
LOT 1 6,288 S.F.
WIDTH (60' + 72')/2 = 66'
COMPOSITE 16.5' (10'-6" + 7'-2" COMPLIES)
FLOOR AREA @ 40.04% 2,542 S.F.
LOT MERGER BONUS @ 3% FAR 240 S.F.
FLOOR AREA W/ BONUS 2,782 S.F.

(E) COTTAGE, "THE STUDIO" 536 S.F.
                           ADU BONUS                        -12 S.F.
(E) CARPORT, "THE BOMBSHELTER"  (INCLUDED IN HOUSE)
UPPER LEVEL NEW HOUSE 1,349 S.F.
LOWER LEVEL NEW HOUSE 909 S.F.
TOTAL 2,764 S.F.

       RESIDUAL FLOOR AREA 0 S.F.

SITE COVERAGE
MAX FLOOR AREA X .22 620 S.F.
DRIVEWAY BONUS @ .04 113 S.F.

773 S.F. MAX ALLOWED

RAISED ENTRY WALK & DECK 115 S.F.
UPPER DECK & BOARDWALK BELOW 171 S.F.
LOWER PATIO AREAS NOT UNDER BLDG 144 S.F.
DRIVEWAY 180 S.F.
TOTAL 610 S.F.  UNDER BY 123 S.F.
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LOT 2 4,991.5 S.F.
WIDTH (54'+37')/2 = 45.5'
COMPOSITE 11'  (6'-6" + 8'-11" COMPLIES)
FLOOR AREA @ 43.07% 2,147 S.F.

(E) COTTAGE, "THE CABIN" (REDUCED, INCLUDED IN HOUSE)
GARAGE 225 S.F.
UPPER LEVEL NEW HOUSE 1,101 S.F.
LOWER LEVEL NEW HOUSE 818 S.F.
TOTAL 2,144 S.F.

            RESIDUAL FLOOR AREA 3 S.F.

SITE COVERAGE
MAX FLOOR AREA X .22 482 S.F.
DRIVEWAY BONUS (NO DRIVEWAY)     0 S.F.

482 SF. MAX ALLOWED

RAISED ENTRY DECK 112 S.F.
COVERED LOWER PATIO AREA 94 S.F.
OPEN LOWER PATIO AREA 44 S.F.
PAVED AREA OF FRONT WALK 133 S.F.
TOTAL 383 S.F.  UNDER BY 99 S.F.
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LOT 3 4,220.5 S.F.
WIDTH (40' + 46')/2 = 43'
COMPOSITE 11' (7'-5"+ 3'-7" COMPLIES)
FLOOR AREA @ 44.55% 1,883 S.F.

(E) COTTAGE, "THE HUT" (REDUCED) 412 S.F.
    ADU BONUS APPLIED FROM LOT 1         -88 S.F
GARAGE 246 S.F.
UPPER LEVEL NEW HOUSE 783 S.F.
LOWER LEVEL NEW HOUSE 530 S.F.
TOTAL 1,883 S.F.

          RESIDUAL FLOOR AREA  0 S.F.

SITE COVERAGE
MAX FLOOR AREA x .22 442 S.F.
DRIVEWAY BONUS .04 OR ACTUAL   43 S.F.

485 S.F. MAX ALLOWED

RAISED ENTRY WALK 161 S.F.
UPPER LEVEL DECK (ALSO BELOW) 247 S.F.
WALK TO REAR COTTAGE 52 S.F.
DRIVEWAY (SEE BONUS ABOVE) 43 S.F.
TOTAL 485 S.F.  RESIDUAL 0 S.F.
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ZONING: R-1

CONSTRUCTION TYPE: V-B

OCCUPANCY GROUP: R-3

ADDRESS: 7 NW OF OCEAN AVE. on CASANOVA ST.

APN:                        010-251-003  (LOTS 17, 19, 21, 23)

LOT AREA: 15,500
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SHEET INDEX
A0.0 TITLE SHEET, PROJECT INFORMATION, SITE INDEX, FLOOR AREA
A0.1 PROJECT HISTORY
A0.2   PROJECT DESCRIPTION & HISTORIC DOCUMENTATION
A0.3 EXISTING SURVEY
A0.4 EXISTING TREE SURVEY
A0.5 EXISTING HISTORIC STRUCTURES
A0.6   EXISTING HISTORIC STRUCTURES
A0.7   EXISTING HISTORIC STRUCTURES
A0.8   CASANOVA STREET ELEVATIONS
A0.9   SITE DEMOLITION PLAN
A0.10 PROPOSED COMBINED SITE PLAN
A0.11 PROPOSED COMBINED LOWER LEVEL FLOOR PLAN
A0.12 PROPOSED STREET ELEVATION AND MODEL PHOTOS

LOT 1
A1.0 PROPOSED SITE PLAN
A1.1 LOT 1 - PROPOSED LOWER LEVEL FLOOR PLAN
A1.3 LOT 1 - PROPOSED MAIN LEVEL FLOOR PLAN
A1.2 PROPOSED WEST & SOUTH ELEVATIONS
A1.4 PROPOSED EAST & NORTH ELEVATIONS
A1.5   HISTORIC STRUCTURE RENOVATIONS

