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

Special Meeting May 15, 2014

City Hall Thursday

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

VI.

CALL TO ORDER AND ROLL CALL

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

TOUR OF INSPECTION

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

ROLL CALL 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.

1. Consideration of draft minutes from April 17, 2014 Special Meeting

2. DS 13-120 (Tope) Consideration of a Final Design Study (DS 13-
Andrew & Lara Tope 120) and associated Coastal Development Permit
Forest Road 2 NW of 7" Ave. applications for alterations to an existing
Block 83; Lot 7 residence located in the Single-Family
APN: 010-041-007 Residential (R-1) Zoning District

CONSENT AGENDA (PULLED ITEMS)

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

PUBLIC HEARINGS

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

1. Sl 14-20 (Beach Signage) Consideration of a Sign Permit (SI 14-20)
City of Carmel-by-the-Sea application and associated Coastal
Various beach access locations Development Permit for new waterfront
including those along the shoreline signage along Carmel Beach and Scenic
between 4™ Ave. and Martin Way ~ Pathway
APNSs: various including 010-331-

001 and 010-321-007

2. AD 14-03 (Commercial Activities) ~ Consideration of an  Administrative

City of Carmel-by-the-Sea Determination (AD 14-03) for Clarification
Areas subject to the Beach and on What Constitutes Commercial Activities in
Riparian Overlay District the Beach and Riparian Overlay District
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. DS 14-14 (Hawley)

Charles Hawley

Santa Fe St. 5 SW of 8" Ave.
Block 100; Lots 9 & 11
APN: 010-053-003

. DR 13-40 (Cortile San Remo Bldg.)
Greg Schultz

Lincoln 4 NE of 6™ Ave.

Block 55; Lots 10 & 12

APN: 010-138-019

. SI 14-19 (Love Dentistry)

David Love

SW Corner of Lincoln & 7" Ave.
Block 93, Lots 1 & 3,

APN: 010-192-001

DS 14-29 (Darley)

Robert Darley

2" Ave., 2 Southwest of Santa Rita
Blk 24; West Y2 of Lots 1 & 3
APN: 010-028-002

DS 14-21 (Gordon)

Kathleen Gordon

NE Corner of Dolores and 2™ Ave.
Blk 10; West ¥ of Lots 18 & 20
APN: 010-126-021

. DR 14-09 (L’Occitane)

Ariana Douso

SE Cor. Ocean Ave. & Mission
Street (Carmel Plaza)

Blk 78, Lots ALL

APN: 010-086-006

DIRECTOR’S REPORT

Consideration of Final Design Study (DS 14-
14), Use Permit (UP 14-11), and Coastal
Development Permit applications for the
demolition of an existing residence and
construction of a new residence located in the
Single-Family  Residential (R-1) Zoning
District

Consideration of a Design Review (DR 13-40)
application for alterations to a building
located in the Service Commercial (SC)
Zoning District. The applicant is proposing to
remodel the exterior of the Cortile San Remo
Building and is also proposing alterations to
the Su Vecino Court.

Consideration of a Sign Permit (SI 14-19)
application request for a second business sign
for a business located in the Residential and
Limited Commercial (RC) Zoning District

Consideration of Concept Design Study (DS
14-29) and associated Coastal Development
Permit applications for the demolition of an
existing residence and construction of a new
residence located in the Single-Family
Residential (R-1) Zoning District

Consideration of Concept Design Study (DS
14-21) and associated Coastal Development
Permit application for the construction of a
new residence located in the Single-Family
Residential (R-1) Zoning District

Consideration of a Design Review (DR 14-09)
application for alterations to a commercial
storefront at the Carmel Plaza located in the
Central Commercial (CC) Zoning District

1. Discussion on and possible revisions to Planning Commission Rules of Procedure

process for appointing Chair and Vice Chair
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XI.

2. Review of subcommittee appointments and assignments as necessary
3. Status Report on Implementation Actions related to the Shoreline Management Plan
and Forestry Management Plan

ADJOURNMENT

The next two meetings of the Planning Commission will be:

Regular Meeting — Wednesday, June 11, 2014, at 4:00 p.m.
Regular Meeting — Wednesday, July 9, 2014, at 4:00 p.m.

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

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

NO AGENDA ITEM WILL BE CONSIDERED AFTER 8:00 P.M. UNLESS
AUTHORIZED BY A MAJORITY VOTE OF THE PLANNING COMMISSION. ANY
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 - MINUTES
APRIL 17, 2014

This is a placeholder. The draft minutes will be available closer to the meeting.



CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

May 15, 2014
To: Chair Reimers and Planning Commissioners
From: Rob Mullane, AICP, Community Planning and Building Director RM
Submitted by: Marc Wiener, Senior Planner
Subject: Consideration of a Final Design Study (DS 13-120) and associated Coastal

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

Recommendation:

Approve the Final Design Study (DS 13-120) and associated Coastal Development Permit subject
to the attached findings and recommendations/draft conditions

Application: DS 13-120 APN: 010-041-007
Block: 83 Lot: 7
Location: Forest Rd. 2 parcels northwest of 7th Ave.

Applicant/Property Owners: Andrew and Lara Tope

Background and Project Description:

The project site is located on Forest Road, two parcels northwest of Seventh Avenue. The
property is developed with a one-story residence that is clad with horizontal-wood siding and is
936 square feet in size. The front fence is located 30 feet behind the front property line. The
front portion of the property is overlaid with decomposed granite and is used as a parking area.
A Determination of Historic Ineligibility for the subject residence was issued by the Community
Planning and Building Department on September 9, 2013.

The applicant's proposal is to: 1} construct a 421-square foot bedroom addition at the front
(southeast) corner of the residence, 2) the addition of a new entry trellis near the front door, 3)
the removal of 141 square feet of site coverage, 4) the relocation of the parking pad behind the



DS 13-120 {Tope)
May 15, 2014
Staff Report
Page 2

front-yard 15-foot setback, 5) the removal a portion of the rocks from the City ROW, and 6)
new landscaping at the front of the property.

The Planning Commission reviewed this project on April 17, 2014, and expressed support for
the design, but continued the project with a request for changes. The applicant has revised the
design to address the recommendations made by the Planning Commission.

PROJECT DATA FOR A 6,000 SQUARE FOOT SITE:
Site Considerations Allowed Existing Proposed
Floor Area 2,150 sf (41%,) 1,136 sf (29.4%)* | 1,557 sf (32.8%)*
Site Coverage 781 sf{13%) 831 sf(26%) 672 sf (13%)
Trees (upper/lower) 4/3 {(recommended) 0/6 0/5**
Ridge Height {1%/2") 18 ft. 16 ft. 17.5 ft.
Plate Height (1%/2") 12 ft./18 ft. 11 ft 12 ft.
Setbacks Minimum Required Existing Proposed
Front 15 ft. 64.5 ft. 48.5 ft.
Composite Side Yard 15 ft. (25%) 6 ft. (32.5%) No Change
Minimum Side Yard 3 ft. 3 ft. No Change
Rear 3ft. 3 ft. Nc Change
* Includes 200-square foot parking pad
**1/5 as conditioned

Staff Analysis:

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

1. The applicant shall plant one new upper-canopy tree of substantial size and caliber.

Analysis: The landscape plan includes a new upper-canopy deodar cedar tree located near the
front of proposed addition. A condition of approval has been drafted regarding the planting
and maintenance of the tree.
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2. The portion of the deck on the south side of the addition shall be eliminated.

Analysis: The applicant had proposed a deck on the south side of the addition that would have
been located 3.5 feet from the side-yard property line and 8 feet from the adjacent residence
to the south. A condition was drafted requiring that the deck be eliminated from the south
side of the addition to mitigate the privacy impact to the southern neighbor’s property. The
applicant has eliminated the deck to address the privacy issue.

3. The applicant shall submit a revised landscape plan that includes additional landscaping
at the front of the property and the further reduction of the decomposed granite
driveway and parking area at the front of the property for final Planning Commission
review. The applicant shall reduce the width of the driveway to 14 feet and shall
consider extending the parking pad to the south by a few feet to better organize the
parking.

Analysis: The applicant has revised the project plans to comply with this condition. The
parking pad has been shifted farther south to allow for better access, the width of the driveway
was reduced to 14 feet, and additional landscaping is proposed at the front of the property.
The new landscaping would be consistent with the existing landscaping recently planted by the
applicant, as shown in Attachment A.

4. Prior to final building inspection, the applicant shall remove the existing rocks located in
the City ROW as indicated on the project plans. The rocks shall be noted as proposed
for removal on the site and landscape plans submitted for final Planning Commission
review.

Analysis: The plans include a note that a portion of the rocks located in the City Row will be
relocated to the property line. The site plan also shows rocks located near the northeast corner
of property, but there is no note that the rocks will be removed.

A condition has been drafted requiring the applicant to remove all rocks from the City ROW at
the front of the property prior to the issuance of the final building inspection. The condition
also requires that plans be submitted prior to the building permit submittal noting that all rocks
in the City ROW will be removed, including those located at the northeast corner of the
property.
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Environmental Review: The proposed project is categorically exempt from CEQA requirements,
pursuant to Section 15301 (Class 1) — Existing Facilities. The project includes a 421-square foot
addition an existing 1,136-square foot residence, and therefore qualifies for a Class 1
exemption. The project presents no significant environmental impacts.

ATTACHMENTS:

e Attachment A - Site Photographs

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



Attachment A — Site Photographs

Existing Landscape area at front of property — Facing south
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Existing Landscape area at front of property — Facing west
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Attachment B - Findings for Approval

DS 13-120 (Tope)
May 15, 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 alil zoning standards applicable to the site, or has v
received appropriate use permits and/or variances consistent with the zoning
ordinance.

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

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

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

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

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

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

12
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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 17.64.8.1):

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

14. 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.

13



Attachment C - Conditions of Approval

DS 13-120 (Tope)
May 15, 2014
Conditions of Approval

Page 1

Conditions of Approval DS 13-120

No.

Authorization

Authorization: This approval of Design Study (DS 13-120) authorizes alterations
to an existing two-story 1,136-square foot residence as shown on the approved
plans. The alterations include: 1) a 421-square foot bedroom addition at the
front (southeast) corner of the residence, 2) the addition of an entry trellis near
the front door, 3) the removal of 141 square feet of site coverage, 4) the
relocation of the parking pad behind the front-yard 15-foot setback, 5) the
removal a portion of the rocks from the City ROW, and 6) new landscaping at the
front of the property.

Standard Conditions

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 shail 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

14
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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 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 May 15, 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 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
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been approved with divided lights shall be constructed with fixed wooden
mullions. Any window pane dividers, which are snap-in, or otherwise
superficially applied, are not permitted.

13.

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

14,

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

15.

This project is subject to a volume study.

16.

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

N/A

17.

A hazardous materials waste survey shall be required in conformance with the
Monterey Bay Unified Air Poliution 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 shail 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

N/A
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archaeological significance are discovered on the site and shall not be permitted
to recommence until a mitigation and monitoring plan is approved by the
Planning Commission.

19b.

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

Special Conditions

20.

The applicant shall plant and maintain one upper-canopy tree of substantial size
and caliber and of a species approved by the City Forester. Prior to the final
building inspection the trees shall be planted on site located approximately 10
feet from any building.

21.

Prior to the final building inspection the applicant shall remove 141 square feet
of site coverage as indicated on the approved plans.

22,

Prior to the final building inspection, the applicant shall remove all the existing
rocks located at the front of the property in the City ROW. The applicant shall
submit a revised site plan prior to building permit submittal noting that all rocks
in the City ROW will be removed, including those at the northeast corner of the
property.

23.

The applicant shall submit a revised landscape plan to include a scale-bar prior
to building permit submittal.

*Acknowledgement and acceptance of conditions of approval.

Property Owner Signature Printed Name Date

Property Owner Signature Printed Name Date

17



BENCHMARK:
ELEVATIONS FOR THIS SURVLY ARE BASED ON AN ASSUMED DATUM,

BASIS OF BEARINGS:

AN ELEVATIOM OF 50.00 HAS BEEN ACSIGNED TQ A MAG NAIL & DISC
SET IN THE P AVEMENT NEAR THE EASTERLY BOUNDARY OF THE

SUBJECT PROPERTYT AS SHOWN HEREON., IS THE BASIS OF BEARINGS FOR THIS SURVEY.

FLED IN WOLUME 2, PAGE 22, OF CINES AND TOWNS,

b
THE BEARING OF NORTH 0°1 000" WEST AS SHOWN ON THE MAP
AS FOUND MONUMENTED [NOT SHOWN HERZOM)
1
1

y
L

oo W)

.‘_
SOTIDONE_ 5000

=
%

e L
2SI

ENT: 2012018725
& PORmNDFBLDCK 3, VOLUME 2, (6T PAGE 22

AP D10~54 1 -07—-000
8,000 SOUARE FEEF

mmo

@ &
=i
o
o« £
3
— =
rt,ﬂi
wog
o 2
L YN
v
b=

dstssstese’

r---Aa

PRELIMINARY DRAWING
FOR REVIEW FURPOSES ONLY
NOT FOR CONSTRUCTION

1. BOUNCARY LOCATIONS SHOMN REREON " ERE
GETERMANEL WITH THE SEHETTT OF A FRELD SUR-ZY
SUPPLEMENIED Y SECORD DATA.

ALL BOUNDARY DATA SHOWN MERECN ARE
UK THE 1 CORDS.

L ENTTLEMEN™. OR ENCIMBRANCES AFFECTING THE
PROPEFTY MAY HOIT NE EYSAILY EESHOWIL

A DBTANCES SHOWN ARE EXPREED N FECT ABD
DECRAALS THEREOR.

A COMIOUR INTERVAL = ONE . 301,

5. TREET. 'EF ARE NDICATED WHI
hmmmmmnlmﬁw
ASE APPRONARIE OwLY. TO 3F ¥ FRIED 37 AX
ROVED ARBCRITT. TIEES $inaLLER THAN & ARE
NOTHECEIARLY SHOWN. CINECTON OF GROWTH
AND DRF UNE SHAPE TC R VERIFIED Y QTHERS.

& FOSIEIN ARD CIMENSIONS (F ANY) OF BIILOINGE.
ARE SHOWN HERFON APFEOMMATE ONUY BUE TO
RREGULAR SHAPE CF BRICK FACING, FOROL 3. K.

T uarmmmmmsmwunumwnm_
INULUDING BT |

NCT LIATED
T35 AND IRRIC AUOH YATVES. DHI.I‘IDEV!ME.IHII'N
STRUCTURES ON THE GROUNC ACZ SHOVWN,

& mmﬂmﬁlﬁr‘.‘m‘lmt -msa:umm'
ME AN/ UHEER WY
rmnanwa CORLECTED N ASGL rﬂP")!l

LEGEND:

[ RECORD BOGHDARY
———— FECORY RIGHT OF WAY
- — —— RED0RO LOT LWE

TTT 777777 DALDNG OUTUNE
o —o—o—a—a— WOOD FENCE
[ i) TREE WTH LIZE/TYFE
o

& SPOT ELEWTIN

Q1Y OF CARMEL

TOPOGRAPHIC SURVEY

PREPARED FOR

FOR

FOREST ROAD 2NW OF 7ih AVENUE
PER
DOCUMENT: 2012018725

Andrew ang Lara Tope

LUCIDO SURVEYORS
Del Rey Oaks, Celifomic

RECORDS OF MONTEREY COUNTY

POALE: 17 =

PROJECT Ho. 1178

COUNTY OF MONTEREY STATE OF CALIFORNIA

APN 010-041-007-000

AUBUST 2013

(EY2O' —

. — (E) TEMCE « &

=

L
L
Vo s S rSL

Tty EENCE

VT 77 7A

N

E) PAVER
F&Tla\_«v

®3, 5"

| 2 Paver STowes,

\\\\ A

[ EXISTING: ; I

/&Ealeﬂ

ASEE2E ! PROPOSED
N ADD|TICOH

| /{*’ @21 SRy

FLANTER,
T
s
)

(E) FERCE.

Pom@™ 7

SGH oM
e ome

=G, ==
¢*" canc-\r”k KWNg P2p

1
14" OAR & - Rewa PAD
@ “ Nﬂ?ﬁaﬁa )

Fe RE 5T . KBoabD

RS W

OPOSED: Vv,
sts%prb I/ N\
/ | / N\ , 3

U vveseesVeresess & 4
(G TREE. .F.f

\
15D

Q{EY TRE]
" N

LY

FENZE 100.0'
,7’ 777 ]

///

[
E/// //////////j Q

PLO T PLAN

SCALE’ |r&”|l ou =

MoTE: AL AREAS WITH

[MF&R\noU% SD‘RFACE‘& REMOED

To ar: RE‘FLACE | &EDMWooD

é..
i

OF PAVERENT

AN ADDITION AND REMODEL TO THE RESIDENCE OF:

ANDREW AND LARA TOPE

FOREST ROAD 2NW OF 7™ AVENUE
CITY OF CARMEL CALIFORNIA

A.P.N.: 010-041-007

REVISIONS | BY

/28 /14

'ELIVATIONS FOR THES SUNVEY ARE RATID ON AN ASSUMED DaTuM. THEAEARIIG COF WORTH {101 WS A5 SHOWN O THE MaZ
A ELEYATION OF 5000 HAS REEN ARGIGHED TO A MAG NAR 3 DEC PLEC) I VOUNME 2, PAGE 3, OF CIIES AND 10w, . v"'"
SE7 IN THE PAVEMENT HEAR THE EASTERLY SOUSDARY OF THE AS ‘"I H
SAEIECT PROPERTY AS SHOWN HEREORL. I*“ﬁm@w . i )
L S 1 \
%{.14_1_2 R TR T T L :
- | B H i ' .
e WU S0l 57 RISV o
= =

Loy e e row « Smst Fp
0 icag o,

(A 0] FOBT WIBE CATY STREEF ]

a mx—-nm.-u

4 COMLR L =-DM .

Al BT HO
P e O A o e L .

P MR i o o

%_\ wm 17( : ‘.\ i SmE L LD g ] e
. N

[
4
L

§

’

CALFORMIA 85078

TULLIS DESIGN & DRAFTING
41208 SAN MIGUEL CANYON ROAD

WATSONVILLE
[23)) 763-9232

e o . e EEOAD BOLARY
——— e D G O

—_— w0 o

Winding PREFARED FOR

TOPOGRAPHIC SURVEY i

- pabps T
W filI.L 1

‘:“ . ;’ —-FORESTROADZNWOF?"‘IAVENU m‘rum‘d
N DOCIJMBH'IIIZJISRS

Andrew ong Larao Tope

LUCIDO SURVEYORS
Dei Rey Oola, Colfomia

DA g
HRACE 112

SILEL LS

RECORDS OF MONTEREY COUNTY

A A e FraTE £ ralETomE

" Toeep [ ASS NT

LOT SIZE: (50 X 100) = 5000 SQ. FT.
STING FLO

GRAPHIc ScALE

E
EXISTING RESIDENSE AND 200 $Q, FT, PARKING PAD: 1136 8. FT. 8' [=4
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PROPOSED FLOOR AREA COVERAGE
PROPOSED COVERAGE  INCLUDING 200 SQ. FT PARKING PAD: 1557 SQ. FT.

PROPOSED 1657 $Q. FT, / 2160 $Q. FT. ALLOWED: ADDITION COMPLIANT

V=gt

EXISTING IMPE| LOT COVERAGE

TOTAL:1113 §Q. FT. TOTAL - 200 3Q.FT. PARKING PAD » 813 SQ. FT.
EXISTING 813 5Q. FT./ 673 5Q. FT. ALLOWED: EXISTING NON-COMPLIANT
REMOVAL OF IMPERVIOUS SURFACE REQUIRED

IMPERYIOUS SURFACE MODIFICATIONS
EXISTING TOTAL COVERAGE: 813 8Q. FT. '
-B5 SQ.FT.

3B SQ.FT.

FATID REMOVAL FOR ADDITION:
GRAVEL DRIVEWAY ADDED
{NPERVIOUS SURFACE REMOVAL: 294 5Q. FT . {DRIVEWAY GRAVEL)
REMAINING IMPERVIOUS COVERAGE 672 8Q. FT.

PROPOSED IMPERVIGUS COVER AFTER MODIFICATION= 672 SGL.FT / 673 SQ. FT. ALLOWED,
COMPLIANT AFTER MODIFICATIONS

SCOPE OF WORK

THE EXISTING RESIDENCE IS A 528 SQ.FT. ONE BEDROOM - ONE BATHROOM HOUSE YWTH AN 85
S0. FT. COVERED ENTRY PORCH ON A 5000 5Q. FT. LOT,

THIS PROJECT WILL CHANGE THE RESIDENCE TO A TWO BEDRQOM, TWO BATHROOM
RESIDENCE, REMODEL THE EXISTING BEDROOM AND BATHROOM, AND RELQCATE THE LAUNDRY
FROM THE UTILITY PANTRY OFF THE KITGHEN TO THE HALLYWAY NEAR THE BEDRODMS.

-

THIS SCOPE INCLUDES THE FOLLOWING TASKS:
» 412 5Q.FT TOTAL ADDITION
o 3136 §Q. FT ADOITION TO INCLUDE MASTER BEDROOM, BATHROOM AND WALKAN
CLOSET.
« 85 5Q. FT CONVERT COVERED ENTRY PORCH TO CONDITIONED FLOOR AREA FOYER.
+ 318 §Q. FT REMODEL TC EXISTING BEDROOM, BATHROOM AND CLOSETS,
«  428Q, FT. ENTRY TRELLIS.

ALL FINISHES OF THE EXTERIOR OF THE ADDITION AND REMGODEL WiILL MATCH THE EXISTING
RES{DENCE.
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

May 15, 2014
To: Chair Reimers and Planning Commissioners
From: Rob Mullane, AICP, Community Planning and Building Director R/'\
Submitted by: Marc Wiener, Senior Planner
Subject: Consideration of a Sign Permit (SI 14-20) application and associated

Coastal Development Permit for new signage along Carmel Beach and
Scenic Pathway

Recommendation:

Application: SI14-20 APNs: various, including 010-331-001 & 010-321-007
Block: N/A Lots: N/A
Location: Various beach access locations including those along the shoreline between 4™

Ave, and Martin Way
Applicant: City of Carmel-by-the-Sea

Background and Project Description:

The City is currently in the process of implementing the Shoreline Management Plan. The
Forest and Beach Commission has met to review and discuss the Shoreline Management Plan
seven times since August 2013. Through the review process, it has been identified that the
current shoreline area signage does not adequately inform beach users of the City’s beach
regulations. An issue of particular concern is the signage pertaining to beach fire regulations.

The City’s Public Services Department has submitted a Sign Permit (S| 14-20) application for the
replacement of existing signs along the Carmel shoreline area with new and improved sighage.
The Forest and Beach Commission has provided input throughout the review of the Shoreline
Management Plan and development of this signage proposal. Staff has included an e-mail
(Attachment A) from City Forester Mike Branson summarizing recommendations made by the
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S114-20 (Carmel Beach Signage)
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Staff Report
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Forest and Beach Commission at their last meeting. Most of the recommendations have been
incorporated into the shoreline area signage proposal.

The new signage would be located in the Coastal Zone and therefore requires the issuance of a
Coastal Development Permit (CDP) by the Planning Commission. The City’s CDP is appealable to
the Coastal Commission. The Coastal Commission is currently reviewing the application and
may provide input for consideration as part of the May 15, 2014 Planning Commission meeting.

Attachment C is a design submittal prepared by the Public Services Department that includes
details on the proposed design, colors, and locations of the signs. Staff notes that the design
submittal also indentifies which signs will be removed. The following is a summary of the
various types of signs being proposed:

1. Fire Rules Sign — The proposed sign would be 30”"x 22” in size and would be dark
brown with white lettering. The sign includes specific reguiations for beach fires as
well as other regulations identified by icons with Municipal Code references. The
proposed signs would be located at the 10™, 11%, 12" and 13" Avenue beach access
points in addition to the Santa Lucia and Martin Way access points. The signs would
be at the top and bottom of each beach access. A total of 12 of this type of sign are
proposed. The signage plan indicates that additional revisions still need to be made to
the design, which includes changing the title of the sign to: Carmel Beach Fire Rules,
adding CMC in front of the code sections, possibly replacing the recycle icon with a no-
alcohol icon.

2. Beach Rules Icon Sign — The proposed sign would be 30” x 8” in size and would be
dark brown with white lettering. The sign would include icons with Municipal Code
references to identify beach regulations. The signs would be located at the tops and
bottoms of the access points at 4‘“, 8“‘, 9™ and Ocean Avenues. A total of 20 of this
type of sign are proposed. The signage plan indicates that additional revisions still
need to be made to the design, which includes adding CMC in front of the code
sections and possibly replacing the recycle icon with a no-alcohol icon.

3. Street Identification Sign — Street identification signs are proposed at the top and
bottom of all beach access points to assist with identification for emergency situations
and to identify the locations where beach fires are permitted, which include the beach
area located south of 10" Avenue. A total of 31 street identification signs are being

23



S1 14-20 {Carmel Beach Signage)
May 15, 2014

Staff Report

Page 3

proposed. The current proposed design is a combination of vertical and horizontal
orientations, depending on the sign location. The signs would be white with black
lettering and would appear identical to other street signs used throughout the City.
The Forest and Beach Commission recommended that the signs be revised to use
numbers for the street names rather than the spelled-out versions. This would reduce
the size of these signs, which has both benefits and drawbacks relative to decreased
visibility.

4. Tsunami Hazard Sign — The proposed sign would be 15” x 12” in size at the stairway
access points and 22.5” x 18” at the Ocean Avenue access point, and would be blue
with white lettering. This is the FEMA-accepted design for these signs, so there is little
opportunity for design changes. The signs would be located at the top of every beach
access point.

5. Beach Fire Limit Signs — Two icon signs are proposed at the 10" Avenue storm-drain
outfall identifying the cut-off point for beach fires. Each sign would be 12” x 15” and
would be white with black and red icons.

