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

Regular Meeting August 13, 2014
City Hall Wednesday

East Side of Monte Verde Street Tour —2:00 p.m.
Between Ocean & Seventh Avenues Meeting — 4:00 p.m.

VI.

CALL TO ORDER AND ROLL CALL

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

TOUR OF INSPECTION

Shortly after 2:00 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.
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VII.

VIII.

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 9, 2014 Regular Meeting

2. DS 14-39 (Alexander) Consideration of Final Design Study (DS 14-39)
Matt Alexander and associated Coastal Development Permit
Tor.res St. Z_NE of 3 Ave. application for the substantial alteration of an
ilFt(l-\l:zsélLO(ﬁOlZ%Oll existing residence located in the Single-Family

Residential (R-1) Zoning District

CONSENT AGENDA (PULLED ITEMS)

(This is a placeholder to be used only in the event that one or more items are pulled from
the consent agenda.)

PUBLIC HEARINGS

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.

MP 14-01 (Carmel-by-the-Sea) Consideration of Municipal Project (MP 14-01) and
City of Carmel-by-the-Sea associated Coastal Development Permit application
Del Mar Parking Lot for a revised style of sidewalk pavers located at the

foot of Ocean Avenue in the Del Mar Parking Lot

DS 14-29 (Darley) Consideration of Final Design Study (DS 14-29) and
Robert Darley associated Coastal Development Permit applications
Santa Rita 2 Southwest of 2™ Ave. for the demolition of an existing residence and
Blk 24; West % of Lots 1 & 3 construction of a new residence located in the
APN: 010-028-002 Single-Family Residential (R-1) Zoning District
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3. DS 14-40 (Perry)
Frank and Renate Perry
Lobos 5 NW of 2™ Ave.
Blk: 18, Lot: 11
APN: 010-016-005

4. DS 14-33 & UP 14-14 (Porteous)
John and Jennifer Porteous
San Antonio 3 NE of 7™ Ave.
BIk: S, Lots: 14 & 16
APN: 010-267-008

5. DS 14-32 (Makler)
Mary and Stuart Makler
Santa Lucia 2 NE of Casanova
Blk: 146, Lots: 26 & 28
APN: 010-176-025

6. CR 14-03 (Grasing’s Restaurant)
Kurt Grasing
NW Cor. of Mission & 6" Ave.
Blk: 57, Lots: 17 & 19
APN: 010-132-016

7. DS 14-61 (Hardy)
Patricia Hardy
25904 Ridgewood Road
Blk: 2, Lot: 1
APN: 009-352-019

8. DS 14-69 (Frank)
Margaret Frank
NW Corner of Santa Fe St. and
Mountain View Ave.
Blk: 80, Lot 14
APN: 010-081-005

9. DS 14-82 (Ohm)
Ronald Ohm
Lobos 3 NW of 4™ Ave.
Blk: 1A, Lot 3
APN: 010-014-007

Consideration of Final Design Study (DS 14-40) and
associated Coastal Development Permit application
for the substantial alteration of an existing residence
located in the Single-Family Residential (R-1)
Zoning District

Consideration of Concept and Final Design Study
(DS 14-33) and Use Permit (UP 14-14) applications
for exterior alterations to a structure located in the
Single-Family Residential (R-1) Zoning District.
The structure was previously an inn and is being
reverted to a single-family residence with a
guesthouse.

Consideration of Concept Design Study (DS 14-32)
and associated Coastal Development Permit
application for the substantial alteration of an
existing residence located in the Single-Family
Residential (R-1) Zoning District

Consideration of a Concept Review (CR 14-03) for
the establishment of an outdoor dining area and new
rain-shelter canopies on the rooftop of a restaurant
located in the Central Commercial (CC) Zoning
District

Consideration of Design Study (DS 14-61) for the
replacement of a wood-shake roof with composition
shingles on a residence located in the Single-Family
Residential (R-1-C-10) District

Consideration of Design Study (DS 14-69) for the
replacement of a wood-shake roof with composition
shingles on a residence located in the Single-Family
Residential (R-1) District

Consideration of Design Study (DS 14-82) for the
replacement of a wood-shake roof with composition
shingles on a residence located in the Single-Family
Residential (R-1) District
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10. DS 14-78 (McWilliams)

XI.

XIlI.

McWilliams Peter Trust
26151 Ladera Drive
Blk: MA, Lot: 4

APN: 009-331-004

11. DS 14-68 (Lewis)
Tim Lewis
San Carlos 4 SW of 11" Ave.
Blk: 131, Lot: 9
APN: 010-154-003

12. DS 14-83 (Ungaretti)
Elisabeth Ungaretti
Torres St. 2 SE of 10™ Ave.
Blk: 120 Lot: 1B
APN:010-331-002

Consideration of Design Study (DS 14-78) for the
replacement of a wood-shake roof with composition
shingles on a residence located in the Single-Family
Residential (R-1) District

Consideration of Design Study (DS 14-68) for the
replacement of a wood-shingle roof with
composition shingles on a residence located in the
Single-Family Residential (R-1) District

Consideration of a Design Study (DS 14-83) for the
replacement of a cap sheet, tar, and gravel roofs on
flat roof areas with DuroLast plastic roof on a
residence located in the Single-Family Residential

(R-1) District

DIRECTOR’S REPORT

1. Update from the Director

SUB-COMMITTEE REPORTS

1. Report from Sub-Committees

ADJOURNMENT

The next meeting of the Planning Commission will be:
Regular Meeting — Wednesday, September 10, 2014, at 4:00 p.m.

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
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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 &
Building Department located in City Hall, east side of Monte Verde between Ocean & 7"
Avenues, during normal business hours.
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VI.

CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION - MINUTES
REGULAR MEETING OF JULY 09, 2014

CALL TO ORDER AND ROLL CALL FOR TOUR OF INSPECTION

PRESENT: Commission Members: LePage, Paterson, Goodhue, Martin, and Reimers
ABSENT: Commissioners Members: None

STAFF PRESENT: Rob Mullane, AICP, Community Planning & Building Director
Marc Wiener, Senior Planner
Christy Sabdo, Contract Planner
Roxanne Ellis, Commission Secretary

TOUR OF INSPECTION

The Commission Convened at 2:30 p.m. and toured the following sites:

DS 13-77 RV 01 (Overett): San Antonio 2 NW of 4", Block SD; Lot 10

DS 14-26 (Bengard): NE Corner of Monte Verde & 11", Block: 114; Lots 18 & 20

DS 14-21 (Gordon): NE Corner of Dolores & 2", Block 10; Lot(s) West ¥ of 18 & 20
DS 14-39 (Alexander): Torres 2 NE of 3rd, Block 25; Lot(s) 18

DR 14-40 (Perry): Lobos 5 NW of 2nd, Block 18; Lot&s) 11

UP 14-02 (Tudor Wines): NW Corner of Mission & 7", Block 77; Lot(s) 15,17,19 & 21
Sl 14-31 (Preferred Properties): SW Corner of Lincoln & 6th, Block 73; Lot(s) 1

NogakowdnpE

ROLL CALL
Chair Reimers called the meeting to order at 4:05 p.m.

PLEDGE OF ALLEGIANCE

Members of the audience joined Commission Members in the pledge of allegiance.

ANNOUNCEMENTS/EXTRAORDINARY BUSINESS

Chair Reimers announced that Public Hearing Item #8: CR 14-02 (Panattoni) has been
withdrawn and will not be on the agenda.

APPEARANCES

Chair Reimers opened this item to public comment.

Speaker #1: Cindy Lloyd, spoke in favor of less lighting along the median on Ocean.
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VII.

VIII.

Speaker #2: Barbra Livingston stated her support for no lighting along the median

Speaker #3: Vincenzo D'Amico began to speak about an item on the agenda and was asked
to comment on the item when the item comes up on the agenda.

Seeing no other speakers, Chair Reimers closed the public comment portion of the agenda.

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 June 11, 2014 Regular Meeting.

Chair Reimers asked if any member of the public wished to pull any items. No members of
the public requested to pull any items.

Motion: Vice-Chair Paterson made a motion to approve the consent agenda. The motion
was seconded by Commissioner Goodhue and approved on the following vote:

AYES: COMMISSIONERS: LEPAGE, MARTIN, PATERSON,
GOODHUE & REIMERS

NOES: COMMISSIONERS: NONE

ABSENT: COMMISSIONERS: NONE

ABSTAIN: COMMISSIONERS: NONE

CONSENT AGENDA (PULLED ITEMS)

There were no items pulled.

PUBLIC HEARING

1. SI 14-31 (Preferred Properties) Consideration of a Sign Permit (SI 14-31) for
Carol Crandall, Preferred Properties multiple temporary signs for an existing
Southwest corner of Lincoln and 6™ building located in the Central Commercial
Blk: 73, Lot: 1 (CC) Zoning District

APN: 010-213-003
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Christy Sabdo, Contract Planner, presented the staff report and spoke relative to the
applicants request to display listings on a sheet of plywood at the exterior of property until
the building, which was recently damaged by errant automobile, is repaired.

Carol Crandall, applicant, addressed the Planning Commission and spoke of her need to
have the temporary signage in order for her business to continue to operate while the repairs
to her business frontage are being made.

Chair Reimers opened the public hearing at 4:17 p.m., seeing no other speakers, Chair
Reimers closed the public hearing at 4:17 p.m.

The Commission had questions for the applicant on the number of postings she needed, and
Ms. Crandall addressed the questions from the Commission.

Motion: Vice-Chair Paterson made a motion to approve the project as conditioned by staff
but to paint the plywood white within one week of the approval and to allow the temporary
signs to only be displayed 18 weeks from application approval. The motion was seconded
by Commissioner Goodhue and approved on the following vote:

AYES: GOODHUE, LEPAGE, MARTIN, PATERSON, & REIMERS
NOES: NONE
ABSENT: NONE
ABSTAIN: NONE

2. UP 14-02 (Tudor Wines) Consideration of a Use Permit (UP 14-02) to
Christian and Dan Tudor establish a retail wine shop with wine tasting
NW Cor. of Mission Street and 7" Ave.  as an ancillary use in an existing commercial
Block: 77, Lots: 15,17,19 & 21 space located in the Central Commercial (CC)
APN: 010-141-003 Zoning District (Tudor Wines)

Chair Reimers recused herself due to owning property within 500 feet of the site and left the
dais.

Mr. Wiener presented the staff report with an overview of the project’s history.

Mr. Mullane added that the applicant plans to store the wine in temperature-controlled units
underneath the tasting counter and that a tap dispenser will be used for the wines.

Vice Chair Paterson opened the public hearing.

Speaker #1: Tom Nash, applicant representative, addressed the Planning Commission on
behalf of the owners. Mr. Nash stated the applicant is in the process of moving his
production facility from San Luis Obispo to Monterey County. He noted that the wine
dispenser will have a stainless steel back.

Speaker #2: Jonathan Sapp, provided information on the ABC licensing process.
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The Commission asked the applicant team several questions about the sequence of getting
the Use Permit for a tasting room and getting the winery space in Monterey County and how
this relates to the associated Duplicate 02 License by State ABC.

Speaker #3: Jim Griffin, stated that he had prepared a revised floor plan.

Speaker #4: Vincenzo D'Amico, voiced his disapproval for this project as well as the
proliferation of wine tasting rooms in the City in general.

Speaker #5: Doug Kale, resident and distribution representative for Tudor Wines, noted his
support for the applicant and what the project would bring to the tourism in the area.

Speaker #6: Jason Stutz, with Ray Franscioni Wines, stated that the lease agreement is in
process of being finalized and once finalized a copy will be provided to the City.

Speaker #7: Randy Rogers, stated his support for the application.

Speaker #8: Marie Johnston, Resident, clarified the difference between producing and
bottling wine in Monterey County and spoke in favor of the project.

Speaker #9: Roberta Miller, Resident, commented on the need for the item to be continued
until all documentation is present and clear.

Speaker #10: Jonathan Sapp, read a letter in support of the applicant from the property
owner, Andy Schwartz.

Speaker #11: Charles Farrrell, commented that he is in favor of the applicant’s tasting room.

Speaker #12: Barbara Livingston, expressed her support for staff to come to a well thought-
out decision.

Speaker #1: Tom Nash, application representative, reappeared before the Commission to
clarify that the plans included with the staff report are the current ones.

Seeing no other speakers, Vice-Chair Paterson closed the public hearing.
Motion: Commissioner LePage made a motion to continue item until applicant obtains
their 02 license in Monterey County. The motion was seconded by Commissioner Goodhue

and approved on the following vote:

AYES: GOODHUE, LEPAGE, MARTIN, & PATERSON

NOES: NONE
ABSENT: NONE
ABSTAIN: REIMERS
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3. DS 14-21 (Gordon) Consideration of Final Design Study (DS 14-

Kathleen Gordon 21) and associated Coastal Development
NE Corner of Dolores and 2™ Ave. Permit application for the construction of a
Blk: 10, Lots: west % of 18 & 20 new residence located in the Single-Family
APN: 010-126-021 Residential (R-1) Zoning District

Chair Reimers rejoined the meeting.

Mr. Wiener presented the staff report noting the revisions to the project since it was last
reviewed by the Commission. He noted that the neighbors to the east of the project still
have some concerns with the project.

Chair Reimers opened the public hearing.

Speaker #1: Safwat Malek, project architect, addressed the Commission and gave a brief
summary of the revisions to the project. He noted the revised elevation, windows in rear,
balcony, stainless steel living wall, and a proposed composition shingle roof with solar
panels on top.

Speaker #2: James Faye, eastern neighbor, expressed his concerns with the balcony
impacting privacy, color of house, stainless steel living wall, and lack of progress in
preserving his ocean view.

Speaker #3: Barbra Livingston, noted that the project should have a wood shake roof, should
add upper canopy trees, and that the proposed spacing of the grapestake fence was too tight.

Speaker #4: Karen Nelson, project interior designer, spoke briefly on the building’s
proposed color, the living wall, roof material, and the 5’6 planter box.

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

Motion: Commissioner LePage made a motion to continue item until the applicant
mitigates view impact to the eastside neighbor, present alternate elevations, living wall
specifications, rendering showing wood or tile roof, and a sample of stucco finish on
exterior. The motion was seconded by Commissioner Paterson and approved on the
following vote:

AYES: GOODHUE, LEPAGE, MARTIN, PATERSON, and REIMERS.

NOES: NONE
ABSENT: NONE
ABSTAIN: NONE
4. DS 13-77 RV 01 (Overett) Consideration of a Plan Revision (DS 13-77
2011 Carmel Property Trust RV-01) to an approved Design Study for
San Antonio 2 parcels NW of 4™ alterations to a historic residence located in
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Block: SD, Lot: 10 the Single-Family Residential (R-1), Beach
APN: 010-321-047 and Riparian (BR), and Archaeological
Zoning Districts

Mr. Wiener presented the staff report in regards to the following items being proposed 1) a
third chimney; 2) pitched skylight above the hyphen connecting the addition to the historic
residence; 3) the encroachment of the front fence approximately one foot into the City
Right-of-Way (ROW); 4) and the history of the project review by the HRB.

Chair Reimers opened the public hearing.

Speaker #1: Laura Overett, property owner, thanked the Commission for reviewing her
application. Ms. Overett briefly discussed the history of the project’s proposed design and
spoke in favor of the third chimney and skylight on the hyphen.

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

There was a brief discussion on this item with the Commission being in favor of the third
chimney because of how large the property is and the skylight because it does not have a
substantial visual impact on any neighbors.

Motion: Commissioner LePage made a motion to accept the application with revisions to
the conditions as follows: Special Condition #24 should note that staff should review the
property line and allow the applicant to apply for an encroachment permit for the 20-foot
long portion of the fence that encroaches into the public ROW. The motion was seconded
by Vice-Chair Goodhue and approved on the following vote:

AYES: GOODHUE, LEPAGE, MARTIN, PATERSON, & REIMERS.

NOES: NONE
ABSENT: NONE
ABSTAIN: NONE

The Planning Commission took a 10 minute recess and reconvened at 7:00 p.m.

5. DS 14-40 (Perry) Consideration of Concept Design Study (DS
Frank and Renate Perry 14-40) and associated Coastal Development
Lobos 5 NW of 2" Ave. Permit application for the substantial
Blk: 18, Lot: 11 alteration of an existing residence located in
APN: 010-016-005 the Single-Family Residential (R-1) Zoning

District Single-Family Residential (R-1)
Zoning District

Commissioner LePage recused himself from the item due to the fact that he owns property
within 500 feet of the project site and left the dais.
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Mr. Wiener presented the staff report and summarized staff concerns with the proposal of 3
bay windows along the north elevation that give a busy appearance and a proposed detached
garage that will allow the applicant to abandoned existing shared garage with neighbor.

Chair Reimers opened the public hearing.

Speaker #1, Alan Lehman, project designer, went over the project and responded to the
concerns that had been raised by staff and neighbors.

Speaker #2: Barbra Livingston, stated her support for the house being one story and made
the following suggestions 1) the garage should be located out of the front-yard setback; 2)
the stone veneer should wrap all the way around the building; 3) the planting of additional
upper canopy trees; 4) redesign of proposed fence; 4) excessive skylights and bay windows;
5) and a wood shake roof.

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

The Commission discussed the project and provided comments and questions related to the
stone fence looking busy, the detached garage, the appearance of a lot of concrete with new
garage.

Speaker #1, Alan Lehman, reappeared before the Commission to address questions from the
Commission on solar-tube skylight, the driveway and distance between houses, and amount
of concrete on driveway.

Motion: Vice-Chair Paterson made a motion to accept the application with all of staff-
recommended conditions of approval and with the addition of Condition #7: to have
applicant reconsider garage at front of house with an option for a carport and Condition #8:
to redesign the fence and remove stone from around the entry. The motion was seconded by
Commissioner Goodhue and approved on the following vote:

AYES: GOODHUE, MARTIN, PATERSON, & REIMERS.

NOES: NONE

ABSENT: NONE

ABSTAIN: LEPAGE

6. DS 14-39 (Alexander) Consideration of Concept Design Study (DS

Matt Alexander 14-39) and associated Coastal Development

Torres St. 2 NE of 3" Ave. Permit application for the substantial

Blk: 25, Lot: 18 alteration of an existing residence located in

APN: 010-102-011 the Single-Family Residential (R-1) Zoning
District

Commissioner LePage rejoined the meeting. Vice-Chair Paterson recused himself from
from the item due to the fact that he owns property within 500 feet of the project site and
left the dais.
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Christy Sabdo, Contract Planner, presented the staff report and summarized the applicant’s
proposal for the remodeling a 455-square foot addition, new wood-shake roof, repair to
brick porch and steps, new decomposed granite driveway, re-building an existing detached
garage, and new landscape.

Chair Reimers opened the public hearing.

Speaker #1, Safwat Malek, representing project architect Adam Jeselneck, went over the
project and addressed the recommendation to move the garage out of the side-yard setback.

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

The Commission discussed the project and provided comments and questions related to the
design of the garage and setbacks.

Motion: Commissioner LePage made a motion to accept the application with all of staff’s
recommended conditions but with an addition to Condition #3 that the garage have a pitched
roof to match the residence. The motion was seconded by Commissioner Goodhue and
approved on the following vote:

AYES: GOODHUE, LEPAGE, MARTIN & REIMERS.

NOES: NONE

ABSENT: NONE

ABSTAIN: PATERSON

7. DS 14-26 (Bengard) Consideration of Concept Design Study (DS

Tom and Terry Bengard 14-26) and associated Coastal Development

NE Cor. of Monte Verde and 11" Permit application for the substantial

Blk: 114, Lots: west portions of 18 & 20 alteration of an existing residence located in

APN: 010-182-009 the Single-Family Residential (R-1) Zoning
District

Commissioner LePage rejoined the meeting.
Ms. Sabdo presented the staff report and summarized the scope of the project.
Chair Reimers opened the public hearing.

Speaker #1, Jeff Crockett, project architect, went over the project and addressed questions
from the Commission.

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

The Commission commented on the concerns of neighbors to the east, the second-story
plate height, and suggested that the design of project be simplified.
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X.

Motion: Commissioner LePage made a motion to accept the application with all of staff’s
recommended conditions and the following comments: lower the second-story plate height
to 7 feet, change the stone columns at the entry to wood, have windows be more consistent
in design, eliminate the copula, eliminate some of the stone, and eliminate the east-facing
bedroom window. The motion was seconded by Commissioner Goodhue and approved on
the following vote:

AYES: GOODHUE, LEPAGE, MARTIN, PATERSON, & REIMERS
NOES: NONE
ABSENT: NONE
ABSTAIN: NONE

DIRECTOR’S REPORT:

The Director’s report addressed the following:

The City Council’s action on several permanent encroachment permit requests at the July 1,
2014 Council meeting.

Resolving banner conflicts

Building Official has implemented several process improvements for Building Permit plan
check, issuance, and inspection components

Discussion on and possible revisions to Planning Commission Rules of Procedure process
for appointing Chair and Vice Chair

The Commission was supportive of going to an annual election of Chair and Vice Chair, and staff
will be bringing specific changes to the Rules of Procedures at a future Planning Commission
meeting.

XI.

XIlI.

SUB-COMMITTEE REPORTS:

No reports, as there were not any recent subcommittee meetings.

ADJOURNMENT:

There being no further business to come before the Commission, the meeting was adjourned by
Chair Reimers at 8:44 pm.

The next meeting of the Planning Commission will be:

Regular Meeting — Wednesday, August 13, 2014, at 4:00 pm, with a tour of
inspection to begin at approximately 2:00 p.m.
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SIGNED:

Janet Reimers, Chair

ATTEST:

Roxanne Ellis
Planning Commission Secretary
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

August 13, 2014
To: Chair Reimers and Planning Commissioners
From: Rob Mullane, AICP, Community Planning and Building Director EM
Submitted by: Christy Sabdo, Contract Planner
Subject: Consideration of Final Design Study (DS 14-39) and associated Coastal

Development Permit for the construction of a new addition to an existing
residence and replacement of the existing detached garage located in the
Single-Family Residential (R-1) Zoning District

Recommendation:

Approve the Design Study (DS 14-39) and the associated Coastal Development Permit subject to
the attached findings and conditions

Application: DS 14-39 APN: 010-102-011

Location: Torres St. 2 NE of 3™ Avenue

Block: 25 Lots: 18

Applicant:  Adam Jeselnick Property Owner: Matt Alexander

Background and Project Description:

The project site is located on Torres Street two northeast of Third Avenue. The property s
developed with a 1,138-sq ft, one-story residence with horizontal-wood siding. The adjoining
City Right-of-Way (ROW) along Torres Street maintains an informal forested appearance with
pine trees, rolled curbs, and no sidewalks.

