AGENDA ITEM: 2-D

Cultural Heritage Subcommittee (CHSC)
Meeting Date: September 13, 2023

PLANNER:  Christopher Wright, Associate Planner Il

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 of 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:

On May 24, 2023, the Cultural Heritage Subcommittee reviewed this project, recommended
design changes, and requested to reconsider the project following revisions. The
recommended changes were focused on addressing historic preservation issues described
in the previous staff report and minutes, provided as Attachments 3-4. Since then, the
applicant has made the design changes to address these issues. With the proposed
changes shown in the updated plan sets (Attachment 2), staff believes that the project meets
the required findings. Table 1 summarizes the issues and changes made to address them.

Table 1 — Applicant responses to prior recommendations

Prior Recommendation

Applicant Response

1. Redesign and relocate the
second-floor addition, so it is
not over the original first-story
massing of the historic
residence.

The second-floor is redesigned so it is no longer
over the original first-story building footprint and
roofline. A built-up shed roof is proposed over a
portion of the original roof at the rear, for water
drainage and protection. The built-up roof preserves
the original framing members and roofline so it is
reversible consistent with Secretary of the Interior
Standards. The revised and prior plans are attached
to allow for a comparison.

2. First-floor addition should be
differentiated from original
structure with insets.

The first story addition is revised to have an inset
from the original first-story elevation as
recommended.

3. Removal of significant trees for
a required sidewalk.

The landscape plan shows the significant trees
would be preserved and sidewalk construction
deferred until the natural death of the trees. The
replacement trees would be a similar type and
vicinity as the existing trees. This requirement
would be incorporated into the Mills Act Agreement.
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Prior Recommendation Applicant Response
4. Removal of character-defining | The applicant will provide an updated historic report
features should be avoided for the Planning Commission’s consideration.

where feasible and addressed | Design changes have been made to preserve
original features when feasible, such as using the
outer limits of existing wall openings to reconfigure
windows and doors. For more details, see attached
proposed plans provided as Attachment 2.

thoroughly in the historic report
(HRAR).

RECOMMENDATIONS:

Staff supports the revised design as proposed, recommending the Subcommittee forward
the project to the Planning Commission for consideration.

Attachments:

1. Vicinity map

2. Proposed plans

3. May 24, 2023, Cultural Heritage Subcommittee report

4. May 24, 2023, Cultural Heritage Subcommittee meeting minutes
5. Previous version of plans considered on May 24, 2023
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MINIMUM CONSTRUCTION STDS.

CCONSTRUCTION HOURS ARE ALLOWED BETWEEN 7:00 AM AND 6:00 PM ON WEEKDAYS, SATURDAYS 8:00 AM
AND 6:00 PM, NO CONSTRUCTION ON SUNDAYS AND RECOGNIZED HOLIDAYS. (CHAPTER 8.48, SCMC)

APPROVED PLANS SHALL BE AVAILABLE AT THE JOBSITE DURING INSPECTIONS.(CHAPTER 15.08, SCMC)
SANITARY FACILITY FOR CONSTRUCTION SITE MUST BE PROVIDED. (CHAPTER 15.04,SCMC)

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 BUILDING INSPECTIONS ARE REQUIRED FOR EACH FLOOR LEVEL. DUE
TO SPECIAL AND UNUSUAL TOPOGRAPHICAL CONDITIONS AT THE SITE, A SURVEYOR'S CERTIFICATION FOR
THE COMPLIANCE OF THE FIRST FLOOR'S SLAB OR FINISH FLOOR SHALL BE REQUIRED.(SCBD POLICY)

RETAINING WALLS, WHICH ARE NOT PART OF THE STRUCTURE INCLUDING MASONARY GARDEN WALLS,
WILL REQUIRE A SEPARATE PERMIT UNLESS NOTED OTHERWISE. (CHAPTER 12-08,SCMC)

CURBS, GUTTERS AND SIDEWALKS ARE REQUIRED. (CHAPTER 12-08,SCMC)

ALL ROOF WATER SHALL BE DRAINED BY ROOF GUTTERS AND DRAINPIPES TO THE STREET OR OTHER
APPROVED LOCATION OR AN APPROVED NON-ERODIBLE SURFACE DRAIN. WATER SHALL NOT DRAIN OVER
PUBLIC SIDEWALK. (CHAPTER 15-20.8CMC)

NO FERROUS WATER PIPING IS ALLOWED UNDERGROUND. COPPER WATER PIPING UNDER SLAB SHALL BE
TYPE "K" PLACED IN SAND BED & PROTECTED WITH PLASTIC SLEEVE WHEN PENETRATING SLAB. (CHAPT
15.08.020.20,SCMC)

3/4" HOSE BIB REQUIRED IN FRONT AND BACK OF BUILDING. (CHAPTER15-20,SCMC)

A 1/2" CONDUIT SHALL BE RUN FROM THE WATER METER BOX TO THE TELEPHONE JUNCTION BOX, ONE
PAIR OF NO.19 CONTROL WIRES SHALL BE INSTALLED FOR USE BY THE WATER DIVISION. (SCWD)

APPROVED BACK FLOW DEVICES SHALL BE INSTALLED ON COMMERCIAL IRRIGATION SYSTEMS,
NONRESIDENTIAL BUILDINGS OR ANY OTHER FACILITY AS REQUIRED BY CHAPTER 13-04, SCMC. QUESTIONS
AND INSPECTION REQUESTS MAY BE ADDRESSED TO THE UTILITY MANAGER AT (949)366-1553 .