Staff analysis:

Purpose: Objective 04-5 of the Coastal Access and Recreation Element of the General Plan
states to “establish a uniform signage program for the beach and bluffs to better inform beach
users of regulations governing activities on the beach.” The objective is followed by various
policies that provide guidance on the types of signage that should be installed. The pertinent
section of the Coastal Access and Recreation Element pertaining to signage is included in
Attachment B.

In addition to the Coastal Access and Recreation Element, the Shoreline Management Plan
provides further guidance on shoreline area signage design. Staff notes that the Shoreline
Management Plan is an appendix to the City’s Local Coastal Plan and was adopted in December
2003. As previously noted, the Forest and Beach Commission is currently reviewing the
implementation of the Shoreline Management Plan. New and improved shoreline area signage
would implement the objectives of the Shoreline Management Plan.
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The Shoreline Management Plan states that “signage is a critical part of Carmel’s shoreline
management program.”  The Shoreline Management Plan includes guidelines which
encourages signs that:

e provide information in a clear, accurate and concise manner;

e are visible to the public without detracting from protected coastal view-sheds;

s are consistent in design style, use of color and materials;

= are efficiently used, limiting the overall numbers and avoiding a cluttered appearance;
and

¢ reflect the aesthetic sensitivities of the Carmel community.

Sign Design: Staff supports the overall shoreline area signage plan and has included an analysis
of the proposed signs below.

Beach Regulation Signs: The beach regulation signs would be a substantial improvement over
the existing shoreline area signage. The Beach Fire Rules sign and the Beach Rules icon sign
present the information in a clear and concise manner as recommended by the Shoreline
Management Sign Guidelines. Both signs would have an earth-toned brown color and are sized
appropriately for their respective locations.

A total of 32 beach regulation signs are proposed, at the top and bottom ends of each beach
access point. Staff notes that there may be some opportunity to reduce the amount of signage
if the Commission has concern with potential sign clutter. At some locations it may only be
appropriate to have signage at the street entry and not down by the beach. The Commission
should consider whether the amount of signage could be reduced, which would be consistent
with the Shoreline Management Plan guideline to limit the overall number of signs and avoid a
cluttered appearance.

Street Identification Signs: The purpose of the street identification signs is to assist with
identification for emergency situations and to help beach users identify where beach fires are
permitted. Several of the street identification sighs would be located on the beach.

in staff's opinion, the proposed street identification signage may be inconsistent with the
Shoreline Management Sign Guidelines. One concern is that the design would be characteristic
of street signs used throughout the City and may not be an appropriate type of signage for the
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beach area. Staff is also concerned that the large number of signs (31 total) could contribute to
the appearance of sign clutter along the Scenic Pathway and Carmel Beach.

The Forest and Beach Commission recommended that the signs be revised to use numbers for
the street names. This recommendation is not reflected in the current design; however, staff
notes that using numbers to represents the street names could allow for a reduction in the size
of the sign, which would be an improvement over the current proposal. The Public Services
Department intends to present revised street identification sighage information for review at
the Planning Commission meeting.

Tsunami Hazard Signs: The City’s Police Department has been working with the National
Oceanic and Atmospheric Administration in submitting a proposal for tsunami hazard signs
along the shoreline area. A total of 15 signs are proposed, one at the top of every beach access
point. Staff is working with the Police Department on determining whether the number of
signs could be reduced. Additional information will be available at the Planning Commission
meeting. The Commission could recommend reducing the number of signs if there is concern

with sign clutter.
Alternatives:

Staff is seeking input on the proposed signage at this meeting. The Planning Commission may
approve the Sign Permit (SI 14-20) and associated CDP as proposed or with specific changes
recommended by the Commission. City staff would like to avoid a continuance, as there is a
strong desire by City management and the Forest and Beach Commission to have the signs
installed prior to the start of this summer’s beach season.

Environmental Review:

The application qualifies for a Class 8 Categorical Exemption from the provisions of the
California Environmental Quality Act (CEQA) pursuant to Section 15308 of the State CEQA
Guidelines. Class 8 exemptions include actions taken by a regulatory agency for protecting of
the environment. The project proposal is for new shoreline area signage for the purpose of
protecting the Carmel Beach and its visitors. Proposed signage includes information on beach
regulations, street identification for emergency response purposes, tsunami hazards signs, and
signage pertaining to animal waste disposal around the beach. No unique circumstances exist
that would result in a significant impact to the environment. The proposed project would
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replace and improve existing signage located at all beach access points. The City’s General Plan
and Forest Management Plan recommend establishing sighage at the subject location to inform
beach users of regulations governing activities on the beach.

ATTACHMENTS:

e Attachment A — Forest and Beach Commission recommendations
s Attachment B — General Plan and Shoreline Management Pian Excerpts
e Attachment C —Sign Design Submittal
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Attachment A - Forest and Beach Commissicn Recommendations

Marc Wiener
e S -— e
From: Mike Branson

Sent: Thursday, May 01, 2014 11:08 AM

To: Marc Wiener

Subject: F&B C sign info

Categories: Red Category

Hello Marg,

These are the suggestions the Forest and Beach Commission made at their last meeting regarding beach signs:

Commissioners had the following suggestions regarding signage:
» The sign with the fire rules be placed at the top and bottom of each access point in the fire
aliowed zone.
» Signs with the other beach rules be placed at the top and bottom all of the other access points
with the bottom sign visible from the beach.
e Street identification signs be placed at the top and bottom of each access point with the
bottom sign visible from the beach.
Possibly change the litter icon if a better one can be found.
Add a QR scan icon that goes to an appropriate site on the City web page.
Provide conslistent placement of the signs.
install a sign that defines the northern limit of the fire zone at 10" Ave.

At an earlier meeting they alsc thought that the street identification signs should be a number rather than spelled out
{8" instead of Eighth) except for Ocean, Santa Lucia and Martin.
This change may allow for a slightly larger sign too.

Let me know if you need anything else.

Mike
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Attachment B - General Plan and Shoreline Management Plan Pertinent Excerpts

BE General Plan/Coastal Land Use Plan

04-4

Adopied Juns 3, 2003

P4-23

P4-24

Coastal Access and Recreation Element

Do not install formal picnic tables or benches. Rather, provide
driftwood logs for seating. Picnicking on the beach should be
conducted in a traditional manner with blankets, etc. (LUP)

Retain the informal atmosphere of the volleyball courts. (LUP)

Provide beach users with information about Carmel Beach, its vegetation,
facilities, amenities, and limitations (rules). Educate the public about the
danger of the beach and ocean environment and provide emergency
response capabilities. (LUP)

P4-25

P4-26

P4-27

P4-28

Consider establishing and budgeting for the position of an
educational officer who would patrol the beach and adjacent areas

to educate people about beach usage and prevent damage to the
environment. This person should have the authority to issue

citations. (LUP)

Expand the existing beach brochure and distribute it through
various visitor information outlets and distribution receptacles
conveniently placed along the Scenic Road pathway. (LUP)

Consider conducting monthly beach tours hosted by staff or
docents for the purposes of public education if there is sufficient
demand for this service. (LUP)

Maintain emergency 911 telephones along the shoreline. (LUP)

Establish a uniform signage program for the beach and bluffs to better
inform beach users of regulations governing activities on the beach. (LUP)

P4-29

P4-30

P4-31

Cormelby-the-Sea

Post “beach access/pedestrians only” signs at the top of pedestrian
easements to help visitors locate these access routes including
North Dunes access routes and the easement from San Antonio

through Sand and Sea. (LUP)

Install signage along Scenic Road to direct traffic and indicate
beach parking hours. (LUP)

Use as few signs as possible to accomplish the desired purpose.
Rely on design features and/or public education to influence
behavior first. Establish standards for the total number of
informational signs along the shoreline. (LUP)
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& General Plan/Coastal Land Use Plan

P4-32

P4-33

P4-34

P4-35

P4-36

P4-37

P4-38

P4-39

Coastal Access and Recreation Element

Consider locating signs at the bottom of the bluff if appropriate.
(LUP)

Use signs that are aesthetically pleasing, easily seen, minimal in
size, brief in content, of muted color and uniform in design. (LUP)

Post educational/interpretive signs where appropriate along Scenic
Road and in the North Dunes area. (LUP)

Post signs warning beach users about dangerous ocean conditions.
(LUP)

Use international symbols whenever possible, along with a brief
explanation of prohibitions and Municipal Code Section citations.
(LUP)

Maintain all signs to ensure that they are legible. Signs that are
vandalized or defective shall be replaced or repaired as soon as
possible. (LUP)

Maintain signs at each stairway indicating fires must be at least
twenty-five feet from the base of the bluffs and that they are not
allowed north of Tenth Avenue. (LUP)

Use trash containers as a location for educational and regulatory
signs. (LUP)

Recreation and Support Facilities

G4-3 Provide adequate facilities that will serve the needs of the public, mitigate
damage to the environment, and respect the neighborhood. (LUP)

04-6 Limit development along the Carmel shoreline to facilities that support
passive and active recreational activities, beach access, bluff protection and
protection of infrastructure. Bluff protection and protection of infrastructure
shall be permitted only when existing facilities are in danger from erosion.
Ensure that any new structure or development is visually compatible with
the natural beach environs, is consistent with the established design of
existing facilities, minimizes coverage, and does not impede access. Avoid
to the maximum extent feasible the seaward encroachment of new
structures. (LUP)

04-7 Provide restroom facilities consistent with the volume of people who use
the beach and Beach Bluff Pathway. (LUP)

Carmel-by-the-Sea

Adopted June 3, 2003

Page 4-11
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Shoreline Management Plan The Carmel Shoreline Landscape

Some benches were fashioned from large pieces of drifiwood that washed up on
Carmel Beach. City personnel began setting these aside, even before the final plan
had been approved. During the Pathway’s construction phase, the most suitable
drifftwood was sanded, attached to cement plinths, and installed at strategic
locations. These informal benches have become a popular design element of the
Beach Bluff Pathway.

In addition to benches, the City has also placed large boulders in selected locations
to be used for sitting.

4.2.6 Signage

Signs provide information for shoreline visitors. They identify traffic and parking
regulations, give directions to nearby beach accesses, warn of hazardous
conditions, and inform about City ordinances regarding alcohol use, beach fires

and fragile slope protection.

Of all the topics dealt with by the Carmel Beach Rehabilitation Task Force,
signage was the subject of the most intense deliberations. The final design was a
compromise between notifying beach visitors of pertinent information and not
causing them to be overwhelmed or the unique coastal viewshed to be disrupted.

The number of signs along the Pathway was limited by consolidating information
at selected locations (e.g. signs on trash/recycling container enclosures and on
“access” sign posts). All informational signs were of muted earth tones to sustain
the integrity of the landscape design. To avoid unsightly rust, non-metal signs and
fasteners were used. When signs were legally required to be made of metal (e.g.
traffic and parking signs); they were enclosed within a wooden frame.

One type of sign purposely stands out from the others. The signs that warn of
hazardous surf conditions are standard dark brown with bright yellow lettering and
made of metal. They were designed by a consortium of Monterey Bay
municipalities, in conjunction with the California Department of Parks and
Recreation and the U.S. Coast Guard. They are placed mid-level on each beach
accessway and are double-sided to be seen from both the beach and the bluff.

Over the years, the number and types of signs have gradually increased. Sign
colors and locations have expanded beyond the original design and intent. At some
locations, signs are now competing with the natural viewshed.

Carmel-by-the-Sea Page 4-12
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Shoreline Management Plan The Carmel Shoreline Landscape

Signage is a critical part of Carmel’s shoreline management program. To ensure
that signs enhance, rather than detract from, the City’s coastal resources, adopted
policies require that signs:™
» provide information in a clear, accurate and concise manner;
o are visible to the public without detracting from protected coastal
viewsheds;
e are consistent in design style, use of color and materials;
are efficiently used, limiting overall numbers and avoiding a cluttered
appearance; and
¢ reflect the aesthetic sensitivities of the Carmel community.

4.2.7 Shoreline Amenities/Recreational Support Facilifies

The shoreline landscape also contains many elements that serve those who walk,
run, or play throughout the Carmel shoreline area (Fig. 6).

Beach Access Stairways

The stairways that provide public access to and from Carmel Beach are
discussed in Section 3.

Restrooms

Carmel’s shoreline visitors are served by restroom facilities located at nearly
opposite ends of Scenic Road (Fig. 7). The main restroom is sited at the foot of
Ocean Avenue, adjacent to the City’s primary beach parking lot. This facility
contains separate restrooms for men and women. Each is complete with
running water, sinks, and appropriate toilet facilities. The women’s side also

includes a fenced privacy area for changing clothes.

The outside of this facility is faced with golden granite stone, and its
appearance fits well with other structures along the City’s coastline. The inside
of the restroom was designed to facilitate cleaning, including gently sloping
floors and drains for easy cleaning. This facility meets ADA requirements for

disabled accessibility.

In 1995, the City established temporary restroom facilities at “Lloyd Point,”
near Santa Lucia Avenue. These facilities consist of two portable toilets
screened by a few Monterey cypress trees and a wooden fence. Both facilities
may be used by men and women; one provides accessibility to the physically

34 The City of Carmel plans to implement a comprehensive shoreline area sign program once its
Local Coastal Program has been certified.

Cammel-by-the-Sea Page 4-13
Dacembar 2003

32



.q‘_.
Ylieg
m
o
=
B

Wt
o (B
- i
.ln ) - 14
[} 7. ..
“#
- o

mocmﬁumm-.

_._.\” .Lp J
1S MU TLO M

R

/;. AepA URIBIAl

-
<< BI2NT BlUES

S RYA
YITT

WI0T
4ie

Y18

Aemyjed
21UDIS Y}
suoje pue

sjuiod
SS90
yaeaq

|Ie 10}
pasodo.d
2Jle

susdis maN




SNDIS d3S0d04d

34



'SUBIS JUepUNPal SAOWSJ PUE SUSIS 1epi|OSUO?) .
"Sanyd0.q ucilew.loul yoeaq ainglisip ol

JuoJLI91EM FUO|E SUOIIEIO| NI JINIAl I SJasudsip aINY201q Paanod ||elsu| «
‘Adualsisuod pue Ayjiqgisia ‘Ajjiqeinp aoueyua 03

sugis wnujwnie yum Aemyied 2jusds ayy Suoje susis anseld pjo 92e|day «
‘S9leulweluod jo 99 Aeg [swlie) pue yoeag [awJe) dasy o1

13pJo u| aisem jo |esodsip Jadoud 1ioddns 01 sSwia|quia 3isem 1ad ||elsu] «
"weJsgoid Suluiem |weuns) ejuiogijed

9431 yum Ajdwiod 03 Jutod ssadde yoes je susis Sujuiem |Wweuns] [|IsuU| «

"9AY ;0T 3B dUOZ 3414 3Y] JO HWI| UIBYMOU 3y ‘Yoeaq 3yl wolj AJIuap| «

"(Aepn Uil 01 "3AY (,0T) 9UOZ Pamoy|e saJij Y] Ul

ulod ssa0e Yoea Jo wonoq pue dol ay) Je sajns adiy yaeaq sy 9PINOI] «

‘juiod ss320e Yoeaq yoea Jo wopoq pue dol ay) e (Sweu 19941S '3°1) uonedo| AJauap] .

"Julod ssa20e Yoeaq Yoea Jo wonoq pue doy ay3 1e susis sjn yoeaq 3de|d «

'S9AI3I3[q0

uoned|ddy usis eaty Juoljalep

eas-ay1-Ag-jswue) Jo A1)

35



«"Y STISES[ ', 3pn[dul 03 13||nq ;i pusaWY
UOI103s ap0ol pue uod| |oyodje Ou YUm 3de|das pue uodj 3|dAdal a1alap Aejp
SUOI123s 3p02 01 *D'N'D PPE |IIM
S9Ny a.i4 yoeagq [awiie) ;01 9|41 a8uey)
:910N
‘wnujwnje 80" uo juld [eysip el ,zz X 3pim ,0¢
Ae\ UlliBl 01 "BAY ,,0T WO}
— Pamoj|e aue sadly auaym syuiod ssadde 1oy udis sajnJ auly Yoeag

slan?9| ETE°0
suoa! 5°¢

QOO C0S

9ZIS 2dlj WNWIXew = [|e} € X 3pIM €

S||BM 10 sadojs woly 1934 g7 sally daay

[Fraalgo dieysia b L B Y W T B T TV R ey

51319] ,5°0 PUe ,S/8°0 BIRSoN) - DOOMBIIY AJUO Uing
‘PUBS Y3IM $341) 13A0I [ON OQ

‘wdo:0r Aq 123em yam ysinSunxg

-S3TNY Y1

36



9P0d pue UoJ! [oyodle ou Yum 3de|dad pue uodt djoAdal 23a|ap Ae
SUOI193S 3p02 01 "D'INI"D PPE ||IM

910N

wnuiwnje 80" uo juud |eydip  ,8Xx ,0€

Aemuiels "aAy 4,6 Y1nos 3y} 01 Ay pl7

- pamojje Jou 3Je sall} alaym sjulod ssa22e U0y
usiS uod| sajny yoeag

1913 ,9T/9 YUM suod| ,GZ°€

WeaaZe 2L oLo'ag 21 SGLZEZI DE0eca

QOO0

....1.. ._.L = .y dall] =

37



udis jjews — s1and| S0
usis a8ie| —su1a19| ST

ugis |(ews — s1an9] T
usis ad.e| —s1an9| ST

SUOI1ed0| "9AY UB3IQ Jo} ||e) 8T X 3pIM 57T
sAemuiels Joj ||e1 ,ZT X BpIm ST
:S9ZIS OM ]
Aepano an|q yum punoudydeq aandajal auYym
usis piepueis a1els — weiSoud Sujuiem JWeUNS] IPIMIIE)S Jo Jed
usis piezeH Iweunsj

ONVINI 40 ANNOYI HIIH 0L
09 INVNOHLYY3 40 3SVI NI

ANOZ QYYZVH INYNNSL 2

38



"udis 4oes 03 uod| 241y ou/saA e ppe A|qissod
‘uoiedo| uo dulpuadap uoiiesnsiyuod |OZIIOY JO |EIISA

S19119| 9AI1}I9|42.4 U3IS

PUNOISHIB( SAI1I3494 dHYM

wnuiwnije 80’ uo juud |eusip ,9¢€ x ,.5°€ xoidde
SUSIS UOI1EI1JIIUDP| $S3I0Y Yoeag

mhmﬁm_ \\m-N

HAV H.LNIN

OPMKEHEI 4pR

39



wnujwnje ,g80" uo agewl |e}diq
sagdewl yoe|q pue paJ yium punoidyoeq alym
UoI1ed 3N apn|dul ‘|jey ST X apim 2T

"SU0ID3JIp ausoddo ul Sunuiod smoule yum
‘(a10e)1EAR 38RWI USIS U0 AjUO ‘A1i0S) O S3Jl) 3UO
‘sa1l} ou duo — sajisoddo paJodiw dJ4e 1eyl sugis om|
"3ul] aJl} Ulayriou sy3 ajeaul|ap

O} ||8j1n0 uleJpuilols "aAY ,,0T 2Y3 1e uolje||eisul 104

40



I9)oWelp .7 10 ,G°7 :S9ZIS OM|

'SMO||e d2eds se sjulod $S320e Yoeaq Je pue Suoilels 1Al 1IN Uo pade|d

'(SdSv) @aueoayiudis [es1dojoig |eads
JO ealy Aeg |[awJe) 3y} pue yoeag [awise) Suljeujweiuod woly aisem 1ad dasy djay 03
9)sem jo 3sodsip Ajuadoud pue 1ad J1ay1 Joye dn uea|d 01 SIONUSIA YIeaq pulwal 0] Swajquig

L -~
_ ..ai..ﬂ di-Qa#

ideg e Uey) Jayjeg

W 3N

4



mmmmw mmm | 62 0%0) QN0 ALID |
g A 1 AYMHIYA NO

&ﬁwﬁ_a, | S0 e

r m%ﬂom

N QY0 OINGOS mc%omuzv_u ON
NO S200 _ y

"SBJNSO|OUD YSeJ] Uo Sus|s sajn1 yoeaq pjo ajeuiwl(j
SI19119| DHYM -
puno.ddeq umo.q yJep -
(Ajzsow) agen8ue| pue azis awes -
WS sm— ; "Adueisisuod pue Ajjigisia ‘Ayjiqesnp
_ paJueyua 1o} sudis wnujwnje
Yum susis onse|d Buiisixa aoejday

0lI808 NG
900 HNOA ¥3LdY
{ 4N NY3T0 0L
1] QME_SOME m_m_{ _q._s.r
i Liril

mwm_oo< _._oﬁ_m oz

S3d01S 440 AVLS
3SY31d

" 1.
v AN, 12

4O S3G01S_HOVIE ND WL ANy |¥
SENTERGIY

HLIHON

e —— [r——




"‘aAoqe papirold agew Jasuadsip ajdwes
/_&._, ,@ X I :\u - vordd - ‘JuaWdo[aAap Japun ainyoolg

"JuospIlem [aw.e) ayl Suole siasuadsip 1UA 1NN 03 Jusdelpe pade|d
'$8JNY20Jq UOIIBWLIOJUI LoBa( 3INQqLIISIP 01 JASUdSIP 24ny20.g PaJsano)

43



SNOILVOOT NDIS



1
45

"wonoqg ay3 le
usis | 31@2J431s pue usis uod|

‘Aemuiels ayy Jo
doj ay1 1e usdis jweuns) pue
‘usis gj 122135 ‘udis uoo|

OAY Y




.
TN - )
i T -
o i .ﬂ...n..ﬁw._ 1 - o
N — - " e
e slu‘....;. = R
e, =
- = -
e v ian -
-2, -
. . -
O kg e R e e e =
e i d
-
B A.f e -
2en .. e < o
o . - o . - N
S L Nl = - ] .
b T R T et R T ' =8 1 . = o Vw u
R ey n = i R E e Tako T goe o e — [
- L= - Livme m, T ol L S e Sl > oo ' W . S
= N & B ! = "
B el = o ! T [
-

"wo3oq ayy e
udis @| 199431s pue usis uo|

‘dol ay1 1e u8is jweuns) pue
‘udis | 19943s ‘usis uod|
"9AY UE3DQ YHON

46



‘wonoq ayj ie
usis q| 19941s pue usis uol|

"do3 ay1 1e usis |weuns) pue
‘usis gl 199415 ‘udis uoa|

"8AY UEad( 12]1ua)

i

N?2L o N

47




R
48

o =
= = . oy
T WY o
O a - e
™ A e, o
el ", ) - -
B o R < -
. o= A e S . w
) . [ -7 s .- - y
w Hin. o Lo & & “‘. E -
— v e %z 4
L 5 . el = st
: S TR =y
- — - e L - ‘ P
P O ' = A e
ay -~ R gt i —
- : g a =T
- e, M b G o
- Hn - y Ky .II*. - - T !‘ - b. ’\
i R — — - = aaaka : URERT=T !.h.-l‘.a. -
=

3}

}
0

"R

TSl
AT

‘Wonoqg ayj 1e
usis g| 19aJ1s pue usis uoy|

'do1 ay1 1e udis iweuns) pue
‘usis | 19a43s ‘usis uoo|
"My ueadQ yinos




ads

-R=F=R-1 T |

& . ._._M.H # -

"Wonoq sy e _ o W e
usis g 193435 pue ugis uoo| Qg il

*do] ay3 1e u8is Jweuns) pue
‘udls g 19343s ‘udis uoy|
Aemiiels oAy ;8

49



. . . \jdﬁm ou.ﬁ +o<

"wonoq ayy 1e
ugis @| 19341s pue usis uodj

"do) ay1 1e uB|s jweuns) pue
‘usis @| 199431s ‘usis uoy|
dwey Jswdinbl BAY ;8

50



AR 0+ +o:

"woynoq ayy 1e
udis Qj 192435 pue usis uoaj

‘do} ay1 1e udis (weuns) pue
‘usis g| 193.31s ‘usis uol|
dwey Ajljiqesiq "9AY ;8 £

51



"wonog ayy 1e
usis @| 199431s pue usis uol|

"do)l ay3 e usis 1weuns) pue
‘udis g 192.31s ‘usis uoo|

REMIIE]S OAY 16

52



"wonoq ay; 1e
ugis | 19341s pue usis uod|

"doj ay3 1e udis jweuns) pue
‘ugis @ 193115 ‘usis uoy|

REMIIEIS "OAY 4,6 YINos

\jdd < 0+ \\,oi

060008

53



AR o4 .T;\_

'[|BJINO UleIPWI0]S "3AY (0T 943 18 BaJe aJl) ydoesq sy} Jo Hwi| ulayruiou ayy SulApiuapi susis map

S = ] KT
: L3 T
: N : ' h; » sa...aa-\_ii ‘v
o e, : e a g ,‘ﬂv.-&.i\ﬂd
R s . = T
-~ B ~ v
-t L I -

54



"WoN0q ay3 1e usgis
Al 193J1S pue usis sa|nJ aul4

'dol ay3 1e udis jweuns) pue
‘UsiIs | 19a11s ‘udis sajna a4

REMIIEIS "OAY ;0T

EALERS o._. woé_

55



mw

TR R G Rk

LSRR k]

"wonoq ayy ie ugis
d| 393J31s pue ugis sajnJ aJi4

'doj ay1 1e udis jweunsy pue
‘udis @J 19341s ‘usis sajnJ aJi4

Kemilels oAy ,, 11

«Jdv G 0+ \w,o:

56



"wonog ayi 1e usis
Al 193.1S pue udis sajnJ ali

'do} ay1 1e usis jweuns) pue T |
‘usis @ 19a11s ‘u8is sajna aui4 . C it -
ABMITEIS "OAY 121 . P s =i - R

e e

57



‘wo110q ay3 1e usis
@l 193J1s pue usis sa|nJ aJi4

'do) ay3 1e uSis |lweuns) pue
‘usis @| 199435 ‘udis sa|nJ aJ4

REMIIEIS "OAY ET

=
I
.