LOT 2
A2.0 PROPOSED SITE PLAN
A2.1 LOT 2 - PROPOSED LOWER LEVEL FLOOR PLAN
A2.2 LOT 2 - PROPOSED MAIN LEVEL FLOOR PLAN
A2.3 PROPOSED WEST & SOUTH ELEVATIONS
A2.4 PROPOSED EAST & NORTH ELEVATIONS
A2.5   HISTORIC STRUCTURE RENOVATIONS

LOT 3
A3.0 PROPOSED SITE PLAN
A3.1 LOT 3 - PROPOSED LOWER LEVEL FLOOR PLAN
A3.2 LOT 3 - PROPOSED MAIN LEVEL FLOOR PLAN
A3.3 PROPOSED WEST & SOUTH ELEVATIONS
A3.4 PROPOSED EAST & NORTH ELEVATIONS
A3.5   HISTORIC STRUCTURE RENOVATIONS

PROJECT INFORMATION

FLOOR AREA & SITE COVERAGE
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LATER YEARS
In subsequent decades, other structures and alterations on
the property included the following:

Circa 1940:
· A one-car garage at the northeast corner of the property.
· Two additions to the south and east elevations of The Hut for a      bedroom and

kitchen/bathroom respectively.

1975-1976:
· A two-story carport over studio affectionately called “The   Bombshelter” for its

reinforced concrete block walls rigorously inspected by the city.
· Addition of a kitchen and enlarged bathroom to The Cabin. Relocation of entry from

the south elevation to a deck.
· Deck additions to The Cabin and Studio.

1980
· New concrete foundations to The Cabin, Studio and Hut.

Circa 1995:
· Replacement of all original wood, divided lite windows with aluminum units of

increase size in The Cabin, Studio and Hut.
· Addition of Plexiglas skylights and new entry deck/ pergola to The Hut.
· Decline & removal of Monterey Pines.  Native oaks thrive.

2009-2010:
· A greenhouse and affiliated deck was constructed on the southwest of the property
· Interior remodel of The Studio to make accessible. Included new paint, ramp, and

"wet" room update for bathroom.
· Expansion of walkways to create accessible route from street to studio.
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"The Cabin" view of SE from Casanova St., 1912 (see note on right)

THE STUDIO

In response to the need for additional living space and an opportunity for rental income, a second
cottage was constructed between 1918 and 1921 on the southwest portion of the property.
Architectural features of this second cottage, known as “The Studio,” exhibit characteristic elements of
the work of M. J. Murphy, who had become Carmel’s best known builder/entrepreneur.

Unlike The Cabin, a simple living area with small windows and doors, a small west-facing kitchen and
two diminutive bedrooms with ceilings of less than six feet in height, The Studio is a large “great room”
oriented on a north/south axis and lit by a large north facing window. Entrance is at the northeast
corner. The original kitchen was an alcove and a small bedroom with an oriel window faced east.
South- facing windows and doors provided additional light and direct access to a sunny side yard. The
Studio’s use by artists is noted.  Aside from recent interior alterations for an enlarged kitchen and bath,
The Studio remains essentially intact for its intended use for artists until present day.

THE HUT

In 1918, a third cottage was constructed, also with a large north facing “studio” window. It is
believed, Dene Denny and Hazel Watrous, founders of the Bach Festival, built the cottage. This
diminutive structure located in the Northwest corner of the property bears the mark of these notable
Carmelites.  Originally constructed as a one-room studio, later additions include a bedroom on the
south side and a kitchen and bath on the east side as well as a deck, skylights and aluminum
windows.

BEGINNINGS
THE CABIN

The family compound named “Pine Tree House” began with the construction of a two-bedroom “cabin”
just off Casanova Street in 1905 -a year before the San Francisco earthquake brought many to Carmel
seeking refuge or a simpler life. Situated on four typical four thousand square foot lots, The Cabin
served as a rental unit a short walk from downtown and Carmel Beach. Views to the ocean and
Pescadero Point through Monterey Pines completed the idyllic setting.

The property was purchased in the 1920’s by the Short family of Berkeley as a getaway in
Carmel, which had become known for its unparalleled scenic beauty and thriving cultural scene.

"PINE TREES" - HISTORY

Note from James Harvey Short about picture to the left (JHS)

JHS on Carmel Beach with his Aunt Edna Wilson, ca. 1920

Entry Gate from Casanova St.

JHS and Grandchildren with "The Hut" in the background, ca. 1989 

"The Cabin" view of original entry from south, ca. 1940

"The Cabin" view from south, present view west towards "The Studio", present view north towards "The Hut" w/ "The Cabin" on the near right, present view south towards "The Studio" with "The Hut" on the near right, present view west towards "The Hut" , present

A FAMILY COMPOUND
With three distinct dwelling units on
the property, the Short Family enjoyed
use of The Cabin as a vacation spot,
while being able to derive rental
income from the two detached
studios. In later years, the property
was used entirely by generations of
the Short family.

JHS and Grandchildren with "The Studio" in the background, ca. 1989 

sketch of "The Studio" and north facing window, ca. 1980
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NEW OWNERSHIP AND VISION
Prior to the sale of Pine Trees in 2018, the Short family
engaged the architect to evaluate various potential
improvements to this large property of multiple and
historic structures, mature trees and zoning
nonconformities. Initial sketch designs in 2016 explored
various lot configurations of two to four lots created with
new structures as allowed under city ordinances. Under
the city’s adherence to the Secretary of the Interior’s
Guidelines the three modest cottages could be altered or
added onto if not demolished with board approval.