NO ALUMINUM WIRE WILL BE USED WITHOUT PRIOR APPROVAL FROM BUILDING OFFICIAL.(CHAPT
15-12,SCMC)

LOW FLUSH FIXTURES(1.6 GAL TOILETS, 1 GAL URINALS, & 2.5 GAL SHOWER HEADS) ARE REQUIRED.(STATE
LAW)

TRASH AND CONSTRUCTION DEBRIS CONTAINERS, PORTABLE TOILETS, AND CONSTRUCTION EQUIPMENT
SHALL NOT ENCROACH ONTO PUBLIC SIDEWALKS AND STREETS. (CHAPTER 12.20, SCMC)

ADDRESS NUMBERS IN CONTRASTING COLOR TO THE STRUCTURE FOR RESIDENTIAL A MIN OF 4"HIGH; FOR
NON RESIDENTIAL, A MIN OF 8" HIGH TO BE PLACED ON THE FRONT OF THE BUILDINGS. EACH UNIT SHALL
BE IDENTIFIED WITH AN ALPHABETICAL LETTER AND THE RELATED GARAGE MUST BE SIMILARLY
MARKED.(SECTION 10.208-UFB & CHAPTER 8-16, SCMC)

SUB DIVIDER SHALL NOT PAVE ANY STREET INDER WHICH CABLE TV CONDUIT IS TO BE PLACED WITHOUT
ACTUAL NOTICE TO COX COMMUNICATIONS FOR THE INSTALLATION OF CABLE CONDUIT. NOTICE SHALL BE
SENT TO THE FOLLOWING ADDRESS: GENERAL MGR, COX COMMUNICATIONS; 29947 AVE DE LA BANDERAS,
RANCHO SANTA MARGARITA 92688 (949) 546-2000

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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Mariposa Residence Remodel & Additions & A.D.U.
222 West Mariposa
San Clemente, CA

Sheet Index Project Directory Code Data
Sheet
Number Sheet Name Owner: Occupancy Group:
Mr. David and Ms. Amy Nielsen R3,U
0.0 General 222 \(,:\II Man?osca:A 92672
[T [Title Sheet onement Zoning Designation:
02 Architectural e
rchitectural A .
A0 [Site Plan !;ff,gal I?%escrlptlon. Type of Construction:
A1 Demolition Plans LOT: 9,10, and 11 TYPE VB, FIRE SPRINKLERED*
A1.2 Original Historic & Existing Plans APN: 692-073-28
A2.1 1st Floor Plans - Main House & Garage H .
. Number of Stories:
A2.1a Basement & Garage Plan P t Add .
A2.2 2nd Floor Plans - Main House & Guest House rOJeC ress: TWO STORIES
222 West M
A2.3 Roof & Deck Plan San Clzfver:;l,pgia 92672
A2.4 Shed Plans & Elevations
A3.0 Exterior Elevations .
A3.1 Exterior Elevations ArCh |teCt
A3.2 Exterior Elevations ADU/Garage MICHAEL LUNA & ASSOCIATES, INC.
A3.3 Exterior Elevation with Existing Landscape gﬂg;;g:ft‘é”sgfzgﬁgﬁ,ﬁ%,k
A3.4 3D Views CAPISTRANO BEACH, CA 92624
- - TEL: (949)493-5200 FAX: (949) 493-5248
A4.0 Building Sections email: Michael@Iunaarch,com
AD.1 Details .
Landscape Architect:
07 Landscape
‘L-1 ‘Ex\sling Landscape Plan SCOpe Of Work
‘L>2 ‘NSW Landscape Plan 1)2\;\/\9E2A?7"E:§ORSKE, LANDSCAPE ARCHITECT
DEMOLITION OF PREVIOUS NON-HISTORIC ADDITIONS AND THE ADDITION OF NEW ONE
e C('QAEBM)E';;%E%\' 92678 AND TWO STORY ADDITIONS TO THE EXISTING HISTORIC RESIDENCE. THE SCOPE ALSO
INCLUDES A NEW DETACHED TWO CAR GARAGE WITH AN ACCESSORY DWELLING UNIT
ABOVE THE GARAGE. FURTHER, A STORAGE/SHOP ACCESSORY BUILDING IS PROPOSED
. . . TO THE REAR OF THE PROPOSED GARAGE
Historical Resource Analysis:
URBANA PRESERVATION & PLANNING, LLC .
Conesh caomors Deferred Submittals
TEL: (844) 872-2623
FIRE SPRINKLERS
Project Data
Original Historic Area
Living Area 941 SF
Living w/ Addions 214 SF Zoning Standards Vicinity Map
Total Living Area 1155 SF
-
Area Main ADU Description Allowed Proposed Conforms e Y. . 9
Residence Zone RM RM YES -] .
Living Area 6,000 SF
First Floor 1996 Living Area 2044 SF 0SF Lot Area MIN. 14,753 SF Yes -] A
First Floor Demolition Lot Width 60' MIN. 120 Yes Qg {
e 889 SF 0SF
(Non-Historic) Lot Depth 100" 120" Yes
New first Floor Addition 1112 SF 0 SF Max. Building Height 25' 25 Yes 9
New Second Floor Addition 733 SF 495 SF Setbacks (Minimum)
Total Living Area 3000 SF 495 SF Front Setback to Primary 150" UNCHANGE Yes
Structure D
Total Project Balcony / Deck 90 SF 105 SF Left Sideyard Setback 5-0" 32'-0" Yes Q v
Total Project Roof Deck 90 SF Right Sideyard 5-0" 5-0" Yes : 4
Garage 0 SF 595 SF Rear 50" 162" Yes i
Lot Coverage 55% MAX 23% Yes Q
PARKING: Site
1996 Floor Area: 2044 SF.

Total Main House Addition:

1845 S.F. (90.26%)

1 EXISTING CARPORT AT HISTORIC RESIDENCE
2 NEW COVERED PARKING SPACES

3 TOTAL PARKING SPACES
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Total Original Historic Ext. Walls Removed:

143'11"
17'-8" (12%)

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

273'-7"

161'-8" (59%)

Demolition Plan

DUE TO THE NATURE OF REMODELING

CONSTRUCTION, THE CONTRACTOR MAY
ENCOUNTER UNFORSEEN CONDITIONS UPON THE
DEMOLITION OF THE EXISTING RESIDENCE.
NOTIFY THE ARCHITECT OF ANY DESCREPANCIES
BETWEEN FIELD CONDITIONS AND THESE PLANS.