[ as
-
5, -,

58



"po19jdwod aie WooJIsal Y} Ja)e
poaJe|d aq ||Im 1S SIY3 Je sudis
;910N

"Wwol10q ay3 1e usis
dl 19343s pue u3iIs sa|nJ a4

"do1 ay1 1e udis iweuns} pue
‘usis gJ 199435 ‘u8is sajnJ a4

Aemuiels oAy epn elues

59



f

S

"wonoq ayi e udis
Al 319341s pue udis sajnJ ali4

‘dol ay3 je usis |weuns) pue
usis @ 19341s ‘u8is sa|nJ aJi4

KemIies A UILEN

\JSUW Q.N., ‘qoc

60



CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

May 15, 2014
To: Chair Reimers and Planning Commissioners
From: Rob Mullane, AICP, Community Planning and Building Director KM
Subject: Consideration of an Administrative Determination (AD 14-03) for

Clarification on What Constitutes Commercial Activities in the Beach and
Riparian Overlay District

Recommendation:

Direct staff regarding the interpretation for what type of events would be considered
commercial activities and hence be prohibited on Carmel Beach, along the bluff, or in Del Mar

parking area

Application: AD 14-03 APN: various
Location: Areas subject to the Beach and Riparian Overlay District
Block: various Lots: various

Applicant: N/A
Background and Project Description:

The City receives several requests each year to use the beach, bluff-top areas, and/or the Del
Mar Parking Lot for special events. These include weddings, parties, sports events, and other
events or activities. The City’s Municipal Code prohibits commercial activities in these areas,
but allows non-commercial activities, as long as they meet the City’s special event
requirements. A clear definition of “commercial activities” is not provided in the Municipal
Code, and as such staff is seeking Planning Commission guidance on whether certain events
sponsored by non-profit entities and/or for charitable beneficiaries should be considered
commercial activities.

Staff Analysis:

The City’s Zoning regulations (Title 17 of the Carmel Municipa! Code) include overlay districts
that provide regulations in addition to those for the underlying base Zoning District. One such
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AD 14-03 (Commercial Activities in the Shoreline Area)
May 15, 2014

Staff Report

Page 2

overlay district is the Beach and Riparian Overlay District, which includes Carmel Beach and a
large portion of the area between the beach and San Antonio (or North San Antonio) Avenue
(refer to the City’s Zoning Map included as Attachment B). The regulations for the Beach and
Riparian Overlay District are set forth in Sections 17.20.120 through 17.20.200 of the City’s
Municipal Code.

The stated purpose of the Beach and Riparian Overlay District (from Section 17.20.120) is:

to provide review standards applicable to public and private property development
located near public beach lands to ensure that proposed development is compatible with
the public enjoyment of the City’s coastal resources and with the California Coastal Act.

Section 17.20.200 (included as Attachment A) sets forth the additional regulations applicable
within this Zoning Overlay District. Item L of Section 17.20.200 states:

L. Commercial Activity Prohibited on Carmel Beach Lands. It is unfawful to conduct sales
or undertake commercial activities on Carmel Beach, along the bluff, or in Del Mar

parking area west of Scenic Road.

The intent of Section 17.20.200.L with respect to vendors selling wares on the beach or bluff-
top areas or in the Del Mar Parking Lot is clear. Such commercial activities are expressly
prohibited. However, other events that charge for attendance could also be considered
commercial activities and would similarly be prohibited. As an example, a restaurant holding a
single or periodic dining event on the beach and charging for this event would be prohibited.

Certain other events, such as the Run in the Name of Love and the Annual Surf-about, are
recreation- and/or coastal recreation-oriented, as well as open to the public and hence, are
considered by City staff to be consistent with the City’s regulations and the intent of the Beach
and Riparian Overlay District. Coastal Commission staff concur that these types of events are
consistent with the California Coastal Act and that the City should permit these events. While a
Special Event Permit from the City is required, such events given their temporary nature are
often, but not always, determined to be exempt from a Coastal Development Permit,

The challenge for staff is how to treat other, less coastal recreation-oriented events. The key
question for this administrative determination request is how should staff treat non-profit
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events or those for charitable causes that are proposed for the beach and shoreline areas.
Should these be considered commercial events and as such, be prohibited along the beach and
bluff-top areas as well as in the Del Mar Parking Lot.

Adding to the confusion for staff is the fact that many events: for example, the Carmel Art and
Film Festival and the Pacific Grove Auto Rally, have for several years been granted Special Event
Permits for activities in the beach, bluff top, and Del Mar Parking Lot areas, in seeming conflict
with the City’s regulations for these areas. Staff has also recently received an inquiry about
moving the Carmel by the Glass Event to an area in the dunes by the Dal Mar restrooms for
2015.

Staff is seeking guidance from the Planning Commission on whether some or all of these events
should be considered as outside the intended prohibition on “commercial activity.” The
Planning Commission may decide that:

e that none of these events meet the intended allowance for special events; or

e that some (those that are non-profit with all proceeds going to a charitable
organization) should be permitted but not others (those that may be sponsored by non-
profit organizations but without a charitable organization beneficiary).

One final thing to note is that any change in the way for-profit commercial events are regulated
in the shoreline area would require an amendment to the City’s Zoning Code and the associated
certification of a Local Coastal Program Amendment by the Coastal Commission.

To assist with the discussion and determination, staff has included an excerpt from the City’s
Shoreline Management Plan that pertains to recreational activities and events {Attachment C)
and a list of traditional/annual special events in Carmel (Attachment D).

ATTACHMENTS:

e Attachment A — Section 17.20.200 Municipal Code Excerpt

e Attachment B — Zoning Map

» Attachment C - Sections 5.2 and 5.3 from the Shoreline Management Plan
e Attachment D — 2014 Calendar for Traditional/Annual Special Events
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Attachment A

17.20.200 Regulations Incorporated from Other Titles.

The following regulations apply in the beach overlay district.
A. Riding on Beach. Equestrians are allowed on the beach without restriction.

B. Dogs on Public Beach and Park Land. It is unlawiful for the owner or person having charge of any dog to
permit the dog to run at large on any City-owned beach lands or on any City-owned park lands unless the

owner or person having charge is also present and in control of the dog at such time as it is running loose.

C. Dogs on Scenic Road and the Beach Bluff Pathway. On Scenic Road from its eastern property edge to the
base of the beach embankment between Eighth Avenue and the south City limits, all dogs and other animals
shall be deemed running at large within the meaning of this chapter unless led or restrained by a chain, strap,

or cord attached to their collars or harness that is actually held by a person or made fast to a stationary object.

D. Location and Time Limits on Beach Fires. No person, firm, corporation or other entity shall build, light,
maintain, cause or permit to be built, lighted or maintained any open or outdoor fire on any public beach
designated by the City after the hour of 10:00 p.m. No fires shall be permitted at any time on the slopes leading
thereto within the City. This prohibition is applicable to all that beach and slope area lying west of Scenic Road
and south of Ocean Avenue to the southern City boundary. No fires shall be permitted at any time on all that
beach and slope area lying west of San Antonio from Ocean Avenue to the northem City boundary. The
prohibition against all fires on all the beach that lies at or below the high tide line shall extend from 10:00 p.m.

on the day it commences until 7:00 a.m. the following day.
E. Recreational Fires on Carmel Beach. All fires on Carmel Beach shall meet the following requirements:

1. Beach fires shall be used for cooking or warmth and shall be located on that part of the City
beach property which lies south of an extension of the center line of Tenth Avenue and west of

a line reached by the high tide; provided, that all of the following conditions are met:

a. The base of the fire shall be defined as the level at which the lowest burnable material
or ash is located, and it shall be on the beach sand unless the fire is in a hibachi, charcoal
grill or other like receptacle, in which case the base shall be a horizontal plane touched by

the lowest burning material.
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b. The burnable material used in the fire shall not extend more than two feet above the

base of the fire.

¢. Flames from the fire shall not extend into the air more than five feet from the base of the

burnable material in the fire.

d. The longest horizontal straight-line distance through the base of the fire shall not

exceed four feet.

e. Flammable liquids other than charcoal starter shall not be used in any manner in

connection with starting or maintaining the fire.

f. No fire shall be built, lit, or maintained on any slope or within 25 feet of any wall,

vegetation or combustible material not intended to be used in the fire.

g. All flammabie coals, embers or buming material shall be extinguished with sea water by
the person or persons building, lighting or maintaining the fire prior to said person or

persons leaving the beach.
h. The extinguished remains of all fires shall be left exposed and not covered with sand.

i. Building, lighting, maintaining or causing or permitting to build light or maintain a fire in

violation of any of the above conditions shall be an infraction.

j- Penalties. Any person who shall viclate any of the provisions of this chapter that
necessitates the response of the Fire Department shall be guilty of an infraction
punishable by a fine of not more than $50.00 per hour or portion thereof, not to exceed

$500.00.

F. Alcohol Prohibited on Public Beaches After 10:00 p.m. No person may serve, possess or consume alcoholic
beverages of any kind on the public beach or slopes leading thereto in the City after the hour of 10:00 p.m. This
prohibition is applicable to the entire beach and slope area lying west of San Antonio Avenue as it extends to
the north from Ccean Avenue, to the northern City boundary and west of Scenic Road, from Ocean Avenue fo
the southern City boundary. This prohibition against the possession or consumption of alcoholic beverages

shall extend from 10:00 p.m. on the day it commences until 7:00 a.m. the following day.
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G. Skateboarding on Scenic Road and the Accessways Leading Thereto. It is unlawful for any person to ride,
use or operate any skateboard, bellyboard, coaster, skatewheeled coaster or similar contrivances upon Scenic
Road between Eighth Avenue and Santa Lucia or upon the following accessways leading to Scenic Road from
the western edge of San Antonio Sireet: Eighth Avenue, Ninth Avenue, Tenth Avenue, Eleventh Avenue,

Twelfth Avenue and Thirteenth Avenue.

H. Protection of Slopes and Beach Bluffs. It is unlawful to walk over or otherwise traverse any slope or area
between Scenic Road and the beach or any other public area leading to the beach when the City Council has
by resolution prohibited walking over or traversing such area, and designated specific paths, steps or ways for
public access to the beach, and signs have been posted at reasonable locations giving notice of the prohibition.

It is unlawful to climb or walk on shoreline revetments, rip-rap or seawalls.

I. Disturbance of Natural Resources. Without a coastal development permit it shall be unlawful to dig and
remove any beach sand, whether submerged or not, to make any excavation by tool, equipment, blasting, or
other means or agency, except that this shall not prohibit the removal of driftwood or the construction of sand
castles or other similar sand structures on the beach, utilizing natural materials found on the beach. This
provision shall not apply to the City's annual sand movement program as described in the Shoreline

Management Plan adopted as part of the certified coastal land use plan.

J. Driving on Beaches. No person shall drive or operate any vehicle on any beach, park, or other property
owned by the City except on designated roads or parking areas unless such driving or operation is for a

governmental purpose, emergency rescue work, or necessitated by authorized construction work.

K. Percussion Instruments and Ampiified Sound. It is unlawful for any person to play percussion instruments on
Scenic Road, the pathway, or the beach bluff, It is unlawful for any person to use sound amplifying equipment

on the City Beach without a permit.

L.. Commercial Aciivity Prohibited on Carmel Beach Lands. It is unlawful to conduct sales or undertake

commercial activities on Carmel Beach, along the bluff, or in Del Mar parking area west of Scenic Road.

M. Beach Parking Restrictions. It is unlawful to park on Scenic Road or in the Ocean Avenue/Del Mar Parking

Lot from midnight until 5:00 a.m. without a City resident’s parking permit.

N. Hay Bales. It is unlawful to place or leave hay bales on the beach, bluffs or on the Beach Bluff Pathway.
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0. Sand Redistribution. The City shall undertake sand redistribution activities to camouflage existing

revetments and accommodate public access in accordance with the following provisions:

1. All sand redistribution activities shall be completed prior to Memorial Day, or as soon after as
possible, and shall be timed and conducted in a manner that minimizes impacts to beach

recreation.

2. Sand redistribution shall only take place if there is enough sand available to cover the existing

revetments without diminishing the area of beach available for public access and recreation.

3. Bulldozed areas shall be smoothed over at the end of each day to prevent creation of large
sand berms that restrict or interfere with public access along Carmel’s beach. The City shall
avoid over-excavating the beach berm, and use the minimal amount of sand necessary to

maintain public safety and cover existing revetments.

4. The City shall provide adequate personnel, and, where necessary, install temporary
construction fencing, to protect public safety and minimize impacts to recreation during sand

redistribution activities.

5. All construction equipment and temporary fencing shall be removed from the beach daily, and

immediately upon completion of sand redistribution events.

P. Retain the current portable second restroom facility at Santa Lucia Avenue. Encourage construction of one
or more permanent restrooms south of Eighth Avenue, including consideration of a permanent restroom at the
portable restroom location at Santa Lucia Avenue. Prohibit removal of the Santa Lucia portable restroom

unless adequate permanent restroom facilities have been constructed south of Eighth Avenue. (Ord. 2004-02

§ 1, 2004; Ord. 2004-01 § 1, 2004).
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Shorsline Management Plan Recreational Activities and Events

control. As in all parts of the City, people must pick up and properly dispose of
their dog’s wastes. The City has installed dispensers for special plastic waste-
disposal bags (“Mutt-Mitts”) at near the top of each beach access stairway
along the Pathway.

5.2 SPONSORED EVENTS

People may hold private events on Carmel Beach, including parties and weddings.
Any event attended by more than 50 people, or that uses commercial- or City
support, requires a Carmel Special Event Permit, as described below.

Every year, the Carmel shoreline becomes the site of several public events. All
events are free admission and open to the public. Popular activities, including the
Fourth of July and the Great Sand Castle Contest, intensify traffic and parking
conditions and require enhanced City support services (c.g. additional trash
collection services, increased removal of litter and trash from the beach, and
placement, servicing and removal of a significant number of portable restrooms).

Each public event requires a Special Event Permit from the City. Event sponsors
must make a presentation to the Special Events Committee, describing their event.
Sponsors must also submit plans for parking, trash collection/recycling, portable
toilets, and beach/vegetation monitoring. The City’s Special Events Commitice
has oversight responsibility for each event and prepares an “after-event” impact

analysis report.
A list of Carmel’s annual Special Events appears in Table 3, following:

Carmel-by-the-Sea Page 5-3
Decomber 2003



Shoreline Management Plan

Recreational Actlvities and Events

Table 3 - ANNUAL SPECTAL EVENTS

Description/
Impact on Traffic
and Parking

Event Date Location
Resolution Run  January 1st Scenic Rd, south

of Eighth Ave.
Kite Festival Spring Carmel Beach
Surf-About Spring/Summer Carmel Beach
Fourth of July®  July4th Carmel Beach
Movies on Summer Thirteenth Ave. cove
the Beach
Great Sand Fall Carmel Beach
Castle Contest

A 5K-10K Walk-Run/
Minimal impact on
traffic and parking

Kite flying for chiidren
and adults/Increased
traffic and parking.

Surfing contest/

Minimal impact on

traffic and parking.

Restrictions on traffic i
and parking.*

Evening films/
Minimal impact on
traffic and parking.

Sand castle building/
Increased traffic and

% The Fourth of July celebration on Carmel Beach is not an organized/sponsored event. Use of
fireworks on Carmel Beach is prohibited (CMC 8.32.170).
* During Fourth of July celebration event or during any ether temporary event, if travel and

parking are restricted on Scenic Road and on portions of Ocean, San Antonio, Carmelo, Eighth,

Thirteenth, and Santa Lucia Avenues a Coastal Development Permit is required.

Carmeklby-the-Sea
Decembar 2009

Page 54
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Shoreline Management Plan

Recreational Activities and Events

5.3 MANAGEMENT POLICIES

o Provide for a wide variety of passive and active recreational experiences for
all beach users while protecting the resource values of beach environs. (G4-

4)

e Maintain the City's beach, park and open space resources in a manner to
encourage use and enjoyment by residents and visitors. (04-9)

o

Establish and maintain in public ownership the entire sandy beach
on Carmel’s shoreline from the north to the south City boundary.

(P4-45)

Allow surfing, hiking, picnicking, horseback riding, and typical
beach games, such as Frisbee and volleyball on the beach without
restriction. Allow dogs on the beach when on a leash or under voice
control. Require dogs on the Beach Bluff Pathway to be on a leash.
However, if the dog policy combined with éducational efforts does
not promote a safe environment for beach users and dogs, a leash
Iaw for certain times should be considered. (P4-47)

Prohibit percussion instrumenis on Scenic Road, the Beach Bluff
Pathway, and beach bluff without a permit. Prohibit sound
amplifying equipment on the City Beach without a permit. (P4-49)

Prohibit sales or other commercial activities on Carmel Beach, along
the bluff or in the Ocean Avenue/Del Mar parking lot.  (P4-50)

Prohibit overnight camping on any portion of the beach and bluffs,
(P4-51)

Allow alcohol consumption on the beach until 10:00 p.m. (P4-52)

Prohibit bicycles and skating on pedestrian access easements
between Scenic Road and San Antonio Avenue and on the Beach

Bluff Pathway. (P4-53)

Prohibit private dune buggies and motorized marine vehicles on the
beach. (P4-54)

Carmel-by-the-Sea

Dacember 2003

Page 5-5
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Shoreline Management Pian Recreational Activities and Events

o Implement procedures and regulations for temporary events on the

beach that will protect public access and environmental resources.
(P4-56)

Prohibit motorized vehicles and motorized recreational equipment
on Carmel Beach, sand dunes and other City owned parkland. This
prohibition does not apply to city and contracted maintenance
vehicles or public safety vehicles. (P5-24)

Restrictions on parking and traffic along Scenic Road, the Del Mar
parking Iot, San Antonio and the public rights-of-way west of San
Antonio shall require a Coastal Development Permit.

« Allow beach users the opportunity to enjoy a fire for warmth or

cooking, while protecting the sand from degradation. (04-10)

o Allow beach fires until 10:00 p.m. south of Tenth Avenue but at

least twenty-five feet from the base of bluffs. Install appropriate
signage to indicate this distance and time limit and to indicate
methods for correct extinguishing of fires with water. (P4-57)

Continue Police Department enforcement of the no-fire regulation
north of Tenth Avenue and especially in the North Dunes and Del

Mar Dunes areas. (P5-41)

Camael-by-the-Sea

Devembear 2003

Page 5-6
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Carmel-by-the-Sea 2014 Calendar Traditional/Annual Special Events

18™ Annual Breakfast with the Bunny: Sat., April 19, 2014. Annual spring celebration held in Devendorf
Park, sponsored by the Carmel Host Lions Club. Breakfast and entertainment provided.

21*" Annual Carmel Art Festival, Sculpture in the Park: Thurs. — Sun., May 15-18, 2014. Annual event
held in Devendorf Park. For more information call Carmel Art Festival at 831/642.2503 or

www.carmelarifestival org.

Memorial Day Ceremony: Mon., May 26, 2014, 11AM. Ceremony held at Devendorf Park, sponsored by the
Carmel-by-the-Sea Chapter of the American Legion. For move information call 831/624.994].

34" Annual Surf-About: Saturday, & Sun., TBD, 2014. Annual Surf Contest held at Carmel Beach. For
more information contact: Sunshine Freestyle at 831/375.5015

4™ Annual Run in the Name of Love, Sun., June 15, 2014, 8 AM Sunset Center, San Carlos & 9™ , 2K/5K
Walk-Run. For more information go to www.run4love.org. Susan Love, Organizer

12" Annual 4™ of July Celebration: Fri., July 4, 2014, 12:00PM-4 PM Entertainment, food and games.
Held in Devendorf Park. For more information call Carmel Community Services at 831/620.2020 or

www.ci.carmel. ca. us.

8™ Annual Carmel-by-the-Sea Concours on the Avenue, Tues., Aug. 12, 2014. Auto-show presenting
antique “marqued” vehicles for display. For information call 404/237.2633; or www.theconcours.com.

17™ Concours d’Elegence Vintage Car Parade and Display: Thurs., Aug. 14, 2014, 11:30 AM. Parade and
Car Display is held on Ocean Avenue. For more information call 831/622.1700 or

www.pebblebeachconcours.net

20'"" Annual Pacific Grove Auto Rally: Fri., Aug. 15, 2014, 6:00 p.m., approx. Car-rally that drives through
Carmel on Ocean Avenue. For information call 831/372.6585.

54™ Apnual Sand Castle Contest: Sun. TBD, 2014, Building at 8:00 AM; Judging from 12 Noon to 2:00
PM. Annual Sandcastle contest held on Carmel Beach, Scenic south of 10th. For more information call Carmel
Community Services at 831/620.2020 or www.ci.carmel.ca.us.com or Monterey Bay Chapter of the AIA;

www.aiamontereybay.org

6™ Annual Carmel Art & Film Festival, Wed. — Sun., Oct. 15-19, 2014, held at Sunset Center and various
venues around town. For more information contact www.carmelartandfilm.com.

98™ City Birthday Party and Parade: Sat., Oct. 25, 2014, 11:00 AM Parade/12 Noon Lunch. City’s annual
birthday celebration. For more information call Carmel Community Services at 831/620.2020 or

www. ci.carmel.ca.us.com.

Carmel High School Homecoming Parade, Fri., TBD, 2014, 3:00 p.m. Parade held down Ocean Avenue.

Veteran’s Day Ceremony, Tues., Nov. 11, 2014, 11:00 AM. Ceremony held in Devendorf Park honoring our
veterans, sponsored by the Carmel-by-the-Sea Chapter of the American Legion. 831/624.9941.

44" Annual Homecrafters Marketplace: Sat., Nov. 22, 2014, 9:00 AM-3:00 PM. Annual craft fair held at
Sunset Center parking lot. For more information call Carmel Community Services at 831/620.2020 or
www.ci.carmel. ca.us.

Holiday Tree Lighting: Fri., Dec. 5, 2014, 4:30 PM. Annual holiday celebration, tree lighting and
entertainment held on Ocean Avenue and in Devendorf Park. For more information call Carmel Community

Services at 831/620.2020 or www.ci.carmel.ca.us.

2014-B Special Events Calendar
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

May 15, 2014

To: Chair Reimers and Planning Commissioners

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

Subject: Consideration of Final Design Study (DS 14-14), Use Permit (UP 14-11),

and the associated Coastal Development Permit for the demolition of an
existing residence and construction of a new residence located in the
Single-Family Residential (R-1) Zoning District and Very High Fire Hazard
Severity Zone

Recommendation:

Approve the Final Design Study (DS 14-14), Use Permit (UP 14-11), and associated Coastal
Development Permit subject to the attached findings and conditions

Application: DS 14-14/UP 14-11 APN: 010-053-003

Location: Santa Fe Street, 5 Southwest of 8" Avenue

Block: 100 Lots: 9&11

Applicant: Merritt Hawley, Architect Property Owners: Charles Hawley

Background and Project Description:

The project site is the fifth residence south of Eighth Avenue on the west side of Santa Fe
Street. This subject lot is in the Very High Fire Hazard Severity Zone. The 8,000-square foot
property is developed with a 933-square foot, one-story residence and a detached garden shed.
The property is not considered historic according to a review completed by Mr. Kent Seavey,
Historic Consultant, on June 2, 2004. The site is accessed by a steep, down-sloping driveway
that terminates more than ten feet below the elevation of Santa Fe Street.
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DS 14-14/UP 14-11 (Hawley)
May 15, 2014

Staff Report

Page 2

The owner has submitted plans to demolish the existing residence and construct a new
residence. The proposed home would be 3,093 square feet in size, which includes: 1,998
square feet on the main level, 198 square feet in the lower level, 169 square feet in the
basement, a 278-square foot guesthouse, a detached one-car, 250-square foot garage, and a
200-square foot parking pad for the guesthouse, The proposed guest-house would be detached
from the main residence and located at the rear of the site.

The proposed style of the residence would be similar to Mission Ranch. Proposed finish
materials include painted wood horizontal siding, wood windows and doors, and a fire-treated
cedar shake roof with shallow eaves. Examples of the proposed architectural theme are
included in the applicant’s response to the Planning Commission’s conceptual review of the
project (Attachment A).

The applicant is proposing a detached garage that would be located behind the 15-foot front-
yard setback. The project includes a proposal for grading of the driveway to level out the slope
and improve access from Santa Fe Street. Grading of the building site is also proposed. The
grading of these two areas would involve approximately 292 cu yd of cut and 72 cu yd of fill, for
a net export of approximately 220 cu yd, which would be hauled to a City-approved disposal
site via a City-approved haul route. The existing asphalt in the driveway would be replaced with
grass pavers. The specifications for the grass pavers are included in Attachment A,

The Planning Commission reviewed this project on April 17, 2014, and expressed support for
the design, but had several items of concern for the project. The applicant has addressed the
Commission’s concerns and recommendations in Attachment A. The items of concern included
details of driveway design and associated impacts to a significant tree with retaining wall
clarification, height of the roof-ridge at the northern elevation, and the requirement for a Use
Permit for the proposed guest house.
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DS 14-14/UP 14-11 (Hawley)
May 15, 2014

Staff Report

Page 3

PROJECT DATA FOR AN 8,000-SQUARE FOOT SITE:

Site Considerations Allowed Existing Proposed
Floor Area 2,960/3,947 *sf 933sf(11.6%) | 2367 s residence,
(37%,49.3%*) 250 sf garage/200 sf

parking pad,
278 sf guesthouse =(38.6%)}

Site Coverage 971 sf (12%)** 1,043 sf (13%) 1,121 sf (14%)

Trees {(upper/lower) 5/4 trees 1/5 trees 2/6 trees

Ridge Height (1%'/2™) 18 ft./24 ft. 22.5 ft. 17 ft. /22.5 ft.

Plate Height (1%/2™) 12 ft./18 ft. 10 ft. 10 ft./14.5 ft.

Setbacks Minimum Required Existing Proposed

Front 15 ft. 15 ft. 15 ft.