PROJECT GOALS
After careful consideration of various options to
“maximize” the development potential of four lots and
inventory of structures, trees and adjacent properties, the
appropriate plan herein submitted was based on
establishment of the following project goals:

1. Maintain the essential character of The Studio and
Hut as detached, historic structures.

2. Develop a landscape design with the landscape
architect and civil engineer to protect the oaks,
establish appropriate drainage surface and
subsurface drainage and infiltration areas,
driveway aprons, guest parking spots on
Casanova, raised wood walkways, site walks,
semi-pervious paving areas for outdoor living, site
lighting, fences, planting areas and irrigation.

3. Preservation work for historic structures to include
the following:

a. Replacement of aluminum windows with wood
windows of appropriate size and type.

b. Remove later, incompatible additions to The
Cabin and The Hut.

c. Remove the water heater enclosure at the
Southeast corner of The Studio.

d. Repair damaged and rotted sidewalls with
compatible wood siding.

e. Replace the existing composition shingle roofs
with machine cut 16” Wester Red Cedar
shingles w/ max. 6” exposure.

f. Repaint all structures to remain with historically
appropriate neutral tones.

g. Underground overhead utility lines.
h. Inspect, alter and/or repair domestic water and

sewerage lines onsite and within existing
and/or new easements.

i. Site: remove concrete walkways that cross new
property lines and/or detract from overall site
design by the landscape architect under a
separate submittal after conceptual design
approval.

see sheets A1.5, A2.5, and A3.5 for specific
renovation notes per lot Historic Buildings

4. Utilize the significantly altered Cabin considered
historic for its age and use by an early Carmel
resident.

5. Maintain the single-story appearance of structures
along the west side of Casanova Street.

6. Respect the sunlight, views and privacy of
adjacent properties by means of careful window
placement, massing and preservation of property
line trees and vegetation.

7. Limit the “curb cuts” along Casanova to maintain a
rural character.

8. Maintain as much space between structures as
viewed from Casanova Street, the view of The
Studio from the original front entry gate and
separation of The Studio and Hut from new
structures.

9.  Preserve the inventory of over 40 trees to the
fullest extent possible.

10. Preserve the park-like setting of the western
portion of the property as physical evidence of
how early Carmel was settled.

11. Restrict any property line fences between lots to
open fence materials and/or landscape plantings.

12. Establish architectural compatibility of new
structures with historic structures through
interpretation of building massing, windows,
orientation of ridgelines, materials and building
siting in relation to each structure.

In summary, the proposed design meets the intent of the
applicable design guidelines and all regulations under
the Zoning Ordinance, enhancing the property and
respecting neighboring properties and Carmel’s historic
legacy.

VICINITY MAP
NTS3 PARCEL MAP

NTS2

SITE HISTORIC REPORT
NTS1
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LOT 1 6,288 S.F.
WIDTH (60' + 72')/2 = 66'
COMPOSITE 16.5' (10'-6" + 7'-2" COMPLIES)
FLOOR AREA @ 40.04% 2,542 S.F.
LOT MERGER BONUS @ 3% FAR 240 S.F.
FLOOR AREA W/ BONUS 2,782 S.F.

(E) COTTAGE, "THE STUDIO" 536 S.F.
                           ADU BONUS                        -12 S.F.
(E) CARPORT, "THE BOMBSHELTER"  (INCLUDED IN HOUSE)
UPPER LEVEL NEW HOUSE 1,349 S.F.
LOWER LEVEL NEW HOUSE 909 S.F.
TOTAL 2,764 S.F.

       RESIDUAL FLOOR AREA 0 S.F.

SITE COVERAGE
MAX FLOOR AREA X .22 620 S.F.
DRIVEWAY BONUS @ .04 113 S.F.

773 S.F. MAX ALLOWED

RAISED ENTRY WALK & DECK 115 S.F.
UPPER DECK & BOARDWALK BELOW 171 S.F.
LOWER PATIO AREAS NOT UNDER BLDG 144 S.F.
DRIVEWAY 180 S.F.
TOTAL 610 S.F.  UNDER BY 123 S.F.
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LOT 2 4,991.5 S.F.
WIDTH (54'+37')/2 = 45.5'
COMPOSITE 11'  (6'-6" + 8'-11" COMPLIES)
FLOOR AREA @ 43.07% 2,147 S.F.

(E) COTTAGE, "THE CABIN" (REDUCED, INCLUDED IN HOUSE)
GARAGE 225 S.F.
UPPER LEVEL NEW HOUSE 1,101 S.F.
LOWER LEVEL NEW HOUSE 818 S.F.
TOTAL 2,144 S.F.

            RESIDUAL FLOOR AREA 3 S.F.

SITE COVERAGE
MAX FLOOR AREA X .22 482 S.F.
DRIVEWAY BONUS (NO DRIVEWAY)     0 S.F.

482 SF. MAX ALLOWED

RAISED ENTRY DECK 112 S.F.
COVERED LOWER PATIO AREA 94 S.F.
OPEN LOWER PATIO AREA 44 S.F.
PAVED AREA OF FRONT WALK 133 S.F.
TOTAL 383 S.F.  UNDER BY 99 S.F.
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LOT 3 4,220.5 S.F.
WIDTH (40' + 46')/2 = 43'
COMPOSITE 11' (7'-5"+ 3'-7" COMPLIES)
FLOOR AREA @ 44.55% 1,883 S.F.

