CITY OF CARMEL-BY-THE-SEA


DESIGN REVIEW BOARD


AGENDA CHECKLIST

MEETING DATE:  14 July 2010 


BLOCK: KK   LOT: 30
 

FIRST HEARING: 6/22/09 


CONTINUED FROM:  9/1/09
ITEM NO: DS 09-57


OWNER:  Zane Blackmer
                   
                               

  STREAMLINING DEADLINE: N/A      

SUBJECT:

Consideration of a Design Study application for the construction of a driveway at the end of Lopez Avenue located in the Single Family Residential (R-1) and Beach and Riparian Overlay Districts.

ENVIRONMENTAL REVIEW:

Exempt (Class 3 – New Construction)

LOCATION:  







ZONING:

SE Corner of Lopez & Second  



 R-1, BR
ISSUES:

1.
Does the proposed driveway comply with CMC 12.24.010 (Driveways) and the Residential Design Objectives?
OPTIONS:

1.
Make recommendations to the City Council.
2.
Continue the discussion prior to making recommendations. 

RECOMMENDATION:

Option #2 (Make recommendations to the City Council.)
ATTACHMENTS:

1.  
Staff Report dated 14 July 2010.   

2.
Application Materials. 


3.
Project Plans.

4. 
Geotechnical Report provided on the City Planning and Building Website (Projects) at 
http://ci.carmel.ca.us/carmel/index.cfm/government/staff-departments/community-
planning-and-building/









STAFF CONTACT:  Marc Wiener, Assistant Planner
CITY OF CARMEL-BY-THE-SEA

COMMUNITY PLANNING AND BUILDING

STAFF REPORT 
APPLICATION:  DS 09-57

         APPLICANT: Zane Blackmer
BLOCK:                KK


         LOT:  30
LOCATION:        SE Corner of Lopez & Second  




REQUEST:

Consideration of a Design Study application for the construction of a driveway at the end of Lopez Avenue located in the Single Family Residential (R-1) and Beach and Riparian Overlay Districts.

ADDITIONAL REVIEW:

1.
City Council. 

BACKGROUND/PROJECT DESCRIPTION: 

The subject property is a 7,908 square foot parcel of land located at the southeast corner of the Lopez and Second Avenues, across the street from Pescadero Canyon.  The lot is developed with a two-story home along the hillside.  Vehicle access to the property is provided by a steeply sloped dirt driveway located on Second Avenue, but is limited due to the fact that a portion of Second Avenue is closed.  
Because of the road closure, the applicant can only approach the driveway from an east bound direction on Second Avenue.  In order to access the property with a vehicle, the applicant must travel east bound on Second Avenue, and then back up the driveway due to the fact that the turning radius is too narrow to make a right-hand turn.  Installing a functional driveway at this location would require grading of the hillside and the removal of at least one significant tree. 

In July 2009 the applicant submitted a Design Study application to construct a driveway at the end of Lopez Avenue.  The driveway would provide vehicle access at the south end of the property (as opposed to the north end off of Second Avenue).  The proposal was reviewed by the Design Review Board and forwarded to the City Council for a final decision.  The DRB recommended that the City Council approve the driveway with special conditions.
The City Council reviewed the proposal and requested the following additional information prior to making a decision:

· That the proposed driveway be staked with story-poles.
· That the City Forester re-evaluate the two significant trees on Second Avenue which prohibit paving or grading of the existing dirt driveway.
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· That the City Engineer review the proposal for a driveway at the end of Lopez Avenue.

· Provide information on public utilities within the vicinity.

At the September hearing the City Council also expressed an interest in re-opening Second Avenue as a potential solution to the driveway situation.  The ability to approach the driveway from a westbound direction would significantly improve the use of the existing driveway.  
Questions were also raised about the necessity of Second Avenue as an emergency access road.  The portion of Second Avenue that is closed is approximately 200 feet in length and is located on the hillside between North Casanova Street and Lopez Avenue.  The road was closed as a result of distress following heavy storms in 1998. 

On 9 October 2009 the Council commissioned a geotechnical study (Resolution No. 2009-76) to investigate re-opening Second Avenue.  The geotechnical engineer’s report provides an evaluation of the hillside stability and recommendations regarding the re-opening Second Avenue.