The applicant’s proposal includes:
1) The remodeling of and a 455-square foot addition to an existing single-family residence,
2) A new wood-shake roof,
3) Arepair of the exiting brick porch and steps,
4) A new decomposed granite (DG) driveway,
5) A re-building of and slight relocation of the existing detached garage, and

6) New landscaping
16



DS 14-39 (Alexander)
August 13, 2014
Staff Report

Page 2

The existing residence and addition to the residence would include a new exterior, a
combination of stucco and horizontal wood-siding with a new taper-sawn wood shake roof. All
exterior doors and windows will be unclad wood that is painted white. The new garage will
include horizontal wood-siding, a wood garage door, and a taper-sawn wood shake roof.

The Planning Commission reviewed this project on July 9, 2014, and expressed general support
for the design, but continued the project with a request for certain changes. The applicant has
revised the design to address the recommendations made by the Planning Commission.

PROJECT DATA FOR A 4,000 SQUARE FOOT SITE:
Site Considerations Allowed Existing Proposed
Floor Area 1,800 sf (45%) 1,370 sf (34.2%) 1,796 sf (44.9%)
Site Coverage 556 sf (13.9%) 913 sf(22.8%) 515 sf (12.9%)
Trees (upper/lower) 3/1 (recommended) 2/6 2/3
Ridge Height (1"/garage) | 18 ft/15ft 14 ft. to 14 ft. 14 ft./ 8 ft 9in.
6in.(elevation
change)/ 9 ft. to 9ft 6
in. (slanted roof)
Plate Height (1"/garage) | 12 ft 10ft./9ft.to9ft.6in. | 8ft9in.
Setbacks Minimum Required Existing Proposed
Front {house/brick porch) | 15 ft. 16 ft 3 in./ 9 ft. 7%in. No change/No change
Composite Side Yard 10ft {(25%) 12 ft. (30%)/ 8 ft. 10% in. (22.2%)/
{(house/garage) 6 ft 4% in. (15.9%) No change
Minimum Side Yard 3ft. 3ft. No change
Rear 3 ft./15ft. 24 ft (from house) 8 ft. (new 455 sf
addition)
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 remove the non-significant buckthorn due to high risk of fail at the
soil line and shall remove ivy from the site and City ROW. These changes shall be noted
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on the proposed site plan and landscape plan as part of the submittal of Final Design
Study plans.

Analysis: The proposed site plan and landscape plan include a note stating “The non-significant
Italian buckthorn shall be removed, due to high risk of fail at the soil line and all ivy shall be
removed from the site and City ROW.”

2. The applicant shall provide a note on the proposed site plan and building plans that
identifies the following materials for the driveway. The driveway within the City ROW
and the short return shall be decomposed granite with a resin binder. The driveway
within the property boundaries shall be loose decomposed granite to maintain
permeability.

Analysis: The proposed site plan calls out the driveway materials as recommended and the
proposed site plan includes a note stating, “Within the City R.0.W. and the short return, the
driveway shall be decomposed granite with a resin binder. The driveway within the property
boundaries shall be loose decomposed granite to maintain permeability.” In addition, when the
applicant submits the building plans, planning staff have another opportunity to review the
plans to ensure the conditions have been transferred to the building plan set.

3. As part of the submittal of the Final Design Review plans, the applicant shall revise plans
showing that the new garage has been shifted out of the 3-foot minimum southern side-
yard setback. The garage shall have a pitched roof to match the original character of the
residence.

Analysis: The new garage was originally proposed to be setback approximately 1-ft from the
south property line, deviating from the standard 3-foot setbacks and composite side yard
setback requirements. Following the recommendation by the Planning Commission, the
applicant has relocated the new garage out of the side yard setback, and it is now located 3 ft
from the south property line,

In addition, the proposed new garage was originally proposed with a flat roof. The applicant is
now proposing a 5:12 pitched roof for the new garage, which better matches the roof pitch of
the existing residence and proposed new additions. Staff notes that the front building element
of the existing residence would maintain its existing 8:12 pitch.

4. Prior to final building inspection, the applicant shall remove all existing gravel and the
rock wall located in the City ROW as indicated on the project plans. The existing gravel
and rock wall shall be noted as proposed for removal on the site and landscape plans
submitted for final Planning Commission review.
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Analysis: The proposed site plan and landscape plan identifies all existing gravel and the rock
wall in the City ROW and includes a note that these encroachments will be removed. In
addition, during building plan check, planning staff will visit the site to make sure that all gravel
and the rock wall have been removed from the City ROW.

Other Project Components:

Neighbor Concerns: There have been no neighbor concerns regarding the proposed project.

Landscape Plan: With regard to landscaping, Residential Design Guideline 10.3 recommends
“locating plans in relaxed, informal arrangements that are consistent with the urban forest
character” and “avoid formal, unnatural arrangement of plants and paving except in areas out
of public view.”

The applicant has inciuded a landscape plan which includes new drought-tolerant landscaping
on the property, and in the City ROW on the north side of the property adjacent to Torres
Street.

Exterior Lighting: With regard to exterior lighting, the Carmel Municipal Code Section
15.36.070.B. pertains to exterior lighting for residential buildings and zones. This section
requires exterior lighting that is attached to the main building or any accessory building to be
no higher than 10 feet above the ground and not to exceed 25-watts incandescent equivalent
(i.e., approximately 375 lumens) per fixture. Staff notes that the requirement is based on the
typical output of a 25-W incandescent bulb, which is approximately 375 lumens. In comparison,
a 6.25-W compact fluorescent lamp {CFL) produces 375 lumens.

The applicant is proposing 13-W CFL exterior lights. This wattage generates a lighting intensity
roughly equivalent to a 60-W incandescent bulb, which exceeds the City’s exterior lighting
standards. A condition of approval has been drafted for the applicant to revise the lighting
fixtures on the plan set to comply with City exterior lighting requirements.

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 residence does not present any unusual circumstances that
would result in a potentially significant environmental impact.
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ATTACHMENTS:

e Attachment A - Site Photographs

¢ Attachment B — Findings for Approval
¢ Attachment C — Conditions of Approval
e Attachment D — Project Plans
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Attachment A — Site Photographs

Project site facing north along Torres St.

Front of residence along Torres St.
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Existing garage

Rear of subject property
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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 v
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 v
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 v
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 biock
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 v
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 | v/
residential design in the general plan.

7. The development does not require removal of any significant trees unless v
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.

23



DS 14-39 (Alexander)
Avgust 13, 2014
Findings for Approval
Page 2

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 overali 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):

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

Standard Conditions

Authorization: This approval of Design Study (DS 14-39) authorizes a 455-
square foot addition to an existing single-family residence, a new wood-shake
roof, a repair of the existing brick porch and steps, a new decomposed granite
(DG) driveway, a replacement of the existing 232-sq ft detached garage with a
new 203-sq ft garage, and new landscaping on the property and in the City ROW
as shown on the August 13, 2014 approved plans. The existing residence and
addition includes a combination of stucco and horizontal wood-siding and a new
taper-sawn wood shake roof. All exterior doors and windows will be unclad
wood, painted white. The new garage includes horizontal wood-siding, a wood
garage door, and a taper-sawn wood shake roof. The project aiso includes a new
fence with 1 x 3 horizontal redwood slats on the north, east, and south property
line.

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) iandscaped 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
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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,
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 fagade 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

N/A
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by planning staff on site to ensure conformity with City standards.

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.

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.
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19a.

An archaeological reconnaissance report shall be prepared by a gqualified
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
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 shalil 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, 2 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

Special Conditions

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.

22,

The applicant shall provide a note on the building plans that identifies the
following materials for the driveway. The driveway within the City ROW and the
short return shall be decomposed granite with a resin binder. The driveway
within the property boundaries shall be loose decomposed granite to maintain
permeability.

23.

The applicant shall include the final landscape plans in the building plans. The
final landscape plans shall include a note to remove the non-significant Italian
Buckthorn due to high risk of fail at the soil line and shall remove ivy from the
site and City ROW,

24.

Prior to final building inspection, the applicant shall remove all existing gravel
and the rock wall located in the City ROW as indicated on the project plans.
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25. Prior to the approval of the Building Permit, the applicant shall revise the
proposed elevations and landscape plan sheets to indicate exterior lighting
fixtures that comply with Standard Condition #9.

*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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GENERAL NOTES PROJECT DATA PROJECT DATA
- SCOPE OF WORK: PROPERTY ADDRESS: TORRES STREET 2 NORTH/EAST OF 3RD AVENUE
REMODEL OF AND ADDITION TO AN EXISTING SINGEE-FAMILY RESIDENCE. CARMEL-BY-THE-SEA, CALIFGRNIA 93921
RE-BUILD EXISTING DETACHED GARAGE, RE-BUILD FRONT PORCH, ALL EXT.
MATERIALS TO MATCH EXISTING, UNLESS NOTED. NEW WO OD SHAKE ROOF, APN. 010-102-011-000
NEW DECOMPOSED GRANITE DRIVEWAY AND LANDSCAPING.
ZONING: R-1 SINGLE FAMILY RESIDENTIAL
CONSTRUCTION TYPE: ~ V-B
OCCUPANCY:  R-3
FIRE SPRINKLERS: NO
. ) OWNER: MATTHEW ALEXANDER
WATER:  CALAMIE) C/O MASTERWORK BUIEDING AND DEVELOPMENT
SEWER: CARMEL AREA WASTE WATER DISTRICT (E} P.O. BOX 23
CARMEL-BY-THE-SEA, CALIFORNIA 93921
TREE REMOVAL: FIVE (5) NOT SIGNIFICANT
1-12" BLACK ACACIA _
1-6" OAK
2-10" PITTOSPORUM
1-6" RHAMNUS ARCHITECT: ADAM JESELNICK ARCHITECT
3069 LORCA LANE
GRADING: NONE CARMEL, CA 93923
PHONE: [831) 620.5144 m
CONTACT: ADAM JESELNICK AlA
SITE COVERAGE CALCULATIONS: EMAIL: aejarch@gmall.com
(E) CONC. DRIVEWAY; 388 SF CONTRACTOR; MASTERWORK BUILDING AND DEVELOFMENT
E] PATIOS. WALKWAYS:
P.O.BOX 23
CARMEL, CA 93921
TOTAL, (F) COVERAGE: PHONE: (831] 229.8002 office
ALL (E) COVERAGE IS IMPERMEABLE CONTACT: HARLAN BRADLEY, PRESIDENT
*ALL {E) COVERAGE WiLL BE REMOVED EXCEPT {E} BRICK PORCH AND STEPS : .
{ =42 SF} EMAIL: harlan@masterworkbuilders.com
* MAX. ALLOWABLE COVERAGE = 556 SF
{(N] DECOMP. GRANITE DRIVEWAY: 368 5F [PERMEABLE)
(E] BRICK PORCH AND STEPS 42 SF (IMPERMEABLE]
{N) COURTYARD PATIO 105 SF {IMPERMEABLE CONCRETE}
TOTAL, (N) COVERAGE: 515 SF
*REDUCED BY 398 SF
[E} HOUSE: 1,138 SF
{E} GARAGE; 232 SF
TOTAL, (E) SF: 1,370 SF
(E) HOUSE, REMODEL 1,138 SF
(N} HOUSE, ADDITION 455 SF
[N} GARAGE: 203 SF
TOTAL, PROPOSED SF: 1,794 SF
*NOTE: MAX. ALLOWABLE 1800 SF
SHEET INDEX et
Al PROJECT DATA AND SITE LOCATION e S
A2  NOTES AND SPECIFICATIONS e
= SITE SURVEY PROJECTLOCATION ———
A3 SITE PLAN, EXISTING + PROPOSED
Ad FLOOR PLAN, EXISTING + DEMOLITION
AS PROPQOSED FLOOR PLAN
Ab PROPOSED ROOF PLAN
A7 EXISTING BUILDING ELEVATIONS
Ag PROPOSED BUILDING ELEVATIONS
QEVISION # ,r"r_\-. 0S/01/2014  PLANNING RESUBMITTAL L.1  PROPQOSED LANDSCAPE PLAN = \{}9 W}T\l MAP
& 08/02/2014  CORRECTIONS S oetas bt
__-Q\l 07/17/2014 PLAN CHECK CORRECTICMS
_ﬁ 07/30/2014 PC FINAL DETAILS REVIEWY

ADAM JESELNICK
# 0 ARCHITECT

RESIDENTIAL REMODEL
CARMEL-BY-THE-SEA, CALIFORNIA 93921

TORRES 2 N/E 3RD AVENUE

TITLE SHEET

04-18-2014

AS NOTED

Al
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GENERAL NOTES

CITY OF CARMEL-BY-THE-SEA
CONDITIONS of APPROVAL

1. VERIFY ALL EXISTING DIMENSIONS AND CONDITIONS AT THE SITE; CONFAREA ANY VARIATIONS OR CONFUCTING OR
LISSING DIMENSIONS GR DATA PRIOR TQ CCi A AENCING WORK. USE WRITTEN DIMENSIONS ONLY; DO NOT SCALE
CRAWINGS FOR THE PURPOSE OF DETERHINING A DitAENSION DURING CONSTRUCTION.

2. CONSTRUCTICN DETAILS NOT SPECIFICALLY SHOWN ON THE DRAWINGS SHALL BE BUILT TO CONFOR!A TO SliAILAR
CONSTRUCTION, IN ACCORDANCE WITH THE BEST COMMON PRACTICE AND/OR MANUFACTURER'S SPECIFICATIONS
FOR THE INSTALLATION CF THEIR MATERLALS OR [TEFAS.

3. ALL CONSTRUCTION [} {ATERLALS, WORKMANSHIP & METHODS) SHALL COMPLY VATH TITLE 24 AND THE 2013
CALIFORNIA RESIDENTIAL BUILDING CODE [CBC); CALUFCRNIA PLUIBING CODE [CPC), CALIFORNIA } AECHANICAL
COQDE [CMC), CALIFORNIA ELECTRICAL CODE {CEC), CALIFORNIA ENERGY CODE, ARE CODE, AND CALGREEN; AND
ALL LOCAL AMENDH ENTS A5 ADOPTED BY CITY ORDINANCE.

4. THE CONTRACTOR SHALL BE SCOLELY RESPONSIBLE FOR SAFETY ON THE JOB SITE AND MLUST ADHERE TO ALL FEDERAL,
STATE LOCAL AND Q.5.H.A. SAFETY REGULATIONS.

5. DEFAOLITION: CONFIRM ALL DEMOLITION REQUIRESAENTS WITH THE OWNER, VERIFY WITH OWNER WHICH ITEF S, IF
ANY, HE/SHE WISHES TO RETAIN FOR HIS/HER USE. ALL OTHER ITE#S TO BECONLIE PROPERTY OF THE CONTRACTCR AND
ARETQ BE PROPERLY REMO* ‘ED FROM THE PREMISES. SEE DEMOLION PLANS FOR ADDITIONAL INFORFAATION.

é. THE CONTRACTOR SHALL BE RESPONSIBLE FOR ALL BRACING AND SHORING REQUIRED DURING CONSTRUCTION
UNTIL ALL CONSTRUCTION 1S COMPLETE.

7. DO NOT 5TORE CONSTRUCTION HMATERIALS, OR OPERATE CONSTRUCTICON EQUIPMENT IN SUCH A (. AANNER THAT

DESIGM LIVE LOADS OF THE STRUCTURES ARE EXCEEDED. DC NOT STORE CONSTRUCTION MATERIALS ON
OVERHANGING FRAMING.

SPECIFICATIONS

SPECIFICATIONS AS NOTED ON THE ARCHITECTURAL AND ENGINEERING PLANS.

GRADING / DRAINAGE NOTES

NO GRADING PROPOSED. EXISTING DRAINAGE TO REMAIN.

1. THE NON-SIGNIFICANT ITALIAN BUCKTHRON SHALL BE REMOVED, DUE TO HIGH RISK
OF FAIL ATTHE SOIL LINE AND ALL IVY SHALL BE REMOVED FROM THE SITE AND CITY
R.O.W, THESE CHANGES SHALL BE SHOWN ON THE PROPOSED SITE AND LANDSCAPE
PLANS AS PART OF THE FINAL DESIGN STUDY PLANS.

2. THE APPLICANT SHALL IDENTIFY ON THE SITE PLAN AND BUILDING PLANS THE NEW
MATERIALS FOR THE DRIVEWAY. WITHIN THE CITY R.O.W. AND THE SHORT RETURN, THE
DRIVEWAY SHALL BE DECOMPOSED GRANITE WITH A RESIN BINDER. THE DRIVEWAY

WITHIN THE PRGPERTY BOUNDARIES SHALL BE LOOSE DECOMPOSED GRANITETC
MAINTAIN PERMEABILITY.

3. THE NEW GARAGE SHALL BE SHIFTED OUT OF THE 3-FOOT MINIMUM SOUTH SIDE YARD
SETBACK. THE NEW GARAGE SHALL ALSO HAVE A PITCHED ROOF TO MATCH THE
ORIGINAL CHARACTER OF THE RESIDENCE.

4. PRIOR TO FINAL BUILDING INSPECTION, THE APPLICANT SHALL REMOVE ALL EXISTING
GRAVEL AND ROCK WALL LOCATED [N THE CITY R.O.W. AS INDICATED. THE EXISTING
GRAVEL AND ROCK WALL SHALL BE NOTED AS PROPOSED FOR REMOVAL CN THE
LANDSCAPE PLANS SUBMITTED TO THE PLANNING COMMISSION FOR FINAL REVIEW.

TORRES STREET, 2 N/E OF JRD AVENUE

EXISTING STREET ELEVATION

SCALE: 1/8"=v-¢"

1

ADAM JESELNICK
B ARCHITECT

RESIDENTIAL REMODEL
CARMEL-BY-THE-SEA, CALIFORNIA 93921

TORRES 2 N/E 3RD AVENUE
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TORRES JTREET, 2 N/E OF 380 AVENUE AS N OTED

PROPOSED STREET ELEVATION
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REVISION # 05/01/2014  PLANNING RE-SUBMITTAL
D6/02/2014  CORRECTIONS
07/17/2014  PLAN CHECK CORRECTIONS

07/30/2014  PC FINAL DETAILS REVIEW
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SITE PLAN NOTES:

N

w

=~

. TREE REMO™ AL "5 NOTED ON PLAN AND APPLICATION.
NO CONSTRUCTION IMPACTS TO SIGNIFICANT TREES.

NG CHANGE TO EXISTING SITE DRAINAGE.

COORDINATE UTILITIES WITH PGAE, CAWD, CAL-AA,

DE1OLITION LIF WTED TO AREAS NOTED ON PLAN. ALL EXISTIHG

{MERMEABLE SITE COVERAGE TQ BE REMOVED EXCEPT THE

EXISTING BRICK PORCH AND 5TEPS,

2]

REVISHON # A

. THE NON-SIGNIFICAL T ITALIAN BUC KTHRON SHALL BE REMOVED,
DUE TO HIGH RISK OF FAIL AT THE SOIL LINE AND ALL IV, SHALL BE
REMOED FRO! i THE SITE AND CITY R.OW.

. WITHIN THE CIT¢ R.O.W. AND THE SHORT RETURN, THE DRIVEWAY
SHALL BE DECOIAPOGED GRANITE WITH A RESIN BINDER. THE
DRIVEV:AY V. ITHIN THE PROPERTY BOUND.ARIES SHALL BE LOOSE

DECO!POSED GRANITE TO i (ARNTAIN PERFAEABILITY.

05/01/2014
06/02/2014
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07/30/2014

PLANNING RE-SUBMITTAL
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

August 13, 2014
To: Chair Reimers and Planning Commissioners
From: Rob Mullane, AICP, Community Planning and Building Director |2
Submitted by: Marc Wiener, Senior Planner
Subject: Consideration of Municipal Project (MP 14-01) and associated Coastal

Development Permit application for a revised style of sidewalk pavers
located at the foot of Ocean Avenue in the Del Mar Parking area

Reconmimendation:

Approve the Municipal Project (MP 14-01) and the associated Coastal Development Permit for
the revised style of sidewalk pavers

Application: MP 14-01 APN: N/A, City ROW
Location: Del Mar Parking Lot
Applicant: City of Carmel-by-the-Sea

Background and Project Description:

In 2009, the City Council adopted the Del Mar Master Plan. The plan addressed issues related
to parking, circulation, public access, aesthetics, and environmental resources of the Del Mar
parking area and adjacent dunes. Foliowing the adoption of the Del Mar Master Plan, the
Planning Commission approved Design Study and Coastal Development Permit applications for
improvements to the Del Mar Parking area. Included in the approved plan set, was a proposal
to install new permeable sidewalk pavers along the north and south sides of Ocean Avenue,
between San Antonio Avenue and the Del Mar Parking Lot. The City received grant funding
from the Coastal Conservancy to assist with the project. The project is now complete, with the
exception of the installation of sidewalk pavers due to a lack of funding for that component.

On June 12, 2013, the Planning Commission reviewed a proposal to re-issue the component of
the permit that allowed for the instailation of sidewalk pavers. However, the City proposed
only to install the pavers on a portion of the sidewalk, located on the south side of Ocean
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MP 14-01 (Del Mar Parking Lot)
August 13, 2014

Staff Report

Page 2

Avenue between Scenic Road and the parking lot. It was noted that only this portion of the
sidewalk could be resurfaced with pavers because of limited funding, and that the associated
Coastal Conservancy grant was about to expire. The paver type presented at that meeting was
brick-shaped and light red in color.

The Commission was concerned with the proposal to repave only a small portion of the
sidewalk and also had concerns that the proposed red-colored pavers would present a
commercial-looking appearance. Nevertheless, the Planning Commission approved the permit
with a condition that both sidewalks on the north and south sides of Ocean Avenue be repaved
with pavers,

The City has received a time extension from the Coastal Conservancy on the associated grant
for this work, and through the recent adoption of the City budget, has allocated additional
funding to resurface ail the sidewalks in the parking area, as originally approved. Based on the
concerns that were raised at the last meeting, staff is presenting new paver options for the
Planning Commission’s consideration.

Staff Analysis:

Paver Design: Staff is providing two paver design options. One of the proposed pavers is
square-shaped with dimensions of 6” x 6”. The other paver is brick-shaped with dimensions of
8” x 4”. Staff recommends that the brick-shaped pavers be installed with a runningbond
pattern if selected. Staff notes that the pavers are permeable in construction and would also
be set in sand to allow for additional water infiltration. There will be a demonstration of the
paver’s permeability at the meeting.

Staff-recommended colors are Natural Grey or Charcoal as depicted in Attachment A. There is
an additional dark-colored gray paver that will be presented at the meeting. In staff's opinion,
any of the proposed options would be appropriate for the location and would address the

concerns raised at the last meeting regarding the commercial appearance of the pavers.

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

ATTACHMENTS:

e Attachment A — Pertinent Brochure Pages
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Colors represented herein are depicted as accurately as possible. However, due to the nature

of our product and the variables in printing reproduction, exact color matching cannot be
guaranteed. Custom colors are available upon request.