NOTIFY ARCHITECT FOR FIELD INSPECTION AT THE
FOLLOWING INTERVALS:

UPON DEMOLITION OF STUCCO AND DRYWALL
PRIOR TO PLACEMENT OF CONCRETE

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
OWNER

REMOVE ALL AFFECTED ELECTRICAL OUTLETS
AND LIGHT FIXTURES WHICH ARE MOUNTED ON

WALLS/CEILINGS TO BE REMOVED NOT SHOWN
HEREIN

REMOVE ALL MECHANICAL DUCTWORK WHICH
WILL BE AFFECTED BY THE DEMOLITION AND NEW
WORK. CAP ALL DUCTS AT AN APPROPRIATE
LOCATION TO RECEIVE THE NEW WORK

THIS DEMOLITION DRAWING IS INTENDED TO BE
USED AS A GUIDE IN ACCOMMODATING THE NEW
WORK. THE CONTRACTOR SHALL FULLY
INVESTIGATE THE SITE/BUILDING TO VERIFY THE
EXISTING CONDITIONS TO VERIFY ITEMS TO BE
REMOVED OR RELOCATED WHICH ARE NOT
SHOWN HEREIN.

CAP AND OR RELOCATE ALL UTILITIES AND
SERVICES AT INAPPROPRIATE LOCATION TO
RECEIVE THE NEW WORK.

ALL DEMOLISHED ITEMS ARE TO BE REMOVED
FROM THE SITE AND DEPOSITED AT A COUNTY
AND CITY APPROVED DUMP SITE

THE CONTRACTOR SHALL DESIGN AND ERECT ALL
NECESSARY SHORING SYSTEMS TO PROPERLY
PROTECT THE STRUCTURE AND WORKERS

DURING DEMOLITION AND CONSTRUCTION
ACTIVITIES,

EXISTING WALL TO
REMAIN

EXISTING WALL TO BE
REMOVED
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Roof (A) (Guardrail)|
T.OR;El: 154.94' —

Roof Height Anaylsis
DN— &

2 3
{No Slope}

1 ALL RIDGES, HIPS AND VALLEYS SHALL BE FLASHED W/ 24 OUNCE
CCOPPER FLASHING (CONTINUOUS) UNDERNEATH TILE AND SHALL
NOT BE VISIBLE. COPPER FLASHING SHALL EXTEND UP / DOWN
L ADJACENT SURFACES A MIN. OF 12" TYP. FLASHING SHALL BE
LAID ON A CONTINUOUS STRIP (36" WIDE) OF 30" FELT PAPER, 2

S e—
3" /12
-

3712

LAYERS 15# FELT PAPER SHALL LAYIN CONTINUOUS STRIPS,
OVERLAPS AND EDGES SHALL BE PER ROOFING TILE

I MANUFACTURERS ("REDLANDS CLAY TILE") RECOMMENDATIONS. N
3"/12" WHERE FLASHING MUST BE EXPOSED, FLASHING SHALL BE 222 West Mariposa
N .

COPPER 24 OUNCE MIN. W/ PAINT FINISH AS DIRECTED BY THE

ARCHITECT, TYP. San Clemente, CA
2 RIDGE ELEVATIONS ARE TO TOP OF FINISH MATERIAL 92672
A\

CCONTRACTOR TO CONSTRUCT ROOF FROM THE PLATE HEIGHTS
AND THE ROOF SLOPE INDICATED ON THE ROOF PLAN
3 ALL ROOF FASTENERS SHALL BE INSTALLED PER
MANUFACTURER'S INSTRUCTIONS. ALL FASTENERS TO RESIST
WIND LOAD OF NOT LESS THAN 80 MPH,
1 i

ALL ROOF PITCHES ARE 3:12 (UNO)
ALL CONTOURS SHOWN INDICATE EXISTING GRADES. REFER TO
LANDSCAPE AND CIVIL DRAWINGS FOR FINISH GRADES.
6. USE MORTAR AS A BIRD STOP AT EAVES SET BACK IN TILE A
MINIMUM OF 2 1/2" TO HELP DIMINISH IT'S APPEARANCE.
7 ALL ROOFS SHALL BE FIRE STOPPED AND ENCLOSED WITH
MATERIAL AT THE EAVE ENDS TO PROCLUDE ENTRY OF FLAME

an

Sheet Tille

Roof Deck

3112 @

312
! 5

OR EMBERS UNDER ROOFING MATERIAL.
8. ALL FLUES AND VENTS MUST COMPLY WITH PAGE 31 OF THE Roof & Deck
DESIGN GUIDELINES AND BE LOCATED IN UNOBTRUSIVE AREAS
RELATIVE TO ALL VIEWS FROM BEYOND THE PROPERTY
INCLUDING THOSE FROM THE NEIGBHBOR'S SECOND STORY AND Plan
THE LOTS LOTS ABOVE. PLEASE CONSOLIDATE AND MANIFOLD
VENTS WHERE POSSIBLE TO MINIMIZE ROOF PENETRATIONS.
THE HEIGHT OF ALL FLUES AND VENTS ABOVE THE FINISHED
ROOFING MUST BE AT THE ABSOLUTE MINIMUM ALLOWED BY
DE.

