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

Regular Meeting

City Hall

East Side of Monte Verde Street
Between Ocean & Seventh Avenues

A. CALL TO ORDER AND ROLL CALL

June 13, 2018
Wednesday

Tour: 1:30 p.m.
Meeting: 4:00 p.m.

Commissioners: Michael LePage, Chair
Gail Lehman, Vice Chair
Julie Wendt, Commissioner
Stephanie Locke, Commissioner
Christopher Bolton, Commissioner

TOUR OF INSPECTION

Shortly after 1:30 p.m., the Commission will leave the Council Chambers for an on-site
Tour of Inspection of all properties listed on this agenda (including those on the Consent
Agenda). The Tour may also include projects previously approved by the City and not on
this agenda. Prior to the beginning of the Tour of Inspection, the Commission may
eliminate one or more on-site visits. The public is welcome to follow the Commission on
the tour of the determined sites. The Commission will return to the Council Chambers at
4:00 p.m. or as soon thereafter as possible.

ROLL CALL

PLEDGE OF ALLEGIANCE

ANNOUNCEMENTS/EXTRAORDINARY BUSINESS

APPEARANCES

Anyone wishing to address the Commission on matters not on the agenda, but within
the jurisdiction of the Commission, may do so now. Please state the matter on which
you wish to speak. Matters not appearing on the Commission’s 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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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.

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.

DR 18-184 (Carmel Police Department)
City of Carmel-by-the-Sea

SE Cor. Of Junipero & 4™ Ave

Bock: 48, Lots: 1,2,4 &6

APN: 010-096-013

DR 18-077 (Ipsen)

Adam Jeselnick, Architect

E/S Lincoln Between 51" & 6" Avenues
Block: 55, Lot(s): 10 & 12

APN: 010-138-019

DS 18-124 (Brown)

Steven Brown, Property Owner
8th Ave, 3 SE of Monte Verde
Block: 94; Lots 1 & 3

APN: 010-193-020

DR 18-132 (The Getaway)

CVI Investors, LLC, Property Owner
NE Cor. Of Junipero & Ocean

Block: 68, Lot(s): 5-10

APN: 010-094-002

Consideration of Design Review (DR 18-184)
application for a remodel and addition of 2,554
square feet to the Carmel Police Department.
The Planning Commission will review this
project for the purpose of making
recommendations to the City Council on the
issuance of the final permit. (p. 5)

Consideration of a Design Review (DR 18-
077) and associated Coastal Development
Permit for additions and alterations to an
existing courtyard located at Lincoln Lane in
the Service Commercial (SC) Zoning District.

(p. 30)

Consideration of Design Study (DS 18-124)
for the construction of a fence that exceeds the
allowed 6-foot height limit along the rear
property boundary of a lot located in the
Single-Family  Residential (R-1) Zoning
District. (p. 64)

Consideration of Design Review (DR 18-132)
for year-round exterior, string lighting around a
hotel patio at The Getaway (formerly The
Village Inn) located in the Residential and
Limited Commercial (RC) Zoning District.

(p. 90)
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10.

DS 17-240 (Hall)

Neal Kruse, Designer
Dolores, 2 NE of 2" Ave
Block: 10, Lot(s): 13-16
APN: 010-126-007

DS 18-066 (Lombardo)

Tony & Susan Lombardo, Property
Owners

Lincoln, 2 SW of 5%

Block: 54; Lot: 5

APN: 010-212-020

DS 18-149 (MccCallister)
June Sillano, Architect
Scenic, 3 NW of 8"
Block: C-2; Lot: 11
APN: 010-312-014

DS 18-110 (Cox)

Darren Davis, Designer

NW Cor. Of Santa Rita & 2" Ave
Block: 15, Lot(s): 19 & S. % of 17
APN: 010-027-009

DS 18-137 (Sandvick)
Craig Holdren, Architect
Carmelo, 3 SW of 9" Ave
Block: V, Lot(s): 5

APN: 010-277-003

UP 18-113 (All About the Chocolates)

Dennis Joshi, Business Owner
Dolores, 4 SE of Ocean
Block: 12; Lot: 76

APN: 010-146-011

Consideration of a Concept Design Study (DS
17-240) and associated Coastal Development
Permit for additions to an existing residence
and the demolition and construction of a new
detached garage located in the Single-Family
Residential (R-1) Zoning District. (p. 104)

Consideration of a Concept Design Study (DS
18-066) and associated Coastal Development
Permit for the construction of a new, two-story
1,940-square foot single-family residence with
basement and attached garage on a vacant lot,
located in the Single-Family Residential (R-1)
Zoning District. (p. 138)

Consideration of a combined Concept and
Final Design Study (DS 18-149) and
associated Coastal Development Permit for
additions and modifications to an existing
residence located in the Single-Family
Residential (R-1) and Beach and Riparian
Overlay (BR) Zoning Districts. (p. 168)

Consideration of a combined Concept and
Final Design Study (DS 18-110) and
associated Coastal Development Permit for
additions to an existing residence located in the
Single-Family  Residential (R-1) Zoning
District. (p. 194)

Consideration of a Concept Design Study (DS
18-137) and associated Coastal Development
Permit for the demolition of an existing one-
story residence and the construction of a new
two-story residence located in the Single-
Family Residential (R-1) Zoning District.

(p. 225)

Consideration of a Use Permit (UP 18-113) to
expand an existing candy story and add the use
of a specialty restaurant (coffee shop) at space
located in the Central Commercial (CC)
Zoning District. (p. 262)
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11. UP 18-192/DR 18-204 (Sur La Table) Consideration of Use Permit (UP 18-192) and

Jim Hoepfl, Architect Design Review (DR 18-204) applications for a
SW Cor. Ocean & Junipero, Carmel Plaza  kitchen supply retail store (Sur La Table) with
Block: 78; Lots: All a space that exceeds 5,000 square feet in size
APN: 010-086-006 and includes cooking classes located in the

Central Commercial (CC) Zoning District.
(p. 275)

DIRECTOR’S REPORT

1. Update on Planning Activities

BOARD MEMBER ANNOUNCEMENTS

ADJOURNMENT

The next meeting of the Planning Commission will be: Wednesday, July 11, 2018

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.

Any writings or documents provided to a majority of the Planning Commission regarding
any item on this agenda will be made available for public inspection in the Planning &
Building Department located in City Hall, east side of Monte Verde between Ocean & 7%
Avenues, during normal business hours.

AFFIDAVIT OF POSTING

I, Marc Wiener, Community Planning and Building Director, for the City of Carmel-by-the-Sea,
DO HEREBY CERTIFY, under penalty of perjury under the laws of the State of California, that
the foregoing notice was posted at the Carmel-by-the-Sea City Hall bulletin board, posted at the
Harrison Memorial Library on Ocean and Lincoln Avenues and the Carmel Post Office.

Dated this 8" day of June, 2018 at the hour of 4:00 p.m.

Marc Wiener, AICP
Community Planning and Building Director
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

June 13, 2018

To: Chair LePage and Planning Commissioners
From: Marc Wiener, AICP, Community Planning and Building Director
Subject: Consideration of Design Review (DR 18-184) application for a remodel

and addition of 2,554 square feet to the Carmel Police Department. The
Planning Commission will review this project for the purpose of making
recommendations to the City Council on the issuance of the final permit.

Application: DR 18-184 APN: 010-096-013
Location: SE Cor. Of Junipero and 4" Avenue.
Block: 48 Lot(s):1,2,4 &6

Applicant/Property Owner: City of Carmel-by-the-Sea

EXECUTIVE SUMMARY:

The City Council is seeking input from the Planning Commission on the design of the proposed
remodel and expansion of the Carmel Police Department. The main level of the Police
Department Building is 3,720 square feet in size and is proposed to be expanded to 6,274
square feet.

RECOMMENDATION:
Provide recommendations to the City Council on the design.

BACKGROUND AND PROJECT DESCRIPTION:

The Carmel Police Department is located at the southeast corner of Junipero Street and 4th
Avenue in the Multi-Family Residential (R-4) Zoning District. The building was constructed in
1966 and requires modernization to accommodate current police needs. Specifically, the
dispatch room needs to be reconfigured, and the building needs to be expanded to
accommodate adequately-sized evidence processing and property rooms. As conceived, the
moderation would also include a utility room, an emergency operations center (EOC)/training
room, and additional offices. The building must also be upgraded to meet current building code
and Americans with Disability Act (ADA) accessibility requirements.



DR 18-184 (Carmel PD)
June 13, 2018

Staff Report

Page 2 of 5

On November 27, 2017, the City Council considered several schematic design options and
directed staff to proceed with the option that renovates 391 square feet inside the building and
expands the building by 2,554 square feet. Funding for construction of the project was
authorized by the City Council for the Fiscal Year 18/19 Budget and Capital Improvement Plan.
Per the City Council’s direction, preliminary plans have been prepared for the proposed Police
Department renovation. The project has gone before the Forest and Beach Commission for the
issuance of a tree removal permit and for recommendations pertaining to trees and
landscaping associated with the project. The project is now being referred to the Planning
Commission for input on the design before it goes back to the City Council to issue the final
permit.

The proposed additions are located on the west and south elevations of the Police Department
and have a contemporary-style design with a flat roof. The addition on the west side of the
building would be located within the existing planter wall footprint at the property line with no
setback, and includes three offices, an EOC/training room, and a possible patio with an open
roof. The addition near the southeast corner of the building would be located on an existing
patio deck and would include the evidence, property and utility rooms. The existing building
exterior finish materials include stucco siding below finished floor grade, aluminum-framed
windows, clad with horizontal wood siding, with an option for a stone, stucco or tile below
finished floor grade; and would include new aluminum-framed windows and a membrane roof.
The north elevation will not be altered, however, the mansard roof will receive new wood-
shake roofing and the exterior walls will be repainted. In the interior, the renovation will
modify the existing dispatch room, and lobby/conference room, with a new ADA-compliant
bathroom.

Forest and Beach Commission Review: On May 10, 2018 the Forest and Beach Commission
authorized the removal of 11 ‘non-significant’ trees necessary for the expansion and renovation
of the Police Department. The Forest and Beach Commission recommended that staff return
with a tree and landscaping planting plan to include a new tree near the northwest corner of
the building and 3-4 trees in the sidewalk adjacent to the building, which may require a
reconfiguration of the sidewalk curb.

STAFF ANALYSIS:

Zoning District: The subject property is located in the Multi-Family Residential (R-4) District.
City Municipal Code Section 17.12.040 states that Residential and Limited Commercial (RC)
District design regulations, such as height, floor area, and setbacks apply to new development
in the R-4 District. Public facilities are a permitted use in the R-4 Zoning District (CMC
17.08.040).
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Zoning Compliance: The proposed project complies with the floor area, building coverage,
height, setback, and parking standards as explained below.

Floor Area: The Carmel Police Department is attached to the Public Works building and is
technically considered a single 23,370 square-foot building on multiple lots totaling 51,500
square feet. The maximum allowed floor area is 80% of the lot size or 41,200 square feet. With
the proposed additions, the building would be expanded to 22,572 square feet and is well
below the allowed floor area for this property.

Of important note is that the Police Department Building (not including Public Works) currently
contains 3,720 square feet on the main (upper) level and a two-level basement totaling 7,204
square feet. The proposed addition is 2,554 square feet and will expand the main level to 6,274
square feet.

Building Height: The maximum allowed building height in this zoning district is 26 feet. The
southwest corner is the tallest portion of the building and would have a height of 23.5 feet with
the new addition.

Setbacks: Because this is a corner site, the north property line is considered the “front”
property line for setback purposes, and has a minimum required setback of 5 feet. The setback
on the north side of the building will be maintained at the existing 22 feet from the north
property line, with the exception of a small addition on this elevation, which would have a
setback of 17.5 feet.

The new addition to the building in the planter would have a zero setback along the western
(side) property line. The Zoning Code requires a 5 foot side setback for at least 50% of the lot,
while the remaining 50% can be at the property line. The project site is comprised of several
lots, and the proposed addition meets the 50% side-yard setback standards when considering
the entire property.

The setback on the south (rear) elevation would be reduced from 95 to 77 feet from the south
property line. The design complies with the setback standards, which requires a minimum of 10
feet from the south property line.

Design Standards and Guidelines:: The following is a list of pertinent excerpts from the City’s
Zoning Code and Commercial Design Guidelines addressing development in the Commercial
District followed by a Staff response on how the project addresses each standard.

The basic standard of review in the commercial district is whether the project constitutes an
improvement over existing conditions — not whether the project just meets minimum standards.
(CMC 17.14.100)
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Staff Response: In staff’s opinion, the project would be a an improvement over the existing
conditions. The proposed renovation will improve the aesthetics of the building, while
enhancing the functionality and accessibility.

Commercial Design Guideline Section A states that: “Modifications to buildings should respect
the history and traditions of the architecture of the commercial districts.” and “New Buildings
should not imitate styles of the past but strive to achieve compatibility with the old.”

Guidelines Section E states that “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.”

Staff supports the contemporary-style (modern) design of the building and concludes that it is
consistent with the Commercial Design Guidelines. The proposed design is compatible with the
surrounding neighborhood and does not imitate styles of the past, which may be typical of
other architectural styles such as Spanish or European revival.

The proposal for horizontal wood siding is appropriate for this building and consistent with the
Design Guideline recommendation for natural materials. The Commission should consider
whether the base should consist of stone, stucco or tile. The architect will bring material
samples to the meeting for the Planning Commission to review.

Commercial Design Guideline A.8 recommends avoiding the use of mansard roofs. While the
proposed mansard roof will not be completely eliminated, it will be screened by the new
additions will be much less visible to the public way, with the exception of the north elevation.

