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

Special Meeting January 23, 2014
City Hall Thursday

East side of Monte Verde Street Tour —2:30 p.m.
Between Ocean & Seventh Avenues Meeting — 4:00 p.m.

VI.

CALL TO ORDER AND ROLL CALL

Commissioners: Steve Dallas, Chair
Don Goodhue, Vice-Chair
Michael LePage
Keith Paterson
Jan Reimers

TOUR OF INSPECTION

Shortly after 2:30 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 AND REORGANIZATION OF COMMISSION OFFICERS

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.

No items.

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.

1. DR 13-15 Consideration of Final Design Review (DR 13-15)
Old Mill Properties, LLC and Coastal Development permit applications for the
Mission 4 southwest of 7th substantial alteration of an existing building located
Block 90; Lot(s) 11 in the Residential and Limited Commercial (RC)

Zoning District

2. DS 13-53/UP 13-16 Consideration of Design Study (DS 13-53), Use
Edward & Josie Ybarro Permit (UP 13-16) and Coastal Development Permit
Casanova 5 northeast of applications for the substantial alteration of an
Ocean Ave existing residence located in the Residential and
Block EE; Lot(s) 10 Limited Commercial (RC) Zoning District.

3. UP13-22 Consideration of a Use Permit (UP 13-22) to
Jennifer Smith establish a retail wine shop with wine tasting as an
SS of Ocean Ave between ancillary use in an existing commercial space located
Monte Verde and Lincoln in the Central Commercial (CC) Zoning District
Blk 74; Lot 6 (Paraiso Winery)

4. DR 13-37 Consideration of a Design Review (DR 13-37)

Tony Salameh application for alterations to an existing storefront

Mission 2 northwest of 7th located in the Central Commercial (CC) Zoning
Block 77; Lots 15,17,19,&21 District (Anton & Michel Restaurant)
Planning Commission — Special Meeting Agenda
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XI.

10.

DS 12-111 RV-02

Bill & Adriana Hayward
SE Cor. Ocean & Carmelo
Block M, Lot(s) 2 & 4

DS 13-125

Janet Blincoe
Casanova 5 SW of 8th
Block I; Lot(s) 11

DS 13-132

Mark Conger

San Carlos 3 SW of 11"
Block 131; Lots5 & %2 7

DS 13-75

Jon & Jen Lambert
San Antonio Ave 4 NE
of Ocean Avenue
Block HH, Lot(s) 10

UP 13-20
ND Fusion LLC

SW cor. of San Carlos & 6"

Block 71; Lot 1

UP 13-7

Esme Lazarre

San Carlos 2 SE of Ocean
Block 77, Lot(s) 5,6,7,8

DIRECTOR’S REPORT

ADJOURNMENT

Consideration of a Design Study (DS 12-111 RV-02)
for revisions to an approved for a new residence on a
property located in the Single-Family Residential (R-
1) Zoning District

Consideration of a Design Study (DS 13-125)
application for the construction of a carport in the
front-yard setback of a property located in the Single-
Family Residential (R-1) Zoning District

Consideration of Design Study (DS 13-132) and
Coastal Development Permit applications for the
alteration of an existing residence located in the

Single-Family Residential (R-1) Zoning District

Consideration of Design Study (DS 13-75) and the
associated Coastal Development Permit for
alterations to an existing single-family residence
located in the Single-Family Residential (R-1), Beach
and Riparian, and Archaeological Significance (AS)
Overlay Zoning Districts

Consideration of a Use Permit (UP 13-20) for the
establishment of a new restaurant located in the
Central Commercial (CC) Zoning District (Affina
Bistro)

Consideration of a Use Permit (UP 13-7) to establish
a retail wine shop with wine tasting as an ancillary
use in an existing commercial space located in the
Central Commercial (CC) Zoning District (Wild
Vine) (Continued to 2/13/14)

The next meeting of the Planning Commission will be:

Special Meeting — Tuesday, February 11, 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.
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The City Council Chambers is equipped with a portable microphone for anyone unable to
come to the podium. Assisted listening devices are available upon request of the
Administrative Coordinator. If you need assistance, please advise the Planning
Commission Secretary what item you would like to comment on and the microphone will
be brought to you.

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

Any writings or documents provided to a majority of the Planning Commission regarding
any item on this agenda will be made available for public inspection in the Planning &
Building Department located in City Hall, E/s Monte Verde between Ocean & 7"
Avenues, during normal business hours.
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

January 23, 2014
To: Chair Dallas and Planning Commissioners
From: Rob Mullane, AICP, Community Planning and Building Director FM
Submitted by: Marc Wiener, Senior Planner
Subject: Consideration of a Final Design Review (DR 13-15) and associated Coastal

Development Permit for the alteration of an existing building located in
the Residential and Limited Commercial (RC) Zoning District

Recommendation:

Approve the Final Design Review (DR 13-15) and associated Coastal Development Permit
subject to the attached findings and conditions

Application: DR 13-15 APN: 010-142-004

Location: Mission Street four parcels southwest of Seventh Avenue

Block: 20 Lot: 11

Applicant: Old Mill Properties Property Owner: Old Mill Properties, LLC

Background and Project Description:

The project site is located on Mission Street four parcels southwest of Seventh Avenue in the
Residential and Limited Commercial {RC) Zoning District. The lot is currently developed with a
two-unit apartment building {multi-family dwelling} at the rear (western) portion of the
property and a three-space surface parking lot at the front portion of the property. A
Determination of Historic Ineligibility for the subject building was issued by the Community
Planning and Building Department on August 5, 2013.

The existing building is 2,590 square feet in size and is set back approximately 57 feet from the
front property line. The existing structure has a Mid-century modern flat-roof design and is
clad with wood siding. The building is currently used as a two-unit residence, but has
historically been used for both office and residential uses.
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The applicant is proposing a substantial remodel and addition to the existing building; however,
it will remain a two-unit residence. The proposed project includes the addition of 210-square
feet of living space and the addition of a four-space carport at the front of the building. With
the proposed additions, the structure would be a total of 2,800 square feet in size, and the
front setback would be reduced from 57 feet to 15 feet. The interior of the existing building
would be completely remodeled, but the north, west, and south exterior walls would be
retained.

The ground level would include a 1,035-square foot two-bedroom apartment, while the upper
level would include a 1,765-square foot two-bedroom apartment. A shared patio/garden area
is proposed at the interior of the property between the living space and the carport. The
proposed structure would have a Contemporary-style design. The applicant is proposing a
stone veneer on the front building element, stucco on the rear building element, and horizontal
wood siding on the intermediate portion of the building. The proposed type of stone is from
Fond Du Lac, Wisconsin, and is shown on page A-4.1 of the project plans.

The Planning Commission reviewed this project on August 14, 2013 and on October 9, 2013.
The Commission was supportive of the project, and at the October meeting, directed the
applicant to make minor revisions to the design prior to the final review. The applicant has
revised the design to comply with the recommendations made by the Planning Commission

PROJECT DATA FOR A 3,500-SQUARE FOOT SITE (RC):
Site Considerations Allowed Existing Proposed
Floor Area 2,800 sf (80%) 2,590 sf (74%) | 2,800 sf (80%)*
Building Coverage 2,450 sf (70%) 1,295 sf (37%) | 1,999 sf (57%)
Ridge Height (1%/2") 26 ft. 20 ft. 26 ft.
Parking Requirement 3 spaces 3 spaces 3 spaces
Setbacks Minimum Required Existing Proposed
Front 5 ft. 57 ft. 15 ft.
Rear 0 ft. 5 ft. 51t
Side Yard 5 feet for at least 50% of | N/A 5 feet for at least 50%
the side property lines. of side property lines.
* Main Level/Upper Level Unit = 1,765 sq. ft. ; Lower Level Unit = 1,035 sq. ft.
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Staff analysis:

Previous Hearing: The following is a list of changes requested by the Planning Commission and
an analysis of how the applicant has addressed the Commission’s direction.

1 The applicant shall work with staff to include wood gates at the front of the carport. The
revisions shall be reflected on the plans submitted for final Planning Commission review.

Response: Pursuant to CMC Section 17.36.020.C, the site is required to have three off-street
parking spaces. The applicant is proposing three parking spaces as required by code, two of
which would be in tandem. At the October 2013 meeting, there was a discussion about
whether tandem parking would be consistent with the City’s Municipal Code. The Planning
Commission was supportive of the proposed tandem parking design, but recommended that
the applicant revise the design to include wood gates at the front of the carport to screen the
cars from the public view.

In response to the Planning Commission’s recommendation, the applicant is proposing 6-foot
high wood gates at the front of the carport. The proposed gates would consist of horizontal
wood slats, similar in appearance to the horizontal wood siding used on other portions of the
structure. Staff notes that the applicant is also proposing horizontal wood panels on the north
and south sides of the carport to screen the parking area. There is a 3-foot gap between the
top of the panels and the ceiling of the carport.

At the October 2013 meeting, staff noted that carport would be 34 feet long, but that a
minimum depth of 38 feet would be required to contain two tandem spaces. Since that
meeting the applicant has increased the length of the carport to 38 feet, by extending the rear
wall of the carport 4 feet in a western direction. One of the tandem spaces would be a
standard size 10’ x 20’ space, while the other would be a compact 9’ x 16’ space. Pursuant to
CMC Section 17.36.020.C, “compact spaces may constitute 50 percent of the total required
spaces.” Staff notes that the carport would contain two standards spaces and one compact

space.

2. The applicant shall install landscaping at the front of the property on the north and
south sides of the driveway as specified in the staff report. The revision shall be included
on a landscape plan submitted for final review by the Planning Commission.
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Response: The applicant is proposing landscaping at the front north and south corners of the
property. The plan also shows landscaping in the center courtyard and at the rear of the
property. Staff notes that the pian does not identify what types of plants are proposed.
Standard Condition #4 requires the applicant to submit a final landscape plan prior to the
issuance of the building permit.

3. The applicant shall depict the current parking configuration along the west side of
Mission Street and note any changes to existing on-street parking spaces presented by
changes to the driveway and driveway throat width.

Response: An existing curb-side parking space at the front of the property has been shifted
approximately 3 feet north to provide clearance for the new driveway. As a result, the new
driveway would not require the elimination of any curb-side parking spaces. Staff notes that
shifting the parking space did not impact the driveway of the neighboring property to the north.

Finish Materials: At the October 2013 meeting, the applicant presented a photograph
(included as Attachment C) of the type of stone to be used on the structure. The proposed type
of stone is from Fond Du Lac, Wisconsin, and is shown on Sheet A-4.1 of the project plans. The
stone would have a tan color and would be applied in with a dry-stack pattern. The Planning
Commission was supportive of the stone as shown in the photograph. Staff has drafted a
condition requiring that the stone used on the building be consistent with the photograph
presented at the meeting on October 9, 2013, and with the project plans.

In the previous staff report it was noted that the applicant is proposing to use a standing seam
copper metal roof. A photograph of the proposed roofing material was presented at the
October 2013 meeting, and the Planning Commission was generally supportive of the proposal.
Staff notes that the roof is not visually prominent to the public way due to the height of the
building and the low pitch of the roof. The applicant has indicated that a roof sample will be
provided at the December meeting for the Planning Commission to review. The a photograph
of the proposed roofing is shown on Sheet A-4.1 of the project plans

Use Permit and Density: CMC Section 17.14 establishes the range of permitted and conditional
uses that are allowed in the RC Zoning District. Multi-family projects between 0 and 22 units
per acre are a permitted use. Projects at a density between 22 and 33 dwelling units per acre
require a Use Permit. The applicant is proposing two dwelling-units on a 3,500 square foot site,
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for a density of 24.89 units per acre. Hence, the project requires a Use Permit for the proposed
density.

Two commissioners own property within 500 feet of the project site and are required to recuse
themselves from this project review. According to the Planning Commission Rules of
Procedure, approval of a Use Permit requires a minimum of four affirmative votes, and
therefore, the Planning Commission would not be able to act on the Use Permit.

Nonetheless, the three unrecused Commissioners can review and act on the Design Review (DR
13-15) and Coastal Development Permit. The Use Permit would subsequently be referred to
the City Council. Staff has consulted with the City Attorney on this matter and determined that
this would be an acceptable course of action to avoid having the City Council go through a
potentially lengthy design review process, which is typically the role of the Planning
Commission. A condition has been drafted requiring that the applicant obtain Use Permit
approval from the City Council prior to submitting an application for the building permit.

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

ATTACHMENTS:

e Attachment A — Findings for Approval

e Attachment B — Conditions of Approval

¢ Attachment C - Photograph of Stone Finish Material
e Attachment D — Project Plans
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Findings for Approval

Page 1

For each of the required 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 Findings YES | NO
1. The project constitutes an improvement over existing site conditions pursuantto | ¢
CMC 17.14.010

2. The project conforms to all zoning standards applicable to the site; including floor | v/
area, height, setbacks and parking.

Commercial Design Guideline Findings

3. The building materials and colors respect traditions already established in the | v/
commercial district. The use of richly detailed wood, tile, molding, corbels, brick and
stone is encouraged.

4. The building wall facing the street provides visual interest to pedestrians. | ¢/
Variations such as display windows, changes in building form, and changes in
material, texture, or color are appropriate.

5. The Building is designed to allow for flexibility in its use over time so as to | ¢
accommodate the mixed-use pattern of residential over commercial, as well as
other uses compatible with this district.

6. The building avoids the appearance of a large single-family dwelling.

7. The building design is sensitive to the context of the neighborhood in which it is v
located.

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

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

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

10. 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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Approval Conditions
No. Standard Conditions
1. This approval constitutes Design Study and Coastal Development permits

authorizing the alterations to an existing two-unit apartment building. All work
shall conform to the approved plans of January 23, 2014, except as conditioned
by this permit.

The project shall be constructed in conformance with all requirements of the
local RC 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.

A landscape plan and shall be submitted to the Department of Community
Planning and Building prior to the issuance of the building permit. The landscape
plan will be reviewed for compliance with the landscaping standards contained in
the City’s Municipal Code.

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 muich 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




DR 13-15 {Old Mill Properties)
January 23, 2014
Conditions of Approval

Page 2

maximum units allowed on a 3,500-square foot parcel, this permit will be
scheduled for reconsideration and the appropriate findings will be prepared for
review and adoption by the Planning Commission.

The applicant shall submit in writing to the Community Planning and Building
staff any proposed changes to the project plans as approved by the Planning
Commission on January 23, 2014, 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.

10.

Exterior lighting shall be limited to 25 watts {incandescent equivalent) or less per
fixture and shall be no higher than 10 feet above the ground. Landscape lighting
shall be limited to 15 watts (incandescent equivalent) or less per fixture and shall
not exceed 18 inches above the ground.

11.

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

12.

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

13.

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.

14.

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,
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California, shall be the situs and have jurisdiction for the resolution of all such
actions by the parties hereto.

15.

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.

16.

This project is subject to a volume study.

N/A

17.

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

N/A

18.

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.

19.

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.

20a.

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.

N/A

20b.

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 Rescurces Code (PRC) Section 5097.98.

21.

Prior to the roof sheathing inspection, the applicant shall obtain a building height
certification from a California licensed surveyor.

22.

Prior to Building Permit issuance, the applicant shall provide for City (Community
Planning and Building Director in consultation with the Public Services and Public
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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.

Special Conditions

23. The stone veneer used on the building shall be consistent with the photographs
presented by the applicant at the Planning Commission hearing on October 9,
2013,

24, The applicant shall obtain approval of a Use Permit from the City Council prior to
submitting for a building permit.

*Acknowledgement and acceptance of conditions of approval.

Property Owner Signature Printed Name Date
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

January 23, 2014
To: Chair Dallas and Planning Commissioners
From: Rob Mullane, AICP, Community Planning and Building Director ﬁi"‘
Submitted by: Marc Wiener, Senior Planner
Subject: Consideration of a Final Design Study {DS 13-53), Use Permit (UP 13-16),

and associated Coastal Development Permit for the alteration of an
existing multi-family residence located in the Residential and Limited
Commercial {RC} Zoning District

Recommendation:

Approve Design Study (DS 13-53), Use Permit (UP 13-16), and the associated Coastal
Development Permit subject to the attached findings and conditions

Application: DS 13-53/UP 13-16 APN: 010-214-017

Location: Casanova Street 5 parcels northeast of Ocean Avenue

Block: EE Lot: 10

Applicant: Eric Miller Property Owner: Edward & Josie Ybarro

Background and Project Description:

The project site is located on Casanova Street five parcels northeast of Ocean Avenue in the
Residential and Limited Commercial (RC) Zoning District. The property is developed with a two-
story, 1,592-square foot duplex. On November 13, 2013, the Planning Commission
unanimously approved Design Study (DS 13-53) and Use Permit (UP 13-16) applications for
alterations to the existing duplex.

Staff received a request from a Planning Commissioner on November 17, 2013, to schedule the
project for reconsideration. The Planning Commission Rules of Procedure states that "Any
Commission member who voted on the prevailing side of a decision may request within five (5)



DS 13-53/UP 13-16 (Ybarro)
January 23, 2014

Staff Report

Page 2

working days of the decision that the matter be reconsidered. The question of whether the
action should be considered will be placed on the next Planning Commission meeting."

The Planning Commission unanimously voted to reconsider the project at the December 11,
2013 meeting. The staff report from that meeting is included as Attachment D. As noted in the
December staff report, the applicant submitted revised plans on December 2, 2013, to comply
with the special conditions of the project’s November 2013 approval. The special conditions
included requirements to:

e reduce the garage height by 1 foot,

¢ enclose the carport and revise the data table accordingly, and

¢ revise the landscaping to comply with the Commission’s recommendations made at the

meeting.

Staff has reviewed the December 2, 2013 plan set and has determined that these meet all of
the special conditions that were applied at the November 2013 meeting. Hence, special
conditions are no longer required for this project, and the Conditions of Approval (Attachment
C) have been modified accordingly.

The staff report from the November 13, 2013 meeting contains the analysis of the project and
is included as Attachment E. Updated findings and conditions of approval are included as
Attachments B and C respectively. To document the decision record for this project, the special
conditions from the November 13, 2013 approval have been retained. However, as previously
noted, the applicant has revised the plans to comply with the special conditions; therefore, the
special conditions can be eliminated or amended by the Planning Commission.

Special conditions were incorporated into revised plans submitted on December 2,
2013.

Alternatives:

The subject Design Study (DS 13-53) and associated Use Permit (UP 13-16) have been scheduled
for a new public hearing. Staff notes that the Planning Commission is not bound by previous
decisions on this project. The Planning Commission’s options are to approve the project as
originally approved on November 13, 2013, require revisions to the design, or deny the project.
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Staff Report

Page 3

Environmental Review:

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

ATTACHMENTS:

e Attachment A - Site Photographs

e Attachment B — Approval Findings

e Attachment C - Conditions of Approval

¢ Attachment D — PC Reconsideration Staff Report (dated 12/11/13)
¢ Attachment E - PC Final Approval Staff Report (dated 11/13/13)

¢ Attachment F — Special Conditions of Approval from 11/13/13

e Attachment G —Project Plans (updated 12/2/13)



Attachment A - Site Photographs

Project Site — Facing ecast on Casanova Street




Facing south on Casanova Street from street in front of project site




Attachment B — Findings

DS 13-53 (Ybarro)
January 23, 2014
Findings for Approval
Page 1

For each of the required 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 Findings YES | NO
1. The project constitutes an improvement over existing site conditions pursuant to | ¢
CMC 17.14.010

Commercial Design Guideline Findings

2. The building materials and colors should respect traditions already established in | ¢
the commercial district. The use of richly detailed wood, tile, molding, corbels, brick

and stone is encouraged.

3. The building walls facing public streets and walkways provide visual interest to |
pedestrian, Variations such as display windows, changes in building form, and
changes in material, texture, or color are appropriate.

4. The building design is sensitive to the context of the neighborhood in which it is v
located.

5. Any deviations from the Commercial Design Guidelines are considered minor and | ¢/
reasonably relate to good design principles and specific site conditions.

Use Permit Findings (Density 22-33 dwelling units)

6. The project preserves the existing residential housing stock (GP Goal 3-1). v
7. The project preserves existing residential units and encourages the development | ¢
of new multi-family housing in the Commercial and R-4 Districts (GP Goal 3-2).

8. The proposed use is not in conflict with the General Plan. v
9. The proposed use will comply with all applicable zoning standards. v
10. The granting of the Use Permit will not set a precedent for the approval of | v
similar uses whose incremental effect will be detrimental to the City, or will be in
conflict with the General Plan.

11. The proposed use will not make excessive demands on the provision of public | v/
services, including water supply, sewer capacity, energy supply, communication
facilities, police protection, street capacity and fire protection.

12. The proposed use will not be injurious to public health, safety or welfare and | v/
provides adequate ingress and egress.
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13. 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.

14. 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):

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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Approval Conditions

No.

Standard Conditions

This approval constitutes Design Study and Coastal Development permits
authorizing the alterations to an existing duplex. All work shall conform to the
approved plans of January 23, 2014, except as conditioned by this permit.