Composite Side Yard 20 ft. (25%) 30 ft, {37.5%) 20 ft. (25%)

Minimum Side Yard 3 ft, 3ft, 8.75 ft. (residence)
3 ft. {garage)

Rear 3 ft. 43 ft. (house) 12.7 ft. {residence)

9.5 ft. (guesthouse)

* Includes a bonus of 987 sf for basement floor area
**Includes a 4% bonus if 50% of all coverage is permeable or semi-permeable

Staff analysis:

Previous Hearing:

comply with the recommendations:

1. The applicant shall apply for a Use Permit for the proposed guesthouse.
Analysis: Pursuant to CMC 17.08.050.C, guesthouses are permitted on sites of 6,000 square

feet or greater and require the approval of a residential Use Permit. The applicant submitted a

Use Permit (UP 14-11) application on April 23, 2014.

The following is a list of recommendations made by the Planning
Commission and a staff analysis on how the applicant has or has not revised the design to
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DS 14-14/UP 14-11 (Hawley}
May 15, 2014

Staff Report

Page 4

2. The applicant shall submit a grading plan for the driveway showing tree protection and a
detail of the proposed retaining wall (to be reviewed by Forestry).

Analysis: The applicant has included a driveway grading plan showing the details of the
proposed alterations to the driveway. The grade of the driveway will essentially be maintained,
with minor grading to level out the slope of the driveway and improve access to the property
from Santa Fe Street. A section drawing showing the change in driveway slope is included on
Sheet C4 of the project plans. The applicant is also proposing to replace the asphalt driveway
with grass pavers, which will improve the appearance of the driveway and allow for better
percolation.

The applicant is proposing to eliminate an approximately 20-sq ft portion of the driveway that is
located within the root zone of the pine tree along the northern property line. A 6-inch high
retaining wall is proposed in the area around the tree. The City Forester has reviewed the
project plans and supports the design.

3. The ridge height on the northern building element should be lowered by 1 foot to
mitigate impact to the northern neighbor.

Analysis: As originally proposed, the northern building element would be 16-feet 8-inches high
and contains the living room, dining room, and kitchen. At the April 17, 2014 Planning
Commission meeting, the adjacent neighbor to the north expressed concern with the height of
the proposed building. The Planning Commission visited the neighbor’s home during the Tour
of Inspection and evaluated the potential impact. The Commission recommended that the
applicant lower the height of the ridge by 1 foot to mitigate the impact to the northern
neighbor.

No revision has been made to the original design, and the applicant is requesting to maintain
the height as originally proposed, as indicated in the letter included in Attachment A. The
Planning Commission couid reconsider the recommendation to lower the height. However,
staff has drafted a condition requiring the applicant to lower the height by 1 foot as originally
recommended by the Commission.

4. The applicant shall work with staff to address privacy concerns raised by the western
neighbor with regard to a rear window.
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DS 14-14/UP 14-11 (Hawley)
May 15, 2014

Staff Report

Page 5

Analysis: The living room at the rear of the proposed residence would be located
approximately 13 feet from the rear property line and includes a bay window with an area of
glazing that would be approximately 38 square feet in size. At the April 17, 2014 meeting, the
neighbor to the west expressed concern with the size of the window and reguested that it be
reduced. The western neighbor has a second-story deck that is located in close proximity to the
rear property line and looks down onto the applicant’s property.

The applicant has maintained the size of the window as originally proposed. In staff’s opinion,
the proposed living room window would not create a significant privacy impact to the western
neighbor’s deck. However, the Planning Commission will have another opportunity to evaluate
the potential impact during the Tour of Inspection and can require that the size of the window
be reduced if it is determined that it would create a privacy impact.

5. The applicant shall work with the City Forester to address the health and well-being of
the remaining oak tree in the interior of the site.

Analysis: Originally, the applicant had applied for a tree pruning permit to remove the eastern
half of an oak tree located in the southwest portion of the site. Since the April 17, 2014
meeting, the applicant has spoken with the City Forester and decided that removal of the entire
tree would be more beneficial given the declining health and structure of this tree. The City
Forester has revised the permit to include removal of the entire tree, which is included as
Attachment D.

The applicant is proposing a new 36-inch box oak tree to replace the existing tree. Also
included in the landscape plan is the provision of an additional 36-inch box redwood tree at the
northwest corner of the property.

Other Project Components:

Finish Details: Residential Design Guidelines 9.5 through 9.10 encourage the “use of natural
building materials” and recommend “painted wood clapboard, stained or painted board and
batten siding and shingles are preferred primary materials for exterior walls.”

The residence would be clad in painted, horizontal-wood siding with wood windows and doors.
The proposed roofing material is fire-treated wood-shake roofing with painted metal gutters.
The detached garage and guesthouse would be constructed with the same materials as the
main residence. The applicant has included images of some of the proposed design elements
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DS 14-14/UP 14-11 {Hawley)
May 15, 2014

Staff Report
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included in Attachment A. Staff supports the proposed finish materials as they are consistent
with the Residential Design Guidelines.

Landscape Plan/Fence: The applicant has included a landscape plan. The proposed landscape
design includes drought-tolerant plants arranged in an informal manner. No fencing is
proposed along the front of the property; however, the applicant is proposing a new 6-foot high
wood fence along a portion of the southern side-yard property line.

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.

The applicant is proposing to construct a 278-square foot guesthouse at the rear of the
property. The guesthouse would include a bedroom and a full bathroom. No cooking facility is
proposed on the floor plan. One off-street parking space is included for the guesthouse, as
required by City Municipal Code.

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.

Parking/Driveways: The proposed new residence includes a detached garage located on the
north side of the property with a driveway that provides access from Santa Fe Street. The
guesthouse parking pad would be located adjacent to the northern elevation of the front of the
residence.

The driveway wouid also provide access to a backing/maneuver area. This additional driveway
area exceeds the allowed site coverage by approximately 150 square feet when combined with
the other exterior surfaces. A special condition has been drafted to eliminate 150 square feet
of the turf-block in this area and utilize wood mulch for vehicle maneuvers.

Lighting: Exterior lighting is proposed in several locations on the buildings, at outdoor activity
areas, and along walking paths. The proposed lighting does not encroach into the public Right-
of-way (ROW). However, the proposed lighting is not consistent with the City’s Residential
Design Guidelines, nor is it consistent with the City’s new lighting regulations in Section
15.36.070 of the Municipal Code. The number of fixtures is excessive, and the lumen levels are
higher than that allowed under Section 15.36.070. Staff has informed the applicant of this, and
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DS 14-14/UP 14-11 (Hawley)
May 15, 2014

Staff Report
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a revised lighting plan may be provided for staff review prior to the hearing. A condition of
approval has been included to ensure that the lighting plan is revised and reviewed by staff
prior to submittal of the Building Permit application, and the findings have been prepared with
the expectation that revised plan will be submitted.

Environmental Review: The proposed project is categorically exempt from CEQA requirements,
pursuant to Section 15303 (Class 3) — Construction or remodification of a limited number of
new or existing small structures.

ATTACHMENTS:

e Attachment A — Applicant Letter and photographs
e Attachment B —Findings for Approval

e Attachment C — Conditions of Approval

e Attachment D — Tree Removal Permit

e Attachment E — Project Plans
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Attachment A - Applicant Letter and Photographs

o S
THE

PAUL DAVIS
PARTNERSHIP, LLP

ok

B, S o R e T v a

April 24, 2014
-,
Mare Weiner & TJ Wiseman
Community Planning & Building Department
City of Carmel by the Sea, CA 93921

Final Design Review (Hawley Residence ~ SA 13-19) [ D5 14~ |4

Re:
Santa Fe Street, 5 Southwest of 8 Avenue
Blk 100, Lots 9 & 11

Dear Marc and TJ,

This letter is intended to specifically address the draft corxiitions of approval from the Coricept
Review meeting as well as public and commissioner comments from the meeting.

Condition 1: The landscape plans submitted in this set include notes arding ivy removal i ight-
of-way and the addition of one substantial upper canopy tree, a ret:lwoodreg at thg l:gr;ehmovawmggz :f? :’rt‘e
amend the iree pruning permit on file to

property. After discussion with Mike Branson, we also plan to
remove moderately significant tree #4, a diseasad oak, and replace it with a 36" box oak free. The

landscape plan also includes an additional oak at the front of the property.

Condition 3: A tree pruning permit is on file for tree #4 and will be amended to include the entire tree,

as mentioned above.

Condition 4: No cui_or fill is intended for the buffer zones surround trees 2, 3, 5 & 6. Only 6" of cut will
occur surrounding pine tree #1 as shown on civil sheet C1, driveway section A. In fact, the proposed
mpedes the existing buffer zone at the tree and

driveway design removes almost 3 feet of asphait that j
includes the addition of a short block wall to protect the base of the trunk from traffic. | have attached

an exhibit, Attachment 1, which shows the area of asphait to be removed. Also, see Planti
en the landscape plan regarding the treatment of areas around major tree roots. nting Note #4

Condition 5: The applicant has filed for a use permit for the guest house as of April 2:&@1&; IVES

- APR 25 201¥
The Paul Davis Paﬂnership, Lip Chy CELayanw-tnateri
Saning 0 kb Depd

286 EI Dorado Street
Monterey, CA B3840
831-373-2784 Fax: 831-373-7459



Condition 6. The applicant has begun the process of applying for a iot merger and will supply the
appropriate materials from the title company and surveyor as soon as they become available. A
unused variance fee is on file with City finance to be used as the fee for this application.

Condition 7: Refer to the revised civil sheets for various cross and longitudinal driveway sections. At
the location of the pine tree, there will be no more than 6" of cut at the buffer zone and a short retaining
wall to protect the tree from cars. See Attachment 2 for the paving legend and cut sheets of proposed
paving at the driveway, turnaround and patio. The landscape plan also details the various types of

pavers and seeded hardscape.

Condition 8: See revised sheet A3.2 for an expanded street level view that includes more of the
neighboring structures.

There were a few other concerns voiced by members of the Commission and the public that | would
also like to address.

Comment 1; See Attachment 3, the draft water fixture credit form.

Comment 2: There was some concern about the height of the ridge at the living room and kitchen wing
in relation to the northerly neighbor. As noted in your findings, the proposed ridge height is identical to
the existing ridge height and 1'-6" lower than what is permitted. Please refer to Attachment 4 for
photographs of the ridge staking as well as sheet A3.2 for a street level view of the property in relation
to both the northern and southern neighbor. In addition, the adjacent form of the garage was positioned
to interrupt the length of the wing with the highest ridge, limiting it to only 20 feet. Great care was taken
in order to scale the buildings to human proportions and to limit the effect on neighbors' views and

privacy by turning the house inward, towards a central courtyard.

Comment 3: There was concern from the western neighbor that their privacy might be affected by the
window at the living room. In fact, the window at the living room faces a fence between the properties

and is well below the deck and windows of the western neighbor.

Comment 4: There was some concern about the materials palette of the house being too spare, which
may often be the result of the plainness of architectural line drawings. Please refer to Attachment 5,
which demonstrates some touchstone design features of the house: painted horizontal wood siding,
shallow eaves, natural shake roof, painted wood casement windows and a contrasting wood paneled

element. We also plan to submit a rendering of the house, fully landscaped.

I hope that this package fully addresses your, the public's and the Commission’s concerns. | would be
happy to answer any additional questions you may have.

Sincerely,

Merritt Hawley for The Paul Davis Partnership

Zk
The Paul Davis Partnership, LLP
286 El Dorado Street
Monterey, CA 93940 82
831-373-2784 Fax: B31-373-7459
Page 2 of 2
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Attachment 2

Proposed Paving Legend:
1. Driveway: “Driveable Grass” with gravel or drought-resistant seeded infill
2. Parking pad & turnaround: “Grass Pave” with drought-resistant seeded overlay

3. Patio: “Hanover Permeable Paving Units”
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PERMEABLE PAVING UNIT

Permeable 41/2" x 9
45/8°x91/4"x 3"

VOLUME OF SPACER JOINTS = 2,78 SGLN.

ST/at
6.94% OPEN AREA PER UNIT

Plecsa Note: Sizes shown are nominal, Products are made fo fit metric modules,
Overall dimensions include one spacer.

HANOVER

Architectural Products

5000 Hancver Road, Hanover, PA 17331
717.637.0500 fax 717.637.7145
www.hanoverpavers.com

9.25.13
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Simply the best
permeable,
flexible and
plantable
pavement
system in the
- marketplace
~ today!
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Introdection

Histoey of Porouss Paving

Pebbles, cobblestones, and wood decking structures have been
used since the dawn of civilization to reinforce where we walk
and the roads we use. Little did we realize that these methods
had benefits over the modern trends of sealing up the ground
with asphalt and concrete. Porous, permeable or pervious
paving—whatever you prefer—became a method for addressing
stormwater issues in the early 20th century. Concrete turfolock
for grass paving began in the mid-1940s
and plastic versions were invented in the
late '70s and early '80s. Great advance-
ments have occurred in pervious concrete,
pervious asphalt, and other permeable sur-
faces. We Introduced Grasspave? in 1982,
improving upon these earlier concepts. In
1993, Gravelpave? was unveiled, the only
product specifically developed for gravel
porous paving, Fast forward to this millen-
nium, and GresspaveZ and Gravelpave? are
considered by most, the finest porous
pavers developed.

Infiftration o tegrund.

Porous paving allows rainwater to percolate
the pavement's surface and back into the ground

through
(infiltrating), where the water s cleaned and returned to ground

water supplies. Porous paving improves upon impermeable sur-
faces, such as concrete or asphalt, which do not allow for this
natural filtration. Rain collects airborne and surface pollutants
such as sediment, brake dust, chemicals, vehicle exhaust, ofl,
salts, fertilizers, bacteria, and animal waste. On impermeable
surfeces the palluted rainwater runoff (nan-point source pollu-
tion) is collected, concentrated, and discharged to downstream

\ Y -:. 3 ;ﬁﬁ? - "..‘ - :2 1"..“..1
pLE; oot BT b ;“!‘ ? t* -'lh L o
GA—Gravelpawe’ crustes a whelchair-secessibie suface
Cover photo: Westin Kiertand Resort and Spe, Scottsdsie. Arizona—{rasspave? fire lane and Gravelpave? fire isne feoncrete widening).

waters such as streams, reservoirs, and lakes—our drinking
water. This runoff also harms vegetation and wildlife with
Increased water volumes, velocities, and higher temperatures,
The Grasspave? and GravelpaveZ systems protect against this
dangerous runoff by processing and cleaning the water, thus
safeguarding the natural water cycle.

State of the Earth

Invisible Structures, Inc. has developed an entire line of products
tn address stormwater and environmental concerns. Rainstore3,
Slopetame?, Draincore2, and Beachrings?
can work In addition to, or in conjunction
with, Grasspave? and Gravelpave? to
provide your site, home, or office with
stormwater and environmental enhance-
ments. Qur products can store and collect
rain, provide eresion and sediment control,
efficiently convey and deliver water, and
protect natural areas.

Advanced T

The Grasspave? and Gravelpave2 systems
are based on a simple, but impressive
technology—a series of rings (cylinders)
connected on a flexible grid system. The
cylinders are engineered to withstand
significant structural loads and the grid provides stability,
flexibility, and cantinuity for large areas, The grid system also
has the unique ability to be rolled up for easy shipping,
handling and installation.

This engineered design allows for any street-legal vehicle

(end sometimes larger) to park or drive on our Grasspave? or
Gravelpave? surfaces. The point load pressure is transferred
from the top of the ring. through the fill material and cylinders,
to the engineered base course.

- o ) .
75 dry cemant was mixed
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The need for a pervious concrefe
paving unit that dllows water to
permeate the scil has become
increasingly important. With more
and more paved areas such as
sireetls. parking lots and sidewalks,
minwoter has litife opportunity o
filtrote into the soil. Municipalities
now fequire that stormwater
runcff be managed and rstoined.
Hanovers Permeable Paving
Units allow for stormwater drainoge
and manage excessive runoff,

Using Hanovers Permeable Paving
Units can faocililote the process
of obtoining LEED Green Building

| Yermeabe 41/2'x 9" I

! 45/§"x91/a"x 3"
Actual Dimenaions

The Perrmeable 4 1/2°x 97 is Hanover's
newes! concrete permeable pover.
Produced with a 1/14" bevel and
hidden spacers, the Permeabie
4 1/2° x 9" meets standards sef forth
by the Americans with Disabilities Act
(ADA). Minimal openings provide o
comfortable walking surface while
dllowing for water percclation.
The Permeable 4 1/2° x 9" can
accommodatle wheel choir fraffic
making it the perfect choice for high
foot troffic areas such as walkways,
plazas ond entance ways. With
a 3 thickness and inferlocking
installation design, heavy low speed
vehiculor loads can be supporfed.

Sizad at4 5/8"x 9 1/4", the Permeable
41/2"x ¥ is a true rectangle, providing
the comect size mtio to create
interiock stablity. The 4 1/2* x 9"can
be produced with a Natural, Tudor®

R =
Pt B - 1 - s =
sty alhodaUand! e He £ gticn S & Coan e teas A Vg x

Qg L

._’-5- - e e LT
", Cheweon), Neivws P s Tudar
Tumbled or Chiseled finish and
is available in Honover's full range
of colors. The Permeable 4 1/2° x ¢°
combines the beautyof aninterfocking
pover with the odvonfoges of a
psmeable paving system,

l =T
' * ADA Compliant

I« Minimal openings for a
comfortable walking surface

* Supports heavy
" low speed vehicular loads

| True rectangulier size ratio
fo achleve inferock stabiiy

ANOVER

Architectural Products
5000 Hanowver Road, Honowver, FA. 17331
717.437.750 - ¢ 717.637.7145
www.hanoverpavers.com
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MONTEREY PENINSULA WATER MANAGEMENT DISTRICT
BESIDENTIAL WATER RELEAS'I:. FORM AND WATER PERMIT APPLICATION

Mnmerdy l’emn%l'l Water Managenment Dislrict Pcn'ml Oftice

5 Harris Court, Bldg G ¢ Monterey, CA 939405 # (31) £58-5601 ¢ www.mpwmd.nef 4 Fux {831) 644-9558
Completing the Water Release Form & Water Permit Application docs not guarantee issuance of @ Water Permi

ALL. SPACES BELOW MUST BE COMPLETED OR THE APPLICATION MAY NOT BE PROCESSED, {Please print firnly)
[, OWNERSHIP INFORMATION; Z. AGENT/REPRESENTATIVE INFORMATION:

Dayume telephone ‘53' 64.4 I";‘q4‘ Daytime telephone: i}' z’ M 3205
VimllngAddrm ? /] -3‘; aﬂ Mailing Addresk:
Monut u% ch AM42 Moukymyr LA d%ﬁ

3. PROTERTY INFORMATION: .
What year was the house construcied? ’ 1 40 Fumsung Square-footage a‘-% Proposed Square-tootage i 2—&"% 3 F

Address. 5‘@ ﬁu! ‘ZQ,E!! &ﬂi AV'C.QM &5'&1 € Assessur Pareel Number 010 . 053 602
T 2 water meter needed? (Civele one) YES @ If yes, ho ﬁﬁgyntﬂnc‘t'!:r\ are reguested”

Walur company sorving parcel; Cﬁ-[ Am Account Numsher:
NOTE. Sepeate wufer merers avg required for each Uier  Residential uses voquire senavole moters Jor ull anziliary housing that includes a kitchen
4, PROJECT DESCRIPTION (B: thorough and detailed): _

5. INSTRUCTIONS: Table #1 should fist the fixtures on the property gs they xist before the project. Table 82 should reflect aff fixinres on
the property after the project is completei. Oxly one Mayter Bathreom can be designaied per dwelling unit.

Tuble Nu. 1 Existing Property Fixture Count Tuble No. 2 Pust Project Fixture Count

(ANl fixtures befure praject) (AN fixtures ufter project)
Type of Fixture Firlure  Vufue Ciugd Type ol Fiature Flagyre Yulue Camnt
Washk _i__ a il ﬁ - Vaahhosia Y S ] S
Poen Yrashbasios in the Masicr Duioame Al LT, Twa Wioshinasine in e Maoer Bonronmm 1 rln
[ented, Lilera Low=Fiush (1 & gollans-per-Hush) _E T 11 _"-_!‘ ‘1 .+ Taiet, Livu [oo-Hugh {16 palons-puesthish % 17
dualcl, Hagh Etlipiency {HF 1 > R » i3 3 Toilst, High EHiengy (HE 11T — %L —
Toet M Hisgh Cficiency (LRFT) % N8 Taulet, Vltra Hiali Blfier. wy {LZHET < bR 2 N E
Ulnab, High Efifeicugy 11010 § sallaper-Hush) Cowns Lemat, High Grsimrcticy (REU) 9 % galton-p ~Tushi P
Zuu Waler Cansuemplon i mal* ) Low Zern Water Lunsumpuon Lirnaf® - __ 1 0d —
Wbt o per rwidting): Tr'h & e Shawers « 30 Masterhuth {imo s Do burgg) Tub & Sapanaie w7 4 20 X
{ars: Bathiab {mery havi Shew srhead above) Y Y 1] x Lange Barhiul (may hav Show hamd ahase] [ R} :
Swndard Cathiub (misy hay > Showerhead atwrc} x 20 Stndard 3athiu (nzy ave Showsrhend abas.c v 20 ) .
Shover, Sganab: S1al fune Sheeserhiead) e ]_ v ip LI Shu-cer. Scparate Stall fune Shuverhead} . .y 2 . B
Showan, vach additianal fixine (resls, body spay) 1% Shawer, cuch wlddytona? hywse heotla, bogy speay. . ¢ 2D
&l llower ysiein, K Bers ar Custout Shower (€ ces) ) Shwowen vatem, K Bars or Cuscom Shovser (puzs) in
ke =3 optinml Disk acherk R D1 s k {ogonamal dishw whery » 18
Fank wath {Tgh Elliviey = Dishiwcshior® Loox 13 k wiilt 1bgh Cilicieney Di lavashars i v 13 T z)

73 e, siih adrimonal l\\-uh opudnal aink) s 10 Phis;wvasher, o 3 20
Lhahwasker Figh Steweney fwith up gink)? . R Lrsbvvasher H, LI
Lauritry Sinks Lgihey Sinl: tune per Site) _ W MR Luwnelry Sinkitihr, Sink {one per i) .— % 20 b .
¢ Torhus Wesher T [T - lutlres Woshes .o 2o .
$lorhe Waghee BEWES 8 vante, fretor o less® [ Clothes We.lier (I WY 5 0 v ey Gl ar ksa” ] 10 I
gy x 20 Bidet v 20

x bt Bar Sink o

L) Entertommiment Tink » G

v L6 Vegudable Sink s 10

0N Tnstene- decess-1Tal-'W L jystem (fiviure crothit: a of§s

.

x T L - pigion] - Koour Gu Pishit Rnle 24 45

1 “Fxlenior Reideno J Wi Lemaru
Oni er + Calzulutions * *

Sublota) propr el tixw s

w Ut ziuee conne Lo v Penmit was - sued sncder Oredinangi 30 w uidiee
the Mnsier Buhraom Cs it (labmay be® /a2 1 See L toet aafT R moes nobes dion Bwimring Pual (2aeh "0 53-8 aF pobl 4142 2e) Xt
LXISTING FIXTURE LVIT COLNT TOTAL - }74'4’ PROTOSELD FIATURE LMIT COLNT o - J‘:‘{', {1
FREFDL RESTRICTION REQUIRED WIEN CRESIT 15 APPLIED FOR “HE * APPLIANCFS. ECT PERMIT i3 L0 LARE IHREE WEE

[ compleung the Water Relense Ferm. the unduisigaed roknewlud:es thal any disctepiney or nustake may covse rejeenon o delay in proc. s5ing of the
applicatwn  Adduionally. the under.igaed 1 responsible for “courately accounting for all veater fixtares  If the lixture ung ¢ount changes without
agtification  the istrct, ar iF o dffzience i fixtoees 15 dacumenteed upon official inspeclinn, Water Permis for i pooperly may be canceled, |n
additien, = alar fistuics instalied without 2 Water Cosmit may be cause for nicriapion of the water service io the Sie. addwonal fees and pemlics, the
imposiuon ol hen o e gropenty. and deduction of weer fmm the lec L Junsdicoen s Allocatwn The property owner Applicant 1s required to notify
the Dhstiist and provide Construction Plans as uppioprint foe each change 1n the Prupect made prion w use ar occupney that may atfect the Projeet's

{"apre:ly 1o use water
6. 1 certify, under penslty of pevjury, thar the information provided on this Water Rulesse Form & Water Permit Application is o m;
knowledge correct, and the infarmation agzurscely retlects waler ose presently planned for this propery.

Date "7 Location Where Qigned'— -

Sigmaturc of QGwner/ \génl a e

Fiie or Plan Chuck Namber |

Print Namz

AUTHORIZ.ATION FOR WA r'ER PERMIT - JURISDICTION USE ONLY

o o AF Pavadta Allozation _ | AF Public Credits e AF Sevund Bathroom Protucol
b e, AR Pro-Puralta Credits | _ WDS {Private W) Whiier Entitferent . ____ . Mo weber needed
NS o . —Aatborized by: o Tate |
This form expires one year from date of authotization for this project oy the jurisdiction. e ‘P
fes. e
DALV U A e | Yerlew cope-appiicant Pt vnmy ptees e Do 7 s t D

demard Watk Forms AL ioe R cCantiad Woater Re!zssy o Pamnt Appln mon Resieed 10130103 Jocx

Name: _Meyvitt H'M-chm for Patel Daris &Mﬁh?
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White painted horizontal wood siding, natural
wood shake roof and shallow eaves

Painted wood casement windows with divided
lites and painted wood trim

Smaller conservatory area with wood paneling
painted in constrasting trim color
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Attachment B - Findings for Approval

DS 14-14/UP 14-11 {Hawley)
May 15, 2014

Findings for Approval

Page 1

FINDINGS REQUIRED FOR FINAL DESIGN STUDY APPROVAL (CMC 17.64.8 and LUP Policy P1-45)

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

Municipal Code Finding YES | NO

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

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

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

4, The project is adapted to human scale in the height of its roof, plate lines, eave 4
fines, 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 | 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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DS 14-14/UP 14-11 {(Hawley)
May 15, 2014

Findings for Approval

Page 2

8. The proposed architectural style and detailing are simple and restrained in
character, consistent and well integrated throughout the building and
complementary to the neighborhood without appearing monotonous or repetitive
in context with designs on nearby sites.

