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

Regular Meeting

City Hall

East Side of Monte Verde Street
Between Ocean & Seventh Avenues

A. CALL TO ORDER AND ROLL CALL

September 10, 2014
Wednesday

Tour —2:30 p.m.
Meeting — 4:00 p.m.

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

TOUR OF INSPECTION

Shortly after 2:30 p.m., the Commission will leave the Council Chambers for an on-site
Tour of Inspection of all properties listed on this agenda (including those on the
Consent Agenda). The Tour may also include projects previously approved by the
City and not on this agenda. Prior to the beginning of the Tour of Inspection, the
Commission may eliminate one or more on-site visits. The public is welcome to follow
the Commission on its tour of the determined sites. The Commission will return to the
Council Chambers at 4:00 p.m. or as soon thereafter as possible.

ROLL CALL

PLEDGE OF ALLEGIANCE

ANNOUNCEMENTS/EXTRAORDINARY BUSINESS

APPEARANCES

Anyone wishing to address the Commission on matters not on the agenda, but within
the jurisdiction of the Commission, may do so now. Please state the matter on which
you wish to speak. Matters not appearing on the Commission agenda will not receive
action at this meeting but may be referred to staff for a future meeting. Presentations
will be limited to three minutes, or as otherwise established by the Commission Chair.
Persons are not required to give their name or address, but it is helpful for speakers to
state their name in order that the Secretary may identify them.
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CONSENT AGENDA

Items placed on the Consent Agenda are considered to be routine and are acted upon by
the Commission in one motion. There is no discussion of these items prior to the
Commission action unless a member of the Commission, staff, or public requests specific
items be discussed and removed from the Consent Agenda. It is understood that the staff
recommends approval of all consent items. Each item on the Consent Agenda approved
by the Commission shall be deemed to have been considered in full and adopted as
recommended.

1. Consideration of draft minutes from August 13, 2014 Regular Meeting

2. DS 14-32 (Makler) Consideration of Final Design Study (DS 14-32)
Mary and Stuart Makler and associated Coastal Development Permit
Santa Lucia 2 NE of Casanova application for the substantial alteration of an
Blk: 146, Lots: 26 & 28 existing residence located in the Single-Family
APN: 010-176-025 Residential (R-1) Zoning District

PUBLIC HEARINGS

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

the public hearing.

MP 14-01 (Carmel-by-the-Sea)
City of Carmel-by-the-Sea
Del Mar Parking Lot

. DS 14-26 (Bengard)

Tom and Terry Bengard NE Cor. of
Monte Verde and 11"
Blk: 114, Lots: W Y2 of lots 18 & 20
APN: 010-182-009

DS 14-78 (McWilliams)
McWilliams Peter Trust
26151 Ladera Drive
Blk: MA, Lot: 4

APN: 010-016-005

. DS 14-50 (Mussallem)

San Carlos 2 SE of 13th Ave.
Blk: 142, Lots: S% of lots 4 & 6
APN: 010-162-025

Re-consideration of Municipal Project (MP 14-01)
and associated Coastal Development Permit
application for sidewalk material located at the foot
of Ocean Avenue in the Del Mar Parking area

Consideration of Final Design Study (DS 14-26) and
associated Coastal Development Permit application
for the substantial alteration of an existing residence
located in the Single-Family Residential (R-1)
Zoning District

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

Consideration of Concept Design Study (DS 14-50)
and associated Coastal Development Permit
application for the construction of a new residence
located in the Single-Family Residential (R-1)
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. DS 14-42 (Benner)

Torres St. 4 southwest of 9" Ave.
Blk: 108, Lots: S 2 of lots 7 and 9
APN: 010-071-010

. DS 14-72 (Levett)
Monte Verde 3 NE of 4"
Blk: 32, Lot: 16

APN: 010-222-007

. DS 14-64 (Webster)

Camino Real 2 NW of 11" Ave
Blk: Q, Lot: 17

APN: 010-275-008

. DS 14-43 (Jarve)

Scenic Road 1 SE of 9" Ave
Blk: A-2, Lots: portions of 2 & 3
APN: 010-302-015

DIRECTOR’S REPORT

1. Update from the Director

SUB-COMMITTEE REPORTS

1. Report from Sub-Committees

ADJOURNMENT

Zoning District

Consideration of Concept and Final Design Study
(DS 14-42) and associated Coastal Development
Permit application for the alteration of an existing
residence located in the Single-Family Residential
(R-1) Zoning District

Consideration of Concept Design Study (DS 14-72)
and associated Coastal Development Permit
application for the construction of a new residence
located in the Single-Family Residential (R-1)
Zoning District

Consideration of Concept Design Study (DS 14-64)
and associated Coastal Development Permit
application for the substantial alteration of an
existing residence located in the Single-Family
Residential (R-1) Zoning District

Consideration of Concept Design Study (DS 14-43)
and associated Coastal Development Permit
application for the construction of a new residence
located in the Single-Family Residential (R-1), Park
Overlay (P), and Beach and Riparian (BR) Overlay
Zoning Districts

The next meeting of the Planning Commission will be:

Regular Meeting — Wednesday, October 8, 2014, at 4:00 p.m.

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

2929.
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The City Council Chambers is equipped with a portable microphone for anyone unable to
come to the podium. Assisted listening devices are available upon request of the
Administrative Coordinator. If you need assistance, please advise the Planning
Commission Secretary what item you would like to comment on and the microphone will
be brought to you.

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

Any writings or documents provided to a majority of the Planning Commission regarding
any item on this agenda will be made available for public inspection in the Planning &
Building Department located in City Hall, east side of Monte Verde between Ocean & 7"
Avenues, during normal business hours.
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CITY OF CARMEL-BY-THE-SEA
PLANNING COMMISSION - MINUTES
AUGUST 13, 2014

CALL TO ORDER AND ROLL CALL FOR TOUR OF INSPECTION

PRESENT: Commission Members: LePage, Paterson, Reimers, Goodhue, and Reimers

ABSENT: Commissioners Members: None

STAFF PRESENT: Rob Mullane, AICP, Community Planning & Building Director
Marc Wiener, Senior Planner
Christy Sabdo, Contract Planner
Mike Branson, City Forester
Sharon Friedrichsen, Public Services Director
Lori Frontella, City Clerk

TOUR OF INSPECTION

The Commission convened at 2:08 p.m. and then toured the following sites:

1. MP 14-01 RV 01 (City of Carmel); Del Mar Parking Lot

DS 14-33 & UP 14-14 (Porteous); San Antonio 3 NE of 7™ Ave., Block S; Lots 14 &
16

DS 14-32 (Makler); Santa Lucia 2 NE of Casanova, Block 146; Lots 26 & 28

DS 14-78 (McWilliams); 26151 Ladera Drive, Block MA; Lot 4

DS 14-68 (Lewis); San Carlos 4 SW of 11™ Ave., Block 131; Lot 9

DS 14-83 (Ungaretti); Torres St. 2 SE of 10" Ave., Block 120; Lot 1B

DS 14-69 (Frank); NW Corner of Santa Fe St. and Mountain View Ave., Block 80; Lot
14

8. DS 14-29 (Darley); 2" Avenue, 2 SW of Santa Rita; Block 24; Lots West %2 of 1 & 3

9. DS 14-82 (Ohm); Lobos 3 NW of 4™ Ave.; Blk 1A; Lot 3

10. CR 14-03 (Grasing’s); NW Cor. of Mission & 6" Ave.; Block 57; Lots 17 & 19

no

No ok ow

ROLL CALL
Chairman Reimers called the meeting to order at 4:03 p.m.

PLEDGE OF ALLEGIANCE

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

ANNOUNCEMENTS/EXTRAORDINARY BUSINESS

Planning Commission Minutes
August 14, 2014
1



VI.

VII.

Commissioner Martin recommended reading Creating Carmel, which is available on loan
from the Community Planning and Building Department, and thanked Barbara Livingston
and the Carmel Residents Association for donating these books.

Commissioner Martin also acknowledged the efforts of staff and the recent improvements to
processes at the department.

Chair Reimers asked if anything could be done to preserve full-time residency of the City.
Chair Reimers also noted that the Forest and Beach Commission is addressing cleaning of
the beach and the North Dunes area and requested that an update and discussion item be
brought to the Planning Commission in approximately 6 months.

APPEARANCES

There were no speakers.

CONSENT AGENDA

Items placed on the Consent Agenda are considered to be routine and are acted upon by the
Commission in one motion. There is no discussion of these items prior to the Commission
action unless a member of the Commission, staff, or public requests specific items be
discussed and removed from the Consent Agenda. It is understood that the staff
recommends approval of all consent items. Each item on the Consent Agenda approved by
the Commission shall be deemed to have been considered in full and adopted as
recommended.

1. Consideration of minutes from July 9, 2014 Regular Meeting.

2. DS 14-39 (Alexander) Consideration of Final Design Study (DS 14-39)
Matt Alexander y and associated Coastal Development Permit
Tolrkr.es St. 2 '_\lE of 37 Ave. application for the substantial alteration of an
B 25 Lot: 18 existing residence located in the Single-Family
APN: 010-102-011 ) . . -

Residential (R-1) Zoning District

Vice Chair Paterson noted that he must recuse himself from Item 2, and the item was pulled
and heard under separate motion.

Chair Reimers opened to public comment, and asked if any member of the public wished to
speak or pull any items. Seeing no public speakers or requests to pull any items, Chair
Reimers entertained a motion to approve the minutes...

Vice Chair Paterson moved to approve the minutes of the consent agenda with the
change made to the minutes as noted by Chair Reimers. Motion seconded by
Commissioner Goodhue and carried by the following roll call vote:

AYES: COMMISSIONERS: LEPAGE, PATERSON, REIMERS,
GOODHUE & CHAIR REIMERS
NOES: COMMISSIONERS: NONE
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VIII.

ABSENT:
ABSTAIN:

COMMISSIONERS: NONE
COMMISSIONERS: NONE

CONSENT AGENDA (PULLED ITEMS)

Commissioner Goodhue made a motion to approve DS 14-39. Motion seconded by

Commissioner Lepage and carried 4/0/1.

AYES: COMMISSIONERS:
NOES: COMMISSIONERS:
ABSENT: COMMISSIONRES:
ABSTAIN: COMMISSIONERS:

PUBLIC HEARINGS

MP 14-01 (Carmel-by-the-Sea)
City of Carmel-by-the-Sea
Del Mar Parking Lot

Lepage, Goodhue, Martin, Reimers
NONE

NONE

Paterson

Consideration of Municipal Project (MP 14-01) and
associated Coastal Development Permit application
for a revised style of sidewalk pavers located at the
foot of Ocean Avenue in the Del Mar Parking Lot

Marc Wiener, presented the staff report, which included an overview of the proposed
project. Mike Branson, City Forester, spoke more on the project, fielding questions from
the Board on the proposed Natural Grey brick color with a runningbond pattern.

Chair Reimers opened the public hearing.

Todd Krempasky asked for clarity on what qualifies the proposed pavers as permeable.

Seeing no other speakers, Chair Reimers closed to public comment.

Commissioner Lepage

made a motion to approve application with staffs

recommendation of the Medium Grey color and dimensioned 8” x 4” paver in a

running bond pattern. Motion seconded by Commissioner Goodhue and carried

unanimously.

AYES: Commissioners:
NOES: COMMISSIONERS:
ABSENT: COMMISSIONRES:
ABSTAIN: COMMISSIONERS:

DS 14-29 (Darley)

Robert Darley

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

Lepage, Paterson, Goodhue, Martin, Reimers
NONE
NONE
NONE

Consideration of Final Design Study (DS 14-29) and
associated Coastal Development Permit applications
for the demolition of an existing residence and
construction of a new residence located in the
Single-Family Residential (R-1) Zoning District
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Vice Chair Paterson recused himself from this item because he owns property within 500
feet of the project site.

Marc Wiener, Senior Planner presented the staff report, which included an overview of the
proposed project and a summary of the findings at the previous Planning Commission
meeting on May 15, 2014. Mr. Wiener noted that the applicant had made revisions to the
design to address the Commission’s concern with the similarity in style between the
proposed residence and the adjacent residence to the west.

Chair Reimers opened the public hearing.

Robert Darley, Applicant and Adrian Lopez, Project Designer addressed questions from the
commission in regards to the revised pitch lowering from 12:16 to 12:12.

Seeing no other speakers, Chair Reimers closed to public comment.

Mr. Mullane also stated that Special Condition #22 should be stricken being that staff no
longer recommends this condition for the approval of this item.

Commissioner Goodhue moved to continue the item to further lower the height of the
ridge line. Motion seconded by Commissioner Reimers and carried 4/0/1.

AYES: COMMISSIONERS: Goodhue, Reimers, Martin, LePage

NOES: COMMISSIONERS: NONE

ABSENT: COMMISSIONRES: Paterson (recused)

ABSTAIN: COMMISSIONERS: NONE

3. DS 14-40 (Perry) Consideration of Final Design Study (DS 14-40) and

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

Vice Chair Paterson returned to the dais, and Commissioner LePage recused himself from
this item because he owns property within 500 feet of the project site.

Marc Wiener, Senior Planner presented the staff report, which included an overview of the
proposed project. Mr. Wiener noted that the applicant worked with staff to simplify design
of the north elevation, redesign of the front fence and eliminate stone, and to change the
proposed garage to a carport.

Chair Reimers opened the public hearing

Alan Lehman, Designer, spoke on behalf of the applicant and addressed questions from the
Commission.
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Roberta Miller, Resident spoke her support for lowering the height of the carport and a
wood shake roof instead of the composition shingle being proposed by the applicant.

Adele Lloyd, resident, made the suggestion that the applicant continue to use the garage in
the rear of the property instead of building the proposed carport.

Seeing no other speakers, Chair Reimers closed to public comment.

Vice Chair_Paterson_moved to lowering Carport to 7’ 6, accept composition roof,
remove the concrete walkway in City ROW, and made a revision to special condition
#22 that a_upper canopy and lower canopy tree be planted on property. Motion
seconded by Commissioner Goodhue and carried 4/0/1.

AYES: COMMISSIONERS: Paterson, Goodhue, Martin, Reimers
NOES: COMMISSIONERS: NONE
ABSENT: COMMISSIONRES: LePage (recused)
ABSTAIN: COMMISSIONERS: NONE
4. DS 14-33 & UP 14-14 (Porteous) Consideration of Concept and Final Design Study
John and Jennifer Porteous (DS 14-33) and Use Permit (UP 14-14) applications
San Antonio 3 NE of 7" Ave. for exterior alterations to a structure located in the
Blk: S, Lots: 14 & 16 Single-Family Residential (R-1) Zoning District.
APN: 010-267-008 The structure was previously an inn and is being
reverted to a single-family residence with a
guesthouse.

Commissioner LePage returned to the dais.

Marc Wiener, Senior Planner presented the staff report, which included an overview of the
proposed project.

Chair Reimers opened the public hearing.

Eric Miller, Project Architect, spoke on the four proposed chimneys, and retaining the two
light fixtures on top of the existing columns.

Barry Porteous, Property Owner, spoke on the design of the four proposed chimneys and
plans to change them to stone.

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

Commissioner LePage moved to accept the application with Special Conditions #22,
26, 27 and revisions to conditions as follows: #23 review existing trees and impacts to
neighboring properties, #24 change to allow the 4 proposed chimneys and 3 of the 4
fireplaces have dedicated gas log lighters with gas logs and #25 state that the applicant
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may retain the two light fixtures as long as they have no more than a 25 watt bulb.

Motion seconded by Vice Chair Paterson and carried unanimously.

AYES: COMMISSIONERS:
NOES: COMMISSIONERS:
ABSENT: COMMISSIONRES:
ABSTAIN: COMMISSIONERS:

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

LePage, Paterson, Goodhue, Martin, Reimers
NONE
NONE
NONE

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

Commissioner Goodhue recused himself from the dais because he owns property within 500

feet of the project.

Marc Wiener, Senior Planner presented the staff report, which included an overview of the

proposed project.

Chair Reimers opened the public hearing.

Rob Nicely spoke on behalf of the applicant and noted that they would look into options for

adding a trash enclosure.

Seeing no other speakers, Chair Reimers closed to public comment.

Commissioner LePage made a motion to accept concept application as provided by

staff and added additional recommendations that applicant work with staff on trash

enclosure and proposing consistent materials with base of building. Motion seconded

by Vice Chair Paterson and carried unanimously.

AYES: COMMISSIONERS:
NOES: COMMISSIONERS:
ABSENT: COMMISSIONRES:
ABSTAIN: COMMISSIONERS:

LePage, Paterson, Martin, Reimers

NONE
Goodhue (recused)
NONE

The Planning Commission took a 10 minute recess.

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

Consideration of a Concept Review (CR 14-03) for
the establishment of an outdoor dining area and new
rain-shelter canopies on the rooftop of a restaurant
located in the Central Commercial (CC) Zoning
District
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Chair Reimers recused herself from the dais, because she owns property with a similar
restaurant set-up.

Marc Wiener, Senior Planner presented the staff report, which included an overview of the
proposed project.

Vice Chair Paterson opened the public hearing.

Speaker #1: Carl Maxey, Project Architect, spoke on the project, its intent and showed
additional renderings of the proposed structure explained that the actual structure will be
dark brown instead of the white structure in the rendering. The applicant would like to add
the structure for periodic banquets to add business to his facility.

Speaker #2: Kurt Grasing, Applicant, spoke more on the project and the proposed structures
for banquet use.

Seeing no other speakers, Vice Chair Paterson closed to public comment.

The Planning Commission provided the following comments and concerns on the Concept
Review application: 1) suggestion of wood trellis with a retractable awning, 2) concerns
with the design compatibility of the proposed awning system with the building, 3) concerns
with the durability of the awning material and how it will maintain a clean appearance over
time, and 4) concerns with adding mass to the area and the overall aesthetic appearance.

7. DS 14-61 (Hardy) Consideration of Design Study (DS 14-61) for the
Patricia Hardy replacement of a wood-shake roof with composition
25904 Ridgewood Road shingles on a residence located in the Single-Family
Blk: 2, Lot: 1 Residential (R-1-C-10) District

APN: 009-352-019
Chair Reimers returned to the dais.

Christy Sabdo, Contract Planner presented the staff report, which included an overview of
the proposed project.

Chair Reimers opened the public hearing.

Speaker #1: Patricia Hardy, Applicant spoke briefly on the project and the difficulty of
finding an insurer for a home with wood shakes.

Seeing no other speakers, Chair Reimers closed to public comment.
Vice Chair Paterson moved to accept a high quality of composition shingle for the roof

material, with the final material to be verified by staff. The composition shingle must
have the highest warranty available with a thick butt that articulates individual shingle
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shapes and casts a perceptible shadow, achieving the appearance of wood shake.
Motion seconded by Commissioner Goodhue and carried 4/1/0.

AYES: COMMISSIONERS: Goodhue, Paterson, Martin, Reimers

NOES: COMMISSIONERS: LePage

ABSENT: COMMISSIONRES: NONE

ABSTAIN: COMMISSIONERS: NONE

8. DS 14-69 (Frank) Consideration of Design Study (DS 14-69) for the

Margaret Frank replacement of a wood-shake roof with composition
NW Corner of Santa Fe St. and shingles on a residence located in the Single-Family
Mountain View Ave. Residential (R-1) District
Blk: 80, Lot 14

APN: 010-081-005

Christy Sabdo, Contract Planner presented the staff report, which included an overview of
the proposed project.

Chair Reimers opened the public hearing.

Speaker #1: Michael Lambert, project contractor, spoke on the process of needing an
architect to inspect a clay or tile roof because of the weight of the material.

Seeing no other speakers, Chair Reimers closed to public comment.
Commissioner LePage made a motion to have the applicant consider a tile roof or a

wood roof which can be approved by staff. Motion seconded by Commissioner
Goodhue and carried 4/1/0.

AYES: COMMISSIONERS: LePage, Goodhue, Martin, Reimers

NOES: COMMISSIONERS: Paterson

ABSENT: COMMISSIONRES: NONE

ABSTAIN: COMMISSIONERS: NONE

9. DS 14-82 (Ohm) Consideration of Design Study (DS 14-82) for the

Ronald Ohm replacement of a wood-shake roof with composition
Lobos 3 NW of 4™ Ave. shingles on a residence located in the Single-Family
Blk: 1A, Lot 3 Residential (R-1) District

APN: 010-014-007

Christy Sabdo, Contract Planner, presented the staff report, which included an overview of
the proposed project to replace an existing wood-shake roof with medium-gray (Barkwood)
composition shingle roof.

Chair Reimers opened the public hearing.
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Speaker #1: Scott Townsend, representing the owner spoke on composition shingles being
the desired roofing materials for the owner.

Seeing no other speakers, Chair Reimers closed to public comment.

Commissioner Goodhue moved to accept a composition shingle roof, specifically
Timberline prestige lifetime high-definition shingles or equivalent, in the suggested
slate color or similar color to be approved by staff. Motion seconded by Vice Chair
Paterson and carried unanimously.

AYES: COMMISSIONERS: LePage, Goodhue, Martin, Reimers, Paterson
NOES: COMMISSIONERS: NONE
ABSENT: COMMISSIONRES: NONE
ABSTAIN: COMMISSIONERS: NONE

10. DS 14-78 (McWilliams) Consideration of Design Study (DS 14-78) for the
McWilliams Peter Trust replacement of a wood-shake roof with composition
26151 Ladera Drive shingles on a residence located in the Single-Family
Blk: MA, Lot: 4 Residential (R-1) District

APN: 009-331-004

Christy Sabdo, Contract Planner presented the staff report, which included an overview of
the proposed project to replace an existing wood-shake roof with dark grey (Country Grey)
composition shingle roof. Ms. Sabdo stated that the applicant was unable to attend tonights
meeting but has provided a letter that was included in the Planning Commissions packet.

Chair Reimers opened the public hearing; no one spoke regarding this item, Chair Reimers
closed the public hearing.

Chair Reimers noted for the record that she is aquainted with Matt Little, from Carmel
Insurance Agency, who was in correspondence with the applicant.

Commissioner LePage made a motion to continue the item to allow the applicant to
return with an alternative, high-quality composition shingle or provide a revision to
the proposed material with tile, slate, or wood for an approval by staff. Motion
seconded by Vice Chair Paterson and carried unanimously.

AYES: COMMISSIONERS: LePage, Goodhue, Martin, Reimers, Paterson
NOES: COMMISSIONERS: NONE
ABSENT: COMMISSIONRES: NONE
ABSTAIN: COMMISSIONERS: NONE
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11.

12.

DS 14-68 (Lewis) Consideration of Design Study (DS 14-68) for the

Tim Lewis replacement of a wood-shingle roof with
San Carlos 4 SW of 11" Ave. composition shingles on a residence located in the
Blk: 131, Lot: 9 Single-Family Residential (R-1) District

APN: 010-154-003

Christy Sabdo, Contract Planner presented the staff report, which included an overview of
the proposed project to replace the existing wood-shingle roof with gray composition
shingles.

Chair Reimers opened the public hearing.

Speaker #1: Michael Lambert, representing the applicant, spoke on the existing and
proposed materials for the project.

Speaker #2: Beverly Lewis, property owner, briefly stated her support for a composition
shingle.

Seeing no other speakers, Chair Reimers closed to public comment.

Commissioner Goodhue made a motion to accept a composition shingle that replicates
the wood-shingle look that is on the home as shown in the original Attachment B of the
August 13, 2014 staff report, with the final material to be verified by staff. Motion
seconded by Vice Chair Paterson and carried unanimously.

AYES: COMMISSIONERS: LePage, Goodhue, Martin, Reimers, Paterson
NOES: COMMISSIONERS: NONE

ABSENT: COMMISSIONRES: NONE

ABSTAIN: COMMISSIONERS: NONE

DS 14-83 (Ungaretti) Consideration of a Design Study (DS 14-83) for the
Elisabeth Ungaretti replacement of a cap sheet, tar, and gravel roofs on
Torres St. 2 SE of 107 Ave. flat roof areas with DuroLast plastic roof on a

Blk: 120 Lot: 1B

APN:010-331-002 residence located in the Single-Family Residential

(R-1) District

Christy Sabdo, Contract Planner presented the staff report, which included an overview of
the proposed project to replace an existing cap sheet, tar, and gravel roof on the flat roof
areas only with tan DuroLast PVC roofing materials.

Chair Reimers opened the public hearing.

Speaker #1: Jennifer Scudder, with Scudder Roofing spoke on the proposed DuroLast PVC
roofing material.
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XI.

XIl.

Seeing no other speakers, Chair Reimers closed to public comment.

Mr. Mullane stated that there is some demand to look at the design guidelines which staff
will address technological advances in the building industry once they have the capacity to
bring the guidelines back to the Planning Commission and City Council.

Commissioner Goodhue made a _motion _to _approve the proposed DuroLast PVC
roofing material due to the material not being visible from the street view and not
having an effect on village character. Motion seconded by Vice Chair Patterson and
carried unanimously.

AYES: COMMISSIONERS: LePage, Goodhue, Martin, Reimers, Paterson
NOES: COMMISSIONERS: NONE
ABSENT: COMMISSIONRES: NONE
ABSTAIN: COMMISSIONERS: NONE

DIRECTOR’S REPORT:

The Director’s report addressed the following:

City Council Meeting closed session discussion Council announced unanimous support for
City Administrator and City Attorney

City Staff will be increasing community outreach.

City Attorney will be more involved with Public Records requests

Councils selection of Cody Anderson Wasney Architects for Forest Theater renovation
project

Council support for beach fire and management strategy update

Update on PG&E incident in March and plans for Pipeline Safety project

SUB-COMMITTEE REPORTS

ADJOURNMENT:

There being no further business Chair Reimers adjourned the meeting at 8:26 p.m.

The next meeting of the Planning Commission will be:

Regular Meeting — Wednesday, September 10, 2014, at 4:00 pm, with a tour of
inspection to begin at approximately 2:30 p.m.

Acting Planning Commission Secretary
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ATTEST:

Jan Reimers, Chairman
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

September 10, 2014
To: Chair Reimers and Planning Commissioners
From: Rob Mullane, AICP, Community Planning and Building Director {?M
Submitted by: Marc Wiener, Senior Planner
Subject: Consideration of Final Design Study (DS 14-32) and associated Coastal

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

Recommendation:

Approve the Design Study (DS 14-32} and the associated Coastal Development Permit subject to
the attached findings and conditions

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

Location: Santa Lucia Avenue 2 northeast of Casanova Street

Block: i46 iots: 26 & 28

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

Background and Project Description:

The project site is located on Santa Lucia Avenue two northeast of Casanova Street. The site is
developed with a 1,137-square foot residence that includes a main upper level and a garage on
the lower level. The residence is clad with a combination of board and batten siding and wood-
shingle siding. A Determination of Historic Ineligibility was issued by the City on August 28,
2014.

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

request for certain changes. The applicant has revised the design to address the

recommendations made by the Planning Commission.

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

15 ft. {2nd-story)

Site Considerations Allowed Existing Proposed

Floor Area 1,803 sf (45%) 1,137 sf (28.4%) | 1507 f (37.6%)
1,166 sf residence
340 sf garage

Site Coverage 556 sf (13.9%)* 982 sf (28.3%) 528 sf {13.1%)

Trees (upper/lower) 3/1 trees 0/7 trees 1/7 trees

(recommended)

Ridge Height (1%/2") 18 ft./24 ft. 15 ft./19 ft. No Change

Plate Height (1*'/2") 12 ft./18 ft. 12 ft./17 ft. No Change

Setbacks Minimum Required Existing Proposed

Front 15 ft. 13ft.2in No Change

Composite Side Yard 12.5 ft. (25%) 18 ft. 3 in. (60%) No Change

Minimum Side Yard 3ft. 3ft. 7in. No Change

Rear 3 ft. (1st-story) 36 ft. 22 ft. 10 in,

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

Staff analysis:

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

1 The applicant shall submit a landscape plan for final Planning Commission review that
includes one new upper-canopy tree on the site.

