AGENDA ITEM: 2-C

Cultural Heritage Subcommittee (CHSC)
Meeting Date: May 24, 2023

PLANNER: Christopher Wright, Associate Planner I

SUBJECT: Cultural Heritage Permit 22-148, Architectural Permit 22-162, Nielsen
Residence, a request to consider: 1) an addition and exterior changes to a
historic single-story residence, 2) construction a detached garage with an
Accessory Dwelling Unit on the second floor that requires a height limit
increase, and 3) changes to the garden landscape and hardscape. The site
is located at 222 West Mariposa.

BACKGROUND:

In 1928, the site was developed with a single-story Spanish Colonial Revival residence for
Frank Carl Ulrich, designed by Virgil Westbrook. The house is a historical landmark on the
City’s list of designated historic structures. The site has a Historic Preservation Property
Agreement with the City (HPPA or “Mills Act”). The property includes three parcels that are
zoned Residential Medium density with a Coastal Zone Overlay.

Frank Ulrich was a landscape gardener who worked for Ole Hanson and is attributed with
managing landscaping at Casa Romantica and the palm installations along EI Camino Real.
The residence at 222 W. Mariposa, known as the Ulrich House, is significant under the
theme of Ole Hanson’s Spanish Village by the Sea period of development (1928-1936). The
house has been enlarged several times, including the addition of an octagonal bay window
dining area and front porch on the front elevation, and the addition of a garage, bedroom,
bathroom, storage, and laundry at the rear of the building. Sheet A1.2 of the attached plans
shows the original house and the subsequent changes.

The landscape design also has historic significance. Frank Ulrich’'s garden was an eclectic
mix of California Gardenesque and the 20" century Mediterranean Garden, incorporating
imported trees and succulents, including Asian plants with pathways and natural stone
mosaic work. Garden structures included a greenhouse, lath house, koi pond, patios, and
fountains. While some changes have occurred to the garden, it continues to convey much
of the landscape design of Frank Ulrich, such as the filling the koi pond and changes to
original stone work. For more details, Attachment 3 provides a Historic Resource Analysis
Report (HRAR) with a description of the property’s history, photographs, analysis, and
historic survey forms.

PROJECT SUMMARY:

The project involves an addition and remodel of the historic residence, a new detached
garage and ADU, and changes to the landscape and hardscape. The proposed addition
expands the residence by 1,757 square feet (s.f.). On the first floor, 1,109 s.f. would be
added to the rear with the removal of the non-original bedrooms, bathroom, storage, laundry,
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and garage. For a new second floor, 648 s.f. of floor area would be added over a portion of
the original footprint and roofline. A roof deck would be included at the rear of the building
behind the proposed second story roofline for screening. The new detached garage and
second-floor ADU would be added in the northeast corner of the site. The garage is 600 s.f.
and ADU is 495 s.f.. The building is 22 feet high, where the height limit is 16 feet but may
be increased to the 25-foot height limit of the zone with an Architectural Permit. The new
building has Spanish Colonial Revival architecture in character with the historic residence.
The project also includes several changes to landscape and hardscape. More notable
changes include a new driveway, wrought-iron gate, partial restoration of the koi-pond as a
seating area, relocation and reuse of some of the hardscape paths, addition of a low-level
stucco wall along the street frontage with planting in front, and plans for the installation of a
required sidewalk that requires the removal of three significant trees.

Preliminary Review Requested

The application is incomplete due to a few unresolved historic preservation issues. Staff
requests this meeting to focus on these issues, which are further analyzed in Attachment 1.
Staff recommends design changes to address these issues in order to support the
application based on the required findings. The project’s massing, scale, proportions, and
articulation could change in response to feedback on the historic preservation issues. Staff
also has recommended changes on the design of the addition, new building, and site
changes, but a second CHSC meeting is suggested to review the project in totality after the
applicant has the opportunity to receive feedback on these preliminary historic preservation
issues:

Second-floor addition removes portions of the original roof.

First-floor addition should be differentiated from original structure with insets.
Removal of significant trees for a required sidewalk.

Removal of character-defining features should be avoided where feasible and
addressed thoroughly in the historic report (HRAR).

N~

RECOMMENDATIONS:

Staff requests feedback on the historic preservation issues described in Attachment 1 and
suggests this item be reconsidered by the CHSC prior to scheduling a Planning Commission
hearing for a decision on the application.

Attachments:

Analysis of historic preservation issues
Vicinity map

Historic Resource Analysis Report (HRAR)
Landscape analysis dated 2007

Arborist report on trees along street

Plans
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Analysis of Historic Preservation Issues ATTACH MENT 1

Staff requests the Cultural Heritage Subcommitee’s preliminary review of several
historic preservation issues listed below. Staff also has recommended changes on the
design of the new development, but a second CHSC meeting is suggested to focus on
general architectural design of the addition, new building, and new site features,
considering the massing, scale, proportions, and articulation could change to address
feedback from CHSC’s review.

