining average or existing grade using grades on adjacent sites, retaining walls and prior
survey maps. All such grade approximations shall require the concurrence of the Department
and a determination that the resulting project complies with all requirements of the Zoning
Ordinance, avoids large exposed cuts and unnatural topography and is consistent with R-1
design objectives.”

The applicant has indicated that the original site grades have been disturbed by the site
development, evident by the retaining walls along the rear of the property. To depict the pre-
existing grade the applicant has drawn a straight line from the top of the retaining wall at the
back of the property to the front property line (Attachment A). The finished floor level would
meet the 1-foot requirement and the basement would qualify as bonus floor area using the
applicant’s determination of pre-existing grade.

Staff notes that the Municipal Code states that an approximation of pre-existing conditions may
be used in determining the grade, which indicates that the decision is discretionary. The
applicant has submitted a letter from a licensed surveyor, Mr. Gordon Humenik, of Rasmussen
Land Surveying Inc. In that letter the surveyor concluded that much grading and earthwork has
been done to the site, but that there is little data to determine what the grade was prior to the
existing structure. The surveyor, however, supports the applicant’s approximation.

Staff concludes that the grade has been previously disturbed, but that there may not be
sufficient evidence to determine the pre-existing grade as it relates to the finished floor
measurement. If the Commission does not accept the applicant’s approximation of pre-existing
grade, the main floor level would have to be lowered 18 inches in order to comply. The
Commission should consider whether the entire building should be lowered 18 inches or just
the floor level in order to comply. If the entire building is lowered the top ridge elevation
would be lowered from 518’9” to 517’3".

2. The applicant shall work with staff to reduce the driveway width.

Analysis: The applicant has revised the driveway design to comply with this condition. The
applicant is now proposing landscaped bulb-outs at the front of the driveway that would reduce
the width of the driveway opening to a maximum of 14 feet, including 7 feet for each driveway

lane. Staff had originally directed the applicant to reduce each driveway lane to 7 feet for the
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entire length of the driveway. However, the applicant is concerned that this would be too
narrow and make it difficult to back a vehicle out onto Scenic Road. Staff could support the
design as it is an improvement over the original driveway and allows for safe backing out of a
vehicle.

3. Prior to submitting for the Building Permit, the applicant shall revise all exterior
lighting to be down-lit fixtures.

Analysis: Staff notes that this special condition was intended to minimize glare and was not
related to the style of the light fixture, which is appropriate for the architectural style of the
residence. The applicant is proposing to maintain the original lantern-style design of the
fixture, but the bulb would be at the top of the fixture and shielded by the metal shroud as
depicted the light fixture section drawing included in Attachment B. In staff’s opinion the
proposal meets the intent of the special condition in that it would minimize glare by shielding
the light and directing it downward.

Environmental Review: The proposed project is categorically exempt from CEQA
requirements, pursuant to Section 15302 (Class 2) — Replacement or Reconstruction. An
existing, 1,244-square foot, non-historically significant single-family residence with an attached
garage would be demolished and replaced by a new 2,214-square foot residence. The proposed
alterations to the residence do not present any unusual circumstances that would result in a
potentially significant environmental impact.

ATTACHMENTS:
e Attachment A — Applicant Submittal - Basement

e Attachment B — Applicant Submittal — Driveway and Light Fixture
e Attachment C— Approved Plans (Sheets A2.2 and A3.3)
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STUDIO CARVER

ARCHITECTURE + PLANNING + INTERIOR DESIGN

PO BOX 2684 CARMEL CA 93921 USA EARTH
T 831.622.7837 - F 831.624.0364 WWW.STUDIOCARVER.COM

September 28, 2015

City of Carmel-by-the-Sea

Mr. Marc Wiener

Dept. of Community Planning & Building
PO Drawer G

Carmel-by-the-Sea, CA 93923

Re: Corradini Residence (DS 15-105)
4 SE of 9" on Scenic

Dear Mr. Wiener,

The Planning Commission unanimously approved the proposed design for the Corradini Residence on
September 9, 2015. Included with the approval was a special condition for the applicant to resolve with
City Staff:

#26 — Staff shall verify that the proposed bonus floor area at the basement-level meets the 1-
foot basement requirement and that no basement area that does not have floor level
above it shall be counted as bonus floor area, as defined in the City Code (Sections
17.70.020 and Section 17.10.030D) and that the Code is held to the strictest standard.

Attached with this letter is supplemental information that we believe fulfills this condition.

At the direction of the Planning Commission, Studio Carver met with you and Christy Sabdo on
September 15™ to resolve this condition and demonstrate to staff how the proposed basement complies
with the City Code.

Studio Carver began design work for the proposed Corradini Residence back in early January, 2015.
One of the first exercises we did, the same exercise that Studio Carver does on all its jobs, was to look
at the natural grades in the area adjacent to the subject property. Since the site had been disturbed and
re-graded when the existing home was constructed, it was necessary to determine the pre-existing
natural grade.

The City’s Municipal Code, Section 17.06.020 — F. ‘Rules of Measurement’, allows the applicant to
make an approximation of ‘preexisting conditions’ in order to establish the natural grade.

On sites disturbed from previous grading or excavation activities, an approximation of
preexisting conditions may be used as a reference for determining average or existing
grade using grades on adjacent sites, retaining walls and prior survey maps. All such
grade approximations shall require the concurrence of the Department and a
determination that the resulting project complies with all requirements of the Zoning
Ordinance, avoids large exposed cuts and unnatural topography and is consistent with
R-1 design objectives.
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The determination of this natural grade came from the examination of the survey, photographs of the
streets running parallel to our site, between Scenic and San Antonio, and also by observation of a
parcel on Scenic 2 N.E. of 7" that was undisturbed. Studio Carver had done a similar exercise when
our office designed the Schilling Residence to the south of the Corradini Residence (see Sheet 3). In
both cases we projected a line across our site sections that represented the ‘pre-existing natural grade’.

This line was used through the conceptual and schematic design of the proposed residence to help
establish heights as well as to confirm we were meeting the requirements of a basement, as defined in
the City Code. We believe the accuracy of this line is substantiated by evidence collected from the
property survey and photographs along Scenic. Furthermore, we have a letter from Rasmussen Land
Surveying supporting our determination of pre-existing conditions.

From the time of our initial design study back in January, up until our first design submittal to the City on
March 23 this reference line was inadvertently missing from our drawings. Through six rounds of
submittals and three hearings, the staff had always supported the proposed basement and the
omission of the original ‘pre-existing natural grade’ line did not pose a concern. It was our belief that the
City had received copies of our initial studies indicating the pre-existing natural grade line however we
understand now these were never included with our submittal.

Recently, concerns were raised about the accuracy of the proposed basement. For this reason Studio
Carver has added back our original line for clarification and offered the supporting information.

Condition #26 also asked us to revise the layout of the proposed basement so that no portion of
basement area projected out past the footprint of the main level above. Included in the attachment with
this letter is a revised plan that has relocated the proposed laundry room to comply with the condition.

We ask that the staff reviews the information outlined above and attached in this letter and support the
proposed basement as designed with the concurrence of our pre-existing grade determination. The
Planning Commission originally asked staff and Studio Carver to resolve this matter. Although this
issue has been sent back to the Planning Commission we would like to have the support of staff.

Please don’t hesitate to call with any questions.

Sincerely,

S

Robert Carver, AIA

STUDIO CARVER
ARCHITECTURE + PLANNING + INTERIOR DESIGN

P.O. Box 2684
Carmel, CA 93921
Phone: 831.622.7837
FAX: 831.624.0364

E.Mail: robert@StudioCarver.com

Website: www.studiocarver.com
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Rasmussen Land Surveying, Inc.
PO Box 3135

Monterey, CA 93942
Tel: (831) 375-7240 Fax: (831) 375-2545
September 28, 2015

Carmel-By-The Sea
PO Box CL

Carmel, CA 93921
Phone: (831)620-2000
FAX: (831) 620-2004

Re: Project at Scenic Road, 4 S.E. of 9th
Calculation of “pre-existing natural grade”

To Whom It May Concern:

On December 19 and 24™ of the year 2014, our firm conducted a topographic survey of
the site on Scenic Road, 4 S.E. of 9" in Carmel-By-The-Sea CA. We measured horizontal
and vertical positions of the existing site features, and showed them on a topographic site
map, in relation to the legal property boundaries and a site-specific temporary elevation
benchmark (a nail and metal disc in pavement, with an assumed elevation of 500 feet).
Included in that data were existing ground elevations throughout the project site.

I possess no information showing what the topography of the ground looked like prior to
the construction of the currently existing residential structure. Clearly, much grading and
earthwork was done during that structure’s construction many years ago. When asked to
render an opinion as to what the grade was prior to the existing structure (heretofore
called pre-existing natural grade), there is very little data to go on. So I would simply use
the existing ground at the low end, (West property line along Scenic Road, elevation =
500°2”) and the existing ground at the high end of the lot (behind fence at East property
line, elevation=514’, and interpolate between them, ignoring the grade-breaks and
stepped retaining walls in between, which do not appear natural. Such a calculation of
pre-existing natural grade is shown on the exhibit prepared by Studio Carver, in the form
of a dashed line starting from the 500°2” elevation on the west end and the 514’ elevation
on the East.

If you have any questions, do not hesitate to contact me.

Sincerely,

A fs_

Gordon A. Humenik, PLS.9119

LAND PLANNING - SUBDIVISIONS - BOUNDARY SURVEYS
AERIAL TOPOGRAPHY and MAPPING
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STUDIO CARVER

ARCHITECTURE + PLANNING + INTERIOR DESIGN

PO BOX 2684 CARMEL CA 93921 USA EARTH
T 831.622.7837 - F 831.624.0364 WWW.STUDIOCARVER.COM

September 25, 2015

City of Carmel-by-the-Sea

Mr. Marc Wiener

Dept. of Community Planning & Building
PO Drawer G

Carmel-by-the-Sea, CA 93923

Re: Corradini Residence (DS 15-105)
4 SE of 9" on Scenic

Dear Mr. Wiener,

The Planning Commission unanimously approved the proposed design for the Corradini Residence on
September 9, 2015. Included with the approval were several special conditions for the applicant to
resolve with City Staff. These conditions included:

#23 — Prior to Submitting for the Building Permit, the applicant shall revise all exterior lighting to
be down-lit fixtures.

#27 — The applicant shall work with staff to reduce the driveway width.
Attached with this letter are supplemental drawings that we believe should resolve these conditions.

At the direction of the Planning Commission we have modified the proposed exterior light fixtures. The
drawings submitted to the City for the September 9™ hearing proposed a custom iron lantern light
fixture with a maximum wattage of 25 and a maximum 375 lumens. Concerns were raised about the
amount of light these fixtures would emit as well as the direction of the light.

Studio Carver has revised the proposed design of the custom light fixture to address these concerns.
The inside of the light fixture has replaced the originally proposed candelabra bulbs with a single
concealed 20 watt bulb mounted at the top of the fixture and pointed down. A metal shield will be
installed around the light bulb to direct light downward and prevent light from being cast out
horizontally. The bottom of the proposed fixture will be left open so that light can pass directly down to
the ground below and will not be reflected back up. Please refer to ASK-001 for the proposed design
and additional information.

The proposed driveway, as submitted for the September 9" hearing, was comprised of two 9’-0” wide
drives that were separated by a 1’-0” wide planter. Concerns were raised about the width of these two
driveways during the hearing.

Studio Carver has studied this area and is proposing to reduce the width of each drive to 7°-0". This
reduction will be achieved by increasing the width of the planters at the top of the driveway adjacent to
Scenic Road. The planters will taper back to 1’-0” wide farther down the driveway. Please refer to ASK-
002 for the proposed design.
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We ask that the staff accept these alternate designs to satisfy the conditions for approval. We would
like to be able to notify the Planning Commission prior to the upcoming hearing on October 14", that
conditions #23 and #27 has been resolved. This will allow the focus of the hearing to remain on
determining the acceptability of the pre-existing natural grade and the qualification of the proposed
basement level.

Please don’t hesitate to call with any questions.

Sincerely,

He—.__

Robert Carver, AIA

STUDIO CARVER
ARCHITECTURE + PLANNING + INTERIOR DESIGN

P.O. Box 2684
Carmel, CA 93921
Phone: 831.622.7837
FAX: 831.624.0364

E.Mail: robert@StudioCarver.com

Website: www.studiocarver.com
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

October 20, 2015

To: Chair Goodhue and Planning Commissioners
From: Marc Wiener, Acting Community Planning and Building Director
Subject: Consideration of Design Study (DS 15-283) and Reasonable

Accommodation (RA 15-307) applications for alterations to an existing
residence located in the Single Family Residential (R-1-C-6) Zoning District

Recommendation:

Approve the Design Study (DS 15-283) and Reasonable Accommodation (RA 15-307)
applications subject to the attached findings and conditions

Application: DS 15-283/RA 15-307 APN: 009-371-029

Block: 9A Lots: 28

Location: 2928 Franciscan Way

Applicant: Jeff Kilpatrick Property Owner: Robert and Patricia Burgess

Background and Project Description:

The project site is located at 2928 Franciscan Way and is developed with a 2,367-square foot
two-level Ranch-style residence. The residence includes a 410-square foot two-car garage that
is accessed by a fairly steep driveway with a 15% slope. Staff notes that the garage floor is
approximately 4 feet below the Franciscan Way street grade. The garage is 7 feet from the
property line and encroaches into the 15-foot front-yard setback. The subject neighborhood
(Walker Track) was annexed into the City in the late 1960s.

The applicant submitted Design Study (DS 15-283) and Reasonable Accommodation (RA 15-307)
applications to modify the garage and driveway in order to provide access to a family member
with a disability. The applicant’s request is to demolish and the existing garage in order to
construct a new expanded and reconfigured garage that would provide access to a service van.
The project includes a proposal to relocate the garage doors from the north elevation to the
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west elevation, which includes the elimination of the existing driveway on the east side of the
property and establishment of a new driveway on the west side of the property.

The Planning Commission reviewed this project on September 9, 2015 and continued it with a
request for certain changes. The applicant has revised the design to address the
recommendations made by the Planning Commission.

PROJECT DATA FOR THE 7,200-SQUARE FOOT SITE:

Site Considerations

Allowed

Existing

Proposed

Floor Area

2,779 sf (38.6%)

2,367 sf (32.9%)

2,508 sf (35%)

Site Coverage

899 sf (12.5%)

1,203 sf (16.7%)

1,686 sf (23.4%)

Ridge Height (1°/2") 18 ft. 12 ft. (garage) 14 ft. 2 in. (garage)
Plate Height (1°t/2") 12 ft. 9 ft. (garage) 11 ft. 5in. (garage)
Setbacks Minimum Required Existing Proposed

Front 15 ft. 7 ft. 3ft.2in.
Composite Side Yard 17 ft. (25%) 13 ft. (64.5%) No Change
Minimum Side Yard 3 ft. 6 ft. No Change

Rear 15 ft. 38 ft. No Change

Staff Analysis:

Previous Hearing: The following is a list of recommendations made by the Planning
Commission and a staff analysis on how the applicant has or has not revised the design to
comply with the recommendations:

1. The applicant shall minimize the garage to the extent feasible.

Analysis: At the first meeting both staff and the Planning Commission determined that the
garage appeared out of scale with the main residence due to its size and height. The Planning
Commission directed the applicant to revise design and size of the garage in order to reduce its
size and scale in relation to the main residence. The applicant has reduced the height of the
garage from 14’2” to 12’2”. Staff notes that the ridge line of the revised garage would be 7-
3/4” below the ridge of the main residence. The applicant has also reduced the height of the
garage door for the service van from 10’ to 9’ and is now proposing a standard 6’8”-high door
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for the standard parking space. The roof design has been revised in association with the change
in door heights. In addition, the garage wall at the front of the standard space has been set
back 1 foot, which reduced the size of the garage by 13 square feet. In staff’s opinion, the
design revisions are consistent with the recommendations made by the Planning Commission
and are a substantial improvement over the original proposal.

The Planning Commission also recommended that the applicant consider screening the garage
with oak trees or some type of landscaping. The landscape plan on Sheet L2.1 of the plan set
proposed two new medium-sized trees or larger-sized shrubs in front (northeast side) of the
garage. The Commission should consider whether there should be a condition for specific types
of trees or shrubs at this location.

2. The applicant shall reduce site coverage from the driveway/parking area in order to
provide additional landscaping.

Analysis: The applicant has removed 38 square feet of site coverage from the corners of the
parking area and is proposing a planter at the front of the residence in order to provide an area
for additional landscaping. The landscape plan is included on Sheet L2.1 of the plan set.

3. The encroachments shall be revised to eliminate the curb walls from the City ROW and to
reduce the width of the driveway to a maximum of 14 feet.

Analysis: The applicant has eliminated the curb walls associated with the driveway from the
City ROW and has reduced the driveway width to 14 feet. In addition, the applicant is
proposing to improve the existing parking area in the City ROW by replacing the decomposed
granite with wood chips. The only proposed encroachments are the existing pathway/stairs
that provide access to the property from Franciscan Way and a 1.5-foot high wood retaining
wall near the parking area in the City ROW. A condition has been drafted requiring the
applicant to apply for an encroachment permit.

4. The non-conforming improvements shall be removed if the need for which the
accommodation was granted no longer exists and/or upon transfer of interest in the
property. This condition shall be enforced through a deed restriction.

Analysis: The applicant is proposing to work with staff on drafting a deed restriction that would
require the property owner to modify the design of the garage to be more consistent with the
Residential Design Guidelines, once the need for which the accommodation no longer exists.
However, the applicant is requesting that they not be required to demolish the garage in order
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to re-establish the setback from 3 to 7 feet and that they not be required to remove the
driveway site coverage, which is needed to access the garage in its proposed configuration.

With regard to reversing the accommodations granted by the City, the Reasonable
Accommodation Policy (C11-01) states that conditions of approval “could include, but are not
limited to” requiring the removal of the accommodation once the need no longer exists. This
language indicates that the City has discretion in determining whether the accommodation
needs to be removed. In staff’s opinion, it may be unreasonable to require that the garage and
associated driveway be deconstructed at a future date. Staff has drafted a special condition
requiring that the garage be retrofitted to be more consistent with the Design Guidelines once
the need no longer exists. The applicant has submitted elevation drawings (Retrofit Scheme A),
included as Attachment H, which depicts how the garage will be retrofitted. The plan includes
the removal of the west-facing gable above the service vehicle space and a 6’8”-high door to
match the standard space door. Staff supports the proposed retrofitted design. The applicant
would be required to file this plan with the deed restriction as indicated in the special
condition.

Environmental Review: The proposed project is categorically exempt from CEQA requirements,
pursuant to Section 15301 (Class 1) — Existing Facilities. The project includes the addition of a
carport to an existing residence, and therefore qualifies for a Class 1 exemption. The proposed
alterations to the site do not present any unusual circumstances that would result in a
potentially significant environmental impact.

Alternatives: The following alternative actions are presented for Commission consideration:

1. Approve the request as submitted.
Approve the request with revisions. If the required revisions are substantial, the
Commission may wish to continue this item to allow the applicant to respond to
Commission direction.

3. Deny the application request and direct the applicant to propose a new reasonable
accommodation request that is more consistent with City design standards.

ATTACHMENTS:
e Attachment A — Site Photographs
e Attachment B — Findings of Approval
e Attachment C — Conditions of Approval
e Attachment D — Reasonable Accommodation Policy
e Attachment E — Applicant Request
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e Attachment F — Original Elevations

e Attachment G — Applicant Response Letter

e Attachment H — Retrofit Scheme

e Attachment | — Project Plans and Renderings
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FINDINGS REQUIRED FOR FINAL DESIGN STUDY APPROVAL (CMC 17.64.8 and LUP Policy P1-45)

For each of the required design study findings listed below, staff has indicated whether the
submitted plans support adoption of the findings. For all findings checked "no" the staff report
discusses the issues to facilitate the Planning Commission decision-making. Findings checked
"yes" may or may not be discussed in the report depending on the issues.

Municipal Code Finding YES | NO

1. The project conforms with all zoning standards applicable to the site, or has | ¢/
received appropriate use permits and/or variances consistent with the zoning
ordinance.

2. The project is consistent with the City’s design objectives for protection and | ¢/
enhancement of the urbanized forest, open space resources and site design. The
project’s use of open space, topography, access, trees and vegetation will maintain
or establish a continuity of design both on the site and in the public right of way that
is characteristic of the neighborhood.

3. The project avoids complexity using simple/modest building forms, a simple roof | ¢/
plan with a limited number of roof planes and a restrained employment of offsets
and appendages that are consistent with neighborhood character, yet will not be
viewed as repetitive or monotonous within the neighborhood context.

4. The project is adapted to human scale in the height of its roof, plate lines, eave | TBD
lines, building forms, and in the size of windows doors and entryways. The
development is similar in size, scale, and form to buildings on the immediate block
and neighborhood. Its height is compatible with its site and surrounding
development and will not present excess mass or bulk to the public or to adjoining
properties. Mass of the building relates to the context of other homes in the
vicinity.

5. The project is consistent with the City’s objectives for public and private views | ¢/
and will retain a reasonable amount of solar access for neighboring sites. Through
the placement, location and size of windows, doors and balconies the design
respects the rights to reasonable privacy on adjoining sites.

6. The design concept is consistent with the goals, objectives and policies related to | ¢/
residential design in the general plan.

7. The development does not require removal of any significant trees unless | ¢/
necessary to provide a viable economic use of the property or protect public health
and safety. All buildings are setback a minimum of 6 feet from significant trees.
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8. The proposed architectural style and detailing are simple and restrained in
character, consistent and well integrated throughout the building and
complementary to the neighborhood without appearing monotonous or repetitive
in context with designs on nearby sites.

9. The proposed exterior materials and their application rely on natural materials
and the overall design will as to the variety and diversity along the streetscape.

10. Design elements such as stonework, skylights, windows, doors, chimneys and
garages are consistent with the adopted Design Guidelines and will complement the
character of the structure and the neighborhood.

11. Proposed landscaping, paving treatments, fences and walls are carefully
designed to complement the urbanized forest, the approved site design, adjacent
sites, and the public right of way. The design will reinforce a sense of visual
continuity along the street.