Analysis: The applicant is proposing to maintain the existing landscaping, as shown in the site
photographs included in Attachment A. The site plan on Sheet A-1.2 of the plan set indicates
that one new upper-canopy Monterey pine tree will be planted at the rear of the property.
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2. Prior to final building inspection, the applicant shall remove the encroachments in the
City Right-of-Way as indicated on the project plans.

Analysis: The City Right-of-Way (ROW) at the front of the property is approximately 14 feet
wide between the front property line and Santa Lucia Avenue. It is unpaved and is mostly
undeveloped. However, there are existing encroachments in the ROW such as the front fence
and 10-inch high stone wall. Sheet A-1.1 of the plan set includes a note that the
encroachments will be removed. A condition has been drafted requiring the encroachments to
be removed prior to final building inspection.

3. The applicant shall include a proposal to screen the trash cans from public view.

Analysis: The project plans have been revised to include a proposal for a trash can storage area
under the front deck. The south elevation drawing on Sheet A-3.2 of the plan set depicts a set
of doors that will be used to access the trash can storage area.

4. The applicant shall revise the design to use consistent finish materials on the lower level.

Analysis: The original proposal included horizontal wood siding on the south (front) elevation
of the lower level and stucco along the side elevations. The applicant has replaced the stucco
along the sides of the building with horizontal wood siding. In addition to the horizontal wood
siding, the applicant is also proposing a Carmel stone wainscot around the front of the garage.
Other finish material is included unclad wood doors and windows and a wood-shingle roof.

Environmental Review: The proposed project is categorically exempt from CEQA requirements,
pursuant to Section 15301 (Class 1) — Existing Facilities. The project includes a 369-square foot
addition an existing 1,137-square foot residence, and therefore qualifies for a Class 1
exemption.  The proposed alterations to the residence do not present any unusual
circumstances that would result in a potentially significant environmental impact.

ATTACHMENTS:

e Attachment A - Site Photographs

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

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

DS 14-32 {Makler)
September 10, 2014
Findings for Approval
Pagel

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

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

Municipal Code Finding YES | NO

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

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

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

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

vicinity.

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

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

7. The development does not require removal of any significant trees unless v
necessary to provide a viable economic use of the property or protect public health
and safety. All buildings are setback a minimum of 6 feet from significant trees.
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September 10, 2014
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8. The proposed architectural style and detailing are simple and restrained in
character, consistent and well integrated throughout the building and
complementary to the neighborhood without appearing monotonous or repetitive
in context with designs on nearby sites.

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

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

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

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

Coastal Development Findings (CMC 17.64.8.1):

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

DS 14-32 (Makler)
September 10, 2014
Conditions of Approval

Page 1

Conditions of Approval

No.

Standard Conditions

Authorization: This approval of Design Study {DS 14-32) authorizes: 1) a 369-
square foot addition to an existing 1,137-square foot residence, 2) the
installation of new horizontal wood siding, 3) reconstruction and reconfiguration
of the deck at the front of the residence, 4) the removal of approximately 454
square feet of site coverage from the property, 5) the construction a new 4-foot
high grape stake fence at the front of the property, and 6) the removal of
encroachments from the City Right-of-Way as depicted on the September 10,
2014 approved plans.

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

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

All new landscaping, 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 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 Commissicon.

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

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

Approval of this application does not permit an increase in water use on the
project site. Should the Monterey Peninsula Water Management District
determine that the use would result in an increase in water beyond the
maximum units allowed on a 4,009-square foot parcel, this permit will be
scheduled for reconsideration and the appropriate findings will be prepared for
review and adoption by the Planning Commission.

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

Exterior lighting shall be limited to 25 watts or less (incandescent equivalent,
i.e.,, 375 lumens) per fixture and shall be no higher than 10 feet above the
ground. landscape lighting shall be limited to 15 watts (incandescent
equivalent, i.e., 225 lumens) or less per fixture and shall not exceed 18 inches
above the ground.

10.

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

N/A

11.

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

12,

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

13.

The applicant agrees, at his or her sole expense, to defend, indemnify, and hold
harmless the City, its public officials, officers, employees, and assigns, from any
liability; and shall reimburse the City for any expense incurred, resulting from, or
in connection with any project 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 legai action, but participation shall not relieve the
applicant of any obligation under this condition. Should any party bring any
legal action in connection with this project, the Superior Court of the County of
Monterey, California, shall be the situs and have jurisdiction for the resolution of
all such actions by the parties hereto.

14.

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

15.

This project is subject to a volume study.

16.

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

N/A

17.

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

18.

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

19a.

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

N/A
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Planning Commission.

19b.

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

20.

Prior to Building Permit issuance, the applicant shall provide for City
(Community Planning and Building Director in consultation with the Public
Services and Public Safety Departments) review and approval, a truck-haul route
and any necessary temporary traffic control measures for the grading activities.
The applicant shall be responsible for ensuring adherence to the truck-haul
route and implementation of any required traffic control measures.

21.

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

Special Conditions

22,

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

23.

Prior to final building inspection, the applicant shall remove the existing
encroachments from the City ROW including the front fence and 10-inch high
stone wall.

24.

Prior to final building inspection, the applicant shall remove 454 square feet of
site coverage from the property.

*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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MAKLER RESIDENCE
SINGLE FAMILY RESIDENCE REMODEL AND ADDITION
2 N.E. of Casanova St. on Santa Lucia Ave., Carmel, Ca 93921

PLUMBING AND ELECTRICAL NOTES

PROJECT DATA

GENERAL NOTES

SHEET INDEX

FOR ALL NEW PLUMBING AND ELECTRICAL [TEMS:

1. ALL SHOWER HEADS SHALL HAVE A MAX. FLOW RATE OF 2.0 GP.M.

Z. ALL SING FAUCETS SHALL HAVE A MAX FLOW RATE DF 22 GPM

3. ALL TOILETS SHALL BE ULTRA-LOW FLUSH TDILETS WITH A MAXIMUM TANK SIZE OR FLUSH CAPACITY OF 1.6 GAL.

4, HOMERUN ALL NEW CIRCUITS TO ELECTRICAL PANEL.

5. ALL KITCHEN AND BATHRODM ELECTRICAL OUTLETS SHALL HAVE GFCI PROTECTION.

4. ALL ELECTRICAL [TEMS SHOWN ARE NEW UNLESS OTHERWISE NOTED.

T. ZRWUTLETS IDE TWO SMALL-APPLIANCE BRANCH CIRCUITS FOR THE KITCHEN LIMITED TO SUPPLYING WALL AND COUNTER SPACH

AFR; 010-1768-025

ZOMING: R-1

LOT: 25

LOT SIZE: 4000.04 SQ. FT.

FRONT / REAR SETBACK = 150"/ 150"

SIDE SETBACKS: WEST - 25% OF LOT WIDTH" / EAST - 30"

BUILDING HEIGHT: 1¢'-3" {(EXISTING) 20'-2" (PROFOSED)

AVERAGE GRADE: 21328' GRADE AT HIGHEST RIDGE: 221.55'

TREE INFORMATION; {1) CALLISTEMON TREE TO BE REMOVED. (1) MONTEREY PINE TO BE ADDED.
FLODR AREA ALLOWED: 1,804,1 2Q, FT, (+MAX. 668 50Q. FT. SITE COVERAGE w! 50% PERMEABLE)

8. PROVIDE SEPARATE BRANCH CIRCUITS AT EACH BEDRDOM WITH THE REQUIRED ARC-FAULT CIRCUIT INTERRUPTERS.
9. FROVIDE HARD WIRED SMOKE DETECTORS WITH BATTERY BACKUP [N EACH BEDROCM, HALLWAY & WHERE INDICATED.
10, SMOKE DETECTURS SHALL BE INTER-CONNECTED TO SOUND AN ALARM AUDIBLE IN ALL BEDROOMS.

11.USE WATER RESISTANT GYPSUM WALL BOARD BEHIND NEW TILE, SHOWER AND SINKES,
#2.INCANDESCENT LIGHTING FIXTURES RECESSED INTO INSULATED CEILINGS SHALL BE I.C. RATED BY UL OR OTHER
APPROVED AGENCY.

FIRE SAFETY REQUIREMENTS

. DEFENSIBLE BPACE REQUIREMENTS - MANAGE COMBUSTIBLE VEGETATION WITHIN A MiN, OF 100 FEET OF STRUCTURES
(OR THE PROPERTY LINE). LIMB TREES & FEET UP FROM GROUND. REMOVE LIMBS WITHIN 10 FEET OF CHIMNEYS.

FIRE PROTECTION ECANPMENT & SYSTEMS - FIRE SPRINKLER SYSTEM - THE BUILIING AND ATTACHED GARAGE SHALL HE
FULLY PROTECTED WITH AUTOMATIC FIRE SPRINKLER SYSTEMS. INSTALLATION SHALL BE IN ACCORDANGE WITH THE
APPLICABLE NFPA STANDARD.

]

3. SMOKE ALARMS - (SINGLE FAMILY DWELLING) - WHERE A HOUSEHOLD FIRE WARNING SYBTEM OR COMBINATION
FIRE/BURGLER ALARM SYSTEM IS INSTALLED IN LIEU OF SINGLE-STATICN SMOKE ALARMS REQUIRED BY THE UBC - THE
ALARM FANEL SHALL BE REQUIRED TO BE PLACARDED AS FERMANENT BUILCHNG EQUIPMENT.

ROOF CONSERLICTION - ICBC CLASS A ROOF CONSTRUCTION.

-
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20.

. ALL NOTES, DIMENSIONS, ETC. INDICATE NEW MATERIALS OR CONSTRUCTICN UNLESS

. CHANGE DRDERS: NO VERBAL CHANGE OADERS SHALL RECOME LEGAL AND BINDING,

CONTRACTOR LICENSE: THE CONTRACTOR(S) PERFORMING THE WORK DESCRIBED BY THESE
PLANS AND SPECIFICATIONS SHALL BE PROPERLY AND CURRENTLY LICENSED DURING THE
EXECUTION OF THE FROJECT AND SHALL NOT PERFORM WORK OUTSIDE THE LEGAL SCOPE OF
ANY LICENSE.

SCOPE: THE CONTRACTOR SHALL PROVIDE AND PAY FOR ALL LABOR, MATERIALS, TOOLS,
EQUIPMENT AND MACHINERY, TRANSPORTATION, WATER, HEAT, ELECTRICAL, TELEPHONE AND
ANY DTHER RELATED ITEMS NECESSARY FOR THE PROPER EXECUTION AND TIMELY
COMPLETION OF THE WORK.

QUALITY CONTROL: IT 1§ THE EXPRESS INTENTION OF THESE PLANS AND SPECIFICATIONS TO
REQUIRE REASONABLE CARE AND COMPETENCE iN THE EXECUTION OF THE CONSTRUCTION
PROCERS AND PRODLCT, JF, IN THE OPINION OF THE CONTRACTOR, ANY FORTION OF THE
DOCUMENTATION HEREIN IS INCONSISTENT WITH THIS, THE DESIGNERS SHALL BE NOTIFED

DESIGN

ADA COVER SHEET, PROVECT DATA

A1.1 EXSTING SITE PLAN

A2.2 PROPOSED SITE PLAN

A2.1 EXISTING FLODR PLANS/DEMO PLAN

A2.2 PROPOSED FLOOR PLAN, BUILDING SECTION & DOOR SCHEDULE
A3.1 EXISTING EXTERIOR ELEVATIONS

Ald2 PROPOSED EXTERIDR ELEVATIONS

£4.1 BUILDING SECTIONS

WINDOW & DOOR SCHEDULE

E‘)..cr ELELTRLzne VLAN

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

WARRANTY: THE CONTRACTOR WARRANTS TO THE OWNER THAT ALL MATERIALS AND
EQUIPMENT, FURNISHED UNDER THIS CONTRACT, WILL BE NEW UNLESS DTHERWISE SPECIFIED
AND THAT ALL WORK WILL BE OF GOOD QUALITY, FREE FROM FALULTS AND DEFECTE ANCH IN

PROJECT DESCRIPTION

:
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ACCORDANCE WITH THE CONTRACT DRAWINGS AND SPECIFICATIONS.

PERMITS: UNLESS OTHERWISE INSTRUCTED, THE OWNER SHALL PALL ALL PERMIT FEES
INCLURING UTILITIES. THE CONTRACTOR SHALL SECURE THE BLILDING PERMIT AND ANY OTHER
FERMITS PRIOR TO STARTING THE WORK AND COMPLY WITH ALL INSPECTION REQUIREMENTS
THROUGH FINAL SIGN-OFF.

LEGAL/NOTICE/CODE COMPLIANCE; THE CONTRACTOR SHALL GIVE ALL NOTICES AND COMPLY
WITH ALL LAWS, ORDINANCES, BUILDING CODES, RULES, RESLILATIONS AND OTHER LAWFUL
ORDERS OF ANY PUBLIC AUTHORITY BEARING DN THE PERFORMANCE OF THE WORK. THE
CONTRACTOR SHALL PROMPTLY NOTIFY THE DESIGNERS IN WRITING IF THE DRAWINGS AND/OR
SPECIFICATIONS ARE AT VARIANCE WITH ANY SUCH REQUIREMENTS (2007 C.B.C.)

RESPONSIBILITY: THE CONTRACTOR SHALL BE SOLELY RESPONS!BLE FOR ALL CONSTRUCTION

EANS, METHODS, TECHNIQUES, SEQUENCES AND PROCEDURES SELECTED TO EXECUTE THE
WORK. THE CONTRACTOR SHALL COORDINATE ALL FORTIONS OF WORK WITHIN THE SCOPE OF
THE CONTRACT.

REMODEL AND: ADDITION OF 388.8 SQ. FT. TO THE MAIN LEVEL OF AN EXISTING 787.5 8Q. FT,
BINGLE FAMILY RESIDENCE. EXIBTING GARAGE ON GROUND FLOOR TD REMAIN SAME SIZE
AND SHALL RECEIVE A NEW WOOD. ROLL UP GARAGE DOOR. ALL EXTERIOR CEDAR SHAKE
SHINGLE ON MAIN LEVEL AND BOARD AND BATTEN SIDING AT GARAGE LEVEL TQ BE
REMOVEL AND REPLACE WITH HORIZONTAL LAP SIDING WITH AN 8" REVEAL. BERICK VENEER
AT GARAGE DOORE TO BE REMOVED AND REPLACED WITH NEW CARMEL BTONE ASHLAR
LAY VENEER. EXISTING BRICK FIREPLACE CHIMNEY TO REMAIN. ALL $INGLE PANE,
ALUMINUM WINDOWS TO BE REPLACED WITH DOUBLE PANE, ENERGY EFFICIENT WOOD
WINDOWS. EXISTING ASPHALT SHINGLE RDOF TO BE REPLACED WITH NEW %" SAWN
SHINGLE ROOF. EXISTING EXTERIOR 244 SG. FT. FRONT DECK TO BE REMOVED AND
REPLACED WITH NEW 266.5 S0 FT. REDWOOL DECK. REAR SAND SET, BRICK PATIO TC BE
REMOVED, RELOCATED AND REPLACED WITH NEW WOOD CHIP PATIO. WALK WAY AT WEST
SIDE OF PROPERTY TC BE EXTENDED TO NEW REAR PATIO AND SHALL HE FINISHED WITH
WOODCHIPS. PAVERS AT FRONT ENTRY WALKWAY TO BE REMOVED AND REPLACED WITH
WOODRCHIPS AND 12°x12" STONE PAVERS (11 5Q. FT.).

SAFETY; THE CONTRACTOR SHALL BE RESPONSIBLE FOR INITIATING, MAINTAINING AND
PROPERLY SUPERVISING ADEQUATE INDUSTRY STANDARD SAFETY PRECAUTIONS AND
PROGRAMS IN CONNECTION WITH THIS WORK AND SHALL ADHERE TO ALL FEDERAL, STATE,

OWNER NOTES

&DESIGN

A Betfur r;.w to build,
Licanse #786462

- CARMEL
BUILDING

LOCAL & 0.5.H.A. SAFETY REGLLATIONS.

MSURANCE: LIABILITY INSURANCE SHALL BE MAINTAINED BY THE CONTRACTOR TD PROTECT
AQAINST ALL CLAIMS UNDER THE WORKMAN'S COMPENSATION ACTS, DAMAGES DUE TO BODILY
INJURY INCLUDING DEATH, AND FOR ANY PROPERTY DAMAGES ARISING DUT OF DR RESULTING
FROM THE CONTRACTOR'S OPERATIONS UNDER THE GONTRACT, THIS INSLURANCE SHALL BE FOR}
LIABILITY LIMITS SATISFACTORY TO THE OWNER. THE DWNER HAS THE RIGHT TO REQUIRE
CONTRACTUAL LIABILITY INSURANCE APPLICABLE TO THE CONTRACTOR'S DBLIGATIONS.
GERTIFICATES OF SUCH INSURANCE SHALL BE FILED WITH THE OWNER PRIOR TO THE
COMMENCEMENT OF WORK,

INDEMNIFICATION: THE CONTRACTOR WHO AGREES TO PERFORM THIS WORK ALSO AGREES TO
INDEMNIFY AND HOLD HARMLESS THE OWNER AND THE DESIGNERS FROM AND AGAINST ALL
CONSEQUENTIAL CLAIMS/DAMAGES/LOSSES AND EXPENSES, INCLUDING ATTORNEY'S FEES AND
LITIGATION COSTS, ARISING DUT OF OR RESULTING FROM THE PERFORMANCE OF THE WORK.

CLEANING UP; THE CONTRACTOR SHALL KEEF THE PREMISES AND SITE FREE FROM
ACCUMULATION OF WASTE MATERIALS DURING CONSTRUCTION BY FERIDDIC CLEAN UP AND
‘OFF-SITE DEBRIS REMDVAL, FINAL CLEANRIP AND DEBRIS DISPOSITION SHALL BE TD THE
SATISFACTION OF THE DWNER.

CONFRACTOR SHALL YISIT THE SITE AND VERIFY ALL EXISTING CONDITIONS PRIOR TO ANY
WORK AND NOTIFY THE DESIGNERS OF ANY DISCREPANCIES BETWEEN THESE DRAWINGS AND
EXISTING CONBITIONS AFFECTING THE WORK OR NATURE OF SPECIFIED MATERIALS ANDYOR

OWNDERSHIF AND USE OF THESE DRAWINGS AND SPECIFICATIONS:

1. TITLE AND ALL "COPYRIGHT" PRIVILEGES TO THESE DRAWINGS AND SPECIFICATIONS IS
CLAIMED 8Y CARMEL BUILDING AND DESIGN HEREINAFTER REFERRED TO AS "OESIGNERS"
WITHOUT PREJUDICE. VISUAL CONTACT WITH THESE SUBJECT DRAWINGS AND
SPECIFICATIONE SHALL CONSTITUTE PRIMA FACIA EVIDENCE OF THE ACCEPTANCE OF THESE|
OWNERSHIP RIGHTS AND THE FOLLOWING RELATED RESTRICTIONS.

2. THE USE OF THESE DRAWINGS AND SPECIFICATIONS SHALL BE SOLELY RESTRICTED TO THE
‘ORIGINAL SITE FOR WHICH THEY WERE PREPARED AND THE DESIGNERS HEREBY STATE THAT]
THEY ARE NOT INTENDED FOR NOR SUITABLY ENGINEERED FOR ANY DTHER SITE,.
REPRODUCTION OF THESE DOCUMENTS IF THEREFORE EXPRESSLY LIMITED TO THIS

INTENDED UISE,

3. THE DESIGNERS DISCLAM ALL RESPONSIBILITY IF THESE DRAWINGS AND SPECIFIGATIONS
ARE USED, N WHOLE OR IN PART, WITHOUT PRIOR WRITTEN PERMISSION, WHETHER OR NOT
MODIFIED BY OTHERS FOR ANOTHER SITE.

4. INTHE EVENT OF UNALTHORIZED USE BY ANY THIRD PARTY OF THESE DRAWINGS AND
SPECIFICATIONS, THE CLIENT FOR WHICH THIS WDRK WAS ORIGINALLY PREFARED HEREEY
AGREES TO HOLD HARMLESS, INDEMNIFY ANC DEFEND THE DESIGNERS, FROM ANY CLAIMS
ARISING FROM SUCH UNAUTHORIZED USE.

BCOPE OF DESIGN.

OTHERWISE NOTED,

PROJECT NOTES

NO LAND CLEARING DR GRADING SHALL DCCUR ON THE PROPERTY BETWEEN OCTOBER 15 AND
APRIL 15 UNLESS AUTHORIZED BY THE DIRECTOR OF PLANNING ANI} BUILDING INSPECTION.

SHOP DRAWINGS: PRIDR TO FABRICATION, THE CONTRACTOR SHALL SUBMIT TO THE DESIGNER
FOR APPROVAL SHOP DRAWINGS FOR ALL STRUCTURAL STEEL, REINFORCING STEEL, GLUE
LAMINATED BEAMS AND PREFABRICATED TRUSSES, WINDOWS & DOORS, FINISH CARFENTRY,
SHOP DRAWINGS ARE NOT CHANGE ORDERS, BUT RATHER SERVE TO DEMONSTRATE TO THE
ENGINEER ANDVOR DESICGNER THAT THE CONTRACTOR UNDERSTANDS THE REQUIREMENTS &
DESIGN CONCEPTS OF THE PLAN, DETAILS & SPECIFICATIONS.

CONSTRUGTION, BRACING & SHORING: THE CONTRAGTOR SHALL BE SOLELY RESPONSELE FOR
ALL BRACING AND $HORING REQUIRED DURING CONSTRUCTEON UNTIL ALL CONSTRUCTION IS
COMFLETE.

SIMILAR, CONDITIONS: CONDITIONS NOT SPECIFICALLY DETAILED BHALL BE BUILT TO CONFORM
'WITH BIMILAR CONSTRUCTION.

DISCREPANCIES: THE CONTRACTOR SHALL VERIFY ALL DIMENSIONS, ELEVATIONS, MATERIALS
ANE CONDITIONS PRIOR TD $STARTING CONSTRUCTION. ANY DISCREPANCIES SHALL BE
REPORTED PRIDR TO ORDERING MATERIALS AND STARTING CONSTRUCTION,

TECHNICAL SPECIFICATIONS: ALL TECHNICAL SPECIFICATIONS REFERRED TO IN THESE
DRAWINGE ARE BY THIS REFERENCE PART OF THE CONSTRUCTION DOCUMENTS.

1. BUILDING CODES: ALL CONSTRUCTION SHALL MEET THE REQUIREMENTS OF THE 2013
EDITION OF THE CALIFORNIA BUILDING, PLUMBING, MECHANICAL, ELECTRICAL, FIRE,
CURRENT ENERGY CODES AND ANY AMENDMENTS OF THE PRESIDING CITY OR COUNTY.

2. PROTECT ALL TREES DURING CONSTRUCTION.
3.  MINIMUK CONCRETE COMPRESBIVE STRENGTH AT 28 DAYS BHALL BE 2,500 PS).

4, ALL REINFORCING STEEL SHALL CONFORM TO THE A 5.T.M. A-615 GRADE B0 UNLESS
OTHERWISE NOTED ON PLANS. DEFORMATIONS SHALL BE IN ACCORDANCE WITH A S T.M.
A-305. WELDED WIRE FABRIC: WELDED WIRE FAERIC SHALL CONFORM TO A.S.T.M. A-185,

5. LUMBER SPECIES AND GRADES SHALL CONFORM TO THE FOLLOWING U.O.N. MAXIMUM
MOISTURE CONTENT OF LUMBER SHALL BE 1%, ALL DOUGLAS FIR LUMBER WHICH IS
EXPOSED TO WEATHER SHALL BE PRESSURE TREATED. ALL GRADING SHALL CONFORM TG
THE RULES AND REGULATIONS OF THE WW.P.., RA & AP.A. PLYWOOD SHALL BE BL.F,
CONFORMING TO THE W.$, PRODUCT STANDARDS PS 1-74 WITH EXTERIOR GLUE, GRADE
STAMPED AP A. SEE FRAMING PLANS FOR ADDHTIONAL REQUIREMENTS,

€. WALL CONSTRUCTION SHALL COMPLY WITH CBC TAELE 2308.9.1 (FOR CONVENTIONAL
CONBTRUGCTHON),
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7. NAHING TO BE IN COMPLIANCE WTH CEC TABLE 2304.9.1.

B. ALL MANUFACTURER'S INSTALLATION GUIDES TD BE PROVIDED TO INSPECTOR AT TIME GF
FIELD INSPECTION.

THE BUILDERFCONTRACTOR TO PROVIDE CWNER AND THE CITY OF CARMEL WITH A COPY
OF THE CF-4R INSTILLATION CERTIFICATE AT THE TIME OF FINAL INSPECTION.
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NOTES:

EZEEE {N) 244 FRAMING
=3 {E) 2% FRAMING

@ PROVIDE 1-HOUR FIRE SEPARAT ON AT GARAGE; USE %~
FRG.W.D. 1§ WALLS AND GEILING OF GARAGE.
2. PROVIDE I x 38° MIN. ATT.C ACCESS.
3. ENTRYDECK
4. 42" HIBH GUARDRAILS,
6, KITCHEN SINK wf GARBAGE D/EPDBAL PROVIDE 120v GF1
OUTLET IN CABINET SPACE.
B, 42" HIGH BREAKFASY COUNTER.
7. WATER CLOSET; PROVIDE MM, 18° CLR. CN BITHER SIDE,
B, TUB/SHOWER wf TILE SURRCOUND AND SCALD GUARD.
FINISH HEIGHT TC BE NOT LEGE THAN 70" ABOVE THE

PANELS PER LSC 2512, WR GYPSUM BOARD GHALL NOT BE
USED AT THE CEILINGS WHERE JOISTS ARE SPACED MORE
THEN 12° G.C. FER UBC 2012(5). WHERE WOOD FRAMED
WALLS ARE BUBJECT TO WATER SPLASH, THE FRAMING
§HALL BE PROTECTED WITH AN
BARRIER SONFORMING TO UBE 2403.9.

9. BHOV:ER w TILE BURROUND AND SCALD GUARD. EEE NCOTE

8 FOR FINIBH AND CODE REQUIREMENTS.

GLAZING, BEE

MOISTURE

A SCHEDULES ON
AL

11. PROVIDE TEMPERED GLAZING AT SHOWER SURROUND AND
DOOR.

12, STAIR RIBEAS NOT TO EXCEED A RIBE OF 7 3" AND SHALL

NOT EXCEED A MAXIMUM W~ DIFFERENGE BETWEEN EACH
RIZER, STAIR TREADS BI NCT BE LESS THAN 10° DEEP

AND HAVE A MAXIMUM BLOPE GF 1:48 (2%).
13. [E) FIREFLAGE TO REMAIN UNTOUCHED,
14, WATERLESS WALL MOUNTED URINAL
15. REFRIGERATCR wi ICE MAKER.

F w OVERHEAD HOOD
FAN. PRCVIDE GAS & Z20v OUTLET.
17. KITGHEN SINK wi GARBASE RISPOSAL. PROVIDE SWITGH AT

BACKSPLASH B 120 GFI OUTLET /N CABINET BELDW.

., [E) CRAWL SPACE ACCESE.

18, LOCATE FURNACE IN CRAWL 8PACE. LOCATE FURNACE.
MAX. DISTANCE OF 20-0" OF CRAWL SPACE ACGESS.
PROVIDE A PERMANENT LIGHT FIXTURE AND DUPLEX
OUTLET AT OR NEAR THE APPLLANCE, WITH SWIFCH
LOCATED AT THE REQUIRED ACCESS UPENING.