The purpose of this hearing to is to evaluate all options of providing a functional driveway to the subject property, including the possibility of re-opening Second Avenue.  The Planning Commission’s role is to make recommendations to the City Council.
EVALUATION:
Encroachment Permit:  Encroachment permits are required anytime a private property owner is proposing to construct improvements in the City’s public right-of-way.  Minor encroachment permits can be approved at the staff level by the City Administrator.  More significant encroachment permits are typically forwarded to the City Council for review.  Since this application also has significant aesthetic considerations, the Planning Commission is being asked to make a recommendation to the City Council.  

Options for the Driveway:  Staff will present four options to the Planning Commission referenced as options A, B, C and D.  Option “A” is the original proposal, which places the driveway on the west side of Lopez Avenue.  Option “B” is a new proposal, which places the driveway on the east side of Lopez Avenue.  Staff will also present an option of paving the existing driveway without re-opening Second Avenue (Option “C”) and the option of re-opening Second Avenue to improve the use of the existing driveway (Option “D”).
Option “A” Driveway on West Side of Lopez Avenue:  Option “A” is the original proposal as reviewed by the Design Review Board and City Council.  The proposed 
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driveway is located on the west side of Lopez Avenue and covers an area of approximately 531 square feet in the public right-of-way.  The applicant is also proposing a five foot wide walkway on the east side of Lopez Avenue.     

The driveway is 57 feet long and is shown at a height of approximately three feet.  Staff and the City Engineer have reviewed this proposal and are concerned with the slope of the driveway.  The driveway has a steep slope of 24% with a tight turning radius.   

The design of the driveway creates potential safety issues.  Additionally, the cross-section drawing which shows the entrance to the driveway, does not appear to accurately represent the slope.  

The City Engineer recommends that if a driveway were placed at this location, it have a maximum slope of 12-13%.  This would require that the grade below the driveway be raised, which would cause the height of the outer wall to be five to six feet (as opposed to three feet).
The driveway will require the removal of four trees in the public right-of-way and will encroach into the six foot setback of two trees.  A bridged footing would be provided to minimize the impact on the two trees.  One non-significant tree will be removed from the property as well.  The City Forester has reviewed this proposal and given consent with a condition that new trees be planted and that the area around the driveway be landscaped.  

Option “B” Driveway on East Side of Lopez Avenue:  Option “B” places the driveway on the east side of Lopez Avenue and covers an area of approximately 404 square feet in the public right-of-way.  The proposed driveway is 28 feet long and approximately eight to nine feet tall.  The proposed wall would be constructed of gravity blocks and will be terraced and landscaped.  The driveway will also serve as a walkway.  There are no issues with the slope of this driveway.
The proposed driveway requires the removal of three non-significant trees located on the property.  No trees will be removed from the public right-of way.  
City Engineer’s Review:  The City Engineer has reviewed both proposals and made the following recommendations:
· Both a soils report and engineering study should be required for both proposals.
· Evaluate drainage and provide erosion control measures to handle the drainage from the street.

· Verify that the turning radius is sufficient for larger vehicles.
· Recommends that a guard rail be installed at the outer radius of the turn.
DS 09-57 (Blackmer)
15 July 2010

Staff Report 

Page 4  

As previously mentioned, the City Engineer is concerned with the slope of Option “A.”  The grade of the driveway would need to be raised to reduce the slope.  With regards to Option “B”, the City Engineer has some concern about the use of gravity blocks.  However, the engineering study will confirm whether the proposed design is adequate.  

Public Utilities:  With regards to public utilities, both electricity and sewer lines will not be impacted by the proposed driveways.  There is a water main that runs under the proposed location of the driveway.  Should a driveway be approved at this location, the applicant and staff will need to work with Cal-Am on this issue.  The location of the gas lines, which are provided by PG&E, has yet to be determined. 
Option “C” Re-design and Pave the Existing Driveway on Second Avenue:  As previously mentioned in the staff report, vehicle access to the property is provided by a steeply sloped dirt driveway located on Second Avenue.  The driveway can only be accessed when traveling eastbound on Second Avenue and the turning radius is too narrow to make a right-hand turn onto the driveway.  Installing a functional driveway at this location would require grading of the hillside and the removal of at least one significant tree.

