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PROJECT DESCRIPTION:

This is an in-progress review of a proposal to demolish an existing single family
residence and construct a new 2,367 square foot three bedroom, two bathroom single
family residence with an attached 510 square foot two-car garage in its place. The total
square footage of the new residence (including garage) would be 2,877 square feet.
Maximum heìght of the residence would be 18 feet 10 inches. The residence would also
feature covered porches on the front, street-side and rear elevations.

The project would include site grading, a new retaining wall, new site landscaping and
hardscape and new fencing.

Plans are attached as Exhibit A.

PROJBCT HISTORY:

The project was reviewed by the Architectural Review Board at the April 1 2,2012
meeting. 'While staff felt that the overall size, scale and architectural style of the
proposed residence were appropriate for the location, staff believed that the site layout
was not in keeping with the intent of several Community Design Element policies from
the General Plan with respect to the proposed garage location/orientation and the effect it
would have on creating a pedestrian-scaled street frontage. Staff asked the Board to
comment on the site layout as well as the need for additional detailing in order to improve
the proposed residence's street appeal.

The applicants cited safety concerns with the rear alley as a primary reason for instead
locating the garage on the Eighth Street elevation and not taking advantage of the rear
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alley for gangelvehicular access. The also noted they were happy with their proposed
floor plan "as is," and hoped to not have to reconfigure the entire interior layout around a
relocated garage.

Ultimately, the Board indicated that while there are other site layouts that would be
preferable from a design standpoint, they were willing to defer to the applicant's
proposed layout in light of the raised safety concems. They did however, ask that the
applicant carefully consider alternative garage layout options. The Board also
recommended other steps be taken to improve the appearance of the main entry and to
add further interest/detailing to the side elevations.

The Board recommended preliminary approval to the Planning Commission with the
following comments:

o Flatten the roof pitch from a 5:12 to a 4:72;
o Provide additional interest/detailing to the east and west side elevations;
. Make the entry porch more prominent; consider wrapping it around the corner

onto the Elm Avenue elevation;
o Make the porch columns more substantial with a craftsman detail; and
o Address Boardmember Nomura's comments on the landscape plan shortcomings.

A copy of the Minutes from the April 72,2012 meeling is attached as Exhibit B.

The project is scheduled to be reviewed by the Planning Commission at their June 4'l',
2072hearing.

PROJECT ANALYSIS:

In response to the Board's comments, the applicant has submitted a revised set of plans:
The main roof ridge has been flattened from a 5: 12 down to a 4:72,lhereby reducing the
overall building height from approximately 20 feet eight inches to 18 feet 10 inches. The
side elevations were revised by adding a contrasting shingle siding material in the gable
ends in place of the horizontal siding used for the remainder of the exterior walls. Also
rectangular gable vents were added to the gable ends on each side elevation. The rear
covered porch has been slightly revised to include some additional structure members to
help carry the wide span.

The front entry porch was also restudied and made larger/wider. Similarly, the front porch
was reconfigured to allow it to wrap around onto the Elm Avenue elevation, thereby adding
additional architectural interest to the street-side elevation. A secondary set of stairs was
added to the wrap-around porch to align with the pedestrian walkway from the Elm Avenue
sidewalk. The porch columns were also made more substantial in their dimensions.

At the recommendation of staff, the project architect submitted several additional studies
for alternative front entry porch designs. Option 1 would replace with the gable on the
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Eighth Street frontage with a shed roof; Option 2 utllizes a narrower, shallower gable over
the entry stairs; and Option 3 features a small gable roof projection that would extend out
over the entry stairs from the main shed roof covering the rest of the front porch. In all
three alternative sketches, the walkway from Elm Avenue was revised from the original
resubmittal to instead tie into the main entry stairs rather than aligning with a secondary set
of entry stairs facing Elm Avenue.