The project shall be constructed in conformance with all requirements of the
local RC 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 shall include all
right(s)-of-way (ROWSs) adjacent to the property and shall depict all existing and
proposed improvements. The landscape plan will be reviewed for compliance
with the landscaping standards contained in the City’s Municipal Code, including
the following requirements: 1) all new landscaping shall be 75% drought-tolerant;
2) landscaped areas on the property shall be irrigated by a drip/sprinkler system
set on a timer, while any landscaping in the ROW shall be hand-watered only,
with no installation of an irrigation system within the ROW; 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.

Prior to final building inspection, the applicant shall obtain an encroachment
permit for the wall that partially encroaches into the City ROW as well as any
other improvements except a driveway designed in accordance with CMC Section
12.24.020.A.

Trees on the site shall only be removed upon the approval of the City Forester or
Forest and Beach Commission as appropriate; and all remaining trees shall be
protected during construction by methods approved by the City Forester.
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7.

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 3,800-square foot parcel, this permit will be
scheduled for reconsideration and the appropriate findings will be prepared for
review and adoption by the Planning Commission.

The applicant shall submit in writing to the Community Planning and Building
staff any proposed changes to the project plans as approved by the Planning
Commission on January 23, 2014, 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 ali
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.

10.

Exterior lighting shall be limited to 25 watts (incandescent equivalent) or less per
fixture and shall be no higher than 10 feet above the ground. Landscape lighting
shall be limited to 15 watts {incandescent equivaient) or less per fixture and shall
not exceed 18 inches above the ground.

11.

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.

12.

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

N/A
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13.

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.

14.

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 shail 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.

15.

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.

16.

This project is subject to a volume study.

N/A

17.

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

N/A

18.

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.

19.

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.

20a.

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.

N/A
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20b.

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.

21.

Prior to the roof sheathing inspection, the applicant shall obtain a building height
certification from a California licensed surveyor.

22,

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,

*Acknowledgement and acceptance of conditions of approval.

Property Owner Signature Printed Name Date




Attachment D — Reconsideration Staff Report dated 12/11/13

CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

December 11, 2013
To: Chair Paterson and Planning Commissioners
From: Rob Mullane, AICP, Community Planning and Building Director
Submitted by: Marc Wiener, Senior Planner
Subject: Request for the Re-Consideration of Final Design Study (DS 13-53), Use

Permit (UP 13-16) and Coastal Development Permit applications for the
substantial alteration of an existing residence located in the Residential
and Limited Commercial (RC) Zoning District

Recommendation:

Determine whether the project approval should be reconsidered

Application: DS 13-53/UP 13-16 APN: 010-214-017

Location: Casanova Street 5 parcels northeast of Ocean Avenue

Block: EE Lot: 10

Applicant: Eric Miller Property Owner: Edward & Josie Ybarro

Background and Project Description:

The project site is located on Casanova Street five parcels northeast of Ocean Avenue in the
Residential and Limited Commercial (RC) Zoning District. The property is developed with a two-
story, 1,592-square foot duplex. On November 13, 2013, the Planning Commission
unanimously approved Design Study {DS 13-53) and Use Permit (UP 13-16) applications for
alterations to the existing duplex. The staff report for final project approval is included as
Attachment C.

The Planning Commission Rules of Procedure states that "Any Commission member who voted
on the prevailing side of a decision may request within five (5) working days of the decision that
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the matter be reconsidered. The question of whether the action should be considered will be
placed on the next Planning Commission meeting."

Staff received a request from a Planning Commissioner on November 17, 2013, to schedule the
project for reconsideration. The primary reason identified for the reconsideration is that the
information was not clearly presented at the last hearing. Staff notes that there were
inconsistencies between the 3-D perspective drawing and the standard drawings. The full-sized
plans were inconsistent with the 11” x 17” set. Also, the landscape plan was not included, and
the story-poles were incorrectly staked for the tour of inspection.

Staff analysis:

Reconsideration: The applicant has submitted a new set of drawings that include a landscape
plan and there are no inconsistencies between the standard drawings and the 3-D perspective
drawing. Staff notes that the drawings have also been revised to reflect the amended special
conditions which are included as Attachment A. Below is a summary of how the plans were
revised to comply with the special conditions.

¢ The height of the garage was reduced by 1 foot as required by the Planning
Commission. The garage was originally 13.5 feet high and was lowered to 12.5 feet.

¢ The landscape plan includes landscaping along the south retaining wall and on the
deck above the south garage, as conditioned by the Planning Commission. The 3-D
perspective drawing also shows the planter and the neighboring adobe wall to the
south. Staff notes that the type of landscaping has not yet been identified on the
plans. The Planning Commission could provide further direction on the landscaping,
such as requiring that a certain type of tree be planted in the planter to screen the
walls.

e The carport has been enclosed and converted to a garage. The data table has been
revised to include the additional 204 square feet added by enclosing the carport.
The project would now increase the floor area from 1,592 square feet to 2,085
square feet. The revised data table is included as Attachment B.

The Planning Commission should discuss whether the information provided is adequate or
whether additional information or clarification is needed. The Commission could vote to
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reconsider the project, which would re-open the hearing and allow the Commission to request
design revisions if necessary.

Environmental Review: The proposed project qualifies for a Class 3 exemption from CEQA,
pursuant to Section 15303 of the CEQA Guidelines (Construction or remodification of a limited
number of new or existing small structures). The project does not present any unique
components that would have the potential for a significant environmental impact.

ATTACHMENTS:

s Attachment A - Amended Special Conditions (dated 11/13/13)
¢ Attachment B - Date Tabie (updated 12/4/13)

* Attachment C— PC Final Approval Staff Report (dated 11/13/13)
e Attachment D - Project Plans (updated 12/4/13)



Attachment E - Final Approval Staff Report dated 11/13/13

CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

November 13, 2013
To: Chair Paterson and Planning Commissioners
From: Rob Mullane, AICP, Community Planning and Building Director
Submitted by: Marc Wiener, Senior Planner
Subject: Consideration of a Final Design Study (DS 13-53), Use Permit (UP 13-16),

and associated Coastal Development Permit for the alteration of an
existing multi-family residence located in the Residential and Limited
Commercial (RC) Zoning District

Recommendation:

Approve Design Study {DS 13-53), Use Permit (UP 13-16), and the associated Coastal
Development Permit subject to the attached findings and conditions

Application: DS 13-53/UP 13-16 APN: 010-214-017

Location: Casanova Street 5 parcels northeast of Ocean Avenue

Block: EE Lot: 10

Applicant: Eric Miller Property Owner: Edward & Josie Ybarro

Background and Project Description:

The project site is located on Casanova Street five parcels northeast of Ocean Avenue in the
Residential and Limited Commercial (RC) Zoning District. The property is developed with a two-
story, 1,592-square foot duplex. The first story of the building is a one-bedroom dwelling with a
kitchenette. The second story is a two-bedroom dwelling with a full kitchen. A Determination
of Historic Ineligibility for the subject residence was issued by Community Planning and Building
Department staff on August 18, 2008.
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While the subject property is in the RC Zoning District, the majority of the surrounding
properties are in the Single-Family Residential (R-1) Zoning District. Directly to the south of the
property is the Lobos Lodge parking lot and directly to the north is a two-story single-family

residence.

Figure 1 - Project Setting and Zoning Districts
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The applicant is proposing to expand and remodel the existing duplex building. The project
includes the following features:

e The addition of 289 square feet of floor area to the site, which includes a 106-square
foot addition to the second story. The applicant is proposing to eliminate 109 square
feet of floor area from the first story.

e The addition of three covered off-street parking spaces to the property. The project
includes the addition of a 294-square foot garage that would be set back 7.5 feet from
the front (western) property line. The garage would contain a car-lift to provide a
second parking space within the garage. The project also includes a 204-square foot
carport set back 21 feet from the front property line.
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* A replacement of the existing roof structure, which would increase the height of the
building from 22 to 24 feet. Staff notes that the exterior walls of the building would be
retained. The new roof would be clad with wood shakes and would have a 7:12 pitch.

* New wood siding to replace the existing stucco siding. The proposed siding would
consist of wood-shingles on the upper level and horizontal wood siding on the lower
level. The applicant is also proposing unclad wood doors and windows. A large bay
window is proposed on the front elevation and is one of the primary architectural
features of the remodeled building.

This project was reviewed at a conceptual level at the Planning Commission hearing on August
14, 2013. The Planning Commission was supportive of the design concept, but continued the
application with a request for project revisions as further discussed below.

PROJECT DATA FOR A 3,800-SQUARE FOOT SITE (RC):

Site Considerations Allowed Existing Proposed

Floor Area 3,040 sf (80%) 1,592 sf {41.9%) | 2,085 sf (54.8%)*

Building Coverage 2,450 sf (70%) 1,295 sf (37%) 1,579 sf (41.5%)

Ridge Height (1*/2"%) | 26 ft. 22 ft. 24 ft.

Parking Requirement 3 spaces 3 spaces 3 spaces

Setbacks Minimum Required Existing Proposed

Front 7.5 ft.** 40 ft. 7.5 ft.

Rear O ft. 21 ft. 21 ft.

Side Yard 5 feet for at least 50% | 5 feet for at least | 5 feet for at least
of the property length | 50% of the north | 50% of the north
on both sides and south and south

property lines property lines

*Floor area increased from 1,881 square feet to 2,085 square feet for the enclosure of the

carport

**Front-yard setback is 7.5 feet when property is located across the street from a R-1 Zoning

District
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Staff analysis:

Previous Hearing: The following is a list of changes requested by the Planning Commission and
a response on how the applicant has addressed the direction of the Commission.

1. The applicant shall provide clarification on whether the structure is going to be a single-
family dwelling or a two-unit multi-family dwelling.

Analysis: The project was originally represented as a single-family residence located in the RC
Zoning District. However, at the Planning Commission hearing on August 14, 2013, it was
identified that the floor plans contained separate kitchens on each level, and that the first and
second levels of the structure had separate exterior access. The Planning Commission
requested that the applicant clarify if the building was going to be used as a single-family
dwelling or a multi-family dwelling. Multi-family dwellings are permitted at the project site,
which is located in the RC Zoning District.

Single Family Residential (R-1) Zoning standards were applied to the first review of the project
because it was thought that the building would be converted to a single-family dwelling. Staff
notes that CMC 17.14.110 requires R-1 Zoning standards to be applied to single-family
dwellings constructed in the RC Zoning District. However, because the applicant has since
clarified that the project would be a multi-family dwelling, the standards for compliance review
have changed from R-1 to RC.

Staff notes that the primary change to the proposed design is that applicant is now proposing
three covered off-street parking spaces to comply with the City’s parking requirements, set
forth in CMC 17.38.020 et seq. The applicant had originally proposed a 210-square foot garage
in the front-yard setback, at the front property line. Now the applicant is proposing a 294-
square foot garage set back 7.5 feet from the front property line. The garage would contain a
car-lift to provide a second parking space within the garage. The project also includes a 204-
square foot carport and an attached entry arbor/door set back 21 feet from the front property
line. The portion of the driveway that is located in the public right-of-way would have a width
of 14 feet, which is the maximum allowed by code. The driveway would provide adequate
access to both parking facilities.

The design revision for additional parking adds more structural mass to the front of the
property; however, it allows the property to comply with the requirement for three parking
spaces. The proposed garage would have a height of 14 feet, while the carport would have a
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height of 12 feet and would include a rooftop deck. The applicant is proposing landscaping at
the front of the garage to screen the building mass.

2. The applicant shall reduce the size of the bay window on the front elevation.

Analysis: The second-story bay window on the front elevation originally had a height of 10 feet
as measured from the finished floor of the second-story. The applicant is proposing horizontal
wood siding on the bottom 3 feet of the window to reduce the window height to 7 feet. The
first-story glass doors on the lower portion of the bay window have been maintained at the
original height of 7 feet, which is the minimum required height per building code. Staff notes
that the lower glass doors would be screened by the proposed carport. Staff supports the
design of the front bay window as it would add visual interest to the front elevation.

RC District Zoning Regulations:

Floor Area and Site Coverage: At 1,881 square feet in size, the proposed structure would be
1,159 square feet below the maximum allowed floor area of 3,040 square feet. CMC 17.14.14
defines floor area as “the total combined area included within surrounding exterior walls of all
floor levels.” Staff notes that the front carport is unenclosed on the front and sides, and
therefore should not be included in the floor-area calculations. The Planning Commission has
previously made this determination on other similar projects.

Staff notes that while the carport is not included in the floor area calculations, it would be
calculated as building coverage. The proposed building coverage, including the carport, would
be 41.5% of the lot, which is well below the allowed 70% of the lot.

Dwelling Size: On October 2, 2012, the City Council adopted an amendment to CMC Section
17.14.040 requiring that “for two (2) unit residential developments, the floor area of the smaller
unit shall be at least 40% of the size of the larger unit.” The proposed development complies
with this requirement. The smaller first-story unit would be 507 square feet in size, which is
47% of the larger 1,080-square foot second-story unit.

Height: The proposed building would have a height of 24 feet, which is 2 feet below the
maximum ailowed height of 26 feet.
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Setbacks: The proposed design complies with the setback requirements. The front garage
would be set back 7.5 feet from the front property line, which is the minimum required by
code. The residence would have a rear setback of 20 feet. Staff notes that the minimum
required rear-yard setback is 0 feet.

With regard to the side-yard setback, the structure must have a setback distance of 5 feet for at
least 50% of the property length. The proposed design complies with this requirement. The
subject property is 95 feet long. Along the north property line, 37 feet of the structure would
have a side-yard setback less than 5 feet. Along the south property line, 40 feet of the structure
wouid have a side-yard setback of less than 5 feet.

Parking: Pursuant to CMC 17.38.020.C, the proposed structure includes a garage with a car-lift
and a carport that would provide three off-street parking spaces, as required for two dwelling
units. The City’s Municipal Code does not specifically address the provision of parking by way
of a lift, so this design component should be discussed by the Planning Commission.

Design Review: The basic standard of review in the Commercial District is whether “the project
constitutes an improvement over existing conditions — not whether the project just meets
minimum standards” (CMC 17.14.010).

The proposed design was evaluated by staff and the Planning Commission at the previous
hearing on August 14, 2013. The Planning Commission was supportive of the design and
concluded that it would be an improvement to the existing conditions. Staff notes that the
primary difference between the original proposal and one provided at this hearing is the
orientation and location of the detached garage and the addition of the 204-square foot

carport.

If the Planning Commission has concerns with the carport, it could request that the third
parking space be provided in an alternative way, for example, as uncovered parking. However,
in staff's opinion the applicant has done a nice job of integrating the garage and carport into
the overall design, and the applicant is proposing a car-lift in the garage to limit the amount of
structure required for covered parking at the front of the property.

Design Guidelines: The project was originally represented as a single-family residence located
in the RC Zoning District. Staff notes that the Residential Design Guidelines were used by the
Planning Commission to evaluate this project at the hearing on August 14, 2013. It may be
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appropriate to consider the Residential Design Guidelines given that project site is located in a
neighborhood that is primarily zoned Single-Family Residential (R-1). The project was found to
be consistent with several objectives of the Residential Design Guidelines, such as privacy and
views, mass and bulk, and neighborhood context as noted in the staff report from the August,
14, 2013 Planning Commission meeting (Attachment E). In the following section, staff has
provided an evaluation of this project using applicable Commercial Design Guidelines.

Commercial Design Guidelines Section L: Since it has been determined that the building would
be a two-unit duplex, staff is providing additional analysis based on the Commercial Design
Guidelines Section L, which addresses development in the RC District.

» Building designs should be sensitive to the context of the neighborhood in which they are
located.

Analysis: The proposed structure is consistent with the residential character of the surrounding
neighborhood, which is primarily zoned as Single-Family Residential (R-1). With regards to
building mass, the proposed structure is consistent with the height and mass of other
neighboring structures.

Staff notes that the site is permitted 3,040 square feet of floor area, and the applicant is
proposing only 1,881 square feet, which is 1,159 square feet under the allowed floor area. In
staff's opinion, the design and size of the structure are appropriate for the surrounding
residential neighborhood.

* Residential projects should avoid the appearance of a large single-family dwelling

¢ Buildings in the RC District should be designed to allow for flexibility in their use over time so
as to accommodate the mixed-use pattern of residential over commercial, as well as other
uses compatible with this district.

Analysis: These guidelines are applicable to structures that are located in commercial
neighborhoods. The intent is that residential building be compatible with the character of the
commercial neighborhoods, which includes having the flexibility to convert the lower level to
commercial use. The subject property is unique in that it is commercially zoned (as RC), but is
largely surrounded by residential properties. Staff supports the proposed residential design
and finds it to be appropriate for the neighborhood.
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Use Permit Requirement and Proposed Density: The project site is located in the Residential
and Limited Commercial (RC) Zoning District. CMC Section 17.14 establishes the range of
permitted and conditional uses that are allowed in this RC Zoning district. Multi-family projects
between 0 and 22 units per acre are a permitted use. Projects between 22 and 33 dwelling
units per acre require a Use Permit. The applicant is proposing two dwelling-units on a 3,800-
square foot site, or a density of 22.92 units per acre. Hence, the project requires a Use Permit
for the proposed density. Staff has included findings for the approval of the Use Permit,

Front-yard Parking Design: This Design Study (DS 13-53) was originally scheduled to be
reviewed by the Planning Commission on October 9, 2013, but was continued because the
story-poles were incorrectly staked. Since the hearing date, the applicant has provided revised
plans that include more detail on the proposed treatment of the front-yard.

The existing property slopes up from the street and front-yard is approximately 5 feet above
the street grade. There is currently a steeply-sloped driveway and surface parking area at the
front of the property. As part of this remodel project, the applicant is proposing to construct a
new detached garage (with car lift) and a carport at the front of the property to provide three
covered parking spaces.

The applicant is proposing to excavate the front-yard area to lower this area closer near street
grade, which would avoid having a steep sloped driveway and would lower the finish grade of
the proposed parking structures. The applicant is proposing to remove approximately 28 cubic-
yards of soil from the front yard area and 7 cubic-yards of soil from the right-of-way (ROW) at
the front of the project site. The excavation would be at a maximum depth of 5 feet at the
front of the carport. Grading operations would likely require approximately 5-10 days of work,
and soil export would require approximately 4 to 5 truck trips. The truck-haul route and any
necessary temporary traffic control measures for the soil export would be reviewed and
approved by the City, pursuant to a standard condition of approval. The proposal would
require new retaining walls on the property, but no retaining walls would be required in the
ROW. Staff supports the proposal to lower the finish grade of the parking structures by
excavating portions of the front-yard area.

Alternatives: One alternative would be to construct the parking structures at the existing front-
yard grade, which would limit the excavation but would make the carport and garage more
prominent to the street and would obstruct the view of the main residence. In such an
alternative, staff would be concerned with the proposed height of the parking structures.
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The second alternative would be to have the proposed garage utilize a car-pit. The primary
reason that the garage has a height of 14 feet is to provide vertical space for the car-lift. Rather
than using a car-lift to provide the third parking space, the applicant could use a car-pit, which
would place the parking space below the garage and would allow the height of the garage to be
reduced at [east 4 feet.

The Planning Commission should discuss whether additional changes would need to be made to
the front-yard parking design. Staff has requested that the applicant provide a three-
dimensional rendering at the hearing to assist staff and the Planning Commission with the
review of the project.

Environmental Review: The proposed project qualifies for a Class 3 exemption from CEQA,
pursuant to Section 15303 of the CEQA Guidelines {Construction or remodification of a limited
number of new or existing small structures). The project does not present any unigue
components that would have the potential for a significant environmental impact.

ATTACHMENTS:

s Attachment A — Findings for Approval

¢ Attachment B —Conditions of Approval

¢ Attachment C - Site Photographs

s Attachment D — PC Staff Reported dated August 14, 2013
e Attachment E - Project Plans



Attachment F —~Amended Special Conditions dated 11/13/13

Special Conditions
(Amended by Planning Commission on 11/13/13)

1. The applicant shall plant one lower-canopy tree and one upper-canopy tree of
substantial size and caliber and of a species approved by the City Forester. Prior
to issuance of the Certificate of Occupancy the trees shall be planted on site
located approximately 10 feet from any building. The trees shall also be shown
on the final landscape plan submitted with the building permit application. The
applicant shall provide a detailed landscape plan on the plan set submitted for
final Planning Commission review.

2. The height of the northern garage shall be lowered by 1 foot, from 13.5 to 12.5
feet. The change shall be shown on the construction drawings that are submitted
for a building permit.

3. The plans shall be revised to include a stepped planter with trees along the south
retaining wall to screen the wall. The plans shall be revised to include a planter
on the deck above the southern garage. The changes shall be shown on the
construction drawings that are submitted for a building permit.

4, Staff shall revise the data table to account for the additional 204 square feet of
floor area added to the residence by enclosing the carport and converting it to a
garage.

5. The applicant shall submit an updated landscape plan to the Department of

Community Planning and Building for review prior to the issuance of the building
permit.
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

January 23, 2014

To: Chair Paterson and Planning Commissioners

From: Rob Mullane, AICP, Community Planning and Building Director RM
Submitted by: Bryce Ternet, Contract Planner

Subject: Consideration of a Use Permit (UP 13-22) to establish a retail wine shop

with wine tasting as an ancillary use in an existing commercial space
located in the Central Commercial (CC) Zoning District

Recommendation:

Determine the appropriate action. Staff has provided findings and conditions of approval
should the Planning Commission choose to approve the Use Permit (UP 13-22).