12. Any deviations from the Design Guidelines are considered minor and reasonably
relate to good design principles and specific site conditions.

Reasonable Accommodation Policy (C11-01) Findings

13. That the housing, which is the subject of the request for reasonable
accommodation, will be used by an individual with disabilities protected under fair
housing laws.

14. That the requested accommodation is necessary to make housing available to an
individual with disabilities protected under the fair housing laws and cannot
reasonably be accomplished without special accommodations.

15. That the requested accommodation will not impose an undue financial or
administrative burden on the City.

16. That the requested accommodation will not require a fundamental alteration in
the nature of the City’s land use, zoning, building or Local Coastal Program.

17. That the requested accommodation will not result in a significant and
unavoidable negative impact on adjacent uses or structures.
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Conditions of Approval

No.

Standard Conditions

Authorization: This approval of Design Study (DS 15-283) and Reasonable
Accommodation (RA 15-307) applications authorizes the partial demolition of an
existing 410-square foot garage in order to enlarge to a new 551-square foot
garage. The new garage is 7-3/4 inches lower than the main residence and
located 3-feet 2-inches from the front property line. This permit authorizes the
expansion of the site coverage from 1,203 square feet to 1,686 square feet
through the installation of a new paver front driveway and vehicle turning radius
area. The 15-foot front-yard setback requirement, the volumetric requirements,
and site coverage standards would be waived with the approval of this
reasonable accommodation. The design shall be consistent with the October 20,
2015 approved plan set.

The project shall be constructed in conformance with all requirements of the
local R-1 zoning ordinances. 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.

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.

All new landscaping, if proposed, shall be shown on a landscape plan and shall
be submitted to the Department of Community Planning and Building and to the
City Forester prior to the issuance of a building permit. The landscape plan will
be reviewed for compliance with the landscaping standards contained in the
Zoning Code, including the following requirements: 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 site conditions. The landscaping plan shall show where new trees will
be planted when new trees are required to be planted by the Forest and Beach
Commission or the Planning Commission.

Trees on the site shall only be removed upon the approval of the City Forester or
Forest and Beach Commission as appropriate; and all remaining trees shall be
protected during construction by methods approved by the City Forester.
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6.

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.

Approval of this application does not permit an increase in water use on the
project site. Should the Monterey Peninsula Water Management District
determine that the use would result in an increase in water beyond the
maximum units allowed on a 7,200-square foot parcel, this permit will be
scheduled for reconsideration and the appropriate findings will be prepared for
review and adoption by the Planning Commission.

The applicant shall submit in writing to the Community Planning and Building
staff any proposed changes to the approved project plans prior to incorporating
changes on the site. If the applicant changes the project without first obtaining
City approval, the applicant will be required to either: a) submit the change in
writing and cease all work on the project until either the Planning Commission
or staff has approved the change; or b) eliminate the change and submit the
proposed change in writing for review. The project will be reviewed for its
compliance to the approved plans prior to final inspection.

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 be limited to 15 watts (incandescent
equivalent, i.e., 225 lumens) or less per fixture and shall not exceed 18 inches
above the ground.

10.

All skylights shall use non-reflective glass to minimize the amount of light and
glare visible from adjoining properties. The applicant shall install skylights with
flashing that matches the roof color, or shall paint the skylight flashing to match
the roof color.

11.

The Carmel stone facade 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. Prior to the full installation of stone during construction,
the applicant shall install a 10-square foot section on the building to be reviewed
by planning staff on site to ensure conformity with City standards.

N/A
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12.

The applicant shall install unclad wood framed windows. Windows that have
been approved with divided lights shall be constructed with fixed wooden
mullions.  Any window pane dividers, which are snap-in, or otherwise
superficially applied, are not permitted.

13.

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.

The driveway material shall extend beyond the property line into the public right
of way as needed 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.

15.

This project is subject to a volume study.

N/A

16.

Approval of this Design Study shall be valid only with approval of a Variance.

N/A

17.

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

18.

The applicant shall include a storm water drainage plan with the working
drawings that are submitted for building permit review. The drainage plan shall
include applicable Best Management Practices and retain all drainage on site
through the use of semi-permeable paving materials, French drains, seepage
pits, etc. Excess drainage that cannot be maintained on site, may be directed
into the City’s storm drain system after passing through a silt trap to reduce
sediment from entering the storm drain. Drainage shall not be directed to
adjacent private property.

19a.

An archaeological reconnaissance report shall be prepared by a qualified
archaeologist or other person(s) meeting the standards of the State Office of
Historic Preservation prior to approval of a final building permit. The applicant
shall adhere to any recommendations set forth in the archaeological report. All

N/A
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new construction involving excavation shall immediately cease if materials of
archaeological significance are discovered on the site and shall not be permitted
to recommence until a mitigation and monitoring plan is approved by the
Planning Commission.

19b.

All new construction involving excavation shall immediately cease if cultural
resources are discovered on the site, and the applicant shall notified the
Community Planning and 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 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.

20.

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.

21.

All conditions of approval for the Planning permit(s) shall be printed on a full-
size sheet and included with the construction plan set submitted to the Building
Safety Division.

Special Conditions

22.

The City retains the right to periodically inspect the premises as needed.

23.

The non-conforming improvements shall be retrofitted in accordance with the
Reverted Elevations in Scheme “A” (Plan Sheet A3.1x) if the need for which the
accommodation was granted no longer exists and/or upon transfer of interest in
the property. Prior to the issuance of a Building Permit, the applicant shall
record a deed restriction with the Monterey County Recorder’s Office that
includes plans for the retrofitted design. Prior to recordation, the applicant shall
submit a draft deed restriction to the City for review.

24.

The applicant shall submit an Encroachment Permit application to the City prior
to applying for the Building Permit.
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*Acknowledgement and acceptance of conditions of approval.

Property Owner Signature Printed Name Date

Once signed, please return to the Community Planning and Building Department.
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Attachment D

CITY COUNCIL POLICY C11-01
REASONABLE ACCOMMODATION

L. Purpose.

II. Applicability.

III.  Notice of Reasonable Accommodation Policy.
IV.  Application Process.

V. Review Authority.

VI.  Required Findings.

VII.  Conditions of Approval.

VIII. Appeals.

I. Purpose.

The purpose of the reasonable accommodation policy is to provide individuals with
disabilities reasonable accommodation in rules, policies, practices and procedures to
ensure equal access to housing and facilitate the development of housing for individuals
with disabilities pursuant to the Federal Fair Housing Amendments Act of 1988 and the
California Fair Employment and Housing Act and California Senate Bill (SB) 520.

This policy establishes a procedure for making requests for reasonable accommodation in
land use, zoning and building regulations, policies, practices and procedures of the City
of Carmel-by-the-Sea to comply fully with the intent and purpose of fair housing laws.

II. Applicability.

Reasonable accommodation in the land use and zoning context means providing
individuals with disabilities or developers of housing for people with disabilities,
flexibility in the application of land use, zoning and building regulations, policies,
practices and procedures, or even waiving certain requirements, when it is necessary to
afford individuals with disabilities equal opportunity and access to housing.

An individual with a disability is someone who has a physical or mental

impairment that limits one or more major life activities; anyone who is regarded as
having such impairment; or anyone with a record of such impairment. A request for
reasonable accommodation may be made by any individual with a disability, his or her
representative, or a developer or provider of housing for individuals with disabilities,
when the application of a land use, zoning or building regulation, policy, practice or
procedure acts as a barrier to the individual(s) with disabilities.

HI. Notice of Reasonable Accommodations Policy.

Notice of the availability of reasonable accommodation shall be prominently displayed at
the public information counter in the Department of Community Planning and Building,
advising the public of the availability of the procedure for ¢ligible individuals.
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IV. Application Process.

A. Requests for reasonable accommodation shall be submitted on an application form
provided by the City, or in the form of a letter, to the Department of Community Planning
and Building and shall contain the following information:

(1) The applicant’s name, address and telephone number;

(2) The physical address, Block and Lot and Assessor’s Parcel Number of the property
for which the request is being made;

(3) The current use of the property;

(4) Statement under penalty of perjury indicating that the requested accommodation is
required for an individual(s) with disabilities.

(5) Description of the requested accommeodation and the regulation(s), policy or
procedure for which accommodation is sought;

(6) Reason that the requested accommodation may be necessary for the individual(s) with
the disability to use and enjoy the property; and

(7) Applicable design plans depicting the requested accommodation.

C. Any information identified by an applicant as confidential shall be retained in a
manner so as to respect the privacy rights of the applicant and shall not be made available
for public inspection.

D. A request for reasonable accommodation in regulations, policies, practices and
procedures may be filed at any time that the accommodation may be necessary to ensure
equal access to housing. A reasonable accommodation does not affect an individual’s
obligations to comply with other applicable regulations not at issue in the requested
accommodation.

E. If an individual needs assistance in making the request for reasonable accommodation,
the jurisdiction will provide assistance to ensure that the process is accessible.

V. Review Authority.

(A) Director of Community Planning and Building. Requests for reasonable
accommodations shall be reviewed by the Director of Community Planning and Building
(Director), or his or her designee, if no approval is sought that requires review by a City
Board, Commission or Council. The Director may refer the request to the Planning
Commission:

(B) Other Review Authority. Requests for reasonable accommodation submitted for

concurrent review with another discretionary land use application, or when otherwise
referred by the Director, shall be reviewed by the Planning Commission.

101



VI. Required Findings.
The reviewing authority shall not grant an accommodation(s) unless the following
findings can be made:

(1) That the housing, which is the subject of the request for reasonable accommodation,
will be used by an individual with disabilities protected

under fair housing laws; and

(2) That the requested accommodation is necessary to make housing available to an
individual with disabilities protected under the fair housing laws and cannot reasonably
be accomplished without special accommodations; and

(3) That the requested accommodation will not impose an undue financial or
administrative burden on the City; and

(4) That the requested accommodation will not require a fundamental alteration in the
nature of the City’s land use, zoning, building or Local Coastal Program; and

(5) That the requested accommodation will not result in a significant and unavoidable
negative impact on adjacent uses or structures.

VII. Conditions of Approval.
The reviewing authority may approve a request for accommodation(s) with appropriate
special conditions. These conditions could include, but are not limited to:

(1) Inspection of the affected premises periodically as needed;

(2) Removal of the improvements if the need for which the accommodation was granted
no longer exists and/or upon transfer of interest in the property; and

(3) Other conditions deemed necessary to protect the public health, safety and welfare.

VIII. Appeals.

The final decision of the reviewing authority may be appealed by following the appeal
procedures established in CMC Chapter 17.64 unless the final reviewing authority is the
City Council, in which case the decision shall be final.
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Attachment E

My Future Neighbor August 10, 2015
Franciscan Way
Carmel, CA 93921

Subject: My plans to make medifications to 2928 Franciscan Way and why

Dear Neighbor,

My name is Diane Burgess Faber - I am the daughter of Pat and Bob Burgess, long time Carmel
residents, dating back fo the 1930's (currently living out in Carmel Meadows). I wanted to
reach out to you to let you know that I am planning to move into my Mom and Dad's home at
2928 Franciscan Way. This is an exciting move for me as I've been living out of the area for
over 25 years and look forward to returning.

As it stands, I will be moving back with my beautiful daughter Olivia and two doggies, Spike and
Lucy. My wonderful son Jacob, who is currently entering his junior year at ASU's Cronkite
School of Journalism, continues to live in Arizona.

Before we move in, we need to make a few changes to our
Franciscan home and I thought it might be a good idea to
send you a note to explain why. I know any kind of
construction can be a bit of a disruption to the
neighborhood so I just wanted you to know it was all for

a very important reason.

You see, my daughter Olivia is severely disabled requiring
special care and access 1o her home. Diagnosed with a
rare type of epilepsy called Lennox-Gastaut Syndrome
(L&5S) at the young cge of 3 months old, Olivia has lived
with severe seizures every day of her little life (now 15
years old). I truly consider her a living miracle. Though
there is so much Olivia can do, she unfortunately has the
cognitive and physical abilities of just a 9 month old so
cannot walk, talk or care for herself. Therefore, QOlivia
requires 24 hour full-time assistance (transport, feeding, bathing, etc...).

Therefore we need to make some changes to the house and I thought you'd like to know what
we are doing and why - so I've provided a summary below. Here's what we want to do:

a. Enlarge the garage in width (3°), depth (4'), and height (2'), in order to be large
enough to accommodate Olivia's service van and passenger vehiclte. The garage will
be turned 90 degrees so that it opens to the west with a new "L” shaped driveway in
order to provide a level area near the front door to provide disabled access between
our vehicles and the house,
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b. Widen our exterior doorways inte the house to accommodate Olivia's required
access.

¢. Add a new doorway on east side of house to improve access into the basement where
we'll store all of Olivia's disabled equipment and supplies.

d. Replace an existing bay window in our Master Bedroom (which Olivia will use) with
new French doors to accommodate Olivia's access to our back deck directly from her
room.

We've made every effort to make sure that these changes won't negatively impact any of our
neighbors - if anything, we are hoping these changes will enhance the charm and property
values on our street!

We are consulting the City of Carmel-by-the-Sea regarding all of these proposed changes and
will obtain all necessary city permits.

In the meantime, I wanted to be sure we were consulting you, too, as my future neighbors.

If you have any questions, please feel free to shoot me an email at dburgessfaber@gmail.com
or give me a calf at 818-481-9580.

Thank you, in advance, for your patience and support - I look forward to meeting you one day.

My kindest regards,

Diane
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Attachment F - Original Elevations
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Attachment G - Applicant Response

APPLICANT CONCESSIONS

2928 Franciscan Way Remodel (DS 15-283/RA 15-307 - Burgess)
10/8/15

To lower garage profile, minimize hardscape, and reduce overall visual impact from street, the
Applicant has made the following concessions since the 9/9/15 Planning Commission meeting:

1.

2.

3.

Lower garage roof to: 7-3/4” BELOW main residence roof height.

Reduce size of proposed garage by 13 square feet.

Lower height of garage doors from 10’ to: 9’ (service van door) and 6’-8” (secondary car
door).

Simplify garage door design by painting doors to match exterjor walls.
Add more landscape area by removing driveway pavers in 3 areas.

Reduce driveway width within street right-of-way (ROW) area from 15.5’ to: 14’ wide.

Reduce hardscape in ROW area by removing low curb walls on both sides of driveway.

Reduce hardscape in ROW area by removing low curb wall around off-street parking

space and replacing with pressure-treated wood header.
Partially screen street view of garage by adding more shrubs and other plantings in

ROW area.
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Attachment | - Project Plans and Renderings
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PROJECT TEAM

SCOPE OF NORK

CONNER

ROBERT ¢ PAT BURSESS
PO, BoxX 222111
CARMEL, A 93422
Fhene: (831) 625-144
e-mail: carmelites @acl.com

ARCHITECT

JEFFREY A, KILPATRICK - ARCHITECT
POST CFFICE BOX S104<4

PACIFIC EROVE, CALIFORNLA 43450
phone: (B31) T8&-be3d

cell: (831) 601-1831

e-mail; jwkarcheatt.net

Contact: Jeff Klipatrick
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JEFFREY W. KILPATRICK - ARCHITECT
POST OFFICE BOX 51044
PAGIFIC GRQVE, CALIFORNIA 93550
PHONE (631) 786-6639
CELL (831) 891-7831

PAVING AT ROAD
—
————
e -
= EEmace” NOTE: CONELLBK:
- HDE ROAD THES FLAN 18 PROVDED TS IF THE AHEELCHAR. SERVICE VAN
i RUSHT-OF- Py - DETERMINE: PHERE FARKED 1 THE DRIVEMAT,
o o e T THE PROPOSED
e T T N ' o m o AN ER e SEACE T
i LANGECAFE AREAS COLD &
TeacK Pty SN FRANCISCAN CUCYR AT DRIVENAT AREAD %F?‘mv:az
LS ., [r= cAR TYPE
e WAY 2)1F A SECONDARY CAR GOLD T PAHRIK AND TURN. ARDUND
1 TURN ARCUNT M. THE DRI BrAy N THE DRVERAY AND EXI T T
i ¥ THE SERVICE VAN THE RGO N A PORANRL
H MNGULD PE PARKED M THE ADDTIONALLT, THE
{EI STEPD 4 PRIVENAY FERt LOADNG & SERVICE VAN COULD
LANDHS INLOADING. THIS STUDY 18 N SELNDAR
WTH Tre! TURNING VEHELE IF PARKED N THI
J RADLS SERVICE VAN DRIVEVAY T
= A HOMH N TURNNG STUDY mLAN TUENIS TO BEXTNG
Bi NG ARER o REVEN PROBLEMD THE STREET H
F ASSOCIATED MTH THE CRIVERAY A BMILAR FASHON, THEREPGRE,
ﬁ I THE ENLARSEMENT OF THE
NOULD NS B ALLOVED N THE DRIVEPAY Fom BOTH
\“f-& To ACCOMMGOATE BoTH THE VEHICLES T TURN MROUND
H PrOP SERVIGE VAN AND A SECONMET IF AT LEABT ONE OF THE
. VEHICLE WEHICLES 1 PARKED N THE
TO LW TR
AREZM N THE DRIVEAAY, TH
18 PHY TN VESGLE PARKING
= ARENS MRE BENG REGUESTED
™~ THE GARMGE
DAEHED? LINES NPGATE
CUTLINE OF TricaL
MELESHDLE VAN PHUCHS
B UNLOAZING AfLE REED
BY BLD® COS0S THAT ARE

PR PARIHG

PMITH SERYICE wAND - BER

PARKNG GETAL @

SECONDARY CAR
TURNING RADIUS STUDY PLAN

SCALE: VE'= ¥-0" —
Lo a—

Burgess Residence
Garage Addition & Remndel For:
Mr. and Mrs. Robert & Pat Burgess
2928 Franciscan Way
Carmel, California 93923 APN 009-371-029

W12 KB EALV. # ROOD CHIFS 10-o1-3015
WG SGREMS @ & OVER 2 TO 3 142" DATE—e—o————————
FROM ENDS AND D.G, Of GRAVEL
1T MAX. 2.C. PASE AEVISIONS.
P.T. 2013 TS 2X12 PAYERS AT DRIVENAY
LANDSCAPE HEADER. OVER &' TO B Of
PITH ROWD?. STAKES SRAVEL § PEA GRAVEL
SMILAR TG DETAL BAGE MATERIALS -
LENSTHEN STARES
0 18* LoNG -
RECOMIACT S0LS
T.O. HEADER BELOW (N} OFF
OF OF W2, GHIFS STREET PARKNG
FIN. 6RADE
LANDSCAPED
T HEADER, = : AREAL N P, 248 LANDSCAPE HEADER ITH 168 X 13 DRAWN B —
TOF OF PAVERS BELON (W) BASE PICIESE = LONE REFD, STAKES 0 3 FROM ENDS AND 1525

AT (M) DRIVEAAT AT 24" 8.6, MAX, - ANCHOR STAKES TQ 2X
HEADER AITH ¥ 12 X 1 3747 SALY, WD SOREAS
OMIN. 2 AT EACH STARE)

JOB NO———

SHEET TITLE

DRIVEWAY HEADER LANDSCAPE HEADER

SCALE: 374" = 10" SCALE: 3/4" = 10"

Details
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) D, FASGU BIMILAR,
TS X EAVES

T RESTENCE

i
y

PHONE (831) Pa5-8839
CEAL (031) 601-7631

POST OFFICE BOX 51044
PACIFIC GROVE, CALIFOANIA 93950

[APEREEL AN

JEFFREY W, KILPATRICK - ARCRITECT

175"
(5) SARASE LIMIT
ReOF
. 1) MABY GHIMNET
NoT
(i) ROOF GVER {E) SKYLISHTS EED — LN i ()
KITCHEN OVER RTGHEN et A STREET
"‘5‘*—\ ROCFING ELEVATION
]
'I (£ FASGIA & GUTTER
-[_ATHDGFGH.
v 5
@ R Ed I o ol
WO RAILNG - - ——— - - ——
ATDECK ERE % | e il - 4
.
— - ——— = - A— - . BE——— .
(E) EXT. STEPS —. A '\\ rs)m._/ ngmm
TO UPPER DECK -~ I & o= % TR FINISH
FROM LOMER: : ; a
12 1640 X 0 {E) ENTRY DAL, -
DECK, BETOND SARAGE DOOR. € (1] OF THE [ . ﬂrmm
(70 BE REMSVED) SGELTE MEHS AL AL
TO BE REMOVED FRONT FALLS
/ OF THE HOVBE
B @ &
o Z
LEVATIONS = % 5
(H) D FASCIR SMEAR T =y 8 S W 52
{E) RooPS \=3/\83) 1 SCALE: /8" = 120" ara % E g
12— - | o
O I 2 } L () SARAGE ROOT RIDGE o w E & = E
RCOF PTTEH i B 4 %
' -
wone o ) EAST ELEVATIONS | “EELE
; R
) orz & & 5 2
BCALE: 178" = T-O | () SARASE ROGF RIDEE 3 E
= STREET RO, 18 AFFROIMATELY 8/4% W 2 K]
Cos = LovER TN () RIDGE 77} é 2
- . AT [E) RESDENCE RGOF @ %E a
= gz LY b BHd= L]
ELEVATION ¥ L) s - 3
| " o () EXT DEGK AND L] i A
| RTAR, ARELS T = 1
" 1) REMAN - Se= = .E
i ? | PROPOSED FLOOR
1 FLAN rao;n&rs m &
T i FRENCH DOORS L
j TO REFLACE (1} OF
THE 12] BAT MIDIGHS
GENERAL (N) CONSTRUCTION KEYED NOTES - | | e THAT BCCUR AT
AT SARASE THIS DECK. 1
DR ELE ATEN. H
EI mm%mc:m = PROP. I
EXPANSICN (B SRADE i~y i
H
@ LINE OF M) EXT. WALL BEYOND i
{B) omF-sTRERT NOTE:
TH BIDE GF GARAGE PARKME AREA m{gamagmro L thzzooooT fed] H
[ AN {E) STEPS . PLASTER FINSH
LINE OF (N) ROOF FIAMING A2 il TEXTLRE COLOR ENRASE AREA {E) SRADES AT
[e] e e v, 15 {8) Bt AL iyt HISH CRAPL SPACE l K BATE lo-ot-agis
2 = g 1O BE DEMOLISHED UNDER. UPPER. FLR. o8 WEST ELEVATION ! -
l ]
(£} ROOF CVER, KITGHEN AREAS 1 REVISIONS. —
LINE OF DEAM BEYOND FRAMED
E SARMSE - STE BLDG SUEEETRCEL
SELTIONS AT SARAGE CENTERLIWNE ¥ % s
B
(E} grREET n
' ) RECINSOED BLDG CORNER AT
E' GARASE TO MLLOM KITCHEN ELEVATICN b '3 ; K
ROOF WALLEY LINE SONTIHUE | " bl 1]
T [ RO CVERHANG AT i =
FRONT ENTIRY DOGR To T
- SEE ROOF PLAN 1
1 BLDG SECTIONS AT GARAGE
REFERBCED FRoM DRAWN BY.
b X8 o525
HESH & EREETORT MNDONS kY L
TS DMNEH AL MAsS iy
ON BAST DK O THE GARAGE M
E‘ LINE. OF (N} TOPPING SLAB AND (N) SHEET TITLE
CONG, RNSED CURD AT GARASE
PAL TS BE SLACED ABOVE THE
[E} CONC. SARMSE FLOCR
Exterior
Elevations