9. ALL ROOF MORTAR TO HAVE GREY STANDARD MORTAR.

10. ROOF TILE IS TO OVERHANG THE EDGE OF THE ROOF BY ABOUT
1"TO 1 1/2" TYPICAL

11 PROVIDE ATTIC VENTILATION EQUAL TO A MINIMUM OF 1/150 OF
THE AREA TO BE VENTILATED.

12. PROTECTION OF OPENINGS INTO ATTICS, FLOORS OR OTHER
ENCLOSED AREAS SHALL BE COVERED WITH CORROSION-

RESISTANT WIRE MESH NOT LESS THAN 1/4" NOR MORE THAN 1/2"

IN ANY DIMENSION - WITH CHIMNEYS HAVING A SPARK

ARRESTORS OF A MAXIMUM OF 1/2" SQUARE SCREEN PAINT "ICI"

FOREST BLACK TO CONCEAL ARRESTOR

13, ALL PORTABLE EQUIPMENT SHALL NOT EXCEED 42" IN HEIGHT
EXCEPTING SHADE STRUCTURES.

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

312"
-

312
l H
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2d_|8x8 WOOD POST, PAINTED SW 6471, HAZEL LRV 48% -

2e |18"SQ. TERRA COTTA TILE PAVERS MUDSET o/ CONC. SLAB - 1C ae
'SLOPE AWAY FROM BUILDING @ MIN. 1/8" PER FOOT

20 _|LINE OF SDG&E EASEMENT

1 [7/8" EXTERIOR PLASTER of APPROVED METAL LATH, WHITE, una
APPLIED w/ STEEL, HAND TROWEL (NO MACHINE APPLICATION),

SMOOTH MISSION FINISH AND SLIGHT UNDULATIONS (APPLIED

DURING BROWN COAT) AND BULL-NOSED CORNERS AND EDGES,|

INCLUDING ARCHWAYS (APPLIED DURING LATHE), WITH NO

CONTROL/EXPANSION JOINTS

E2 |RED, TWO-PIECE MISSION, CLAY TILE ROOFING (US TILE BY

BORAL, ICC# ESR-1017, AGED SOLAR REF. OF 0.42, THERMAL &

EMITTANCE OF 0.85, CRRC ID# 0942-0129) SHALL BE USED w/

BOOSTER TILES ON THE EDGES AND RIDGES w/ RANDOM !

MORTAR PACKING. THE MORTAR SHALL BE PACKED ON 100 ASSOClateS

PERCENT OF THE TILES IN THE FIRST TWO ROWS OF TILES AND

/ALONG ANY RAKE AND RIDGELINE, AND SHALL BE PACKED ON 25

PERCENT OF THE TILES ON THE REMAINING FIELD. MORTAR g3
PACKING SHALL SERVE AS BIRD STOPS AT THE ROOF EDGES. ANNNRR
THE VOLUME OF MORTAR PACK TO ACHIEVE THE APPROPRIATE

THICHNESS SHALL BE EQUIVALENT TO A 6 INCH DIAMETER Sute A,

SPHERE OF MORTAR APPLIED TO EACH TILE
E14 |EXTERIOR LIGHT

E15 [SOLID WOOD DOOR PER PLAN

E29 [METAL CLAD FRENCH SLIDING DOORS, DIVIDED LITES
E30 |8 x8 WOOD POST - PAI

[E31 |8 x 10 WOOD BEAM w/ SHAPED ENDS - PAINTED Beach
E41 |RED CLAY TILE WALL CAP

[RT|RED, TWO-PIECE MISSION, CLAY TILE ROOFING (US TILE BY

g
8

Capisrano

E]
m
S

Calfomia

2

BORAL, ICC# ESR-1017, AGED SOLAR REF. OF 0.42, THERMAL Ml
EMITTANCE OF 0.85, CRRC ID# 0942-0129) SHALL BE USED w/
BOOSTER TILES ON THE EDGES AND RIDGES w/ RANDOM Prone: (049) 4935200
MORTAR PACKING. THE MORTAR SHALL BE PACKED ON 100 AR
PERCENT OF THE TILES IN THE FIRST TWO ROWS OF TILES AND
ALONG ANY RAKE AND RIDGELINE, AND SHALL BE PACKED ON 25
PERCENT OF THE TILES ON THE REMAINING FIELD. MORTAR ] :
PACKING SHALL SERVE AS BIRD STOPS AT THE ROOF EDGES. AI Ch lt eCt
THE VOLUME OF MORTAR PACK TO ACHIEVE THE APPROPRIATE
THICHNESS SHALL BE EQUIVALENT TO A 6 INCH DIAMETER Project
SPHERE OF MORTAR APPLIED TO EACH TILE.
R19 [PLI-DEK B, SAND FINISH, WATERPROOF ROOF COVERING SYSTEM|
(ICC-ESR #2097), COLOR: TERRA COTTA - SLOPE TO DRAIN OR
AWAY FROM BUILDING @ MIN. 1/4" PER FOOT 3rd Planning
R20 [RED CLAY TILE WALL CAP Submittal
R21 [ROOF DRAIN w/ OVERFLOW DRAIN - CONNECT TO STORM DRAIN
SYSTEM
Mariposa

Remodel &
Additions

Shed B Roof Plan  scae -1

|
|
|
|

N\ |

4 Shed B Plan SOALE: 11" = 107 ‘ 3 Keynotes

Shed B Left Elevation  soue =10 |12 Shed B Rear Elevation sone = |11

T.0. Parapet

—— 3 e e s e e e = T.0. Parapet

T.OP.