Application: UP 13-22 APN: 010-201-005
Block: 74 Lot: 6
Location: SS of Ocean Avenue between Monte Verde and Lincoln Streets

Applicant:  Jennifer Smith (Paraiso Vineyards)
Property Owner: Dennis LeVett

Background and Project Description:

The project site is a commercial building located within the Court of the Golden Bough on
Ocean Avenue between Monte Verde and Lincoln Streets. The proposed location is not visible
from Ocean Avenue or any other roadway. The applicant, Jennifer Smith, is an employee and
representative for Paraiso Vineyards Winery. Paraiso Vineyards Winery, which is a Monterey
County winery with its own vineyards in Monterey County, is requesting to open a wine shop
with an ancillary use of wine tasting. The applicant would sell wines produced by Parasio
Vineyards Winery in addition to wine-related retail items. The proposed hours of operation are
from 11:00 a.m. to 7:00 p.m., 7 days a week.



UP 13-22 {Paraiso Vineyards)
January 23, 2013

Staff Report

Page 2

The subject commercial space is approximately 240 square feet in size. Window seating is
currently installed in the commercial space, and the applicant wishes to retain this seating,
which would accommodate a maximum of 8 patrons. The size of the tasting bar wouid be 6-8
feet long and the proposed retail area would consist of a cabinet no larger than 4-5 x 8 feet and
would hold wine-related merchandise. A floor plan of the subject commercial space is included
as Attachment D.

Staff analysis:

Use Permit: CMC 17.14.040.B requires a Use Permit for an ancillary use of 10% or more of the
floor area of the primary use. In this case, the primary use would be retail sale of wine and the
ancillary use would be wine tasting. The criterion for allowing an ancillary use is that it is
compatible with the primary use. The Commission has determined in the past that wine tasting
is an acceptable ancillary use to the retail sales of wine.

Wine Tasting Policy: Below is a summary of each component of the adopted wine tasting
policy followed by an analysis of the proposal’s compliance with the policy.

* The primary purpose of wine tasting should be to encourage patrons to purchase wine
for consumption off-site. Establishments should not operate as a wine bar where the
primary purpose would be for patrons to drink wine.

* In order to avoid the appearance of a bar, the wine tasting service and seating area
should generally be limited to no more than 30% of the floor area of the retail space.

Analysis: The subject space is approximately 240 square feet in size. The proposed tasting bar
area and proposed seating would represent approximately 1/2 of the commercial space, which
would be in excess of the policy’s recommendation to limit to no more than 30% of the floor
area of a retail space to wine tasting service and seating. Staff recommends that one of the
proposed seating areas be eliminated and instead be devoted to retail purposes. A special
condition has been added to address this issue requiring the elimination of one of the seating
areas with the space instead being devoted to retail purposes. This wouid allow the space to be
occupied by a higher percentage of retail use, which would be more consistent with the primary
use of a retail wine shop and would reduce the potential for the tasting room to appear as a
wine bar. Even with this reduction in wine tasting service and seating area, the proposed use
would likely still exceed 30% of the floor area of the commercial space; however, staff believes
the increased space is justified based on the limited overall size of the subject space and its off-
street location.



UP 13-22 (Paraiso Vineyards)
January 23, 2013

Staff Report

Page 3

e Tasting should only involve traditional wine-based products such as still wines, sparkling
wines or Port, no other alcoholic beverages should be permitted to be tasted or
purchased.

e The maximum serving size should be 2 ounces per serving. Customers should not be
permitted to drink bottles of purchased wine in the store, and no wine tasting should
take place on public property.

e Llight snacks may be allowed; however, appetizers and/or meals should not be
permitted.

Analysis: The applicant is proposing to only serve wine and no other alcoholic beverages. The
winery would operate under a duplicate 02 (ABC) tasting license and would be consistent with
the above mentioned criteria (Attachment E). The original cover letter provided by the
applicant, included as Attachment B, indicates the serving size for wines would be two ounces.
The applicant has not proposed to be able to serve appetizers and/or meals. If approved, the
Use Permit would be conditioned with the requirement that the samples be provided in a
maximum of two ounce pours and that any food served would only include light snacks
consistent with the Wine Tasting Policy.

* In order to encourage diversity and maintain a balanced mix of uses, one retail location
offering wine tasting should not be located directly adjacent to another retail location
offering wine tasting (not including restaurants). Generally, not more than five
establishments offering tasting should be permitted along any one block.

Analysis: The Wine Tasting Policy defines a block as including “alf commercial spaces on both
sides of a street located between the next two cross streets. For example, no more than five
wine tasting establishments should be permitted along San Carlos Street between Ocean and
Seventh Avenues.”

The project site is in a commercial building located within the Court of the Golden Bough on
Ocean Avenue between Monte Verde and Lincoln Streets. The Court of the Golden Bough is
primarily only accessible from Ocean Avenue. The subject commercial space is set back
approximately 200 feet from Ocean Avenue and is not visible from Ocean Avenue or its
adjacent sidewalk.



UP 13-22 {Paraiso Vineyards)
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There are currently no other wine retail stores with ancillary wine tasting on the subject block
and, therefore, there would not be more five wine tasting venues located on a block if Paraiso
Vineyards Winery’s proposed use permit was approved.

e Night time hours should be limited to no later than 10:00 p.m.

Analysis: The proposed hours of operation are from 11:00 a.m. to 7:00 p.m., 7 days a week.
The proposed wine shop would close three hours earlier than the maximum that is allowed

under the policy.

e Wines originating from Monterey County vineyards and wineries and locating their off-
site tasting rooms in Carmel are desired and strongly encouraged.

Analysis: The applicant, Paraiso Vineyards, is a Monterey County winery with its own vineyards
in Monterey County and the applicant would be using the proposed space as an off-site tasting
room. Staff notes that the wine shop would operate under a Duplicate 02 (ABC) tasting license.

Alternatives: The Planning Commission may require a further reduction in area devoted to
wine tasting in order to reach 30% of the area, or may require additional changes as deemed
necessary to achieve compliance with the City Municipal Code, Commercial Design Guidelines,
and the City’s Wine Tasting Room Policy.

Environmental Review: The application qualifies for a Class 3 Categorical Exemption from the
provisions of the California Environmental Quality Act (CEQA) pursuant to Section 15303 of the
State CEQA Guidelines. Class 3 exemptions include projects involving limited new construction
projects and conversion of small structures.

ATTACHMENTS:

» Attachment A — Findings for Approval

e Attachment B — Conditions of Approval
¢ Attachment C— Applicant Cover Letters
e Attachment D - Floor Plan



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

FINDINGS FOR APPROVAL

UP 13-22

Jennifer Smith

Paraiso Vineyards

SS of Ocean Avenue between Monte Verde and Lincoln Streets
Block 74, Lot 6

APN: 010-201-005

CONSIDERATION:
Consideration of a Use Permit (UP 13-22) to establish a retail wine shop with wine tasting as an
ancillary use in an existing commercial space located in the Central Commercial (CC) Zoning District

FINDINGS OF FACT:

1.

The commercial space is located within the Court of the Golden Bough on Ocean Avenue
between Monte Verde and Lincoln Streets. The commercial space is 240 square feet in
size.

The applicant applied for a Use Permit on November 22, 2013, to allow for retail wine sales
with wine tasting as an ancillary use. The applicant provided supplemental information in
support of the application on December 16, 2013, and the application was deemed
complete for processing on December 30, 2013.

CMC Section 17.14.040 requires Planning Commission review for all Use Permits involving
ancillary uses of 10% or more.

The proposed uses are classified as follows according to the North American Industrial
Classification System (NAICS):

Primary Use
Retail Sales — 60% (wine, wine related merchandise)

Ancillary Use
Wine Tasting — 40%

The application qualifies for a Class 3 Categorical Exemption from the provisions of the
California Environmental Quality Act (CEQA)} pursuant to Section 15303 of the State CEQA
Guidelines. Class 3 exemptionsinclude projects involving limited new construction projects
and conversion of small structures,



UP 13-22 (Paraiso Vineyards)
January 23, 2014
Findings for Approval

Page 2

FINDINGS FOR DECISION:

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

2. The proposed use, as conditioned, will comply with all zoning standards applicable to the

use and zoning district.

3. The granting of the Use Permit will not set a precedent for the approval of similar uses
whose incremental effect wifl be detrimental to the City, or will be in conflict with the
General Plan.

4, 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.

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

6. 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.

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

8. With conditions applied, the proposed use would generally be consistent with the adopted
Wine Tasting Policy.

REQUIRED FINDINGS (CMC 17.64.060 — Ancillary Uses):
1. The ancillary use of wine tasting is compatible with the primary use of retail wine sales.

2. The proposed uses will not exhibit a character of multiple, unrelated activities combined
into one business.

3. The store will continue to contribute to the character and diversity of the commercial
district.



CITY OF CARMEL-BY-THE-SEA

DEPARTMENT OF COMMUNITY PLANNING AND BUILDING

CONDITIONS OF APPROVAL

UP 13-22

Jennifer Smith

Paraiso Vineyards

SS of Ocean Avenue between Monte Verde and Lincoln Streets
Block 74, Lot 6

APN: 010-201-005

CONSIDERATION:
Consideration of a Use Permit (UP 13-22) to establish a retail wine shop with wine tasting as an
ancillary use in an existing commercial space located in the Central Commercial (CC) Zoning District

SPECIAL CONDITIONS:

1.

This permit authorizes the retail sale of wine with an ancillary use of wine tasting based on
the percentages identified in the Findings for Approval (approximately 60% Retail Sales,
and not more than 40% Wine Tasting).

The applicant shall eliminate 50% of proposed seating (i.e. seating for 4 persons) from
originally-proposed seating with this Use Permit’s application and to designate this space
for retail purposes.

All wines available for purchase and/or tasting shall be produced by Paraiso Vineyards or its
affiliate.

The store is permitted to operate between the hours of 11 a.m. and 7 p.m. daily.

Tasting shall involve traditional wine based products such as still wines, sparkling wines or
Port. No other alcoholic beverages are permitted to be tasted or sold.

The maximum serving size shall be 2 ounces per serving. Customers are not permitted to
drink bottles of purchased wine in the store, and no wine tasting shall take place on
public property or in the courtyard.

The applicant shall obtain, and provide copies to the Community Planning and Building
staff, any applicable licenses with the ABC prior to operation.

All exterior alterations and/or sign changes, and interior renovations that may require a
building permit, require approval from the Department of Community Planning and
Building prior to commencing work.
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10.

11.

12

13.

The use shall be conducted in a manner consistent with the presentations and statements
submitted in the application and at the public hearing, as conditioned or revised prior to
approval and any change in the use which would alter the findings or conditions adopted as
part of this permit shall require approval of a new Use Permit by the Planning Commission.

This Use Permit shall become void and of no further force or effect if the use is not initiated
within six months and/or upon termination or discontinuance of the use for any period of
time exceeding six months.

Violations of the terms of this Use Permit or ordinances of the City may constitute
grounds for revocation of this Use Permit and the associated business license by the
Planning Commission,

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 wouid
resultin an increase in water use as compared to the previous use, this Use Permit will be
scheduled for reconsideration.

The applicant agrees, at its sole expense, to defend, indemnify, and hold harmless the City,
its public officials, officers, employees, and assigns, from any liability; and shall reimburse
the City for any expense incurred, 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.

*Acknowledgement and acceptance of conditions of approval.

Applicant Signature Printed Name Date

Property Owner Signature Printed Name Date
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Piemning & Buflding Dept.
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:

Date: November 21, 2013

Request: Use Permit and Business license for Alexander Smith/Paraiso Vineyards
Applicants: Alexander Smith/Pataiso Vineyards, Jason and Jennifer Smith
Address: Court of the Golden Bough — Ocean between Lincoln and Monte Verde

Letter of Intent: Alexander Smith by Paraiso Vineyards would like to open a winety tasting
room in the historical court of the Golden Bough. Our aloohol license has been applied for
through the ABC office in Salinas, Cz and would allow 2-ounce pours or. taste of all
Alexander smith and Paraiso wines. )

The purpose of out business is to drive retail sales, increase marketing and wine club sign-
ups for Alexander Smith /Paraiso Vineyards. We propose to be open 7 days a week from
11am — 7pm. We are anticipating 4 employees, no more than 2 working at a time. We will
apply for two signs, fitting all Carmel City requirements. We will also have very limited retail
items such as hats, shitts, corkscrews and logo glassware.

The renovation requited at the location will be minimal and limited to exchanging or
replacing the flooting, adding a tasting bar, interior paint, ceiling lighting fixtures, possibly
replacing windows, howevet, keeping the chatm and design of cuerent windows.

We will send public notices to property owners within 300ft and will deliver public notices to
all residents within 100ft of the location.

T .

Jennifer Smith



AR RECEIVED
PARAISO DEC 162013

VIVIN EiAlD B City ot Carmel-by-the-Sea
Planning & Bullding Dept.

December 16, 2013

City of Carmel-by-the-Sea
Attention: Bryce Ternet, contract planner

RE: Re-submittal - Application Completeness Review
Use Permit (UP 13-22)
SS of Ocean Avenue between Monte Verde and Lincoln Streets
Blk 74; Lot 6 APN: 010-201-005

1. Provide a more detailed site plan identifying arcas proposed for retail area sales within the space.

Clarify if any seating is proposed, and include dimensions of the wine tasting bar.
Please see updated diagram attached

* The window seating is currently there, we would like to continue to use it as is. The size of the
space will limit the size of our tasting bar to 6-8ft. With the window seating the tasting bar
would be standing only for customers. The window seats would be the only seating area. The
proposed retail atea would consist of a cabinet no larger than 4-5ft x 8ft and will hold hats, tee-
shirts, wine logo glasses and corkscrews.

2. Provide additional information on the wines proposed to be served in the tasting room. The City's
Wine Tasting Policy strongly encourages wincs that otiginate from Monterey County vineyards and
wineries.
® The wines being served will be estate grown from Monterey County. Primarily small lot limited

release Pinot Noir and Chardonnay. All family owned and produced by Alexander Smith /Paraiso

Vineyarde.

3. Please also include in your response letter additional clarification if the space would be proposed
for special events, such as wine club meetings. If special events are proposed, please provide
details of such eveats such as how many are proposed to occur each calendar year, hours for these
events, and maximum number of attendees.
®  We are not proposing to hold special events and or wine club meetings at this time.

Thank you for your time I look forward to hearing from you soon.
Jeanifer M. Snith

Alexander Smith/Paraiso Vineyards

CC: Deanis LeVette
Po Box 6286

Carmel, Ca 93921



\

. .
| ‘ l ‘f
WLoEas (b) J.-wa Fou
T peeyp Zrw, - ot
Avlr Wov. AoV

LA ufw o1 appl.
ope! P aJ-r ot
Aop A.cg. Ew.é. o

-ﬂ‘——“-ﬂ.f//;\vb worpeg Pl
Wrp sutk % A.c[tma

Lhas fix. 5.2 800,

W[’Wi B 2% ooy vhop 1/
]&sﬁyv A, P vo0F ﬁ:qv- b,

14

Aleiie o bbe ibre Tl
"'kx’!.'% W/ copop A e,

Pold] of oavk Pesiafep _
Pﬁ'wfww »,r PRI
Yo, o'y

iflf.'?ﬂ’ﬁw Be'h, Baot orE,
sl ol fop Lt

»éaux;., 910, roP’ toko ide 1iw_
Wier pep, pilied

= \-# l @0. -
3 0F¢M§-m— ﬂ
| e
&l[w;oa vlul m;.-* |
b af . i :
ko f> | g
£ [Sofay gl ;Joa L T ! Loooonrill dd1e upglp, proo '
i N — e i A Tt pm— e [ R "-Z‘“ . ! ! F e P’H-L
&) Wil'e, 1o ; I (o - 4 e F TR W T e b W oAve koibe, B
P’bk[’blh ] : _..--,7.) j B _-‘-.M ) J . . l 1 i FA_‘.‘;‘I"’;
z | . T N i (6) tox ol BEbMY
: T i i I L Hiw, 4‘ Feavi ol
T Ry s o (Eu,

Kﬁ) P Heh V’“’I’g po?
'L Fﬁt—vib i -V, AeebenbLEs
PO z{ THprEep2ed

JAN 15 72014

City of Carmel-by-the-Sea
Planning & Bullding Dept.



CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

January 23, 2014

To: Chair Dallas and Planning Commissioners

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

Subject: Consideration of a Design Review (DR 13-37} and Sign (S| 13-40)

applications for alterations to an existing storefront located in the Central
Commercial (CC) Zoning District

Recommendation:

Approve Design Review (DR 13-37) and Sign (S| 13-40) applications for alterations to an existing
storefront

Applications: DR 13-37 and Sl 13-40 APN: 010-141-003
Location: Mission Street 2 lots northwest of 7th Ave
Block: 77 Lots: 15,17,19& 21

Applicant: Nashwan Hamza (Anton & Michel) Property Owner: Tony Salameh

Background and Project Description:

The project site is a commercial building located on Mission Street two lots northwest of
Seventh Avenue at the Court of the Fountains. The commercial space is occupied by Anton and
Michel Restaurant, which operates under Use Permit B.A. 82-19. The restaurant is permitted
for 130 interior seats and 32 exterior seats and is located in the Court of the Fountains. Anton
and Miche! recently remodeled the interior of the restaurant. This remodel was completed in
January 2013, and photographs of the interior remodel are included as Attachment C.

The applicant’s request is to remodel the front facade of the building to be consistent with the
updated look of the interior. The proposed remodel would provide the building facade with an
updated Contemporary-style appearance. The proposed remodel includes the following
features:



DR 13-37 (Anton & Michel}
January 23, 2014

Staff Report

Page 2

* Replace the existing fabric awning above the entry doors with a new black aluminum
entry awning with opal-colored polycarbonate panels.

* Replacement of the existing wood main entry doors with tempered glass doors.

* New plaster keystone around the main entry doors to match the corners of the building.

e Alterations to the menu box windows and light fixtures on both sides of the entry doors.

e New black aluminum signs to replace the existing wood signs.

While this project could qualify for a track one design review permit, staff has referred this
proposal to the Planning Commission for a decision given the nature of the proposed changes
and the visibility of the site.

Staff analysis:

Facade Design: Pursuant to CMC Seq. 17.14.010, the basic standard of review in the
Commercial District is whether “the project constitutes an improvement over existing conditions
— not whether the project just meets minimum standards.” In addition to this standard, the
Commercial Design Guidelines are also used in evaluating the proposed design. Below is a list
of applicable Commercial Guidelines used in evaluating modifications to existing buildings with
staff analyses.

Commercial Design Guideline A.1: "Modifications to buildings should respect the history and
traditions of architecture of the commercial districts. Basic elements of design integrity and
consistency throughout each building should be preserved or restored.”

Analysis: The proposed facade remodel is compatible with the existing architectural style of the
building. The remodel would maintain the original proportions of the facade, while providing
an updated look. Staff notes that the gray colored plaster keystone currently at the corners of
the building would be replicated and applied around the entry doors.

The applicant is proposing to revise the design of the awning, the menu box windows, the two
business signs, and the light fixtures on both sides of the entry doors. Staff notes that these
features would be maintained at their existing locations to maintain the spatial distribution of
components of the existing building facade.

While staff supports the majority of the proposed changes, one concern is the proposed metal
awning with the opal-colored polycarbonate panels located above the entry doors. In staff's
opinion, the awning would be compatible with the architecture of the building, but would not
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be consistent with other buildings in the Commercial District and may be inappropriate.
Further analysis of the proposed awning is in the following section.

Commercial Design Guideline A.5: “Building walls facing public streets and walkways should
provide visual interest to pedestrian. Variations such as display windows, changes in building
form, and changes in material, texture, or color are appropriate.”

Commercial Design Guideline E: “Building materials and colors should respect traditions
already established in the commercial district. The use of richly detailed wood, tile, molding,
corbels, brick and stone are encouraged” and “Muted painted colors, which blend with the
natural surroundings, are appropriate. Bright and primary colors should be avoided.”

Analysis: The appearance and color of the building would be consistent with its existing look
and would provide visual interest to pedestrians. Staff notes that the applicant is proposing to
remove some of the wood from the front fagade. The wood doors would be replaced with
tempered glass, the wood signs would be replaced with metal signs, and the wood shutters
would be replaced with the plaster keystone. Staff could support these changes as they
provide an updated look to the building and are consistent with the Contemporary-style
architecture of the building facade.

Staff is, however, concerned with the proposal to replace the fabric awning with a metal
awning with opal-colored polycarbonate panels. Polycarbonate would have a “plastic”
appearance and is not a traditional material used in the commercial district. The white/opal-
colored panels would also appear bright and may not be complimentary to the existing design
theme of the complex. The Commission should discuss whether the proposed awning is
appropriate. If the Commission has concerns, it could continue the hearing or provide specific
direction on required revisions and then condition the approval with a requirement that the
applicant work with staff to revise the design of the awning.

Signage: CMC 17.40 requires Planning Commission approval for more than one business sign
and encourages signs made of natural materials such as wood, glass, wrought iron, ceramic and

stone.

The building currently has two wood business signs located on both sides of the entry that were
approved by the Design Review Board in 1980 under permit D.R. 80-29. The applicant is
proposing to replace the two existing wood signs with two new black-painted metal signs.
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The proposed signs would each be 3.6 square feet in size and would match the size and
locations of the original signs.