Second-floor addition removes portions of the original roof.

First-floor addition should be differentiated from original structure with inset.
Removal of significant trees for a required sidewalk.

Removal of character-defining features should be avoided where feasible and
addressed thoroughly in the historic report (HRAR).

LD~

Issue 1 - Removal of original roof for second-floor addition.

The project adds a 648 square-foot second story over the original structure with the
removal of the original roofline and area. Image 1 shows the west elevation where the
second-floor addition is proposed. The original roof between the red and orange lines
would be removed. Excerpts of the proposed roof plan and west elevation are on the next
page.

Image 1 — Portion of the existing West Elevation
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Image 2 — Excerpt of Proposed Roof Plan

The original roof area that would be removed for the second-floor addition is highlighted
yellow.
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Image 3 — Proposed West Elevation

Image 3 shows the proposed west elevation. The original footprint is to the right of the
red line. The second-floor addition is proposed over the original footprint between the red
and orange lines where the roof would be removed according to Image 2. The blue
shaded area is the profile of the proposed addition.

LEFT ELEVATION

Staff's position is that these changes are inconsistent with the Secretary of the Interior
Standards 9 and 10 for Rehabilitation of Historic Structure that relate to additions and
alterations.

Standard 9 is: “New additions, exterior alterations or related new construction will
not destroy historic materials, features and spatial relationships that characterize
the property. The new work will be differentiated from the old and will be
compatible with the historic materials, features, size, scale and proportion, and
massing to protect the integrity of the property and its environment.”

Standard 10 is: “New additions and adjacent or related new construction will be
undertaken in such a manner that, if removed in the future, the essential form and
integrity of the historic property and its environment would be unimpaired.”

The proposed design destroys historic materials, features, and spatial relationship of
original structure with the removal of the roofline and the massing of the addition over the
original first floor. If the second-floor addition were removed, the original roofline, massing
profile, and general spatial relationship would require restoration.
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Issue 2 - First-floor addition should be differentiated further.

Secretary of the Interior Standard 10 calls for differentiating additions and alterations from
original significant elements of a resource. The current design expands the building in-
line with the original first floor. Staff recommends varied texture and color, and a spatial
break 1-2 inch inset between the original structure and addition to differentiate the
addition, consistent with Secretary of Interior standard nine (cited on page above).
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The Municipal Code requires the installation of sidewalk for development projects valued
at $50,000 or more, including the proposed project. However, the site is unique in two
ways. First, the Casa Romantica and the subject site are the only known historic
resources with historically significant gardens. Second, the subject site is the only known
property on the City’s listed of designated historic structures with historically significant
trees in close proximity to a street frontage that would interfere with the installation of the
sidewalk. There are three trees near the street that are character-defining features to the
property’s significant garden: a Yucca and two Japanese White Pines (“bonsai trees”).
Image 6 shows the location of these trees.

Image 6 — Excerpt of Proposed Landscape Plan (red arrows
show the tree significant trees along street)
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Ideally, these trees would be preserved to maintain the integrity of the resource. While
the City has a sidewalk waiver process, the eligibility criteria does not address waiving a
sidewalk to preserve historically significant trees and garden features. The application
initially had a design that kept the historically significant trees along the street without a
sidewalk installation. During the Development Management Team (DMT) process, the
City staff considered several options for the sidewalk:

1. Recording a property restriction of some form that requires installation of a
sidewalk upon the death of the significant trees. At this time, the trees must be
replaced in-kind (similar species and a size that can thrive) in proximity to the
existing tree locations. This option would require Planning Commission approval
of a modified condition of approval, accepting that a sidewalk can be deferred with
the recording of a property restriction. This would meet the City’s obligations for
sidewalks, but should be pursued in limited special circumstances (e.g. deferring
a sidewalk temporarily to preserve unique historically significant trees in close
proximity to the street where a sidewalk would be installed).

2. Consulting an arborist on whether the trees can be relocated for a sidewalk
installation. An arborist found the trees would not survive.

3. Consulting an arborist on whether trees could withstand the installation of a partial
tiled sidewalk between the trees along the street frontage and then an alternative
material is used to install paths that wrap around the trees. An arborist found the
trees would not survive. The arborist report is provided separately as Attachment
5.

4. Narrow the street to install a sidewalk away from the tree trunks. This would
remove public parking in the coastal zone which the Coastal Commission is
reluctant to support. Also, it is possible a sidewalk installation could still adversely
affect the tree’s health because it would add weight and possibly damage the tree’s
root base during construction.

5. Remove the trees, install a sidewalk, and replace trees in-kind with supporting
historic report analysis that this complies with federal and state law and the
Secretary of Interior guidance for historic preservation in this circumstance.