9. The proposed exterior materials and their application rely on natural materials
and the 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 neighborhcod.

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.

A

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

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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DS 14-14/UP 14-11 (Hawley)
May 15, 2014

Findings for Approval
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public road and the sea, and therefore, no review is required for potential public
access.
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Attachment C - Conditions of Approval

DS 14-14/UP 14-11 {Hawley)
May 15, 2014
Conditions of Approval

Page 1

Conditions of Approval DS 14-14/UP 14-11

Authorization

This approval of Design Study (DS 14-14), Use Permit (UP 14-11), and the
associated Coastal Development Permit authorizes the demolition of an existing
933-square foot residence and the construction of 1} a new 2,815-square foot
residence, 2) a 278-square foot guesthouse, and 3) a 250-square foot garage.
The subject residence is clad with a horizontal-wood siding. All work shall
conform to the approved plans of May 15, 2014, except as conditioned by this
permit.

Standard Conditions

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 shail 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.

One tree on the site shall only be removed upon the approval of the City
Forester or Forest and Beach Commission as appropriate and after a building
permit is issued; 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
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May 15, 2014
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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 an 8,000-square foot parcel, this permit will be
scheduled for reconsideration and the appropriate findings will be prepared for
review and adoption by the Planning Commission.

The applicant 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 May 15, 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 (incandescent equivalent, i.e.,
approximately 375 lumens) 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, i.e., approximately 225 lumens} or less per fixture and shall not
exceed 18 inches above the ground.

10.

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

N/A

11.

The Carmel stone fagade shall be installed in a broken course/random or similar
masonry pattern. Setting the stones vertically on their face in a cobweb pattern
shall not be permitted. Prior to the full installation of stone during construction,
the applicant shall install a 20-square foot section on the building to be reviewed
by planning staff on site to ensure conformity with City standards,

N/A
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12.

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

13.

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

14,

The driveway material shall extend beyond the property line into the public right
of way as needed to connect to the paved street edge. A minimal asphalt
connection at the street edge may be required by the Superintendent of Streets
or the Buiiding 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.

1%a.

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

N/A
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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.

19b.

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

Special Conditions

20.

The 16-feet 8-inches high ridge of the northern building element shall be
lowered by 1 foot. The change shall be reflected on the working drawings
submitted with the building permit application.

21.

The driveway semi-permeable surface shall be reduced by 150 square feet and
replaced with a fully permeable wood mulch at the front of the residence.

22.

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

23.

A lot merger must be completed prior to issuance of a building permit.

24,

The applicant shall apply for an encroachment permit for the proposed driveway
grading and associated small retaining wall prior to the issuance of the building
permit, and shall secure an encroachment permit prior to final inspection. If the
applicant is unable to obtain an encroachment permit for this wall segment, the
applicant shall remove the wall and submit a revised site plan for Community
Planning and Building staff review and approval prior to final inspection.

25.

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.

26.

The applicant shall submit a revised lighting plan that substantially reduces the
number of wall-mounted fixtures and brings all fixtures into compliance with
Section 15.36.070 of the City’s Municipal Code regarding allowable lumen levels.
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A revised lighting plan shall be submitted to the case planner within 30 days of
project approval. Once reviewed and approved by Planning Division staff, the
revised lighting plan shall be included with the construction drawings submitted
for the Building Permit.

*Acknowledgement and acceptance of conditions of approval.

Property Owner Signature Printed Name Date

Once signed, please return to the Community Planning and Building Department.
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AttachmentD - Tree Permit - ... —————

CITY OF CADRM.S(L‘-i;-{T;/E-' SEA TREE REMOVAL/PRUNING PERMIT
Carmal, A 93921 Pecmits 2692
Ph: (831) 6202070 FAX: 831-624-2132 - . 20
; Receipt#: 55 A2/ 56O/
Exact location of property: W ' 5 ‘fwﬂlh tf{' 8™ pex ,]f-;?a Loto‘;?;'/éﬂ 5

Mailing Address:
It ..

City Lic. No.: / 705 (&) <z I:_l{l 4S’m.», LizNg, ; -

* ;
Approved for removal or pruning: @MZZ—MMM*
Replant: _L%ow canopy trees // species%&éy_m _t 5 gallog / box size
Additional Conditions: —&LMMJ—LMMA_MM%M
_as beew i59ued | ' e fing

£ ,

Conditions/Requirements: l M(' 3@ }907( 0&\4-, on ﬂ'{ﬂ-‘ Py ?' w/

L ALL Permits must be obtained befors any tree is removed or pruned, i.c. Building, Demolition, Coastal Comm., etc, > MF\

2, TheCityFomstermustbeconmctedtwodaysbeforcmworkcmnmences.

3. Al tree work must be done by a tree service company currently licensed by the City of Carmel-by-the-Sea,

4. When grading for building foundations or footings, any roots larger than 2" in diameter must NOT be cut unjess approv?:d by the City
Forester.

5. Mechanical equipment for grading operations will NGT be permitted within the root zones of any tree(s) unless approved by the City
Forester. .

6. A tree’s root zone that has been exposed to the air due to grade cuts; this area must be covered with a moist tarpaulin to prevent drying of
the root zone. This cover must be kept wet.

7. All trees retained on the site that are in danger from construction must have wood bumper protection surrounding tree tranks during the
project. (The protection shall be 2" x 4", 8 high on the tree, no more than 1" apart), )

B.  All tree(s) required to be planted, shall be installed prior to the final building inspection or 30 days after the issvance of this permit.

9. All replacement trees must be maintained in a healthy condition for & minimum of 5 years.

10. I will return the attached page within 30 days, and indicate where and when the replacement trees were planted.

ixpiration of Permit: This permit expires if the work is not performed within year of issvance. This permit must be renewed before the
+ork may be commenced again.

‘his permit must be posted on the job site when werk is being performed.

.gent/Property O ’s Signature: Date: 103
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HAWLEY RESIDENCE

5TH SOUTHWEST OF 8TH AVENUE, SANTA FE STREET, CARMEL, CALIFORNIA

' MATERIALS PROJECT DIRECTORY DEVELOPMENT ANALYSIS
PROJEGT CWHER: CHAALES HAWLEY APMN, " D10-055-003-0D4 Prajact
R o asiale PRORERTY ADDRESS: 5TH HOLISE SOUTHWEST OF BTH AVENUE, SANTA FE STREET
(C1) B40-2004 ZONING: A1 HAWLEY
Erz £ Jroener i e RESIDENCE
PROJECT ARCHITECT ;':EF&L;*DV;S;{;EWH‘F PAOJECT DESCRIFTION DEMOLITION OF (E) HOUBE ROOMABATH
CETAMIC TILE OR TILE PAVERS MGNTEREY, GA. S3040 :umm%rci & WEHRE?;HD:;.‘.:EE cknawmm&'é“ SANTA FE STREET, CARMEL, CA
IN P (831) 873-2784 PHONE
{SEE FINISH 8CHEDULE) (831) 8787452 FAX
enartith @ pauldavieparina ip.om e LT B APN:011 0-053-003-000
CONTAST: MERRITT HAWLEY UaTING HOUSE e
MASONRY
ousames  gormee wanvocse sens?
SALINAB, GA 83901 MAIN LEVEL {2001 5F) THE

CONTACTLEFF OLMS

ﬂ‘ ‘ I ‘ ‘ § BATT INSULATION IN SECTION o I ::v::::a. @ BAEEMENT HT - :: ::: PAUL DAVIS
126 BONIFACIO PLACE, SUITE € SHGLE GAR DETACHED GARASE, . P ARTNERSHIP

I]]]]]]]]]]]] RIGID INSLAATICK (N SECTION MONTENEY, CA G340 e —— o
(831) 047112
CONTACT:FRANK CAMPO GUEST HOUSE oess ) ARCHITECTS & PLANNERS
~] 8093 5F
3 FINEI 00D MEMEER IN — ToTAL .l-
AN D A AR T T 7 FOREST AVENUE SITE COVERAGE:
PAGIFIC GROVE, Gb 83650
(831) B15-8634 (E) BITE COVERAGE: 1043 BF (951 £F ALLOWED) mm;lﬁMMmu.P
0.-LA.com Eldoradn
S e = = B
8 MPERVIOUS! s (057 373-275¢ FAX (837) 473-7a58
ETONE PATIOS B STEPS y =77 3R 1 Hoplll
TOTAL () SITE COVERAGE: $71 BF {a71 SF ALLOWED)
WOOD BLOCKING BETWEEN
FRAMING MEMBERS IN SECTION STONE STEPS & GUEST HOUSE (ar &F)
DEGOMPOSTED GRANITE PATIO @ GUEST HOUSE (168 57}
U — BRIGK PAVER PATICG @ COURTYARD |326.87)
FLYWOOD IN SECTION BAICK PAVER PATIC @ LIVING AM (147 57)
BRICK PAVER PATH @ ENTRY (PERMEABLE) 1555
PLANTED PAVER @ DAIVE (PERMEABLE] {207 5F)
BTEEL IN BECTION
I TREE REMGVAL: 108K
S 2 CAK, 1 REDWGOD
DR ACCOUSTIC TLE CELING THEES ADDED: oK,
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[ TYPE OF CONSTRUGTION: V-8, SPRINKLEFED
SPRNKLERS: REQUIRED
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Project Number: 1352

SEE FLOOR PLANS & SECTIONS FOR ADDITIONAL LEGENDS
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GENERAL NOTES GRADING & DRAINAGE EROSION CONTROL NOTES LEGEND
1. ALL WORK ZHALL WITH THESE PLANS . GONTRACTOR SHALL COUNTY HOUNES  TEFOR| GRAD| Thl CONTRACTOR SHALL TAKE ALL NECESSARY MEASURES TO WIMIMIZE SOIL
ACCOMPANYTNO SPECIFICATIONS, IN ADDITION ALL WORK hwﬂ%mm :w:n!lms WY THE “ E STARTIHG ANY ™o %m?%nsmmmmwpm%wm 48 PROPOSED WAJOR CONTOUR
SYATEM. ICLUDE LINTED FOLLOWMNG:
- REVISION OF THE oD nous GRADING SHALL COMFORM TO THE COUNTY GRADING OMDINANCE (42535) INSTALLATION. OF BERMS, SWALES, SILTING DASINS, CHECK DANS, SILT FENCES, GAAVEL BAG " PROPOSED WNOK CONTOUR
-ﬂ!umvmmurn:sm:wuumunﬂmmormmm wg mgmmj‘u”LmummAmﬂfww mmmsrmu:" ED COMSTRUCTION ENTRANCES OR STARILIZNG
STANDARDS AND ATE SPECIICATINS) S0 RELATIVE COMPACTION, ENPOSED CONTROL SHALL BE M PLACE AT THE IND OF e m o d e v e DOSTING MAJOR CONTOUR
= THE 2010 EDINIONS OF THE CAUFORMIA QUILDWD CODE (CIC), CALIFORNIA PLUMBING EACH WORKGNG DAY, DURNQ CONSTRUGTION THE CONTRACTOR MATAIK THE COTY
m:(mxmmmummmmmmnmuum 3, IT 1S THE CONTRACTOR'S RESPONSINLITY TO SICURE THE REQUIRED PERMITS SRIOR 70 MGHT-GF-WAY FREE FROM OEERIY AND DINT. ALL BMPy SHALL BE NSPECTED EXSTING MIOR COWTOUR
CALIFORNIA ELECTMCAL GOOE, (CEC). THE COMMENCEMENT OF GRADING, MGHT-OF-ENTRY, TO GRADL, AND L TS B ey AILY DEFORE AND
ENCROACHMENT fml‘l“ﬂ MAY BE WEQURRED PMOR TO GRADING. oF THE P, EXISTING FENCE
2. THE CONTRACTOR SHALL FAMILAMIE HINSELF WATH THE PLANS, DETALS, AN o R .
mlmmsmnmmmmslmmmsrmwm#hn.um PRt D T P S A o o S"SUMD SURFACE To RECENT L - ON LEVEL COMTOURS AND [N ACCORMANCE WITH THE et
CYENT THAT THE CONTRACTOR FINDS A CMISSIONS, OR DEFICENCIES mmummmum ACTORY BT THE SONS ENGINEDR, N AR | S ECICATN  SLB IR TN P A [ R IO e STORM DRAIX MAM WITH SIZE
mmrmammsmmmmm =R {3=1%, 12° VAN COVEN)

I3 YHE CONTRACTORS RESPONSENLITY TO SECUNE ALL REGUWED PERMITS PRIOR 7O
m;ﬁsfmorewwmw GRADING PERMITS EXPIRE 180 DAYD FROM ISSUANGE

THAT ARE WOT
SHOWN ON THIS PLAN. IT 1S THE CONTRACTOR'S RESPONSIBUTY TO FIZLD VERNY THE
SZE AND LOCATION DUSTING UNDERDRCUND UTILITIES, SURFACE |WMEROVEMENTS, AND

AESPONSIILITY ASSOCIMTED WITH THE THE CHANGE OR DEVIN
i3, THE CONTRACTOR SHALL TAKE AlL NECESSARY MEASUNES TO KEEP THE SITE AND
mmmmmnm&mmmmmt

uvﬁmmmmnﬂr—wmﬂmmsmmn

AMD ADJACINT STREET FREE OF WUD AMbD pUIST,
o LANDSCAFE, STED, OR COVER FORTIONS OF THE SITE AS S0ON AS

11Amwunmw'mmmmnmmm
SHALL BE MSPECTIONS.

SUNNITTED TO THE AT SCHEDULED
m.mna::n u“%m!cmmmn.irmmmmmm
STORM DRAIN

m%?%u m mu m.gu ). lum.l.rmn THALL

2, ML STORW DRAN PIM SHAIL OF RID. MO FLEX PIPE.

OF UNSINTATLE MATERIALS ARE ENCOUNTENED CURNG SUBGRADE
mmm:ammwmmnmmmmummmm

6. MAXIAM CUT AND FHL SLOPE SHALL BE 2 HOMIONTAL TO 1 VIRTICAL,

7. ALL CUY SIOPES SHALL BE ROUNDED TC MEET EXISTING GRADET AND BLEND WITH
gmummm.ummmummmm

8, TREE REMOVAL SMALL INCLUDE REWOVAL OF TRUNKE, STUMPS, AND ROOTBALLE. THI
mlnmmnmwummm1n'mnmor
mmwirmm SUTABIF MATEMAL THEW COMPACTED YO

B, B RESPONSIELE REMOVAL, '~HAUL, AHD PROFER DISPOSAL
OF AL ITEWS TO BE LMITED YOr CONCRETE, ASPWALT
STRIFING, ANY AND ALL OTHER DEDGMS MATEMAL FROM

0, CONTRACTOR SHALL LSE CAUTION WHEN GRADING ARGUND AND/OR OVER EXISTING
uuummmm

CUT = 202 ty
FLL = 72 &Y
NIV = 220 &Y FILL
ARE ENTMATES GALY, IT 13 THE RESPONSIBILTY OF THE
CONTRACTOR TO MO ALLOWANCE HAS BEEN

ACTUAL
MaADE TO QUANTITIES FROM TAENCHING FOR FOUNDATION, FOOTINGS. MERE
ANDAOR UTILIMES TREMCHES.

IRFACES BRIERIATELY ADJACENT TO THE FOUNDATION SHALL BF SLOPED
AFWAY FROM THE BANLDING AT A SLOPE OF NOT LEYS THAN 5X FOR A MSNIMUM DISTANGE
OF 10 FEEV WEASUWED PERPENDICULAR TO YHE FACE OF THE WALL. iF PHYSICAL
DESTRUCTIONS OR LDT LINES FROFEMY 10 FEEY OF WORTENTAL CHEVANCE, A 5X BLOPE
SHALL BE PROVIDED 10 AN AFPROVED ALTERNATIVE METHOD OF DIVERTING WATER AWAY
FROM THE FOURDATION. SWALES USED FOll THIS PURFOSE SHALL DE SLOPED A MHeUW
OF 2% WHERE LOCATED WITHIN 10 FEFT OF THE BUILD/NG FOUNDATION. DMPERVIOUS
{mmmmmnumAlma

i.lll

PER ASTM D1387.
18, ALL STORM DRAIN MAMS SHALL HAVE A WBNIMUM OF 12" COVER
17. DURING YANTER GPERATIONS (BETWERM OCTOBER 15 AND APRLL 15) THE FOLLOWMO
MEASURES MUST B TAKEM:

A DISTURBED SURFACES NOT INVOLYED (M IMWIDIATE SPERATIONS MUST BE PROTECTED
WY WULCHRG AMD OR OVHER EFFECTIVE MEANS OF SOIL PROTECTION.

l.mmnnnmnumuw: DRAMAGE FACILITES SUFFICENT TO
PREVEWT fRCTION ON OF ARJACENT TO THE RGADWAY OR ON DOWNHAL PROPENTIES.

€. RUN-OFF FROM THE SITE smnmmmm BY BERMS, VEOETATED
wnmammm rlvmntmr:ormmﬂuu

0. DRAMAGE CONTROL MEASURES SHALL RY MAINTAWED AND M PLACE AT THE DND OF
WHIIM’AIIIW THROUGH THE LIFE OF THE PROJECT DUGENG YINTER
CPERATICNS (MONTEREY COUNTY QRADING/EROSION OND.Z808-14.12000)

18, ALL ROOF ORAMS SHALL OISCHARGE ONTO PAVED SUSRFACES. SPLASH BLOCKS OR B
HARD PIFED TO THE STORM DRABI SYSTEM,

REMOVAL. ACTUAL N0 SHALL BEGIN WTHIN 30 DAYS OF VEGCTATION
mummm:!wmunmmmmnrmmm
TO CONTROL EROSIONS. {18.08.300 C.1)

20. NO VEOETATION REMOVAL OR ORADING WILL BE ALLOWED WHICH WILL RCSULT IN
SILTATION OF WATER COURSEE ON UNCONTROLLABLE EROBION. [16.08.300 ©.2)

IFMMMOFMDMFELMMM ACE SHALL BE PREPARED TO
OF TOPSOLL AND OTHER UNSINTABLE MATERIALS.

OF THE GROUMD. THE GROUND SURFACE SHALL BE PREFARED To
WECEVE FILL BY REMOVING VEGETA TOPSDIL AND OTHER
UNSIRTAME MATERIALE SCARFYINO TO OF A BOND WITH THE WEW FILL,

nmnmm DROANIC MATERIAL SHALL BE PERMNTIED N FLL EXCEPT
wmmmm:mrmwuwmmm4

ufmsm-mmmvmmmmmvmm
ummmummnmmru

&

RAINY SEASON AND M

WADE INMEDIATELY TC ANY DAMAGED PORTION OF
SHOILD BE RE! THE LPETREAM

—— SUBORAM, (365 DITAL C/c2)
& CLEAN-OUT, (SEE DETAL B/CT)
B AREA DRAIN, {SEX DETAN G/CZ)

“RTRTANTR TN e ROLL, (SEE DETAN C/c2}

T s ‘EARMre SHALL € WTALLED AROUMD EXISTBIG AND NEW STORW DRAN SHEET INDEX
%?ﬁmmmmmmwnwmmm

2. GRAVEL BAG BARMERS SHALL BE WSPECTED MONTHLY DURWNG DRY PERODS, WEEKLY €1 mm“hmm

DURME THE RAINY SEASON AND IMMEDIATELY BEFORE AND AFTER EACH RANFALL REPARS €2

SHALL BE MADE RAMETHATILY TO ANY DAMAGED PONTION OF THE BARRSEA, SEDIMENT AND €3 DRANGAGE PLAN

DEDRYS SHOULD OE REMOVED FROM THE MRIKIER OF THE BARRIER, G DETALE

B, GRAVEL MAGS SHALL BE DNSTALLFD GM ALL ONSITE INLETS AND ALL MRETS (N THE

PUBLIC FSGHT OF WAY WHICH ARE WIPACTEO BY THE PROJECT.

PROJECT SITE SHOULD
CLEARTD OF DWT, MUD, OF ANY DEDRIS BEFORE
«mm.lgnﬁonnmsmnmmmmvmu
ENTRANGE SHOULD OE INIPECTID AND MAINTAINED PEMODICMLY YO

IGHT—OF WA

3. THE CORSTRUCTION
NSURE PROPER FUNCTION.

1.!&mmmmw¥mmmmwmm
ESTARLEHET.

:.vmmmmmmumnmmmmm
PLACEMI MATS,

REFER TO THE CASOA RUF HANDBOOK FOR SWP FACT SHELTS.

PASS OVER THE COMSTRUCTION
BEFORE ENTERWNG THE PUBLIC

PACFIC
OCEAN

mum

1o BlG SUR

VICINITY MAP

BLOGK WALL 1
(r/ca} ; ’”

DRIVEWAY SECTION

T Revised

[

CHARLES HAWLEY

SANTA FE
RESIDENCE

SANTA FE STREET, CARMEL, CA

PAUL DAVIS
PARTNERSHIP

“ARCHITECTS & PLANNERS

Mowtesey, CA
BM) 3732788 FAX(RI0) T75-F458
EMAIL: tufsiopyu Fdasepartnrhipoom

Drowiey Dok .z
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DEMOLITION NOTES

Owner:
| CHARLES HAWLEY

1. ALL TEMI MNDICATED TO BE REMOVED SHALL BE DISPOSED oF FROM THE PROJECT SITE, EXCEPT WHERE INDICATED TO BE SALVAGED, 11, THE COMTRACTOR SHALL OF RESPOMSIDLE UNDER THIS CONTRACT FOR REFAMIIG AND MEPLACING AT CONTRACTOR DXPENSE, |
2. ALL UHDERGROUND UTILITIES EMCOUNTERED SHALL PLUAM UNLESS WOTED OTHERWISE. ANY STRUCTURES, FINCES, WALLS, ON PLANT LIFE CAMAGED OR DESTNOYED §Y THE OPERA » THE GONTRACTOR
3. THE CONTHACTOR SHALL BE RESPOMNSIE FOR THI VIRFICATION OF ALL EXISTING URUTIES B THE FIELD PRIOR TO WOML LDCATIONS SHALL B8E AESPONSIBLE FOR REFAMINO OR REPLACING AMY ANC ALL DAMAOES DCCIMTMG DY THE OPERATIONS OM ACUACENT 1
SHOWH ON THE PLANG ARE APPROMMATE AND FON GEMEWAL [MFORMATICN OHLY. PROPERTIES AND ANYWHERE OUTSIDE THE CONTRACT LMAT LINES. THE DAMAGED fIEMS WILL BE RESTORED TO THEIR OMIGINAL I
4. THE CONTRACTOR SHALL PERFORM ALL CLEARMG, DEMDUTION, REMOWAL OF AND 3ITE FOR THE CONDIOM AND TO THE SATISFACTION OF THE ARCHITECT AND ENGRELER. vl
PROPER EXECUTION OF ALL WORK SMOWN ON THESE PLANS, 13, THE CONTRACTOR SHALL BE RESPONSMNLE FOK SECURELY FEMCING OFF THE DEMOLITION SITE TO RESTRICT PUBLIC ADCEIS TO x‘!’ I
4. THE CONTRACYOR SHALL KEEF A COPY OF ALL IWSPECTION REFORTS ON-SITE DURIHG ANY DIMOLITION ACTIITY. THE AREA. I
O, THE CONTRACTOR SHALL BE RESPONIMLE FOR THE OFF-SNE DISFCSAL OF ALL DEWOLITION DEBRIS AND WUSBISH. THERE SHALL BE NOT 13. THE CONTRACTGR SHALL OTHER REMOVE OR FHL TO THE SATISFACTION OF THE OWNER ANY STRUCTURES TD BE ABANDONED
OH-SITE BURNING OR SUALWL OF ANY DEWOLTION DEBRIS PRRMTTED, AND LEFT M PLACE.
7. KEEP ALL PLANTING, PAVING AND CURE AREAS FREE FROM DEBR AND TRASH CUWMNG THE ENTIRE DURATION OF THE 14, ALL VOIOS CREATED AS 4 RESULT OF OFMOLITION AND WEMOVAL OF EXISTING PAVEMENT SECTION, TREES, SHRUBS, LTILITY
0. THE CONTRACTOR SHALL DE RESPONSIME FOR MAXING ARRANCEMENTS WITH TWE OWNERS AND OR LOCAL UTILITY PROVIDERS FOR THE POLEE, SIDEWALKS, CURRS AND GUTTERS, LITIUTIER, AND OTHER WFRCVEMENTS SHALL BE BACKFILLED WITH PROPERLY COMPACTED I 1
PROPER DISCONMECTION OF THE SUPPLY OF ELECTRMC, COMMUNICATION, AND CABLE SERVICES. NATVE SORS
9. THE DEMOUTION COMTRACTOR SHALL TAKE ALL WECESSARY PRECAUTIINEG TO PROTECT AND PRUSERVE THE WPROVEMENTS TQ REMAM,. 18, ‘ Projset
10, CONRACTOR EMALL ALLDW FOR THE TRENCHING AND EXTENSIGN OF SITE UTILTIES AS NEQUIRED TO ACCOMMDOATE NEW WORMC PATCH UNLESS SHOWN
AND REPAIR ALL SURFACES REQUIND 14, THE EXTENTS
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EARTHWORK