Staff could support the proposal to replace the two business signs as a continuation of the
existing conditions. The proposal would maintain the symmetry of the facade that is also
provided by the two menu box windows and light fixtures.

With regard to sign material, the applicant is proposing painted metal to be consistent with the
updated Contemporary-style appearance of the building. Staff notes that the Planning
Commission has previously approved painted metal signs at other locations, such as the GBG
clothing store located at the southwest corner of Mission Street and Seventh Avenue., The GBG
sign is also made of aluminum and is painted black. A painted metal sign was also approved by
the Planning Commission at Vesuvio restaurant.

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

ATTACHMENTS:

Attachment A — Site Photographs

Attachment B — Applicant Letter/Interior Photographs
Attachment C — Project Findings

Attachment D — Project Plans



Attachment A - Site Photographs

Project site facing west on Mission Street




Neighboring buildings (Court of the Fountains) facing west on Mission Street




Attachment B - Applicant Letter/interior Photographs

December 3, 2013

City of Carmel-By-The-Sea Adrian Lopez

Planning Commission Design Review Board Forma Design Studio
PO Box 2094
Carmeil-By-The-Sea CA 93921

Forma Studio.com

RE:  ANTON AND MICHEL RESTAURANT
EXTERIOR FACADE RENOVATION
DESIGN CONCEPT

GENERAL

This proposexd exterior fagade remodel Is a folflow up to a large scale interior remodel of
the restaurant that was completed in January of 2013. The newly remodeled interior
necessitated addressing the design of the front exterior to also update its appearance. The
proposed design changes are modest in scope and are focused on removing some existing
design elements surrounding the front door that do not blend with the overali architecture of
the building, and reintroducing some details that are more true to that style.

CURRENT
The current bullding s somewhat neo classic with a red brick exterior with a decorative

cement eve detail and cement quoins on the corners. The restaurant is one of several buildings
in a complex bullt around the Courtyard of the Fountains that are all of the same architectural
styte. The front fagade of the restaurant has some architectural details that are at odds with
the overalt architecture. The two front doars are painted wood and glass with painted woad
shudders and a large cloth awning above. The two signs are also made of carved wood.

PROPOSED CHANGES

Since there are no wood detalls on any of the buildings in the complex, we are
proposing to replace them with detalls that are more in keeping with the overall architectural
style. The wood elements described before would be replaced with the following: Double
tempered glass door to lighten the entry. Replace the wood shudders with a cement quoin
surround to match the same cement quoin detail that exists on the corners of the bullding. We
will also be removing the existing cloth covered awning which because of its steep pitch covers
much of the detall above the doors, and replace it with a flat black aluminum awning with a .
frosted polycarbonate roof covering. The flat style of the awning is designed to minimize its
appearance and allow more visible exposure of the building details above, The new black metal
elements proposed to the front fagade would blend well with the existing metal details around
the building improving consistency in the design.

Sincerely, r
\Y

Adrian Lopez
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Attachment C - Findings for Approval
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For each of the required 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 Findings YES | NO
1. The project constitutes an improvement over existing site conditions pursuant to | ¢
CMC 17.14.010.

2. The building is permitted two business signs with Planning Commission approval | v
pursuant to CMC 17.40.020.B.

Commercial Design Guideline Findings

3. The modifications to the building respect the history and traditions of | v/
architecture in the commercial districts.

4. Basic elements of design integrity and consistency throughout each building
would be preserved or restored.

5. The building wall facing the street provides visual interest to pedestrians. | v/
Variations such as display windows, changes in building form, and changes in
material, texture, or color are appropriate.

6. The building design is sensitive to the context of the neighborhood in which it is v
located.

7. Any deviations from the Commercial Design Guidelines are considered minor and | v/
reasonably relate to good design principles and specific site conditions.
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DIVISION 1 — GENERAL REQUIREMENTS

1.1 I WORK TO BE DONE BY EAGH GONTRACTOR INCLUDES THI FURMISHING OF ALL LABOR, MATERALS,SEFVIGES, AMD
FQUIPKENT NECESSARY FOR TvE CONSTRUCTION AND COMPLETION OF THIS PROJECT, NCLLDING STEWORK. ALL WORK
PERFORMED AND MATERALS SUPPLIED SHALL COMPLY WTH THE FOLLOWNG:

140 THESE NOTES AMD DRAWINGS.

112 AL APPLICABLE LOCAL, STATE, AND FEDERAL CODES, CRDINANCES, AND REGULATONS LSTED IN THESE DOCUMNENTS.

113 WORKMANSIP SHALL WEET V'ORMAL PROFESSIONAL STANDARDS OF THE TRADE AND SUALL MEET TE DESIGNER'S AND
OWNER'S SATISFACTION WITHIN THE STANDARDS MORMALLY PROVIDED BY YARIOUS TRADER.

144 NSTALLATION OF EGUIPMENT AMD MATERAL SHALL BE iN STUCT CONFDRMANCE WTH MANUFACTURER'S 'NSTRUCTIONS
AND/OR APPLIGABLE ATSOCIATION STANDARDS.

1.5 ALL MATERIMLS SHALL BE NEW UNLESS CTHERWISE NOTED, AND SHALL SE EQUAL TO OR SUPERIOR TO TrJSE [TEMS
SPECIFIED .7 A SU3STITUNDM IS APPROVED. NG SUBSTITUTONS SHALL BE MADE WITHOUT T.E DESIGHER'S CRIOR WRITZY
ARPRONL

125 E VERIFIGATION — EACH CONTRACTDR AND SUB-CONTRACTOR SHALL CAREFULLY EXAMINE THE SITE AND MAKE ALL

44 'ECTIONS WECESSARY !N OADER TO DETERMIME THE FLAL EXTENT OF THE WORK REGLRED TO MAKE THE COMPLETED WORK

GONFORM TO THE DRAWNGS AND UPECIPCATIONS. THE CONTRACTCA SMALL SATISFY HIMSELF AS TO THE NATURE AND LOCATON

OF THE WORK. CONDTIONS, THE CONFORMATIGN AMD CONDIMON OF THE DXISTING GROUMD SURFACE AND THE CARACTER OF

TQUIPHENT AND FACIUTES NEEDED PR'OR TO AND CUNG PROSECLTION OF THE WORK. THE CONTRACTOR iS RESPONSIILE FOR

ALL UNJSUAL CONDITIONS ENCOUNTERED ON “HE SITE DURING THE COURSE OF CONSTRUCTION EXCEPT THOSE CELOW EXISTING

SLABS OR GRADE OF WHICH THE CONTRACTOR WAY NOT HAVE XNOWLEDGE AL SUCH DOSTING COWMTIONS SHALL BE

D iINTD THE G S BID PROPOSAL, WHETHER SHOWN ON TiE DRAWINGS DR NOT. ANY SACCURACIES OR

L SCREPANCIES BETWEEN THE ACTUAL ELD CCIIDITIONS AND T':E DRAWINGS AND SPECIFICATIONS MUST BE TROUGHT TO THE

ATTENTDM OF THE OWNER AND DEZIGNER IN ORDER TO CLARFY THE ENACT MATURE OF THZ WORK PERFORMED.

1.3 CONSTRUCTION DOCUMENTS

133 THEEE DLUAWINGS ARE INTENDED AS A GL"OE ONLY FOR CONSTRUGTON. DEVIATIONS FRON 1AE CRAMINGS MUST BE
APPROVED BY THE OWNER

132 TIE CONTRADTOR 5 FULLY RESPONSIBLE FOR GESERVAON OF GONSTRUCTION AMD PROPER EXECUTON OF WORK =1.0WN
ON THE DRAWINGS, AS WELL AS FOR PERFNEMANCE OF WORK ON T='S PROJECT. THE DEL'GNER 1S NOT RESPONSIILE FOR
MCTHOOE USED, SAFETY ON, N, OR ABCUT THE JOA ST, DR FOR ~.MELINESS OF P RFORMANCE OF CONSTRUCTION 'WORK.

133 THE CONTRACTOR 'S “ESPONSIBLE FOR THI ACCURACY OF ALL MATERWAL TAKE—OFFS FROM THEZZ DOCUMENTS. T WUST
YERIFY CIMENSIONS OF ALL EX5TNG DR BUILT-N EMs.

1.34 7THE DEFGNER 15 NOT RESPONSIBLE FOR ANY [3VIATON FROM T iNTERPRETATIOM OF CONS-UCTION DOCUMENTS MADE
EY THE CONTRAGTOR WiT. OUT OBTAINNG WRITTEN DRECT:ON FROM THE DECIGNER FIRST.

1356 T Z5E DRANINGS ARE NOT APPROVED FOR CONSTRUCTON UNTIL THEY ARE REVIENED BY A QUALIF'D PLAN G'ZCK
EXAMMER AND STAMTZD “APFROVED" BY THE BUILDING OETARTMENT AND A EULLING PERMT 3 3SUED.

1,4 THZ CONTRACTOR SHALL BE RESPONSBLE MOR THE ACGURACY OF THE BURLOING LINES AND LEVELS. T.JE COMTRACTOR S-ALL
CLMPARE CAREFULLY T.iZ LNES AND LEYELS EHOMM ON HE JRMMNGS WITH EXISING L-VELS FOR ILCATON AND
CONSTRUCTION OF THE WORK AMD SHALL CALL T:if ARCHITECT'S ATTENTION TQ ANY DISCREPAMCIES UZURE PROCEEMHNG WTH
THE WORK.

1.5 AL TRADES BHALL DO THZR OWN CUTTING, FT:'NG, PATCHNG, ETC. TD WAME THE SEVERAL PARTS COME TOGETHZR DROPERLY
AND FTT IT TO RECEVE QR BE RECEVED BY WORK OF OTHER TRADES.

1.0 NEW AND CEPAIR WORK N i S FROJECT WHICH ENCOMPASSES SMLAR FZMS (N EXSTING WORK SUCH AS STUCCO, DRYWALL,
EMVES AND FASCIA, TRIM, CUTTETS AND COWNSPOUTS, ELECTRICAL SWITGHNG AND HECEPTACLE PLATES, AND OTHER MS,
SHALL WATCH EXISTING MATERIAL, iNSTALLATION, FIN'SH, AND OLOR UNLESS OTHERWISE NOTED.

1.7 ALL TRADES SHALL, AT ALL TIMES, XEEP THE PREMISES FREE FROM ACCUMULATION OF WASTE MATERALS OR RUBTSH CAUSED BY
THEIR WORK. AT THE COMPLETION OF THE WORK THEY SIUAML FOMOVE ALL RUBEYSM, TOOLS, SCAFFOLDING, AND SJRPLUS
MATERAL AND LEAVE THE JOB ™ A COOM CLEAM CONDION. GOMTRACTOR SHALL PERFORW FMAL CLEAN UP,

1.8 THE COMIRACTOR SHALL CODRDINATE AND SHEDULE ALL WORK WITH THE APPROVAL OF THE CWHER AND WITH MINGWLM
DISRUPTION. ™+E OWNER SMALL BE CONSULTED CEFDRE ANY BULDING SRVICTS ARE TEMPORARILY CUT OFF, TEWPORARILY
RE-ROUTE ANY UTILT ES REQUIRED BY THE OWNER FOR GON NUDUS CTMWCE.

1.9°.F CONTRACTOR SHALL FROVIDE ALL .i-O(UNG AND BRACING REQUIRED TC- ADEQUATELY PROTECT PERSONS, EXISTING
CONSTRUCTION, AND ACJACENT PROPERTY, AND Y0 ENSURE THE SAFETY OF T.'E CTRUCTURE T-IDUGHOUT THZ CONSTRUCTION
PELIOD, INCLUDING ANY SHORING DES.UN DRAWNGS WHICH MAY BE FEQURCD, THE CONTRACTOR SHALL PROVIDE, AT LIS OWN
EXPENSE. ERECTION LACING AND DRAWNGS REQUIRED BY LAW, OS'A, DR FOR LENERAL SAFE CONSTIUCTION PRACTICES.

1.100:Z DESIGNER REFERVES THI SGHT 70 JAVE ANY WORK NOT DONE CORRECTLY AS PER DRAWNGS, SPECIFICATIONS, CONTRACT,
OR ANY OTHER MEANS OF CLWMUNICANCN CORRECTED AT NO ADDITIONAL COST TO' OWNER.

1.1 T4E COMTRACTOR SHALL CARRY N FORGE ALL NFEDED !NSURANGE, LIGENSES, FTES, PERMITS, TAXES AS REGUITED BY LAW FOR
THE QURAT N OF THT PIUMECT,

GENERAL NOTES

. ALL YORK SUALL CONFORM TO THE 2010 LOIION OF T'E CAUFORNA EULDING CODE (CBC) AND TO ALL CiTY AND/OR PLAHNNG AND
CALDING | EPARTMENT SEGULACONS OF THE LOCAL JURIST'CTION. _F ADDI .JNAL CODE REFERENCES ON PRCIECT TITLE SHEET,

2. CXTERIDR PLASTER LATH WALL ASIEWBLZS SHALL BE A 3-COAT SYSTEM 'NCLUDING TWO LAYERS OF GRADE 0" PAFZR WHIN APPUED
OVER WOOD BASE 9.7AT. ING. WEEF SCREFDS ARE REQUIRET,

3. EXTERIOR LGHT{B: ALL EXTERIOR UZHTING S.ALL GE UMOBTRUSNVE. DOWN—LT, COMPATBLE WITH ThE LOCAL ‘REA AND CONSTRUCTED
GR LOGATED ZD THAT ONLY THE MTENLED AREA 16 ILUMIMATED AND OFF—5+F GLARE 1% FULLY ¢ NTRCILED. SXTEZOR LIGHTS S°ALL
~AVE RECESSFD LGHTNG ELEMEM'S, DNTERIOR LIGHT SOURGES THAT WOLAD BE L- REBTLY VWSBLE FOM CiT2AL VIWSHED AREAS, AS
C-FMED N SECTION Z0.148.020.V, ARE PROHICIVED, LIGHTING ML COMPLY 'll H T.Z REQUREMENTS GF THE CALIFORMA ENERG.
CWESETFDRTHIN"EMLIFOR‘NMCODEOF REZULATIONS, TTLL 24, PART 6,

4, SAFETY GLASS "HALL T INSTALLED N ALL LDEATONS SUSECT TO 'UWAN IMPACT INCLUDING ALL CJORS AND GUAST Wii'N 24
HLAES DF MOR EDGES.

8, TRFE AND ROOT PROTECTION: TREES WHICH ARE LDCAED CLOSE TO THE GONSTRUCTION & TE SHALL 8E F-ROTECTED FROM
"NADVERTANT DAMAGE FROM CONSTRICTION EQUHPMENT BY FENCING OFF THE CANOPY DRIPLNES AMD/OR ChT.AL ROOT ZONES
(WHIC.IEVER IS GREATER) WITH PROTECTYE WATERIALT, WRAPPING TFUMKS WITH PROTECTIVE MATERIALS, AVOING FILL OF ANY TYPE
AGANST THE BASE OF THI ' RUMKS AND AVOIDING AN (NCREASE N SDIL DEPT: AT THE FEEDING ZONE OR WP LME OF THS CETANED
HEES, TREE PROTECTON MEASURES, APPROVED BY A CENTIFED ARBORIST, SMALL BE NSTALLED PRICR TO SSLMNCE OF BULPING
PERMTS AND IS SURECT 70 THE APPROVAL OF * T RWA — DIRECTOR OF PLAMNING.

EXTLRKOR DOOR LANDINGS ARE REQUIRED TO [E AS WIDE AS TE DODIWAY AND EXTEND A W iMub OF 387 IN *E DRTG.ION OF
TRWEL. cBC 1ol

5NRS AND HANDRAILS SHALL CONFORM TO CBC RECHAREMENTS,

GUARDRAILS SHALL BE PRUVDED WHEN STAIRS DR LANOINGS ARE OVER 30" ABOVE GRADE. OPENINGS StALL NCT PERMIT MENETRATION
OF A 4" CAMETER SPHERE. CUARDRALS SHALL BE A MINMUM OF 42" 'HCH AT LANDINGS AND 34" HIGH WAEN FIRYING AS A
HANGRAL.  G3C 1013

. 100042 RISER HEGHT AND TREAD DEFTM. 3TAR RICER FEGATS SPALL BE 7 'NCHTS WAXIMUM AND 4 'NCHES MINWUM THE
TSER AEGHT SHALL BE MEASURED VERTTALLY BETWEEN THE LEADNG EOGSS OF ADUAGENT TREAD®, RECTANGULAR TREAD DEPTHS
SAML BE 11 NCHES MEASURED SORIZONTALLY LETWEEN HI VERTICAL PLANES OF THE FOREMOST PROMECTION OF AJJACENT
TREADS AND AT A F'QHT AMGLE 7O THE “READFS LEADING EDSE.

0. 1006.5 STARWAY LANDINGS. THERE SHALL LE A FLOOR OR LANDING AT THE TOP AND POTTOM OF EACH STAIRWAY. “HE WIDTA
OF LANL/NGS SHALL NOT LT LESS THAN THE WIDTH OF STARWAYS "HEY SERVE. EVERY LANDING THALL HAVE A MINIMUM
I MZINSION WEASURED IN THE DIRECTION OF TRAVEL EQUAL TG THE WICH DF THE STAIRWAY. SUCH DIMENSIN NEED NOT EXCEED
48 MGHES WHERE THE STARWAY 148 A STRAGHT UM DOORS OPEMNG GNTO A LANDING © AL NOT REDUCE —'E LAMTING TO
' 75§ TUAN ONE—HALF T E REQURED WIOTH.

- 1011,4 NTERNALLY LUMINATED EXIS LiGNS. ELECTRCALLY MOWERED, SELF-LLMINOUS AND PHOTCLUMINESCENT EXUS SENS
AL TE LSTED AND LABFLED N ACCORANCE WITH UL B24 AND SHALL BE NIJTALLED IN ACCORDANCE SIGNT 5 WALL BE
LLUMINATED AT ALL - WES.

10115 EXTLANALLY HLLUMNATED EXTS SSNS, PXTERNALLY ILLUMINATED EXIS SiGNS fI4AL COMPLY WITH SEL..CNS $011.5.1

~ ROUGH 1011.6.3. 1011.5.1 GRAPFiCS. EVERY EXITS SIGN AND DIRECTIONAL DXITS SIGN &AL HAVE PLANLY LEGIBLE LET<RS
NOT LESS THAN B INCHES 4i3H WITH THE PPINGIPAL STROKES OF THE LET/ERS NOT LESS THAN = ING4 WIDE. THE #ORD "EXT*
LAALL HAVE LETTERS HAYING A WIDTH NOT LESS THAN 2 ™r4ES WIDE, EXCEPT THE LETTER ,% AND THE MINMUM SPACHG
FETWEER LETTERS SHALL NOT BE LESS THAN 3/8 NGH (2.5 MM}, SIGN LARGER "HAM THE 'NNIMUM ESTABLUHED M THS
SEC..ON S.ALL HAVE LETTER WIDTHS, STROKES AND SPACING !M FROPORTION TD THER FE.OHT, THE WORD “EXIT" L.iALL BE N
~:3H CONTRAST WITH THE BACKGROUND AND SHALL BE CLEARLY ['SCERNIBLE WHEN THE MEANS OF EXITS SIEN !LLUMINATON 1S
%R 1S NOT ENERGIZED, \F A CHEYRON L RECTIONAL IJNCATOR 'S PROVIDED AS PART OF THE EXITS SIGN, THE CLUNSTRUCTION
SHALL BE SUCH THAT T°T DIRECTION OF ~“WE C-IVRON DIRECTIOMAL INDICATOR CANNOT EE :EADILY CHANGED,

10115.2 DAT SIGN LLUMNATION, THE FACE OF AN EXTS SIGN ILLUMINATED FROM AN DT ENTE INAL SOURCE PHALL (AVE AN
'WTEMSITY OF NOT LESS THAN & FODI—CANDLES (54 LLX).

1071.5.5 POWER SOURCE. EXIT SIGNS $iALL BE LLUMINATER AT ALL TWES. TO ENCURE CONTINUED LiCMINATION FOR A DURATION
OF ROT LESS THAN 90 MINUTEZ N ASE OF 7 *MARY PCWFR LOSS, THE 'GN 'LLUNINATION MEANS “-ALL BE CONNFCIED 15 AN
MERGENCY POWER CYSTEM PROVIDED FROM STUTAGE BATTET'ES, NI~ EQUIPNENT OR AN ON—STTE ENERATOR. THE INGTAL ACM
UF THE EMERGENCY POWER SYSIM € ALL BE IN ACTCRDANGE WTH CHAF EX 27.

s

ANTON & MICHEL RESTAURANT

MISSION ST. BETWEEN OCEAN AVE. & 7TH ST.
CARMEL BY THE SEA, CALIFORNIA

-TENANT IMPROVEMENTS-

DESIGN TEAM ASSOCIATED WITH THIS PROJECT

STRUCTURAL ENGINEER:

Christian Lee & Assog. Inc
19 Quaii Ryun Circls, Suite B
Salinas, CA. 83907

Phone: (831) 424-3000

GENERAL CONTRACTOR:

Hamza-Design & Construction, Inc.
481 El Coradg Street

Monterey, CA, 57940

Phar=: (83%) 656-0634

APPLICABLE CODES FOR THIS PROJECT:

» 2010 California Buitding Code (CBC}
= 2010 California Residential Code {(CRC)
* 2010 CalHomia Fira Coda (GFC)

* 2010 Califomia Plumbing Code (CPC)

+ 2010 California Mechanical Code (CMC)
» 2010 Californta Electrical Code {CEC)

= 2008 Crldornia Energy Code {CEnC)

= 2010 Monterey County Cods (MCC)
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PROPQSED FRONT SIGN

TO REPLACE EXISTING

»

BATE

SCOPE OF WORK:

TENANT IMPROVEMENTS

Front Entry Rencvation:

Replacs Existing Eniry Door, Entry Awnlng, and Susiness Signs. Remavs
Existing Decorative Door Shulters. Install New Plaster keystone Around Front
Door, Replace Exterior Light Fixtures, Renovale Meru Displays.