The applicant decided to redesign the plans to include a sidewalk and replace the trees
in-kind, mostly due to the uncertainty of whether the Planning Commission would support
option 1 to defer a sidewalk for the tree preservation. The application materials do not
provide details on the “in-kind” replacement in terms of the type, size, or location of
replacement trees. Additionally, the historic report analysis does not describe how and if
replacement trees maintain the resource’s integrity based on federal standards.
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Staff supports option 1 to defer the sidewalk and add a condition on the Historic
Preservation Property Agreement (HPPA) that requires installation of a sidewalk upon the
death of the historic trees. The Community Development Director may add conditions to
the HPPA but staff would seek guidance from the Planning Commission when it acts on
the project. Staff requests CHSC feedback on this important issue so the applicant has
information to decide how to proceed.

Issue 4 - Removal and alteration of character-defining features should be avoided
where feasible and thoroughly addressed in the historic report.

The project removes and alters several features on the structure and in the gardens, such
as original window and door openings and hardscape path material that would be
relocated. The removal and alteration of original materials and features should be avoided
where feasible. For an example, original window openings would be altered on the first
floor between the red and orange lines shown on Images 1 and 2 above. The historic
report either incorrectly states several of these features are being maintained or mentions
the alterations/removals but does not explain how these changes meet the relevant
Secretary of the Interior Standards 2, 9, and 10 below.

Standard 2: “The historic character of a property will be retained and preserved. The
removal of distinctive materials or alteration of features, spaces and spatial
relationships that characterize a property will be avoided.”

Standard 9 is: “New additions, exterior alterations or related new construction will not
destroy historic materials, features and spatial relationships that characterize the
property. The new work will be differentiated from the old and will be compatible with
the historic materials, features, size, scale and proportion, and massing to protect the
integrity of the property and its environment.”

Standard 10 is: “New additions and adjacent or related new construction will be
undertaken in such a manner that, if removed in the future, the essential form and
integrity of the historic property and its environment would be unimpaired.”
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MINIMUM CONSTRUCTION STDS.

AND 6:00 PI, NO CONSTRUCTION ON SUNDAYS AND RECOGNIZED HOLIDAYS. (CHAPTER 8.48, SCNIC)
APPROVED PLANS SHALL BE AVAILABLE AT THE JOBSITE DURING INSPECTIONS. (CHAPTER 15.08, SCMC)
'SANITARY FAGILITY FOR CONSTRUCTION SITE MUST BE PROVIDED, (CHAPTER 15.04.SOMC)

FINAL INSPECTIONS SHALL BE COMPLETED AND APPROVED FOR ANY REMODELING, ADDITION OR TENANT
IMPROVEMENT PROJECT. (CHAPTER 15.08,SCMC)

‘SPECIAL REQUIREMENT FOR INSPECTION: FOR MULTI-RESIDENTIAL AND COMMERCIAL BUILDINGS WITH 2
STORIES OR MORE. PLANNING AND BULDING INSPECTIONS ARE REQUIRED FOR EACH FLOOR LEVEL. DUE
TO SPECIAL AND UNUSUAL TOPOGRAPHICAL CONDITIONS AT THE SITE. A SURVEYOR'S CERTIFIGATION FOR
THE COMPLIANCE OF THE FIRST FLOOR'S SLAB OR FINISH FLOOR SHALL BE REQUIRED,(SCBD POLICY)

RETAINING WALLS, WHICH ARE NOT PART OF TH INCLUDING MASONARY
(LU REQUIRE A SEPARATE PERMIT UNLESS NOTED OTHERWISE. (CHAPTER 12.08.8OMC)
CURBS, GUTTERS AND SIDEWALKS ARE REQUIRED. (CHAPTER 12-08,SCHC)

ALL ROOF WATER SHALL BE DRAINED BY ROOF GUTTERS AND DRAINPIPES TO THE STREET OR OTHER
'APPROVED LOGATION OR AN APPROVED NON-ERODIBLE SURFAGE DRAIN. WATER SHALL NOT DRAIN OVER
PUBLIC SIDEWALK. (GHAPTER 1620 SCMC)

NOFERROUS WATER PN 1S AL B SHALL BE
LACED IN SAND BED & PROTECTED WITH PLASTIC SLEEVE WHEN PENETRATING SLAB. (CHAPT
150663020 50M0)

34" HOSE BIB REQUIRED IN FRONT AND BACK OF BUILDING. (CHAPTER5:20,CMC)

A 172" CONDUIT SHALL BE RUN FR THE TELEPS one
PAIR OF NO.19 CONTROL WIRES SHALL B INSTALLED FOR USE 8Y THE (scwD)

APPROVED BACK FLOW DEVICES SHALL BE INSTALLED ON COMMERCIAL IRRIGATION SYSTEMS,
NONRESIDENTIAL BUILDINGS OR ANY OTHER FACILITY AS REQUIRED BY CHAPTER 1304, SCMC. QUESTIONS
AND INSPECTION REQUESTS MAY BE ADDRESSED TO THE UTILITY MANAGER AT (949)366-1553

L BE PRIOR APPROVAL (cHAPT
15-12,50MC)