8 Sierra Moss Bil Sahara Sand Brown
(Green/Charcoal) (Cream/Tan)

B9 Island Ember Red
{Red/Charcoal)

B10 Countrzz Loam Tan
(Brown/Charcoal)
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Celebration . . .

The Grand Estate patio stone by Pacific Interlock is breathtaking in its
appearance. The Grand Estate creates the ultimgté balance between
beauty and function. Envision your home fe a magnificent

: E.gtgtg@qt«to

.*_.‘

m'f?"

Grandl E_s’t “"-...J

Specifics: Grand Estate ston
B' f 2.75” (70mm) thick. They are Jsblq
rﬂ n ﬂ e in half pallets and-whole pallets
only and are not availgble separately.

Patio Stones

Stones per Pallet: 28 Stones: 15.6 x.15.6 x 2.75® !
42 Stones: 15.6x7.8x2.75" |
14 Stones: 7.8x7.8x2.75"

Coverage: Approximately 90 sq. fi. per pallet

Pattern Styles
1 [ ':l:f__‘“_ﬁ 1. Available Colors
1 1 __ml T
T2 _ mming N i Grand Estate patio stones are
- — . 'Fr available in B3. B5, B6, B7, I
_ | T E'I' g & B10. Please refer fo our |
== e 11 Color Selection Guide |
| ]I II - L [ on page 36

Dy T 2 T 1 4 4
Grand Estate Standard Grand Estate Free Form 17 |



CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

August 13, 2014

To: Chair Reimers and Planning Commissioners

From: Rob Mullane, AICP, Community Planning and Building Director (Zr\
Submitted by: Marc Wiener, Senior Planner

Subject: Consideration of Final Design Study (DS 14-29) and associated Coastal

Development Permit applications for the demolition of an existing
residence and construction of a new residence located in the Single-
Family Residential {R-1) Zoning District

Recommendation:

Review the proposed design, and provide direction to the applicant

Application: DS 14-29 APN: 010-028-002
Location: 2" Avenue, 2 southwest of Santa Rita Street
Block: 24 Lots: West % 0of18& 3

Applicant/Property Owner: Robert Darley

Background and Project Description:

The project site is located on Second Avenue, two southwest of Santa Rita Street. The 4,000-
square foot property is developed with a 1,221-square foot, one-story residence with a
detached garage. A Determination of Historic Ineligibility was issued by the City on February
14, 2014. The site is a re-subdivided corner lot with dimensions of 50’ x 80, which has different
setback requirements than a standard 40’ x 100’ lot.

The owner has submitted plans to demolish the existing residence and construct a new
residence. The proposed residence would be two story and 1,900 square feet in size, including:
a 945-square foot main level, a 530-square foot upper level, a 225-square foot basement, and a
200-square foot detached garage. The detached garage would be located at the 10-foot front-
yard setback and would be parallel to Second Avenue.
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DS 14-29 (Darley)
August 13, 2014
Staff Report
Page 2

Proposed finish materials include plaster siding, wood half-timbers, a brick wainscot, a flat clay
tile roof, and wood windows and doors. The design includes a proposal for a 3-foot high brick
wall at the front of the property and the replacement of the 6-foot high wood fence along the
side and rear property lines.

The Planning Commission reviewed this project on May 15, 2014, and continued it with a
request for certain changes. The Commission’s primary concern was with the similarity in style
between the proposed residence and the adjacent residence to the west. Staff notes that the
adjacent residence to the west was designed and built in 2008 by the project applicant, Mr.
Robert Darley. The applicant has revised the design to address the recommendations made by
the Planning Commission.

PROJECT DATA FOR THE RECONFIGURED 4,000-SQUARE FOOT SITE:

Site Considerations Allowed Existing Proposed

Floor Area 1,800 (45%) 1,221 sf (30%) 1,700% sf residence,
200 sf garage

Site Coverage 556 sf (13.9%) 1,388 sf (34.7%) 296 sf (7.4%)

Trees (upper/lower) 5/4 trees 4/0 trees 4/1 trees

Ridge Height (1%/2") 18 ft./24 ft. 14.2 ft. 13.5 ft./20 ft. 9 in.

Piate Height (1%/2") 12 ft./18 ft. 10.8 ft. 8 ft./12ft.

Setbacks Minimum Required Existing Proposed

Front 10 ft. 24 ft. 10 ft. (garage)

Composite Side Yard 12.5 ft. (25%) 14.8 ft. (29.6%) 18.5 ft. (37%)

Minimum Side Yard 3 ft. 3 ft. (garage) 6.5 ft. {residence)
3 ft. {garage)

Rear 15 ft. 3 ft. {garage) 18 ft.

* Includes a bonus of 225 sf for basement floor area

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:
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DS 14-29 {Darley)
August 13, 2014
Staff Report

Page 3

1 The applicant shall revise the design to minimize the prominence of the roof and provide
differentiation from the neighboring residence to the west.

Analysis: At the May 2014 Planning Commission meeting, there was an in-depth deliberation
on the proposed design. The Commission concluded that the proposed new residence needed
more differentiation form the adjacent residence to the west (western residence), but there
was a difference in opinion among the three Commissioners as to how the residence should be
differentiated. The Planning Commission directed the applicant to: 1) revise the building
profile to differentiate the proposed residence from the neighboring residence, 2) reduce the
roof pitch, 3) lower the building height, and 4} provide more differentiation in finish materials.
The applicant spoke at the meeting and agreed to comply with the recommendations, but
indicated the intent to retain the original proposed French-Normandy style. Staff notes that
the Commission supported the location and configuration of the garage, even though it is
simifar to the garage on the western residence.

The applicant has made certain revisions to the design to differentiate the building profiles of
the two neighboring residences. The original design included two gabled dormer windows on
the front (north) elevation that were similar in style and pitch to the two front elevation gables
on the western residence. The gables have been removed and replaced with a single shed-
dormer window on the front elevation. The applicant has also added an asymmetrical gable
element on the front elevation that differentiates the roof design from the western residence.

In addition to the above revisions, the applicant has also reduced the roof pitch from 12:16 to
12:12 and has lowered the height of the building from 23 feet 6 inches to 20 feet 9 inches. Staff
notes that the western residence has a 12:16 roof pitch and is 19 feet 10 inches high.

With regard to material differentiation, staff notes that the proposed residence would include
stucco siding and is differentiated from the western residence, which contains brick siding. The
proposed residence would include a brick wainscot at the base of the building. The applicant
has indicated that using a Carmel Stone veneer would also be an option, but is requesting to
use brick because it is more compatible with the architectural style of the building. The
proposed roofing would be a flat ceramic tile, similar to what was used on the western
residence. Staff recommends that the applicant use a different type of roofing material, such
as wood shingles, to further differentiate the materials of the two neighboring residences. A
condition has been drafted to address this recommendation.

The two neighboring residences still have similar styles, but in staff’s opinion, the revised design
is an improvement over the original proposal. The Commission should consider whether the
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DS 14-29 (Darley)
August 13, 2014
Staff Report
Page 4

proposed design is adequately differentiated. If the Commission has concerns it could continue
the application with recommendations.

Other Project Components:

Landscape Plan/Fence: The applicant has included a landscape plan which includes new
drought-tolerant landscaping on the property. The City Forester has recommended that the
applicant plant one new lower canopy tree. A condition has been drafted regarding the
planting and maintenance of the tree.

The applicant is proposing a 3-foot high brick wall with 4-foot high columns along the front
property line with a 10-foot return along the east and west side-yard property lines. The
existing 6-foot high solid wood fence along the side-yard property lines and the south rear-yard
property line will be replaced with a mostly-solid 6-foot high wood fence. Staff notes that the
proposed brick wall and columns are very similar in style to the brick wall on the adjacent
property to the west. Staff recommends that the applicant propose a wood fence or possibly
stucco wall instead of a brick wall to provide more differentiation between the two neighboring
properties. A condition has been drafted to address this recommendation.

Alternatives: Staff has prepared draft findings and conditions of approval for Commission
consideration. The Planning Commission may approve the design as proposed or may continue
the Design Study application to a future meeting with direction on revisions necessary to
address the issues identified in this staff report and discussed at the meeting.

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 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 Approval
e Attachment C — Conditions of Approval
e Attachment D — Applicant Letter
e Attachment E — Original Elevations (5/15/14)
e Attachment F — Project Plans
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Attachment A - Site Photographs

Adjacent Lot to west with similar style residence — Facing southwest on 2™ Ave
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Attachment B - Findings for Approval

DS 14-29 (Darley)
August 13, 2014
Findings for Approval
Page 1

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 v
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 v
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 empiloyment 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 v
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 v
and will retain a reasonable amount of solar access for neighboring sites. Through
the placement, location and size of windows, doors and baiconies 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 v
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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August 13, 2014
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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.

TBD

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):

13. Local Coastal Program Consistency: The project conforms with the certified
Local Coastal Program of the City of Carmel-by-the Sea.
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Attachment C — Conditions of Approval

DS 14-29 {Darley)
August 13, 2014
Conditions of Approval

Page 1

Conditions of Approval

No.

Standard Conditions

Authorization: This approval of Design Study (DS 14-29) as conditioned
authorizes the construction of a new two-story 1,900-square foot residence
including: a 945-square foot main level, a 530-square foot upper level, a 225-
square foot basement, and a 200-square foot detached garage as shown on the
August 13, 2014 approved plans. Finish materials include plaster siding, wood
half-timbers, a brick wainscot, a wood shake or shingle roof, and wood windows
and doors.

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 [andscaping 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
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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 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.

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
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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, resuiting 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.

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
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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 applicant shall plant and maintain one new upper-canopy tree of substantial
size and caliber and of a species approved by the City Forester. The location,
size, and species of this tree shall be noted on a revised landscape plan, and this
plan shall be submitted with the Building Permit application plan set. Prior to
issuance of the Certificate of Occupancy the trees shall be planted on site
located approximately 10 feet from any building.

23.

The applicant shall withdraw the proposal for a clay-tile roof and shall use wood
shingles or shakes to provide additional differentiation in finish materials from
the adjacent residence west of the project site. The change shall be reflected on
the working drawings submitted with the Building Permit application.

24,

The applicant shall withdraw the proposal for a 3-foot high brick wall at the front
of the property and shall work with staff on a revised design that includes either
a wood fence or stucco wall to provide additional differentiation from the
adjacent residence west of the project site. The change shall be reflected on the
working drawings submitted with the Building Permit application.

55



DS 14-29 (Darley)
August 13, 2014
Conditions of Approval
Page 5

*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 - Applicant Letter

Revision and Changes in response to Planning Commission comments on May 8, 2014

Building Profile:

1

2.

Footprint — maintained the simple form and small building footprint.

Roof configuration - improved design to simplify roof lines.

Roof Pitch - Reduced from 12:16 to 12:12

Ridge Height - Maximum building height changed from 23’-6” to 20°-9” (2’9" Ht.
reduction).

Front (North) Elevation - Cross gable addition integrating a small front covered porch.
Revised dormer windows.

Privacy & Views - revised upper deck (south elevation) to preserve neighbor’s privacy.

Finish Materials - removed brick veneer from the west elevation.

EEceTvEy
JUL 18 2014

Chly of Carmel-by-the-Sen
Planning & Buliding Dept.
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Attachment E - Original Elevations (5/15/14) ﬁ 3 B T
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VICINITY MAP

APPLICABLE CODES FOR THIS PROJECT;

+ 2013 Callfernla Building Code (CBC)

+ 2013 California Residencial Coce (CRC)
= 2013 Caffornia Fire Code (CFC)

* 2013 Callfornla Plumbing Code (CPC)

« 2013 Californla Mechanical Code (CMC)
* 2013 California Electrical Code (CEC)

+ 2013 California Energy Code {CEnC)

* 2013 Mentarsy County Code (MCC)
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1.8 THE CONTRACTOR ssuuinonmmmgmm: WITH THE APPROVAL OF THE
QYNER AND WITH WMNI DISRUPTION, QNPBEMNQJLTEMMWI-DNG
ME‘I‘EMPDMR YRE—MUTEMNUI'I.I'I‘EMIREHTHE
mm mc:.

un:mmmsmpmemmmmnmmmunmmmmvmm
DOSTHG ADJACENT PROPERTY, AND TO ENSURE THE SAFETY OF
THE STRUCTURE THROAI NG ANY SHORMNG DESI
DRAWINGS WHICH MAY BE RECURED. mzm«ms&mrmnﬂmmmm
aﬁ%mmmnnmmmwuﬂm FOR GENERAL SAFE

1.10 THE DESIGHER RESERVES THE RIGHT TO HAVE ANY K _NOT DDNE DORRECTLY AS PER
DRAMINGS, SPECIFICATIONS, CONTRACT, OR ANY OTHER OF COMMUNICATION CORRECTED AT
HG ADDITIONAL COST TO OWNER,

1.11_THE CONTRACTOR SHALL CARRY W FDRCE ML MEEDED WNSURANCE, LKCENSES, FEES, PERMTS,

W.ASMWI}M‘FDRT}EMTMDFTHEFM

DARLEY RESIDENCE

2nd AVENUE, 2 SW OF SANTA RITA STREET

CARMEL BY THE SEA, CALIFORNIA
NEW RESIDENCE

SCOPE OF WORK;

1} Demolition of an Exl

Isting 1,2215.F. One-Story Residence with a Detached

One Car Garage 182 S.F,
2) Conatruction of a New Two-Story Single Famlly Dwelling with a Detached

One Car Garage

OWNER: ROBERT DARLEY

PO Box 1811
CARMEL, CA. 83621
Phane: (831) 8015233

6-6" 316" 12 _ _
SITE INFORMATION:
2nd AVENLUE, 2 SW QF SANTA RITA STREET
CARMEL BY THE SEA, CALIFORNIA
v APN: 8-002-
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DODR & WINDOW NOTES:

1, ALL WiNDow, R SPECIFCATIONS TO COMPLY CURRENT
Sl B G CODES AEEE n AP RE T CURRENT STATE D

2, SHOP DRAWINGS TO BE suaun-r:n TO DESIONER PRIOR TD ORDERIND OF
MATERALS FOR DESIGN AFF|

3. DOOR AND WINDDW SIZE: 2B—70= 2’—8" x 70"
4. (T) = TEMPERED GLASS

& cLAzmc'ATmLssumscr TO HUWAN IMPACT SHALL BE OF SAFETY
CONFORMING TD ULB.C. CHAPTER 24. SUCH AREAS
SHALL INCLUDE BUT ARE NOT LIMTED
SHOWER - ENCLOSURES, erAu ROOMS, PROVIDE SAFETY GLAZING AT THE
FOLLOWING LocA'noNs (UB.C. 2408.3 AND 2406.4-). u) BLAZING HITH}N A
U RADILEDFTHEVERHGAL-NB :éwuoon LESSTHAN
ABOVE THE WALKING SURFACE, 0) GLAZING IN WALLS EWCLOSING A SHOWER
OR BATHTUE WRERE THE I) EDGEOFTHEGLAZINGISLESS
THAN B0 ABCYE A srmmne SURFACE AND DRAIN INLET, c} GLAZING WTH
AN AREA MORE THAN 9SO FT. LESS THAM 187 ABOVE THE FLOOR AND WItH
ONE OR MORE mucne sunm:Es WTHIN 36° HORIZONTALLY OF THE FLANE
OF GLAZING, d) GLAZING IN WALLS ENCLOSING STAIRWAY LANDINGS WHERE
THEF?‘:UITDM EDGE OF THE GLAZING IS LESS THAN 80 ABOVE A WALKING

6. ALL HEAD HEIGHTS (HD. HT.) INDICATED ARE FROM FINISH FLODR.

7. COMBUSTION AIR: VENT OPENINGS WITHIN DOOR SHALL BE WITHIN 12" FROM
THE TOP AND 12" FROM THE BOTTOM ENCLOSURE.

m nows an NATLIML LIGHT & VENTILATION SHALL BE SIZED IN
8. ﬂlmcEch ESCAPE AND RESCUE: BEDRODM WINDOWS SHALL HAVE
OPERABLE AREAS OF MIN. 57 SF. (5.0 S.F. FOR GRADE—FLD

OR
DPENINGS) WrrH WN. DIMENSIONS OF 20° WiDTH AND 24° HEIGHT WITH
SILL HEIGHTS NOT WDRE THAN 44" AFF, CBC 1026,

SKYLIGHTS TO HAVE AN ICC RESEARCH REPORT QR OTHER APPROVED
LEHNE INFORMATION,

11, ALL GLAZING AT CONDITIONED SPACES SHALL BE DUAL—PANE

WINDOW SCHEDULE
WINDOW MATERWAL : UNCLAD WooD
NUMBER | \ROOM 15T FLOOR SIZE CONF.| TYPE |GLAZING | REMARKS
w-m - ETORAGE 3020 x - DBLLE NANING
Ww-02 STORAGE ;o0 x DBLLE AWNING
w-11 DENSTUDY BO-0 XX DBLLE. CEMNT- EGRESS
w-12 LAVTNG ROOM 2840 X DBL-LE CEMNT
W-13 LWING RODM 2840 X DBLLE CEMNT
W-14 KITGHEN 8040 XOK DBLE CSMNT- TEMP. GLASS
W-15 KITGHEN 2040 X DBLLE CEMNT- TEMP. BLABS
W-16 BATHROOM 2540 x DEL-LE CSMNT- TEMF. GLASS
w-17 BEDROCM 5040 o DBLLE CEMNT-EGRESS
w-21 MASTER BATH anz8 DBLHE CSMNT- TEMP. GLASS
W-22 MASTER SUITE 5040 DBLAE CSMNT
w-23 MASTER BUITE 50-30 DEL-LE CEMNT
W-24 MASTER BATH 5040 DBLLE CEMNT. TEMP. GLASE
SK-1 KITCHEN 20-30 o DALLE FIXED- TEMP. L ABS
BK-02 MASTER SUITE 2028 0 DBLLE. FIXED- TEMP, GLASS
BK-03 MASTER SUITE 2098 0 DBLAE FIKED- TEMP. GLASS
DOOR SCHEDULE
DOOR MATERIAL : UNCLAD WOOD
NumBer (SOOM 18T FLOOR SZE TYPE HDW. REMARKS
D-11 - ENTRY 070 - PLANK - TEMP. GLASS
D12 LIVING ROOM PR 5463 FRENCH - TEMP, GLABS
b33 KMCHEN 2863 PLANK - TEMP. GLASS
D-21 MABTER SUITE PR 84-£3 FRENGH - TEMP. GLASE

DOOR & WINDOW SCHEDULE
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PROPOSED UPPER ROOF PLAN
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DATE REVIBION

P.O. Box 2004 Carmel, CA 23921
Ph #31.921.5024 Fx 270.682.9803
Maii:FormaStudie & comcaslnal

Scale
r=rai

2nd AVENUE, 2 SW of SANTA RITA STREET
CARMEL BY THE SEA, CALIFORNIA

DARLEY RESIDENCE

Job Number 2014-11
Dats 071814
Revision
Drgwn By AA
8haet Number
A-1.2
of. Shests

ROOF PLAN - 8CHEDULE
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DARLEY RESIDENCE
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EXTERIOR UGHTING MNOTES:
EXTERIOR LIGHTING MHED TO THE MAIN BUII.DlNG AND OR
Aot FEET ADOVE THE

ACCESSORY BULDING SHALL NOT BE HICHER THAN 1
WNDMDNWWZEWAWSMHD&STSLWENS}INPWFER
FITUI

2. LANDSCAPE LIGHTING SHALL NOT EXCEED 18 INCHES ABOVE THE GROUND

NDRMUHETI-W& 15 WAﬂ‘SmmPFROX. 226 UJMEEﬂ PER FI)ﬂ'UIE AND SHALL
BE SPACED CLOSER HTING SHALL
BE USEP FOR TREE, WALL. FENCE onweENTueHnNsoFmr‘n'PE.

3. ALL EXNTERIOR LICHTING SHALL BE DIRECTED DOWNWARD. LUMINARIES
SHALL BE SCREENED FOR VIEW.

ALL EXTERIOR LIGHTING SHALL BE ON PHOTO-SENSOR CIRGUTS WITH
HREROVERRI

SITE SYMBOLS:
#FY)  BRONZE REGESSED DOWN LIGHT, SEE FIXTURE SPECS.

PEDESTAL DOWNLIGHT, SEE FIXTURE SPECS,

WALL MOUNTED LIGHT, SEE FIXTURE SPECS.

EQUIPMENT REFERENCE EYMBOL FOR SPECIFICATIONS
DETALS

LIGHTING REFERENCE SYMBOL FOR SPECIFICATIONS FOR
DETANS

P OO

FX Mollusque FX JoB Seldat Hubbardton Forge Lighting
Splandeur or or Simlar Beacon Hall Medium
SimHar of Simitar

RECEIVED
22 2014

Hene-Sea

«ﬁ;
e ‘I

‘M}//k": -

) S e

PROPOSED LANDSCAPE & LIGHTING PLAN

P.0O. Box 2084 Carmal. GA 53921
Ph B51.521.5824 Fx 270.882.0603
Mall:FormaStudlo § somcast.net

2nd AVENUE, 2 GW of SANTA RITA STREET
CARMEL BY THE SEA, CALIFORNIA

DARLEY RESIDENCE

Job Nurnbar 201411
Date 07-22-14

Shest Number

L-1.1

of: Sheats

LANDSCAPE-LIGHTING PLAN
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BRICK VENEER FLAT CERAMIC TILE CEMENT PLASTER WOOD TIMBER WOOD WINDOWS
Grey & Brown Blend _ Mayan Maize-Kelly Moore Light Grey Stain Light Grey Stain

[T ITITITIITTI TITIITI I 1j 1% T
’ 1T T T T
llllllllll[ HENFEEEENEEEN [ i S
%T IllVllllllIfllTL]—i! T
llillllllllllll||lf‘llill%lllTlillllllllli|i HERD T
I mm— ||HHIHHJTLruTLrJﬁ“l £
[ T171] | TTITITT j/ L A NG
[HIERRI EREEEEENEEENENER ;
ITITT Iltlll/llllllllllilllll "/ / \
T T 1T 1T T 11 ‘ )
e T T T %FMFL]
'#."l- -',.llITI‘;IlliIIIIIW ' ‘,
' DARLEY RESIDENCE
2nd Av. 28W of Santa Rita St.
=T b _ Mo PR Carmel By The Sea, Califomia
i I [ f IIIHHHIHI || 1 1] SERRANRRENN) I
e e et T
IlflllTlllllllllllllll II_I]1IIII|'§ ,Tl | I | : _}|1|1||||1|i|
e S TR e 1l ake ) e il iR
oIma
Job Number 2012-11
Date- 06-20-14

APN {10-028-002




CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

August 13, 2014

To: Chair Reimers and Planning Commissioners

From: Rob Mullane, AICP, Community Planning and Building Director KM
Submitted by: Marc Wiener, Senior Planner

Subject: Consideration of a Final Design Study (DS 14-40) and associated Coastal

Development Permit applications for the substantial alteration of an
existing residence located in the Single-Family Residential (R-1) District

Recommendation:

Approve the Design Study (DS 14-40) and the associated Coastal Development Permit subject to
the attached findings and conditions

Application: DS 14-40 APN: 010-016-005

Block: 18 Lot: 11

Location: Lobos 5 northwest of 2" Avenue

Applicant:  Alan Lehman Property Owners: Frank & Renate Perry

Background and Project Description:

The project site is located on Lobos Street, five parcels northwest of Second Avenue. The
property is developed with a one-story stucco-clad residence and detached garage at the rear
of the property that total 1,287 square feet in size. There is an 80-foot long shared driveway on
the north side of the property that is currently used by the project applicant and the adjacent
property owner to the north. A Determination of Historic Ineligibility for the subject residence
was issued by the Community Planning and Building Department on May 2, 2014.