(E) COTTAGE, "THE HUT" (REDUCED) 412 S.F.
    ADU BONUS APPLIED FROM LOT 1         -88 S.F
GARAGE 246 S.F.
UPPER LEVEL NEW HOUSE 783 S.F.
LOWER LEVEL NEW HOUSE 530 S.F.
TOTAL 1,883 S.F.

          RESIDUAL FLOOR AREA  0 S.F.

SITE COVERAGE
MAX FLOOR AREA x .22 442 S.F.
DRIVEWAY BONUS .04 OR ACTUAL   43 S.F.

485 S.F. MAX ALLOWED

RAISED ENTRY WALK 161 S.F.
UPPER LEVEL DECK (ALSO BELOW) 247 S.F.
WALK TO REAR COTTAGE 52 S.F.
DRIVEWAY (SEE BONUS ABOVE) 43 S.F.
TOTAL 485 S.F.  RESIDUAL 0 S.F.
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law, statutiry and other reserved rights
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shall be permitted to retain copies,
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WIDTH (60' + 72')/2 = 66'
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FLOOR AREA @ 40.04% 2,542 S.F.
LOT MERGER BONUS @ 3% FAR 240 S.F.
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UPPER LEVEL NEW HOUSE 1,349 S.F.
LOWER LEVEL NEW HOUSE 909 S.F.
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       RESIDUAL FLOOR AREA 0 S.F.

SITE COVERAGE
MAX FLOOR AREA X .22 620 S.F.
DRIVEWAY BONUS @ .04 113 S.F.

773 S.F. MAX ALLOWED

RAISED ENTRY WALK & DECK 115 S.F.
UPPER DECK & BOARDWALK BELOW 171 S.F.
LOWER PATIO AREAS NOT UNDER BLDG 144 S.F.
DRIVEWAY 180 S.F.
TOTAL 610 S.F.  UNDER BY 123 S.F.
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PAVED AREA OF FRONT WALK 133 S.F.
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WIDTH (40' + 46')/2 = 43'
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FLOOR AREA @ 44.55% 1,883 S.F.
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    ADU BONUS APPLIED FROM LOT 1         -88 S.F
GARAGE 246 S.F.
UPPER LEVEL NEW HOUSE 783 S.F.
LOWER LEVEL NEW HOUSE 530 S.F.
TOTAL 1,883 S.F.

          RESIDUAL FLOOR AREA  0 S.F.

SITE COVERAGE
MAX FLOOR AREA x .22 442 S.F.
DRIVEWAY BONUS .04 OR ACTUAL   43 S.F.

485 S.F. MAX ALLOWED

RAISED ENTRY WALK 161 S.F.
UPPER LEVEL DECK (ALSO BELOW) 247 S.F.
WALK TO REAR COTTAGE 52 S.F.
DRIVEWAY (SEE BONUS ABOVE) 43 S.F.
TOTAL 485 S.F.  RESIDUAL 0 S.F.
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LOT 1 6,288 S.F.
WIDTH (60' + 72')/2 = 66'
COMPOSITE 16.5' (10'-6" + 7'-2" COMPLIES)
FLOOR AREA @ 40.04% 2,542 S.F.
LOT MERGER BONUS @ 3% FAR 240 S.F.
FLOOR AREA W/ BONUS 2,782 S.F.

(E) COTTAGE, "THE STUDIO" 536 S.F.
                           ADU BONUS                        -12 S.F.
(E) CARPORT, "THE BOMBSHELTER"  (INCLUDED IN HOUSE)
UPPER LEVEL NEW HOUSE 1,349 S.F.
LOWER LEVEL NEW HOUSE 909 S.F.
TOTAL 2,764 S.F.

       RESIDUAL FLOOR AREA 0 S.F.

SITE COVERAGE
MAX FLOOR AREA X .22 620 S.F.
DRIVEWAY BONUS @ .04 113 S.F.

773 S.F. MAX ALLOWED

RAISED ENTRY WALK & DECK 115 S.F.
UPPER DECK & BOARDWALK BELOW 171 S.F.
LOWER PATIO AREAS NOT UNDER BLDG 144 S.F.
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TOTAL 610 S.F.  UNDER BY 123 S.F.
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TOTAL 485 S.F.  RESIDUAL 0 S.F.
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LOT MERGER BONUS @ 3% FAR 240 S.F.
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LOWER LEVEL NEW HOUSE 909 S.F.
TOTAL 2,764 S.F.

       RESIDUAL FLOOR AREA 0 S.F.

SITE COVERAGE
MAX FLOOR AREA X .22 620 S.F.
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A1.5

HISTORIC
STRUCTURE

RENOVATIONS

1/8" = 1'-0"

ADS

"THE STUDIO"

"THE BOMB SHELTER"

HISTORIC

NON-HISTORIC

HISTORIC STRUCTURE: “THE STUDIO”
CONSTRUCTION DATE: 1918-1921 BY M. J. MURPHY (UNCONFIRMED) FOR ALICE COMINS, ARTIST

AS PART OF THE NEWLY CREATED “LOT #1”, THE STUDIO WILL BE PRESERVED, WITH EXTERIOR REPAIRS
AS DESCRIBED HEREIN.  WITH A FULLY FUNCTIONING KITCHEN AND BATH, THE STUDIO WILL BE APPROVED
AS AN ACCESSORY DWELLING UNIT FOR USE BY THE NEW OWNERS AS A RENTAL UNIT OR AS A GUEST
HOUSE. A NEW PATH FROM PARKING ALONG CASANOVA WILL PROVIDE SEPARATE ACCESS. IT WILL BE

METERED SEPARATELY FROM THE HOUSE.