. LOCATE ON DEMAND WATER HEATER w RECIRCULATICN
PUNP IN CRAWL BPACE,

21. 2xi PLUMBING WALL.

22 REPLACE (E) GARAGE DOOR w! (N) DOCR TO MATCH (F)

OPENING.
23, TRASH ENGLOSURE TO BE LOCATED UNDER DECK.
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WINDOW TYPES

WINDOW NOTES

WINDOW SCHEDULE

DOOR TYPES

[y X

[ HIRSN

ALL WINDOWS SHALL BE KOLBE HERITAGE ALL
WCOD WINDOWSE WITH FACTORY APPLIED
K-HRON PAINT FINISH.

ALL CASEMENT WINDOWS SHALL PIVOT TO
FAGILITATE CLEANING THE EXTERIOR FROM
THE INTERIOR.

AT DOUBLE PANE WINDOWS WITH OBSCURE
GLASS INTERIOR GLAZING CAN BE CLEAR
TEMPERED WITH THE EXTERIOR BEING
UN-TEMPERED DBSCURE.

SEE FLOOR PLANS FOR WINDOW LOCATIONS.

SEE EXTERICR ELEVATIONS FOR WINDOW
MUNTINS, MULLIONS, OPERATION, ETC.

ALl DVIDERS TD BE TRU DIVIDERS.

WINDOW SIZES INDICATED ARE APPROXIMATE
AND MAY BE ALTERED SLIGHTLY TO MEET
MANUFACTURED STANDARD DIMENSIONS.

ALL BEDRDOMS SHALL HAVE AT LEAST ONE
WINDOW THAT MEETS EMERGENCY EGRESS
REQUIREMENTS, L.E.: A MiNIMUM CLEAR
OPENING OF 8.7 5.F,, A NEW OPENING WIDTH
OF 1-8", A HEIGHT OF 20" AND A MAXIMUM
SILL HEIGHT OF 38" ABOVE FINISH FOOR.

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

. WALL WIDTHS MAY VARY - VERIFY WALL

DIMENSIONS PRICR TO MANUFACTURING
WINDOWS.

NOMNALDIMS | ppan

TYPE WDTH x REIGHT) (ABV. F.F) EXT. FINISH

DETAILS - SEE
INT. FINISH | MFR 8PEC. LLO.N.
HEAD | JAMB | SILL

MAIN FLOOR

SRR |

FIXED A 40" X 50" PLATE HT. K-AHRON

PRIMERED - b -

CASEMENT B 2200 X 50" PLATE HT K-KRON

PRIMERED - - -

PICTURE COMBO c 840" X 40" -8 K-AKRON

PRIMERED - - -

PICTURE COMBO [+ &0° X 40" 8" K-KRON

PRIMERED - - -

PICTURE COMBO c B0 X 40 &-5" K-KRON

PRIMERED WINDOW COMPLIES W/ GURRENT CRT REQMTS. - SEE NOTE 0

EGRESS WINDOW - CONTRACTOR & WINDOW MFR. TO VERIFY THAT

AWNING =} 0" X 187 [ K-KRON

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

FRENGH CASEMENT | F 0" X 407 glat K-KRON

PRIMERED = - ~ | vaNDCRY COMPLIES Wi CURRENT CRC REQMTS, - SEE NOTE O

EGRESS WINDOW - CONTRACTOR & WINDOW MER, TO VERIFY THAT

GASEMENT B 20" X440 Lo K-KRON

PRIMERED - - -

AWNNG D X z” 8" K-HRON

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

TRANSOM E 0" X 18" B-8* K-KRON

PRIMERED ol - -

GLAZING NOTES

)
o
o

R SCHEDULE

LICAR I

A IEIN

Datails sbout K-Kron Il

K-Kron Il 1s an excallent choice for historlc and olher special projects. Selecting contrasting colors for the
window and daore ve. the trim mekee a show-stopping atetameand.

The protection and baauty yaur wood windows and dcors desarve is Kelbg's K-Kron I high parformance
wxterior finlsh system. K-Kron Il is the higheat quelity warmented finlsh for exterior wood subatrates in the industry.
And, by offering s0 many color, we provide you with tha fleadbility you need to create a lruly unikqua project. Pius, If
you prefer a apacific color for s really custom look, take 8 sampls to yaur dé ke snd we'll match k.

Flaxiblllty, durability, and heauty, That's why many architects and contractors insiat an K-Kron |l for the
windows and doors in thelr projects.

Herg's an ovarview of tha featumes & banefits of K-Kron [I:

= High parformence finfsh.

= Redlata L and chaking, ottack, o= well as demage from salt, wind, slest and

BNOW,
¢ 1l-ygar fiim Integrity warranty extended dinectly to the homaowner (view Warmanties}.

THREE-STEPS TO APPLYING THE K-KRON Il EXTERIOR FINISH SYSTEM

1. Befors assembly, wood places of the windaw or door are Immersed In & preservative with both an insecticide
and a fungicida ~ helping the exterior wood surfaw s resist dacay. This preservative mests siandands set by
WDMA 1.5.4-2000,

2. Thawindows or doors ara aac smblad. Bafors Inetalling the glasa, twe tosets of & specially-formulated wrethane
primer by Akzo Mabel s appifed — helping to seal the wood and provide a banding eurfaca for ths final
{oproat. The primer fa applled using a controlksd-spray proce 3a which follows WOMA T_M. 11-2000 quidelines.

3. Finally, a high performance urethene topcoat is applied. An aifess, mult-step, controlled-spray aysiem
mﬂgﬂdleh conslstent coverege of the exterior wood surfaces. The result? Be autifully protected
wl and doors.

The K-Kran |l three-step extarior finlshing syatam follows WDMA T.M. 12-2000 guldslines.

VERIFY ROUGH QPENINGS WITH WINDOW MFR.
PRIOR TO FRAMING WINDCW QOPENINGS.

EACH LIGHT SHALL BEAR THE
MANUFACTURER'S LABEL DESIGNATING THE
TYPE AND THICKNESS OF GLASS, LABELE MAY
BE DMITTED FROM OTHER THAN SBAFETY
GLAZING MATERIALS UNLESS SPECIFICALLY
REQUIRED BY THE BUILDING OFFICIAL. TO
QUALIFY AS GLASS WITH SPEGIAL
PERFORMANGE CHARACTERISTICS, EAGH UNIT|
OF LAMINATED, HEAT STRENGTHENED,
TEMPERED GLASS SHALL 8E PERMANENTLY
IDENTIFIED BY THE MANUFACTURER. THE
ICENTIFICATION OF TEMPERED GLASS SHALL
BE ETCHED OR CERAMIC FIRED ON THE GLASS
AND BE VISIBLE WHEN THE UNIT IS GLAZED.

AlL WINDDWS DOLIBLE INSULATED CLEAR
"LOW-E II*, ARGON FILLED.

INDIVIDUAL GLAZED AREAS IN HAZARDOUS
LOCATIONS SHALL PASS THE TEST
REQUIREMENTS OF CONSUMER PRODUCTS
SAFETY COMMISSION 18-CFR OR BY
COMPARATIVE AND SHALL BE PROVEN TC
PRODUCE AT LEAST EQUIVALENT
PERFORMANCES. THE FCLLOWING SHALL BE
CONSIDERED SPECIFIC HAZARDOUS:

A, GLAZING IN INGRESS AND MEANS OF
EGRESS DOORS,

B,  GLAZING IN FIXED AND SLIDING FANELS
OF SLIDING DOOR ASSEMBLIER AND
PANELE IN SWINGING COORS.

©. GLAZING IN ALL UNFRAMED EWINGING
DOORS.

D.  GLAZING IN DOORS AND TUB
ENCLOSURES. GLAZING IN ANY PART OF A
BUILDING WALL ENCLOSING A SHOWER
OR TUB COMPARTMENT WHERE THE
BUTTOM ERGE OF THE GLAZING IS LESS
THAN &0" AROVE DRAIN OUTLET.

E.  GLAZING IN AN INDVIDUAL FIXED QR
OPERABLE PANEL ADJACENT TO A DOOR
WHERE THE NEAREST VERTICAL EDGE 18
WITHIN A 24" ARC OF THEDOCR IN A
CLOSED POSITION AND THE BOTTOM
EDGE IS LESS THAN 60" ABOVE THE FLOOR|
OR WALKING SURFACE.

F.  GLAZING IN AN INDIVIDUAL FIXED OR
OPERABLE PANEL THAT HAS AN EXPOSED
AREA OF AN INDIVIDUAL PANE GREATER
THAN 8 5q. f., THE BOTTOM EDGE LESS
THAN 1& ABOVE THE FLOGCR, TOP EDGE
GREATER THAN 35" ABOVE THE FLOOR,

NOMINALDMS | neap y.

EXT. FINISH
WIDTH = HEIGRT) | HABV-FF}

LOCATION TYPE

wT.FmsH | MFR SPEC. WO.N RENARKS

MAIN FLOOR

S2090889069008000800000Sk

ENTRY AR I Xee e K-KRON

PRIMERED - - - TEMPERED (SAFETY) GLAZING

MASTER BEDRM BB 24 X gt e PRIMERED

PRIMERED - - -

£
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MASTER BATH BE 29 X6 B PRIMERED

PRIMERED

MASTER CLOSET =] a0y &8 PRIMERED

PRIMERED - - -

BEDRUQM 2 Be 9" XCy -8 PRIMERED

PRIMERED - - -

BEDRM Z CLOSET | CC 7t Xt a-a" PRIMERED

PRIMERED - - -

BATHROGM BB 2R 8-8" PRIMERED

PRIMERED ~- ~ -

GARAGE DD BrXTo ™ K-KRON

PRIMERED - - -
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WALKING SURFACES WITHIN 36"
HORIZONTALLY OF THE GLAZING

DOOR NOTES

VERIFY SWING HAND OQF OPERABLE WINDOWS, |
SEE A3.1 & A3.2 BUILDING ELEVATIONS,

EVERY SLEEPING ROOM SHALL HAVE AT LEAST]
ONE OPENABLE WINDOW OR EXTERIOR DOOR
APPROVED FOR EMERGENCY EGRESS OR
RESCUE. THE UNITS MUST BE OPERABLE
FROM THE INSIDE T3 A FULL CLEAR OPENING
WITHOUT THE USE OF A KEY OR TQOL. WHERE
WINDOWS ARE PROVIDED AS A MEANS OF
EGRESS OR RESCUE THEY SHALE HAVE A BILL
HEIGHT OF NOT MORE THAN 44 INCHES ABOVE
THE FLOGOR.

PROVIDE JAME EXTENEIONS TO MATCH WALL
THICKINESS AS SHOWN.

HARDWARE NOTES:

ALL DOORS SHALL COMPLY WITH THE FOLLOWING, UO.N.:

1. ALL EXTERIOR DDORS TQ BE WEATHERSTRIPPED.

2. BHALL HAVE HARDWARE MOUNTED 30" TO 44° ABOVE FINISH FLOOR.

3. THRESHOLD SHALL HAVE A MAXIMUM HEIGHT OF J%" ABOVE FINIZH FLOGR.
4, PROVIDE 4° X 4" BUTTS ON ALL DOORS.

5. ALL HARDWARE TO HAVE FINISH PER OWNER.

DOOR NOTES:

1. SEE EXTERIOR ELEVATIONS FOR DOOR QOPERATION.
2, ALL DODOR GLAZING TO BE TEMPERED:
5.G. = STAIN GRADE
P.G. = PAINT GRADE
MFR. = MANUFACTURER
3. TEMPERED GL. - A PERMANENT LABEL PER CBC SECTICN 2406.2 SHALL IDENTIFY EAGH
LITE OF SAFETY GLAZING.
4. VERIFY ROUGH OPENINGS WITH DQOR MFR. PRIOR TO FRAMING DOOR OPENINGS.
%, PROVIDE JAMB EXTENSIONS TO MATCH WALL THICKNESSES AS SHOWN.

EGRESS NOTES (CRC SEC. R311.2):

1. AT LEASE ONE EGRESS DODR SHALL BE PROVIDED FOR EACH DWELLING UNIT.

2, EGRESS DOORS SHALL BE SIDE-HINGED ANL SHALL PROVIDE A MINIMUM CLEAR WIDTH
OF 32 INCHES (831 MM) WHEN MEASURED BETWEEN THE FACE OF THE DOOR AND THE
STOP, WITH THE DOOR OPEN 90 DEGREES {1.57 RAD).

3, THE MINIMUM CLEAR HEIGHT OF THE EGRESS DOOR OPENING SHALL NOT BE LESS THAN
78 INCHES (1881 MM} IN HEIGHT MEASURED FROM THE TOP OF THE THRESHOLD TO THE
BOTTOM OF THE ETOP.

4, EGRESS DOORS SHALL BE READILY OPENABLE FROM INSIDE THE DWELLING WITHGUT
THE USE OF A KEY OR EPECIAL KNOWLEDGE OR EFFORT.

WINDOW & DOOR SCHEDULE
MAKLER RESIDENCE

SANTA LUCIA AVE & CASANOVA ST

CARMEL BY THE SEA, CA
010-176-025

APN
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INSTALLATION:

ALL WORK SHALL BE DONE IN ACCORDANCE WITH NEC AND STATE OF CALIFORNIA TITLE 24 REQUIREMENTS AND
LATEET EDITIONS, LOCAL CODES AND REGULATIONS AND ALL OTHER APPLICABLE COOES AND ORDINANCES.
INSTALLATION SHALL BE IN A WORKMAN-LIKE MANNER IN ACCORDANCE WITH THE ELECTRICAL COI
AZBOCIATION OF INSTALLATION,

AN APPROVED MEANS OF DISCONNECT FOR THE ELECTRICAL BUPPLY TO EAGH PIECE OF EQUIPMENT (FORCED
AIR UNIT, WATER HEATER] §HALL BE PROVIDED IN SIGHT OF THE EQUIPMENT SERVED WHEN THE SUPPLY
VOLTAGE EXCEEDE 50 VOLTE,

KITCHEN: COORDINATE ALL PLUMBING AND ELECTRICAL WORK WITH FINAL APPLIANCE TYPES, BIZES, LOCATIONS
AND REQUIREMENTS AS SELECTED BY (WWNER.

ALL S/TE ELECTRICAL, GAS AND PLUMBING SHALL BE RUN UNDERGROUND. ALL PERMITS AND PRE-DIG
REQUIREMENTS SHALL BE MET PRIOR TQ INSTALLATION.

CIRCUITS:

KITCHEN AND BATHROQOMS: ALL ELECTRIGAL OUTLETE BHALL HAVE GFCI PROTECTION.

BATHROOME: ELEGTRICAL OUTLETS SHALL BE SUPPLIED BY AT LEAST ONE 20-AMP BRANCH CIRCUIT. THE
CIRGUITS SHALL HAVE NO OTHER OUTLETS PER NEC 210-82(D). IN ADDITION T OTHER BRANCH CIRCUIT
REQUIREMENTS, AT LEAST ONE 20 AMP BRANGH CIRCUIT WILL BE PROVIDED TO SUPPLY BATHROOM RECEPTACLE
OUTLETS - CEC 210-11(C).

LAUNDRY: AT LEAST ONE 20 AMP BRANCH CIRCUIT SHALL BE PROVIDED TO SUPPLY LAUNDRY REGEPTACLE
QUTLETS. SBUCH CIRCLITS SHALL HAVE NO OTHER QUTLETS {210,11{C)(2) GEC).

BEDROOME: ALL BRANGH GIRCUITS THAT SUPPLY QUTLETS (INCLUDING LUMINARIES) BHALL BE PROTECTED BY
AN ARC-FALILT CIRCUIT INTERRUPTER (AFCI) USTED TO FROVIDE FROTECTION OF THE ENTIRE BRANCH CIRCLHT
(CEC ARTICLE 210.12{)).

HOMERUN ALL CIRCLITS TO ELECTRICAL PANEL.

APPLIANCES: TWO 20 AMP SMALL APPLIANGE BRANCH CIRCUITS SHALL 3E INSTALLED, FOR ALL RECEPTACLE
QUTLETS IN THE KITCHEN, DINING ROOM, PANTRY OR OTHER SIMILAR AREAS (210.11{C)Y1) CEC).

LIGHTING:

ALL LOW EFFIGIENGY LIGHT CONTROLS SHALL BE DIMMABL E OR FQUIPPED WITH MANUAL -ONAUTOMATIC-OFF
OGCURANGY SENSOR.

SURFACE MOUNTED LIGHTING FIXTURES N CLOSETS SHALL BE 12 INCHES FROM THE NEAREST POINT GF
STORAGE AREAS [SHELVING) FOR INCANDESCENT FIXTURES AND 6 INCHES FOR FLUORESCENT FIXTURES.
RECEBSED FIXTURES MAY BE 8 INCHES AWAY (CEC ARTICLE £10.8(DY1H4)).

LIGHTE THAT ARE REGESEED INTQ INSULATED CEILINGS SHALL BE APPROVED FOR ZERQ CLEARANCE INSULATION
COVER {IC) AND ARE CERTIFIED AJR TIGHT TO ASTM E283 AND LABELED AB AIR TIGHT (AT) TO LESS THAN 20 CFM
AT 76 PASCALS.

KITCHEN: AT LEAST 50% OF INSTALLED WATTAGE OF LUM/NARIES MUST BE HIGH EFFICIENCY AND THE ONES THAT

ARE NOT MUST BE SWITCHED SEFARATELY. BATHRO UTILITY ROOMS, ES AND LAUNDRY ROOMS: ALL
S BHALL BE HIGH EFFIGIENCY OR BHALL BE CONTROLLED \TIC-OFF

]
OCCUPANT SENSOR. OTHER ROCMS: ALL LUMINARIES SHALL ETHER BE HIGH EFFICIENCY OR SBHALL BE

CONTROLLED BY A MANUAL-ONAUTOMATIC-OFF OCCUPANT SENSOR OR DIMMER. CLOSETS THAT ARE LESS THAN

i T ARE EXEMPT FROM THIS REQUIREMENTE. OUTDOO! MOUNTED TO
THE BUILDING OR TG OTHER BUILDINGS ON THE SAME LOT SHALL BE HIBH EFFICIENCY LUMINARIES OR SHALL BE
CONTROLLED BY A PHOTOCONTROL/MOGTION S8ENSOR COMBINATION.

BATHROOME: LIGHT FIXTURES IN TUB OR SHOWER ENCLOSURES ARE TO BE LABELED "SUITABLE FOR WET
LOCATIONS® OR “SUITABLE FOR DAMP LOGATIONS. (CEC ARTICLE 410.4{A})

OUTDCGOR LHSHTING MOUNTED TO THE BUILDING SHALL BE HIGH EFFICIENCY LIGHTING CONTROLLED BY A
STANDARD BWITCH OR CONTROLLED BY A MOTION BENSOR W INTEGRAL PHOTO CONTROL.

SMOKE & CO DETECTORS:

BEDROOMS: SMOKE DETECTORS (110 VOLT) TO BE INTERCONNECTEC TQ' SOUND ALARM AUDIELE M ALL
BEDROOMS OF DWELLING.

BEDROOMS: CO DETECTORS BHALL BE BATTERY OPERATED AND SHALL BE INSTALLED QUTSIDE EACH SLEEP
ROQM, PER CRC 316.3

‘WHERE CONSTRUCTION IS NEW, ALL SMOKE ALARMS SHALL BE "HARD WIRED", SHALL BF EQUIPPED WITH
BATTERY BACKUP AND BHALL BE INSTALLED AS INDICATED QN PLANS.

WHERE CONSTRUCTION IS EXTSTING, ALL SMOKE ALARMS MAY BE BATTERY OPERATED AND SHALL BE INSTALLED
INSIDE AND QUTSSADE OF EACH SLEEFING ROOM

PLUMBING:

ALL SHOWER HEADS BHALL HAVE A MAX. FLOW RATE OF 25 GP.M.
ALL SINK FAUCETS SHALL HAVE A MAX. FLOW RATE OF 2.2 G.P.M,

WATE;?}.DSETS SHALL NOT USE MORE THAN 1.6 GAL. PER FLUSH PER STATE HEALTH & SAFETY CODE, SECTION
1721

UEE FIBERGLASS OR CEMENT BASED BACKER BOARD AT NEW SINK AND TILE LOCATIONS.
NON-ABSORBANT WALL MATERIAL IN SHOWER S8HALL HE 78" A.F.F. MIN.
THE MAXIMUM HOT WATER TEMPERATURE DISCHARGING FROM THE BATHTUB, WHIRLPCOL BATHTUB AND

SHOWER/TUB GOMBQ FILTERS SHALL BE LIMITED TO 120 DEGREES FAHRENHE!T. THE WATER HEATER
THERMQSTAT SHALL NOT BE CONSIDERED A CONTROL FOR MEETING THIS PROVISION (CPC SECTION 414.8 & 418).

ELECTRICAL PANELS:

A 120 vOLT SERVICE RECEPTACLE SHALL BE LOCATED WITHIN 23 FEET OF, AND ON THE SAME LEVEL AS, THE
EQUIPMENT FOR MAINTENANCE. THE RECEPTACLE BHALL NOT BE CONNEGTED DN THE LOAD SIDE GF THE
REQUIRED MEANS OF DISCONNECT.

OUTOOORS: 125 AND 250 VOLT RECEPTACLES INSTALLED IN A WET LOGATION SHALL HAVE AN ENCLOSURE THAT
WEATHERPRQOF WHETHER QR NOT THE ATTACHMENT PLUG CAP IS INSERTED (CEC ARTICLE 408.8{B}(1).

WORKING SPACE: AT FRONT SHALL NOT BE USED FOR STORAGE AND SHALL HAVE LLUMINATION FOR ALL
SERVICE EQUIPMENT, SWITCHBOARDS, PANEL BCGARDS OR MOTOR CONTROL CENTER MSTALLED DOORS.

WORKING SPACE: AT FRONT 8HALL HAVE AT LEAST ONE ENTRANCE QF 24 INCHES BY 6 FEET 8 INCHES HIGH, A
MINIMLA DEPTH OF 38 INGHES, WIDTH QF 30 INCHES AND A HEIGHT OF 6 FEET 8 INGHEB.

I

(S S,

EXTERIOR LIGHTING NOTES: ()

1. EXTERIOR LIGHTING FIXTURES §HALL BE INSTALLED S0 AS NOT TO
EXCEED A 26¥Y¥ MAX. BLILB WATTAGE.
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ENTRANCE

MAIN LEVEL ELECTRICAL PLAN

NT.5.

(N) 200A LOAD CENTER
(E) GAS METER

ALL (B) REGE’TADI.E AND LIGHT LOCATION
TO REMAIN THE SAME

FROM LUPPER "
LEVEL ENTRY

LOWER LEVEL ELECTRICAL PLAN

NTS.

ELECTRICAL LEGEND
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120V DUPLEX RECEPTAGLE AT 12" AF.F., UON.

120V DUPLEX RECEPTACLE 1/2 S3WITCHED

120V DUPLEX RECEPTACLE WITH GROUND FAULT INTERRUPTION

BELOW COUNTER/APPLIANCE DUPLEX DUTLET

120 ¥ DUPLEX RECEPTACLE WiTH WATERPROOF ENCLOSURE.

DUTLET TQ HAVE GFl FROTEGTION,
220V RECEPTACLE

SINGLE POLE WALL SWITCHAT 44" AF.F., UON

THREE YWAY WALL SIWTTCH

WALL SWITCH W/ DIMMER

JAMB SBWITCH

MANLAL-ON/AUTOMATIC-OFF OCCUPANT
EENSOR SWITCH

‘SARMAE DOOR OPENER

WALL MOUNTED LIGHT FIXTURE

CEILING MOUNTED LIGHT FIXTURE

CEILING MCUNTED EIGHT FIXTURE W/ SWITCH.

RECESSED INCANDESCENT LIGHT FIXTURE, IC RATED

4" RECESSED INGANDESCENT LIGHT FIXTURE, IC RATED

RECESSED LED LIGHT FIXTURE, IC RATED
PROVIDING 40 LUMENSMWATT OR GREATER

FAN LIGHT FIXTURE

FLUOREBGENT LIGHT FIXTURE

ToF ' YNDER CABINET LIGHT FIXTURE

¢
u
@

»
H

ULTRA QUIET ENERGY STAR EXHALST FAN;
S ACHR - VENTED TO OUTSIDE

GARBAGCE DISPOBAL wi AIR BWITCH

GEILING MOUNTED SMOKE DETECTOR

WALL MOUNTED SMOKE DETECTOR

CARHON MONOXIDE/SMOKE DETECTOR COMBO
w/ PRIMARY POWER FROM BUILDING &
RATTERY BACKUP

THERMOSTAT

TELEPHONE JACK; TWISTED PAIR - 4 CONDUCTOR

GABLE CONNECTION; GOAXIAL GABLE,

GAS OUTLET LEGEND

@—— NATURAL GAS OUTLET

f
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

September 10, 2014

To: Chair Reimers and Planning Commissioners

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

Subject: Re-consideration of Municipal Project (MP 14-01) and associated Coastal

Development Permit application for sidewalk material located at the foot
of Ocean Avenue in the Del Mar Parking area

Recommendation:

Reaffirm the Planning Commission’s August 13, 2014 Approval of the Municipal Project (MP 14-
01) and the associated Coastal Development Permit for permeable sidewalk pavers

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

Background and Project Description:

On August 13, 2014, the Planning Commission reviewed options for replacing the asphalt
concrete sidewalks on the north and south side of Ocean Avenue near the Del Mar Parking Lot
with sand-set permeable concrete pavers. The Commission considered several options for the
shape, design layout, and color of the pavers and approved the use of 8” by 4” pavers in a
medium grey color set in a running bond pattern with the long axis of the pavers running east-
west {parallel to the road).

Subsequent to this approval, it was brought to staff’s attention that the City Council, in their
consideration of this fiscal year’s capital improvement projects tied the authorization of funds
for replacement of the asphait sidewalks to the use of porous asphalt material. As such, staff is
bringing this item back to the Planning Commission for discussion of the suitability of using
porous asphalt instead of permeable pavers.

38



MP 14-01 {Del Mar Parking Lot)
September 10, 2014

Staff Report

Page 2

Staff Analysis:

Porous Asphalt Option: Prior to the August 13, 2014 discussion of this item, staff had
researched using porous asphalt and noted several potential issues with its use for a sidewalk
along this lower segment of Ocean Avenue. In staff’s opinion, the use of permeable pavers is
preferred, and the focus of the discussion at the last Commission meeting was finding a design
that best reflected the aesthetics of the existing asphalt sidewalk. Staff was prepared to field
questions on why porous asphalt was not recommended; however, no such questions were
raised by the Commission or by the public.

Staff is prepared to discuss the pros and cons of porous asphalt in this application versus
permeable pavers. In short, the drawbacks of porous asphalt are as follows:

ft has a rough texture that may be incompatible with beach goers who are barefoot.

e It tends to clog, particularly in a sandy environment, which leads to lower performance
and higher maintenance needs.

¢ It can slough off and discolor the surrounding area, which in this application is white
sand.

¢ |t is more difficult and more expensive to maintain and repair,

The main advantage to porous asphalt is that it would more closely match the existing
aesthetics of the existing asphalt concrete. Staff can present additional information on
installation cost differences at the meeting.

Alternatives: Staff continues to recommend the permeable paver option approved by the
Commission on August 13, 2014. If this option is reaffirmed, the City Council would need to
explicitly allow this change in approving the funding for the project. Alternatively, the Planning
Commission could approve the porous asphalt option. Either option would be consistent with
the Del Mar Specific Plan and with the Coastal Conservancy’s grant requirements. A third
alternative would be to leave the existing asphalt pavement sidewalk as it, in which case, the
City would not proceed with the project, and would not need to spend any funds at this time
for this project. This third alternative would likely in the loss of the $30,000 grant funding from
the Coastal Conservancy as well as $15,000 in pending but held-back reimbursements for other
components of the Del Mar Parking Lot project that the City would be receiving from the
Coastal Conservancy.
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Environmental Review: The proposed project is categorically exempt from CEQA requirements,
pursuant to Section 15301 (Class 1) — Existing Facilities.