The applicant is proposing to expand the residence from 1,287 to 1,899 square feet. Staff notes
that the majority of the residence would be demolished and replaced. The project inciudes the
following components: 1) the net addition of 612 square feet of floor area, including a 100-
square foot basement space, 2) new exterior finish materials including plaster siding with a
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DS 14-40 (Perry)
August 13, 2014
Staff Report
Page 2

stone wainscot, new unclad wood windows, and asphalt composition shingle roofing, 3) a new
gabled roof design that includes a proposal for nine new skylights, 4} demolition of the garage
at the rear of the property and proposal to construct a new detached carport in the front-yard
setback, and 5) the installation of roof-top solar panels which are not subject to design review.

The Planning Commission reviewed this project on July 9, 2014, 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 A 4,000 SQUARE FOOT SITE:

Site Considerations Aliowed Existing Proposed

Floor Area 1, 800 sf (45%) 1,287 sf (29.4%)* | 1,899 sf (32.8%)*

Site Coverage 556 sf (13%) 831 sf (26%) 542 sf (13%)

Trees (upper/lower) 3/1 (recommended) 1/0 0/0

Ridge Height (1%/2") 18 ft. 13 ft. 16 ft.

Plate Height (17/2™) 12 ft./18 ft. 8 ft 10 ft.

Setbacks Minimum Required Existing Proposed

Front 15 ft. 20 ft. 20 ft. 8 in. (residence)
0 ft. (garage)**

Composite Side Yard 10 ft. (25%) 12 ft. 6in. (31%) 10 ft. 6in. {26%)

Minimum Side Yard 3 ft. 21t 6in. No Change

Rear 3 ft. 3 ft. No Change

* Includes 100-square foot basement bonus

**Detached garages are permitted in the front setback with Planning Commission approval

Staff Analysis:

Previous Hearing:

comply with the recommendations:

1. The applicant shall submit a landscape plan for final Planning Commission review that

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

includes one new lower-canopy and one new upper-canopy tree on the site.
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DS 14-40 {Perry)
August 13, 2014
Staff Report
Page 3

Analysis: The applicant has provided a landscape plan that includes a proposal for two new
lower-canopy oak trees. A condition has been drafted requiring the applicant to submit a
revised landscape plan that also includes one new upper-canopy tree on the project site.

2. The applicant shall work with staff to simplify the design of the north elevation prior to
final Planning Commission review.

Analysis: The applicant has simplified the north elevation by eliminating ocne of the three bay
windows and has also eliminated two north-facing gabled roof elements. The original proposed
elevation drawings are included as Attachment C for comparison.

3. The applicant shall revise the proposal so that the southern wall of the building meets
the 3-foot side-yard setback requirement.

Analysis: The project qualifies as a demolition which requires that all nonconformities on the
property be corrected. A portion of an existing wall along the south side of the residence
encroaches into the minimum 3-foot side-yard setback. The applicant had originally proposed
to maintain this wall in the setback, but at the direction of staff has since revised the design to
demolish the existing wall and construct a new wall that is at the minimum 3-foot setback.

4. The applicant shall consider revising the design of the garage to be a carport or shall
consider maintaining the garage at the rear of the property.

Analysis: Parking is currently provided by a garage at the rear of the property that is accessed
through a shared driveway. The applicant had proposed to abandon the shared driveway and
construct a detached garage located in the 15-foot front-yard setback, at the front property
line. At the July 2014 Planning Commission meeting, concerns were raised with the
prominence of the garage in the front-yard setback and with the potential safety issues of
backing out onto the street. It was also noted that Residential Design Guideline 6.3 states an
objective to “consider using a shared driveway to minimize the amount of paving area.” The
Commission directed the applicant to consider maintaining parking at the rear of the property
and/or revise the design of the garage to be a carport.

The applicant has revised the design is now proposing a detached carport in the front-yard
setback, at the same location as the original proposed garage. In staff’s opinion the carport is a
improvement over the original proposal and addresses some of the concerns that were raised
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at the last meeting. However, if the Commission still has concerns it could direct the applicant
to revise the design to maintain parking at the rear of the property.

5. The applicant shall re-design the front fence to address the concerns raised at the
meeting and eliminate the stone around the front entry.

Analysis: The original design included a proposal for a stone front entry-porch and a wrought-
iron fence with stone columns at the front of the property. Staff was concerned with the
design and noted that the proposed stone entry and fence appeared formal and not in scale
with size of the residence.

The applicant has eliminated stone from the front entry, but is proposing a stone wainscot at
the base of the building and at the bottoms of the carport posts. The fence design has been
revised and the applicant is also now proposing a 2-foot 8-inch high split-railing wood fence on
top of a 1-foot 4-inch high stone wall. A 7-foot high wood arbor is also proposed at the entry
gage. Staff supports the above noted design revisions.

6. The applicant shall submit o revised plan depicting the existing concrete pathway
encroachment in the City ROW and including a note that the encroachment will be
removed.

Analysis: The Demolition Plan on Sheet A-6 of the plan set depicts the existing concrete
pathway in the City ROW at the front of the property and includes a note that it will be
removed. A condition has been drafted requiring that the encroachment be removed prior to
the issuance of the building permit. Staff notes that the applicant may replace the concrete
pathway with a decomposed granite pathway of no more than 4 feet in width.

Other Project Components:

Finish Details: Residential Design Guidelines 9.5 through 9.7 indicate that if stucco is to be used
it should be “in conjunction with some natural materials such as wood and/or stone...but should
not be repeated to excess within a block.” With regard to roofing materials, Residential Design
Guideline 9.8 states that “composition shingles that convey a color and texture similar to that of
wood shingles may be considered on some architectural styles.”
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The applicant is proposing stucco siding in conjunction with natural materials such as unclad
wood windows and doors as well as a stone wainscot at the base of the building. The applicant
will present a sample of the proposed stone at the hearing.

The applicant is proposing to use composition-shingle roofing. The Commission should consider
whether wood shakes or shingles would be more appropriate for the proposed residence based
on Design Guideline 9.8. The applicant will bring a sample of the roofing material to the
hearing for review.

Skylights: Residential Design Guidelines 9.13 through 9.14 state that “when a skylight is to be
used, it should blend with the overall building design and its visual impacts should be
minimized” and “skylights should not be visually prominent from the street or from neighboring
windows.”

A total of nine skylights are proposed including: six skylights as a single panel above the
living/dining room area, and three skylights located above the two restrooms at the northwest
corner of the residence. The proposed skylights would not create any visual impacts and are
consistent with the above guidelines.

Alternatives: Staff has prepared draft findings and conditions of approval for Commission
consideration. The Planning Commission may approve the design as proposed or may continue
the Design Study application to a future meeting with direction on revisions necessary to
address the issues identified in this staff report and discussed at the meeting.

Environmental Review: The proposed project is categorically exempt from CEQA requirements,
pursuant to Section 15301 (Class 1) — Existing Facilities. The project includes a 612-square foot
addition an existing 1,287-square foot residence, and therefore qualifies for a Class 1
exemption. The project presents no significant environmental impacts.

ATTACHMENTS:

e Attachment A — Site Photographs

e Attachment B - Findings for Approval

e Attachment C — Conditions of Approval

e Attachment D — Original Proposed Elevations (dated 7/9/14)
e Attachment E ~ Project Plans
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ROW at front of the property — Facing south on Lobos Street
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Project site front of existing residence — facing northwest on
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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 decisicn-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 v
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 v
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 v
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 v
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 | v/
residential design in the general plan.

7. The development does not require removal of any significant trees unless v
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 rety 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):

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

Standard Conditions

Authorization: This approval of Design Study (DS 14-40) authorizes: 1) the net
addition of 612 square feet of floor area, including a 100-square foot basement
space, 2) new exterior finish materials including piaster siding with a stone
wainscot, new unclad wood windows, and asphalt composition shingle roofing,
3) a new gabled roof design that includes a proposal for nine new skylights, 4)
and the demolition of the garage at the rear of the property and proposal to
construct a new detached carport in the front-yard setback as shown on the
August 13, 2014 approved plans.

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 Pianning 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,
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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 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 appliicant 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 fagcade 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.

12.

The applicant shall install unclad wood framed windows. Windows that have
been approved with divided lights shall be constructed with fixed wooden
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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 approvais. 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

N/A
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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 applicant shall plant and maintain one new upper-canopy tree of substantial
size and caliber and of a species approved by the City Forester. The location,
size, and species of this tree shall be noted on a revised landscape plan, and this
plan shall be submitted with the Building Permit application plan set. Prior to
issuance of the Certificate of Occupancy the trees shall be planted on site
located approximately 10 feet from any building.

23.

Prior to final building inspection, the applicant shall remove the concrete
walkway located in the City ROW as indicated on the project plans.

*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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NOTES:
1
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. POSMON AND DIMENSIONS (IF ANY] OF BULDINGS ARE THOWN FEREON
APPLONIHATE ONLY DUE TO RREGULAR St %, I C.F 8K 2K FACING,
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STATE OF CALIFORNIA

GITY OF CARMEL COUNTY OF WONTEREY
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Perry Residence
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

August 13, 2014

To: Chair Reimers and Planning Commissioners

From: Rob Mullane, AICP, Community Planning and Building Director KM
Submitted by: Marc Wiener, Senior Planner

Subject: Consideration of Concept and Final Design Study (DS 24-33) and Use

Permit (UP 14-14) applications for exterior alterations to a structure
located in the Single-Family Residential (R-1) Zoning District. The
structure was previously an inn and is being reverted to a single-family
residence with a guesthouse

Recommendation:

Approve the Design Study (DS 14-33) and associated Use Permit (UP 14-14) subject to the
attached findings and conditions

Application: DS 14-33/UP 14-14 APN: 010-267-008

Location: San Antonio 3 northeast of 7" Avenue

Block: S Lots: 14 & 16

Applicant: Eric Miller Architect Property Owner: John and Jennifer Porteous

Background and Project Description:

The project site is an 8,000-square foot property located on San Antonio Avenue three
properties northeast of 7" Avenue. The site is developed with a structure that was previously
used as a 4-unit bed and breakfast inn: the San Antonio Inn. The property is currently
developed with a 2,130-square foot main building, a 670-square foot accessory structure that
includes a garage, and a 200-square foot parking pad located within the 15-foot front-yard
setback. A Determination of Historic Ineligibility was issued by the City on December 29, 2008,
based on a professional review. The determination was re-issued by staff on August 6, 2014,

The property was recently purchased, and the new owners, John and Jennifer Porteous, have
abandoned the inn use and intent to convert the main structure into a single-family residence
and the accessory structure into a detached guesthouse. The project includes the following
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DS 14-33/UP 14-14 (Porteous)
August 13, 2014

Staff Report

Page 2

alterations to the main residence: 1) an addition of 83 square feet, 2) exterior alterations to the
roof, windows, doors, and finish materials including the use of stone on the exterior of the
lower level, 3) the construction of a 238-square foot deck on the west elevation, and 4) the
construction of four new stone chimneys. Other project components that do not pertain to the
main residence include: 5) the establishment of the accessory building as a guesthouse, 6) the
establishment of a 200-square foot parking pad behind the 15-foot front-yard setback, 7) the
installation of a new 4-foot high solid wood fence on the front property line with two new 6-
foot high stone columns, 8) the construction of a new 117-square foot trellis near the
southwest corner of the property, 9) the removal of 489 square feet of site coverage, 10) the
installation of new drought tolerant landscaping, 11) and a voluntary lot merger of the two
4,000-square foot lots that comprise the property, which permits a 3% (site area) floor area
bonus and a 2.5% (site area) site coverage bonus.

Staff notes that this project was taken in as a Track-1 Design Study because the project would
not increase floor area by more than 10%. Nevertheless, staff has scheduled this application for
Concept and Final Review by the Planning Commission due to the scope of the proposed
alterations and because of the requirement for a guesthouse Use Permit. The Commission may
continue this application if it has concerns that cannot be addressed in a single meeting.

PROJECT DATA FOR THE RECONFIGURED 8,000-SQUARE FOOT SITE:

Site Considerations Allowed Existing Proposed
Floor Area 3,200 sf (40%)* 3,000 sf (37.5%) 3,083 sf (38.5%)
2,213 sf residence
670 sf guesthouse/garage
200 sf parking pad
Site Coverage 1,171 sf (14.6%)* 1,660 sf (20.7%) 1,171 sf (14.6%)
Trees {upper/lower) 5/4 trees 12/1 trees 12/1 trees
Ridge Height (1%/2™) 18 ft./24 ft. 10 ft./24 ft. 14 ft./24 ft.
Plate Height (1°'/2") 12 ft./18 ft. 8 ft./21 ft. 10.5 ft./21 ft.
Setbacks Minimum Reguired | Existing Proposed
Front 15 ft. 37 ft. 30 ft.
Composite Side Yard 20 ft. (25%) 38 ft. 4in. (47.8%) 33 ft. 4 in. (41.6%)
Minimum Side Yard 3 ft. 11 ft. 4 in. {main) No Change
2 ft. 3 in. (guest) No Change
Rear 3 ft. (1st-story) 34 ft. (main) 31 ft. (main)
15 ft. {2nd-story) 2 ft. 8 in. (guest) No Change (guest)
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DS 14-33/UP 14-14 (Porteous)
August 13, 2014

Staff Report

Page 3

*Floor Area - Includes a 3% (240 sf} site bonus for lot merger; Site Coverage - Includes 4% (320 sf} site bonus
for 50% permeable materials and 2.5% (200 sf} site bonus for lot merger.

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 property owner recently planted several new upper canopy trees, including six Monterey
cypress trees and five golden cypress trees at the front of the property, as depicted on the
landscape plan on Sheet L-2 of the plan set. Staff supports new upper-canopy trees being
planted on the property, but notes that the trees were planted without approval of a landscape
plan by the City. A condition has been drafted requiring the applicant to work with Planning
staff and the City Forester on obtaining an approved landscape plan prior to the issuance of the
Building Permit. The City Forester may recommend that some of the trees be removed or
relocated to ensure the future health of the trees.

Privacy & Views: Residential Design Guidelines 5.1 through 5.3 set forth objectives to:
“maintain privacy of indoor and outdoor spaces in a neighborhood” and “organize functions on
a site to preserve reasonable privacy for adjacent properties” and “maintain view
opportunities.”

Staff has not identified any new privacy or view impacts that would be created by the proposed
project. The neighboring properties to the east potentially have ocean views that overlook the
property; however, the height of the residence is not being increased and with the net addition
of 83 square feet, the footprint of the building will not be substantially expanded. Staff notes
that the applicant is proposing a new 238-square foot deck on the west (front) elevation of the
residence. The proposed deck would not impact the privacy of neighboring properties.

Mass & Bulk: Residential Design Guidelines 7.1 through 7.6 encourage a building’s mass to
relate “to the context of other homes nearby” and to “minimize the mass of a building as seen
from the public way or adjacent properties.” Further, these guidelines state that “a building
should relate to a human scale in its basic forms.”

The size of the main residence will be increased with the net addition of 83 square feet and
with the addition of a 238-square foot deck on the west {front) elevation. However, the general
size and appearance of the building will be maintained and there will not be a substantial
increase in building mass with the proposed project.
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Building & Roof Form: Residential Design Guidelines 8.1 through 8.3 emphasize using
“restraint” and “simplicity” in building forms, which should not be complicated, and roof lines,
which should “avoid complex forms.”

The most prominent exterior alterations to the residence are: 1) the new addition on the east
{rear) elevation or the residence that includes a new gabled roof element with a north-south
ridge orientation, 2) the addition of a 238-square foot deck on the west (front) elevation, and 3)
the addition of a new bay window on the south elevation. The proposed alterations will add to
the complexity of the building, but are well integrated and generally maintain the appearance
of the existing residence, which was originally constructed in 1923 and which has had several
alterations over the years.

Finish Materials: Residential Design Guidelines 9.5 through 9.10 state that the use of “painted
wood clapboard, stained or painted board and batten siding and shingles are preferred primary
materials for exterior wall” and that “establishing a stone foundation and then wrapping the
remainder of the building with wood are appropriate applications of stone and wood.”

The applicant is proposing to maintain the existing wood-shingle siding and wood-shake roof.
New unclad wood windows and doors are also proposed throughout the residence. Staff notes
that the applicant is also proposing to replace the horizontal-wood siding on the lower level
with a new Carmel stone veneer that is shown on Sheet A-3.2 of the plan set. The Commission
should consider whether the use of stone would be appropriate on this building or whether the
lower level should be maintained as horizontal wood siding,.

Chimney Design: With regard to chimneys, Residential Design Guideline 9.15 states that "in
general a building should have no more than two chimneys, especially on a small lot" and
“Avoid projecting a tall, freestanding chimney at the lower the point of the roof. Doing so
emphasizes the mass of the chimney and can appear awkward.”

The existing main structure has four chimneys that provide venting for the fireplaces used by
the four motel units. The applicant is proposing to replace the chimneys with four new stone
chimneys. Two of the chimneys would be approximately 8 feet high as measured from the roof
and would appear prominent on the front (west) elevation.

The number of chimneys and prominence of the two 8-foot high chimneys on the front
elevation is inconsistent with the above guidelines. A condition has been drafted requiring the
applicant to reduce the number of chimneys to two, and to work with staff on reducing the
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prominence of the two front elevation chimneys, either by relocating the chimneys or
proposing gas fireplaces.

Fence Plan: Residential Design Guideline 11.2 states that “fences and gates should have open,
transparent qualities, such as open pickets, that permit filtered view into the front garden.”

The project includes a proposal for a new 4-foot high solid wood fence at the front property line
as depicted on Sheet A-1.2 of the plan set. The Commission should consider whether the
proposed fence should have spacing between the pickets to be consistent with the above
guideline.

In addition to the new fence, the applicant is also proposing two new 6-foot high stone columns
that would match the two existing stone columns located near the driveway entrance. Staff
supports the proposal for new columns, but notes that the applicant is proposing to retain the
light fixtures on top of the two existing columns.

The Municipal Code discourages the installation of light fixtures on top of columns, as these are
considered landscape lighting. Landscaping lighting is permitted to be a maximum of 18-inches
high and pursuant to CMC 15.36.070: “Landscape lighting shall not be used for tree, wall, fence
or accent lighting of any type. The purpose of landscape lighting is to safely ifluminate
walkways and entrances to the subject property.”

The proposed lighting would exceed the landscaping lighting height requirements and is
inconsistent with the requirement that it not be used as wall or fence lighting. A condition has
been drafted requiring the light fixtures to be removed.

Guesthouse Use Permit: Pursuant to CMC 17.08.050.C, guesthouses are permitted on sites of
6,000 square feet or greater and are not allowed to have any cooking facilities. The approval of
a residential Use Permit is required for the authorization of a guesthouse. Pursuant to CMC
17.68.030, a guesthouse is defined as, “An attached or detached residential dwelling unit
without kitchen or cooking facilities...Guesthouses that are attached to the primary dwelling are
not required to have inter-accessibility with the primary dwelling.”

There is currently a 670-square foot accessory structure on the property that includes a garage
on the lower level and dwelling unit on the upper level. The applicant is proposing to establish
the dwelling unit as a guesthouse through the approval of a Use Permit. The proposed
guesthouse includes a bedroom, full bathroom, and a fireplace. Parking for the guesthouse is
provided by a garage space below the guesthouse and parking for the main residence is
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provided a 20’ x 10’ parking pad located on the driveway. Staff notes that the Municipal Code
allows tandem parking arrangements in the Residential Zoning District {CMC 17.10.030.F)

Use Permit findings have been prepared for the Planning Commission’s consideration. A special
condition has been drafted that the guesthouse not be used as a subordinate unit as defined by
Municipal Code Section 17.68.030.

Public ROW: The City Right-of-Way at the front of the property is unpaved and is 8 feet wide
between the front property line and the edge of San Antonio Avenue. The Demolition Plan on
Sheet A-1.0 of the project plans notes that an existing rock wall in the City ROW near the
northwest corner of the property will be removed. A condition has been drafted to ensure that
this encroachment is removed.

Environmental Review: The proposed project is categorically exempt from CEQA requirements,
pursuant to Section 15301 (Class 1) — Existing Facilities. The project includes minor additions
and alterations (primarily 83 square feet of new floor area and a new 238-square foot deck) to
an existing 1,287-square foot residence, and therefore qualifies for a Class 1 exemption. The
project presents no significant environmental impacts.

ATTACHMENTS:

e Attachment A — Site Photographs

e Attachment B — Findings for Approval
¢ Attachment C — Conditions of Approval
e Attachment D — Project Plans
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Attachment A — Site Photographs

Project site front of property — Facing east on San Antonio Avenue
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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 v
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 v
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 v
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 v
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 | v/
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.

101



DS 14-33/UP 14-14 (Porteous)
August 13, 2014

Findings for Approval

Page 2

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 monctonous 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.

Use Permit - General Findings (Guesthouse)

13. The proposed use is not in conflict with the General Plan.

14. The proposed use will comply with all applicable zoning standards.

S

15. 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.

16. 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.

17. The proposed use will not be injurious to public health, safety or welfare and
provides adequate ingress and egress.

18. 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.

19. The proposed use will not generate adverse impacts affecting health, safety, or
welfare of neighboring properties or uses.

Coastal Development Findings (CMC 17.64.B.1):

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

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

103



Attachment C — Conditions of Approval

DS 14-33/UP 14-14 {Porteous)
August 13, 2014

Conditions of Approval
Page 1
Conditions of Approval
No. Standard Conditions
1. Authorization: This approval of Design Study (DS 14-33) and Use Permit (UP 14-

14) authorizes: 1) the addition of 83 square feet, 2) exterior alterations to the
roof, windows, doors, and finish materials including the use of stone on the
exterior of the lower level, 3) the construction of a 238-square foot deck on the
west elevation, 4) the construction of a maximum of two new stone chimneys,
5} the establishment of the accessory building as a guesthouse through the
approval of Use Permit {UP 14-14), 6) the establishment of a 200-square foot
parking pad behind the 15-foot front-yard setback, 7) the instaliation of a new 4-
foot high solid wood fence on the front property line with two new 6-foot high
stone columns, 8} the construction of a new 117-square foot trellis near the
southwest corner of the property, 9) the removal of 489 square feet of site
coverage, and 10} the installation of new drought tolerant landscaping as shown
on the August 13, 2014 approved plans.