TREATMENT OF REPAIRS TO THE HISTORIC STUDIO BUILDING

1. INSTALL A METAL SPARK ARRESTOR W/ MAX. ½” METAL MESH.
2. CLEAN & TUCK POINT THE MASONRY CHIMNEY,  MATCHING EXISTING JOINTS.
3. REPLACE DETERIORATED GALVANIZED FLASHINGS WITH COPPER FLASHINGS AT ROOF VALLEYS,

ROOF EDGES, MASONRY CHIMNEY AND WINDOW & DOOR HEADS.
4. REPLACE THE EXISTING COMPOSITION SHINGLE ROOF WITH 16” WESTERN RED CEDAR SHINGLES

OVER FIRE-RATED UNDERLAYMENT BOARD. INSTALL SHINGLES WITH MAXIMUM 5-½” EXPOSURE.
5. DEMOLISH THE WATER HEATER ADDITION AND RESTORE THE ORIGINAL ROOFLINE.  INSTALL

ON-DEMAND WATER HEATER INSIDE THE STRUCTURE.
6. WOOD SIDING AND TRIM:

6.1. CLEAN EXTERIOR SIDING, TRIM, OVERHANGS AND FASCIAE WITH A MILD, WATER BASED CLEANING
SOLUTION.  NO SANDBLASTING NOR CHEMICAL TREATMENTS THAT MAY DAMAGE THE STRUCTURE
ARE PERMITTED.

6.2. REPAIR DETERIORATED WOOD SIDING AND BATTENS OR REPLACE, MATCHING THE ORIGINAL
MATERIAL DESIGN AND TEXTURE. BACKPRIME MATERIAL. DOCUMENT WITH PHOTOGRAPHY.

6.3. REPAINT WOOD SIDING, TRIM, OVERHANGS AND FASCIA WITH APPROVED COLOR(S).
6.4. RE-INSTALL EXISTING WOOD TRIM AT NEW WINDOW UNITS, OR, IF DETERIORATED, REPLACE WITH

NEW BACK-PRIMED REDWOOD, MATCHING ORIGINAL DIMENSIONS AND DESIGN EVIDENT AT THE
ROUND TOP WINDOW, EAST ELEVATION.

7. REPLACE THE ALUMINUM WINDOWS WITH SINGLE-GLAZED, ALL WOOD UNITS WITH TRUE DIVIDED
LITES. PAINT FINISH. RE-INSTALL EXISTING WOOD TRIM, OR IF DETERIORATED, REPLACE WITH NEW
BACK-PRIMED REDWOOD, MATCHING ORIGINAL DIMENSION AND DESIGN EVIDENT AT THE ROUND
TOP WINDOW, EAST ELEVATION.

8. REPAIR DETERIORATED SOUTH DOOR OR REPLACE WITH A NEW DUTCH DOOR WITH GLASS TOP
PANEL. PAINT FINISH. INSTALL BRONZE OR PAINTED IRON HARDWARE.

9. REPAIR THE FRONT PORCH, REPLACING DETERIORATED 4X4 REDWOOD POSTS AND SECURING THE
ROOF WITH CONCEALED FASTENERS.

10. REPLACE DETERIORATED BOARDS AT FLOOR LINE WITH NEW WOOD SIDING.
11. CLEAR DEBRIS AND ACCUMULATED SOIL ALONG THE FOUNDATION TO PROVIDE THE CODE

REQUIRED 8” CLEARANCE FROM GRADE TO ANY WOOD MATERIAL.  INSTALL WOOD SCREENED
FOUNDATION VENTS AT THE PERIMETER FOR CODE COMPLAINT VENTING OF CRAWLSPLACE.

12. REPAIR THE EXSTING WOOD DECK AT THE EAST ELEVATION ENTRY DOOR.
13. CLEAN THE ORIGINAL FRONT DOOR AT EAST ELEVATION,  PREP AND APPLY STAIN OR A

PENETRATING OIL FINISH.
14. CLEAN, REWIRE AND RE-INSTALL OLD EXTERIOR LIGHT FIXTURES W/ 25 WATT LED LAMPS.
15. UNDERGROUND ELECTRICAL AND CABLE LINES TO UTILITY POLE AT CASANOVA STREET.

NON-HISTORIC STRUCTURE: “THE BOMBSHELTER”
CONSTRUCTION DATE: 1976 BY JAMES HARVEY SHORT, OWNER

THE BOMBSHELTER IS A TWO-STORY STRUCTURE, CONSTRUCTED IN 1976 IN RESPONSE TO THE
DEMAND FOR COVERED PARKING AND LIVING SPACE FOR THE FAMILY AND IS NOT CONSIDERED
HISTORIC.