LOW FLUSH FIXTURES(1.6 GAL TOILETS, 1 GAL URINALS, & 2 GAL SHOWER HEADS) ARE REQUIRED.(STATE
Law)

TRASH AND CONSTRUGTION DEBRIS CONTAINERS, PORTABLE TOILETS, AND CONSTRUCTION EQUIPMENT
SHALL NOT ENGROAGH ONTO PUBLIC SIDEWALKS AND STREETS. (GHAPTER 1220, SCC)

RESIDENTIAL A MIN OF 4'HIGH; FOR
NON RESIDENTIAL, A MIN OF 8° HIGH TO B 5 GN THE FRONT OF THE BUILOINGS. EACK UNIT SHALL
5 IDENTIFIED WiTH AN ALPHABETICAL LETTER AND THE RELATED GARAGE NUST BE SMILARLY
MARKED,(SECTION 10.208-UFB & CHAPTER .16, SCH

‘SUB DIVIDER SHALL NOT PAVE ANY STREET INDER WHICH GABLE TV CONDUIT IS TO BE PLACED WITHOUT
ACTUAL NOTICE 10,COX COMMUNIGATIONS FOR THE INSTALLATION OF CABLE CONDUTT, NOTICE SAALL 5

MGR,
ANCHO SANTA MARGARITA 62558 (549 16,2000

ELECTRIC AND GAS METERS WILL NOT BE SET UNTIL ALL PHASES OF WORK ARE COMPLETED AND
CERTIFICATE OF OCCUPANCY HAS BEEN ISSUED (SCBD POLICY)

NOTE:SCMC: SAN CLEMENTE MUNICIPAL CODE; SCBD SAN CLEMENTE BLDG DIV: SCWD: SAN CLEMENTE
WATER DIVISION (REV 12:6:07)
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‘ Sheet
Number Sheet Name
0.0 General
[ [Title Sheet
02 Architectural
Site Plan
K] Demolition Plans
A2 Griginal Historic & Existing Plans
[A2.1 st Floor Plans - Main House & Garage
[A2.1a Basement & Garage Plan
A 2nd Fioor Plans - Main House & Guest House
A Roof & Deck Plan
A Exterior Elevations
A Exterior Elevations
32 Exterior Elevation with Existing Landscape
[A40 Building Sections
[ADA Details

07 Landscape

L1 [Existing Landscape Plan

2 [New Landscape Plan

Project Data
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Legal Description:
et 1
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Project Address:

222 West Mariposa
San Ciomenle, CA 92672

Architect:

MICHAEL LUNA & ASSOCIATES, INC.

L. (649)433.5200 FAX. (849) 493.5248
emall: Michael@unaarch,com

Landscape Architect:

JAMES PEKARSKE, LANDSCAPE ARCHITECT
1219 GANAL

SAN CLEMENTE, CA, 52673
TEL: (049) 4336558

Historical Resource Analysis:

URBANA PRESERVATION § LANNING, LLC
7705 EL AJON BLVD., SUITE.

MESA, CA 91642
TEL: (544) 8722623

Occupancy Group:

Zoning Designation:
)
Type of Construction:

TYPE VB, FIRE SPRINKLERED"

Number of Stories:

TWO STORES

—] 222 West Mariposa
San Clemente, CA
72

Scope of Work

DEMOLITION OF PREVIOUS NONLHISTORIG ADDITIONS ANDTHE ADDITION OF et ONE
TORY ADDITIONS 0 THE CE, THE SCOPE LSO
INCLUDE! DETACHED ING UNIT
RBOVE THE ARAGE. FURTIER. A STORAGE SHOP ACCESSORY BULDING 5 PROPOSED
ARAGE.

O THE REAR OF THE PROPOSED G

Sneat Tite

Deferred Submittals

Title Sheet

FIRE SPRINKLERS

Vicinity Map

V11V

Original Historic Area

Living Area 946 SF

Cving w Addiions 214 SF Zoning Standards

Total Living Area 1160 SF

Wain Description Allowed | Proposed | Conforms
frea Residence Aou Zone y RM ;M YES

Living Area 3

First Floor 1996 Living Area 2036 SF OSF Lot Area o MIB3SF | Yes

First Floor Demolition Lot Width 50 MIN 20 Yes

(Non-Historic) 880 57 0sF Lot Depth 100 120 Yes

New first Floor Addition 7108 SF OSF Max. Building Fieight 25 25 Yes

New Second Floor Addition 648 SF 495 SF Setbacks (Minimum)

Total Living Area 2913 SF 495 SF Front Setback to Primary 150" UNCHANGE |y oo
Structure D

Total Project Balcony / Deck | 80 SF Lot Sideyard Setback 50 20 Yes

Total Project Roof Deck S0SF Right Sideyard 50 50 Yes

Garage 750 SF 500 SF oar 50 162 Yes
Lot Coverage 5% MAX 23% Yes

1996 Floor Area: 2036 S F.
Total Main House Addition: 1757 S.F. (86.3%)

PARKING:
1 EXISTING CARPORT AT HISTORIC RESIDENCE
2 NEW COVERED PARKING SPACES

3 TOTAL PARKING SPACES
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oot Mo,

CisersUseriDocuments Nsen
Fes Design Ghange K23



]
=] { e
(Historic)
<
(%]
o
o
iegi . ol O
Existing one story Main House <
non-historic additions (Historic) s
to be demolished ——— |

=
%]
|
B

Keynotes

& ABSion

4 N
b N
I4
Proposed Site Plan sone =1 Legend

Michael
Luna

&
Associates

Architect

Proect

2nd Planning
Submittal

Mariposa
Remodel &
Additions

222 West Mariposa
San Clemente, CA

..........