Based on stafls review of the different entry porch altematives, staff prefers Option 2 or
Option 3 over the original resubmitted design and the other altemative study. However,
Option 3 would need further refinement as the additional porch columns supporting the
projecting gable roof begin to crowd the porch and over-complicate the elevation.

As an advisory statement, it should be pointed out that for any of the revised wrap-around
porch designs (including the original resubmittal), the Planning Commission would have to
grant a Development Plan Modification to allow the porch columns to encroach into the
required 1 5-foot street-side setback.

The Board's comments on the revisions to the structure would be appreciated. In
particular, staff would appreciate input from the Board on their preferences for the
revised wrap-around porch and whether the wrap-around porch sufficiently improves
the structure's appearance that a Development Plan Modification would be worth
considering. The Board may also wish to consider other alternatives for supporting
the wrap-around porch roof that would not require a Development Plan Modifïcation.

With respect to the landscape plan, an attempt was made to clean up and coordinate the
labeling/plant symbols between the planting plan and plant legend. Additionally, a
demarcation line was added to the driveway to identify where the stamped concrete would
end and the pervious pavers would begin. Finally, a couple of existing fruit trees along the
west (Elm Avenue) frontage were called out to remain. The Board's comments on the
adequacy of the landscape plan changes would be appropriate.

Finally, although the applicants have chosen to proceed with their original site layout and
garage placement, staff did explore altemative layouts and found away to potentially leave
the interior floor plan largely unchanged while relocating the garage to the rear southwest
corner of the house and accessed from Elm Avenue. The alternative site layout would
allow the house to be moved forward toward the front setback line, thereby better aligning
with the surrounding residences and creating a more pedestrian-oriented frontage design.
The porch could then be made wider (and perhaps deeper) and moved off the corner of the
house toward the center of the Eighth Street elevation. The alternative design would also
allow for a larger, more usable rear yard area. In order to not conflict with the existing
French doors off the back of the house, the relocated garage would require a Development
Plan Modification to encroach into required street-side setback by approximately f,rve feet.

Staff intends to present the alternative site plan layout to the Planning Commission to show
that other site layouts are feasible that keep the garage off the rear alley and do not require
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major redesigns of the proposed floor plan (as desired by the applicants) are possible while
better f,rtting some of the City's design policies for the Downtown neighborhoods. A copy
of the alternative site plan will be available at the ARB meeting for the Board's review.
The Board's comments on the feasibility and aesthetic implications of alternative site
layouts (particularly with respect to the garage) would be appreciated.

SUMMARY OF ISSUES:

o Revisions in light of the Board's previous comments and direction;
o Wrap-around entry porch alternatives and Development Plan Modification for

porch columns encroachment into the required setback area; and
o Altemative site layouts.

STAFF RECOMMENDATION:

The Board should provide in-progress comments to the applicant on the revisions prior to
the project continuing to the Planning Commission for consideration.

ATTACHMENTS:

Exhibit A- Revised preliminary architectural and landscape plans, and entry porch design
alternatives.
Exhibit B- April 12tr', 2012 ARB Minutes
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o The hardscape material and drainage revisions are heading in the right direction.

TE: N/A

PROJECT REVIE\il
4) Applicant: Dwight Gregory for Alicia &. Craig Jacobson Planner: Nick Bobroff

Project Number: 12-1614-DP/CDP
Project Location: 4905 Eighth Street
Zoning: Planned Residential Development (PRD-20)

Hearing on the request of Dwight Gregory, agent/architect for Alicia and Craig Jacobson to
consider Case No. I2-1614-DP/CDP for a preliminary review of a request to demolish an existing
single family residence and construct a new one-story 2,367 square foot residence and 510 square
foot attached garage. The project also includes site grading, a new retaining wall, site fences,
landscaping and hardscape improvements. The properly is an 8,400 square foot parcel zoned
Planned Residential Development (PRD-20) and shown as APN 003-31 1-001 located at 4905
Eighth Street.