THE PROPOSED “LOT 1” PLAN CALLS FOR DEMOLITION OF THE UPPER LEVEL WOOD CARPORT
AND GUARDRAILS,  AND RETENTION OF THE LOWER FLOOR LIVING SPACE WITH ITS CONCRETE
DECK (ROOF), FOUNDATION AND CONCRETE MASONRY WALLS.  AS A RESULT, ADDITIONAL
DEMOLITION, HAULING  AND SITE DISTURBANCE IS AVOIDED.  OPENINGS FOR NEW WOOD
WINDOWS AND DOORS WILL BE CUT INTO THE CMU WALLS.  THE CMU WALLS WILL BE FINISHED
WITH A SAND FINISH APPLICATION OF STUCCO AND PAINTED.

THE CONCRETE DRIVEWAY ON FILL WILL ALSO BE RETAINED, WITH REPLACEMENT OF THE
LATTICE GUARDRAIL WITH A WOOD GUARDRAIL OF MATCHING HORIZONTAL SIDING TO MATCH
THE NEW UPPER FLOOR OF THE RESIDENCE. CMU WALLS WILL RECEIVE MATCHING SAND
FINISH STUCCO AND PAINT FINISH.
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PINE TREES
7 NW OF OCEAN ON
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LOT 2 4,991.5 S.F.
WIDTH (54'+37')/2 = 45.5'
COMPOSITE 11'  (6'-6" + 8'-11" COMPLIES)
FLOOR AREA @ 43.07% 2,147 S.F.

(E) COTTAGE, "THE CABIN" (REDUCED, INCLUDED IN HOUSE)
GARAGE 225 S.F.
UPPER LEVEL NEW HOUSE 1,101 S.F.
LOWER LEVEL NEW HOUSE 818 S.F.
TOTAL 2,144 S.F.

            RESIDUAL FLOOR AREA 3 S.F.

SITE COVERAGE
MAX FLOOR AREA X .22 482 S.F.
DRIVEWAY BONUS (NO DRIVEWAY)     0 S.F.

482 SF. MAX ALLOWED

RAISED ENTRY DECK 112 S.F.
COVERED LOWER PATIO AREA 94 S.F.
OPEN LOWER PATIO AREA 44 S.F.
PAVED AREA OF FRONT WALK 133 S.F.
TOTAL 383 S.F.  UNDER BY 99 S.F.
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HISTORIC STRUCTURE: “THE CABIN”
EST. CONSTRUCTION DATE: 1905, WITH TWO ADDITIONS & ALTERATIONS IN 1975-6, 1980 AND 2006.

THE CABIN IS THE OLDEST STRUCTURE ON THE PROPERTY.  ACCORDING TO KENT SEAVEY’S REPORT
(SHEET A0.2), ITS SIGNIFICANCE IS ATTRIBUTED TO AN EARLY RESIDENT.  ALTERATIONS AND ADDITIONS
OBSCURE PORTIONS OF THE ORIGINAL STRUCTURE, SIGNIFICANTLY CHANGING THE ORIGINAL
STRUCTURE.  WOOD WINDOWS AND DOORS HAVE BEEN REPLACED WITH NEW WOOD OR ALUMINUM UNITS
OF VARYING SIZES FROM THE ORIGINAL AS WELL. AT THIS TIME, ITS HISTORIC VALUE AS A PIECE OF
ARCHITECTURE IS QUESTIONABLE.  DEMOLITION OF THE ENTIRE STRUCTURE WAS CONSIDERED BY THE
PROJECT TEAM, GIVEN THE ITS CONDITION AND 6’-0” HIGH INTERIOR SPACES (EAST, SHED ROOF PORTION
ALONG CASANOVA STREET).

INSTEAD, THE PROPOSED DESIGN RETAINS THE ORIGINAL SINGLE-WALL BUILDING ENVELOPE  VISIBLE
FROM CASANOVA STREET.   NEW WINDOWS AND PROPOSED ADDITIONS TO THE SOUTH AND WEST SIDE
UTLIZE THE BASIC MASS TO CREATE A WORKABLE PLAN OF A THREE BEDROOM RESIDENCE.  WHEN
COMPLETED, THE 1905 CABIN WILL STILL APPEAR AS A DISTINCT ELEMENT VISIBILE FROM THE STREET,
WITH ADDITIONS OF COMPATIBLE SCALE AND MATERIALS.

TREATMENT OF REPAIRS TO THE HISTORIC "CABIN"

1. REPLACE DETERIORATED GALVANIZED FLASHINGS WITH COPPER FLASHINGS AT ROOF VALLEYS,
ROOF EDGES, MASONRY CHIMNEY AND WINDOW & DOOR HEADS.

2. REPLACE THE EXISTING COMPOSITION SHINGLE ROOF WITH 16” WESTERN RED CEDAR SHINGLES
OVER FIRE-RATED UNDERLAYMENT BOARD. INSTALL SHINGLES WITH MAXIMUM 5-½” EXPOSURE.

3. DEMOLISH THE KITCHEN AND BATHROOM ADDITIONS AT THE WEST AND NORTH SIDE OF THE
STRUCTURE AS WELL AS THE MASONRY CHIMNEY AND DECK ADDITION FROM 1976.

4. REPLACE THE ALUMINUM WINDOWS WITH SINGLE GLAZED WOOD WINDOWS AT THE EAST (STREET)
ELEVATION. PAINT FINISH WITH APPROVED COLOR TBD.