EARTHWORK QUANTITIES:
R
=720y

NET = 220 CY -Ribh AT

EARTHWORK QUANTITIES ARE ESTIMATES ONLY. IT IS THE RESPONSIBIUTY OF THE CONTRACTOR
TO VERIFY THE ACTUAL EARTHWORK QUANTITIES. NO ALLOWANCE HAS EEEN MADE TO ACCOUNT
ggngw‘m FROM TRENCHING FOR FOUNDATION, FODTINGS, PIERS AND/OR UTILITIES
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(& SHEET NOTES

(E) 8' W RDOT BUFFER ZONE, TYP.
{E) DAIVEWAY EASEMENT

{E) RIGHT OF WAY; PRESERVE (E} FOREST GROUNDCOVER, CLEAH IVY FRCM
TAEES

4. PROPERTY LINE
5. (N) BLOCK PAVER w/SEEDED INLAY @ DRIVEWAY
8. (N) BAICK FAVERS € PATIC. SEE LANDSCAPE PLAN
7. {N) UPPER CANOPY TREE. SEE LANDSCAPE PLAN
8, RETAINING WALL wHORIZONTAL SIDING & WOOD CAP
0. {N) BRICK PAVER @& ENTRY PATH. SEE LANDSCAPE FLAN
10. (N} BRICK PAVER @ PATIO
11. (E) FENCE & RETAINING WALL
12. (E) FENCE
13, DAOUGHT-RESISTANT GAQUND COVER w/REINFORCING GRIC € PARKING
PAD & TURNAROUND
14. (N} BLOCK PAYER w/GRAVEL INFILL @ DRIVEWAY IN RIGHT-OF-WAY
15. REMOVE (E) DISEASED OAK TREE (PERMIT ONFILE)
18. MAX. 2-5"H BLOCK WALL (@ DAIVEWAY. SEE CVIL PLANE FOR DETAIL
17. (N) LOWER CANOPY TREE. SEE LANDSGAPE PLAN
18. AEPLACE (E} FENCE @ SOUTH PROPERTY LINE
18. DECCMPOSTED GRANITE @ GUEST HOUSE PATIO. SEE LANDSCAPE PLAN
FLOOR AREA CALCULATIONS
LOT SI2E 8.0005F
EXISTING FLOOR
AREA 033 sF
MAX. ALLOWED 2,960 BF
FLOORA AREA
PROPOSED FLOCR 9,003 SF
AREA
Maim housa 2,368 stnmlndudlng 45 sf of aiair
1o basemant)
Basemant 16BSF
Tusal house 275 5
Garaga 2505F  ~
Paning Pad 200 5F
PAINTED WOOD CAF,
SLOPED TG DRAIN
1
12" CMU WALL
Wi#4@ 24" 0.
EA. WAY W, FULL GROUT
PAINTED WOOD SIDING
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FINISH GRADE
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GRAVEL DAAIN ROCK
49 MalD DRAIN PIPE TO
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PROTECTION BD OMPM
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— 2" SAND o/ 4" ROCK of
COMPACTED FILL

CMU RETAINING WALL AT PATIO
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1. STONE STAIRS TO GUEST HOUSE
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NOTES:
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CHARLES HAWLEY

Bt HARDWARE SIZE
SIZE No. | TYPE | Operation [— Head Height | Materials | Manufacturer | Model NOTES
No. | Type MATL | GLAZING | Manufacturer Model NOTES Width | HEIGHT
WD | HGT | THK SET | KEYSIDE 0010 A CLERESTORY 17 74 WOCD Heritage DHT2412 —-
- ety 5 NO | RMNO 005e | A CLERESTORY 7 T=7" g-21/7 WCCD Heritoge DHT2412 —
a — =i 3/4" |[WD/GLASS YES - —— - —— Custom qglazed ponel Q03b A CLERESTORY 7 -7 8-2 /7" WOOD Heritoge DHT2412 s Projoct:
1] B [7-107] =8 [1 3/8"| WOOD — — — == — a2 2 003c B CASEMENT T 50 68" W0OD Heritoge KWNIS H AWLEY
ggjb [C) §j—g: ,'—g: 1 354" WODD — — —= — — - 03| ¢ PICTURE (3¢1) | T 50" 68" WCOD Heritage KWNIS
a = —0" |1 374" wooD — Seleet_Door 210 = — — 00| B CASEMENT T 50" 58 WOOD Heritage KWN1S
0050 C [Z-8[6-8 [13/8"| WOOD - — — = - - Go3i A GLERESTORY 2 T=7" §-2 177 WC0D Heritage DHT?412 —- RESIDENCE
1000] G 13-0°] 7-4 [1 3/4°| WoOD - Select Door 210 - — — 003g A CLERESTORY 2 17" §-2 1/7" WOOD Heritage DHTZ2412 —- SANTA FE STREET, CARMEL, CA
100aa] C [2-8"7 6-8 [13/8°| WOOD — — —= = - p 004a A CLERESTORY 7 =7 8-2 1/2" WwooD Heritage DHTZ412 ——
G0b| C [2-8 ] 6-8 [13/8 | WOOD — — —— —= - p— 0050 A CLERESTORY 2- =7 =2 1/7" W0OD Heritage DHTZ2412 —— APN:010-053-003-000
Ola| [ [5-0"| 8-0" |1 3/4" | WD/GIS | TEMPERED Kolbe Heritage - - Spw41180-mon 005b A CLERESTORY 2= =7 8-2 /7 WooD Heritgge DHT2412 -
01b E 5-0"| &-0" [1 3/4" | WD/GLS | TEMPERED Kolbe Heritoge = —= Spw4l180-mon 105 D GABLE 1= 174" 17-9 3/8° WooD Heritage Custom size
Cle] C [27-8]6-8 [13/8] WOOD — — P = o - 100ua] B CASEMENT T- -1 68 WoOD Heritage KwWS14
02| [ |7-10 6.8 [13/4, Wo0D — Seleci Doar FH - - pp 1000b] E PICTURE (2:1) | 1 75 5-8 WOOD Herilage KWS126
104c | E [4-0"| 6B |1 3/4"| WD/GLS | TEMPERED Kolbe Heritage - — Custom size 100b] C FICTURE (3x1) | T T-1" 5-8" WOOD Heritage. KwS14 THE
1050 | E |4-0"] 6-B |1 3/4"| WO/GLS | TEMPERED Koibe Heritage — —= Custon size 10fa| B CASEMENT 1 -0 7-6 WGoD Heritoge KWSI136 P AUL D AVIS
106b C__J27-10"] 6-8" [1 3/8"| woOD —= = —— - - — 1030 F DOUBLE CASEMENT| 4" 66" 80" WOOD Heritoge KWW2E %%
105¢c B —8" [ T-0 [1 3/8" [ WO0D — o = = e p— 103b F DOUBLE CASEMENT| 4 56" -0 WOOD Heritage KWW 26 %% PARTNERSHIP
[108a | C [Z-1C| -8 [1 3/8" | WoOD — —— — - -— Mirror on koth side 03c A CLERESTORY -7 =6 1/2 WOOD Heritoge DHT2412 - ARCHITECTS & PLANNERS
Moa [ C [2-10°[ 68" |1 3/8" | wOCD = - — = - - 03 A CLERESTCRY ] =7 5 1/2" WD Heritoge DHT2412 —
T0b] _H_|5-0] 68" |1 3/8"] WooD = — — - — — Dl A CLERESTORY | 7' 7" 5 172" WaoD Heriloge THT2412 — -
if2e] C [7-107] 6-8" [1 3/8"| wWoOD — —= — p— - p—— 104a A CLERESTORY z -7 =6 /7" WOOD Heritoge CHT2412 —-
T3 | £ [4-0"| 6-8 |1 3/2"[ WD/GLS | TEMPERED Kolbe Herilage — — Custom sSize 4] A CLERESTORY 2 =7 =6 1/7 WOOD Heriloge DHI2412 —— The Pl Dagis Poinertip, LLP
T4al C J2-6]8-8 |1 3;8" WOOD — — - - = - 104 A CLERESTORY 2 -7 -6 1;2' WOOD Heritage DH12412 -= ;amsgg;;
50| € 17-10 6-B" [1 3/8° | WOOD == p— — = p— : : 104d| A CLERESTQRY 2 =7 96 1/2" WOOD Heritoge_DH12412 ——
6o ¢ | 7-8"1 6-8 |1 3/5°] Woou — p— — - — Mirror on bath side 0t | G FICTURE 7 55 Iy WOCD Hertage DS 7055 N sl il
Mea| F |9-0 | B0 | 2 | WD/GLS | TLMPERED CLOPAY RESERVE_COLLECTION/DESIGN 4 RECT4] —- — -z 1050 | F  |DOUBLE CAGEMENT| 2 35 =y WOCD Heritage KWSE36%%
107a| F___|DOUBLE CASEMENT| 2 5.5 =y WOOD Fefitage KWS256
07b F__ |DOUBLE CASEMENT| Z' 58" 8" W00D Heritoge KwS256
(1080 F___|DOUBLE CASENENT| 2. -0 68 WOOD Heritage KWs24
EXTERICR DOQOR TYPES Qo] _F__ |DOUBLE CASEMENT| 7 N 58" WOOD Heritoge KWS24
i} F___ |DOUBLE CASEMENT| 2. 70 68" W00 Heritage KWS24
Dc! A CLERESTORY 7 = T WOOD Heritage DHT2412 ——
1n0d| A CLERESTORY i i 7-4" W0OD Heritage DHTZ412 —=
N D I:I (1T O11 N TiTa ] F |DOUBLE CASEMENT =" 58" WoOD Herlage Kws24
AN —— ¢\\ M| ¢© PICTURE {3x1} 5-0" E-8 WO0D Heritage KWNIS
N D I:I L N i3] & CLERESTORY | 7 1=7" T2 WOoD Herilage DHTZA12 -
AN ' ! 2N T3] A CLERESTORY | © 7" i WOOD Heritage DFT2412 —
AN D l:l O 2N 3| A CLERESTORY i -7 T4 WOOD Heritoge DHT2412 —
%\/& , A 113d] A CLERESTORY 7 -7 T4 WOO0D Heritage DHT2412 -
: e iy E ZON [113e H SIDELAE T [ E-5 WOoD Heritage KWNIG
— — 13 H SIDELTTE T 65" 68" WOOD Heritoge KWNI& ~
EXTERIOA DOCR EXTERORA i . T4a| A CLERESTORY | 2 =7 7= WOOD Heritage DHT2412 -
FRENCH DOCRS 114b E PICTURE (2x1} 1 2-10" 5-8" WooD Heritage KWSI13 orow MH
14c| F_ |DOUBLE CASEMENT| 27— a1 58 WOOD Heritoge KwSZa " B
T14d | F__ [DOUBLE CASEMENT| 7 - 1" E-8" WOOD Heritoge KWS24 orowing Dot 14424
1160 A CLERESTORY 7 -7 7-6 WooD Heritoge DHT2412 —
WINDOW TYPES 1M6b| A CLERESTORY 7 Al 7-5 WODD Heritage CHT2412 -— Project Number: 1352
DOOF! & WINDOW NOTES

WIDTH

b
mmm

TYPER TYFEC
CLERESTORY CASEMENT PICTURE {3x1)

3

TYPED
‘GABLE END PICTURE
WinDOwW

TYPEF
DCUBLE CASEMENT

TYPEG
PICTURE

Contractor to verify rough epeninga and jamb thickness before finalizing window order.
2‘ Temparsd or safety giass is required in the following hezardous lecations (See. 2408.4)):

a Giszing in swinging doors except jalousies
b. Glazing in fixed and sliding paneie c sifding door assemblies and panels In eliding end bifoki closat dogr essemblies

©. Glazing in storm doors.

4d. Glazing in unframed swinging doors
e. Glazing in doors and enclesuras for hot tube, whipools, saunas, steam reoms, bath tubs and showens. Glazing in any portion of a building wall enclesing these compartmenis whera the bottom expoead

edge of glazing i less than 60" ebova a standing surface.

1. Glazing in fixed or cperable panels adjacent to & door whers the nearest exposed edge s within a 24" are of elther vertical adge of the door in a closed position and where the battom exposed e<ige of the

glazing fs less than 807 above the walking surface.

g. Giazing in an individual fived or operable panel thet meets all the

2. Exposad bottemn edge lesa than 18" above the floor
3. Exposed top adge greatar than 38* abova the fioar
4. One or mara walking surface within the 36° horizontally of the piene of the gleazing

h. Glazing In rallings regardiess of height above & walking surface

All gt doors ahall be oparebia from tha inside without the usa of a kay, apecial knowledga or efiort par CBE.1008.1.8. The unkiching of any laef should not require more than ane opemtion and must be cpamable without requing
wbilty of grasping tha opanabla hardware per CBC 1008.1.8.6 and 113382,

All rated doofs o be posttive Iaich.ag and eaffclealng.

*Lahal" uhall meen "protected assemzlios” as defined in CBG Bedtion 715.1.

All 20-minuta ratod sssemblsea shall be provided with approved gasketing matarial sc installed to provitis a seal whare tha docr masts the stop on both sides and across the top.

Fire-ratad openings shall be Instalied striclly per manuiacturers printad insiructions and shall be mede svailabla 1 tha nspacting awutharties. Al opanings to displey fied, testing labels.

At mxtatior doots, the maximum threshold halght betwaeh lanhding and finkh foof & Ya-inch, and changes in laval batween Yinch and Yeinch need to be achiavad with a bavel that doss not excesd 2 hofizomal In 1 vartical, {CBC

LR R

1133B.2.4.1)

1.l

area of an individual pane greeter than O sf.
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Owror:
{ SHEET NOTES CHARLES HAWLEY

1. SHAKE ROGF
RIDGE HT 2. 5 HHORZONTAL WOCD SIDING, PAINTED
—
4. WCOD WINDOW wrwOOLD SILL, PAINTED

4. METAL GUTTER, PAINTED

5. METAL DOWNSPOUT, PAINTED
T Project:

e HAWLEY

7. WOCD DOCR. PAINTED

CHIMNEY w/HORIZONTAL SIDING & WD GAP R ES I D ENCE
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)
— £ DOCR, PANTED SANTA FE STREET, CARMEL, CA
10. STONE STEPS APN:010-053-003-000
‘W%’_F'F' GARAGE 11. RETAINING WALL wHORIZONTAL WD SIDING

12. FALSE RIDGE VENT, PAINTED

13. EXTERIOR SCONCE, TBD
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$ RIDGE ! -
563" ! a.  Prior to permit issuance, the property shall be

cartified to be in compliance with the

vegetation management requirements prescribad in the
Callfornia Fire Code Ses. 4006,

b.  Building materials, systems, assemblies, and
methods of constructicn usa to comply with axterior wildfire

JéiE—

E gl 1ts shall be app In
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& o]
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£ The expoaed roof deck on the underskie of
unencloses eaves shall ba approved noncombustible
material, [giniticn-resistant material, one layer of S/ Typa X
gypsum board, or exterior pertian of an approved one-hour Revisions:
wall assemly. See excaptions to this sections for other

B i o
r> alterrafives.
g. Bwerior porch cellings shall be approved
\ noreombustitle materal, ignition-resistart materisl, one
layar of 5/8" Type X gypsurn board, the extericr portion of
an approved ane-hour wall assembly or have the horizantal
underside mest the performance critarie of SFV 23-7A-3.

h. Exterior windows end exterior glazed doors shall be
multipane glazing with a minimum of one tempered pane,
glass block units, have a fire-resistance rating of 20 minules
when tested in eccordance with NFPA 257, or meet the:

RIDGE & GUEST i ¥
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interior field panel thickness ne less than 1-1/4 inohas thick,
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34,802 CF ALLOWED

ACTUAL VOLUME

34,432 CF
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{ SHEET NOTES

1. SHAKE ROOF

2. 5 HHORZONTAL WOOD SIDING, PAINTED
. WOOD WINDOW w/WOOD SILL, PAINTED
. METAL GUTTER, PAINTED

. METAL DOWNSPOUT, PAINTED

a

a
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B.  WOOD FASCIA, PAINTED
7. WOOD DOCR, PANTED
8. CHIMNEY w/HORIZONTAL SIDING & WD CAP
5. WD GARAGE DOOR, PAINTED

10. STCNE STEPS

11. AETAINING WALL wiHCRIZONTAL WD SIDING
12, FALSE RIDGE VENT, PAINTED

18. EXTERIOA SCONCE, TED

14, WOOD PANELING, PAINTED
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BOTANICAL NAME

Ceonothus Ray Horfman' **
Quercus agrifoko ‘Matural'

Sequaia sempervirens*

Compenteria callfomico 'Elzobath’ **
Civia 'Good Hope'

Lovondula angusiifoia

Mimesdus owontiocus ™

Mirwlus 'Paynes Yelow' ™

Mimulus ‘Whie' **

Panstemon ‘Puple Posslon' =
Fittospourn fobira 'Variegata'
Rhamnus californico ‘Eve Case” ™
Vocclnium ovatum =

Achfea mifefolium *

Achltea miiefolumn ‘Moonshine’
Asonium "Mint Soucer’
Ceanolhus gloriosus 'Anchor Boy' =
Fragosia chiloersis **

Francoa ramosa

Hewchen medma **

Heuchera Santa Ana Cardinal
¥ douglaslana **

Oxaifs oregona **

Sahvia sonomensis **

Solvia spathacea ™

Tulboghia vioceo Sliver Loce'

Colomagrostis x acufifiora 'Karl Foerster
Corex divulsa
Festuca Siskiyou Blue'

Rosa banksias 'Lutea’

COMMON NAME

Ray Horlman Wid Llae Tree Form,

Mulfi-Trunk, 3 cares min.

Const Live Oak, Mulli-Trunk, 3
CONEs rin,

‘Goast Redwood

Eizabeth Bush Anemone
Good Hope Ciivia
English Lovender

Sticky Monkey Hower

Poynes Yelow Sticky Monkay
Aowar

White Aowering Sticky Monkey
Aower

Pumple Passion Penstermon
Yarlegated Mock Crange
Eve Cose Coffssbery

Evergreen Hucklebemy
o
.

while Commen Yamow
Yellow Yomow

Mint Soucer Asonkm
Anchor Bay Ceanothus
Baach Strawbery
Maiden's Wrenth

Islonct Alum Root

Sonta Anq Cordinal Alum Root
Douglos s

Redwoad Sorrel
Creeping Suge
Hummingbird Sage

Shver Laca Soclety Garlic

Kenl Foerster Reed Gross
Eevkelay Sedge
Skidyou Blue Fescue

Lutea Bonksia kose

SPACING/SIZE

15 Gal.

36" Box

36 Box

5Gal
1 Gal,
1 Gal.
1Gal

1Gal

1 Gal

1 Gal
5 Gal
5 Gal.
1 Gal.

1 Gal.
1 Gal,
1 Gal.
1 Gal
24 0.C./4" Pot
1Gal

1Gal
1 Gal.
24'0.CJ4' Pot
1 Gal.
1 Gl
1 Cal.

1 Gal.
1 Gal.
1 Gol.

5Gal.

Pacific Sod, 800-242-5794. Install per monulaciurer's insiructions. See hardscape detalls X200 & XXX

l lsasd Batween Grass Pavers and Relnforced Grass Paving: No-Maw Fine Fascue Blend, Available from

Path and Palio: Granite fines, Callformia Gold color, ovalable rom GroniteRock or approved

equal. Sea delall L-XX

aqual,

| 5w detall L-X.X. Edging of DG Path and patio to be steel. not painted. 1/8" width x 4" depth, fop of
edpe to be flush with grode, avalabla by Sure-Loc or approved equdl, rstall per manufacturess
Tnshructions.

New Perimeter Fence: Approximately 114 finear feet, Wood plcket on top of a natural stone wal,
Stona fo be o concrete reinforced diy stack stone wall. Rock to be Golden Granite. avallable from

= Granhiekock. Minmum size: §%4'

Owrer and LA approvol before instollation. See detall 1, this sheet,

Pemeable Brick Paving
I - _jsae plon for abla paving type and detals.
" TeaBuferzone
See diagram:
& Satback
[
~

", Moximum size: 18'%1Bx18". Location o be stoked in fietd for

CLEAR AND GRUB NOTES:

1.
2.

3
4.

5

Remove Coasl Live Osk Tre. Grind sturnp. See “X* on Planting Plan for
locsation of oak free to be removed,

R all ivy on the property, including the right of way area and along
the back fence.
shrube end gi will be tagged on alte for rmoval,

Bare aoll areas be covered with a 2-3° muich layer until plerting

aperafions commeanta.
Contect Owner or LA if there ara any stie lssues,

PLANTING NOTES

1.

2,
a
4.

. m-mwwwmmwmmmm
without

Plant stock end species: o be approvad by LA before planting.

Sem Planting Details, Shesl L-XX snd refar o Plan! Spacing Disgram
below.

Plant layout and spacing to ba approved by LA before planting.
Confractor to be caraful 10 dig srouwnd major fres rools. Some pient
ayout may nead to be adjusted. Nolify Owner and LA when coming in
tontpct with any major tree roots In question.

All plants to locally receive backill containing soll amendment and
fartiizer. Se3 Detadl 11.-5.2. Sea chart below for amourt:

| PLANT BACKRLL CHART
PLANT PIT SUZE -
SITE ROOTBALL PLUS
FPOT | T ALL AROUND
1 GAL | & ALL ARCUND
5GAL | 6" ALL AROUND

15 GAL | 107 AL AROUND
36 BOX| 24" ALL ARQUND

Soll tobe from Monterey Regional
‘Wasta Distric? or aqual, mix with native sod,

Vine: io be mounted to irellis system, Ses Planting Detail L-X.X
Fertiiza wilh Oamocots ouldoorfindoor pland food, apply per Instructions.
Instafl 2° puich layer to sl new planting arees and as indicated on plana.
See Plant Legend for type.

from the LA

3 Liquld Fance durdmm. of sual, to be applied fo all new plants.
. AR plants to be watered by hand aflsr Inslaliation.

IGATION STRATEGY

1.

am p o

b

10.

AN new pianting to recalve irrigation. YWater to be potabla and opamable
by an awlomatic controller with rain sansor.

Irrigation sysiem to be submwriece drip. A sombinaGion of drip

tube buried undemground, and drip emlitters may be used. Water is
potabla.
mmamhhplmnmmmMgmp,
new trees, and grass pavers Tess.

io the systam for one year from date of

mnatallafion.
Location of Polnt of Conneclion ta ba determined.
Vertly location of ail on site uiiities. Restoraion of damaged utites
shall ba made 1o the ¢-xiafaction o the Owner and at no additional cosl
o tha Owner.
Contraeior io ba careful #o dig eround major tres rocts. Soma irigation
trenching may nead 1o be adusted. Notily Owner and LA when coming
in contect with any mejor tree Gis 0 qustion.
Irigation system shall be inatalled In accordance with all local code3
and manudacturer's spacifications. Nolify Owner or LA of any conflicls
prior bo irstatiafion.
Conhmrhwmmrmwmumdmgnammmmls

) by

and p ge o al

planting.
All plant material 4° Pot size and spmier ta ba hand-waterad for tha first
‘sanson for rool estabiishment.

* WUCOLS RATING KEY [WATER USE CATEGORY)

WUCOLS Regian Applicable i this Projact: REGION 1

H  High
M Moderale
L Low

VI Varylew

* from: Weter Use Clessification of Larxiscape Species,
A Guide I the Water Needs of Landscapa Plants (WUCOLS)

Revised August 2000, L

ty of Celifornia C!

L.R. Costalio, LS. Jones

*CALIFORNLA NATIVE PLANT

** (ndicates that the plant speciss ks nafve to Callfomia.

(e

OUNDCOVER PLANT SPACING DIAGRAM

fad I /~EDGE OF PAVING

1. For on-center spacing "X", see Flant Legend

nrmA lr,.. =

- F
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

o Meorpgppgen B° A
ST

May 15, 2014

To: Chair Reimers and Planning Commissioners

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

Subject: Consideration of a Design Review (DR 13-40) application for alterations to

a building located in the Service Commercial (SC) Zoning District. The
applicant is proposing to remodel the exterior of the Cortile San Remo
Building and is also proposing alterations to the Su Vecino Court.

Recommendation:

Approve the Design Review (DR 13-40) application subject to the attached findings and
conditions

Applications: DR 13-40 APN: 010-138-019

Location: Lincoln Street 4 parcels NE of 6th Ave

Block: 55 Lots: 10 & 12

Applicant: Claudio Ortiz Property Owner: Greg Schultz

Background and Project Description:

The project site is located on Lincoln Street four parcels northeast of Sixth Avenue at Su Vecino
Court. The site is developed with a two-story commercial building: Cortile San Remo. The
Cortile San Remo building is currently occupied by da Giovanni Restaurant and Susan’s Hair
Design on the upper level, and Intero Real Estate on the lower level, Portions of the lower level
are currently vacant.

The applicant is proposing to remodel the exterior of the Cortile San Remo building and is also
proposing alterations to the Su Vecino Court. The proposed project includes the following
components:
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DR 13-40 (Schultz)
May 15, 2014
Staff Report

Page 2

* New smooth-plaster siding applied to the exterior walls of the building

¢ New wood doors and windows including: three bay windows on the lower level and
three arched dormer windows on the roof, each clad with copper roofing

¢ New wall mounted lights on the building

e Anew 42-inch high wrought iron railing along the stairs and upper balcony

* A new 5-foot wide, 100-square foot balcony on the west-facing {Lincoln Street)
elevation

e A proposal to resurface the courtyard with brick and to install two water fountains

The Planning Commission reviewed this project on April 17, 2014, and expressed support for
the design, but continued the project with a request for changes and additional information.

Staff analysis:

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

1. The applicant shall provide additional information the courtyard alterations including
samples of the proposed brick and pattern of brick work, and architectural details on the
fire pits and water feature.

Analysis: The project includes a proposal to remove the existing aggregate concrete and
resurface the courtyard with new brick pavers. At the April 17, 2014 Planning Commission
meeting, staff supported the use of brick, but recommended that it be consistent with the type
of brick used at the east end of the courtyard, which was installed approximately one year ago
by a different property owner. However, the Planning Commission supported the use a
different type of brick on the west end of the courtyard.