The project shall be constructed in conformance with all requirements of the
locai 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 shail 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.
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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,
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 8,000-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 shail 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
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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.

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.

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.
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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
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,

A lot merger form, prepared by the City, shall be recorded with the Monterey
County Recorder’s Office prior to the issuance of a Building Permit.

23.

The applicant shall work with Planning staff and the City Forester on the
proposed landscape plan, and shall revise the plan if necessary, prior to the
issuance of the building permit.

24,

The applicant shall eliminate two of the four proposed chimneys and shall work
with staff on reducing the prominence of the two front (west) elevation
chimneys. The applicant shall submit a revised set of plans to the City to address
the chimneys revisions prior to submitting for a Building Permit.

25,

The applicant shall eliminate the two light fixtures on the stone columns. The
revision shall be made on the working drawings submitted with the Building
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Permit application.
26. The guesthouse shall not be used as a subordinate unit as defined in Municipal
Code Section 17.68.030.
27. Prior to final building inspection, the applicant shall remove the stone wall

located in the City Right-of-Way as indicated on the project plans.

*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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GENERAL NOTES

1) ELEVATIONS ARE BASED ON AN ASSUMED DATUM. PROJECT BENCHMARK IS A MAG NAL,
LOCATED ALONG THE EASTERLY EDGE OF A.C. PAVEMENT OF SAN ANTONIO STREET AT
THE DRIVEWAY ACCESS, ELEVATION = 90.00, AS SHOMN.

2) NOT ALL UNDERGROUND UTILITES WERE LGCATED. ONLY VISIBLE FAQILITES ABOVE AND
USH WITH THE SURFACE ARE SHOWN. SUB—SURFACE UTLITY LINES DRAWN MAY NOT
BE COMPLETE AND SHOULD BE VERIFIED BY FIELD RECONNAISSANCE — UNDERGROUND
UTIITY LOCATIONS CAN BE DBTAINED FROM THE APPROPRIATE UTILITY COMPANIES, PUBLIC
AGEMOIES, OWNER'S AS=8URT DRAUNGS. ETC., AND SHOLAD BE THOROUGHLY COMPILED
AND DEEMED COMPLETE WITHIN THE PROJECT AREA PRIOR TO ANY SITE DEVELOPMENT
DESIGN AND/OR CONSTRUCTION.

3) THIS MAP PORTRAYS THE SITE AT THE TIME OF THE SURVEY (11/19/13) AND DOES NOT
SHOW SOLS OR GEDLOGY INFORMATION, UNDERGROUND CONDITIONS, EASEMENTS, ZONING
OR RECULATORY INFORMATION OR ANY OTHER ITEMS NOT SPECNICALLY REQUESTED BY THE
PROPERTY OWNER,

4) THIS MAP DOES NOT REPRESENT A BOLNDARY SURVEY. PROPERTY LINES SHOWN HEREON
WERE COMPILED FROM RECORD INFORMATION AND FROM FIELD TIES TO EXSTING BOUNDARY

TATION. THE LOCATION OF THESE LINES IS SUBJECT TQ CHANGE, FENDING THE

MONLIMEN
RESLLTS OF A COMPLETE BOUMDARY

SURVEY.
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LIGHT FIXTURES

RECESSED CAN, WATERPROOF

HWATERFRIOF WALL MOUNT FIXTURE

O
Hbre
@y | aTERPROOF CEILING LigHT
ey

WATERPROOF FPOST MOUNT FIXTURE

TITLE 24 ENERGY REQUIREMENTS:

| KITCHENS: AT LEAST B0% OF INSTALLED MATTASE MUST
BE HisH EFFICALY INSLUDING NOCK AREA,

2. ALL HARDWIRED LISH'I'INE M)ST BE HIGH EFFICACT OR
CONTROLLED B A MANJAL O MOTION ON / SENSOR. [N
BATHROOMS, UTILITY ROOMS, &, LANDRY

HALLAAYS, STAIRS, CLOSETS (SREATER THAN 1 S.FJ,

3. LIGHTING IN ALL OTHER ROCMS SHALL BE HisH EFFICACT
LUMINARIES OR ARE CONTROLLED BT A DIMMER SIITCH
QR ARE CONTROLLEDR BY AN OCCUPANCY SENSOR THAT
POES NOT TURN ON AUTOMATICALLY OR HAVE AN
ALWAS AN OPTION.

4. EXTERION LISHTING: HIGH EFFICACY TR METION
SENSOR/PHOTO SENIOR.

5. EXTERIOR LIGHTINS ON BUILDINGS SHALL NOT BE HIGHER
SHALL NOT

AFPROXIMATELY 375 LUMENS) IN PORER PER FIXTURE,

6. ALL FIXTURES INSTALLED N WET LOCATIONS SHALL
BE MARKED, “SUITABLE POR PET LOCATIONS," ALL
FIXTURES INSTALLED N DAMP LOCATIONS SHALL BE
MARKET, “SUITABLE FOR, MET OR DAMP LOCATIONS."
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

August 13, 2014
To: Chair Reimers and Planning Commissioners
From: Rob Mullane, AICP, Community Planning and Building Director K\V\
Submitted by: Marc Wiener, Senior Planner
Subject: Consideration of Concept Design Study (DS 14-32) and associated Coastal

Development Permit application for the substantial alteration of an
existing residence located in the Single-Family Residential (R-1) Zoning
District

Recommendation:

Accept the Conceptual Design Study (DS 14-32) and the associated Coastal Development Permit
subject to the attached findings and recommendations/draft conditions

Application: DS 14-32 APN: 010-176-025

Location: Santa Lucia Avenue 2 northeast of Casanova Street

Block: 146 Lots: Lots 26 & 28

Applicant: Carmel Building and Design Property Owner: Mary and Stuart Makler

Background and Project Description:

The project site is located on Santa Lucia Avenue two northeast of Casanova Street. The site is
developed with a 1,137-square foot residence that includes a main upper level and a garage on
the lower level. The residence is clad with a combination of board and batten siding and wood-
shingle siding. A Preliminary Determination of Historic Ineligibility was issued by the City on
August 6, 2014,

The owner is proposing to expand the existing 1,137-square foot residence by 369 square feet.
The addition is proposed on the upper main level of the residence. The project also includes: 1)
the installation of new horizontal wood siding, 2) reconstruction and reconfiguration of the
deck at the front of the residence, 3) the removal approximately 454 square feet of site
coverage from the property, 4) the construction a new 4-foot high grape stake fence at the
front of the property, and 5) the removal of encroachments from the City Right-of-Way.
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DS 14-32 (Makler)
August 13, 2014
Staff Report

Page 2

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.

PROJECT DATA FOR THE RECONFIGURED 4,009-SQUARE FOOT SITE:

Site Considerations

Allowed

Existing

Proposed

Floor Area

1,803 sf {45%)

1,137 sf (28.4%)

1,507 sf {37.6%)
1,166 sf residence
340 sf garage

Site Coverage

556 sf (13.9%)*

982 sf (28.3%)

528 sf (13.1%)

Trees (upper/lower) 3/1 trees 0/7 trees 1/7 trees
(recommended)
Ridge Height (1%/2™) 18 ft./24 ft. 15 ft./19 ft. No Change
Plate Height {1%/2™) 12 ft./18 ft. 12 ft./17 ft. No Change
Sethacks Minimum Required Existing Proposed
Front 15 ft. 13ft. 21in No Change
Composite Side Yard 12.5 ft. (25%) 18 ft. 3 in. {(60%) No Change
Minimum Side Yard 3 ft. 3ft. 7in. No Change
Rear 3 ft. (1st-story) 36 ft, 22 ft.10in.

15 ft. (2nd-story)

*Includes a 4% bonus if 50% of all coverage is permeable or semi-permeable

Staff analysis:

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

The site contains seven lower-canopy trees, one of which is classified as significant. The
applicant is proposing one new upper-canopy pine tree as recommended by the City Forester.
A condition has been drafted regarding this recommendation.

Privacy & Views: Residential Design Guidelines 5.1 through 5.3 set forth objectives to:
“maintain privacy of indoor and outdoor spaces in a neighborhood” and “organize functions on
a site to preserve reasonable privacy for adjacent properties” and “maintain view
opportunities.”
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DS 14-32 (Makier)
August 13, 2014
Staff Report

Page 3

The residence will maintain its existing height, and as such, no new view impacts are
anticipated. In addition, staff has not identified any new privacy impacts that would be created
by the project. There is an existing 6-foot high fence around the property and vegetation that
will help maintain privacy to the neighboring properties.

Mass & Bulk: Residential Design Guidelines 7.1 through 7.6 encourage a building’s mass to
relate “to the context of other homes nearby” and to “minimize the mass of a building as seen
from the public way or adjacent properties.” Further, these guidelines state that “a building
should relate to a human scale in its basic forms.”

The project is consistent with the above guidelines with regard to building mass. The residence
will maintain its existing height of 19 feet and will not be substantially expanded. With the new
addition the residence will be 1,507 square feet in size, which is 296 square feet under the
maximum allowed floor area.

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 appearance of the existing residence would be maintained with the proposed design. The
proposed addition includes a shallow-pitched gabled roof design and would be integrated into
the existing residence without creating a complex appearance.

Public ROW: The City Right-of-Way {ROW) at the front of the property is approximately 14 feet
wide between the front property line and Santa Lucia Avenue. It is unpaved and appears
natural. However, there are existing encroachments in the ROW such as the front fence and
10-inch high stone wall. Sheet A-1.1 of the plan set includes a note that the encroachments will
be removed. A condition has been drafted regarding the encroachments,

Staff also notes that the existing driveway is 13 feet 10 inches wide and provides access to a
single-car garage door. The City’s maximum allowed driveway width is 14 feet; however,
Residential Design Guideline 6.3 encourages a maximum width of 9 feet. The Commission
should consider whether the driveway width should be reduced as part of this project.

Environmental Review: The proposed project is categorically exempt from CEQA requirements,
pursuant to Section 15301 (Class 1} — Existing Facilities. The project includes a 369-square foot
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DS 14-32 {Makier)
August 13, 2014
Staff Report
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addition an existing 1,137-square foot residence, and therefore qualifies for a Class 1
exemption. The project presents no significant environmental impacts.

ATTACHMENTS:

e Attachment A - Site Photographs

e Attachment B — Findings for Concept Acceptance

¢ Attachment C — Draft Recommendations/Conditions
e Attachment D — Project Plans
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Attachment A - Site Photographs

Project site — Westerly side-yard of property
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Project site — Rear of the residence facing west
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Attachment B - Findings for Concept Acceptance

DS 14-32 (Makler}
August 13, 2014
Concept Findings
Page 1

FINDINGS REQUIRED FOR CONCEPT 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 J
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 4
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 J
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 7
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 4
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 goais, objectives and policies related to |
residential design in the general plan.

7. The development does not require removal of any significant trees unless 7
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 v
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.
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DS 14-21 (Gordon}
May 15, 2014
Concept Findings
Page 2

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.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.
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Attachment C ~ Recommendations/Draft Conditions

DS 14-32 (Makler)
August 13, 2014
Recommendations/Draft Conditions

Page 1l
Recommendations/Draft Conditions
No.
1. The applicant shall provide a landscape plan for final review that includes a
provision for one new upper-canopy tree.
2. Prior to final building inspection, the applicant shall remove the encroachments
in the City Right-of-Way as indicated on the project plans.
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MAKLER RESIDENCE
SINGLE FAMILY RESIDENCE REMODEL AND ADDITION
2 N.E. of Casanova St. on Santa Lucia Ave., Carmel, Ca 93921

REVISION
JUL 16 2014

City of Carmel-by-the-Sea
Pianning & Building Dept.

PLUMBING AND ELECTRICAL NOTES

PROJECT DATA

GENERAL NOTES

SHEET INDEX

FOR ALL NEW PLUMBING AND ELECTRICAL ITEMS:

1. ALL SHOWER HEADS SHALL HAVE A MAX, FLOW RATE OF 2.0 Q..M.
2, ALL SING FAUCETS SHALL HAVE A MAX FLOW RATE OF 2.2 G.AM

3, ALL TOILETS SHALL BE ULTRA-LOW FLUSH TOILETS WITH A MAXIMUM TANK S12E OR FLUSH GAPACITY OF 1.8 GAL.
4, HOMERUN ALL NEW CIRCUITS 70 BLECTRICAL
B ALL KITGHEN AND SBATHROOM

PANEL.
OUTLETE SHALL HAVE GFGI PROTECTION.

&, ALL ELECTRICAL [TEMS SHOWN ARE NEW LNLESS OTHERWISE NOTED.

T SRW'IDE TWO SMALL-APPLIANGE BRANGH GIRCUITS FOR THE KITCHEN LIMITED TO SUPPLYING WALL AND COUNTER BRACEH

UTLETS.
L. PROVIDE SEPARATE BRANCH CIRCUITS AT EACH BEDRCOM WITH THE REQUIRED ARC-FAULT CIRCUIF INTERRUPTERS.
9. PROVIDE HARD WIRED SKOME DETECTORS WITH BATTERY BAGKUP IN EAGH BEDROOM, HALLWAY & WHERE INDICATED,

40.BMOKE DETECTDRS BHALL BE INTER-CONNECTED TO SOUND AN ALARM AUDHELE, IN ALL BEBROCMS.
11.USE WATER REGISTANT GYPBUM WALL BOARD BEHIND NEW TLLE, SHOWER AND

12.INCANDESCENT LIGHTING FIXTURES RECESSED INTO INGULATED CEILINGS SHALL BE |0, RATED BY UL OR OTHER

ARPROVED AGENCY,

APR: 010-178-026
ZONING: R-1

LoT: 25

LOT BIZE:; 4009,04 &G, FT.

FRONT { REAR EETRACK = 1507/ 150"

SIDE SETBACKS: WEST - 25% OF LOT WIDTH® / EAST - 3407

BUILDING HEKGHT: 183" (EXISTING) 202" POSED)

AVERAGE GRADE: 21328  QRADE AT HIGHEST RIDGE: 221.55'

TREE INFORMATION: (1} CALLIGTEMON TREE TO BE REMOVED. (1) MONTEREY PINE TO BE ACDED,
FLOOR AREA ALLOWED: 1,804.1 §01. FT. (#MAX. 556 B, FT. BITE COVERAGE w/ 50% FERMEABLE)

FIRE SAFETY REQUIREMENTS

1. DEFENSIELE SPACE REQUIRENMENTS = MANAGE COMBUSTIELE VEGETATION WITHIN A MIN, OF 100 FEET OF ETRUCTURES
(IR THE PROPERTY LINE), LiMB TREES 4§ FEET UP FROM GROUND. REMOVE LIMBS WITHIN 10 FEET OF GHIMNEYS,

2. FIRE PROTECTION EQUIFMENT & 8YSTEMS - FIRE SPRINKLER SYSTEM - THE BUILDING AND ATTACHED GARAGE SHALL BE
FLALY PROTECTED WITH AUTOMATIC FIRE BPRINKLER BYSTEMS. INSTALLATION SHALL BE IN ACCORDANCE WITH THE

APPLICABLE NFPA STANDARD,

3, SMOKE AL-RMS - (SINGLE FAMILY DWELLING} - WHERE A HOUSEHOLD FIRE I
RGLER ALARM EYSTEM IS INSTALLED |N LIEL OF SINGLE-STATION SMOKE ALARMS RECKJIRED BY THE

FIREMLI

ALARM PANEL SHALL BE REQUIRED TO BE PLAGARDED AS PERMANENT BUALDING EQUIFMENT.

4, ROOF CONSTRUCTION - ICBO CLASS A ROOF CONSTRUGTION.

BYSTEM OR THO)

N
UBG-THE

FLOGRAREA EXisTNG PROPOSED
MAIN FLCOR: 767.6 8Q. FT. 1,188.3 50, FT,
'EARAGE [BELOW MAIN FLOCRY. 40,1 5. FF. 34018, FT.
JOTAL: 11378 8G. FT. 1,608.4 80, FT.
SITE COVERAGE: MPERMEABLE: PERMEABLE:

DECK: 08Q. FT. 266.5 20, FT.
DRIVEWAY: DSQ.FT. 230.7 SQ.FT.
BRICK WALKWAY: 18.3 54, FT. 084, FT.
STEPPING BTONES: 11.0 5Q. FT 054 FT.
Bl TALS: 0.3 BGLFT. 4T 2BQLFT.

TOTAL SITE COVERAGE: 527.5 54, FT.

T

SONTRACTOR LICENBE: THE CONTRACTOR(S) PERFORMING THE WORK DESCRIBED BY THEBE
SLANS AND SPECIFICATIONS SHALL BE FROPERLY AND CURRENTLY LICENSED DURING THE
EXECUTION OF THE PROJECT AND BHALL NOT PERFORM WORK OUTSIDE THE LEGAL B8COPE OF
ANY LISENBE.

BCOPE: THE CONTRACTOR SHALL PROVIDE AND PAY FOR ALL LABOR, MATERIALS, TOOLS,
SQUIPMENT AND MAGHINERY, TRANEPORTATION, WATER, HEAT, ELECTRICAL, TELEPHONE AND
ANY OTHER, RELATED ITEMS NECESSARY FOR THE PROPER EXECUTION ANG TIMELY
COMPLETICN OF ‘THE WORK.

BUALITY CONTROL! IT 18 THE EXPRESS INTENTION OF THESE PLANE AND SPECIFIGATICNS TO
REQUIRE REABONAELE CARE AND CCMPETENCE IN THE EXECUTION OF THE CONSTRUCTION
PROCESS AND PRODUCT. iIF, IN THE OPINION OF THE GONTRACTOR, ANY PORTION OF THE
TOCUMENTATICN HEREIN IS INCONBISTENT WITH THIE, THE BEEIGNERS BHALL BE NOTIFIED

DESIGN

Al COVER SHEET, PROJECT DATA

Al.9 EXISTING SITE PLAN

AZ2 PROPOSED BITE PLAN

A2,1 EXIETING FLOOR PLANS/DEMCO PLAN

A2 PROPOSED FLODR PLAN, BLALDING CECTION & DOOR SCHEDULE
A3,1° EXIBTING EXTERIOR ELEVA

A32 PROPOSED EXTERIOR ELEVATIONS

A1 BUILDING SECTIONE.

Af1 WINDOW & BOOR SCHEDULE

PRIOR TO EXECUTING THE WORK AND ALLOWED REVISION TIME IF FELT NECEBBARY.

WARRANTY: THE CONTRAGTOR WARRANTE TO THE OWNER THAT ALL MATERIALS AND
EGUIPMENT, FURNISHED LINDER THIS CONTRACT. WILL BE NSW UNLERS GTHERWISE SPECIFED

PROJECT DESCRIPTION

E
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AND THAT ALL WORK WILL BE OF GOOD QUALITY. FREE FROM FAULTS AND DEFECTE AND IN
ACCORDANGE WITH THE CONTRACT DRAWINGS AND SPECIFICATIONS.

PERMITS: UNLESS OTHERWISE INSTRUCTED, THE CWNER SHALL PALL ALL PERMIT FEES
INCLURING . THE CONTRACTOR SHALL SECURE THE BUILDING PERMIT AND ANY OTHER
PERMNE PRIQR TO STARTING THE WORK AND COMPLY WITH ALL INSPECTION REQUIREMENTS
THROWGH FINAL BIGN-OFF.

LEGAL/NCTICE/CODE COMPLIANCE; THE CONTRAGTOR SHALL GIVE ALL NOTICES AND COMPLY
WITH ALL LAWS, ORDINANCES, BUILDING CODES, RULES, REGULATIONS AND OTHER LAWFUL
CROERS OF ANY PUBLIC ALTHORITY BEARING ON THE FERFORMANCE OF THE WORK. THE
CONTRACTOR SHALL PROMPTLY NOTIFY THE DESIGNERS IN'WRITING IF THE DRAWRNGS ANDIGR
SPECIFICATIONS ARE AT VARIANCE WITH ANY SUCH REQIUIREMENTS (2007 C.B.C.)

VICINITY MAP

g NORTH
[T b g

| A %
VE % SCALE:NTS.

PROJECT (R AT :

LOCATION 2l N
1 EI 3 \
PACIFIC QCEAN

N

N

Savripel | | 1]

OWNER;

STUART & MARY MAKLER

2 N.E. OF CASANCYA ST. ON BANTA LUCIA AVE,
CARMEL, CA 93821

SITE ADDRESS:

2 N.E. OF CASANCVA ST, ON BANTA LUCIA AVE,
GARMEL, CA a2

DESIGNER/BUILDER;

CARMEL BUKDING & DESIGN

P. 831.420,6808

Allowed Volume Worksheet

prcjoct: Vg cr- Pamimwalos, o Ares: K10 Aveeps Groter L1038
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2. Total Base Fioor Atea Propasad (oonst all floor arem but do sk oou > banus beanoit wpace) LSOk g 8
1

PromcilAcme ANowr 1 Ydwmn
2. Dus Biry Floor Ares {pitehid roofk 4, MalpsS: s & x {12 AsiSe ok
. One Story Floor Ares (flad roof): 5.3 x (3= =™ .
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20.