ATTACHMENTS:

e Attachment A — Permeable Pavers Information
e Attachment B — Porous Asphalt Information
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Colors represented herein are depicted as accurately as possible. However, due to the nature

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

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

B9 Island Ember Red
{Red/Charcoal)

B10 Countrzz Loam Tan
(Brown/Charcoal)
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

September 10, 2014

To: Chair Reimers and Planning Commissioners

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

Subject: Consideration of Final Design Study DS 14-26 (Bengard) and associated

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

Recommendation:

Approve the Design Study (DS 14-26) and the associated Coastal Development Permit subject to
the attached findings and conditions

Application: DS 14-26 APN: 010-182-009

Location: NE Corner of Monte Verde and 11th

Block: 114 Lots: W %% of 18 and 20

Applicant:  Jeff Crockett Property Owner: Tom and Terry Bengard

Background and Project Description:

The project site is located on the northeast corner of Monte Verde and 11 Avenue. The
property is developed with a 1,094-square foot, primarily one-story residence that has a partial
second-story attic. The existing residence is clad with horizontal-wood siding. An existing 162-
square foot detached garage is located approximately 1-ft 6-in from the rear of the property
within the 3-ft rear-yard setback. A grapestake fence covered by foliage is located along the
property frontage of both Monte Verde Street and 11" Avenue. The fence extends beyond the
property line up to approximately 2 feet into the City Right-of-Way {(ROW).

In the City ROW along Monte Verde Street, a pine tree and an oak tree are present with soil and
mulch ground cover. In addition, an existing stone paver walkway begins at the property line
along Monte Verde and extends to the west entry gate on the property. At the northeast corner
of Monte Verde and 11" Avenue, there is a City-maintained bus stop with a bench and a
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concrete headwall to guide stormwater. In the City ROW along 11" Avenue, there are two City-
maintained oaks, a stop sign, and another concrete headwall to guide stormwater. A
Determination of Historic Ineligibility for the subject residence was issued by the Community
Planning and Building Department on January 2, 2014.

The applicant has submitted plans to expand the total building floor area from 1,322 square
feet to 1,688 square feet. The project includes the following components:

1) 136 square feet of lower level additions,

2} A 186-square foot second-story addition that includes converting the attic to a bedroom
and raising the attic plate height to 7 feet,

3) The removal of the 162-square foot detached garage and replacement with a 232-
square foot attached garage at the back of the residence,

4) The remodeling of the kitchen, bedrooms, and bathrooms,

5} The removal of the existing first floor redwood deck and addition of a new balcony to
the second floor,

6) The re-roofing of the entire house,

7) The replacement of windows and doors,

8) The replacement of the horizontal-wood siding with stone, board and batt wood siding,
and stucco.

Proposed finish materials include a combination of three types of siding, including Carmel
stone, board and batt wood siding, and stucco (cement plaster with steel trowel finish), a
concrete shake tile roof with facia board rake (color-Brown/gray), and wood windows and
doors. The design includes a proposal for new 4-ft high grape stake fencing with stone pillars
along the south (front) and west (street-side) property lines, and a 5-ft high grape stake gate on
the north side of the proposed new garage.

The Planning Commission reviewed this project on July 9, 2014, and continued it with a request
for certain changes. The Commission’s primary concern with the proposal was the compiexity
of the design and use of finish materials. In addition, the Commission recommended that the
applicant reduce the height of the second story and eliminate the east elevation second-story
window to mitigate the impact to the eastern neighbor. The applicant has made certain
revisions to the design to address some of the recommendations made by the Commission.
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PROJECT DATA FOR A 4,000 SQUARE FOOT SITE:
Site Considerations Allowed Existing Proposed
Floor Area 1,800 sf (45%) 1,322 sf (33%) 1,688 sf (42%)
Site Coverage 556 sf (13.9%) 1,018 sf (25.5%) 554 sf {13.9%)
Trees (upper/lower) 3/1 (recommended) 0/5 1/5
Ridge Height {first) 18 ft/ 24 ft 11ft6in No change
Plate Height {first) 12 ft/ 18 ft 8ft 6in No change
Setbacks Minimum Required Existing Proposed
Front 15 ft 15 ft {from house) No
Composite Side Yard 10 ft (25%) 13 ft 6in (33.8%) 18 ft 6 in {46.3%)
(house/garage)
Minimum Side Yard 3 ft/ 5ft (street) 3ft/aft No Change/ 9 ft
Rear 3ft 2ft 6in 3ft

Staff analysis:

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

1 The applicant shall lower the proposed second-story addition plate height to 7-ft and
shall eliminate the east-facing window from the proposed second-story addition.

Analysis: At the July 2014 Planning Commission meeting, there was concern regarding the
mass and height of the proposed second-story addition. In addition, the neighbor to the east
submitted a letter expressing concern with the impact that the second-story addition would
have on his solar access and was concerned that privacy would be impacted by the proposed
second-story window facing his property. The neighbor requested that the second-story height
be lowered. The Commission directed the applicant to lower the second story plate height to 7-
ft and eliminate the east-facing second-story window.

In response to the Planning Commission’s recommendation, the applicant has lowered the
second-story plate height to 7-ft and has removed the east-facing window from the second-
story addition. The eastern neighbor has expressed support to staff for the design changes.
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2. The applicant shall redesign and simplify the proposed building forms, materials, and
details to the residence, specifically: a) all the windows shall be made to be more
consistent throughout the residence, b) the cupola shall be eliminated, c¢) consideration
shall be made to using less stone or an alternate design using board and batt, and stucco
shall be submitted, and d) the stone columns at the entry door shall be redesigned with
wood.

Analysis: The applicant has not complied with all of the Planning Commission’s
recommendations, but has made some revisions to simplify the appearance of the residence as
explained in the letter included as Attachment D.

Staff notes that three of the arched windows/doors have been revised and are now square
shaped. These include the French doors on the lower level of the west elevation and two of the
windows on the south elevation. However, the proposed residence still incorporates the use of
an arch shape in its design such as: 1) the arch-shaped trusses at the ends of the gables, 2} the
arched French doors on the upper level of the west elevation, and 3) the front door and garage
door also include an arched design. in staff’s opinion, the use of an arch-shaped architectural
element adds visual interest to the design and does not create a complicated appearance.

In addition to the window revisions, the applicant has also eliminated the cupola from the roof.
However, the applicant is still proposing three finish materials including: board and batten
siding, stucco and stone. Furthermore, the applicant did not eliminate the stene from the front
entry as recommended by the Planning Commission. The original proposed elevation drawings
are included as Attachment E for comparison.

A condition has been drafted requiring the stone to be eliminated from the front entry. As an
alternative the applicant could use wood. A separate condition has been drafted requiring the
applicant to work with staff on eliminating one of the finish materials. Options would include a
combination of board and batten siding and stone, or board and batten siding with stucco, and
the Planning Commission may want to provide specific direction on acceptable finish materials

for the final design.
Other Project Components:

Landscape Plan/Fence: The applicant has included a landscape plan which includes new
drought-tolerant landscaping on the property. The City Forester has approved the landscape
plans with no recommendations or conditions.
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The applicant is proposing to replace the existing grape stake fence along the south and west
property lines, which are both street-facing property lines. Staff notes that portions of the
existing fence are located in the City Right-of-Way and that the new fence will be located on the
property line. The proposed new fence would be 4 feet high with stone pillars. The
Commission should consider whether the proposed stone pillars would be appropriate for the
fence. Staff would not recommend the pillars if stone is not used on the residence.,

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

Environmental Review: The proposed project is categorically exempt from CEQA requirements,
pursuant to Section 15301 (Class 1} — Existing Facilities. The project includes a 322-square foot
addition an existing 1,322-square foot residence, and therefore qualifies for a Class 1
exemption. The proposed alterations to the residence do not present any unusual
circumstances that would result in a potentially significant environmental impact.

ATTACHMENTS:
e Attachment A - Site Photographs
¢ Attachment B — Findings for Approval
e Attachment C - Conditions of Approval
e Attachment D — Applicant Letter
e Attachment E — Original Elevations (7/14/14)
e Attachment F - Project Plans
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Attachment A — Site Photographs

Project site from the corner of Monte Verde St.

and 11th Ave.

50



Residence along 11th Ave.
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DS 14-26 (Bengard)
September 10, 2014
Findings for Approval
Page 1

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

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

Municipal Code Finding YES | NO

1. The project conforms with all zoning standards applicable to the site, or has 4
received appropriate use permits and/or variances consistent with the zoning
ordinance.

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

3. The project avoids complexity using simple/modest building forms, a simple roof 4
plan with a limited number of roof planes and a restrained employment of offsets
and appendages that are consistent with neighborhood character, yet will not be
viewed as repetitive or monotonous within the neighborhood context.

4. The project is adapted to human scale in the height of its roof, plate lines, eave 4
lines, building forms, and in the size of windows doors and entryways. The
development is similar in size, scale, and form to buildings on the immediate block
and neighborhood. lts 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 J
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 4
residential design in the general plan.

7. The development does not require removal of any significant trees unless 4
necessary to provide a viable economic use of the property or protect public health
and safety. All buildings are setback a minimum of 6 feet from significant trees.
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8. The proposed architectural style and detailing are simple and restrained in
character, consistent and well integrated throughout the building and
complementary to the neighborhood without appearing monotonous or repetitive
in context with designs on nearby sites.

T8D

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

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

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

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

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

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

No.

Standard Conditions

Authorization: This approval of Design Study {DS 14-26) as conditioned
authorizes the construction of: 1) 136 square feet of lower level additions, 2) a
186-square foot second-story addition that includes converting the attic to a
bedroom and raising the plate height to 7 feet, 3) the removal of the 162-square
foot detached garage and replacement with a 232-square foot attached garage,
4) the remodeling of the kitchen, bedrooms, and bathrooms, 5) the removal of
the existing first floor redwood deck and addition of a new balcony to the
second floor, 6) the re-roofing of the entire house, 7) the replacement of
windows and doors, and 8) the replacement of the horizontal-wood siding with
stone, board and batt wood siding, and stucco.

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

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

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

Trees on the site shall only be removed upon the approval of the City Forester or
Forest and Beach Commission as appropriate; and all remaining trees shall be
protected during construction by methods approved by the City Forester.
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6.

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
approvai or any significant tree is endangered as a result of construction activity,
the building permit will be suspended and all work stopped until an investigation
by the City Forester has been completed. Twelve inches (12”) of mulch shall be
evenly spread inside the dripline of all trees prior to the issuance of a building
permit.

Approval of this application does not permit an increase in water use on the
project site. Should the Monterey Peninsula Water Management District
determine that the use would result in an increase in water beyond the
maximum units allowed on a 4,000-square foot parcei, this permit will be
scheduled for reconsideration and the appropriate findings will be prepared for
review and adoption by the Planning Commission.

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

Exterior lighting shall be limited to 25 watts or less {incandescent equivalent,
i.e., 375 lumens) per fixture and shall be no higher than 10 feet above the
ground. Landscape lighting shall be limited to 15 watts (incandescent
equivalent, i.e., 225 lumens) or less per fixture and shall not exceed 18 inches
above the ground.

10.

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

N/A

11.

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

N/A
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12.

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

13.

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

14,

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

15.

This project is subject to a volume study.

16,

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

N/A

17.

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

18.

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

19a.

An archaeological reconnaissance report shall be prepared by a qualified
archaeologist or other person(s) meeting the standards of the State Office of
Historic Preservation prior to approval of a final building permit. The applicant
shall adhere to any recommendations set forth in the archaeological report. All

N/A
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new construction involving excavation shall immediately cease if materials of
archaeological significance are discovered on the site and shall not be permitted
to recommence until a mitigation and monitoring plan is approved by the
Planning Commission.

19b.

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

20.

Prior to Building Permit issuance, the applicant shall provide for City
(Community Planning and Building Director in consultation with the Public
Services and Public Safety Departments) review and approval, a truck-haul route
and any necessary temporary traffic control measures for the grading activities.
The applicant shall be responsible for ensuring adherence to the truck-haul
route and implementation of any required traffic control measures.

21.

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

Special Conditions

22,

The applicant shall submit a lighting plan for any new proposed exterior lighting
to be submitted with the construction drawings to be reviewed by the case
Planner prior to issuance of a building permit.

23,

The applicant shall submit revised elevations that include a redesign of the front
entry to eliminate the use of stone.

24.

The applicant shall work with staff to eliminate one of the three proposed finish
materials. Options include board and batten siding with stucco or board and
batten siding with stone.

*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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To: City of Carmel-By-The-Sea
Community Planning Department

Attention: Christy Sabdo
Project planner

Re: Design Study (DS 14-26) Bengard Residence
Conceptual review ~ Planning Commission Recommendations
NE corner of Monte Verde and 11%
Block 114, lots 18 (portion) and 20
APN: 010-182-009

Dear Christy,

The following is an itemized list addressing changes to the plans as recommended
by the Planning Commission at the July 9t, 2014 conceptual review meeting,

Owner changes:
Sheet A-2: Revised rear yard patio to eliminate flagstone walk and added 16"

stone sitting wall with wood chip patio area.

Extended closet at bedroom #1 and added 8 S.F to house area.
Replaced window to rear patio with French door. Added tiled landing
with steps to wood chip patio area. (revised lot coverage and floor
Areas on site data to reflect changes)

: Revised interior of Bath #1 and moved window.

Added two windows to front facing wall of living room.

Demao existing masonry fire place and construct new gas insert fire
place at rear facing wall of living room with French glass door each
side.

Added window to stairwell at upper level floor plan facing rear patio.

: South and East elevations - Raised lower level bathroom wall from-

6"-4" height to an 8’ plate, This will reduce visual appearance of 2nd
floor height.

Omit stone veneer at North elevation of garage. Stone would not be
appreciated since it would not be seen due to fencing and
retaining wall to neighboring property.

Added 48" high stone pillars to grape stake fence along 11t and
Monte Verde to compliment stone at front entry.
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South elevation - Revised to show extended closet with French door
at bedrom #1.

West elevation ~ Removed eyebrow roof at second story French doors
due to lowering of second story plate height. Added eyebrow roof
above lower level French doors.

Planning Commission recommendations:
Sheet A-4: Removed East facing window at second level floor plan.

A-5: Removed cupola from roof.
East elevation ~ Removed second story addition window.

East, South and West elevations: Lowered second story plate height
To 7°-0".

West elevation: Changed lower level French doors to square top with
eyebrow roof over.

South elevation: Changed arched top niche to squared wood header
and round top window at niche and stairwell to squared top.

Sheet L-1: Landscape plan as requested.

The owners and I spent many hours studying alternative concepts for the front
entry porch. This included drawings and driving around the city looking for entry
features that would complement the look we are trying to achieve. ] am sure you are
aware of numerous examples of stone porch entries throughout the city. We would
like to reconsider our original entry design.

We would also like to keep with the three arched doors at the front elevation. These

doors are all within the gables and feel compliment the architecture while mirroring
the arched gable trim work. As mentioned, we omitted the arch on the lower French
door along with the South elevation niche and stairwell window.

We thank you for supporting our original submittal and with all do respect for the
commissioners recommendations ask for your continued support in presenting this
application for final design approval.

Sincerely,

Jeff Crockett
Project designer
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

September 10, 2014

To: Chair Reimers and Planning Commissioners

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

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

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

Recommendation:

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

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

APN: 009-331-004

Background and Project Description:

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

On August 13, 2014, the Planning Commission reviewed the applicant’s proposal to replace the
existing wood shake roof with Certain Teed, Landmark TL composition shingles. The Planning
Commission made a motion to continue the item to allow the applicant to return with an
alternative, higher-quality composition shingle or the applicant may revise the proposal for a
tile, slate, or wood roofing material that could be approved at the staff level. The applicant is
has submitted an alternative composition shingle, GAF Grand Sequoia (color: Weathered
Wood) for the Planning Commission’s consideration.

As background, on January 25, 2012, the Planning Commission determined that all requests for
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DS 14-78 (McWilliams)
September 10, 2014
Staff Report

Page 2

replacement of wood shingles/shakes with composition shingles should be reviewed by the
Commission. The Commission wanted to ensure that the use of composition shingles would not
negatively impact community character.

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

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

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

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

The existing wood shake-roof is deteriorated and in need of replacement. The applicant is
proposing to replace the wood shakes with either the Certain Teed, Landmark TL composition
shingles (color: Country Gray) or, as an alternative, the GAF Grand Sequoia composition
shingles (color: Weathered Wood). Staff has included a photograph of both composition
shingles styles as Attachment B and Attachment C. The subject residence is clad with stucco and
brick and has a moderately-pitched hipped roof design that is visually prominent from the
street.

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

Below is a comparison of the proposed roofing styles.
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DS 14-78 {(McWilliams)
September 10, 2014

Staff Report

Page 3
Certain Teed, Landmark TL option GAF Grand Sequoia option

e Lifetime warranty ¢ Lifetime warranty

* A horizontal layer of both triple layer | A random design of uniformly thick
shingles and single layer shingles, designed shingles, designed to mimic wood shakes
to mimic wood shakes e Provides dimensional character with

e Provides dimensional character with shading characteristic of wood shakes
shading characteristic of wood shakes

Staff recommends that the Planning Commission deny the proposal for composition shingle
roofing, as it would be inconsistent with Design Guideline 9.8. This recommendation is based
on the incompatibility of the proposed composition shingles with the other homes in the
neighborhood, and the design of the subject residence.

Alternatives: Staff notes that the Community Planning and Building Department would be able
to approve a re-roofing application to replace the existing roofing with wood shakes or shingles.
Alternatively, the Planning Commission could note its support for the originally proposed
Certain Teed Landmark TL composite shingles or the alternative GAF Grand Sequoia
composition shingles, in which case, staff would approve the request.

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

ATTACHMENTS:

Attachment A — Site Photographs

Attachment B — Roofing Brochure

Attachment C — Roofing Brochure

Attachment D - Previously-Presented Applicant Correspondence
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Attachment A — Site Photographs

Project Site — Facing east on Ladera Drive

Project Site — Facing east on Ladera Drive
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Attachment B — Proposed CertainTeed Landmark TL composition shingles (color: country
gray)
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Attachment C — Alternative Choice: Proposed GAF, Grand Sequoia composition shingles
{(color: weathered wood)
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Attachment D-Applicant Correspondence

(Letter received via email on August 5,2014 from Chalmer M ¢ Williams):

August 5,2014

Christy Sabdo

Contract Planner
CityofCarmel-by-the-Sea
PO. Box CC
Cannel-by-the-Seca, CA93921

REF: Residence located at 26151 Ladera Drive, Cannel, CA 93923, DS 14-78

Dear Christy,

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

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

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

SomeHistory:

This residence was purchased by my Grandfather, Chalmer McWilliams, in 1964. 1t has remained in
our family even after his passing some 20 years ago. Ilove Carmel as he did; and want to continue to
maintain the charm and serenity that is Carmel. My desire s to support the City's vision to keep

Carmel, Cannel.

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

ofimportance.

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

roofing material.

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

beauty of our neighborhood orour town.

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

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

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

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

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

Thank you for your time,

Chalmer McWilliams I11
26151 Ladera Drive
Carmel, CA 93923
817-821-0113
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Chrisg Sabdo

From: chalmer Mcwilliams [lofuschal7@yahco.com]
Sent: Tuesday, August 05, 2014 2:24 PM

To: Christy Sabdo

Subject: DS1478

Christy,

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

Thank you,

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

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

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

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

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

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

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

From: chalmer Mewilllams [lotuschal7 @yahoo.com]

Sent: Tuesday, August 05, 2014 2:45 PM

To: Christy Sabdo

Subject: Fw: DS1478

Christy,

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

Chalmer

On Tuesday, August 5, 2014 4:25 PM, Chaimer McWilliams <otuschal7@vahoo.com> wrote:
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Reference Item 5 support
26151 Ladera Dr. as seen from the street. NOTE: My house is BEHIND all the trees...in other words,
you cannot see the house, let alone the roof!
The house in this picture is our neighbor to the North.
1
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Reference Item 5 support: Very limited view of roof from the street. This is the only roof area that
can be seen by any neighbor; and one would need to be standing in the driveway.
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Reference Item 5 support: Limited view of House and roof from the street.
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Reference Item 4 support: a obposite roof would endure greater life under Carmel beautiful
expansive tree branches.
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Reference Item 2 & 5 support: This is across the street from 26151 property. N6ticemposite
roofing material next door to wood shingle. The neighborhood can accommodate both styles and still
maintain our Carmel standards.

Sent from MI6



CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

September 10, 2014

To: Chair Reimers and Planning Commissioners

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

Subject: Consideration of a Concept Design Study DS 14-50 (Mussallem) and

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

Recommendation:

Accept the Conceptual Design Study (DS 14-50) subject to the attached findings and
recommendations/draft conditions

Application: DS 14-50

Block: 142 lots: 4&6

Location:  San Carlos 2 SE of 13" Ave. APN: 010-162-025
Property Owners: Greg and Patricia Mussallem Applicant: Adam Jeselnick

Background and Project Description:

The project site is located on San Carlos Street two parcels southeast of 13th Avenue. The
property is developed with a 1,754-square foot one-story residence clad with horizontal-wood
siding. The existing site coverage consists of two brick patios, a brick walkway, and a wood deck
that together total 925 square feet. Existing improvements within the San Carlos Right-of-Way
(ROW) consist of gravel, a brick walkway, and boulders. A Final Determination of Historic
Ineligibility for the subject residence was issued by the Community Planning and Building
Department on September 3, 2014.

The owner has submitted plans to demolish the existing residence and construct a new two-
story residence. The proposed residence would be 2,210 square feet in size, which includes
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DS 14-50 {Mussallem)
September 10, 2014
Staff Report

Page 2

1,735 square feet on the first floor, 475 square feet on the second floor, and a 242-square foot
detached garage. All existing site coverage would be removed and replaced with new site

coverage.

The applicant’s proposal includes:
1) the demolition of the existing one-story residence
2) the removal of 925 square feet of existing site coverage
3) anew 2,210-square foot two-story residence
4) a new 242-square foot detached garage in the front yard setback

5) 548 square feet of new site coverage, including a permeable paver driveway, a stone
front porch and steps, a stone courtyard terrace, and a new permeable paver walkway

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

architectural detailing and finish materials.

PROJECT DATA FOR A 6,000 SQUARE FOOT SITE:

Site Considerations Allowed Existing {DEMO) Proposed
Floor Area 2,460 sf (41%) 1,754 sf {29.2%) 2,452 sf (40.9%)
Site Coverage 781 sf (13%)* 925 sf (15.4%) 548 sf (9.1%)
Trees {upper/lower) 4/3 (recommended) 13/7 7/4

Ridge Height (1%/2") 18 ft/ 24 ft N/A - Demo 16 ft/ 21.6 ft
Plate Height (1%/garage) | 12 ft/ 18 ft N/A- Demo 8.7 ft/ 17.7 ft
Setbacks Minimum Required Existing (DEMO) Proposed
Front Yard 15 ft 14ft5in 2ft2in
Composite Side Yard 15 ft (40%) 20 ft (33%) 15.3 ft (26%)
{house/garage)

Minimum Side Yard 3ft 35ft 3ft

Rear 3 ft/ 15ft 10 ft 15ft3in

*Allowable site coverage with bonus, if 50% or more of the site coverage is permeable.
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DS 14-50 (Mussallem)
September 10, 2014
Staff Report

Page 3

Staff Analysis:

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

The property contains six significant, upper canopy trees, including three Monterey cypress and
three Monterey pines, and two significant, lower canopy Coast live oak trees. Three trees,
including a Monterey cypress, a Black acacia, and a Coast live oak have been designated as
moderately significant. The City Forester has reviewed the proposal and recommends that the
applicant remove the Black acacias growing along the north property line on the subject
property. The acacias are having an adverse effect on the adjacent oak trees and are also
bending the wood retaining wall and lifting the walkway on the property to the north. The
applicant is currently proposing to remove two of the three acacias on the property along the
north property line. A condition has been drafted requiring the applicant to remove all of the
acacias along the north property line.

Privacy & Views: Residential Design Guidelines 5.1 through 5.3 pertain to maintenance of
“privacy of indoor and outdoor spaces in a neighborhood,” organization of “functions on a site
to preserve reasonable privacy for adjacent properties,” and maintenance of “view
opportunities.”

While no substantial impacts were identified, the proposed second-story portion is located at
the back of the new residence and may have slight impacts on the privacy of the northern
neighbor’s courtyard and residence. The proposed northern elevation of the residence is mainly
one-story with a ridge height of approximately 14 ft. The existing fence to be replaced would
maintain the 6-ft height, which would help retain privacy for the neighbor to the north. The
second-story proposed for the new residence consists of a ridge height of approximately 21 ft
and four second-story windows. Staff notes that the privacy impacts are slight as the proposed
second-story windows are small in size. Staff has added a condition to work with staff and the
City Forester to propose trees along the north property line to provide screening between the
subject property and the neighboring residence and courtyard to the north.

Mass & Bulk: Residential Design Guidelines 7.1 through 7.5 encourage a building’s mass to
relate “to the context of other homes nearby” and to “minimize the mass of a building as seen
from the public way or adjacent properties.”
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The applicant is proposing to demolish a one-story residence and build a new two-story
residence. The mass and bulk of the residence is reduced by locating the second-story at the
rear of the property. The neighbors to the north and south have single-story homes; however,
the residences along San Carlos Street consist of a combination of single-story, single-story with
a partial second-story at the rear of the home, and second-story residences. With regard to
mass and bulk, in staff's opinion, the proposed addition is consistent with Residential Design
Guidelines 7.1 through 7.5.

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

The proposed residence is mostly visible as a one-story residence from the San Carlos ROW.
The one-story portion of the residence has a gable and hip roof with a 9:12 roof pitch at the
front of the property and a 5:12 pitch in-between the one-story and second-story portions of
the residence. The proposed detached garage within the front yard setback has a roof pitch of
9:12. The proposed second-story element, located at the rear of the property, has roof pitches
of 4:12 and 5:12.

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

A garage does not currently exist on the property. A new 242-square foot detached garage is
proposed to be built approximately 2 feet 2 inches from the front property line along San Carlos
Street. Staff supports the location of the new garage as it provides diversity to the
neighborhood streetscape and does not impact significant trees on the property. At staff’s
request, the applicant has moved the proposed new garage so that it is set back more than 6
feet from the 40-inch diameter pine tree located in the San Carlos ROW.

Public ROW: The City ROW that fronts the property is developed with a gravel parking area, a
brick walkway with a short asphalt return to the street, and rock boulders. The applicant is
proposing to remove all existing encroachments in the ROW, which will enhance the forested
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appearance of the ROW. A new 9-foot 6 inch wide permeable paver driveway with a short
return of asphalt is proposed within the City ROW. Staff supports these changes.

Environmental Review: The proposed project is categorically exempt from CEQA requirements,
pursuant to Section 15301 (Class 2) — Replacement or Reconstruction. An existing, non-
historically significant 1,754-square foot single-family residence would be demolished and
replaced by a new 2,210-square foot residence, including 242 square foot garage, for a net
increase in floor area of 698 square feet. The proposed alterations to the residence do not
present any unusual circumstances that would result in a potentially significant environmental
impact.