WEST ELEVATIONS

SCALE: 178" = 10"

2 era & &
e Adl

SHEET NO.
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TOP OF
WLATE '
{E) D, c |3
PABCIA & Fd B4 G =
MTL. " ) M
SUTTER o |~ 9
N\
") Ao, [ ERGELE
AT GER
EPSE B
(E) BXT. N PR, 240 X 5/8 FRENLH
. DECK. DGORS WTH FDED SIDELTE.
INRDEME BACH BOE
PROVIPE N
() BT AL TRIMS AT FRAME € /AL
BELOW DEGK. TIGNS

{N) DOOR OPNG

S

SCALE: 1/8% '

orz £ & otz 4 &
UM OF EAST AND WEST
BASED ON THE NFORMATICN
DASTANCES FRIM TALLT'S ABOVE: SHOPN GN THS PLAN, THE (£) ‘
RESIDENCE AND SARME DO
[_11;.:;?:3 PEST) + 613129 (E48T7 ] NOT CONFORM TE CURRENT
| SIDEVARD SETBACK T |
ESTABLISHED UNDER THE SiTr's
Mmmaﬁmemumm RILE OF AVERMSES |
EASURED: CURRENT ZONNG RESULATIONS.
[ 196.218T (BUM OF WEST § EAST AREAS !
AS SHOPN | Do By () | THERSFORE, THE (E) BULDING I
NON-CONFORMNS FOR SIDE YARD
POINTS MEASURED TO SDE PROPERTY | D FOR FRONT YARD
LINES AZ SHOWN ON THE FLAN 2 105" ! ]
OR £ 10'-1C /8" ! 1
FOR AVERAGE SIDE YARD GETBAGK
CASTANCES TO ALL PORTIONS OF THE
a— ———— EXETING BULDNG AREAS :
5 FLAH
| NOTE: SErdack TS (£) NORTH FOR AVERASE
PTPL. DENOTES DISTANCE AL OF SARMSE B TARD? SETBACK TO (N)
I TG PROPERTY LINE AT q NERTHERLY 175 1247 PROPGRED NORTH
RISHT ANGLE FROM BLDS DTPL CEHFORMMG UL 7 SARASED
AREA INDICATED ON THE PLAN CURESNTS BT
| 70 14 £ TG I REAAREENT)
T (E)
CMRMGE
CORNER,
ROF,
LINE
—-—,’-,._
I 3311 1/4° f‘— .
! DTRL . /
! r o i2) GARASE] N e |
| LiMITS: LTS
1548 12 H e AL ﬂ
3| emr \!\ - —esese | 3
: - | :p-8 304 p
E o 718 B
o | teo e t52e {0
ﬁ £ 62 12 L_'\g v =
h
i 631 ALSN WITH g
TOTAL SUM @ 1 EXIBTING Hy ST NOTE:
e [ i RESCENCE  OFT. ST ' 3 TOTAL SUM
DTPL i #12T BLDS T |t 58 OF EAST
DMENSIONS. & H PROP. LINE 3 T.PL.
15 1289663 b e e— 3 DAMENSIONS
OR 128410 T8 “ ' b 12 613128
L] 2 OR 67-3 344"
1393 ara—, T £ 1 2
TO BLDG T 7] e
CORNER ey
CORNER
H
£1T-8 879" ] \‘-—‘ T 10 VA
H AyERaGE sTE ——
WIDTH B: 1 o
J__——"'l 50 VT 1 $
1
# SIE VAR i v aan ;
SETDACK
ALLOVWED { HD 1}
OHE SDE ~
OF PROPERTY .
]
SRR - S
e y e
LME LINE

@

ToF OF
PLATE

(E) BAY WINDOW

SCALE: &'s 10"

PROECT
NORTH

NoRTH

N

PLAN SHOWING SIDE

YARD AND FRONT YARD
SETBACKS TO BLDG AREAS

SCALE: 17167 1-G"

oxd

L 16"

ONLT BUILDNG GUTLINE,
L)

ROOP FLAN GENERAL NOTES

B}

=R1]

<}

=)

Fl

LETTERS OR AGRONTMS FHERE SHOMN OM
THE RSOF PLAN PENOTE THE FOLLONNG:

H = HIP

R = RID&GE

W= WALLEY

S = FASCYA A/MTL. DRIP EDGE.

P2E = FASCH, MASUTTER,

L IJ-KEFASGIAOGAHLE

Y = RINGE

REY = ROOPV'B'J
{I-GHPRDFI.!FGRMER

pa-= mmﬂﬂl

E) ROOF PITCH FOR ALL ROCF MREAS
AT THE RESIDENCE |$ 4:12 PITCH

(N) SARAGE RO MREAS ARE TO HAVE
A ROGF PTTCH OF Z12

ROOF
{4:12 PITCH - VERIPY)

) ROOF CVERHANGS AT THE RESIDENCE
ARE 3&" (F-0") PROM FALE OF EXTERIOR
MALLS WHERE THET OGCUR.

N} GARMSE ROOPS ARE TO HAVE 1-0°
ROOM OVERHANGS EXCEPT RO THE EAGT

DRECTLY TQ THE EXT. NALLS.

(E) ROOPING AT THE RESIDENCE 15 PATTERNED
COMPOSITION ROCOFING (ASPHALT SHINGLES).
AT AREAS FHERE RGOFING 1S REMOVED TO
ALLON INSTALLATICN OF ﬂ” GARAGE NALLS,
REFPAIR MTH ROODFING AND INPERLATMIENTS
TS MATCH (B) ROOFING.

(M) ROSFNG AT (W) SARASE ROCTS B TO

BE ASPHALTIS SHINGLES TO MATGH (E) ROGF
SHINGLES. AT THE (E) INGTALL

NEWN REOPING N ACCORLANCE WITH Crle
SECTION RS55.2 WTH DOUBLE UNDERLAYMENT
APPLICATION PER. RSOD5.2.2 AND RE05.2.7 FOR,
SHINGLES USED ON 2:12 ROOF PITCH,

ALL ROOPING SHALL BE CLASS "A' ROOFNG
AND

CALIFORNIA mlﬂﬁlﬂﬂ. BULDINS COPE
(2013 CRC)

PROVIDE (M) SHEET MTL. PLASHING AS
REGD TS NCLULE:

) PRIF EDSE FLASHING AT ROOF
EPGES

2 PLASHNG AT VERTICAL MALLS 4
GHIMNEY AREAS TO HORZONTAL
ROOF TRANBITIONS

B) RIDSE 4 VALLEY PLASHNG IF
REGD BY ROCFING MANUPASTURER.

ALL (M) EREET MTL. FLASHNG SHALL
BE 20 G | (GALY. PRON SHT, MTL.}

ML (E) PIFE ¢ PLUE T2 ROOF
o™

B2 MNMUM 20 &A, 5.1 (GALY. IRON
SHT. MTL)

ALL (N} SHT, MTL GUTTERS § DOMNSIPCUTS
SHALL BE MIN. 20 GA. &1, - GUTTER PROFLE
OVERHANG DET

BLGCKS PHERE THE QUTFALL. WNS INT2
NON-PAVED LANDSCAPE TYPE AREAS.

ALL ANCHOR. STRAPS 4 FASTENERS
ARE TQ BE SMILAR T THE MTL. TYFE
SELECTED PO GUTTERS 4

&)

H}

ROGCH VENTS SUCH AS DORMER VENTS,
WENTS

NOTE: NOT PROVIDED AS PART OF THE
CITY SF CARMEL DESISN APPROVAL PLANS

(N} STLISHTS (P NOTED TG BE USED) ARE
TO BE FED A3 SIKTLIGHTS FANTESR AL
MTL. FLASHED CURDS A/FLANGES FOR
ATI')GHMBIT TO ROOF FRAMNG MEMBERS,

—y

T
REMAN

]

PROECT
NORTH

NOT SHTHN

PROPOSED ROOF PLAN

4
|, NORTH

KEBYED NOTES - [ ]

SCALE: 178" 1'-Q"

(FOR ROOR PLAN)

orz & &
L= —

EXTERIOR MALL BELOY ROOF

INCACATES ROF SLOME CARECTION,
SEE ROOF NG GENERAL NOTE B

(E) ROGFING AND ROGT FRAMNG AT
THE (E) mESISENCE TG REMAN -
ROSFING GENERAL MCTES B AN "5

o] [ [

E E) ROQPING AND ROCT FRAMING WHERE
SOLGHTS QCEUR AT KITCHEN Tor REMAIN.
REMOVE (E) ROOT PRAMING

el
(e]

{5] VALLEY RUNS NTO (M) BLES
COMNER

() MOEFING AND RGOF FRAMING AT
AREAS - BEE ROGFING GENERAL
NOTES ‘" AND "C"

N} LOWER ROGOP T2 BE CONBTRUCTED
ABOVE RAMSED CEILING FRAMING

AT RECESSED CORNER TO
ALLOM RO CADNET EEM&H.LINE

(N} ROGF AT BLDNG CORNER i TO BE

FRAMED AT SAME ROOF FITCH &S (E)
ENCE RGOF TO COWTINVE (B
N.l,.?f LINE RN TO ARJDINNG EASCIA
MRS PHERE VALLEY TERMINATES
AT !'GIN‘\’OF EONTACT AMe THE (B}
ENCE MOOF OVERAANS TO

mﬁ N} BLEG CORNER.

=

@ =] [&

THI® EXT. MALL 18 CONSTRUCTEDR BY
SUSFENDEL: STUDS TIED TG (N

ROOF FRMNING AT THE (N} QARASE
ROOF

THIS BXT. PALL 1S SUPPORTED B
FRAMMNG

€) BAT MINDOW BELOW ROGF
OVERHANG
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BUBPENDED FRA NG FOR

SAASE s
woar sk f mEcEesED comnER BEYCND =
fraanmmesBi I_ mﬁﬁ“‘ a8 OPP. DIRECTION] - SEE SECTION
(B) ROOF & SeTL ¥4T
BEYGHI? AT KITGHEN AT EXT. RALL
ANEAS BEYENE (N) N A GARAEE {_Egn‘r_n\u ] 2
ARAGE N/ 1 ) a
BLDS CODE BT, OF DEAM / * o
REGUREMENT » 10625 (g-2" j [ § <
Ed POR. GOVERED ABOVE REBDENCE [- "] 7=z
accpssELE THLRRI-THE | o uo: gz
e o EREE
QP SLAB AT BARMIE = 3 Eg
AN Ap" LML RESD - oW S = =
LIFT FREM AN E w2g
6 2%y
N) OFF-BTREET N 2% 2D, N = ut g gg
1 .— ™ ey poor —oAD Sl [t} REA AT .5
j  beOEITES B Finkae HEADER, AEEA CF REMOVED g2 3 o
BOTT, OF FOPR [
TRACK T BE 1% g
MINIMLAS B
oW T o
PLOGR i —
A3 RECI? FOm,
LIFT PROM VAN E.
AT WNLOADING
1L - - S 4
EXSTINE SARASE M. FLR.

§ FOUNDATION n-&

|
! SECTION "B” e

B CEMLE - ) GARAZE]  (E) SMUAGE LIMIT
VT ?:FLCT=1=1 ADDITION 0 v

S BISTION
FOW, ROOF GrroaTE
$DE OF RICEE BEAM

SECTION "A™

A

BOALE: 174" » 1-0° ot 2 4
4 BEAM FROM—. e — |
SUSPHDED VERT,
CHANMNEL TO () (= FAFTER TALS
i J— Fom
{!JPLAT!W,} [
-
‘:. E ; ) TE) VALLEY LN INTERSECTS
] N SORNIR OF RABED
u CMIMGE ROOF

= ROOF FRME TS RE AN

=

Garage Addition & Remudel For:
Mr. and Mrs. Robert & Pat Burgess

Burgess Residence

2928 Franckcan Way
Carmel, California 93923 APN {09-371-029

(e RESEEGE /
. L. | } 1 o
CqERERE . __,_-/
[t o i‘l
o 3x8aM_ crawE, —— | p
FROM DOL RAPTER, ABY, i \ [eLs, e
SEE BLOS | Sec Ton 1K) GAMRASE DACR A reCRT 4| LaiE e axs Esard
FOR PLOOR SLAS FRAMED FIRCM CHANNEL 1O 1) MALL
s rocmma T {BS AL - SEE DETAL
PO SMPSON '\ SADDLE
reLDED TS BoTT. OF ‘ \—mEdF(E}FMﬂam
vERT ‘ RS
TG VERT. BTL. CONNESTIEN INTE (NJ BXT. AL CORNER.

SECTION "C"

NOTE:
L 14" = Pe” vz o4 o
SCALE: 174" = -2 a E‘::‘:ﬂm? - 1 I\
APPR AL DRANNES. ‘ L 4 {5) DRy AREA
- >
1% £ TISHT TG STL FRMS N (&) ook FRMG
‘) PLATE HT.
Famcbio sen ITTER NTERSEG TS 16-C1-3015
TARKNG MNEA EXT. AL AT RECESSED— DA ——
T BEVOHE BLES SORNER, BETCHD
; fomr DRECTEH) =} RET/ ggr) )’2:1!&. cRANL
VL AL \' /_ REWRIONS_.
ALL LINE b /
b [~y —
¥ el
3 — -
) SECTION "D" —
. e SCALE: 144" = 10" ot Z & JOB NO, 1535
FIN. LR,
tror o= ax
FLR, DECE MG}
SHEET TIMTLE
196
{E) SARASE LIMIT Garage
ﬁmhn;? Bulldmg
™ : Sections
£ ) SECTION "E” |
SCALE: 174" = 1-0" or z &
A= SHEET NO. ,&

T




ALL LISHTING FIXTURES ARE

TC BE S8R ECTED BT ONNER.

4 CONTRACTOR.

NOTE:

FOWER / DATA 7 SINTCH /7 MISG.

IF NDICATED ON PLAN

ELECTRICAL SYMBOL LEGEND

WP, QURPACE MOUNT LED LKSHT
PLTURE (LANTERN} AT EXTERIOR AALL
LAMP RANSE: FAX, 23 FaTT

T3 LM ) PER FLAURE

[-] RECESSED? BRICK LISHT MOUNTED

o

NoTF
FUTURES ARE T BE AT LEAST 10707 APART

3] EXTERIOR. DBL LED SPOTLIGHT
WITH INTEGRAL "MOTION SENSOR!
AT MALL
(ADMSTABLE SHELDED LAMPS)
{POMNNARD DIRECTIONAL Lirs)

LAMP RANGE: MAX, 25 MATT
375 LUMEHS] AT BAGH SPOT LIGHT

2] LANDOGAPE/PATHAAT GROUND MOUNT
&ARDEN TYPE LIGHT PIXTURE
LOM VELTAGE Ot LEDY EXTERION. RATED
GARDEN LIGHTING TYPE FiXTURES:
{FUTURE HESSHT - MAX. 15" HkSH ABOVE SRADE)
LAPS RANGHE M, 5 FATT
238 LENG) PE FIcints

NOTE:
FLCTURES: ARE T BE AT LEAST 166" AFSRT

Nov DUPLEX OUTLET

MOUNT & #15° UKD

P = PATER. FROCF GUTLET

S| 3 SROUND RAULT INTERRUST CRITLET
ARG = ARE. FAULT NTERRUPFT CUTLET

=4

$ SMITCH D PINT» 48" UNT)
SUIERE OTED O g LK T

we TYPES ARE

oM by

cec

I = NATER PREOR EXTERIOR SpHTEH
OCE  DELURTANEYAMEANET BHEc,
BAITCH - BEE GEHERAL HOTES

DA 2 DAMWER SIMTCH

$°  avnr aron
HESRE | ITED: DW= DIMMER, SIMTCH)

100 AP SECTRICAL
BUB PANEL

)-

EXTERIOR LIGHTING FLAN GENERAL NSTES

AL BECTRICGAL MNORE, SHALL B8 ACCOMPLISHED

DESCRIFTION OF
LIGHTING FIXTURES LSED AT EXTERIGR - SEE
LEGEND

VERFY THE MANUFACTURER, § LOCATIONS OF AL

CARMEL-BT-] THE-QEA G PLANNNG [HEPARTMENT

YERIFY MCUNTING HEIGHTS POR ALL BLESTRICAL
CUTLETS, LISHT SNITCHES § NALL MOUNTED LIGHT
FIXTURES WAFNER PRICR TO HETALLATION.

B} ALL EXTERICR LISHTING SHALL BE TIED TS
PHOTOCELL SNTCHES INTREGRAL TO UNIT ore
DARECTED

PHOTOCELL SINTCHES SHALL SHUT DFFATHE
LKSHT FIXTURES DURING DATLIGHT HOURS

Lo VOLTAGE LIGHT PIXTURES, WHERE INDICATED
SHALL HAVE NTESRAL OR REMOTE TRANSFORMENS
DEFENDING ON THE PIXTURE TYPE AND AvALABLE

FOR CORRESFONDING LINE VOLTAGE. PROVIDE ALL.
REGUIRED SOMPONENTS FO® SHTCH SONTROLS,

AL MOTION SENSOR SMTCHED LIGHTS ARE TS

CONNESTEDR TO A SIITCH THAT ALLORS TURNING
LIGHTS ON AND OFF MANUALLY.

APPRSXMATE (E) Coic. -
{2) EDGR OF LANDIS FRANCISCAN
PAVING AT ROAL WAY

v, -
- — /‘E'LJT,’?EJ‘ /

e,
LKE
- 0 prvERAY — 1
(PavERS) —
A
[ ® ||
f -
1 f—qy
.! srel ]
;l EXIBTING
rror. | RESIDENCE
uNE [Eonmea ™ \
oy
{NJ SINTCH, LISHT |—
FIXTURE 4 QUTLET
Fom E T DEGK
/ LGHTNG EXT. WAL LINE MOVN® NEXT T —
§

] e OF oy FRANCISCAN
PAVING AT ROAD WAY

~ M) 3¢ T, Mo
LANDSCAPE
AT (3] SIDES &7 (W)
OPFP-STIREET PARKHNG
ARES, - SR PETAL

1L

rros
LNE J
'
N i
) SOND. APRON a0 4
PkvER KEY) i
2 Gohie, H ) Geme,
BTEFS § PALKIAY
L 0 DRAVERAT TRENCH =
Loy . SARASE
Lo CoHE.
CumELL
AT ENTRY
LT o
SARASE

b Bleee

pot—— FRO. LINE

LTI

i

‘t EXTERIOR
A7 (@) UGHTING PLAN

e g SCALE: 178"

o orz # 8
=

AS PART OF SARASGE REMODELING AND
ADDING NEN EXTERICR, LIGHTING, THE
POLLIEANG AREAS ARE TS HAVE SFCI

TACLES:
[FER CBG 21683
AN SARMGE
2) ALL P EXTERIOR QUTLETS
B} HITHH &' OF LAMDRY SIN<
THE ELECTRICAL SYSTEM SHALL BE

AILLYT SROUNDED USING A SROLNDING
BLESTRODE STSTEM PER. CEG 150.5G.

= EXATING
RESDENCE
/ N REMPVE (B
" " FOR, [N] DO
Y LANG NG
. ~
\

SEX EXISTING SITE PLAN /
FOm AREAS SOUTH OF [~
THE () REGIDENGE. E i
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

October 20, 2015

To: Chair Goodhue and Planning Commissioners

From: Marc Wiener, Acting Community Planning and Building Director
Submitted by: Ashley Hobson, Contract Planner

Subject: Consideration of Design Study (DS 15-053) for the construction of a new

200 square foot carport in the front setback, a new front fence and entry
gate, and site coverage alterations at a property located in the Single-
Family Residential (R-1) Zoning District

Recommendation:

Approve Design Study (DS 15-053) application subject to the attached conditions.

Application: DS 15-053 APN: 010-263-004

Block: I Lots: 11

Location: Casanova St., 5 SW of 8™ Ave.

Applicant: Joshua Stewman Property Owner: Janet Blincoe

Background and Project Description:

The project site is located on Casanova Street, five parcels southwest of Eighth Avenue and is
developed with a 2,745-square foot two-level residence that is clad with stucco siding and a
stone veneer. Parking for the property is currently provided by an uncovered parking pad
located in the front-yard setback on the south side of the property. The existing residence
exceeds the allowed floor area of 1,800 square feet.

The property previously shared a driveway with the neighboring property to the north,
however, on June 13, 2012, the Planning Commission approved a remodel of the subject
residence which included a new parking pad on the subject property and the abandonment of
the shared driveway. Staff notes that typically an uncovered parking pad is not allowed in the
front-yard setback, pursuant to CMC Section 17.38.020.F.1, however, detached parking
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structures (garage and carports) are permitted in the front-yard setback with Planning
Commission approval. Additionally, staff notes that there is an approximately 3 foot easement
along the north property line to allow for the adjacent neighbor to access their parking garage.