Commercial Design Guideline E sates that “improvements to property that incorporate trees
and other living plant materials attractively arranged and maintained are desirable.”
Furthermore, Design Guideline A.6 states that “long blank walls should be avoided and building
facades should be broken up visually to reflect the rhythm of typical storefronts, i.e. alterations,

entrances, offsets every twenty or thirty feet.”

The Forest and Beach Commission reviewed the project and recommended that 3-4 new trees
be planted in the sidewalk and one at the northwest corner of the building. However, it should
be noted that there is currently a planter with several small trees on the west side of the
building that will be eliminated with the expansion. As an option, the architect could potentially
set the building back a few feet from the west elevation without significantly compromising the
office space. This would soften the building mass through landscaping and setback
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accommodations. While it is not within the purview of the Planning Commission to consider
cost, it is important to note that the current proposal to build the structure at the property line
would make use of an existing foundation wall. Shifting the addition back by a few feet will
require a new foundation.

In addition to setting back the west elevation wall a few feet, the enclosed patio located at the
northwest corner of the building could also potentially be eliminated from the design. This
would shorten the wall length of the west elevation from 76 to 54 feet and would reduce the
building mass near the edge of the property. The Planning Commission should provide input on
these design options.

Environmental Review: The project qualifies for a Class 32 Categorical Exemption from the
provisions of the California Environmental Quality Act (CEQA) pursuant to Section 15332 (In-Fill
Development Projects) of the State CEQA Guidelines. Class 32 exemptions consist of projects
characterized as in-fill development meeting the conditions described in Section 15332. The
project is consistent with the General Plan and Zoning design standards for the Multi-Family
Residential (R-4); the project is located within the city limits on an 51,500 square foot-lot and is
surrounded by urban uses; the project site has no value as habitat for endangered, rare or
threatened species; the project would not result in any significant effects related to traffic,
noise, air quality or water quality; and, the project site can be adequately served by all required
utilities and public services. Furthermore, no additional trip generation is anticipated; as the use
of the building is being maintained as a police department and no additional staffing is being
added in response to the expansion of the building.

ATTACHMENTS:

e Attachment A — Site Photographs
e Attachment B — Project Plans
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Photo 2. Carmel PD looking northeast

hoto 1. Carmel PD south elevation
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PROJECT DATA

l.  PROJECT: ADDITIONS AND RENOVATIONS, CITY OF CARMEL-BY-THE-SEA POLICE DEPARTMENT

SN

= S U

4. CODES:

LOCATION: JUNIPERO ST. AND 4TH AVE., CARMEL-BY-THE-SEA, CALIFORNIA
BUILDING OWNER: CITY OF CARMEL-BY-THE-SEA

P.0. BOX CC, CARMEL-BY-THE-SEA, CA 4392| &3|-620-20549

ASSESSOR'S PARCEL NUMBER: Ol0-096-013
ZONING: R-4 - EXISTING, NO CHANGE

LOT SIZE: 51500 St - EXISTING, NO CHANGE
BUILDING SITE COVERAGE: 38091 EXISTING

40,494 PROPOSED

&. OCCUPANCY: "B" (EXISTING AND NEW); "5-2" (ENCLOSED GARAGE)
4. CONSTRUCTION TYPE: V-B
|0. NUMBER OF STORIES: 2 STORIES, PLUS BASEMENT

ll. BULDING AREA: 220864 SF EXISTING
24635 SF PROPOSED

12, FIRE SPRINKLER SYSTEM: FIRE SPRINKLER NEW ADDITIONS ONLY
I3. FIRE ALARM SYSTEM: EXISTING MONITORED SYSTEM, NEW ADDITIONS TO TIE IN

2016 BUILDING STANDARDS ADMINISTRATIVE CODE, PARTI, TITLE 24 C.CR.

2016 CALIFORNIA BUILDING CODE, VOLUMES | ¢ 2; PART 2, TITLE 24 CCR.

2016 CALIFORNIA ELECTRICAL CODE; PART 3, TITLE 24 C.CR.

2016 CALIFORNIA MECHANICAL CODE; PART 4, TITLE 24 C.CR.

2016 CALIFORNIA PLUMBING CODE; PART 5, TITLE 24 C.CR.

2016 CALIFORNIA FIRE CODE (CFC), PART 9, TITLE 24 CCR.

2016 CALIFORNIA ENERGY CODE, PART &

2016 CALIFORNIA REFERENCED STANDARDS CODE, PART 12, TITLE 24, CCR.
TITLE 19, C.CR., PUBLIC SAFETY, STATE FIRE MARSHAL REGULATIONS

2016 NFPA 13 ¢ NFPA 72 - NATIONAL FIRE ALARM CODE (CA. AMENDED)

2010 ADA STANDARDS FOR ACCESSIBLE DESIGN

15.  COMPLIANCE WITH CFC CHAPTER 14, FIRE SAFETY DURING CONSTRUCTION ¢ DEMO AND CBC
CHAPTER 33, SAFETY DURING CONSTRUCTION WILL BE ENFORCED.

6. THIS BUILDING OR SPACE SHALL PROVIDE A READILY DISTINGUISHABLE MEANS OF EGRESS
COMPLYING WITH CHAPTER 10 AND CHAPTER Il (WHERE APPLICABLE FOR ACCESSIBILITY PURPOSE)
OF THE 2016 EDITION OF THE CALIFORNIA BUILDING CODE. THE EXIT SYSTEM SHALL MAINTAIN A
CONTINUOUS, UNOBSTRUCTED AND UNDIMINISHED PATH OF EXIT TRAVEL FROM ANY OCCUPIED POINT
WITHIN THE BUILDING TO A PUBLIC WAY.

PROJECT SUMMARY

EXISTING | PROPOSED | NOTES:
LOT AREA: 51500 SF | NO CHANGE | LOT FOR POLICE DEPT. AND PUBLIC
WORKS ONLY.
FLOOR AREA
POLICE DEPT.
GROUND FLOOR:| 37120 SF 6,274 SF | BUILDING IN SCOPE
POLICE DEPT.
15T BASEMENT: 3602 SF | NO CHANGE
POLICE DEPT.
2ND BASEMENT: 3602 SF | NO CHANGE
PUBLIC WORKS
GARAGE: 12,096 SF | NO CHANGE
PUBLIC WORKS
OFFICE: 350 SF | NO CHANGE
TOTAL: 23370 SF | 25024 SF
LOT 20846 SF | 225712 SF
COVERAGE:
IMPERVIOUS 17806 SF 15739 SF
SURFACE:
SETBACKS:
FRONT: 35'-0' NO CHANGE | PER CITY STANDARDS, LONGER OF 2
¢ 5'-0' SIDES FOR CORNER |LOT: 4TH AVENUE
REAR: 0'-0" NO CHANGE
SIDE (TORRES): |VARIES 0'-0" NO CHANGE
TO 100-0"
SIDE (JUNIPERO): [VARIES I5'-6"|VARIES 0'-0"
TO 36'-0" | TO 36-0"
GRADING: N/A

ABBREVIATIONS
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ACC ACCESSIBLE

ADJ ADJUSTABLE, ADJACENT

AFF.  ABOVE FINISHED FLOOR

ARCH  ARCHITECT, ARCHITECTURAL

BLK6  BLOCKING

BM BEAM
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60. GENERAL CONTRACTOR
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LIST OF DRAWINGS

ARCHITECTURAL

A0l TITLE SHEET

Al EXISTING SITE PLAN

Al.2 PROPOSED SITE PLAN

A2l DEMO FLOOR PLAN - 2ND BASEMENT
A2.2 PROPOSED FLOOR PLAN - 2ND BASEMENT
A23 DEMO FLOOR PLAN - |ST BASEMENT

A24 PROPOSED FLOOR PLAN - ST BASEMENT
A25 DEMO FLOOR PLAN - GROUND FLOOR
A26 PROPOSED FLOOR PLAN - GROUND FLOOR
A21 ROOF PLAN

A2l0 SCHEDULES

A3.0 STREET ELEVATIONS

A3l EXISTING BUILDING ELEVATIONS

A3.2 EXISTING BUILDING ELEVATIONS

A33 PROPOSED BUILDING ELEVATIONS

A34 PROPOSED BUILDING ELEVATIONS

A35 BUILDING SECTIONS

A36 BUILDING SECTIONS

A3 BUILDING SECTIONS

A4lo REFLECTED CEILING PLAN - IST BASEMENT

A4l REFLECTED CEILING PLAN - GROUND FLOOR

ATl DOOR AND WINDOW TYPES

ELECTRICAL

0N SYMBOLS, ABBREV.,, LIGHT FIXTURE SCHEDULE, CODES,
STANDARDS, NOTES ¢ SHEET INDEX

E52 LIGHTING PLAN - PARTIAL UPPER FLOOR

E5.2A LIGHTING PLAN - PARTIAL UPPER FLOOR

PLANNING SUBMITTAL FOR:

ADDITIONS AND RENOVATIONS

AT:

CARMEL POLICE DEPARTMENT

GENERAL NOTES:

SCOPE OF WORK:

A.  THE RELOCATION OF EXISTING ELECTRICAL AND COMMUNICATION
EQUIPMENT NEAR THE DISPATCH ROOM INTO THE BASEMENT
COMMUNICATIONS ROOM. THE DISPATCH ROOM WILL INCORPORATE THE
OLD ELECTRICAL CLOSET AND RECEIVE NEW FLOOR, WALL FINISHES, AND
LIGHT FIXTURES AS NECESSARY;

B. A NEW BUILDING ADDITION INCLUDING NEW PROPERTY ROOM, EVIDENCE
ROOM, AND ASSOCIATED STORAGE ROOMS LOCATED IN THE EXISTING
RAISED PLANTER AREA AT THE SOUTHEAST CORNER OF THE POLICE
STATION;

C. A NEW BUILDING ADDITION INCLUDING OFFICES AND AN EO.C. AND
TRAINING ROOM LOCATED IN THE EXISTING RAISED PLANTER AREA AT
THE SOUTHWEST CORNER OF THE POLICE STATION;

A NEW EGRESS CORRIDOR AND DOORS FROM THE BASEMENT LEVEL;
ADA UPGRADES TO THE MAIN ACCESSIBLE ENTRANCE;

A NEW ACCESSIBLE RESTROOM AND;

HAZMAT TESTING AND ABATEMENT IN THE EXISTING E.O.C. LOCATED ON
THE FIRST BASEMENT LEVEL.

Ommo

RM ROOM 2. ALL BIDDERS SHALL VISIT THE SITE TO FAMILIARIZE THEMSELVES WITH THE

RO. ROUGH OPENING CONDITIONS UNDER WHICH THE WORK WILL BE PERFORMED. VERIFY ALL
GOVERNING DIMENSIONS AND EXAMINE ALL ADJOINING WORK OR AREAS UPON

5 SOUTH WHICH THE PERFORMANCE OF THIS WORK 15 IN ANY WAY DEPENDENT. REPORT

5B. S0LID BLOCKING IN WRITING TO THE ARCHITECT IF ANYTHING IS FOUND THAT DEVIATES FROM

5¢. S0LID CORE THESE DRAWINGS.

56. STAINLESS STEEL

SHTG ~ SHEATHING 3. DO NOT SCALE THE DRAWINGS. IF UNABLE TO DETERMINE DIMENSIONS FOR

5M SMILAR ANY ITEM OF WORK, CONSULT THE ARCHITECT FOR DIRECTION PRIOR TO

STRIC  STRUICTURAL PROCEEDING.

oM SYMMETRICAL 4. PERFORM ALL WORK IN ACCORDANCE WITH THE RULES AND REGULATIONS OF

6 TONGUE AND 6ROOVE GOVERNMENTAL AGENCIES HAVING JURISDICTION. CONFORM TO ALL CITY,

TH THICK COUNTY, STATUTES, AND ORDINANCES. PROMPTLY REPORT ANY

T0.7/  TOP OF DISCREPANCIES AND OMMISIONS IN THE CONTRACT DOCUMENTS TO THE

TYP’ TYPICAL ARCHITECT.

UON. UNLESS OTHERWISE NOTED 5. THE CONTRACTOR |5 SOLELY RESPONSIBLE FOR JOB SITE SAFETY

VB VAPOR BARRIER 6. NO WORK 1S PROPOSED THAT WILL REQUIRE MODIFICATION TO THE SITE OR

V||: VERIFY IN FIELD IMPACT EXISTING STORM WATER DRAINAGE. A STORM WATER POLLUTION

" JEST WDE PREVENTION PLAN (SWPPP) 1S NOT REQUIRED.

W WTH 7. PROJECT DOES INCLUDE ASBESTOS ABATEMENT.

Wo WITHOUT ®.  ALL WORK INDICATED IS INCLUDED IN THE BASE BID UON.

WO. WHERE OCCURS 4. BID ALTERNATES: NONE

WAF.  WELDED WIRE FABRIC
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DETAIL
\XXX/  SHEET LOCATION

n SECTION
\XXX/  SHEET LOCATION

| 2

ELEVATION
SHEET LOCATION

WALL ELEVATED
SHEET LOCATION

JUNIPERO STREET AND 4TH AVENUE,
CARMEL-BY-THE-SEA, CALIFORNIA

OWNER

CITY OF CARMEL-BY—-THE-SEA

P.O. BOX CC

CARMEL-BY—-THE-SEA, CALIFORNIA 93921
CONTACT: LISA LEO 831.620.2059

ARCHITECT
KASAVAN ARCHITECTS

60 W. MARKET STREET, SUITE 300

SALINAS, CALIFORNIA 93901
831.424.2232

MECHANICAL/PLUMBING

AXIOM ENGINEERS

22 LOWER RAGSDALE DR., SUITE A
MONTEREY, CALIFORNIA 93940
831.649.8000

STRUCTURAL

DONALD C. URFER & ASSOCIATES, INC
2715 PORTER STREET

SOQUEL, CALIFORNIA 95073
831.476.3681

ELECTRICAL

AURUM CONSULTING ENGINEERS, INC.