222 West Mariposa
San Clemente, CA
92672

Sheet Tille

Shed Plans
& Elevations

Shed B Right Elevation scue -0 |10 Shed B Front Elevation sonew=ro [ Q Shed A Roof Plan sone =0 | 2 Shed A Plan soae = | 1

E2
T.0. Parapet T.0. Parapet, T.0. Parapet T.0. Parapet
eI FIT 333 Raa A 4—-4;\ PN {1.0. Parape [== = == = = == = 2 = repet 4
- _| y1oP == | | _=4
By £ | Enww | EXISTING STUD WALL TO BE REMAIN
& ) Project No. 1906
- I —3 NEW STUD WALL TO BE CONSTRUCTED FliotDate
] 8.D. Submittal
L) E30 Bid Issue
Const. Issue
Revision YaN
e B B [ Revision YaN
1 ALL PLUMBING WALLS ARE 2x6 FRAMING. ALL OTHER Revision AN
WALLS ARE 2x4 FRAMING UNLESS NOTED OTHERWISE. A
2 REFER TO STRUCTURAL DRAWINGS FOR ALL BEARING Revisbnj LLLL _
AND SHEAR WALLS
3 ANY PLUMBING DRAINPIPE OR VENT CUT THROUGH STUD

WALL SHALL BE 2x6 STUD WALLS OR TWO 2x4 WALLS w/
PLYWOOD SHEAR PANEL ON NON-PLUMBING WALLS

A2.4

Shed A Left Elevation 8 | Shed A Rear Elevation  soaee- 6 Shed A Front Elevation SCALE: 1=

5} Legend

7 Shed‘A Right Elevation SoALE: 11t =
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Second Floor TOP

1- REAR ELEVATION

2 - RIGHT ELEVATION

o

= i __Roof Deck
18-4" G

\2nd Fir TOP ['4
A7 -4 @

__ 2nd Floor,

_1stFlr TOP.
-1

__ 1stFloor,
_Entry Patio
10"

st Flog
0-

TOP'DAG

EXTERIOR ELEVATIONS

SCALE: 1/4 = 10"
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__ Second Floor TOP G
75172

Second Floor C;
9-4112"

_ TOP Garage
arage M5

st Floor

Garage and A.D.U. Section

Keynotes
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5
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%
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2AFRAMING -
PERPLAN REE)

BATT. INSULATION

SHEAR PANEL

k 7/8" EXT. PLASTER
of METAL LATH

WHERE OCCURS
58" GYP.BD.————¥ |

HEADER PER +h
STRUCTL

SHEAR PANEL
WHERE OCCURS

BLDG. PAPER

-

23 FRMG

MOIST STOP

WINDOW FRAME,
INSTALL PER
MANUF. SPEC'S

WINDOW HEAD

16

SCALE: =10
2xFRAMING
PER PLAN Y
¢ 78" EXT. PLASTER

BATT. INSULATION Of METAL LATH

SHEAR PANEL
SHEAR PANEL WHERE OCCURS
WHERE OCCURS -
58" GYP. BD.—————} .

& BLOG. PAPER

HEADER PER y M
STRUCTL MOIST STOP
2 FRMG i

WINDOW FRAME,

INSTALL PER

MANUF. SPEC'S

8 MIN L
WINDOW JAMB

17

SCALE: 3=10"

23 FRUG

2K FRAMING l
PER PLAN

58"GYP.BD. ———3%

SHEAR PANEL
WHERE OCCURS

BATT. INSULATION - %

WINDOW FRAME,
INSTALL PER
MANUF. SPEC'S

SILICONE SEALANT APPLIED
PRIOR TO FINISH

MOISTOP FLASHING
MBRANE

(2) LAYERS GRADE D'
BLDG. PAPER

718" EXT. PLASTER of
APPROVED METAL LATH

SHEAR PANEL

WHERE OCCURS

WINDOW SILL

18

I EXT.PLASTER o/
APPROVED METAL LATH

(2) LAYERS OF GRADE 'D'
BLDG. PAPER

2xP.TDF. SILL

FINISHED SURFACE

FIN. GRADE

26 GA.GI., CORROSION RESISTANT WEEP
SCREED AT FOUNDATION PLATE LINE PER
CBC 2512.1.2. WEEP SCREED SHALL BE
MINIMUM OF 4" ABOVE ADJACENT GRADE
AND 2" ABOVE ADJACENT FLATWORK.

WEEP SCREED

SCALE: 1-112'=10"

10

TEMPERED GLASS PER
SCHEDULE

E = INWARD SWING DOOR PER
24 GA. G FLASHING 2 SCHEDULE (FOR OUTWARD SWING
S DOORS: /4" MAX. THRESHOLD PER
CAULKING =4 CBC 1008.1.6)
"TILE TECH'PAVERS ON N DOOR PER
UNI-JUST PEDESTALS - A SCHEDULE
INSTALL PER MFR. SPEC'S £ ]
i=A ﬁcomwuous VINYL DOOR SHOE
"PLI-DEK" WATERPROOF WALKING %
DECK SYSTEM , ICC-ESR #2097 =

PERPLAN
r.
—

E INTERIOR FLOORING

ANOD. ALUM. THRESHOLD
\——SET IN MASTIC. NO. 172A
BY PENKO
2xPTDF.SIL
.

SLOPE
\§res

—— BEAM PER STRUCTURAL

34" PLYWD. SHEATHING

THRESHOLDeDECK AT 2ND FLOOR

SCALE: 3'=1-0"

1

TILE PAVERS of GROUT of
EXTERIOR GRADE FLOOR
SHEATHING WHERE
OCCURS

PVC DECK DRAIN W/ METAL GRATE
SEPARATE

OVERFLOW
DRAIN - WHERE
OCCURS

MIN,

—

[

EXPANSION
COUPLING

3DIA
PVC DRAIN

DECK DRI_{%?VV)/

OVERFLOW

5
-
=
PER SCHEDULE
(FOR OUTWARD SWING DOORS: /5" MAX.
THRESHOLD PER CBC 1008.1.6)
-
]
/ CONTINUOUS VINYL DOOR SHOE
CONCRETE SLAB
(2
SLOPE . % T
R .

+ PREMOLDED EXPANSION
JOINT - TYPICAL @ EXT.
CONDITION

14
THRESHOLD AT SLAB

SCALE: 3'=10"

13

R-19 INSUL.