. CLEANING UP: THE CONTRAGTOR SHALL KEEP THE PREMSES AND SITE FREE FROI

. NO LAND CLEARING OR GRADING SHALL OCCUR ON THE PROPEATY BETWEEK OCTOEER 15 AND

. BMOP DRAWINGS: PRIOR TO FASRICATION, THE CONTRACTOR SHALL SUBMIT 70 THE DESIGKER

. DISCREPANGIES: THE CONTRAGTOR SHALL VERIFY ALL DIMENSIONS, ELEVATIONS, MATERIALS

REGF JTY: THE CONTRACTOR SHALL BE SOLELY RESPONSBLE FOR ALL GONSTRUGTION
MEANS, TECHNIGLUES, SEQUENCES AND PROCEDURES BELECTED TO EXECUTE THE

, METHODS,
WORK, THE CONTRAGTOR SHALL CCORDINATE ALL FORTIONS OF WORK WITHIN THE SCOPE OF
THE CONTRACT

REMODEL AND ADDITION OF 366.8 54, FT. TO THE MAIN LEVEL OF AN EXISTING 737.5 8Q. FT.
SINGLE FAMLY RESIDENGE. EXISTING GARAGE ON GROUND FLOOR TO REMAIN SAME SI2E
AND SHALL RECEIVE A NEW WOODD, ROLL UP GARAGE DOOR. ALL EXTERIDR OEDAR BHAKE
SHINGLE ON MAIN LEVEL. AND BOARD AND BATTEN SIDING AT GARAGE LEVEL TOBE
REMGVED AND REPLACE WITH HORIZONTAL LAP SIDING WITH AN B REVEAL, BRICK VENEER

LAY VENEER, EXIETING
ALUMINUM WINDOINS TO BE REPLAGED WITH DOUBLE PANE, ENERGY EFFICIENT WOOD

WINDOWS, Bas Tl

SHINGLE ROOF. EXISTING EXTERIOR 244 50, FT, FRONT DECK TO BE

REPLACED WITH NEW 286,5 80, FT. REDWC DD DECK. REAR BAND SET, BRICK PATIO Y0 BE
REMOVED, RELOCATED AND REPLACED WITH NEW WOOD CHIP PATIO. WALK WAY AT WEST
BIDE OF PROPERTY TQ BE EXTENDED T NEW REAR PATIO AND SHALL BE FINISHED WITH
WOODCHIPS, PAVERE AT FRONT
WOODCHIPS ANE 12°x12° ETONE PAVERS (11 5. FT.).

NG ASPHALT SHINGLE ROOF TO BE REPLAGED WITH NEW %" BAWN
REMOVED AND

ENTRY WALKWAY TO BE REMOVED AND REPLACED WiTH

BAFETY: THE CONTRACTOR BHALL BE RESPONSIELE FOR INITIATING, MAINTAIMING AND
PROPERLY SUPERVISING ADEQUATE INDUSTRY STANDARD BAFETY PREGAUTIONS AND
PROGRAME IN CONNECTION WITH THIE WORK AND SHALL ADHERE TO ALL FEDERAL, STATE,

OWNER NOTES

BULDING| ¢
i sDesien|  Comel

CARMEL
A better way to build.

License #786482

LOCAL & O,5.HA. BAFETY REGULATIONB,

INSURANCE: LIABILITY INSURANCE BHALL BE MAINTAINED BY THE CONTRACTOR TO PROTECT
AGAINST ALL GLAME UNDER THE WORKMAN'SE GOMPENSATION ACTS, DAMAGES DUE TO BDOILY
DAMAGES ARISING CLT DF OR RESULTING

TQ REQUIRE
CONTRACTUAL LISBILITY INBURANCE APPLICABLE TO THE CONTRACTOR'S OBLIGATIONS.
CERTIFICATES OF 2U/CH INBURANCE SHALL BE FILED WITH THE OWNER PRIOR TO THE
COMMENCEMENT OF WORK.

INDEMNIFKSATEON: THE CONTRACTOR WHO AGREES TO PERFORM THIS WORK ALBO AGREES TO
INDEMNIFY AND HOLD HARMLEES THE CWNER AND THE DESIGNERE FROM AND AGAINST ALL

GONSEGUENTIAL CLAIMS/DAMAGES/LOSSES AND EXPENSES, INCLUMNG ATTORNEY'S FEES AND
LITIGATION COSTS, ARISING OUT OF OR REBLLTING FROM THE PERFORMANCE OF THE WORK.

M
ACCUMULATION OF WASTE MATERIALS DURING CONSTRUCTION BY PERIODAC GLEAN UP AND
OFF-BITE DEBRIS REMOVAL, FINAL GLEANUP AND DEBRIE DISPCBITION Bi<ALL BE TO THE
SATISFACTION OF THE OWNER,

CONTRACTOR BHALL VISIT THE SITE AND VERIFY ALL EXISTING CONDITIONS PRIQR TO ANY
WORX AND NOTIFY THE DESIGNERS OF ANY DISGREFANGIES BETWEEN THESE DRAWINGE AND
EXISTING CONDITIONS AFFECTING THE WORK OR NATURE OF SFECIFIED MATERIALS ANDVOR

A

OWNDERSHIP AND USE OF THESE DRAWINGS AND SPECIFICATIONS:

TITLE AND ALL *COPYRIGHT” PRIVILEGES TG THESE DRAWINGS AND BPECIFICATIONS IS
CLAIMED 8Y CARMEL BUILDING AND DESYAN HEREINAFTER REFERRED TO AS "JEEIGNERS"
WTHOU'T PREJUDICE. VISUAL CONTAGT WITH THESE SUBJECT DRAWINGS AND
SPECIFICATIONS SHALL CONSTITUTE PRIMA FAGIA EVIDENGE OF THE ACCEFTANGE OF THESH
OWNERSHIP RIGHTS AND THE FOLLOWING RECATED RESTRICTIONS,

THE USE OF THEBE DRAWINGS AND SPECIFICATIONS SHALL BE SOLELY RESTRICTED TO THE
QRIGINAL SITE FOR WHICH THEY WERE PREPARED AND THE DESIGNERS HEREBY STATE THATY
THEY ARE NOT INTENDHED FOR NOR SUITABLY ENGINEERED FOR ANY OTHER SITE.

REPRODUCTKON.OF THESE DQCUMENTE IF THEREFORE EXPRESSLY LIMITED TO THIE

INTENDED USE.

THE DESIGNERS HECLAIM ALL RESFONSIBILITY {F THESE DRAWINGS AND SPECIFICATIONS
ARE USED, TN WHOLE OR 1 PART, WiTHOUT PRIDR WRITTEN PERWRESION, WHETHER OR NOT
MODIFIED BY OTHERS FOR ANOTHER &ITEL

N THE EVENT OF UNAUTHORIZED U'SE BY ANY THIRD PARTY OF THESE DRAWINGS AKD
EPECIFICATIONS, THE SLIENT FOR WHICH THIS WORK WAB ORIGINALLY PREPARED HEREBY
AGREES TO HOLD HARMLEBS, INOEMNIFY AND DEFEND THE DESIGNERS, FROM ANY CLAIME
ARIBING FROM SUCH UNAUTHORRZED UBE,

SCOFE OF DESIGN.

ALL NOTES, DIMENSIONS, ETC. INDICATE NEW MATERIAL S OR CONSTRUCTION UNLESS
OTHERWISE NOTED.

PROJECT NOTES

APRA 15 UNLESS AUTHORIZED BY THE DIRECTOR OF PLANNING AND BURDING INSPECTION,

FOR APPROVAL BHOP DRAWINGS FOR ALL STRUCTURAL STEEL, REINFORCING STEEL, OLUE
LAMINATED BEAMS AND PREFABRIGATED TRUESES, WINDOWS & DOORS, FINIGH CARPENTRY,
SHOP DRAWINGE ARE NOT CHANGE ORDERS, BUT RATHER S8ERVE TO DEMONSTRATE TO THE
ENGINEER ANDYOR DESIGNER THAT THE GONTRACTOR UNDERSTANDE THE REQUIREMENTE &
DEEH:N CONCERTS OF THE PLAN, DETAILS & SFECIFICATIONS.

CHANGE ORDERS: NG VERBAL CHANGE ORDERS BHALL BEGOME LEGAL AND 8HNDING.
CONSTRUGTION, BRACING & SHORING: THE CONTRACTOR SHALL 8E SCLELY RESPONGIELE FOR
ALL BRACING AND SHORING REGUIRED DURING GONSTRUCTION UNTIL ALL CIMBTRUCTICH 13
COMPLETE.

SIMILAR CONDITIONS: CONDITIONS NOT SPECIFICALLY DETAAED 8HALL BE BUILT TO CONFORM
WITH EMHLAR CONSTRUCTION,

AND CONDITIONS PRIOR TO STARTING CONSTRUGTION, ANY DISCREPANCIES SHALL BE
REFQRTED PRIOR TO ORDERING MATERIALE AND BTARTING CONSTRUCTION,

TECHNICAL SPECIFICATIONS: ALL TECHNIGAL SPECIFICATIONS REFERRED TO N THESE
DRAWMCGS ARE BY THIS REFERENCE PART OF THE CONSTRUCTION DOCUMENTS,

BUILOING GOPES: ALL CONSTRUCTICN SHALL MEET THE REQUIREMENTE OF THE 2013
EDTTION OF THE CALIFORNIA BUILDING, PLUMBING, MECHANICAL, ELECTRICAL, FIRE,
CURRENT ENERGY GODES AND ANY AMENDMENTS OF THE PRESIDING CITY OR COUNTY,
PROTECT ALL TREES DURING CONSTRUCTION,

STRENGTH AT 26 DAYS SHALL BE 2,500 PSL

ETE COM

ALL REINFORGING STEEL SHALL CONFORM TO THE AB.T.M. *+616 GRADE 0 UNLEBS
OTHERWISE NOTED ON PLANE, DEFORMATIONE BHALL BE INACCORDANGE WITH A5.T.M.
A-308. WELOED WIRE FABRIC: WELDED WIRE FABRIC SHALL CONFORM TO A.5.T.M. A-185,

LUMBER SPECIES AND GRADES SHALL GONFORM TO THE FOLLOWING UO.N.; MAXIMUW
MOISTURE CONTENT OF LUMBER SHALL BE 18%, ALL DDUGLAS FIR LUMEBER WHICH IS
EXPOSED TO WEATHER SHALL BE PREBSURE TREATED. ALL GRADING SHALL CONFORM TQ
THE RULEE AND REGULATIONS OF THE WW.P.., R.A, & A.F.A. PLYWOCD SHALL BE D.F.
SONFORMING TO THE LL6. PRODUCT STANQARDS PS 174 WITH EXTERKOR GLUE, GRADE
STAMPED A.P.A, BEE FRAMING PLANE FOR ADDITIONAL REQUIREMENTE,

WALL CONSTRUCTION BHALL COMPLY WITH CBG TABLE 2308.2,1 (FOR CONVENTIONAL
CONSTRUCTION).
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NAILING TO BE N COMPLIANGE WITH CBC TABLE 2304..1,

ALL MANUFACTURER'S INSTALEATION GUIDES TO BE PROVIDED TQ NSRECTOR AT TIME OF
FIELD INSFECTION.

THE BUILDER/CONTRAGTOR TO PROVIDE QWNER AND THE CITY OF CARMEL WITH A CORY
OF THE CF-8R INSTILLATION CERTIFICATE AT THE TIME OF FINAL INSPECTION.
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REVISION:

SCALE:

DATE:

SANTA LUCIA AVE & CASANOVA ST
CARMEL BY THE SEA, CA

EXISTING SITE PLAN
APN: 010-176-025

MAKLER RESIDENCE
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PROPOSED SITE COVERAGE:

IMPERMEABLE:
DECK: ¢80 FT.
DRIVEWAY: 05Q.FT.
BRICK WALKWAY; 18.3 BA. FT,
STEPPING STONES: 11.0 5Q. FT,
SUB TOT. 30.3 B0 FT.

TOTAL SITE COVERAGE; 527.5 5Q. FT.
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1 1. {E) CHIMNEY NEAR B.E. CORNER OF

RESIDENCE FALLS 21" FROM EAST
| PROPERTY LINE. NG CHANGES OR
ALTERATIONS TO BE MADE 7O (E)
CHIMNEY.

NOTES:

1. REMOVE (E) CALLISTEMON AT (N)

I DECK.

2. ADD (MyMONTEREY PINE IN
NORTH-EAST CORNER OF PROPERTY
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REMAIN UNCHANGED.
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WALLS ARE SUBJECT TO WATER SPLASH, THE FRAMING

BHOWER w TILE SLURROUND AND Et'ALD GUARD, 3EE NOTE
AFOR FINIBH AND. CODE RECUIREMENT!
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{DOW TYPES

WINDOW NOTES

WINDOW SCHEDULE

ALL WINCOWS SHALL BE KOUBE HERITAGE ALL
WOOD WINDOWS WITH FACTCRY APPLIED

NOMINAL DINE

TYFE
{WIDTH x HEIGHT)

HEAD HT.
{ABY, F.F.}

INT. FrNiSH ;. _MFR, BPEC N, REMARKS

K-AKRON PAINT FINIEH,

ALL CASEMENT WINDOWS SHALL PVOT TOD
FACILITATE CLEANING THE EXTERIOR FROM
THE INTERIOR.

AT DOUBLE PANE WINDOWS WITH OBSCURE
QGLASS INTERIOR GLAZING CAM BE CLEAR
TEMPERED WITH THE EXTERIOR BEING
UN-TEMPERED OBSCURE.

SEE FLOOR PLANS FOR WINDOW LOCATIONS.

SEE EXTERIOR ELEVATIONS FCR WINDOW
MUNTING, MULLIONS, OPERATION, ETC,

ALL BIVIDERS TO BE TRU DVIDERS.

WINDOW SIZES INDICATED ARE APPROXIMATE
AND MAY BE ALTERED BLIGHTLY TO MEET
MANUFACTURED STANDARD DIMENSIONS,

ALL BEDROOMS SHALL HAVE AT LEAST ONE
WINDOW THAT MEETS EMERGENCY EGRESS
REQLIREMENTS, LE.; A MMIMUM CLEAR
OPENING OF B.7 5.F., A NEW DPENING WIDTH
OF 148", A HEIGHT OF 20 AND A MAXIMUM
SN.L HEIGHT OF 38" ABOVE FINISH FODR.

SEE SPECIFICATIONS FOR TECHNICAL DATA,
FINISHES, HARDWARE, WEATHERETRIPPING,
ETC.

WALL WIDTHS MAY VARY - VERIFY WALL
DIMENSIONS PRIOR TO MANUFACTURING
WINDOWS,

FIXED A 40 X 50

PLATE HY.

K-KRON

PRIMERED - b -

CASEMENT -] 24" X 5t

PLATE HT

K-KRON

PRIMERED - - -

MAIN FLOOR

PICTURECOMEO | © o0 X 407

g

K-KRON

PRIMERED - - -

FICTURE COMBO < 80" X 4

5"

K-KRON

PRIMERED - ~ -

PICTURE COMBO 4] [l

K-KRON

ESRESS WINDOW - CONTRACTOR & WINDOW MFR. TO VERIFY THAT

PRIMERED - - | WINDOW COMPLIES Wi CURRENT CRC REQMTS. - SEE NOTE 8

AWNING D 400 X 1

KHKRON

PRIMERED - - - TEMPERED {SAFETY} GLAZING, FROSTED GLAZING

FRENCH CASEMENT | F 0" X 40"

K-KRON

ECRESS WINDOW - CONTRACTOR & WINDOW MFR, TO VERIFY THAT

PRMERED - - " | WANDOW COMPLIES Wi CURRENT GRS REQMTS, - SEE NOTE &

CABEMENT B Foo 0 £ 2

B8

K-KRON

PRIMERED - - -

AWNING D o x o

g

KHKRON

PRIMERED - - - TEMPERED (SAFETY) GLAZING, FROSTED GLAZING

TRANSOWM E 407X 18

[Ey

K-KRON

PRIMERED - - -

=

i

SRR §

5

GLAZING NOTES

g
o
e

R SCHEDULE

Detalle zbout X-Kron i

K-Kron |l 1s en- sxcellent cholea for hisdorc and other spedtal projects, Selecting contrasting colors for the:
window and deors va. tha i makes 8 Bhow-stopping etatement.

The prataction and beauty yous wird windows end doors deserva la Kolbe's K-#ron It high performanca
extavor finish aystem. K«ron 11 la the highest quallty warmanted finish for extaror wood subatrata In the kwduaby.
And, by oflaring 0 many colors, we pravide yeu with the flexdbllity you need to create a tndy unique project, Piis, If
you prefer a specific color for a reslly custom look, take & sample to your dealer and we'll mateh it.

Fledllty, dursbilty, and beauty. That's why many architects end contractors bnalst on K-Ken |l for the
windows and doors In thelr projects, .

Hara's gn overview of the features & benefis of K-Kran H:
*  High parfermancs finlsh.
Reslats ultraviok

.
anaw.

»  10-year fim Integrity wamanty

‘IT'HREE-ETEPB TO APPLYING THE K-KRON Il EXTERIOR FINISH SYSTEM

and chalidng,

directly lo i h (view

altack, as weil s demage from sal, wind, sleet and

1. Before easembly, woocd placas of the window of door ars immersad in a precervathe wih both an Inwsctickde
and & fungleida = halping the sxteder wosd swfsces resist decay. This proservativa mesta standards set by
WDMA |.5.4-2000.

2, The windows or doors are d. Batora inateMng the glass, two coats of & speclally-fomulated urethans
primer by Alzo Nobel Is appiled — helping to sesl the woed and provida a bonding susfece for the final
tipoet. The primer is applled uaing 2 controlled-apray procr s which followa WDMA T.. 11-2000 guidelines.

3. Finally, & high perlormance urethane topcoal s appliad. An eliess, multi-stap, controled-apray systsm
;Imw.nduunmmoao(lhnmﬂnrwmdlm.ﬂ:umﬂmaeuumkpmw

loots,

The K-Kron il thrae-step axtarior finkshing eystem follows WORA, T.M. 12-2000 guidelines.

1

VERIFY ROUGH OPENINGS WITH WINDOW MFR.
PRIOR TO FRAMING WINDCW OPENINGS.

NOMINAL DIMS

LocaTioN | TvPE
(WIDTH x HEIONT)

HEAD HT.
(ABV. F.F)

EXT. FINISH

DETAILS -5EE
INT.FINIBH | MFR, SPEC, U.ON,
HEAD | JAME | SHL

PO Box 2201

EACH LIGHT SHALL BEAR THE
MANUFACTURER'S LABEL DESIGNATING THE
TYPE AND THICKNEES OF GLABS, LABELS MAY
BE OMITTED FROM CTHER THAN SAFETY
GLAZING MATERIALS UNLESS SPECIFICALLY
REQUIRED BY THE BUILDING CFFICIAL. TO
QUALIFY AS GLASSE WITH SPECIAL
PERFORMANCE CHARACTERISTICS, EACH UNIT
OF LAMINATED, HEAT STRENGTHENED,
TEMPERED OGLASS SHALL BE PERMANENTLY
IBENTIFIED BY THE MANUFACTURER. THE
IDENTIFICATION OF TEMPERED GLABS SHALL
HE ETCHED OR CERAMIC FIRED ON THE GLABS
AND BE VIBIBLE WHEN THE UNIT I8 GLAZED,

ALL WINDOWS DOUBLE INSULATED CLEAR
"LOW-E I, ARGON FILLEL.

INDIVIDUAL GLAZED AREAS IN HAZARDOUS
LOCATIONS SHALL PASS THE TEBT
REQUIREMENTS OF CONSUMER PRODUCTS
SAFETY COMMISSION 18-CFR OR BY
COMPARATIVE AND SHALL BE PROVEN TO
PRODUCE AT LEAST EQUIVALENT
PERFORMANCES. THE FOLLOWING SHALL BE
CONBIDERED SPECIFIC HAZARDOUS;

A, BLAZING IN INGRESS AND MEANS OF
EGRESS DOORS,

B.  GLAZING IN FIXED AND SLIDING PANELS
OF SLIDING DOOR ASSEMBLIES AND
PANELS IN SWINGING DOORS.

C.  GLAZINGIN ALL UNFRAMED SWINGING

DOORS,
D GLAZING IN DOORS AND TUS

ENCLOSURES, GLAZING IN ANY PART OF A
BUILDING WALL ENCLOSING A SHOWER
OR TUB COMPARTMENT WHERE THE
BOTTOM EDGE OF THE GLAZING IS LESS
THAN BO* ABOVE DRAN QUTLET,

E. GLAZING IN AN INDNMIDUAL FIXED DR

OPERABLE PANEL ADJACENT TO A DODR
WHERE THE NEAREBT VERTICAL EDGE I8
WITHIN A 24" ARG OF THE DDOR IN A
OLOSED POSITION AND THE BOTTOM
EDGE IS LESS THAN 80" ABCVE THE FLOOR|
OR WALKING SURFACE.

F,  GLAZING IN AN INDMDUAL FIXED OR

OPERABLE PANEL THAT HAS AN EXPOSED
AREA OF AN INDIVIDUAL PANE GREATER
THAN @ sg, #, THE BOTTOM EDGE LESS
THAN 18" ABOVE THE FLOOR, TOP EDGE
GREATER THAN 38" ABOVE THE FLODR,

ENTRY AM IO Kot

K-XRON

PRIMERED - - - TEMPERED (SAFETY) GLAZING

MASTER BEDRM BB 28 X b8

&8

PRIMERED

PRIMERED - - ~

Carmel, CA 93921
p. 831.626.8606
f. 831.626.8607

info@carmelbuilding.com

MAIN FLOOR.

MASTER SATH BB 2-8" X g-3"

B8

PRIMERED

FRIMERED

MASTER CLOSET | BE 24" x "

&g

PRIMERED

PRIMERED - - -

EEDROCOM 2 B8 ZE X E8"

8"

PRMERED

PRIMERED - - -

BEDRM 2 CLDSET | CC TE Xy

PRIMERED

PRIMERED - - -

| CARMEL

BATHRODM BB 247X 8"

g.8"

PRIMERED

PRIMERED - - -

QARAGE oD 80 X7

0"

K-KRON

PRIMERED - - -
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WALKING SURFACES WITHIN 28"
HORIZONTALLY OF THE GLAZING

DOOR NOTES

VERIFY SWING HAND OF OPERABLE WINDOWS,
SEE A3.1 & A3.2 BUILDING ELEVATIDNS.

EVERY SLEEPING ROOM BHALL HAVE AT LEAST
ONE OPENABLE WINDOW OR EXTERIOR DOOR
APPRCVED FOR EMERGENCY EGRESS OR
RESCLUE. THE UNITS MUST BE QPERABLE
FROM THE INSIDE TC A FULL CLEAR OPENING
WITHOUT THE USE OF A XEY CR TODL. WHERE
WINDOWS ARE PROVIDED AS A MEANS COF
EGRESS OR RESCUE THEY BHALL HAVE A SILL
HEIGHT OF NOT MORE THAN 44 INCHES ABCVE
THE FLOOR,

PROVIDE JAMB EXTENSIONS TO MATCH WALL
THICKNESS AS BHOWN.

HARDWARE NOTES:

ALL DOCRS BHALL COMPLY WITH THE FOLLOWING, U.ON.:

1. ALL EXTERIOR DOQORE TO BE WEATHERSTRIPPED.
2, SHALL HAVE HARDWARE MOUNTED 30" TO 44" ABOVE FINISH FLOOR,
3. THRESHOLD SHALL HAVE A MAXIMUM HEIGHT OF )" ABOVE FINISH FLOCR.
4, PROVIDE 4" X 4" BUTTS ON ALL DOORS.