The applicant is requesting to construct a 200-square foot detached carport (dimensions: 11.75’
x 17.75’) located in the 15-foot front-yard setback. The proposed carport would be 10-feet 1-
inch high and include cedar columns, a cedar entry gate, and a standing seam metal roof. In
addition to the carport, the applicant is proposing to install a new 4-foot high, picket-style
wood fence at the front of the property with an entry arbor and gate. The entry arbor is
proposed to be 7 feet in height and constructed of cedar wood. The proposal also includes a
reconfiguration of site coverage and the request to maintain an unpermitted 294-square foot
patio and fire pit in the rear yard. The patio is proposed to be built in the southwest corner of
the site and be constructed of impervious concrete.

Staff notes that on April 10, 2015, the property was issued a Stop Work Notice by the City’s
Code Compliance Officer for the addition of 205 square feet to an existing 163 square foot patio
and the construction of a fire pit in the rear yard. Photographs of the partially constructed rear
patio are depicted in the site photographs included as Attachment A.

This project came before the Planning Commission on August 12, 2015 and the Commission
continued the item with a request for changes to be made to the proposed design. The
Commission requested a simpler design for the carport and fence/wall, as well as the
incorporation of more natural materials. The specific requests, including a staff analysis for
each, are included in the following section.
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PROJECT DATA FOR THE 4,000-SQUARE FOOT SITE:

Site Considerations Allowed Existing Proposed

Floor Area 1,800 sf 2,745 sf * 2,745 sf*

Site Coverage 556 sf (13.9%) 1,321 sf (27.9%)** 1,023 sf (25.6%)**
Trees (upper/lower) 3/1 trees 0/2 trees 0/2 trees

Ridge Height (1°/2") 18 ft. 18 ft. (main residence) 10 ft. 1 in. (carport)
Plate Height (1°t/2") 12 ft. 10 ft. (main residence) 9 ft. (caport)
Setbacks Minimum Required Existing Proposed

Front 15 ft. 21 ft. 0 ft. (carport)
Composite Side Yard 10 ft. (25%) 12 ft. (64.5%) No Change
Minimum Side Yard 3 ft. 4 ft. 1.5 ft. (carport)
Rear 15 ft. 5 ft. No Change

*Includes 200 square feet for parking

** Includes 325 square feet of pavement within the North Easement

Staff analysis:

Previous Hearing: The following is a list of recommendations made by the Planning Commission
and a staff analysis on how the applicant has or has not revised the design to comply with the
recommendations.

1. Redesign the carport to reduce the size, height and mass of the design.

The applicant is proposing to construct a 200-square foot detached carport in the area of the
existing parking pad in order to provide covered parking. Because the site exceeds the allowed
floor area, the carport can only be a maximum of 200 square feet in size, which is the minimum
size for an off-street parking space. Previously, a condition was included that the carport be
reduced in size from 260 square feet to 200 square feet. The applicant has complied with this
requirement by reducing the size of the carport by 60 square feet. Additionally, the applicant
has lowered the height of the carport by 2 inches.

In addition to the reduction in the size/area of the carport, the planning commission expressed

concerns with the overall mass and scale. Design Guidelines 6.1 recommends that “facilities for
parking should not dominate the design of the house or site.” Residential Design Guidelines 7.0
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includes objectives to “Minimize the mass of a building as seen from the public way or adjacent
properties,” and states that “A building should relate to the human scale in its basic forms.
Oversized elements make structures appear massive and should be avoided.” In regards to the
carport, the applicant has removed the stone columns and replaced them with Cedar wood
posts, which has significantly simplified the front elevation of the carport. The previous plans
are included as Attachment D. In staff’s opinion, the applicant has complied with the
Commission’s request for a reduction in the mass of the design.

2. Simplify the design of the front fence and gate.

The applicant previously proposed a 3-foot high solid stone wall with 5-foot high stone columns
and a 7-foot high entry arbor along the front property line. The Commission recommended a
grape stake fence or an alternative design with open, transparent qualities. The applicant has
revised the design to incorporate a 4-foot high wood picket-style fence with a 7-foot high entry
arbor along the front property line. In staff’s opinion, the applicants new fence design meets
the Planning Commission’s request.

With regard to the entry arbor, the Commission previously expressed that the arbor was too
wide and had a large-scale appearance and recommended that the applicant consider an
alternative design. Residential Design Guideline 11.7 states that arbor designs should be
“narrow, low and light scale. Avoid the use of tall or wide entryways and avoid massive timbers
or other heavy building elements when creating an arbor.” The applicant reduced the height of
the arbor from 8 feet to 7 feet and reduced the width from 5-feet 2-inches to 4 feet.
Additionally, the applicant removed the 2-foot wide stone columns on each side of the entry
arbor. In staff’s opinion, the revised design includes a simplified front fence, entry arbor, and
gate.

3. Eliminate all skylights from the roof of the carport.
The Commissioners recommended that the applicant remove the six proposed skylights from
the carport roof to reduce the clutter as viewed from the adjacent properties. The applicant

has removed all of the skylights and is proposing a flat, standing seam metal roof above red
Cedar rafters for the carport.
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4. Incorporate complimentary elements between the carport and the front fence.

The previous submittal included a combination of wood (arbors and gates), metal (carport
roof), and stone (columns and walls) materials, and included a flat carport roof with an arched
entry arbor. The Commissioners requested a simplification of the proposed materials and
requested complimentary designs between the different elements. The applicant complied by
removing all stone elements from the proposal and incorporating similar material throughout
the whole proposal. The current proposal includes cedar throughout the fence, arbor and
carport, with a copper roof above the carport.

5. Eliminate the art niche.

The initial submittal included an art niche along the front entry wall, and the Commissioners
recommended that the art niche be removed to simplify the design. The applicant has
complied by removing the art niche.

6. Further reduce site coverage on the site and eliminate the unpermitted patio/fire pit.

The existing lot contains 1,321 square feet of site coverage, which is 925 square feet above the
allowable site coverage for a 4,000 square foot lot. As previously noted, the property was
recently issued a Stop Work Notice by the City for the addition of 131 square feet to the rear
patio and the new construction of a fire pit in the rear yard. As part of this proposal, the
applicant is requesting to retain the rear patio and fire pit. However, the applicant is proposing
to remove 298 total square feet of site coverage, which includes 74 square feet from the rear
patio. The net site coverage would be 1023 square feet with the reductions (include driveway
easement). A site coverage calculation plan is included on Sheet 5 of the plan set.

As shown in the photograph included as Attachment E, an approximately 3’ wide driveway
easement exists along the north side of the property. Staff notes that the site coverage
calculation includes the 325 square foot driveway easement, which is exclusively used by the
norther neighbor. The applicant is requesting that the Planning Commission allow the
deduction of the 325-square foot driveway from the total site coverage calculations. With this
deduction, the proposed site coverage would be 697 square feet, which is only 141 square feet
over the allowed site coverage of 556 square feet. Staff supports deducting the driveway out of
the site coverage calculations as it only benefits the neighbor and not the subject property
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owner. However, the Commission should consider whether the site coverage should be
brought into compliance by requiring the applicant to remove the additional 141 square feet.

Environmental Review: The proposed project is categorically exempt from CEQA requirements,
pursuant to Section 15303 (Class 3) — Construction or modification of a limited number of new
or existing small structures. The proposed new detached carport does not present any unusual
circumstances that would result in a potentially significant environmental impact.

ATTACHMENTS:

e Attachment A — Site Photographs

e Attachment B — Draft Conditions

e Attachment C — Draft Findings of Approval

e Attachment D — Previous Project Plans (8.5” x 11”)
e Attachment E — Easement Depiction Photograph

e Attachment F — Project Plans
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Attachment A - Site Photographs

Front elevation, facing west on Casanova Street
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Conditions of Approval

No.

Standard Conditions

Authorization: This approval of Design Study (DS 15-053) authorizes 1) the
construction of a 200-square foot detached carport (dimensions: 11.75’ x 17.75’)
located in the 15-foot front-yard setback. The carport will be 10-feet 1-inch high
and include cedar columns, a cedar entry gate, and a standing seam metal roof,
2) the installation of a new 4-foot high, picket-style wood fence at the front of
the property with an entry arbor and gate. The entry arbor will be 7 feet in
height and constructed of cedar wood. 3) The reconfiguration of site coverage,
and 4) the allowance to maintain the rear patio and gas fire pit in the rear yard.

The project shall be constructed in conformance with all requirements of the
local R-1 zoning ordinances. 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.

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.

All new landscaping, if proposed, shall be shown on a landscape plan and shall
be submitted to the Department of Community Planning and Building and to the
City Forester prior to the issuance of a building permit. The landscape plan will
be reviewed for compliance with the landscaping standards contained in the
Zoning Code, including the following requirements: 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 site conditions. The landscaping plan shall show where new trees will
be planted when new trees are required to be planted by the Forest and Beach
Commission or the Planning Commission.

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

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
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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.

Approval of this application does not permit an increase in water use on the
project site. Should the Monterey Peninsula Water Management District
determine that the use would result in an increase in water beyond the
maximum units allowed on a 4,000-square foot parcel, this permit will be
scheduled for reconsideration and the appropriate findings will be prepared for
review and adoption by the Planning Commission.

The applicant shall submit in writing to the Community Planning and Building
staff any proposed changes to the approved project plans prior to incorporating
changes on the site. If the applicant changes the project without first obtaining
City approval, the applicant will be required to either: a) submit the change in
writing and cease all work on the project until either the Planning Commission
or staff has approved the change; or b) eliminate the change and submit the
proposed change in writing for review. The project will be reviewed for its
compliance to the approved plans prior to final inspection.

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 be limited to 15 watts (incandescent
equivalent, i.e., 225 lumens) or less per fixture and shall not exceed 18 inches
above the ground.

10.

All skylights shall use non-reflective glass to minimize the amount of light and
glare visible from adjoining properties. The applicant shall install skylights with
flashing that matches the roof color, or shall paint the skylight flashing to match
the roof color.

N/A

11.

The Carmel stone facade 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. Prior to the full installation of stone during construction,
the applicant shall install a 10-square foot section on the building to be reviewed
by planning staff on site to ensure conformity with City standards.

N/A

12.

The applicant shall install unclad wood framed windows. Windows that have
been approved with divided lights shall be constructed with fixed wooden
mullions.  Any window pane dividers, which are snap-in, or otherwise
superficially applied, are not permitted.

N/A

13.

The applicant agrees, at his or her sole expense, to defend, indemnify, and hold
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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.

The driveway material shall extend beyond the property line into the public right
of way as needed 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.

15.

This project is subject to a volume study.

N/A

16.

Approval of this Design Study shall be valid only with approval of a Variance.

N/A

17.

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

N/A

18.

The applicant shall include a storm water drainage plan with the working
drawings that are submitted for building permit review. The drainage plan shall
include applicable Best Management Practices and retain all drainage on site
through the use of semi-permeable paving materials, French drains, seepage
pits, etc. Excess drainage that cannot be maintained on site, may be directed
into the City’s storm drain system after passing through a silt trap to reduce
sediment from entering the storm drain. Drainage shall not be directed to
adjacent private property.

N/A

19a.

An archaeological reconnaissance report shall be prepared by a qualified
archaeologist or other person(s) meeting the standards of the State Office of
Historic Preservation prior to approval of a final building permit. The applicant
shall adhere to any recommendations set forth in the archaeological report. All
new construction involving excavation shall immediately cease if materials of
archaeological significance are discovered on the site and shall not be permitted
to recommence until a mitigation and monitoring plan is approved by the
Planning Commission.

N/A

19b.

All new construction involving excavation shall immediately cease if cultural
resources are discovered on the site, and the applicant shall notified the
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Community Planning and 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 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.

20.

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.

N/A

21.

All conditions of approval for the Planning permit(s) shall be printed on a full-
size sheet and included with the construction plan set submitted to the Building
Safety Division.

*Acknowledgement and acceptance of conditions of approval.

Property Owner Signature Printed Name Date

Once signed, please return to the Community Planning and Building Department.
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FINDINGS REQUIRED FOR DESIGN STUDY APPROVAL (CMC 17.64.8 and LUP Policy P1-45) For

each of the required Design Study findings listed below, staff has indicated whether the submitted
plans support adoption of the findings. For all findings checked "no," the staff report discusses
the issues to facilitate the Planning Commission decision-making. Findings checked "yes" may or

may not be discussed in the report depending on the issues.

Municipal Code Finding

YES

NO

1. The project conforms with all zoning standards applicable to the site, or has
received appropriate use permits and/or variances consistent with the zoning
ordinance.

v

2. The project is consistent with the City’s design objectives for protection and
enhancement of the urbanized forest, open space resources and site design. The
project’s use of open space, topography, access, trees and vegetation will maintain
or establish a continuity of design both on the site and in the public right of way that
is characteristic of the neighborhood.

3. The project avoids complexity using simple/modest building forms, a simple roof
plan with a limited number of roof planes and a restrained employment of offsets
and appendages that are consistent with neighborhood character, yet will not be
viewed as repetitive or monotonous within the neighborhood context.

4. The project is adapted to human scale in the height of its roof, plate lines, eave
lines, building forms, and in the size of windows doors and entryways. The
development is similar in size, scale, and form to buildings on the immediate block
and neighborhood. Its height is compatible with its site and surrounding
development and will not present excess mass or bulk to the public or to adjoining
properties. Mass of the building relates to the context of other homes in the
vicinity.

5. The project is consistent with the City’s objectives for public and private views
and will retain a reasonable amount of solar access for neighboring sites. Through
the placement, location and size of windows, doors and balconies the design
respects the rights to reasonable privacy on adjoining sites.

6. The design concept is consistent with the goals, objectives and policies related to
residential design in the general plan.

7. The development does not require removal of any significant trees unless
necessary to provide a viable economic use of the property or protect public health
and safety. All buildings are setback a minimum of 6 feet from significant trees.
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8. The proposed architectural style and detailing are simple and restrained in
character, consistent and well integrated throughout the building and
complementary to the neighborhood without appearing monotonous or repetitive
in context with designs on nearby sites.

9. The proposed exterior materials and their application rely on natural materials
and the overall design will as to the variety and diversity along the streetscape.

10. Design elements such as stonework, skylights, windows, doors, chimneys and
garages are consistent with the adopted Design Guidelines and will complement the
character of the structure and the neighborhood.

11. Proposed landscaping, paving treatments, fences and walls are carefully
designed to complement the urbanized forest, the approved site design, adjacent
sites, and the public right of way. The design will reinforce a sense of visual
continuity along the street.

12. Any deviations from the Design Guidelines are considered minor and reasonably
relate to good design principles and specific site conditions.
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(P) SOUTH ELEVATION

— SHEET THLE:
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TT——RED CEDAR RAFERS, 66" it onre. sama0rs
/ il e PLANNING PERMIT SUBMITTAL DATE: 2.03-2015
~ |
iF; A L Vid A= Fi/1 I/4 /_\_4,,)( 4" STEEL POSTS WELDED BUILDING PERMIT SUBMITTAL DATE: -
7 - TO 4"x8" BEAMS (SEE STRUCTURAL)  DATE ISSUED FOR GONSTRUCTION:
/1 ‘n/ WRAP WITH CEDAR
o 43 %
REVISIONS:
7 A - PLANNING 3/17/2015
DRY-STACKED STONE VENEER A
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JANET BLINCOE RESIDENCE

PROJECT TEAM SITE PHOTO DRAWING INDEX
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! : ARCHITECTURAL STRUCTURAL
|
OWNERS: JANET BLINCOE | A-0.1 PROJECT TITLE PAGE
CASANOVA, 5 SW of 8th St. 2—(1).2 BEST PRACTICE MANAGEMENT HOMELIFE
CARMEL-BY-THE-SEA, CA 93921 - -1.0 | (F)SITE PLAN DESIGN STUDIO
847) 774-4958 Al ), 0 oAm B
( A-12 (P) SITE COVERAGE RESIDENTIAL DFSIGN - (EED AP
A-3.0 | (P) CARPORT ELEVATIONS A A e
L1 (P) FRONT YARD LANDSCAPING PLAN (831) 920.8814
DESIGNER: HOMELIFE DESIGN STUDIO - JOSHUA STEWMAN
1042 EGAN AVE.

PACIFIC GROVE, CA 93950 i
(831) 920-8814 - joshua@homelifedesignstudio.com f

'HOMELIFE DESIGN STUDIO

PROJECT:

JANET BLINCOE
RESIDENCE

CASANOVA, 5 SW of 8th St.

ADDITIONAL PROJECT INFORMATION CARMEL, CA 93921

CONTRACTOR: STEVE BLALOCK BUILDING & DESIGN
1161 SYLVAN PLACE
MONTEREY, CA 93940
(831)238-2980
CA CONTRACTORS LIC.# 528023

STRUCTURAL:  PACIFIC ENGINEERING GROUP ‘
ENGINEER 9699 BLUE LARKSPUR LANE, SUITE 202 PROJECT DESCRIPTION:  THIS IS A NEW 200 SQFT. CARPORT FOR AN EXISTING A 010-263-004-000
(831) 333-0644 SINGLE FAMILY RESIDENCE ON CASANOVA. CURRENTLY THERE ARE NO COVERED PROJECTNO: 168
5 PARKING SPACES ON SITE. THIS PROPOSAL WOULD PROVIDE 1 COVERED PARKING OWNER:
’ SPACE AND A NEW FRONT ENTRY GATE. ALSO INCLUDED IN THE PROJECT IS A NEW
BACK PATIO GAS FIRE PIT. ’ JANET BLINCOE
CARMEL, CA 93921

PROJECT INFORMATION ph. 920-8814

bR A SHEET TITLE:
PROPERTY: CASANOVA 5 SW of 8TH ST. U ~ I- 0 8 2 0 T
ADDRESS CARMEL-BY-THE-SEA, CA 93921 JL v 5 PROJECT
‘ ASSESSOR'S PARCEL #: 010-263-004-000 SITE MAP COVER PAGE
‘ ZONING: R-1 i )
OCCUPANCY GROUP: SINGLE FAMILY RESIDENTIAL | z z £ 3 - i MNA
TYPE OF CONSTRUCTION:  TYPE 5 - WOOD FRAMED ! H o E = g
| : A A GENERAL NOTES:
8 > 1 o B 2
i g i = = Tarme = :
LOT SIZE (Sqft.): - 4000 sqft. N\W/\/\/W\/—\,_\@\- : s Dziis o DRAWN BY: JOSHUA I. STEWMAN
SITE COVERAGE: ‘,’/‘. (E) 1353 sqft. = 33.8% SITE COVERAGE (including 358 sqft easement) \ Tth Ava 7o Ave @ Tih Ave 1. CONTRACTOR TO VERIFY ALL DIMENSIONS AND NOTIFY DESIGNER OF ANY DISCREPANCIES BEFORE PRINT DATE:  OCT 2, 2015
SITE COVERAGE: \ A (P) e sqﬁ. = 17.4% SITE COVERAGE } ) g :: '(: PROCEEDING. PLANNING PERMIT SUBMITTAL DATE: 2-03-2015
g g g 2. THIS PROJECT SHALL COMPLY WITH THE 2013 CALIFORNIA BUILDING, PLUMBING, MECHANICAL BUILDING PERMIT SUBMITTAL DATE: 1=
(E) HARDSCAPE PERMEABLE SEMI-PERMEABLE I 3 3 % £ g ’ " g
Driveway(pavers) w/shared driveway easement 7 (544 sf) + (358 st)\iA 3 H H ELECTRICAL, AND FIRE CODES, AND THE 2013 CALIFORNIA ENERGY CODE. DATE ISSUED FOR CONSTRUCTION:  —
Back Patio (pavers 163 s = S
| F::nt 8: Sid(g sZ Relr Walkways (concrete & stone) \\’ E4ss sg P S 3. THE STRUCTURAL ENGINEER OF RECORD SHALL GO ON REGULAR JOBSITE VISITS AT SIGNIFICANT .
| Parking Pad N200 8 | . & CONSTRUCTION STAGES AND AT THE COMPLETION OF THE STRUCTURAL SYSTEM. AT THE CONCLUSION OF EEVISIONS:
| Total: 1353 SF / 4000 SF = 33.8% i FRie fhive o THE WORK INCLUDED IN THE PERMIT, THE STRUCTURAL OBSERVER SHALL SUBMIT TO THE BUILDING /A -PLANNING 371772015
! F A OFFICIAL A WRITTEN STATEMENT THAT SITE VISITS HAVE BEEN MADE AT KEY STAGES OF CONSTRUCTION, A\ -PLANNING s12212015
(P) HARDSCAPE A ; § o o _ SHALL IDENTIFY ANY REPORTED DEFICIENCIES THAT HAVE NOT BEEN RESOLVED AND SHALL SUBMIT A /A - PLANNING COMMENTS 810412015
Driveway (P) Parking pad 7 (254sf) LA H 3 1 H] o DESIGN REQUIRED TO REPAIR THE DEFICIENCIES. A
Back Patio (stone tile) S (294 sf) "\ ! H 2 % | GnBugn 5 g - PLANNING COMMENTS 6/21/2015
Front & Side & Back Walkways (concrete & stone) A ! g 3 g A Bugan @ 2 : A - PLANNING CHANGES 8/25/2015
Parking Pad (Carport) {2005 ; g 3 @ k A
Total: 697 SF /4000 SE = 17.4% " : % FIRE DEPARTMENT NOTES:
/f\, . 13 g A i Ave 5 ) FILE: VIEW:
/\/\/\/_\/\/-\/‘\ ’ 1. ALL BUILDINGS SHALL HAVE A PERMANENTLY POSTED ADDRESS WHICH SHALL BE PLACED AT EACH
| HOUSE SIZE (Sqft.): P (E) 2745 sqft. (includes a 200 sf parking pad) A ‘ o . e DRIVEWAY ENTRANCE AND VISIBLE FROM BOTH DIRECTIONS OF TRAVEL ALONG THE ROAD. IN ALL Sindos rowss e
e e A A A ; 2! £ 2 L g CASES, THE ADDRESS SHALL BE POSTED AT BEGINNING OF CONSTRUCTION AND SHALL BE MAINTAINED e e i s o S .
HOUSE SIZE (Sqft.): = (P) 2745 sqfi. (now includes a 200 st carport) E B} 3 H % THEREAFTER AND THE ADDRESS SHALL BE VISIBLE AND LEGIBLE FROM THE ROAD ON WHICH THE
: H H 3 ADDRESS IS LOCATED.
i r F3 s et : 4 "
CODE EDITIONS: 2013 CALIFORNIA BUILDING, : g 2 2 2. SIZE OF LETTERS, NUMBERS, AND SYMBOLS FOR ADDRESS SHALL BE A MINIMUM OF 3" LETTER HEIGHT, %' P—
MECHANICAL , PLUMBING, ELECTRIC AL, 10t Ave 10tk Ave 10th Ave STROKE, CONTRASTING WITH THE BACKGROUND COLOR OF THE SIGN. :
CFC, & 2013 CALIFORNIA ENERGY CODE L g g
‘ A i g g = -
NO TREE REMOVAL OR GRADING l [

o CARMEL-BY-THE-SEA, CA 93921 SHEET 1 OF 7 SHEETS

1042 EGAN AVE. o PACIFIC GRO‘IE.‘IC§JZDHNIA 93950
TEL831-820-6814 » joshua@homalifedesignstudio.com




CoNsTRUCTION SiTE BEST MANAGEMENT PRACTICES

THE FOLLOWING BMPs MUST BE PROPERLY USED AT ALL CONSTRUCTION SITES TO PROTECT STORM DRAINS AND MINIMIZE POLLU.