The City Engineer has reviewed the property and concluded that constructing a functional driveway at this location is feasible.  The hillside would require some grading and the slope of the driveway would need to be reduced from its existing slope.    This option would require the removal of a significant oak tree.  With regards to removing significant trees, CMC Section 17.48.070 (B) states that the tree may be removed if “the removal of the tree is required to protect public health or safety.”  In this case the inability to access the property with a vehicle (including emergency vehicles) presents a safety issue.  The City Forester has reviewed the issue and is supportive of removing the tree given the safety concerns and the constraints of the property.
In addition to working with the existing conditions, the applicant has indicated that the property may be re-developed at some point in the future.  The overall grade of the site could be reduced and/or a sub-grade garage could be incorporated to alleviate the issues with construction a driveway at this location.
Option “D” Re-open Second Avenue and Pave Existing Driveway:   At the September hearing the City Council also expressed an interest in re-opening Second Avenue as a potential solution to the driveway situation.  Re-opening Second Avenue would allow the applicant to pave and use the existing dirt driveway without having to grade the hillside.  The Council also had concerns about the necessity of opening Second Avenue as an emergency access road.  The City Council commissioned a geotechnical study to evaluate the feasibility of re-opening Second Avenue.  Below is a summary of the findings.
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Geotechnical Report:  Subsurface conditions were explored by drilling a total of seven exploratory borings to depths of up to 21.5 feet.  Soil samples were analyzed for an evaluation of stability.  The analysis indicates that the subject road is both statically and seismically unstable.  The road will continue to fail over time and will incur additional distress as a result of seismic events.  In order to re-open the road to traffic, the engineer recommends that a retaining wall be constructed to support the outboard edge of the road.  The estimated cost is $300,000 to $500,000.  

Emergency Access:  The geotechnical engineer has indicated that the subject road has the stability to support the weight of emergency vehicles in the case of an emergency.  Staff met with members of the Carmel Fire Department to discuss the use of Second Avenue as an emergency access road.  The Fire Department would likely use Second Avenue as a secondary option in the event of a structure fire.  The Fire Department would also use Second Avenue in the case of a vegetation fire or rescue operation.  
Public Input:  A letter was submitted by a Carmel resident who is opposed to the re-opening of Second Avenue.  The resident is concerned that re-opening Second Avenue will adversely impact the character of the neighborhood by increasing traffic and noise.  The letter also raises concerns about pedestrian safety due to the fact that Second Avenue is currently used as a pedestrian pathway.  A petition was submitted with several signatures from Carmel residents who have read the letter and are opposed to re-opening Second Avenue.  Staff has included a copy of the letter and petition for the Commission to review.
Design Guidelines:  Residential Design Guideline 1.5 encourages maintaining and enhancing “the informal, vegetated, open space character of the right-of-way.”  Guideline 3.1 discourages “construction on large contiguous areas of slopes that exceed 30%” when alternatives exist.  Guideline 3.3 encourages minimizing “the visual impacts of retaining walls”.
Both options “A” and “B” would require extensive construction in the right-of-way that would detract from the open space character of the area and on a slope in excess of 30%.  Both options would also require large retaining walls.  While options “C” and “D” would not completely avoid these issues, they would be less significant than options “A” and “B”. 
Summary:  Staff has presented four options to the Planning Commission.  Both options “A” and “B” propose driveways at the end of Lopez Avenue.  In both cases the grade below the driveway will need be raised, which will create the appearance of tall walls in the public right-of-way.  Option “A” covers a larger area of the right-of-way, while option “B” is a taller more massive structure.
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Both options “C” and “D” place the driveway at its existing location on Second Avenue.  Re-opening Second Avenue (Option “D”) will require a large investment by the City and would oppose public sentiment about re-opening this road.  A main purpose for the geotechnical study was to determine if the road could be used by emergency vehicles.  The findings of the report have determined that the road could still be used, in the case of an emergency.  Staff recommends against re-opening Second Avenue as it does not appear to be a feasible option.

Option “C” maintains the location of the existing driveway by grading the hillside and removing one significant tree.  Staff concludes that this option is superior to constructing a driveway at the end of Lopez Avenue.  Rather than building a large structure in the public right-of-way at the end of Lopez, a driveway off of Second Avenue would lower the grade and the majority of the driveway could be located on the applicant’s property.  Staff and the City Forester both support the removal of the significant tree.  
In the original staff report reviewed by the Design Review Board in July 2009, staff recommended approval of a driveway at the end of Lopez Avenue.  However, over the past year more research has been conducted and new information has become available, which indicates that the construction a driveway on Second Avenue is a feasible option.
RECOMMENDATION:
Recommend that the City Council approve Option “C.”