<+

SHEAR WALL
WHERE OCCURS

(2)LAYERS GRADE

5/8" GYP.BD. ——} 'D'BLDG. PAPER

: - VAPOR
HEADER. iy B © D2

7/8" PLASTER
o/APPROVED METAL
LATH, W/ BULL-NOSED
EDGES

DOOR WOOD DOOR FRAME

DOOR HEAD/JAMB e EXT.( 14

1112 = 10"

4'MIN,

4'MIN,

7/8" EXT. PLASTER of

15# FELT BLDG. PAPER

COPPER FLASHING

4" MINLAP AT JOINTS
SOLDER ALL JOINTS

ROOF TILE

TOTOP OF x

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

L ROOF SHTG.

6
ROOF TO WALL

APPROVED METAL LATH

CONTINUOUS 1°X8" BLOCKING.

G.S.M. CONT. PAN FLASHING

UNDERLAYMENT CONT.

4,

13/AD.3

2x RAFTERS
WHERE OCCURS

ROOF TRUSS
R-30 BATT. INSUL.

1-HR. EXT. WALL

PER DE

BLDG. PAPER ——

EAVE

T-HR. ROOF/
CLG. PER DES

N

T.10/AD.3

PER PLAN L,

RED CLAV TILE
172" PLYWD. SHTG.

BOOSTER TILES AND
MORTAR PACK AT FIRST
TWO ROWS OF TILES

CCOPPER EAVE STARTER

GSM DRIP, MIN. 12" WIDE
HALF-ROUND
COPPER GUTTER

MIN

e

4x8 RAFTER TAILS
CANTILEVERED AND
SISTERED TO ROOF
TRUSSES/RAFTERS
RANDOM 1x EXPOSED
T&G STARTER BOARDS
2x BLOCKING

7/8" EXT. PLASTER of
APPROVED METAL
LATH, of (2) LAYERS
GRADE 'D' BLDG PAPER

NOT!

E:

1

REFER TO SHT. A2.3 FOR ROOF TILE
APPLICATION REQUIREMENTS,

SCALE:
DTL-ID:

'SCALE: 1 112"

1. CARPENTER TO CUT OPENINGS FOR ROOF VENTS
2. SET VENTS AT SLIGHT ANGLE TO TRUE PERPENDICULAR
FROM WATER FLOW DIRECTION TO ALLOW LIP TO DIVERT

DRAINAGE AROUND UNIT.

TILE ROOFING

ROOF SHTG. TYP.
UNDERLAYMENT TYP.
ROOF FRAMING

PER MFR'S SPECIFICATIONS

WIND CLIP - INSTALL PER
MFR'S SPECIFICATIONS

.
3. BIB SHEET TO BE USED TO SEAL UNDERLAYMENT AROUND

VENT UNIT,

ROOF VENT

O-HAGEN ROOF VENT - INSTALL

Tz

NOTE

SEE MANUF'S INSTALLATION

GUIDE FOR ADDITIONAL

DETAILS AND INFORMATION

1/2" PLYWD.
SHEATHING

RIDGH

E BEAM PER

STRUCTURAL

RIDGE/ HIP

REFER TO SHT. A2.3 FOR ROOF
TILE APPLICATION REQUIREMENTS

©

UNDERLAYMENT OVER
NAILER

2x NAILER OF SUFFICIENT
HEIGHT TO MAINTAIN PLANE
OF RIDGE TILES

RIDGE/HIP TILE

MORTAR

RED, SINGLE BARREL CLAY
TILE ROOFS W/MORTAR AT
EAVES RAKES AND RIDGES
o/ 2 LAYERS 15# FELT

2x10 RAFTERS

SCALE: 112" = 10"

GROUT

ELASTOMERIC SHEET

ROOF TILE

WATERPROOFING

7/8" EXT. PLASTER
of APPROVED METAL LATH

(2) LAYERS OF GRADE 'D'
BUILDING PAPER

s

1x

G.I. FLASHIN

“PLI-DEK" WATER-PROOF
ROOF DECK COVERING
(TYP.), ICC ESR-2097,

of PLYWD. SHTG.

EXT. GRADE
PLYWOOD———

—

ROOF
FRAMING

{- ROOF SHTG
‘\’¥wn EXT. WALL
[ PERDET. 10/AD.3
REFER TO SHT. A2.3 FOR
o ROOF TILE APPLICATION
Ly REQUIREMENTS

7

- UNDERLAYMENT
CONT. TO TOP OF

OPT.

PER

ROOF TO WALL e DECK

1-HR. EXT. WALL PER DET,

1/2" PLYWD. NAILER

EXTEND FELT OVER
EDGE 1

FLASHING
ROOF TRUSS

SCALE T12=1-0"
DTLID:

RED, 2-PIECE MISSION CLAY
TILE of 2 LAYERS 15# FELT
BOOSTER TILES
AND MORTAR PACK
AT RAKE EDGE
2x2 NAILER W/

ROOF ADHESIVE

STRUCTL

7/8" THK. EXT. PLASTER of
APPROVED METAL LATH
(2) LAYERS OF GRADE D'
BUILDING PAPER

10/AD.3

RAKE

REFER TO SHT. A2.3 FOR ROOF
TILE APPLICATION REQUIREMENTS

AT GABLE ENDS PROVIDE
5/8" TYPE X' GYP. BD.,
FIRE TAPE ALL JOINTS IN
ATTIC SPACE

SCALE: -1

SCALE: 112=1-1"
DTL-ID:

NOTE:

SEE MANUFACTURER'S INSTALLATION
GUIDE FOR ADDITIONAL DETAILS AND

INFOI

NOTE: SEE DETAILS 12 THRU 16 ON SHT. AD4
FOR TYVEK BUILDING PAPER DETAILS

EXT. PLASTER of APPROVED
METAL LATH SPOT-WELDED
TO METAL CHIMNEY CAP -

PAINT TO MATCH EXT.
WALLS

METAL CHIMNEY
SHROUD

SCREEN MESH

PAINTED BLACK

TO TERMINATION,

y4
Yl
/1
AT
ELEVATION \ SECTION
METAL CHIMNEY
36"

CHIMNEY CAP

VALLEY

RMATION

PER TILE MFR.