60 GARDEN COURT, SUITE 210
MONTEREY, CALIFORNIA 93940
831.646.3330
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The use of these plans and specifica—
tions shall be restricted to the original
site for which they were prepared and
publication thereof is expressly limit—
ed to such use. Re—use, reproduction,
or publication by any method, in
whole or in part, is prohibited. Title to
the plans and specifications remains
in the architect without prejudice.
Visual contact with these plans and
specifications shall constitute prima
facie evidence of the acceptance of
these restrictions.
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GENERAL NOTES

I EVERYTHING SHOWN I5 (E) TO REMAIN UON.

2. SEE SHTS INDICATED AND STRUCTURAL, PLUMBING,
MECHANICAL, ELECTRICAL, FIRE PROTECTION, FIRE ALARM,
ETC. FOR COMPLETE SCOPE OF WORK.

3. CONTRACTOR SHALL CLEAN ALL EXT. AREAS AT THE END
OF EACH WORKDAY.

KEYED NOTES

(E) SITE LIGHT FIXTURE TO BE REMOVED

A,

KASAVAN ARCHITECTS

60 W. Market St., Suite 300

Voice

831.424.2501

Salinas, California 93901
Fax

(E) SITE LIGHT FIXTURE TO REMAIN

(E) 50" H. WOOD PICKET FENCE TO REMAIN

831.424.2232

(E) CONC. WALK TO REMAIN

REMOVE PORTION OF (E) CONC. WALK FOR NEW PLANTER s

240'-0 (E) PARKING

(E) TREE TO BE REMOVED

200'-0"

ARURITECTS

(E) BENCH TO BE REMOVED

(E) CONCRETE STEPS TO BE REMOVED

(E) NON-ADA HANDRAIL TO BE REMOVED
(E) CONCRETE LANDING AND RAILING TO BE REMOVED
(E) CEMENT PLASTER RETAINING WALL TO REMAIN

(E) CEMENT PLASTER RETAINING WALL TO BE REMOVED

100'-0"

(E) 4-0" H. HORIZONTAL WOOD FENCE ON CEMENT
PLASTER RETAINING WALL TO REMAIN

QOOOROOOOOOORD

—

CARMEL YOUTH CENTER PRIVATE RESIDENCE

COMBULTARTT

LEGEND
~o0 T (E) GRADE

(E) TO BE DEMOLISHED

(E) TREE, TO REMAIN, UON.

4!

S ramwsusss PATH OF TRAVEL (P.OT), AS INDICATED, IS A
—==d COMMON BARRIER FREE ACCESS ROUTE WO

! ANY ABRUPT VERTICAL CHANGES EXCEEDING

SLOPE DOES NOT EXCEED 2% ¢ SLOPE IN THE
! CARMEL INN & SUITES DIRECTION OF TRAVEL 15 5% MAX. UON.

I
" | 5" AND I5 AT LEAST 48" WIDE. THE CROSS- REVISICHS,
|

‘ —--—  PROPERTY LINE

N

|
L
100-0"

360"

EXISTING SITE PLAN

POLICE DETPARTMENT
JUNPERO AVE AND 4TH AVE,
CARMEL-BY-THE-SEA, CA 93923

a.‘ Il

A

DESCRPTION
CITY OF CARMEL-BY-THE-SEA
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. J THEET HUMEER
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GENERAL NOTES “‘ [7p] §§
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. EVERYTHING SHOW 15 (E) UON. b g
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DRAWINGS, ETC. FOR COMPLETE SCOPE

KEYED NOTES
<> SEE ELECTRICAL, MECHANICAL AND PLUMBING

LEGEND

(E) FRAMED WALL, NO CHANGE
(E) CONCRETE WALL, NO CHANGE
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DRAWINGS, ETC. FOR COMPLETE SCOPE

KEYED NOTES
<> SEE ELECTRICAL, MECHANICAL AND PLUMBING

LEGEND

(E) FRAMED WALL, NO CHANGE

(E) CONCRETE WALL, NO CHANGE

(N) WALL, SEE WALL TYPES, SHT. A--
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114

GENERAL NOTES

I EVERTTHING SHOW IS (E) UON.

2. DEMOLITION: REMOVE ALL ITEMS AND FINISHES IN WAY
OF (N) WORK

KEYED NOTES

(E) DRAIN TO BE CAPPED SEE PLUMBING SHTS.

(E) RAILING TO BE REMOVED

=
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l el Ll
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H Vi‘l::. | A mTrIT
. 00
= — —
109 [ J
EVIDENCE
:
3
0
CAPTAN

] ——

3=

S &

UPPER LEVEL FLOOR PLAN (DEMO)

(E) STAIRS TO BE REMOVED
(E) CONCRETE LANDING TO BE REMOVED
(E) RETAINING WALL TO BE REMOVED

REMOVE PORTION OF (E) SIDEWALK FOR NEW
PLANTER

QOOOOO

LEGEND

(E) FRAME WALL, NO CHANGE
DEMOLITION OF ITEMS PER THIS CONTRACT
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CONSULTANTS

POLICE DEI_:ARTMENT
JUNPERG AVE AND 4TH AVE
CARMEL-BY-THE-SEA, CA 93923
UPPER LEVEL FLOOR PLAN (DEMO)

DESCRPTION
CITY OF CARMEL-BY-THE-SEA
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TECTS

SAVAN ARCH

GENERAL NOTES 4’ I_U_" 2%
~N
I EVERYTHING SHON 15 (E) UON. Q °‘§;
o
2. DIM5. ARE TO CENTERLINE OF INT. PARTITIONS, UON. | £
SH
B |58
|’
I KEYED NOTES .«% <
A35 ; o
@ ? <> HEAVY DUTY EVIDENCE LOCKERS, SEE SPEC ¢ 2 “
INT. ELEV. y AEL
=l
N
@ NEW MIL. HAND RAILS, SEE SITE PLAN < |5
N
=
= : ® @ ELECTRICAL PANELS, SEE ELECT. DNGS, z iz
50
| v =
MOTORCYCLE FIRE EXTINGUISHER CABINET § 2A10BC FIRE .
(@D} EXTINGUISHER W VALID CERTIFICATION TAG s < 22U
2 = s ME
Lj fain] 7] I <5> FIRE RISER, SEE FIRE PROTECTION DHES.
— " uens tookers [ e 205 x 30" | |
|| u | J | <[> SOFFIT ABOVE, SEE RCPS
SQUAD WOMENS I |
( : ) LOCKERS ABOVE
] = <-> RAL. & GRADE, SEE DTL. /A58 UON.
— Ty A RIL. IN WAL, 5EE ROOF PLANS ¢ DTL..
A ™ \ E A i B. RAL. 8 STORM DRAN, SEE DTL.
= L l i
| - | ‘
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ARCHITELTS

GENERAL NOTES
I EVERYTHING SHOWN (5 (E) TO REMAIN UON.

'y

o
KASAVAN ARCHITECTS

831.424.2501

. TR Rook 5 KEYED NOTES

<> (E) SKYLIGHT.

@ (N) MECH. EQUIP, SEE MECH. § PLUMB. DNGS.

Salinas, California 93901
Fax

<3> (N) PLUMBING VENT, SEE PLUMB. DNSS.

<z> (N) ROOF DRAIN, SEE PLUMB. DHGS.

N
N <f> EGUIPMENT SCREEN

”;\”’V ]H VIIVTQT}"TIJ‘H#HL‘UTHJ \}H T w‘IH H‘M\ J AR LR NN R R RN @ (E) ROOF DRAIN, PROVIDE NEW RIGID INSULATION TO DRAIN .

831.424.2232

T T
‘TW"TIT‘H’HU'TFFFTI—TTTI ”\‘ %WWW

N ‘
TOP OF EXISTING MANSARD 1 e —

60 W. Market St,, Suite 300

Voice

] 1 H | H I
LRI R AR L LANNRURINR R N) R U .
i
<‘>RE—RO0F

OUTLINE OF BUILDING FOOTPRINT BELOW

B N | [T () SHINGLE MANSARD ROOFING,
@ S T3] REPLACE DAMAGED SHINGLES
I A5 REQUIRED.

(E) LOW SLOPE ROOFING,
REPAIR AS NECESSARY

\—@\/ h = < ]
| - :
(N) ROOF/WALL FLASH & VALLEY- [ 323-10" e Z
FLASHING SHALL INTEGRATE W/ TOP OF NEW ROOF EDGE
ROOFING TO SHINGLE LAP.
PREPARE MOCK-UP FOR ARCH. N
APPROVAL. .

O]

==
=
= ~
Er=0 .
Cr—r REVISIONG,

oI

e EEEE ; ,'.‘( 2
S or T —C: == 3
4 ﬁJ J, /

) 323-10*
— " TOP OF NEW ROOF EDEE &

DESCRIPTION
CITY OF CARMEL-BY-THE-SEA
POLICE DETPARTMENT
JUNPERO AVE AND 4TH AVE
CARMEL~BY-THE-SEA, CA 93923
ROOF PLAN

IHEET NUMBEF
BUILDING

ROOF PLAN ] A2.7

% % L P! 47 1B MAY 2018
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DOOR SCHEDULE

DOOR DOOR OPENING FIRE SIGNAGE HARDHWEAR
NMBER | TYPE SIZE DETAL | pativg | seE 3/A63 | Tvee REMARKS
104A | 3-0%1-0"
oA 2 30%1-0" |
114A i 3010
130A 2 3.0'x1-0"
130B 3 3-0'x1-0"
1BIA I 3-0'x7-0" T
B2A I 3-0'x7-0"
133A I 3-0'1-0"
B4A | 3.0'%1-0" T
B D T
1358 n 3.0'x1-0"
B6A 2 30'xT-0" Tt T T
T BeB 3 | zooxto |
BTA 4 6-0'xT-0" T
138A I 30XT-0"
140A I 3.0%1-0"
1408 3 3.0'%1-0"
NOTE:
DOOR HARDWARE GROUPS
SEE FLOOR PLANS
&—DOOR NMBER
@e—wwsﬁap

) A
KASAVAN ARCHITECTS

L

831.424.2501

Salinas, California 93901
Fax

831.424.2232

60 W. Market St., Suite 300

Voice

SULTARTS

POLICE DEPARTMENT
JUNPERO AVE AND 4TH AVE.
CARMEL-BY-THE-SEA, CA 93923
SCHEDULES

DESCRPTION
CITY OF CARMEL-BY-THE-SEA
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

June 13, 2018

To: Chair LePage and Planning Commissioners

From: Marc Wiener, AICP, Community Planning and Building Director
Submitted by: Marnie R. Waffle, Senior Planner

Subject: Consideration of a Design Review (DR 18-077) for additions to an existing

commercial building and alterations to an existing courtyard and intra-
block walkway located at Lincoln Lane in the Service Commercial (SC)
Zoning District.

Application: DR 18-077 APN: 010-138-019

Location: E/S Lincoln between 5% & 6t Avenues

Block: 55 Lot(s): 10 & 12

Applicant: Adam Jeselnick Property Owner: Kent & Yvette Ipsen Revocable Trust
EXECUTIVE SUMMARY

The applicant is requesting to construct additions to an existing commercial building and make
alterations to an existing courtyard and intra-block walkway located at Lincoln Lane in the
Service  Commercial (SC) Zoning District. The additions include, a new Americans with
Disabilities Act (ADA) restroom accessible from the courtyard; enclosing the existing external
staircase/breezeway which provides access to the second floor and serves as an intra-block
walkway; expansion of the existing second floor to accommodate a new residential apartment;
and, a minor expansion of an existing ground floor office space. A portion of the ground floor
commercial space and all of the second floor office space are proposed to be converted to a
residential use. The courtyard modifications include Americans with Disabilities Act (ADA)
accessibility upgrades, new patios, new hardscape, new residential terrace and relocation of
the existing intra-block walkway.

RECOMMENDATION
Staff recommends that the Planning Commission approve the Design Review application

subject to the enclosed Findings for Approval and Conditions of Approval (Attachments 2 and
3).
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DR 18-077 (Ipsen Trust)
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Page 2 of 6

BACKGROUND AND PROJECT DESCRIPTION

The project site is 8,000 square feet in size and is located on the east side of Lincoln Street
between 5™ and 6™ Avenues. The site is developed with two, single-story commercial buildings
surrounding a courtyard; the south building includes a two-story element to the rear of the
property. An existing intra-block walkway provides a pedestrian connection between Lincoln
and Dolores Streets.

Prior Planning Commission Hearing: On May 9, 2018 the Planning Commission reviewed the
proposed project and expressed the following concerns:

1) The removal of the existing intra-block walkway;

2) The loss of existing landscaped areas at the front of the property;

3) The conversion of a portion of the courtyard to private residential use; and,
4) The appropriateness of the light fixture style.

The Planning Commission continued the project with a request for revisions to address their
concerns. Per the Planning Commission’s recommendations, the project has been revised to
retain the both the intra-block walkway and one of the two landscaped areas at the front of the
property. A full analysis of the revised project is provided below.

Project Description: The applicant is proposing to upgrade the courtyard to meet Americans
with Disabilities Act (ADA) standards. The ADA upgrades include a new, 70-square foot publicly
accessible restroom adjacent to the north building and two new wheelchair lifts (one at the
front of the property and the other at the rear of the courtyard). Other improvements to the
courtyard include,

1) Replacing one of the existing landscape planters along Lincoln Street with a new patio,
including replacing the low brick wall with a new stone veneer wall and adding a railing;

2) Removing existing trees and raised planters in the center of the courtyard and installing
new limestone paving;

3) Reconfiguring the outdoor seating including installation of a new, low wall with fire
element and a new steel trellis;

4) Adding a private terrace to the rear of the courtyard for a new, ground floor residential
apartment; and,

5) Relocation of the existing intra-block walkway between Lincoln and Dolores in order to
provide an enclosed staircase and elevator for access to a new upper floor residential
apartment. In order to accommodate the relocation of the intra-block walkway, 213
square feet would be removed from the restaurant building (Building 1).