DISCUSSION
Dwight Gregory, project architect, explained that they designed the project with the City's design
policies in mind. He noted that he had some ideas for revisions to the rear covered porch supports and
that the applicants would speak to the garage location.

Alicia and Craig Jacobson provided background on the propefty, the neighborhood and their desires for
the property. They noted that they have serious safety conceffìs with the back alley and would strongly
prefer that the driveway be located on Eighth Street. They also provided five letters of support nearby
neighbors for their project.

Public Comment:
None

Boardmember Discussion:
Boardmember Nomura noted he could support the proposed driveway location and garage orientation,
partially due to the Jacobson's strong feelings. He noted that the secondary pedestrian access to the
main entry from the Elm Avenue frontage was also a mitigating factor. He did however feel that the
main entry/porch would beneht from being made more prominent. With respect to the proposed
landscape plan, he noted several clean-up items that needed to be addressed such as the need to
coordinate the plant palette with the plant symbols, and identifying where the breaks in the hardscape
material would occur (i.e, pavers transitioning to stamped concrete). He also suggested the applicants
consider options for saving existing trees or planting new ones as part of the project. Finally, he noted
the rear porch could use a couple of additional posts.

Boardmember Ellinwood also noted that given the applicant's safety concerns, he could support the
garage location/orientation from Eighth Street. He suggested that the Elm Avenue elevation be further
detailed as it was too plain as proposed. Wrapping the entry porch around the corner to continue on to
Elm Avenue was discugsed as one option. He also noted that the porch columns need to be made more
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substantial and that there may be opporlunities to add more columns along the Elm Avenue frontage.

Boardmember Johnson added that the (east) interior side elevation could also use some additional
interest/detailing as it too was relatively plain. He also recommended the main gable roof pitch be
flattened from 5 : 12 pitch to a 4:I2 pitch. With respect to the proposed garageldriveway placement, he
noted that while the alley may pose a "social" safety issue, the proposed driveway location near the
intersection of Eighth St and Elm Ave posed a traffic safety issue.

Boardmember Reginato agreed with the other Boardmembers that both side elevations needed additional
detailing and architectural interest. He also agreed with the suggestions to flatten the roof pitchto 4:72
and to make the entry porch more prominent and consider wrapping it around the corner onto Elm
Avenue. Concerning the garageldriveway placement and orientation, he noted that he was not fond of
the placement/orientation but that because the applicants were maintaining the single story character of
the existing home, he could be inclined to allow it.

A discussion about the merits and safety concems of various driveway locations ensued between the
Boardmembers, staff and the applicants. As an alternative to consider to placing the garage on Eighth or
the rear alley (Cedar Pl), staff suggested that perhaps the use of a Modification could be explored to
allow for the garage to be placed partially in a setback to allow for a garage loaded from Elm Avenue.
Ultimately, the Board settled on suggesting that the applicants strongly consider altemative locations for
the garage.

ACTION: Motion by Boardmember Nomura, seconded by Boardmember Johnson, to recommend
preliminary approval with their comments attached including:

Flattened the roof pitch to a 4:12;
Provide additional interest/detailing to the east and west elevations;
Make the entry porch more prolninent, consider wrapping it around the corner
Make the porch columns more substantial with a craftsman detail; and
Address the landscape plan shortcomings.

VOTE 4-O

a

a

a

a

o

PROJECT REVIE\ry
5) Applicant: Bob Easton, AIA

Project Number: 12-1618-ARB
Project Location: 5280 Ogan Road
Zoning: Single Family Residential (7-R-1)

Planner: Steve Goggia

Hearing on the request of Bob Easton, AIA, agent/architect for Eric Neuron, to consider Case
No. 12- 1 6l 8-ARB for a preliminary review of a proposal to remodel and add a 966 square foot
two-story addition to an existing family residence. The property is a 6,000 square foot parcel
zoned Single Family Residential (7-R-1) and shown as APN 003-142-023, located at 5280
Ogan Road.

DISCUSSION