The M y Regional § M. Program (MESWMP) prohibits pollutant
discharges at wak sites t'mm flowing into storm drains and polluting neighborhood creeks,
dvers, and the ozean. To comply with the law and keep your project on schedule, make sure
propes BMPs are in place and functioning, Sivs mustbe
checked and maintained daily. The following BMTs are
tecommended; they are not all-inclusive. Refer to
references indicated on the front of this

brochure for additional BMPs.

Covcrits Truces / Puvprrs / FINISHERS

ihan Frper

. mearby weas. T

.Y - o ensure compdan
Ewid

—"—-—'i}m aND GRADING

Protecting water ses0unces improves sad presenves
guality of i tor cur childoen and huture generaticns.

Questions? Contact the local Public Works Dept. in the jurisdiction
yout project resides or the MRSWMP Program Manager.

Phot conrtesy of the City of San Dicgo

§33¢ s

EOLLIITION PREVENTION PLANNING Mﬂ!@'&.ﬂ&.ﬁm X ¥
Evary construclion project must have an ercsion and ! Y % e

sediment confrol plar: ¢ preveat soil and materais kom :

feaving the site. Basic steps for this plar: indlude:

Monterey Regional

sumas!ans
Storm Water Program

sea

2 Didersinnloo iitedcional ter manage-
mm'easmmmempurwmw

5o5 o1 cihar vegetalve
sctect from wind and

Yol consiryction Site and project needs.

Identify the storm drens and the conveyance system
(s} nearast e construsction site area nd provide
plan to protect them from workste pollutants.

M

CONSTRUCTION?

Ootain afl iocal pirisdictional parmils, induding trafhe
conral parmts, i neaded.

Schaduie construciion achiviies so that e seil is not
exposed for long pertod of time. ngm«sgte
smad arpas, nsiall key secument control practices
befie she adng begas.

& Cortact the mspector assigried 10 your project 1o » 2
W Bw::y! ‘ob m‘:_d e & Mo + Breax un long siapes m sediment barmas.
e i BMEs 1 irap sedimer? on ov

Kl

u;a

stalt

= gout cortact loca

Orwine RESOURCES

california Storm Water Quality Assoclation -
www.cabinphandbooks.com
A Storu WATER
POLLUTION PREVENTION
Pion ity UIERA
PrREvENT PoLLUTION ARD AVOD FINES {3 5'5) GUIDE FOR THE
Contrgl: Thebest e of defense 5t use good rouse- CONSTRUCTION iNDUSTRY
keaping practices ard sedimenterssion contra! BMPs
%Wmamawmmammgmmv e
Contalp: Isoiate your work are b prevant dsch: = ‘
m,—.gﬁ; Sto:?@ﬂm‘tfmﬁmw S D, MontereySEA.org
and fn sacondary containmen, f necassary. M;'; et (831) 645-4621
Capture: Sweep o7 vacuum up &ny material that could '
possibly run offstie. Dispose of wastes propery by :::m {(gg g:g,g%
shecking product abels for disposal reguirements. Wobs Homm}SEA.nrg
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74 SF - concrete

section t
cutandr

rear walkway

be saw
move

136 SF - Stone walkway

134 SF - Stone walkway

’X)Zi <><' \‘/,g‘\};«"

358 SF - DRIVEWAY EASEMENT
o 2

34 SF - Stepping Stones

36 SF - Patio

294 SF - BACK PATIO = \

127 SF - Patio

_*ONLY 131 SFIS NEW ' \/

30 SF - Brick stairs

200 SF - PARKING PAD

= SQUARE FT. OF EXCLUSIVE DRIVEWAY EASEMENT = 358 SF

= SQUARE FT. OF SITE COVERAGE TO REMAIN

= SQUARE FT. OF PROPOSED ADDITIONAL 165 SF NEW
COVERAGE
= SQUARE FT. TO BE REMOVED 536 SF - TO BE REMOVED
NEW SITE COVERAGE TOTAL = 697 SQFT.

(SEE - A0.1 SITE COVERAGE TABLES)
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PLANT LIST - TYPE & CONTAINER SIZE

PLANTTYPE | SYMBOL BOTANICAL NAME COMMONNAME| szE  |QTY.
SHRUBS: O S-1 | ROSMARINUS TUSCAN BLUT ALT, ROSMARY SHRUB  [3GALLON | |
© 52 | nosarivus TUSCAN BLUE ROSMARY 1GALLOR s
@ $4 | ERIOPHVLLUM STACHAEDFOLIUM 1ZZARD TAILS 1 GALLON s
® 55 | LAVENDULA X INTERMEDIA PROVENCE' | LAVENDER LGALLON | 13
GROUND
COVERS:
'ARCTOSTAPHYLOS MANZANTTA
-.w- CEANOTHIS G. 'YANKEE POINT' COAST LILAC 1GALLON | 8
"CAREX DENSA ALT
GRASSES: @ Gt | PANSAPRAR QuarTs 4
HELI
@ Q.2 | SEMPRRVIRENS 'SAPPHIRE' BLUEOATGRASS  |QUARTS 4
ALT,
‘ELYMUS MOLLIS NATIVE DUNE
@ 03| ELYMUS CONDENSATUS GRASS QUARTS El

ICERTIFY THAT THIS LANDSCAPING AND IRRIGATION PLAN COMPLIES
WITH ALL MONTEREY COUNTY LANDSCAPING REQUIREMENTS INCLUDING
'USE OF NATIVE, DROUGHT-TOLERANT, NON-INVASIVE SPECIES; LIMITED
TURF; AND LOW-FLOW, WATER CONSERVING IRRIGATION FIXTURES.

THE IRRIGATION PROPOSED USES MATCHED PERCIPITATION
SPRAY HEBADS WITH A MAJORITY OF THE ZONES DESIGNATED
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

October 20, 2015

To: Chair Goodhue and Planning Commissioners

From: Marc Wiener, Community Planning and Building Director

Submitted by: Catherine Tarone, Assistant Planner

Subject: Consideration of an application for revisions to an approved Design Study

(DS 14-90) for the construction of a new residence located in the Single-
Family Residential (R-1) Zoning and Archaeological Significance Overlay
Zoning Districts (New planning application case number: DS 15-339).

Recommendation:
Determine the appropriate action

Application: DS 15-339 (Revision #1 to DS 14-90) APN: 010-223-032

Location: Monte Verde St. 3 NW of 4t Ave.
Block: Il Lots: North % of Lot 9 & South % of 11
Applicant: Justin Pauly, architect Property Owners: Carl and Dianne Shannon

Background and Project Description:

The project site is located on Monte Verde Street, three parcels northwest of Fourth Avenue.
The property is developed with a one-story stucco-clad residence, detached carport, and
detached studio. On December 10, 2014, the Planning Commission approved a Design Study
(DS 14-90) application to demolish the existing 933-square foot residence and construct a new
1,927-square foot two-story residence on the subject property.

The approved residence had a contemporary-cottage architectural style with finish materials
that include: a combination of plaster and vertical wood siding, a zinc-metal roof, unclad wood
windows and doors, and board-formed concrete on the garage, chimney, and driveway
retaining walls.
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DS 15-339 (Shannon)
October 20, 2015
Staff Report

Page 2

On September 14, 2015, the applicant submitted a Design Study application proposing to
replace the board-formed concrete with a stone veneer. A photograph of the proposed
stonework is included as Attachment B. Staff has referred the proposed revision to the
Planning Commission because it is a change in appearance from the approved project.

Staff analysis:

Stonework: The Residential Design Guideline 9.10 states that, “The application of stone should
appear structural and authentic. A gratuitous or purely decorative appearance should be
avoided.”

The proposed use of stonework on the garage and retaining walls appears structural as
recommended by the Design Guidelines. However, the proposal is a deviation from the
approved plans and will affect the appearance of the front elevation, which is why staff has
referred this application to the Planning Commission. The Commission should consider
whether the proposal is compatible with the overall architectural style of the residence.

Environmental Review: The proposed project is categorically exempt from CEQA requirements,
pursuant to Section 15301 (Class 1) — Existing Facilities.

ATTACHMENTS:

. Attachment A — Original Approved Elevations
o Attachment B — Photograph of Stone

J Attachment C — Project Plans
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Attachment B - Proposed Stone

JUSTIN PAULY AR CTS

intended lay of stone

550 hartnell st. suite h. monterey ca 93940
ph: 831.920.1045 fx: 831.886.3660
justinpaulyarchitects.com
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

October 20, 2015

To: Chair Goodhue and Planning Commissioners

From: Marc Wiener, Community Planning and Building Director

Submitted by: Catherine Tarone, Assistant Planner

Subject: Consideration of an application for revisions to an approved Design Study

(DS 13-146) for exterior siding changes on an existing residence located in
the Single-Family Residential (R-1) District (New planning application case
number: DS 15-327).

Recommendation:

Determine the appropriate action

Application: DS 15-327 (Revision #1 to DS 13-146) APN: 010-033-006

Block: 64 Lot: S.%0f2,3,4,&5
Location: Northwest Corner of Ocean Avenue and Carpenter Street
Applicant: Chris Boqua Property Owner: Cathryn Carlson

The project site is a 5,000-square foot property located at the northwest Corner of Ocean
Avenue and Carpenter Street and is developed with a 3,476-square foot, two-story single-family
residence. On March 11, 2014, the Planning Commission approved a Design Study (DS 13-146)
application for alterations to the residence including: installation of new fiberglass windows and
sliders, red-cedar vertical slat-siding screens on the exterior, the repair and replacement of
existing decks, and the repair of the existing wood fence. The residence is currently under
construction.

On September 22, 2015, the applicant submitted an application proposing a 175-square foot
rooftop deck on the mid-section of the building with two 42-inch high glass guardrails and a
metal spiral staircase on the north elevation for roof access. The applicant is also proposing to
add aluminum-filled channels to the exterior plaster siding. Staff has referred these proposals
to the Planning Commission.
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DS 15-327 (Carlson)
October 20, 2015
Staff Report

Page 2

Staff analysis:

Rooftop Deck: Residential Design Guideline 5.1 states an objective to “organize functions on a
site to preserve reasonable privacy for adjacent properties.”

The applicant is proposing a 175-square foot rooftop deck above the middle section of the
residence. The proposed rooftop deck does not appear to impact neighboring privacy. Staff
notes that the adjacent property to the north is a vacant lot and the west and east sides of the
deck would be screened by the gabled roof elements.

The deck includes 42-inch high glass railings and access would be provided by an exterior metal
staircase on the north elevation. The applicant has set the railings back 2 feet from the edges
of the north and south walls to reduce their visibility. Staff could support the rooftop deck, but
recommends that the south railing be shifted an additional 2 feet north, to further reduce its
visibility from Ocean Avenue and to reduce the size of the outdoor activity area by
approximately 35 square feet. The Commission should consider this recommendation and
discuss whether the proposal for a rooftop deck is appropriate for this residence.

Aluminum Channels: Design Guideline 9.3 recommends keeping “building forms, materials and
details simple and visually restrained” and states an objective to “Avoid visual complexity. Too
many different materials or excessive details create a busy appearance and should be
simplified.”

The applicant is proposing to add aluminum-filled channels to exterior plaster siding on the
north and south elevations of the residence. The proposed channels would create lines in the
walls in order to add a new architectural detail to the building. A photograph of the proposed
aluminum channels is included as Attachment B. Staff has referenced the above guidelines
because the proposal may add visual complexity to the building. The Commission should
consider whether the proposal is consistent with the guidelines.

Environmental Review: The proposed project is categorically exempt from CEQA requirements,
pursuant to Section 15301 (Class 1) — Existing Facilities.

ATTACHMENTS:
J Attachment A — Project Plans
] Attachment B — Photograph of Aluminum Channels
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Attachment A - Revised Plans
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

October 20, 2015

To: Chair Goodhue and Planning Commissioners

From: Marc Wiener, Acting Community Planning and Building Director

Submitted by: Matthew Sundt, Contract Planner

Subject: Consideration of Concept Design Study (DS 15-269) for the construction of a

new single-family residence located in the Single-Family Residential (R-1)
Zoning District.

Recommendation:
Accept the Concept Design Study (DS 15-269) subject to the attached findings and
recommendations/draft conditions.

Application: DS 15-269 APN: 010-264-002
Block: 0 Lot: 15
Location: Camino Real, 2 NW of 9" Ave.

Applicant: Claudio Ortiz/Agent-Designer  Property Owner: Zach Trailer

Background and Project Description:

The property is 4,000 square feet in size and includes an existing single-story residence and a
detached garage in the front yard setback area. The property slopes approximately 10 vertical feet
from front to back. A Historic Determination of Ineligibility for the residence was issued by the
Planning Department on May 15, 2015.

The applicant has submitted plans to build a new 1,800-square foot single-family residence. The
residence includes 1,179 square feet on the main level (street level) and 620 square feet on the
lower level, which includes an attached garage. Finish materials include wood shingle siding on the
exterior and Carmel stone veneer on the lower level of the south elevation and a minor area of
Carmel stone veneer on the east elevation as seen from Camino Real. In addition, the applicant is
proposing wood-shingle roofing and unclad wood windows and doors, and new fencing. Fencing
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will include a four-foot high grape-stake fence with spaced pickets at front of the property and a

solid six-foot high grape stake elsewhere, except for the north fence line, which will remain as is.

Of note is the approximately 72-foot driveway on the south side of the property that provides
access to the one-car garage. The floor level of the garage is 10 feet below street level. The
construction of the home also necessitates removal of 125 cubic yards of soil (“cut”) to
accommodate the lower level living space and garage. The north and south plan elevations show
the area of cut as a dashed line. The proposed cut will translate to approximately 16 haul truck

trips (based on 8 cubic yards per load) on Carmel roads.

PROJECT DATA FOR A 4,000 SQUARE FOOT SITE:

Site Considerations Allowed Existing Proposed
Floor Area 1,800 sf (45%) NA 1,800 sf (45%)
Site Coverage 556 sf (0.22 + .04%) NA 556 sf (0.22 + .04%)

Trees

3 Upper /1 Lower

0/2 (includes existing

1/2

(recommended) tree at rear of
property)
Ridge Height (1°t/2") 18'/24’ NA Max. 1% floor: 12°-5”
Max. 2" floor: 22°-5”
Plate Height (1°t/2") 12’/ 18’ NA Max. 1% floor: 10.0’
Max. 2" floor: 17.5’
Setbacks Minimum Required Existing Proposed
Front 15’ NA 17’ — 8” (residence)
72’ (detached garage)
Composite Side Yard 10’ (25%) NA Min: 10.0 ft (25%)
Minimum Side Yard 3 NA Min. North Side: 7’
Min. South Side: 3’ @garage
Rear 15’ n/a Min: 15’

Other project components include: 1) the removal of all existing site coverage (one single-family
dwelling, a detached garage, hardscape, landscape, and decking), and 2) removal and replacement
of the existing fencing on the south and west boundaries. An existing tree (holly) in the front yard

setback will be removed.
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Staff has scheduled this application for conceptual review. The primary purpose of this meeting is
to review and consider the site planning, privacy and views, mass and scale related to the project.
However, the Commission may provide input on other aspects of the design.

Staff analysis:
Forest Character: Residential Design Guidelines 1.1 through 1.4 encourage maintaining “a forested
image on the site” and for new construction to be at least six feet from significant trees.

The site currently contains two lower canopy trees, one in the backyard (Silver Dollar eucalyptus)
and one in the front yard (a Holly tree); the applicant proposes to remove the holly tree. There is a
Cypress tree on the adjacent property to the south and a Coast Live oak to the north of the subject
property. It does not appear that these trees will need to be pruned to accommodate the new
residence.

City code (CMC Section 17.34.070 - Landscaping Standards for Residential Districts) requires that
upper and lower canopy trees be planted as a component of development projects. The plans
indicate that one Monterey pine (an upper canopy tree) and one Coast Live oak (lower canopy tree)
will be planted in the front yard area. A condition has been drafted that requires two new trees be
planted.

Privacy & Views: Residential Design Guidelines 5.1 through 5.3 state that “designs should preserve
reasonable solar access to neighboring parcels” and “maintain privacy of indoor and outdoor spaces
in a neighborhood” and “maintain view opportunities.”

Staff has not identified any view impacts that would be created by the new residence. With regard
to privacy, staff notes that the adjacent neighbor to the north is a private residence which has
second floor windows that overlook the subject property. On the south side of the subject
property is a residence with patio area and windows. Review of the proposed plans indicates that
windows are to be off-set from the adjacent neighbor to the south and the patio area would not be
intruded upon. Staff does not anticipate any privacy impacts associated with the project.

Mass & Bulk: Residential Design Guidelines 7.1 through 7.6 encourages “presenting a one-story

height to the street” and to “locating two story element downhill.” Further, these guidelines state
that “a building should relate to a human scale in its basic forms.”
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The applicant is proposing to demolish the existing residence and detached garage in order to build
a new single-family residence. The two-story element is located at the rear, downhill portion of the
property, as recommended by the guidelines. In addition, the proposed residence is much smaller
than adjacent residences north and south of the project site as depicted on Sheet 4 of the plan set.
With regard to mass and bulk, in staff’'s opinion, the proposed residence meets the objectives of
Residential Design Guidelines 7.1 through 7.6.

Building & Roof Form: Residential Design Guidelines 8.1 through 8.3 state that "Shallow to
moderately pitched roofs are appropriate on one-story buildings. More steeply pitched roof with
low plate lines can be used on two-story buildings." The Guidelines emphasize using
“restraint” and “simplicity” in building forms, which should not be complicated, and roof lines,
which should “avoid complex forms.”

The proposed design includes a two-story residence with an attached garage. The stepped gable
roofs all have a pitch of 4:12, with four rooflines facing the street, and four rooflines on the south
side elevation and three on the north side. In staff’s opinion, the roof design is simple and
complements the building style and neighborhood context.

Site Coverage: Per Municipal Code Section 17.10.030.C, site coverage shall be limited to a
maximum of 22 percent of the base floor area allowed for the site (Note: on a 4,000 square-foot
site this equals 396 square feet or 10 percent of the site). In addition, if at least 50 percent of all
site coverage on the property is made of permeable or semi-permeable materials, an additional
amount of site coverage of up to four percent of the site area may be allowed. For this 4,000
square foot lot the total amount of coverage is allowed to be 556 square feet; the project plans are
consistent with the allowed coverage.

Garage & Driveway: Design Guideline 6.3 states, “..consider using paving strips, or “tire tracks”,
for a driveway, and that driveways should not be over nine feet wide. This is especially appropriate
for a long drive that runs to the rear of a property.” Design Guidelines 6.5 and 6.6 states, “Position
a garage to maximize opportunities for open space, views and privacy”, and “Locate a garage to
minimize its visual impacts”. Locating a garage under a house or detached at the back of the lot is
encouraged. Also, Design Guideline 6.7 states that “in limited circumstances a garage may be
located under a structure when the visual impacts will be minimized” and “the driveway may not
dominate the front garden and may not create a ramp effect or introduce tall or massive retaining
walls. A sense of front yard must be maintained.”
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As stated previously, the property slopes down from Camino Real Street to the rear of the property
with an approximately 10 foot elevation change. The proposed main level of the residence will be
at street grade. The proposed design places the garage at the back half of the property, attached
to the bottom level of the residence and at the end of a 72-foot long driveway. The driveway will
be flanked on the south side by a 4-foot high retaining wall that will taper as it extends toward the
back and front yards. A photograph of a comparable project designed by the same designer, Mr.
Claudio Ortiz, is included as Attachment E.

In staff’s opinion, the proposal to place the garage below the residence is appropriate for the
topography of the property and the garage would appear subordinate to the main residence as
encouraged by the aforementioned guideline. In addition, the residence is located near the the La
Playa Hotel, which limits curb-side parking opportunities. The proposed driveway would allow
additional off-street parking for the property owner. Staff notes that the drive is proposed to be of
the “tire-track” variety and is eight feet and two-inches wide with landscape between the tire-
tracks (the Design Guidelines recommend nine-foot width).

The applicant is proposing to excavate approximately 125 cubic feet of soil from the site, a portion
of which would be on the south side of the property in the area of the proposed driveway. Staff
notes that the grade along the south side of the property is approximately 4 feet above the
southern neighbor’s property and the soil is retained by an approximately 4-foot high retaining
wall. The excavation of the site would likely necessitate the removal of this retaining wall;
however, details pertaining to the wall are not noted on the plan. A condition has been drafted
requiring the applicant to provide additional analysis and details on how the change in grade will
impact the relationship between the two properties prior to Final Planning Commission Review.