ATTACHMENTS:

e Attachment A — Site Photographs

e Attachment B — Findings for Concept Acceptance

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

Facing south near the corner of San Carlos Street and 13" Ave.
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Front of residence along San Carlos Street

New detached garage proposed in front yard setback

- il
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Attachment B - Findings for Concept Acceptance

DS 14-50 (Mussallem)
September 10, 2014
Concept Findings
Page 1

FINDINGS REQUIRED FOR CONCEPT DESIGN STUDY ACCEPTANCE {CMC 17.64.8 and LUP Policy

P1-45) For each of the required Design Study findings listed below, staff has indicated whether
the submitted plans support adoption of the findings. For all findings checked "no," the staff
report discusses the issues to facilitate the Planning Commission decision-making. Findings
checked "yes" may or may not be discussed in the report depending on the issues.

Municipal Code Finding YES | NO

1. The project conforms with all zoning standards applicable to the site, or has 7
received appropriate use permits and/or variances consistent with the zoning
ordinance.

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

3. The project avoids complexity using simple/modest building forms, a simple roof 4
plan with a limited number of roof planes and a restrained employment of offsets
and appendages that are consistent with neighborhood character, yet will not be
viewed as repetitive or monotonous within the neighborhood context.

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

vicinity.

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

6. The design concept is consistent with the goals, objectives and policies related to 4
residential design in the general plan.

7. The development does not require removal of any significant trees unless 4
hecessary to provide a viable economic use of the property or protect public health
and safety. All buildings are setback a minimum of 6 feet from significant trees.
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DS 14-50 (Mussallem)
September 10, 2014
Concept Findings
Page 2

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

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

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

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

TBD

12. Any deviations from the Design Guidelines are considered minor and reasonably
relate to good design principles and specific site conditions.
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Attachment C — Recommendations/Draft Conditions

DS 14-50 (Mussallem)
September 10, 2014
Recommendations/Draft Conditions

Page 1
Recommendations/Draft Conditions

No.

1. The applicant shall remove the three non-significant Black acacia trees along the
north property line. This change shall be noted on the proposed site plan and
landscape plan on the Final Design Study plan set.

2. The applicant shall work with the case Planner and the City Forester to propose
an appropriate number and species of trees to be located along the north
property line between the neighbor to the north and the proposed second-story.
The trees will serve to screen the proposed second-story residence from the
northern neighbor’s courtyard and residence.

3. Prior to final building inspection, the applicant shall remove all existing gravel,

brick walkway, asphalt, and rock boulders from the City ROW.
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GENERAL NOTES

REVISION # %

06/17/2014
07/29/2014

PLANNING RE-SUBMITTAL
PLAMNING RE-SUBRAITTAL

PROJECT DATA

SCOPE OF WORK:

DEMOLITION OF AN EXISTING SINGLE-FAMILY RESIDENCE.
BUILD NEW DETACHED T-CAR GARAGE AND SINGLE-FAMILY RESIDENCE.

NEW DRIVEWAY, STONE PORCH, AND TERRACE.
TREE REMOVAL AS NOTED CN THE PLAN.

CONSTRUCTIONTYPE:  V-B

OCCUPANCY: R-3

FIRE SPRINKLERS: NG

WATER: CAL-AM (E)

SEWER: CARMEL AREA WASTE WATER DISTRICT [E}

TREE REMOVAL: NINE [#) NOT SIGNIFICANT

1-4" REDWOOD

5-3, 4,12, 12", 18" MONTEREY PINE

1-4" ITALIAN STONE PINE
2-10", 7" BLACK ACACIA

GRADING: NONE

SITE COVERAGE CALCULATIONS:

(E) PATIO, WALKWAYS: 622 SF
{E} DECK. ROCK PATIO: 303 SF
TOTAL, (E) COVERAGE: 925 SF

"ALL (E) COVERAGE WILL BE REMOVED
* MAX. ALLOWABLE COVERAGE = 555 SF

{N} DRIVEWAY:
{N} FRONT PORCH + STEPS: 129 SF (IM
{N} COURTYARD TERRACE:
{N) WALKWAY:

TOTAL {N) COVERAGE:
*REDUCED BY 377 SF

FLOOR AREA CALCULATIONS:

{E) HOUSE: 1.754 SF
{E) GARAGE {NCNE]: 0/SF

TOTAL, (E) SF: 1,754 SF

[N} HOUSE, 15T FLOOR 1,735 SF
{N) HOUSE, 2ND FLOOR 475 5F
{N) DETACHED GARAGE: 242 SF

TOTAL, PROPOSED SF: 2,452 SF

“NOTE: MAX. ALLOWABLE 2,460 SF

SHEET INDEX

333 SF [IMPPRMEABLE, STONE TILE)
66 SF (PERMEABLE PAVERS)

Al PROJECT DATA AND SITE LOCATION

A2 NOTES AND SPECIHCATIONS, STREET ELEVATIONS

ANNOTATED SITE SURVEY

A3.0  SITE PLAN, DEMGCLITION

A3.1  SITE PLAN, EXISTING + PROPOSED

Ad PROPQOSED 15T AND 2ND FLOOR PLANS
A5 PRGPOSED RCOF PLAN

Ab FLOOR LEVEL MAP + SCHEDULES

A7 PROPOSED BUILDING ELEVATIONS

A8 PROPOSED BUILDING ELEVATIONS

A9 RENDERINGS
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CARMEL-BY-THE-SEA, CALIFORNIA 93921 O
- g
BLOCK/LOT: BLOCK 142, LOT 6, 1/2 OF LOT 4 s .
APN. 010-162-025-000 < a
-
IONING: R-1 SINGLE FAMILY RESIDENTIAL 2
OWNER: GREG AND PATRICIA MUSSALLEM
PO BOX 5144
CARMEL-BY-THE-SEA, CALIFORNIA 93921
PHONE: (831} 264-3419
ARCHITECT: ADAM JESELNICK ARCHITECT ~
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PHONE: [831) 620.5164 m w 5 o~
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CITY OF CARMEL-BY-THE-SEA
GENERAL NOTES CONDITIONS of APPROVAL

1. VERIF: ALL EXISTING DIFENSIONS AND CONDITIONS AT THE SITE; CONFIRK ANY VARIATIONS OR CONFLICTING OR 1.
MISSING DIFAENSIONS OR DATA PRIOR TO COLYAENCING WORK. USE WRITTEN DIt AENSICNS ONLY; DO NOT SC/\LE
DRAWINGS FOR THE FURPOSE OF DETERMINING A DIMENSION DURING CONSTRUCTION,

2. CONSTRUCTION DETAILS NOT SPECIFICALLY SHOWN ON THE DRAWINGS SHALL BE BUILT TO CONFOR? 4 TO SIf YLAR
CONSTRUCTION, IN ACCORDANCE WITH THE BEST COLALION PRACTICE AND/OR MANUFACTURER'S SPECIFICATIONS
FOR THE INSTALLATION OF THER MATERIALS OR ITEMS.

ADAM JESELNICK
M3 ARCHITECT

3. ALL CONSTRUCTION {NMATERIALS, WORKF 1ANSHIP & I \ETHODS] SHALL COLIPLY WITH THTLE 24 AND THE 2013
CALIFORNIA REBIDENTIAL BUILDING CODE [CBC); CALIFORNIA PLUFABING CODE {CPC), CALIFORNIA MECHANICAL
CODE {CHC), CALIFORNIA ELECTRICAL CODE {CEC), CALIFORNIA ENERGY COLE, FIRE CODE, AND CALGREEN; AND
ALL LOCAL AMENDMENTS AS ADOPTED BY CITY ORDINANCE.

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

5. DEMOUTION: CONFAR! 1 ALL DEACUTION REQUIREMENTS WITH THE OWNER. VERIFY VITH OWNER WHICH ITEMS, IF
ANY, HE/SHE WISHES TG RETAIN FOR HIS/HER USE. ..tL OTHER ITE; 48 TO BECC!AE PROPERTY OF THE CONTRACTOR AND
ARE TO BE PROPERLY REMOVED FROM THE PREFAISES, SEE DEMOCLITION PLANS FOR ADDITIONAL INFORFAATION.

6. THE CONTRACTOR SHALL BE RESPONSIBLE FOR ALL BRACING AND SHORING REQUIRED DURING CONSTRUCTION
UNTIL ALL CONSTRUCTION iS COMPLETE.

7. DO NOT STORE CONSTRUCTION ; AATERIALS, OR OPERATE CONSTRUCTION EQUIPMENT IN SUCH A MANNER THAT

DESIGN LIVE LOADS OF THE STRUCTURES ARE EXCEEDED. DO NOT STORE CONSTRUCTION rAATERIALS ON
OVERHANGING FRALIING.

SPECIFICATIONS

SPECIFICATIONS AS NOTED ON THE ARCHITECTURAL AND ENGINEERING PLANS.

GRADING / DRAINAGE NOTES

NO GRADING PROPOSED, EXISTING DRAINAGE TC REMAIN.

MUSSALLEM RESIDENCE

EXISTING STREET ELEVATION

] SCALE: 1/8"=1"0"

SAN CARLOS 2 S/E 13TH AVENUE
CARMEL-BY-THE-SEA, CALIFORNIA 93921

NOTES &
SPECIFICATIONS

07-29-2014

; SCALE: 1/8"= 10"

“\PROPQOSED STREET ELEVATION smes e

2 SCALE: 1/8'=1-0" ! 2

REVISION # /i 04/17/2014  PLANNING RE-SUBMITTAL
/2\ 07/29/2004  PLANNING RE-SUBMITTAL




SITE PLAN NOTES:

1. TREE REMO'AL AS NGTED ON PLAN AND APPLICATION.
MO CONSTRUCTION 1iiPACTS TO SIGNIFICANT TREES.

| 2. NO CHANGE TC EXISTING SITE DRAINAGE.

3. COORDINATE UTILITIES W(TH PG&E, CAWD, CFL-A ‘.
UNDERGROUND EXISTING ELECTRICAL LINE.

4. DEEIOLITION OF EXISTING HOUSE AND FOUNDATION.

5. DEMOLTION OF ALL EXISTING {NON-CONFORMING] SHE
COVERAGE, INCLUDING WALKWAYS, DECKS, AND STEPS.

#0 ARCHITECT

. EXISTING PROPERTY LINE FEMCING TO RE;.1%IN AS NOTED. REPAIR
ASNEEDED V.ITH LIKE i AATERIALS,

ADAM JESELNICK

T FLLEXISTING LANDSCAPE AREAZ TG REMAIM,

8. *ALL* EXISTING ENROACHMENTS IN THE CITY RIGHT-OF-"7AY,
INCLUDING BRICK PATHWA', ASPH/LT FATH, BOULDER®, AND
GRAVEL PARKING AREA SHALL BE REMQVED.

’
9. EXISTING: SITE PLAN BASED ON SUR™EY PROVIDED BY RASHUSSEN s
LAND SURVEYING, DATED [ {ARCH 4, 2014 L /’:
- 40.00 PROPERTY LINE _
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SAN CARLOS 2 S/E 13TH AVENUE
CARMEL-BY-THE-SEA, CALIFORNIA 93921

PROPERTY LINE

10 REMAIN

BIUSTING FENCE

DEMOLITION
SITE PLAN

07-29-2014

| SCALE: 1/8"=1'0"

" SAN CARLOS STREET

 GR— 2 e
| REVISION # A 0&/17/2014  FLANNING RESUBMITTAL SCALE /8210

i /A 07/29/2014  PLANNING RE-SUBLITTAL
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SITE PLAN NOTES:

1. TREE REMO/AL AS NOTED ON PLAN AND APPLICATION.
NO CONSTRUCTION IMPACTS TO SIGNIFICANT TREES.

2. NO CH#NGE TO EXISTING SITE DR INAGE.

3. COORDINATE UTILITIES 'WITH PGLE, CAWD, CAL-.M.
UNDERGROUND EXISTING ELECTRICAL LINE.

4. DEMOLITION OF EXISTING HOUSE AND FOUNDATION.

5. DEMOLTION OF ALL EXISTING [NON-CONFCRMING) SITE
COVERAGE, INCLUDING . ALKV/AYS, DECKS, AND LTEPS.

&. EXISTING PROFERTY LINE FENCING TO REMAIN, REPA'R Al
NEEDED WITH LIXE FAATERLALS.

7. ALL EXISTING LANDSCAPE AREAS TO REM/IN.
8. ALL EXISTINC ENRC-ACHHKENTS IN THE CITY RIGHT—O;L LAY,

INCLUDING> BRICK PATHWA',, BOULDERS, ASPHALT, AND G|
PARKING AREA SHALL 8E REXIUVED. I

9. EXISTING SITE PLAN BASED ON SURVEY PROVIDED BYIRASI,

LAND SUR'EYING, DATED $1ARCH 4, 2014

A 06/17/2014
07/29/2014
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

September 10, 2014

To: Chair Reimers and Planning Commissioners

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

Subject: Consideration of Concept and Final Design Study (DS 14-42)} and

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

Recommendation:

Approve the Design Study (DS 14-42) and the associated Coastal Development Permit subject to
the attached findings and conditions

Application: DS 14-42 APN:  010-071-010

Block: 108 Lots: S¥oflots7and 9

Location: Torres Street 4 southwest of 9™ Ave

Applicant:  Adam Jeselnick Property Owners: Henry and Kathy Benner

Background and Project Description:

The project site is located on Torres Street, four parcels northwest of Ninth Avenue. The
property is developed with a 2,014-square foot stucco-clad residence that includes an upper
and lower level. There is a two-car garage at the rear of the lower level that is accessed
through the rear yard. A Determination of Historic Ineligibility for the subject residence was
issued by the Community Planning and Building Department on September 3, 2014.

The applicant is proposing to convert the two-car garage into a third bedroom and sitting room,
and intends to install a 200-square foot parking pad at the rear of the property to comply with
the on-site parking requirement. The new parking pad counts as an additional 200 square feet

105



DS 14-42 (Benner)
September 10, 2014
Staff Report

Page 2

of floor area, and with its installation will expand the floor area on the property from 2,014 to
2,234 square feet,

The project also includes the following components: 1} new exterior finish materials including
plaster siding with a stone veneer on the lower level, and new unclad wood doors and
windows, 2) expansion of the rear deck and installation of an outdoor fireplace on the deck, 3)
installation of new plaster columns to support the deck, 4) new entry element on the south
elevation, and 5) the removal of 563 square feet of site coverage.

Staff has scheduled this application for Concept and Final Review by the Planning Commission
due to the limited scope of the proposed alterations. The Commission may continue this
application if it has concerns that cannot be addressed in a single meeting.

PROJECT DATA FOR A 6,000 SQUARE FOOT SITE:

Site Considerations Allowed Existing Proposed

Floor Area 2, 460 sf (45%) 2,014 sf (33.5%) gfﬁj p ﬁ;'ﬁz‘}fce
200 sf garage

Site Coverage 781 sf {13%) 2,365 sf (39.4%) 1,802 sf (30%)

Trees (upper/lower) 4/3 (recommended) 0/2 2/5

Ridge Height (1°'/2" 18 ft. 15 ft. 8in./20.5 ft. | No Change

Plate Height (1%/2") 12 ft./18 ft. 8 ft./15 ft. No Change

Sethacks Minimum Required Existing Proposed

Front 15 ft. 24.5 ft. No Change

Composite Side Yard 15 ft. {25%) 20.5 ft. (31%) No Change

Minimum Side Yard 3ft. 451t No Change

Rear 3 ft. 32 ft. (from deck) | 28 ft. {from deck)
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Staff Analysis:

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

trees.

There are two lower canopy oak trees on the property, one of which is classified as significant.
The applicant is proposing three new lower canopy trees and two new upper canopy trees at
the rear of the property, which exceeds the City Forester’s recommendation for one new lower
canopy and two new upper canopy trees. A condition has been drafted regarding the new
trees.

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

Staff has not identified any view or privacy impacts associated with this project. There is an
existing 280-square foot second-story deck that the applicant intends to expand to 399 square
feet. The expansion of the deck at the rear of the residence is not likely to impact the privacy of
the adjacent properties to the south and west. As shown in the site photographs included in
Attachment A, the neighboring properties are screened by a tall row of trees. The Planning
Commission will have the opportunity to visit the site and evaluate the potential privacy
impacts during the Tour of Inspection. Staff notes that the new portion of the deck does not
count as additional site coverage since there is existing paving below the expanded area of the

deck.

Parking Design: The Residential Design Guidelines do not specifically address parking pad
design; however, Guideline 6.1 states that “facilities for parking should not dominate the design
of the house or site” and “garages that are subordinate design elements are encouraged.”

The applicant is proposing to maintain parking at the rear of the property, which will keep the
parking subordinate to the residence as encouraged by the Design Guidelines. Staff notes that
the applicant had requested to establish the parking pad along the south side of the property,
but it would not have met the 15-foot composite side-yard setback requirement. The
Commission should consider whether an uncovered parking pad at the rear of the property is
acceptable or whether the parking pad needs some type of structure such as a carport or trellis
to help screen the parked vehicle.
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Site Coverage: The project site contains 2,365 square feet of site coverage and exceeds the
allowed site coverage of 781 square feet by 1,584 square feet. Municipal Code Section
17.10.030.C.2 states that: “Excess site coverage will be reduced at a rate equal to two times the
amount of floor area added to the site, or to an amount that complies with the site coverage
limits, whichever is less.” Staff notes that with the addition of the 200-square foot parking pad
the applicant is required to remove a minimum of 400 square feet of site coverage.

The applicant is proposing to reduce the site coverage from 2,365 square feet to 1,802 square
feet, which exceeds the code minimum of 400 square feet and which will bring the property
closer to compliance with the allowed site coverage. Nevertheless, with development projects
of this scope, the City typically requires that non-conforming site coverage be reduced beyond
the minimum requirement to bring the property closer to compliance. Staff notes that
Municipal Code Section 17.58.050 grants authority to staff and the Planning Commission to
ensure site conformance by conditioning the Design Study approval.

In staff’s opinion, there is sufficient opportunity to further reduce the site coverage. For
example, there is a 310-square foot asphalt area at the rear of the residence that was
previously used as a driveway and that the applicant intends to convert to a patio. Staff
recommends that this site coverage area be completely removed. Furthermore, the driveway
contains approximately 838 square feet of site coverage, and portions could be replaced with
paving strips to reduce the overall site coverage. A condition has been drafted requiring the
applicant to work with staff on further reducing the site coverage to an extent directed by the
Planning Commission.

Finish Details: Residential Design Guidelines 9.5 through 9.7 indicate that if stucco is to be used
it should be “in conjunction with some natural materials such as wood and/or stone...but should
not be repeated to excess within a block.”

The applicant is proposing to maintain stucco siding on the residence and intends to replace the
existing aluminum windows with unclad wood windows, which includes the addition of new
wood shutters. A stone veneer is proposed on the lower level of the building. The existing
composition-shingle roofing will be maintained, and the roofing over the new entry element on
the south elevation will match the existing composition shingles.
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Staff has some concerns with the design of the columns at the rear of the residence.
Residential Design Guidelines 9.2 through 9.3 state that “design features that increase the
visual prominence of a building should be avoided,” and “building details should be used to
provide interest and not exaggerate the scale of a building.” In staff’s opinion, the columns at
the rear of the residence appear prominent and exaggerate the scale of the building. However,
because the columns are at the rear of the residence they would not be visible to the public
way. The Commission should consider whether the columns should be redesigned to comply
with the above guidelines.

Front Fence: With regards to fence design, Design Guidelines 11.0 through 11.2 state that
“fences and walls should convey a simple, hand-crafted design” and that “the use of grape-
stakes or wood pickets for fences is traditional in most neighborhoods” and “ornate Victorian
wrought iron...is inappropriate.”

The applicant has submitted a concept fence design for the Planning Commission’s review. The
proposal is for a 4-foot high wrought iron fence and gate with a total of four stone columns.
The wrought iron includes nodes that add some decorativeness to the fence design. The fence
would be located 7 feet back from the front property line and would include landscaping in
front of the fence. The applicant has not decided on the specific details of the fence and unless
the proposal is firmed up by the Planning Commission meeting, a separate Design Study
application would be required in the future, which could be approved by staff.

The Planning Commission should consider whether the proposed design concept is acceptable.
The Commission typically prefers wood picket or grape-stake fences at the front of the
property; however, in certain instances wrought iron has been approved depending on the
architectural style of the building and design of the fence. Staff could potentially support the
fence in that it would complement the architectural style of the residence and would also be
partially screened by landscaping.

In addition, staff notes that there is existing 6-foot high fencing along the side property lines
and at the front southeast corner of the property that exceeds the allowed height of 4 feet for
fencing in the 15-foot front-yard setback. The fence along the south side and at the southeast
corner of the property appears to be recently constructed. A condition has drafted requiring
that the height of the fencing in the 15-foot front-yard setback be reduced to 4 feet as required
by the Municipal Code.
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Exterior Lighting: Design Guideline 11.8 recommends using lights: “Only where needed for
safety and at outdoor activity areas. Appropriate locations may include building entries, gates,
terraces, walkways and patios. Lights should not be used to accent buildings or vegetation.”

The applicant depicts the proposed wall-mounted lights on the elevation drawings and on the
floor plan. A picture of the proposed wall sconce is shown on Sheet A-7 of the plan set. The
locations of the proposed light fixtures are consistent with the above guidelines, with the
exception of one fixture location near the northeast corner of the building. The proposed
fixture is not located near an entrance or pathway and could potentially impact the adjacent
residence to the north. A condition has been drafted requiring the removal of the fixture.

In addition, the plan set notes that the wattage will be 25 watts maximum; however, no bulb
type, specific wattage, or lumen level is noted. This should be clarified by the applicant and
noted on the construction plan set. A condition of approval has been drafted to address this

requirement.

Alternatives: The Planning Commission may approve the Design Study subject to the attached
findings and conditions. However, if the Commission does not support the design as
conditioned by staff, then it could continue the application with specific direction given to the
applicant.

Environmental Review: The proposed project is categorically exempt from CEQA requirements,
pursuant to Section 15301 (Class 1) — Existing Facilities. The project includes a 200-square foot
addition an existing 2,014-square foot residence, and therefore qualifies for a Class 1
exemption. The proposed alterations to the residence do not present any unusual
circumstances that would result in a potentially significant environmental impact.

ATTACHMENTS:

¢ Attachment A — Site Photographs

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

Project site — Facing west on Torres Street

Project site = Front of residence facing west
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Project site — Rear of the residence facing east {two-car) garage

Facing west from rear second-story deck
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Facing south from rear second-story deck
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FINDINGS REQUIRED FOR FINAL DESIGN STUDY APPROVAL {CMC 17.64.8 and LUP Policy P1-45)

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

Municipal Code Finding YES | NO

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

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

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

viewed as repetitive or monotonous within the neighborhood context.

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

vicinity.

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

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

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

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

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

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

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

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

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

No.

Standard Conditions

Authorization: This approval of Design Study (DS 14-42) authorizes: 1)
conversion of the two-car garage into a living space and installation of a 200-
square foot parking pad at the rear of the property resulting in an expansion of
floor area from 2,014 square feet to 2,234 square feet, 2) new exterior finish
materials including plaster siding with a stone veneer on the lower level, and
new unclad wood doors and windows, 3) expansion of the rear deck and
installation of an outdoor fireplace on the deck, 4) installation of new plaster
columns to support the deck, 5) new entry element on the south elevation, and
6) the removal of site coverage as conditioned. This Design Study approval does
not authorize the construction of a new front fence. All work to the subject
property shall be consistent with the September 10, 2014 approved plans.

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

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

All new landscaping, 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 otherwise approved by the City
based on site conditions. The landscaping plan shall show where new trees will
be planted when new trees are required to be planted by the Forest and Beach
Commission or the Planning Commission.

Trees on the site shall only be removed upon the approval of the City Forester or
Forest and Beach Commission as appropriate; and all remaining trees shall be
protected during construction by methods approved by the City Forester.
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6.

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 shail be
evenly spread inside the dripline of all trees prior to the issuance of a building
permit.

Approval of this application does not permit an increase in water use on the
project site. Should the Monterey Peninsula Water Management District
determine that the use would resuit in an increase in water beyond the
maximum units allowed on a 6,000-square foot parcel, this permit will be
scheduled for reconsideration and the appropriate findings will be prepared for
review and adoption by the Planning Commission.

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

Exterior lighting shall be limited to 25 watts or less {incandescent equivalent,
i.e., 375 lumens) per fixture and shall be no higher than 10 feet above the
ground. landscape lighting shall be limited to 15 watts (incandescent
equivalent, i.e., 225 lumens} or less per fixture and shall not exceed 18 inches
above the ground.

10.

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

N/A

11.

The Carmel stone facade shall be installed in a broken course/random or similar
masonry pattern. Setting the stones vertically on their face in a cobweb pattern
shall not be permitted. Prior to the full installation of stone during construction,
the applicant shall install a 10-square foot section on the building to be reviewed
by planning staff on site to ensure conformity with City standards.
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12.

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

13.

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

14,

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

15.

This project is subject to a volume study.

16.

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

N/A

17.

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

18.

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

19a.

An archaeological reconnaissance report shall be prepared by a qualified
archaeologist or other person{s) meeting the standards of the State Office of
Historic Preservation prior to approval of a final building permit. The applicant
shall adhere to any recommendations set forth in the archaeological report. All

N/A
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new construction involving excavation shall immediately cease if materials of
archaeological significance are discovered on the site and shall not be permitted
to recommence until a mitigation and monitoring plan is approved by the
Planning Commission.

19b.

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

20.

Prior to Building Permit issuance, the applicant shall provide for City
(Community Planning and Building Director in consultation with the Public
Services and Public Safety Departments) review and approval, a truck-haul route
and any necessary temporary traffic control measures for the grading activities.
The applicant shaill be responsible for ensuring adherence to the truck-haul
route and implementation of any required traffic control measures.

21.

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

Special Conditions

22.

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

23.

The applicant shall work with staff on removing additional site coverage by an
amount specified by the Planning Commission at the September 10, 2014
meeting. A revised site coverage reduction plan shall be submitted to the
Community Planning and Building Department and reviewed by staff prior to
submitting a Building Permit application.

24,

This Design Study {DS 14-42) approval does not authorize the construction of a
new front fence. The applicant shall submit a separate Design Study for the new
fence with a design that is consistent with the recommendations made at the
September 10, 2014 meeting.
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25. | All fencing located in the 15-foot front-yard setback shall be lowered to a height
of 4 feet.
26. | The light fixture located near the northeast corner of the residence shall be

removed. The revision shall be reflected on the construction plan set submitted
with the building permit application. In addition, the applicant shall include the
specific bulb type, wattage, and lumen level on the construction plan set.

*Acknowledgement and acceptance of conditions of approval.

Property Owner Signature Printed Name Date

Once signed, please return to the Community Planning and Building Department.
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GENERAL NOTES

REVISION # AN
A

07/02/2014
03/08/2014

PLANNING RE-SUBMITTAL
PLANNING RE-SUBAMITTAL

PROJECT DATA

SCOPE OF WORK:
REMODEL OF AN EXISTING SINGLE-FAMILY RESIDENCE AND BASEMENT.
CONVERT EXISTING 2-CAR GARAGE TC HABITABLE SPACE AND EXPAND

EXISTING DECK. ALL NEW DOORS AND WINDOWS. INSTALL NEW 200 SF
DECOMPOSED GRANITE PARKING PAD, PERMEABLE PAVERS AT DRIVEWAY
AND REAR YARD TERRACE. NEW FRONT YARD FENCE AND LANDSCAPING.