©)

G.I. VALLEY FLASHING MIN.
2" LAP JOINTS SOLDERED
PENETRATIONS OF
FLASHING NOT PERMITTED

36" WIDE MIN. 30 POUND
FELT SWEAT SHEET

METAL CLEATS AT 12" O.C.
ROOF TILE

UNDERLAYMENT

SCALE: 112=1-0"
DTL-ID:

1/2" EXTERIOR
GRADE PLYWOOD

G.I. CHASE
CAP SLOPE
TO DRAIN

SPACER
BRACKET

5/8" TYPE X'
GYP. BD.

(2) LAYERS GRADE
'D' BUILDING PAPER

EXT. PLASTER of
APPROVED
METAL LATH

SCALE: 1-1/2'=10"

718"

Gs.
1

Gs.

ROOF TO WALL

METAL LATH
(2)LAYERS GRADE 'D' BLDG. PAPER

SEAL WITH MORTAR
TILE ROOFING

UNDERLAYMENT CONT.
TO TOP OF 1x8

ROOF SHTG.

EXT. PLASTER o/ APPROVED

4
!
M. FLASHING 4

CONTINUOUS BLOCKING

M. FLASHING 5MN

SCALE: 1112=
DTLID:

Michael
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&
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REVISIONS ay
SYMBOL: BOTANICAL / COMMON NAMES WUCOLS WATER USE RATING - REGION 1
RATING PLANT FACTOR
@ AVOCADO SPECIES Moderate 05
ARAUCARIA HETEROPHYLLA Moderate 05
@ <I> (Norfolk Island Pine)
@ CAMELLIA JAPONICA Moderate 05
(Camellia)
@ FICUS MICROPHYLLA - ‘El Toro’ Moderate 05
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ATTACHMENT 3

AGENDA ITEM: 2-C

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

PLANNER:  Christopher Wright, Associate Planner Il

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).

PwnN PR

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:
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Analysis of Historic Preservation Issues

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).

PownNPE

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.

Page 4

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).

Image 4 — Existing
first-floor

Image 5 — Proposed first-floor excerpt
(grey = proposed addition)
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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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Design Review Subcommittee Regular Meeting Minutes May 24, 2023 Page 1

CITY OF SAN CLEMENTE
MINUTES OF THE REGULAR MEETING OF THE
DESIGN REVIEW SUBCOMMITTEE
MAY 24, 2023

Subcommittee Members Present: Committee Member Cameron Cosgrove, Bart
Crandell

Subcommittee Members Absent: Chair M. Steven Camp

Staff Present: Adam Atamian, Deputy Community Development Director,
Jonathan Lightfoot, Economic Development Advisor, Associate
Planner 1l Christopher Wright, Assistant Planner David Catrrillo

1. MINUTES

A. Review and file continued minutes of the Design Review Subcommittee
meeting of May 10, 2023

B. Review and file minutes of the Design Review Subcommittee meeting of May
10, 2023

2. ARCHITECTURAL REVIEW OF THE FOLLOWING ITEMS:

A. Architectural Permit 23-079, Krogius Residence — Second Story ADU,
205 Avenida Miramar (Carrillo)

A request to allow a second story Accessory Dwelling Unit (ADU) above a rear
detached garage, deviating from objective ministerial ADU standards, on a
property located at 205 Avenida Miramar and listed on the City’s List of Designated
Historic Resources.

Assistant Planner David Carrillo summarized the staff report.
Subcommittee member Crandell opened the item for public comments.

The Design Review Subcommittee (DRSC) discussed the project, and made the
following comments either individually or as a group:

e Asked staff to clarify the applicability of the Nonconforming Ordinance to the
project.

e Recommended options to the applicant to meet objective ADU standards and
satisfy staff's recommendation to remove the cantilevered portion of the
second story.

e Agreed with staff's recommendation to remove the proposed gable vent and
provide exposed rafter tails.
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e Asked staff to clarify the reasons why the project requires an Architectural
Permit.
e Suggested the applicant consider staff’'s recommendations.

The Subcommittee forwarded the project to the Planning Commission and requested
an analysis on the Secretary of the Interior's Standards for Rehabilitation be provided
in the Planning Commission staff report.

B. Minor Cultural Heritage Permit (CHP) 22-239, Goldschmidt Residence
(Wright)

A request to consider an addition and alterations to a historic landmark residence at
243 Avenida La Cuesta

Associate Planner Il Christopher Wright summarized the staff report.
Subcommittee member Crandell opened the item for public comments.

Catherine Hall, owner, and Christine Lampert, project architect, discussed the project
and noted they wish to avoid the installation of a sidewalk and retaining wall that
would be necessary to construct a sidewalk with landscape area in front of it. Various
reasons were mentioned to eliminate a sidewalk requirement with a conclusion that
the applicant has interest in getting a waiver.

The Design Review Subcommittee (DRSC) discussed the project, and made the
following comments either individually or as a group:

. Concurred with staff’'s analysis that the project meets the design guidelines
and standards for historic preservation.

. There were no recommended design changes noted.

. A sidewalk would alter the grade and plants in front of the property and it does

appear there is a slope. It is unclear if the slope warrants a waiver or not. If a
sidewalk waiver weren't feasible, there was a suggestion to work with staff to
determine the height of a necessary wall and include that within the scope of
this application to avoid multiple review processes and hearing decisions.

The Subcommittee forwarded the project to the Zoning Administrator.

C. Cultural Heritage Permit 22-148, Architectural Permit 22-162, Nielsen
Residence (Wright)

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.

Associate Planner Il Christopher Wright summarized the staff report.
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Subcommittee member Crandell opened the item for public comments.

Larry Culbertson, President of the Historical Society, stated concerns with the project
massing with emphasis on the west elevation where the addition transitions into the
original structure.