Public ROW: The portion of the City Right-of-Way (ROW) between the front property line and edge
of paving is approximately six to eight feet wide and is a concrete sidewalk. Staff recommends that
the sidewalk be retained. Staff notes that the Planning Commission is advisory to the City
Administrator or City Council on encroachment permits.

Alternatives: Staff has included draft findings that the Commission can adopt if the Commission
accepts the overall design concept, including the architectural style of the building. However, if the
Commission does not support the design, then the Commission could continue the application with
specific direction given to the applicant.
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Environmental Review: The proposed project is categorically exempt from CEQA requirements,
pursuant to Section 15303 (Class 3) — New Construction or Conversion of Small Units. The project
includes the construction of one single-family residence in a residential zone, and therefore
qualifies for a Class 3 exemption. The proposed residence does not present any unusual
circumstances that would result in a potentially significant environmental impact.

ATTACHMENTS:

e Attachment A — Site Photographs

e Attachment B — Findings for Concept Acceptance

e Attachment C — Draft Recommendations/Conditions
e Attachment D — Project Plans

e Attachment E — Driveway Photos
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Attachment A - Site Photographs

Project site
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Project Site — facing north along Camino Real

Rear yard — facing south

171



Rear yard — facing north
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Page 1

FINDINGS REQUIRED FOR CONCEPT DESIGN STUDY ACCEPTANCE (CMC 17.64.80 and LUP Policy
P1-45)

For each of the required design study findings listed below, staff has indicated whether the
submitted plans support adoption of the findings. For all findings checked "no" the staff report
discusses the issues to facilitate the Planning Commission decision-making. Findings checked
"yes" may or may not be discussed in the report depending on the issues.

Municipal Code Finding YES | NO

1. The project conforms with all zoning standards applicable to the site, or has V4
received appropriate use permits and/or variances consistent with the zoning
ordinance.

2. The project is consistent with the City’s design objectives for protection and V4
enhancement of the urbanized forest, open space resources and site design. The
project’s use of open space, topography, access, trees and vegetation will maintain
or establish a continuity of design both on the site and in the public right of way that
is characteristic of the neighborhood.

3. The project avoids complexity using simple/modest building forms, a simple roof | ,
plan with a limited number of roof planes and a restrained employment of offsets
and appendages that are consistent with neighborhood character, yet will not be
viewed as repetitive or monotonous within the neighborhood context.

4. The project is adapted to human scale in the height of its roof, plate lines, eave 4
lines, building forms, and in the size of windows doors and entryways. The
development is similar in size, scale, and form to buildings on the immediate block
and neighborhood. Its height is compatible with its site and surrounding
development and will not present excess mass or bulk to the public or to adjoining
properties. Mass of the building relates to the context of other homes in the
vicinity.

5. The project is consistent with the City’s objectives for public and private views V4
and will retain a reasonable amount of solar access for neighboring sites. Through
the placement, location and size of windows, doors and balconies the design
respects the rights to reasonable privacy on adjoining sites.

6. The design concept is consistent with the goals, objectives and policies related to |
residential design in the general plan.

7. The development does not require removal of any significant trees unless 4
necessary to provide a viable economic use of the property or protect public health
and safety. All buildings are setback a minimum of 6 feet from significant trees.

8. The proposed architectural style and detailing are simple and restrained in 4
character, consistent and well integrated throughout the building and

complementary to the neighborhood without appearing monotonous or repetitive
in context with designs on nearby sites. 173
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9. The proposed exterior materials and their application rely on natural materials
and the overall design will add to the variety and diversity along the streetscape.

10. Design elements such as stonework, skylights, windows, doors, chimneys and
garages are consistent with the adopted Design Guidelines and will complement the
character of the structure and the neighborhood.

11. Proposed landscaping, paving treatments, fences and walls are carefully
designed to complement the urbanized forest, the approved site design, adjacent
sites, and the public right of way. The design will reinforce a sense of visual
continuity along the street.

12. Any deviations from the Design Guidelines are considered minor and reasonably
relate to good design principles and specific site conditions.

COASTAL DEVELOPMENT FINDINGS (CMC 17.64.010.B.1):

1. Local Coastal Program Consistency: The project conforms with the certified Local
Coastal Program of the City of Carmel-by-the Sea.

2. Public access policy consistency: The project is not located between the first
public road and the sea, and therefore, no review is required for potential public
access.

174




Attachment C - Recommendations/Draft Conditions

DS 15-269 (Trailer)
October 20, 2015
Recommendations/Draft Conditions

Page 1
Recommendations/Draft Conditions

No.

1. The applicant shall submit a landscape plan for final Planning Commission review
that includes a proposal for two new upper-canopy trees on the site.

2. The applicant shall apply for a Tree Removal permit to remove the existing holly
tree prior to final Planning Commission review.

3. A landscape plan that includes plant species compatible with the canopy trees is
required as a condition of approval and shall be included on plans for Final
Review.

4, The applicant shall provide additional analysis and details on how the change in
grade will impact the relationship between the subject property and the southern
neighboring property prior to Final Review.

5. The applicant shall submit a truck haul route plan for final Planning Commission

review that will explain total number of trips and exactly what route these trucks
will take getting to and from the project site. Hours of operation will be
explained.
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. . .
Window Elevation Types Window Schedule
NO. | LocATION TYPE | SIZE MATERAL | FINISH| REMARKS Bk
1| FOVER A 70" X 3-8 WOOD—-UNGLAD| P | FIXED YES
2| HALLWAY TWO 5 1'-8" X 20" WOOD-UNCLAD| P | FIXED YES
3| MASTER BATHROOM c 76" X -7 WOOD-UNCLAD| P | FIXED YES
4 | MASTER WATER CLOSET D 7-0" x 2-11" WOOD~UNCLAD| P | CASEMENT YES
5 | MASTER BEDROOM E 7e0" X 4-2" WOOD-UNCLAD| P | FixeD YES
5 | MASTER BEDROOM E 20" x -2 WOOD—UNCLAD] P | CASEMENT YES o
w [ 7 | POWDER ROOM 0 X 211 WOOD—UNCLAD| P | CASEMENT YES g
g 8| STAR F X 60" WOOD—UNCLAD| P | FIxeD YEs ‘ ’ g
£ [ 9 | cREAT RooM s §-2° x 22" WOOD-UNCLAD| P | FIXED YES P
=z |10 | KITCHEN H §-8" X 210" WOOD—UNCLAD| P | FIXED/CASEMENT/FIXED YES ® §
£ [ [wmchen I |40 x 28 WOOD_UNCLAD| _P_| CASEMENT YES Q Y
FNISHED 12| KITCHEN J 0" X 1'10° WOOD-UNCLAD| P | FixD YES . §- g
FLooR 13| DINING ROGM K 4-0" X 3-8 WOOD—UNCLAD| P | GASEMENT ES £§§§
14| DINING ROOM K 4-0" X 3-8 WOOD—UNCLAD| P | CASEMENT YES O Eg- g
15| HALLWAY ONE K 40" X 3-8 WOOD—UNCLAD| P | CASEMENT YES §3 ‘é
o BEgs
16__| LAUNDRY ROOM L =1 X 15" WOOD—-UNCLAD] P | FIXED YES ' ’ % 9k 3 ;
17__| BEDROOM ONE M 0" X -8 WOOD-UNCLAD| P | CASEMENT YES
g 18__| BEDROOM TWO M 40" X 48" WOOD-UNCLAD| P | CASEMENT YES
19| BATHROOM ONE D 270" X 211 WOOD-UNCLAD] P | CASEMENT YES
g 20| GARAGE N 28" X 3-8 WOOD—UNCLAD| _P__ | CASEMENT YES
"
Window Notes:
ANSHED 1. PROVIDE_SAFETY GLAZING (TEMPERED OR LAMINATED) 8. PROVIDE CONTINUGUS CAULK AROUND ALL WINDOW 11. SEE EXTERIOR ELEVATIONS FOR ALL WINDOW HEAD 1. FOR HINGE LOCATION &
— PNISHI AS REQUIRED PER CB.C. OPENINGS WITH G.E. SILICONE A HEIGHTS, OPENING SWING DIRECTION o
FLOOR 2. SCREEN COLOR TO BE SPECIFIED BY U.IENT POLYSULFIDE OR URETHANE AS REDUIRE 12. PER THE ENERGY CODE ALL WINDOWS ARE SEE ELEVATION SHEETS S
3. GENERAL CONTRACTOR TO VERIFY THE ORDER 7. ALL MANUFACTURED WINDOWS TO BE CERTIFIED AND TO BE CLAZING AS DUAL P -
D ROLGH TRAMNG W T DESCNER ARCHITECT LABELED WEETING STANDARDS LISTED IN 1S BeCD TIE. 24 GLASS & aLAZNG 2. ALL WINDOW DEMENSIONS O o
PRIOR TO PLACEMENT OF THE WINDOW. TABLE 2-53V OF TITLE 2 SEC. 2401 & TABLE 2403.2.1 ARE THE ROUGH OPENINGS 32
4. TE WINDOW MANUFACTURER. WL SUPPLY. SHOP 8. EXTERIOR WNDOW FINISH- To BE SEALED, UN.O, 13. WINDOW JAMS TO BE 3-1/2—INCHES WITHOUT EXTESION JAMS  Sge £l EVATION SHEETS =
DRAWNGS FOR SPECIAL WNDOVS' (OVERSIZEETC.) 8. WADOW WOOD UNITS T0 B REGEIVED UNCLAD, WooD AND DELIVERED WITH EXTERIOR WOOD SILLS ONLY. (U.N.O} NN
FRO REVIEW BY CODG, Inc. JOR AND EXTERIOR NOT PRIMED PAINTED. £.8
5. ADPLY SSAL KRAFT FAPER ARGUND ALL EXTERIOR 10. AL L_OPERABLE WINDOWS TC HAVE SCREENS. S3Q
OPENING. AS SPECIFY BY CLIENT. . 1s &%
. . Symbols Abbreviations g
Window Manufacture: 528
MANUFACTURE: N/A ——— NOT APPLICABLE = E_
WINDOW WINDOW G.C. —— GENERAL CONTRACTOR £ 3X
CITY, STATE, ZIP: —_— Oo%
R REFERENCEO NUMBER P —— PANT w= S
FAX: ST —— STAN 2 2E
Hard M f t FF —— FACTORY FINISH E EQS
araware anuftacture: . LD. — INTERICR DESIGN =g n [
n Glazing Legend T — S5 Bol=
_ FINISHED MANUFACTURE: TYPE 1 — TEMPERED GLAZING MFR. —— MANUFACTURER
ALooR ESS: PER C.B.C. 2406.4
cmr. STATE, ZP: FIN. FINISH
EHONE: NAT. ——— NATURAL g
[=
(74
U
I3 [
Door Elevation Types Door Schedule &
NO. | LOCATION TYPE | SIZE MATERAL | FINISH| REMARKS B S
—— A ——— 1 FOYER OUTSIDE| A 30" X 6'-8" WoOD P 2-1/4-INCH THICK SOLID CORE ENTRY YES 45 o
NN Z | MASTER BEDROOM OUTSIDE| B 76" X 68 WOOD P FULL GLASS FRENCH DOOR YES 2 5
~ N 3 | MASTER BEDROOM OUTSIDE | B 2'-6° X 68" WoOD P FULL GLASS FRENCH DOOR YES {60
4 | GREAT ROOM oUTSIDE| ¢ 100" X 6'-8" . WOoD P FULL GLASS NANA DOOR YES <] o
it e i P 5 | COATS CLOSET INSIDE_ | D PER 1—2" X 68 WOOD P BIFOLD / PANELED DOOR NO mig 8
— — E—— 1“ 6 | POWDER ROOM INSDE_| E 2'-6° X 6'-8" WOOD P FLUSHED / PANELED DOOR NO £ZC $
147 14 2-6" , 7-6" , 26" , 2§ ww 7 MASTER _BEDROCOM INSIDE_| E 27'-6" X 6=8" WOO0D P FLUSHED / PANELED DOOR NG 8 a7
g 8 MASTER BATHRCOM INSIDE_| F 2'-8" X 6'-8" Wo0D P POCKET / PANELED DOOR NO © g ‘;‘ 5
£ [ 9 | MASTER cLosET INSDE_| © PER 1-3" X 88" WOoD P BIFOLD / PANELED DOOR NO 58042
N e )
\ \ ; § - 2 Epe )
. EES..
h i ¥ gEEgzd )
@ 4 w Todm<a
1 HALLWAY THREE H 9'-8" X 8'-8" WooD P FULL GLASS FRENCH DOCR YES
\ 11 BDRM TWO/COVERED PORCH 1 PER 2'-6" X £'-B" WOO0D P FULL GLASS FRENCH DOOR YES
——— e — 12 | BEDROOM ONE £ 7-6" X 68 WOOD P POCKET / PANELED DOOR NO
E D B 13| CLOSET ONE J PER 2'~6" X 6'—8" WooD P SLIDER_/ PANELED DOOR N
S 14 | BEDROOM TWO E 26" X 68 WOOD P FLUSHED / PANELED DOOR NO
15| CLOSET TWo K PER 1'~4" X 88" WOOD P BIFOLD / PANELED DOOR NO .
g 18 | BATHROOM ONE E 2-6" x §'-8" WOOoD P FLUSHED / PANELED DOOR NO 0 E‘
: B 17__| GARAGE I PER 26" X 6-8" WOOD P FULL GLASS FRENCH DOOR YES ol &
' 2 ' 28 2§’
= == P e 18| GARAGE L [2-e" xe-e woon P [ PLANK / GLASS / PANELED DOGR YES g § S
2'-§' =€ 2-8" |, 2'-6" =8" , 2-8" 20" 118" 157 19 | GARAGE M g-0" X 7-0" WOOD P (ROLL-UP) INSTALLED PER MANUFACTURE SPEC.'S NO Ro e 2
‘, 20| MECHANICAL ROOM N 2-8" X 68" WO0D P FLUSHED / PANELED DOOR NO S
I
I
“ 3 Door Notes: Note:
L L Il ‘r L i ki 1 EROVIDE DEAD BOLT LOCKS ON AL EXTERIOR DOORS. SEE 6. DOORS SETWEEN CONITIONED AND UNCONGITIONED 11, THE DOOR FINSH TO BE: 1. FOR HINGE LOCATION &
© ol | ol 1 o) SCHEDULE FOR ADDITIONAL REQUIREMENTS, SPACES TO BE FULLY WEATHER STRIPPED. EXTERICH OPENING SWING DIRECTION
B ; 2. PROVIDE PRIVACY HARDWARE FOR ALL BEDROOM AND 7. GENERAL CONTRACTOR 10 REVEW DOOR ORDER WTH mrmoa: SEE ELEVATION SHEETS
! BATHROOM LOCATIONS. ARCHITECT PRIOR TO DOOR ORI m
| . GENERAL CONTRACTOR TO CONSULT WITH OWNER FOR 8. DODR HINGES TO BE 4.5"H.X4. 5"w DOOR 7—-0 12, THE DOOR STILES TO BE PER PLAN 2. ALL WINDOW DEMENSIONS
B L ADDITIONAL DOOR HARDWARE REOUIREMENTS 9. ALL DOOR TOPS AND BOTTOM TO BE SANDED, 13. CHECK FLOOR PLAN FOR HINGES LOCATIGN ARE THE ROUGH OPENINGS (@)
w=——— — == =——= - = e 4. ALL DOOR GLAZING TO BE TEMPERED GLASS. FINISHED AND SEALED. 14, PER THE ENERGY CODE ALL DOORS ARE TO BE  ger [ FVATION SHEETS
] I H G F 5. ALL EXTERIOR DOOR GLAZNG T0 BE 5/8" INSULATED 10. GARAGE DOORS GLAZING AS DUAL PANE AS S[ECIFIED IN O
TEMPER SEE SCHEDULE AND EXTERIOR ELEVATIONS FOR TILE. 24 GLASS & GLAZING SEC 2401 AND A
ADDITIONAL INFORMATION. TABLE 2403.2.1
n
. . c 0O 3 L
g 2t 2-g" Window Manufacture: Symbols Abbreviations W
16 16°) MANUFACTURE: %] =2
ARERS e N/A —— NOT APPLICABLE (@] o0
SIINE AT, 2ZP: DOOR ____DOOR G.C. —— GENERAL CONTRACTOR o o
FAX: REFERENCE NUMEER P — PANT o) ] T
) ST —— STAN o =z O
'7 E & ® FF —— FACTORY FINISH o § &
L ® ) . o ID. —— INTERIOR DESIGN
Hardware Manufacture: Glazin %end s e
MANUFAGTURE: TYPE 1 ~ TEWPERED GLAZNG MFR. —— MANUFACTURER SCMLE: 1* = 174
—— — s — — —— - e e e —= ADIRESSE. 70 FIN. — FINISH
N M L K Bioke NAT. —— NATURAL 9
184




CE
° gﬁ
Qs
PENDING PENDING 'E§§
(@}t
° 583 58
(@ FETH
/ FIXTURE A FIXTURE B FIXTURE C
MANUFACTURE:  ——m—— MANUFACTURE:  ———— MANUFACTURE:  UNKNOW
FENCE A T24 COMPLIANT; ———— T24 COMPLIANT: ——mw T24 COMPLIANT: N/A o
MATERIAL: REDWOOD COLOR: — COLOR: _— COLOR: BLACK 8
FINISH: NATURAL WATTS: —_— WATTS: _— WATTS: 3 WATTS aE
HEIGHT: 6 FT. AS NOTED ON SITE PLAN LUMENS: I LUMENS: i LUMENS: 200 35
BULB TYPE: _— BULB TYPE: — BULB TYPE: LED MODULE <%0
DIMENSIONS: —-— DIMENSIONS: —_— DIMENSIONS: 18"H X 7'W 3% §
ol &
SE.
50%
Yy o
} gtgs
;"ﬁg s39s
o e
e g
[=
b
! 8
i H -
95 o
320
BULB £3¢8
P
MANUFACTURE:  PHILLIPS 8703
FENCE B wre e 33.0¢
MATERIAL: REDWOOD LUMENS: 150 . ‘g'i S
FINISH: NATURAL BULB TYPE: Bi LED SOCKET Beexoh 8
HEIGHT: 4 FT. MAX. AS NOTED ON SITE PLAN ’ SEESZST
LOUM<C O —
10 inN
md § E
=2 .
Be B
- —
- Y ‘\.‘w .
DRIVEWAY PAVERS PATIO n
MANUFACTURE:  CALSTONE MANUFACTURE:  CARMEL STONE -
COLOR: OAK BARREL GRAY COLOR: NATURAL <
INSTALLATION: ~ SET ON SAND INSTALLATION: ~ SET ON SAND o
Led
|_
<
=
SCALE: 1" = 1/4




AVERAGE NATURAL GRADE (DWELLING)
¢ . AVERAGE NATURAL GRADE 96.6 FT
| 5 / T ELEV. | LINE LENGTH TOTAL
| | / 1 | T 94 FT 0 5.3 0.0
95 FT 1 30.3 30.3
| | / / I 96 FT 2 30.5' 61.0
! | / \ | | 97 FT 3 21.0' 3.0
n ’ \ l i me e | our| o
g 65.5
|I | F | E \ D | C B | A 100 FT 6 12.3 =5
5 ‘ f \ / TOTAL | R E
Lo / \ I
'| \ / \ MATH: 133.5 / 345.6 = 2.58
FACTOR: = 2.6
| | / ANG. = 94 FT + 2.6 FACTOR = 96.6 FT
| |
| | l /
| ; ‘ ) G
| ll \ VOLUME_ANALYSIS:
l | | FAGTOR | DWELLING | GARAGE TOTAL
| MAIN LEVEL  PITCHED | 12 |1.213.2 SF. | 200.0 SF. | 16,958.4 CU.FT,
H | | MAN LEVEL  FLAT 1 _ - 0
| | | LOWER LEVEL PITCHED| 11 | sss2sr | — 4,248.2 CUFT.
| '| ! LOWER LEVEL FLAT 10 — - 0
' VOLUME ALLOWED 21,206.6 CUFT.
| l | VOLUME FROPOSED 12,498.1 CUFT.
| ]
ELEV.  ELEV.  ELEV, ELEV, ELEV. ELEY, ELEV,
§4.0° 850"  96.0 7.0 98.0 99.0 100.0
AVERAGE NATURAL GRADE
& MASS ANALYSIS PLAN
N.T.S
F E D Cc B A
275.0 SQ.FT. 298.0 SQ.FT. 177.0 SQ.FT. 186.5 SQ.FT. 200.0 SQ.FT. 183.8 SQ.FT.
275.0 ¥ 21.0 = 5775.0 CUFT

206.0 X 6.0 = 1,776.0 CU.FT

177.0 X 8.0 = 1,062.0 CUFT 186.5 X 13.50 = 2,517.7 CU.FT 200.0 X 7.5 = 1,500.0 CU.FT

183.8 X 3.5 = 843.3 CUFT

& /I\
19.0 SQFT.

3.0 SQFT. 13.0 SQFT.
19.0 X 4.50 = 855 CUFT 3.0 = 74,58 = 223.7 CUFT 13.0 X 416 = 54.0 CU.FT

H G
215.0 SQ.FT. 5.0 SQ.FT,
15.0 SQFT. 37.0 SQFT.
15.0 X 2018 = 302.4 CUFT

20.0 SQFT,

37.0 X 17.33 = 641.2 CU.FT 20.0 X 33,00 = 660.0 CUFT

215.0 X 10.83 = 2,328.4 CU.FT 65.0 X 10.83 = 703.9 CUFT

PROPOSED MASS “*“~™°"

CLAUDIO ORTIZ DESIGN GROUP, NC
P.0. BOX 3775 Carmel, CA 83921
OFFICE: 831.826.4146
CLAUDIOGCODGING.COM

C.0.D.G.

1550 El Camino Real, Suite 100

Camino Sheltering Cak, LLC
Melon Park, Ca. 94025

CLIENT:

Camino Sheltering Oak, LLC. Residence
LOTS: 15

Camino Real, 2N/W of 9th

BLOCK: O

PROJECT:

APN: 010-264—002—-000

PROJECT NO.