The project also includes the conversion of 1,047 square feet of ground floor commercial space

for a new residential apartment. The ground floor would be expanded by 211 square feet to
provide an enclosed staircase and elevator access to the second floor. On the second floor, the
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existing 787 square foot office space would be converted to a residential apartment and 209
square feet would be added. In the basement, the existing floor area would be converted from
commercial storage to residential use and expanded by 109 square feet. The existing chimney
would be removed. A total of two new apartment units would be provided. Lastly, 57 square
feet would be added to an existing ground floor office space.

Fagade improvements at Lincoln Lane would include, new horizontal wood siding at the second
floor to match the siding at the ground floor; a new glass railing at the second floor deck; new
stone on the restaurant building (to replace the existing brick); new aluminum clad wood
windows painted black; a new slate tile roof; three new skylights; and, new exterior light
fixtures (refer to Attachment 4).

STAFF ANALYSIS

Courtyards and Intra-Block Walkways: CMC Section 17.14.170 (Open Space Courtyards and
Intra-Block Walkways) provides definitions and standards for courtyards and intra-block
walkways. Subsection D states,

“Existing courtyards and intra-block walkways are to be conserved as an
essential element of the City’s design character and shall not be removed. All
proposals to alter the size, location or configuration of a courtyard or intra-block
walkway require review by the Planning Commission. Generally, such changes
shall be approved only if the Commission finds that the proposed change would
be an improvement over existing conditions such as improving public access,
allowing for creation of a new or better link with courtyards or walkways nearby
or eliminating a safety hazard.”

The Commercial Design Guidelines encourage courtyards and intra-block walkways as
important design features of the commercial district providing pedestrians “the anticipation of
the unusual, swift and gratifying shifts in prospect and often intriguing connecting routes
between two or more streets defining a block”. The Guidelines encourage a continuity of
architecture, colors and materials within a courtyard and that the size of the courtyard be
compatible with the size of the building site. Lastly, the Guidelines encourage flower boxes
under display windows and formal flowerbeds.

Courtyard Modifications: The applicant is proposing modifications to the existing 1,845-square
foot courtyard which would update the appearance and improve accessibility to persons with
disabilities. New limestone pavers would replace the existing brick throughout the courtyard
(refer to Attachment 4, Sheet A5.1 for material sample). Outdoor seating adjacent to the
restaurant building would be more clearly defined and covered with a steel trellis. A low wall
with integrated fire element would define the edge of the outdoor seating area.
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At the rear of the courtyard, the applicant is proposing a new private terrace enclosed with a
low stone wall for use by the ground floor residential apartment. The private terrace would be
approximately 272 square feet in size and would be partially enclosed by a low 36 inch wall. A
fountain is proposed on the west side of the wall (refer to Attachment 4, Sheets A1.1 & A5.1).

Landscaping in the Commercial District: CMC Section 17.14.130 states, “All site area not
counted as building coverage shall be considered open space.” CMC Section 17.34.080 sets forth
the landscape standards for commercial districts and states, “A minimum of 50 percent of the
required open space on each site shall be landscaped. Landscaping may include nonliving
materials such as garden benches, water features and patterned paving treatments as long as
the combined total area of such plant alternatives is not used as more than 25 percent of the
required landscaping on any site. All landscaping improvements shall include upper canopy trees
on-site and/or in the sidewalk in front of the property whenever possible.”

The Commercial Design Guidelines also encourage landscaping in the commercial districts.
Guideline G states, “..site design should provide for additional trees” and “permanently
installed planter boxes are encouraged” and “flower boxes under display windows, hanging
baskets of floral displays in intra-block walkways, and forma flowerbeds in courtyards are
frequent and encouraged.”

The applicant is proposing to retain 285 square feet of landscaping on the north side of the
courtyard entry and incorporate 21 square feet on the south side of the courtyard entry at the
new south patio. Additional opportunities for landscaping within the courtyard include four
landscape planters totaling approximately 100 square feet; two of the planters would include
fruitless olive trees. Within the private terrace, an additional two fruitless olive trees would be
planted and approximately 47 square feet of landscaping would be provided.

Intra-block Walkway: An existing intra-block walkway that provides access between Lincoln and
Dolores would be relocated north of the adjacent office space. 213 square feet of the existing
restaurant building would be removed to facilitate the relocated walkway. Relocating the intra-
block walkway would facilitate enclosing the exterior staircase which would provide access to
the second floor residential apartment.

Residential Uses in the Commercial District: Residential Uses up to 22 dwelling units to the acre
are a permitted use in the Service Commercial (SC) Zoning District (CMC Section 17.14.030,
Schedule 11-B). Two new apartment units are proposed on an 8,000-square foot lot resulting in
11 dwelling units to the acre. CMC Section 17.14.040.N (Multi-Family Dwellings) contains the
standards for residential units in the commercial districts. The following standards are
applicable to this project:

1) The minimum size of any residential units shall be 400 square feet.
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2) For two-unit residential developments, the floor area of the smaller unit shall be at least
40 percent of the size of the larger unit.

The ground floor residential apartment would be 1,258 square feet with a 980-square foot
basement. The second floor residential apartment would be 996 square feet. Both units meet
the criteria for multi-family dwellings.

CMC Section 17.14.050.F states, “...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...”.

The proposed conversion of commercial floor area on the second floor to a residential use is
consistent with this Section.

With regards to the conversion of commercial floor area to a residential use on the ground
floor, Staff notes that CMC Section 17.14.050.A states, “No existing residential dwelling unit
shall be converted or demolished unless replacement housing is provided in accordance with the
findings established in CMC 17.64.040, Demolition and Conversion of Residential Structures.”
CMC Section 17.14.050.G also states, “No existing residential dwelling unit occupying floor
space at any level above the first story of any structure shall be converted to any commercial

7

use.

Should the Planning Commission approve the conversion of existing ground floor commercial
space to an apartment, the residential use would be required to be maintained in perpetuity
unless replacement housing was provided.

Floor Area Ratio: The basic floor area ratio allowed for one-story buildings in the SC district is 95
percent of the site area; for two-story buildings it is 135 percent of the site area. Using the
more conservative 95 percent floor area ratio for an 8,000 square foot lot, a total of 7,600
square feet is allowed. The proposed project would be 5,957 square feet excluding the
basements (7,240 square feet including the two basements). Staff notes that CMC Section
17.14.140 (Floor Area Ratio) excludes underground floor space within a basement when the
area is not used for commercial purposes. The project meets the allowable floor area ratio.

Parking: CMC Section 17.38.020.C (Minimum Off-Street Parking) requires 1 parking space for
every 600 square feet of commercial floor area and 1 parking space for each permanent
residential use. The existing 5,413-square foot commercial building (excluding the 1,298-square
foot noncommercial basement) requires 9 parking spaces. There is currently no on-site parking.

The proposed project would have 3,493 square feet of commercial floor area (a reduction of

1,920 square feet) and two permanent residential uses. The required parking for the proposed
project would be 8 parking spaces.
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Other Improvements: The applicant is also proposing minor modifications to the fagade and
fenestration of the commercial buildings including new aluminum clad wood windows painted
black and new doors. New French doors are proposed on the west elevation to provide access
to the new south patio and a new stone veneer would be applied to the south elevation of the
vacant restaurant space. Color renderings are provided on Sheets A4.0 and 4.1 and material
samples are provided on Sheet A5.1 (refer to Attachment 4).

Environmental Review: The project qualifies for a Class 1 Categorical Exemption from the
provisions of the California Environmental Quality Act (CEQA) pursuant to Section 15301
(Existing Facilities) of the State CEQA Guidelines. Class 1 exemptions include additions to
existing structures provided that the addition will not result in an increase of more than 50
percent of the existing floor area or 2,500 square feet whichever is greater. The 443 square feet
of additions (net) are less than 50 percent of the existing 6,711-square foot commercial
building.

ATTACHMENTS

e Attachment 1 - Site Photographs

e Attachment 2 — Findings for Approval

e Attachment 3 — Conditions of Approval
e Attachment 4 — Project Plans
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RESTAURANT
& SHOPS

North planter proposed to be a new patio
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Existing courtyard
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Existing courtyard

Location of proposed residential units
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Existing Intra-Block Walkway at the rear of Lincoln Lane

Existing Alley’s on either side of Lincoln Lane (South and North)
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Existing sidewalk along Lincoln Avenue

40



ATTACHMENT 2

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

FINDINGS FOR APPROVAL

DR 18-077 (Ipsen Trust)

Lincoln Lane

E/S Lincoln between 5 & 6™ Avenues
Block: 55; Lot(s): 10 & 12

APN: 010-138-019

PROJECT DESCRIPTION

Consideration of a Design Review (DR 18-077) for additions totaling 443 square feet (net) and
alterations to an existing courtyard located at Lincoln Lane in the Service Commercial (SC)
Zoning District.

FINDINGS OF FACT:

1. The project site is located on the east side of Lincoln Street between 5" and 6™ Avenues
in the Service Commercial (SC) Zoning District. The lot is currently developed with two
commercial buildings surrounding a courtyard. The existing building is approximately
6,711 square feet in size.

2. On February 20, 2018 a Design Review application was submitted and on May 30, 2018
revised project plans were submitted for additions totaling 443 square feet (net),
conversion of existing commercial space to two residential units and alterations to the
existing courtyard. The project also includes minor modifications to the facade and
fenestration and relocation of an existing intra-block walkway.

3. Pursuant to CMC Section 17.14.010 (Purpose), the purpose of the Service Commercial
(SC) Zoning District is to provide an appropriate location for services, offices, residential
and limited retail activities that primarily serve local needs. Mixed uses of commercial
and residential activities are appropriate throughout this district.

4, The project qualifies for a Class 1 Categorical Exemption from the provisions of the
California Environmental Quality Act (CEQA) pursuant to Section 15301 (Existing
Facilities) of the State CEQA Guidelines. Class 1 exemptions include additions to existing
structures provided that the addition will not result in an increase of more than 50
percent of the existing floor area or 2,500 square feet whichever is greater. The 443-
square feet of additions (net) are less than 50 percent of the existing 6,711-square foot
commercial building.
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FINDINGS FOR DECISION:

1. The project constitutes an improvement over existing site conditions pursuant to CMC
17.14.100 (Design Review and the Basic Review Standard).

2. The project conforms to applicable zoning standards including, floor area, height, and
setbacks.

FINDINGS FOR DESIGN REVIEW APPROVAL (CMC 17.58.060.B):

3. The project, as conditioned, conforms to the applicable policies of the General Plan and
the Local Coastal Program.

4. The project, as conditioned, complies with all applicable provisions of Title 17.

5. The project, as conditioned, is consistent with applicable Commercial Design Guidelines.
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ATTACHMENT 3

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

DR 18-077 (Ipsen Trust)

Lincoln Lane

E/S Lincoln between 5 & 6™ Avenues
Block: 55; Lot(s): 10 & 12

APN: 010-138-019

PROJECT DESCRIPTION

Consideration of a Design Review (DR 18-077) for additions totaling 443 square feet (net) and
alterations to an existing courtyard located at Lincoln Lane in the Service Commercial (SC)
Zoning District.

STANDARD CONDITIONS

1. Authorization. Approval of this Design Review (DR 17-365) application authorizes the
applicant to construct improvements at Lincoln Lane as described in the June 13, 2018
Planning Commission staff report and as generally depicted on the approved plan set
dated received May 30, 2018.

2. Codes and Ordinances. 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.

3. Permit Validity. This Commercial Design Review approval shall be valid for a period of
18 months from the date of action by the Planning Commission or, if appealed, final
action by the City Council.

4. Landscape Plan. All new landscaping, if proposed, 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
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10.

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.

Tree Removals. 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.

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

Water Use. Approval of this application does not permit an increase in water use on the
project site without adequate supply. Should the Monterey Peninsula Water
Management District determine that adequate water is not available for this site, this
permit will be scheduled for reconsideration and appropriate findings prepared for
review and adoption by the Planning Commission.

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

Skylights. All skylights shall be constructed of non-reflective glass to minimize the
amount of light and glare visible from adjoining properties. All skylight flashing shall
match the roof color or be painted to match. Skylight shades shall be installed to reduce
visible light transmission during the hours of darkness.

Stone Facades (including chimneys). Stone facades 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 full installation of stone during
construction, the applicant shall install a 10-square foot section on the building and
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11.

12.

13.

14.

15.

16.

schedule an inspection with Planning staff to ensure conformity with City standards. All
stonework shall be wrapped around building corners and terminated at an inside corner
or a logical stopping point that provides a finished appearance. Termination of
stonework shall be subject to review and approval by Planning staff.

Hazardous Materials Waste Survey. 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.

Storm Water Drainage Plan. 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.

Cultural Resources. 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.

USA North 811. Prior to any excavation or digging, the applicant shall contact the
appropriate regional notification center (USA North 811) at least two working days, but
not more than 14 calendar days, prior to commencing that excavation or digging. No
digging or excavation is authorized to occur on site until the applicant has obtained a
Ticket Number and all utility members have positively responded to the dig request.
(Visit USANorth811.org for more information)

Conditions of Approval. All conditions of approval for the Planning permit(s) shall be
printed on a full-size sheet and included with the construction plan set submitted to the

Building Safety Division.

Indemnification. The applicant agrees, at its sole expense, to defend, indemnify, and
hold harmless the City, its public officials, officers, employees, and assigns, from any
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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.