Site Plan




217

T

V7

Coveref
Entry

P

Porte Cochere

DUE TO THE NATURE OF REMODELING
i

I
ETWEEN FIELD CONDITIONS AND THESE PLANS,

NOTIFY ARCHITECT FOR FIELD INSPECTION AT THE
FOLLOWING INTERVAL

UPON DEMOLITION OF STUGGO AND DRYWALL.
PRIOR TO PLACEMENT OF GONGRETE

UPON START OF FRAMING

UPON COMPLETION OF FRAMING

UPON COMPLETION OF WINDOW PLACEMENT
WATERPROOFING

REMOVE ROOFING PER STRUCTURAL DRAWINGS,
ALL PLUMBING FIXTURES AND KITCHEN

'APPLIANCES SHALL BE REMOVED AND SAVED FOR
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AND LIGHT FIXTURES WHICH ARE MOUNTED ON
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H
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WORK, A
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INVESTIGATE THE SITEIBUILDING TO VERIFY THE
EXISTING CONDITIONS TO VERIFY ITEMS 10 8E

Total Original Historic Existing Ext. Walls: 143-11"
Total Original Historic Ext. Walls Removed:

17'-8" (12%)

Total 1996 Existing Ext. Walls:
Total 1996 Ext. Walls Removed:

273.7"
161'-8" (59%)

REMOVED OR RELOCATED WHICH ARE NOT

CAP AND OR RELOCATE ALL UTILITIES AND
SERVICES AT INAPPROPRIATE LOCATION TO
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FROM THE SITE AND DEPOSITED AT A COUNTY.
AND CITY APPROVED DUMP SITE.

THE CONTRAGTOR SHALL DESIGN AND ERECT AL
NECESSARY SHORING SYSTEWS TO PROPERLY.
PROTECT THE STRUCTURE AND WORKER!
DURING DEMOLITION AND CONSTRUCTION
ACTVITEES.
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Roof Height Anaylsis

AL RIDGES, HIPS AND VALLEYS SHALL BE FLASHED Wi 24 OUI
or

NOT BE VISIBLE. COPPER FLASHING SHALL EXTEND UP DO
\DJACENT SURFAGES A MIN. OF 12" TYP. FLASHING SHALL BE
LAID ON A CONTINUOUS STRIP (36" WIDE) OF 30" FELT PAPER 2
\ERS 154 FELT PAPER SHALL LAYIN CONTI ot
‘OVERLAPS AND EDGES SHALL BE PER ROOF
(REDLANDS CLAY TILE'

\WHERE FLASHING MUST BE EXPOSED, FLASHING SHALL BE.
‘COPPER 2¢ OUNCE MIN. WI PAINT FINISH AS DIRECTED BY THE
ARCHITECT, TYP.

"RIDGE ELEVATIONS ARE TO TOP OF FINISH MATERIAL

LANDSCAPE AND CIVIL DRAWINGS FOR FINISH GRADES.
USE MR IRD ST AVES SET BACK N TILE A
MINIMUM OF 2 172" TO HELP DIMINISH ITS APPEARANCE.

AL ROOFS SHALL BE FIRE STOPPED AND ENCLOSED WITH
MATERIAL AT THE EAVE ENDS TO PROCLUDE ENTRY OF FLAME
el

'ROOFING MUST BE AT THE ABSOLUTE MINIMUM ALLOWED BY
GODE.
AL ROOF MORTAR TO HAVE GREY STANDARD MORTAR,
"ROOF TILE IS TO OVERHANG THE EDGE OF THE ROOF BY ASOUT
170 112" TYPICAL

VENTILATION EQUAL TO A MINIMUM OF 11150 OF
THE AREA TO BE VENTILAT
PROTECTION OF OPENINGS INTO ATTICS, FLOORS OR OTHER

2 'AREAS SHALL BE COVERED WITH CORROSION:
 RESISTANT WIRE MESH NOT LESS THAN 1/4” NOR MORE THAN 112"
N ANY DIMENSION - WITH CHIUINEYS HAVING A

AR OF A MAXIMUW OF 112" SQUARE SCREEN PAINT ICY

0 CONCEAL ARRE
| PORTABLE EQUIPMENT SHALL NOT EXCEED 42" IN HEIGHT
EXCEPTING SHADE STRUC

NO PART OF THIS BUILDING, INCLUDING EXTERIOR FINISH SHALL
EXTEND OVER THE NORTH AND SOUTH PROPERTY LINES.,

222 West Mariposa
San Clemente, CA
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Plan

S

Roof General Notes

Res Design Change|

Rz

—
o

Roof Plan

Legend

A2.3

ShootNo.