The applicant is proposing to use reclaimed brick with some whitewashing. The brick would be
installed with a running-bond pattern. Photographs of the proposed brick are included on page
1 of the project plans. The proposed brick would be light-red in color and would have an aged
appearance, which is different from the new-looking dark-red brick installed at the east end of
the courtyard.

The design reviewed at the April 2014 Planning Commission meeting also included a proposal
for a free-standing water fountain located near the center of the courtyard. The applicant has
revised the design and is now proposing two matching water fountains that would be installed
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DR 13-40 (Schultz}
May 15, 2014
Staff Report

Page 3

adjacent to the two staircases at the east and west ends of the Cortile San Remo building. Each
fountain would be 7-feet long by 2-feet wide and would be constructed of stone with a brick
base.

Staff could support the revised design and location of the water fountains. Attaching the
foundations to the building is an improvement over the original proposal in that it would
maintain better circulation through the courtyard and would be located entirely on the
applicant’s property. Staff's only concern is that two water fountains may be unnecessary and
could make the courtyard appear more cluttered. The Commission should discuss whether one
water fountain would be more appropriate.

The applicant had initially proposed two fire pits located in the center of the courtyard. The
proposed fire pits would have been located partially on the adjacent lot to the south. The
Planning Commission had requested that the applicant obtain a letter from the owner of the
southern lot authorizing the fire pits. While the fire pits have been withdrawn, an authorization
letter from the adjacent owner is still required for the proposed new brickwork in Su Vecino
Court. A condition has been drafted requiring the applicant to obtain the authorization letter
prior to building permit submittal.

2. Staff shall evaluate the ADA requirements with the City’s Building Official.

Analysis: At the April 2014 Planning Commission meeting, the question was raised as to
whether the applicant would be required to re-design the courtyard to comply with ADA
requirements. The City’s Interim Building Official, John Kuehl, has conducted a preliminary
review of the plans and determined that courtyard would not have to be modified to meet ADA
requirements. ADA accessibility to the courtyard is currently provided off of Dolores Street.
However, the applicant may be required to install signage in the courtyard identifying the ADA
accessible pathway. The applicant could work out the details of the signage with staff.

3. Staff shall evaluate whether the applicant is permitted to construct a new balcony on
the west end of the building.

Analysis: The applicant is proposing a new 5-foot wide balcony on the west end of the building
that would only be accessible from the second-story restaurant. There is currently a 20-inch
wide faux balcony on the west side of the building that would be replaced by the new balcony.
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At the April 2014 Planning Commission meeting, it was noted that the existing restaurant is a
non-conforming use on the second story, and therefore the applicant should not be permitted
to expand the balcony. Staff was directed to research the issue and provide additional analysis
at a subsequent meeting.

With regard to the use of the second-story commercial space, Municipal Code Section
17.14.050.E provides the following regulations:

Except as provided for legally established motel units in CMC 17.14.040(M), Hotels and Motels,
all newly constructed second story floor area, including area in new buildings, remodeled
buildings and replacement, rebuilt or reconstructed buildings, shall be occupied by residential
dwellings only and shall not be used for any commercial land use, except as follows:

1 Existing floor area established at any level above the first story at or near street grade
may continue to be used for occupancy by commercial land uses except for those limited
to the first story by CMC 17.12.030, Demolition and Rebuilding of Structures.

2. When such existing commercial space is currently occupied by a retail use, the use may
be replaced by another retail use, service use or residential use allowed within the
underlying land use district.

3. When such existing space is occupied by a service use, only service or residential uses
shall be allowed as a replacement use.

The above Municipal Code section indicates that commercial activity on the second story is
permitted as a continuation of an existing use, and that retail can only be established on the
second story as a replacement of an existing retail use. The existing restaurant use on the
second story is legal non-conforming in that it could not be established in a new building orin a
new space that was not previously occupied by a retail use.

The Municipal Code also states that new second story floor area is required to be residential.
CMC 17.14.014 defines floor area as the “area included within the surrounding exterior walls.”
The proposed balcony is not enclosed and therefore would be defined as floor area. However,
CMC 17.36.050 states that “no nonconforming use may be expanded or extended into an
existing portion of a building that was not previously occupied by the same nonconforming use.”

The above Municipal Code sections permit the construction of the balcony as an architectural
feature only, but do not permit the non-conforming restaurant use to expand onto the balcony.
Staff has included a condition of approval prohibiting the restaurant from using the balcony to
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meet this requirement. However, the Planning Commission could deny the proposal for the
balcony if it has concerns with the enforceability of this condition.

Environmental Review: The proposed project is categorically exempt from CEQA requirements,
pursuant to Section 15301 (Class 1) — Existing Facilities. The project includes an exterior
remodel of the subject building and re-surfacing of the courtyard, with no new floor area being
added to the building. The proposed remodel project does not present any unusual
circumstances that would result in a potentially significant environmental impact.

ATTACHMENTS:
s Attachment A — Site Photographs
e Attachment B —Findings for Approval
e Attachment C - Conditions of Approval
s Attachment D — Project Plans
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Attachment A - Site Photographs

Su Vecino Court facing west — Cortile San Remo building on right
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Front of Cortile San Remo building — facing east on Lincoln Street
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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 | ¢
CMC17.14.010.

Commercial Design Guideline Findings

2. The modifications to the building respect the history and traditions of | ¢
architecture in the commercial districts.

3. The modifications to building, as conditioned, would not create visual clutter that

can arise from too many or uncomplimentary design elements.

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

5. The lines of construction, patterns of openings, and such details as trim, window | v
style, door dimensions, wall color, and building and roof forms are integrated
throughout the building, even though more than one enterprise occupies it.

6. 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.

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.
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Conditions of Approval DR 13-40

No.

Authorization

This permit (DS 13-40) authorizes exterior alterations to the building that include:
1) the application of new plaster siding, 2) a new wood-shake roof, 3) new bay
and dormer windows with copper metal roofing, 4) a new 42-inch high wrought
iron railing, 5) a new 5-foot wide balcony on the west elevation of the building, 6)
the resurfacing of the courtyard with reclaimed brick, and 7) the installation of
two new water fountains in the courtyard. Construction shall be consistent with
the plans approved by the Planning Commission on May 15, 2014.

Standard Conditions

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

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 for the 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 May 15, 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.

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

The applicant shall install unclad wood framed windows and doors. 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.

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

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.

10.

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.

Special Conditions

11.

The balcony on the west elevation of the building may not be used by the
restaurant. No outdoor seating, furniture, or other items pertaining to the
operation of the restaurant shall be placed on balcony.

12.

The brick installed in the courtyard shall consist of a running bond pattern and
shall be consistent with the brick shown in the photograph on the plans approved
by the Planning Commission on May 15, 2014.

13.

Prior to building permit submittal, the applicant shall obtain and submit an
authorization letter from the owner of the adjacent property to the south
authorizing the installation of the brick in the courtyard.
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14. | Prior to building permit submittal, the applicant shall submit a signage plan for
cohesive signage showing existing and proposed signs, including the directory
sign located at the Lincoln Street entrance.
15. | The applicant shall include additional details on the light fixtures and lumen level

on the plans submitted with the building permit application.

*Acknowledgement and acceptance of conditions of approval.

Property Owner Signature Printed Name Date

Once signed, please return to the Community Planning and Building Department.
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

May 15, 2014

To: Chair Reimers and Planning Commissioners

From: Rob Mullane, AICP, Community Planning and Building Director EM

Submitted by: Bryce Ternet, Contract Planner

Subject: Consideration of a second commercial sign (SI 14-19) for David B. Love
D.D.S. Dentistry in the Residential and Limited Commercial (RC) Zoning
District

Recommendation:

Deny sign application (S| 14-19)

Application: Sl 14-09 APN: 010-192-001

Block: 93 Lots: 18&3

Location: SW Corner of Lincoln Street & 7" Avenue

Applicant: David B. Love, D.D.S.

Property Owner: Strutz-Levett Investment Company

Background and Project Description:

On April 7, 2014, the applicant, Dr. David B. Love, submitted a Sign Permit application which
identified two signs for David B. Love D.D.S. Dentistry located within the interior courtyard of
the building at the southwest corner of Lincoln Street and 7th Avenue. The application was
subsequently separated into two applications for consideration: an application for a primary
exterior sign (SI 14-14) and an application for a secondary exterior sign (SI 14-19). On April 14,
2014, the Community Planning and Building Department approved a Sign Permit application (Sl
14-14) for a primary exterior sign for David B. Love D.D.S. Dentistry, which is primarily accessed
through a courtyard entrance on Lincoln Street. This primary sign has been installed as a
hanging sign at the entrance to the dentistry office. The proposed size, color, and design of S!
14-19 is the same as that which was approved for Si 14-14.
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The applicant’s proposed secondary exterior sign would be a wall-mounted sign located on 7th
Avenue. This specific location has been previously used as a business sign location for previous
occupants of the subject commercial space. The sign would be located approximately 7' high
and 3.5' left of the office’s Seventh Avenue window. The sign would be a 8.5" x 24"x 3/4" thick
wood-painted, double-sided hanging sign. The sign will be painted with gold lettering on a faux
green and black serpentine marble background.

Staff reviewed the application and determined that the size and proposed materials for the
secondary sign are appropriate; however, as the application is for a secondary sign, the
application has been referred to the Planning Commission.

Staff analysis:

Purpose: CMC 17.40.010 encourages: “business signs that are simple in graphic design,
informative of the business use, and compatible in color and design with adjoining structures.”
CMC 17.40.030.C restricts administrative (staff-level) approval of business signs to a single sign
for each business.

Permit Process: CMC 17.40.020.B Planning Commission Approval, states:

Signs which, in the opinion of the Director, require exception from the standards described in
this chapter shall be reviewed by the Planning Commission. The Planning Commission also shall
review all business signs painted, etched or otherwise applied to glass, all signs made of plastics,
fabric or imitation wood and all signs of architectural, cultural, and historical significance. The
Commission may grant exceptions only to the number, location, and design of business signs.
The following criteria must be satisfied to grant the exception:

1. Number. Additional business signs may be permitted in unusual circumstances such as,
but not limited to, a business that has entrances on two different public rights-of-way.

2. location. Signs shall clearly identify the business entrance. Signs shall be pedestrian-
oriented except for gas stations and motels that are recognized by the City as
predominately vehicle-oriented business. Clutter from business signs at street frontages
shall be avoided. Sign clutter along street frontages from multiple businesses within a
courtyard or building shall be avoided.

3. Design. Any exceptions to design standards shall retain compatibility with the design,
color, and scale of the building.
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Business Signs: CMC 17.40.030 states that business signs shall be:

1. Informative of the business name and use. The business name shall be the primary
design feature on the sign, and all logos and other graphics shall be subordinate to the
business name;

2. Simple in design. Any creative graphic depictions should be related to the business use
and in scale with sign text;

3. Oriented toward the pedestrian environment within the commercial district;

4. Compatible in design, color, size and scale to the business storefront, adjoining
structures and surroundings; and

5. Made of permanent and natural materials such as wood, wrought iron, ceramic or stone
unless otherwise approved by the Planning Commission.

The applicant’s proposed secondary business sign is simple in graphic design, informative of the
business use, and compatible in color and design with adjoining structures. Therefore, the
applicant’s proposed secondary sign is consistent with CMC 17.40.010. The applicant’s
proposed secondary sign is consistent with the components of CMC 17.40.020.B that address
design, as it would be compatible with the design, color, and scale of the building.

However, the applicant’s proposed secondary sign would not be consistent with Item 1 of CMC
17.40.020.B regarding the number of commercial signs allowed per business within the City.
Furthermore, the proposed sign is inconsistent with other components of CMC 17.40.020.B, as
it would not clearly indicate the business entrance, which is primarily accessed through a
courtyard entrance on Lincoln Street. Additionally, approval of this sign could encourage
clutter within its vicinity and set a greater precedent within the City's commercial zoning
districts for the installation of signage on street frontage walls not located in the direct vicinity
of an entrance to a business use. As such, staff’'s recommendation is to deny Sl 14-19.

Alternatives: The Planning Commission may approve the applicant’s proposed secondary sign,
or may approve it with design revisions.

Environmental Review: The application qualifies for a Class 11 Categorical Exempticon from the
provisions of the California Environmental Quality Act (CEQA) pursuant to Section 15311 of the
State CEQA Guidelines. Class 11 exemptions include placement of minor structures accessory
to existing commercial, industrial, or institutional facilities, including on-premise signs.

ATTACHMENTS:

¢ Attachment A - Secondary Sign Design including Renderings of SI 14-14
e Attachment B —Secondary Sign Location
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

May 15, 2014

To: Chair Reimers and Planning Commissioners

From: Rob Mullane, AICP, Community Planning and Building Director KM
Submitted by: T) Wiseman, Contract Planner

Subject: Consideration of a Concept Design Study (DS 14-29) and associated

Coastal Development Permit for the demolition of an existing residence
and construction of a new two-story residence and detached garage
located in the Single-Family Residential (R-1) Zoning District

Recommendation:

Review the proposed design, and provide direction to the applicant

Application: DS 14-29 APN: 010-028-002
Location: 2" Avenue, 2 southwest of Santa Rita Street
Block: 24 Lots: West % of1&3

Applicant/Property Owner: Robert Darley

Background and Project Description:

The project site is located on 2" Avenue, the second house southwest of Santa Rita Street. The
4,000-square foot property is developed with a 1,221-square foot, one-story residence with a
detached garage. A Determination of Historic Ineligibility was issued by the City on February
14, 2014. The site is a re-subdivided corner lot with dimensions of 50’ x 80’, which has different
setback requirements than a standard lot.

The owner has submitted plans to demolish the existing residence and construct a new
residence. Some of the redwood and oak lumber from the existing residence would be utilized
in the new residence.

The proposed home would be two story and 1,997 square feet in size, including: a 945-square
foot main level, a 556-square foot upper level, a 296-square foot basement, and a 200-square
foot detached garage. The proposed residence would have a steeply-pitched roof, and the
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applicant has indicated that the style would be French-Normandy. A similar style house was
built by the applicant in 2008 on the adjacent lot to the west of the subject property.

Proposed finish materials include plaster siding with wood details and a brick chimney, clay tile
roof with cast-iron gutters, and wood windows and doors. There are three skylights proposed
on the east, west, and south elevations. The applicant is proposing a detached garage that
would be located behind the 10-foot front-yard setback and would be parallel to 2™ Avenue.

Staff has scheduled this application for conceptual review. The primary purpose of this meeting
is to review and consider the site planning, privacy and views, mass, and scale related to the
project. However, the Commission may provide input on other aspects of the design such as
architectural style and proposed finish materials.

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

Site Considerations Allowed Existing Proposed
* .
Floor Area 1,800 (45%) 1,221 sf (30%) 1,797* sf residence,
200 sf garage

Site Coverage

556 sf (13.9%)**

1,571 sf (39.3%)

450 sf (13.9%)

Trees (upper/lower) 5/4 trees 4/0 trees 4/1 trees
Ridge Height (1%/2"%) 18 ft./24 ft. 14.2 ft. 16 ft./23.5 ft.
Plate Height {1%/2™) 12 ft./18 ft. 10.8 ft. 12 ft./16ft.
Setbacks Minimum Required Existing Proposed
Front 10 ft. 24.3 ft. 10 ft. (garage)
Composite Side Yard 12.5 ft. {(25%) 14.8 ft. (29.6%) 18 ft. (36%)

Minimum Side Yard

3ft.

3.1 ft. (garage)

6.5 ft. (residence)
4 ft. (garage)

Rear

3 ft.

3.1 ft. (garage)

18 ft.

* Includes a bonus of 197 sf for basement floor area
**Includes a 4% bonus if 50% of all coverage is permeable or semi-permeable
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Staff analysis:

Diversity of Architectural Styles: Design Guideline 9.0 states that “diversity in building designs
and architectural styles are key features of the design traditions in Carmel” Design Guideline 9.1
encourages that “a new building should be different in style from buildings on nearby and
abutting properties.” The guidelines discourage repetition of a single style within a block.

The neighborhood contains a mix of architectural styles. The proposed residence would be very
similar in design to the adjacent residence to the west. The adjacent residence to the west was
designed and built in 2008 by the project applicant: Robert Darley. Both residences would have
similar footprints, roof forms, and window design. On both properties, the garages would be
parallel to the street and would have a nearly identical design. Photographs of the neighboring
residence are included in Attachment B.

The applicant is proposing to use different finish materials on the new residence in order to
differentiate the two buildings. The proposed residence would be clad with stucco siding,
paned windows, and would include a clay-tile roof, while the existing residence to the west is
clad with brick siding, leaded windows, and includes a clay-shingle roof. The Commission
should consider whether it would be appropriate to have two similar style residences adjacent
to each other.

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 four trees, all of which are classified as significant. The applicant is not
proposing to remove any trees. The City Forester has reviewed the project plans and has not
identified any significant impacts that the proposed residence would have on the surrounding
trees. The applicant has added one lower-canopy tree on the landscape plan which has been
approved by the City Forester.

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

Staff has not identified any significant view or privacy impacts that would be created by this
project. Staff notes that the proposed residence has been designed with consideration for the
privacy of both the applicant and the residents of neighboring properties. The applicant has
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conferred with neighbors throughout the plan development process and reportedly has
addressed their concerns with the proposed design.

The design includes a proposal for a 156-square foot second-story deck on the south (rear)
elevation of the residence. A steep-pitched roof element would screen the eastern side of the
deck and would mitigate privacy impacts to the eastern neighbor. The deck would be located
18 feet from the south rear property line and would be partially screened from the southern
neighbor by a large redwood tree. These features should help preserve privacy for the rear
neighbor.

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

The proposed main residence and garage would be 1,997 square feet in size including 296
square feet of this floor area located in the basement. The proposed residence would be 23.5
feet high, which is near the maximum height allowance of 24 feet. In staff’s opinion, the
proposed residence, with its steeply-pitched roof forms would appear tall. However, staff
notes that the building coverage would be 945 square feet and the residence would have a
relatively compact footprint. Staff also notes that 296 square feet of floor area would be
located in the basement.

The Commission should consider whether the proposed design of the building is consistent with
the above Design Guidelines with regard to building mass. The neighboring residence to the
west provides an example of how the proposed residence would look. One concern that staff
has is with the design and mass of the garage, which is discussed in the following section.

Garage Design & Access: Residential Design Guideline 6.1 states that “facilities for parking
should not dominate the design of the house or site” and “garages that are subordinate design
elements are encouraged.”

The proposed garage has a steeply-pitched roof and was designed to be consistent with the
architectural style of the residence. However, the garage would be prominent in that it would
be 16 feet high, parallel to 2™ Avenue, and located 10 feet from the front property line. The
garage also includes a dormer window on the north street-facing elevation, and this
architectural feature adds to the prominence of the structure.
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The Commission should consider the appropriateness of the garage design given the objectives
of Design Guideline 6.1, which encourage keeping parking structures simple and subordinate to
the main residence. The neighboring home to the west demonstrates the proposed garage
configuration and can be referred to when considering the suitability of this proposal.

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

The home is proposed to be a two-story structure with a steep, 12:16 roof pitch. The envelope
of the building is simple and restrained. The roof design is quite steep; however, it would be
consistent with the proposed French-Normandy style of the residence. The residence would
also be within the allowed 24-foot ridge height for the R-1 district.

Alternatives:

Given the issues identified in this report, staff has not included a recommendation for concept
acceptance. However, draft findings have been prepared should the Commission choose to
accept the design. The Planning Commission may accept the design concept as proposed or
may continue the Design Study application to a future meeting with direction on revisions
necessary to address the issues identified in this staff report and discussed at the meeting.

Environmental Review:

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

ATTACHMENTS:

e Attachment A — Applicant Letter

e Attachment B - Site Photographs

e Attachment C — Findings for Concept Acceptance
¢ Attachment D — Material Cut Sheets

e Attachment E - Project Plans
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Attachment A - Applicant Letter

To Carmel Planning Commission

Hello,

My name is Robert H Darley. I would like to share some of my reasons behind the
design of my proposed house on 2™ Ave,, and my current home next to it.

After moving to Carmel in 1996, I found that there wasn’t a very good
example of “Real” European buildings. As much as I do like a lot of the new and/or
remodeled homes, I found that some of the homes were becoming very “Cookie
Cutter” and very faux; which my designs are the real deal straight from Europe. Most
people who like the English/European look and the style want more of the real than
the fake looking, I constantly have people and tour buses outside of my home taking
pictures. This is a huge compliment, which reinforced the need for the truly Real
quality unique homes to keep Carmel as Special as it has always been.

In 2005, I personally designed and built my first home in Carmel. Like my
proposed house it is on the same busy noisy street. (2 Ave,)

Most of the homes on this street are pushed to the front of the lot creating an
“Alley” affect with 6ft plus front fences, My design is pushed back from the street
that gave me room to put the garage parelle to the street. Having the garage set this
way helps with privacy for being on a busy street.

With the style of the house I have built and that I am proposing it needs a
European steep roof to make authentic. Additionally, this helps create a partial
visual and noise block A standard pitched roof would be like sitting in a goldfish
bowl on a busy street (pretty noisy). At present, I don’t hear very much noise with
the steep roof on my current home when before my old home you would hear every

passing vehicle.

1 feel that my current home and the proposed house give an unattractive
main road into Carmel a much better look.

Yours Sincerely,

Robert H. Darley
Cell# 831-601-5233
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Attachment B — Site Photographs

Adjacent Lot to west with similar style residence — Facing southwest on 2™ Ave
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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 S
received appropriate use permits and/or variances consistent with the zoning
ordinance.

2. The project is consistent with the City’s design objectives for protection and 4
enhancement of the urbanized forest, open space resources and site design. The
project’s use of open space, topography, access, trees and vegetation will maintain
or establish a continuity of design both on the site and in the public right of way that
is characteristic of the neighborhood.

3. The project avoids complexity using simple/modest building forms, a simple roof 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 TBD
lines, building forms, and in the size of windows doors and entryways. The
development is similar in size, scale, and form to buildings on the immediate block
and neighborhood. Its height is compatible with its site and surrounding
development and will not present excess mass or bulk to the public or to adjoining
properties. Mass of the building relates to the context of other homes in the
vicinity.

5. The project is consistent with the City’s objectives for public and private views 4
and will retain a reasonable amount of solar access for neighboring sites. Through
the placement, location and size of windows, doors and balconies the design
respects the rights to reasonable privacy on adjoining sites.

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

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

8. The proposed architectural style and detailing are simple and restrained in TBD
character, consistent and well integrated throughout the building and
complementary to the neighborhood without appearing monotonous or repetitive
in context with designs on nearby sites.
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9. The proposed exterior materials and their application rely on natural materials
and the overall design will add to the variety and diversity along the streetscape.

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

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

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

TBD

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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Product Summary- Wood Casement

FRAME

SASH

WEATHERSTRIP

HARDWARE

GLAZING

SIMULITE

AIRSPACE GRILLES

SCREENS

All frame components are manufactured from Kiin-dried Ponderosa Pine and preservative-treated in
accordance with WDMA L.S.4. Douglas Fir Is available upon request and can be ordered in an optional
distressed finish. The basic jamb width is 4 9/16", available in Colonlal or Contemporary profiles. All
basic jambs are milled with an interior kerf for recessed, bull-nosed window applications. Factory-apptied
clear extension jambs are available for thicker walls. All exterlor surfaces are coated with a factory-appiled
latex primer. Clear exteriors are available in Ponderosa Pine and Douglas Fir. All units with exterior trim
come with factory-applied flexibie flashing on sides and nead; see drawing in instaflation Section. interior
surfaces are sofid, clear, and suitable for stalning or painting. Radius components will consist of
jaminated veneers. All jamb backs are primed. An optional factory-applied interior prime coat is
avallable.

The sash is a full 1 3/4" thickness manufactured from kiln-dried Ponderosa Pine and preservative-treated
in accordanca with WDMA 1.S.4. Douglas Fir is available upon request and can be orderad in an optional
distressed finish. All sash comners have mortise and tenon joints that are sealed and screwed. All exterior
surfaces are coated with a factory-applied latex primer. Clear exteriors are available in Ponderosa Fine or
Douglas Fir. Interior surfaces are sofid, clear, and suitzble for staining or painting. An optional
factory-applied, interior prime coat Is available.

The perimeter of Slerra Pacific casement units Is double weatherstripped. The compression-style frame
weatherstrip is composed of closed cell foam, encapsulated in a seamiess elastomeric skin. The leaf
weatherstrip at the sash consists of a rigid base made from a 5% glass-filled polypropylene that reduces
expansion and contraction; the flexible material is a thermal plastic elastomer that Is slip coated to reduce

friction.

Truth Encore™ hardware is standard and features a folding handie with a nesting cover. Al exposed
hardware components are coated with the Truth E-Gard® coating system. The stainless stesi track
features a patented camiock system allowing easy field adjustment to the sash. Sash locks and crank
handles are high-pressure, die-cast zinc avallable in a coppertone. bronze, chestnut bronze, cil-rubbed
bronze, black or white finish. All units 40" and taller have two sash locks. Tandem sash lock operation is
avallable with the acdition of an optional tie bar. Conceated snubbers are applied on the hinge stlle
opposite all sash locks for Improved performance. The roto operator has hardened steel gears and
operator arm. The casement opens to 80 degrees to allow easy cleaning or remaval of sash from inside.
A stainless steel hardware package is available for coastal applications.

Units are available with single or dual pane insulated glass with one lite, simulated divided lites, or
airspace grilles. Standard glass is 3/4° overail, separated by 1/2° Super Spacer® warm edge spacer
technology from Edgetach. Al standard tints and types of glass are available, as Is the caplilary breather
tube system for high altitude. The glass is dual bedded with a structural sealant and secured in the sash
with a removable intevior glazing bead; see Glazing in the Technical Section for more information.