*Acknowledgement and acceptance of conditions of approval.

Property Owner Signature Printed Name Date

Once signed, please return to the Community Planning and Building Department.
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ATTACHMENT 4

GENERAL NOTES SCOPE OF WORK PROJECT DATA
1. VERIFY ALL EXISTING DIMENSIONS AND CONDITIONS AT THE SITE; CONFIRM ANY VARIATIONS MINOR COMMERCIAL DESIGN REVIEW AND BUSINESS LICENSE TO INCLUDE: PROPERTY ADDRESS:
OR CONFLICTING OR MISSING DIMENSIONS OR DATA PRIOR TO COMMENCING WORK. USE CONVERT EXISTING GROUND FLOOR SPACE AND 2ND FLOOR OFFICES TO (2) BLOCK 55, LOTS 8 AND 10 v
WRITTEN DIMENSIONS ONLY: DO NOT SCALE DRAWINGS FOR THE PURPOSE OF DETERMINING A RESIDENTIAL APARTMENTS, NEW ROOF DECK, NEW ADA SHARED RESTROOM, E/S LINCOLN STREET BETWEEN 5TH AND 6TH U 8
AND MINOR EXTERIOR FACADE IMPROVEMENTS TO INCLUDE NEW DOORS CARMEL-BY-THE-SEA, CALIFORNIA 93921 =
DIMENSION DURIN NSTRUCTION. . . =
SION DURING CONSTRUCTIO WINDOWS, SKYLIGHTS, HARDSCAPE, AND ACCESSIBILITY UPGRADES. 5 T
APN. 010-138-019 w
2. CONSTRUCTION DETAILS: NOT SPECIFICALLY SHOWN ON THE DRAWINGS SHALL BE BUILT TO CONSTRUCTION TYPE: V-B Q 2
CONFORM TO SIMILAR CONSTRUCTION, IN ACCORDANCE WITH THE BEST COMMON PRACTICE ) JONING: SERVICE COMMERCIAL = g
AND/OR MANUFACTURER'S SPECIFICATIONS FOR THE INSTALLATION OF THEIR MATERIALS OR OCCUPANCY: BUSINESS [EXISTING & PROPOSED) ) s
ASSEMBLY 'A-3' (EXISTING & PROPOSED) DESIGN PERMIT DS 18.077 (u |
ITEMS. RESIDENTIAL (R-3) (PROPOSED) : é ]
3. ALL CONSTRUCTION (MATERIALS, WORKMANSHIP & METHODS) SHALL COMPLY WITH TITLE 24 OCCUPANCY CATEGORY:  TYPE Il (NO CHANGE) OWNER: fgg; g’l‘:'\xxfg;ﬁi{'w < N
AND THE 20156 CALIFORNIA BUILDING CODE (CBC); CALIFORNIA PLUMBING CODE (CPC), WALNUT CREEK CA 94596
CALIFORNIA MECHANICAL CODE (CMC), CALIFORNIA ELECTRICAL CODE (CEC), CALIFORNIA FIRE SPRINKLERS: NONE EXISTING. PHONE: (925) 595-8720
ENERGY CODE, FIRE CODE, AND CALGREEN; AND ALL LOCAL AMENDMENTS AS ADOPTED BY PROPOSED FIRE SPRINKLER AND ALARM SYSTEM. ’
CITY ORDINANCE. DEFERRED SUBMITTAL FOR BUILDING PERMIT. ARCHITECT: ADAM JESELNICK ARCHITECT
WATER: CALAM 3069 LORCA LANE
4, THE CONTRACTOR SHALL BE SOLELY RESPONSIBLE FOR SAFETY ON THE JOB SITE AND MUST ' CARMEL-BY-THE-SEA, CA 93921
ADHERE TO ALL FEDERAL, STATE LOCAL AND O.S.H.A. SAFETY REGULATIONS. . A WASTEWATER DISTRICT PHONE: (831) 620.5164
SEWER CARMEL AREA WASTEWATER DISTRIC CONIACT ADAM JESELNICK
5. DEMOLITION: CONFIRM ALL DEMOLITION REQUIREMENTS WITH THE OWNER AND TENANT. TREE REMOVAL: AS NOTED ON EXISTING SITE PLAN EMAIL: aejorch@gmail. com
VERIFY WITH OWNER AND TENANT WHICH ITEMS, IF ANY, HE/SHE WISHES TO RETAIN FOR HIS/HER
USE. ALL OTHER ITEMS TO BECOME PROPERTY OF THE CONTRACTOR AND ARE TO BE PROPERLY LOT SIZE: 8,000 SQUARE FEET (.1837 ACRES) SURVEYOR: LANDSET ENGINEERS, INC.
B CRAZY H
REMOVED FROM THE PREMISES. SEE DEMOLITION PLAN A1.1 FOR ADDITIONAL NOTES. FLOOR AREA RATIO- MAXIMUM 7.600 SF (1-STORY BULDINGS) gicsN Es o 9%?0575 CANYON ROAD

6. FIRE ALARM AND FIRE SPRINKLER SYSTEM - NONE EXISTING. NEW FIRE ALARM AND SPRINKLER FLOOR AREA, EXISTING: E%ON“&C??‘G-‘[‘J‘:?@%O' 5 -
SYSTEMS TO BE SUBMITTED UNDER SEPARATE PERMIT AND SHALL COMPLY WITH THE CALIFORNIA BUILDING 1, MAIN LEVEL: 2377 S (RESTAURANT + OFFICE) n- AUDO 0
BUILDING 2, MAIN LEVEL: 2,249 SF (SHOPS 1-5) EMAIL: ggiraudo@landseteng.com
FIRE CODE. SECTION 903 AND 907. BUILDING 2, UPPER LEVEL: 787SF (OFFICE) O <
BASEMENT (BOTH BUILDINGS): 1,298 SF  (STORAGE) z =
7. PLUMBING SPECIFICATIONS TO BE PROVIDED AS A DEFERRED SUBMITTAL. <
TOTAL: 6,711 SF w IO
=
SHEET INDEX FLOOR AREA, PROPOSED: Z 23
BUILDING 1, MAIN LEVEL: 2291SF  (RESTAURANT + OFFICE) Z <
BUILDING 2. MAIN LEVEL: 2.460SF  (SHOPS 1-3, APT. A/B) <( w
AO.1 PROJECT DATA, SITE LOCATION, AND EXISTING SITE PHOTOGRAPHS BUILDING 2, UPPER LEVEL: 996 SF (APT. B) _' L N
A- EXISTING SITE SURVEY BASEMENT: 1,407 SF (APT. A/B, 3 <
A0 EXISTING AND DEMOLITION SITE PLAN KITCHEN STORAGE) Z D
Al PROPOSED ARCHITECTURAL SITE PLAN _' pa) (/P
TOTAL: 7,154 SE o W
A20  EXISTING FLOOR PLANS - GROUND AND UPPER FLOORS O QT
A2 PROPOSED FLOOR PLANS - GROUND AND UPPER FLOORS SITE COVERAGE: T
423 BERC ADROPOSDFODIRMS EXISTING BULDINGS: 4,626 SF Orx
A3.1  EXISTING AND PROPOSED ELEVATIONS Ei:g:zg gg.yskw:&w AYS: ]'e;ssi SS'; Z W
: : %
A32  EXISTING AND PROPOSED STREET ELEVATIONS TOTAL: 7,232 SF (90.4%) - =
A3.3 EXISTING AND PROPOSED ELEVATIONS " " : -—' ) E
A3.4 EXISTING AND PROPOSED ELEVATIONS
A3.5  EXISTING AND PROPOSED ELEVATIONS IS Lt 4751 SF Z %
A3.6  EXISTING AND PROPOSED ELEVATIONS COURTYARD: 1,749 SF 9)
A40  PROPOSED RENDERINGS PATIOS: 183 SF O
A4l  PROPOSED RENDERINGS STEPS, WALKWAYS: 754 SF O
TOTAL: 7,437 SF (92.9%) prd
—

AS5.1 DESIGN SPECIFICATIONS AND MATERIALS

BUILDING HEIGHT:

20.25' (EXISTING)

24.00' (PROPOSED)

MAX. HEIGHT 30"

PROJECT LOCATION

TITLE SHEET

2-15-2018

AS NOTED
@EXlsnG SITE PHOTOGRAPHS - N
VICINITY MAP AN

AO. 1]
1 )Jscate wrs ! )
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1. NO GRADING UNLESS APPROVED BY THE CITY BUILDING OFFICIAL. —
Z -
2. EXISTING SITE UTILITIES TO REMAIN UNLESS OTHERWISE NOTED. | 1 E
3. EXISTING ACCESSIBLE ROUTES OF TRAVEL FROM PARKING AND PUBLIC WAY DO | [3N] 3
NOT EXCEED 5% MAX. SLOPE IN DIRECTION OF TRAVEL OR COMPLY AS A RAMP, AND w
2% MAX. CROSS SLOPE. ! L e
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NOT INTERRUPTED BY STEPS OR ABRUPT CHANGES IN LEVEL EXCEEDING 1/2", AND ) | E
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SITE PLAN NOTES

1. NO GRADING UNLESS APPROVED BY THE CITY BUILDING OFFICIAL.

2. EXISTING SITE UTILITIES TO REMAIN UNLESS OTHERWISE NOTED.

3. EXISTING ACCESSIBLE ROUTES OF TRAVEL FROM PARKING AND PUBLIC WAY DO
NOT EXCEED 5% MAX. SLOPE IN DIRECTION OF TRAVEL OR COMPLY AS A RAMP, AND

ADAM JESELNICK
S ARCHITECT

2% MAX. CROSS SLOPE.
4. NEW WALKS AND SIDEWALKS SHALL HAVE A CONTINUOUS COMMON SURFACE | SITE COVERAGE CAI-CU LAT'ONS
NOT INTERRUPTED BY STEPS OR ABRUPT CHANGES IN LEVEL EXCEEDING 1/2", AND
SHALL BE A MINIMUM OF 48" IN WIDTH. SOME EXISTING SURFACES WILL REMAIN. SEE : TUSTING PROPOSED
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54 171§ o y 3 7)1( ¥ —
| | oY
USE OF BUILDING [ EXISTING [ PROPOSED |DIFFERENCE | NEW USE Moo Y L F & . Z =
BUILDING 1 . ) — T
SITTING AREA 1 521 SF - = | g 3)
SITTING AREA 2 322 SF |
MAIN ENTRY/RECEPTION | 179 sF | 1110 SF RESTAURANT 0 ! 25 5 n<=
& [BAR 88 SF . 3 EH -
O | KITCHEN 482 SF se s T S n
& | DISWASHER AREA 277 SF | 809 SF | 739 SF -70 SF . , 33 i N i
% | FREEZER 50 SF . 03 i . <C '
= [ EMPLOYEES RESTROOM 78 SF 0 SF -78 SF WALKWAY 3 ] e
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EXTERIOR NOTES AND SPECIFICATIONS

1. REFER TO ARCHITECTURAL FLOOR PLANS AND ELEVATIONS FOR ALL INFORMATION
NOT SPECIFIED THIS SHEET.

2. NO CHANGE TO EXISTING ROCF MATERIAL OR SIDING. ALL FINISH MATERIALS TO MATCH
EXISTING UNLESS NOTED.

3. CONCEPTUAL COURTYARD SEATING PLAN SHOWN FOR REFERENCE ONLY. NO CHANGE
TO EXISTING RESTAURANT USE PERMIT THIS APPLICATION.

NEW PAINTED STEEL RAILINGS, CUSTOM FABRICATION
WHITE (RAILINGS AT SEATING AREA]}

NEW SLATE ROOFING, TRUSLATE CHARCOAL
(REPLACE ALL EXISTING CEDAR SHAKE ROCFS)

NEW THIN STONE VENEER, MONTANA ROCKWORKS,
MACGREGOR LAKE (LOW PLANTER WALLS, WALLS)

STONE UNIVERSE, INDIAN BLUESTONE
(COURTYARD HARDSCAPE, STEPS, LANDINGS)

@EXTERIOR MATERIALS
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@EXTERIOR DOORS, TYPICAL

LIGHT FIXTURE SPECIFICATIONS

SCONCE LIGHTS AT ENTRY DOORS - QTY: 12

B -usearoton Forse

PRODUCT SPECIFICATIONS

oy o i 4 vt s e ks

QA

Mason Large Outdoor Sconce

Base kem #302005
Configured Iem K303006-1004

Ta306- 34 T 1-7MO4ET

Coastsl Black - 10 Clear Glass (ZM)
gl 2= LAuPEG
(v‘— B Incandescent
-
=P
OFTIONS
FioH GLASS LAMPING
Coastal Black - 10 Cloar Glaes (ZM) Incandescent
Cosatal Naiurl ron - 20
Coastal Mahogany - T3
Coastal Brorze - 75
Coestal Dark Soka - 77
Cosstal Bumished Stee! - 78
SPRCIPICATIONS
‘Mason Owadoor Scomos: Incandescent Lamping
Base Hom #: 303005 ‘Socket: G-0 Halogen
‘Configured Hom ¥ 303003-1004 Buld: G-9, 60W Max
20055 SKT 10 2N04a7 Number of Buibe: 1 (included)
IES Fles Avsinblo: N
shuian,lage.
Loostion
+ Horderhod o rter by sl reare Vermo. USA Lpostion vt
« Fastures our mbust Cosetal Ouldoor finish epecifical
Tormulebed 1o reswt s0me of the Harzheat snv b fec]
conditone. g
+ US Patent D,720,952
Dimenslone
Hoight 1590
LI =
Product Waight 420 .
Backplat 5?3:!5“
Pocked Werl 1600
Shipping (DiM) Waight 46.00 be
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

June 13, 2018

To: Chair Le Page and Planning Commissioners

From: Marc Wiener, AICP, Community Planning and Building Director
Submitted by: Catherine Tarone, Assistant Planner

Subject: Consideration of a Design Study (DS 18-124) referral to the Planning

Commission for the installation of a rear-yard fence and trellis exceeding
6 feet in height.