5. WOOD SIDING AND TRIM:
5.1. CLEAN EXTERIOR SIDING, TRIM, OVERHANGS AND FASCIAE WITH A MILD, WATER BASED CLEANING

SOLUTION.  NO SANDBLASTING NOR CHEMICAL TREATMENTS THAT MAY DAMAGE THE STRUCTURE
ARE PERMITTED.

5.2. REPAIR DETERIORATED WOOD SIDING AND BATTENS OR REPLACE, MATCHING THE ORIGINAL
MATERIAL DESIGN AND TEXTURE. BACKPRIME MATERIAL. DOCUMENT WITH PHOTOGRAPHY.

5.3. REPAINT WOOD SIDING, TRIM, OVERHANGS AND FASCIA WITH APPROVED COLOR(S).
5.4. RE-INSTALL EXISTING WOOD TRIM AT NEW WINDOW UNITS, OR, IF DETERIORATED, REPLACE WITH

NEW BACK-PRIMED REDWOOD, MATCHING ORIGINAL DIMENSIONS AND DESIGN EVIDENT AT THE
ROUND TOP WINDOW, EAST ELEVATION.

6. CLEAR DEBRIS AND ACCUMULATED SOIL ALONG THE FOUNDATION TO PROVIDE THE CODE
REQUIRED 8” CLEARANCE FROM GRADE TO ANY WOOD MATERIAL.  INSTALL WOOD SCREENED
FOUNDATION VENTS AT THE PERIMETER FOR CODE COMPLAINT VENTING OF CRAWLSPLACE.

7. REPLACE THE EXISTING EXTERIOR LIGHT FIXTURES W/ 25 WATT LED LAMP DOWNLIGHTS TBD.
8. UNDERGROUND ELECTRICAL AND CABLE LINES TO UTILITY POLE AT CASANOVA STREET.

ALTERATIONS &
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PINE TREES
7 NW OF OCEAN ON

CASANOVA ST.
CARMEL, CA 93921
APN: 010-251-003

McLEOD GROUP, INC.
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-7
"

SE
TB

AC
K

15'-0"
FRONT YARD SETBACK

3'-7"
SETBACK

8'-9"
(E) SETBACK

30'-8"
BACKYARD SETBACK

LOT 3 4,220.5 S.F.
WIDTH (40' + 46')/2 = 43'
COMPOSITE 11' (7'-5"+ 3'-7" COMPLIES)
FLOOR AREA @ 44.55% 1,883 S.F.

(E) COTTAGE, "THE HUT" (REDUCED) 412 S.F.
    ADU BONUS APPLIED FROM LOT 1         -88 S.F
GARAGE 246 S.F.
UPPER LEVEL NEW HOUSE 783 S.F.
LOWER LEVEL NEW HOUSE 530 S.F.
TOTAL 1,883 S.F.

          RESIDUAL FLOOR AREA  0 S.F.

SITE COVERAGE
MAX FLOOR AREA x .22 442 S.F.
DRIVEWAY BONUS .04 OR ACTUAL   43 S.F.

485 S.F. MAX ALLOWED

RAISED ENTRY WALK 161 S.F.
UPPER LEVEL DECK (ALSO BELOW) 247 S.F.
WALK TO REAR COTTAGE 52 S.F.
DRIVEWAY (SEE BONUS ABOVE) 43 S.F.
TOTAL 485 S.F.  RESIDUAL 0 S.F.
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ROOF PLAN LEGEND

2

TEMPERED GLASS ROOF WITH OPAQUE SCREEN

1 STEEL STANDING SEAM ROOFING, WARM GRAY COLOR, 16" O.C. 

3

1X6 IPE WOOD ROOF DECK 

1

1

1

5

2

16" MACHINE CUT LOW PROFILE CEDAR SHINGLES5

3
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"THE HUT"
HISTORIC

HISTORIC STRUCTURE: “THE HUT”
ESTIMATED CONSTRUCTION DATE: 1918 BY DENE DENNY AND HAZEL WALTROUS
(UNCONFIRMED) AS A ONE-ROOM ARTIST’S STUDIO, WITH TWO ADDITIONS OF UNKNOWN DATES.

THE HUT, AS IT WAS AFFECTIONATELY CALLED BY THE SHORT FAMILY, RESTS IN THE
NORTHWEST CORNER OF THE PROPERTY, WITHIN THE BOUNDARIES OF THE PROPOSED “LOT 3”.
A ONE-ROOM STUDIO STRUCTURE HAS TWO ADDITIONS OF UNCONFIRMED DATES:  A BEDROOM
AT THE SOUTH SIDE OF THE MAIN ROOM OF THE STRUCTURE WITH A GABLE ROOF AND A SHED
ROOFED ADDITION AT THE EAST SIDE.  IT IS BELIEVED THE EAST SIDE ADDTION WAS
CONSTRUCTED AROUND 1940 AND HAS SINCE BEEN REMODELED WITH ALUMINUM WINDOWS
AND PLEXIGLAS SKYLIGHTS.   THE SOUTH SIDE BEDROOM ADDITION APPEARS INTACT FROM ITS
ORIGINAL CONSTRUCTION.  FOR THESE REASONS OF THEIR PRESENT CONDITION AND
INTEGRITY, THE PROPOSED PRESERVATION PLAN INCLUDES DEMOLITION OF THE EAST
ADDITION AND PRESERVATION OF THE SOUTH ADDITION AND THE ORIGINAL ONE-ROOM
STUDIO.