OWNER:  T.R. LEIDIG PROPERTIES
1 LOWER RAGDSLE DRIVE BLG. 1, SUITE 100
MONTEREY, CA. 83840
Phone:

TENANT.  ANTHONY SALAMEH
PO BOX 4917
CARMEL, CA. 93921
Phone:{831) 625-8526

SITE INFORMATION:

MISSION ST. BETWEEN OCEAN AVE. & 7TH UT.
CARMEL BY THE SEA, CALIFORNIA

APN; 010-141-003-000 BLK 77, LOT 15,17,19.21
Occupancy Group:  A-2

Constr. Type: V-N

Zoning Designaticn: COMMERCIAL

BUILDING DATA:

EXISTING BUILDING AREA:  (NO CHANGE)

Trees To Be Removed: None
Water company . CALAM

SITE INFORMATION .

PROPOSED PLANS

SHEET G-1.1 TIiTLE SHEET - SITE INFORMATION - NOTES
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™ January 23, 2014

To: Chair Dallas and Planning Commissioners

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

Subject: Consideration of a Design Study (DS 12-111 RV-02) for revisions to an

approved new residence on a property located in the Single-Family
Residential (R-1) Zoning District

Recommendation:

Review the proposed railing designs, and provide direction to the applicant.

Application: DS 12-111 RV-02 APN: 010-266-013

Location: SE Corner of Ocean Ave and Carmelo Street

Block: M Lots: 2and 4

Applicant: Chris Boqua Property Owners: Bill and Adriana Hayward

Background and Project Description:

On February 13, 2013, the applicant received approval for Design Study (DS 12-111) for the
construction of a new residence located at the SE corner of Ocean Avenue and Carmelo Street.
The approved finish materials included: wood-shingle siding, a stone veneer, unclad wood
windows, and a wood-shake roof.

On May 30, 2013, the applicant submitted a plan revision application for alterations to the
design including: minor modifications to the window design, a trellis on the front porch, the
installation of a wrought-iren railing around the deck, and a zinc metal roof. Staff approved the
revisions to the window design and the trellis because the changes were relatively minor and
consistent with the City’s Residential Design Guidelines. However, staff forwarded the
wrought-iron railing design and metal roof to the Planning Commission for review.
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The proposed wrought-iron railing and zinc metal roof were denied by the Planning
Commission on August 14, 2013. The applicants filed an appeal of these denied design
components, and on September 10, 2013, the City Council overturned the denial of the zinc
roof but upheld the denial of the proposed railing design.

Railing: The residence was originally approved with an open wood railing/guardrail. The
revised design reviewed by the Planning Commission at the August 14, 2013 meeting included a
solid wood-shingle guardrail for privacy. The upper 18-inch portion of the guardrail consisted of
decorative wrought iron. The proposed railing was denied, primarily because the Planning
Commission did not support the use of wrought iron.

Staff notes that the Planning Commission did express support for the solid wood railing, but
preferred that the design remain simple and not include any metal. Staff continued to work
with the applicant on the guardrail design, and based on the discussion that occurred at the
August Planning Commission meeting, staff approved a solid 36-inch high wood guardrail, with
the upper 12-inch portion consisting of vertical wood balusters. An image of the staff-approved
design is included as Attachment A.

The applicant has submitted a new Plan Revision (DS 12-111; RV-02) application requesting a
revision to the design approved by staff. The applicant is proposing three options for the
guardrail, each consisting of wood. Staff has referred the guardrail design to the Planning
Commission for a decision or other direction.

Staff Analysis:

Denial Review: Pursuant to CMC 17.52.170: “Any project or application denied and not
subsequently approved by the City Council on appeal shall prohibit the implementation of the
specific project or activity requested in the application. No applications for substantially the
same project or activity on the same property may be submitted for a period of one year
following a denial unless the application contains changes to address the reason(s) for the
denial of the first application, or the City’s plans or ordinances have been amended to remove
the cause for the original denial. Permits denied without a prejudice shall not be subject to this

limitation.”

The first step in the process is determining whether the Planning Commission should take
action on the proposed guardrail design, given that a proposal to revise the design was denied
by the Planning Commission six months ago, on August 14, 2013.
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Staff notes that the guardrail design presented to the Planning Commission at the August 2013
meeting included metal, which was the primary basis for denial. In this revised proposal, the
applicant is proposing three separate options for a wood guardrail, which is consistent with the
direction given by the Planning Commission at the August 2013 meeting.

Railing/Guardrail Design: With regard to architectural details, Residential Design Guideline 9.2
states the following:

e “Keep building forms, materials and details simple and visually restrained”

e “Design features that increase the visual prominence of the building should be avoided”

e “Avoid visual complexity. Too many different materials or excessive details create a
busy appearance and should be simplified”

e “Avoid overly ornate details”

The applicant is proposing three options for the guardrail design. The following is an overview
of the proposed guardrail designs:

Option #1: (Page 1 of Project Plans} — The applicant is proposing a 42-inch high wood guardrail.
The lower 30 inches of the guardrail would consist of solid decorative wood paneling. The
upper 12 inches of the guardrail would consist of vertical wood balusters.

Option #2: (Page 2 of Project Plans; Alt. ‘A’} — Alternative ‘A’ is for a 42-inch high wood
guardrail. The lower 30 inches of the guardrail would consist of wood shingle siding to match
the residence. The upper 12 inches of the guardrail would consist of twisted vertical wood
balusters. This proposal is similar to the one approved by staff, with the exception of the
twisted balusters that present a more decorative appearance for the railing.

Option #3: (Page 3 of Project Plans; Alt. ‘B’) — Alternative ‘B’ is for a 42-inch high wood
guardrail. The lower 28 inches of the guardrail would consist of wood shingle siding to match
the residence. The upper 14 inches of the guardrail would consist of open would paneling with
a decorative pattern.

Design Analysis: Of the three options being presented, Option #2 (Alt. ‘A’) appears the least
decorative and is most consistent with the Residential Design Guidelines. However, staff notes
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that all three proposals appear more decorative and notice-attracting than the Planning
Commission’s original approval of the railing on February 13, 2013, as well as the existing staff
approval of the railing from August 21, 2013. Staff's recommendation to the Planning
Commission is to review the three proposed railing designs and provide direction to the
applicant.

Environmental Review:

The proposed project has been determined to qualify for a Class 1 Categorical Exemption from
CEQA, pursuant to Section 15301 of the CEQA Guidelines (Existing Facilities).

ATTACHMENTS:

s Attachment A — Elevation Drawing Staff-Approved Railing from 8/21/13
e Attachment B —- Elevation Drawings of Proposed Revised Railing Alternatives
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CITY OF CARMEL-BY-THE-SEA
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January 23, 2014

To: Chair Paterson and Planning Commissioners

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

Subject: Consideration of a Design Study (DS 13-125) application for the

construction of a carport in the front-yard setback of a property located
in the Single-Family Residential (R-1) Zoning District

Recommendation:

Approve the Design Study (DS 13-125) for the construction of a detached carport located in the
front-yard setback subject to the attached findings and conditions

Application: DS 13-125 APN: 010-263-004

Location: Casanova Street five parcels southwest of Eighth Ave
Block: | Lot: 11

Applicant: Joshua Stewman Property Owner: Janet Blincoe

Background and Project Description:

The project site is located on Casanova Street five parcels southwest of Eighth Avenue and is
developed with a one-story residence that is clad with stucco siding, wood windows and that
contains a steep pitched wood-shingle roof. Parking for the property is currently provided by
an uncovered parking pad located in the front-yard setback on the south side of the property.

The property previously shared a driveway with the neighboring property to the north, which
provided access to a parking pad located in the front-yard setback of the subject property.
However, on June 13, 2012, the Planning Commission approved a remodel of the subject
residence that permitted the applicant to abandon the use of the shared driveway on the north
side of the property and establish a new driveway on the south side of the property. (Staff
notes that staff has recently determined that an uncovered parking pad in not ailowed in the
front-yard setback, pursuant to CMC Section 17.38.020.F.1.)



DS 13-125 (Casanova, LLC)
January 23, 2014

Staff Report

Page 2

The applicant’s request is to construct a 200-square foot detached carport located in the 15-
foot front-yard setback. The proposed carport would be 10 feet high and would include a
standing-seam copper metal roof and a wood entry gate. The proposal also includes a new
front entry gate at the front of the property, new landscaping, and the removal of 120 square
feet of site coverage. Staff notes that Planning Commission approval is required to locate
detached parking structures in the front-yard setback.

PROIJECT DATA FOR THE 4,000-SQUARE FOOT SITE:

Site Considerations Allowed Existing Proposed
Floor Area 2,400 sf 2,545 sf * 2,545 sf*

Site Coverage 556 sf (13.9%) 1,116 s (27.9%) 996 sf (24.9%)
Trees (upper/iower) 3/1 trees 0/2 trees 0/2 trees

Ridge Height {1°/2™) [ 18 ft. 18 ft. (main residence) 10 ft. (carport)
Plate Height {1%'/2") 12 ft. 10 ft. {(main residence) 7 ft. 6 in. (caport)
Setbacks Minimum Required Existing Proposed
Front 15 ft. 21 ft. 0 ft. (carport)
Composite Side Yard 10 ft. (25%) 12 ft. (64.5%) No Change
Minimum Side Yard 3 ft. 4 ft. 1.5 ft. {carport)
Rear 15 ft. 5 ft. No Change

*Includes 200 square feet for parking

Staff Analysis:

Detached Carport: Design Guideline 6.2 states that “parking facilities that maintain or enhance
variety along the street edge are encouraged.” CMC 17.10.030 allows for detached garages and
carports to encroach into the front- and/or side-yard setbacks if certain standards can be met.
These standards include avoiding impacts on significant trees and providing diversity to the
streetscape,

The subject property currently contains a parking pad in the 15-foot front-yard setback. The
applicant is proposing to construct a 200-square foot detached carport in the area of the
existing parking pad in order to provide covered parking. The proposed carport would be
located at the front (eastern) property line and approximately 1.5 feet from the southern side
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property line. Staff notes that options for locating the parking structure farther back on the site
are limited in this case.

The proposed location of the carport does not appear to present significant impacts to
neighboring properties, including the adjacent property to the south. The carport would be
partially screened by an existing oak tree, and would be compatible with the design of the
surrounding residences.

With regard to the carport design, the proposed carport would be 10 feet high and constructed
of wood posts with a wood gate at the front. The applicant is proposing an “eyebrow” shaped
roof design with a copper metal roof. Staff supports the proposed design and location of the
carport. However, one concern is the proposal for a copper metal roof, which is further
discussed in the following section of this staff report.

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.

e 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.

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

The carport roof has a curved “eyebrow” design that is essentially a flat roof. Staff notes that
wood shingles or composition shingles do not perform well on a flat roof, and typically tar-and-
gravel or cap-sheet roofing materials are used on flat-roofed structures. The applicant is
proposing a copper roof for performance as an architectural feature of the carport.

As noted above, Residential Design Guideline 9.8 discourages the use of metal roofing
materials. However, the City has approved a few metal roofs over the past several years with a
standard being set that the roof material is a natural metal that will patina over time as
opposed to a painted metal alloy. The Commission should discuss whether the proposed
copper roofing material would be appropriate for the carport. Staff has requested that the
applicant bring a sample of the roofing material to the meeting for the Planning Commission’s

review.
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Site Coverage/Landscaping: The site currently contains 1,116 square feet of site coverage and
exceeds the allowed site coverage by 560 square feet. Staff notes that 336 square feet of site
coverage is contained in the shared driveway, which is currently used by the adjacent property
to the north and was abandoned by the applicant as part of the 2012 remodel project.

The City’s typically requires non-conforming site coverage to be reduced as part of any
development project. The applicant is proposing to remove 120 square feet of site coverage, to
bring the total site coverage down to 996 square feet (660 square feet when deducting the
shared driveway). Staff notes that the allowed site coverage for this site is 556 square feet.
Staff could support the proposed reduction in site coverage, but the Commission should discuss
whether additional site coverage should be reduced.

The site plans indicates that new drought-tolerant landscaping will be planted in the front-yard
setback. Condition #4 requires that applicant to submit a final landscape plan prior to the
issuance of the building permit.

ROW Encroachment: The public ROW at the front of the property lacks excessive pavement
and appears relatively natural. However, there are several small boulders in the public ROW. A
condition has been drafted requiring that the boulders be removed. Staff notes that
Residential Design Guideline 1.7 states that “only the City is authorized to add paving or
boulders in the public right-of-way.”

Environmental Review:

The proposed project is categorically exempt from CEQA requirements, pursuant to Section
15303 (Class 3) — New Construction or Conversion of Small Structures. The inclusion of a
detached carport to an existing single-family residence would qualify for this CEQA Categorical
Exemption,

ATTACHMENTS:

¢ Attachment A — Site Photograph

¢ Attachment B - Findings for Approval

s Attachment C - Conditions of Approval
e Attachment D — Neighbor Letters

e Attachment E — Project Plans



Attachment A — Site Photograph

Project site facing west on Casanova
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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 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 7
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 v
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 s
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 | s
residential design in the general plan.

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

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

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

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

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

COASTAL DEVELOPMENT FINDINGS (CMC 17.64.B.1):

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

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

No.

Standard Conditions

This approval constitutes a Design Study authorizing the a detached carport in
the front-yard setback of a residence located in the R-1 Zoning District. All work
shall conform to the approved plans of January 23, 2014, except as conditioned
by this permit.

The project shall be constructed in conformance with all requirements of the
local R-1 zoning ordinances. Ali adopted building and fire codes shall be
adhered to in preparing the working drawings. If any codes or ordinances
require design elements to be changed, or if any other changes are requested at
the time such plans are submitted, such changes may require additional
environmental review and subsequent approval by the Planning Commission.

This approval shall be valid for a period of one year from the date of action
unless an active building permit has been issued and maintained for the
proposed construction.

All new landscaping shall be shown on a landscape plan and shall be submitted
to the Department of Community Planning and Building and to the City Forester
prior to the issuance of a building permit. The landscape plan will be reviewed
for compliance with the landscaping standards contained in the Zoning Code,
including the following requirements: 1) all new landscaping shall be 75%
drought-tolerant; 2} landscaped areas shall be irrigated by a drip/sprinkler
system set on a timer; and 3) the project shall meet the City’s recommended
tree density standards, unless otherwise approved by the City based on site
conditions. The landscaping plan shall show where new trees will be planted
when new trees are required to be planted by the Forest and Beach Commission
or the Planning Commission.

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

All foundations within 15 feet of significant trees shall be excavated by hand. If
any tree roots larger than two inches (2”) are encountered during construction,
the City Forester shall be contacted before cutting the roots. The City Forester
may require the roots to be bridged or may authorize the roots to be cut. If
roots larger than two inches (2”) in diameter are cut without prior City Forester
approval or any significant tree is endangered as a result of construction activity,
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the building permit will be suspended and all work stopped until an investigation
by the City Forester has been completed. Twelve inches (12”) of mulch shall be
evenly spread inside the dripline of all trees prior to the issuance of a building
permit,

Approval of this application does not permit an increase in water use on the
project site. Should the Monterey Peninsula Water Management District
determine that the use would result in an increase in water beyond the
maximum units allowed on a 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 project plans as approved by the Planning
Commission on January 23, 2014, prior to incorporating changes on the site. If
the applicant changes the project without first obtaining City approval, the
applicant will be required to either: a) submit the change in writing and cease all
work on the project until either the Planning Commission or staff has approved
the change; or b) eliminate the change and submit the proposed change in
writing for review. The project will be reviewed for its compliance to the
approved plans prior to final inspection.

Exterior lighting shall be limited to 25 watts or less per fixture and shall be no
higher than 10 feet above the ground. Landscape lighting shall be limited to 15
watts or less per fixture and shall not exceed 18 inches above the ground.

10.

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

N/A

11.

The Carmel stone facade shall be installed in a broken course/random or similar
masonry pattern. Setting the stones vertically on their face in a cobweb pattern
shall not be permitted. Prior to the full installation of stone during construction,
the applicant shall install a 10-square foot section on the buiiding to be reviewed
by planning staff on site to ensure conformity with City standards.

N/A

12.

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

N/A

13.

The applicant agrees, at his or her sole expense, to defend, indemnify, and hold
harmless the City, its public officials, officers, employees, and assigns, from any
liability; and shall reimburse the City for any expense incurred, resulting from, or
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in connection with any project approvals. This includes any appeal, claim, suit,
or other legal proceeding, to attack, set aside, void, or annul any project
approval. The City shall promptly notify the applicant of any legal proceeding,
and shall cooperate fully in the defense. The City may, at its sole discretion,
participate in any such legal action, but participation shall not relieve the
applicant of any obligation under this condition. Should any party bring any
legal action in connection with this project, the Superior Court of the County of
Monterey, California, shall be the situs and have jurisdiction for the resolution of
all such actions by the parties hereto.

14,

The driveway material shall extend beyond the property line into the public right
of way as needed to connect to the paved street edge. A minimal asphalt
connection at the street edge may be required by the Superintendent of Streets
or the Building Official, depending on site conditions, to accommodate the
drainage flow line of the street.

15.

This project is subject to a volume study.

16.

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

N/A

17.

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

18.

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

19a.

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

N/A

19b.

All new construction involving excavation shall immediately cease if cultural
resources are discovered on the site, and the applicant shall notified the
Community Planning and Building Department within 24 hours. Work shall not

N/A
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be permitted to recommence until such resources are properly evaluated for
significance by a qualified archaeologist. If the resources are determined to be
significant, prior to resumption of work, a mitigation and monitoring plan shall
be prepared by a qualified archaeologist and reviewed and approved by the
Community Planning and Building Director. In addition, if human remains are
unearthed during excavation, no further disturbance shall occur until the County
Coroner has made the necessary findings as to origin and distribution pursuant
to California Public Resources Code (PRC) Section 5097.98.

20.

Prior to the roof sheathing inspection, the applicant shall obtain a building
height certification from a California licensed surveyor.

Special Conditions

21.

As shown on the submitted plans, the applicant shall reduce the site coverage to
120 square feet.

22.

Prior to applying for a Building Permit, the applicant shall submit revised plans
that show, label, and dimension where appropriate, all existing and proposed
improvements on the property and in the public ROW. Fence and gate height
and materials shall be noted, as well as the width of the driveway easement,
type of surface materials in the driveway easement, and the width of the
decomposed granite pathway (3-ft maximum in the ROW).

23.

The applicant shall remove all boulders from the public ROW at the front of the
property prior to the issuance of the building permit.

*Acknowledgement and acceptance of conditions of approval.

Property Owner Signature Printed Name Date




V. W. (Bill) Souveroff
Casanova Street, 4 SW of 8" Avenue

P.O. Box 281
Carmel, Ca 93921
Phone: (831) 620-1848
January 15, 2014 RECEIVED
Robert Mullane JAN15 7014
Planning & Building Department Director 1-oy-the-Sed
. Thuo _ City ot wafnel-y-
City of Carmel-by-the-Sea ;::nning & Building Dept.

RE: Casanova 5SW of 8" Ave. Carport Plans
Design Study (DS 13-125)

Dear Mr. Mullane,

In response to the Public Notice of December 27, 2013, following are our comments to the
proposed plans. We understand this will come before the Planning Commission on January 23,
2014. 1 had the opportunity to review the plans at the Planning Department and have seen the
wood pole and orange tape setup.

My wife and I live directly to the north of the house involved. We have no fundamental
problem with an addition of a carport at the south side of that house and are happy to cooperate
with our new neighbor.

Because this will be the only house in our neighborhood with a detached garage or carport in
the front setback, I offer the following comments and issues and assume your department would
normally consider them as part of its review.

. The carport should be located as close as possible to the south property line to minimize its
visibility and prominence, and it is an obvious location sheltered just behind the tree at the
street. The plans and layout would appear to try and do that and it should be assured it is done.
We would be opposed to any other location significantly different than that as it would
introduce major issues related to the Design Guidelines.

. The structure style should be as minimal and non-obtrusive as possible to avoid visual mass and
bulk when seen from the street, especially since it is located close to the front property line and
could loom somewhat large at the street and from our house. Whatever is approved should
assure that is done and fits into the neighborhood, as well.