Application: DS 18-124 APN: 010-193-020
Block: 94 Lots: 1&3
Location: 8t Avenue, 3 SE of Monte Verde Street

Applicant / Property Owner:  Steven Brown

Executive Summary

The applicant is requesting approval of an 8'-8” high fence and trellis installed along the rear
fence line of the property. All fences exceeding 6 feet in height require approval by the Planning
Commission.

Recommendation

Approve the applicant’s request for an 8’-1” high privacy fence topped by a 7” horizontal arbor
only where the fence overlaps with the south residence and elevated deck but require that the
privacy fence be stepped down to 6 feet topped by a 1-foot-high trellis where it overlaps with
the ground-level rear yard of the south neighbor.

Background and Project Description

The project site is located on 8™ Avenue, 3 SE of Monte Verde Street and is developed with a
two-story residence located on an irregular, L-shaped lot totaling 4,000 square feet. The
property owner is requesting to retain an 8’-1” tall fence topped by a 7” arbor that was
constructed without permits in November 2017. The fence and arbor were constructed to
provide additional privacy to the owner’s residence, shielding it from view from the elevated
lower and upper decks of the neighboring property owner to the south. The applicant has
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DS 18-124 (Brown)
June 13, 2018
Staff Report
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submitted a letter included as Attachment 1 explaining his reasons for constructing the privacy
fence. The privacy fence extends for 41 linear feet and is located approximately 6 inches back
from the existing shared fence, which serves as the applicant's rear-yard fence and the south
neighbor's side-yard fence (see the parcel map in Attachment 3). The lower portion of the
fence is 6’ tall and solid and composed of white vinyl, while the upper portion is an
approximately 2’-1” high lattice topped by a 3.4’ wide, 7” high wooden arbor consisting of two
perpendicular timbers and six parallel crossbeams. Additionally, the applicant is proposing to
grow climbing plants on the arbor.

The neighboring property owner to the south has submitted a letter (included as Attachment
2), objecting to the height, visibility, material and proximity of the fence. On November 27,
2017, the Code Enforcement officer issued a Notice of Violation for constructing the fence
without permits. The applicant submitted a Design Study application for the fence on March 27,
2018. According to CMC 17.10.030, all fences that exceed 6 feet in height require approval by
the Planning Commission.

Staff analysis

Although the Residential Design Guidelines have rigorous standards for height, design and
materials of front-yard fences and arbors, the Guidelines do not provide standards for rear-yard
fences that are not visible from the street. In regard to privacy, Residential Design Guideline 5.1
recommends preserving significant trees to screen views into adjacent properties. In regard to
protection of views, Residential Design Guidelines 5.1 to 5.3 encourage maintaining views
through a property to natural features and protecting and preserving the light, air and open
space of surrounding properties. The Guidelines discourage incorporating tall or bulky building
elements near the property line.

The 8’-8” privacy fence and trellis does appear tall from the ground-level rear yard of the
neighboring property to the south because it rises, at maximum, 4'-6" above the shared 6-foot-
high fence (see the south neighbor's photographs included as Attachment 2). The privacy fence
is located only 6” from the property line and is only approximately 4 feet from the south
neighbor’s upper-floor oriel window as documented by the photographs submitted by the
south neighbor included as Attachment 2. The Planning Commission will have the opportunity
to view the fence from the south neighbor's property as part of the Tour of Inspection on the
day of the Planning Commission meeting.

Despite the mass that the privacy fence presents to the south neighbor, in staff’s opinion, the
south neighbor’s elevated upper and lower decks and large upper-floor oriel window that face
the applicant’s property create a justifiable need for additional privacy screening. Residential
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Design Guideline 5.1 recommends locating windows and balconies such that they avoid
overlooking active indoor and outdoor use areas of adjacent properties, preserving significant
trees that will help to screen views into adjacent properties and screening patios and terraces.
The walking surface of south neighbor's lower deck is elevated between 5 and 6 feet above
grade and is located approximately 5 feet from the shared fence. Consequently, the walking
surface of the lower deck is located near the top of the 6-foot-high fence and the railing is
between 2 and 3 feet above the existing shared fence (See Attachment 1 for a photograph of
the lower deck in relation to the 6-foot-high shared fence). Additionally, although the
neighbor’s second-story terrace and spa is set back approximately 13.5 feet from the property
line, it overlooks the applicant’s rear yard and residence (See Attachment 3 for elevation
drawings of the neighboring residence to the south). Finally, the neighbor’s large second-story
oriel window faces the applicant’s property and is located 3 feet from the property line.
Consequently, the applicant is requesting to keep the new privacy fence to mitigate existing
privacy impacts to his ground-floor dining room, bedroom, and second-floor master bedroom
and bathroom.

The applicant states he is requesting a vinyl fence to limit the need to maintain the fence over
time as the 6” separation from the neighbor’s fence will make the south neighbor’s side difficult
to maintain. The Residential Design Guidelines recommend that fences be composed of natural
materials such as wood, stone or wrought iron. The neighboring property owner to the south
has expressed concern regarding the vinyl material of the privacy fence. Staff notes that while
vinyl is not a material encouraged by the City's Residential Design Guidelines, the City does not
regulate the color fences and so the white color of the fence does not violate the City's
regulations. If the Commission has a concern regarding the vinyl material of the fence, it can
require the applicant to remove the vinyl fence and reconstruct it with natural materials.

In staff’s opinion, the height of the privacy fence and the width of the trellis is warranted in
order to adequately screen the applicant’s property from the overlooking oriel window and 2"%-
story deck on the neighboring property as well as provide privacy from the 5- to 6-foot-high
elevated lower deck located only 5 feet from the property line. Staff recommends that the
Planning Commission approve the applicant’s request for an 8’-1” high privacy fence topped by
a 7” horizontal arbor only where the fence overlaps with the south residence and elevated deck
but require that the privacy fence be stepped down to 6 feet topped by a 1-foot-high trellis
where it overlaps with the ground-level rear yard of the south neighbor.

Alternatively, the Planning Commission could approve the applicant's request to maintain the
existing privacy fence as built, or the Commission could deny the application and require the
removal of the privacy fence.
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Environmental Review: The proposed project is categorically exempt from CEQA requirements,
pursuant to Section 15303 (Class 3) — New Construction or Conversion of Small Structures
including fences. The proposed 8'-8" tall privacy fence is considered an accessory or
appurtenant structure and so is exempt from environmental review.

ATTACHMENTS:
e Attachment 1 — Applicant’s Letter, Plans and Photographs
e Attachment 2 — Letter of Concern from South Neighbor
e Attachment 3 — Parcel Map and south neighboring property's building elevations
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ATTACHMENT 1

June 7, 2018

Steven Brown

Mr. Catherine Tarone

City of Carmel-by-the-Sea

Community Planning and Building Department
Post Office Drawer CC

Carmel-by-the-Sea, CA 93921

RE: Incomplete Letter
DS 18-124 (Brown)
8™ Avenue, 3 SE of Monte Verde Street
Block 94, Lots 1 & 3, APN 010-193-020

Dear Ms. Tarone,

In response to your letter dated April 20, 2018 with respect to our design study
application, I offer the following:

#1. I will drop off the referral fee today.

#2. Privacy is our primary objective with our fence. Through our neighbor’s
inappropriate behavior, he has managed to completely violate our privacy. Building a
fence is the most reasonable way to get this back. The property directly South of ours is
an elevated two-story home. Because of its elevation, the upper and lower decks have
vantage points that look directly down into our ground floor dining room, bedroom and
also directly into our second-floor master bedroom and bathroom. Our neighbor has a
hot tub on their upper deck. We have witnessed our neighbor on a number of occasions
looking directly into our home while using his hot tub. He faces our home, rather than
enjoying the view of the ocean to the West. My wife comes to Carmel alone or with
girlfriends and feels threatened by this behavior.

Our neighbors fence borders the property line to the South. Their fence is 73“tall and
follows the downward slope of the property. Our fences have a 6” separation between
them. The solid portion of our fence is 717 tall, 2” lower than our neighbors fence. I've
added a dashed line on the elevation view of our fence that shows the height of their
fence. Our fence is installed level, and steps down as the property slopes rather than
following the slope of the property. At varying points, the solid portion of our fence is
anywhere from 2” below to 10” above their fence. The upper portion of our fence is open
lattice with a trellis on top. The lattice portion of our fence sits anywhere from 30” — 40
above their fence. We have two existing Honeysuckle vines and are training them to infill
along the lattice and trellis portion of the fence. This vegetation should completely cover
the fence within the year. Beyond our fence, the neighbor has a lower porch. The
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elevation of this porch looks directly into our ground floor dining room and bedroom.
Other than impeding their view into our home, the fence doesn’t affect their view
whatsoever. This fence is located on the North side of their property. The sun comes from
the South. This fence has no impact on light with respect to their yard.

#3. Our fence is located 7°-5” from the back of our house.

#4. I’ve made a slight revision to the elevation drawing depicting our fence and now
show the trellis portion of the fence.

#5. Our fence is constructed of both wood and vinyl. The solid lower portion of the fence
is vinyl. With this portion of the fence having a 6 separation from the neighbor’s fence,
we will be unable to maintain their side of the fence. With this in mind, we thought it
would be best to use a maintenance free material. This is consistent with the lattice as
well. The trellis is constructed of wood and painted white. The trellis will be completely
cover with vegetation and require minimal maintenance.

#6. If approved, we will obtain the necessary permits and inspection required.
I’ve included a couple additional pictures with this submittal for your review. Let me
know if you have any additional questions.

Respectfully,

Steven Brown
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ATTACHMENT 2

April 6, 2018

Burton and Maud Goldfield
Lincoln 2SW of 8™

Carmel by the Sea, CA 93921

City of Carmel by the Sea Community Planning and Building Department
P.O.Drawer G

Carmel by the Sea, CA 93921

Planning Commission

¢/o Catherine Tarone, Assistant Planner

City of Carmel-by the Sea

Code Compliance #17283

Dear Catherine,

On or about August 1, 2017 our neighbors on the adjoining property Steven Brown and Donna Anderson began erecting
a large structure on our mutual property line without a permit or notification of any kind. The structure became a
vertical fence that exceeds 8.5 ft high with a horizontal “arbor” at the top that which exceeds 3.4 feet in length.
Additicnally, significant bracing is used to support this horizontal structure.

linitiated numerous correspondences with the property owner beginning on August 17, 2017 which was rebuffed and
then ignored, expressing my concern about the structure. On November 22, 2017, | met with Al Fasulo, Contract Code
Compliance, and was assured the issue would be addressed and that the structure was, in fact, out of compliance. A”
Notice of Violation “was sent to the owners on November 27, 2017.

Over nine months after the initial construction, the structure remains. 1 respectfully request that the code be enforced
and the structure be removed. | have provided the following pictures for perspective from my home.

1. Figure 1 and 1a. The vertical structure looms large {4ft 6 in) over the existing wooden fence that has been in
place for over 15 years. This view is from the bedroom patio in my back yard. This structure is an eyesore

disrupting the natural beauty of the gardens.
2. Figure 2. The horizontal structure which is 3.4 ft is supported by an extensive set of braces and unsightly

supports.
3. Figure 3. The structure rises to a level where it is 47 inches from my window. This is clearly more than a fence.

The current view speaks for itself. This is not something anyone would want to ook at from their window.

I understand their desire for privacy, however all attempts at an amicable resolution were ignored. | am disappointed
that it has come to this, but | would appreciate the rules being followed since absolutely nothing has changed with the
exterior of our home, garden, or existing fence for seventeen years. This has caused great stress to my wife and me.

| can be contacted at or

Respectfully,
~Burton M. Goldfield Maud Carol Goldfield *

cc. Al Fasulo Code Compliance Officer
cc. Marc Wiener, AICP, Community Planning & Building Director
cc. Glen Mozingo, City Attorney
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. Figure 3. The structure rises to a level where it is 47 inches
from my window. This is clearly more than a fence. The
current view speaks for itself. This is not something
anyone would want to look at from their window.

83



{%}‘ Zn Carmel-
o T F e carmelca,
) by-the-Sea Al Fasulo <afasulo@cl.carmelea.us>

o 7

Fwd: Carmel House
1 message

Burten Goldileld <.

To: afasulo@ci.carmel.ca.us, Burion Goldfield < >
Hi Al

Thank you for your visit today. Below are the corvespondence | have had with the new neighbors located at 8t Ave. 2
SW of Lincoin concerning the fence that was built on our adjoining property fine. | live at Lincoln 2 SW of 8th. Please feei

free to contact me anytime at Their contact Information is below.
Regards,
Burton
Forverded MesSage ——————
Frorn, Baurten Soldiield « ™

Date: Thu, Nov 2, 2017 at 6:47 PM
Subject: Re: Carms! House

To: Lesh =

Cc: Burton Goldfield «

Hi Leah,

it has been over two months since my last emall. The fence f1as been virtually untouched during the period and nelther
Carol nor | have recelved a call or corraspondence,

Please understand | am only asking that you comply with local regulations and nothing more. We have & wonderful
neighborhood and we have ali paid a graat deel for the privilege of living here. | originally reached out in order to address
this directly with you. Unfortunatsly, at this point, | am not sure thers is much to discuss.

1 would greatly appreciate you bringing the fence into compliance within the next two weeks. Thank you far your
undarstanding.