CONSTRUCTION TYPE:  V-B

OCCUPANCY: R-3

FIRE SPRINKLERS; NO

WATER: CAL-AM (E)

SEWER: CARMEL AREA WASTE WATER DISTRICT (E)
TREE REMOVAL: NONE

GRADING: N/A

SITE COVERAGE CALCULATIONS:

EXISTING COVERAGE
(E) ASPHALT, DRIVEWAY: 1,760 SF "IMPERMEABLE
{E) CONCRETE STEPS, BRICK WALKS: 325 SF “MPERMEABLE
{E) WOOD DECK: 280 SF *MPERMEABLE
TOTAL, {E) COVERAGE: 2,345 SF

* MAX. ALLOWABLE (CMC) = 78] SF

PROPOSED COVERAGE
{N} DRIVEWAY
PERMEABLE PAVERS
{N] DECOMPOSED GRANITE DRIVE
PERMEABLE SURFACE
{N) STONE TERRACE
IMPERMEABLE
{E] and {N) STONE STEPS + PORCH
IMPERMEABLE
{E) and (N TILE DECK
IMPERMEABLE
(N) FRONT WALKWAY
PERMEABLE PAVERS

TOTAL, (N} COVERAGE:
** REDUCED BY 563 SF

FLOOR AREA CALCULATIONS:

{E) HOUSE, MAIN LEVEL 1,333 SF
(E] WORK ROOM: 1915F A\
(E) GARAGE: 490 SF
TOTAL, (E) SF: 2,014 SF
[P) HOUSE, MAIN LEVEL 1,353 SF
{P) HOUSE, LOWE LEVEL 481 SF
PARKING PAD (UNCOVERED): 200 SF
TOTAL, (P) SF: 2,234 SF
"NOTE: MAX. ALLOWABLE (CMC) 24605F
SHEET INDEX

Al PROJECT DATA AND SITE LOCATION
A2 NOTES AND SPECIFICATIONS
- SITE SURVEY

A3 SITE PLAN, EXISTING + PROPOSED
A4 EXISTING FLOOR PLANS

A4.1  DEMOLITICN FLOCR PLANS

AS PROPOSED FLOOR PLANS

Ab EXISTING BUILDING ELEVATIONS
A7 PROPOSED BUILDING ELEVATIONS
A8 PRCPCSED RCOF PLAN

L1 LANDSCAPE PLAN

PROJECTLOCATION

PROJECT DATA
PROPERTY ADDRESS: TORRES STREET 4 SOUTHWEST OF 9TH AVENUE

CARMEL-BY-THE-SEA, CALIFORNIA 93921
AP.N. 010-071-010-000
IONING: R-1 SINGLE FAMILY RESIDENTIAL
QOWNER: HENRY AND KATHY BENNER

3240 BLACKHAWK MEADCW DRIVE

DANVILLE, CALIFORNIA 94506
ARCHITECT: ADAM JESELNICK ARCHITECT

3049 LORCA LANE

CARMEL, CA 93923

PHONE: {831) 620.5164 m

CONTACT: ADAM JESELNICK AlA

EMAIL: aejarch@gmail.com
LANDSCAPE DESIGNER: KATHLEEN COSS LANDSCAPE DESIGN

PHONE: (831) $20-1630

CONTACT: KATHLEEN COSS

EMAIL: kathleencoss@yahoo.com
CONTRACTOR: -

VICINITY MAP

] SCALE: N.T.S

ADAM JESELNICK
BEDO ARCHITECT

BENNER REMODEL
TORRES STREET 4 S/W OF 9TH AVENUE
CARMEL-BY-THE-SEA, CALIFORNIA 93921

RECEIVED

UG 2 0 2015

City o carmel-by-the-Sed
Planning & Building Dept.

TITLE SHEET

08-08-2014

AS NOTED

Al
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GENERAL NOTES

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

1. VERIFY ALL EXISTING DIMENSIONS AND CONDITIONS AT THE SITE; CONFIRM ANY VARIATIONS OR CONFLICTING OR
MISSING DIMENSIONS OR DATA PRIOR TO COMMENCING WORK. USE WRITTEN DIMENSIONS ONLY: DO NOT SCALE
DRAWINGS FOR THE PURPOSE OF DETERMINING A DIMENSION DURING CONSTRUCTION.

2. CONSTRUCTION DETAILS NOT SPECIFICALLY SHOWN ON THE DRAWINGS SHALL BE BUILT TO CONFORM TO SIMILAR
CONSTRUCTION, IN ACCORDANCE WITH THE BEST COMMON PRACTICE AND/OR MANUFACTURER'S SPECIFICATIONS
FOR THE INSTALLATION OF THEIR MATERIALS OR TEMS.

3. ALL CONSTRUCTION (MATERIALS, WORKMANSHIP 8 METHODS} SHALL COMPLY WITH TITLE 24 AND THE 2013
CALIFORNIA RESIDENTIAL BUILDING CODE (CBCL CALIFORNIA PLUMBING CODE (CPC), CALFORNIA MECHANICAL
CODE (CMC]L CALIFORNIA ELECTRICAL CODE (CEC), CALIFORNIA ENERGY CODE, FIRE CODE, AND CALGREEN; AND
ALL LOCAL AMENDMENTS AS ADOPTED BY CITY ORDINANCE.

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

5. DEMOUTION: CONFIRM ALL DEMOLITION REGUIREMENTS WITH THE OWNER, VERIFY WITH QWNER WHICH ITEMS, IF
ANY, HE/SHE WISHES TO RETAIN FOR HIS/HER USE. ALL OTHER ITEMS 1< BECOME PROPERTY OF THE CONTRACTOR AND
ARE TC: BE PROPERLY REMOVED FROM THE PREMISES. SEE DEMOLITION PLANS FOR ADDITIONAL INFORMATION.

6. THE CONTRACTOR SHALL BE RESPONSIBLE FOR ALL BRACING AND SHORING REGWIRED DURING CONSTRUCTION
UNTIL ALL CONSTRUCTION IS COMPLETE.

7. DO NOT STORE CONSTRUCTION MATERIALS, OR OPERATE CONSTRUCTION EQUIPMENT IN SUCH A MANNER THAT

DESIGN LIVE LGADS OF THE STRUCTURES ARE EXCEEDED. DO NOT STORE CONSTRUCTION MATERIALS ON
OVERHANGING FRAMING.

SPECIFICATIONS

SPECIFICATIONS AS NOTED ON THE ARCHITECTURAL AND ENGINEERING PLANS,

GRADING / DRAINAGE NOTES

NO GRADING PROPQSED. EXISTING DRAINAGE TO REMAIN.

REVISION # N —fenfee 3
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08-08-2014
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SITE PLAN NOTES:

1. PROTECT EXISTING TREES AS REQUIRED. TREE REMOVAL OF
NON-SIGNIFICANT 12* OAK PROPOSED UNDER SEPARATE PERMIT.

2. NO CHANGETO EXISTING SITE DRAINAGE.

3. COORDINATE UTILITIES WITH PGAE, CAWD, CAL-AM.
EXBTING OVERHEAD ELECTRICAL SERVICE TO REMAIN..

4. DEMOLITION LIMITED TO AREAS NOTED ON PLAN. REPLACE EXSTING
ASPHALT WITH NEW PERMEABLE PAVERS CR DECOMPOSED GRANITE

WITH RESIN BINDER PER SITE PLAN,

5. REFER TO LANDSCAPE PLAN FOR ALL INFORMATION NOT SHOWN HERE.
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ADAM JESELNICK
HEEDO ARCHITECT
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CARMEL-BY-THE-SEA, CALIFORNIA 93921

EXISTING
FLOOR PLANS

08-08-2014
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FLOOR PLAN NOTES:

1. NEW VAULTED CEILING AT MASTER BEDRCOM.
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ROOF PLAN NOTES:

1. MATCH EXISTING ROOF MATERIAL AND COLOR: ASPHALT SHINGLE, GRAY,
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DESIGNER COMMENY; .

All services rendered by 1 \ndsoape Designer are proftstionel opinfons and recomtendnsuns misds &
accordance with generall: accepted practices. Under no circumatance is it the intent of e Derigres &
directl; control the physic.. actl" itles of the Contractor or his workmen. The Designer +ill griwitls ber
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bused on observation of the work in progress.
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

September 10, 2014
To: Chair Reimers and Planning Commissioners
From: Rob Mullane, AICP, Community Planning and Building Director [’2“
Submitted by: Marc Wiener, Senior Planner
Subject: Consideration of Concept Design Study (DS 14-72) and associated Coastal

Development Permit application for the construction of a new residence
located in the Single-Family Residential (R-1) Zoning District

Recommendation:

Accept the Conceptual Design Study (DS 14-72) and the associated Coastal Development Permit
subject to the attached findings and recommendations/draft conditions

Application: DS 14-72 APN: 010-222-007

Location: Monte Verde Street 3 NE of 4™ Ave

Block: 32 Lots: 16

Applicant:  John Mandurrago Property Owner: Dennis Levett

Background and Project Description:

The project site is located on Monte Verde Street three parcels northeast of Fourth Avenue.
The back southeast corner of the property has a slope of approximately 35%. The subject
property is a vacant lot, which previously contained a garage that was demolished in 2005. At
the time that the garage was demolished, the soil on the property was redistributed and
backfilled, which increased the slope at the southeast corner of the property as indicated in the
applicant’s letter included as Attachment D.

The applicant has submitted plans to construct a new two-story residence on the subject
property. The proposed residence would be 1,800 square feet in size, which includes 1,174
square feet on the ground level, 433 square feet on the upper level, and a 200-square foot
detached garage located in the front-yard setback.
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September 10, 2014
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With regard to finish materials, the residence would include plaster siding on the lower level
and board and batten siding on the upper level. The applicant is also proposing a wood-shake

roof, as well as unclad wood windows and doors throughout the residence.

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
notes that the project site contains sufficient water credits to support a new single-family
residence, as indicated in the documentation from the Monterey Peninsula Water Management
District included as Attachment E. There is also an existing water meter located at the front of

the property.

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

15 ft. (2nd-story)

Site Considerations Allowed Existing Proposed

Floor Area 1,300 sf (45%) N/A 1,800 sf {37.6%)
1,600 sf residence
200 sf garage

Site Coverage 556 sf (13.9%)* N/A 524 sf (13.1%)

Trees (upper/lower) 3/1 trees 0/8 trees 0/7 trees

{recommended)

Ridge Height (1%/2™) 18 ft./24 ft. N/A 13 ft./20 ft.

Plate Height {1%/2"%) 12 ft./18 ft. N/A 10.5 ft./17 ft.

Setbacks Minimum Required Existing Proposed

Front 15 ft. N/A 15 ft. residence**
0 ft. detached garage

Composite Side Yard 10 ft. {(25%) N/A 11 ft.

Minimum Side Yard 3ft. N/A 3 ft.

Rear 3 ft. (1st-story) N/A 29 ft.

*includes a 4% bonus if 50% of all coverage is permeable or semi-permeable
**Chimney permitted to encroach 2 feet into 15-foot front-yard setback
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Staff analysis:

Property Slope & Buildable Area: Municipal Code Section 17.06.020.D states that “continuous
portions of the site, occupying at least 10 percent of the site area, with a slope greater than 30
percent” are to be deducted out of the buildable area. However, Municipal Code Section
17.06.020.E states that “on sites disturbed from previous grading or excavation activities, an
approximation of preexisting conditions may be used as a reference for determining average or
existing grade using grades on adjacent sites, retaining walls and prior survey maps.”

The southeast corner of the property includes an area that comprises more than 10% of the
total site area and has a slope of approximately 35%. Pursuant to Municipal Code Section
17.06.020.D, this portion of the property would normally be deducted out of the buildable area.
However, the applicant has indicated that the steep slope at the southeast corner of the
property was artificially created when the soll was redistributed in 2005 (see Attachment D). A
survey from 2005 is included as Sheet D-2.1 in the plan set and indicates that the original slope
of the southeast corner did not exceed 30% over an area of 10% of the project site.

The applicant is requesting that the City use the previous grade measurements, as allowed by
the Municipal Code Section 17.06.020.E, in order to include the southeast corner of the
property in the buildable area calculfations. Staff notes that deducting out the southeast corner
of the property would reduce the allowed floor area by approximately 240 square feet.

Staff supports the request to the use the previous grade for the following reasons: 1} the
applicant has provided a survey from 2005, which documents the previous grade and verifies
that the slope at the southeast corner was increased through the redistribution of soil, and 2)
the applicant has demonstrated the ability to design an 1,800-square foot residence that is
compatible with the neighborhood and surrounding residences, and works with the
topographic constraints of the property.

Staff notes that as an alternative, the applicant could grade the property in order to reduce the
slope at the southeast corner to less than 30%. However, there are several trees on the
property that could be impacted by additional grading. The applicant would prefer to not
further disturb the soil on site.

Forest Character: Residential Design Guidelines 1.1 through 1.4 encourage maintaining “a
forested image on the site”

The site contains eight lower-canopy trees, seven of which are classified as significant. The
applicant is proposing to remove one non-significant oak tree near the front of the property. A
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condition has been drafted requiring the applicant to obtain a Tree Removal Permit prior to
Final Planning Commission review. The City Forester does not recommend that any additional
trees be planted on site.

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

The adjacent property to the north is developed with a residence that is located approximately
25 feet from the proposed new residence. The landscape plan (Sheet D7) indicates that a
privacy hedge will be planted along the north property line in the area of the two-story portion
of the residence. In addition, staff notes that there are only two windows along the north
elevation of the proposed residence’s second story, both of which are located near the rear of
the residence and are not likely impact the privacy of the residence to the north.

The proposed new residence will also not likely impact the privacy of the residence to the
south. The adjacent property to the south sits below the subject property; however, the
proposed residence new residence will primarily peer down on the roof of the adjacent south
residence. The applicant is proposing a 69-square foot second-story balcony on the south
elevation of the residence. The proposed balcony does not appear to impact the privacy of the
residence to the south, primarily because of its small size and location in relation to the south
neighbor’'s windows.

Mass & Bulk: Residential Design Guidelines 7.1 through 7.6 encourage a building’s mass to
relate “to the context of other homes nearby” and “presenting a one-story height to the street is
encouraged.”

The project is consistent with the above guidelines with regard to building mass. The two-story
portion of residence would be 20-feet high, which is 4 feet below the maximum allowed height
for a two-story building. In addition, the one-story portion of the residence would be 13 feet
high, which is 5 feet below the maximum allowed height for a one-story building. Staff also
notes that the second story would be set back 45 feet from the front property line, which is
consistent with the guideline’s recommendation that a one-story height be presented to the
street.
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Building & Roof Form: Residential Design Guidelines 8.1 through 8.3 state that "Shallow to
moderately pitched roofs are appropriate on one-story buildings. More steeply pitched roof
with low plate lines can be used on two-story buildings.” The Guidelines emphasize using
“restraint” and “simplicity” in building forms, which should not be complicated, and roof lines,
which should “avoid complex forms.”

The proposed residence would have a gabled roof design with a moderate 5:12 pitch. In staff’s
opinion the building forms and architectural details appear restrained and do not create a
complicated appearance. Staff notes the residence was designed to accommodate the trees
property and the slope along the south side of the property. Staff supports the proposed
design concept.

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

The applicant is proposing to construct a 200-square foot detached garage in the 15-foot front-
yard setback. The proposed garage would be located at the front property line and 1.5 feet
from the north side property line. The garage would also be set back 10 feet from the edge of
the roadway pavement.

Staff notes that the adjacent property to the north also contains a detached garage in the front-
yard setback; however, there are no other properties in the vicinity that have a detached
garage in the front-yard setback. In staff’s opinion, the proposed garage would add some
additional diversity in parking design to the neighborhood.

Staff could support the location of the proposed garage in the front-yard setback, but
recommends that it be shifted an additional 1.5 feet south to provide a 3-foot setback from the
north property line. A 3-foot setback from the north property line would allow for future
maintenance of the garage. The proposed decomposed granite pathway and proposed
landscaping should also be shifted south accordingly. A condition of approval has been drafted
with this requirement.

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

e Attachment A — Site Photographs

¢ Attachment B - Findings for Concept Acceptance

¢ Attachment C — Draft Recommendations/Conditions

e Attachment D - Applicant Letter

e Attachment E — Water Management District Document
e Attachment F — Project Plans
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Attachment A - Site Photographs

Project site — Facing east on Monte Verde Street

Project site — Back southeast corner of property with 35% slope
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Photo taken from project site — Adjacent residence to north
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Attachment B - Findings for Concept Acceptance

DS 14-72 {Levett)
September 10, 2014
Concept Findings
Page 1

FINDINGS REQUIRED FOR CONCEPT DESIGN STUDY ACCEPTANCE (CMC 17.64.8 and LUP Policy

P1-45

For each of the required design study findings listed below, staff has indicated whether the
submitted plans support adoption of the findings. For all findings checked "no" the staff report
discusses the issues to facilitate the Planning Commission decision-making. Findings checked

"yes" may or may not be discussed in the report depending on the issues.

Municipal Code Finding

YES

NO

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

v

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 the site and in the public right of way that
is characteristic of the neighborhood.

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

4. The project is adapted to human scale in the height of its roof, plate lines, eave
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 setback a minimum of 6 feet from significant trees.

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

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

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

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

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

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

2. Public access policy consistency: The project is not located between the first
public road and the sea, and therefore, no review is required for potential public
access.
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Attachment C - Recommendations/Draft Conditions

DS 14-72 (Levett)
September 10, 2014
Recommendations/Draft Conditions

Page 1
Recommendations/Draft Conditions
No.
1. The applicant shall apply for and obtain a Tree Removal Permit for the removal of

one non-significant oak tree prior to final Planning Commission review.

2. The detached garage shall be shifted 1.5 feet south to provide a 3-foot setback
from the north property line. The proposed decomposed granite pathway and
associated landscape strip shall be shifted 3 feet south accordingly.
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JOHN MANDURRAGO

Attachment D - Applicant Letter  DESIGN STUDIOS
P. 0. HROX R, CARMEI BY 'THF SFA, CA 839821

B31-825-1b53
John@Mendurrago.com

August 15, 2014

City of Carmel-by-the Sea
P. O. Drawer R
Carmel by-the-Sea, CA 93921

Attention; Marc Wiener
Senior Planner

Reference: Levett (DS 14-72)

Dear Marc,

This property consists of a vacant lot which, in 2005 contained a garage located in the
Northeast coner and a driveway from Monte Verde Street. The driveway was supported by a
retaining wall along the Southern edge. Refer to the original survey, sheet D2.1 of the Design
submittal set of plans. The garage and retaining wall were later demolished to free up the lot for
future development. During the demolition of the driveway and garage the raised earth under the
driveway was redistributed to the southern portion of the Iot.

The lot as documented in the 2005 Survey contained a small area of slopes in excess of
30% but less in area than the allowed 10% of the lot square footage. However when the earth was
redistributed, the slopes in excess of 30% were artificially increased. We are asking that the
proposed design be evaluated based on the original existing grades which would then allow for a
full 1,800 SF of floor area to be constructed.

The existing trees, some of which were deemed significant by the City Forester, are
aligned West to East along the Southern half of the lot. This fact along with the slopes in excess
of 30% that are situated on the Southern half of the lot, mandate that the proposed residence be
laid out along the Northern half of the lot. However care was taken to insure that the second floor
of this proposed design was placed to the cast where there is a greater clearance from the existing
building to the north.

The proposed design is meant to lean in the direction of a Monterey Colonial style. This
wouldbeagoodcomﬁbutiontotheneighborhoodandwouldaddalittlediversitytotheexisting

surrounding architecture.

John Mandwrrago
Design Studios
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Recording Requested by:

Monterey Peninsula Water Management District RE CElV ED
And When Recorded Mail To: : AUG 15 7014
Monterey Peninsula Water Management District ]

Post Office Box 85 mm
Monterey, California 93942-0085 Bt

NOTICE AND DEED RESTRICTION
REGARDING LIMITATION ON USE
OF WATER ON A PROPERTY

NOTICE IS GIVEN that the Monterey Peninsula Water Management District (hereinafter
referred to as the Water Management District), duly formed as a water district and public entity pursuant
to the provisions of law found at Statutes of 1977, Chapter 527, as amended (found at West's California
Water Code Appendix, Chapters 118-1 to 118-901), has approved water service to the real property

referenced below as “Subject Property.”

NOTICE IS FURTHER GIVEN that the rea) property affected by this agreement is situated in
the City of Carmel-by-the-Sea:

MONTE VERDE ST, CARMEL CA 939321
(AJK.A. MONTE VERDE STREET, 4 NORTH EAST OF 4™ AVENUE, CARMEL CA 93921)
(CARMEL BY THE SEA LOT 16 BLK 32)
ASSESSOR’S PARCEL NUMBER 010-222-007-000

This real property is hercinefier referred to as the “Subject Property.” The Subject Property is located
within the jurisdiction of the Water Management District. Dennis A. LeVett, (hereinafter referred to as

Owner(s)), is record owner(s) of the Subject Property.

Owner(s) and the Water Management District each acknowledge and agree that the installation
and maintenance of one dishwasher with no wash cycle capable of using greater than 7.66 gallons of
water, one ultra-low flow washing machine manufactured with no wash cycle capable of using
greater than 18 gallons of water, and an instant-access hot water system capable of supplying hot
water at amy access point within ten seconds are permanent requirements of the Subject Property.
Owner(s) end the Water Management District each acknowledge and agree that the maximum permitted
water use at the Subject Property is limited to supply the potable water requirements for a single-family

dwelling consisting of:

Page 1 of 3 MPWMD Form 1.4.1 Notice Re: Second Bathroont Addition, Special Fixtures. Ayals, Permit 23489, 17672006
UdemandiWork\Deed Restriction\2006\Carmen010-222-007_LeVett Form 14.1, 2nd Bathroom, Special Fixtures.doc

DOCUMENT: 20060"369 Titles: 1/ Pages: 4
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2 bathtubs (may haxeshower above)

1 kitchen sink and ULF dishwasher

1 ULF washing machine-18 gls max

3 wash basins

2 toilets, ULF, 1.6 gal.

1 shower-separate stall

Reasonable outdoor water use as needed and as allowed by District rules

No water use fixtures other than those listed above have been approved or authorized for use on
the Subject Property.

Owner(s} acknowledges that the conditions requiring the installation and maintenance of the
ultra-low flow fixtures and the limitation on water use fixtures referenced above have been voluntarily
accepted as a condition of Water Permit No, 23489 and is permanent and irrevocable, unless amended
by the filing of a less restrictive deed restriction. Owner(s) further acknowledges that credit shall not be
granted for removal or retrofit of any fixture added pursuant to the second bathroom accounting protocol
allowed by Rule 24C and noted on the water permit.

NOTICE IS FURTHER GIVEN that this agreement is binding and has been voluntarily
entered into by Owner(s), and each of them, and constitutes a mandatory condition precedent to receipt
of regulatory approval from the Water Management District relating to the Subject Property. This
agreement attaches to the land, and shall bind any successor or assignee of Owner(s).

NOTICE IS FURTHER GIVEN that present and/or future use of water at the Subject Property
site is restricted by Water Management District Rules and Regulations. Any intensification of water use
on the Subject Property, as defined by Water Management District Rule 11, will require prior written
authorization and permit from the Water Management District. Approval may be withheld by the Water
Management District, in accord with then applicable provisions of law. Present or future allocations of
water may not be available to grant any permit to intensify water use at this site. If any request to
intensify water use on Subject Property is approved, connection charges and other administrative fees
may be required as a condition of approval.

NOTICE IS FURTHER GIVEN that in the event intensification of water use on Subject
Property occurs without such an authorizing permit, any and all water use on this site may thereafter be
revoked in accord with Water Management District Rules, which state, “Intensification of Water Use
without a permit shalf provide cause for revocation by the District of all water use by any person on that
Site.” Such revocation could cause the irrevocable extinction of any right or entitlement to water use,
water use capacity, or water credit for the Subject Property.

NOTICE IS FURTHER GIVEN that intensification of water use on Subject Property that
occurs without the advance written approval of the Water Management District is a violation of Water
Management District Rules and may result in a monetary penaity for each offense as allowed by Water
Management District Rules. Each separate day, or portion thereof, during which any violation occurs or
continues without a good faith effort by the responsible party to correct the violation shall be deemed to
constitute a separate offense. All water users within the jurisdiction of the Water Management District
are subject to the Water Management District Rules, including Rules 11, 23, and 148.

The Owner(s) and Water Management District each intend that this Notice and Deed Restriction
act as a deed restriction upon the Subject Property, and that it shall be irrevocable under its terms. This

Page 2 of 3 MPWMI} Form 1.4.1 Nolice Re: Second Bathroorn Addition, Special Fixtures, Ayata, Permit 23489, 1/6/2006
U:\demand\Work\Deed Restriction\2006\Carmel\010-222-007_LeVett_Form 14,1, 2nd Bathroom, Special Fixiures.doc
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document shall be enforceable by the Water Management District or any public entity that is a successor
to the Water Management District.

The Owner(s) elects and irrevocably covenants with the Water Management District to abide by
the conditions of this Notice and Deed Restriction to enable issuance of Water Permit No. 23489, But
for the limitations and notices set forth herein, issuance of this water permit would otherwise be
withheld and found to be inconsistent with the Water Management District Rules and Regulations.

This Notice and Deed Restriction is placed upon the Subject Property. Any transfer of this
property, or an interest therein, is subject to this deed restriction. This Notice and Deed Restriction shall
have ne termination date unless amended by the filing of a less restrictive deed restriction.

If any provision of this Notice and Deed Restriction is held to be invalid, or for any reason
becomes unenforceable, no other provision shall thereby be affected or impaired.

The undersigned Owner(s) agrees with and accepts all terms of this document stated above, and
requests and consents to recordation of this Notice and Deed Restriction Regarding Limitation on Use of
Water on a Property. The Owner(s) further agrees to notify any present and future tenant of the Subject
Property of the terms and conditions of this document.

OWNER(S) agrees to recordation of this Notice and Deed Restriction in the Recorder’s
Office for the County of Mgu-té’fey. "Owaner(s) further unconditionally accepts the terms and

conditions stated above. (Sighatures must be notarized)
T g, - \“"'? [

Monterey Peninsula Water Manragement District

Page 3 of 3 MPWMD Form 1.4.1 Notice Re: Second Bathroom Addition, Special Fixtures. Ayala, Permit 23489, 1/6/2006
U\demand\Work\Deed Restriction\2006\Carmel\010-222-007_LeVett_Form 1.4.1, 2nd Bathroom, Special Fixtures.doc
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7 Date Neme and Thie of OffEer (e.q., ~Jang Doe, Ndtary Public’)

personally appeared ,éédf-ﬂ-'d ek W

Name(s) of Signer{s}

M personally known to me
"~ proved to me on the basis of satisfactory
evidence

to be the person(s) whose name(s) is/are
subscribed to the within instrument and
acknowledged to me that he/she/they executed
the same in his/her/their authorized
capacity(ies), and that by his/her/their
signature(s} on the instrument the person(s), or
the entity upon behalf of which the person(s)
acted, executed the instrument.

WITNESS my hand and official seal.

ee st

Place Nolary Seal Above Signature of Notary Publi

OPTIONAL

Though the information below is not required by law, it may prove valuabie to persons relying on the document
and could prevent fraudulent removal and realtachment of this form to another document.

Description of Attached Document
Title or Type of Document:

Document Date; _ Number of Pages.

Signer(s) Other Than Named Above:

Capacity{ies} Claimed by Signer

Signer's Name: I RIGHT THUMEPRINT
Individual _ OF SIGNER

i ndividu Top af thumb here

- Corporate Officer — Title(s): ___

" Partner — 7 Limited ~ General

< Attorney in Fact
Trustee

i_ Guardian or Conservator

£+ QOther:

Signer is Representing:

@ 1999 Nzhonal Nolary Association » 3350 De Sclo Ave.. PO, Bax 2402 » Chatswarth, CA 81313-2402 = www.natlonalnotary.org Prod. No. 5907 Recrdar. Gall Tol-Frea 1-800-876-68627

END Or DOCUMENY,
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—_ MONTEREY PENINSULA
WATER MANAGEMENT DISTRICT
§ HARRIS COURT, BLDG. G » P.0. BOX 85 « MONTEREY, CA-3942 « (831) G58-5601 » FAX (831) 644-9558

RESIDENTIAL INSPECTION REPORT
Conservation: [ _|Change of Title[ ]| Re-inspection - Permits: [_] Pre-Inspection [_| New Construction [I] Demo/Credits

Previous inspection- date: __NONET [ ]Remodel/Addition [ Re-inspection
PROPERTY ADDRESS: _MONTE JERDE B NE orf 4T

CITY: CARMET., NUMBER OF BATHROOMS: FULL_I_'/;
ASSESSOR=S PARCELNUMBER: _({Q - 2772 - (077  TRANSFER DATE:
OWNER=SNAME: _ | EMETT B S PERMIT#_ ; .. .-
PERSON CONTACTED: __OHP (S —____ PHONE:

This form certifies that an inspection was conducted at the above address. At the time of the inspection, the property

[i/] waS ] WAS NOT found to be in ecrSplianee. with WM Water
Permit # . Conservatiop.standards are listed i ation 14 of the District Rules and Regulations and are

summarized on the back of this form. (Permit requirements specific to this property are on file gt the District office.)