. The plans show a curved copper roof with copper visible from the street and certainly from our
house. There is nothing like it in the neighborhood and I don’t know if that is allowed. The
main house roof has wood shingles and a copper roof could add too many visual styles and
materials. A low pitch roof slope is highly desirable. Maybe there is another acceptable
solution more compatible with the area and site.

. I don’t know if a carport entrance is allowed at the front property line and leave that to your

department as to whether it is acceptable and visually appropriate so close to the street.



. There appear to be two gates/doors at the front of the carport at the front property line. No
details were shown. What they would look like as seen from the strect and whether they will

add a bulky look should be reviewed. Solid and full height might be too bulky. (Properly done,
however, they could be a nice looking buffer from a car parked in the car port if done in a
visually acceptable way.

. There is no objection to the new smaller entry gate at the location shown. It and the added

landscape areas appear fine,

. While not part of the carport plan, I noted the fence in the front will be relocated to the front
property line. There is no objection to that.

. However, it will be important that the extension of the north side fence to the front property line
be as shown on the carport plans. That is, a flaring out curving to follow the current entry

access to the driveway at the north. (Generally as on Drawing A-1.1}) We need the space for
driving and visibility and safety reasons into and out of our driveway there. (This is noted
because the three-dimensional sketch showed a straight fence at that point.)

We unfortunately will be out of town on the 23™ and unable to attend the Planning Commission
meeting. In addition to your use, please assure these comments are given to the Commission.

Thank you. If there are any questions let me know.

Bill Souveroff



Marc Wiener

Subject: FW: New Car Port Casanova Street, 5 SW of 8th

RECEIVED
From: Maria Roden JAN'1 5 2014
Sent: Wednesday, January 15, 2014 8:29 PM City o1 Camnei-by-the-Sea
To: Rob Mullane Planning & Building Dept.

Subject: New Car Port Casanova Street, 5 SW of 8th

I am concerned about the proposed car port structure at the above address.

I hope the city will give thoughtful consideration concerning its size, style and aesthetic
presence on the street. It is particularly out of character and once erected we fear will
set a precedent for future unsuitable structures. We live at Casanova 3 NE of 9th. Thank you.
Maria and Danny Roden

Sent from my iPhone



JANET BLINCOE RESIDENCE

PROJECT TEAM

OWNERS: TANET BLINCOE
CASANOVA, 5 SW of 8th 5t.
CARMEL-BY-THE-SEA, CA 93921
(847) T74-4958

DESIGNER; HOMELIFE DESIGN STUDIO - JOSHUA STEWMAN

1042 BEGAN AVE,
PACIFIC GROVE, CA 93950
(831)920-8814 - joshua@homelifedesignstudio.com

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

STRUCTURAL: PACIFIC ENGINEERING GROUP
ENGINEER 9695 BLUE LARKSPUR LANE, SUITE 202
MONTEREY, CA 93040
(831) 333-0644

PROJECT INFORMATION

PROPERTY: CASANOVA 5 SW of BTH ST.

ADDRESS CARMEL-BY-THE-SEA, CA 93921

ASSESSOR'S PARCEL #: 010-263-004-000

ZONING: R-1

OCCUPANCY GROUP: SINGLE FAMILY RESIDENTIAL

TYPE OF CONSTRUCTION:  TYPE 5 - WOOD FRAMED

LOT SIZE (Sqft.): - 4000 sqft.

SITE COVERAGE: - (E) 1316 agft. = 32.9% SITE COVERAGE (including 326 sqft easement)
- (P) 996 sqft. = 24.9% - An 8% REDUCTION IN SITE COVERAGE

{Still including the 326 sqft, drivewsy sasement)
HOUSE SIZE (Sqft.): - (E) 2543 aqft, (previonsly inchided s paricing pad)

HOUSE SIZE (Sqit.): - (P) 2545 sqft. (now includcs & 200° carport)

CODE EDITIONS: 2010 CALIFORNIA BUILDING,
MECHANICAL, PLUMBING, ELECTRICAL,
CFC, & 2010 CALIFORNIA ENERGY CODE

NO TREE REMOVAL OR GRADING

SITE PHOTO

SITE MAP

e o 3

CARMEL-BY-THE-SEA, CA 93921

DRAWING INDEX

ARCHITECTURAL STRUCTURAL
A1 | PROJECT TITLE PAGE

A-L0 | (E)SITEPLAN

ALl | (F)SITEPLAN

A-3.0 | _(P) CARPORT ELEVATIONS

L1 (F) FRONT YARD LANDICAPING PLAN

ADDITIONAL PROJECT INFORMATION

PROJECT DESCRIPTION: THIS IS A NEW 200 SQFT. CARPORT FOR AN EXISTING
SINGLE FAMILY RESIDENCE ON CASANOVA. CURRENTLY THERE ARE NO COVERED
PARKING SPACES ON SITE. THIS PROPOSAL WOULD PROVIDE 1 COVERED PARKING
SPACE AND A NEW FRONT ENTRY GATE.

GENERAL NOTES:

1. CONTRACTOR TO VERIFY ALL DIMENSIONS AND NOTIFY DESIGNER OF ANY DISCREPANCIES BEFORE
PROCEEDING,

2. PLUMBING PLAN AND LAYOUT TO BE SUBMITTED BY CONTRACTOR BEFORE BUILDING RMSPECTICN.

3. ALL GLAZING SUBJECT TO HUMAN IMPACT $HALL BE TEMPERED GLASS OR WIRE SAFETY GLASS
(CBC 2406.1.2.3.4).

4. THIS PROJECT SHALL COMPLY WITH THE 2010 CALIFORNIA BUILDING, PLUMBING, MECHANICAL,
ELECTRICAL, AND FIRE CODES, AND THE 2010 CALIFORNIA ENERGY CODE.

5. THE STRUCTURAL ENGINEER OF RECORD SHALL GO ON REGULAR JOBSITE VISITS AT SIGNIFICANT
CONSTRUCTION STAGES AND AT THE COMPLETION OF THE STRUCTURAL SYSTEM. AT THE CONCLUSION OF
THE WORK INCLUDED IN THE FERMIT, THE STRUCTURAL OBSERVER SHALL SUBMIT TO THE BUILDING
OFFICTAL A WRITTEN STATEMENT THAT SITE VISITS HAVE BEEN MADE AT KEY STAGES OF CONSTRUCTION,
SHALL IDENTIFY ANY REFORTED DEFICIENCIES THAT HAVE NOT BEEN RESOLVED AND SHALL SUBMIT A
DESIGN REQUIRED TO REPAIR THE DEFICIENCIES.

FIRE DEPARTMENT NOTES:

1. ALL BUILDINGS SHALL HAVE A PERMANENTLY POSTED ADDRESS WHICH SHALL BE PLACED AT EACH
DRIVEWAY ENTRANCE AND VISIBLE FROM BOTH DIRECTIONS OF TRAVEL ALONG THE ROAD. IN ALL
CASES, THE ADDRESS SHALL BE POSTED AT BEGINNING OF CONSTRUCTION AND SHALL BE MAINTAINED
THEREAFTER AND THE ADDREES SHALL BE VISIBLE AND LEGIBLE FROM THE ROAD ON WHICH THE
ADDRESS IS LOCATED.

2. SIZE OF LETTERS, NUMBERS, AND SYMBOLS FOR ADDRESS SHALL BE A MINIMUM OF 3" LETTER HEIGHT, %"

STROKE, CONTRASTING WITH THE BACKGROUND COLOR OF THE SIGN,

RECEIVED

DEC 312013

City of Carmel-by-fhe-Sea
Pianning & Building Dept.
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

January 23, 2014
To: Chair Dallas and Planning Commissioners
From: Rob Mullane, AICP, Community Planning and Building Director RM
Submitted by: Marc Wiener, Senior Planner
Subject: Consideration of Design Study (DS 13-132) and associated Coastal

Development Permit and Use Permit (UP 13-23) applications for the
alteration of an existing residence located in the Single-Family Residential
(R-1) District

Recommendation:

Approved the Design Study (DS 13-132) and the associated Coastal Development Permit and
Use Permit (UP 13-23) subject to the attached findings and conditions

Application: DS 13-132/UP 13-23 APN: 010-154-002

Block: 131 Lots: 5 & Northern half of 7

Location: San Carlos St. 3 parcels southwest of 11th Ave.

Applicant: Darren Davis Property Owners: Mark and Becky Conger

Background and Project Description:

The project site is located on San Carlos Street three parcels southwest of Eleventh Avenue.
The property is developed with a two-story residence that is clad with wood-shingle siding,
composition-shingle roofing and unclad wood windows. There is an existing 270-square foot
guesthouse with a bathroom on the lower level the residence. A Determination of Historic
Ineligibility for the subject residence was issued by the Community Planning and Building
Department on July 5, 2005, based on a review by the City’s Historic Preservation Consultant:
Kent Seavey. The Determination of ineligibility was re-issued by Planning Staff on July 30, 2013.
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The applicant is proposing to remodel and expand the existing residence. The project includes
the following features:

e A 209-square foot expansion of the residence, including additions to front and rear

elevations of the residence

¢ Addition of a new entry porch on the front elevation
* New shed-roof element above the garage to replace a 30-square foot roof-top deck

e Replacement of the glass sunroom on rear elevation with wood-shingle walls to match

the existing footprint
e New 2'x 2' skylight at the rear of the residence

¢ Proposal to bring the site coverage into compliance by reducing it from 1,565 to 781

square feet

e Removal of certain public right-of-way {ROW) encroachments (i.e., brick pavers and

landscaping rocks)

Due to the limited scope of this project, staff has scheduled this application for final review.
However, if the Commission has concerns or issues that cannot be addressed at this hearing,

the project couid be continued to a second meeting.

PROJECT DATA FOR A 6,000 SQUARE FOOT SITE:

Site Considerations Allowed Existing Proposed

Floor Area 2, 460 sf (41%) 1,764 sf (29.4%) 1,973sf (32.8%)*
Site Coverage 781 sf (13%) 1,565 sf (26%) 781 sf (13%)
Trees (upper/lower) 4/3 1/12 1/12

Ridge Height (1%/2™) 18 ft./24 ft. 15.5 t./20 ft. 16 ft. 8 in./20 ft.
Plate Height (1%/2") 12 ft./18 ft. 9.5 ft./15 ft. 4in. | 11ft. 10in./15 ft. 4 in.
Setbacks Minimum Required Existing Proposed

Front 15 ft. 26.5 ft. 245 ft.
Composite Side Yard 15 ft. (25%) 19.5 ft. (32.5%) 15.5 ft. (25.8%)
Minimum Side Yard 3 ft. 3.5 ft. No Change

Rear 15 ft. 31 ft. No Change

* Includes 200-square foot garage and 200-square foot parking pad located on driveway
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Staff Analysis:

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

The site contains thirteen trees, seven of which are classified as significant. The applicant is not
proposing to remove any of the trees on the property. The proposed deck at the rear of the
residence would be located within the 6-foot setback of one significant tree located on the
south side of the property. The City Forester has reviewed the proposal and does not have any
issues, so long as the deck footings are hand excavated as required by Standard Condition #6.

The site currently contains only one upper-canopy tree. The City Forester recommends that
one additional new upper-canopy tree be planted on the property. A condition of approval has
been drafted regarding this recommendation.

Privacy & Views: Residential Desigh Guidelines 5.1 through 5.3 pertain to maintenance of
“privacy of indoor and outdoor spaces in a neighborhood” and maintenance of “view
opportunities.”

The proposed alterations to the residence are minimal and would not create any new privacy or
view impacts to neighboring properties. Staff notes that the applicant is proposing to rebuild
the deck at the rear of the residence at its original 188-square foot size, and near the original
location. Staff notes no privacy impacts posed by the reconstruction of the deck.

The applicant is also proposing to expand the rear dining room, which includes two new
windows on the south elevation. The size and location of the windows do not appear to pose
impacts on the privacy of the adjacent property to the south.

Mass & Bulk: Residential Design Guidelines 7.1 through 7.5 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.” Residential Design Guideline 7.6 states to “avoid
design treatments that produce a top-heavy appearance such as large cantilevered building
elements.”
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The applicant is proposing to expand the residence by 209 square feet. The proposed additions
are primarily at the rear of the residence and would not increase the appearance of building
mass to the street. Staff notes that the residence would still be 487 square feet below the
allowed floor area with the proposed additions.

Building & Roof Form: Residential Design Guidelines 8.1 through 8.3 states that “building
forms should be simple. Basic rectangles, L or U-shapes are typical” and “basic gable and hip
roofs are traditional and their use is encouraged” and “in general, moderately pitched roofs
(4:12 to 6:12} are preferred.”

In staff’s opinion, the applicant has done a nice job of integrating the additions into the existing
residence without creating a “busy” or complicated appearance. The additions would have a
gabled roof design with an 8.5:12 pitch to match the existing residence.

Finish Materials: Residential Design Guideline 9.4 states that "when design details and surface
materials are selected, they should be used throughout the full exterior of the building to
maintain consistency."”

The applicant is proposing wood-shingle siding, composition-shingle roofing, and unclad wood
windows and doors to match the existing residence. Staff notes that the proposal to replace
the sunroom with wood-shingle walls is more consistent with the existing materials and
architectural style of the residence. The proposed use of finish materials is consistent with
Residential Design Guideline 9.4.

Site Coverage/Landscaping: The applicant is proposing to reduce the site coverage from 1,565
to 781 square feet to bring the property into compliance with the allowed site coverage. A
special condition has been drafted requiring that the site coverage be brought into compliance
as indicated on the plans.

With regard to landscaping, the project plans note that the site is currently landscaped with
mature shrubs, ground cover and trees. The applicant has noted that the existing landscaping
will be protected during construction. Standard Condition #4 requires the applicant to submit a
landscape plan prior to the issuance of a building permit. For this project, the landscape plan
would document what is currently on the property as well as what is proposed in the public
ROW along San Carlos Street. The City Forester and Community Development Director will
evaluate the landscape plan to determine if it is consistent with City standards.
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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 270-square foot finished area on the lower level of the residence that
contains a bedroom, sunroom, and full bathroom and that is not inter-accessible with the main
residence. The lower-level room qualifies as a guesthouse as defined by CMC 17.68.030.
Construction of the room was permitted in 1985 through Building Permit #85-53. However, a
Residential Use Permit was not first secured for the guesthouse prior to issuance of the Building
Permit.

As part of the proposal to alter the existing residence, the applicant is required to obtain a
Residential Use Permit (UP 13-23} for the guesthouse. Staff notes that the guesthouse would
be maintained at its approximate size of 270 square feet. The bathroom would be maintained
at its existing location in the guesthouse, but would be slightly expanded to add a new sink.
The applicant is proposing to rebuild the sunroom that is attached to the guesthouse with
wood-shingle walls.

Residential 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.

Guesthouse Parking: CMC Section 17.10.030.F states: “On-Site Parking Requirements. Required
parking spaces shall be provided by a garage, carport or parking pad measuring at least 10 feet
by 20 feet having practical ingress and egress for a vehicle. Tandem parking is allowed in this
district. All required parking shall be provided on-site and shail be counted as floor area and
exterior volume.” This section of the code also requires one parking space per guesthouse.

The applicant is proposing to designate a second off-street parking space on the driveway, in
tandem with the garage. As indicated in the above code section, tandem parking is permitted
in the Single-Family Residential (R-1) Zoning District. Given the constraints of providing a
second off-street parking space on the site, staff supports the proposed tandem parking
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arrangement. Staff notes that the data table on the project plans includes 200 square feet of
floor area for the guesthouse parking space.

Public ROW: With regard to the public ROW, Residential Design Guideline 1.7 states that
“natural soil, shredded bark and wood chips are preferred surface materials. Gravel is
prohibited” and “only the City is authorized to add paving or boulders in the public right-of-

”

way.
The public ROW at the front of the property contains a 6-inch high rock-wall planter, a concrete

pathway, landscaping, and gravel. Photographs in of the public ROW at the front of the
property are included as Attachment A.

The project plans include a proposal to remove certain identified public ROW encroachments
“in accordance with City standards.” The applicant is proposing to remove the rock-wall planter
and brick-paver walkway located in the public ROW. Staff also recommends that the applicant
also remove the gravel from the public ROW, which can be replaced with shredded bark or
wood chips as encouraged by the Residential Design Guideline 1.7. A condition has been
drafted requiring that the encroachments and gravel be removed. A separate condition has
been drafted requiring that the applicant make any appropriate changes to the existing
landscaping or secure an encroachment permit for retention of landscaping that is not
determined by staff to be informal and drought-tolerant.

Environmental Review:

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

ATTACHMENTS:

e Attachment A — Site Photographs

¢ Attachment B — Findings for Concept Acceptance

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



Attachment A — Site Photographs

Project site facing west on San Carlos Street

Public ROW at front of the property on San Carlos Street
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Rear of the property facing east




Attachment B — Findings for Approval

DS 13-132/UP 13-23 (Conger)
January 23, 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 | v/
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 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.

AN

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.
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Approval Conditions
No. Standard Conditions
1 This approval constitutes Design Study, Coastal Development Permit, and Use

Permits authorizing the alterations to an existing residence. All work shall
conform to the approved plans of January 23, 2014 except as conditioned by this
permit.

The project shall be constructed in conformance with all requirements of the
local R-1 zoning ordinances. All adopted building and fire codes shall be
adhered to in preparing the working drawings. If any codes or ordinances
require design elements to be changed, or if any other changes are requested at
the time such plans are submitted, such changes may require additional
environmental review and subsequent approval by the Planning Commission.

This approval shall be valid for a period of one year from the date of action
unless an active building permit has been issued and maintained for the
proposed construction.

All new landscaping shall be shown on a landscape plan and shall be submitted
to the Department of Community Planning and Building and to the City Forester
prior to the issuance of a building permit. The landscape plan will be reviewed
for compliance with the landscaping standards contained in the Zoning Code,
including the following requirements: 1) all new landscaping shall be 75%
drought-tolerant; 2) landscaped areas shall be irrigated by a drip/sprinkler
system set on a timer; and 3) the project shall meet the City’s recommended
tree density standards, unless otherwise approved by the City based on site
conditions. The landscaping plan shall show where new trees will be planted
when new trees are required to be planted by the Forest and Beach Commission
or the Planning Commission.

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

All foundations within 15 feet of significant trees shall be excavated by hand. If
any tree roots larger than two inches (2”) are encountered during construction,
the City Forester shall be contacted before cutting the roots. The City Forester
may require the roots to be bridged or may authorize the roots to be cut. If
roots larger than two inches (2”) in diameter are cut without prior City Forester
approval or any significant tree is endangered as a result of construction activity,
the building permit will be suspended and all work stopped until an investigation
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by the City Forester has been completed. Twelve inches (12”) of mulch shail 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 6,000-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 project plans as approved by the Planning
Commission on January 23, 2014, prior to incorporating changes on the site. If
the applicant changes the project without first obtaining City approval, the
applicant will be required to either: a) submit the change in writing and cease all
work on the project until either the Planning Commission or staff has approved
the change; or b) eliminate the change and submit the proposed change in
writing for review. The project will be reviewed for its compliance to the
approved plans prior to final inspection.

Exterior lighting shall be limited to 25 watts or less per fixture and shall be no
higher than 10 feet above the ground. Landscape lighting shall be limited to 15
watts or less per fixture and shall not exceed 18 inches above the ground.

10.

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

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

N/A

12.

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

13.

The applicant agrees, at his or her sole expense, to defend, indemnify, and hold
harmless the City, its public officials, officers, employees, and assigns, from any
liability; and shall reimburse the City for any expense incurred, resulting from, or
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in connection with any project approvals. This includes any appeal, claim, suit,
or other legal proceeding, to attack, set aside, void, or annul any project
approval. The City shall promptly notify the applicant of any legal proceeding,
and shall cooperate fully in the defense. The City may, at its sole discretion,
participate in any such legal action, but participation shall not relieve the
applicant of any obligation under this condition. Should any party bring any
legal action in connection with this project, the Superior Court of the County of
Monterey, California, shall be the situs and have jurisdiction for the resolution of
all such actions by the parties hereto.

14,

The driveway material shall extend beyond the property line into the public right
of way as needed to connect to the paved street edge. A minimal asphalt
connection at the street edge may be required by the Superintendent of Streets
or the Building Official, depending on site conditions, to accommodate the
drainage flow line of the street.

15.

This project is subject to a volume study.

16.

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

N/A

17.

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

18.

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

19a.

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

19b.

All new construction involving excavation shall immediately cease if cultural
resources are discovered on the site, and the applicant shall notified the
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Community Planning and Building Department within 24 hours. Work shall not
be permitted to recommence until such resources are properly evaluated for
significance by a qualified archaeologist. If the resources are determined to be
significant, prior to resumption of work, a mitigation and monitoring plan shall
be prepared by a qualified archaeologist and reviewed and approved by the
Community Planning and Building Director. In addition, if human remains are
unearthed during excavation, no further disturbance shall occur until the County
Coroner has made the necessary findings as to origin and distribution pursuant
to California Public Resources Code (PRC) Section 5097.98.

Special Conditions

20.

The applicant shall plant one 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.

21.

Prior to issuance of the Certificate of Occupancy the applicant shall remove 784
square feet of site coverage as indicated on the approved plans.

22.