Regards,

Burton

On Thu, Aug 17, 2017 at 8:25 P, Burton Goldfleld « » wigle:
| Dear Leah,

' Thanks for the quick responsse, Good news-- wa are not sslling the houss. We decided we love it oo much, and so
are hoping fo spend mors time hera,

As for the fence~ the zoning requirements are very strict in Carmel. (We just spent $1,000 on permits just to change
: the toilets In our own houssl). So, It will have to be addressed sconer or later. The maximum height aliowad anywhere
is € fi. | definitely understand the privacy issue and concems.

Carol's coll is and her email is . Hopefully we can get together when we are all
down. | understand you are dog fovers too.

Burton
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City of Carmel-by-the-Sea

COMMUNITY PLANNING AND BUILDING DEPARTMENT

POST OFFICE DRAWER G
CARMEL-BY-THE-SEA, CA 93921
(881) 620-2010 OFFICE
NOTICE OF VIOLATION
November 27, 2017 RECEIVED

Steven Brown and Donna Anderson APR 10 2018

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

Re:  Rear Yard Fence Height Violation at 8 Avenue 2 SW of Lincoln Street
Block 94, Lots 1, 3 & 4; APN: 010-193-020

Dear Mr. Brown and Ms. Anderson:

It has been called to the attention of the City of Carmel-by-the-Sea that you have constructed a
rear yard fence in violation of the City’s Zoning Standards (17-10 R-1 District Design
Regulations.) A check of your property file failed to indicate there was approval for this illegal
fence height.

The following municipal code is being provided for your information:

Chapter 17.10
R-1 DISTRICT DESIGN REGULATIONS

E. Fences and Walls.

1. Height. Fences and walls meeting the standards in Table 17.10-G may be approved through track
one design review. Approval of taller fences and walls require approval from the Planning

Commission.
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You are hereby directed to maintain the approved rear yard fence height according to the Municipal Code
of 6 feet, by or before December 27, 2017 and call for an inspection to verify this has been mitigated.

Your cooperation is greatly appreciated. If you have any questions or concems regarding this matter,
please contact me at (831) 620-2026. If you would like to correspond via email, my address is
afasulo@ci.carmel.ca.us

smcey
A

Al Fasulo
Contract Code Compliance Office

cc: Marc Wiener, AICP, Community Planning & Building Director
Glen Mozingo, City Attorney
Dick Bower, MS, CBO, FM, Building Official
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Parcel Map and Elevation Drawings of South Neighboring Residence ATTACHMENT 3

Parcel Map
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Parcel Map and Elevation Drawings of South Neighboring Residence

North Elevation of the Goldfield Residence facing the Brown Residence
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Parcel Map and Elevation Drawings of South Neighboring Residence
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

June 13, 2018

To: Chair LePage and Planning Commissioners

From: Marc Wiener, AICP, Community Planning and Building Director
Submitted by: Marnie R. Waffle, Senior Planner

Subject: Consideration of a Design Review (DR 18-132) application for year-round

exterior, string lighting around a hotel patio at The Getaway (formerly
The Village Inn) located in the Residential and Limited Commercial (RC)
Zoning District

Application: DR 18-132 APN: 010-094-002

Location: NE Corner of Junipero and Ocean

Block: 68 Lot(s): 5-10

Applicant: Arron Simon Property Owner: CVI Investors, LLC
EXECUTIVE SUMMARY

The applicant is requesting approval of a Design Review application to allow for year-round
exterior, string lighting around a hotel patio at The Getaway located on the northeast corner of
Junipero and Ocean.

RECOMMENDATION
Staff recommends that the Planning Commission approve the Design Review application.

BACKGROUND AND PROJECT DESCRIPTION

The Getaway hotel recently completed exterior improvements including the construction of a
new outdoor patio on the south elevation of the hotel lobby (refer to Attachment 1). The
applicant is requesting Design Review approval to install string lights above the new patio on a
year-round basis. The lights would be commercial grade LED string lights with vintage Edison-
style light bulbs in warm white. Each string of lights contains 24 LED bulbs and emits 48 watts of
power (refer to Attachment 4). The applicant is proposing to install up to two strands on metal
poles located on the south and west sides of the new patio. The string lights would be powered
by hard-wired, exterior electrical outlets.
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DR 18-132 (CVI Investors, LLC)
June 13, 2018

Staff Report

Page 2 of 4

Prior Planning Commission Review of String Lights: In April of this year, the Planning
Commission reviewed Design Review applications for year-round string lighting at Paseo San
Carlos and Bell Tower Court. Staff recommended denial of these applications based on the
decorative nature of the lighting; the level of illumination when combined with existing light
sources; and, improper installation of the lights. The Planning Commission denied both requests
for Design Review approval and the property owner subsequently removed the string lights. In
its deliberation the Commission indicated that it could potentially support string lights when
used for outdoor activity areas, such as outdoor seating at a restaurant.

Staff has evaluated the current Design Review approval for consistency with the same policies,
guidelines and ordinances and is recommending approval of the patio string lights at The
Getaway, with the application of conditions of approval. As further detailed below, the
proposed string lights would provide illumination to a new outdoor space that is not currently
lit.

STAFF ANALYSIS

The City’s lighting policy states that permanent exterior lighting is permissible only through
Planning Commission approval of a Design Review application. The following policies, guidelines
and ordinances regulate lighting in the village.

Carmel General Plan: The Land Use & Community Character Element of the Carmel General
Plan contains policy P1-54 which states, “Limit exterior lighting to prevent glare and preserve
the traditional low levels of illumination during hours of darkness.”

Staff Analysis: The Getaway hotel recently completed construction of a new outdoor patio on
the south elevation of the hotel lobby. There are currently no light fixtures installed to
illuminate this area. The applicant is proposing approximately 75 feet of string lighting along the
perimeter of the patio. Staff estimates this would require one and one-half sets of string lights
resulting in approximately 72 watts (the equivalent of 300 incandescent watts and 4,600
lumens). The proposed string lights are also dimmable.

The string lights would be visible from Ocean Avenue and Junipero Street; however, the hotel
patio is setback a significant distance from Ocean Avenue and is buffered with landscaping. The
lights would be most visible from Junipero Street although only a very small portion is proposed
to be located on the west side of the patio with the majority of the lights oriented towards the
hotel parking lot.

In order to preserve the traditional low level of lighting during the hours of darkness consistent

with General Plan Policy P1-54, Staff recommends that only 1 set of string lights be installed to
illuminate the patio. LED lighting emits a brighter light and limiting the amount of lighting to
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DR 18-132 (CVI Investors, LLC)
June 13, 2018
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one strand would reduce the proposed lighting level to 48 watts (the equivalent of 200
incandescent watts and 3,000 lumens).

Commercial Design Guidelines: The Commercial Design Guidelines contain the following three
statements relative to lighting:

Section H: Lighting should be the minimum required for public safety.

Section H.1: Harsh, unscreened, flashing, blinking, garish lights and entry lights on
motion sensors are inappropriate as are wall washing, landscape lighting and tree
lighting.

Section H.2: Lighting fixtures should be discrete or compatible in design with the
building and site.

Staff Analysis:

The proposed string lights would be the sole source of illumination of the hotel patio. The
vintage Edison-style bulbs are a warm white color temperature with a maximum of 2 watts per
bulb. The lights would not be considered harsh and would not flash or blink. The vintage
Edison-style design of the string lights is intended to complement the updated design of the
hotel and the contemporary patio which contains wood bench seating and a gas fire pit. The
proposed lights are consistent with the Commercial Design Guidelines.

Carmel Municipal Code: Municipal Code Section 15.36.070 contains the lighting requirements
for commercial buildings. The Municipal Code states that all light fixtures shall not be directed
toward the public right-of-way and lighting intensity shall not exceed eight-candlefoot power at
a point two feet beyond storefront windows. Additionally, Municipal Code Chapter 8.32 adopts
the 2016 California Fire Code which states the following:

1) Extension cords. Extension cords and flexible cords shall not be a substitute for
permanent wiring. Extension cords and flexible cords shall not be affixed to structures,
extended through walls, ceilings or floors, or under doors or floor coverings, nor shall
such cords be subject to environmental damage or physical impact. Extension cords
shall be used only with portable appliances.

2) Temporary wiring. Temporary wiring for electrical power and lighting installations is
allowed for a period not to exceed 90 days. Temporary wiring methods shall meet the

applicable provisions of the California Electrical Code.

Staff Analysis: The proposed string lights would be supported by a steel guide wire suspended
between metal poles that extend above the metal railing that encloses the patio. The light
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bulbs would not be shielded or down facing; however, each bulb would not exceed 2 watts and
the string lights could be dimmed which would further limit the level of illumination. Staff notes
that a portion of the string lights are proposed to be located along the public sidewalk on
Junipero Street; however the lights would be partially screened by an existing street tree. If the
Planning Commission has concerns about spillover of light onto the public sidewalk, the
application could be conditioned to prohibit the placement of lights on the west elevation of
the patio.

Hard-wired exterior electrical outlets have been installed at the new patio to provide a safe
power source for the proposed string lights. Additionally, staff has included Special Condition
No. 6 (refer to Attachment 3) that prohibits the use of extension cords.

Environmental Review: The proposed project is exempt from the requirements of the
California Environmental Quality Act (CEQA) pursuant to Section 15301 which includes minor
alterations to private structures involving no expansion of the existing use of the site as a hotel.

ATTACHMENTS:

e Attachment 1 - Site Photographs

e Attachment 2 — Findings for Approval

e Attachment 3 — Conditions of Approval

e Attachment 4 — Project Plans and Light Specifications
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Photo 1. New Outdoor Patio @ The Getaway (formerly The Village Inn)

Photo 2. South Elevation of New Outdoor Patio @ The Getaway
(formerly The Village Inn)
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Photo 3. Hard-wired Exterior Electrical Outlets
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ATTACHMENT 2

CITY OF CARMEL-BY-THE-SEA

DEPARTMENT OF COMMUNITY PLANNING AND BUILDING

FINDINGS FOR APPROVAL

DR 18-132 (CVI Investors, LLC)

The Getaway, formerly The Village Inn
NE Corner of Junipero Ave & Ocean Ave
Block: 68, Lot(s): 5-10

APN: 010-094-002

CONSIDERATION

Consideration of a Design Review (DR 18-132) application for year-round exterior, string lighting
around a hotel patio at The Getaway (formerly The Village Inn) located in the Residential and
Limited Commercial (RC) Zoning District.

FINDINGS OF FACT

The project site is located at the northeast corner of Junipero Avenue and Ocean
Avenue in the Residential and Limited Commercial (RC) Zoning District.

On April 4, 2018, the applicant submitted a Design Review application to install exterior
lighting around a new outdoor patio on the south elevation of the hotel lobby.

Carmel Municipal Code Section 17.58.030 (Commercial Design Review) establishes a
Track One Design Review process for exterior design changes in the Residential and
Limited Commercial (RC) Zoning District.

City Council Policy 95-09 requires Planning Commission approval of permanent exterior
lighting changes.

This Track One Design Review application is exempt from the requirements of the
California Environmental Quality Act (Class 1 — Existing Facilities).

FINDINGS FOR DECISION

The project, as conditioned, conforms to the applicable policies of the General Plan and
the Local Coastal Program.

The project, as conditioned, complies with all applicable provisions of the Carmel
Municipal code.
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3. The project, as conditioned, is consistent with applicable Commercial Design Guidelines.
4, The project, as conditioned, constitutes an improvement over existing conditions.
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ATTACHMENT 3

CITY OF CARMEL-BY-THE-SEA

DEPARTMENT OF COMMUNITY PLANNING AND BUILDING

CONDITIONS OF APPROVAL

DR 18-132 (CVI Investors, LLC)

The Getaway, formerly The Village Inn
NE Corner of Junipero Ave & Ocean Ave
Block: 68, Lot(s): 5-10

APN: 010-094-002

PROJECT DESCRIPTION

Consideration of a Design Review (DR 18-132) application for year-round exterior, string lighting
around a hotel patio at The Getaway (formerly The Village Inn) located in the Residential and
Limited Commercial (RC) Zoning District.

STANDARD CONDITIONS

1.

2.

3.

Approval of this Design Review (DR 18-132) application authorizes the installation of
year-round exterior, string lighting around the hotel patio at The Getaway (formerly The
Village Inn) as represented in the project plans and light specifications dated received by
Community Planning & Building on April 4, 2018. Any modifications to the type, style,
number, or illumination level of the string lights shall first require review by the
Community Planning & Building Department. Substantial changes may require review by
the Planning Commission.

This Commercial Design Review approval shall be valid for a period of 18 months from
the date of action by the Planning Commission or, if appealed, final action by the City
Council.

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

4. Unless otherwise modified by these conditions of approval, the string lights shall be
consistent with the lighting specifications submitted on April 4, 2018 and shall be
installed and maintained in accordance with the manufacturers specifications. Each
individual bulb shall not exceed 2 watts as stated in the specifications.

5. The string lights shall not be spliced to reduce the length of the lights.

6. At no time shall extension cords be used to extend the length of the string lights. The
string lights shall be plugged directly into an approved, hard-wired exterior electrical
outlet.

7. At any time following installation of the string lights, the City may require the
preparation of a photometric plan if illumination levels appear to exceed the maximum
allowed under this approval and/or if complaints regarding excessive light or glare are
filed with the City.

*Acknowledgement and acceptance of conditions of approval.