15-086

A.J.ORTIZ

DRAWN BY:

10~-7-15

ISSUE:

zlGRADE & VOLUME
ANALYSIS PLAN

m—t EQAVERAGE NATURAL

(=N
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-4 PATH LIGHT, 3 WATTS LED, SEE FIXTURE "C" ON SHEET §
EXTERIOR LIGHTING NOTES IRRIGATION SYSTEM PLANT INDEX %
1. ALL EXTERIOR LIGHTING ATTACHED TO THE MAIN BUILDING OR
Al ACCESSORY BUIOING AY NOT EE HCHER THAN 1* ANTISYFHON DEVIGE No. | BOTANICAL NAME COMMON NAME sizE —
ICANDESCENT EQU]VALD!T I,8., APPROXIMATELY 375 LUMENS) 1" ELECTRIC VALVES n—
2 D T T EXCEED 18-INCHES. ABOVE. THE FILTER PLUS REGULATOR FOR EACH VALVE 1| AGAPANTHUS PETER PAN LLY OF THE NILE 1 GAL L
RN TS o Teemomuatey 228 WHENS) | | o aur v e o o sy 2 | CISTUS DORIS HIBBERSON ROCK ROSE 5 GAL o
&P.‘LET FECE 08 ACCET LIGHING OF ANY TYPE. o) "‘“‘ ALL FUNTS WL BE PLANTED WTH AGRIFORM 3 | LAVANDULA STOECHAS SPANISH LAVENDER 5 GAL <
LANDSCAPE LIGHTING IS TO SAFETY !I.I.IJMNATE WALKWAYS TABS FOLLOWING MANUFACTURE DIRECTIONS. O
Ao ENTRANGES T0 T SUmiect PROPERTY COMFOST WILL BE MIXED WITH SOL AT 2:1 4 | SALMA LEUCANTHA MEXICAN BUSH SAGE 5 GAL w
5 | ROSMARINUS ROSMARY 5 GAL ()
A W P RN, N A B R G amon comnecren pd
mmmvan.: BE PUANTED Wi FLANTER WX MUED WITH NATVE SOIL. 6 | RHAMNUS CALIFORNICA COFFEEBARRY 5 GAL <
VERONICAL LIWANENSIS TURKISH SPEEDWELL 1 GAL —!
_+_ PATH UIGHT, 3 WATTS LED SOALE: 1= 1/47
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Attachment E — Long Driveway Examples on Lincoln Street between 10t and 9*" — west side

Lincoln Street Residence - A
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

October 20, 2015

To: Chair Goodhue and Planning Commissioners

From: Marc Wiener, Acting Community Planning and Building Director
Submitted by: Ashley Hobson, Contract Planner

Subject: Consideration of a Design Study (DS 15-349) for the construction of a

detached carport in the side setback at a property located in the Single
Family Residential (R-1) Zoning District

Recommendation:

Approve the Design Study (DS 15-349) application subject to the attached findings and
conditions

Application: DS 15-349 APN: 010-214-028

Location: SE Corner of 4" and Casanova

Block: EE Lot: 42

Applicant: Robert Littell, Architect Property Owner: Judy O’'Day

Background and Project Description:

The project site is located on the southeast corner of 4™ Avenue and Casanova Street and is
developed with a 1,351 square foot, two-story residence on a 3,859-square foot, triangle
shaped lot. The existing residence is clad with vertical wood siding and a wood shingle roof.
Parking for the property is currently provided by an attached carport, located underneath the
two-story portion of the residence. Staff notes that because this is a triangular shaped lot, it is
unclear which property line is considered the “front”.

On September 9, 2015, the Planning Commission granted approval to Design Review 15-143,
which allowed the neighboring property owners, Paul and Julie Bruno, to extend an existing
fence along the north property line toward the front of the property. The installation of the
fence will require the removal of a portion of the O’Day driveway, which is currently located on
the Bruno property. Staff notes that the removal of this driveway portion will impact access to
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DS 15-349 (O’Day)
October 20, 2015
Staff Report

Page 2

the existing O’Day carport. To address this issue, Ms. O’Day is requesting a new carport within

the 3-foot side-yard setback. The detached carport is proposed to be 250 square feet in size

with a wood shingle roof and vertical siding to match the residence. The applicant is proposing

to enclose the abandoned carport in order to convert it into a living space. Staff notes that

Planning Commission approval is required to locate detached parking structures in the

setbacks.

PROJECT DATA FOR THE 3,859-SQUARE FOOT SITE:

Site Considerations Allowed Existing Proposed
Floor Area 1747 sf 1351 sf 1601 sf
Site Coverage 384 sf (13.9%) 397 sf (22.8%) 382 sf (22%)
Trees (upper/lower) 3/1 trees 1/1 trees 1/1 trees
Ridge Height (1°t/2") | 18 ft. n/a 11 ft. (carport)
Plate Height (1°t/2") 12 ft. n/a 8 ft. (carport)
Setbacks Minimum Required Existing Proposed
Front 15 ft. n/a Minimum 3 ft.
(carport)
Composite Side Yard 10 ft. (25%) n/a No Change
Minimum Side Yard 3 ft. n/a Minimum 1 ft.
(carport)
Rear 15 ft. n/a No Change

Staff Analysis:

Detached Carport: Design Guideline 6.2 states that “parking facilities that maintain or enhance

variety along the street edge are encouraged.” CMC 17.10.030 allows for detached garages and

carports to encroach into the front- and/or side-yard setbacks if certain standards can be met.

These standards include avoiding impacts on significant trees and providing diversity to the

streetscape.
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DS 15-349 (O’Day)
October 20, 2015
Staff Report

Page 3

The applicant is proposing to construct a 250-square foot detached carport in the setback area
to provide accessible covered parking. The proposed carport would be located approximately
15-feet from the Eastern property line (potentially front property line), approximately 1-foot
from the south property line and a minimum of 3-feet from the north property line. The
Commission should consider whether the applicant should increase the 1-foot setback from the
south property line to allow additional area for maintenance of the carport. Staff notes that
this could be accomplished by shifting the carport north or by reducing its width.

The proposed location of the carport does not appear to present significant impacts to
neighboring properties, including the adjacent property to the south. The carport would be
partially screened by an enclosed wall on the South and East sides, and would be compatible
with the design of the surrounding residences. Staff notes that the southern neighbors, Paul
and Julie Bruno, have raised concerns with the accuracy of the property boundaries depicted on
the site plan. A condition has been drafted requiring that the location of the carport be verified
by a licensed surveyor prior to construction.

Finish Materials: The exterior materials of the carport are proposed to be vertical wood siding
with a wood shingle roof to match the design of the existing residence. The carport will be
simple in design and will complement the existing design of the house.

With regard to the enclosure of the existing parking area, the finish materials will consist of
vertical wood siding and wood windows to match existing. The windows on both elevations will
be similar in size to the existing with four approximately 3-foot by 3-foot windows on the front
elevation and one approximately 2-foot by 5-foot window on the side elevation. In staff’s
opinion, the addition will complement the existing architecture and maintain a simple
architectural design.

Environmental Review: The proposed project is categorically exempt from CEQA requirements,
pursuant to Section 15301 (Class 1) — Existing Facilities, and Section 15303 (Class 3) — New
Construction or Conversion of Small Structures. The proposed alterations to the site, including
the construction of a new caport, do not present any unusual circumstances that would result
in a potentially significant environmental impact.

ATTACHMENTS:

e Attachment A — Site Photographs
e Attachment B — Findings for Approval

191



DS 15-349 (O’Day)
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e Attachment C — Conditions of Approval
e Attachment D — Property Line Survey
e Attachment E — Project Plans
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Attachment A - Site Photograph

Location of proposed carport

193






Subject property and the neighboring residence to the South
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Attachment B - Findings for Approval

DS 15-349 (O’Day)
October 20, 2015
Findings for Approval
Page 1

FINDINGS REQUIRED FOR DESIGN STUDY ACCEPTANCE (CMC 17.64.8 and LUP Policy P1-45)

For each of the required design study findings listed below, staff has indicated whether the
submitted plans support adoption of the findings. For all findings checked "no" the staff report
discusses the issues to facilitate the Planning Commission decision-making. Findings checked
"yes" may or may not be discussed in the report depending on the issues.

Municipal Code Finding YES | NO

1. The project conforms with all zoning standards applicable to the site, or has V4
received appropriate use permits and/or variances consistent with the zoning
ordinance.

2. The project is consistent with the City’s design objectives for protection and V4
enhancement of the urbanized forest, open space resources and site design. The
project’s use of open space, topography, access, trees and vegetation will maintain
or establish a continuity of design both on the site and in the public right of way that
is characteristic of the neighborhood.

3. The project avoids complexity using simple/modest building forms, a simple roof | ,
plan with a limited number of roof planes and a restrained employment of offsets
and appendages that are consistent with neighborhood character, yet will not be
viewed as repetitive or monotonous within the neighborhood context.

4. The project is adapted to human scale in the height of its roof, plate lines, eave 4
lines, building forms, and in the size of windows doors and entryways. The
development is similar in size, scale, and form to buildings on the immediate block
and neighborhood. Its height is compatible with its site and surrounding
development and will not present excess mass or bulk to the public or to adjoining
properties. Mass of the building relates to the context of other homes in the
vicinity.

5. The project is consistent with the City’s objectives for public and private views V4
and will retain a reasonable amount of solar access for neighboring sites. Through
the placement, location and size of windows, doors and balconies the design
respects the rights to reasonable privacy on adjoining sites.

6. The design concept is consistent with the goals, objectives and policies related to |
residential design in the general plan.

7. The development does not require removal of any significant trees unless V4
necessary to provide a viable economic use of the property or protect public health
and safety. All buildings are setback a minimum of 6 feet from significant trees.
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8. The proposed architectural style and detailing are simple and restrained in
character, consistent and well integrated throughout the building and
complementary to the neighborhood without appearing monotonous or repetitive
in context with designs on nearby sites.

9. The proposed exterior materials and their application rely on natural materials
and the overall design will as to the variety and diversity along the streetscape.

10. Design elements such as stonework, skylights, windows, doors, chimneys and
garages are consistent with the adopted Design Guidelines and will complement the
character of the structure and the neighborhood.

11. Proposed landscaping, paving treatments, fences and walls are carefully
designed to complement the urbanized forest, the approved site design, adjacent
sites, and the public right of way. The design will reinforce a sense of visual
continuity along the street.

12. Any deviations from the Design Guidelines are considered minor and reasonably
relate to good design principles and specific site conditions.

COASTAL DEVELOPMENT FINDINGS (CMC 17.64.B.1):

1. Local Coastal Program Consistency: The project conforms with the certified Local
Coastal Program of the City of Carmel-by-the Sea.

2. Public access policy consistency: The project is not located between the first
public road and the sea, and therefore, no review is required for potential public
access.

197




Attachment C - Conditions of Approval

DS 15-349 (O’Day)
October 20, 2015
Conditions of Approval

Page 1

Approval Conditions

No.

Standard Conditions

Authorization: This Design Study approval authorizes the enclosure of the
existing carport below the main residence and the construction of a new 250-
square foot detached carport in the front and side setback at a Single Family
residence located in the R-1 Zoning District.

The project shall be constructed in conformance with all requirements of the
local R-1 zoning ordinances. 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.

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.

All new landscaping shall be shown on a landscape plan and shall be submitted
to the Department of Community Planning and Building and to the City Forester
prior to the issuance of a building permit. The landscape plan will be reviewed
for compliance with the landscaping standards contained in the Zoning Code,
including the following requirements: 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 site
conditions. The landscaping plan shall show where new trees will be planted
when new trees are required to be planted by the Forest and Beach Commission
or the Planning Commission.

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

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,
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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.

Approval of this application does not permit an increase in water use on the
project site. Should the Monterey Peninsula Water Management District
determine that the use would result in an increase in water beyond the
maximum units allowed on a 3,859-square foot parcel, this permit will be
scheduled for reconsideration and the appropriate findings will be prepared for
review and adoption by the Planning Commission.

The applicant shall submit in writing to the Community Planning and Building
staff any proposed changes to the project plans as approved by the Planning
Commission on October 20, 2015, prior to incorporating changes on the site. If
the applicant changes the project without first obtaining City approval, the
applicant will be required to either: a) submit the change in writing and cease all
work on the project until either the Planning Commission or staff has approved
the change; or b) eliminate the change and submit the proposed change in
writing for review. The project will be reviewed for its compliance to the
approved plans prior to final inspection.

Exterior lighting shall be limited to 25 watts or less per fixture and shall be no
higher than 10 feet above the ground. Landscape lighting shall be limited to 15
watts or less per fixture and shall not exceed 18 inches above the ground.

10.

All skylights shall use nonreflective glass to minimize the amount of light and
glare visible from adjoining properties. The applicant shall install skylights with
flashing that matches the roof color, or shall paint the skylight flashing to match
the roof color.

N/A

11.

The Carmel stone facade 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. Prior to the full installation of stone during construction,
the applicant shall install a 10-square foot section on the building to be reviewed
by planning staff on site to ensure conformity with City standards.

N/A

12.

The applicant shall install unclad wood framed windows. Windows that have
been approved with divided lights shall be constructed with fixed wooden
mullions.  Any window pane dividers, which are snap-in, or otherwise
superficially applied, are not permitted.

N/A

13.

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
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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.

The driveway material shall extend beyond the property line into the public right
of way as needed 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.

15.

This project is subject to a volume study.

16.

Approval of this Design Study shall be valid only with approval of a Variance.

N/A

17.

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

18.

The applicant shall include a storm water drainage plan with the working
drawings that are submitted for building permit review. The drainage plan shall
include applicable Best Management Practices and retain all drainage on site
through the use of semi-permeable paving materials, French drains, seepage
pits, etc. Excess drainage that cannot be maintained on site, may be directed
into the City’s storm drain system after passing through a silt trap to reduce
sediment from entering the storm drain. Drainage shall not be directed to
adjacent private property.

19a.

An archaeological reconnaissance report shall be prepared by a qualified
archaeologist or other person(s) meeting the standards of the State Office of
Historic Preservation prior to approval of a final building permit. The applicant
shall adhere to any recommendations set forth in the archaeological report. All
new construction involving excavation shall immediately cease if materials of
archaeological significance are discovered on the site and shall not be permitted
to recommence until a mitigation and monitoring plan is approved by the
Planning Commission.

N/A

19b.

All new construction involving excavation shall immediately cease if cultural
resources are discovered on the site, and the applicant shall notified the
Community Planning and Building Department within 24 hours. Work shall not

N/A
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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 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.

20.

Prior to the roof sheathing inspection, the applicant shall obtain a building
height certification from a California licensed surveyor.

Special Conditions

21

The location of the detached carport shall be verified by a licensed surveyor
prior to the issuance of a building permit.

22.

As shown on the submitted plans, the applicant shall reduce the site coverage to
382 square feet.

*Acknowledgement and acceptance of conditions of approval.

Property Owner Signature Printed Name Date

201




Attachment D - Survey
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

October 20, 2015

To: Chair Goodhue and Planning Commissioners

From: Marc Wiener, Acting Community Planning & Building Director

Submitted by: Ashley Hobson, Contract Planner

Subject: Consideration of a Use Permit (UP 15-317) application to allow live music

from an existing restaurant located in the Residential and Limited
Commercial (RC) Zoning District.

Recommendation:

Approve the Use Permit (UP 15-317) application to allow live music subject to the attached
findings and conditions.

Application: UP 15-317 APN: 010-201-009

Location: Il Tegamino, Restaurant

Block: 74 Lot:5&6

Applicant: Giuseppe Panzuto Property Owner: Denny Levett

Background and Project Description:

The project site is a 609-square foot commercial space located on the south side of Ocean
Avenue between Monte Verde and Lincoln Streets, in the Residential and Limited Commercial
(RC) Zoning District. On June 25, 2015, the Community Planning and Building Department
issued the approval of a business license (BL 15-203) for a new restaurant to occupy a
commercial space. The restaurant operates under Use Permit #82-40, which allows 24 interior
seats and 28 exterior seats, and hours of operations from 11:00am to 9:00pm. The Business
License conditions of approval are included as Attachment D.

The applicant, Giuseppe Panzuto, is requesting approval of a Use Permit to allow live music to

be played from within the main building, outside the main door, and near the outdoor seating
during the normal business hours of 11:00 a.m. to 9:00 p.m. The applicant is requesting to have
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the option of playing music from all three locations. According to the applicant’s project
description, music would be played typically no more than once or twice a week to complement
dinner service.

Staff analysis:

Noise Sensitive Use and Evaluation

Pursuant to Carmel Municipal Code Section 9.16.030, the applicant has submitted a Noise
Management Plan including a site map identifying noise-sensitive land uses within 200 feet of
the project site. The majority of the near-by uses are commercial; however, there are several
residential uses within the 200-foot perimeter, including the adjacent apartment building
located above the project site. Private residences are also located along the west side of Monte
Verde Street. In addition, multiple hotels are located within the 200-ft radius including: (1)
Casa De Carmel directly to the west, (2) the Monte Verde Inn on Monte Verde Street, (3) the
Lobos Lodge on the northwest Corner of Ocean Avenue and Monte Verde Street, and (4) the
Pine Inn on the northeast Corner of Ocean Avenue and Monte Verde Street. Staff notes that a
Live Music Use Permit was approved by the Planning Commission on July 8, 2015, allowing the
adjacent business, Alexander Smith Wine Tasting, to play acoustic music from within their
space. The Use Permit for Alexander Smith allows the music to be played up to twice a month
between the hours of 11:00am and 6:45pm.

The applicant has noted in the project description that the music will be restricted to a single
acoustic guitar with no sound amplification. Staff notes that the allowed noise limit for live
music is 55 decibels (dBA) as measured at the property line boundaries (CMC Section 9.16.035).
A study was conducted by the applicant and staff to evaluate the anticipated noise levels at the
property lines. The applicant played music from the entryway of the space, and planning staff
measured the decibels throughout the courtyard. Staff notes that at no time the acoustic music
exceeded 55 dBA. Additionally, staff notes that the music was not audible from any nearby
street or sidewalk.

Staff notes that at the time this report was completed, the public noticing was not yet
distributed, hence no comments in support or opposition of this project were received.
However, any comments received prior to the Planning Commission meeting will be distributed
to the Commissioners.
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Enforcement
With regard to enforcement of noise levels, staff notes that pursuant to CMC Section
9.16.030.B.3, “any three violations within any 12-month period shall require revocation of the
use permit by the Planning Commission.” A condition has been drafted that includes this
requirement.

Hours of Operation

The City's Municipal Code restricts live music between the hours of 12:00 p.m. to 10:00 p.m.
and states that “the Planning Commission may establish fewer hours to address specific
circumstances unique to each site and permit.” The business is required to close at 9:00 p.m.
and in staff’s opinion, live music being played until 9:00 p.m. may become a nuisance to the
surrounding residences, in particular because it would be located outdoors.

A condition has been drafted permitting live music no more than two days per week, between
the hours of 12:00 p.m. to 7:00 p.m. A condition is also included that limits the duration of the
music to no more than 3 hours per day. Staff notes that music would be allowed at any of the
three locations proposed by the applicant, including the two outdoor locations. The
Commission may modify these conditions as necessary.

Alternative Options

Alternative 1: In approving Use Permit (UP 15-317) to allow live music, the Commission may
include additional or revised conditions of approval to address issues such as allowed hours,
types of music, types of events, etc.

Alternative 2: The Commission could deny the Use Permit (UP 15-317).

Environmental Review: The application qualifies for a Class 1 Categorical Exemption from the
provisions of the California Environmental Quality Act (CEQA) pursuant to Section 15301 of the
State CEQA Guidelines. Class 1 exemptions include projects involving minor expansions of uses
within existing structures. A Noise Management Plan was prepared with measures to avoid
significant noise impacts. The proposal for live music does not present any other unusual
circumstances that would result in a potentially significant environmental impact

ATTACHMENTS:

e Attachment A — Findings for Approval
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e Attachment B — Conditions of Approval

e Attachment C — Project Description and Floor Plan

e Attachment D — Business License (15-203) Conditions of Approval
e Attachment E — Surrounding Uses Map
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Attachment A - Findings

CITY OF CARMEL-BY-THE-SEA
DEPARTMENT OF COMMUNITY PLANNING AND BUILDING
FINDINGS FOR APPROVAL

UP 15-317

Giuseppe Panzuto (Il Tegamino)

Southside of Ocean Avenue, between Monte Verde and Lincoln Streets
Block: 74, Lot: 6

APN: 010-201-005

CONSIDERATION:

Consideration of a Use Permit (UP 15-317) application to allow live music from an existing
restaurant located in the Residential and Limited Commercial (RC) Zoning District.

FINDINGS OF FACT:

1. The applicant, Giuseppe Panzuto, submitted a Use Permit (UP 15-317) application to allow live
music on August 28, 2015, and provided revised application materials on September 10, 2015.
A noise study was conducted on site on September 23, 2015.

2. The projectsiteis located on a 2,280-square foot property located on the south side of Ocean
Avenue between Monte Verde and Lincoln Streets, in the Residential and Limited Commercial
(RC) Zoning. The site is developed with two attached commerecial buildings.

3. On June 25, 2015, the City approved Business License 15-203 subject to UP 82-40 for the
subject property allowing the building to operate as a restaurant with 24 interior seats and 28
exterior seats.

4. Carmel Municipal Code Section 9.16 establishes the standards for live music where alcoholic
beverages are sold or served. The use permit is being issued under the City’s Live Music
Ordinance (CMC 9.16), which was adopted by the City Council on July 2, 2013.

5. The application qualifies for a Class 1 Categorical Exemption from the provisions of the
California Environmental Quality Act (CEQA) pursuant to Section 15301 of the State CEQA
Guidelines. Class 1 exemptions include projects involving minor expansions of uses within
existing structures. A Noise Management Plan was prepared with measures to avoid
significant noise impacts. The proposal for live music does not present any other unusual
circumstances that would result in a potentially significant environmental impact
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UP 15-317 (Il Tegamino)
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FINDINGS FOR DECISION:

The proposed use is not in conflict with the General Plan.