YEAR OF CONSTRUCTION: [4 2/}~ NO. OF BEDROOMS: ! APPROX. SQUARE FEET: _éﬁo_i,_

Any discrepancies on fixture counts musi be reported and cleared or appealed within 21 days of inspection date,

WATER FIXTURE INVENTORY:

Name of fixture Fixture Coun| Fixture Value EME_CI&.
Wesbain TR e -
2™ wash basin Master bath _m————— __ X __ uniteach = . =
Toilet, 1.6 galion per flush __ {1 E. [ x 1.7 units cach =
Toilet, 1.0 gallon perflush = ____ X l3unitseach =
Toilet, 1/2 gallom per flush —— % L0 units each =
Toilet, Non-ultra low flow e —— % 1.7 units each =
Large bathtub (over 55 gal.) i x  3.0units each = o
Master bathtub — X __ unitseach =
Master bath separate shower stall ——— X ___ units each =
Standard tub (with or without showerhead) — X 2.0 units each =
Shower stall with one head e x 20unilseach = =
Additional showerhead* - X 2.0 units each =
Kitchen sink/dishwasher (DW) ﬁ\_ x 2.0 vpits each =
Kitchen sink/ulira-low consumption DW e ——— % 1.5 units each =
Dishwasher additional (type} = X 2.0units each =
Laundry or Lhility sink (1 per residential site} e x 2.0 units each =
‘Washing machine (WM) __I___“ x 2.0 units each -
Ultra low consumption WM —_— x =
Bidet = X 2.0 units each =
Bar sink or vegelable sink - x 1.0 onits each =
Instant-access hol water system b x =
Swimming pool (sucface area) x =
Other: L — X =
Other: % =

Total Cmdus —

*Marzimum credit of four (4) ﬁxmre umu m av:ulable for rm.llnple shwuhead@. hm permll Lsmquuud Im- mmllanm.
Note: No waler credits are avallable for exterior water fixtures, maltiple otility sinks, and maltiple sh h (Pi to District Role 24.)
Cistern Information: Gallon siorage capacity:
Inspector=s Notes: _¢3[|ELT 2

PAD (N Eall Ty

The fo!lomng iumt WERE NOTm cnmhanu (sae back
Faucet Aertors || Hot Water System

Landscape Irvigation Signage Requirements (Commercial properties)

ACTION REQUIRED
[[] ems not in compliance must be corrected within days or by close of escrow, whichever is sooner.
[] Re-inspection required. Please call 658-5601 to schedule.
D Itemized receipts or {other} mail to P.O. Box 85, Monterey, CA 93942 or fax tp 644-9558.

D Water Release Form & Permit Application Form is required from (jurisdiction)
[:] Fees arc due. (Please call District for ambount.) :
s

£

7

(ﬁ/ 7 Mlodugek  Bolos 12 -1a-05

Aclmowledgment of Receipt / Date MPWMD Representative Date
o See Tmportant Terms and Conditloss on back of form.
CAD: and Serting 4!:#1" ktop\Combined Inspection Report.doc 6/22005 whire copy — applicart  yellow copy - MPWMD
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LOT 14

PROPOSED BUILDING FOQTPRINT

ADJACENT BUILDING
HIGHEST RIDGE = 243.3 FEET

. g
- | g
n
m v =
A |z
” 2
44 o
oS =z

et

TE
EDGE OF PAVEWENT

%

PROJECT INFORMATION

b
£

NEW 4' WOOD FENCE

FF © 2205
O N\
- i i f}__,\ ;_{.( = 4 3 |
el S22 7, GARMEL STOR
PR '}9\;-\;/ vV ", OVER CONCRETE P
AW ¥ W e Pos gl "
Y 2 D, LN ! L

2 PRONG OAK-4"6"

TO BE REMOVED

PROPOSED BUILDING FO INT

N DN,

~,

N 'S\\%f\

O

Wile Couee (ocakiva on qule 1\“'-.

LOT 18

N 8841500" E

(smilar o \c\v-ds(atb f“""’)

OWNER INFORMATION

MONTE VERDE STREET 3 N/E OF 4TH AVE.

CARMEL BY THE SEA, CA 93921

CARMEL LOT 16, BLOCK 32
A.P.N. D10-222-007

SITE AREA: 4,000 S.F. 0.0918 ACRES

PROPOSED TREE REMOVAL (1)
PROPOSED TREE PLANTING (2)
PROPOSED GRADING: 80 CY CUT

ZONING: R-1

MAXIMUM BUILDING HEIGHT = 24

DENNIS A LEVETT
P. 0. Box 4915

CARMEL BY THE SEA, CA 93921

FLOOR AREA

ALLOWED: 45.0 % 1,800 S.F.
PROPOSED:

FIRST FLOCR RESIDENCE 1,174 S.F.
SECOND FLOOR RESIDENCE 433 S.F.
GARAGE 200 S.F.
TOTAL: 45.0 = 1,800 S.F.

HARDSCAPE COVERAGE

=3

ADJACENT BUILDING
HIGHEST RIDGE = 230.4 FEET

SHEET INDEX

ALLOWED: 22% OF BASE FA = 396 S.F.

S0% PERVIOUS BONUS:

4% OF SITE AREA = 160 S.F.
556 S.F.

PROFPOSED:

DRIVEWAY 0 SF.

FRONT WALKS IMPERVIOUS 145.0 S.F.

SOUTH DECK PERVIOUS 297.0 SF.

EAST PATIO IMPERVIGUS 82.0 SF.

TOTAL 524.0 S.F.

Dil......
D2......

D2.1...
D3......

D4-0At-

Ds......
. ROOF PLAN
D7......
D8......

PROPOSED SITE PLAN

SURVEY — NOV 2013
SURVEY - JAN 2005
FLOOR PLANS

FLOOR PLANS DIMENSIONED

EXTERIOR ELEVATIONS

LANDSCAPE PLAN
STREETSCAPE

D9...... GRADING PLAN

5'-p 1/27
\
1

40.00°

LOT 16

NEW 8" SOUD WOOD FEMCE

N 01°45'00" W

NEW PINE TREES

SEE LANDSCAPE PLAN

0 2 4 6 B 10

By any

1 3 5 7 9
SCALE: 1/4 = 1'-0"
T am,l | ——
SITE
= o
L4
b o ges
REVISIQREL iEiE, Beg
171 o %u
AUG 20 2014VICINITY MAP g oF
Oty A Carmal-topthie. Gog = B;
Rllming; & Building 33:1_ —{f}- E&3
Q <L
08—04— o
Proposed |=- g
SITE PLAN I

e 1406

JOHN MANDURRAGO

Design Studios

P. 0. BOX "R". CARMEL BY-THE=SEA, CA. 93921 B31-825-1353 I

*D1

AP.N. 010-222-007
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, ADJACENT BUILDING
7
7 Y |
é P — | LOT 13
7
|
LOT 14
% ]
it _— | .
~— e __sEmFotw__ a”//”’ g"‘oo . 2
S ! : 3
4”” 'n—- § :
1 JF
.
7 e S F
e g - 3
,z/ ,’/’PJ':]'E LOT 15 h : %%3
’ - ~%a z
A g
R 2.0
- Pid -~ e I A Z g% E
”,—’ ,’/- // ’/,/ ’/f ,,-a/ 1 u 5% g
U i |
8 .12

| / GENERAL NOTES
4

1) ELEVATIONS ARE BASED ON AN ASSUMIED DATUN. PROVECT BENCHWARK IS A MAG NAL,
LOCATED ON JHE EASTERLY SIDE OF MONTE VERDE SIREET IN LINE WTH THE PROPERTY ACCESS.
ELEVATION = 220.00, AS SHOWN.

1 2) NOT ALL UNDERGROUND UNLITIES WERE LOCATED, ONLY VISIGLE FALILITIES ABOVE AND
FLUSH WITH THE SURFACE ARE SHOWN, SUB-SURFACE UTLITY LINES DRAWN MAY NOT
ISSANCE,  UNDERGROUND

(AP
f';':’f_’;/_i/:éﬁ;.;e.:n-i—_--—- : :é
| S S o 1 e w % éggg'
"

PROPERTY BOUNDARY LINE

THE APPROPRIATE UTLITY COMPANIES, PUBLIC
AGENGCIES, CMINER'S AS—BUILT DRAWINGS, ETC., AND SHOULD BE THOROUGHLY COMPILED
AND DEEMED COMPLETE WHTVN THE PROECT AREA FRIOR TO ANY SITE DEVELOPMENT
DESIGN ANO/OR CONSTRLC TION,

|
|
|
l

o mmmmmee= 20 -—————— - MAJR CONTOUR LINE (5' INTERVAL) B Do uab PORTRAYS TUE SITE AT TUE TWE OF TWE SURVET (11/14/1) AND 0OES war DL T 31 ST OF 4TH ave
219 MINOR CONTOUR UNE (1" INTERVAL) SHOW S00LS OR GEOLOGY INFORMATION, UNDERGROUND CONDINONS, EASEMENTS, ZONING
——0——O-—O-—u——0—  FENCE LINE {TYPE AS SHOWN) oR REGULATORY WAMMMY?A#%MM?MYMEDEYME —
aawal SPOT ELEVA ochligis bl 5
ELEVATION 4) THIS MAP DOES NOT REPRESENT A BOUNDARY SURVEY. PROPERTY LINES SHOWN HEREON DATE:_NOVEWBER 20)
' wo () TREE, TYPE AND SIZE AS SHOWN WERE COMPHLED RECORD INFORMATION AND FROM FIELD TES TO EXISTING BOUNDARY JO8 MO, 1270-01
MONUMENTATION, THE LOCATION OF THESE LINES IS SUBJECT TD CHANCE, SHEET
| RESULTS OF A TE BOUNDARY SURVEY,
e — D
o DATE | BY REVISION
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ELEVATION = 50.0 FEET (ASSUMED)

3. CONTOUR INTERVAL = TWO FEET.

PREPARED FQOR

Chris Tescher

B Y

I ] l o
I \/J 45.15 / M 4259 1263 l heck “J\\ R I' a
! o e PEE - T 100.00 ' T
! 16" PINE 2 METER] — 1<
| O . ?
i 45.08 STEPS STEPS [ & —
4280 42,7451 sa72 \ 4456 45,08 M 4346 42'30‘_5\‘“_'4_—&,7/ ;, TWO—-STORY 2
STONE Wall 43.56 7299 4253 STONE WALL aL.30 ey g WOCD FRAME & STUCCO s
" STRUCTURE o
: & N FF - 40.8 FEET <
— APN 010-222/-007 R || = 3
, i LOT 18 =
: o <
. LIMITS OF DRIVEWAY 40,64 . 3866
ARBT . emamememe T ¥ 4019 -0 s 3943
El!‘_[[?__Pf_,'_Jf_"‘_"_?fg—---—-----""“""'"""'—' ° A 3919 39.32 o)
SSMH T - Ta D‘% 39.35 — 3__7| O L 0 T | 5
4087  TIMBER WALL — t; fALL (TYPE UNDETERMINED)]
v [=]
40,49 TIMBER WALL 2 2 N
s e 36" PINE
38.46 / I
© () E
iy (]
g 3916 y n —
é U
AC. PAVEMENT SHED
38 o H—
e 1
; . 2 |
37.51 37.51 ! - - . . . e — . . s . - . e, | .
e [FEEE] g 9 wooo FENCE a7e3 © uWEST . “ " WooD FENCE 100.0%)' ° LY % Woon revce e :
uTIiuTY 366 SF SHED LOT 17
POLE IN EXCESS OF
LOT 18 30% SLOPE
“ EXiSTING STRUCTURE ”
NOTES: TOPOGRAPHIC MAP '
h 1)
>
!. BOUNDARY LOCATIONS SHOWN HEREON WERE DETERMINED oF <
WITH THE BENEFIT OF A FIELD SURVEY SUPPLEMENTED BY LOTS 12, 14 & 16 IN BLOCK 32 0 2 4 &5 8 10 B E<
$|ECOF}§D DATA. ALL BOUNDARY DATA SHOWN ARE FROM MAP OF CARMEL—-BY—-THE-SEA ......w é::é
E RECORDS. THIS IS NOT A BOUNDARY SURVEY. VOLUME ONE, CITIES & TOWNS, PAGE 2 s L @ S%nﬂ
2. ELEVATIONS SHOWN ARE BASED ON ASSUMED DATUM. RECORDS OF MONTEREY COUNTY E,,z,%$
TEMPORARY BENCHMARK IS FINISHED FLOOR OF NORTHERLY R S, -2
STRUCTURE, TAKEN AT THE FRONT ENTRY THRESHOLD, AS CITY OF CARMEL  COUNTY OF MONTEREY STATE OF CALIFORNIA SURVEY @wgo
SHOWN. A=z
wEEs
Zz >k
o =<
= o
=
o
=

4. TREE TYPES ARE CAK UNLESS OTHERWISE [NDICATED.

DIAMETERS OF TREES ARE SHOWN IN INCHES. TREES

SMALLER THAN 2" ARE NOT SHOWN. MULTI-PRONGED TREES
LABELED "x—P".

5. BUILDING CORNERS LOCATED TO OUTSIDE FACE QF STUCCO

CENTRAL COAST SURVEYORS
5 HARRIS COURT, SUITE N—11 MONTEREY, CALIFORNIA 93040

Phone: (831) 394-—4930
Fax:  {831) 394-4931

SCALE: 1" = & JOB No. 04-218 JANUARY 20035
PREPARER: BMC

APN’s 010-222-007 & 008

| :ID.I?JBER 1 406 _

JOHN MANDURRAGO |
Destgn Studios

D2.1|

P. 0. BOX "R", CARMEL HY-THE-SEA. CA, 93821 A3)-825-1553

|
151




n O
D L = 1
j ) BATH @i
&1L OP<C

DECK ‘

WARDROBE

e |

SECOND LEVEL
475 SF

195 SF
SCALE: 1/4=1'-0"
GARAGE ’
~J
BEDROOM 1
BATH%D 1
| bogre HALL
i NI;UP \JI, WM, SEAT
C 2 4 & 8 10
LA

ol Iy - u rEres

W)
i\

|
(111 I
1
DINING RM H
T
|

iN
Y]

—_— A

CH L]

KITCHEN

7 STAIRS

WIN. SEAT

A.P.N. 010-222-007

OQ i //////D///////% FLOOR PLANS

MONTE VERDE RESIDENCE
CARMEL BY THE SEA, CA.

MONTE VERDE ST 3 NE OF 4TH AVE

FIRST LEVEL : S 1406 —
JOHN MANDURRAGO | %8
1,130 SE i Design Studios D3

P. 0. BOX "R", CARMEL BY~THE-SEA, CA. 93021 831-823-1533 |
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A.P.N. 010-222-007

MONTE VERDE RESIDENCE
CARMEL BY THE SEA, CA.

MONTE VERDE ST 3 NE OF 4TH AVE

{Riaer 1 406 B

JOHN MANDURRAGO
Design Studios

NUNBER [)£¥

P, 0, BOo "R", CARMEL BY-THE-BEA, CA, 935921 BII«625-1553 I
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MONTE VERDE RESIDENCE
MONTE VERDE ST 3 NE OF 4TH AVE

CARMEL BY THE SEA, CA.

A.P.N. 010-222-007
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JOHN MANDURRAGO
Design Studios
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L omwT 1 & | i CHIMNETY
!
i

PLANT 8CHZDULE
TREES ECTANICAL NAME , CCHMMON NAME CONT QOTY
ACE BLO Acer palmatum ‘Bloadgeod” / Bioodg .od Japanese Mapiz Fal 2
ACE 8N Acet pelmatum*Sango Kaky™ / Coiz: Bark Maple 15gal 1
C2D PUR Dodonaea viscosa "Purpurca’ / Pu:le Leafed Hopseed Susi 16l 3
PINH. L Pinws halepelels / £'epo Pine 16gal I
THJEME Thuja eccidentsls "Emerald’ / Emetald A orvilae 15gal 3 P‘a:m
CUF LEY x Cup-essocyparis leylendi / Leyland. Sypress 16gal 18 . B N SCHEnEE
xs*ﬁsa BOTANICAL NAME / COMMON NAKE CONT  QTY walering basin - :::ﬁii';:::::?:‘““

Abution t bridum / Flowering Maple 5gel NE GALLOW PLANT 1 PACK
ARG EME Arctosteph’ s Uva-ursi “Emerald Carpal’ /Emerakd Carpet Manzanta 1gal & TIVE GALLGN PLANT 2 FACKS
BER BR2 Bergeria cordifolia‘Bressingham White” / Heartieef Berges:ia Tgal M ) - FIFTEEN GALLON PLANT 1 PAGK PER %~ OF TREE TRUNK
BUX BEA Buxus microphylla japeaii-a “Green Besty” f Green Beaut ' 8a.,a06  Sgal 9 :‘:):issr{ing)-- _ __J i L’!‘r——i“—@":— finlsh grade grkgim';r JF%FP:E:szT i
CEAHOR Gea,:othus griseus horizontalis / Carmel Creeper 1gal 16 grade = 24" BOX TREE 1 PACK PER J§" OF TREE TRUNK
CEAJUL Ceanathus » “Julia i*heips” / Califomia Liac Sga & SPREAD AN, OF 3 PACKS, ;
HEL Iv2 Helletorus x stemii *Ivory Prince’ / Heficera 1gal 28 - raatbal] $:QER%:?:§EEXEN%L;;L’:%TPUP }
HEU CRI Heursera x “Grimeon Curis’ { Crimsoh Gur's Coral Beils 1gal & ’ 1,;2:2::?: :::ES. j
Lav 313 Lavanc. ia stoechas "Sitver Anouk’ /S rans’ Lavender 1gat ¥ . I :;D::: 5::»;’55:@;;1::?!!
LOR BUR Loropetaium chinense rubrum ‘Burgandy” { Burgundy Lorope-aium ~ Sgal 3 2 X dia. of raotball : ikl
TIBURV Tibouching urvilleana / Prmcass Flo.er Sgul B
R T e e R cor o mﬂnus PLANTING DETAIL @ FERTILIZER SCHEDULE BEST PACKS

= W = TEEE 27 WIS TEPNETES
Decomposed Granite 3 inch thick / Groundcover 41 sf
Wood Chips Finely shrec-ed f Groundcover tmdch 473 sf

12 fest
i U I u H :
14 =10

GENERAL NOTES:

Contractor Responsibility:

It Is the responsibility of the Contractor to verify all existing conditicns as they relata to the plan, and the plan as it
relates o all existing conditions. Any discrepancy or emror shall be brought to the attention of the Landscape
Architect ar Owner upon discovery of such discrapancy or ermor pricr to commencing work.

PLANTING NOTES:
Existing Plant Material:
Existing trees shall ba protected, per City of Carmel Tree Protection Standards.

Tree and Shrub Planting Procedure;
Plants should be removed from the containers in a manner to minimize disturbance of plant and raot ball. Circling

roots at the periphery of the root ball should be pulied outward or pruned during planting to prevent future girdling.

Plants with severe girdling shall be rejected.

Basins should be construcied to allow retention of two inches minimum of water aver the top of the root ball.
Slope plantings may not require up-slope berms, but will require higher down-slope berms.

The backfil matarial and root ball should be saturated to the full depth immediately &fter planting.

Each plant should be placed in the hole at such a depth that, after the soil has sattied, the top of the root ball will
be slightly above the sumounding 2oil to avoid water accumulation at the crown of the plant. Backiill should be
placed around the root ball and compacted gently with the end of the shovel. Backfill should be no mere than
70% material from the plant hele preparation and 30% "manufactured” soil.

Bare soil shall be covered with 1°-2" of nifrolized chipped bark mulch, or equivalent, 33 appropriata, except for
pine neadie repository/bulb area.

IRRIGATION NOTES:
Purchase and install the ET Smart Controlfer and weather statien. Install weather station on fascia of rocf facing
South or West where it can ba kept clear of dabris and unebstructed. Set rain gauge to 1/8".

EPD - Landseape Archileciure
Phone: §31.586.8664
Web: www.epdla.com

DATE:
08/05/2014

SCALE
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

September 10, 2014
To: Chair Reimers and Planning Commissioners
From: Rob Mullane, AICP, Community Planning and Building Director /?/4
Submitted by: Marc Wiener, Senior Planner
Subject: Consideration of Concept Design Study (DS 14-64) and associated Coastal

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

Recommendation:

Accept the Conceptual Design Study (DS 14-64) and the associated Coastal Development Permit
subject to the attached findings and recommendations/draft conditions

Application: DS 14-64 APN: 010-275-008

Location: Camino Real 2 NW of 11™ Ave

Block: Q Lot: 17

Applicant: Eric Miller, Architect Property Owner: Martha Webster

Background and Project Description:

The project site is located on Camino Real two parcels northwest of Eleventh Avenue. The site
is developed with a 737-square foot one-story residence, and includes a 160-square foot
detached garage located at the rear southwest corner of the property. A Determination of
Historic Ineligibility was issued by the Community Planning and Building Department on June
24, 2014.

The applicant has submitted plans to expand the existing 737-square foot residence to 1,600
square feet, which includes the addition of a second story. The proposed residence would
include 1,137 square feet on the ground level and 463 square feet on the upper level. The
applicant is also proposing to expand the 160-square foot detached garage to 200 square feet.
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DS 14-64 (Webster)
September 10, 2014
Staff Report

Page 2

With regard to finish materials, the proposed additions would include horizontal wood siding,
steel windows, and a wood-shingle roof, all to match the finish materials on the existing
residence. The 40-square foot garage addition would be clad with board and batten siding to
match the existing garage siding material.

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
notes that the adjacent neighbor to the north has expressed concern with the design, as
indicated in the letter included as Attachment D.

PROJECT DATA FOR THE RECONFIGURED 4,000-SQUARE FOOT SITE:
Site Considerations Allowed Existing Proposed
Floor Area 1,800 sf (45%) 897 sf (22.4%) 1,800 sf (45%)
1,600 sf residence,
200 sf garage
Site Coverage 556 sf (13.9%)* 992 sf (24.8%) 556 sf (13.9%)
Trees (upper/lower} 3/1 trees 0/5 trees 1/3 trees
{recommended)
Ridge Height (1%/2") 18 ft./24 ft. 14 ft. 14 ft./23 ft.
Plate Height (1%/2™) 12 ft./18 ft. 10. ft. 10 ft./18 ft.
Setbacks Minimum Required Existing Proposed
Front 15 ft. 14 ft. 7 in No Change
Composite Side Yard 10 ft. {25%) 12 ft. (30%) No Change
Minimum Side Yard 3ft 2ft.9in. 3 ft. (new addition)
Rear 3 ft. {1st-story) 47 ft.3in. 34 ft. {(new addition)
15 ft. (2nd-story) 24 ft. (new deck)
*Includes a 4% bonus if 50% of all coverage is permeable or semi-permeable

Staff analysis:

Forest Character: Residential Design Guidelines 1.1 through 1.4 encourage maintaining “ag
forested image on the site” and for new construction to be at least six feet from significant
trees.
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DS 14-64 {Webster)
September 10, 2014
Staff Report

Page 3

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

The applicant is proposing to remove two non-significant trees from the site. A condition has
been drafted requiring the applicant to obtain a Tree Removal Permit prior to final Planning
Commission review. Staff notes that the City Forester may require replacement trees as a
condition of the Tree Removal Permit.

The addition of floor area to the residence requires that the site include a conforming 10’ x 20’
parking space (CMC 17.10.030.F). As such, the applicant is proposing a 40-square foot addition
at the front of the detached garage to comply with the on-site parking requirement. Staff notes
that the proposed garage addition would encroach inte the 6-foot setback of the significant oak
tree, which is located near the southeast corner of the garage. The plans include a note that
the garage will include a bridged footing; however, the addition would be approximately 1-foot
or less from the tree trunk. As an alternative, staff recommends that the applicant expand the
rear of the garage rather than the front to comply with the parking requirement and to avoid
impacting the oak tree. The Planning Commission is authorized to approve the detached
garage to encroach into the 3-foot rear-yard setback. A condition has been drafted regarding
this issue.

Privacy & Views: Residential Design Guidelines 5.1 through 5.3 state that “designs should
preserve reasonable solar access to neighboring parcels” and “maintain privacy of indoor and
outdoor spaces in a neighborhood” and “maintain view opportunities.”

The adjacent neighbors to the north, Sara and James Jungroth, submitted a letter to the City on
September 3, 2014, which is included as Attachment D. In their letter, Mr. and Mrs. Jungroth
have expressed concern that the proposed second-story addition would impact their solar
access and privacy, and they have requested that the residence be re-designed, specifically
that the second-story be shifted south by a minimum of 4 feet. Staff notes that the proposed
second-story addition would be 3 feet from the north property line and approximately 8.5 feet
from the Jungroth residence.

Staff visited the Jungroth residence on September 3, 2014 to evaluate the impact. With regard
to solar access and views, staff notes that the proposed two-story addition will be visible from
the Jungroth's south facing living room window and from their rear deck. However, in staff's
opinion, the proposed two-story addition will not significantly impact solar access to the
Jungroth residence nor would it obstruct any views. The Jungroth residence will maintain solar
access from the west and southwest directions and would maintain its west-facing ocean view.
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With regard to privacy, the applicant is proposing one small bathroom window on the north
elevation of the second-story. Staff recommends that the applicant use obscure glass to
mitigate potential privacy impacts created by this window. A condition has been drafted to
address this recommendation. Furthermore, the applicant is proposing a balcony at the rear
(west} elevation of the second-story that could impact the privacy of the Jungroth's deck. Staff
notes that a deck is also proposed on the south elevation of the second-story as well. The
Commission should consider whether the balcony should be eliminated.

The Planning Commission will have the opportunity to visit both the project site and the
Jungroth property during the Tour of Inspection. If the Commission has concerns, it could
require that the applicant to re-design the residence to shift the second-story farther south.
However, the applicant has indicated that they would prefer to maintain the second-story at
the proposed location because it would require less demolition and modification of the existing
residence. The applicant also prefers to place the deck on the south side of the second story, so
that it can be screened from the Jungroth's deck.

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

The northern neighbors have expressed concern with the design of the second story as
discussed in the previous section. The Commission should consider whether the issues (i.e.
solar access, views, etc.) associated with the building mass are significant and require that the
addition be redesigned.

With regard to the street view, staff notes that the proposed second story would be set back
approximately 47 feet from the front property line, which is consistent with the
recommendation to present a one-story height to the street. Furthermore, there is a mix of
one- and two-story homes in the subject neighborhood. A two-story residence would not
present substantial compatibility impacts based on the existing neighborhood context. Staff
notes that the proposed residence is also compatible with the architectural style of the
neighboring residences.