5. ALL HARDWARE TQ HAVE FINISH PER OWNER.

DOOR NOTES:

1. SEE EXTERIOR ELEVATIONS ¥OR DOCR OPERATION.,
2. ALL CODR GLAZING TO BE TEMPERED:

$.G, = §TAIN GRADE
P.G. = PAINT GRADE
MFR. = MANUFACTURER

3. TEMPERED GL. - A PERMANENT LABEL PER CBC SECTION 2406.2 SHALL IDENTIFY EACH
LITE OF SAFETY GLAZING.
4. VERFY ROUGH OPENINGS WITH DOOR MFR. PRIOR TO FRAMING DOOR OPENINGE.

§. PROVIDE JAMB EXTENSIONS TO MATCH WALL THICKNESSER AS SHOWN,

EEERESS NOTES (CRC SEC. R311.2):

1. ATLEASE ONE EGRESS DOOR SHALL BE PRCVIDED FOR EACH DWELLING UNIT.

2. EGRESS DOORS SHALL BE SIDE-HINGED AND SHALL PROVIDE A MINIMUM CLEAR WIDTH
OF 32 INCHES (831 MM) WHEN MEASURED BETWEEN THE FACE OF THE DODR AND THE
STOP, WITH THE DOOR OREN $0 DEGREES (1.57 RAD).

3. THE MINIMUM CLEAR HEIGHT OF THE EGRESS DOOR OPENING SHALL NOT BE LESS THAN
78 INCHES (15581 MM) IN HEIGHT MEASURED FROM THE TOP OF THE THRESHOLD TO THE
BOTTOM OF THE STOP.

4, EGRESS DOORS 8HALL BE REACILY OPENABLE FROM INSIDE THE DWELLING WITHOUT
THE USE OF A KEY OR BPECIAL KNOWLEDGE OR EFFORT.

WINDOW & DOOR SCHEDULE
MAKILER RESIDENCE

SANTA LUCIA AVE & CASANOVA ST

CARMEL BY THE SEA, CA

010-176-025
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

August 13, 2014

To: Chair Reimers and Planning Commissioners

From: Rob Mullane, AICP, Community Planning and Building Director KM
Submitted by: Marc Wiener, Senior Planner

Subject: Consideration of a Concept Review (CR 14-03) for the establishment of an

outdoor dining area and new rain-shelter canopies on the rooftop of a
restaurant located in the Central Commercial (CC) Zoning District

Recommendation:

Receive a presentation from the applicant, and provide conceptual review comments

Application: CR 14-03 APN: 010-132-016

Block: 57 Lots: 17 & 19

Location: Northwest corner of Mission Street and Sixth Avenue
Applicant: Kurt Grasing Property Owner: Michael Cobbler

Background and Project Description:

The project site is located at the northwest corner of Mission Street and Sixth Avenue in the
Central Commercial (CC) District. The applicant is Kurt Grasing, owner of Grasing’s Restaurant.
The restaurant operates under Use Permit {UP 10-06), which was approved by the City on May
12, 2010, and allowed the expansion of the restaurant into a corner space to create a bar room.
The restaurant is permitted 77 interior seats and 22 exterior courtyard seats. Hours of
operation are 7:00 a.m. to 11:00 p.m. seven days per week.

The restaurant has a rooftop deck that was approved to be used for outdoor dining under Use
Permit (UP 10-06). Special Condition #6 of the Use Permit required the number of outdoor
seats to be determined by Planning staff and the Building Official through the Building Permit
review process. According to the records, there was never any follow-up with Planning staff or
the Building Official on this issue and hence, the restaurant did not receive a Certificate of
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CR 14-03 {Kurt Grasing)
August 13, 2014

Staff Report

Page 2

Occupancy for dining on the rooftop, nor has there been determined the approved number of
seats for the proposed roof-top dining.

The applicant has submitted a proposal to establish the rooftop as an outdoor dining area with
a maximum of 24 seats, and has indicated that the rooftop would only be used for periodic
banquets. The applicant is also proposing to install a fabric canopy with an aluminum frame.
The proposed canopy would have dimensions of 20’ x 30’ and would be 10 feet high as
measured from the floor of the rooftop deck.

Staff has scheduled this application for preliminary conceptual review. As part of the
conceptual review, the Commission may want to provide comments or suggestions on issues
related to the design of the canopy or the use of the rooftop area for dining.

Staff analysis:

Rooftop Dining: The May 12, 2010 staff report for Use Permit (UP 10-06) is included as
Attachment A. In that staff report it was identified that rooftop had historically been used for
outdoor dining, but that it was not permitted. Special Condition #6 authorized the use of the
rooftop for dining, but with a requirement that the number of allowed seats be determined by
Planning staff and the Building Official. The applicant is proposing a total of 24 seats. Staff has
reviewed the conceptual plans with the Building Official, and determined that the reguested
number of seats would be within the maximum allowed occupancy of the rooftop. The
Commission should review this component of the request and determine if the proposed
number of seats is acceptable and if the number of events using the rooftop should be more
ciearly specified.

Canopy Design: Commercial Design Guideline A.1 states an objective that “modifications to
buildings should respect the history and traditions of the architecture of the commercial
districts” and Guideline E states that “building materials and colors should respect the traditions
already established in the commercial district.”

The applicant is proposing to install a 600-square foot canopy on the rooftop that would be
used on a temporary basis. In the past the Planning Commission has not been supportive of
proposals for fabric canopies or awnings used to cover outdoor seating areas. For example, in
2012, the Planning Commission denied a similar type of canopy proposed to cover a rooftop
dining area at the Stone House Terrace Building, located on the west side of San Carlos Street
between Seventh and Eighth Avenues. The Commission had concerns with the architectural
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CR 14-03 (Kurt Grasing)
August 13, 2014

Staff Report

Page 3

compatibility of the canopy and the mass that it would add to the building. The applicant was
authorized to use portable umbrellas as an alternative. The Planning Commission also denied
similar proposals for an outdoor cover at Vesuvio Restaurant and St. Tropez Restaurant in 2013,
The Planning Commission should consider whether the proposed canopy is appropriate for this
building. In staff’s opinion, the fabric canopy would not be architecturally compatible with the
building and should be replaced with either individual umbrellas or a permanent trellis
structure.

ATTACHMENTS:

¢ Attachment A — Use Permit 10-06 — Staff Report, Findings, and Conditions (5/12/10)
e Attachment B — Applicant Correspondence
e Attachment C— Conceptual Plans
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Attachment A ~Use Permit (10-06) Staff Report, Findings, and Conditions
CITY OF CARMEL-BY-THE-SEA

PLANNING COMMISSION
AGENDA CHECKLIST

MEETING DATE: 12 May 2010 BLOCK: 57 LOTS:17&19

FIRST HEARING: X CONTINUED FROM: N/A

ITEM NO: UP 10-6 OWNER: Michael Cobler
APPLICANT: Kurt Grasing (Grasing’s)
STREAMLINING DEADLINE: 6/19/2010

SUBJECT:

Consideration of an application to amend an existing Use Permit for the expansion of a
restaurant located in the Central Commercial (CC) District.

ENVIRONMENTAL REVIEW:

Exempt (Class 5 — Minor Alterations in Land Use)

LOCATION: ZONING:
NW comner of Mission & 6% CcC
ISSUES:

1. Is the proposed use consistent with CMC 17.14?

OPTIONS:

1. Approve the application as submitted.

2, Approve the application with special conditions.

3. Continue the application with a request for additional information.
4. Deny the application.

RECOMMENDATION:

Option #2 (Approve the application with special conditions.)

ATTACHMENTS:

1. Staff Report dated 12 May 2010.
2. Findings for Decision.
3. Application Materials.

STAFF CONTACT: Marc Wiener, Assistant Planner
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CITY OF CARMEL-BY-THE-SEA
COMMUNITY PLANNING AND BUILDING
STAFF REPORT Amended & Approved 5/12/10

APPLICATION: UP 10-6 APPLICANT: Kurt Grasing (Grasing’s)
BLOCK: 57 LOT: 17 & 19
LOCATION: NW comer of Mission & 6

REQUEST:
Consideration of an application to amend an existing Use Permit for the expansion of a
restaurant located in the Central Commercial (CC) District.

BACKGROUND:;
The site is located on the northwest corner of Mission Street and Sixth Avenue in the Central

Commercial (CC) District. The applicant is Kurt Grasing, owner of “Grasing’s” restaurant.
Grasing’s has operated in Carmel for 12 years. Under the existing use permit (UP 85-47) the
restaurant is permitted 75 interior seats and 22 exterior courtyard seats. Hours of operation
are 7:00 am. to 10:00 p.m. seven days per week. The restaurant obtained a liquor license

from Alcohol Beverage Control (ABC) over the past year.

PROJECT DESCRIPTION:

The applicant is proposing to expand the 1,277 square foot restaurant into the adjacent corner
space that is currently occupied by “Romanoos Gallery.” The applicant intends to combine
the two spaces by opening up the wall. The neighboring space is 600 square feet and will be
occupied by a bar, dining tables and a waiting area. The main entrance will also be moved
from the side of the building to the corner.

EVALUATION:

Use Permit: The proposed expansion of the restaurant represents a change in use and
requires that the existing use permit (UP 85-47) be amended. The existing restaurant is 1,277
square feet. The applicant is proposing to expand the floor space by 600 square feet.

The expansion of the restaurant will increase the activity level. However, the overall number
of seats will remain similar to the existing number of allowed seats. The restaurant currently
operates under its capacity of 75 interior seats. The applicant is proposing a total of 77
interior seats. With regards to water credits, the two additional seats are gained with the
acquisition of 600 square feet of commercial space.

Bar Room: With regards to the sale of alcohol in a restaurant, CMC 17.14.040 states that
“Any sale of alcoholic beverage shall be subordinate to the primary use” and that “no more
than 20 percent of the total number of seats are at a bar or in a separate bar room.”
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UP 10-6 (Grasing’s)
12 May 2010

Staff Report

Page 2

Carmel has placed a cap on drinking establishments and is at the limit. However, bar rooms
in association with a restaurant are permitted. The newly expanded portion of the restaurant
will contain a bar room and waiting area. The bar room contains a total of 15 seats and
represents 19% of the total seating. The code requires that the sale of alcoholic beverages be
subordinate to the primary use of a restaurant.

The following special conditions have been added to ensure that the business operates
primarily as a restaurant and not a drinking establishment:

® The bar room shall not exceed 15 seats (19% of total interior seats).

e The hours of operation (7:00 a.m. to 10:00 p.m.) apply to both the bar and the
restaurant.

e The restaurant shall provide full service while the bar is in use.

Rooftop Deck Seating: The rooftop seating area is currently being used without a permit.
Grasing’s has made use of this area for several years without incident. According to the
Monterey Peninsula Water Management District, exterior seating that is not in a fully
enclosed space does not count against the water credits. Staff recommends that the Planning
Commission permit the use of this space for seating, with a condition that the applicant work
with staff and the Building Official on determining the allowed number of seats during the
building permit process.

RECOMMENDATION:
Approve the revised Use Permit with the attached findings and conditions.

156



CITY OF CARMEL-BY-THE-SEA
DEPARTMENT OF COMMUNITY PLANNING AND BUILDING

FINDINGS FOR DECISION

UP 10-6

Kurt Grasing (Grasing’s Restaurant)

NW Comer of 6" & Mission

Block 57, Lots 17 & 19 APN: 010-132-016

CONSIDERATION:
Consideration of an application to amend an existing Use Permit for the expansion of a
restaurant located in the Central Commercial (CC) District.

FINDINGS OF FACT:

1.

The site is located at the northwest corner of Mission Street and Sixth Avenue in the
Central Commercial (CC) District. Restaurants are a conditionally permitted use in
the Central Commercial District.

The existing restaurant (Grasing’s) is permitted under use permit UP 85-47. UP 85-
47 permits a total of 75 interior seats and 22 exterior courtyard seats. The allowed
hours of operation are from 7:00 a.m. to 10:00 p.m.

The restaurant contains a rooftop deck that is currently being used for outdoor seating.
The restaurant does not have a permit for this use.

On 8 April 2010 the applicant submitted an application to amend UP 85-47 for the
expansion of the restaurant. The existing restaurant is 1,277 square feet. The
applicant is proposing to expand the restaurant by 600 square feet and increase the
interior seating from 75 to 77 seats.

The applicant is proposing to construct a bar room in the expanded portion of the
restaurant. A bar room is permitted in conjunction with the restaurant as long as no
more than 20% of the total seating is located at the bar or in the bar room. The bar
room contains a total of 15 seats (19% of the total interior seating).

GENERAL FINDINGS FOR ALL USE PERMITS:

1.

The primary use of the business will be maintained as a full-line restaurant. The sale
of alcoholic beverages shall be subordinate to the primary use.

The proposed change in use will not generate offensive odors, fumes, dust, light,
glare, radiation or refuse that would be injurious to surrounding uses or to the district.
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UP 10-6 (Grasing’s)
12 May 2010

Findings
Page 2

3.

The proposed change in use will not generate levels of noise that could adversely
affect the health, safety, or welfare of neighboring properties or uses.

4, There will be at least one entry at the front of the restaurant, providing adequate
ingress and egress to and from the proposed location.

5. Allowing the proposed change in use will not conflict with the City’s goal of
achieving and maintaining a balanced mix of uses that serve the needs of both local
and non-local populations.

6. The proposed change in use is compatible with other surrounding land uses and will
not conflict with the purpose established for the district within which it would be
located.

7. The proposed change in use is consistent with the City’s General Plan and Municipal
Code.

8. The proposed change in use will not be injurious to public health, safety or welfare.

9. Granting the use permit will not set a precedent for the approval of similar uses whose
incremental effect would be detrimental to the City, or in conflict with the General
Plan.

10.  The applicant is not required to provide additional off-street parking as no increase in
commercial floor area is proposed.

11. The capacity of surrounding streets is adequate to serve the automobile and delivery
truck traffic generated by the proposed use.

12, The proposed change in use will not make excessive demands on the provision of
public services, including water supply, sewer capacity, emergy supply,
communication facilities, police protection, and fire protection.

SPECIAL CONDITIONS:

1. This use permitreplaces UP 85-47 and all previous use permits issued to this property.
Approval of this permit authorizes the expansion of the restaurant and the construction
of a bar room,

2. The sale of alcoholic beverages shall be subordinate to the primary use of a full line

restaurant. The bar room is permitted a maximum of 15 seats (19% of total seats).
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UP 10-6

(Grasing’s)

12 May 2010

Findings
Page 3

10.

11

12.

Amended 5/12/10

The amended hours of operation (7:00 a.m. to 16:00-p-s. 11:00 p.m.) shall apply
to both the bar and the restaurant.

The restaurant shall be open at all times while the bar is in use.

Total restaurant capacity shall be limited to 77 interior seats and 22 exterior courtyard
seats. Each of these numbers represents a maximum limit and may be reduced by the
Building Official to meet safety standards depending on the floor plan and seat
layout.

This permit authorizes the use of the rooftop deck for exterior seating. The allowed
number of seats shall be determined by staff and the Building Official during the
building permit process.

All exterior alterations and/or sign changes require prior approval from the
Department of Community Planning and Building and/or Planning Commission.

The use authorized by this use permit must be established within six months from the
date of the Planning Commission approval. The Commission may authorize an
extension of an additional six months without a new public hearing. Failure to
establish the use shall render this permit null and void and without effect.

This use permit shall become void and no further force or effect upon termination or
discontinuance of the use for any period of time exceeding six months.

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.

Approval of this application does not permit an increase in water use beyond the
permitted use. Should the Monterey Peninsula Water Management District determine
that the permit exceeds the allowed use, this use permit will be scheduled for
reconsideration and the appropriate findings will be prepared for review and adoption
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by the Planning Commission.
UP 10-6 (Grasing’s)
12 May 2010
Findings
Page 4

DECISION:
The Use Permit is approved with conditions stated above.

160



Attachment B - Applicant Submittal and Plans

CARL M. MAXEY, AICP

July 23, 2014
To: Marc Weiner, Senior Planner, City of Carmel-by-the-Sea

Subject: CR 14-03 Grasing’s Terrace Concept Review

Dear Mr. Weiner:
Thanks for your comments on the application referenced above.
Item #1 in your email dated 17 July.

My understanding, from conversation with the business owner, is that the original stair was built in the 1970,
it was L-shaped in plan and terminated in the patio seating area rather than in the clear route to a public way.
The business owner addressed this by straightening the stair run so it terminates on a direct path to the public

way.
ltem #2 in your email dated 17 July.

Additional information required on plans.

* The propased canopy is now shown on the rooftop plan.
* The overall height from floor level to top of canopy peak would be 10"-4”,
* The canopy dimensions are now shown on the plan.

Very Best,

e

Cart M. Maxey, AICP
LEED AP + ND, Architect

6TH & MissioN (P.O. Box U) CarmeL, CA 93921 - CARL.MAXEY@GMAIL.COM TEL 831.236.0817
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Marc Wiener
h

From: Carl Maxey [mallto:cad.maxey@gmail.com]
Sent: Thursday, July 31, 2014 2:18 PM

To: Marc Wiener

Subject: Re: Grasing's

Hi Mark,
Thanks for your comments. In reviewing the letter 1 submitted last week, I realize I haven't called out the
number of seats in the revised drawing. It is 24 seats on the upstairs terrace.

Kurt's intended use of the upstairs is only for periodic banquet use of 24 or fewer persons. It would not be
available to guests that want to have lunch or dinner up there because the restaurant cant provide staff for

preparing food and serving it upstairs-except for prearranged fixed menu events.
Very Best,
Carl

Carl M. Maxey, AICP
Architect, Certified Planner, LEED AP + ND

TEL: 831.236.0817 RECEIVED
Office Location;

Sixth Avenue & Mission Strect JUL 312014
Caunel, Califomia Cﬂy °fcalmei-bv-the-sgu

Planning & Buliding Dept.
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RECEIVED

frem: Michelle Maguire <michelle.grasings@gmall.com> & MAY 14 2014
Subfect: Grasing's Rooftop Request City of Carmel-by-the-3ea
7als: May 14, 2014 10:37:29 AM PDT Planning & Building Dept.

Tg: Clty Hall Carmel <m.wiener@cl.carmel.ca.carmeb>
C&: Kurt Grasing <kurt@grasings.com>

2 Attachments, 1.1 MB

Mr. Wiener,

I am writing on behalf of Kurt Grasing to request that you consider giving us permission to erect a canopy on our rooftop
area. This canopy is not a permanent structure, but is mobile and can be taken down or remeved quite easily. We are
seeking your permission for us to acquire this canopy because in the past several months, we have been getting an
increasing number of parties of 8-12 guests requesting to dine on our rooftop area. We try to accommodate them as best
we can, but without a canopy, we cannot ensure a fabulous dining experience in inclement weather. We have gotten
several requests for guests to dine on our rooftop this summer and we would love to be able to guarantee a lovely dining
experience, no matter what the weather may be. Thank you for your consideration and please call Kust at (831) 277-
4570 to discuss the details. | have also attached a couple of pictures for your reference. Thank you again.

/V[taé‘% Maguire

Executive Assistant to Chef Kurt Grasing

Phone: (831) 624-6562

Fax: (8%) 624-7451

NW Corner of Mission & Sixtt

PO Box 2906 Carmel, CA 93021

Website: http://wew grasings.com

For | know the plans | have for you deciares The Lord, plans for welfare and not for evil, to give you a future and a hope. {Jeremiah 20:11)
!
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

ke iR

% e .
o Hetrpopn 8
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. August 13, 2014

To: Chair Reimers and Planning Commissioners

From: Rob Mullane, AICP, Community Planning and Building Director Km
Submitted by: Christy Sabdo, Contract Planner

Subject: Consideration of a Design Study (DS 14-61) for the replacement of a

wood-shake roof with composition shingles on a residence located in the
Single-Family Residential (R-1) District

Recommendation:

Deny the Design Study (DS 14-61) for the replacement of a wood-shake roof with
composition shingles

Application: DS 14-61 Applicant: David Cooper
Location: 25904 Ridgewood Rd.  Owner: Patricia Hardy
Block: 2 Lot: 1

APN: 009-352-019

Background and Project Description:

The project site is located at 25904 Ridgewood Road and is developed with a one-story
residence that is clad with wood-siding and that has a wood-shake roof.

The applicant is requesting to replace the existing wood-shake roof with dark reddish brown
(Heather) composition shingles. On January 25, 2012, the Planning Commission determined
that all requests for replacement of wood shingles/shakes with composition shingles should be
reviewed by the Commission. The Commission wanted to ensure that the use of composition
shingles would not negatively impact community character. Staff notes that the City has not
required Design Study review for proposals to replace existing composition shingle roofs in-kind
for residential structures.
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DS 14-61 (Hardy)
August 13, 2014
Staff Report
Page 2

Staff analysis:

Roofing Material: Section 9.8 of the City’s Residential Design Guidelines states the following:

Roof materials should be consistent with the architectural style of the building and
with the context of the neighborhood.

» Wood shingles and shakes are preferred materials for most types of architecture
typical of Carmel (i.e., Arts and Crafts, English Revival and Tudor Revival).

¢ Composition shingles that convey a color and texture similar to that of wood
shingles may be considered on some architectural styles characteristic of more
recent eras.

The existing wood shake-roof is deteriorated and in need of replacement. The applicant is
proposing to replace the wood shakes with dark reddish brown (Heather) composition shingles.
Staff has included a photograph of the proposed roofing as Attachment B. The subject
residence is clad with wood-siding and has a moderately-pitched hipped roof design that is
visually prominent from the street.

When making a decision on the use of composition-shingle roofing, the Planning Commission
should consider neighborhood context, the architectural style of the building, and the
characteristics of the proposed composition shingle. Staff notes that in certain instances, the
Planning Commission has approved the replacement of wood roofing material with
composition shingles in cases when the composition shingles are compatible with other homes
in the neighborhood and/or when the roof is not highly visible from the street (for example, for
flat or low-pitched roofs).

Staff recommends that the Planning Commission deny the proposal for composition shingle
roofing, as it would be inconsistent with Design Guideline 9.8. This recommendation is based
on the incompatibility of the proposed composition shingies with the other homes in the
neighborhood, and the design of the subject residence. Staff notes that the Community
Planning and Building Department would be able to approve a re-roofing application to replace
the existing roofing with wood shakes or shingles. Alternatively, the Planning Commission
could note its support for the proposed composite shingles, in which case, staff would approve
the request.