PROPOSED INTERIOR ALTERATIONS INCLUDE A NEW BATH AND SMALL KITCHEN.  THE NEWLY
EXPOSED EAST WALL OF THE STUDIO (EXPOSED AFTER DEMOLITION OF THE EAST SIDE
ADDITION) WILL LIKELY REVEAL EVIDENCE OF WINDOWS FROM 1918.  THE PROPOSED EAST
WALL RESTORATION MAKES THE ASSUMPTION, WITH TWO COMPATIBLE WOOD CASEMENT
WINDOWS FLANKING THE WOOD STOVE.

UPON COMPLETION OF REPAIRS, THIS DIMINUTIVE “HUT” WILL RETAIN ITS HISTORIC INTEGTRITY,
RECALLING EARLY SETTLEMENT. NEW KITCHEN, SEPARATE METERING AND A PATHWAY FROM
CASANOVA STREET WILL ALLOW FOR USE AS AN ACCESSORY DWELLING UNIT OR GUEST
HOUSE FOR THE NEW TWO-BEDROOM HOUSE PROPOSED FOR THE UPPER PORTION OF THE
PROPERTY.

TREATMENT OF REPAIRS TO THE HISTORIC "HUT"

1. INSTALL A METAL SPARK ARRESTOR W/ MAX. ½” METAL MESH.
2. CLEAN & TUCK POINT THE MASONRY CHIMNEY,  MATCHING EXISTING JOINTS.
3. REPAIR THE STEPS AND BRICK RETAINING WALL AT THE LOWER LEVEL, SOUTH ELEVATION.
4. REPLACE DETERIORATED GALVANIZED FLASHINGS WITH COPPER FLASHINGS AT ROOF

VALLEYS, ROOF EDGES, MASONRY CHIMNEY AND WINDOW & DOOR HEADS.
5. REPLACE THE EXISTING COMPOSITION SHINGLE ROOF WITH 16” WESTERN RED CEDAR

SHINGLES OVER FIRE-RATED UNDERLAYMENT BOARD. INSTALL SHINGLES WITH MAXIMUM
5-½” EXPOSURE.

6. DEMOLISH THE KITCHEN AND BATH ADDITION AT THE EAST SIDE OF THE STRUCTURE.
INSTALL ON-DEMAND WATER HEATER INSIDE THE STRUCTURE.

7. WOOD SIDING AND TRIM:
7.1. CLEAN EXTERIOR SIDING, TRIM, OVERHANGS AND FASCIAE WITH A MILD, WATER BASED

CLEANING SOLUTION.  NO SANDBLASTING NOR CHEMICAL TREATMENTS THAT MAY
DAMAGE THE STRUCTURE ARE PERMITTED.

7.2. REPAIR DETERIORATED WOOD SIDING AND BATTENS OR REPLACE, MATCHING THE
ORIGINAL MATERIAL DESIGN AND TEXTURE. BACKPRIME MATERIAL. DOCUMENT WITH
PHOTOGRAPHY.

7.3. REPAINT WOOD SIDING, TRIM, OVERHANGS AND FASCIA WITH APPROVED COLOR(S).
7.4. RE-INSTALL EXISTING WOOD TRIM AT NEW WINDOW UNITS, OR, IF DETERIORATED,

REPLACE WITH NEW BACK-PRIMED REDWOOD, MATCHING ORIGINAL DIMENSIONS AND
DESIGN EVIDENT AT THE ROUND TOP WINDOW, EAST ELEVATION.

8. REPLACE DAMAGED WINDOW SASH OR MUNTIN BARS WITH MATCHING PROFILES.  REPLACE
EXISTING WOOD TRIM AND SIDING IF DETERIORATED, WITH NEW BACK-PRIMED REDWOOD,
MATCHING ORIGINAL DIMENSION.

9. INSTALL NEW SINGLE GLAZED WOOD WINDOWS AT THE EAST ELEVATION. PAINT FINISH.
INSTALL WOOD TRIM OF COMPATIBLE PROFILE AND DIMENSION TO THE EXISTING SOUTH
WINDOW.

10. INSTALL NEW WOOD SIDING COMPATIBLE TO THE EXISTING VARIETY OF PROFILES.
11. REPAIR OR REPLACE IN LIKE KIND THE ENTRY (SOUTH) DOOR.  PAINT FINISH. INSTALL

BRONZE OR PAINTED IRON HARDWARE.
12. CLEAR DEBRIS AND ACCUMULATED SOIL ALONG THE FOUNDATION TO PROVIDE THE CODE

REQUIRED 8” CLEARANCE FROM GRADE TO ANY WOOD MATERIAL.  ADD WOOD SCREENED
FOUNDATION VENTS FOR CODE COMPLAINT VENTING OF THE CRAWLSPLACE.

13. REPAIR AND REDUCE THE EXISTING WOOD DECK AT THE SOUTH ELEVATION ENTRY DOOR.
14. REPLACE THE EXISTING EXTERIOR LIGHT FIXTURE W/ 25 WATT LED LAMP DOWNLIGHT TBD.
15. UNDERGROUND ELECTRICAL AND CABLE LINES TO UTILITY POLE AT CASANOVA STREET.
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