Building & Roof Form: Residential Design Guidelines 8.1 through 8.3 state that "Shallow to
moderately pitched roofs are appropriate on one-story buildings. More steeply pitched roof
with low plate lines can be used on two-story buildings." The Guidelines emphasize using
“restraint” and “simplicity” in building forms, which should not be complicated, and roof lines,
which should “avoid complex forms.”
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September 10, 2014
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The proposed residence would include a hipped roof design with a moderate 6:12 pitch, which
matches the roof pitch of the existing residence. The proposed addition is architecturally
compatible with the existing residence and does not create a complicated building design. Staff
notes that the profile and appearance of the original one-story residence would be maintained
with the proposed design. Staff supports the overall design of the residence.

Public ROW: The City Right-of-Way (ROW) at the front of the property is approximately 14 feet
wide between the front property line and edge of pavement along Camino Real. It is unpaved
and appears natural. However, there are existing encroachments in the ROW such as the front
fence, a wood planter, and a stone wall. Sheet A-1.1 of the plan set includes a note that the
encroachments will be removed. A condition has been drafted regarding the encroachments.

Environmental Review: The proposed project is categorically exempt from CEQA requirements,
pursuant to Section 15301 (Class 1) — Existing Facilities. The project includes a 903-square foot
addition an existing 737-square foot residence and 160-square foot garage, and therefore
qualifies for a Class 1 exemption. The proposed alterations to the residence do not present any
unusual circumstances that would result in a potentially significant environmental impact.

ATTACHMENTS:

e Attachment A - Site Photographs

e Attachment B — Findings for Concept Acceptance

e Attachment C — Draft Recommendations/Conditions
s Attachment D — Neighbor Letter

e Attachment E — Project Plans
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Attachment A - Site Photographs

Project site — Facing west on Camino Real

Project site — Facing south from Jungroth rear deck
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Project Site — Rear of residence facing east
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Attachment B - Findings for Concept Acceptance

DS 14-64 (Webster)
September 10, 2014
Concept Findings
Page 1

FINDINGS REQUIRED FOR CONCEPT DESIGN STUDY ACCEPTANCE (CMC 17.64.8 and LUP Policy
P1-45)

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

Municipal Code Finding YES | NO

1. The project conforms with all zoning standards applicable to the site, or has 4
received appropriate use permits and/or variances consistent with the zoning

ordinance.

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

3. The project avoids complexity using simple/modest building forms, a simple roof 7
plan with a limited number of roof planes and a restrained employment of offsets
and appendages that are consistent with neighborhood character, yet will not be
viewed as repetitive or monotonous within the neighborhood context.

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

vicinity.

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

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

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

8. The proposed architectural style and detailing are simple and restrained in v
character, consistent and well integrated throughout the building and
complementary to the neighborhood without appearing monotonous or repetitive
in context with designs on nearby sites.
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DS 14-64 (Webster}
September 10, 2014
Concept Findings
Page 2

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

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

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

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

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

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

2. Public access policy consistency: The project is not located between the first
public road and the sea, and therefore, no review is required for potential public
access.
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Attachment C — Recommendations/Draft Conditions

DS 14-64 (Webster)

September 10, 2014
Recommendations/Draft Conditions
Page 1

Recommendations/Draft Conditions

No.

1. The applicant shall provide a landscape plan for final review that includes a
provision for one new upper-canopy tree,

2. The applicant shall apply for and obtain a Tree Removal Permit for the removal of
two non-significant trees prior to final Planning Commission review.

3. The applicant shall revise the parking design to construct the 40-square foot
addition at the rear of the garage prior to final Planning Commission review.

4. The applicant shall include a note on the plan set that the north elevation
bathroom window on the second story will include obscure glass for privacy.

5. The encrcachments at the front of the property shall be removed prior to final
building inspection.
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Attachment D - Neighbor Letter

Marc Wiener
M

From: Sara Jungroth [sarajungroth@gmail.com]

Sent: Wednesday, September 03, 2014 4:57 PM

To: Marc Wiener

Subject: Consideration of Concept Design Study at Camino Real 2 NW of 11th Ave
Marc:

Re: Negative Impact of second story remodel of 2 NW of 11th Camino Real.

This home is our direct neighbor to the south,

We request that the commission consider the impact of a two story addition to our privacy,
sunlight and to the 180 year old oak tree on our property. The proposed 24 foot second story
addition will block our sun light with a wall located within a three foot set back from our
property line. This roof height will block out 50% of our southern exposure of light and

Cypress tree view.

A creative architect could locate the second story addition structure to the southern
property line with a three foot set back without an impact to the neighbor to the south.
Locating the deck addition to the north with a seven foot set back will minimize visual
impact on our property and give our neighbor privacy on her deck since there are several
trees that separate our current decks.

We would like to see more creative ideas that would lessen the impact of the current plans on
our privacy and light. A compromise design would enable our neighbor to build her addition
with the least amount of impact on the neighbors.

Thank you for your consideration,

Sara and James Jungroth
3 MW of 11th Camino Real

Carmel

RECEIVED

SEP - 3 2014

City of Carmel-by-the-5eq
Planning & Buiiding Dept.
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PROPERTY LINE, ELEVATION = S1.007 AS SHOWN, [_4 0 g

2) TREE TIPES ARE INDICATED WHEN KNOWY, TREE S/ZE5 ARE MEASURED N INCHES AT 3 FEET LEGEND: —
UP FROM THE BASE. TREES SMALLER THAN 4" ARE NOT SHOWN. MULTI PRONG TREES LABELED "X—p" — E’a

3) MOT AL UNDERGROUND UTLITES WERE LOCATED ONLY VISIBLE FACLITES ABOVE ANG . ) =G
FLUSH WTH THE SURFACE ARE SHOWN — SUS—SUBFACE UTILIT: LNES DRAWN MaY NOT e PROPEFTY BOUNDARY LINE o)

EE COMPLETE AMD SHOULD BE VERIFED B FIELD RELOMNAISTANCE  UNOERGROUND TTT T m—— 80 ———————— WAJOR CONTOUR LINE (5' INTERVAL) ASPHALT €0 >
UTILITY LOCATIGNS CAN BE OBTANED FROM THE APFROFRIATE UTWLITY COMPAMES C7 CONT e ; fortnene s )
AGENCIES, OWNER'S AS—BUILT DRAWNGS, ETC., AND SHOULD BE THOROUGHLY ity COMTOUR LN (" INTERVAL) ——
AND DEEMED COMPLETE WTHIN THE PROJECT AREA PRIGR TO ANY STTE DEVELOPMENT 9 a 0 B WD FENCE
DESIGN AND/CR CONETRUCTION, G
K G i SITE_LQCATIO
4) THIS MAP PORTRAYS THE SITE AT THE TME OF THE SURVEY (2/12/14) AND DOES MOT o SPOT ELEVATION STONE SURFACE CAMING REAL anw oF 11Tk Ave.
SHOW SCLLS OR GECLOGY iNFCRMAT O, UNDERSROUNE COMDITIONS, EASEMENTS, ZONWPG CARMEL-BY-THE-SEA
o REGULATORY FOMAATION G Ao OThER ITEMS NOT SPECFICALLY REGUESTED BY THE BRICH SURFACE OQWNER:
P:"F CRTT OWNER, 07 THEIR REFRESENTATIVES. MARTHA WEBSTER SCALE: 1"=8’

5) THIS MAP DOES 1OT REPRESENT A EOUNDARY CURVEY. FROPERTY LINES SHOWN HERECN CARMEL Ly MW OF 11TH AVE. T TF: FEBRUARY 2014
WERE COMFILED FROM FECORD INFORMATION AND FROM FELD TIES 10 EXISTING BOUNDAR' JOB NO. 1296-01
MONUMENTATION. THE LCCATION OF THESE LINES IS SUBJECT 10 CHANGE, PEMD S THE T
RESULTS OF A COMPLETE BOUNDARY SURVEY. SHEET 1

02/14/14| ZJK |RELEASED TO CLIENT
No| DATE | BY REVISION OF 1 SHEETS| 474
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A.C. PAVEMENT

ADJACENT
STRUCTURE
ADJACENT
STRUCTURE
REMOVE
NON—SIGNIFICANT
TREES
STONE WALL ]
; =%/ S Y D=0 e e ST e— = — S T—— : 7 T_H
1 \ CHIMNEY /
o7 e 875 REMOVE ~ ALL : L
!D . i S s , ] Wk, ENCROACHMENTS IN |
i DEMO-- S % % = THE CITY ROW .
: STONE LANDSCAPE WALL 28 SF™--_ __ \\ 2 | e
| \ /| HOYSE A
f \\\ /I QEM/QL\I\TIO ‘ yaE ;;E |
S / | 2%
o 3PLTREE \\\ o l‘ /;f \\\ EXISTING HOUSE STONE WaLL i EDIFEf
S v i 28 SF I &
! : - N N/ g TO REMAIN ; sl g
| SRR e = B
I ‘DECK /& STEPS > | g
| i |z
! / : T
i 7 \\\ " DEMO | T _ | J s J
' ! \ [ STEPS | [ STONE WALK ™ e L "
0 / WOQD DECK ! e A EE B | l ‘
.J ; 81 SF \ DEMO -~ N u !
! / \ BRICK PATIO / ! N N 38" PINE
l /! \ O sk P s \\ A | ! l
i d \ — y [ f
! - DA L] O ;
le / ﬂgﬂ_—!’_i—\\\ \Qoq)PQLANT’E)R_;—JH’“fﬁ—_—““]—fj——’—:f f
I ! E X L. :J_J/ - ,/”//; :l—-
. EXISTING GARAGE b =it e DEMO g
i:l TO REMA#N ) xll““_‘ PAszg gl;EA GRAVEL_,’ e ‘§>‘
im DEMO{% S &
J WOOD GATE & FENCE . [ <
: | s S ;
b TREE | g T |
'J- ——g———ff—— g ————Fee—e i} ——e .. —TF-=——== =} =——===—=- r===—== T £ T 7 ] O lj“ J }
O
ADJACENT ]
STRUCTURE ADJACENT STRUCTURE
(E) SITE COVERAGE SUMMARY:
TO REMAIN—
STONE WALL—FRONT YARD 28 SF
CHIMNEY 8 SF
TO REMAIN SUBTOTAL 36 SF
N
TO DEMO—
(E) SITE DEMOLITION PLAN STONE WALL—REAR YARD 28 SF
STONE WALK 49 SF
i E— E— | BRICK PATIO 69 SF
o # > i 20 2¢ WOOD DECK & STAIR 381 SF
SCALE : /4" = |-0" GRAVEL DRIVEWAY 429 SF
TO DEMO SUBTOTAL 956 SF
TOTAL (E) SITE COVERAGE 992 SF

CAMINO REAL

(A 50" WIDE CITY STREET)

REVISION No.

CONSULTANT:

L
O
[ |
]

|
]

.ericmillerarchitects.com

PACIFIC GROVE, CA 93950

PHONE (831) 372-0410 « FAX (831) 372-7840 » WEB: www.

157 GRAND suite 106

ERIC MILLER ARCHITECTS, INC. 2

ARCHITECT

Camino Real 2 NW of 11th Avenue

Carmel, California
APN 010-275—-008-000

Webster Residence

(E) SITE DEMOLITION PLAN

JOB NAME:

DATE: 8—-8-14

SCALE: AS NOTED

DRAWN; AD
JOB NUMBER: 13.23
l \ 1 a
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JHE USE O THESE DRAWNGS MAD SPECFICATONS S SCUELT RESTRCTED TO THE GAKINAL SITE TOR WHICH THEY WERE PREPARED. PUBLCATON  DIFRESSLY UWIIED T0 SUDH LS. REFROOUCTION 04 PUSLEAIIN BY MY VEMS. 8 WHOLE G4 I PART, 1S STRCILY PROMBIED ~ TFLE 70 THESE GRANGS AND SPECFICATIONS EMANS MM THE ARCHTEC RIHOUT PRESOH Sl CONTACT WITM THLSE DRMNINGS & SPECACATINS SHALL CASTIVTE FONA FAS0IE TOBIKE OF ALCEPTAVCE CF THEE! RESTRCTIONS

(E) 6" HIGH WOOD
SLATS FENCE

\J REVISION No.
NEW UPPER e
34-1%" [ CANOPY TREE \,/
— REVISION
- B A =50 Soue
ADJACENT. NEW SPOT ELEV AUG 17 2014
STRUCT NEW HEDGE OR ROW @ 87.5'| TYP AT
OF SMALL TREES DECK EDGE -l Cly oitamelbythe-Dca
2o Planning & Building Dept.
15" HIGH REDWOQD w_ (E) 4-5" HIGH | (E) 3—4 HIGH %(%4? "
BOARD GARDEN N> TWOOD SLATS RAPE v 2w — (E) 14" HIGH
e ‘ ¢, FENCE cenee e S ARy % 12 WDE z
— el L SSeg ot By g PN L SN _ __ < SN e STONE WALL z
“%\ 2 Ry o A R s S [ vuch /| Z =
o St el S PATHWAY ) | - M & g
S A DO R pdl| o 35
. 3 g = 8
EETRAC T FILE AREA, SHADED-
SETBACK 1% &g Tev s SB0ER e AT oomm
e L T - Oomm
S Gﬁeggf;@
b Ll COVER-ARER i i
S i a0 = 5
INES < o b
ol i
N el PSSO |
AR SRR Oll<¢
G e 1 L Clg
) | REDWOOD 1) sqpmpie | 17 L TIllcy
< Al LR e g
i The £ %ﬁgo SRR STONES & s%:jf : d Cle=
g i e = ol
: 0 <C||2z
9 I > ol 2
e e ) - 3
N T A Qs Lfls s
@ C W || 5 o
ADDITION X&E}v . /3 ‘. ¢ e T 2 =l
- . .4 . (r ) :'\,
PRINT "3/ Ny {Fiy _: > \ J)EJ H 2 () %5
9'-5%" 5 AR 29 b SN < |5 =58
2 86 o OQUTLINE, w TN AD x(\L‘, E B o |8 oy
= < ) oc} 2
1T M. DASHED ® PATHS AND.FLAGSTONER P — g o |B Li=E
S—P—;&E - Z——F',,TR,,; bl b
c83”—5“ Q55 <
==fF ==——F =— 5
(E) 4—5' HIGH R & -
WOOD SLATS FENCE ; :
ADJACENT J SIGNIFICANT TREE, PROVIDE BRIDGE -
; N
STRUCTURE FOOTING FOR GARAGE ADDITION ADJACENT STRUCTURE A v
ENCROACHING INTO 6’ TREE SETBACK "
; " 2 o
4 -0 vE 9
SITE COVERAGE SUMMARY: | S z| s 7
TOTAL SITE COVERAGE 556 SF LEGEND : (E) DRIVEWAY 5|85 8
(E) TO REMAIN— ALLOWED 396 SF+160 SF(BONUS) = 556 SF 85 APPRON S
STONE WALL—FRONT YARD (IMP) 28 SF NEW CONTOUR LINE ~  —===——S% - =5
CHIMNEY  (IMP) 8 SF TOTAL (PER) & (S—P) COVERAGE = 259 SF o i e .
TO REMAIN SUBTOTAL 36 SF (BEFORE BONUS) EXISTING CONTOUR LINE 6 g1 G0
OR 65% OF ALLOWED SITE COVERAGE— 396 SF Ol oefz
NEW ITEMS— REMOVED CONTOUR LINE S — Q| 25358
FLAGSTONE PATHWAY  (S—P) 65 SF (PER) — PERVIOUS 2|4
FLAGSTONE DRIVEWAY PATHS (S—P) 140 SF (IMP) — IMPERVIOUS e a g
STONE PATIO  (IMP) 101 SF (S-P) - SEMI-PERVIOUS N = ——
WOOD DECK & STAIR (PER) 168 SF )
FIRE PIT & FLAGSTONES 38 SF FILL QUANTITY = 18.5 CY (SEE SHADED AREA) PROPOSED SITE PLAN i B il
(10SF IMP, 28SF S—P) CUT QUANTITY = 0 CY —— — o A0
STEPPING STONES (S—P) 8 SF e 08 NovBER: _ 13.23
NEW ITEMS SUBTOTAL 520 Sk el 4 &' 12 &' 200 24
SCALE : /4" = I'-0" A1 2 173
SHEET oF
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CITY OF CARMEL-BY-THE-SEA

Planning Commission Report

September 10, 2014
To: Chair Reimers and Planning Commissioners
From: Rob Mullane, AICP, Community Planning and Building Director KM
Submitted by: Marc Wiener, Senior Planner
Subject: Consideration of Concept Design Study (DS 14-43) and associated Coastal

Development Permit application for the construction of a new residence
located in the Single-Family Residential (R-1), Park Overlay (P), and Beach
and Riparian (BR) Overlay Zoning Districts

Recommendation:

Accept the Conceptual Design Study (DS 14-64}) and the associated Coastal Development Permit
subject to the attached findings and recommendations/draft conditions

Application: DS 14-43 APN: 010-302-015

Location: Scenic Road 1 SE of 9" Ave

Block: A-2 Lots: 2&3

Applicant:  Eric Miller, Architect Property Owner: John and Jaque Jarve

Background and Project Description:

The project site is located on Scenic Road one parcel southeast of Ninth Avenue. The site is
developed with a 3,182-square foot residence that is clad with vertical wood siding. The
residence has an upper level and a partially sub-grade lower level. There is a 100-square foot
“Highway Easement” at the front of the property that has been deducted out of the buildable
site area. A Preliminary Determination of Historic Ineligibility was issued by the Community
Planning and Building Department on September 4, 2014.

The applicant has submitted plans to demolish the existing residence and construct a new two-
level residence. The proposed residence would be 2,631 square feet in size, which includes
1,901 square feet on the upper main level and 730 square feet in the lower basement level.
The basement level includes a one-car garage and two bedrooms. There is a 264-square foot
sub-grade patio/light-well area proposed at the front {west) side of the two bedrooms that can
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DS 14-43 (Jarve)
September 10, 2014
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Page 2

be accessed through both bedrooms and includes stairs for egress. The applicant is proposing a
6-foot wide planter with 6-inch high stone walls that is at the top of the sub-grade patio and is
located in front yard. Staff has conferred with the City’s Building Official and determined that
the proposed planter would likely eliminate the need for a guardrail around the sub-grade
patio.

The proposed residence is designed with contemporary style architecture and includes a
combination of glass, stucco, stone, and a copper standing-seam metal roof. A colored three-
dimensional rendering is included with the plan set in Attachment E. As depicted in the
rendering, the residence would include a substantial amount of glass.

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. In addition, staff also has included an analysis of the proposed architectural style.

PROJECT DATA FOR THE RECONFIGURED 5,302-SQUARE FOOT SITE:

Site Considerations Allowed Existing Proposed
% %k
Floor Area 2,215 sf (41.7%)* 3,182 sF (60%) | 2631 sf (49.6%)
1,901 sf 1%- floor
505 sf basement
225 sf garage-basement
Site Coverage 556 sf {13.9%) 1,285 sf (24.8%) 695 sf {13.9%)
Trees (upper/lower) 4/3 trees 2/2 trees 2/2 trees
{recommended)
Ridge Height (1%/2") 18 ft. 28 ft. 17 ft.
Plate Height {1*/2") 12 ft./18 ft. N/A 12 ft.
Setbacks Minimum Regquired Existing Proposed
Front 15 ft. 18 ft. 16 ft.
Composite Side Yard 20 ft. (25%) 23 ft. (28.7%) 9 ft. (11.2%)
Minimum Side Yard 3ft. 3ft. 3 ft
Rear 3 ft. (1st-story) 3 ft. 3 ft.

*Includes the deduction of 100 square feet of buildable area for a road easement

**Include 730-square foot basement bonus
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Staff analysis:

Architectural Style: Residential Design Guideline 9.0 states an objective to “promote diversity
of architectural styles that are also compatible with the village-in-a-forest context” and notes
that “a design that creates individual character while also maintaining compatibility with the
character of the neighborhood, is encouraged” and “a design that incorporates innovation and
the use of skilled workmanship is encouraged.”

In staff’'s opinion, the proposed new residence complies with the guideline objectives of
promoting architectural diversity, individual character, and innovation in design. The proposed
residence may also be compatible with several other homes along Scenic Road that are
designed with a large amount of glazing and contemporary style architecture. However, staff is
concerned that the proposed design may conflict with other guideline objectives, such as
Guideline 9.12, which states that “large picture windows facing the street are discouraged” and
Guideline 9.8, which discourages the use of metal roofs. The Commission should consider
whether the proposed design is appropriate and consistent with the objectives of the City’s
Residential Design Guidelines.

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

trees.

The site contains two upper-canopy Monterey cypress trees, one of which is classified as a
significant. The City Forester has not yet evaluated whether any additional trees should be
planted on site. A recommendation from the City Forester will be included for the final
Planning Commission review.

The applicant is proposing to remove a total of six non-significant trees and shrubs from the
property. A condition has been drafted requiring the applicant to obtain a Tree Removal Permit
prior to final Planning Commission Review.

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

The proposed new residence would be approximately 3 feet lower than the existing residence
and is therefore unlikely to create new view impacts to neighboring properties. The street
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elevation on Sheet A-3.3 of the plan set includes a profile of the existing building for
comparison to the proposed building,.

With regard to privacy, staff has some concerns with the potential privacy impacts that could
be created by the large amount of glass. The majority of the glass would be located at the front
of the residence, making it unlikely to impact the privacy of the adjacent residences to the side
and rear of the project site. However, the large amount of glass creates a lack of privacy on the
front elevation for both the resident and the public.

Staff notes that the existing residence also contains a large amount of glass on the front
elevation, but the glass is tinted. The Commission could condition the approval of this Design
Study with a requirement for tinted glass to enhance privacy. The applicant has also indicated
the intent to use an electronically controlled opaque glass system. The Planning Commission
has previously reviewed a similar proposal for skylights, which has been referred to as smart-
glass. Some concerns with this proposal are that it could give the residence a bright white
appearance. In addition, the glass is controlled by the property owner and there is no
assurance that it will be used. The applicant intends to discuss the product at the meeting and
has indicated that there could be alternative color options other than white for glass.

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

The proposed new residence would appear low in scale and is smaller than the existing
residence that is intended to be demolished. Staff notes that the residence would be 2,631
square feet in size; however, 730 square feet would be located below grade and qualifies as
basement space.

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

The proposed residence would include a hipped roof design with a shallow 2:12 pitch. The
overall building and roof forms appear visually interesting, but are not overly complicated.
Staff supports the overall footprint and layout of the residence; however, the Commission
should consider the proposed architectural style.
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Garage & Driveway: Design Guideline 6.1 states that “garages that are subordinate design
elements...and not visible to the street are encouraged.” Design Guideline 6.7 states that “in
limited circumstances a garage may be located under a structure when the visual impacts will
be minimized” and “the driveway may not dominate the front garden and may not create a
ramp effect or introduce tall or massive retaining wails.”

The property slopes up from the street with the proposed residence located above the street
grade. The proposed design places the garage below the residence, with the floor of the garage
located approximately 5 feet below the street grade. The driveway requires retaining walls that
would be at a maximum of 7 feet near the front of the garage. Staff notes that the existing
residence has a partially sub-grade garage located at the approximately same location, as do
several other residences along Scenic Road.

As proposed, the garage would appear subordinate to the main residence as encouraged by the
guidelines. In staff’'s opinion the proposal to place the garage below the residence is
appropriate for the topography of the property. The alternative would be to locate the garage
at the same elevation as the main residence.

Setbacks: The composite side-yard setback is the sum of the two side-yard setback and must
equal 25% of the lot width. The subject property has a composite setback requirement of 20
feet. Staff notes that the majority of the residence meets this requirement; however, there is
one small area of the building that has a composite setback of only 9 feet. A condition has been
drafted requiring the applicant to correct this issue prior to final Planning Commission review.

In addition, the applicant is proposing a 6-foot wide planter with a 6-inch high wall, which
would be located in the front-yard setback. Staff notes that walls are permitted in the front-
yard setback and therefore the proposed planter design is permissible. Furthermore, the
proposed planter will eliminate the need for a guardrail around the sub-grade patio/light well
and will include landscaping.

Public ROW: The edge of Scenic Road is at the front property iline. There is currently
landscaping at the front of the property that provides a buffer from the road as shown in the
photograph included as Attachment A. The applicant has indicated the intent to install new
landscaping in this area, which will be reviewed at the final Planning Commission review.

Alternatives: Staff has included draft findings that the Commission can adopt if the
Commission accepts the overall design concept, including the architectural style of the building.
However, if the Commission does not support the design, then the Commission could continue
the application with specific direction given to the applicant.
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September 10, 2014
Staff Report

Page 6

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

ATTACHMENTS:

e Attachment A — Site Photographs

e Attachment B — Findings for Concept Acceptance

e Attachment C— Draft Recommendations/Conditions
e Attachment D — Applicant Letter

e Attachment E — Project Plans
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Attachment A - Site Photographs

Project site — Facing southeast on Scenic Road
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Attachment B - Findings for Concept Acceptance

DS 14-43 (farve)
September 10, 2014
Concept Findings
Page 1

FINDINGS REQUIRED FOR CONCEPT DESIGN STUDY ACCEPTANCE {CMC 17.64.8 and LUP Policy
P1-45)

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

Municipal Code Finding YES | NO

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

| ordinance.

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

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

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

vicinity.

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

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

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

8. The proposed architectural style and detailing are simple and restrained in 7
character, consistent and well integrated throughout the building and
complementary to the neighborhood without appearing monotonous or repetitive
in context with designs on nearby sites.
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9. The proposed exterior materials and their application rely on natural materials
and the overall design will add to the variety and diversity along the streetscape.

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

TBD

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

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

TBD

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

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

2. Public access policy consistency: The project is not located between the first
public road and the sea, and therefore, no review is required for potential public
access.
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Attachment C — Recommendations/Draft Conditions

DS 14-43 (Jarve)

September 10, 2014
Recommendations/Draft Conditions
Page 1

Recommendations/Draft Conditions

1. The applicant shall apply for and obtain a Tree Removal Permit for the removal of
the six non-significant trees prior to final Planning Commission review.
2. The applicant shall revise the design to meet the composite setback requirement.
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ERIC MILLER
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July 8, 2014
Mr. Marc Wiener
Senior Planner REWS'ON
City of Carmel Planning & Building Department
POB Drawer G JuL 9 2014
Carmel, CA 93921 ! City of Carmel-by.the-goa

Planning & Building Depy,
Re: Scenic Road 1 SE of 9" Avenue
Blk A-2, Lots 2 & 3; APN: 010-302-015

Dear Mr. Wiener,

The lot at Scenic Road and 9t" Avenue has an existing two-story wood framed
residence with a lower level one car garage. The proposed demolition includes the
whole house, paving, wood landscape steps, gates and wood shed. The property
line fences will remain and new gates will be added to the side yards.

The new house proposed for the site will be a one story contemporary home with
basement and sloped driveway to a basement garage. The building height wiil be
significantly lower than the existing house and scaled to be consistent with the
adjacent homes in that neighborhood. The flat roofs and basement with lower level
patios make it possible to propose a roof height significantly lower than the
maximum allowable height. The house is sited to protect existing Cypress trees,
rights-of-way, neighbors’ views and privacy.

The elegant detailing of stone and stucco wiil complement existing homes in the
neighborhood. The low sloping patina copper roof will blend with colors of the
natural environment for the neighbors’ views over the house. The eaves and visible
wood on the project will be mahogany. The viewing windows and glass guardrails
facing the ocean view are consistent with multiple homes along Scenic, including
the existing house to be demolished. The site walls with terraced planting beds will
screen the lower level spaces from Scenic Road views while adding privacy to the
basement spaces.

Sincer[ely, [’

Eric MLI er, A /-{W

157 Grand Avenue, Suite 105 B Pacific Grove, California 93950 ® Ph; 831,372.0410 W Fax; 831.372.7840 & Eric Miller Architects, Inc, B www.ericmillerarchitects.com
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. METAL REvEdLE | W 2V METAL REVEALS
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