Applicant Signature Printed Name Date

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

Planning Commission Staff Report

June 13, 2018

To: Chair LePage and Planning Commissioners

From: Marc Wiener, AICP, Community Planning and Building Director
Submitted by: Marnie R. Waffle, Senior Planner

Subject: Consideration of a Concept Design Study (DS 17-240) and associated

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

Application: DS 17-240 APN: 010-126-007

Location: Dolores Street, 2 NE of 2" Avenue

Block: 10 Lot(s): 14 & 16 + 40’ of 13 & 15
Applicant: Neal Kruse Property Owner: Karyl Hall
EXECUTIVE SUMMARY

The applicant is requesting approval of a Concept Design Study and associated Coastal
Development Permit to construct a 126-square foot dining room addition and to demolish an
existing, single car detached garage and construct a new 400-square foot detached two-car
garage. Existing site coverage would be reduced by 966 square feet. The project is located on
Dolores Street 2 NE of 2" Avenue in the R-1 Single Family Residential District.

RECOMMENDATION

Staff recommends that the Planning Commission approve the Concept Design Study (DS 17-
240) and associated Coastal Development Permit subject to the attached Findings for Concept
Acceptance and Recommendations/Draft Conditions (Attachments 3 and 4).

BACKGROUND AND PROJECT DESCRIPTION

The project site is currently developed with a 2,057-square foot one-story residence and 182-
square foot detached garage located within the front yard setback. A 345-square foot Accessory
Dwelling Unit is currently under construction on the property. The site is 11,200 square feet in
size and contains a total of 14 trees; 3 additional trees are located in the City right-of-way. A
Final Determination of Historic Ineligibility was issued on March 22, 2017.
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The applicant is proposing to construct a 126-square foot dining room addition and demolish
the existing, 187-square foot detached single car garage to construct a new, 400-square foot
detached two-car garage. Other minor alterations include an 11-square foot addition at the
bathroom and the removal of a 9-square foot closet. The net additional square footage would
total 341 square feet. The expanded residence would be 2,185 square feet and the total floor
area, including all structures on the property, would be 3,026 square feet. The maximum
permitted floor area is 3,480 square feet.

The construction of a new two-car detached garage would require the removal of
approximately 57 cubic yards of soil which translates to 7-8 one-way truck trips (based on 8
cubic yards per load).

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.

STAFF ANALYSIS

Forest Character: Residential Design Guidelines 1.1 through 1.4 encourages preserving
significant trees and minimizing impacts on established trees; protecting the root systems of all
trees to be preserved; and, maintaining a forested image on the site.

The site contains ten Coast Live Oak trees, two Monterey Cypress trees, one Monterey Pine and
one Incense Cedar; three additional Monterey Pine trees are located in front of the property
within the City right-of-way. The applicant has obtained a tree removal permit to remove the
Incense Cedar and one 18 inch Monterey Pine located within the City right-of-way. Removal of
the Monterey Pine in the right-of-way is necessary to facilitate the new detached garage.

In order to maintain the 6-foot root protection zone around an existing 17 inch Coast Live Oak
the applicant is proposing to shift one-half of the garage into the front yard setback by 4’-4”.
Draft Condition No. 1 requires the applicant to submit a Variance application for the setback
encroachment. Additionally, Draft Condition No. 2 requires that all foundations within 15 feet
of significant trees be excavated by hand. The City Forester is not requiring the planting of
additional trees. With the application of conditions of approval, the proposed project meets the
objectives of preserving the forest character.

Privacy and Views: Residential Design Guidelines 5.1 through 5.3 encourages designs that
preserve reasonable privacy for adjacent properties and maintain view opportunities to natural

features.

Staff has not identified any view or privacy impacts as a result of the proposed project.
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Parking and Access: Residential Design Guidelines 6.1 through 6.7 encourages subordinate
parking facilities that do not dominate the design of the house or site; minimizing the amount
of paved surface for a driveway; positioning garages to maximize open space, views and
privacy; and, minimizing visual impacts.

The project site currently contains a single-car detached garage located 5 feet from the front
property line. The garage is 12’-7” in height and is approximately 187 square feet. The applicant
is proposing to demolish the existing garage and construct a 400-square foot detached two-car
garage. For lots greater than 8,000 square feet, the Municipal Code requires two on-site
parking spaces.

One-half of the new garage would comply with the required 15-foot setback from the front
property line while the other half would be setback 10’-8” in order to preserve and protect an
existing 17 inch Coast Live Oak tree. Draft Condition No. 1 requires the applicant to submit a
Variance application for the setback encroachment. The new garage would be 12°-10” in height.

The two-car garage would be off-set approximately 4 feet and would present two, single car
garage doors to the street. The exterior finishes of the new garage would be differentiated to
present the look of two, single car garages rather than one two-car garage. One-half of the new
garage would be finished with board and batten wood siding while the other half would be
finished with Carmel stone. The driveway would be broken up into two 9-foot wide driveways
with 12 inches of planting space between them. The driveways would be finished with
interlocking pavers set in sand. The project meets the objectives of parking and access.

Mass and Bulk: Residential Design Guidelines 7.1 through 7.7 encourages a building’s mass to
relate to the context of other homes nearby; minimize the mass of a building as seen from the
public way or adjacent properties; and, relate to a human scale in its basic forms.

The existing residence is a one-story and the proposed dining room addition is also one-story.
The height of the addition would be 14’-9” and would not be visible from the street.

The proposed garage would be 20 feet wide by 20 feet deep and has been designed to
complement the architectural style of the existing residence. The front elevation would be
offset by 4 feet between the two garage doors to break up the building plane. The scale is
appropriate for an 11,200-square foot lot and the encroachment into the front 15-foot setback
is minimal. The proposed project meets the objectives of mass and bulk.

Building and Roof Form: Residential Design Guidelines 8.1 through 8.5 encourages traditional

building forms; using restraint with variations in building planes; using simple roof forms that
are in proportion to the scale of the building; and, roof eave lines that are low in scale.

106



DS 17-240 (Hall)
June 13, 2018
Staff Report
Page 4 of 5

The existing single story residence has 9:12 roof pitches and the dining room and bathroom
additions would maintain the same roof pitch. The additions would occur behind the existing
residence and would not be visible from the street.

The proposed garage would have two, 9:12 pitched gabled roofs with a swooping roof element
on the north elevation to provide a covered entry to the garage. The project meets the
objectives of building and roof form.

Site Coverage: Existing site coverage includes gravel and stone paths as well as stone stairs and
patios totaling 2,167 square feet. The applicant is proposing to reduce existing site coverage by
966 square feet by replacing the gravel with mulch and removing and/or reducing the size of
existing stone patios. New site coverage would include two 9-foot wide driveways finished with
interlocking pavers set in sand and new stone landings and stairs leading to/from the garage.

Right-of-way Character: Residential Design Guidelines 1.5 through 1.7 encourages maintaining
an informal open space character of the right-of-way; maintaining trees and natural vegetation;
and, designing parking areas to reinforce the forest image.

The existing right-of-way contains three trees and informal plantings and is in a natural state. As
noted above, an existing 18 inch Monterey Pine has been approved for removal to facilitate the
new garage. Approximately six stepping stones are located within the right-of-way just outside
the existing gate. Draft Condition No. 3 requires the removal of this encroachment prior to final
inspection. The proposed project meets the objectives of maintaining the informal character of
the street.

Finish Details: The exterior wall cladding of the dining room and bathroom additions would be
board and batten wood siding to match the existing residence. The exterior wall cladding of the
new garage would be board and batten wood siding for one-half of the garage and Carmel
stone for the other half. Draft Condition No. 4 requires a broken course/random pattern or
similar consistent with the Residential Design Guidelines and requires that all stone be wrapped
around building corners and terminated at inside corners or another logical stopping point to
provide a finished appearance. The roof would be finished with CertainTeed Presidential Shake
Mountain Timber composition shingle roofing. Refer to Attachment 6 for material
specifications. Draft Condition No. 5 requires the use of non-reflective glass for the new skylight
in the dining room and the installation of a solar shade (refer to Attachment 4).

Environmental Review: The project qualifies for a Class 1 Categorical Exemption from the
provisions of the California Environmental Quality Act (CEQA) pursuant to Section 15301
(Existing Facilities) of the State CEQA Guidelines. Class 1 exemptions include additions to
existing structures provided that the addition will not result in an increase of more than 50
percent of the existing floor area or 2,500 square feet whichever is greater. The project
proposes a net increase of 341 square feet which is less than 50 percent of the existing 2,680
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square feet of floor area.
ATTACHMENTS

e Attachment 1 — Project Data Table

e Attachment 2 —Site Photographs

e Attachment 3 — Findings for Concept Acceptance
e Attachment 4 — Conditions of Approval

e Attachment 5 —Project Plans

e Attachment 6 — Material Specifications
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PROJECT DATA TABLE

ATTACHMENT 1

PROJECT DATA FOR A 11,200 SQUARE FOOT SITE

Site Considerations Allowed Existing Proposed
Floor Area 3,480 SF (31%) 2,680 SF 3,026 SF
Site Coverage 766 SF/1,214 SF 2,167 SF 1,201 SF
Trees (Upper/Lower) | * 3/11 3/10
Ridge Height (1°%/2™) | 18’/24’ <18’/NA No change
Plate Height (1t/2") | 12’/18’ 12’/NA No change
Setbacks Minimum Required Existing Proposed
Front 15’ 44’-8" No change
Composite Side Yard | 20’ (25%) 27’-6" No change
Side Yard 3 4 No change
Street Side Yard N/A N/A N/A
Rear 15’/3"** 17’ No change
Detached Garage
Setbacks Minimum Required Existing Proposed
Front 15’ 5’ 10’-8”/15’
Side 3 5’-10” 4
Ridge Height 18’ 12°-7" 12’-10”
Plate Height 12’ 9’ 8’-9”

*As determined by the Forest and Beach Commission
**The rear setback is three feet for those portions of structures less than 15 feet in height.
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Photo 1. Existing Single Car Detached Gaage (DoI res Street)

Photo 2. Rear Elevation of Existing Detached Garage
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Concept Findings
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FINDINGS REQUIRED FOR CONCEPT DESIGN STUDY ACCEPTANCE

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

CMC Section 17.68.040.A — Concept Phase Approval Findings YES | NO

1. The project conforms with all zoning standards applicable to the site, or has |
received appropriate use permits or variances consistent with the Zoning Ordinance.

2. The project is consistent with the City’s design objectives for protection and |
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-site and in the public right-of-way that is
characteristic of the neighborhood.

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

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

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

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

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

CMC Section 17.64.010.B - Coastal Development Permit Findings YES | NO

1. Local Coastal Program Consistency: The project, as described in the application |
and accompanying materials, as modified by the conditions of approval, conforms to
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.

112




DS 17-240 (Hall) ATTACHMENT 4
June 13, 2018

Recommendations/Draft Conditions

Page 1of1

Recommendations/Draft Conditions

No.

1. | Variance. The applicant shall submit a Variance application for the encroachment of the
garage into the front yard setback.

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

3. Right-of-Way Encroachments. All right-of-way encroachments shall be removed prior to
final inspection of the project.

4, Stone Facades (including chimneys). Stone facades 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. All stonework shall be wrapped around building
corners and terminated at an inside corner or a logical stopping point that provides a
finished appearance. Termination of stonework shall be subject to review and approval by
the Community Planning & Building Director or his/her designee.

5. Skylights. 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.
Skylight shades shall be installed in each skylight to reduce visible light transmission
during the hours of darkness.
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ATTACHMENT 5

ALLOWED; 766-1214 - Min. 607 Permeable
— —— —_

Not for Construction

ABBREVIATIONS - (
rB. ancaom o Project Description Designer
A.C ASPHALT CONCRETE
ne AORE e THE SCOPE OR WORK IS LIMITED TO AN INTERIOR Neal Owen Kruse Design NEAL CHWEN KRUSE DESIGN
ALT. ALTERNATE CONVERSION OF A CLOSET TO A MASTER P.O. Box 7239 PO.BOXTZ0  TEL (8316253118
ALUM. ALUMINUM BATHROOM. Carmet-by-thesea, CA 93921 T Ch g N (Sl s e
Bor. Brook ALL ASPECTS OF THE PROPQSED WORK COMPLY Tel: 831-625-3118 .
BLDG. BUILDING WITH ZONING DEVELOPMENT STANDARDS. Fax: 831-625-0216
kG- Srockme EXTERIOR MATERIALS SHALL MATCH THE EXISTING nkruse@pacbell.net
BOT. BOTTOM RESIDENCE. Consultants:
e Comaw NO TREES SHALL BE REMOVED.
C:A4 COMBUSTION AIR
C.B. CONCRETE BLOCK
C.F.M. CUBIC FEET/MIN.
co CASED GPENING PROJECT PLANNING DATA
CL CENTERLINE
CLO. CLOSET
gfg giggus OWNER: KARYL HALL
coL COLUMN APN: 010-126-007-000
CONC. ‘CONCRETE
CONN . CONNECTION
CONST. CONSTRUCTION PROJECT ADDRESS: 2 n/e of 2nd Avenue on Dolores
CONT . CONTINUOUS
CSMT . CASEMENT
gxsk. COUNTERSINK SUBDIVISION NAME & LOT NUMBER Block 10, Lot: 14 & 16, 40' of 13 & 15
D: F. DOUGLAS FIR
g b APPLICANT NEAL KRUSE (831) 625-3118 nkruse@pacbell.net
DIA. DIRMETER PO BOX 7239, CARMEL, CA 93921
DIM. DIMENSION
DN. DOWN
DR - DESIGNER: NEAL KRUSE (831) 625-3118 nkruse@pacbell.net
E.N. EDGE NAILING PO BOX 7239, CARMEL, CA 93921
E.O. EDGE OF
EA. EACH Revisions:
ELEC ELECTRICAL PROJECT SCOPE: (N} DINING ROOM ADDITION, (N} 2 CAR GARAGE, MINOR CHANGES T T
gxsi EXISTING TO BUILDING EXTERIOR
EXT. EXTERIOR
F. FIXED
F.A.U. FORCED AIR UNIT ZONING: R-1
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