FRONT ELEVATION

Roof Deck _ -
T8
“nitieTop _ -
e

20 Floor.

Tor =
1stFi ToP _ e
S

LEFT ELEVATION

gy @3

EXTERIOR ELEVATIONS

SCALE: 18 = 10"

Michael
Luna
[ |

&
Associates

Architect

Proect

2nd Planning
Submittal

Mariposa
Remodel &
Additions

222 West Mariposa
San Clemente, CA

Sheet it

Exterior
Elevations

CisersUseriDocumentsNasen
Ros Dosign Crange 23,



Michael
Luna

&
Associates

Architect

2nd Planning
Submittal

Mariposa
Remodel &
Additions

1- REAR ELEVATION

222 West Mariposa
San Clemente, CA

Sheet it

Roof D

T

Exterior
Elevations

2 - RIGHT ELEVATION

EXTERIOR ELEVATIONS

SOALE: 18 = 10"




Michael
Luna

&
Associates

Architect

Proect

2nd Planning
Submittal

Mariposa
Remodel &
Additions

222 West Mariposa
San Clemente, CA
92672

Sheet it

Exterior
Elevation
with Existing
Landscape

FRONT EXTERIOR ELEVATION SMEUIT | e

CisersUseriDocumentsNasen
Ros Dosign Crange 23,



Michael
Luna

&
Associates

2nd Planning
Submittal

Mariposa
Remodel &
Additions

Garage and A.D.U. Section 1 Keynotes
B ] 222 West Mariposa
San Clemente, CA
I _ N > S —————————————————-r1-rcy R L
= I =
L = Building
% — Sections
RS —_ e S
Main Residence Section 2 Legend & Notes




e

12 PLYWD. SHTG,
BOOSTER TLES AND Michael
VORTAR PAGK AT FRST ichae

5 EXT. PLASTER o TWO ROWS OF TILES.

ST
1 e pusTERw ’ COPPER EAVE STARTER Luna
P ] | APPROVED METAL LATH 156FELTBLOG PAPER
7 e pSTER copPeR FLASHIG . S DRI, M. 12/ WDE ]
L .
e — A 5 [OOSR AL ROUD
senme i SomenauTen
seme Rt g ] osu con pavrSING
2xpror s == 2
WHERE OCCURS [ & MINLAP AT JOIN
om
. ‘SOLDER ALL JONTS CLG PER DE
; g 1303 Associates
oo fo— cmarrens
| ke ocoums e s
s con Fr e -
e ’ - STop + ROOF TRUSS SISTERED TO ROOF o
g <1 . TRsSESmArTERS o
\ ANoOM 1 EXPOSED
- g | I EVF R
g JE— = oS ot
718" EXT. PLASTER of e
1 oo RoOF SHTG. 510G PAPER — L L asTER: e
S E— e ;
oo, N b o aiaeRs -
INSTALL PER FIN. GRADE NOTE: (GRADE 'D' BLDG PAPER
bt

Specs 75 000 CORROSION RESTSTAT WEEP SEE WANUFACTURER'S INSTALLATION GUIDE
SCREED AT FOUNDATION PLATE LINE PER
(CBC 2512.1.2. WEEP SCREED SHALL BE
MINMUW OF 4" ABOVE ADJACENT GRADE

AND 2" ABOVE ADJACENT FLATWORK. 6
o) EEP SCREED (10) BOOF TO WALL p

R ADITIONAL DETALS AND INFORYATION

T REFER TO'SHT, A2 3 FORROOF TILE
s.

R
APPLICATION REQUIREMEN O R

UNDERLAYMENT OVER
NAILER

WINDO

Eo

SEE MANUF'S INSTALLATION 2 NAILER OF SUFFICIENT Prokect

- ool T R Roor Fra
| N UNLIUST PEESTALS (4TS MFR'S SPECIFICATIONS. Mari
e e 8| — CONTMUOUS VAL DOOR € ariposa
et eEcon o ] Remodel
- o &
— R e Additions
MANUF. SPECS 2xPTOF SILL 1. CARPENTER TO CUT OPENINGS FOR ROOF VENTS
[ BEAM PER STRUCTURAL 'FROM WATER FLOW DIRECTION TO ALLOW LIP TO DIVERT STRUCTURAL TILE APPLICATION REQUIREMENTS.