Interior and exterior simulite bars are 7/8", 1 5/16" or 2* wide, In either Colonial or Contemporary profile
and are available in Ponderosa Pine or Douglas Fir. Interior simulite bars are sofid, clear, and suitable for
staining or painting. Exterior simulite bars are coated with a factory-applied latex primer. Clear exteriors
are available In Ponderosa Pine and Douglas Fir. Multiple simulite bar widths can be used in the same unit
to create unique lite patterns. Bars are permanently adhered to the glass surface with a very high bond
adhesive tape. Insulated glass features an intemal shadow bar to give the appearance of authentic
divided Iites.

Alrspace grilles betwsen the glass are avallable in 5/8"* or 1" wide, charnﬁagne or white aluminum.
Screens are constructed with an aluminum frame and charcoal fiberglass cloth (18 x 16 mesh) or optional

BetterVue, UltraVue, or InLighten screen mesh fabrics. The frame color matches the hardwara color and
screens are spring-loaded for easy removal.

S — e — —
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Sierra Pacific Windows Updated: 10/10

Note: Sierra Pacific Windows reserves the

800-824-7744 www.sierrapacificwindows.com right to change specifications without notice.
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Wood Standard Casement Scale: 6" = 10"
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Horizontal/Operable Section - Wide Sash
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Sierra Pacific Windows Updated: 1/13

. . Note: Sierra Pacific Windows reserves the
800-824-7744 www.sierrapacificwindows.com right to change specifications without notice.
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Wood Standard Casement

Scale: 6" = 1'-0°

Colonial 4 %¢" Jamb

Vertical/Operable Section - Wide Sash

2"

ROUGH OPENING

FRAME SIZE
-~——=DAYLIGHT OPENING

Siérra Pacific Windows

800-824-7744 www sierrapacificwindows.com

Updated: 1/13

Note: Siemra Pacific Windows reserves the
right to change specifications without notice.
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

May 15, 2014
To: Chair Reimers and Planning Commissioners
From: Rob Mullane, AICP, Community Planning and Building Director R M
Submitted by: T] Wiseman, Contract Planner
Subject: Consideration of Concept Design Study (DS 14-21) and associated Coastal

Development Permit for the construction of a new residence located in
the Single-Family Residential (R-1) Zoning District and Very High Fire
Hazard Severity Zone

Recommendation:

Accept the Conceptual Design Study (DS 14-21) and the associated Coastal Development Permit
subject to the attached findings and recommendations/draft conditions

Application: DS 14-21 APN: 010-126-021

Location: NE Corner of Dolores and 2™ Ave.

Block: 10 Lots: West % of Lots 18 & 20
Applicant:  Safwat Malek, Architect Property Owner: Kathleen Gordon

Background and Project Description:

The project site is located at the northeast corner of Dolores Street and Second Avenue. The
site is developed with a 406-square foot, two-story structure that includes a garage on the
lower level and a dwelling unit on the upper level. The site is a re-subdivided corner lot with
dimensions of 50’ x 80’, which has different setback requirements than a standard lot.

The owner has submitted plans to demolish the existing residence and construct a new two-
story residence. The proposed residence would be 1,790 square feet in size, which includes
1,265 square feet on the ground level and 525 square feet on the upper level. The 1,265-
square foot ground level area includes the 220-square foot, attached garage.

The residence would include plaster siding with a vegetated “living wall” system on the west
front elevation. The applicant is also proposing a composition shingle roof, wood windows and
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doors, and a glass railing around the balcony on the west {front) elevation. The residence
would also include solar panels, which are not subject to design review.

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

PROJECT DATA FOR THE RECONFIGURED 4,000-SQUARE FOOT SITE:
Site Considerations Allowed Existing Proposed
Floor Area 1,800 sf (45%) 406 s (10%) L3305 (=7%)
1,580 sf residence,
210 sf garage
Site Coverage 556 sf (13.9%)* 486 sf (12%) 369 sf (9.2%)
Trees (upper/lower) 3/1 trees 1/1 trees 1/1 trees
{recommended)
Ridge Height (1%/2™) 18 ft./24 ft. 20 ft. 14 ft./22 ft.
Plate Height (1%/2™) 12 ft./18 ft. 17 ft. 11 ft./18 ft.
Setbacks Minimum Required Existing Proposed
Front 10 #t. 65 ft. 215 ft.
Composite Side Yard 12.5 ft. {25%) 30 ft. (60%) 24 ft. (48%)
Minimum Side Yard 9 ft. /3 ft. 3 ft. (street) 9 ft. (street)
(street/interior) 27 ft. (interior} 12 ft. {interior)
Rear 3 ft. (1st-story) 3 ft. 4.5 ft. (1st-story)
15 ft. (2nd-story) 15 ft. (2nd-story)
*Includes a 4% bonus if 50% of all coverage is permeable or semi-permeable

Staff analysis:

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

The site contains one upper-canopy pine tree and one lower-canopy oak tree, both of which are
classified as significant. The applicant is proposing to retain both trees. The City Forester
recommends that an additional upper-canopy tree be planted on the applicant’s property. A
condition has been drafted regarding this recommendation.
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Privacy & Views: Residential Design Guidelines 5.1 through 5.3 set forth objectives to:
“maintain privacy of indoor and outdoor spaces in a neighborhood” and “organize functions on
a site to preserve reasonable privacy for adjacent properties” and “maintain view
opportunities.”

The neighboring residence to the east has several large windows that face west and overlook
the project site. A photograph of the eastern neighbor’s west-facing windows is included in
Attachment A. The applicant has indicated that they met with the eastern neighbor early in the
process to review the design and address potential impacts.

In staff’s opinion, the proposed residence was designed with consideration for the eastern
neighbor’s property. The two-story portion of the residence would be located 18 feet from
eastern property line, which is 15 feet more than the minimum allowed 3-foot side-yard
setback. The one-story portion of the residence would be located 12 feet from the eastern
property line. The proposed side-yard setbacks would help preserve solar access for the
eastern neighbor’s residence. The applicant is also proposing to plant four lemon trees along
the east side of the property to help maintain the privacy.

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

There is a mix of one- and two-story homes in the subject neighborhood. A two-story residence
would not present substantial compatibility impacts based on the existing neighborhood
context. Staff notes that the proposed residence is also compatible with the architectural style
of the neighboring residences.

The proposed residence and garage would be 1,790 square feet in size, with 525 square feet of
floor area located on the second level. The proposed residence would be approximately 2 feet
under the allowed height of 24 feet. In staff’s opinion, the proposed residence is consistent
with the Design Guidelines recommendation to minimize building mass and build to human
scale,

Building & Roof Form: Residential Design Guidelines 8.1 through 8.3 state that "Shallow to
moderately pitched roofs are appropriate on one-story buildings. More steeply pitched roof
with low plate lines can be used on two-story buildings.”" The Guidelines emphasize using
“restraint” and “simplicity” in building forms, which should not be complicated, and roof lines,
which should “avoid complex forms”.
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The proposed residence would include a hipped roof design with a moderate 4:12 pitch. The
building forms and architectural details appear restrained and do not create a complicated
appearance. Staff notes the residence was designed to accommodate the trees property and to
minimize impacts to the eastern neighbor. Staff supports the proposed design concept.

Finish Materials: Finish materials are typically evaluated at the final review; however, staff has
included a preliminary analysis of the proposed finish materials at the concept review. Staff
supports the proposal for a vegetated wall, which would be planted with bougainvillea. The
vegetated wall would be aesthetically pleasing and would soften the appearance of the plaster
siding. The applicant is also proposing unclad wood doors and windows.

With regard to roofing material, Design Guideline 9.8 states that “wood shingles and shakes are
preferred materials for most types of architecture typical of Carmel” and “composition shingles
that convey a color and texture similar to that of wood shingles may be considered on some
architectural styles characteristic of more recent eras.” The Commission should consider
whether wood roofing would be most appropriate for the residence, in particular because it
would incorporate additional wood into the design in conjunction with the plaster siding.

With regard to exterior lighting, the proposed lighting consists of eleven 25-Watt wall-mounted
fixtures: seven on the first story, and four on the second story for patio areas. This amount of
lighting appears to conflict with the guidance on lighting in the Residential Design Guidelines
which notes a goal of minimizing the amount of outdoor lighting to maintain the village
character. The Residential Design Guidelines also discourage lighting on the second story. The
type of bulb and the lumen level needs to be specified, as the brightness of a 25-Watt light
varies considerably depending on the type. A 25-Watt compact fluorescent fight is much
brighter than a 25-Watt incandescent bulb, and a 25-Wall LED light is even brighter. The
lighting color or Kelvin rating should also be identified. In addition, the elevations only show a
total of four lights, which conflicts with the number of fixtures shown on the floor plans {Sheet
al.0 of Attachment D). It appears that there may be a second fixture, in addition to the wall-
mounted fixture, and if so a detail of that fixture should be included. These issues will need to
be resolved prior to the Planning Commission’s review of the final design. At this meeting,
however, the Commission should consider whether the design should be revised to eliminate
some of the fixtures and/or include lower lumen level lights.

Window Design: Design Guideline 9.11 states that “window styles and materials should be
uniform throughout the building.” The applicant is proposing divided-light wood windows
throughout the residence, with the exception of two oval-shaped windows, including one on
the west (Dolores Street) elevation and one on the east (side-yard) elevation. The proposed
oval-shaped windows would not be consistent with the recommendations of Design Guideline
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9.11. The Commission should consider whether the design should be revised to eliminate the
oval-shaped windows.

Environmental Review:

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

ATTACHMENTS:

e Attachment A —Site Photographs

e Attachment B - Findings for Concept Acceptance

e Attachment C - Draft Recommendations/Conditions
s Attachment E - Project Plans
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Attachment A - Site Photographs

Project site — Facing north on Dolores Street (from City ROW)
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Eastern neighbor’'s west facing window
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Pagel

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 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 4
plan with a limited number of roof planes and a restrained employment of offsets
and appendages that are consistent with neighborhood character, yet will not be
viewed as repetitive or monotonous within the neighborhood context.

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

5. The project is consistent with the City’s objectives for public and private views 7
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.

8. The proposed architectural style and detailing are simple and restrained in J
character, consistent and well integrated throughout the building and
complementary to the neighborhood without appearing monotonous or repetitive
in context with designs on nearby sites.
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9. The proposed exterior materials and their application rely on natural materials
and the overall design will add to the variety and diversity along the streetscape.

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

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

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

T8D

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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May 15, 2014
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Page 1

Recommendations/Draft Conditions

1. The applicant shall provide a landscape plan for final review that includes a
provision for one new upper-canopy tree.
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

May 15, 2014
To: Chair Reimers and Planning Commissioners
From: Rob Mullane, AICP, Community Planning and Building Director [ZM
Submitted by: Bryce Ternet, Contract Planner
Subject: Consideration of a Design Review (DR 14-09) application for exterior
alterations to the Carmel Plaza located in the Central Commercial {CC)

District

Recommendation:

Discuss Design Review (DR 14-09), provide direction to the applicant on necessary revisions,
and continue the item to a future meeting

Application: DR 14-09 APN: 010-086-006

Location: Southeast Corner of Ocean Avenue and Mission Street (Carmel Plaza)
Block: 78 Lots: All

Applicant: L’Occitane Agent:  Jim Griffiths

Property Owner: OWRF Carmel, LLC

Background and Project Description:

The subject space is located in the Carmel Plaza on the south side of Ocean Avenue between
Mission Street and Junipero Avenue. The space is on the interior of the Carmel Plaza on the
plaza’s second floor. The space is currently vacant, but will soon be occupied by the retail
store: “L’Occitane,” the applicant.

The applicant is proposing to remodel the storefront to be consistent with the branding of the
business. The proposed storefront is a combination of marble slab, painted stucco, and painted
aluminum. The applicant proposes to use a cream-colored marble, yellow-painted stucco, and
gold paint for an exterior aluminum door and window trim. The proposed storefront design is
depicted in Attachment F. A material sample board will be available at the hearing, and a
photocopy of the sample board is included as Attachment D.
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DR 14-09 (L'Occitane)
May 15, 2014

Staff Report

Page 2

Additionally, storefront sign lettering would be painted blue with a gold background; however,
a separate sign application has been submitted by the applicant, which will be considered for
approval by Planning Division staff. Nonetheless, as the proposed signage is integrated into the
storefront design, comments from the Planning Commission on the signage would be
considered by staff.

The Carmel Plaza has specific design guidelines established {the pertinent excerpt is included as
Attachment E), and the City uses these design guidelines to evaluate proposals for individual
storefronts and signage within the plaza. With the exception of the proposed sign, the
proposed color-scheme for L’Occitane is inconsistent with both the acceptable base colors and
the acceptable accent colors set forth in the Carmel Plaza Design Guidelines. The guidelines
specify a hue saturation of the base color as no more than 15%, and allow dark colors for
accents. The proposal for L'Occitane has a much higher hue saturation that allowed and uses a
bright gold color for accents. The Carmel Plaza Design Guidelines also state that proposals with
colors that vary from the standard, approved palettes may require Planning Commission
approval. As such, staff has referred this application to the Planning Commission for review.

Staff Analysis and Discussion:

Storefront Design: Carmel Plaza Design Guideline 4.3 states that storefront materials should
“have a natural appearance and a sense of warmth. Materials must blend in with the natural
surroundings, the base building and adjacent storefronts” and “in general, warm, natural
materials are allowed while polished, cold materials are not. Natural materials such as wood,
stone, brick and tile are required.”

The proposed storefront has a design that presents a bright appearance and proposes to use
natural materials. The proposed storefront is similar to some neighboring storefronts, including
those for both “Yves Delorme” and “Parts Unknown,” which are adjacent to the subject space.
Other storefronts in the Carmel Plaza are noticeably more muted in color in compliance with
the plaza’s design guidelines.

In staff’s opinion, the proposed design is inconsistent with the acceptable color palettes set
forth in the Carmel Plaza Design Guidelines and therefore should be revised. The applicant has
not been willing to revise the application to address staff's concerns, and hence staff is referring
the application to the Planning Commission for a decision on the design. In addition to the
main color scheme, staff notes additional components that could be revised to make the
storefront more consistent with the Carmel Plaza Design Guidelines. Below is a list of the issues
and an analysis of each.

1 The storefront is painted with a glossy gold finish.
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DR 14-09 (L'Occitane)
May 15, 2014

Staff Report

Page 3

Analysis: The glossy gold paint color presents a polished appearance that is inconsistent with
the Carmel Plaza Design Guidelines. Staff recommends that the applicant use a matte finish,
which would make the storefront appear more like plaster and less like polished stone.

2. The applicant proposes an aluminum door and aluminum windows.

Analysis: Carmel Plaza Design Guideline 4.3 encourages the use of wood, steel and aluminum
windows with flouropolymer coating or equal finish, The proposal for aluminum windows is
consistent with this policy.

3. The applicant proposes an aluminum entry door and window frames.

Analysis: Staff supports the proposal for an aluminum door and aluminum windows, but as
discussed above, is concerned with the proposal to paint the door and window frames the
proposed polished gold color. The shade of gold is a contrast to the yellow-tinted surrounding
stucco. The proposed shade of gold also appears to be brighter than what is allowed on the
color wheel. Staff recommends that the applicant use a substantially more muted color palette
as well as a matte finish paint for the storefronts door and windows.

Summary: The City acknowledges that each business has its own trademark or image that it
would like to represent. However, such images or presentation must also fit within the
character of the community. The goal is to achieve a balance that protects the character of the
City while allowing the business to adequately represent their brand. The development of
specific guidelines for the Carmel Plaza was in large part to seek this balance.

Alternatives:

Staff recommends that DR 14-09 be continued with comments from the Planning Commission.
The Commission feedback should indicate what changes would be needed to achieve
compliance with the Carmel Plaza Design Guidelines. In the event that the Commission is
comfortable with the design as proposed, or with only minor changes, staff has included draft
findings for approval and conditions of approval as Attachments B and C, respectively.
Alternatively, the Commission may deny the request, in which case the applicant would be able
to return with a substantially revised design, or could appeal the decision to the City Council.

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.
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DR 14-09 (L'Occitane)
May 15, 2014

Staff Report

Page 4

ATTACHMENTS:

e Attachment A —Site Photos

e Attachment B — Findings for Approval

e Attachment C — Conditions of Approval

¢ Attachment D — Depiction of the Proposed Sample Material Board
e Attachment E — Carmel Plaza Design Guidelines Color Standards

e Attachment F — Project Plans
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Attachment A - Site Photographs

Front facade of commercial space in Carmel Plaza.

-

-

{1 ] I
L |
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Storefront facade in Carmel Plaza displaying “bright” color.
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Attachment B ~ Findings for Approval

DR 14-09 (L'Occitaine}
May 15, 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 | v/
CMC 17.14.020.

Commercial Design Guideline Findings

2. The modifications to the building respect the history and traditions of | ¢
architecture in the commercial districts.

3. The modifications to building, as conditioned, would not create visual clutter that | v
can arise from too many or uncomplimentary design elements.

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

5. The lines of construction, patterns of openings, and such details as trim, window | ¢
style, door dimensions, wall color, and building and roof forms are integrated
throughout the building, even though more than one enterprise occupies it.

6. 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.

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.

Carmel Plaza Design Guideline Findings

9. The materials to be used would blend in with the natural surroundings, the base | ¢
building and adjacent storefronts and would be warm, natural materials and not
polished, cold materials.

10. The storefront’s colors would lend a feeling of subtle, naturalistic elegance. v

191



Attachment C - Conditions of Approval

DR 14-09 (L'Occitaine)
May 15, 2014

Special Conditions
Page 1

Special Conditions

No.

1. Authorization: This permit (DR 14-08) authorizes exterior alterations to the
building that include alterations to the exterior of a commercial space.
Construction shall be consistent with the plans approved by the Planning
Commission on May 15, 2014.

2. The storefront gold paint shall have a matte finish as opposed to glossy. The
applicant shall work with staff on the revised finish.

*Acknowledgement and acceptance of conditions of approval.

Property Owner Signature Printed Name Date

Once signed, please return to the Community Planning and Building Department.
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EXTERIOR STREET FACADES The Elegant Natural Tradition t%

Standard Color Wheel Base Colors Accent Colors

4.2 Acceptable Colors
(Any Hue: Saturation 15% or Less) (50% brightness maximum)

The storefront's colors are required to lend a feeling
of subtle, naturalistic elegance. They must blend in -
with the natural surroundings, the base building and .

adjacent storefronts. Colors must respect the estab-
lished traditions of the commereial neighborhood and

blend harmoniously with the patterns of the street.
ACCEFTABLE

ACGENT

Base colors that are muted and blend with the natural 2
surroundings are required. The tenant may choose a COLORS
base color with any hue with saturation of 15% or less.

Sea the color wheel for acceptable base colors.

Accent colors can be more saturated. Accent colors
are limited to 15% of the storefront area, not including
awnings. Brightness of accent colors must be 50%
or less (0%=black, 100%=white). See the color wheel
at right for acceptable accent colors. Awning colors
can be any acceptable color.

Colors that vary from the standard palettes may re-
quire separate city planning commission approval.

Mottling, antiquating and faux finishes are not allowed.

The colors in this manual are reproduced as accu-
rately as possible; however, due to variations in print- NATURAL COLORS
ing processes, these colors may have some varia- LS Y o S T
tion from actual acceptable colors. Refer to the Ben-
Jamin Moore colors listed below for examples of ac-
tual acceptable cotors for use on the exterior street
facades.

Base Colors:
Numbers 2088 through 2175 with a suffix of 70.

Accent Colors:
Historic Colors (Prefix of HC) with a base of 4B.

MUTEDACCENT COLORS

15
194




[E} EXTERICR WALL TO BE CLEANED

{E] P¥C PIPE TO REMAN

 S—
SIGNAGE CALCULATION
QUANTITY SIZE AREA NOTES
1 8 Hx 4-61'W| 3.0SQFT | MAX ALLOWANCE = 6 5Q FT
30SQFT<6SQF
"
|§ |§
A, o g -

& REPAINTED P-2 AINIH. {TYP).

PORTION OF UFPER () EXTERIOR

WALL TO: BE DEMOUSHED FOR
(M) STOREFRONT

NEW ALUMINUM STOREFRONT SYSTEM

. T

PROVIDED & INSTALLED BY G.C,
SYSTEM TO BE ANISHED P-5MM, [TYF]

1/2* CLEAR

&4"
NEW

aue
EXISTING INFiLL

Ay

TEMPERED GLAIING

NEW STONE BASE SB-1.
REFER TO AMISH
SCHEDULE FOR SPEC.

-

¢ EL 109 l%lé"
¢ EL 10-2 lé'lﬁ"
B.O. MIL. M
\ ¢ EL #-11 ?ﬁ
LN LI
N\ ¢ EL 9-2 | f&"
B

EL 84

5 WOOD BEAM
EL 8-t
TC.WIN NG

|E) MALL DOWNLEADER

SHEET METAL (MIN. 0.080 THK,]

LAMINATED TO J* EXTERICR GRADE
PLYWOOD PANEL ANISHED P-5h. w/
FIN-MOUNTED LOGO PROVIDED &
INSTALLED BY SIGN VENDOR,

{E] MALL WOOD COLUMN

F‘P‘—I?—
o

TYP

1200

{E) MALL WALKWAY HANDRALL

EL 1'81/4"
. WIN
* EL OO0
NI

—

ENIRY

- F MALL WALEWAY

REVISIC:».
MAY 0 7 2014

City of Carmei-cy-i, e 1.z
Planning & Building ue

SHEET TITLE:

kennethpark

Architecture

Lriban Planning
Store Design
Mixed-Use

Retall Development

30 Lovinglan A enue
New York. NY10017
wwwlkennathpark.com

STOREFRONT ELEVATION

LOCATION:

L'OCCITANE

EN PROVENCE

SPACE #210. OCEAN AVE, & MISSION ST. SR T
CARMEL, CA 93921 IRINE

PROJECTNO. 13-1835 | DATE:01.27.2014 | DRAWNGBY: LM

| scalE: 174 = 10| REV.| DATE

SHEET NG,

| A 300

195



PORTION OF UPFER {E] EXTERIOR

FOLD LINE
MATCH TINE

WALL TO BE DEMOLISHED FOR
{N) STOREFRONT

{E} maLL WD, BEAM

EL 10-% 15/15"

1w

T
EL 84 5/8"
1 56 AL WOOT BeAm

m;
|
I
|

¥ 1 ‘ bs
T e {E] ADL TENANT SOFAIT

EXISTING INALL

&g
B.O. BLADE StGN

F . {EJ STUCCO EXTERIOR WALLTO
REMAIN, G.C. TO PATCH, REPAIR 8,
REPAINT WITH P-2 FINISH AS REQUIRED.

147 CLEAR TEMPERED GLATING

Iﬁ NEW ALUMINUM STOREFRONT SYSTEM
5 PROVIDED & INSTALLED 8Y G.C.

= SYSTEM TO BE ANISHED P-SMma, TYP)

in

r.—..-._LEASE LNE

! Jmer————[E}} NEUTRAL PIER TO REMAIN. G.C. TO
i PROTECT DURING CONSTRUCTION

\* 140
TGk

40
THE

[ ANGLED, SEE PLAN vy €Q

EQ

EL -0

n'-e"

\Vil MEW STONE BASE 58-1.
* REFER TO FINEH

64

SCHEDULE FOR SPEC,

LEASE LINE AS PER LL DWGS

REVISION
MAY 0.7 201

City of Carmel-ny—the—See.

Planning & Buiiding Dapt.

kennethpark

Architechura

Urbon Planning
Store Design
Mied-Use

Retail Development

360 Loaingtan Averue
Naw York, NY10017
'www kennsthpork.com

SHEET TITLE:

STOREFRONT ELEVATION

LOCATION

" L'OCCITANE

EN PROVENCE

SHEET NO.

4| PLANNING COMMISSION 3
4| STOREFRONT DESICN PACKAGE

SPACE #210. OCEAN AVE. & MISSION ST. So20
CARMEL, CA 93921 TR
I DEAWN BY: LM I SCALE: 1/4"=10"'| REV. DATE

PROJECT NO.: 13-1835 | DAIE: 01.27.2014

A301

196



' 'OCCITANE

o

a

| ) e
FaR Tal N me

VISICN
me 0.7 2014

City of Carmel-by-the-Se.
Planning & Building Dept.
SHEET TILE:

kennethpark = T 'OCCITANE
= STOREFRONT VIEW 1 EN PROVENCE A302

3 LAMNING COMMISSION ISSUE__|
SPACE #210. OCEAN AVE. & MISSION ST. 2072014 P
n 360 Laxings -0 Averue

Retall Development

t|STOREFRONT DESIGN PACKAGE |
2.05.90
3 : CARMEL, CA 93921 L5 E‘E&M PA&KAEEE SSUE
s Kanvathpat com PROJECT NO.: 131835 | DATE: 01.27.2014 | orawwey:LM | scaLE: 1/4"=1-0| REV.| DATE ISSUE

197



REVISION
MAY 07 2014

City of Carmel-by-the-=
Planning & Building Da:

SHEET NO.

SHEET TITLE: LOCATION:

L'OCCITANE

kennethpark
STOREFRONT VIEW 2 SPACEEEgéAoNﬁﬁ(iAEmONST. D A O e A303

Aichitecture 4
Wkan Plarning 4
Stare Design i 0520141 BEV, PRELIM ISSUE
MIKea-Use [ vorrmonr CARMEL, CA 93921 3150141 PREIM. PACKA CFTRIE
Retal Dovelopment [rsmhest.eom PROJECTNO,: 13-1835 | DATE:01.27.2014 | DRAWNBY:IM | SCALE: 1/4'= 10| Rev.| DATE [ issue

198



	Meeting Agenda
	VII.1. April 17, 2014 minutes
	VII.2. DS 13-120
	IX.1. SI 14-20
	IX.2. AD 14-03
	IX.3. DS 14-14
	IX.4. DR 13-40
	IX.5. SI 14-19
	IX.6. DS 14-29
	IX.7. DS 14-21
	IX.8. DR 14-09