The proposed use, as conditioned, will comply with all zoning standards applicable to the
use and zoning district.

The granting of the Use Permit will not set a precedent for the approval of similar uses
whose incremental effect will be detrimental to the City, or will be in conflict with the
General Plan.

The proposed use will not make excessive demands on the provision of public services,
including water supply, sewer capacity, energy supply, communication facilities, police

protection, street capacity and fire protection.

The proposed use will not be injurious to public health, safety or welfare and provides
adequate ingress and egress.

The proposed use will be compatible with surrounding land uses and will not conflict with
the purpose established for the district within which it will be located.

The proposed use will not generate adverse impacts affecting health, safety, or welfare of
neighboring properties or uses.

The proposed use will contribute to a balanced mix of uses in the downtown.
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Attachment B - Conditions of Approval

CITY OF CARMEL-BY-THE-SEA

DEPARTMENT OF COMMUNITY PLANNING AND BUILDING

CONDITIONS OF APPROVAL

UP 15-317

Giuseppe Panzuto (Il Tagmino)

Southside of Ocean Avenue, between Monte Verde and Lincoln Streets
Block: 74, Lot: 6

APN: 010-201-005

AUTHORIZATION:

This Use Permit authorizes live, acoustic music, to be played from |l Tegamino restaurant. Live
music is permitted to be played a maximum of two days per week, either indoors or outdoors,
at the locations depicted on the October 20, 2015, approved site plan.

2. With this authorization, live music shall be ancillary to the primary activity. Music-related
activities such as concerts or pay-at-the-door music events are prohibited. Advertising of
specific performers or performer’s music is prohibited.

3. Live music is permitted to be played between the hours of 12:00 p.m. to 7:00 p.m., two days
per week. Live music is permitted to be played a maximum of 3 hours on any one calendar
day.

4. Pursuant to Municipal Code Chapter 9.16, the maximum noise level allowed from live music
activities located on the property shall not exceed 55 dBA as measured at any of the property
lines.

SPECIAL CONDITIONS:

5. Anythree violations within any 12-month period shall require revocation of the Use Permit by
the Planning Commission.

6. A summary sheet of basic Use Permit requirements (allowed days, allowed hours, special
mitigations) shall be maintained on the premises and shall be available upon request by any
enforcement officer of the City.

7. This Use Permit shall become void and of no further force or effect if the use is not initiated

within six months and/or upon termination or discontinuance of the use for any period of time
exceeding six months.
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UP 15-317 (Il Tegamino)
October 20, 2015
Conditions of Approval
Page 2

8.

Violations of the terms of this Use Permit or other ordinances of the City may constitute
grounds for revocation of this Use Permit and the associated business license by the Planning
Commission.

Upon termination or revocation of this use permit and/or business license for any reason, the
use shall immediately cease and shall not be re-established without issuance of a new use
permit.

10. The applicant agrees, at its 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.

*Acknowledgement and acceptance of conditions of approval.

Applicant Signature Printed Name Date

Property Owner Signature Printed Name Date

Once signed, please return to the Community Planning and Building Department.
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Attachment C - Applicant Letter and Floor Plan

September 9, 2015

Attn: Ashley Hobson
Contract Planner

City of Carmel-by-the-Sea
Community Planning and Building
Live Music Permit Application

Subject: Music Permit
South side of Ocean Avenue, between Lincoln and Monte Verde
APN: 010-201-009

To Whom It May Concern,

Il Tegamino, an ltalian Comfort Food restaurant in the Court of the Golden Bough, is requesting
a music permit. We are interested in being able to have acoustic performances in our courtyard
near the outdoor seating, in front of the restaurant entrance, and inside the restaurant. The
performances would only take place in one of the three areas depending on the performance
and weather.

We have spoken with our landlord, Levett Properties owned by Denny LeVett. They are in full
support of having live music. Because this is strictly acoustic music, we will not be exceeding
the 55dBA maximum at the property line. To ensure compliance and to regulate the noise
levels, we are happy to restrict the live music performances to acoustic with no amplification.

We would like to apply to have the music permit coincide with the last seating of the restaurant
which means music would never be played later than 9PM. The majority of the time we will only
be having a musician once or twice a week.

We will also work with our neighbors to ensure only one performance occurs at a time in the
courtyard.

Thank you in advance for your consideration.

Giuseppe Panzuto
Owner
I Tegamino
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Attachment D - Business License Approval

BUSINESS LICENSE APPROVAL CONDITIONS

BUSINESS NAME: Il Tegamino

BUSINESS OWNER: Posillipo Food, LLC
PROPERTY OWNER: Dennis Levett

BLOCK: 74 LOTS: 6

LOCATION: S/s Ocean bet. Monte Verde & Lincoln
DATE OF ACTION: June 8, 2015

APPROVAL AND CONDITIONS:

This business license authorizes use of an approximately 523 square foot, ground floor space
by a commercial business offering the following goods and services:

1. Primary Use: This use is classified as a Full-Line Restaurant (NAICS 722110).
Approval of this permit authorizes the establishment of a full-line restaurant engaged
in providing food services to patrons for on-site consumption.

2. Use Permit UP B.A. 82-40: All conditions of Use Permit B.A. 82-40 shall apply:

a. The business is permitted a maximum of 24 interior seats and 28 exterior seats.
Exterior seating shall be consistent with the seating plan submitted with the
business license application. Any changes to the seating plan shall require
approval by the Building Official.

b. The restaurant’s public hours shall be limited to 11:00 a.m. to 9:00 p.m. seven
days per week.

c. At no time shall the use exhibit the characteristics of a formula food establishment
required by contractual or other arrangements to offer standardized menus,
ingredients, food preparation, employee uniforms, interior décor, signage or
exterior design. The use shall not adopt a name, appearance, or food presentation
format that causes it to be substantially identical to another restaurant regardless
of ownership or location.

d. At no time shall the use be operated as a take-out food establishment serving
ready-to-eat, prepared snack foods and /or full meals for immediate consumption
off the site while patrons are walking or standing in the public right of way or are
seated in vehicles. All food sold for off-site consumption shall be placed in
covered containers.

e. Complaints of excessive noise, lighting and other nuisances from the restaurant

that disturbs nearby residences (on or off site), shall be cause for review and
possible amendment of the permit.
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Business License Approval
Il Tegamino
June 25, 2015

Page 2

4. The business is required to obtain a sign permit and install one business sign.

Any additional signs will require approval by the Planning Commission. The sign
shall meet all requirements of the City’s Sign Code and shall require design
review and written approval by the Department of Community Planning and
Building prior to installation. The sign shall include the full name of the business:
Il Tegamino. Any additional text on the sign shall be subordinate in size and
design to the business name.

. All modifications made to the exterior of the building, including but not limited to

paint, window treatments, awnings, paving and landscaping, shall first require
written approval by the Department of Community Planning and Building. No
notice-attracting features, such as banners, balloons, streamers, lights, additional
signs, or flags shall be installed without written approval from the City.

. This license approval shall become effective after the required five business-day

appeal period. The applicant is required to post the attached public notice at the
storefront where it is visible to the public. The appeal period shall begin on the
day that the notice is posted.

. Any violation of the conditions of this business license approval, or of any

ordinance in the Carmel Municipal Code, shall be cause for the City to revoke the
license and/or the Use Permit.

. The applicant agrees, at its 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.

Business Owner, Signature Date
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

October 20, 2015

To: Chair Goodhue and Planning Commissioners

From: Marc Wiener, Acting Community Planning and Building Director
Submitted by: Ashley Hobson, Contract Planner

Subject: Consideration of Appeal (APP 15-334) of an administrative denial of a

Business License (BL 15-326) for a new jewelry store located in the
Central Commercial (CC) Zoning District.

Recommendation:

Deny the Appeal (APP 15-334) and uphold the administrative denial of Business License (BL 15-
326) subject to the attached findings and conditions

Application: APP 15-334 APN: 010-146-011

Location: E/s of Dolores St., between Ocean Ave. and 7t Ave.

Block: 76 Lot: 12

Applicant: Dennis Joshi Property Owner: Carmel Properties, LLC

Background and Project Description:

The site is located on Dolores Street 4 parcels southeast of Ocean Ave. On July 10, 2015, Dennis
Joshi submitted Business License (BL 15-236) application to the Community Planning and
Building Department for a new Jewelry Store. The applicant is proposing to name the business
“Silver from the Himalayas” and specialize in the sale of handmade Himalayan Jewelry. The
applicant presented a sample of the jewelry to staff, which primarily consisted of silver items
with semi-precious stones.

On September 4, 2015, the Community Planning and Building Department denied the business

license application. Staff concluded that the proposed type of jewelry does not comply with
the City Municipal Code definition of a jewelry store.
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APP 15-334 (Silver From the Himalayas)
October 20, 2015

Staff Report

Page 2

An appeal of the business license denial was filed by the applicant on September 7, 2015. In
accordance with Section 17.54.040 of the Municipal Code, the Planning Commission is the
appeal body for all administrative decisions. The appellant’s concerns, as well as a staff
analysis, are summarized in the following section. Staff notes that the same business owner
recently submitted a Use Permit application (UP 15-261) to open a candy store, Carmel
Chocolate Factory, in the adjacent space in the same building. The Use Permit application was
denied by the Planning Commission.

Staff Analysis:

Zoning Interpretation: Carmel Municipal Code Section 17.68.050 provides the following
definition for Jewelry Stores:
“Retail stores selling a combination of jewelry items, predominately handcrafted,
including diamonds and other precious stones mounted in precious metals, such as rings,
bracelets, brooches, sterling and plated silverware, and watches.”

The purpose of this definition is to maintain the quality of jewelry stores in the City. Staff notes
that jewelry stores are a restricted commercial use and only 32 are allowed in the City. The City
is currently below the numerical cap.

The applicant provided jewelry samples at a meeting with staff on August 19, 2015. The jewelry
included semi-precious stones set in sterling silver, and consisted of rings, necklaces, and
bracelets. This definition is intended to maintain the high quality of jewelry stores in the City.
The proposed jewelry merchandise did not include diamonds or pearls, precious metals such as
gold and platinum, and precious stones such as emeralds. In staff’'s opinion, the proposed
jewelry did not meet the Municipal Code definition of the type of jewelry that should be sold in
a jewelry store, which was the basis for denial.

Basis for Appeal: The applicant has included the grounds for the appeal in the Appeal
Application included as Attachment A. Specifically, the applicant expressed that although the
store will not be selling diamonds, the jewelry will include with “gemstones such as Ruby,
Garnet, Sapphire, Amethyst, Smokey Topaz, Larimar, Pearls, Peridot, Mystic Topaz, Moonstone,
Yellow Topaz, etc. mounted in a precious 92.5 pure sterling silver.” In the applicant’s opinion,
the proposed jewelry is in conformance with the definition provided above. Staff has
requested that the applicant provide samples of the proposed jewelry inventory for the
Planning Commission meeting.
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APP 15-334 (Silver From the Himalayas)
October 20, 2015

Staff Report

Page 3

Alternatives: This hearing is a de novo hearing. The Commission is responsible for reviewing
the entire project and is not bound by the decision of staff. Staff recommends that this appeal
be denied by the Planning Commission. The Commission could also grant the appeal, in which
case staff would proceed with issuing the business license.

Environmental Review: The proposed project is a statutory exemption from CEQA review. Staff
is recommending disapproval of the project and therefore CEQA Section 15270 applies, which
states that “CEQA does not apply to projects which a public agency rejects or disapproves.”

ATTACHMENTS:

e Attachment A — Appeal Application
e Attachment B — Business License Application and Letter of Denial
e Attachment C— PC Findings for Denial
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Attachment A - Appeal Application

CITY OF CARMEL-BY-THE-SEA

APPEAL OF ADMINISTRATIVE DECISION

(FILING FEE: $304.82*)

Appellant: _BENNIS OS5 [
Mailing Address: _ 725 PLSHERAAIIS  WHARE /.AA‘OIJE\?E? A GEFI40

Phone: Day:(gﬂ)}“Of A Evening: (§3) AL0 - 687 |
Email: JOSHIDENNIS(@ jclovd. Cowm

Date of Administrative Decision: ¥ L. ‘\' y 200E

Appeals to the Planning Commission must be made in writing in the office of the Planning
Department within 10 calendar days following the date of the Administrative Decision and
paying the required filing fee as established by City Council resolution.

Physical location of property that is the subject of appeal (street location or address):

LolopEs 2T PETWEEN oreaN ANE AND TMavEs

Lot(s): V2~ Block: _ Jlr APN: 010 ~\4fe ~O\)

ADMINISTRATIVE DECISION BEING APPEALED:_ Py ME=%S || rIENSE  ACP.
BL §-52k por. gew JEWELRY <dor.

If you were NOT the original applicant or the applicant’s representative, please state why you
are an aggrieved party:

*Article 9, Section 7, of the Constitution of the State of California authorizes a city to impose
fees. Also see California government Code, Section 54344, Cl'ty of Ca rmel by the-S
~Oy-tne-oea

SEP 092015

Received
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GROUNDS FOR APPEAL: State the specific basis for your appeal, such as errors or omissions
you believe were committed by Community Planning and Building Director in reaching his/her
decision, etc. You may also submit a letter or other material to explain your appeal.

Tv asevdave 4o e Colmel buythe Sea munsiPad code 1768050

we. belevg Hiat aJHAo-uar&, Hua /é*hpb will not  Seed Diamouda - Yt will
Qet) the Jowelry att handtraftal Wit Diesisw Gremshned
4 .

Auh o Ruby Giarvet, Sapphive, awwolliysdy 2wy +opiz ) Labimat, Perls
pedidtot, ch{-o #, woon shue, Getow topar et mommtecd in a4 pve&&uA
43-5 Ppusl stoww Gilvesr—
| CERTIFY UNDER PENALTY OF PERJURY THAT THE FOREGOING IS TRUE AND CORRECT:

DATEDTHisj DAY OF 51";{7‘[5,\4{3?&291#?0 'S

e /

Signature of appellant N ,

LF | 030l &

Appeal fee received: (Staff Initial) Receipt #:

IMPORTANT: If the appellant wishes to submit materials for duplication and inclusion in the
City of Carmel-by-the-Sea’s Planning Commission agenda packet, the materials must be

submitted to the Planning Department at least two weeks in advance of the appeal date.

Revised July 2014
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_.» Attachment B - Business License Application and Denial Letter

CITY OF CARMEL-BY-THE-SEA
DEPARTMENT OF COMMUNITY PLANNING AND BUILDING
P.O. Drawer G, Carmel-by-the-sea, California 83921
Phone: (831) 620-2010 FAX: (831) 620-2014

APPLICATION FOR BUSINESS LICENSE
(TYPE OR PRINT CLEARLY)

Business Name: SILVEP\ FRomM THE HIMALAYAS
Name of Principal (syOwner (s): _ Hariom L Send  inc
Ownership Type: (Circle One) Sole / @orporatioa) / Partnership / Limited Liability Corporation

Required: Federal ID# fp- 0484.4axy or Social Security #

Street Location of Business (Circle One): N/s S/s @Wls of_ Dolexe between
Ceean and A or

S/W N/W S/E N/E Corner of and

Block: & Lot(s): qHC APN# O\6 ~il€~ Ol

Mailing Address: &5 Figheamdin VUVWLP City: _Meontetey State: CA  Zip: 92940

E-Mail Address: _JOSHIDENNIS @ {cLWD . cam Y

Telephone: Business: (831) 37 2-3.66Y4 Hom. @3) AHO 6579 Fax: (31 3F0-2€HE

Name of Property Owner: _Cahamet ProPeHes LL.C  Telephone: $31- 45 - 1610

Court/Bldg: mowreaf} CA AIAA0

Name of Previous Business at this Location: UnEwboin

Floor Level of Business (Circle Appiicable): Basement (fst22nd Floor area: €% & # of Exits: _|

Proposed Use/Business Activities: Include a DETAILED description of the specific products or services you

intend to offer:  Vlavid Wade Stehling siiver Tewdry aud Gemstewne.
1%% {Dom Nepba . (Acndlt phete ov :j‘ewe,bx_-jv i ple Upon Qeqyui)

Ancillary Use*:
*Requires floor plan to be submitted with application showing the location and amount of floor space and display area occupied by both the primary
and anciliary uses,
Open -+ Days per Week Hours of Operation Qam - dpm
# of Employees (including Owner/Manager). Full Time - Part Time O
# of Parking Spaces Available (4 Frequency of Deliveries i Bwent
Please describe how deliveries will be made (size of vehicie, unloading area and delivery times):

VPS5

: ~

Desired/Anticipated Opening Date: A\)g/ $r do
Change of Location: YES @_icense #: Previous Location: N/s Sfs Efs W/s of:

between and
Change of Use: (YES /NO, If yes, previous Use:
For Contractors Only: State of CA License #
For Transportation Only: # of vehicle trips per year

NSNS FEN AN NEFE AR N NS SEEEREEENEAREERNEEnS

| PLEASE READ AND SIGN OTHER SIDE .
City Use Only
BL # ID: SIC DATE APPROVED DATE MAILED 223
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[ ]

City of Carmel-by-the-Sea
COMMUNITY PLANNING AND BUILDING DEPARTMENT
POST OFFICE DRAWER G
CARMEL-BY-THE-SEA, CA 93921
(831) 620-2010 OFFICE
(831) 620-2014 FAX

September 4, 2015

Dennis Joshi
25 Fishermans Wharf
Monterey, CA 93940

RE: Denial Letter
Business License Application 15-326 (Silver from the Himalaya’s)
Dolores St. between Ocean Ave. and 7th
Blk 76, Lot 12; APN: 010-146-011

Dear Mr. Joshi:

Thank you for submitting a Business License Application (BL 15-326) for a new jewelry shop
located on Dolores St., between Ocean Avenue and 7% Avenue. Staff has reviewed your
application and has determined that it does not comply with the Carmel Municipal Code (CMC).
The application is denied for the following reasons:

o The proposed use does not conform as an allowed use in our Central Commercial zone.
CMC 17.68.050 includes the following definition for Jewelry Shops: Retail stores selling
a combination of jewelry items, predominantly handcrafted, including diamonds and
other precious stones mounted in precious metals, such as rings, bracelets, brooches,
sterling and plated silverware, and watches. The proposed products that you intend to
sell do not meet this definition. The sample jewelry that you presented at the August 19"
meeting with staff included silver with semi-precious stones and it was indicated that the
jewelry store would not include gold, diamonds, precious stones, etc.

City staff has previously advised you that the intended use does not meet the requirements in our
municipal code for a jewelry shop and therefore, staff cannot support the proposed jewelry shop.
You may appeal staff’s decision to the Planning Commission within 5 days of the date of this
letter by submitting an Application for an Appeal of Administrative Decision before 4:00 pm on
Wednesday, Sept. 9, 2015

Please contact me at (831) 620-2057 or via email at ahobson@ci.carmel.ca.us if you have any
questions regarding this letter or the process. Thank you.

Sincerely,

Ashley%l |
Contract Planner
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Denial Letter

BL 15-326
September 9, 2015
Page 2

cc: Carmel Properties LLC
1801 Century Park East, Suite 2100
Los Angeles, CA 90067
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NOTICE OF DENIAL

The Department of Community Planning & Building of the City of Carmel-by-the-
Sea has DENIED a Business License pursuant to Chapter 5.12 of 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 7" Avenues,
phone number 831-620-2010. The decision to approve this project may be
appealed within 5 working-days from the date of this notice by filing a written
appeal with the Department of Community Planning & Building.

Business License Number: BL 15-327 Staff Contact: Ashley Hobson, Contract Planner,

Business Name: Silver from the Himalaya’s

Date Posted: Date of Denial: 09/04/2015

Project Location: Dolores Street, between Ocean and 7" Ave.

Applicant: Dennis Joshi

Is this project appealable to the Coastal Commission?  Yes |:| No IE

**Upon completion of the 5-working day appeal period, you may remove this posting.
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Attachment C - Findings for Denial

CITY OF CARMEL-BY-THE-SEA
DEPARTMENT OF COMMUNITY PLANNING AND BUILDING
FINDINGS FOR DENIAL

APP 15-334 / BL 15-326
Silver from the Himalayas
E/s of Dolores St., between Ocean Ave. and 7™ Ave.

Block 76, Lots 12
APN: 010-146-011

CONSIDERATION:
Consideration of Appeal (APP 15-334) of an administrative denial of a Business License (BL 15-326)
allowing a new jewelry store in the Central Commercial Zone.

FINDINGS OF FACT:

1. The applicant submitted a Business License Application on 07/10/2015 for a new business
to be located on the east side of Dolores Street, between Ocean Avenue and 7™ Avenue.
The business is proposed to be called “Silver from the Himalayas” and specialize in the sale
of Himalayan jewelry.

2. Jewelry stores are a restricted use in Carmel and only 32 are allowed in the City. The City is
currently below the numerical cap.

3. Staff denied the Business License (BL 15-326) on September 4, 2015.

4, The Appeal of Planning Commission Application was filed by the project applicant, Dennis
Joshi, on September 9, 2015, with the grounds of the appeal being the applicant’s
objection to the staff’s interpretation of Municipal Code Section 17.68.050.

FINDINGS FOR DECISION

1. Finding: The proposed business does not comply with the use classification for a Jewelry
Shop.

Evidence: Section 17.68.050 of the City Municipal Code includes the following definition
for Jewelry Stores: “Retail stores selling a combination of jewelry items, predominately hand
crafted, including diamonds and other precious stones mounted in precious metals, such as
rings, bracelets, brooches, sterling and plated silverware, and watches.” The proposed use
includes the sale of semi-precious stones mounted in silver, which does not comply with
the definition of a Jewelry Store.
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BL 15-326 (Silver from the Himalayas)
October 20, 2015

Findings for Denial

Page 2

2. Finding: The proposed business does not establish a unique and quality commercial use
that will preserve Carmel’s character as a residential village, as described in Municipal Code
Section 17.56.010.

Evidence: The purpose of a restriction on the number of Jewelry Stores in the Commercial
zones is to maintain the quality of such stores within the City of Carmel. The proposed use
does not meet the definition of a Jewelry Store and will not establish a unique and quality
commercial use.
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