12 — RIDGE/ HIP
WINDOW JAMB 17 ) THRESHOLD@DECK AT 2ND FLOOR( 11) ROOF VENT 7)) m

wmpon e arour -
moon e 2 pLYwo, NaLER
iz . v
ELASTOMERIC SkeeT roof e T 0 S AVERS 150 FELT
[ o= SUCONE ST 97D UNDERLATHENT
[ v BoosTER TLES
o I E——— conTToTeor ST e
oy &/ APPROVED METAL LATH T RE £0oE
{F e SRR GRAE HOR PUCOECKDRAN W VETALGRATE HFPROVEDMETAL AT Z2NALERW
2armc £ SHEATING WhGRE seowate (2)LAYERS OF GRADE D 571 Ro0r ADHESIVE
7 o0aRs gemlon  Eiowe R B
e 4 ; K ¥ EXTEND FELT OVER
A . ot oL RooF SHTG, e 222 W. Morposa
: — . an Clomente
: vosTOpELISHNG . . FLASHING California
I e b= an [ rteoer i ROOF TRUSS
&, o106 WATER PROOF PERSTRUCTL
RGOF DECK COVERING S 78" T EXT.PLASTER o
P — - (VP 106 ESi 2007 REPROVED METAL LATH
§ Jialagis ROOF TILE APPLIGKTION
I B Qe (2)LAYERS OF GRADE D
5 7w rstER
e occins ——+ t— erRorEouEIAL T — o1 Grave D S e v B, o T
= 4R, EXT WAL PER DT, &
oomson Plvwoop—| e i PR TARE ALL JONTS I
| e GoumiNG — i
st o —4 soame — T
» foor ——— 3 B REFERTO ST 723 FoR RO0F
on TLE APPUCATION REGUIREMENTS
e 12 8

OVERFLOW e v
S LA ONTS SOLDERED
FekrRaAnoNS

FESeNOT FwITTED

NOTE
SEE MANUFACTURER'S INSTALLATION
‘GUIDE FOR ADDITIONAL DETAILS AND
INFORMATION

36" WIDE MIN. 30 POUND.
FELT SWEAT SHEET

=1
o | I o

METAL CLEATS AT 12" O.C.

PERTILE NFR.

FOR OUTWARD SHING DOORS. 4 . ROOF TLE
(FOR QUTHARD SHINGD0ORS FOR TYVEK BUILDING PAPER DETAILS

NOTE: SEE DETAILS 12 THRU 16 ON SHT. AD4 ‘

UNDERLAYMENT

Details

/ CONTINUOUS VINYL DOOR SHOE
CONCRETE SLA8

n
Lo
g PRk N EXT. PLASTER of APPROVED
- . R METAL LATH SPOT-WELDED
Lol NG . e PAINT TO MATCH EXT.
- PREMOLPED EXPANSION
Ve wera
14 SCREEN MESH
SRNTED BACK
THRESHOLD AT SLAB 13 ) ooy S
RE T
o rmoon
~ CAP SLOPE
[Epp— swear WAL oaPstop 71 EXT PLASTER o APPROVED
: s Sracker [T —————
- - L P I
S8 GYP. B0, b PBL0G PAPER GSM. FLASHING 0
A ; 156" CONTINUOUS BLOCKNG
> : |
9 i o ost "0’ BUILDING PAPER X UNDERLAYMENT CONT.
or o e
o pustero
eLevaon \ secrion jretrt
door Wo0D 000R FRANE e omer
se

DOOR HEAD/JAMB e EXT. CHIMNEY CAP 9

SCHLE: 210"