Prior to issuance of a Building Permit, the applicant shall submit revised
landscape plans for review by the City Forester and Community Planning and
Building Director. The revised plans shall be submitted with the Building Permit
application plan set and shall indicate removal of the gravel in the City ROW and
replacement with shredded bark or wood chips as well as the type of plants that
are proposed to be retained.

23.

The guesthouse shall not be used as a subordinate unit as defined in CMC 17.68.

*Acknowledgement and acceptance of conditions of approval.

Property Owner Signature Printed Name Date
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LANDSCAPE NOTES ol [
PLAN INDEX e
1. EXISTING SITE IS FULLY LANDSCAPED WITH MATURE SHRUBS, GROUND
COVER, AND TREES. OWNER SHALL PROTEGT AND MAINTAIN LANDSCAPING SHEET DESCRIPTION e
DURING CONSTRUGTION.
Al PROPOSED SITE PLAN 12: 1% 1%
2. ANY SHRURS OR GROUNDCOVER DAMAGED DURING CONSTRUCTION AZ EXISTING FLOOR PLANS
SHALL BE REMOVED AND REPLANTED WITH LIKE PLANTS. PLANTING SHALL a3 EXISTING ROOF PLAN AND EXT, ELEVATIONS
BE AS STATED BELOW. Ad PROPOSED FLOOR PLANS
3. SHRUB PLANTING HOLES TO BE TWO TIMES THE SIZE OF THE CONTAINER AS PROPOSED ROOF PLAN AND EXT. ELEVATIONS
DIAMETER AND 3" DEEPER. BACKFILL WITH ONE PART NATIVE SOIL AND ONE A FLOOR LEVEL MAP
- PART NITROLIZED CRGANIC AMENDMENTS, FIRM PLANT SOIL AND WATER A7 STREET ELEVATIONS
2"MULCH INSTALLED SEFORE PLANT® SOAK IN MINIMAL BASING AT PLANTS. Lo EXISTING SITE PLAN WITH TAKE DOWN
1 EXISTING SURVEY MAP
4, APPLY SLOW RELEASE FERTILIZER 16-8-8 TO ENTIRE PLANTED SITE. ARPLY
PRE-EMERGENT WEED CONTROL AFTER PLANTING PER MANUFACTURERS _
EHBREN SPa ) 2%‘#55~T§§:§§}§ﬁ5—n RECOMMENCATIONE- | . ) T
R~ RN .@f" i : 5. INSTALL DRIP IRRIGATION ON ALL PLANTED AREAS IN ACCORDANCE WITH .
FREvaRTS Saol FACM Cone RSN L ‘ : MANUFAGTURER AND LOCAL GODES. NATURAL LIN-PLANTED AREAS NEED
TREE TRUNK PROTECTION Gnsgugﬁ:é LJr:‘:ocw:r-n sPl.ANTINe wEA_ETAIL — ERE NOT BE IRRIGATED. A

8, INSTALL AN IRRIGATION TIME CLOCK AND RAIN SENSCR PER LOCAL
CODES.

7. WATERING SCHEDULE SHALL CONFORM WITH LOCAL CODES.

8. EXISTING NON-CONFORMING PAVED AREAS SHALL BE REMOVED IN R E C E IV E D

AGCORDANCE WITH PLANS. BARE GROUND SHALL BE COVERED WITH TOP
SOIL AND 3 OF NATURAL WOOD MULGH FROM NATIVE TREES.

JAN 1 42014

City of Carmel-by-the-Sea
Plonning & Building Dept.
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SAN CARLOS STREET

(A 6D FOOT WIDE CITY STREET)

RECORD DESCRIPTION:
Tha lond nferad to herein & Stusted i the Stale of Caltomia,
County ot tarey, Clty of Camel s fokows:

LOT 5 AND THE NORTH 1/2 QF LOT 7, IN BLOCK 131,

AS SHOWN ON THE MAP ERTITLED, "CARMELHY THESEA,"

RLED MARCH 7, 1902 IN THE OFRCE OF THE-COUNTY RECORDER
QF THE COUNTY OF MONTEREY, STATE OF CALIFQRNIA,
INVOLUME 1 OF MAPS, "CIFES AND TOWNS”, AT PAGE 2.

BASIS OF BEARINGS:

THE BEARING OF SQUTH O1445'00" EAST AS SHOWN ON THE MAF FLED IN
YOLUME 28. PAGE 78, OF SURVEYS, AS FOUNCH MONUMENTED

AND SHOWN HERECON IS THE BASE OF BEARINGS FOR THIS SURVEY,

BENCHMARK:

ELEVATIONS FOR THIS SURVEY ARE BASED ON AN ASSUMED DATUM,
AN ELEYATION OF 50.00 HAS BEEN ASSIGNED TO A MAG NAIL FQUND
IN THE PAVEMENT NEAR THE EASTERLY BOUNDARY OF THE SUBJECT
PROPERTY AS SHOWN HEREON.

NOTES:
. BOUNDARY LOCATIONS SHOWHN HEREON WERE DETERMINED WITH THE
BENEAT OF A AELD SURVEY SUPPLEMENTED BY RECORD DATA.
ALL BOUNCARY DATA SHOWN HEREON ARE FROM THE RECORDS,
{SEE YOLUME 28, PAGE 78 OF SURYEYS AND VOLUME |, PAGE 2
OF CITIES & TOWNS FOR RECORD DATA.

. ENRATLEMENTS OR ENCUMBRANCES AFFECTING THIS PROPERTY
MAY NOT HECESSARILY BE SHOWN,

, DISTANGES SHOWN ARE EXPRESSED IN FEET AND DECUMALS THEREQF,
, CONTOUR INTERVAL = ONE FOOT,

POSIMON AND DIMENSIONS {IF ANY} OF BUILDINGS AN'I:I WALLS ARE
SHOWN HEREON APPROXIMATE QNLY DUE TO IRREGULAR SHAPE OF TRIM,
BRICK FACING. POP-OUTS. BULL NCSE CORNERS, ETC.

. NOT ALL UTILITY BOXES AND/CR UTILITY STRUCTURES ARE SHOWN
SHCLUCING BUT NOT UMITED TQ HOSE BIBS AMD IRRIGATION VALYES.
ONLY THE VISIBLE UTILITY BOXES AND/OR UTILITY STRUCTURES THAT WERE
CONSIDERED TQ CONVEY THE GENERAL UTIUTY GONDITKONS ARE SHOWN.

. THIS MAP CORRECTLY REPRESENTS A SURVEY PIE’AREJ.BY MEANDSCR
UNCER MY DIRECTION, FROM FIELD DATA COLLECTED IN OCTORER OF 2013.

TOPOGRAPHIC SITE SURVEY
oF

SAN CARLOS STREET 3 SW OF ELEVENTH
. .

Pl :
DOCUMENT: 2005086348
RECORDS OF MONIEREY COUNTY

CITY OF CARMEL COUNTY OF MONTEREY "STATE OF CALIFORNIA

PREPARED FAOR

Becky Conger

by LUCIDO SURVEYCORS ; Del Rey Qaks, Califomia

SCALE: 1" = 8 FROECT No. 1202 DCTOSER 203

APN 010-154-002-000 Bl el



CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

January 23, 2014

To: Chair Dallas and Planning Commissioners

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

Subject: Consideration of Final Design Study (DS 13-75) and the associated Coastal

Development Permit for alterations to an existing single-family residence
located in the Single-Family Residential (R-1), Beach and Riparian, and
Archaeological Significance (AS) Overlay Zoning Districts

Recommendation:

Approve the Final Design Study (DS 13-75) and the associated Coastal Development Permit
subject to the attached findings and conditions

Application: DS 13-75 APN: 010-253-012

Location: San Antonio Avenue 4 parcels northeast of Ocean Avenue

Block: HH Lot: 10

Applicant:  John Mandurrago Property Owner: Jonathan & Jennifer Lambert

Background and Project Description:

The project site is located on San Antonio Avenue four parcels northeast of Ocean Avenue and
is developed with a three-story residence that is 3,196 square feet in size. The residence is clad
with a combination of stucco and horizontal-wood siding. The residence is non-conforming
with regard to floor area and building height.

On November 13, 2013, the Planning Commission reviewed a proposal for modifications to the
subject property. The Planning Commission continued the application with a request for
changes. The applicant has submitted a new design that addresses the Planning Commission's
recommendations and also reduces the scope of the project. The following is summary of the
proposed exterior alterations.



DS 13-75 {Lambert)
January 23, 2014
Staff Report

Page 2

Carmel stone veneer is proposed on the deck/planter structure located on the front
elevation (note: photograph of proposed Carmel stone shown on page D13 of plans)
New wood railing with 6" x 6" posts proposed at the top of the deck/planter structure
Elimination of a chimney on the front elevation and establishment of a chimney on the
south elevation

A new gable roof element and window is proposed on the front elevation

Elimination of a 6' x 6' skylight on the front elevation

Elimination of an outdoor chimney/fireplace on the rear {east) elevation

Several new unclad wood windows throughout the residence

The elimination of 1,354 square feet of site coverage to bring the property into
compliance with the site coverage allowance

New 4-foot high wood fence with 3-foot high stone columns on the front property line.

PROJECT DATA FOR A 5,400-SQUARE FOOT SITE:
Site Considerations Allowed Existing Proposed
Fioor Area 2,279 sf (43%) 3,196 sf (59%) 3,196 sf (59%)
Site Coverage 717 sf (13%) 2,064 sf (59%) 710 sf (13%)
Ridge Height {1%/2") 18 ft./18 ft. 26.5 ft. No Change
Plate Height {1%/2") 12 ft./18 ft. 24.5 ft. No Change
Setbacks Minimum Required Existing Proposed
Front 15 ft. 27 ft. No Change
Composite Side Yard 15 ft. (25%) 12 ft. (20%) No Change
Minimum Side Yard 3ft. 4 ft. No Change
Rear 3 ft. 1.5 ft. No Change

Staff analysis:

Previous Hearing: The following is a list of changes requested by the Planning Commission and

a staff analysis on how the applicant has or has not complied:

1 The applicant shall reduce the site coverage to be in compliance with the allowed 717

square feet.
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Analysis: The applicant is proposing to reduce the site coverage from 2,064 square feet to 710
square feet as recommended by the Planning Commission. Site coverage would be removed
from the driveway, rear patio, and walkways on the property.

2. The applicant shall withdraw the proposal to expand the footprint of the deck on the
front elevation.

Analysis: In the proposal reviewed by the Planning Commission on November 13, 2013, the
applicant had proposed to extend the deck at the front of the residence approximately 4 feet
south, into the planter portion of the structure at the front of the residence. The Planning
Commission was concerned with the increase in non-conforming site coverage and required the
applicant to maintain the original footprint of the deck. The applicant has revised the design to
comply with this requirement. Staff notes that the applicant is now proposing to retain the
entire planter structure. In the last proposal reviewed by the Planning Commission the
applicant had proposed to remove the southern 9 feet of the structure.

3. The applicant shall eliminate the proposal for wrought iron railings from the design.

Analysis: The applicant had originally proposed wrought iron railings around the front
deck/planter structure and on the third level balcony. The design has been revised and the
applicant is now proposing a wood railing with 6" x 6" posts.

4. The applicant shall eliminate the existing skylight from the front elevation.

Analysis: There is an existing 6' x 6' skylight on the front elevation that would become more
prominent to the street view with the proposed removal of the front chimney. The applicant is
proposing to remove the skylight as recommended by the Planning Commission.

5. The applicant shall revise the design of the front fence to be a wood grape-stake fence.

Analysis: The applicant had originally proposed a 3-foot high wrought iron fence with 3-foot
high stone columns on the front property line. Per the recommendation of the Planning
Commission, the applicant has revised the design and is now proposing a 4-foot high wood
fence with stone columns. The columns would be clad with a Carmel stone veneer to match
the stone proposed on the residence. The wood is proposed to be either grape stake or resawn
redwood, as indicated on Sheet D-13 of the plan set (Attachment D). The Planning Commission
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should provide guidance to the applicant on which proposal is preferred or whether additional
revisions are needed.

Project Revisions: Since the project was reviewed on November 13, 2013, the applicant has
made some revisions to the design to reduce the scope of the project. The following are three
alterations that were proposed at the last review, but have since been withdrawn from the

project.

1. The applicant had proposed to eliminate a 9-foot section of the planter on the south
end of the residence. The applicant is now proposing to retain the entire structure.

2. A new wood staircase and entry door were proposed on the front (west) elevation. The
applicant has withdrawn this proposal and is now proposing to maintain the entrance
on the south end of the residence.

3. The applicant had proposed a new roof element on the rear elevation that would
provide space for an interior staircase used to provide access to the third level.
However, the floor plan has been revised and the applicant has is now able to construct
the staircase without any exterior changes to the building.

Elevation drawings, from the November 13, 2013 meeting, are included for comparison as
Attachment E.

ROW Encroachment/Driveway: There is natural vegetation and brush in the City ROW that the
applicant intends to remove. Staff notes that the original plans included a proposal for a stone
pathway extending into the City ROW. The applicant has revised the design and is now
proposing a 3-foot wide decomposed granite pathway, which along with informal, drought-
tolerant landscaping, does not require an encroachment permit.

Environmental Review: The proposed project has been determined to qualify for a Class 1
Categorical Exemption from CEQA, pursuant to Section 15301 of the CEQA Guidelines (Existing
Facilities).

ATTACHMENTS:
e Attachment A — Site Photograph
e Attachment B - Findings for Approval
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e Attachment C — Conditions of Approval
e Attachment D - Project Plans
® Attachment E - Previous Proposed Elevation Drawings (dated 11/13/13)



Attachment A - Site Photograph

Project Site — On San Antonio Facing East
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FINDINGS REQUIRED FOR CONCEPT AND 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 estabiish 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 74
and will retain a reasonable amount of solar access for neighboring sites. Through
the placement, location and size of windows, doors and balconies the design
respects the rights to reasonable privacy on adjoining sites.

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

7. The development does not require removal of any significant trees unless 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 rely on natural materials
and the overall design will as to the variety and diversity along the streetscape.

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

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

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

COASTAL DEVELOPMENT FINDINGS (CMC 17.64.B.1):

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

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

No.

Standard Conditions

This approval constitutes Design Study and Coastal Development permits
authorizing the alterations to an existing residence. All work shall conform to
the approved plans of January 23, 2014, except as conditioned by this permit.

The project shall be constructed in conformance with all requirements of the
local R-1 zoning ordinances. Ail adopted building and fire codes shall be
adhered to in preparing the working drawings. If any codes or ordinances
require design elements to be changed, or if any other changes are requested at
the time such plans are submitted, such changes may require additional
environmental review and subsequent approval by the Planning Commission.

This approval shall be valid for a period of one year from the date of action
unless an active building permit has been issued and maintained for the
proposed construction.

All new landscaping shall be shown on a landscape plan and shall be submitted
to the Department of Community Planning and Building and to the City Forester
prior to the issuance of a building permit. The landscape plan will be reviewed
for compliance with the landscaping standards contained in the Zoning Code,
including the following requirements: 1) all new landscaping shall be 75%
drought-tolerant; 2) landscaped areas shall be irrigated by a drip/sprinkler
system set on a timer; and 3) the project shall meet the City’s recommended
tree density standards, unless otherwise approved by the City based on site
conditions. The landscaping plan shall show where new trees will be planted
when new trees are required to be planted by the Forest and Beach Commission
or the Planning Commission.

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

All foundations within 15 feet of significant trees shall be excavated by hand. If
any tree roots larger than two inches (2”) are encountered during construction,
the City Forester shall be contacted before cutting the roots. The City Forester
may require the roots to be bridged or may authorize the roots to be cut. If
roots larger than two inches (2”) in diameter are cut without prior City Forester
approval or any significant tree is endangered as a result of construction activity,
the building permit will be suspended and all work stopped until an investigation
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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 5,400-square foot parcel, this permit will be
scheduled for reconsideration and the appropriate findings will be prepared for
review and adoption by the Planning Commission.

The applicant shall submit in writing to the Community Planning and Building
staff any proposed changes to the project plans as approved by the Planning
Commission on January 23, 2014, prior to incorporating changes on the site. If
the applicant changes the project without first obtaining City approval, the
applicant will be required to either: a) submit the change in writing and cease all
work on the project until either the Planning Commission or staff has approved
the change; or b) eliminate the change and submit the proposed change in
writing for review. The project will be reviewed for its compliance to the
approved plans prior to final inspection.

Exterior lighting shall be limited to 25 watts or less per fixture and shall be no
higher than 10 feet above the ground. Landscape lighting shall be limited to 15
watts or less per fixture and shall not exceed 18 inches above the ground.

10.

All skylights shall use 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 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
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,
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or other legal proceeding, to attack, set aside, void, or annul any project
approval. The City shall promptly notify the applicant of any legal proceeding,
and shall cooperate fully in the defense. The City may, at its sole discretion,
participate in any such legal action, but participation shall not relieve the
applicant of any obligation under this condition. Should any party bring any
legal action in connection with this project, the Superior Court of the County of
Monterey, California, shall be the situs and have jurisdiction for the resolution of
all such actions by the parties hereto.

14,

The driveway material shall extend beyond the property line into the public right
of way as needed to connect to the paved street edge. A minimal asphalt
connection at the street edge may be required by the Superintendent of Streets
or the Building Official, depending on site conditions, to accommodate the
drainage flow line of the street.

15.

This project is subject to a volume study.

16.

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

N/A

17.

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

18.

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

19a.

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

N/A

19b.

All new construction involving excavation shall immediately cease if cultural
resources are discovered on the site, and the applicant shall notified the
Community Planning and Building Department within 24 hours. Work shall not
be permitted to recommence until such resources are properly evaluated for
significance by a qualified archaeologist. If the resources are determined to be

N/A
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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 Pianning and Building Director. in addition, if human remains are
unearthed during excavation, no further disturbance shall occur until the County
Coroner has made the necessary findings as to origin and distribution pursuant
to California Public Resources Code (PRC) Section 5097.98.

20.

Prior to the roof sheathing inspection, the applicant shall obtain a building
height certification from a California licensed surveyor.

N/A

Special Conditions

21.

The applicant shall plant one upper-canopy tree of substantial size and caliber
and of a species approved by the City Forester. Prior to issuance of the
Certificate of Occupancy the trees shall be planted on site located approximately
10 feet from any building. The trees shall also be shown on the final landscape
plan submitted with the building permit application.

22,

The applicant’s final landscape plan shall indicate the type of material for the
proposed pedestrian pathway and driveway, including those portions in the City
ROW. Any proposed plants or other materials {e.g., woodchips) in the ROW
shall also be indicated on the landscape plan. The landscape pians shali be
reviewed and approved by Planning staff, prior to issuance of the Building
Permit,

23.

Prior to issuance of the Certificate of Occupancy the applicant shall remove
1,354 square feet of site coverage as indicated on the approved plans.

24.

Landscape lighting shall not exceed 15 Watts/fixture. Prior to Building Permit
issuance, the landscape plans shall be revised to indicate that the landscaping
lighting is of a maximum of 15 Watts {incandescent equivalent).

*Acknowledgement and acceptance of conditions of approval.

Property Owner Signature Printed Name Date
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

January 23, 2014
To: Chair Dallas and Planning Commissioners
From: Rob Mullane, AICP, Community Planning and Building Director IQM
Submitted by: Marc Wiener, Senior Planner
Subject: Consideration of a Use Permit (UP 13-20) to establish a restaurant located

in the Central Commercial (CC} Zoning District

Recommendation:

Approve Use Permit (UP 13-20) subject to the attached findings and conditions

Application: UP 13-20 APN: 010-134-011
Location: Southwest corner San Carlos Street and 6" Avenue
Block: 71 lot: 1

Applicant: ND Fusion LLC (Affina Bistro) Property Owner: Leidig Draper Properties

Background and Project Description:

The project site is located at the southwest corner of San Carlos Street and Sixth Avenue in the
Central Commercial (CC) Zoning District. The business space is 1,500 square feet in size and was
previously occupied by a restaurant named Pernille, which vacated the space in 2007. The
applicant is proposing to establish a new full-line restaurant named Affina Bistro. The proposed
restaurant would include 47 seats, 9 of which would be located at a bar. The proposed hours of
operation are from 11:00 a.m. to 10:00 p.m. daily, or later if possible.

The applicant has provided an overview of the proposed restaurant and a sample menu, which is
included as Attachment A. The applicant states that: "Affina serves a fusion of east and west tapas
utilizing small boutique style wineries in California and around the world at the best price
accommodated by a cozy and fun atmosphere." The sample menu includes a variety of food
offerings. The applicant has indicated that there would be an emphasis on serving wine and beer.
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The applicant is proposing to remodel the interior of the restaurant, which includes the
construction of a new kitchen and remodeling the restroom to comply with ADA requirements.
The applicant has indicated that garbage storage would either be located within the restaurant or
in an adjacent alley.

Staff Analysis:

Restaurant Use Permit: Full-line restaurants require a Conditional Use Permit to be issued by the
Planning Commission. According to CMC Section 17.68.030, full line restaurants provide “a full line
of prepared food and drinks using non-disposable plates, glasses and utensils for immediate
consumption on the site. These restaurants provide table service to patrons of all ages who pay
after eating. Takeout service may be provided.”

CMC Section 17.14.040.1 (3) establishes the criteria for a full-line restaurant. The criteria for a full-
line restaurant are listed below with a staff analysis on how the project complies with the
requirements.