Environmental Review: The proposed project is categorically exempt from CEQA requirements,
pursuant to Section 15303 {Class 1) — Additions to Existing Facilities.
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DS 14-61 (Hardy)
August 13, 2014
Staff Report
Page 3

ATTACHMENTS:

e Attachment A —Site Photographs
e Attachment B - Roofing Brochure
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Attachment A — Site Photograph

Project Site — Facing south on Ridgewood Road
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Attachment B — Proposed composition shingles (color: Heather)
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

August 13, 2014

To: Chair Reimers and Planning Commissioners

From: Rob Mullane, AICP, Community Planning and Building Director 2/11
Submitted by: Christy Sabdo, Contract Planner

Subject: Consideration of a Design Study (DS 14-69) for the replacement of a

wood-shake roof with composition shingles on a residence located in the
Single-Family Residential (R-1) District

Recommendation:

Deny the Design Study (DS 14-69) for the replacement of a wood-shake roof with composition
shingles

Application: DS 14-69 APN: 010-081-005
Block: 80 Lot: 14

Location: NW Corner of Santa Fe and Mountain View
Applicant: Michael Lambert Owner: Margaret Frank

Background and Project Description:

The project site is located at the northwest corner of Santa Fe Street and Mountain View
Avenue and is developed with a two-story residence that is clad with stucco and that has a

wood-shake roof,

The applicant is requesting to replace the existing wood-shake roof with reddish dark brown
(Aged Bark) composition shingles. On January 25, 2012, the Planning Commission determined
that all requests for replacement of wood shingles/shakes with composition shingles should be
reviewed by the Commission. The Commission wanted to ensure that the use of composition
shingles would not negatively impact community character. Staff notes that the City has not
required Design Study review for proposals to replace existing composition shingle roofs in-kind
for residential structures.
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DS 14-69 (Frank)
August 13, 2014
Staff Report
Page 2

Staff analysis:

Roofing Material: Section 9.8 of the City’s Residential Design Guidelines states the following:

Roof materials should be consistent with the architectural style of the building and
with the context of the neighborhood.

® Wood shingles and shakes are preferred materials for most types of architecture
typical of Carmel (i.e., Arts and Crafts, English Revival and Tudor Revival).

* Clay tile, slate and concrete tile may be considered appropriate on some
structures {i.e., Spanish and Italian Revival, Monterey Colonial, French Revival,
etc.)

* Composition shingles that convey a color and texture similar to that of wood
shingles may be considered on some architectural styles characteristic of more
recent eras.

* Metal, plastic and glass roofs are inappropriate in all neighborhoods.

The existing wood shake-roof is deteriorated and in need of replacement. The applicant is
proposing to replace the wood shakes with reddish dark brown (Aged Bark) compaosition
shingles. Staff has included a photograph of the proposed roofing as Attachment B. The subject
residence is clad with stucco and has a moderately-pitched hipped roof design that is visually
prominent from the street.

When making a decision on the use of composition-shingle roofing, the Planning Commission
should consider neighborhood context, the architectural style of the building, and the
characteristics of the proposed composition shingle. Staff notes that in certain instances, the
Planning Commission has approved the replacement of wood roofing material with
composition shingles, typically when the composition shingles are compatibie with other homes
in the neighborhood and when the roof is not highly visible from the street (i.e. flat roofs). Staff
also notes that clay-tile roofs are often associated with stucco-sided residences.

Staff recommends that the Planning Commission deny the proposal for composition shingle
roofing, as it would be inconsistent with Design Guideline 9.8. This recommendation is based
on the incompatibility of the proposed composition shingles with the other homes in the
neighborhood, and the design of the subject residence. Staff notes that the Community
Planning and Building Department would be able to approve a re-roofing application to replace
the existing roofing with wood shakes or shingles. Alternatively, the Planning Commission
could note its support for a clay tile roofing material, in which case, the applicant could revise
the proposal, and staff would be able to approved the revised request. Another alternative is
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DS 14-69 (Frank)
August 13, 2014
Staff Report
Page 3

for the Commission to support the proposed composite shingles, in which case, staff would
approve the request.

Environmental Review: The proposed project is categorically exempt from CEQA requirements,
pursuant to Section 15303 (Class 1) — Additions to Existing Facilities.

ATTACHMENTS:

e Attachment A ~ Site Photographs
¢ Attachment B — Roofing sample
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Attachment A — Site Photographs

Project Site — Facing west on Santa Fe Street
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Attachment B — Proposed Composition Shingle Color
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

August 13, 2014
To: Chair Reimers and Planning Commissioners
From: Rob Mullane, AICP, Community Planning and Building Director RM
Submitted by: Christy Sabdo, Contract Planner
Subject: Consideration of a Design Study (DS 14-82) for the replacement of a

wood-shake roof with compaosition shingles on a residence located in the
Single-Family Residential {R-1) District

Recommendation:

Deny the Design Study (DS 14-82) for the replacement of a wood-shake roof with composition
shingles

Application: DS 14-82 APN: 010-014-007
Block: 1A Lot: 3

Location: Lobos St. 3NW of 4th

Applicant: Wolfy’s Sunrise Roofing Owner: Ron Ohm

Background and Project Description:

The project site is located at Lobos Street 3NW of 4th and is developed with a one-story
residence that is clad with wood-siding and that has a wood-shake roof.

The applicant is requesting to replace the existing wood-shake roof with medium-gray
{Barkwood) composition shingles. On January 25, 2012, the Planning Commission determined
that all requests for replacement of wood shingles/shakes with composition shingles should be
reviewed by the Commission. The Commission wanted to ensure that the use of composition
shingles would not negatively impact community character. Staff notes that the City has not
required Design Study review for proposals to replace existing composition shingle roofs in-kind
for residential structures.
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DS 14-82 (Ohm)
August 13, 2014
Staff Report
Page 2

Staff analysis:

Roofing Material: Section 9.8 of the City’s Residential Design Guidelines states the following:

Roof materials should be consistent with the architectural style of the building and
with the context of the neighborhood.

¢ Wood shingles and shakes are preferred materials for most types of architecture
typical of Carmel (i.e., Arts and Crafts, English Revival and Tudor Revival).

e Composition shingles that convey a color and texture similar to that of wood
shingles may be considered on some architectural styles characteristic of more
recent eras.

The existing wood shake-roof is deteriorated and in need of replacement. The applicant is
proposing to replace the wood shakes with medium-gray (Barkwood} composition shingles.
Staff has included a photograph of the proposed roofing as Attachment B. The subject
residence is clad with wood-siding and has a moderately-pitched hipped roof design that is
visually prominent from the street.

When making a decision on the use of composition-shingle roofing, the Planning Commission
should consider neighborhood context, the architectural style of the building, and the
characteristics of the proposed composition shingle. Staff notes that in certain instances, the
Planning Commission has approved the replacement of wood roofing material with
composition shingles in cases when the composition shingles are compatible with other homes
in the neighborhood and/or when the roof is not highly visible from the street (for example, for
flat or low-pitched roofs).

Staff recommends that the Planning Commission deny the proposal for composition shingle
roofing, as it would be inconsistent with Design Guideline 9.8. This recommendation is based
on the incompatibility of the proposed composition shingles with the other homes in the
neighborhood, and the design of the subject residence. Staff notes that the Community
Planning and Building Department would be able to approve a re-roofing application to replace
the existing roofing with wood shakes or shingles. Alternatively, the Planning Commission
could note its support for the proposed composite shingles, in which case, staff would approve

the request.

Environmental Review: The proposed project is categorically exempt from CEQA requirements,
pursuant to Section 15303 (Class 1) — Additions to Existing Facilities,
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DS 14-82 {Ohm}
August 13, 2014
Staff Report
Page 3

ATTACHMENTS:

e Attachment A — Site Photographs
e Attachment B — Roofing Brochure
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Attachment A — Site Photograph

Project Site — Facing west on Lobos Street
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Attachment B — Proposed composition shingles (color: Barkwood)
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

August 13, 2014

To: Chair Reimers and Planning Commissioners

From: Rob Mullane, AICP, Community Planning and Building Director R M
Submitted by: Christy Sabdo, Contract Planner

Subject: Consideration of a Design Study (DS 14-78) for the replacement of a

wood-shake roof with composition shingles on a residence located in the
Single-Family Residential {R-1) District

Recommendation:

Deny the Design Study (DS 14-78) for the replacement of a wood-shake roof with composition
shingles

Application: DS 14-78 Applicant: David Cooper
Location: 26151 Ladera Drive Owner: Peter Mc Williams
Block: MA Lot: 4

APN: 009-331-004

Background and Project Description:

The project site is located at 26151 Ladera Drive and is developed with a cne-story residence
that is clad with stucco and brick siding and that has a wood-shake roof.

The applicant is requesting to replace the existing wood-shake roof with dark gray (Country
Gray) composition shingles. On January 25, 2012, the Planning Commission determined that all
requests for replacement of wood shingles/shakes with composition shingles should be
reviewed by the Commission. The Commission wanted to ensure that the use of composition
shingles would not negatively impact community character. Staff notes that the City has not
required Design Study review for proposals to replace existing composition shingle roofs in-kind
for residential structures.
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DS 14-78 (McWilliams)
August 13, 2014

Staff Report

Page 2

Staff analysis:

Roofing Material: Section 9.8 of the City’s Residential Design Guidelines states the following:

Roof materials should be consistent with the architectural style of the building and
with the context of the neighborhood.

* Wood shingles and shakes are preferred materials for most types of architecture
typical of Carmel {i.e., Arts and Crafts, English Revival and Tudor Revival).

» Composition shingles that convey a color and texture similar to that of wood
shingles may be considered on some architectural styles characteristic of more
recent eras.

The existing wood shake-roof is deteriorated and in need of replacement. The applicant is
proposing to replace the wood shakes with medium-gray colored (Country Gray) composition
shingles. Staff has included a photograph of the proposed roofing as Attachment B. The subject
residence is clad with stucco and brick and has a moderately-pitched hipped roof design that is
visually prominent from the street.

When making a decision on the use of composition-shingle roofing, the Planning Commission
should consider neighborhood context, the architectural style of the building, and the
characteristics of the proposed composition shingle. Staff notes that in certain instances, the
Planning Commission has approved the replacement of wood roofing material with
composition shingles in cases when the composition shingles are compatible with other homes
in the neighborhood and/or when the roof is not highly visible from the street {for example, for
flat or low-pitched roofs).

Staff recommends that the Planning Commission deny the proposal for composition shingle
roofing, as it would be inconsistent with Design Guideline 9.8. This recommendation is based
on the incompatibility of the proposed composition shingles with the other homes in the
neighborhood, and the design of the subject residence. Staff notes that the Community
Planning and Building Department would be able to approve a re-roofing application to replace
the existing roofing with wood shakes or shingles. Alternatively, the Planning Commission
could note its support for the proposed composite shingles, in which case, staff would approve
the request.

Environmental Review: The proposed project is categorically exempt from CEQA requirements,
pursuant to Section 15303 (Class 1) — Additions to Existing Facilities.
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DS 14-78 (McWilliams)
August 13, 2014

Staff Report

Page 3

ATTACHMENTS:

e Attachment A — Site Photographs
= Attachment B — Roofing Brochure
e Attachment C— Applicant Correspondence
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Attachment A — Site Photographs

Project Site — Facing east on Ladera Drive

Project Site — Facing east on Ladera Drive
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Attachment B — Proposed composition shingles (color: country gray)
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Attachment C — Applicant Correspondence

(Letter received as a Word document via email on August 5, 2014 from Chalmer Williams):
August 5, 2014

Christy Sabdo

Contract Planner

City of Carmel-by-the-Sea
P.O. Box CC
Carmel-by-the-Sea, CA 93921

REF: Residence located at 26151 Ladera Drive, Carmel, CA 93923, DS1478

Dear Christy,

It was great to meet you last week to discuss my roofing project located at: 26151 Ladera Drive,
Carmel, CA 93923.

Please find this request and the supporting referenced documents to be my presentation for the
Planning Commission's meeting scheduled on August 13, 2014,

My goal in this process is to receive permission for the use of Triple Layer Certainteed's
Landmark Pro 40 year dimensional composite shingles on the above referenced property.

This residence was purchased by my Grandfather, Chalmer McWilliams, in 1964. It has remained in
our family even after his passing some 20 years ago. 1 love Carmel as he did; and want to continue to
maintain the charm and serenity that is Carmel. My desire is to support the City's vision to keep
Carmel, Carmel.

My request for permission to install Triple Layer Certainteed's Landmark Pro 40 year dimensional
composite shingles on my residence coincides with and exemplifies the City's vision on several levels
of importance.

First, Fire Safety. Keeping the beauty of Carmel as protected as possible is paramount in our high fire
hazard area. Ladera Drive sits directly above one of the last great forest areas in our town. Reducing
the burn rate of any type of fire incidence is accomplished with this above referenced composite

roofing material.

Second, Visual Beauty. Composite shingles have come such a long way in depth, color variety,
strength and visual beauty. Today's dimensional shingle is a beautiful alternative to enhancing our
Carmel residences. Of the approximately 12 residences on Ladera Drive, 25% of them are roofed in
composite material. Installation of a dimensional composite shingle will not distract from the Carmel

beauty of our neighborhood or our town.

Third, Insurance Concerns. Please find the enclosed letter from Matt Little of the Carmel Insurance
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Agency. Matt makes some excellent points on the importance allowing composite shingles in our
Carmel neighborhoods. Please consider his points for my request as well.

Fourth, Maintenance and Durability. With the beautiful landscapes, large spanning trees and close
confinements of not only tree branches, but also the foliage that intertwines around roof lines and
property in Carmel, the ability for wood shingle roofs to endure in this environment is NOT as strong
as with a composite roofing material. Please review the enclosed pictures of the large oak tree
branches hanging very “Carmel like” above my roof. The composite material roof would allow greater
endurance for the roof surface and consequently stay visually appealing for the neighborhood.

Fifth, Very Limited View of my roof from the street. In keeping with the City's desire (Section 9.8
of Carmel-by-the-Sea Design Traditions, Final Details Guidelines for Building Design, page 6) to keep
“roof materials consistent with the architectural style of the building and with the context of the
neighborhood”, I submit that not only does my home have an extremely limited view of the roof from
the street, but also matches several of the homes on the street with “composite shingles that convey a
color and texture similar to that of wood shingles”.

To be clear and concise, I appreciate greatly the work and effort of our Cartel-by-the-Sea City
Planning committee for maintaining and upholding the rich tradition of architectural styling and
Carmel beauty. I genuinely believe that my request honors this effort on many levels.

I respectfully request a decision in favor of granting permission to install the above mentioned
composite roofing material at 26151 Ladera Drive, Carmel, CA 93923.

Thank you for your time,

Chalmer McWilliams III
26151 Ladera Drive
Carmel, CA 93923
817-821-0113
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Chrisg Sabdo

From: chalmer Mewilliams [lotuschal7 @yahoco.com]
Sent: Tuesday, August 05, 2014 2:24 PM

To: Christy Sabdo

Subject: DS1478

Christy,

Below is the communication | received from Matt Little. | referenced in my 2 page request for
permission. Please include this letter in the pre-read for the planning commission.

Thank you,

Chalmer

On Friday, August 1, 2014 6:14 PM, Matthew Little <malittle@carmelinsurance.com> wrote:

Chalmer, right now in Califomnia our insurance markets require class A
wood shake or better. In heavily forested areas like Carmel and Pebble
Beach, our big name carriers like AlG, Chubb, and Fireman's Fund will

not even consider class A wood shake. Other companies add a wood roof
surcharge of 35% or more even if the roof is class A. | have reached

out to Mayor Burnett for a discussion of this issue to see if we can get

the planning commission to reconsider acceptable options in place of
wood shake. That's the best we can do for now. Thank you, Matt.

Matthew A. Little, President
Carmel Insurance Agency, Inc
P.O. Box 6117

Carmel, CA 93921
831-624-1234 Office
831-238-2331 Mobile
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Chrisg Sabdo

From: chalmer Mcwilliams [lotuschal7@yahoo.com]
Sent: Tuesday, August 05, 2014 2:45 PM

To: Christy Sabdo

Subject: Fw: DS1478

Christy,

Please find 5 photos attached with comment under each for clarity and purpose.
Thank you,

Chalmer

On Tuesday, August 5, 2014 4:25 PM, Chalmer McWilliams <lotuschal7 @vahoo.com> wrote:

26151 Ladera Dr. as seen from the street. NOTE: My house is BEHIND all the trees...in other words,
you cannot see the house, let alone the roof!
The house in this picture is our neighbor to the North.

1
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Reference item 5 support: Very limited view of roof from the street. This is the only roof area that

can be seen by any neighbor; and one would need to be standing in the driveway.
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Reference ltem 4 support: a composite roof would endure greater life under Carmel beautiful
expansive tree branches.

191



Reference Item 2 & 5 support: This is across the street from 26151 property. Notice composite

roofing material next door to wood shingle. The neighborhood can accommodate both styles and still
maintain our Carmel standards.

Sent from MI6
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To:

From:
Submitted by:

Subject:

CITY OF CARMEL-BY-THE-SEA
Planning Commission Report

August 13, 2014

Chair Reimers and Planning Commissioners
Rob Mullane, AICP, Community Planning and Building Director EM
Christy Sabdo, Contract Planner

Consideration of a Design Study (DS 14-68) for the replacement of a
wood-shingle roof with composition shingles on a residence located in
the Single-Family Residential (R-1) District

Recommendation:

Deny the Design Study (DS 14-68) for the replacement of a wood-shingle roof with composition

shingles

Application:
Location:
Block:

APN:

DS 14-68 Applicant: Michael Lambert
4 SW of 11" Ave. on San Carlos St. Owner:  Tim Lewis

131 Lot: 9

(010-154-003

Background and Project Description:

The project site is located at 4 parcels SW of 11™ Avenue on San Carlos Street and is developed
with a two-story residence that is clad with wood siding and that has a wood-shingle roof,

The applicant

is requesting to replace the existing wood-shingle roof with gray composition

shingles. On January 25, 2012, the Planning Commission determined that all requests for
replacement of wood shingles/shakes with composition shingles should be reviewed by the
Commission. The Commission wanted to ensure that the use of composition shingles would
not negatively impact community character. Staff notes that the City has not required Design
Study review for proposals to replace existing composition shingle roofs in-kind for residential

structures,
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D5 14-68 (Lewis)
August 13, 2014
Staff Report
Page 2

Staff analysis:

Roofing Material: Section 9.8 of the City’s Residential Design Guidelines states the following:

Roof materials should be consistent with the architectural style of the building and
with the context of the neighborhood.

* Wood shingles and shakes are preferred materials for most types of architecture
typical of Carmel (i.e., Arts and Crafts, English Revival and Tudor Revival).

e Composition shingles that convey a color and texture similar to that of wood
shingles may be considered on some architectural styles characteristic of more
recent eras.

The existing wood-shingle roof is deteriorated and in need of replacement. The applicant is
proposing to replace the wood shingles with gray composition shingles. Staff has included a
photograph of the proposed roofing as Attachment B. The subject residence is clad with wood
siding and has a moderately-pitched hipped roof design that is visually prominent from the

street.

When making a decision on the use of composition-shingle roofing, the Planning Commission
should consider neighborhood context, the architectural style of the building, and the
characteristics of the proposed composition shingle. Staff notes that in certain instances, the
Planning Commission has approved the replacement of wood roofing material with
composition shingles in cases when the composition shingles are compatible with other homes
in the neighborhood and/or when the roof is not highly visible from the street (for example, for
ftat or low-pitched roofs).

Staff recommends that the Planning Commission deny the proposal for composition shingle
roofing, as it would be inconsistent with Design Guideline 9.8. This recommendation is based
on the incompatibility of the proposed composition shingles with the other homes in the
neighborhood, and the design of the subject residence. Staff notes that the Community
Planning and Building Department would be able to approve a re-roofing application to replace
the existing roofing with wood shakes or shingles. Alternatively, the Planning Commission
could note its support for the proposed composite shingles, in which case, staff would approve

the request.

Environmental Review: The proposed project is categorically exempt from CEQA requirements,
pursuant to Section 15303 (Class 1) — Additions to Existing Facilities.

194



DS 14-68 (Lewis)
August 13, 2014
Staff Report
Page 3

ATTACHMENTS:

e Attachment A — Site Photographs
e Attachment B — Roofing Brochure
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Attachment A - Site Photographs

Project Site — Facing west on San Carlos Street
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Attachment B — Proposed composition shingles (color: gray)
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

August 13, 2014
To: Chair Reimers and Planning Commissioners
From: Rob Mullane, AICP, Community Planning and Building Director RM
Submitted by: Christy Sabdo, Contract Planner
Subject: Consideration of a Design Study (DS 14-83) for the replacement of a cap

sheet, tar, and gravel roofs on flat roof areas with DuroLast plastic roof
on a residence located in the Singie-Family Residential {R-1) District

Recommendation:

Deny the Design Study (DS 14-83) for the replacement of a cap sheet, tar, and gravel roofs with
50 mil Durolast plastic roof over %" Securock glass mat fire-rated cover board

Application: DS 14-83 APN: 010-331-002
Block: 120 Lot: 1B

Location:  Torres St. 2 SE of 10" Ave,

Applicant:  Jennifer Scudder Owner: Elisabeth Ungaretti

Background and Project Description:

The project site is located at Torres Street 2 SE of 10" Avenue and is developed with a
residence with a mix of sloped roof elements and flat roof elements. The sloped roofs appear
to have wood shakes, while the existing flat roof elements consist of cap sheet, tar, and gravel.

The applicant is requesting to replace the existing cap sheet, tar, and gravel roof on the flat roof
areas only with tan DurolLast plastic roof material.
Staff analysis:

Roofing Material: Section 9.8 of the City’s Residential Design Guidelines states the following:

Roof materials should be consistent with the architectural style of the building and
with the context of the neighborhood.
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DS 14-83 (Ungaretti)
August 13, 2014
Staff Report

Page 2

¢ Wood shingles and shakes are preferred materials for most types of architecture
typical of Carmel (i.e., Arts and Crafts, English Revival and Tudor Revival).

e (Clay tile, slate and concrete tile may be considered appropriate on some
structures (i.e., Spanish and Italian Revival, Monterey Colonial, French Revival,
etc.)

* Composition shingles that convey a color and texture similar to that of wood
shingles may be considered on some architectural styles characteristic of more
recent ergs.

® Metal, plastic and glass roofs are inappropriate in all neighborhoods.

The existing roof is deteriorated and in need of replacement. The existing roof is depicted in
Attachment A — Site Photographs. Photographs of the proposed roofing are included as
Attachment B. The subject residence is set back from the street and is largely obscured from
view by the intervening vegetation.

When making a decision on the proposed roofing material, the Planning Commission should
consider neighborhood context, the architectural style of the building, and the characteristics of
the proposed roofing material.

Staff recommends that the Planning Commission deny the proposed roofing material, as it is
directly contrary to Residential Design Guideline 9.8. Staff notes that the Community Planning
and Building Department would be able to approve a re-roofing application to replace or repair
the existing tar and gravel roof elements.

Environmental Review: The proposed project is categorically exempt from CEQA requirements,
pursuant to Section 15303 (Class 1) — Additions to Existing Facilities.

ATTACHMENTS:

e Attachment A - Site Photographs
e Attachment B — Proposed Roofing Material
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Attachment A - Site Photographs
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Attachment B — Proposed DuroLast Roofing Material (color: tan)
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