revisons | &y
EXISTING SITE PLANTING
TREES)
SYMBOL:  BOTANICAL/COMMON NAMES WUCOLS WATER USE RATING - REGION 1
RATING PLANT FACTOR
: ®  wecmoses ot 0
ARAUCARIA HETEROPHYLLA Woderate 05
@ D Morcikssinaping
@ ‘CAMELLIA JAPONICA Moderate 05
(Camelia)
& FICUS MICROPHYLLA - 1 Toro' Moderate 0s
w (ndian Laure Fig)
& JAGARANDA MIOSIFOLIA Vadorste 05
Uacarande)
& MYOPORUM LAETUM Moderate 05
(Myoporum)
@ PHOENX CANARIENS'S Low 02
(Canary siand Date Paim)
@ PINUS PARVIFLORA Woderate 0s
(spanasa Whit ine) .
WoC PITTOSPORUM UNDULATUM Noderate 05
. (Victorian Box)
E @ PLUMERIA RUBRA Low 02
(Frangipani) §
© RHAPHIOLEPIS - Majestic Beauty' Woderate 05 it ¥
= (st Bouty) 837
T @ 'STRELITZIA NICOLAI Moderate [5) ;
i coNTer (Giant Birdof Paradise) P
(@) ULUS PARVIFOLIA - Drake’ Hoderte 0s 3 i
(e v ) 5§88
@ YUCCA GLORIOSA Low 02
(Spanish Dagger) g 3
® 'AEONIUM ARBOREUM Low 02 !
] (Succulot - Greon) .
R ©  scowumurscum Low 02
= ! (ssad Bow)
ot PO i - "
T thgave)
AGAVE CORNELIUS Low 02
(Vriegatsd)
W Awosamsonescens Low 02
(Torch los)
® ALOE STRIATA Low 02
(Cora Aloe)
2 AcaaNTHUS ORENTAUS Modersts 0s
(tybrid- Quoon Anne)
©  cawa-seecEs Moderate 05
0 CRASSULA OVATA Low 02
(lade Plnt)
® 'DODECATHEON HENDERSONII Low 02
(Shooting Star)
@ FICUS MICROCARPA Low 02
(Indian Laure Fig)
@ 'GERANIUM - PELARGONIUM Moderate 05
eranium - Rod) &
HEMEROCALLIS - KYBRID Moderate 05
® o w5
h v Moderats 0s 2ag
lapanese iris) So°
@  JwpeRrROCUMBENS Low 02 ng <
apaneso Garden Junipe) [~}
£ uwpswion Low 0 @S .
(Bl Carpet Junper) w=g
@ Lwwcamsra Low 02 -
(Muiti-color Lantana) Z o D
©  iommsmonnean i u Z2E
(Enghsh Lavender) [} 2
@) LIGUSTRUM JAPONICUN - HYBRID Hoderate 05 SO
(Suwannee River) Wy =
&2 Lmovuwperezz-STATICE Low 02 = E
(Sea Lavender) @»n
® NANDINA DOMESTICA Low 02
(Hoavenly Bemboo)
®  rrosorwross ocerts o
Warisgted Pitosporun)
(7  puomera.speces Low 02
®  rosumusomons wor 0
(Rosomary)
()  savADoRRI-PURRLE Low 0z
(Mojave Sage)
Q) secoworsca Low 02
(Koinia Ropens)
P STENOCEREUS MARGINATUS Very Low 01
A i o] EXISTING
STRELITZIA REGNAE Moderats 05 py
* (Bird of Paradise)
PLANTING PLAN
YRE  cuee-speces Wodsrate os
(Common Grape)
JASMINUM POLYANTHUM Hoderate 0s
{Pink asmine Vine) s
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'CONSTRUCTION LEGEND % ®

EXISTING SITE [TEMS
Existing Concrete Curb and Guter - To Remain

Existing Rustic Paving - To Remain

Existing Concrete Paving - To Remain : T x
[D] Exising Historc Fountain - To Remain

[E] Exsngt
[F] ©xisting Garden Area - ToRemain (Protectn pace)
[G] Existing Landscape (Shrubs and Trees) - ToRemain
[H] ©visting Lawn and Stepping Stones - To Remain
[[7] Existing Green House, Pond and Fountain - To remain (Repair as necessary) g

- ToRemain (Rep: )

[1] Esxsting Power Pole - To Remain (Protectn place) - N Sa
[Kl Existing Masonry Property Line Fence / Wall - To Remain :

795

[M] Existing Stone Pond Edge Feature - To Remain
[N] Existing Shed Strucure - To Remain

[O] Evisting Low Wood Fence and Gate - To Remain
[F] Existing Brick Pavers - ToRemain

[@] Existing Open Lawn Area - To Remain
[R] Existng Rustic Wood Gate - ToRemain
[5] Existing Brick Planter Feature - To Remain

Existing ‘Rusti” Rock Border - To Remain

NEW CONSTRUCTION ITEMS A1

(D New Spanish style stucco-inish Masonry Wall (42" High) - See Architects Plans
(@ New Decorative Metal Entry Gate (42" High) - See Architect Plans
(® New Decorative Metal Vehicular “Swing-type" Gates (42" High) - See Architect's Plans
(@ New stabilized decomposed Gravel Driveway 3 4
New Decorative Wood Gate > 4
New Trash Can Storage location Exiating o story ¥
non-historic
O o Corerve Patty to be demolished
New Turf Block Paving Area
(® New Bocse Ball Court wiRustic Wood Benches
@ New Landscape Area (Use same plant material as existing) 3
NEW DRIVEWAY CONCEPT
« New Driveway to Garage is to be as minimal as possible. The existing
“Rustic" Paving location is to remain where practical and the remainder
of the adj iveway will Gravel,
 The existing Garden Planting is to remain as is, with the minimum "
amount of editing to take place.
= Protect as many existing trees as possible. %

Feg %
o & 5
¢
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Ay AL
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i .
IRRIGATION SYSTEM DESIGN: . !
. i (vrty son,
statc
- Al Trees t have separate Bubbler Water System within.he Tree's Drigine “.'
N ‘with Cleanouts. *
upstream of valve.
. SHADED TREES ARE HISTORICALLY
The Imigation 'ASSOCIATED WITH THE PERIOD OF
" Contoler oo SIGNIFICANCE FOR THIS PROJECT.
scheduling n all Imigaton Systems,

N

Main House

(Historic)

S

Dashed line indicates location of
future City Sidewalk. (4' Wide)
if | when required.
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