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

Analysis: The applicant is currently working on an agreement with an adjacent property owner to
establish a trash storage area in the adjacent alley that would comply with the above
requirements. A photograph of the proposed location is included in Attachment A. Outdoor trash
areas need to be enclosed in a roofed structure and outfitted with a fire sprinkler system. The
applicant would also need to clarify the existing parking configuration in this area and what impact
the trash enclosure would have on parking and circulation. If an agreement cannot be reached
with the adjacent property owner, the applicant has the option of establishing the trash storage
area within the restaurant, per the requirements of the Monterey County Health Department.
Special Condition #19 requires that the applicant work with staff on establishing the trash storage
area prior to applying for the building permit.

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

Analysis: The applicant is proposing to remodel an existing restroom within the restaurant that
would be available to both sexes. Staff notes that the restroom would be ADA-compliant.

3. Drive-in, formula, and fast food establishments are prohibited.

Analysis: The proposed restaurant, as represented by the applicant, would not exhibit
characteristics of a drive-in, formula food, or fast food establishment as defined by CMC 17.70.020.
A definition of these terms is included as Attachment E.

4. Any sale of alcoholic beverages shall be subordinate to this primary use.

5. Substantially all foods from the standard menu shall be available for purchase during the hours
that alcoholic beverages are being served except for the first hour and the last hour of each
business day.

Analysis: The applicant has indicated that restaurant would feature unique wines and beer and
states that a goal of the restaurant is to “create a wine/food-centric atmosphere.” The restaurant
would be permitted to sell alcoholic beverages such as wine and beer; however, consistent with
the above standard, all foods from the standard menu shall be available for purchase during the
hours that alcoholic beverages are being served except for the first hour and the last hour of each
business day. Standard Condition #5 addresses this maximum allowance.

6. The applications, menus and plans indicate that the business will primarily be a restaurant — full
line, and that no more than 20 percent of the total number of seats are at a bar or in a separate
bar room.

Analysis: The applicant has submitted a menu indicating that the business would operate as a full-
line restaurant. The applicant is proposing a total of 47 seats, 9 of which would be located at a bar.

Staff notes that 19% of the seating would be located at the bar and therefore the proposal meets
the above requirement.

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

Analysis: The applicant has not indicated whether the proposed restaurant would meet this
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requirement. Staff will request that the applicant provide additional information at the meeting

on the food service arrangement. Furthermore, Standard Condition #7 requires that the above

standard is met.

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

Analysis: The floor/seating plan proposes a total of 47 seats. The applicant has provided a letter
from the Water Management District (Attachment A) indicating that the space has sufficient water
credits to support 48 seats based on the previous occupancy of Pernille Restaurant.

in staff’s opinion, the proposed seating plan would provide inadequate room for circulation within
the restaurant. The City’s Building Official has conducted a preliminary analysis of the seating plan
and determined that it likely would not meet Building and Fire Codes as designed. However, staff
notes that the floor/seating plan will be reviewed as part of the Building Permit - Plan Check
process. The seating floor plan is subject to change, and depends on a full analysis of the kitchen,
restroom, seating, access paths, etc.

Staff recommends that the Planning Commission approve the maximum of 47 seats as proposed by
the applicant. However, it should be noted that Special Condition #21 states that this limit is a
maximum, and may be reduced by the Building Official to meet the State Uniform Building and Fire
Codes. Special Condition #21 also requires that that the Use Permit {UP 13-20) be amended by the
Planning Commission if it is determined that the allowed number of seats must be reduced.

Hours of Operation: The proposed hours of operation are from 11:00 a.m. to 10:00 p.m. daily.
However, the applicant is requesting to stay open later than 10:00 p.m. if possible. Special
Condition #20 requires that the restaurant close by 10:00 p.m. and states that no new customers
shall be accepted after 10:00 p.m. The Commission should discuss whether the restaurant should
be permitted to stay open past 10:00 p.m. Staff notes that the surrounding buildings contain
commercial uses; however, several of these buildings have second-level apartments that could be
impacted.

Environmental Review:

The application qualifies for a Class 3 Categorical Exemption from the provisions of the California
Environmental Quality Act (CEQA) pursuant to Section 15303 of the State CEQA Guidelines. Class 3
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exemptions include projects involving limited new construction projects and conversion of small

structures.

ATTACHMENTS:

e Attachment A — Site Photographs

= Attachment B — Applicant Letter, Menu, Water Management Letter
e Attachment C — Findings for Approval

¢ Attachment D — Conditions of Approval

e Attachment E — Code Section CMC 17.70.020.

e Attachment E — Floor/Seating Plan



Attachment A — Site Photographs

Project site — Southwest corner of San Carlos and 6™




Attachment B — Applicant Letter, Menu, and Letter from Water Management RECEIVED
AFFINA BISTRO

NOV 0 8 2613

City of Carmel-by-the-Sea

Company Overview
= ” Planning & Building Dept.

ND Fusion LLC will be the operators of Affina. Affina is a comfort food “bistronomy” restaurant
oriented towards fresh/local products and serving the freshest “farm to the table” products. The
atmosphere of the restaurant is cozy and warm ambiance. The customers can choose from a selection of
tapas, cheese, charcuteries and entrees, but also a selection of desserts and pastries available all day long.
The selection of wine is in majority from local Monterey/ Carmel wineries, accompanied by variety of

microbrewery beers.

Mission
" Affina serves a fusion of east and west tapas utilizing small boutique style wineries in California and

around the world at the best price accommodated by a cozy and fun atmosphere."

Facility

The restaurant will be located at the corner of 6th and San Carlos Street, which was the former
Pernille Restaurant for 42 years. The Premises that are the subject of this application (consisting of
approximately 1,300 square feet) are located in the City of Carmel-by-the-Sea on the SW corner of San
Carlos Street and Sixth Avenue, (Block 71, Lot 1) in the County of Monterey, State of California. The
facility is located in the CC area (B of Carmel so we can would like to open at 11am and close at 10pm and
later if possible.

The attached document from the Monterey Water Management, Carmel Fire Protection Associates
and the Monterey County Health Department Division of Environmental Health Permit approves and
acknowledges the location of the former Pernille restaurant, may have up to 48 seat restaurant.

There is already a hood attachment from the previous restaurant but we are applying for permits
to make an energy efficient, brand new, full line kitchen. The current restroom facilities will be
redesigned to comply with the ADA and an suitable closed garbage storage area that can be cleaned will

be provided.

Our solutions

Our Opportunity
1. Partner with Local Community NPO's

1. Variety of small boutiques wines and 2. Create eclectic wine, beer and tapas menu
microbreweries offered -m one. p.lace 3. Fun, light, and elegant atmosphere
2. Elegant food ‘_md wHe painngs . 4. Create wine, beer & food tasting experience
3. Home base wine education experience 3 5. Create @ winelfood -centric atmosphere, where
4. Introduce consumers to new and exciting both novice and enthusiast wine lovers
microbreweries & wines every year winemakers, and foodies can come together fo
5. Fresh farm to table food pairing menu share their common enthusigsm for food and

unne.,



ND FUSION Team and Key Roles

Dexter Salazar

General Manager

Started as a Bartender for Tarpy's
Roadhouse to working the floor at
Dametra Cafe, Wine and liquor
aficionado

Jasper Salazar

Business Advisor/CFO

A Business analyst for Management
Information Systems Compary

Nicolas Izard

Executive Chef

has worked for Joel Robuchon and
numerous Michelin star restaurants. He
started his career at the Superior School
of French Cuisine.

Alex Facio

Sous Chef

Has worked for the French Laundry
and was awarded the James Beard
award

Shane Smit

Public Relations

Shane is a current recording artist, he
was also in the band Overtone founded
by Clint & Dina Eastwood He has
appeared in TV shows & ads.

Nate Castillo

Head Sommelier

One of the youngest 2nd level sommelier
and going for his 3rd level. Nate's main
goal is becoming a master sommelier in
2years

Sales channels

1. Knowledgeable & Attentive staff

2. Utilizing event neftworks

3. Utilizing repeaf customer base

4. Utilizing online social media marketing
5. Affract and create a local cusfomer base

Sales and Marketing

Marketing activities

. Advertising in local magazines
2. Ultilizing social/online media marketing
3. Partnerships with winery and key hotels
4. Support/Sponsor nonprofit communily events
5. Be an active member of the Carmel by the

Sea Chamber of Commerce.

A number of our Strategic Partners

Cima Collina Winery
Twisted Roots Winery
OH & Otter Cove Wines
Rombauer Winery
Silver Oak Winery
Monticello Winery
Cloud Monkey LLC




AFFINA SAMPLE MENU

Small Tasting Dishes

Carpaccio Tataki
Thin slices of beef served with a soy reduction,
Garlic aioli, young leafs of Arugula, drizzle of olive oil.
Rockin Oyster
3 raw oysters, seasonal mignonette
Classic Burger

Small burger with cheddar, mesclun, tomato, garlic aioli, potato galette,

Carmel Burger
Small burger stuffed with Point Reyes Blue cheese, red wine onions, mesclun, potato galette,
Cognac Pear Compote.
Latin Burger

Small burger stuffed with jalapenos, tomatillo salsa, caramelized onions, chimichuri aioli, topped with
manchego cheese,

Fragrant Thai Prawns
Prawns wrapped in rice paper with a basil leaf and lemongrass,
Served with a chili spiced tomato coulis
The Ginza
Seared Red Tuna spiced with Espelette pepper, lemon aioli, green onions,
Cilantro leaves, soy lime vinaigrette.
The Strait’s Crab

Singapore style fresh crab salad atop avocado puree, covered with a tomato jelly



Gravlax
Homemade Salmon Gravlax, with caper aioli, thin julienne of red onions,
Créme fraiche, lemon zests.
Fresh Veggies
Seasonal vegetables sautéed with fresh herbs atop
homemade beet and carrot coulis.
Far East Fries
Homemade French fries served with Sriracha Ketchup and garlic aioli.
Balinese Potatoes Skins

Crispy potatoes skins served with your choice of sauces.

Soups

Prawn Bisque

Homemade creamy safran prawn bisque, served with bread.

Thai Chicken Soup

Lemongrass chicken soup with cilantro and a touch of Cayenne.

Seasonal Soup

Vegetarian soup made with seasonal local vegetables.



Salmon Pattaya

Pan seared salmon fillet with black rice and a creamy Thai curry sauce.

Catch of the day

Daily catch of the day depending on availability.

Charcuterie and Cheese boards

Prosciutto

Choice of Italian prosciutto di Parma, Hispanic Patta Negra or French Bayonne.

Wild boar salami

Gamey, juniper, clove

Chorizo

smokey, firm, paprika

Terrines and pates

Choice of Salmon terrine, Chicken pate, and vegetarian Eggplant terrine.



Salads

House salad

Mixed greens with cherry tomatoes, shaves of carrot, red wine vinaigrette.

Goat Cheese Salad

Toasts of goat cheese salad atop Arugula, toasted walnuts and Champagne vinaigrette

Seared Tokyo Tuana Salad

Mixed greens salad with a soy vinaigrette, green onions,
Topped with 3 slices of seared red tuna with wasabi aioli.

Main Courses

The New Yorker

Grilled NY steak with a honey-soy glaze, candied ginger chips,

and crispy garlic chips. Served with French fries or seasonal vegetables.

Indo~Chine Chicken

Boneless chicken leg stuffed with mushroom duxelle, oven roasted,

Served with a fresh mushroom sauce.



Cheese selection

Vacherin Mont D’or, France

Abbaye de Citeaux, France

Brie de Meaux, France

Point Reyes blue cheese, California

Goat Cheese, Big Sur, California

Aged Cheddar, Wisconsin

Camenbert de Normandie, France

Manchego, Spain

Grana Padana, Italy

Buratta, Italy

The selection of charcuterie and cheese may vary depending of the seasons and availability from the
producers and will change regularly.



Desserts

Floating Island
Poached Meringue served with homemade créme Anglaise, caramel coulis.
Chocolate Fondue
Chocolate fondue served with 2 skewers of fresh fruits.
Traditional Chocolate Brownie
Syrah flavoured chocolate
S’mores
Crackers with marshmallows, and chocolate sauce.
Traditional Apple Pie

Served warm with homemade vanilla ice-cream and caramel sauce.

Note: All of the above items will be suggested paired with a glass of wine



MONTEREY PENINSULA
WATER MANAGEMENT DISTRICT COPY
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October 11, 2007

Ms. Sally Rideout, Senior Planner
EMC Planning Group Inc.

301 Lighthouse Avenne, Suite C
Monterey, California 93940

Subject: Pernille Restaurant at WS of San Carlos St. btwn Ocean Ave & 6™ St., Carmel
(APN: 010-134-011)

Dear Sally:

This letter responds to your request for confirmation on the potential Water Credits for the former Pemille
Restaurant located at West Side of San Carlos Street between Ocean Avenue & 6™ Street in Carmel. You
provided information in the form of City of Carmel-by-the-Sea’s Application for Building Permits dated April
19, 1957, November 23, 1966, March 1, 1989, a City of Carmel-by-the-Sea’s Community Planning and
Building Department October 3, 2007 letter stating that the building was vtilized as a 48 seat restaurant since
1957, an email from Carmel Fire Protection Associates identifying the occupant load of 48 persons, and a July
1, 2006, Monterey County Health Department Division of Environmental Health Permit listing the use as a
restaurant. This documentation was submitted to substantiate the historical use of the restaurant use.

The District acknowledges that the former Pemnille Restaurant with the maximum of 48 seats was a lawful use
that occurred on and after March 1, 1985. Under the current water use factors, the Water Credit for a 48 seat
restaurant equates to 0.960 acre-feot of water use. This water use will be allowed for future reuse on the Site.

The District’s Rule and Regulations, including the Non-Residential water use factors (Rule 24) are subject to
change by action of the District’s Board of Directors. Changes in the factor could reduce or increase the amount
of Water Credits available, as the final determination of credit will be made when the use is permanently

abandoned or the use changes to a less intensified use.

The decision to classify a 48 seat restaurant as a lawfui use at the West Side of San Carlos Street between Ocean
Avenue & 6" Street in Carmel is a determination of the Water District’s General Manager. Determinations of
the General Manager may be appealed to the District Board, in writing, within twenty-one (21) days after any
such defermination pursuant to District Rule 70. An appeal may be filed by the applicant or any other person.
If you have any questions, please call me at the Permit and Conservation Office at 658-5601.
Sincerely,
J fo
¥
\Gabriela Ayala
Conservation Representative

Udemand\Work\Letters\GeneraBy APN\Carmel\G10-134-011_EMC 101107 _Ayala.doc



Attachment C - Findings for Decision
CITY CF CARMEL-BY-THE-SEA
DEPARTMENT OF COMMUNITY PLANNING AND BUILDING

FINDINGS FOR DECISION

UP 13-20

ND Fusion LLC (Affina Bistro)

Southwest Corner San Carlos Street and 6™ Avenue
Block 71; Lot 1

APN: (010-134-011

CONSIDERATION:
Consideration of a Use Permit (UP 13-20) to establish a restaurant located in the Central

Commercial {CC) District
FINDINGS OF FACT:

1. The project site is located on the southwest corner of San Carlos Street and 6™ Avenue
in the Central Commercial (CC) Zoning District.

2. On November 8, 2013, the applicant submitted a Use Permit application to establish a
new full-line restaurant at the subject location named Affina Bistro.

3. The applicant has provided a letter from the Monterey Peninsula Water Management
District verifying that the subject parcel {(APN: 010-134-011) contains water credits
sufficient to support 48 restaurant seats.

4. Carmel Municipal Code Section 17.14 Schedule II-B establishes that full line restaurants
are a conditionally permitted use and are subject to Planning Commission approval.
This Use Permit (UP 13-20) supersedes all previous use permits at this location.

5. The application is exempt from the requirements of the California Environmental
Quality Act (Class 3 — New Construction or Conversion of Small Structures).

FINDINGS FOR DECISION:
1. The proposed use, as conditioned, is not in conflict with the General Plan.

2. The proposed use, as conditioned, will comply with all zoning standards applicable to
the use and zoning district.

3. 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.



UP 13-20 (Affina Bistro)
January 23, 2014
Findings for Approval

Page 2

4.

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, and fire protection.

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

The proposed use will be compatible with surrounding land uses and will not conflict
with the purpose established for the district within which it will be located.

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



Attachment D — Conditions of Approval
CITY OF CARMEL-BY-THE-SEA
DEPARTMENT OF COMMUNITY PLANNING AND BUILDING
CONDITIONS OF APPROVAL

UP 13-20

ND Fusion LLC (Affina Bistro)

Southwest Corner San Carlos Street and 6™ Avenue
Block 71; Lot 1

}ﬂ\l: 010-134-011

PROJECT DESCRIPTION:
Consideration of a Use Permit (UP 13-20) to establish a restaurant located in the Central

Commercial {CC) District
STANDARD CONDITIONS (Pursuant to CMC 17.14.040.1):

1. This permit authorizes the use of a full-line restaurant as defined in Section CMC 17.68.030.
No more than 20% of the seating is permitted at a bar or in a separate bar room.

2. Any sale of alcoholic beverages shall be subordinate to this primary use.

3. The applicant shall obtain all necessary permits from the Menterey County Heaith
Department prior to building permit issuance.

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

5. Substantially all foods from the standard menu shall be available for purchase during the
hours that alcoholic beverages are being served except for the first hour and the last hour
of each business day.

6. Food sold for consumption off the premises shall be incidental to the primary use. Such
food shall be placed in covered containers or wrapping.

7. Customers shall be provided with individual menus while seated at a table or counter.
8. The sale of nonfood merchandise that is directly related to the use may be allowed when

determined to be incidental to the primary use. The display of nonfood merchandise is
prohibited.
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.

10.

11.

12

13.

14.

15.

16.

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

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

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

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

The use shall be conducted in a manner consistent with the presentations and statements
submitted in the application and at the public hearing, and any change in the use which
would alter the findings or conditions adopted as part of this permit shall require approval
of a new Use Permit by the City.

This Use Permit shall become void and in no further force or effect if the use is not initiated
within six months and/or upon termination or discontinuance of the use for any period of
time that exceeds 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.

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 use as compared to the previous use, this Use Permit will be
scheduled for reconsideration.
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17.

18.

A summary sheet of basic Use Permit requirements (allowed days, allowed hours, special
mitigations) shall be posted on the premises or shall be available upon request by any
enforcement officer of the City.

The applicant agrees, at its sole expense, to defend, indemnify, and hold harmless the City,
its public officials, officers, employees, and assigns, from any liability; and shall reimburse
the City for any expense incurred, resulting from, or in connection with any project
approvals. This includes any appeal, claim, suit, or other legal proceeding, to attack, set
aside, void, or annul any project approval. The City shall promptly notify the applicant of
any legal proceeding, and shall cooperate fully in the defense. The City may, at its sole
discretion, participate in any such legal action, but participation shall not relieve the
applicant of any obligation under this condition. Should any party bring any legal action in
connection with this project, the Superior Court of the County of Monterey, California,
shall be the situs and have jurisdiction for the resolution of all such actions by the parties
hereto.

SPECIAL CONDITIONS:

18.

20.

21.

The applicant shall work with staff on determining the design and area of the trash storage
prior to submitting for a Building Permit.

Permitted hours of operation are from 11:00 a.m. to 10:00 p.m. daily. No new customers
shall be accepted into the restaurant after 10:00 p.m.

The restaurant is permitted a maximum of 47 seats, which includes a maximum of 9 seats
at the bar. This limit is a maximum and may be reduced by the Building Official to meet the
State Uniform Building and Fire Codes. The Use Permit (UP 13-20} shall be amended by the
Planning Commission if the Building Official determines that the number of seats must be
reduced.

*Acknowledgement and acceptance of conditions of approval.

Applicant Signature Printed Name Date

Property Owner Signature Printed Name Date



Attachment E — Code Section 17.70.20 (Food Use Terms)

17.70.020 Definitions.
Food Use Terms.

Drive-In Establishment. A business that (1) prepares food intended for consumption in vehicles that may or
may not be parked on the site; or (2) provides for the ordering of food while the customers are seated in

vehicles.

Formula Food Establishment. A business that (1) is required by contractual or other arrangements to offer
standardized menus, ingredients, food preparation, employee uniforms, interior decor, signage or exterior
design; or (2) adopts a name, appearance or food presentation format that causes it to be substantially

identical to another restaurant regardless of ownership or location.

Fast Food Establishment. A business where food is consumed on or off the site and food is (1) pre-made and
wrapped before customers place orders, and/or (2) served with disposable tableware for on-site food

consumption. A fast food establishment also exhibits two or more of the following characteristics:
1. Food is ordered from a wall menu at a service counter;
2. Food consumed on the premises is ordered white customers are standing;
3. Payment is made by customers before food is consumed;
4. The service counter is closer fo an enfry/exit than is the seating/dining area; and/or

5. The business interior is brightly illuminated (greater than eight candlefoot power as measured in a

horizontal plane three feet above the floor).

Take-out Food Establishment. A business that offers ready-to-eat, prepared snack foods and full meals for
immediate consumption off the site while patrons are walking or standing in the public right-of-way or are

seated in vehicles.



NO STAFF REPORT

THIS ITEM HAS REQUESTED A CONTINUANCE



