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PROJECT DESCRIPTION

This is the revised preliminary review of a request to add 240 square feet of new living areato an
existing two story, three unit multi-family complex. The new addition would be one story and
would fill in the existing open/patio space between the existing one story single family dwelling
and the existing two story duplex on the properly, thereby creãting orr., iu.g"-. triplex |uilding.
The total square footage of the three units (and the two attache d garage spaães; would increase
from2,755 square feet to 2,995 square feet. The maximum height oflhe struciure would remain
at22 feet eight inches; the new addition would reach a maximum height of approximately 13 feet
six inches.

The new proposed addition would be used to increase the square footage of Unit B (the existing
single family dwelling). Unit A would be reduced slightly in square footage and converted from
a one bedroom unit to a studio unit. Unit C would remain unchãnged. No net increase in the
number of units or total bedrooms would result as part of the project.

The project also includes plans to address a number of existing zoning andlor building violations
including relocating an existing hot tub, relocating and redesigning añ outdoor showei, cutting
back hedges and fences along the street frontage(s) to provide safe vision clearance, the removal
of an existing carport along the northwestem side property line, the removal of a trellis structure
connecting the existing single family dwelling to the detached garcge and the permitting of a
second trellis connected to the detached gaïage. Minor hardscape and landscape improiements
are proposed as well to help create new common and private yard areas for thá residents of the
triplex.

Plans are attached as Exhibit A.
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PROJECT HISTORY

Due to budgetary constraints, the applicants are proposing to reduce the scale of the project. The
previous submittal was for a two-story 453 square foot addition to connect the existing single
family dwelling and duplex. A new stairwell would have been constructed within the footprint
of the single family dwelling in the required front setback, thereby expanding the non-
conforming status of the property.

Architectural Review Board

The project was most recently reviewed by the ARB on October 29,2009 at the preliminary
level. Overall the Board was in support of the project and felt the proposed addition and
comprehensive remodel of the structures was nicely designed and would benefit the community.
One neighbor spoke on the project and indicated that he was supporlive of the project as
designed and hoped that no larger windows, decks or balconies would be added to the second
floor rear elevation, which would affect his privacy.

The Board had several minor suggestions for revisions to the proposed addition; most of their
comments instead focused on updating the details and materials of the existing structures to
better flt within the comprehensive remodel of the property. The Board recommended
preliminary approval to the Planning Commission with the following comments:

a

a

o

Restudy the % gable on the remaining one-story element of the triplex. Consider instead
extending the fascia of the main east-west gable across to the new stairwell;
Provide better screening for the trash enclosure or relocate the trash enclosure to a less
visible space;

Enclose the existing upper deck on the duplex building with a more substantial material
than the existing lattice;
Square offthe openings around the porch entry;
Attempt to make window sizes and placements more consistent throughout; and
Select a darker brown color for the roof shingles and atan color for the exterior plaster
f,rnish.

A copy of the October 29,2009 ARB Minutes is attached as Exhibit B.

Planning Commission

The Planning Commission reviewed the project at a conceptual level on Novemb er 2,2009 and
indicated that they \ /ere supportive of the direction the project was heading in and of the use of a
Conditional Use Permit to allow not only upgrades to the existing legal non-conforming
structures but also the new additions, including the new stairwell within the front setback.

The project retumed to the Planning Commission on December 7 ,2009, wherein the
Commission approved the project as submitted.
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PROJECT ANALYSIS

As noted previously, the project has been scaled back in response to budget constraints. As part
of the reduction, the new second floor addition has been reduced to a one-story addition that
would occupy the existing patio space between the single family residence and duplex. The
addition would allow the single family residence to be expanded into a larger two-bedroom unit.
The revised project would continue to address the legal non-conforming status of the property
with respect to the PRD zone distance between buildings requirement and would not change or
worsen the property's non-conforming status with respect to setback encroachments or visitor
parking. Existing zoning violations on the property would still be abated as part of the revised
project.

The revised addition would feature a gable roof which would tie into the wall of the duplex to the
east and into the existing gable roof on the single family dwelling to the west. The existing cross
gable over the western half of the existing single family dwelling would be replaced with a new
hip roof. The maximum height of this element would be 13 feet, approximately six inches lower
than the existing height of the single family dwelling. A new covered entry and porch would
face the street and be recessed behind the facades of the two existing structures so as to create an
formal entry way and meet front setback requirements. The existing palm tree that is adjacent to
the new entry would remain.

As part of the project, both of the existing residential buildings would undergo a comprehensive
remodel in order to give the triplex a cohesive architectural theme. In response to previous
comments from the Board, it appears that the openings in the duplex porch on the east elevation
have been squared off. Additionally, a black mesh backing is proposed behind the lattice work
under the existing stairwell in order to screen the trash enclosure. The architect noted that the
window sizes/placements on the existing structures have not been changed as they relate to the
functionality of the corresponding interior spaces. The architect also noted that he will provide a
detail at the ARB meeting for the railing on the second floor deck for the Board's review.

The Board's comments on the scaled back project as well as the applicants' response to the
Board's previous comments would be appreciated.

If the project receives a recommendation for preliminary approval, the project will be forwarded
to the Community Development Director for consideration of a revised Development Plan,
Conditional Use Permit and Coastal Development Permit. The CUP is still required for the
project due to the legal non-conforming nature of the existing residential structures.

SUMMARY OF ISSUES

o Architecture, design and layout of revised addition; and
. Revisions to the project in light of the Board's previous comments.
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RECOMMENDATION

If the Board feels the project meets acceptable design criteria, the Board should recommend
revised preliminary approval of the project to the Community Development Director with their
comments attached.

ATTACHMENTS

Exhibit A- Revised Preliminary Architectural Drawings
Exhibit B- october 29,2009 Architectural Review Board Meeting Minutes
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