Wayne Eggleston, resident, voiced similar concerns to Larry Culbertson.

Michael Luna, project architect, summarized the project and highlighted reasons for
supporting it as proposed. Mr. Luna mentioned City has approved additions to historic
structures that involved building over the original roof and footprint but toward the rear
behind the primary ridgeline. He stated the project does the same.

Wendy Becker, project historian preservation consultant, summarized findings in the
historic resource analysis report on the project and their perspective on the Secretary
of the Interior Standards for rehabilitation of historic structures.

David and Amy Nielsen, property owners, stated their personal hopes for the project,
the resources put into it, and addressed staff’'s comments. The owners asked that the
project be reviewed like prior approvals, allowing their proposed addition over the
original roof and footprint, or have the City apply the Secretary of the Interior
Standards on this issue similarly to projects considered in the future.

The Design Review Subcommittee (DRSC) discussed the project, and made the
following comments either individually or as a group:

. The Subcommittee concurred with staff’'s analysis in the report and
recommendations.
. Design changes are encouraged that preserve the original roofline, footprint,

and character defining features to the best extent feasible; differentiate the
addition, and make the addition reversible, consistent with the Secretary of
the Interior standards. This included ideas for moving the second-story
addition over the proposed first-story, cantilevering a portion of the addition
over the garden in front, or exploring changes to the first-floor addition (non-
original area) if that wouldn’t involve a negative effect on the garden’s
significance, based on findings from a prior landscape architect’s analysis.

. Favored preserving the original roofline and footprint over centering the
addition behind the original ridgeline and building mass. This may mean a
similar sized second-story addition could be more visible and less symmetrical
from the street, but architecture would play a large part in how compatible it is
with inclusion of quality materials and articulation.

. The Subcommittee supported deferring construction of a sidewalk until the
death of three historically significant trees. This would become a condition of
the Mills Act Agreement. This solution is unique. The site is the only known
property with a historically significant garden and trees that would be affected
by the construction of a sidewalk.
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The Subcommittee requested to reconsider the project after revisions are made to
address comments.

3. NEW BUSINESS

None

4. OLD BUSINESS

None

5. ORAL AND WRITTEN COMMUNICATION

None
ADJOURNMENT

Adjourned to the June 14, 2023 DRSC meeting at 3:00 p.m., San Clemente City
Hall, First Floor Community Room, 910 Calle Negocio, San Clemente, CA.

Respectfully submitted,

Bart Crandell, Subcommittee Member

Attest:

Adam Atamian, Deputy Community Development Director
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WHERE OCCURS I8 RAFTER TALLS
ROOF TRUSS CANTILEVERED AND.

SISTERED TO ROOF
TRUSSESRAFTERS
RANDOM 1 EXPOSED.
TaG STARTER BOARDS
2(BLOCKING

R-30 BATT. INSUL:
LHREXT. WAL —
PER DET. 101203 — |

BLDG. PAPER —

LATH, ol (2) LAYERS.
ADE D' BLDG PAPER

®

UNDERLAYMENT OVER
NAILER

PERPLAN

T REFER TO SHT. A2.3 FOR ROOF TILE

APPLICATION REQUIREMENTS.

SeAE T
DTLD:

SEE MANUF'S INSTALLATION
‘GUIDE FOR ADDITIONAL
DETAILS AND INFORMATION

2XNAILER OF SUFFICIENT
MAINTAIN PLANE

112" PLYWD.
SHEATHING

RIDGE BEAM PER
STRUCTURAL

RIDGE/ HIP

T

112" PLYWD. NAILER

RED, AY
TILE o/ 2 LAYERS 15% FELT
BOOSTER TILES.

262 NALER W/
T. ROOF ADHESIVE
EXTEND FELT OVER
EDGE I
FLASHING
ROOF TRUSS
PER STRUCTL
718 THK. EXT. PLASTER of
APPROVED METAL LATH

(2) LAYERS OF GRADE D
BUILDING PAPER

AT GABLE ENDS PROVIDE
S6° TYPE * GYP. BD.
FIRE TAPE ALL JOINTS IN
ATTIC SPACE.

LHR, EXT. WALL PER DET.
10803

‘REFER 70 SHT. A23 FOR ROOF
TILE APPLICATION REQUIREMENTS

SCRE 177
oD

G VALLEY FLASHING MIN.
2°LAP JOINTS SOLDERED.
PENETRATIONS

FLASHING NOT PERMITTED

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

36" WIDE MIN. 30 POUND.
FELT SWEAT SHEET
PR TILE MR METAL CLEATS AT 12" O.C.
ROOF TILE

UNDERLAYMENT

VALLEY
SAE T
DTLD:

7IE" EXT. PLASTER of APPROVED
METAL LATH

(2)LAYERS GRADE ' BLDG. PAPES

|
GSMFLASHNG ¢

1'% CONTINUOUS BLOCKING

:

SEAL WITH MORTAR

ROOF TO WALL
Ee R

Michael
Luna
[ |

&
Associates
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Mariposa
Remodel
&
Additions

222 W. Marlposa
San Clemente
California

‘ot Tila

Details
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NIELSEN RESIDENCE
222 West Mariposa
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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
¢
[
Ay AL
: - o Uy
£ %
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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1219 Ganado
San Clemente, CA 92673

Cell: (949) 433-6558

Cal. Lic# 1830 ~ Nev. Lic. #497

Office: (949) 538-6143

w ":
O &
Zz 8%
Hexg
Qco
» 8 °.
w=g
£y €
ng
B3
d§ 3
= <
&»
LANDSCAPE
PLAN

CHRCKED
DN/ AN/ ML




	9-13-2D, Nielsen residence
	1_Vicinity Map
	2_currentplans11x17b
	3a_priorreport
	3b_Analysis of issues
	4_ Minutes
	5_prior plansletter

